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nLYONM 5N DD 1
0.5 QINIY WPIPN
151N 1272
NAM NIOVN TIVN
MTYNN a1 N N0
3 0251pN
nYMIPNN (NVPIPNRN MTYNN)
noNNN — PN NOAP D
0-0.5 MMIPNN MYIN o1Y2pPN
RN
I — M NONNN A8
2 D”Y2pN

1N

5S¢ NMTHINND YN MIVIND NPIDN YN DNRONN Py D1HINTY 1IN SN Nna
(2012 ;M%) XPOPNV ,PPOYPR) NPMPHRN NPIVIN

079NN NN

32%

oonNH Mo

MNP MY

22%

N YW vInm 5N

15%

nrnvn

12%
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10% PYPIPN

7% v

HNIYI NNIPNN MMYAN HY 228HNN NN MNINN MINNHN ,MDI5N .2.3
2PY TNNR NIV» DY 1PMIPN MY — 1999 (N) : IRIVII NPNIPH NI DY DND NUDY v

AN () ;Y OV THYN IO PRY TAR 2V DY THIOIPN MV — HIPN N8N (1) ;Y DY THYN

.D”795 DXV HH TITA,DXTNN DX DY TP MY — IMINN

100 253 MMYY
75.6 75 N9y
15 125 PPN MM
9.4 53 DPINN ML

(2013 97057 "M YV T1DY)

PNY TYPHRN 999 PN (N) DMWY PUIND INIWI NPMPHRN NMVYIN DIPN
M9 NMWYIN .DPHRYS-TN MINKINTYT MNSY TYPHN 999 SNYa DEPN (2) ; MOVIV NMYY
DIPNN DY D) PTN XM |90 DEPNI MRNINY P HNIN DEPNN B O9NAPNI wonwnb
DTYNN NN PYPIPN YYan wITIN N2IN DIYYN ,NNAYNN YONN ©N2PN ,NHNTY .93 dNn9an
P TOIYN AN WHYD 190V [ PYPIPRN N YYD DINN YPIP T DY apy 1ImIPnR
IN VYN OAWIN DN WNHYOYW DI 19D SN DM NI ,MNPS MINNINY 1192 )7 dNYan 18pna
TYPHN 19T 99 DPINDN DX Y SN NNAWNN YV DINK D PISY NNT .NPNYN MY
DINVNY TYPHN OTID DN MY YV PINA DIHVPPN DMIVHN Y KNI TN TN DMINY
PN DN ,NINY NVIWYY ,PYN 2AWIN YW MININD MOWN (2013 11900 YN — DN9N TIWN) Tava
5¢ NPINN NI ,MAVIYA MNNIND P NPPYN NN WHWY 199Y O ,93)7N DEPN MOIDNN 1N
YT DV DYUN , DNV DINLY
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MMPRN MNYIN 2PN NN MNHNN .2.3.1

DYMPYO RN (X) : DIDON NYIIND MAMIND NPMIPHN NMYIN DXPNA NPIIINN MIXRNINN
(1) ; MINNON NPYPAD IRNIN () ; (PPY2 NNNT TIN) DPNIONND DIMIPYY RN (3) ; DPMPN
MIPOY MINPAY DD MWIND NIRNIN

MMIPNRD MNYIN YV D»9PI¥N NDIINN MNPN .2.3.2

DY2NN DD — NPNYY MDIIN (N) : DMIY DN NPMIPHN NAMIYIN DY DMIPOYN NOIINN MNPN
MINNIY DPOYN I DININRD J2 MY DAY DDV MINMN NJVNL X MNPY MO
DYV MDMN Y OPINK DONIAPN ,0PNDY MDY VIDY  MNIN : IDMIPHNN MYIN
(1) ; (MTY MWAY THVYN D) NPINN DIAPN ,NIT IOY) MYIN Y012 YINKY DTN MDIDM
MANNYN DMNIVNN OIXMPY NI NHYNNN YTIVND DY NPTV MNINNWN — YNOWNN YD
3991 JPNINIIN D91 JOP JPMDIIN HHIY NIV ININD 1NNIY NHNRD D5 PIivna 0NN TIVN
(2004 ,y7>1M) IPNNN 1370 — NDION) MY MY D35 DINNDN DNPIVIP

NPNRYY MDIN DY MINNONY 9aynh .2.3.3

Y MHVPN DY NMYIN NPINKD DIDINNN I PON DV NN NIAYN DV PONIN SNin 1985-2
YDNPNN 30% P DMNNIYD DNV TY .NPIDONNN MINHNT 1IN NYYNNN DY MONNYIN
.66%-9 NYWYN NOY DXYYNN NIV DN, NPHANY MDIONN Y NPMIPHN NMIVIN

