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®1 WGEHBEBOMS (1998—2007 - BFEREFI)
AEFE [ 1998 | 1999 | 2000 | 2001 | 2002 | 2003 | 2004 | 2005 | 2006 | 2007
#eE% | 3232 | 3229 | 3227 | 3223 | 3212 | 3132 | 2521 | 1821 | 1804 | 1793
i 670 | 671 | 670 | 672 | 675| 689 | 732| 777 | 782 | 783
MIAS | 2562 | 2558 | 2557 | 2551 | 2537 | 2443 | 1789 | 1044 | 1022 | 1010

10MUNKELSRP LT D, 2% THIFIC20044EFE, 20054 O HiG R
DWIEHBKE, TIULATH (2006) 7 EHEIT 2 X912, GUHEERD
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REPESHATDEEZONDE, TNHEDZ EIEHFLT, 2002EE )5
20064F % £ TR 5 FROPBOIIK 2 IS 5,
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—4- HTHIAT I B 350 B BEALARH O SRS BT
®R2—1 WERRHORREMS (BMBIRL - HEAHEE)  Owr 10051
R4 20024F-1& 200347 20044 B¢ 20054F 200641
&) 5 - S N -
’ & @ (Wit & @ [MRit] & W [Megt] & & [Medt] & % [t
EiEat 455,556 1.0 436,953 0.9 426,604 0.9 386,580 0.8 356,138 0.8
R 5,683,098| 11.9| 5,751,431| 12.4 | 5,731,523| 12.5] 5,712,997| 12.5| 5,369,368 12.1
KA 110,210,801| 21.8 (10,822,754 | 23.3|11,331,248| 24.6 |11,630,436| 25.4 |11,845,106| 26.6
7 8% 184,941 0.4 175,209 0.4 171,610| 0.4 145,664 0.3 146,158| 0.3
RAOKFESER | 1,953,422 4.2| 1,811,802 3.9 1,614,229| 3.5| 1,481,263| 3.2 1,379,644| 3.1
PL# | 1,749,334 3.7 1,659,263 3.6 1,642,027| 3.6| 1,567,978 3.4 1,586,599 3.6
A 8,514,190| 18.1| 8,106,812 17.4 | 7,538,140| 16.4 | 7,152,026 15.6| 6,838,165 15.4
ety | 4,525,427| 9.6 | 4,250,208| 9.1 4,162,280 9.0 | 4,093,943| 9.0 4,026,796 9.0
RG1%E 1,707,851 3.6 | 1,671,090| 3.6| 1,669,837 3.6 1,663,505 3.6| 1,667,429| 3.7
BEY 5,585,329| 11.9 5,330,827| 11.5| 5,150,145 11.2| 4,968,311 10.9 | 4,826,053| 10.8
Z O | 6,465,591| 13.8 | 6,502,651 14.0 | 6,559,780| 14.3| 6,917,362| 15.1| 6,471,757 14.5
af 46, 935,540 100. 0 |46, 519, 002| 100.0 |45,997,423| 100.0 |45, 720,064| 100.0 |44, 513, 212| 100.0
HIRIK & E &V,
®2—2 TWETHRRHONREHS (BROBIRS - W) ik 100751)
K4 20024 £ 20034F- & 20044F B¢ 20054 £ 20064
& [Wedt] & @ [Wkit] & & |Wit] & B0 [Msut] & & [t
E e 239,212 0.7 235,327 0.7 270,180( 0.7 291,297 0.7 269,645 0.7
RE 3,594,236| 10.5| 3,749,076 11.0| 4,147,034 11.4 | 4,691,054| 11.9| 4,417,099| 11.5
RA# | 8,105,359| 23.8 | 8,657,089 25.3 | 9,551,696| 26.3 |10,437,567| 26.510,678,824| 27.7
J7 e 151,835| 0.4 144,939 0.4 146,884 0.4 131,374] 0.3 129,733| 0.3
RAOKEEER | 674,919) 2.0 657,987 1.9 821,298 2.3 979,89 2.5 932,673 2.4
[HER ¢ 1,446,305 4.2 1,373,630| 4.0 | 1,425,721 3.9 1,427,736| 3.6| 1,451,161 3.8
TR 6,801,010\ 19.9 | 6,527,874| 19.1| 6,367,050| 17.5| 6,409,541 16.3| 6,158,330 16.0
TR 3,351,598| 9.8 | 3,161,357 9.2 3,297,663| 9.1 | 3,504,099 8.9 3,468,473 9.0
% 1,186,924 3.5 1,175,211 3.4 1,269,863| 3.5 1,399,304| 3.5]| 1,404,925| 3.6
BET | 3,965,602| 11.6 | 3,799,313 11.1| 3,994,678| 11.0 | 4,248,660| 10.8| 4,132,293 10.7
ZOfi | 4,600,821| 13.5]| 4,724,506 13.8 | 5,078,018| 14.0| 5,898,841 15.0| 5,483,722 14.2
il 34,117,820| 100.0 |34, 206,309 100.0 |36, 370,086] 100.0 | 39,419, 368| 100.0 |38, 526,876| 100.0

MORHRT, PR, R R S FIKIEE T 2w,

®2—3 TWATMRHORREHT (BRI - BTH)

(A2 2 1005 H)

K5 200245 20034 200447 20054F- 20064F-

) G A |MERUE) & B (MUt & B (MUt & B [MUb| & B [Mlt
ARt 216,343 1.7 201,626 1.6 156,423| 1.6 95,283 1.5 86,493 1.4
fRnr 5 1,988,863 15.5| 2,002,355 16.3 | 1,584,489 16.5| 1,021,943| 16.2 952,269 15.9
R 2,105,442| 16.4 | 2,165,665 17.6 | 1,779,553 18.5| 1,192,869| 18.9| 1,166,282 19.5
95 0% 33,106| 0.3 30,271 0.2 24,726| 0.3 14,290 0.2 16,425 0.3

