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Residual Right from the Separation of the
Price of the Build-up Property: A Perspective
on the Structure of Property Right

Song-Ling Yang' and Shih-Ming You®

Abstract

In order to study the ascription of the residual right when the build-up property is
divided into land and building; and the separation of ownership and control right between
the land and building, this paper collects 5,568 samples from counties and cities in Taiwan
area in 2007 and 2008. The surplus profit created by build-up property is calculated after
deduction of value of land and building, appraised by valuers, from transaction price.
The empirical result shows the surplus profit increased with the ratio of building value
to property value increased. Since the build-up property consists of land and building,
if the surplus profit increases as the ratio of building value increases, but decreases
with the increase of the ratio of land value, then the surplus profit seems result from the
contribution of the building. When the properties age, the control right of the building
decreases while the land gains the control right gradually. Although land takes control
right, ownership of the residual right is ascribed to the building. This is in line with the

concept of the separation of ownership and control right.

Keywords: Land/Building/Land-Build-United Contribution, Ownership and Control
Right, Residual Right
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(R Al e B Ot T 5 A o T BRI 0 2 E R ER & W A A T o A T B RER]
AT BEEERER AR o B AL EERDEEE
GRS TSR AR I B L SRS AU TE - SLR S A D RH A
R AR AS R B MG DARRRE (firm ) BURE LB o FEREhEs A4 i 51w
PREFEMERIZR B e (International Valuation Standards Committee * LU FSFEIVSC)

(2007) FRBRI YR EAMNAEE » Wik 7B E AR ST - KBRS e 22
RiSEH O - FEHTIEEARE SR (agents) AR 55E) ~ EA ~ IR
K MR ERET - BARIEERIRMETRE (BERN) ADIFE] » 0B RERS Rl -

ANEfEE 2 SR FH TR VYR A FE SR AR 4 #E » WBIAS Bl 2 PN B A% 5 S i e I

(principle of balance) ° SHRIANENEE L IMBME » ABFE < R B AN BRI A REAERT
WhEIRRE /7 &8 &R (principle of conformity) o NENEEATT SRR S
GEFRATBEAREE SN =i E 5 H (highest and best use ) » i A 35UH F R
HI o PRERT - BRI AR A SR B Rt i o BRI ECRE P H A AR
BRI HRSAZ B R T PO (REE A 2355 EL B S
SEFTHNAR » BCEBSERCE BRI S - KIREARZHAIEA (agents) 7K
YEr R o B RE R T B B QB A RGARET R & 2R R b » 2RI b -
A R EROR B ST E M AR AF&YE » BB AR L FIERGE KMEE (residual
claimants ) BERIEREEAHEE (residual risk bearers) ° FANENEE i EHGER 3B HI
BRI EE 1) (principle of surplus productivity ) *Z FEFIEF » PUA4: EEEE LT
FEAEZ IS » BIN A EN A B AN B - JMHE I A B B RIERET K
RE o WEANENZE (R 13t ARV R - AR BZE A RIEREE RME - BGa KRS

#F1. Jensen and Meckling (1976 ) S RRH AR AE A 2232 T i & BV 2 <5 o 4% A B2 g Wi
#iti ° Jensen and Meckling (1979) FRyig BB TaAERHY T BRI (rules of the game ) |
HESRUE TR 8 A RYRER] ~ SHAE AR A RYRESUSENE S M i T S e ey
AE o ELRURGRE RS & R EE R R AN E S PR - DAV E MR IR T AV AR A B8 » Alchian
and Demsetz (1972) RIREEDAEZKIIE R E SR BLRERE Ryl (firm) -

#¥2. Alchian and Demsetz (1972) #3055 R 2 R A (central agent) T/ AZRBE
% HHERTUREEERZBFHERE -

ak3. btk A G EA] - FERAE SRR ERER R - (A2 R E RS

(Appraisal Institute, 2008 ) FrEAAEIEMECNE » REANB)ZE S E BRI R
R RN B2 LU S I AR SN ELUE 2 -

=
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e Y 2 RIANE] B PR - R 2 SRR A o RO Rt B8 RV

FHAY I — A (B A - 70 o AR A PR A e B e - w0 s
TR ~ Wi SRR S B RGR —AE » DUE AR T o B 2 i s 2 i
FEUR H OB RRES 5 RATSF I EhEE G A G BT RIS < A B AL E SRR - 328
SR Q05 S ATlRF T o s (B A i e bt B (T i R B - M B kAR (HE S RS h Sl
SRR A B Ry 2™ ST AR T ST RSB A i 1 s MR B R A A
Figk o ITBGGS AR T B G R 48 H A5 T I HEEh &L i ST T 5 5 F - BIRE
EEANBE A ERARRER - 6215 DR =R RRE S R HEB) T 5 e — - IR
TIN50 HIE LA B AL EBHMAER] - SIANFRIEREEH 25 - Al 7
it o3 PITEE A B BRI - VR RIRIERE SRAE e - FEME PR LR ~ )
HRRER B S E R 2 R 7 K2 2 it St S BRABE AL - (e s Bl i 5T
HhE RAREA AR (R A 2 BLRER R SRR » B ke > ASCZWFZERER —

(=) T & AR # v R KM 5B

PR B it & AT A BRI - R — i st (ERS  BETETE T - e &R B
J& Ry 1 HsEE ) 7 JRERIEREE SRAEZ B IR - (R TR - VRIS S E
Bk - (PR AL B

(=) T8 & BN L 3R E 3P A HE L 3 A 2 A
RAYANEhZE ZE R B A RERG I 1 - PTie Ridre H b Tt B YIRS S AT AR 28
HERITE - TGt A S Y LR JR - S BN B AR R i 3 - FLRT R REER
PEHIRE > BER P RR: -
A TE - BB RILARTS AU EEn b - 58 RTE AR B B R R L
RRIETRE - 25 =BT R W oeasa BB R AR SRPURTR B A BT IR T - etk — TR AR

