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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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B pg Bl it = G B - )R H R ER A R T 2 # T B RER]
SR E AT HEEMEBRER A ET o B AL EERDIEIIEES
AR RE R T R AR I B L SRR ARG TE » SRS R D RH
Rk A R - LIRS (firm) BURE S ER™ o FEARBEE A A0 51
PREEEMERIZR B€r (International Valuation Standards Committee » LU N fEIVSC)

(2007) SRR YR EAMNAEE » Wb 27BN E AR ST - KBRS e 22
FiiSH o ECH s - SRR (agents) A R55E) ~ EA ~ LR B
K MR EEE - BARIREER IR oIRE (BERN) AAIFE] » Mo E e Rl -

ANEEE L SR TR R AR AR B R e A FE I » I AN B 2 PR AT & 5 Al i AU

(principle of balance ) ° SRIANBhZE SN - AN EhE L BB MR BRI F REMERT
MR RE 5 & &R A (principle of conformity) o “NENZERFFE39M FHI K5
GEIRAFE A RSN =t (highest and best use) * R XU IR
HI o PRERT » PRI AR A SR B Rt i BRI O H - LA B
BRI HISAZ BRI RS T PO (REE A 2535 EL B S
SEFTHEIAR » BCEBSERCE EBEI T 5 - KIRERZHAEEA (agents) 7K
YEr R o B R R T B B QB A RGARE R 2 R 2R SR b » 7R B[R A R -
R R RO R ST E AR A F&YE - BB AR R ERGE KMEHE (residual
claimants ) BRIEREEAHEE (residual risk bearers) ° FANENEE i EHGERS3BL R HI
BRI EE 7R (principle of surplus productivity ) *Z FEFIEF » PUA4: EEEE LT
BEAEZHGEET - BINANBhE L A S RN B - JMHE R A B EREA RIERTE K
HE o MEAR BN CRED T3t SOV AR B EEBE G RIBREE KM - A RIERE R

#F1. Jensen and Meckling (1976 ) FRRH A% 2E A 23R T i & Bl B 5 o R 2% A B2 g I
#iti ° Jensen and Meckling (1979) F2Ryid BB aAERIY T BRI (rules of the game ) |
BEASHUE 7 RERR P QR B RER ~ S ACE IR HE B At P i S e 38 i o
HE o BLRURSHERS O A EE R B A MAE SRR » DAY E RHAR T A XAV RS - Alchian
and Demsetz (1972) RIREEDABZKIIE B RRn BLREE Foligrd (firm) -

#¥2. Alchian and Demsetz (1972) #3LE5ER 2 A A (central agent) TR/ BEZREE
R MEERVIR A AR A -

iE3. Bt s A~ B EA ~ RIERAE SRR R mi R (RB IR EB A B L R

(Appraisal Institute, 2008 ) Fra&AT-NEIEE LN » B BhZE G BB A s i
A PRI EE 2R DA A 58 PR R i DU E 2%



aE e =80

e Y) 2 RIANTE] R PR - P 2 SRR A o B et B8 RV

FHAN I — M A (B - o0l s i B PRE D R et Jes -~ w0 s
TR ~ B SRR S AR =R - DU B T b B A 0 S (8 2 1
FEUR T RRESR 5 RAGBIIANEhZE MG AR i (E T RIS < A B MG E SRR > 38
SR Q05 S ATlRF T o st (B i e it B (T i R g - b B KRS - (B 5 515l
SRR A B Ry 2™ ST AR T ST AR BB R i 1 s MER B R
Figk o ITBGS B T B G R 48 H A5E T I HEEN &L i ST T 5 5 F - BIRE
EIEANBIE A ERERER » 6215 DR = fE S RRER Y R HEB) T 5 i — » IR
HRE RSO HIE IEA B A EBHMAER] - SIANFIEREE 25 - Al 7
it o3 FITEE A o B R IR - JNRIRIERES KM < e - FEife R b B RkE ~ 9
ERRER B G ERKGR MR 2 K2 2 1 3t S A S PR RS - (T s 2 vl T
M —E RARER AR (R A 2 BLRER R 2 TR » B Lt > ASCZWTZERER —

(=) T & AR S nF R KB

PR o it & AT A L REREATE - R — i ER  BETETE T - e EERE bR
J& Ry 1 MG Y 7 JRERIEREE SRAEZ B IE - (RE TR - YRGS 5 HE
WRES - (TR R e

(=) T8 & BN L 3R &y 3P A HE L 3 AR 2 A
PRASANEhZE ZE R B A RERS I T - AT e H P @ T b B RS S AT A
HERITE - TG th A o e LR )R - S BB AR R i ) - ELPT e REER
PETHIRE T S TR -
ARSI TLE - S B LIRS SWINTTEER - 58 RTBhA M s B R AR S
RRIETRE - 25 =R R W oeaka B R » SRPURTR B A BT IR AT - etk —HT R A

S ©

— - EHEMASBEER

AEEREFRRITRAZ L EER - AERHERAENER - MPREST
HHEAEG B AL ERERE (AlDemsetzFrif s MR EE) - HRENEE

4. PIEER (2002) BEFERFTE101AAEZE G EAREHRE - 158 .5%09523F a8l Lt
HIGER » ARER ARG Z 3250 596.3%0 R IESRIB & H KA -
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g AL IR ERAHRIERA 2 L 0l - 2t - JeahAE A SR AT - ARG
KRR BCZARRHE R - SEFTERRT - DURASCERE AT 2 VL2 -

