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1. FENETBLEREHEORE

UIRUIE AR E 5, O HiGE DO T HFWRARER THHIZOIZIEFN RN E<,
FFERRTE ThLEF LI TEZ (FIZ X, 1E7K, 2004)

— XI5 23 E OB PRBL /B RE A+ 3 (TR 5720 121T ., IS IR GR L7220 0 DB LAl I
DWTOFWA, TR LG BB ITATEE TS, £ LU CREEIZRE G x5 (FH
F) &2 R U, BG 2 EB T D7D ORBIZRE FADFAEL TR, SVORENRLETHD,

UL, REETSIZEL T, Z2<OHBICE T, HliTe e Tidied B 25835729
DTG GO TSESERE NI AEL TG, FIZI1E, Pash O E £ 13EREZ 14312510
RHZEMNTEIRD-TZY | [AVE DM TH LV BN 72 P8 5 A KO TR L7520 50| (FiE
G957 O@EABRAEL TS,

VDT AEFET L, TRIEOM B FELELRW | EWIRFERMEZ A L QD7D il i
LR LT, ZOMBORREIT LV RERE D LD, SHIZ, OBRE O RBIFETTHIL, OB LX)
S P REZ2 1 (E 7R B A BRI R L QOB EWVO EN R S CE 2, oFD, — iz
G DGk X5 TSN DA RENET S ICR W TE, BE Ml BT o F RS ES
ICLEIZENZ N, B MRS #1438 i « B AR S TR N2 e D | TR T EAITAR
LTS | MEERFOESNTETZ,

TOLTHFERMEITIN 2 T, REIFE DM 2B T D1 HI ., B Ml 1 HoI1EAT, [ RE)PE#
E R RE ) LV o 7e, RIS Lo TIEAHT SN AE MM TEIE S TR, TR T mE D
TEHEL TODEWIMIIFE EHRO NE B3 DS RSN T& 7o, 2O X7 EHETHE 7
BT, REFET SO REAENEMB LT 52 8bdb o7, DFEY, Bl B3 A2 35+
T, BUN DS E R E78 o TOR M0 BE AR AT &M X DA B2 A Bh EE 8 E AR 2 BH R L, E Ol
DTS DAHEL T2 2, BB M AR E L . BUR A TTAHEL TODO Tt
NENSTEE R DR TN D TH D,

BIZ 1T, 1980 A% =25 1990 FARFTHATONT TIAEL oA T AHNC BN TIE, A iiffio
KEZ TG I L TR Z A28 T, TG HE LI E LIS L Tholz, o, N
TIVIRERS DA BAEMEAVER 2 1 6D T IRFIIC B i, TSRS & bl U Col e ks & i <
MEFF DL TR RIEMEZ WD RAED o720 | BEE PEBUNAAER: - @ Ik FVSE D21, —
EDT Vi v —Z 8 E NTONT 212D, REFE TSI T AR ENEE —Emd b2 ebino
TLEo7,

AT, REWPED E EHZ D> Th | MERZEMES KM ICREINDIOIT, FRS
NTCOBIEREDOLDIEFFEDBENT RN E VST BBELFEL C0D, OFD, REETHIZRE N
THEEL TWOATERO I, THFROERIFBEOIZNIT, 18O EMEEE (accuracy) &V B IR
BADFAEL TERY, 20> CTHM O SVEIZB T D R T W eSS TE T,

ZOXHRBEIL, DREZFIZEEEDLO TR, HARDRRGT | G MK O LB,

2



< D EHEE ORFHEE T U TRA R ELZBT-6 L TEe, DREICHITH 1980 FHTA
POIGEST-ARBPENT T, 20 ki RO AT IVEF bz, 2L T Z20HIZBWTL, Tk
Pz 10 4 (lost decade) | LRI TZ LT, RHIBIZRRFE ORI E L2, 2O KO 7eRi8E
(. 1990 FRDAY = —F L OREF RS, 21 #AUT A THOLDKEZFLELTZRERE T
VDHERE AR Lo THI2bE NI S B 72 St ik LR s W 5 | <O ED LB IR BT
HTlliroTo,

L L, WTFNOEICB W TS, REIFEME DSV OLLE DR FH L, ZLTRELIZO)%
MEREIZ R T A& TE QWD oTe, ELTR, HEEAZ2BUREEE O HEMEN E EHH T,
Z D& PEMIFE LB & LT 5 2L TERUVIRDLUICE NN TEID TH D, LT, RIERREpE
ik EFZOARPUIRBIZ K O OELIABIEL REWVEWNIZLL | BONIR->TE
(Crowe et al., 2011), D FV, RENPET G OMEE R R ERE BIROE IS L OB BN FIETD
ZED, FRDBUERAIZRFETR A~ E AL T o7eD Th D,

ZDIH7H T, EERAIT L rT AR R B PEM RS FR I DR A ED B EH LT D, RENRE
A FEE SR 2 HIRRT, 2N E AL DE DA X DREF BUR 70 R &G T BOR A 7223 A3 #70
DIk % ThD, Fio, EERORBEMARIEEOHERHI B WL, REPET SO FREMIED
FREEL AR DAL, 7 — (R &) OFIECMEE | 2L CIF I ORI ZE D AF DA
NENRRDZDIT, IE T RZ BRI G RRD, £DI0Rdi0 REMARHELL OO | & fl
BUR , ~ 7 i B BOR O [E BRI W 0 S 3 C L A AL O T4 el nT e e ik i g T
BT 5O BEEMEN FHFESTETND,

E B2 A B E T RO R OB X L L UL, 2006 421213/ SY T OECD & IMF 23E[RI T —2
Tay T BT 2L DIRE ST, £ O CILIEBRAYIZ ELE v RE e AN EE AL 5 S D HE i
DEENM:LEDOERBIZEL TRE DT, SHI2, ZOBEXIFELEZ RS> T2EIZB N T
b, EDHDOKE DY T 7T A LA S A7 LT R AR DL R DD T 5RO B0 %
AT INTEL TET,

DFED, NEEMAS TR OB O BB, ZL<OEHEERBERE NGB TRERL ~LET
WIZEIZEL TEDTHD, LT, 2009 4121E Eurostat-IAOS-IFC Conference on Residential
Property Price Indices &L C, AAAD/N—E /L (BIS) CTEBREZE BESIL, EuroStat 2 HLMT
B E L CORBYEMMEFEER D VERR IS ED B i S AL, RERE, & EIZ B W T HED B
TET,

ARalT, REKZODHMER D, H—I2, B2 ENOH 4 BB\ T, REIEFRER
VAN PE A B D FENE & DR ITH DMK TE AT = A L | ATk LA D AN B PE AT D A BE
PEZFEE S5, 55 U0, 5 S MBI U 6 BICHB W T, BIEO LB EICR T DA B EE T
DEAFIRVLA DN T DL EBIT, FILWIEE O FTREME AR ET 5, 2L CL 5 7 EITHim
T D,

DRENCBTHREPEFRIL. T VERER O RBE T OIRELZ#E T, R CReb SlIC
AN ED DIV TEIZS, — T, AEERFWMONILEL TN DMl S H D, £ ORI a



EINTTHEEBIT, RSB Z LB L2V,

2. REVEMHOREFHIER

2.1, REEDERTSHLITA HHORE!

AEPETT Yy, BLOZ Ok E 2 DA, [REE ] LIZEDIDRED THLDNENI E
MNOIED DD D,

RENFELIL, THIEEEM ) OAERL S AL, 2 O AR5 TS 8> T2{E 7% (Eurostat,
2017), —HECARBFEL VST, FEMEBLELTRIATHALHIUE, RERL T4 AT
5. B AT NREL ST RIS, AEERELTERTHAbH5, o, ABMIE N
Th, HTFEZIZLDEL TAY —E 224U BT L U CRBIPEARTE 35,

ZOINCEERLAIBICE ST, 2o AL LIS, 5T LS Th Ol fE 23 5
725, KESTHOHLNZHDA T A AL T ERIZH DA T A ALEB LM AMMEAZ{LL TLEIZ L
IR GIZTETELZLETHD,

F- REEO TR S V-T2 A TH, TOMANSELNLF &L EET S TG 2372
SNDE FEAMFE LI XA DMAETE R DO FeaFFD, 22Tk, EFHEAMMEEL COFELEET
5 CIER SO G FEATIkSE L O BIFRATEFEL 1O,

RENFEDE FIEIL, TN E D EERDEGEITENC K> TR KIbE D, FEHIHAER K
ETDIDNFEEY —ERAEHE T 5, Fo, REITFEZ R KL T 51002, K0P ERD
B % e kAL T DN R EEZTE T 5, ZDOxHMEEL TR ONILDNFEERD, TDOF
IR HU TR A HUR S B e A0 BN Lo TRE R SN,

REPEEAFATHZEICES T, Fit PRI OBREDO — A x T8 A2 AHEL T
WHDE TGMEE L TRIET 228 L IS, 2O ADERE LVEEICEZ VUL, FE%
Bl B CTHEF E LS EDBMRIIFAE T 5, ZDOMEDRIREEZDHIHT-D, F
FHE FEEFAT 270G T 228 TEIURRAL TRIATAL0 )L TED, DFED,
REPET S, FIATS LA TSRO —SOTENFEL TODLEN) LB O — > Th D,

FRIDMEEEFAT D ECE S TEZTHIENTELAO L L TOEHOHHMiEE
EFRTIIE, LD 2 O THRILTDHIHFRE LD, L, EBRICRA LA 272012
X EEOEFELL TOMEAE ZAULE O AEL B B LT ERBR0, 25758 {E
TEAAIARDE T, HDORENCTEHIL . —EHHZRICEVWR LSRR AETL2HHALEE
LigiFhidZeblen, Wbwd, lo—%—axh) Tho,

1 KHfilx, Shimizuetal. (2012)ZEHIL 72 DTH 3,



Katz (2009) Cl&, &Lz —H —axf ZLUTEEMEEDOBRICOWTREFERICLE2—L
T, 2BL T, 2B BMRAIKFRL TH L9,

ZIT VR AESNTOD v ERRIRLTE ¢ HIORYIOE EME ThHDHETD, T HE
VEE 1 M2 OB EN <2072 1 81t (¢ + 1) OB EMS, ubld ¢ IoREZICZITRLZE
M TELHI —E ik L7225, WIFF T —E 2li& LIT, FRRICR T D& PED Y —E 2D 5l
THY, V=28 RENEDOTE TIEH BT S T 5,

T AFER v EDRRGELIZEFED t HIOKDVIZKIAORE I Z 0L, rta HIfs4 B A -2
(DG FEL DETE DR R ESNAIFHRIT3) &2, Z2C, MIFFEIL ¢ Blompcik
ESNDHHLDEE 2D,

o ZOEEOAPERRZ m FELET D, ZOLIRMED FTIE, ¢ MIOE FEMBSITRD
JolzER L TED,

t t+1 t+m-v—1
Gi=—" 4 v+ TP
Voot (14 rt)(1 4 rtth) a=r—v=1(1 +ri)
Lo o opme o
1+7rt (1+7rH)(1 +rttd) azr—v=t(1+rb)

ZOINTRESN DM A, THIGIBAEME | EFHIND, €93 DL, RBIER S TSNS
L T, ks (V) L Y —E Ak L L TN DF & (uf) 2 EBEF LD, AT,
TSR (rt) LABEL A THZEDF (0f) £ -T2 4 SDOELZEBEL TOLILDRDLN

)

o

DX A A T, TS CIRESNDFE E LM EORIGBEREE 2 LD, Z0&
FEN 1 HiRE 24, )0 IH725,

t+1 t+2 t+m-v—1
yE — Uyt Uyi2 I Um-1
vHL T 4 pthl T (1 4 ) (1 + rEt2) IEmv=1(1 + 1)
Oti% 0t+rr11—v—1
v m-—
v+l : 2
147ttt O+ 2)

2T, QAo Z, (1+rH)TEHLDE, (HADORK RD D, (3)NatFD,

2 a—H—z R b d < 13 Fisher (1922) <° Hicks (1939) T, BlEE IR 7 " @ — 5 (discrete time approach)
I &> TEREDHED STz, Y4 T, Diewert (1974, 1980) D E XL b B AREM 7 7' n —F 12 HS< b
DT b, F7-. Jorgenson (1963). Jorgenson and Griliches (1967, 1972). Christensen and Jorgenson (1969) Tl
HERIERE £ /L (continuous time approach) & L CERLEN TV S,
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t+1 t t
t Vi1 Uy 0y

VU4t T 14t 141t

(3)

QR+ rHZENTHE t HlOox—WF—axbh Foid, HIFF—E A flifguliE, (4)=&L T
RODHZEMWTED,

uf = TV + 0f — (Vi — ) )

ZOINHFLNIEERICIBNT, ERRICHELIS T 58, BREMMENRE AT 2R
Tl 22— —aZANIv AT REARS TLEIEWIER AT D, W, Wik D T %5 Tl
TP —a XN REL EFJTD, 2F0, @)K SEHHE FEME O LB (VT -V
Fo T, 2= —axrDORITT AV T AP RKELIZSTLEIDTHD,

