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An Analysis of the Effect of Environment Quality and

Public Facilities on Housing Prices and Rents in Taiwan
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ABSTRACT

In addition to housing characteristics, environment quality and public facilities also play an im-
portant role on determining housing prices and rents. The purpose of this paper is to test if there is
significant effect of environment quality and public facilities on housing prices and rents in Taiwan.
Sometime it is difficult to distinguish the effect for a single factor of environment quality or a single
public facilities from others. In this paper, we separate all relevant characteristics into three groups as
housing characteristics, environment quality, and public facilities, and then we apply a J—test to test
the importance of the three groups. Applying a cross sectional housing data in 1989 from a Survey
conducted by Directorate—General of Budget, Accounting and Statistics, we find that all of the three
groups have significant effect on housing prices and rents. Environment quality and public facilities
are significant but less important, and we cannot tell which one has a larger effect.
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[ ~®~E T | BREMANES - EAB—EFE R » AL
KEEER - HNERNE T SR B FTEZ AR » S RAEZHERE - TH
R LI B E B SRR R R - A ERMABRASETET » BES AT ERENERS
R BE—EIFEFEEGRE -

EEBAMAMEBE—&E » BT o AM (durability) 24} » BHE R P EME (expensiv-
eness) ERRA] 23 B (indivisibility) Z 456 (&E—) ° PEAERE  BRRE T RE
AETHER M TR » BIRT AMEEBR AR R EBOEMNE ;s MLURIGEREMES - Bit
EERATEEMMESR  REEEMAGRMEHE  RETHREHIIRE - REEFRZ
WERS  EEER T, BECEREEEFEHER (E2) » HBEEFRE—RIEMHTA
B 5 BT RE 2R E R RRAE o

—BTE  HEBBRERZITERENSR=SAE [ £— HEBRASFTAZ RIS
B~ A3 (housing characteristics) * TNEBFE ~ BHEEE ~ IBHBE ~ EEXNE ; 5
— > EEBE%Z S EAE (building characteristics) * AN > AFRX ~ BORE ~
MR S A% 1= BERBRFTEZITRE S E (neighborhood characteristics) 8
B WA~ TS - BEBEEE (=) o

B EAEHE ST CR R 0 35 B R A58 I AERERR 1A I B K UL B A S BUR
FOEEES » MIEFIS (1972) X EREHEEHRZ REERBETEEARIL G B HER ER
¥ o IREM (1977) BB EEHEEETREZEHEFT KM > EHBEIAEL M
WEHIRE T aR o TR (1980) Tyt EEHFERE » MEEEBEREBMES W o FAAR
BET e E OB 0 TR (1983) MEEER ~ £BIHE - ARNBERZ RS
B AT EN  MHERATNRFEREBHETHEEBET RZEZER I E—
195 i o FEBIEA (1986) BIERFHEEH HMAEEBE B Z Bk o« 2k (1976) LA
(1981) HHBERT BB E—FS B » MBERE IS - BEESHBHER - BER TH
BEFRE - BHARAEBEEBHYXZRIFESE c BEM (1984) AIEENTHIBEEHREBERIT
e e

TMAEB g3 > Bl BB 2 A8 7 /A » 0 Nourse (1967) ~ Ridker & Henning
(1976) ~ Wieand (1973) ¥R R G RAF EEFH 2 FEHE £ THAIAT © Donald &
Watts (1981) B 22 [ B8 R A B B aF 9515 o Li & Brown (1980) £EaT A9 E B AIZER
18 B A5 HT T 4B JF (micro—neighborhood) BRI FHZ & o Abelson (1979) AIEZEHEF
AR (amenities) BEILASHT o Polinskey & Shavell (1976) B o7 5 B b [ /& #b Bh ¥
EEEERZFE o

MRAESE (1992) FIB it EEEREERGaBHERERBREAZHZERRE » B
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FARSGH Bit— > —HERE R THEEREHEERABHEZVE - ANEFEREHEE
EiRERAEE M E  IIMRIEZE (1989a) & Bartik & Smith (1987 ) » FHAMHL—H
R LREERHUEFEREEMMET L2382 o Hilt » ABAEE—H ST REER (en-
vironment) B3 3L 8% 6 (public service) #AMEMIE & EEEH 2 BBt 0 LIBRHEMRALZ
I o

HABRIE REMTFEAEEE  TEEL  BEHEZEERABHRES TREMSEN
FIRE () - ARBRMTSAR > RUEEREHEZ FERETRE - BN » BEEER
ErER  HRERA  CEEEERABEES - CBEFEFAFRLUZEE - Bt » Bk
18 1) 885 25 B B2 (B R0 B2 AR 2 BAARBL AR B BA B A9 T 75 U 3R o SRTHT » ERAPIAE(E #1058 Lot Biohn LU=
& WERIEE (groups) @ MK—EEEEEHBMARAERZIEE - BEELHFERERL RS
—‘ﬂﬁEﬂ%@?%ﬁ%L%@?%?%%%ﬂ%ﬁZﬁ% o HILFERIMR BRI Uit E e E AR
B9 J—test FFEEZRMEET ©

THEBLUEFEABEREEA  BZESEEENBE Z —REK=E ~ BE ZBZE
EHEMEE=ES BB EREREEEEGZ MY - WA ERE B

EREM  FEERMEKEBREEEEERE R —LER - 5/ BE—EHARERER

BUIEBEE » AFEEE SR TRAMHNEEREZREFHL > ReEBREAEHm
’E’" o

AFA [ FTEEEFTESEMESE HREEEHERRAER | BEZREEH > L
HEZMEZFRESBEESL » AERHHE B E# (housing price) EB{E B 54 =2 [H 655
th o & AFIH Non—Nested 12! » LIEHRMAEEMBESEE  HEEBESB=EKESE
B—RRMERE ENVIR) ~ EEMEAXREZRBFERE (SERV) s REEFAHFE
(HCHAR) o HFFRESBEHREERE | BRI BT TE - ZREBEERNR ~ gOKEE -~ &
K~ REEBRERE ; ML 2 R%EHE B 5 | £RHRERF ~ Bl ~ w5 >
RHEBAT ~ RN BREZEE ; BEASBENGCE | BREE - F8 - BEFE ~ £
B EEEESF o

