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WE, HDHEORHKEEL OB & TEBREN Rl BIEORN X Th b & &



u(l-P(X"), X" A)=u"

(1-2)

Thd. 2T, WEEDMEBICK L TSHA > TH K0 EB 2 DRKROAiED Z & %417 (bid
price) & L5 TNEO EWVWIFLETERTD. 758, I, A7 A DOFTEEIZHK
W ZER LTI RN E EIZ, FEEMEX TV D & KM I
u(l-0,X:4)=u" X0, 0=0(X;1,u", A) LHEMTTTZ LN TE 5. BIHO(e) 12fHT 1
BE% (bid price function) TH%. 5 &, MHANKKLEND L&, FED f(1,4) Db & T,

(1-3)

TRFIUER DRV 7272 L, Py (X7 ) 1A-DRT b7 S i itk B 1 oy T 5.
ozl TS MERBIE O AR TGO RSN 2 B DRGNS L2 T2
<, FHHERIEO AU HEE L 2o TORITIUEZR BN 2 E 2R LTV,

~R=w 7 - Tua—F L, FEMEEZEEO S F SERBRECEARMEICER S T2
TNWEWEST HZ L2k - T, BREOMEL T2 FETHD. Tk EZE 1 Rl
THE, TS ESERBEORIIMIEOMAFE AR E RS, flziE, Hi B~y
VX, = (X, Xy, Xy ) WAEE TSR P 2 BlF SE 70 A 228N BIEE 71T,

1

K
R:ﬂ0+2ﬂkXik+ui (i=1,2,---,n)
k=1

(1-4)

ERBLEND. ZIZT, BiBoy By 1 HMEBBREDRAAUMEZ R TR T A—2THY, u
IIREETHS. LoLaend b, ZOFALTRIAZ T CIES O ER OBLF 2 K LTz~ R
= ZARSBEEN E O I EFRRIT D TR0 L3 b0, IREICHRRb KoL, T ToE
FEFIN 1 XA 720 L&, hiG kBT A EE ORRERBESZ DL DIz 5. 1-4)2UT
ZD XD RIGEOHEAMEEAHEE L CWD Z 17D, L0 EMAHEEZAT O 72dI2ix, ApE
FHOTEN D BIEICANTET VEZA LT, HHRIEDO N = 7 il B A # 53 5 WE B
5.

(2) . HiEENF =y R
(1) DD FEE TG OTHAGEIM TR £ 2Tl CTh 505, AEFOITEbHIE L2



WEETFTAZHAL D ZENTERN. FEO L 5 ISERHL SNz pasm o A% c(X,M; B)
LFh. 22T, MITERSNAEEORE R LTEY, BIIKAES ORI HIF5%S % R
F BT A—H Y ML TIHD. B OSAIIHEREERM M ¢(B) TH2 DN TWH LD LT 5.
EREF BT 2 TS L LT, WORE T 2Bkt 2 BIEORARET 5.

n=P(X)M -C(X,M; B)
(1-5)

EPER OITENT, BHIEHINC L > THEZR Y, Rosen 2R L7z & 5 IZEHICIZ 2 X&—
YORMEBETE D,

o EPEFITL o T M IS aI N R R

o  MBIUOX DLELE AL
EHOREFE CIXEEEAR EAHBEICIHRIN TR BRIz, A - BHOHAH
BRHHND. T T, ZoDORMRFAZME LT, RORERIFERS.

*18 E g
Py(X)=— —C(X",M"; B
(X)) = XM )
(1-6)
ﬂXﬂ:iLdX*M“B)
oM T
(1-7

(1-6) & © FAPER TR O IRFAUEIMET 1 AL 720 OREORAERICELL, £ L
T, (-7 X0 EEOTHIE I AEPES OETAERREHICE L RIFIUER 620, 2ok
T ER SN DIRAFNEIT T A—Z BIZk>THRARS.

B2 EEDOR X LAEPEEE M 28I LTS & & R CE A2FlER T THDHEL LS.
ThRbb,

' =P(X" M -C(X",M"; B)
(1-8)

Thd. WE, EEEPIER TE DREOME (57 7 —flitk) %Z¢ LV ILFTRDT. &
B DAEFELEDFE n” 22 L T e b7 & &1, BMEX, AR M OfFEEICiR
TELA7 7—fliksix, © =M —C(X,M; B) %=+, ZORF—EDOT DL ET, ¢ M
(X, M) & LD LD REREFSOPEZR LTINS, ZREMIZOVWTHSLTO LB, M
oW THL &, M=MX,§;B)nEbh 5. FlMERNCRAT S L,



n' =0M(X,0; B)-C(X,M(X,0; B, B) T % i» &, 4 7 7 — fii fs B % 1%
b=0(X; ", B) LES ZERTED. LizioC, (1:6) L0, FEAREAMEISN TG & X
N 0 _—
PX(X )—&¢(X ;T ,B)
(1-9)
TRTFULR B0,

P

Xi

B 1-LEME X, BT A RS, A 07—R%, hiGmisREs

X \THR L2 b D 2 A TOEEOTHE LG & NE L < 72D & 2 A THISA AL
L, Misflits P(X) 2365, (1-3)E(1-9) LY, BIEOMHTERIS & 47 7 — Bk & OO
L LTI BT P(X) 2D 2 LR TE D, bbb, 17 U 7T 51l
B BRI B OFHIERI & AEEE DA 7 7 —B L TR Tl TR b0, B 141
355 1 FH OB X BT 2R & A4 7 7 —BI OB IS A AL L Tnvd
ZEERLTWS. WP, X)L, X ADEESS B X = (X, Xy e X
X IZBWTREL SN TS & &, SEIERIHERE LAEES & O THALT 5 i ik o
&R LT 5.

Epple(1987)23M&ti L7z & 912, Wiaa 7 V732~ F= v 7 BIEUIIHEH Ot &8 if D5y
fi f(1,A) LEFER DNT A— 55375 g(B)\HRIF L CIRED. b L, EFEEN | 54 7 LIMFHE
L7aiFaud, R FRIEE O b ONRTRGEIEIC 2 5. B & AT B fix &8
S RBLZATHENZ VT T 50T, ZOUMRIT 1 AEE DR A% 5
NHTHD.



. P(XI,XL)
¢(X1,X—1sn2,B )

ol x"m, o(x,, X"\, 15, 4, )

e(Xl,Xil,uf,ll,Al)

B 1-2. AR OIEEOREMEE/ (TR

2.3 R mEe—BuE

B K OVERERT 2 SE RANCETH LARWVIRY, ~R=v 7 « 77 a—FTiE P(X) D
NIRRT H Y, (HFEREER & A7 7 —BI% & ORIBHEE ) O Fa Il i ik %
HET HHEROLND.

Witte, Sumka and Erekson (1979)(Z L D HEEITIRD K 5 IfThiviz. 1ZUHIZ, 4 DOHBHIZY
N—E 7 LT anEIL, Tk B e BB, IR, TRERETI JOWTHEM R &
DJEMER LN L ORI EE S, #EEME 2RI U CRMEDRIMNE £(X)=0oP/oX, &
FH . ZhEFINT S L, IROMIMERE L 47 7 —B D 1 BN ERTE 5.

P(X)=D(X,, . X,,1,A4) {:%e(){l,...,xwl,A)} (i=12,--,n)

(1-10)
a .
:7¢(Xla"'9Xn’M’B):| (121,2,...”1)

i

(1-11)

JEMEDOFTEE L HAGIZEE T2 20 ARD(1-10) & (1-11) & [FIRFHEE L Hcfer 722 @M o BRAU—GE 2 7
5. Witte et. al. DIFFETIZ 3 SDOBIEIZEI LT 6 KORZ[FHHETE LT 5.

L2>L7223 5, Brown and Rosen (1982)23EH# L T\ 5 L 912, ZOHIEIZ LD 2 BefEH OHE
EMIIEIEOFREZIE L SH#IT 2 2 LN TERW. BIZIE, HDEMEX, OFTFEN, RO XS
ICHEE SV~ R=» 7 ik P = P(X,) DB CTH L & 5.



X, =by+bP +u,

(1-12)

72120, BEONRTA—=HTh <0 THY, u |IBEHTHDL EHETH. bL, HOHHEH
DEMTRE X NT—2 & LTEIEREND &, T CIIP(X])=0(X) BBALL TV D,
b, B, BIEEAE 0 DHEETHD. WE, X0 <X <X &7 (X0, X)) 122V,
u <02 HIX X%, u>0RbIXX ZFETLIbDLT L. ThbL, u<026X
P(X0)<0(X0)THY, u>07201XP(X)20(X)) 725, B 12D X512, Hig ks
¥, FHHERIE MBIk D L &, P'(X])>0 B L0 (X)<0 THD. 0(X0)>0(X)) THDHH
H(X2<X)), b <0 RELIEZ L EBANTHD. LLRBE, P(X°)<P(X!)THDH
5, HEINIZAR=y 7l ZFATDE, u, OEIZL>TUT X <X LRV ES. Lioh
ST, b OHEEME b 1T LA T ZRH Y IE L RDAREET 55 5.

ZORERITy, & P EOBOMBIZE > TH72bENTbDTHSD. 22T, b DN _F i
eI,

(1-13)

LETF L. BTN A RTONT 1 —> 0 D & XD b DRI

pliml;l = qui =bi +pup ~
Pi GP’
(1-14)
Thd. ZTIZT, Op, TP & u; OIS FEALS T OMERMIR) , biP Do BEASY

BOMRIBIR) Thb. x/2, P& m@@ﬁﬁ%%%ﬂ%ﬂcmcmk%<k,ﬁ%%@
Ppy =Cpy, [CpC, EVERTES. LIENST, o7 A XPHR7-ELTH, P
u; L OHEOHBAS HRY —HIEIE SR, EROXIICP(X)20 DL X, pp, IFET
HOMOELWERHEFRELAHE T2 2 LITTE RV, ZORAEKITIA F=» 7l BN T
b5 EIPBAE L BRHTRA AL T RH 5.

2.4 FAHE

GO N BRI T 57— 2 ARWEAITIE, M ETIERL m%ﬁ*ﬁf%z%?&m#é@
T, FREo &) i RHEE ORI Z v %Dfn “oER, IECEANRMEICET AT — 2 03h
ST LTh, (T ERE E i ik Bk O QBN 8 D LIS TO, H 55 EMED L
JAZHHIG LA HEEHEE T 2 2 &, 72 bAHHEORERI 2 HEHiciE 325 2 Lidig &
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NERFRETHDH. T 9 LIEMEEERET 57200 D— 2D HEX, hHBEEE Je IR E L
7o BT, AHHMEREORARE L ThE, ZnaHET 2 HETHS. Quigley(1982)F LT
Kanemoto and Nakamura(1986)I%—#%1t. CES (Generalized CES) %I H B3£I R A8 %,
B IIT o~ R=y Zflikg 2 HEE L T 5.

FHHEBIE DI AR 22 2 R T A T, ~ =y 7 « B7 /UTHGE I BRI
R SN2 TR e 7, HEEDE#E/R 2 Enn, VR LOSHE#ERI IR b IA< Hnbi
TV 5. Witte et. al. (1979), Brown and Rosen (1982)35 &2 TN Epple (1987) CIIAR A &2 & e 2 IRIE
XAEFIHLTWAD. F£72, Linneman (1980)33 X OF Cassel and Mendelsohn (1985)id Box-Cox 25464
L7 B RO IFRHEE 21T/ > T D, 72720, BEOIFISWRAHET 2 LT, #
DT 4y R Rl LT, RIS OZEMBRHEER RA1G50 &V ) ARO HEE
% SERCE BT TlidZeu . Cropper and McConnell (1988)1 3878, = 47%, MikiErE, Box-Cox
B, 2 I, 2 IED Box-Cox 2D 6 X A 7 % HUERET L T\ 5. HEE Shufe~

K= 7 ¥ B 5, Diewert BB LNk 7 A v F BRI HESEUT R L7254, Box-Cox 254
DBV DIEERZED R b/ S <, Ib/NT A=< U ARRU. P, bR, ikt
B2 POBBENIE L TR T 4=~ U ABRREL RN EAVREN TV .

I, ~R=v ZIiE B2 ~T X N Y » 7 B CRE (LT 200 Ig, /v /3T R
My 7 EHDZNNTEINT AN v 7 EEZRIATOUEGIRESNATND. ZibDT e
—TFIBEEEZH N CORENT D2 &7, T2 b EENICEMMEZHEET S
(Knight et.al. (1993), Anglin and Gencay(1996), Pace (1995)). 7272L, /X7 X WU v 7 220541 F
EERRRC, T7—% EORMES (ZEIRE) 2B Sh/an 2 & HEfiH ST\ 5. Anglin
and Gencay (1996)i%, /X7 A RV w7 %f/ L /3F X MU w7 OFTAVERRIZET HBEIZBW
T, NIRANY w7 - BETUTHBRIERI ST WEEEL R LTS, NTA N v 7 - F
TNNDIEERERLNEIFED D L9 DIFTIERL, BT VEIRICET DIRER 2 EZ N <D
HRALTENRT A MY w7 T /UIBNTT b, ZO XD RFERICTRD Z LRI TN,
Pace (1998)i3 L V) Zk#k 72— NETE T /L (Generalized Additive Model; GAM)ZF|H L C, &
INRTARNY w7« BAT DN N=y ZIREBEERAHEE L TRV, HHPL 7 AN v -
BT KT DR S D Z L ZFFEL TS, GAM BIEDHEHNFIEE LTS T
WHDT, DT LT R TA RN ZIEDNR=y 7 « T 7 a—F~ORMBE DD TE)
RN THDLZ L ZRTHRERTHS.

ARy ZIRTRFEGRIC L 2E RN Lo LTWVDTED, ~R=y 7O & 2D &
OOHEFHEDRF BB TH D, Lin->T, BoNAHEREDL DD TRU 7T
b5, KRS, THEREHEBAELRWE D epgih GEMiaM) ZEMEE L TEie~F=v 7
MFEHEE 1T, BORIZADS NEEZR BRI 31T 2 FERERRIL E L CH @i 12 b > Tind. B
AR S & FEREHT & OBIFIMEIZL T U B WAL LRV, #HEE DOV DD T, K&
IRUCENSE O RFIZ L > TRLNTE 2, KR, HEENRT A—2OMWE, B, B
7278 EOPHRIZ OV TITRERFIBRP A HILD.

3. EEf & R FE

3.1. s
AREWPETSHL, MO & i U CRIE O DMFIE L2V & W D Rk 2 £, £ D79,

11



B M A H B fi Sz & LCh, i ORI B 222 5 Z L I3 Z b THREE L 72 5.

AR L H1Z, HHRN/FREETH L LEVIMEOOE DL LT, B TE Mk FE
LianeE oMb ER S 5.

B S NCRUT DM 2 L2 BIELT 5 T DI MER S, o — B A O A
AT A7 DIC S ESERT RN RSN TWS., REMADMERE LTL, WitikiEz
AR L= a o NMHEEDMESL  THPEMMEE) CHARSYTO TEEmiT ¥ — e 2
ek mENBETFOND.

—fBIZ, TEEE RO OER B, RETEEE IR RO — 08 L LT
%< OWIEETEN &2 (Allen, R GD.(1975), #RH(1989), TTNIZAR(1989) % S /) . BT,
MRS ZEA AT S B0 — B 2 DN R A E D L 5 IR ] 9 D TRENDIND. BT
i ERB R ONDHETY, Mk EA3 20— 216 LTI RENED L,
iR 25 % D FERE I 2k B FE R TAB RTINS 22 - H— & 2 OB & S 5 . ATk 2 Ll
DOEET = A N EHOTZRAETER (BRFEER) 137 A0 LARLE TN, 2072 ik E5-
DREIZEBNTEEARNRE S A bND. LB OEEY =4 N E WA
(BRFER) 13 3— 2 =T L TN, ik LR ORI T EFRNVNES L BEL bhvs.
W, RS FIEDRE CTlX 7 A3 L ABRIOMSFER CIE TR RIS D b,
R—= U 2 AR CIX PRI E S RS Dvs.

t BRI RBT 5 0 Motk % p, &% ¢, 75 L, B0 —E AO%E X HMIZ A
e@ilpoe)& LTHRA OGNS, L, HHOM « —E 20572 A MK HEZ R 3121T,
ZNENOFTEEIFIY T IEEIC LV IEZITO 2N TH Y, ZTOREFEIET
TR STHREPHEOND. £ DORKRIRIEEDEITIR AT T A1 L AR FEE( P, (1))
BERON— = BUMEHEEN( P (1)) TH 5.

5 A LRI P (1) == Lad0
2 Poiqoi

(1-15)
e 11 S oW
2 Poid

(1-16)

T AR VAR L S 2RO 2 & 57 4 v 2 —HER(P (0) b 8 B2
T AR L ARREL, 23— 2 BRI A LI TR L TE WS BGOSR D 2 FFo720,
ZOHMDT 4 > X —FaHD, WO DI E NS STTENL WS, I HBEEERHEE T
i3 TEOAEHTHER BEZLNDY.

TS OFEEELISMNT BN OMDIVER FIEN S D & DD, FEOFA N FAAERE 1 Tt

2) Ta v — R P (1) = ﬂ@)ﬂ(ﬂ:szMm.szﬁ_
2 P90 2 Poi

) TRIOAEHES 13 DRREAICR U 2435 OICKEREHIL] T D(TTNIZAR(1989)pp.665)-

12



7o, FEROMFEIEE L LTI A LABRIBRIH S D Z &%, Ll Bk L 51z
FEXHIRE DA N T HREZIRZ K TE D Z N EE L. 2O DA #E

LWIGEIZY, 70 21T 5 FBEITHEEMELITVT AN LARIOER AR L, £tk 5
BT LT D5 T A L AL VWb d.

FEVERE L COEEBRAZGRNT D T ANA VARSI D A T A%/ 3—2 2 e & DERR T
TTHDOELT, TRV T 4 o FORRR) Y2365, flitko E&7 (T R, i
AL L BB ORI r DNATHHDT, PL>Pp (PL<Pp) L7005, TEOAFERE
W LCE, 7 A L ARSI EIR %, 3— = FFREN T TR % 797 (Allen,R.GD(1975), #RM
(1989)).

LU, iR RAEIC 1Y, BlRar0 el & & HICEB2ER LoME 5. K
D IEREENE LS TEORE ([Pl T ZENEETIEH D OO0, JEM EOhRMEDR]
B, DEVISEENHETH S.

—RITAER SN TV BIERUE, T A L RAL =3 2B U NI S — o = BN E &
IMETHY, 74 v v —RIEGMERE TSN TS, Zh Dl fREEERR OFBYED
O L ONEVEZLORETH D FrNIED3(1989), p.668) .

¥z, BEASTHEERM ET 3V ay, TLE, TUXNL - BRATREDT VX NVEE
Ynlg, 72ExMEBFR T ThHo7zE LT, MREIFm EL, HELEFEITR>TNDZ &N
2. HEFIIBE U7 EITIRWOGHE LG 2 722D, BT EOMi& X T LT
HZ Tl D. BHRO X D IR RO~ — >k« NR 7y NERE LTZT A3, LA
TR SN DMIEFRELTIE, 2D K D R OIS FERE A IE L < IR L TV & F i Ty
5. ZOX ) REEOIAL AN KM S B 572012, REETHREIZEARSUTICBNT
%, —HORETIZOWVWTAN K=y 7 « 77 a—F L DHEHEE 217> T D, RS, AEhEE
DAY, FEOMBHEELRNEWSIRERHH LD, THFH T AN AR X
—3 =D L) RIS AHERHT D Z LIXTERV. 61T, FEOEAITE, YTy,
TLE, TUXN  BATOIITEPRELL TN EW I RELH 5.

RENFETSAZ I DI MIE A Z 2 258120, RFEROREILM T TIT@s Z &N T
BRWETHS. <UL, FEIL WEPEL TN EEbIZ, BIRDALZBIZITHZ
LR DTD, MVRERIEA RO, ETo, RREBORIZEWT, FEEMEOELE DD THE
IRRRFREE L TERIRS QWD 7201, FEOE\WMEEMSREEHEE T 5 Z &1d&E b T
EHERMEE 72 5.

) ) Pp P, S, S,
Yy TRV MRy FOBMERY 1T 7 :rP—Q— LhbbaEnd. S, S, 1% MikEZE L ORERE
L L L

(LD RAZ R L, r 13206 OB TH 2 (R H - ATR(1993)%F 22 ).
S BAR19NE, EEMORMEL T, M, TANE, BENE, SHMELEETSHOMS, £ D BIOR

PE, TEEROIRIFRE, TG 1B HOEENE, 0 7 SOREAFRRTL T2 (pp.97-99) .
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3. 2. BN 1E 30 B E IR B MR 1B 5 & S IRl B AR 5 5

WWE LS & ORNGBMRE T T2 TEE LTUE, ~R=v 27 - 77 u—F b5, £ L,
DE72 DB MG A T, TR M ORI 72 2 b 2 BT 5720

SRR AR FRER L L CHEE T D Z 3RO b, %Eﬁﬁ%T@?m%hﬁ®%m
BWTE, ~F=v 7 - 77a—FIES<HEEEE Y B — e — L AR OHEEEN H D, ~
R = 7 BIREEVEIC K DM FEEITIE, TERREUIRS Ry & TREFERIROIU S a sy &
NdHbH., ZZTIEHINODOHEEFHEIZ DWW TEHZITY, U B — Me— /L 2Bk fEE & Oxftt
2R~ =y 7 AU OFFOHERT EOREA I T 5.

=)
[m]=]
=]

= ﬂ@ m@ bt

(1) BERKEUEEER

WERHIRt=1,2,--, T 12O\ TF—V 7 LifEElitg L EERME S ICBET2T7— 2 13 bh
0, TNETNOYCET 5T =203 n, THD LT 5. 2oL &, &I A R
D DT O DFEEMEOHTET MILLFO L HIcEEIND.

lnF;t = ilgkXikt + iast + &y
k=1 s=1 (1_17)
r=12,--,T
i=12,,n, ¢MOT—20n 425550 FHEERT)
P, ¢ Miofrgi offits (F—OFEF 34 ¢ MICBND Z L2 BT 20 Tide< ¢
HOT—2D5bDiIFERDT—HThHhDHI L EEWT D)
B, AEERMEL DT X—%
X, Bl OEEk OEMEE
O, : SHITBIT D4 A DL I—DINT A=
D, :s=10LEHIT1%2LD (EBH). 2<s<TIZBWWTUIs=tDLEIT1 %L
D, TRLUINI0OZE LD XA LTI —
&y o HHELH

ZOFETIME, TS ORI X, (B 2RISR B, el 2@ C TARETH S

LWV HRZERE L T\ D7 EESIRRET V) SIS, 2 2 bREh AT EAM
FIEEIIROIDIZLTELND. HOEERMM{X, } (k=12,---,K ) ZFRFOEEOAMED ¢

(t=12,--,T) OB

%
N%

/3’

$U>
TMx

(1-18)

>

5
i
M~
bl
>

+

>
>

bl
n

(1-19)
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A

, QMN?%—&@%%@T%é.ioT,hﬂ%%%@kbtﬁ%

" o

ThdH. ZZTH,
@E%ﬁ%%@é
In(B/B)=4
(1-20)

ERDOND. ot — 18I0 ¢ HUTHT TOMSFEER O (LI,
In(F/F_)=0,-6,,
(1-21)

ERTENTED. RBULDET VT, H2OREDETBMAL{X, | ZICEL Ttk %L

ZROTIZD, ZBDEBAN DO D LOTHEEHIFI RIS e CIIEED B IS T2 A L5
72T TR RSN,

(2) BEEIEHHEMMmIETER
—7J7, (VETRELZLDEFREDOT —X Db & CHEEIERFIRUIEFEE A KD D 7= D DfE
AR OHEETT MILA FDO Xy icEESh 5.

K
lnBt = Zﬁkthit +§t +&y
k=1
(1-22)
T ITIEAA LE I =TT, FO0Db YRR AINT A — aﬂkz kﬂi%@ﬁé‘ &

TS EIZEDDL LD EIREL TS, DFD, NI A—HTARETHD EWV I HIFIEIE L
RNDT REEFERIOTET V) CMHEND. 2 2 bAEEI R R I kD L9
L THRLND. HOFEERMIEM (X, (K =12, K) Z R EZOMiED 4 (1=12,---,T)

DTN P 1%

~ K ~
nB=> X+
k=1
(1-23)
~ K ~ ~
InA = Zﬂlek +90
k=1
(1-24)
Thb. Lo, pd%%%ﬁkbtz%@&%ﬁ%hﬁé<ﬁ
In(B/R) = Z(ﬂ}, ~ B X, +(5,-6)
k=1
(1-25)
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LRk, Tzt — 1805 t T CTOMikHERO 2L,
K ~ ~ ~ ~
In(F/F_y)= Z(ﬂkt =B )X, +(6,-6,.y)
k=1

(1-26)

EERFTENTED. 2oL ITHEIFFFLAIER AT, FrEofEEREEzBE L Tt
DT TOMBEFEEZ KD D Z L1205, ETRIMEOREDZLEDIUTMAREER L £7LD5.

(3) YE—hz—L RBHEIEE

WIZY B— M=V AR EI DWW TR T 5. WEFEELADRH Y, ZOMKIXEER
PEEBBIFRIZE > TRES D ET 5. FERMEIIRERICE > TR, Fthndiz
SIMEIEREA~DRE L L LAV DET 5. Ko TZOBEADEEMEOETT WTIRD &
INCEFT LN TES.

K T
B, =D BiXu +2,6,D, +&,
k=1 5=1

(1-27)

B, (MEEh Ot WIOflits TH D, Z 2 TIHETh BRERE 282 TRYIELBEND Z & %48
ELTND. X, 1 3EEh OREEE OBMEETHVRESIC I > TEDLRNWET D, Lo TE
MUCHNDRT A—H B, bIRRIC L > TED LRV D LT B, D IFH A L I —THGIH
MOs=t N1 &2 &V ENLIMNTI0 THD. 72ZLFEICD =1 (E88) &75. 5 13%A
DI =N BIRT A—=HThDH. WER—OEEL BHEERM =12, ., T D> 504 #)
L, ]l 2 FERITHOWCER 2 [BIlG | &z &5, 20 & 2 OFEEAMEII(1-27)20% Vv Tk
DEIITEKEND.

K
Inf, = Zﬂthk +0,+6, +&,
k=1

(1-28)
K
Inp, = Zﬂthk +0,+0, +&,
k=1
(1-29)
Z I BAls DAL E, | B, 1,
ln(thz /thl) = 512 - 51‘1 + (‘C"hz2 ~ &, )
(1-30)

ERTIENTED. Lo TIDOET ML A O TEE B S TEB RSO
BWINCLoTORREDLZ LICRD. DT, SEIEREBITOWTERAR DM TORS|H
Bl T-T —HIZHOWTC, EEME OB HET T H720DTT VA ERILT D ERD L D
272 5.
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T
(B, /o) =D 0D + 1y (py 1XIFLIED
s=1
(1-31)

ZITDF2EEOEGIEE (s=t,) (21 2L D, IEIHOBGIF (s=4) -1 %&b,
TSN TIEOZ L DHA DEI—ThD. ZIDbHEISNIEE LA LY I—DIRTA—4
O, PWEHIOMIRIE R 2 RS Z LT d. TR ) E— M E— L AET AL TH D,

PLEORFNZ IS &, HEEENE T D LW I BRI &, ~ R= v 7 ik a5 T4
EHRA R = 7l 5450 TIELT X CTOHIMZBL T, X lZxT 237 A= BFE L TH
5T AR EELS STHENDHS. U E— he—LZ2ETYH, HERH~ =y 7 - 25
IV ERRRIZ X lZkE T2 /37 A—2BFELCTh D EWVIRELZBWTE Y, I THE IHIFEFIZ
JBYES AL 72N E T HIFFITRDMOE BE <. FRZ, BEOEEIL, DOAETIEHKI TR
XD, BT IESEER Y 7 4 — DM T, D WITEESIL R TOE T 5 2 L2 & v WPiaE
KT D 2 & CABMEIIR A 2B AT 5. BRI EORBIBEE MThnb & Lt
(2, WCKREE L LT HARDEZRDOMAFEIIEO =0T, BERELDEE T 5 & EE i
NELL FETDHZENHMLNTND. X T, BAROEANL, HTFHEHESESHTH D
7oz, BYENE L HiE TIEHERBICZ L 20 & T 5iRRIE, b CIEBEMNME
Thb.

REREFERIFIAE T LTl Xy (SHkT 2787 2 — X OFFINIMERCTE 5 b OO FAEE L Hibt
TIRTOH LML THD EWIREZELS. LL, BEOHHIZBNTL, #ITHiE
NT B DB LT SIFEELSHV. 51, ZZIZEH LWOMEAHERT . EE
MR FEER DA T & OHEEIAIM Z V1 7213 K72 Eo HEDNICRE LTS Eaas, &
HiR T Lo g LA T AOREENEAET H. 7ok 21, DRETIIACBEINZ
W23 AHID 1 D720~ THEBIN LW & ERIRIRZ: S22 7—8 A DRI
IR WK AREICAAE L TR Y, £ L 5 RIS I BOFFHEE DB LT T A%
O EMNTREND. FEEIEHRRET L, BEICHIET D Z S ITafETH D H D
D, THiGOmERitE) ZKrbas & &bz [FHRY Tt LT g Lo 7 AR 235
ETrz b b,

Z DX 9 7RI RHG LIRS FEER OHERT 1A & LT, 55 2 RO 6 HIZH W THEET
%. 55 2 BB T, Switching Regression €7 /WZ L AHEE %, 5 6 FIZI5\ Tl Overlapping
Period Hedonic Model (Z X A2 HEEZTT 9.

4 T EE MR EROBEHKR

ATHOZEMMEEX, FIZE(EL TWATaw, EDOZEMEED IS Ul REPEMRS OffiES
L QU S LI Ex b CEEARTALD. ZO L THESEDZLIL, Bt D22k ED 2
& T, REIEDBERGH - HE A ORI AL TETRREL THISHEZILL, MMikE2
ZALL T EWSTE AT =R LEFFD. 2072, ZOIHR TG EE D2 A, TGS IE 01 TH)
AL AEREL TR, AEIPETT A 0T L QUK ZEDEELRD,
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ZDLO IR ANEPE TG O 2 LAk E DAL DO RIEE LTI A A1 THOZ8IZSEND, D
DENZIBTE D L7 RBEEAE T DA EL TODONEIEFET 5,
DONEOREEMBSAE R, 2O THYMIL (82 & LIZUIEIHRS N L H1S, &F
&7 Mk (BT 2ERBIFEL TS, 22T, TTAEEMEOFTH [Hiffi) 128
L, MHffi] S 132 EWRT 250 THLIOMN, TLTEDOL I REENRHY, ED L 57k
BEATDHHLDOTHDLONEEET .

4.1.—%

DRETARKRMNC L D AR SN AMMEHR E L CiE, ETREEICL D THIAR], K48
ENRIC LD THYIRA ), EBUTICR D TERREReE), STRTAIC LD TEEE FERLI
filiy PEET 5. S HITE, REOFHEHBISIC X H1FH & U THEEN B AR RBIEMIEETIC
&5 Itk Fas, () ﬁﬁ%ﬁ%’:i&@%ﬁ?%l%ﬁ%/\@ [RGB, < Y URREIIE
Fﬁ 2K D TRESTEHmRRA ), HAAEEIC LD THliAX), FEEIRebic k2 THifiE

, ARV A ZAOHRE~ Y a Uitsfliigtes, () ) 7 v— MEERAaEETTo 1)
7 Jb— MEEAMFEFEECRRPI(Recruit Residential Price Index)| 3% % (& 1-1).

ZTNENOERIL, BODE Uz, 37— OWEICER T &, BRI
AL ZBIEET 5 2 & & BN & T DR E0D, & D WIFRFEO 1 - HsDTikg /K % 1
BHRKMEFREE DS, (KBS LS.

A ORI 7 L 2 BT 2 Z L A BRI E LTRSSV TV D DI, ol < EFHRTEEA
HAAREIPENFTEATO  [THEHIREFEE) MME— DRI CTh 7223, ITETIE, )V 71—k
FEEREMIETT TV 27— MEEMEFEE (RRPI : Recruit Residential Price Index) |, HHA
LA R KD HE~ > g ERHIER O AR SN TN D, £ OMOTERIZOWTE,
FEARENTITRFE D L1l « SO AKIEL NS Z L2 EAME LTERY, ZOLEITITEE
TEHDFEGERD>, & D WITEG IEHRMNCRBI S, S HIZEGIERIZFE Y H Uik & 7EE Rk
KRS RIS N D.
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R 1-L.OAEOETELMiEIEHR—E

HES HEE A& B BtLEE =
BN I/AN T A EA B 1A 1970
Hofa A AR IE T IR T 4E1[E] 1975
FEAGERLES AT E BT EE A1 [A] 1963
{5 T T P B AR A DLIER] r"E ETL 1950
[{5] 7 PE R - R HE MU A A R BLIER] B HEZL 1994
SRTHR HiA ] (ROt 2 ) CIE S E I Eh LG 1968
AR T PE| b i A (BRI TR A e sk, 4 1[E] 1979
Hofith 5347 (B ST HHY 1 [m] 1962
THHATHUI RS FE AL (M) B A EhpERF R W | AE2mEEH-98) [ 1955
R~ gL TE R R HWHARL AKX ~F=yriEsk AW 1995
RRPLY 7 L —MEEAMi# F 5L BV Z L —k K=o A 1986
HUATAE S5 (FREEHrsL FH H1[a] 1959
iGIE% EEEmStiks 525 7o - 1 2005

*FRAGREAUL, MO AT ITRERE S THY, AR TII2,
¥ 968AEIZBRAA L, 2 FHA 1T, 19724F, T D#%,19804FE £ TII4E I SFLIE THEME, 198 14ELIFRIT4ELA],

I, AN NSRRI OSFICE BT 5 &, AN RIS 27— 4
I, EETHMIAEN T THDDICK L, RIS,

F I AR B EMRRAG R CTd > T HABRRIIRAME, [E7E & P T HmEE SRR B A DA #® <
HY, BREBALE L THFRMRES N TV D, 2070k « BEEERD TN ZNOR
FLHBIOFEN D, E o T A ERAE 2 R > THIl A FH L T 5.

DFED, AEIFEROLNNTE, THTBWCEREE S THE MRS DM AR
REFESNDEEME RN H 0, & HITHRBLE RO 72 DI HE i S 412 ARl - [ E & ERLOD 7=
D220 TFRBEHIIE ] & W o IO ERISRVFIEL TWD Z LR35,

4.2 5 |{fi#& - B 5 | B4 & 88 T2 A% - s P s
EFEO X D IR EEEMRI Y, THGS Mg [HEEAg ) [REBUEAS ] (KBS D, AEiTix
S LICFEHCEN D DT — X OMA - HKF 4 5.

(1) .ER5 M8 £ B S |55 45]

—RICREFIEENZ I T Mk & W o7o5a, THGHIK) 239, LacL, REETGIC
BTGB 23R & 70D 2 & D, BBl ZRiHEE L TR NIRRT 20 b 550V E
(Asking Price) & TERUMES ) 2358700 Z & 2R E L2 UTR 6720,

AARTIE, FEERHE & i U CEBEOIS s ERZ 152 Z LT b THELY. L
U728 B, 50% THS [ & MR 5 B Mk 2 B3 2 IE BRI A E 5. B I H6E, )
PESEERM O RMEAIME R T v, RENPEE T LI & - THEBIE - B Thbh s bo L, T4
M AR D T OISR PESEE LR L O IUCHET 2T L DI - BlE S D b o
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b5,

IS FFOERRFREZ 2L, 2O T, #Hilk - HRICKV ELEHTH 7223, 200 54
WZHIBESOEAM T 472, 2005 LTS, RO LBV ThHoT-.

B Ml G A AT 5 72 01E, & 2 Tt L HER EOARBFEL BE | L= DO bk
ORTIURZ B 720, REPERG | O  IXEHEMIG | EEZBE L TYThnb Z &b, £
DOIERIRAEZZ T H Z ENEZOND. L, EHEWEIGIEECLY, MEEhE®EL
TR ST IEBITSFIER OX G L 72 0, EHIEM IS | 2638 DS AEhPERE & 16 L C S il
ERERMT D 2 213, FEIGERTD L LD, 728 2, REFEEE LI EMEY G2
FHaFHEL WL LTHERTH Y, FiaMitsdE e o> 27 4 & L THH
I T 5 LA » A(Real Estate Information Network System)DF|FIZ-OUWNT BH|Oxf5 & 72
2.

DD, FOMDOFEICEVIFREIET D Z EARDHND.

£, REPEOES 0TS &, EERICOETRENS. ZTOHEREAFTDZ ENMLET
HDHH, 2005 FLRNZBWTIY, BERHEICAFTTLZLIIREECH 2. 207, EERND
AHT EIREROMBIY Ik LTS d DEGes Rahma) 2% 25 2 & CHEIOGFE
EHERT D EH{To T, 0k, St OWTIERR CFELE L, 520 T
THWF) ZRET D, 20X D ITE LTI O EMERIC S &, #ER - SE Ha%
OFFEMALEE, (5720 F) BT BFICHLTT o7 — MREICE D Mk 25,
72— NIRAEIZ Lo TR SRS RIE, AEPERE LB L O UCET 2 EHICL - T
(SRR BRIE B %)) [HIESME) TR VB T 0 BUE CofERE CARRERREE 721X
ECRREEEE) | FORUEME, AL EOKSI GRiEHRHS - A% ), [IEIFE Gev 2 -
BUERY%) | e ERFEE SN, TBEIEfAI— ) & L CEEIND. 20X ) IEHIn:
S 19 1%, S AREEEE S CTEISN, BT 2 A 8EEE LT STz,

O XD A FIETIE, B IS A RRRICIRE T 5 2 S IXREECTH D100 Hy, T
FLUSSREhE A O HRAFIRIZEI T 2B~ ERR L7, 22T, 2 0 0 5ALREIZH VT,
DR FOARERR | 2ETAZEEICHEEE T — ¥ & LCRtEn, T D I E AR
BLOAREPEE E R OEA TR T - BWRICH LT o — hEHEEL, ks LU
BT A EBICE L Gt SND. 77— MREIC X - T S MidsEmiE, b &R
BOFHE I > CTAREEE T B L OENICHET S L 0Ic k- T, BElEH & LTRSS
5.

IO X Sz THGIER]) X, DIFoATHEMO TR Z0H 0 TiERuna
CICHETAVENRD 5.

—fRIZ, FHOERSITEME LTSI SND Z Liddbie<, TEAH & L TOERSINHLT
b5, FDOID, BWRAFOANME & U THREI DM TONTAMEN T > r— FIEIZ L > TIUE X
5. &2 CTARENERE LIC X o TR OMFE A THm S 4L, B IESHREED & FHm S Av7- 84
ks 2 5N T, BB [ERHENEE S NS DTHS. ZOBRA, EMofiitsz &0 X 5 1Z5Hb
TEDNZ L > THUN L T2 2L L7 h. ZOXIRERT, TBHIEH) 13%< D%EE
REEEE DT 4 VA —% 18 LTS R & 22> TR Y, M2 B CORGIE Tl
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O b7 s — FMBIKEL TWD Z Enb, EIRICIELSXRHY, 7o =T h
FHUEEEL 2N SITAD, B S itk O IEMEE (accuracy) 72 & BRI TH 5. E 512,
BATOT v r— b= LTEREFIEICED DL, EMAFITRERIZ 200, Frsiigo
IR IR & WS 2B THRIEN S 5. LIz0s» THBIFFNRIL L CTotrd 55
B, INOLOREEZELT—2 ThhHZ LICEET HVENRD LY.

KE - HE - RA Y7 T A EOREFESRTS ) 5 E L T D FEeEFEIE T, 55
EEHRED) 7 EEZBUT, (VAT AL UTHE MERIERAE G S Cnd. BekE o
FIZ 3T HARIZIS T D RENFES E HAT D S EEAL D MBENE R S TA LW, D729
IR EERE L OEBICRE AL 5 2 T D38 %, ﬁAvx%Akaﬁ5:k
DI TH D Z LRSI TE (2 & 2 13TEK(Q2004)). & DFEMT,2005 FFOH|ESUEIC
D, RESHERELIZEWVWZ LS. UL, BUHEDOES ARG SRR, %%MTT%D
£ﬁﬂﬁ%éhfw5&*%lkw@¢ék FEFEBREENRKE N E VDI D 2520
Th 9.

(2) B e

BRI, AENEEE I Ko Gl S lii 2 BT 5. D) EICERT D A EhPEEE
FHMHIEL IS, BEFn 38 AE0> [REIEERR ERHMIZ B3 5 AR 38 FRIEMHEER 152 B)) 1T
WL ENT=bDTHY, BHNOHEET DIRMME, THONEE DEERFIGIR) 25%E Lz
ECHIEMfE & LRk 2IGHETTE, RO T 2 THOBG [ HF1E © L1k 2 H05 [ F
FlbbiiED 3 FIEEZ B E L2 ECIRESINDS Z L Lo TnA. L LERRICE, &SI
FEA L= sV i, THeMElidG ) & U GRS | FH2 25 L LooIES T\ D

AENEEALETHD LVDILTND (T<HETICBW TS, SEREIEHR & ClIGE ol
KOBEZPERE L CE WD EWnbiiTng).

R EE I, BEFN 38 4F 6 A 8 HIZEGRKEN D [HallZds1) 5 EHUIFE Ok o AT
HEAS, [E BRI O 272 iRl O RAE O 22 E I R E 2 RIFE L TOABLRIC ) AN,
THUIFE O E, EHGEO ML, EHOMER L OEOFHAOAE L EZK 5 7-HI12, W)
7R 5HE EOEE AT H &0 WO AT, BHIHI RS LB O TR B S
h, FEICW 720

SF Y, WIHOMBEERRORNNTIE, THYRIIHE] &V 5B BAHEICH Y, £D72diz [1E
FANRS) EWOBERDB RIS TS, 29 LI ROITIS, [& 5 & (fit&(sollen)) & L TREAfid
NED (B E EOfME(sein)] & L TEHETRE L Vo imigmn <m0 Zok)

6 VEBRO TG FEFIH—R 12 Aok, MEERFHMSNI- MRS TSN TORWE DORH 57, BIEDZ
DORBREINDG. (FHBROEE [ FFOHKST —2_X—2EROEE S, ) £, SO Z b3 Lbkt—
SNTELT, I 0ENHLILTEETERL.

7 NEKRAI)ZIAUZE, AR ET A G LU CIES [ | & TR Fes BBhE N | LA P ~T= LA, BUEER
20%%£r“ THOHHEERNE, KOPTH OBIRELET).

8 VTRENRETS IO IS D MBEPERFRIH S TALS, =& 2K E  EE EI IR A Y O LIZERS ik 2t 2T
LEUTHEUU(E ST 1992, 1995), AEIESE L2 5 Te A TG SME IR TR/RL T ZENRE THHEN
Z5.

9 )afiE, /IVRIEE(1964) S .
10 Y=&x 1%, FAMH(1981)PP49-53.
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7RIk LT, 1980 4F 7 AT A AR RENERE Mol ATk &1 TTigtEa A3 5 A 8E
[ZDOWCTHER e BT TR S D Th A 5 TidiifE 4 Zr3 2 IE il 25 | &7E
L, Thigetlnsze < TR, #5eBBIER L 9 25280V, TiGOFEITH7I2iE
C, 7o, FHlEs2 R 72020580 T L BOWF EBFET 2HAITRNLT Ak T
HDHE Lz, BEOREL, TSN EEIcZ T 2 BmicisnT, IMEFE 20X 5L
THEZ D DM DN TAEIFESEE LOHBNATR < Z 2B L, £ 95 LIZFETOEEM
KOBREMEHS T DRNEFFOE 292 & 12/ 5.

£ 2T, 2002 - 7 AICHUE S A PES ERHMMIETEIC L D & TG A AT 5 REEEICD
WCHEOHSRAERO T TREMICE 2 DA &3 TR SN THAH
T A £on T D IERMis 2 S 5 ) CEREZEL L. ZOLAILAN EESNS T
BN EA T _NELENEE L 72> TL 5. 22T, BROFEEMECES [ FHRE A2 2 & AviE
TESITND b OO, EEEDOAEPETTS; COMG NI, HFMOTEEMEAAEE 52 &3 TET,
2L OLENBEIEEE2FBEOLDOTHD Z LICTHE L TR LERDD.

(3) .ERBul4E

HS il - SR IN ., SRBLO 7= D OMAE N FIEL T D, BARIIIE, FH@D
L XNDBORMME, BEEEEBUXHIAED, REFEREBUCR T MR R & LCHE
TEEPFERUCIIT DR FE S S HEF RN E DS, FaGeR « B GRUCE T DMl 3RS B R,
BEBUCE T DFHMIIIBES E LTI DL SN TS, ZNENORLO B B35 ERHG TV
o TIEFM NMEETHHEEReD 2 LD, AWRMERIC L T2 RT v ARH D Z LM
S hTE .

FRZ, [EEEEREHN & AR 72 O DREHIFHmIZ IV T, 45 BRI J ONERLTHY
FEHIRBIZFHEZ LTV e Z &, BEEEEBSHmIZ ISV CEE TR RS — BIGEANIC
BOTH R CICBW TR TE LT, S OICEEE FEREHRMT & Ao BRI
E DM KRE RTEENTEE L T2, Z D72, BB - 2Rl & b Ui LIE—
WA &R S, AR RTEICE TRIE L. 20X 9 7272/, 1989 4EICHlE Sz [t
HIEAYE], 1991 4RICPRIE SNz TRE THUECSRHEE S (TS %, KA HHURE
DEEGVEZ IR T D 2 & OMLEEMED R S 4L, ARSI 1992 LI ARl 8 F% H
BT, [EEEFERFAMTI X 1994 AR 2 AR CIIAm i 7 5% BiglZRHEAM Thdr T
5. T LMEZ BITEMEC L T2 01, BIEEEROSS, Z OFHIEES LT L bR
W TRWZ EThD, QBB LA ZIMZ 572012, FHIEEIE B fL7z A7 s il 2 5L
& LT2 b DM b FEBEORBUHEAERR 0 EH- S8 2 L) ICAEHEFEERAHEAH ST .
F DT HO—W2AM & LI TARAEI TERBUE YRR C R AR MEE L v, 2 L GREICAR
HAM %9~ D FHMEARSFEIAT T H OBERE TN I NI o7 T 2 M LT, ARHiiic S %
FHITAEITHE— STV D S DO ORBUEEGIIRINE L TNRINT RO TH 5. 1999 F-DOEPFET
AR ERE L SHIREO LR (A MU BCCII AR V0 D) 1TpaETIaE LT 51.17%
Th DD 20%LL 1 40% A D & Z AN 271% BAAEL, 20%AH & W 9 fissmaZe Bl S 1.5% 7
LW 20 Bt 72 i O T2 K » T2 OKREEIT R X < M ST X 7208, Kk

11 RBEEENZLD.
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BIFEE I & o T HUTRIERDO SRR AL\ oD 2 S [k, 7o 1 IHG Btk CERE Shu7c TR
CIMNTBEN KD D

PLERT= X912, 2Ryl AREHEOMRE & 7220, —iiiE O REPEE EREI s 5 5
HEZH 72> TND Z D, TOLRHYO EMERE DT X TOME O EMEEIZE DD Z & &
STWN5.

