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PBED Y = T ILKET 77.6%, A £V A T88%, 77 AT 664%L 72> TNDHDIT
XFLTC, BART13.1% &Ml ARy M2 7> T D, 2 BEH OB [V o 7 WS iy
Y Ch B0, AR TRHIAT 57 — X I3FRTR > TV Do Tlidieuy,

% 1K EERMEOERHRE

e
¥ Wi %ﬁ Bl Rk

Z 0.090  0.286 0 1

By E TOREH EREE [57] 12.8 53 1 25

oA A [m’] 111.4 51.4 100 14754

+- AR [m?] 104.5 64.7 13.1  1648.1

AR E COMRARER]  [49] 10.0 48 1 36

LA [4F] 5.6 8.4 0 69

TS I4EIR [4F] 2000.6 5.3 1986 2009

SR TAER [4E] 1995.1 104 1929 2009

. T A XE230916 TH Y, ZD H B RSIEDSHEM SN D 2 RS S -FEE1%2,785
Chn, TOHE 2 HEH Z D)) 15278530916 =0.090 T D,

%2 % WEIORME (8t BM)
I

) j /N S5O
5125 1 [ ot 8,848 6,531 1,000 200,410
Y GIbN 1 =H 10,151 7,047 1,850 87,550
2 [EloY 2[5 H 8,756 5,581 1,800 70,000

. Vo7 Yo RITEB IS 1 BIOMMEN 28,131, BB123 2 BIOMMEI 2,785 - CH 5,
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55 2 RIFWES MRS OFLIRFET 2R LT D, 1 EIZZIFERSI SnicfEE s 2 FRGI s
FETIIMGICRERERZRH D, F22BEGI SNV 7T, TEIBIZHART?2
FIHOIEIHES 220, (T 2F H/hE<RoTWD, K 1L 1 EIZTERG S fEE s
2 [ | ENTEEDOZNEN DM OHERE 2R LT D, 1987 A5 1992 4 F Tl 2
RIS | AT AEFIT 1 [RIZZT RS & 72 2 AU MRV VKA TR E S TR Y, 1993 4ELL
[e1% 2 [ | SIIAEEDH D3 @M TIRE S D 2 E BN ORES CRIEI T 5%

H3RITD E— k- B VA OIGIFERB DY T - A X, ik, BRTAEEZR
LTS, Fx DT —F =23 80 FREF-OMER T 70, HloEE W HMWE L,
2 B EFFRRITD 720,
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16000 18000
| |
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o /
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N
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o \ \1711\\ 2 ANTe T
S - 2 \2 2 2-2. [ /2
(<o} \\,’ ‘1-1\?_1\1’2/ 2
2
1
I I I I
1990 1995 2000 2005
Year

£ 1R FOmE0#HR (101 LTRSS Y4, 2: 2 BRI Sh-YH)

* 1986 FEDOT —Z TR TN D,
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5 3 & RS {lit8 D F KB Cd#fET

1 [A[H O 2 Bl H OS]
5| Bl e N 5] B N )
FIR DI filits % T4 D ik 2 T4
1986 27 6,436 1980 N.A. N.A.  NA.
1987 29 15,235 1980 4 17,220 1979
1988 14 15,734 1979 2 14,150 1982
1989 74 13,168 1980 12 10,351 1979
1990 61 16,739 1980 26 13,093 1979
1991 97 15,165 1981 27 15,816 1977
1992 61 16,124 1980 36 12,756 1981
1993 80 13,184 1985 46 11,971 1979
1994 84 9,132 1985 58 10,412 1983
1995 95 10,260 1985 77 7932 1984
1996 90 9,931 1987 78 7,193 1984
1997 246 9,333 1991 85 9,601 1984
1998 189 9,645 1991 173 7,997 1990
1999 164 10,199 1991 187 8,406 1989
2000 164 9,735 1992 149 8,636 1989
2001 178 9,413 1995 200 7,688 1990
2002 207 8,094 1997 205 8,285 1994
2003 186 7942 1999 227 8,247 1995
2004 168 9,926 2000 243 7,630 1996
2005 192 8,110 2001 206 9,227 1997
2006 120 10,223 2001 227 8,214 1999
2007 164 11,071 2004 160 10,110 1999
2008 95 8,547 2004 220 9,838 2000
2009 N.A. N.A. NA. 137 7,615 2002

