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Abstract and Keywords

With the trend of large-scale land development and high density public domain in
housing and communities, high efficiency systems of property management to
respond public facilities and public services become more and more important.
Traditional International Valuation Standards is unable to apply on assessing invisible
value from property management because of its viewpoint of physical environment.
But, Modern property management systems will have convenient, comfortable and
safe utilities that fit the theory of price before.

The design and operation process of Regression Analysis have a great
improvement and extensive application due to microelectronic computer. Therefore,
Hedonic Pricing Model would be used to test the variables of property management
systems in this research; those impacting price factors approved by the International
Valuation Standards was used as the substrate of metric model in order to develop a
valuation instrument to be low-cost and combine property management systems
together, which conforms the principles of real estate value.

Main materials of this study including:

1. Local Hedonic Pricing Model: The relatively high reliability of local pricing
function can be easily gained by Hedonic Pricing Model in neighborhoods, and
then presented to promote its value figure of real estate.

2. Testing external variables technology in Regression Analysis: These different
Regression Models will be used as testing external variables of property
management systems to the prices of real estates.

3. Finding the representative variables about property management systems:
Those external variables of Hedonic Pricing Model would be used to measure,
which were from different property management systems.

Keywords: Property Management, International Valuation Standards,

Hedonic Pricing Model



FERF

YN
—_— ~ EH B

;

HFIF RS A NAFEEA AT AR G B BRI
FRgaguEf @ % Ak TN AR EE N X TR AR EF T EH TS E
# 7 (Property Management ) ; #g 3] © +ﬂ#§f'ézéﬁ$ﬁ < ¥ (City University of
Hong Kong), FA» A kL& p g T09%4 v & A 4 *rsg B H R ooom H Y
80% ks iy » Hd HFEFRARE 0P P A FAWK Y > I ¥ &80~

FROBREIRARZ F2EFEEL FEIRIF T2 AR EG T AU ATE
Bt ® > AREd P EFRAEEL F 2751 nE IR o

N N

Wi pEFEL T ERS 274 (the Chartered Institute of
Housing in England; CIH), eh§# » § & 4 8 chk & H 5 £ 4 2 hk R
T F ,4% b T2 0 S AR E S EF a2 BT AL e ARRE o Lo

BEIMIABAGHZLEEPT N LRBAARH 2T o AL I RAE
FREoRFEEFIR I BENHT TRRE AR EE Y BT o P E T
kI E ARG ’f’fr%?‘m‘il%%é\ﬁmhél‘*’l’?%ﬁ ST R ki o

Fb > AFTG P P —HEE RV EERERE JA AR ERE
%ﬂaowgﬁﬁﬁ%ﬁﬂzP FIEA?EHRFIFAGR AL DG Tk
*:,%&gmﬁ%@ﬂ Mo F AP A RTED  ARS TREIFAG

PR HREA R ARFERAGHMF AR AILEFEF RO 52 £33
;a‘l

R FTALEHP A PRAF IS R FFRAFTFR DAL w Tk

WEREATL M T RARFRA LI EME R A HME o K G
GRS ﬁﬂ<%f¢@iﬁw=;ﬁ%wwna,wgﬂuﬂﬁiz
PHF LAY RENLE GRIGEGE G E (HAAE2002) 34 % ¥
Pocip d enp £ 4R 3  BIRIIP FRF DT RA L AR Y
JRA%Z 78 (SR ¥ 5 2 2004) 0 & F0PRAFH B FT A W U H HAE 0 ey

%%%“”95’&§%W%%£’i£@é%ﬁ%wWﬂmga%i’%%{



FIRFTF K FOTE o Gl E G T 2R R D LR e E A0k
£ EI‘ LR e A R e G B o B IR B B T % AL
é?—%f‘?# PR ek 2d B et g R RS HHE