FEARZ A BV R BRI EEE » B=ERIFREREERSITER » IWES
POES A RS A o

= e

RAERLL J—test AT EEBEEEEBR GG BOMEE » FEREBENHE

R ERE > RIRER L E ES AR TR MR » MELETREEEE S E 7] gelliE L
BHEESHOE S E MR MEE AR > HEIARE LEAEEHRE o T BEER
T—test IREERF » RE 5 E £ M (multi—collinearity) BIE o #FRMIFIE J—test B
MG #T > FRFZREATEREFETRE > LU RIEGRESEBIFRA FEZMKE » MK
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R B E R (hedonic theory) » SE—F G ERGEUNERBRERES K/ - HEF S
rep o ABREREE A S BAEBRYE (linear) ZBIGR » MR J—test LGS > R HIERH M4
(non—linear) AV » RIfESH P—test ZRIGETBHEE (FH) ©

AR BRI (linear model) * FAFSELL B EUINLIZR » #—5 FIE 43
SBEEBBEIHI o KLl P RNERERE - X B Y ZRBIHEEEEEEHERE
HER aBb A4 FIFRRXBEY ZREUEME » ¢ BTH#E (error term) o Hrh i 45 L
(null hypothesis, Hy) 7% X e E@BAMEBLEIEN Y B2 » MY rEBEL (alterna-
tive hypothesis, Hy) BIZEm Y BB A ARREAE BN X B -

P=aXX+e¢, (1)
P=bXY+e, (2)

FRMES Hy, » IRAQORKREBESH P ; R2EES H, IERBQX R MERE
BE P o
K Greene (1991:231—233) Z /= » FAFIFTHE(1) ~ Q)R A5

P=(l—a )XX+aX¥Y¥+e¢ (3)

Hit - B EZ BRRIBR  Hy @ a=0

EHRE > Ale=0 XOMBENERY » SERHQORGHLE MRS S
Rz EH RE > Ale=1 YHERBENEN X » AHREQRER MBS o
[BERFESVH > HARESE o AIFSER 0 1 BFEER  RELRMBMLHE 8
FERFUL > Bl 0 < @ <1 o % o BEREUEITIN 0 B » BRFIAIBZTRE « = 0 iR 5 A
o BIRBERTN 1 BB RS e = 1 BB B 0<a< 1 B « BEREE 0 75
AET 1R > FRPIAVEREEA AR SR TR - HiS7 mT SRR IR B B » (B /75 FTE
M REBBETER » FRAIAIE A B EIGE (3ER) o

ERMEEEEARELH=B LR - RIE BRI - B4 FRIP%
REE=RBHHOIER Y - A= RBSHPREREEMRERE o BHEANT : P
FORESE > X~ YHZFRESE > MEHKPHRHFBEL a ~ bBcHRHERX ~ Y
B Z ZhBUERE > e (BRFHEE o

P=(1l—a—B )XX+aXY+LXZ+c¢ (4)

HAEEBRREH Re=008=0 " A X BRBESHYREERR » MY IBE
H Al a~ BREFO ©
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BRPESNRE_EHE EEAMRAP—EEEEZEEY > BEE X » AIRMBRIIE
T : ,
P=aXX+(1—B)XY+BXZ+ce (5)

Hb@&EREH,B0=0 XHYSHRHEEMMHERERRE » MEZERE H, Al
BB=1BAXHE7ZIBEEESZHAIERRR -

AXFEEBHEESNSBRELERER S RBEEFE > BRER - REEEE=F
5 0 W AR FEF R EE R » T8 LU/ N R 0 0y I3 =8 T B0 o 3 {18 ) 88 5 1 S
G METHEAREREE 0 RAETE—S 5 HERCR=EKEEY - SR EERRE
R HT 0 H AR S IR R IR SR & PR B R B BB (RIS 1 & UL T Rt
B o

WAXEEEL  BEAEEREBERETERFET RS ThTEZERTFE
BEREE - XEEFEMBRT » BEREME (ENVIR) ~ EEMIAKERBZ REHEE
(SERV) ~ REBAHHE (HCHAR) SEEEEES N » BK—EREEBERBREFR
B EFER R ET o

AER BB EZENT

TOTAL : BE (EX) @ L8 FRAMAERGHBESHE -

RENT : Bf (Jt) » BEFZHAIBREHE -

F—IREBRE -BRELERE (ENVIR) » HEEEEE (dummy variables)
TRAFF : BB EEFEE » 2 TRAFF = 0 » BIZSEMEF] ; % TRAFF =
1 » BIZSE@ARBLREE o
NOISE : EFMESIEE 2 THEEE » & NOISE = 0 AlEEHHERESES T
% NOISE =1 » BIEES T -
AIR @ BEMMZERFERKRZHEL > B AIR=0BEEERFE B AIR=1 >
BIRSZERIGH o
DROWN : 2R HIGASEIAFAREEEREK » 75 DROWN = 0 » BIERTHE
A EEEK ; & DROWN = 1 » IR EHBREK o
WATER : BEMEBEZRKEERY  CERKEEBREE - KETHFREEY » &
WATER = 0 * BIRESKBEBUEL ; & WATER = 1 » BIRKER
R '
SATIS | HEZEHNBMERBBRERE > HSATIS=0 AIE"HEERES, &
SATIS =1 > FIRTRHERERK -

