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1 INTRODUCTION

Research question: In the period 2009 to 2015, can reduced growth in spending by Israeli renters be
accounted for the by housing wealth effect?

Prior to the 2008 Financial Crisis, the real estate market in Israel was somewhat range-bound (Del-
mendo 2016). Following a local economic slow down in Israel in the early 2000s (Atkinson 2015), the price
of an average home had stayed in the area of six to eight-hundred thousand new Israeli shekels (NIS) (Del-
mendo 2016). Since 2008, prices have risen rapidly, surpassing one point four million NIS on average at
the present (Delmendo 2016)). In this study, I test an economic theory that suggests a differential response
by homeowners and renters to unexpected changes in housing prices.

The housing wealth effect suggests that homes are an asset representing a store of wealth for their
owners. Changes in wealth have effects on current and future spending. Homeowners will respond to an
increase in the value of their home by increasing their current spending. The predicted response by renters
is a decrease in current spending as they attempt to save for a now more expensive future home purchase.
In the proposed study I employ multiple regression to construct a model of household consumption on
the basis of observed consumption, income, home prices and stock market performance. In this way I
calculate the amount of the observed decreased in spending by renters that can be accounted for by rising
home prices.

This study is motivated by an inflection point in consumer spending by renters detected after 2009.H
Before this time, spending by both home-owning and renting households were rising in tandem. After this

time, homeowners continued to increase their spending at the same yearly rate, but the yearly increase in

1. Proxy variable for wealth not held in the form of an occupied dwelling.
2. See Figure 2.



renters’ spending halved. When we observe that the same time period corresponds to rising home prices
that would signal a need for increased saving by renting households, there is an obvious reason to look
into the housing wealth effect as a causal explanation.

During the period 2004 to 2009, the annual increase in spending by both owning and renting households
was about four and a half percent. From 2009 to 2014, spending by home-owning households continued
on the same course, but spending by renters began to grow by only two percent a year. A preliminary
investigation shows that the timing of this decrease is coincident with the start of a dramatic price in-
crease in the Israeli housing market. It remains for the full investigation to show the precise mathematical
relationship during these years between home prices and consumption by renters.

Contribution to the literature: Research into the housing market is an interesting lens through
which to view the current Israeli milieu. Soaring prices bestow paper gains on many ordinary homeowners.
But it also makes home-ownership increasingly difficult for those late to the game.

Dissatisfaction with the housing situation was a major contributor to massive street demonstrations in
the summer of 2011. These protests and the governmental response to them have been analyzed elsewhere
(Schipper 2016; Alfasi and Fenster 2014; Alimi 2012; Grinberg 2013; Marom 2013; Schipper 2015a, 2015b).
There have also been economic analyses which attempt to locate causes for the price increases, or advocate
for policies predicted to lower priced Not all analysts see the bull market in Israel real estate as a problem
in need of a solution, but may instead offer advice on how to profit from the situation.B Housing prices
are even blamed for the hundreds of thousands of Israelis who have forsaken the country to live abroad
(Goldberg 2016). The contribution of this research to our understanding of Israeli society lies in its use of
the housing wealth effect to quantify the effect of rising housing prices on decreases in consumer spending
by renters.

The remainder of this proposal is divided as follows: section two is a literature review covering the
housing wealth effect, the Israeli economy and the Israeli housing market. Section three discusses the
methodology used in the study. Section four gives an overview of the data sources utilized. Section five
offers a discussion of the preliminary and expected findings. Concluding remarks summarize the project

and detail the importance of its contribution to the literature.

3. See section 2.2 Housing Market.
4. eg http://www.globalpropertyguide.com/Middle-East/Israel
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2 LITERATURE REVIEW:

2.1 Economy

There are two facts about Israel’s economy which are salient to our discussion of its housing market and
consumption patterns. First, that Israel is an interest rate taker, i.e. its central bank, the Bank of Israel,
has limited power to set its own interest rates, but instead receives these from the international capital
markets. Second, that the government has limited budgetary scope for additional welfare largess.

