(%85S

[ S8y - L T3OUHiE L%

P M — B8

EHTHEFRR ST ARDERSR
MEEABXEERA L9 — RS

HARFEEFCEEICM» > Twa e, AABPHEREZ 55, b
BENSH DN LRELSFERT 520103, BEESBOFLTH 5 HE
HHUE, R o AMPER. REEXFUCAD RS HE LT, Sok
L RRET R NE RS0,

T OTEZETEEPER., ST AR YOS V7 T OBENES, H
DEMMERLXD0b b, £5 LkuhSEOFY) ¥y 7 BEERII.
2O LI R R L . EEEEORMA ZNET 5. £/ & 5 Wik
ThHd, HIEOESFEA ) >y 7 OB, IhiZECETECHBRE I3
U, BEAA»S L DAREADZ DI DA > 7 FTHEWHED, FOBD
EBRNGSERROETOREERLLI-ZLIEIEIETH RN,

S EFRFE. 0FEOEL 2 EL» L, SHESR OGS, b, 88X
EQAERYNZ LI EOH 2MHEHAL, Sok 2R EERs R
niEessv, N—FNEREG TR, HE. BF. R, FR AR
BLOUHEI V7 I70BBLENR TR LS RV, HLOAD, Finzwv, @
Elew BHLWERZ L, EFREBTCHLINIFH L OETET
NEERL, HREEHE L TELIZ Y,

TYTDF— v I A 5 R REOE(E. BEEEO AL ST
HASEDFIRICE > TLERT -~ Th b, ZOPELEREPEESEH
EEL. AV ey 72 EFb I —EERSBNIEBEL T, BE:2b-
TR EMIT2ELVERE DL DLW DO TH 3,

BR@2007FE%= No.64

[#eES) R - Wi LT X ok 54{bs BhE——I
[BiEex] £ 50K Y Sk s HAE I WER —2
(Fsams] FHFH & BFME  PeRE —I12
[agsax] LRI OIENREOER  EATL - EELE —22
[Fxmy] BETEHOAETEFCET 3

EEALOEBEZE ek —30
Castsaxcmn] ) B — b 2 — L AMRIESC BT 5

FEAGIE e LEFRN R OFR FH B—38

TF4 YT — b ——]10
vy —t&l)—42 wEET —42




FEBIERDC

500 “{EEHLIR A

IS AL LT BB T OB A DINAT

/P BRER R

AT EZ Z U &3 5 duLhTiEO T
DLEURTH I N TH S, kD OFEH R
WL TwB, DM, FRIFE S & 12612
T 50D =5 (T RBRE/NEESIHE |,
(ROt B0 2 HEOBBERER UE
FEFEOWEMACO—RIHEE BT 2 5L [
IEFTRTEE ) | 23HE & h, L TidEhiEE
D> D—EDFEIHBRENTER, LirL.
% Ok b HNRH ORI R # Ik ik
o 5F ., W THLTEMEEOLEELE
DE#EE (ELEE. BEEEY) THHs
. ERKI8EE 5 A24H L g4 % 5l
£ U7 BB HATEA S & VR O WIE 2 E
STHILL. 1FELEROBITHIRE >/, %72
BEEXEEG TR, chETo (LT
W B 2 MO BFEUE R URBEEEOEEL
O—EEHEE T 258 ORNEEED.
(L OEEIcBE & 2 3R | & LIRE
Bl

IOX3 REOEREFCX L T, BHE. #
FALEER E TR X ERFEBHTL 2,

REOHEE & LTk, ARBEEZHEROBL
ThHLERAUEHBEEOBH X PEETH 2, B
FIEDIER. LR SC DBRFE. /NI SC ja
OHFMESHOMKEZETH 2,

7, MEEERKR L LT, #hAAHRMKIZ
EoREOMEESTHED LI E LTS, &
Bl & 3 EREHEHCHEDIES 2E28 X H
HohbZ EThs,

Ll HLOBmEDBERTVRZ LH1T, K

2 F= EEIMER 2007F8EFFS

HEEE RO O A TR, SHOMABET
L THEHBEECHE TE 2, FRROELER
BEEFRPTERELTEREZ EOIIE
o, SEOMAEE L, BN
WIE., HLmEmOBEICE T 2 g, B
DREEEHEE X4 VT —< T 5D TR L,
VRS S L THEEE S HfEL TH
B D EThol, 22T, ZOEKRNE 2
FEIDOKRKER, 9>0/MEBE LTUTR
BAL. &2 ZORBEEDERNESE L
TEANBITEEHOER EBNT 2,

1 Fb7( Y EEHENER

(1) FHBERE AT LV OHEbEE 4 857

&

O HHWEREETRI I L

01RO AOB AW X 285 (ThiEH) o
UAREEFTLHTEILDR, =a—F 7%
BUO LT 2EERET I D 2 EDTE
AN i s N R 735 /N ik T S
Ko Tnd EDORHBNITFD R, £ I THHD
D OAAEERL, 21RO AORI % %
b RIEZ L ENBEHOL D 2 HIET TS
WEDPLETH D,

Ui LEFEOMEIZ., 2 ToREE
Do RBEMBEALTEY., SABEEOHE
EFCLBELETBE Y SENCERT 2 2 &
BT TRV, WEDLSEHOLETREE TW
% MR A E T RE O ST oS, THETHIER S
B L UAKKEHE, 2o ifhBEcEEs



BZTw3ZEThb, SEOEHRFIZER L
LTt s iz 1 B2 EIH., $&H04
BB Z0EEHLLIZLT Y5,

ZIT, EELLWEMESE 2 ER T 272012,
IO LB EELR 52 28005 B IR
HER T BE ORRA LI 2 I L . SRR -
VDD BEOFEFLEIEHL TR
B THMBERE 2 FHT 2 0ERH %,
@ uLmEtOBFEELHET Z &

hETOI I CHERFAEL2DLET S
[ROLEEEHOEE | 2E2HNET50TR
L ubmEtedENR e Lo [dulf
o FEA ] #HNE T 2LEBH 5, Tl
Hi BT 2 EERREO R EID K 2 W I b I3
DTHDBH, b & & IO T I REEREE
A THERRRE. ZTURREE (A3t K .
BHIRAE S Y S RSBRE TR S T,
I SiE, TNOSOLEEEROENCLY
ROV ERFERL . FuLHTE S BE T 2 0EH
H5,

@ HrEtts~NOBITICIG L. Rt Al e
DEVWEHIC D EHET 2 & ,
EERHESTEEREPEET 59 2 THIME

BEOEH O D PRETH D, F-HERRE

MR AHG T 2 HIE T D B35 HAE 23R8 &

ZiERL - LTy
19428 £ F h, 1966EHBKF
I¥REWHTFREE, 19715
HRAFAFRIYHEREL
FRERMHTIPERET, ®ER
MRS THHBHF BT, B
. BRFRFEIRTEHTHRH
B, I¥EL (BREKP),
z®:: [TYPIRIALL]

(FEHRA) 3h,

BoTwh, TOLIRECHIGT B2iZ, T
EHRTHEIKFEL BT, AHTEELHE
Bz L BEEDTELHMOLD, & SWBHE
Aby 7 BERLET O D #EHT 5468
BH 5,

INETOMH IO D BHHO [HHK
(Development) 2.0 L7zb D TH o728,
IO B IEBEFEA by 7 TH BHEROHFLTHE
MEFAL T, #hzH [EE| (Mana-
gement) T A3ZEBNETH S,

2) BHBEREDT-OITH- WHIERIAS &1
k&

@ HuLEH» & 28I A2 - THFEBGI B L
Bl E2HET L
HREOERTT < b HEHD < Y OBHIHIE

. FULERD & AMCAT < IE EREIHRERNC O

1 —F#ih - Blld s 2 MHEEOILBU > BEE 2 2 P 0RH

TR TH72E LT 5,

MOBIMBENPEET L E LTV,

FRAITE, BEEMIZB UL LR 5B~ O ADGH 07280 12 53501811
OFEIAPEFRAELTELERKBLCBY, JIHEROIAI 2. ALE

BT, WERORERE T S & SR0ERTHIHEL O AL 11318 900 A B
BAT122,100A8) & 72 0 B OFL YV #721251Thad #r BB %8,

L7718

FRANI BT BRSO AR & 5

AR ORI
20004F 19704
<EEWREE >

E K 83.74&H

P 67.4f2M

1ok 40,6

Pk H 15681314

& & 348.5(81')

AT L EIGAR R B AR S EH

EWH BT A FRI2ES S 205EHD

NEIHERT & B B TE SR

[N
180,000

WD AL X

160,000
140,050
120000

100000 |-BE5T00) AL IL | 211020 BN

on 5 - HLE
50,000 207 [ "C 18,900 /4 =
770 e
60,000 BRI

40,000
20,000

[}

H12 H17 H22 H27 H32

O kg, e v
Y - AR MR, D
F O G L SRS, ik, KRR

T 5 Al
L A E
B W

ERCRORQUIER7 Rk L K


nishimura
テキストボックス
（小林氏写真）


5o T BERDSH - 2, BHi»SRT—
ESMANC 7z 2 WHETEXKEA ORF S - &
bWws < ER, FHEEHMKE., T LHEEX
B, HE XS EQETHL S %%, R4
BETTIREAE D & 5 1B 2 HIER I T & R LA,
SRR FISHR Y (AEARHER R E) BSEEL.
HERRERT O < D 2HEEL Tnis,
WEOFHTHEERE HREEN2EmT 2
tERDSHE A - 72 H3. SEIOBIEIFHHEELON
BRELFATVIRIETDH 5, FOHLEIA
. M2 [RAV 1] kR3Y—=>7
ST & B RBIBER S O D@ E & |
B2o [KRA 4] CRLBEFEFTHEDR
BLThS, TRNET6EDY —=> 7 Tirih
HR[RET H o Fe ABUREE MR (1 7mh Lo
IRERR) OHh%E . RERIE 3EDY —=> 7
WRELZZETHD, £l I TIHNEH
ENTOIIERS| & FHbMR T, WERICIE
AHMERER IR LT x e o
7o BBWEH2D [RA V5] KRBXI K,
YER TS B KA 2 DO W T HRENT R b,
IHhE THREBRIZED D Z LB TE RPNk
B oWwT, HERIINE2EDDL I ENT
ERA R A LY i
FARFTORBEL TR 20 R4 >~}
4l HBEdic. ZhETCHREATITRETH
o PR FERR. HEmIER. ER. TE. B
ERCOBRERHNE T IR TAELRRSY
BB Y o Tz,
@ REFERIC L 0 IRISA AT RE O 37 % T 1E
fbszcerHfEToE
I E TOEMTEHEGE L, MToE -k
WETD L 2000FE 0T EHRICREEI NS LS
i, MR IBRL T E D, SEOKRIER
IR OHIERE A HAAN SN T
w3, EEARCEALIZEELK 20 (R4 v
F3] ~TRA > 5] BHRT D, [RA L
3] Tid. AN HBEE 2 O ER
ER{TRIBEWHEL 2 HEEFEMEB &
2 HBERBEOBIC. MEMITNOBER 2K 2

4 FH| FEEHHEE 20001EFFS

ZEMTEBIETHD, ZDIEFD [KRA b

4 ) Cix. TEEABXEAN TORBIERFIC

B L CHIXETE 2 021 B & & 2B L CERERT IR

HIFi & B LSAEE R B L, E [RA

Y5 Tk, HERTERIERIROREREE £ 2

nE COHEND S HMEFRICERL- 2T

b5,

@ FBHATREO S ZHENV—NV T »OA
IF « BHOEBINFS =12 L D HH S L 28
EPRGUES=E =il
D < D OFEARITAIHEICHINT T & B g F

& LEYNC LT S RE R £ T RS

HAEITIC. AIF « BHZFE & Qb CHEEICH

WML TERDLIETHD, FORLDIZE2 D

TRA v 1-2)) ¥TEMBICE T 2RSS

FHEER O ITFFR AR OE AL E &

RpZkEL, £72M2D [RA4>M4-1)]

O HIEAL TR XI5 T O KHE 2 HERIBR 136

AT dSe ST E 28, SHEBERIZERSM

EEERTIRIC & B [LEREHI & B9 % HX G

KEILDR—FKbEnd Y, #HBOH K

CEHETBE O ESLEE T5I L E LT,
%L DPMREBEZ TN RVEIDI, 2

F 7o F RBM SR R S ETRE 2 23003 2

BruoT, [k<HENE] 22 R

A TRRE DS T 5 Z e SR WL DI T B 2

EPRETHB E LT

(3) PLHHEMBENRBEEED S Z L2 BHET
@ MBReEP] Ik 2BEL2EETIE

—7 [l HEbOFEELCBET 2 3B ~
DAFREEI L 5 BEAME b5 O ORI
WETH %, Bz LSt bR E »
., ERTGEE2EBRIET 5. hicFED THT
RN OEARFTE IR AR ORELLHE L i
277,

INETO (5T D TEE:] ORESZL
WRELRBERIZ, HESTE LS, LI
BHESTEr o FhICEDVBRLLI R EWLD
B TEASEZIED . Tk ER L EDL



Bl2—5-0< 0 =% @HEHE®LE) DRELOKA > b
RIFEEERE OB (J—= 2 75%{k)

I BTORE L ARBHEL TOBAR U O £ % BIEE FEEL THY AIRAFEC . 372 FI I 8O T H R OB R,

Vo ZO720 SRR B RS LB S A A KRB E R RO T HIIBL THLEERE S BE A4 BHL BT E O T
LELT B2 T 74T THRIT I TERINIT B FOFHRIL /20 AL BIEEL ot AV — 20 THREIDB
BT IO BRI BIRT A (RE- N/~ =2 ) B0 H R CHER BE 1,

<THALX 3, i@ it ige >

DARBBEFHZ D0 T BRI TR MR R O TEBRI BT i T 5 (BT 6 #Rh0 3 HB~IRE)

2) 7oL HET MBI 50 TR L EIEL R AR E £ E AL KRB & 63 O] F BT L S B L i (L
DEARFEBRED FMET B,

<BFHRE | &1 b dtodg >

FERRT | EER R K IRO M2 Ml DA O ik (F #3380 12 B TR R R AL L TV TE w2 T 5,

K ERRORFUELE T R LI TE S RATE B35 E RS B (A5 U7 L) 7 12— XA MER . BRE (A01 %) o lROERERE S EH10,000m?
THABMRET B

POINT WEFEHEFHEOMBIL GhBOHIM # @I RS ¢ 3 HE4H)
ZOTHE KB EE R, E OB LEE DG -DOIT IS [T A £ BT A0 TR, BT TR AIEA
B Th DA EHTIDOUTHDTOTIET B0, 372 KB RGO T AL T ML SR OHIE LT BLED Db,

.

1) AAMIRA S SOMBT BT L3 HRENEOFL VI X B HELEHTELILET 2,

2)REBEEDALS T FATERDL O T ERENZOONLIEOHEFMY —EOWEEBER T TIAT 5,
DIEROBE B LT 1 ELIAIHIT¢ A LRES 5o

ORI EHEERIBCTHEF ORI MENLLHMET 5,

POINT - W i EAEE D 341k

HEAFIA ST BT~ O RN BRI T S HEBR TR LD IR, — T OF B 2 TSR 2 T DB R S 2 DI O
SO TS TTET A O3 RS AR IR BLE A S B IE A B A AR,

0

LSRR ORI D720 T S HIRZE T8 SR AR X EHE OB M T BT T OB &L B e AR R B LA R F B ORE,
EFHITHOBRY KOLIENTELILET S,

POINT

FREFFAIHEORE L
4 VR T S B RS LB O K BB S PSR T AR L R LB Db,

2 R RSO AF LR RS BN OERLERER AOPFRBRL T ARV T. ZALAFIEC L H{DAIE>T
DELLRTSPEHRT AL T e L.

1) W EAM LR RKIRI BT O RORRE B R S B B SE R ) ol el T B M2 BELL L | BB BRI L RBINLHRE AT R LBIL IS BT
FETAMKFEIHETODII—FKT D,
2) SR AR ETHoLERIER M ABARR. PR T E EESORECBML T AMETAL FRIFTFLEIIILET 2,

EXEEEORE L
B DV T, RERBMEO BRI BT AERE Lo TEANARMET O Bl FHE K S ORIZ OV T EHAT R
RIROTEE A7 8N\ IO R RERSNH I EC0B O HA BRI RV [RT eyh | ORI ) KB O
ERRFE LR BT JOk D BRTTEE R 51 0 Bl JE EHE RS ARl BT OUE Y A LA B,

DEERTRNE XSS Rt &0 T HFHOEF L BRI RGRE TEAILET b,
2) LB B A S LIRE TEAL) JEE BT IERATRE T2,
3) MR TR M X0 s R R N L DA o0 b 3K (Pt b 3800 12 B4 A RORBE R B AR 0 37 b R TR ARG [ SR T BT B (X IR & AR &5 %

H7T) [Communion) 2006 Summer. Vol.144,

EH TN ZH AL S



DTEHEECCIR D BATE I 2L IKH 5,

o, T T B THLCHL

B ECR DAL RS S, AR E

H LI Twiewitisic ER L £ ] TG

L. 83&x R4 7ORDBHEIEDET
EWHETH S,

@ < OBFRFEOSBMCL D, ETAME
HOEXRLCHARZBET L
THREEEE (PLHr0REILE, HESH

AN D& & o THLHEBIBE 2K 2 DTl

i< HTEAERR . B sEE . TEEGRE

RYOEEE IS IHTER, NPOR S
COBBRFERICL > THERRLILEYH 5,

FDle» INE TEEROHEETH - 1 HLTHEH

HEHAL G EE 2RI L . RMOSERE F4&

BEREETLAEHAR LB I ER o T,

@ HLTHEHEEREDH L2 D ET B0
BCRIEAR 7 BASTEICR T 5 2 &

I TOROTHERELED O ORI A
T, ERFESIERINTE, LrL, %
OFHE 2 BRI HBEE L Tw2 00, ¥
ZETORREFEL T2 D REEREICRL
TwRFEEFHETH -7z, £ D7 oL
BE 07 H» O TMO(Town Management
Organization) 2{E&EIT 2 BEBHE T »
272,

SEOEYE EAFEOKREE 2 HiEIC
THIEREBL TS, ZREHIET 20D
LT, RETTEMALBIATEEHOSBFEZ Lo
A I

2 BN BATEEERERRN S Vv R —

DA

DOEOHSFEH R OHERROBEICE ST
MBI R, #HRERIhTws 383k
HFEEHIRS & U TRRIEL . BThES & BRI
BRYATLELTED LIFRZ L, EHIZFD
BRI —EDO LD TRRVEBSEN LD ET S
ZETHD, ZhoiRNd L5 BHNEER-
rTeEANBITREIEEO Y v o=V A M iE

6 FH EEIMER 2007FFFS

FOROOFRELTENRZLOTHE EFEZ
%,

g rwr—Y A FORARERRANE. B
g 7a 7 s AERABL, T0707 7 A
BoTELILDEEDLIER LT, HI
FIZHOW TV EnIREE DD IET I
PETHE, SORXFOHFEXEHEECT L0
v A=V AV MERIOb Bz, ¥ DD %O
Y ho— LT, BIMS kB ERBRICHERF
TEHEIENPEETH 5,

