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& 2004 FLUR S ZE A TR EE RAE
TRUFRSE, HEMEHNEREREERE TR
HFROATERIG I, i, DAESER B EER A &
AR BRI R ERIE, DRy SRREE
B TSGR MR R T E R E S,
EZHHATEYIN 201 & 2 BER SRR RN HHR
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PRENERAR B, (R ERNBSTEE
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W FEEE, F5R e REEER,
NEfEEHETEXA, S8, YEEREN s
HFHEBEXE, mMXLBEEERRERcEEE
TEMEIREER, XMERE, g usE
HHESETR BN AEME TS FIE, HER
B ERISZEHEE NS T AIE BRI
B, DOEL TR R S Er BRI
RIETER SR, ATRESE “IERFRMEE (non-constant
quality bias)”, IXERE TEBMMESIHIREREY
BT R R (quality adjustment)”, B4R
FREA (EBEIT) ZRINREER, HilrERE T
VAR TSR HE MR L,

WRIBUHEEBENSRT LR EHE, o
LEIMAEEEMEFIT T ENSA=AE, THE
SEMELE ENHARERFERRESMBET N
BTN,

(—) EERARERZ

BN, AERRME S EEZRSEIR EERR
ERHE R AT RES | R VAEEIR IR ZE, (B
BREHRBEBETHRZNEIEREIE,
BCESEB AL S BREANMESIHER, KE
HERIHEENREITHERTR “HINRE" B8R
BRFRAERRE R T, R R
HRNFREFEHESHTNEEEMASBITEMT.
4. SEESEEEHTIEE, BHESH AR
VIHEBER, HEEEIFIHENS, L LEN
TLMERBTTEBRANE, HESREHNMRE
PRI IIIRGES E,

EERMEFENEALS BN BRI
REMR, THEREERLZSEM, BITHEHZIMNY
HiEEBHER. N, NRSHEHNETN
FEETBEAFERAESN, BEABEEL,
AR IR 225 S B RS Gt 5 SR S R B
MRS ERPEENEIIRE), AR
B (I FERAMERIR). XERENIEREREYE
TIEERRERE I RA LA R E BB ESN
AR, REEEEN (FEREHTh) s
BIRT TG B MRS [ RIVAERIRIERE (L
HERERBHEEN R/ NG TS ; i, &1-D
FRRYITHAE 2000 £F 3 ZE % 2010 6 2 BFH “F
BAR” fERRIURIZNE LD, TTRERLETXANEE ),

B2, BRREZEMTHFESRFEHST
HEAERRERETRENRSEDTL, XEE
BERRMERERINANRRRR, HhRmmg
REXMBIEGE, BRiASHETH (LHELH

B HREGTEBESXEEREY, XA F
NEBXABERFRALL “BE", BEBEERREMES
FIEEHSEE ERRIERISER S LRIERE (4
LTSRS X EEN TS, SEMERT
F X PO E B R TR ).

G Bk, JERESE AR E N AR
EEKMEARM TS, EEEENRERER
ENMUBRR TINRSGIT 8 R IE S ERnTEeE,
mHATREE IR [EERATRIR. XHMxE
THEEBMERT R TRE R EE,

(Z) BEXERR*

FE-MHRERABREREEENSERTEIE
et BUE RIG SR NS5 50T 2R SR R R AR T
fiC ( sample matching) B E%, BI{ kB ERLE R
EREHNRE R EEARETHIHRESR, 1B
HEHTITBST, MR REAEE R
RRIZZEESBHEN,. EhEHENRERERE
M RITFRNEE R 5 (repeat sales method ;
Bailey, Muth #1 Nourse, 1963 ; Case #1 Shiller,
1987, 1989), BMNEEBESREHHNZEDRBLHE
REREASUR, HMEREE— IR R EH
WER R STRHEATIEHRE T, FHEEYER
R G R E ZE R EHE B NG IEEL

