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0. TFEAAA &
L FEEAA ANEE 2 A2T2

O SHEAA A oS ST, e, Zd3AZ E750 s

o BT ASHE FARTL B A A F2

<E Il-1> ZEEXM MES7Z

(S5l %)
E 2, H 54k

A FE=A A& A FEA A&
2H R o]3 0.2 1914 o3} 0.3
579k o]s 0.3 549 o]s 0.4

199 o]s 0.5 1099 o]s 0.5

3919 o3&} 0.7 3099 °]s 0.6

599 o]3} 1.0 50919 ©o]s 0.8
1091 o3} 15 1009 ¢ o5 1.0
3099 o]} 2.0 3009 ¢ o]s 1.2
5091 o3} 3.0 500219 o3} 1.5
5099 =3 5.0 5009 ¢ =3 2.0

A= AAY A2B4E 16,



2. THEAA Al 8%

(2001 71Fo2 1 3uulfe Z2IEAA TAA7F dR L9y, F= Hi}
FARE 1429

o o] T MAl= A FTHEAAML < 5% AT AS

<E II-2> SEEXM M &48H2001H)

(S9): ke, W, 1000m, %)

A Hel B2
A < 778,279(54.6) 586,977(41.2) 1,425,023
A= | GAIY | 13,342,228(97.4) 153,492(1.1) 13,692,443
ek 52,101,308(83.0) 3,661,707(5.8) 62,776,553

A e 255,192(55.0) 186,932(40.0) 463,727
Mg | FAJE | 2,072,848(99.0) 12,929(0.6) 2,092,004
H 2] 260,298(88.0) 27,571(9.3) 295,653

A8 BAARR, "TALAE A%, 2002.

O <3 D224 A& F Aol TFEAA FAA 97% o]Fe] 7elolH
Rl FARbE 1% wRbolaL, Z1eF FAIA 7L oF 2%E AHA|
5 Helo] FHae THEAAE
AA Mee oF 40%E AHA
o Mgl HASF % HA FTHEAAN HlFTLE Mo nlste] of7t v

9]

R

o

1900] = STHEAAM= Ho 3827k o] EatAwt 7] = T



EXAME 5899 B3}

o FTHEAA AR E 28] AT FAS FTIEAAMY FAAE +Z
sto] el AEEe 382vHdS A 93, 02%9 AeS gEE
U= 7l YA Ao AR Ee HFFoZ 58PS A4 9A &

(32 1-1] MR S 1902 Seex|A EH 2 (2001H)

11I'Il2i r J4d

S50

300

250

200

1350

1060

af 30

3. THEAAM Ala7=x

7b Alg Fol

=
sl

oo o

&
S
=

Y

0 FREAH AFE 5 Aol 9@ 199097E 1993744 100% 5 7}a

931, 199392 F 19959747 ThA] 50%7F 718t S
o A¥A o7 19903 F-E] 19953 71 2] A S4=7} <k 38 Z=7}3819 S



O 28y AR 7 AAJE 1995 F-E 20006 7HA] 61 &<t SHEAA Al
o AFEL 00 781, 20010l HIEA oY FUHEF S
o 19953 Z=FEAA AHF7F 1.25F2U0|ded], 19979 1.28% <, 1999
1.24% 9, 20003 1.28% P02 AL H|S3 F£Foz FAHAYS
o 2001dlE M7t 136282 Adx thy] o&F 65% 53t
<E 11-3> SEEX|M AW Fo0|
o BAFES | FEJAGE A5 AT AAGE
T (A 99) (%) (44) %
1991 135,232 25.5 5,182 29.6
1992 171,374 26.7 6,751 30.3
1993 206,824 20.7 8,424 24.8
1994 251,964 21.8 10,262 21.8
1995 295,119 17.1 12,543 22.2
1996 294,755 -0.1 12,525 0.1
1997 300,812 2.1 12,794 21
1998 299,423 -0.5 11,993 -6.3
1999 307,536 2.7 12,421 3.6
2000 312,223 15 12,817 3.2
2001 337,541 8.1 13,650 6.5
A5 YAAAL, AR AT, AdE.
[ B340 2 TFEAME Ee A7t FEste tFAlol7] w&ol A
A o] At AET Qo] offrta F3E
o a2¥Y} FTHFEAAG 22 AAY AFd AT 19959 o]F A
F7HEo]l AA F7HES ST U
AMAE 19959 153F QoA 2001 2322 A (AL SA Ao =