(1) ABEEEHENI Iy vRr—2 A N TAT S
Iy
FEBEFEEEO Y vy A—V A v Fa s

T LIEXRWERE - AR L BT KB

T3207al 7 L5HABEL TS, 3207

OFTAERTHFA v aA—F, BETOT T A,

MD BB TH D . ZNZIEPEERT THRITL

1) ZTRESOBTEEFELL TV L

Db DTHD, ZOEERDAEIZIITRT,

O FYAvya—RKFour T A
FLTHEMLD £ 5 0 D TIX S & & & REER

TEBTEbE, Fhok, HekE L TE

LA WCHEH L, RER AR OB

B CAT LAERET L, BEMZY L

LT R XEHEpMED L 5 55, HIREHE TG

T3 EBBEYITHOWERZ DL TR, EEE

HEEELLLT, BENEBETHD [TY

4 ra—F] (EREEE L J< D HE) %

BRI 2,

@ BETTS T
THOMBEEE LSBT 2 L5 AURHET

TEIOLDOEEARWY AT LARPEATEI LI

L0, GEHL AR EZOREEZNS Z &

RRERESEEL, FOL L THEERAF -4,

BEHE, A7 Y2 — NV EAECT2 705

LTH D, kTN ABIEIEEHSE & HXOHFE

OHBADHY . IO b R, R,

R a—ViAAENS, X ESEHEE

LTEETNEY A7 LA RBEL ., BFHERE



X3 —EMANBRREE Y 7 v A -V AV P OAR

FHL O OBEE

(DHTEP I avlo 7 AN - M T 5,

(2) RHEHHERD B AW KN D RGBT BB TR 7o h A A 2 A BT 5,
(3) LB TE BRE R 2 D LR (E AR R T,

() T ROWE RS TALE B R Em RS 1 SO T R L 7S B % L AR 3Rt T 5,

(6) EHLB L LN B0 R E VSTV REF B T4,
(6) EIHE AT AN AR T A LRI RS — AR AT LI EHEET 5,
(7) BSEL7RREE T AT +F T HER T 5,

FHAra—F HETUFTL MDD R
a WIXETE ERSS 3754 av—=>9
'%“gﬁﬁ%%&U# b.& R EK DA EHEOES
b.FHY L a—K SR 2= -xnw7—m>ghﬁ%§%'j§
-::‘/Jc‘7"‘l; ] cEEIF—L SEBRE AT
“lE GRS -HHE DR CEIBYSRF L
ETRAETI BRHEL AT LI L L%
dELWEIXTL A&
A ATAT TN EHE d.7—-r7avzor
BELT (RHIE L) e FIREM
e AR
SESE AR TR wLoh )
; o NUMNEBEDCD, 77K e - 12— 1 |
AR RmnrsxopiEE. § | EemEe e bt
L FpS—RbY—h BELAS T
S FESCUERSRE | =2
e § FvIU—ZRU—p Wit EREER S AR T2
BOHIRX § sy tralyim ARILT 2] || BiBsIIHENS AFLANE— L
L BOHBET 7K L b ay T &F X
- \h A=t Fryy
S P Umy Ol | Bttt BERHOLS L -7 7
fE EEEHEHETS BREET 7 LI AT OO/ RHROE
B LRHET, J
N P FEEHLEE AT o
EFEX B 20 menar s WiaE e EER RS BILHEOBS |
BHBET7F =y ;
- . e B | BRI RarS E
| sax | AETREEBEV NS b
i IZEDWEBLMIBETS RAEFLE 7L -77&/77-/\27\
N T 1 I TIa—RAAs

WHT) BRI A BRI E#S D TR =T A N TUT T LERERR

¥LLUTHAILT S,
® MD il 7 5 L

AL B ITRE IE 2 o) B SRS <o i D K
HEFELLIEBRA Y A VORERTR Y, *
D1 HEEFZ Y —=> 7 L TREROR M2
B L, 7F Y bI v I REI TR R—Y
AV M X DEBIICITR ).

(2) 9 —T A MEHE]
FHL O DB IRV A P EL
THEREL TW L oo, BB M

ZkrL., HkpoNERHOEHIL ) 2HS
T & I ER N BRTREEEREHEOE i, &
MABITE H D D&t EfLE LTy 7=
A=YV AV INRES, 2327 4 RESHR
EpShbIHaREETLIILE L, 7O
B H e A 21 4 1R,
O ERABETES T &t

FFRIC L D ERLULHERPEE T84T
H5, MEMAE L RRTR EOHE TR
Twb, BB EREARTFF Y I v 7 AB X
UCFFo )=y o7, Fut—yarBiV

b I ZHEEMIEEE 7



X4 —ERNBIEEEsy v e r—Y A oA

»
HMRF—L

#AC
B-Fifi X it

WEEHE

GEXMEE

(FFHor &)
L

AT HEH

ARYE, Ty VT 42—V AL, T
NRFLRIA=PAV IR ETHE, £/ 0%
HBNBRIOZ T DOEBES AT LATH S
i EREDSBREBR T2 DEAL L
THREL TS,
@ vy r—YVAYVEES
RESHEREFL, FELEET -HE> T
EBIVEHOTEH %2, H=HLLTF=
v 73 HMABONERZ ks, HiBEK, ¥R
REF. MR, REHEAFICL > TEBRIAT
WLHBTHD, ZOMMITF Vv —I X
I aeEICREL, BT L RE.
BEI 27 PPHROY —= > T OFEEETT
ORE. 33 227 4 HER - BRI - Sk
FHiX - (EERROKE » AR T 5852 &%
o,
@ 23274 BRESH

I3 2 =7 4 BBESHIZ20065FIC L & N,
B 422 &) AHXHEE D & ORFHE
BEEBRT 5. %0 LA BRTEEHIRER

8 FH EFHLHEE 2007EEFS

ik
it

FFUN =Ly
G2

AR
e TR b 2E i T

it

I R4t
i

AR
rasa

(Fho &)

TIaZTARERMPBMBTELD (BIR)
- BREEER ORI E DR
- HERHEZOERILE OEF]
CRBRATAOZ X - IR

BEEPHLCE SO VEE2SBELHGHE
LLTED, 2O/ o7 RERL CHITRE
RpOBIFHEESORELEDZ, 3 HIC%
OEEGHIER L CHEHBERFAERECEEL T,
BHIFE 2 E ORI ORE. BTN OZE S 2%
EROMBL LD, ZOHEERBTRTA
ODETEBEL T IV SHcERALTY S
WIZR R BT B BERIE S,

@R vgvrer—vArtnBRE

FTURA=D AV M EERL WL ETHE
B Z L ZEANLEERREL T, EEHE
BL2DOEWHbZ L ThH S,

20z, [EMANBRTEERHSY vV~ 2 —
YA ¥NFas T s2006—2010] BUAFICRT
HE=H P, Z20oHOMEEIC DV TIEATER
FRY 5 EMTERT 2 HEEELRL TV 3,
O HROEI AL VALY —M2EHET 2

BiEER L L. KREALD, BRI,
EHE - BB s ~L T3,



FOENPOBBELELTT Y bI v 7 ADE

HEeHET,

@ MEBSELELLIELWEHILEA, WER
[GFr] 0<%

BEEEE LT, Ry F305. N>/ FiliK

30~40FKERL TV 5,
ZOEPOEEL LT, hE-HT -4

B« B EONFE DR (3] OFEMOFR

HEBHE R E3H 5,

@ HhREREEEE AT S
BEEZEE LT REAOEZREDTADLS

00 A~DEI% HEE T,

O3 OREL LT, SMtEEHET 5

ME R EEEOR MR E 235 %,

@ TROAHWEED 2 I TTREFICSLE
IHERE - BORM L g
BEEER R, A XY h&—1, NPO+&

YI—, FLRLYIa—VTLREOTERE

BOWLE L2 2HERORE. SEE R TSRO

FE, ERMBHORE < TR EBH 5,

® BRELHSREOWNE CYH AT A+ 7V
BT % X3
BEBEE LT, HilEgREREEt L. B

LT & LT, AREFE UEBED 12068

M2 5250~ EREH GLEH) 450 A

51000 A~ND¥EIN % BHE7,

® & b GRS OHEE
WEEEE R, 25 - ZEEHDT S o

=7 4 TOFALERRENT S,

@ HT 2 EEIER LT < T8 OB 5 Al
PR
PEEER R, F7y~vAr—Y AT

7T ABRBERICT R -V A2 T B HEBER O

AR == N

3 &&IC

HUL T 2 BRI TEE OB ED b
EWEBRTLELTH, IhE THBL THEX
Uit s~ EZ 5 Z L3 TARETH %,
FOIEBBRESNMCEFLTILH5LDHR

DEFEOFEHHE 2, HHITR &5 2 AHEER
FERROFME R 1 Andk L. 3000m°5000m’ D
BOREMmRZ EEREDTRE Lishole 2 &
WOENL, &5 FEREPOTEE A &
5EL R L BG4 & 2580 E
EDBENI 2505 4 TOFEFHAEDH L,
BREOBWEH I D 2D B 2 & 2BERT
LLERHDLEHEZ D,

F 7oL BT A O 72 D O R RS E O B
BEETHH, ZhFROMROBEHIIGCT
FERAGE A AL T % 1 0 OKBHMA & DO
TRBEEFEZL, TAVHIDAA > « ANM) —
Fe 70T Fh AFVADI DY 2 VF
—RAVAVINRBE LR D,

o TXHah] ERE LT, BE
OHLLTTEREASMCER T O H0 & E D % 3R
7o & ZAT KRB R R & e % < OERTI#
REEENS TRl R8I T 228 b Y
ZB5EEEZDH, bokb, ZOZLBHEAA
=X LTI E) S REEEE RS, g
TLEEZ TS X D Bl ERNTENE Uk
WEWVH ZERKEIRICE D,

SEH

INERER (1999) [ TigitiEE & AR E] (40
fFE%¥] No25. 2-8H,

IERER (2006a) [EMATINBRIEEGO S v < 4
—Yxv ] [EHFEEILD]) 135, 29-32H,

ANPRERL (2006D) [HUL T A & T B - B
HHEREGL EOKIE] [Communion] ((BR) #4%)
Vol.144, 2-8H,

AINRER (2006c) [HTIATHIk - BEERER T EOH
EXNHIETHE O 0] [HEH] 605 8 5. 7-11
Ho

BB EEHEEBRN S YA —Y A Fu s
S LFEEEERBSER. 20065,

FH I ZHEHIEBELE 9



IF4NJPIV/—N

HEER & FEEEEBIETHIRO
BEBETHH . bt 2 LHETH
BN D85% LA % s 5, 19804
Ko7 VI, EEEERT
HAELS BN T H 5 2 & HSHbffi o &
BEEBATHWE LI ERNE L
ST, TOEIBHREZITC,
THEEE LT 2 28, FEE
HAEMOLLENS LB - T & B
ThHb, FHRIGFEIZIE., FEER
BEBO TN oo 2 81813
40.3% T, EEHLDL6.2% 1238
Twd,

R ([EmhEis &
BMR]D F. mHRBlse T,
ERB & FEEERDLENES
HDREPEFEERNCOTTL. £
NE BROTIR 7 — & A L
Tk,

FRRIER S HE R L T 3 ERO
FEZLDRUATDIETH 2,

B, BEEEERL
TR BB LFEBR SIS
DT, TEEFHICELZ 6725
To 2D XTI T, BEKED
vz (FEEIER) B»RET L, I
hos LT, (ERBISRME S8
BHOREWEREL TS, ZOE
HUDFELZTNIE, BEEE
MAEXYowL, FEBZCT2
OHHRIZ IR B,

B2, HEFEETAEMER
G L T T, TEFE ORISR
BERHOERCBLTEELH

BOERELTWS, Lo T,

EEEES % BIF T, REthED

10 ZF1| FELMER 2007FEEFS

FIEEESTIEI NI VEWLS
LWl b,

B3, FiRSROAFSEE
BIANTL S, ERBE L
THEEEERELEH THNIE,
ol 2 FEEEREIZE L D .
HFTHE, @2,

FHIESWIC BT, B 1T,
FE EPER OFEBIE LS, Eipb
ERFHOUHEIFHNE Y, £ A0%
ErMEOCTHRFIZ S > T
ZELIEREBTWS, B2,
BRBERTH 2 PEHENTH S
DI DWVTIE, BINOFE#E M
NEVIEERENTH L & IR
FEBEWT, mlINOZ oz & 2

Vo TS ERME EE
BEBROBHIEEFRIL T
b, TORER. BRI EA T
ZTHETFNE &, 7o, AR
ROTHHIRIZ & EEB» S B
BEBRAOY 7 M8~ A F ZADOH
FEFRE DL WIRREET
w3,

AT 50 THEERL L FE
BEBOD/S Y AMES b2 E
I3 E b TEE TR NS
TH2, ZOKRMECT Fa—F
T AHERE LA A R LI
ERELTHBTE S, b A A,
B RSTH LT, 5%
DFEIPEHIBEINTwE, ¥
NTEYR Ny 7T BB %
WOT, RO 2 S50 28R
THL,

1o, ERBIEERS OE

AEHTHLILVERELTWS

. ER R, s oEs %
b7z T, 7 AV A TORETIE,
FSBi D b 72 & 3IEERIBERDIF
5 WSEEEEBRD b 7 & TIEEE
FEIDKREVELIERPETL
5 Z %N,

B2, BEEEEORFEORELE
DEEBIH OREHC B L TER S
LT3, HEEZBWT
T 6 O EDER RS L
T3 ZeBF0DT, KE/-b
DOHABERIC BT 28 II R E
W, FLOFRBEBREEND T — A
BhruwboBbhiz,

®

—EHE. 4 7 4 AMEEHIC
BELTL A2 ZMEI 2N,
FREBIET 2700 EHFIAR
FlEE bR T iz, BT,
AT 4 A SEEAQEEIE 2
TWwa I e A2 LFHOBRS
2,

BRFIL - BELERY (L
HEHADIENEEDER]) L.
WX ERD BB I BT,
FOMEDPMEETH ol L L
GORGEFEL. 2 HER
ELTONEREEL T3,

LRI A & BB |
EEEESVC L ABEER T
BASHY 7V — M X 2 EEE
7 - EHOTEFRFRORSR
OERHCHET ARy 7 TS
ThoTwb, Ih%thEmF
FABERATC L 2HBEFRA Ly 2



WHEALT, Y VAR ES
5@ (BBEMEEOI
W —EEHBONGE) 2HELT
Wb,

19914 H & 2004542 D 1T T DEE
WIEE OB E 2185 &, FEOE
e & ICEERIGRS T > TE
TWT, 2004F K Tl 2T
T27.58% DB CEEE N S0
Bithk->Twd, ERMCIE, &
I RBAER 1z 35 W TS E
o> THWBEELBILRKLTWS

TR I ER B A 13 19914
. 19964 2001FED 3 Kem
DT —F BRETEETH 5 DT,
EHERDO SEEICERLELE
FI3TRVWENEDOHE TR -
T3, ZITORRE, HHE
#FHT R bz BV EBEIEE

BPNEVEVRIEREZLDTH 5,

INTIVEREHROL 7 4 AEBO
BETRE->T, FEHZEDIES N
HEF AR & D IGESENE & o
Twb w3 kil vwbhtT
Wbk, INEERZT—F 2HV
THEBENCHEEL 72 C L3 EEx
BETH S, LrLEDS, 22
TOIHTE T HoF s E % %
BLTwinwI L KEESLET
b5, BEEZPHEREROREE
DL RLBREEZ 5L, (£
FEROE Y EEIERLVE
{Th, ZOEITHFICKREL,
Uirb Rz bhiz> Tikgid % &
FREL o nEASERII TR D
nrwl, 745 2 EBIEMET

b5,

Z DX TS THIF B DOFESD
HtE i3 LA B R 2 R L
TWBDT, AY ¥ — iR
BT IMEEORR L X R
5>Twh, Liked>T, ZOHmMX
DFER D & BEN BN A DL
ENEEGTAIOREETH S,

®

fEl e BmETIE, HEPK
RO &5 REHEICEWTH &
PPE - T 5, BEMEhE
FEIZDDWCT LI 0iT, BEHE
DIz DIEFE L LR OB LS
BRIED 72 Ot KRR~ DEREE 2.
EPNBETHD, IO olcHN
EMmCE. BEEOES LR
DD DRWEABLETH 5,

FEHXERRBYL ((BEHHEHRD
HEFREICBT 2ERELOER
MR & BEMEMTHEL
T AHFTEEOKRE S 2 ER
BHCHEEL T b, 2 Wi
Sl FHE M O R
PHHTA-OOEEL L THEE
TbDThH 3,

EEMHHIE TR 25 03
S TWEbITERADT, &

MO VHET DT — 7 BLEW RS,

FEHEFwX T, BT THEMD T —
&% A THEERT 2{Tk>T
Wb,

B BAZ RN 2Rl & B 7
AFZy ZHER L > T, WTO
I RHWERBREB TV 5,
OFBEEmEH & T, BEE

KA s
MiHME < |
%lE,
OETEIZ8 T 28 1bE» 1 %K
BT 5L, Bl s
W T LT £30.006% L.
FEETHER BV TI0.0036%
+t84 3,
@FEH & IEFEMNEH & O
o s ffikR 22 13 BT T B BIEsES
BESEVWERT 5, tEZ
. EeEE T O Ml i
BT L T, AERL
fpE L~V 2 OBEICIEEI3.25
RIJATIZTTH S H, FIEGR
BELr~v 4 OBEIIEN8.9%
K3,
@ESFEETHMIC BT 5 AR -
HE TR 1 %2 5 &
Huffi53#90.017% LR 3 %,
INSDHEEFBRPNETES
DOORETELDHIOVTITE
WRHDLEIARTHDI, LI,
i AR T —F 2RI Z 06,
GO B WHE SRS
TWaa[REMED D 5, BETHHE
OFERBRNI S b TEEY
HETHLOT, RKETF—FFOD
o7 — & AW HEES T b
he, EIofisEagEnons
ZEEMELI G,

51> T U392, 88%Hh
HHETHNTIE2.06

(KY)

zF4 b7/ —F 11



RN

A T BB S 5 Rl R

¥l 5 B E B AT: R DR

iR g

FL®IC

FRB BT EERIZ., HERBIC S 3
HEDERIEE T FhFh46.2%. 40.3%
T, HNMRCBWT2bd TEERRE S
HoTwd, ThERRINFT -5 THDS L,
(N7 ] BEORELRE, BEEEROEE
ESMERBUCIEEL TRERBALTWS Z &
brd (K1), ERE L EEEEROELER
HiFHRERERIC T Y b — L STV B8,
EEBEROBE % OFHIREIX HGEICRED
RO H D | FERIIFEE G O ERHI I H
Bl TKELERDZEEND,

—%. YFERsER 2. bBEORME
R FEZ 2 RBEICH D . MEEETE -7k
LORETH 5, EHEMBORBEBEOAERE
B FRRIERERIZIZ7T30kHA 2/ 2. # D%
ZGDP D1L.MEE S W d &, L2 AT, B
BURFZES TWIERLZES T ORAZEDP
TULdRky, Z0O7LDIE. BHEHFORES
H, BFEENC, BREN >R 7 7y —% EHE
L0750 BURRIBABE R 2 RS L. MBiE O
ZREAMETELGIEOY, EER R
BOTENBLEERD, TOEKRT, ESD
SHELORNITEHICET 5, ANRARI. B
HRER, AR, BE e &KL
L THERZOW EcORT, 3512, Y
BWEZORXLELEHMELT, FROKEH LK
L CHE R OBINEHBEY v F THEA TV 5,
30005 £ D b o - HEIN OB, FELI8FE 4 A

12 FFl EELMEE 20076EFS

1 Hizi32000% TEl- 72,

Z0 &S A TFEERE ERCATYBROWE
DOMAMELEED TV o T, ERBIE
FlEEER % Ful & T 2 BTOMERBiIH T &
OO THELRERGVWE LD, ¥L5, R
BB EREBN—RA T 201 L., HEE
ERIZEEL L TOFEEFRBR-A LT 5H
5ThHb, LobAansfLEEOEESMIT
BT LB —BT L DTIER, LIz T,
WHARY—-ERAE7 74T A3 55 2T
R EEEEEHOVTRICELEE S I,
RNEER T TRAAFHEVIBEA»SH LT
bEKEEL, ZORESNT 5 I LXERBEOE
T2 HHNTH 3,