(=) BAZFES

R ES (HHGE ) Fogrs - W i iy o R e 25 R i S B A o
5 - AVYKRE: EERTERE S BHIE R EEMN o KR E — R IRNE
mh (AR R tAs i ) L OARBERE AT » IR EEAE e ikt & e 5 M (E B 5 B
DUAF: 8 i (e SEek, - AR AR [T it S 5 | 2% o — el o TR0 U /0 o G S L S S il Bt o AR
W Erh 2 A4 R SRR A - 2555 )7 ~ BAATIATREY - HRINRE TR - 40
Meade (1962) i M RAR A 2 A B PRIy

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

HrpY R E SR EEE RS - MK L N iR EAREFE
5577~ T EARFRY o #EClark (1965) FrieHii@ bR E Tl e - SRS R
HEBF T - % TN TE @A ESS A EYIES § HER FEE T
G — s R A 5 B T T - MBI S TSRS R T AR R (IREE
2003) - A SSE BT TS B E T PO R P A R - YRS E AR
HEE M - R SS JTEEE Loy - I — R B A A A A A 0 1
S VB RE PERRGR - JLEIBIE A - A IR B v A s st o3 il ERRER FTRE - M
RS 53 PO B+ AR B EE B RIEREE SKAE » 3230 KRECRER & T it side ) - Rl
A TR BRI S PO B B o TR « oy B B R KF E MERR IS | R PRI AR A0 SRANITHI RS
R B EL AR S E R A IR MBS e A R R AR A B R il 2 s 2 ARSI
DAL B e REAS IS B B A S E KGR T THREY -

(=) B afgHEEH
T BB A AR BB (BOEHTEA) 2K shiERtnan 2
5 0 EBRBCENER - IR ZATERRIER™ - Bt (FPEREA) By
A5, AEAR (WAEER) L - [ NSTEARIEATTEATE - IEATTEARTTH
Al B RIEER (HEEAR) W - BEERMES SR A - AR BB
ALISGEE R - SRR SRR AT DL i S BRI -
6. Williamsonf & E 2 BEEX A (Monopoly branch of contract) HSERK &)
(Efficiency branch of contract) FIfH /7= ° Cooter and Thomas (1997) ¥R/ EE1EN

FlE% (cooperative surplus) B o LLE4rHIZEIWilliamson, O. E., 1985, The Economic
Institutions of Capitalism: Firms, Markets, Relational Contracting, The Free Press, pp. 23-29 °
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(FTEREAN SRS ) TEZHKIRT - MHESTHEETE Bt = R RIE - JREIE Fo st AR
i W53 A 1 B Y (A o [RILE - AR SRRl - DUEFZRGE
# o

T R YR AR AR TR M EEEAEERME - KEWilliamsonAY35
% —HEFRABEWETEERE (organization-specific assets) * BUIEETR
BABSFMHENRAY o hRAEERMEN - SRS T A THANE
7 QB & ayaiEyh - FEAIGHEIIEHIZ & - Klein et al. (1978) FRH
FMEE AR RSB mEHE - SRS - SAENZEE 2 e L
ARSI EEY) - BEYIEE R T R P S S e C R E - BRI
FHERF - ERHS R EAM AR REEN - A EEAR S RN mom i A -
MEAE AR TR E 2% & (relationship-specific investment) H » iR KRYRE
FERNE G (H75) BENTTR™ - RS EENEEAEE® (ex post) P5E
TARFEN A E B R AR S R AR T Ry » ey X A M RTREY) » TR
WilliamsonH{IKlein et al. (1978) Fir$g » HRMEIREIFLE - SIS HATIVET - Hhk
BAVEERRATHLA, » EAHAMEENER SRR T A L F]ITR - (EimeE
THAMRENAE -

[N - FEAR T SRR B R A v > LI B {E SR BRI - & B ARy
FEREN » ARBIAHS T SE TR BT ot 3t (Rddey) MERMEE NG - SR
A A VERIRE™ » R Hrh— R ERR A TR ED - AR - BT R

R UTTRE - BEEANRALECHEINAEAEANT  RALEZBRAFEA
T - LM EVIEEEBIEATTEAR (BEEAR) - HEVRAZR - HEVER

PTEERFIE - HABER BEIRr AR R A A okl - RS FH A B LR B R TR R [
B 5 AR A G e - BRI E 8 L% - BTa]s0a 23 hEE] -
AMERTLIRE - B A MEEATEE - HER 3l - ANl R R - &Y
SEEPEA LR - (YIS B B - TR AR Bl AUE - R R
—BHAAPE R AL SRR BN o LB R AR - EEFTEET o

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

7. FEWilliamsonfij#&E » pp. 61

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

#¥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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REEBREEEENN - AR - Y LERERERE - HER LS - &
VIFERE A AR ERZR - SRamRye NS - Tk E2En Ebs - K - —
H R BORB AT ZRSRE T I - B R E e S TR0 TR
YA A% P IR B AR AT RE - AR 2R s TR - ISR E
BAERAZ U SRR - fERRtpes e - DisvIMEEE - &It - &YInG
REN - FEME AFRPERIR RN - RS AT RTTREDRT - THREIEAERT AT aEN: - KPRV
R FE .