The Israeli economy has undergone a transition from one of centralized-planning to one with a greater
utilization of market-based approaches. The start of this transformation can be dated to mid-1985, when a
National Unity Government introduced a successful reform program to end hyperinflation which threat-
ened to cripple the economy. These reforms included the shrinking of the government budget and budget
deficit, and a move toward a floating currency (Aharoni 1998). Post-reforms, domestic interest rates are
largely set by the foreign-exchange market.

Since a smaller government budget deficit was seen as an essential component of the successful reforms
of 1985, there was reluctance to increase the deficit lest hyper-inflation return. The 2010 New Fiscal Rule
codified this restriction against growing the budget deficit (New Fiscal Rule 2010; Bova et al. 2015). This
means that increases in government spending on social programs, must be matched by cuts elsewhere, or
by new tax revenue. The Rule does not regulate tax breaks in the same way that it does spending increases.
I now examine how the current housing situation is effected by the budgetary constraint and the interest
rate environment.

During the 2008 global financial crisis there was a world-wide exit from equities markets and a flight-
to-safety into government debt. Israel experienced large capital inflows beginning at this time (Colombo
2014). During 2008 to 2014, purchases of Israeli government debt pushed down local interest rates, in-
cluding mortgage rates. Concerned that an appreciating shekel would harm exports, the Bank of Israel
increased the M1 money supplyE by 150% over the same period. Increased demand due to low interest
rates and rising money supply since the crisis are the main causes of surging property values in Israel
(Colombo 2014; Nagar and Segal 2014; Swirski and Hoffmann-Dishon 2016).

The limitations imposed by the New Fiscal Rule effect the housing market in the following ways. It may

partially explain why one recent program to be implemented was an exemption from the 17% VAT on new

5. Physical money (paper and coin) + demand deposits + negotiable order of withdrawal accounts.



homes for first-time buyers, a tax-cut is not restricted in the same way as a new spending program. In the
absence of supply increases, this policy increases demand for homes and supports high prices. Another
new program, Mechir Lamistaken, or buyer’s price, offers land discounts to developers of high-density
housing based on competitive bidding for the lowest price per square meter to the buyer (Gallant 2016).
This program might have the effect of reducing supply, as builders are afraid to undertake projects outside
the program. It is another example of a revenue loss to the government (the land is sold at up to an 80%
discount) that is allowable under the New Fiscal Rule, where new expenditures would not be. The third
effect of the New Fiscal Rule is an inability by the government to increase spending on public housing.
These twin restrictions on growth in deficit spending, the legal ban encoded in the New Fiscal Rule,
and the underlying inhibition stemming from the fear of a return to high inflation somewhat the choice
of policy tools used to tackle the housing problem in the last five years. Having established the historical
roots for the current conservative fiscal policy, loose monetary policy and their effects on the housing

market, I turn now to a closer examination of the Israeli housing market.

2.2 Housing Market

The Israeli housing market can be described briefly as follows: all but a small minority of dwelling units are
in multi-family structures (Borukhov, Ginsberg, and Werczberger 1978) and most households (70%) own
the apartments in which they live. Of non-owners, 87% are renters, and the rest live in apartments owned
by others but don’t pay rent (Benchetrit and Czamanski 2009). Currently only around 7% of households,
or 28% of renting households live in public housing (Bosso 2014; Carmon 2001). There are few private
apartment complexes, and most renters live in an apartment whose private owner has only one or two
rental apartments. At the margin, the lack of a long-term rental market is one factor pushing renters into
market and increasing demand for housing (Swirski and Hoffmann-Dishon 2016).

The housing market in Israel reaches a market-clearing price at the point where its supply curve crosses
its demand curve. This market-clearing price has experienced a rapid appreciation since 2008 and has been
a source of distress for those who haven’t yet bought into the market. As stated earlier, the most important
factor in recent price increases is demand related, however, factors affecting supply are not unimportant.
The most important factor to consider about the housing supply curve is the high amount of land that is
held by the government. 93% of the land in Israel is state-owned. The Israel Land Authority directs the

timing and location of a large share of new housing construction and influences its cost by controlling



the release of lands (Hananel 2013). A second important factor to consider is the planning authority held
by local governments. Because the cost of services provide by municipalities to poor residents of high-
density housing can be larger than the taxes received, localities can have an incentive to delay or refuse to
provide permits to these kinds of projects, preferring instead to encourage the building of more expensive
projects aimed at “stronger populations” (Sherman and Ben-Lulu 2014). The central government then
must provide incentives to a city to secure their agreement for the building of affordable housing for low-
income populations. This combines with market incentives to builders (who have a healthier profit margin
on expensive apartments than cheap ones) to produce a market which is skewed toward serving families
with higher housing budgets (Swirski and Hoffmann-Dishon 2015).