mannn 71m IR N1"nipn M7 3 01"V M0130 5 0'Wwn
nJmwnn

35,000,000

30,000,000

25,000,000

20,000,000

15,000,000

10,000,000

5,000,000

0
2002 2003 2004 2005 2006 2007 2008 2009 2010

H N'ney moian =Eawnn

(2013 071051 >95)
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595 TPDVNIN MNIN NNT P2 PRI TYNY ONOUNNN YOO 1D PON NIN PIORN Pivn
D»DYD2 DXMPY NVIAND TOAY ,MYIN DY MIDIINN INRINIVID P ,NYWNNN YT NYIAPI NONY
NMWYIN 1221 DN TIVN PV INNI RYNI DT P3N N2 YIP) DOYYNN NNIY YSHN TY .0%IvWIND
NNSPNY ONPIVIP MIYRIY WaAP) PINID DY DY MXONNN NNONI ,1993-2 .APDIPHN
NMWYIY YT NOYTI NN INN 1122721, MITANR NPYA IYIINND NTYNN MXINNI OIINY PN OPIVNI
7YY 2000-2 NNNN ,TO MIAPYL .NMIYIN DY YNIIN-YD5551 A¥ND NPADN MONMNN TV NNVP
TNSN P2 PIRD NOMNN PORN OPIWN NRSPNY DNDN NYIAPY WTY APy MYUNID TN
NMYIT MZYHNND DIXINRN NOWN DY NPY P DAVINY D1DXDI MY NNVINI
SONIN MY DY TPNPND WY IMOPNN PN NN HX NYAAN WITY NND .NYMIPHN
9NN TNYY NODIDN YAPIN — NV WD NP IRNIN DY 97 N8N XD PINN — NURIN
Y193 DINPINN PINRN PPN WA DTV HY MESNNN NN MINY ,AYynd nNavn .vwad
NI T 2NN (2010 ,)I0IN) WITH HNDI 29 Yy WATIN Pavnn Nann 90%-80%-9 INNN
MMIN WX DM DNMDYY DOMPYY MPPIN NPDIVIIR VIWPY KO M TYN NPMPN
NVANN N AY¥M ,(2004) 1IN PIIY 1A (2009 ,JNTY VDA-) MVP MYIN DY PMDIdNY
.19933) 997 NN NPMIPHRN MNVYIN HY NP8NInNa
NDIDNN P2 Y2 O1HPHNNNN OXMIPYY NN 210 I1DON NMINNTIN DXONNN MIAPYA
MDY .IMIND MDDVN NIN NPNIYN MDIDNA MIPIVN PONNY,NPDIPHN NMYIN DY NININYN
2011-2 N5V TPRNYN NODNN YD 75%-D N INNTD AR SN MY ONIND

(2007-2011) MINNN *97 ,N"NXY 1013000 A11IKRN "MI1WN 10" :6 01N
70% 66.50%
64.01% 64.32% 64.38%
60.44% 62.34%

. 0
60%
50%

42.59%

40%
30%
20%
10%
0% T T T T T T

nox non o 1"aN 9N 1310 mr" onT

(2013 ,0"151n >95)
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(2007-2011) mnnn
9 67-30%
70% - 65.83%
65% 62:15%
60% 55.71% 56.44%
559% 52.94%
50%
45%
40%
35.37%
35%
30%
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20%
nox nan oW 1"an 9n 137 w"r ot

(2013 ,07151 %97)

OXTYPNN DNVYN TMNIN NN (X) :DMIPOY MNP NDUN NYIN NININD NMI)
MMDVUN IPOY .(MPOY NMININ IPOYI) DINND DX TYPN DIRY DXNLYN MNIX NI (I) ; DMIINID
99 NYIP NOWNNN L, TPYRT NTHNR M0N0 NN, 07NN NIRY DNIN 12NN OOV MININD
NMVIAY NIVARND N L YPIPN DY DY DMNPD 19D TININD O9IYND PNNNN 9N DY
PN (82013 ,0797 TIVN) DXINN PDIYNN INY 0N DXIYN DOPOYN MAD NPMPHNN
NVIDY 291 DN NIMNIND 2NN NYAIN 9 M) AN DN NN NPPYA DOPOYD 17190 NNIND
:2013 MIYY D2999¥NN NYAV PN .13IPN DOHWIT MNINNIAY MN

109.57 31.62 099
351.02 62.08 o¥7IYUN
1264.22 422.16 o'pa
151.28 22.63 YN
132.83 34.94 o 'na
204.11 41.91 NANIN
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(N2013 ,0%97 TIWN *9Y)
NIPHN MYID DOIN,MNINI NMND IN VD PIN 29 HY SXIT SWINN AVIN 95,10 Nd

PIYN AVINK 1Y ININD NYYND (2004 ,ONIN) DOPOYY NININI MNIND NNY PPN MIND PN
4O DM (2011 ,HVIXAN) DXPOYY NMNIND PPN NN MOYND NPMIPN MMV XINNND PONRN
NIND DY D92 NN YNV NIN MININD MDY 5H52 NPPOYN NI DY DY1Hn Npbnd

(2007 ,779) TPPOYN MININD I Y92 12N NYWH NPONY DIDININ ,DXINND

2011-2007 11NN *99 71”"NI ANIIN 21N D¥INN :8 O'WN

250

205.54

nax nan 1'aN N o 171 w”r o

H N'POD ANIIR EOTINI annN

(2013 07150 *95)

5N PONN APYY PN NPHRD NPHRIYN MOIDNN Y N9TN NININ MINNDNN IPY
LTPPOYN MNIND MMOWN DI, NPPYN YW NPHRYYN MDIDNN 9992 MININD MMIUN YW 79I
DXNLWYY NI IWNRY 172 NI0N JPMDIIN NN D3TIND NIMNYHN NPPYY ¥ J0IYW MDD 1IN
NMIIY MTIN INDY ,DMINNY DXTYPHN DNLYY 711N DIYTYNYY NPWYN INDNY DITY1PHN
IMYAIN MG NNNDNIAY ,TPYPDAN DIXINNN NIWN .TPPOYN MNINAD Y D»YPDIN
N9y 1995-1990 DMWN PV 7o 1) NIIM NIONN MTYN JPTAY NMDNOM ,N1PIPHN
S5U 9T XM ,25%-9 7IAN MONNN 9991 12%-1D DMINDH DALY YW 1IN MYNNN DINN
(2004 ,7393) DPYN YIPYAY DN’ INDNN YNOY YN 66%
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NYAINOD NN MYNVY .2.4