RMOKERER | 1,278,504| 10.0| 1,153,815| 9.4 792,931| 8.2 501,368| 8.0 446,971 7.5
(AR 303,029 2.4 285,633 2.3 216,307 2.2 140,242 2.2 135,438 2.3
A 1,713,181| 13.4| 1,578,938| 12.8 | 1,171,089| 12.2 742,485 11.8 679,835 11.4
R 1,173,828 9.2 1,088,851 8.8 864,617 9.0 589,844 9.4 558,322 9.3
HP# 520,927 4.1 495,880 4.0 399,973 4.2 264,201 4.2 262,504 4.4
YEH 1,619,727 12.6 | 1,531,515 12.4| 1,155,467| 12.0 719,651 11.4 693,760 11.6
Z DAt 1,864,769 14.5| 1,778,145 14.4| 1,481,761 15.4| 1,018,520 16.2 988,036| 16.5

it 12,817,720| 100.0 |12, 312,693 100.0 | 9,627,337 100.0 | 6,300,696 100.0 | 5,986,336| 100.0
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TR A U BT 2 EARLAE O FERE5HT —5—
x£3—1 TWEAHREORREHEE (HEFIZE - TEIAEED) Gz 100051)
K5 20024FJE 20034FJ# 20044FJE 20054 20064F JE
a) - - - - -

” & B WL & B [BUE| & B [RBdb| & B Wt & B[Rt
APE# | 9,347,637| 19.9 | 9,189,828| 19.8 | 9,119,841| 19.8| 9,000,178| 19.7 | 8,815,614| 19.8
Wkt | 5,485,826| 11.7| 5,416,959| 11.6 | 5,511,981| 12.0| 5,456,010 11.9| 5,196,232| 11.7

MERERiIIS | 555,402) 1.2 553,877 1.2 557,523| 1.2 564,156 1.2 502,916| 1.1
B | 4,894,593| 10.4 | 5,487,849| 11.8| 5,911,252 12.9| 6,155,240 13.5| 6,368,260| 14.3
BT | 4,570,081 9.7 4,506,170 9.7 | 4,312,075 9.4 | 4,197,363| 9.2 | 4,151,068 9.3
TEEGREER | 9,308,486| 19.8| 8,238,023| 17.7 | 7,329,856| 15.9 | 6,674,851| 14.6| 6,311,568| 14.2
FERINSER | 141,309] 0.3 129,757 0.3 232,828 0.5| 309,328/ 0.7| 222,267| 0.5
REAREER 16,422| 0.0 15,300 0.0 15,332| 0.0 14,178| 0.0 20,688 0.0
AMER | 6,060,802 12.9 | 6,099,487| 13.1| 6,046,800 13.1| 6,328,483| 13.8| 5,997,304| 13.5
Far 4 752,999 1.6| 883,909| 1.9 900,555/ 2.0 | 1,048,851| 2.3 941,232 2.1
Wfh4 | 1,791,238 3.8 1,754,940 3.8 | 1,707,099| 3.7 | 1,602,067| 3.5| 1,628,355 3.7
Zofh | 4,010,747 8.5| 4,242,901| 9.1 4,352,281 9.5| 4,369,360 9.6 | 4,357,707| 9.8
#t 46,935, 540| 100.0 |46, 519,002| 100.0 |45, 997,423 | 100.0 |45, 720, 064| 100.0 |44, 513,212 100.0
MR IEE T W
£3—2 WAAZHORNREHRE (MERIRE - &) Qs 10055H)
K5 20024 % 20034F & 20044F 20054 20064 £
GO ML & B |[BERUE| & B (Rt & A |[MEE| & [t
A% | 6,804,937| 19.9| 6,771,732| 19.8 | 7,187,293| 19.8 | 7,725,689| 19.6 | 7,618,866| 19.8
Wttt | 3,869,219 11.3| 3,873,594| 11.3 | 4,284,447| 11.8| 4,632,291| 11.8 | 4,435,248| 11.5
MiFFWIsE: | 435,541 1.3| 437,755 1.3 | 462,449 1.3| 497,559 1.3 448,765 1.2
% | 4,353,461 12.8| 4,826,836| 14.1| 5,331,286| 14.7 | 5,764,476 14.6 | 5,979,701| 15.5
%ﬁiﬂhéﬁ%}—' 2,970,133| 8.7 2,976,529 8.7 | 3,126,498| 8.6 3,415,146 8.7 | 3,402,110 8.8
BB EEY | 6,307,389 18.5| 5,551,519| 16.2 | 5,490,412| 15.1| 5,627,977 14.3 | 5,360,197 13.9
ﬁimmiiﬁﬁ 40,027| 0.1 35,454| 0.1 100,425 0.3 208,854 0.5 138,587| 0.4
FEMREEY 7,636 0.0 7,200/ 0.0 7,511 0.0 9,064 0.0 12,903| 0.0
NEH | 4,311,138] 12.6 | 4,427,568| 12.9 | 4,709,093 12.9 | 5,418,056| 13.7 | 5,099,012| 13.2
Fr 4 413,995 1.2 504,547 1.5 595,498| 1.6 832,098| 2.1 721,249 1.9
Bfb4 | 1,697,744 5.0 1,664,443 4.9 | 1,636,609| 4.5 1,556,338 3.9 | 1,584,545| 4.1
Zofth | 2,906,601| 8.5| 3,129,131| 9.1 3,438,566 9.5| 3,731,818 9.5 3,725,692| 9.7
at 34,117,820| 100.0 |34, 206,309| 100.0 |36,370,086| 100.0 |39, 419, 368| 100.0 |38, 526,876 100.0
XORHRTT, P, BT EE D, FIKIEEE RV,
£3—3 WMAHRHORNREHRE (HERIRDE - BTH) Gz 10075H)
K5 20024F % 20034F- & 20044E 15 20054F 20064
) & O |WEEUL) & B B & B Mt & B WL & B[Rt
ANEE | 2,542,700 19.8 | 2,418,096 19.6 | 1,932,548| 20.1| 1,274,488| 20.2| 1,196,748| 20.0
Wik | 1,616,607 12.6 | 1,543,365 12.5| 1,227,534| 12.8 | 823,718| 13.1 760,984 12.7
MeFrmisE | 119,861 0.9 116,122 0.9 95,074 1.0 66,597 1.1 54,150 0.9
Rtk 541,132 4.2 661,013 5.4 579,966 6.0 | 390,764| 6.2 388,559 6.5
BN | 1,599,948| 12.5| 1,529,640| 12.4 | 1,185,577| 12.3 782,217 12.4 748,958| 12.5
LB EEY | 3,001,097 23.4 | 2,686,504| 21.8 | 1,839,445 19.1| 1,046,873| 16.6| 951,371 15.9
KERDEER | 101,283] 0.8 94,303| 0.8 132,403 1.4 100,474| 1.6 83,680 1.4
;%ﬁm%%’é’ 8,786 0.1 8,100| 0.1 7,821 0.1 5,114 0.1 7,785 0.1
1,749,663 13.7| 1,671,919| 13.6| 1,337,708| 13.9 910,427| 14.4 898,293| 15.0
339,004| 2.6| 379,363 3.1 305,057| 3.2 216,753 3.4 219,983 3.7
93,493 0.7 90,498| 0.7 70,490 0.7 45,728 0.7 43,810] 0.7
1,104,146 8.6| 1,113,769| 9.0 913,716| 9.5| 637,543| 10.1 632,015 10.6
B 12,817,720 100.0 | 12,312,693 100.0 | 9,627,337| 100.0 | 6,300,696| 100.0 | 5,986,336| 100.0
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—6— WA I B 350 B BAUAR L D FERE DT