L el
>S1

ﬁg&-ﬂ%
ms,‘

3 T
Zom R HMEIRE G > T

I=>PQ,.,i=12 £2
B ol AFFFF R M i E o QAR AR S iR o 502

ATHR A RSO REEET M G

- BEGBERRE SO A 8k il RIRF i) E 2o
o G RF I RRE RSP S L AR F IR s RRE T
B (2 Jrl"fﬂ » 2006 ) » w5 #7 Alonso (1964) 1 i# s & iﬁ T RIS B3R
A2 - Ao SR A2 ROLBIRITFLZ A2 FED ¢ SFERD

H

¥
iﬁ}‘i" I—L%éﬁ”‘“ﬁ ‘bhiiﬁ_,'ﬁ#(/ﬁ'ﬂ'\] ]'—J-mo r‘ll—l"‘l‘ ﬂ’;ﬁ:r’_:’;'ﬁﬁ

FRERE O FEF ARG PP ETVARSLE G F AR L
TLEAR wméﬁ@wﬂ P A A TREURF SR R R E R R E b
Lancaster (1966) 73 1 f i) ¢ iﬁﬂ;ﬁ RN EE R R RERLR
S et B QI E S PR a e B RaFF o B2 el
T ORI WY R ¢ O PR AR T 0 P - I E R 15 R I g B

A
- B Rl 2 s 2 A5 AT H AL Ridker {r Henning (1967)
17‘3‘1;7;?,%_4‘;7'%4 %E;jﬁ}’]%’ mekﬁﬁﬁ’tg 4 2_ };ﬂim TRE AR ﬂ"Fﬁm—

9 ZHA - H 15 > Rosen (1974 ) #- Lancaster m/ﬁ 7 —“‘Ff T4 5 & e 3 (utility

H4
*
“irie

theory) st 3% (bid price theory) & 417 5 B 2 S A Hahe s » &

f



NBE ST o f F i ot R ot K RfIRE S FH G T
- REF T L B2 i@éﬂ% ot s BERRAD S 527§ % (implicit market
price) “rHf S o G X KL o FH i F E A ot fE S 2 AT o B R4 H
EEBREOY Y THEAENLGHT Y LA RO EEA SRR
(Marginal Willingness-to-pay ) » 7 32 it cngrpicif 6 o A &+ - & fi gy 2
fMJf%iﬁ@ o B R e AP 0 (T @A S (2 @80 2001) 0 &
¥ Btz A H RIF BT 2L EREEARL T FED R Al
= #rém% HaThensE e o o 2 * AT % Rosen Bt Soficaan g > H e
HEARIBLP ho T

B E P ﬁp*éﬂﬁﬁMEH’&ﬁﬁﬁﬁﬁﬁﬁﬁ’£iﬁ
Bk dmnt T ok WAT R LT g R (PEEE 0 1993)
Max U(X,Hl,Hz,---,Hn) &3
ST. PX+P,H=Y &4
b2l

U:»xc* kil

X H AR @

Hi tHHM P 2B i=12,..... n
Px: XME2ZHR
PhtHPME 2 B #

Yy

% S fi: (Lagrangian Method ) ez # X o & w4
£ :U(X,Hl,Hz,A,Hl) _ﬂ(Y—PxX+PhH) A5

X

B NS HEH TR > L S BENTE T E

1 &(oU oH,) J oH,
=— - x—1|= ) C)x—1 -\
i AXZKGH XaHj Z{P'(H')X GH} w0

_‘/Fl_‘t‘

P(H;) : B H, e i
au

T R H e s
Y B H, i



1 , Y
—I_%ff:"_i'{?fil%: B
A

FIFM R DB CEELEFRAFEE  m R R AT AR &
Rosen (1974) thiE3kie s = 2L 3 57 > 3 - £ B ehpd b (differentiated
goods) Z £ F n s Z,=(2,2,,...,2,), ¢ 0 P R G F Fed g K
A - RO R S 1 TR L o R R E