AMOIOIND NN DYTIND YDPHYW PINN ¥ KNIV NPMPNRN NMWIY DN (N)
1NLVA

MTYPHN MYPIPN YN AN DYTHND NPMPNRD MMYIN NN XINND IWIN 18D (1)
1000

M .3

(oW N>INNN) RIN NNNY INTN YOI AR DITHND OOV PINN NPPYD ¥ 1IN OX )NAD »TD
M MIAND HYY OONOVNN MNIT DY ,0PNTPNR DMINND DY OINIVDPL NN Y¥ID NINT YN
.DYONN MYIN NPPOVDILVLDY NN NIYIHN I DINNI DY YVDVVLD MM BOY TH> NMNTOYN
STINN DY MI90N NPPDAY NPPYN VPN MDIONN T MNINN TS MMM WIT NIY
LT PNNY TIMIPHRN MYIN DY TMNONN MONON DX IWPY IWIN IMYNNINIY 99500
NMVYIN DY NYAUNN NXY PPANT NN IIPD 19 19D .INIRD YYND SPOoYn V791N 1PNND
NMVYIN DY NATYNN AR WNNNND DTN NYSD 91D 132N NONN NOWN DY NPMIPNHN
YN DPNN NDMNY NMY MYV NIPDI INDND) DIPOYD DXTYPHN DINLYD NPMIPHN

02N

9955 DTN — NININN 299N 3.1
299 MNPYN 2NN .PIAVIN NIV DNY DONDN DM NN NI IOPYN DY NPPON
ONTY 2INT VIO .WTNN YOWIN DNYY TIVIY PPD ,1PPON P DPNDN DN DONDNN DMINININ
NINY IODIIIRD NINOND YIVIN INNX AN NINY NN TIVY PPN 7NNV MDY I8 NIN
NINON DTIPIY TY PI I NUNRNWNRN DPDIIIRD NINDN YOUIN NN, NINT NNWD ,PINS .NIWN
TOOWN MOYN ,MANY YT HDH12W NI DN 102 YN 92D 12 DMIPNN DIVIND 190N NAY
MY SY MY DI NPYIY 7 PNNIM , DN IMDIDIIN DTN DNN NDIY MY MDY NNMD
9519 NNIN NPYNY IDDVIND NPDIVIIND DTN IN D 23297 NOOWN YT ¥aAP) (MNIN) M
AAVIN IMNXD 9N NDIDND TNV 2WVIND OOWN MDY NIV NP NNIN 7P DPYn NPva
NI MTOINN PNOIVYN DINK .Y NMDIDIIND DYTNHN NN NINYD 71PYN NNIN N NTIPID 92YN
NYPYN DY IRNIND YN PN NN N2 DTN TN L(MININD I99YN) 7DXPNNIN NN YR
NOVOVN SY) PIVN MOYN 1D MVLP (P13I9N NVIYN PT72) DINNID NYAPIY MININD OX .NYN
LDIMNY 112 YNNY IN 2DYY NI ODOY NINN NPPYY YO APT RPN NADIN DY OMpHRn
NN NPPYY W POY NIDIN DY THPLIVA MDY I NI DXPOYY MNIND OX ,NNY DD
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INSNN 0D axpn v nwynd (Fischel, 1985) n»wyn opoyd 13 pwond »avn
,NNY) [ 4,000-5 N ,097 TIVN DY PN 19D [ MIYD 11770V AWIND NOVIVN NXDVNINN
MPOAN MPYIVY T (2013 ,0705N) @ 1,500-5 DN DINNY MNIND WY MODIdNM (2010
MPADN ,VIPPAN TN 1PV, NPPYN NN )0 DY 1) [ 2,500 MNAY 40 avin Yab onda
VIPIAN MMIND 2VIND NOLIYN IRXIND 199) ,1P0UNINN NNIN DYN DIMIPY NN DXIAWIND

ANy DT 9N 2D PN

w17 NXRXIN

1
ni7y
ni7y
nyxinn
nyiv
Nno1dNn
nyxmn/n'iwy
aAwInNn
D'WIR IT "2
n'son
D'Ynnunw
Tal>ny
N7y n'o'myn ‘ ‘ ‘on
DNKR 7Y R 2 DaAYIn

™

NUOI7DIN 77TIA
"7n'uoIN

,INNT TINN NN NI ,OOHDNNN OIMPY DXINNY TPMIPHN MYIN YAVINY NPD
,JPPOYN MIMIND I PMYHRYN N30 DXINND IININDY PP ,NINLYIA DIOYDN DIPOYN INY
MOIPH MY ,DXAVIND DNONIN DXMPYN DX TOIDN SPOYN IHNN 1AW 2NN 1NN DN
DXNVY PODIND NYITY ,DINND DXTYPNHN DXNVY POIND) YXDIPN PN DY NNV NIMNYNHN
.DMIMNN DIXTYPHN DXNLYN NIDIN NN PIND YT POY MNIN PVND HDIN DOV
OV OP MY NYYA 1N 7O DIVM ,INDN ININD NONN 1N DOPY NPPY ,NUyNd
M 09355 OMYPY YOPIND ML NDY MNNYN NDIDNN I POND NXPOY MINIX MMOWUN
772N YNNIV JNAY ,MPIN MY (2008 ,X1MVY) DLV AP TN YN DX PTHND >IN MI0N
YT YN NOTINY PP APTN YN DX DITHIND PINN PR N0 O ,712) DINNHD MNIND DY
TININD NN NPMIPHRT MYIN DY NYPNY NYON NPDIYIIN TIVNHM D0X1PNNN NN NN NN

2NY YoPIND MYWIN ,MYONN TN, NPmPHNn nmwin .(Portnov, 2006) Tnya oMb
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MYIN P9 NYIN T 1D NDIDN,MNIND NI NDIDN XY NPIDYN YNLYI TDIN 1AV DINDP
TINY DN 7ODXPINY DXAVIN NNT MIAPYA .DXNINI DPNPY DINMPY MAVIND PODY NIMIPNN
DXMPYN NN TON NITNI,MNNIID DMINND MININD 1D MDIONN Td YY) ,DINN DWW
DY YT DINND NININD JA MDIINM ,DND 1IN DXADN DXIAVIN NN G NNMO DPNPYN
(2010 ,19INR) NN TY,0MNPYN DNV NN DY TN JNN) , N0