— R IERBEOBSIFEY — CAFELE
LT, $BEEEBEROHES IEFEY AR
HEHLHOEAZELS ¥R, BOEA
BhDHEEOARMOBEBEBRG T ODVTI
Pigou (1947) W X 2 &/ 34723 H D | T
¢ Diamond and Mirrlees (1971a, 1971b)
% Atkinson and Stern (1974) W& k> T4& D
WMERSWBTRbh T, LaL, £ER
B & 2 RIERMORFE W EE T2 DO Tldk
. Bl X 20EHRICOVTHER LV,
%z D EW T, X ik Sandmo (1998) ®
Slemrod and Yitzhaki (2001) % ® %< %
BHoTwb,

k7o, BIREEBREZRS OT, EEHEE2F
R DUNEND L, FIEEEKIC & M5 A
Y —ERDOBRHEFIZICDOWBTIRE L O THH



509, FEEEBO SRR ICER LI2HRY
ELTIEKim (1998) 35 %, ¥FD@mILOE
4EICB VT, NMEftE I L 2 EEFETS
RRTEMNBEET 25 S ORE L EEEERE
KOWTHIMmL TWwa A, AR THS X 5%
B ouTESAN T,

3T, KROBREIBRRE S, KEICBWT
ETNVORAETR D, FE2H TR, HBKHE
DS DTS — B AEIG I 2B A R EREB
CEEREBT7 7 AP VAT HEE, Rk
BElEEEREOKEC DV THERT 2, £ 3H
T, MAAEY —EAKEE—FL LIt $E
RED SEEEERAY T P LI L OREBE
EOFEREDOTHT AT D, SHWKHE4H
Tk, FRE» SEEEER DY 7 Mz Lo
TEDEIRII 227 4 HRPHFELENES
¥, HLWIREEIRDLD0, 20000 T
— & %AV TEIENZERE» SBE 217725,
FLTREBICEED S,

1 €T

ERNDITEY

HBHII a7 4 OEEMHHE L no DFF
KitFEBEET L2 LOETE (UTFOFERO
DIHBHHEHAn LT SE. n=m,+ne TH
2), oRBWERFET I a7 4 008K
B2 L08TET. R LEEOBEERD
TERWVWHDET B, TRTCOERIZEER L
LTOZEDMOM x, FEY—EAh, LT
HAEAEY - CR z00BEBT5, i
AEFF—ERE, FIZITHEES - EARNE
1~ B £ B A

(%)
60

FEERB

40

EEEER
20 A

0 T T T T
1970 1980 1990 2000 (4E)

whhH - TUS

1957 EIGIRE TN, 19815F
FERBAFIRHR P, 1989
FEAVTANZTREY L Ta
I IKPhD, h+ 542 Ah
Fal O RFBHBERLECERET,
RIE, BRBEAFRAFBEE.
53 : “"Four Essays on Housing
Market Dynamics” (ZH°,

P—ERARERBELTWS, FEI—E R,
HAER L L TOZ OO/ & L Hh o NE—E
DEMC L > THEEENG, 2L, BEEFE
Y- R BHEEGT 5 LR E I & o TR
BanhTwsbnrds,

Fl, 22T A BN ZOMOMEZEA
L. AAHY—EX 55T 2, AN
—E A 18N DKL c &35, AR
HY— R BB T 272D, TI 22T 4B
FEERB EEEEERICL>T 7 74+ A
T35, ERBEFEEERERZNTNLE ¢
L35, (ERB L EEEEROFEBR— AL,
FREFNFG LAY — R KT 2 HEBET
b5, MEEBEBORBIN—A1Z, EBIFEE
DEEMETHZH, FameB@HEcT 01
7u—L L TEYHF-> T 5,

VIMER I OB T, AERcEZz 50T
2, LiehioT, ERBUIC X 258V —E 20D
HHE~DOFEIZER T 5, FEOSFAERIZ.
u(x,hz)=Ux, hH+G(z) OFRE2 L TED.
B 5 2 TOEE LWHEERZHEZ TV
YO ERET 5, FEY— Y ADHEHME &
Bislskoflitts thThaqp&d b, T4k
bbb, a=1+r)p R2BE¥DH 5, EEES
HE i3, x+tgh=01—-t)y B2 FEEHDO b
ETHARRAICTS X5, FOMOE EFE
FEY—ERACHT HHBEELRET 2, ZO®W
KRB ERL C L e X 0, FEEFY—E 21N
TE2EEEM L (g, A1) v), £/-MHEXHE
Bovia,QA-t)y, z) B¥rhz, EROZHE
KO & A — A3 EEY —
EA R TRBICHE Y RIZE R,

EHBUH © EEZR 13


nishimura
テキストボックス
（中神氏写真）


R L BEANcESEFEEHR EEAC LS
WCATENT %, 772l R 1 O FEBIIE.
EEHWERIEL D, x+gh=(1-t)y'+g'
(1) Thb, 22T, g(0) BEEDOF v Y
WA v ERT, W EBFEOEEF X
T B HE, p* 2 ZOM& L ThiE. g (1)
= (p—p") W' MR IO, KER S, FEY
— BRI OB TREETFREIKIIL T3[R
h. BEOEEY— AT 2EBHIFHED
LEFLOFRBRCI—BITL206THL, Licdo
T, BFRMHHOESTY — © Rk 5 EEEEHK
i¥h(q, (1—t) y'+g' (r)). F MR A%
vig, (I-t)y'+g' (), 2) £ 5, HimE
T 5701, FrEFTN -7 A4 VCiIFFEB S
Nwbord 59,

BT, FEEY - ER MBI BT L8 RMEL.

2herh (g, (1—t) y)+2icoh (g, (1—t) ¥

+g'(r)) =H(p)

ThHb, H(p) BEFEEY — X DMK TH
%, (FEY — 2 DEREREIE—RERESE
RKELTWEDT, EEY—EATENZELE
FEHTHNE, (FEY — A MRBBIIBIE &
BOEFEY — Y Alikgp It KFET 5, £33
23227 4 2ROEEY - ECRAENTEE

BThrro, (Y —CATBICB T 554
DEEFTIHEEOFEEY — AT 2 FH
BELHAELRZELVLEWVI HDOTHS, 20
Bl h ERY — © 2 OB 2 RS
EEEEROBMEDOEK. §4bbp(rt) L

LTS e TED, ¥, 20 L EHEE
flitgix a(z,t) = Q+0)p(e,t) £k 5,

REPAGED I D Iz 01, LEEEE E1Tk -
TBI S, {EEY—E2ADHEMIEp (r,t) %
DRERAL TENTNOBERTREMS T 5 L.

op _ hea

or Pa

%: p(l—i-z-) FEZ— 0" ae,ho )

dp _ _ aey
ot 4

1

14 Z=T LR 2007FEES

oq _  (1+7) agy

at 4
%1829, 22T, 4=Q0+7)(h e—hey)—
foaesho Thb, 5B, v & &1k, TNE
NESY— BT 2 FEOMEHIE. H
U A, (F5 Y — E A BB OliERS
WThHb, i, a BFEEY —EAXHOFE
i B EIE. 0N BRI R OB IR
b 28E&. Thbbn/nTH3, AT, &
KO EON—@FFHEEHRL. 2LEABCTN
EXFOBLLRRBHLHBEARZTNTNEE
Fithr, EEEFEHFOLDOTHL I L ETT,

BRFNITE

33 a =7 4 B, Y- RATSY
BLTWE I EEFRICANDD, BIROTFH
FRID b L CHEROHSWEEBRBERERICT
58 UBOREHERET 5o IhPEHLE
N27oE, BFR2 3 225 4 BET 3
TRTDEROBEFZH> TV 5 LRET 50
EHRHL, IORMHEEIRERD, Kim (1996)
R EELBORER A RET 5 €T VER
BLTw3, BRCBL THEREOTREMR D
WTHIREREA TV B, I 2 TRETED
MR L 572,

232274 BIFORAR. ERB L EEE
EREEEL T 58T Tildey, EBICI,
MARMABCEESL S, 2L THAFELED
TR ERXI > THRADBED SN TS, L
L. 2o DOARPREFICE>Car br
—VERTWVWBDT, 22TR, 332254
B2 MER R E L TRDRI bDEL X
29, £/, HEmomeslEicT siz0ic, &
ITRINSDBAR YO THS LRET 5,
Tabb, 33227 4 BIROFPERINIZ.

pH (p)+tY = ncz (3)
ET 3, 22T, Y=y +H 2oy TH 5,
A5 1 HIZEEEERIC & 2B, 582 EIX
ERBUCE BN TH %, ARy - R
1HEMERT 20 cIPOBBBH»LLDT,



FHFT 3 2 =7 4 2RO AR/ — R
WX X TH S,

32T ABNE. 23 225 4 OHEN
BB BRI T 5 hHl > THREIHLE
iR R XA 52 L3, FHEI D
ET %, e EAREIL.

W=Ww (VlR, “e V;R, "'VnRR, VIO’ - V;O, -

Vio)) (4)

£ 5, viie vORThEThEEFEMT L5
KT OMEDRAER TH 5, WiTTRTD
M AH OB EIRET 5, 22227 4
BT, BOREROEESFEY —EATHD
Wi EL TEEY — CADHEEMBEPLE
FEMEAFET 5 L2 EHCAND D, BUF
DFHEFHITHHQHDHETITI I 2 =T 40D
HEWEEBRBU)NERRICT 5 X 5 CBORE
BrERET 5,

2 RENEEEERE

a3 a4 BURFI, BOREE L L THEA A
HY— R, ERBIE, BCEEBED 3 D%
b0, L, AT, ALY — 2
KR —FL LT, TOEAZEEMLETEE
EMT7 74 v AT 25L&, FRBLEEER
EREBEOBREZAKEIED LI CRELZDM L
WY FDWTHNETLIY A3 3 a=
T 4 B O TFEHHRICHTT 5777 o 5
B OGhAEARY —EALHD Y v F—{fitk. H
503 % 2 =T 4 OFBORAEA & FRS
LIENTED) LTI 7097 VB
2L ETHIE, B&EEOO DL
ToX3Eh59,

L~ —Hmd s HTIs >
+A[m{+rH(L+&)%%}:O

L — —nme % Hms R
fYH7+A[ﬂ{G+£93%+Y}=O(&

L — —[epH+tY —ncz] = 0

T eI i, #hEnfEEY—ER
HE OSBRI & TR O S BLEFE 2 R 30, fl
ZIEHEEY - EAHEOSERE L 3. BER
DFF ORI A Ot FH % 2 DEROE
EY —CAEEN2BCED 2EEIC L 5T
BYHLLDBDOTH S, AFEO LS. Rt
HrEAEEEHEEXAL TR S HEIE.
Rty L EEEEMHO 2T hO S ERE
WY 2—b2DO0CRLIEDDELTERT S
CELHRETH D, 1oL, FDELEDY x—
I, FEY - CAHBEOSERE TH NI
it a8tz nenofEEsr—-8
AEBEPFEEY - EA2FICED 2EE T, Fr
FitH Thhid 6" (= Ho/H). BEEFEF
ThhiE1-0 Th 3, FRic. Fiid D5
BHETHILE. BRREHO Y - P 0" (=
Yo/Y)., EHEEHHEOY - 3 160" ThH
%,

%%@Eﬂ%%@ﬁé%ﬂﬁi%ﬁ@iﬁt
EBIHTERT S EIRET S5, RS
TLOMREOE I BWERE LD D RERES
L3, s LEMOBE. FIBORMAL
FOHSRIFMA A & LRI &, 2 he
ZEELRELENOLTHE, TDHBERHE
ORESERWL Z k), BEEEHCLS
BREHoRENSHATE 2, Tabb, {FEY
—EAMBOHEREOELPKE VLI E, F5F
PR HEEEERIZ L D WER &
D, AROL iR CBEEEER O &HE
K& L2 b, FAfKC, FGOSEREE. &
RoOpiEORAYAOHLE/EHE % % OERO
FrEN RO G » 2EE 1 & > TINEF
LD TH D, KR TRAMBIENMENICS
ZohTEY ., ERBSHEME 28 L e
WEET LI LRRVWERELTWDLDT, At
BOSRRFED 45N EZ o0l b0 L
LTI,

ERBELEEEEREHNT I 2 =7 1 BUF
WEo TRlEIRRES NS tThiE, 2hEh
DREOEA I 6T 777 Y 2 I —

S & REFERIR LS



HLiadhEzsnzwn, 2%, QR0
BB ORBERESHACT r ZDOW T k.

_ 1
=
Es

(e:hy +aeyh - §"geshoy) (1" 1) +(heay +aey BT - I15)
(aey ~y) B (1" ~11)+(heay + agoyh) IT*
1820, b L, FEEBY—EAEEOSERE
AR O SHRE E — BT 52 61X, mEkE
EBEBEE (1/e) (ITM/ITM) £ > T, 23
2=2F 4 OR\ZIGELCTO & lee OB OE %
L2, %0, RELEEEEREIZ. 2332
ZF A SEBREBOADE 2130, FESE
FHEOADEE R e &3, BT, (£
FY — EAHBEOS IS EEEEIR L
FiEF OB T—ET5E I ThNE, 1/ea il
BEESHIC L > TOESY — E AHEBE
FH—EALEKISEDLEE (1—-0") 2F U2

x5,

2% 2= 7 4 PERIE E EREESHR LY
NHDOHIZ L > THRENTHEIHREOREL
BIEGEREXEEET LI LIC > THERIT L
DEEEERL, FIC, ¥F33 227408
BHEFEMFOLLOBRIN L —2D0nT
HEI, hE e, asy by, asy EhBSEFNF
NHEL Tl Wi REDS LTk, LT
3K b 7z Fd 7 [ E B RE R R 1

& 1 (estoe) (IMi—IT%) + &8T5

& (aey—1) (ITR—TI¥) + 51T
LB, & BEEY - R T s EEEE
D& TIEDE. & 5 2 Lidigwv, i
FEOMAEH D 0 THRWRD . FEY—
A B O ERFE IS O SRR & —BT 5
o, RESEEEEREE e TH 5,
FoEEX, Kim (1998) »4Ef Lz & Sz,
FEEEIAEHFC Lo THBEINTWEDT,
EREFEETC X SHEBRER T RIRL b
DEFERTEL, bb2A, —RICBEEY—
U AHE ETE OSBRI Bl v, EF
Y —ERAHBEOSERELRKEVIZE, T4b
HLREEEERS L D SIENTHINIE D 51T L,

16 =W LR 007EEES

SELEEEERBIREL RS I EHRTE
%’ 12),13)

33227 4 BREREFEOA» SEBRINT
WABEORE L EEEERRIX
o_ 1 (Es—&ci) (Ho_ o)

~

e (aey—1) (IT8—T18) + &51T3

Ll b, FEY - ERABEBEDOSIERELIRO
SEEHE E BT bR o iE. BRESEEEER
FiZ0 Lo T, HAATEY —EAZHIET N
TERBICE > TTI 7 AT Y A3NB LT
%, TOBEMZ, BEEERETHTL I LI
o TETZELOREE RBLL T, FFXREHE
K-> CEEERERL D b ERBOIE S 1Y
Lo ThHS, EEEFEHROADESG L
Ak, FEY—EAEBEOSIRELSKE
FE, RBEREEEEBRRIIMEI %2 2 L 05k
RTE B,

3 BEREEOEI

Bifi i, ALY —E R DOKEER—EIZ
Lz &, TOERAPEEB EEEEERIC &
S2T7 74 F Y AT 5L EDRBHRENCDWLT
Hlz, Lid L, EEICIIEERES & BT EER.
WTFNOBESREEIN TS b Tk,
MANHEY —EAOKBEE—BIZ LI EE, £
Ef»sBEEERAOY 7 M2 L5023 2=
7 4 ORBEREOEIZ., HeWEERE 2
NODEHTEWMNITEHIEIE>TKDBZ

ENTED, FBRIEIUTOLEBYTH 5,

1l

aw = [ ~HIT"23+ HIT392 | dz
o+~ H22 HTs 20— VT e ©

Fho. BOREROEERIX. I3 227 4 BUFD
FHEHEE EH T Lo iThbh s, Licdio
. BREBRERTEMT TS L. LUT O
2G5,



[pH+rH(1+&)%B]dr
T
—FPH(H19%$+YLM=0

AR —EADKESL—F L LI E £,
(MR E=We T &5 WERR»SBEEERICY
TEBMTebN I EEDT I 22T 4 DRFE

EADEIE, (TROBRZ6)FILAL., &
SO BEOFERERATE I LI L
>,
aw _
dr —
nph (8)
(1417) (Res—hea) y —0"aghoy —1(1+e) wey I

(~& 1+ vz 1) agy B+ 6" hoy) (I1"-11Y)
+(hea v +ae,y ) (TI5-TT8)+ res (eyy h+hea v) 1T
+res—1) (agyy b +hea v) [1H]
255, AAKEINOFIE, 4 DOE» SHHERK
EhTws, H1EE, ERMN» & EEEER
ADY 7 MZEbLRS AL 22T 4 2FEOFS
BEIRTH B, FDY 7 ML AEFEE~D
R, FEY-CAWEELFEOZATHO
SERHEOR/NBERICKE T 5. F2HIE. £
ERio o EEBEBNDY 7 T b o> THE
T2EEY — ERMROEII & b &5 FRiH
BHIZE2TDF+ETNV - FAVERT, ZD
B RRREEOETY — A EE LFHEOS
BURFED ¥ v v TWHKTF T 50 & 3HIE, R
HRICEEEER TR I L TWwWE 2 itk 3
EHDORFET, FEEEBELTIATH LR
D ERBL SEEEEHRAD Y 7 MIREFE
ERFEASCIEICH S, F4HEIZ, EETH
HCEHEEER BRI N THAE L5/
BiEHIR T, BEBENOREIFEEEERM
ERRBEHELD /NI E S DIKET %,
3% 227 4 PRERIE L EEEEER T
NP DI L > THEIN T AEEOREFE
EOEbEAD L, FRITLDBERER S,
¥FF. 23227 4 BEEFEEFOALO T —
AWXDOWVWTHE I, FLERBRIZ, h & ea. asy
Ey, aey EhBZNETNMHEEL Tuzwnén

SREDS LT, 23 a7 4 ORBEERDE
1tz
dWR
dr
_ (—es 1+ 0)+(zes—1) wey)
“"h[<1+r> (5—eo)+(ream1) agy

(res—1) €§ y]
(1+T)(€d e)H(res—1) agy

(ITR—1IT%)

Ll b, FHUKFEROTOE 1 HIHERSH» S
BEEEERAY 7 M2 & b5 BORRIRT.
FET - AR LGOS EEEOF v v 7
DFREE. ZOMOMBIERMTHLRY., IE
DEEE D, LictSo T, EFEF—EAHED
SEFESTEOSERME L D b REWED
BWEIT N, BIEEESIERINL LK
> CTEEEEMFOEEY — A HE OMBENE
(BEM) WEVIZ L. ERB» O EEEER
ANDY T Mk b S RIBEE TS ERIE %
WUCENL @) 35, —FH. B 2HEEEE
BEBROMBESEE TH 225, BEEEMRE
DREHE L D RV KR EIN TR LR
h, BREEZRHEsND,

EBRIZ, 22 2=7 4 BRERERDAD 7 —
AWDNTHATAL DI, DL E hE e
agy Ly, asy EhBZRFNAHAEL Tk n
EVHIREDDET, TLa=7 1 ORFBKELE
DEAIE

dwe

dr

_ (—es (1) ed+resaey) m 11y
nph[ (1+1) (5 —es)+ res ey (IT—113)

T€s€d
+ _ _ ]
(1+7) (e5—es)+es ey 118

L%, EEY—ERIEE EFBOSERED
Fr v 7OREE. TOMOHSERHMTHS
RO, EDOfE%E L5, Lich-> T, FErEkkic,
BIEEERIER SN S Z 10 & - THsit#
DEFEEY —EAHEOWHERE (B 25580
EE., BEEEHRADY 7 Mok b o REE
ER3HSEMREEL CEL (UEE) T4, —

