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一、目的

本人此次出國之目的係為參加第12屆歐洲不動產學會國際研討會，並於研討會舉辦期間發表論文，與世界各國之研究者交換關於市中心商圈與郊外商圈競合關係之研究心得。同時，也順道至歐洲諸國考察市中心商業區活化與整建之現況，蒐集相關之書面及研究資料，此將有助於台灣相關規劃單位在交通場站聯合開發與舊市區更新之規劃參考。

二、參加會議經過

第12屆歐洲不動產學會國際研討會(12th European Real Society Conference)，於2005年6月15日到6月18日在愛爾蘭都柏林舉行。本次會議各項活動十分精采且豐富，同時亦有許多來自全世界各國的學者共襄盛舉。本研討會是有關不動產開發、管理、都市經濟與公共政策等相關議題的研討會，議題與內容十分多樣、具體、踏實。

本次會議共有來自世界31個國家與地區，300多位代表及200多篇論文的發表。台灣則共有四篇文章的發表，同時也於大會簡報中特別被介紹。本人已第五年度（2001-2005）將論文發表在ERES學會年會，而本次會議更是繼2004年於義大利米蘭參與後，第四次於會中親自發表論文。

本次大會第一天（6/15）安排了專業場次討論會，提供各方彼此學習與歷練之機會。6月16到18日共3天的密集會議行程，共計10個大場次，每一大場次又分為6至8個小場次供論文發表，各篇文章之內容均十分具有創見。同時，每天的中午午餐時間，也都安排Key note address，內容十分具有前瞻性。

本人論文發表時間是安排在6/16下午2:00-3:30的場次，主題有關Retail Investment Consumer and Valuation Perspecives，場次主席是Cath Jackson（Cass Business School, City University）擔任。所發表的文章名稱為「An exploration of the supply side and demand of large scale trading areas in the metropolis of Tainan」，本人參加這次會議主要是期望藉由本論文，分析目前台灣地區市中心商圈與郊外商圈的競爭關係，並藉由消費者偏好之觀點，分別探討市中心商圈與郊外商圈的優缺點。本篇論文獲得與會人士熱烈的迴響，引發各國學者的熱烈討論。參與本場次的代表約20名，也有幾位教授提出問題，本人也都予以具體回應與討論。此外，也參加數場其他場次，聽取來自各國學者的精采論文報告，收獲甚大。6/17及6/18也都在不同場次聽取各國學者報告。整體而言，本次會議重點在於對未來的不動產發展提出制度、市場及各項前瞻議題。本人此次之發表文章如附件一。

三、與會心得

本次研討會主題設定於：

1. 不動產投資與財務。
2. 財產投資組合管理。
3. 市場分析與預測。
4. 公司不動產發展與管理。
5. 國際不動產市場。
6. 不動產服務業市場。
7. 不動產開發。
8. 都市經濟與不動產。
9. 都市政策與不動產。
10. 不動產教育。
11. 不動產證券化。
12. 新經濟與不動產。
13. 住宅經濟。

本人利用本次機會，親身參與多場論文發表會，以下將列出此次印象較為深刻之論文，並簡述研討心得。

文章題目：Developing Mixed Communities
發表人：Geoff Meen, The University of Reading
文章之摘要如下：
In January 2005, the ODPM unveiled its Five-Year Plans for housing and for neighbourhood revitalisation in two companion documents, Sustainable Communities: Homes for All and Sustainable Communities: People Places and Prosperity. Key objectives in the second include: “Faster progress to narrow the gap between the best and worst off to make sure opportunity and choice are for all, including a new more radical approach to renewal in a small number of very disadvantaged areas with the aim to create neighbourhoods with a more sustainable mix of tenures and incomes and address the problems of worklessness, skills, crime, poor environments and poor health.” This paper considers the problems associated with developing mixed communities. Even if everyone agrees that mixed communities are desirable as a way of reducing poverty and improving social justice, there are very good reasons why it is difficult to achieve this goal. In this paper, the results from a recently estimated model of the English local authorities and wards are presented. The model demonstrates how processes of economic segregation emerge, concentrating on the interrelationships between local housing markets and migration. From the model, a set of controversial policy proposals is put forward that attempt to maximise the probability of success in developing mixed communities.
在新世紀永續發展的風潮下，「高密精巧都市(compact city)」的概念不斷地被提起。然而，哪些土地使用可以混合？土地使用如合混合才得以被稱之為「適當」的混合？許多問題皆有待討論。本研究提供了一些新的概念，用以解釋為何混合社區是難以達成的目標。此也提供未來進行高密精巧都市研究時，除了必須注意設施的整建問題外，也應該對於社會影響層面進行更深入之探討。此篇文章對於高密精巧都市之後續研究，亦提供了新的概念與想法。