4. HEHER

4.1 L3 BB#E Case-Shiller & RS @IFETILDHELRER

FaRT ) XoTary MEEDOFRREEZRL TS, SAERENEL, BEEGFERD
TV, B0 ICHTHEREZGEICED TND Z L 3bind, £, KERNEL AR,
BERELEMEL R DG b R A SO L2 ERIC D, EVICHINDNE I, ~
7 BfREORDUMKIF L TEY, mROB(IIHRZEOMREZEHOH & THETE 5,

Tubty MEENLH IV A, PEHIITTE D, &, OWE 175, FREERAIE 0.20
Th b, £z, (6) DRS FEUFET MIBNT, LT >a v AT A&HIETS 4, /S,
DT 1.46, FEMERZAEIL 0.52 12725,
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FAR LY a VB 6) XRDOTOEY MMEE
S HEEE t il FRFD I

EHIE 230 -1591"
L FE CORERIEAE  0.00 1.68" 0.001
*EEAEME 013 283 0.020
S ERE —-0.04 -1.18 -0.007
B FFERE COMEBMER] 0.00 —0.61 0.000
EFAR L 0.03 2243 0.004
SERRFER 0.09 6.58"" 0.014
RFERESR  —0.02 -333™  -0.003

BUHIEOEL 30916
RRKECLEE —9057
EEEL 605
[.000]
T, R0 T 1%KHE, ** 12 5%, * (210% CTHETHDZEERL TS, DEHMITERHEEZRS T
NRTONRFAEZR/P R THD LWV IRERGUCOWTOREREETHY, [ ] WITHA 2 'O
TOpfEERLTND, REFRRIORERERIAFEOMEFIH L T3,

¥ 5% RSEIRETILOHERR

Eq. (6) SEL Eq. (4) CS
B HEEME fE HEMm  ¢fE
D 1987 0.51 1105 049 10.55™

D 1988 0.52 8.74™" 051 837
D 1989 0.47 953 045 .83
D 1990 0.54 10817 0.49 9.78"
D 1991 0.52 103777 047 922"
D 1992 035 690" 029 552"
D 1993 0.18 3.58™ 011 2117
D 1994 0.08 1.57 0.00 -0.03
D 1995 —0.03 —0.64 -0.12 -2.38"
D 1996 —0.10 -2.02" —0.20 -387""
D 1997 —0.08 -1577  -0.18 348"
D 1998 —0.14 261" —0.26 —-4.99™"
D 1999 —0.18 -3.53" —0.32 -6.20""
D 2000 —0.22 424" —0.36 -7.05""
D 2001 —0.27 -5.00""  —0.42 -8.08""
D 2002 —0.31 —-5.85""  —048 -9.28™"
D 2003 —0.33 —-6.04"" 0.1 -9.86""
D 2004 —0.31 =557 =051 -9.81™"
D 2005 —0.28 491" —0.50 -9.52™"
D 2006 —0.24 413" —0.49 -9.23™
D 2007 —0.18 -3.05""  —045 847"
D 2008 —0.23 -3.82""  —0.54 -9.96""
D 2009 —0.33 -5.14™"  —0.66  -12.08"
AMNS =002 -10.08"
(p) —0.1880
(6,) 0.1158 0.1353
adj. R*  0.2800 0.2630

TR T 1%KUE, ** (T S%KETHETHDL I L E/RLTWD, (6) ROHEEHORE
YERRSEIT Greene (1981) IC L7228 > THAFRE LTV 5,
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5 RICRS [AIFET L (6) BELY @) OHEERHREE R Lz, RSEFET VITEL Y
va VBB THWO LA B L AR KIRIZR 2 5 TR Y, /b2 RIET (6) AHEE LT &
LTCHEZHELBEDOHBIXIZEA LRI DRV EEZ OND, (6) ITEL 7 ary - 3o
7 AZAEIE L= RS [l 7V (SEL) @, (4) IZ Case-Shiller B D3 HARE—DAEIEILE L
7= RS [HJRET /L (CS) DFEREZRL TS,

LI var AT RAERELTRERE D &, AT OM I VXL /s, O
BHEEM (6,, ) ITABEICATHY, 3) & (5) ORAHEOMHBRKbLAILRD, D2 &
2D, 2 BIRG | S L= EA OMEE DM OZLRITH L TRAOEEL L6 LTS
ZENRTIEIND,

L7 vay e ST AEFIE L TRV Case-Shiller BUIDHEEREF A 7.5 &, HEREZH
FIIRRENMETHEE SN TV D, 3) & 5) DHEBNATHLZ Lhb, BIVEK 1
T AN K DR E R B D X 2 ITRHENR OHEEML L D B L7z 1986 R4 BAEE L L
TSR CH Do (4) DASHEEILOR TS A, T AZFF - TN D 2 ENbnD, i
KIARITTEE T-1.45%, R T-2.94% 720F (6) (TR T@bic7e 5,