'HBH L EFR U



2 —EOEE B ERE L mEHbE L OBk
(%)
0.014
0.012

o 0.010

0.1 0.2 0.3
Fa L

. B2EOBEEENOHEBE LR E A5
E. BECEERENPIEOER E WD, 232
=7 4 ORFELREET 2,

4 RIEDH

BHETikAT & i, FEBLEEEEER I
OHEOH AP & > TEELRIFEE - T
Wb, EXKEEEERIZ. HRNICATHE
hiBETHL b, LirL, PTEH
bR T % 72 2>, EBLC B 2FEELD &1
BRAOBITIIET s e, HiABBLTH
ZOREBIILETH S, AIHITIHERE & EE
HERW L > THAATERY — X037 7 4+
YAENTWEEE, ERBH» & EEEERA
DOEESREFEEAI RIZTEEC DL THHF %
otz ZOFER. EEEEMEDKIEL (F
FH—ER BRI 2 2h 2h oSt
DX vy THRFELDOE T L TEERE
BRHS Z kA, TIT. 20005EDF —%
b LI, [EEEEROESBE LG EFE
Y —ERDOSGEFEOFX v v P ERTIEE A5
HL. ERBOSEEEERNOEEILL 5T
WHRLEEEL DT I 22T 4 BMEFEED
LR LR 20L& 5,

9. BEBEOEDBEICOVTEHEL £
I, AMETIZ, EFNVREE(T 012, [E
EBFEBOBIRIE., FEY — w3 2% H
B, ¥ebb7o—t L TORTEERBR L &
2 T 203, FEICEE B EDL L & PER % 3
BRI L UBD, EEFROEHBIC T EEN

18 Z=H EELHRE 2001EEES

(X 3 — SEAhELE A AR & A I ¥ OB
(%)
0‘014%

0.012

’xJJ 0.010
4 0.008
?: 0.006
5L 0,004
2

0.002 L
0T T T T T i .

4 6 8 10 12
N (BT

Twd, Lictd>T, KR THEmSI NIz & 21,
HEFEETBCB W, REEEEEBENE
E— B ARG T 2 RSB O M L v
O & &, AP % RBUEHE & 3 2 BE B AR
EFZOBELD bR Y/NSLI R I LICER
BT B,

EZAT, BITEERELERT DI LIXZ
NIF B 2 Ty, bBEOEE I
TLEEEEB L. L TEERCEBEIND
DTIRL, IHE S b b DORIL RS .
—RRIZ D b b DO DOEIMBIFRIE LMD kb
TEWEENE, EEEEBOBEREIT]. 4
%THDW, I TIREEEEBROESBRE L
U T, [lE & RO FEEEE TR L 72l % Fv
5, Ak, BEEEEOESBMEIL, BEEER
FEARTBEOTBMIE TR LI TH B RE
B3, HHOARBE O TIBMIE 7 — & " EEL &
Wied, e X3 282w, 220, FEiE
IS L O bECEEEIND 2D, 22
THE SN2 EIBLITEE L D b @A T
ahs,

ZDXIWCLTRD SNl EBER, &K
fE1.33%. &/IME0.37% T, F0.71% TH %,
Ik, PREhL LD, BERED] 4%
LD bR DEVWKEEZ-TWVWE, ZheD
EiX, B2 CHR LGN RBEKELD b
HEVENI Ebnd, KL SREE
EQBFREAL D, B2, ftc & T O
SEEEEDEIFLE, M 2 0| O ERbE
BE o TEAARPE LN TS, DT T 75



4 —SEEHDF v v 7 & L £ OBIF
0.015 > )

&

0.010 .
AL 0,005
b

0 -
0.005

7'—0.100

—0.150 T T T
0 0.1 0.2 0.3
mER LR

5. BEMEESE VI . ERIBEHNE S
BoTwBIENbrd, iz, K3 OEHH
REANOEE L OBREAZ L. AOBELE
WERTHIZ &, FERBEMEL ko T b,

Rz, FEY —EAHEE LBOLBERTED
Fry WO THEI, BIHZEVWTLH
FhOSEEMHIC DWW TEB LA, EEICE
B35 LRBSRIETHEV, £ %D
{8 % D3hFRIBEEIS W T SRR A BESCE A
BLENSH LD, FRIIRETH S, FEIHT,
FHEY9— EANE L TR0 TREOMER. (£
Efi & FEEEROREE D 5 i3k 2 3l
IS LE B L BHT,

L AT, BSHENTH L0 RENTH S
HES LR S L3 LY, KT,
BUNOFIESHAMENEWIZE, LY RENTH
BELEd, ZOFZHCILTUE, G oEE
Y — EADSRFHEE £ nEnERBUN L BE
BRERINOFEH# It LTERL. £OME
WMIMEDOER b - THE LEEY —EADSE
BEOF vy 7T I LN TE S,

BB & [ & & EEBUN D RT3 1 2 #R
BlicHist 22 Lid. T DOLENOTER
VW, WEN L THETAE E U TEELBERTIEH
35, FOBMEBERIMABECL>Tayba—
LENTWD, Lichio T, FEHOERBUIL
r HEBERNOEH# L. SEHO S
e ORI CHHORBMEEZ 3 >~ b —
AT HIT B R B L WIIRED D & T, #l
F—S AW THEF T2 TE S, £2T
20005EQ 7T AX IV ay e FT—FEHAWT,

0.4 (%)

5 —HEEFEOF v v 7 L ADFE & OB

0.15 —
0.10

ﬁj‘\

B 005

i

) 0+

2

¥ 0.05

ya

7 —0.10
—0.15 T T T T T —

0 2 4 6 8 10 12 (%)

AIBE FE#ER)
FERBUN & [FEEEERIGIN I 2 S %
WSt U 7e, BRI Y FAMIE. F— 5 HAFT
X g o 1SET R & AE652TH 219,
FERBIN & BlEEERIOFTS#E MO R =
T 5 Bz, SRBIEH L U CEBAE RS,
HBES e NOBEORXXE, 7 L THEBNAAS
rEREROZXE RN T, Gt s &mi
DA BEH. EEBN - EEEERINORE
B KESEE L TWREEZONEDNS
Th B,
FRBIN OSSO ERIZ. UMTO
LEDTHD,
log (IT) = —3.45+ L01*log (INC)— 350 AGE
(—18.51) (56.94) (—3.65)
+0.0050*log (DEN) *log (INC)
(1.11)
+0.31* AGE*log (INC)
(349)
R? =099
2512, FEEEFERNOEE M OHEHS
Bk, UTOLE0 Tho,
log (PT) = —1.41+0.87*og (INC)—12.45*AGE
(—3.00) (19.43) (—5.16)
—0.0045*log (DEN)*log (INC)
(—3.97)
+1.17*AGE*log (INC)
(5.26)
R? = 0.94
T, IT ERBI (M), PT XEZEEE
BN (). INC i SRB N RATBED (M),
AGE 12657850 0 i > 2814 (%), DEN i

Fhidid] & REFEHR 19



AOEE (N/km?) THoB, £/, AvaH
DOFEIX t fEERT,

FEHOERMR & BEEERZ N OB
WXt ARSI R e & e & TR, HEST
RS

I = 1.01+0.0050*log (DEN)+0.31*AGE

I = 0.87—0.0045%log (DEN)+1.17*AGE
2185, \Ri. FEY —EX LFHEOSECES
HDOXF vy P12l =Iw—1.: LTEET 3,
B4 25, SEFEOF v v 7 LRk
LDOBF, o RSEREDOX v v 7L AN
FEEOBEFRBENENEINTVE, Ihd
D5, EEMEDHEA THIETIEE, £/
AOEEI/NEOETIEE, SO X v v
TRIEDER LAMEAMICHZ I EBbrD

IhoDEREDb LI, BIMTREMAL 2.
AN —EADKEE—FIC LTk 2 ER
B SEEEERADY 7 M & 5 REBEEEA
DHERERT L, LTOLS s, £,
ERBD S EEEEBRANDY 7 Md. FrgRittE
DEFEY — ERAHB N T 2 S ERE LSO
SRt E LESRY | FEEMEOETICL 3
FrEFN - uRAERE, BEEEIIELT 2
EECH B, DF D FELESEOHURIZ E
(R AOEEN/NSOHIBIZE, FvE50
0 ZDFNR & o TREBEEDEAL =48  {EM
hHb,

(7. EBEOBREEEREIL. RBBELD
B D/NEWERES, Lo T, §8F
FEHHFOHE . HBEHMRC & > TREE
ERYEIH, TOBREISHEENFV IS
2T 4 Y, ELAOBENNE w2z
TAEENELS B, B¥ES, Zhedas
2 =7 4 CREEEEBRENR S % 2 H
2o Thb, RREHFOHER. FEEEER
Y7 M T 328 0E - TETIELADREEE
EEEAEY. TORBEIEEEEREIE
% BERENC B B R CEIE <. AOBEE N
S VLHIEIE E K& WY,

REBIZ, BOESRICOVTAE D, B3I

20 FH ELELMERER 2001FEFS

THIz& D, FEY —ERHEED SRS
S OSERHE L D bR ELEE LT, ER
Bim o EEBER~DY 7 MIRFEEREL
E82, D0, EREENHOHBRIE L,
T AOBEI/NS OHIBRIZ Y, EFEY —ERH
BLRBOSEREOX v v TIERE L. H
BRI L 2 RBFEEIBLT 20TH 5,

DL, ALK —EX2—FI LT
F FERB> SEEEER DS 7 + PEFE
ERUEBSELINE D . FHAHESE. Fv
BS54y (aR) R, BROGT 2E
HER (=4 F ZFHR) . HEBEwmHME (77
AFR) L 4 DDRROR/NBERICE > T
Wb, 05 4 20MR T, RREFEE
HEEHEOERZ T TR, BRERPAO
EEZEII 227 4 DBRESIKBENLEDT
H5,

Ebi)I

AREIE., AN —EADKEL—FE L
T. TOBERERBLEEEERTY 717
VAT B EE, BBERELIZED LD IKEE
Wk 200, ML SEED 507 2R L7,
o2, BENRELAEIIHRE > TRV
BT, FRBEL SEEEERA~DY 7 PR S
NicE&, I3 274 OBFEECEDLD

BEENREPIZ DOV THEBRN RN ERAT,
ZL T, 2000F 2B 2EET—8 #HAVT,
EDE5%33 a7 WMERB» SEEHE
BADY 7 MZE > TREBEIWE, bW
BELT 2005 A7, ERRTHWIERET
Vi, BOEEO S LTRSS TEY .. B
LOHEZ D ERBLTWLE DT,
LU, D FEbhnEas, s uIn
2T, MIABEIOHY FiFII2a=7 40
BEEERKEREE R RIZT LW RENT,
H T BiHNC BE 9 5 MY 0> D EIER R AT 2 E
BLTW ZEBSBRETETERLRS D,

* AR, REBERFET7 V7 RKFPENEL > 7 — O E



B ks [HBZE 7oy M kAl cRES
N 7253 Nakagami (2006) 2 X—XZEhLrni- b D
ThHb, INET, FEEFEWIRSPHEE KDI School
of Public Policy and Management TR X /- 2>
T7VYARBOBWIHEERERTEW, £LO0HFLA»6H
HBhaAyrE2niiZwni, £Ybiy. Korea Insti-
tute of Public Finance @ Junghun Kim #d%» 5 i3,
VI VYADEBRELELTCTwhRLWE AV N
WwhetZwi, L, FIiORIrodEzBSA SN L
ThiZ, KOTAY MNIHZ EZABKE L, ET,
EREEELS B L ARBL TREBRERFEROH L
HRED L EARERREDT A Ry vyarhrsd
(D 5B, b 2A. ABIBRINDZ T
i, ZhREFOEITTH 2, R, B TX
FIEFGTRME] » oM EZTLEEBED S
oY bO—BELTEENLDOTH S, MHK
MU, SBLTEEERERLZY,

=3

1) KRETRFBRAENEEZONZLDEL, F
RBWC L 25BY - EXABFE~OEALAZELC 0D
DERETS %0

2) &M Wk & L T Epple and Zelenitz (1981)
& Henderson (1985) 3% %,

3) LELE. ez o Lo cesvibans
ZEND B, REBHNZFTwHX L L T, Epple and
Romer (1991) »5% %,

4) BHFERW DWW TR Nakagami (2006) * &M X
nizv,

5) Blzid., 20&BNZ DL L Thoi (1999)
H3,

6) EB, FRLSD T VAT 7y —SHERR
LOTERL, NERKREZEWSHIED H 3,
FRTRZORZOVTRBELE L,

7)) BiTo#ARE ik, ERBEBHEAREZFC L -
THREEMNCIY P —-LERTWL 2,

8) Nakagami (2006) &, HEZ T Tk 2 <AL
HEy - A bEBFCRETLENE r— R, 5K
FAFEY—EXE 1 BAEMIL20LBLER
PERBEEEEERZINTNT I 7 A+ VAT 3
T=REDOWTHHET RT3,

9) HEHAFEIC DWW TiE Nakagami (2006) # & X
nizn,

10) BRSO 2641 7 3B X, Boadway and Bruce
(1984) BRI hI2\»,

11) ZoFRE. Kim (1998) R, H 25 iz
WAL Twvb,

12) ZOMOMMBEERTHZED . ae,—1<0 DY
D,

13) # O M > v Tid. Nakagami (2006) % &8
Iz,

14) BEME (X vy 7)) 2FABFEE LT 2H550E
EHEERE, FEY —ECXXHE (7o —) P2
B TR A0OREEEREEEN TR 6. o b

Thid. o= rnr/(1—n) % 3EENH 2,

15) ZDHI 2w Tid Rosen (1999) 2B I Nz,

16) 7—% 72 5 W EIES T OFMIC D » T, Na-
kagami (2006) &R Xhi-\,

17) ZOBRBENREERZ. BERBChNLITHRERR
BEREOAPELIWLE, FhUAOHRETDH
NEVLEREDODADELIWIETH S,

18) 7272 L. QA» oo R LI, WTFhoPR
LBOSEREBETOKSE SICHVEKRET 3, EFEE
EhE SREEXIR . AOBEMMEHIRIE
ERREOSERSHE L KELS B I ENRENS,

LEIH

Atkinson, A. B. and N. H. Stern (1974) “Pigou,
Taxation, and Public Goods,” Review of Economic
Studies, 41(1), pp. 119-128.

Boadway, R. W. and N. Bruce (1984) Welfare Eco-
nomics, Basil Blackman.

Diamond, P. A. and J. A. Mirrlees (1971a) “Optimal
Taxation and Public Production 1,” American
Economic Review, 61(1), pp. 8-27.

Diamond, P. A. and J. A. Mirrlees (1971b) “Optimal
Taxation and Public Production II,” Awmerican
Economic Review, 61(3), pp. 261-278.

Doi, T. (1999) “Empirics of the Median Voter
Hypothesis in Japan,” Boadway, R. and B. Raj
(eds.) Advances in Public Economics, A Springer-
Verlag Company.

Epple, D. and T. Romer (1991) “Mobility and Redis-
tribution,” Journal of Political Economy, 99(4), pp.
828-858.

Epple, D. and A. Zelenitz (1981) “The Implications of
Competition among Jurisdictions: Does Tiebout
Need Politics?,” Journal of Political Economy,
89(6), pp. 1197-1217.

Henderson, J. V. (1985) “The Tiebout Model: Bring
Back the Entrepreneurs,” Journal of Political
Economy, 93, pp. 248-264.

Kim, J. (1998) “Local Property Taxation with Exter-
nal Land Ownership,” Journal of Public Economics,
68, pp. 113-135.

Nakagami, Y. (2006) “Tax Decisions, Local Expendi-
tures, and Economic Welfare,” mimeo.

Pigou, A. C. (1947) A Study in Public Finance, 3rd.
ed., Macmillan.

Rosen, H. S. (1999) Public Finance, 5th. ed., McGraw
~Hill.

Sandmo, A. (1998) “Redistribution and the Marginal
Cost of Public Funds,” Journal of Public Eco-
nomics, 70, pp. 365-382.

Slemrod, J. and S. Yitzhaki (2001) “Integrating
Expenditure and Tax Decisions: the Marginal Cost
of Funds and Marginal Benefit of Projects,”
National Tax Journal, 54(2), pp. 189-201.

TR & REFEER 21



R DR D T

RHEEBXER - HBs i 5 OIER) B DR

(% S AL TR 31 TS

1 ARV L EFIEOIERSE

AL L TE O E S BOR BAZ I
BTN TALY, Zhid, BEFHZIE. H
TAEIC B8 W» T, B3 2 EIRECS 058 Y]
KEINTBST., MR IFEL TwD
EEEW%RT 5,

O XD, THFIA ISR NEET D
BE BT, T SO R 2 A U
T LD EOGRE A HER T & 2 BRI~ L8
BLTWZEBFREINE, LLEDS,
KB E LT, KBBEENZS L AZRISNL0D
. ED XD RHlE LOEAVPTBICFEEL T
WEDTHAIDe DS RBEICIEZ S 72
DZiE. BHED LTI BT 5 IEFEME DR
HEREMCHET S Lk on s,

T, FRBIIBOL TR, 2 DOHEILDH%
Fid 5. F 10, MR OEBATHHHIC
BHHLU. THAIAOIEREEOBRE LM 5,
B2, THFIHOIRZRE L EE T 200
THF HEBORF 2 BET 2,

2 A ROIEThER M & INESIRE

% - REToIrth & L HFI RINEE

THIATSG I B L T, BRI IR EL—
ETHDIbiz. FYEREED XD ICHS
LT O» Lo M, totEESHETR
BB nTy, SV BEELRFEEE
%5,

UL, g, RBEOMPEEL 2L LW

22 FH EFLMREFE 2007FEEFS

IR AR OBW I, HrotM I LB
WG R SR B o Rk R
b, soctfAc3AEEEEs e
5. ZOMBEEEHICL TWw 5,

Z I TR HHTEELRIERATH % 5
FNEFNOSGEMN L EHATEEIX. bokdb s
W ERT 2 2 DT E L LD kR
PENT 5D LBET 5, & 512, AT
THFIHFRE OB OETE AR E L, ME%
HHET 272010, BHEA - FE0 2 DOR®
WCBREL., T VEERET Y,

EFlo, 2OQMFAEEREL, FE1HCE
W TYPERRIREDNTELL TL 2 HEE&E. ¥
KRR LA A b BEERYGL) Ik
L7225 2T, D FuEEBSEsn20OTHL
E. 2 CHBRRESER I NS O
LIRET 5, HENKIZ. ThZThotHms
B0, T FhOLHFIRIC L D EEBTE B
W A ERERF > T Rr- 2D (IBHRO
et . BOERERIFEELD 572
J T HHEYR R A S TS
7oz, FAERICIES F X R ERHE
WHIEL Twa,

L»L, 2O HFARBCET ZMETDH S
Brueckner (1980) & Wheaton (1982) T i,
—EDIRED b & TREZHRAFENTRbNI S
ZHEERD I D CEBEL TV A,

VE—VC>0 (1)

ZIZT. VRIHERINW - AEELSES
N2 INAOEGREMME. VO IXRED &>



L&T - bUA

19674 F N, 1994FEFRTE
KERFIRBETHFRFHELR
2R, (M) B AR B EH TR,
()Y 2 — rMEEHREWRRR
T, RBE. BEXZEER
IR ENHUS,

& 3 : “Pricing  Structure in
Tokyo Metroporitan Land Marck-

ets and Its Structual Changes” (X
h

e - ZH0

19714 F h, 19965FE 5 L5z
KFBREFHEHE, 2003F KR
KEXFIRBEFHREHE LR
RET, 2002 4 B & HEINK
FREE IR,
wWX:(~FzZw2s 770 —
FILSLBERONBRENE
B ED,

SEFE N REENAOHS REMETH 2,

Munneke (1996) & McGrath(2000) (1)= D
A TRINES OB L > T, HEFEOM
EREOBESEL200%E 70y b « 70
PRALTHELTWS (77l EBSHY
A THOTEE), FHRIZ. £ 50WEH()
RORGAEZFT 2D TH -7z,