EAEAROMTE - R BRI O B A AT - TR R IR
& WEAGETEMERENASS @ FOREENHREIRAIF R i - BV
AREAR BN R BTN ERE - MIEEINA - S SR E AR - R
ST TETE IR EEAHER] - SRANG AR TIF— HMRIIAAE S - QI Lt B i &
BRI AR AR L EY - R AE A B A - T IRIRE 5
FIRRGRIMITE - HEAEE A sy - EYIPrERE AR TP EREA
CIRAIERIBR - HDARETAS S ERRE » s 13 S Ho s EREY) - R Pk
PRI RER R AT IR M e — e > AR AR AR R 0l - BEE R R s -
1M B R AR R R ™

12 ELEYSE & h — BeRRHARREAR © - A0S B R S TR RS - Ry
TR i b SR A A Yy B - ) T B Y B B - R
YIBUERIRE < PEHIRE o - StMER RIS B BEG FEHIAE - (HidtY)— HBEHR - AP
R P A ORI AR A - e T B S fe o T OB e S A A
Yy - PERIRERR RN Y o ARFITE REBLPERIRE T BV AHER - TN Y B 2 1)
VEERTERE - BB HAECE - ENTRRIEH R B BE KA - 33
HRRTS DA E 7 - JREN B S AR A ZFI - AR —EFR LR E - K
& PR B SE AR AR — E AR SRR - ARSI RER - 2R L
MDA B S 2 PEIRE - (H B SR L - AR —EFR IR E - KILE
i S I e e S e - DABEERRTI A EE R ECETR B - PR st BRI ER AT
FE10. BERFHORHASAH S - Ry ie A Eh 7 Fr iR AR HTIBR L M A B B A (B AR R -
AR AR FERERSRERIE Coase (1937) $2HIRKRGHIFEHAERL (authority) #& » 3% Alchain and

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

and Hart (1986) ~ Hart (1988) ~ Hart and Moore (1990) %5—R¥ISCEREF » AT 2B

A FERERERS - LB BEAE RN TR GRS SR/ SR HUHE K I GRZEHIAE (residual control right) e
#£12. Fama and Jensen (1983) WEEAMARERTAMEELPEHIRE ST BER FHEAALBS LR 417 - 38R

HEARRAREA - DREHIRM BRI R - IS DG 1F -
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Wl - IRBIRIEE R R Ly - IR S L E GRS B RE Z 5RRT - B
WG] - RO PERIRE RS Ll - LI E A AR TR 22 R =R -
IRIE s R bR R o FALETEIE TS AL Ry - TR R A I -
MR RIS - RER B Bg R HE BRGSO E H 0 E - SEEL T AT AR IR
RIEA DR R R o Pt s (L I SR RN AR V) B SE AR R AR VI P A - T e A
Yy - (EREERA P REIR P AR o ERR BRI 13 5 RN B ETEIRERI - YL E
TR R LTRSS - PEHIRERR L3 - (AR i RE R B A S e R B A At
V1 - BEAATEREE RIS RIERERAE - IRRNBES P s & R AR A L B -

(Z) BHy#aERR

P - B ARG S i YN B A - BBREE (B ) S - TR AEREER T
Q] s nT Bl AR AR <5 - BCFTARRYEERERNE o 10 13 R Y oy AN E T A Y
BET » HREHEAMAEEMA" (inter-specific) f“tHAEAH" (inter-exclusive )
IR - RIBEEAFEE EKein et al. (1978) Py SR aUber £ - B
FE & Ry T REEE LA RS » DR A R 2200 » 0 AR < - HE 88 SRR Ry
EEBIR/ N - R TR s B 2 5855 - T A A MEENT » FIgREEhIRERYy
RS o IR EE SRR (BT ) HYSTEL - fKRubinstein (1982) ““RYEHHTH
ERIRE » LBV FT A RE A JTAVEIBER 1 » R A2 (it~ 2
Y1) BARRIEIE - RIFEZE R FIRF R RBHIRSEE - EEYIRT A RE AR S PR K I 2
R

ANEE LGRS TR - BB G EAS KR 3t S g A
M BRI BRE - BV AR EERE FER o [R5 B s - e R /7
#Z T EEYIRTE GO R S ERE - kT Bl P AR I FIEE Ry o A (B o A ]
G3 ke PRI (& BHOEFEFNE) ~ VIR (SEVIEENE) KEHks & hE
A FEEEFINE - EEER ~ TREEE (2005) PR T {EE AR o0 Bl fs i (E o =2
g Hrp TR ) o FoR iR E BRI - FIERE By T Hu(EAR AR5
BRI 2= A0 B Tt rh 5 T BREERRER ) P8k TR Tt A e 1

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

At 14, LR A (EEE R PR < ERKRR - B RS F E 0 » ESRAHNE] © ERKEL AT Fg =R
FER/ Nl - B B E R 2 BT B IR AV ] - K GrossmanBiHartZ 5K
(1986) HIBHSEAERIERIRE -
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HOE ORI £ B R R A - R A RS A Z LEBI - P ORI EMAE P AR
HREAZ LEBIRTER 5 T EEVIEIRRER o S8Rk o s ETIRR A » FRIBRE Foddt
PMERSER S BIVRITRHE 2 505 8 FA B R v ™™ o D St S A £ i 2 A
FER LU RRER > OOERR L AN B A (EBCATAR R - 15 5o (B £ R ath B (TS
FHS bR - (R LR R E BRI AR A R R S ERET R - IER
VISEEI 9556 H A8 I AN Bl 2 A (B BT AR R IR A AT HRREE ] < BT A - (HER
REAFF . e - SESE P IR AR - AR — ™