21 TR L7 & D ISR exp(5,) OMIEHIIE E[exp(5,)]=exp[s, + 10T, ] &
DA T AEFO, HEEME S, OEWEEELY o, ##ETHE, (6) Dr—A T
E[exp(8,)] 1% exp[s, +10°T,] £V T T033% /&L, (4) O —ATIL0.14% /N
SV, ZOEIL @) & (6) EDEIZHNTENININENR D,

© _|
< —&— Eq. (6): Selection bias correction
- -4~ Eq. (4): Case and Shiller
x
RN
© - |
£
[
S o
£ =
© _| S
o
A
A
g — A\A_A’A_A’A\A\A
| | | | | |
1985 1990 1995 2000 2005 2010

Year

% 2 X RS flitgfe%k (1986 F{fitkz 1 [CE#E1E)
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42 BEEFBEEEZLD RS AIRETILDEERER

(7) & (8) DREAEMEEZFFO RS [AIFET VOHTE

ZEELT Q) I

MA L7z, (10) OHEERERE Y, HORIERE o

fiti R o 6 KNI LTZ, 3R —

7-9. L7213 -> 7T, RS [AFET IVORZEHIL T V H b 74— 7 TRUVAMH
L2 OFERZFIH U CEBARE/R — M bi/ 2 Tz THEE L 7= RS [AIFET LV OHEE

B LK E LTq, =( #00F CORFMEEEE, SAmkE, kg ) &
FHEETHY, HEEET [p|<1 &

EMED D 5. (12)

FE6FxK BEAEFEBELZEHDORSEIRETILOHTERLRE
(10) AL (12) —fixfbse)s 2 3l
B HEEE TR e e ARERE
D 1987 05717 0.013 0.564™" 0.045
D 1988 0571 0.026 0.568™" 0.057
D 1989 0497 0.016 0.491™ 0.045
D 1990  0.560"" 0.016 0.549"" 0.044
D 1991  0.530™ 0.016 0.534™ 0.044
D 1992 03717 0.016 0.354"" 0.045
D 1993  0.200™ 0.017 0.189™ 0.044
D 1994  0.089™ 0.017 0.075" 0.044
D 1995 —0.025 0.016 —0.041 0.043
D 1996 —0.098"" 0.017 -0.118"™ 0.043
D 1997 —0.083™ 0.016 -0.100™ 0.043
D 1998 —0.161"" 0.016 -0.176"" 0.043
D 1999 -0217" 0.016 -0.236" 0.043
D 2000 -0.256"" 0.016 0273 0.043
D 2001 -0.301"" 0.016 -0.322" 0.043
D 2002 —0.353" 0.017 -0.380"™" 0.043
D 2003 -0.376"" 0.017 -0.405"" 0.043
D 2004 —0.366"" 0.017 —0.394™" 0.043
D 2005 -0.341"" 0.017 0371 0.044
D 2006 -0.320"" 0.017 -0.350"" 0.044
D 2007 -0.269" 0.017 —0.298"" 0.044
D 2008 —0.341"" 0.017 -0.370"" 0.045
D 2009 —0.458" 0.018 —0.490™" 0.046
HolE ORI, 0.028™ 0.002
WA g,  0.0007 0.000231
SR g, 0.003™ 0.000199
In62  —5.669"" 0.023
p 0.709™ 0.009
BNfEOE 2785 2785
IRRIHCEE  7349.44 2563.39
R OIEHERRE 6, 0.059 0.097

TE. 1 1%k,

*% 13 5%7KHE,

ML I%KETHETHDL Z EERL TN D,
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HTRITTRCOT—F2FHA L TRLIETEL Y ¥ a U EBRE LSRR EZ /R LT
W5, 72720, (13) 1% (10) THEOLATGHAS—EEELTEY, (14) 1T (7) 2B\ T
p=0, (8) IZBNTO=0L25HHERBNTND, BL 7Y a VEOHEERRICRE
PRIEEEZRVDS, RS BUFE T /WIS T 5 IR R O A BURE r OHEE I T
FENRDH D, 72720, EBHLOEAETHLR LY v a VEEE RS [HURET VORI ORI
AREIZATHY, FSROMELVEANTH D, 2D &b, RSMMEERICIIEES
SOREMIZHERTRDONA T ANE L TWSAREMNH 5 L\ 2D,