—Ji. NI RO RFERLE TR EED
BRI & B EHTEROK TR, Ml T &
ZEOEROMERIC X > T, BHERL D EED
BRI PEL L HHEHR (Wbwd [V
¥y 7)) BEEBINT, LHITSNE)
KR THszoE, BN TMTESEITLY
BT HEfR S Kb 3 FE % EINT 513
TTHZ056, 25 LIDREORIHEIZEER
POFE~NOREHBEOA T 4 TEEZ
%,

FZTCEARTE. BEH - FE0 2 DOMR
WIRE LB SO L #FFHBIR =% 2 | BHA
B L MEEREFEBOHEE %@ U THFEERLE
O HAHOIREDOBRAABRT 52 L
Lo, THAIHORAREE NN - XD &
5 BEEEMENDH B OLEMTT B,

NI = DWEETET IV

ARk, DHAAOHRREOEH 2 H %
e, MEOEMFIFAO L E THREL TS
INZE & Ao LRI B L 7 BRI R T E B
INZE % B L T, BEVEAL 0D L E Dl
WSS & [HSER] THE EERT %,
R UDIIZ, HEERER B 2 BHEAFATHO

R AR EETH L OB THET %,
ZFDIzd, ET. HBOR—R £ 5 REHX
EOBBATHE T 25 EREAE R HEE T 5
ZehniRU 5, BHEFEL FEETDH
5 REOIMITHORFE & L TREENLHD
THY, EVRRATI 2 —3 g OFEKE
PREBOFEHO LT S, RXFEOBBERE
BREWE->THREE NS (Shimizu and Ni-
shimura 2006, Shimizu and Nishimura, forth-
coming) o

% 2T, BEREHRBES. QR0 XD Kk
ET 5,

logRO/FS = a,+ ;alh lOth+2a2i logZ,

+2a31-LD5+§a4k-RDk+ a5 TD,

+e 2)
RO : A 7 4 AEH
RCy: =y a &R

Xn I FEEK
FS ' #HEHEHE
WK I B&HDERE TORRM
BY ESHEK

ACC : #L & TORFH
Z I ZEOfMOER

TA ! ¥REH

BS o\ —HE

NU : 8F %

RT : TSR

BC : = offio&WEHt
LD i K52 — G=0,-D
RD #3852 — (k=0,-,K)
TD :Bfgs s — (1=0,--,L)

o, KETNLNTER., BEEMHS L & bfE

TR A OIIREOEA 23


nishimura
テキストボックス
（清水氏写真）

nishimura
テキストボックス
（唐渡氏写真）


R1-—FBPEET — 5 OHEHIN

B/ME SN Tyl | BR¥ERE
(BEy | 1.815.00| 13,310.00  4,851.48 | 1,925.12
ROER 5.00| 6,174.00| 264.02| 309.87
BLER 1.00|  50.00| 12.46|  6.25
R Tm 0.00| 55.00| 16.19| 10.29
WECOEM | 000 33.00] 413 2.9
SRR 38.00 | 49,786.00 | 3,426.36 | 4,520.41
AR =13,147

R2—ETEHT— 5 OfEHSH

B/ME BAfE FEE | B RE

R [1.600.00 | 13,300.00 | 3,248.26 |  824.90

T 1400 119.97| 41.03| 20.63

WLEE 0.00] 115.00| 10.53]  7.17

Re T 0.00| 29.00| 9.26| 7.8

M COEM | 000  28.00] 6.76| 3.8
BuhAL—488,348

EMGEOHK®2{TR) 2HAFZETVEREL
Twb, ZIT, EFEICNT 540 EREE R #
BT b, EBEBLTE, BEMAOBEHO L
TR LE TOEEE (ACC) ®
mHFVERE ColER (WK). £2F5 (BY)
bz, BEREOBEYESEHOMOM
BERXL > THRESINS D EREL T2,

B5W, BBV, BEHENRLICIT
32T —LROESELER L DINKS
ZO/NEREHEIIMT 237 YA TD
FEER., RSS2 773 -5
4 TROFEEER TR, liBHEErZhEThE
RHAZEBHNTVWE, DFH, HeH-.
DINKS ZFo/ Sl FifeERELTw3
RBEH T TR BB E R D . ThEhE
AT o, £ 2 7, Shimizu, Ni-
shimura and Asami (2004) E &, Zho
DOIHFHEEBANT 2 B TEEIRDL I %
ETAQRIC L VEET 2,

Dmir:if FS=30and Type = 1R, 1K

then 1, others 0
Dmps :if 60<FSand Type = 2LDK, 3K,

24 FT FEIHEFR 2007EFFES

3LDK, 4K, 4LDK then 1, others 0
logRC/FS = ap+ ;am logXn+ Zi‘.am logZ:
+ %‘.asj -LD;+ ga‘m-RDﬁ 2351-TD1
+ S (logXn) (Dmig,m)
+Zaom (logXs) (Dmpa,) +& (3)

IOk RS AT IHER R R T &,
#oE S B L 2 EEREEFIA L TEEY
B BTN ELRIES 5, BHERA b
v 7k, [HtEYF HER#EE] CGRAEE) O
T—= 52w,

HEFTTSOESREO 3 A » 2 BHEFTEY
FRAD & & OEEEMAIFH OIS 2 8B
N EBLHAIET 2 (49K),

Excess Return (ER) = 2 (RO —RCi)(4)
ERit : t BT 1 S OFBBINIE

—MEEC i, BEER L EEER R L
BRI, FEER L D bBERER OIS B
BOELSMEREICH S, Ik HHF] B OZER
WA BN EEZ 5, TOLICEET S
ELERSOWk 3 b, EEGRBNEHAMER
B EEISTZ ek FESIRESTELET S b
DEFEZ B,

3 THFIADIERFTMEDRIE

T—I~_—ADEE

I CRELETVEHRET 20, B
HATER - (FEER B L UBEFRA by 71
T23007—FN—ARHEET 2,

29, BHEIERT -7 onTiz, %
AeETHEYIG R BREEES I L > THRE
ANT-19914F 1 H 2 520045F12H £ TOREF
— I ERAVWBEIEELR, RTF—71k, L4
81 2 AERC 1 A3U4THD T — 5 H7F
FELz,

—H., EEERFT -2 onCiz. ET
EEE® - S8R sty 7 r—10) ©
B SNERE BTz, 199140 520044E12



RI GBI ERR

ERMREEN
R t
ER 8.374 181.483
FS : SHmEE 0.190 59.102
BY : $485H —0.093 | —24.174
WK | BZFE % T ORI —0.219 | —46.556
ACC : #ul» TR BRRE —0.112 | —25.362
TA | EE~PRER 0.051 16.932
SRC : SRC 4 3 — 0.199 34.020
53—

lzRDl (=00 Yes
- .
ﬁ%ﬁj =0, 1) Yes
%%ﬂng"gK) Yes

Adj. R* = 0.608

HEh = 13,147

EEEHAHK

fRE t fE

EH 0.253 | —24.999
FS: 5HEERK —0.197 | —141.297
BY : S4ER —0.070 | —259.324
WK : BFER & TR —0.034 | —70.827
ACC © 0 % T OB —0.066 | —117.539
SRC :SRC % = — 0.013 29.494
DIF: 1P§5 3 — —0.042 | —76.386
DR1: 7o nN—A%3— 0.706 94.008
DRF: 77 3)—34 753~ —1.581 | —125.536
DR1XFS —0.263 | —123.852
DRI XWK —0.011 | —14.917
DR1XBY 0.025 63.409
DR1XACC —0.040 | —74.509
DRF %X FS 0.403 137.089
DRFXWK 0.004 4.966
DRF XBY —0.002 —3.705
DRF X ACC —0.035 | —46.599
X5 3 —
"D = 0,--D Yes
01 Yes
Si=1 <
Eﬁgﬁi =0, K) Yes

Adj. R* = 0.758

HEM = 488,348

B & TIiz48H83481h D 7 — 5 HIFFAE L 20

BREMER. FEEREVETNOBENRITE
PR, R2EFRT,

B, BERA My 720w Tid, 19914
BE - 19964EF - 20014FE D IRFRICB TS [+
AR AERALE | R ER) =
FIH L, F7—5 i3, B cLmEmA
BOHEBEINTE D, GISIC & D BEEME
b3 21T THUEYFI R - BYY
WL TE %, 2001 FEFERECL S &0 B
BAIXWIC, KI6THROBEYBTFEEL T,
I TR, JEHRPEEHAROEERERE,

1 - BB DO 53420044/ 5123 X

(M/m:: H)
10000

8000+

6000+

4000+

2000+

—2500 0 2500 5000 7500 10000 12500
BEREE=1563.22 FH=10519 H#E=52890

BHE L CHRITIEFSOEHICRE L Tothr
Tk ot (A7 -5 OFME. HKk2004Z=
).

BEHEAROHE

EHERERBEHQRCB VT, EMERER
(TA). KERE (FS). ii#Ert (ACC) TRHE
Bt U TR 2R 2 /> 2 e B8 FRS A
5%, £3. TA. FS. ACC #* Box-Cox
EBLIETNVEOHERETE I T0. 3D
DERE R —D/F X —F ATEH(TA
—1/A) LIc e 7N R IR RN _FEETHEE L.
A=1%%A=00%ERHL T 5 LEE
BREETE -T2, A= 1 DRSBTS 2/
ERETEIZ2023.061 T, # A ZE’AFBIT S
FEREIZEDDT OO RREFENSNS,
—F. A =0 DRERF AT 2 REMETRIX
1.750 CHEZRMEIZ0.18588 L B WMETH D KB *
FHTER W, Lo T, A=00FHWEB &,
EHENBERLI:ETVERRT ST
3, B, FHEBHEE BT S AOHEM I
0.0152 (HE#E323£130.0081) TH -7

FoT, FEEHEKQRICB L TIR, KE
& (FS). M (ACC) # Box-CoxE #
LIz €7V & O s BEFTE R B & [k
T %5 2DDEREE—DNNTA—F ¢ T
L Iz 2 TNV RERER/IN B THE L.
p=1F3p=00%MEEHLT5LE
HRBERTIE o lze 1 =1 DRER T 2

THFIR DI ORRN 25




2 — (T EEREBREL R O ZE R
A1 EBMOZESH

A2 FEEHBREBMOERMSH (19955F)

AN
S
N

KEHETEI2128.550C, A4 ZE’AFCB
BRERMEIREHOT 0 KL EHRBIENSI NS,
—H. ¢ =0 ORJBRFHT IREFRTTE R
0.996 THER(EIX0.318 L HWETH D IRFL A E
HTERWV, 22T, =008 EEE, &
BAENEERL-EFARBEIRT 2L 2T 5,
B, EBEHESCBI Ao EME IR
0.00852 (FE¥EREF130.00628) TH -7z,
DEoEREEISHT, /N _FEEC L DE
TERBESEHEEL T (T3,

e Ede ok

R S N BHATRRBEIR G L METEHE
BrAWwT, EE28RicB T 2 BERTSOHE
PR ERRET 5, 22Tk, 19914ERSOSE
BRBEYOA by 7 CEHT 5, 2% 9. 1991

26 FT FELEIHEER 2007EEFS

A3 GEEEHBRERAOZMESH (2000F)

G

— .

A4 EEEREREBMOTMSH (20045F)

ERS

¥ AT

FRERHFES L LT, EEE TR IERN N
DEAL & 19914E 2> 5 20044F12 D> TBRIC 5
W11 5 2 &k Uiz 19914FRERITIE, AL
23K 8> T 5 J5 28908 D FEAE D BHS YY)
BHEHELTWS,

B 113, 20044ERF 52 5 0 2 BB D3 AR
BRIV DTH D, @ETHT27.58%I1CFH
TL2EBFEN THEADEENEE > TWBE I e
b b,

BEBRORBICERT % &, 2004FER S
B 2BSBELOEHE I ERHRE T359%8100
FHHeib ., BETS TORNEE L., TR
BAEELZZTRERRIZTZ e, E5IKS
% CIREMEICRET 2 &, 7196(%33005 D
HENFRELTWDE I EWbhoTz,

BT, EENESE E 2> TWAEBEO



*®4—LHFIH <y — > OB  1991~19544F
(%)

Zfbr S5 — o [HIRIK 53 | 19954 [ 20004 | 20044F | FHEITH
0-0-0 [ i1 | 0.11] 6.25] 13.08] 15,004
sgh2 | 1.13| 13.03) 20.69| 9,504

g3 | 4.38) 28.85 41.77| 14,376

Av EH | 1.93] 16.24] 25.52] 38,97

0-0-S | k1 | 0.00| 7.54] 16.12 769
2 | 0.59| 7.78| 13.22| 681

i3 | 5.67| 35.22) 46.80] 829

A & | 2.24] 17.68] 26.42] 2,219

O-O-R | #u1 | 0.00] 14.59] 26.49 185
w2 | 2.72] 19.07] 29.18] 257

i3 | 4.78| 31.59| 45.15| 649

A 5t 1 3.48] 25.76] 38.22] 1,001

O-R-R | #uh1 | 0.30] 12.24] 21.49] 33
Migh2 | 3.17| 23.86] 36.55| 788

L3 | 6.94] 37.09] 50.50| 1,685

A 5 | 5.00] 30.41] 43.13] 2,808

0-5-S | g1l | 0.12] 10.83] 19.72 2,409
wish2 | 1.09] 12.45] 19.44| 1,919

3 | 6.36] 32.14] 45.57| 3,410

A & | 3.11] 20.63] 31.04] 7,738

| & &t | 2.33] 17.89] 27.58] 98,042]

) 1914FRF SO BB IR £ - LR,

E s E GISIC L DEET 5 L, 19914E
520045812 T, & L WRIARI BV THERE
FIC AR B E O ENDEAL T AR
b»d (K2),

4 THMFIREREERIX b

AR AE & - HhF gk

FwT, EalEEozlt s L Aoz
BT & 0HT Uiz, BEBANFEET T, BK
OIHF A FEBRL T, X D PEEOE V]
BEBRIRLTWE I EBFEANSE, 2O &
i¥. Munneke (1996) & McGrath (2000) &
D—EDOFBIFEORFEI & - TR S 1
TWw3, 22T, HXESOBEHEATIE TO i
FIFOZEEFARD IO, 3FHESEIT LK
(19914F -+ 19964F - 20014F) EY AL O L F]
REBROBET 2RI, 22T, BYR®EE.

O I E=HHr

R HEFEEF

S [ HHFT - KEEBLSOHE
D3 DWHEL, 191ER S TEBEITREY T
HolzbOBEDIIRERISN TV leh %

]/ 5 —LHFIA/ 5 — 5 - BLERIEHI OFEHE

SEC G | B | e
000 [BEER LB | GE | =
oo [FHED o BB | EE| 1w
A e

m) () PRI,

BET 5, Flzid. 191FCEER (0) T,
L19964ERF N T H IR (0) THo7ond, 2001
FR R THEEE (S) WHRBZ ShTwl
BE. ZOEENRY—> % 0-0-S LT &
W5, AFETIE. 0-0-0. 0-0-S. 0-O-R,
O-R-R, O-S-S 5,8y —>wcEHL T, #
SRROEAEE L OB ETR T, S5,
BRI 2 LI 3 Doz HEL 72,

R 1 FAREK. PR, EX

g 2 FEK. SORIK. BRI MK,

EuX

g 3 0 EERRIAA D15
2D &S A HOZLE B R b D
BE4THD, BRI, 1991ER 5 THEE
FrHABEY TH - 223K O 2E8Y (552890
B 095, BEBEANFHEL T 2EYOH
ERBYOENY — > T L2 EFF LT,

SBY (577289088) ©> 5. 19914F - 1996
£+ 200150 3Bz b > TEHEF L L TH
BahTwaiEY (0-0-0) O#id 3 /78974
HThH., £86014%IxD, iz, BH S
#EHEE (R) W&z sh /- 8BWix 0-0-
R 23109188 (£ D 2 %). O-R-R #32808%#
(2D 5%) Th3,

199545 T 0-0-0 /88 — > DEMD 5 5
BEBAEPREIF TV IEEIR1.93%TH >
7298, FDHIOBEGIEIML ., 2004F0FE T
1325.52% 2 b 72> T b, 0-0-0 /8% —> D
#R e O-O-R/$ — > OB i 2K TH
BT 5E, BLTO-0-R/%¥ —> TldEf
SHREROREEEVBEIN TV S (2004FFF
MmT38.22%)0 £72. O-R-RNF -2 DLk

TR DOIERFEEOER 27



3 —HRINGEE RS D&t A
BB O#EL S 7 - 0-0-O (1996-20004F)
6000

50007
4000
3000
2000+
1000+

0,
—2750 250 5250 10250 14250
R =2242.11 F¥y=32429 H ¥ =39,259

B2 H:BUREEF T DO#ET 5 : O-R-R (1996-2000F)
6000

50001
4000
3000+
2000+
1000+

04 . e ey
—-2750 250 5250 10250 14250
RERZ=1886.20 FH=21849 A =2.827

BWTHLFETH S (Q004FRET43.13%),
SHEEDRELHEVE N E WD Z Lid, EXLE
BYELUTHALRLE S BEOIRELHE T X
Z2ZLEBERLTWVWS,MS, O-0-R, O-R-R
RY—OEVITIO LS REASEEINS
DRPIFEBYOERTH 3,
HIBAIOEM % RTA 25, #HiK 1 izb-8 %
OB T 2 3K, #2132 AKX, #h
B3BZEDOISRNARARTHZ, $XTDY
—VIEBWTHAL TV B DIF, il 1., Hisg
2. MK 3 DI CTHRSEBEOREREIEZ -
TWhRTHD, £/, O-O-RAy—> L O
R-R¥y —rRIgd 2 & H#il 1 Tik 0-0-
RN —>DiZ 548, 7z, #ig 2, g3 ¢
X O-R-R/SY—>DiF > BSEEEIBED R4
BBV EPBEETE 3,

MAGH®ROIR

FEOSTEBU T, HMFIHOIESERMD
BREZFHHIL. FERNERM 2 IS T 2 20K
AN MR RERO Y — VO DSEE S TR 5
Too TZ TR, FERRMEDRE & LK HEnf

28 F| EHIHER 2007FEESES

C1LEENIERTIDHFT 2 1 0-0-0 (2001-20045F)
6000

5000
4000
3000
2000
1000+

10250 14250
TR =1697.22 “FH#y=1524.6 #%h%=239,259

0_
—2750 250 5250

C1 BB AT DR 2 1 0-0 (R2001-20045F)
600

5001
400"
300+
200
100

0
—2750 250 5250 10250 14250
BUE(R A =141526 F39=869.5 FHEHE=1,091

A AR . K OISR & kD
PREFRH % FHI U 7o BT, fF0HE(E | BRIEMmE
LERMA T R b R RO 2 hs TEREER Ok H
TebhdbocEzohns, 22Tk, 1991
Fip 5 1996F 12 0 1 THBFTR®R D S EEHR
WER S 7z O-R-R. 19964E > 520014F1C »»
FTEREINI 0-0-R &, 3HIRIE b wEE
PR L LTkt S 17z O-0-0 @ 3 D1l
MR NS — R R OBBERRELVERICER L
726

X, 199645FEH 5 20006E 12513 T D 5 R
ORGBZEFINOMET . 199655 5 2004412
DT TD I FHOEBPRERINOFMA . B &
V20014 4> & 2004412 9213 T D 4 R DP2ES
SIOMHAERFTE L (F5), Zhid, L
HMIHOEHGZ X FEkOINZESY 2 T8 L T%E
MBI 2bDEEZONL 0, Exfg, 5FER[
(£ 72 3105FEM) OYPRETINH E D X 5 % gt
DWTHoI: DO EHRT LI LEANELT
w3,

9. bo L b ROBEOIERT % R



19964 > 5 2004412 217 T DFEHIEIZ. O-O-
OBV TIEH246TH/micxt LT, O-O-R T
1678 /mf, O-R-R T1544M/m & /h& & 7 5
T Z bbb, O-R-RDWwTIH,
19964ERF A T TR AEEARCERI R TV
B3, 19964E D & 20004E12 2213 T D 5 R DN
WFIDOWHE2184 & . O-0-0 & Y $ 1058/
mEEE 2> TwikZ Lilbhnd, 0-0-R
WDOWTIE, 2001FER S CHREERGCERS
7o, ZDOHO 4 M (200145 520044FE) O
IRAFINDOF #5869 & 2 > THH . 0-0-0
EHEB LTI/ mEL 5> T 3B,

Fev> T, HARRN O BBEIEE OFEET 34 * Rz
(K3),

19964EHF R . IR B ET % o/ O-
R-R (13 —B2). 20014 £z 1 H0F) iz
2772 0-0-R (3-C2) bz, 0-0
-0 (B3 —Bl. Cl) kLT3, H#F|H
R EIT L AV THEBINGEN NS (o
TWB I bbb,

Z D Z ki, Munneke (1996) & McGrath
(2000) 5>D—EOEHFELHT o R L%

-7z,
5 FRahiiREE

UEO—ED4a =8 U T, HEEBRE B
F A EEFTARO THIF B VT, FERES
DBEHEL TS Z EBbroT,

I BT, 7 OFERTME 2 RN T < 3R
RElsED SN TV AT A bt THES
niz,

ZO—HT, bor b THFIHBEEDOENE
F23KIZ BT 2 BHEHHHZICB LT H LF]
FOFEFRE KR L L TE->TH D | B,
FORBABICH D, D& LRTEOBRIZ
. BOWESE R T ABLEEINL S,

ZOBCRI B VW TR, SHROBE:
L7zva,

x

1) BEOEMFHHRTIE. FLFThOLHF)HOHER
HrEEHT s, LA ARBNEET 3, L
ML, THPLHHEIIC L T, v HIBSEE
LT 29, BERF- FEEOBAR RN, BERE
AT IHIBEELET 2500, LFlARIRIZ
B, 20D, I TORER, BENTHS &
25,

2) BEEFEA MYy 270% I, KRLELTSHEED
FoRN— b BHRLTH B, 22T, BEHERY Lt
sz ta2HMELTWR I DS, ST —%
% RCiE. SRCEOEMIZ T IZREL 12,

B

Brueckner, J. K. (1980) “A Vintage Model of Urban
Growth,” Journal of Urban Economics, Vol.8, pp.
389-402.