Poole et al. (2005)1%, ZOE FEMIFK DA B 73 % LV EBEOFZHOEERIATEN LS T, RO
I ET HIEEREL QD BEIEDOF i (A FERTEO 1T EL T VO Mo By O &
ik, rizh BRIF3, yL 2 U E R, [BEE R, MRrE R EDES L, BEMK DL
B2 B E LT ROLEEE X | TOMFF Y2V A (E[n]) ELTEETD
ZEEREL QD OFY, FEHE, BEEEEZCHILEAL QDO TIEeL, —ED S (1
ZAILEIR 72T A B LW o 7o RO S lis 2 8)) 2R AL, 2 oF B ARE L% v
VAL DEEBEIEEL TNDEEZTWDDTHD,

ZrF58, (@RUL, O)XDIHNT, EEFFL -+ — RIS ER=R ¢+ 1 ) &L TE
T OND (LT, VV 22— —a A IR,

ut = rtvt + yLVt — E[n]V? (5)

ZZTORIT, ¥ EXNT A O BEED LTI e SR ED TR T DA RO
FHEANEEF LIS THD, TO720  FEHERNTIE, PRGNS O MFHEEZ VWL 2 e L7
D1 BREMIE DEBNANEIRT T AT 13ME N T D e b72D,

T, FEEFRGT AL, EEr—CEFHA THEATHIZEN R THD, ZZTAED
WREBEST D, ZOIHRABOMEEMKLI-b 0% ZZ Tl Sl —F —a R b LIRS,

Tt MlicBTAMEE (DY) LT 0L RALTWDZI AT 571X, VE = DtEed, 257
HE.BG)RTERLEZ VY 22—V —a2NL, (6)RDIIITE T,

ut —r5Dt — 0f + (V1 — DY)
1+t

(6)

ZIT, VEE, ¢ ORI TR ARG PR RS THY . (rfDY) 1. AfE TR B SR T
. (0D TREZHFETHD, 2758, ()L, (7)REL TROHDHZIENTED,



ut = rfDt + rt(Vt — DY) + 0F — (VE+1 —VY) (7)

(NADPLLEETEDIONT, =P —axMNI, AEDOL T TEMT D, FlZIT, AN
ELIPWGEHEXAT A(Type A) ET 1T, ZOFFHO 22— —a xR T, Q)RDIHNT/2D,

‘ —0t + V1

1+t

Ot + Yt — (VT -yt

typed =Vt —
Itype 1+rt

(8)

1+t

ZDEAT A DA—H —aANT,
ut|typed = rtVt 4+ 0t — (V1 - V) (9

L0, )X VY —Y—ax —ET 5,
— 7, BENFAETH5 52247 B(Type B) &4 54, (10) DI 5,

v |typeB = [V* - Dt] _EDt_OtJr(VHl_Dt)
T4t/ VPR = 1+t

_ D 0t 4TtV = DY) — (VT - V)
1+t

(10)

ZOBED ZAT B Da—H —a3xNL, (1)REL THHOTIENTED,

ut|typeB = rjDt + rt(Vt — DY) + 0f — (Vt+1 — V%) (11)

BRI, BEEMAAE D RESTFHELTLEN, AENEEMEE ERl>TLEILI 2 — AL TEE
SND, ZOr—A%H AT C(Type C) &3 DL,

ut —rtDt — 0 4+ (VE+1 — DY)
1+rt|typeCE_ > 147t (12)
LLTRTZENTE, £O2—P—axMNE, (13) XD LD,
ut|typeC = r5D" 4+ 0t — (Vt+1 — Vb (13)

ZOINFTA TG TEINLFE L D—H —aANT, ZhRAR TS CIIFEE B T5H2E
NEETEDLTHA), L, ERERICIEmE T REEL CLED, ZOEABAEL T, Bl EETH.
EEEETRRNEFNENIENRMULED | SBIZITEROIESHNE RS ORENFEET AL T,



AR BICE R ELTZHLTLEIZO TH D,

AT, REEEDOFFORIE DM BFAELIRNEWOPEE X FE T OWRE I THE
A AEL DT, ZO X7 T, SIS LT AlAS F72 125 B R 3 A Ok A £ L C
W ZEIZRL T AREET IR WO TUIZL O R E RSN TE TN,

RENFE DRI IRV T, RO [T B L QLK IERLETHD,
®  RENEIIMAMEAFF DT LD, FRINAR OFI S [ BEAREE L TR IESLD,
® REEEHREL UL EATHOH TRESNDFE | ENABAEMMEICE RS TH5]

|, ZOFKEORERELTEETY TSNS EEMEE | D 3 SOFMMNEESND,
®  FRENEARATHEMENL 2 —F —a xR 1%, FZE-F5 3R - GEMSD 3 SOl
MU R CThHY A ETSABILEL T2 Thb HERE RO —2E725,
o —H—axhE, AEEFIALTEAT LA LEI TRV A TRESE (T D, DT
D BRI ~DT 7B A AN AN PFEAIRG I KR ER L 52 52800, el i 2B
T LIS HEIZRD,

2.2. RENREAMmEEDOBE M

AREFEMAE L, FVEOM PFELIRWE W Z RO, D720 | E DA EIZIBW T,
ENENDAREPED SIS CT A& 3 DT B DT &7 D720 | Ante B2 filids Blam & 70D —
W) —DOIER 38 CERW WO REICEE T 5, 29758, ZEhlbSivcramatho Lot
FRANC (L TIHEFEDHT 21T L Th) 2o TG TS (Lancaster, 1966) , Rosen (1974)1%
ZOXHRBYEOREL TOMRE MM T — 223, EDOXIRTIFEAN = AL TRAET D00 %R
IR LT B DR S THY | ~R=w 2 - 7 7 a—F LV B R R AR R LT,

ANR=y 7T r—F L, HORG O A S ES ERMERECHERE O DL SR (B M
W) LRI FEEHAC BT DR E DTV = 7 %R H U s sk 246 E 3 D HEE Tt
EThHD, MOMMEILBIED RG220 FRATEREAZIN, Z0IH7 e~ =y 7L L5,
~R=o 7 B¥E BRI D2 803, THE A DME 2 OFERECPERE IS0 L TE DR EE DA fE A Ry
L TCODEALNI T HZELFU THD, AHITIL, Shimizu and Karato (2018)ZH &2, ~K
=7 MR BEERIC OV CEELT 5,

AR =y 7S ERFR 1L, Tinbergen (1959)D4EALIZ L2 [ 2RI ST A FEW) O TH 35 X B 5 )
EIRBEISEIZHOThHD, P E DA 77— B4 (offer function) | A% ih 75 ZH O A%k
(bid function) 38 LUK = 7 BIE D1 L D 0D BALR A BB TG L | PSih D T 5l bs 2 Y 2
BRI OVERER DITEDNDRHEDSIT T D, EBRIZETE T 21T > TUIWRWE DD | FHERE T
LR 7HEE FNEIZ DWW COBERSE /R LTV, 4

~R=y 7B Tl Bk ier — A (EER Z R BIZHR r—A) 12BN T H, ~F=y 7

3 ik, Shimizu and Karato (2018)%%1"3 L7=bDTH D,
4 Witte, etal. (1979)i% Rosen #if & JeIZ HAKAYIC EFE AT L7258 TH 5,
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B S B AF-o AT OREE 23 B9~ D72 D VL IR T |\ S M R T 2 B2 L35, Epple (1987)1%
ZE OV H LA PEFRE ZE LT £ T, Rosen Fligaf BEE-HER K ET Ve ER(LL TV
Do ~R=w 7 BEROME AL, TR LG D22 oM 1E R ITIBW T [FRFEANAT AAED
D —APBRTERVRTHD, bL, EERBHENBEINTEO T, ZNOBBESNTE
PELFRBIL TV DAITIE, BIEC BT o~ N =y 7B OBl STz B RO REHEE B ITIER
RIS 22T U — B Eb 2, ST E L I L ER BB TE LI TIdl ~R=y /-
77 a—FOFMM ERbER T REMESDO—2ThHD, 5

ZIT K X 1D BRI MLX (BIEOR) DO b EBOFTEEEZ D, BIEO R TRESNDHE
Ol REEAEP (X)L T 5, HEE DOHIBEZU(c, X; A)EFEL, 22T el ik A3 1125
WAL STAE R EE I (AT —) | AT B8N Z R T D18 AF ST A—Z DI ML T D,
HEEOFEZ | L9 5l&, PEHENRII = P(X) + cb/ed, HEH OFTHSLREFO S Ah AT
REERAKTEZ, INEHGHREEERF,ATERDT, BN THERBKOLET,
(&, XDV TR ER KL T D& RO BELSF DN EHS,

ou(l — P(X*),X*; A)/0X
ou(l — P(X*),X*;A)/dc

= Px(X) (14)

ZIT PIIBIED 1 B DB AR L TS, T70bh | SR B IEX OBIRUT A R 5t
T M % O JFEMEDRAARRNMEE TSNS O RAAMMEIZELNWEZATRESND, (EE
TGS O BRSO X 75 228 32 D JBPEIT XL T3Fh > Th & (willingness to pay) &5 2%
JEMEDMEIZZE L 72> TS, LTz T, il 2 D@D IR I E 2 FH-~R D7 121X, TSl
F&BEEP (X)IZB T D55 B IEDTIRE A N D e B3 8 %

WE, O EDR KW OH & TR Al R BIED RN X* ThoH L X,

u(l — P(X*),X*;A) =u* (15)

ThbH, 22T, BEEMEEBICH L THL-> THENWEE X DR RKOMikE D Z &2 fF17E (bid
price) L&, TNE O LWIFLES TERT D, TDE, TR, XA T ADFTEE PN AK U %%
L7 TAUE 72 DN e X (EERBMEXIC AW D KA Tu(l — 6, X, A) =u* kb, 0 =
0(X;1,u*, A)LIERMNRTZENTED, BIEO (o)X fHTEESI %k (bid price function) THD, T5
LR R RIEENDEEX ATEDOFU,A)DHLET,

S ZoORIZBE LT, Epple DET MTBRIFRZEZ FRICUBETEX 2~ F=y 7 B EIRET LT T —F
LhpoTnd, 2720, 207 7a—F 3 ABEICROERANRIKEZBW= LT, B U-mgfic
BIH~RF=y 7B AESHL, #EEZ1TI 2 L1225, a) IHABEEROBER T ToOHEEEIZOD
TREBETH D, 72120, B NRT A—FBIERGMICHE D CGEOHUIFERA RN 0 OxHAITH]) . b) H
FBF OB SINES N T2 /KB TH D, o) b Sz OGN ERIZE 2 5
NTW3, ZHHIERFEERMOMEERN 2V &, BXOHHBIMEICB TS~ F=y 7 BEIHE T
ED L) ICERIAF AR EZEEL TR, IRENRETH D.
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0
PY(X) = 20X L, A) (16)

TRFIUTRDZ20, 72720, Py(X)IE(14) R TH RSN TGMiRE BED 1 By Tho, 2o
ZEVE, TS B D ABL TS O BRI 3 D JE O BRI I ZE LT Tl |
TERIE D AFLICH Lo TORITIUZ DR N2 E 2R LTS,

~R=w 7 T Ta—F Lt EEMEEFEEOSES ERBIECE N B RIFS T T L
EHEETHILICES T K RMEOEL T T 5 FETh D, T iikEEEE 1 U Eld 5L,
ZITSES ERBYEORABIME DML AE S XA D, il IE, FiBESIILX, =
(X1, Xiz, o+, Xig WA B TSRS P A [ 1R S 72 B2 R R RE 7 U,

K
Pi:ﬁ0+2ﬁkxik+ui (i=12,,n) (17)
=1

ERBISND, 22T, By, oy, B (TET B DR WU Z R TR ST A—ZTHY | w35
ELETHD, LNLRRE, ZOMALT LRI TIEE B O W EH ORI 2 R LT ~F = 71
BB EODEFIR T DFD0 LT D720 IRETTIRARDLNZ, TG TOEEE N | X4
i oLE TG BRI AEEE ORRRE A TOLDIC25, (INROEBITEETY
DFHGHIB CIRED TGS TH LMD, FEHEOITEILH T L2 UZET VEALLZENT
X720, KO IEMEZHEEZATOT-OITIE, AFEE DITEIL B EICAN TET VAT T, Bifirikhe
DR =y 7k BB G D LR 5D,

FEOINZEIULE TR O ABEEC(X,M; B)- 35, 22T, MIZESRRSNAEED
BAERLUTEY, BIXSAEFEE OHIN EAFSEEFHE DT /3T A—2 - XTIV Th D, BOSAAIE
R EEEEgB) THEALN TNDbDLT 5, AEFIIEETHMiEZ AT 5L LT, IROFIHE
TEFKALT 2D BIED AR E T D,

m=P(X)M — C(X,M; B) (18)