FIR LYYy - A TREZEEL-BCEIFEBELZEHDORS EIRETILOHTERLE

(13) AL (14) AL
55 HoEfE  AEvERE HEEE  AFvERE
Fuby MEKE 21607 0.145 -2.180™" 0.145
AL E TORFHEEERE  0.003 0.002 0.003 0.002
AR 01137 0.045 0.113" 0.045
xtEg RS —-0.054 0.036 -0.051 0.036
BAIRE COFHREH - -0.002 0.002 -0.002 0.002
RS 0.025 0.001 0.026™ 0.001
SRR 00897 0.014 0.090™" 0.014
RS -0.022™ 0.006 -0.022™" 0.006
D 1987 0577 0.044 0.644™" 0.037
D 1988  0.587" 0.055 0.636™ 0.048
D 1989  0.523" 0.043 0.536"™" 0.033
D 1990  0.598™ 0.043 0.620" 0.033
D 1991  0.587" 0.043 0.591™" 0.033
D 1992  0426™ 0.044 0.428™" 0.034
D 1993  0270" 0.043 0.292"" 0.032
D 1994  0.168" 0.043 0.166™ 0.032
D 1995  0.060 0.043 0.055" 0.031
D 1996 —0.010 0.043 —0.022 0.032
D 1997  0.008 0.043 —0.011 0.031
D 1998 —0.044 0.043 -0.071" 0.032
D 1999 —0.090" 0.043 -0.123™ 0.032
D 2000 -0.121"" 0.044 -0.153"™ 0.032
D 2001 —0.158" 0.044 -0.191™ 0.032
D 2002 -0.203"" 0.045 -0.243™" 0.032
D 2003 —0212"" 0.045 -0.257" 0.032
D 2004 —0.183" 0.046 -0.234™" 0.033
D 2005 —0.143"" 0.047 -0.203™" 0.033
D 2006 —0.098" 0.048 -0.150" 0.034
D 2007 —0.028 0.049 —0.067" 0.034
D 2008 —0.069 0.050 -0.102"" 0.035
D 2009 -0.156"" 0.053 -0.190™" 0.037
6,  0.096™ 0.001 0.077™ 0.002
Fo=0.197"" 0.017 -0.161"" 0.014
BEO 30916 30916
AR —6426.34 —7755.30

TR T 1%KHE, #* X 5%KHE, HE 1% KETEE THD Z AR LTS,
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o _|
© _|
—— Eq.(13)
x T —— Eq.(14)
2 —— Eq.(6)
§ o —— Eq.(10)
& - a
o
- ] & *—%\\\ A\
-® X?_A A/.X'A
@ & ~ . XN
N X kAl AT T
o _| Seio XTA-aA-D X L0 X
© \9:2-.X X.X.O O/ N N
-\2;2_2_._. .\O
“3_ a -
o T T T T
1990 1995 2000 2005
Year

% 3 & RS flitgHe%k (1986 F{fitk % 1 [CE#E1E)

(10), (13) BELW (14) & 41 Hi TR LT (6) ORFRIDIHEEE A2 FIH L Ciliksfaiz
Wb ONREIXTHD, P77 vara2EE L (13) £720% (14) 1355
LTV (10) (ZEb~ MRS DK EEX EV Y, H OIRIRREA p=1 THD (6) OFER
(AT, |p|<1 ZME LI (13), (14) OIS VKIS Y REREO DR D 2
LW D,

43 LIS a2 I T RO M

2 [EDEBIATONDET T 2V TN LTONT 5 & &, @) <° (10) DFERD X
IR D A T A% FFo L0 ) TAICIXE D L 5 REENERBE 2 55 T
&5 977, Clapp and Giaccotto (1992) 1%, FHRTE SN DREREN EVMETICIE, HERME
(WbW5 TLEV] ) OEENBIELTNDZ EEERHLTWD, AFETHH LT
—HIZBWTH 2 [\IEG| SN ED L D 7T — X2 DNEEL T D a[REMEN S 5,
F72, 00i(2006) X° Pope (2008) THHTENTND L HIZ, —EREISN-Z Db D
HEEBIZONT, BAEDBIEE CERWAEREEN S 2855121, U A7 [ ZHEA
FiIHFE SN D L0 b DIEEOEZTHET 5, toFENE LITIUE, EEOMENE
SMMAMEL 720, U A7 NI AR AR THHENMEL 72 D FREM N B D, N
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BGESND DL, /e OEERH LG TH Y, AFFEOFRERIT RS o T Vi e
LI AR > TWDAIREMIED B D Z & 2RI LT 5,