8B REEE T AR EZRBER (SERV) » ABEBER
DPSCH : PEBEfESHh BEER R Py 9B/ BBt o '
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DHSCH : FEBffEihBhER [ A9 B R A -

DMKT : BEBEtEEHh BT 2 S mRE s o

DREC : FRBE= B RIS T A9 BE B » LR Z RIS AT R IE A ~ At ~ 1_2E5 H
o~ EESE o ARBHMAEIEE EER » MU EBRER SR ~ g5 5E
2 BAT ; EEPBRIEIER Bk AR RN o

DHOS ' BB BT 2 B0t ~ 2 ATAgBERE -

DPOST . BEBEaEth Bt 2 B R A BE B o

BE=HREERM—EEASHE (HCHAR)
ROOM : BEAMEHEEE » ETEEEE ~ I8 > RHEIFT o
HALL : BEAZ KEE > OE8FEREE -
FLSP : BERNMEEEE » ETEEHE -
HAGE : BEESRTHERR 78 £HMEBEE
CONST : /M > BEEEH > F CONST =1 AIBME (&) BELE; &
CONST = 0 » RIS HA - 2ninsadE ~ s ~ K&~ 138~ L&~ BEE
& o
HSTYPED1 : 8 —  SEEHELE - & HSTYPED1 =0 @ AIBABUTZA
® ; % HSTYPED1 = 1 > BIBHA » PR AR ( BRX) BERZ
BEREN - ERAZERBONEL EZAE (KE) o
HSTYPED2 : =B — » REHSE > % HSTYPED2 =0 @ MIBHEBLUTZAE
BABULEZAE (KE) ; & HSTYPED2 = 1 » BIBHM » ok
B ( HR) BIRAZEEREH « EHAZER o
HSTYPED3 : =R = » BERER » 7 HSTYPED3 = 1 » BIEXHAER ( H
R ) BEAZEE ; % HSTYPEDS = 0 » ISHM » inABUTZ4A
BEABULEZAE (KE ) U8 - EBRZER -

2 FwAH

AGEFIR [ TBEREFEGENESEH IAEECEENE | 18E2MEEH » L
BEZMEERERBFLERE  SFLUEEEE - BREE - REEERHRESHITY
F o HRNEFEAERENEBEFOER  MEEREMTRAERATESRR » BEE
RFRER SR EELMEEET - HOHY  AEREEERMERRR IELEE o B
FEIRAPIE S f5 (RORLL 78 F BAMIMLGE% (3t ) » BFIA AR BRI LL 547 8
B o

RiE LB EMABE HEEEEMS » THEMES 326 » FHEHS
151 » ERREREAE 3474 3F » THERE 1060 F ; MEBEREEME » THERK
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5298 » THEHS 128 » BARERABR 27.135F » FHEBAIS 9484 ; BEME
BE X THEMEBE 251 » EHE 125 » MEBARMERE KBRE 2466 F » FTHEBE
1842 c ARElZ » HEMEERLEEE  METFLHFBEEERS/ »  MEREEZHE
viREE (AU EBEEMFEREREEEHELA £ BERHEEEREERERHEMER
FEHMESGHFL > MEBEREEMERRE (/) o

HREEEEMARSEX  HHEEEERSSE  FTHEEHE 468 BT MEBERESE
HREERAGR 3 ET - BESREEIE > BBEEERFHLE 135 BT BREEFH
AIf5E 123 x> BRMANENEREEHETEBNMENEBERE « BAEEEEE
i BEmipRgE L ERLAIRS  MEEEEZ HAIRIE

BEEEANRETE  LBEREEME > £BEBUTZABEANEULHAE (KE
) HREHERR MEABEEF » KEEPRBARX (BR) BEEIBEE » R (F—
) o

R"— BEARSGMS (HCHAR) PEARE Y T8

BEERFE B R+ %€ HEFE

BE (&) (TOTAL) 467.7817 338.5293 =
B () (RENT) — — 4993.4000
=T (ROOM) 3.2575 2.9806 2.5139
RE (HALL) 1.5122 1.2806 1.2485
HRETFE (FLSP) 34.7424 27.1250 24.6554
FEFH (HAGE) 10.6011 9.4750 18.4216
EErEE (CONST) 0.2369 0.4528 0.2155
FEHEE— (HSTYPED1) 0.7125 0.4250 0.6087
(G =il ft (HSTYPED2) 0.6542 0.3528 0.5536
FEA = (HSTYPED3) 0.1524 0.0083 0.1153
EFN 6412 360 1364

BRI © EFHREERE > RE 784 o

EEEHHEIAKBREZMBHE (SERV) HH > HEHEEME » THRESBK W
2~ Bh ~ Bm ~ BURRHIGAT » BB L & B BB RASE - KT AR HE
HIA BN - AIRE AR EEHEFABRAEES  BEEEL  BEECEREEREREZ
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W MEEEEEERE » HEZSEABUN o AT EROBEREEEE FRETEEHR
it B EE SAMFER o BRSBTS - 19 0.7736 & - T
HEFRAME  HREREMBBEFEERA » H IR HCRERR 2 Z BT E MR
R(&Z)

KT (FEMEEAREKZRFEIEE (SERV) hEAEBE 2 F191E
B AR

EEEE B & £ % HEFE

BEARK/NER  (DPSCH) 1.1597 0.8715 0.9040
SR FEEEE  (DHSCH) 2.1497 1.3389 1.6642
ZETh SRR B (DMKT) 1.2247 0.6799 0.8629
TR F155 B iR (DREC) 1.2896 0.7736 1.1664
E& T2 BT iR e (DHOS) 1.7601 1.3882 1.1149
R PR (DPOST) 1.8996 1.7153 1.3244

BRIR LR (FE—)

