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An Application of Bayesian Inference in the Real Estate Market —
A Case Study of Taipei Collective Housing
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ABSTRACT

How to estimate housing prices precisely has always been an important issue in the real estate
market. Most studies adopt parametric or non-parametric methods to deal with problems such as
heteroskedasticity or non-monotonic phenomena which come from less influential attributes or
from characteristics which can not easily be realized. Researchers have attempted to adopt certain
methods such as non-parametric methods to recover from these failures but they still do not work
well. This paper therefore tries to re-examine the issue of heteroskedasticity in the housing price
model. By using data for collective housing-type buildings in Taipei, this study employs the
Hierarchical Bayesian model to bridge the relationship between attributes and housing prices.
By means of a random effect device, the location effect gives rise to a non-monotonic effect on
regressors that affect housing prices. Besides, capturing the heteroskedasticity effects results in the
Bayesian model providing a better estimation than OLS.

Key words: hedonic equation, Bayesian inference, Markov Chain Monte Carlo

(A2H220095E11 A 30AUFS » 2010FE5819B B EEB » BISHRE 201256 H)
* BNTEOAAEHEI SRR » AT

Professor, Department of Economics, National Chengchi University, Taipei, Taiwan.
E-mail: nccut001@nccu.edu.tw
o EERGIEIFSERE M ATHE - BAETI AL BRI T55R(S 1 ThFZE2R)
Analyst International Division, Chung-Hua Institution for Economic Research, Taipei, Taiwan.
E-mail: yuchunma7@gmail.com




=z
— > g o=

B

1646 B b5 L it g2 iy b A MERERY A T A — B — M E EAEE - H
Rosen(1974)#2 i E0 B A itz 1% (hedonic equation method)BE: - K5 F5 = it Ry FH AN A Y B3
BrER AR - angYmtE - BEEE - e ES » IIHEE LR R P — 52 B s
o o (EAHFEIRRECT - ARIBRVTREGEH S EL B ER » M E S A RN EE 85 E
& o BlEw b o MHIE 55 R FERZ BE A tHIRI BV TH S (ERE - K1 » N E E e &R AT - &Y
UG 58 2 L e R 3R Y T BB I e ] - s s A M (EAS AL ST R HERE 1 - 32
By B % 8D G AL R B P AR R KA BT B A5 3 B AR B IR
AREAIHRRE -

2L R A B IR T » W98 HE 2 DIGE B AR 528 %8 B (heteroscedasticity) &%
R AIESAEE PG HETERYEETT - Goodman & Thibodeau(1995, 1997)FH] Bz i (Dallas
City) Y& #H i B 2 e A A Bt M (B A& v RE A £ R JE B8 (non-monotonic) PE(FE 1) » Wi FI|
IGLS(iterative GLS)F /51 & 1F LIRS AL 314G ME FE (312) © Fletcher et al.(2000)HIjE—$ & 1F
Goodman & Thibodeau(1995, 1997)#ytE RS » R EGLS(estimated GLS)i:(FE3) » i fF{EsE
B BRI IRIS — 18 > BERFAIREUAE B Ry — L - (B aR RS 720 @ Rk
FUESRE N B IEB R EOR T — I REGES) - A SRR B RRR » 38 E SRR 2 il 2k
HEREZEYRHEE - RBEB AT E &R EER R - BN - YR
EYERS Y R 2 AT REE B3R A e B B B BB B SRR IG5 B2 B 3 ey e T
T o [EIRF A IE 22 7 iE ) S A AR I M B B it oz - > BBl gk 225 A8 SR PR AU A B A9 52
B fhEPEMERAVEE MR R EIR -

MAEIEZ B L EFERER S > Anglin & Gencay(1996) ~ Gencay & Yang(1996) ~
Pavlov(2000) ~ Clapp(2003, 2004) ~ Bin(2004)FI] - 2 B EFFE A (semi-parametric method) »
RV EE RS BRI 2 B B 2B MK E MR S ERR iR e 2
12 B 5 Bl o] {5 2 V) o B i My (AR 2 [ 2 B — JERR MEROARRE - BT ARk B B 335
52(2007)Rs - 22 Bl A A e A 5 St e (EAS AT b AR ST YR PR AR A M SR B A AU R
HHEHE - thoh - McCluskey & Borst(1997) ~ Wong et al.(2002) 7R AE RS B A5 (neural
networks method)Jf FHE| 55 3 7 (5 {E A I > MRS AR DR (G A= Vi i i & A iR B R e -
FH—HHE PN AR R - PRI R A TEH] ~ 2R B HEAL ISR - BIE IR £2(2007)F L
A E FHAE o AL (E A BTSE -

KHEAER > (8 LLIE S BUR AL E By T AR DR R AR AR B AR e T HR HY - (H AR B I AFAEiR
JCELBE ] ERYERME - DI 2B RUSER - [RING IR 2 BOaRI R - (RIS OE B — il
BRI SRAG NG 2 AMNGEES) » BLAh - WHFCBE T 2 AT - R IR B RITRE - &
W e B TR R RB A R (F16) » EE kit B2 R » E BRI MR A -
ATREEEAEANRIRIALETAE R - EREIRSHEER BB 7 - iFZE KRR 2 R A IRy H FeB B I
il - st (output layer) ~ B A (input layer) IR EGET) » KEFHEHE A BIIHERR1S 20 7HH]
Bk o BN TE O ERERE - HE M e E 2 KRG IANZEE » AR R
LR HERES - RIR A B2 E AR A 2 B B H B A R e o] - fh— @R R E
F-(black box) » DUERBHEZRBEEEEE 2 BR 5 LEAL » SABIRARBORERE] 7 R i ps A U
)Eﬁ o