文章題目：Valuation System for Retail Properties in Spain
發表人：Paloma Taltavull，University of Alicante and Stanley McGreal, University of Ulster。

文章之摘要如下：

This paper present an initial analysis about the valuation system usually applied in Spain for retail properties. We explain the methodology for valuations which is regulated when it is done for mortgages purposes. We analyse a data-base including close than 900 observation of valuations of five different Spanish cities including Madrid, Barcelona, Valencia, Murcia and Alicante belonging to the same number of transactions, from 1998 to 2003. We can explain how the company use to value and also our estimation about the importance of the properties’ features on the final value.
該篇文章係針對西班牙之五大城市進行實證研究，並提出一零售業房地產估價系統。該篇文章不僅提出一個估價的方法學，也利用西班牙五大城市(Madrid, Barcelona, Valencia, Murcia and Alicante)之資料庫進行實證分析與探討。在研究成果的討論中，除了比較發生於城市間的差異之外，同時也利用1998到2003的資料，對不同時間點的差異進行分析。整篇文章深入淺出地陳述了關於不動產估價的概念與可操控之模式，可做為未來進行土地估價研究的參考。

文章題目：Information Technology and Riskiness in Real Estate Transactions

發表人：Lawrence Chin, National University of Singapore

文章之摘要如下：

Information technology has been increasingly applied in real estate transactions so as to improve trading effectiveness and efficiency. Although the usage has reached phenomenal levels in the past decade, the inherent risks associated with applying the Internet is still not very much understood. Moreover, significant barriers still remain in applying this kind of technology. Even though the internet is widely predicted to revolutionize commerce over the next few years, the full potential of electronic commerce (e-commerce) will only be realized if both buyers and sellers have sufficient confidence to trade electronically (Skevington, 1998). However, when these risks are carefully managed, electronic transactions could provide potential benefits in terms of transaction costs, accessibility to market and speed of transaction. This paper develops a model to optimize the risk management of real estate electronic transactions and suggests methods to mitigate its adverse effects in these transactions.
本研究係探討在不動產交易中，資訊科技運用之現況與可能性。特別是在網際網路日益普遍的今天，使用網際網路進行不動產交易所可能遭遇到的風險，至今仍少有研究討論。本研究認為，若能妥善利用網際網路的特性，將可以得到許多好處，如：有效地降低交易成本、增加市場可及性、提升交易速度等。本研究開發出一個可以有效控管不動產電子交易風險之模式，並提出如何減輕不動產電子交易負面效應之有效方法。未來的都市係為科技的都市，網際網路的出現不僅縮短了交易時間，也降低了交易成本。本研究以此為出發點，並建構出風險控管模式，實是值得我輩參考之處。
文章題目：Spatial Analysis of Residential Prices in Istanbul

發表人：Guldehan Egdemir, Istanbul Technical University, Vedia Dokmeci, Istanbul Technical University, Gulay Kiroglu, Istanbul Technical University and Zeynep Önder, Bilkent University
文章之摘要如下：