S ©

— - EEMBEER

AENEREFRITRAZ L EEF » HERHERAERER - P REFRAT
HHEAE R ASLFENEERENE (AlDemsetzFif s MR EE) - HRENZE

4. PIEER (2002) BEEFERFTE 101G B S EHEHRE - 158 5%09355E T RelF Lt
HIGER » ARER ARG Z 32508 4596.3%0 R MESRIB & H KA -
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g AL - N ERARIERA S L 00D - R - Jemh A AR BRI AL - ARG
KRR BC ZARRHER R - SEFTERR - PURASCERE AT VL2 -

(=) AR ZFER

R ES (HAGE ) FoRgrs - W i iy o R o R ek 35 22 3R i 5 B s
e AVIKAEEERTERA S FHEZ RRIE o KRS — RN E
i (USRS G e ) JARBLRINE AT » BRI B G e o i (B e 5 B
DUAF: B (e Sk, » AR AR T it S 15 | 308 o — el R a0 U/ o G 1 B S Sl il Bt o A%
WErh i A E BRI - 255 T) ~ BATIATREY - HHVNRE TR - 40
Meade (1962) i MR RARAY 2 A B bRy

Y=f(K*L*N-t)

HrpY R EEB0FEEBERMASE » K * L N ¢ hIREERREFE
5577~ T BARFRY o #EClark (1965) Friei @R E 1M e - SRS R
HEBF T - a5 LN LE @RS A EYIHS § EER FEE T
G — s R I S S T T - B S TSRS R TSR R (REE
2003) - A RSE BT TS ER A E T IO R P A R - AYZEREHRE AR
WS EEA - E5s ISR TRy - N — R B A A A AR -+
S VB RS FERRGR - LFIBIE S » iR bR Bt 1 e s Mt o3l ERRER FTRE - 1M
TR 53 PO B+ AN BB TIRRGEE SKAE - B%Ea RKAECRER B T sty - Bl
A FR BRI S PO B B o AR « iy BT B R K FEREGRIE Y Ry PRI AR A8 RAITHI RS
R B By - 38 S IR I R R R A R R R A A B R Bl s 2 AR
DAL A B e REAS A R B AS S E KGR THREY -

(=) 2R ERER
BRI A R A FEIG S (SRR ) LK shiERki
5 ERPSCEANEH - FIRE] ARG - Bt (FrafeA) iy
5. WMAEAR (BUEEER) B - Al Ry A\TEARKIEATTEARRHE - IR ATTEARTTH -
Al R B IE N (BEEAR) W - BEEART AR A - SEFEh o RE B
ALIB R - SRR A SRR FI AR DA i S R -
#¥6. Williamsonf & E 5 BB A% (Monopoly branch of contract) BRI EH
(Efficiency branch of contract) FifE /7=, - Cooter and Thomas (1997) $& K/ E1EM

Flgx (cooperative surplus) Bl o LLE4rHIZ2EWilliamson, O. E., 1985, The Economic
Institutions of Capitalism: Firms, Markets, Relational Contracting, The Free Press, pp. 23-29 °
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(FrEREN BERs ) AEZAIR1T - ZHSEHETE Pt = A R - JREIE Fo st e
R WS A R Y 2 (R o [RIIL - JETREREUEE SRR - DUBERERGR
#J o

T R YR AR AR TR T B EAEERME - KB WilliamsonAYE
% —HHEFRABBENHEAYEE (organization-specific assets) * FLMEREAT R
BAEBRSFHENRAY o hRAEERMEN - S ES0TR T A THANE
7 RIS S 3Amte - FHREAGHEAIEIE & - Klein et al. (1978) W hH
FIMEEENHEBAEERESHE - ERES AR - sAEEEHEN L -
AR Y] - SIS T R PRt S e C M EE - BRI
FHERF - ENHS R EA R REE N - A BEAR S BN mom i R -
MELE LA REAREL M 2 #¢&  (relationship-specific investment) 1 » THIEG & AR RE
FERNE G (H)5) BENITR™ - RRNERMEENEEEE% (ex post) %P5
PR A BRI AAE e RBERABITT Ry » Bt LR E A ERAREY) - B
WilliamsonH{IKlein et al. (1978) Fir$g » HRMEIZEIFLE - BASHATIVEIT - ek
HRAVEERRATHLA, » EAHAMEENER SRR T A S FRIT R - s
THAMRENAE -

[EIIRE > LEERTH T RER AR - T B Y R PR EE Y - 350 SN IEIRY
FRrGREN » ARSI SEFT IR BT o it 3t (RAY) RERIEIE . KGi » SE
A A VERTRE™ » R Hrh— R ERR A TR ED - AR - B R

R UTHTRE - BEEEANRALECEIAAEANT | RALELZEFRAFEA
T - LM EVIEEEBIEATTEAR (BEEAR) - HEVAORAZR - HEYEA

PTEEFRFIE - HABER B RS R A kR - RS TR FH A B R R R SR AR [
& 5 AR A GITE - RNV EEH R % - Bla] a2 E -
AMERTLURE - B A WEEATRE - BYHE it - ArEMER R - 2Y)
SEEPZA LR - (RIS B B - TEIIAE AR Bl AU - SRR
—BHAAPE R AL B IIRETE BN o Lt BRI AR - EEFTEE T -

K2 Cooter, R. and U. Thomas, 1997, Law and Economics, 2nd. ed., Addison-Wesley, pp. 73 °

7. FEWilliamsondij#&s » pp. 61 °

8. ZH Williamson, O. E., 1979, Transaction Cost Economics: The Governance of Contractual
Relations, Journal of Law and Economics, 22, pp. 233-261 °

5¥9. 2R Alchain, A. A. and S. Woodward, 1987, Reflection on the Theory of the Firm, Journal of
Institutional and Theoretical Economics, 143 (1), pp. 110-136 °
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RE S B AEEERN - AR - @Y UERBRER - RN LM s - 2
VIFR G REATR AR AEERZR » SR Rsc BRI AE - EEREARYERE - Kt > —
H R BORBS AT ZUSRE T I - B R R e T RT R
BEEYIPT A A 2% P IR B E R AT RE - AR s R - ISR ST
BERAN USRI - fERRREA R - DisvIMUEK - &It - @YIFrE
REN - FEME AFRVERTRRN: - R ARG BIRT - TRRZIEAERTTREN: - R RIS
TRy g i fte