HRZEXEUESE NS ETSEEEA—Dalth syl 3

AR > A Rp S A SR 3 A B R B R AR E IR R RIRAGR - IR e s EE RO A ]
B Bi(immobility) Pt 8 Bijiif A B4 (durability '8 - AN [F] WA A TERERE ~ &1 i SRR R 22
B BERYERA TR R M E AR EEZRNE - Dadtiihfl - HAMREANE
A A [ W B A2 i (B (A 22 R R SR R IR R A ERANED - SR /NPT - BL
FR BRI T A FOR @ AL 2 R Y ER R RN L - e T AR e R
BRININZRZ — » RfinsRs 722 SR Y ER AR E - e 3R 2R 5 R s &
LAY (ERLER S 2 BOR RGN - HADIRRESE S IR AT A 2 B GES) - BRI I
RO - AT FEER FH AL (neighborhood ) SR AR Tile: (7 K138 B ) (B A% o PRI Y BB 12 -
SELENRABSAER M - BRI EE - B RAGTE DL ~ 2% 3RS - RBHE L /)
SEOERRIZERE T o BN B SOR M 2 S e R A B o W 7 B V) R AR Y TP A L RARAR
FHE o ION o IKITTE I S B A R > S R R AT LU 2 HAE—E AR - i
AR B AR A RN R — KB ARRREE —ER R T REIUS R HER i &4
R TN R ORI R SE R B R B R R GGEI) -

o TE Rty B W8 37 (R 3R B W) AR 2 28 AR BR I (7 501 T I 1 0 (3 A 2 P THIAE
7% MMEREIKE MBI EYIR B BRI S - MRS L e T GE
10) o TMEENLT- T S5 R AU IRES W fe/ NP 5 vk DU #5580 B B et (37 72 SR AN - RIBE S i
USRI R 52 ST Al L —TRPE o ERH G L4 AR (37 28 07 A F AR AL B R S T H A 3 T A T
B BERES LAESITHIREE > 55— RS BEOIRTTHEAR MO R BGICES - HAEIERTH R
1T 2R Z AR IRE R AR R P REA AN I RE - Fil S EE 7
H DR E AR R ERRIBRE - 2R~ WIRATARANE R AR A » BB — B e
PRCERIAC S ZEMT - (L H e EE J0 ] 30 P st B SRR A I B IRE - S — SR S M A B AR e
REFR LRy A S AR - & T AMACH L — RN E AR 5 B B AL - A S E A s
B ALY S: - 1B DU BN AU A BAHE RS A S G A BN BRI - S i
B et (7 3 53 il 5 1A Ut B Ay AT AN K R g e 7 B A2 A T AN MR 1 S A A T
REMEVARIRFRCOT » b — TR UCE R A B D IRF BT A 52 B R B B > AT ARG I B R i 0
1SRRI - MHEE S LR OLSTE Rfiliit TR 2R -

AR SR A S (B AN B AT 7 72 B R BB IR T ASCE IR 2 g X

R o R G AHE R R S B R B S B R R B W [ R B R - YR B A E R R
B T o & L ER SRR IR 3R T RE B 3 25 A FSSCR. ~ IR R IR = e ik LRI IR =R
A - StE— e E - AT ZEEaT5 Bl (prior distribution)yB 2 » 2K RG24
Ik R ALIRSRE V) (A B V) R BRI I 2 2 - % o B A R GRS 5 T S i A7) T A B
VIFFRIIBAGR © BLOb - 2 DI S RS R Y R RO P (B R B2 B & 0 o Ty P8
REEBIZCER > Hh PR R — R E - REVIR B G & SRV RS
PREREE TR R SR A AT R — WAL T - YR A S P ROR 2
BE - YR EAEYERIZ B FE S EEE AR - FRMKEA TS - W
18 g 2R s &R o3 e e SR i -

FH S R 2o A 2 8 HR G G S A1 o BO 1 5 SR AR 5e BRI B BU 2R - IERRE o0 A 9 5 =R
A R 3 BC S i L A P (B S B A ) R 1L [T B AR - TS L — I R R F AR A AR 2R 58



J o SEREANET R FEUR A B B 2R R AR AE 2 R s O A RE - B B SR R 2 R
PRI RS R AT AT AR T 2K - AR SERT/ T HER AR S A Y - HBMEAH A B - HoHEam
YRS B Y R A AR T SN E RS R 2 BUEEHEREREE - MEREZE - A EFEH
SRR SR TP RE AR B AR R 2 - IR RE T &Ry 7= -

EEEHE T - ARG E ARG iRy - BIREEAEE A
HIWTTEE 5 - AT RS SR e 2 B YR EE AN A & AL T S YMERS 2 B 2 A - B3R
L YR (R S S ORI B B/ N TR NS BRI 22 22 - [FIRE - AR AT B AE L
HBMfig e S8 A BT - B YIER AL ST RYRIRS TE S JRBREEEE T > Ao RIER AN [E] IR B
(20074F _|2E4E ~ 2006282007 _F4E ~ 200522007 _F2E4E 522004252007 | 48) B4 EEHEEA -
LAk ST S AN R AR - AHEH R i/ N7 ERY R » (E LLRRA B 7T - ASCER F i
& (hit rate)ELFEEF 25 H 43 8- 7 (mean absolute percentage error, MAPE)/E Fu i #E o fifi 2550
RGN ENEYER AR BB RHEERE AL MA 25 - HBMAYASETR
RS SR OLS N ARTGHEHE - [AIFRF It — 1B B NAEAR AR i/ IRy BE N BH - LRGP - HBMA
BT 32 R e IR g A R A fp E R A% B B #2 -

% > AR AT - B —ERR AT R B - B o B R % g K H IGHE
a SRR I T A BL A - R = EIER A SRR AN B R B HEE T & - SR VYRR I B e Ny fh
FHAGESR - B TLEN Redlam o

= FRORARMG LR

LA F AR B T T B s s IR -

y:ﬁl +ﬂ2x2+ﬁ3x3+ﬂ4x4+ ........ +ﬂkxk+A+€ ................................................................ (1)

