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Land prices formation factor analysis in Kagoshima City
by Hedonic approach

Masanori Ozaki and Hirofumi Fukuyama

Abstract

Because of the deterioration of the financial circumstances on both the nations and the local, in recent
years, the public policy such as the social capital investment has been received the severe evaluation. Under
this situation, the necessity of the efficient selection and investment of the social capital which is supported
by the citizen consensus is demanded more and more; therefore, it become difficult to meet the citizen needs
using the only standardized policy from the nations.

In recent years, for grasping the citizen’s opinion objectively and relating the policy, the means to
measure regularly how much profit the public policy productive has been noticed. The one of means is the
hedonic approach. In this study, the properties of real property which influences intentionally the price of land
in the Kagoshima City is able to be supplemented by the hedonic approach or not. In addition, for recognizing
which properties is important factor to conclude the difference of the price of land, I divided the Kagoshima
City into all division, the division of residential area, and the division of commercial area and did the
demonstration analysis. As far as I know, the studies about the profit measure using the hedonic approach are
normally focused on the metropolitan area, and the few studies are focused on the local city. On this point,
It will be thought that this study has the value and is able to utilize as the morgues for planning the social
capital in the Kagoshima City.

It is fortunate to be the reference for realizing the citizen needs which are against the social capital in
local cities as the quantity index.
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BUIRONVAY

(1) ZRHPICETHHFEROER

X 51143 TS BT SRR R 2 £ 5 () IR T HHEBIEEATEREKIZ0.778L % 1,
HERHRE RIZ78% DN 2O Z L2k b2, ke LTRIFAFBEIHEONEVWR B,
BT EAEEI L CHERHRE R & 00T LT <

x5 HERR—E

(a) &2R% (b) {EE
. . X 5311430 15, N " {EEH75Hb 15
B — BT -
2% t fili ¥ t i

(EHH) 21,494.74 0.931 (EHoH) 67,397.46 2.930 sk

AC -59.13 | -3.079 **x AC -44.03 | -1.126
| R 672.70 |  8.342 %xx i | pR 193.26 | 3.497 *x*
52 WIDTH 428309 |  3.085 **x ES WIDTH 10,000.13 |  3.171***
2z .
% | DS 0.84 | 0279 % | DS 0.35 | 0.290

DIST 262612 | -1.373* DIST -2.772.55 | -3.493 *xx

LL -17,006.73 | -0.720 LL -21,996.51 | -2.023 **
B | CHOKU | -12045248 | -2.992 **x B | cHOKU | -15263.68 | -0.776
53 SD -924.71 | -0.035 52 SD -7.407.70 | -0.813
2z 2z
% | FD 526381 | 0.230 s | FD 9614029 |  2.335%x

EV -143571 | -0.105 EV 2332047 | —4.486 %x*
Adjusted R® 0.778 Adjusted R* 0.769
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1% t il
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.
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e
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% SD
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730.84, tfHA0.279& %20, AEALMBEIMONLE o7z, —BKIC, RS HNS 1T EAK
WOFMEMEAEL 20, WAHCEDEEZ LT EELONE, T2, %L DEATHREICE
WTHRBOBFIIAT, AEGEEIE LN TV, BEBTICBLTFRIIK T R L
olzBHRELTIE, ZBFEICHET S 20082555203 TE 5, 12HIE, KR
EBHICBWTIZIREHME D STTESLNADBMALELTEY, IO EFERE LTHE
MEINTWBZETHbD, 220HIE, MBI ORRE L CHABEICHTHEARZTHLZ L
Thb,
DIST ([ FE 5 eBR] £ CoOMiE) 1I2onT

MEEREHRIER ] F CoOHEEE, v 7 VEh S IR ORFVIRE TCOHBIZZI»S
[REVR Bl | £ COMBIRMZMZ 72D TH S, ToHLHEETTOT 7L EY 74
DREEREEZ OND, BREA-2,626.12, tfEA-1.3738 %0, 10%KETHETH S,
TV HT SRS IR E COREEA 1 km BN A 12D & 1m* 2472 0 £92,600 P Hofifi %
TWAERE LI EWRENT, T2, o TVHED S AR FCEIEETRIRETT 7 &
AT B4 O ME L CHRT 21T 5 728, WHOMHBREA08% B2 729 2, ¥, iz bic
WEIITE A EED LR WLREREIVRE NI,
LL(ZA4 7547 3I—)IZDnT

