Reitaku International
Journal of Economic Studies
Vol.20, No.2, September 2012

*+ 7 4 Ao+ H ] dE e

—SYF N NANTEE Y NEFIVIZ L BHEE—

T N /A

1 LI AR 726330

DPBEO NI BHANE AN, SHI21E, AELE, YL ZEBERLE-Z LDV
HETEHMEEEZMZ A2 LD THRENRTV S,

NS & Bt 4 o FIRESEIT 12, 7@ A O S R R A % SRS 5. SR 578 A0,
Pix, DHREOREFE Y AT AL TEDL ) FEEZL25TDOTHS ) H.

FEANOOFAH S 725 T b KEREEMEO—D 2, BYWAHTS., wTdt 74 A0
BOTEM T X 250 GEBO 2 MLEED 2T S N5, T - BRI 152550 30 1%
RETAUE. REEFE AL 72 & ZIIZEWFH Ol 2 8 U CEIRELS OHEI 1T b NS,
D L. BFEE S ORBERFEDER L 2 WA, ERERHHICIENRESEET L 2 81
%hbho FNTIE, LYEOAEEZTY & L TCORYTHIHIRRMIEEL TWDEDTHAS )
Do

RIFFEClE, R THHR O REREITEMPAEA TV L WA GO B 1Y, ZOHTH
WRODEEY 24 MO Db F 7 4 AT EETTHIC BT 28509 7 SRR O RIS RE L
HHT 5,

WHIXEOA 7 4 Z - A b v 71E, 1990 I Ao TR S5 28Nl 72, & ) DIFAH)
FENT VDY — 7T 5199145 HAREFEBRZFEDMUT L7220014F 1227 TRE L EA L Tw
o ZOZEIE, BYHAETYTIE, ZOMKROEEIIBIFIITE 230 TIER . BHENE
HHAL L 72 LT HIET 22 L I3 TERVWI ER2ERL TV 5, 19804 % 3 U 72 i Wik ik
BRI HEDEFRRESINA 7 4 AFEIE, NIV L > THEERTARAI N L
Th, TOEZRZPIETHIEDNTELRDPS72DTH 5o

F T4 A - ANy ZIE 20014 H20064E 12 AT THI O TIHAIZHE U7z b O D, 20064 R 55,
T19914E I C1. 36ME DB 72 o T2V F 72, 20064E UKL BTt AEIEIEHAL T
DILKREZIT T KA 7 4 A VOB TOFEBAIED 57z,

—F. FOL) B LA CEF T 4 AFEE, %, —RIHD LT 2 ETH
ENTVD, HEDALIL, 20044% ¥ — 2 & LTHRAERANEAND, 20 bl 5@AL

*  ARFROMEIZH 7). Erwin Diewert K. EARFC, A B, B#ILEIR, £ 7213 European Real Estate

Society DEMME ) H 4 { OEBEARRIEZ V27207, ST LTHEILIP L LiF 2. 2B, ARICEL T XTo#

Did, EHEOBFEETHHILIFEIETL RV,

T OBEBERYREEL., 7)) T4 vy 230y U7 KSEREEE %3%. PhD
1) 19914E, 19964F, 20014FE, 20064EH5HR [ HHBEMAHBIGHAE | OB 7T — & OEFHERIZ X 5.




Reitaku International Journal of Economic Studies
DI HHK E Y,

DFEN. AT AA ANy IHPIEK LR THBAONERISHEDLT L 0w 2Lk, 4
TA A Aby ZIZERH (BR0%) BELLIDOTH A,

S5, ANOBAPREEFEL WP ST D, 9 LA, BRIk 7 4 A -
ALy 7id, EOXD GBI EN T O, BFRFEGOMRELIT) 2 EDETH 5
DM E ) Lo 8RN ZET BN D,

COMEE, B mTIEE LAY TR, RIFMEY LR AMETH Y,
T A AREEOBYRAT X, EEERE L CEERVEZHDTEY. HAORFKEZ
FH L TWAHREOFERIE, HEREOEREZBERT 2720 THD, SHIZ, FHEOT7T—N
WML T 2T, HEOEEET & L COMMOETIE, ZoRMEZ XD EHNLRL0 LT
5o