ESFERREETSTERRNEELEEE
REFAR, KB TEER BHEREHERR
FEOHBARITFRRAH. B, EFEFREEN
RGN P AL EC R R, LB ERR
TCAENILECRER, M ECR A E M AR AS,
ERERTFEEGSEETET, FEHE (#1)
ER—MEHIER. B—FBEHENNERSETA
NEGHERANX A EEMSENRE, mEEHEEr
B, (&, 2ESE R ES R E R,
B TFEEBNRSITRHTHEE N, RELS
RIEENESEL RN “T0188” EERETIXF
EIEEH_ E LA ICE B, Z A B E
EETEENS G PR ARSI, SEFED
R AR BE—EERE EZ RS HESMh
1%, BRZESNESE—HER—R S EE M
Bitrtei, EENENE, EE—iHEEE
BIEAREHAL T RNERM &, #H—FE
BINER 78 AR E TR E,
ENZIREHETTFEEEAN BN RIS RER,
Bt b, ERRERESE ISR 5 BEITER
HEHR CHREBER, MmEosERBETHER,
EFRMIX—{L, 201l F 2 BERSIHERAGHERK
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(EEHENMBRITEERR) 7, REEETHEAR
M EHT TRORNINGE, EEEANE LBRE
g7l FEEAEE,

B2, HTHESEERETHEEEEENEE
WS, LRDIE R A ARICE 7 60 H T R E 5
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B5E, XME Rl R EE A s Rt E
BHEH, EERA TR TERERBES NS
RETHERTH, Z2HBRT, HEFFHER
BSWEFONEE, EeTR T8RN EE TS,
—MNEENES R FIThEART &L TS ER),
P B2, HRE T EEERZ KR ERET
R e, HRMEETT (B MEER
HE—FHENAFES. XESHE-HEEAH
WS N E S BT R E R B R
“TEET, MiMSEERAREREERE B8R
TERR GRS,

Hix, B—EEHEHENRESEZEEFTF
REMNENTANEE LW, Fall, ETEN
ANTUERRRE AR, EEHBHEHENITAHE
HIEEBER “SEWR (anchoring effect)” g
( Northcraft #1 Neale, 1987 ; Genesove #1 Mayer,
2001 ; Leung ¥ Tsang, 2010), EIEFEBRIE
Eigs, RS UERSERETEN R THE
b, BlgEsZ 2l a0 E AT & B T SR RI R,
FENMSEEREE TSNS LR, M
S B HEBEEA ARG &R E I8
IR 2 (over-smooth bias)”, MAEIL ERL HIK
TEB OSBRI RS LRka & T, X
IR Z S EER I E B NS LkIEERR
eGSR

L5 Bk, TiEHEEAAILELEN FTHRE
FEARESNBREITNE R EEREHERN A M
R, XEWERIEESHE B “T0EH" HKigE
ZRT “FEIME” WEBFRRA, HEHNSHERSR
o SR TRAE,

( =) 1SESEE

EEMEGRIRE R EEHEREEFEEE
B TRHE (444 7Y ( hedonic model), EIH AR
HMRHIEAHSH: (hedonic method). EHEMHRBIALA
MEEH—RYIFEER, BN, FEERET
MR TEE S NSNS E LR G
RS, (D) LHTEREIEL

N T

log P =c+2ﬁan +2a,D, ()
n= t=

Hep, c AEHIA, X-Xn 28R ERER A
FHEREZE, BlBn ORI REE MRS, DA
IENTTEE (8 ST, Hli%E T 0), o
ARTEN T EERE, = MEVIRZER, FREE
IREHITEB NSRRI & E L —RER (“—
KRR AN ), B SRS F
FEETMEFIB M EIE XIS INZ (1) BrREE
R, BRI SRS W T R Hi
H{E B M %45 ¥ (Blackley, Follain 1 Lee, 1986 ;
Thibodeau, 1989 ; Kiel # Zabel, 1997),

HIg b, RHEMSEEFERERTERESEE L
BRI AT HESK, B EMMRERERNAE T
SR EEMEIEE, THEREEZZNEN, &
RSB E B IR R B, B
435 & (omitted variable) [H]RE{YOIRE S St 45
RHRFERR. XBAEAREK—BRRLEEIZ
FHIEMMEEEREEE MG PR AN & EER
H. BEESRHBEH TS ERRANZSE, B
AIEEEMEECETRS, THERGFERSR
MU NXMI B ERRELE R EEMEIER
SRS BRI, XHESRIEMSEETRERE
S EH RS RS E SRR L,

=. HEREhIBEEAEENRRITRS
ARSI

NEAEHRIN =M ER T EERER R E
ENRG S R — BB o, A
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FEEREERBEIE, 539 5%, SRTE 2534
MEETEH®,