=~ MEERETEERKIR

(=) FRHEA
IVSC (2007 : 183) @&k T HuFFE J7 =0 B H Ebigc sty ~ #isrpaEd ~ 7>

BC ~ il ~ TERER O B TS EAA L o HA A RD B A B AR E R
L HufE#% (Appraisal Institute, 2008) - [tk S ERS AT T iAHES M
3 BMUEMKEEEUNT BEAL < G ERS R (Smith, 2004 )  © 43 ECVERG A B ZE M
By fERK B Y ER Y EEBIRE S » 59Sunderman and Birch (2001) fzGloudemans
(2001) 53 BIF] PR 534 Be (RIS AU > ey SedORBh A (E RS R k1S

FE15. 2 REEEL ~ RS 0 2005 ¢ (B HIER S BEEET UEIE B T - (28 1 Huifse) -
B8 4 - H2M > H73-106 -

FE16. BUkE (1994) kDAL S Y Bk /3 Bl 3 - mIREE S M EFE A T AETIE
WA, TEENCRREEITHEE B 2 E AT REEIA o K T AR Ry BB A L BRI -
MBS A (AR A AR E TR R AR (E 2 30 R ERER - (HTiEE (2001) FRsHhfERR
EAEETRERI AR EE REEREEE HZHIBR o 0 R EA F RS - IREE
BT A REE - PTREE R BB ERRR o SR (2002) HIEER DL ERRER B
BYIEREEREC - DS ERGRERTSATVRA] - SESS - RS (2005) EHEEH
RS TILEPEHIARIR] E BB E A - B S B B (E R AT o M (B A X TE L
G IR - HLHE DU & B AR o Bl S E RS IR R S B - /B HE (2006 ) JRELREHEI
JA 53 e P M (B RS B DU S B R R £ - ELEEHIREE L - BURFE SRR ~ Al -3
H R -

#1717, EIEEEAY (Feedback Model ) —fERHY FFIHE : V=2 GQX ( (ALQXZ LA) + (7BQ
XT BA) ) o Hi VEARBIEE ; 7 GQRIEIEKA T (WIFRFRHEER) ;7 LQE i
Rl (AT ~ )11~ A -~ 3SBRRE) I LAR IHMRZEES (AR
/N aBQEEMIRI T (AIFERE ~ SE -~ BETER) 5 T BARAWIM KRS (13
FHEEA ~ MR R - HEE) -
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TIUEAE ~ EEVI(ERS S Pt o BERISMIBIREFHEMER] (1VS) dfRZTE @A
[FIERGER /BT [HENER AT T EEE R T E R - B0
SR ET T S Y B E R R S B o BRI LAELL T =R o (F R F5 A
HREE AR B R AR PR - JREE AR R o HuEk (FUHR) BERAKITE AL 3 H 1ot
(2&Y)) (EE - ZrkEHfaE R Ray) (i) A5 E - MBeS R ERA AL
BLAIEAL T Lt (ERR—E T it BJRK - BB R B R R ] & A
) ) (ERERIE TR ) BT o NI R R AR (Decomposable
Cost Calibration Models ) A" » A BIERERLS SMEEE - AFRATE
Y =GA[LA (BLV) + (b,+b,RCNLD) ]
=GA[LA (BLV) 14+ GA[ (byFb;RCNLD) Jeeeeereereeeeereeeeeeeseeeeeeees (1)

HGAT—RY 2 HIH% (A set of global adjustments) ~ LAJ—R%! 11k
#% (A set of land adjustments ) * BLVE T #{E{H - RCNLD/E B 3 88 BRI
SREHTHERE o INASTRER] I - 38 T2 LUK BRI B G A ~ T DL+ B %
S Pt (EAS Ll ik R & FIRGA KLA -

KRR R ST - RESR (2005) PRy HlE B AR E .« =23 - Hrp T 1R
Wk ) SRR BRI HE e R R N T B 5 T EREERRER ) Pk T R A
T EE LB S (B LB s PO EEA T 5 T YRRk | P e A T e 2
B EER - AU (1) B EEERE T FSET

1. THBERER -
GLA=Y— (b,+b,RCNLD) =LA (BLV) FR.eeiioeeeeereeeeeeeeeerereenenn. (2)
GBA = (DyFDRCONLD ) .ot (3)

18, 2 RutEF AR 145 T IHIER EEAER =2 E I EF EEAER -2
PREEYIEUE — Y S ~ Bt g ER I SFEH — 2WEYEE EEAE- - F
EREEFIEE 11 T RN - BAEEFMEZ BRI N YIEESHIREE - WHE
BE - R () BUNASE L @ =~ IBEEREEEN Bl B ke R kiR
Bl PR R AN R B 2 e R (EAS BRI R 47 » FTEREAE o -er ) o

3¥19. 2 FlJensen, 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 128 -

A2l =M ERGRA2F EEES ~ 1RSS5 (2005) L30ZEiiA @ Wil lJensen (1988) ZrfiEikpAS
HIEAEAY (Decomposable Cost Calibration Models ) A2 75575 - Lt E R T Hi{E
fHEIAR S 2% Jensen (1988) F%liz = (1) BLVAMIEEFEARE - ZLIARREFFREH -

