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PYNI 79N

9PNN0D IRV NIXN

DIMAND D9 JTPIANND) MINMIVN : IPNNN IRV DNNIM 1T NTAY DY NWXIN NPdNa
DNV 90 ,DMMOOYM RMOYN MNMIDYNT DN ;ORI MNMOVYNND DIV DXTNPND
NN ,0MYNYY ONYD NNV MNYI ,NOIADY ; MINK NN NMINTHI) DNIWI DIOND

STDAD M TOM NIPN ,0PPNY DML

DAIANM MNNIYN SPNVY :1 P99

2Y NV IRNDIN NN TYNRD ,0II NYWIDT TNXY TININ ,TVIN NNVD IRNDN NN NNOVN
NN WNNO INDNN XY ,DMNOVUNN MTOND TOIW PN INDN DX 0N (Tayw) )1own >1°
.INN NIN AN MOIY 7N DY ,NI1Y DN NN TNIYND NIOWNN

NN P92 .DYIVIY HRIWID MIXNIOVN SPNY DY MINMOWN DY DMWY DMMINNI )T N P19
MINNMOYNN IPNY .MRNDIVN PIY NIIWND DIVNHWNRN DXTTNI NIRMOVND DXNYPN DHYVIN
,MINNIOWNN PIVA TIPNYI NOWNNN DY NNV DTN NI N 0NN NN MPTH DY
PIVO MINMOWNI INDNN DY DIDNNM MIAINNN NN 7O 72ym P8O NN
NY VTN PIY DY DXPYTN PINI) VP 001NN DY TNND IRIUN PI0DNN ,NMINNIDUNN
-2 0N PONN VP DY VNN NNON) NPTIN NYIYIA NYIWN DY DNN OINNND DIPNYN

.(European Central Bank, 2003

NN NI29532 1N MXNMOVYNH IV 1.1

) 729 NN NV DT DY NAIWNN NYITII MNY MPTH OXNIVAN MIRNOWNN SPNY
1TV NN NMANNDN ,DX0IAN DXPNYA MDIdNN DY 19951 NN .(Doling and Ford, 2003
MINNDVNN PPNV (NY)HN DIV RNDW IR) NNDY 1IN0

PV OV NM2AY NNIOIND MAXD 1N ,INT DY MDY DY M) MY NIV NP TH DY NNYIY]
PIV OV NPIOINN NN NNT DO2Y ,MPT OOYA HY PO M) NV ORIV MIXNMIOWNN
NPYTA0 DOWNYN DXTTN NV 27NN IR DN NN NPTHN NYIIT MNXNIDVNN
WYY IDIDIIND DD RNIDWNN MNOWN 1IN OPYN MY : MXMIOWNI PIY DY INPIOIN

N2 DAY MINMOWNIN 2N



S7PN L, 72N OPWN HHID DN NXMOWNN MNOWN NPAN SPYN NWY 2002 MIYD DMIN) 19-DY
Housing Data and Statistics Division :%99) 42% - 7»1>7122) 41% - '277INa , 34% - 'ON w1
AN SPYN D051 RMOWN MNOWN NXAN SPYN NV ORI N (UK, 2003, Table 8.1

.MV122) 27NN DNYYN TN

PITYY MNNDWNN D93 ,9919) MIRMOWNN 1IN NWY (2003) European Central Bank-1 95

MMTHN P2 DD MNY ¥ GWUND ,39% NN EU-n M 10 DY 55100 »/nnd onda (119 N
INTID YN TYNI MDYD 1MV YO DT TTADY TI DY DI INIVPND TINNRD N .,NYN
MNIUN DY THNONY 1IN YPYN DY NI MOV ORIYND YPNY DY OMYYOINYN Mapya

.(Housing Statistics in the European Union, 2002) 9T n¥»o1>

MYV VT DY NIYYIAN NV ONIWN EU-N MPTH Y DOTTN DY DT TN DT 8N 1.1 mb
A7NY DN MINNIDWNHN 2N

(VNN 25N 01PN P TO2 1 D2 TINTIOWD 2 IPT Y Iya 1.1 Mo

nmn;g’\;) ]’3: 3;';‘;’” Y| 9y moya mww TN
47 39 1)

12 80 m’

22 58 nony

74 53 TN

58 53 MY

60 68 MM

(YTIN) 33.2 71 ONIW
:TNMPN

(1) European Central Bank (2003), Structural factors in the EU housing market.
PNNN NN TN (2)

TO2 YN INNYNA @ dTINODM 165.5 Dy 10y 2003-1 HRIYI MINMOWNN N I"ND
N TIINRD NIANX 1N (1.1-)-R MY PODYOVLON NIOIN : 2003 DRIV PI2) @ TINDMN 497.5
DYPNVYY DN’ TIND TN MY XINY ,33%-51 IRV }70NY DNY2 MIRMOWYNN 1IN WY

NN MNMIN MPTNY 7NN ,MINY IV, TINN HY

N NPT NYIDT TNSD NN XNDWNN D52 YIOWN 71T MOYA DY NNnIND MINY 1NN
NI JIDPAD (1997) IOV DY 1IPNN ININNI R¥IOND 91D 755 920NN DXV AN
NPT NWIOID DNNN DY YPD NNNA ,TDNT-PA PN NIAYN DY 2P0 ITON W HIRIWIY
Y0P ITON .(ONIANN 93051 WM DY INT-PA PINYWY DINN ITON) DMINN DA HY
MY DY MIXNIOVN NNYPYN YIIND , MDD MNAWN ) ,DXPYN 12 OPYNY IWIND MY

T NWDY TNSY DM NI

.DNNAN NN 57NN N2Y AN, 27NN NIV XMW IMHYN ,(2004) YO IPHN M - NOHDN - .1




PTIINDY MINXNIDWNAN MNOND IVARND DT PIYV IWN MRNDYN Py DOP MPTH 19002
DWPYNN DY NDOON NN NTNNY 0NN NHWNN PIVN .JN2 NNDDYT MIXRMOVN DY M>>an
920N) 80-N NIV NDXNNA 12VWHN MIAPYA MNWNN MXNIDVYNN PIY NNONN 27NN .PIva
DINYNY IWIN MNVNN PIVD MNP (2001 ,9X7289) DSN YN MXMOVNND DIV DY DN
IV PN DNV VAP DD MY DY MY 30 TYND MIXMOVN INOND PUNND 27NN
TN ,1999 920VHDA YIND DD MNNIDWNID MNVN PV PIN,(2003) 111D 9D IWN NINMOYN

Y PV OV MIMNAY DMINNN DININ 1IN XD

17°3929N1D MNNDYN 1.2

(recourse) NM71 999 NT9Y M9t oy MNMOYN 1.2.1
(nonrecourse) N71 Y0939 NTYY MHT PN 1AV MRMOYN NNIYD

MON I INONNA recourse NN MXMOYN 217 Y9 DY NPODN HNXIY NINPIAN NOIWNN
INIAYY DN TIVY 2NN NN TYNRD D) ,NINIVNI XNOYND DIRNDD DR PINND HN 29N
L0999 T )IN) RNOWNN NINH TN RIN T XNIDWNN NINPII

DNXNDN - WO, INMDN YD NTID MDY PR MDNY nonrecourse NON RMOWNI ,NNT NNWD
Y DWVINNN DN NN PINND DI MDD ; INDN DY 22PNN TOINN NN NDPAN 1T NON
MDY DMDY NIVOARND NPOPPNN 27NINI MPTN 990N . IXNONN DIV NNHN INDNN
MAYONN 1Y DXNTN DN IYND ,INDNN YT 1OUVINND DN NN PINNDY NNIDWHN NPOYN
TV DT HYA DY XMOWHN NN DOV PYNND 1IN IN NDID ON HYA ON ,0N1NIN N TYN

AXDIDWNN NN TINI DN TIY NIV NTIPIY TY 1o INNN 0N

MINMDYN NN 1.2.2

WOV IRNONN NPN : DN 0P DXIVNN .DMMIND 90N 1M 1T MOTI) MINMOWN
DN NYWA DNPYO NHRNNN PN ; (Loan-To-Value -LTV) 0230 Ty ©NYA INNONN
; NNOWNN PIDP0Y DRNNN VTON ; NN MY ; (NPNDIRN MWW NNRNM) PYNI NN
DMMANNN TN DI 20 PN .PIAN DV IRIUN MVIAD ITON RNMDVNN MV OITON

NN D90 DN DX DIPNN VTONN HY TNy WX

NOPNY Y90 .0MY 30-Y 10 P2 ¥ MNMOWND YPNnn INNDNN TN - ONNYDD NNPN

IN DYPYN DMWY INY ADYTY NOWN DWa ,NNDNN DY NDON YT AN NN IXNDNN
,MTNIVA - NMVY NTNA OXDAIPHNN DMTONN P2 0102 DDTAN DINMP .ANDN DSN NPYaD
10 NN DpNn IRNDDN TYN PINYTAY Tva ,00Y 40 TV NPND 512> IRNONN TN Ownd
28 1Y SV NOPNY )N NPNOWNNN MRMOWNN ,OXIVA (Horsewood and Doling, 2003) DY
NPINDND MRNMOVN DXONN DNIWI DPIAN .(PNIOWM MNNIN TIVN DY VITVINN INN) DIV

.MV 32 DY MODOPN NNPND

NYON 0N TIWY DPON RMOWNN NIRNON 12N - (Loan-To-Value) LTV 10 MW

DY MO DY N0N NN INY MY LTV-NY 935,090 NIVN TN 1IN RMOUNHNY
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023N T NTPY DM MHIINON NP ,MA) LTV-N IWUND 000230 1NN Yo napna
,MINTIDUNN PIYA PNIPON NN DX TN YTI2 .NYI9) RY PYTYY INNDNN D120 NN
D01 MNNL VIO NN )N PoN2 .LTV-N 1230 122200 7P891 MY MPTHI Nn»P

.(European Central Bank, 2003) 712) LTV Dy XM5WNY YNNI ,1MVT OWNIN

NN NIPN YDIPN P TOM MPP NNN DIRKN) MNMOWND NN MY - NN WY
MOYNN MNYI 1AW OMIPOYN OXPYIND TAR NPN PIVN 1IN NN DA DI
SRV NPNOVNNN MXRNIOWNN .(Hendershott and White, 2000) m>ya2 9710 P TYDYD
TVN2 N (below-market interest rate) PIYN N2> THN) NI NYOY MYXNNI MTONONN

MNPV VN I DY

MIRNN VN .OOYTIN DIMOWN NI XMOYN DWYWND D1pNnn 70NN — dWHN NN
TNIND TI+H)IP DY DMWY DMIINN 2AWNND INAY NID .ANAY MO DY 5771 DDA XNIDWNN
NYPNN2 M2 NN IINY 7D DM DOYTIND DITNNN 1T NV .AXNDNN NPN Yo
MON ,DMMOYNA NTNRY DY DNY 190N MINK DIV NN NINSIND .ONIVN TYNI DM NMPNN
™2 MV 25 TUND XMOWN NPOY MY : XDNTY .1IPN DID0N MY PON Prad 2mN 1y
DNXNONN D©IDDN 80% TN TNV WHINM 01D RMDWN NN NNV 12 INRD OOV 4.5% SV

Z1pnn NRNYNN DDDN 65%-9 HYN NN 11N NINY 1IPN DN YIN 1 NPHN

Sy NYY NOW 5 ,XMOWNN DY OWUTIND INNN NN NN D>DND NIN 27NN DN H3NNN
12N OO NYTN PP ORIV (2000 Hendershott and White) 1720 pwn NodNN 28%
J9ND HPWI NIPN DD AWND ,DOPIaN T2 NN OYTIND NN

DX91ON OMPY DXYN DMITIN DOPYNIY NN — MINYINNY NP2 MY NNINNNND ITON

DXONMNNN ,DMITON MNP OXNYD MO MXMOWN ,NPIN MWW TPNDIPINN YNV
05 DMNMYNY IXP NNV GO DIMY DMNDNN .RXNIDWYNN DY NIRNONN NNMPNL WX DMPWY
DY N NPV TUNRD D) MDD PYNNY DN OM,IN NMNVD

MY DOVPI) NN MNPV TPISDANNI DMPYN 9N NN MM DY DMIPYY DIND MY
NN XNIDWYNND DY TDDIN WOV IURD [, DNYN A DTRSD NN (K) 0NN
SV NN (2) 5 URIN WIAPIY DOTTNA MPYD OXNNL ,NNMIN NDNNODN DXNPIN DX TN

PNNN APY TTID NTNNN

D320 9NV .DINTIN NHNNNN ITON DY D>NNNI DY DT DMWY NINMOWNN PNV
2> MWW XIN YAVND NTHNN DD DTN NMON DY DI NN MINMOUH 0NN
fixed ) NY12P $>2>72 NN NPNOWNNT MRNMOWNN .(NDD 1M2>) HNXIW NYIYI DPNNN
MNXMOVNN 21 .)DI8D DMPNND TTHD ,7dPON IN INDNL ,NTINY DXNNDNN IWUND (rate
NPOITON NPION T DY MPINNY MRNONNN 80%-D .NYIAP N>2>I2 )N 27NN NNNNIY

.DNWOD DY TTID MTINN XODY PAN YIVLI IWND .2



MMV NINNIOWNN 277 ,NNT NNV .Y 30 DY NNVD DYTHIN 127 ,IYaP 1292 MINNDN D
IV ORNPRN TINNRI NIV INTI MRNONNN 70%-2 AP ; MNYN Nd2>I2 )N N9PNI
SY NONM MPNN NI DY MHOOYN ¥ MNNIDYHNN DDNND .dNYHn mama v ,1997

.(Coles and Hardt, 2001) ©N"o1n1 090N

NP VIO DNON NN NAYNND YN ,TINDINT NHOP NXTHN 21172 — MNY MY NN

MDD YTYNY NPIDN NP T2 92¥1 .DI) ML OMN MV HY NDNN , NP0 NMV1
NPIDN XNIDYNN IMOWN NMVLIAD NPION N PRI ; PYPI MOTN DY NIPNI PNV NYH
(3 97192 VI ) NNMDWNI NVIN DN INIYX NV

MNY MTNI MNMOVN SPIVY YW 0ONN 1.2.3

) Doling and Ford D X1 ,mX¥19219)0 ©N»NKN ,0Y0109 DYPNY DY MDIdNNN TONND T
NN PN 1.2 MY .N9YPRI DIOMNON MINMOWNN SPNY Pa NI MY NnMp D (2003
MINMOYNN PIYVY TN 110 MDNN .DNPNR 29¥10 MPTNI MNXNMOYN DY DIMINNDN
NN PON HYN WWUN ,NPTAD DPTH P2 PON NN YN DY NNIND .IPTHN NN AN
MNNIDYNN SPNYY IR .NIRMOUNN OPNY 2)D NONN XD 90 HY OPIIMNNDN MDD

.DXNIVN DN OMNX MIANN DY ONIANM YTOIN IWPND DIIMYN DIDINN DIYIVIN

(O1INN) 1999 , IPNOYDN TP TIOD TINTIOUND S OI0NY : 1.2 Mo

N NYY 90PN NRNZN NNPN MNMOYNN WY | DD WY
IIDI0PN (92V 920n) MNWYN M1 YN

OMNM PN 20-15 75 7.2 o2
80 30 10 6.8 T
100 30-25 80 6.4 PN
80 15-10 90 6.3 O
60 20-15 20 5.8 noN
95 30-20 57 6.2 TOPN
80 15-10 40 6.5 PYVIN
125 30 75 6.6 TN
100 25-20 DN PN 7.1 PIVOIN
80 20-15 80 5.9 1990
100 25 100 6.7 (L 12ak!
100 40-20 100 6.1 TN

Doling John and Janet Ford (2003), Globalisation and home ownership, table 1.2, p. 9 : pn



207 MRMOVNN PIV DV NOWNN NN DY DXTYN MIRNMDOWN 0NN 0aY  LTV-N v
NS .NMNY NVTHI MPIPNN NPNIAND NMNNINND PON NN PDINY NIOD NYYNN NN
SNTOWN MIRNON DY 712X )00 MY D2P10 ,N9I8D XIND NN MNIN DI DTN

SN0 M) GN TIVINYL,100%-D W) XIN MPTHN IXNNIA AN 80%

021N DXNMNY TV .27NINI MPTN YNNI NPNN MDY DY NYOIN 2000-N NIV NYNNI
O8N ,(Case and Shiller, 2003 1) 7PM2YWN M9 O PN ’housing bubble” DWA NYNINN NN
YD DN OMNP ,TON INXIND NN TYUNRNY NPON NN MINN ONPN NN
,CNN 5w 1559057 971N SW MMT 29D .Ma) 112N WY DY MIRNIN DDV NMINNOVNN
YU DOWIDY NVN N L)ITIN DD DY ININD JNIRD MY IPNDY DN DY THNONN
2195 ,10%-1D DY) NP DT OY MVT W (first-time buyers) NMHIWNXIN DYdI MVT
-2 NPYINRN PV Y DONNI PXN 1.3 MY .90%-1 MAN NI NYY DY MNNIWNI 19V)

.2005

(OX1NN) (2005) 3777 INI FINVUNT 71T U207 P22 70T 20T IV INSoni7 - 1.3 M2

NPT OUII TINHD NV NDIDWNNN NXTPN DT NV
MIVYNIN DY92 Size of down payment

42 0

27 1-9

12 10-19

10 20-29

2 30-39

40-49

6 50- Syn

100 DYVOIN DD

— CNNMONEY, 2005 : 7 pn
http://money.cnn.com/2005/03/07/real _estate/financing/riskyloans/index.htm

NIV MNNOVYNN PIVY D21NIN) DaNN 1.3

INIYIA MNNOYN MNdYN 1.3.1

MNNY OMINRN DX 1,000-5 292 (2003) 7POINVIPIND 19N T DY TIY IPON
MAOWN NNYANN DY TINDD 1N ORIV NININ TN TIDIVIIND DY IN»ND) ONIN DXTH
DIOVN DPX D NY DIMNXINNN 56% OWUTIND INNN DTN D7) MNP 19D MNXNIOWNN
NP2 MAN NNDWNN MIOWN NPV D NN D) NXIAP 95 RMDWNIN MIOWN NINDI .RMOWNI
16.6% -1 18-34 5)210 29% NNWD ,NMOWN DMNIOWN ONN 50% : 35-54 DINDNN NXIAPI XNN)

DUTIND INNN N2 9D NNDWNN MIOWN NNYONND NN 18N 1.4 MO .NYYNI 55 I 1153

OMOYN ORIY YIVINND 34% P NOION DY YR IPNNN T2 MNM 235 DY PINND
NN XN 1N .RXNDYN OMNMOWN 44% MIAIMVIPIN DY IPON MIKXXIN 290W Tiya ,RMOWNI



P77 995 OMLIPINY DY IPONY TOY ,DXTHN DY DNNMINHDD DTN DINNNNN P DTANN
MINNIOWNT OHLN NYY TN DXV 2PV WD TN IODIVIIN

(OPPNN) SWTINGT NIDOVDT I77 7720 299 , NIDDVH S05W0 DPINIW IWY : 1.4 Mo

DN Y9910 % | MINMOWN MIoWN Y951 % TN DIWR 1N
(n=1008) (n=443)

21.4 Ny 1000 Ty

25.4 N7y 2000-1001

17.0 Ny 3000-2001

10.0 Ny 8000-3000

26.1 IO NO/YTY NO

44.0 100.0 MNNIOUN MDD 51D

56.0 NNIOWN DNHWN N

100.0 57D

IRNIWN RYND AIPNN INSNDN ,(2003) POINOIPIN : 1PN

73520 HHPNN MNNIDYN HMIYY 0ONIVNNH NMNPNNH MNNOYN 1.3.2

;TN 2)DIN ,WIPIAN TN NOMNIND VT HY YNONN T8I NIMINN 2YNN NNDNA,70-N NNV
MINMOWNAY MINIIN YR ,NITONONN NPNOVNNT MINNDWNN 9D NN NYVNHNND NTO»
SV MWD TPSNNY TY . DTN DMYOHI-DMNIIN DNPIVIPI NIV NN MTONON
NV ,NNN PV MINT .MINMOVN INIYRD YDA NPRN NYWNNN NN»N ,80-N NNV
MMNPN DY OV YN NYMND NN T NNPNA PYWNN 2INMD 1PHISIN NPPTHIN PHN
D329 INMIN NPV MXNIDYWNN DINNA YDINN TIHPNN DX NVMIDN NIVNND IO PN
MSIAPY 7Y YaNN KXY ANIN NDXD MINNOWYNN PV NN 90-N NNWA .MINMOYNID

.DPNYYNNN DMINIVIPA YTRYY PN

M) DNIYI MNNOVNT PIYA PVIPNIT 23591 I2Y2 PN 7DINITY NITOIDNN MNMOWNN
N2Y YR DWIP DNINI NN DONOVNND MMNPHND NIMINND YN MNNOWN (1.5 MO
Y¥IID DIMDYNN N2 NPNOWNNN MIXRMOWNN NN DIDVN .OOINIT DY MITNHIN MNP

.9NY NNHN ,MXMOVND D1VIY DX

PT DYDY DOPXA0N DX (NPNOVNNN) NININD MXRMIVNN MO0 , MNP DY
IUNRD L MNOOYN MININD LMD MRNON 1IN SPYWN MY DTRYN 0PN T2
oY DMMDDM DONIND ,NNNINT MXNIOVNN HY 51D0NI IRNDNN ONIN MTNND T2
SV INNYPYA DNYPN DODTIIN PN DINON P2 NMIPAMID DN MNOHWNN MNMOVNIN
PRY MNRNINN MINIMI TI) "NPVYAINIT MRNINN DY IIND DT NON NIDOHYN MNXNON

(TOINOVY

NPINND APy ,0MY DONYDNI MNXNON NNPY N2 SPYN OXTTIVH OXPI1AN NMNINND DNVA
,INNDN DY DMV DXDID0N DWW INDY (117 /DY ,2003 ,ONIW PX2) TSN DN MNMPN
YOIHN YDON DMV DIDONN P2 DXNINN NNY I ,DMNMY DX DYIN DXADINN



YSIN LNNT TADN CTTHD TN IRNDNN D10 AUNRD AP D232 MIRNYN NI ONNONN
DYTYVIIN IUND ,INVN N2> 108D DX PNND TTI0 MITINN MNMOWN DY 500N NHD
DOYXIND DD DMDINY DI NY .ARNDNN 1N TNNRD UKD OITNHN NN NN NNOYD
NP0NY MITNSN MIRNTM ,NIANYHN N ,DMI0N DD MTINKD MNXMOVH : 0N ONDY
YD) ,TTN OITINN DY NMMPNN O NPINN DY HPNY 1D WK DD DI DY) DOPIAN
NYNY MIAPY DOPIAD PNN HRIY P32, MMODININ MXNINY T2 1IN MNDD NN IND

(277982 D2IPND TN 232N NMNPHRH MIMNNT MNRNDNA OTPI NP

POINITY NMINNDWNN DY IPYNI NN DT NOT NININND ONIWN NN NIINNDN 0N
TP 7OONIVD MINNIDWNN DY PPYN 2D NNIN 1.5 MY .17OT) MIXPOYD NN 57ND 7NN
.2005 MW1 19%-5Y 2002 M1 47%-0

.2002-2005 ,5X22 )5 ITINPDY 59 TOPO */OINIV S¥ Mpoy DX : 1.5 M5

NOINIVT DPYN 17572 W8IY MNPOY -
MNRPOYN 702 (U naRvlaRip)
46.7% 68,846 2002
42.1% 71,484 2003
27.6% 79,245 2004
18.5% 82,279 2005

NPNYYNN MNMOWN Yapn *
LT MDY 1 M2 pUTin Y1 L2006 OR1D) )OOUM MPAN TIVNA PN

55910 INNN NV HINND P XD IRVAND NPNOWNNN MINNIOWNN DY 1PINA NDYTHIN DTN
L9050 GPXNN NPND .MNMOVYNN PIYA PN D910 INNN JNY HINKA D) NON ,NINPOYN
47% Sy 1993 V1A 1Y D1NOUNND NDMND MNPRN WYINY MYTH XNDWN MRNON DV 1PHN
NNOWHRN MINNONN 19.3% P7,2002 MV 1PN L(DPNHWNHN MNPHN DPIVN 17% DIINN)

LDMNPII MNPN 80.7% NN ,(DXPIVN 6% DIINN) DIPNOWNRND MNPHN NN MYTNN

10



1993-2002 , 1V TN IINITOVD S N1 NP0 - 1.1 1PN

100%

90% -

$333
8

80%

$33334434434444444 RammRERY
$] EEREmmu

EEEERREI

mmmmna:

T

333333 $33333 pamanat
$33333 innnnni

13333333333

esssssssssssss.

70% -

60% A

50% 1 Oovn

40%
Bl aYwnn nixin

30% -

(%) mw 197 ,MYTN NIXNDWYN In'N1 'oN' 27NN

20% B oy ningm

10% -

0% -

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002

NINPIY WAINL(MIMY DY) 11D - PN

MNNIDYNY MNPIAN NN 9»aN)  1.3.3

IUN ML MNIN 190N PY> DTIDN ,MNXMOWNY DOPI1 NYIY IRV DY 2002 niva
1.6 MY .MINNHDYAN PIY 9952 TIND JOPI TIVIN WX HY 1PN TR ,MNMIOUN 1NN MPOW
M2 DX OXPIAN) 2002 MY OT HY MRNINN VI AN NIRNIOVND DIPIAN NN NN
NN . TINODMI 23.2-2 0ONON 2002 MY MYTH MINNDN DY NN .(PONN DOPYN 29D
PYNY MRNIDYNAY OIMND ,(ONINN) MINSL) MNRNOVNY DN DPIIN NYVY DV

.Y DDDN MNNINN I9IN 76%-3Y ¥ (D997N)

D320 NYAY PN IMWND 232 P2 NNV DIPIAN DY MIRNDNN DPNNNA NYWNRNN 29D WY
WY DIPIVHRM MNXNDNNND YWHW : NOVNND 290D NI D121 DOHWID 7)1 ,MINMOVNY
Y211 MNL PIA,MNXNMIVNY DMIPIYN DIPIAN NVIDY PIAN .NYWNNM Y9051 PN 2002-1 12
001N 0N 2002-2 WAV DN MRNONNN Y290 : NOWNNN Y9052 5I190N NI

OVNNN

DOYITY DYNPIT DIIXNP NWNN TWURD M) NPHDIT IMOIND INIWI MNPIAN NIWN
MNPIAN NOIWNI DMPY DN MNINND DN INIWA TPRPIAN MPYIN IPOY NN DTN
DY ,(4-31 10y ,2004 002320 HY NPONN ORI P33) MY DN 1999 IUN OXIWA
P31 DY 2003 9D NN PWN P13 .DMINDN DXPI DY MNMIWNRY DXPIAN YY ONVN

.2004 797712 1IN XNIIHN P2 MNSV PIA . D9N

11



2002 ,1INNI7I71 N0 295 DiPININ23 9295710 SN TINIDIVIS D29377 : 1.6 115

MNNYN YA | MINNDN NN NN Y991 NYY NN pya
N0 2992002 | (ru"1»HIN) 2002 Mo) MXNTAN YA | ([ N)YPHIN) /
73.49% 4,920 2320 NPINNA
16.58% 1,110 NOWNNN NPINNI 28.89% 6,695 nmnav
9.93% 665 DONOUNN DOPIVH
82.85% 4,982 2320 NPINNA o
IIN
0,
12.94% 778 NYWNNN NPINNI 25.95% 6,013 MNISWY
4.21% 253 D»NOUNN DOPIVH
85.27% 4,262 2320 NPINNA
11.24% 562 AYYNNN NPINKI 21.57% 4,998 Own
3.48% 174 D»NOUNN DOPIVH
90.48% 1,740 2320 NPINNA
7.28% 140 NOYNNN NYINNIA 8.30% 1,923 ONPOT
: ’ ! MINNOWND
2.18% 42 DYNYWNN DPIVN
84.73% 1,520 2320 NPINNA
10.59% 190 nowNNn NN 7.74% 1,794 PRI
: ’ ! MNNOWND
4.68% 84 DYNYWNN DIPIVN
66.73% 678 2320 NPINNA
20.57% 209 nYWNNI NPINNI 4.38% 1,016 DYV
12.70% 129 DYNYWNN DIPIVN
80.49% 586 2320 MYINNA
13.60% 99 NOWNNN NYINNI 3.14% 728 DNTN
5.91% 43 DYNYWNN DPIVN
Y9090 MNNON
80.67% 18,025 D¥P)aN
DNYINND
Y9090 MNNON P33R 273
]
M)
13.33% 3,601 novNININ NSV
NPINND
6.00% 1,538 DYNYWNN DIPIVN
23,167 100% 23,167 5"

INDIZY 1WAIN,2002 MY MIRMOWNY OP)2N NN KV NPPOYN MNIND NP ,(2003) ONIAN ) : NPN

M) PNY NNIVN INNN MINMOWNY P22 PNNY NNIVNN (102 1Y ,2004) HNIY> P2 299

SY NNLN AN YINND .NMINND DMWY NI DT DY T1H2 NYNY INND D) ,NPON
NIV P29 .7.6%-D DY NN PNY NIRIVNN DT 2003 NMIVA .11.7% DY TRy )IND NIRIWIN
Sva 7MY NIDDN NNYYI MXRNIDYND DYPIAN OO NI MPOYN N2>20N (108 My , 2004)

YONMIV ,TIVN IRIY P32 .0%Y NN MY V9T N3N QY3 1NN 90U TUNRNnn NHn

MY MNXMOVNN MDY NN HND DWITHN OOPIAN NN JAITHY NN DX MO TUnnd

12
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PMITYNI RNDYN MIDWNA YWD :2 P9

DONN) MINND 12, MXMOWNI DMNIND DMNYPN ,MITIN DIV MINNA NN DY P9
TON DX VNN PN )NOVNNA IRNPNRD TINMNXD MPTHI ORI DN NMYA 12D
MDON OOV APT PN YV NYNND IR NN L, PMOYYN NNY (N9 NON) WIdINN

YD MOTN DD T NN DY MDY0) 91PN DY NNHNN NINNIN YT, NNNNIND

MDY DIV :MIINNODWYN MMIVYNI s 2.1

MNP .NMXNOYHN DIVYNA DYID DINYPN DNOYIN 190N DOVNNYN TINSPNN MI9Da
OV 17957 NN O1NOM DIMOVYND NN NI DONNND ,TONND PY MTIPI 1901
IWIND NI HYIN IMND DONYD) ,0NYINT WDV MTNN PRY ,1IND ¥ NN 7Y DN

MY MPTHI NMY IMIVHYN v default

DX 20 NTPNNY NNIDM NITHIN PN YD ,00M81 (2004) Doling et al. - (arrears) DNV

DIO0 YV TN N ,DOVWTIN 79010 YW T1H2 DNPD TITHY ¥ ONX 772 KXY .N9PN MPTNHI
TVNA DYYN 1NIY DAPNN XOW MNNDN 2200 YNIND DMNMN NOON L7V 92870 2NN
DNV P2 > Y D9ONIN ©NMN D) (UK Housing Review 2003/2004) mNaY ©ownin 3
990 295 DN DXONMNN L, TPNRPIAN HYD .ANYY DOUTIN DYDY YW DMNIN9 DD
JYAIN PRIV NS NNDN DOWTIN DYDY DY NN : DHYYN DApNNY XY 9HNY DOWTIND

Y INDY NNDN DIINNN DIVYNI 9NN IND

,INTIOWN 2719 NITN MDA MY IVINT WNNWND DMV N - (1229 )WWI) Default

09D DNMNN IWIND NIPIIIND LOPLIIPI .DMNY MMPHNI NNY VY MYNPYNNY 12N0N
TON HY INDNN PAD OMNIND PIAY 72YN TIT ION NN WK ,(90-day default) oy 90 v
92,2708 MNXMOWNN PIVA 1T TIT PN DV IMynwn NN 20N (2002) Capone .M
DVIZY DY M9 MOV INND ,TPYNT IPNTY DPNXD TN VI DAY YD NP 1Y
DY 2DWA MY .MINND MDY G0 UMD DMNMDY TIND VP ,NN92 M7 DIV DNMOYN
PIND W DN IIONN DY NYNNN O PNN (state property laws) MPTHN NN VI PPN
NPN2 NN default-nN y8¥ann ©dNYY nonrecourse NON NN NINXNDNN IWND ,27NINIY

QY9 MOTN HYW ANN APY XPNT INDY P 29355 29w

DN W1 YTID IWNN DINNNY XD 15 default J¥)1Na DIVNNYN INRNPNN LOPLIPA
Y9 MOTN NP OONRIY DINNNIY A9WN INY (2003 ,Doling and Ford 8N M) Y192

TNN YOIV PMIN AN VI9D DO RO NNV MPOND W 231N - (insolvency) N9 M TN

D27 NN N NITHN NNN OMNMD DY DNOOOND DITNN DNIPIVIP PN .0IN NN VNN
MM DY MM ININ 6 PI9T) 1OND NRNVY 9D .INDNN PIAN DY NYTN NP wa mnoN NvINNN
20 PIANY TY ,DONNAD NN PYNA YOPI 1AV AN P DNIY 19010 MDY OXNYY L (DXPI1aN
MNNN NNNX ,INIYD JOWINNN DN YINY DITYX NVIPIN DN PRV )IWIPI TN NINY
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TONN2 D>ANNY PIAD I XOW NN ,2002 — 27OV T MIRNDN YDV DY NN PIN MPNY
SV DIDDY MY 7NN DIV IIVXNIVY I NN DY DOWTIN 6 172Y ONX NON , DN Wi
12970 DXNNN YIDIHN TONN 0PN 212V NN 1PNY (2004 ,1)129N) DOYTIN DYDYV 6

.DMAN NDXNN INRD MY INN TIYRND ININD TN

MNON 999 DOPNN 12 TN NP MYTH? YW 2NN KDY 9D N9 >IN D)2 19
314 ANNND 3 PYDI IMYNYND 7N 1INV IO INDD N N PN DXONNN NIWN THX
DY 90 TIN YI9) NY IPON DN 2NN YD TO - M9 1IN - DT PYD 29) PPN ONPIA N
MOV 2D ND 2320 NOIWND .2 .(INT 1192 1IN LYY ,PON INMN NV YAPIY TN
VIDND ND OXTYN DIPY XY PiaM DTN ORPIAN THIRND PAMIAONND NIDND NN VI

SPMNNVLI

MVMAN MI9D foreclosure NI DNPNN NNNN TIPINRD MIODL) DN VIIN
0O)N VY NPINN ,090D2 TWUN ,RMDWNN VY YINdN DY DMVAVN DYDNN - (repossession
INSIN DY ¥ MYSNIND PIPYTH DN NP9 257N PYNNN ,ONIWNA .0MNMDNN ST NI

AN HNSS

IRV MNNOYNN DITYNI DO 2.2

NIVHN ONRIY P2 NIN DRIV MXMOVN YMDVYNI DNYO DY DMNMY MPdyn NpNnn
DYADNIY DMNIMN 120 ,0°P)2N MDY DY NNV NP NN IR DNN NOONX DY MIPOIYN
DYIVANND XD DYNMPN DMINNIN .0 MMODY NON 1PN MPWNY DXONMNND KD HNIY P11y
INAYI 1IN OPYN DDON DMMINNIDWN DIYYNI DMNND 1IN SPYN NV NN MIAPD

9PN MPTNL 28D DY 2NN NN NNYND MIVORD NNI 702

;DTN MY TAYD 1) ORIV P27y DINONNN OINMNN

2003 DMWY DMININ — XNIDWND NINPDY NINYD DX NI9T NINNIN NMINPOYN WY DY 710
MVA 5%-1D DY MXPOYN NI DN MNMN MIRPOYN NN .2.1 MY DN 1999-
,MYIAN GPPN2 NI NMYY DY DITOYN PN OINM .(34% Dv NMDY) 2003 MVA 6.7% -2 2000
NMDIVOIN HYIN MNMOWNN DIVYN D3NN NN OPYN HINKRD MIXPITIN NN KXY TN
NN NN P2Y7H2 2VND NY DMIWIND XD ,DPD DOPNN DNV 19D DMNMN .NINNOWNN YD0N
DN MY NN PN ,ONI P11 AT vab . IMBYNI DMONN ,MIXNOWHNN YV
NNON ITY MDD MRPOYN NN 2003 MV ,DINNMN MXPOYN 19010 ,MINMOVNY
NINDY MPONN 1,883,200 7PN MY NNINA DXV NPAN SPWN 57NV ON 1,102,477
10900 YN 290 IPYVID MPON W IR L RMOUN MIRNDN 1DV 1IN SPYNN 58%-vY NN

MNPT NYN DPRPIAN DIPINNY DN DNP NOYV IR DTV DY MYTNN MXONNN INIW I IR .3
.26.10.2004 DN ONIVN

.107 my,13- 1 M9 (2004) ©PIAN DY NP ONW 11 4
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920NN .XNOWN DMYWN NINI NN SPYNN 34%-d DI (2004) NDION DY YR IPNNN
DOWNN DM NNN RMOYNN 1N W NN OPWNN PONDY RIN NN DMWY P 9D 20N
T3 2.1 MY ONMIA WNNWND 1N KD ;)20 .MDPWaN MXRNIOWNN NN’ DIV NNX DYIN N

MDIVIIND K910 MIRMOWNN DIVYNI DXN9NN NN SPWN MOV NN TINND

2003-1999 , SN2 D>I02977 27PN IN2M071 NIIIOWW1 IINPOY : 2.1 M5

NN DN NINY NP NI MRPOYN NI i
(MINX) MNRPOYN 7PN ATO MIPYIN

5.1 53,439 1,057,819 1999

5.0 52,586 1,050,727 2000

5.0 52,351 1,039,434 2001

6.4 69,225 1,088,524 2002

6.7 73,761 1,102,477 2003

1377 mM5,2003-1999 O»NRPIAN OITIRNND DY MV Y110 ,(2004) DXPIAN DY NPINN ,ONIY P2 1 NPN

MNXNDNA DMNINN DY DN DDV INIY P - VT INIYND NINOY DNV NIN’ DN

N ,2.1 9PN NIRID JNNIW 9 (O 180 Dy DMIND) HD1D) 7 TY INIYNN NIND DN D
57002 DN M2 PPYN 19P2 ONNAN NN PYTY ,MNINKRD 0N MVNIT MDY NONY
0Y2)9) NN PPYN DY I TY MNNIN DNNAN .(HINNI N NXP) TN DN 1MV IRIUND
700 NMINKD DNV WHNY ,D70IPY INIUND )W DNIDIAPN DY DMNINAY DN’ TINND