Hrpy BtgEasy > thitEEYER - x,...x, FoEYIR R mEAE - A AR
e BLATRSE - & Rifizud - LR B1— [METF (white noise) BT - ARIEASCIER - A HIHK
B (S A T SO I — R HBMI AR » 5 AR A 0T B B R AR G
B 28 T A GRBEARSOR , ~ 25 7 = 1281 TR S TR Ry
s R =D D ny GELD) - WS EE A AT ERYES - 15 A T e
(i FAVE R BRI B2k B, » RV Sy RS S B RCR -

HrIMN #2548 B H B8 43 it (multivariate normal) > B8R — kx 1 A1 » KRRy A SCA9EE
ViR EH (BEFE0E) - AREVREE EMEREITRZERERE - BIZJg XS TR
WK - Q Ry— kx k WIEERHRAE S M (positive definite covariance matrix) 71 H = H#Ed
e dE h H AR (D) B 2 B SR A BOAS & i — & S8 8% 2 (joint posterior distribution) »
(DT LRI Ry RIRE IR - AT BT Yy ~ iidN(xyﬁjao'z) » Hrh o? Ry RIS R HE
Hi 43l Fs—Inverse-gammasH it : 0 ~ iidGamma(a,,a,) (F£12) » i a, B a, By H 28 > LhF
e R T ORI T RO Ry

7(B,:0% |7, X) o= 2y | [Texp= (8, BYQ™ (8, ~ )



HRZ N XEAEGEABE TS EEN—LIadbhiEsdwhgl 5

a4

4 o (@D

) exp(—a, /o)

L 2\-1/2 1 2
Xgl:ll{(zﬂo-) eXp|: ZT._Q(.)}U xz]ﬂ]) :|} ............... 3)

RO T 18y B, (192 4 18w RE S B bR B > 55 — 38 R 9 R RERS 88 S B Inverse-
gammaZfic - 55 = I Ry (38 T A 0 20 O T8 W (7 OB AR (A& BB e - Eorr v B X 73
SRR E AT A BEYEIUE. - TIAEHBMZEREh - SBECESE ST S8 Q' —HAi 5
fid > H RO L — 2 B0kl 2 #(hyperparameter) » HL RS0 HITE Ry S AT 53 HC (hyperprior
distribution) « & ARG B 3%k iidN (B, 65 itk » i Q' Rk E R Wishart distribution
(UBIRE © W (1, R) » Hrpy ELR B HBMGE3) « 1 LR A GG & - AT T 4 deR
B E(HFTR - R IE DR AT IRROR -

”(IBJQO-Z,IB’QD,’X)OC ﬁ(ﬁj’gz | B, 9, X)) XT(B)XT(E) +eeeeeeevemmmmnnnniininen, (4)

R R —EE R e - S AR LAY S BHGERER A > BRH(4)ETH
SRS FRE TR FE R A Gibbs-sampling A ST R A (FE14) - 13 DUKEE 51 )5
G H 2 W 2 % 20 il (marginal posterior distribution) » 58 12 AN SO & F] FAF W) (EA%
f 3 FBKZE S —(FE1S) - Gibbs-sampling g FI & AT K852 -k (MCMO) %2 - &
BT — KAk ESE AR AR EER » HEFEERE AU - PR BIXAEEE - (-DF&R
ARG 2R BUE - x By Q53 I FORA SR I V) (B B R A R V) (RS BANE
BRI AHITEE T 2 0k 6, > RILIEE (- DGk 20Tk 6 2 BB 6" #0R) - BFREEA
EER 6 BRI - thal e — AR R 2 BUE E BT — (8 2 BE RS BUAY 4G -
[E LTI B EETE 2B - W 52— E BRI EE R i
HGEL6) -

Draw8"” from 7Z'<91 ‘ 0", x, y>

Draw8\” from 71'<492 ‘ 47", x, J/>

Draw8\” fiom 7z<9k

Hfj:l), X, y>

1117 Ky i i Gibbs-sampling il 57T Fr fe U ER I L JEIRFR & SR AR ASR o BC e B g sth 3
PGB BRFRRBER BN R > TTREE A — Rk - RETE(OR - AIEE -2 RS
BB R

ﬁj|3,0'2,g‘1NNK[Bj,OA-2] .................................................................. (5)



n;
7
Z XX

A2 -1 =1 -1
0, =[Q +=——]
B o>

Xy B Yy 2R J (WIS AR )R R B P (A

Q| B.0" ~ W lr+n[R" + Z(ﬁj BB =BT} oo, ©6)

DRI EZN

J

Sh

BB .ot ~ N (2

0'_2 ‘ﬁj ’B’ Q_l ~ Gamma(doaél) .................................................................. (8)
n a, +n
Hrpa, = 5
n a, +e'e
1= >

e FRHIE Vi =B,

IR B B, B B PRI E Y " xioy, B Y " X otx, B - TR
6L INZ Y. X070y, WA IR (T2 B DS PHIROR ' B AR & - ARENZ Ry
H— R T A WA TR - BT - 3 R — AR
(54 R SRS b o STt — b » 2 7 P LA ) A 11 ) R R W o T S I - BT
WRAE S BCH PRI BB R - - [ FERINT T BT 2 B Ry — AR - 1
VS e R R B B R DR R 2 ST B LA 0L

Hi1520(5) B (8) B BTSSRI HE R, A SCE B FIGibbs-sampling i s 52
TR - AFIR(5)ZE RS MBI - 765 CR A AL & 1R B it | R A
(B - EESRTROEEE > MR RS -

L. 347 B, HOBEARE RIS

2. AT Q IR RS T

3. B ISR S b

4. etk o HOBREER ST ke

= ARRREIEAGS 7



HRZ XA SE N g E S G E A —aitiEsgyhel 7

A BB Ry ARG A EBRRE RS AT — e EN L - A3
WATE A AU RE BT AR U AR R 2 BEE R A L SO i VARG AR AU B AT S B s S

PR B E TR HERE - AW FE BRI LI R 3 — 5 R SR R TR i s R k& B v
SRR BRI E BRI @R - AN REERER - BREXCHWEE - L
ALEEIMEZE > A —BRARE R HRER R 2R WIEASORR AR A
Lo Ry BB REHEEHRERAVEZE » AR AN FIRIR RS S 0B A > 20074/
FAERRANEGHLG - PRI E— A EEAYEISHE - H 20044 1E - RIREEYIAURR ) I 4 Bk
AREEME - R RBETASCERR - ANSUERS12004 220074 57 7 58 B AR AR BN F AT &
MEMORRER > HEOTRR A S BARA PROMETRERETTHM > BAGET BR PR -