R EHEBRE THARBEICOVWTIE, HBROBEOE W EE L
B2 TWBaElEDr S5, GO S5 EMO ML Y FTR S &, XAy &1
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DOHEIFETLTVEIEDNRR S,
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W5, #TERE MTATERCRERC L D IE 5 b DD, FEARRY 7 5 & 1 Rl kR
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B, SER G EORBIREO Y A4 MEE o THY, BHBROMEL
HEATVDZ LD 5,

22 ® A

MR ORA L LTiE, #hB, HAESH, E2»o0MBHBIETH LMl
AR & S A, HERFIR A, HOGERATIC X 2 IUA, TR - i
B hd s,

MAOWFIE, N EEEL — 1, #HasI0 %4 — 2, AR
=31 FENZFNFLOLNT VS, AR THZ &, MADI LEIAE
DR 2T 5 2 LA TRELMBOMIECTH 2 M IBLE, BAD4
HEGICL LT, EhASMREED LV TRBIE SN M RMNBIH16%, [
W&o T Z EO TR S N A ER I EAI10%, HABEINADH 9 %%
b, 09 L, HBHE LML K L7258 1B IC R 5013,
Bl L BUG M B : (2B, BRSO E) TH b, ABO Y = 7I13H
W IC BV TR, BB BRI 5O 2S5 EIHHICB W TEL B> T
By, THIEHERE B TOMBIOBREZRB L7 DTHE EERD
N5,