Housing policy, and the public construction of low-cost housing has been used as a tool to achieve three
large priorities outlined by the first Prime Minister of Israel, security, absorption and a decent standard
of living. Here I look at the legacy of public housing as a tool for immigrant absorption. Half of all the
homes built in the years 1950 to 1999 were publicly constructed. This aided the absorption of large waves
of immigrants through the early 1960s. This housing was later sold to its residents at subsidized prices.
Public construction of housing was greatly curtailed with the shrinking of the government sector after
1985, with public construction accounting for only 20% of the homes built in 1985-1989, and only 1.7% of
the government budget

In preparation for an anticipated large immigration from Ethiopia and the former Soviet Union, hous-
ing construction was again made a national priority. In 1990-1994 housing completions almost doubled
from the previous five-year period. 50% of construction during this time was government-initiated, which
accounted 11.1% of the budget. However, the increased supply did not keep pace with the rate of im-
migration. The immigrants received loans at subsidized interest rates and created increased demand in
the market which pushed up housing prices throughout the 1990s (Carmon 2001). The an increase in the
availability of public housing would decrease demand in the market, and reduce prices. Public housing
has been sold off in recent years and not replaced. It is currently at a record low level with a long waiting
list (Bosso 2014).

The market is currently characterized by pent-up demand due to years of low-housing starts. Equity
market volatility, a new capital gains tax and an income tax exemption for some rental income create

incentives to invest in rental property. Property investors compete with young families for the limited
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supply of new apartments and price them out of the market (Gruber 2014). The home ownership rate is
falling as people stay with parents and rent for longer periods before they can afford to buy (Swirski and

Hoffmann-Dishon 2016). Prices in the housing market vary significantly with geographic factors.

2.3 Housing Wealth Effect

The life-cycle hypothesis is a model that describes current consumption by a household. Under its sim-
plest assumptions, there is no bequest motive, and households attempt stabilize spending throughout their
lifetime. Stable consumption is achieved during periods with reduced current incomell by spending accu-
mulated wealth (Gourinchas and Parker 2002). Wealth can be divided into housing wealth and non-housing
wealth. Consumption in any period is made up of some portion of housing wealth, some portion of non-
housing wealth and some portion of income. What isn’t spent in the current period is saved for future
periods.

C=aWgy+pWxnyg+7Y (1)

The main predictor of current consumption is current income. In this study I focus on the smaller effect
of changes in housing wealth on changes in consumption. Specifically, I focus on the effect of changes in
home prices on the consumption of renters who don’t even own homes.

Households react to unexpected changes in wealth by making adjustments to their spending. If they
suddenly have more wealth, they increase spending so that this wealth can drop to zero over their estimated
remaining lifespan. A reduction in wealth produces the opposite effect, a reduction in spending. For
renters, unexpected changes in home prices change the present value of their expected future housing
liability. Renters will react to unexpected changes in housing prices by increasing their consumption
when housing prices fall, and decreasing consumption when housing prices rise (Campbell and Cocco
2007; Carroll 2004; Calomiris, Longhofer, and Miles 2009). Housing is the dominant store of wealth for
households. A change in home prices can cause a significant change in household wealth (Gan 2010). The
housing wealth effect explains a link between changes in this wealth and consumer spending.

