China W Real Estate
oI 3 M T 1

I h KRBTE BF

% N\ 45

Ao K oAk



Y LIRS B S T AR AR
R AKF “985F 5" MAH

0
€D

RENIEWY
ch 6 5 7 3

TH KoK BE

THEBR
B R AR S H 50
SRR I
BRI ET SR
STHBHRAALT L

£



Estate

RChma Fieéw

b = i HL ™ PR

(REBB~FLY FAPIER. XF. BREER
HEERACERRY . ERIRSENIE. BH. £
gtﬁﬁ%ﬁﬁﬁﬂ.—ﬁﬁm.ﬁﬁiﬁﬁﬁiﬁ

.

(FRE B IFIE) B PrEREE ;TR A
MU, FRAORA. WHBRK. SOERE.

ITHBENM  BRAFEHRERRFO
RIFAIEAAL
F R TR R
IHEHRARUAREM

T KIGHE &

B E% DREE LHE AR
RERE Vi

REBIE W Y=
& H mE BXE KEF F

HERIT KER
R BXE KER EF

ook BRMA TXAEERES
B g 025—84699886
BF#4  dichanpl@sina.com

SR mmassma

HARA YIX

2 4 HeRiE

En i FHMEIRI 2 BRAS]

F =& 787mm x 1092mm 1,/16
Bl 3k e

F & 284F

B # 1—2500

3 2 ISBN 978—7—5641—1620—0
B & 20094E3F & 1Bk 20094E3 8 &1 KENRI
E M 40.007T

EREREE (CIP) ¥iE

S EpHPE. 5 8 B/KIHE, BT L. AR
FRT A AL, 2009. 3

ISBN 978-7-5641-1620-0

I 11 @i--@He- TIL pipelk—HFo— e H
IV. F299. 233

o [ A B B IECTPEUE A% 7 (2009) 550402715




E N

URBAN CHINA RUSSEL PLANNING

FTEETRYARGEREELENETWHTRUARNME., SERAPERTHSA
WRBRNBEE. AhEHTHSHRENETHACR‘EEE HFSRURS. A48
f5: FE. B AKX AF. RETDAGHINEREMNMTAERE: HE. Tk, R E
AT AR AL SH SR EEE IR,

TRWKUEBHHTARERTDRAKIE. UEFRBRES TR BKEZEHE A
AEE, WEHTERER. BL. STEARNANTERE. FEERMEIE. TR ARE
BA. SMEEZ MBI ANSR RN, TR T W AP R KR T,

BRAFKEEARRETEATRYARERKETFER. KEEBRAEHR
REAHERFZRARK. PERTHESZREISK. BRAFETREMRPOEE. 7T
AT RBRARRERK. SIABTEFEEESEFEARWBK. IHEAHSFIEUSE
K. IHEERERER

FEHRNERAEZ UMM L — (FEBFHB~FL) . (PEWETFRY . 21
MR— WM RS XAMRR. WHRASEM~HRA. BHR~LHRR. BH
RREMETRFT. BHREXRARE. KbSAHMUETT, HMNBEE=AXUERAR
AE)

FRBKMARSZ A -

WHEESEIAEERY. BHEKSXLERY. HHRRm LR, B RER
Ky, WHRRSEH~RY. BHERMCAREY (HHPERTESXERTREIRATE
EXFR. RHARTELESE. APEHTHSIHERAR).

FRARFEE:
REANRETRE. AREHENATESL FZRBGRTER. ARBBERY
H3E

B EE T RS, BOEEETmAF EX, #mak, TERT

AR EHTRIMARRELH BAFEEREHHTARSZRPLIFERBRERNE
A

PEEEHEREEIHER TR RER)

B UM\  srovsums i arna TSRz Er LEISE
T ‘ '—.—“\ Tel /Fax.025—84699886 EXZ& A . 2
T ST L TR