FATIA YT I—E, U TIVHEIH T A A L FAREDOM A STV AEE130,
WEFENRDH LI BREMOEEIZ1 &5 I —BHEZREL %217 5720 ¥ T
HORy 8 FIUE AT A A & T AKBEOM J A - 72l & % o> T b FREAT—17,006.73,
tHAD 07208 2 ), HELRERIIGEON G o7 LAL, HELETEZALEAICRZSTE
0, #BH AL T AREIREMOMITIZB VT, ZOZ LMz TIFAERELRLI L%
RLTWA,
CHOKU (T LI I 5 I —) 12D\ T

LIRS 3 —1%, ¥ ¥ TV AT E LRI TH 2 5613 1, ThAogE
20 &5 I —BREREL CHER 1T 700 REDT-120,452.48, tiEAS—2.992L %), 1%
KETHETH 5o HHEILFEXIRANOHAGIZZ 5 THRVHAGIZ T 1m? 472 9 #120,000
MTFA%Z EAVR SNz, H LT, FHE LTHLWE A -T2z, WETEh
WEHTH S LR, THAHAT 2124700 SR CTRE S, F 713N 7 AR
BLBhoTLEIF—AbH2720LEZONL,
SD (B JEHEMIX IS I —) - FDRASEMEXIRS I —)IZonT

SD & FD &, H ¥ FWVHIEAE YK TH L6131, FELMIRTHLLH5130E 53—
TR ERELCHRIT o720 SDBLUFDIZOWVWTIREDICAHELRHRIZESNEd o572,
SD I3FREL, tfEE BICHEVRICR-TWAH I Eh s, IR EER X YT 5 I
WMiAS T2 Z LD HELRTE D, FD IR, tfHE DI EDIEILR->TWA I END, &
ARAVE XIS A 3 % F 5 S eS8 TE b, SO E LTI, BAKEM
TE B D HIX AT VR YL BR R KU & v o 72T O WD HB I ILER IR WHL T H 5 720, 17K
AHESNLZADME Y ETAEEDIEDH AKX  HER RIFT20 L HENTE B,
EV(EE I —)IZ2nT
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TS I —1E, YU TV HEOERELS 0 ~20m &2 5I1E0, EHEA21~80m & S5IE1,
H80m L 7 512 &7 I =B e iwE LR L7z #REDY-1,435.71, tffAS—0.105& 7%
D, AEGHERBIHONG» o720 Lo LR, tEEHIHFFFAL LS TRDE I END,
TENE VI EHIAST 255 2 ERENIZE VR X9,

(2) FEEHMRPIZHITHHEEHEROER

B 75 OHEFHE R EZ K S (b) IR T . HHEBIEFA U EREKIZ0.769E 21,
FHERIZTT%ORA N 25O 2 L2k B 720, &RE LTRIFRFEREMME ORI VR 5, &
X D LRGSR & IR LTRSS BN 2B IO W TN R T <
FR (JRE ) 12OV T

FRELAR193.26, tMHAT3497E %) 1 %KETHETH S, MEBHEIEVHGIIRESN
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EAEIR S NS0 LEZ BN D,

7272, BIHEGEHIEA 4 m KTkt Yy "Ny 7 ORBBERLEZER L 2T ER S Rz
W, Wiz FIF5Z&I12h5b, £y by 7 EiE, B 4m T WERICET S i
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T8 #HHEHRT—FEE-R

EE RS EWEE-1 ~ EWRB-7T5 X a
FEVAES5-1  ~ HEVEE5-28 PGSEHbIX 4
FEWET-1 ~ HERE7-3  MELEHXS
BEWRE9-1  ~ KEEE9-3 X5
FEWE10-1 ~ BERB10-5 Wi LI OB
TR 25 PLP AC FR WIDTH DS DIST LL CHOKU SD FD EV
e -1 112,000 204 200 5 2,700 2.7 0 0
JE -2 99,500 213 80 4.6 2,700 2.7
JE -3 134,000 158 200 6 370 5.87
JiE W -4 180,000 301 200 6 750 0.75
JE W E-5 203,000 152 200 4 830  3.03
JE W56 44,600 173 60 6 5000 6.5
JiE W -7 78,500 115 80 6 2,200 10.1
JE -8 106,000 193 80 6 3,700 3.7
JE -9 132,000 298 200 6.1 900 8.3
eV E-10 63,800 186 80 4.9 4,500 6
e E-11 61,300 218 80 5.5 5500 55
e E-12 98,000 206 80 6.1 6,700 6.7
eV E-13 51,800 147 80 6 3,400 4.9
eV E-14 52,300 150 80 6 2,100 3.6
e E-15 105,000 194 80 5 4,000 55
eV E-16 102,000 247 200 3.7 500 7.9
e E-17 104,000 208 200 4.5 5700 5.7
eV E-18 110,000 223 80 5 3,600 3.6