4. 3. AFliE T RS —T D FHE—

AREITIX AR RET DA EER E LT, LS USRI S5 EBA0EE T
FESHNEELH 1 BRSO E LT3 AICAREND [LURMIE) & MEIEA B ARE)E
WFZEANIZ L 0 34 3 AR « 9 HRRE S OMikEEhm 273 [THATHMIRE RS0 MRS & S
THZ LT D.

(1) . MfEAT

AR, O EHOBBNIR LU CTHRIEE 5 2, L ORIEOFE & 72 5 FE0 It
T2 BRI T 2 IE e ES OO R ESIZE L, b o ClEIEa MO RIS T 5 2 &)
ZHRE U CHEFN 45 FCBbE Sz, X0 BURAIICIE, D)Mo S HIES |2k 2 FERE 4R,
2) RENERETE L& OB EFMOILYE, 3)ALHHEGOEE L, HINHEESOMESFEDOHE
TEFEUE, 5) [E A HFHENEIC K 2 THIEG BRI 31 DMk SR A o JUE, 6) [E - A HEE
(ZHES< B Bk DFREIENE, LW o2 FE M TATEMIRS ) &V D BN, AR
ENDHDOIE, HF 1A 1 BT DU BATHAN4 72 0 OIEE 2l Th 5 GESE 2 55
1IE, HAE 15, RERFEE UL, HHEEERESM 2 AU EORBIPERE + TR
PEE T OB AR D, TORMBEHEEL, LERFHEEIT-o CHETIELSN TV
WEF 255 1H).

F7o, PRAEXIGHIEY, [E LRGBS S CED DETTFHEXE ERhFHmyE  (FFn 43 AR5
55100 5) 55 4 55 2 TICHUE T DEB iR HE I A O, [EERIHEETE  (EFn 49 AR
92 5) 5 12 T 1 HOMEIC L 0 HE SN HBIKIR AR o) liAoRE (0 44 4575
A A9 5) F2RE1H) THY, OO TRWEPHZRE LTN5.

BEERHI TR E LT, B EfRys, PESETER L ORMHED 3 FEICL VRO b
LM EBEL TITO HOE SNTWD (EFE45) boo, HAMZIIEG | 45k
DERSTTONTWDONERETH S GIFETIE, MEEMETLE LR TENIH X
NTnD).

BT DL M 2 AL ST 72 B D B GE, TERA » M AMERT 2B ek
& LTORENRNSNIZ LESND OO, HEENZIUISE U THM L= Tidk<,
—HEE ST OFERA > FBIERT DB T, AT EORBEIIIER L TND Z LR TR
XN 5H(2006 HEEPET 31,230 7R A ¥ FATHE SN TN D, 7285, 1HA 2 MIoE 2 AOARH)
PESETE DG, 2 9 U7-id i3t KA ET D &0 M D, BEEIAIC RS T 5.
Z DT OFHUBEADRENER LI E B X DNDEPET, BEIERE W 7R HRAZENRE L <
B2V E D ITHRAERA  NOBREREZ DB TOIL TE . Z 072D Rl 3R HS
DR Z L 2T 5 Z LN TERVAICHER S 5 Z LA LIF LIERf ST 5.

LML, 2RHIC 3 LT, E D KL D 2 FiigRE & 3R D 2 DnIc Lo TRERGHIR E <A
o TL 5. BARMNCI MM ZASh 2 BRI 2 D 2 & & RiIHE & 95 O 0 ik K Y& EREl 4
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AHZEEARNET DN VST Z L RIS T DM EN H 5. F BRAIIE RE] 13
FHELZRNW T & ZRHRICT & TIEH 503, % < OREHHA - SRE L2 30 TRREDFEL
AR & LTV D, BEER AN I SR & D T &3 Mk HE & & o8 CHYmAE) b 81529
HZLAARE L, ST, EDFHEELGRET 2D THSH. ARD BN RT3
iR HEDIE R Z HRY & U CRAZEDAFE bR & L7 )7 (RER 2 2 A 38D D) UUE
LTV RETHDLERD.

(2) . s {iE+EE

MENEN BARREIFENIZEETIC L 5 T HiissfaE) 1%, AT OEHMiE O IR 70 28 H)
Wiz 2EN -~ 27 A D - OICRE SN TR Y, RMORSRYIR ek Em 2 g c& 2
RPN BB RNERIA T v 7 2 THh D2, BUEAF SN TWDIERORAEL, 1990 4 3
AE (=100) #FHEHEL LTERINTWS.

P AEE LCE, AEEEERHN (230 #ilAisE) ClE S4B MO SIZOW
T, [AWFSEET O ARNBESE S, A2 B EFHl A TV EFEMS AR L, Zaus 2 onicdE
Bk 500 THD. PHERIGAES O A M, B, TEMICKS L, Thboi
WNE X SHIZE - s FOMEIRS L, ST O PN OENER) - (RBHE-ZRAE L T
W5, 2B, ZOEnimflitstiz 1 AERAE L TRV, JEAIIERIE LT 1A 1 O My
MERoTWA,

FFEER R L LT, BEHECESS b0THD Z &, WA LHHEIMTONTEY,
EMoOHlT—4% & LTIME—D LD TH D Z &, HliDBERINEW 2B Z L2 AL LT
TERR SN TWD Z &, RENHIFOLND. 12771, FHEGSRE T - FHERA > FOBIREN T
RNZ G, FREONERNE - EfEEPHERT 22 LN TERWI EREE LTSN T
W5, F7o, —#HHHTZ0 OFHERA > R 10 R A > R DN Enh, —HORHlREZE)
BRI RE 2B BEE 525 L Vo R EIREIND.

) BEFHEAHFORE

I, 36 KON MRS FE £ 2 O TR OB n 2488 L L 9 & L7emaITiE, Wi
DIEIZBWTHEEFEHR E WV OMEEN D THO | TSiiEEER) bR 2 Z 3 LIEL
FFER STV D, 72 & 2 ITPER(1995)TlE, REOZE(ASE Z o7 & &2, el o)
SIS ks DBV & (N Z & D Z LT ZENER S, TS, 1980 4EAEE -0 Hifih
FHEEZ I I EAES T 2RI X SEBMmS O 8 Bl L IFNLLF Ch oo & EES LTV D
DI L, 1990 4ER9)5D DU O SEHNN T RHAEA FEER X 0 e 0 @7z RS
TW5. HICARHUIIZ S U CTIEE OXEAMmRS &9 MRS 6, B RIENN1992) TlE, 1970 4
RBEITE LTI THOEETIAAEEZERTIO b D EE X 5 2 LIZXk T, HfliARMiE D
KYEEBRANARLS INZ LD & L) LML TS, &5, TR 2 ET 2 2 & ok
FEPSCRTHBLMNITAY |, 1980 FRIC A>T [ASROE EFHE T EICE Lz SHERfL TV
5.

12)HEF0 11 4E 9 A6 B ABIZESR T (BIFES — B8 T) NEVELHTNT, IEFN 34 42 3 A LIBHIMEIEA BAR
BIEERF IR LV E LD TNVA.
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H BIZ22(1992)23M5f6 7 2 BURIZ2 B L1351 & LT, PR (1995) TSN b ¥ A4 L7 71X
29 LI 2R3 2 BICER L e D72 VW TH 5.

AT HEFAMORRZEZDOWTIE, ZOX A LT 7 OMICHIERZ2REE LT, LFD=">
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andCox(1964),Cropper and McConnel(1988),Halvorson and Pollakowski(1981),Rasmussen and
Zuehlke(1990), Wooldridge,J(1992)). F7-i%, #EZE(LORMEE LT X, G E— &5
2 LD HIREA TG A 0B Lie ECREEHEE L X 5 &3 53 % 05 % (Bourassa, et
al(2003),Goodman and Thibodeau(2003)). A TIL, AiFH OBIBIFOMEE L U TH X 08T L7z

24 BT LT K O, BIETROMBIZIT DI EOREIY, EFETIE, /v -T2
MU 2EHDWNNTEIANT AN v 7IEOFENENSND. 20X D p#EEHEAL, BRI
BN CORFEILT 5 2 L2, 7= 0B EHERNT @A 2 HEE T 2 (Knight er.al. (1993),
Anglin and Gencay(1996), Pace (1995)).

FIT,HSETIEL AT AN w7 7eET 0 E LT, 52 B THEZT % Switching Regression
Model DiEMZITH & & HIZ, /2 /XT AN w7787 /0E LTI, Pace (1998)12 X 54T
WH7e % Fr oAb INEE 7 /W (Generalized Additive Model; GAM)ZFIH LT, & « /XF X K
v 7 s BA T O~ K= kg B A HEE LT,

HRELHEE T 25 EI1TIE, FPEDIEEL Box-Cox L72V, AIROEI « /XT A R v
JIRETNEEHALIZDTHZENFEEAETHSHN, Switching Regression Model 3 L,
NTGARNY w7 RETT NVEHEE LIAZEIRO TTHS. £ LT, GAM ZREDEI « /AT A
N 7T TV L R UTZBRO /N T o —~ o ARLIIARE OB DN T T & A 8D
LIRWFEREZGD Z L AR L TERY, %O~ F=y 7 BROEMEIZmIT T, KRE 2RI
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IRIEROFREMEIVRENT- b D EEZD.

BT, 6 EIIBWTUE, i~y g O RRER ORI 2 I E ] Lz

B4 BB LOE S BEOSHICBN T, FFERAROFEETGZMNRE LIzor Tho7-. L
DL, (EETHOMBERREGE S RFRIPICZE LT 2 8, 52 BB XO%E 3 B=o i
GiaxtB e LT\ onThsd. 22T, FENLGERSRE LIz~ R=v 7 BT
IZBWThH, R TSEOE AR L TRETH DS, DL ) REEEIE, EEMiEsE
BOHEEIZB T HHEEL B L FFE & 72 5.

~ R= o 7 IEIC X DB OHERT Eof b K& 72/ E LCIE2.3 ficimsi
7LD, BIOHEEITB WV CTUERETOERZED D Z LN TH D = L OREAR -
Vo T BHIAR FTREZR R D AFAEIZ K o THEEMASFREIC A, T ARNEL D &0 ) (72 & 2
I¥,Case and Quigley(1991),Clapp(2003)) T 5. MZ T, JelTafii L 7=Rrr /et 2 Lo iiE
23 415 (Case and Shiller(1987),(1989), Clapp and Giaccotto(1992),(1998),(1999), Goodman and
Thibodeau(1998), Case, et al (1991)).

I, DAEICBWTL, FEESHTSSEEL, IERLTETWD. 2L T, KE - %
[E - /P - A=A 7 VT T, FEBMEESERAWET VT ¢ THEROBRBEIM T, &
AEEnTng. DREICBWTY, REFESHTSNRET 2T, REpERRTISICR T
BHY AT PNy P TEDLT VT 4 THGOFEDRFLLEEN TS, ZOL 5729 T, ki
D~ K= 7R IENFFORIEZ iR Lo, L WEEOE A~ R = v 7 BOEEMitsaE o
HHEITH 2L OBRIZIZXDODTRX, 22T, H6ETIE, ~N=v 7 MiEEN 2 55
HRERMETH 5 iTiEEDOEICET AREIZEH L, TORSHELTRE L.

BAREZIL, TEEOZEDR N T HIGED FCHEE SN D MEERIRAET L) &,
[ 2 L TSI T 5 ) E W S RED T CTHEE S35 TS IERIFIRNE 71 ) OHEE (Case,
et al (1991) ,Clapp, et al (1991)) ZHFR & L, HARDEEMNIGOREZ NI LT L TOEH
EH AT ORE AT o 72, R TiiE O LB E b T, AARDEENS
NEFOEFR R Y TNV L7 v a R T ACHIGT D202, BEEH AR5
(Overlapping Period Hedonic Model: OPHM) DA% 7R LT-.

—HOIATIIZE T, FENGOEBEZRLZROHOOL, FHUTEYNTTS LIS E
BOREEFEITH U TIRE L2 b OIEAR. FROER, #H LIS BN ST < e
DT, WEHIEFETMEEROHEEFREINTE LT, I 2 TRESNIHEEEIL,
OO TERERENEDEEZS.

PLEO—OM5e4 8 U T, OB EIZBT 2 AEETGOGHRATEEEDFERE &, MK
IR & AEEENRS & OBIFR, B XK ZLIZ DN TO—ImE B LM T 5 2 &N T
b0 EZS.

DL D IR ORSEIE, BB E R O F RO BR R ORI ERTAG ~ DI 7~ 2 B
IZBWTOEAMMESZ 725 LT ND b D EE L TWA. BT, REIPESREHS DB
FoT, WA ZRIDTEWBLLA & 7o T D AEEMIFS R D 73 E T O EAUES H Bl E
FHI > AT AOFEBUZ AT TOHEMHIZRERI 2R T 5 b0 B2 5. AT, EHILBOR - £
FEOR - (FE4R A SO AREPESEBORIZR L TH, WS ODDORIBE 52560 EHEE LT
W5,
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F2F./N\TILAIRICE T ST B E S EED EIL'
-RRARE LT HE R REL T

' YZA#&|Z, Shimizu, C and K.GNishimura, (2007), “Pricing structure in Tokyo metropolitan land markets and its structural
changes: pre-bubble, bubble, and post-bubble periods”, Journal of Real EstateFinance and Economics, Vol.36 (2)
(forthcoming) A NI AEEL/=H D THD.
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5 2 EN\TILRIRICE T DA B EMEEEDEL
1L.AXEDOHM

H A O REHPE TR, i BRI B R 2 C,1980 AEARHIEEIC I AR L T2\ VbW B 3 7 LR 4
\2WN 25 F TR FRESHICH 72, F LT, NTVARERZICEBWTE, BRI FEN
fr, IHFICBWTE HR0L, AimopgEfzZ F.0 L LT EFERICIR U, WwWbwd I
TR EREAR KOV O RRESERR T U i 20 L Fipeh07e TERIE, DBE ORIV
AT A, % U CHEBARICO RGN L JE Lz, 2T, [T7UR5 ) AN i
EORREEA L, FEMIIIEORED TENEZ 72O THA M. & L THEOHTE DK
WIEDL~UUZHDLDTEA D D

ZHUT—REHT, 3 IORETEDLIICRZAMWNTH DD, FFZIUTHT HREIX
K TIIR. WS DL THfi] LW o400 N T 7 THE FlwaRitEsn ey, &
& THf) & LTBERZSX0oh, ZOHMHIR L THE TRV HTH L. LrbE
O LIZHfifE RO 5 b, FrCHE L &V D AR Lo THWr S v THEMRE] & o ik
HERNHLE D TR, M OT—EMe LiZ LIRS X 01, TofEEMikd s
NI S S BEMIRS T KR T < B THfl] A EL TV, B2 ) LR
filfiks D FEREE & 72 2 TSRS — T35 CORG MIitE—ITBT D 1HHIE, 1FE AL L NS THNEE
BB ST o Te Z 80, ZORELZDELS LTWzEE > THIlEE TR,

ARFEDOH—0 HE, B ARORGEMmEE « MRS, ST AN EORE EH L 7L
DORFERE T, EOKEETFEL TWDIONEHETHZ LIZHDH. T T, 1975 F0 b
1999 & TO 25 F M7 DAMEFEROHEEZ1T S . & <IZ, RENEILFEOMAFE L 72
WEWIRFEEZFFOZ D, IWEIREES A VT v 7 A EHEE LT 2 Z LAk b b.
ZITIEAR=w 7 - 77 —FI KD REEMSTEROREEZ1T 5. ZOMRIE, BRI,
TILEERE R E IS ORFE ORI HT=5. T LT, NTURE &2 0% OERE s
G & 72D NTIRRE NSO T MO e EFE T E N, O TRER LT- 2 L3 e o7z &
D IRHIRT, IR CHAT A 5 L, E L TR 2 L Wooffiia L. £0OREKT,Z OHH
DARBPEMAS RS A HEE L, 7 L CE DAL & BRI T2 Z & 13, REE T O 2407
L, BERMRMEZET 2 LT, b TERNE . BE Ik # A AW Z 0 X 5 7t
FHE, DRETIEMO THLNIEND Z LIl 5.

ZLCE _ORKE LT Z OBz T HUlioREN £ X 5 I8k Lizona st
AN BNTT 5 2 & ThD. RNEFEMMEOZEN L ABFEIGERCSF & Wole T 7 LV E A H
NWADEIZE Db DD, L0~A 7 allb~ YL TEZ D L FEEMELE - BTG OB i iES
SARZESTHIODRIT D AR, A 7 T DIEGHIZIED  FENLM O BAFO A7 E DB
AT THRET S, F2T, NTRET ST - STILRRER Lo - o0 BIRICER L,
HAT O AT FZ AR BE R OREIE D 725 2O T, switching regression model Z#EET 5 Z & TH L)
295, ZOarad U<, N7V ZE T R il O ZZ B CHT OIS E D L 95
WL LT=D BN ESND. ZOREE, HiioZE#EEEEY~ A 7 2/ L-ULTHLMNIT
T5HZET, HUMKER ARG 272D OEERMAEZGL LN TE LD EEZ 5.

BONTAERE D L, PRI T 1975 AEH—IER A 1 975 & XTI hvE
BT DHTE 70D 1982 HRETIZ 231 fEETEA L, 0% AT VRERFEIIZHBW TR b EVK
YEIZ 70> TN 1987 AR " PUERICIE, 16.68 fi5E TIZEL TV o, AT VRRFIZEAT D
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ELRTE 725 1982 A & Holge U T b MTAEM ORI 727 5L, b TRVEET RS- L.
F72, NTIVHREEZ R TC,1999 FEDEE T IUHENCRBUNTIE, 1975 45— TUEZ 1 95 L 1.90
DRI Y T TZRNT DHERTD 1982 FROKEEQ3NZ FED LB AT LD —7
BEDKIIDO—F T I LT, Rl TIL, 1975 58— A 1 L35 & NTA0RAE
THRTE2D 1982 FRETIZ 234 (FE T LA L, ZOBR AT IRFINZEO T b EL kI
272 > CWEIREATH 5 1987 FEDOFIUNLINTIL, 1037 15, T ARBFICEANT HERTE 72
% 1982 FER L ST 447 I EF- L QW= Z ER o Tz,

FEUN T NTIVR « STV - ST L0 3 DO IR T RENIE T4 O 1E D2 LT % il
Liz& A, 3OOHMCHZER « FEM & HITMHEEN (L L TS Z L BHEE S,
RS, HERTNE AL, FEET LTI AT VD B XTI T TORBURERTE 0
Z ST OB BRI 3 U CRo A 5. 2 2 HURESORITTANE IR B 2MIlFS )T L CIEDR 2L LT
B NN TN 2 E o T2 AREEHIE T /LTt HIfE 259 5 A8 7254 (Cros Term Effect) 2 /L
T B E, NTNAL - NI« XTI T()=(H) ()~ EFEREEL TV, ZoZ &
3~ = 7 BBOHEE L C,2 b THERMBE L 700 M iEDE I EBE LI~ F=y
7 B OHEE DO BEENEN ] 5T 72 o 72

2HEEELCEZER LA F=y ) BITRBEMRIER D HEET: Switching Regression Model

T@Fi FEDOMBFE LRV E W) FHERZ RO Z & D, BRSO L2852
HTeOIZIE, WEAFE L2 BT, Mt LTikd o2 kO b5, LinL, B
mﬁ%hﬁ%%mbfw<ifi D X O TR ARENET O TG ) LT
LW oA BET 2 UNERD 5.

REPETTHIL,E0E « & W T2588 A 7 T OIS0 Z OO EARE I, £ 722/
EAROFE DOF L T CAEEBON MR N L, TSSO ORI L T
ZENTREIND.

FRIZ, AARIZIW T AT VRIS T & 2 O% ORREBLERRE C, i En RE < Bk LizZ &n
THEEND. EONT AN TEFUR O REFEER T LI AR, Fl ik o R SE O ks
0 EF U2 OMOMGET - (FERAMALHEL L Tholz, 20720, TESINE OFFD
ZALTZT T2 < FRCHTTE A b & UC, R FERHANE 2, $IE T (018 B 3 T oL
LT - FEONHIN K E Kb Uie. BARAIZIE, BT RO O HUSI S 3517 5 s
lFE O _EFICEO (BRSO T M T, EM A~ SR X7z, & U CRBLD DBEN 728
IZBWTHEEMEN LA Lotz E7, ST AW CL BRI A A0 - 7o ek
H72 THIES 232 < F84E LTz,

LU AT VEREERIRIZ W TIE, RLENFR] &S d X O ABpEffits a2 52 1)
T, HDHUR TOBRFEED DAL KD A7 ¢ ALV E 2L, R EENS KR Sz,

Z DX 9 7RG EREICEMET A 7= DIV, A RO HFHEHIEIZOWTHANERNH 5.
< RA Y KED K9 7eRCKEE EN T 30T TR O B0 - Hvk F#s#a - B &2k LT,
IAHZRFHERY R &L 0 SRV G- 2 BTV D, L L, BARIZEW T BT OB - i
F RO M S B S IR S RIRE T H 5. RIS, I 2 BIHIRERIECR 1%, 2 R
I DD, Fiz, FHOMRBHRIAS TH D120, 47 4 AL - FEL BT, FHL
UVEEE CHAFEAS LT 5. 47 4 A MZB WL EEL - KEUE 2, OALZIZ LD
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ELT, MEZOLORKEE L. FEICBWTH, O TUL, U302 LRS
NI &9 RS & o 7o s, — i & 72 ) OFAHEEN K E < R D721 Tl KB - @iEg~
YavinBG L EBIZ, TIAN—ICRE L TREERCA T T ENEL 2D, Tu—Y T
DOIAN LV EEFEOENS DI D, KER « VAT AX T U X a T4 VAT AR
EOBRMMN LV KFET D, REEOT —XPEZETE D7 01— RN RAORIERR S D
FEOWED LRNEFR I

ZDT, HAROAREFETIGIE MO FEREE & g UC A iiE A2k L3 < @)
DEE DS S FN & W To BIE T, T EE OB R DR Y & WV o TR 2 RO

Z T, AW TIL NTVET « NT A« ST NZIZBWCHEEER ED L S I8 b L
=Dk, MEHET VAR L IHLNCT 5.

3.7—4

ARETIE, OOREICIT 2 HlEHROMRE & a7 FEE AW T T Z L 2B E L
TWb. ZOTDITIE, FEHINTICIZ 5 2T —F X— A %S5 Z L 6IX Uik
TRHIRVN. REITEIT Do giil & U Cid, RESEME Tl BARD R b B2 RN HEA 72
WCh D HEHTNHX « X - #EX A, FEfik e U O bRENRESHTH D HIK
HEARX 2GR E Lz, PFEEMOSHTRIEHIRTH 5 TR « gk - PEKIE, TREXIT4E
PR BE 23 F LT R S DR YRR | TR FR S AL 2 PR SERERR 03 WS DX E T BRI BN SR D 28
% NHIL TV D &V o TR A R, [EEHONHTHRIE Th S A XL, AARDORER 726
MEEHEZA L TOD(E 2-1).

s alil Adachi
Kita
Katsushika
Nerima
Toshims Arakawa
Hakano Bunkyo Taitou e
- Shinjulu
Sugttand = Edogawa
Chiyod:
Shibuya s Koto

B 2-1L.9HHRTIT
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BEIHEHT— 213, H1EE4HTERELZL DS, 2O CUIREEEELORIAR SR
TWED, BIECIIA S —ICH AR &I D L 5 1272 o 7o, BRI AR & L CTRE Sh,
DORHRIZE DI > TIUET 2 Z L IFREECTH 5. £ ZC, AWFFETIL, 1974 225 1999
FEE TORFHND 3 K(TACH - P - gh)pg2at 8,315 4y, HHAXEH 10,888 F5 % LA
TOXITUTEEE B L, oTHT—% ~E B L7z

£P, T —F OIEZT, F—EFT - BRI OO TEBRAFET 5 b 0P, BIO
B FEMICTAR DD B O (DF D BENFFRMEDN L OND B D) 1THEER L 72 ZIZE
¥HEATolz. LoL, FedllEFHICiT THRS: L4A(nd)) TRTAERES: RM(em)] a0V ER) B X
O [EZVBRE COMEEE: ST(m)) [BFER: YK(%)] 72 EDOFEEM L TRENHEHIZOWT
b, ZLORTDANEERH DY, £ Z THEEIFEROARTLAR LOICOWTIE, 1987 ELKED L
DIZONT ORBFEF BB (LHEG [BR T —4Y) OF —% LR SE5 2 L TF—4
IR L7z, VT TREEKEE (10em) | THRF VY B THEH 0 RE COREREm)) T4
FER(%) ] IZOWTE, REEAT —F DIFELE & HICHER Z L OREREDIZLHDE Lo Tz
MRS L. ZoOREC LT, Fir —#BLIOMtREMRT —2%2~x—2 L LT, BV
v MEEHE) BEO BT —2X—2] 21 EI2 GIS Eic7ey hLZET,  ThimE
HIEE ] TRFVR BXO THRFVRE CORERE [REE) 2HIE L. ZhbDIEED
T, Fa¥E 1,738 = - (EEH 2,807 HHIPEER SN, M ATHET — & IR KT O
3 [XpaEE 6,577 4, BRI XA/ 7,991 FH & 2p otz Ak B2 5 LTELNZ
FHNX L TH TN LI v a b AT RAEZBETRETHDLN, AT ADOHMEEDT
BERARELTNADT, UUTFTIEELZ v a v A TRIERT A2 235, F7-, DT
DB TIL, PEEHZ RIS L Lo T3 D S XAER LT —% %, (FEHOSHT
TIIBAAXOHLDT —5 % Tl & 7o 7.

ZDXHELNIZT — X DEKIRRIRER 2-1 17T

FPREEHARR L, 1974 £ D 1999 FEF TOIICH- 28I W) Z & b H Y, &K
/IMIEC 38 JT I B ERAE TR 3600 J7 1 & 100 (555D EN D 5. (FEHliks , e/ MET 10
T, B KA T 400 T 55 & 40 [(50ENH D Z ERNDND. P TIE, FEEHTR 500
T, EERTR 74 THE 72> T D HIEEIZIW T G, REEM I EIMEIL 209 i TH 503,
30 M2 2000 MFYE CORI AN H D, ETH G FEREIEAMETIL 168 mEe>TnD
2331 M 893 M & KE AN D 5.

DO XD oA ROt T — 2 VT, WWEOKEZ PR LTz~ K= 7 BIOfiks a4k
EHEE L, HUIRSEIC OV T OO A HED 5.

25 I, [B—(ET R —HE R A TH DD T O FHINH LS E DY, NSOk R
DIFENRHD. TIUL, %R T DI DM R DT D ThHD.

3)IOLIZEEIFHI — R OTFEER, #E LORERO EMESI AR RS THOTHS. Y Fndme
ZHIMHECHYR L THEL A LT AE THAD. 1 13)bBH.

4 YEFOFE RENEAE, B 62 LSS EEIFIR CEELSN TS, AT — X I BT BOR BE == (R - A
IZ&5.

5 WERESHIZ T — 213, (ET — 4 - Ha IS8 S EME e s L L T ey b2 S TEAR) o 1= F45, B3
FFRIGEINE ) 7 CERINSTHEHITHD. FOWEIL, FEVIROHEE - BRETOREREORIEINTEA, 1EK
(1998) i, B5 | FHNZFLESI CODERE CO RO EIZ DU THL Ta.
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PR S TR X o g X - i X

F 2-1. M5IEH: EHNHEE

Variables Average Stal}d?rd Minimum Maximum
Deviation
A& (M /i) 4,931,230 5,205,692 380,900 35,997,338
HiFE (nf) 209.63 262.51 30.11 1994.64
AT T 7 W& 2 (10cm) 135.95 101.23 40.00 540.00
I 0 BRE TOFEREm) 352.50 243.21 10.00 1570.00
AFEER(%) 564.09 136.29 200.00 1000.00
1974/01-1999/12 n=9,682
A AR X
Variables Average Stm,ld?rd Minimum Maximum
Deviation
fifiA& (M /mt) 743,350 475,979 102,850 3,963,415
HiFE (ot 168.82 129.04 31.00 893.00
FIT 1 28 5 8 2 (10cm) 52.96 32.01 20.00 450.00
0 BRE TOERE@m) 742.60 421.29 11.00 2470.00
1974/01-1999/12 n=7,991

4 HESHER

4.1~ Ry ) [ERIEBOHE- EXETIL

PLED X TR SN2 T — 2 _R—= 2 T, SWETEEE e 2 HEEt L, Thick > T
HUTDRFR SN2 543 5.

RENFETIHE, T X CORBFENRTRE TS TORIZTEE ST DD TIERW. 20 24
[FE ORBFEENFIE LRV, & W o TRk A FrD. B Mg LR — O CHG Shvd &)
TEIRFEALEL ) Lo TEHNTS U T THE) - TRTEERIES ), TAR] Sonik
DI, ThRFVIR, THEVDRE COERE, HLE COR] OMAGLEICBNT, [F—
DORBEDEITR D Z & 1T,

ZDOZ EITEMAIEEA L CIIRE RREA A U D Z LS5, FlxIE, BEIEGT —% Dy
B CHEA OEIS X 2 L L5 & LGS, e EaimEROmENIAL, KEFVRET
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DAL E TORI7E & ORISR ER I PROICIRG] SN HAE, TR o b
Ly Reh A TS, BRI U TP R 2R 5 a 00 5.
2T, ROE D I K= 7 B RE LB O R (A5 = & 295,

logLP, =a, +» a, logX,+ Y a,* RD, +> a,,*(log X, \RD,)+> a,* TD, +&
i k ik ¢

LP, iff¥E o5 s D Ay (HR 515451 ), (£ =1975...1999)
X, EER AR
X, = LA : Hif& ()
X, = RW i EIER (10cm)
X, = ST IR E COREE (m)
X, =TT :#LE TORFE (57)
X, =YK :FRERTEE (%)
RD, :Ih#R A X — (k=0......K)
TD, W4 I — (t=0...... T)

-1

5 | BRI OHEERE RS, T 229CH D, £, VEHIHAT ORI 2 X —HEERE RIS IS
< RERFI 7S 2 LA B 2-2 1T T

B BB B\ T, PEZEE T /L C B RS L ERR S 0.889, (EEHIET LDOZH
T0902 LRI OBENET L E LTHEE STV D, HEE SN BG 1 HHIET S A
VT g ATERT DL, BEEMA Ty 7 ZITBWTE, 1983 EWIEED DA 2 _EF- LG
TWDDIZHK LT EEMA T v 7 AT 1985 F1%-0 0 ERZ IR TN D L N> T2 ER T,
FRENC T TR o T E PR MICOIER TE D, THRONRE—ANIEHTDH L, Gkt
AT 7 A9 FALH B AP T30 4D 1995 FREHIT 1983 -4 4 DK HEIZITD & DD
HY TIEHEENHALT D, EEHA T v 7 ATIE 1991 4EEN S FHEBIIR L TV 5.

F 7 SRR L OMEEMHRE & HIS, 1986 05 1987 FFIC/niT Ce—2 &2 —Hllz 5 4
DD,ZF D, FHITHZL, 1990 HEIC ZFEHOE— 7 22 T\ 5. Z UL BEHEBX ) S &L
HRHF LKA 13 U oD &3 2 HOGER IS B U 7= 1%, 1R Hiufili B3 o N B R - C& 72
72O THD.

SIS AKEDE—DBHITEH DT IR« ST VN S TV AREEINC 3 2 #2854k % B
ST 5.

F I PAEHIAE W TR 1975 FFE— U2 1 &30 & T ARHAET DHHTE 725 1982
FERETIZ 231 FETER LTI 0ot TO%ATAREICBONTRLE
IKUEIZ 72> T BEIE 1987 AEDHE NI CTH 0 ,16.68 5 F TITE LT-. ST ARFIZEA
THEATE 2D 1982 AR L e U CH MFAFEMORIZ 727 5L, OO THRWHET RS L

6 YREO—HEORFHINTIL, SAS version6.12 (1285, 72383, FURHTIZIIT DZEHGERIIEAY, FRIFFRLLARVRD,
L EAE .
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T2 NG, EOBRNTIIVAREEEFRT,1999 FOH IRERICIBNTIEL1.90 ETHFELT
BONTIZEANT HEBIOKEEE FAS LI AT LOE—T ORI GO—F TREL
TV Z ERPLMNIToTe. ORI BREERNL S, NTVEREEN HARIFIC G 2 T80
REZEHPTHZ LN TX LS.

CosR(EFZ I

1

Index:197501Quarter

0 T IrrrrrrrrrrrrrrTrrrrrrrarrrrrrrrararararrrrTrrrTrrrrrrrrernrrrrrrTr T rrerTTTT

1976-2Q
1977-4Q
1979-2Q
1980-4Q
1982-2Q
1983-4Q
1985-2Q
1986-4Q
1988-2Q
1989-4Q
1991-2Q
1994-2Q
1995-4Q
1997-2Q
1998-4Q

B 22 EIB/HlATYIR

foe N CTHEE IR T 225, 1975 F5F— UM Z 1 &35 & AT ADRRAET HRETE 725 1982
FERFTIC234EFETEHLTEY, EEMO FRKEL IZIEFETHDL Z ENbnE. OF
D ,1975 =05 1982 AT /T Tl paett - (e & HICRBRED FREZR L QW2 W9 8T
Rz F5D. ZO%, /T IRREHINCIBO Tlie b @V VKIEIZ 72 o T2 RERTIE 1987 AR E5U Y
YHITH Y PR B — 7 IS AEREREN TV 2 E 3o T2, T OKYEL 1975 45
LT DL 103715 TH Y FEEHO EHAKBEL D ISV, NTOVRIFIZEAT HEATE 725
1982 R & M9 % & 447 (512 ER- L TRV, FEMICH T 5 EFEEIE, fEEmE D HE
ST ENMND. ZOZ END, FIEMICEWTH, RE REENENEAL T2 &N
INBEIND. FDKk N TIVAREZRET,1999 FEOF IPEHIZ B W TE, AN TV E— 7 R IT
10.33 £ T E5H U CUAlifg A3 333 OKHEE TR L7z, Z OKIEILPHZERD 1.90 LV iZ&EW
IKHEIZ 3 DS N T IV D B — 7 BEDRI =5y D—DKAETH 5.

Z OFEFT IS 1,1999 AEBEPE TII T LRREEOFRESGERICH Y, TORIZBWT,
PAZEM L FREICE T, SBHICRERTHEEL TV ZEERNRLTWWEboEEZX BN,
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& 2-2. BEIEHIEAE: HEEHER

Dependent Variable:Log of Land Price per square meter .Method of Estimation:OLS

Commercial Area(Chiyoda,Chuo,Minato Wards)

Residential Area(Setagaya Ward)

Variables(all in log except for dummies ) i Coefficienti t-value Variables(all in log except for dummies ) E Coefficienti t-value
Property CharTTteristics Property CharTTteristics
Constant 9.734 43.965 Constant 14.871 88.581
LA M (m) 0.092 11.047 LA M (i) -0.074 -21.748
RW -3t B E (10cm) 0.303 38.960 RW :iE #4% H (10cm) 0.296 35721
ST :fi 7R E T O FE i (m) -0.063 -5.958 ST :fi 7R E C D EEHE(m) -0.069 -13.463
TT 460 F TR * -1.040 30.627 TT R0 FCORETE* 20372 19.098
YK AFEZ(%) 0.822 29.143 Raiway/Subway Line Dummy
Raiway/Subway Line Dummy R 0.206 2.944
HUER. -0.642 -2.173 RIFRTH 0.484 7.627
ALOPNHR -3.110 -1.312 ANEEEY 0.437 8.539
H E i 0.722 3.226 FOBEMR 0.434 5.307
L PE -1.496 -2.478 LA 0.733 6.652
ST 0392 -1.508 i FH R -0.262 -3.721
T e R 0.124 1.305 Cross-term Effect by Railway Line Dummy
o — AR -0.804 -3.064 LA < /NHZ 0.022 4357
B i 0.201 1.715 RW x it I -0.191 -3.481
o -1.789 -1.795 RW x Hif -0.124 -3.903
Rt 0.149 5.240 RW x RI:HT -0.152 -9.877
Cross-term Effect by Railway Line Dummy RW = ¥R -0.070 -2.814
LA x [UDOTF -0.056 -4.281 RW x HEESTH -0.069 -5.900
LA x §RJE -0.035 -2.480 RW < /NHAZ -0.054 -4.388
LA x QA -0.027 -2.189 RW x RE -0.028 -1.693
LA x THCH -0.138 -3.800 RW x {EHA -0.031 -1.462
LA x [RE -0.061 -2.926 ST x RHMT -0.029 -3.894
LA x —H 0.055 2.367 ST x Hff -0.057 -3.815
LA < HifE 0.025 1.553 ST x /NHZ -0.065 -10.790
RW x LOWN 0.815 1.682 ST x FDFH 0.020 1.606
RW x A7 3R] -0.072 -2.920 ST x HE -0.020 -2.213
RW x =H 0.096 2.663 ST x fHA 0.059 5.672
RW x 15 -0.071 -2.963 TT > HEESH 0.030 3.304
ST x |[IOF -0.222 -12.183 IT x Ffgd -0.192 -7.752
ST x §RJEE -0.035 -1.539 TT x R+ -0.134 -4.118
ST x HA -0.108 -6.350 Adjusted R square=0.902
ST x Py -0.052 -1.630 Number of Observations=7,991
ST _x 47T -0.146 6.673 | Base Line=HUf - [ FEI#R T
ST x —H 0.060 1.675
ST x Hiik 0.064 1.554
YK x |LDOF 0.092 2.345
YK x $RJEE 0.208 5.427
YK x HIER -0.054 -1.825
YK x HJH 0.316 3.167
YK x T{RH 0.536 3.878
YK x A AT 0.233 5918
YK x i 0.260 1.577
IT x [LHDOF 0.367 3.930
TT x HA 0.194 5.538
T x TAH -0.839 2.570

Adjusted R square=0.889
Number of Observations=6,577

R D E BB E TORDIRZ FH] 45 Lo B [H] - 2578 TG ]
FBEERROR <87 « B - M- BB - d5- B - RTRHT)

Base Line=[1I F##
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F 7z, TR RIS SRR TH D Z L OREEE 2 5 & EFIZET DEBLEYGE &
STEEEIZLEZ LN, FERE/NELRoTND, L) ZEEEZBND. LLEDOSHHND,
FEEMIIC I TIE, PR & e uUE, ST Al T 2l ERR S NS L F NS
NVEARIOKHEL D b @V KEERAERF L T D Z &V oTz.

4.2 BETEEMR L=~ F= v V[l IERDHETE
(D) EETIETAMZ&EBZ /T ILED R

fEWNT, AEIPEMMFERERICE R T5. AIfiClE, 127 v 7 AMORERS A BT
HY, KR T v 7 AT D4 2 —TD, OHEEENEE ThH-72. L LAREE
DOAFSFERRER A, HEEHHOT_RCEBEBL T ETHD EIHETE 220

ATFICHRIZQ-DIC S & D HERTCIE, ik & AL & OBURITIFFRICLER ThH Z L %
AifEE LT e, L, ZoOREROIEIIIRMENRH D, FrARZEO DS REIL 1975
NG 1999 4200 25 IO T= 5 RHIEITH Y, Lt b d [T DA & fRlE
DM FEELZ D, HENEST-KELTHD Z EITBELIC V.

A~ R = 7 BEEHER DO BROREEZAL O ELY MWL, B1121E Smith and Tesarek (1991)
T, BB i a5 Z LIIREECH D & L, T—FREE0E I L- BT
I ZER LT D, 7z, JEEE S O—EHOMIE(1992, 1995, 1999) T, AMIT & [FERIC
R IFEHT—2 2 T D0, BT EicTr—22n%IL, ZNENOT —FZREHIXT LT
R=v V7B EHET D L &b, AR EROSFREMEEZ AT S Z & C, ERERE
L COMETEFEREER L CT0D. L LT — 2 B2 DB LEA, OB
DADEAT D T L CHMICR e B A BIE3T 2 2 L BNEE L 72 2GRN, 26 6 ESI).

Z T, AFRIZBWTE, #EEET A &1TH 2 & CRARKO B S E M L, R &
— AT LD uREEAND L TH—~N=y V7BSERHE LT, 2L TA T v 7
AEREETDHZ LT T 5.

—WRIHRER LT A ME, BEALE (RS BBEHOBAT, o, 22007 —ZRHINE
L7z L CORYREREB B OMEMNT 2 FTh D, T A MHIEIR, BZEHEO BT OWTOMRE,
SE Vo=, DIHAL, o %’ DEFA L TRRD. BEHDOSENE LWES (0=0)) I3,
MIEAFIEROMEEZ B 22 5. RMEEHONHNE L R2VES (6260 13, WnkeEic ik
S EEHME  (asymptotic likelihood ratio test) 72 &% VY, —2log(LEEH) 43T 5 2 & %
FIH LR ST X —2 2GR TR 5 2 L1270 H(Amemiya 1985, @it 2001).

LML, AFFEDA T v 7 ARSI, [TV Mz G0l ch s 2 Lk
INTIAI « ST N« ST NAZDOI OO HEISND EBEZHONRBERTHSD. ZOEAIT
I L OREE 2 DT & 72 208, MEEELARRINTH D L\ D FEHE & 72 D . ARG
FelcBWTIE, RS ENT A I —(BB,, ,D)B L ONT N4 X I —(PB,D)Z T,
AIC (Akaike’s Information Criterion)iZ £ ¥, HE&EZ2 b ta 35 Kb 255 1 UalEl & U CTHRERAIIC
L, Z0t%, FREFRICESSHEEEIT 2 N &1To CEORGEETT Y Hikza Lt b L b L
72D, BARE9IZIE, Q-D)ERQ-2)D & HIMEET 5.

Y DL FIREIZSL T, Garcia and Perron (1996) Tl, 2[EHEEZE LA B OOREEIA VAR R THOEE
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logLP, =a, + Y a,logX,+ Y a,* RD, +> ay(logX,\RD,)+Y a,* TD, +
i k ik t
3 s (10g X, YBB, , D)+ Ya, (log X, \PB, D) +¢

(2-2)
BB,y D : XTIV X —
PB,D : /T AR I —

F91a [TV T, ST VOB L 72 D08, 1980 & ) & LT 1990 4 F TORI L L,
INTIVAREI A 1990 FELIRRICHEL U722 & 2 E L72 EC(1980 = ta <1990 ,1990 = 1b), PE¥
HET IV, FEEHET AZNEIUTONT 5,550 K Gl 11,100 &) OBEHEEETT 72, AIC
WCEVHEESNTETNAERIR LI L 25, TROKTNRTI AL I—, NTUET I —%{Ek
L, BIEBHEEZTTO 2 & TR INE L R D 2 &3 nhoTe.

& 2-3. BEELRORHER

T V(BB D)
From (ta) To (tb)
PA¥EHET L 19834F1 H 19955212 1
FEMET L | 1985410H | 19914712 H

# 24, BELTETAFOBRELRER (F>Prob ¥)

[BEHETIV]
Pre-Bubble vs. Bubble Bubble vs. Post-Bubble Pre-Bubble vs. Post-Bubble
HiAH 0.0232 0.0001 0.0001
1T 1 2 R 2 0.0057 0.0001 0.0001
A VERECORFR 0.0090 0.0023 0.2324
Ly E TORER] 0.2072 0.0458 0.3282
o EEE______oed i 000 i 0009

ALL* 0.0001 0.0001 0.0001

*HUEE, AT E R B, KA VBRETORERH, .0 ETORH, ARROSERICE T2 —FMiE

[E=EhETIV]
Pre-Bubble vs. Bubble Bubble vs. Post-Bubble Pre-Bubble vs. Post-Bubble

Hufk 0.0001 0.0001 0.0001

il T S R B 0.0001 0.4385 0.0001

e FFOERECORERH] 0.0003 0.0465 0.0001
_AhoFTomm | _ooe0l & ____ oot _ & ___ 00001 _ _ __

ALL** 0.0001 ! 0.0001 ! 0.0001

*HBFE, i B A 0 L, i 27 DB E CORFIR, A/ £ CORFIRIDALIKIC BT 5 TR e

{\Z*FLC, Jushan and Perron (1998) CI3AIEZA b DB/ IAEE 2 LA LB IR 7 — A ZRHL TOMBIEE LT
ARDIFIEETIRL CD. ARAFFE Tl tractability OBLSSOARSCH O I fEE/ 27155 BT,
8 ) F>Prob shows the probability of equality of regression coefficients.
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72770, ZoOX s sTL, HHREEEICEES< %@T‘&; D, O THREER LR
BEZ>TWND EFRLAV. £ZT, ﬁzs;%mént\ﬂ WX 0T — A 3 BRI OE
L, GEIESNT 3 BEOT — 2% 2 BEOT — X BT OICHNHEIL, F HatRICE S S
TANEIT, HEILOARAEFHEMET 52 L & Lz, WA - EEERBEELT A

MERER 2-4 17T

FHRN BV TS OfERIZERITIH 2 b OD, ST IR « NTNVH - XTNEDOZFh
TNOHBNZOWNT, PEEMTET /L CIEEE S 2%, FEMET LV CldFE 4 BB+ 56—
FERRE CII(FaEMT T VAL R (T T T L/AlL4 BRWEEZEDSE Z > TV D 2 & A
RS,

FIPIHEMTET L TH D3, 1983 5 1 LMD E 1995 4F5 4 TUHEHID 12 4 & v 5 R
EATAIE LTS, ZHER 222 THD LMo ERAEE - 70805 FkICEs
U721, PRSI LT 20 & —83 5. oF 0, MitEOELE T LR Z 7 &
Lf%mbtk%z%né.%@ﬁ%fjrﬂ7wﬁj&moi@%rﬁ%ﬁﬁﬁjkaot
FWEMETHAD. ST, 2O [EEFETE] LTS D% THOREEICEER 6N Z L0 b,

U LISEISSansi&im éﬂéi T, TRTIRREE] DRREET, TOIREEICRE 7=, &2 5

DIFREY THDH Z EAVREBIN TN D.