<IE Il-4> X|2tAM| - REALM| M|5S &

oy | awee o | awe
1991 80,351 26.2 2,755 21.3
1992 94,622 17.8 3,553 29.0
1993 110,261 16.5 4,066 14.4
1994 132,309 20.0 4,807 18.2
1995 153,160 15.8 4,659 -3.1
1996 173,947 13.6 5,323 14.3
1997 184,057 5.8 5,771 8.4
1998 171,497 -6.8 6,407 11.0
1999 185,861 8.4 6,699 4.6
2000 206,006 10.8 7,278 8.6
2001 266,649 294 7,632 4.9

A WAAA T, TARAR AT, A,

g ANg B

A &

b

ZFEAAN DAMSFE 20019 715 1,369% ol 23t o] F 90% (1,236

)= 109 o5k

o 107kl A 507 Atolo] Ayt oF 1007+z10]a, 509kl A 1007
Abol o] A7} 136,050
100%H o]l FHEAANE FHets FAA des oF 127
AA 1AM G2 8.8%

o FHEAAMdE wsAl, FE5A, EAAZGA so] FIH 7] &
of gAY Add EX#AEA FEe FFEAAS 138 FE<
Ax TEA gAY 90% HE7F 139H o]etY Algs i vkl

2= [e]
2 F Us

(o
ft



[2E 11-2] SEHEXM HMHAE MFE 22

1000 000 i
SG000 1353
W00 000 T
0000 - 145691

5000 | mseTE)
000 b -
Ll ] a7 s

0 |

05 |
12100 2=10" 3=10° 4x10* Sx10* E=10°

ke

2) A9

A

O FFEAA F R%e A2, 2%E 2715, 283 5% Azl 4
THo FEA THEAAM Aede DAL oF 60% TE
o FTHEAA A2l 40%+= WH<lo
7129 A& Aol B 7] wTel AQ™ Al AA
H 2 Ad
o Me¥d F7|= Fi =4
o °l5 A=
Tt
1

A4 <4l



[OZ] 11-3] SSEX|M X[ A

4>
HI
Hl

T jjuLleJ

A8 BAARR, "TALAE A%, 2002.

O A&AlA 275 R 279 THEAAM AFHo] & F6)
o 2001 AM&A] HA MG 448099 FolA BT ATt 8204 0=
AA e 18%, A=TF, TT, 3T, FTETY A7 AA 9%,
10.7%, 6%, 5.7% 5 22t A8t 570 F7F A9 50%E *FA|

[O8 114] M2A| SEEXM MF 22X
102l

| Hﬂﬂﬂnﬂﬂnﬂﬂﬂﬂﬂﬂﬂn i 11

I He
do o oo T2 % T fodote
';:_f*

6) BTk AT WES PHEQ0Y B,
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(1 2337} APBARGA o] FAEAA FEAA3tE-2 20008 7]E TGP ol
32.7, =Y 7ko] 324, EFHA7} 2.68%
o AAY 34%, 32%, 12%7} Z+ZF 30-32%, 32-34%, 34-36% TZrell AL, 20%
HZ=7F 30% ol3}, i 36% ©1/4de] Tt =AY

[2& 1-5] tESHAstE X7t

z

MHI

0-28 3-30 30-32 23 X B3¥E B

A YAHAARE, WHRAR.
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0 %89 &g oe id Bass Boe A ARE, RS AHio)
S(aPS] Folx, ML oA G, HAA©, AIHEZE), FANE

ojBng FHARK HEE FHMNAS PR T W r +t+ 5+ mPE

P = (R+ A2 P) . (1)

geb olAgo] seatd Fustdel F5eta, RaAst FHEE F

o ¥y BFAM7F S71E W stehele A2 Al X (before-tax) T8 714 o]
I BHFA FEs Edste FYMEE FEo] nAHHT A