This paper analyzes the factors that affect house pricing in Istanbul. As a large metropolitan area, Istanbul has many sub-markets with unique natural and historical settings surrounded by the sea. These amenities are reflected in its housing prices and create sharp differences between the different sub-markets. In the analysis, first, building and environmental characteristics are taken into consideration. Different hedonic price functions are estimated at the metropolitan level and for different housing markets depending on house size, age and price groups. At the metropolitan level, it is found that sub-district is the most important factor to affect housing prices. Second, the models are extended to incorporate spatial neighborhood dynamics and spatial variation with respect to the influence of housing attributes on housing prices is examined. The results of the study reflect the concept of the widely accepted hypothesis that housing price is determined by two types of characteristics: structural and locational. The results have important implications for the understanding of urban structure and urban dynamics; what makes the study interesting is the unique setting and timing of this process in an urban structure transforming from a mono-center into a multi-center city.
本研究在於探討影響房價高低的可能因素，進而利用特徵價格法建立不同次市場之特徵價格函數。研究發現，房屋價格係受到兩項特性所影響：「結構的」及「位置的」。同時，亦可藉此瞭解都市結構與都市動態的變動，將會對房屋價格造成何種影響。整篇論文清楚易懂，且具有可操作性，是具有參考價值之論文。

四、建議

本次會議係屬歐洲不動產的年度盛事，本研究承蒙貴單位之補助，才能遠道順利參加這場十分具有意義之國際研討會，也得以同各國、各地區之專家進行研討與學習，並吸取各國之經驗。藉由本次之發表與交流，將更能突顯國際間知識交流之功效，這應是本次參與會議的最大收獲。同時，本人亦將近年來參加國際會議及參訪歐洲各國之心得，配合既往關於都市發展之研究，整理成「新世紀『都市論』諸面像的意義」一文，可說是對於新世紀「新種」都市的階段性體驗報告，該文章亦會在不久的將來發表於期刊。
附件一

An exploration of the supply and demand of large scale trading areas in the metropolis of Tainan

Kan-Chung Huang*, Kuang-Yih Yeh**, Hao-Ching Hsia, Yu-Ling Hsu

*Assistant Professor, Department of Real Estate Manegement, Kun Shan University of Technology
**Professor, Department of Urban Planning, National Cheng Kung University
Abstract

Downtown decay has been in focus in Europe, America and Japan, but in Taiwan it is still at the elementary stage in relation to policy development. Therefore, the analysis of real competitive difference between downtown trading areas and suburban trading areas is inadequate. In order to clarify the real competitive situation, this study firstly will survey the location and management characteristics of large scale trading areas in the Tainan metropolis. Secondly, we will investigate one thousand households in order to discuss consumption preferences. Different characteristics of consumption behavior will be studied with respect to gender, age, educational background, and salary. Additionally, Factor Analysis will be used to assess the importance to users of different aspects of the shopping experience, and thereby to measure the competition between downtown trading areas and suburban trading areas. This study will show the competitive situation of large scale trading areas in the Tainan metropolis, and land use and business sprawl issues will be discussed.

Keywords: Downtown Decay, Competition, Large Scale Trading Areas, Consumption Preference

1. Introduction

Downtown decay has been in focus in Europe, America and Japan. People have migrated from downtown areas to suburbs continuously, and it has resulted in population deconcentration of these downtown areas. Deconcentration of business and services occurred in downtown areas as they moved to the suburbs to meet new demands. Many edge cities have more extensive function than the original downtown and have almost substituted the position of it. Lowe (2000) took “Merry Hill Shopping Center” as a case study to clarify that the mega shopping center has become a new core of the city by combining the development around it and has so changed the urban form. Wiewel and Schaffer (2001) found that in America more and more attention is paid to regional thinking. Governments not only deal with urban sprawl but also care about downtown decay, and they try to solve both problems in a single strategy. Robertson (1999) investigated 52 small cities in America using a questionnaire. The results showed that the problems of downtown areas of small cities include difficulty in attracting new development, few visitors at night and on holidays, and competition from discount stores/wholesale clubs and shopping centers in the suburbs.