Non-housing wealth is one of the three predictor variables in equation one. Financial or stock mar-
ket wealth has been used as a proxy for all non-housing wealth. Dynan and Maki had access to a survey

question about the value of the household’s stock portfolio (Dynan and Maki 2001). Where information

7. Like retirement.



on non-housing wealth is unavailable, it can be estimated by employing a variable such as a stock index.
A cross-country comparison on the wealth effect in several OECD countries used IMF data on stock per-
formance in the various countries (Ludwig and Slek 2004). Previous calculations of the housing wealth

effect in Israel have used the Tel-Aviv 100 index for this purpose (Kahn and Ribon 2013).

3 DATA

This study combines two different sources of data available from the Israeli Central Bureau of Statistics.
One of these is freely available and redistributable, the other is not. Information on regional home prices
is freely available from the CBS website, where it is released as a supplement to the calculation of the
consumer price index (CBS 2002-2016). This gives the average prices for homes of differing numbers of
rooms, 1.5-2, 2.5-3, 3.5-4 and 4.5-5, and 5+ rooms in nine Residential Areas: Jerusalem, Tel Aviv, Haifa,
Gush Dan, Center, South, Sharon, North and Qrayot Haifa.

Summary findings from the household expenditure survey (HES) are also freely available, but the
complete data sets are a paid product. These data sets are however available for free to academic users
through the Israeli Social Sciences Data Center (ISSDC) at the Hebrew University of Jerusalem. The full
data sets for the HES from 2002 to 2015 were obtained from the ISSDC, but with a non-redistribution clause.
HES data sets are distributed as a folder in a zip file. The folder contains the same data in four different
formats, for use with statistical packages STATA, SAS, SPSS, or R.

This project is carried out using R due to the facility with which it can be employed as a means of
implementing reproducible research (Peng 2014). The code used for this project begins by downloading
home price data from its permalink addresses on the CBS servers. Analysis of home prices in my project is
thus fully self-documenting and reproducible from the source data. All of my methods can be analyzed and
replicated. The code dealing with the HES begins by importing this data into R. This section is reproducible
if one obtains the source files from the CBS or the ISSDC.

The data is further divided into four files: “general household details”, “individual”, “household incomes
and expenditures” and a “diary”. My calculations do not require the individual file, which provides details
about which member of the household is earning or spending money, or the diary file which provides
data about the size of packages for purchase goods, and the type of store at which they are purchased.

Additional text files provide notes on methodology and the meanings of variable names. The number



and ordering of questions is inconsistent from year to year. The code book text file is consulted to find
the questions and columns which are to be extracted from each year. In my current model I collect data
from two of the four files for each year. From the general household details file I extract the columns for
home ownership, the number of rooms in the house and the region in which the home is located. From
the household incomes and expenditures file I extract the total consumption expense, the rent paid and
imputed rent. From these I calculate the value for non-housing consumption. I then combine these data
for use in my analysis, for example I need a list of the rent paid in Jerusalem for all the years and the total

income of owners in each of the regions.

4 METHODOLOGY

The HES does not survey the same households year after year. So how can I test for changes in house-
hold consumption if each household only shows up once in the data set? A conventional pseudo-panel
estimation approach is used. Survey respondents are aggregated into homogeneous cells on the basis of
certain characteristics. These cells are then treated as though they were panel observations. Households
are divided into cells on the basis of their geographical location, the age of the head of household and their
status as owners or renters of the the dwelling in which they reside. These characteristics are chosen due
to the varying home prices and changes in home prices between the regions during the period of study
and the expected differences in the wealth effect according to ageE and ownership class.

The relationship between housing wealth and household spending will be determined as follows. For
each year I take the change in average home prices for each of the forty-five area-size combinations, and
subtract the expected change in home prices to determine the unexpected change in home prices. Each
of these inputs is applied to four ownership-age groups, renters under forty, renters over forty, owners
under forty and owners over forty. The response variable, the one-period change in consumption for each
of these one hundred and eighty cells is then taken from the HES and generalized linear regression is used
to determine the changes in consumption that are predicted by changes in housing prices.

The measure of consumption used, non-housing consumption (NHC), is total consumption less spend-
ing on housing services. This is total consumption minus rental expenditure for renting households and

total consumption minus imputed rent for homeowners. Imputed rent is equal to the amount of income

8. Older homeowners are predicted to spend gains more quickly.



homeowners could have received for renting their home in the market. It is computed by the CBS on the

basis of average rents for comparable homes in the area and included in the HES. I follow the methodology

used for the calculation of NHC by Kahn and Ribon (2013) to enable comparability between my results and

this earlier study.