[Review
UGt H =

BiPHFR
1 T R B MR L. BN S I 3
— AL #uﬁT%%FE&%z~
6 EFamBa LR~ HRs WA B O
1 T F X
15 WAk e 7 0
— EEAL kR B
21 MR BRI N BT o
it 25
28 AR RS — IR X K& % E
38 BIREH GEEREPAH KU T H3E MK B RER
1Fig#t X ,
|48 WEHEATME VS TAEREHH HNR |
i B2 ﬁﬁ“¢ﬁﬂ”%@ﬂmﬂ§55% % oiE
| 55 EVIBIREE TR~ RN A S iR E XNEE |
| 64 BT RK AR B R B R fRAT WAE |
§ X
72 B BTRER AH BOETURAE 5 (5 4T MR BBL 4REEH
| DL R TR T X B Bk B E K A
| it 5 :
| 80 X 5 A0 B AR S T A AS R A R R % % |
| — Y “BREFELAIEARTE” A !
B:: BRA TR £ 5 RAR |
| ERES
106 h E R IR S 45 (2008 .6—2008.12) B H
#BAT & 5 K B
122 B 2 %
125 PRIl OR=E 0 )
— R E AL K E R R
Wigiz
129 WEHHR R B ST 1
—HME &
133 i T I AR X




0
B EHILED

B RN BRUASH

KIBE HIR HS
MRAFHHRFARPOEE
IHERHEFFRaISK
PEBTHEFREISK

B OE: FHMSRAA CHEEEH WML, XEERATHHMSELN T REEER, EFH

HABERLCHHBRFRFEXRLH, Lzl BEXAEROEFFTREAAGHEERE. BT
M/ﬁﬁt%ﬂtﬁ MNERENFFENTFRETME, BAZANTARFFE M, BHEMEZHZL
2 YD

Xgim: wEMZH HEEM  REREHEAN (FEEK

20084FXf T-rp B 5 =k, & —IAIRAL. BERREL. AFNREL, BRZREERIAMK—E. 5
e BB ERSL Uk PR R A LRI, BT 5T REA N b= B e i LA
FLOMAT AR FUSE IR LASh, SCBE R s ™ AE e . AERR A ENE RERZ IR 7 A, Y, TEREER K
AL BRSNS SRR, T IS (0 55 ™ T I ™ TR e — SEXd 5 3t IR A BT IR SC B, TERT S
ﬂﬁﬁ%m$ﬁ The. e, RIEBEARBRER T, SRR — mUBIENR, w5 AR

, MRS — AN . AHXT A BARRE SN . A LB 0T, AN EE G g S e R R
%% ANGITE B3 3 A BRURE R AR RR R L, SEANAIE B s A R R SR g, TR S R A BUAJR
HEEH AP RERER L, B R RAHSBAEM NN — MR & T —PREPRER &
RRFFKYL, HA20F LHhEEH> M, & MED THRBUAER. A FERMNEHERNAR
G SRR . Kk, EEREFS, B BE —MAANBSA I EAET BEpE “A89L” ) 1
ae AN SORE ERERWRBERZEVINRE &L — 2PN 5EREFERER LS EMR . WE

by B EA R A FEX E, EHARGM R REFM A AR PRt o4 B8 o EE.

~ AW R — R RHE” R

RO R, LB AR5 kA B PETE, SO ATt
B WSEBLE .

B — AR 5 S AL B RO, 48— A R 2 5 SR, T 55 b7
BRI TR 5 S T, SUREA R 55 RO oo ELBE R, T 3L s
R UG RFA IS A . PR, SLAT ORI 5B S BRSO LR
P, LR 5 S SRS AR, B ROBRE M A TR LRI, LR MR IER. RRATEOA