COEIBLEMATN Yy 7DERDOXIE, ALy 7 &8ETEHLEEEREML TV EN)
ZETIE R, P AR S R WEYDSRET 2HEEO S PENEEZDITIIDVHERTH S,
DFD, WHEDO L) KA BNTH, ZLOMFHHTALNDL LI, TF ¥ FavaLl
ABBNED R VAT BHERSEL o TWD EEZ LY,

208 BB L7 &2, BYWAATS RN THE, L) S0 ERS T
ELEYRHANEREPED SND, b L, 2 OOBWFH % LKL 72 & &2, BHIT0RYH
M SO BRI L 72139 2%, L) BWIRE2 AT e TcEr0TH L, B
W EETELHENEEIRL TV ZETHETHRE L T B IR 2N T 52 &
IWTE Do RIFFETIE. W AN =X 4, F/IRFEOHH RGO B %@ U T,
ZOE) BEYAFARENRE > TN )b volzZ b EHLNIITAZ L HIGE
T 5

BARRIZIE, HARIZB W TEYFIH TS OREIEEOR S KE 2 Y 7 ¥ — T 5 R EHRIXH
DOF 7 4 AW EETS T 5 2 &£ T 2 2OMGHORFIGE DK EN, ENEho
ANy 7 OECED L) L EE LT L TRIZOPZFAENICHGET 5, Z LT, Z0Oi
REHNT, BFEFHOFLE 2 EF 74 AN E LTDT 7 2 ¥ X 27 IV O Hbid & fl
THLI R AL,

2 EWAREZRE TV

ANEYRE AP B AT B REIE AR & BRI HERIR OB 2 04T L 72AF78 13, KREIOZFEF 2 di i
ZAMESN TS,

2) HAOALODOE —271d, 20044E12 D 112, 783758, 000 N TH > 720 F 72, 20104E 12 1%, FETTHE A EE % 10
FAVUEERSTEY ., RKIEH 2 ADFARBIHIZZEALTETCW5,

3) BUFIZE 2 PSR EZ RS &L 20254E121F, HAROFAITIL, 19704 L MBEE THAT2 2 LTl Tn
5 5o

4) RBEEHOX 74 A - ANy 7 P OFICKEIZIE LA I, IRERI AT 2MbT A EEELH Y. BD
IR A ST D 2 Ll b, ) LICHAEICIE, YREHIRO AR EMEAMKT 32 7200 CT% < L oA S #
METTHETESETCLE) e 20X ZFHEAFEN L T 7201213, O TEVEMPLELE ENL I ERE,
HEN AR AE OB Z /NS LT DX BENIPLEL END, 200, FNEHBHL TWL OO RVERTO
BOfAr AL, MO TEETH 5,

5)  HTHERTICIE, B KBIBE &2 AT L, AT G O BIEALAMKIR E L CHEA TV D, T X9 R REIL,
ARG 2 OB TS 5 2 L I3WEECH B Z e RS T s (A - ik (2011))s



I 7 4 Ao LA H

Alonzo (1964) 206 F 2o 7% LR BRI O TV & 58 S, B2 RO AL %
BHREYIZHLD AN CTHREFEOREEET IV &2 RWICIRZE L 72 D25 Wheaton (1982) Td 5%,
Wheaton (1982) Tid, diWEMFIH L LB SN AEWFA L L& Z12, B
WLUEREEBRER Y L2 T BYFAZ IR L7213 2SI K & ud. BEYA
HD g 5 2 & 2 @7 VTR L7,

DX NITRENT IS HT & | Rosenthal and Helsley (1994) &, {EEid 2 x5
LlL7z7ury NETMICED FEFEMICHS 202 L7z Munneke (1996) 1. B3EHOARH)
# 12 B9 L T Rosenthal and Helsley (1994) & [6 UHefL & THH L 720 & 512, McGrath
(2000) Tix. TEFLOLR TR b % IR L 2FIEE TV EHEER L 72,

LHL, THHDOGHTIE, UTORADSH L, B2, PERERE LA vty T4 71
B9 % —#E DO FEEENISE X, Wheaton (1982) 29R L7-#EEGM%. L H—OREHIZBIT S
AF v T ay O L)Y o 2R ONGREE & YR TR - OBMREH S I L2 T &
T\,