BRERAMNAS (B K EY) R ESY, #
HIEACOEERTPOES., ERiTHgEnGHEE,
MEESER, BrEf. BRE. BuhagES
FEEMEER, R 2 R, EmFrdsmnEs
e 2004 F£Z 2007 FEEE T T EREEBX
iR, BT ESETHHOERFEEM 2004 F
1 By 35 A B FFHE 2007 F 12 ARV 62 08,
I ENEX R E . XFMEEEER N EEE
AT REE T BRSSP R S
B,
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B BRI E R e

2. FEARILELG . FEADLECEPIERELIER
TE MR T, BRELT “T0 18807 XA
BEENGHE : BCRARENSE, BITERTEN
FERMENSIEHC, HIMERIRIESABREEEN
RV R ; BLUSTER S (B850 A
B, I1ESTENR U RNIINCESE, SRR
TEAEM R, FHREEWNERIEEL

3 FHEMHSE. FHEMSERBERELRN “—
R 3, BIER (1) FoRRHENEER,
AT (W EIER) MEEE, AR
FRIOMER (WE0E). ZERiThEubiE R (W
®). HESER. BExEf, SE. BiThiEg
EFEEBHAAENEN TZTENETE, &S
KGRI RN TR EE R RS

E 3B/ TRE LA =/ AT EEEIEIR
™ 2004 £ | ByZ 2009 £ 12 By EF it s
AR EENIEH.

ME 3R, SR EAHNNSRT ERE
EBENER, THEAKHESTH, HXEE
BRENREGOITECEA—., —7H, REEYE
IR EMS LR BRI AR BRIE = T HER R M
DIRCEETEE, RIEEE RIPR B IIGIE N 131%
(B4 T B8 169%), FENN 115% (FHETE
¥ EFK 147%). BERBIAEIESHTHIE 2 4GHIA
BN ERRETSETHOEREHER, X
FERBAER M T EESRUX— (LR EE S
RN, TREIR M T ISR e8P EER
JERIFIERE (HEE MBI RAIEAR ),
By, 58 2 MBEVES SR ES RIEHE—5,
IXFHEIR MR Z B FEA BT 2004 428 2007 £,
X—HIE ZERIASBEIES B149 1.55% #1181%, 1
026 ME R, HER 2008 F£2 2000 FE_E
AHBIEMEARRE—E (5387 0.35% F10.34%).

F—FH, DiEEREAIEESHIEEIHR
EEMHREHIEIRA 0.46%, (R T HARRR T 2
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HEREEER, FNZEFFREWENT TR,

RO ERR B AYA MRIREE., AT, 726

e AR BRI SR T, LRSS

AREEEI R E S B E DR L.
REMTEEERST T RESEER SIS

PRATREFFERYIER, FT PR RAERENE
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SR ARE 70 fRE0 FERRIZATEE U E I,

HESRANE, LA ERE R
R, AeeEHTHERERMESE, —/5,
MRFEE TG FEEEFEEREEESY,
NHEERE AR R E R SRR, (E5—F
1, AT B AT LA R R T2 T
FEREBBERUNTTR W EN TR
EMTFERmEETY, XERETEEEEA
PUECHES T BERE S E R E R B E RS M8 St /8 3
BN B TR BIT RN S HOIIARE

M, EEpHIZARECRRMEN S
BRNHEMS

ARSI ER, FHAENMRE R eI ERE
A EEMS S REL R, ETX AR, 8
KR T, EERTEWTHEERIEEEAR
REEHE, FIRRHMENSIECHHERER] 35 N
1 2006 &£ 1 A& 2010 £ 12 BEEE HEmRis
MSEEIEY. RESNEFTIEERE, ik
PRe A DR K ei=t Gy I e = EL e
o, (R RIS A I E B TR
INHIT SRR E R E B BN S,

(—) 2EEREMF

WSS L, DS 2006 2 2010
FRFESRTERER GEHNEENE, allA%
FINIRCESIEL ES 21X —HIA 35 MNRAF I Fre
R MRS EE, FEEX 35 PR
EEEFERSESTT T S BRE R E ©,
ZIESE LT E AR E LR R EER SN
TEHEBRES,

#1457 2007 HEZE 2010 FE2EEE Y
M EOL EMEEGKE, B 2008 57 FH R Gat
TEALENE, MRSEEE TR, 2007 ., 2009 FAH]