.Lv\

(AR RgF 4
PRGE S BTG Y - BEG G RM G R B PR i
SHCH AL BT H Sl T K T RS S Pk

EREME TR L E T R B o BRI IEE T
Rz fe T LR DD FH R o Sk T AT

s
Y=P(Z)=P(z,2,....2;,...,2,) &7

15n
ARG ERIRA L TSy v AT RE Y PAOIEA 0§ B

%%*Pfﬁ%ﬂ%ﬁlﬁ%%aﬁﬁi(i%&’m%%

7~ BRP

FEERRBROEFRS ¢ 77 LBERA - ATt i § o o7
Boob 2 e A u A HOE SR EAE BT TR o B8 LK B AR
47,?—1.,%3; BT o Bt @R HE 5 Adph il (R) % 0.807; 2 A% Al (R?)
20651 7y TP AT LR EFLBRET (F§) nh¥EE S 651
96 o

B2 T A T AR et B> £ 1T 65.1% 5 12

AL g ALE R AZE 50%fE R R ¢ KEIBIF L FR T A dp

fa#ic (DW) k2 5 1.830> 4> 11~25 p A pph ek &F » £ Ad F & §
AARR B TR SR 2 RN G RAPE L HFE 2 L
BB od Th- o PREEfeE RS 2T YR KRB FFT 2 e
SEAZE D EY A RO R DT o AR e AT

F o g< | #2)=16.892 - 0.276al(# &% FE4E) + 0.230a2(& £)
-1.151a3( A ) + 0.106a4( £ #2) - 0.384a5( 4 ¥)
+0.04a6( 4& A4 #) + 1.858a7(# # 7= sLikert 2.2 #80
;'8

B ;UF]’JX;H #@F\m‘g‘, S b fp L F KL 16892@“£,ﬁé¢}4§€_—§;¢?,;%
IB;-;—IH— I—i/’a\iﬁj% PN l,(;}’g]’_/? L‘Iﬂ" 5 1% E%—Qrﬁ]?'@ﬁ_ﬁ—\k vé:,;i\é s 1% ﬂ}égi‘_\j\;‘{,\;l{ ;
Efa s o EHte- BHE (L2 ) gupid A ET 2700 1ens BH G T 248



o

S S el BT S L SRR

tREe
| SREEE(L(REL BERE LR |
|0 B~ fiEE{fiE | fEw#Eiace | Beta S5FT t mEEE
1 (E 8 16.892 2.411 7.007 .000
FEE L B -.276 544 -.025 -.508 612
BE o .230 434 .025 529 597
EEEIRA{R -1.151 .836 -.063 -1.376 171
B .106 .046 157 2.293 .023
BER -.384 .128 -.193 -3.004 .003
g .040 .144 .025 .276 .783
YETE 1.858 115 .809 16.221 .000

a. fiiReBg: B
Pﬁ,}ij\,);;, : ﬂwEﬁ?Z %fﬂ:’_

RERF RS Vit B2 D% LR R B E AR
b ﬁﬁ'ﬂ?%i‘ﬁ AT I iR 100 # Firk Rkt TR o A7 4k 95
Kt 202 p RBF A EHRFE > ~TREFELLE 005 1T FY BE
“i13®{,ﬂ$muﬁm’¢ | W B R S R P =

Hoo FLMHRRE N R Ao

P(& 7

Y

' § & | A)=Ei+0.157a4( £ #) - 0.193a5(# 4 %/) + 0.809a7(# #
FEF o Likert 22 ##) 9

AR bR F ERARES SRR 9% R B8 A
PEFRIIApRAH SR L RFLET A I b b Ak
FAWEGEEY T FIR5 R ERAFLRD IR TP FEERE
BRI BRI L E SRR R EAH I EE T LG AR R (T
#* 0—,2’%’%'; v E A RMLE ‘ﬁ ArEk3- BEETRLRE B9 i*—*;'#?
WEMAE S 5 o Pl E S 8,090 ~ehs B E o M B IS E
‘ T v ?ﬂﬁﬂ§%~i%%ﬁ@z%;j£&;%%6kﬁ
BoE e GEEE ReEm o

T-\'..