China Real Estate
ReVIG oh [ B 4 = S

SERF R LI () BB 2200, B R R BARATRIZER, 5 B EAR TR ZERIBIR 2 TT . 7 @KL B S04k
A5 RN — T RN BRSO ABUE HIRHLE],  E 55 i 5 by, R BA P EMAES
SCAEE T, AMTI9495E LK, Hh EIHEIT T RIZ BF S BOR, W ERSREAGE, (EEFHRIZ5 AT
JIT I A AR A 2 5 1 R BEAE B TRk, TOEARERSOFE AN R . BHlgsEskli, AfEg R A4F)s
KA, mSLBRE R AR BRI E KL —. 20822904E4R, FEE BT, AT
—AMRAR G R B EIRXA R, o E AR RIZR S K B e B HIRE, PREEANT AN
FERARI G T A R, X DERIE . SRR, B2 R m, EhERA TR L
) “EBR” » B P TRARZ AT AR o e, R ERER S SO SRR ) 5
PR MRS, AKE AN, AHUGE R R, EERARE 5 R R
HE WM GRS A EPE - RBERUE, APRAE! EIXAMFERI T, A O™ Rt R
Al FEARSCROELR A RAER AL, DUESBA T B S  2ie, AR, AR an,
PR PR S o 5 SR S BORRAS S IR o o SBURF ) 1 B 5 BUR A Je . RAE TR A, DA T ikl
Wla, SRRy U™ EHREVRSL . E20HLC0EAAHIII [, JLPRA SR AL B e
M HE, BCAYNAT B, 55 AR BORIEM L 22 . B R, B EE SR
AR, (R, EWRXAARIT IR, IR ASTARE N, AT AT R W R AR A
RERTPTARAR, JehAE o ER S B W TR A R, )R IR B R [ s
Wi, AMLTFER TR PR AR, XA EA TR B M EA, X Bk
HRARRR [ O E, RARNA S SR — P SAFAE TR, R LT AERAEAE S A RRE T TR ER
SE M — R AELENEER . W—fIWEENE: AT HCRRAERE, A2ff, AT, 4FaReEnt
Wio RS RGO BEARESE” o HENAEEREH>, — FFHEARA L, UFITIF T ARAREKEK
WY, G R R R AR E o E R A LUK, %ﬂ?ﬁﬁ%*@'ﬁﬁ%%%$ﬁﬁ%%ﬁ¢
B2 LT AR A 2 G RS e M S AT RO 22 5E o TP ) S 2R AU I ST AR X 22

R . WhE =T 2ERERES, FENTRRREN, 7 ?%Mﬁﬂ&unﬁi\ﬁﬂﬁﬁ%
JUTAESCH, ZRIEFNEE. WAL, REAR, AWAC, BEFEPERE, o ixt 5+ i
“REaBSE” AR ERE: WKELBIRW, B/ VIR IR St SR KA AR EEBUR, Wi
iE: “SR=E%dEZ7 . REREEE BXEAERNRTER, EHRIEN T HEARERERRZR
SE R LB A G K R B AR, BARLEN S TUNA . Bk, ARSI “HE~ A
D7 XA, I HLF RO T E AR SO O BRI AR 2RI R, e R RIS AN F
204, 15 RAAECAEE T HAMHKIRREZ —©, KW UEERD LA NERREAZ —.

v BORDRA 9T —rE S ERREOR RS T E SRR

WIRA R, h S TFIK 30 46, MBS T 2ATMERRS, EAME, Lo, woib.
GO ER AR, R4 e AL R Rt (R e LR N, L RAL AR, 52
SRR DR R P 10 RS SRR, 7 DAt A 2 PR IO 22 R L,
AL, SR, AR R, BRI, AOEFE. (5 R A AT, P A
AR TE B2 L —.