B, A7 4 ATy, RN L G SN ENTNO BN TORTER 204
LT E T, FEPOF T4 AT RIEF T4 ADSEEE VS L ) R G DHAENDLEE
Lo Fe SR R ST LT b O TIE v,

EZOMEE LT, ESEE2EERE 2B WF 2 OBIEO A L > THIKL T
Who HTH, BEEEEHVLLEIZIE. & DREDO L ZT OEEROREHIFR S ki
T5EVIHENMREDIE,LNT VS, LA L, BEOAREETEXS A Iy 7IZELLTH
. TOMGEITET E 5, it EHV25EbFEETH S,

—75C, Shimizu, Karato and Asami (2010) Tld., *+ 7 1 ADSEE~O HEE TOE
WHHOERE, SANVT =8 e HCTHEERERTOY AT I v 7 BT IVEMEL THMTL
TWBHTIE, B— FTOMELZEL. L) —FILSN/ZET VIR o TR VR 5,
Ll 74 ADSEENO—FLREWAHER 2R T LT E T, FErb4 74
ANDEIPEF I N TV e\, F/2, PUESEEL . £ 74 AL FEB L OB OEEROKE
JERTWE L) ATIEMELZEL TWwh,

ZZCEYFIHEBIRO~Y A 70 A T 7 F v RALPICTE72012, ITFTO L) 2HGmET
WERRESE L 729 2 THEAEGITIN LIRS 5,

B j T EANRFEN L ABEITAEDHFAE L. COMLTIITRTE 74 A, FEONT
NPOBEMAME LTwDE V) RIREEL . BAk EBFOLMERE L #3% T LT, 4%
Wl CHEFRTEAE @ DEMAERE SN L & L, ThEAEEREE Q=F(K,L) L LTH5bT,
FH|EL i ERWELY Q. 714 AL LTHBALELAGOEER%Z RO, L LTHAL
THEOEREE RRET D, 22T FEELLA T A ANEE L -HO, PR 1 BT
B2 ORI NN (7°) FROXTEHTE %,

o_ ROF(K,L)—iK
L

max7 (1)
Q=FK,L)IBEDO j I OERTEZ R0 4 7 4 AEEHT O 8 0 I 13,
PR=RF - (Q/L) Th b, ZD L HEHRZBVEIZIE., b LEWAHERZOIE (0
D rO—rR>0 OB Ix, BWAHZEIRT 2 L, F725010, BIEOIGEEH rA—r0=0 ORC
F, BIEEOBRWAH A MR, $2@BNSE2 X IAHT008E2 5,



Reitaku International Journal of Economic Studies
ZIAT AL, BYFHOBENEET LD1E. ROFMEDWMIZSNTWEEXTHD,
ROF(K,L)—iK — R*Q>=0 (2)

WE, EEMBE FK L=AKL? L FEb+ 5 & (DRI BT 5 FadEAb 513,
ROOF(K,L)/0K)=i T& 575, BEWFAIHZEIRT 5720050413, ROXH %5,

A=(1—a) R°Q—R*Q=0 (3)

A, BRI A 35 S BRI OEWIIHE D K E A DPIEORTH S Z
EERIRL TV A,

O LD BEMHFICHED &, BYWRHERIO BB UE DS BRI R OIGREEIC L - T
HHTEZAME) e, 780 - T—=7I12L % 2 E:#IRE TV (binary choice model) % i
TEIEPMEIT) o HEEETNVIZRD & H 12T 5,

W=yA;+ uj
Wir= 0+ i+ € (4)

i=12n t=1,23¢3 5, 2T, RICRZEZEREOREX (5) ZHAL LT,
19904ER DN T I D ¥ — 7 5 & OBEYFIH O FPATENEH T 5,

I3 — - I R—F b, oI Y TV ERICIEO YR, w37V — 7 (M)
DT LR e TR, T BIGE L AREIRB AN L7270 T 2 5 LAERT
B 5o PIRMEEDRE y DIF 5 M L WERIEZDFRMEIZ L 723> T, b L, ¥>0(P=1) T
HAHDRSITEYFIHIIETE SN, VS0(P=0) & 51X, BHIROEDFAHPREESI NS, L7z
Do T, EMFIAPEER SNLMERIIKRO L HIZEF TS,

Pr(¥,=1)=Pr(¥>0)=Pr(e;> — yA—0—u)
=0(y4;—0d—w) (5)

