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The Impact of Spatial Externalities, Transaction Costs and Land
Readjustment on Residential Land Prices - Evidence from Tainan City*
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ABSTRACT

This paper mainly assumes that land readjustment can reduce transaction costs in terms
of the spatial externalities from developers behavior and the institution of land readjustment.
Finally, this effect will be reflected in the residential land prices. To test this hypothesis, I apply
spatial econometric analysis and geographic information systems based on the Box-Cox hedonic
pricing model. The data are selected from newly-built residences from between 1991, 1996
and 2001 in Tainan City in Taiwan. Empirically, I find that the spatial error Box-Cox model is
appropriate for engaging in spatial externalities analysis. This is because the results show that
land readjustment gives rise to positive spatial externalities on residential land prices and the
marginal price of residential land in areas where land readjustment takes place is also positive. The
effects of developers interactions give rise to positive spatial externalities but these change to negative
spatia externditiesin relation to residential land pricesin the long term. Findly, land readjustment as
implemented by the government redlly does contribute to reducing uncertainty in the land development
process, and also reduces transaction costs between congtruction practitioners and landlords.

Key words: land readjustment, transaction costs, spatial externalities, hedonic pricing
model, spatial econometric analysis
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REE A I E DI s 2RI - L HEER SR SRR » FEEEE - EAF
EMIGRISRIS MR T Fy B — SR LG A G A 3R LA 3= B B R B f & =
FThR » IR GES 2 NI BGEEEE DOZR — 20 - DB p SRk LB &t b
TEREEZIE - JTRERIIIUE L300 ET TR o G M &SEEIAR S AR - 1S mReR
(A RE B T 22 B BELBEE - 58 1F 2 Coase(1960) fE H: it € AR E | dr IR EE - 4R
i o bt A ST AR R RE RO A - B RS R e i S U ) S R 0k F R e AL
B IR BRI A2 B RGERAY - (HIEUR il E AH B RS B B AR 3t i 55 i A B K
z]g o

IR PR A1 i - Mt e 288 K 26 2 ISR S R i R R BRI B (R L) - DACKUREE 4 3 RS 5 E T Y B RIS
B HEMENET I — MR BB SRR - LA TER R B B AR R PE BN SN F %
WERE - MRS BBt e 5 R R - (AT ER @t E R ERGTERS - &
23 e Y T R B 5 o el PR 2 T R ol T B R EE TR R FHCR AV ER 71 - Bl AR
LR BUN B e T EE SRR - AR SO E ML 2 (1980) ~ 575 HH(1990) ~ B EFHH(1995
2003)% » HrhaAfEHEH (1995): 8 F R B A BRET i EE 4 T E(ERY #2288 - 829 (2003)3#
BH IS I 2 v 3 SR oy 7 AR AN [RIRAE S A+ (B BURT B i i Mt B s 4 A A B me
HIBAEETT R BEROERET M St S o K1 » NSRRI RS HHBURT 325 08 EEV7 71 55 i il 22 B - M 15 355
R oEE) B EERHEAR S BARRAIRTEE T » DAFERS BUR T3 25 81 B i1 e s p iy £ 3t
B TR - IS B RS DTS2 200 HT -

EMFREAE L - Einy it T LT KE R T - GRS bhs S H B+ e 2%
ARG » IR Z RS BAYER(Evans, 1983 ; FFRH » 1996 ; #AT-8K - 2004) - M#EHE
TR s A 2 BB 4 A BB 2 2 C MBI — 50 DB R — N TR R B R 28
HIEEN S - A SRR A B E RASE LS RS TSR RS - RS E i SR Rl ey 7 1 B
TS E R B B L 2 A BRI - Rl > fE— (@Rl S R B R Ry - FE3 A
RGBT By g B A A ARy ok L E RN - AMES I A AE R 15 L
BRSBTS M B 2K » AR B Stz T 224N 5 (spatial
externalities) (71:2) o ZZRISMACTE o 22 ARSI 22 b B ELRYME S » FLOmANAT s 22 RIS A AT O
DA Z2 o3l B 7 BhRE 4% (Fujita et al., 1999 5 Irwin & Bockstael, 2002 ; Anselin, 2003a)
IE4h » Coase(1960)Z2 BN TERIIE BELFAE - WA SR — 85— iRE - mEfd
CHEAME B TRREEME 5 WIS - EERTRE T 2 EHarvey (2000)19TEE ¢ Hg A LB AT
FEAE AN RTRE - R R T BRI YN R (spillover effect) » i 7N FI LY M A &
A o G M 3 (A0SR SRR ) R A S s AN (RN B B WD) Y - LR 22 A TE IR 22 R AT
I ERS S 2B LERATBUEITER 5 (B E MR R A SN RIS - HO A A B ny 22 4R
M EREE R IEA -

A B AN SR B B Z BRTR » — MR TR U EAR B R FH 3% 58 i/ NS T v A
gt HEREE R R HAFRHE B - {H BB RY N A5 fe 21 At AR AR Y 1 3t Br 28 5%
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R A 22 AR IE AR GR - 1 IEL 2 R AR P P B £ i i 2 22 BRAHRRI R RE(Meen,
1996 ; #FvEESE » 2002) o« NSRS EZZ AR N RYZZRIIMIS IR » BoksE H 22 MR &
43T (spatial econometric analysis) sz i EH & ZH A (geographic information systems) » i & Box-
CoxpK B » DIt B 22 MB IR R B EAS AR - 7E Bk - ARHFSER R = {H R -
B UM E T 3 B 1R R S KA B R R T A AR IR [ Y 22 R MR 1 2 R+ sty
T HIBAEETT B2 BRI B AR R AR IE A 22 RSN 2 itk » T R EEE LS
TERVRFECERRERS - DAVE R BUR T 3 B B B it S T B B2 KB - ASCZ RSN T 28
TR Ry SRR [E ] B P B 2R - SR = A R B R R T B AR B - B DU Ry R R P B R U2 PR
1 BOAREFERSRON - R A AW -