LDOVINN 30 TY 20 SV TN

DYDY DMNVN MDOYIN MIHN DY NMIND NNYINN NN PTA IWN ,(2004) DN P11 29D
MY NWIANN ,2003-2 MSYHN NPRPIAN MXIAPN NV DY DMADON MNT1 DXIN)
(89 1y ,2004 ,.5NIY1 P)2) DXPMDN MIND NWINNN 99N 5% NN MXMOWN

L IPTIONIUNT T2 ON22 IPTO INNNSII D297 : 2.1 IPN
(OOMNN) 2003 TY 1994 0297325 NN W93 D2531977 SV D90)°977 TIOWo

DEIanan
AR
Rt

13

e oy aan
BYRIEN

30

o AV = 1.2
/ - 1.1
20 I
W\ﬂ 10
15 — =
Np_m\/l TS
10 = o
‘/_/\.l"\,/“‘-,v 1 o8
5 s ™ o7
o 1 1 1 1 1 1 1 1 1 1 o6
1994 1995 1996 1997 1998 1999 2000 2001 2002 2003

DRrET VRN ENIRART FHYERRN IONYD CONIART IR DVetesn B
(R VRN YT SROTERN T S VIS PO B
[Ty M) WMITE ORIMD T 9T O v D 130 Sl OsooEDn Oy aen oo ong

JoFEan T8 Al orREeT = Tien

103 70y ,21- NHRMNOT,2003 TPIY NPPO ORIV MINPIIN NN ,(2004) HNIY P33 : NPN
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INSNN NOYO NPND AN 7P MINMOWNN DIPYNI OXNNN NYNN DY YN qON NPN
1 MNMOYN 1) INNDY DXPXNN 190N DY DM YAPD NYPA DD NIXMIND 1379 .HNaY
SZNVNA YINY ,NIWNN 2NN WAPNNY  DMIPYN DN YA SN MY 190N

.2.2 MY DOVNMN

(1999-2003) 2129 XNX) oW 501 : 2.2 M2

OO MIIWID | (1 o TNmUR) mv
DN PN 8,488 1999
8,413 10,845 2000

9,462 15,076 2001

7,731 10,514 2002

8,103 91,05 2003

L0AVNT YN NYMIN ININ 9797 PN DN (31/5/2004) 1D MOIN DN ANOND : NPH
AUNIN R NPAN MNNN D2 *

NOD  ,MINNOWNA PPN DNV DD N0 DY NOWN YN DOYDID 2.2 MY DHXNINN OINMIN
DYT2IYN) DXADN) ONY 19D DINNIN .DINN OXPONY T MNXMOWNA YV 0¥ N P2 MNIN
Y2)D INTY MXMOWN 1PH2 NNAY DOPXNN 1901 DY APYN DD DXIWINND XD 9798112 OPN
oY DN VA PR :(31/5/2004) 979N PIN DNINND 2NN IIN) ,INNINY NPAN ONY 1901

J1D12°92 NN MY MND P WP DIV PR IY9T WY M197) M 1901

2V) OVN YPON P2 MINAX NNMP KOV T2 10N DX 97ONNN WIAPNNY DINMINY MINID
MY DY VI MINK APYN PRY T, MNXMOWUN dPONY (NPT 91D ,v107 HY DY DOND
55 DYIVNN YN 1A OPYN YAON DY NYIINA 721N D DOYD MIDN NN TNDD 1NN 09

.DPNITN N HY DPN NNN DINYIIN VN MY

PINNYA MDINDI* VAN :MNNOYN MNYYNI DINMS 2.3

MNOVNI NND DY DMIPN NI DY NN DY NTTINNNN DTN DPTHN DPN INIY
NOANI YN ,NAIWNN NNPNI MNXNOVN MIDVYNI DINND DY NPNTHN NNIN .NINMIOUNI
9PN 7YY Ford-y Doling D00 NX 13297 ,M5Y22 M TH P DY 10NN DY DPNXD DV
20 MPYO DN TPNDHADVIN MONNY ,NNINN NTMIY IPNNN DY ¥TIDM XY SDINNYD
NPNIAD PN APNND TMIVN MDY TN OPNY DIWIYNNI TON IRNINDY ,NTIAYN YPNY DY
IMAPNR 2N MPTNA VTN OPNY DY NYIVN MSDONDIN T - NNRND : MORY SNY
NN IPNNN NNDNA INNTAD NPTH P2 ANY TPNDHANDIN NYIWN DY NNNYN TN - T1PIUN
92 210 NNDY MPTHN NPT DMND INNI IOV IPIN 7Y INX D, MIDTH INNY

VI TIVO ,ONVNI,TINN N, NN, TION

JITIPINN MIXDONININ DY DVNN R D1 1T MDD ONY PNIAD DOWNN (2003) Doling and Ford
;7NN D DY NAVAIY DYINN NPINN INDYADND NWoNn TISHYYINY DY YN
AN YPYNI ,MNOAILIN JOYI NVOYN NIID NN TN MOUNNNIY TON NRXIND NNIIN
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DIPNYM MOWYNNN DY MWD 2210 OVPNIVT DNMN I PN .OMPYD DDINON
PIVONN TPNDOIOIN” DY NVNN FPNDOON PONN YT DY MTOM NN TN OPNvI
DAN ,NYMIND MOWNN DY NWIN N1 DY MO DMINY DMINIIV)Y DYIDNN D ,NNMIN
Y . TPNPHANVIN NMYAVN NNPND DY DXTYNI VIPIY MDD 1 1DV 2NN NN MOWNND
,IPNNN DI NN YN DPP NIN ,WRIND NYAPIV NM2NN NIVIY NNMP KD T DNINN
MPYHVY ,NPTHN DY MDY 2N 90 ¥ MISHONIN YV DIV MIPDNY DOWIN DXIPIND

MDY IPTN PIY DY MDINONN MI2NN NAY N2 MDWN ¥ MOWYNN DY NPITHNN

NIRRT TNA NIT 99V MMTUN MRMOYN MYUNI 020 2.3.1

MPTNI INT MMOYNL OOVPNN DY DNN) PN T DY MMPH NYa NY 2.3 NP
Doling »y 79 ,)YURIN .: MAOPYN DY DMIPD MY IGONIV 29I PRINPND TINNI MIHINN
DN DMNIN IYNRI PRPNN TINNRD DY OXNIPN NPOI IV 1996 w1 ,(2003) and Ford
92170 2001-2YW Ta ,7RMOWNRN DYWNA DMOYP’Y DYONONN 1996-5 DMININ 2001 MO
2Y INNT DWIN INVY YIAVY ,DONY DINMI IITHY 121 ; "KNIDVYNN DIVVYNI DMIN972
P2 AOYTY MNY NOMPY TINDD INIL.NMIYN IXNYNN ,NANY D32 .0 DY IUNND O»YP
IUNOY NN NMINID N G0N .DMINON DOYPN MO MIPTHN P NN OIUN
INY M) NV DMP YYD TITA,NITH NNIND 77OV XMOWNI DINND MY P DONWN

TN DV HOMYYNL DN DY

TNWY .PAIYNN NNPN DY MODIANN MNTHI DX NNMP NNIDWNN MMDYNI DMNININ Ny

STI092) NP DMP NINNIVN 12D TN M) DININD

(OP1NN) (2001 ,1996) INOY NI THPNTT TP TIOZ 1T DO0ISUNI D309 MWW : 2.3 N5

SYINMPTY TPYN | DY INPTY MIOPYn 2 IMPTY N2 PYn
99Y MOYNI DNV I 551N DN NMOWNN DYYNI OMOYP
*+(2001) NPT **(2001) NINNIOWNN *(1996)
Y M
6.8 2.7 DM PR T
6 3.8 4.9 mMo2
2.2 0.5 1.2 PnT
1 2.6 1.3 ("0 5512) I
23.5 17.3 27.1 Y
9.6 34 7.1 7790
7 1.7 2.9 nany
12.1 3.7 DM PN TN
9.1 3.2 8.5 POVIN
2.1 0.6 2 dMNIANOPY
3.1 0.8 0.6 N
1.4 0.5 1.1 PIVOIN
9.5 1.3 3.2 INVNO
14 7.5 13.6 TIO»9
10.3 0.9 6.2 VA2
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:2.3 M9 MMPNn

Doling and Ford (2003), table 1.5., p 15 *
YPYN 1902 TIVIY DN-IN-DN TP DIONIIND MY NNNIY MIVN DY DYDDIN ,LVDIVN YW DINMN **
http://epp.eurostat.cec.eu.int/ : VOLOLYPX .12

NPNIIN MITH NDIDN MBAP 29D MNNOIYN MMDYUNI DI 2.3.2

NDION MNP 29D RNMIDWND MIDVYNI DMINN MNOY DY DMINI 009 (Eurostat) ONVDYVN
YAIND DXPOINND NN PPN TYND ,NPAIYNN NDMPNI DINNON NN IN VXN 2.4 MY . MNY
;NDIONN PSNN 60%-HD NI DNODIONY N PPYN — NN NP .NDIDN MNP
N¥12PA ; NOIDNN 1PINN 100%-D 60% > NN DNDIDNY N2 PPN -NINNI-NDININ NNIAPA
N8P ;NDIONN PNNND 140%-D 100% P2 NN DNOIDNY M OPYN — NMA-NMINIAN

IPINN NDIINNN 140%-D YN DNDIINY MAOPPYN — NMN

(OI0INX) (2001) , PNXOVPNTT TN TP T 710977 NN 297 D219 20900 : 2.4 N2

NDIN 0N DN 0N 95 95 DYNNAN MWV
N NMD-TENP | NOIM-TPNPI 1913 m1apn : 110N MNP
1.1 2.3 3.8 8.2 2.7 TIMRD MPTN 15
3.2 2.7 3.6 21.1 3.8 Moa
0.5 0.2 1.0 0.3 0.5 Pt
0.7 2.7 3.4 8.9 2.6 [A22)ARD)
6.6 17.7 30.2 345 17.3 Ny
0.7 2.6 6.0 9.4 34 1990
0.4 1.2 2.9 4.4 1.7 nany
4.2 3.7 14.7 3.7 TIOPN

2.6 2.0 35 11.7 3.2 MOVIN
1.2 2.5 0.6 ANIANOPY

0.3 1.1 0.8 1.8 0.8 IO
1.0 0.4 0.4 : 0.5 MIVOIN
1.0 2.0 0.8 4.1 1.3 90N
1.1 3.8 15.7 32.8 7.5 O
0.4 0.7 14 2.3 0.9 (A2 \2ak!

http://europa.eu.int/comm/eurostat : VLOIPN : MNPN

WY NP NOMN NDIDNN NXIAP 2P PORNVNRD TIMND MPTI 15-1 ,2.4 MO 29D
STRN TINND DN NP2 NMAN NOIONN NXIAPA DINPN WYY Tva 8% Sy NDIY DI NNN
MNP 29P2 DNPN ONYYY TO2 NYNON PR : DAY DMNN) PN 2.4 MDY MY 1)
DMINN NV I .0 MPTHN P2 DDTINN ,NINT OY TN .INY DN NDIDN MOVIWN
YN PN DMNNY HY MAN NOWNY NNOND IR ,NMAIN NDIDNN NIIAP ISN D) TIND M)
/DN NPDIH MDD DY IN NN MYDIPN MY DY NON ,1DI9D Npn Dy N1dN2
TNWY TYNI ,TIVNHI NDIDNN MNP DY DINNN MNWY P2 DOMN DD TANN NN NNWD
NP OXNVINN MOPVY TIVA [33%-D 2P NP2 NOYIIN NOIDNN NXIIAPA OMNINN

MY APTN PV DY YA DY DY, TAX HINKD NI NMAIN NOIDNN
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NPNDIIN MIPTNA D990 YV 1°2 057ANY ©Y9°301 DN 2.3.3

.DMIPINN ANIPO NXR HDYN MRNIOWNL DN NPV MPTH PA 0MI»PN DYTINN
ON .NYR DMYTIND DMV DXPIADN DN MMY D0 (2003) Horsewood and Doling
NNV MV NPIOM VTN PPNV ,NTIAYD PPNY NMIRNDWNY IRIYURD PNV DX OMNWUN
92010 PADY 1M XOY I ,DORDLN A5MN NT DINNA IPNNN YD ,DNINV OMIPIND .NPNDY)

.Y 25W1 POON

DY DN PNV DY ORNNDN OTPN DY MM DOPNN (16 My ,2003) Doling and Ford
95 SY MPNANIN NN NN DN TN IDNNYD MPTN NN 190NN N2 ND) DMV DINYN
OTINM INSNNY TO DY DWIANN DMANNN 2.5 M DN MINNN ININN .(OXINY MNYN
.(institutional factors) D»TDM D370 P2 XNIDVNN MNOVYNI DOWP P WP DY DININ
NAY MPTNA INY DONID) RMOWN MNDVYNI DOYPY T DY DMWOIANN DMNTPNN ,ThPNI
DY .OMNY NPV DDA MWV [ NPIDYNA (variability) D900 DMPY DNDMP
NV IIIN ONIYNR MITOND TNYD OMND DY MIYIRD 10N NX DPADN WX DN
Sy INNONN NP0 IDDIANNIY DMND DMXY PID PN ,NDIY NDVIAND NV TUND [, NONTY

.DMYPA PN ,NTIAYN YTNY MDIdN ON

MPTHOOYA HY M) MYV N2 MPTNL D) DXINNA DIVWPNNN MNPV D IR NMINMN
DPI DTN (WY IN) NDIDN DY DINNNA IUN NP2 OPWNY T DY DN M) MY MY
23N Sy ©MONNY OVWN PR M PPYN .DDYIN NPIND 19IVNN (marginal buyers) DMWY

DPYNN MPY NN TIND ONY NN ,INPA MLP PN ,DI1DDNI NYI9N DY ,pT

MPTNI INY M RMOWNN MPVYNT DOYPNND NYVY D DY DOWIANND ONNNDN IMNDTPN
YWY NOMINN NWY MDD [ (social spending) NPONINID MINXIND NIRNPNN NYY TN N2V
NPINND DY NMAY NNID NN OO NN DY NDM) NN ,MINN DN .APTHN MY

JPONIPYTIN

DN O2INWY OY INNIIIWNT YNNI DIVWPINIT W0 IWW S ONIW DTN : 2.5 M5

DONNND OTPN mnvn
0.23 M MWV
0.64 N MY OV PN NNV
0.46 NYVAN NV
0.68 NOVIANN NV DY 1PN NMVD
-0.50 YANTN DIINND MONINID NINNIN
-0.45 PN NIWNA NPIDYN DY NV
-0.21 YHN2 DY)
0.48 YAN2 5YTHA PN NV
0.66 T DY MOYA NV

Doling and Ford (2003) table 1.6, p. 16. : Mpn
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MV (WIN) NN NN 2.4

959 MTAD NPIBYA INONN ,DNRIN PYNN XIN RIMOWN MIN NYID OX HWA MPT vIidn
VINIMM) N9 NN MDD NMYYN Y5 NN 11D (2003) Doling and Ford .12 ©yxamynn
SNPIDY MNOD ORNNA ,NOWNNM ONDNN ,OININ NIY NMDYN NN VIO WX MDA (DN

SNPNY DNINNI NPAY NDIRND IMYY 2.6 MO .NPVIND NPDIN ,NPOMN , NN, NPNIIN

NN 1210 XY NN MY NN NN PONN DY NPDYN ,MDNN MIXID Y 29D
NTIAY2 8 P92 TINDY I HNIWI MINLIAND TV 29D TON NPDYN PN DY NP DT TNHY
NYOIAN NMIDYD PO¥2 ONMN) ,NT P9 DY 1DUNNA .YV DTN DY NNPXIY VNHY N

S9N MoYION

(W) TNPT SW 712099 7171990 SV IIPININIDIOT NIVt : 2.6 N9

nowNN DONON oMY

9P PRNION =

192NN (YT) NPNIN =

MY Y MNYIWN NMYY D259 PHVIAIDIN = | NPNIAN IPLY
MPOYN NTNO PR = O»NA AN N .
YN MNMINYHS = NI TN9Y

RANR=)

NN 1LY
nYYSNI MMNYPN
,TPVAYNN NN
NPADNI MNIL SMPY
1OINANYD IPT

172) NPPY
NPVLIVN NMDY

NPYNIN NMOY

NOIYNN HY MDY
YMPY ,1PVIVNIN
T NPOONI NN

9P /MUIdNA DT
MNNINN MY

YN NNNSN
2NN HVI NNOYN

NPDIV NMPY

NPINNOPYN MOV

VTN XYM wun

NPVINY NMOY

Doling and Ford (2003), table 10.3, p.226 : mp»

SNV (D930 YIIM) N9 199NN 79N 2.4.1

D90 TN YN \NMIY N2 YW DXIONN MW W 1 [ NDIW CPT NONY DY NIWY JPNIN
9 VN ; DMIN NYIN HY NWIN DIV LIYN MY Y NYRIN : MXNIOYN DIYYNI
,LOUNN TAD DN NYIN VIHND INY DNIPN 1IN 92YA .(9798I0) DAY INSINN MYWID
NIVYNI RNMDVN DD NIRNIND NPY 719 NN DIPNN TONN MNINKND ONWIY Tva
™A NOY 590 IRIND MY DD5 TIT2 NN NV OX MIAPYA 7PMI9N Y20 ,PT-Poad
TONN MINAS MTINND WHND NXT NIN OX NXONX ,DIUNN 122 NN N INDN .0IVNN
19102 NNV ,MADN NMDYD DN NNOY INOPNTI WINN 1D 555-T772 NN MTNIND)

Y9N TN MM Yy 72T dY

4.9.04 IR WP TN PTNONY DY NV PR .5
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D>D2) DD .OMNAY IRNND NIV TIT - DXOIN DD - NMADON NIIND NYNIND DIV
MY Y NIV PPN HY2 1N DY) DN .DX0I3 OND INNN INNDNIAY |, YN N
VNI NDXONT MNY MW MVYD THDIM (D97 NRXINN YR - D¥1D NIRNINT) NPVIDY
DD DY IS IRNINN PXNA NONN DY PTN TNY PN MNNNY DXDNN OND 27D .0I) DY
DV NOIND YT NWYND wRwn XIM MM PHOX MIN 1712 ,MNY MIN MON DXONN

LaVNN M1

,023N NDAN : N ,0°02) DIV DN WINID MW DI NN MUY THOIMN DXO)N DN
OV YPPONA NYRIN 2DWN L, PYPIPN D32 921TH TUND NN IMDID INPINN IMONN
DO)N NPAY DMONN D92 VIPIY POY TNXN NN ,022 NPIN DIDND N DX OND
WD TITNY DI TITA NNIMOY NYTIN ,NNPYA DN DIDID NN NN DV PIVIPN
9902 MONNYND DXXINM ININID 1M 1AW I9IND ,U0N P09 DXON9N NYTIND ./NIYSD
M2V N DN ,NYSNN ONWNI 10% NN PNAPY NTPONA NYSN NWIN IMIMN 5 7172

A% D20 MYSNN NVIND TNNM ,TOINPI

YTIVNI 7AINNNNTY D93-TIT2 DIWISNN DNNNN ,NYSN NVIND YaAPIY NINKD TYINN 0IN2
NN NI ONONNNN PNNN TWNRD 1IN NN PYN DY PON DMnNn .0X0oN OND DY
IR NN VYN 371902 NINRN YIAPI ,MINHNN’N OIN .NDAPTY NP2 NMAN NYSIN
DD NNDNA NPINN TONY MINT ,MINNHNN INPA NN NN INYSNY WSNN 02
95 IN INPA NMAN NYSNN NN HAPY 2NN 1N DIDDIN DD, 0217100 2T 9195 1N DIDD)
- 2»NN - N YYD NND DXO2N OND DY ,MINHNNA NINN YAPIV INNRD NIV NYSN
0231 YY1 IN2 ON 39902 NNITY NYNNN DIDDN DA IMNY DI DIIN NN NITIY NINTIN
Sy UM Hya NN DN .HVIAN TIONN NON MDDIAY ,INPIND INMN DN ,DIIN NN NITIY
D)1 NPIND HNAY NINNND YR NN NN DAPY 002N DND NN ,0IN NN MTD IMT
NV INYNNY WNND

HNIYIA NNDD NN HY NPDINON MNDYN NN 2.4.2

DN 0 VI PRPMINND PIYD NoN»nnn ,(2003) Capone and Metz S¢ NdIyn 195
MR INON GMYNI ONIX OIXRYI) .NINNY RMOWNN TN 25% MNID DNY DXTOIMND
,PIVUN PNNN TN XIN NN WINNA D) PHRY NN ,NNN )1 OXTOIND NPIPYN MDON

.DYD531 DD PONNY NNIN NITAD NPVAYN NIRXIN NIV

1IDNIY DN THD DY YNIND DNV 1T YD) WINMI MDD MNDYN NN TINND 1»PONN
NI2ND DXPIAN MY WNNY MIYIAN DY O N 35-5 oon»nn ommn .EMI niann »o
990101) MIANN NPOINAN NMVYN .XNOVYNN DY ORIYND NN DNV TUXR ,MVIIN
VIDNI DN DY NN NI MIRHN ,OTPIN NYI NONY ,NPLIYN MRNN : 0¥IIN

R ba)A

MNIY I NP 1AW MNPHRN PHNY DAY ,MPTN 1190 DNAY DIPNHNN DR PN 2.7 MY
MY DWW SNPHN PHNNN 30%-51 TIN) WININI NPT NIAY YAPNNY YHINHNN PHNNY
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MPTN PPN NPOPYNRI - NONTD ,TNPN DDYTY OXPNND NP ION DMYNN PHNL 0N
STWVIIN HOWA PN PIYA 2NN DXAPYN NON DINN) .40%-1D 9NN YT 1100V

(2004) >12077 PO DITIIND P70 WNIPI OO0 X100 : 2.7 M0

YNPN PNNY DN WINI PNN oMpn 3
56.1% 5 POPYR

74.8% 6 D>-N2

87.6% 2 NN

80.5% 2 NN

68.8% 3 DoV

60.7% 2 M

15 D90 DX

(ysn) 71.5% 35 |V

.1792NN 7Y INIVY MYINN 5555205 2004 Mva EMI n1ann 19apmv oo : Npn

MIRNN WIDdRN TOND TN MM NN APY NPTN TV DTN YaINN TOMY qON1A
I8N 19N LEMI 192N 7y 1700 DMNIMN Y9 DY . daON MAVY DY 5T 9702 NPVIVN
.21%-5 MNP NIPNY ,WININA DN DY NN PNNND 13%-39 W) NPLIVNN NMINNINN
,DINN OMIPNA TR ,NONX NMOYN PONI IRV 1 11N L EMI » -5y 0>nviann 0Mpna
,IPOYY NPOY P2 152 19INA MNWN OTPIN WD NYNY INIVNI JMNX ODWH 217N INON

1990 NN 7%= >TIH YIND NN ,NPOYN ININD DXNNI

MINNIIYN YY 595 NN 2520 599599 93y YW mnnann  2.4.3

oMY NINRXINMD 20NN APY MNINN MXIND ,DO¥0 DNNINN ONMNND NN IV 295
P DOWNNYNY WRD R ¥ TON DNANNY DOV HUIDD Iy NNV ,IINDN) MM
NANON NOW TO AT IOVYNT DY PRY MDY T YODON D900N DY WD MINOOIMPN
5195 NN SWRT 7Y SN THIMN XN 19 ¥YPIN IWRD 9N MmIpn NIya Nnonew
A2 MM DOPIIY WO IPNNY NIPNRY ,NMITY PPONY DX0IDN YOND DIWIT PIY ,NoNa
DTN NN NDND PADNY N0 ,ADN 7O T L PTN DY NOWHA DD IRNINN NIV VY
N2YT) Y9N NOMAN PPAD BN OPI2 DNXMNIN ,PTN MINY STIVAY PANT PN 1IN
7Y ,DONNNNM ,OYAD NIRNIN VIR, DINY ,MTPI NN W IDN DITIVNL .PTN 27 19PN
WY1 N30 I DONNN ,DIDIY OTIVND ,DINNAYY NTIAY OXPIDN PN DTV [ )PT
ND ,DYRN DXTIVNAY VI OPXN NDNY IPID DOPIA NDYN DN ORY ININD ./ MVINPN
P ANDINY MTYD ONMNND IWIN .02 MMINPN 0¥ TIY ROX ,NYP I PTN MDY P
PV TINPYTIR N2 NMINID P20 ,NNIIWNY TR ,NOITPIND NP XD PN PNHdYA NANON

9T ,PTN IOV WP NIYIOD NAN S0 NNNINN NPT, 7.1.2005 NN WD .6
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DYIPN N2 YR DIVIN W — T DONNND ,DINNDY ,)PT DY — D17 DIWVIND : TPTPNIN
PT DY NMODWN MMOWNI YWIP DWW WO DT DY

YD MBI YO0 99T PN HY NN - 7OIN0 Man” 2.4.4

DY 1IN PYN DY NMIAYNNNN TIY 1AV PDIND 28N N (negative equity) YOV T NN
PV HY DPNNND NINND NNYP OO YT PN DY DYNNN .Y DIV TIVH Ma) NPT
MXNDN ODOLN AN PYN ,MNI NMPNA .(Boom and Bust) 29¥1 MINIA PIINND TWUN TN
TN IV ,99% NANPNA NPT DY NNWDT 1DNY 1T ,05712) 11N MNYY DY RMOWNI
MIIANONN NPT DY PV TIVHD DM XNIDWNN 1IN NN 12V I8N IIPND 0V DT

DM NN MNYY TYUND ,NDTH IO INT )N DY ANNDD

nYaAP Yy MOOWN W DN WO NMYSNNIY INNDNN NOD PYOV ANT PN YW a8na
5apPY 519 IMYN nonrecourse NDN NN RMOVYNIN IWND .INMYHM INYN DY MOONNN
NN VNN INDNNY D PTN,DIMDUNN D0 NXYD PYNNY 1D DONYN ROV NYTIN NOVONN
Y IONDY recourse NON NPN RMOVNN IURD . PIMINNNND NN PN JOVINNN 0N
NYIOY DX 120 DMYNHNIY DRNDNN XIDN NN OOV 29N INDN ,ORIYI INPTD MINMOWNN
Sy INWI IO ,NNNDNN 2N NN NN NDIN INMN I TP DN PNHY PPN 0N
NON NN ANNDNN IYURD LYV MYTM DDW NPT PN DY GOV .vindnn INKRD 2N
NOD )WIN DTN NN NN WD PONN DINA :7OIND MNANID MDD NN NNdAN recourse

D125 MAIN DY TN, ) NNP

DNSY NN INSD MINRMOWN ONY DY 27 7901,V DY APTN Pva DXPNN MPY Ipy
Dy ©UANN (1999) Forrest et al. >y TV IPNN .90-N MY NYXNNA YDOHW 9T NN DY 2803
1027 KD YTINVY N2 OPYN 2D IMMT DMIIPIND IDOW INT NN DY 28N N2 PPN DY PRI
2NN 90N 2PY ,NNTINT DX DY NOAND INIY N2 OPWNY NOMWNN NPTN NN NONY

.DMPRIA NINN NNPOY N0 NDIDY AN NPNONH OINHNN NPT
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DY PNV MNYH 3 P9

DNXNDNA 12T HOO 772 2D ,ANIY 199 NPV NONID IPTO RMOWNH NRNON DY NNDV)
YNINY IR MIND IWAN IRY TR NN NPNY , 1MYIIY DX0N TOY TON [ TNND NYITH
NOWNN/NPTHN MY DIPNDN OPIN ,DOYNNN DY NN XN ,NT )1DX02 N1ON TINN .N5NN1
DN NMY MO HYIA IUNX ,0MNMDD NDNN PIDY DNIVNVY ,DMPOY DM MY OPYN)
MNYY” SY MNON DNYY 090 PN IPID 1T PI9 .XMOWNHN DVYNI Do DY 28D
NI 997 PYN TN DM HY DVLIN NTIPID APV IND MIPDI PNV MNYI /)HNVA

.DMYNN DY NN1DON MLPNY B MPIN

NPYNN .ARNONN MMDYNL HWo SY DMPNRD 0N PNV MNYI DY PN W8N 3.1 MY
0O JTIIN NN DOYNNN DO, NN 1992 :O9ON PODNY NNNN NKNIY NON»NN MTNY2
; OOYUPY YOPIV ,NNDD MUYYINND NOPN DIVANNDN DI ,1MIVNN 112 ; (109 MV IN)
DN Y TIAYWNY INND ,M2IN DY INDN 9NN 1Y ,A8N DOYNNN DD, MINVINONN NNI)
VPO 7Y DIPADNN Y9I : DNIN MPADNN MDIWNN 92 DXINNNI DIDON .ANYNIN 7Y WA

PPN DY NOWNNN Y DN TUNR ,NPPTN DI ;YPOYN

DI1I0P 295 , NIV 25007 771 DPO007] D273 TPNN0 - 3.1 110

NN MAIN NYNIN NMPN Y MIVON DOYN JTAN DY NYIN
TN YIDIND MUYYINND 92wn Y Npna
NHVY DX MY =
Mo
MNIUN MV = Sy Nt NvNx = i i 0»pYY 099
MNMOYN NNOWNHN IMOVN NBLY O NIV =
MoNN
MMOYNI NNN = MIPYNA NNPN -
MY YY TIDAD = 1Y NNIOWNIN MYSNNI NNIODWHN 3911 Y oYY
MINNOVN OINIUN mREN AR A pAh] RENARIA PAVMN NN
DN} oONIAP
mNIOn . DTON Mes = PPN Y
nonrecourse D09 7039

NPHON NPNYN THPOYN NOIWNN .NINNIDWHN SN DY NNNY DD MPOON MOIYNn vov
,MDNN N2IVD DMIVYIN ,0D) MV DN NIV DD DMV DMNDN MY NMON MO
DO¥91Y MPOYAN MOVWNND .MNXMIVN INIYN NIV XNIDWH MNIDYN DY MINT MV NN
MDYN MYNNNI — DYV IPOYA — NNIOWN MMDYNI DIDWIID YD ¥ , 0095 DY PN
,DOUON 1P OPYN NIV ONIUNRD MV DY TIDID MYNNNI DN ,07I0T IN DWNAP ,NH2YN

D725 MIND OMN I NNDWNN DIVVYNI NIV 1YW 280 YIND 1

NPT DY MOYAN TIW PAY PORD AN NIPWH MNXMOVN ODVND NN NPIONN NPPPNN
PIPY NNN VAN MIANNY TIYA [, RMOVN MYNNNXI NYITN NPT IWUNRD .ONINX O
DY NN ONIUND POD DY DDODON DIDIVINN NNLIAND SYNSNN NIN AN NI ,IMDY
) TPNIIN MVN NY DIV PRIYND NPION NN NNMVIND ONDNN DY DIMPPN DXDIVINN
MNOYNI NTNY IR DY NIPNA DN YTAIIR DX D05 yId WX NPPPN D5 (Margalit, 2006
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927 OV IMD2 MPAN MOOYN 1D NN PORIYNRN NPIOX NNVIAN DY NIVNID THNN XNIDWNN
MYSNNI DMYY NN PADY 191 NPPPNN .17 NYIYD HY NN KEN» NIY I
— IMYY IMYNN DY MM VY 1PDYIY MPT DY NN MASYNN ,NPNVILLD NHPN
Y aNN YIND D) NDID MOIAN NPXPNN .OPNPNRN IRNINN NN DX - OXTHYH 0PN
MXNDNIY NYIAPY MNXNINN OTIN MIAIYNN MYXNNI NPT DY TIAYWN Wi INKRD MIIN

.(1oN> 1) nonrecourse NON NN T

PINDN MITRN MNNIT — PNV MY 3.1

MINNIIYN S50 Yy NANY 0»POY 0% 3.1.1

MNYYN TPYA NINNY MO0 TN TN MYIND PNV MNYI NI 13 PI9-NN3a
N TONN2 DM YNDA DIVP DIYPN DY XPIVD IR TMNPNY JNIVN ION MO .XNIDWNN
NOYON NN POPNY ON ,0MNDN 7Y (N2 NPIDON NYPYNN IN) NPTN TN NN VIND ,INNDNN

LDMYNN DNNY DY DHLIV

.DMZNN N IN, TR DY NNN NIPNRI RNMDWNHT 2IN MDY TV OPNN MV - DPH MV
NON NIN MLIN .NVIAY DIFDN M2 ,NMVIIN NN T DY PI2Y 1NN Y19 M NIPN2
NPIN ,DNDN DNT WNN N NVIARN MN DY MIPNI PI OWN NI MO P
NIVN N DYWY 2329 MO MVIIN DININ ,NDNN 29 DY 2VIND YaP) PIAN .NONN]

SRNONN

NIPNA PO ONTI VY INY DY PYIVD PNIN MPN YAX ,MDNN MY WIT DONN MV
SN SYIM (NDYD19N DODN 99) RMOWNN 1IN NIN IR MVLIN NN NNHWN NPV
MY NDND PIXANY NNIIN PN NIVIAN MIIN DNAY DMPN ¥ DA PPINNY DIIWNN
NON DX NV DMNVNN DMIIDN ,DXNYY PNINIIA 2NN IN,INAN D7) DX OMND DY DN

.MYAN NN

OV IMNOY NNV MMNMYPN ,MMAY XD MIXXIN MDD TYN DN ML - DI/MNIAN MVIA

NN GPYN 12NN NIV DY NDIIN DIFD IORVIV P DY NIPNI IRNDNN PTID IN 1IN
DNXNDND N2 NN MVLIIN DOV NYIN .1MIAN MDY DY DNNWNI 19D ¥aPN 717)aN MY
NI MDD ANNDNIN NAND TY MVIAN DIDD NN DITHIND WINTY ORI Pian P Napna
PNX IV DTS DRI NDYY OPR YYD TIT2 NDON DN NIVIA .MVLIN NN DOVNN

DY) NINN DPII D) DITPYD) MV

NOONIY VN RMOWYN MMYUN MY - NYVIN YW 1IPNRI NMOWHRN MMSUNY S019 MV
MTINN NNPNY VY XMOWHD MMOUN IR MDY 91 NVIANN DMYSHNIY ,MOO1a
TIY WD )TN APY TAYY ROV XINOW IN INTIAY DIPR NN TINOW NIPNa N0l

212017970 MIPN DX P30 991 170N WD 1PN MPINRIUND NPION IR MVINY MvKma - .7
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MPYYN NN Y95 7172 NI (Doling and Ford, 2003) MvY>I122 52PN 13D V19 MV
DYWYNN DIDDN 4%-d) P> NINY ,NT MV NNPY NN PR .MV DY NNPND XNMIOWNN
MYLYANY DYNIAD D27 MY D ,DORID IPNN IXRNNND T NVIAN NI N (NVIANN

MYIAND NN MDY JIRY NPVLIIN NIVIAN NMIINT DNVIA DN PN, TOY GOV )T I1P°

MI2MN NPVLION NV MIAN SY IMNNONTY PIDN 1Y NYWHNN NPPTHI DMPY
NNDWAN MMOYN NN NVINN PNDY ML DMP NMVIIT .XMOYN IMOVUN NNNY NV
Y T APPPRN NNV NN ONDEN NVPDN MXNIN NN DYNNS 1N 9y ;(19NY M)
DXMLIN .AYVIAND NDNN TNN DXWTIN AYYN INKOY TS ANT THINDIN NHNN
DNPNY TY TV MNMOWN 901 DXIIY NMNY T DI NOPNY MYN DHINN DMVI9N

SN9VUNN YPOY IR

DY DTN NNPI2 7Y RNMIVN MMDYND Y099 NIV A5IWN NN NIV HY NT OV DTN
NIYN RY NIVYI12 DMPN ITONN I, WV (2001) Ford and Quilgars YW Apnn .0MpN 19010
NMHOWNN HNOVYND 7YY NV NION NPV TOY MIANDNNY ,NDIINN YOWN DNYN NN
172%,0°NV1AN DIRY ,NDIDN NMVIVH MXAPHN DINT ,0MIPIND IDIWY IPD 295 .9N1A NI
1997 MNMOWNN OYLN . TPNDXN NINNN NN DY NINYNND MNNNN NNMPNL DMIN
NMP2 .0MON 29D N2 MNYP DIHN D5 JIPINT TWN ,DMIDNN YTONA DMONY N NNPNI
,MIPONY IWNN DMPINND . (2002) Pryce and Keoghan Y¥ DIpNN D) XV N3 T Yy 1mn
NNINN 21 ,NANINY NIMONRNNY PNV DY PN NNIDWN MMOYNY NPVLIS MV NPION D

TN MIPY NIPNYWNRNN NMIND AN PINND M YN NMMONY

02301 IN DIWAP NP MIVYN - NI NN HY 0D 3.1.2

0 MYSNNI ,INT DY MDY 7127900 MDYTI MDIYN 1IN NN DNNIN MPTHN MTHN
PN (2003) Doling and Ford .nY0aN YW DPN2 NMOWN MMOYUYN MO INNIY IWINY
I YY MY NOX DMIPIN 1DIYY DIDPDN NN PNN 3.2 MY . MPTH ANNYA NON MOIYN
97135 NPION YINY NY JPMOWNNY 291 ,NDAV NODI XY TI90) IN0VND NN IIPMY N TN

INDIOWH MVIID

, )23 DO NXOD NN NNV — NIV NI ,TIVIS — MPTN VDYWL D [ TION 3.2 ND
ON) DNV WIDYY 1P NV DA PTHIN MOLIMAN TYUN DX MPN OONYY Tiva
,DN8Y DY YDPY RNODYNN MMIDYNL TiNyd 01D DINY ,DD0INN 1D PN wIT) Tl

NTO2IDN NN DIV, MOV AN 5N INTD N
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INOYDNIT THPNT SV TP TO 7OV D500 TP T 2WI11 SV 10T I005V2 719900