Outflows of population of primary cities also exists in Taiwan. Nevertheless, most people in Taiwan are concentrated in the metropolitan areas of the west plains, making the metropolis development forms similar to the “concentration deconcentration forms” of the Netherlands. The contents of concentration deconcentration policy of the Netherlands were discussed in Dieleman’s study (Dieleman, et al. (1999)). 

For convenience of data collection and authors’ research continuity, the metropolis of Tainan was chosen as a case study area. This study firstly investigated the growth trend and expansion process in recent decades in the area. Then, supply and demand of large scale trading areas were analyzed to represent the competition situation among large scale trading areas. This study also discussed whether the process of population deconcentration would result in critical business deconcentration in the downtown areas.

2. Population and business distributions in the Tainan metropolis 

The study area is shown in Figure 1, and includes 7 districts of Tainan city, Yung-Kang city and Jen-Te village. The interactions of industry and travel are more and more extensive in the increasing metropolitan area which extends to Shan-Hua village in the north and Kuan-Miao village in the east. The reasons for this include, 

i) Formation of a highway system, which includes No.1, No.3 and No.8, making transportation more convenient and efficient.

ii) Tainan Science Park, begun in 1996 and due for completion in 2010, will occupy 1,038 hectares and will supply 127,300 jobs. The value of production will reach U.S. $40 billion. Nowadays, more and more high-tech firms are invested in Tainan Science Park and the value of production now occupies second position in Taiwan, next only to Hsin-chu Science Park.

iii) A High-speed railway, which will be completed by the end of 2005, and the development of the new town nearby Kuei-Jen station, which will stimulate the developments of surrounding areas. The new town will become one of the important cores of Tainan metropolis. 
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Figure 1.  The study area

Although interactions are extensive in the broadly defined metropolitan area (Figure 1.), for the convenience of historic population and housing data collection, the smaller area (Tainan metropolis in this study in Figure 1.) was chosen as the study area. Furthermore, the population shift trends in absolute numbers, density and growth rate in Tainan metropolitan area were discussed with regard to historic data.

Historic population changes in Tainan metropolis

Figure 2 shows that the curve became even and smooth after 2000, meaning that the population in Tainan metropolis increased slowly after 2000. It is almost impossible that population will increase quickly in the future under the condition of an aging population and lower birth rates. Therefore, population distribution and location of large scale trading areas will have huge effects on business competition.
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The transformation of population density in Tainan metropolis

In order to further understand the geographical distributions of population, Tainan metropolis was separated into 38 residential areas. The population densities in each area in 2003 are represented by contour lines and shown in Figure 3. The highest density areas were located in the East district and Midwest district, and have 20,000 to 30,000 persons per square kilometer. Other residential areas with high population density were located in the North district, South district and Anpin district. The previous residential areas were all located in Tainan city, meaning that the population density of Tainan city is still higher than other areas in the metropolis. In addition, the population densities of residential areas around Tainan city are also high, so it seems that a trend of population sprawl from downtown areas to the suburbs exists.
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Figure 3.  Distribution of population density in 2003
The Transformation of growth rates in Tainan metropolis

Although Figure 3 shows population density of Tainan city was highest in Tainan metropolis, we must observe the transformation of growth rates in all sub-areas to make sure that a trend of population deconcentration exists. Figure 4 represents the geometric average growth rates over the last 11 years in Tainan metropolis. It shows that growth rates of eastern Anpin district and northwest Yung-Kang city are highest, above 5% every year. The former is the result of immigration resulting from relocation of the municipal center. The new municipal center brought lots of public investment and attracted developers to build many new tall buildings in the districts. The latter are the areas between the East district and the Yung-Kang interchange on Freeway No.1. These areas have both good road links and accessibility to the city center. In addition, the establishment of Tainan Science Park has brought many employees with high salaries. Those employees bought houses in the area for convenience, and the population has increased quickly. Furthermore, southern Yung-Kang city and eastern An-Nan district have had very high growth rates in the last decade, on average (2-5) % every year. This means that the direction of growth is northward and northeastward. 
[image: image4.jpg]



Figure 4.　The geometric average growth rate in the last decade in Tainan metropolis
Some residential districts in the North district and Midwest district have had obvious outflows of population, and the population of whole residential areas in the South district was also decreasing. The former indicates the population deconcentration of downtown areas, and the latter reveals the outflow caused by NIMBY (Never In My Back Yard) facilities such as the airport, the funeral parlor and grave yards.