KBUREVIR B RBRF S TEER R IR - FHRPAETHEI NS - T Bty
RERIREEY) » 25 LU E S RS20 - SRS RBE It — R B2 8 - A sy
P SERR P Sl 15 RS A 2B - BLAh - RN AU RB A REAE g By 72 SRR - I — R U
R SRR RMRGGELT) - 1 AU RRAR YN BOR 2 (A AR S g AR R H B
BN WA AN G L — YR B - EHAVEYIR BOTH » BT Y ER A
SCER_ERIRE AN AT 73 57 AR e el SO NBRER B A 1 - AN AS PR B AATH 52 (1999)HY BT
gt > ALERUREE RS R BE M BR T - ANGRMGSCSE(2009)AIRTFE - 588 T i ren o U (R P e
BUEMERGE - & 0 BB ERMERNMEE - CH TS T A E R R B IR A - BRI
LA BT AR A FEh T A AR - RIS (2009) 2 PR A e oy 7 & o3
PR ~ 1~ B UGB 52 (1999) MM 57 B RGBSR (2007) A B B2 8 FeiE Bt L
Fo IR - FIRUE U A EREL - ([ERERE DI B Ra 5 Uttt — R GE18) -
AT HEE R R H TR PR R AE TR B NRERRCR o bR SR A R e
T NEYEEPIERS > ASCER I BT HRE Ry 7 A b — 2 3 Bt H AR 2
AR -

KE NE
I S8 REHE RS S8R REEHE
HERFE (T) 11712233 5314070 6892441 2257008
FAYERE () 37.866 12.368 29.390 6.389
BHAAL 0.345 0.475 0.014 0.119
JREE(4F) 14.877 10.018 26.030 6.584
B (AR 10.362 8.489 6.429 4.168
Pt 6.335 3.501 3.452 1.040
AR B 10.379 3.786
iEgEir] 0.018 0.133 - -
Sl Sty = 0.126 0.352 0.114 0.342
INFLESHEEE R (%) 17.400 10.000 3.000 5.800
2007_F AR REAR S 645 433
2006-2007_ AR AREL 1121 930
2005-2007 |- ~PAEEEA S 1820 1995
2004-2007 |- AR 2612 2985

BRI © AT 7R -



REBREETRE B - ASCHE R R Tsemi-loghypa Bl - Kk —rP B s nyst sy - @Y - &
VIt ~ R > B AT B AR I S T LR B - BB R R ¢ 5 e A7 B
A FT L e By 5 s3I e e I st e 5 B S s it R R DU BB A T
fligt o BOh > Rl ~ BETE - P e AR B B S B AR TR ROR - ASURN DA
KA HLIERREOR -

e LEEHBM Bt i/ NP5 BHEAS U R RE ST T I ASCER RS (8 i R A TR R E &
R - Bllay R (hit rate) BRFE S 5 0802 - HOESR AT

g

yv-y(a)si<sy+y(a)

ST e B — W R H R

yEEME Y o fhEHE

a1 R AR 5% £ 10% ~ B 20%E L KT R VLR Sk e
IR BRI s bR

Hit RatezFXmO%

n AR N BRI

El

il R A ACRTHEN(E B B B 2 RN > AR IUE /K HEAEIE & = 10%
T20% Fs Bt - DURsR LEi At (ERE I 225 -

TSP o LERRFE(MAPE)

Dlely,
MAPE=—x100% (y, #0)
n

Hrpe RyfliztiRzs - Hle, =y, - J,

MAPEfly & {38 B T BME N PR R - ar RS S & A FEE M PAERA
aﬁﬁ;irﬁ ARG @ERISMIEEHE  AHE EITE - MAPEZSH S ATH BB Mt
& BEfe A ER Ay RERAYEHE -

‘éﬁGlbbs samplingflif iRy - ASCFHEAETT 10000 K AL - FifS000 K Filihse Ky BEAR AL ]
WO RE BT BR L AG (E B 22 (R 19) > $25000 R IR St FrhAsk 7 B 61T H IO AT AT TR B A 25
MAEZHRT /3 FCHIAE E JTH > ASCK RS ELUERFTEE (non-informative prior) iy 5 HIl#E & 53
BiZMAE - Eorh B AR E — MBS SR e HR A T a, ~ o BEET
a, =a, —0001515%‘%?%1%“6}%%&@%%%’ O~ %€ [ Wishart distribution : W, (y,R) »



AR Z XA SE N g E S G EEA—DadtiEsawhel 9

R Fo— ke x ke BFERE - KPR EEE - e B MG R WS AR TR E R 1 > HERR0
M2y IR R 1(E20) - PSRRI —EHOERR S BOEE R - ASUEIUR/ N7
R ZHEE (10 PHIRCR B EERRER O TCETERAGE2D) - [RIRFASORMERR
AR IR R RS SR TR W AR YR TR R AR R R =R -

*= KEEIREEYLET LEETR

OLS HBM
Y ERRS EEHE 7 HCEE I HCAEHE RS
HHOE 13.561 %% 0.202 13.460 0.269
e (6a ) 0.880% 0.013 0.861 0.097
ErEAT 0.213%%% 0.013 0.212 0.101
R EL(EF) -0.033%%** 0.005 -0.058 0.096
RS 0.002 0.002 0.006 0.093
BE (AR 0.113%x* 0.052 0.029 0.146
BT S f -0.021* 0.011 0.003 0.097
FiifEre g -0.078* 0.044 -0.083 0.115
FifEtEfE e 5 0.034%* 0.014 0.034 0.093
A B -0.297* 0.169 -0.338 0.238
W O S 0.058 0.036 0.064 0.105
INHEE i LR (%) -0.093 0.057 -0.060 0.137
SR 0.068%* 0.034 0.078 0.122
HOST kR 2 -0.100%** 0.013 -0.093 0.097
FEH 1 RETARE o OLSZ @A EEBE BL T EASIAFE Y H -