10
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LA(BLV) . LA(BLV)
LA(BLV)+(b, +b,RCNLD) LA (BLV) +RX LA(BLV)+ (b, +b,RCNLD) **** (4)

GLA=Y X

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

GBA=Y X A (BLV)+ (b, +b RCNLD) — (by+bRCNLD) TRX CABLY) + (b, + b, RONLD) -+ (5)
3. EMERR -

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

GLA =LA (BLV) ittt ettt (7)

N . N N LA(BLV
e YRy B - GLAR H31E « GBABEYINIE « iy 20 koNDD

(b, +b,RCNLD)

o HUBHELED ~ g oo roni FEEPIEIELER] - REEHAEFIE -

ST - TR R R S PR S 2B L
SR ¢ (LB BT R R A N 24 M LB T 30 et
B R EE PR A e L S BT © B R B SRR - R
SRR TR B » Bt (2) Bt (7) BN o I SRR
3 (4) R (8) 3 (5) wpEt (9) ATF

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 CGEVIEELBIETN ) R S ERGE (4)
L tobfE(EE AR S0 (8) - RHE(EREt (7) 40F -

N s LA(BLV) + (b, RCNLD
i (8) BRI gy HEER X [ ALY

LA(BLV)+ (b, +b,RCNLD)
=[GLA—LA (BLV) ] » KIt3{EEHAHGI0 » 47256 GLA—LA (BLV) -0
=GLA=LA (BLV) - RIECh@reikiie tHEEE = (7) -

[z EEYMEE AR (T EEIFIEEIND) B RS EREGR
(5) zEymEEHEERZ = (9) Bt (3) 40 :

. . LA(BLV)+ (b, +b,RCNLD) LA(BLV)+ (b, +b,RCNLD)
57 = ,
i (9) FTEARGEFRR (b, +b RCNLD) R X (b, +b, RCNLD)

=[GBA— (h,+bRCNLD) ] * KEEVHEELLHHSTH0 » FHAHEEGBA— (by+bRCNLD) |
—0=GBA=h,+bRCNLD - Bls k- HEEGET e #EE T ES (3) -

11
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A (8) HbEELLHIREIBELEREA R 2 AR R ~ 20 (9) EYEEgIrn
B AN 2IEMBA R - HAY R B IEHI & Rl - BRI AIRALR -
ARl AR N - HAEHE A B (E 2 b 43 Y E R LEBT A — - JRBERF ] RS
LAY R ELLBIEFTEER - BRI DI EEBIHA R (AL REREE - 0Ll
E{ELEBURGITIR L - s R - AR T e o 5 Y EELERTBT R
1 R RV E G - AR R - Y EE LB TE T Y E R
Bt IEAR R - BEYEESEENEEER ; K - B EEAIiETH e £
HE G 2R ARG - B EEEHE AN E A ER - AR E R 2 EE b E TR
CHEE SRR A SCEFEREE H MR B -

(=) #tRxst
ASCER20074F B 200842 HEE T ~ A% (111) FrtlERZ A AP RHES, 568
{1+ 53 AR RR T R A S B 2 A B B IR AR B A Bt - B fha T
LIV e P HUBEETT AT » A A B e - B E AL BT 2CATT
(1) ZEYRsy 1 TVSC (2007 : 177) GERMANIELRAGEHE BEMEECA - I G RSEGE
K]~ SRBHERE I (BURA) Z@EAGEHE - BREN B S E BT RIES 108
o2 13 T VIS - DASAIEAS R IR o dCERAG IR BASC AT AR
PR FD » SRS USAEHE AL 3 S B L VAR il » 22
rERAIKIEIRRIES 68 f6™ 515 -
(2) F3ufpsd : FHBEL G - BB ESR T HBIRIT R IR Y - AR
#E22. AR BRLLS IR T 2 B T T2 A BB T + 9200 A+ R A)

BRI BT - (B RIS S0 S R L B D
UM FERSAER » WO B IR SRR TS,

3523, BHCTHUELIEAE - Dn=C X[ (1—s) INIX BB  ATHRHL F 515 2 153
o R BT ;R Dn=Cll— (1—d) "] - — ~ AR
S el D, ¢ T - C PR s FHAEASS - - DL
BN TR - d  SEEITE R -

324, BORBIZE S IUECSLAETORE © © LA - FEARIE LA - B AR
BB TS L RO 2 1L - (S SRS SR T LIV SN L5
B~ BB ZEATFLEL BRI - SRS DA LB T RS - R
SR (AT EES 1« T LSBT 2 AT SIASATT : v=s+ (1+
R) + (14+) — (C+M) o Hotb o v+ LSBITAMTENS - S : DS A 84
G R ¢RI - C ¢ FRERSALSEFTAR £ ELHEHA « M - PR .2
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EHTE IVSC (2007) Frfe L 3hdEE 7 =z il o B a8 Bl ke B B Huigc sl - 53