W shetsA e

geby Fezbgel £15ad oatA ohgsta A5ad] s @
HETE BEAZL FEsfe RHAREe TFMe ydd: 2
&9

Atkinson and Stiglitz(1980)oll 4] A =i A= Hvie}l o] H-FA9 A
2+ & I} (capitalization effect)7} HELQQ‘?#_ HFAZF 10% 5712 o Al
FE7EA 0] 10% #Haste] Ao FHLFAVE B S71e Re F

7) v=o] A oA R (BE o|2E I HHATE AEANAM HE HHd, A54 ALL et & W F
A BEe r+t+8+mP-1i+ t)PE 2 R,
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e AA H9

Feldstein(1976)l 2 & HG-Ale] Axtazg Qlate] B{A Z7171 @

Aol FE afAtAT Faes A7l W, BFAA el 2
9

)
2 JdEgEs Agx A

&
o FAFA AW Ye FE A AL U@ Aol gste] 2%
2 olgom Fdol &fE B, MAFAS fste] Ruse @Al
A4 vgol F5% v e L5 B R
webd BAAY e mAEe fstel grdte @A /5§
S Eold ®/1A £88 BF3, old ue Fdo ¥4dH FHS 5
g 5 e

O webd BfAl o] Fe7b4 stgto = o]ojx]7] 9= F+ 7kA A
Azl 489

o A A5ar} obd vlEe] BIAF ) 5

il
Ry
oft
(o
it
ol
rr
m
N,

t

7 Z8]7}4 (bubble)o] ZA|3}iL
o A, FUHLFERE 7HEHE AEo|F HIEAA BHFAY FEIF F
A 5 gl F2E ANk 3

8) The capitalization of taxes is an important feature. It means that the effect operates at the time when the
market becomes aware of the tax, and that it’'s redistributional effect depends on who owned the asset at
that date (Atkinston and Stiglitz(1930) p. 68).

9) Taxing the imputed income or ower-occupied houses would eliminate the inducement to overinvestment in
housing, and increases the overall progressivity of the tax. But current homeowners would suffer a capital
loss in the value of their homes equal to the present value of the increased future taxes (Feldstein(1976),
p. 96).
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H
10), -2 AFolM e FF4F AN BEo] EAst= Ae <

o Roehner(1999)= [1@ II-1]0 et wke}l 2-o] 19901 o
2l OECD =7+5¢] Fe7bA A HEo] EAstAtha Basta 3l
Stone and Ziemba(1993)°| A= 1992\d 712 9] o] & ulE O
Al ME SAZE w sttt FRS AN, [T

=
AT 4 9l AAY YR W] B 1 o]F BAHO

[22] 11-1] 2/=20l|lM FEITIZA o)

g

¥

B

Ll

=

Drflared houpe pracey (P Fidd=1 60

-
]
=

-

“ H
1988 1986 1987 I9EE 1969 19 1991 1992 1993 19 1985

Z}5.: Roehner(1999).

10) Stone and Ziemba(1993)¢} Kanemoto(1996) 5 #ar.

g0l EAs=tel et b o)A A= A

11) Quigley(2002), Leamer(2002), Roehner(1999), Malpezzi and Wachter(2002), Ho and Kwong(1999) S}, ##

FuEd Fa,
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O Uk Be tREel QT ME T A gl Hie] ZAstEetE,
ol Aol A WA o] opuet A50e] Zrkl WE gl W
£9 7|FA7E He AeE B US1?)
© Ho and Kwong(1999)2 239 FeA|A A8 93 714835
o] 714 48 (speculation)dl] FaFS H|X| AR, X7} AAlo] FIFE
A= Aol FAACE FRIHA GFES Hista Sl

O X3t Malpezzi and Wachter(2002) ¥ Kim
o] wigrg oyt At 22 AAZQ FEHANF F

[ Quiley(2002)= 8 &2 asjet @A v=e Azyol A FHS
ez mEe] a9 £4& st sled, s AHES S76HEA

[J Leamer(2002)= FA 183 FEHAZS] #FAH3
ofo] FEIA ] HEo] EASIL U
0 Leamerd] &3t FHE F2A %

2
Fustdel olgdd 5o 559 AANANE A FAT A WE =

12) Malpezzi and Wachter(2002), Ho and Kwong(1999).

