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FYRIRVARI

Hofundur er hagfraedingur a svidi fjarmalastodugleika hja Sedlabanka
[slands. Skodanir sem koma fram i kynningunni eru héfundar og ber ekki
ad tulka sem skodanir Sedlabankans.



Yfirlit

e  Icelandic boom and bust: Rationalizing large
swings in the housing market“

— Umfjollun um sveifluna @ markadnum fra 2003

— Byggist a likani ur eldri grein (Eliasson & Pétursson
2009) og med lengra gagnasetti

— Lagt mat a hvort ,,bola“ myndadist a markadnum
2003 til 2007

— Likanid uppfaert med tilliti til sveiflunnar



,BOLAN“ OG ,HRUNIP”



Alpjodlegt samhengi

Downturn
Change (%) Largest YoY

19595-2013 change (%) Top(Q) Bottom (Q) Drop(%) Period (Qs)
Norway 189.3 17.6 1.42013 1.10.2013 -5.1 2
Sweden 143.8 12.6 1.7.2010 1.1.2012 -6.6 3]
Finland 898.4 13.9 1.4.2011 1.7.2013 -10.1 9
Ireland 04.4 23.9 1.4.2007 1.10.2012 -36.6 22
LK 86.0 25.8 1.7.2007 1.10.2012 -32.6 21
Metherlands B8.8 17.5 1.12008 1.10.2012 -22.5 19
Denmark 68.2 23.1 1.7.2007 1.10.2012 -28.9 21
lceland 58.5 33.6 1.10.2007 1.10.2010 -34.0 12
Switzerland 40.5 8.1 1.10.2013 - - -
Spain 31.3 13.2 1.1.2007 1.7.2013 -34.1 26
LUSA 25.2 12.3 1.1.2006 1.1.2012 -42.5 24
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Fjarfesting i husnaedi og nybyggingar
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Orsakir sveiflunnar 3

fasteighamarkaoi
e Hin fjolpjodlega sveifla

— Geetti vida & Vesturlondum

e ...ensidur par sem
— Fasteignaverd var pegar mjog hatt og almenn skuldsetning mikil
— Leigumarkadur er radandi
— Utladnareglur voru strangar og dsveigjanlegar
— Tengsl vid hid alpjédlegt fjarmagnsfleedi var takmarkad

— Ho6fst hér seinna en vidast annars stadar

e For i gang eftir ad
— Hagvoxtur jokst sem og vaxtamunur vid utlond
— Rymkad var um lanakjor vegna fasteignakaupa
— Fjarmognun fasteignalana vard adgengilegri fyrir erlenda fjarfesta



Innlendir sveifluvaldar f%“”.

e Mikill hagvoxtur, m.a. drifinn afram af fjarfestingu med
adkomu hins opinbera

— Hradur voxtur kaupmattar
— Laekkun skatta
— Laekkun opinberra skulda

e Sokn innlendra adila i erlenda fjarmognun samhlida sokn
erlendra fjarfesta i islenska avoxtun

— Endurskipulagning fjarmoégnunar og Utlana ILS
— Hradur voxtur banka med erlendri fjlarmognun
e Oheft innflaedi fjarmagns
e Bitlitil peningastefna
— Brestir i midlunarferlinu

— Lagir raunvextir
— Sedlabankinn viljugur til ad maeta peningaeftirspurn



LIKAN AF FASTEIGNAMARKADPDI



Gégn 1961 - 2012
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Frambod og eftirspurn a

fasteignamarkadi

e Byggt a likani ur greininni ,The residential
housing market in Iceland: analysing the effects
of mortgage market restructuring”

e Gagnasettid naer ut 2012 — spannar 52 ar

e Hlutfall ibudaverds og byggingarkostnadar sett
jafnt 1 arid 1999

— Baetir 20% vid byggingarkostnad vegna l6daverds

e Gervibreyta i eftirspurnarjoéfnu
— Er O fyrir 2009, 1 arid 2009, laekkar svo um 0.2 3 ari



Endurmat a jofnum likansins

e VVerdjafna (eftirspurn)

Ap,, = 0.661+0.751Ap,, , O(bZl%SA(Wh ~d)

(0.10) (0.07)

~0.535(w, —y),_, —3.001R,

=1 (0.09) (0.75)

e Fjarfesting (frambod)

Ai,, = 0.811+0.628Aq, +0.5624, , —0.547(i, —h),_, +0.793x(t)’ —0.714 D,,,,

(0.29) (0.12) (0.10) (0.07) (0.14) (0.07)



Fylgni likans og gagna

lbudaverd Ap,, Ibudafjarfesting  Ai,
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VAR BOLA A MARKADNUM 2003 -
20077



Hvaod er ,bola“?

e Hr60 haekkun eignaverds getur att sér ymsar
skyringar
— Undirliggjandi veromaetaskdpun
— Skattaumhverfi
— Skordum aflétt

e Getur verid rokrétt pott hun skyrist ekki af
broun undirliggjandi staerda

e Getur einnig verid orokrétt



Spa fyrir 2004 til 2008
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Folksflutningar
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Hreinir folksflutningar
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Studlamat verdjofnu