ERNE S 3c) bk Y

ARG BRI ~ R GRCRESINEM: - =B HRREITRE - DS
GG ENR BRI R S R B AIERER Y - (EAEMEERINE A RE 2
TR 5 HE ST HMERYIEREATR - CH SRR TR H B EE Z AHREHEE
TG Kl TSR AT B F Y - R ARRRRIAEEN - IMfrEESE
T E AR B - SOKE mAYER RS MBS AR 5 - i — B R —FF
EREA A H A G iR 2 2R ERERAY (Neutze, 1987) - {HE > W& RHArmh S —fE
BB E ST o R 2 R EAR R E R BB R L 22 5 - A7t EH AR A L B 2R
% 0 SEAFEE D RS A i 2 f — 2R R R L R TE - B EE T TSR SURHEE - AT LA
o AR 75 it B TR AEAR R A SR » 3G il B PR C B SR 2 22 - [l BEASo
HUEREL - R B2 T I EERERY I - M2 B T B IRF VB E R o BER R
LR R o & DT AR EER A 8 A BRAT R - XS — A 30 R A
At B B E B 2 A ZiE BRI AR » S AR B CARRIAEAE - BHEE T 3t & Y fy FoAE
FERGETTREN: » (H15 5 A 3N & A i S E AR B RE S - 3t » B thEREA A —HH
ZEEERECEF A RIS MERTE -

AR R 22 LAY E) - B EE A E - EEEREREEN
W 52 e — R ZIRARRE 7 ANEBEEHRERME  EEE AL e
EHBULER IS - # R R EBULIF AN FUE ? Ohls & Pines(1975)/ESCRAVERERS » H
R bR R AR EAH LN » bR —Eg2iE - {Hlenks et a.(1996)f¢
R E KA R, Aot BRAET S K E LR AR R B BRI TS G E - i
MiaBesg e EBREINIERE - FTlL » BolE i 9eil B % 4R i (compact city) & H G
FERAETERY o MAEAR T B3 2 RV BN BYHAT T A 30 B - St el 28 il i B B LAY
bR LB A S I E A B 38 A [E R 09 0 T2 B35 Y ORGSR - thAEEk
JENE ATER e B N R S - WA BT BB A R 217 P e AR iUl 2 (K asper & Streit,
1998) -

LA st 25 0 B R 9] (e — o) » BURFAE — et @ N B i st S #5 » AME L ERE
BT AR RS o [RIRFAE LA RVB TR E DGR 5 14N » AHEE L3t TR S
MERERL - BU R HE AR TS - S 5 E 7 e A RIZS RO TEIYT - TS A FH VB TR RO Al 2%
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FORIRIR © B 1E H B (2003) ©
B— mhittEEFIERRESERBIHRFTARE

FEUMERS B - S5 A 5 5 IR B m — BRI RS - B RS A S E PRI
REAIN AL (IMESFIRS PERAL) » Coase(1937, 1960)#5 H M S E L HF i B R % H 1
RGNA » PN S B 2 P EE MR BRIS R B E 22 » Fr L > T2 T SRAE A B AN B i A
BE L - FEI T BRSO HE B AR L PEEL A S AN B EL R 2 B (Adams et al., 2005)
North(1990) 3 72 Ryt — EHI B S B EHY - '€ n] DUk AFH A Bt i A e - b
RIS A AR - OB 253t T i B AR FE R T - At R RHEGE TR ~ B S ORI
stk o AR REID BC ST B TR - BE st E B R e A R A YN E TR RESIIRRE - T a5
BT RE G TERRAT I B A A S B TR - I B AR EE S TR BEANIER -
BB - IR S5OR

UL 2 SRR Coasely 38 B A G i & EIAR & B F - Alexander(1992) 2 Hi A &Y A
Dy AN B 3y R BB B A o A Bt 15 S0 R A 1 5 e B o e A B o 1 R £
o N G AN BB B AR FERAANA] - B RASE BN SR A Zh3iE —RRE ATEE AR A IA (Lai,
1994) ° NRLERFIE S L HBH B AL ] RELL R —FE A2 7 Je R S As - Hor - s Je 58 S
TP R HEFF 2 IS &N - IS B R H A A » A — 1l + HiFA 5t e
o BN AEE - §XETSERDISHRE - It DU LB & AN 5 A
PEAE g 2 L A eI R R FH B (B (Buitel aar, 2004) o Ryfl 2R - HiBH B TS & A& A AE S
Gy 7 BT R B H RS B R A TS ) AU - R R E RN A e
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1Th » HENGERENNBRATESEEA - K RS 528EE2 GRE M H &G
EATER GG [ T TR GIREI A B R o RG] 5T FyE A (information
costs) K HlEE A (institutional costs) (713) » EaA R &GN KA - BlanzEztra s g it
TSGR 5 il B AN Ry B35 B Tl BE P EE AR Y B » I BSORT 2 25 i St i s 3 o
(] S IRF 1+ ~if7 B o S W 1) - St e A HEA T i s v st EE B A N A - B R AR R E R
G o SERE BAAE Gy AR RIS - U R e T 55502 S U A9 TRy tHER R (Williamson &
Masten, 1999 ; Webster & Lai, 2003) » & 2ESCRREE (L 30 U] & IS 45 RIRERY A FIEE - (H24E
FHE RN E -