Munneke, H. J. (1996) “Redevelopment Decisions for
Commercial and Industrial Properties,” Journal of
Urban Economics, Vol. 39, pp. 229-253.

McGrath, D. T. (2000) “Urban Industrial Land Re-
development and Contamination Risk,” Journal of
Urban Economics, Vol. 47, pp. 414-442.

Shimizu, C. and K. G. Nishimura (2006) “Biases in
Appraisal Land Price Information: The Case of
Japan,” Jowrnal of Property Investment and
Finance, Vol. 26, No. 2, pp. 150-175.

Shimizu, C. and K. G. Nishimura (forthcoming)
“Pricing Structure in Tokyo Metropolitan Land
Markets and its Structural Changes: Pre-bubble,
Bubble, and Post-bubble Periods,” Journal of Real
Estate Finance and Economics.

Shimizu, C., K. G. Nishimura and Y. Asami (2004)
“Search and Vacancy Costs in the Tokyo Housing
Market: An Attempt to Measure Social Costs of
Imperfect Information,” Regional and Urban
Development Studies, Vol. 16, No. 3, pp. 210-230.

Wheaton, W. C. (1982) “Urban Spatial Development
with Durable but Replaceable Capital,” Journal of
Urban Economics, Vol. 12, pp. 53-67.

HEATEL (2004) [REMETRBIN] EEHEdtt.

EATEA « FFIELGE (2007) [ 3tFIA o IERpRY—
HHEEXE - BHEAHHOENEL O] BEX
FRELEREWR LYY — T —F v T R— 0 —
No. 21,

THFIHOFESEREOER 29



BHT T HL DA BASREFFIC

B9 55 AL DA BEDEFE

BRI

BB

ELR@EE . BEAMCEET NS EETHE
i 4 EIC #98000ha, HEHR & KERFFIC 2 1
ZNA92300ha fFHET 5 L AR L TWwAY,

FEMEHIL, —M . FenBoticEHLL
TREYPESTBD . BEREVSSETHS
EwbhTwi, ZomlZdThhid. RED
FECBTEZ DI L THRATE LN
%7, LipLignts, EEEESEL. Puhg
MWSEEL, NARFOE & F - Bisdnn
FEMEHIC I, —BHhOBE 2 THRT 3 2
EVTEROIPIRBEIELET 5, B2,
KB K K73 ¥ D72 5 D [ISOBEEES T O FEF
PREIE O L LW ORE, EREEHIET 220
DO KEEAOEE 2 PR - ARSOE
HPEE RN LI X BKE EORME. BXLU
OEEREEPBMOBEERNRIC L 50K - [
LEESEH T LHERETH B, o DES
BN FET 2 TREFOMIIC T, —Bito
BB TEZ TG TE T, BEMERO
HER LB BLE L 25,

FPRISFEEFEEREEERET (BLTEY)
WEdE, BEEPEBCHT I AMmELTH
Flzb oz, ME - GRAKOEFEEOR M |
(49.6%) . TkKKFDOBMBEEDO LM ] (42.2%)
EELDOHKEANDATERENWIZTTRL .
[£D D OEROSITRORSE ] (42.4%). (X
5 HIEE - KERZEICHT 5EL] (39.2%)
%, ERECHET K Lo b Bk BEc

30 FH FEELHER 2007FEESS

FELTED., BE, PKOHERICNT 25%8
HHEEREOEESER L L TH{ESRI N
Twb, bbb, BEMOBRICH 7o T,
Bk b RE IR TH % L D A E B EN
EROVEDTHD EFEZONDL, LT >T,
FBAEH OSBRI TEI S HIEELEL T, B
KPR T B RENWF O BERE L

CHEERIZLTOWREEZ OGNS, ZOHEE
TR O AN EBAERFS & i O BER % & B A2 8H
BT B Z B, BRI B VLT, A8
TREZIHT 58 X RMEE L THE T 21
WEBETHLEEZONS,

A, (EREMEO ERICB T 2 B5FN
T7a—FI L BETHESES D S5 B
SR - IR - KER1989, A - #2002, (LI -
Wl - Z5BE2002, FEEE2005) 25, T
B 2 TSR X LM 7 70— F 3550k 5
HDTnb, THEHT7 7u—FOETHER. @
FEMEHOREICE . O E WO =R 5
AOEE. QEETEHMOPFIME, 2 OXE
VAT LEE. OB - KB RKBOEET
EHOERBRGE, 2 OWMFECRESLFToh
%, Zho ORI EENEOEEC RO
FELLEELBRTLCIAERTHLP, £D
LD R CEETE A HERL THITIER
WOPEWVIFERIIEDEVEFE LV, MR
BE OFHEICKE L Tk, HETEHOEERE I
B 2 fE. 2SN OEEN 2 HEEDL
PHARTHS, HRE @ (2002) &, EEEH
2 E U B L R E B IR ORI R &~



Fzw 7 «77a—FTahLTED . BFE
HEmICE DLW A R WEITHIROV L2 ThH
%, KO E L VENIE. BXZEEOE
EEHER L S BEETEMOIT B 2HE
R L. BEME TRAE L Tv 3R
DREZIEZERENCHESNLITEILETH S,
AT, #1HETRELGEE O BENEE
B SWETNHMOREBEEL . H2HTE
AETNVOBELHEZITR D,

1 BETHMORRE

TEHHORMEHEH EER

E L AEE I RETEY ORI L T
TOEICWMOBEATYS,

[\ EERAEFIE ] CPI3F 3
ALBAEEHRE) BV T, [BFACHETA
EBEFEETE] (UUT. BEH RS )
DEH (F1) 2AKRL. HMESOKEZ
M LEetEED S L L bic, BEOWREYE
D% 58RI - REES R ES T
DR | ZIRHET B 7o D W EETHEH O Bfl %
HIIZHED TS,

&5z, FRIBELRAOETHE uY 2 s
FEE 3 RPE TiE. HEEBRES I I\ TRBIUE
KEDTTREME O & W ERR 2 BmET I (£ER

R 1 BACEB T NS EEECHEROER

1<% -3&E

1971 £ Fh, (993FRERKTF
ITHBIABBITHREE
1999 AL K A2 PriE Rl
MEBARMSERFEE
TRIEEBET., X2 =%
REWMRA. ABEXELDES
EREEEM AT, 2006 4 A& V)
R KFERBEF R,

| macsesy ~ 3 BEEEHER. (DOESHE

DOEEFEORECFYTLHODS b, QOBEREBRYE
- BQOEEGRESORECHYTILD (Zhs
LRZEDKERHET A EROON L BECELT I B
DEEL) LT3,
80F /ha L FDEFE»HEE ST 2 —H ol
o %ﬂ?béit(ﬁﬁﬁmﬁﬁqﬁﬁ%
P @%L@iF%tD@ﬁﬂﬁﬁmgi<
DEERE ﬁm&ﬁf(3%ﬁfuim%ﬁﬁﬁé
B <) SR (273K E) 2D LHK
PEb b DB 2)
HHEQD) KHEBEC & A EEEREOSVWEE
FEgRY | PSEEELHTHE I L
iggﬁﬁﬁ it K i B 5 Ezﬁﬁ‘éi?ﬂﬁw{i%bfjfiﬁ 2/
Eivﬁ§‘3ui{%£§fﬁb\@oxﬁa4m
K DR ui@ﬁggﬁmmﬁbfw&m%mm
et BOEEIBFELEDTHE L

8000ha) #. SHEIVFHCTERNICERKT 5
ZEREY HEBO KRB IE L. R
BRROLLM MR T 5 2 L 2BREEL LT 5,
INERT T, BE3GEE T MBS
BV TREUWE 2 KK DOATREMAS D D E R A
Ty EFENEM ] AT, EAEEM o
Y B) EEL, PRILFETHIRED LD
HROAREITR> T 0D, kB, BLHEM
R 2 OEZRCK > THIES N TB D | HEH
BETTBHRATARYEN TV S,

R 2 MBEIFFICB W TRRRE KKEDOFREESDH D

BACHET RS BEEEETELO D 5. SHEI0FL
N REROZEYE (RBEBEI0% L L - dARpE
2/3KiE) EHERT LI EXRRADRN, —EOHKE
% (1 haldk) ®#el- s, 2770, o ERK
PLEZDIDUT.AFEET S,

GEID BIROTRBEEEZE I L 2HHEE L 32
WHOO, EEEGSTR, EFIERIEESIC LD Z
U EOBYMOEFNRAD 20 b D%, REROESE
HARRT 20D EAEESLELZ LD

ERAD FIROFARBEES I L o HEERERHL LT
WBRKEDS 5, BA 6 mPEOER. K., g, 9
HECLIDREShTEY, o, EREREIESD
DOF., BAL CHESZHLO

FERRIEFR I, HifEtoR L s 2&kb
THETHD . ROFKICLDHEE L,

_ _k _ Ms+Ls q
F—k+@ wankf Lo 100 %),
Ry
1 =—>-x100(%)
(1) As ’

TIREE 22T, FIABRESE, kI ZE ri R
o RTEER, Ms @ G0 % 7 I3 EEM4m E T,
»OMEHN1500m? LA L OKE - AE. EEH)
BB —HoOMXFOHEE. Ls (@A
6mpl EoERKERE, T £8THERK. *
72 id250m X v ¥ 2 W, Re @ AGERBIE
HEH., As . 2BYBEEHETDH %,

(2) ARBEE., 2B 2 B/RES L UBK
ABixE | KEDEHOHEE VD,

HAD B ZEEEEE b & fERK.

AT ELAGEE R E b &R,

EHETE OB TEFC T 5 ERICOEFERR 31


nishimura
テキストボックス
（宅間氏写真）


™3 —EE S C S (R RN T E

LS5 P preyyy v Ry
R B | mEt |
157 386 331 39 55
TRBE oo laza | e | a2 | as
157 370
T8 F 6.0 |are| - -

&) ( YROBFERBROLE THRIZ D 288 (X)) TH 5,

R A—HE S U EEM R B & UHT L B

(3D OEBHER
(D) )
FEETEND | WAEED | o
BEE | (EofT %ﬁf
(F/ha) (%) °
wEEnk | 94.08 | 18718 | 15.82 |
FEH 96.21 85.92 15.13
s S 9.04 | 8l.4z | 13.85
LR 88.50 85.79 14.82

) RO LRIITFRIE. TRIZTHFORFETITH S,

Fro. FRIBFEIVA CBEHREs e [#E
BERBMESSHE] 1Bk, HHE S
V7 MEIRRERSE 2. SHEERIVERE
& T 2ER8000ha H 2 BHBEEMOD S b1
SHIZ DV TREROZEMUEERT LI L %
HREE L LTHBY T, BEMEOREHE
EHEEL T 59,

AR Tk, ATAOELSEEME X UEEH
(AT, ERAEEM L EEMEHPDOE T, BE
I ERET 2) WESORSHETR I,

BEHAHOIR
HEHOESRFEEMIAT T HHRMATAREZ R
TwaH, BEMOHTHIRARI N TLRY,
ZDlH, KETEAUTOFETRIOERK
3 20T B2 MBI Lz,
¥R TIIT B IS, FEmEhoRE
BEOERTH S [“80F /ha L EDOEENTE”
5 “—HoHE” ths L] s, “80
F/ha L EOFEENEE” LT FEo+L
R (REER) (LUF. BEFA L0 T 5)
WH D (M FEE2ORYIEEEE (F/ha)
2, “—HoOmEE" £ LTRIITEIO [
SMEFEOEE] (BFA) lha X k%A

32 FH EEIHEE 2007EEES

LTt L7,

Q)R TIITH I, AEAEREOER
» o, I[85 B ERE] GREAE) (AT,
HEB LMY 3) TSR ISR
Tw3 [BYEEGERE] O>bLr~urd, v
~UL 5 QR T HASEHEQ) [EgEEE o= W E
EXEPHEHD T WD | B LTWS &)
ELTHEH L7z,

BHE(3) [ZEBEERRME R N KOS
] k. ZOEHER» S, UTOESEHE- T
DERELT, BRAIZHD [HIIHES] O
VIS S I BT [BRE] TRE] 2k
BT A HREMEVEE & U, [TRkE ] [HEmT
Kig | EKBE T 2RSS EEEEE L.
BT T H5 B E R~ — A Tt K ERESME VT
FOEEPEHR LTz, 7. BERAICHIHTT
H A O A HjHE SR B OREREE & L
T B NERE R 0515% K06 T H % 558 % Al HE
BIEER 4 mAEMTH 2 ERELz, Lz
> T, EHEQ)V R/ THIT ik, FiROmAME
BEMEWEERERN 2/3UETHD . D,
BERRISURMETHE5E L LTt dh b,

£33k, LEOEZ AT, R1DEHEH

LTw 2 EEMONTTH % PRk 8 F & FH13
FOBFRABLIUERBERAL THH L
HThs,

HAFEHDIT 20T HE (3134) © 5%
Y43 21T THTH D, HEHMIILNTTH
DI12.3%ICtHY 3 2386HT THTH 5, Fik 8
FEVERIFETHR T 2 &, ZO3BHATTHD
55, BUTTH (10.6%) 1XFk 8 FEh ok
FBANTRE> TWAHEMTHY, 00T TH
(1.2%) 3IEFEEHEHAREZINL T, 55
BITH (1.8%) &, FRRI3EDL S#H - i BEE
Hie Ut g hTtns, BEMOTERICIE.
BEEHENFRINL TR WD, BEE D
TR E NI EEMEFHIZ T TR, HFED
B ML & 2 S IR ICER L 08
WEEREE LS EUEERE b IIHE A
TwarEZ6ND,



E 413, WEINTFEM L F o BE M
BwT, MicfELE [EEhdEthoss
B [ KHEREOE D EFLE | [EEgE B8
DEICEE L THE0E2EEDRbOTH 2,
BES NBEETIE, T8 FE S FRI34E
T, EEEH2.13 (F/ha), it KHERE
BEVWESHEENT 14 (%), BEEH
0.69 (%) ZhZFhBELTE, 2O
no, BEINLEEMIE, FRUESL S
KERESHWEESFEBEZPEATT DO L
HHEND, —FH. FreBEMTIE, FKS
0 5FRIBEIZ T T THKHEREDMEWES
HhEIF4.37 (%) WEL TV, BEEY
6.54 (F/ha), WHEFEH30.97 (%). ThEh
ELCHwE, 2O b, FilhBEEMT
F. BOtHbic L AP B TEEANOERE 2
HEARZHD LHEH SN2,

B 1 E, SEECI3HE D HAE S & F R & ]
RLIcbDThHD, HEAFEMIT., BELBA
D H VIR AL S FROARIE A L TB
D, BEMBECEIRPEMX 2HLE LTz
23XILHEH L EAEBEEMO AL AL T 5,
Fro. WESNIEEB X UH T REERD
BT T HOZMSAKIEIEE T 203, WE L
FoFEMEAZ ML, Lo Tik
Wz,

2 KREER

BEEXEFNETF—9

AR TR EETEROAR IS 2 5
BEE ~AFY=v o -7 u—FEFAL TH
a9 %, HMERBIERAD L S I FELT 5%,

In(P) = 0+jéﬂm'(—xij>;;1+§ﬁu'lﬂ (Xy)

K L 3
+1§1ﬂ2k' LD +]:21,831’RD1 +m§ o0 MDim + &

)
ZZC, Pl o, X 13 EHER
CEIT 2 tHEMH LRy F S URETT
HEMO j ZBEHL2EL Twd, £, i=1,

1 =PRI O E L TR D BRRGS3AE

20 X 13 CBD » & OBFHIEAE, BH D RH
SOHERMERL TV, LDIRXSY 2 — RD
WIRERY S — MDim REETNHEM 2R T S 3
—ZERTHED,. m=1R_RELFEME, m=
2 3EmEMERT, o BEEHELPET,

Fast - ¥k (2002) #SERE | ZRH) & S fitg o
HOIZIEENDH L LEEHEL Tw AL, K
HETILEBEIC b7 D #uffi 7 — & 23F| T RET
HH I, Fho, HENRARSEM L EETEH
. HHEEGE (3 7o O b 2SR X SRS | ZE 4
R—ATOSNBEETH 2 2 s, AT
VEHEEAAZE I & U O A S 2 B U 7z,

HET 5, OfiE T -5 Th 2 [Hffin
] (20024, 199748) D23K N D36524 At O
EHEM T — 5 . QF 1 iOFEHT - 8
L UQBHEMBE T AN THORE 2 FRT 7 —
5 (BRA. BHBBXUERC) ZxyF v
TUTHELR (R5), Yy 73, < v
FrTUieT—sre, @ [HEEMR) [T
ik | [ CEESAME] O fAEh % ki Lo,
OHFHE O FI| FRR IR R I B W T EEELS
DEFIRE L. @FBEME T — 5 2 VigHE
EFRT - TEEH R Cey F v
TE QL WEHERE BRI T, 2059 vk i
5, ZOHbH, BEEEEMBZISY TV (.7
%) . BEMIZ274Y > 7V (13.3%) TH5,