O L) ICHhFEOWITAMEIL, WA CIZED S OB BBIm~OKRFE
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U B B B BRI O ERES AT -7
F4—1 WEHRAONREHYE (HETHEED (BB 2 10075 1)
K5 20024FJE 20034FJ# 20044FJE 20054 20064F JE
a) - - - - -
” & B WL & B [BUE| & B [RBdb| & B Wt & B[Rt
HWBL 17,022,546| 35.4 |16,444,110| 34.4 |16,444,482| 34.8 |16,838,324| 35.9 |17,245,310| 37.7
WTaRSHL| 478,629 1.0 502,027 1.1 728,489 1.5| 948,132 2.0 1,310,357| 2.9
5B 8,727,044| 18.1 | 8,090,793| 16.9 | 7,711,941| 16.3 | 7,737,076 16.5| 7,373,022| 16.1
[EIE 7 4| 4,382,507 9.1 4,800,342| 10.1| 4,779,713| 10.1 | 4,806,580 10.2| 4,517,650| 9.9
MEFELMA| 2,091,906) 4.3 | 2,093,707 4.4 | 1,953,480 4.1 2,072,165 4.4 | 2,004,505 4.4
FHk - fERH| 1,259,637 2.6 1,270,748 2.7 1,281,359 2.7 | 1,307,036| 2.8 1,269,523| 2.8
Wt | 5,418,090 11.3| 5,971,512 12.5| 5,076,169| 10.8 | 4,600,344 9.8 | 4,158,106| 9.1
WA HBE| 2,937,002| 6.1 2,797,0000 5.9 3,204,580 6.8 2,621,062| 5.6 2,167,818 4.7
Zofh | 5,815,184| 12.1| 5,772,396 12.1| 6,012,340| 12.7 | 5,995,953| 12.8| 5,658,737| 12.4
7 48,132,544 100.0 |47, 742,636 100.0 47,192,553 | 100.0 |46,926,673| 100.0 |45, 705,028 100.0
MIFRIKIEE L 2w
FK4—2 WHRRAOAREHRE (#BH) (HAE 2 1007 1)
Ko 20024F £ 20034FJE 20044FJE 20054 20064 £
a) P - - - " e -
? & B WL & B [BERUE| & B (Rt & & Mt & [t
H5BL |14,178,263| 40.7 |13,794,955| 39.4 |14,252,605| 38.3 |15,291,914| 37.9 |15,712,629| 39.8
WG H|  307,492] 0.9| 326,933| 0.9 545,426 1.5| 798,391 2.0 1,119,157| 2.8
5B 4,207,865 12.1 | 4,075,038| 11.7 | 4,649,373| 12.5| 5,643,606 14.0 | 5,361,613 13.6
[l 4| 3,660,970 10.5 | 4,004,526| 11.5| 4,182,062 11.2 | 4,389,073| 10.9 | 4,144,635 10.5
WEFELME| 1,196,030] 3.4 | 1,227,976| 3.5 1,338,284| 3.6 1,652,638 4.1 1,625,311 4.1
THH- B 970,567 2.8 990,641 2.8 | 1,059,698| 2.8 1,148,235 2.8| 1,119,127 2.8
it | 3,813,886 10.9 | 4,157,144| 11.9| 3,922,168 10.5| 3,943,767 9.8 | 3,573,596| 9.0
HA - B4 1,727,530 5.0 1,635,357 4.7 | 2,121,479 5.7 2,090,040| 5.2 | 1,717,401 4.3
Zofh | 4,775,002| 13.7 | 4,755,690| 13.6 | 5,148,280| 13.8 | 5,438,925| 13.5| 5,125,060 13.0
il 34,837,604| 100.0 |34, 968,262| 100.0 [37,219,376| 100.0 |40, 396, 588| 100.0 |39, 498, 528| 100.0
MORHSTT, AT, AT R A D, FERIKIEE E v,
#F4—3 TWERRAORNREHRE (ATH) (A7 2 10077 1)
K5 20024F & 20034 20044F 20054 20064 £
GO ML & B |[BERUE| & A (Rt & A |[MEE| & [t
WRL | 2,844,283] 21.4 | 2,649,155 20.7 | 2,191,877 22.0| 1,546,410 23.7 | 1,532,681 24.7
WS R 171,138 1.3 175,093 1.4 183,062| 1.8 149,741| 2.3 191,200| 3.1
WAL 4,519,179 34.0 | 4,015,755| 31.4 | 3,062,568| 30.7 | 2,093,470 32.1| 2,011,409 32.4
[ 4| 721,537 5.4 795,816 6.2 597,651 6.0 | 417,507 6.4| 373,015| 6.0
WEELME|  895,876] 6.7 | 865,730 6.8 615,196 6.2 | 419,527| 6.4 379,194| 6.1
Tk R 289,070 2.2 280,107 2.2 221,661 2.2 158,801| 2.4 150,397| 2.4
W | 1,604,204 12.1| 1,814,368| 14.2| 1,154,001 11.6 656,577| 10.1 584,510 9.4
WA 4| 1,209,472) 9.1 1,161,644 9.1 1,083,101| 10.9 531,022 8.1 450,417| 7.3
Zoft | 1,040,183 7.8 1,016,706| 8.0 864,060 8.7 | 557,028 8.5 533,676 8.6
it 13,294, 940| 100.0 | 12,774,375 100.0 | 9,973,178| 100.0 | 6,530,085| 100.0 | 6,206,499| 100.0
Wl s T M BORETHER] SRR
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200547 B2 LAk, HRTTES, MIASES & b (2 A B ORI IE 2 E To T RER 2
b EFAMEAICHI L TWA L b ER b, 72721, WMHEICBIT 2B
Y TIMKIRE LTRE L, TR B DB IR BREERASTTET A &0F ©
WNEEINBT —ADBELLZEIZEBb00b Lt v, /2, #iED
R IZ DWW TR, 20044EEE LUK, IRTIAICIES 2 b DD, JEILKITHED
TR ZERICE 2 D EER OGN, BIGERMBUIMIA L LTl L WIRIZSH
LEWVWZ D,

3. BRMLREICET 3 %1THR

Mo )7 NS OBEARIGICEIT B G - EIESHTIE, SNFETICEEITbRTE
720 LFTIE, TOSETORBNLERTHY, ZDH%D Tiebout I DR
AEE G, MM ORI T 2 8%  OFEFEGT A AT & o
T L 7o 72 Oates (1969) DA% AT - 72 1T, FRICEARMEAE VI - 5
FESHTE 2D OB EFIH L 72 b A ENZ B 2 FEIESHICDOWTH =1 L,
Pk 5 i RO

3.1 Oates (1969)

Oates (1969) &, TN T TEIZEEEEBRDITA TSI FLE L TWzE
FEAMAE (HbAfids & OVHAC) (CBE3 2 SERE T & 5 N3 o BRI S A H
LCHR L, BEEEER &2 & sEMMiE (local property values) 12
52 %8 (& L) TOWTHLPIILbDTH L, FEOHRET
WHEEDHS, BHENGEANZy 7 - T4 AT 70— F D72 EGEGHT
HLD, 777 8- 774274 Y THGBEREOBCELTIED HH, Kitds
Bhs iy -2 - MBABEEZRMT I II2=27 1 —2BRTHZ L1
Lo THL L AL ORI G AT RETH 5 & L7z, Tiebout (1956) @ [J&
WCEAHRE] OMEZ BRI L72bDTL & o7, FEAENHTTIE, New Jersey /M

4 BF - A (2008) T, WA EBEIC BT 2 S THIAS B OAH B RIR (Hmg 2
W) ZERELUCEESHICEY, SHFOREGEZFERPWICHS 2IZL TV 5,
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D531 (municipality) ZxfRIZL7z, DT L) REFROHEEEIT-> T
%o

FEEMits =1 (MBI, KM, o~ ol BB, FI04EDN
OO I, HHFE, P )

ZIC, AT E L TUIAEE L ALY OHELIE L > T, R/
etk (OLS) L EFME/NA 7 ANTHAL L 7z Bl e/ 3k (2SLS) 12 & -
THZBEZITV, WITNOHEEHEEHVTHIETERICRE 22T R, FR
BERIZOWTIR~ A FRICER, AT OWTIET 7 ATHBEOREITE
bNDIE, BEDSEREOBREIZOVTEELL IS, F ¥ T
ECRHET 5 &, BRANZMBAHOBINIE ) BEMEOETIE, #HEZH
WL B BEMBED AL o TIIEIMHESND L EWHL2IIL TS, D
0, ZOFEFEGHOMERIL, (G EMEA SIS O BRFE S % 524012 SO
LTwa b)) ARLHMA R ER & R HAE L 55, RFEMLKET
RSN TVDE I EEZRLTWT, FKEtAHBAME L X3 — ¥ A1 X 54
FEE LT, EEME®RINT S L) Tiebout €7V EBEEH 4 b O L HWFC
&Lk L7,