e MIECETFHURAR L 30 4, (LR, BORIVAEMRERRL T, JLTFA SRS R i
RSEHE . RECETFRR S M SR MR, FREETT, A Rk,

2



0
B2r#n €D

HaA RS HE, TRRESCENERZEN, BRESEN BRI, #MAGETR S8 K IHRAA L,
B S B AR ? R EN R EAT A7 SR EH SRR ERA N Z R ATEE? BEERSIENTE
SRR — R ? P95 T M SR L0 A TS T 2 PG5 BRI 2 30 N AN B B “ R S AR 7 ?
KR A TE AR G — I AR BE B, REBPECENFWER. R85, T, @, B, #H, KM
SURSETTH, HORGEA A0 AR, R U SR e, BUE U “BCE MR T, EH
Boyy o ALARSCE . T BRSO . L bR | S ARHIBCE . AR SUE ., PUSE. BIRES,
AT VI T A A BOR B REFHES, FEAMER. FEHE—DBIRESSELENHRRZ T
30 FEBAEHIREBE . SFFAEREH, AT AR AR OO RABEE, HRENE. AHr
Sfrzh. Bt ZRAIMAEREND B O —FAEB AL RIERTER THEBREAR, MEHEER
MCERBEFEREAEM. B, SRR T AR REATATEEFMA THEEHSTR, EERN—
B NI AL BN R —A “RabR”, WRA T —EE, AMISAE TR NAEGERRE, S THER,
AREHELE B L T AR ORBEI 2 AR 7. ZHURE B, ZHN N EFREFRENS (2R, 5t
ERE ARG D, iR 2 NS RGP RN — W, R, EEEEEN ML
W AMERIAE R — RFCHH A EE AR, REER, A PERNAER T EROIE
B, SRS o [ 6 55 3t 1l 3 B A v [ ST AR R Bk A E R

=« R S sl AR A ISR S AN ELR)”

LR EES R ZERSEHPE, RE T EAR G EERRNA ST R BErtt Mmook e
ST 56% @, U4 E IEANE “ BT AL S BRI T BT ST AL R R B S AR — AR,
o EIR T T 1949 4E (1 10. 9%, F| 1978 4F 18. 7%, 2003 4E{1 30. 1%, FFF) 2008 4E[ 46% &4, FEIRA
N L A 8 LT Bk 55 b = T 37 R K “ 40 R 7 SRIEAZ 030 1) . B RRIESE 1T, 2005 45 11 A 1 H,
AEFEBHIND K 14735 J7 A, b, BB W A DR 4779 5 AN®.  dnmg st A DT 10 463 J L4600 7 200 77 .
2008 LEVL IR B ILIAIAN RN DR 57%. #M. TTHmMEMERT, sRADBEBE =42 —. b5, HHE
IR GN, TOanERIL =AM RSE . ARSI A sk A O AT LGE S| 90% LA E, BRYIM 20 42 80 AR
BJLITA, B 21 HHL2HI1 1600 TN, A O T A 6. Witk 2R EEHr=E .

BT BT RBLH SR O sk 8R4 R A4F 55 B S RITE M TR oR, 1 H R =R IR

— R BUNEEIR T RHEERI, W ‘YT . “EBWEUE” %, “RIERAETR” . Wi ARE
g, @AM T REES W R, BEES T HEEHFRE, 10 EIXR S 3R AR R
=R, th FRE R S 3T A K R R KA DR ER .

TRARAN O FEAEEREFER WMiASRA DRIIEK, KRR B T K 85% e A XA BRAE, B
20304E AT JE, P E IR T AL AT RES Ik B 75%~80%, X — HAIRMIAR 2 55 = i Rl R R, AR ML~6fZ A1
FCAIR TN, X R S R S KB g .

ZRUESZHR BN 2 R RESE IR S ERAAEFSEFT R XFPFR R SRR —FBUA T
K, MHAZOF D BRI R AN DG FRR, Wl E =R RER N T &R T 4k A O K R
LR FR . XAk N Ok sl: T RMEEE. EEERMVEREENRE, Hilk
RAMEAETER B ERTR, MXEANTEREERBEKT, BR—AE3ERE, dmEsmiim k. ms
X RARERALRSEEER, X—E3RXEG A HiiEtE.

Hit, BT EMHE A D ABSFEEHIXBENZREG =BT A, —RABTE 10 FIrKEL T,

3



a Real Estate

Rewew o ] B b = 3 8

G i ok BA RN A EBAES PR ELAR, B Tia 2B Esh, BRI m
P K. i A EEIER35~40F I K, BTl R RSB “Ha” , XA “PBR” Axeei
“Urigdnal” T HERA O EER A R .