FEETEHOAHTRER CHET 2 ERLOERIE 33



x5 —HHEHK

TR (D) EHHT
SR (m?) | RO B
BB OB 5. FAEE X UATHEO
CBD g 3 BILVIE S F TORRIER, [BR4F
&) B £ 2003EE10BIR] (80 7 7 AIZE)
X0 EH,
ifgﬁﬁ Bt & R 0 B TOMMERE
MEERE | st sy 2 fRwe
MR | sl o sdmERoRa
RCHs— | RCHES S —, MEEEREL LT,
20024 200265 S —, 1997 R HHEL L1,
Wt B B 5 RO REE D
LHEARK | > bk, TEE, TS M
GET— | RBLLEGEHRICET 5 5 < — 2,
M RS R L L,
i | BERSRT 5RO T AH, T
h WX EEHLEE L,
iy o | EEORHIRT GBRCE DY KR
T JRINFEEHHE Y LTz,
. B E AR T h SRR 1. 7
%‘f‘%ﬁi& STHVBRFORES Y I KM, B
: g [ELRAEARER,
BRI ey
UMY S | L HE i, BT b B
— B\EFl, FITHEVBEIOE LD Y
S —ZH,
TRE D LIBFIMA] (RRE) (U F. &
BA LB O (US| ORI
SEC BT THKE] TR £k
BUERE (%) | 1B BPEREAIE R L L, [HAE]
FHERTAGE | 1t KBS 3 HEREATE >
e % 2. W T HAIC AR~ X
T KRB R O L £ B,
T% 5 EMEERE] (R AT,
BRI | mpip Laszn) 10 b 5 EmAERE 5 FIF
: Lk s -2
BB (%) | AN THALEE (MR &
DB - BT | e 2 HTTESIOAE - T8
i % z E N - EEEE
o R & B AL R R DAl
e | EEWEE DN T BRI TR,
COROETT | s [ - % 1) (URL:bttp:/
- chouja.houmu.co.jp) (EH¥C LKD)
BEATTIOHHER

RO LS ERLI=TNVCED X,
fiiBE 4% % HESH L 72 CBD FRERFR & EF D B
BB Box-Cox A 1T% - 1z, FERERN
TEERCIDMEINLEH NS X =51, A
= (.7097 (EEHEFHFE0.0594) &2 ol A=0
BLIUA=10HIKZHFRLIzET NV & DK
PEEHRE TR 72 & 25, FERENF5
WS Wi, SIRERLI-EFVIIENESH

34 FT EEIHEHF 2007HESFS

7oo UTetSo T, 2Z#UZBAL Tid Box-Cox
ZHERAT R - 1L EBERAL Tw 3,
HEAETVOHARERIIRO6DEBITHD,
B SR A HE R B0 8899 & LLERIRHEA
J1id@E v, CBD R & &% D BUEREIZ &
OffRfE LT, i, fBEARE. AR
8. PORERSS CRIEOHRK E L THE s
h, — B FEHEINLEREBEET 2,
HEHEEMS S —BIUEEHS I -3 b
WEORBE LT, 1 %BEEKETHEI N,
WEINI T A—F o, Hiffiid, EEHE
Mz BTk, FEEE T &t THI2.88%
(=1 -—exp (-0.0292)) T#&HI¥, FEHE
W FEEET AR L A TH2.06% (=1 —
exp (—0.0208)) TH&¥5 LD,
e T, FENEMNIC BT 5 @O R TR
B OV TR T %, LU TiE. ERIERGN
HiffiRE% % HEGT 9 512,

IERBREDOHBTEENR

BRI D SBIER 2 G T D72, R
b3 (nenka) ZXEAHL -HHE KL, 2
BEOBREMSY < - L OXEEEEAT 5,

2
&+ 1n (nenka;) +m§ &0+ 1n (nenka;)* MDim (2)

ORDOELHE 6 H2QRTEE R I2ET L
(BUF. €701 LBBEET 5) wwED &, Hiffi
BASE ST L 7219,

ETN ] OHFHERRIR6DEBYTHD .,
BLE R EH30.8915 & BB Ik B v FEE
ETHEHIC S T LR, EREEHS XU
EHIZ BT ZREERZTRTADOEET. #h
Zh1%. 1%. 5 %OEBKETHE SNz,
WESNINNTA—F s, LK1 %Dk
23, HASEM BV THIMF0.006% - 5H X
. OEEC BV THE%20.0036% LA S 5
Y (R

EIRERE OB TEROE
ERREBRU DN TREF 2 HATT 5720, Al



BEMREOS s —BMARE . 2 EEOFREH
L OREEEEAT B, kB, HEER
BEiX 5 vz s, FEEETEMIIC B
LEEGRELV V1L 2SS —ORBEL LT,

5 2 5
ngzt%l,o -tokail' + mZ:‘.lz.l @8 m-tokai’-MDim  (3)

Z 2T, tokail IXEEHEM | OBIBEBRE L n L
NNTHDBIEERTTI—FERTH 5,

IROEFEAE 6 HEBRTEERZ ZET LV
(LAITF. #7002 BEEET %) WED & Hiffi
B3R L 72,

BTN 2 OHEHERIIE6DEBY TH Y,
BB RE230.8914 & HLIRIIREBA T I3 Vo FER
EhEIC B 2 EIEGRELV V45—
SN/ E LR L2 IEOREYE LTH
BCHEIN, 2hlAOr~VvDs s —idH
REBYOMSERETHEESN TV S, HUE
EHIIBOTRVAIV2BLTL V4D
—5, mEMIIBLTRVYRVT, VAL 2 B
FUPLr V4D -3, ZnENEaDREL
LTHERBCHEE SN, HEES NI XF A%
6, HEAEEMORNIL, FEEETE
~_T, BEERELL 2 OBE. £93.25%
(=1 —exp (—0.033)) T#&L. FEfEEEL
~V 4 OBE, $918.9% (=1 —exp (—0.2096))
TH%T 3 LN G, BEMOMMIE.
St & AR TEBERE VL 1 D5E.
#18.2% (=1 —exp (—0.0855)) F#H L. &
BERMEL L 2 DEHEIIN3% (=1 —exp
(—0.3044)) T#% L. FBEERELV~LV 4 D%
E T #917.9% (=1 —exp (—0.1967)) T &
5 RSN S,

B - BB R S M OB TEROE
BEBERR 35 & UNEREBSFN O L2 O SRR
EHET B0 BEE (RPSY)., S
L7 AR - ERmBEE (RPS%) &, 2 #E
DFEEMY I — L ODREERHAT 5,

2
53 6.0-In (RPSY) + m}: 3 08-In (RPS)-MDios (4

OAXDOELFE 6 HE2WXTEESHLZ F2ET )V
(LT, EF V3 LB T 2) CET &, #iffi
R HERT L 7219,

TN 3 OHFERRIE6DLBOTHD,
DEfREA%0.8901 & HRWERBA D X &', M
BER Y 2 EEOBEEMSY I —OREHIZE DR
HTHB0. 0% LOBEKETHEENT
Wb, —7. A - BEMREE & g
"I - OARZEHIFIEORE L LT 5 %HEAE
THEE S N, FEBEMEMIC I T 20 - #
BHZRAENEN SN2 s, HRETO
L DR OEREATIE., FRET A =7
4 L LTSN R EEZSNS, Uiz
5T, HAREMICE T LA - BHEERmE
DEBIZIEOFRKE L THEES K- DIk, B
BAIADT 27 2 A OMINMBEHES L Tw3 L
Ezohb, fENNT Ao, ERaEER
BB AR - BEMRED 1 %8EMT 5 &,
Hifi % #90.017% LA-S ¢ 5 L HEEFa h b,

EH I

AT, EERAEOFEETEOER Y
FnT, BEHEHTREL T 2 5NBTEHF
i G 2 2 HEBOEELERA T, £ O
B, BENEBZB O TREL To 43R
Fix. FEEmEmEM L L T, EAEEMIE
%92 .88% DI T . FEMTIIAI2.06%6 DM
flit&Ebiod ealBanik, £z, BHEG
DA TEF DG 2 2ELHAE L2,

ZORER/RE. HHEARRSOFETHES
ORI DT, FETER & FERE T
THEB U280, BEmEtic s »THREL
TV B TEFCE LW LT L THEEFL 2,
W, #EH ST L EENEHIBEHEEDS
OSFETHEED o Bk EER 2 LFEE~D
BEZRETHLI o, SHOREERI
BiEBEEOBSHRCEEMNATE 2w, BE
T EEOBMMERZ 0T 5 72013,
FETESy o HEFEE~ETEZL 3 I L %2FF
fifi T & % HAfBIER ORI ETH B, Fo.

BEBEMONB TR BT 2 RO 35



®6—HHEEHER

TR In Gifli A THE#S)

EEETN

EFN]

ETIV2

£ 3

EHOA
CBD Fressf] (BC &)

3.5917(0.16000) ***
—0.0251(0.00147) ***

4.2849(0.22116) ***
—0.0237(0.00140) ***

3.6269(0.16051) ***
—0.0251(0.00151)***

3.5148(0.16096) ***
—0.0254(0.00148) ***

B ) BUERE (BC &) —0.0011(0.00004)*** | —0.0010(0.00004) *** | ~0.0011(0.00004) *** | —0.0011(0.00004) ***
A 0.7097(0.05938)*** | 0.7194(0.06067)***| 0.7096(0.05869)***| 0.7070(0.06027)***
In (%) 0.0624(0.00660) *** | 0.0591(0.00659)***| 0.0638(0.00653)***| 0.0615(0.00658)***
In(GEESHFE) 0.0502(0.01423)***|  0.0472(0.01474)***| 0.0498(0.01425)***| 0.0464(0.01431)***
In (RTTEERRIE B) 0.1282(0.01015)*** | 0.1192(0.01046) ***| 0.1282(0.01014)***| 0.1284(0.01021) ***
In(qfﬂbﬂiﬁzﬁﬁ%%) 0.0495(0.01195)*** | 0.0495(0.01193)***| 0.0466(0.01197)***| 0.0532(0.01193)***
200244 3 —0.2102(0.00474) *** | —0.2204(0.00496) *** | —0.2099(0.00472) *** | —0.2103(0.00474) ***
RC¥ 31— 0.0462(0.01009)***|  0.0409(0.00967)***| 0.0462(0.01004)***| 0.0461(0.01010)***
BoEEREEERE S — —0.0817(0.02132)*** | —0.0786(0.02113) *** | —0.0774(0.02106) *** | —0.0857 (0.02118) ***
F-ErRBERSHME S — —0.0364(0.01040)*** | ~0.0335(0.01041) *** | —0.0351(0.01037) *** | —0.0369(0.01038) ***
FoETRBEEEHMEES S — —0.0653(0.01764) *** | —0.0600(0.01743) *** | —0.0625(0.01762) *** | —0.0669(0.01809) ***
ERERME Y T — —0.0503(0.01360) *** | —0.0470(0.01384) *** | —0.0473(0.01360) *** | —0.0506(0.01354) ***
(R RIS s — —0.1675(0.05106)*** | —0.1542(0.05383) *** | —0.1704(0.05137) *** | —0.1677(0.05124) ***
AR S 2 0.0789(0.02412) ***|  0.0924(0.02479)*** | 0.0802(0.02423)*** | 0.0796(0.02404) ***
VETEME - 1 0.0834(0.01557) *** | —0.0836(0.01604) *"* | —~0.0831(0.01547) *** | —0.0834(0.01550)** "
HETEMSY S — —0.0292(0.00988) *** — - —
WEWY - 1 70.0208(0.00795) | LT T
In (A1L3) - —0.1689(0.02914) *** - -
In(AL) X B AEEM S 2 — — —0.0060(0.00217) *** -
In(MbsE) sy s — o | 00036000827 | = LT
@ﬁﬁ@&Lﬁy\— — —0.0082(0.00667)
BRI Lv3s 3 —0.0168(0.00880) *
BIERERE Lvds s — 0.1641(0.05064) ***
BIEEBRRE Lvs4 S — —
TR LvIX BB S 3 — -
EIERERE LvoX BATEMS 3 —0.0330€0.01419) **

ﬁﬁﬁ@ﬁwaﬁﬁﬁﬁﬂfz—
BRI Lva X B EEERS S —
LR IE Lvs X EaBEM S 3 —
ﬂﬁf@Ewaﬁﬁ%i-—
PEBERERREE Lvo X MY 3
@ﬁﬁ@gLﬁxﬁﬁﬁﬁs—
@ﬁf&FLMX§$m7~~
Wﬁf@&waz%mf

—0.2096(0.05741) ***

—0.0855(0.04386)*
—0.0304(0.01223) **

~0.1967(0.05142) ***
—0.0001(0.00007) **
0.0063(0.00268) **
—0.0010(0.00060)
—0.0009(0.00053)*

E‘%Xxiﬁﬁii&ﬁ\ =
HREE X B

In(AH - ?ki‘ﬁﬁ&@f“

In(2E - BEMERIE) < ERHEmS S —
In(AR - HEHRER) X EEMS s —

0.0168(0.00689) **

[ N N
[ T T T B B
[ N

Box-Cox B OXEHBRTE Wt mEEE AR BEEfE MarE  FEERME HateE  WEXE
A=1 20.66  0.000 18.64  0.000 21.08  0.000 20.39  0.000
A=0 291.61  0.000 282.37  0.000 297.05  0.000 282.23  0.000

HHEBERARERK 0.8899 0.8915 0.8914 0.8901

1) HEAE—OTEELND 3120, EHERE T White D—EHO % 2 E3BITH 0 S EL T 3,

2) ( YNOBEEREESRL, *#x%, k%, *FTNTN1Y%, 5%, WEEKEEERT,

3) BEFMEBOL, N7 VEEOHIEREEAL TR VWERTH 2, ERMOERIEEAER TEAILTH S,
4) MEOHSGE. K-, BS I —3HET 3,

) FEETHBOBBEEREL <5, EEFEROBEEREL V1OV I 0THS,

x

1) H#HREREF— L C—YOREDE HERE
B W TR KEOEERENH » BELHlE
FTNEFEREH IO W] (http://www.mlit.go.
jp/kisha/kisha03/07/070711_html) %08,
) Blz i, E, MTEORERENLARE I E

FEEERE Lo H 2 NAEMORIER
SHBOFEEE Lizw,

* ARt FERHOCERC LD [HERoMFA ]
F—FE2RAL TS, KBERCHLD. FELEEK

FRE B 5 SARRRGL % 1 CHOBMEDRESR. TORSEH AR D F I FHRHIET b RERL00
SKK #fFe£m A v — 5 L UB19ENGHsYE S B mL FOREFFEOHEBMIARETHZ 2 Lr s, B

BEAM ICHIET 27008y bNy 2 BFEBLTH,
PNBHOBHEEY A ETCELA I TRERE
EREETE NN 5,

) HEMGHMMOERICIE, BERTEL L HEHOD 2

BHEOEESDH L, HEHMOERIX. TiEo (K&
EEEmEME]| 28 (http://www.metro.tokyo.

3 IEREER. MARNMEEEILO 70T D%
E£H., FLBRBEBAEE»SBREI AV PRV
Wiz, MU TEMM LIz, Eio. RPIRIBERIES
DORTE (14730049) OBTEREIEZT T3,

36 V| FELHEFE 2007FEFFS



jp/INET/KEIKAKU/2004/03/70e3i102.htm),

4) BEMIIERE R —AR—YDOWEHH [HERS
EELWTRKHEBZKEOEEESH D BEaA e
TN xBEEMHHIW D W] (http://www.mlit.go.
jp/kisha/kisha03/07/070711_html) %2,

5) E+ % @E EFRISEIRZAIC, ERFEHIEEY
3 BB T OWEM SR ORI DWW TR 21740\,
AELTWHWD, T MHERFICB WL TREBR
KEOEEEMED D D B MIc e Em T NS EET
BT AREME I DWVWT] (http://www.mlit.go.
jp/kisha/kisha03/07/071226_html) %28,

6) BAFBRCESE. FT®F L7288 - HE - B
FOHHAED.

7) EREEMEIE2 OEE» SEEMOERO T
EEND, ZDH, BEME L THHsETT
Hioik, T TARINTWIERAFEM L =R
THMTH2BAL T3, £, EAEEHOE
#BOH ATURERHH T~ E2FIALTHTE 2
WMETHIEBNEETHL O, FRIGETARA
RENTWIMTHPESREEME L TERSES
FUFPRIBECOEEL TWDE E L, 2D,
TR EFEB L UFERIBFLURCEET 2ELEEH
DOEFTCHY T 2E T B, FRIGE & CicdiE
INTVATEEMRSH 2 Z Lo, 15TEI T Hid@/h
FHEOAIREMEDS D 56

8) ILF, HWTEDEBEEMCLARE 3 BETHH
WChhotled, BETHBIBWIFETEEDE
HHHEE L e D, EHHSMMEBEA TS L DIER
MNdHD (R - KEE - FI - D50 5SP5HE2002),

9) MEMHM T, ATTBEVEET 2720, &
BhFErsBHah, FEEEEF 35/ LT,
ABIARFEZESE T iz v 2 3BT+
LV EREBRECTWE EEZSNS, 0D
O, FEFEEENENCERS LERD 55, BE
HWEr il TR | TEEFEEZFALT
W3, EEEEE L EETHEY I 0TS
BEHGOMENEL, FRCHH T2 I8 TER
Vi, FD, KBTI, NEMOMER LB TS
T ) BES D 30, BETEHMONEST
BE2ERILT2HAIERTHA I,

10) [EREPasEsis | BFEEEMOBEHRIC bIEES
NTWE, I »o b3 EEMOEIEEISMIE
EEINTOELOEET —F &, $h, [#T
IR | . YHoRARMETH L TEER] [HE
F][TER] TRIBE| O b, FECHEIERH. B
T ENEE - BEL TV S [RIEE] oK 2
Bl E O TWBLOHET—F DT D,

11) B ER L EFEEETHLWEK I
FBEESEVWEEFOIIMSFERENL, TO7
», AT, BBEEBLSEELTCVWIEELEED
BEWESHh . KEROFESEEMECEEENEE
LT ROEETHbEOER 2 PO —
AT HWTHTEROVSHERGSEEA LT,

12) AMAEFOREBER L FEZ 5N FRIEERH

BEREZEE 1M CEETHEBERE LB
HALTw3, 2Ok, BEHEHMSY 3 —Zke 4
BARFOBER IS EXBREOBFEI® L . BE
DER*RAKBCIEBRCHEITTE R, 20k,
BERAN B R S T 2 £ TR L T,

13) ERETF L L. DELRBRERE (K628H8)
» 5, Box-Cox B %177 -7 CBD i B L« &
FOERIREER AL T3,

14) 13) % &M,

15) fafEafabRfs k. (BEYREO< &Y « it 2 &R
L7 2BEER) THEINTWE D, BYEE
ErmwE 25, AEERENS R LEZS
N3, 20, HEEEEOR S, EHESV
REHAEE: LTEHES, EOREE L TERRHEES
NI-HREEDS D B,

16) 13) 28,

17) BT EOEBEHFI D=0, BERLLMDENT
EREBY LA TA2ILETEY, EBEHED
REKENEFEET I EHIOND, AETR, EE
BRWHRYHEOBEBA - LTHES R I D5,
M s o & b k3 EBEORMALE (iR
DOBAEIL.5%) BESNnF, ZH. AESEM I
IREIE LTERREEE S LY,

BER

HRRET - BHEEE (2002) [#RTIEHE & RBETS—
FEMEEELAT 5 ERE] ANEERE (T8E
THEORFMT) HAREFHIE, B5 &,

SRR - TR - REBAIE (1989) [~NF=w 7 -
Truo—Fiz L AREOMBEORAE| [REMNEE
55} No.2(4). 251-266H,

BIRFEZ - REES -NIUEM- -5 LR
(2002) [BEFEHMOEH IV —FBbOHEE %
WET 5] FITHR.