—J7, (EEMET VT, ATUVINTHIO 22 ERHE —K LT\ ZOEKT, N
TOVHE, NI, RNTALBEVI DIESEb LWL TH DL E WA L), 2ok I ITEE
L EEH T, BEZLOBEWRICHENRSH D Z LICEEE LT 70,

) BEEIEZESTAF=—V/HEEBOH#HTE

VL EDSHTRE 252 T, RS AN L= BT A2 5. BRI, QIS
X, PAEHET UTEBWTIE, 1983 4F5 1 TIN5 1995 AR5 4 U125 L C Bubble &
2 —%, THNLEIZOWTIL Post-Bubble (X V) IEREICITRMER%) 4 I —%21EkL, Zht
HIFE - BTG ISR 2 - BN E CORRRE- B30 F TOR - SR & 07 v A A HFAEBITMZ 5.
FEEHET MTOWNTIE, 1985 R85 3 IUHA 5 1991 4257 4 U1 % LT Bubble 4 X
%, FHLAEIZ OV TIL Post-Bubble 4 X —Z1Fpk L, HUFE - RiEERIEE - BRE COREHE -
ROV E TORR & D7 v ATEAZ BRI Z 5. REEZE LA Nk U 7= B | SR O HEE R
RER 2577

£9°, BSIER - FEEMBIENCE R T 5 &, A HEFEEEIERIT 0.895 & XT AL I —
D 7w A A ANRWVES L HE LT AIC 720 T2 < B TS e b ik S,
FHIERBA A D NE T L E UTHEE Sz, HOls - RTfEKIE S « SFERNIET, RH VR
FCOHEE #HOE TORMPATHESNTEY, EEMRER KT 5.

HETE SNTAEEZAL AR Lo~ R= v 7 BA & L e T L, (EEET L ENE
BT EITo72. £7, MEHEE ORI R A IRiR 7 X — MR ER & o7 1 2
AT 52 & THLMNI LT, VT AT AL I — « AT NEA I — LIRS TR & D
72 AEESNTT D T & TSI LA« ST A ST MSHEES £ D L 5 128k

9 YT, H TP ERREE HIEEAEL U CEEGRINAE L5/, A <AL 722038
%ﬁéhm\é TN, BB AIC EHEIZLDITO LRIREIZ, Mallow’s CP HRIFFICHERL, ESN WD EE
MezR L= L CETF AT L.
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L7eD o Lz,

(3) .M R E R )t iR 4R B X R

HADOAREEN S, M B D TREDEWTH 5 OO Tz E Take LTE
HUNTVAERICBWTL, IS FE LTV 5. Lo U AMiREEE & W o - Bk T, 22
NOMIREFE %2 2T CAEEN B2 5 Z ENTREND. £ 2T, HUBREREICES < ik
OD@W_OI/\T WrE1T 9.

ZCHUREER & UL IBRMCE B Lz, ofrstgi= ) 7 T 5 BB XL, $kiEi s

FEL _%Vé LTS & IRRRBRRS & & B ICER B B HIBA RS 23 FEhE S AT X 72 s B
EZDE NN O D Z E AR,

@. it Tim o) Mgt

TERTAS X —IZ3E HT 2 & ILFHE - ILOPHR (Base Line) & Fiik U CERIEERR(-0.515) - HPEHR
(-1.033)234 T, H FLAHR(+0.635) + IEFR(H0.927) N IEE L THEE STV,

SUERIT, BEARTR L EWHTFEETH 0 Llad < 2@ 278 2 FifG-o5e / Ptk 2
WD, ZIVHHE T HH ) N S W EILIRE . FDT-OBRRER & @ Cross-term Effect |X1ET
HEE S TWD(H0.197). ZAUE, BUED/ NS WA e DI FFERICKT LT, ot
I & bl U O AR L TR R B2 TV D 2 ENE X BILD.

WPOHRE, BAAE - F50T & D o TP RIS T ARG DR 2@ 5. BIFE T, RS
- MOFERTOHUR I E S ORISR 2 NS 2 ) 7 Th 5. TSl G, Bt/
KA 7 4 ZAENVIRE. E DT80 SRR L FIERIZ, FE% & @ Cross-term Effect |31E CTHE
E SN TUVH(H0.301), & b\otiba_@fﬁ%%z%oﬂ\é EDyIo T

H EEABI T, ASAARSCE ARG ST 2R ) 7A@ 5. SRS, HA TR Hflik AN
EWTZ YT CThbH. PaEMIEE WO MR ERD, BREHLE U CTHEEEBOBENEVEVD
MAEZFFOT Y 7 ThDH Z LD A 0 BRE TOREEEE O Cross-term Effect |38 THEE Z41TC
V1V 5(-0.128).

HORUER - AHETERZ & %08 5 L FH I BN K E RBAA LN 2 &0 6 HIFEIC KT 5
Cross-term Effect |38 THEE S 415 —77(-0.028), ZFEZITKIT 5 Cross-term Effect |3 1E THEE
TN D(H0.064). F 7 5% D BUE CORERE L @ Cross-term Effect %ﬁﬂﬁﬁéé TN D (-0.245).
BHBREL S R WEHIA N2 & 0D G RN K & < 72 5 72 DIZHIFEIC ) LTI & THEE
SN D —7 R OREN LT WERERD EOT Y T TR @IS 23 Thiu T
LT 0D, Fio, o) T L U T ERE NS RGEMRY « A7 4 AEAREREL T
WO TH D Z LD B BEENLD 2 & THUIAKEEDMELS 72> TN D Z LD,

Q. fEEHTTIZO Mgt

ERTAS I —IZEHT 5 & Bl - HERETHR & Higt L C(Base Line) & iz L C A A
< (-0.296) T R TOIBMR T IETHE SN TS, ZORE SIZEHT D & A THK+0.588) « B
FRHR(+0.551) + KIFITHR(+0.463) THISHIIZ R & L.

HHEAKILBERFMESCH BN T, Fx7) - BIUA, £R3E3ERRTE W oz BARZ KT
Ltk EMA AT 5. HEHAG - B R 3RS, 4 7 - RILEIERFFERTHR o 75

48



G EANEEFEE AT i

B Tl ﬁﬁft&fhaaé! BRE COMEEE $1Z, Cross-term Effect |8 THEE STV A.

Cross-term Effect DK SIZFE H T 5 & EHIEEIZE U I idE R 2 A9 5 kLR - HE
AR TZE DR DOEENRKEZ V. DF D, ﬁﬁ%ﬂ%é K& ST ERASBEORIBEL L 72
S TS Z & HIE S ERIRERK 2 A 2 MUl Cl B AR O R KUG YO EE L LT, 78
SADFERETWL LD EEZZ HILS.

BV BRE COMEEIZEIT 5 Cross-term Effect |3, HASHRE « /NHEER TREOEENR D, =
AUHIRERCIE, N ARERFE L TR 0 ik = Y 7 CTHRGE M THOIL T DR H T
HHDLEZ NG, Fio, B - FFOIRFRTIL, Cross-term Effect X IETHEE STV 5.
T AL D HHE T MO i & DHLEHZ 36U T ERE TOEBEDO B Z R 21T TN Z L IT7
5. ZOEME U QLRBOBEENENE W7o BN H WA LD EEZBND.

LLED I 912 it e B & Lo BRI A8 B % & pasEtie 7L - (EEET L & B
MBI K 0 SIS N e D 2 &3, 1pif A X — & B R EIASTERCEER & D Cross-term Effect
DT ETHEfRI L. 2O X ) 7T 1 o u%@ﬁ‘ HEVHE A DIBAF NI D & o T
Z L HEZ LIS B ORE AT DIE WAELHTWS L0 EE N5, R

EMExGE LT~ R=y 7 Fﬁﬁ%?ﬁmﬁ_éw LINGDOMREIRMELTEET L E LT
HEESTDHZ L OEMENREIID.

TN T AMASAEIE D IRFFI 72 I DN T 217 9

(4).\TIVET- T ILER- N\ T I B DEHRIEED T
. EFEHTIHEORIEZEL
(GRAZYFE T - AT ERIE 8)

HAEIZBWTIE, NTVIA I —L2 D7 g ATHT +0.083, NT/VEX I —L D7 2 AHT +
0.060 &, /TR & T D L BURICKTT D ENIRL 7o o TWND DD, NI AHINE AT
VBRI 7o o TN Z &M FeA D, —JF, RImBERREIZOVWTIE, ST
I—LDOZ B RAET +0.111, NTNELI—L D7 1 AT 0.158 & HFE & 130252280350
{7poTWD. DFED, by 3 KOMEMTETIX, &fE UCEER N aTRE/ B4 2
7o EHUZRIT 23R8 7o TND 2 DD, 72720, BUCRE LTI, TV
KRB IO SN L7 Z & C, AT, ENGHIHTWD EFA b,

HILOHLHIE T 59N R ) 7 Tl S 7 VI S 2 O FREEBRFRIZ I TR 22
BRFSFEDSFHA - FEfE Sz, BARAIZIE, TAREXIZB W TUIAFERRTORONENLT 4 7
BETREADFEM ST REIZEBWTUIAAGT U 72 Ful & L7BI%ES, WKW TIEIA -
[E S IS C & DWW BRI ORISR, 3SR Y TIZEBIT 55K K e )V ADBIFE - [
FITTHM O KBURBRA T 72 ENEHE S AL, 2D OBIRSIL AT AAESE L W O BRI FEL
U TS S ALBIHRERBOR & b & F o TRBEERDSFEMARER STz, 2 OREMSIEE LT
L HTHBHFE I & o CRAET 2 RBFTREAWINT 5 2 & A3 ATEEZR K O I, AilfE iR B L2 K D
FR2NG- 2 HALTZ Z & 0x b B & & b I ZRITTANE B IR B O 22D M T RIS 5k LTl < fih <
X2 homb o LHEI NG . T T W TULEBRZ A7 ¢ ALV E i & &L
LG, B8 Rl EWVIFRERTER SN L 912705 TN D Z &0 6 BRI T d 2 B
i - RITANEISIE B8 L TR 7o TV D LW O FERIZL o Z b b sh 5.

49



(ZEFEERFYERE TO IERE - L E TO )

BT, A DERE CTOMEBECHOWTIE, AT I —L 7 1o RIET +0.060 & FREE
THADEENEMESN, NTNAEZI—LDI7 0 RET + 0031 LESATWS. ZhiZ
NI VHNZITBRD BEEN 7= S CHFFENRH V, NTIOVEREERIZITE D X 9 ek CoFE Eﬂ
KFLTWAZ bbb,

FRLNE CORERNZOWTIE, ANTUHIX I —L DI/ v REHT - 0318, NTAHELI—LOD
7 v AETIL - 0139 THEIN TV D, HB0 3 KEW IR E, #OF TORIZR Y F U
— 7 ORIOMRIFEEL L F 2 5. NI AHNIIFEFEEICT T 280388 720, ST LIS
IR T AL ORHIZBW T, [FFRIEICRT 281355 < 22> TV D0, NI LETE OXfEET
TR o TN D,

DFED, NTAHNITIRE TOREE R & OFNEMFEIEIZ RS P ZRHE & U THio g
EWVS LG, WOITHEFHREE O &5 ITFHEMEDO O T A, B B2 D 3856 9 B
7RIS MM L T2 EB 25 2 E B AEETH A 5. T DT OFIH & I13EIR7 < Mk AR E
SNTWZ EDERHTND LB FEXDLD, ZOROKRGEHISHROBETH 5.

Q. fFEMTIFEOBEEIL
GRIZYF 1% T - ST E IR 8)

S ) - (EEHBIEUCE B 5 &, B HEFHEFIERET 0912 L PE3ERT T LIAERIC
FEEHIERBA A D NE T L & U THERE STV 4. BTS2 AN E T, e Y B % CToRREE,
RO FE TORFEINA THEE SN TR Y, HEIRIRER L —5T 5.

ZHUTK LHFERS AN T AV Z D NWTHRTHE SN TS, NTUEIY I —, NT %L
— LDy rAEE UTHEIE ST AR DIFF e Z{RICER 325 &, HfECB W TiEn7 L
HARTCIHREDY - 0.051 LATHEE SN TV, N7 (BERES) #I—Ltnr/uR
HORBIIWHHT, TNE2EHETHE 0099 EAFNHRL, EOREL L THEEShL T
L. ZHUTKE L AT NS I — L DY v AR T D LT AW (mlSEE) %13 -0.074
E RN R T 2R DR NTAFIL YD HEIZHEL 725> T D, Z O sl Tabuchi (1996) D5 5
k/ﬁ'\:?ﬁié Tabuchi TiZ Lot Premia 23FfEL, OPL/OLA>0 & L THEEESNTWD. L L7

#ﬁx@%ﬁﬁaﬂﬁﬁ%ﬁmméﬁﬂﬁ B TIXOPL/OLA<0 & LTHbh T 5" Z o

X, EEICHRH LT e 5.

Tabuchi (1996) Cl%, i — & & FWTHEBSE DD 72 Wil 2 g & L7e~ R
= 7 BBERE L, Lot Premia ZFAELCWDH I EE LWL TNAD. ZHUIEG | SHHIC
DA R=y 7 BT T A RO TRDEENH T DD LW T A M&2RLT
W5,

HFEIZRIT DRI, BEFOZ 2 I L TREZBDLI W O DOFEE D, £ FEEH
iks1E, EEBUGHES L DR TR ES & LIRUIZERTIETESNS. LLAanb, £0

EITHAEOHINTREZ KES L, TOTOMBDOREZWAT VA TES Z LN TS
NOD, BHoNERITZOGRE TN THD. F-EEEEMN & OB IE TIE OS5
Hi7e EOREE IR U CHIFE DR B AZ A L EHl L TV D03, ZIUF ST R E ST AT

10 )EEE PEBLR I 351 DM 15T, BATRAMIELIIHNS, —fRICATHIEL TWODZLIERSZ .
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TIEEDRANTUVINE TUIE SR, 29 LIAEHA 7 RAR & AW 2 — S OfEIRIZ N T
VTN T, REIEFTISBLOE AR 2T O PERBIEE OFER EI2 R0, #LXK O A 78
AL, FHXIZHALTELZZ LR EMREHREINTND 2D, BRI L TOT LI TR
B, HIEOHRIIT2ADOMRLE o TND ZENEZIOHND.

Mz, land assembly |(ZBIF 2RIENE 2 HiLd. MEEICEIL CATHEESND Z &iX
Bt iz & ZAIZd D —HOEFHIMED 523, H—TR—OMFE CHFEET 5 LHOMEL Y & E
M52 L EERTS. THORAAMEBE L TWODRBITIE, 0L kRN END.
UL, HHAFHOREAIITEI R EZ 0T N TSNS, KBt A2 A LT
WIUE, BEOBHICAEILTRHZEHTELL, TOHBEOEETHLIZLEHTES. £
DEMRT, KEWEZ: EH#1IZ13 option value 286 V), BEERAUICIE premia 23 <. & T, HUAE
DORZVEEHIZIE, LVEEOEMEZRTHZ ENTEXDHOT, PAHEMES -V OMIES S
<725 option value (ART T x/V) BdbDH. O, NTAHIZENTIL, LHORDM:
DEED, LotPremia NHEELTZDLDEEZHIND.

ATEEIEEIE, NI AHE I —L D7 o ATHOEET + 0.181 &, wa%%mw&fi
VRS B ABR SN TNDD, NTNAEX I —L D7 v AHOPET - 0011 70,
VIR e CRITEER T 2 IEOFENRGEL 72 5. AT AT LY Fﬁ%{ﬁ«@ﬁﬂﬁ&ﬁﬁ
AE7e BHISC, 10 R FTRE e BRI~ I < B, RiE R B3 A HI SR LT
LB ETHENRHEZ EREZLNDY. LnL, AT VEERICIIRG SR~ DR 3
DL, ETCEKBENRE W EMITE, ERAQBEESENZ  REKEDMR 2O RO BN IR
<HEboLFHREND.

ZOEHI R LILBAFEORMETH S LB 2 LD, ARG A B I E A ST
AHETILFEERHIEICRBWTA T 4 AE L7 E~OEEHNARETII RN TH 5. T IVEIC
BWTLA T 4 AENVOAREDNRKR & e o Tt mlig 2 © 726 Lo Z EstEf STl v it
HAHIRIZ BT, 47 ¢ A VOGN EM STV 5. D7D [EEHE LTD
ks O P2 & L C Ok EIE~L > 7 R L7722 & b E 2 B, F OEBOHFISEN
HHE - AT ERIEE TH D Z D T AMICEW L, & BITIEORENR - E 2 6
5.

72, ATV B O TEL FETEEN L Th - - Magi s W ¢ R~ v 3
L OBSHEEANC R S L. FOT,~ 3 g VHEFIT L - THEHEIIEA KX <, f/iifm
AR B 23K & W IS 23472550 < 72 > Tz,

IO ZODFERN, ST AT HfiksEEOE L E LTHEESNTWD D EEZ D.

(EAEERFYERE TO R - AL E TO )

BRE COREBECR LTIE, ANTAIZ I —L 07 0 ZIHT -0.045 & &0 iR < RN ER S
A, NTNEL %&®7mxﬁf%-0m2&ﬁ@ ST 12 B H DD, NI NHE
DOFHATIBNTIE, 93 RD Vo7 s LTHEE SN, #OE CTORFREICR L TiE, A
TNUIF I —E D7 v RIAT +0.048 & LR GBUDPBUR I TNDD, NI NHEE ~k

11 YHFERBORENEEE(1999) Tl, ST VNI ETE R HHUF DD RA3E R 0D MR FH A~ O i) SR L Z i A
72HD0, NTIVERERIY, FEEERO TR HNLEERO TR HA~ER S TODZEDHERS LTS,
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R 2-5. BELLZmekL-thfEABHERER

Dependent Variable:Log of Land Price per square meter .Method of Estimation:OLS
Commercial Area(Chiyoda,Chuo,Minato Wards)

Residential Area(Setagaya Ward)

Variables(all in log except for dummies ) E Coefficient E t-value Variables(all in log except for dummies ) E Coefﬁcienti t-value
Property CharTTteristics Property CharTTteristics
Constant 8.613 18.631 Constant 13.421 113.024
LA HiFE(m) 0.017 1.600 LA 0 (m) -0.051 -8.662
RW 3B 18 B.(10cm) 0.208 12.611 RW 3 1K 5 (10cm) 0.264 23.557
ST :fix FHRE CO FaFfE(m) -0.081 -4.379 ST I3 TR E COBERE(m) -0.065 -10.089
TT AR E TOIRE* -0.983 -17.597 TT A5 0F CTOREH]* -0.407 -15.567
YK KA (%) 1.047 17.643 Raiway/Subway Line Dummy
Raiway/Subway Line Dummy - 0.281 4.602
SRR -0.515 -1.841 RIEMT R 0.463 7.575
Bty 0.635 3.000 AR 0.551 5.696
R -1.033 -1.742 AN 0.346 7.631
T 0.927 2.617 H IR 0.176 2.898
Cross-term Effect by Railway Line Dummy TERR 0.588 5.981
LA x [LOF -0.028 -2.483 R -0.296 -4.799
LA x FLOWN 0.170 4.178 Cross-term Effect by Railway Line Dummy
LA x TR -0.152 -4.405 LA x RIEHT -0.018 -2.241
LA x & -0.062 -3.084 LA x/NHA 0.014 2.618
L4 x —H 0.067 2.943 L4 < E -0.020 -2.406
LA x 18 0.051 3.746 RW x Hib -0.106 -3.708
RW x HPY -0.060 -2.021 RW > KIEHT -0.146 -9.999
RW x T{RH 0.146 2.366 RW x HIK -0.088 -3.667
RW  x 45 Z80T -0.066 -2.741 RW _x HEREHR T -0.083 -7.413
RW x —H 0.074 2.091 RW x/NHE -0.057 -4.835
RW x Hifg -0.051 -3.711 RW x 5E -0.054 -3.342
RW _x #ik 0.031 4.715 RW x4 -0.044 -2.196
ST x [LDOF -0.245 -13.607 ST x Hb 0.037 5.579
ST x GRJEE -0.080 -3.533 ST x K0T -0.022 -3.088
ST x HEs -0.128 -7.696 ST x Hpk -0.057 -3.986
ST x_ Y -0.078 -2.529 ST x/NHA -0.057 -9.968
ST _x A%Emy -0.159 -8.852 ST x JEDFA 0.028 2.415
ST x JREL -0.069 -2.466 ST x i+ -0.021 -2.489
ST x g 0.014 2.404 ST x f{tHA 0.060 6.116
YK x [LDOF 0.064 1.673 TT < HEHARH 0.030 3.522
YK xR 0.197 5.220 TT x FHOUH -0.183 -7.754
YK x HEA -0.045 -1.531 TT x FF -0.120 -3.873
YK x #pg 0.301 3.065 i | Cross-term Effect by Bubble Dummy*
YK x TALH 0.075 1.459 LA x BubbleDummy 0.099 12.880
YK x A7 2EHT 0.171 7.881 RW x BubbleDummy 0.181 13.512
YK < B -0.080 -1.711 ST x BubbleDummy -0.045 -6.118
IT x |IOF 0.426 4.708 TT x BubbleDummy 0.048 1.538
TT x HILA 0.200 5.846 } | Cross-term Effect by Post Bubble Dummy**
TT x —H -0.221 -2.901 LA x Post-BubbleDummy -0.074 -11.312
Cross-term Effect by Bubble Dummy** RW x Post-BubbleDummy -0.011 -0.944
LA x BubbleDummy 0.083 6.884 ST x Post-BubbleDummy -0.002 -0.370
RW x BubbleDummy 0.111 6.016 TT x Post-BubbleDummy 0.017 0.644
ST x BubbleDummy 0.060 3.123 i {Adjusted R square=0.912
TT x BubbleDummy -0.318 -4.174 1 Number of Observations=7,991
YK x BubbleDummy -0.072 -1.174 1 Base Line=H 7iff, H = #R i
Cross-term Effect by Post-Bubble Dummy*** * i S ERNS T HEER £ TRV X BRI 25 o B ) R B
LA x Post-BubbleDummy 0.060 4.434 1 FHERCIOR - BT1E - 12 - AR - LI - 85 - B - KTFRHT)
RW x Post-BubbleDummy 0.158 7.009 i **BubbleDummy:1985 4th Quarter~1991 4th Quarter
ST x Post-BubbleDummy 0.031 1.391} ***Post-BubbleDummy:1992 1st Quarter~
TT x Post-BubbleDummy -0.139 -1.552
YK x Post-BubbleDummy -0.487 -7.429
Adjusted R square=0.895 (Commercial Model)

Number of Observations=6,577

Base Line=|LD T3 LO N, T H, A 20T, = H,F ¢,

%

I

**BubbleDummy:1983 1st Quarter~1995 4th Quarter

***Post-BubbleDummy:1996 1st Quarter~
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D7 v AT + 0017 EBEDOEENRFH 725 LW o 72 K ) IR E COREE L RIROEERH 5.
NI VAREBEZIZBO T, Bl O 7Y%, (EEEUHEERH OF R L2 C, EEHHOR
Sl EIIRIEIZHENIN L TR W CREHBOREE=R(1999)), ALK & Vo 72 T EAIEE A R Mtk
T, K0 AGEFEEDMEN EHUZ G L CH G INERIE L CW DR TS b D EHE X
Hid.

5.5 2 EEMH—/NTILAT - NTILH - NI B DM EEEDEIL—

ARENZBW L, BARDR b REERE A TV D BB E O TAUH X« X« X L&,
AARZRET DEREERZ AT HHBAARE SR E L1975 4005 1999 40 25 F iz
5 RENEED IS ik DT —H XR—ZAZHEF L~ R = 7« 7 7 a—FIZ L0 AR %
HEE L, 2 Offits 25 bz~ LTz,

HEE ST AREEMREFE RN O, IRD Z E R BN~ T2,
< PEEEMEECE L OMEERFES E HIT,1986 005 1987 A2/ T —7 & —Hill 2, Z D1k,

THIZEAL 2 HDD 1990 FFIZ FEHOE— 7 22 7-.

PAFEHIAEZ IV T 975 AR — DU A 1 &5 & NTADRET DRI E 725 1982 4
KETIZ 231 fFETEA LTV, ZOBRATIVREFIICIEWC RS @V VKIEEIZ 725> T
UWNZEEIE 1987 SR IUEHITH Y ,16.68 (5 E TITEL TV, NTURFICEAT S
ERTE 72D 1982 AR & bl U CH R ORIC 727 5L, O TRWEECTLEAL
T2 EMNginoTz.

XTI IVHREE 2% TC,1999 AE DS U BT, 1975 45— DU Z 1 &5 L 1.90 D
KL 0 N7 TZEANT HIERIO 1982 FFRDOAKHEQR3) % FEID & I AT LD —7
ORIy D —F TTFK LT

FEEHATAS TIE, 1975 T DU EZ 1 &2 & NIV RAET HRIE 72D 1982 K ET
IZ 234 fEETEA LTV, Z20O% AT VREFEEIZIEW T RS MV KL e o TR
11X 1987 FEDEIUNL NI T H 0 PaHEHD B — 7 2O YAEFLEE RN, F0O/KHEIL,1037 (5T
BT NTNAREICEANT HHEATE 72D 1982 K & il d 5 & 447 (£ LR/ LTEDY,
FEEMICT 5 EAEER, PRI IR -7 2 &R g7,

INT VAR A8 C,1999 AEDOFE T IPEHIICB W TUIANAT VO E— I ORI =/ D—FTF
"L

FENT TR » ST - ST %D 3 SOOI T ARBIE TS ORMIENZ L LT 2 & 248
& LAIC 218 RFEEE L U TS b2 Ik LT L & L ClEEIT 72, 77, IDfE I —
& @ Cross-Term Effect 7> 5, R D J0NH 5278~ 7.

TRRZ BT & U7 BRI S B 975 & BT T L - (BT T /L & SIS iz L 0 1l
FEAEE N2 D 2 L EE S LT, 2D K9 IR T A O ERCTH B B OIRAF 3 2
D E VST I EZ LND N AL DA OENMNC L AEELHTCND LD L
EZ oD, TG EEIE LTz LT~ = 7 BISEREE T 5 2 L OBAIEI RS
HAFGEHRE STV DD ( Goodman and Thibodeau(2003)), AL HOILDGHTIZIBN T,
HEkI T K AR SR CHEE SIVTER Y, ~ K= 7 BEAHEET 5 L Cid Ml
ZANCEB L ETHEE LTV 2 & 0B VRIZ S vz,

foeu VT IRFT - C ORISR RIS H LTz,
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INTIUHIT « NI« XTOVEE TR/ - (S HITMREREN L L T D Z LM
EINT-. BN 57— 2 2 AN T R= v 7 B & HEE 2 721213, B 2 i
WEOELENR LI ET LV E LTHEET A 2 ERNETH D Z LAVRIBE SN, DT
DITIEEEE LS 2 PR T % Switching Regression Model A #2458 L 7=.

HEEZA OB LN DEELLAE AIC IZE VIR LT E 2 A, FEMTT /LT 1983 4 1
AL 1995 4E 12 A TH Y [EFEHTT /L TIL 19854 10 H & 1991 4E 12 A Th 7=, Z Ol
BN M =l L, 2 L CUOR L2k & — L TRV, Z2D%D F 7 A hOFERPH HH
HTR K DT STV « NT A« NI TITGENZL L T Z E BB NI
o7z,

IDIZ, ZOWEMRNOIROZ LB LIRS T.

PASEHE T L CIE, N T AN S R T ARIT DT T ORISR OB % 2 F C BRI
(ZxF U TR % 5 2 2 HIFESORITANE FEE B 2MIAS 12 xh L CIED R L LTl < 2Tz
Z W ghoT.

FEEHET L CrL A6 2 28258 (CrosTerm  Effect) 2 IBRT™2 &, /ST LAT « N7 )L
H - RTINS T(—) = (H) () EFERBE LT, 2O Z Lid~ F= v 7 B o#E
ELETEPDOTERERMBELRY 95, ZOZENE b MsEEOE BB LI~ =
> 7 B OHEE OB BIREIZ /2 5.

LU b POt s 072 D B ARD M « (EE TS O L & MitstEE 02 bz, ~F
=y 7 BEEHET S 2 L THLMNC L. IS, HESIEA~F=y 7 B & v RElE
TiIE, sk 58 < MR Lo, Wi ECA b L TnD 2 &3, HateT L CHMEIC /-
7-.

ARENPE TS OREIEDZEA L FE T2 I THEI LA TS DL L1210 T7 < BEEE OfEfH T 2L
EAZOBIFOBICE Db L EZ NS, 2ok ) RREICH L dishznE Lz BT
ANR= w7 B AEHEE L QK 2 EBMRESN TV DN TTESINE O EMEZ IR L7- LT, ~
K= 7B aHEE L QW Z E L EERFFETH .

T2, AR CTIIMREECDTAE LTS R Z RE T D12 DET NV ERET 5 2 LN
TEHLODEEELDEEE ST IVE] « NIV RTINS LB TH D LV HIETILE L
THEE L7z, Lo, BIEOL L OGEREEZR OB R TH LGN Z . D89
7R RIIS T 5 2 E W AMRERET VOB LMLETH A .

S BT, HEEEFAE LTREICOWTOIER RO bivsd. FilZiE, SO 7L I7T A
[ZOWTIE, AT AW TIERERIER T 57200T, FRZ, BEICBWTUIREGE L
TIERBRE R FHIMF ENTZ DO TIHRWINE Wo T2 2 & (& 2 R DAEAK(1997b)).  ZhList
IZh, ZEFHEM: ST DEDOZ T, BN OEEECRFR] = A MOk H1HERE
OFBHDOEALR EIZ L > THEEL ENTWDE G L.

MEZED A LT RN 2 JE 9% 2 & T, ANEEMMFE O TER A 71 =X 5% L0 [EfEC
AR5 Z LI HORBDHTHA 9.

INHORBILAHOMEE Licu.
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' YA, Shimizu,C and K.GNishimura, (2006), “Biases in Appraisal Land Price Information: The Case of Japan”,
Journal of Property Investment and Finance,Vol.26No.2 Z & -{EIEL 7=t D THS.
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g 3 E. AT EROERT e
1L.AXEDEM

OREDOAEFETIGILHFRPI AR L TE O ARBEHTHL L WO LT 52 EhE0n. £
D—77, HifiiiE— %At & AR S TORBRIEIA & L TARE ST, RIZ8ER Bich 5 ki,
Bz I RIFTAESEOV 7 2 0 700 IR IEIIAR SN TWD. 2D X5 REKRT,
DOENTHARFEHRLE L T390, WICTENRZOEMO VE ] 2 HWr X 3R
LTLESTWDEBNR LS. L, REPETSGIVIEANIHERE L T\ 72ol2iE, it
DY A7, FRME Y A7 ZEIEICTHET 5 2 E M BE L 72D, ZO72DITIE, AR S
OIFRIZONWTIERBRZ Vo2 H D DMNENRH D03, BIED X 9 1Tk 2Bl CREHR
DR EN TRV T, ARSI TV D FREERORZE, &0 bl —mEMhE ik
SN2 D b HATE R & LTI L7 %5 2 Rz LT D ARFHIERO A A 78 L T <
TENME LD, SHITHERBIRSEATS L LTH, TRICL - THBICET 23X ColE
WRFIITND L DI bbFTIERL, 29 LIEAHRHEDOREHRN A% bR E e84k
BelT 5 Z LT HIcBE A bND. o T2 9 LIcifEMEIE, A% bEERMELE UTFE
LEiT 5 EEx b5,

ZO X ) e, #EERHhORR A& (Valuation Error) & LT, WA E T2 < OWFER
ER SN TE= #HlZiE, Cole, Guilkey and Miles (1986), Jefferies (1997)Cl, Hug [ffiks & 88 &
Fe & DFEFITOWTHEFNCEIEL TE Y,  Crosby (2000) Tl, #EAHEE A EK 2358 E D 1IEHE
J (accuracy)|Z 5- 2. 5 5B DUV T D EBRIEMFE 41T > Tud. £72, Geltner, Graff and Young
(1994) ,Geltner (1997, 1998), Bowles, McAllister, and Tarbert (2001) i, #ETREAENA T v 7 A
\CH-2 DB OWTHRIEL, BEN—2ADA T v 7 AREORAN T J RS 246 L <
W5, OAETIE, IEMEE5(1992, 1995, 19995 —EH ORI T, BEEiHlE®RE LT
HFIZ B DLW CHRIE ST\ D  THAGATR ] DS FFOREN T 7 DA EZ B H N2 LT
Wb, ST, EEEFHMEEAN & W 7RI T <, REERE OIS ORER & Vo
7L IE R ST 5. Gallimore and Wolverton  (1997) ,  Kinnard, Lenk and Worzala (1997)
Wolverton (2000)% (X Uth & 2 HFFETIE, AEIEEE LMK A OB/ S5 ATtk &
T SRR S E AR B 5 7o O B~ A T ADME  FIREMEAFERI L T\ 5. H
AROGENRHEZ I & U, SEERMAET —ETH Y, EERIMEHIBRE S 531 7 A1
NS OO, KN TH DA EROBEFNIES CTAE A 7 ZAOFEOREME S LIE LIRS
fEns.

ZZTARETIE, 52 B L7 AU RO 3 X(TUE - e - dpaEts, HO
B A KA B O B | Ffi] 7 — Z _R— R TSN T F =y ZVEBO#EET H 2 L T, b
MEZRET 2 HBER CTH 5 E w8 HHEEERE A0 ARl B8XOWMEEAN B
AAEPENIERT O Tl OIEME ZHEET 5. FRC, DO EOHUREHROMRER &
2o CWAEEEME TH D TR (2oWTIE, BB & [F U RO~ K= 7 ik A
YTy ALHERL, W E I ATREIC LT

EONRERIE, BEIERINTWZH00, T—2 B2 l2 - OIBGRES LR > 7=
W DD Z BT Db D L7 o T D, BEIFEFIA T > 7 A LR liA 7 v 7 A
IR L2 L 25, FROPEEHSRAITIE TR BAMICB O CAR—EA T v 7 A
BEGIFEHIA T v 7 AT T H > TER L QO GBENHEICA SN, FHZ 1982 5 X
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OV 1986 FEIZITMH 1T & D CHIMIEVEN X 2 LTV 5. MFEICBWCTHB RS T v 7 A,
THERL TS, & ZANIOWFEE HARMEA T v 7 A TR ER 2R L TE

0, HIENLETNETOT V2R IESTZ LT, KR T ZHEE2 RN 5 X9 28T
LHDOTHD. UL IIMEEBHRIITY, 1970 FR%E L FETHREIFEGIA T v 7 A0 EFHIEIC
KUT, ArHYliFEE o EAFEMES, ZHaEMi D L 91T, 1981 4D 1983 AT HNT THA|
A T 7 ADRIINTHDDIZH LT, oA 7 v 7 AN EFREZRLTEY, %+
OB THA T v 7 ANR—F LT Z ERbDD. 1981 A5 1983 HITMITTUE, 2R
Hffi DARA > N ZFERAYCERER 2 S 7208 B HS ik & OTEBER 2/ ST Tho7z 2 &M
RS TRy, EBCHiFES LA Lo Tide<, HisMirs & Artifio bR & 72 55
OERABNTRINA T v 7 AD EFH L7205 TND Z LITIERERLETH H.

TR R (6 KRR & ORIV TIE, V' — 7 BN ERAR 58, SAEER T
FRBENER DY, BECNLENTNDEOILA L= SN, ghnzEd 57z
DO E U IR, BRI LIC< WD EDRRGES LTV D, RIS, #MEAEN
EDHNDRNT, FITEARDEML, HBRE(LDIXLSENRKREL DL ENTHEIND
LSRBIZBNTIE, ZORMBEIZL Y K& 2D 2 ERRGIZTREND.

S HIZE 3.3 HiLAETIE, Ay, ~R=v 27 « 77 —FIZ L HEE S4B
Hok TR 70 L O 8 T ERE 72(Valuation Error) DFEFE (Magnitude) 2 #&FET 5. 2 Z Tl
FFE OHLS MR 2 L 0 IEREICETET 572018, FEZ L0 rTREM: 2 BRI HERHZHLD AN 5.
FLEDLND LT IRTg [RTAM) ST A% & =D0E ) fE & RO rTReMEN
2 BLNDHDT, ZNENOHIR AR EIL, S FHIEESWTHEEZ L2 IR L7z~
R=vw 7B aEHEE Lk, 29 LTHE LB E AW CAROFHEIAR A > ko> TH
SUiks) EHEHL, Zo TESHIE) 12T 2 20m I OFHMELRZHEE LT D, T ORERIT
FISHENCE DL TN,

BFONTRERE RS &, #0 3 XPESEM-OFHIRIL, 1975 421K 8 HIFREE(80.84%) Th o7z
HOD3, 1981 4FITHNT T 5 E55(46.40%)F TR T L, Z0D%, 1982 435 LTV 1983 AT T
SURICEHIEE A5 & BT Tl 7 EEFOKAE (69.55%) IZ5 &R LIz, N7 /VEREERIZIE 1993
2, —KUSEHIERD 100% DK HEZ X (104.24%), 1999 4EREETIE, Ml ERS ks
£V 20%RRERVIKIEIZH D Z LD, HAKEEHITI 1975 410 9 FlThoKUE
THH720392.85%), 1980 HZHNT T 6 BIFEEDOKYEE TIKF L, TD%, WML IZITAEE
(2 1983 ARIZHNT CRMIEEDS EH- LD, AT AHNCIW T 8 FIFHO/KIEIZH 7253 (1986 4F
T 78.44%), /T /VAREEINTIZ 1992 AR K& SFHIER EE D, 1998 4025 1999 4RI2/ T T
INRHUI O TR AN E FE > TN A (1999 4F T 115.55%) 2 E B LTS TN S,

ZOREFIE, ARH AR U CHES IS OBm AR L XL 0 & L, MOLOEER Y
PECHDHI LAERLTWD, KR, FHIEN—ETIERL, HmzffoTnbsZ &k, LIl
RSN TR THLD, T—F0bENERGELIEbONES, S FCHEHAIhDZ L
W&o B2 LD, FEEE < ORBEMESED AR 2 ~— R & U7 ARl A i 72 &
ZRMEL LGB SN T, /NS TV Z &8, 1990 4R DA BASHERTE 2 %1k
L7eeBZONDZ D, FHIROEIE 255 EHITRE .
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2.7—4

5 Ml 7 — 2 12DV T, 552 BB W TR S N7 — 2 =22 ff 5. 22Tk
oI TaoRifli) 77— = A2 ET 5.

F7— 2 OB, FRCBOTRHEICHED b, $ARIRETE S LR
1% 44 {IBH). HfART =212, (BET (s L OMERERR), Hfiff® (4T Hb
I L OWIERAifE « MATFELTR), B (I O Damd RSy - Hif - i 0-R
7E), 1RSI (RATTERSIE B - T - SR , SRR RUL OKIE - TKIE - T ADAE),
AGEFNENE (e 0 BRI K OMRE COERKEREE) , 23k ORI BRIk - A
HEARNR BIEHIK N E D D x), O HHFIAORI R &, MRS 5 LB 25
No~A 7 aipERAER SN TN D, AFFETIE, ZhOOFHE & bIg, TR I
HPH COBIRRI AL LTVWD 2 L2, #LE TOREHINE L W T REZ R L,
sz &l L.

TERS |5e5l) 7— 20, 2652 B O L 72 1974 4275 1999 4 F TORUHERL 3 IX(TRH -
HoR - R 8,315 Y, fiFIAR KA 10,888 A FV -

3. MEEHER

3.1. AEREFMEEROER—BEXETIL

U ED X IITHEESNTT =2 _—A % AW, WEREFEmmiEREH L, Zuck->T
HUT DRI L2 5343 5.

ARETIE, F2ETHESNIZ~ K=y 7 « BT VAT E L, 2RT —4% 22 C,
TROET MEESEH#HEET 5.

logLP, =ay,+ Y a,logX,+ Y a,* RD, +> ay,(logX,\RD,)+Y a,* TD, +&
i k ik t

3-1)

LP : iFE 8 AR5 s O Ml (1 = B [ 95451 ,2 = AR Huffh ), (£ =1975...1999)
X, FEFIIEE

X, = LA : Hff (nd)

X, = RW :HiHEKIEE (10cm)

X, = ST : i FRE CTOHHE (m)

X, = ACC : &0 E TOHELME (minuites )

X, =YK  FEERFEER (%)
RD, :Ip# A I — (k=0......K)
D, W% I —(1=0......T)

B HHIREIC OV T, 552 ECTHEE SN EATT V2RI H(FR 3-1). ARHREEL
DOHEERER AT 3-2 1T~ T
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= 3-1. BEIEHIEEEL - HEEFER/Base Model

Dependent Variable:Log of Land Price per square meter .Method of Estimation:OLS

Commercial Area(Chiyoda,Chuo,Minato Wards)

Residential Area(Setagaya Ward)

Variables(all in log except for dummies ) i Coefficienti t-value Variables(all in log except for dummies ) E Coefficienti t-value
Property CharTTteristics Property CharTTteristics
Constant 9.734 43.965 Constant 14.871 88.581
LA M (m) 0.092 11.047 LA M (i) -0.074 -21.748
RW -3t B E (10cm) 0.303 38.960 RW :iE #4% H (10cm) 0.296 35721
ST :fi 7R E T O FE i (m) -0.063 -5.958 ST :fi 7R E C O EEHE(m) -0.069 -13.463
TT U E TR * -1.040 -20.627 TT U F T OB -0.372 -19.098
YK FE(%) 0.822 29.143 Raiway/Subway Line Dummy
Raiway/Subway Line Dummy wh _EER 0.206 2.944
SRIAEHR -0.642 2173 RIFATHR 0.484 7.627
FLOPNFR -3.110 -1.312 /N R 0.437 8.539
EE 0.722 3.226 FEOUERR 0.434 5307
B -1.496 -2.478 TR 0.733 6.652
ST 0392 -1.508 i FH R -0.262 -3.721
T e R 0.124 1.305 Cross-term Effect by Railway Line Dummy
R = AR -0.804 -3.064 LA < /NHZA 0.022 4357
AR E e 0.201 1.715 RW x i |- -0.191 -3.481
i -1.789 -1.795 RW x Hik -0.124 -3.903
Kk 0.149 5.240 RW x KIFHT 0.152 -9.877
Cross-term Effect by Railway Line Dummy RW = ¥R -0.070 -2.814
LA x [LDOF -0.056 4281 RW x HEE T -0.069 -5.900
LA x GRJFE -0.035 -2.480 RW x /NHE -0.054 -4.388
L4 x HHR -0.027 -2.189 RW x F -0.028 -1.693
LA x TfH -0.138 -3.800 RW x ftHA -0.031 -1.462
LA X & -0.061 -2.926 ST x KIFHT -0.029 -3.894
IA x —H 0.055 2367 ST x HUkk -0.057 -3.815
LA < HiE 0.025 1.553 ST x /NHA -0.065 -10.790
RW x ALOW 0.815 1.682 ST x JEO8h 0.020 1.606
RW < f73EHT -0.072 -2.920 ST x HmF -0.020 -2.213
RW x =H 0.096 2.663 ST x A 0.059 5.672
RW x $rfs -0.071 2.963 TT x HEE 0.030 3.304
ST x [LLDOF -0.222 -12.183 TT x FEDBH -0.192 -7.752
ST x 4RJE -0.035 1,539 TT x i+ -0.134 4118
ST x HH -0.108 -6.350 Adjusted R square=0.902
ST x Py -0.052 -1.630 Number of Observations=7,991
ST x A7 4HT -0.146 6.673 | Base Line=HUf - [ &40 i
ST x = 0.060 1.675
ST x i 0.064 1.554
YK x ILDOF 0.092 2.345
YK x SR 0.208 5.427
YK x HES -0.054 -1.825
YK x B4 0.316 3.167
YK x TCH 0.536 3.878
YK x A7 2SS0 0.233 5.918
YK x e 0.260 1.577
T x [LIOF 0.367 3.930
TT x B4 0.194 5.538
TT % TeH -0.839 22.570

Adjusted R square=0.889
Number of Observations=6,577

R D E B E TORDIAZ FH] 25 Lo B [H] - 2578 TG ]
FBEERROR <87« B - M- B9 - d5- B - RTRHT)

Base Line=[1| F##
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F 320 RHMERESK - HETEFER/Base Model

Dependent Variable:Log of Land Price per square meter .Method of Estimation:OLS

Commercial Area(Chiyoda,Chuo,Minato Wards) Residential Area(Setagaya Ward)
Variables(all in log except for dummies )E Coefﬁcienti t-value Variables(all in log except for dummies )i CoefﬁCienti t-value
Property CharTTteristics Property CharTTteristics
Constant 11.883 29.046 Constant 13.804 103.550
LA i (m) 0.175 14.894 LA :Hiff(m) 0.097 12.429
RW E #5118 5 (10cm) 0.312 18.719 RW 8 #5085 (10cm) 0.221 15.711
ST I Z7BR & T (m) -0.255 -18.733 ST I ZFBR &£ COEHfE(m) -0.181 -20.557
TT A0 F TORE[H]* -0.244 -2.397 TT A0 FETORFH]* -0.718 1 -19.257
YK R (%) 0.330 7.795 YK T (%) -0.049 -6.865
Cross-term Effect Raiway/Subway Line Dummy
LA x §RJE -0.087 -3.774 KRBT 0.634 4.326
LA x A4 -0.098 -4.113 )N 2R -0.272 -2.225
LA x TftH 0.070 6.136 FEDUERR 0.870 6.504
LA x J&HE -0.082 -8.215 Cross-term Effect
LA x —MH 0.056 4.141 LA x#h b 0.118 11.148
LA x F18 -0.522 -5.090 LA x/INHE 0.032 2.965
LA x st -0.124 -1.599 LA x FFs -0.041 -1.979
RW > HP§ 0.068 3.106 LA > HHAR -0.115 -6.487
RW x Fifa 0.354 5.794 RW x Hili 0.047 2.159
ST x |[LDOF 0.055 8.338 RW x RIFHT -0.069 -3.888
ST X $RJE -0.053 -6.218 RW x HEE 0.065 6.313
ST x HEA -0.032 -3.603 RW x /NHA 0.062 5.217
ST x K 0.055 5.246 RW x JUFE -0.017 -1.520
ST x —H -0.036 -2.623 ST > KFFMT 0.077 4.519
ST x ¥ -0.047 -2.461 ST x HBEHRT 0.012 1.525
YK x Bt 0.280 4.011 ST x /AR -0.024 -2.283
TT x SRIE -1.041 -4.486 ST x HEHA% 0.134 8.598
TT x IS -0.129 -2.189 YK x BHiE 0.072 3.813
Adjusted R square=0.919 YK x KFFHT -0.073 -4.270
Number of Observations=1,712 YK x /NHA 0.035 3.291
*IRFF D EEERETO R Z R[22 5 Lo BB Bk TT x Hipk 0.222 11.158
BRI - B0 7 - B4 - MR- 07 - 35 - K TFRHT) TT x B 0.222 11.158
TT x HEHST 0.026 1.808
TT x /A& 0.118 6.000

Adjusted R square=0.970
Number of Observations=2,620
Base Line=1t1 |-, H #ifi, #0854, HEAR 7, 0 F, B A

T3, B FHIRIEIC BT, T T L CH M E TR F T Er% 5L 0.889, (FEMET L
DZIT 0902 EFBHIIOBNET L E L THEE STV S, ZAvrHfiiBascis, pEEtes
JLT0919, FEMETLT0970 & ZDLDTMIANIOEmNET LE LTHEEIILTWNA.