L2 L, 0%, Oates (1969) DFEIELHT O F-FELMHRIZ OV TIIEEA %
Samhs 7 &4, $712 Edel and Sclar (1974) % Hamilton (1976) 1%, Oates 12 &
5 FEFHTIE Tiebout IFLD EFEIZ 1L o TW i\ & FiR L 72, Oates (1973)
THIRRNHENT WD L HIZ, Oates (1969) & A 7 D& AL £ D %E T4,
FERBHOWHEEIIRETCETH, ZND5 Tiebout WHTTFMWENTWVD L)
%, IR THERIS RO LM ARN 2 R/NEH TR S NS LV ) ERT
[SERICRIFEM IR H 5 2 & 2 RFAET 5 L3 F R &\, 72721, Hamilton
(1976), Bruckner (1982), Yinger (1982) % &b gL T3 X912, 4%
CEDBBREDHFIEN, RtV mE%EIRT 5 LT, AT - AR
BEHEZEMR L TV W E2RTHIMTH S & E 2 51, Oates (1969) ¥
A T DILREGHTHY Tiebout (D FIFE G 2l 72T B D T A MZIIH W5
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TENTERLEZTIVEEDNS,

3.2 EERREYOIR

Oates (1969) 13, 3L LML (D&L) 2WEEMME 15 2 5
RHFTTH LT, AHMEHGOREEICET A EELE WA, LTLLHA

B & A G DR R & DRIRATH O M ENT2bIT TldZ v,

% 2T, Brueckner (1982) 13, [&l% & i fffi T A LM AL 2 I 5 7 B
WaEz, BEMEERZKICT S L) AR IHEExRONE, FFENTH
%A (oF Y, Samuelson DM %) ZE& xR L7z TOETIVTI, &
FEAMIE % FLRA 9 5 UG CI RS 2 h B 50, BIBEHEZ B4 v b
DIRFER ZRT DT, REOFGHRMICE o TRHHREIHM S b 2 LI
%o FEREGHTTIE, Massachusetts ‘J‘l‘l@’?*ﬁ"Eﬂﬂb‘“(ﬁ%fﬂﬂlﬁ@?ﬁm%ﬁw,
I B R D B AR B AR TR L :ﬁﬁ’f‘&b\t\/\5%%%f«%fl/‘éﬁf, T 1
BRGRITENT WAV, S, RIS A EEDI 2 SR TW 0P,
Tnk %)5@7(1%5‘@@1&@2ki@’)‘Tit#a@iw‘ﬁiﬁfﬁij\: HrTNVICEEFNTWA I L
WL 2D TEL VDO TH b, Brueckner (1982) O 7 71— F 1%, #
I BRER DS, ) U F IV DFEFEGHT D F P TIIERIC B W TRAE DS 5.

%72, Roback (1982) (%, J7f)# & DO RBEITE) = & L 72—k
ETNVEMEEL, «P:v7-774277u~%:;of,%m®7f:
74— (&5, 6%, REIGHEZL L) Offif (implicit price) 255tH T& %
ZERHEMITRL, MTOEFEDOEIZOWTIERST 21T o720 TOETIN
T, 7X=7 4 —OffifiEld, WRHET A =T 1 —OWM2 Lz 51 & EiF
EPRMFEEEE TFTITAREOMICL o THONSEZ EIZH 5% T A D8
2RI L FEIFSHTIE, TAZT 4= LT, BEREVLEARK, &
EE, ERHE, BREMEZEEL Tw50%, GBI, WAREIC>
WTIEHFVAEETLEWEEIESLNTWS, 7B Roback DAFZEIE, & D

5 HEEWIZE, TIAOHED ST T AT 4 — SRR 51, Bl
RELS>TTHIRMELLI LT ETHA) L, BRUESEL2ELNRL THREET
LEZEZOENBENLTHA, B, Roback DEFILTIE, WIE—FLDOIEZE BT
w3,
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NI — E X DEDFHEiZ B L 72 b O TR0, FEIEGH T
HAAHRPHERBEOMRIIE TN TV RIEESLETH S,

3.3 KESIR

WA — EAREEEEBOBEARLC, NI G ORI 5 0F
7eld, DLRIZETF 23 208X Ttis, Y TVoRE LRt R a2k d
5% ELTEHATHN T 5, Bruckner (1982) O7 71— F|ZHE > 7258 &
L Tli3, Deller (1990) % Taylor (1995) 2SZ\Fon b, v TIVOHA % R
B ZET, BITMRERLZHEREZENTVE DD, FIRORFIMEICZD
WP L TW vy, 72, Roback (1982) O FEIZIEW LB, 7 X4
ST A= LTHZICH R — A% ZE L 72EFESH & L T Gyourko
and Tracy (1991) 2% %, AN —EC 2O EH E LT, LIRMEK, KK
¥, HiKEE (fire rating), HEMEHEBLEZH TV LA, 230 #AREKIC>
WTIIHBZRBRPBON TRV, Z0IENIC, HEAEREZIHHRIZL
Haughwout (2002) 7 &2%% %,

F 72, Oates (1969) DX HICET N EEIR &EETIZ, FFEDOHIE KR -
WIEE S EARL L 72D, BRMEOBREIZG R 2B a0 L &5 &3 5%
b4\, Bl 2 1E, Massachusetts I O & %E & FEBFRMIBRE: (Proposition2 1/2) A%
BREMIMEIC G 2 5 328 % 5547 L T\ % Bradbury et al. (2001) %, EAXRI{LDOFH
BRI LT, B Rs OB A HR T B A O R & xBA T 52 B W RE TS B
52 EIEHL, At — Y ZOBERICDBEEDE N IZ DWW TEIEGHT 21T -
7z Brasington (2002) 7 EFET LN 5,