Distribution of large scale retailing stores in Tainan metropolis
After the analysis of population distributions in Tainan metropolis, the relationship between the distributions of large scale retailing stores and the population distribution were discussed. Figure 5 shows that four department stores are in downtown areas and that seven discount stores/wholesale clubs are all in the suburbs, within about a 3-6 mile radius to downtown areas. Comparing Figure 5 and Figure 4, we can find that trading areas in the suburbs can take advantage of trends in population growth. If the trend of outflow of population from downtown areas to suburbs continues, the scale of primary trading areas in the suburbs will gradually aggregate and expand, contrary to the situation of downtown areas. As a result, the attraction of downtown areas will decrease.

Table 1 shows that the average size of four department stores is larger than seven discount stores/wholesale clubs, and that there are more parking lots in the latter. This reveals that downtown areas can attract more people for their size, but are less convenient for car use.
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Figure 5.　The distribution of large-scale trading areas in Tainan metropolis
Table1　Basic data of large scale stores

	         Basic data

Store
	Date of opening (year/month/day)
	Size

(m2)
	Floors

(F/B)
	Parking lots

(units)

	Department store 1
	2002/6/14
	127,050
	F10/B5
	1000~

	Department store2
	1997/1
	27,710
	F6/B3
	450~500

	Department store 3
	2000/12/22
	16,500
	F14/B4
	350

	Department store 4
	1996/10/23
	43,243
	F15/B5
	300

	Discount store 1
	2000/8/28
	14,850
	F2
	800

	Discount store 2
	1995/9/16
	16,500
	F2
	600

	Discount store 3
	2001
	19,800
	F4
	960

	Discount store 4
	2000/7/3
	14,850
	F2
	800

	Discount store 5
	1995/10/1
	8,910
	F2
	500

	Discount store 6
	1993/11/18
	7,590
	B1
	300

	Discount store 7
	2003
	40,062
	F4
	919


Estimation of revenue of trading areas using Huff’s Gravity Model

Huff, D. L. (1964) created a Gravity Model to describe competition between regions. Equation 1 describes the share rate of a business unit as a ratio to it’s size and an inverse ratio to the distance from it to consumers. In this study we will describe competition between trading areas in Tainan metropolis using Huff’s Gravity Model, and will subsequently multiply the result by average frequency and average consumption (shown in Table 2). Table 3 shows that the revenue per store and total revenue of four department stores overwhelm those in suburbs, meaning that downtown trading areas have higher attraction. Also, there is no business deconcentration in downtown areas. The table represents a theoretical competition situation, considering travel distances and sizes of trading areas only, ignoring the other factors such as parking lots, quality, etc. Also, average frequency and average consumption are calculated from the questionnaire, so there is some bias in the estimation. Although bias exists, the estimation can supply important information about the distribution of potential competition and money flow.
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Table 2  Average frequency and consumption of trading areas in districts 
	--
	Average visit frequency to department stores
( per year)
	Average consumption in department stores

(US $ per visit)
	Average visit frequency to department stores
( per year)
	Average consumption in discount stores

(US $ per visit)

	East district
	52
	83.59
	54
	65.06

	West district
	90
	50.94
	62
	56.25

	South district
	56
	50.19
	56
	59.00

	North district
	68
	83.00
	52
	65.31

	Middle district
	66
	79.38
	58
	63.47

	An-Nan district
	72
	66.66
	40
	78.97

	An-Pin district
	70
	63.88
	36
	55.22

	Jung-Kang District
	56
	77.53
	44
	69.94

	Jen-De village
	68
	64.13
	42
	57.47


Note: the numbers were obtained from the questionnaire

Table 3　Average revenue that stores obtained from districts         (US $)