2T, BSIHERIB & e CAURRER L OFIA N E OB & L, B FT— 4
1%, TSN &b & D RO [ FENEENLDITK LT, Al —#
IIARENEEE LIC K VFHMI SN2 b D THDH T2, FREPEETE LI K D7 4 V2 —R3) 0 7
B At a FARERTIEA57 T BN TETWHZEERETLHDTHD.

HEE SNSRI T IS IS A T v 7 ADZAITHOWTIL B2 FEICBUN TELER
L7 X 9I(R 2-2),F2EA T v 7 AW T 1983 FEAJEEN B 3 EJ- LA TV D D
WXL C, (FBHA T 7 ATIX 1985 1806 A ZIZ U T D SICFFfazFE>. 20
ZEMB,EVSTEEWT, NTAOBIGRNC T 7R o 7 Z E NI R TE D, T
WEDNRE—ANZERTDHE, FEEMA T v 7 AN 1992 FEE 0 BRI T D bk 1995 4F
B 1983 -4 FDKIEITIEDE D0dh U FHREHENH LT 2 DIk LT, FEHA T v 7 A
TUX 1991 AR 6 T ABHAAR L T D RIS 2 FFO.
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3.2. WEIEHATIIREEEMEA T IIAD LB

AFICIIATETCHEE SB[ ERIA T v 7 AB L ORHiA > 7 v 7 A% il d 5.
L LTomE L5720, 32 CR U Z50E L, &2 o raet: %4 M4
%. BRI ONEEZNRET DRERIIMA A T v 7 A& UTHIF S 2 ks 5 - 6
KEBTHIJ_REN & bl §5 Z L1293 5.

FITEGIFEBIA T >~ 7 A(LLT Market Price & FE5Y) & A7~ i > 7~ 7 A(LLF Published
Land Price &L FES)Z IR L CTA LD, 35 LRGFEMGRY] (B 3-1) TiX, 1983 4ELARE DO Hih -
AHNZRBANT, BBEIFHIA T v 7 AT T E b > TARMlA T v 7 AR EF LT &
ENDOMY, FER1995)DEGRNIE LN EAMRRES =, S 512 1982 4F, FEEACITMlN T
W LT=DIZh b 53, ARHESICENETOT 72 RViRT LI ER L, ZofERE
U COKYET RAVTEE OTEBEN D2 O fRE STz 2 L 3o 5. [Alkk7e 803 1986 -0 X 12
Roivd. BEARHAAFEEA DB & A/ M AL KBh & L C 2 OFFE OB X 2 3E) T
5 ERENTRHEA R LTS, 29 Lemn b, ZRHUIED EF387) 5 3282 HEHI- 5 BRI
F R REENRLETHD Z EnNbnd.

S LT, B— 7%&@51%6%%%1%2$;%wf DRHATA 2T 7 AVERERTE
TR EFSR TR CTHERR 3 228, IS 351 > 7 > 7 AUX 1988 AT CT—fE~
4%XK%D,1%9ELﬁELﬂu%bé%ﬁ%%of%é;k%mbfwé.Zﬂﬁ%ﬁ
D HSGERE OEFITES LTV D, ST AW TIE, BN S KB - JriseE,
Z L THOER I~ S L, B, HRUCIE RO AR - TEZZ EALIE LIRS hTw
L0, BEIFEIA T v 7 AL > TZORMPIEL W E &R T2 2 LN TE D, £,
AT IVEREINZ I\ T, 1993 RIREARUC FHRIRIC K E 2Tl & 5 DD, ZHLAREIZ DU T
1%, UL ATRHUIA T 7 & o THBIFFIZ B> TND Z L3 b05d. BIFE, ARHYIOK
ERTTHIE 2 £l > TS Z ERER S, A>T v 7 22BN T H AR IS [ #
ﬁ%@%iﬁofmé EDERSILD . FOFRNE, 1993 4RSS, ZA/RHiE 2 R E T 5 B

\ZFEBD AT AL Z LN TE DT80 &, TOHRBLOETH>TNDHEZAIC
b5,

FEEHRY] (K 3-2) TIE, 1970 FEREBYE TEBIFEGIA T v 7 A0 EHFIH LT, A
ARHUTHFES D EFEEDME. & AR A D K DIT, 1981 0D 1983 FFITH T THG |
BlA T 7 ADKERNTH D DR LT, Anifiid o7 > 7 AN EREZRLTEBY, 20
WRETHA T v 7 AR—F L TN T ENRDND. 1981 FF005 1983 0T TIE, ZArrih
DR A > N AR IRERER 2 SHRD LG ik & OTEBERZ M/ N SETWho 7o 2 Lsts
SN TEL?, ZOMERD EFNATRIAGA T v 7 2D EF-L > Tn5. #E-TZD
FEA ORI OB X 1L, BEORY 2R 1E LKEEZHDOEL720, ZLROANE R 5705
FRALTEEL7-BEZ 2 LW EEXA LY. N7 Lo ERHE iﬁ)“ai%ﬂ;ﬁ BUNTIIpHEH &
UL, 2457 7 5R5H720 BARMNEG [ F5] 418> TV & 2 ARG S.

2 )1981 £E)5 1983 £EITHNTTD 3 EMNTIHTIZY, 3 25D 1 T ODLIRHMIRA L M AR HZLT, EfRA b
DEERAAT T DRSNS,
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% 33IEIWHA LT v 5 R ATIEA VT v R TR O
(TOLRNE - BERE)

44z
MW | ATE | WIEH |
Terrm 1976~1999(4E¥k) 1975.09~1999.09(>- 1))
N= 24 48

(Average) 7.44 8.26 2.64 1.47
FEH

(Standard |, ¢ 32.03 17.93 9.27

Deviation)

(Average) 7.77 7.30 3.15 2.22
[EE 3

(Standard |5 19 26.27 13.32 6.50

Deviation)

T, JHRE AN B ARBIEERTZERT O i ik FEEL - 6 KHER T OpEHEs L OMETHIR S
LR L TA LS. Z 2T, iSRRI ST 1990 423 H % 100 & LT LTy
L. ET, BEHRINCOWTE (B 3-3), A3 X & 6 KERHT &V o HIBAIHEEHH OE 2 K
BT, o< EIBIRE LD Z LD, FRZ, o7 VNI Dl ZEIx
FRLXKIZEAE U JEAXE U CERRIRRER T, MG~ L L T2 2 EBEfRI ST D
WY, DX D e R EFRIES & 03B HHATIE, B AREPENIZEAT O ik i
FEFRECCITHIE NS ¥ = A R Z2 DT TR ERE &L o TN e bbb, Efhshbd Z &
fo~VV7%ﬁbﬂfwé LMD AFEHZRINCOWNT S AT, KT 1980 A
B ST/ T oMl I Z OBEMATEE Th D Z & RNFiAIn 5.

1o TR A FIH T 2B, BT ORI CHIETE D LW ) R a0 d
DD, HIFENRKE VN E X TZFOHBZEN A L— 0 7 &, F8IE L LTI b ol
2o TNDZ &b,

WIZBIEINCOWT, BEIEFIA T v 7 A (ER) EORHIEA T v 7 A, & 5HITHL
IR Ty 7 2 CEHD & iUl R O AR B) =R I L OV OFE R E2 i L X 9
(& 33).

FT, BEIFEHA T v 7 A (FR) iAo T v 7 AL ORIZEBWN T, e
FENTHRE I FFIA T > 7 ADFEEEE) R L AEHEAR D EIET 7.44%, 31.26 12 L TARHE
it 7 v 7 ATIE8.26%,32.03 TH V), T A LR B HER S T-EME) & LT3 5 &,
IS IHFIA T 7 ADN4200T%F U TRl 7 > 7 AH33.88 LIS HBIA T > 7 AD
FROTNTIEH DD, XHOXDRRKREIWNWI ERNbD. PEEHRYI TG FEA T v
A DIA)IEEN R L R ZE DN E T 7.77%, 30.19 (2x%F U CARHIEA > T > 7 A TIL 7.30%,
2627 ThHY, THEEEMREEERE FHE) E LChikd 2 &, WEIEFA 7 v 7 20
3.89 12kt U CARHIIEA > 7 > 7 A28 3.60 EAEEHRSIEERIZES [ 451 > T > 7 ZAD T,
IXHOENRE.

3R, EHAEEREORHIE SR (2000)& 2RI,
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=/

Index:1975

[

S N A N 0 O

(=)} oo
I |

—120

l\< PublishedLandPrice

L 100

Calendar Year

, i EIE AR AT
Time Index  (t-value) | Index  (t-value)
1975 1.000 -2.364 1.000 -1.228
1976 1.141 -0.746 0.989 -1.375
1977 1.059 -2.554 0.994 -1.383
1978 1.148 -1.157 1.001 -1.281
1979 1.402 2.154 1.058 -0.470
1980 1.670 5.190 1.189 1.226
1981 2.517 9.040 1.330 2.829
1982 2.019 6.551 1.634 5.785
1983 2.639 11.453 2.235 10.291
1984 3.545 20.422 2.776 13.403
1985 5431 28.008 4.111 18.993
1986 9.737 42.726 8.664 30.473
1987 15.539 1 55426 14.127 & 37.626
1988 14.577 1 45.069 15.893 39.366
1989 15456 1 50.163 15.733 39.224
1990 16.556 ! 51.337 15.989 1 44.237
1991 16.197 | 39.314 16.161 39.601
1992 14.891 33.450 14.888 38.924
1993 8.596 22.296 11.240 1 36.624
1994 6.497 36.457 7.553 31.298
1995 4.558 28.884 5.377 26.131
1996 3.212 20.033 3.940 21.029
1997 2.580 14.955 3.185 17.578
1998 2.389 13.987 3.031 16.763
1999 2.161 11.467 2.815 7.711

B 3-1L.EBIEFIA o7 v o R QTS 2T v I ADLE/EEMH

() {1 -dIERCS
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=/

Index:1975

MarketPrice

140
£ 120
-100
-80
-60
40
=20

E-20

E-40

\N Pl
] N f ="
1 )4
B L4 .
b / ’ § \._~ PublishedLandPrice
T /)
] \
] l’ yarketPrice N
1 \3
E N
] -
. ‘\
] ] T
] -
”
] -
1 _,‘?—/—"
T T T T T T T T T T T T T T T T T T T T T T T
N =l s B v s O B S I = S D R O - N =N
S~ > > > 0 0 0 0 0 X P W WX DD DNDNDDND DD D
== N =N - NI = N - N - N NI~ N~ N~ S - NP NER N~ N~ N~ N~ NI~ e NI N
Calendar Year
H51%=451 YNGRk ]
Time

Index  (t-value) | Index  (t-value)

1975 1.000 -18.668 1.000 -6.747
1976 1.157 -22.012 1.005 -6.511
1977 1.094 -23.170 1.027 -5.452
1978 1.427 -22.570 1.058 -4.094
1979 1.926 -8.981 1.225 2.631

1980 2461 -7.208 1.550 13.794
1981 2.375 -13.581 1.931 24.744
1982 2318 -18.602 2.306 33.248
1983 2.406 -15.779 2.670 38.732
1984 2.603 -8.798 2.742 39.988
1985 2.924 -5.371 2.866 42.037
1986 3.711 6.032 3.339 47.581
1987 8.497 46.204 7.016 82.588
1988 8.760 48.319 9.179 98.423
1989 7.356 38.273 8.317 93.736
1990 7.878 49.195 8.244 106.012
1991 7.580 40.312 8.196 93.032
1992 5.866 22.085 6.733 83.677
1993 4.598 15.497 5.069 73.265
1994 4.357 15.362 4.379 67.975
1995 4.073 14.184 4.194 66.986
1996 3.740 10.166 3.978 64.207
1997 3.733 10.143 3.913 63.152
1998 3.511 4.526 3.868 62.535
1999 3.115 -2.287 3.170 35.307

32.WEIEHA T v o REATMEL VT v ADLEB/TEM

(o) E FHE I X
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N T, BEIEHERIA T v 7 2 () LTk FEER - 6 KETH & O ClY, e
REINTEG [ FHA T > 7 ADILEFEENER & FEERZENE LTI 2.64%, 17.93 12xF L Tt
MiFEFEEC Tl 1.47%, 927 THY, ThaZERBGEERZ EEE) E LTHigd 5 &, Bsl
FHIA T 7 AN 6.80 (Tt L CTARMUTIA > T v 7 A8 630 & 72 5. REEMRYITIE, Bl
HHIA T v 7 ADFIEER L ERER DS Z I 3.15%, 13.32 (2% L Cifirffiss sk <
1% 222%, 6.50 TH Y, ZNE2EEREGFEHERZ FAM) & LT 2 &, BEI1FE1 7
> 7 AN 423 1Tk L TRl A 7y 7 A3 293 £ k.

ZOEITHIRL T DL, BIC—ELWIHTNGH L OO, HsH COMEZE{Lo/ 4
—ANLEDDENRKEL R Y OOHDUITFEITH VT, T bMitEE L v b AR Z
THUEENL. DA T v 7 A L LT Uiz 7 oMiikg Ehin) 2 i g TE 5 2 bbb,

4.0 Ml w ERSIEH — HEHRRRET
4.1 FHEFRIEIRICR 50 Rl EFEE

TN T, ODEOHUIEHROMRERZ 22T A O EMERE 2 FRET 5. #l 3 Xpg3EH,
1974 4E35 1999 FZMT T 1, 772 BA ¥ MZOWTARHEOFFEN T T\ D
(=1,...,1772). F7=, HASKETHTIE, 1974 05 1999 FITHT T2, 620 KA > Mo
WTHRAEIMTHIL TV D (=1,...,2620).

Z 2 CIL S [ HIR A O TR O AR A N OFRH 21TV, AEpEEE L2 LD
IR & OTEBERZ ATz, TR & L TR O X9 7Rl 2 s

i R DRI =i HR O Rl i SO EG [SH51~ K= 7 filikk
(3-2)

[i HUSOEG I FFI~ R= 7 ik ] ZHEET H720121%, Mg 02 bicxhii U7 fits
PN E L7, 22T, 25420 T?&méhh%*fﬂ/%il M3 2(F 2-5).

5 [ 2 — 2 & U CARHiOR MR 2 8l52 5 & (R 3-4), REHLCIT T 86.96%,
FEEHMT418% &, REHEMD ST TWFEEFRIMINZ & 3.

fEN T, FHlEROZE LA e EChii L7z (B 3-5).

FPELL 3 KPFFEHUZ IS T, 1975 FERESUTIE 8 HIFEFE(80.84%) Thh » 7203, £ D%, 1981
I TT%&E IR T LTWE, 5 H959(46.40%)D/KAEE TFAR-> TS, D%, 1982 435
L ON1983 AT/ CRURICEHIR 25 & BiF Tl Y, 7HIF5OKAE (69.55%) (25| ERIT
W5, 0D, /\7/v,ﬂ;ﬁ&7‘oc>:> 1987 D5 1992 FETHNT TS, FEMERIL 7~8 BIOHIFH CTHERS
LTW5. L, NTAAENCHTZD 1993 FITB WL, —SUSHHME 100%@7k£%:
Bz THBY (10424%), NTNVEREED Y 7 F NV E IR CE RN T2 2 Evbrb.
JVERBEZIZ B W TIEBE L% 100%% BRI KUETHERS L, 1999 4EEE Tl /\mﬂﬁ{ﬂﬁiﬂﬁi%l
kS L0 20%FREE IV VKIEIZ B D T E A LD,
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—J7, HEARKETHICIBO T, 1975 FY4IEE, 9 FITROKETH 726 D0(92.85%),
1980 4E{Z0MF T 6 EIFEEEDKYEE TIRF LT . ZD%pa3EH & IFIEFERIC, 1983 EI2hT
TRHBERN EH- L2 b 00, RTAHNCEW T 8 BIFFDKHEIZH D (1986 4EC 78.44%). %
D%, ST VAREINZIE 1992 FRIC KR E < FHIEEASmE O, —RFRYIZIRA R LS ks & —
HLTWZHOD, 1998 F205 1999 FZHNT TARHI O KHEN F FE - TN 5H(1999 4T
115.55%).

EWNT, FHERDOIXDOXIZEH LTHAD L, FEEMTS T, FHMEROEE RS L 0%
EREICER T 5 &, Hflio EAHITH D 1983 HE0 5 1984 4R ITMT TUE DD EMKREL, —
FRE DO XIINEL RDHDO0, THFIZBWTHEJERKL TS Z Enbnd. —F, FEi
WZOWTIE, FHERA TINS5 1987 FITIEH D EMREL o TNDH Z LD,
I OREIZEN TN O R & —B L, MEEEINRKZ D E ZITEHHS T & DIES
DX BREL RO TWEZ ENHEREIND.

R -4 NTRHEOFMEDHR

PE fEEH
VAR g DT g g e O
servation Observation
1974 73.88 68.51 35.13 41 120.26 117.47 16.67 75
1975 80.84 71.02 40.99 41 92.85 90.53 12.42 75
1976 69.46 59.81 35.73 41 81.23 79.15 10.58 75
1977 78.34 74.67 36.22 52 86.41 84.58 11.24 70
1978 75.25 71.37 34.51 52 71.12 69.52 9.91 70
1979 67.48 67.21 29.58 52 60.71 59.47 10.37 89
1980 61.94 61.04 25.65 52 60.51 57.77 11.80 89
1981 46.40 46.86 19.50 50 76.82 76.65 14.46 98
1982 68.61 69.41 29.10 50 90.82 92.85 12.59 98
1983 69.55 64.78 36.61 50 103.28 102.18 14.26 81
1984 69.06 65.21 35.36 50 97.12 96.25 13.78 81
1985 63.36 59.21 29.93 50 46.83 46.69 5.74 81
1986 68.05 65.59 29.16 57 78.44 78.20 11.93 71
1987 69.86 73.39 27.71 57 75.23 75.04 19.84 77
1988 84.49 85.66 33.45 57 97.99 97.04 21.53 90
1989 78.56 80.28 31.28 57 102.91 102.73 21.07 90
1990 74.51 77.67 29.17 114 95.99 94.91 18.71 180
1991 78.76 82.83 31.16 57 99.22 98.68 19.20 90
1992 77.76 81.91 31.31 61 117.01 114.56 26.35 90
1993 104.24 107.03 39.98 81 108.83 106.35 21.74 110
1994 96.13 95.97 35.26 99 98.89 96.04 17.37 129
1995 97.92 97.51 34.85 109 102.01 99.72 16.17 144
1996 109.99 104.79 46.46 109 104.42 102.94 15.44 144
1997 112.76 103.65 55.52 111 102.40 100.87 14.73 141
1998 117.00 107.26 62.69 111 106.70 105.50 14.80 141
1999 120.02 106.55 69.28 111 115.55 114.67 15.54 141
Total 86.96 83.08 45.36 1772 94.18 94.89 23.58 2,620
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4.2 R TRI-FHAFEDHRE

ZITE, L0~ A 7 aORAIC D, ZAorHifiioKUE & B ik OHER 2 815295,

NI OHERS % [F]— MR L~V CREIRNC O D 8158345 2 LI, @ EEICRB O CRE
BIMTON TEZEOE ST TERWIRIICH D, = 2 TAIZETIE, LLTOX 5 T s
LS. F97 1975 FRESIZIT DR ORFEDOFHMA A+ b ZpFEM - FEZ LT 2
WA ML, & 2 TRl & B Ml HEF HE O e A 7. 2 LTS 13512 v CHE
TSN IR L AT, REEZ L2 Nk U7 AR il A HEE 95 (R 3-7). Zhic k-,
1975 FLISDRER ORI A2 HER 9%, 2 9 L ClRl—#LsIZ 31T 2 AR 28k & Bes il
¥ DI R ZHedHT 5.

HEFH SN TGS AL 2 Nk U 7= AR HUI BRSO 1 & 2 dvm < (a7 L CHH
FEFEEADERREL 0951, EEMTT /LT 0.968), 1975 FREAICISIT DA RHTliE E4E & £
JLTOTHNE L OTBE=RIL, PHERML 2 TREEWNH DD, é@ﬁm 3.85%& W\ o 7ok
ThHY, LURHEHIEE & 2R HBIENC X 0 #EE S HEEEI TSI SN D, £ 2T,
1w5$®ﬁﬁﬁ%NV%v—&ka(%3ﬂﬁ%ﬁéht&?ﬁﬁ%ﬁ%ﬁwf%iéht
it +550Z 1975 FERERO  (LrRHT/ AR HYRBIEHEEE) DG OHRT 7 FEEHZET
INTRHATEA T 7 R EAERR L2, D728 1975 AR IT A RHMIEEEARAE, = Lishg, HEE
ot & 72 %

FIRHEHEHUZONTIRE 3-6), TREXOSFEIEEES OB NEIET 5 /e S (S
1) &kl JOFEBFTNRIET 5 Hiik (H1A2 2) OMERE 23 870 25 2 #isiZ2fhi L L7 1T,
H1 1R D HEE AR & HEE S I D2 L 2B L2 b D THh D, Z 2T, 1975 4F
Rl & e T L C N7 M) (RlSRERES) Bils) L HEE Sz 1983 FF0 6 2 FF£ICH T
51%5@%&9-%Lfﬁﬁ@1%9¢ﬁ,_omfﬁ 245, FTHUS 1 ICBWLWTE, 1975
FERF A CRHIER DS 75 %R, MG 2 Tk 71% S REFRBEOFEHER CTH 5. Z D%, WREORE
ﬁ%@ﬁ%mﬁﬁb,wwiﬁﬁf%ﬁlf%%_&ﬁr@@ﬂ%kﬁé%@@w%&ﬁﬁ
TITFEESHEL L, HUS 1 T126%, HH 2 TI5%E 5. 2L, IHFREICBWTESEE L
T2 Y T TILIT RORZEDSLHIAEL HH N VR R 2K T ST\ 5—FTC, Stiian
IRAET 2 4 R HIIEE CIIAR S ZHITE 2385 < FHRIEARE N2 & s, BIFEORGI23 XV 5k
W2 BT R 2R LTS 2 ERbinD.

4y T CAUEBOBEL LTSS HODIE, A I—LD/nAHE L CHEESNA S I—MOBE T, KERBZEN
AEUTLEN, #HEEMEDLZELRD THD.
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x 3-5. BEXLEEREL-ARMER—EBOHE

Dependent Variable:Log of Land Price per square meter .Method of Estimation:OLS

Commercial Area(Chiyoda,Chuo,Minato Wards)

Residential Area(Setagaya Ward)

Variables(all in log except for dummies ) i Coefﬁcienti t-value Variables(all in log except for dummies ) i Coefficient i t-value
Property CharTTteristics Property CharTTteristics
Constant 4.370 6.693 Constant 13.488 86.975
LA HifE(nd) 0.060 3.335 LA Mg (i) 0.006 0.379
RW SE SR B (10cm) 0.083 2.901 RW JE g 5 (10cm) 0.269 14.157
ST I3 7 IR £ COFEEE(m) -0.063 -10.752 ST fx 7R & C O BEHE(m) -0.134 -13.261
TT A0 E TORFH * -0.257 -2.390 TT A0 FCORER]* -0.421 -9.094
YK RFE R (%) 1.471 15.344 Raiway/Subway Line Dummy
Raiway/Subway Line Dummy TR -2.967 -6.198
LD A -7.442 -8.798 N 0.387 2.245
SRR -1.565 -1.985 HDEH 2.132 8.552
it 3220019358 i 057712808
Cross-term Effect by Railway Line Dummy HEA -1.821 -3.312
L4 x |[LOF -0.078 -3.720 Cross-term Effect by Railway Line Dummy
LA x $RJE -0.079 -3.794 LA x {HR 0.090 4.910
LA x FLOW -0.033 -5.053 LA x HAR 0.108 3.228
LA *x TftH 0.035 3.994 LA > BAEREH#SH 0.036 2.162
LA x {5 -0.067 -10.102 LA x/NHA 0.074 4.294
RW xLDOF 0.112 3.204 LA x JLE 0.092 4.621
ST x FLDOWN 0.030 3.628 RW x i |- 0.231 4.225
ST x THH 0.027 2.364 RW _x KILHT -0.230 -8.797
ST x {&HE 0.045 6.174 RW x HUfk -0.216 -3.070
ST x =H 0.010 2.170 RW x F -0.284 -9.820
ST x faik 0.025 2.503 RW x A -0.207 -5.949
YK x [LDOF 0.673 6.002 ST x Hif 0.051 3.232
YK x $RJEE 0.829 7.635 ST x KHHT 0.037 3.724
YK > i -1.918 -6.576 ST x /N7 -0.040 3192
IT x [LDOF 0.047 1.599 ST x FFDFH -0.077 -2.607
TT x GRpE 0.388 5.559 ST x {HA 0.168 8.294
TT x H1s -1.099 -5.875 TT x HAR 1.047 5.403
Cross-term Effect by Bubble Dummy** T x/NHA -0.087 -1.628
LA * BubbleDummy 0.043 2.247 TT x F058 -0.504 -4.847
RW x BubbleDummy 0.017 0.532 TT x HF 0.216 3.799
ST x BubbleDummy 0.024 3.753 T x {HHEA 0.426 2.339
TT x BubbleDummy -0.280 -2.578 1 i Cross-term Effect by Bubble Dummy®**
YK x BubbleDummy -0.152 -1.413 LA x BubbleDummy 0.095 6.490
Cross-term Effect by Post-Bubble Dummy®*** RW x BubbleDummy 0.182 7.456
LA x Post-BubbleDummy 0.134 5.762 ST x BubbleDummy -0.103 -8.505
RW x Post-BubbleDummy 0.106 2.790 TT x BubbleDummy -0.210 _4.736
ST x Post—BubbleDummy 0.026 3.531 Cross-term Effect by Post Bubble Dummy***
IT x Post-BubbleDummy -0.266 -2.101 LA x Post-BubbleDummy 0.041 2.971
YK x Post-BubbleDummy 0.025 0.206 RW x Post-BubbleDummy 0.041 1.922
Adjusted R square=0.951 ST x Post-BubbleDummy -0.011 -0.998
Number of Observations=1,772 TT x Post-BubbleDummy -0.058 -1.470

IR T IR E TORDIRZ BFH 25 Lo B[] TR TR
BRI - 71 - B - M1 BT~ 35 BY - KR
**BubbleDummy:1983~1995

***Post-BubbleDummy: 1996~

Base Line=3L0> P, 3P, TR F, A7 2807, 7 8, = H, e ek

Adjusted R square=0.968
Number of Observations=2,620

* R AR D 1 SR E T OO IR R 45 08t ) - KRB B k]
THROGOT - 7 - 82 - 1A% U~ 55 B - RFIT)

**BubbleDummy:1985~1991
***Post-BubbleDummy: 1992~

Base Line=iti_I=, K0T, /NHA, HHA, Bl
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Calendar Year

8 = . - e {21987 FFAli%1999
JED D 1> FFAtAE T 0 3 D B0 UL FEAER1975 ; o
D o | B - BT A4 Hu - & R4 E & o (77 L T L/ B | (7 el i/ B
FIR OB (1975) [ D3R e (77 il 4 D) | e e ) 3 A HE )
AR D —fi%
Ml | EEnsnE | e 129,000 264 3.5 il N1 500 150 92.33% 73.60% 115.13%
o Hik
B
HS2 [EEn L | HEAK 142,000 144 6.0 B E 2,600 200 101.08% 71.05% 119.74%
FE5E Hiing

B 3-7458 KA > FOEBIEHFIA F= v il & ARMEOR R : EEH

BT, HEAAREEHTHSHIC OV TR 3-7), /NHERB VO Y 7 CERE TO RN
500m & FIMEMEDS EOHLS (M 1) & PIFR BT L CORFRERF O OORKFE V BRE TOR
Bt 2600m & FIMEVEAMERU S (M 2) ICOWTEBHRRT L, Hus 1 OZ(b2BIE L T 5.
PaYEH L [BIREIC 1975 4R S L R RV T [T L) BbG & HEE SHU7- 1985 4B/ 2 4E
BT dT2 % 1987 Flgai, & L CHEITD 1999 FFREFIZOWTHIZET 5.

1975 A4 REZ U CUEHILT 1 OFEMED 92% ThH > 7=DIZkt LT, Hi 2 OZ1UT 101% T
HY, I ZFEG MM & ARl —E LT\ D 2 Evbng. 1987 FERESICBWL T, Ml
T 73%, Hsi2 TT1%EITFRKEEE 220, BB L2 7 BFEEOKEZH 722 &
oM D. Ll 1999 FRESICRBWLTIE, HsS 123 115%, His 2 T 119% & a2 hFRRIC A
M SES lifs Z LB D AKKEZH D Z L 3.

ITFRIZEBWTIE, w0 BUE TORBED B 7RI DM S35 238472355 < 72> T
B, BEUIEICBOCUIZOMmAE HTWD Z En3bnd.

5 Y INEF 15K (1998) T, BESKHRA 2L U CHIRE DS K& L A5 T, A& S IR ST IE D
P SR CEARRNZEEFEREL TWA. ST LAREERTZ IO T, TSNS OB b0, 2oz
IR E I TR RIREMEDNE 2 Hivs.
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5.5 3 E#fR - THETZOFREHEOLEN -

AW TITONENZI T D HUlE RO 2 8B U7z BT, ik Tbh 2 55 [ FFIic S
SBBIFEFIT—H RXR—AEHEL, ~F=v 7 - TTa—FICLVEBIEGA T v 7 AB L
Ol 7 7 A%AERRT 5 2 & C, s EZR T 2 HliER T H D AR
HfASFEER DB A B SN LTz,

ATz U T, LD LN ST,

- ODENZRT D AEFEMASAE B IUTE, KRR X &I 2 etk RE A A

s L EERTFEMTON TN D, L, ZOBEHROL < ITAMEEZ L E LT
ETFHRNRH Y, EWEFRIITROME)RH 5.
B E MG H AR OMIEERVEEIR & LTI, B Bl HeBE S BRI S TV S sl T, B
FIERI OB E SR E L COEMEICEE MO EMEIMET L, TGO g
WEA R L DFHMBRRESE K] DRSS 2 &, THBIDFE L7\ Hus CRFfiad
ZENRHIR ) THAREMENRH D Z L, [FHlRESSTRARE R L 0 BIcdH D 2 LoDk z Tl
T 5 Z LI RRENFE] T D AREMED B D Z L DR Sz,
BT, ATRHIZ DWW TIY, AR Th 2 REEEE O PRSI & ) o 7 [ S e S
nr-.
BEIHEFIA T 7 AL RHIA T v 7 A%l Uiz & 25, FRCPEEMRY|TlE IR
TR FEMNZBWCARIIA T > 7 ARBBIEIA T > 7 AT TR 5T
ER LT BRESHER S, IR (1995)35 66 U 7=t S e thlCGE S -,
it AR (6 KREDT) & DHBRICRBW T, B — 7 BEREAR D5, SRAEIR T
b FRFERARR DY, SEIONTENTWAIZDIZ A L= 7S, Bha i
T L7 ODFEIE L L TUIARIMFRARLL BICRIH LI W2 &3 RRES Tz,
S DIZARHYIIZAL Y, HEE ST B2 O TRl & L Tl ERR 2% (Valuation Error)
DOFLE (Magnitude) Z HGE L 7= & 2 A, #ols 3 XpEEHOTHIRIL, 1975 4245 8 BIfLE
(80.84%) Thr o 7= &, DA%, 1981 HITHNT T 5 Hl55(46.40%)F TIK T L, £D%, 1982 435
V1983 4RIZ/ T TRBIZEHIERZ 5 & EIF TR0 7 HEFOKAE (69.55%) 125 XHEL
7o NTOVAREEINIZIE 1993 12, —XUTFHMERDY 100% DK EZ Bz (104.24%), 1999
ERERCIE, A Hfli2sEeS Milikg L 0 20%F2EE @V KEICH 5 2 LS Lo ST,
1975 A4 15, HEEAXKETHITIX 9 FEROKIETH 725 DD(92.85%), 1980 FAIH T T
6 BIFEEEOKMEE TR T L, T0%, FEMSITIEREEC, 1983 )T TRMlHR L5
L7z, ANTUNCEBWTIL 8 B KIEIZH - 7228 (1986 45T 78.44%), /N7 IVHEREERIC
1% 1992 FZ R E S FHIEEAEE D, 1998 035 1999 )N TR DR B &

STUWAH(1999 4ET 115.55%) 2 L LN STz,

AHFGED—BOH 28 UC, DO EICIT D ATPEMF ) EER RO IEDH & 5>
W27 o7z, REZ, DDNEOHUIE R OMR % 709~ il O 8 E A X i C bR
A THIEETERVEELZFE > TS Z EBRHLMNITR-> TN D,

HAREIZBWTCEH - FREEVST-AFEO LOLIEEMEZZE X HE, 295 LI-HlifEH
DREZEIIRERBETH D, 20 LIS ORBREENEN O LHLNTHAH. TR
FE R STV D REER R RE 2 5 Z L RO BbND Z LIXYSROZ L THHA,
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HWIZIZZ DRBZEDIFIELE B, ™A T ADHMRRZDIRE N BRI RGERTRETH Y,
OHEFNCTFRTEDL LT DI ENEETH D, R, JelEFHEETIIHZ 2720 HAR A
DHIETH D2, AREESZ T L ST D300 2y, [EEEER - ikl
DPUERED R F~v—r L 720, S HIZAFFEEFMBASORM & L CEMT 5 Tnd
ZEnD, ELMOAIMEEFRARE LR D, BEEREZAHL TN Z EITSRTHA .
2TV B L, THG RS 255475,

ZDOZEND, REFERS S ERO—BOBIR « BiIILERTK THDH. O TUIAE)
PETTHZIT DIEMOINEED & <, W Hlikg & Wb 2 TIER R TS5IE] & OTEBEr 7
EL, BECHIEHROBEEE N mN-TZE VL), LavL, 4HO X iRt Tl
BOETFRE VD L0 M EsR Cide <, EHRICHG S H R BIR S D 2 L 3D
NREE O DTZDICARARIZOTHY, TOIDOREEITIFRE SRR B0

RENESRTTIEN I L CODRCKEEE T, B IR E AR STl Y, EEbsc
PEO VR 2 HHRREACELOS & TRINTE 5. & LT, A E 72 722(Valuation Error)
BT DA TOND Z LT, FOBMEZWINT 572D EHIZOFTW5. b EICK
W, AREDPEMRS SR LR L 22T USRS e WS REITEN IR T 2 720 C, £ 3
TR HR & L TEBESNTODIEROLHEZITY, ARRHIEHROEEOBIE & 2 DOFEIC
FORAETDHI A ZHEBERTRTE DL VAT MEYVPRLETHL LV L), 20X
ZRHITC, 2005 AEICIE, B ECEE LKL D, BEHISEROBI RSB Sz, LavLi
N5, BAEOEHRIUILT L TRV, 20k 9 RBORAEERA D bt = & &
HWIRE L7200,

neke, AFSNHHMFERICBE L TE, Hix 2w P o T, REICBIT 557
MriZ, ZOEEEZFFIICHOMNITHZ LT, TOMEORELZALNITEZ LNTE
ZliE, BHIBOR E, OO TERIENLDOLEEZD.
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FAR EETHDOFRATEH
-“REBRBPEY A T TOR -

1 YAR#(¥, Shimizu, C., K.GNishimura and Y.Asami, (2004), “Search and Vacancy Costs in the Tokyo Housing Market”,
Regional and Urban Development Studies,Nol.16No.3 Z N5 -{EIEL7=HDTHS.

75



76



F 4 EFETHORRAFTEM
1L.AXEDOHM

HARDOARBEFLETSHE, HRORZEEMERH Y, THRNHEEICL > TEREZLEL LT
WAHZ ER LT USRI NS. FRIFEo~ Y a VOIREINE T, FOREEEONRE
BE, MERFEBRORIE, SRS TIRHRT CE RWEEERE R Y, LNERMERNSETHREEINT
WD DT TRV, ZHHDXRIT TWDHIFROZ2DNTIE, EERICWIF L O OJEN 2 R
KHRDHZETHDTONDHDOHE. ZO XK S ITHEE TR S RV 2RO T H > THER
EEEITO I D272, TIUCiEZ < O & FRNBKE L 725D TH 5.

HEENT LN TWDH2E TR CEL 2 EE NI ZEITRARETHD. TDOZ LTl
FE0 FIIO TAKOMfE] (F@Ee T b TS SAL % b 22 WG Offifg) Lo b
VMRS CRBIPEZTEAIT 5 2 E N TE D AHEM R H 5. MK CTHTTE Y TIE, VATt
DIHBENBND Z L 2R LT, REPEICED OB Z DT TIEA D LT LivZau.
WIZ, 7B D BN TN D58 ) FIIARDMIME LV IR MitEE2 21 Tt A H 500 L.
ZNTHRINIED FTIH HREOR 2R 2ER S0 d Ly, 2o X 2 1IiE#R
DOARFERVED S & TlE, REEMSIIAROMIED &l 5 TRt o v, HEF IR &
TR THERIEEZ00 5 DT I TRV DO TH S,

—J5, eV FITE - TH, FRHIEFHLEL THLEKNINTZD F TORRAMELL 2L
Moo, TN D Z EMTERDPSTZVTDHENSTZZ ENFEEL TS, MK, 580
FIZE 5T, TZLTHEWVMIIE T, 7O TEH7ETRESEALIZV. LrL, BHEIOBEB
WZH X270, LIEUIEHIERE T, Su—r 0 #z OFEERABIOHE T, 4p)
760 FRMRETE D FIMIFEAZRE L TWAEEHZ0. TOLEE, BOmEERES L
ELTh, BRINAAL LW —ANREAET S, b LEANS, Yo ik e AF
ARECTHIUE, BOVKHICRAVEZ SO T L V@R TEE L 52 LNFREL oo T2 TH A
9.

29 LIEEHROARTEEMEIR L, REEOEFRZIRILT 38 & L TQIEETnns. L
DL, REREOMIZER T MR E RN L <, HEE O Thr 2L BERER=—XIZ
KL TETWRWEIE U, Jil s CREIFERN A TR DI TOMIERZ LB L
TV ZEMREIRED, FEEIIIMAEF ITHXICE L L TWT, K0 IEL o fpfres &
HlRE2IAT 5 80 ) L0, ERATEVIAA THIIN 52 S LA TH D, KRFEMN%
FIL, NN EEE £ LD TN EREROSEEZK S H & LTWAER, RIEZORE LI
N TUNRL,

PLEDZ 1%, AAROREETSHIZE O TREEFEROFIEIC L - ThHve D OFERIHEIA
U TWDAMREMEZ TR LTV D. WE, G2 ERE & Do TR 2 it
MWD ERELES. 25T 5 EHES BIENREEELED) HRFESNTNDIETOY
a2 720D/ M E1G5 2 LN TE, M2 E LI TE 5. /o (TH
WFEO TEERER] ZREIC/R5Y. BOFICLTS, [ASROME] CH&AHTT 5722513,

IEBIZ, RIERIERTHHIIBNTIE, AEIFEEMHI AR MIE S e TelfEd 5 ATREMEL 5 D728 (Z0> ATEN:
OG- TE Nishimura (1999), 24053 B ARD T THRZ > TS ATREMEIZ DWW TOIERIET Nishimura, ef al.

(1999%2M) , TTEHZ L > TEESNDM ORI BADEL DGR DD, ZibE, ReEEROT#
I THDN, DT ET S BT D5l e T — 2 2 WEEL TR — i s & L iudan g, &
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MRS CIZFERIS N, 2T 2D, - C, Lako X9 ZREbiciése 3 2 15 et
HEEDFET D72 01E, BEWFORKREH GRRICERITHESTBRITINA T, BRIZESL
TR OMSSE M) 70 FOERICLU TRBEEEMITEAEREL Y, 2B
FAELRL D THA S (Amott (1989), Krainer (1999), Read (1993), Wheaton (1990) ) Y.

AHFZETIE, BB OEICRBIT D~ a VTR T, R biEn F BVnF
MFZAEL D3R N5, BRaITiE, 20 HUOAEEZ 2RI L CTRB<HEIEH &
B ORI OREPE 2 TR E M2 HEET 5. EEE, EE0OEWFOERITHRHEDEED
ZEEIRPN D LT, e ) OIERHHBERNRH Y Z 9 ThHDH Z LIIRGITHELR S ND N, FED
DHDIRY , EEOARBPETIHIZE WO CEIEICAZEFRIC L > Tl &R S EHOK
X ZZEHIL7Z01E, NIMZBWTHAMIIENIZILD TTH D, ZOSEITBWTIHFE N EA
TUWRWEH & LT, BB 278858 OB OT — 2 REZHIIIHE T, £,
BWFOREITENCET 27 — 2 A ONRN T LR ENERTE 5.

AW ClE~ > v a YO ERGITHSRE L OEETHHICET 287 — 2 ZFHL T, =
DREWASLNZLESY ETHHDTHS. BEIRMIZIE, 1999 FFEOH KO F <>z v
BS IS+ 27 =2 28HE L, B FOaX MEEESERE LGHI S L b, B0
FOIAA MIONWTUIY—F B E A L THERFT 5. WSO OB LW RIHESFZ258E L T
WAHHLDOD, ZOXTERORTERMEIZEIT D 3 A N EHER L7 TS, IR DT
FAEL TV, BRI, OREICB T 2 EEIETSOMIEICOWT, 9 H2icE
KBIDITEN Z Fuls & U TEEIR AT S . 2O SE 5D, FIFH TAREEEROA b
HEFHT 2. 95 3.1 8T, REREHMOBREH 2R 5 FiEZ IR, 5 3.2 #i ClIRmst
THWL T —Z _R—ZZE L, 533 8o FeE Lt R2WmET 5.

BONTERE RS &, BN~ g ) ORI T, BRARERRT-HDHEE
HEHTERVEEDORE S THD Z b5, £7, 580 FANCEENEL D ZEH0D
BRI, B HR CEENE SNRBIZ U, T2 0 IcH S T2 9tEolRE
FIERHIX LT, FE IS FHRE T 10.58%, FEEHET T 31.28%, MIERHAR T 22.59%I2
YT HHEEPFEL TWVD. HNT, THWFE] O X MERLE, BWFIE, 2000 Fi29)
PRBEA U7 PR AN D 132%I2H 72 28RFE M (F2 & L THRROBESE M) 233842 LT
WHZ LTS, ZOHEEHE, H 33 SiTHIREICT D X 01, W< ODDIEIZHESS H DT
HDHD, FERITIEA T E RVHBRORERERDO 2 A FBRHEOF -~ v a Ui TAETT
WHZ LR LTS, £ LTHRIIPE~ v a sHiE, oEETRW AL, hlE e
THENZHARTHERA AN Z <, HWEORGICTIIINDE EE) 2L aBETL L, (EEH
BT, L0 REAAREEFRO I A FNEL TODAREMENEV. 29 LI ReeiEH
DR MEHIFEL, fERICE D ZE LOREREFRO VAT L2 521EH Z LIFBRAORETH
HEWZED.

FUIAMIIEDFFHZ RIEI B2 D720, KZECTIZHEOHF7R0.
INYEIXTO U RS RAIUEL , TN AHBEEDNIEICT 72 A TEBINTT BT B DD NS, HE-T
RN FOE R IREE, 2O USRI B a 2B L, EOLTIERICE > TREWFOBRRE S50
FOZERE HDBIMANIIRD T DRI B EETHSD. BIEDIRIENR, THUT- Bk iEN S TEREL TB
BT, TIIERRREBICH DL 25.

AETIE, FH2ETCHIRECT2d01C, FEERIRIt OB HITERICHHINE T, BV FoRRE LTV FOZEE
BRDOLAFHL TWAZLIZIEBESNIZV .



2 BN TRYF - TEVFI-TFREIEMFT)

2.1 ABEFRBICEH S EFRIITE

FEARBPEFRTTS COBBRATEEMEN L7 DT EAE W 212083 h, REFEEREIC A
5% ERBIOITENZ BARDIFIZEN L CEE L. 22T, 780 FORATE), B
FOY—F1TH), FEPEMFINES OITEE ZNEHEBET 5.

D). TFEYF IOFEHITE

7e 0 HEE ORI TN, XV &EVMIKETL D IRICRAT S22 L Th .

T, FHAIE TV AR AR S,

—MRIZ, TR HLEE IO EE X256, BOOEINZE D HWFEBRT 504 H)
PEMPIT B\ BRI T 5. AEIEMEE IR T 235613, SRETE 420, BTt
NERIEAESD, D WIT— BN ZFESERIRT 5 (BHE G 135 (05127 45 6
H 10 BIEAES 176 B/ UOE AR 12 FRIEAEE 97 5) 553 2558 21A).