Income for each of the cells is given by the mean for the cell population of the survey question “Total

Income.” This leaves the non-housing wealth component of equation one as yet un-calculated. There is no

survey question that directly indicates this variable. I apply a socio-economic indicator as a predictor of

the amount of non-housing wealth held by households, and a lagged one-period change in the Tel-Aviv

100 as in Kahn and Ribon (Kahn and Ribon 2013)) for the performance of these assets.

5 DISCUSSION

5.1 Preliminary Findings

The preliminary findings presented in this section have been calculated using the ten-year period 2004

to 2014, rather than the entire period of study 2002-2015. In my actual study I will be using home prices

broken down by region and home size
determined by number of rooms. For
this preliminary treatment I have not di-
vided the data by region. In lieu of home
prices I employ a national home price in-
dex (CBS 2016). and show a yearly mean
of the monthly index values. I subset
the households into owners and renters
and graph the yearly means of their non-
housing consumption.

Figure 1 is a graph of the aver-
age price of an owner-occupied home
during the period 1999 to 2015. This
captures the price stability in the early
2000s, the moderate growth from 2005
to 2008 and the explosive growth after

2008.
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The graph in Figure 1 begins after the price appreciation of the 1990s caused by the rapid absorption of
an immigration equal to twenty percent of the Israeli population prior to its arrival. This graph, represent-
ing only owner-occupied residences, omits price changes in the value of homes held as rental property.
The time frame for Figure 1 (1999-2015) is twice as long as the period of study (2002-2015). It frames our
study and shows that the Israeli housing market has not always been as hot as in the past few years. It is
important for our study to choose the correct benchmark period. Should it be one of flat housing prices
(1999-2005), moderate appreciation (2005-2008), explosive growth (2008-present), or some kind of moving
average? This will directly impact the amount of the change in housing price that is viewed as unexpected.
For example, a homeowner who expects their asset to appreciate at 5% a year, but instead has a 7% appre-
ciation in a given year, will be faced with an unexpected windfall of 2% of the price of their homes. This
will have different effects on my model than if I assume that the entire 7% change was unexpected. In

practice, I will model the data in all four ways and present the findings for comparison.

Table 1: Changes in renters’ non-housing consumption and home prices

year | renters’ NHC | change | home price index | change
2004 | 6164.658 - 183.9917 -0.7%
2005 | 6468.814 4.93% 184.3917 0.2%
2006 | 7010.354 8.37% 185.2333 0.5%
2007 | 7239.748 3.27% 182.3583 -1.6%
2008 | 7529.259 4.00% 196.1667 7.6%
2009 | 7865.194 4.46% 223.025 13.7%
2010 | 7998.755 1.70% 262.275 17.6%
2011 | 8065.441 0.83% 289.8667 10.5%
2012 | 8582.79 6.41% 299.25 3.2%
2013 | 8729.532 1.71% 326.4083 9.1%
2014 | 8632.841 -1.11% | 347.15 6.4%

Table 1 captures the price changes in both owner-occupied and investment property in column four’s
home price index and in column five’s yearly changes to this index. As shown in Table 1, the first shock
in home prices comes 2008, when the index jumps by 7.6% from its 2007 value. Prior to that are shown
four years of stable home prices. At a one-period lag, this does not have an appreciable effect on renters’
spending, which continues its normal increase of around four and a half percent between 2008 and 2009.
As home prices, represented by the index continue to rise, by 13.7% in 2009 and 17.6% in 2010, growth in
spending by renters begins to fall behind growth in spending by homeowners.