MONN ONNA NPMPNRT NMIVIN YT MAIN NMDNDN DY IMXNDIN DY IRNIND
DXNLYN DOPOYYY INDNY DITYPHN DXNVY MTYI NPMIPHRN NPIVINY P MIPN DONPYN
DXNLYN YN DY TPMYNVYN NYAVYN MY 10 NPMIPHRN NMYINY D) XON ,D7INND DX TYPHN
LDMPNN DY — NN RSP KDY, NINY N D1 1)2D DITYPHIN

VIPaN 9N MHIN2Y MNWA DY 295550 I NN DIv» 3.2
DY NOW INSNN PAY MIPHNN MVYAY O0W DA PYNN NDIONN PAY Y9N NIN TININY 71D
NN OMPYO DIWNIN NPMIPNHN NMIYIN PN DMIPIVN IRNIND NDIDNN YYD NN NN
AN pwvn

,NPOY MNSN ,NNNIY MYIN YW MINNTN TN MYIN DY NINSIN : ANSIND 29990
mMHAYM NTOY NN ,MINIAD ,NMIAIND TN MTOINY MNIIN NMIDMNIN-MIHAYN NMSNNYN
DYY MOV NPMIP-NMDWAD MYIN YWY MXXIN 0 YTION D ONDNN DN M Opwnd
NYTY MDNY ,NPVAVN MR ,TID [, INIT NN, NPINN D ,DXMPY NPIvN

oY MDOM INNIN MYIN DY MDD ,TIONND MYIN DY MDION : NDIDNN I9YD
.(M2)) DN NNIND MVIN
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mana1 n1Mw1 "99 N1 pwnd NuXINN NN ARXIN 1013N :9 0'WwIn
2006-2011

30,000

25,000 73,583 23435 23:003

20,000

14,772 14,777

15,000 -

10,000 -i7:8

5,000 -

H 0130 W AR¥NImn

2013 >nn*

(2013 071151 »9Y)

@ 4,000-5 2 DY) WHN NYY NDIDNN PIAD NP2 PYNRY MYIN DY IRNIND P2 DIYIN

DY DY IWPYW OPOY 15T NADIN KDY .MV Y8IMNI AN SN2 @ 13,000-5 121 PXY PYNII

NINNN NN D) T92Y ,NOV )IWIIN DX PTIN PMPHRN MY N2 Ypwn S¥ naom Y5 YN
.DMINNID Y757 NMIAY YHUN

0YIYa Y7989 MO 3.3
DX0NN DY NIV TMPNY NPIZN PYND MONIYN MNNN MDD DY MNY MLIY NN OOl
SNYIPYY MNP VDYDY MPONNN DY DIDIPNRN DPMPNRN DX0NN N2) XDVT .DONPYN

NPION WM, 1OD5N DNN NIIYNL DINDI DMNPYN DIONN : H9YD ©N NN (N)
,OUND TPINTL DPTHN P NPMIPNN MMVYIN P2 NDION DN DY TIONINIIT
NDYINN ©N YY1 15% (NN DOPOY DN ,WID7 DN) DIMPNN DXONN T19N
95 HY NPNIYN MDINN I PN DTN NPMIPHRN NMIWIY DITYPH NINIY
AN ANXY NNN

MINNDN NVIYN .MNINNKY NPITN NHMP NMIDIDN MTHA : NIIND HOINN NN (2)
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N99¥2 . I1NINNIY NMMYIT THITIND NN IMN PIND) YDXNNT DN NN 12N
POINND NI POIOIIN NOOVN DY PYON IMPIAD PN IMIPNRN POOVN Sund
DYYPNNNN OX0NN .NPMIPN MMV TMNIND ,NPINN NMYI NN VIdYD

.(2004 ,39) NPMIPNRN NMMYIY NITN DI MNINHKN T2 DN

P2 WTNN PINN PTOIDN NOLOYN : B7998939) 0201 YW NNYN INSPN b),
N2 DYPOYN DY HLINN DN HYND 1IVI22 )T DN DXONN NN NMIVIN
YTNN IMNX PONN N 12990 NOYYS 129N XD TR ,NPMIPNRD NMVYIN A
(2004 ,5871) NMYIN P2

MLV NMY D) V>, 01HNNNN DX0NTN NPIZN JDINT MNY MPTH P2 DMWY TaON
NIV MNIND IV .THMPHRT MYIN MNINNA DX0I) DY MININD YIYN NYIAP IWNN
TIVHD .MYID MYIN DY DR, 1PDIPNT MYIN NSYN NOONND POYY MININD 1N DOYIP)
NIND NPRY N PRI, NPMIPNRN IMYIN 9 DY DONN DIDPNI DID1PN dXPIYN YIP D9
NY2IND AVNNNA TPDIPHN MYIN NXYIN ST DIYAPI DN NININD WY .NYN DXIYNN
PININD 2IWIN DN NY¥D 1AW NN IVIDOY (1702) INVY 0N N : DMIPY DIPIVIP
.(22013,0290 TIVN) TMIPNRN MVYIN NINN YT YAPIY 1710 PIYNL DN NLY NN YIP)
272,090 NVWA 17100 PIYNN NY9ON DY NODIIINND ORIV NN NVOWN MV
,MYIVOIN HYNY .0IN TIVA PINA YIAPIY PIYNN NDON AWIND DX DY DNN M DOWN
MY DMANN MDIONN NN DIDINN NN TP MY D NIIYN STIVN DIPNN MDD TONN1
0’2NN DYDIIN ’IIY TOI PONND TPMIPNT MWD YITIN MNIND MDIdDNN DD ; NIPN
NMIYIN DI D) DI HY 152 D950V PIAYN ININ 929907 DAPNN I ,MINND MININA
95 DIVYN VAP IN L2950 ININ 29D , 003371 3 DY TAX TINIX NV DP0ND MND NPMIPHRN
275 NYNIANND DX NIIWN (T DIPOY NMYYN 1321, 0100 1)) ,TPRIPN YPIP) NPIMNVP
,D7101 7292 127N TYRI DIIT DYDI) DY NN MPOY NPYTA DD ,0IIN DV PIwn MY 2D
.(2007 ,50) DPOY 2292 12T YR MHMYN MOV TIV 290 IN