EEAR T - FREL T B O B A AT SR - TR R B R
& WEAGET B SRS - A ARRENBERESIERFI T Ry 25 Lk - @Y
AR R RREAN R - IERIA - SRR S A B AR - R
ST TETEIREECAHERD © BRAG AR TAF— BMERIAAE S - QI st B i &
BN - B R A LSS - B iRy S S A A s - TR E R
MIRVRGRIMITE - HEESE TS T ihsdtyy - VI EREAHER S EREA
ZIRAIBRIBK - ZH DIRE A S ERRE - ks T3 S HoH BRI -’ P
PR EERERF RSO AT R R e — A+ P AR R Sl ™ - B RIS
1T B R AR R R ™

1 B & — BeRURHARREAR & - 2RI B R S TER RS - HRREY)
TSR i | o B AR Y B - ) Tt B A Y AR B - R
YIS RIRE < PEHIRE o - StERY RIS B B HEHIAE - (B — H R - @Y
AREIPRIS P AT SRR A A7 - e Lt SR L REAE » [OBIBE 1 b SZ A 4
V) - PERIRERR R INEEY) o ARFITEREBL PRI RE ST B < RivEHER R - LI Y B 2 W)
VERRTERE - BB HAECE - FEANTRRIE R BB RER 77 » 3208
FRRTS DA E 17« JRENE s S A s 4 Z R - AR —E R R IE - K
& FEPIRBE SE R AR — E AR G - ARSI RER - RIEFE L
MOl B PEIRE - (RS 2 FIE - AR —E TR HEYIRIE - KIE
i B I e S S e DABEERRTI A BB TR B - PR st BRI ER A
FE10. BEFRFHORHASAH S - Ry ie A Eh 7 Fr iR AR ATIBR L M A (B B A (B AR AR5 -
AR AHRRAFERERSRERIH Coase (1937) $2HIRKRAGNIFEHIAERL (authority) #& + B34 Alchain and

Demsetz (1972) ~ Jensen and Meckling (1976) ~ Fama and Jensen (1983) * Grossman

and Hart (1986) ~ Hart (1988) - Hart and Moore (1990) 55—R¥ISCEHEH » it 2B

A FERERERE - LB BEAE RN TR RREE SR/ SR HUHE K FIGRZEHIAE (residual control right) e
#£12. Fama and Jensen (1983) WEEAMARERTAME B PEHIRE ST BE R FHEBRRLSS LR 417 - 385

HERPRAREA - NREH RS EREZ KB » ARG DR A1E -
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Ml o JRRIRIEE R R sy - BIRERG S L ERGREEI E R 2 2RET - B
WGECA] - RS PERIRE RS Lt - LK E PR A YRR IR 2 Rl R -
IRIE st fre e PR o FRLETEIE B ALy - TR R R A I -
TR RS o FER SR IE B R R B - BB T PR B AR O
HIER PR R R o Pt L I SRS RN RV B SE AR R R VI PSR RE R A
Yy - (EREEEA P REIR P A ERRER Y T3 5 RV B ETRIRERIY - YL E
TR R LR - PEIRESR L - (RN < i RE TR o A 2 i R B A A
Yy - BERFTEREE RIBEETRIGREE KM - JRRIBES b5 kS o e AR R B -

(Z) By aR

P - B ARG S i AN B S - BiBAEE (BEHT) 3 - FEIbAEEAER T
QI s nT Bl AR AR < - BeATERRYREERFNE o 15 3 Y A A
BET » R EAMAEEM" (inter-specific) f“tHAEAH" (inter-exclusive )
HIRFE o RIBEEMFEE 2EKein et al. (1978) Py SZRIaUber £ - B
FAE & Ry T RERE LA RS » DRF A R 22007 » 0 SAHAAH < o HE 88 SRR Y
FeBIRN - SRS R B ) 2 5855 - [T A EBEA BN T - RIERPEHIRERY
SRS - B HINEE RS (BITRAS) MIEILE © fKRubinstein (1982) ““rfigiRH
ERARE » LBV P A RE B TRV EIBER - - i R A2 (st~ 23
V) BRI - RIREZE R AR e RBAIRSER - YIRS B SR 2
R

ANEE LB S TR BB G EAS KRN st S Y A
M BRI B E - BVE AR B RRE ER™ o (K] 55 B s - e R /72
#Z T YIRS GO R S ERE ko Bl P B R & i RIS Ry o A (B A ]
3k THUBOR (& THOEFEFNE) ~ @&YAR (S8YEERNE) KRS EPE
A FEEEFINE - EEER ~ IREEE (2005) PR T {EH AR o0 Bl fs i (E o =2
g Hrp T ARG ) 0 R R EHIBR AR - RIERE Ty T HU{EARR AR5
BRI 2= Al B it Tt rh 5 T BREERRER ) P05 TR A e 1

#113. 2 H Rubinstein, A., 1982, Perfect Equilibrium in a Bargaining Model, Econometrica, 50, pp.
97-110 »

At 14, Pz it A LR < FRGR - BR R S s lie - EERAHIR] - KRR AT SRR K
AN - BB ERER S BERATE B CRIERRIERT A/ » K GrossmanBiHartZ 323k
(1986) AUBABELERFZEHIRE -



kit ~ WEE S < o e 0Bk R BRER R PR — A A Z TRG

HOE ORI i B AR - S A R AR Z LB - AP R M P A
A LEBIRTER 5 T EEVIERRE o S8 Rk o i TR A » RIERE Foddt
YIRS o o BRI TR R 2 8 A (A TR o DU I ESCHES  25 f th 1 25 kit
FER H OB RRES > OO AN B (B TR R - S0 55 (B P A Rk ath B (T
FEJE R - (S LR R E BRI AR A R R S ERKET R £ - IER
FISEER 9556 H S I AN Bl 2 A (B BT RURHR A R HRREE < BB (HER
REAEF . S8 - SFESE P IR B RAR - AP — ™

= MEERETEERKR

(=) Tl A

IVSC (2007 : 183) @@k T sthFFE /7 =0UHE B O Ele iy ~ llo0Be 2 By ~ 70
Bo ~ fhH ~ SEER T K A S E A o Hrhhl A RD B AN B A SR E IR
+IufER (Appraisal Institute, 2008) » MLk 1 fER& ML MG R A HER T
13 BMUEMKEEEUNT BEAL < A ERS R (Smith, 2004 ) S3ECyEBRE A B2 E
By MRS B ERS Y EEBIRH S © S9Sunderman and Birch (2001) S Gloudemans
(2001) 3 530F ] FI6EEER ST B [ RE AR o J8 V7 Se R Bl (A% R - K15