A FEE OATEN, BN RN LS TH D Rosen 2VRLIZIDIZEINCIL, [EEHICE
ST M IZFN A BRI I TM B X LY e B EIRE 1D 2 _F—r ik
DLARBE TED,

FE MO TIXEEEAR (& BB RSIL TRV S RIZEICRD 2 A -BHO BB
WRDHHND, ZZTIE, OO OERFEZHEL T RO RELRAEEZES,

Px(X*) =

1 0
-—=CX*,M*;B 1
55 COX, M B) (19)
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P(X*) = %C(X*,M*; B) (20)

(19K E & AEFEF LB EO TR ARIHMEIMEE 1 LS T-0 D B IEDOBRAE I L, £ LT,
QRO EVEEO TGS XA FEF O A FERTF I ELLRITIUTRBRN, ZDL&EE
JRSNDHRKRFNEIZ T A—4 BIZL-> TR,

Bl 72 JRPE DO RX EAEPEEEM % IR T DX | R CEX RN THHELED, T72
b,

7t = P(X*)M* — C(X*,M*; B) 21)

ThHD, WVE, AEFEE DR TEDIRALDOMiE (47 7 —1likk) oL\ IRt BTROT, Kk B ©
AEPEE DR 2 L 72 T AUTR BN X JBYEX | A EEEM OB IR R CELA T 7
— ¥ 1%, m* = oM — C(X,M; B)Ziii7=3, ZORIT—EDT* DHLET, @ N(X,M)EED LI
BRAER O DN AR L TWA, ZiE M IZHOWTIMALT 0 £BX. M IZOWTHECE . M =
M(X, ¢; B)D3MFH 5, FIEERRITRAT DL, n° = oM (X, 0; B) — C(X. M(X,; B); B) T
L6, A7 77—l BT = (X ¥, B)LELS LN TED, LIz T, (19)3&0, FINEA
KAESH TN D EE,

0
Px(X") = 29X, B) (22)

TRFITRB20,

XIS L T2 b5 AT DEEDOTFELMIG LN F LR DLIA TG KALL ., T
k& P(X) 3355, (16)2E(22)2k0, JBEDOAHFE RS A7 7 — % L OBEAR OB L L
THIZB T DTGNS P(X) 2RO TZENTED, T72bb, TihE )7 3 Mk BEEuIHE
FHOFERISE A EF DA 7 7 — B E O WG Tl e nen, K 11E, B 1 HFHOR
PE X BT DAHHERI S & A7 7 — B O HEAR BTSSR AL L TWDZEZR L TND,
HRRP (X, XD X A DBYERZILX_ = [X, X5 - XX 2B W THRELSH
TNHEE, SESFREEH EAFER LOR TR T2 TSI OB 2 7R L TD,
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o(x,. X" .1, 4

Xi

Lo X IZBE9DATHERE R, A~ 7 — Bk, i filiks B4k

Epple (198723 e LI, THEZVT T 6 ~N =7 BEITIHE & O TS L R4 O /347
fU,A) EEFER DT A—B 05 g(BIMAFL TR ED, H L, EFEEN 1 XATUNFELRT
U, IR A BEZ Ob OB TSRS BIER 270D, BRI S A SAHHE RIS D & LA LL 22
BHEZATHENIZIT THDT, ZOMFKHIT 1 EES OIRRE I —ET 55 Th 5,

BRAT 36 KOV BERAN 2 2 LB E TH LRV R AR =7« 7 7' a—FCldP(X) DB ¥R
T —MRAVICRENITHY | (TR LA 7 7 — B D [RIRFHEE D D & IS TGRS A HE E
B IEDR LD,

EEROHEFHZ W TE, ZL<OMEICE T 5, 18473 LOVERERTZ S RAIRE TH LR
WIRD, ~R=w 777 0 —F TIIPX) DB L — AR THY, (T EESES 77—
RS & D [RIRFHE B DA F T MRS 2 e E 52 T IR DD,

Witte et al. (19792 LDHEEITIR D IO TN, 1ZLDIZ, 4 DOHEBHICZ —E 7 LT
Sae by EIL . TGk BRSO R - IR T A% - S A BR B 36 LN HEME 2R L o B E B L OV E LD
DA FEEN AR S, HEEM AR AL B RIMEEP,(X) = 0P/dX; % #Hll 35, ZiaF
AT 2L, WOMFER S A 77— B3 D 1 B DN EFRTED,

9
P.(X) = D(Xy, -, X, 1, A) [: ﬁe(xl,---,xn,I,A)] (=12 (23)
L

9
P.(X) = S(Xy, -, X,, M, B) [: 9y, X M, B)] (i=12-,n) (24)
L

JERPEDTFELMASITEE T2 2n AR D(23)70k (24) 7% [RIRHHE I L SR & 172 I8 A4 oD B STUATG fiE 4 ok
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E95, Witte et al. (1979)DHFZETIE 3 DD BEMEIZEAL T 6 AORAFREHEEL TW5,

L7 L72535, Brown and Rosen (1982)23 &L TWDEAIZ, 2O HIEIZLD 2 BefE H OHEEE
IFBMEDFHEZIELSGEN T HILNTERW, BT, HDEM X; OFFER, IROIDITHEES
NIZA~R=o74li#P; = P' (X)) DB THHELLD,

Xi = b0+b1Pl-+uL- (25)

TeI2L EDORTA=HTb; < 0THY, yl3RELHTHLERET D, L, HOIHEE DEM:
TEXNT =2 LTSN DE, TG CIIP (X)) = 0/ (X)) SLL TG, T7ebbh, 1
L BEEAL 0 OEETHD, WE XY < X < XPE723 (X0, X)HIZo0 Ty < 07251F
X% o > 0RBIEX EFBETHLOLT D, Thabb, u <02LIEP (X)) < 0'(X))ThHY,
w; > 07251EP' (X1 = 0' (XD &5, B 2 OIS, TR A MBS A B4 MBS >
EELPT(XD) 2 0B LU0 (X)) < 0TH D, 0'(X0) > 0' (XN THHNH(X? < X1\ by < 0LUE
LTcZLEBGHITHD, L LRNE, P'(XD) < P'(XDTHLIDS, #EESNTo~R =y 2 1lits %
FIAT D wOEICE S TEXY < XEEROERD, LTeAS > T by OHEENED, 1T EJF IS AT AN
HYIELIRDATREMET BdHD,

ZOFERIT, w EPEORIOFBIZ Lo THHEN b D TH D, 22T, by D/ IRHAEE &
(=

i, (P — P /n

Bl = bl + N (26)
Y (Py—P) /n
LEITD, o7 A RIZHONTn = 0D EEX Db DRERIRRIT,
o Op . Oy,
limb; = b —~=p — 27
plimb; = by + o2 1+Pup,api (27)

TdDo ZZTC\ Oppy (TP Eu DT EL FEAIL T B OMESIRIR) | o (3P, D751 (BEA ST BR DR
TRRIR) THD, Flo, Plw, DIEEREZ TN L Nop, 0, <& BRI pp oy, =
Op ;) Op, Oy, FVEFKTED, LIZI3>T, YT A XNPEZ T2 ELTh, Plu; EOROAHBN
BB —BHEFAELNR, FIRDIIITP" (X)) 2 0DEX, pp oy [FIETHDNHIELW BT
PEAHEETDILITTERY, ZORAKIIAR = 7l SN AEZ B THLZENBAEL D[RR TR
AT RIZDD,
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PX;)

B.x;)

é._: i : i
a, ! :
P : ' E Xy =by+ BB
| S T dowemenes :
R E ;
b -------------- -i --------- ]
Y7 X X! X

2: R = 7l OWNAENMEL AT A

ZOREZ. IR N BT 57 — 202 WIGE IR, (TR TIZ R TSl ks B %
HEE T 2D T, B ARHEE DRIENE DT <DLV Tl Mz F5 o, Fiz, FrigoME gL
BT =207 L Th | AHTEBIE TGk BIE D MBS — By 28 TD, H5W
LRMEDOL NS UTATIHEEZHEE 528 $7eb BANHEDO B 2R ISR E T 5
CERFEAERTATRETH D, 2O LI AT 572D D —> D7 1AIX, 2Bz Yo AR
FELIZ LT ANHEBEDOTERZIREL TR E, Tha#tE 3551 ThD, 8

ANEYEAMAR 2T D720 O B EERIVR R T — 2O ER RO EREICL - T,

6 Quigley (1982)35 & U' Kanemoto and Nakamura (1986)1%, —#%{t. CES (Generalized CES) ZhHBI%H & 11
TERS A EE | BB 5~ R=y 72 HEE L TV 5,
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HUWE R A PESND IO 0o TETZ, [RIE DM EW) RTEIT, Ak A2 FE R flh BTt
O IR M A0 7R LEER A R L 352 8T O RBIAMZBIE L CEEE > THVWTHA
Vo RIZZLOFEEFETLOD, ~\R=o7HERORBRIT, REERSOUEIIREKELEL T
7-EE XD,

2.3, REVEAmHE O G ERE

— I RBEE TG ORBBEFED XD, G DO KUE - LAb A BDT-0DI2, B DM O E
WD TR RO OO RBEMASIZEL CONAETADO FTHEEL CNODHEE>ThEn, &
DEFEIZB W TEELRNENT RO BIHTHHER U7 OISR B EAG S O A6 I XA B ED
PERESCBIEIC Lo TR LT HEWDZEThD, REIEMS I, F A VERDH O BERER L D28 @F
PSS, FICHANI I AR B FE Tho72 b L Th RESSOBREL L, i3 sl > Tl
FENEAT DT %@iﬁfﬁaﬁ% EMICHBALZ2T LT e b, oD R 572 M E-1%
REE DMk OFEIEZ RLIHE LTS EITIE, SWEZ T LTI b0 Thd, 4TIk
IRE R uF%L“C@rfyhﬁfﬁ/ﬂfcﬁﬁ)ﬁ%gjfff%ﬁfﬁ%L/JZQO ZZ TR A 22 LR AR 2 U, B 7R D 2] F’Eﬁ
THETAZENTELIEEERT S,

FT.F(p) 58 1 WO O R FE 54 B4 (CDF) & 9-5&, REhEE R (2) DSt & Al
FODZAITF, (p | z) ERTIENTED, ZORF, AEF (p) EIBTEF, (p | 2) DERIZ2)AD LD
(2725,

Fu(p) = f Fy (p | 2)u(2)dz 28)

wy (I ARENEME A HERL T DB 2D 55745 Th D, [FIERIC, F(p) BLUF,(p | 2)%5 2 B4
5 PE A A D JBMEu, (2) (SRS LI AR BYEE MR D BRI AL 5, £5T 2L Fi(p)rh
Fy (p) DAk 55 %ﬁ@ﬂhi RHXD ISz,

[o¢]

RORIAOR| [B@12) - B0 D@z + | R0 9@ - w@ldz (29)
QKD MEDAUE . H5— TS FBEIRME 2 b L Co i E IR I R BN A 2L
[ RN OB O RO R BT 5, S0, I CRESIS
YDA DA TR DZAE )+ TR IEAL | o D ERASEES
HZEITIe D, OFED, FEERITITE 1| M5 2 WXL Tl FEL T 2E LT, D2k
TS A LT bl G | OB HE W RSS2, Wy 23 ok BB S
BTN E o TS A2 T L TS EIC R BT bbb, 2575 . —>ORBE(

TOKEIE. 1K (2017, 20180) A EHKI LI b D TH B,
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KD 534 DFEV RS Z R LI E LT AICiE, 208 —TH Th A AREFE B MDA EA B
BRUNZD 2 CliRS & LI L QU722 T AU B7an 2 e 3bnd, DFED ., 30)=ND I IZFUEM: 2
D ETOAMKE OFEER BT UE 725720,

f [Fi(p 1 2) - Fy(p | 2)us (2)dz (30)

BRI, RO FHRECTHATLIENTED, QY (p | 2) &Mtk D RFENHi(Fi(p | 2) YDHF 6-
ZHOGLRET DO € (0,1)ET 5, ZIERDIHNZFAMATE 3L (conditional quantiles) &L CTE
#7 %,

Qf(p12) = 2P (0) (31)

SRMATE AL, B2 I REEJEMEOINE S LU TERABND, Ziud, 2T TIREMEA#
Bi(O) X, 6 SO AKEARAFTHHDEZ 2T I, 22T, BIEME<ZM L B(0) 1%, &
IALRDIENFREEB 2 D, £, WOk P1 DB (0)EHERHT 27212, Py W53 Ar
R EDEYFEATHIZE T, HEER T EDP(0) 513D, THTHE, RBERME 2z 2G5 & U,

= 2B, (L TR (p | DWSFHESND, Fi(p | 2) OHEsHiEE Fy (p | )23 5. O Fik
T%Jﬁ@fﬂﬂ% Py DA O BEESAF, (p | 2)DOHEEHIEIL, F, (0 | 2). 725, 955

ZIZBIL TR 5281 k» T IRDIHICRBITX D,

P ) = f B (p | 2w @z (32)