A B R AE Ml 2 THRE™ & — Ry HEfh T IEH (RS - KL AR R A B s T

R B o S AR RS HE R T A B oz T 3HIBR B S AT A5 18 » WM FH HLa K i o B e Ml

VE s LR » A A BRI TR ~ ERS HI ~ W ERIRIER R A R 32 %

ZERE  HETL DS A A SN A AR o - AR A

ARG E A BT Al 2 13 S Y A (B AR S B Al » RER R 2SS
A HAE LG T ERFINE - Alchian and Demsetz (1972) P bEx 4 TS E) 2 —
Al 2 T Ak & B AL IR BEF A A KM i A ZE HE 2 AR« R FE Bz A
FE(EFEE BB A FE TR B TSR - L3 R AR 545 SR R R (A A 2
HHE - BERIHERNRRE - B EIE A - AKSCBILLAlchian and Demsetz
(1972) BB - SHEZAFE S FUEATT

R=Y = (GLAFGBA) oo (10)

HrR ¢ EEEEFE

GLA : -Hu{E(H

GBA : &¥)EH

Y : A HEE

(=) AT HZ &K 53t
ARSCHE20074F 2 20084 5 1 16 5, 568 FE A fEHAR B Rt » K BB A/ E ~ 73

WIS b 3 S H DIRGRARE AT a0 F %1
VR E RN B A HAE V4846585 7T » ML F15826.8 7T » #8

R VE171,6027C « EVEELGITV-H34% @ REE SR 28 R 165E 2 [ > SF

19.564F « BEA P HAME | g MMM R BUm =i » R Ml 2008 B340 - #EERAGE

METER  E— TRERER BN - DO i -

R < i R BE R TR A TR B ORISR o A - BRI A R
SRR AR + (B3 PR R T ER AAT TEME S -

105, b (T HEHE S T R A A AR | T ¢ R MR R - (A B
B HEBCHE RS TR BB T - R — R W PSR R A R e |+ B4
TN SETE A S AEERFAIR ¢ (—) MEMERIELE - (2 BEEE
Bro () Siihiedh o (V) AfEMEHEME - (F) BRIAEHInE -

126, KPR LRI SR AT I SRR R AR - FTDL R AT
SCPRIE (SRR ) =S — A 5 BA = SN — BBREE A (SERFIE) -
FRAS AT S LR IR AT - B IR A » SRR 43 B R RS R £ P T o R -
AR AR R o BB i A T 9
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oM B =

&1 B R AR BAESH R LR ST o4 &
il A5 SETR fEHE A i/ IME RAE
#vsE (o) Totbuild 2,379,895 |4,074,740 [13,831 123,796,451
THIfHE (JT) AdjLand 5,909,202 |8,847,446 | 16,779 369,381,860
fafsE (o) Totcost1 8,268,207 |10,900,460 |283,185 428,012,797
PR HEE (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
HEERFNE (o) profit 171,602 |2,511,765 |- 23,873,562 |30,747,467
EYEEL (%) 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
HarE g TFES 3.961 2.446 1 29
FEY B R (m) Barea 197336 [271.016  [17.92 7,968.57
S S AT A src 0.377 0.485 0 1
BRI taochumio  |0.135 0.342 0 1
I center 0.158 0.365 0 1
E uchiana 0.180 0.384 0 1
JLER sl North 0.195 0.396 0 1
R east 0.098 0.298 0 1
HMEHE outly 0.027 0.163 0 1
EEE commercial |0.330 0.470 0 1
TR industrial ~ [0.013 0.115 0 1
HAER (%) overbuild  |-1.122 44 477 -100 300
PN apartment  |0.144 0.351 0 1
HiG A Highrise ~ [0.073 0.260 0 1

i AR EER AR IR EARGTE -

BRI« A 7e s

14



Pt ~ WeESh < o e 0Bk R BRER R PR — A Z TRG

(w) @i FF &

RIEEERAEKEC (10) FRAGET 3t s gt P (B {8 B e St ol A R i R AR T 2K
BEVEENEYEAREASGT TS E L= (1) ZGAKRCNLDEHIEH - #U#)7
Hu#E(E (saleprice) ~ EYIEAE(E (percost) ~ LHuE{E (perland) ~ FEHESGEL

(TF) ~ @Y)ENIAAE (Barea) 51Ky HAEEN - [LAL - YA B AR EIRE A

BB ITEEHETE > Creteau (1974 ) KMiller and Gilbeau (1988) FXEiTEME

R s A Ed s - DHEMEmEARBREEH (R ) #EfS - i

DU R U - A Bt » HEEIEEATT ¢

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

(2003) 2 EEEEE N B R EAG R e - Mg 2 EE T K
BRI (1992) - 5R<E5E ~ 15588 (1993) ~ MAKEESE (1996) - IfeHiady)
R R S A G B R - VIR B E S E - (T B RO (A
HAZE - NEIEER G " EiRE - REE ) 2ihsxek - &Y R mEEAK

EAEAE T - THEME B E R AR R -

2. B#E (age) KJEEEV-/71H (age2) : Dotzour et al. (1998) -~ Frew and Jud

(2003) e BIRASE N ES AR P - KT E il E R EERER Y
HmmEd> 5 Malpezzi et al. (1987) EdSmith (2004 ) JRERHREBRG T3 8KEHLE
PrEmyIE IR ML - BRHE (2006) TRFE R ERS < AG R | - NFIEER
B SEEEE NP