2010 A MBSO T o L g,
B XIS ER IS BRI 30%, X th 88X —HA A i
i EEMREYE S G KERFIA 1981%, ZED
TR, ZERMESIEEERIEIE S8 “EEng”
701840, REXOEME T =0EhiEE =
HHEE ENER, EREREIE T RIBEEE
NASIE R E R A RIR.
BREEELEEMSN, R IENAH TERS:
FEEVE. B RRIESRIMSIEE. HEER AL
FLNEA T 2B AREEE R — RS Y,
&0, BR 2008 4N, FERRETMS LHERER
(TR TPN_ ERR B AR, R BT R
AR KRR (JUERE 2009 4] 2010
), —J7E, MNEBREKEE (Ere@gt) &, 1X
FIHITEREBEMEIIHRE FHEE RS
G LBEAENERE, FENETHNASHE
oy (BZ K" Bie) IEENK, HREEXE
HIREXT S T T B BN AT R IE B T R
EXEE, F—HH, EEME R EH RS ER
WA, REFSEREERITIMETS,
XEREWEENH2EIEE, X HRRENTE
BB RE IR AR IS8R AR,
(Z) WEHIEHER
* 2 BT EreE EEEH O MmEA
WHEAE GHTR, . AEHXSEERER
EEEEEEMSELERE, RETNFMXEE
IR EREAH, BNMEEHEEEEREE
S, WMEMNS, FEHXESNE KRR, £
EEE G EEIRE 2214%, 52 2009-2010 4F
PLREUES IS Bk R, R makiE A
ISR, PR, PRt B ERS, F
HATEIE S8 KRBT 20%, HEf#immiE
Bhis Liksig, BEFIHRIFHEAET 15%,
BEAREISAMR, 45 5 4951457 2006

£1 2EFEREERNMBRLIELSF4SERFRORKE (2007-2010)

2007 2008 2009 2010 FHES

Gilgexi=t- 2761% -086% 2787% 2737% 1981%

WEEENE | EIMmE” 1686% -190% 2469% 593% 1093%
“TORSEC 1300% -070% 935% 774% 723%

4 e RE 2310% 1810% 861% 1587% 16.30%
A RIETIMR B 48% 59% -07% 32% 327%
HEER IR SZTEMN 1723% 1447% 883% 11.26% 1290%

LT BRI . O MR RINE 12 B ERIEERILENE MK, BRASE. FREFRNMEER. SRR A
ANBEFREPEHETEERTE,

L2 NIRRT SEhRELE 35 AR, 70 {68 SREE 70 RPN, HARREEEEmERT.

BOERI R RIRT A TS, RARERCRE T EHR AR,
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M

® &2 SHRIFRERETHBESRIIRKR (2007-2010)

2007 2008 2009 2010 FEHES
TRERHIIX (168K ) 2931% -360% 36.39% 3091% 2214%
R ( 8IETT) 26.19% -243% 1493% 2297% 1485%
PEERHIX (1K) 2574% 492% 2364% 2418% 19.30%
HIRRE  fEEITE

£ 2010 FEEH T ERREERRENMSER
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‘:_
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N S&FEKME RN B EEEAFD. X—
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A
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BERHSLET.
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RN,
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BRI RN EIRE KT SIS, "R R A SR N "
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HERER, SEEMT—UHREE TREHX

iR, HkEANNEE RS AT SE9MNRE"
“T0 fEEL” LBHIVGUTER, BB rEFIYKAE
RERNACHERIIRE, ATRESEER MAEERA
JREERE SRS LIRIRE, FUSZR BE
ATE,

LARBRECRREA], EEEEASRRE
ol EE TR THE B T P EER X,
HEE G SEHERTHEF M HRE ERRIER, &
TEEANRIBRTIEOR, SZIRA AN, s
WHIADQREIHERE ., MR, BREHIER
REMEERS B ET, MATSREE R R
EFEEH BT T, DA RER TN,

R

D 2005 ET7H, ERFIHEX “HINE” ITEIETH
B ST B R T TR (ETRESRTER
BRNGELT, WRTE R BRI NG ). [BF“70 58
hRAEE, BEEETEH 35 MR AZE 70 M,
FEHARRFRI R v LRl oA, Rt
RERFYIRIE AL, FHAETSXREER
B, X 2005 4 3 FELUSHIFG.
Q@0%FE2H25H, ERAHBEHAII000 FERE
FRIt SR BAITAR) B3, 2000 F4E 70 MAdR
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