325

NP1 ¥ DNN N9210 ¥ ONN P2 92 AT IO LY 19N
(*91>051n D1OV) YWONDOPNR YN DY TY NPVIAND NPNN TDIa NN
MMNN2 MoMN2 N270N NYaPd '
NDOWN MOV
Y Y b
ib) oNY 3 DOUNIN 6 oYY o2
80%-9 Ty ,)0
M
T MRNN ND YTHN Nm;f:@_ﬂ;‘ 2y TIO»9
myao
MNNIDYNI MY
b b2
N N ™n 7252 NYLNOND nans
NPDYI NN
97 NYapl ) 5 / 1DIDN 292 NMOWN R
NNDY N ™n / INSAYN DTN M
TV P T DYDY
Y 9NN 97973 ,30
M
* AT NWD WA * Nm;::@_ﬂ;‘ oY RARAD)
MOV ANV HN
N9V NMOWNN DX
£100,000
AW T2 5y N9 ,1995 INNY NN Noon ISMI
! ND 39-2 0OV Sap Sy P71 YU MV
2 WY 29D y
SOV TIVD OMYNIN MVIAvnN NNOWNN
nyann by

SNPNY RN ONIND .INYN TPNN DY DIRSNN PIN NN
Doling and Ford (Eds: 2003), Globalisation and home ownership, Delft, p. 214 :77pnn

NN PNIY YWY, DMININ DN NNV DY NIMIYA PTN NN 02N (2003) Ford and Doling
PP YPI DY MNXMOWN DYYNI DVYPNNY NIAYN MDYN XY NPVIAN NPPTHN
1959 -2 DPPMPT DY PN DMV AN OPYNN 29% P APT MDY XY NHVNNN
MY THIVIN NIVIIID MPTN ODYI NYWI NN NMHYN 1999 MV 68%-D NOY DNYY
.DYYYAN MNVPOY DIINY NDIIN MLIWN MXAPY IWIRY DININ NIN TWUN NHWNN NPT
400,000-5 .NYVAN MHODY DINYNN , N2 OPYN D) NVPDY NDION MPTN YA YIYN NININ

.1994/5-2 ©Y902 PN MMINNI MXRMOWN YDV

Y . IONINIDN PHVIAN NYIL DMWY D) MY MINMOWNN NTIAYN PIY 2202 OMPYN
799 ©ONOY PN (subsistence benefits) Y0Y021 DYP YW NMINAXP WPY XNDOWND YO ,1987
11 N9 L(MIXIID DNPIVIPY 91952) ONXIVNA MDY DNYY RNMODWNN DY NYIN MDDVYNY
YN NIYRIN NPYPNN NPPN) 1987 niva .Income Support Mortgage Interest (ISMI) NNIP)
NPYPN2 D»199N DMPYN I TAN 1995 MV NN MODN MY ISMI-N NX NP2
NOWNNN NPOTH ONYWYNH YPOD MINNN DY - DOVUIN 9-2 - Y10 TVIN 1IT PI9 NYIAP D
SV MIYNIN NOPNN MDD SN MYLIIAN PIYD DMNMON NIMNOM ,NDNNN NNV DY

(2299 19) .DMPIN TN N7 NNPX2 NINYN NTIAY IV JTIN X NYVIAN

11 13>7H1 .(Ruonavaara, 2003) MODOYNONIDN TV NNPIN NN NTAPH NDNN NN
TIOPAL .72%-Y 3D ,TNINK NPRIYPN MPTHRY PO ,TNPHA M) IPT Sy Mbyan N
IUN 71T NOMINY DRI DYV MPT DY .0PYPA MPT XI¥aa MOIMINN MIIWN 190N
NMOYN 80%-2 NOIN IPTN NINHN .OPMOIdDNA NN MIAPYA ,NDIAN NN 299 NN
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,2%) 0T (NRNONN 1127 5512) INT NPIDY D ,NPTN DY DY DIMIND .MPAD T
VI TPYTIN NN MY 19010 NN PYN DY DMY DIMAND) DIPIDY DN NIIWN
29NN DTN YIAPI IWRD NIVYNI DNPD)

-1 MINTHIINNSYL D DaAPN N ROV ,NYP P05 NN TN NN TP 90-N NNV NOPNNA
PV TR 1993-5 1989 DNVN P2 .1993-5 1991 A 11%-21 T N»THN DY »nnn : OECD
OV DNV TR NIHNN NNYY .MAIYNND D7N0N 22%-2 NV ,1MIVN 1YN ONSND NTaYN
INRNDUN WO D7 N2 OPYN N PORIYRD PIVA 7DIXONI-NT DIONM MDD NNdIN
D>PNN NT NON MINKRDY (37%-2 MITN YPNN VY 752 1987 MVI) NOYN DXPNN MDY
990D NNN WAYIN DT DA OPYN IUR POPAN MTN PV YR 9avnd I TN
qGN) ,1994-1 120,000-1 911D 1991-2 30,000 -1 MNN 1YY INT MMNIN YDPY DOVINN

.100,000-2 Syn 91 XN PYTY NININ DNV T DINITN 19D1Y

M Y5 .NDIONA NIMINN NN NN ,IND NPINKNA NPT OHYA DD DAY ,NODN NIIWN
PONIXID NOMIN DAPY INOT,PINN MY NYAPI IUR ,NIDIDN DPP NNID NNNH NI INDIDNY
93% ,PINN 29D IMINDN MLIAN YV MMPNN TIVNL PP 7Y TIVID NN YD SV 1asn
NOXN NPNY NDIDN DdYHYA DY VTN MNXIND 2WNND NI APTH IXNON DY M0
MODIPNY NPT MMOYY DXAVNI XD INTN NXNDN DY DIMIDYNN .PONINID NINN MYNNNI
SV N9PN YAPY YTO DIPIAN DY NN NXRYD DAY INY» 59 TIT2 .PONINION NNYN MY

.DMMPYNN VN

N ,APTN PIY MOLVINNN MIAPY NIXNY MDINN NPINN DY DPNY >T3,90-N NNV NY>NN2
N2 295 NN’ NIINN .MAINA DONPWN N dPYNY (interest subsidies) N2>70 MO
TODION DY VDY TUNI NINNN NN VDR NNONY WIAPNNY NN OPYN) ,DOYNNIN
MY T NPION AT MNINKRD MINHNN IRNINN JIP TIRY DY NPIANN 5% >TID NYn
WPY NN SPWN 217 2PN MY 6,630-5 P, NN MWPA 15,000-5 7NN 1997 niva

.DPOYIN DI NP IN 1D NDIDN DY DT> DY MNAWN PN NINNN NN

0029 NPIPN Y 3.1.3

MO DY OIMND TR NIX YN N 25¥0 ONIVNAY ,DNNNN 1IXN MTNN MPTNHI
VIVYNN N2 NTPON PAY NANPNI DWYMN IPNI ONNNN .DMYPA DNNN ,NINMOWUNI
N HY N9 ITON DY MPIY TY RNMDWNN MMIDYNA NN NN PYNA 190D ININND
MPIN) INTY MRNON OV DY NNNN PIN NMODN DRIV NOMY NTNPHN NTYNN NN .MIN
TINX MINDNT LIND PNTIN NON D INOVIVVLD NIV INDY NN 2002 - 27OWNN L(NPXPN

ST9902) TI092 MNNND OMVIAYY NPYPN DI

IND NOYIN ,2IN ORVNA TOVAYH MIAIWYNN DY NN ¥ 19191 ,(2003) Ruonavaara 99
DN .DYMDYN NDAD N7ON DY NN XYN DY 0910 MIDNM NNDN NMYNNNA L1993 mv
TONY AWNL PIDAY 513> LAYNN NP2 ,NNODNY WIND DN DIN DANYNN DOITTNN
MND MNP 1N .20 MO DY NMMON 42,000 NWIX ,1998-D 1993 a1 .0MNOWNN

.DYMN X2 MAIND OMNYP PN DMIPNNN 2% DIIN,D227Y DY NMAPNNN DIPOY
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) DNMON N DDA HNNIN NN N TN Esping-Andersen Yy NN TI90
NPON YN TI9D2 LAVYNN NI MIAIYNN NN IPID (2003) Maldonnado .(rudimentary
MPINY MPTHNN NNN NI TIO0 ,NTINID .XMOWNN MAIN NYI9I DU \doyay ,mT
02N TN MY MITN NN ¥ OO TIADN OINIIND DIV 147 PYD 29D NTO MDA NN
DXARVN DY NIRIPN 2”NN IWUR PIN PR ,DPINA DT PYO NOOON MINY DR ./PIom)

L0AVNN NIIYN Y DTPNN MY IR DY WTNN DIVIND DONIDN

ANDNDYNN IMDYNI NTNIY IR DY DRNIN ) TI902 11PN MINAWN MY MYIANN 2
LIVNN NAD MNVNN NIV RN TONNN NONNN .OMTY M DY YXINNI DIAND NN TONN
%Y VYN ,D¥ONNN NPNN DY NININ MNNIY INNXD DY DXVIVY DN NN WHNY NYpaa
N NYTIN VI PNIYY MDY NIPYL NNT DD DIIN DY NPINIID N1PON WIDWY NN
AMIBN NPINN OX .NPIMY MPIN DY DAVIN NIVIYYN 25NN TONNN .2»PNY D)
NYONM ANV TN VNN NDONNND TIYN TN NPINN ,NNYSN IPX INIYNIN
22PNNY DIDN .(NTID 1N XY PHNNN) PNV PNN YIAPIY RID NDINNN NIWIOWN NPADON
Y1 DD DIWVND ,LAVNN NI MY ,NMNDNY RNMDWNN NXNIN NN WHVND NIINNNI

D199 92V NN NIH9NND DI TN ON .7PNIY MDTY

.DM9N NYID NN ,TIA0) NP WIdN PONN DY NNNN N Maldonnado ¥ MNONNN
N2 IN D212 12)YTH DMIPHRNN DT PONA . JMIAN MNAVN 1,300 79702 M9 ,2001 Mva
TY NP NN 20YD DOVNVYNN DNINID DT DIVPIN DXNYD .OMIAN DINNIN TUN WD)

.DM9NN NX JOIND DIPN RNV

N ,DO00) VI Y LAYN NI DNPT 1N DINVILXVD DN NHPIY NN ,NNINID
YN ,TI902 VIDINN TONNND CNMINNIDWN ODOND PNV NYI N2 )1PPHY T DNPD
DMV NN KD VININN TONNA 2ANYN VIVN MY DTIVIY T 10,90 ININ
NPYO OND DIV D1 GN NT PHIN OXNYD I TONINT DMINDN DNPIY DY DNOYON
DAN ,TMI7 NMPYA DD110) 29 AT DXIVNI VIINN IONN AUNRD WNIND YT OIY LT

.D2IN VI 29N THIIMNIN NIIWN DMNNN KXY DN 92T HY 19D

nonrecourse MNNHOVN 3.1.4

NN ,nonrecourse NMNMOWN PAD  INIWI MNMN ,recourse MNXNIOVN P2 MINIAND
NN D»DY (NN X NM9I) NVONN NDAPNN IWRI MYNPWYN NDIAPN ,27NINI MNTN 190N2
NN MDY XOY) nonrecourse N> NRNDNN IYNDI .NY DIV INDND INDN P2 MIVPNNN

2N NN DY INDNRN NN NN L(NTN) TANWNIN DN DY INMD DN D100 (MDD

TINYD 9157 WX TUND T2 10NN - TAND :DMPN NYN TAND DIIN DY 9NN NN
YT OPNNA DT IURD TP YD1 NIWONN DNNIND - NV ;HNNY DY HVIV DIMYYNI
DOWO PHYY ARNONN TIVY : 10N DD 91T 1IN DY 28N X¥DOID D NHNIN S0VIAIN NN
NN PO IMNNN INYN .(Quercia et al., 1995 ; Vandell, 1995) m>owinmnn ndTN TIvn M
MY MNYND OYYY DINODN NN "NPOYN NMDY” NN ,0IN NYIIIL WPYNY PNINYN NN
MNIUN DIAPY NI VINOY T2 1PNDN NI ,)D DY 1N .APOYIN PANND 1M NN HINNIY
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DNV THIND NINYN NNTIPI NTVINND TN DI DY IXIYUNRD PNV NIV NPTHI |, TNy
POPNY YT ,NT ITON2 AN IND DTV ,NON DD MY .PAIT 555 DN DXIAVYNNI M)
970N OO0V YT PN DY AN DPTN TIVA DTN DT DY DIOR QUMY DXTOINN NN
SV DIV MNY DT 2PY INNY TOONN I NVIN,NYVAN DTN INDY TR DM nonrecourse
NON NN INNNINY YD DTN IND ININ DN I DN APy DTHv 1NN 91 0N

MDY DN DY TIAYWN W1 INRD IMIY NN NX DHYY 1”0 recourse

N2 NPPPNN GPINN nonrecourse ) INTY XNIDWNN MINNDN ,27NINI MPTH 19002

HNY MYIN S 7MY (Margot Saunders) DITIO VXN IPNNN INXD NDWYN TD .NINTHN
s TPIPPIIND NPIPNN YT, TORPIIIND 1IN

"An anti-deficiency statute is a law that prohibits a lender from suing the borrower for the
amount remaining after a property has been seized and sold and does not cover all the

amounts due on the loan, plus the costs of the seizure and sale."

DY DYTOANA NN NN GV OYNYI) ©I) WIiNMDN NNRIINDOY ,Nyp ﬂ'JZHPD n29yN
NV MYND ,TIAYYN YIDNN MYANY ,NMDYNY INNND .DINNY XNOWNHN TV 25% MNad
99001 DOWHNYN DMNMDNN .DXTOINN NN DXNNY DIDNY YHNY DIVIN DYDY W DI TINN
(8-6 'y ,2003) Capone and Metz .(loss mitigation tools) D*TDON NNY ONIVHY DO

STTRN M¥IPY ;27NN DY DINMIN ,NIN D9 DIMNIN

20D .WNNY DDINY DMVAVN DIIONN NVIPIA DY - (Forbearance) NTNN NIVINID
NN .Y MOTNA XN INDN IWUNRD TN NYPAD 1D AIRNINN NTHYIN Y0 INDNN
AL MOIN DIINN NN NNAY DINYNY MIVIND , "D DN ¥ Sy MNP TWR 1IN

DD MAIN YA DRV NMNT NPDIN NPYA DY DN NINND NMDINNN DN NION

DNY WY DN NIAY MY TN IRV, AINNDN NN 0T - (Loan modification) NNNDN NPV
SV 1IN WY DN, TN NN PIYVIA NN DN WYY JUND LNV DIMYYN NHYNVDMN
SV NMPNY YTNH D19 RMOWND DMIVNNT DINNAN NN POIND 1M ,NNPYIYV RMOWNIN

JWTNN 2N Y DY MDY DMV 30

N9 ©VN NIONA NNY - (Preforeclosure or "short" sale) wiIMN-DIV DN NN
DIPXNHY IN ANY NON IT NTMY NAYY DN NPTN OHYAY PLIYND NI IUNRD DO
.D2OWINNN DYDIIN NN NN DNNYD MYIND DD KXY DN DIAN ,WTN

MO ,NPINN PN - (Deed-in-Lieu of Foreclosure) 1P 10V YY 711N N1YHN 90D DWYVN

1D DO DD YN DMDY ,YIdN-D70 DN NN N0 NOVI IN OMNON TAN DY NN

Fannie Mae, Freddie Mac, FHA and the Department of Veterans Affairs : %5 m»wia .8
UNIMIN DN IWRD DX, DTPIA Y NYNY DN DXPIAN ,27TIND TN ,NINT : DI NWN .9
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TONN NYIND PONND ,NNT .WPWHN NVY 0N YV (deed) 1PN TOYW NN HY NNNY
AP v

MINN I90N2 NI DT IRIM PR DD DY NNYNNN NN NN NN Capone and Metz
JON DY DY IRSIND NPT DY MN9ON

MINDDYN INIYUNX MV 3.1.5

MIRNIDYN 0N DY TIAOWN YN INNRD 1NN TDIRY MDY NN NV IXIYN NMVLA
PWINN NY TYNRD DN .INVI MXNDN 1 — NNNID - 199,020 TV NI NNNM)
NN YOI XY TAMVNN DN NPONN DINIAPNN 1Y 2NN ANPND DY TNND M) N M)
YPAN NTP APY DINN PN DXANN .0IIN VDN POND NIV MRIND NXY INNDNIN
NPLAYHN MNNN HY MITVNM PNN DY MIVANT TIN DN HY PN VI DX

02N VI TONN NIYIND MAD) MNNIM

MNIWUND ML NN MIPY NI ,DIVNIY 190N PNIYNL NNPY MDY MVLIIN MIIN
TIYD NOY DYONN NN OPYN NYOYI DTN PIYI NPIVAN DN TN : 991D MINMIOWNI
DY DOWIANNN ,DNNYNI MNON NHNMIDN IRNDND NI 2IVN .NPDION DMNMIDPNNNA
DY D»Y555-D0»NIAN DMIMIND) ,ARNINN N TNINX ,LTV-N MY 555 ;N5 N0N nnI

MO

Y NONIN MOLXAN NYHNIY ,MOYN NNN Y .PNION DIVYNY MY MOLY MNP
YN TIND ,NINNDNN MMIDYNN QLIV POND NNIN DOWN MO ,PIAN T DY NNV, IRNDNN
QUND NNDNN YN TIND LTV-0 Mywa »»vin Navna Npdy ,NINK DVOYW 19D . IRNDNN

DN IXNDNN MMDYNA NTNY MAPYA ON ,0I)2 ONDN (equity) MI8Y NN NV MO 1IN
MYIY 7NN DVYNN INMN NVAD INDNPNN YITTD 913> NIN ,0IIN PNNI MDY MIAPYI
INRIUND

MN»P (mortgage insurance coverage) M1 NPV NI INIYNX ML DY XYL 2IWN HVIN
MONY MNXPPY ,M9 NN INNRD INHY NN DD NN NN MNVIARN MO
INND DIV 1O ,DINN NDION NV TYUND .ARNDNN DY DNDN MOV Ty P MNLIANN

.Y D1D02 2N NN ,NDDNN 7Y NN IRY NXNDNN DY 1IN INY ,NDD9N Hy9nY

NOYINY INND INON NN DY DMV NDD MNPV DV MIOOVNN DX NYINNND NININ RONTN
MON DV DAY NNIY .$100,000 NWIDIN NYA NPT PNHN .NMVIAN NN DY NOON
VI DY VIONN NN NV DTN TON MDA ,NINP NMPN INKD .$95,000 TO2 NINNON
,PVOYN MINNN :HD1D) MNNNN NI INND NPTN NVINN MOIdNN . TAINWNN ©IN
2apNNY DDON P27 IRNONN P P2 ,$25,000-0 S wIaN N .$70,000 0 (T 1AM
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MVLXIN NN - 30% NIN DRNYNN YW NDMIN MY IWRD ONawwn widn napya
Y MDD NPV TUND ;YI9NN DD NN NDON  MY21M,$28,500 Ty DY DDWVND NAYNNN
NN PIAYNY INKRD 0) 1991 ,$19,000 Ty OOYO NAMNNN MOVLIN NN - 20% NI IXNDNN

.$6,000 D¥ DIDD 2N INON IRY ,NMIAPNNN

279N MINNOYN INIYN NMVIAY PIVH NN

MTYNN MNNIDWNN DOV T5 DY NDDIN 27NIND MINNIOWNY SNXIYND PIY DY MDYan
DOMANNY WP NIV ,MOMAI MIAMN ,DN0N NN NV DY MNYN TOMmMN pivn 1y
.DY02)N DY DIMANN IN ,DMNDN DY D»HID3-D0»NI1ANN

,DYONIT DY) HY ML - NNRD : NDIOVN NMNI SNYA YNIND 27NIND ONIYRD MOV
YXIND MV - MNIYN ; NV NN KD NPVLIS MIANY DN MYLIIAN NX DIPADN TN
MY HY MNYY INTONY ,PHNN MPAD NINMN ,NNPVIY ONIYN NIV MIIN MY DMNDD

WNITO G0 NNPN Oy 193¢ MWA NONN MIXNOYNN MO PIva THPROYNNN MIANYHN
Oy Wwxd opn M 9 (FHA - Federal Housing Administration) 9179 520070090 TN
DN VTN 1932 2T PP NIV NIYPN Y99YIN NN APY PMIVN PN 27NN APTD
TPAN MRNIDVN DIV ONININIVIY DINPN WIN) DIVP PN NMINMOVNT ININ 0P MIVN
DAY DNV OMYY AN FHA-N .M anTn »pnv NX wux> i FHA-D

DN DONINA NNOWN

2VNN MXMOWNT PV DY MDYIN NNVINI WD TPIN ¥ NINNIOVNN IRIYN MO
v N1 0NN Freddie Mac -y Fannie Mae ,2WnNn MXNIOWNN PV DY DXTINNDD DN

INAUN ML MNMOYN MXRIYN M1 ,80%-D Yyn by LTV-N wwy  mNnon
MIRNONN DX NINY NN MIHYNN PV DIOPYN NIY NDP0N NN NN TN MIRNIDUNN
INMOUNN PIY OV MDD NPNHYY NNIPN DWPWUND

D) NYWN NN ,NYYND DN, 7202 DNDNN DXINN NIV NOVIN NNMP T NN 10 Y
DNY WY DY) HY DNPP NN MRNMOWN IRIYN NV DY INPPHR MOYIND NNX .0MDD
DNNNY [ IWAN N TUNRI) PIWIR I2TNY NN TY DITANWNN DXDIIN YINID NN YNNY DIVIN
YN ,DONYY DY TV MDWaN 270N MV MIIN LPYTINA DININ SO PIIN DN
DY NMVLYAN MIAN DY DINYY DI NONA DN DIXYMN) DIVYPNNN DNDN DY DIWIN

LFoombwnn 919019 MY NN 1INND INIVHRY DMOWN DDA HYW NN YW DINONY

,ANNINN NOPN NPXNNIY INND INNINN TPVI INND NP YAT YNIND YIPHNY NNINN DY D0 Wwnn .10
NP N NN TPINY DY WY DMTUNN IYAWN 11250 NN IPYa DN NN

http://www.hud.gov/offices/hsg/thahistory.cfm .11
http://www.charlesbarnes.com/homestudy/broker/broker07.htm .12
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TOHNITY MWI MY OINIUN NV

MYIT AN NNDIN NPN DNOY INIYURD NPNVDIN IUNR DM NIAY NNMP 1T NIV MION
NDIDN YY) NMIYRIN DY NPT OWII DN D1 .NTHPN NN DIPIPT DM DXPIaN
FHA-n mysnNa (HUD) »p>1nNn NN TIvn DY XMOWNY DIRITN 1NN TY NOIN)
5NN ,DONON MY NNDWN MOYIIN NYNID OYNRITON Swnnn 7y Snnn FHA bv mvu an

MDNN YTOONY NN MDD NPNIYN

nya wx DYwn - TNND - PDavn swn macm FHA-N Sw mvdan n»nna s9yn
DOVNND DOVIVY DIMDVN - MWD ;NIRNINN DIDDN 1.5% - XNIDWNHN NIHN DY NXNND
TPV NI NYY 0NV 15-D Hyny NNPNY MNNIDYN MY : DOVTIND DMDUYNNIN
MPT YW NIPNa .0.25% NON 1PNI9N DNV 15-0 NINP NMPND MNMOWN MY ;0.5%
DNMYYNI P NONX  NURIN DHYWYNI DAMN NY DWHIN (condos) DOMWYN DMN1Aa

.D»YTINND

.DN0N YOV T2 DI INDN 1AW NNN NYOY TWND D103 MIND) TNV NIV NYHNIY
NN 50D IV MYAIPN MO MNNND ¥ 2001 IND> INXD HYOVNY MNNDN D

.78%-5 NN NN NPTN PNNND RNIDWNN NIN TWNRD ,0IOVNN

NPVID MIIN IT DY IRIYN MV

-2 MPIN (PMIs —private mortgage insurance) NINNMIVN IRIYND NPLIY ML MIHAN
PLIVND PNN DMIWYN IRND 30-N NNV NTHN 005510 HawN .19-N NNNN PNDVA 72D PIY
JON MV MaN OY 990 PDNN .MIAN 50-1 NOYNY NHYOW 27NN PMI-n n»wyn nX
MV PIOOWYN 2D DX PHNN M DD NONNNA DYHNNN NN NNIN ,DOYN NYV1A IDIPY
P2 .NPYPNA DINYNIN DXPNNN DODD DY 1957 MV WTNND DPIN PIYN .NINMOVN INIUN
9PN Yy NYN W ,NT OINN P PIDYY MYNN NOX MY MIAN : O PNRNNN OHHIN
M2 ONDN PN PPINND MDY MIANM LJIDY NNV PN DN MNANND DY MDYaN

NINDIOWHN NV PIDYY MDNDIN 27NINT NN YAV P ODIYD NN DY DMIPNY N1

(equity) N 20% 1MINAD 7aNY INRD VAN MNRMOWNN MV NX DVIAD D NPT WO
DOWPYNN 995 TITA IWNRD ,DOOPYNN MY DXIP) MVLIN 5I1VXA0 DXNINN OMPN .0
MHPY DY MDD MYSN NPV MYLIAN MIHAN DN TIWY INNDY DY WTNHD NOIYN WA

NRNDNN DI20N 25%-20% P2 YIY MDD

http://www.hud.gov/offices/hsg/sth/insured.cfm .13
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YNV PPV MY 3.2

NPPPNAYNY DMPYM 0NN NPT DY NN MPNRN ,NPPPNN NPTPINNIL INN NIN 7792
(4.4.4) ©MNN NPT NN DY MODY N2 NN QUM NN 1Y ANNY NI IWNR N
WONY NNN PADY DMLY ORI DMNMN DD NN DAY POV NPDA

Y AT INNK P92 11797 TIN,MIIRD P9 XD 19D DN 051 PON .NMINMOWNI

NIVINON MV MNON 3.2.1

9117 MINNN DY 11 PYD DONID NMINNOWN YNV 22)D DYPIAN DY NP YapYy DOMN
NV ONPIA TINN 7 N .11 PYD 197 PTH MIXNON 1NND OOM - 451 'ON PPN ONPIA
M2 DN MY Y8 1P ,NINNDNY NAIYD WHRWND DN DN NLVID INDNN WD

SRV IRNONIN

NDA [, NINNDNN NDOVY NY2 D) ML DMN NIV DN 110N DXPI1aN ,90-N NNV MO Ty
2y MPPANY INND ,1998-1 NIV N2 MIAPYA .NLIANN NN NIAY MN OMNDD MNNIY
LDYPNN DY MIND AWOND VONIN ,PTSININ 1D NDIFDN MHNID DN DPIAN 1D YaP MLIAN
VIO MIVAND NN DNDN 29D PSND 722N 2»N ,009)2N DY NPONN DY NNPNN Y 01>
- 451 701 PPN ONPIL DN NMINNNY ) PI2N DY ITON2 NIONA PRY ML MIANND DO
P2 NNAY DD DRIV MXRNMOVN DV (1) (3) .11 PYO 7T MXNON \NNY OO

MINNIDWNY DXPIAN YT DY IN,NMY MV MIIN T DY MYNIND NMVYIAY MNY MO

NN DY OPII NDIN ,MVLIAN DIF0N 2PN NIWN MND NI MMV IMIYY , 00 NV
MYITY ORNNA 27D DD NN P ,MAIYY NN I OPR ) TN P ,OPON 19INI)
MY NN NDMIN IN NNNDH ;N0 MTWIN INRNIND P NN NI DT MV .PIAN NNV

19 DN AN NOMIND MYIN TIRINK TID ; NOWVNNN

55 9% Ty DONY NLIAD MO N ,099 TITA .NMVY DN NV MDD MYXN MYLIAN NN
NYNY MY PYTY 1Y ,ANY2 ANAND DNN .2V OMNOID ANNY  NNDWHN NNOPY nya
ML NDND NN NNV PI2 DY NTYY NIVIAN NN : 1IIND NIAN P2 Y ,DXNVIAN
TY ML NDXNY NYINN MNRMOYNID DDYIT )2 DY NTNYY NIVIIN NIANY TIVa ,65 D) Ty

.60 9%

NDMN9 NYIDT DY DINN MXMIOWN YDVND NN IWANND DXPIAN VI 90-N NNV ORIV
DINXNONN DIPYN NNLIAND DXDYDIAN DODON THR NI N NONAY MIND NN ,0”N MVIIY
NYYINN PON ,TTY AMNY OV PTN MDY 290 .0MNMDN DY MY KD NPV DY NIPNIA
MDM92 12NV KDY, MRMOYN NNPY DIIYD 1TWIRY TIN MY MOPM 10 12Y MNNNN
M MAN TN TUNIOY ,ANND XD .FPON M2NN 09 NNMH N NN 0N MY1ID
TINYD DOUPNNN ,DMINN NNAYNI 232 IN IMIN NN 12 DY DN DOYTHIND DIMDYNN DY 7109
DINONN-IN NONIY TIY DY 2NN DT IWPNA ) LI0N NDIDN NYINY INNRD HvIa

(2 NHDI GNINND TITY AMNY DY PVAVNN 'NNN NOTIN
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NDIDYNN MMMDUN MVAY NN 3.2.2

N2MNY THNOVNHD MIANWYN NIDN DRIV MXID) 1IN RNIDYNN MMDUYND MV NN
WPYP TN ,NTIAY WD JTIIRD MDD PNV MDIN ML MIIN DX NMON TIPWN
NIPN 29N NVIANN DY PN NI NTIAY TYID JTAIN MV . XMOWNN MNOWND NN NYTINI
NNXMN WYX NPION INTIAY IVID DX NVIIIND TAN ,NINNN N NONNHN IRIND ON 12
MINN LAIG NHaN 7Y ORIV ININKD NPNYNN NMIONA .DXNVIIND IIMINNDD TPYIN

.NVIANT DY NI 75% NIN Y IANY

MNOVND NIV NPIDN YIDID MINMOWN YDV NPPPN MYSNNI DND NWSN 7T NMNY
N9PNY PNV IPY MIDNWN TTIIN N ,NTIIY TWID YTIIN MDY TyPHn Modan xnownn
INNN MDD PIAD MPY NAY DVYNN ,OYNN NDMNN TWNRIY D) YNIN .(MND) MY SV

NDOWNN DY OUTIND

PINMDYN INIYUN MV 3.2.3

NTNY SN MIAPYAY MODY DIMVN ,XNIDWN DV .recourse NON 0 INIWI MINXNIODWVNN
APY IXNY DIMINY MIN DY TX 2 NP KOV INSNDY OM ,WNINN DNIT RMOWNN MOYNI
MNIYN MV NPaonn EMI n1an .wydnn PONY mmypn MM mMPTn MPnn Ny
21915 NH2ANN NI LY MINN ITYNA ,OV9I .1998-1 HNIWI DIVAD NONN NINNIOYN

T NYT OV 9 P92 ONIUNRD NIV NN DY AN 1T

MLV TIVA NRT POPOYN NVPON MY PN TR PADN INIYRD MV ORIV YD JRD VITY
INIUN MV ONP DXPINN OMNON TPNOWNN MIANYN ¥ 27NIND NINMOUNN IRIUN
OWOND OMON .NANT NN INIVNY VR NN 7Y YapIN Pv PNN2 NPLVIS MIINND
1NN ML SY MIVNN UKD PIORITIN PINNN 7Y NOYNNN ML NN 7Y DXNVIAN

Ynaan

DYVUTN O0YNVIVIVD OYHT0N 3.2.4

P9 NN 2002-270WNN L(MPPPN SNPEXN) T MINNDN Y501 Sy 1NN PIN YY NIV
DOPIN DYDY 1NN PIND .NMIXMOWNN DYYNI DOVYPNNI IMVN XYNI ,NNNP NPPPN
PIM 1957-3WNn N PIN,1992-2wNN IPTO MRNINN PIN : XYNA DNWPN 0NV
DOV NN NMYIPN NNPNN NN DXVAVNN I PPNN D TN .1967-39VNN DNSD INXINN

PMOYYN NPYPNN MNPINN THN DD DN 1PN NP .00 YO PTN dDNY DY

http://www.yedid.org.il/NewsMain.asp?id=466: 7772 mMNNMSWNN N297N (2005) #1717 19 .14

: DIIN HY LITOVYNN NN PINN NON .15
http://www.knesset.gov.il/laws/heb/FileD.asp? Type=1&SubNum=8&LawNum=1837

Avital Margalit, "The Value of Home Ownership", Vol. 7, Theoretical Inquiries in Law (Online Edition): No.
2, Article 7 (20006).

35



DY TINGD DM DD MDY MIVON DYPIAD NNMN  NPPNN NONN 9D - NPIN PIN PPN

Y DY Y 23PNN NYYN NN WIPY ININD Y N2 YD Yap) ,NVTNN NPPPNn 29 .09
Y AVNTY 0N NPT DY TIaywa NNLNY NRNDN 22DD D) ,INTH MNNON 2D DNV
LAWY 92 NINAYNIA NN MDY 12D DXPI22 NN NI ININD

NON P12 OV IMDT DY MY MO NVILY YD YTNN PIND - I INNIND PIN PN

YR YHNY I RY (N) TN DY DMNNY NWHNYNN ,DMNN NPT DN ,TIayvn vinnd
YURIN DVYTIN YW 1YY MY (97D81NN) DAY INNINN NOWDD NMOWNN NINdID
NN YNND PIND ; N9IY DINN NN P NDNN WNIN 978D NYPIAN () ;09N IS
DYMDYN HY 2N YNNI TN YD IDID INNDNN THVIN DXNNN NIPNNIY MIVIND
IWAND PIND () 5 IRNDNN DIDD NIDN 292 ,PTN TNY DY 11O DMININ N N 00V
TUNY 2155 HAPDY KNS IRNIND YNXID NNAD ,XMOWN 1IN 5N HY NINMIN DdPY MDD

ANNYA TN AN NONDY MOID INDN 91D 1PN O 90 TvNa ; 0P 90

Y PPNN 2002-270WNN INTH MINNDD OV DY NINNN PIND TN - INNY INNND NNPN

) 2002- 27DWNN L(DXD33 YONIN PT IINY NNV DY) HN9Y IRIND NNPN NN DOVIVNN
DOV ,0202) YO PT IIMNY DIXIT 1D NNITVN 1DV NN DX NMIYDIP VX NNPN .(4 NIDI
Y2)D MMDT MNOWN IN TN DY DINND MYHNHYNN ,DMI0ND MPT DY MINMOUN VN
12 281HY ORNNA L(D1PN NINIY DOXNYDY) ONDN NANY AN NNIVN DY .OIMNN MPT
NINNY ORNNA INLYIND 1IN DIIOY X,V 1NN DIFDY ORNNAY ,0PDNN DINNN)I

YN 295, NPT NN TYA NYIAPNNY

DOVPNNY DITONA NTY NTPANY ,NTNPH DT NRPIN PINN 28D - IPTY MXNYD PIN PPN

R DTYND Y DT PIND 2AY NNRPIN LJD 1D NV MIAN TIVN ONIT DNV ,DMYUNAI
SV NNTIAY .NDOWN MNAN TIVN NDNI IO N9 1DYAY MTY DY INTIAY NN NOWNN NTYNIN
.9 2992 5195 DIXRNNNN DY MPTN AT IPNN DY NTYN NTIAY NINDN N NTHPNHN NTYNN

oo 3.2.5

-DY TYINKD DODMD DRIV DINNN NPT NNN XY DPPPNN MNNONN DY 5N NN
MI PR TPNNN NPIPND D NYDIP HOXIN ,NNPPO D10 .10(2006) MDY N HVIIANR M1
oY MSYAN T 12T NPINVIN P2 DRIV W OOP ), T DY TIAYY DY I VD
NHRNNN NNN DXPADN DR NPPPNN DD P KD ,NIPNN INNNN 130 MINNIN PAD T
NN DMNNANT NXRY ,NPPOYN MOIWNM NOVNNN NPINNIY DMWIN D) NIN ,NPINVIY
D01 9310 OYLHNN NNV MNYIZ2 OWPA 90N DOPY [, NDY NHwmNNn NN

.D»NN MY MDD 1D ANV MIVINONN NN NN NN PADY PN DINNINY

36



nY 77n

D"MIA'O 127 O'IA

NV NDNDYN "NTNN]

37



38



Y PN

PNV NNIDYN 29NN DN 2595 D199

NOWN SITNNA DMNIP9 NIY DN DY NI MINNA PO 1N DAY DY NHUn ponn
VN PONA PYURIN , 4 PI9 DWOY DMNMDN DY DLIN NTIPID ,MYUPN DIPNIRNINDY DNV
990 T DY MOYN TYITYD NYTNN NN POV ,NOVNNND NPITHN DMVIAYT DWLP M2
Sy PYO D) HHD) NT P92 .NIND MIYNNND OXPINT PITYY DY DY N2 OPWN DD ,ma pwn
NP5 NMINNANNA YT 5 P9 MIRMOWN NY9L DOOWI PIYDY DIVNN ,NPPPNA DMINY
AT PV DPIDYNN PIYA OMPY TNYNI  MIRMOUNN PIYD 1V MIRIVWN Pwna

.DMOY DRIV P2 5Y MPI92Y MINRMOWNY DXPIA PO 6 PI9

ATYUNNN DY TN NPT 14 PID

NN ORIV MOWNN DY NPT NPPTN ORIV DTN DY NNNPN INND ,MIY DNV Tuna
N VT DY MOYaY NaTynn .(Werczberger and Reshef, 1993) 917 Dy mbyaa no>»nHnd mmon
TIPY IPY 19IN NINN YN ,TPNIVNND INT NPPTA .XINI DININPY 19TYW DINYIN THX
WY ,80-N NNV MO NXRIPY .TPORIVIN NN INT MDY DY NN NN ,INT DY Mdya
NP9 79) NMINK NPAWH MINTHY IXNYNL ,TIND 7112) 7PN DNXIYI OMOYI2 NPT DN
DNV NPIAN OPYWN HDON 72.8% MDY DIPMVTY 1A YPYN 1N 1986/7 Mva (2002
2000-N MY NONNA INNND ,21T NN D) 90-N MIVA NVOP DRIWVY 9N (1989 ,071D)
70.4% 5y Y1y 2003 MY ,DXMA) YINN INT DY MOYIAN YNWY [, NNMDIVIIND 13%-D 2P

.(2003 72N PYN NMINSIN PO ,07109)

NoYNY ,90-N NN T NPITN NMHIYNA 23090 OYD 1PN NITOIDNN NPNDWNNN MINMOWNN
MY TPPON MINAY NMINY ,MIXNIOVN NMIYNNNI NN INIYA DT MINPOYN NINNHN
,90-N NNV HITNA NNNMIN MINOVND PIVE YN DIND NYWNNND MDY .NYWHNN
MNMOWNN MYSNNI NOVNNND DY DN MANYHN .NIMINKD ONIYI THNNP DTN
9T DY DYNONN DNIND NN NANYY NI ,I92Y PYHA N2 PTD W 2D ARDY N ,NITOI0NN