Modell Model2 Model3 Model4 Model5

StDev StDev StDev StDev StDev
Constant 0.661 0.10 0.776 0.10 0.765 0.10 0.743 0.08 0.767 0.09
Lagged price inflation 0.751 0.07 0.755 0.07 0.744 0.07 0.742 0.06 0.741 0.06
Change in wealth to debt -0.395 0.11
ratio -0.262 0.12 -0.347 0.12 -0.294 0.12 -0.401 0.11
Wealth to income ratio -0.535 0.09 -0.662 0.09 -0.630 0.09 -0.592 0.07 -0.619 0.09
Real interest rate -3.001 0.75 -3.321 0.69  -3.495 0.73 -3.710 0.65 -3.764 0.68
Trend 2004-2007 0.044 0.01 0.003 0.02
A(M3/GDP) 0.005 0.00 0.002  0.00
Net immigration 7.115 1.73 6.045 2.76

Diagnostic tests

Adjusted R’ 0.809 0.843 0.834 0.865 0.860
StDev of Eq. 0.072 0.066 0.067 0.061 0.062
JB (p-value) 0.077 0.313 0.144 0.713 0.983
BG (p-value) 0.519 0.103 0.556 0.511 0.595
W (p-value) 0.451 0.108 0.435 0.189 0.557
Log likelihood 54.59 59.37 58.25 62.69 63.00

All estimated parameters are significant at the 5% level. JB is the Jarque-Bera test for residual normality (distributed as XZ(Z)), BG is the Breusch-Godfrey LM test for first-order residual
autocorrelation (distributed as F(1,37) in model 1, F(1,36) in models 2, 3 and 4, and F(1,34) in model 5). W is the White LM test for residual heteroskedasticity (distributed as F(14,28) in
model 1, F(18,24) in model 2, F(20,22) in models 3 and 4 and F(31,11) in model 5).



Studlamat fjarfestingarjofnu

Modell Model2 Model3 Model4 Model5

StDev StDev StDev StDev StDev
Constant 0.811 0.29 0.656 0.27 0.559 0.25 0.804 0.29 0.527 0.25
Change in Tobins-Q 0.628 0.12 0.490 0.12 0.641 0.10 0.594 0.15 0.674 0.13
Lagged Tobins-Q 0.562 0.10 0.380 0.11 0.606 0.08 0.536 0.12 0.571 0.12
Investment to housing ratio -0.547 0.07 -0.552 0.06 -0.416 0.07 -0.543 0.07 -0.462 0.07
Investment intensity 0.793 0.14 0.752 0.13 0.580 0.13 0.788 0.14 0.617 0.13
Post-crisis dummy -0.714 0.07 -0.677 0.07 -0.668 0.06 -0.695 0.09 -0.726 0.08
Trend 0.048 0.02 0.035 0.03
Lagged A(M3/GDP) -0.009 0.00 -0.007 0.00
Net immigration 1.185 3.36 -4.833 3.53

Diagnostic tests

Adjusted R’ 0.846 0.871 0.893 0.842 0.894
StDev of Eq. 0.065 0.060 0.055 0.066 0.054
JB (p-value) 0.404 0.482 0.450 0.456 0.473
BG (p-value) 0.842 0.305 0.285 0.783 0.467
W (p-value) 0.000 0.693 0.821 0.010 0.495
Log likelihood 54.26 58.22 61.86 54.34 63.36

All estimated parameters are significant at the 5% level with the exception of B, i.e. the coefficient on net immigration in model 4, which is statistically insignificant. JB is the Jarque-Bera
test for residual normality (distributed as XZ(Z)), BG is the Breusch-Godfrey LM test for first-order residual autocorrelation (distributed as F(1,32) in Modell and F(1,31) in models 2, 3 and
4). W is the White LM test for residual heteroskedasticity (distributed as F(18,20) in Model 1, F(22,16) in model 2, F(24,14) models 3 and 4, and F(8,30) in model 5 (where cross-terms
were excluded due to data availability)).




Uppfeert likan

e Verdjafna
— Netto folksflutningi til landsins baett vid sem skyristzerd

Ap,, =0.743+0.742Ap, . , O(béll(l))lA(Wh ~d),_, —0.592(w, —y),, —3.710R, +7,115IMM,

(0.08) (0.06) (0.07) (0.55) (1.73)

e Fjarfestingarjafna
— Gervibreyta fyrir eftirhrunsarin

e Hugsanlega vegna skerts adgengis ad fjarmognun
— Breytingar i peningamagni
e Kannski vegna meiri dyptar i fjarmalakerfi

e Kannski tilviljun

Ai,, = 0.559+0.641Aq, +0.6064, , —0.416(i, —h),_, +0.580(t)° —0.668 D;,,, 0. OO9A(M 3/GDP)

(0.25) (0.10) (0.08) (0.07) (0.13) (0.06)



Spa fyrir 2004 til 2008
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Spa med uppfaerou mati
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Spa med uppfaeroum jofnum

4.5 e Uppfaerd jafna metin ut
4 : 2008 og notud til ad spa
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Leidréttingin eftir bolu
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Hvad pydir petta?

e 2004 til 2008 fluttust til landsins 15921 umfram
brottflutta

— Skyrir 38,5% haekkun fasteignaverds

e 20009 til 2012 fluttust 8692 fleiri fra landinu en til
bess

— Skyrir 19,3% laekkun fasteignaverds

e Arid 2013 var hreinn félksflutningur til landsins
1598 manns

— Skyrir 3,5% haekkun fasteignaverds
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