BEYDF R S N XKEOIGED, BUROF FIZENTHEOMA LD b RE v E X108
MR 2AE L5 %2613, vyl Db REWZ IS G, DT TIE, 23tV - 7
OV b EFVEFML TR A— 8 BEOT ¥ ¥ LR r e 59,

3 FEIEETFTNVET—%

3.1 EEETI

Shimizu, Katato and Asami (2010) Tid. BEWHHBROEESA 2 BEEREESN TS &
EBIZ, T4 ApSEEE V) L R GEWAHBIROBET 200 LT\ b & w ) RS
bo F70. BWIRAHZHM T 2BELEREHOKELZITIZREL TWa & v ) JTIE, €ofl
DFATIIZE & FAEROME L F 2 5.

Z 2T, AHTid, Shimizu, Karato and Asami (2010) OFEF IV Z2 KD X 5 IZHEEL 72,

9. BYARICET 27— %1%, BYWAHE#ENT A A My 77— %1991, 1996, 2001,
200640 4 BEEUCHEET 270 D F V. 19914E 7 5 19964E 12 20 T OB Iz, 19964E 7>

6) HlESEJT S Baltagi 2008, pp. 237-244% B L /2.



I 7 4 Ao LA H

520014E 122 T O FITERIE ., 20014E 7> 52006 5ENOHYF R & v > 72 3 DORFET
DEALE T %0

F 7o, BYFH ORI ZEE L Cid, Shimizu, Karato and Asami (2010) %4 7 4 AH 5 1F
EANO—H A OBEYWHHELLZ > TW/2DIH L, + 74 A0S EE, ROMEEr 5T 7 4
ADR T ORYFIHEIR 5 TEDETIVANEIIRL 720

ZITC, ANy 2 OBERT A L, &7 4 AREIZ19914E 2 520014F T TIIEINL Tw»
723 20065E ST TS Uz EEIE. FASE LI L. 20014F 2 520064F 12 A1
T—RIHIML T2y, i, B SRS 52 & 2@ LT, WHOBRWHHOEEL
P L TV TH 5.

ZZ T, EHEFHEOREXNIIBT 2 EMEFT LD [ 7 4 AMKEED (office) /Hh
AR (condo)] ODWHEIZHERT o Z D745 (log (Sit.osice/ Sit+1.condo) =108 (Siossice/
Sitcona)) IETH HHEIIE, t I t+1 i~ F 7« AT OB INAMEE HFE OB X
DO R, 2, HOBEITIE, EEOWMDIZ) BREV, DFD, EDLHIH T4
A EETEHFR T DVATHOILTWIZDONE W) ZeWbhb, TOL) HETIVOIKRIZL 5
Ty 74 ALFEBICBT L WHTOREYFIHRIENORZEELY WL Z LA TE D,

3.2 F—4

ABETHORNEINZEBEL L5 L LGE, ROICETAHEIL. 77 TH 5,
LB, HRTIE, OB EERNIET 27— 2 AFT 5 2 L2%RO THEETDH
%o

AETIE, TEZRY) OmBGME, THEERIETLI~ A 7 0 2GR INET LT L0b
W7z, TOME, UTFIIRT L9 %, 474 AEER. &8, FMiEicon,
19864E 4> 520104F F COMFHARIC b7 2 B0~ 4 7 07— 8 %4325 2 LT &7,
ORI R T R 1B L7,

K1 TEERET—2OEHNFREE

* 74 ARE FERE e i
[*F34] (Rl | [FH] (Bt 2 ] Crgl R
HAZAMiE (F9 nd) 5,830.91  2,497.80 | 3, 608. 54 855.85 | 690, 013. 68 369, 982. 87
S FMAE () 297.26 533. 80 37.55 20. 39 56. 33 18.22
A EBERERAE (4F) 15.97 11.32 8. 89 6. 60 14. 90 9.20
TS : iR E COREMIERE (5)* 3.65 2.25 6.97 3.79 7.37 4.28
TT : FEBRE CORMERE (5)* 6.33 3.95 24.99 8.13 25.72 8.55
I TVEL 16, 887 333, 845 282, 289

*80m & fEAIER 1 70 & LRI L T b,
* % HORURE TORMFIIBBIRH (7 7 VIR & %)