— 00

P, () = f By (p 1 D)up(2)dz (33)

T HE, EBREOHREICEWTL, QT IRDINCEXHZ HZLNTED,

o -Fe-=| 1D -F01 9lu@dz + | Bo190me -w@i 69
SEAEIZ VT, T 0085 I i LR AL LT TG RSRR A R VR 2L el 5
LSRR . BRI C HoE W] A B T M P B C OIS A R 4 L B
RS AR IUB DI TR TUNB, 200k RIERT I 1S . S ECR AL L A
Fe B 12 U 2 T GRS L CUN=0 SRR HS U R 2 T BIL 0L TV,
REWFEDIFHRIL BN TIL, RO I EL QUK ZENRLETHD,
® RENEIX, FEOMIIFIELRWNEVOMEE AR O LMD | BTk U7 AMiAS P 8 A i
RO,

16



® RENEMFMOEMICHIZY, HARD 55 | Mliks | THI5]5 ) Lo R BETT SO T8l
ERENDAMREE W72 T DI DEMNZ D5 S B AF Hb £/ UEEL Tl
T2, AARDSGE | AS@FNENE, x5 Lo, Lo mERE, &Y OmECESE
HETE - 0 . R FLR ORI AR BEIA . SOITIT AR EL BB H I DB % ThD,

® RENEMNTE TR SN T S B O M DAHHERI A7 7 — BT, |
WF DR A PER DFPEIC Ko CEFBEANIZEL T D ZEDAHRICE N TVD, RERE
DAk R ERE G2 ELSEARE S 27201213, BT & M (G - £ - A k) 042
H ORENE (EREHA -~ — D RE) [T D16 Mz AR ICIERE 0 2N ETHD,

®  RENPEDAMAR A M E/IZRFRIBNC R L IO E LT B | T BRI A1 filiks ) L ChE
W DUERDHD,

3. RENEMBOEBRRERS

3.1, ExBlHis&EG | =61

— IR BRI IV TS | SV o726 TIRG U 1237, LinL, REETSICR 0
CIIFEXTE G | A RHRE /2D 200 | UG ZRIHREL TN NIRRT 5105 5 VM E (Asking
Price) & [ RFIIAS | 3 5725 Z LA R B L7 HUE 72670,

AARTIE, TSt [E & e U CEBEOIS Ml E a5 2813 &b THELYL, Ll
6 FEIXTHS [ F ) ERH XD S Tk (B3 D AE BRI AR 20 B | HEE, A AZRE
T DB S ERE 32 HUAT 7 ) Cdo DA HiAlf 36 KOV Bh o 88 A o0 SR RO i T v | [E -
B Lo THUI AR IEI I S EEFRIUE - H ™M T s,

BB FHIOVER T & L LT, REPERG | OFIEDOMHERNOIED D ENBTE L2 D, NE)
PEDOELS | BT DE BB RICEGESND, TOEREVEHEOE LS @E ~Lkftsnbd
ZLE7poTHEY, H W EITEDOHWFNIRL TT o — RIS LD Ml | 250 ~5, 7
= MR Lo THEURS AR B HRIT ., B L8 k> TR SN BRG] AT 2%
AW AT b FI AR B PERE &+ M U HET D E I Lo C I S (BT i S 248 |
(TR SR ) T A R T F B EC o MR IE (G % BEME 7 L ELRR ) | S ORI M, TAYE B
il G T A i - A FE R ) ) B [ FE (ks - BOEA) ) 7 E s foal i, T | 50
—R L TERIND,

7272 ZOINTEAH S NI TG F] )13, LT ORI TIEERLE THD, — KIS, REED
BENEE#EL THEIShAZ L3 7l T H ELCORG L THD, DFED, Bk
AR DG FHEEE L CORBED BB Ml 3 TG CRIERSND 28T D, 22T, Bnss

8 AREEIL, WA - IEKQ002)ZEH LD TH D,
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FRUT=#% DR E L. B D IE IR TEAE (S) x BANL A M 72D DREEEE (B,) & T HIOTHIFE (L) < B
PETHAE S 720D AN () [T L, ay, Bl FHAL S 720 (B 201 m? H720) O LB O T 5l
¥ THY | REMEEBITEL TN, 22T B I ¢ ICH1T DIE PR IAIFE Sy o oMb A Lm T
B05 Uli#E 23 Vi, THDIIRARBNFER B 25, ZORF, 2SO DS L HI LW ik DR TR
ZEMH () BMATZBDIZHELNET D, T75&, BU5 1 ¢ 1238175 i, LEMIFE B, &R
BN PEDRKAV 1T, BS)REL THRIATHIENTED, ?

Vin = @Lin + BeSen + &n (E = 1,440 =1,...,N(0)) (35)

GSRUTES I ¢ . W1F n S B1T D L HIEFE Ly, CEWOIERREFE S,y EWVOBIRS D &
&L R BT B o TG ES MRS BT o ERREETARD K BAT B, &N — 8 S Ol
DN > TND, ED72, B5)RUTE > TERSNDET /LI, %ﬁ%’é@iE'A YL TV,

— AT CRIES IO RBIFEO B Mk X, i 2320, 2 O8%A12IE, PR JU

(XS THEM LB AlE 23 %<2 D, ZZT, Wi n OWSIH t 12 7‘5@;@ FHCA(L )
Do TR, B6) DI TED,

Vin = QL + Be(1— 8)AEMS,, + g4y (36)

ZIT, BORHF DT A=K § ITIERORAERMI R AR L T,

— RIS ARBYEES E LI, B HA T THS | S bl ) | AREhE DL AN H
LizlzANE] | ZLTRRIGEE OEIS [BEMEE L CRD D ISR ITTIE O 3 SOFEEZHN
TARENPEDAEZ R E L TND, (36)F T, Bes [ FF bl iE D BB IE WM E/2D THLS [ F61] | DA
& A ANE NZIB W TR IR E T L L7225,

ZDT | WA B OAfiRE E L CTHE DM T A2 7 > — MBI L > TEE D, £
ZCAREFESEE T Lo T OIS S FEm S, B [RS8 SRl S 7 B lis &5 |
W, BB EFIHlN R ESNDOTHD, ZOGE | B OMikEEE DO IRl 2002k
S THII A LT DT L LD,

M55 CIEMEICBLEZ P REL 7R DD | RENED IS IRFH T DV & T IR Ly, S DIE

IRIFE Sy, THY, KR ¢ 1231F 5 IO 55 BG MlkS Al @ SIEEEa AR K BT B, . £ L
TRARWUNH § ZHEFH L 72T DTh D, 29758, THIO TEG 6] 1XYW IA AT
B SNTGAITIE, AEEEE L O7 V2 —Zl U lifg i 7> TY . M2 sk co
B IS Clitzen,

BAEIE, OOBEOREFEDO RS IS DIEIL, 727 — NI L TODHIEND, [
IZIEDDERHY, 1 OT =T HEIUTE FEL7RWNWZ ST A, S-S O IEfEEE (accuracy)
RELRETHD, BWEREBORELZLI-ELTH, TNEHERTHTERE/FLEDE Qe

O RIS F= ZBE%T, RIEICEE L LS IS AN O HET S, —FH, 20X H2RET N
I, EAE =X BTV I TR Y | AEFEREBOM A THEE S LTV 5, #EMiL, Diewertand Shimizu
(2015, 2016) & & JiE,,
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W, EBIT, BATOT o — e N — ALz T AL P L G RA TR 0320 K
(ZHTE O HEINI T REE LT E R TOREDN DD, LTy TG [F BRI TARE)
PETTSZ T %6 ZoORMBEE G LT =2 THLHZLIIHE T OB ERHD, 10

3.2. e LERBUmAS

S EAAR X, REEEEE LS Ko CRMB S Mk & B bR 5, DA ENZIS D A B R I
FEATHIEE VX, AN 38 4R [RE PE 8 A A AT B -2 1 (9D 38 ARIEHEER 152 75) JICE S
MENLSNTZH DO THY , B DR E T DML, O Z [E EREH 5| 3R 2% E L BT
BRI L L TR D DU IR TCIE | T OIS 95 IO BUS [ 6144 L1 RK e 2 Bes [ F6i b
WL 3 FIEA BB LI L CIRESNDZEE > TND,

A 1%, BEFD 38 4F 6 A 8 HICEER KNS [HITICBIT 5T Ml O & o A
FHEDS, [E R D2 R OE RATE O EICEKNAREEL FF L TOBLEIRICHAD
Fr, BRSO Z2E | EHEE O FIL ., EHOTESR N NEHOR)HOSGE EEZ K575,
WD RDHIE EOEEZ T HRED VIR Z ST B E R RS ISR W R L
i, HIEEAIZE 572 UK, 1964)

DFED, FIHIORBEEFRORDNTIE, THUENE] | LW D3 2 DRHRICHY | Z D7D TIEF A
B | EWVOBEER VRS T 5, ZOLTEHE s DTl [HH Ak (sollen) | &L TREA I ~&0 [H5
DNEFEOAMHE (sein) | &L TR & Lo T igmmas &<l 7o (P, 1981; pp.49-53) , 2D K&
iR LT, 1980 4E 7 HIC B AR REIESE E AT, EE ks IX ISt a 4o R B
[ZOWTH A7 B TS TSNS ThAI THHINEA R T D E22 A& 2D | LEFRL
[ ReHl 23 e CRRE, 4623 B ICER LY 2 THGICR W T, RO FIFI+H4312@l, 232,
B2 B A R 72 NS B D TE T LB W RERNFIET DAL T Dk ) ThoELTz, #
FHOMREX, TN EEICE T2 REICEW T, NEFEME 28 DI TR DDOMNITD
WCEEE LYK S LA B IR L, 2 LT- HRE T EME ORB IR 558 & I
Wiz ZliioTz,

ZOEH7HT, 2000 FERABHICIEE -T2 B ARRA B ERE(F 7€ J-REIT) IZ3W\ T, ANs)E
O EFTHIAIL TSR LM &AM RS, I-REIT [ZEE ST, WEoBEICB
TIEAREES E ML S B LTI 0T FiE RIS & A P o i E ks 4 B =
FTHENERENT IO THD, £ DI/ T, REYER E AN L 1L, i3s3 5280
KOOI, [HHDEEOMAES (sein) | &L TRHMMZ RO HNDHZ &> T ST,

—J5C, BBk - 88 & R RS (2N 2 BRBLO 7D DA BFIEL TV, BRIIZIE, 7F
AL IEESALDBLOFHMGIL, [ & & AEBUITRT AR 23 REIFERSBUZ I D3I LR A L L

0 BRI E > T, REEOHGMK Z RT3 —EARBG L TETWDE, TOX ) iR,
FEMK CTHoT2D, =a—RRENLARINHAIBERTH-V T2, FEMIE, 555 BRBIUE 6
EESRINIZ,
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T E & PERUZ I DRI I S EERE T IR EN Y, MRl - B 5B B DRI B B &
D, BB BT DRI E £ DO LS TS, ZNENORLO B B35 & Rl
WO NEF AT | 3RE T BT L D28 D ARFHIICH T T ARG HZ LD FERTE
NTET,

FELC, [ PEBLRTAG & AT RO 723D D BRI FEATIZ B Tl & B TR IR R OVNEBL T4 Y
FAV Bl L T2l n, [BEE EREHUTIZ IV T BB IRHRR — B IR NIC
BWTH B IZB W T BRI TR LT, SOIZE EE FERLE SN & FRBE L E A &
DN REZRTEBEPFAEL TV, EDT28D | BUS Hiliks - A7s Hiffi & oot CLIZLIZ — 4 DUAfi
SRR EAL, LSRRI E TR L,

ZDEH727273T, 1989 FATHIE S T EHUEEARYE || 1991 I BT E SV T A b e
IRHEME T 1T D& | A0 T HUE R OB A AR T2 DL EPER TR S AL, FHfERL
AT IT 1992 E LI RHEIOD 8 B4 B RIC, [E7E S FERLIE AR 1994 AEFTA R 2 LA T
XA HAT O 78I % BIRIZFHI A Thiv Tnd, 7272 LIMEA ICHEMEICL TWOD 00T, BEER
FERLOL G . ZOFHIEAN LT LR BUEMERE T 28 Th D, BIM7RBIEED EREZMZ 57
DI, FEAAEIT B2 R ARl 2 L L= b D735 EFE OB HERE TR O ic L 7-&
BAINCEHEFERNE SN TND, ZD720 — W I E TR BB T RR B YE4E T /LD
FROFRIE L TURu,

TR RIROMEIRI LN THRTF O [E & ERUUTIRAD L TETND, 2D X7 T, BT
MHOFED IF IFIARINC FRESZ2 N EWNT 2 W EEICEE L CE TV DHLDEE 2 D,

3.3. EEFMMBFEORE

DREDORBERE RO RARITIBNT, [ARKAN ) & Mg e DR 7L &7tk
FNIMD TRED2T2E NS THEN, ZRUHREEL THDDIE, W OFiED | REIFER &
FHIITARILL TNDEVSTE R THD, £T, 2O OO ROV TEIL TR I,