542
2 S 3R E K] (2004) - (Logistic ® EFHCAl—2 2 2 gF ) oA T g JRAR
LR 5 (2005)  (PEF T Y EFRBFI 2 BATT ) LG o B o
Bl A1E %o
o B (2000) (1 ERARLIS BB ) (1 £f) ¥ 30 % 8 0 ppd
7.
PLR B > (2003) 0 (1 EFIH R B ESE G RTR AR (2 E LS
MYy % 2% 24 5 ppl24—132 -
Jup B 0 (2005) (K A IS EBEAVTAFF R SLRBFIR) 1 EF D LL
SR L IEC T TR R BRI
- BN A 55-?1\ P> (2005) > ( ~ 88 B 1 EF® S KRR BTG 2T

AR %P""‘>>,8(2):49-710
HER - (1974) (3 B4 7§ ) P EF R
I (200(’)’<<i§—'“f“i“—%i’-ffu€*f>%fr>>’ R é}%‘l% IR P
P 2 0 (1995) (RFFEI EHER) (L X)) % 255 3% > ppd—7-

TR PP R 0 (1991) 0 (AR E* B2 ) (Y AP REAF R
»:'L'r>> ’ \;7”' °

350 (2002) (AR E® FEBHEHEEBHIZFAL ) (ERFEETR) %
8% 2% > pp7l—96 -

REBE AT F 0 (2002) (oA B E B IAERG 2 )(FT 3D
29 (3):421-444 -

TR AP K 0 (1991) ) (AR EH 2 T2 FF) ¢ ARG AT o

Rz s+ F 5 (2002) (& LAl T ¥ H A mBH 27 AT ) St

FhiEemy e

% 2 ’(1990>’<i%9‘p/fsup B2y g2 ) (P ARG
iR ) % 18X 18 pp135 193 -

AL E R 0 (2004) (1 £ FFRAEEEFERTH L5374 —20006 2
2004.12) » oA g ?s‘—g%, o

HASRI KR 0 (2005) - (EE R EHFEBHEICLREL I ERATL) 5

AR E B 0 A IR o

—=



BCQA S R AT E 2 AR P > (2002) 0 (# B8 X PR T S i Bt
B¢ —J.Scottlong ¥ ) > St P AT CEERGF ISP o
AL SCIEF I S BIWFEREE (2002) (BB B2 S AF A
1FT—12h s AR ) LA BERE AP o
B BB KB ek
2005( 1% f§ /1 ~ B IARE ~ 124 R € B2 ) hitp//www.nksp.com.tw e
AR LI ERREEART
2005 (B % f§ A 2 Ra &85 ) http://www.spia.gov.tw/WEB/Jsp/Page -
Aldrich, John & Forrest D. Nelson,(1984), Linear Probability, Logit, and Probit

Models, Newbury Park, CA: Sage Publications.
Alexander, E. R., (1992) , “A Transaction Cost Theory of Planning”, American
Planning Association Journal, 58: 190-200.
Barbier, E. B.,(1994),Valuing Environmental Functions: Tropical Wetlands, Land
Economics, Vol. 70: 155-173.
Bateman, I. J., Carson, R. T., Brett Day, Michael Hanemann, Nick Hanley, Tannis Hett,
Michael Jones-Lee, Graham Loomes, Susana Mourato, Ece Ozdemiroglu, David
W. Pearce OBE, Robert Sugden and John Swanson, (2002), Economics Valuation
with Stated Preference Techniques, Edward Elgar Publishing Limited, U.K.
Buchanan, J. M., (1987) , “Rights ~ Efficiency and Exchange: The Irrelevance of
Transaction Cost”, Economics: Between Predictive Science and Moral Philosophy,
Texas: A and M University Press.

Coase, R. H., (1974) , “The Lighthouse in Economics”, Journal of Law and
Economics, 17: 357-376.

Coase, R. H., (1988) , The Firm - the Market and the Law, Chicago: Chicago
University Press.

Cummings, R. G.,Brookshire, D. S. and Schulze, W. D.,(1986),Valuing Environmental
Goods: An Assessment of Contingent Method,Totowa, N. J.: Rowman &
Allanheld.

David, B. A. and Arthur G. W.,(1986),The Industry Life Cycle and the Concentration
Profits Relationship ,American Economist, Vol. 30 (2) : 46-51.

Eckton, George D. C.,(2003),Road-user Charging and the Lake District National


http://www.nksp.com.tw/
http://www.spia.gov.tw/WEB/Jsp/Page

Park,Journal of Transport Geography, Vol. 11 (4) :307-317.