DNV NN OPYNN 9% PON MNIY NINNIOWM

139) 1Y DY - T DY Moya MY 4.1

9910 ,1M29 NN MPTI VT DY MY NTTIVN NONY T 191T IR NPN IR NN
NN YV DNV DD MYNNNA INT DY MOYI MTTWN T MOIVOIN MV [, 27NIN
NN N NPT (Hendershott and White, 2000) D00 NPT DY YONN T8 vIpdan 182
oY ,099N DY 2PN PIND NYOAVN MYYIN NPIN DAY ,DINRNNDN MNINND PMPTNN NN

.193951 YY) N1aNN
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NI IONPIIND DIOND NIVIEN NPT NVIIND NOIYNIA 21570 225910 NOD 9T Dy Myl
TIAMND MDY MIN ,NNION NTTIVAN ,NNINY NYOUN NOYII 28N DIND NIVNI
Megbolugbe & Linneman, 1993; Rohe et al., 2000; ) M50 MDYNI 1210 MNINN ,NPNPIOYM
MXAPN N OPYN D91 INYNNINIY SYNNIND NAWNI 1T DY NMdYa .(McCarthy et al., 2001
NYNM PN OINNIN DRI NIVARD T NN NPIAX AURD NN NAND MDNN NN NOION
NOVNN NYOTNY NPTSND PNIVYnNIN THINNON DX WSN (1990) Saunders .NXaN NTY PN
IYUNRD ININDT WY N INNN DTN DY MOYAN 1T NOYAN 197 .INT MOy NTTIVHN

.DPH5YIN NNYHNNN NN OIIF MIT OOV TIY,1PTN TIY NOW IO AW DY) N

VT POYA NONN ,DIVYN INRNDN DY 92 PHN TN NOPX 290 MPTNI IPTN NPPTN
MIAPYR OOIN .DMINVNN MPT DY VI KDY TPNDN NPTNA 1N NN IPTYY HNDN
,IVTNN DO 29-DY 7 NPPTHI DMWY TN ,INNDD NO NIXIPY IDNY NPIINDN MNNN
PIVN TURD IO NN NN NI L109) , 79900 MDY AN NPNDN NPOON MOIYN
PENRN NOWNN T DY I NDINN IPTN OIRIN DY NPNND NVINN .NVIAN DY DIDNN NI
OV TPONIVIN NPOTHN I TNIINTN DY DIIVMOD NONT NN ,0MNNYN NIV 7M)HYI1a
,DPNDY MPT DY VI .NVITNN NONNITDND INTP JPAYPD NPNDNND MPTN NPON
) DOWNNN NNV TIY DRIV MHNNN ,DMNNYN NNY DY YITND 299NN MPTHNI NIVNIY

.(Werczberger and Reshef, 1993

NPOIYIIND PADY NNIN NXIN,IVT DY MDY TINND WHINY ,ORIY MOVNN DY 1IN0 Nprv
MPP TV ONYN VT DY NOYID 5KV NPTNI N2 IYVINDYY DWW DN
NN NXDNMY NNV DY NYINN VY PNIYNRN ,’NPANY NN MDY VTN NN : ONDNVNIN)
29P2 TNYNA VMIY TIDN ,DMITIND DPNI DPNIIN DMIVP YW DTIVDNND YyaNN ToNN
Y OV PI2TA NV OITY KA I AYINAD AT DY MOYA P2 WP DM 1PAY 1OYIN .0 NNN
T DY DN MOYIAN MNPV DR PADN OPOIIVY OPOIY 1N ,12YWI NDOWM NN
DN ,NNAN DMINNYI NIV DY MY DMAON MINRYY DTN DYN DY DPYNND09 DN

2411911 NN Dnw wANb 08"

NTTIWVNN PNV NPTH OXPITNN WX T DY MOYAY DXONPHN 02N NN TN
DY ,AN PN DY MITMIN DTN DX DOLVPN INT DY MOYI .MNION D) NY ¥ I NN
DI INNY MDD NYTMI DY MOINT .MM NPOY NMYYI MDD NPT DY 71NIPY NN

.(Henley, 1998) Npoynn y¥O N 01NN NDNAN P2 NHRNNN TPHNNA 210¥N

™A OPYN DY HOHI5IN YOIND DY 1T NPT DY MOOWNN NIN T MY TITY T3 Q0N P
MOLWHN MXIAPY T2 IRLVIAND T MDY NPT DY NNNDNN .NDION MV MXIAPN
NPIND WYN DY 19PN N .DHYA-DTN DD NPTDNI0N MYNNNI MSIVNN NDION
MNP .NOIONN MN MNAPN DY 09051 1OIND NN 1D NPNYN NPNX MDY OMINNN

199N OY NPV ,NOWIN 17Y22 OMPNN TN 2002 THIYD 1HIDI-TPNIIN NPT NYNA T 019D ,2001 PPO3v.16
HNIWI TPNIANN NP THN IPND
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NN SY MNP DINPN,DOPOY YMNINND DY DYDY MYawnd 9ny MmN NDION MOVIN
MY APY MNMOVNN MMDYNI THNND PN 1 .OMONY) DMHIDD D¥HNND ON ,PYNna
LTIV, NTIAYN PIYA NN INTHY 2PY , 00NV NISDY AN MNVN 1N 2D ,MYNI : DI

PYT-P2 PO NN DA NN YD

DV NYAINN PAD O T-DYA DY MVPON DT PIAY PN NN OM)»¥N (2004) Doling et al.
NIY MPTNI .OMPYNI DYTNIY DIRY M Y NPT SWINI XNDWN MMZYN1 01N
OMMN DIMINND DY ,NPDIVIIN DY AN TNN 555 7772 5510 NN 91T D3I T-D¥YIAN NVPO
9910 NIN ,DNMINN NVPON IWRD ,TIY TINIA .M ONSPN THYN NN THYH ,NDION SV
,DN’20 QDN DMDIPH DXDI) 217’9 DY MDY YIY MMM NN NDIDN MNP IPOya
NHNNY DN DMIPIND .INY MVP DIMDYNN NN OOYPD WHOHP> 1Y MPI0NY T

.Y 2P0 NXDYNA NI OXIT-DXYIN NVPO NX DI THIND MINKI NPRNPR MPTN SY

997 DY MoYA 1119¥Y ’995 HNIWIA MNNDYN 4.2

TN YD 901 OXTRIY ,NMDY MVPN DIV NI TTIYD MXINN ,MOVNN DY 1MUY
PPN TNY DNIVINT WHNYNID) ,TDI0N DY DMINXIND DXA0IND 29D DNIN MY NN
,NIVNNN NNIPA 712 — TARD : YNONN TN NIINY OININ DMIPYY DI NV /YNNI TN
ONIY NOWNN NDWANY MIPIYN DON NPNY ,MNAN NIV YPIPN YPNN TID2AD NO5ON
.ONYY 0N NNI DX DPVPN IYN ,NYIDT MNLIN IN DIPY OIPIWN - NVUN ; PN
DIV PN NN MM MXNIOVN : DYND VIpdan 81 NDNNY DIMNDNN DIJON
THI DXOIN MNIOT D) DTN DMNTIND TINNND OINIY IN DTN NPT YWD DIV

INIW HYNN IR NI TN, WIPIAD NN DY A9 170 NMINRMOWNN DY MDD

YOTN IR N2YN NPTHRNYI ,DOYIVN NNV 72NN DNV TON MITOIDNN MIRNIDWNHN 19D
MONN IWRD N D52 WINWN 12X ,DN)VN NIDNI .WIPIAN TN NINND YOI T8I NOMNINN
D55V NI NN PIPOYN .OMNMDN DY DMWY DOIMIND 29D NN 190N 1YY MNPHNN

(Ginsberg, 2001) 91Ny T12) N2> NYYI 1N 21T RMOWNN DIF0 AN PP AN PYNHY

Y001 DIV HY NdYNN AWUND L1982 MV SMYNYN M1V NN2Y MNMOVND MION
P MINAY N DT TYN SPNNND THYY DINSIN .OPIAD NI NPNOVNND NMINMOWNN
Gerson,1992, p. 202-203) 712> MRMIVNN NIRYPNA MOY1NND NXAN NMINNIDWND DXPIAN
NIVINHN ,NDNY DXPIAN OYIAPN ,NPNYWNNN MXMIOWNN 90D NN NPLVN NIY .(
Y NMONI DX DMV IDINN DNWN TONNA (2003 ,312) 1N MDD TN HINND
TDVOIN MNIAPY OMY DONO0N 1IN NODONYN TIDIDN NV . MNXNOWYNN TIVID
12W IIND NN TYHNL VI ,NNMIN INNNY TRIVINRIN NN DOV NN A0ND TN YY .NNY

.2004 MY MIRMOWNY MNIID NIVIN

NHMP TP NN DY NDDIN RMOWNY NDAN PYN DY MINIIN ONIN DWVIAP) NAY NIV
NNN Y TINA ; DWW NPT OI0DN DXPIN ONDWNN YPDY NPXIT IWUN , MNP ONY P2 MNIAN
PNN-TH MNAYN DX, DIXIVI NN : INNIYNN DIVVLDN 19D MY YPD ¥ MNP N
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: TIDADA DMXOIN DY TNNN DY YIANND DMNNN YN DIPIVIPY DXNN DWW NITIPIN 1901
VIO IN ,TNN-TN DNAWNI DNV 19010 IN ,DINIVII NIV 190N 195 yapIn ,NIND P
DX aAVINYD) OMNDN DY NPNART DXNND 190D ;NNAYNA DXTDOPN 9010 ; 0PNY 30 NN
Dy DXODIANN NINDT NIMI 29D AWINKD NP2 PYN DI OXIT Y MTIPIN 190N (7291 DYPPNN
MPDY MINOTYD 12 PYN DO Y 1AW MTMIPIN AN DXINND q0N MY DN DNIPIVIPN
POV DY TOINNN MN8N 4.1 MY .PYNI DONIND NNNYNY NNNNNA ,07ITYNN YPOD DONIND
NNON DPDO MDD NIYIN NMITIPY 600-1D MINS DY NAN 2004 MHIVA DN PIY VPDD
MHPYA NN DM DIRNDND NDO0I NIYAN TP 1,000-D 600 YAy 11N ;PN M2
9991 ,4% DY NI DNXNDN NP NIVAR MTIPY 1,000-5 9ayn NPAN ;5.5% HW ndan
MNXNDNN MMIDOY NADIN .NNPD INMIY IRNDNN DIDD DT 1,000-D 9ayn Y1) MITIPIN 19010V
MPYN SUTIN 190N TURD (4.1 M M) D7NNI NN MDY OUTIN 190N 190 NIAVIND
MRNDYNRNY PO ¥ .DOUTIN 24 NYOIRDY DVTIN 36 NI 12)0 2VINKY D1 0PN

998D DYPNND TTHY MITINY MMINN

(2008) MTYZ) SV 717123X 295, FPNI IPNZUIDNT IINTIIVDTT 20190 - 4.1 110

MPY YTIN 1)1 NOOIN bapatal YD)D1 YYD DD mMITMMP)
() »PIND/INIY (DXMNN) ()
461 PV a0 46,080 599 1y
542 5.5% 54,240 600-999
624 4.0% 62,400 1,000-1,399
1,617 4.0% 161,665 2,200 Syn
DN NYO WTIN 60 TY *
S MMPH

www.israelhome.com/Mortgage/MBankIndex/m5.asp - #9872 79% 7207 VITOPRN NN (1)

GO NI, NP THNN YD NIAPO OININD 1NN 2005 NIPNN : MIVTN WY YD IOV 19v (2)
.15y ,17.10.2004 ,)/5T)

JONOVNN XNDWN OHLND MADN MIAVN W ,PIYN NN NN NN 1IN0 9N
Sy NYNY OYYY DN ,NNPNN DIN N ,NNNINN NN PINND MIVAND NN 1712 NIWNN
MNXPY DY OONN DXIYN MTONDNN MXMOVNN OHVY DWIAPH ,q0NA .OTPI WIS

NNDNN DY 52 TN 0 D) VP YaYY , NPT

DNV .NTHNNA T TON 190N INN ,1993 MY NOW I9D1Y IWNIN NPNOVNNN MRNDNN
INTID NYAN IUN (4.2 MY ) NPNOVNNND MIRNDNN 190N TPNYP 1T NON 2005-) 2004
PYNY T ,RMOVUN NNPYY DXNINN MY 2005 MV 7NN MRNONN MDD OMOYN
N9VNNN 90N NPT NYIDIA YPOY Ty OINIT DN MNP 1,000-H MNS 028N M2
732 095 .MINMOWNN PV NOVNNN DV SOIDYITN THYNN MNYN ON DOV DNXNNA
-5 1997 ™MWA 47%-n TP 19T MXPOYN 02 DRI Ypwn (105 my ,2004) SN

.105 1y ,22- MY ,2003 SPIIY NPPO — SN MNPIAN NOWH (2004) SN 70117
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, N2 V912 PN TP MYTN MNNDD NN SNOWNNN NN DY DPYN 2003 MvA 36%
182004 MW 7292 17%-5 9, 90-N NNW NYNNA 50%-1 NP

2005-1990 710V IPTE IPNSUHOD TINNST 1900 : 4.2 110

70,000
64,524

60,000 '///\\\/\
50,000

40,000 -

30,125
30,000

20,000 -

MY N NPNLYNNN MXNINN 9901

10,000 15,188

1002
2002
€002

0661
1661
2661
€661
661
G661
9661
1661
8661
6661
0002
002
S002

Y119 ,(2001 ,XI0) NOOUMN NPAN TIVHD ; 1.T MY PUHIN Y110 ,(2006 ,INI) NIOWNI MPIAN TIWN : MNPH
LMy pwnn

19995991 212 91T NYIHIL YO DIYNAM MON 4.2.1

,DIYIIN NV NPPTH VI OHID  NNINYD MRMOWAN NN NHMI OXIW nHWNN
DXV MPT OUYOIY NI IWUNR  MRMOYNI OWON TIDADN NOTN MYNNNIA
- TAND : DMV 0N 171992 MTVT WD NIV NPIVNY WYY DOYNNIND DTN
MYNNIND NPT OVUIID MMN PN NN - NIYM ,NPNYYNNN MXNOVNN DIDDY NIOIN
INNDIV 1A OPYN 7Y NPT NYIDTN DI NPT NYIDT NHWNNN NTOA0 NMIMNN PIvNn
15-2 NIMN PIVNN NYIAP .0»HI73-DMNIIN DNIPIVNIP THD DY ,DOUN DIPIND DINRIY
MNOT NI NI ONIND NN NINN KXY NAN PYN DX .NTOAID NNYIIIY NPT DINN NIV
NIOWNN MMDUNY PIXD W DMINNN NNY 19002 ININD PN DY Yomdn pohnd
TYN2 DN DY ONRINND NN DMPY MIAN PYNY NNINA ,NNPNN NYXNNN DXIAVIND OIPYTIND

MIYTN MXNDN YDVND DIMNN OIPIVHIN IDVIA 2003 MV 0NV 15

TID2DN NYYO MMYPN NMONA DXNON DMWY DN 2000-N NIV DY NNYNRIN MINNNI
VNN NYPY DNV 7DONINIM NMONN DX PN 4.3 MO 0NN DININD NN

NIV MNIAN TIYN DIYIND PN MY DIV DINNN (2005) YN 232 DY DD 2N .18
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,INTD ) LYPOD DMIND INNDIY DXV VTN PIVD YOO YTOI MININKRD DOWN
PN D150 OMPYY MINNN TN MIXP PN 71719992 DXIVOY NITAPNHN YPDN NMMONY
PN XN XD NI ;IVN MMON DY NITOA NWWNXIN NXIN,ITH MRNON PIND NN — 72000
IONN MIAPY ,0PMY INKD NNY MXNIOYNY TIDIDN ,O¥92 HAN TV NINP NMIOND
TITYD YNINM 7OTONR NIONY /HPDITY YNIN - NPIDNN VDY 2003 7PN HNIY NRIIND
N2OXNNION NN 1IN INNRD MW AUN L(ININ YNINY 11D) 2N DO0X2 MPT YD)

TN MINPD

2001-2005 ,7127992992 71727 2WI)19 )17 YV O NI TINNE I 11029957 : 4.3 N5

VI YNINN NN ™PNN TYN | 9PIND NO»d 5NN DY
NMHOWN NADIN L0102 | MONN NN | 2001 519N — 1230 PN
TY @ 40,000 TO2 | )OPYNR OO | ORIV NXIAND PIND PPN
m 70,000 mnmp ,(2003 ") M1 MRNYN
3NN | INAPNY VONMN
M NN MRNON PIN
MY iERan)
DXPIWNNY
NNOND Y
702 YPO NAVIN oV NIV DXWTIN 6-5 2001 "y LpoIY yNaNn”
»NNY 50,000 DWW YNINN NPHI)

PIYND PIM INNON TYITUNR D91D) | -2 TUNIND TYN
ANT ML DOV (NDPY "M | DON,DVTIN 4

NN NMIN TN ooMN
78N, 100,000 S NeR2at ap)
I PIVN
@ 50,000 Y¥ NODIN DO DOUTIN 5.5- VOMIN 21BN NN
INNON 991 2003
vy 50,000- (nk»A0) g

mIT NYIOY
DYV MVTN
MNNON NNOWA

NODIND MNOT | MPIDI9 DVWNIN 5 2005 "y TITYO YNIN
oW, MmN Pavnd DOV MPT N
@ 20,000 01,591
99) i 25,000 TY - DOV
(2w 213897 193917
SNPN
19911 ,2000-2004 NN MNIIAPI IV NN 99 NPNYVNH NMINNIDWN VINdN (2004) 2INDI OROUN-IMP
NI

(D)VYR) 7OTPN MDY NNDNA DIVYIIY MV, NMIRMIOWNY NYRIN MNP P3N
,Y¥2101 Y079 HY NYTIN,31.5.2005 DY MNTYY NYTHIN,NIOPUM M»IAN TIWN
.http://www.moch.gov.il/Moch/Messages/2005-05-31.htm
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NTPY DY WIAVND NTYN L(DWTIN DWW TY NYOINN) YPD NIOND NP NYPO TN Nyap
D2 NYONN) NIAN OPYN MOLINN AR NINYHN NNV 19NN, 000NN N HPYN DV NN
2y N9IN NNPA .ONPNID I IRY NIPYA RMDYH MXNDND IPNNNDY NPT VI
OV NNXIND” :(2005) YPONPN PXIN WIAN ,DMIPAY MYTN MXND VPO NPIDN SV NYNHINN
2V YTV OPOIP 1OTI PIY NN D5 2000 DY 153557 09N M RIN WO DIMPYN
YNTY 1DIPI IMN 1D 3NN XN ,OMNX D2APN XD XINYI 0PN 1NN ,00 ININD W)
DONNY ,DMNIN DIRPIVIDIN D2 ,D002P) DXV YUNRI DY NPHNS DY DD <N NN
,TPONNN DY WRIN TN INDA ,NOWNNN .DOPIVIN MIINNN DX VITTY ¥ ,00W11D 2w 2w

17.0721099°02 NYOLN NN, NPYAN DY TTHINNNY DIPNA T ,DOPIVAN DX NYTHNI NNINN

5NN 7200 7Y TIIY OPON NN .DMNWN DOYNNN NYIVN DY NMYDID NOIYN NOIWI XD 1D Ty
002D Y IOV, MYTN MT DY NN DNMNN 9300 MNP YN PN NOTIN 3TN
DXNYYNN KD DMYN DIYNINT (4.1 TN I) 1T NIND 95 )NDOWN NNAN TIVHN NNIPA 1IN

D0AN OPWN Y T NON NPT DY YOI T DY ID5IN NNINN P DN NNIYD

IV 3N I YSWIP = 7077 )Z) NPT 2102377 TIVD TI0T1 772293770 NIXD 71190 - 4. 1IN

1,600
© 200 "PUIT0 D¥IAN” »OM"R U¥IN”

\ M 0'71un 71071 l

1,200
\ "4 Ean”

1,000

300 SNl e N

600 B

TINIT //

400

3/01 6/01 9/o1 12/01 3/02 6/0Z ©/02 12/02 3/03 6/03 9/03 12/03 3/04 6/04 ©/04 12/04 3/05 6/05 9/05 12/05 3/06 6/06

90y PVTIN YA (2006 Y91) POV MPIAN TIVNA : NPN

MINNN 90-0 MIVA DINYY 99971 NN 4.3

DINYY 91510 NHOADY NMYYN NVIYP Y PMPSYNI S9aY BYIYY 4.3.1

ND 10 D) NVYP DY DNRIW NTTINNN NP2 DY MO0 N THN MVLLINNNN INND
99NN MPINNN DY MINNN NI DTN WD TN NPT NVWDPN NPPTN 9N
TN NMVPOA (2004 POV PIVY 12) NVITN PYVNN PIY) D355 DD DY NNPYIA
NINNPN2Y MRMOWN NPAONL VTN NN MNP YDIPNA OXTNN DMV NYDP MDD

.(Fialkoff, 1992, p. 170) ypp

DIPMNNIN DD NPIMID QDI DD — PNVYP HO” DNY M INIVY DN WD IUND
YT DTN OWY MAXPIN NN NAY NOIWN NPT 19WD MIAXPN ,TIY NODINDY , NPYTHIND
N TTYY NTYN NVOXWN .(vouchers system) TIPINND 7DINVND NVWID TPMNIPYI
, N2 D917 DNOINN .NMMNDN NPDIVIIN MNP 2P ONDN MPY IN ININ DY NN
D2VUN MYNAND INNNN DHYD) MPYN OPAD N OMINN DX ,DIMOTYND ONNNA
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TR 7DXI2IVN NVOYWY YNNND .OMIWN IO ,MPYN OPID IN ,DMINY NNOUN NOVNNN
121y ,0°1Y D8 P2 NN NI 1OIXD W GUNIY NI NININD JDIXN MNDM DY YN
.DOMPYN DININN NPION MDIWNI MWD

99V NN YN 1NN RYNN DI DY) TN WIDN DY YTPNN DDIWN ,NOOpn Yo7 noowa
T2 0T DY VTN PIVA DIPMSTYN NN INDVIA DIIWN .NINPOYN DY WO MiPXa XOY NN
AOPYN DYDY TY DMV .NPIDYN YN DY DININI ,NPONY ,1MIP> MITA 99IVNNY 1INIY
DXPWNN NPY DY DOINN ,MAX NPT IOY DOWI 1D 1P, NAMYN NPT 1DV DY DY
INAP L JPIINNDY MPTN VY ORNNA NPT DY NN DY NP 7N ROV PPN .0NDY

(1992 AT SN NYOINN HY MNINON) NNVP MVT DY IPO¥a , MPIVN PNN 952 19N

VTN PV DY NYMIYRYN MSHYN 1PN NTN 0 NIAY DIDYD MANPNN NN’ DAY NOOYD
) VIPAN YIIYT DY NYAVNN NN NNNN DTN 99V DY MPYS XDD #D12WN NOWIY [ IND
™A OPYN SY MIYARD 0N .TIND NPNN O PN NMOYD NNVY 192 ,(demand shock
DY DONNND NPPNA NV YT KAY ,IRNND D) I OIXNN MIPIVN 1IPNNI MINNND OXPIM
95Wa NN MOV ,TOY 9ayn L(Alterman, 2002, p.89-90) DY 215901 DMNIN DNLY
N 1997 ,(tenure choice) MNY DMINNX MPIN P2 NN Y2)D OTIPN NHNRN DX NN NPTN
PN NNT DY TN .MOYID MPTN XN NMOYD NNIN 7O ,INY ONTIO MDY TN
JVINRNRD OMATYN DR M0 09D NIVAR NN 1PV ,MNIN PN 7ONWN NOOWIHY
Alterman, 2002, ) ©DNXIY DMONN T HY NIWIND DPYWI XD IDPON MANVNN DY )INON
Y DIYNNND VIPID TNY 7PN ,008Y2 DY T DY NT PIND KRNI XOADRY 10N (p.83

.20 MOON NYAP ,HWND D ,APTH NPINNKIA DIV T 9N M) PHN

MTO2IDN NMINNIOYN MYNNNI 917 MYyad 0S9y NmdN 4.3.2

PIMAN INT DY MOYA NN NPWNN NOWNNN DY NATVIND DINNN NPIN ,DOYUNN NIvA
Gerson, ) T T Y1270 1991 WIN M2 OPWN 1AW 2NN TY 2INTD 2AWNI NPT 10U YPO 1NN HY
MAIWYNN DY) DY MNRMDWN 1NN NPN»MYIN DY AMD (825 My ,1997) »0M (1992, p. 204
TPON> DXINN PNRSY NN 0N : MNNIDYND DX 7PV NN DOWTNN DIWN : NOWNNN
,PINT MTIAYD DOPOYIN DN DN WNXPN DN OPYNA ,MPINNN DIXINN NPDIVIIND
22PNN NONN DIYOIN DY THRYNY NI MI0M MNXNDN MINNA NTNRY DY NNDN 10N
MNP DONPNN DNPIVIPN 23D, 0NN IRIYN N0 N ON - MRMOVNY D¥P)1a
, T O0YIAY OIWNN IWIRD DI DI PON TIOND NNMD NN NYIAN NOVNNND .IORIVN
T NN ,XIND 22NI DN NPT MNIND MIPNNA NN : DNV NN NYD T DY
Y DYN YPON NN NOITHIN ,DO0YN NX IVND NND) NN .OYN DININ DO D PNNI
INNIY DIV IIPA RWNA MYIITN NN HPAY N1NODNY [ NIND PP DPYN NNNY NN

.(MHaNNN SV NWITN) MINIUN

YPYND MINNVNY NN RIN O MY MPT NYDT DY N2 NYIVN NIRNN 29D 1D NNONVY Ty
VIOV GN) OMIVYY DMWY NPT YOI YT 7OINIYT DY MIRMOWN 98D DY Y 1
PO NI H2IPN PNY DINND DIDTY NNITA ,TPNNIVND NP DY YWY M1 IPYN
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37.4% DX1HD2) MNMOVN 1DPY UN DWY [ RXNI NV NNIAN TIVND MINTNL TIY
DXWYN DY ONMDIY ,NMNY PIAD (1993 ,19) NP MIAP> MPT NP (MXMOVN 19PN
DRYT JPIND ,MDTHIN MPTN P D) DXPNHND NN DN NNDYN , MY MPTA GN0NNID
MPTN PV DY DY INLP NPT DY GMVSND DNMDID P ONIP NNMONY NYIYND

.MovnY

NYOIN NMON NIN MDY MPTN DY NNNNN PIVN ND2 DX PNN NMDYD NIXIANY GO DN
TMONN” NN NYVIA NN 2003 MVA ; 1993 MV NANIY N NON .IMOPNN ONYY MPT HY
WY IPONIY ITNN) OSMIND GO0 DYTIN NN PAND INND) YINIY NYIDO NNIAND
ROV PPN D DY MNOWND NYSIN NYIDIN Y8 NN (2003 ,MIOPIIN YT
YWTIND INNN MDD .APTN NN 99% Ty NOINY 01T 110,000 Ty DY NN MHONOWVNN
YN TONY NN NN (80%) NRNDNN 27N ,(WTIND @ 150-3) NPON> 01D PN WIAPIY
YNNYND 10> MAPNND ODYN ,NIINDY (2002 PDIADY OPOPID) DOV 15 DN
,NIN NIPY NN O NN DIVRLD MY NMDYI MPT YIDID 1IN DY NDTIN RNOWYNI
LYNAND MIAPYA NP2 MDTH MNIVA RPNT NPT XINND OND 1) DIPPNY 7D¥XONNNIY
YIPN ,NoWNNN DY MIXTIN MIANPNY DNXY DX PIRND INP MOTH MNDVWI MIPTN PNN
LINP PIT MAYD LT DIV DY O D2IPN PNV PNNNN N30 MY 7PNV NN PN
D22 NYNAN NYNN L,(OW) TN 1PIN INIY PAPNND DY IDI JPON MNOYA DXPNNN
90-N NN WIT YN ,NIN MNIWI MPTN OWNIN D19 19P2 D ,NNNY PIAD OOV

9D T NNV DY WINN 2NN X1 ,M2) 1IN NYOY DY NINNIOWN NIV

0YN 93NN DYDY DY DY MNNOYND NIV 4.3.3

,129) DXIYN 92N MPTHN DI MINAWN 400 DV INMN DXTH 272 1993 NIV TV IPON
VT MIRNIN YDVN NITYD XONN NHWNNNY INHRD DIWN TPSNN 719D ,NNNN N (1993
DWW NP> NN : NYRYI DIORIIND NIVN NN VI 4.4 MY .0MDYNL YTHY XD NN

T DYDY NIION Y DY MIND NI2Y DIV 1D ROV

(96) , JTINTVIUD NP INSTN S IN05 NP9 2205 DP9 MW : 4.4 N5

11D nowNNN ININP D 29YN NN IO
obwn nRlan! 2 aplUN RN
100 56.6 2.6 22.4 18.4 NPT NP
100 53.7 5.8 14.0 26.4 mMIPY oIMONN
Y
100 42.2 8.6 24.2 25.0 e mm;?J;;
100 50.0 6.1 19.9 23.9 DMMNRYINN YOO

26y, (1993) 'R 19 : PN

NN MDY DAY IN NYYNNNY 1720 OXTH2 OMIMNRYINDN 70%-D 2P 2, 700N D0 MYN
DN NPV 120 (6.1%) DINWYN 2920 VWINPT .72 WPNd DNSY DN DN ,RMOWNN MAIN
NYaYN ¥ NOWNNN NPINKN 1272 NOXONOY NINID I .NNIDWNN DVWN N APY TN NN
WN DY NP MY MOV N DT NP IOV PN P2 .0DWN 29P2 MvHNNN ndap by
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DOIMONN NOW WNR P2 NN NNWY (56.6%) DDIwWN MIIN NN YION NOVNNNY ININNIY
5¥N D) NYNNY TIND ,D7Y DN 7Y TIVI 1T IPD .(42.2%) TN TN DNV PN NNPD
DINDIDWNN NN DY MNY MDIN GPYN 711,012 TV IDIRY YWY 2D DMy 92NN
12 D29 DNN) 1Y, NIIWNN NN ON DY ANND MPSPITIN 12 NN IWIN ,)1-79-DY-9N

DD DXWWOIN I PYN DI ONTIAY, MNINKRN DMWY 15-2 MPT VIV DWN

PN 9D ,0IYN 1NN DY DY NMPIA DY XD NI DYDI) YOND DY) DIXRPIA DY MNPYA
DY .ONYY TNNN NI AN MNDIN IPORY NMINNDN 1DV NIIWNN DX MDNIY ONPPAN
DOWNN NN ,0MI5YD) DOPTH OMPY HY NIYDI NY NNINT MINM VIV MDTHN WD
MSIND VT NPPTRD DNYPN DDOHNN MNY NN MPTN PV DNNMNN NIX PINIAD
DOWN D NYVY VAR ; NPNDN NPIYI 7Y DXIANY DY MPT NNNIN - TRRD : XXIND
VT ONY MPADN TN YINI NMYINY 1IN XXINT YIND MWD YT DY Wpain DN TY
INNY ; DMNN MPT Y915, 0INDN YD) NVIIN - NVYN TONNN NN PHYY N DIPNL NN
Y-y NYYOYON NIWNN NN DPWH NDN YINN T0VWNN ,NVVINNN NPVDNMIPN NIWNNIY
NPV OMTYH DMNPIND DI DY MY NIAYN Y INON P2 ,PIY NN DY NN 1)1

Y PONNN PYN NN DTN Y MDYIAN NIV NP2 NPT NV IYND

PN OMY .OMYN 2NN DD 19PN MIXMOYN MND MIYY NN DY PPN TNND
DMMXIINN .ONINY INND TPMIPHN MVYIN 7Y ININN OIPMPT 2D INPT DIPNRIIND
DMTN PN INND MPTN NN TON MY TONN .NVIBNN YN NIV, NN 1IN DINND
D>PNNA D DN ,RXINN YIND DIPIVT IR NN DIMNIINNN PONY TWN) ,0MI¥N 9N
DPIIT 1190 DIORINN NPITY 29D HNIWI NMPTH DPNN NNID MHON TINGD DI

.$12,000-Y $2,000 2, DX PNN2

NON ,NPDID MM NXOD NI MXMOWN IUNRD ORIV MPTN NYOITY PONNY 1ON»
NVYONN PONND D2aAPN TONND OMYNN PON 7Y NYLIN PN DIN) IV IN NANPND
NP 19TV 990D NON ,1PDIND MAMNNND NDINI RY RNOWNIN 1D .0MIYN 92N M TN

.DMVYN DX 2 DINDN PANRYN NN NOWNNN

197115935 051 2972 MIT D2 MYV 1 NVINN MNHN 4.3.4

TPIDINN NIYON : 1YY NIIPI2N DY 2P T DY MDY NV DY DNNTH MNPN MY
NPAN TIVN SMNT 29 DY NIV NNIAN TIVNL D550 MM YN PR NPPLDVLVLDY
INNY Y9I NIINDN NNOXND NNDT OWN 2992 VT DY MY TIDYD INPOTH )NV
WYY ,00YN 12NN DIYN MNIYN 19P2 INT DY MOYAN HINK ,NT MYY DORNNA .4.5 M2
I2PANY ,1INN MPTHD RNV TINGD 712 HINNINT .2003 NMIVA 72%-D YO ,99-1989 Mwya
N0 NMYNIN DNV WHNY DIV NN NNNIND ORIV DOPXN MNIAPY DNV
12902 DXMN ,(1989 YY) 92% TY (3-1992 >91y) 80% ¥ DNV NYIN (93-1989) NMHYN
DYWNN DY NTAWN .1999-2 71%-D WNNY INIY NODIVIIN DD MPTN MYa NMOYN
NIV MVYNRIN DNYIN NIV 2D MPT IWIT DXV GN) ,NISP MDY INKY MPT W)

.(Eldor and Evans, 1992 ) NnN5XN Y¥ 905 NOIN)
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DIDI92 DNININY 293 10771120 MNWN 7Y MINNIDUNRN WIN YW DN NN 1IN 4.5 M9
.DOVWOUP SV DITN SV 1A OPWN 2IWINN 10 VINWN IWN ,NPWM M1IN TIVN SV

(12VV5) TNISVIDT-11273/0 DP9 TN ST-58 TINTIIOUD WYadw - 4.5 N5
(OWIY2) DI NIO D277

7 Yo B 2y o
72 DNV DWN YD
1999- 1989

92 1989
89 1990
84 1991
80 1992
80 1993
75 1994
70 1995
58 1996
45 1997
34 1998
27 1999

NPDY PYTIN YN ,(2006) 11220 NN TIVD : NPN
LDOUR MINT DTN MDD PN MNAWN?N (1) : MIYN
.2003 INYI29 9IDD DMNDI DN (2)

DN MOV (DYDY DTN HYDID) NAN YPYN MO YD IR DOYDON 071050 NN 13D
72%-5 Tw2) 2002-2 TaA53 46%-D YHN IAYYO NIPIAN DY 1P OMOYIIY MITA
YN 2PV T 10N M2 MWD L90-N NNV NDPNNL WINY YR 1P (YO Ndava
Y175 P 0911 ,0°510) MOYIAN MNWY 1IN INKD 90-N MY DY MMIVYN NPXNN WINY
TMI IaYYD NN DY NP OPYN MDYV NPT OV YN TN AN OPYNnN
TV 2D MIXID 1N ,G0NA ORIV AN SPYN 5D MDY NPT DV YINNN TIVD INNWNA
YN DY MPTN TIVYD O 712D ,90-N MY NDINNA 920 DN, WOND D TRNY YN HY MPTH
PYPAD WIPIND L,YSINNN OYTIND DD0N .1MOYN D) YW NopNn ndva P WY
YPWN YYD Y NN DIDDY DM 957 J9IND M) D771PI2N VYV NP2 OPYN DSN MINNOYN
,90-N NV NNNN DD ,NIAD MTPNY NP2 YPYN D MXIY 1) ,Q0N2 ONIWI Ndan
WY 07N MINHIND 120NN 1D PON .MDYD INIRY YRS DN TN NMINRNIDWN D011 DINYI)
oY DY NYAINA NI ,1PONY ,0910) XNIDWN MMDYNIY 10N> 00 9T 209 Mdya

.90-1 MV TONNA MPTN PPN
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(2002) SN2 112377 3P0 5955 FANNWYAID |, 1AVWD 0777793 29 3972 INT 990 : 4.6 12

PWN 995 POV ™MV Y (M2YWH) 171172 M0
INIWIMIN | 1995 9nNG | 1995-1993 | 1992-1990 5"No

M7 0NN NN
69.9 24.9 47.1 61.3 46.3 5y
mMoyaa NPT T
829 448 471 512 491 (05N
MNRNIOYN 9

211 1,617 1,457 1,261 1,368 ! ke
(WTIND 12 PYNO )

(2ywH) 7173291y HY M >PWN ,2002-2000 ,75110 PYH MIRXIN PO 07050 (1) : NpPn
http://www.cbs.gov.il/publications/household02 ussr/household02 ussr h.htm
.5.37. M5 ,55 /01,2005 HNIOY YODVLLD NIV , 075N (2)

) 27NN YTON-NOVW M1 Ypwn (U.S. Census Bureau, 1999) %> nNn Tponn »n) 9o
TVND NINRNNA DY DNOY TN MDY YN, NINN INKD MINYNRIN DNV MPT NOWH
P9 ,TPINN MNNN WP MY 15-10 27NN DOMYN 0NN PN .NPTHI MDY
NMIND X NIAT DTN MNHD 27NIR DY DVINN NPPTN .1996-1 MT o¥a PN 46.3%
NN NN ONIY DY DINN NYITHY Tva ,1PD5YD MASNYN NN DMNYD DY NNOINA
maxy MmN MY 15 ,(Joppke and Roshenhek, 2001) »Tidn Dy> MO»Y NNNA NIINN
DY) 4.6 MY PVIADIN PN IRIWD DMNNNN DIN INY DI INT DY MDY MIWYH
PN (92-1990) HNIVOY DINYN 29P2 MYYIAN YNV 1D ;NN (DNY 10 MNY YINI OOMYN