M2 NP NVI1 3.4
YPOY YO DY 112 PTYND NPMPNRN MMYIN IR NXIANA IRV 1PNV NN NN
75 ,079197 OXXYINN NIXMI TPNPYN MDA NIIYN NNV .0 TYPNHN 1797 KW 1PN
YT TON NRNIND .INDN MNINY POY V79T MMAY YO NINN ¥ NPMIPNT NMIVIDY
TYVPHIN V9T YWY T .09 DMPPN DN 17VII22 INDNN YNVY INIYID DTN 1PN NODYD
DNNI2 DMV ON PPOYN 1/9TIN PNN NIV ,DI9IY NN DYDY 29 P> NINDA O TIVNID
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70722 YPOYN Y'OTIN DY DXPNNN NN NN NN NN PN WNNHY NN OIIN NN
D22 NPT DAY PINN NNIYY NPVIIIN ML PPOYN V91N YPNN P AN NN
VNN DPNN NN M) TOVD/NINY INAPTNI ,NIVH YTIVND WIDIWD TYPHN Y797 NN
IMIYINY Y PO 1D YTIVND YINOWD NTYPHN YPIP NNN DMWY 19 VYN DTN
Y ,IVT TN DY )2 Y MDUN Y MONY HPNVININ MNPYPI MYTN N2 NPIPNN
YA MYAN IO INY AT P NPX DA PUIYIN MDOYINWY [, TINMYI NOY MPAINNVNIY

.(Cheshire & Hilber, 2008) 11 970 NNNIN D) RON D95 18Y 70> 111971970

o' TIwn 9w 1n9 (€)N*Niw mM1*3aw :10 0'WwWIN

0 200 400 600 800 1000 1200 1400 1600 1800 2000

London, west end |

London, city

Singapore |

Midtown Manhatitan |

Frankfurt |
Barcelona |
_—_
Amsterdam

(Kingsturge, 2008)

: DMV DXON NV MNDN MNIND NMIVII12

NV 135 DNINDN NNV DIVNN M 93 : (Council Tax) or99ny NN (N)

MY 51,0930 TN NI Yap) MNINRD N2 TIY THITH 932 ;T NN

D> MNY DX0IIN NIIWN T TN D932 NN MY DX NYDP NP1

PIVYN ONY 30 Yap) DN TN L, TININDT NN MDD O NYNInn

T — MYON NPDIVIOIRY T ,00 TN DY MNMPR-PXIDN I8N MIAVYNNN
PN NPODIVIIN DV NN TN 7PN 1D YaAPIN 0N

YAPIY DN TIY NY9ON2 2WINK DN NN : (Business Rates) orpoyy NN (2)

TIY 991N POLVYN P72 YAPIY DXPDYY 529592 NPNINDN NIIWNN NI >P2
AT NTIP) NNIN DY THPMVYN MPIVN NOIYNA YapP) ©IN
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TMIN NN HAPNNN DIVON X ,NPMPHN NMYIN T2 DN DXONN MDD MY
MWD TN 290 YUTNND IMNX PONND N IDINN NVOYD 12N MY MY 951 OPOYY
Y DXPIWNI ONMINKD MV NPMPNRT MMYIN MOIDNN 53% 2011-5 )23 .NPMIPNN
70 2012-2011 D1 .DXPOYN DY NININD DN NN MDIINN NN D910 NON)Y 1IN NOOYN
PN VYWY TINDD 19 1IN VYD TINDN 29.5 PN IV POINY SNOVNNN PIVNN
.(Department for Communities and Local Government, 2011b) o'poyb manann n»am
DOPWNN DX OYNMON 10990 NVLYN 1D DXPIIWNI NYMPNRT IMVYIN DY MYnn
DYPOY DIMN DY IMNS DIPPY DY INN MINPND NN ,DXPOYD ININD DN
DYPOY DIMN DY MNAN MNYY NN DOYH NSONIN TDIPN MY .MV NPMIPHN NPIVIA
NN NAYN ,NNINNT INDN MNIND PIDY NYITY NOIY DNONN DMWY DX 1PNDY DOVIN
IMYID YTNHN OMN PYND 919 1IN X 2109101 POLOYH NYN DI0I) Naya DXONH MOIdNN
IR NIV 7 YTPIN INVA DITHN AN MIPN NONY MVIN SURIN THN Y27 ; MINN

.(Cheshire & Hilber, 2008) "nm»an NX Y1319 MNONN NNIX .DITIVN DY HMYNYNn NN DWW
NYIDYI NN DXWTN DMPOY DI DY MN’AN NMONA IMONT DY NIIWINN NPDION MdOYN
MY VYD TINDMN

MYVIANY YT JPPNININ NN NAY NXINN NN 1MV NPMIPNHRN DMWY : INTHD NI
MYIN MXHND ONNN2 YIAPI OOPIWNN DTN DY 300N NOOYN 1 DTN P JINYD
.(Department for Communities and Local Government, 2011a) n»mpnn