BB TRNOSAITE, —EMIC—EU LOWEEZIT 5 2 LN TE KM, thoffirs
FLUCEWFRR AR T 5 2 X OB RETAME AR 2 & & D, BRI KOS
21X, OISk L CTEWFRRZKIET 5 Z L IXTE R0 b o0, B OREWFRE
BEIDHIENTEDLD, NSNS OWET SAMIC LI EE 72D, —BENZHO5E
IZIE, BHOTHEWFERNTE, 2 of@8HOMNSthise L THEWFREAKIET 2 2 LT
XDNMHE, WEEZITDZ ENTERY. F7, BEREIEENIE A B EG |35
IERAIRERE L 5 BUANIS, BRI 3250 2 5 A T2 B I 33ROk E 4 7 B LANICHR TE Tsmis
Bk SN, IR BWFEERT 5 2 LREBT bW D (BRI | EERT THLRIE
155D 8).

FEOFL, ED KD ARG TTREIEIT O OO )M T D DONEEE LT uEz 57220,
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SRS S, T T TOHWMRE, X0 EVIERET, LRIk ZEThD
0, —WIZTEAIA AT, K0 @I KEZ R T 5 & T AICHR BT, 3
N BRI RS LRV LRSS,

LINLARR S ZOMMGERENEETHY, TZTEHIIIATTAANEND LEWFE A
DFBHZENTERDSTED, ENVFERDOT L ETICRHEZE L2052 L L5 01T,
RV MlfiRS 2 5% E L7235 a2, BURICZTRAINTE D00, ARERT L2 LN TEHIETO
FSERH) Z L LD,

RENEDTERN 2 AKFE ST PSS, FFHIA N OB 7oA, ks A E 21TV,
JERD OB |5 & BIR Lens SE RIS 23R L, ThHONRIZIE) TREGET D & i
RIZRERET D, BN ERE TR, o RtEE1TH 2 & LD, BeiedEld, Ak L H iz
BB BT 224, BTAE R OB I TR E TR E ~DBER AT, T 72k LT-
D, FECETEHRGEICEE LZY, TFETIEHA 2 — 3y M EE2dB U CEmT 5. £7o,
I DR E HTZBEOTIES LTESAIE, HHENSORZREEE LT, 220 CFF
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BOFOHMIE, XV2RWMEKT, L@EmWaiiasasZencEamtzitidoech
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WEEELTEZE ) &9 5.

HWOFIIRE « FILOFAEFIC LD FHHUEOILRFIZ LY, TR 2 FFEN AT
b5, (EREZE2ER UIAOTEERERL, F7 B laEa Ay, szt
720 UCIEFHIE A BltAT 5. IEMAIE SIS &, Wi iR 2 2 & TtFicRE4 2
s &AM & OXIREIRZ S U, MBI TERT 5 & & bICBIHEA 7 E 2B 5. Bilh
FETIE, T 0N SR SIS TORVMEFRZIVET 5 L [FS, IWE LR Ho
IEfEEE (accuracy) A 83 H 2 & LD, OFED, 70 FIETELYWIHEOIEHRICOWTIE 070
WaF > TWDHDIZH LT, HOWFIEHARIERER > TRV, ZOOEHRT v v 748
DLHTOIHESE (—F) [TEZRER< 5.

i athly, £ 223l LIZEWFOREEMR LIRS, HEREZIEEL, YisEs
ITOWBIHIZEN L, 20 CRibiAte.

—fRICEWFIL, U b7 av A TAAEIIMIN EEZE L CTOHEEREITH. ZZTO
RIBEIE, TR EHRAFIEL TV 2 & &, 2t SN D 5RO IEMEE (accuracy | BRI S 5.

FTHEROEIZONTUE, DFHFEROREE & IR SN —Wf 2 & OfFRER Lo
TN B 5. BARRIZIE, 1H#EER & CIIFTEH « MR - BA RS - MIERY - 7% -
& - B UEH - BERGORE - SRR ER B STV D, UL, EEERICE
W, ZNHOWIHERTZ T TIEIA+H0TH Y, L0 FEMZRERE RO THERRRZITHOE
B a7, BRI, SR A RO AT, FIRREZ STRERERERTH .

MR OARF3EE, RO IEMEEORBECHINT 5. —g, 780 R s
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HRHEL TS,
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SRS 70 & ORI 72 130T LU b IFMm R S BT 72 <, EEERS P —F L THIH T
DINDIEHR THD. FEEMOBERE, HREE - 0L B0ETFROERE: 83—
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DEFZH S Z & T, N4 C DR Ef S NS, BRMICIE, KEAR E ORI & 27
0, ORENZIT D AREPEMIHIEE Y, REREEERITE Y T LB EEY,
EFIFRD FORFAL LUTEITS. 20— T, BWFO=—XL Uz~ v F o 7% [FH
FEZAT O 2 EMH D720, BWOPRIRFZM T b O TIE 20D, W) fEfE<T 5
ZENHDH. ZORITERERIZIE, WD RIETWH ) BFRBEIOEEIEITERK T 5 L) B
HCRER ST

Iz, 780 FHANZI= > 7178 % & DAL, BOTICH LTRSS D 1E8 bW D rlRett:
MWD, FIZIE, REPELE IO THEEZR O ER £ O Icxt L TRDFEL 5.2 51
WA L7 2 EAENS T 5. ZOMBEICR LT, REFEMNEF TSN Db b 8 e
TERIC OV TEEFHEDAELZERL, BWTICH L CHRIATIHEEZA S (EHEYEGI2E
155 35 2k HEHIHE O .

HEREREICE, RELS W 2FHE) & THEISMHCBET 2FHE) Ndsn
L. FT WIS 2HE) TIE, BeiE EoMeER, EBiEHmE - @FUREESIC T D1k
PR DR 72 & OVEFITEES < HIR, FMBEOAMICEET 2 95HE, MUK - B TA%ED
Heta R CHE K iRk OEARIRDL, RSB DSAIIISERR O - s SN 5. i
WTC THGISIRICBET 2] T, & - GG LISNCIRZ S &8 0%Es LUHPY,
LI ORI BET 2 HIEH, HEFHEAOTE 080T 2 FH, PHESOReE
OWEEL, S - RS ZZHET 25 ORBHEEONE, m—rDboTADHFL LV r—
VRBEAE DA O E, BIRRIGEEAI OB AIII T BRGNS, A ) ERRGEE, ©)iES: -
RIAGORH, AR L OUFEN G S5,

ZIHDFERIZONVTIE, FEPEFNEENE DTSR L QENRETEZA I LOTHS.
L LZen Bl L2 K 912, 2R TTRTCONLEREFRINEE S TW DD TidZewn. #E
S>TENLIMEONWTITEWFOHCETLDO b & TIHERAZIUE LG UTR 0. 20y
22N, Bl L7z RBEORBENER S T 5 D0 TH 5.

iz, OOBEOTHEYEG 3L I 285 A0x, s a2 L, BeksEIC
Hfl L CTFERIARE SN TWSY. 2072, L 0% OB % X 0 & Vil TIH
D2 ENABEMNEEOFIGE L 7259, BHS, FHEDSBHMIAR IS L CE SR B 720
FVELBETHZ L TREERN LRI 528, KL DTN E & 5 41k 4 L

SR TEEHT, TEHIERYERS 350352 D2 LM TEHIMIMOKE] (FEF 45 45 10 A 23 BASRES/RE 1552 5)
IZBWTHESH TS, BAARIZIE, TRV TIE, 200 T HLLFOAEETIE 100 40 5, 200 J5 HE#82 400
JFALLF OEFEDLZEITIE 100 570 4, 400 1 FEBZD4FATIL 100 550 3 X3 TH5.
CWMFRBTEETHIUZ, MR TASROAGE | L0 @ UEAFI T A LT TERVOT, ThYE | L) E&MHIS
NHZEEeD. OFEY, TAROME] TIEVEL T D2 LD EHEIkIG £ 705
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2 2. L ERICHESIER

PLERAROBURIZAIL T, 720 FOBEANTE), BHOFOWAITE), REREMNEEO~ YT
VAT EREEE L CE . MAROZ ETHDHD, D REERWTETHENKNLT D RKOEK
MR TH D, BRIV LTHELSFH LY, BWFIDLTHLRSBALIEZWE WS
KT HELEDe)T, 720 FOMSHI RS, BOWFOHERBBZD, REHICEEOA
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b URICAEEICBET A WEEHRDEETH Y, I HICBAIGRICET IR ERSICATF
T5Z LN TEDHENAE LHEAICE, TOHSME TEY R CiciitEsL, H
WELEL OV —F1TE1Z LR &b Z o052 LN TES. LinLann, 8
FEOREPETHZBNTE, FRELEDMEEHRE ATT 52 LIRS TiEkel, /-T
B A LT B O TS 2 TN T OOV T 3 2 P B TRAICHND 2 LT,
ZDI=H, WO XD 7eHEK - BRANECD Z ERD0D.

FP5E0 FITBWTE, Moo fifgf 2925 2 & CiRoAlE TIZE < ORI 25925 Z LT
RDLAREMENR D D . BTV T, YFORSETRE-OHERE - EEEORIEZ (X U, WfEL
DEEKESLREBEREE, REORE, BV LT S EOREEERR EIc oW T —F7
HUERGH Y, BEANE TR0, BN EABREELTZD LTS, £, —F
LTHTOIEREAFTHZENMTERNWT—2A B0, ZO LI REA (A & FZE
oo T EAOM) 1%, REeFRICED 203N TNEDOTHSD. KAETIEIZIDX 72
AFERERIC L DK - B %, UK OR i~y a Uililga R s LT, EEmICH
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AL, BERERAIE L CTENEZEVWFIUEZ, BOWFOFELTEY FIUZ D HAD
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RS, 2 LIt 0BEMEEZDZLNTES, LMLRNDL, KETIIT—ZOFIH
ATREME DA EE OB A EZ PRS2 Z SI38 T, BB L T05. W TULFOoH
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IR T H D(REIEEPN3EE O o 2 MEEIZOWTIEL, TEK « Tk - & 720042 R).

TYRBIEMA ST, FE0 T BOFO GBS L DI |12 FZE 4 D% EEHIHOTHY, [I0E< IS
FHEHTENT, LT L EENRITEICIIRWEV I ERDHD. LosL, BRIOESITIEEI THH23, LE Y
PSRN, SO TENITAET DN TSNS,
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3. FELtFRICKSBADFEIL
3.1.9WFiE EmAE

FEETHBICBT DIEMARANT S T2 DICF A L T DR R B A HEE T 5 72012,
20 FO A MIOWTIIESEHAOVAZ, BONFO IR MZOWTIE HER (F—F)
TV AEHTS. OFY, hilhvr v a v OREICBWT, B0 FENEEEARRL, Th
ZEHWENESR CIF, Y—F) &£92%) LTEBNTIS LA Z LT HudRAsns Z & T
%. HAROBURZEETIUE, ZOFET/ULHARORBFETSHOE —RIElE Red 2 8T
x5V, ZH LY —FETUL, HEHER EOFRORERENFET DTS ~EH S
TEY, BRSO FEL 2o TN 5.

FT, BBEHABIO—FT 7 VOMAAZ VT, [HFRBRMT5ZETRD T - B
FREDL IR A NBHT L LIZRDOPEEIEL L.

QD). TRYF1OFTENAXE

(520 F) 1XFRERALE TITH DRRE DRI D120, T ORITE P ERE A A FER TSR
WCHWA Z ENTET, WOIREEKIZATA L TWD Z &5, UTHEERN TS T,
720 FILE O OIHCBET 2RI HGEHR L TWD 2 EnD, ZOMERBRIZS U TR
KOffE] T, TICEHITL I ENAREL 2D, TOERT, MHEFRHIE ClThn Dt
FIEIEBRORTERNE S MR TH 5.

T, ) FOEKE LTUL, TOMOESEMNZG L3228 TE 5. 205 L5k
LTI, TR AT, Vo2 Utieg, oE 0 EE A Rent & U,

Rent X T
4-1)

LD,

F72, FTHIROEAFEHIZESITIE, BUEVPTERICHBICTELEARR by 7l
BILHMETIE, L HNVIaRAIPNERIRANMIELLRD. ZZTLrZLaX hoffby
IZEART R N CHRSENAZRT Z LN TE S, RETHEMgEE P, FIFRE2r 2328, 20
P O TS LR AT TN E B2 HND 2 EnD, a4

PxrxT

(4-2)

THERTE .

OV —F BT INEHEDENY, v T L7 Db, FEDFLEWOTFOME NS HIETHS. O SDOEEILH]
ZAXTF L 2R WRER T D78 TRIRETH DS, T TIEHE L D7=0F N e BH4528127 5.

N2, AR BN ST ARSI, BRI IES BT, BREAE A OSTEMEIEEL 2T UE7
Y AN
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(2).TBLVF |D1FFH(Search) AR

WIZ, THWFE] ORFEIRA NEBEZTHL Y. HFRIEELRTS2OIE, FED 4RO
] EFRENR—FT B, FH)TRVAED, JAZDORNWERCEY I AFHES N ELTL
FINLTHD. £ ZTHOFIABRESN T2l DA% LT b AR b O 2R
EEL, iER (—F) LA Tte. LavL, BHEQIFERIIFAZETHY, i<
FIRNE DD IRVERN LN, A FEZINTHADL L LD, ZOF—FIThhDd
EHIL, AREFEPTEETHIUIRLEREH &0 ) BIRT, HFHRORZERMEIC L 2007
BRI D.

T TR LI, HRORZERRTGE AT 2E7 0L LT, Fxldh—F (R
BERE WA, LI LD, EHr—FB8ima 20 E T 203 7. 6H
7 —FHERCIL, [F'EM72 (homogeneous) M Z%IG:l L (-OF D MOMEIZ OV TIETE
WMOARFERMILZ2N), §ER E AR Z DT TODEEF B RN E NI T TET VAL T
% Z1%, Turnbull and Sirmans(1993)). L7 LHLSEDOEENE Tl G sl MEEHHEA
VH—F oy NCRDHZENTE D, MICEEOWEITS TR, TOEEIXERICRRE
B LARWVIED B 7220,

ZITI TR —TF RO Mk & [IWEEESmRS) C@EE i, Mlk) 13
FEHRER & & RAUZ o275, [EVE TR ) 1 XEZER I 2 3R A L 22 0 hudon
BianEBz, [WEFHEEHEINRE ) (oW T —THim 2T 5. EEDIRFROWE L7257
HIGARPEMREE IOV T, BOWFRIT TN TEoE A2 95, to TRI—DWED
WRZRE LTl b UIEBD 272 6T X TOEWENF—O [EEREEE OMRS) ORI
ETH1ETCHhD. ZORBEROGEITHNLT D W EREE S Ge2iEmmE) 23, To
W OASEOMfE(fundamental value) & 95, LavL, ACEOSE2IFHRMKIL, HERICY—F %
FEhE L CRTOEREZIE LT ECIRESNDMMETH Y, SWEMEMIEZ & LTERT D
Z & THE S D BB N & T DHERR BN LITER L TR LER S D.

Fo, BERICITEENE EFERRC, ENEZHRTEOFLEER (heterogeneous) TH Y,
—FDaAR NHARRBITENETNDOBENWFOY—F a X MEitEE 2 i b, L
DLEWFOY—F oA hOREMEZEENGERY P10, WRREREERNIND.
Z T TS LD, THEHER 2 EE) 28T N BEWT] 28, T [fEE
B7REWF] AT L —Fa X MEFHIT 5. EHENRATE) 20 TNETEE )
DIESLOEIE, ~F=o 7 HEENDENT 5. ~N=w Zflifg 21X, RS 2 2 OARH)
PEZAERK L CO DB OiFE<2 b e LTEBRTL2HLOTHY, TiRNEL, Hxofig
Ok UCTIERT T 24TV, REEMIZZOfME LTRED ZEE2BEL TS, fEoT MEYE
BB IZBAT o~ R=y ZMit&lL, ABIEOSB 2 2 W E I E LTV 5.

2T, ElEE Sl STV D TS (Asking Price)i, RO 3 DOERIZ/pE|ITE
HZEZRD, FF, NMEHEE © 1773 RECE#BEIN TS TEEFS 15T

(B 0 BUE CoREfH]) LG E CoRH) TP xR THD. ZblL, —F%
L2 TH—EDHERGEDITETATTHIENARETH LN, FEDOWEE L TUIAR+5T
Ho. F2L, —FE L TUILOTATT D Z LN ARER BB BRI & W o 7o FBR
FCRT 28R TH L. ZOZOOHEKT, [HFHRPTERRGE I E TR~ R E L.
NDARDOMAECTH 2. ZHUTxt L5 3 ORI, Tl THho. BRI, il
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L, HROKINAfPNIEAE LTz, ASKRNE CERIFIMOGEIZ O likE) 72D DTy 2 5
R CH Y, TBLEDMEE) HAKANE GEafFHinig) Z22LsWebn) & LTERSND.
ZHE, EHRBAARRLTWD 2 EITED, ARMEL D bEMits THEAT 5 2 Lo 728
BIZXT 7 2T, Rl CTHEAT 2 Z E R TEXGEITIE~A T AL D,

NR= 7 BREHEET HI24720, HHEEFICHDIERIET TR, —FLTUILDT
AF AR —KIC ATFATRE R B BRBE ORI BE & W o T (FEIRBEIC BT 2 HR A & L
THWDZ LT %, DO~ K=y 7 B¥E AW COEENMEEOME 2 HEHT 2 &, 2l
SERIEE Ok, D F O AKMMEIZ 72 5. 56> THEEEOTE &~ K= 7 ik & O, >
FVEREHONME (~R=v 7 RXOFkE) 2, Bifitsis £ L1225,

Z O TRk (22T, AR — T EEROIEICHE S T, AZHERZRE VT, #ER
OYHEENL ORI D72V DO, ZOMERDARITM > TND LD EREL, TDF
AR F, MERBERS f 95, UFTIEIZO7 1L —AaU—27 Db E TEVWFEOY—F
a A N EHERTT D AT .

RIZ, T TITWL 20O % R C, £ ORORAKEIRMER y Th ol &3 5. LD,
RO —FF 5L, —FBFAE L Ts BINDHDETH. RO —F2FT145 L,
y LT ORBSAEE DD DD 5 720y (AR 3 D 5 72\)) #EFEIE, 1-Fo)Th D
ZNLUSANDEE T, x (<) DB RO DHERBIEN ) THDH. WE>T, ROY—F
ZAT o -6 OFLE i O HIFRHE X(0)IiE,

X() =[x (r)dx+ 1= F()]
(4-3)
Lled. XoT, ROV—F %47 9 MlER Bys)ig,
B(y,$)={y=X(M}-s=[" (r=x)f(x)dx—s
(4-4)

L%, ZHUE, x IZOWTHFFEMEKTH Y, fITONTOT =2 036U, B(ys)=0 &7z
5y DfEzEROBND. Dy Z#LUF, yTRT. a2t —Filigy, y—F% Lo
T RRATAR S y* LRI 72 5 ETH—F &I 5 L0 ) DI 5.

ZOFEIIZHANT, FIRIDOY—F TH—F 200 DMRIT Fo*) L7 d. £z, 2EIE TR
D DHHERIE, PIRITH—F 202 R —FOMIZ, ZOENCH—F 200 DR Fo*)a
DFTZBDIZHEL WIS FO™[1—Fo™)] &0, —MIZ, X o En BIEZF—F 2179 ief
QM)

O(n) = F(yMI-F(y")1™
(*-5)

THHING, V—TFEHn OBFHEEZ KD S &,
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F(y*)

Zn:nQ(’?) = Zn:”F(y*)[l —FO™" = mzn:”[l -F(yH)]
(4-6)
LIRDN, EERFEHARIL D AN S
1-FOH = — )
Sl-FOR = SO
(4-7)

PHILNTNWD DT, TNEMRA LT 5 & —FREEOBIFHEIL /FOY) &2 5. 22T,
BWFEOW—FIZLDa R NI, s/Fo*) &b, BT, WIS s ZRODDENTHHD, Zi
1%, FHL T SOFEBICHNDRHIET DR 2 A & GHRICET 2RICESF L2 E U
HLOTRA) [T, 1EFNDICET S ZOMOEM G, HWcmiE ML) %
MZAUTEVY (Appendix 2 1) V.

3.2.9MT—42 LETIRDERE
(D) fliET—4%

AW TIE, VU 74— MEOFEEEHEE(web bET)ZE U T, e~y v a
OB IS T — % L &R — 2 ZFHT 5. TOT7T—XOREFLITO LY ThD.

U 7 — MEOTESHEE TIL B - 2R MK (asking price)l 2R3 2 & )3 B4, CHefit X
NTWD. Z IO TERFEICES L T DA EIC K 0 HF#REE DHRE SN D £ TOlE
JEERNE FINTND. IEICES T2 H E LCL, )M LzBsofadiiRre ) U
(first offer price), il YEHASED> HERIH S A7 A COAMFSHEE R AMIFL first bid price), & HITH
T NNZIEE 7= i )EGRI(5E B )ik (transaction price)D 3 DDIHFHRMNFIE L T\ 5. D
BRFTE ) UATS 3, TS TI37R <520 FOFLEME TH D, —J7 Bk 3, AEpERRS 12
o TV ER] R THWEE ] OfBIFEEN—HIEH L TS 2 ENEZILILD.

T T VOGRS L 2 DAk & LT, DRTFIEEE R (ZEE S EHRO 9 Bk
FINZ K o THEHGED HHRIE SNV R R OMitsEHR A Vo Z &I Lz, fHEEE bRiE S vz
e ORI T, W A — 2 3 VRCIESGEEZ 8 U COnE SIS I BT A A2 35 LRV FER
B % E Tk &2 T T R TORMIOBEAM LS Th 5. Lo THOWFOMFHED
IRINTO BT & 9 PR Tldd 2 b O O FESHIIZ B MRS A5 ) & b U CHs 2 AE S {3
B 23 ERWVBFH RIS TH D LB 6N, ZOREDRAMECEAL T, V7
Jb— MENEROIBBIRAEZ K U A& A LR TeARE 23 FEER O B ik O BV B & 72 > TV D
ZEDHEDPDHNTND. EEHZOWTHFERRTH 5.

Yok, BOFORELFRE, —F BRI %A, RHFTIES L EL2S.
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(2). FEREICETIT—4

~ v a VTHICB W UL ESEEDO T N— M A MO EENDLN, —ITHE L TV 5D
i v a AL Eh a7 ) —hiE (RC) £38kmEkE 22 ) — hiE (SRC) DEEE 7R
Bzl LTHREINZ2ENTWD Z EMND,%ED RC & SRC DIEFEDTZREE L.

BB R HE T — & & U THATR: S, TSR Age) , [V 1 =—THifk: BS|,
BLO RFH: NU 22380070, TSRS ILBESNIAFEADN DR SHZFEA ETO
HEchHY, ABMTHE L., TR 1L~r v a v 2R 7 L— R A= 2D S
Tl EORBEREBZX D LN TE 5.

FEOFKALH NI DAZEANEM: % [HR0E CORFRLTT & T 0 BRE TORFE:TS)
ETRELE. THEBLE CTORTT) 1ZOWTIKRO L 5 ICEk L=, £3 #BidiH L(CBD)D
REEAT- 2. EEEIL X 2L E L OB SN TR Y, £, @ EICShEMEN S E L
7B THLTOIL Y —I T NVERERETHZ &L L., #— I FUBRE LTI A RSR - )l
B BB - TR - HASER - EEPER - FKEFER & W o To [UFRRO ¥ — I VR E & I B
HFEROHLERCH DR FHTEREZRE LT, £ L CERFVIRNLD 8 DD X — I F/VERE T
DR BRI 25858 L, Of/ME% THULE CToORE) & L. E5o¥ —IFLERETo
REH A2 B LTV 5 O T RO BHFE I X 2 RN RSB AR » T — 7 2RI R S
BAMAATeZ ENTE D, T BRSO FiRERE SN2 LIaGE, 70130
FRNER SN2 LI GAIC0E, YR Ic b LT 5. 2 T BEIC—Ed
H,10 A)DSERE T iR 228 5.

—J5, [FVERE CORRLTS) & UL B FERIORMT — 2 N AFRRETH D, il
TR LULES  RA O 3 ONFET D, LU, 2 2 Tobretg s LT 25 BRI
T EEICCEENEE L TWA Z b, e~y a UAFIEEOEW E 5 % i
BRI TNWDZ DS T —Z ITIIESRE - SR UAMETE L TRV, & 2 CfEHRE - 32
B OB TFB D% X I =88 E LTHIET 62 & & Lic( IR I—BD] ). EbHIT,
FERE O AT THEBRRER(5Y)) DS NABOSAITIE, T~y a COFE-IN B S 2EE TD
R & [NREN SRS BRE TONRFHEER(5Y)) NitdkEn 5. [HEEY
BRE CORFRLETS) & U TIE, [FEARREHE S S E TOMBRRFR S ZEN B D BUE TN
AFHERM) L L TER L. TO LT AAREE I — L O THRH 0 BRE CORMELTS)
X [RZEZI—BD| I2LV, {#EBIONNZOBEIE AT 5 2L & L.

F 2, AW OTEE ML REINEDOHE X - GO L DB G 2T 5. Hidy CIEICHG|
ST 2 IR & B35 [0S D 72 WO U T & o TRl S5 F CoRFMIC 8
MWHDHEDEEZD. DL iz TTHGHERMRT) & \WoTe BT L - T+ 5%
Tl U TR S350 FRTiCERZE ICH L TG, BWFERBIND
FCORMTH L. THEHERR DRV O M 23 i K 0 & & X 20 45%i
DENthin) T TH L b D EE 2 5. TSR E S OIS, 5O TREIED E ),
FRAMIAS DS IEATRS 2T Z N K0 BIED ST b D EBEZ D, A IHHGEIF G LTI D
FANZ Ko THHRFED DHIE S5 £ TORER & LTS E 1Rk L7-.
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= 41 S T—3—E

Variables Contents unit
gﬁﬁ%ﬁ N N o Y s (R BN = =53 2
(F'S :Floor Space/Square Meters) ¥ AR R ERE D m
1% FH(Age :Number of - 5
Years After Construction) PRI A RS H i
T F R E T O RefH] = < — <
(75 Time o noarest staion) | EAFIE CORSTIBME (HEAIE /< A 1R 7
R X . 2 0 R 5 FEERCROT « f0)1] - 3 - B4 - it
O E TORM(IT Time to [ 7 7% - o . N
Central Buisiness District) i’g LB - KRTFHT)FE TORM A BB 0 /s 77
73)b =t = —[fifH(BS :Balcony S 2 = R R ) 2
Space/Square Meters) - 3 - m
AL o _
(NU :Numbers of Unit) A=~ Y AORSHR &
i35 B R ) FEENREEICIBR S N IR DRI SN R [ 5
(RT :Market Reservation Time) | & CTOHIBITHEE L 7= IHFRE
B HLE (MC :Management Cost) B M/H
FEAE X X — IR E TORHIBEREIC S AR 2 WG G & 0.1)
(WD :Walk_Dummy) W LT 5, HERE:LZ LIS ’
IF 4 X —(FF :First ) .
Floor Dummy) IFOPE:1Z B0 ©.1)
fx LMk X —(HF :Hi
Ejﬂif (HF Highest B EBEOWEZ RLISk0 0.1)
oor Dummy)
x4 L — P o
(SD :South Dummy) B 113587 %1,%“14571‘0 0,1)
BskE a2 ) — NI —|8mEE 27 U — MNELEOMER =22 Y — 0.1)
(FD :ferroconcrete Dummy) 1):0 ’
/NA A X —(BD :Bus Dummy) BEDERNE TOARFEN SR :1,Z D0 0,1)
TR E S
(LDj(G=0,.......J) : J & H OREEATEOTIX:1,%Z OAth:0 (0,1)
Location(Ward)Dummy)
s I — R kB ORI LZ Ofh:0, BFE, V24— T
(RDk(k=0,......... K)Railway |4 155 oD Fayifil B Y 1 HE U 72 e AR IE 1 10TR HRIC 0,1)
Dummy) DUVNVTHERL
ey I —
(TDI(I=0,......... L ):Time 13 H DR5Y 51,7 D0 (0,1)
Dummy/Monthly)
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F 7z, —BEE AR DMK 72 5 Z E XTI I BRI &< 72 D T ER T
BENbH728, [NF X —: FF| T EBEX I —: HF| ZERRLT-. BIOEROSFE R & DI EED
AT THEA & OFEFIZOWTIL TFEM & 2 2 —:SDJ, /M« B - FITE OFE 22OV TU,

P& 2 X —2:5D2] ZAEK LTz, S DITHIESRE O EE B 5 7= O T8gkEa 7 U —
N4 I — FD] & L CIERR L 7=,

Vb X 5728803, ~ v v a OS2 13 EEMIIR IR 95 EIK CTd 5 28, Mgt 2 ks 7=
YIFET DI ENTHEND. £ T —E R EoECHI SR E LT TH S
DEE FTBORR A I —LD| % TXMT D2 L& Ui, S BB INRER & &
BITATR DI T E T2 - O IR AL TS RN R D FEEEN H 5. T Dz, TRMRA
—RD] ZAFRRK U7z, & BIZ A fliks A sk 2% TRl 4 I —TD) & LTl L7z,

) .#Etarm

ARFET 1999 FEIZI T 2 BRI & obrxtge & L TRV, ZoMofd~ v a ORI
BE 10,636 thThH oo, MFEE - LHIFGENA] 1Tk DL, HOT 23 KITERIT D 1999 ol
~ v a ORE WHBETHRAEEE)IL 9,333 LHEF SN TV DN, ZHUTEEST DY 70—k
T2 X DHE 1% 10,636 L 72> T D, U 7 b— MMEOHERITFHT AR HMEZ B 2
TWDHDOTHD. ZOHT, WHERORMBEEAR SR LI 1), ZOFEEILY 71—
NMEDT = DIV PRIRL, EBRORB|ORE % T3 3— L TNDH Z & ZRR L TN D.

T, WEENR v a T — 2RISR L CORE A A AR 4-2).

FPHIE 23 KA Ccofi~ 2 a &L, 185 HHOVEEMHE D 14E 5,000 IO
bHEYa ETEENTEY, FHT2985 FATHDH. HAMERES, 14T L—2A
<~ v arnb 195 DT 7 LU —H A TORTH KB AWENEG TN T 5.

(4).TFEYF I OFGHTENICE1T5 (BR) BRDOER

PIEDO X I L TR E~ v a v DT —2 2 HWT, 70 FOBATTENCSIT 5

(M2 BROFEREZTTIGERERICER UTEIET 5. 2 2T ) TR & 13158
IZHBH SN T DRIV X 0 IFBEE O ERE SN D £ ToOHI & LY. KB
L= g ORISR O A 3R 43 1SR T.

WO 23 XAARTIL, i~ oo a OGN I T 1240 HTH D, #LOX T 13.51
W, X T 1219 8 EELEOFRETTIEH H08EW. SF0, FLRKIZFEI R T T A A
& 72 o TN D RN B < TSR E < Do T D ATEEMEZ 7 RIB L T .

12y (5 AR O AR HE S DIKIL T, Vo —MEOIIEER OB S k5. -, -
LA RN EE R CH D, BRI, Fi22 B OB E AL O IO A 2o 2 Z 0 R T bbb
B4, W TR eD. ZOBETIE, V7V —MEOED G, BEORE BTV EE 2 H5h5. 72720, V7L
—MEDEIEFE) AR 529 B )72 L X T FHIS I VMR IS TOBZS, BlZ 580 TS Co R |
kDD L AR BD. £z, VI —MED IR HIRE S22 b D, B IR —MED IS BRI
Y, BHE IR NS,

B[ fspek | O L, FEEHCE TN TG, 2075, REPEM L5 T I D8 5 hE LTI,
[EHEE B AT, RO TSI NI0L RO,
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K 4-2HR 2 RIZHITHHET Y 3 VlROEGHRETE

Hifir=| 1000M/7 m 9 b2l Al 1
St 29,854 59.41 7.70 20.44 107.46 16.50
il 25,800 57.75 7.00 20.32 54.00 17.00
FE U 72 17,475 22.12 4.23 6.09 144.53 7.61
I/ ME 1,850 14.00 1.00 7.63 10.00 2.00
2PN 150,000 195.42 26.00 41.59 892.00 41.00
Total Number of Samples=10,636

F 43 ER 2 RICEITHFET LD 3 U OTIEHERM

Vacancy Duration in the market(weeks)

FORERIX(23 X)

| wmox: | mox

The number of samples 10,636 2,147 8,489
St 12.40 13.51 12.19
L 9.00 10.00 9.00
TR 2= 11.94 13.13 11.70
/Ml 1.00 1.00 1.00

T KA 123.00 111.00 123.00

FTARH, PR, 8, e X

3.3.7HHER
Q) .MEENGPET LAY G DRE

EHEBEEIZ 31 B EWFDITENC OV T, Appendix3 (B W T EDHRESGD Z LN TEX 5.
UL, Hilrwrva Vil THEE L TR, HEHO L O LEEMEE CEENT
B, FEAENFREOMEIELEL L > CREEOV—F1TE812 425 Z LidEzIC<VW. £2T
AT CTIE EEREEOEEREAE ) 770 —F 2815, /bbb, FEAE OYER
B Z 2 THER L CRFT 20 TIde, BN~ v a COBEERIEAE 2108 L TE o8
REHOREZERDDLOTHSD. Fio, TNEEAMIT/RD X 1T, B FOEEEEEH
HEFHZIBW TS, B~ a MERT2 2 LT 5. 205G, HEENR~ v a )
& AL ) ZFFETHZ ENNEL D,

T MERE e~ v a v BEEERET D2 L, ATy M DIIREETH D Z
b, RSN~y a 0T =2y hnb, BEIC R~ a ) 1Tkt
JET D~ K=y Ziik A HEET 5. ZOBRIS, i~y a COBG I OT —Z 121X 2 DD
RN DD Z EIERT 5. B, FRCERRE ErEk LOFE) OlHoDT v b—Lhv
TarNEENTWD.E I RNREATE Tl E CTHLFOTRWEEMEOT —2 b8 Fh
TW5h., 2ok o7 BEEREN)) ERbhb~r v aBNEEn bz, hh~ryva s
—H Yy MIHEEDE ) W OO T —2 8y MBI T THhD. 2T, T—F kv
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RIS LT 2 b RE L, BEDR U —2BHIChET 52 L 615, WzopT, M
W72 ~ vy a ASRIET DED T — 4 v FERY, ZHUEESW T K= 7 gz
ETHZLETS.

BAREZIE, AFFECIE [Appendix 1] (2K 2 HEICX Y, ik~ varo THEHERE I
7 H LT, AIC (Akaike’s Information Criterion)|Z 553 X RZRANAEE DR Uil T — X & v h~dD
NE BT, Z2C B ICER Lo, EAIEORNY L ILb— AR L UOEAH
BOREWERERER~ a2 T, BN~ 3y LB i ifsisEz o2 &
NTEEINDTEOTHD.

IIRTORESR, AICHHEIZHAS & NRSME D RELSSMUL TR~ ay) & 25mPl T
DI N—LR M~ vay), BSmE ) REWFl~rva v 1I2aET 5 LRV EE
LWZ ERghotz. Fiz, FFHRICE S [EURFHOHS T A N & RE /0O 25T
bHn T8RE) AR TRE0RE TORRE #0E Cof) BT smEL2 Lz s
25, TRTOEEEL L O ERE CIDICyE SN T-7 — & B CRIFREABFE T TH D &
IAERERIL, OO T/HESV (0.0001LLT) I & ARSIz,

ZOREREZITTC, MR~ v a ) 1T 27 —2 8y e LT NSmkhREL85
MU TR~ gy 2528105, ZOREND, MUY [JEEE e~ ay] &
FOE LT B3R SN 508, 250l E DT UL — LRD~ v a ViNGEND. DL
1%, B NS NT L b— A ZBRE, SSmFRE E CIMISAEENIFE U TH LD, TnaEilliz 55
BT, FEENENEEN, SOICRIE R b R0 eEX DL LNT
x5.

@) .[FRYFIOFEFHEX . TERORERDFTEIL
BIMTERLIZL DI, HEHFOEEMNL, ROXIITKDDHZ LN TES.
FHUFIE 1. P, xr, xT,
PO ¢ R T D Bof&TeEfitE = P, , i WO TR =T,
t KRR ORI =r,
FHAIFEE 2. Rent, xT;
i Dt DIRIEERl= Rent,, i WIFO TR =T,

Z 2T, MBRHRERER(T WZOWTHRETT 5. B¢ MEHERN ARG 225 kv k&< 85
MU RO~ a b LTERLE. TODTROI-TIRIEEEN 2 HEEN R hi~
VarOERICHGOETCHIETDH L LB, TOOMME RN 4-1, £ 44).

YOS LR A A DRI IEELCIE, T — 2% N EILCHEET 20, T — 20 EE LI AT, &
BB I — F RS I, 43— 2K ATl % 5105
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5000

0 L L L L L L L L L L L L
0.0 20.0 40.0 60.0 80.0 100.0  120.0 140.0  160.0
10.0 30.0 50.0 70.0 90.0 110.0  130.0 1500 170.0

Histogram of Vacancy Duration:week

H 4-1.RFEHBEIBIZE 1+ 5 HiGHBEM D5
R 4-4. BEDHORFRBRAICE T SHEHERMDSH

7 it B I (R O

R
VINRI% S 7,183
S 11.58
B 8.00
IR 11.07
B/ IME 1.00
N ! 123.00

X 4-1, £ 4405 BHGNRE DT, OAMIZ0NCEATEY, PR 8 FE L - T
WD, HEE LT T — H R AR CEIER LTz & TR A4 C 12,40 T - 7228,
FEAE )~ > o g SRS T DEGNIIRET 2 & 1177 & EHE STV D, 25 miARm D/ N
BRI N—bv g il 85 ml EOHAEENRE VW~ 2 g U THIGHERHA R
K725 TRV, ZOZ &1, IFHEAREN) LER Lz 2T TS MRV E S0z 5.

20 F) OMSERIL, Z0OX 9 7256EE b OmiiR R x LT, FHISE 1 Clddk
TR L OVeF 2, BT CHRBFE2R/RTL L TRobNS.

ZZTHEEDR G E LW AT =t 2 E 1999 4E 1 H 25 12 H £ TOMIMICIBW T
KLIZbOTHDM, SMKEIEAZIL TS, 22T, BHA t ORERE L8,
(R 45ENTHZETHSBEAE LGHET 5.
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K 4-5.2EHEFEHEN

AR T
A 4]

199901 2.252%
199902 2.246%
199903 2.223%
199904 2.190%
199905 2.172%
199906 2.146%
199907 2.134%
199908 2.127%
199909 2.117%
199910 2.114%
199911 2.109%
199912 2.100%

RN

FWT, IREEREFRET D, RITHER LT — 2 =20 D, FERERREG & U CGRE
L7225k KEL 8BS i TOES~ v a v ahit L, ERESFEERBEROHETE 21T
W, v g U OFBEMEICIS UTHEE SN-BE Y Cidw s 2 L CIRBEE 2 HEET 5.

BRI, oy a VORBEEE TITATDIHEINS Z LD, Hl~vr g

URFEOJEME &l LA CHEE S TR b b motﬂ%%ﬁfé-%*@mg)
D KD\ TEREFEEL - AT RS- ficar 0 BRE CTORFRHE « #0FE TORERE - YfPEscn & ol maE
kfﬁiﬁﬁﬁigﬁ%l%m~xkbf%m¢é.it,f%%@_owf@,@m%ﬁﬂ
ik Z L ICB s TOhEDRNE S, kA I —LD 7 a RAEAND Z & THAL L.

LogRent; =a, + Y a,*log X, + > a,* RD, +Y ay* LD, +Y_a,,(log X, LD, )+e
i J k i,k

(4-8)

Re nt : FL[FEEE B
X, FEGAERK
X, =FS :HAHE ()
X, = Age : FHRAFEL (4F)
X, =TS : &%V BRE CTOHERE (47)
X, =TT 0y E TORERH (47)
X, =DIF:IEX I —/IFChHIIX > 1,20 -0
IR 2 —(j=0......J)
LD, :HUE A I — (k=0...... K)
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R 46 ZENLGERET VY a v OEHE5 mM~85 m)
Summary Statistics of Jutaku Jouhhou Chintai-Ban (WHI For rent Edition )Data
Total Number of Samples=16,924,unit:thousand yen

LA BRI BAD
| AL pX* | JE5 X
UPRIZ 1,568 15,356
NS 189.35 133.90
H il 176.37 129.36
PR A= 59.99 35.78
w/IME 74.63 32.87
SN[} 822.69 365.98
B L[ 11 B RF(m FAL)
| AL * | JE X
Y7V 3,293 18,693
N8| 3.97 3.01
L fE 3.83 2.98
TR R ZE 0.81 0.58
e/ IMHE 2.25 1.35
N ) 17.68 8.61

*TRE, Pk, 8, A X

MEERLRERE~ v a v OGROSME R D L, B8~y a7 —2—2Z(n=27,785)
D5 16,924 A S 4L, #BLX T 1,568 14, J;JLI:T 15,356 & 7p o7, EROKUE(A IR
AL, FOMECTL 9 5 & ARG KT 189,350 [, JERAIX T 133,900 I TH Y, HBLXDFHD 5
THEE. £z, BRI L KT 822,690 H & 78> TWns.

ZOF—H AW THEE S TR ES~ > Y a v ) OEREER, £ 47 ThdY.

PR RE AR ST 0.884 & HLERHIERIN ) O WE T /L & UCHERE Sz, FARHE, &
FFOBRE CORFH, HBLE TORHNAT, HAEMESIETHE S, —BRACTEINLKE
REBET D, 2 THEE SN ERIBIS A TEEER i~ o a v DOEMECH O T
IRFEZF R LI R A FEEROM L & b L.

S VARFZ2I 351 D—EDHFEIHTE, SAS version6.12 1215, 2GRN, FHIZEOEANZ V=8, Mallows Cp
ZHAELU CRUVIEZ AL, %, BIRET T A /ﬁﬁ%mh&iﬁ%tfﬁ%%%&fﬁ BOEIRA T
ONDBZENZBBIZNEAT T TARIER), TOEE, BEEARSNTEAEMIZHHZE RS TNE. 4
BIOFET VT, 7RREL & D TEEOMBALEEN OER T DN ENH DT END, TR RE7E % N
% Mallows Cp% 3MEL LT Mallows Cp 1%, Mallows(1973) CHEESIN TS, [ABEOBRIUERIEEL Tl Hockin - S,
72855, T VISR LONEHULERSEIZ BT 255/, #1213 Maddala(2001)FE721355 U130 (1996)% 2 Ha.
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R A&IER2BREREZNRELE-EEY VY 3 VEHBEH

(1) Dependent Variable: Log Rent of "Typical" Condominiums (2) Method of ETSimation: OLS (3) Age = 1999

Variables Coefficient t-value Variables Coefficient t-value
Property CharacteriTSics Cross-Term Effect
Constant 0.588 13.845 FS x Hie 0.712 12.768
FS S 0.801 127.385 FS x % 0.292 9.503
Age FHRFR -0.041 -26.645 FS x #1d 0.095 4.230
TS e wIRETOERE -0.040 -24.281 FS x 30 0.212 9.617
TT AR ETOEETE -0.357 -32.893 FS x &1 0.068 2.258
DIF:1F% 3 — -0.044 -17.306 FS x BH 0.090 3.129
Railway/Subway Line Dummy FS x &)l 0.055 4.347
s -0.049 -6.808 FSx HE 0.153 7715
SR 0.081 7.501 FS x kM 0.102 7.626
LD 0.056 10.203 FS x 148 0.343 12.251
A A 0.091 10.249 FS x Wi 0.072 3.520
it 0.060 8.859 FS x #3t 0.039 17.765
T 0.044 6.917 FSx 85 0.103 5.030
HHEMTHR -0.009 -1.556 FS x 3 -0.083 -3.151
R 0.041 5.296 FS x Bt -0.031 -2.024
= H#R -0.015 -2.109 FS x Effi -0.005 -2.431
HE R 0.017 2256 Age x T 0.068 4.523
Jrvstind 0.037 3.759 Age x i 0.076 6310
FUBALRR R A1 J5 i) 0.047 5.295 Age x #& 0.057 10.783
- 0.091 11.157 Age x HifE -0.021 -3.073
SREF 0.101 12.594 Age x BH -0.035 -4.869
RFAMTHE 0.090 10.292 Age x LH -0.016 22758
R 0.138 17.153 Age x HE -0.017 -2.636
FH (5 5 T 0.043 5.305 Age x B4 0.025 3.429
AN 0.025 3.137 Age x T#H85 -0.013 -2.788
FEOFEE 0.034 4.617 Age X JENL -0.027 -6.532
T EAR -0.027 -3.857 TS x TR H 0.134 4.871
TE R A HR -0.019 -3.354 TS x Hrik -0.040 2272
FOHH AR 0.014 1.840 TS x ¥ -0.066 -6.418
roygint -0.106 -9.902 TS x FiiE 0.026 2911
FORE AR E 5 1H) -0.029 -2.431 TS x 2 -0.024 -2.306
AR -0.016 -1.455 TS x i)l 0.022 3.400
FREAR 0.051 6.985 TS x fHE -0.010 -2.347
H FH 78 55 0.027 1.537 7S x H 5 0.013 1.763
Location (Ward) Dummy TS x4t 0.031 4.633
ke -1.490 -2.323 TT x Hi -0.372 -1.935
13 -2.039 -9.516 TT x ¥ 0.460 7.233
e -0.358 -2.949 TT x $Hifg 0.047 1.784
B -0.980 -5.959 IT x 3R 0.121 2.470
B 0.888 4.098 T x AK -0.365 -6.095
EH -0.705 -4.170 TT x £ 0.155 3.699
a3 0.814 4.128 TT x L3 -0.237 -3.756
HE -0.408 -5.110 TT x Sl -0.055 -3.285
KH -0.291 -3.400 IT x KH 0.123 4517
A -0.399 -5.249 IT x A4S 0.074 3.758
ey -1.106 -9.873 IT x 0.083 3.759
B -0.402 -3.962 TT x 815 0.072 2.418
e -0.510 -4.527 TT x 5l -0.177 4292
sl 0.875 5.662 TT x HikG -0.050 -2.252
Wit 0311 3.588 TT x 5% 0.028 8.157

Adjusted R squre = 0.844
Number of Observations = 16,924
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i~y g T —H = A0=10,636)D 9 b, 25 i L W K& < 85 LA F oD [EEUER) 72 B S | |
138344 - TH Y, IS T 2,696.9 T, FHEIFIBEE T 149 T, SWtEOIwIRZE &2 Al
s CE o 7 FHEHAIE O T 7.14%, 2 OBA OTSGEERR O3 11.77 B & /e > TV 5.