FE15. 2 REESL ~ RS » 2005 ¢ {EEHIER S BEEET UEIR B T - (28 1 Huifse) -
58 & - BE2M » E73-106 °

FE16. BURkE (1994) Pk DALt S Y B RkaR 73 Bl B3 - mIREE S M EFE A T AhETIE
WL~ TASENAARESEITIEE H /2 E TREEIRA & K T ARRE Ry BB (E L A -
SR A S B A i 3 1 U it (26 B0 T I RRER, » (T iEE (2001) SRyt &R
EfLFHRA A8 - R EEREEE IR ) REATZFEHCKE  RER
EAGELSHT AR - TREEES BB ERY RS o R (2002) HIEER DA B RAER 5
BYIERGREREC - DS ERGRRT S AVRA - SESR - 1RE%E (2005) EHiEHE
RS TILEPEHIARIR E A B E A - B S B RRER / BE (E R AT M (B A X TE L
P AE IR » LR DA & KR S Bl 5 U (E AR IR Ry 5 B - /R 3E (2006 ) JRERE I
TP~ 53 M A B L DA S B R Fo (. BLAEHIBREA L - BUNA S HIBRER ~ (A 13 (E
=i

#E17. [BIEREAY (Feedback Model ) —fERHN FHI#LE] : V= GQX ( (ALQXZ LA) + (a#BQ
XZ BA) ) o Hr VEAEERE ; 7 GQRMEIERT (ARREER ) 5 7 LQRy L3
K7 CAEEERA ~ )i 26~ ZZ8KFEE) 3 2 LAR I NARE S (AR
/N aBQEEVIRT (AIAERE ~ SVE ~ BETEE) 5 2 BARAYIMIIRIZRARES (4132
FEERA ~ MR E R - HESE) -
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T HUEAE ~ V(RS S P RS o BERSMIBIRREHEMER] (1VS) dRZTE ST
[FRIE R /3872 [HEREH AR Tt EEE E R R T R - B0
SRR S B R R S R o BRIALAELL T ERGER 5 1F R B e
R BRI B R o AP - JRER A AR A A R - MR (BRHR) BERHRITREALET S 1t
(2Y)) (EE - ZaEHEERREEY) (T3 (HE - BRI E R AT
FLAIEARL T Lt (ER—0E T it HRK - BIEFE IR i E R e & A
TR RS RERIE T ) BT o AL R R AN T R A Y ( Decomposable
Cost Calibration Models ) A" » A BIERERLS SMEEE - AFRATE
Y =GA[LA (BLV) + (b,+b,RCNLD) ]
=GA[LA (BLV) 14+ GA[ (byFb;RCNLD) Jeveeereeereeeeereeeeeeeseeeeeeees (1)

HGAT—RY 2 HIH% (A set of global adjustments ) ~ LAJy—R%!+ 1k
#% (A set of land adjustments) * BLVE T #{E{H - RCNLD/E B 3 88 BRI
FREYTEAR o NASUHER |- > 2 T8 DIREHE T BGA ~ Tl T hBa
S Pt (EAR Ll ik i & FIRGA KLA -

RAR R ST ~ REFR (2005) PRy HE B AR E . =M - Hrp T 1HE
Wk o SR RE AR N E 2 TR R L T A 5 T ERGERRER ) Pk Tt R A
I (EE LB S YMEE LB BCE R 5 T EYERGR o SRR AR B A5
SRIBNEIER - ASCER (1) B EEERE T FSEAT

1. T ERLER -
GLA=Y— (b,+b,RCNLD) =LA (BLV) FR.eeoioeeeeeeeeereeeeeereereenenn. (2)
GBA = (DyFDRCNLD ) .ot (3)

FE18. 2 RUMBEFRAAEE A 1406 « T - L E R E S R = e R S R — 2
PREYIBE — Y B0 - B e RS2 — SR EE B KB
ERRTERGIZE 110 « T BEARNEER - A EAERHEZR B SR NS HIREE - WHE
B~ R () BURAEL = LB ERTREREN B 2GR IEE B R < R
Bl o PR A Al B o R B (AR R s (E A - BT o o) e

£¥19. ZFlJensen, D. L., 1988, The use of Multiple Linear Regression in Residential Land Valuation,
Property Tax Journal, 7 (4), pp. 215-241 -

F120. 2B E S E BRI S5 138 -

A2l M ERGRIAZ e EES - 1RSSR (2005) L30ZEiik @ Wil lJensen (1988) ZrfiEihpAs
JIEAEA (Decomposable Cost Calibration Models ) AR FFoEFGE - LIHERMR 2 LHE
{HEIAS 22 Jensen (1988) Fi%iz =\ (1) BLV A MEEFRARE » ZLIAERFRER -

10
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2.MEERIER -

LA(BLV) | LA(BLV)
LABLY)+ (b, +bRCNLD) — LA (BLV) +RX{3Gv)+ b, +bRONID) -+ (4)

GLA=Y X

(b, +b,RCNLD) (b, +b,RCNLD)

GBA=Y X | A (BLv)+ (b, +b RCNLD) (by+bRCNLD) T RX CABLY) + (b, + b, RONLD) -+ (5)
3. EMERR -

GBA=GA (b,+bRCNLD) =Y—LA (BLV) = (b,+bRCNLD) +R........... (6)

GLA =LA (BLV) oottt ettt (7)

N . N N LA(BLV
Horh o YR B - GLAR H3U(E « GBABEYINIE « iy 20 ROND

(b, +b,RCNLD)

FoE UL~ iyt o renin FEEVHEELELAY « REGEHARI -

Fi L AT » BT R 3 A e AR 2 Y BB
SRHIEL < (EUH & R R R T R e B Tt it
(BUET G T ML BT - AR EL LM BTN - Bt
HEFITERIBA R IR - 81X (2) 30 (7) EBLLINGG - SR Bt
2 (4) FEK (8) -3t (5) FEE (9) 4IF :