— MBS EHA S G TR T TR A - — 2 DU R AT e B 2 - 1fR
A s B R ER TR R R 0 R E RS MR E ~ Ll i ER 1 SE 7 =L R R
T HufitdS (Evans, 1999) - fEfEEIfRE iR MR E 18 HARK R R 587 il - a4
B e i EE 58 22 H M - fE19558 19755 2 [ - H AR RITHHZEZE Bg LB/ XK
T EE A - Tk E B ARG AR T A 200% o B BT RS ARG R - Hh R BR R s R L
H o R RR 28 R A3t » A K] - 3t R i 288 Fee i A B L #B s S MNEIRY BE 2% (Sorensen, 2000) © 1E T
HiEE B E itk - LT A EEIR Nl LH > Kl RE e R ESRE L — R A SRS
DEARHE MG - fEAR S Rmig b PGB EREES [ 5 LINE A Fa o0 A EHE -
WSO 1) 5 il B SR T35 48 By F B - nITR S BETHI - fE 28 E A BB R ISR
T RN AR ER L AR T A2 S A « BURFAE 1 R S AE v B4 B s
J1 - (HBURHIE R BN —E 58 2E AL - RIBUN#S E it B S g L fitds - it =Ry
iRt s 2 Lt phs - BRSSO L S A T R R - A E R B IR E R
o Ry frT R E F i EE B A — € B AT S S R AR B R S 2 it EE A Ry
BUMES TR AV E 2 T H - (Hi i S B R R - iR 250 - 2 EES 'R
- AESERET H AR A AHR RRE -

T T S Lo i ot B Y A M REER R R S AE MBS TG TP B O A o HE st
B MR FEAE IR (externalities) o AN Ry IERNRIF - # i BE RS0 & 5 (EE SR
PRy EBURIEF » # TR AS AL &S Ik o SMASIE AR 1 st A TS B R i » @43 Fe A s B
B FEAMES M (production & production externalities) ~ 4 2 Bl 12 4 Ma514: (production & consumption
externalities) ~ TH4Z¢ L Z: YMaRT: (consumption & consumption externalities) @ DLkl &r Bl A g4
R (consumption & production externalities)=¥PUfE%E (Pearce, 1984) (714) - HHAA S E S
STt v St R D R el R R I - B R T e P EE AR RO SN » DUSCERR B A LT A v 4
e R R BRI TR - SO SN FE R e A BB VMR 1 - i B A& Ay A S i 5 =
FEIE N o FEE ik ra b 2 s i ke 5 20y N RS PETE S - Bi&r G oM EL - BEBING
£ (congestion externalities)fii B 1- HiFAZE A 2 UIRAIR - Atakne T tpA S & mE A B ps SNl -
FRIRAE L uBAZE R T - B TR LSRN - @5 S L& R AR A - 25 SR
FH R EE AR PN AN ER AR ARAN A T BB A - BIANES T BRS84S » e psiid i & KAk
TEY TR B R (RS B EE =TS - GRS PRET 2 RAETHII I A AT B A 1B
W o T b MG RS A AR R BRSNS MR (R 15 1 T35 R (market rent) A5 - 3tifH (shadow rent) &E4E
A —EIHR S - R DB A BRASFIL & A 4 T 22 1H (Solow, 1973) » HHEEfGH4T
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B 2 HEZRHEE 2 ZEBEHEEN - Sullivan(1983) 5 it — 25 i 15 4 M M W 20 sy BH 28 B B 411
IS B B 2 R RS B A SN I WA - BEEEAMES M S HE A A R e S BRI Y R R
A TR B E 22 o0 LR AR AR -

TEE AR TERARE 2 — IR SN Ry i 2% 5 P 7S - B v 7 L ELRL AT
EE A A —E(Heikkila, 2000) ° DLA: EE I < B TE MR M R Bl (A0 1E —FiR) » PM CERARAL R
BH B AT A HER L GEBR AR » T SMCEs 1 HUBH B it @8R A » Sl L 2y pG (e pe 2 i
AAKF T REIE BB SN ARG T A » RIS BR AR T SR AL GERR A - FE ARl
FRELEE SRR 2 & » ml o BISRIS AR e A oK L 3B S Q. » Mk &g Al A ny 13t
FAZEEQ o FHILTIAN - EER A &L MBI AT A AR IMNBTE - S 1 s
2 o kg e A AABCHIRL &g fHEA - TEEFTEE 555 8 (market failure) L5 (Mills,
1989) o LIJHE ML I ZMAE Rl (201 =Fr7R) » PMBZRIR I TG RIRL SRR (RAN T
SKHE#R) + T SMBZRIR 1 i35yt @@ R 2k (it & 75 K ihAR) o FR i bt B W vy 2 e st it
FRE T A REA L [EI & E - #R v A A fRIR PT DA 52 i B N S B VAT B » Uik &y
SRR ARARANGEREFZS - #E TR KRG B 2 & > ml 43 RISKRAS Lt pir G #EAH]
WA AT RQ, - it &iafR AN A R MEREQ L TIAl - AMEMEFEHR A
AIEMEINTME - Wt & 288 £ A DEFTIL &g sl -

Tz R B B0 A H SN ERME - NIRRT N B G HEE: - B EEH IR R RN
TERS - FTRES R LA ERISMERME - T IR B & I r 22 [ A1 R 75 22 SRR Y 5 kB s -
BE = 22 5 T AR B AE 1970 A AL B 3t PR AH R B T A (AR » 2004 5 23828 ~ 25fF
BH » 2004) » 5 BHZ2 RSN R RE T 3 ph 22 A B B RS 1SR o AN SR IEHTHI ARSI 2128
Gy AN B G AG - BRIA EORT Bk it B B A B A R AS B AR Y RITER st » BRET BRI
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CEEAR AR