43% NNIYY 61% : 27NN DNNN 272 TWYNND INY DX

029920 NPT DY PND NTYNY NPIPNI OINPY 4.4

5w YAM P rmmowa N9 MKMW YW NI NNNT IRIW DM DY 1901 a5 Ty
PNY DMIPDY WX ,DMNOIYNY DONPINN DMPY 9010 INIWI NI XY INMON DM
DOXNYY AN ,NMY MYNNNI ONXAN OMND DY NPN TONIN NN 25D 11 DPIY TI0 DN

29N NN YNNY 1N XD MNP

NN YHD) ORY Y21 0) PIND ,DOIN 0391 DY DINNN NPT DY PR ODXIYHT IND
2) TY DY PN DNDN AN NNAY VAN, NPVIYNNI NINNN NN PONY PYD XMOWNN
NYPOY NNV YIP ,1972 — 275UNN L(ADIWN NON) TN NN PIND (X) 33 PYD .(ToN
D)7 NVIVHL IN RMDWN DY IN PT PO DY DD NNNIND 1NN NHNN DI DTN DY M
D) MDD IYTNN MNTY-90INN DY IR ,0IIN DY WINN Dya DY 1D nnn i ..
NN 952,017 PN NPTN OTX DN PR ,NPTN NN IN 9)) NVLOWI DY NIPNa
OV TINND NONT O NPTD NMWYN NPVLAVNT NMINNT IR PON TWUN PYD ¥ RMOWNI

6.5.04 TINRD ,TNAV 9122 NP NIIN D7D NN NIT N OY )PXI .19
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IOV DY DD NRNIN DY NIPNA (K) 127 :1989-1 DNNIV (DIDMNON P33) 1OWN DY RMODYN
Y1970 1NN IN JOWNNT DY INION IN IMPNA NIN DTN DI IN/ 1OUNNN P XD NT RMOWNI
(25N NOM) TN NNN PIND 33 PYD MIATID TN NN OPIN MDD 0NN ... 1IVNN
Sy 1967 T7oUN DD NIRNINND PIND 39-1 38 DXYDN 19-DY DMININ PP XD D) 1972-275wN
DHIN INKRNDY XD MYVLN NN DTN PYNN IR NPNY DMVIYN NNPDN ¥ .7...0NPIN
5029 915> YWINTPAY PNAPN MNINY INTY N POY DINND DXMIPNY NN NN XIN RMOWUNIN
MNPAY DIXNVYN DXINTM INDY XY DN DMVAYN NNPDN ,2004-D D) 00N (2004 ,112N)

.DNYY NPT DN NNPA TV DY, 0NN

DMNINNN TN NN ,OTIP MPY 1PN DTYN IUX ,NINMOWNAD DX2YN 12D DYTN NPdPN
SV NPINND DX DX2)N IWX PPN L,(1992) MAYN PN NPINA 92YTHN .Y NDWH DMIPIYN
717917 95 ,2N1N TN DXPDNN NN MNND DOPIAN NN 2N IRNDNA YONN DPOND DY
DNONN DX RMOWNI JNNT ONRIND YITTY D¥IAN NN )N NPdYPN 295 .(2001,759287) D30
MDY NN .DINRNONN DY 29y 7PN DMAWNN TN DI AP NDIDN DY DMIIY NYIIN DY
MDY DMAMNNN NN WNND IXONI PN 217 29 5,057 DPIAN NI )WY MOTND YoP)
DYVYY INON) DY TURD NN DI D0 .OOUPNNN DMNDN DY RNDWNN MIIN NN
NPYPNN 2PY , 015 .MIND NN IPITI KDY NPT INY VINWYI NYPIN O TAY Tiya ,man
,0°27y0 DM DN DIV PNN DY DMVAVYNN DIONNN NN MXNY DOPIAN NN NYONNY

D29y YY THNONY ROV DI TYN DIPIAN

PN NIN,0NPND MINNDWN NYIPOODTH MY WITIN XD 72yav 7Y D) IUR 90N DN
MPOYN NPNRN DOV T PNOWNN PN MNNIWNN DY MIPOYN NPNRN ,I2Y2 . MIXNIODYNN
YIPOYN PNAN NPN NN NYWNNN TYND .NPVID MDY DO 290D NI MNMOYNIN DY

.DY»NN HY DN NN MINTT MAIND NN PINND 7P 1N MIXNIDVNN DY

NI ND 079 RO NPTH NNMN DNY 90N MY TY DRIY NPTHY PPOINY NI
DNYNT DN NYPI DTN NP2 OPWNI DIVY TNXD NMVYN NPNOWNNT MDIYNI MYTIN
-1 3 ©PI9 79) 2002-2 MNRNIOWN Y20 DY NNN PIN NPPPNA NMINIY 1P MONMNNA MDY HY
NPT OMOYI2 NNMNY PN LJD 29D NV IPTI MINITN NN DY DY D) 199 NPV (9
DM9N PTY MND ¥ 0PI .ONPT NIX ITIRY GX PNDY APTY ONXIT P KDY Jaya
TFT> 90 NONI OPOINT NN DY JPRI) INDNN INTN NN MPTONN MTVA 73PN

(NoNa

MYTIND NN MNTPNN THNDN PV MPIN TIWN DIYIND PN MY AT IPNN TN
APTY MINNOIWN HY NI Y9N YW DIANN NN DNYPY
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D2V YINIYIN PYUNI HPYIYI MMINNIN :5 PI9
MNNIIYNN PIVY )1159UP) MNINND

DYVYNI NOLIID INMIN NXY NPYIYD AMNNANDIND MYIANT MDON NN NNNY 1D
YVPIIPN PN .90-N NIV PN IPNY KD TUN DININN NN PIND DIWN ,MINNIDUNN
MOVN DY PMIOVUM 80-N NNV HY MIMTN MIXDAPND OVPR ININY DONIVN DY
DM NNID DY MIN HONYYY TI0 DI PV DY MDD 90N ,80-N NN .MXMOWNN
YW NAN KDY M) OMPVN DV DY DNNY INYD DNV TID NN INDIPNN LTINND
ND NPYAY 07,1985 MV MIXVIAPNRN NPXY DY PONNN .J9IXD OXPNNN TTHD NTRNNNN
MPMY D7) ,OOYTIN DY NN DPNNN TTHD MITANNN 1IN PAd OV NN .9

LDNNN2 DY XY DPMDIONY DINDY 959 19INI MINMOWNN

P2 .90-N NNV HY MNDYIDT DMIDIN DD 1PN KDY NP2 MO MINDIPN  NNID T
MYN NN .10%-5 DMIP DOMVY MINDIPN MYV YIRIVN PYNN PN 1998-D 1992
TPNYAPN HNIYIA NNWYNRID NNWI 2003 NIV, TINGD 191 NN 7PNDIPIRD WOV TP 1999
MNXNON DY PDIN NPV PO DMPA0 DN G MRNDNN DY 1IN MWW .1IDHY
5% 72 ¥ 90-N MIVI MINMOWN DY DOYNINNN NN MWV (NN IN) 4.5% NIN NOVNNN
MY UKD (33 DY PUTN YN NDOUM AN TIVN_ (2000) 7% -3 DY NOWD (1994)

A9IXD DYPNNN TTNID DITINK NN

N YV DMIPNN NI, NNIIWNY ,MMNVP 1990-2004 DMWY HNIYY NYOYII NMMNNANN WDV
O MY - IMVYRIN IOV P92 NISPA HINDNN INIZYY  MINMIOWN W19 NTRY
- VYN ;2000-0 NNV NDNNA PIN NIMNY 90-N NNV TONNI NPIN NNMINN DTN
MPTNNN M2 DNNINNY NOVIAND TPPON NNYTN ORIV NN NYLIN DY NMDOIANN
YV ,MOYIT MPTN YPNN TTHL DTN OMPY - THYWHYN ; IXHONLIN DY NPIIWVNN
,(boom) 1997 MWD TY 1NN 19INA VY D>PNNN : (boom and bust cycle) 29¢1 MNI DV NINN

.(bust) N2WN O¥PNN NTI NONN 1IN INKRD

1990-2004 ©va N*M NNNIY 5.1

92N MPTIN GO0 NI NMDY D) NVIOP DY NNRN OY IRIY NPTH NTTINNN DYVYNN NIvA
LW \PON 4.5-5 1989-2 NMIN NNMDIVIINRY DNV NOTNHY WD 2003-5 1989 Pa .0MyNn
9) NYNNA .OMYN 2N MPTHN WD OINN 85%-3 YN ,DOVUTN DY PN INY
TN YOP DIYN NYIN AP DWW 9ONX 376-2 DRIV W 1990-1991 DOIWA ,NMOYN
NOWNN ,DXWTNN DYDY DTN IIN DY NMIYD 1IN DY ,90-N NNV NYYNNA .AMPNN TYNNI
MY GON 20-HD MNS PV 732N MONNN .(Fialkoff, 1992) 015 DY¥MNN NYINN ORI
MVw1 73,000 S 1NN ,NXITNA T 120 MONNN 28D 1991 MV 9ON 83.5 730 1Dy ,1989
WINY DDWN I90ND DX PN 5.1 /0N PN 2003 MV MONNN 30,000-5 Hv NmId 1995

.2003 -1989 ©MWN P2 ,MVY 952 NN MYNNN NN MY 532 IRV
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1989-2003 71723 9NN DP9W IWI77 - 5.1 IPN

90,000 250,000

80,000 T

- 200,000

70,000 T

60,000 T

T 150,000

50,000 T
R »a monnn

40,000 T
—— Yy
+ 100,000

MY 95 1M mMoNNN
MV HaY DY Ny

30,000 T

20,000 T
T 50,000

10,000 +

1989 1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 2003

UaNYN HY DITOINRN NN PYHIN YN NIDIN : MNPN

NMNXI HNIY 1YY MMNN ,DMIYN NDMIOY PN ,90-N NIV DY NHYNIN 1NIN¥NNI
YO IRV D)2 NIYT 28D DHNIWN PWNRI NN SN 2000-0 DNV NYANA ODIN NN
VYA T WA MININ ININN IPTHN DIP INND TNV PIRD - D9V MW pwnin” 2002
NYVIANM ,DXVNNX 3.1-2 T YPOYN NN - 2001 MV NNIYT NTPY TWNNA ,3%-32 2002
2aVY PYNN NN NNV DPINN ... NTIAYN NMON DHNK 10.3 DY Y mMN WYY ndy
MLIYN IAWNM MINYN INDA NONXNN ,2000 INVIDI NONNVY ,NTRININD ON TYHNHN
.10%-521 DNV VDY DXIY NPTN OV HNNN DNNOVNN D7N0  71DYN MNDNOVN PNy
Y199 YN NYVIANN NYWY ,2003 NIYO 2001 MV P2 10%-52 T OV NIWND YINNN IOUN

.(2004 59N> P32) 2003 MV 9102 11%-5

NN DT INNRY ,DININKN 2.5-2 WD ININN NNN 1T IV ,2004 TIVD NIV P32 NYT 29D
7252 5P MWD NINAN PPOYN NN T DY NOIN IWUNR ,PYNN NNHNY DNV VDY DY
VN DY PNINKD Y292 NTIAYN NN DOINKX 10 -H TY T IWNR ,NYVINRND YY1

NPVIAND NYWA NMIYN DY) ,NDVIARN NYY DY WAVUN YONRIWVIN PYNN DY DXPOYN INNN
P2 WPN AR IXRIND, 5.2 700 PR .RMOWNN MMDVYNI DMNNAY DIYOPIN YW DI90N DY
.DY 90-Y Sy , 07NN HPWNI MDY NYVIARN YNYWI MDY
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LTIPDINGT YIWIW 500 IPTI INIUNI O 90 5V D>102977 50 - 5.2 1PN
(OP1INN) 2003 1208T TV 1997 299

oMMoN YPYNn

DN 0 90 Jyn MY
MNND INIUND nooann
1.3 11.0
1.2 "N

nYvaND Y E 100
1.1
/ / 1 9.5
1.0 9.0
185
0.9
O 90 Dyp D NAN {1 8.0
oY ANT AN
! INIUND N
0.8 1 75
0.?'1|I||J||J|||1|||||Jl|Jl|Jl|?_DI

97 98 99 00 01 02 O3

D230 DY MPal BT 1 NPRN

.106 1y ,2003 TPIMY NPPO ,INIW MNPIAN NN ,(2004) INIY P33 : PN

.D9N NMYAY OPHN 920N P NPODN ,PYNI NNHN APY ,NDVIAND MWW ODYNY NI
DR ONYY MINY  MINMKRHDA 90-N NNV T30 ONMYNYNY N9 DMNINN N»Ya
PPN 53,439 1N ,1999 MW 125V T DY DXWOIANN DINNON MNN) ORIV NI SV 01PNNN
VNN PY (2.1 MY ) DNXIYI MINMOWNN PPN DDON 5.1% 1PN IYNY ,7IN92 MINNIOYN
NMIINNY 920N PADY DID17 7OV NTIAYN PIV MDA 1 NMPN DAY NMNNINNA TN

Y NPNL DINNHN NMYA OV

YONIN 99V NTVANN NYIVA ,NTIAYN DIV NIANI DMNPY 5.2

SY DN MY PA D>TAND NN .NTIAY DIRNIN TIAYD DINIIN NON DI XD 12 28N NN NHVIAN
structural unemployment) 121 NSVIAN) (frictional unemployment) N°215°N NYVIAN : NYVIN
OMYNY TNN NTIAY DIPHRN DTV 92YHND DPNNY DNIND DY MODN NYPVIAN .(
MNONYN INA L, DYTN NTIAY NINONND WINTN 19D DY) 7N NTIAY NPONA TN 12TIVD
PN NYVIAR HY DNDN NPV .(WTN DINND DIPN NN SVIP INA ,I1IYN TINNPNI
,1120 NYVAN 910225 ,NNDN NPIDYN DI NNPNN DY A8NI O) YD Pwn Yo1 O»P
,DMNNO0 DTN 2PY MNP DINYY ,PWNN Y)Y 15902 NNPNRY NYNN NN ,NNT NNYY
7772 NIOINND NN NYVIAN .PWNN DTN PAD DTN MND P NHRNN I0IN TON NINIINDI

.29 12% TUNND NV N, NINNIDN NIXIAP) DIDNDN DIIINI DD
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POV MINMON MTN IORNDIM ONMYYN-VDIN YYD NN NMINND NN NYVIN
,9.5% -N97¥ : 2004 T2IVPINI MNMAN MPTNA NYVIND YNYY NITYI NINT DT .NPNA
MYTHN NNX Y (2004 ,0ECD Y¥ LYTOVINN INN) 4.7% -19 5.5%-27NIN ,9.9%-71I107)
NIVYONY NN MYNNNI 1NN NPVARD Oy MTHNNNY NNV DDIT NI NN
DMNY NMNN NPTPONDY ,OMOWD PYNN DY NBOYNN AP NORND NPION ,TONNPN

.YOINN )1 DDIDN MNP

NOVAN DY PYA NNNNNM NN 90-N NNV TONN2 NIOIYIN NNMINN DY 712 T2 ,ONIWAI
WIN 1992 Mmva .»Hyn DY DY o NN 0y ,90-N NNV NDNN DY NOVIARD MWV .1IAN
-5 NNNN DY NN NOVIARN PNYY 1T 90-N NIV YNNNA .11.5% S NNID NHLINRD NYY
MNNONN NN PN 5.3 9PN .2003 1MV 11% - 9 TV WM MITNI W DY NN DAX 7%

.1989-2003 DV HRIWA NHVIANM YN

1989-2003 ,5X W13 IDVIN >IWV : 5.3 IPN

14.0%

12.0%

10.0%

8.0% -

6.0%

4.0% 1

2.0% -

0.0% -
1989 1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 2003

.2002 THYD DN P2 YT - NPN

my) 2002-2 DDNOY DMNIANN DXIYIN NYND NPIVINDIN NPPNN DTV DY NYTH VIVIN
TPYNIY 20-N DRNN NDYIA NTIAYN DIV IPNY DMINYNN 5210 DRIV NTIAVND PV - (30
YSON YT PR : NTIAVN NPIDNA PIS-IND DINIMNY DMIPY ,MINNINNN NMININD D2 21-N INDD
1020 NYVIAND ,OPYTIN-YTIN NINNRY TN NDVANND 92y0 ¥ 199) ,UNT Y95 NNMay
2N NYVIANRD NHNN TPXHDAIVIN D) .O2YD NTIAY INNND? NOW ) DY NPNIIN NAIY NINPY
NTIAYN YNID OW ITHYHD DYVON . MUMNND NMOTHI ATIAYN MOY NOHIND XND NIXM N
20N ,MITNONN V7Y DY INIIYN 19-DY .NTIAYN YPIN DY NNNNND DNININ 190N NNR NNNNINN
MOND MWYIN NI 29-DY .DMIXNND DT DN INIWNI OXTNWN D291 60% P ,XI19 Pny
NYAP MYNNNI PYNI OPIUN D591 5.2% 172y 2001-2000 DN ,NTIAYN TIVNI DTR-MD

7.299070 MMTNS INNYN DRIV 712 MY PN O) .OTR-MD

55



8.9%-5 1980 MW 4.8%-1 NOY NYVIANN NYY DRIV NIVLIND MNNINN NN 1NN 5.1 MY
,LINNONNAD TY NPIOYN DYLIINN WN 1AV N TYN 2000 NIV 8.5%-21 1989 mva
IUN ,DD0NN NPV 152 21T DN PPN 2000 MV MV NPXNN YTIY ,NMNITNA TINND

AV 50 DY NDWN NMIPNA NTIAY INNND NOW ON DIV ,/NVpn PYIND DTN

MYN NNNONY MNION ONIN DINN N NNPNIXY NITNNY 2004 MIYD DN Pra 1T 29D
NOT TOIN HDI2 NNYY YN NOY DY NOWNNND MLPN NPVAN XD NN TN ,TIIND NNV
D722 DPNYN DXV NINMTPNNN - PINKD NWUY ORIV PYNN NNNY S JHIND

7.9590
7N TPPOIIIIN - 2000 ,1989,1980 , 5823 190N >TT0 : 5.1 Mo
(MDYINNTT DWW WONI VY D29 5915 NX9)
2000 1989 1980 NYVAN NNV
8.5 8.9 4.8 (%) NOVIANN NN
NOVAND TV
259 22.6 16.3 (NTHaY NMNONNY TY MY 'Oxr
”n b

19.7 178 112 WY 450 "NWPN PY NN
(D502 DOV IND %

(2002) Y05 1 NDION 92N MYRI IR D1NIINT DY XYY NPIVINTIN NVPPNN DTV : NPN
.NDION AT, NIMINKD DNYN DMIVYL DNIIND DMIYIN MNNINN DY NPPODY NYT

,UYNY L ODIN DD DINNN NYVIND MNPV NN 1IN L5.3 PRI DY NN NN
NOVIAND PNV HNIWYI NTIAYN PIYI NNMPN OYIN PRIY NN DAPYN XD NOVIND MWV
995 Tay ROV M TN POVIN NS .ATIAYN MD NN DPOIN MNYIAN MYV DXIAVINNY
W MONNYNN MNPV NOYTY N7 DY NYOINN DY WIaNN (2004) 10T .50¥9 19IN NTIAY WM
,71210) NYIVN OOYA DN NN NP IPOY IWNRD ,NTIAYN MDA (25-54) NTIAY IR’ D)
D) .2001 NMWA 71%-5Y 1990 NMIVA 86%-51 T3> MANNYNN NV : TN NNV 10-10 NN YV
MNS NPV DAN DT NNMN TN NNV 12-5 10 P2 1A NDOWN OHYa DY OMOINNYNI

9N

D52 N5 NYOWN YHYa YW NTIAYN NIDA MONNYNIN PN DTN NN 2010 (2004) 0T
NN N9 NYOYN YD 1OWN NN NN ITNN IWN ,INIYI NTIAYN PIYD DM DXTY HY
NTOW NOMIN NYOVNN DY DTN M9 ONIYI MINY DPP NIVAND NPRY 1OV
P N27 DTN DNNNN LD OITIYN DY IONRD DT 9O NTHIAY ONINT TIAYD MIVOND
oY WYIND NTIAYN PIYV DR YIVID DX TYN DYVLNN YD DI IOXIWVN PYNa DA1IPnn

NNIN NPT PAVN DY DY DN NN IN INIWNIN

1919 DNYIVN YN ,DOPOYIN DY 1OVUN NN TPNIVOVNI NYIN 1PN D AR (2004) 0T
NNV 10 TY Dy D) HY (NTHIAY NYWD) 1OWN P2 DNON DX 1NN 5.4 TPN TN NNV IWyn
OV NMIYN THINNNI YD NN NN 2001 TY 1974 NOPNN TWNI PYNI YINND 1OVD T
80-N NNV TN .12 NYOWN DY HY HON DIV TPMYNVN NYIN NYN 70-N NNV
YT VYN POMN IDWI MITITN NN INY WD PO NN NN SO 1DWN 2NN
9OUNN 75%-2 NN TIOD NNV AWYN MIND OY¥a SY 7Ovn NI .90-N NNV TONNa MY

56



=N NS 90-N NNV DY NMIYN THISNNI DT ,MNTPIMN 90-N NN 80-N NN YN INNN
YNINN DVNN 60%

) 54 7Y 25 5N5203 0292 SW YXWINT IIVD TPON? ,INN0 IN TIPS VY 10 25V 5S¢ 10U - 5.4 IPN
(2001-1975

0.90

0.85 A

0.80 ._4\\
o A N r"‘v“*‘\/‘\
0.70

0.65 -

0.60 -

0.55 -

0.50

S/6L
9/61
1161
8161
6.61
0861
1861
2861
€861
861
G861
9861
1861
886L4
6861
0661
1661
2661
€661
661
G661
9661
1661
8661
6661
0002
1002

.PIDYNN INDNN NOYYNN TIVNA DD IPNN PNION DN (2004) 1T : NP

YYD A0 ONIYI NMINNIODWNN DL DY NDOUYNN NN DY VNN YN DT PRY GN
DOUNN MV MNAPN HY YON IDUN NP PONNN WOVIN DX MNNOVN HHVNY
1N DN TIVOD NNY 12-) TID NNV 10-D NNNN YOy DMI2N MNPV NN VNN 5.2 NP
VY 10-n MN9 NYYA NPNY NNIAPN ,35-5 HynNy DIRDNDN MNIAPN DI 1IPIAV MNID
NON,TPOINVIPINGD NN 29D 13 9 NAOWN ¥27Y IP INNNND ,NOMYNYN NP NN T

(1 P99 79) MIXMOWN YDVN DY DMIPIYN DINDNN

SNIWIT TIPS W 12-) TIWP0 W 10-0 1909 29V D297 I : 5.2 11719

Y Y
("M1%H ("M%H
509.51 48.2% 14.3% 25-3
384.8 53.7% 19.1% 35-4
354.6 53.1% 24.0% 45-5.
231.7 56.7% 31.3% 64-5

.55 701 HNIWY YODLVLD NV (2004) ©’NON : NPN

,0°9°N9 H79% MITH PIva NOUNN 5.3
MO MITN YOPNIL 9PIya

oV DXPNNN TTH : NN DXPNN NMOOYA NMOYN D) INOY WIPXAN NTND 0N TN Pv
1997 5w Hwown Wa1Y 1989 DY NUNRIN YN PA 90%-D1 1OON 1YY MY MPTN
NI YW MPTN YPNNA DT TN .TPTN MPNNA DT OV NN NONN 1997 MmN SN
121979 ; TN PIYV OV MYIN N1NDN XYW MY NNMN 1995 MY .MXPOYN NI DT DY

57




YNV PA YD 83,440 -9 MNPDYN 9PN T 2002 WA DM MPTA MNPOY 126,210
MMV MNIN PYTIN YD) WHYA PIUN MY NNRNNONN YT MTIP)

MYYA2 MIPT YPNN PO NN IRIYIA MIPTN NN MNNANT NN APYNY 210D NPN
Y DOYNINND OPNN YD N NP .O7NYN T DY DDIANN AUR ,INNY DTN 09D DTN
MPTN 25902 ,MMPNN P2 ,0MIVIN DIDTIND ONMNNY 192N IV 552 1DV MPTN
DYPHNN IYNRD 7292 DY MPT YPNN OO IPON . PYa OIPM MIN ,NLY NPNIAN

LDMIMN NYWND NPIYN 29 DTN

MY NN IPNN .2000-7 NNY NDXNM 90-N NIV MPTN 2NN NNIIND NN INNN 5.5 9PN
MV NPYM LIDIXD DPNNN TTHI NONN INIWI MPTN YNNI SMIVN NPYN : DN
MDY NON ,90-N NNV YSNHNY NDNNA DIPXINND IADITA NONN OXIYI MPTN Y PNHN2
oY NINYY DA ,1997-1 NNV DOINN ORIV MYYIL MPTN PV NPIN OPHN
,NIINDN OXPNHD NMOYA MIRNN ,90-N NNY NNN AT DY NN NYNM 0> PNNN
N2 1YY .30%-D Syn N 91-1989 DMWY MPTN PNNA STIVN OOPNNN MNPYN IUNRD
N9N2) 91292 NYY NN TPNOIPNRND NIRND I JPIND NN MPTN YPNN DY NPIN

MINNDUNM MPTN PIva OIPNWN 1P

2005-1988 , 11T 2100 70 295 (DWXWI) NPT > 1ND3 D?IN?T DI : 5.5 1PN

27%

0 51¥7 DN TTha 1D NIYA DRYT NN RN Y

7170 WY NN N7V NR'T NN RN Y
22%

=2 per. Mov. Avg. ("ww2a Nd1n NI7yad NN'T NN RN Y
271Tn)

=2 per. Mov. Avg. (TTha ndn Ni7v22 NN'T NN RN Y
121¥7 DNnn)

17% A

12% -

7% 1

(%) mwa "ix mw

2% 1

1988 1989 1990

1991

-3%

-8%

270 Y PYTIN YT (2006 ,O80) )1DPWM 02N TIVN : NPN
STIV-YT Y YN 290 NN MNP NN

INIYI WNINNY NINPOYN MNN) NN 9157 )DOVXNN TIDY NXIN 5.5 TN DY a0 ¥y 1IN
oV MINY NONTY IO ,MVTN PV DY DMWY DIPNY-NNI INY NNMNN NNMP .DMYA
MPTN OW PRNNN PIVN-NN2 OXPNNNY IRIN 90-N NNYA NONA MPTN NN NNNIND
(2001 ,7>70V 12) INY DMN DPNYN-NNI MPTN YPNND DN 902 19N 1Y MYyaa
0999, D¥PNY-NN P2 NINAN YNID TWAND KXY DNV MPTN YPNN DITIYN 12V 19IND
DY OTYN KD ,DO¥0 NXINY ,0MDVINNND DXPNNN YTIDY .IPDIVIIND DY NPHIYI-NPNIAN

58



MNY NPYTY 190N 7POHYY ORI DPNVN-NNND PONA NONY DX PNNN DT> NNSY
MINNOWN NIV DTN DY NIPPY NNPRINNDI DINPID) PYPIPN INNDY DY MNOWN .9pnna
,T1D1) NPDIDD NPNIIN MNP DXNIWN WYX VTN DY DPNVN-NNA D INNNN 1O
TWNN 60% QNI 50% T ,1PVNIT DXPNHN NP G ONN PHNA NN DX PNN NI NDN
0N 27 OWVIP DMPY TI ,MPPYAN N NAT NOXRN NON DIAPNA .NPTN NYDI NYI OWY

JON DNV MVT

PN 5.6 PN .MPTN PV HY DOPNY-NN DY MNVN NIYTY NN TY DTN TUNNI DMIPND
NPTO YNINHNN PHNNIY NINID 1N .0MNAP DXPNNT DMWY DMINN 29D MPTN 2PNN NN
DTN MININ PDIAND NN NPT NAY OOWY YINNN NNNN 519D IAR-DN2

(OXWN3[2 D>N0) DI NN 295,08V NPT IV : 5.6 IPN

400

350 x

300 ﬁ‘“ ~ -
‘h‘ [ BgR

1989 %037 1WA ¥1ap N1 PN

100 =
‘1!:
4
(

'
b
(|

250 7\ >/ 5N 92
LR N '\ . —&—DovY
‘D W,
200 n pe. —4—INDN
- pa_/ Rl —— 971
P Pad a1 WL N S
- v e ARy, noY
&L _a

mmmmmmmmmmmmmmmmmmmmmmmmmmmmm
mmmmmmmmmmmmmmmmmmmmmmmmmmmmm
a4 %5 % % 32 3 343 % % 3 3343353 % 333 3% % 3R ] ]2 K& R R R R

MY MNN PYTIN YT NIV NN TIVD : NIPN
NNMD NNV NN TY IRIN DT IPX 0NN 0N IYRD ,0NMN ONMIN ¥ 5.7 PN

NM PNINDY NN MPTN YPNN 1D, NNNI PR IR IMN DI HY O PNHNRND NHRMNN
DT YT OPNND IRNWNAL1989-2 1PNND DN AN M) NYWIA DY

59



(D500 DN D>09) DI NN 299 DUNWIN NPT 2PN W77 - 5.7 IPN

150% x

125%

100% -

5N DD
—A— AN YN
—=— NN
—=—07

75% A

50%

—o— )10y

25% -

1989 5w 517 1IYA19 IR, MT 1NN NPV

0%

-25%
[

98
990
990
991
991
992
992
993
993
994
994
995
995
996
996
997
997
998
998
999
999
000
2000
2001
2001
2002
2002
2003
2003

MY MNN PYTIN YT NIV NN TIVD : NPN

PIVA DXPNN DY DMDVINMN DN MPPNTL DNMNND WY T DY DITYN DY DMPNN MY
DMV DY DIINNN YAV PIY-NN DI TUNRD ,DXPNY-NNN 2570 VTN PV .MPTN
9-5Y 5 (MN DY YHMN INNND ONHN THX 9I) DPDVINMN DXPNYN-NN NN O )0 DY N
N NYNIND DMININ DPNVYN-NNIY DOPNID DOYLP TINT ,NIDRY NPPIN NPYTY

YOI NYA DIVY DIVYNN 1D TOXNN YT TY,INY Ty NDIDN DX PPN

NI D) DY MITAND YY .0OPNYN-NN P2 MITIAND DY NYNIN DY DX 1NION 973N DIVPNND
MY ,2004 129VID PYTIN Y1) NIIWM N1 TIWN Y9555 MNP YN PX NN, ITION
Dy DOWIANN 2004 TONNA PYNI MYTN MPT NN DY NN’ :(NMPHRI MYITN) (3-N

J1Y971Y DN DIININ P PDIIIN MK P2 01D DY

SV NYIDN DY NYSWN WY ,NDION MVIVH MNP NIVHRN ,MOYI2 MPTH PIY-NN DY 12805
DTN NN .PIAY RNIDWHN 1IN IR PINNDY DIPIMPT NN I1DND MIXNIDWN IV DTN
NN NXVINNDD YA ,ONONN PON NAY IODW T NN DY 71PY2 NINY MV S PNNI

(2 9792590V 71T N2 1T ) MDY RNIDWNN DY 2NN TN NPT

09’ 5.4

NN NPTHN,D2IYN 2NN WIN POV D1 MDY D) KNI NV DOYYNN NNV ToNNa
NPOOOY DMY DININN D IONY ,MPTY 2970 VPN NN NPDID) NPAIMNNT NNMINND
AN 9PN MT NI 172N Y MINYNND DI, TH PIVD NOWNNN

60



NPXNT YW POAN DN 1INI-1A TN ,DMDIVIIND 217D NN NIV DY DNV PP 90-N DY
ONIY NPTH DY NNDYN .ODIIVOIND DY NN PON NIY N9 MMNMPN YTINY DONWH
99010 NN NNNNNY NNOMIND XD OMYYN 29 DY MINNN NI NYP N MSHHAIDD
(7D>7 OXT2Y”) DAY MNNN DY DNDMD ,D2APNA .ION DXANYI MYITITN MITIYN DN
MNANNA YPNYN ON .DMNY NN S9Y TIAYN ONIN NYIND NN DNIWAI ITayn Pvd
,(D0M NHAYN MYVYN INKD) 2004-2 0.38-D 1985-2 0.32-1 1YY 1) T1H .NYY MOIDNN
,N9OVNN YOWN NXAP ,NYTNN MINONNA (2006 ,INIY P)2) IININDA RNV M) WY
YN ,PDY DMNIN )N DI .NTIAY MMIPH DTN ,TIAD2 DIINNY NNMN N 1D NDY

71252 DNNOWN NN DYDY DINYHNN KD, TayY D¥vUNIN

MY NDNM DXWYNN NNV TONNA D9V MINY DY PONN 172y YNNIV MDYaa MTH PNN
DY YDOYNNN TTAN 29D .7DYN DN DINY VIPXA YRYID 1NN MPTN YPNND .OMIOND
1997 S HOwown 1270 1989 SW NYNXIN YN P2 MVTN 2NN WY ,ORIWI MDYIa mT
YT NN DY ODVYNIND TTHN ,ODIN .NTID MPTN OPNN IDNN L1 INND .90%-51
DPNY-NN P2 MITANNN PONN NN PNON NYIDIN NN DY DYDVY NN DITTID NNITA

N7 DXPNN NN DAID PITY DAD VTN PIY DY THN PIVN-NN .OMY

NIND NIRNOWNN MMIPYNL DN NMYAD DNN DY 1PV ,00DNNNN ThN D
DMIVYIANI DI N2 OPYN DY DNDIONA YIO DMAINN NIV NIPNNA DRIV NN TPIAY NYPN
YWINIVIN PYNN NOVN NNTIP NAPNA MMMV D12 RMOWNI MMHWUND MAMNNNA TYD
apy LA MINND DRI DYTAWN DY DNOVYN ,PNDYADIN APy ,7NINA7Hn IINNY
TR DXT2IY DY DY) DHvnY o5 NN LD DXTAWID DRIWI NTIAYN DIV DY NN
SV NDYTY NXIAP DN NIPNA ,NTIAYD PIVHD PLIPNY PNT IN ,2I0N NIPNA ,INOIDNN
MYNNPNI NPT DYDY 1PNY GN) TIAd2 ONANND NNYN N9 1P DNPY [, NIPDIVOIN
DTPN ,DMAONND NMNYO NYUNIN NMUYN YSHND PO .TIY INT MYYD 191D PN NNOWYN
DY o0 DN TN PIYN-NNA INDHNN DY NOOMN LYND NPSY MPTN S PNN2
,TTN NN NOND 001D OPNY OIPMIPTA 7OOTIDDY YV MOTHD WHPIV ,1dan Ypvnn

.DYYO DYNDN XD DN NNIN,NXMDVNN DY NDIYN IINNYND T

61



IRV P32 DY MPIaNI MNNIOWNY D721 16 P9

MLAYNN NIIYNN >T> DY DYPaN YW OTIPOM OTRYN NYaN 6.1

NOIWNI NNNONNY ,NDANN NXD TIV) MINNOWNN XYNI DOPIIN HY OTPINI TN
2y NV M P27 MPN NIITINN NYIVIN .OXPI1AN DY DNPINKY DTPIN 11)D ,VIVNN
2322 MPON SY MON YON> DN MPOM PN P2 DXONNVY TI ,PDINAN WD NMIPIN MIMIY
NOIYNIAY ,TOY INGAN DD ONYAN NN PIAN DY YPPIN YD, TNV (2004) IWIV-IOND
NI AN NN . PMMPY 2990 1NN NN 2N P3N 71290 ,NH9NN NYINYN MONRIWN VIVNN
M9 HY NONN DIVIN DY NYTYN YTD TV ,ANNN DY NP2 DM NN Dwad NINN
LIVYNN NI .29N DIN NDINH INY G M) VITIVD NYNP PNIRD NN ;MINYN DIVIND
DN 1AW DIPN D727 DN NOM ,NANT NDINH NYYA PIND NN YD ,0MNY DIWPNA Wap

JANON DY VDV NID TARD

,72070 NN PYN THYN DI YD DINY 190N IPDO LOVYNN NI ,(2004) IWIV-TOND 9D
TN MDN YVDNINNN PYNT DM YITIN ,NDED NDPN MPY DY DIMAND DMIOYIL YWY
,0529 DYNN DXPPAN DINRINN D¥PIAN .27 PN 12 NDIM M NDN PYN I 7222 AN VI
DY, NDXD NPNOWNHD MINNDT NIIVAD NN TPNOVNN NPT NN DINOY DIVNHYN

.OPNINIPY HY DPNIMNTRIO NNVIAND YNNIV D)2 NN NN

PNONN POND PNIAD W DXPHAN PAY NMINNIDWNN DL P2 NMINON YON> DY MNON NN
SANT N99D9N DT 7Y .N0AN OPYN YOPN DY TNPNAY ,NINPIAN NOWNN DY AN 1OHHON
JORPIAN NOIWNI NPIAN PPN THYN DV 7PNDN NPNIY NPITI INN NN ,)PNNY DDV 571N
ONIYY P2 ININD TIVN ,NNIIXD IIONIWT NNYIND D3N TION OPNI 1DNNYN NNNA
PNON NN PPN IOINI PTA INXN NN DY NYODON NTYN (DXP1an DY MPran M)
Y MNYO INDNNY L, DPPINNKN A DY NYINNA YT TN (2004 ODY) YT DDA
DPINNNY AYTN 90 .MINPIAN NOWN OMPYD VAN PN NMIIRD DY DYOIVPND
SV INYP DN MY NNV T PNV MPIY MDN ,NITON MYSNNI NNV MANWNID
P2 WP DY OITINMD NI2NNNYT MIND VNN YINN ,DPRPIAN OIMPYN TN v Dvd
.PNDA NOION MANYN DY NTMDYN DX OOPINNN ,0IY DONPIVN 191 ,MpPoN P P1an
NI DY MY NP DN NN N OPYN NMDIDIIN YD ,NTIVN DX DO NON PV

10PN NPPTHN YINND AN MAN DNINIVIN NOYI

NN NI DY TN 6.2

AN YPYNY DYPNYAY TN DM ,MINMOWNI IXYPI DOWAYN PN YPPaV XN DY SN
NV THN KD ONON JI 1OV ,7TINYN DY NNV TRN INNID .XMIDWNN NNYPY 2OV \v»
NN MPNT NN TITH DI TNNRD NOLIN PIAN DY .MPON NV DY TAX MPA NOW PIAN
DNY M2AONNNN MYNYN DX MRNDNN PD0NY PIADND DO PIaN DY : PIMMPY 2995 PIN
TN (2002 PPODIVM) VTN INWID DY TN DOPY NI DND WNINDY ,0N8Y DY DINPY