Figure 2 illustrates the relative decline in renters’ spending that motivates this inquiry. Prior to 2009,
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NHC by both owners and renters each had an annual rate of increase of around four and a half percent.
After 2009, while spending by owners
(green line) continued to increase at the Mean non-housing consumption (NIS/month)
same rate, spending by renters (purple
12000 -
line) grew by only two and a half per-
cent a year during the five-year period 10000 - key
owners
2009 to 2014. A shaded region, covering / renters
8000 -
the area between actual consumption by
renters and a theoretical path predicted 6000~ i i i i i
2004 2006 2008 2010 2012 2014
by its previous growth rate of 4.5%, rep-
resents an estimation of the lost con- )
Figure 2: (calculated from HES 2004-2014)
sumption by renters due to rising home
prices, and how much is attributable to changes in the income and non-housing wealth held by the renters
surveyed. This preliminary investigation has not yet examined the variables of income and non-housing

wealth. It remains for the proposed study to expose the actual relationship between home prices and

consumption in Israel by a calculation that includes these missing variables.

5.2 Expected Findings

Inline with earlier calculations from Israeli data, I expect to find an overall average consumption elasticity
with respect to housing wealth of around 0.18 for home owners, and -0.13 for renters (Kahn and Ribon
2013). A study of 14 of the 34 OECD countries (not including Israel) found a range of 0.11 to 0.17, placing
Israel just above the top end of this range. This means that when home prices go up, Israeli homeowners
spend 18% of their paper-gains in the first year. Let’s use some of the most recent numbers for a concrete
example. For the year ending in Q1-2016 the Gush Dan region had the largest average home price appre-
ciation, 11.7% (Delmendo 2016). A moderately priced $358,000 home in Gush Dan on March 1, 2015 might
have appreciated to a $400,000 USD home by March 1, 2016. This home owner would have contributed
around an additional $7200 ($42k * 18%) to GDP over the year. Let’s look at implications for the economy
should housing prices fall in Israel under two different assumptions. Some evidence shows that increased
consumption by home owners due to rising prices is not matched by equally large decreases in consump-

tion as prices fall (Case 2005). This means that my calculations of the large gains to GDP due to increases in
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consumption by home owners during periods of rising home prices, should not be blindly applied as cau-
tionary evidence warning against policies which would result in increased construction, increased housing

supply, falling housing prices and falling wealth for current owners.

6 CONCLUSION

This proposed study can aid in an understanding of 21st Century Israeli society by an examination of a
key portion of its economy, the housing market. The housing wealth effect provides a key link that can
connect observed increases in home prices and decreases in consumer spending by renters. Consumer
spending is both an important factor in and leading indicator of a modern capitalist economy, Through
the use of linear regression on the basis of pseudo-panels composed of young and old, owners and renters
in the grapraphic regions for which the most granular data is available on price changes in the housing
market, I can estimate a model that shows the effect of changes in home prices on consumer spending and

determine if reduced spending by renters since 2009 can be accounted for by the housing wealth effect.

12



References

Aharoni, Yair. 1998. “The Changing Political Economy of Israel” The Annals of the American Academy of

Political and Social Science 555:127-146.

Alfasi, N., and T. Fenster. 2014. “Between socio-spatial and urban justice: Rawls’ principles of justice in the
2011 Israeli Protest Movement.” Planning Theory 13, no. 4 (): 407-427. http://dx.doi.org/

10.1177/1473095214521105.

133

Alimi, Eitan Y. 2012. “'Occupy Israel’: a tale of startling success and hopeful failure.” Social Movement Studies

11 (3-4): 402-407.

Atkinson, Andrew. 2015. “Country Report - Israel” Euler Hermes Economic Research. http://www. e
ulerhermes.com/mediacenter/Lists/mediacenter-documents/Country-

Report-Israel.pdf.

Benchetrit, Gilat, and Daniel Czamanski. 2009. “Immigration and Home Ownership: Government Subsidies

and Wealth Distribution Effects in Israel” Housing, Theory and Society 26, no. 3 (): 210-230.

Borukhov, Eli, Yona Ginsberg, and Elia Werczberger. 1978. “Housing Prices and Housing Preferences in

Israel” Urban Studies 15 (2): 187-200.

Bosso, Nimrod. 2014. “Historically low number of apartments in public housing.” The Marker (). http :

//www.themarker.com/realestate/1.2489549

Bova, Elva, Tidiane Kinda, Priscilla Muthoora, and Frederik Toscani. 2015. Fiscal Rules at a Glance. Back-

ground Document 12/273b. IMF.