13) ¥HH Kay(2003)= FEAIZ HEo] EAlste el tiste] 39 Aslg FEstn Jed, F9 94
Al(positional good)o]oIA HAH 7Fx|7F 2 FEIS DAES9 AAH Yol st 7t4o] AH=H7] o

ol Fe7tAe] e A5ARe] H3E vhdste Aolgke 4L 3l e
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A FFsAel & AoE Bu e
=8 WA e olAgo] FF 45T A ALYl A Ty}
Aol Wy B3l 28 154 ARET AL

O 252 A7 HEo vx& a3 st shede BXA $e
o o9t Ho and Kwong(1999)°] A& 3s}al Y=zl &
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V. 9] =r2f 2| 2EA A

1 AA A R AleTE

O F4% <= EAA(and tax)E, AWZH= A4LHA (municipal rates)E 73}
o FARE= n/fEX] (unimproved land value)oll thate] EXAS A g
o AAF AAY AF FIATER, JNWEEX|(site value) e EA &}

AE A (improved land value or rental value)oll t)dho] XA F-7}
.

Hol Aol ne} A Foh

Ly
© New South Wales®| 735 AF8& FH= A3 F-54k EX7HA S g

E3 AFE FH9 EX7Yo] 20013 71F $1,319million(3+3 <F 10

14) Slack(2002).
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Aed)s 29 4 SEFEY AL (premium property tax)7F ¥4
A=A A o 71%%@%‘% New South Wales %] %] EX]7}°“ HEE

WRE 191474 AFAS} NAFAE FESA gn Yot

A
N2 BEZ FHe= A4 (Rates) S 1601FFE <F 40013 7}7ko] A 333}

o Iy HAF AWAHF AFo] oy ALAR = Adrtde s
S 2 HAFAV} FEElE Ratess A8 0 =2 E&dle A4S BY
O TaAnlze] ey Ayde] EdAs AgAe] ddd AdgS a3

A =] Scotlandol A= 1989 49Y, England®} Walesoll &= 1990 4Y

RatesS F| A3}l AFAHE Rates? B AFAHE RatesO. 2 o A

o AFAE Rates community charge(JFAN)E AA 1993 49 FH
concil taxZ Tt

2 o
FA ABH] AWARI A5 F1, Fael AZ(AFE ATE
AEoz AR AR

O BAFARE ArAle 298 ey 38 5 HAFAE &8t vl
P& AAtel s F3
o 3}3k(Rateable Value)& AiHe] dul7bx|olm TR 2ZQA A4t
W7} (Valuation Office Agency)ollA Ld7tx& B 7}
59 with B o Aol o] oA wide] HE= EVHY

of)

52 7
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o 199437 ¥ 1997374K9) HAl AFEL B AZA e 259 )
A} Yol F@Ho] AT, #AF e WAH 5oz st A5
9x =A e Holgs

5 717 B¢ AZMA AAAGAAE 4,000~6,000 BEolar, A

A= 19F 8 oA 2%k 2™ AHEo

[] Dalsgaard and Kawagoe(2000)= EX|7}4 9] 5ok EFata A WA {7}
HAA(ZGARA) S HaAlSS wolA & Hol g SE-FY &7
o] A& A7V =dHE AVIZ Hi 9ls
o AR A AYS FHees ARvgs TS e 4S9

Ade] 83 o AAHCE A & AolB=m A7pA e A

2 TAAQ Aolgtal Dalsgaard and Kawagoe(2000)= H.iL Sl

Ho o2 oz o £AE sy, T A Ade =HHEe
o

HiEo = Qlsted =7le Fa% /‘ﬂﬂ?_ EXY &LV dre Fol
GEoAM AZHAIZE =€ A7 @ A2 Fold F U+
o AA|Z Besley and Rosen(1998)¢] =3lgt AF ATl o5t FYH A