EREMERRAM (ENVIR) » R LREEEHWEEE  BFEZMAEAER
B> MEBRKREEEE - BEAESH > BEEEMRERS @ MUBEEHZERRBE
o FEMRE RIUKEERTHRANESR  HABHEERE » EREEENTHREFILE
B > B AEERRESE - KEEREEERE - MK THSEEEAF AR —EKE
LR VAR EE - SOKAE S HE - BHRESAREREKMNE  BEBERHTRM
BEEKFESEEEECEHEFEREE R (R=) o

x= RIEMEZTHIER: 0RME ' 1 TR

BEEEBE B K £ % HEFE

A2 R IR BE (TRAFF) 0.3258 0.1944 0.2779
BETEEE (NOISE) 0.2697 0.3000 0.2845
SR E IR (AIR) 0.1939 0.1861 0.2023
AERNE WK (DROWN) 0.1154 0.0861 0.1378
oK A4 (WATER) 0.1274 0.2194 0.1298
FEREEE (SATIS) 0.0775 0.1250 . 0.1723

BRRIR F (FE—)
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I B BB O RBIIAH=AKE—ENVIR ~ SERV ~ HCHAR * % JIBk8H R FRAE
=AM BOEER ST 0 FEEA B RS RN — SRS E R R BAEE
FTENR - RILEESYSE HERIEESE ST » RESERR/INFEHE (ordinary least
squares method, OLS) 77 #7lF » 458 E % (hedonic theory) fEEESE 2 R L —1E 7 o )
MEEEREMEEEERREMSE  EERERESHMERE  SREEES - (R
BT » RIS FTZE ) » i IS B SR D 0TS » ZRSRIE AR o T BB 3 & s
TR - MEEFREMEERZREMES2REAHG  RERERAEEREEHLK
o MBEREEREEERETRFARBEMH T REEREERE ; VNELEER

BEEFEBAHBBLGEY  ERREET  EEREEMHFRESL » HE)E  HH
HEEER ; BEEEN  ROIERBARDFHES  WRASEE LM FERS -
R(&EmM) o

H—HE» ZHEESEEH — ENVIR ~ SERV ~ X HCHAR HEBEERTEE L
WE  AEJNGESHEEREAY HENHTIE  ££B12 k2SS (ENVIR) HH -
BERRREERRAUTBENEEHEEREAMFENSS A £ HEREER |
KR REEEREZRE L HOMEIERE ; MBREFEASZESEARENEE  EELY
FEEESE (HCHAR) HH » MMEEEN - UWEBREHEMBENRL » B AfIEEE
BER » RERBEBRAES BAERAEELM » MK £REMBSEHE ; EHEEW
AR 2 RHE B B (SERV) HTH » 8% 15 KA 8BS S » BREA
EREBEFEER  BRUHBESHENENER  R(EL)E(EL) o
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Fm FrAENSHHEREERFE

fig 8 BEEERE B B £ = HEEE
IR 185.2772 161.0028 4445.5687
(9.000) ** (2.794) ** (14.143) * *
ALEEFRE (TRAFF) —35.92212 —47.1970 —564.8152
(4.022) ** (1.945) * (4.091) **
BETEEE (NOISE) 21.91832 —26.6677 227.56471
(2.194) ** (1.268) (1.601)
TGRS (AIR) —16.9029 61.7578 219.8650
(1.484) (2A78) LF (1.333)
AN EHIK (DROWN) —16.3757 —4.9881 524.8408
(1.294) (0.157) (3.071) **
Bk 4 (WATER) —17.3173 —34.0104 —432.3584

(1.424) (1.482) (2.463)
HEEmREEE (SATIS) —25.8511 —46.9573 —137.4968
(1.635) (1.713) * (0.824)
BRI (ROOM) 22.5857 —10.5449 268.6182
(4.382) ** (0.610) (2.649) **
KEEE (HALL) 33.0300 89.1005 157.0698
(4.423) ** (4.143) * * (1.168)
T 2 (FLSP) 8.6457 8.5512 50.5211
(25.168) * * (5.410) ** (5.775) **
EE S (HAGE) —4.6937 —7.5749 —7.7443
(6.068) ** (4.970) ** (1.162)
ek TE (CONST) 61.7214 —33.1139 103.2145
(5:380) ** (1.553) (0.590)
HEER— (HSTYPED1) 410.2296 215.4788 2145.6159
(21278 5 (6.094) * * (T.470) 2
HEEER— (HSTYPED2) —498.1185 —320.5144 —4165.0252
(23.957) * * (7.459) * * (13.257) **
HEEREA= (HSTYPEDS3) —53.7230 156.3111 —742.6548
(4.461) ** (1.552) (3.505) **
BRIE 9B/ EEE (DPSCH) —2.9052 11.9149 77.6804
3 (0.627) (0.738) (0.815)
ER1E (9B A BE (DHSCH) —6.7369 —13.6913 —161.4450
03 1 b Mt (1.471) (3.158) * ™
ZEThi S B R (DMKT) —7.1268 1.6578 —20.0622
21582 " (0.150) (0.282)
VR IH155 BT BE 15 (DREC) 1.5290 16.4220 18.5324
(0.559) (1.040) (0.433)
B2 FThE (DHOS) —12.4001 —26.3738 —02.8888
i (3.540) * ™ (3.189) ** (1.429)
R PR B (DPOST) —1.4180 11.6806 ~6.6702
(0.387) (1.973) ** (0.126)
BEA B 6405 359 361
R? 0.3274 0.4562 0.4387
F {& 155.375 * * 14218 % 52.406 * *