Calomiris, Charles, Stanley D. Longhofer, and William Miles. 2009. The (Mythical?) Housing Wealth Effect.

Working Paper, Working Paper Series 15075. National Bureau of Economic Research.

Campbell, John Y., and Joao F. Cocco. 2007. “How do house prices affect consumption? Evidence from

micro data” Journal of Monetary Economics 54, no. 3 (): 591-621.

Carmon, Naomi. 2001. “Housing policy in Israel: Review, evaluation and lessons.” Israel Affairs 7, no. 4 ():

181-208.

13


http://dx.doi.org/10.1177/1473095214521105
http://dx.doi.org/10.1177/1473095214521105
http://www.eulerhermes.com/mediacenter/Lists/mediacenter-documents/Country-Report-Israel.pdf
http://www.eulerhermes.com/mediacenter/Lists/mediacenter-documents/Country-Report-Israel.pdf
http://www.eulerhermes.com/mediacenter/Lists/mediacenter-documents/Country-Report-Israel.pdf
http://www.themarker.com/realestate/1.2489549
http://www.themarker.com/realestate/1.2489549

Carroll, Christopher D. 2004. Housing Wealth and Consumption Expenditure. Technical report. Johns Hop-

kins University.

Case, K.E. 2005. “Comparing Wealth Effects: The Stock Market versus the Housing Market.” Advances in

Macroeconomics 5 (1).

CBS. 2002-2016. “Average Prices of Owner Occupied Dwellings (NIS ousand), by Residential Area and Size

Groups (Rooms in Dwelling).” CBS.

. 2016. “Series: 040010 - Prices of Dwellings” In Base: January 2003=100. CBS. http: //www .

cbs.gov.il/reader/prices db/PricesDB E.html.

Colombo, Jesse. 2014. “Why Israel’s Boom Is Actually A Bubble Destined To Pop.” http : / / www .
forbes.com/sites/jessecolombo/2014/04/29/why-israels-boom-1is-

actually-a-bubble-destined-to-pop/.

Delmendo, Lalaine C. 2016. “Israel’s house price boom continues.” http://www.globalproperty

guide.com/Middle-East/Israel/Price-History.

Dynan, Karen E., and Dean M. Maki. 2001. Does Stock Market Wealth Matter for Consumption? FEDS Dis-

cussion Paper 2001-23. Board of Govenors of the Federal Reserve System.

Gallant, Yoav. 2016. Israel Housing: Emerging Opportunities. Technical report. Ministry of Construction
and Housing. http://www.moch.gov.il/SiteCollectionDocuments /odot /

Israel Housing Market Emerging Opportunities.pdf

Gan, Jie. 2010. “Housing Wealth and Consumption Growth: Evidence from a Large Panel of Households”

Review of Financial Studies, no. 6, 2229-2267.

Goldberg, Robert. 2016. “Unaffordable housing is harming Israel.” The Jerusalem Post (). Accessed Decem-
ber 11, 2016. http: //www. jpost .com/Opinion/Unaffordable-housing-is-

harming-Israel-466363|

Gourinchas, Pierre-Olivier, and Jonathan Parker. 2002. “Consumption Over the Life Cycle.” Econometrica

70 (1): 47-89.

14


http://www.cbs.gov.il/reader/prices_db/PricesDB_E.html
http://www.cbs.gov.il/reader/prices_db/PricesDB_E.html
http://www.forbes.com/sites/jessecolombo/2014/04/29/why-israels-boom-is-actually-a-bubble-destined-to-pop/
http://www.forbes.com/sites/jessecolombo/2014/04/29/why-israels-boom-is-actually-a-bubble-destined-to-pop/
http://www.forbes.com/sites/jessecolombo/2014/04/29/why-israels-boom-is-actually-a-bubble-destined-to-pop/
http://www.globalpropertyguide.com/Middle-East/Israel/Price-History
http://www.globalpropertyguide.com/Middle-East/Israel/Price-History
http://www.moch.gov.il/SiteCollectionDocuments/odot/Israel_Housing_Market_Emerging_Opportunities.pdf
http://www.moch.gov.il/SiteCollectionDocuments/odot/Israel_Housing_Market_Emerging_Opportunities.pdf
http://www.jpost.com/Opinion/Unaffordable-housing-is-harming-Israel-466363
http://www.jpost.com/Opinion/Unaffordable-housing-is-harming-Israel-466363

Grinberg, L. L. 2013. “The J14 resistance mo(ve)ment: The Israeli mix of Tahrir Square and Puerta del Sol”

Current Sociology 61, no. 4 (): 491-509.