7)) BULTERER T LR VA L T A L EM A A BIRAE E o, FS— 2 1d, #EEH S 2 7 4 (Geographic
Information System) % F\V>-C. friEEm, HYIZIK, @k, Eymst, EWAHEE, £ U<, #MilEtm Lo
FABIBRIZ B L CRAD M Th Il Cw b,

8) &7 4 ABWELIE, 1991, 1996, 2001, 20064F &£ 52, 13384 (10. 19kni) . 61, 30248 (12. 74kni) . 62, 47048 (13. 40kni) |
61, 71148 (123.89kni) &I L 720 — 7. EEMEEEYE L. 276,043 (33. 68knf). 275,309 8 (34. 73kni) .
283, 5441 (43. 38kni) . 314, 4634 (48. 37kni) & HMIL 720

9) BRI, WEHETIRABEBIIZEALHREL VD, I FI=T A (vryay) W ETICHREL .



Reitaku International Journal of Economic Studies

T 7 4 AEERHIHELODEICE T L TW B %6, 887D T — 7 RIE L 720 T2, I L
TIE, EEEERT333, 84518, (HEMilE T282, 2891 & KB T — ¥ N— A2 HET B &
BTE7ze BEREAZIIMBICETIMEEZALE, T 7 1 ARERTERD ) FEYT
5,800M (nd - A) F2EE, EHEERCTFY3, 600 (nd - ). FEMETEEHTH (o)
Thhb,

PR R THDL L, F 7 4 ATEE297nd & /NI F 7 1 AZHD% v, FEE T,
BETYI3n . EETsond e, BEWHH DI ) PIREVEEIL V. oG EHESIT,
HEHH (Studio type) DL DAL VT2 TH b,

3.3 HuIEAIREEER & EF A
3.3.1 HUEBRIEFRET IV OHEET

M F DN ZE % BT H128720) . RO & 9 e BEH OZALIZAE 5 (A& T & O 2 L
IR L 72N K=y 7 A HEE L7z

tir=XufSi+ vir (6)

CZT, w \IHBEETLIIBIT 5 i BEWOAFENZE TH Y . XildZTDOAREEDO BB
WIERIC BT 2 BN MLl D, SO L) ICABIERMEC L AMHEOEVE T Y Fa— L
THIERT, tHITE ARy JEERHERT L 720 72720 AEEON S 2Rk T 5 2
EoOhTh, BEISTERVWER ) PEET S,

COXIHER S NNy 2 R F VT, ROTHE & THIB A TORBEIGED
HeFHE1T9 o

F9., JHEOP AR HET L, ToMEOR Sz, UTOEEEZFOBYWIHERET AL 0
CRE LT 74 AENWIIDOWTIE, BEEBEKI04E, FEFRRIIFE 2005 (660m) DY
WHEAE L. 1005 (330md) DEHIPHAESET L 2 L 2 HET 5o BT 1 FRE T IULHE
SERAERD 1A BRSSO Tl BRI ) BEBREROBINE A Vb DT B, OF
D AR, EEEBRER0ME, HEHERS R 20050 ¥V C, 1008E0FIH A T B L) AsE
BLIEEOF 7 4 AGEROZLEBE L b0l b, SOX)BBEETLIET, T
YE ALV ERTOMSEOEEROKEDEN D BT E S0, EEICE LTI,
P2 35m (1 50E) . BB s R AE L 72,

AREEIZEOREICRE 2 EEL L5 TRENE TOREBICOWTIE, j T & ICRE
BRA& s S, i SRR E COMMEAY IR AT A2 HOVTEE L. 700
HER E TORRICOWCIE, BFRA SR E CoREFEBEIMR & L7212,

Y EOHHRD b & Ty j o ST E AR ORFIRE (o) 1. RO XD ICEHET 2
ZrpTE Y,

10) HEIZE, #HIBIZL > TH L WA 7 4 AEUHLOVHIER T WA 7 1 AV SERE L T 2 I8 & O S
Bo ML, BROKBEELA 7 4 APER L COLHIRE /NS T 74 ZACEUDPEB L TV L IR S0 5Tk
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WCT RCOBETH UBEYAFELEL TVDL I E2MEL, RikTa2 e L7,