HEIVHEEFERERRMEEME » BEMEEE  $lAFEMS » EEBEEM o Mii%LIETHEM

BELTREE

CHEILAR « EZ (R EE o
(3) 3k & B % 43 FUSR T ZORILAE 5 % 5] 10 % Z SAEKEET » BEEAIRL O ©

iz HAit» HEFEZ AR REEEESKE A EERBREEZ B RS HFS o
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RE BIEKRZEY (ENVIR) HEEREHZHE

i T 8 By BHEEBE B R &£ * HEEE
EiETE 490.9830 365.5373 5142.1904
(70.186) * * (25.543) * * (47.703) **

AR BEFITRE (TRAFF) —109.8793 —40.7136 —1103.3310
(10.718) * * (1.478) (6.623) * *

ZBRIGERE (NOISE) 60.4718 —51.9575 591.0037
(5.087) ** (1.976) ** (3.290) * *

EETEEE (AIR) 25.3465 92.0179 552.6019
(1.865) * (2.948) ™ * (2.659) * *

AERE K (DROWN) —4.4261 —13.5971 483.0643
(0.293) (0.343) (g0t

Bk 4 (WATER) —10.3892 —32.1464 —312.0417
(0.715) (1.218) (1.404)

FEmEEE (SATIS) —84.8463 —99.2367 —843.4912
512y ** (2.894) ** (4.133) * *

VEF N i 6405 359 1361
R? 0.0285 0.0656 0.0724
F(E 2 Gl Rk 1151 &* 17.634 **

i 1A (RM)
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TR BERFEFHEEBEY HCHAR) HEEREM S S

fit B B 2 BEEE B R # = HEEE
e 130.3202 113.8430 4019.7473
(ROOM) (6.625) * * (2.083) * * (13.592) **

BRI 22.1959 5.6703 337.2316
(HALL) @aogn H* (0.329) (3.267) * *

RE# 32.0521 85.5050 107.7408
(FLSP) (25 * " (4.184) * * (0.784)

[ipieas 1 8.9673 7.7991 50.0041
(HAGE) (26.008) * * (5.326) * * (5.647) * *

BB F —4,1889 —7.7547 —4.7178
(CONST) (5.389) * * (5.199) * * (0.699)

s 60.8647 —43.5258 178.3717
(HSTYPED1) (5925) ** (2.136) * * (1.004)

Fmal— 422.9132 277.5725 2282.6592
(HSTYPED?2) (21.761) ** (6.569) ** (Z.778) ™™

FEEA— —539.5865 —331.8533 —4469.9029
(HSTYPED3) (26.164) ** (8.468) * * (14.034) * *

FEHi= —85.3012 33.3161 —919.86141
(1003 (0.353) (4.300) **

TN 6405 359 1361
R# 0.3099 0.3868 0.4020
F & 359.160 * * 27.674%* 113700

[ (M)
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#Ft (EEMEEALR N RFEE B R R #8 (SERV) HE MM EHE

fi 2 5 B EEGE B R £ % HEREE
BIEH 565.2174 355.8330 5857.4672
(74.490) * * (22810) * ™ (46.893) * *

BREANB/NERE  (DPSCH) —5.8331 47.9125 101.1880
(1.063) (2.581) ** (0.853)

BEAETESg  (DHSCH) —21.0244 8.8864 —308.6547
(5.858) * * (0.810) (4857) ™

ZETHG R (DMKT) —3.7574 3.4592 ~70.5870
(0.963) (0.259) (0.791)

TR BT EEBE (DREC) —2.0969 —10.1391 33.4880
(0.650) (0.527) (0.625)

TR PR A (DHOS) —14.4449 —37.1429 —110.3743
Bdsp 2 (3.936) * * (1.354)

5 PR B (DPOST) —6.5851 —8.1067 —220.9459
(1.525) (1.325) (3.49) **

AR 6405 359 1361
R? 0.0481 0.0824 0.0902
F {& 53.877 ** 5.284:* * 22897 **

it R (FM)
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#E > RMEARB—EREEEHEE S HER L c B4 RIAELESESEER
P55 H# ¥ ENVIR ~ SERV ~ HCHAR Z IS ## (linear) BIfR » B4 BB H hiH
B AR R B RO B (B B R MOERR 547 o LI AR E RS E » BRIMS RS ke
i 0 SR — B BRI TRR B » BDLUR/NE e B (B R B MRS 44 ; =348
&LL Non—Nested IR =TSR » 5 FIREFRA KBS » HIF 4G4 SREES
R0 TERAERESEAIGRERNS 1 > 5508 8 B S e usEss 54 » B R EHRE R T
R(RAYE(FET) o

PR S PR S0 (R BR B PR B Gk 2 P O R B » BRI AR TR Stk T » EERR eI
ERREIE R B - (EERMIEE R — A RE B EE - (AEAREIEET » MBS
BRI BN THEBREE  BRHETHEASER  WEEREMATME » HCHAR
HIFRTRRE 3932 ENVIR £ SERV B » HEERA S 2B ERMR 2 5B R - » (AR
AITBEHE ENVIR B8 SERV W EAE HFE o 1A% ENVIR B SERV — 4 ie By
FEHEEES » ENVIR BRES 03264 » SERV S 0.6736 ; EEEESEE » ENVIR By
TREUR 04341 » SERV £ 05659 ; ZEREEE+F » ENVIR %S 04196 » SERV &
0.5804 ° H_LILEIEZKE » ENVIR £ SERV MR B % 50 » B P E: i — 6 ik
BRBIMERE T > B (FN) o