62



2N 0P NN IMNYHNY PIAN D) NXIN ,XNIDVNN DNPDI 1AW ,PIAN TUNRD 1NN 11D DIMY
12190 ,0)NN DAY MXNYNN NN OXPIAN YW MOONN NPN .Man PHINA (MPapn”)
LD T I8 NPT OWIID 1) OVD 1 DINMYN DNV ; MINNDNN DITHA PINYN Prany
MYPYN XYY GURI NINYNN N YIS .OOPIN NPIN MO NYID IR PN PIINHN
NN NN MIND” T92Y,1TaY DN DYPIAN NI DY OPMMPOY 1¥HNN 80-N NN OPraa
NVO MPON NV PA OPPY OYAVN DOIMYN T NN (2003 ,PNIDND) NOMPD TY DOPIAN

.ND9YN2 DY DMONN,DMY DMV DIYNNNIA \NNY 7PN 1N PIAN

191 RYUN DY AOUN = RNODWN 7NN 6.3

NI TPRPIAN NN NdIAN SPYN THYH NOND NN PTIY IPNNN DN DY MNONNN NNX
(2004 ,y 77 APNN 199D - NDIDN M) DIPIAN DY DITNNN DIIND DY NMIPYAN NN PNY
YT DY PNND YN YN SVITIVD NN INYNA, NN DN DY MITHIND MY RMODWNIN NN
MINMOWN OHLNY R INNYD TIRD NYPY WAVN ITIN-TH DHND .DNR NYPND INDNN
2X70M 12510 NN IO ,NIRNONN HY DMV DININ 12D DOPIAN DY 1NN RWND HMY 039D
ND NMIOWNN DN .DNND DY TIND DININD POND DNMNND MPMIN PYTY ,NTINNN Y000
MIPON IWND D) .0MIPYNN HVIA TINY KDY DN IDYIPY DIIN VINMD Y51N DY Npnnnd 9o
MIPYNRN MDY IRPIAN NHIND DY NP2 DOPY INND PR HI-T7T2 )12 NY9 NN TN
NINN T, TN MPOO MNONWN PN NPVLOYN MPXH MDY VI ,PIAN DY MPON HY

JPONIPNY MUYITR DY Nyon

ALY TTH NN MRNINT MNPN DM0 DVPNN MIXMOWND DIPIAN ,MNINND DNIWI
DNNIN DX DTIND XTD ON T NPINN DY 92NN >71o2 (117 /Yy 2003 5N 2)2) TN
NMON DXPIAN OXNN ,OMY NTANN MND0N DY NN SO NPX 7Y NDON NN POPIDI
VY DY MNNDOWN NN 1Y, NIRMOWNN DY ONNDNN J1D0ND TN .MXNIDYNY MYTN
;DMVY NTHNN O9YDN DY NN NPIDN DPN DIPIAN OWONND [, TTNHY TN Map 1IN
951 MNWNI NNNINN NMPN HIY WP IONY N2 MY 12V ,MNYN 112> DY MINNOWNA
qOYT 995 77T2) NTVND NTHRNN ,NINNDNN DODNA NYIAPIY NPYPTNN 79Y PINI AT P

(7229 1N ©MI9) ONNYN NI MYV NTHNM (27NN

nYAP SV PONND RMOWNN NNYPY TONN NN TN ,RNMIVNN NMON DY DTN PN
ND ; TPORIVIN NDITON DY PMNID INKD INDN NN NOXIM NI, TIN NPN? .TI0N MOUOND
22PY T3 KON ,NPYVDILVLDY NN NIYIN MY YTIN XTNH DONIND TN NYIAP NP Ty
DOYWYN DY DMNDY DYDY DONN DY MNPNI PIDYD INDN Y NN NLVLYNNN NN
PN DNYYY DM MNXMOWNY DOPIANY Tya 1PN MIYYI MYavnn »ywa 0»ond
019 M1 PPYNY 1IN ,DIN) DN N2 Y0INAN 10N NN NN T 7Y DXPNM NN MYPYn
YT DY MOLONNNN YW ,ND0N DY NN WYY ORINK RI) N12) 120 DNXY DY DOHLN
JPORIVIT NDI0ONN POIWND PNIN DIAN PRIPND TINNRM 27NIN DY D1DINN O¥PIAN

.DYNYP DMWY DIV NPV PV DY, XIN YIVNY NTHXNN INY GN NIDNI

63



D2 DXPIAN INNRNDN NN IPYY TN HY AN TN N DNYONN PN DY qON 19
NIPON NN NTNN NPNIN PPN TI2 W . IXNDN MIDDN 1901 A5WNN 250NN INDN NIY
SNNDNN MNNOND INX IPYD NODON DX POIWYND MDD TaND ,TPND YaN ,mdn Yv
9N PAD NOOW NN 027 DMNWN 22D DTN Y011 YN NIMNND IRNINN 28D NP>Ta
DMNON P NOY ,NDW DINPIA DY NOOPY MINYH . MOAIDNI MIAVMNND MOIYNI Mon
DINXNONN 2NN NN NN YPATY TANR P)2N0 ORPID O ,ARNDNN AN INX DPYY OOWPNN

JINY MIVYD NWPRNY NN 3207 NNV

MINNIYNY 07320 YY NPONAD 1PPANI INIYS Pia NP1 6.4

05 DY NN YD ,DMPRPIAN DITINRNN MDY DY MPID N DNV P12 YPPann TN
D320 DY NPONN .DMMMPYY DOPIAN PAY ,DMPOYN DXON NIPINN NNIYY DIPPINN
.DOP)AN MDY DY MO MNIN  YAIP DPIAN DY MPION ONIY Pra T YT NINNn
NP2 OINNY PPNN DN DINNL DIPIAN MDY MON MNIN YV NP NHONI
NYOIT INDIYA TITHY INPID TIND DY )PNVPITN NI2NY TWRI MXNN NNND N DINON
NIV 22901 INNDNN DD NYN L,PIAN DY NDOON YD) PPN AWNNNA ,00N MYIN PN

(DoMNM DYYIN) PIAD OMNVPN DIV TN INDD NND

YT JIRPIAN NIIWNN DY NN NPHRY XIN DX DY NNPINRN NIIWNRN DY 3197900 TN
MNYYN DN DN IYND ,0OPNDN MINY YD DXI»N DYPIAN ,MDN> DY NN
SV 2NN 80% V19D MNRNIOWNY PIAN NN MA1NN IRIY P12 DY NIPNN .MINNOWNIN
D20 YV, NNYNIN NYIINN .2IND PRIV 290 NITTNA NIV NYINN .OXPNDN MAIND NN
PN NN (77 PRI) NNAN DY OWIAYN WTINA NYNIND [ ARNDNN TN 8%-D MWD
,80%-D NWIANN NYNHN DOXVUTIN NIYY) DYV INNRD .OOWUTIN DYDY DD DT Y va
NVYI9NN NINY NN ,D2322 DMNNAN N2 DOPOIVN M7 NYRVINY MYV P2 PYINM

229930 NN wNNb PIAY RN NNNN DPMDH MIIND

V2 29 WAIN PRYND NIN2 INIWI DOPIAN DY MPION NOIYN ,XMOWN MNNDN RYNI
451 'ON PPN OXRPIZ DI MINMNI MNNDH DXPIAN YY NPONN HY MXNNN 0PN
PRPI TIRDY 22900 IRNYNN DD YY NYNI T R4 Pyo 21119 RN 119 05
MNXNDNN DI TOW IDINI NIRNDNN DI NN D22 NPT NWIDT TNSD INPINNI IXNDN 1NN
ND ,TOPONN NPINN DPRY ,DINNX MNTPIN NOWNN MNTPN M1AIY ,MNPNRn Yon

219320 AOMIN YAPINY Y93, NTN NN DNDN WOV DY MDY

N2V L(LTV) MRMOWNA DY 11010 MY IR 0D12)0N OWNIAP DNINIVIP ¥IP KXY IR P
PN OPIAN DY NPANN .MDIDNY DRNNA SYTHIND TNNN NN DX DIDXDNY DNPIVIP

22.2.04 ,(Y2W0) D9YON P32 ,709Y TUN I DY 1PN .20
http://www.bankisrael.gov.il/deptdata/pikuah/bank lakoah/D02.pdf .21
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GV 232 DD AUND ,MOINNA DINNNDI WRY Nya [ NNT .0P)aN DY NYyT Mpowd 17 0wpn
N2WYY 19) 1AW ANN 2ON OPIAN YW NYTN DIPOY NMINNIDWNN PIYA NN NN DITHIND
ND DMV PRI ORIV 1IN NNY MY, 0091 DY 12 0PN 102D (MNIPXIN P9 INNNNN
=D IND 2P NYOWA NPT NWIDIY I WP NDIDN MPN DY MINDIN KDY DI MNNVIA

VTN PNNN 100%

DX VNI WX DMNMDY NPV NN NNY DYV RSN MNPIIND PPINKN ONIY A80D T2
PPy Home Ownership and Equity Protection Act (HOEPA)P .)Ow35 DY TVIIND
IN IV DUV ION DD YT ORIYN NMNVDIN MDY DMND DY PO TYN ,1994-1 27NN
YV MY NINMOWN Y2XD MNMOWNT NN NN 27230 PIND ORIYX APNODN DNY PRY
JS(improvident) NPXINNK XD MNXNDN IO PIND .MM (fee) 11D MR M) 1IN
Saunders and ) MNMYN DY 1INNN NDID 295 NDY DIIN DY MNP DI DY NN NXNDNN IWND

.(Cohen, 2004

277N MIRMOWNN DY MPIAN APV ,INY SNMYIN PIVN PONA DALY NTYNY 1N NPYPN T2
Swnnn oy 0NN (Government Sponsored Enterprise) GSE NN MYNNNA N
- Fannie Mae : 19N D) .MIXNOVNN DY NN PIVN DY PNNINNN PON DINNNI YIRITON
NV TIVNA DY MIRNDN D910 RD) MDNIN MXNIDWNNN 80%-31 DHavn Freddie Mac
NN DN IUN LDV OMNMDN 7Y INDD MIPANN MNMOVNN IPMINND IV (IPIININD
SV DNY DM OINYHNN ,AIRNINN NDOPNN INNRD . INNDNN NP DNIVN DNYN DN
oMY D) DY Freddie Mac-) Fannie Mae .IXNONN DX ONY NMINY >TI2 NHWNN PIvn
DOWPYNN DY NDXON NN NN NN YTYNVY ,ION OO0 .NNPD 0N 0N JNIN ,MNXNOND
NHNON NN DY MY DXMIMNNY DN DY IRNDNN DY DXIVNIAD DYONMNND IVNN PIvI

ANTOWNY OIRIYN MY WD LTV Sv

NPPTHN NN .DOPIAN YT 29 WAN PN ONIY 232 DY MPXAM MIUN Py PR HINIWAI
NPNX TPYAN YN T NMNY NIPAN ORIV RNMDYNN MINNDN 1NN DY 1dHI20N
NS OXPIAN NPT NNWYNRI YNRIA XON,(NNITI) NP9 OIMNK N9 IRNDN) NINDN NNSIND
1NN SY DLW NPPTH W ... N TNYD TPDIDD NDID D PR DN D) ,¥NT D35 VYN NIRNON
TONNNND INY NIN N2 VNNNY MIRNIOUN DNPIY DIVIN O ... 9T D59 MINMIOWUNI
1999 ,N0ION) 7MDIDNNN YOV M T|NNNY NN NIDIYIN NSONNNY QN ,0NDY MDIdNN

(2004 ,y190) 9pNN

MMM N ON 19D ,0NDY NIPDN NN NN PLPNY DIV YW DIPIIDY NYVY NN ,NIINID
VI OTY YNIANN PMONIN NP9 TNN PRY NI ,DNYY DNDODN NIPIAN PYND M
PORIVYN MDD 91172 TINON )NPDNN NN DIDN XIND DIPIAINY NRDY NION POXIPIMA
97 NPLXIPIPA MLINT DOYXINT ,DXAND DNYY NININD NVDIN 2APY POIN ,NIND
DNV TYNI .NYYNNN MONI NNANT INIWI MNMOWNN Y7 (821 my ,1997) 30N)
DN ,NMRMIVNN RYUND 1PT MDY NPNIIDD XOX DPIAD NY WY MINMOVNY DOPIaN
NONND YOO DD DNNY DY INPY KDY NHWNNN Y9051 I19VN NNNN MDHNY VP
MNPNN YT 12X ROY 70 NN NPNOVNHN NVDY DY 1T N0 .1OYON MNPIAL DONPHN
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127D NIYN MDD 22)D IPOYAY , M OPWN NN XD NPV TPRPIA NOIWNY To-H95
PN YN D0 DNMIYIA PR DY ,0PD D) MXMOWND DIPI1AN DY NYAVN 1T NNNNN .1PIM
JONIYN DD M0 MDY IN NPONN NODIN MNXIYN NPT MNP DNY IWINIY

HNIYS 7323 2N MDY NN MY 6.4.1

NNOIM MY ST . NDNN NMAD NN NOYD ,ONXIY D112 DOPIAN DY MPPaN NHONI
AN 990N MY 952 NMYY ¥ NN NPT 1Y .7PMYY IR DI0NN NNT DTN
DXP)2N DY MPraN YW IMDYALY PNIDTD NDXN MYTIN NIMHYY NONPNN ,TPON MYINN
NUNL PN NPINN 21%-D IWUND ,NM9 5,501-1 519°00 ©»NON 2005 M .0t DINN2
IWITI T APV, MPTNIND NPT-DY INYD) DTND MDY MNINN 5990 27%-5 P .MINMOUN

Zommmphh 0avs ©paY 1INNY 0PN

DYIOMNN INPN MMPOY P - NNIIWND— TR ,NIMPIY NMINN NPDN PR DT QN DY IOV
NUIND OWITIN DINYIN DMON ,NNNY NP DOPIPIN ,DNWONN MMPYY .0*p1an Sv
2 NNONI NMON

:77(2005) MPY—p32 >ON’ DINNA DOPIAN HY MPPdN MO DD .22
http://www.bankisrael.gov.il/deptdata/pikuah/publ_inqu/act05.pdf
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YWIHY HYN

DPINRINNDY DTV *99PN

,ITYVN NTIAYA INIPY DIRNNDNN DY OMNNIDY DNINND WIPIM NTIAYN DV SWHUN Npon
DY NNPRI — NUM ,MIRMOUND D3N DMNNI MM NOONR — TARD : DIPIN MY NHIOY
NITPI2N DY OPON NIND DYPXN OPON ,0NOY XMDWNN MINNDN NIV DWW DM
N NOY MY ,NTIAYN TONN DRIV DIXNNN NITI HWIOVN PONIY NINKRD P92 .1y
MTIVN PAN/NTNPNHN DTYND DY DINNI : D1 ,UNIND NITINY DOWNN DY 3TN PON
INPDWN ORIYNR MVLIAD XIND DTN NI2ND ,EMI N120n DIRNNDMDY VYO DN 1900

MINNIOWNT 0P3320 0NN NN 7 PI9D

DNYMYIMN OMNPN -~ DIIMN 7.1

NI MPOW MTIN ML NN ,0NY GONI .NMINMOVNY DXPI2 MYV DN IRV
NI MINMOWNN MY TIND JOPI T MXNMOWNN PV 5932 1PON TR, MINMOWN
DM MINMDIWNY MIIND ,MNJL : DNV ,DMIPY DI NWIDY DY NPLIPNITA PIINNN
OV PXNN 57NON 78%-3 MPN DITHN DIPIAN NYIDY DY NN IRIYUND PPN 37ND .(1IWN)
MMOYNI DXNNAN NN MM ,TPNPNN IPNNN NYNN 29 DY (2003 ,)ND) MINXNMOWNN Iy
INMOWNY OMIPOYN DIPIAN NVIZWN VIAPTIY DINN) DY DOIANNY PN TIN NMINMOWNN
LTV 0NN ,IPNND DY NPV GNYY 0NN WIT YR DRI DN M NIV NPIAN TIVN

DN IPNNN INKY PION

W PON P,V MNIAN TIVNL AIPNNN DY DIRINNRD TN NTNN DIIVUN) DININND MIND
IPOODY NON LININNNA DMIN XNDYN MNXNDN YY ONN) PO NYPIAS DY DOPIAN
ARTIOWNRN MNXNDN DD NON ,OIPMIRNIN TINND OXITH NI) KON MPTIPID 001N

995 52)0 Y11 DN /N NP : DN MNP NYIDY MY YTHY DIPIAN MNIN) IR NMD NN
9N 29 YN 2 NP ;NN MXNDN DY YN D951 7)-1 /2 DINAPY ,DPIaN DY MNXNDNN
92NY 77T D5 NN RD NN DN TIDYD) DY MNPHN 1ITHY NPON ) XIPL TWUNND

19932 1912 INMMY VXY DN, 79D .0ON¥IPN P2

02NN AP NN 7.1.1

(1990-2004) XNNIYWN MNNIN - /N NP 7.1.1.1

PN AWRY L2004 TY 1990-1D 232N YT DY WNIAY XMOWNT MIXNDN D DY 0NN 5510 XIPN
79 12 SNV IR LYDIPN PIRNN MY IXIVNA DWW MIRNON .2004 VOMINI PMNIVIA
MNY5 XY ,2004 VOMIN A0 1IN NPT
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: MINHNY MY

2IN 1IASY ,MINNDN .2004 VOIMN NO TY 1990 IR WY ,NNDWH MXNDN Y10 XDIPN
7Y N2IP2 N TNN ,2004 VOMN NOA (AN IN) XNMOWN DY DMOYN NWIDYD NNV DIDDA
9D IWNY MRNINN 90N - ANYNIN : DN MNP SNV D10 /N NP .92 MNNDND
LDMY MNP VI NIV 29D 092 MIXNDN 90N - NMVYN ;0N MNP NI MY
NP2 L(TYNRNA MITHIN M) 7OIRIT NI PDINIT” NPIPYY MNP dNY 19D DNNDN ONON
DY DYPYS NN - MNIAP-NN VIDYO DYP)an T DY N0 YONOTD NNAP M
NPON 90N YV DMNMY DXTNIND VDMINNTD N NP DITHNY NP /DINNM

DAPNN O OPMPT IWITY INDINN NIOVN YT DD NPNOVNN

(1979-2004 MNNDN TINN) 2004 599N IN03 MNNON -/a NP 7.1.1.2

MNYDD OPIAN T DY TN WX, MRNONN DD P DONHN OMNN) DD NPD
NI NP DOUTIN DYDY TUNI DINMDYN 11OV DIAPNN XOW MNXNON )N 0NN
TN MDY PAY MNXNDN OO0 INTIPI ,NY XDIP (2004 ,57I19K) XDIPN DY INPIN Tynd
.DM»NON 12 NPVNVY L(2004-1979 MIRNDN TINN) NN MXNDN D PN ,XDPN NPIN
MTYNN PON DMON DXIPYD TUND ,IPNHNN INS NYPA 19D OXTNN MTY 1Y) ,NT NP2

172219 IN VD NOVYNN A NXDIP TINND .MMIYINN PON MY

YN MINNDNN NN 27990 172 XDP — (1997-2004) 2004 559982 91)292 MNNIN — 172 NP
,SOUNY A NDIPN PYNA P WHnNYnD NOONNY 199 109) DNPIW Y L1997 mwn SN 1DV
DMV NN PTY @ HOIIY ;(D90IV DINM) N7YA DWW MPT YPNN DY DNMN 2 NP2
INY MINNNDN ONYN DY MIMVYIN MV ; TPNDIONRN NINYI 12V ,90-N NNV DY MININDD
NMIYI 9,049 5551 172 XP .NNMIYIAN HY NMITYN DD NX MDIN ,217 9 H¥Y ,INY MTIPN

1T 2992 281910 VNN MNP 217 DOIAND FPOYY ,MNNDN DY

:72 NYP2 MHTINY MY

LMY 209,12 19010 NOOYD NIINDN - NIND
NDOVNN NDIN NDOINN TN DY MY WTIN 0 - ARNIN HNYPY TPIND

LY NP . OIN9 NNND NVTNIN IXNDNN D ,0W 1AW PIRNN - BN NDD TPIND
1995 AN ;9992 5 INP2 OTPINN OMNNAD NOMNIN TINND DTNN NI WNvN 1995 INI
AN DT TYINA NI IDID) NYYNDY MINNDN NIY D) DINAY NONON TINND DY

SRNONN NAPPY TN DY) OVWIIY 29,0290 N/YA DN TIY - 9330 T

ANNYNN 2990

.(N7v1) PraN >9D52 NIPHY RMDWNN NNNDN D10 -PI1aN 200D =
(N7w3) NHWNNN Y902 NPHRY RNIDWNN NIRNDN DIO0 - VIPN IV =

PV TN TWNL(N7WA) NYWNNM 29D 1MPHRY KMOWHNN NXNDN D10 -DIPIyN =
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NIIIZ WNRYY NNIPN MNY 290 DXNYD  MXNON DY DMWY DIND IS N XIP -MINIT WO
DMD NP YT DY MNAPN 90N NN ONNNY TN 7PN YN NIDY TNSD . MNXIONN
DV NNIPN NNN ,RNINTY .DMPIAN 205310 NODPY N 29D YT MXIAPN DINNY DMWY

DMV DXA5WN 7O IR DY DINPD DD 11PN DY

PYNN NAMN POIRIVN NP ORI R NXIIAPY VORI NXIAPN DX DN
S MNNDNN NPV NNIAN TIVN T DY YD TI72 MTON0N IWUN ,MNXNDN HYVIV NdAN
7252 OMRPIA TMMNMPNN I VOIRIT XD NP

7OINIT TMNNIN MO

PN ,DMNMN NN TAYD T 7OINIT MNXNYNY OMNY DMNPD DONN NP NY 01 P)an
S TUNNA MONINT MXIAPY ,VTNIN 232N DY NPINLPIN
NIV NN TIVN DY NPDN 9D D)2 NNIDWN MINXNDN DDPY ION - 7DOPYN N =
SDYPYN MNNY
DWW’ PI2N 7Y NMNDY MINNDN DYDY 7101120 DY DY NITHNA - N’PIIN DY =
OV 1NN INMPHR NIR VD AUR L, NNIPIN NNX Y N ONRNONY IN L0710
3 N8P NMINNOWN

JTPAPIIND DINYD MNNTNID DPIAN DY IND DIPMNNINY DN - DAPNNR OV =
TIVN DY MTAX NPINVPI MNNDN INPOY OMND 1Y) 11 N8P - DXINN VOINOY =

PATIRYYOMINRY MNP YININD DOPINY 7INT ONIN NIV DD NPV DIAN
.DXVWND)

MXNINN 27710170 LTV -1 .ANNDN MYSNNG 0200 Sv )dn MY (Loan to Value) — LTV
Y2 ©2N PHN TINK (D1PNOWHRN DXPIVNY DEPN 29D + DIPIA 29DI) DN JOVIN 1NV
AN

D5 TON DPIWN + NHWNN 1D DY DIDINND 2WVIND OPNOVNND DN IWOY) —  N/NRY
PONN NMIYD NOWNNN TMNPN DY SOMNT PONN DY YT PADN O7HYN TIY I IRNDNN
ANDNIDWNN NIRNDN PNDH OPRPIT MNPN DY YO

191V NIV 0D D PINNN ,NTY DPP A NP MXNINNN PN MY - v Punn
023N HYYW RMODWNN WINMNIY Y0IWN YN DY 20V XYY ,XNIDWUNN NIRNDN

NP 7.1.1.3

92NVAD PO TYY NMPNT DIONMNN DINMN NN MXNZN 14,340 Y200 0N 591D NIPN
;7Y DNNIN OIDA — NNND : MDD NN /2 ¥IP OY /) YIP IR 12N 7PN IWINR N 2004
,0YN0N )2 IDVNY NOND DY ,NNTIN DNYWA NNAY 1DV MRNDNN DI NN D910 ) NP
T ;TIND DNY VIPIN NP — NNIYN ;2IDVI PRY MNXNDNN 19N 2 NDIPHY Tva

219N NITY DV HOONDIMN 1901 P71 991D ) XD /2 XDIPA DN DY DY MITYD

ANXTOWNT DDHIN XN TN DY MV WTIN 0 - ARNDN HNYPY TPIND

095 NOON TN DY MW YWTIN - X995 ANNINN NI T>IND
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ARDOWNN MYV NNYIDT TNXOY ,NITN NRYN) 1Y 1IN DY - 1YW OV

: DD WISV NNNDH MNNDNN — ANNYNN MO

27252 2N Y9051 NYINY NRNDN - PIA MIXNON =
7292 ©YNOYNRHN NYNPHNN NIV MINXNDN - IIN MNNON =
9UNNN PI2N MNPHNN NRINY MIRNIN — MY MIRNOD =

0INMN Mdaxn 7.1.2

73,761 NN 2003 NIVA N9 INSDIV ,ONIWI HDION TN PN 1901 DNIY P2 NN 29D
14,340 DY YN0 N8N N XDPY LN MXNDN 18,631 Dy ¥y DN H90 a2 Xp (2.1 MY )
MDD WOV INT INIYID DINNN NYNINNI 45%-D NN , D000 ,TN> DIV . NN NXNON
NN ASMN N IN AN INTAY IINN ORI ,DYTY TIT 10 PR .OOYW KD 1210 X ,TIND M)

NV NNIDWHN MINNDN D552 NPVINDIN NPNYANIN

JDNMDN AT NTIPIA DNPIN 2NN DN DNY THI DIMNND ,NMVYIY DYV ,DONIPN
TN YD MOTN MIAPYA TN ,NINTIN NNPND NNV, NMIRMOWNI DY 0NN N DMIDN
SNIPN 1D INMIN NN DOPIANND PONY NN ,DOP3aN YT DY WMIN I ,DMNON T HY 1191)

.D»NDN 12 HINVNVY IOV YD1 XNP VDI N (1) XIP) INK DIPN)

DNPYYN DOPNVA-NNA NPT NINY INY YPY 722 NMAND ,N19DA MNAY ,IPNHRN NNPN
19109 MNHNNN NP 152 19INI T MNPOYN AP DAY 039100 DOPNYN-NNI TUND
MONMNN NN 1NN TINMIN NN .(I-X /0y ,2004 ,7130VOD PYTIN Y117 1) NIINNN
MPT SW WIN IN ININT INY 2970 SVIPN DY DY DIPNY-NN P IRNYNL NP
MY M) NYWA DIPIAN ON¥IPA YINWI YN MRMOWHRY oY D7) DDIMN DOPNVN-NNI

AN DIMDN DIPNYN-NNT MIYIIT DD JMYSHNIY , MINNIIVND

NNIOYNH MRNDN I55 TINN DITYNL 0INMN9N NWY 7.2

NI PAY NNPNA WKW [, XMDWN MXNDN 300,000-5 55151 /N XD DY THNON 1Y P9
Y299 N NP DX0IN KX NP ONM 2004 DXI9XI MDY P PYTYY ,2004 919N 2D 1990
NN OOV MWD XMOWNT MNXNDN DD TINN 1,0 7.1 MY .pwna MNXMOWNN 990N
MYAN RMOWNN MXNDN I’NO TINND .DMINX DNID YWHYY NIOUM NNIAN TIWN XD
6.1%) W7aNWN NI 27PN VYN P N2 DXNNN HINK NN PN 6%-I ,2004 VONINI
TPNNND ,W7ANYNI INIT PN .(5.5%) NPNOWNN MIALNY DIXRITI NIV ROV DN YD (

SDINRY -ITNN IV NI DIDW WIDWI DYPYN NN PN

DNON MXIAP DY DN DINX P2 DD O TAN PR NN MNDI RN PN 7.1 MY
,(5.2%) 1PON TN DMNNAN NV NI’MILN DY 2P XPNT ,MNIAPN D950 NN
.(5.5%) 7DMXIT XD NXIAPAY NN INY 1PN T

OINo S5 M3 295 (2004 DOMIN TV 1990 IN) NIV INNITT : 7.1 DD
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DOV 2PN TIVND ORIV
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2’No (np))Y) NN
DN
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304,617 | 103,493 | 201,124 | 38,610 68,211 94,303 9901
MRNYN Y
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FINNS71 DPP0 TV 295 ,713)3(2 593 NIDOWW N0 599 1IN (2004 DOMIN) D> I WY : 7.2 15

WIANYN INI?Y

e e e e |2 D

5.2% 6.6% 5.0% 6.0% 2.3% 5.0% 1990
3.9% 6.2% 3.6% 4.8% 1.9% 5.0% 1991
4.2% 6.0% 4.0% 4.7% 2.3% 5.8% 1992
4.0% 4.9% 3.8% 5.4% 2.5% 5.1% 1993
4.9% 5.5% 4.6% 6.0% 3.2% 6.1% 1994
5.8% 6.1% 5.6% 6.2% 4.6% 6.6% 1995
6.6% 6.5% 6.7% 5.6% 5.9% 7.7% 1996
8.3% 7.8% 8.6% 5.6% 7.8% 9.8% 1997
9.3% 7.9% 10.2% 6.7% 12.0% 10.3% 1998
8.7% 7.5% 9.5% 5.2% 12.4% 9.9% 1999
7.7% 6.1% 8.7% 5.5% 11.2% 9.1% 2000
6.1% 4.8% 7.0% 6.4% 7.3% 7.1% 2001
4.3% 3.5% 5.1% 6.0% 4.7% 4.9% 2002
2.3% 1.8% 2.7% 3.2% 2.1% 2.7% 2003

.2004 DDIMNY 1N23) 12 DX NN (1990-2004) NIIOWNR MNNIN /N NP : NPH

Sy DN TINDD 1N INXNDNN MNIN MY 19D ,07INN YNY NN DOPSN 7.2 M 7.1 9PN
s NIYOIN 790N

DNYP DNNIN MNPV YUYV WYY PIA0 - 90-N NNV TINY DXNPON SN MYy

YPNN OMPYN DX PN IUNX 5.5 PRI NYN) DN DNV DRIV MPTN 2 PNNI NIMOYH
NV WNN OXPNND ;MPT NIAY ONIVY MAIN PNNN - NNRD MO ONVN | (MPTN
Y 112) YOI 1 NMHPNA MNXNDN VLIV DMND DY HVIN T9D) ,90-N NNV DY NIVN NPNNNI
P NOY NP2 OPYND DIN DYNND NPN AN OXPNNN NMDY PONN - MV HOUTIN NN
MPTN PV DNDNO NN OXTPNY NPT VIDAD 7DWWar PR XD NYYNIY NNOoN 0o
oY SV NMPNIA ) 0NN (1993) Shiller -1 (1989) Case and Shiller v ©™pNN .MYyaa

STURIN DXPNNN NMDY NNINY YYNHD NN ,MPT WIDID) DXTPND N2 OPWn DXON DXPNN

- (2000 MY IND) MININND_ DMWY MINNINND OIVN 12 DN NYWA DT DY DNn

PPN RNV 9D NN MV PAY IRNONN NNPPY P2 92N Ya3N XN TI0 YPON 9100
Y NMINI XNMOWH MNXNDN NPOY )3 :2003 MV 1PT MYSNNI DT .7.6 -1 7.5 MNMYa
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NIPIND NIAY NYN DI DY NITNOON DY 121001, MXMOWNN PIY DY NPPOURIS

DMON NN PPWN YW DNINT NTIPIN NNIYRI YRIT MOIWINI NNN NMYN NPNON (3)
LDARYN YVIYN DN THPNI ,( OININN DXANN DY XD)

MNYVN - MYNN NYYN INNX YN PYN ; 7DYY” MINDNN NN DO OMIATH MV PN P ()

MMTHNIIONY MYSN NON ,IDI-T7T ; NPHNIYOID NIDIWNN NDOWYH - 10IW» 292 NydNa

NN

DY 9PNN DY VTIND DINNA NN MNYNNN DY NN NMYYN NN (7)

MXIND .MOLNAN PN TYHN LIPNOY NNDN ,TA02 MIMOI NDONN NNXIN IPMYND
JPMND NINYN MYYINI DIYVITIN VN IRIPY 1NN 1D NNV, MWD

1PN Y9PY — RNDYN MINNIN HY INYT0N

DIRNIOVND PIVD NNNST .N

MINNIDYN ONYNL NI IPY PIN NPdpn =
DY1INNRN OIINN Y9Y5 YW NDYINY XNITYN 1IN HY NIYPVITIVD =
I NOXD NYNN — NMINMOWN DINPN DY 7PIONY =

MNNOWNY NUN PIY Y IMMN NPNa =

N2IND NN NYSN — XNIDYNHOIMOUN MY =

N2IND INTIND NYSN — MINMOVNORIYN MY =

(non-recourse) NN MOT NOD NNDWH MNXNONOSY NPN1 =

MNDNN MPIAP MDY TIO» =
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1IMMYNN Y9PY — NNMIYN MNNYN HY 1"N910N0
(TUnn)

NINNOWNY DIPI1T DXWWNIN OMOY  .a

AMMPY 2955 732N Y PIRN NN Y NNTap Nonn =
NDDYN MNNTN YHVNY 19IUN Iy =

NV DN OMND 2953 PIaN NHNMNNA MDY =

NV NP0 ONDIN DIMOYYNN DI NOPN =

[mhivmiiRdvi)mih il inTn B

MNXNIOVINN PIVI NIV MIPIN TIVND MIAWYNHN )

2NTIYY 921D DIPIPIA DT YWY WPON NP =

110 MY 7 NN PAYN Y OINIY ML
MXMOWYNN ITON DY PNV NP =

NMOWN NIRNIN OO0 IO TIPND DN NNPN- =
DINDIOUND PIVI MINPOY JY Y110 NNRND DY NN Mo =

MINNDYNN PIYI NNNI99 11.1

NIRNDWAN PIVA NNNDT IWINT PIRIYN NN PIYA ININRD NN 1NN 1 POND
PYN2Y MNMOWNN PIVN PN P POY DIMYN YIPOW DN YW DY NIPNN ,DIN
9NY IMNNANND P2 N7 NI OX NOWNY 90NN NOPPNA 1N NTIAYA DN TN ,PNVPYIn
NOTIY NY WK, MRMOWHRN PIY HW MNHONN PA0 PN PV 10TH Piva MNINND DRIvA

N9 NXYMN T .ONNNI

NPHN TN ,IPNHNT NTIAY TONN2IDYNI DT P92 MXYNNN MYNNIN MONMNN JPYRY NPYIN
MNTY XNPN .11 PI9Y INTPNL VN9NI ,DINN MNPNN D) ARY XD DXWSINT MNIN
NY) NN IM2AN DT N7YT DY IMI DX D991 TWUN 197197 223090 DY TP IND YWY PN
PRY 12100 , NN OY TN .ANDN NPAN PYN DY MININ NTIPI NWITH TN, XMOWNN MIXNDN
IYIAN ,NNIIWND .OWYNN DPHRNNND ,OMND TN NYNIN DY NIV TNNN I 0OYNND MND
D92Y THD MNIVPNN NYNIND IWID IR TARD D31 ,I9N0 NYSHIN NNNDIN MIPIY NN YNID

I¥191 MN2

PINDIDYN INUI IV PV 9N 11.1.1

VN PMIAPYL NANNY DMPVYN TAX .PNN PIYI NN Y N¥ONN 192 N ,ININRY
) N7OUNN 2P0 PIPYI) NPDI NIY»2 PIDdY — DMDI DIMPY HY MPPaN PN NYap
NPEPH MM NTPRY ,NPANID NIWIN DMIPDI DMV XYV 1D WNT MY PN (2005
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PINN NP INKD MPYN NNRND YNTI MPN PR NN INMN IPNN NN I
201! IO DY WP NN MV NP ON 27NN XY XYPD PR DIOIVIN T YN
DNV WNN TY TORD) DIP OWNYD NN PIND DY 129N NIw»2 PIoyd 1P Dya Sy mipda

NPN NNV NN NOYTY XNOWH NXNON DY DMDWN ,NdAN PYN MN YY Nyawnn Ny»Nan
SV NMMMIN PNAD XYY DN PINND AIXIYNA ,TI9D DI1PDID NIODN DY IMDYND NOIN
2P PINYY NPDID WM HINNY NNNIN M2 ,MIRMOUN PV NIY»I 1NN
MIPYN NNRNN I1AVN IMYSPHRNND ,RIIDWN DY NI TONND 1PN NTOHNN MIYHYND
YTD ,NNDWWND ,NMINI TIT I 1Y DO DPRY M) DY DOWUNYY MPYD NYIAPY MPON IINND
DO0N YV INDIY YN DY NPAY »1I1,INDD MIDN PA DMPN,NIANIN DIXODIVIND T Hovd
NMINNOWND 232 195 ,009vN IV YT ,0°90I) DXIANWYI PNV DIT) 91 12D T2 NN P2

(6 P19 M)

NPIOWN N DY NI8PVITIVY 11.1.2

I 112902 2N ,NMINTN DY NI 1NN INONIVION NMNDD DIWNN DIV MINMOVNY DOPIAN
PN ANV : 7PN MNP VIDWN M2 MNYNND (2006 ,I0N)) TINX MPTNI HNPHN
72N MNINT) DNV OPON Y910 ,30-Y 1 P2 DNY 190N DD LYND NNIAD VIR — IRNIND
P2 NAY IWIN — NTRNNN NO ; (MW 30-1 15 : 193 XNNV MDY P P NN HHD 7772 IWON
N TINK MPTNI) AT X DPNND IPY TTI0 NTINY IRNDND DTN KD INNDN
NP M2 — NN N0 ; NWDD TN NTHNN KD DO 772 ,NPTNHN DY Ya0NI MIRNON
2X1NINN NAINNN ,NRNINA NINAY D) DI OIRIWN INDN NNV NIMPTNA MNYN N2 N

MY NNV NN NNN DOV, RNIDWN MNON HY

,MOONN ONPOY YT AN NMIVANR TR N INYID PHYID NNPYN IV 1D DT MNYN yov
9TYN ,NON TNY 00 DYDONNN DY DNPNTI IR DWAPN DXVNION Y20 YN >TH NN
SV TPIMNND MOYN 2IWOND Y dNYA DIWIN DODNN NON DI .NMNON P INNYND DDA
DN NNIN NN IVND YT PV, P3N DY HAND 919NYN ,NNT IMYY .INDN YT HY IXNDNN