2. WIS Y REE K UE ~ **FFR5% I REE /K UE » [ * 18 10%1 BEE 7K HE -

3. M T1A T LI20044E 222007 EFEAVEIEEA TR - RObRARR26124H -
BRI+ AHTFER -

R= NBEREEMERMGIT LR

U

OLS HBM
AR fhETFREL e GANL ISy SRR HE RS
HIE 13.312%%% 0.100 13.220 0.217
YRS () 0.799%%#% 0.017 0.760 0.104
EHANL 0.304%%* 0.033 0.301 0.165
JRER(AF) -0.127%%% 0.031 -0.203 0.137
RE- 7 0.043%*% 0.006 0.058 0.092
BRE (AR -0.091%* 0.045 -0.052 0.134
ST 0.026** 0.011 0.015 0.098
Fri{r i -0.050 0.094 -0.053 0.170
P et S 7 0.044 0.041 0.050 0.109
N FLEE i EER (%) 0.399%*%* 0.081 0.411 0.162
sl SRRl S4=| -0.037%** 0.011 -0.050 0.095

# 1L BEIARE - OLSZ WA REHEHE B LA HEASIAZR S -

2. **ER1 YRR /KIE ~ **FES%HIBHE /K IE - T*4E 10%0R R /K HE -

3. M 1A LI20044E 222007 E AV EAT R - ROERA B 29854 -
BRI - AT HEE -



10 (FE2E

/TR H RS E ARSI _ERA AE - [RIE B 7 2 78 BN B i B Sk (E 2k
iAo BNBE S FHRIAVEEAR - B —RAVHESR R thEE R RUINGE - 2HEREES S
HLEEGIRVERR > EIEAR T - ESE RG2S BB ER - RN E #highest
posterior density intervals(2L N Ry HPDI A5 s Y (3£22) - {ERIASIH £ 2 H I REUR
HBMAEAEEHRGHERE LAV EELE - RETA R RS S EZ2HHPDIE -

RONFERBUR - i/ NP ITERTSHURE R RS & 8 AR - 2Y)IHE(0.880) A2 Y)
BRI R R B - BRE AR (0.213) R IR S - AARITESCRAIZR(-0.033)
SURECEEAY) LA AEREITER M > TP 7 IERCR(0.002) R EHBEE M IR A i
ESHEEAN R R A ML - TRV R0 1) IBURE Y B/ IR - FRk—
SRR T JEE BRIk (-0.0211) > S BAkEHE BRI SRR 1R (T (2009) ARG - RIEEAIHEF]
MY ERR T - RN — SR E BRI ER o MY A A2 A8 e i =y R (A% B
(-0.078) - BUREAMEAZ 21528 [RIRF I — SR BE A v B 2 1A (0.034) - SR SR ARy
M B P (RS A SR (-0.297) » — il s AR B0l =y Sl ) A R AN I e
i o ASCHERR L — B G AT RE R B INAHBR R BT > 1 = REUSR AR B A 8 - AR
P R n] B8 AR A R B | - ORI EAS A BRI 2 8E(-0.096) (RE23) - S8 b1 Bl 4
UThE R B H RIANE A - 20 B P ERS AR IE17(0.068) ke S A2 3EE(-0.100) ©

R B/ NP RIS SR+ 38 A LB Y HBM R I 8RB BB % 400 F
YR TTRIR 2 Bl f NV TR A BOAS SR AR - 1o DAy B S EERY - PO AR HE 22200 - Bldg/ N
VTR BN B R AR - DR SR E R - — KB R 2 B e 2200 il Ry
0.146810.097 - AH#R 73 Fl V-2 %0.029820.003 111 5 > IRl 2 B2 PR 2 48 50 Fo AR 5 3 1B
Ao R S TS AL A R 7 s B TR B B NPT i — B AS IR - B I
IR B R L A2 5 NAYSVE M ol — Bl f 70 51 Ry I e Bl I 2 A o 7 ] ) A1 5
R Hp i ERERRISHIEER - ME A E AU ERRE WA A E R E - A E
b AR 97.5% 0 R BB 2. 5% 73 1 B BERZ R0 R W AT e A2 Bt - [RIFRF A AR 1241 1T
B RS DU TR - (A RAKRF Rrh R  KRFEE ~ fhil -~ A0 - S - F8
B~ AR JeselE ~ IEIE - R - SO B

box plot: beta[,6] box plot: beta[,7]

L 1861 - 10,7
1.0 021 (17127 671 1o.7]

[5.6]

o 176 L19.6410.6]
0.5 i '612’6][3'6{4,51 66 [12,6] vol
0.0
-0.21
-0.5F
I -0.41

E— REENMREEE(KE) B= REZRIVERNXRERE (KE)

fi —Fi S RO AR B S s R Ry IE ) - (BRI CR A AR 22 AR - Hodpr
TEWE ~ KR ~ SR e v b B S R % T A 1 s 58 s B B R REE: - T — 7R



ARZ M XEAEGEABE TS EIEN—LIadthEsawhgl 11

FERAITEDL - R BIRERAE @ AL AR SRS DL » SASSE M S AR AT S B8
AT STEE AV ER TTREFAEN R E - mHEREY R B B 2 N &AL 2
Bl RiiERE A ZE—EYIGE24) -