RN\ THIEERECERA 0 ENVIR 8 SERV 2 Hig
PR B R & E 4

BEEEERE BIR £z HEER BEEEE BREE HEER

BETE —258.3857  —255.2005 —2546.1826 - - -
(6.783) **  (3.091) **  (4577) **

ENVIR 0.6983 0.8607 0.7153 0.3264 0.4341 0.4196

(9.366) ™~ (44z) ** (FATRY**  (B3s ™* (3.108) **  (5.459) **

SERV 0.8538 0.8931 0.7942 0.6736 0.5659 0.5804

(IABTH ™™  (B144) ™" (88957 * (13.168) ** (LO51) ™ = (bR >

N 6405 359 1361 6405 359 1361

R? 0.0610 0.1301 0.1235 0.0541 0.1065 0.1097

F {E 207812 ** 98601 ** g57gr %™ - - -

= LA (Em)
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#AZ M ENVIR f2 HCHAR —/H BB FEEEFEEB+» ENVIR HHREE
0.0397 » HCHAR £ 0.9603 ; #FEBI R4 » ENVIR MR E S 0.1131 » HCHAR &
08869 ; FEM EF B+ » ENVIR MR E S 0.0955 © HCHAR £ 0.9045 o m it 8 sk
& ENVIR (2 HCHAR #9¢h 8 b » HCHAR A9BSR AEE B30 1 0 3R MATLIZR
HCHAR B9f#E B AR ENVIR » B (FEH) o

Fh ZHAEBEEZERSH ¢ ENVIR B HCHAR 2 H#k

- I R S B R & E @

BEEGE BREEE HEFE BEEE B R A2 HEEE

EER —194.7435  —233.7876 —2558.8249 = - -
(B67L)2 % aies) ™" By **

ENVIR 0.4393 0.7256 0.5586 0.0397 0.1131 0.0955

(OB 2 = o BE) B EE T - 1R Y (L) * (ole) **

HCHAR 0.9768 0.9650 - 9534 0.9603 0.8869 0.9045

(51.786) ™™  (14.798) ** (28.784) ** (51.173) ** (13.885) ** (27.628) **

AR 6405 359 1361 6405 359 1361

R? 0.3153 0.4208 0.4237 0.3104 0.3921 0.4057

F & 7M™ 129710 ™™ 199658 *F — — =

R (EM)

&A% SERV i HCHAR — R E# S £EBERT SERV RS
0.0747 » HCHAR £ 0.9253 ; IR fE=*r » SERV B9% 85 0.0863 * HCHAR 5
09137 ; M EF B » SERV BIHRES 0.1018 * HCHAR £ 0.8982 o g |- it B 4 7k
& » SERV i HCHAR f5fR %7 » HCHAR A9 GR BB 851 1 > s TR IR BT LA 25
HCHAR W9 EEREJ13Z KN SERV » B (1) o
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T+ THHIEESE AT | SERV B HCHAR Z 8
= (RO OB H R H & &
BEEBE BREE HEEE BEREE BRExE HEEE
HEE —214.8060 —123.2620 —2075.4875 - - -
(€777, et 1111 o 5302

SERV 0.4994 0.4190 0.4748 0.0747 0.0863 0.1018
(10.411) ** (2814 **  (6663) **  (3.999) ** (1.269)  (3.048) **

HCHAR 0.9596 0.9451 0.9405 0.9253 0.9137 0.8982
(50.787) * % (13749 *™* (27.859) *™* (49524) *™* (13439)** (26.903)**

BRAEL 6405 359 1361 6405 3592 1361
R? 0.32141 0.4001 0.4209 0.3117 0.3895 0.4061
F & 1516.517 **  119.042 ** 493935 ** z = =

B (FEM)

B A AR B T—test 58T » BRIIN (F+—) » BMBBEKRTHEREEMY
SERV £& HCHAR “REB B2 MR EFE » BGEERREE T ERLRIIBREEL—
B RMEREEFEOER - EBRIRMAEEF » 1 SERV S HCHAR —EEE#E » &
e REEES SERV ZHRER 0 FES 1.61 bl 95 %BEBEERNE @ EES H, » EiE
MR R HCHAR ZREUE 0 2 F ES 180.60 @ Ll 95 % B9 BIERIZRE » FEIER H, @ &
/R385 HCHAR B KA E » R EEEREMEREBEELESEIIH—FH o
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FTt+— THEESHKE J-test ZAWER

BEEFE R&E=E HEFE

ik 3 RV 5

Hy H, FlE ZSHER FE SWER FE SR
ENVIR SERV 40.73 3R H, 9.66 FEIE H, 29.81 1EAR H,
SERV ENVIR 173.40 EfE H, 1641 FE#R H, 57.02 #EFE H,
ENVIR HCHAR 448 HE#E H, 3.14 7EFE H, 850 JEE H,
HCHAR ENVIR 2618.69 fEfE H, 192.81 3/ H, 763.33 3E#E H,
SERV HCHAR 15.99 FE#8 H, 1.61 #= H, 9.29 {8 H,

HCHAR  SERV 2452.58 FEF{B Hy 180.60 #E#8 H, 723.76 3EFR Ho

it | (DERER Hy RRERESEZ GBS0 o
QIR HI RREGEEEE REAB 0 o
(3)LA 95 9% Z BRI K HEPITE S AT HE R BIEI /B B o

D=8 BREEBE TR RS 5B 80 ket 0 E—0 BB AR S
AL N FHEREBRBRMGER S - B-Mo B mEREIHE » 85— RAIEERE
BERR 04 SHEESBARERTE  REMEBRHEEEMNLERY > B (H+=
) 5 5= 5% HCHAR BREEMHRESEE » BIRHIE4NE B A EESE Y fEH
1 BENVIR £ SERV Z R8RS 1 » BESJEEEREAMER S > B (E=+=
) o

HMER - EEREFARBUEET » F—REBEERIEEEZ > [ AL HCHAR KkE
BYHRBBRK  WEEBEHRES 09484 » BREEAGES 09213 » HEERD
TREUS 09178 » RN KIBISBIMETER » HCHAR B E N L ; BES—BIRSIEEmE
o M ATREARGER B HCHAR M E N MELX B EERM GBS
0.9407 » BIRHEEIRER 08971 » MEEBRMFRES 0.8938 » =E BT 1 « (BEHS
Wi BEEEH ENVIR Z2HRES & » 81 01617 » MAMZHEE  MERLTEESE
B ¥ SERV Z (REUEE S BIF 0.1516 B2 0.0370 @ (B NEZ ; MEE4ELY SERV 248
IRRA > —0.0487 » (ENEEE » (EEL) » SBRM S ENVIR 8 SERV (B EH: »
R(FETZ) o
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- SHEBEESHZERAN | SHESHIEE RS 1