3. fEMERE B (TF) : Z=HIE (1999) WFIeHE R S ER G EE w2 -

4. AFAIEER (region) : WA Rysg EABEBEREERE @ FEHT0RNhEr 2
FEEERFEAZR (TREL > 1994 ; 3RE5E - 1995 5 Lusht, 1996 ; Frew and Jud,
2003 ; Sirmans et al., 2005) © ARSI RIS AT - B B EE SR 22
IOLAERES » 43 RedbiilE (SAbT ~ JeRRELELRE )~ PRIl ~ Hhakihla -
LRl « SRR - BRI E S - DR Ry R HERH

5. FEEA (type) ~ & (zone) -~ #HE (struct) : fEHIXEAAHTH - AiH
5 (1992) ~ BEM ~ MEIR (1998) WFesssifl A g 2R E  BR#E

(2006 ) IRZFAES B Fs U E RS 2 G SR |+ AN FIANEZESEE BHREER ZE 5 © UK
SORRERREM GERIE ~ #EEAM KRN » DIAHEREEH) - RS

(W - PaElE e T2 » DEEERAME ) KAbts (SFREEt La8dis -
DRSS EEnE - DUINGEmEG edhd Ry B MERH ) InELGAT -
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6. R (y97) : HIREEAE R E20074 5220084 - fliit 2 AR HHAtHA—4 - &

A RERR B (20074 o 2R HERH ) DAFEEHIIRF AT

AL (8) k= (9) ReBeHlE - Bk Baig i 1 s E E LB st (EfE
EeBiinE - AV EE L R B 5 38 o SRR AT Fo i L S SR R R A
VIR SERAR YIRS - PERIRERR ALY » NI BB TRIRRRIG - BV
TR RO RSE - PRHIAER 1M BB - IR DUR B R i S PR RE < B U
(proxy) - #EIME L » ANSCAREEEFNER & 5 2l S SR AV EE P R 2 S
HABPIR Y (7 P 8 - s BIAR N EERRATT

R=f (saleprice > percost » perland * buildratio > age > age2 * TF > Barea °
STIUCt * Tegion * ZONE * tYPE * YOT ) wovevevieiieeereeeeeeeeeteteeeee ettt enenes (11)

Lancaster (1965) FBRINEE Ry /22 HATE M E G 5 AR
—IER AR T AN FEIRVRAEBRE S T IR LIRSS © Rosen (1974) IEZUfRHEAEHE
BERAAE(E T3 - RE R EE S FHET 2R AR - HE RS e Fl R R L (AR
» BERI R A% 25w (Hedonic Price Theory) o JRFFEIERSIERL b BIURERE
» ARSI FOR AT (12)

aalul

Hrp o REBZERREHENE
SRS Sg S S TLERC

Bl AR SRk U MEX R R B 5

e RorZ FEE PR AT

DL b B A IR B PRI AT SRR PR OF S U %2 -

V ERERR M

ANEEZEBEMES, 568 LA EHSE R - AR HIBR BRI {8 152 0 5 &R
ARAETIRE o SENMIESE (1996) KRB FHRDIfitsih 2 RITFLR-student
Covratio * Cook D5 /i3 Reft: » SUAHFZEER DS fits i M0Ry 22 Bhfm R HERI] - £GH
e S0 i R YRR AR B 2 B BR BV BN (E LR T R4, 1445 - ZIKB'U«J\_E (12) Fofii
B O AR N A B B Y - B RSIRANZR2FTR - BTSSRI S 0 FE
116.97 » FEERFIEFREN37.01% » w] RBRURREGET] b F A BOA A S i R
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2 - BRAFBECHE10.5 » AR MERTREREFT - Durbin-Watson£s1.263 » 7R H FAH
RIS o DL EERE SRR - X (12) Prde BERE g8 - H 2 Baainsy
R BECERIRT o BB R IR @ i N BT R

B MR E AR 1T EEAE I IN0.15397C » IE RIEMIRIFR « RByE s
{ P BRI UR » B 1S T M YR R S ER I R R B T A
i bR SRR e AR (B = N R AR A 22 R - it e E R
HEY) e - A 5 - AV EELSERE 1% - AR NI 14,8987T - BlE A
GRS (8) KX (9) H#dm « AEEYHE A LGB E AR NE 2RI fRE - Bl
VYEEEBENEAER » K2 A EE RGBSR 2 E iR - BlL
HEESEENEEER - 1752 - A SCEE B s R SR
K] 5B MR (E S R I B B S 0 BB B S B - (ARG — S R
Y EE LE B i R AR PR m 2 AR - SE R — g 2 ST - BRI A Y E
EpIEESE AR A ERGR < e - RV EE RS A R m 2
ELEHRE - iR e FIETEEA N B E ORI ERGR o /R AhREYI T E A
FEME B PER R - S PR R A e Fe e - b IR R R R L & A R MR AR
A AT YT EREARIRFIJIEK » KRubinstein (1982) FREYIFRE
REN RO EPEEOR G Z Wiy o < BUS AT -

ASCLMGE A B AL B AL Y B IR AR R E AR R Ry AR
RIESEYIFE AR B - REYRIRERRS - — %NS T L E ARG
B WIEEAEEEEEAEE  RERAER A G - B S
W o BEHAMERIAS » BRIFEFHLAOHC Tk i A B 45 - ASH S
BRI - G RER BRI EE CFK - B R EAEREE S 1% - EEEAE
HEIN1,4697C » KIVEE ARELR TR S RERGM: - BEAEREEYERAEAK
IMEEREZER - ER YRR R RN E B/ - I EaYERZ
FOH] -