JEEYE R -19 71,500 174 80 7.7 5,600 5.6
JEE YA IS5 -20 102,000 264 200 4.3 4,500 4.5

JEE 5 -21 76,600 165 80 4 4,700 4.7
JiE Y R -22 60,300 190 80 6 7,400 74
JiE YA S5 -23 110,000 183 100 6 1,700 9.1
JiE Y R -24 64,500 169 80 6 600 11.9

JEE YR R -25 88,300 180 200 4.2 1,500 3
JiE Y 155 -26 136,000 206 200 5.9 1,200 1.2

JEE a5 -27 184,000 188 200 8 1,600 1.6
JiE Y 55 -28 87,500 452 80 6.9 4,800 4.8
JEE YA 5 -29 228,000 181 200 8 1,000 1

JEE YA 55 -30 188,000 376 200 6.6 2,700 2
JiEE 531 217,000 221 200 5.9 2,100 3.7
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[« e e o= el e o=« le el o e N e =l Ne e e = iRelNe]
O OO OO O OO OO OO0 OO0 OO0 0 OO0 00000 OO0 0000 RO

JiE Y 55 - 32 172,000 153 200 6 1,200 4.7
JiEYE 155 -33 58,900 217 80 4 10,000 10
JiE Y 55 -34 16,600 222 80 6 12,400 13.9
JEE YA S5 -35 164,000 254 200 6 1,200 1.2
JiE Y 155 - 36 92,000 196 200 3 230 2.43
JiE Y 55 -37 80,500 121 80 4.6 2,700 2.7
JiE Y 155-38 80,000 151 80 4.7 2,500 74
JEE Y 155 -39 125,000 214 200 5.1 2,800 6.3
JiEJE 55 -40 79,400 192 80 6 2,100 9.5
JiEJE 5 -41 96,500 148 80 4.5 2,800 4.3
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o= = O O NN O OO OO0 00 OO NN O HHEE O NN RE R DNO O DNO OO OO




Fe e

R R AN 5

TR 25 PLP AC FR WIDTH DS DIST LL CHOKU SD FD EV
JiE VB B-42 115,000 152 80 6 850 5.75 0 0 0 0 0
JiE VR B-43 130,000 333 200 6 1,000 8.4 0 0 0 0 0
JiE VR B-44 80,300 157 80 6 2,400 9.8 0 0 0 0 0
JHE VR B-45 23,300 477 400 55 13,700 15.2 1 1 0 0 2
JiE V2 -46 79,500 471 80 4.9 1,700 9.1 1 0 0 0 0
JiE VR B-47 112,000 118 100 6 330  9.53 0 0 0 0 0
JiE V2 B-48 33,200 390 400 6.2 450 27.05 1 1 0 0 1
JiE V2 B-49 75,000 133 80 5.4 300 11.6 0 0 0 0 1
JEE V2 B-50 102,000 212 80 6 2,500 7.4 0 0 0 0 1
e B-51 103,000 235 80 6 4,400 4.4 0 0 1 0 0
JiE VB B -52 66,300 238 80 6 7200 8.7 0 0 0 0 2
eV B-53 88,000 250 80 6 3,500 10.9 0 0 0 0 1
JiE VB B -54 66,600 186 80 6 9,500 9.5 0 0 0 0 1
JiE VR B-55 16,700 556 400 5.5 700  31.1 1 1 0 0 1
JiE V2 B -56 109,000 226 80 6.1 3,400 34 0 0 0 0 1
JiE VB B-57 105,000 216 200 3.3 3,000 3 0 0 0 1 1
JiE VB B-58 133,000 254 200 6 1,800 1.8 0 0 0 0 0
JiE VB B-59 33,000 546 200 6.9 180 12.18 1 1 0 0 2
JEE V2 - 60 137,000 237 200 5 2,000 55 0 0 0 0 1
JHE VW E-61 42,300 211 200 6 2,800 124 1 1 0 0 2
JiE V2 - 62 195,000 185 200 6 2,000 2 0 0 0 1 0
JiE V2 -63 217,000 225 200 8 850 0.85 0 0 0 0 0
JiE V2 - 64 174,000 349 200 6.1 560  2.06 0 0 0 0 0
JiE V2 - 65 47,300 182 80 6 5400 6.9 1 0 0 0 2
JiE V2 - 66 56,500 222 80 6 2,600 4.1 0 0 1 0 2
JiE VB - 67 162,000 129 200 5.9 3,100 3.1 0 0 0 1 0
JiE V2 - 68 110,000 330 80 6.2 4,100 4.1 0 0 1 0 1
JEE V2 - 69 88,000 198 80 5 2,900 2.9 0 0 0 0 1
eV E-70 71,000 232 80 5 8200 82 0 0 0 0 2
e E-T1 25,400 231 200 6 12,000 29.3 1 1 0 0 2
eV -T2 107,000 197 80 6.2 400 5.3 0 0 0 0 0
eV E-73 17,700 223 80 5 11,500 288 1 1 0 0 2
eV B-74 107,000 188 100 6 1,000 10.2 0 0 0 0 0
e E-75 60,100 181 80 6 1,100 124 0 0 0 0 1
e E5-1 39,800 344 400 12 600 27.2 1 1 0 0 0
JiE VR B5-2 268,000 91 300 25 500 0.5 0 0 0 0 0
JHE VR B5-3 335,000 236 500 20 1,800 1.8 0 0 0 0 0
JiE VR B5-4 214,000 258 400 25 3,600 3.6 0 0 0 0 0
JHE VR B5-5 54,400 212 300 12 250 12.25 1 1 0 0 1
JiE VB B5-6 187,000 89 200 7 900 4.4 0 0 0 1 0
JiE VR B5-7 622,000 268 700 20 1,600 1.6 0 0 0 0 0
JiE VR B5-8 282,000 489 400  25.1 900 0.9 0 0 0 1 0
JEE VB B5-9 516,000 273 400 25 400 0.4 0 0 0 0 0
HEVEES5-10 | 269,000 227 400 26 1,000 1 0 0 0 0 0
JEWES5-11 | 341,000 312 400 359 2,000 2 0 0 0 0 0
JiE VR 5-12 56,200 398 200 20 11,000 28.3 1 1 0 0 2
JiE VR E5-13 34,300 319 400 12 12,800 14.3 1 1 0 0 2
JEVWES5-14 | 176,000 226 400 15 600 8 0 0 0 0 0
JEVES5-15 | 161,000 838 200 15 1,500 8.9 0 0 0 0 0