T ST AE A “HBIBEREIN” AW R R R R LRI HBURF e, EBUR 530
WALKIE ;s R AR R AR SR BUN BB, BB BFR. T 5. ek, Fuh. gk, %
B BEST RS, AN HAd T A ST SE AR BUF BN . =R R R RS R BURFIf E 1, WA
DR8I RRKXRSE, SEMEAATEBERSE. MR 3 & hBURF IR K. T2
W R HBUR RS B . XL ORI WS AR KRR, WER BRI KB X AL 4
M5 7, BA AT RESC — D REATER R INE . WBURFIERRS0 MBI T — 4Bk, T H Bk ATk ) 55 ™ i i
MR KR THE S ], TR — AR, KRB, winT DOE I BUR A “ 23800
AN RERBEHR. BRARMERLR, BHEIEERATHN, (H2, T LA EMBATLYL
ol F skt ToBELE — B EER A RS T BURF RN BIIX50ML “or4L” , TR £ EX AP A st
BARBREANTA. Fik, FBRREAVFHRTHET, EROEEALSFRAASXAM “HIREREN" §l
WAV R AR ZES . ERW, FEs it R s, KA RIER, KRR R, —EAIE
RS ERA A AT EEATLUXMU, BHimrRRE, AR K RACRER “HIERBIN”
fiE, IEAEMIERN RSO AR BE T A S R AN AP AL, BE UL, B TR — e A0S TRt &
MIEERZ RS, PRI RANE T “RARFEN” Witttz

o [ kA DAt A0 M R AR BT A O RAE AL A LA, XA N IR R - i) [ 2K s PR AT
B @k, hEPTEREATTAE R L, — BEARRETTOUR, S AEEATTE T 00 E A TR,
ARAWIGTEINRE, XA BUF S LT R R A T ERZI M & 605, BRBUR B — M2 B 208
W ORI ST AR B R T R HORSEBL; ST B KA 4 S R M OR e G ST
LPFER P BT M B ORI, XL R DML REZ ., T BUT & E R E, DR
FEAE EIOINRS S pA, TS =i S E ) B, EEEMAHHaTHREHSAToEGST, Bk
WA “EHPALERTENL” o FTEAVEEHLR g DS ATR M0, FEME (BEfail) — il =R
PR MAFAEE UM SENL: —RATFEHL, BILTF REAREE L8 HH M EUBCANNTR. —-26
BN, BUTBUREA ML R0 0 & B YSRUMASH ARG R U TP ETRS. ZREaENE, B
S REAR AR AN LU (R A S A A R B FAE . DURBIPLIENL, BRI R S
ARt AL RS 5FPC. YRTEFHHEERRE, SRANEECLR/E T8, o
A WS T — R A S TR, WA TRTSOE M, (ELRAL SRS 5 1= () K A A RE A A
[, JXAE—EFERE LU T JATH G B8 . BORFHEAT T AR KK RS RS, ek, &304
S DMER B B A SN E XS HE. ==

OAXRBEEAY “985F&” BlHx—. ERF “Aw” , HHEEEL. REABHL. H2BMR. XUNERE
%\AXE%ﬂo$XE£*Z*,

Q@ EHAR(GwFHegel)¥; KABE 2F¥E=Z4T). x: BHFHHHE, 1981.222
OFERAERERAAROLAR T82%, XE2006FHAT. WBRAXXERNEREFEAE, RNTULAHLIHN

4



1]
Hitthr EHIED

O#E X%

©% N Bi#E; xARE. 6 3], 2001.2. 4. 6




ReVIeW o [ B 4 SR

& F=iE hiHaoE b B i R LRib

REE MIXKFEERFRARK HE #S
E M MIXFEREEHARPOETE

W OE BLFHTNEFRIARY, FEEANEIENG I BRTEFFemBiy. L+
M T AR EFEERNZ BT NNALL L FHFEN R Rt 2R R, AUERE
Tx—MA, AL REATHTTN, FhREN S L, UREE LR EAEX 4.
MFEATA MARREGEXEFEFT BHITRANFRER.