EEREIE I - SRR IN4.358 0 o FERCRTL T HERR FB M A A ) B
SRR - PERIRERREEY) - (HREERAEPT A RERR A 13t 5 A E R R R A I
i (BRI PTG - JRRVE B Fya ~ HIEAIE s T 0 B
a/NRF » sERR I 5 Ea K SERN Y GmE o B EIRECEE o EYIRIERT A
FF27. EEERS ~ IREEE (2005) DL MERR - EEny 7 U st E e - HtER s ER A - B

HyEBEIIEER ARG B - BBl E R HE (2006) B DUHIEB AN EEE, - B

5 35 B S B 8 HH I 5 B RRER e o A PRSI AL T (E (B GmBh » BASCE R

5% 5 it AR N (R A Y sl T b B P ARSI -
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EiE L I

FH=8%—M

R2 REAMELETN T T IS KR

(SR =S B W TERE | ofE PfH REHEALAREY

BUIEE Intercept  |-1054818 | -7.48 | <.0001 0

J5 A {E +  |salePrice |0.15387 33.6 | <0001 [*** | 0.8466
VIR HE +  |percost 22.5172 2.93 | 0.0034 f* | 0.10335
M ELAE —  |perland -2.04095  |-23.75 | <.0001 p=* | -0.55639
EYEE S +  |buildratio |14898 9.59 | <.0001 P+ | 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 f* | 0.20428
Y AT IR —  |Barea -6005.42  |-24.13 | <0001 [=* | -0.57704
S 5 Sil 777 +  |src 22506 0.47 | 0.6405 0.00948
PR R M —  |taochumio |-195126 -3.96 | <0001 f* | -0.05818
FRAS St +  |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
G i +  |outly 2063677 11.44 | <0001 [#* | 0.14802
EE —  |commercial |-284952 -7.99 | <.0001 e | -0.11271
T2 —  |industrial |-79900 -0.43 | 0.6672 -0.00573
AR +  |overbuild |1469.076 2.91 | 0.0036 f** | 0.04953
ERJE —  |Single 91464 -1.02 | 0.308 -0.02947
HEG Je K +  |Highrise  [45402 0.35 | 0.7282 0.00829
R - |y97 35189 -0.74 | 0.4594 -0.01467
F{H 116.97

AdjR-Sq 0.37

Ahl  *RIRIE10% Z BRE 7K HE MR 5+ ROAES %o L BHAE 7K IE NRIE 5+ * FORAE1% LB
FHKHE NS

A2 - FHE(EBER AREAI AN F % - DI E) — AR A R e - IR B
RAEZE R/ © XL - PEBATHE(EBIE . AV]N - m] LR B oA i R s B B 2
JiE o

&
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B e B PR REWT S - TSR S SR P RURE o - St PR PR RURE - (ETREREE RME
ZHEFEANNEANER Y - Bl G ERE A ERGEREE - FIFEFama and Jensen
(1983) FEREEZERIPRRAELA » ARIEH RN & KA 0 REHHRR TS
DIREREA 17 L amh o AV TN AT - @R IR 227 60T » o] R EE
FEREAE CRAAHE Z I TG B - E AR A B E A Em - R
RS » WHEEK Tein et al. (1978) e S & A 325 50 - Bl 2 11
& o YIS — BRI 1 - NERBTEE RS R R O B R AR iR T S i
TR 2+ BEIFUARR B YA PR RE SR - S BRI G - RIVEHEARA A 4 &
AR
TEAEFERTHERR R » RS2 IR 8 e F8 B 3 SRR I B3R m] RE EL P2 QB
FRAKAGHE - FEERAITEDL T - R G IRBETA R EAA AR e A me s
(Fama and Jensen, 1983) - 4 @Y RS2 B SR PEHZ R EE TR A8
BLA - AIDIRERS C 2585 - e T EYIER S - BYIFTERAGES - -
AT ERERF 43 F - PR BB AT RS AR T A R R ™« ARSI g
B s YR e st RE B IR R 2 LB < i Bl I iR S - A BUT
LY VIR TR o YR R EE I RO Y S HE R N - ) e it
R ERREZ - WrlsERm T A AR S - BB ERBEEAS - it
FEFRIPI AR i DAlal B SR st (B (R AR - V) EOR TR - MM B £2
g ARG N1 78 BT 5 HEE S RN AR MR N - BEAN B (EE AR
BOR IERE RN L IEFIBA (R o EAS R AT BdKenneth (1964) kFama (1976) 3%
TRy R w] ] R BIPR SR E Bl JE\ S 7K HE T RER 70 e » FRFF IR Jal b o $E Y 3R
R R & i (R B AR SE B G AH I E
EYIRAI A TR - HB LKA TR (R R TERE - SERE L

61 - MOV BT R RTA » R B AN N - R S (B b B B
MR - GRS R/ - EEARAY R EEEEES I TAR 8
FEFEIRAH0.6 85T

A28, MRS 3MERZ 158470 « T A A E AT - a ARG DA —ERs SRR
SR - ) e B HAIEEO8 M ¢ T B4R 1SR4 HUE - IS AT YR
HIEMEA A L AR — OB — AR Z16E - REME - 0 almg gy
JREE P A REYIRSE I - A A4 1B 4IRS B O R - AT R 3
TR - JEHERCT IR 00 AN BHEE T R R AU RHRSERR,
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