(—) FRERE

AR BAE SRS BOUR  Hh BE E B e e Ada pe iy B B Tk o WA P A RV 2R R ANER T
HEE L ERA R o RSP T G A EEREE T » ARG R AR Y
T HBAZE R - DU — R s E (B R SR MR ok B s LM 22 ] LB MR RO 1 - ARt
&~ (A R~ LA R RS o Rosen(1974)+E HVEF BRI 00T - B e dfmEs
R B - EEREEETT RMAMSAEEETT R T - Ryilfl it —iE% - Rosen
HHE B B D SRAT R [RIRF AN AR BRSBTSl (B A S e B Bl A
B R OERPE - FB(ERERAEUE —HERE(reduced form equation) » FHATEE Jela& s (prior
information) FJ &R » SAEERREIRE » FrEEE s EURE 2 3t e & — M E RS I RI-E (Cropper
et al., 1988) - [t » ASCHR FRF BUE g i (Hedonic Price Method) » 3if DL S8 14: (semi-log)
Box-CoxfE KB EE 28 04T (35) © AR5 Box-Cox BERIZRAHAN T

InP, = a,+ B,AREA," + 8,CBD,” + y,DEVEL OPER,; + y,RESIDENT,

+9,STORE, +7,DENSITY, + 5L R +7,ROAD, + y,PARK; +¢,

O o ST (@)

HPhfFE L thEE - AREARFMEE - CBD Ry iiH /O EEEE - DEVELOPER R 5%
P4~ RESIDENT RyfE A8 AR ~ STORE )G i EAE MR EIRE - DENSITY Ryl A 1%
&~ LREAZA B EIE A ~ ROAD Fyshf 5L 55 B E B TR ~ PARK Fysff B 8 B A B HIESF < InPky
B RO E AR ~ ao BRI ~ SRy R SR U B (G TR~ e RybatsaEm ~ A
FyBox-CoxfEH % (71:6) - Box-Coxiifpk #iR LLi AR (maximum likelihood) {1 (Greene,
2000) - {HH: & 22 EFE R M (spatial dependence) © RIS B AY -+ b5 T HE 43 S22 2 AH R B AH L
HREE » Hp g — L2 MR o EEAL LR 2 AR B 2 22 G T & LIET e - UHZ2MM
H F AR (spatial autocorrel ation) & FIHEFHIARY o it G Lo LB - 15 Le N REBTIIRY B8
HFAE 22 I A 38 T i 22 I RRAE T S - A B 22 TG R A T 55 2 P A S R 7Y i 2 ] A A A A
(Anselin, 1988) » ¥, Fy—Rp IR EEHEAY » iz B pBUINRE 2 K5 E » il » Baltagi & Li(2001)%2
I 2 AL B Box-Cox 8l » T [R]RF =5 S22 i e PRI REAY I8 - 53R 2% RAE 3B B ox-Cox s 2l
AEEAAIT ¢

InP, = o+ p* WP + B,AREA " + ,CBD” + y,DEVEL OPER,
+7,RESIDENT; +y,STORE, +7,DENSITY; + y:L R+ 7(ROAD; +7,PARK + ¢

T T | TSN ©)
AR 2= AR E A T (spatial lag model) 1T Box-Coxigiii » Hrfip By 72 [ A0 R ~ W
By s nZ2 I IIAERERE (spatial weight matrix) ~ e FBEtkaR 718 R S i RE /MDA~ 6FBox-Cox



30 [FEEH

TR ~ DR B EARE ~ Sy R B R OB B AL G TR o 22 RAE B AU LR Ry R 3 AT T gk
ERYZERRGR o AT M BB RN A ()= - B e R R B 22 R A SR R - 22
AEE (spatial |ag)FRTE RT3 Y22 [ 73 fiiva 22 (distributed lag) » HG AN ARG HIA S Y 1
HAE - (2 Al oS it B R IR (F17) - 22 AR B R A 1Y i KR LR R iy 4
5 E AR Ry AR AR R NI Ry 22 ] I Bl s Y (spatial autoregressive model ) 4L fHsE Y (G
8) o 2 [T IAE R R Ky S MEAR T Y 22 M BB RALR » HORIEIR] ) FEZE (non-zero) A RERE » STz ¥ 4
REE BB R HMA YRR ERZR—GE9) - RS S B — IR R - — %
flE R R LU AR LAl 3T (Anselin, 1999) © #5EH G & 22 AL B (R BT 75 B BN Z (31 10) »
B RN ER » AIRRZZ B A B E A A0 @i Ery2E M A BR1R - FRAMIRRK
R A AEART R - G AR B R 2 B 0T (3 e (RS 09 22 R IO RE S 2000 1 e fie R A
Bz — » BoJR BB B (R G IEARLL o [RIbG > 22 R B R B JE 1S 0T SN ER R RAT
TE(Kim et al., 2003) * ARSCEEFSRZIA - 22HAEEBox-Cox R Al 22 AL A R (1 fig fe ) B8
(e

FHfABaltagi & Li(2001){#% & 22 4L EBox-CoxiE A B » W K% 72 MR 22 B R A B
RUREEHA » WO SO E— 23 B 7o 2R 22 Box-Cox e il » DU 2 (R ARl i i J 3Rt - &
% Hol— iy B Box-Cox i Bl ~ Z2 A ZE BB ox-Coxisi Rl ~ DL By 22 35 7% Box-Cox B AU 2 » DK
AR RGHIE B o A RHZEHRR 22 Box-CoxtERIGR AT -