INLDT AN ADT =5 EHWIFEIETE, A — 2L LT,
WKHEY —EARBLEY - A0 R e LCHAZRICMZ Tnb Z &8
HnZl, FRREIRZET -5 2HOTEIE o T0nb I TR
HMTH 5,

3.4 HHPEOREIS T EFRE
HDAETIE, HLREROWFMZ L 2 720 ICERLRFHO T 70 —F %
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TV FEGESHT SN O TN T E 7z, HA (1999), FHH (1999), =3 -
M(2001) 1E, WD Roback (1982) &7 7 —F % uH L7 EiE5H %
fToTBY, EEEEMEDHEEROEENT VL VI IEHEH TV D,
SHIT, ARIFABERE I o TOM L72RAR (2004) TI&, AfiEA o a3k
BEOFTHFETTHIZE > TRIRMIIR L > TBY, AiEEE, #hsim,
TAGEXFHI A E DS, SCEiE R OFFfiI v & LT b,

ZFDIIH, # (2003) &, Brueckner (1982) @7 71 —F1Zfitvy, HilgHl -
SR O S BEARKED R GE/AERD) 2METLTBY, #iTOERE
B R BRI NTH B — T, I OZGEIEREH R ERPBRKTH L L v
IR AR T WA IED, MR (2008) 1, Ak (2003) DETFTIKIL A5,
WEINT A= TN E QWIS & D, R EROR=REDER T A
WCHLHBOHZ TWAEIEERELTWDS Thbh, Ths iz
BT AR E T LD L, FIEFEFH TIIATEIERSE, M) TIIHETES
DRV B <, IR B EHEERORRED TA>T0E LW
IAERCTHARA—HE L TVD Lz b,

L2 L, #EFER LD /NS WEMOY V7V & O EIEae, a8
REMIEEE 529 5, BP0 (BUFHEEZER) O%E%E
FRRL72aHT3d v, BlFke LT, RiEIZoWTUE, M - 29 (2000) 275,
BTN O SRR RS 2 HR & LT, HIBNOHEBEREERT A =
T A = EDHI K E N T WL 0 E ) DDV TEIEGH Z2177% > T
%7, F7z, BREIZOWTIE, I (2008b) I2BWT, EETHEL L O
B &\ o 72 BUG M BB RE D R B AR DRI G- 2 5 EICOWT, &
BRI ZAT 2> TB Y, HESERORRMEL, FegE R e Td 5 EiE
TSN T B UAFE DT HIRT ST T 2B 5 & L,

F 72, Roback (1982) &[] U <, MBIREOME (EFEOH) IOV TE

6 ZOfEIE, TTU—FIERLRL 0D, HAGEAOEEROHEEZWBLT, b
DEOHSEREMAER L TELI L 2WHS I L TEZEBEDO R (B 213,
HEF - P B (1999) &) DFNEERWICEHLTH B,

7 Ol KA (2004) TIZAGHEEE - ALK OZGE A v T — 7 DSHiIC 5 2
LEBIZOWT, NNy 2 EIZE TR L NV OFEISH R TR o TWb,
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b & R A IS L LT, g (1991), /I - KA (1995) #5d % %
bﬂ%dﬁéﬁﬁ%ﬂﬁﬁ%ﬁ—EX%ﬁﬁ@ﬂ%kLf%@?@&w

D &) IThPETIRARKEERHREROREIST 5 HLENZ &
bH Y, BERMURHICHET 2 ELEGIL, HEEREGHATRET L D0%
WICTH], FEEEN 2 BIGHROMIHE T 5 7 A3 — E 2D BRI OV T - 72
DO L LThRv, FlkE LT, KRESTBOHST 225 & L CH i
DBARCD IS 24T % o 728 (2008), EEOH T Zx% & LT, EAIL
WD EREIH %477 - 72388 (2008a) 25H B, SIS DOMFZETIE, HiJTm
O —EBOE B R M BUk (M=) 2WERILT 22 & 2H 6 2
BY, —EORBEH2TwB2, RoNH o TIVTOEEGHE 2> T
%

ZFITARTE, BAMEOERN TV EIIRLZET, IhETHHRT
REANT I hholz, HAEHOY TSR E LT, #iHEBEOER{LIZD
WCHEIESTEAT) 2L & T 5,

4. Ig T F I

S

Z Tl ,%é&ﬁ wET IV T, # AN o&AR L EIEEC
WEREICET 2 EBIIOVWTERT S,

EEOHIRIEET A RFHIFEEWTH Y, Gl x, M h, BLOZ
OO ALY (WEAEY) G oA b0 L IEL, HEE
Ux,h,G) LT,

9, KitOFHEAFHREDTO L) 1c#HIT S,

8 W (2008) T, M/AN_FMEEDOKRICL B &, KA, #ER, BEWNKEER
WL, TRE, BB EVREEMEIC 7T AITEEL LTWwD 5, EE%%
A% B L7 BN REIC L DR TIE, AEE RN MEZH) |
WL THELTWD, —JT, i (2008a) 1XZEFLESHTOKE R, S, iLEﬁE%
HERRIABE L EDA V7 THEOTHPERIL LR TV E DR EHF TV S,

9 ZOEFNVIZEAR (1997) DEEDETFTNENELLZLDTH S,
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x+Rh=y-1 (1)

2T, g Ey, HBEEREY o, AT RTEI LTS, T, T
BN ETH B EIRET o FEMIE X O TS~ OBEHTRE (B
WOME) ThHsHETHE, FFKEIHISETE L 2505, T2
T

U(x,h,G)=u (2)

F70, MABUFIE—FEEER «, EFMIheL ML LT, WAkl
O ER TS L34, HABFFOFHEHRFHXUILLTFOM@EY) & 250, 72
2L, n \3HIBAL, () BZARM RO MM ZhThELT DL L,
¢ ()>0, ()= 0FMATERET b0

nt+L=c(G) (3)