11) RFROFEIL, F BT L ICBWTERIOAEBH SN T — 4 2 £5H L, B THEEIIBVWTEORE
ERE L CHRETAHENECODE TNz ZOPTROEENED - 28R %, JHIORERE L, 72,
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x2 HEHANFNZ v VRBOHEERER 1986-2010

* 74 ARG EERE fEEAfiE

EHIH log S log A log TS log TT|E#UEH logS log A log TS log TT|%E%H logS log A log TS log TT
1986 9.48 0.08 0.00 -0.17 0.03| 4.11 -0.03 -0.16 -0.02 -0.07|-0.33 -0.27 -0.06 -0.05 -0.09
1987 | 9.71 0.11 0.02 -0.10 -0.09| 4.43 0.02 -0.15 0.01 -0.18-0.30 -0.23 -0.05 -0.05 -0.13
1988 9.64 0.20 0.00 -0.14 -0.14| 5.38 -0.09 -0.18 0.00 -0.25]|-0.14 -0.27 -0.05 -0.04 -0.14
1989 [ 10.09 0. 11 0.02 -0.14 -0.16| 5.92 -0.14 -0.18 0.00 -0.29| 0.02 -0.28 -0.06 -0.04 -0.15
1990 9.29 0.22 0.00 0.01 0.02| 6.45 -0.20 -0.15 0.01 -0.31]-0.18 -0.23 -0.08 -0.01 -0.15
1991 | 10.07  0.16  0.01 -0.11 -0.08 | 6.31 -0.17 -0.19 0.01 -0.31 0.02 -0.22 -0.07 -0.01 -0.18
1992 (10.23  0.17 -0.04 -0.22 -0.15| 6.14 -0.14 -0.20 0.01 -0.32] 0.25 -0.28 -0.08 0.00 -0.18
1993 9.86 0.10 0.00 -0.10 -0.10| 5.82 -0.07 -0.20 0.01 -0.32] 0.27 -0.29 -0.09 0.00 -0.17
1994 | 9.81 0.09 0.02 -0.18 -0.12| 5.51 -0.02 -0.22 0.01 -0.30| 0.14 -0.25 -0.13 0.00 -0.16
1995 9.76  0.09 0.00 -0.16 -0.16| 4.98 0.05 -0.25 0.00 -0.26| 0.02 -0.25 -0.12 0.00 -0.14
1996 9.78 0.10 -0.01 -0.15 -0.19| 4.72 0.09 -0.24 -0.01 -0.25| 0.12 -0.27 -0.10 0.00 -0.15
19971 9.53 0.17 -0.06 -0.13 -0.11 4.70  0.09 -0.24 0.00 -0.25] 0.07 -0.26 -0.09 0.00 -0.15
1998 | 9.72  0.15 -0.03 -0.17 -0.20| 4.49 0.10 -0.23 0.00 -0.22] 0.12 -0.28 -0.09 0.00 -0.15
1999 9.84 0.10 -0.05 -0.21 -0.10(| 4.38 0.11 -0.22 0.00 -0.21 0.16 -0.29 -0.08 0.00 -0.15
2000 9.72 0.13 -0.02 -0.09 -0.15 4. 39 0.11 -0.22 -0.01 -0.22 0.27 -0.30 -0.09 0.00 -0.16
2001 9.61 0.15 -0.06 -0.06 -0.10 4.33 0.09 -0.22 -0.01 -0.19 0.30 -0.30 -0.10 0.00 -0.16
2002 | 10.23 0.07 -0.11 -0.16 -0.14 4. 42 0.07 -0.20 -0.02 -0.20 0.40 -0.32 -0.10 0.00 -0.16
2003 | 10.01 0.08 -0.07 -0.12 -0.14 4. 41 0.05 -0.21 -0.02 -0.18 0.27 -0.32 -0.10 -0.01 -0.13
2004 | 10.02  0.10 -0.09 -0.18 -0.11 4.44  0.04 -0.20 -0.03 -0.18] 0.15 -0.30 -0.10 -0.02 -0.10
2005 9.92 0.09 -0.04 -0.11 -0.16| 4.55 0.03 -0.21 -0.02 -0.18] 0.08 -0.29 -0.11 0.00 -0.10
2006 | 9.99 0.14 -0.11 -0.11 -0.14| 4.061 0.04 -0.21 -0.03 -0.18]-0.13 -0.25 -0.11 -0.02 -0.07
2007 [ 10.10  0.15 -0.13 -0.10 -0.15| 4.54 0.06 -0.21 -0.02 -0.18]-0.21 -0.26 -0.13 -0.01 -0.05
2008 [ 10.00  0.15 -0.11 -0.13 -0.10| 4.48 0.07 -0.21 -0.03 -0.17|-0.10 -0.27 -0.12 -0.01 -0.08
2009 | 9.95 0.10 -0.11 -0.08 -0.10| 4.01 0.06 -0.22 -0.03 -0.19] 0.22 -0.29 -0.14 -0.01 -0.14
2010 | 10.11 0.07 -0.11 -0.12 -0.12| 4.91 0.02 -0.22 -0.02 -0.23] 0.32 -0.31 -0.13 -0.01 -0.15