LA(BLV) + (b, + b, RCNLD)
T e — (8)

R=[GLA—LA (BLV) ]X

LA(BLV)+ (b, +b,RCNLD)
b Th RONLD) v (9)

R=[GBA— (b,+bRCNLD) ]X

B EE ST CGEYIEELBIETNR ) R S ERGE (4)
L tobfE(EE AR (8) - RHE(ERt (7) 40F -

. LA(BLV) + (b, RCNLD
L (8) BRI Ay HER X [ ALY

LA(BLV)+ (b, +b,RCNLD)
=[GLA—LA (BLV) ] » KIt3{EEHARGTH0 » 45256 GLA—LA (BLV) -0
=GLA=LA (BLV) - RIECh@Yreikiie tHEEEHE= (7) -

[z EREYMEEIFIEEIR0 (T EEIFIEEIND) B RESERREGR
(5) zEymEEHEAER = (9) - Bt (3) 40 :

. . LA(BLV)+ (b, +b,RCNLD) LA(BLV)+ (b, +b,RCNLD)
5 = ,
= (9) FTeARGEERR (b, +b, RCNLD) EHESR X (b, +b, RCNLD)

=[GBA— (h,+bRCNLD) ] * KEEVHEELLBHSTH0 » FAHEEGBA— (by+bRCNLD) |
—0=>GBA=h,+bRCNLD - B[ls k- HEEGER e #EE E (3) -
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A (8) LHbEELEHIREEEEREAE 2 ERER R - 20 (9) EYEEEsIry
S L A T 2 IE R BA R - A B I E I E R Rl - MBS FIRAER -
A ERFEEASE N - HAERE A B (E 2 b Lt R Y EE LA — - JRBEIRF T B 5t
LAY R ELLBIEFTE R - HEREIR DA ELBIAA S AR BEREE - 0Ll 14t
EELEBIBGITIR 1 - s R - AR 2R it BV EE LRI
1 RPE R YTR G - AN R - EYIEELEIRTET AT E
AEIEFEGR - BIEVEESEEAEAER ; K2 tthEEEGIRTET -+
ME R 2R AR R - B EEEHE AR A ER » Al B R rEE a3
CHEE SRR A SCEFEREE E R B -

(=) #FR*3
ASTR20074F B 20084E K EBE T ~ B (TH7) PR L A ZBIZR 345,568
f » S3AIER SRR T S RGBS 2 A A B R B BT - Bt
LA e LTS T AT « AN BB B A S fEfRL fETRAF
(1) VIS - TVSC (2007 1 177) FRRyBA R ER{tE MERERA - A6 3%
K]~ PR FUR (SRR ) A aE - TR S £ (E RIS 108
65 1 2 2 TR » DURATERH LR S o) - SRS LA Bt A SO
L B RACZ] RIS S USRI HE (R O L IR 1 - H SR
HrEERIKIRIBIAIIES 68 166 51 -
(2) RHFE5Y - THUMEIE . AGST - BO85 L AR BB T B LR R X - A
#E22. ARPRAHELA AR AR TTT2 B S M LA H R -+ F9200A + B0

— BECRBE  EATEE - A BRI AT S B A i L B B
SR BEBSH6R - HCH S U SCHEE E TS,

3123, BESCRUE LI < Dn=C X[ (1—s) /N XTI + A HRI TSI Akt B i
o MRS ¢ — O Dn=ClI— (1—d) " =~ (R ;
S D, AT - C PR - s BHATASS - n : DR
EB N R - d 5 T R -

304, R IETONS = © LAY - RS LA - (AR
ST FF BB B+ (SR RS B G - IR S
U ~ BB« BAHIE RIS - SRS SR S -E O BT - | #E
SR B (BT ES 1  © ™ LA B 23 SASATF : v=s+ (1+
R) + (141) — (C+M) o 3o v+ LHUBIFEAMHTRME -  © [ st b B
R R RN - C ¢ RS ELBERUR - M © RS 2 )
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ErETE IVSC (2007) Firfe - 3EEE 7 =z il o B 8 By ) BB Ehigc sl - 59

A HE R AE 2 THRE™ & — R Efh T IEH RS - KL DA R A BT B T

{E W B o AR RS HE R PIT A B o2 - 3t BR B S AT A58 » R A bl K i o B ol

VER EEBARRY » EA(E A BT TIEN ~ Bk H A - @ISR R A R K 2 3%

TR R P A A S B AR T AR E -

ARG E A BTl 2 13 S YA (AR 1S B At B » RER R A S
PR ASHRE LEE T ORI © Alchian and Demsetz (1972) SR kMR A AEiG @2 —
Al 2 T AR B AL R BEF » A AR KA A A ZE S 2 AR AR Bz AL
HEFEAEE R BB AR BTG ) 2 TSR+ b3 R YA B 5 SR I e (A i A2t 2
HIfE o ERITFHRNRE - Bkl S BE A EEERE - ARASCHILLAlchian and Demsetz
(1972) BB - SHEZEF I FUEATT

R=Y = (GLAFGBA) oo (10)

HrpR - AN

GLA : -Hu{E(H

GBA : &Y)fEE

Y & A HEE

(=) AT HZ a3t

ARSCHE20074F J2 20084 1 16 5,56 8 FE A EAR E L » K A HEME ~ 2
I b 3 S H DIRGRARE AT a0 R %1

F I HURMGEZH) 2 B AR B TV19846.5 870 » HAfk{H V498268 87T » #
AR E171,6027C © FYMEELHITEY34% - BEFUA ZH R765E 2/ » P
19.564F » BEAR Thi s b g R Mg B i - o Rkt 200 Re34)E - #EFAGIL
METER  E— TRERER BN - DO 2 i -

R - i 0 BB BT RN C EARERFE AR - HERL - BB (S (EEDAE
QUM EFRLUERTE - (HRZ LB AT AR PR AGET TEE, S -

#E25. B AL AR S E R AR AL SRR L BAAE ¢ T RO {E o R - (RSB E P
Jk - HIBOHERHTS IR M ER B 5T - 7Y E R M PSS E R A AR YEM » B4R
E TR R R A AEERFATT ¢ (—) HHEREE - (Z) SEEE
Beo (=) #EaEsth o (V9) EfEMEMME - (70) FEEEAEhE - |