REER: BT ZE EHbh e

— 5l&
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2% [0 T 1) (space market) 248 H] 5 3™ (Ll 514 A]) (#7177 (Geltner & Miller 2000). 1XJE T
2R YRR A s A H 3% (usage  market) 8L 1) (rental market), JLRGSRT5 AT LA A 4% 8] H 19 2%
s AR AN KEESA R, THRELE J5 W AR 25 (R 4L P () 98 7= B 3 (Canfl 1) o 4 — 1 s N 314
IR IR FRZ L. BRI, AL A% (e 2 () T 4 RO 45 R0 75 sk e s ) iy SR04 1) )3 U3 i 2 ) 44
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BO AT 4.
e HRI
prepa s | > <:| 7 A il

(Landlords) (Tenants)
« F4>(Rents)
+ 54 (Occupancy)
B 7l B i = = 8] i 4% B A X ZEKE: Geltner & Miller (2000)
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FEH e FAET ) 0 BLET 2 HFRWY) (multipurpose shopping) I [R), IX 1E 12 LS5 0T (R Lo P 29 e 15
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MR R B ARAY, TR R M e 1 A () R A T AR R, DA PR B T 3 T SRR R
PRI, 78 Mk B8 7 % ) B B Y R R I — AN AR )9 J5 I W (Eppli & Shilling 2001). 1 H., A[EZEA R
b it HAR I AR AR F], B AnEppli & Shilling (2001) FRIF 5T 3 WA 9 [ 9 7028 BRI Tl 5t (FF T
A, WEMVEEEL 224, X TFRENZER~1Y, W EEEK.

= kNN Z
(—) EFHIBME LAY FE B S #1L

Pl = 25 ) T 7 0 i FE A 4 1, LA o S R B4R Y E (Geographic location)Fl#E /257y
(Property type). Lt HUBRALE O] LURAEAFMIE K, —ANE RN A RSB0 AR R K, % 2k
RNEARIIARE . T, BEURA TS,
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/T £ R M BLiL (arbitrage pricing theory, fRIFKAPT)UER] 7 HiX PE % 4745 . Mueller (1993) TP T
3164 KA T vt X (MSAS) (FFRAE =MV 20 A LA T S I ARUE 94X 3R 1K %1 43, Hartzell et al. (1986) (181X
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T2 AATRIVE T B IXEOFA AL .
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A BN BT 43K AN R 1 50T g . RAT 0 ARETT ) o W] S5 (1 M B 40 43 544 . Heosli et al. (1997)  [{I#F
FEE RRFUE WA E RN R T IAAT I, SRR oy EE AR RE . B S T i Al R 4R — it
eI P ARG 07 B R IG, SRR AR B AR T 35 2 A B LR 7 o Mt B AR 37 48 4t
BoR T —MEH R AT AT 1) = X 484 . {H 2, Hendershott et al. (2002) L5 LARTIBFFT AN,
?f‘t 2 BRI AN A R AR T R — AW R A bR 5y o AR, AT IE IR AT 37 AR & B0

—MEFH (London effect): 7EAREL, FPAREIIMNAE (Fld: ) RN I 25 18] 75 SRS vE A St R £
lkt'?l‘ ANIR) 5 7= 21 (10 75 b b 7 F b BRI 3 AN RAH R 11
(Z) Ml 7S [8) 25 A 4K T SR B4 388 Bl A0 8%

BB NS A W AT 2RI B R, BR T 3RTG m AR R IR 2 b, o A T (RO ) B
b 1L, AR R B SR AL KL 0 BE ) A TSR . Wurtzebach et al. (1991) K56 4 b b5 = 4134
553 K 2 1] 06 FR IR H S 2 AR S 4R A AN I8 K L8E (inflation hedge). FF3E—20 & B AR A BEFI Lk %8 7~
Z 18], RS LB SR A A B 2 5 . Barber et al. (1997) [w] IRH# 1 T 22 J0AS o] MU0 ik o3 455 750 01 45 #y fi)
HIEA(SVAR), ALK B 7 ek — AN, (EASUR — MRS . I HR R %= 78
MLt fE ) EAFAEZE S, TR o B i I A B A B e o AT 80 AT A IR 8 7 3 G B AU T MG e 7 AS [+ )
UEHE o
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0
2itHn EHIED

