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Abstract

!"#$%$&'()%*+,-#.*$%&"*%(#$&/#0'&#1.,2%*3*4&$%15%"#6"%"1'$#.6%41$&$%#.%71.6%81.6%'$#.6%(#$,66/*6,&*(%
919'2,&#1.%(,&,:%;*%(14'-*.&%&",&%9'02#4%"1'$#.6%$"#*2(*(%-'4"%15%&"*%919'2,&#1.%5/1-%/,9#(2)%/#$#.6%
9/#<,&*%"1'$#.6%41$&$%0*&=**.%>??@%,.(%>?A@:%71=*<*/B%,$%9/#<,&*%"1'$#.6%41$&$%/1$*B%9'02#4%"1'$#.6%
0*4,-*% #.4/*,$#.62)%-#$,2214,&*(:% !"*% 919'2,&#1.% 15% 9/#<,&*C$*4&1/% /*.&*/$% (/,-,&#4,22)% #.4/*,$*(:%
!"*% 9/#4*$% ,.(% /*.&$% 15% $-,22*/% 9/#<,&*C$*4&1/% '.#&$% (#$9/191/&#1.,&*2)% #.4/*,$*(:% D1'.6*/% 41"1/&$%
(#$9/191/&#1.,&*2)%01/*%&"*%0'/(*.%15%/#$#.6%"1'$#.6%41$&$%,.(%#.4/*,$#.62)%0*4,-*%'.,02*%&1%-1<*%'9%
&"*%"1'$#.6%2,((*/:%;*%,/6'*%&",&%71.6%81.6E$%"1'$#.6%,31/(,0#2#&)%9/102*-%41.$&/,#.$%#&$%*41.1-#4%
6/1=&"%,.(%(#$4'$$%912#4)%/*-*(#*$:

1 Introduction

F1/%51'/&**.%)*,/$%#.%,%/1=%$#.4*%>?A?B%71.6%81.6%",$%0**.%/,.G*(%&"*%2*,$&%,31/(,02*%"1'$#.6%-,/G*&%
#.% &"*%=1/2(% HI*-16/,9"#,%>?>JK:% L-,6*$%15% 21=C#.41-*%"1'$*"12($%4/,-9*(% #.&1% &#.)% $'0(#<#(*(%
'.#&$% ,.(% #."'-,.*% 2#<#.6% 41.(#&#1.$% ",<*% *,/.*(% #.&*/.,&#1.,2% .1&1/#*&)% 51/%71.6%81.6:% !"*% 2,4G%
15%,31/(,02*%"1'$#.6%19&#1.$%#$%=#(*2)%$**.%,$%(*&/#-*.&,2%&1%$14#*&):%L&%.1&%1.2)%#.52#4&$%",/($"#9%1.%
"1'$*"12($B% 0'&% ,2$1% 41.$&/,#.$% ,% 4#&)E$% *41.1-#4% 6/1=&"% HM2,*$*/% ,.(%M)1'/G1% >?ANO% 7$#*"% ,.(%
P1/*&&#%>?AQO%R,'-CS.1=%>?>TK:

Anatomy of a Housing Affordability Crisis: 
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0)% (*41-91$#.6% 919'2,&#1.B% 9/#4*B% ,.(% 41.$&/'4&#1.% (,&,:%;*% 514'$% 1.% &"*% &=1% (*4,(*$% ,5&*/% &"*%
/*91$#&#1.#.6% 15%71.6%81.6E$% "1'$#.6%912#4)% #.% >??>B%="#4"% *.(*(% ,66/*$$#<*% '/0,.%(*<*219-*.&%
,.(%"1'$#.6%41.$&/'4&#1.:%U5&*/%&"*%912#4)%/*91$#&#1.#.6B%71.6%81.6%*+9*/#*.4*(%/,9#(% #.4/*,$*$% #.%
9/#<,&*C$*4&1/%9/#4*$%,.(%/*.&$:%U$%$"1=.%#.%F#6'/*%AB%71.6%81.6E$%9/#<,&*C$*4&1/%"1'$#.6%9/#4*%#.(*+%
#.4/*,$*(%0)%>JAV%,.(%#&$%9/#<,&*C$*4&1/%/*.&%#.(*+%#.4/*,$*(%0)%QJV%0*&=**.%>??@%,.(%>?A@:
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W1&*$X% F#6'/*% 921&$% &"*% 4",.6*% #.% 9/#<,&*% "1'$#.6% 9/#4*% ,.(% /*.&% #.(#4*$% ,.(% "1'$#.6% *+9*.(#&'/*% $",/*:% !"*% "1'$#.6%
*+9*.(#&'/*%$",/*% #$%4,24'2,&*(%,$% &"*%/,&#1%15%*Y'#<,2#$*(%-1.&"2)%"1'$#.6%*+9*.(#&'/*%1<*/%*Y'#<,2#$*(%-1.&"2)%"1'$*"12(%
#.41-*B%="*/*%"1'$*"12(%#.41-*%#$%(*5#.*(%,$%&"*%$'-%15%*,/.#.6$%#.%4,$"%5/1-%,22%*-921)-*.&%,.(%1&"*/%4,$"%#.41-*B%,.(%
"1'$#.6%*+9*.(#&'/*%51/%/*.&*/$%#.42'(*$%0,$#4%/*.&B%="#2*%"1'$#.6%*+9*.(#&'/*%51/%1=.*/C144'9#*/$%#.42'(*$%-1/&6,6*%9,)-*.&:%
R*4,'$*%15% #.41.$#$&*.&%"1'$*"12(% #.41-*%(*5#.#&#1.$B% &"*%"1'$#.6%*+9*.(#&'/*%$",/*% #.%>?>A% #$%.1&%41-9,/,02*%=#&"%1&"*/%
=,<*$:%W1/-,2#Z*(%&"*%#.(*+%#.%>??@%&1%1.*:%!"#$%&'()*+,-.(*-/(0*1#*+,"-(2&3*$+4&-+5(6"-.(7"-.(8&-9#9(2*+*(:;;<(=(:;:<

['/%-,#.%,.,2)$#$%41-9,/*$%>??@%,.(%>?A@B%$1% &",&%1'/%(,&,% #$%.1&%$G*=*(%0)%4",.6*$% #.% #.41-*%
(*5#.#&#1.$%#.%&"*%\19'2,&#1.%]*.$'$%(,&,%,.(%$"1/&C/'.%(#$&1/&#1.$%$'4"%,$%&"*%]1<#(CAQ%9,.(*-#4:%
;*%(*41-91$*%&/*.($%#.%"1'$#.6%*+9*.(#&'/*%$",/*$%0)%#.41-*B%"1'$#.6%&*.'/*B%,.(%(*-16/,9"#4$:%
;*%0/*,G%(1=.%4",.6*$%#.%"1'$#.6%&*.'/*%0)%#.41-*%6/1'9%,.(%,6*%41"1/&:%;*%(#$,66/*6,&*%&/*.($%
#.%"1'$#.6%9/#4*B%/*.&B%,.(%$'992)%0)%Y',2#&)%$*6-*.&:

;*%(14'-*.&% &",&% 2,/6*C$4,2*%9'02#4%"1'$#.6% #.$'2,&*(%,% 2,/6*% 5/,4&#1.%15%"1'$*"12($% 5/1-% /,9#(2)%
/#$#.6% 9/#<,&*C$*4&1/% "1'$#.6% 41$&$:% 71=*<*/B% ,$% 9/#<,&*C$*4&1/% 41$&$% /1$*B% 9'02#4% "1'$#.6% 0*4,-*%
#.4/*,$#.62)%-#$,2214,&*(B% ,.(% &"*% 919'2,&#1.% 15% 9/#<,&*% /*.&*/$% (/,-,&#4,22)% #.4/*,$*(:% !"*% 9/#4*$%
,.(%/*.&$%15%$-,22*/%9/#<,&*C$*4&1/%'.#&$%41//*$91.(#.62)%#.4/*,$*(:%!"*$*%5#.(#.6$%$'66*$&%&",&%&"*%
5,#2'/*%&1%&,/6*&%"1'$#.6%,$$#$&,.4*%&1%.**()%919'2,&#1.$%",$%/*$'2&*(%#.%$G)/14G*&#.6%"1'$#.6%41$&$%
51/%)1'&"$%,.(%21=C#.41-*%"1'$*"12($%1'&$#(*%&"*%9'02#4%"1'$#.6%$)$&*-:

['/%(*&,#2*(%/*$'2&$%,/*%,$% 51221=$:%F#/$&B%,4/1$$%,22% #.41-*% 2*<*2$B%9'02#4C$*4&1/%/*$#(*.&$%$9*.&%,%
-'4"%$-,22*/%9/191/&#1.%15% &"*#/% #.41-*%&",.%&"*#/%9/#<,&*C$*4&1/%41'.&*/9,/&$:%P1/*1<*/B%,% 2,/6*%
5/,4&#1.%15%-#((2*C#.41-*%"1'$*"12($%2#<*(%#.%$'0$#(#Z*(%9'02#4%"1'$#.6:%U$%,%/*$'2&B%&"*%/*2,&#1.$"#9%
0*&=**.%"1'$#.6%*+9*.(#&'/*%$",/*$%,.(%"1'$*"12(%#.41-*%*+"#0#&$%,.%'.'$',2%^C$",9*(%9,&&*/.%
#.%71.6%81.6:% L.% >??@B% 51/% *+,-92*B% "1'$*"12($% #.% &"*% 21=*$&% #.41-*%(*4#2*% $9*.&% >@V%15% &"*#/%
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#.41-*%1.%"1'$#.6B%="#2*%"1'$*"12($% #.% &"*% 51'/&"%,.(% 5#5&"%(*4#2*$%$9*.&%A@VB%,.(% &"1$*% #.% &"*%
"#6"*$&%(*4#2*%$9*.&%>AV:

S*41.(B%=*%(14'-*.&% &",&% /#$#.6%9/#<,&*C$*4&1/%"1'$#.6%41$&$%(#(%.1&% &/,.$2,&*% #.&1% /#$#.6%"1'$#.6%
*+9*.(#&'/*%51/%-'4"%15%&"*%919'2,&#1.:%U<*/,6*%"1'$#.6%*+9*.(#&'/*%,$%,%$",/*%15%#.41-*%>&11%5/1-%,%
/*2,&#<*2)%21=%AQV%#.%>??@%&1%,.%*<*.%21=*/%A@V%#.%>?A@B%*<*.%,$%"1'$#.6%41$&$%$G)/14G*&*(:%L.$&*,(B%
/#$#.6% "1'$#.6% 41$&$% 0*&=**.% >??@% ,.(% >?A@% #.% 71.6% 81.6%=,$% 01/.*% ,2-1$&% *.&#/*2)% 0)% 9/#<,&*%
/*.&*/$B%="#4"%,441'.&*(% 51/%1.2)%AAV%15% &"*%919'2,&#1.% #.%>??@:%!"*%,<*/,6*%"1'$#.6%*+9*.(#&'/*%
$",/*%15%9/#<,&*%/*.&*/$%/1$*B%="#2*%&",&%15%"1-*1=.*/$%,.(%9'02#4%/*.&*/$%5*22:%R*4,'$*%9/#<,&*%/*.&*/$%
1.2)%-,G*%'9%,%$-,22%5/,4&#1.%15%"1'$*"12($%&"/1'6"1'&%&"*%#.41-*%(#$&/#0'&#1.B%"1'$#.6%*+9*.(#&'/*%
$",/*$%5*22%,4/1$$%#.41-*%2*<*2$:%

!"#/(B%=*%5#.(%&",&%9'02#4%"1'$#.6%0*4,-*%#.4/*,$#.62)%-#$,2214,&*(%&1=,/($%-#((2*C#.41-*%"1'$*"12($%
0*&=**.%>??@%,.(%>?A@:%!"*%$",/*%15%919'2,&#1.%2#<#.6%,$%9'02#4%/*.&*/$%#.%&"*%-#((2*C#.41-*%Y'#.&#2*%
#.4/*,$*(%0)%,01'&%J%9*/4*.&,6*%91#.&$:%U&%&"*%$,-*%&#-*B%&"*%$",/*%15%9'02#4%/*.&*/$%#.%&"*%21=*$&%
#.41-*%Y'#.&#2*%5*22%0)%-1/*%&",.%_%9*/4*.&,6*%91#.&$:%

F1'/&"B%=*%(14'-*.&%&",&%)1'.6*/%,6*%41"1/&$%#.4/*,$#.62)%2#<*(%=#&"%9,/*.&$%1/%/*.&*(%#.%&"*%9/#<,&*%
$*4&1/B%,.(%,/*%-'4"%2*$$%2#G*2)%&1%0*41-*%"1-*1=.*/$%1/%9'02#4%/*.&*/$:

F#5&"B%=*%5#.(%&",&%01&"%9/#4*$%,.(%/*.&$%51/%21=CY',2#&)%"1'$#.6%(#$9/191/&#1.,&*2)%/1$*B%*<*.%,$%&"*%
$'992)% 15% 21=CY',2#&)% "1'$#.6% (#$9/191/&#1.,&*2)% #.4/*,$*(:% !"*$*% 5#.(#.6$% ,/*% 41.$#$&*.&%=#&"% &"*%
/#$#.6%(*-,.(%51/%9/#<,&*%/*.&,2%'.#&$%#.%&"*%21=*/CY',2#&)%$*6-*.&:%!"#$%#.4/*,$*%#.%(*-,.(%#$%2#G*2)%
/*2,&*(%&1%&"*%#.4/*,$*(%-#$,2214,&#1.%15%9'02#4%"1'$#.6%&1=,/($%-#((2*C#.41-*%"1'$*"12($:

F#.,22)B%=*%,/6'*%&",&%71.6%81.6E$%2,4G%15%,31/(,02*%"1'$#.6%1'&$#(*%&"*%9'02#4%"1'$#.6%$)$&*-%",$%
$#6.#5#4,.&2)%",-9*/*(%&"*%4#&)E$%*41.1-#4%6/1=&":%F1/%&"#$%/*,$1.B%=*%0*2#*<*%5'.(,-*.&,2%/*51/-%15%
71.6%81.6E$%"1'$#.6%$)$&*-%#$%.*4*$$,/):%;*%(#$4'$$%$9*4#5#4%912#4)%/*41--*.(,&#1.$%#.%&"*%9,9*/E$%
41.42'(#.6%$*4&#1.:

2 Background

L.%&"#$%$*4&#1.B%=*%9/1<#(*%0,4G6/1'.(%1.%71.6%81.6E$%"1'$#.6%$)$&*-:%;*%0/#*52)%/*41'.&%&"*%/*2*<,.&%
"#$&1/)%15%71.6%81.6E$%"1'$#.6%912#4#*$B%,.(%(*$4/#0*%&"*%&)9*$%15%"1'$#.6%,<,#2,02*%#.%&"*%4#&):%;*%
,2$1%(*$4/#0*%&"*%(,&,%'$*(%51/%,.,2)$#$:

!"#$ %$&'()*$+(,-.'/$.*$+.01$2.013,$+.4,(01$5.6(7/

71.6%81.6E$%9'02#4%"1'$#.6%$)$&*-%=,$%4/*,&*(%#.%&"*%AQ_?$%&1%/*$*&&2*%,%2,/6*%/*5'6**%919'2,&#1.%
&",&% #22*6,22)% /*$#(*(% #.%$Y',&&*/%,/*,$:% L.% &"*%=,G*%15% &"*%AQ@`%/#1&$B%71.6%81.6E$% &"*.CM1<*/.1/%
P'//,)% P,4a*"1$*% #.#&#,&*(% ,.% ,66/*$$#<*% '/0,.% (*<*219-*.&% 9/16/,-% &1% /*(/*$$% =#(*$9/*,(%
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(#$41.&*.&% /*6,/(#.6%"1'$#.6:% !"#$% 9/16/,-% #.<12<*(%(*<*219#.6% /'/,2% ,/*,$% #.&1% bW*=%!1=.$:c% L&%
6/*,&2)%*+9,.(*(%71.6%81.6E$%\'02#4%d*.&,2%71'$#.6% H\d7K%9/16/,-B%="#4"%9/1<#(*$%$'0$#(#Z*(%
/*.&,2%"1'$#.6:%!"*%71-*%[=.*/$"#9%S4"*-*%H7[SKB%="#4"%9/1<#(*$%$'0$#(#Z*(%1=.*/$"#9%"1'$#.6B%
=,$%,2$1%#.,'6'/,&*(:%