	      
	East district
	West district
	South district
	North district
	Middle district
	An-Nan district
	An-Pin district
	Jung-Kang District
	Jen-De village
	Total

	Department store 1
	21.70 
	2.42 
	53.69 
	5.02 
	1.30 
	37.45 
	2.58 
	20.89 
	13.47 
	158.51 

	Department store 2
	69.47 
	4.41 
	5.99 
	43.61 
	9.71 
	23.90 
	1.41 
	31.10 
	5.29 
	194.88 

	Department store 3
	34.75 
	3.19 
	3.99 
	24.90 
	11.21 
	14.66 
	0.97 
	16.16 
	3.06 
	112.89 

	Department store 4
	66.66 
	12.73 
	11.47 
	69.26 
	45.01 
	42.32 
	3.18 
	37.19 
	7.52 
	295.34 

	Discount store 1
	10.62 
	5.62 
	3.41 
	39.59 
	2.01 
	12.41 
	0.55 
	9.05 
	1.09 
	84.34 

	Discount store 2
	4.50 
	5.29 
	5.86 
	2.11 
	0.54 
	15.20 
	30.21 
	4.14 
	0.95 
	68.80 

	Discount store 3
	10.46 
	22.61 
	8.36 
	6.05 
	2.68 
	15.46 
	1.95 
	6.51 
	1.53 
	75.60 

	Discount store 4
	3.14 
	0.32 
	0.89 
	1.57 
	0.14 
	8.50 
	0.10 
	46.76 
	0.57 
	61.98 

	Discount store 5
	2.52 
	0.24 
	0.63 
	1.39 
	0.11 
	5.22 
	0.07 
	35.88 
	0.40 
	46.47 

	Discount store 6
	12.91 
	0.29 
	1.06 
	1.73 
	0.25 
	3.10 
	0.08 
	14.62 
	0.80 
	34.85 

	Discount store 7
	26.16 
	0.96 
	29.11 
	1.94 
	0.72 
	9.72 
	0.46 
	9.82 
	30.35 
	109.24 


In order to understand consumer behavior in all trading areas, both in downtown areas and in discount stores/wholesale clubs in the suburbs, the number of questionnaires was allocated by stratified random sampling.

3. Consumer characteristics

First, based on the proportions of population of administrative districts, the number of samples in each district was determined. Finally, the number of samples in different age levels was matched with the extant population distribution. The total number of samples was 898.

The home-interviews were implemented between 1 July 2003 and 30 September 2003.  The questionnaire focused on downtown trading areas and large scale discount stores/wholesale clubs. People made responses according to their own memory.

Analysis of related quantitative variables in shopping behavior

The quantitative variables in shopping behavior, related to downtown trading areas or suburbs, are shown in Table 4. It was found that consumption frequency in downtown trading areas was 2.25 per month, more than consumption frequency in the suburbs (1.59).

Otherwise, the money spent in downtown areas was greater than in suburban trading areas, by US $6.25. Also the standard deviation of downtown trading areas was clearly higher than that of suburban trading areas. Duration of visit in downtown trading areas was 30 minutes longer than in suburban trading areas, and the number of companions was also higher in downtown. From this data, it is clear that more money is spent in downtown trading areas, and also that there are more group visits to downtown trading areas. Group visits include family groups and groups of friends, and are an important factor because groups tend to spend more time and money per visit.

Table 4　Related quantitative variables in shopping behavior in various trading areas

	frequency

Trading areas
	Consumption frequency per month
	Consumption per visit
	Average number of companions
	Duration of visit

	Downtown areas
	2.25
	71.15
	2.20
	1.94

	Suburbs
	1.59
	64.89
	1.99
	1.61


Analysis of shopping purposes

The proportion of visits for various purposes in downtown trading areas and suburban trading areas are shown in figure 6. The sum is not 100%, because of the outcome of multiple choices on the questionnaire. From figure 6, it can be seen that the main activity both in downtown trading areas and suburban trading areas is general shopping. The proportion in downtown trading areas and suburban trading areas is 73.03% and 92.4%, respectively.

