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Abstract: We always come across the term “real-estate bubble” in various media in our daily life, however,
not many of us can give a proper definition or explain the meaning of it. Basically, rea-estate bubble is the
deviation of the market value of a real-estate from its fundamental value. Most of the measurements of bub-
bles are using level values of relevant data (e.g. Return-discounting model and index model), rather than us-
ing the growth rates. This paper uses the deviation between the growth rate of real-estate price and the “re-
fined” marginal return of capital to measure bubbles. Since this method involves a smaller number of relevant
variables, it is more simple and direct. Applications have been made to the analyses of land price of Japan
and property-price of Hong Kong, since 1980s, and real-estate bubbles of the two economies can be shown

clearly in simple graphs.
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Figure 1. Zero-bubble zone of Japanese land price 1980Q1 -
2000Q4 (% on Y-axis)
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Figure 2. Changesin Japan national land price, changesin six
major cities commercial land price and zero bubble zone 1980Q1 -
2000Q4 (% on Y-axis)
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Figure 3. Zero-bubble zone of residential housing pricein Hong
Kong 1983Q1 - 2011Q4 (% on Y-axis)
3. ERMEERMIIRARKIE 1983Q1~2011Q4(Y #iA%)

100
80
60
40
20

0 4/

201

a0 4]

-60

Figure 4. Real-estate bubble of Hong Kong TypesA to E residential
housing (% on Y-axis)

4. BHE A E E BESRTIRIR(Y #A%)

20

TEWT T BATT 45 1 1983~1984 4F, BV HBIL 1 ok .
JR R AT e % B R, A K UM A 1997
TR RN EA BT, B T REENE S, T
S ANE RS I A ER AR, M S & R — R
Pk e JE A HsI A N A RIS, Nk
MroE 1984 4E J5 [ H UG R . IXASFHATE 1994 &R 2f
TR, AR RN IR R TS, (=
1995 fF JE A AR R, 2 1997 45 3 ZEIA E
PR, (HEERDH L T Wil &Rt arl, B0 Sk,
2001 452 3|36 [ 911 F4F J& 2003 452 F|F HL ALt 4
PEREIRCM, AN T#, HILT fulik. BHE
2004 F 6 H & HHFIX 5 rp B Y Hi 228 T« P A
KTEVHEREZRFRANZH” (XFR CEPA), 155
I8/ BT P HBTE TR 5 5 DGR SEIRRSS 2
H A 2k 53R ERA S =Dida . b
PRI T o Y b B B S R e BR 1), B I 5r
IRATFLAE TR, BRI, HIELT ERK.

% 2008 [ HHLR GE (Sub-prime) fEfl, 2 (7] 4
fil MV (.45 Lehman Brothers) 3, S04 3k 4 rlh
FEMIRRE, EHHEMIRERE N, IR R B O .
N T RGN, LSS EDRE P )5 2 [ KR A
AL BE FA UK (Quantitative-easing), I i Hb 78 4> il
W TG, I R m ks ERRIE T, Tt
MR TR AT B 22 7 SE KT . I TR MAERE R
CR T 53084, IR 278 BREE 3 o Rl 2% T,
RTINS R E SR DN P SN a3t
PR IR AT ] £ _E T

& FERIE N —HENEBEN L), FERR
NZ T R E A R BRI SE 5, RRR AL 5t
7 EEERIMEEU E RRANE), FHMENE
FEREHE A Ty s BT i, R IE VLR S .

4. 5B

P b 7 YA — SRR T 5 A R A 5 T R AR A
(IR o AR S L, B ps = IR I T A 22
SR A SR B8 (KT (S i S S AR FRiE) . BRid
7 B2 R AR MUK 22 O 2 3 AN AR 9% 22 4 3]
EELIER

ASORHMEIE T KB AL bl Rk L B B3
PR, TR R R BRI T

Copyright © 2012 Hanspub



J M7= WK P P T 125 % S

WAL TR, FEI AR, SN
B, I AR IO R BEAST B S A 2 1) i S
KREFEIIR.

HA PRI T RN T Etk2e 80 SFAUSHIIFAG H
B A AR, KT BT 80 AEARAEIEAE)
BN M B XTI AR R R, R
s = ARG L, 5 A R R

£EHk (References)

(1] FEFTHIXBUN. HEVBEE 2010-11[M]. ik #&
HERRIATBUX BUR, 2010.

(21  AERATEIXBUN. &M EHE 2011-12[M]. &k %
R AT BUX B, 2011.

[3] P M. Garber. Famous first bubbles. Journa of Economic Per-
spectives, 1990, 4(2): 35-54.

[4]  ®WEK. BEHSHEEZHFM]. dbat JUR Tk H L, 2007:
219-240, 373-387.

[5] C. Wood. The bubble economy: Japan’s extraordinary specula-
tive boom of the 80's and the dramatic bust of the 90's. Coro-
nado: Equinox Publishing, 2006.

[6] J. Kahkonen. Movementsin asset prices since the mid-1980s. In:
U. Baumgartner, G. Meredith, Eds., Saving behavior and the as-
set price “bubble” in Japan: Analytical studies. IMF Occasional
Paper 124, 1995.

[71 K. Okina, M. Shirakawa and S. Shiratsuka. The asset price bub-
ble and monetary policy: Japan’s experience in the late 1980s
and the lessons. Monetary and Economic Studies (Special Edi-
tion), 2001: 395-450.

[8] F Allen, D. Gale. Bubbles and crises. Economic Journal, 2000,
100: 236-255.

Copyright © 2012 Hanspub

(9

[19]

(11
[12]
(13]
[14]

[15]

[16]
[17]
(18]
[19]
[20]
(21
[22]
(23]

[24]

T, IR G 2 R A M. b B BB
2355 W tt, 2008: 22, 60-67, 86-87, 94.

C. P. Kindleberger. Bubbles. In: P. Newman, et a., Eds, The new
palgrave dictionary of money and finance. London: Macmillan,
1992.

RS, FEAE. iR B, ESHREM]. Jbat
2 BEESCHR 1 AR, 2007: 61.

R tRde, MR, AL, T EIR T 5 B T Ik
BREFE[T). I & RSk, 2000: 64-71.

ETH. MK SIEERAETHER M BT M]. AE5T dERTRA
fiitt, 2002.

W. Peng. What drives property prices in Hong Kong? Hong
Kong Monetary Authority Quarterly Bulletin, 2002: 19-33.

S. PRilly, G J. Rangel. Evidence and determinants of real estate
bubbles: The case of Singapore. Proceedings of the 2006 HKU-
NUS Symposium on Real Estate Research, 2006: 271-290.
FS . 3R 55 b 7= YK B SEAIE 43 AT []. AR R 5K, 2005,
20(1): 66-70.

HFEER. IR R, BHE R 5 TR, 2006, 20:
3378-3381.

KA. RS s IR SEUE A AT (). DU )N B B
2006, 9: 45-47, 50.

AR, FRE 5 R S A ERIAR R[], B R
TR 545, 2007, 17: 134-135.

MoK EE, . FRIE G5 Ik 1 SSE 2 A ). 7 ML R
225241, 2008, 1: 94-100.

NI, 55 Hh PR VA R b Ak R 4 W ——
T E R SR HT[]. B4 5F, 2008, 11: 79-82.

LS. WGSBS = IEE[M]. JERT T E &5 AL,
2009.

BT R, GrH RS HASFHEMAR S HT[D]. B
4 K%, 2011: 63.

BhIFE. ML AN AR F (). Journal of IFM ()1
kh, 2012, 11: 57-62.

21