71=*<*/B%&"*%AQQN%U$#,.%F#.,.4#,2%]/#$#$%9/*4#9#&,&*(%,%(**9%/*4*$$#1.%,.(%92'--*&#.6%9/19*/&)%9/#4*$%
#.%71.6%81.6:%L.%/*$91.$*B%&"*%71.6%81.6%M1<*/.-*.&%/*91$#&#1.*(%#&$%"1'$#.6%912#4):%S9*4#5#4,22)B%#.%
>??>B% #&%",2&*(%2,.(%,'4&#1.$%,.(%$'$9*.(*(%&"*%71-*%[=.*/$"#9%S4"*-*:%F#6'/*%>%\,.*2%H,K%$"1=$%
&",&%.*=%9'02#4%,.(%9/#<,&*%"1'$#.6%41.$&/'4&#1.%$",/92)%(*42#.*(%#.%&"*%*,/2)%>???$:%F1/%1<*/%,%(*4,(*B%
41.$&/'4&#1.%15%$'0$#(#Z*(%1=.*/$"#9%'.#&$%,2-1$&%4*,$*(:%!"*%,<*/,6*%.'-0*/%15%.*=%"1'$#.6%'.#&$%
41-92*&*(%0*&=**.%AQQ`%,.(%>??T%/*,4"*(%`?BQ??B%0'&%5*22%&1%,.%,<*/,6*%15%>QBT??%0*&=**.%>??J%,.(%
>?>?:%L&%=,$%.1&%'.&#2%>?A`%&",&%41.$&/'4&#1.%15%.*=%$'0$#(#Z*(%1=.*/$"#9%'.#&$%/*$&,/&*(:

!"!$ +.01$2.013,$+.4,(01$89::)'$90:$5.;469-(.0$<')0:,

R*4,'$*%15%#&$%2,/6*%9'02#4%"1'$#.6%$)$&*-B%71.6%81.6E$%9/19*/&)%-,/G*&%4,.%0*%42,$$#5#*(%#.&1%51'/%
&*.'/*%&)9*$X%9/#<,&*%/*.&*/$B%9'02#4%/*.&*/$B%9'02#4%1=.*/$B%,.(%9/#<,&*%1=.*/$:%!"*%G*)% 5*,&'/*$%15%
*,4"%&*.'/*%&)9*%,/*%*+92,#.*(%0*21=:%!,02*$%A%,.(%>%9/1<#(*%$'--,/)%$&,&#$&#4$:

A/<D#(?@(E>../-F(E,/,&0,&;0(G6#$,#-0H

W1&*$X%!,02*%$"1=$%&"*%$'--,/)%$&,&#$&#4$%15%9/#<,&*%,.(%9'02#4%/*.&*/$%/*$9*4&#<*2)B%'$#.6%&"*%_V%$,-92*%15%&"*%71.6%81.6%
\19'2,&#1.%]*.$'$%5/1-%>??A%&1%>?>A:%S&,.(,/(%(*<#,&#1.$%,/*%/*91/&*(%#.%9,/*.&"*$#$:
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A/<D#(7@(E>../-F(E,/,&0,&;0(G:I$#-0H

W1&*$X%!,02*%$"1=$%&"*%$'--,/)%$&,&#$&#4$%15%9/#<,&*%,.(%9'02#4%1=.*/$%/*$9*4&#<*2)B%'$#.6%&"*%_V%$,-92*%15%&"*%71.6%81.6%
\19'2,&#1.%]*.$'$%5/1-%>??A%&1%>?>A:%S&,.(,/(%(*<#,&#1.$%,/*%/*91/&*(%#.%9,/*.&"*$#$:

J><D&;(6#$,#-0K%\'02#4% /*.&*/$% 2#<*% #.%$'0$#(#Z*(%,.(%-*,.$C&*$&*(%\d7%'.#&$% &",&%,/*%1=.*(%,.(%
19*/,&*(%0)%&"*%71.6%81.6%61<*/.-*.&:%!"*$*%/*.&*/$%,441'.&*(%51/%TT:`V%15%71.6%81.6E$%919'2,&#1.%
#.%>??@:%\d7%'.#&$B%&)9#4,22)%T??CJ??%$Y',/*%5**&B%,/*%,$$#6.*(%&"/1'6"%,%5#/$&C41-*B%5#/$&C$*/<*%=,#&#.6%
2#$&%$)$&*-:%U992#4,.&$%-'$&%$,&#$5)%#.41-*%,.(%,$$*&%&*$&$%&1%/*4*#<*%,%\d7%'.#&:%d*$#(*.&$%,/*%,2$1%
$'0e*4&% &1% /*6'2,/%-*,.$% &*$&#.6:% \d7% /*.&$% ,/*% (*&*/-#.*(% 0)% 61<*/.-*.&% 912#4)B%="#4"% /*Y'#/*$%
/*$#(*.&$% *+4**(#.6% 4*/&,#.% #.41-*% &"/*$"12($% &1% 9,)% A:_% &#-*$% 1/% (1'02*% &"*% 0,$*% /*.&:% W1-#.,2%
/*.&%#.4/*,$*$%,/*%,(e'$&*(%,441/(#.6%&1%4#&)=#(*%#.41-*%6/1=&"%,.(%4,99*(%,&%,%-,+#-'-%15%A?V%
*<*/)%>%)*,/$:%F#6'/*%>%\,.*2%H0K%$"1=$%&",&%\d7%/*.&$%/*-,#.*(%$&,02*%*<*.%,$%9/#<,&*C$*4&1/%/*.&$%
$G)/14G*&*(:
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J><D&;(:I$#-0K% \'02#4% 1=.*/$% 2#<*% #.% 61<*/.-*.&C0'#2&% 1=.*/$"#9% '.#&$% =#&"1'&% 2*,$#.6% 1/% /*$,2*%
/#6"&$:%!"*)%,441'.&*(%51/%A`:`V%15%71.6%81.6E$%919'2,&#1.%#.%>??@:%U%2,/6*%-,e1/#&)%15%9'02#4%1=.*/$%
2#<*%#.%71-*%[=.*/$"#9%S4"*-*%H7[SK%'.#&$:%!"*%7[S%'.#&$%,/*%&)9#4,22)%_??C`??%$Y',/*%5**&%,.(%
&"*#/%$*22#.6%9/#4*$%,/*%&)9#4,22)%(#$41'.&*(%0)%T_V%&1%_?V%5/1-%-,/G*&%<,2',&#1.$:%!"*)%,/*%/,&#1.*(%
&1%*2#6#02*%0')*/$%'$#.6%,%21&&*/)%-*4",.#$-:%U.1&"*/%$'0$*&%15%9'02#4%1=.*/$%2#<*$%#.%!*.,.&%\'/4",$*%
S4"*-*% H!\SK%'.#&$%f% 51/-*/2)%\d7%'.#&$% &",&%=*/*%13*/*(% &1%*+#$&#.6% &*.,.&$%,&% ,%(**9%(#$41'.&%
0*&=**.%AQQN%,.(%>??@:%

!1%*,/.%&"*%/#6"&%&1%/*$*22%1/%/*.&%1'&%&"*#/%'.#&$B%,22%9'02#4%1=.*/$%,/*%/*Y'#/*(%&1%/*#-0'/$*%&"*%#.#&#,2%
(#$41'.&% ,&% 4'//*.&%-,/G*&% /,&*$:%;*% 42,$$#5)% !\S% ,.(%7[S% 1=.*/$% ,$% 9/#<,&*% 1=.*/$% /,&"*/% &",.%
9'02#4%1=.*/$%,5&*/%&"*)%/*9,)%&"#$%(#$41'.&:%M#<*.%&"*%"*5&)%5#.,.4#,2%102#6,&#1.B%/*9,)-*.&%#$%/,/*:%U$%
15%>?>TB%&"*%-,e1/#&)%15%&"*$*%1=.*/$g-1/*%&",.%``V%15%7[S%1=.*/$%,.(%QNV%15%!\S%1=.*/$g",<*%
4"1$*.%.1&%&1%/*#-0'/$*%&",&%(#$41'.&:%P1$&%7[S%,.(%!\S%1=.*/$%&"*/*51/*%4,..1&%*,$#2)% 2*,$*%1/%
/*$*22%&"*#/%'.#&$:%