IR HUI & HATE AR IR, [ — %D L RIOBBIZH L CTHRIELR 5.2, R OVAIEOFIE L5 H 3
O RNZHET D T HU T 55 EZR A E SO RO F EFITE L, bo Gl (IE7e Hffi ORI % 5-
THIE ) EHBELTHEF 45 BRIz, TV ERIZIE, D)Ko T HIES 2k 35551
DOEEHE, 2) R By ESE O E MO RLE 3) A BTG O R EIEME HINHEZE SO
EAFEOFEIEYE, S)E LR A FEVAICLD HHEE RGBT DM F A O FLE, 6)E -5
M FHENEIZFE- D oD BRIk DR E FLUE LW o7 R A E ARG | LWV O BFEANRY Y,
INRENDDIE, B 1 A 1 BT AEEAE 0O AL EFE 2 720 O TE 7 72l T D (GEF 2 4
%L, BRI 1540, REFEEL T, BB E R B S0 2 AU EOARB) S E - XX RH)
FEHE E OB EMZ RS, ZOFREFEL, WERFIEE T CHETLIEFLIN TN
(EFH 255 1H),

FTo, ARG, [E 2808 A 5 CE O 28R T & Hl K sk (BRI s+ ik (BRFn 43 4Rk
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595100 5) 55 4 556 2 TEICHE 3 D88 & i sz o R R FE i (B 49 ARTEAES
92 5) 55 12 455 1 HMOBLEIZIVIRES B KIg A BRS o ) (HUlATRE (D 44 45
49 7)) 55 2 55 1 H) THY, fied TIRWEIPHZ M REL TS,

B E RN AL LT, Bs | 3 ik | INARIE TeIE K OVRAMIED 3 FHEIZK RO DA
FEAEBZEL TITHODDEINTWD (JEH 4 52, ENENOFIEELIC, REIFETS AL T
SHTEDORFHEHATY . ENE X2 DIERAL 7 THEE A S, oD E O R B PESE & FF M B
1%, 2001 420 J-REIT B2 IZHB WV THREEMIC EF L TE2EB 25,
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FEE BRI —ADFREER LS5 T2 DIL, FESMNE L B2 B B2 & S 52K B R
VSN A DR BB B SO A28 R EBFT — 22 L T 528 — O R FEE
BRONCHEEL ) 72803 R H D, CBRE OIAEERIE R | # TR AR AT TEFTO [ R%
FIERIXZ DI =—RE KM LI=b D Th D, Fio, MikEHEROH CiimL 72 L1, AR
BNPE T 55134 7 4 AT N Th SO B, SRR KRN PRI D IR EL A
—PEDGRN, BRSIFEAEBEE DD RSB LY | REHNZ K> TH T A O E N KRES R D556 7
%, LTehi> T, B FIITE S~ — 7y FORWEITINA T VB O E LA & E
NTWEBENNRDD, ZOBREICRIGT 570 EEHEEIC S W ChO W R L5 TR
DRRFISNTC, T AT —h =B A IO A T4 AL U N A T I R | e A~ T R
RENFERRA IR O DI BRI A Ty 7 A 1%, SEHISOBUR | 57 8 TR E R L7
VB R —AD AR = 7l 55 TH D, 72721 B S E O &R T — 2N K&
WL Ie D720 UL 23 KA E R HHI O MU IS RIZRSN TS, A~y 7 ARE
WAEWFFERTO [EGRI &R DL, MRS &SRS ER- L7k 0BG 0 TR LIZEI G4
FIWZETHY R ERIO LD tEE R TWD,

CZZETHEY B TARET, RENBERUZRE S OB ER 2 RELTRBY, TGO
RBEHRT2IEDN BRI ThoTe, RENF R ILDA 74 A A OB A Z4THR T 5121, AJE
O EOG RIS & O T TR T — 2R3 Bi 705, B ARSI TO M2 — e A ik Fa 4k
(EBITEE) X, k&R & AT BRHEAT O CH 5, TAE X R IE% R E Uik R
T HERRFI B ORI LD M E AR T2 TREFEL T1D, HULHE, 4
HRE, KBKE ., 2Ol THRIEREARL TCND, A~y 7 ZARERERAIIFERT O [ 3HA
ERA Ty 7 AR, BT SR A BB 2 R G & LT LTI, FUE e TR LT
NN=o V7 ERHEH T D, —IFERNTANEMERFZERTD J-REIT NOI A7 v 27 A&, J-REIT 73
EHIABR T2 AL OIS T — 2 &b LI Lo~ R = 2k FE ST B,
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6.3. TOMOER

FASEAREPE 52V T | MR ECC ERHEETZ T T G B TO DRI 2 FIHE LS
PRI DITIT T4 TR, ARIBERE . SRR, RE 7270, REARBPETT 2 o
BN 272012, O LB 2 feFi DR 1 B A BALZR S TRV E S o4
B AHERR CEOIEHE, Mtk DL B EN 2 H B4 D6, M-S B LS O8I0 0 Tt a4t
TOIRRE B RIEIEN ARSI TS (K 6), THEBIMERBORIY Z T, MRELSE
BHERTZ T T ZRDANVEZ T T4 7 IR EL & 0 TURRINSHIET 52 803 kDb 5, il

BIELTIE, EAEAE, F[E0 Bg | &, Ay EEFDEA., T T A(GR) ENRHD, 705,
EEARBELEE TSI OWTIBHEAAE IS DDEHDET D,
7 6: ZOMDIEH (F74R)
gyl REA AR TS B BRRERE
5 A HUEE REIT 53¢ WG| AT W 4E I ESE  fmH 2003
%))
SMTRI J-REIT Index® = FEAMTAREHE HRINEFEONE HK 2001
e 1)
Fl[E0 THEREFZHE B BAREENICHT BMET7r—bh 42E 1999
FERITE BEEFIE D (FFJfiE)
J-REIT ¥ v/ —h “HEKNTANEME ~N=v 78K IR 2003
WrERT
AT ITAR Xy ZHEKNTANER NOUE IUGE DU 2005
—F HFSERT
AJPI ( ARES Japan ARES(REFEGEZR{k. NCREIF 2 (JiE AWKk 2002
Property Index) 1> 1A <) S-25)
IZX XA
AJFI(ARES Japan Fund ARES (REJFEGEZR{k. NCREIF ! (& AWKk 2002
Index) A /v EZ  HE) )
IVIRER
gl & (57 Bikat A RCIECS - ety FE 1| 1957
o RBFERG A TR [ e WA s ERES B 2008
(F742) 7t
RENFESEE EREH A AR AEIEET WS ISFEAF 10 2000
WEl & (g ZE=EHEEE A~V AREFERS  ZEREEMEB & U 2011
) AT %Elﬁlﬁl CHEE
Abw 7 EM ALy ZHGEE (1 B LR EE RfE ARt F1mE 1991
NEDFEFEEBREY)
SEELVRE Ahy A AR B ERFFERT HERTEFEAF FE1[E 2006
F 74 AETIVR WA~ I AREER  EEHMEET HE1E 2014
GHSEET
Aby 72 BEEE THERE (F ELRed & LA AW 1950
W)
BEMPRRFAE EEREE BEW., T, HK 1951
(=H5) R T
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FOR 23 KORKUEAZ e BRI AE 1R 1986

S A VT E A A
e
FOAAEEG R Ao s AREER  BRGERIGE 51 2003
N
LI NT L JEERR —WRpaE JINEE S AW 1997
2ERD Fhro s AR I mEE 2012
N

&5 (& PT7I—L A% YA~y 7 AREEER  FI5 IR CE5) PUESE] 2002
=) BHFZERT
WHEOMS  ZZRHR VA VAR RER  ZEEALFE RS DU 2011
(BEH) BHFZERT

REIT DIENMIfEZ R T HEE L Cld, HORESIS [P0 THGIE REIT #5480 B KO =3 A
T ANEREWFFE O TSMTRI J-REIT Index® | 2385, [HGEE REIT 541X, HEIZ B335 J-
REIT #8255 LTINE SR O RHIii IO FEETH 5, [SMTRI J-REIT Index® 1%, H K
AR AETREL TNVD, EBIZH T AT w7 AL L THIBHIL ARSI TS, 2001 AEICAZ —b
L7z J-REIT 5 Cid, RENED G FEMIMEZ G A 721 NMIED B3GRt TR~ LI iE
SINTWD, RIS, BB ED D72 R AR E TSIV TE, B5T5THo J-REIT i
DIRILE 7R TR X b R B B I A R B MG M L L A CTH D,

FIEIZBI T DRI DOW T, RNENERE 1553 AR LN AR 38 TC 1B LD R B pEAT A& D HE
ENEET LR T, ZO=—ANEESTe, HARREENICFTO N REIER G F A 1L, A E)
PEFEF B IO E B —E A2 R T DM FE~D T o — N TRLITZHIED O BT
0%, BHEARENETIL, #D AV TAT T4 ALV AEHELT 1AL L #OA @ AR R | ZB o
Tayt ke g — T T M . ~ T T MR | fE TR AT
N FER T EITHEL TS, —HER N AL RO [T-REIT F¥y 7L —h 1%, K
FERL A 77 A2 81T 5 J-REIT NOI 8% & J-REIT it fedk o bl U CGHK TR S,
DTHD, NENFEMIFE LA vy 7' L —NEK & NOT ERE &I EL T 52 LR T
&%, ¥/, AL, J-REIT WG ERI AT E R F IS 2 B E (7T AR 3 2—) THRL
AT TAR F o T —R B ARL TS, EGTTIGICEWTERSNLFEIVFEEE THY
FEMABNEDF vy 7L —  MEBN B LMWK LB OB BIEIE L 70D, #63E REPE TIIA 7 4 A %F
{b. PEZERRL REIT 23xf5L72>TD, ARES (REhPERESRALH2) DT AJPI (ARES Japan
Property Index)i%. J-REIT BT RIFLEE T 7 RBMRAE T HRENPEE KR, A2 B LU
REX X VIS FBA N E S UIEEAL L7 FIBIVIEE Ch D, KIE THRHE &L TWHIEEE
L CHEBAFE 5 ISR S TV%D NCREIF B ZHEHLL TND, [AIH 2 DT AJFI (ARES Japan
Fund Index) ] 1%, [RIXIGUIDUVNTT 7 RHALTHFFL 72 NCREIF 2O F|[EIVHEHTH L,

51 &3, T OIERSZ M DI L 70D, G B DD/ Pa AT E TIL, HidllahE
THBIENSKELLEH T, BEMHHCOWTUL, IEBE OB Y Lo EE ICK
DEB S LS R & O 7 1R85 R AL CARSILTRY, [H LAZ3EE O T RB ERS 448 -
TS TR ETH HAAL TAR L TWD, EETIRICOWTIE, P A~ 7 ATRBIER AR, I

41



I 23 KIZEBIT LW N O ZE =N & L) &4 BIMEICEE G L7 22 s & 2 AR L TN D,

Aby 2713, BEETHICB TG ETHD, MEABEOFEE, T72bb A 74 AThil
(XA T4 AT ——%k, PRI ChIVZTHE G, Mithisk ChiuIBEW R, K7L Thiud
FATE R X T BT B AT AR LI OVERIE L, (LD T MEBETIEOSE
L0, [E 128EE O TG ANy 7 fiat (E NG OIEEEREY) 11T, 5, &R, % T
FRBIFI RO BEAHEFH L QD AARRBEN IO N REE VA 1L, = KERHE
BROFE A, HiF5 75 ZHICBIT 247 A AL NV OIEREFEAEFHL T D, FA vy 7 AR
BER A IO 47 A AETIv R 1T, FFHT LA 7 BEEFH LIZLOTHY, BRI
Ay 7 @b ORI DNEIREE R L CTUD,

ARy 7 EAGITHOWTIE, E 22 o0 N EE TR A DR EERHE A Nl ks
FHENENAN ZHINE D 2R T D IRE L 70D, FREVO TR 23 KO KBUEA 7 AL
VTG EIRRE G &) BL O A~y VARBER A IFFEIT A4 7 A AFHUHA B 3 AFRS
NI O TS DF MG B2 T HIL TWOD, ZASIRIFRORGERBIETR B OB 6%

Rl d B THELRD,
ZERRT, BEHTHICBIDT/MENTAERTIEE THD, EEEHA 2GR/ TRIET

PRUCROBID, ZERFEOEBTERHIEAT T HHMNH L LB IN TR, Frlo = g
DI22ER T, HED 5 KBIOVREFER T A/ — L TR, REPETTS R0 Stk
ERTHEBERIEELL UAFIHSN TND, TN\ TAZRETHH 5T, R0 L 3L
THEOMIPFIET DEBZOND, TFEOMSERTIRIEEL T, VA~V I ARBFER AT
FIAs, W TR LT 28 28 A 28 (R CRRULIC T 22 I LR | 2 AR L TD,