LN L eAd 00T
(—) Bl = E A ENE (FAE)

TR ] AL ST, RN BB A AT DR e RO, (R, ARIREL ARk st S i
S N FE WA A
1S

I W, 5 AN [R] B 01 AS () M DX 2 8] 1) 0 A R R 4 R A7 A6 2 3% I AN ] (Fisher & Webb 1991;
Sivitanides 1997). fE/rAMHGFREM AT IHR T, FR 7208 R FFEMAR B, sOFR A RFAE ] )5 25 20
(hedonic regression equation). Mills (1992) fERHIRHERIHSER /34T T 1990 4 Chicago KA HLX Jp 2
R Rl FL e (asking rents) i, $5 i) il B G HOBE T FURFAE 2 55 AP BAH ORI B e, AR FAERS |
BRI FELL BIE. I AT, LM%, Dunse & Jones(1998) F1 Gunnelin & Soderberg (2003)
M IMAREFFEMASBIRLR L T — A5k . J34h, Sivitanides (1997) i Al 3 B¢ (1 FH 4 A BAR A (1B 7%,
5 N 2 2% [N Rl DI p AR R T S A EL W o JFIA, Sk B OB K e T &0 fil 6
A 52 R .

2. REHE

KB SEUEBT FUUE . 76 7 Ml =% (8] #L 55 o 47 75 45 41 4% 5230 (Benjamin et al. 1992; Miceli & Simans
1992). AATTIA th TP O 005 BRA AR R RSN EE, REE A b RSB . TR R
ZH|T ENIE SNSRI LF AL, B CABEN S AT SN S ek B, X R A AR A S A
FRORH G0 W SE R SR IR T AE . T HL, SR G S R A MAAE D B MR, FEMSEEEH
FEAF A EFER — 5 1 4 LeVE AL 4324 (Miceli & Simans 1992; Gerbich 1998; Chun et al. 2001).
XU T BB 50X — F A Al A B T RESRAF B 0, th B 3 O B 2 AR B R BT RE SRS 1 B
# (Brueckner 1993). ifi—MIEREF G E—ANTEH— & E 2 LA ELBIRL G, AESE KX L8 15 Bl TR K 4158
PEHEAT WAEALER AL (Miiceli & Simans 1992).

RUUT P ARERIFFE AR, TE RO HEE (Y h AL E . AT AR, R
B2 T 24 FL 4 R (0 B e A5 4 B3 I SL W (Eppli & Shilling 1993; Sirman & Guidry 1993). 4X1fi,
I AAIT 9 S 1) s e A 2 ) (SR8 B IR 300 TR B M i sg i, JUIHR TS (retail image) il % 5 41
2 (retail mix), 53 (0B E B EORBUNS, AT B0 3 5 98 42 3 44 (Eppli & Shilling 1996
Pashigian & Gould 1998; Mejia & Eppli 2000; Mejia & Benjiamin 20025%) .

S @mlk=EBETA

FNL R EAT A S RAEERCREX R QRS AAEE D T 1A S R & o i 287 i
], XA SRR 2 b 25t R AR B8 7 B S Bz AL SIS B % . Benjamin et al. (1998) fi7 i
MG SRR LA IR 45 R, 48 A AECRRR B8 IR P R B A B RE ), DARAE AR
AR Z A7 AE HAE BAXTFR o

B V2 A s b 5 1= VR G5 R A AE M 2877 11 L, Benjamin et al. (1998) @i SR A& Tt ML AL P
RO HBLER, R T—AMBUE BB & RIS (A, AR AR P B8 7= M A de K
SERAMFR . EEBFBME SR, MR 2SR, AR T3 AN bE, 5 R
MHAF PR .