FFAET LTS EGEIL. ANy JBBOHEE R To 720 B, RSN TV LHEEREIE. TELEROATH S,
kR, Robust Regression 12X %,

Ejt:Xi//g\jt (7)

ST, T E OEEIIEIE L b Dl LTWh, 7272, ARZ v 22X DR
1 By HHERT & & B IZEEL TV e p s, FHMAMIEEL GEREOZEL) L &beT,
BREBOEACIZ L o THIH T & OIS EALS L 725 SNALE T bbb, FETEDNKZ v 7
M ORE-ERT R 2 IR LT,

Z OHEFHRE R A FV T 20054F EIE T O A IR HAL IS0 X3, 13430 & & OB OF%
PN 2 R L7219,

13) AN F= v 7 BEEF S E AR B ORI D W TiE, Shimizu and Nishimura (2007) Z 7z1%. Shimizu, Nishimura
and Watanabe (2010a) % & 3720,

14)  HEHBIXER23X1x, 2005FEZHAEIZ L 2 L. 621,98/ F 0 A — bLi28,949, 863 A EEL TV b, Tz
3, 134T IR A E Ly RS EM SN TV D, FARIICIE, BT H (R 1IC#iL <vw s,
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3.3.2 MFINIEEDO Y 7 OXKED
DL IR SN, B

. BEEBO&ETFREMEZ FHVT, B oORFEIGEEEH L7
i+ jt+17 Lt
= B Pra= i)

5 ®)

DF D FHEH LRIIE SN EERHIA Z M OREHTKE LA YA a) ¥ — >
(o5=Ru/Py) D& 1 FEM DMK EBIE L 22X v €5 VY 5 — > (op=(Pit+1—Pit)/Pit).
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B | 0. 479 0.938 0. 222 0. 782 0. 836 0. 902 71
E S 0. 206 0. 373 -0. 087 0.314 -0.183 0. 491 106
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xR5 FUHL-NRLTOEY bETIVHEHER
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[ A 2 o3 AT 37 A [. 000]
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Summary

Dynamics of Office Market in Tokyo
—LEstimation of Random Panel Probit Model—

Chihiro Shimizu

The purposes of this paper were to extract the signals used to determine the market
selection with respect to an office investment, and to make apparent areas that will, going
forward, continue to maintain strong fundamentals (potential value) in the office investment
market. In regards to area selection, this paper focused on the phenomenon where, following
the collapse of the economic bubble, many office buildings had to be put to different uses out of
necessity. This paper also focused on the changes in real estate investment returns and
building use by area. Specifically, factors affecting changes in building use were extracted by
applying a panel random probit model on the 3,134 areas surveyed under the national census
from 1991, when the collapse of the real estate bubble began and onward. Further, based on the
factors that were extracted per the above, areas that have strong survival rates as office
markets were selected. As a result of estimating the panel random probit model, which focused
on the changes in building use, it has been found that the conversion from office use to
residential use has been largely brought about by the index which measures the extent of
excess in rents when a building is converted to residential use as opposed to using it as an office
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building. This finding conformed to the result that was indicated in a series of analyses that
began with Wheaton (1982) as follows: return differentials effect land use conversions.
Moreover, 303 areas predicted to have strong fundamentals for office investments have been
extracted using the ratio of office rents to residential rents.
Key Words :Hedonic Index; Market Selection; Census; GIS; Panel Random Probit Model
JEL Classification : C31 - Cross-Sectional Models; Spatial, R31 - Housing Supply and
Markets
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