Wol AMds FH O &8E o, FHZFH A&HEA(Vertical Tax
73

0 awel B4 AR WG] FHARA EAA A
2 At Awgor EX A Zale] A% wHst vokelr] W
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O wl=r ZAAe] AiA HadaAE&Ee 1.15% A= FAoz deAd AR
gHe), <3 V-1>3 <3 V-2>o] e = uvhkeh o] AR EZ W5
Algell & zol7t A+
o New Hampshire5=9] Derryt} Concord®] 7% AAHAl A&-©] 4%01] =iy
o 3% New JerseyTU New YorkFol% AHAl Ml&o] 3%E ZHs=

ARAF7E Bol Al U
o WhH Alabama<t, Colorados, UtahT9] AHAREL 03%NA 0.7%

A g o we AMH A& AHI e

[ r=e FREe AWAF By oyt a5 8+ (School District)7} 4
e AAAE FRsta, B FAR ANAE We Fe=E A7) Wil
AAZ Fete AbA BEAES < V-1>3 < N2> 35Ht &
AN Y =5
o <x# N-3>dl& mAIZF QERO|EA AFse FHo] 2002 &

Fobe Al A, SFuEEF ARA, FAF AAl(2S5A) 7 HERd

ALA
=d, WEA&e] T/t A 53%, vlErte] S 7% 2%

%o

O $duete] TFEAA Ago] 02%14 5%71A9] FAME&ERE FHoda,
2] FAAE 02% E= 03%9] Mg F8S Bdetde IS 7
wl, w=ro] AA HEA L] dLAER 7% AL FFE] =S A
o ey wx GA] fEyEret mE AR AR H3Ee] AV E ]
100%° o]=A] 2%7] wﬁ%oﬂ AEH &L o1y g
HE=ROIE Ale] A% #FFPsFEo] of 50%0]2= AiA daAdE

e oF 35% XE%‘

T

16) O’Sullivan et al.(1995).
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<E IV-1> 0|2 X|2H

Fo| MAM EEMES(E? 6471 X[

(91 %)
A5 A& A 5 A&
Derry, NH 4.00 West Chicago, IL 2.70
Concord, NH 3.80 Joliet, IL 2.70
New Brunswick, NJ 3.70 New Rochelle, NY 2.70
Keene, NH 3.50 Bryan College Station, TX 2.70
Rockford, IL 3.50 Wausau, WI 2.70
Buffalo, NY 3.40 Lewiston, ME 2.70
Manchester, NH 3.40 Massapequa, NY 2.70
Long Beach, NY 3.40 Allentown, PA 2.70
Rochester, NH 3.40 De Kalb, IL 2.70
Trenton, NJ 3.40 Cherry Hill, NJ 2.70
Syracuse, NY 3.30 La Crosse, WI 2.70
Detroit, MI 3.20 Houston, TX 2.70
Madison, WI 3.20 Aurora, IL 2.70
East Windsor, NJ 3.10 Fort Worth, TX 2.70
Leonia, NJ 3.10 Poughkeepsie, NY 2.60
Manlius, NY 3.10 Kalamazoo, MI 2.60
Hackensack, NJ 3.10 Decatur, IL 2.60
White Plains, NY 3.00 Waukesha, WI 2.60
Rochester, NY 3.00 Dover, NH 2.60
Nashua, NH 3.00 Peekskill, NY 2.60
Haddonfield, NJ 2.90 Champaign, IL 2.60
Ossining, NY 2.90 Westland, MI 2.60
Milwaukee, WI 2.90 Cary, IL 2.60
Teaneck, NJ 2.90 Galveston, TX 2.60
Beloit, WI 2.80 San Antonio, TX 2.50
Baytown, TX 2.80 Southampton, NY 2.50
Atlantic City, NJ 2.80 Omaha, NE 2.50
West Islip, NY 2.80 Carol Stream, IL 2.50
Albany, NY 2.80 Bridgeport, CT 2.50
Peoria, IL 2.80 Corpus Christi, TX 2.50
Kingwood, TX 2.70 Lake Zurich, IL 2.50