126, KRR RIS FERETE AR sl aa A - nRLU R AR -
R (SRR ) = Has — A 5 A = SN — B A (BIEH AR -
A HRAE P AR AR K -3t ARV RAS - BRI R o BI R RS o 52 o Pl < s AR
AR T G H R A s o R R AN BT B AU
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FH=EE

&1 B AR BAESHB AR SR o4 R
e R SR fEHE A i/ IME RAE
2YimtE (o) Totbuild 2,379,895 |4,074,740 [13,831 123,796,451
T HefkfE (Jo) AdjLand 5,909,202 |8,847,446 (16,779 369,381,860
HafhE (o) Totcost1 8,268,207 |10,900,460 |283,185 428,012,797
PRI AcHEE (On) salePrice 8,465,361 {10,898,197 | 180,000 410,000,000
YR ABE (55/m?) | Percost 11,781 6,168 142.125 59,486
FHEE (TAR) Perland 288,187  [369,837  |7000.00 3,633,074
HEEFRE (o) profit 171,602 |2,511,765 |- 23,873,562 |30,747,467
#YEEL (%) buildratio | 33.998 20.093 0.094 99.365
E#e () age 19.557 12.520 0 76.4
EERFT7 age2 539.208 530924 |0 5,836.96
Hardjg TF 4.141 2931 |1 34
Hark g TFS 3.961 2.446 1 29
FEYIEAT R (m’) Barea 197336 [271.016  [17.92 7,968.57
S S AT A src 0.377 0.485 0 1
BRI s taochumio  |0.135 0.342 0 1
st center 0.158 0.365 0 1
E uchiana 0.180 0.384 0 1
JEER sl North 0.195 0.396 0 1
R cast 0.098 0.298 0 1
HMEHE outly 0.027 0.163 0 1
EELH commercial [0.330 0.470 0 1
THEE industrial ~ [0.013 0.115 0 1
AR (%) overbuild  |-1.122 44 477 -100 300
BRE apartment | 0.144 0.351 0 1
S PN Highrise  |0.073 0.260 0 1

i AR EER AR IR EARGTE -

BRI« A 7e s
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(w) L@z FF &

RIEEERAE RS (10) FRAGET T3t s gt Py (BB B B b e AR fH i BR AR 2K
AYIEEREYRAEET RS R L= (1) ZGAKRCNLDFIEH » #KE
HiRE(E (saleprice) ~ ZEVIENAE(E (percost) ~ TIMEE (perland) - FEHEfEHL

(TF) ~ @&Y)EfiAAE (Barea) SE5IRy HAEE - [LAN - BEVIRAAG B FREIRE A

T EREITERETE » Creteau (1974 ) JMiller and Gilbeau (1988 ) PR EiTEMLHE

R s A Ed s - CHFMEmEARBREEY (Ei) #EAS - i

DRSS Ry A - B ol » B BuEEAT

1. &Y EfE (Barea) : Lusht (1996) ~ Quan (2002) -~ Frew and Jud

(2003) R EEEREERBEES A g P - i 28R E T K
BRI (1992) - 5R<E5E ~ 15582 (1993) ~ MAKEESE (1996) - IfeHiady)
Bt A EHERS A R 2 - YRR Bl 2 5 - (EMm s B A (EEL i
HAZE - ANEIEER—KE " EE - REE sk - YA mERK

EARAE T - THEME R E R AR R -

2. 2 (age) MJZEEEF 75 (age2) : Dotzour et al. (1998) -~ Frew and Jud

(2003) R BLRASE N ES AR A - R il E R ERER b
M4 s Malpezzi et al. (1987) EdSmith (2004 ) JRERFHEER V78 #okEIZE
PrEnyIE IR - BRHE (2006) TRFE R HEEILERS < AGR | - NEIEER
RIEHHEARY AR -

3. FEMERE B (TF) : Z=HIE (1999) WFCHE R SN ER G EE w2 -

4. AEEE (region) : AL Fysg ZEANENFEBEM E KR » PRl e e
A E ERHRINZE (FEREENE » 1994 ; 5EEEE » 1995 5 Lusht, 1996 ; Frew and Jud,
2003 ; Sirmans et al., 2005) ° MRS AR AT - H B EE SR 22
TOLAERES » 43 RedbililE (SAbr ~ JeRRELELRE T )~ PRt ~ HhiihlE
LRl ~ SRR A - EAERRAR M E S - DR Ry R HERH

5. FpE¥EA (type) ~ Fi& (zone) ~ &t (struct) : {HFIFEAVSEECTIH - FAH
52 (1992) ~ B~ MER (1998) Wses i A2 EE » R

(2006 ) IRPFAE B Fs U fE RS < AR |+ AN FIANEZEIE AR ZE 5 © UK
SORRERRER GERRE - #EEAMEAE » DIAEREAEH) ~ RS
(Rl - P R T3 - DXl RENER ) oAbt (FnRee - 2ig -

IR mELE EeEnE - DUINGEmEiG eidhd Ry B UERH ) LG4 -
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6. R (y97)  HIAERAE R E20074F 520084 » fliFHz fEE HIHAHZ —4F -

AR R (20074 Ro R HERH ) DAFEHIRF A -

AL (8) k=l (9) Rehbhlt - HRE < Beig i I E E LB R (EE
LEBIE - S A YME (E EL O R Y B 3808 o SRR ATt Po sth o A SR8 JRe N At
VIR SERAR T YIRS - PERIRERR YY) . NI ERRIRIRIG - BV HEE
TR Ry RIOPTHSE - PERERR T3t BURG » J1RFR DUR B F f R i RE < B AU

(proxy) -~ #AME L » ASCEHEARFER < B 2l SRR A VI EE LU KR e
FAB A R A P - e BRI BEOR AT

R=f (saleprice > percost » perland * buildratio » age » age2 * TF » Barea °

SLIUCt * TEZION * ZONE * LYPE * YT ) wovieerereeieeeeteteeeeeee ettt (11)