Freeman, A. M.,(1993),The Measurement of Environmental and Resource Values:
Theory and Methods, Washington, D. C.: Resources for the Future.

Hanemann, W. M.,(1984),Welfare Evaluation in Contingent Valuation Experiments
with Discrete Responses Data: Reply,American Journal of Agricultural
Economics, Vol. 71 (4) : 1054-1056.

Kahneman, D. and Tversky, A.,(1979),Prospect Theory: An Analysis of Decision
under Risk,Econometrica, Vol. 47: 263-291.

Klein, B., et al., (1978) , “Vertical Integration - Appropriable Rents and the
Competitive Contracting Process”, Journal of Law and Economics, 21:297-326.
Musso, J. A., C. Weare, N. Oztas & W. E. Loges,(2006), “Neighborhood Governance
Reform and Networks of Community Power in Los Angeles,” American Review

of Public Administration. 36(1): 79-97.

NOAA,(1994), “Oil Pollution Act of 1990 : Proposed Regulations for Natural
Resource Damage Assessments”, Washington, D. C. - National Oceanic and
Atmospheric Administration.

North, D. C., (1984 ), “Government and the Cost of Exchange”, Journal of Economic

History, 54: 255-264.

Ostrom, E., Schroeder, L. and Wynne, S., (1993), Institutional Incentives and
Sustainable Development: infrastructure policies in perspective, Boulder :
Westview Press.

Teitz, M. B., (1996) , “American Planning in the 1990s: Evolution + Debate and
Challenge, Urban Studies, 33 (4-5) : 649-671.

William, H. Greene,(2002),Limdep Version 8.0,Econometric Modeling Guide,

Econometric Software Inc., Australia.

Williamson, O. E., (1975) , Markets and Hierarchies, New York: Free Press.

Williamson, O. E., (1979) , “Transaction Cost Economics: The Governance of
Contractual Relations”, Journal of Law and Economics, 22: 233-261.

Williamson, O. E., (1983) , “Credible Commitments: Using Hostage to Support
Exchange”, American Economic Review, 73 (4) : 519-540.



PRt

SRR G E R

E (4

LS IEIE NI R

Z%{xjrg\-%“r%%\\&;x . 1}.’ g~
.L‘g]f;ﬁ.‘i - ll

B % g

LA ARR ~E AT
_gs

pEP P AR
BB - BB

sl AA

-2
4)3 1}.’ Bx o iT-

AR LT

P =%

lﬁwg\'% %?,{{ﬂ’g
2 ¥ ) {?—E

AR e

'%

ﬂ'

S

FRFL N F
M=k

1.

BRyEAEER &S

FIpH P AEFRIT- KA

gL
7

i
10
st (e i (g

[ ]e

e & g g 4 st

ol ES R R
[J=&® Y 3¢ =&
#7 Wl

ERRTEY:

B i

(D$FF s st 2 glatida 3

5
L& % B

S Nk I o

Bl ¥ ﬁ%é_f%: R PR o VR 4 g £ F IR 5

o
Ky TR

T2 i F LAk s

Y <7
e

N

AR% S 7]
(DA £ *

R

m‘g[‘

2RFoop LA E mn% BEEEEM
R m?"}?k €A R F 'Fm‘:;"fj}“)i\l

R # A 0 A4 W

H

= ’)Ilr,;;c;_Ifer s ;%# Mmoo
v"&

=3 =3
m\:’l\é pﬁ\"

,,g*p;?rw

AR L I AN ¥

i

= it {7

H

1

I’Fiz\'% el
2. ¥ g tE) (12 500 =

RS LY

-4 Evla%’\*nq-_?
R IR £ RSt

TR A T A D F R

LERR: o R %./F*"#
R 7 R EFA
Fle Py = %drs o

\g,k—w}

AERFE
P E AR B f#

oﬁﬁ’ﬂs$%

A E R E IR

RS o A k4 BTG S A o BN e X
FAMBMAELREACRFRA] G A LD

LR S

10