Z}&.: http:/ /verticals.yahoo.com/cities/ categories/ proptaxrate.html.
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<E IV-2> 0|2 X|2HH

Fo| MAM EEME(5H? 6474 X[)

(91 %)

A g A& A R A&
Pine Bluff, AR 0.90 Honolulu, HI 0.70
Higley, AZ 0.90 Steamboat Springs, CO 0.70
Fort Collins, CO 0.90 Watkinsville, GA 0.70
Bethesda, MD 0.90 Evansville, IN 0.70
Dennis, MA 0.90 Smiths, AL 0.70
Hendersonville, TN 0.90 Spanish Fort, AL 0.70
Clifton, VA 0.90 St George, UT 0.70
Middletown, NY 0.90 Daphne, AL 0.70
Lafayette, LA 0.90 Harrisonburg, VA 0.70
Greeley, CO 0.90 Cedar City, UT 0.70
Colorado Springs, CO 0.80 Williamsburg, VA 0.60
Alamogordo, NM 0.80 Logan, UT 0.60
Sedona, AZ 0.80 Phenix City, AL 0.60
Hot Springs, AR 0.80 Provo, UT 0.60
Lexington, KY 0.80 Madison, AL 0.60
Salt Lake City, UT 0.80 Ridgeway, SC 0.60
Longmont, CO 0.80 Silverthorne, CO 0.60
Monroe, LA 0.80 Opelika, AL 0.60
Richland, MI 0.80 Keystone, CO 0.60
Piedmont, OK 0.80 Staten Island, NY 0.60
Jonesboro, AR 0.80 Frisco, CO 0.60
Roswell, NM 0.80 Santa Fe, NM 0.50
Dover, DE 0.80 Decatur, AL 0.50
Morgantown, WV 0.80 Breckenridge, CO 0.50
Kaneohe, HI 0.70 Gadsden, AL 0.50
Peachtree City, GA 0.70 Anniston, AL 0.50
Hoover, AL 0.70 Mobile, AL 0.50
Vail, CO 0.70 Chelsea, AL 0.40
Huntsville, AL 0.70 Fairhope, AL 0.40
Gillette, WY 0.70 Tuscaloosa, AL 0.40
Jackson, WY 0.70 Montgomery, AL 0.40
Shelby, AL 0.70 Dothan, AL 0.30

Z}&.: http:/ /verticals.yahoo.com/cities/ categories/ proptaxrate.html.
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<E V-3> 0|2 CIEZ0|E AlQ] RjAM HEAME

($91: $1,000%)

&7} H] &7}
CITY TAX RATE
345111 345111
SCHOOL TAX RATE
13.1900 31.1900
STATE EDUCATION TAX

6.0000 6.0000

(SET)
SHA 53.7011 71.7011

Z}5: YEZO|E A]9]3] F 7 o] A (http:/ /www3.ci.detroit.mi.us/legislative/)

O Pl=9 ABAMlgo] WEAlgRtd @ A2 ARFo|A¥H OSullivan et
al.(1995)1 A AAE AAT 115% FEE w7 AibAe] i ABAE o
2t B oo, B ALA(HRA) AEAE] oF 28ujo]a, et Yyt
Al FHEAA AEAE oF 28u]o &g

o o] B "ol gt AL HEAME] F 0.05%%

gutet THEAA i ﬂrﬁéﬁe‘:@}gg oF 20% 2 HUS w FHA
02%° Z&5e AEaAES 0.04%Y

o %
A&

<E IV-4> 9|2 A DIEHASESI MaME(1988d 7|F)

(1 %)
A 7 = A& Hrdds& A E A&
TJEZO|E 8.28 49.5 4.10
2] 7] 3.71 99.4 3.69
et o} 7.87 30.2 2.38
Al 7}aL 9.66 16.0 1.55
4 9.27 12.1 1.13
Z2aAAY 2~ 1.04 61.2 0.64
78 (9A) 1.40 35.7 0.05
(EA) 1.40 28.0 0.0039

AL g 1151999,
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