T2, T THAERAL L TOHESN TWLERNIHERCH DD, T Ihbibit s
LBIWfliERl e LCHEs LRV, 2T, EBHZOW T HIEF LTk L7190,

U ED X DIT, KEFEER], MER, HERZHALE L TR NS BH O, ik
GRHIKRIT 2R AEFHE LTk L72(F 4-8).

ZITE, 30D —RZOWTHEE LT, r—A 1 & L QUITSEHERRN 0 O — AT
HY, HEHREHEH SN T ICBEA SN ZEEROTIGZBE L. 7—A 21, 4 HH
PRNICTA I SND r—A, 7r—2 313 12 EEURNIZTERIS NS 7 —A Th O (T8N O
), TNERE 4-1 12805 438, E7203 12 BEOAEROYIHI T A E 2 A
95 2 & THEMERRE A RD D Z LN TE .

FTRAEREAE Lcr— A 1 T, KE SRR T 10.58%, HLEBHAR T 31.28%,
FIERHIARL C 22.59% & 72 5. r— A 2 Cl, RIE SR C 7.34%, HERHIR T 21.51%,
ERHIE T 15.52% & 72 5. 7 — A 3 TI, KIEERIBFIHR T 3.50%, HLEEHIE T 10.10%,
EEHRRE T T728% 72 %,

= =

K 43 EREHGIERICHDIEEROWEER

FEHER A
Case

I EaF AR FOEE}
Case 1:
T RTORFFENT 10.58% 31.28% 22.59%
IZREITE T — R
Case 2:
TN TORBPED A . o 0
RHLLNZ S E G T 7.34% 21.54% 15.52%
=
Case 3:
FANTOREEEN12 0 0 0
RS cR  300% 10.10% 7.28%
Sr—2

(3).BBMED 75

BT, 31Q) TR LIZFIET EHE )~ v a v ZEVRD D EENE VT ORERE
MzERDDH LT, ERPRFEETHHT-OIRAE L T ARSFRREZFHET 5.
FTHRBEHZRDDICHIZ0, RO 2 RO AT IUZ2 B 7w, Bl ik 534
X, ~ =y 7l ROEEOS TS E 5. 22T HEENRERE) T—% 2 H0WT,
@-9DET I E LTHE~ > a AR OHEE 21T~ 7=

16y SERENT, RENPERE RIS 1 DU E TCIED AR T USR5, BB - (SR (R ik o
1%)  HERFE BB (ERID 5%) L AGRCR RS T [ E B FEO AT E OB E) RIS 45%E L THEDBI=E
0.63%E L TR & - HERREHEMTFE D 0.07%) A L. ZOTIETIE, BWilikss it 2558+ p2 e
KOOIDD, Bk O FFHEEAMA 20 T,/ miE LT, TREEE 50 L% E L LT, ERE TRMERE
.
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logRP/FS =a, +Za1g'long +Za2h'log2h +Za3i°logVi +Za4j' RD, +Za5k° LD,
g h i J k

+Y ag SD, + Y a,, (log X, (LD, )+¢
1 h,k

(49)

RP i~ >y 3 At
X, EEBEAEEK
X, = FS S HH ()
X, = Age : SERFH(FF)
X, =TS % 0 BUE TORERE (57)
X, =TT HB0FE TORH (43)
Z, X ooy - T BT 5 2 EHE
Z, =TU :#FE(7)
Z,=DIF:1BEX I — NFCTHIL - 1,20 — 0
Z,=SD:FME X I— /MThhiL ->1,Z0f -0
Z, = RT i35 R ] ()
Vo RBELTHIO Thh b JEESREER
V, = RB : BiEUR &
V,=RP: N E
Vy = AB VR R
V, = RS : Hifk i~
RD  :iR# A X — (j=0......J)
LD, M5 I — (k=0...... K)
D, :FEff % I — (1=0...... L)

Wiy~ g MRS BIEIE, SR - BRI B F D BRE TR - Ll E ToREH - R
L a = — RS- e E OISR E CATARE e BEAA TN A _—A L L CHEE
S5, ZNHOERDOIENT, HF#RTHZE TAFREARKE COMEREENZ N2 7-. &
I, EHX LV TEHE SN (R E X mfE) - LML - it
ANR (1 B EREATX R, THEML CHESNEADBETH S, 51T, HAEX
KA R E LIRS T T L Th D Z L5, INERA S — « HUl(IX) & 2 —72 & Ol
Bith 2 BT 5 & L bic, B I —%2 A5 Z & THEM ORI MBS X 279 mTE L L
7. E£7, ERBIERERERC, FEAKICOWTI TR TOMR THY TH L Z LIFEE L35
W, 7 RAHEANDSZ ETHALL.

Y THCRUHD - i BRI A ) [EEAERA ) T VAR 2B U Tz, AR I, MR AT 2
(GIS :Geographic Information System) CFIH TE D IHCES AL TRV, B AL CLER T3 FTRE TH S, HIXIm
Fe THERHIC DWW, MU AREHIE) 23D F R L.
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R AIFEFR 23 REXNRE L=< oY 3 UMli&EESH

(1) Dependent Variable: Log Resale Price of "Typical" Condominiums (2) Method of Estimation: OLS (3) Age = 1999

Variables Coefficient t-value Variables Coefficient t-value
Property Characteristics Time(Seasonal) Dummy(month)
Constant 5318 50.506 3H 0.011 2.370
FS: SRR 0.004 7.497 7H -0.011 -2.623
Age FEFAL T -0.016 -36.572 9H -0.013 -3.125
ST B 7V BRET DR -0.009 -21.510 124 -0.022 -4.701
TT AL E T ORERE] -0.006 -8.556 Cross-Term Effect
TU: ¥4 0.025 16.502 FS x # -0.017 -1.542
DIF: —M#I— -0.029 -7.079 FS x T -0.108 -3.796
SD: FEmEXI— 0.016 6.333 FSx HE 0.031 8.185
RT: T35 B s 0.007 4.999 FS x HiF -0.035 -1.542
Environmental Information Obtained only by Visiting FS x 23 0.046 6.898
BD: B " -0.013 -2.950 FS x4t -0.179 2.988
RP-ETT B AD®ZE" 0.011 2.958 FS x {5 0.064 2.480
AS R s -0.014 -3.715 Age x TXH 0.056 7.864
AF A K P A -0.018 -1.586 Age x H 0.053 4.254
BF H X i i 2R’ 0.022 1.912 Age x BH 0.044 2.632
Railway/Subway Line Dummy Age x HHEA -0.014 -1.969
NIE=EH -0.038 -4.225 Age x P4 -0.030 -2.153
SRR 0.133 10.079 Age x 21 -0.028 -3.245
FLO PR 0.048 5.443 Age x -5 0.022 1.499
EREAY ) 0.110 11.146 Age x Wil -0.047 -9.778
PR 0.091 9.187 Age X JE3L -0.087 -10.505
TR 0.046 5.826 Age x Bfifi -0.074 -9.524
A BE T 0.038 5.066 ST x Hige -0.009 -1.162
e B 0.038 4.078 ST x v 0.021 2.146
FE AR 0.069 6.721 ST x 3T 0.065 9.328
B 0.103 8.846 ST x T3 -0.023 -2.615
H i 0.059 5.426 ST x Il 0.015 2.270
KT R 0.116 10.952 ST x KH 0.012 1.430
AR 0.142 11.657 ST x AR -0.012 -1.655
FH 525 T 0.111 12.949 ST x 7)1l -0.046 -2.701
/N 2R 0.085 9.301 ST x J&37 -0.051 -5.642
FHOTHEMR 0.080 6.177 ST x &5 fii -0.039 -4.535
o i 0.060 5.648 IT x 15 0.016 3.260
PER BT 0.091 8.643 TT x HH -0.492 -4.938
[iCprwikns s 0.074 6.872 TT x KH 0.252 6.863
B iR 0.030 3.150 TT x HEAS 0.071 8.127
B R -0.079 -4.488 TT x ¥R 0.102 5.835
NN 0.058 4.794 TT x 8 0.064 2.124
Location (Ward) Dummy TT x &% -0.139 -3.363
B 1.145 3.732 7T x b -0.283 -3.457
T 0.275 2.424 TT x 5] -0.299 4916
K H -0.780 -6.652 TT x {T.)5)I| -0.050 -10.926
B 0.333 2.676 Adjusted R squre =0.918
Jt 1.431 4.438 Number of Samples = 8,344
1| 0.766 3.925  |(*) FHHUELAY
TS -0.277 2699 |0 T B EAL
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i~y a VB OHEERE R A £ 49 (T, B SRR EIERECT 0918 & Ll
BRMEWNET L E L THEES LTS,

BT, 31Q) TR LIEFIET HEHE I~ v a v ZEVRD D HEEGEWT] OBRE
MzERDDH LT, ERIRFEETHHT-OIRAE L TSRS ZFHET 5.

- ’C“T’EE%M?‘:EPETV/ > a S BIER D FE LD /i & L2 b DR 42 ThDH. mik L

71 £z, ZZTHEESNIoA R=y Jlikg O ZED A%, HEERZR ) R~y a oM
Al & DD TR O s UCRIAT . £72, ERERLR) BEAZ OBl O
T ()L, [Appendex2] 1Tif~<% X 912207,900 & LTRELT-.

(4) TEVWF | OFFEL: ﬁ%%ﬁﬁmiﬁ%{t

T —F A RO B 7212, 31Q)ET TR HFIEIZ LV RDIUTR B, 2D
BEE LTI _%méhf_ﬁﬂmﬁ% (A~ R= 7 lik& DF%ZE) % e/ IMED B I KB AT T/
SWEIZY — 5. ZZTx, i HHOBRMK, nzktr 7Ntk d 5. %@fﬂ/\,

@-10)Z7R T K O ITHBHMES S Xp 12722 FTIREDS e 2 2 L &7 5.

-

i=1

:lr—‘

(4-10)

Number of Condonimiums for Resale

1400

1200 4

1000 o

800 «

600 «

400 4

200

B 4-2 BB D537 E#A:1,000 F)

BRI SRDIZE Z AR =1,389, y*=-277.44 TH D & Z A F THEREMET 5 2 &M

ot
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F(y*)=§ ThHHT LMD,

c n
Expected Total Cost = — =X — =~1,042,000 [
P Fiy ) R

LD ZHUE, 1999 FITHHIEA LT SERIERE ARI(788 Y 7 v— MEFE)D 13.2%
IS %.
3%;%~%@@@%%ﬁm,FSS&LTﬁ@%MJnEwﬁ%.QMQ%iAWmm3
y
DFR 4-15 TEIHINTNWDL 77— FEOFRRL Y & 1.5 BEFEE R E WO XA
571[R). ZOEHE LT, BICBIE LV —T L, WERH HREERGE S g~ v
varTHDHIDOIIH LT, Aoroxgntti~r v aThh, REEMENEVY, —F
[EHL L 2o TWVD EFi b,

4.5 4 BEiEHR:- DENCABERETIEOERICAITT
AWFFENZBNTIE, WREIRKERICBIT Ah iy~ v a vifithaxtgi b LT, FHRoORELert
&34 L O BRERHEEDOHIE E T 7. —HEOSHZ28 U C, ROMENHS MR-
7.
720 FIZOW TS E HORSHA T, BEVWFIZoW I —FET A2 AW, 580 F)
MEWF] 2RISR DERBKINT 5 2 &N DRAET HRFRREEZHRLZ L 25,
[FE0 T YA RIZBWTE, S2aEW &0 g 0 IR 7258121, 1
IZFE D IZH SN TO 2 OIFBERHIX LT, FE SRR T 10.58%, HLERHR
T 31.28%, MUEEHRR T 22.59% F 3 DRRE N RAET D 2 Lotz
BT A RIZBWTE, 190G 670 REEH & LT 1,042,000 H23%4E LT
WD ERDIY, ZIUTIHEAE ORI IO 132%IFHY4 325 2 & 23rho
7o, ZOHEGHEHRL, WEREE O N= v 7 it & 2 el & ER L TEL D
DTHDH. Lo, AkOEEHERMKE, BRIZP—F 217, 2 TOEREIE LT
EXITRESNDMETHD. TOERT, AKOMMiHE LY bE & 2 ATH—F %
BLTWAHZEPMEESH, GOoNfERIE, RRCHE S TS ITREM R EWZ &1
EEPVETHS.

YU EDO—EHDOSHHCBNT, HRHEEO T~ g UHihastg s LT, HRORES
PEICE D, EOREOHSHHEENIEAE L TODONHLINI -~ T-. BIfE, BERTEE
EA N w7 OB ER BRI BN TWD, ZODIlE, FRoReec k> &
ZhHoMEL T ZENEREND.

TERARTERNEICEE ) HERRREDRIME L 1T, AFETW ) (520 F) YA ROZEEOMEE
AHEE &bz, TEWFE] A RCIIEE23E T 5o OSBRI A A BEWT 208, £
DI=OIZIE, EHBRIC & b7 5 Mk OBAYEORELR & & HI, PEo S E R F ks % i 1E
(ZFHIC & DIE AL & b,

BIZIE, BEOEERE R ETIIMD Z EDTERVTETCOLLT I E Vo7 [REERE)
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[HERE], BFEOEVHO LTI EWoTz TRgEER Wo il - Z2iadnsd. £
7o, IKEDPFET DRERLKFI T HHMERE, X 51T1E, RREDERHIMERICE
2252 0%, BEMERSIERB IR, 2ok RtFRiE, TR THID Thn
HIERTHY, BEREIZOVTUHMEATHTUILD THONDL I ENZ. S5, MR
FLORREHN LA & TR C & 70V WEETREE 722 U1, MR R HRRS LB L T2 D728,
R L CTH AW T E RV AR 8

ZO XD MBI LT, ARV AT AL LT L T RiT iU 7. iz,
AFE IRV T, EMIZHb25E 07 20z, ITEOBETZRWCERE - Birg
LTV RETHA ). EWIBOIFESKEDOTEMR, KADIEGRIL E13AEMITHND
6D ThHDT, THEREHN) 7207 T < HRRERE MOERRERR S5 & TH
B0, ZIVBIEREZ R CTIE L TW ZEIIARAEETHY, [THROBEEDRINTITHI N
XThD.

—J7, WFORSERE L EI2on T, KEICBWTEA VAT Vg b LTRWD T
5. WHEZEOLODOMERERENE, A VATV a v EERESELETRRTESTHA
9.

ZO X O ML, FEERETSICEDS 780 F) BT Lo EHEOYEE, S
ST IREFEfEES] OEEEHMIC L2 BT, Lo EERERR L iEE T 714
Y—OHBBAZML, REPEREREZ O OOEELEILN-> T ZEBNETH 5.

REETESIE, THOWRE L Z LS J A, RERTHEEA Ny 7 ORI SR
L EDITATHDZ Enb, REEHERNLALDI A MEaRE LTEEL, Thik
IMEL T ZEDROBID. ZO72DI21E, REPEMIIZEE L& O TE Y EicTiEsm
FOAANEARE L QW Z ERMETHDLH, ZORBEIZONTE, SH%ROMEE L2,

BYRKIRD, 33 MO = liks, ~RF=o s BRI DB IO LI WA 2R, KO EMA R O
FATEIALT THD. TOUTAEBRDFIH FTRE T o772, REDHERHIEIEDVRW RELIREE G A TVDHE
EZABND.
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Appendix 1. MEERNLGEEIDRE | BEEILTAMDAE-

e~ > o g v IS 27— 22 v R EET 2 OAK Appendix D B TH 5.

—WRIHREEA LT A DT, #EEZLAUTBEa & L C 2007 — X BHIR L ClEA S, 2207
—AENFE CHEETH D0 ET A M5, 22T, BEEBLARRNT, OISR LaN
FETHIEE LTS T 528 b b,

Z T, %2 4.2.,(1)THEZE L7- Switching Regression Model Z &M L, KD X 9 7251k % £
A3zt el

ZITE, FROEERE @R ERB IO ObOU L —Avrvar T2y ME
Ty a VEOEEDIET — 22y ML, HEEN~ Y g U ISRIST 28 0T —2 Y b
LR DARMENREZ Y, LD T EITERT .

ZIT, VN—2LbR0O~ v a Y OFFEBEINVNES S, B a VEOER~ v a T
AHEHFENRENE WS RITER L, [HAmME 2EEE LT, NEEN~ 3 ) 1ITxh
ToHT—2ty MERET D, BRI, TEAER) I2ER L, N~ a okt
ST DESy) L (T —baF~rvay] HE ay] Loz 3 FHCHEI SN =T — 2 BT
K3 DIENFARIOFYS T R N, EITFHA I OEWET VIR & W o 7o fidHiEE LTlD

% 2 TEINNZRIT D FERI AR A FEFHAAERCOWT, miAEICER L 2 DOfEH
DI =ER(D,,, DT 2ZLT, G-1D)DEICEMT S, SED, [RREIH
THHI-EAND LT, 3O0OT—FRUHEILIET L ERPEND Z L £2D (212
L, DHIEECTHD ERET D).

Dmy,, : if [, =X, =m, then l,oters 0
Dm,, : if my =X; then l,oters 0
[<m

TOLIREI—BEEBEANTHZ LT, ROLIRETLE L THEET S.

logRP/FS=ay,+Y a,,logX, +Y a, , “(log X, )(D,)+Y a,, (ogX )(D,)+) a, logZ,
g h

g.lm g,m
+> agrlogV, + Y ag RD, +3 ay: LD, +3 ay TD, + Y ay,-(log X, LD, )+s
h J k l g.k

(4-11)
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RP :thiy~ 3 a ks
X, EEBAEEK
X, =FS :BAHFE (1)
X, :Age';@?ﬁiiﬁ(ﬁ)
,=TS: ﬁﬁ%b%ﬁgﬁf@ﬁﬁ%ﬁ( 7)
X4 =TT : %0 F TORER (4
Z, :%@ﬂﬁ@@% it Eﬁﬁ“ézﬁ%}&ﬁ
=TU :#78(7)
Z =DIF:I% X — /IFCHNIE > 1L,ZDfth -0
,=SD:FHEME X I— /FEThIT 5> 1,Z0f -0
Z, = RT : iGN ()
Vo BRR LTI Thhd JE{EREER
V, = RB : U &
V,=RP: NOHE
V, = AB : Ik
V, = RS : iifE g~y v
RD i X — (j=0......J)
LD, #k % I — (k=0...... K)
D, FFfl] & I — (=0...... L)

2T, MMHETERCER O 5 b FEERAE TR ELR & 72 2 BA THFE(FS), SR (Age),

B0 BRE CORFRI(ST ), #OE TORFRE(TDIZOWT, #EEbT A hoxtg s L.

ZITE, FAMEBEES)ICH LT, mBEOn & 0 ndb 150 miOFEFAIZ IS T 5 nf ifir ¢
7L, AIC(Akaike’s Information Criterion) D2t 28245 2 LT, Kili/2ET ViR AT >

7o T, 378 ORAG DRI OV THEE L7z,

AICIZ XV BT NVER AT T25E R, m=25 i B X O n=85 i TR bEF LWVET L ERD
ED ot

ZZT, mR25 mMBL U n=85 mi& LT3 DInEISN X, X, X; DT —HFHIONT,
WIEZLT A N ERERDOT= DI T T2(F 4-10).

# 4-10.TEEZRICEATHREETLTR MER

E 7K #Ea=Prob(F>F)
FS 554 HifH 0.0049
Age TR FI 0.0017
TS 35 B DR E T DIRF[H] 0.0021
TT # L ETOREH 0.1401
Al — 5 1E 0.0001
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FEBUCBT D ERIBER L O fEET 25 ik Y K& < 85 bl T~ a )
& RSMUTOTN—L2FR~r v ay] (85 Ml EOfEy a ) O TEIFRESHY CThH
HRERIT, T RXTICBVWTEDLO T/HhIWNVWI ERERINTZ(AEKE
=0.0001=Prob(F > F,)). ZDOLHIZLT, NSmMEYKEL S mFofl~rvav) %

TR~ v a ) \CHIST 57 —2ty hedDZ L e L.
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Appendix 2. BEAFEO—E&HT-YIRREAODRE
BWFEOY—FICLDaxA ML, ¢/F(y') & LTERET S, 20720, —EbH-Y OY—F

IR NERETHI ERDOBND.
WROE DT —F a X NEERTD.
MR ER = EEENAEREE) +  [WEEAERREE M)
AR ThIUL, HFEEEOAR A & —3 > MEOFIHEENEEEH & L TEEND
RETHDHD, ZITRHERETLIEE LT
MERER 2BV T ORBEBRBIORMERHEZRO X S IZRE L.

(WX BEDRE : HNZEER
HENTv v a VA LI O ICEORERTO BERPEXN T 5 Z & H>5(1998 HFIRF
ST 82.0%(FR 4-12),2000 AR T 70.8%(Fk 4-14)), WHRZROMEERIFEIE % 23 XN &ET
. WS X — IV e T LR BRR, PEERHASHR, AR X — TV &9 D BUEHRERR,
MR TR, FiEz 2 — I e 35/ Ea, g, B - a2 —I L &3 2380
R, B A 2 — L & T e & O X — RO T £ EREEEEDS, F536 K% 30km
BETHD. 1720, THNRBEIRR JOE ML, 30 R £ 7213300 HEETH 5.
ZIT, ShETHEIT S Z L AREE L, RENRHEER L Re+ AR AT DL
—RM 720 OZGEEE, T X 2175,
(300 F9+300 F+150 F4) <2 [A]=1,500

QFFEIER —FEAYOKSER x —[EH1-Y OIFRFHE

HHS 720 OIS 72 0 OB R %2 CEXFIL G7BIRFHE]) & LTk 5.

[V 27—k DEPEEER] SEETE~ S a V3BETr— M 12k b &, HnEs
KERIZRBIT D~y a U NEEOFEESENMN 788 THTH D Z b, Tk 1999 FI2H1T 5
NI 72 ST EIRER CRR 92 LIS Lo TR 7z,

788 T+ 18394 K5ff] (RFMAMVHEFEZETe) = 4300 F, 71 KefE

7ok, —BPR47 0 OISR Z, RO X I ICER LT

FRAREE 1+ BEIEERT + W ERERD - BRETEERRE 2

F9°, BREEEY, WHRERICE D O TOHERIOMRGHFE (e 1) 2 10 HE & Lz,
R 415 12k 2D E, BBIZALIZY—FZIILOTOOEA T TIOW -2 HIRIE, FUTERX
ERCIIE L 2 BRAA L Con - C 28.28 #[H, ZLNTf Rz L Tmd 1227 I CTH 5 2
LD, FOMIC, 571 A2 RZELTWD. 95 LEEEE, 2 BIC 1 tEoiE it

HEZ2 L TWADZENDND. ZofIcEE, WHCETREZ LT EiEE IV
DD, [HERINEZBLE L THHDEAIZW -5 E TOHMIL, £1200 HTHY, 2 Bic—E
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FREEH IR TR 2 N Te Z L ITHEN TH L EEZABND.

o, WA RS U OBEIRE BEIRH 2) 13, RFReEEICLS2e 7Y o 7Ick
o LBPRRR, BB L 3~4 ARETHL Z LRSI, Tolew, HEihiH 2 z 4
AL Uiz, &S bI2, BEIREMIIAEE T 1R, R ERRIIR e 77 U o ZRERD D 2 IEfH]
ELTRETD. 2L, ¥—F17TENE, WIEZ0bODOREAITIE 2 RilffRE ORI b 224 &
BRDHN, FIDOBRRICHIIEREE, pEEMR SIZET OBAELRE LD, TORHIC
DOUVNVTIE, BEIFHE 2 IZIIAD D ERRE LTz, £, WIFHRREZ T U722 A S REH 2
2z, &5 HEETD.

R 4-11. BRFEEFE (RSN FBEC)

ey 8 F2 57 B ] (A2PE2E)
ot D HPTES

199901 140.6 8.9
199902 151.1 9.4
199903 154.7 9.8
199904 159.4 9.8
199905 145.8 9.1
199906 159.1 9.1
199907 158 9.3
199908 149.7 9.1
199909 153.9 94
199910 154.6 9.7
199911 157.4 10
199912 155.1 10.1

(s 1839.4 113.7

HH A 7B T A 7 @i 5 A
Number of Condonimiums Buyer

3000

0

75 125 175 225 275 325 375 425 475

25

F—FEHR

X 4-3.8XEICH 1T 5 —F RO

7R, MR 1 B L2 EbhIC 1 B 3RHE L ERET D.
T, W OBRREHRIT
RERIF 1+ BB+ R R+ BRI 2
FREIRE] 1(=10 M X3=30 W) + BEIRERH)(= 1 WFfE]) 9 0RRErel(=2 ) +
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Rt 2(=5 HE X 3=15 i) =48 Bl &9 %.
ZZC, 114720 OBREE )i

A=y

ASWE 1,500 H 4+ BFEj= A b (4,300 FHX48) = 207,900 HEFRET S.

ZO—\lHY O —F 3 X NI, R0 E<EE NS00 Livv., LavL, 2 Z2I2iE,
THHEECA  F—F v NMEZE U COERIEERRH - &M, £33 BRSO RRESE 2
TOZRIWHEEZ2 & BRI 1 B L2 I2EDTEY, HREEME L OB RARMETIE A2,

F7o, 1 1S 0 OB A & LT, Ak, —FICE TTW R 2 5oL v
— Y TTBEAOMETBATHY, ZOFEICHOVTHXLT LHIBRTIIRWE Bbn b,

= 412 BAFTOBE/NN2—22

WA HE

BRSO BERXES B E T2 TR )1

HREEE | 63.90% 82.00% 4.30% 11.60% 1.90%

T 21.50% 2.50% 2.20% NA 0.90%
G BE 3.80% 2.50% 2.20% NA 94.40%
i} T 3.80% 4.90% NA 83.70% 0.90%
Hh whZs )| 4.40% 4.90% 87.00% 2.30% 0.90%
Z i 2.50% 3.30% 4.30% 2.30% 0.90%

&l 158 122 46 43 108

Number of Observation=477
UM RN T — S Ds 7 TR R~ S ar N BB E 37451998 1999.7 50 /E%

107



Appendix 33T > L 3 VEAEOERITE

HHEIZBT D BEWFO—F TR 2R 57201, TV 70— FEFEEEHR] EHE
B~y a VEKIET v r— N OEET =2 0 BER ST EIT O Y. AT, 20004E1
H1BUBICEEE (#30) CHrE~r v a v 2 BA L LOE%SE L, 2000458 H20 H A5
200143 H31 H &£ COFREHBNICRIZE SN bOERGET 5. R CIESINZT—Z 1T
10,5031 Tdh 573, FAE « KIBIEZQEL LT BT, 949810 F — 2 0505 &3 5. sk
<~ i a UBEAFEOTEICH Y, i~ g COBEAE LI TEN R B, ERITEIE LT
IFEPLIATE 2 o2 v, HEREREZ 5 TNLbDEBZT-.

£7, BAFORMEZ, WIHIF - SEETS - E R L I E DR, n— 45D A
FUREE & AP E DEERDSODIEEC DWW THIZET 5 (3 4-13) .

HEAEONEEENE, B AR T3,934 5 M, HUERENZIRE T 5 £ 4,313 51 LB D
F77H3350 05 LA b, B AR O AR O T A PE T 735 5 M, AR C788 1
Ths. HEAOTHB0THIEEEL 785 TWDN, Z ORI EERE T37.3m, FAHX
380 L IFIFR L TH 5.

HEE AW % RS AR CF o 7 IR ORISR, ZEHLE AR T5.790%, BRI
TOOMETHS. HWVTHEABEICEER L, BASKREL FHIETEY, REERE LTy
B EHEERIY, EHE R T4490%, HEEIXETA.53% L o TR Y, IRFRAKHETH 5.
FEITBIES U Tk OISR OM AT, B & AU H X E CTRBED > 72 b DD, %
FTIIRL oo TS Z L5, HEEXKEOMAR OJ RGN FEFE L TN Z Ebns?,
£/, FFASETHD L VS TBIENRER SN TWD Z 2D, (EEAmAREZ & T A RitER
DMEND4SEE TITELHL TWD LW o 7 FHZEN TR E ND.

OO\ KIEDREE L, VN —MESE LT o — N EE LI, [3BE TR 52> TG, 20
724, ks A ar o S O TEHEREE, DVRDE bDEEZ BB,

Wy RIE(EA G T e T — A DIENNT, < T ar OB 1,000 T P AEOBHE SN TIE, HFTEr b $ L.
Y ASIREE I OWTIIREEARDE . ZAUE, TEEL-RW SV ST flEE DL H LD, (EA4:
A0 FTHY, TEET LB LR IZ6 Db 5. Z07%0, AL 0 L TEESN-LOIRZ O S EE
FHIAR, KEACOWTIIEFDDIZTLTCOBIENE, FEEISEAL 2> TS AR NS, £1-, Bl
LOBAE72ETHLT LDy, il N7 TNBEB N Z .

2 - DI, 2 KBUSEOIEAE L B END. FO7-b, HEHNXK A EI ke LT, L0\ ik T58
HICEDZ LD B EEIM L TNBEEZ NS,
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F 4+ 13.EBAEORKES

R
) PR 22 WA §

2 (A A 3,934.90 1109.96 9,498

S A4 T A 735.03 304.72 9,498

SV fin 37.37 8.24 9,498

AR AR frs 2R 5.79 1.77 9,498

SRR s SR 4.49 1.52 4,203

25 FULHR XD
A PR 22 UUZ

SEE A fliAs 4313.22 1339.01 3,504

TS 788.34 354.32 3,504

P AF fh 38.08 8.37 3,504

SN Ik (s R 6.01 2.01 3,504

S50 5 s SR 4.53 1.66 1,506

A /o T i
okl N/ T TS
® +14.BAFOBE/ NI —>
[N

HORHS R #S HE e A1
BRI | 70.83% 14.98% 16.60% 13.25% 10.08%
T 5.17% 63.63% 4.67% 1.62% 3.61%
e BE 6.42% 4.67% 69.68% 2.39% 1.55%
Al T2 7.91% 2.71% 3.98% 77.43% 2.89%
e 7)1 7.79% 12.49% 3.58% 3.47% 80.28%
Z A, 1.88% 1.52% 1.49% 1.85% 1.59%
His N 3,504 921 1,006 1,298 2,769

Number of Observation=9,498

N T, BEAE OUERTHIO AT & A O T A i35 2 & T, B#h ¥ — A2 D0l
7K 45). WEAMZFHE S U ClA—HlgN COBERERICER T 5 &, BRI — HER
X35 C 70.83%, # F—#B T T 63.63%, HiE—HiE T 69.68%, THE-STIET 7743%, #&)I—
T 8028% T D, DF Y, HEHKE CHAINIHR IFE~ a0 b, K
HRE X EBICAE A COEEAE 12 70.83% T 5. —J7, JEERICE B LB AHEKERICEE L T
W EEAB DSHOER K CHEA LT2HERI3. 76.65% THh 5. ©F Y, HEHKIICH &b EFEA
TWIEAF D 76.65%13C D F FHEHXIRIZIRY , BEAZ DS NZNT2DIEAF R TOHR
FABIXEROMEAE DL 70.83% & 72> TS Z LD, IT4E, FEf SN D ELDEIROFEIEN
FEvicasns. 7z,

AHA A

BOAMMIENT — o 7 T~ S a NEEBhRA 1998 )

T FIENEIR B3, 1998 FEOFHED L g% & B
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H PR AR X ER C 82.00% & 15 <, 2000 AR 1T B [RIHFEEED 70.83% Tdh 5 Z L vh, IiTh
OB T B S B ERA~DFANEA TWD Z LR I A.
fe T, —FHIRB KOV —F I E B 23k 4-15, & 4-16).

R 4-15.BAEOY—FHREE LU —FEH
(BT :week) (HA:[F1 %)

HF—F MM | —FHE2 | —FHIH3 " e
JENE | AR | bicRs | TR YR
i 37.12 24.43 10.23 4.98
. e (61.82) (45.47) (22.38) (5.86) 7909
E 49.48 33.72 16.63 485
— 1
e (115.72) (85.60) (65.97) (6.07) 389
~at 39.19 25.98 11.30 4.96 0,498
o (73.78) (54.40) (33.92) (5.89) ’
o 39.01 26.67 11.10 5.74
5 IR | 65 12) (52.56) (25.57) (6.70) 2,809
I 51.00 34.75 16.97 5.61
jl:rs IR | 55,079 (90.87) (63.14) (7.02) 695
) ot 4139 28.28 12.27 571 3504
N (83.89) (62.13) (36.32) (6.76) ’

( PNITIEERE

ZIZTE, T HIRIOBIZIZ 3 SOEEA W, B LICEEEALZ [RUOSLo72 ) KR
BRI E TOMI (—FHIM 1), 52 IEFEHMADTZDIC ERINEZ B L7k
RN DI E COMM (P—F M 2), 2312 [T ET /WL—ARZEZ XD TH
HEKIRESE COWIM (h—FHIfH3) Th5.

HEE AT, T 13T 39.19 38, S—F Wi 2 ¢ 25.98 #R, Y—F AR
3TIL30 M & 72> TV D, ZHATEERRIEAE L EFRTE D008 MR & LT, EEE
AZ BN STH D TREUNIZENE T E, [FEAZ SIS TG 3 ARICIHHRINE
ZRAAL, BVNIY—TFT ZBIA L TH5 3 5 HUWNIIFIEAZ LT D Z Evbnd.

F i, EHERRE AR L AR A i LT A D & (LUF, O EHBE 2RO i %2 7~ 9),
HORERIXES T —T 1R 1 2% 41.39 3 [(39.19 #R), Y—FHi 2 23 28.28 iE[#(25.98 # M),
P—F IR 3 T 5.71 W4.96 W) ERR U T, H—FHRNIIH A OEAZ DR E L,
P—F B EERE AR 4.96 [FN% LT 5.71 [@ & 22 &5, BN E Cliitiatk
BN D HRFTS LT WRBRICH D, —F R % < 72 5720 Chatiif b B < 2o
TWan EEbhs.

BRI EBIC DWW C— R B & R ESE & i35 &, O —F IR 13—k EdSE T
39.01 IR L C W BUSE1X 51.00 B[, Y—F Wi 2 13— RESE T 26.67 K LT
CREASREE 34.75 WM, —TF I 3 13— RS C 5.74 R LT kB 5.64 3
& B O N TR TOEEICBWCH—F ARV 00, —F i1 L¥—F
M 21280 T3 » AREOEDGEL T HDO0, BUNIET Wb— L% B UG T
E@%~%ﬁﬁ3?@ FOETFEALERL 25 TND.

T, —FHIM 2 BELO3 I, HARTFEELIOSAMIZ L i LTo(F 4-16).
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£ 4-16.BAZ DY —FHRD 5T

305% AT | 30-405% A1 40-505% At SO LA L | lEAES  (BR)
# 1 1-HURN 26.91% 22.88% 21.45% 21.70% 2,182 22.97%
71_ 2-37H 30.18% 27.80% 24.64% 23.65% 2,569 27.05%
1 4-6- A 25.23% 22.97% 23.54% 22.96% 2,220 23.37%
il 7-122H 11.90% 13.64% 14.63% 13.89% 1,297 13.66%
21 127ALF 5.78% 12.72% 15.73% 17.80% 1,230 12.95%
| 1AW 57.67% 48.61% 46.09% 48.56% 4,674 49.21%
; 2-37H 26.99% 28.46% 28.77% 23.77% 2,651 27.91%
1 4-6- A 10.48% 13.03% 13.54% 14.70% 1,232 12.97%
Ml 7-1274 3.10% 5.82% 6.52% 5.97% 536 5.64%
3 12580k 1.76% 4.07% 5.08% 7.00% 405 4.26%
A E 1,193 5,425 2,009 871
(k=) 12.56% 57.12% 21.15% 9.17%

Number of Observation=9,498

BIROSAACERT D L, HRINEZBIG L THD 3 5 HLNIZ, BvbNcET /WL—AD A
FEBMBLTODL 1 5 AL, FEEBABALTND Z Enbind. FEEhlaL, BAES
1RO 57.12%7% 30 LA _E 40 AR THD, DU T 40 skl b 50 R T 21.15%, 30 A ¢
12.56%, 507%LL ET9.17%& 72> TN 5.

RN —F WM A T % &, #CCTEFRIZ S —FHMBEY. X, —FH
M2 Tl w AUNOY =7 &2l d 5 &, 30 A TlL 2691% b D> =7 Lo TEY, 3 4
HUWNETINZS & 57.08% % TOKUEL 725, ZOMMOERHCIE, —F W23 » AUN
DEFRIL, 30-40 7% T 50.67%, 40-50 7% T 46.09%, 50 mLL ET4535% K F LT <.

BUDIZET WL — LD RF B L TNOIRNE TORIME 2o —F WM 3 T, HiFkE
TH—FHMNEL, E<IT1 » AURNDO Y =T 57.67%EMOFERBE O = 7 & K& < kA
STV, ZOEHBE LT, mlEIEERENRKELRIRE LICEATHL Z LD HE
\ZREE 2T 2 DIZx LT, BHFEEIZBOWTUIRROEAR X Zaift & Lo —EMMoEE
ZHIFEE LTS T2 —F OIREIMEO D, HENNZ2EVE L TOD0O0NTNnTHh
HEERENENEEBZBND. £, BB ETHFRMNETENMENTEY, EREICE < OfF
WAENEL, BEREL WS ELEZLND.

2T, ENENO—FHRICBW TR O A LI EEdi4, Fplo s v 2ks UTHEl
L LT2(Fk 4-17).
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K 4-17.BAEDEHRAMERINER

30 AT | 30-40m% A 40-505 At SO LA b | BEAFEEL {5 Hs
i Has 38.39% | 41.57% 37.48% 31.11% 3,737 39.35%
va FT7v 40.91% 39.43% | 42.96% | 42.48% 3,860 40.64%
o= 251% 3.65% 3.78% 6.54% 361 3.80%
; AL H—F ok 6.54% 5.11% 4.03% 2.30% 456 4.80%
i FLE 0.08% 0.04% 0.05% 0.00% 4 0.04%
2| wwpEgE 6.29% 5.29% 5.67% 6.08% 529 5.57%
Z DA 5.28% 4.92% 6.02% 11.48% 551 5.80%
15 Wt 32.86% 33.77% | 29.47% | 23.54% 3,021 31.81%
v FIv 36.38% 36.46% 37.93% 36.97% 3,496 36.81%
o250 5.62% 7.15% 7.67% 10.91% 704 7.41%
g% A B —Fh 6.29% 5.33% 3.98% 2.30% 464 4.89%
5] FLE 0.00% 0.02% 0.00% 0.00% 1 0.01%
3| wEpEg# 9.56% 9.24% 10.65% 10.22% 918 9.67%
Z DA, 9.30% 8.04% 10.30% 16.07% 894 9.41%
PN 1,193 5,425 2,009 871

Number of Observation=9,498

PEOSHERT D E, EHRIERERE R & e o —F i 2 T, (EEE#RE F7 v
MENEIN A% TH Y, DUOTREFEEE D OEBRIRHED 6%55, 1 > F—F v RS 5%55 &
2o TS, TR —F WM 3 ICA D LG HGEE 31.81%, F7 203 36.81%L & HITIKTF L,
ZA VT KAV T4 % —F H 2 T 3.80%), FEIFEFEE DD OIFHRIZMN 9.67(V—F
HIH] 2 T557%) LTV 5. DF D, —F il 2 TIXFHRESCT 7 o2 Liidflicsh s T
Y | TEAmRE) B £7203 IRE VR TR VRE CTORH] R EDERTHITH D
0, B2 ERIEZAT O B TIE, ZNBERTIIAT0THY, K0 FElRER LI
LD EERLTND., 207, Z ZICEEHE SN FERIR TIIA 0 Th Y, FEEO)—
FATEN CIHFRIEZTT S L. ZOZ L [Z2oftl) O =73 —FHiH 2 @ 5.80%7)>
HY—FHIM 3 T941% L KRES EHLTNWDZ 2B btk lind.

FRRNCBIEET D L, —T Wi 2 TR E L R DIZ EITERREDO Y = T HVNEL 2o T
W ZERDIND. ZORHE LT, FhpE< e DR EIRRBE T AR NS L,
{EAEA T Sk CIHRTR EAT DO MR 5 < 72 5 Z L DIEHEEORIAENMEL 25 b0 &5
A5, Fo, WHRRIZBIT 514 o —x v FOFIFRGFERPE S RDIEE T =T D)
<D, ZHUTHIZ, A2 —3 v MIHEREIREIZ SR E Vo 2B 721 TR, #
FJEIE E IR 2T D ATREMED E <, EDOTZDIFREECT 7 278 ECIIIFHRIUEN T & e
FERBEICO DD [ Bl L ZEL TV D E o7z IIUETAIFE#RO “B”) 0ERLS
HHDEEZLND.
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SR . EEMEREDIFRTHE
BRI E B R E T LA B ERREL T

UYARES, JEARTHL - FEEIAEQR007) [MEEAmE OHFINE] BEERRFIIZE, Vol 16(1)3 & UF Shimizu, C,
K.GNishimura and K.Karato, (2007), “Nonlinearity of Housing Price Structure-Secondhand Condominium Market in
Tokyo Metropolitan Area-”, CSIS Discussion Paper: (The University of Tokyo),No.86 Z /15 & 1EL 7=, D THS.
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5 5 EAEMBEEDIERI T
1.AXEDEH

FEFSE, [FEOMBFELR) SV o RRIEEZ A L TN D201, SWE & ik oxt
JEBEERIT, SRR & Ot~ bLE LTRESNDZ & s, TR & Tk,
FRAZ TGS & ORPIGBURIZOWTIE, MaHE - HEEOTHATEIORN R & L TEMT NS b
DTHDHN, ZOBURIZOWTHFIZHRG SN T I otz 22T, REIZBWTUL, (EE
PHAINTET ZRIEO T T O L i aThe7ei E /e ilks ) (B3 2R Z Y FiF 5.

% < OIEEAMEAEE OHEEFB AW > T2 AT T, 13E A EDEAITBWTIIIEET L
ELTHEESILTW D, LA L, FEDOFERAMMSTERRER Th 2 [REa R, TEEEFH,
(7w 0 BRUE TR 0 TERLE CTORER]) & o F25EFEEE & BNTATiES & OO BIFR DS EIER
BTHD LIFTEZIT . 2T, RBieser GBI 26T 2550 570 5 2B
AT (EEMHT2D) Z&, Bipo8da A+ 5 land developer FE2N 72 2 HaRIEZ A4
5 (lxA477—35) Z&ICE-T, B2 bDOEZZHND.

B Z0E, THAMRE] (28O T B NS UWEFILRE R TIEASNZY, By
HAFBHEA L2 T2 Th A 9 L,ZDROBIEOEFIZIE V0 5 DINKS /e & /R
BHEPEAT HTHA D . SO, —EHEL EOFEFIL, 7 7 IV — i ESEATS. Zh
B DN [FIRE DRI 2 Ff > T D LITEE L6 < BRI R L I3 E MR RIS 5
E13EB 212 W TH A H (Asami and Ohtaki(2000), Thorsnes and McMillen(1998)).

AU OW T, BEEIAYREE T 5 & & BT 2 A L TS Z SIEESIC TS
%. ZHUIREE ORGE & & B ITER B boditETe & & BRI Iy v a v o
FANEARITE LN = DI BB e LD A T 572D Th D, I HIT, i L ki
EAFTIHEE & D TRUVEERSE & C, 2Tt S ARPT S & W o 72T I &
S THHER R 5 Z LTINS, BEULFER OB LA ET 72— OHERGH &
LTCEDOLOTHERBIETOLO,ZOERIETIZHER LICEATHREBFEL TN D
(Clapp,J.M and C.Giaccotto(1998)).

(5257 0 BRE TR 13 B ISE BRI Iy s JRa SRR Ty, 7= AR BN
WH DD, NEDNDIRN-T20 BIREREENS > TV 20 T 5BENE. DT80, LERIERIC
VTV e O FIME I 2 A7 e BAEY 5> DINKS 5 O A 1~ B iR 3 < B D 72
ML, 7B CTE LT DR ED T 7 I U —HmiZun. ZoREIZOWTY, [HAHERH)
DORIE L kRS Z FF O LD LB X DD,

72, TERLE CTORFR I OWTHIREETH 5. FREEHT F 7238 U C 7R 23801 & FF
STAENIHIT D 2 E RTINS, ZH D ORBEFH 72 5 HE R COMER U 28851 5>
BT L TS EBEELIZL V.

O XD R, FHERFETHINL, TEEOEORE, EoIIIEEHETORMBE
LTS ZENTED., 70, MEAboREE LTIRZ, MEENF— B2 Do
BEAL T2 08 U ECREHEE L &L 9 &35 % 03 % 5 (Bourassa,S.C, M.Hoesli and V.S.
Peng(2003),Goodman and Thibodeau(2003)). £ 7-FEfpfEfEOfEE LTz, /> /XF A RV
v 7 RET N E UTHEET D TEBIRE SN TV A (Clapp,) M(2003)). & 512, BLCEEEND
D FERETZ T Tl e <  HUIBRRZER 2 N0k U 72 i AN 8L € 7 /L (GWR:Geographicaly Weighted
Regression) &1 L K 9 & 7§ 257 % 72 Z41TU % (Duan Zhuang(2006)).
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Z OB, BHICIES F=y 7 BB OHEEIZIS T 2 BIER OB O - T H % (Box
andCox(1964),Cropper and McConnel(1988),Halvorson and Pollakowski(1981),Rasmussen and
Zuehlke(1990), Wooldridge,J(1992)).

ARETILF A~ v a AR D oSG A I L 7e | C HAfids & A28 % & o
BURE T L, MksHEE DI 2 EROTT LV EZ AW THLMNITE 2 L2 N E T 5.
BRI, BETET A EERELE LT, J "I A N v 7 e ik e U Cllfi s S —
ERHWEX I =7 vOmM) & 3T A MU w7 7Rtk L LT Switching Regression
Model(SWR) ¥ L WM& X /3T A N U w7 e 51515 Td D —BALINE T 7 /v (Generalized
Additive Models:GAM) % FAVNC,  (Hifs & DO IERIIEZ MGE L 7.