NIIWNN DYANN OMDITIN DININNN D RN OXTNHY NX 1MV DY MIAN NIPHN
SV ION2 212 IPMIPHT MYIL NONN DMWY DY MDY DOWAWN N THI YHDNNNIN DNN
99551 NNNINA DXWND) PPOYN 1/5TIN YPNN NN T JI9IN DTN 12 NONN IN INDN YNLY
YN OV

13999NY PoNND YPIPn 7Y Y oI 3.5
17902 1879-2 )Y) YN NIPIIINRD 193000 NNVYNRID NN YPIPN TV DY 0N 0N 1PYIN NN
YPIPN TIY MDD, TIURD .OXTAN MNIN 1IN YIIV YPIPN TIY N0 XV 29D 1INV NINTRY
MDD NN N MPK DX0N NYLN .GTIY VIO DI IPX XINY DWN NYIYI DOW
2V MLONNN NOIAP TONN VI YNNI — NN KXY DYDY, DIV 2PNNI MNYD NN NONY
2y DOWAYN IWUNR ,NDIINN DN IN G0N TV DN DN HWNI Td INOWNN NX NOWND ¥PIANN VI
YA NNDN NT MPY HDH2 VD OINN NNNIN TOAN .NTIAYN NIIXN MDINNA DOV MIPNIA
1997, N9 MYPIPN DY 7NNMII NI ,NOYP 12T YPIPN YD TN 79T DVY 1YI5ON
DNON NI PIVI MYNIND NMMNON NNRY DXPNNN NN IN INYN XD YPIPN TV DY 0N nHvN
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WPWYND D0I) MY HY NXINNT NYND ,NNT NNWY ,INNIN .NMYPIPN PV DY 1935510 Myl
Yy HYY MNIND MNYYNI 1DY NN DI DY GO0 MM 1OV , 00D IX DWTN DN NN
NI YPIPN TIVA MDY DY MDD, 1IY . POY TIY NN VINY DN NN HY MPYDI DOV DN
MY PPN DY) NN DY DMWN 2T DY INDA NYIN YPIPN TIVA MDY DI PNV PN
SVUND 7O ; OMYOIRN PINNRNDHD NI DINN DY DIPMDIWON NYANT INIWNN DY ON 0OUN YpIpn
YPIPN T NN NOYN ORTNA DN0N P9INI 2NN NYNHN DX DDOPNN 99NN IN YN WD nMa
DY PR LYPIP IOYI MW NI, 1N NDNN MWD DY 1T TIY NOIYY PP NNRD ININA
DN MYNNN ANTN NI ITNN N INXIVIY PTIN KON
P2TNN VI D NI .YOTIN PIYL PDVIPIDN X971 NN NN YPIPN TV DY ON 19 1O
oY YAPOW NNIVNM NYY YPIPN TIY TNV D N9IY VIO INMN D NI 1D 1N ; NONDN YPIPA
MYPIPN XHya 95 DX .OPD NN NN DN HAPY NNXIVNN 1D DM TNYL YPIPN YY N0
NDD DYPNY VP MYPIPN 1NN, DNV MYPIPN YT ,NNDIT NTIND DY IN DO PIva
YA YA MYPIP DY YN DINNNN NYAN J/OTIN YPNN NMOY 1AW DT TONN OONM IS DWW
9999 YPIPN 1NN NPNTINY DN L(ND DXAXHDI) NN DXPNND NMOYY DINN TWN NMIYPIPN

.(Dye & England, 2010) n»2>05pa0 mya NYH

avva ¥pIPN T "N 3.6
NONTD 27NIND .OMVY DNAINI YPIPN TV DY DN DPD MNY»N DY MTH OVDWYN INY
MTAN NPMIPH NN INNDNY NNINT ,MIADP0I0 N1TNA 1913-1 NNHWYRID DV YPIPn TIY DN
IR YRR TIY DOV NN NP DWD YPIPN MINYD IR DX0¥N MYPIPN Myav Ny»Tna
NPTN .NMA0I9 NN NPMIPN MMYI 16-2 715990 MDIDNN NPHY TON YPIPN TIY DY 0NN
952 NN DWY 1963-2 IRNN NNMN 15T DY WIDIN DN T YPIPN TIY DY DN DV NIV NOON
D Y97 HY NAXY PN NN .MM MIVNY TINMALYOTI W MM TTIVD T NPTNN >N
512 PIDAY YPIPN TIY DY NI PN TID DINNY IRND DM TH DN ,NVINN NN NTPY
1977-2 yppn Ty DY onn

TIY NDNIN MYAN N2 MMPRM PTIIIN NVIYN DY MDIINN NIAINY NADN NPTH
MNHNNIA .18-N NNNN NDNNA 1D DV PHIVDIND YPIPN TV DY DN .PDIVDIN NN YPIPD
SVIN TIV-1I2 D) .YPIPN DY DNDY DY DN SV DINNDY LYPIPN TIV DY DN DV OINNDN
NPMIPHRN NMWIAN I 80% 1980-5 TYY ,MITAN NPMPN MMVYIA 1840-1 HNN YPIPN TV DY ON
VPPN TIY DY DN IDLVN TIDN-M2
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INIWI ¥PIPN TIY "0 3.7
-2 HNIWI MIYRID DOINY ,WIDTN DN 7PN YPIPN TIV DY DN D0ND NYURIN IORIVIN PONIN
NNN NN YN NXOY 72 NMIDT 1D POV NWPIP DY 172N NN TTIYD Ty 1961
VIOIN DN .AMIDINND NPV MYPIP DY 1IN NN TTIVD NNMN DNN DY NMIPYN PMIVHN
Y55591 HNONIDIFN DY DV WIDIN DN NI DTN LYPIPN DY AU DNNNA NIV DN HOIN
(1989 ,170WNN2) PNMINIIAN) YPIPN DY DINNN NMIWINRI NIV