FENEIIRRE VI EREAS R 710 > DU/ NP IES - R=RUREREUR - BRI
SREEYIERS A [F B E(0.399)51 » SRR YIRH i Y ER 2 B SR G5 ARITEM] - B
NEBEEYINZR G - REITENRREURE RiEi - JrErE R 0.043) -
[ PR % 2 P 52 AR AN R > A R Ml e R 20 (AR IR BEA R T 3 T > B B R R P B
EE M SCR A A IEH 2 2(-0.091) » HI—RCRAE RS BTN - S5 VSO K 51T R
(0.026) - [ AT fEME I BRI B AR S HEEE 1 - BEOh - ARUTHRE L A it B RS P (A%
HHEAAZE(-0.037) o A HE R E A AR B R R AR - & ARSI
NENARRIEAMRE - RIS E AR TREARBR S A SZER > bl King#EES
A EEREGE2S) - RSB RIARE A M 2 By B A T TR

AMEAHBMEY A REZRE - ANl =R > 8BS B T — IR [ 52 E A AR Wik A0
ol ~ AR~ AR JERE ~ T o HER R N BN B R (A B AR
Fe Ry IER: ~ K[FEIWE ~ Fhll ~ fle - S -~ FEE - DA - J6RE - i - 5
W~ SCEREAZE) « (HHFSPETBOR D R S A B R 2 B S A R 38 - S BR
IEAREE -

box plot: beta[,9]

0.4

0.2

0.0r

-0.2F 1

04F T+

B = A ERXIRFAERE(AE)

FEMFHIEMERE Y2 BT - FRRVIAVRERAGH - ERAE 10%E20% iy =R /K HESG BEUR
HBMEfEEHAEHE R AR AL S M EHRBE N R/ NP5 RN -t — {8
PESCHE R HHEE - DA2007 AR R » fE10%HYRRAZ/KAE TR - 53 RIIGHSES5-8.5% » 20%Hy 7K #E
RIGIE5-8% o & DU FE AN A BAS R B - RIS EE 10% YRR 227K HE T - HIE
R L RR A EN2% - 20%HY /K HEMIERI1.5-3% - FEMAPERY ARG 2L - HBMAYE L
FEIRE @/ N e/ NV T



12 (¥
F<V0 OLSEAHBM{h 5T HERE M LLES
A7 D %
KIE NS
OLS HBM OLS HBM
LA s G ) ) )
RAE 645 433
hit rate 10% 51.47 57.05 51.50 60.74
hit rate 20% 78.45 86.98 80.83 85.91
. MAPE 1301 1065 12.14 ) 10.27
06-07 B4 ) ) )
TN L 1121 930
hit rate 10% 41.93 46.48 46.18 48.33
hit rate 20% 71.10 76.98 76.53 79.01
_MAPE 1579 1403 13.94 ) 12.96
05-07 R4 ) ) )
=N 4 1820 1995
hit rate 10% 39.40 40.55 42.06 43.91
hit rate 20% 68.19 72.36 72.78 74.09
_MAPE 1651 1529 15.17 ) 14.52
04-07 [AR4FE ) ) )
= FN 2612 2985
hit rate 10% 38.44 39.97 39.40 40.50
hit rate 20% 65.54 68.72 69.38 70.99
MAPE 17.32 16.14 15.92 15.38

St ANDAASCHT eI BRI~ RO SRR L A TS HERE - HIHBMAE(E— IR A3 RS
FEEE IR i/ N3k > ELIREE BRR i -
BRI - AWTFEREE -

Jo~ 4EA

wer EH:FJ

QR SR T Fr it L O M B A W R A P O R R ) S B St E SR B B QIR - ARAE
BRAGHE A R BT AR R b L T - SRR R AL N YR L @ (A% AR R 32 2
il - R AV E RS AIHER o ASCE A 2 g X H A AR AT Y R i ) (E
FEEYIREFIME R - WIS AET RS AR BRIV R B - 62 I K280 T i
Fo VB BRI - R —HEH T - B AR E —EYIREHE A RN FEHER TS
B HREAIRIE 2 B YR B A ERS A B &AL T 52 - P RIR R LA & i
ARG B B RIS - AR SEHBMAEAN R & > MR OLS B H HA%
B - e R KMAPERRIETEAR.Z T HfS SRERHBMAY A TG i B IR OLS -
Rl e BAI D IR SCE Ry BB - LRI —25-45 H B R O A W) (RS A 2 S TR R Rz 1 22
HERAREA R LS5 # 0K - HBM By —n[fTHYEAOGEE -

FIHRT R L » 2 K R B RIAE B S o S S R B RO AN S - FAE A Bl A sk
R > FEARKIERL 7] DI 2 EIRY 22 - EREAEIET S i - ASCEIE AL #]
AR EBEENICR - HE > KR A RRERIAYEE BTN ATAE R 2R 5B O B
J2 B TH R R T E A2 AR > DT B T BRI AR A S 7 - DR BT E R (E R
YRS B R R EAVBT - BRI MBSE K B 2 RO 38 L A BOR K HY
HEMETIEZ—



ARZ M XEAEGEABE TS EEN et EsEwhel 13

G

A2

i

34

S

6 -

G

a8 :

o

#10

11

12

#t13

E. i

It Davidian & Carroll(1987)#2H} » FHGoodman & Thibodeau(1995, 1997) 1 551K < HEFH
15 5 M e B A 18 | -

IGLSZ [ B FIHGLSftiE AR B IETHHNE - BB FrH G 280 HEBMLIER /N4
1211 » LlGoodman & Thibodeau(1995) k| » [ 78 FHHGLSTEH B ATk T f - F3tE
— e e R Y S SR R, B AN -

T E S B R T HAHE % » 21Glejser test ~ White’s test ~ Park testEdGoldfeld-Quandt
test » {HAN[EIARE B BB BRI E BIRFE G PrfEze -

DAIFEHIGE T B FIET AR HE S AL > Fletcher et al.(2000)#E+5 HEGLS{ERIGLS » {H
Stevenson(2004)AifF5EHIIZE BIEGLS N AR HAIGLS - RIEEHTZEH REBAME R Bld i e E
BRI 1 -

S ENBRCERE By ' o n FEIR RO AR RS TR e o
& RIFEEER S - 5% F.UIlah(1988)E#Robinson(1986) -