Consumers who went to downtown trading areas had multiple purposes, such as window shopping (no consumption), dining and purchasing gifts. This indicates that shopping activities that occurred in downtown areas are more variable and recreational.

Mode of transport

In the main, people used either a motorcycle or a car to access both downtown trading areas and suburban trading areas. The sum of these modes was greater than 90% in both areas. Furthermore, motorcycle use in downtown areas is relatively higher than in suburban areas. It is probable that this is because young people, who use motorcycles, prefer downtown trading areas. Also, most visits in suburban trading areas are to a single store. Consumers tend to buy many items on these visits and therefore prefer to use their car.
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Commodity types purchased in different trading areas
Table 5 shows the commodity types purchased in different trading areas. Again, the sum is not 100%, because of the outcome of multiple choices on the questionnaire. From the table, we can see that in the downtown trading area there was a greater mix of purchases. Groceries and general clothes purchases rank 1 and 2, with 37.19% and 46.42% of the total, respectively. All other types were under 20%. In addition, the percentage of purchases of general clothes, modern female clothes, modern gentlemen clothes, sports items, office items, electronic items, and jewelry/cosmetics was higher than that in suburban trading areas. The main products which were bought in the suburban trading areas were groceries and foods/flesh, with percentages of 78.17% and 52.83%. The percentage of purchases of cigarette/wine, kitchen items, and electronic items in suburban trading areas was higher than in downtown trading areas. From this, we can conclude that there is still obvious segmentation between downtown trading areas and suburban trading areas, as the substitution of each is still not high.

Table 5　Commodity types purchased in different trading areas
	Type
	Downtown trading areas
	Suburban trading areas
	Total

	Grocery
	196(37.19%)
	290(78.17%)
	486(54.12%)

	Food/Flesh
	87(16.51%)
	196(52.83)
	283(31.51%)

	Cigarette/Wine
	22(4.17%)
	63(16.98%)
	85(9.47%)

	General clothes
	213(40.42%)
	46(12.40%)
	259(28.84%)

	Modern female clothes
	51(9.68%)
	8(2.16%)
	59(6.57%)

	Modern gentlemen clothes
	39(7.40%)
	8(2.16%)
	47(5.23%)

	Jewelry/Cosmetics
	55(10.44%)
	10(2.70%)
	65(7.24%)

	Furniture/Ornaments
	23(4.36%)
	18(4.85%)
	41(4.57%)

	Electric items
	30(5.69%)
	50(13.48%)
	80(8.91%)

	Baby items
	14(2.66%)
	10(2.70)
	24(2.67%)

	Sports items
	81(15.37%)
	20(5.39%)
	101(11.25%)

	Office items
	64(12.14%)
	29(7.82%)
	93(10.36)

	Car items
	16(3.04%)
	20(5.39%)
	36(4.01%)

	Garden items
	20(3.80%)
	11(2.96%)
	31(3.45%)

	Gifts 
	37(7.02%)
	8(2.16%)
	45(5.01%)

	Kitchen items
	41(7.78%)
	82(22.10%)
	123(13.70%)

	Computer items
	70(13.28%)
	7(1.89%)
	77(8.57%)

	Music
	25(4.74%)
	1(0.27%)
	26(2.90%)

	Others
	25(4.74%)
	5(1.35%)
	30(3.34%)


Choice between trading areas in different districts

The choice between downtown trading areas and suburban trading areas is shown in table 6. The table reveals that about 70% of consumers who lived in the East district and Anpin district chose downtown trading areas. Also, more than 60% of consumers who lived in the West district, Middle district, Yung-Kang district, and Kuei-Jen county chose downtown trading areas. Conversely, a majority of consumers who lived in the South district and Jen-Te county chose suburban trading areas. Therefore, it seems that, in general, downtown trading areas were more popular with consumers. Nonetheless, we should pay attention to a trend of household migration to the suburbs. This trend may lead to large scale shopping centers allocating in the suburbs in the future, and this will have huge effects on business competition in the Tainan metropolis.