Gruber, Noam. 2014. “The Israeli Housing Market.” State of the Nation Report: Society, Economy and Policy:

91-168.

Hananel, Ravit. 2013. “Planning Discourse versus Land Discourse: The 200912 Reforms in Land-Use Plan-
ning Policy and Land Policy in Israel” International Journal of Urban and Regional Research 37 (5):

1611-1637.

Kahn, Michael, and Sigal Ribon. 2013. The Effect of House and Rent Prices on Private Consumption in Israel -

A Micro Data Analysis. Technical report. Bank of Israel.

Ludwig, Alexander, and Torsten Slgk. 2004. “The relationship between stock prices, house prices and con-

sumption in OECD countries” Topics in Macroeconomics 4 (1).

Marom, N. 2013. “Activising Space: The Spatial Politics of the 2011 Protest Movement in Israel” Urban

Studies 50, no. 13 (): 2826-2841. http://dx.doi.org/10.1177/0042098013477699.

Nagar, Weitzman, and Guy Segal. 2014. “What Explains the Developments in Home Prices and Rents in

Israel between 1999 and 2010?” Israel Economic Review 12 (1): 115-161.

New Fiscal Rule. 2010. Ministry of Finance. http: //www. financeisrael . mof . gov.1il/

financeisrael/docs/en/publications/fiscalrule.pdf

Peng, Victoria Stodden; Friedrich Leisch; Roger D. 2014. Implementing Reproducible Research. Chapman &

Hall/CRC The R Series. CRC Press/Taylor / Francis.

Schipper, Sebastian. 2015a. “Towards a “Post-Neoliberal” Mode of Housing Regulation? The Israeli Social
Protest of Summer 2011” International Journal of Urban and Regional Research 39, no. 6 (): 1137-1154.

http://dx.doi.org/10.1111/1468-2427.12318.

. 2015b. “Urban social movements and the struggle for affordable housing in the globalizing city of

Tel Aviv & Jaffa” Environment and Planning A 47 (3): 521-536.

15


http://dx.doi.org/10.1177/0042098013477699
http://www.financeisrael.mof.gov.il/financeisrael/docs/en/publications/fiscalrule.pdf
http://www.financeisrael.mof.gov.il/financeisrael/docs/en/publications/fiscalrule.pdf
http://dx.doi.org/10.1111/1468-2427.12318

Schipper, Sebastian. 2016. “Social movements in an era of post-democracy: how the Israeli J14 tent protests
of 2011 challenged neoliberal hegemony through the production of place” Social and Cultural Geog-
raphy (): 1-23. http://dx.doi.org/10.1080/14649365.2016.1228115.

Sherman, Yuri, and Anna Eizenberg Ben-Lulu. 2014. “Do Local Authorities Face a Negative Incentive to

Increase the Population under their Jurisdiction?” Gazit-Globe Real Estate Institute, no. GGA/2014 ().

Swirski, Shlomo, and Yaron Hoffmann-Dishon. 2015. From Housing to Real Estate: How the Accumulation

of Wealth by a Few Affects Israel’s Housing Market. Adva Center, Jerusalem.

. 2016. The Split Housing Market: Market Forces, the Housing Crisis, and the Forgotten Vision. Adva

Center, Jerusalem.

16


http://dx.doi.org/10.1080/14649365.2016.1228115

	 introduction
	literature review:
	Economy
	Housing Market
	Housing Wealth Effect

	 data
	 methodology
	discussion
	Preliminary Findings
	Expected Findings

	conclusion