BFonifRe 2% L, DmM,SWR,GAM & HIZHYEET /L & ik UCRiBA 123 L35 &
EBIT, AU X 2 RIIR IR HEE S5 Z L3y ote. iy~ v a UIIC 28 %
52 5 FHBER 70D THAmEFS) %R TEAge) THRHFVRE CTORHTS) HLE
TOBRETT) \ZERL, /2787 X MU w7 72F7 /(DmM) & L CTHAEE & ORI Z R~
LA, BIEET VIR A HETEEFEIERELT0.775CTh - 7243, 0819 LA N K& < e
SN, LT, THEAmE EFREE TREVIRECOR)  HLE CORH] &b
IS 2 RO 2 L Vo Tz, AICEFHIiHERE & L C,Switching Regression
Model(SWR) & L THEE L7z & 24,  [HAMEM) 128\ TI0m E90m D & 2 AT, THEEE
AR IRV TIRIER L ORSME, % 0 BRE TORE) (CBW TR 8174y, [#l
FCORH) X115 L1550 D & ZATIEERDGAET D Z Lotz ZORREEEE 2
T, MEZ(ET A MZ X o THEEZEbOR ARG L2 9 2 C, BHIHY I — L7 0 AHA Ik
L7-BAEHERt 2 350 L7z & 2 5, DmM & [ARRIC B SRR R AR50 30.817 L i Sz,
BT, GAMET MK O H#HEGH 21T 72 & 2 A, HHEFEFEFIRERECT0.819 L il I 3ck#
i, DmM, BEIOSWREFRRRIZ, [HAMRE] [EEEFR [RFVRE ToORIE] T
D FETORE TIFEMEN GRSz, &5, BEBKO BN & ORIRZ X b LT Hik
L7z& 25, DmM,SWR,GAM & o 7o MNT 7287 /L ClRE R e R 2 HEdH STl 0,
T T CHERE SRS SR O R ST,
2.ET oY a Uitk REOERY
2.1.AF=v7-7FO—F:EEXETIL(LLTF, Base Model EFES)DIEE

BB &3t ge & Lichiy~ v a Ui O~ =y VB #EET 2 2 & T, i~y

>3 UTTGICERT D AVE Sl & OxHSERE ST 5.
KOHEMRET LV EHEATTLE LT, ROLIITHRELT

logRP/FS =ay,+ Y a, log X, + > a,logZ,+> a; LD, +Y a,* RD, +) as* TD, +&
h i j k i

(6-1)
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RP . W=l vaAitk(H)

Xi-FS : FAER)
X, Age  : BEEZFE(A)
X5 TS 0 EFVBRETORFHE()
Xy TT @ ELETORFRI(S))
Zi 1 ZOMOEMIIIRIETOELGE
Z,. BS © Nbas —E ()
Z,.NU : B0
Z3-SD  : MMEFI—
Z, DIF : 1F¥3—
Zs HF  : fx EREZI—
Ze RT @ THRHARFEGE)
LD; . Location(Ward) Dummy (j=0,....J)
RD; : Rail Dummy (k=0,...,K)
ID, : Time Dummy(l=0,....L)

i~y Ak AT 28T L E LY, TRAmER, TEEEFE, REVIRE
TORFH, THROE TORHHE] &V T EEMEARER Oh T b il BB e o b
BAONDLEROIEFINS, Vva=—imfd), S FOHREEFIC L > TAF ARG R
EETF M AN SRS E IR BT DT D,

S HIZ, THHEEITRSG LT DN = D £ TORETd 5 [T RN 2 & A L7z,
L, HAETHNLEZL DI, ERARERTH DI FOMFERETERY,
FHICH L THRBBRICAR D FEBERONTZ T2 L MRBMARL 2D,
O(RP/FS)/ORT >0 & LTHEENS. F7-, HTSMEERRIE A48 \(thin markety$34
BT H R ARDEABHSH. LL, FHBREICL> UL L o(RP/FS)/ORT >0
LI, HEAIEDITH S ARE S RDBEAICH L. ZOFEFE, SHSEMISRE L
RNEETH Y, THOREERIIEETHS.

Flo, HUBRHEL LT DAY I —] %, fiGoRiN/eZ bz TR4 I —] ICK VB8
ERAR

ABFFE T, FREKEOT i~ 2 v a Al OIS EZ B HNCT D Z L Th DA, HHT,
TEAHE LCRE L THAmR), EFUEFE, TRFVIRETORHE], b E ToORE
W] D4SOEFITAER L, HiretEDD.

2.2 EEMEOIERIE

QD) . EREFI—ETNIZLIABEDREREDHEEETIL

FERET BN TUL FEEH E AN & ORISR CTH L Z L2 EL TV, L
L, (A, TEEAER), TREVIRE CTORR, FLETORM L\ BE8%K
& HAAMRS & OBRD, FERGR GHEWEEZET) ThaHZ LITRBRMICIEELS6 L, §F
EDRTX 7 LTWDAREMENR S 5. BIRMICIE, THcEF 0 BRE TORFM) T ABEICAS
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PREEHS, TEEESRTH CIIBEIEEOUIESRKBIERED X A I L 77 Ik 0, HENE
b 2 AREMED S 5. ZIUL B2 DTG SINENRAET D Z &0 b, Hrn 2 B & fHARIEL
EETHERMRBET D720 THDHEbEL LN, 20X ) BBEILFEET LV E LT,

A ERRE) & 725,

UL, BEFNED X D il BV TEEDRZIL L TWD DN E N -T2 Z LIXARATH Y,
IMERNHEE AL 2 52 THEET 5 Z LI3T&ERV. 20X 9 2GR HEE L
T, /T AN w7 BT UKD FIEDR & 5. 72 & 212, Bin (2004), Clapp (2003),
Gencay and Yong (1996), Thorsnes and McMillen (1998)72 & Clx, $rEDEH A X —7 v b
ELT, BINTG AN v 7KICLAHEHEITo TS,

ZITE, ERETVTIIANT AN v 7 722858 UCHERE LT =% 4 Z54(Main Variables)
I BT D 2 LT, REBEMICHAR & ORCEIREHEET D, X I AR AT
HIZHTEY, FEBENLTEED/N Y RE(B)EZFRE LTz, N2 N B)DREICB W T, &%
BECHNL T, BB N EOREO/N REA CTEIRELZ LT D00 ERETT 20BN H 5.
ZDOEIIT, FEEATBICE U T I —ZHAE Ak LI 287 VA dlisE s I —L T,
DmM & FES)EFEONRD L D BTV E L THEET 5.

logRP/FS =ay + > a,logZ, + > a,* LD, + ay* RD, + a,* TD, +Y a,, Dm(FS)
i J k ! P

+Za60' Dm(Agea)Jr Zak' DI’I’I(TSg)-F Zasg Dm(TTr)+g
o I T

*Dm(X): L X, (BT D30 Rig( B)DF I —24K
(5-2)

(2). BEEREEMEL-ET JLEEZE-Swiching Regression Model-

HEE A X —F T /WOmMM)IZEBW LIRS, FEEEN Y I e L TGRESNT
BO, ) RFZ AN I RETNE LUTHESND. ZOET /AT, FEBUICEL TRIES
=3 RHE(BYBAL T, BUMEENELT 52 L2 EL TS, L, EEOHE T
FTRTONY RIEEATHEENZLL TN D ITEL OBV, F7-, H#FHETYH, RREOHE
EDBREAT D Z L A BET D70, HEHEROMRITEEL <75, 5%V, DM (%, &
DX ) 7RI E 2 FF ORI LA FRETH VY, BB LTI T 2815575 =
LIZIFE DD TENL TN D OO 8 LT L TV & I =B OHEERFHRORZEN—
ERTII W, X — T LIZREEZ I L Tt L TR iUz 5720,

ZIZTIFET VE X BEMYL L C, 2 DOREZLEFEL TR Y, = DOMEAHT #i#a 7
FELTWDHDET S, T2 2 I I EROBMEICE B 34U, HEFIEREET LIV L
—LH AT, iy 2 X R BN EET D 3R N A A T E LT, i)
77 U — RN EET D AR O R E 72 2 A T O 3 ODFEF XA TR THRIND.
F72,%D X9 72 EROMEIT Ko TUE BB AR/ N CILAMEM)S S O Mt 4 88 R0
LWERNE L, 7 7 Y T, RERE A BT AR, 207w, [RFD
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BRE TORHHE (23T h, FIEMEZ BT 2 A2 2 Hl B E T3 ch o b o
D HEGHIFEREDHE > T D ik, (EAE DO &% 0 BRE TOBENZ S A E 72 ITEOFH A
B ok pEISN DD EB I BHND.

ZDEICEZDERES 3ODERDBIFAFF ST EERMREL TNDHEEZTH NN
THA).

ZDE DN =2ONFIHET H5EL, L AT 5 L EZ DI DEHRITH LT,
TODOEEILRNMEET D 2 LI D, 2R L, 8 THEREE L L TV D NEIRATH
H. BT, ERETNAEEL [FaHE TEFEETS HFYRE CORE) #LET
DIFfE]) DENZENDOEEIZDONWT, IR AT 5 &8 2 DT ZE T3 U CERBEIICHE
AT O . BRI A EEAE XK LT Lm ZNENORIZB W TG EH S T0a b
DELT, ROZDDE I =2 DMy i) » DM o))V ZHEANT 2.

Dmye gy + if Iy =X, =my then 1oters 0
Dy, 1) . if my, =X, then l,oters 0
[<m

TOXIREIEEEBEANTLHI LT, ROLHSBRETILE LTHETS.

logRP/FS =ay+ Y a,logX, + Y a, 10gZ, +> as,» LD, +) a,* RD, +>_ay* TD,
h i j k k

+ a6Dm(lh§Xh<mh) + a7Dm(mh§Xh) +ag (log X, )(Dm(lthh<mh)>

+a,(log X, )(Dm(mhéXh) ) te

(5-3)
ZOETIML, Im BTEVFETVNAT v F END T &2 48E LTz Swiching Regression
Model(PA' T, SWR EFES)E722(SWR DFEHE, 2 oS,

). — e ETIL

HfE S X — T /L (DOmM) TR RN IERRIENE DMK 2 HERE L, Switching Regression
Model SWR)IFMHFETERAMEEIZ I T 3 DOMIHEDO TRDBAHET 5 b D LARE L, FERIBIED
HEFFTE 5. LA, DmM TiE, 2 PR B)DBREICEREMEN LD & & bITflx D& I —4
Bapar s LTI b O & LTHR- T\ A, SWRIE, (HHERERAR D27 A M3 EHB
Th D & XTIIFHTEMEED B 7 5 A RENICHE L, BT L & L TGREITE 5
EWV) HTIFANRTFETH LD, MIEE(LOBITH L TRVMRELZ B RENRH D, BIED
AAROFEETGEBE LIS, 3 DOFEERITHEINDG & WO REITAHNRX S TH D &
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EZONDN, Ak, EEEENSE L TV <IEBRIZBWTIT L Y — e eT L LTHE
ETDHIENRDLIND.
ZITIE, K0 TF—HICAILEAE L ORIGERE TRIT S 720, —(bIEET L
(Generalized Additive Models, L\ T GAM & J.5%) (280 iy~ 3 g ARG OHERH 21T
9. GAM [ZH DT —4 Y DIET vt R FHIED 8 D5\ ONDHDOFE LTIRD X 91T
FHT 5.

EY| X, X,)=a+s(X))++5,(X,)

(5-4)

ZIT, X X, 3OO UDEOEE T ZOFT VO THIE HLR) Tho. B
B Sy f, FTHEROLWAZAT O BIETH Y, Bt (smoothing) D7 /L= U X L ZJEM T %
LR TEDEEZED LB TH D, — AL E T L (Genaralized Linear Model,
GLM) T PRI ORISR TREN DA, GAM ORIEZ % & HIC TR Tl < #2
ZTVWBAICHD. LIBT3/ 28T A WY v 7 RIECTHB S, e, ANHHIC
IETERED Y, THIUTNIET T /U(Additive Model)\Z72%. Z D& E, F_TD jIZON Ty, 13
X, D/RF A NY » o BB, ST A—STBLTHREL (BI20Ts,(X,)=B,X,) ThHiuT,
= DI TR ORI ET U2 5. DX 51, GLM DA% ) 2« /8T A |
U 7 B X AMMEET A CTER L HON GAM IZ LA ERILTH 5.

GAM OHEE FIEIRD L 512705, — B HEETET L %

g(u)= ;Bkzk + is_,(Xj)+ u
(5-5)

LB, 22T, gEV B, w=EY)THY, YIEdDIEEGARIIHE D IEEET
HHETDH., Z AT AN I REFTHY, B TxticT /37 A= ThDh. £T /LD
T AT AT EITITZOIL, (5-5)DF VT 4 —fF & 57 5 f(Penalized Residual Sum of
Squares) % F/MEd 5 BEIEL S 2 HAERNTRYD . §; 23RO D T DICIT RO TZ 0 DO P <
T A — B A A 7RI (Generalized Cross Validation; GCV)Z & W RE L, PCREEZ1T 5

(F¥#MI%, Hastie and Tibshirani (1990), Hastie Tibshirani and Friedman(2002), Wood (2006)% £ [#).

3. 74

AHFFECBNTIE, HH4 BIBWCEH SN 70— Mo TEFHEEER) (28 Sh
T A& A =,

AAFGETIE, 2005 4 1 BOOEKEE CICHE SN~y v a v —2 2

Z 2T, 2005 EOHEESIXE DT g VBB TR ARSR L LT, HirafTor. e
SNT=T—HX1%, 9,682 1 Th-o7e. EEAKOFLMHAEIL, T 51 D@D THD. F7-,
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FEEROHGF & 5-10 1T

F9 T~ a k%) 1E, T 3,.253 B, f/IMET 850 S, HAMET 18,800 F
M, EHEFEZEDS 1,858 V) RERIELOEXNHDH. UL b— RO/ 50
DHET 3 ETHEATHDD, m BN O B ~— R TS &%) T 51 5/ mfRE & 72
STWD. ZTONFE, HIHEEFIWZDAATHDH S DODEIEED 54 THh 5.

(B2 0 BE CORFRETS) 1, 2 2 CIIRBEAiO 7T — % OO OB BEET 205, &K

EAY 153, B RAE T 26 53, )T 745 43 & 20D COIHSRIEN TOIER SN2 L 3bins.
ZDTEMD, v a s E W) SN LRI 2 B L TR STV D 2 E AR S.

= 51. P T—AOEHHEE

Variables S EERE B&/IME 5N
RP: i< Ta Al (10,000M)]  3,253.89 1,858.83 850.00 18,800.00
FS: A M (m) 61.82 19.83 16.00 133.29
RP/FS 51.71 17.93 24.01 164.08
Age FBEEZFH(A) 16.51 9.92 0.42 34.42
TS: BV ERETOREM (43) 7.45 4.19 1.00 26.00
TT #BLFETORER] (43) 14.83 5.23 0.00 30.00
BS: N a=—THFE () 8.14 5.96 0.00 80.94
NU: #8748 88.03 122.48 10.00 1149.00
RT: i EEIRef () 9.33 8.37 1.00 64.00
2005/01-2005/12 n=9,682

[FLE CTORFLTT) 12O\ CIE, YT 144y, IRKT30 0 THD. [HlE TORH)
I, WEFVINDEEX —IFUER 7 BROEAT - 51 - 30 - Bifg - whas - BB - RPN ET
OSBRI ERH ORI/ METH D, TONMERTHDL L, 0 3D L ZAZY T DNFE
L, ZOWRDKEN1053E720, FIHEGI N 0HiEe>TWh, 2% D, EFEX—IF L
BRICIFET DV RN 008 LTIFEL TR Y, ZOMOY > 7B TS, H/MED 10
SyEIRD E VIR L IR TWND. T DX D R MR o Z L ICHE LT
SYA4AR

[ELATRIREFS) 22V, fe/MEAS 16.00 nf, AT 133.29 nd, T 61.82 i & HiEy
AN K~ Y a VETEENL TN,
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ML HCAge) 1TOWTIE, T 163 4F, HKT 39.67 FF & gy~ U3
Hbh b 7o TG, TONHMIZER L THhD &, BEFMLELR S FELAINO LT L g &
GRS 20 FELARE O ORI & 0, HEOEEZH L Td. Whp 237V HICH
725 1980 FAIEZ 205 1990 AT N THEG ST HCHOW TS, G HBRE X
RN Z E PRI LS.

4 HEEHER
4.1 . EXETILOHET

Y, ofd7o ) OBl 25 L LT, Hb A =T RET AL LTHEE LD O, F
FED XL ITHEE SN HARET LV THh D, B HEFEEFIERET 0.775 & A O
WEFLE LTHEE SN (RB,EEMITR 52 21).

logRP/FS =3.931+0.047-log FS — 0.1881log Age — 0.054*1og TS — 0.117:1og TT + 0.012+1og BS
(155.26) (+8.98) (-96.38) (-21.51) (-5.24) (12.13)

+0.020-log NU —0.006* RT —0.034+ FF +0.054 HF —0.012FD +0.003SD
(15.33) (-3.33)  (-6.20) (537)  (-3.23) (0.965)

+ﬁ1thDh "'BziZRDi +'B3JZTD1
h i ;

Adjusted R-Square: 0. 775 ( NIEtME
Number of Observation: 9,682

ERETNVELTUL, 1 FHE S =NV LT —H Th D912, KR4 X —(TD:Time Dummy)
AR AT D Z LIk 0 FEE AT, ~ > v 3 VEA O JEM(Property Characteristics) & 7
#rA 2 —(RD:Railway/Subway Dummy)iZ L > CTHIli~ > 3 Al OREDHEE Sz, <~
g VEGOBMEORTIE, TEAER], [ a=—iEifEl, TR IOV CIHIE CHEE
S, TEEZURFEHY, TV EBRE TORE, THBLE TORH] TR THES LTV 5.

F7 RG] (ICOW T, @R ITHOHIMEOER L T Z &R TRIND D,
KL Wb b 7 L— N & ORITIEOMRED & 5551213, HELOBANT I 0 HEAATE 0
LT ZEliThd., £z, 2va=—mEfEbEERTHY, I 7 L—FRomn~rva il
RHIEE A= —ERE G AL R AHEAPEE S ND T2, HFRICK L CTETHEICHE S
TWDEZERZBND. BPEIZOWTIL, SWHBAOMEE VD LD b~ v a 2ROl
EEZRTREFETH Y, 72 & ITRTEDNZL < R DI ONTIAEH R FHET DRI H 5
7o, EDOZERUIMEL~ 2 a OB L 52 T D EEZ BILD.

iz, HRIZBT D5~y a COHEMERITRC, BFEHICHMEMET 5 2 & & KRB
EREE DO LA OB & & BITRE Lo TN Z &, TEESEEFES BT 5125
T, AEAME T LT AT, T D BRE CTORFH]) 235E< 22 21% @) - @ of|
BEYEMET L, &7z, REERNNEL 22 2 EBAFFNENE LIRS 72572012, FEAMK
TLTW b EFRIND. IHIC, —MANSHELOINTKR U CEEIT 2N @m0 72D, #
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LDFECTORHNELS 25 &, B2 @8N0 T, BEEOBRSBEMbRE LD L
no, fIENMETT oD LEZLND.

Z D& D IR AEPEREA DB TR ATBOK E72I13B#RIc L - T

Z ZTCHERE Sz

) — —

BOTTITBE TERWIEBOERFIKEDHET D120, £ I LRI > TEOR%
AR SN LB A bND.

£ 5-2. EEXET )L (Base Model) DHETEFER

Method of Estimation

OLS
Dependent Variable
RP: Resale Price of Condominiums (in log)
Independent Variables
Property Characteristics (in log) i Coefficient  t-value Rallway/SuF)w?ly Line Dummy Coefficient| t-value
Constant 3.931 155.275 RDj (j=0,....J)
FS: B4 A 0.047 8.984 1L F 0.033 4236
Age: BEEERAEHL -0.188 -96.379 SR 0.158 11.460
TS : fi ar VB E T OREH -0.054 -21.510 FHLOW 0.056 5.556
TT: # N ETOREE] -0.017 -5.237 H IR 0.085 9.039
BS: /N)La=—ifi 0.012 4.471 B 0.040 4.727
NU: %55 0.020 10.190 e 0.067 7.858
RT: s B4 N5 ] -0.006 -3.331 Bl 0.053 3.609
Property Characteristics (dummy variables)} Coefficient t-value —H -0.029 -2.621
FF: —M543I— -0.034 -6.198 KILF -0.265 -2.420
HF :fy FESS— 0.054 5.365 FOTE /L — /L -0.338 -10.244
FD: 8k 8ka 7 I — -0.012 -3.226 A -0.214 -15.225
SD: F [ &F I — 0.003 0.965 L Ze -0.265 -6.692
Location(Ward)Dummy . HEAE -0.089 -6.782
LDi (i=0,...,) Coefficient |  t-value Tl 0.036 1712
TRHE 0.550 33.970 pse 2l -0.091 -5.465
g 0.257 21.513 waKIE -0.025 -1.649
s 0.602 64.850 BB 0.076 5.800
BiiE 0.384 37.443 H AR T 0.032 2.361
SCHt 0.323 30.172 WatEA -0.045 -1.621
B 0.031 2.178 /NHE -0.053 -4.024
TTIE -0.021 -2.065 WEHDEE 0.040 2.455
Al 0.385 33.042 REBES -0.126 -10.416
H & 0.499 36.090 EAEAS 0.065 5.680
KH 0.266 22.863 TE [ -0.063 -5.655
HEHA 0.430 32.067 B -0.073 -2.694
R 0.619 57.615 U (FF ey -0.111 -7.410
g 0.296 21.462 TURAT -0.122 -5.927
A 0.291 22.555 ENy D)l -0.062 -2.885
e 0.234 18.304 At 0.018 1.593
k. 0.089 5.653 Time Dummy .
0] 20,080 4734 TDi (i=0,...,]) Coefficient|  t-value
S 0.101 9.549 DM2005Q2 0.002 0.351
JENT -0.127 -9.546 DM2005Q3 0.014 3.271
B -0.110 -6.491 DM2005Q4 0.022 5.037
L)1 -0.067 -4.914
Adjusted R square= 0.775
Number of Observations= 9,682

PIFOHEEHZRBWTIE, Z 2 CHEFF SN BARET LA HRE A E L TET AEZEIEL TVL.
BARMIZIE, BERE L U CUGEZLT ) EEAE(FS,Age, TS, TT) LI DOEENZ OV T, HATE

FIVTCE SN TR TCOLEEE IR AT 5.
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4.2. 720 INGAN) 7 - BT VKB HER-EREF S—FTIVICKDHEE-

K 52 IR LTZET /MR, 72 4 I — B8 O TET WEEEITY. 22T, 4%
FEEFAIHET DX I BT DIHT= 0, DN NIR(B)E ED LD _aﬁ“ﬁ?é D
DB E 72 %, 728 213, THAHER] IOV TILEBREN 1 mA 7 & L ORFE2 2 LS
D EFEELICV. 2O, =5 L UTRE L7z, TEBFESER) THE 0 BRE CTORM)
IZB=1 & LTE L THRMENZRWNEHWr Lz, [ERLE CTORH) 2oV Th, =1 DI —2R

Tt E T -7,

Dm(FS,) : p=15202530,...,135
(Age ) : 0=1234,5,...,35
pm(1s,) :©  ¢=1234,5,..30

pm(IT,) :  7=1234,5,...,30

HEEMRILLLTO®mY Th 5.
log RP/ FS =3.962+0.032:log NU —0.007* RT —0.044* FF +0.055* HF —0.015- FD
(171.77) (17.12) (-4.61) (-8.75) (-6.01) (-4.26)

+0.007- SD+ B, LD, + B, Y RD, + 3,5 TD, + 3, Dm(Fs )
h i J P

(2.40)

+ 3,5 Dm(Age, )+ B> Dm(TS )+ 4,3 Dm(TT )

Adjusted R-Square: 0. 817 ( NILtfE
Number of Observation: 9,682

H B R0 Y, AT T LD 0.775 06 0819 I RE L ESNTWA. F7-, &
ARET N EHIE LT, &4 I —EBOFFFBRCHER 72 4 X —2RMMONRT A N v 77
BRI DHEERE RSB T, KE 2Bk,

4.3 FBEREZ MK L -F TIL~OHE5E-Switching Regression Model-
(1) EAHERET /L DHEET

FEARET V& UTEHEE SIVBIE0E, BAOlik & 525 L ORIk, ﬁﬁ’?@ﬁﬁ’ﬁﬁ?%@%ii
HHZEEEL TV, Lonl, BB E Bt & O OBIRDS, BBz RamRIc
SIFE LISV, 22T, RIETTRE L2 =2 OmM)Z N T, i IZRic R & foc
A b 2 TG TR FS) VST Age) T FF 0 BRE TORHE:TS) [0 F TORFH:TT)
DD 4 DDOFELEFAOUWTHAAIE & OBMRAHEE L7z, ZORER, [HAHRE] [EEEURE
) TBRE TOMEE (IZBW T, FED RTHALIFS & 45 5E & ORICF 7 LTW D RDMF
FELTWZY, HHEEREICBWTUIMGERNPEE L TV D 77257 — A BFET 5 2 L B S

124



iz, —75, RPLE TORH ] IZBN T, oA SRHI 2@ @ OFEE L TODERLER L W
I EHHY, Fio, ITHOENEIUTERE S RNZDIZ, KON E & HIZHAATRS I
—R, RELZE#HE L TNDHODOMIETFHEL TN ZEBFI-oT2.

ZOX D RRERZEE AT, B & & OBMRIZISUWTHIIEHEIED (L L T D 1S
TFELTWDHD EFE L, Switching Regression Model(SRM)IZ LV, #EHEEZITHO 2 & &L
Tz. ZITE, REL2ODEMENFET D2 L WS TRED S & T, ZORLRDOTRKR %
1Tolz. AkTHNIE, FEEEX, ZLD Im PNRESHDD, FEHCRE(LZTT S 2 LI
HTHDHZ LMD, BAETVEHRSAE LT, SEEHAL TRt z2{T-72. 7 /LOFHM
(23Tl AIC(Akaike’s Information Criterion) 2 U 7z,

7o, TOXIRETNOHWEEAT 7RI, BH SN Im IZBW TR FEAE LT
WHDIE D INEMERT 720, FREICE O’C%JEZUETX AT o7

G EE T SRR

HfmAE) ICBILTiX, DmM EEEGHA & 5720105 MBI T b T b s L
2o Dmyesyennys DMipexy (BT D Im ORBEDEN, [215,m <135,l<m L7270,
253 DA EOENGET H L L h. 2T, TRTOMAE DY L7275 253 KO
HEE L, AIC 2l U7z, HEE L7oAER, =40,m=90 T AIC 23/ E72 0, B HEREFIE
BT 0779 LA bUFESNTND. [, m DXL EGDEE AIC OZ(LER 5-1 127

[BREFEHICET SRR

[REELFE OT =X OGN D, SHrOfHIE, 1| LR 35 RO THDH. DF D,
Dy ey DMy W8T 2 Lm ORAHEDENE, [22,m<35,l<m 720, 561 O
MABDENFET H L &0 5. £ 2T, TRTOMAGDLE L 72D 561 ROBIEAHEE L,
AIC ZLHle U7z, HEE LTRSS, E12,m=23 T AIC M/ 7p 1, HARET VLI L THH
FEFREAERRECT 0.801 AN UESINTND. [, m DFFAEDE & AIC OZ(LER
5-1 12”7

[ REFYERE ORI CBT SHEAR

(B VIRE CORH) OF —F DA G, SHrO#FRIE, 143201 30 5O THS.
OEY, Dmycypay> DMippexpy (BT D Lm ORBEDREE, 122,m<30,l<m L7210,
300 DFAGDENMAET HZ L&D, 22T, TXTOMAGDE L7225 300 RO %
HEE L, AIC ZH#E L=, HEE LRSS, E12.m=17 TAIC /it 720, B HEREFIE
BT 0777 LA bUFESN TS, [, m DFFAEDEE AIC OZLER 5-1 1R

[EBIDVE TDRFH|I1Z BT SHEHEF

L E CTORE) OFT —Z ORAAIND, SHTOFBHIE, 05830 00 THL. oF
D\ D)y DMy W BT 2 Lm ORAGDOEIE, 121,m<30,/<m &7V, 1
SYHNLTHE R D & 406 DMABOEPFETH L LD, TRTOMAE LI LD 406 A&
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OBBAEHEE L, AIC 2 U7z, #EE L72FER, =11,m=15 TAIC N5/h e 720, HHET
R TEAREL T 0777 LA B ESNLTWAD. [, m ODFMLEE L AIC OZ(LAE 5-1
b2 e 8

7=-36229.45+1.573%x-3.253%y+0.015%x*x-0.024*x*y+0.024%y*y 7=-36963.63-35.608*x-20.953*y +4.047*x*x-2.249*x*y +1.079%y*y

36180

3622

6260

3 a6 el

363
I 36325 I -37226.07
I -36310.5 I -37103.46
[ -36296 I -36980.85
[ -36281.5 [ -36858.25
1 -36267 [ -36735.64
1 -362525 [ -36613.03
[ -36238 [ -36490.4
B 362235 g I -36367.8
. 36209 W 362452
I -36194.5 . -36122.6
I above I above

"Room Area" "Building Age"
7=-36225.1-5.263*-0.24%y+0.776%x%x-0.445*x "y 10 14y *y 7--36175.3-1.933%x-6.554%y+0.221%x*x-0. 134%xy +0.22%y*y
-
Z -
I -36234.36 W 36234
B 36224.9 I -36224.6
B 362155 . -36215.2
[ -36206.05 [ -36205.8
[ -36196.6 [ -36196.4
1 -36187.2 [ -36187
[ -36177.74 [ -36177.6
I 361683 EYd I -36168.2
I -36158.87 I -36158.8
I -36149.43 I -36149.4
I above I above
"Walk Time to the Nearest Station" "Travel Time to central buisiness District"

RN Lm OFAADHE, Helh AIC 27/~

B 5-1.SWR D AIC/3 B4

) BEELTAMZ&KDHER

PLEOHERHZRBW T, FE L 5 2MAEDEOHR CORMERE T VOB Thiiz. L
L, Z 2 CHhitH Sz CREEZE LN Z > TOV A RGEX ARV, & 2 THEEZR (LT 2 FF R
E)EAToTe.

BRI, DMy DMy (3T 2 Lm (2 &> THEIS VI 3 SOBHIH LT,
FRUEZITSTo. B IEE X (), HBURFEZ X (), BUREE X, ) & LT, SAE(FS, Age,
TS, TDIZX LT, HBIHE xb SHIRE, BIEE xF BIEE B o FIHEDO 3 >07
A M aERLT2(F 5-3). T2TIE, FHSHE TR < SBIEE, SHORE Xt SBIIHECORMEZR
{COFWENEE L 70D, T ZITHEEZ b MR S U, IS & A2 5 & DIz T,
HRERBMRFIEL TS b &ed. Fiz, SHIRE X FURE HURE X FEEO
F W& CHEZS S, H IR xf HIHECOMEREAHR SR WESIT,
I <h<mDEOIFEENRI > T2 LB EWRT S.
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£ 5-3. BEETANMIESREFHR(Prob>0)

]"X(hil) VS. H‘X(khs'") H'X(I<h£m) Vs. IH'X(m<h) I'X(hsl) Vs. ]H'X(m<1x)

FS: HAHAE (nd) 0.00003 0.00000 0.00000

Age FEFLFE(A) 0.00179 0.08101 0.05582

TS: e FOERETORE

0.00000 0.00001 0.01115
f1(57)
TT AL ETORSH 0.22236 0.00000 0.00000

(7)

MEZM LT A FOREREZ R THD L, THAHMEFES)), EFALFR(ge)l, THFVRETD
REREI(TS)) 1ZBW T, BTSNz, m TNEN0O —SOWIEIZEBWT, 10%DH EKYE
THEEZMLDNBAE L TN D Z En¥gmotz. EVLE CTORFTDIZEN T, F1EE Xt FH
HAECIIESEZERBO Do T2 b 00, FHURE xF HBIEECIIEEE S FEL TV
L EWhrolo. Fio, HIEE & B E ORI OEEZE(ENFEO LD Z LD,
mE15 U ED & ZADIBTREENEL L TND Z &R ahoTz.

(3) BEELE ML= ET ILHEET

ERFEREE T IV TIE, THA IR TBEESEE (R0 E CoORE]) THLLETo
i) OZNENOMEBIEI I3 LT, 2 DOREEE W & RBROICHERH L=, FHEEIE &
LT AIC THIE LTz & O eE 2 bl 2 ft L, F7 A ML oEZ T A M &7
ol b 24, THAmM VEFEEFH TRV RE TORIHE] Tld2 SOMEZLRD R S
=Dy, THRLE TORFE) 1ZB8WTIE, BEZAlT 1 D ThD Z Enmhoiz.

2 OHREZ bR AR U TR TEEERAE TRH Y BRE CoRf) I#LE To
B OFNENOEEDIMST THIUE, MNIRE SN L ZRBHIBAL T~ R=v 7
A HEE LCh, Rkl sns. 220, HERET T X - THi S -2 vk
HEMKLT, GNIESEET MR EIToT-. HEHEREZ LI FIORT. £/, @ES
— & UCHEE SN HEERGGHR L 7 0 RTHE U CHEE SN HEEHGR R E R 54 1077
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log RP/ FS = 4.242 — 0.094log FS — 0.086* log Age — 0.046+log TS — 0.009-log TT + 0.086+log BS
(63.25) (—4.89) (~24.87) (-16.93)  (-2.78) (3.64)

+0.031:log NU —0.007+ RT —0.042+ FF +0.052* HF —0.015* FD +0.007* SD
(16.89) (—4.44) (—8.28) (5.58)  (—4.50) (2.28)

+ ﬂlh'ZLDh + B ZRDi + 55 Z TD; + BsDmy, iy + Bs DMy
h i J

+ ,é7 (IOg X, )(Dm(lthh<mh))+ Bx (10g X, )(Dm(mthh))

Adjusted R-Square: 0. 812 ( NIEtfE
Number of Observation: 9,682

= SABEREICET AT/ SA—4.

Dummy Effect

D i< Xh<mh) D M (s i)

Dummy:X
Coefficient 1 t-value | Coefficient | t-value

Dm:FS (1=40,m =90) -0.387 -5.149 -1.374 -6.058
Dm:Age(I=12,m=23) 0.579 11.733 0.109 1.521
Dm:TS (I1=12,m=17) 0.216 2.130 0.773 2.682
Dm:TT (I=12,m=117) — - 0.458 10.901

Cross Term Effect

D M k< Xth<mh) D ,,e sy

Coefficient ! t-value | Coefficient | t-value
Dm:FS (I=40,m =90) 0.110 5.188 0.339 6.711

Dm:Age(I=12,m=23) -0.241 -14.059| -0.106 -4.831
Dm:TS (I=12,m=17) -0.099 -2.522 -0.296 -2.993
Dm:TT (1=12,m=17) - - -0.163  i-11.236

CrossTerm:X,

HESNTZET N ERD L, HHEREFIERET0.812 EHAET LD 0.775 M H KX
CYGEINTWA. F£77, DmM & [E UREOH & 75TV 5., HEEKAEICET AHEE
NI A= CHEICHES N,
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4.4 —BEINEET IL(GAM) TO HEET
VT, GAM HEEZITH. ZZTIE, NTA MY w7 REEEbEITY /v /RTF A R
v I IREEZ L L ETEINRT AN w7 EIFETIVE L TROETIVERTET H.

10g(RP/FS) = a + 5 (FS)+ 5 40 (AGE ) + 5,5 (TS ) + 5,7 (TT ) + X +u

(5-6)

Sps(FS),$ ox (AGE), 5, (ST), 5, (TT )13/ 235 2 M) v 7 IZEFMESHTEY, i

fbo*tG L 705, B'X OEFIRT AN v I RIEATHS.
D 7= D@ ORIEEIFET LV,

log(RP/ FS)= a+YrsFS +Y 46e AGE + Y1sTS + v TT +B'X +u

(6-7)

EBL. iU, RlicHtE Lz THERET V) L7725, 708, GAMH#EEIZIER S35 (ver. 2.31)
ERwr—TF 477 Y gam & mgev ZFIH LT-.
HERHRERLE, AT 0@y Th 5.

log RP/ FS = 3.475+0.008+ log BS +0.032-log NU —0.007- RT — 0.043+ FF
(299.29)(3.20) (17.48) (—4.54)  (-8.41)

+0.054+ HF—0.016* FD+0.008- SD + 3, > LD, + j3,, > RD,
h i

(5.89) (-4.73)  (2.53)
+ By, D ID, + 5,5 (FS)+ 5 16, (AGE) + 5,5 (TS) + 5, (TT)

Adjusted R-Square: 0. 810 OWIZ tfE
Number of Observation: 9,682

B H R AR 30C 0.810 & DmM =° SWR & [FIFRE DA Th 5. HAETT /L &L
95 L, DmM,SWR,GAM & 6126 CRBREICGGRIANINGESND Z L 3bins.
F7-, GAM IZ X BB OHEE/ N7 4 —< v A%

R 55 CORLE. ERET VLT D LB LT/ 3T A —2 DS ORENT K & 7aiE
RO, S RF AR » ZHEED T8, GCV EUETRD 7= EIBIED A 1 CI3e
VN F BB 2T 0y > T AT R TRV R ED B D 0 WD RRET DA R T
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HY, ZOHE, R Lo TETMIFEBRENMEFN TS Z Enbnd. Fi-, R
ETIILED AR 5-8 | TRT

= 55 HESh 1= Somoothing Parameter

EStién?ted F-statistics i p-value
s(FS) 7.573 33.41 0.000
s(Age) 8.518 1366.12 0.000
515 (7S) 7.779 96.77 0.000
sr(TT) 8.983 2672} 0.000
GCV score 0.019
Deviance explained: 81.60%
Number of Observations= 9,682

(1E: GCVscore | T —fAL A 7RI L DRAZEDFERE, Deviance explained (XPERRED FEREHIZxT5
YCIFE HADEIETHD)

5. I8 TEERFH (RFYERETOEM) MEOFETOBRM] Lhhvrda il
% & DR

PLED—#HOHERFE RS, ST L TORE SNTTRIREZ i+ 5 2 L T, kD &
PSP S 47
Q) .TEEEHE I L EAMEEDOBER

BTG & HALATRS & ORI, SROIEIEBIREE L T A(X 52, X 5-3). 20m” Al
BOPRNECIRIFEO m' & 72 W OHAL IR T 2 RIS O R & KT LT L.
L2228 B, TREAS 80m” 2R 2 5 K 912725 & AT IR RN E L 72 D Z Lo -
ZOX D AL, FEAET VAR, DmM, SWR, GAM & HIC[F U\ ZRLTEY, =
DEEFILZEL TNDEVSTHRNWTH S ). HEATT /L CIIHERAREINE S L THEE S
NTLEW, FEEHEBE L7220 ST 2 > T LE D Z bbb, 725, GAM I
XD FBEOBEEIT AT 012725 L 9 ITEELE T D

ZO XS pEm ERORAB E L, HoE krﬁ@%@ XrboltEZLNS. £
T, 20 mATROBEGHAO~ v a VTEERGEE LTEASND Z %<, BN RE
DIZONTHEARE L AEEE DT RN EL e b, BEEEOLAITIE, ACMMHELT
BASHD L0 S, HAIZEWIES SRR H 5. 6, BEREIZBW TS, FEXH
\ZHERE D mVF v T - M VEORRHOE DB H T 0 ik 2 & < T 2RI H Y, m
FEAVNSWNZ EHAL Y720 O 2 X MR E L RDMHEANCH D, 2D OB D7 I, HFEA
NSV g AZBWTHENAIE A E < 2 5 EAICH D b D LB X HID.

130



s(FS,7.57)

=1

Index:20square m

/ T
A
| / \\
1.15 i
AL b
11 A ‘
] BaseModel P /’\WZ L\
| E e \
1.05 - | \
| - omit] o ; \
| - p |
R — AN
1 / 14 I 1/
| N Toloemma—e-t
N -
" ' ! ! 1 | I 1 1 I 1 | I 1 | 1 1 1 1 1 | | | |
40 ’ y 100 120

Floor Space(square m)

X 5-2.EEEEICHEAMEEDRER 1

20 40 60 80

100 120

Floor Space (square m)

5-3. A ERE | LEH MR EDRIFR 2:GAM

ZOE S IRRPUTNAT, HiHDRESR S KRERBELFFOZLNEZDLND. ARDY v
a RIS RIT BIEF ORBUIFE 2 K& < Ao TET223, 80 nffiifg THEFTH L 22> TW5. 4y
W7 —2 OEMOFEENL61.82 M TH Y, BIBLEH mNbH 80 mD7 7 IV —aifvr e
L COVGRENE L, HENKE L 72BN TN 725 T < (thin market). Z D7~

131



O, EREOEEIMIED 90 M EOFAEEZFFOFEFICT LI THRH TS b0 L FHEEN

5.

=/

Index:First Age

S(AGE,8.52)

0.9

0.7

0.6

0.5

0.8

DmM
-
~
N\
N
N
SWR AN
\\
~
8
~_ \\A/\
T~ - - \
—_ _———
BaseModel ~ — -, ~a.
rTr 17r17rr7vrr7 717 17r17r 7 1711717 17 17 17T 1717 71717 17T 17T 71T 71T T1TT1TT1TT1TTT1
5 10 15 20 25 30

Age of Building(Year)

B 5-4.NBERFH EBAHEEDRIR 1

0 5 10 15 20 25 30 35

Age of building (Year)

5-5.M@ERERH | LHEAMKEDBER 2:GAM

132



Q) .NEFEREH LEMAMELDOBER

BT, TEREUEES L OBRICERT D &, Bkt s L CHEE LIZRATT L0
HEEAEIZ X 2 M & DmM,SWR,GAM @ 3 DDOET /L & DT, FAE(16.51 490 HEfEN
HIZONTRERTEIENHTL B2 L0830 >7=2(E 54, B 5-5). DmM,SWR,GAM % % T
5, FRIEEE 12 FH7- 0 ORI TS ABLER 720, 23 FLFETEOMHE /NS 725
ZEMbND.

ZOMEE LT, TSR 10F2IBE D & R ERE LERRER Sb. &b,
ZD 10 FEITH T HEEEN% 20 I FERICKRHIBERE THEAME L Shd. FRT, BE%
104225 20 BT CORlA K E <, ZDOBITBO T MK OMIE 72 720,
THIAE S DB R E < 72D 2 EBIIIFEIV NS < o TN b D & RIS,

(3).T&FYERF TORM | LBl £ DBEIR
(e %5 0 BRE TORE & OBURICB W TIE, 12 0% A7 & 24 T AR DT )Tk
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ZD &5 7 mIE, DmM,SWR,GAM & b IZ[EEROMEAI 27~ LTV (E 5-6, B 5-7). £D7-
W, BIEET IV E UTHERT LTZA1TIE, w0 BRI DEEN D I SV TS ER K E < 725 T
L ZEWomD. 7, v v a VT 2 FRICBW T, s8EFNEMEICS L CEV iR A
BURLTEY, 10354 A 7L ZATHEN TS 5. & 2 IR O E Okt 5 L LT
WHZ D, EBREE LT, 100528 BRERH L 2 Enbnd. EbIZ, 17
Oy B A TAHT T TS S IR o> TS, ZHUIESE E LTORSTHY, Hiis
B, SR F T HEEORBE 2B TEIC L > TREFVIRETT 78 AT LilhdbDEE
bbb,

(4).TELETORE ) L EARE DR R

H0FE CTOREHE ) & DOBURICEBWTIE, BIEZLRNOE D LR ISHEBRIZEZA
TRISIC T T D Z LN bns. ZOM[EMIE,DmM 3 LN SWR CREEZEMA B ST
(& 5-8, B 5-9). ©oF 0, #iiHlE LTRE LR 7 OOBMNS 10 0FEEOFFHANIZHB
TILMMEARAEIRITZ E A EEDLRNEDOD,15 HREEEE L LTI T L TW RT3 D
5. BIEET VAR T DmM,SWR,GAM & HI2 10 pRRED L ZAFETHIE L TnD L 91
HEESN TS, ZHUTHINE WD K0 HKERNT E A EED BN 20 HEEZEN R E < E
HALTWDHDTHY KENEDLRNWE W LR RENTHAS. £ LT, 10 wEIE
153 BAT2E ZADPD THRL T EWIHHEEIZH 5.
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ZDTD, EETNVE LTHE L CLESTEHEAILBEONIT FE LT KHICHEE S
LD O HEENDIE EICRERRENE LD Z ENbD. £, GAM 2BV T, 10
DREDH L T RELGIZFTOENTLEY, YW EHL, 0% K& F%LEZET,10
BRI LTS 15 32T T EA- L2 DB T T 5 LW IR THEE S LT A, GAM
X7 — & DA N IEERE O G HEERR DT DMFEE BT H D EEZD.

6.5 5 Effahn — EBR D IEmRiE—

PLED—HEDGHTIZIBNT, AFNOEBH LMo T,

AWFRIZBNTIE, ~R=y 7 - 7T 7a—F 2 HNT, Ba#lREextgl L~y a
kAR OHEE 21T > 72

sl a RS, TEATRERES) TSR dge) , THHDEOME ] Lol
EErE,  [RFVIRECORETS) ,  [ELWE TORMTT) LW ol i@tz o~
va VER QRMERCIBIRD 7L — REZ AT WA I —) , HillkH o7 L — RZEZRT TH
WA I —) Lo TSN,

ey MR A 54 5 EHEER L 72D [BEAREFS)  TEESET c4ge) ik
FOERE CORRTS) BB F TORRITT) IR L, /2737 X N w7 727 /U(DmM)
& UCHAAMIE & OBIRETH~T- & 24, HHREFEEFRERIT0.819 L F I deE S
T GEARET IV TIX0.775). HEERERE D & TRAmM) BEEETE [HREFVEE ToR
) L ETORE] & BICIFREREZ RO Z Loz,

 AICZ7HliFE#E & L C,Switching Regression Model(SWR) & L CTHEE L7=& 25,  [HLAmFE]
IZBN T4 L 90D & = AT, THSULER) 1[CB O TRIERS LUBE, [REFVER
FCORHE]) IZBWTXI2r & 1747, [HBLE CTORHE] 1311453 £ 15570 & Z A THsEER
DFET D ENDmoT-.

c ZO XD BIEREIEE X TFREIC L > THRIEZE(LT A N FEu L7z & 2 A, THAmEE T
FHFEH TR BRE CORER (2B TR EITHRH &7z 2 20 sz BV CREEZ B
FAELTND Z L PR SN0 (A BAKUEL0%), [HDF TORRE I2oW TR0 et 25
TIIEEZLITRED DT 150D & ZATOMEENEIL L TND Z ERNghoT-.