T3, MBAHEZEZE L 2VWEEICBIT 5, N MoMine % RAIC
WMo L7zt 20RO EEEMAAE LT, Re KT LIZT S L, (1),
Qremirl, dc=0¢  LTERTNE, UTOLHIEHATESZ L2

7‘7))%)]10

(4)

S50, TS OWE LN, nh=H (H @ 43530828\ R THEZ T
W AE) 2 IAT S &,

10 Hi{bo7zo, EEMHEOMRIIERL TV D, ERMIHEORRIZOVTI,
JEHE (2008b) R,
11 REBEICOWTIE, Az,
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RGH:n-U (5)

VRO b, 2%, G, WHREM P SRLNLRFBHOM (BRFH
W) B, WARABE RS ZE2EIRLTHB Y, A OB H
RSN D (BEARLT 2) ZEDHERTE %,

RIS, WH A OBEREFEDOBRICOVTHIT 2, HBAHOR)
ROGHLETERLE, D~BEHVLZLET, UTOL)ITFHETE S,

7R _,Ys
dG U

-c'(G) 6)
Z RIS HUBUFAS, LGt 2 kb3 5 & O 1IcH A & 4t
WMTALEBIE, dRAG=0XY, UTOLBIHT 5,

U

ﬁf=d® (7)
(N, AR ORFNHOM ERFEHA»E L 2B I E2EIRLTE
D, ZiUd Samuelson RFICIZD RSBV, LzAT> T, ZOERIIBWT
o5 N ORGSR RIGIC T B Z LW H B 72721, O LIdBgHiE
IZE o TORBIETH Y, KR (D0, EEED) ZhEREZERT 5 D
DTE BN LITFEENLETH B,

72, FERESIHT L DBRTIE, WAHARM ORI (fHEKEDRENE) %
WATE L) i, AT (i) BB BT 2RBOMRIEKAE T2 2 &
COTER L 2T L% 5 v, FBATHZEO —E°I121E, MBI D 5 455

12 22T, “REMBHE &, MBAHEZEEL L2V 0 XORBSHEERT %,

13 RBEBICOWTIE, WiHBIZE,

14 (DR LTw5EE, WHFAKRMOMIRKER, [TAHNICRIENTHL] L
Vo 2O [NEBHIRIZEME (internal efficiency) | &1, HHMISIZE > TiRETH L Z &
EEEL, EERO#EME (global efficiency ; KIBIRIHM) R 25 b D TIE%R
W, PIHERIK 72 R ER I DS KA R R & 5 729 S IEER S v 2 & 12D\ T, Brueckner
(1983) %%,
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Z, (MBEHEZELTIW) R ORFHMIH & L THERT 2501
FEAES 7%, MBAHZZE L2 Bz e L 7zieg, IRAHAHZ &L
TR ERBRTOVHEYTHLEEROND, L72> T, KiRTIIwl (i
fifi) BABOHEEIZ L 0 EHI S WM BEO o e s, RS 2% LT
Whb0L LTHRT 5, LTTIE, AoMELKE L CHlfiz b Z &
&L, WBEBOHEEIZ LY, WHTAREM OEARLICE T A EIETHT 21T o

5. X & 9% #

HIf T CO#M L EmE T VICEDWT, b EIZBIT A AR A O 7 —
Z 1% O CTERUGH DO FEIEGHT 24T 7% 9 o Bk D@ Y, 20044FEE 7> 52005
AEFE AT TIRA OB O 8 F AR % 5 S TR A S 0E 2SR N 72 2 & &
WM EGRE OFH W REMEZ ZRE L, 20064F KR JUCHIET 5 HIGHR T 504 5
& L7z L7230 T, SERESHTIEFI A 7T RE 72 i B BORERT C iRl & 7 5 20064F
ERED 1O 70 AL r 2 a VNI ViThbii s,

FAEGH OB AL, FTHE (2008a) (2B B HEARIEE L IZIZFRBETDH 5 P,
Bk g 5 &)1, A TIHWMPBIZEEL G2 5 EERONLEHEEML
2, 7% OFHRENE & DR T —HAERDOERELELL TV D720,
SHTRER OB NI L PREBESLETH S, Fihe LTIE, K (2008a) %
G L DORATRETHVWENTWEAN RNy 7 - 754 A7 70 —F (Hiff
B oHtE) 2T 5%,

AEEDOEFESHTICBVTHS M LT Lid, JTE (2008a) 2BV TR
L72 L7289 i i B D EARACIZET A5 1A%, WA &I Hrd & % 9
KLTYH, #IHORR, FEROKEH] 1) BIBEBBEOZALIZ X 593
BTHLNE) PIERTHIETHDH, £ TAREITIE, HiTOBME (FEAHE
) RHIRDEN (W Ty ), ORI IMEEEET L, T
CTNEGEILIHEDITR) 2L ET b,

~

15 flz 1%, Brueckner (1982), Deller (1990), Taylor (1995),
16 FEISHIH LT — 5 OHFTIZOWTIE, #FHOSE,
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5.1 #HEETIVETHDOES
BTN E MM T O®Y & 55,

P=a+) B,G,+yT +y,DEBT +y;KP+> S,T[, +> . nX, +¢ (8)
Jj k i

CIT, iEHEREETA YTy 7 A, PI3HME, GI3&EBEOB B
e (MR, T I3MBIAEHICE T 5245, DEBT (ZH 5k, KPIZR
BEARA LY 7, THIZHA » 75, X ZMMICEEL 5 2 9 5 gk
THFIHICB T 220 L, oL a s bu—- VT2 EKERTIOL
T5o BB, o FHEAIHEEES,