InP,= a,+ B,AREA," + 8,CBD,” + y,DEVEL OPER, + y,RESIDENT,
+9,STORE, +7,DENSITY;+ 7.LR +y,ROAD, + 7,PARK; + ¢
e1=0FW*e+u,

T DO 1 DO OO 3)

R 22 AR 22 R (spatial error model )1 TBox-CoxiEifi » Hirb g R 22 R 2= 0R%E - W
FoZ2RTHIRERERE ~ ARy Box-CoxiE R fRE ~ ulsiRAZTHA & - 22 R GR R IER 22 B $AH
RS AN EREE - EEER AR 2 » 20 E—(EERETH EH O 5 B 22 f A R g
ZIERE - ZERIEREEA R KR A — » RIEEREEP T B R H K - iR
NEERBY - RORZER B AR R o SR Sy EEREYT#853Hd (non-spherical
distribution) » A8t 48 LU (vari ance-covariance matrix) By IEZRIAERE (Anselin, 1999) © uky
BRI ST B 53 B (i ) - LRI U Ry 22 uly IR (white noise) 52288 - — i fdiat
AR ARG - FEE SRR AR SRS RN - B HEERNER - &
TRZEHRR A I TP B TR & R A R B R o %38 F Box- CoxiBHERAE » K 22
AR R ST EE T

1 22 R 4L 32 B ox- Cox 1 1Y k7 22 (135 72 Box-Cox AR 8 o » Wi 52l 2 T B e Bl AR 2 T B i A
KA o E SRRV EERERUERS - HG 23S RSN (R R A R R AERy -
1 BEBARAY 22 AR © 32Dy oo i Je St o2 IR BEEE - D* Ry 22 IR ME AR UK
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FEEfE - MER(2006) T FLESIR A F R (8 - U ER - DUHAB AR 2008 R VR RE ST iR FE -
B850 55 (2002) 5 R T AR T U (E R DLEAR 5008 R AUERE ST o #ARSCE L2004 R~ 300
ISR~ 4008 R B 50078 RS AEITHIGK » df e HMoran’ 1E ~ LIK{E(5K) » AKX AICH
(/) » ER—EBRERRSEH - 805 A1 (D*) B200A R » 854 THABRFER (D*) By 3008
R+ QO Z AHABEAR (DY) Fy200 A R -
(Z) 82HER

PR A LIS R EEE RS R ARV B ECR LB E((P) - HIRARSCE R
TR RS L EEE R HEZ e L - oSt atny A S HE
TER B o RSP B2 Tk (RLUE B p T A BRI T RIS -
TR R - R E(2003) i it T (X B TS E MEMBIEF » 71

K— BFEETRIFRZEBOX-CoxiRERMRMF R ZLLE

g 8O ZZ 3R 85 2Z [ AR Q022 [l FR 2
f Ef‘f? = Box-Coxfx Box-Coxfx 74 Box-Cox x4
(B%) Moran' {E LIK(AIC) Moran' {E, LIK(AIC) Moran' g, LIK(AIC)
-1533.9 -348.3 -116.6
200 0.559 0.63 0.573
(3087.8) (716.5) (253.2)
-1642.9 - -187
300 0.482 0.611 298.5 0.512
(3305.8) (616.9) (394)
-1621.7 -321.8 -135.2
400 0.445 0.55 0.502
(3263.4) (663.7) (290.4)
-1674.2 -376.5 -151
500 0.397 0.506 0.448
(3368.4) (773) (322)
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= ABEmREBIATE - ATEF - A +FHEEEEHRE

BT 803 85 Vi L

(FRHE) (FRHEE) (EEHEFE)

e X 11783.14 (12850.42) 24085.24 (19025.47) 25075.98 (17486.24)

Vel dit 0.242 (0.43) 0.484 (0.5) 0.556 (0.5)

B bR 182.06 (376.43) 196.25 (430.35) 201.07 (424.94)

R T 127.09 (374.46) 239.04 (1,919.83) 296.23 (903.03)

J 5 A A TR 231.46 (1027.11) 386.50 (2362.53) 109.68 (687.78)

T PR 5.48 (2.64) 6.18 (3.15) 5.11 (2.6)

AR I35 0.91 (1.18) 0.79 (1.28) 0.86 (0.86)

A7 B Sk A 0.23 (0.42) 0.36 (0.48) 0.57 (0.49)

EER: Bl TaT 33191.93 (93192.56) 27778.26 (66767.51) 83381.02 (107233.82)

EEE AT 0.61 (1.86) 0.50 (1.32) 1.80 (2.39)

NTEBENTEREZER &S - 85T E IR AR IR R 113% © FEEER R G - HrdfE
THHEE B LR B I BS - 55 T4 I AR e PR F RS 1 B =R 5 130% - FE IR
T3 - FRES P P 8 N A S T R B (E M A R SR S I B - (BRI At A
ALK FE R4 G Sl e i i Ry fne/ ]y » AE B /7] - 65 T 3t B 1 e e
% - R ERAE AW G NG B NS, - S5 TR - A e A B A Y
IR Ry 148% - £ HITEEE e N BRI - #ERSE BT R A A g ka8 - B B B B
RS- T 151% - 1 28 3~ B e R g =R I R 195%