DD THID MNINY IO NN DN 552

MNNDN DY 7PIHVITIVD NMHININ 1N DT IPNIY ONDA 28N NMMPON DY NN DIYNNIND THN
NON ,0MINN YD OSN OOTNN DONIND XNOWH  MINMND MPN 7NDN .XMOWN
NYY TO2Y ,DRNVNY 1N (2)-) NI (X) P DI ANINY NHY T ,00NND IY PNPVITIVDY

.DMYNN DN P2 MINN TTYD

SV 95 NIY NIXN NN PIDVITIVDNY IR, MNXMOWA SV MNHUN PIY N IR 7PN IR
SNN ANNY IMNX TIOND MONN TD TN MWD XNIDYN MXNDN DY MIN D AMVIN
OV MINPLITIVD NTHN METNI ,IND DX PAY MRNIOVNY MNIWN PIY NINI NN ON P2
DONNN N NN .DXPARD DINND 1NN HY MPITA0 DOIND YV N9 RMIDWNT SN

DXNOPR DXNIN AN MMPY Y PNY 2T TONY PPN ,XMODWN SNIN YW MIPNRY 20N
DXVINTIWNYIY T2, TAK TY YT-9Y UNIN WIPI (OPYN IN B©919) DIPNIN WX , 00NN NHYONNI
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% PN DPYIND MITVARD 1 DY .D990H IN DMINTA DIDDN YNDI DOWIN P 12 D)
(1701 N9DI ) NPADN NN NAPINN NN - NIRNN D33 — TN, NY Y1 NMP

YYTIND IINNN NN — MNMOYN DINNA 9N 11220 NYn 11.1.3

MINMOWN W9 DOHYD MY NOYNI DMNMWYRI DN 1D ,MIPONY NYIN DNHPN P92
DY112) XNDWN NN DNNY DY HAPY HRIWI D2 OMND HY DNMVIA [, TNX TN DINIW)
OT T N0IN CTTIVD MXMOWNY DXPI2 DY DNMLIA MY T8N ,DNOIOND NPON> TR
2BV PINN PIAN ; 2IWN-I2 N0 ,IPOY |, 12D NI I1NTN DXPIAN DY DNPNIANY
DM NN NYTO D1 PraN 7o OIWNY,1POY SN DTN DMIV0NN PINY ,NMINNOVN DY D11
DY DNYNIN ,NNT NMIYD (1IN HINKY ITI0 PRI ML TMYN PNIPON DTN NN PHV1I HY
NI IYIND XMNY (8 P9I MINDNT ) N> N0 XTH MNP OXMYD 121D DN

VY MVP MIANDN DY XY 1IN 0 DY ¥INI 12170 TN NPNIANY

NIVNY , MY DXVIYY TY DIVY Y TIIR NNIVY XNIDWN NPV MYNNNI NPT NYDT YD ON
ND DTN N2 NNMPY I, NNN PIVA NYPYND — DYND — INNYNA NPT NMINY NYPYnD
212 PNHVIAN IDINNY ,AIRNINN DY PIRD NNVLNN ,INON P2 ,Y2N NN N0 HY NOVIAN
P°N2 P NI WX ,MDIOND DN NMIAY MDPNNNNY ,DAN PYN DY DOTNYN NDIINN
MXNON NPV POOON NN AN TNANT NI NN MY .1AN PYN DY Mypwinn
VIO YN N2 NDYIDN NI MIOVONIN MAWNND DDV DIYSNNI RMOYN
AN DPNRY NIAN PYN 112N DY DIDIVIN NNV D91 ,MPTNN 9901 ¥ INDHN waINI)
A OPYNI NV NINN TNSN DINNYY ,0NDN MYV YN OMNMPYY L(DXTD) MOONN

29U NOYD LIV

NYONNY R XOMIND PPON N, TINVIVVLD PIOVT KDY O) XYNI 21NN IWIN
,D»NIND DONN MM DY NINDI NN PR ,DININ .IT NTIAY INNDINI PIIID ¥ MIAWNIN
92 P32 YD NONIND ,INK QN A R - 1T NPND DI KDY PRY NN 7PN NNIY 29D
NDIDNN HINK 2D MXNIDYWN Y92 DYDWIN 1901 P2 IWPY IWON DNITYIY DINNI - 1DSY
THANDI ,NT MIVAN YNYI NN DY DIPHNI .NMOWH DIPVYNY MNNN ,NAN PYN S IOUNHND

SDYNPN PN DY IND

s THINN MNTHA NYND DOINN DY NYIANNN ,TPNINDPAN MDD NPPO -

MAPY OHAN) NMYA DY DOANN TN AN DXTH DN DPRY ,IDVOW DND DY NNPNIY -
LT NOY0 DNRY DY NNPO DNY IWAN P)ANY NON DY D900 DA VYA : (NN NN
; DTPYY NVINY ITNNN N2 DNDION P2 ONYN NN

— YN OPYN - MNMOYND X112 DI PPN YA DY NIWY DMHNIN dND1 NNPNY -
; DOV P22 NNMP MPON DY N NP0 DY NYMINNY — VIVIND KOV

MNNON PYPI WWIY N2 OPYN DOY ONINND 7P NN OUIR DY OmMTY -
VAN NP PN N N0V DWIIWVNN ,KXNIDOWN
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NDX032 AM-ND0 NYNIND DMPIAN YY NPONN DYLN MONIN NN DY POPY DN Mapya
Y29 DY NDW IPNY DIDY INNINN IINNY PWNIND DIPWNN NN NN ,NNIDWH NINNIDN

NN, MMPNRN D510 NNIWNN NDION NONY) NXAN PYN DY MINN NDIDNN 1D WY IN

9155 WHYNY DIPYWD NoMmIN 17NN NDIDNN 1N Y192 XD WHYA DM ON (DY PY IO
MINK MNNIND D) ODINY, 122 OINYPN DXNIVIAD) INIIND MINNIN I8 NNIOWN MI1/NN
,DYTAPN DAPNI N NPNINN MPIN IWORY PID (0 Hnwn 1n03) DN MNYPN
PNV TAD2Y ,DXTNYH DMPNI I ONINND MININ IWIND 20 .19DND 1PNV 1251
NYSNNN NIRHNNY ,DXTHYN NPPODIVLVLDY NI NIYIN SMPT D XD PIX 19D
YOWVN 29P2) AN PYN DY NOMINND MINXINNND 22%-3D AYNIN YINRIY N2 PYNn DY 1D

(MY M2 HINKN ,NDION

NN D20 1PN ONIY 232,019 )00 NYY DY NDN NN 7PXHNIY NMIWON DY D) NIVN
PON .O0MDNN DYPIAD NYTN NIPOPY NN PNN NON AT MNNOYNN DY (LTV) )0onn >y
TN INON N ,85% IN 80%-D NN NV NON NPYWH IWINN DNY NIYONNY NONNI
NRNON2 MY YTD NPT TN 20%-15 NMNAD 1NNYI PNY 919> XY NN 7P
128D ONDN NINY PI2DY MINYD NN 21N 7N INDN : NDANN DY AP PIN .RMOWNI
MNIY TIN : G0N PIN ANV NN MNINND DY DINNY MNAD NPT NP TNYY QU DIOD
LT TIVN M) RMOWNN TIY MPT OIPNN DT MIAPYL TWUNRD POV INT )N DV DINN
NPOND DINN DY DY NIPN TV ; DIMOYN YNAON SYTND N2 YPYn TTIVD Ny 280
NN NYWY .NOWNN NN INKD P20 1IN DY DXIRWIN 19010 NN ,MDVINY NPTN
DYPYY DN 7 PIIIY INT OND 2NN NNOY IMIYY 11D NDN HONMYHYNI NIDN A8 DN
VA NPT NWIOID RNMDWN NRNDN DAPY DO NTIAYN PIva 20N DODIANT DIVIN IN
NRNON INPD RNIDWNN MMDYNL DXNNN HDI10 WIDWI DIV NNONY INXDY ,NT 2IWN NIDN
YNV DY NINMD NYIN DY MNYNN PR MIPIND TN M) PO WY DY RMOWNI
MMV PNPON ,DOWTN DITIY 20 989D 19INI NT PRY )INAY NINIY PN NINT D52 . 0M0N

STRD T PN NYYW DY RNMDWN NMINNTN 1DV IPWIY DI PN 70%-Y DX DIPIaN

99010 MVPN VAN, NYNRIN NON 1O NMYV POLPNY NINNIX NIRMOVNN PIVI MAIWNNIN
APY MYP WINND NIV ODTND TIONY ,DMMIVYNL N0 DITNYY MO MNPNY MNRNDNN
LIVUN 0N N NMIYLY NDPON DX NIPTHIN NN ,NY2 N2 DOIN ; ONN TOIMN DNTH NI
MY, NINXNDNN MINNNA TNYD DY N1 SPYNY VT NYIIID MNXNDN 1NN OX IO
POPN TRN NN [ (equity) TPNIAN MMIN HYVL DN ,0217 DMIYLN .INNA TIPN DIANN
IDPAN ,NNYRIN MVPN DY PONND DIPN 1R ,NIND PNONN O312TN AN DML NV NN

VYN NOTN OV PNNa

289 HY19¥> N9 MIPN TNNT WINY MNMOWN Y DIMYUN maby ,nYaxn 50N 1120 MININ »Wnn Pwn .33

TIPNININ DMIND NN DXANIY KXY YN DN, NYN PRIy 8y (Rosenthal ,2001 ) 1930 pwn movdnn
JPNOLLY

145



MNNOYNT YN PIY DY IMN*S Nna 11.1.4

MPTNA D) DY OMP NI PIV .1PIIN MNXIND DNY MIYY N0 MO NMINNIDIVNY NUN DY
PV . TRM 5792 ,7°0)17 1D MIM-MANIY NIXTNIT 7N PINIT NN NI MNMIN
NN N NPY NN ,ONOPYNY DNYY MRMOWNT MXNDN NN D101 OXPIAN VNN

.(2001 ,7)7287) DN VYA ) TIY M) MYNNNI

MNPNRN GPIN NYTHIN :IPOYA ,MXNOVNY NYN PIY MY D7 MNIN ¥, MONNON
PV OV 5w DNYY MDD MYP NNNOM MIXNIDYNN PV DY ImvaY DX 1mvn
,LOMON DMOVNY  DODIN NNNND O1NY DNNIRY NPDYA DT MY NINMOWNN
S0,V NN NPX L ANNYND NNNNN MNON DY AN DPP DY Piva PSPLITIVD
NPOVOIND YPDY DINNINY N> N0 79N DXPIAN DY DOINNN NI NINMOVN MV
95%) PON DY WNNN PR NDVYNN PIVD  NPPINX NPYTY 29-DY NPT VIO MYON
NN NX NNIY DOMIPNN NV .0MDD DIINND NONX NN KD IPY2 ,0O0NNNN PIININN
, TN WY NP DY NYAUN NNV INSHD XY 12N MSIND T MPNY MINMOWNN
95928 .(Sorohan, 2000; Todd, 2001) 121970 NPND 12PN NODY NYAVYNN ,D7DN0N DININI)
MY SY MMNMPHRN NN NIN DINDNX 71NN NMINMOWND MNYN DIV MM D [, Tyn (DY)

MVONN MIADUN DY DPN KD TN ,0¥P)aN

PV NN NDNRN NN NIV (1998) NION NTY .IVY NN NTIN XYNA DIPOW NI
9PN NN DT NINY MPONY YN NOY MIND ,MRIOUNN DIV YD HYNNND NN
NIVY ,2IN MVNI MYPYNN DY YTNND NPIIYND N NI ,NNDIYNY .2IN MIDNI MYPYinn
925 DPYNIY) DXPINTY NN DN DMNY INNOY ININD P ODIN ,NINNIOWNI MYPYD
INND T, MRMOWNN MV NOVNNN MANNYN DY NXONN XD 13 DT .(102pNN

INDOWNY NPNOWNN N2 DY KD DN 1IN MININA

,DINDNIOWNY IWNN PIYD DY ININS NN DTPY DOXWPANN 0295959 910N .INY NNNYNN

W NP XINND PIYA PXDOVITIVOD NP, MINXMOVND SNIYND MNPH DN NINY 152
NN DDV ND O9IN (1PN DOYD NOHN DY NPINADN WMINONN ) 1T PIVIA YN NN
N DY .(DMIPIINNRD DMIPNNT IRINN ) TN SNYY NTPD D1 MY PIY NNV DNNY
D) NON MINMOYNN PIYA DXWOPWHM DINDNN DXAND P XD NOWIN N NYN PV MNaY
MV INVAY PIAPHNIY ININT NNV NVN PIYY DN ,MYDNN MXIAPN 12 9Py 0000

NIPNI ,MTID NMANNNNA NPTHN MIINON YNNY YT .DONIVNN MWD NINMOVNA

,O7PMIAIN YT TYD MNXMDVNN MNY DY NDIDM HHIIN ANNI NYIY DY INOY
DY 9PO¥a , DINOT DY YTH MIANT XY MITHIN MSIAPY NONOVNNN MIAIYN DX DND ON)
NYOY0IN PV NN NNDIN NNV, TPNOVUNN NIANPND MMINT DN N29N .DOYNNN MDD

.NT2HYMENN PND ) PNIOWM NPIAN TIVND SV

N2IND WNIND NYSN — RNDYN MIVYN NMLVra 11.1.5

NP DN DTV YD JTIX MV TIMANNA YT XNIDYN INIPYN MYIY MION
MPYN NN NDIN NT MV NHDN NNPN TYUNRD INMNND IDNUND 91D IR INDNY
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NHNMP RO ION .27PY NYVIAN ,NYNN DY ,AONYND 512 WX NN 1Y ITI XMOWNN
LMD 7M1V D) NOMP NN LTIV NN, NI, TINN DD, M7 MNMO MPTNI
.(3.2.2 9792 VYPI M) NPVIAND PIT NDINN INND DOWTIN 9-6 P 1M NIN YN NI TN

NP MPYHIN DT NYT MIAMD ,OPMINRNIN NN MXNIDWN Y9 DDWIN M%) NOND
MNIND ,NMOVHN ML NNPY RMDWH HON 55 IONYY XMOWND MOVLIY NIDINNND NMION
ADTHIND DY VITVIND INNA YT DTN DY 1T M2 NXDNN ) 232N OY NNIND NDINND

: DYNIN DTN NN PON 799,11 NINIY NPNMYIAD MYTIN DX

DD DPNNNY NOVIN IWN ,RXMOWN NIV PPNN DY NN NIPAD URIN IRTO v .1
.DXNVANN DY DITHIN DIDDNY NYTIN

79 ,MLYAN MNTY MK NNINY DTN MNIN MIPN DX NP2 WRIN PHNY v .2
Y9I DXANWN) PAT NN NY MNITN NNDIN IW TN, MINDT MIP0 WIN» [ TAN T8NV
.00

NMPNY WK .($100,000 NPT NYSN) NOVIDY SHIDINN DIDON NN PTHINY W .3
DN M0 PPN PNTIN ATONN DOP 1NAY MPTHN 217 ,MINIT

72295 .NDIIN PVIWVND RIWIN T2 NPND 2I1DY MP1N ; MIRMOYNN DX AP N MYV NI
YT DY MDY L (NDIDN NN 19-5Y) NI MDION DY Y NINNIDYNN NV TV NODIN
LDIANYN MWD MXIIAP DY IPT2INNDNN POND NPV MPIAN TIVND

N2IN NININT NYNN — MIINNIOYN INIYN MV 11.1.6

NID D ,0W DN (3.3.2 PI9) 1T NTIAYA 92D 920N MIRMOVN ORIYN MV DY NIPYN
Svo YW NIPNnaY wun v auxd My (LTV) 10 My 0oy MDD DY 0Xpna vt
SY 2NN NIN NN NDD> XY DN NN IWYPY PNNND L(NTN NIDN) DN YIIND OINN
NI NYY DY RN NDAPY SNIND HYI-T772 ,MLIAN NNHN DHWNN NI NN .INNDNN
PV WPYNN NN IN PN NIND ORIURD NIVIAD MPOYN DIVIND DYIY MY M
NI NN 20 .MOLIN PN NP DX NIVIAN MNT NN IDAPIY DN 1D MIWNN MIXNIDYNN

DXMLIAN PIVA DNIPNN PYOY T MO PAD 1T MV P INY

D) MYN D W IX ,ININD QNN N1NAN ,NNIT MINMOWN ONIYN MV DY NOWIND
Y2 PRY DD D) NPT NYIDT IVWANND DT MY DPP DSY YD, TPYNT .OMNMDN DY DNONIAN
NLANN — G WY IO YN, XNMOWNN INXNNDN Y9 DY MDD OX 1MV .1 19130 DD
YOINAN PN NN DNNXY IWIN ON DN ,IWIND D5 DN VI YNNY DIVIN 1D WY —
DTPONY ,DONYY SY TIVN MDY NI2N NININD OXIYRD MY MIAN .PONNI DN
PR DN ,TPYIOYW DN WD YIND YT ,PI3N PAD 02 THND) Y013 1NONI OINDY Y»DH
NOYaN — (nonrecourse YN MNXNINNY NNINDY) INTDN INND P25 1IN INN ON) ©IIN 190
DT VN ITON DY PNIONND NN NISNH IR THINAD ¥INHM INND INN 2 DX POON MVLIIN
12X )10 YV OOYA DNV ,DOYNNIN YVIVND DN DY POV NYINN ,INDY NMAN INMDY NXIN

.DYANYD DYYIY N DXNVN OM
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nNLVIAN NN L(AIG D¥ N2 NHaN) EMI »Mux MY1ad nnd D120 DRIWAI NOWY 1988 NN
TN 30% DINPDIN TY NDYI NPADN) 90% SV H91PDI1D 1PN NYY DY MIRNMOWN INIUN
.D»95951 DD 29D KDY M9MIN) NN 29D NY ,0ONVIAN P2 DDA NN NN .ARNDNN
T772) NTAD MDY DYDY NPVN NN : DIIN DIV XY JNNT YT DOWID NYPDN NN
1257 PR DYDY ;7292 30% NIN NDMIN NYYY PPN ,(4.1%-1 XNOWNHN NN NIP»N D9

TN NON INND L7325 2NN NN IX MDY 1D

-MININD ORIYURD MV NPIYD DRIV OXIURD MV DY IMMNI MDD NNN NPNIAN
: DNYIN NNOI NV NN

Twa (FHA) 1ondwnn mya > Sy DOWONN 1IN Opyn 0NV MIAN-MNINA .1
PV NN ,NPNOYNNI MINNOWNN MDY NN D) ,0910 NN NNV DRIVIAY

IRV DPNOWNNN NMIDON) IXNDNN XIVN DX NDIN NPIAN-NININI SNOWNND MYIIAN .2
NDON MOV IRIWAIAY TV ,(TIAYYN YIND 1DOHNN NNNIND MNIND MXRHNN YO2
.30% NN 90NN

IORY N NIY) ORIYN MOIY NPV MIIN YaV (NP2 NNN) MDD MIAN-MNINT .3
noMaN EMI 1700 17202 DINNN PRY VYN DXIVAIY Tiva ,(ONOWNNn MYrIY INIY
DN pwva

VIOTD DN AN 80% DY N MWW DY TOMNN Piva DMNMON DI MIAN-MNINA .4
NIN T NN PR INXIYI .PON NI 7179997 ,0°N02N DAY PPN ;INIYN MV
DXVWONN DMON HY NN NX DP0NY NV NIM ,MVIL 2N 7D YNIP MXMOWNID PIAN
DMYYN ONY MNIN ,NDN 0NN DIVDN DIVN ,(IN1NIND ,INNA DNINDNN) INN2
SIND DAY

D)2 NNV NNN YN ONIYURD MV DYYNN IINNYND D12 INDN MIAN-MSINT .5
210 NIRNONN PO TY DOYY TPYVNND POY IR TIVA ,78%-D W v

X903 IPYINAND IPOIN PO IRIVN MIANIVY ORIYRD NIV RYN 1INMINONN

=10 12X PR NYY DY INTY XNIDWND MIRNIN MOV DI HY INIYN MV NN DOVNY =
; 80%

NPODIVIIND MXIYND ML NIy DVWNN DV DX INSY DY AP 1OV N»an Tivn =
NNDNN NIDHN DX DD DT NIV (DMNID DNPIVIP 29 DY) DXANYND MVIVN

JNTIN NMVIAN DY NN IMDYD NPTINNN YTNN NN =

20 .(EMD) N0 D920 Y 19010 NYNNY PORIYN NIVIAD MODN MIIN NNPN TTHYD v
PIVN NNONIY Y NIWNIN 20V MINDY ,NT NYA PNOVNN NH2ND D) DIPN WY

(nonrecourse) 19N M9 X9Y XNIYN MNNYN YV Nna 11.1.7

NON NN 2»NNY ITON ,recourse NDN MRMOVN PI DXPADN DRIV NMINNOVND DXPIAN
N TP (NITN) JPVINNN DN TIVY NIPNA DY ,NIPN 932 IRNDNN XIVH NN PINND
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VTN P1AN DY DIPNI) YN YOPN INON DY DPUN DY ATON INNDNN NN DX NDON
NIMINND DN, TON NINNIND .PYNI NYVPWN YPNN NP2 TON ,NION NXIVHD DX (PINM
ANPA VTN ,RMOUNN YD NTHY OX IPY PIAN T DY 1IN DNPTY DN ONIWAI
PNV NTY (DPTO OINOWN DY M DNV INKRD ,0ONYD) NPT DNYPYN : TN DONMIN
N0V 7T NN 1,120 DITH 1IN VI DND IMI,TID Q0N ,DYNID HYN PN N NP

AR TONNA MMYPN MINXIND TPHNIGONY ,INNDNN RIDN NN DD XY

TIVAND PR IWNR nonrecourse MNNDN MNIN ,1IAN-MNIND THPHNI ,MTAN MPTHI
NXNDN NNPDI NNAY NPTN DX, PIVNN DX PIND TWURD DN ,MNDN Y00 NTID MNHND
nonrecourse MNXNDN DY JMNHMN PNNAD DN .PI1AN DY WN SVIN INON | RMIDWNN
MININ N NN PIN NYSD .OMMPT NN TY IIN PWIY DN DY NN SYNNND ORIV

AN PINXY NIND YN AN P IT-HY (2005) 16-N0 NDIDON M92

S5y D9V YUYW NIPNA TUN) INITUN MVLIY NXYNNN D NN ,DISNIND VWD INYD NPNIN
:12°0N .nonrecourse MNXNIDVN NN INAD TININN NYNNN I INY D NIV (NOWHNIN O
MVYN TN NIND MNNDN MISPY qONN NDPDN MYY NN YOI DOPIANY NN Ao
YOWN YD 0NN DO YUY MINMIONN DN-NTTNA MAPONN IO DY [ DNNDNN WP
MTIPIN AMIODM PMNIN T NYNN 2V PNAD MPYNN NN, NINT MY .DIYNNIND

NN DN DXNYY DDYID DIYNNN OVIVN DINY DMND DIV NPT, MNY NINI

NNNN NHION Y HYNHNN NPrTaY Hysn 11.1.8
N M NNP ONY PRY N

NN D953 ORY YyIP D) PINN ,DYIX ,0I97 DY DMINND NPT DY PN ORIV PIND
PIND (N) 33 PYD .DMNMYN NN NNAY IWIN ,NPVAYNT MINNN IR POHNY PYD XNIDWNN
NNRNN U DTN YW IMODT NYPOY NNV ¥Yp ,1972 — 275NN (25N ND) TN NN
OV T PITNNN TP ... DX NOVOWAD IN RIIWN DV IN PT PO HYW DN NNNINA INPON
IN DX NV DY NIPNA D) DI YTNN MMTI-1DINN DY I ,02N DY wTNN Dya
,O9IN IMYIAY DTN DN NNP IT IURD |, PINND NPTH OTX DINOXIN PN NPT NPON
PN DMV NPTY NMYN NPVIYNI MNNN IR PON IWUNR PYD HHI) XMOWN NN 902
NI XNIDWHN DHINY NN 2D NN MYV .NNINA NN PYNN DX NPND D1VAVH NNPD
(2004 ,1129N) YV 91> YWINRMAY PNAPN MNINY INY 171 ,1PDY DINND DAPNY TN NN
NP2 1ITIAVI D), 0NN NPAD DINVN DTN NI XY YN DMVIYN NNPD ,0M”N»2

DOV DTN DN

DV INPN2N VN VIV NN, MAINA NTNY IR DY NIPNA NPT I IININIVI NPIY PAD PN
YN DNONY MIAVNNNN P TDY IWAN N ONN 1DIPN 992 19N ¥ DND .iNDNN
N0 PYITADY INND PPINHN QN XD TN ) NNP ODYA DX YOI 295D LIVNN

2 VAYN
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MNNOYN 23985 (Ombudsman) 913°8 M2 MY M0 11.1.9

,IVMIT MTAR MPTNI NYIPN MRMOWN YD (Ombudsman) NX MAP MX)
NN HY MNON 9929 NIVN WR  Financial Ombudsman Service YN PN %9 DY Y9
YT MY .0PWYN KDY DONIIRD I MPYN ; MIRMOWN D910 0101 DN 299D
NN T DY 9N Xy ,COSL — Credit Ombudsman Service Limited — 970021 0»p

INNIOWN MINN 1901 191N TINNDN

YD NDNN MDIAPY MDXI TOMD XDMN ,MINRNDVNN PIYI NO3IDN NNNDID MOND YN
,NT APNN NNONA DPYNAILINNY 29D ,NTIN DINNI MNDYID NMDN NI DY . MNXMOVN
0N SV 0T OINNI MPAPO OON MIYN 1NND NWITIN NTNPNN NPNNPHN Dva
,DONONN OXPIAN YW DNNSW PIAD NAN OPWN DY STH OMOD P2 TO-YD VAN PIVNION
QNN NNPNY NYTAN NPOHNOXVIO MNON  PNAY W . MDNIP X)) S TPINNON NIPA NYID
MDY INITA NV AN TIVH NNDNI WIPND NP NMIYIRD DNXR .XDDNN
NNPOA NNN MYTRY SNIAND ININD 2D IR PN NN NN TIVH NNONI DNPINY
MNP OY MY IR MDD MIDNN IPRY MYV ,MINMIIN TIVNIY NDNN MDD N DY
D232 DY PRINPON NX MDY MDY XY NDOUN TIVNI XY NIN NOY wwnNn 0NN
MNONNN NMIDNDI MNNOWN SMYY MDMIAPN 1IN NN THXY ¥ UNIN D ,TiNdY ¥ NN

.DMDNN DN NNNY DY MTTINNND

MNNDWNY DPI23 DIYNIN DINMY 11.2

PV 7yIN WIRDY DN - DOPIAN DYV NIPNI — DINYNND DXANN INIPNND INRNNN 19-DY
DMNNN DPNX DIPIAN 2T ,NNIVYPNA DITHYD NIOVNNT NNNPNY TN ,DINN .NMINRNIDVNN
PDOPINN 92 ,IP°¥2) NPNNTIN DINMD XNMOWN MMZWNI DXNINT NN OPMIPTI NNID
TNXD MONIY DXVIND PN TN 0227 DOIN .PIAN DY DY NN PTONY (DOVION Pav
MYP MNONN , NI T NYNY DN NRY PP OMON 19 INY T DN ,NT IPNND

.D¥PI2N TN, IINON DOXIPYDY 1IN MNDA NNMIND DY

92 PN MMIVIN RMDWNN MXNIN Y9913 6% ,NT IPNNL T POV DIPIAN IMPT 29
.(Foreclosure) ©2)N Yy XNOWNN WM 190N NMINNID 1MW 16.5% 191NN ;2004 NP2
,DONON 3 WIdN DN DD INNNY NON DY DM WHYIN INPI MYPN MNONN
DMNMPN DIRY NYNIN DN D27 .DX0DN DN DIMIYA MNY PTN 17 19D Apva
NN DY OMPN DXV OMNDY NDND DXATDN DNV I TO WP KD IXTNA 021NN DY WP

DP72Y2 WPND OONDN DIRY ,DXWTN DI DIN TNPHNA NINNHN NNNND 0N

709 7ONY ,0M0VP N2 XPYN 27P2 XNMDWN MMYYNL D3NN MD1DD ,INIY P32 NN 19-DY
YPYN DY NMOWNT MNXNDNLID DY 910 (D202 NN90 NRNYNA ONTNI) DN 1NN INIYND
YTV, D0V ¥ (YD 2.2 1) DOPNDHN MAIND D¥PIAN DWW NYIONN YD TON 5% P INNN M2
.0MON HY MNOWUN OMNMDND DINDNN TSN NP N2 MONMNN PYISNY 37D NON MTIIY2
D120 DM ,0NOY PUMNY MINT IPPYY DMIMN DMWY DD DY ,TO0 qona
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TN HIVY NON ,MNMOVNT PIYA — 7PNN R IN 7PINY — 90N PHNND RO MINMOVNID
DMON PN VWH IMNX THPNA ,OMNMDN NODIVOIN 2955 DNNNINNA NYINHNN NPNMYII
.DN2Y MYSN DY NN PND TN MYP NPYL DY TTHINNNND

NYMMPY 2955 PN JY PMINND NN DY N7 NNN 11.2.1

ITAP NYNN NIN MXNMDWA )IYI92 DXDWON 19010 MLPNY DINNY NPPTNI 315919 1IN
NMAN N2 YD NINN NPN PHIXR NN .OPNIMPY 199D DYPIAN DY NHNX NN SV
NYIP PINRN NN ;28PN DIVIND M9-2Y NN DIV1N NITYN >TD TY ,NNMNN DY IN»I
NN NPXOAN YD ,NNNN (2004) IMIV-ILNIY 29N OIN NINH INY GR M VITIVD
NN N TI0 MPTISND .OMMNIPY 2995 NAX NN DXPIAN DY NDVN TPORIWN LIVNN
Y100 TNPN NPVIADT N NN DVLODMMNN PYNRN DN N NPN MPY OPID OYPIAN
PV DNNMN ,DXTNR-PYNN DN NNYP DIMIYA NODNN NPTINN ; MXNIDWNY DYPIAN

INDIDVNN

Y .NNOWN OIN NDOXNN DYPIAN TN 2D DIN ITYM DINON MR DY YN 027 MNPN
25 OYPIAN DY NPINN DY NYNN TWUN ,NYPA DY HRIY P2 9NN MPTH N 729 NV
SMINNIOWNY P32 :P) YN 5D NI DXPIN DT N2 WV ,DITNN DNIND PTN
NTINN INXNDN XIS NN TIOND MIT XYY YAIP (DN N2 2PN DY NINTY NIPNa
ANV NMAY ONND TN INDNN MDY DIPY XTI P, TTH NTINS IPRY AIRNONY T
,INNDNN NN DY WRIND INNMINY NN TIT2 DIPNA,TIVED MINOIN 1DSYD NN DWNN
oD YW ONAVN DY ,NVYN INRDY YTY0IN INYT DPOV0 NN ,MIVHN PNOPY TIT7a
MDA TIT .ANON NNODNA NN SN JPINA NN NN NN ANV DWNN D1 75 .07
M) 7. NN N0 PN DYND PN DAY DN NN NNIPN 1 2D OIN NIDN NPIAD

. (19991 NoD)

V120D NN OMMINIPY 2950 DXPI1aN DY PIRD NN PN NIPIYN DY 1TIP 19NN
NN NPIYN ,OXTAND DN MHDIY MNMDWVNN MIN DY RN NN 1712, MY MNN
D)) MMNI NPHNY NIPN DY NP ,0MON PIAD PI2N P2 MXNYN2 TION NDON DY Hv
DY NPNNNY DN NIPAY WITTH YT DONDD WITTN YN ,NPIVN YN MWD DY Y NHnpn

S799 DYINNNN DINNNN I PN IO 1T PO TYNRNA .NNIDWHD MNNDN ONWIIL MDY

NDIOWN MNRNTN YTV 99IWN NIy 11.2.2

SV D195W) NP NI ,NT IPNNT NXINY DINSNNT PO NYAND TN NINIAD NI NNNN
MLYNN NDIAPY DIXVTTN YR YT NN RNIDWND MNXNDN ODVNY PO DINNND DIYNNIN
: Y9 M N TONND NRNDNN NIV 1A MIIVIN

PYTH YN NOIAPY TN TOND ¥ P32 YD TINA - XNMIOWN NXNDD DY DIDN NdNN 7YY .1

YTTN DY WIT DY ,NMVY MXNDN DY JPNIN NIX 919 ¥ PRn .DOININIVID DINYD PN
ON D9 NWY XIYON .DMIND DY NIPNI NZI YYD NN D) VIV PN ,JNOY )N1DPON
VITVPNRN NYA DY YTNID NI 2IND YT IONINIVION NN YT 1N TOY GONY 029
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D) NON ,192¥2 P9 ND 2IND 99N WITT INON .A0OD 1D NN NOYI NN IYH2
.MODN MOV YINY, NP TIV0A ,NINNNI ,NIONIND, DN

1IPN L,0MOUNN A8N INXR NON APpYN OMNMDD DXPIAN YIWONY DNNDNN YN Twna .2
2V YT NP OMPOY DY MITY YN L, MNIYN MIND PITAD MIVAN DI

ST DT NPT, IMNNY ,DIMYWN NYXNY NMIVON

NPMIOWNA PYI292 NNV NNY 2955 PIaN NNNINNA MY 11.2.3

.AN52 PANRY,INPN DY WP NN PIANY DN/ ,RXNHDWN NXNIN NIV NN MIIN DY
PT-TNY T DY 2NN DNOWI INY MPOD MIYRIN NYTIND 2D N8N TN D2 OMIPNa
PTY MIPON DY PY WP PN PN — YXT IMNDY L(OVIAN XD DIPVYNL NOND NNM)
D079 DNY NDNY APD PIANY IMNONN NIMPIN L) DY I .PTD TIY DY 12PN P IR
WD XD DMNMNPND PTN O 0) MNP ONYOYY  MINT IRNDNN ANND DY WITY
DX NANN PIMNIPIS PN P2 NNYPNN NV [ XINX NN NYPIANND NXONND .OMNMAD

.DMOYN1

DYDY NN HY IMININT TPYNIY TIND MPON OY (NFDV NXI) TYP NP 3NN NI NDY
M2X01N 22D N2 TV ;NN PO AMAXN MNRIND MIPYY MINDIN : NIV MY NITO
ND DN P9 .12 MANON MPOY MYSIN ; DYYN PWIPN DY TN TYN 2D S8 NND
0 .PT T DY IMIIWYNN YPIAND )12 DYDY DNIODNN IN MYNIAN 0PPY MWD NN
2Y MINYYT — NWIT %90 — 1D PAOD ,MIPON DY IWPND PYNND 2N PN ,PT THY 27WNvd

T TV OV IR KDY INNDNN 2NN

NPYPH2 WO SN 1Y TINN PR (DY) 29 IIT T2 DVYN KD DNIPHNIY ,DNN OMNMN
D17 DIIPN WY ,PPONY IWIAN ININ DY) DNOY DI19VN NIAYN PAD XNIDWND NIRNON
NMYN DY ¥ MY TN IDWOY DINY DXIAYNNND) DXTNPN DMTON DN DOPIAN DAY
NNXYNN .DNNWYRI NIV ,NYP DIANNAY DMNDA 2IWNNNDY DD ONDNN MNP Yy mMa)
,1T 17I¥2 .DYITNNN ITON MNPWIY MIN NDMIAY DINIDN NIIYA TN 27 NOIRD WPWND NN
LA7DIND MINONT PPND .DNTIP DXPI92 VNAY X9 ,INN MPTA DY PPDNIN TindH N8I
: NON-TECOUTSE DN XNIDWN MNNIN MNP DNIY MMIPHN NN 1N DY NIY ¥ TN

DMNONY NN NPT RNMDWNND NV DYONIY 1NN DNV DMIPNA - ToN Npn =
DD PIANY TRN UMM L(IXP Y230 NTIAY NPDN NN NONN) PYD IR TNYA
MM ONX .OXTNR OVWTINA OMOVYN NONT : WM (grace period) TON NMPN WMIAPd
NMPN DY WNIYNDN YIN PIAN , 050NN YIIN NIN INNXD PPN DINDYN 70WNY MPHN
A9 WNY POY 507 IN HVON

NVYPI 2IDOY NN TIAN-MXIN MPTIN PN — (Forbearance) NTNYH NMyI»dH =
1212 DNNDNN NTRYNN YN INDNN MDD, WHidnd DMDPINY DMVIVYN DDDNN
DMV DN Y MONM DX NPNION .Y MOTNI RN NN AIWUNRD PTHN NYPD
D>13INN NPIODN NNAD OMONY MIVANND Fannie Mae and Freddie Mac ,FHA , >
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MIN Y2 OPRY ,NMNT NPDIH NPYA DY DINYA NDHND NIMINNN PN ANV MDIN
.(Capone and Metz, 2003) D900

oMY MY MOYA TNID WRY ,NIXNDN NN MY — (Loan modification) DNNWOND MY =

DN TN PN PV NMN TN WY IURD N0 OMDYN NPNVDN DNY WY
NMOWNY DMIVNNN OINPN NN POIND 1) ,INPLIV RNDWNND DY MDD YD
(DW) UTNN 1112230 IYY DY MODN 0NV 30 DY NPND WTNN D9

927,232 952 .9320 DY INYNIN D) PN 12 ¥ IR ,MIPON DY PND )P0V )TYN ONX MIYSD
P PN DY NNIN .PIAN DV 1NN DMNNN 1DIY SV PN DY NNN SNV 19001
D01751 ,0°YV121 RON PDVIVDIPHTRN NNV NIMYIN MX NN PY PVMNIND NPV

AW MPT APINNI MPT NN, 0009 DI O]

009) Y002 NHYVWIN 11.2.4

NPNMND VNN ,DX02) Y0ND DY) IPWIY DMND DY IPNNN TONNA 1DIVIY NNPXI MYNNINI
MN 07 NYTY .0X0I) YONID NANNY PTN MINYN PON 17P2 NPNX MND) MPIAD N2
PPONI DOWNYNN NYN TNPNIY ,MNXNIDVNY D¥PI1AN DY DXTYN PTN 2N ,00Y MIDTY
NVINTY NN NIIPON .30 DY DXDIVINRN MDD Y10 MNP DXNYD DX TPINI 00 YOND
NN NIYD OMOY PAdY ,DMPDY DVINN 23NN TPIND NTNYN NIVYIN DXOIIN YONID