- 220, THEAmRE VEESETE) RV RE CORE] ClIgEL Rz 2E L, T4
DFETORM] CIIEELLAIT 1 DL UCEHIEY I —B XU v RTA MR U 7= B4t
FrEgEf L7 L 24, DmM & [FIRRIC B i EEREESA DL ERRE30.817 L Ui S -,

« X5, GAMET ULV HEGHZIT o728 2 A, B HEREF I ERELT0.819 L 5l 123k
BEIN, DmM, BIUSWREFERIC, THEAMHME [EERTE THRF D RE ToRH)
0 E CORE | CIREMSHER SNZ. £, FRE CEBILE2IThR - 5 AIc
RCHEBRHDENE I DERE LT L A, FRbIZL > TETVIHEEBERZENEEN T
D EDHER SN

cBEET L THLIEATT L E, DmM,SWR,GAM & G L7- & 25, DmM,SWR,GAM &\
S TSI ET NV TIREFRR R IR 2 HEG T S D Z Lo Tz. DFED, BIBET L
ELTHERIL T LE S &, REBHEEIREZ LoD SHAHEBDPFEL TND Z &Moo
7z. ¥£7-, DmM,SWR,GAM & |2 [RLAmRE DEEHEFE R0 RE CTORFHE] 122
WA RS 2 FF D 2 &, HHEREFRERE CAHA I bUES N WD Z
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LD, SWRGAMIZERMOE WAL HEETETH L Z LN yihoT-. 72720, [HLE
TORFE IOV T, T — % O34 M FREGI CTdh 5 72 ODmM & SWRITITEL L 722k THEE
SN0 ,GAMIT R 72 DIk & L CHEE S L7z,

PLEO—HEOSRERIC LT, ~F=v 7 - 77 a—Fickahii~ oo g ik BEEHE
E LTRSS, —EORE CREBHEE N TE D Z ENDhoT-. LovL, HAEKER & o 7 ik
HZpta CHl~ v 3 A B A HEE LT8G, TRAmRE) TR TRFF VR E
TORFH] THROE TORER & o 7o REEK & Ak & OBIHRICIVTIE, Bzt
THTHEET H Z LIS OMER SV, IERIEEZAHE S U CTHEE LsTiudz e,

AWFFEIL, FRERI0054)Z I D BURARIX I 2 x5t & U CRIEdEE 21T 7273, IRORE
RSN TND.

T, HEFH ST BARE ORI e 2 I BT DT H 5. AWFSE THEGT S AL7- B
& A L ORIEEIMRDS, B ZENTH D LITAE LS DU, B L & HIc8 L T
ZENTREINEL Y.

BT, HERF SN AARENT, AR RO e~ o g UG EAREL T D B O
ThO, EEONTHEEROFENRELE LTIV LD THS. L LD, 2Tz
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Additional Table & Graph
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& 5-6.ETIL 2 DBFI—ERIHTHHTE/ATA—4

Dummy :Coefficient] t-value Dummy :Coefficient] t-value
DMFS25 1 -0.068 -3.585 DMAgel ¢ -0.025 -1.594
DMFS30} -0.085 -4.648 DMAge2 i -0.057 -3.675
DMFS35 ! -0.085 -4.971 DMAge3 1 -0.092 -5.780
DMFS401 -0.091 -5.401 DMAge4 i -0.133 -8.796
DMFS45 1 -0.080 -4.836 DMAge5 i -0.130 -8.650
DMFS50 i -0.080 -4.860 DMAge6 i -0.135 -8.985
DMFS55 % -0.075 -4.636 DMAge7 i -0.181 -11.975
DMFS60 i -0.080 -4.986 DMAge8 i -0.184 | -12.267
DMFS65 1 -0.080 -4.907 DMAge9 i -0.198 | -12.902
DMFS70: -0.086 -5.296 DMAgel0: -0.203 1 -13.019
DMFS751 -0.082 -4.956 DMAgelli -0.232 1} -13.118
DMFS80 ! -0.071 -4.225 DMAgel2! -0.245 1 -13.013
DMFS85 1 -0.037 -2.151 DMAgel3! -0.265 1 -14.988
DMFS90 : -0.082 -4.516 DMAgel4! -0.289 1 -16.057
DMFS95 i -0.020 -1.081 DMAgel5i -0.306 1 -15.993
DMFS100; 0.003 0.137 DMAgel6! -0.352 1 -19.457
DMFS105: -0.034 -1.660 DMAgel7: -0.374 1 -20.940
DMFS110: 0.020 0.892 DMAgel8! -0.396 1 -23.178
DMFS115i 0.065 2.774 DMAgel9i -0.386 1 -22.805
DMFS120{ 0.009 0.342 DMAge20! -0.400 1} -25.434
DMFS1251 0.048 1.972 DMAge21! -0.419 1 -26.930
DMFS130i{ 0.129 4.722 DMAge22! -0.436 | -28.625
DMFS135: -0.035 -0.815 DMAge23: -0.493 1 -32.415
DMAge24i -0.520 1+ -34.049
DMAge25! -0.503 1 -33.157
DMAge26! -0.517 1+ -34.156
DMAge27! -0.504 1 -32.136
DMAge28: -0.494 1+ -29.177
DMAge29 -0.551 -30.275
DMAge30: -0.558 1 -33.642
DMAge31i -0.571 -34.933
DMAge32! -0.568 | -32.623
DMAge33! -0.560 1 -33.281
DMAge34! -0.559 1 -29.733
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£ 5TETIL 2 DEFI—ERITH T HHTE/ SA—2HiE)

Dummy i Coefficient! t-value Dummy Coefficient! t-value
DMTS2 1 -0.028 -3.122 DMTT10: 0.017 1.757
DMTS3 | -0.042 -5.160 DMTTI11i -0.049 -5.286
DMTS4 ¢ -0.039 -4.818 DMTTI2: -0.012 -1.349
DMTS5 & -0.058 -7.297 DMTT13:1 -0.017 -1.663
DMTS6 ¢ -0.049 -6.132 DMTT14: -0.013 -1.276
DMTS7 i -0.076 -9.262 DMTTI15: 0.014 1.329
DMTS8 i -0.072 -8.965 DMTT16} -0.030 -2.848
DMTS9 i -0.087 -10.116 DMTT171 -0.036 -3.211
DMTS10} -0.120 | -14.422 DMTTI8: -0.033 -2.921
DMTS11:i -0.116 -11.933 DMTT191 -0.044 -4.057
DMTSI12{ -0.135 -14.861 DMTT20: -0.039 -3.255
DMTS13: -0.129 -12.697 DMTT21: -0.050 -3.568
DMTS141 -0.149 -12.154 DMTT22} -0.053 -4.304
DMTS15: -0.179 -16.132 DMTT23: -0.084 -5.851
DMTS161 -0.162 -10.302 DMTT24} -0.075 -5.118
DMTS17:1 -0.169 -10.347 DMTT25: -0.091 -5.360
DMTSI181 -0.229 -14.770 DMTT26% -0.039 -1.931
DMTS19: -0.243 -10.850 DMTT27: -0.111 -2.518
DMTS20: -0.178 -6.982 DMTT28: -0.115 -7.372
DMTS21 i -0.142 -2.242 DMTT29 — —
DMTS22 i -0.220 -4.372 DMTT304 -0.127 -3.574
DMTS231 -0.312 -6.563

DMTS24 1 -0.404 -2.874

DMTS251 -0.410 -4.093

DMTS26! -0.464 -3.314
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= 58.EARTETILE GAM DHETFE/ S A—ED HER

Method of Estimation

Method of Estimation

OLS GAM
Dependent Variable
RP : Resale Price of Condominiums (in log)
Independent Variables
Property Characteristics (in log) | Coefficient t-value Coefficient  t-value
Constant 3931 155.275 3.475 299.292
FS: BAT A 0.047 8.984 - -
Age : TR -0.188 -96.379 - -
TS : i ar VIR E CORFIH] -0.054 -21.510 - -
TT: #R0 FETORFH] -0.017 -5.237 - -
BS: /N )La—=—fifh 0.012 4.471 0.008 3.198
NU: #7%% 0.020 10.190 0.032 17.477
RT - 11 551k R K5 -0.006 -3.331 -0.007 -4.536
Property Charz}cterlstlcs (dummy Coefficient  t-value Coefficient  t-value
variables)
FF: —BEXI— -0.034 -6.198 -0.043 -8.412
HF fx FPEZI— 0.054 5.365 0.054 5.892
FD: S8k 23— -0.012 -3.226 -0.016 -4.733
SD: F ] & A 3 — 0.003 0.965 0.008 2.525
Ward (city) Dummy
RDi (i=0,...,) Yes Yes
Railway/Subway Line Dummy Yes Yes
LDj (=0,....J)
Time Dummy . .
Di (i=0,...]) Coefficient t-value Coefficient t-value
DM2005Q2 0.002 0.351 -0.001 -0.358
DM2005Q3 0.014 3.271 0.014 3.584
DM2005Q4 0.022 5.037 0.022 5.394
Adjusted R square= 0.775 0.810
Number of Observations= 9,682 9,682
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FOE . FEMEHEDRRNEL LMEHER
-BEXRILRE~N DR IGZE I ELT-

L YA#EZ, Shimizu, C., H.Takatsuji, H.Ono and K.GNishimura, (2007), “Change in house price structure with time and
housing price index”, RIPESS (Reitaku Institute of Political Economics and Social Studies) Working Paper, No.25 % /N4
BEIELIZH DO THD.
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5 6 E.AEMEBEDRFEMNZE L LlgIEH
1.AZHARDER

FEIE, BEOREIITEEI IR0/ B> TEY AEO O RN TZ &N TE
720 ARIZHIEORRARAF U CTh > Th REFULTLS) DNERIVUTE OSSO E72 D [F)
BOHDOTIE R 2%, OFY, FIEOMMNEE LRVRERE] 28>, 2o X5 2R
ZCEE R~ v a ) TILEAMESRD gy B < R of%E & & bz TRV A2 ed
L. ZO XD R, B4 FEB LU 5 BOMENL G672 KO8, KEF L HERL T,
HARDEEHHBHIB W CIFHHEE TH D.

29 Ui TRIE DML LRV VEERE] < TIWEOZ ] 23672 b3 RIEISRL L oo
PR T D071 E LT Ry 2kl L V) B — M — A RAEDR S 5. AWFFETI,
~R=y 7L E O~ v a Ui aE st & LTSI OHE 217 .

Ut — ht—bRiEEA N2y ZIRIEL R LT8G, £ ETUTOWTIRD & 9 72 H#EGT
LTomMERERFR STV D.

JE— b= ZETIE, 1)V E— =L ASNTWAEEL, didh THRE| S TWAE
ERIRO I THENRR DD D Tlemmon] YEWH VTt L T g (7 ARE
(Clapp and Giaccott(1992)),ii) V E"— ~—/L ZJENEG [ HARHIC B & Z 08T A— |12
BIZ72 W E T DREIC L > THEL 2 EZEL - IEZbICx T 5 xS (Case and
Shiller(1987),(1989), Clapp and Giaccotto(1992),(1998),(1999), Goodman and Thibodeau(1998), Case,
etal (1991), &V o722 SORBENER I TS,

—Ji, ~F=y ZEIEIC K D SR OHEET Eofe b K& RRE L LT i) BE% o
HEIZBW T RERRETOEREZED D Z ENREETH D 2 & OBREEAE L W o 7B AT
REZ2 BN DIFIEIC L » THEEBMASFEEIC A T ARAE LT D &0 ) BE (72 & 21, Case and
Quigley(1991),Clapp(2003)) & & H I, w)EMMZ x5 & LIcEETiGE2 ot e 452 &
O, B OMEHEE DO ZAIZXIS L2 T UL 7e b7 &3 2 &2 L (Case, et al(1991),
Clapp, Giaccotto and Tirtiroglu(1991), Clapp and Giaccotto (1992) (1998)) , &\ o7z 2 -DDOREAN MG
WMEINTn5. 727120, EnEnsFfoffst EORMERH 25— 5T, N EL 785 &~
N=v 7 ffitstati & VU B — M — L REIC X D OBR VNS D Z EAVRSTW
% (Clapp and Giaccotto(1998)(1999)).

U E— he—/L AIEICBIT D i) OREIZOWTE, ~ K=y Z7iflgiETH, T XTORS|T
— A NIESNHEE SN TV A DT TIZARWO T, FERANCIII GRETIZH 503, o7
LI a7 AMEIIFEL WA, i), iv) OEEE, ERIRAZ xS L Lo E Ak
EEAHETT 25612, VU E— =L AL - A=y Z7IEENTRICBNTE LA
R & 72 5 (RS2 b~ O XSRE) .

i) ORIEAFED = & L7250, U — ME—LZIETIE, 20K 9 RBUIIR ATRE/ R BRES AR
OF IR T 5 MEZ REE$ 5 Z & 28 T X % ((Case and Quigley (1991) ,Case and
Shiller(1987)(1989),Thibodeau,(1997)). Mx T, ~R=v Z7flifgiLL v b, UV E— hE—L Rk
IFFHHAE TR DEMCH 2 7o DICHREAR D2V, Z2072d, —H, U E— hMe— kD
FWERTH 5 K 9125 2 54Tl % (Bourassa,Hoesli and Sun (2006)).

LU, ODBEICEBW UL EETHOMEMES KEE L KR L CEDD TR 5 H Y
(thin market), & 5121823 CIEE LA HFHEIEIC L 58258 < I L T & 72 & 9 il EEHIRY
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MHDLIZDILAARFFEDOY B— hE— VAT T ADOY TNt Lo v a 3 7 AREDN
FELTWALZ ENEZLND. DRETY B — re— AR EXZEA L X5 & LEESAIl,
ZOXIRY TNV Vg T AORBIZE DD TRE MBS LTHEIT 57219 T
2 EB T DT —H DVDIRNT DI E OB FHHEE THERF C & 2o 72 U MBI [RE L7 i
BOHEPNEECTH o720 & EZATIERWRE 5(2007a,b)).

D=, ORETIE, Lo K= ZIiRIENFFOMEZ R LoD, KV IFEDE
N R = 7 RIOEEMRSFEROHE 21T 9 2 L OBEIZET DD TRE V. & 2T, AFFETIE,
~R= 7 RIENE 2 Db KE 2 TH 5 &2 c B 2 MEICE B 3 5. i)
OREIT, AR TR ORISR & L7220 (Clapp (2003) TILFEFET — & Z k4% Z & T, Bl
SN RNWEFA~D5HIEE LT D).

ZO XS RREICOWTE, TSREEDELNIRNETARED FTHEESND THEERIK
BEFv) b, IHH T L ITHEEITZEIET D) EWHRED FTHEE SN D HEEIEHKIE T
Jv] OHETE(Case, et al (1991) Clapp, et al(1991)) % HFEM LT 5.

LIFE 2 HilcknWT, MG T M CTHEE SN D TRESHTMIS IR RAD | &4
EFEHFTE T /T K VRS D TSRS SRR (VRHD) ) )OR§EZ ) B — ME—L
AfEH L HOE T A, U E— e L RIELHT H T T, ~R=y ZilEOFF>
Heqt EORHEZZEELVICT 22BN ET5. LT, ~ =y 7 likikz A 7o iE s
AT SR U 7238 U W E A k& 5 8 (5 48 190 F] 28 A 4% $i5 20:Overlapping  Period Hedonic
Model:OPHM) DIEZE#1TH. % 3EICBWTL, T—Z IOV TOMHEIT, HAETH
TEBXER T~ Y g Ui A kg & L C RHINRHI 752 5 TNZ OPHM DOHER 2179 & & HIg,
HERT ST ARSI ORI 21T 5 .

BoNTERE RS L, TG OZIHIn LTASEIEHF S~ K=y 7 - ET LTI,
ZREE L THEE SN BURRIE T ME R A RE LA VT v 7 AL BICRESAFH L CLE
IERE T oTz, BURFRECOHEE SNT-A VT v 7 AOEIMEIZ OV TIE, 77U A VIR
ERHZTOD O TRV, BRI SN EZBEOTREESO#RAZ KE B2 5 b
DThHoT-. B, HEESINZREIREEIL, 7o X AIEHLTWDEOTIERLS, woTWhd
FEWEZEE > TEL L T BEFIVRENT. TOREENS, i~y g TR
Mt HEERZ L LTERY, K TEATR] 12RO TE, IS U T8 bl LT -,
F7o, HEHKEANF=y 7 « BF 0L UTHEE L7212, S ZEEN O K &R O i
FERFORET L & U CTHEE SN LTI it 2 o Z LS LN e T2, Zhb
DZEMND Y, HEEZ(CISHIR LTS OHEE N LE L 722, Fiz, MEIERKIE LD
ELTHEE SN2 T« A RO b E R CHhDL L, DREOEERSNEL, AOBEIT 5
REIDMER 35 Z E MO FFIS U TH U TR RE S B2 H700, FHiR 7 e
I3 a R TADFELTWDZERNDNoT. ZOXH 7R & BB LT, SRR
TV CIEEIRRE L FEE S IR E LB Z H7-0 L WD ZEN TSR, 22T, f
SR E OB L B I L7 g LN T AORIBEITE LT #HEE S EE LT,
7= I, EEIFAUGSFEE(Overlapping Period Hedonic Model: OPHM) % 1255 L 7=. OPHM %,
RO 2 SOMBEICHIGFTRETH V), HiED AL & ZEEAB IS IS5 7201iE, &
B < 1312 5 ABBWZ LAVRENT-.
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2. TiEEEDEL & EEMIEER
2.1 . EE AR AR E R

o B A MR OB & LT, 51 3.2 HilchB W OERETIRA K= 7 ik s
B L RGN R = 7 i OREL Y B — M — VL ZJE L OHIZ K 0 BEPR L 7-.
AR E, REIMICOI 27— 2 2 & LGS 5 2 L L sz, R L comiss
HEEDOZAUITHHE L T ZEITEETHD Z L1, F2EB IO 3 BORMENS B »
Thb.

FATIIIE THRRE ST X TS ke T 5 1k & L CoRBEIERFRUmE R L, it
REXEDSBIRINC AT D 2 L ZRHEE L QW e, £ 9 Le oStk « 220 M0y 2 v
IREZONTERE L TRET DO TH DL, TOEERTIHRET 5 TITIFBIZEIC
X EOREHMNFAET DO EEZOND. Lo CRlFRE Y /=B LT 2 DTl
IR BIRINZEALT D E AT RETHD. L LN L RIHEEZRLTT VOREEIL, 7 LV
A V7 RA 2 N TBIT — 2 2 < OO T TEIENOHIR = & BT —# Z v
TETNVEHETET 5 (7= & 21F, Shimizu and Nishimura(2006), (2007)). £V 7 LA 7 KA > bD
AL CHERME A WD 5 2 L1070 5. E DT DHEEZA LB BIRINAET D & WV IRED T T,
Z DIFEDE > THERIVEC DRI & 5 EUFRE 2 HHE LI WHDIZL TS, T LAH
RIERE LT,HIENBBENTEE 2RO 50 LRI, —EDOMFE « #H#EMMIcE v, 20
IR 2 B8 SE RN HETNAVEREET 5 2 & THRRIOE(LOBREIZ & 2 Rffe e HEE 35 5
ENREE LVDOTIERWVWNEE 2 bILD. ZIUTRO L IZERILTE 5.

WE, &KELTL, 2, -+, THICOIE DT =V I 7205535, TOHIHL0H
A0 r HIRINZHSNWT, IROEREFLVEIET .

K T
lnl)it = Zﬁk.Xikt +25s. Ds +git
k=1 s=1
(6-1)

t=12,--,7 (BIER1, 2, -, THINDLRDZT—V U ITT—2DIHLOHL—HO
t B2 BT, 2o BIEOSEEEMN DIRICE 52T LIz b o).

i=12,--,n, CHOT—203n,MH55b0iFHEERT).

k=12,---,K

P, : t MIOfEE T Offitk.

B, EERMELE ONRTA—2 tHIERTIIE L LRV b D LT 5.

Xyt HloOFEEI OEMk OEME

S, 1 SHICBITDHA LEI—D/RTF A—H

D, :s=10L&EHIZ1%2LD (BHH). 2<s<7IBNTUIs=tDLEIT1 &L
D, ZNLSNI0OZ LD H A LHFI—

& o BERLA

I6IL, 24, 2, -, THIOS bOr WnbIZCEL r MM %[r,r+r-1] D X 9515
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T LT D, TDHEbbOHEEREL EolAET vE, L], [2,0+1], ---,
[ror+7—1], <+, [T —7+1, TR L CERMICGERT 5 2 L THELND. ZHuc kb
MAEEDOBIRI A N T A— RIS D 2 LN TE D, 20T VY RAUE
F+8%(Overlapping Period Hedonic Method,LA F,OPHM)ERESZ L2 5. Fiet iRl Z LA THE
BEHETEHAM ) LRSS,

OPHM 1%, $%—ED r HIFIZRE T 2 ROAEEHFIBRLIET L Thd. Lo THALEI—D/TR
—& r WiIIC BT e & L LT X 02N E OO IESER L Td. 20 L9
(2 7z BRI IRV AU S EAE T DD EEICEOID. L2508 OPHM T, « B
HZ 1 T ST L TEFIRIC OV GRRINZET VERHEE T D2 810705, 22 CRS- R,
12 D v I OHEE DO F68E £ O I Bk L TR O E B R huiE ks
LVOZETHD. ZIUTHOWThivhoiud FIEIFLL O TH4.

SHIMA B COEEMSERE . 95, ZHUTREE 1, 2, ---, THIO S Hor Hoff
RHREA BT 5. ML R 22 1l Lg =075, —J5, @M brinsixt
FoHr MM [rr+ 1] OT7T —FITHEARET NVEEHA L THRONTEZA DX I—D/RT A—X
Z, rifxEBRmciELT, 67,60, 8 n Xk LicT .

MR g, 2D OO TR EIIRD L D127 D.
vk 1)

2RO 5 HORAIO[L, | HIFICEATT VEZEHA L THA DX I —D/TF A—4,

SO 5O ... 5O
255, ZhERAWT, [l HoMigiEskq, (r=12,---,7) %,

g, = oM (6-2)

(zvh 2)

T g ECHRESTLOIMIRD FCRO ¢, ZRDDICI, ¢, 75 G, ~OEISEERD
NOHEE &% g, \TINx 5. TOHEERIL, RO[2,7 + 1] HIRIZ W TEARET VAEHEE LT &
TDINTA—H,

5@ .50 ... 5@

(6-3)
rHEl,
5 - 52)
(6-4)
EBZTINWTHA). 2D,
G =4+ (57 =52
(6-5)
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LIEFTD.
(vhk 3)

FERIZL T q,, ) FTHRESTZLEVIRHED FTIRD q,,,_ ZRODITIL, q,,, 275G,
OIS EEZDNDHEE R q,, ) \TNZTRIUZED. EoT, [r,7+r = 1] HiRicoWT
EARETNVEHE LI EED/INT A —H,

gl(r) ’ 52@),, , ,’5T(r>

(6-6)
=HEZ,
qr+z’—1 = qr+r—2 + (5?) 5(’”)1)
(6-7)
LIEFRTDHIEITT .
LLEDO I TR DUV TO OPHM (2 EAMRFEENMES NS,
73¥, BAET L(6-1) DHEEIZRIL T—offiid L Tis<. ##ilH g, IZDW\ T,
Var(g,) = 0_12
(6-8)
LIELTZ &%,
al.z;to"/z- (i#j)
(6-9)

THHZENDONONOERIO T TREESIL TV D, DEVGHARE—MHERRO LS. Lo T,
FGLS(feasible generalized least squares)iZdio> CEEAET L(6-)EHEELEL TWA. T70bb, H

RET G-I LT EHfEE LI X OB b 62 sk,

K 7
(lnEt)/&t :Zﬂk.(Xikt /6-1)+255.(Ds /6-1)+(git /6-1)
k=1 s=l1

(6-10)
(ZE o TRTRA—=2EHEET 5.

22 HEHETILDERE

AREIZBW UL BT OF i~ var Tiha okt Rl 35, ~R=vZ{fikET /L D)
B SRR T L O AL (6-11) DY THD.

logRP/FS=a,+ Y a,-logX, +> a,:logZ,+> a, LD, +> a, RD, + Y ay TD, +¢
h i j k /

(6-11)
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RP : Wil ra i)

X\-FS A MmN
X, Age : BEFZRFEEH)
X5 TS RFVERETORR(S)
Xy TT @ HLETORFR(SY)
Z; 1 ZOMOBYN IR T DR KT
Z,-BS : 2La=—HEfE(nd)
Z,.NU : ®BFEFR
Z-SD  : FMEXI—
Z, DIF : 1F¥3—
Zs- HF : & FpEy3—
Ze RT @ Tl eI (E)
LD; . Location(Ward) Dummy (j=0,....J)
RD; : Rail Dummy (k=0,...,K)
D, : Time Dummy(l=0,....L)

A Ch LEERMESE ) & U ULEARERES) 5 Y RE TORE(TS) ML ETO

WEFEI(TT), A% - E(Age),” SV 21 =—[HFE(BS), € DAMO B JEAE(Z), TR & L C o Hitil(X)
"I —(LD)), Y I —RDYEIY EiF 7o, & HITEBAEEICIL IR & X —(TD) & Tz
TW5. ZORHMY I —DE#RE (as) S, i~ > v a VOMigERE R T L1dkD. 20
EFNE =1, T OB DT> TF =Y 7 LI=T — & ZHWTHEE L7z b D) i
TV THD.

— 7 FEEIERFORIE T VO FEATIL(6-12)D L B Th 5. HEEHIFIAITE T L0 B R & 2
—ZHD RV > T D, ZhaHe )T o7 —2 2 AW CHIBNCHEE T 5 Z &127
5. AHALZ | & B TRV TET VERET S, £ L CHEESNIZET LV EHWT,
[ Ui E DEEAAEE LT LT, 2 OFEEOE Ol A2 HEE L, Al ORI 72 28 b A A
5.

logRP/FS =ay+ a,logX, +> a,logZ, + a, LD, +> a,, RD, +¢,
h i j k

(6-12)

FE A RIS FE R OPHM) ClEHEEHAR © I2BW L (6- 1D OREEFRFORIET L L 72 5

2.3. T4

AKETHN T — 2L 45, B5ECRBITAT— 2R L TR LD THD.
OIMTR BRI HOERIX S 23 [X(621 5% 1 A — R L) TH Y AT 1986 4F 1 H 25 2006
FE9HETOHN0FETHY, 211,179 0T —% & H -,
FEAFOFLRHFFEIL T 6-1 OBV THD.
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T Ty~ v 3 ARG 13, E37C 8,904 THTH Y Jxe/IME T 850 J7 M, EKAE T 19,500
T PR ZEDS 2,348 &7 ) RERIZLOENH D, U L b— LR O/INERE R0 B o
DHMET 2 ETEATODD, m AL O LI~ — A TRS & TT70 TH/RETH Y,
FICHRZ G W51 Th 5.

[BATRLFS) DWW T IR/IMEDS 16.00 m it KAE T 134.99 m, - C 56.57 mi & HE ity
b K~ v a £ TEENTND

RS Age) 12OV T, T 165 4 H(13.75 4F), KT 413 % A(B442 )L 72> T
W5, BARIZBIT S~y a CORRIITENZ &5, 2 OFRE G BIRICKE < o TR
EThdEEZDLND.

[ 0 BRCE CORFRLTS) 1, 2 2 CIEREHEALE DT — 2 D546 D B2 BlE3T 5 13, el fi
25 0 53 L ERETOWEDFAE U BB T 32 53, T 7.60 43 T 5. FRE THIUTSLIHIGA 3
LR NS DD FEREIZ A TRV G ENTND Z ERbND. Ziut, v
3 EVHIEE DRI E U OIANEMZ B L TR SN TVD 2 ERFARINS.

[0 F CTORELTT) ([ZOW T AT 1S 05K T 30 0 CTh 0 FlEED BT Y 728
LTV,

& 6-1. MEY LAVl T— 2 DERHFEE

Variables ¥ REERE B/ME - #N
RP: it~ alAfif(10,0001)| - 3,904.66 2,348.54 850.00 19,500.00
FS: AT () 56.57 19.40 16.00 134.99

RP/FS 70.93 36.78 24.00 270.90

Age SEFHTH(A) 165.74 91.98 5.00 413.00

TS : FeFOERETORER (53) 7.60 4.27 0.00 32.00
IT: #LETOREMH (43) 15.32 5.30 0.00 30.00
NU: #7% 100.03 131.05 10.00 1149.00

RT: 5 RE ] () 11.58 10.62 1.00 64.00

1986/01-2006/09 n=211,179
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3.HEEHER
3. 1. @SRRI R R O#TE
BRUERIXER 2 65 & LIS H R SR O HEE R RILU T O L B0 TH 5.

log RP/ FS =4.631+0.0126°log F'S —0.189-log Age—0.078:1log 7S —0.117-1og TT + 0.019-log NU
(498.23) (10.81) (—337.38) (-99.69) (-36.21) (40.90)

~0.276* BD +0.058-(BDxlog WT)—0.026* FF +0.018 HF —0.097- FD +0.0093+ SD
(~13.140)  (6.970) (-19.210)  (8.000) (~10.150) (10.790)

+,BAU,°ZLD;1 +Ié2i.ZRDi +ﬂA3j°ZTDj
h i J

Adjusted R-Square: 0.837
Number of Observation: 211,178

B TR ERRECT 0.837 LA IO@mNET L E LTHEES TS (7o,
FEER 62 ) .

1986 4225 2006 FF TOHENZONWT T =V ENTZT — X THDHIZDIT FFRA I —
(TD:Time Dummy) % 5@ # A9 5 Z &2 K D KFRUEIEZITV),~ > 3 3 V[EfA O @M (Property
Characteristics) & {N#R- % 2 —(RD:Railway/Subway Dummy)iZ X » TH i~ 2 o a Al OREEH
HESniz., ~ v v a VEROBMEOZR T, THaEERE , YUva=—miE , 5
IZDWTITIECHEE 41, TREEEFHE |, TRV ERE CORERH) , LWL E TORHE]) 13AT
HESN TN 5.

£ BRI 2OV TULEOHEINC X 0 BAMBS IR L T Z e nEniz. £
7z, Vva=—mEfg) - TRFH BEBRTH D BB L CETHEICHEE Sz, 2,
FFBIO~r v a U REROBIIC LT, HEHENLY SWEIFZBRLTND Z L)
5.

Fiz, TEFLTH DREET DI TREEEN 72507210 Tlde < GTFIZ B W TR
FREINTETCNDTDITRENRDILLEATND Z ENTHREIND. [HREVRE TOR
i) iEL 22 DI2 2T, E LT, [ E TORFE) 23R < 72 DI oM CEMEMES HEA TV D
Hiak s BB 2 & CRUEMENS O MM N5 2 EAVRS -

FIZATEIXIZ LD A — 2 OKEDN R ) ATEHX 72T L > T2 2 THEE S
MBI O T TIIBE TE R WAROFREI K ENTFET D7D EX I =Bk - T
T O Sz,
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R 6-2. BEFHEETVEERR FREBEE

Method of Estimation

OLS
Dependent Variable
RP: Resale Price of Condominiums (in log)
Independent Variables
Property Characteristics (in log) } Coefficient t-value Railway/Subway Line Dummy Coefficient! t-value
FS: A7 iRk 4.631 498.230 LDk (k=0,...K)
Age: BEELAHL 0.013 10.810 IZER 0.033 4.236
TS : I ZFVERE TOREH] -0.190 -337.380 SR 0.158 11.460
TT: #iaE CORE -0.078 -99.690 SLOWN 0.056 5.556
BS: /L= —[ffi -0.040 -36.210 HEA 0.085 9.039
NU: #8F5 0.019 40.900 R 0.040 4.727
RT: i35 EE IR 0.014 32.530 TH 0.067 7.858
Property Characteristics (dummy variables)} Coefficient  t-value ST 0.053 3.609
BD : INAHZI— -0.276 -13.140 M -0.029 -2.621
TS X BD 0.059 6.970 HP A -0.265 -2.420
FF: —B&#3— -0.026 -19.210 e HE -0.338 -10.244
HF g FEES— 0.018 8.000 SULRAT -0.214 -15.225
FD: 8k g 23— -0.010 -10.150 e -0.265 -6.692
SD: MM & A 3— 0.009 10.790 Fah L -0.089 -6.782
Location (Ward) Dummy . RAAUHAR 0.036 1.712
LDj (j=0,...,) Coefficient! t-value TP 5091 5465
TRH 0.625 110.740 ANEERS -0.025 -1.649
Hg 0.347 82.770 JEDEH 0.076 5.800
hE 0.552 154.730 i 0.032 2.361
BirE 0.407 115.620 o o -0.045 -1.621
L 0.356 95.060 R ATTE -0.053 -4.024
= 0.047 10.080 P AS 0.040 2.455
JLIE -0.030 -8.970 A -0.126 -10.416
)l 0.315 86.020 i 0.065 5.680
EE: 0.443 109.280 =i -0.063 -5.655
K H 0.233 62.930 B AR -0.073 -2.694
HEHEA 0.407 115.890 e -0.111 -7.410
R 0.583 155.950 KR -0.122 -5.927
BTy 0.284 65.620 Time Dummy .
(A 0.248 60.990 DI (I1=0,...,I) Coefficient;  t-value
25 0.243 61.220 yes(see Figure)
it 0.092 17.620
sl -0.064 -14.580 Adjusted R square= 0.837
WG 0.007 1.960 Number of Observations= 211,179
T 0.146 37.100
JEAT -0.171 -43.080
i -0.144 -38.390
L)1 -0.080 -21.890

3.2 B E IR s R DHE
WIHESEIERIRALE T V2 HEE L. BRI, (6-12) RO ERICHOE T, ¢t H1(Z 2 TikH
BN TF =2 28I L, EEMits OfEHEE 2 540 L7z, £7, Mg fiei >V Tid, Bt
(2, eI IhE T S RrE OEERMEEZ A L TERoh i~ v g Coffitk 2 HEE L.
N b CITIEERFI 3 DA R 2 KD 5 T & TREEFEHIFRIRS R & L7z,
FT, HEE SN FEEBORERRE L o 7V L OVE R R ER I OHER 2

x® 63 LK 6-1117.
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F 6-3. EEFHHBET ILHETHEER T REXEB:1986.01~2006.09

Number of observation

Age: & TS: k¢ TT: s . ¢ Number of .
Time |Constant FS;_% %gf?ﬁﬁ FOBLE ;D‘i%'(l‘g‘ NE,’C .RT/: ke BQi/\X BD x Observation! Adjusted
EERiiY s ¥ TORF DI FH VR 23— TS s R square
] H
1986/01] 4.402] 0.007% -0.1431 -0.100% -0.048 ¢ -0.011 -0.010 1.3331 -0.495| 416 0.761
1986/02] 4.508| 0.066: -0.1441 -0.089: -0.099: -0.010 -0.021+ -0.3231 0.068 528 0.776
1986/03] 4.464] -0.032% -0.110} -0.070% -0.046i -0.007 -0.022% -0.9941 0.480] 489 0.823
1986/04] 4.413] 0.051% -0.161:% -0.106! -0.029: 0.006 -0.012 1.160¢ -0.489] 455 0.824
1986/05] 4.669] 0.012% -0.1551 -0.096:i -0.095i -0.002 -0.0341 0.7221 -0.268] 605 0.727
1986/06] 4.3431 0.057% -0.133: -0.132! -0.025% 0.014 -0.0201 -0.912% 0.268] 446 0.751
1986/07] 3.930] 0.083i -0.120% -0.1161 -0.054% 0.002 -0.0461 -0.4701 0.168] 430 0.785
1986/08] 4.401 0.034% -0.128¢ -0.113}% -0.009! 0.021 -0.0581 0.078 1 -0.095 564 0.791
1986/09] 4.526] 0.069% -0.146: -0.146! -0.018% 0.008 -0.020 ¢ -0.308: 0.084] 394 0.838
1986/10] 4.250| 0.043:% -0.1141%1 -0.092:% -0.025% 0.014 -0.024% 0.177%1 -0.122] 560 0.826
1986/11] 4.310] -0.001: -0.109: -0.121 0.053 ¢ 0.010 -0.031 0.036: -0.080] 340 0.866
1986/12] 4.822 ] 0.0771 -0.1541 -0.1331 -0.1421 -0.006 -0.0321 -1.1991 0.425 342 0.896
1990/01] 5.831 | -0.114% -0.154} -0.084% -0.067i 0.022 0.005% -0.1981 0.025 857 0.763
1995/01] 4.820] 0.090: -0.208: -0.070: -0.048: 0.011 0.0441 -0.2031 0.064] 1,109 0.641
2000/01] 4.402] 0.071% -0.209% -0.0361 -0.035: 0.021 0.0051 -0.373% 0.125 778 0.697
2005/01] 4.548 ] 0.035% -0.208 % -0.057i -0.015% 0.018 0.009t -0.7521 0.294] 702 0.757
2006/01] 4.303] 0.084: -0.191: -0.093: -0.011 0.023 -0.002+ -0.5761 0.188 650 0.809
2006/02] 4.484] 0.115% -0.201% -0.106% -0.040! -0.002 -0.010¢ -0.382% 0.125 768 0.766
2006/03] 4.584| 0.056:% -0.201 % -0.087i -0.024% 0.025 -0.007 1 -0.670% 0.207] 1,015 0.785
2006/04] 4.441 0.067% -0.1821% -0.091% -0.024{ 0.012 -0.0111 -0.2421%1 0.051 826 0.775
2006/05] 4.583] 0.060: -0.186: -0.080: -0.036: 0.015 -0.014 ¢ -0.224: 0.049] 966 0.774
2006/06] 4.807| 0.033% -0.208 % -0.0721 -0.022%{ 0.000 -0.018 % -0.248 % 0.039] 776 0.775
2006/07] 4.530] 0.063: -0.187% -0.092: 0.001 0.007 -0.006 1 -0.039 1 -0.043 819 0.770
2006/08] 4.742] 0.024:% -0.198 % -0.0791 -0.015% 0.011 -0.011 0.324 1 -0.135 901 0.784
2006/09] 4.566] 0.020% -0.198% -0.072% 0.012} 0.018 -0.005% 0.089%{ -0.070] 900 0.766
09
085 &
L 0.8 §
2,000 J\ VA Il AV‘A ) A VA A = §
1 VAVTY VT Loos S

6-1 HEEFHBETILOKEER

it

— A22:1986/01~2006/09
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PREFRENE, 1986 M5 1995 4RI/ TR F LT &,1996 Fovd ER LTS, HL, 2
RE LT TOT5 BEZHERF L TR R U TRIFSERENME LN TN,

o7 HEIE,1986 AEH D 1989 HETHNT TIE A BT 500 R DI TH - 1243, Z DK
T HEINL, 2R T 844 Lo TS, L LAICEY 3EUEDENRHD Z L v
5. VO T, HARIZEIT DFERTAOEIE RE W2 A0S 3 AICEGIEHFL,7 A
225 8 AT TUIBB MK E b7 2 LWV ) Ffik &R 2 L 5.

ULINLRM B, o TV L RERREL & ORIZ BNLo TR A vz u.

HNWTHEE SN T LV ORIFMEEICE R L=, R 6-4 [21L,ml@6e%E o 250 #5312o01T
OFRHEHEEZ R Lo, £ R RO 22 b 2B 6-2~K 6-5 1R LT, Wiholm]
SR W 2 L2 H D WIFEIN T L ZELE TR 9 D32 D, Lo L, 2 osh & I3, R
HIRGER O T2 HNNCELT D LWV DRI TIE Wb OO, —EDMEM 5. £z, 9T
D E B ITHEERIFO RS R CHEE S - BRfRsk s i & L T2 D E FEZH LTV
L N5,

& 64 &b LICEEMREL (BEUERAEEHE) A3HHE L Th 5 & AT =2.428 BE%F
B=-0.179,5 % 0 BRE TORFE=-0.232, %00 F TORFE=-0.779, L 72 5. %V, [BAHRE]
IZBW LSO+ —) b b TRE A L TH Y VT, [HLE ToRHH], Mk
FFOBRE CORFH ), TEERES <.

£ 64 TELERRBOMEIEEEIEFHEETIL)

NRHI :S tatisti f estimated 1
Eggﬁééﬁ RHI:1986.01 _ umn;ary; adlS 1CS O1 estimate parame cr
2006.09 Average tap 2.1r Skewness Kurtosis
deviation

FS: A mAE 0.013 0.033 0.081 -0.758 -0.627

Age: BEFALHEL -0.190 -0.185 0.033 0.474 0.110
=N =4 S

TS: Wﬁﬁﬁif@ﬂ# -0.078 -0.082 0.019 -0.640 0.799

H.

TT: #yFE TORER -0.040 -0.041 0.032 -0.320 0.136

Adjusted-R Square 0.837 0.741 0.054 0.190 -0.379

Number of Samples 211,179 844.720 282.977 0.369 0.123

1986.01 - 2006.09:Monthly ,Number of Mode=250
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£ 6-5 EFHRRET VHEHERE=12): REEHXER:1986.01~2006.09

TS: #x L
. pse g jAge L E T @ ERT T gy oo pp x| Number of ) gocted
Time |Constant BT DETH 2, poeN 2o . Observation:

Lt AR EOTTE I T el s fRsquare
1986/12] 4.232 | 0.041 | -0.120 | -0.108 ! -0.046 | 0.002 ! -0.028 | -0.156 | 0.035 | 5,497 | 0.785
1987/01] 4.176 | 0.055 1 -0.129 & -0.112 1 -0.047 | 0.003 1 -0.028 | -0.106 1 0.010 ] 5.425 1 0.796
1987/02] 4.133 | 0.058 | -0.126 1 -0.117 § -0.043 | 0.007 1 -0.025 | -0.075 | -0.009 | 5.446 | 0.812
1987/03] 4.067 | 0.068 | -0.126 1 -0.120 | -0.045 1 0.008 1 -0.022 | -0.023 §-0.034 | 5.383 | 0.824
1987/04] 4.038 | 0.075 1 -0.123 1 -0.122 | -0.050 1 0.011 1 -0.021 | -0.088 § -0.006 | 5.492 | 0.835
1987/05] 3994 | 0.085 1 -0.120 | -0.124 § -0.048 | 0.014 1 -0.019 | -0.133 } -0.005 | 5.316 | 0.849
1987/06] 4.015 | 0.089 §-0.122 1 -0.119 § -0.050 1 0.013 §-0.021 1 -0.095 1-0.019 | 5.268 1 0.854
1987/07] 4.053 | 0.087 1 -0.121 1 -0.118 § -0.050 § 0.013 1 -0.021 | -0.053 }-0.037 | 5.372 1 0.856
1987/08] 4.104 | 0.089 1 -0.120 1 -0.115 | -0.057 } 0.012 | 0.018 1 -0.049 | 0.041 | 5.083 | 0.859
1987/09] 4139 | 0.091 120120 § -0.111 § -0.059 | 0.012 1 -0.020 | -0.084 | -0.031 | 4.986 | 0.857
1987/10] 4.183 | 0.091 1 -0.119 § -0.111 § -0.059 | 0.012 1-0.020 { -0.162 1 0.002 | 4.888 1 0.852
1987/11] 4293 | 0.093 §-0.123 § -0.108 § -0.066 & 0.010 1 -0.016 | -0.231 1 0.024 | 4.863 1 0.846
1987/12] 4315 | 0.092 1 -0.121 §-0.100 | -0.066 | 0.012 1-0.009 | -0.257 | 0.033 | 4792 1 0.839
1990/01] 5.522 | -0.083 | -0.154 1 -0.092 | -0.074 } 0.020 1 0.007 1 -0.275 | 0.049 | 12360 | 0.788
1995/01] 5.191 | 0.030 | -0.209 | -0.074 | -0.047 | 0.019 | 0.030 | -0.360 | 0.105 ] 14.903 | 0.681
2000/01] 4.244 | 0.105 | -0.201 1 -0.059 | -0.008 } 0.021 1 0.008 i -0.307 i 0.084 | 10,033 | 0.710
2005/01] 4327 | 0.069 | -0.185 1 -0.076 | -0.020 1 0.023 1 0.000 §-0.172 § 0.027 ] 8.131 1 0.755
2006/01] 4454 | 0.057 | -0.189 1 -0.075 | 0.026 | 0.018 | -0.006 | -0.404 § 0.117 | 9.684 | 0.776
2006/02] 2.443 [0.062 1 -0.191 1 -0.076 | -0.025 | 0.017 1 -0.006 § -0.461 | 0.141 | 9.622 1 0.777
2006/03] 4450 | 0.063 | -0.191 1 -0.079 | 10.024 1 0.017 | -0.006 | -0.544 § 0.172 | 9.506 | 0.780
2006/04] 4439 | 0.064 | -0.190 1 -0.080 | -0.023 } 0.017 1 -0.007 1 -0.486 1 0.149 | 9.617 1 0.778
2006/05] 4438 | 0.069 | -0.189 1 -0.080 | -0.024 } 0.016 | -0.007 | -0.486 | 0.143 | 9.844 | 0.777
2006/06] 4.446 | 0.060 | -0.189 1 -0.082 | -0.022 } 0.014 | -0.008 1 -0.444 | 0.130 | 9.699 | 0.778
3006/07] 2.449 0.070 1 -0.189 | -0.083 | -0.018 | 0.014 | -0.008 i -0.400 | 0.118 | 9.726 1§ 0.777
2006/08] 4485 | 0.064 | -0.190 1 -0.084 | 0.018 } 0.014 1 -0.007 1 -0.347 1 0.098 | 9.837 | 0.778
2006/09] 4.494 | 0.060 | -0.192 1 -0.083 | 0.015 | 0.015 | -0.008 | -0.249 | 0.061 | 9.920 | 0.778
0.9
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# 6-6 TELEIFRBOMEE(EEHM r=121A8)

RHI :1986.01 -

OPHM :Summary statistics of estimated parameter

TR
2006.09 Average Stal.lda.lrd Skewness Kurtosis
deviation

FS: SAmAE 0.013 0.033 0.079 -0.880 -0.770
Age : FEEALTHL -0.190 -0.185 0.030 0.545 -0.392

=N 4 SS
TS: W%’Dﬁiﬂim)'ﬁ -0.078 -0.082 0.015 -0.984 0214

H.

TT: # Ly ETORER] -0.040 -0.042 0.023 -0.518 -1.084
Adjusted-R Square 0.837 0.738 0.049 0.237 -0.745
Number of Samples 211,179 10,178.252 | 2,709.339 -0.198 -0.467

Coefficient

6.5

1986.12 - 2006.09:Monthly ,Number of Mode=238
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