(2) SRR ER

A SR R B AR () SRR S - SE B T B Y AR Box-Cox
BEURINP = ao+ XD +1Z + &+ X AHETTBOX-CoxiBiHi S8 » Zh AN HEfTBox-CoxiEifi 2 i
BI(GELA) - ERF T BRI A R 5 » TR PRV PR B B G s - L
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xM AEMEBATE - ATEF - A HFEEIMERER A7 2T
BT BOFIZ IR {E 85I IR OB R E
(%) () (%)
B -0.064 (-0.002) -0.053  (-0.003) -0.109  (-0.006)
He iR 0.0003 (0.005) -0.0001 (-0.001) -0.00001 (-0.0002)
A b T -0.0002 (-0.003) -0.00001 (-0.0001) -0.00001 (-0.0002)
J 5 S A TR 0.00002 (0.001) -0.00003 (0.001) 0.0001 (0.001)
DL WEL 3 -0.238  (-0.146) -0.154 (-0.097) -0.142 (-0.073)
AR A 1B 0.095 (0.01) 0.028  (0.002) 0.149  (0.013)
(IVATNEEE ]| 0.407  (0.011) 022  (0.008) 0.048  (0.003)
I S TR 0.000 (-0.008) 0.000 (-0.001) 0.000  (0.001)
A E R 0.00002 (0.011) 0.000  (0.003) 0.000 (-0.0004)
yl 0.60455 0.83836 1.47104
0 0 0 0
InL(B) -1940.094 -860.737 -360.746
In L(r) -3197.107 -1667.064 -812.707
x 2514.03%** 1612.65*** 903.92%**

FHH ¢ 1 FORTELVEEZE /K UE T BB -
2.1~ OsBox-CoxiEiffa gy -

3.In L(B) FsBox-CoxillEF =\ FrE B » AREZIRHRF S AR PUE L BT 8UE -

4.1n L(r) FsBox-CoxEliF =R » SZRRHIHAE SN ZIE 2 A ME . S BUE -
5. 5 s UL SE (likelihood ratio test) » x°=-2[In L(B)—In L(r)] °

RE BEFETRREBox-CoxtEE!Moran's |IZIEE

AR 80F-Moran'| 85%F-Moran'| 90F-Moran'|
55+ HhfEA 0.8039*** 0.8508*** 0.7757+**
e LETiE: 0.6188*** 0.4306*** 0.5880***

A e RORTE1%REE /K HE N BEEE: -

i BHERERSH

RN~ Febh - R/ DU B H I ER AR - DUNSFEAS B E =R R

AT -

(—) EREEREBox-Cox B! B B 1 F I E R IRE

ASCE S TR AR RSN PRI AR E
[ #4385 (412002 RER300A ) » WG PR TE 22 AT IRERRR(W) » ASCE RS
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|/IN

— 53 E Box-Cox

REINA+F A mmEEthERRE &

ZS A B Box-Cox

Z2[H5 7% Box-Cox

= e fom o
HBHEIE 10732 (170.2)*** 9.822  (8859)***  10.907  (106.85)***
22 AR AR I - 0.091  (10.0)*** -

Peie gt -0.033 (-1.1) -0.04 (-1.36) 0.117 (3.61)***
Ho iR 0.002 (1.35) 0.002 (1.8)* 0.001 (0.62)
AR A -0.0001  (-3.55)*** -0.0001  (-3.12)*** -8.9X10-5 (-3.14)***
Ji5 A A T A 3.7X10-5 (2.38)** 3.6X10-5 (2.34)** 15X10-5 (1.31)
ErirEREE -0.763  (-4L.71)*** -0.71 (-38.42)*** -0.791  (-23.65)***
AR 1B RS 0.097 (7.93)*** 0.087 (7.22)*** 0.04 (2.07)**
R EE A 0.486  (12.15)*** 0425  (10.76)*** 0.493 (6.7)***
EES PIEN AT i -2X10-6  (-4.63)*** -1.8X10-6 (-4.27)*** -1.8X10-6 (-2.65)***
EEE AT 1.8X10-5 (8.85)*** 1.6X10-5 (8.14)*** 15X 10-5 (4.18)***
ZE AR AR I - - 0.745  (51.98)***
LIK -2237.93 -2184.44 -1533.9

AlC 4495.86 4390.89 3087.8
LM-Lag 115.809*** — —
LM-Error 3288.959*** — —

Robust LM-Lag 3.371* — —

Robust LM-Error 3176.521*** - —

Adj R? 0.607 0.623 0.803

FE 409.346* ** - —
B 2392 2392 2392

HH ¢ 1 AgEEx  xx s Bl AR 0 AP RIFETRTE L% ~ 5%EL 10 HESE /K HE TR 0 SREE HEERYEA0 -
2. — 55l Box-Cox B BRI A R tE ~ Z2FEAEE J 22 R 72 Box-Cox R FU BRI A e zfH -
3. Box-Coxi## 2281 =0.60455 » 0=0 °

ZE R MBERERE 2 Hdg - BN A EIZERI S RVEE - e B2 5 TR0 RS - 22/
i B FAHRATE S S FE & R < By hnmy N 5 E IR —E R R 22 5 BAHRRITE
5+ REEISMER M A e i (Chen, 2007) o {ERN1GANREBL/\HEETE T ER ARG EHR R -
— 53105 Box-Cox B U AL @ 1 1561% » H:Moran’s 1)%0.56(3115) » SEF1%5E3E /K %E » Moran’s
I E TEREH, » R EHIFAEZZ M H BAHR - P T — R A e -

R 8 22 ST B A R A I E R - LLLIK (log likelihood) %A Bz AIC(akaike information
criterion)ii/ |y » FOR LAY PO RE i (Anselin, 2003b) © 7E—fiEERBox-Coxfifrh » Hift
LM-LagEiLM-Errorts 8% (53:16) » Roust LM-LagEdRoust LM-Error& g2 (G117) - DI EE M