4 IR {5 1 A R

BREEE BIRE®E HEFRE BEEEE BRMEE HERE

BEETH —323.0116  —322.8565 —3614.2623 = - -
(9.984) *™ . (4:811) ** . (8049)F"

ENVIR 0.2992 0.6836 0.4464 —0.1617 0.1516 0.0370

(4691) ** .. (4319) **  (5529) **-. (3616)%" (1.291) (0.573)

SERV 0.4426 0.3487 0.3590 0.2210 —0.0487 0.0693

60 oy S MR B R - e S . e (0.390) (1.053)

HCHAR 0.9484 0.9213 0.9178 0.9407 0.8971 0.8938

(49879) ** (13685)** (2727 ** (49135)*™ (12978) **  (26.059) **

AR 6405 359 1361 6405 359 1361

R? 0.3238 0.4300 0.4337 0.3131 0.3924 0.4062

F f& 1021665 ** 89503 **  346.646 ** 2018584 ** 231156 ** 930.384 **

=+ E(RM)

BELE-BEHIEGEFER  BMECHE HCHAR 28 » R 55 ENVIR &
SERV Z B » BB EK T HEEER ENVIR (B SERV Z REEEB KA9ZERE (0.3514 B2
0.6486) » BIRMEZE (04615 £ 0.5385) EEFAE B2 (04349 R 0.5651) HMEIEE H ENVIR
SERV BB EAE 2 » R MIPEE S8 ENVIR 82 SERV 2/ H—EREEEREE
s B(ETE) o MATREEEEER s BREXZHREEERE » DI - EREIEEEET
L E R BREE —TE R S B AR R AR T (e T 5 2B RER /N c BB FB B » BRI
1S B9 2 R EUS 0.3238 » [REIGHS=HEEHENE 1 REFIERER 03131 » [k
S S ENVIR 2 SERV Z R E5AE 1 BAAIEREE 0.1006 ;5 T EIREF= 78 8 R
RS » HAEGRES 04300 @ REEHES=HEEBRENE 1 FHAERER 03924 » K
4R ES ENVIR 82 SERV Z REFIE 1 BAS4IEREE 01446 s BEHERE - EE
(A PR 461 {66 1 B 9 21 B AR B ES 04377 » IREIGEHB =M KESENE 1 ROFERBE
0.4062 » R4 ENVIR B SERV Z FREME | B2 ERER 0.1457 » RILTE(H A
< H DASE = R PR Bl R BT AT T R B 2= o
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F+= SHEEEBEZERASI ¢ ENVIR B2 SERV ZIREFE 1

) i3 3

BEEE R &= HEEER

ENVIR 0.3514 0.4615 0.4349

(7.043) * * (3.368) * * G772

SERV 0.6486 0.5385 0.5651

(12.997) * * (3.930) * * (7.500) * *

HCHAR 0.1616 0.1091 0.1003

(18.197) * * (3.998) * * (7.567) * *

BRAEL 6405 359 1361

R? 0.1006 0.1446 0.1457

F{& 716.382 * * 60.541 * * 231.925 * *
. E(=EmM)

B—H » BRME=EEEBEE J—test DTl » E=HESEBEEZ REME 1 0 A
E—TERHEGEET » RMBEERLL 95 % REEKERE  BREETHEREFTEHRS > M
HEFEFES HCHAR EEFTBHOET - EEBREETBEETFTEHEN - ERT-HE
REEME » WEAREEEASHRENENERERS ; BEBFFERBEERETUEE

FEEH—EA

R(FE+M) -
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RHE ZHAGEBEEE J-test COMER | SHABEIEE 2 RS 1

BEEBE Etf= HEER
A #ar | B
H; H, FfE Z%kKER FE SHER FE SHER
HCHAR ENVIR + SERV 9.60 #EFE Ho 221 ¥R H, 9.60 E## Hp
ENVIR + SERV HCHAR 241421 46§ H, 168.44 4E#E Ho 679.08 IE#E H,
SERV ENVIR + HCHAR 305.68 1H{E H, 70.73 #HiE Ho  200.15 BB H,
ENVIR + HCHAR  SERV 2460 HEMR H, 0.15 #L H, 111  #% H,
ENVIR SERV + HCHAR 675.04 4E{B H, 5224 $H{R H, 223,01 {88 H,
SERV + HCHAR ENVIR 13.07 1E#& Ho 167 #¥2 H, 0.33 #=2 H,

af | (DB He BREEEEB RS 1 0 DS ARESN T RERS0 -
(IR H RR_RBEH REAES 1 > IS —ARESEZ RES0 o
(3)Eh 95 9 2 BEE K HEPYTE S HT s R R T IEITB LS o

EMEBEE_EREIGEIEGHFR » BIR 47 SERV B ENVIR Z RBAS 1 5 Y=
EEREBAE J—test 57 » BAWIRELL 95 % BEZKER  THEEEER - BEME:
REEFEE > # ENVIR 2 SERV Z /55 0 2 BREWIER » AEERY SERVIYF
fE% 168.93 » ¥ ENVIR (5 F {5 49.60 ; MBI R £% SERV (9 F (EAIS 1544 » %
ENVIR 9 FER 11.34 ; R EF B ¥ SERV /5 F (% 56.25 > $ ENVIR B9 F [ 5
3331 » R(ERTH) o BMBFRERMEE SERV RERBABS 0 2EEBS &
i Ho 3 RZ » HERFHEE ENVIR RESBAERES 0 2 HEBD  RERH, » —%
A& - IEAIRTHEATE » FRFIE A M B E o
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R+AH ZHEEESRE J-test ZHHTHER ¢ ENVIR B SERV 2 RE(FNIE 1