RKEOGHOELLHAMO—2TH5H, MHHBIZHOERILIE, B, 0%
BICXoTHIT SN D, THITHIET 2L E LTE, EEBHROMEER
A VDA, BHONEICL > TG 2 2 B8R e ) ) b2 L &%
LT, SRR ES (GINV) EfRFHIZHE (GCUR) @ 2 D% M
DEKELTHWAZ L LT, B, TITHREMNXB L, BERE?S
Tl ER L AEEOMEE LTIV LTERLTEY, BARMIC
&, AR, WthE, EBEESErEEnsT, 2, IS OB EEHOER
&, WHAET - AOMRBEEKL LTHEDTHE00, HILREZO
BOEHNLOTIERL, THOMEIIE LT, AOS L IXHBETHR LR
BEHWTWS,

WhHOMBEH (T) BT A2EKE LT, FEBEROEDNBE (FHE
BRI - Ty T HEEREE) 20 EHV5, 2, bAEOM AR
PEEMTEHR SN TNDE 2 s, MEEEHRLZRBABHOAIHOES
(FUBLAMAS) XM TS B EEDPIRVEEZ NS T, HEEERICD
WU, RERP SIS N TWD X )12, FEEEOMICE L T, ik
TEICTHBRDENREVWEEZONDL -0 TH D, EEEEENBED LH

17 WAMBGEERHC BT 2, [REFEHRR] L 3ERsries 2 LIGERS v,
18 [ & HERLO I EFEAIE 2 IC DV TIE, HEM (1992), 6% pp.173-178125E L
vy,
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&, W —ERoIIE (0F ) EHENCHBAESERE SN2 VR S), Ml
T2 EE2Z5N0T, RBOFERITEL R,

F7o, WAHEOKEIERLT L REMZERE LT, R4 HE
¥ (DEBT) % BIZEEE LCHRALCwa, BEWICIE, HhEERSZO
boXhd, Tk (2008a) THWZHAELED LD %, FHEBEROHEY
BT HEE 2 HC B39 DSEYTH 575, KB TIEEICHHEICHET 5
7= 5 OFIHWREMED S, 1 AS7z ) HFERE e VA 2 & Lz, 72720,
b & LTI (2008a) LML BEICh B, HiTEAE () 13558
OFEIE () KU, iR T2HL LD TFHEENDOTH 5,

ZD\Z2, MBI EE 52 28%E LT, RMELRZX LY 7 (KP)
ExGEA 7T (T ZFEMLL, RIEERA by 7 OEHEN— ZADHK
FHE, EHLAUVEIT O BB A TIEATATRETH 545, 2 2 TIUHEZE
e L CHERROLREEZ LB LI L, KENEERE ARIEZOA
#KPELTHWTWS, 72, ZlA 75 &LTIE, @k e Lok
ECH ML 2 28 L C, SHER R & KT L mEEsHER A~ ¥ —
Frry (I0) 2HHT LI L L L7z, wihd, &HBKROITEIXIRNIZE
Wik e b 1EIFEETNEL L5853 —EBHTH DY, Kilif 7
TS A5, WHERICEEL 525280 b, HEBERO—HTH
% &R ICHIS O VIO B LELICEBRT ABEERTH L AL TI L
bT&2,

F7o, MiEEME 2 bu— LT A EKE LTE, Bk (INC), #HE
= (HOWNR), W{EHiEifEI% (IAR) Z WA 2 L2 L7z, ISk,
ER-ALZVRBNRIRE LTERLTHY, MBI 2 {ARNEKE O
TG T 2BE AR T 2L TH L L ALEIE, HMIFLTTI7AD

19 @A Y7 712855 I =283, WD 20064E 5 AR IR 5T o AR IR S
SVTER L TWA, [$EERY I —] 1, RO L IEAFREDORA DA L
b —2lULEHNIEIELTWD, ZDEPOHF/NLEFRE= 7 ¥ —, NEX@ELRE
DL E LTWARV, $72, [BHEICY I —] 220w Tid, BEEHIEEED
A9 —F 2V PDRPHETHY), AX— I vy —F 2 IR5HE (Vv
7y av) ORNHETLHEE, lRELEiAe LTV,
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x5 RuHEE

B B & B ooy MR ROKME RoME
P S HAT (S H) 100F9/m? 410.90  479.27  4460.00 15.00
GINV T BmEidsEs: 10000F/km?  3494.61 6738.41 75973.09  0.98
GCUR  #HEHZ 10000H9/ A 35.96 22.95  403.32 15.97
PTR [ B R IR B % 18.38 5.73 34.50  6.20
DEBT &S 10000F9/ A 67.28 60.97  1059.80  1.92
KP REEAR i 10. 46 31.74  569.00 0.00
TRANS1 Z&iliA > 75 ($38) (73 —Z5H) 0.65 0.48 1.00  0.00
TRANS2 Z5ilif > 7 5 (k) (53 —%%5) 0.28 0.45 1.00  0.00
INC ATk it 10000F9/ A 117.18 20.88  292.35 49.24
HOWNR #5 % % 75.73 12.28 98.76 16.97
IAR A R LR % 48.09 29.50 100.00  2.13

R 25 IS NE, —, BREE (FLRE-RESR 3%
MO 1 A OB % (CFRS 5258, R T RS (] T A AR
&) ETHAHRTEERICET 2L TH 5%, W2/ 50mE I,
FEERRIIZHH & 22 Tld e v,

SRS 57— ¥ OFRHFNE, #5080 Thb, HROMY, A
RIOEAL S, M7 W BGERHZ D\ T 20064 BET O RCE i 72 7 1 2
s va vl o TWABLY, BEOFHESFIHRET % WilBZE O —H
ZDVTHE, 20064 AT DRHT 7 — 7 £ H T 5130, BEIIERTH DI
iz oVTId, BARLD S 1 4T 7 LMD E EE LT, 20074 7 AR
HOEERFEHH R BT AEREH TV,

5.2 HEFR (BAHE, E7Ov 7))

WAGBE DGR AR vF6ICFLDHONTVD, EARMEETIE,
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