ANFZ w7 - 77a =T X 2RI AT TR B 2 R 54T

TR 25 PLP AC FR WIDTH DS DIST LL CHOKU SD FD EV
HEVEE5-16 | 1,050,000 227 700 36 1,300 1.3 0 0 0 0 0
JEVWES5-17 | 201,000 99 400 147 350 1.85 0 0 0 0 0
eV ES5-18 | 252,000 231 400 15 1,900 1.9 0 0 0 0 0
HEVEES5-19 | 596,000 190 500 15 150 0.15 0 0 0 0 0
HEVEE5-20 | 386,000 129 500 15 1,400 1.4 0 0 0 0 0
JEVEE5-21 | 446,000 176 500 8 1,400 1.4 0 0 0 1 0
JEVWEES5-22 | 213,000 172 300 25 1,200 1.2 0 0 0 1 0
JEVWEE5-23 | 251,000 2332 300 25 3,800 3.8 0 0 0 0 0
HEVEES5-24 | 596,000 458 600  36.1 800 0.8 0 0 0 1 0
HEVEE5-25 | 580,000 144 600 25 400 0.4 0 0 0 1 0
HEVEE5-26 | 127,000 400 200 251 4,700 6.2 0 0 0 0 2
HEVEE5-27 | 181,000 119 200 16 1,900 1.9 0 0 0 0 0
HEVEE5-28 | 136,000 430 200 16 1,100 85 0 0 0 0 0
W ET-1 163,000 578 200 8 900 4.4 0 0 0 0 0
eV ET-2 104,000 1649 200 15 2,900 2.9 0 0 0 0 0
eV ET-3 70,500 1866 200 15 1,700 9.1 0 0 0 0 0
eV E9-1 93,200 1983 200 11 960 5.86 1 0 0 0 0
eV E9-2 40,800 1650 200 12 1,800 9.2 0 0 0 0 0
eV E9-3 31,300 1979 200 20 1,900 16 1 0 0 0 0
eV E10-1 41,000 401 80 5 600 14.7 1 0 0 0 0
JiE VR 10-2 20,300 341 80 5 2,500 11.7 1 0 0 0 1
eV E10-3 30,800 210 80 75 8,000 9.5 1 0 0 0 2
eV E10-4 17,200 339 80 6 12,500 125 1 0 0 0 2
eV E10-5 51,500 489 80 3.1 5800 13.2 1 0 0 0 1