YN, NPTHN MOION DY NNNNN TIYW ORI DI MYNID INDN DTV DNMIN 1996-1
NN PWUN NN PTIN DN NN NI YD YOI VIO DN T .WIDIN DN NOVN TYNRN NN N2
DY DINMMY 1SN 1D 1N .10 MDY ONYA PRV MYPIP DY DO DNN PV L PMIVN
DY N DT NXOONN GIDAD .MNT PN INIY MYPIPY NNV IMNY NP NMYPIPN NV NYapa
17aNY ,2000-2 91D2Y HVIA WIDIN DN DN NPON NYA SLPY DN NN VIO DN )V
1AYMN WIDTIN DNN MOIONN .MV @ )P 950-2 TINN NN DIV APy NPTNRD MDIdNN
(1999 111 /> WD) 2008-1 D1V NXIN DIV ,NTIN DN NNYNNI NYIIIN DN NRDYNIN NIDIdDNI

TTIVD NN N3 HVIN DV INTVN IANT 2DY DVIN YN NIN X NXIP 11V NTYY MT
IUN DNYAP DY S0P N DV .ONDAP YT OIRIND MPININN VT MYPIP DY NN MM
MHNNN NPT NPON DI DY DVNIN .NHXNDHN MNXIT NNPNI MIT 10N> XY 1722 VN> RO
YPIPA OPINNN DNYAP DY 5N SVXNN .NTN NN PNNH 10% NYWA 7P N NNPNN
210 DN PIN MY WNN N NSDNND NANNA .OMNNID 9T NIN DTV 9Py TUN NIOINN
NYT) XYNA NPYPN2 INYID TONN NYYI XD O ,NNYY XD 1T NNONN ,0PNY D) .0MNNY 1M
(2011 pPNYAN-Y5353 NPWY NTYNN

2010-2 2>aN 5N Y NDIA2 MINDIN MOYTHN 97N MIAN WY DY NINT HYY MM
VAN (MY PN MMON) YAN MYOIR NAYY MYPIPA MPINN PR MIANY G DY D ININ
2,500-2 Y qp N2 DXOPMI DD MNANN NN 2009-2 90T MTN> GPONX 17°5 )by DPind
(2011 D9 MNING) 1252 MPT

meonn 4

2NN NHRYOPN DININRNN NIIYNI SNNITH NPY NXY YTYN DT 77192 DOYNIND NPITHN STYN
.DMIMND MITYPNN MYPIP DY 1732 IWURD NPMIPNHN NMIYIN IR TTIWOY MDY IORININNN
,DYNN0 17325 MPNIN MYPIPN YN NOTHIND DIIN 1T DININN NIIWN NPY ,PIND NNV

PN MITNI V9D TPNINRD NN IPTN PN NTNNDY NMYPIPN PV MINNN NIIND
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TYPNN 710 NADINND TN NNNNN P2 INYND ¥ RNDMP 921 NNV TIIXR PNIND NND Mn Dy
NPIVIN DY 28N OIDON MNNONN 9D 700 IMN DY TPLIVN IRINDY DY DVIDIYD
DOYNNY 1791) DMWY DOVINIYI MITYPNHN MYPIP DY 11722 NYONX 22D MYITR P NPMIPHN

.D2VINN NNNID DXWINN DINPIWA TPNNNDI PNION NYIN YIHNNL D1II0D DINPOUN

DI DMNMNN VIV MNIND MNOWM KD NPNISYN MDIONN D AN TINHDY X MNIPY NND
YWY D VPPN TIY DY N0 DINND DWONND NN NPMIPNRT NMYIN DIPNL SMYNYN
NYMPRN APIYINY NPAYNM MWD ,DOMPYN NNI 295 NI NN DOYIAP) NMYPIPN
99y %92 JNVYI MIXNNIN MYPIPN DX MODNY 1DI1 NPDIPNHN NMVINY NN AN ,MPIon
PN INNM DINNY 19T DY 1)) NION NINNY OIINY 991N ,1NPDOINID NP N NPPTNH

DPMPNRN NMNYIL DD N2 OPYN NIDIN NPPYN MMV NIMNY

NP 9TV VIV DI WX NINY DIV ,11PDITI D38 1N YPIPN TIY DY MO PINY %95 ) 105
NNYN RO YPIPN TIW DY ON NSVN ,NOINND YPIP DY 7NN NN NYP 12112 YPIPN YOIV
N>IIN2 NYND NN NNV ,NNIN )OTIN PV DY NPIDI5ON MDA DNON NI PV 7NN NN
M9Y I 0 HY DN NMINYI 1PV ,0NNIY DIMP IN DOWTN DN YPWNY DIDII Yoyl Hv

YYD NN VINY DN NN DY MY DOWH DN DY SYVW NININD MMOWNI

NYVLN RN DOYNN NN YPIP NIWY NN NN IIONN NN DY»PI) XINND 7 Sy ,qona
DYPRNNN DXANN DD DY SOV DNN .YPIPN DY NN NIONN 2DY 195 YaPIN MINININT DN
DN .DAN 7P TONROPN YPIP DY ONN MWW HWNnd 75 .¥pIpn MINS NX DO¥NN X MYPIP2
NI INKD IONRIY SYPIPN MY DY THON> TN DN NV SOV ,DMINND YPIPN T NN
DYNYINN NN DAP> DDAV TY ,1MPNRN MYIN DY 1NN MY DN NYY S0P PV DD YPIPN
DMPNN 95 NN NYP 12OV YPIPA PEINN PIAPN 1AV 2OV .YPIPN DY 1PMIAD DVITIN
0NN ONYVO DN M) DN NYY POY DO ,DMONINM DPMIPHRN 1NINN MTOMN DOWITN