S23

f i€ (Breusch-Pagan)fii SR - R LR RIEAE i S Bas R 2 HE A A T2 - AtLlE
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o

®t REN+LAFEEMEESIHERREGE

— 53 E Box-Cox

ZS A B Box-Cox

Z2[H5 7% Box-Cox

ey f Ay Ay
BHE 10.881  (311.26)*** 9.697  (92.84)***  10.739  (172.28)***
22 A B TR EL — 0.113  (12.01)*** —
Peie gt -0.053 (-2.52)** -0.067 (-3.33)*** -0.03 (-1.84)*
Bt R -0.0001  (-0.93) -0.0001  (-0.78) -0.0001  (-1.39)
AR A -5.4X10-6 (-0.77) -6.5X10-6 (-0.96) -45%10-6 (-0.96)
JiE E AR T A 2.8X10-5 (4.58)*** 2.7X10-5 (4.54)*** 2.3X10-5 (5.9)***
FE AL EEEE -0.246  (-42.69)*** -0.223  (-38.37)*** 0211 (-17.0)***
AR 1B RS 0.028 (3.16)*** 0.024 (2.77)*** 0.013 (1.55)
R EE A 0.22 (8.65)*** 0.178 (7.28)*** 0.115 (2.79)***
EES PIEN AT i -3.7X10-7 (-0.93) -3.5X10-7 (-0.92) 5.6X10-7 (1.22)
HH# A B 5X 10-6 (2.56)** 46X10-6 (248)** -2X10-6  (-0.75)
LR A REL - - 0.78 (49.34)***
LIK -860.601 -786.142 -298.471
AlC 1741.2 1594.28 616.941
LM-Lag 155.015*** — —
LM-Error 2696.453*** — —
Robust LM-Lag 6.820%** — —
Robust LM-Error 2548.266* ** - —
Adj R? 0.626 0.659 0.833
FE 304.086* ** - —
B 1631 1631 1631
FAAH 1 A Agrrr s kx s B REN S 3HIFORAE1% - S%ER10%HEEEKIET » SREE B A0 -

2. —fi% R Box-Cox B AU FRIN A Rt ~ 22 1AL J 22 HRR 22 Box-CoxtE BUIHEIIN A Ry zfH
3. Box-Coxi## 2281 =0.83836 ~ =0 -
—3 LUl 22 [ ZE 3B Box-Coxii Y J 22 i3 22 Box-Cox e BU Al A5 2R 7R 22 [HIZEEBox-Cox

ff%iﬂtlﬂ RO R R 62% » 22 RAEE R B0 0.00 HEHE » FoRIEE ARG EE iz
M EBRLR o JRAD > (L2 R ER S Z RGNS L ER R 2 H BB IERBR - f£242
M3 7% Box-Cox A rh » Hps AU SE B 5 800% » ZE R AR 1R HU%0.75 HEEE » RoR{FIRAIA T
A TN k22 5 BAAR - JRR0 > (2 - ER G2 BRI K F 2 H BG IE
FIRATR o FE—P R FEILIKRZAIC » Z2fE/EEBox-Cox R LIK ki AIC{H Fy-2184.44
4390.89 - [fj Z= 3R 7 Box-Cox B AU LIK Bz AICHH F5-1533.9 ~ 3087.8 » HHAZZ R 72 Box-Coxik
IR LIK{E K R AICIEER /N » TR B 22 3R 72 Box-Cox s RU AN i it » I HAEZ2R 5
%385 2000 R ] P Ry S MR T 82 e A
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&N\ EREA+FEEHEELHERIERGE

s — %3 R B ox-Cox 72 4L B ox-Cox Z2 R~ Box-Cox
== Ay i

HBHEIE 10.388  (221.405)***  10.366  (175.6)*** 10.38  (179.83)***
22 AR AR I - 0.003 (0.61) -
PeiE gt -0.109 (-4.15)*** -0.113 (-4.2)*** -0.083 (-3.12)***
B itE -6.7X10-7 (-0.79) -6.7X10-7 (-0.79) -4.1X10-7 (-0.68)
iR i -6.9X 10-6 (-0.36) -6.1X10-6 (-0.32) -2.9X10-5 (-1.87)*
JoE R A st AR e 6.7X10-5 (3.68)*** 6.7X10-5 (3.7)*** 8.7X10-5 (7.4)***
ErfirurEREE -0.045  (-24.07)*** -0.045  (-24.2)*** -0.04 (-16.06)***
AP A OB 0.149 (7.86)*** 0.148 (7.81)*** 0.151 (5.84)***
(VAINEER | 0.048 (1.4) 0.047 (1.35) -0.015 (-0.29)
T P TR 6X10-8 (0.28) 6% 10-8 (0.28) -4.9X10-7 (-1.23)
6N [TET -2.4X10-7 (-0.24) -2.7X10-7 (-0.27) 3%10-6 (1.65)*
ZE AR AR I - - 0.689  (30.3)***
LIK -360.745 -360.56 -116.578
AlIC 741.489 743.12 253.156
LM-Lag 0.373 - -
LM-Error 830.438*** - —
Robust LM-Lag 3.409* — —
Robust LM-Error 833.474%** — —
Adj R? 0.632 0.628 0.809
FH 170.66*** — -
TEZIER (L4 904 904 904
SREH ¢ 1 A s kx s B 2 (REY > SMHIERIRAE1% ~ SY%ER 1006 B KIE T o S AREE RS EHR0 -