FraEee A LRy R - fRIEERTIE2EIEN R TRERI A 2 - JE2 B hERFEHE
R EEYIRHAIRRRIESOR - W9 @ IRIE R RT &N A BT B i $535% (try and error)fy
=T - (BRI R R S I B T AR R 72 2 -

i £ B A\ g W AT IR AR BR AR AT PR T AR M B S B B AR, - ER R A
BT R A S AR HRY - RIFFHEE RO FIRSERERREE - HRZERAD
RIS R B A AG SR+ HOE PRI A B B A ki & -

Fletcher et al.(2000)AYRFFEHEEH T 514888 » Hrh R B G E e g B N —1Y
KIZ% @M e A ERTE RIS E MR - Reiid i S mny B 2% - 8y
B HOA R B ER -

BTSSR 22 > Brown & Uyar(2004) & F| FJHofmann(1997) 38 Y 2 g KRR MR AY
(hierarchical linear model, HLM) 3 AT A8 EEL G SR A 5228 - BLIREA B3R T DUGR i bl 7 SR 3
ViRt A R 22 - (HERS L HLMABYRERIERRARIIRS] > bR S50 s r s
A BB TR FERE R AUIRY - A 2 BURFTRE NG 0 - SN RIAE i/ NF 7 iERg
RIRBER Mt > BHHERNRE S — A5 -

* Fletcher et al.(2000) ~ Stevenson(2004) 5z AkjiH 5% EAARZZTE (2009298 H, » He T T m gt

VAR AR A ROEHE LR TICRAY Tk - MRl 57 B RS RRER (200 7) thEt WAEBRASET AT (1 5
N REMEEREIAETELIE LR &7y - S plE N LASE AT RE A Sae Tt (B
MR -

SRR R P R R P panel datafty[EE R - MEAREIRYE - HBMAFFYE

BREVERAB I - EREESCREAAIS - HHBMBYIEAYEE IR B E] 77 i 5 A
[A] - KHBMfBER TR A B R —RHE - BB RE R AN AR -

© R ZEAE I G R R 15 A A SRy SR AT o Bl RO BN B TP 5 ELRE & T R i
(precision) » [fij AN Ryt B (RIS AT 20O A B R TRE BELBR A S e BE T RRE B M2 S B
SRR RSP EFRT O S DU BRI T A 20 R - R
HRIECHIAR E NS MBI B REFOR -

: R Wishart distributionf*] R EEIRE » 5 H Zellner(1971) -



14 {FE8H

GRCE

AR

FE16

17

FE18 -

19 :

#£20 ¢

21

22

k23 :

24 ¢

CIVAR

1E M A HF Gibbs-sampling fltiiZ e 22 H =43 #rRiT - LA /7 AU 2B %4 Boi T
TEFREREAE - & BB AT RENTEAEEPAZ(closed form) - BEANPREINEEM: - #H
K5 T2 AEGibbs-samplinglf& F N A Ry BB FCE FTELZER A - ARAGibbs-Samplingfhif
ERI RS 0 B R Smith & Roberts(1993) ~ Chib(1995)EiChib & Greenberg(1995) -
Gibbs-samplingffiiRiE N H 2 R B RSEE 28 3 » Se Rl — iR M FE B Ay IRF ]
IR 8 -

— o - HIRHERR I ERE M RUE TR 2 D HR B R LT T AT B e a i EE
Rl RIS bR 2% - IS IUHIAR (E e Fhiidg ) 2 B iR S o Bo /IR AT -

Mg S ESEaEIRy - RO - ANSCUUNEME G = AR S B S AN (4
VHERSHISZEE - [RIRFIE—RCR N AT RESRE e YA g A A i Ay s m M B s R,
HBIREAR R IRTRER R B R EH LTt -

BEEEE R - -~ BRYHEIEERSOIBR T E#7  HERAEHEN A —2 - DUSHEEEE
A ERRNA SRR -

R BEAR A R #4E » TREZGECE RN E - SR Il A A RoRIE LA SCE R -
AR B R B AR I Bl oK - B SE AV AR B RE S BRI e - B 5L
Gelman et al.(2004) -

%57 Wishart distribution—non-informative priorZ5f5 15 FAHLIGZE 100005100000 - {HK]
WS RIS I AT BRI e - R A SRS SIS TE B RiT /B AE H RS AR
7 °

KBRS - SEIEAHE A B SRR - BRIF ORI BURER R I R B 5
FPREInsE HEY -

t HPDIKZHN97.5% 2. 5% Ry H A FCHy#EE] - BRPIBGER - HEMARR AR A A T~

WU > IREFHHPDIE AR & 02/ E R FIBTEUARHE » HDPRERA IS B fGET Ay the
ﬁ o

NEktbBE A TREAR A BN BRI - MEM IS ETER BT - RASCHIE RS
RSO R N B LR SRR AT B 22 - BEASHERS TR -

AL AL A AR A - BLDURIE SR S - B — iR DU — A9 5 =5 P
AR EOSCRAIE 1MEEE - 2RI BEERE - SEE N HERR AL S E SR E
B - R R AT BRI B R RS

EHAMELL20074F LR SRS EHET T AT » S HE LR RBEER I > (2
CEBARE - SV E R HIR KR8 - AEEMSEHRBCAELEE - B
VRS = E IEEYR BRI ER A -