BRGNS DM IEETISRAETHLIRONATEIY, BHEO RSIETIT 1 EL
DEE STV W T =2 IR SR, LIz T, BLZvay - "M TAD
M@ T TR, o7 - o IRWADT 5 Z LI R HHEEDOEMEIKT b 1<,
McMillen (2012) 152D X 9 ZefE~OXMLE LT~ v F o ZiEEFIH Uik FE 5o HE
EFEEREZ LTS, ~R=y ZEIFET VIS 5 RIS BORFEM S 351 5 WLER
ZhE: (treatment effects) (Z56Hhia LTV H D EE X UL, RS IEOMHEZE(LRIT TRLEER |
DORFHIZRME L TLFRRT] ONRERIRMEOAEEZBIEZ L TWD Z LNbnDd, Try=’ b
S (project evaluation) D TEE W TH U FARIRONH) & LT EDOREE D2 LA
EUT=ONERHITIE, PN (Average Treatment Effect; ATE ) % R& DV E)NH
Do PPN R A VABREOIPILHSR ] & LTI T 2123, EoBigER o7 —
AHTUHN YTV T EN O TRIFILR G20, U E— b - B— /L RAIETH
WHNDLT—FZORE, WEREOT — 2 IXFEERICRE SRR T LB TE R, L
Tl o T, FIEE DX RBHIRIS T 27 — X 2 KRR Ty vy T U VT 0ERH 5,
~yFUTEITOICL, T, HHA I~ N=y ZEIFET LV THOW LD BIEELK
izva Yy Meld L7z _ECfE A 27 ( propensity score ) &3R5, RIZ, T—F)N - < v
F 7" (Heckman, Ichimura and Todd 1998 ) 12XV, MEREL B K O~ v F L 7« F—
Z AL, BRI R Z A U Tl a 4 5,

McMillen (2012) (2 XAUT~ v F o 7 HERIF~NR=v 7 - 7T —FIZ X HHEEREN &
POTENARNTHDLZ LR LTWD, e EHEEST 27200 E— |k « E—/L R
HBiX~y F o 7B LD HEORGR T 7 —Ya v Thd EWVWx Db, KT LbE—TIER
WM TWDIEERG T — 2 O~ v F o 703, ikfEEH#EICRS T E— |k - E—1 R
EHDLNEINR=y 7EOEL L LR THN ODOFER S 5, FEHERZRY BE— | -
TV RIEL T B &, R~ v F U SIEITY TV A R TR R S
L0 R BB A S DN E D, 728 2, IRk, EOBIEM R S0
P TNRDIRNGEITBNT S A, R BT 2 2 L 2 ATREIC T 2200 LIV Ry,
DX RERT~ v F U 7T X HHEEITA MRS ORHIFE L 20 2 5000 LI
TRV,
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5. F&0

DR FHAEMT HFFRIUE, FxRx LB L TWLDITTH LG, Rk
N LTWD EEZDOIFARRIBETH D, AiFFEIE, Case-Shiller DY °— | -
TNV RERB T T LT gy s AT ADEEIZBWT, L7 vay
B L RS [FUFET /L & OO BAHEE T 27212 IV AHOEIE L, Gatzlaff and
Haurin (1997) O&EE1T->72,

HREREERREOT —Z LD 9NHER LY, BL oo gy « ST A& Lo EA
& OW I N KXEOREHEEEITARICATH Y, HERELAILRD, Z0ZEMD, 2
A1 S | Stk ok, (BT OREMIZ AN TRED A 7 AN U D ATREMED
b5,

BT, TUH L T x—r TR RIEREE L OB — 2 RO EfEo b &
TORLZ Y arOrEEITolz, AT, Hill, Sirmans and Knight (1999) (2817 %
RS EDGBAL—FELTFIEAFIH LT, BREENRT U H L U4 —T7 ThDHDNE )
ERGET D E bR LI v a v OREEToTz, ZOHETHLEL I vary - (TR
EHEILIZHAOY E—b - t— A RAEIFET IV E R LY Vg VEIOMBIIARICAT
Y, 2 EEE SO MBREITA DAL T A O RREMEN S D 2 L &R LT,

2L, AW TIET =2 OfKIN G 1 ELIGI SN TWRVIIIEEZ G D Z LR TE
minolo, FEETIE, DX RMRIIER AW E B b, B s va VAR
1B HOESRFRIZOWTHEBE L TOT 2 %8R’ H 5, Z0 XD 2EARIEA O
TH D,

SE Xk
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