2. —fis R B ox-CoxtE R AN AL Rt ~

3. Box-Cox {2281 =1.47104 ~ 6=0 -

RE A 22 R AR PR AR RERE Ry 3008 R+ Sl DABLARAR 1RV E Fe 22 R RE AR
RERCEHMERE /A T DI ER AR - — el ERBox-Coxis B HY K #
FoRNE AR 2R E
i R Box-Cox e Rl ch » FHFALM-LagEaLM-Error

b 2 eI -

JER63% » H:Moran's 1}%0.61 » 5EF1%5HE /K HE - Moran’s IfEFEHEH, °

HAARH - R ELEI T — RS REARE © f£—

ZEfRIAERE B 22 [HIRR 7 Box-Cox B AU A Ry 2 fH -

BRA® » Roust LM-LagHiRoust LM-Errorff 883 » DL B8 M As € (Breusch-Pagan) 5 BB -

FOR IR AR SR

st R AR BN AR - LI —

A Pl 22 (AR Box-Cox i Y

K Z2 IR AE Box-Cox R BIRfE TG ER - FE2Z[FIAEEBoX-Cox BRIt » AR RUPCH L Ky 66% » 22

[HIZEE (RO 0. 11 H AR - FORKET BA AT Ik ERYZZR A BIRA6R - JRBN > B ER
G2 BAGTA T S EAR R H B AR fR - 2272 Box-Coxfs Al » HAR AT
ZEHIRRAE PRI 0. T8 LA » FURAER A TE T BN T8 s 22 H BAHR - 5

B ¥ F583% »
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Bl 58 4t (ER e 2 BT AR BRI ZE 2 22000 H A IERI6R - FE— 2 R E I LIK R,
AIC » Z2R54E EBox-Cox i U A LIK Kz AICAE f5-786.14 ~ 1594.28 » Tfij 22 2R 7 Box-Cox e FU Y
LIK B AICE J%-298.47 ~ 616.94 » HYAZ2fi2 72 Box-Cox AU A LIK{E#A K AICE /)N » #A
T 72 AR 22 Box-Cox AR B i Ry e » 3l HLAE 22 R 5 A% 38 R 300 2 R 3 [ A Ry MR P 3
I

ERBI AR 22 MR A R EEBE R 2008 R+ Sl DU AHZS A48 1 Ry 22 ] I ARE R e
AR o 7R IFHIRBIL S R A TR - — iR Box-Cox s AU L Ky
63% * HMoran’s 1550.57 » JEZ[1%EH=E/KHE - Moran’s I EFEREH, » RoNTEAEZ2 M H BAHR
PRI T PR E - - ElEEBox-CoxfE A » Roust LM-LagiRoust LM-Errorf
HZ + LM-Error S 2B P45 3E (Breusch-Pagan) # SR B BHE » FoR LA B FEAERE M e B2 TH
BHEREM=RE » frDIEE 4 R 22 [ 4E B B ox-Cox P 7R Ky 72 3R 7% Box-Cox i AU ) fiti 35
R o TEZZIAEEBoX-Cox iRl rr » HARTRUFLH R F563% » 224 B (R 85%0.003 » X~ EEEA
BT _ LRV ZE R A EIRAR o ARED - R L ER S ZRESI L ER 2 H A
IEMIRAGR o fE2EMER A Box-Cox R b » FLAR AU BE Fy81% » 2 flaR 22 (R 8 F0.69 HEHZ -
FRER AP T B A 22 M B EAER  ZRRD - (258 -t E R & 2 BRI R ELK 2
s H ELA IEARR o - HRRE R LIK K AIC » 22 ZEEBox-CoxE A LIK & AIC
B F5-360.56 ~ 743.12 - (i 222072 Box-Coxf AU LIK Kz AICE F5-116.58 ~ 253.16 » HIfiA 22k
7=Box-CoxtRIUAILIKAEBR A K AICTEER /[N » TCAATE B 22 3R 72 Box-Cox R U B fiFtReE 7 it » If7
HAEZEM %38 5200 R ] A Ry S MR I 8 Ko i

A R B RS R SRS A » 22 fHRR 72 Box-Cox AU 1 A 22 AL B Box-Cox i Al » [ 22 4L
JEBox-Coxt8 1l S A8 A — M5l i Box-Cox B il o [REK]/\ 422 [H5R 72 Box-Cox il 2 2 JT A4
MAEF13.25 - KB/ \+ AFEZERFR 2 Box-Cox il .2 2 e 4 M4 £8.85 » B L+ E22 iR
7=Box-Coxfi .2 2 T HAR M H 5 10.34 » FHUR = (84 B R el B A QR R M T REAR AT AR
S LAZEERR 72 Box-Cox i R HY 2 BB TG SR T4

(o) HEEEFRFEFERRRRZEEIMERY

FHZR A 22 MR 22 Box-Coxfii FIMoran’s 119REERG R » A B - {E 2 Moran's I{H
FR0.782£0.85: 2 [t » FRyRZ2f R AEAR R o« @ AR S - LIRS R R E (5 L M E RS 2 3
ETT: SR EBRENS - HRFEE I MER B EZEM PR REN S - RIEEREZEL
Moran's MERIFMR0.4320.62.2 [H] » R (X ik rabl s o Ml A 22 rh A B ER %
HIFEEE R R 2% < Sl e 22 P A AR 52 - fRig I AU 2= F FefHRA (local index of spatial
autocorrelation ; LISA) » #5E SR EEZZ M BT AHET R B et se i B 5 KR B AR E 2
SEHEHEE o BiE A AT FﬁLISAEI’JTﬁ?E%% R Z2 I IEAHRE (H-H) ~ 22 &tHRER
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