HRZ M AR SEABE TS EEN L adbiEsdwhel 15

S ERf
MEKEE ~ s %
2007 (FrffER R 28 E2HEE R E M E(CAMA) B i5e-5 b %
EREETSGLEZ ) (FE2H) 16(2) : 85-105 -
Lin, C. C. & C. Y. Huang
2007 “A Comparison between the Semi-parametric and Parametric CAMA Modeling of
Auction Residential Housing Market in the Taipei Metropolitan Area,” Journal of
Housing Studies. 16(2): 85-105.
Wi ~ MEH
2009 (fEEXRTIHERGEIECHE © KFEMEZER ) (FifiEEEtE) 36(2) © 133-
153 -
Lin, C. C. & S. J. Lin
2009 “Analysis of a Reasonable Definition of Housing Submarkets: An Application of Factor
Analysis,” Journal of City and Planning. 36(2): 133-153.
MiHE ~ R iR
2007 (FEUMEARBMEEFAEGEAHE TS ER ) (EE2E) 16(2) : 1-22 -
Lin, C. C. & Y. C. Ma
2007 “An Application of Mass Appraisal and the Hedonic Equation in the Real Estate Market
in Taiwan,” Journal of Housing Studies. 16(2): 1-22.
PSR ~ M
1999 (HAbTHHEERMELER R R ER B ) (EE8Hk) 8 :47-67
Hong, D.Y. & C. C. Lin
1999 “A Study on the Impact of Subway System and Road Width on the Housing Prices of
Taipei,” Journal of Housing Studies. 8: 47-67.
IRIGSC ~ TLAHEE ~ IRE5
2009 (FPUERIEAE AR EREA RRYER-73 kiR R )RR EETE)
36(3) : 281-304 -
Chang, Y. W., Y. H. Chiang & C. O. Chang
2009 “Quantile Regression Analysis of Residential Mass Appraisal Models- Improvement in
Atypical Housing Appraisal,” Journal of City and Planning. 36(3): 281-304.
2007 (FEFEERHSREE R SRR B E T ) (ERSRH) 16(2) © 43-65 -
Lai, P. Y.
2007 “Applying the Artificial Neural Network in Computer-assisted Mass Appraisal,” Journal
of Housing Studies. 16(2): 43-65.



16 (FE2H

TEBR
Anglin, P. & R. Gencay
1996 “Semi-parametric Estimation of Hedonic Price Functions,” Journal of Applied
Econometrics. 11: 633-648.
Bin, O.
2004 “A Prediction Comparison of Housing Sales Prices by Parametric versus Semi-parametric
Regressions,” Journal of Housing Economics. 13: 68-84.
Brown, K. H. & B. Uyar
2004 “A Hierarchical Linear Model Approach for Assessing the Effects of House and
Neighborhood Characteristics on Housing Price,” Journal of Real Estate Practice and
Education. 7(1): 15-26.
Chib, S.
1995 “Marginal Likelihood from the Gibbs Output,” Journal of the American Statistical
Association. 90: 1313-1321.
Chib, S. & E. Greenberg
1995 “Understanding the Metropolis-hastings Algorithm,” American Statistician. 49: 327-335.
Clapp, J. M.
2003 “A Semiparametric Method of Valuing Residential Locations: Application to Automated
Valuation,” Journal of Real Estate Finance and Economics. 27(3): 303-320.
Clapp, J. M.
2004 “A Semiparametric Method for Estimating Local House Price Indices,” Real Estate
Economics. 32(1): 127-160.
Davidian, M. & R. Carroll
1987 “Variance Function Estimation,” Journal of American Statistical Association. 82: 1079-
1091.
Fletcher, M., P. Gallimore & J. Mangan
2000 “Heteroscedasticity in Hedonic House Price Models,” Journal of Property Research.
17(2): 93-108.
Gelman, A., J. B. Carlin, H. S. Stern & D. B. Rubin
2004  Bayesian Data Analysis. 2th ed. London: Chapman & Hall.
Gencay, R. & X. Yang
1996 “A Prediction Comparison of Residential Housing Prices by Parametric versus Semi-
parametric Conditional Mean Estimators,” Economics Letters. 52: 129-135.
Goodman, A. C. & T. G. Thibodeau
1995 “Age-related Heteroskedasticity in Hedonic House Price Equations,” Journal of Housing
Research. 6: 25-42.
Goodman, A. C. & T. G. Thibodeau
1997 “Dwelling-age-related Heteroskedasticity in Hedonic House Price Equations: An
Extension,” Journal of Housing Research. 8: 299-317.
Hofmann, D. A.



ARZ M XEAEGEABE TS EJEN—LIadtimEsdwhgl 17

1997 “An Overview of the Logic and Rationale of Hierarchical Linear Model,” Journal of
Management. 23: 723-744.
McCluskey, W. J. & R. A. Borst
1997 “An Evaluation of MRA, Comparable Sales Analysis and ANNs for the Mass Appraisal
of Residential Properties in Northern Ireland,” Assessment Journal. 4(1): 47-55.
Pavlov, A. D.
2000 “Space Varying Regression Coefficients: A Semi-parametric Approach Applied to Real
Estate Markets,” Real Estate Economics. 28(2): 249-283.
Robinson, P. M.
1986 “Non-parametric Methods in Specification,” The Economic Journal. 96: 134-141.
Rosen, S.
1974 “Hedonic Price and Implicit Markets: Product Differentiation in Pure Competition,”
Journal of Political Economics. 82: 34-55.
Smith, A. & G. Roberts
1993 “Bayesian Computation via the Gibbs Sampler and Related Markov Chain Monte Carlo
Methods(with Discussion),” Journal of Royal Statistical Society. 55: 3-24.
Stevenson, S.
2004 “New Empirical Evidence on Heteroscedasticity in Hedonic Housing Models,” Journal
of Housing Economics. 13(2): 136-153.
Ullah, A.
1988 “Non-parametric Estimation of Econometric Functionals,” Canadian Journal of
Economics. 21: 625-658.
Wong, K. C.,, A. T. P. So & Y. C. Hung
2002 “Neural Network vs. Hedonic Price Model: Appraisal of High-density Condominiums,”
in Real Estate Valuation Theory. 181-198. ed. K. Wang & M. L. Wolverton, Boston:
Kluwer Academic.
Zellner, A.
1971  Introduction to Bayesian Inference in Econometrics. New York: Wiley.



x:
3

18 ¥ K

o
1B
+i

i

I’ =

iz REEXIE—E

HH HH
SRR B

S SIEIRH )
3K BRI A
R Wt
ST S
SFE ST R A SRS
S FLAT S
SFEAAHS ST

ATHL MY g =3