FHRRT (1992) [~F=w 2 « 7o —Fi0 &k 25T
ST DR [ AZEHICE] No. 449/1V-17,
57-66F.,

PaiE EE - fE7KT8L (2002) THUMIBEROEH—HE|
EH e EEMgosE| ANEERE [TBETS
OEFSI] HAREFMET, 28,

BHFR (2001) [HHHLEOEELZFEE] S0, &
3,

KEAE - $&XHEM (1992) [~NF=v 7«7 a—F
WX 2EBGRIR] TREMNES] No.5(1). 45-56
H

REAE - £XHEM (2000) [N\F=v 7 - 7Fa—F
2 & B EBNETHE— GIS OISR & #EEEOEFEM: ]
(7] 21125 No. 36, 10-19H,

IWEEAOK - iR - ZEBRAR (2002) [HhEfEREE &
IR R——R & OBE (A7) No. 7.
51-62E,

HmEERK (2005) [EHHEEIC 8 2B GEEMOHS%
~DFE| [EF] FELHEE) No. 58, 19-27H,

FETEHBONRMEFR BT 2 ER(COBETR 37



BSVER AR

JE—be—V Afli e EiC sl A
FERRIE LG4 B R D B,

Chay, K. W., S. K.. Wong and C. Y. Yiu (2005) “Adjusting for Non-Linear Age Effects in the
Repeat Sales Index,” The Journal of Real Estate Finance and Economics, 31:2, pp.137-153.

xr®ic

ARG THA T 58X Chauy, Wong and Yiu
(2005) “Adjusting for Non-Linear Age Effects in
the Repeat Sales Index” {3, V¥ — b ¥~V Ak
CHETARITHSL, YVE— - REE. 8
FEF A EEMSER AT T 2E T L ELTAR
Sy 7k EMVEERHEHETH S, I OHEA
#:13. Bailey, Muth and Nourse (1963)ic X - T
VIO TEREIN, ThETEELDOPFELEEINT
Wb, EBiIc, TAV ATV E—-bE—ILRER
Al EEMRIEEEENSHOBMEAET 572
DIFRAINTEY, AV 7kh D bEEHRS
ntwns,

ANFZv 7%k, WERBEOHIEDESET
— S ERINETLLEBERH L, UL, B2 RT &
ABRTRIDT—I2EH L L IREETHD, I~
Tt T =2 L AHERBRIIENA TANEL B
AREMEMSEERE AN TV 5, 0. FOFEALICH &
FXERHERD LD, BRI EONR
WS HEEAbR> T 5,

b, VE—bE— VAT, EHEFEEI N
TfEEEY T LTS IEECEHE T 5, it
FEd, BERAZ e U Ol ) AW,
A E L CRESIHE DA 25, 20X
DY IV R TR E T 5 0. F—
FEOMBEET 5 2 LT, FEORER2ETE
RO L WS REMNESIL ., fRE LT
SIS DE VISR DA TEL S LIBET S Z
EWTEILLETHD, 2ODANF = I7HEOL
IRMEFRROLEN 2D HECLERT —
Y EEEREE S W EFETHIE, ThFROR
SHilits & Z O ARFOAT L, ERXEOREL £ L
BukndI AUy bHEEI B,

Lrl. VE—bE—ARBEIZH WL DrDORIE

38 Z=F| FELIHEFE 2007FEEES

HOBEEI N TWwE, Flik, v v oy
Ve NATATHD, BEOFTEShIMERT %
VTN LT ETE S o EREeEREAE
TES T AT I TREWT E3FOBEE
Thb, 5. “BEIELLEY” FEdwE
BT At b o, HEHERIC N1 7
ABEFNLTREMEDNH S, F 21, WS
ZAED W ETHIRETH 5, W53 h5WfE0H
Wi, V7~ AR R TR OV E RN
TWBRTTHY, 2O LN, 7T ARELTHRE
HRH5LERah TV,

IS b EREEBNIER IR T w8, &
/4 % Chau, Wong and Yiu (2005) Tix. Z®
BEWC L A2MEROTTYH, L CEEHOEKC

ZOBEHIF. VY- L RETIIRE MRS
ZEDBBVEWIREEZH LT WAL, HECIIE
FEH L > TEEOFHERLTELT S, DO,
HLEROBINZ & MO TEEBEL T
ERRENA T AEEATHLEBEENE DT
b5, EBI, LEROZTEEOYHEIIEE P
AT+ ABAOEMEE . EEOEEME %
BWrsegs,

2O L7-FIEEF. BARDEETHCY €— b
Y-V AGEEAT A TAIREHEAE W B,
BER s, HROEEBRO L Sz, hEfEE L
o L AR RHE T 3 L S REGBBO AR
THCB LT, EEEEORELRMIRO AT
BHET AD AR EBbh b e ThD, P
< &b, FERIRUADERIC L - T b ik
BNTVLBEHFZLOWYURTHS D, RERIRF
BT BN T, ZOMEBNET TSI L8HsN
TWBHAKIIZBWT, Z D Chauy, Wong and Yiu
(2005) BBV BHFLRLIBDEEZ B NS,



1 EEH LS ELRM

IhETWHIVE— P E—NVAKREIBIT L. B4E
BOHBERRETLHASBITEDONTETNWS, L
L. # I ERIZNER & SFEHCNR O % BRI
OERH D TEIEETHS LBERINTE T,

bokbHEALYE— P —VAKTIE, 1K
HoOmRAEl (t) & 2 BEHOHE] (t») O, £
OBEMEFDA 7Y vy iR 2
EWIEEEBVLT, UTOEFAVNRERERILTL
%,

ln<%> :ngu + Eitite

ity
2T, Peid t B 2EE | ORFEMETH
D, alZ ¥4 L5 3 —DuDFRBTH B, F 7.
Ei BBEETH S, ¥4 L5 2 —idt=t T—1
Brh t=t, Tl1H2ED, ThUATIHO 2L 5,

I TRHOEDR VL ETHREED T, B
FHARR B U 2 EEOELERS 2BICET L
BIET 3 &,

T K
h,I(-ng) =XaDut+ 2 ,Bk(Qkitz - ka) + Eitite
ity =1 k=1

B FES HIM I AL L 2B Que DIRELZ 22 %,
L L., ZOERLIEHOFFHIRCIETEA T
v, RER S 2EOWSIOMZEMT 2EED
LERIBIA LY I - L ERCBRAUES RIS
ThH 5,

Z O HERR R BRI R T, G R )E
HIZ BTN H -2 DREFH (A) 2 ThH
BERETSE, FRROREBOTQIRALIET 3,
IOk x, F—ERCBI52EOWECEL T,
HEHOBMIEZIA LT IR Lo TRTIED
T&%, D% D,

T
Ay, — An,= t:thDit

ZITDIALY I —b, FittRERCLT-1
BrO, GHTIRED, ZRESATIHO % & 5,
ZOMBRETEL L SEIRNOMELE S ERER
RBOHEET R AR OTREC T 5,

g7, REROBELRET L0110, £EHKSY
b L GRFMEEFERO 7 u AR EZHERAL 25
EGTH, HZELBHEOMESEL 2 Z LoHLH I
ANhTwb,

2 REHOFEFEE

ZZT, HELREROMET I FRE LT, £E
BOBMOMER G RIE TR E2IFEHRTD 5 L RE
THIEDREZONS, TOMPWL LT, A7
YARY S R—y g YHEEO B LET EED &
¥5 2L, HHEEFHE “REOBLLEYT 2
RBEo T3 hENBHITontns,

52, OO R TR EHMEORFHM I &
S>THAMEHHREI NS & L. FEEHOBMN (=K
FRHIRFHROWEY) Mg FHFFNOFE 2 RITT
EREL TSm0 REITH 5,

COREIR, EEHRCEIUTOL 2R3, £,
B OFERHAR S T T H 2 Wi % EFERDA DI
THATZ L, BAZORATREMHBIET-A L
%% (722U T>A20), Ric, EEMAGER A
M 2@ CAETH D, MENSES ‘v e
V7 Ewo e ® MO R R S 5 BN L 3k
VTHBHERET D, SOWEGNELRRTET5
&L BA T 2{EFEOEHFIRAEME O98) Vid,

T—A
V=1n'£ Reedt=In(R/r)+In[1—e "]

b, ZDEE, VEARBELURMS 5 L.
BB THE e bhr s, Jhik, FEOME
PET X2 Z0OMOBER L3I, EHiEis
DEFER & 2 BAMRHPREMAEV 251 2 T2
ZEHERLTWSE, ZOEMKBETEAL 1 OE
g, ATYeT5Lk,

A r

a_A—l—m:g(r, A, T)<0

FEROBI L 2 2RDRFAIRIT, 2 5H
Fifb. %, “vEYT oo BREBN
Lizidhideblzwn, 22T, Che6DFR AT 17
BRANRIFFRIZIOBEBTH S LIRET S
(h(A)<0), £ DFFR. £EOEFHIC L 3IRAH)

o SURNT 39



B,
F(r, A, T)=g(r, A, T)+h(A)<0
FEERTILENTE S,

3 EFIOEH

DFwED LI, FEEETTVEEET L, £
oEwY» 5. FERIMC X 2 W&~ OFE LY
BEKES “REHOBEVLEL” ruo BRI
Tz <, B L 2 EHPEROETE L > T
RRIBILmahiz, ThoDHBHRHERE b
L, FEEEFvE L DEELEALERMET %,
B ORMBEE L2 Fr, AT 5 L, 45
Bz B4 % FEAR A M 13 Box - Cox & # (y'W=(y*
DA TBIETETNICEAT LI ENTES,

Fio. FEIEEE (b LR, MR SREHK
LDV a7l b REBHELTEYT
ZENTED, 35602, MEO o EFEHE
T35 OMOB/REESHBERRIERL S 212
EhEwboThHh, BME) IMENZ DL
REST 5. ZHIZEDETO & 5 2 SEEHEIR B
TREKEHEL LM TE 3,

F(1, A, T)=Bo+ S AG

+52A(lz)+BsA(la)T(91)
T b, b B BFRETHD, ZOTFNEEM
BOREIh TR EMA LY TR Z L, A
E ¥k id, Thbb,

F(r, A, T)= 5o+ LA™
E%, ZOMFBREYE— -V AKIZIGHT 3
EUTOEDWTiks, 3. AF=y 7figET NV
CEEOBFREEYTIRD S &,

J K
InPy=c+ ganjn +t210tDll + AAI
= -
T BAR+ BARITI + e,

L%, ZITC, Qu BEFHUAOEEBETH
D, 8, a By, B, Bs, O, Or, A, Ao, 5 X HRETH %,
BoI, ZOETNVREBHIEIREI R TWHELE
WM TROZ L, b, BERIIRD,

J K
InPi=c+ le 0iQi + t=210tDlt + B A+ e

40 Z=F EEDHEFE 0078EFS

B»Esh3, Ric, VE— bk —LXER EEDE
FUEHEAT L, FRThORTHIE— 2 —
NERHM (b—t) KL > TETIVBRESI N S,

DO, LEHLSN OB REG IO B WL TR
TT%étﬁﬁTéou®i7&$F%kiU E-

EHENR & BEIIIR DN B> 7o 3 T & B
‘?—%) < ttl)ﬂﬁgbufx%o
In( i) = B aDi+ A(ARHE — AR+

+A[AR - Af]
+ BT (AR— AR) + &t

1r1< 112“2 ) 2 a:Die+ BZ[AJ({;Z) — AR+ e

4 HEFEHER

Chau, Wong and Yiu (2005) Tl EELDOET N
HEiZ, HEOD/—R « K4 2 MR OEHMEE
BEESTL T3, SATHARIZ1991EDE 2 1y
o, 2000F0F 1 UFEHFTELR o TS, ¥
YIVEIE 1 HI000BA ETH Y | SITHE L L
THEEEZEZELDTH B,

WMERRETHEFEREFR LV E— 2 — R
EFNEHBPEETVOHERTR>TED, #
OFER. TTHNZE TV EFER L2 EE L 22T
I LEEBMCEWEE L5 TWwd 2 LS I
otz FOMEIZFHL TEFRH.66E WS Z &
Thb, THIFEFROEEC & 2 EFEME~D *
BT 4 TRy u— VT 52T, HiEE
BB EHEESRZEREWZ 3,

FeH

IO Lo, BEIHEPcBEEoE SRy L
SREZ BT, REZIRR I CEEMg 0 L%
RESETZ)E— PRI, EEROKHE
WEBERMEOETEEFALTLEV, #HEER
WTFANA T AN BB ENT, &
hE Ty EROMEERD >, ZORMBEIIZEY HA
TV B HEITHIRIRH o 7258, LEHEHBECHER L.
ZFRBRIN L7201k, Chau, Wong and Yiu (2005)
BEIHTTH B,



IhETOPRETIE. FFER L 28I hs L
bOrEZON, EEHEINLZ LS hoTe, Lk
L. HERBWTEEROXERE LD L. TO%
ErERTIr3TE RV EEREbLSE, HED &
SWHEESRTH S v BT TFOMENE%ET
L5 MmBrBnTid. BERIEE2MERE
BERrEZLNE, HETIVE— b -V XELE
AT a8, £FEHC L 2 iE~0FEL2a Y o
VT BIELRAUROBRTH 5,

D E— -V R & B R IEROHEEI .
FOEPICBIEIERNATANEENDLED
ht, TheBr0kI BRI L2 H0p 25
Mz, FLTC—o—D22EEL, EOEHAT
JTWL ZENSBOBELZRETHS I,

SEW
Bailey, M. J., R. F. Muth and H. O. Nourse (1963) “A
Regression Model for Real Estate Price Index

Construction,” Journal of American Statistical Asso-

ciation, 58, pp.933-942.

Case, K. E. and R. ]. Shiller (1987) “Prices of Single
Family Homes since 1970: New Indexes for Four
Cities,” New England Economic Review, Sept./Oct.,
pp.45-56.

Case, K. E. and R. J. Shiller (1989) “The Efficiency of
the Market for Single-Family Homes,” The Amer-
ican Economic review, 79(1), pp.125-137.

Clapp, J. M. and C. Giaccotto (1998) “Price Indices
Based on the Hedonic Repeat-Sales Method: Appli-
cation to the Housing Market,” Journal of Real
Estate Finance and Economics, 16(1), pp.5-26.

Dombrow, J., J. R. Knight and C. F. Sirmans (1997)
“Aggregation Bias in Repeat-Sales Indices,” Jour-
nal of Real Estate Finance and Economics, 14, pp.
75-88.

Hill, R. C, J. R. Knight and C. F. Sirmans (1997)
“Estimating Capital Asset Price Indexes,” The
Review of Ecomomics and Statistics, 79(2), pp.226-
233.

Hoesli, M., C. Giaccotto and P. Favarger (1997)
“Three New Real Estate Price Indices for Geneva,
Switzerland,” Journal of Real Estate Finance and
Economics, 15(1), pp.93-109

(RE &/ HEEABFEERE Y 5 —HRE)

RIRRR X HE S

‘(\“j—o

2. ()

(AT DT
BEC—IHEEL2RDE ZLBH 5,

3. FROED & - Hudbek
BAHEA HEEEREL VS —

T102-0083 FREUERTUHXEEHT 4 — 2
TEL : 03-3264-5901 FAX © 03-3239-8429

AFETIE, (FF - THICBRET 2 BEFEN L RR L EEE L ET, BRFESER T EEBD

1. BEHTONEIL, FF - THIcEET 2 BFENHEORE LT %,
FENORRIE. KRR FEOb DR,

QFEIIEERET. BB8LRI12,000FUNET 5,

BEFEHEIEE. 7V r 7Y P ULEER (A4) 28, 7= 7740 (MS Word 72137
FAMNI7AN) BEMTEIE, BB, B 7T—5 7 7 A MTRHL 20,

6 7 AN EAZES (FRERERLTER) ov v —dflick

DHEL., HE2SUEARRIFHP L CRBEHIGEMT %, 8, ERE 2Lk, #

ORMED KA « FilE - Bt (BFEET - A -7 FUVR) ZHELT S 2 &,

[ZE7 EEEs] WERY

2T 4 T HFRE © V1088

BASENT 41



Ly y—1LD

OHEND RN
[EHAGHMEEFIERE (X))

{2, 800F3 (BtiAH)
AEZ, 1992F TSN E
HHMEHIAERIED 1= 2 W T OBESESER
BEEDHDLEE DI, 1993F 05
20064F 3 X & CRBFE S iz E
HifEHEN S e (FEUEES
FU=ryvay) OFEFIRINEL.
ZFOT =ML OT, 6
YV —XDEIHETH B,
19934 2 B o E S HEE
1 5DOFHENP S, 20065 3 H31
HE ToOMICINE U 7-EoI80IL.
FRERIEREY Yy Ya vy 285b8
T-REECTH5214l. 4 5318 K
(F) wDiEs (FETHEFEH086
. 2 HITHRE, vy a v
4355H1, 1 775524F),
2000FE B SFETHEED
BERG . 1595841, 815X ET. Aif
FE (I81FM. 1173XHE) 2 5

5 HIBORBEDFA &4 D
2003 LIRE. BAERDBE T
Wi, fHEOY— 27 ThH- 722002
FE (3BISKHE) LHET S L,
20055 E 13 H9 8 Bl T H %,
HERRA ORI, B0
WFERIZTXE. 2 iR FA
84X E, &5 3 fLIZHHZS/ I R81X
BHTHb, F&LTZKEHET
#BshTws,

g7, HHEREIE O WTIR, &
KEFEH5200m % 8 2 % EH L3159
EFP125ERI B D . &0 8
ENCEL T B, IS
TEH5=—XW[Fa] »s [A
S REEL TS EWnE B,
—F. vy ey ORBHEITLT
HP. 7525, BIEE DI006F &
HET 2 L H25%DBPTH S,
v yva v bFRCEEE. 200246
B o FER STV 5,
BEADOFERE L Tk, TRy
NR—DEEEMECEILTY 3

Z e, IRErHESMnEONE
5, EHIERET BEA - f/h
EADOIHEENE b TR
WZEREYBRELIONS,

ERFIRBITIZ. 20054EF 1 1
MIBTHFINTWS, BT
BB 1 AT EFEIS67. E 2L
13 EEIIR28957 . B 3 IR E R
1025, B4 RERS5 7 TH
%,

2005 ICHFE s NI 1THEFIO
5 b 128 P L i KEH EHE100m
PEDvryarvThsd, EHE
Wit~ >y = ik, FETES
D ECFREEMEERET 2720,
HEEREELL T4 2 L THiAEHE
e 0EREER > Tw 5,

TR19%E 1 A17H. (W) BR(E
EREL I —FHEBOEEN
ERIEHIEE N E Uiz, EETS
o L&D TEEEBHVAL
LFEd,

REEREC

HH. FEEREMC 2 E R T LD
B BESFEE L 72, ZWattRE
ZRMWVHD 7 2 BE S RO
WHsh, BEvAIIbBKREEL
72, oMz hHREINE L
B ofz, FEHRON. IE»EHE
LIcZ EDBHDRTNEDT, fbA
BETRE W, EI50, FETH S
§ 7y —DEBFICE I ET S,
BoTEREZRTEDI T ER
BDELBPVET R,

BT AL LR A— — &/t
BEBOEHEEHL TheBFERE L

Tz, BHOET A~ —3HR
WUhOME 2y, TEESbED
BORIBEHEL Tz, »2TH
Ckanzr®LlpE. mgh»
SR ERBEE L Shiz Ll
bOTL HOIRBT, HEED [&
L] HSEEBERDIEBMKRELT
TrbhtTnwd, —FERoERA%
WO RTDOBESThv, Fhik,
WEDOEH & BT S »22 DI,
B U &5 BB R v, &
MOy —AHFEIBELZLOD b
L, (h)

REZER

£8E —2 KM

F5—I[HEZ
1R AE 5
HEHET

ZH FEithEE

007EEFS (BEXFIT)

200784 B | B H4T

FEAH750M (PHERRL35M) 284180/

2 RBETE 43, 000 (B4 - 13434 2E)

wmE - 2 WEAEERE Y —
HESTHREXEEE 42
BHT 4T HIEF U 10RE
T102-0083
BEE 1 03—3264—5901
http://www.hrf.or.jp

wEinh—H R R S B AT

ENRI S ETRIED

42 F=H EELEE 2007FEEES



	［巻頭言］世界都市・東京としてさらなる進化を

田中順一郎
	［特別論文］まちづくり三法と地域再生

小林重敬
	［研究論文］都市税制と経済効果

中神康博
	［研究論文］土地利用の非効率性の費用

清水千弘・唐渡広志
	［研究論文］密集市街地の外部不経済に関する定量化の基礎研究

宅間文夫
	［海外論文紹介］リピートセールス価格指数における非線形な築年数効果の調整

原野啓
	エディトリアルノー卜
	センターだより・編集後記