BEEEER RfE= f1EEE
i 4 R 5% EORVA 6
H, H,; Fl &SW#E FE SFW#ER FE  SWER
SERV ENVIR 168.93 #H#E H, 1544 BB H, 56.25 JE{R H,
ENVIR SERV 49.60 fEFE H, 11.34 #EfE H, 3331 B H,

7 (OEEER H, BREESHZHRES0 o
(2B H, HREEBE I RHEE 0 o
(3)LL 95 % Z BRE K ELIE ST SR ETERREES o

B B Hr 8 FERER REEHRZIEEF » 5L HCHAR Fi a8 RE X » Bl
FEAFBHZ RRBHRREE  k—REEBEIR—REBREREEERHAERHEEE
R o

=IO -

AP EE R TR IIERER BT RIS RS EREUINER o HrhERMEEE
HREEEZFET RN > HEBASSHE - BENE - REEMIAXRG R EES
REEEEMEE  BEFNUEBRASHBRERRTEERRE - ERBIEME R
WA Z RBE B ME 2 BRI ML EEEEESES R EEE o

AT 78 FEATREBTTE A R (cross—sectional data) BT 57 o (AT FREERBE-E
WAl HERBEEEFRTRE > FIEHREREMEBEFELNERE  EESEABFEE
—HEIERE o MAEARXF » BMRFGR=SAMRERE  BEBET g+ » FiBRES TR
HRNBERBELEBETRERARREZRMEE > B R (1980) ~ HiEZE (1991) @ B
AN P AR EER o BIMER —RAHRAEFKFIEE Non—Nested R S5 H7s » RAES &
R E P E B — M B S AR TR BE JJBL5R (select variables) » (B i R3S RERE DTk
ERBHESBRERE)) - FEEEBN—HE > BIFHE—FRFP Amemiyas Informa-
tion Criterion { Akaikes Prediction Criterion JILABL A& —EMEE ©
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ES

BAKTHEE (1989 ~ b) o

RS (1986) °

ERENAZ TR R MEEERRERMEZEARMAZEGE » 1 Kain and
Quigley (1970) % i dwelling unit > structure and parcel ~ block face ~ K adja-
cent structure and parcel ¢ Goodwin (1977) #% 2 77 &% housing characteristics >
socio—economic characteristics > location—transportation characteristics % ©
Dubin and Sung (1990) Al %A socio—economic > municipal service > A& racial-
composition £ ©

£ B T o BHE REIRIEA S LSRR ~ BKEREENREFEE
T 2 BRI SR I ME AT IRLMEN SR AEAHBECEE
BB EE MY 0 REHLMBEREE -

BATA J—test Z £} » 7722 Davidson & Mackinnon (1981) ; Godfrey & Pesaran
(1983) @ EAZE A P—test * BIF]2: K, Pesaran & Deaton (1978) ZFH o
EHEE RO ERFERED J—test JER » BHEHREK H BHEHH, A
o ZEFEKEDRREREOBRRFELT  EERTERRRIEREER Hy » Eaxk
F J—test BB K EEE » AR EE—F RAKE AFRARKAMTE o 21 Amemiya
(1985) BB —FEZ & ©

KA FRAZ AEAEEESE  BIFHH (1992) HF > BB EHIE 4-5 A2
BH o

&3 BT iR B B B 28 5 BT RHEEAR TR (1992) — X bR » (BEEBHEROBE LA
R TERRBAXNHEEEARGIEBEZMETRRE @+ KR
(1992) = R EE T HM » MEEEESE -

FE= R RECRS 1 ARREIEHT » BEFEERH ENVIR 2 REERRES
¥ SERV 2R85B & » EHFRMEE T SERV & ENVIR ZHE & EHE - i1
EHEREEBAEATF > ENVIR 8 SERV A9HERIFREX (the coefficient of correlation)
B —0.9080 ; MEBRREEMEARD » ENVIR B SERV B REE —0.8386 ;
BHEMEERMEA > ENVIR B SERV BHHMFAES —0.8616 » HIHLERIEIR
T » ENVIR B SERV ZH7% ®ERI AR o
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2E R -
ANiER 2
1989 a (EREE M HEAETER) (B A FI) 4 (5): 110—120 ©
1989 b (EB 5 fE B B (E A R 2 WAL IH 78) (Brk 2#k) 60: 139—153 o
1991 (B EFETIEFEBRBMEERZOW FEREZE g (EEBREE S G
EE) 149—164 ©
1992 (EEHE B REE AR 20 (BERITETI) 43 (1) : 347-371 o

B4
1980 (Bt EERE RO (ZE L L AZET]) 64: 15—-30 ©
e
1972 (EEEEREZ A7) (EE L ert A T) 9(3): 103—126 ©
1976 (BT EEEEZBETEME)E LR » BIZBA A » 1986 * FAAHIAR o
g
1983 (EEBHERFFE—IIL ~ KL ~ BEBH—)ELHRC » BxrPEL8 » 1983 »
FAHRR ©
RIER
1977 (EEHEAEEZ RE S TEAS) (REEF) 28: 1-27 -
K& 2FH
1992 (FHIE E ~ EREYEEEZEN) WEWF SR PEREH R TE
FEE -
PREE &
1986 (BAFETER) (EE L HLRIZET) 23(3): 1-11 o
AEUE
181 {EFEREETERZWI)E LR » BT AR » 1986 » FAAHIK ©
i B

1984 (BB EREETBIEZ RIFSIT)E R/ » BIZEKZIARE » 1984 » FAAHAR ©



BB
1986 (EEE BB 2 IEBETE ST IE /T » FAIRILKE > 1986 » FAAHAR ©
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