.DNTIPN

0132 29NN 9NN 0NN NAN a5vn

TIVN SN SYPIPN Smn T2 NIOINN KO YPIP
2°2M NN

MIPRN MYIN MPA | NPNNHNN NN VPP

ILIPN MY NN
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DMYAP/OMNYV M2 | MIVINDY - DM YPIP
)15

YPIPN T NDD .DPORIINND DXNMPY NI TYPNY NN NP 112YY 1Y DNN DXD1IPNN
D12APNM,D202PN TN NPDVIPIO MY YINY ,02INND 1757 DY 11)2) 1NON NXXND DN
NPYIN PONR MYSNN ONN NIDIND NPMIPHN MNYAY DIXINNN NNV NN DN N
NYTIND N DN OV INNIIND G0N VI .DNNNY NTYVPHN YPIP DY 112 NYINRND INNN YDNPNN

DT 38 NN NI, TINPY MYTNND DY DOXOPNIN RIN INTH YN

SY NODIN .NPNYN NN’ DA DINYN NNNI NPMIPHN NPIYID Y1ODD HOIN 11 NIND NP
TR YIRS NXONY NMIPHRN MYINY 7NPNVY? NPAYN NI NYNT INPY NVYD NPT M
MMYAN OYNRON ,OUNY 10 .30 D) MY NPMIPH DIMYIN DXaAWIN MIAIP XYY MUHwn
195 NIND Y2NT Y9N DXAYIN T NINN MDIPN NIV 990 122 TNDD DI NV NPMIPH
YN NPV 20 PO N0 INMIPHN MY DY DLW DINNNIN PINSD IN NIV DMVY
DV 10N YLV NN ,TNID TPMPH MY PAVIND NPTYH PR ANIN NDXN DX MNIWN

.NPWNNN Y NPYNI D19 DN NPIVN MDY

19993999291 .5

DY NYTY LYY |, DIPDYY NININD PN NN VYW NMYI XIINN NPTHN L(2011) 'N ,DVIIN
http://www.calcalist.co.il/local/articles/0,7340,L.-3522203,00.html 7yn1n 2.9.2013

POUMIA-PINIIN : DIWID W99 §1,(1989) 'Y ,1PLWINDY /N 1NN

APNNT T9I0 — NDION : DYV, H1NIPNN MNYIA PIIND Y2381 MY ,(2010) /N, JIDIN
YTRM

,(8)44 ,nH5555 1I¥an NIV MYPIP NVIAN NPMINN ,(1997) 111,199 /Y POUPR
.605-574

39355 YN WA ©3112) INIYI TN 29N ONN L(2012) ), NN IR PPODIPIIV N PIVYPN
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79T APN2 NX-TW NN ,MIDNIN ININNAN 1IN : 7PUNIN 1)0P

,INIYID YN IPNY-IRY N PMIPNRN POIYN VIYN HMPRN DY PN ,(2004) I3
.299-197 19 ,0%0aUN

YINIWOIT )IINM : DDV HNMIPND MNWIN DY Y09 n AYaY5N (2009 ) D ,1NTY 'K ,LDI-)2
http://www.idi.org.il TV 15.9.2013 02 NOTY .PLIPINTD

TN 20.8.2013 DY NYTY .OMWWIV,2012 PaWNI 17 ,(X2013) HNIW )2
http://www.boi.org.il/he/research/regularreports/pages/boiannualreports.aspx

JIONON DT : DDV, DININNA DIWNIN H99Y910 NNINNANNN ,(12013) NI 713

DM PS8 NOY DY ,(2011) (07200990 NTYY) YNIAN-DIDD NPWH DTN NYT

AN9N95 MM 11991 HYA :NIIPNA MNWAN ,(2004) YO IPNNN 1D99 — NDION
2NN NOD DYV

TN 31.7.2013 0P NOTY .2011 HRIYI2 HMIPNN MNYIN NP ,(2013) 709N
http://www.cbs.gov.il/webpub/pub/text_page.htmI?publ=58

,D9MMYYH MYKN HNIWIA Y59I¥NN D MTPNND : NNININYI PND (2004) /P ,ONIN
AP o0 DOV

DXMPY NN DN XD : PPIO NINNKA 1732 T INPN NN NMPY ,(2011) 71D 10V 'R PTIN
TN 15.8.013 D2 NOTY .O2IY ,002VIND
http://www.globes.co.il/news/article.aspx?did=1000701686

YR IPNNT D7D ,NDIIN : DDV, ANYN NIPD — NN 53 ,(2007) YO

TINNM 20.7.2013 DA NOTI .APANR=NT 1000991 MINNKY YO DIWN NMPYN ORN,(2009) 73,1979
http://www.themarker.com/realestate/1.518716

P¥290 ,¥157 DN 9102 MAPYI /5T MDD DN DMPWN L(1999) 13,1101 1 1NOWSS
TN 22.9.2013 DY NOTY 107,001 YHNIYIN
http://ozar.mof.gov.il/museum/hebrew/rivon107b.htm

TVNN 15.9.2013 D2 NOTY DOV IRIYI S¥PIPN DN 28PN NYEN (2009) ININD TIVN
http://govx.mof.gov.il

D093 NNIYN YNY NP ,(2013) PND DN NIV — PYPIPN NNV PN — DOVIVNN TIVH
TN 20.8.2013 DA NYTY.DOWITP L2012 MY HY NIY NHISNND — DN
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AMINA H2) NYY Y DYDY BYNIAN 029555 BIANM NYOYWN ,(2007) 'N 7T
TNV NAPPTHY 9T WY 990N N2, MNIYN NVIDININD : DIV MMV
pi%)a)a)!
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79N 22 ,7PY2 N, 0INMNN 60% ,NPIDYN INDNHN DN MDIDNNN 40% NIXN .NPIDYM INDNN
STPYY DY NI NN
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