J-&L/,#(:I$#-0K%\/#<,&*%1=.*/$%2#<*%#.%'.#&$%&",&%&"*)%4,.%5/**2)%$*22%1/%2*,$*%1'&:%U$%15%>??@B%9/#<,&*%
/*.&*/$%,441'.&*(%51/%T_:_V%15%&"*%919'2,&#1.:

J-&L/,#(6#$,#-0K%\/#<,&*%/*.&*/$%,/*%,%$-,22%5/,4&#1.%15%71.6%81.6E$%919'2,&#1.:%!"*$*%"1'$*"12($%/*.&%
5/1-%9/#<,&*C$*4&1/%1=.*/$:%U$%15%>??@B%9/#<,&*%/*.&*/$%,441'.&*(%51/%1.2)%A?:TV%15%&"*%919'2,&#1.:

H,K%\'02#4%,.(%\/#<,&*%]1.$&/'4&#1. H0K%\'02#4%,.(%\/#<,&*%d*.&$

W1&*$X%\,.*2%H,K%921&$%&"*%'.#&$%15%.*=%41.$&/'4&#1.B%5/1-%AQQ@%&1%>?>A:%̂ .#&$%,/*%(#<#(*(%#.&1%&"/**%4,&*61/#*$X%9'02#4%1=.*/$"#9B%
9'02#4%/*.&,2%,.(%9/#<,&*:%\,.*2%H0K%921&$%&"*%/*.&,2%&/*.($%51/%\d7%'.#&$%,.(%9/#<,&*%"1-*$:%\/#<,&*%"1-*$%,/*%2#-#&*(%&1%&"1$*%
0*&=**.%>?%,.(%J?%$Y',/*%-*&*/$%,.(%&"*%9/#<,&*%/*.&,2%#.(#4*$%,/*%=*#6"&*(%0)%&"*%.'-0*/%15%\d7%'.#&$%#.%*,4"%/*6#1.%#.%>?A@%
$1%,$%&1%0*%41-9,/,02*%=#&"%&"*%\d7%/*.&,2%#.(#4*$:
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J1">D/,&1$( ,-#$%0K% R*&=**.% AQQ`% ,.(% >?AQB% 71.6% 81.6E$% 919'2,&#1.% 6/*=% $21=2)% 0'&% $&*,(#2):%
L--#6/,&#1.% 5/1-%P,#.2,.(%]"#.,%=,$% "#6"2)% /*$&/#4&*(B% #.% 9,/&% &1% $&,0#2#Z*% 912#&#4,2% $*.&#-*.&$% ,5&*/%
71.6%81.6E$%$1<*/*#6.&)%=,$%&/,.$5*//*(%5/1-%R/#&,#.%&1%]"#.,:%\19'2,&#1.%6/1=&"%,<*/,6*(%?:@V%9*/%
)*,/%('/#.6%AQQ`C>?AQ:% L&% &'/.*(%.*6,&#<*%,5&*/%>?AQ% #.%&"*%=,G*%15%912#&#4,2%'./*$&%,.(%&"*%]1<#(CAQ%
9,.(*-#4:

!"=$ >9-9

;*%'$*%(,&,%5/1-%5#<*%=,<*$%15%&"*%71.6%81.6%]*.$'$hR)C]*.$'$B%41<*/#.6%&"*%)*,/$%>??A%&1%>?>A:%
i,4"%=,<*%4122*4&$%,%_%9*/4*.&%$,-92*%15%&"*%&1&,2%919'2,&#1.%*<*/)%5#<*%)*,/$:%!"*%71.6%81.6%4*.$'$%
(,&,%#$%&"*%-1$&%,99/19/#,&*%/*$1'/4*%51/%1'/%/*$*,/4"%51/%&=1%/*,$1.$:%F#/$&B% #&% #$%&"*%2,/6*$&%-#4/1C
2*<*2%(,&,$*&%,<,#2,02*%#.%71.6%81.6B%13*/#.6%41-9/*"*.$#<*%(*-16/,9"#4%,.(%#.41-*%#.51/-,&#1.%,&%
01&"%"1'$*"12(%,.(%#.(#<#(',2%2*<*2$:%S*41.(B%#&%#.42'(*$%(*&,#2*(%(,&,%1.%"1'$#.6%&*.'/*%&)9*$B%="#4"%
,221=$%'$%&1%-*,$'/*%#.41-*%,.(%"1'$#.6%*+9*.(#&'/*$%,4/1$$%(#3*/*.&%"1'$#.6%&*.'/*%6/1'9$%,.(%
,$$*$$%"1'$#.6%,31/(,0#2#&):

F1/%1'/%-,#.%,.,2)$#$B%=*%514'$%1.%(,&,%5/1-%&"/**%=,<*$X%>??@B%>?AAB%,.(%>?A@:%;*%*+42'(*%(,&,%5/1-%
0*51/*%>??@%('*%&1%&"*%#-9,4&%15%&"*%!*.,.&$%\'/4",$*%S4"*-*B%="#4"%,221=*(%9'02#4%/*.&*/$%&1%0')%
&"*#/%"1-*$:%;*%,2$1%*+42'(*%&"*%>?>A%(,&,%0*4,'$*%&"*%=,)%"1'$*"12(%#.41-*%=,$%-*,$'/*(%#.%&",&%
=,<*%#$%.1&%41.$#$&*.&%=#&"%9/*<#1'$%=,<*$:

L.%&"*%51221=#.6%$*4&#1.$B%"1'$*"12(%#.41-*%#$%(*5#.*(%,$%&1&,2%-1.&"2)%4,$"%*,/.#.6$%5/1-%*-921)-*.&%
,.(%1&"*/% #.41-*%$1'/4*$%5/1-%,22%"1'$*"12(%-*-0*/$:%71'$#.6%*+9*.(#&'/*%#$%(*5#.*(%,$%-1.&"2)%
/*.&%51/%/*.&*/$%,.(%-1.&"2)%-1/&6,6*%9,)-*.&$%51/%"1-*1=.*/$:%;*%*+42'(*%/*.&*/$%="1%/*91/&*(%
9,)#.6%Z*/1%/*.&:%!1%,441'.&%51/%"1'$*"12(%$#Z*B%01&"%#.41-*%,.(%"1'$#.6%*+9*.(#&'/*%,/*%*Y'#<,2#$*(%
0)%(#<#(#.6%&"*%&1&,2%,-1'.&%0)%&"*%.'-0*/%15%*Y'#<,2*.&%,('2&$% #.% &"*%"1'$*"12(B%,.(%&"*%/*$'2&% #$%
(#$&/#0'&*(%*Y',22)%,-1.6%,22%"1'$*"12(%-*-0*/$:

3 Decomposition of Housing Expenditures

!"#$%$*4&#1.%*+,-#.*$%&/*.($%#.%"1'$#.6%*+9*.(#&'/*%,4/1$$%&"*%919'2,&#1.%0*&=**.%>??@%,.(%>?A@%
'$#.6%(*&,#2*(%\19'2,&#1.%]*.$'$%(,&,:

="#$ ?'.,,@,)7-(.096$59--)'0,$(0$+.4,(01$AB;)0:(-4')