BESR KA J LT B shFL L4 HARA TR R A, B2 A 2 RAFEENE ? fr ottt TR 2 vl g I
K, QB BEAETIAMARRE, KB, LHEA. ERAAE PR LR LT, A
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ReVle [ B =

XA EAEAD ¥4 CHE ) J (Pretorius et al. 2003). AMEFH BTAFAE K R RN T o8 P~ B AR 2, DR Al AT T T
DA X —HIR T AT P (SR B, G 505 F XU S B S A IR E R 58, A B4
B AV LY %5 ) Pl X — U I F R A R AL &%
(=) @z (B FE E il (FHLY) BIE AL

FILG% IS sl R 24 28 B A7 Bk N 283 £ A (options) . Buetow & Albert (1998) #5677 A fAE i M FiLLY
Hh M 37 AR AN R (R JE AL, B i e BB A e . H TS, A RREBUN AL A SR
i (14 R Fil 42 . Mooradian & Yang (2000) KILAEL T A SN N, SH AN ABEERMIY), HE
[R)FHL 4 0 2 By, fHE, 28k (termination) Fl4% #l (sublet) E BB WA R I SR EE m AL S G, E
PR T AR E L FA A SR 1) 26 PR 80 5 M) T R s 49 £ B Sk AL 2 M S e 75 I AT X
IERERL. A, SR H TALA TP M T LR PR, TSR N BE 8 AE SR IR L R XRS, IR SE
AP AL SRS B 2 vh . BRI, JFAR T I PR 5 B R U m L .

T L e U] (5] B vt o

25 ) 1] AR (leasing) 8 # 4l A5 (owning) B MPIZ/E b T il (25 1) o 2t SR 25 AT 0, B4 28 W) il 23
LEJ5 H = EREAT BT o ISR SR RS, AN ) AT AR A AR B A AR, BRAN
AL AR KX — M SRR o ST, RS AR AL BT, O W] R A A () TR AN B T4 mIAL
Ao IXHALAF L F] AT AR A AR L AR PEA . IX BB RPN 2 R 7T LB B 1 5 1 S A B R T S
22 I (RN 2 3 XU 5 55 7= () (BEJS (R0 2 4 FRURS,) LR

R, FLGE A R S LS S R A TR, BRA R B A AN KR R A
fEo ML BT A A BRI, E [ It S R4 L5 38 A R IO I (5% 7 D S I 380 £ A
20 M RBGD . T A T RS IX — KK T LE A i 2 P s S AL 4 A R e R A
FAAT O LR AR . R, B T AERL BT 1) 4k v xd i B P EAT A F AN, 0 R B8 7 1R 2 W)t/ TR
e FREAT T I . B A A R A [ S AT AL 4 BE BN sE . Dobson & Goddard (1996)
(RIAIF 5 2 1 ELAT RGNS B 26 110 2 ) T il S g e D) K T AS A2 AL 65

N~ Gl

e M 7 8 2 ) 1T 47 01 2 P A A KT R S [ A B TS 2 A AT, r R TR 2 A, DL
kA AL SR AR G IR <. AL SEAT A . FHL DA R A (Al I AL SRR R A5 2 07 . TR T — MO e 44
Fo WEFTR o AR SCIE AR T R b5 i R 22 (8] T 30— R A, 0 22 B AR DR BIF FEREAT T B R et
grik. Sish, ASCOUE N F— USR5 - AT, A ASCR TR — R, o] DLzl LA
1 (2 R 3 27 55) SRIEAT BT FE X 78 b 22 1] (RS — P A EAT T A #T o

o [ R e AN S I LA R 2, AR R D AN Sl ORISR RE U IE AL TR AP B B
K Tl ps = (0 SCHR, 2 8 TR R R R R P L A L, R BB . B
(RIS 98 4 R0 A S A0 B8 0 A A SR IR i A, (W EE T MR AT, WP BRI R MG AN AL o A ALY
WHFLREAS B At 5| R MVE AT, HESh ob R Ml 5 ™ 0 A LR 3 S SR Ui SP R g o o
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