V=L ME ANBREC—E R SR AR <PEEE TH D, 26 Lo ERKEL T s
FTICEERRMER LU THRET 572 THE(LRFICIRE L L TN B2 DR 230 5,
PA~ VAR FERR B IEIT A HURL 23 KARIGIZIER 7 —L M A B ZELFERL TV
B,

6.4. FLVERABETSEROBMRIL®

ATET CHEEBEL 72 D12, TS E O PHSEABIE TI3Afidk « Bk Z OO FRIRD B0 TEH LR
FEENABSN TS, ZHUL, G2 eGSR ER L2 WO TS INE SLBOR R
YHEINTND=—RZ2T | EEF TR Ligmb JE2hil ) TEIeIERE RITH D, i
BIDIRKRORED 2L, FEABEDOIE THONE —MELTTIEDHES~DI L TH T,
JeATIIGEE RS L AEEAMEFE R OHERHI BT DI e R RIS E RN EN N T2 ZEIS
LT, RASEAN B PEARRS FE R BT D0 TEI3, FRE A BB 2720 O AR IR ORI H AL
B TNDIEN DD, TTHDIRIEEL IEMEIC L DD BRETDIA LT DL, mi
JECEERNDS T RE AR FE R D BIRE S EN TS (K, 2011)

18 Kffilx, Shimizuetal. (2015)% b &1Z, HLWTF—XICL WV HHEFH LIZbDOTH S,
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ik FE A AR T 29 2 Tl IERIRE R DM E RO T —FF A 7 v A flid& IR E RIS (1
BLRTIUZZRDR, 5 3 BECTHMLZIOIC, SE M~ — 2D HEEIIL, 8 E Rl
ZED BRI S AL TND, T35 ORI 72 S HS | D3 - 735608 E Lo % Eal DAl
FALA R E TG . B S L CHS | F OB IRA RS FIREME . T O iR S A PRI IR 2 Dl
7RNETREPE (7 7 ) | i O BhiE 2 BRI SV IR b L CLES vl RetE CEiEb
Ril/&) 72T % (Quan and Quigley, 1991; Clayton et al.,, 2001), —J5C, B HIF&IZIE TGO
FTAANT U AT E LT B E R CHVERIEL SOV LW EFIR®H 5, L, Bl
AR — 2D D H TIEH BB INE D= — RS2 ENRVELH D, BEARRICIE, B3
HEIDIENDR R ETEA LTI INFEAET D0 ZATIv 7B AR BE TSSO LB AR5
ZEDHELWEDNRIT NG, Fo, TGS FH LR E OB FEE S & O T AR B PED TR
MBS R AL AN LB CHY (Shimizu et al., 2016)  KEO BEIEF A GO T-HE [ FHIOINEE
5720 FRINEIANE VAL ZRTONS,

ZZ T ARETIE, ESSZ REIT iz 80 2 hiGaklifiis 28 Sl U7k Fe 5 it 24
Do BRF TG E X RELICFIRET MIBWTL, TG TR R T —F DI AET o v R13%)
R THHZLERMHREL TS, REIPE TS 3E WA 722 TIIe<IG [ B A RENTZDIZ, R
FERIRTIY ChHLIENMOILTND, TDTD | il CRIEESNAMS I ME DL DA, B
RS TSN L O TR, MOIERNRIEEEF 7202, MO Ebb £z, K&ALELE
FRLUTCWDRBEME DR &2, OISR, MREHEE ORI TIE, REE AT L oMl
D% D FRIEIRZ I/ NRICEE D DT DREFBUR DI ENCT 7 b 72HL TUED AIREMEDS EiV,
ZOMEEFERT DT D—DDFIELELT, BETSHOELNLERE, M OWREAT =X
LANLIGHLTUKZER B 2 1D, FSEHEATTSGIT - LR TIE0—D>ThhHl Vbl
TWD, REITIL J-REIT fi35 TSN EE Nlik . & N, AR OHEES T
Bk & D, B Dl IE B 2 22 S 0L, T OEBITHE ARSI T8 BIREE
B DT THER LV FMEIED @V RS IFF C& 2, F72, J-REIT TG IIHERARNFTEL
TW5, IENEALO PL/BS 7207 Tl EBIAENED PL 3 L O ERHM . B - SEJEmAS D1X
PPN TR | ST 72 8 O JE PEF RN ABI SN A A /TR THY | fF R ARDIETOZ)
LR TED,

SO Ak HER O 7 T r—F LU T Ak 2N OF S [ BUEARE (7 7 2 A 2 UATE) &L T
KD, BIIHIL, VA7 —L—h il REL T, O fFRINEE O MRk B3R & Y G pE A DY A
TTVIT DAEGECED, VAT T LT WA, Ailid - AR & FIERIS , 0 FadOME s, AR
RIBEFMEMEIC LV IR D, 2D~ AVRANT 7T Y&l TR T RR R EER DT — &% F T
B3I, s e EHIT, MR 3 L OEI S SR 2 MR - AUE kW, B3R D@ M (e ar iR E
TORRRE, #50FETORREEOFMEME, FARELCEY O REEE) DAEAIVE ATk ML,
T RITERD, ~R=y 2T Fa—F 2B L, Aliks, g, FI513HRD 3 DD/ T A= %Rk
ICHERH T D ET VAR E T HIE T, S E TR Mk Fa 5. BRI FR 4, £ 0FI5| R
FREEAFHIENTED, LU, REIT OBRIE#R Th-Th ik 3 JOEI5 348138 E M I L
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DHEEFCTHD, 22T b L., BB EA TGO ETHIEN TEIUL, T CRIESN &R
FNHZING | 1 TIRESND THAMkE ZHEE TED, Geltner (1997)13%E PE i 455 D 2 2481
EF B OIS TOARENERK E7-13 REIT OMMBOZAb 2R AT 5 et AR L Tk
0. b=t q 2O EFEEIC TR UL ET, WG LT AR M AL 2 AT
Do ZZT, b—Er® q &I IR A CRHMli S 7= 3£ O i (Enterprise Value) %8 A0 FFHUAS
g CHI-TAETH D, h—E D q BEiaz /o AL TRERON TSRS UM A 5y B,
WE DS %y & T 28T A% CRHMlis e BI5 Rk b b, RIS ¢
DEBNZ I TS B 2 28632728 | REIREIC ST DR #EAMES A # 2t 75, 20k
(2L AREITIE, REPERG | T L08R A LS AR T CURE ST M AE LB 5 [ =Rz D 0
TENENANR= 7 ED LD | ZO2DODFREBINGRDIZT 7 A B NANMGHERZ G HEAR
BFEOAMiRS A E L CTHEE T Db D LT 5,

AHiTlE, Shimizu et al. (2015)23424 L7 J7{EICHE-S % Proptech Plus @ Japan REIT DB OF
—Z b BT E R A MHS FE 2 A HEE 95, Japan REIT DB (Zi%, J-REIT BRAALIFEDFE
EIENBEALORE OATCRATIRE A5 D AL O CHEEAMF 23 Z LI E SN
TWD, Fio, WO BT — 22O TH E2 i AEAT. R FIRD DO BRRE, LR mfE, %2 1T
FEEDIEIAII TN D, HTICERL T, BEIENCKOIRE A BRI D720 | AT T4 IS
FOT =2 D/ MEEZ H I L TS, 0 5RIE, 2002 45 1 H 735 2018 4F 6 HETD
FOR 23 RKICHTET 2 LD BB A 74 ATH LM CTh D,

A EH RS I ONWTONR =07 YT, FO IS E 265,

J T

Iny; = ao+ Z a;Z;; + Z veDe + &y, (37)
j t
J T

lnvit = bo +Zb]ZU +2§:tDt+€vit (38)
j t

ZITL LAY ELTEIEL ~L 0D NOT & VTS, Dt # A DX I—% T, Fi, vy 138
L~ DTSR T Do vy (2B T A HURE OB RARENC  5% IN % 7 (s S % %
BEGHE APIC B B E i~ —20s = 7 TH L TROLNBD T, KT HHIE e, =
Vie/ VLRSI U F TR SN,

J T
Inc; = (ag — by) + Z(aj - bj)Zl-j + Z(Vt —&)Dy + (eyit - e,,it) (39)
J t

(BTR. @8)3. BOAMOIUA., T it , R0 I 55 FIE S AT, 2R 2h

44



P Digs & CELFDIDITEFRSND,

Je =exp(vy); Dy = exp(&p); CA{?:CAit = exp(vy — &) (40)

ZOINZLTHELNZIA (NOD 5 EFBIFEER D 7205, TG RHIICb & O B TS
NI FE DD (X 7)  MlASFEEIE 2007 4545 2 DRI — 21 BEL , £ O % 20H
IZ P8 T 2008 4555 4 DU HICARR AT EIZE L 72, LAIBRIZUIESERS) e BRI D3 7203,
2012 AEMD 2015 FTONT T EFAE—RAME LI, 2016 FE0SEEICONT IRV OB A A3
MEfEL TUD, I (NOD) FEHds LORIEIVFRE L~ D & | MisFRE IR0 s L i OB & C
HEREL D,
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—NOTHEEL ----F[E] D FEH =i 54K
7 GRHmIC LD NOI F55k, FIR0IEE, Miksfatk

WA A D PEEARTFEMAS R LR LT= b DRI 8 Th D, 7k, LD 7= 4 BIFHHE L7l
R e R T SRt AR S I E RS, PR SR &L TR HE R0 T, AR, B A B ERTFERT
oD AT HiU A AR FE K RO DR psisth) | [ L 22@ 8 O R BYEEMAR A~ 7 v 7 A (BE M AR ENPE) |
B E R TR FE R T D, R T, FORER I IS DR EH O M AR B =R O AT (L)
B0 Z IO TR L L T, J-REIT #ERHMMRS fEE0 T, i st M &R T —2 &
b FCBAZEEZED B, R AL W2 L OB E R iR (2 e~ R =y 7485 T
%, THHY —ANDEEPT 58 Lo, T AR FE R, S5 E R A A% H5 B0 38 E REATE A~
—ATHY REEMAE AL T o7 2 il — A TGRSR 23 i85 e il ~— AT
Do HINT FAEINOEEIL T 2L SR, AT HIAG RS FR BT BRANT 15 [ 228 R B pEA A A
T o7 AR L OEE RIS R TSRS BN = 2R LD, MBI, HEE AN
—ATHLO R, AR R EE RS S FIC IO HERS 475 — 05 L KHiCHE
FE LT G a A il ks FE 0 X5 [~ — 2D MR R L R IO I E A~ — RS AT L THER 375
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KD ECE -, R MAs Fe S0 388 ERl R A I LA B s Z I IWnWeE b5, £
72, 2015 LA, BS [ _X— AL TS Al — 2D FE A TR L THERB L T 5, St is-ork
RSN DEEL L TWAREDE BN E 2 5D,
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%) ) @ «© @ ™ ) @ @ ) ™ @ @ @ 2 ) )
< « @ X @ @ «@ < x L < < « X @ « 2
x o ¥ ) < = B = S — N =] < ) < = o0
- - - -~ - — - - -
XN N N X Q xR N Q N x R X Q N XN

------- I HAE (HCAD) <A HE s FE B (S, SRS C)
— FEBEAAR I (47 £ 2, RATHS) -~ B A 0
— 75 5 2

8 fili ks FiE Ak D ELE

AETCHEE LT SRR FE S, BORHSE | E 7L —Yv—, — e, WHEIAH)
PFETH DA WD LK DE, H A4 BB 3515 L MEE) L TEBLRLBE ChLEEZD,
e L TE, RGO =R a9 DR B2 M L CD7ow | TGz o5
HICELAREMER S DLl x D ARBIFETEE 7 — XA SHUTK NI L, & OIS IS0

CRFHAmAS I H 2 ARSI ST D EFINOHEE | AR FTOMM AL TELIENFETHND,

TER D EFAT~— R BB ik~ — ADAMASHERCCRIBE L 72> QO P EAR BN EERE A D
(BB G OES R —1E) 12D FEEE R AL LT ik FR B o T D EE 25, JHTEL T,
Hi1 70 IR IC Lo Tl REIT TG DE ML 56 10D L, il i ok lisom A s
B 528, EEEOARBPETT IOV TRIBENRIE RO THLZENF T HiLD, Tl
NR—ADMHHEEN B FETT R DIT—1272 > TOBINZ DWW TE— B O e A | EiEihE
BRI & DR BN M2 L 2 VIO L QUKL E RS 5, fER O EFF
fili~~—2 BG Mli s~ — 2Dk FE . EBHE R, ZDOfMOERAZE 0 £ E DRI EmEET
Tk EZ DT LN, T AR AHNHIWT 25 L CHBICRDEEZ D,
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7. Fm