Lancaster (1965) FERINEE Ry /22T M ERG 5 R RTZ R
—IHR AR T AN FEIRRF R A T IR RS © Rosen (1974) IEZUfRHEA5CHE
BRIAEE T REREE S AT SR RIATHL » B e b S R Rk
» BERI R (A% 5w (Hedonic Price Theory) o JRFFEUERSIERL b BINRERE
» ARSI FOR A (12)

aalul

Hrp o REZERREHENE

Bo Ry EEFL L A

Bl BRI o HUR MEX R R B 5

e R % FER PR AT

DU b A e N B B TR B PR OF S R 22

F ERERR M

ANEEZEEMES, 568 LA EHSE R » AR HIBR BRI {8 1 0 50 &R
ARAETIRH o SEMAMIKESE (1996) FKEREFFHRDIfitsih 2 RIIFLR-student
Covratio * Cook’ D5 /i3 Ref: » SUARHFZEER D fitsiA M0Ry 22 BRI HERI] - £GH
e S0 i R R AR B E 2 BRI BR AV BN E LR T R4, 1445 - ZIKB'U«/{_C (12) Fofigt
BB RO AR N A TS BR AR - E SRS RAR2FR - BTSSRI S+ FIE
116.97 » FAFRFIEFRE37.01% - w] FAERYEREERE S ] b B S B IR B AR R
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I - BRAFFEECTE10.5 » SR MERTRERERT © Durbin-Watson£y1.263 » 7R H AH
BAEIG: - DL EERE TGS - X (12) Frate < BEKER 1983 - H 2 BEFHINRT
WL BERRT o 2B R 23S T i/ NS TR T AN T

A MR E R 1T AR 0. 15397C » IEE RRIEMREFR » REyAE s
o FH i FRBEAS T BOR » B it LM YR A R EER B R AW B0 T+ e EEA B
i b - S BEORH e A (B = B N B AR 22 R - ER et R
Gk RS - Y EE LGSR 1% - EEEFNEE14,8987T « Bl A
= (8) kXl (9) ZHedm « A EE LA ELEEEF NE 2R R fRE » B
VHEEHEEENEAER - K2 W EE GBS 2 E RS - B4
HEEEHEENEEER - 1752 - ACEE B Em e R SR
K] 5 St () F s - b e A B e+ BV B gt & B - (B S — 5 5K
Y EE LL B i AR PR m AR - SE R — g 2 ST B - BRI E
EpIE S T E AR Y ERER < Heim - RV EE LGRS S S R e
mLEHRE - iR E BT R ORI ERGE o /R AHREYI R E A
FEME B PER R » PR AR A e Fe e - b IR R R L & A R PR A
A AT - YT EREARIRFIJIEK + KRubinstein (1982) SREYIFE
MEN RO B PEEOR G Z Wi o < LS AT -

A LMEE A B S E R FrHE Y B AR E A AR AR
RBEYIER AR G - RIEYHRER BN - — S Tk Tk E SRR
Bl WIEEAEEEEEAEY  RERAER S - BRSNS
WD o BEEARBEIAY @ FRIEFIAIANTHE R i A wd o A5E) - R
BRI - A RER BRI EE K - iSRS AR S 1% - EEHNE
BEhN1,46970 © RREE AR T HUFE RSB - SHAMEREEYERASEKR
REERECER T » ERAEYI SRR R BN B - T EEYERZ
POH -

R BG4 - EEEEA G N4, 358 T - FERC R A i o it 2 R A8 b LA
SEEKER - PERIRERREEY) o (HREREFNEFT G RERA i o IR E E R R A A
i o (HEEERF ST A AR Y. BUEG - JREE B Rya ~ BRI s T 0 E
a/NRF o sERA B3 5 EaKIRE o sERRNEY)Z GmEL o B ERTEE - VIR HF
FF27. EEERS ~ IREEE (2005) DI E B EEny 7 Ut E S - HthER s A - B

HyE B IIEGER ARG B - OBl E =% (2006) B DUHIEB AN EEE, - B

5 35 B St B P 8 HH I 5 B RRER A - PRSI AL T fE (B GmBh - BASCE RS ER

5% B it AR N (R A Y s T S =R P[] -
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EiE L e

FH=EE

K2 REAMHE AT T EIIER

HAER  (TEEIRRE A ESERE | oE PfH REHEALAREY
BUEE Intercept  |-1054818 | -7.48 | <.0001 0
b +  |[salePrice |0.15387 33.6 | <0001 [<** | 0.8466
VI HAE +  |percost 22.5172 2.93 | 0.0034 f* | 0.10335
T EE —  |perland -2.04095  |-23.75 | <.0001 p=* | -0.55639
EYEE S +  |buildratio |14898 9.59 | <.0001 f** | 0.23636
=Y +  |age 43492 8.92 | <0001 [ | (0.44967
RE T —  |age2 -227.586 -2.29 | 0.0218 [** | -0.09549
Hard)g + |TF 117763 7.56 | <0001 fx | 0.20428
Y AL IR —  |Barea -6005.42  |-24.13 | <0001 [+ | -0.57704
S5 Sl 777 +  src 22506 0.47 | 0.6405 0.00948
PR e M —  |taochumio |-195126 -3.96 | <0001 p=* | -0.05818
FRAfS S +  |center 224388 4.64 | <0001 [=** | 0.0679
BRI —  |uchiana -316594 -6.17 | <0001 [ | -0.09314
b Hh —  |North -709490 -8.1 | <0001 [#** | -0.25187
BRI —  |east -225162 -3.55 | 0.0004 [<** | -0.05034
AN Hi R +  |outly 2063677 11.44 | <0001 [** | 0.14802
P — | commercial |-284952 27.99 | <0001 fx | -0.11271
T —  |industrial  |-79900 -0.43 | 0.6672 -0.00573
AR +  |overbuild |1469.076 2.91 | 0.0036 f** | 0.04953
ERE —  |Single -91464 -1.02 | 0.308 -0.02947
ESEON +  |Highrise  |45402 0.35 | 0.7282 0.00829
R - |y97 -35189 -0.74 | 0.4594 -0.01467
F{H 116.97
Adj R-Sq 0.37