;*%0*6#.%0)%(*41-91$#.6%"1'$#.6%*+9*.(#&'/*%$",/*$%0)%"1'$*"12(%#.41-*B%"1'$#.6%&*.'/*%&)9*$B%,.(%
(*-16/,9"#4%4",/,4&*/#$&#4$%#.%>??@%,.(%>?A@B%/*$9*4&#<*2):%;*%5#.(%&",&X%HAK%&"*%"1'$#.6%*+9*.(#&'/*%
$",/*$%15% 9'02#4C$*4&1/%919'2,&#1.$%,/*%-'4"% 21=*/% &",.%9/#<,&*C$*4&1/%919'2,&#1.$O% H>K% &"*% 4/1$$C
$*4&#1.,2%/*2,&#1.$"#9%0*&=**.%"1'$#.6%*+9*.(#&'/*%$",/*%,.(%#.41-*%#.%71.6%81.6%#$%^C$",9*(B%('*%
&1%,%2,/6*%$*6-*.&%15%-#((2*C#.41-*%"1'$*"12(%2#<#.6%#.%$'0$#(#Z*(%"1'$#.6:%!"*$*%5#.(#.6$%$'66*$&%
&",&%&"*%9'02#4%"1'$#.6%$*4&1/%#.%71.6%81.6%",$%$#6.#5#4,.&2)%(#$&1/&*(%#&$%"1'$#.6%-,/G*&:
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F#6'/*% T% 921&$% "1'$#.6% *+9*.(#&'/*% $",/*$% f% (*5#.*(% ,$% &"*% $",/*% 15% #.41-*% $9*.&% 1.% "1'$#.6%
*+9*.(#&'/*%f%0)%"1'$*"12(%#.41-*%,.(%"1'$#.6%&*.'/*%&)9*%#.%>??@:A%;*%5#.(%&",&%"1'$*"12($%2#<#.6%
#.%9'02#4%"1'$#.6%",(%,%-'4"%21=*/%*+9*.(#&'/*%$",/*%&",.%&"1$*%2#<#.6%#.%9/#<,&*%"1'$#.6%,4/1$$%,22%
#.41-*%Y'#.&#2*$:

F1/%#.$&,.4*B%#.%&"*%01&&1-%#.41-*%Y'#.&#2*B%9'02#4%/*.&*/$%$9*.(%>>V%15%&"*#/%#.41-*%1.%/*.&$B%="#2*%
9/#<,&*%/*.&*/$%$9*.(%J?V%15%&"*#/%#.41-*%1.%/*.&$:%P*,.="#2*B%#.%&"*%01&&1-%#.41-*%Y'#.&#2*B%9'02#4%
1=.*/$%$9*.(%A?V%15% &"*#/% #.41-*%1.%"1'$#.6B%,.(%9/#<,&*%1=.*/$%$9*.(%J`V%15% &"*#/% #.41-*%1.%
"1'$#.6:%U%$#-#2,/%9,&&*/.%#$%51'.(%&"/1'6"1'&%&"*%#.41-*%(#$&/#0'&#1.:

A% S9*4#5#4,22)B% "1'$#.6% *+9*.(#&'/*% $",/*% #$% (*5#.*(% ,$% &"*% /,&#1% 15% -1.&"2)% ,(e'$&*(% "1'$#.6% *+9*.(#&'/*% &1% ,(e'$&*(%
"1'$*"12(%#.41-*B%="*/*%,(e'$&-*.&$%,441'.&%51/%"1'$*"12(%$#Z*%,.(%41-91$#&#1.:

4&=>-#(M@(N1>0&$=(#'"#$%&,>-#(03/-#(<F(&$;1.#(O>&$,&D#(/$%(31>0&$=(,#$>-#B(788P
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W1&*X%F#6'/*%921&$%&"*%,<*/,6*%"1'$#.6%*+9*.(#&'/*%$",/*%0)%#.41-*%Y'#.&#2*%,.(%"1'$#.6%&*.'/*%#.%>??@:%!"*%"1'$#.6%*+9*.(#&'/*%
$",/*%#$%4,24'2,&*(%,$%&"*%/,&#1%15%*Y'#<,2#$*(%-1.&"2)%"1'$#.6%*+9*.(#&'/*%1<*/%*Y'#<,2#$*(%-1.&"2)%#.41-*:%71'$*"12(%#.41-*%
#$%(*5#.*(%,$%&"*%$'-%15%*,/.#.6$%#.%4,$"%5/1-%,22%*-921)-*.&%,.(%1&"*/%4,$"%#.41-*:%71'$#.6%*+9*.(#&'/*%51/%/*.&*/$%#.42'(*$%
0,$#4% /*.&B%="#2*%"1'$#.6%*+9*.(#&'/*% 51/%1=.*/C144'9#*/$% #.42'(*$%-1/&6,6*%9,)-*.&:% L.41-*%Y'#.&#2*$%,/*%(*5#.*(%0)% &"*%
*Y'#<,2#$*(%-1.&"2)%"1'$*"12(%#.41-*:%^.#&$%,/*%(#<#(*(%#.&1%51'/%"1'$#.6%&*.'/*%&)9*$X%9/#<,&*%/*.&*/$B%9'02#4%/*.&*/$B%9'02#4%
1=.*/$B%,.(%9/#<,&*%1=.*/$:
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;#&"#.% "1'$#.6% &*.'/*% &)9*$B% "1'$#.6% *+9*.(#&'/*% $",/*$% 5,22% =#&"% #.41-*:% U-1.6% 9/#<,&*% /*.&*/$B%
&"*%"1'$#.6%*+9*.(#&'/*%$",/*%51/%"1'$*"12($%#.%&"*%01&&1-%#.41-*%Y'#.&#2*%#$%J?VB%0'&%5,22$%&1%>JV%
51/%"1'$*"12($%#.%&"*%&19%#.41-*%Y'#.&#2*:%U-1.6%9/#<,&*%1=.*/$B%&"*%"1'$#.6%*+9*.(#&'/*%$",/*%51/%
"1'$*"12($%#.%&"*%01&&1-%#.41-*%Y'#.&#2*%#$%J`VB%,.(%5,22$%&1%>@V%51/%"1'$*"12($%#.%&"*%&19%#.41-*%
Y'#.&#2*:%L.&/#6'#.62)B%"1'$#.6%*+9*.(#&'/*%$",/*$%,2$1%5,22%=#&"%#.41-*%,-1.6%9'02#4%/*.&*/$B%5/1-%>>V%
#.%&"*%01&&1-%Y'#.&#2*%&1%JV%#.%&"*%&19%Y'#.&#2*:%71=*<*/B%"1'$#.6%*+9*.(#&'/*%$",/*$%,/*%$#-#2,/%,4/1$$%
&"*%#.41-*%(#$&/#0'&#1.%51/%9'02#4%1=.*/$B%,&%,/1'.(%AAV:

4&=>-#(9@(N1>0&$=(#'"#$%&,>-#(03/-#(<F(&$;1.#(%#;&D#B(788P(/$%(78?P
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W1&*X%F#6'/*%921&$%,<*/,6*%"1'$#.6%*+9*.(#&'/*% $",/*$%0)% #.41-*%(*4#2*% #.%>??@%,.(%>?A@:%!"*%"1'$#.6%*+9*.(#&'/*% $",/*%
#$%4,24'2,&*(%,$%&"*%/,&#1%15%*Y'#<,2#$*(%-1.&"2)%"1'$#.6%*+9*.(#&'/*%1<*/%*Y'#<,2#$*(%-1.&"2)%#.41-*:%71'$*"12(%#.41-*%#$%
(*5#.*(%,$%&"*%$'-%15%*,/.#.6$%#.%4,$"%5/1-%,22%*-921)-*.&%,.(%1&"*/%4,$"%#.41-*:%71'$#.6%*+9*.(#&'/*%51/%/*.&*/$%#.42'(*$%
0,$#4% /*.&B% ="#2*% "1'$#.6% *+9*.(#&'/*% 51/% 1=.*/C144'9#*/$% #.42'(*$%-1/&6,6*% 9,)-*.&:% L.41-*% (*4#2*$% ,/*% (*5#.*(% 0)% &"*%
*Y'#<,2#$*(%-1.&"2)%"1'$*"12(%#.41-*:



77Anatomy of a Housing Affordability Crisis: Hong Kong, 2001-2021

F#6'/*%J%921&$%&"*%,<*/,6*%"1'$#.6%*+9*.(#&'/*%$",/*% #.%*,4"% #.41-*%(*4#2*% #.%>??@%,.(%#.%>?A@:%
!"*%921&%/*<*,2$%,.%'.'$',2%^C$",9*%/*2,&#1.$"#9X%#.%71.6%81.6B%&"*%"1'$#.6%*+9*.(#&'/*%$",/*%15%
-#((2*C#.41-*%"1'$*"12($% #$%-'4"% 1"?&$% &",.% &",&%15%01&"%"#6"C%,.(% 21=C#.41-*%"1'$*"12($:% L.%
>??@B%"1'$*"12($%#.%&"*%21=*$&%#.41-*%(*4#2*%$9*.&B%1.%,<*/,6*B%>@V%15%&"*#/%#.41-*%1.%"1'$#.6B%
="#4"%#$%A?%9*/4*.&,6*%91#.&$%-1/*%&",.%&"*%,<*/,6*%51/%-#((2*C#.41-*%"1'$*"12($:%7#6"C#.41-*%
"1'$*"12($%,2$1%",(%,.%,<*/,6*%"1'$#.6%*+9*.(#&'/*%$",/*%15%,/1'.(%>AV:%!"#$%'.'$',2%^C$",9*(%
9,&&*/.%f%="*/*%01&"% 21=C%,.(%"#6"C#.41-*%"1'$*"12($%$9*.(%,%"#6"*/%$",/*%15% &"*#/% #.41-*%1.%
"1'$#.6%41-9,/*(%&1%-#((2*C#.41-*%"1'$*"12($%f%/*-,#.$%9/*$*.&%#.%>?A@:%!"#$%9,&&*/.%#$%'.'$',2%
0*4,'$*B%#.%-1$&%1&"*/%41'.&/#*$B%&"*%$",/*%15%#.41-*%$9*.&%1.%"1'$#.6%-1.1&1.#4,22)%(*4/*,$*$%,$%
"1'$*"12(%#.41-*%/#$*$:>

!"*%^C$",9*%/*2,&#1.$"#9%0*&=**.%"1'$#.6%*+9*.(#&'/*%$",/*%,.(%#.41-*%#$%*+92,#.*(%0)%&=1%5,4&$X%
HAK%"#6"*/C#.41-*%919'2,&#1.$%,/*%-'4"%-1/*%2#G*2)%&1%/*$#(*%#.%&"*%9/#<,&*%$*4&1/%&",.%-#((2*C#.41-*%
919'2,&#1.$B%,.(%H>K%9/#<,&*C$*4&1/%"1'$#.6%*+9*.(#&'/*%$",/*%#$%-'4"%"#6"*/%&"/1'6"1'&%&"*%#.41-*%
(#$&/#0'&#1.:%U$%$"1=.%0*21=%#.%F#6'/*%̀ %#.%&"*%-#((2*%Y'#.&#2*B%TNV%15%"1'$*"12($%2#<*%#.%9'02#4%"1'$#.6:%
71=*<*/B%#.%&"*%&19%Y'#.&#2*B%1.2)%>V%2#<*%#.%9'02#4%"1'$#.6:%P1/*1<*/B%,$%9/*<#1'$2)%$"1=.%#.%F#6'/*%TB%
"1'$#.6%*+9*.(#&'/*%#$%-'4"%"#6"*/%51/%9/#<,&*C$*4&1/%/*$#(*.&$:

="!$ <')0:,$(0$+.4,(01$AB;)0:(-4')$CD9'),

;*%.*+&%(*41-91$*%&"*%%@*-.&%#.%"1'$#.6%*+9*.(#&'/*%$",/*$%0)%"1'$*"12(%#.41-*B%"1'$#.6%&*.'/*%
&)9*$B%,.(%(*-16/,9"#4%4",/,4&*/#$&#4$%0*&=**.%>??@%,.(%>?A@:%['/%-,#.%5#.(#.6$%,/*X%HAK%1.2)%9/#<,&*%
/*.&*/$%f%="#4"%,441'.&%51/%,%$-,22%5/,4&#1.%15%&"*%214,2%919'2,&#1.%f%$,=%2,/6*%#.4/*,$*$%#.%"1'$#.6%
*+9*.(#&'/*$O% H>K% "1'$#.6% *+9*.(#&'/*% $",/*$% 5*22% #.% ,2-1$&% ,22% 1&"*/% "1'$#.6% &*.'/*%6/1'9$:% !"*$*%
5,4&$%$'66*$&%&",&%9'02#4%"1'$#.6%",(%"*29*(%#.$'2,&*%&"*%<,$&%-,e1/#&)%15%71.6%81.6%/*$#(*.&$%5/1-%
/#$#.6%9/#<,&*C$*4&1/%"1'$#.6%41$&$:

F#6'/*%J%$"1=$%&",&%"1'$#.6%*+9*.(#&'/*%$",/*%(*4/*,$*(% #.%,22% #.41-*%(*4#2*$% 5/1-%>??@%&1%>?A@:%
!"*%(*42#.*% #.% 21=C#.41-*%"1'$*"12($% #$% $1-*=",&% $-,22*/% &",.% &",&% #.%-#((2*C% ,.(%"#6"C#.41-*%
"1'$*"12($:%F1/%#.$&,.4*B%&"*%*+9*.(#&'/*%$",/*%#.%&"*%5#/$&%#.41-*%(*4#2*%5*22%0)%/1'6"2)%A:_%9*/4*.&,6*%
91#.&$:%R)%41.&/,$&B%&"*%*+9*.(#&'/*%$",/*%#.%&"*%&19%&=1%#.41-*%(*4#2*$%5*22%0)%/1'6"2)%J%9*/4*.&,6*%
91#.&$:

>% F1/%*+,-92*B%F#6'/*%`%\,.*2%H,K%#.%I'$&-,..B%F#&Z*.0*/6*/%,.(%j#--*/-,..%H>?>>K%$"1=$%&",&%&"*%"1'$#.6%*+9*.(#&'/*%
$",/*% (*4/*,$*(% 5/1-% TQV% #.% &"*% 21=*$&% #.41-*% Y'#.&#2*% &1% AJV% #.% &"*% "#6"*$&% #.41-*% Y'#.&#2*% #.% M*/-,.)% #.% >?AT:%
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E"!$ +.4,(01$<)04')$F/$%1)$?.D.'-

\/*<#1'$2)B%=*%51'.(%&",&%21=C#.41-*%"1'$*"12($%=#&"%4"#2(/*.%0*4,-*%(#$9/191/&#1.,&*2)%2*5&%1'&%15%
&"*%9'02#4%/*.&,2%$*4&1/:%;*%.1=%#.<*$&#6,&*%"1=%&"*%"1'$#.6%&*.'/*%(#$&/#0'&#1.%",$%4",.6*(%0)%,6*%
41"1/&:%;*%5#/$&%(14'-*.&%"1'$#.6%&*.'/*%0)%,6*%6/1'9%#.%>??@:%;*%&"*.%(14'-*.&%&"*%4",.6*$%#.%
&"#$%(#$&/#0'&#1.%0*&=**.%>??@%,.(%>?A@:%['/%-,#.%5#.(#.6%#$%&",&%)1'.6*/%41"1/&$%#.4/*,$#.62)%2#<*%#.%
9/#<,&*%/*.&,2%'.#&$%,.(%9,/*.&,2%"1-*$B%=#&"1'&%-1<#.6%'9%&"*%"1'$#.6%2,((*/%&1%0*41-*%1=.*/$%1/%
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&"*)%,/*%6/1'9*(%,441/(#.6%&1%&"*#/%,6*%6/1'9$:%\/#<,&*%/*.&*/B%9'02#4%/*.&*/B%9'02#4%1=.*/%,.(%9/#<,&*%1=.*/%*+42'(*%-*-0*/$%
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F#6'/*%A?%$"1=$%&"*%(#$&/#0'&#1.%15%"1'$#.6%&*.'/*%&)9*$%0)%,6*%41"1/&%#.%>??@:%L.%&"*%5#6'/*B%#.(#<#(',2$%
="1%2#<*%=#&"%&"*#/%9,/*.&$%,/*%$"1=.%,$%,%$*9,/,&*%4,&*61/):%;*%5#.(%&",&B%#.%&"*%>?f>Q%,6*%6/1'9B%
N?:>V%15%#.(#<#(',2$%41",0#&%=#&"%&"*#/%9,/*.&$:%!"#$%.'-0*/%(/19$%&1%T_:@V%51/%&"1$*%,6*(%T?fTQB%,.(%
5'/&"*/%(/19$%&1%A`:`V%51/%&"1$*%,6*(%J?CJQ:

U5&*/%-1<#.6%1'&%15%41",0#&,&#1.B%#.(#<#(',2$%,/*%$1/&*(%#.&1%&"*%1&"*/%51'/%&*.'/*%&)9*$:%!"*%$",/*%15%
#.(#<#(',2$%2#<#.6%,$%9/#<,&*%/*.&*/$%#$%"#6"*$&%,-1.6%&"*%T?CTQ%,6*%6/1'9%0*51/*%(*42#.#.6%=#&"%,6*:%L.%
&"*%T?CTQ%,6*%6/1'9B%AJ:TV%15%9*192*%/*.&%#.%&"*%9/#<,&*%$*4&1/:%L.%&"*%J?CJQ%,6*%6/1'9B%A?:JV%/*.&%#.%
&"*%9/#<,&*%$*4&1/:%L.%&"*%_?C_Q%,6*%6/1'9B%1.2)%`:TV%/*.&%#.%&"*%9/#<,&*%$*4&1/:

!"*%$",/*%15% #.(#<#(',2$% 2#<#.6%,$%1=.*/$% /*-,#.$%-1$&2)%$&,02*%,5&*/% &"*%,6*%15%J?:%\/#<,&*%1=.*/$%
,441'.&%51/%TT:AV%15%&"1$*%,6*(%J?fJQB%TJ:>V%15%&"1$*%,6*(%_?C_QB%,.(%TT:QV%15%&"1$*%,6*(%@?C@Q:%
\'02#4%1=.*/$%-,G*%'9%A_:JV%15%&"1$*%,6*(%J?fJQB%AN:AV%15%&"1$*%,6*(%_?C_QB%,.(%A`:_V%15%&"1$*%
,6*(%@?C@Q:%!"*$*%9,&&*/.$%$'66*$&%&",&%/*$#(*.&$%",(%2,/6*2)%-,(*%&"*%(*4#$#1.%&1%0')%,.%1=.*/$"#9%
'.#&%9/#1/%&1%&'/.#.6%J?:

!"*%$",/*%15%#.(#<#(',2$%2#<#.6%,$%9'02#4%/*.&*/$%#.4/*,$*$%=#&"%,6*B%"1=*<*/B%=*22%#.&1%&"*#/%`?$:%F1/%
*+,-92*B%9'02#4%/*.&*/$%41.$&#&'&*%>T:JV%15%#.(#<#(',2$%,6*(%J?fJQB%T>:?V%15%#.(#<#(',2$%,6*(%_?f_QB%
TQ:_V%15%#.(#<#(',2$%,6*(%@?f@QB%,.(%JT:TV%,-1.6%&"1$*%,6*(%`?f`Q:
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$*<*/,2%5,4&$X%F#/$&B%&"*/*%",$%0**.%,%-,/G*(%/#$*%#.%#.(#<#(',2$%41",0#&#.6%=#&"%&"*#/%9,/*.&$%,4/1$$%
,22%,6*%6/1'9$:%!"*%#.4/*,$*%#$%2,/6*$&%,-1.6%&"1$*%,6*(%T?fTQB%="*/*%&"*%$",/*%15%9*192*%2#<#.6%=#&"%
9,/*.&$%#.4/*,$*(%5/1-%T_:@V%&1%JT:_V:%U-1.6%&"1$*%,6*(%J?fJQB%&",&%$",/*%#.4/*,$*(%5/1-%A`:`V%&1%
>>:JV:%U-1.6%&"1$*%,6*(%_?f_QB%&",&%$",/*%#.4/*,$*(%5/1-%N:JV%&1%A?:TV:

S*41.(B% &"*%9/191/&#1.%15%9/#<,&*% /*.&*/$%",$% #.4/*,$*(% #.%,22%,6*%6/1'9$:%U-1.6% &"1$*%,6*(%T?fTQB%
&"*%$",/*%15%9*192*%2#<#.6%,$%9/#<,&*%/*.&*/$%#.4/*,$*(%5/1-%AJ:TV%&1%AQ:JV:%U-1.6%&"1$*%,6*(%J?fJQB%
&",&%$",/*%#.4/*,$*(%5/1-%A?:JV%&1%A`:QV:%U-1.6%&"1$*%,6*(%_?f_QB%&",&%$",/*%#.4/*,$*(%5/1-%`:TV%&1%
AA:_V:%

!"#/(B%&"*%9/191/&#1.%15%9'02#4%/*.&*/$%",$%(*42#.*(%#.%,22%,6*%6/1'9$:%U-1.6%&"1$*%,6*(%T?fTQB%&"*%
$",/*%15%9*192*%2#<#.6%,$%9'02#4%/*.&*/$%5*22%5/1-%AT:`V%&1%A?:JV:%U-1.6%&"1$*%,6*(%J?fJQB%&",&%$",/*%
5*22%5/1-%>T:JV%&1%>A:JV:%U-1.6%&"1$*%,6*(%_?f_QB%&",&%$",/*%5*22%5/1-%T>:?V%&1%>N:>V:

F1'/&"B%&"*%9/191/&#1.%15%1=.*/$%$",/92)%(*42#.*(%#.%&"*%>?CJQ%,6*%6/1'9$:%U-1.6%&"1$*%,6*(%>?f>QB%
&"*%$",/*%15%9*192*%2#<#.6%,$%1=.*/$%5*22%5/1-%Q:>V%&1%@:>V:%%U-1.6%&"1$*%,6*(%T?fTQB%&",&%$",/*%5*22%
5/1-%T@:JV%&1%>@:`V:%U-1.6%&"1$*%,6*(%J?fJQB%&",&%$",/*%5*22%5/1-%JN:_V%&1%TN:TV:
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5 Private-sector Prices, Rents and Supply: 2006-2016

;*%9/*<#1'$2)%(14'-*.&*(%,%2,/6*%#.4/*,$*%#.%&"*%9/#<,&*C/*.&*/%919'2,&#1.B%*$9*4#,22)%,-1.6%21=*/C
#.41-*% 919'2,&#1.$:% !"#$% #.4/*,$*% #.% &"*% 9/#<,&*C$*4&1/% 919'2,&#1.%-,)% ,2&*/% 9/#4*$% ,.(% $'992)% #.%
&"*%9/#<,&*%-,/G*&:%;*%.1=%*+,-#.*%4",.6*$% #.%9/#<,&*C$*4&1/%9/#4*$B% /*.&$B%,.(%$'992)%0)%Y',2#&)%
$*6-*.&:%['/%-,#.% 5#.(#.6% #$% &",&% &"*%9/#4*$B% /*.&$B%,.(%$'992)%15% 21=CY',2#&)%9/#<,&*C$*4&1/%"1-*$%
(#$9/191/&#1.,&*2)%#.4/*,$*(:%!"#$%5#.(#.6%#$%41.$#$&*.&%=#&"%,%(#$9/191/&#1.,&*%/#$*%#.%&"*%(*-,.(%51/%
21=CY',2#&)%9/#<,&*C$*4&1/%"1'$*$:

J"#$ 5'(7),$90:$K)0-,$F/$L496(-/$C)1H)0-

F#6'/*%A>%921&$%4",.6*$%#.%9/#4*$B%/*.&$B%,.(%&"*%9/#4*C&1C/*.&%/,&#1%H\hd%/,&#1K%0*&=**.%>??@%,.(%>?A@%
,6,#.$&%"1'$#.6%Y',2#&):%;*%-*,$'/*%&"*%4",.6*%#.%9/#4*%,.(%/*.&%'$#.6%#.(#4*$%51/%*,4"%(#$&/#4&%,.(%
'.#&%$#Z*%42,$$%9'02#$"*(%0)%&"*%71.6%81.6%d,&#.6%,.(%k,2',&#1.%I*9,/&-*.&%HdkIK:%F1/%*,4"%Y',2#&)%
$*6-*.&B%=*%41-9'&*%,%Y',2#&)%#.(*+%'$#.6%,<*/,6*%9/#<,&*C$*4&1/%/*.&$%0)%(#$&/#4&%,.(%'.#&%$#Z*%#.%&"*%
>?A@%71.6%81.6%\19'2,&#1.%]*.$'$:

\,.*2%H,K%$"1=$%&",&%9/#4*$%,.(%/*.&$%",<*%#.4/*,$*(%(#$9/191/&#1.,&*2)%#.%&"*%21=*/CY',2#&)%$*6-*.&$:%
[.%71.6%81.6%L$2,.(B%51/%#.$&,.4*B%9/#4*$%,.(%/*.&$%51/%&"*%$-,22*$&%'.#&$%H]2,$$%UK%/1$*%0)%>>@:JV%
,.(%AAT:NV%0*&=**.%>??@%,.(%>?A@B%/*$9*4&#<*2)B%41-9,/*(%&1%@Q:?V%,.(%>Q:JV%51/%&"*%2,/6*$&%'.#&$%
H]2,$$%iK:%!"*%(1=.=,/(C$219#.6%/*6/*$$#1.%2#.*%5'/&"*/%"#6"2#6"&$%&"*$*%(#$9,/#&#*$B%'.(*/$41/#.6%,%
42*,/%9,&&*/.%15%'.*<*.%6/1=&":

\,.*2% H0K% $"1=$% &",&%4",.6*$% #.% &"*%\hd% /,&#1%,99*,/% /*2,&#<*2)%$&,02*%,4/1$$%Y',2#&)% $*6-*.&$B%,$%
*<#(*.4*(%0)%&"*%,2-1$&%"1/#Z1.&,2%/*6/*$$#1.%2#.*:%I#3*/*.4*$%#.%&"*%\hd%/,&#1%,4/1$$%$*6-*.&$%,/*%
$-,22*/% &",.%&"1$*%10$*/<*(% 51/%9/#4*$%,.(%/*.&$:%[.%71.6%81.6% L$2,.(B% 51/%*+,-92*B% &"*%\hd%/,&#1%
#.4/*,$*(%0)%_>:`V%51/%&"*%$-,22*$&%'.#&$%,.(%0)%T?:`V%51/%&"*%2,/6*$&%'.#&$:
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\/#4*%,.(%/*.&,2%#.(#4*$%,/*%10$*/<*(%5/1-%dkI%(,&,:%\hd%/,&#1%#$%41-9'&*(%0)%&"*%/,&#1%15%9/#4*%#.(*+%&1%,..',2%/*.&,2%#.(*+:%
i,4"%(1&%/*9/*$*.&$%1.*%Y',2#&)%$*6-*.&B%="#4"%#$%41-91$*(%15%1.*%/*6#1.%,.(%1.*%'.#&%42,$$:%S*&%15%/*6#1.$%41.&,#.$%71.6%
81.6%L$2,.(B%81=211.%,.(%W*=%!*//#&1/#*$:%!"*/*%,/*%_%42,$$*$%#.%&1&,2B%5/1-%U%&1%i:%!"*%"1/#Z1.&,2%,+#$%$"1=$%&"*%'.#&%Y',2#&):

J"!$ C4;;6/$90:$M)N$?.0,-'47-(.0$F/$L496(-/$C)1H)0-

F#6'/*%AT%\,.*2%H,K%$"1=$%&"*%4'-'2,&#<*%(#$&/#0'&#1.%5'.4&#1.%H]IFK%15%"1'$#.6%Y',2#&)%,-1.6%71.6%
81.6E$%919'2,&#1.%15%9/#<,&*%/*.&*/$%0*&=**.%>??@%,.(%>?A@:%!"#$%Y',2#&)%(#$&/#0'&#1.%#$%41.$&/'4&*(%0)%
41-0#.#.6%Y',2#&)C,(e'$&*(%/*.&%#.(#4*$%=#&"%10$*/<*(%/*.&$%#.%&"*%\19'2,&#1.%]*.$'$:

!"*%5#6'/*%/*<*,2$%,%2*5&=,/(%$"#5&%#.%&"*%Y',2#&)%(#$&/#0'&#1.:%!"#$%$"#5&%#$%-1$&%9/1-#.*.&%#.%&"*%2*5&%&,#2%
15%&"*%]IFB%#.(#4,&#.6%,.%#.4/*,$#.6%9/*<,2*.4*%15%21=CY',2#&)%'.#&$%=#&"#.%&"*%9/#<,&*%/*.&,2%-,/G*&:%
F1/%#.$&,.4*B%&"*%$",/*%15%9/#<,&*%/*.&,2%"1'$#.6%=#&"%,%Y',2#&)%#.(*+%0*21=%_B???%/1$*%5/1-%@_:@V%#.%
>??@%&1%`A:>V%#.%>?A@B%$'66*$&#.6%,%(*42#.*%#.%1<*/,22%"1'$#.6%Y',2#&):

F#6'/*% AT% \,.*2% H0K% $"1=$% &",&% .*=% 41.$&/'4&#1.% 15% $-,22*/% '.#&$% ",$% ,2$1% 6/1=.% 41.$#(*/,02)B%
*$9*4#,22)%/*2,&#<*%&1%2,/6*/%'.#&$:%W*=%41.$&/'4&#1.%15%]2,$$%R%'.#&$%HJ?%-²f@Q:Q%-²K%(1-#.,&*(%&"*%
9/#<,&*%-,/G*&%'.&#2%>?ANB%="*.%#&%=,$%$'/9,$$*(%0)%]2,$$%U%'.#&$%HlJ?%-²K:%\/*<#1'$2)B%]2,$$%U%'.#&$%
,441'.&*(%51/%1.2)%_V%&1%>?V%15%.*=%9/#<,&*%"1'$#.6%$'992)B%0'&%&"#$%5#6'/*%$'/6*(%&1%,%9*,G%15%JN:_V%
#.%>?AQ:%P*,.="#2*B%&"*%$",/*%15%]2,$$%R%'.#&$%5*22%5/1-%,%9*,G%15%`_:>V%#.%AQQ`%&1%T?:@V%#.%>?AQ:
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4&=>-#(?M@(R3/$=#(&$(O>/D&,F(%&0,-&<>,&1$(/$%($#I(;1$0,->;,&1$

6 Policy Implications

!"#$% 9,9*/% $&'(#*$% &"*% 1/#6#.$% ,.(% 41.$*Y'*.4*$% 15% 71.6% 81.6E$% "1'$#.6% ,31/(,0#2#&)% 4/#$#$% 0)%
(*41-91$#.6%919'2,&#1.B%9/#4*B%,.(%41.$&/'4&#1.%(,&,:%;*%514'$%1.%>??@C>?A@%,.(%5#.(%&",&%9'02#4%
"1'$#.6% #.$'2,&*(% ,% 2,/6*% 5/,4&#1.% 15% "1'$*"12($% 5/1-% /,9#(2)% /#$#.6% 9/#<,&*C$*4&1/% "1'$#.6% 41$&$:%
71=*<*/B%9'02#4%"1'$#.6%,2$1%0*4,-*%#.4/*,$#.62)%-#$,2214,&*(B%,.(%&"*%(*-,.(%51/%$-,22*/%9/#<,&*C
$*4&1/%'.#&$%(#$9/191/&#1.,&*2)%#.4/*,$*(:%!"*%/*$'2&%=,$%,%(/,-,&#4%#.4/*,$*%#.%&"*%9/#4*%15%$-,22%'.#&$B%
,$%=*22%,$%,%(#$9/191/&#1.,&*%0'/(*.%01/.*%0)%)1'.6%/*.&*/$B%="1% #.4/*,$#.62)% 2,4G*(%&"*%,0#2#&)% &1%
-1<*%'9%71.6%81.6E$%"1'$#.6%2,((*/:%

71.6%81.6E$%"1'$#.6%$#&',&#1.%/*-,#.$%$#-#2,/%&1(,):%I*$9#&*%,%2'22%$#.4*%>?AQ%,.(%5,22#.6%9/#4*$%('*%
&1%/#$#.6%#.&*/*$&%/,&*$B%/*$#(*.&#,2%/*.&$%#.%71.6%81.6%,/*%/#$#.6%,6,#.:%F/1-%P,)%>?>T%&1%P,)%>?>JB%
&"*%/*.&%#.(*+%51/%'.#&$%$-,22*/%&",.%AB???%$Y%5&:%#.4/*,$*(%0)%_:_V:%!"*%9'02#4C9/#<,&*%/*.&%(#3*/*.&#,2%
/*-,#.$%<*/)% 2,/6*:%;,#&% &#-*$% 51/%9'02#4% /*.&,2%"1'$#.6%,2$1%/*-,#.%<*/)% 21.6B%,&%,.%,<*/,6*%15%_:_%
)*,/$B%41-9,/*(%=#&"%,.%,<*/,6*%15%>%)*,/$%#.%>?A?:%
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