Table 6  Choice between trading areas in different districts
	Trading areas

Districts
	Downtown trading areas

(number of people)
	Suburban trading areas

(number of people)
	Total 

	East district
	115(68.05%)
	54(31.95%)
	169(100.0%)

	West district
	24(63.165%)
	14(36.84%)
	38(100.0%)

	South district
	52(40.635%)
	76(59.37%)
	128(100.0%)

	North district
	64(56.145%)
	50(43.86%)
	114(100.0%)

	Middle district
	25(60.985%)
	16(39.02%)
	41(100.0%)

	Annan district
	79(58.525%)
	56(41.48%)
	135(100.0%)

	Anpin district
	34(69.395%)
	15(30.61%)
	49(100.0%)

	Yung-Kang district
	106(63.475%)
	61(36.53%)
	167(100.0%)

	Jen-Te district
	28(49.125%)
	29(50.88%)
	57(100.0%)

	Total 
	527(58.65%)
	371(41.31%)
	898(100.0%)


Analysis of factors affecting consumer sentiment for different trading areas

Consumers choose a trading area that can satisfy their demands under the constraints of travel and budget. The factors that consumers usually consider include commodity variety, price, quality, etc. In order to understand the differences in sentiment for downtown trading areas and suburban trading areas, this study proposed 10 factors affecting sentiment to be evaluated in the questionnaire. 

Figure 8 shows the results of the comparison of factors for downtown trading areas and suburban trading areas. If the respondent felt that the factor was superior in downtown trading areas, he gave a plus score (the highest score was +5). Conversely, he gave a minus score if he felt the factor was superior in suburban trading areas (the lowest score was -5). It is seen that consumers credited fashion/modern, good quality, and good service in downtown trading areas but did not credit cheap, easy parking, and sufficient space.
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4. Conclusion and Suggestions

This study clarified the competitive situation between trading areas in Tainan metropolis through a supply and demand analysis of those trading areas. Our findings were as follows:

a. A trend of population sprawl from downtown areas to the suburbs exists, and the direction of growth is northward and northeastward. Four department stores are in downtown areas and seven discount stores/wholesale clubs are all in the suburbs, within about a 3-6 mile radius to downtown areas. Therefore trading areas in the suburbs can take advantage of trends in population growth. If the trend of outflow of population from downtown areas to suburbs continues, the scale of primary trading areas in the suburbs will gradually aggregate and expand, contrary to the trend in downtown areas. As a result, the attraction of downtown areas will decrease. Population deconcentration of downtown areas continues at a slow pace, but there are indications that this pace may quicken. This will result in some effects on the allocation of large scale trading areas in the future.

b. The average size of four department stores is larger than the seven discount stores/wholesale clubs, and there are more parking lots in the latter. This reveals that downtown areas can attract more people for their size, but are less convenient for car use. As more and more people use cars as their main mode of transport, it is possible that downtown areas will suffer if they cannot provide easy access and parking for cars. The revenue per store and total revenue of four department stores, calculated by Huff’s Gravity Model, overwhelm those in suburbs, meaning that downtown trading areas have higher attraction. Also, there is currently no business deconcentration in downtown areas.

c. From the analysis of related quantitative variables in shopping behavior, we know that there are more group visits to downtown trading areas, and that more time and money is spent per visit. Furthermore, shopping activities that occurred in downtown areas are more variable and recreational. There is still obvious segmentation between downtown trading areas and suburban trading areas, as the substitution of each is still not high. Consumers credited fashion/modern, good quality, and good service in downtown trading areas but did not credit cheap, easy parking, and sufficient space.
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