.P32N DY DYOIVIRN NN NI MNAY ,PIAN 2990 MNDN DY DIXDIVINN

NNDYN DIYYNA 09D 0NN DMWY NN YV NYPN 11.2.5

,OOMON DY TRND OXTAIN ,MRMOVUN PNV NN DM OIMOYN ND NYIIN NINY
: VP 28N NP1 DINNIIN

NOW NNOWNN DIVYND ¥aAPN NXNN DY MONY D3NN )1 NN PN — DMWY Mony .3
STV INY MININD DY ,TI9)2 NNX D DY — NNX IRNDDN AN INDO ¥ DX ,NTD
UTIN2 @ MINAD YIND MDY NON MDY

MPNN DY DIVINN NN NHDIN NN NNX) NTID DXNNON NI — DNV NI 4
IMYN YV N

T T DWW PIAN L, RMDVN NXNDN DIVYNIA 1IN DY IMININND TIND — PI-TIW 1DV .5

NNIVN DY MMDYN ,PIAN NIAY DD PTN TNYY MIND .PI1aN DY 1mnva 1IN H90NN

TYN (MHIVOY DY DY MIPN) 2002 NIV DAY IRIIND PIN NPXN .INDN DY DOVIN PV

N0 NN TINN IXNY PPINN XPNT OOIXR DR PT IOMNY DY NNIVN DY NR 10D

’9- DY H¥193 NN NAND MIXINNNID 70N XINY DIID NAN PT TIY DNV 022NN I8P

L9995 NN 7PN D02 DN NPHN INRY 0P 90 7T NMNY YW VITVINN INN
ANDNDWNN XIVN DX WNND ¥pad )M DX

95V NNV N ,PIAN BY DN 2IN NV 1272 ITONY Y MNP DN DY ,NT 2DV1
2N MANND NNPNN DTAND ,NXNIDWNN DY NANK OXHNNI I PTD TIY DY NIV
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N2WINY DTN 2APY ,NDOY DNV DU NPTSN Y5 PR DMPNN N¥290 .0 NP
,IM9Y NNNINT NOWHY DML NWIN XIN DT 20V DX0N DN X DY THOUMY DTN
DOWIN .09 NN D>TANY ,XMOWNN 21N DI PN 2INN NN NN D Hnd Nvpaa
DY 9TONY WIND NN DY , 0NN 1IN PNIAYN DY INYDD DI DM DXWPNNN 0019
NIV 5V MDD DPYYND PI1AN DY PTN THY NYOIT 91N DX DN DX TN ,)an

LDMNDN T NN N YINIID DY KD NNINN NTAY 1NN DO

2IWON 19IN YD MPNN NN DNV P)2 TN PPN 1991 MHwa — DIPIN )W NIY OIP
TYN 1 PN .(12 2006 ,°30N) XMOWH MINXNDN DY DT PID0 NaY DIPN /7 NoNnyn
MXNON DY D120 1 ,pYna MmN NI APY NIV 2NN 9N OXPAN DY PRY
N9NY :DXPON NVIDYN 25710 PN DIPN .PIAN MDY NN WY DTN YI1oa
— MMM OIP ;119) DN ,PPID0N MY SY YINN 2NN MMDY MDY — NIOon
NPT 5 PIPPON 2D DY 45 MNAY OTPIN PIYIOY INIMD DY 7120 101N XD NNYN DN
NIVANRD MIPNN .OTPIN NYION APY 1D DNV 1PN YTON APY P20 NN —
,DOTPYD AMNX NAPNN NPR TN ,OTRI PIYIAD YINN MPON 19 NONX DD DX MO 12D

ANIDNINIPHN ,NTIN OIPN DY DINNN OPON 092N Pa MINN APy

YOND DANN YN IOWOY DY DY DN DIMDWNN YD DY DD NN YPND N NNNDNN
ND ,252N YW InYT D1°WY DO5 772 NN ,NON MDPN DY MDY THYNA DYP SNNOYWHRM
D>)127N ONNX TNPN .OMDY TRND TPMYNVYN RNN TN ,PIAN TIPAN DY N2 NTAIN NN

LDTPI NIV DY TN DIPN 1Y) PTN MW 1DV DY 50 NN 2D

YN, INTID DRTRID NNYID DY DT YND YT, 1PN TN DT PNYIO 2PY DI 1IN
WD OTPIIN PYIPIN DNV DN DMPHN DNINA DHIN .DPIIN MDY NN PDY DDy
NOVN IWIAND WX PIND ,27NINT MPTHN 2172 7D, NYTO NN IDPVNDN YINOIND ¥ ONINND
9N (MSY NN ITID) XY DY PND 91D PIANY TV : DV DIPSIN .DTPI WP 2Py OIP
INAY NPIXPN 10N DY ,NT 12102 1NNY DY PND INDIDMI TRND DN MPON 112272 DY

792 MMM, (19T G0I2) MM MDY APY

MIPINN M1 y8m Ny 11.2.6

APY ,OPIYY MPT DXAON NYIDY TY DMIOND DIPIAN DOPIINND ,0MNY YNDA DININT 29 DY
OYPIAM 7YIPPAN IR NINYND) PR OOR TVTH MY .XNDOWH MIRNON )WY OX
NMNY DY) DINN YT DY NNININY ,NYSND MOIVSN NT N7IT MIIND .J1DINY DVPNNI
NN NY¥PNA DTIND T2 PNDIN INTN MMNANHD (AN IN) NNXD NOX NPT NOND (7T

NN DN DT DY DWIN ONDNN

D>V (VWO DNON) OPNPNN JPINT AR MIPTA PRYND NYNNN DX 0) )INID YN
DV NN D ,OMNAY IRNINN PIN DY 38 PYDI ININN DX NWNNN I NYSN .0DYI DIPNA
URI DY OINYT DNNY — NONN NDINY T2 1OIMN I ININN MYYNINI 0N NPT
DMV THVINY IN,720 DMINND DIPN Y D3NN INNAVN 7)) 21N WY — DAY NIRNINN
TYY D1 DPNX IUNRI 1IN0 DXWIN NOOVN AN PNY N2 PIN2 DT PYD NN NPD
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N NN DY NONN IR IWIRN 38 PYDI () JOP PYD ,DINN .DNNY DY DDPY IRNDNN MNINA
DN MNNIDWNY O¥PIAN D) 1T APINNND 22N DX TVID DY XMOWNN I0WY D DY
DYYNN 1792y MVHNNYNND DNY YNIND 3T PN NT DINNY NN 1D DY A1 T MIVON

YNIND PIPY IR DV D ,PIND NI DY MNIYD NIWIRD NNYNN OOIN .ONRNON

PINNIDYNN PIYIA PNIIVM "N TH9YN Maynn 11.3
DY5YWI NYINYY 70N NAVY

YT DY DI NHITNA I NOVWNNT MONA DD DNN DRIV 1 TI RMODWNN MRNON PV
NYI2 TONN N .D¥PIAN DI NN RNDWNT MRNDNN 80%-5 ,013 .0MVIAN OIPIAN
A9IK9 NN NTNN NVY MINN NN NIIWNN DX DY - MOUNNON — NHIND 1PN
TN, MINMIOWNY OXTNN DOPI2 DIMIN YO IV NIPN .MINIYNI NN THRN XY NN
NOD STIND MXMOWN PIY P2 DTN DY) XMIND IURD INY OMPIN PV 1YTH
MYSNNI - NIVNNN OMIND PIY DY 2802 D) TN ONTNA 1Y 2802 (2006 ,9NW-)2 7 S11INN
;29952 AT PIVA NN NN PYD IR TNY 932 PYUNND DNNN - NPV MIAN TIVN
NPYVAND YT : PNIOIYN NPPTN DY MINNINM PNV NN WNINY 1T 092 MNRNDWNN PIV
DYNINA 72 TTIVY TN DY, D200 DIPANYNY N2 OPYNY ThNI 12 PYN 939 P10 T

NIN2 IMYINYM DMOYN NVYYP NN OTPY ¥T52),MININD 717197192 TNPNL DTN

VA NOWNNN DY NYN MAMIYHN DINNL NN NPNMYI DNNAND ,MNINKRD ONIYWI
NI JNND DX INYY DD NPNOYNHD RMOWN NRNDN NV NYADN 1T, MINNIOVNN
: DININ OXRXNNI NRVIND NPNMYIN

SITINNNND NINGD NMINMOWA PHA NDOWUM NPIAN TIVN DY PIIRNIN VTP ,00Y YIIN TN =
TIDIDY MNRNNN ;2005-2 MY @ TN 2.3-5 2001-2 @ TN 5-5 Pn
1.8-5 N )NV ,2001-1 TIOAONN Y2715, DM 500-0 MNS PN 2005-2 MINRNIDWNID
SR TAINODMN

20%-5 YY DY) DN NIV NMIPNA YNINT MINMOWND YNOWNNN DXPNI DY OVNIT NP =
TIDAON 1IPNN WHYI [ ANT MIND ;INIVI INYN IPD DNNHD AN OPYN 190n1
2N ND — 2005 DY MINNIDWNID

DTN ,0NOY RNMDWNHN MRNON Y9 DOVIIN ,NAN SPWN DY DI0N DT ,0NY NINY - =
WP ON APY DPNAN DIINDNN 190N

£)7°22 1% THPRNMYI MNNANNY M NNIVAN MDD

MIMIND DPIWNN IV DD YPDD DINIIN N PPYNY YPON NIANA 1ONN NIPH =
DIDND) MYYAN NMNNINA INAD IPTD DOPIPIN P D270 TWIND IR ,TININD MO TY
s NTOWHN NNXNDN DY NYya

; NPNOVNNN MXNONN NPNTI NN TRHD NPLPN PYNI DI NP =
LDYONINIVIA DN NYNID NPNOVNNT MNRNOWNN DY NN 71T =
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AVARY 1) ONONN IPNNTD NNONI VIR PN YO PRYNY (MINK) NON) MDON 1PN
P70 DPIPY 573N DINNNNI MNVIND NNYI MNKINY NN 2D ,MPONN NX PSND NIN
N99YN OMPWYI MYSN 190N NNPN 292 XOANT ,IWIR TIY DY YD 42

HIWI ANNA 1Y DYPIPTA 1T NWIIY 90N N 11.3.1

92y32 OXXIY PN L,NINYNRIN DY NPT WO IXTNA IR MPTN OWIN TRND N7 PON
MNIND NMNAVN IN DXPYX MNT I ,DOVTN DY DNPN GPINT DN P2 ,12 193 XNOWNN YPOD
MRNON DY DHHON D912 ,YPON 53 NX TOMIVY INTO MRNDNN PN PPN 1992-2 MDY
NN DT XD NPT NINY INPINY DXIARWAN TR N9V TN DINIIN 19010 .RNIDYN
TMINI MPTN OYNI WY TI ,NNNY DN NITHIN NN NNNNY (98-1996) O TN NTYY
MINDTN NITHND DXADN DIMINNAY DY NNY NON PINKD NWYD .DINITI 1AWNI XD ¥DINDN
PV DY DIMINAND DY DIPMEOVN DY NODID NWN NYNIAY D1 PNOWNNN VPN NN

20792 DXWNNN VIV DY IPTN 28I SV D55 TN

DY 95%) DY OMNMYNN L, MNINND DNV DXDIN NYIVIN PPV DA DNV NONY
9979, MNIIN TN DY WTNN NWN NON NYPIANNHN NXYNNN ,0»NIINN DIYIN

L OMYNYN VN NPN YTNND NITIN — NN YPDY OIXRID DY NYNINND NI e

MY MITHN DY NPDIPNN NMWNYNN O TRX TN OIIN DY PPN Y1 NYNTN
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:MINAN D972

MTT2 MPT OV NYIDT — VD MOYIL 1TV ,)ONT NIND MLYN NPNDY MPT DY =

PYN MUY INTRYM (NINA D2IPNN 7 MPT DY ATONN PYN) NN NN IT-DY

DYMIPY DY TINI MY NYY DY MNOYA NPND NNNN NYIIIN SNDY IPTH OINIT M2
.DXNMaN) 019 O>»NHIN

ANV NN MDY DY NHMN NN NN, DIPHNI TR D7D =

TN DXWOPNIY TIN ,MNDY MOV INT DY ONON NDINX 5130 DMLY N1 PN =
2030 AN MPT 15 ©NIAN ONIVAP NI1NN PINDA DYTN PN — NHYN) DNON
NN IMYNYN Ho5 7172 WX (Affordable Housing) 727 35% 1INY 0Dnow LPMIN
5515 ,2N-MNIND MIPTH 90N .NAPNDY MIIAN DY DI ymdyaa T
UInclusionary Housing N 197 PN, NINYT NNIPN NN P0VI-1N INDOP

Y ONDN NN 2YVI0 DMK XIIND DMVIY 172 MNYIAP IPND DIPNA X D0 M7 =
D>M12) 172 MNINNRD IR TN NN YPIPY NNINNA ,0NOY DXVPNIN NPNDY MIVT
INPNa

2NN ,DMAMNYNY DM DY DN NN YD DWNINN DITONN JD DV NONNN NTIP)
2V WATI .TPNDY MOV — YOIV ,PIV OPNN NPVID MY J2 MPTN YW OO
NON MIPTA N OINITN ,NAN OPWN DY NPT NN DINNN NI DN DYPIN 12 Wy

MAINN NITH 90NN PPONIN IO TINDY TWAN NT PNYL D) NN NV HY

YN IITY VYD MW 73T Y 12.2.2

pwnv 177 Affordable Housing N)11Y 12y 0NN 2N (727) T AN INT 2%V 1NIND
NIND (D021 INKD NDIDN) 1PNN INDIOND AWNNNA NTYA DHYD MNYD MYIND 515> man
Y . NNN DT Y NNNN NI T RDORTNY TN PITD TPV MPIW IVT TRD VYN W
SN IO IPVID MOV INT HY INMI XINND NIVND 1D BV (2006 ONNDN) WINND NN
MNAYND MPT YW 2DOW POND OON) IND .MV MDD NND DYa NN PYHNI VAN

TN TN TINA NDIDN MVIVH

(Public-  $079-71PMN¥ MOMY DOVPNINM POND MNINKN DNV TRN HNPN NYD 1Y
,N9ND DOVPNIY NNISN DY MPNYI NPYTY W .1IAN-MNINA TN ,Private Partnership)
OV TPSNMODIVID MIAN-MNIND NOOWN TIVN Hv 15N  HOPE VI mdonn nnona
NN M2 M DININNND DINININD MDD NDOD MITON .(1992-1D PIN 19-DY) YNINN IPTN
MYV MNAYN .NDIDN MOVIWN MNAYND NPT DOV AN MY 15-5 NIDWND 00”2
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DYYNN ONX NN NPT 99¥ NNNN ,NON 022 MPTY NPNRIT O THN OIPIVIPD
AN MY IN TIAN-MSIN DY NDOVUN TIVN NN INDIDNN YWHVYN M) NNNN
TIWN SY INN2 HOPE VI S¥ N0 180N 1) 7N Syad wianNn DX MNOUN Nympnn

.(http://www.hud.gov/offices/pih/programs/ph/hope6/about/index.cfm P 1INRN )122WN

MY MBYA 122 029393 M) DY NN 12.2.3

— DMMNNN PIVA 12D ¥ 1D IV NV MNINKRD DNV NN NIYTNN IPNNN MIIDA
Y )0 DY N0 . NMPOWD MDY PAY G871 DY PNV NPT DPTN MNIN — I NXOY IWIN ONTND)
INY AN PYND NIVN MOV DY NMINNDN MNED DTN ,INTI NPINN MDIHY OININ
TOANY MY NP0 XY DY NNPY NN PYND NN MOYIN MDY OX THPNI , MOy M
M2 LTV Dy XMOWN SONN , MM MDION HY2 M2 pwnd 0NN ND0) TNy 12y2 MN

(©>M12) ©»YTIN DINNY MAPNNM

:(Gruis et al., 2005) (Bundle of Rights) #©232 N115% NIX¥7D NPT NPINN NN NINID TWIN
mMoyay Owd A0 PRI NPT OMPYD DPNNND NIND N MDD NPT MO M0N
MM T2 ,DYN MIPNDY NPT OPIND NN MPNMIDTL AYNIN NN O) NPT HY NI VIS
OV N7 NPX MYNY TIN ,MINK PNNTT MNMIDN NMDT DN M NPIN YW D»»2

PN MDY TV 7DD MOV MY

MOV PAY DRI NN XIN GRY DRIV 7NNNM DT NN PIIIN ,I1TON NN TIO»9a
,(15%-10%) NTN DY PvN TN T HINK DOWN 1IN PYN OTIVNIN NIPNI .MOYao
MDY .APRNNM JIPN NN DXOINND ,DPYTIN DMYYN NNNN DNV DIPHI PN
Scamon & Whitehead, 2004) 9701 >NN2 YWOHY T8O 95010 NP NPTN DY MOPON NPND

{

:9919 ,(Gruis et al., 2005) M>5Y25 MPIY PAY MNDN 790N MITVAND TINNA INTN MTNN

NPINK NNNN (T NYYA VYN DD IN) AP NPT DYDY NNVIAN - DWI MPOY =
; TN DY D91 NPINND TN DY 1TYoa

DNNN2 2T TN WPON ;MOYaN I 50% P NDONN WO TN — PON mdya =
; DRNNA MYTHY NPT DMIPY TV PNIMDT ON,PDOVNY

NOR PPN NMDT DO NN DAPM NND PNN NPTN AR WO TN — DN Mdya =
POY TN NN RYD VIONN NIN DN ;NN NN YD NY DO NNIN DN MIVOND
YT NTNR PT-DY NINN NYIIID YD OTP NYSND

DYYN NN ,NIV NN YAP DY NPT PO NPN NON PYHN DML MTON DY ONILVN
DYTAN MMON P2 TH NN WOIN NNVIAN TIN ,DXITN MDD DNMN
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19982 NN 19T JY VYD MY Maon 12.3

N2 129N MYNNNI NDIIN OVIWNY INT TOIADY V) MOVNN ,DXVYN NP 210 TvNa
TPYRIZ DN ,INND DY PNINKD Y272 90T 280 OW MPNTN NYTIND NIHN 191N ,Y8ONN
YON91 PIVN YT-DY ATOM NPND YNONN 21D NNIND MV MOVNHNN ,NNNXY DMWY RPN
YOWN DNDIND TIND DD VT VPN TITY MYNNNI PIYA MANYND IR DTHIND)
VIPOAN T8 NN OV PV IT-DY YIND VTN NNNN DHYY DOPY IO ,NDION
MXNDN MV TIDID MYKNNI POV, TPT NMNPY DIVPIANN DXITY YPDI )N IRLIANN
PIOYI 12V, DONITY NIYT 0¥ DIVVYN YOO MYNNND 1,11 P92 NIV ,0IXIT DY RMOWNI

DONONN YOPA

N9/ NP OMYY YPO NN NAYN DINIT MDA SPWNY NPT 10U IHNDY MONNWYN
NN X9-5Y MY NN DIPH Y23 LYNIY PPN ,NPYI NMN DXIWN DNV TNPNHI
DIMN D20 TPNNIN NINNL DONTA (DY 12 PPWND NOINND :I9I) MTOP NN
179 MDY DIPHA ,NPN2 MDY NDIINN VIVD TPIAN PYWN > TN NOIYW NI 19N
VPN XY MOHIN MNOWNT YV IMNONNIT NN ROV N9 PNDEN NIV NPDNID

.DMY YV 10IT 191D NN NONY DIPNI,(IP? NI IPT DIPODHNN) Y2 DN MMPN1

YPWN 100,000-9 217 NPV NN TIVND YT-DY NPT 10V YPON NN 2005 DY ORIV
30%-2 ,02OVP - 30%-D : YPON Y2 MMM P .NPTHA MIAN OPWN 9991 5%-3 DINNNN M2
YT-DY DYINM TN ,NTIAYN DN JPYNRIY A YPYN 40%-D) DN NPNN-TH MINAVH -
NI WY ,2002 1A CTRND TN DNTIAY IDVY IX DDV DNV NN PMINDD NMVLIIAN
D51 DIXNOT DY NPT 1OV NV NINIAN TIVN MANNYNA O NNN DIXNINP N 2004
WNY DININIPY 190N NON DINNOP . NTIAYN ORI 17P2 TNPNI TN ,DWWUP 551D ,00N0N

DININDT MVAN DOVNY DX 1IN NINANPI) DPPN NINIANPA 1O ININD

DONIT 102 YPYND NPT 10V N1V NPIAN TIVHN MONNYN DX DTN NTND IND N9N0)
DIMN OXMIYV 1T NXONNY .NYID DN ON DY NNINY NP2 TIN ,OMON NN 2NN NN
DYLN ON L(DPYD NIV Y93) MDPYINI MDY DY DMNIINY DMDIYI DYV DTN T2 DY
DYNYNOVN DMWY .APIDYNN PPNYIA DX DPNONN DMPYN DY NND0N 1IN DY
NN MNNHNN MIVNI IN MIYNI NONND DY [, NDVIANA DITHD DN NIAND 7PNV
YYD DYDY D) DM ON .NTIAYN VPN DY DNNOVL HYA KDY ,DIVIND N
MPNNN YTIN IDANY NPT WIDTID 1DIPY YTIN MIYT NTIAYI DTHYNY TN DIDVYY DX TIYN
NYNNN NITN XOW MITHDN NPYITIN NPINNN .DXPIAD OXNN IWANNDT NPT 1IWD NY1IP

MDPN DNV PINND NTNYN NNIN XON,NINP INY

MNMON MNTHA VNN DN YOPNDNY NN NPT IDWA YPO XYNI MOLONN NOAP
: DYNIN DITONN NN PN DN TNPNI . TNINN

N NPT NPNN DIWM ,TINID ATINN DY NONINY NN DD NALNY ONROT TN =
NAVNN .PPY MIXID PINND OIPN NN TN NIIRD . TINN YXINNND NPT IOY TIXNNN
TV DY YNINND YN YNINND DTN IOY NN TV THISNND 2YNY YeN DX NYON
D) AP ToN AN .NOYN I 75% HW NNOYN NI NXAN PYN APy AT mpnd
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WVWHYD T 90U YYD YN L,0ND2PD NN PR) ODDIDNN NIY DT ITON OOV
.(Priemus and Kemp, 2004 SXX 1999 »111)) TN D)W 55010

TNIAD M2 OPYND DOIVAND DIMIYY ,DMIPYY DITON MY DNMP MIIN MN¥IN1 - =

: (Bratt and Keyes, 1998) D710 D0 NN DNNYA

AN PYN NODION DY PPN ¥apIn Pvn — (Rent Certificates) DT 1YW INWIN - -

NNNN ,0NNAYN DTN NPON  THPMYN DNOIONY N4 Ypwn DY) OYd TI1T)
YT PIND MINA FDIPNN NITN DY) (DI MINI MDIDNN PSN 1PNNND
NOYN TIVN T DY NNOWVN NPT DY NN NI0MN NN 30% DIVYN

.20 Syas M

75V DVYN TNND P72 WNNYND IWIRY 90D Y WIoN — (Vouchers) 10 Tovwn -
DYINNN NIN YINNN NPT IOVN 40%-D 593 TIT2 Y NP ¥vNN TIY .N1T
INOY OV

MPN L,NIPN D92 LPOHN 2IPNNY NMNIY ONOTIRD WNYD NNOMNN NN DITINNN OINTH
VPO HY NVIP MOV T ,0OXIT DY NPTN IOYW DIVYNL NPTHN MONNYN NN dNINYD
P YV KO NRYD DD DPNRY NY YPWND NI NNDN DRIV 7PN INDINN IPTN

PV MYYIAL DT DY NPIRNM

MY MDIDN ST¥aT D) 917 JY VD MYya (NN U232 12.4

, MDY Y09 INTH MMON DY NP NMIPN DIYHITIN 12 PO HY DINURIN PPON NYIdva
.DMARYN ODT DAVIND ,TNN) ,NDIDNN NN D32 DXIAVIND 1D DV1I2N RO POND MYVIITH
PINN MYYAN NND DX N ,ONIY DY NDOWN NPTHA POIWN ,PI9N DY NT PINK YOPI
NNY NN OINNN NPT HY MOYA ,NPTNIN SNNIN DY 1910 217 NIY : N1 NNTHY DY N P12
MINY MTIPIN MK NNV NNAYNNT DY 09N DY MIXID NTIPID DI ,MININ NPIND
172NN SY MK NTIPID D) NN ,NPTHN DY OWNIAP DX0II DY NPNY : HYNY — NYIDON HY
TIVHD MYSNHNI — NPTHD NINRT ,TOV PPN .TIYY NMOY MITITN NYIN NS MYy —
J1PNN D527 NI DD AN NY .DMNN MPT WIDNY ONVN TTIYD PYnNng — )1DOUM MN»an

LDXNIIND 217 N2AY NOTYINN NNNN T, NN D2 ,5090 VNV 19D

,IVIIN MDION DYDY D) NON ,NDYNY NPNPI MDION YD P9 KD MINT DT DY Ndya
NN DDV PXaDNY 5120 MNAN DNDIDNND WIOVYYI DVIAP NDIDN MNPN DNY WY MNINI
DWPYO NPTND YN LTI NYINTN NDIDNN I PON DND 90N DN .APINNM IYYOIN PPN

3oND VNPV XA N PON DY INNOYN

(191 99V TDADY NNITA) XNHDYN MMTYN THDADY MIVIN DN 12.4.1

IN TPV MY NPT PINNY DI DIMNYNN , N OPWN DY DI KD 190N DRIV ¥
NDDOWN NRNDN OOWD Y TD MPPADN AN (D1NY DXODM) INND ,NPNI MDIDN) DPMOION
P WIOW/YITD TY RNDWNN IMDUN NN NN D22ND NNYNN DAPNNY NNINA NN ,NINIYNI
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YPO POYN NTHNY MIVIND DX PNAY DN OMNIY (YD 11.1.3 1) TOYTIND NDIONN
99V DYVWNA NDION YOIWND NYOON NIIY DY ,NDIDN YOIWN XMDWYN MNXNDN YDV PWTIN
T

=90 T 95V OUTIN YPD DPD NPODN [ NDOUM NMPIAN TIVND MYNNNI L ONIY NN
NY DYDY .YPOD MINOT DY DOWUPN DNPIVIIPA DTN Py ¥PON .1 Ypwn 100,000
M»THNA OYHAPHNN ,RMOYN MNXNDN NIV DIMOWN TNXY OPYTIN NDNN NPTHN NPNN
DMIPIVMIP NNAYY 1T MIVON TN PN PNAD NI Y8 .NIIN-MNIN OO [, MINN
NN - RNMOYNN TIDAD MDYV ,NY0 DHY NIVTY ONNI .NY DINID PNID OXTNPN
APT) ATO YYD DY MINK MM DY TIDA0N MOYY 1D NMYT XNN - NTOA0NN NOTHN
MOy DY MNIMN HYWA I NYNN DTN PHAD UMD ,TOD ON .(NIT 95V VAP YPD PONDN

YOV 4.1 P92 VNV 29D, NPT NPIVO INNYNA NPT HY

PO D222 79990 1127y72 NN NN 12.4.2

MPT NOX OYTN 712 WX DXIARYNI SVIVN NAY PVID MOYAD MPTY PN NPNRn
N .70-1 60-N,50-2 MIVA 12 HXIVI MIYNY MDION DY MWNRYNN MIPTH 2 .MND»P
PNNN NVLY NN D>THIND YT .DNVLP M OPYN 17P2 DI ,D1D NNIM DIPNN IO 12N NNLVP
SV 12w DYDY DDAPNY MIYN DNPT NN DM DM N2 YPYN DTN T MDD
DXNYY TNYNA TAD DI, M MYTH MPT NYIID 12ITHYI .NITID RMDYN NMINNON

772 DOV DN DTN MNP

D) ,NYTNI MY NPT DPONNN 1IN OPYN 90N DX POLPNY NPYY TN TIT
YT PNITY” OIPN TONNN DX NINND) TWAND NI, MINNNIND NPIDIN DIPNMIIVINYD
STINAD MDA PN MTANR D210 L1321 MPTA dXNMIYHOYN MDY WHYN NITY .0
NIOIN 1D ,MIAXN MMIN IVOY ,(MPT DY PN IN TIMX ,MPINT OXNYD) MIT NININ
,DONYY ;TIYY YNNI DM PNODIND DMIDAN ,TPNIN NINI NDY ,1OOYN : PMNIAD NYIPN
NOND DOXNVTYY DMNITY 0N DY IOy PN MPT N0 0) NITYN THONNI HON
TONN HY PMOIN DTN DY TPNRSY DN HHO-TITA VYD MY MPTI DOWNIND
DXMN) DPOXM DX032 YINIWN NIIND ,D>ITH 51T NN D)) MPT HY 190 NV : N
NMOVY HY MATITN NYNN , 00NN DNLY DY 122 TNXN DINHYY (DPNPY DX
YTIND MON PONNN NN NINOYY NP MPYS NPDIVIN NIPVYND NP0 MpPPN)
;2005 ,)1972) DMIY TNPHI PN NPNY 912> XIN TN ,DXIARWN SVIWN DY DM MPTD

.(Carmon, 2003

TN OTPY TIVNN DO ,7INDY MYTNND DY NOUM NNIAN TIVN DY NIONN NIDNI
oV NN LD D7D D) VT NITYD MIT TR M9 DY TUN ,/NIMOY NDYY HY
29570 D) NON MNM»PN NYPTN DX MIAVAD 1OTYY P XD HYHO-T7972 nYpanin )1t non
PRY VYN TN L,7NID NPNIDNY YAY I ,TIN IRXIND .NNYID DO — 190N NN (MNY)
MNA-NAD NOONY L, MNDY NDYID IPIONT NN NNYD [ RIDON NN DT THON .NOYA VI
NIYN N NNDNN MWD 2NN (0727T) T2 AN T DY NYTNY 295N MY D2 POIND 1T TITD)
UN NPT NITY HY MINNND MOWIND QONIVY 90 ,NNT ONONN IPNND AT DY 1IWpNa

168



77AN0NYY DXARYHD MLIVND MNIYN DY TNSN DINNSIY HNONIVION D) 12 POV 208D 1N
99010 MOVPNY DRONIVID NN T1PINND ONIN NPV NAYa ,DOMA) RMOYN MMDYNIA
INNIDOUN PV DHYIIN

ooy 12.5

TPRNN 11 P9 MXYNN HY D)X DNV I1HTI NONN IPNNI OININKD DIPIN NIV
NPTHNI INY NPOOI NPNDD ONPNN 12 P9 ONX) ,ITD MRMOVNN PIY DY INITONA
oY MOOVN 1N YN DIANWN SVIN DXIAVIN DY DINTY NONONNY NON ,)I1DPWM MPIAN TIvn
1 PON PV ,YNI9N N MINDNNN MPID YRID . RXNMOWH MNNDN DY NDOV) XY NDIVI
NIIVNN MWD MY NIND NN NOYN INN IWN PONY TV, /NIVY” MNDNN N1NIA PN
MY JPPIYY YN PNAD ¥ IUN — MINK MPTNHI IONY MY 595 7172 — NIORIVN

AWM DY NVSNN

PON TN NINIAD NONINY TP NN VAR IPNND AT IR NAND MND) NN DN
TUN NN OIPXIN NINPN OWIND 1DNNY , TNV DTV DY NNRPn ¥ITN ,921Pna . pMSINnm
NNONN DY PMANN MOYN SV NPPN ,OWUND) NPINAD NPWNNPHN MPPN PRINY THOIN
SV VPO NPYTH NN WTNHD JNIANY NNNX DTV : NYTYY MDY MYITNY VINNA 1PN .(NNPIDN
NITIN 9919) MYYD NNN YTNND INDND DDI-T1T2 NOINY NPT NV NNIAN TIVN
NPNPIA MRNDN2 NPT DY NPDIPN MXNYD NIND Y 1PN ,DORIT HY YINn
P9 N2 N2 NNDW ONINDY  MIRNIDYNN DIV PRIYD 7Y DTN (0735 T N THN Maya
NON MTY 0NN DY DIXDIVINND AN DY MIN) 2577 19010 D) XION DMNDNN DY DINN)
MVIAM JNYT NPEWD DORNNA JPONR MADIN ,IPNNN MXDNNN PON DIV 19INI NMINHDNN

AN NRIPY 1NN
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MNPN

YTINY DY ONIYW NNIAND MIDNNY WAWN T8 (2003) MOPNN YTIN WND MONIY NTHN
http://www.iaej.co.il/hebrew/pages/ethiopian economics.htm 217°91nN

SINIYY DI INN TIND,NMINNOWNY MDINDIIAN P3N TN DIPIAN DY NPaN , (2002) NIV P
DYTNN DXVIND PTN N2V MYP YN 0N

http://www.bankisrael.gov.il/deptdata/pikuah/court/chozimh.htm

,2004 DIND TY 2003 T2IVPIN — DININKD DOWTING NPYIYIN NMMINNANAN (2004) HNIW PIa
http://www.bankisrael.gov.il/develheb/develheb105/develheb.pdf

,2003 NIV D)2 01T (2004) HNIW P12
http://www.bankisrael.gov.il/deptdata/mehkar/doch03/heb/doch03h.htm

,2004 DN P2 01T (2005) DNIWY )3
http://www.bankisrael.gov.il/deptdata/mehkar/doch04/heb/doch04h.htm

.2003-1999 DMXPIAN DXTIRNN JY XTIV YT (2004) DXPIAN DY NPINM - DRIY P12
http://www.bankisrael.gov.il/deptdata/pikuah/bankco03/banco03h.htm

.2003 7PNV NPPD IRV MINPIAN NIWN (2004) DXPIAN YY NP - HNIW Pra
http://www.bankisrael.gov.il/deptdata/pikuah/skira03/skira03h.htm

01N PPN ORPIA DN MINNN,INTY MRNON 1NND DN (2004) ©XPIAN DY NPOND - NIV P
.http://www.bankisrael.gov.il/deptdata/pikuah/bank lakoah/D02.pdf 451

DYNPIAN DITHNND DN DINP NVYL ,2INI NIV DY MYTNN NINDNNN (2004) SNV P12
.26.10.2004 DN ONIYN NPT RWNA

http://www.bankisrael.gov.il/deptdata/pikuah/basel2/basel2.htm

.2001-2005 D»NXPIAN DXTINND 2Y XTIV Y1) (2006) DIPIAN DY NPON - DRI P13
http://www.bankisrael.gov.il/deptdata/pikuah/bankco05/banco05h.htm

TNOPYT ININD IPNN DY NN ,NIWAYN DI : INIYIA VTN 2NN (2001) .) NIVY )2
,0%Y M2 NNLVPVLIIINY NVYIPHT DININY DY PNIDND DIVDNN NINDN YPOIN.T NOVTNA
9N ) )1IOVN

: DWYYNN NV HNIWI AT DY MOYA NTTIVRN NN (2004) .7 XPDIS) ) NIVY 2
.39-67 My 1,1 775, 1IXIV TPNIVNID ,NPNYWNN MAIWYNN DY NMON DIV

NDDOWND RYNA APNN INNNDN (2004) 29INVIPIND

PN MON DNPN ,DPINIYIN NTIAVN MDA D2I12) YW MONNVIN NV T WTNI (2004) .0 0T
PIOYNM INDNN NMOYYNN TIWNI NI

DOV ION )T 29T TN MI0N DY DPIAND — NPITN OVYTN NPPVIND ,ANNN (1992) .77
DRI PND

TTYND VI, XNDWNN ITNNA DOYP MAPYA DD WM (2001) Y701 9PNN 1591 -NOION
http://www .knesset.gov.il/mmm/doc.asp?doc=m001 13 &type=pdf 112281 Nad

DXNNAN 9PN INIYA MINXNIOWNY DIPIAN NV (2003) Y1197 APNN 190D -NOION
.1998-2003 D)W MNMOIWN INYWNI

http://www.knesset.gov.il/mmm/doc.asp?doc=m00690&type=pdf

M 27NN 91y AN ,27NINRD) HNIYIA NNOWN MMHWUN (N 2004) YT APNN D090 - NOION
http://www .knesset.gov.il/MMM/data/docs/m00776.doc .0N71IN

IPTI NMINNDN MNOVYNL DN OINDN 190N 1Y (P2 2004) YT IPNN 1990 - NOION
2N YN O7NND YN, INTI MIXNDN MINN DIVWN-IR DY D71PNN D901 190N

http://www knesset.gov.il/mmm/data/docs/m00994.doc
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MNDNN — PNPIAN NIIWNI NN NPNIAZ INSN MT () 2004) YT IPNN 139D — NOION
NNV DYDY 57N N2I5IN NTY YR AWPD WNIN ,1AN OPYN YOPNI NORPIAN MINNN 1IYa

http://www .knesset.gov.il/mmm/doc.asp?doc=m00863 &type=pdf

AN PYN / NNAVNN NIRKIN IPD (NMY DNY) NPYVDIVVLDD NN NIYIN

IRIYD VDLV NNV (MNY DNY) NPPVLDIVLVLDY NX¥IINN NIYIN

1991 299 PP NPSVIN TN PN (1995 TPON MMDI)  NPPODIVVLDY MIIINN NIWIN
-N72NN TTN YY N9 ITO %99 NPMIPHRN AN — 2 MY ,NPDIZIND YW 1999 PNIINN

http://www]1.cbs.gov.il/mifkad/tables/pirsom13/2.x1Is .219UND 7w T 99095

-YN5991 NINIA NIV PIND MDAP 238 (2005) .72 PAI-IPOIVIVN ,.N XIATON .0 O
.DDMD DIVY ININD ,D>TINY D)) NPNVDN MNNIND

(2002) 112 17 NDION 92N MYNIL HNIWI DMNIIND DIV RYND MIVINDIN NPPNN DTN
.NDION 2T ,NININKD DNV DIWYA D1NIAND DXIWSN MNNIND DY NP NYT

7D PYSN NMITN DY INPTN NYI NN NG NMINMOWNY NWNRN PIWN DXN (2001) .X 937128
LDAN-ON ,MTR L, NTRY )

SV NPLAVNN NPPPIPN NN OMOP TV IT DY 12N, MXMIOWN JY YT 297 (2004) . NAIN
LAN-HN NOIOIDNN

,INDIAD NYIT,MNNIDVNY DIPIAN NN DY NPPOYN MXRNIND NPPO (NMY DNY) .X 1D
DRIV OOPIAN TION
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