AAROARBEFET G IX, FBEHT, 7 e— L RAZ L —RBiE WG THDHEN -T2 ENL
FUIETR RS T&E T, £ ClE, AEEE TG OG ML M2 BT 20 Th Ao,

PG FOHFETIL, TR OEIREL /I EREZ /0 ISR D720 D FML LT, THG %t
RERDM DB LM DN T OB RPN T GHZBIT DI G SME I+ 0E DT> TnDHIE,
Z LU T2 B x4 (B F) & LU, B | &2 FEBLT 272D ORI E B FAEL TN e |
METFOID, FAIVTIL, ZOLIRGEMET -3 7201, AEEFRA R THIZRVOD,
WS BRI TL B,

REEZ, FEOMDBPFLELIRNE WD REERMEZFF D, T ORFERMEZ RO P 21T, BTl
HHROFEEREZRTIUZRWEWIZ LR D20, REYEE RSB - Wrén@b B
WO TGO ETRBL P HERE. FI2I TR ESE LI LT TERNTH A,

AENEEAAS I, 2hZRAY72 55 CIR A B et s L7 AiliAs (S B FREE 5 Al ) 23R E S o728
(2 ANEREDANS G M E O T, BB DIEMARE L T ODRITHIXE R 20, Ll
REFEF ST, SOOI TIIBIE TEARWEEN 2V D . O B F S ORI,
F&AG ORI T~ LU,

THLO AR, D ANETIZASBEFINE M (e TV BRSO ZE S iR 55~ D7 7 B A M) Rk EOFL
1) GRS v 3 1y sl 2 « SRS BR) L A1 23R (BUBLOTAIR | MU oD ] & | T a8 S e 25
THIZE OO OB AKNE (LEVE YDA J5E) 720 T JBIRRE DL BRI 5, F1E,

Z O L HUZKE T BHER N E DINTFHESITODDNIHIRTTF T 5,

ORI, FRERFOVERE K MEL L E T D8 BE, TIE, L 7 A 3 B Bl
& THERARY, 2L TEEE DOFELITIS Ul R4 L D IO AL DD N -T2 Eb iR
TEEIIRD, SHITE, IR ERESEBLSED H 2 ORA ARG T, FERICHEAET DR
FHEREDE FNE DI > T DNEN T2 8 AL DWW EWT e, F-, @&Wit, 7
BB Lo THA -HERROM EATED, ILFIZBWTHEHSNDY /N —2 g PREFUCE S T
Do V=2 a5 THEOROFIAMiEE KE EHIEHTEL HREER > TETND, %9
THE KBUBHERED FLER & L IUTEMIE L FH- 23 E DRRE DL D THL DML T2 ZEH G
DIZLTODRIT TR B0,

Flo, RBFEICHERE EA) T2 FMEIT, — I — 20T 5 LR LW T, el
G ~DT 7R AR BT D, MA T, MAMEZRF O ZENDFRROF Y E VT AN T
DIAFFO MRS R E IS K& B A BT 57,

ZHHDOZEE, BITHEBRZ B R TIUTDNEWS 72T TIE L, IFREZM L, SHICHRT 2
TeODHBA L TINRMBN I > TLAD ThHD, ZZTVIBRALT7ILIT FRA T T2 T %
BT 20T REFETIGICBEDLHFEMEV T N7 T728 5T,

ARROHPTIE+FITEMD CTERD -T2, REETGO R CEBEICBIZEIND, [RE].
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FEIS1R | T ) F72 25 T 2D B R E B COMREAE 8721 T2, B #b
FMRIAEMAHED HIL TN,

Bz, JELBREE e L1, RBIED I E DI85 S SFEL THOD D)% B
L, AT LT DL FE BRSO B E BED DI TS, ZO X722 1E HIEAR DR X
5 A% (GIS) DI EEL A E Ao, BRICHE(LL TE WD, FTAHEICEI DD 3
13 RENPER GBS BTN SILQUODAR, ZOIH 7R E G X A & L S h > | 203K
D3 HEA TUND,

Flo ABEZEEITI T TEOEERORPEIZIBN UL, B - WA KIBEEDA LT TG
e DB RIEARE ﬂﬁf;kﬁﬁw#—frora%&%EEF’EJ#P?OT.@%&%ﬁ%émﬁ*éﬁé:k?
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72O BTLWMERAEPEZ T T EMEOE K, BEN O Eb BT Z L3 HETED
THH),

ZNODHERFRBEOMIRIL, A% ORELL T, WK P 2ERIERE P & — KRB E
TEWEE TR L L CL B LWERAL 7 7O EEMFZ L OF - o\ > 7= — O TE B
DOHT, LA THETZ,

49



Tim 1. TS B e ] SB[ A

All. TS IFHREERG

AEYEED RS Mk DI AL, —HEDOIEGATEIO R TRAEL TLAHILITEIETHRV, §H&
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BT EIFIZOEET DL EH I WIHNIERE LTl 1 TR WORFRITEZRVOERY | 580 F1d72h»
IR LI (ZOAikg TIZFENIRNZE ARG T2 E TSR 203 5) ZENMBI TN D
(Horowitz, 1992; Stanley et al., 2009) , = D726 (Z, ANEPE#E E AR CIIFH TERWEVWDE R
M\, L, REIZEITHAID,

B 5 Mt 23 . R 0 580 A SEAMAR -5 HITE L T — E DR ORI IR B &8 TRORIIC B -7
BT OAiAS LD ZEAE 2 AR, HIHI D FE0 A LA & B A% 2SN TR ES L TN D &
ZZIK0, LA, WEFIZ—EDORIRDIHDHEE ZTITHDHIRTHY | MIHIOTE0 A AR,
5 iliAs D JeATHRIIEE L TE R T2IZHD R0, 18

ZITHELRLOM, 5BV FO5E0AA LMk & L THEN ML 23 . E D ITHG [ilikg ~& 2
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TEG I EARA L, R AL 22 TOHRERG | B 3L T2 &72% (Genesove and Mayer,
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REPEMFSFE R IS TR, HERH IR DB LB RS D SO EHBFET DA HE
PEAFERL CET2D 22Tl AEEMAEFEERDOHEFHFI ZAR ST 95, HEFH A IEEL T, KR
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7K (2002) TH M HEZ X H1, Shimizu et al. (2007, 2010b) TE IE SN 785kt B~ K = 7 fe 4k
(Rolling Hedonic) ® 5 DD $a¥iA bl L7=,

F9°. X A-7, X A-8 Tik, B I—C ko TSRS HEFF SN D BRI AR = 7 fR %k
(Standard Hedonic) , Bailey HIZd&-> THeESN 72U E — Mz — LA fli#% F6%% (Traditional Repeat
Sales) & HLHEL TN, HTRTEERIHIAE R TIIRERD VBRI RONRNb DD | v TaAfikk
T, Ve — e — VIS RS T HIZS TR TN ZEN 30D,
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A-8: FRTEEMAKFEE DI (NN =y 7855 vs. Ve — b — /L2455

VB — M — V2 IEIZ 3N T, BR8N /& (the depreciation problem) & &1 & [
(the renovation problem) |Z > THEEAMEFEEUZE AR AT DA REMD O HZ LD ER ST
V=, #ZC, Case and Shiller O—8DOHFFEIC BT, F—E H OG5 . m B BRSO
DN ELRDIEET, BAFEBMIERERE B AE T DR E< e bl & MBEL , Z D HH
DYENZ L > THBUITEAR 2T T, — bR/ ZRIEIC > THERI 21T D Th D, — 7,
Chau et.al. (2005)TiZ, 77 REENZISUNTIE, LORKCKEE E & Hef U TR XIS SR 5 0 1Y
MM EDBUEARENZLZ /L7292 T FRERDOBINIALE LIV e — b — L A ik 14
ERERLTWD,

ZZT M A9, X A-10 1%, JEICHERF L 7AAR HERY 2V B — b2 — L A fili b5 F5 X (Traditional
Repeat Sales) &, Case and Shiller |Z&> TIRESNIAEE kL BEZLFHOEICEFELTZY
B — b — VAl A LR LTz BEERY 7RV e — e — VA& FE 4 & Case and Shiller D
B — M — LAl e E D EIRIC I T, v o va ik HE 5, P Clifg sl iz,
MOIT AR B M OMEEZ LT 22T TERY, DFD, ZOBIEZML THERICTEEL 5 %
IRNZEWNGy D, — 7 BERB ISR B LIV Y — e — VAW RO L, v v is e
BT LRI 7R T2000, PRI CIZE 20, ZOBBEEL TE, ~F=v 7B
DOHEFHERDOL BRI, v Va3 TR EER AR BN K DR AR
RKEWVHEDOD (-0.00171) , FEE TG E D Z T/ NN ED 53025 TEDY (-0.00096) | FEAFIH
MO BEEZ T QNN THDHEE 2 HND,

60



] £ 218002 e = 218002
i £908002 S £ 908007
AA £21.00C £21/002
N 902002 <l 902002
219002 a Wﬁmmmw
909002 7 90
=21500¢ 40 2 215002
£905002 HH < 905002
= 217002 Y I 217002
90¥00Z 907002
WM 21e007 ,m . ZTeon:
90£00Z 9
&R
ol i f e
! W 5| Catoo o a5 217002
Slal o R g \ =90T002
P ¢5 |5 90T00Z ] el ¢
< 355 210002 E 2 gt 5| Eeoooe
5 tw = ||&] E900002 X g g 3, B = 900002
g J) 15| |5| EzTe66T £ g | =5 216661
=) ( |5||E| E9oes6T > ! gL 18 906661
s 5||2| E21866T g \M e 218661
< S| £90866T J 5 < 908661
2| Ee12661 N z < Z1.661
&| £90266T " g > 90.66T
| Ecr966T K 2 219661
&| £90966T J = 909661
= 215661 %) 7 215661
£ 905661 = =4 905661
21667 ~ 5 217661
90667 AN - 90Y661
21667 m = - 2TE66T
- 90£66T N _s wmwmmw
£2T2661 \
=90266T A Ahk 902661
21661 I\ L] aureer
901661 .-
So0e61 2 = soo6et
900661 = .
O = g
£ 906861 B =S S
- 218861 £ e 218861
90886T — 908861
Z1.86T Sl = 21/861
902861 i = S £ 90/861
£279861 R = 219861
£ 90986T RZ=- | £90986T
——T O A A AR
=3 i i =} (=} (=] =} o (=} (=]
0'T=T0'066T:X3pul 0'T=T0'066T:Xapul

P

> 7 #5%¢ (Rolling

—

LT ARG ZEA L

BN

0 —

[

s
o

D

Yl

G

SAPYZRERDB AL THD, DA

P CED

.

|
NYA

-
—

§

BT, ST A & N B L L7 BV )R

-
—

Z IR
61

HHARTINL
NI O FHFEED

BT YTl
«/NBF « 3 7K (2002) . Shimizu et al. (2007, 2010b) T, £

i

¥

/i

BWNTIT, H#E

-

A-10: FRECUE — M — L AE BRSSO bl

il

HlFIZ BN TND, Ll Ol

EEIEVYE
L\

G
-
—

Eal}

G

it

N

~N=v 7RO
iG]
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AR e — M — /LAl #5524 (Traditional Repeat Sales) 2 &0, Z DM 4 SOAMFEFEELDZEE)
REDRE LT,

F7°, Case and Shiller %A 7V —~z— /LA FEEE D BIRIT, v TaAlisfask, P
A FEELEBIT 0.990 LHRVVFABE 2472, BB FEEE L 72V e — e — L A ik Fa %l D B
FRIZEBWTEH, FHEIREAEILE A 0.989 L 0.987 LiRWFHREZFED, D F0, AEIRIZIHNTEH
ZEALTRILE XA L TEY B IEZ ML THIEEE DL DIITZEALD RN ED 537D, FEHERYZR
ANR=o ZHEEO HBIZ BT, i EBITHBIRELT 0.95 AKX N L., MiEA b2 Mk L3
AT, 0.91 LEBITHHDBEMRIME T L TOLKZEDR DD,

Case-Shiller vs. Traditional reprat sales Standard hedonic vs. Traditional reprat sales
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Age-adjusted repeat vs. Traditional reprat sales Rolling hedonic vs. Traditional reprat sales
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63



Case-Shiller vs. Traditional reprat sales Standard hedonic vs. Traditional reprat sales
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Age-adjusted repeat vs. Traditional reprat sales Rolling hedonic vs. Traditional reprat sales
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A-14: FRETEEMR RO Lk

BT, W DEAF IV R BRE T ~DIDIC, TV Py — R R Z R~ (3 4), 71
T —ORFMET AMZIN T, Bl CRRE LT FR A il o F 3o e U CIRUR M 2 RE 770
ET DGR DRERZTH X TND, flNTEZL TNDEZAT, W OFEEHE CRIFEMEZ RS
HOD (1%A EARAE) | EALLSNTIFMSLIZEB L TODZEDNFER TET, ZOFRERNOHDND
FINT, v ALk, FREETERSES L b R e R =y Z ik FE UL, 2 oo tE
HOEBRITHEE 52 TOHOD, ZDMOIFEITAR =y /HE MO LB RITHEE 52T
WU DEVRIRMEA R 2NN TeZEN D, ZORERIT, ~N =7 fie Ve —h—
VARG FEELE DT, lead-lag HEIEDPMFIEL TWDIEA BERT D, Ve — M —/L A& Fa 50,
AR ZHERE D HEIC BT, 7282 ZODIEIEE R LT-E L ThEO EADIE I F 2%
B2 HZLFTES, Do A= ZHEUTEN TEILL TW DD THD,
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FA-1:EGI7 v D — R Bk