AEl *RIRIE10% Z BHE 7K IE MR 5+ ROAES %o L BHAE 7K HE MR 5+ * FORIE1% LB
FHKHE NS

A2 - FEHE(EBE R AREAI A E % - DUsE)— AR T e - SR B Ry
RHEZE R/ © XL - PEBATHE(LBIEC AV]N - m] LR R oA R st B B 2
JiE o
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Sl fee (o ELZE AR K, » St T SR e o L MtE R PR PR - (ERIRRES R
ZREFEREAER Y] - Bo ARl E RS AV E S - B EFama and Jensen
(1983) FERyEH BRI - AZRIEHRRI B TR - RS
DI Ay okl - Rl P IR I AL - @8Nk 227.69C » ] AR EE
AR R EER T H AP o EEYSEN HF SO R - Fra A
KRS - A fEK Lein et al. (1978) P S HIMEEE A RUE I8 8l
& o Y SR — BERAIM - KBRS S R R o B R AR it S AR
fat e o BRI ARSI B 2 YA FRE SR T s BRI R - BRI AR &
A

TEATRERAERSR T~ RS2 BIPRT i s AR B A KA 18 SR T RE Ll (B

RAAG EEL - AR - B A IR 1T A R A rlRe A fr s Th s

(Fama and Jensen, 1983) -~ it S /%2 PRI e BRI 2 S ER Y D R
BN - AILIRERR & Z AR - HE T FTHEVIERTS - YA EAES - +
LT RERE S TR - (LB A R B A A BB T A R Z R « ARSI g
B AR PRERL s s A R Il PR 2 S5 Bl 15 2 iy At RIK— RIS - W Bl
LR VIR RN - IR [ S AN B N - ) B 3
Fror MRS > WAlRERMEATERA BT S - HBRZ ERBEGEAS) - FHith
FER R AR LU R R St (e i N - ) BRI RE - W Biste
1 o REEERERE 11,78 BT 5 FEE R A HR Y LA 2 - BENEREEIE LR
B IR A Z IEFRFR o BEASHR ] EdKenneth (1964) KFama (1976) &%
Fo RAUZN A P B BIDRSR T AE B R\ B AR HE THRER e - FRaF HERR T IR 20 HEH IR
BRGR RME I i J BgR HE B G AH I -

EYIEAEREEA - T LG T e - REE, & TERE SEE, L
B SMOEVIE AR - PO EEER A |~  R et SR E i
MR - G SRERA A ) - BRI R R EEEEE 1 AR &
FERITRIR AV 590.6 BT

/|

0

A28, A 3MERZ 158470 « T A A E AT - fa ARG DA —(ERs SRR
RSN o ) e B HIRNEEO8 R ¢ T I3 IBB4IHCHUE - IS AT Y ]
HEHER T L FrA R — OB R — AR Z16E - REfL - 0 almcay)
JB W FT RV > A R340 L 1 SRAEBR I B AR - ST SR 3t
T - JEHERCT IR (0 N BHF T Rl R AU RHRSERRS
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A fE G

AEE R AR TR AL TR - R ERAENZR - PR
HEAE B AIL RN E TR BN - HRER 8 SGREIAL - R R AR ER
MR Z e« ABNEEREEBE VIR EESR « 13~ 5577 ~ AR RAZEREUIRE
FEoTFERD - AT Al B & IR QR i A B < i i R - PRt iAo
FERENE < Bt - A B < FIBRAEE T IF R - BN A B < it A E
ANENE G RIGRGE RAE - ASCERTERZ T KAE RS 1 Bty - o st iR A R
SR FE BT B RRER » 0 DUFT A R B R o BRI PR IR -

ASCER20074F fe20084E 3 EHEE T ~ R (1) SRR EBIE RIS, 5681F -
FEAG R BB (B BT R I3 T2 ) B -3 (RE - o347 o sl s
Kepitdiat Pr it BB A2 R < R - DURYMEE BB AR I 2 E R iR - B
AV EEE RN A ERME - B RA Y EE YR S B A R
I EE LE B R RIAEE » HA Fo A R B (R st S VPR - B s st G
AR RS - (B PPRE Y B E LB S AT SRR - S (EE AN
T B AR D - DU SR DL R Y KA o e B A RE ARSI
A AFRMERIR - R B MR b e » A YBE SRR B A B M S 1
gy - EAEVIFTERE ARTERH TR 5 KeRubinstein (1982) SRREYIATHREA
MY ORI SIS L BUSAHRT - BYIRITERE » KR AR B AT
M A EER LG BE AR A B S - SEERIERGE K RRFIEDR - BHR
BB e - FEYIRERINS FHEF 850 fee (o FLZe AR oK - - SthBE AT S S PR PRI - (LR
BRaE KR ZEEEF AR A YIS » BdFama and Jensen (1983 ) Frfg REER
3L R — 2 o AT R v DRGSR < FHim e St i B AR L
ZIgEE - ERASLZER

2E 3K

TEEL > 2001 » FEHEAEBRRPFE LIS » (I HIREET) » 58 123 0 H 235-255 ¢

PIELER + 2002 » (SCEHEGIEEZWF9E) - 5k« BT 91 Tt -

ZHIE 5 1999 > ( BALTEBERERLZSE) » IR ASE IR R 2 30 -

ELRREE » 2002 + B REAE TR 0B Tt B SR ES SRR AT - (EE R )
FS5H HO9-15-
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MEKEE i IRESE $1996 ((EEMBIBERC T — DLadbriiRdl - (EE2HE) -
Al H1-30

MRIHEE » 1992 » i i1l F5 FH Bl G5 E R PR B9 - ( GEIRITZRT) - 25436 0 58
139> | 279-312 -

R~ B 0 1993 FEiEME - AR EIEEEYEEECIRE - (BIOLEGE
KELELR) » 55 67 #H » H 369-400 -

IREER » 2003 » ( FHIAEREHE TG TEEREER — L~ J - TR) > Bk 3R
XALHFERRAH] -

TREEDR 0 1994 - (EEIIEGRIMIE G AR R THE R AR R ERE R 1R — LI At Ry
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BREM ~ MER - 1998 » AT CBIERE S KM — Dl Rl - (Rlezh
REREER) » 56 33 % (A - it &iw ) » H 303-320

bRl - 1994 - (rEEfF G SRR fGE) - 5k © PEERUEHT -

BEEES ~ BREEH - 2005 0 1L M EAS S EERET B e B AT - (20 L HRf e )
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