Condominium Standard repeat Case-Shiller Age-adjusted Standard Rolling hedonic
sales repeat sales Repeat sales hedonic
Standard repeat sales 0.0120 0.0019 0.0037 0.0000
Case-Shiller RS 0.2018 n.a. 0.0411 0.0000
Age-adjusted RS 0.0568 n.a. 0.1067 0.0000
Standard hedonic 0.0005 0.0001 0.0000 0.0000
Rolling hedonic 0.0067 0.0095 0.0025 0.2209
Single family Standard repeat | Case-Shiller Age-adjusted Standard Rolling hedonic
house sales repeat sales Repeat sales hedonic
Standard repeat sales 0.2726 0.4345 0.2119 0.0040
Case-Shiller RS 0.2397 n.a. 0.1714 0.0098
Age-adjusted RS 0.3275 n.a. 0.1622 0.0078
Standard hedonic 0.0028 0.0025 0.0023 0.0018
Rolling hedonic 0.0705 0.0642 0.0709 0.1642

Note: The number in each cell represents the p-value associated with the null hypothesis that the variable on the column does
not Granger-cause the variable on the row. Cells shaded by blue color indicate that the p-value is smaller than 0.01, and

thus the null hypothesis is rejected.
A-15 X, TOEREIZOWTHREMICHELIZL DO Th D, T IVHREER OB DL R
RIZBWTIE, v a5 T ~F =y 7 ik iE1% 2002 4RI EFJREICASTWDITE

N o ST — s - ST ZH A
MPHHOBT | U —ME— L AMi SRR TIE 2004 L 2 DT T B HIENHER TED,
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A-15 HERFFIERIE R RO FLE

T T, EOIORTENF KR L > T, VE— e — L Al FE R ~F =y Zilis Fa 52
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NTLEIDTHAIN FEDIHT Tl Z<DIEATHFIRIC Ko TR S AU 72 R I8 R (the
depreciation problem) Z{EIET 572D SOOI —hE— /L AFFEUZ OV THHEF L TWVD 23,
BLERMPRWVEERER STV,

ZOMDFERELTEZLNDDON, VT NI ar AT AOMETHS, v varil
BIFDIE— e — VAR O T — 23 T ND 5% bl 2R T, 5% T 9 RIOERTE) i
BCET, ZOIHRT —F2EANT, VE— b — /L ZEEBNT, ~F =y 715 ik FE 54 HEE
L72OA T, HRZEAT 272 (K A-16) . 2 TIRZALDORRAZRERIC D701 I HRALTH
HEHL TS,
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A-16: FRFERIEIAL & RO FHE

Ve —he— L ZAEEDMEINT 522N T, B R RICENDFEL TODIEN 503D, DFED,
HERE HEZ AR = ZIEICLTE L TH | 7 HED RS> TV DEWI 28T, HEFH FIEIZE->ThTe
LI T HEATIF R, T —F P T ML THIELSNTWAZEN 30D, L
T UE—he— L ARHN ST BIZ O T, ZVMIRIET 580 ) %E 258 VE—e—)L
AR ZEALE D BIFRIZ ATHNOREERFAEL TODZ ST TRIND, ZORRFE R 5
DFFIZHON T, A% ORETH D,
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f13& 3. REIT ORRtiFEREEE V= RENEE MRS DRI E 5

95 3 B L 7 SO THE E RIS — ADFEEN LN < DD DRA e R S 013H0  BG | ik~ —
ATIET —HOHIFNC IR OHELEIIF S Tldew, 2T Rt oo fE s A7
AR DOREE DA TS, B2 IE, Fisher et al. (1994)<° Geltner (1997) T, k[E REIT DOk
iz AN ATRS FR AL DREFLA ST L Cund, 285 Lo@h& &L T, FTSE (% 2012 4 6 A FTSE
NAREIT Pure Property Index ZBH2aL THsY, A K THKIE REIT 23 A 3 2 R 3E AN EEE DAl kg 22
{LDOBIEZ BRI E /2> TS,

ZHLTZEE DO HITC, Geltner et al. (2009)& Bokhari and Geltner (2012)1%, ARNEIEDMIRS 2L A3
G RO 2 b ThHZ L2 BT LT, HATIX, Shimizu et al. (2015)23, REIT O#KAf
ZHEIZL TN =y 7 [alG C ot B i s OB 5 | B2 HEE L, REIT 2350TA 32 AR 8 E— ook
KGR E 52T RGO B DM TR AT 2 HIEAAREL T0D, 55 6 3 4
BT, FEEAREPED R — ML TGOS ~DORALZHE H L., Shimizu et al.(2015)(285 515
ERAT 52 TSRl S — ADMAS R A HEE L CD, w3 Tk, TS ekl ~— 21l
KEREDHERT 1L LT, Geltner et al. (2009)(Z25% Pureplay 54X, Shimizu et al. (201528550

R P AN B PEA AR AR R A AR T T D,

A3.1. Pureplay 8%

Geltner et al. (2009)/3, REIT & EDHFMRAKNY & — LA DOELIET, BV ABFET
GO RESISHT T 7o —=F 2R L TnD, ZOT 7a—F 2 MW IcijEl LT, Giliberto
(1993), Gyourko and Nelling (1996), Geltner and Kluger (1996, 1998)713% 5, Geltner et al. (2009)/%
VE— ARG D120 2 SOHEETTIEERRL TD, —DIFEYRIZEDTIETHY, REIT
DYE— L INL Ly UIREE - ChHZEIZIEH LT D, H9— D[ Pureplay ) EFEIXILDHEE
J7iE TS, B IRE L TEE VS ZET REIT OEBIEIZEDY S — D5y E o IMEL .,
T AN & — AR EE L CTUVD, Geltner et al. (2009)1E, B#EHY72 R EDHET Pureplay
\ZEDFIELFIZ LD FIEDPEFANZ —BL CWAZEERLTEIZ T, v — T AN L
DAREPE) Z— ARG TWD,

ZZ T, Geltner et al. (2009) THEZE N7z, [EIE Geltner-Kluger €7 /L | & fifih 4%, ZDE
7 LT, REIT O A RYZ—2 %4 REIT O &7 A M KB LTS3 CRIRL T, 1EBZE S
Ty PEFFHLIZREIT OF v B2 VU Z— ThHY | BAERIIRA )R TRISNDME R
& AR AN (WACC: Weighted Average Cost of Capital) & %,

roa;, = (Y%equity;,) -1 + (1 — %equity;,) - debtrate; (A.1)

ZZ T, roa; 3 REIT iOt 2175 WACC, %equity; /3 REIT iDARZEARELS (5D D1k

67



el ZHOFI S | debtrate;ld REIT iD@F|ZFR T, 150172 REIT iDL/ Ly Ui A0V
2= %, BT A NDHFREFWTEL T O IO IZBRIS NS,

r0Q;; = bgiXair + boXo,it + breXpic + breXpic + DueXn,ic + € (A.2)
72720, xIZLL F ORIt E R,
Xait + Xo,ie + Xrie + Xpic + Xpie = 1 (A.3)

ZIT roagddt—1 Hinnbhe HUTHNTTO REIT iDL ALy URIEFE DOV Z— 0 xl
REIT ilZBIFDE BT AN ED D R— T — bld~—ry b AT eD) 2 —Fa5k .
WTFALORHIZY—y eI A NTHY, ENEIET, TE 7R BEE AT NLVEERT,

THFEFLEMODELL FO I ICEZEIND,

roa=Xb+u (A.4)

roalIEENDORIMNVTC, FHEFITE — 1 Fbe HTHNFTO REIT i =1 NOYX—2T
D, XIIN x KDOITHIT, % REIT MEATHEI AN = 1 KO/ S—R T —D%E AT
% (A2 TRBSNTZET AV TIEKIZ 5 £725) o il EBOEBEFHEZ 02T, J0in
VVRLEE DFRE ARG T DL TED,

BT A NDYE— 2 ([EUFFRED) 22 3RBCHEE T 5729 | Geltner-Kluger LR UAREDHET
GLS [Hlff&fW5, 3 7abb ., e lZUZ—1r D55 REIT IZIAEBIMEZE R T THY , B

DOEFHEFIZSEFIL, BV TEY 0 O ERSAAZELEVIE THD, EEICS
ZTh, R KESR =T VA NEETHDIEE WL~V OMEBIEIC kDY A7 R
1ZN&L72 D, KRETIWAZEITDHY A NI, HALDSKEVY REIT IZEEBIMEIZLDUZ—2 D5rHL
DNSL T2 BE AR DDHENIMEZ KL TS, SWVRZ UL, —FEORZE S BIENFIEL T
BV, /NS REIT IZEEBIMEIC LD AR EL2D, LLED, — B b/ Z 3 iEE VW TLL
ToINVZ—F5%% (PurePlay 550 ZHEE T D,

g =X"2"1X)"1X"0 roa (A.5)

ZZ T, R2IIN X NOXHETTHITHY, REIT OEBIIMEICLDVZ—rD0#iaFR L, L TE
DR E R,
1

2 — A6
i) total; (A.6)

total;|% REIT i OWHMED AR CTHD, BV A MDR =T +VA%LL FOIDNTEFRKT D,
H=X"01x)"1xTn1 (A.7)
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1THIHIE, ~y VSN2 — 7 AV EERTHEIT AN EOT AR L TEY, RO R
SIFHOBRIL TN D, HIZK X NOATHI T, RGeF 287 AMTIE 100%, £ D27 Ak
TIX 0 DIEEFFD, ZO®T A NR—h74UA250, REIT OEBIEIZLDY 2 —2 Dotk E
IMELTe, R B A MCBITAMPLR) X — 2 BR8N ND, T TR E R (roa))» bl Ly
VISEOERDI TSI | LAy DERFER T DB, ZAUE, AR =T 4 UA T = A N
UNZEETHZET AL ALy PEHMS LT SELZENATREIZ /2D 2 a2 R L
TD,

Geltner etal. (2009)i3, 2001 4E235 2007 FTANTTD 84 - A WD REIT 7 —4755, (A5 T
TEFIID Pureplay F550A H RIBL VA RTHEE L | 8 ARIES [ TH52 %1575 Moody’s D
REAL CPPI index EHHRAAT>TWD, #EHR, WH DL RIIFEFEEL THY | REIT ~—ADFEEL
DS N MBSO TIRG Ml ks~ — ZADFFHUTFATL T2l a2 R L TVD,

A3.2. ShEHRRER SR BIEMAE TR

Shimizu et al. (2015)iZ. REIT O —&% Fu T 5E & 3 700 i S AR B pEA RS FE 5 HE
FTOHEERRREL CNVD, ZOWH UL, PEERBIENMEE R EIIL DN R — TR 2
B RSN ETHHEVOMEER N DD, ZOFEIL, BAEME T 7 a—F 1285, 72720,
o3 Rk (BIB13R) L0531 (P BOIUN) ZHEE 35 715038 E RN CARE E k2 8% AR
BT iR EITE > TD, 4T BT OWTIE, REIT BRI A2 OB A (kT B R OFE
fli& A 72, REIT BERAMFE D DA~R =0 Z AR LD SR AR A O EI S [ RAHEEL T, 51
[ZDWTIE, WD DO FEROI AR BT T 52 O A & T E R T Cled fFET
BRI TSI SR Z VTS, LUT T, BRI W T2,

Vi N BT 2RO EREMEH VDO ERINALT DL MOt BT DI AGRSIIX
LR O IDNAES LD,

lnyit = Zaijij + ft (A 8)

J

ZITL Zy 3o B L THY ., a i TBMSICEBE ST DI NTA—=FTHD, snEH B
TGRS, TH-2BNHZEIZIERE LIV, Gordon (1959)DRHIET Mz kD e, Wi DA
*%vitbj:‘

(o8]

Vit
Vi = By Z + = YitPit (A.9)
2 op(Ti rens)

THABLND, i FtHDOF ¥y 7L —FTHY, ¢l FLL T TERS LD,

69



B > exp(forr — f2)
bu=Be) exp(X ries) (A.10)

=0

PRI ZOEIB | R0 WD B LB B 5 RTRENEZ B I ANLD, Bl 21X, )
TEEE LRI DE BV R RE@EEZ U AZIZELENTWD, LI T, Wz E @y
H— INERENDERIESITOND, £2, (A8)IVIny;r — Ny = frir — fi&TRDTEITIE
BT 5, (A9RUZAY)RAIHANT DL, LU AL,

Inv;, =ZajZl-j+ft—lnqbit (A.11)
]

TAUTSE I AR D f, — In ¢y, THABLNAHZEERL TS, (A1D)RI~N=y 7 T
B <=7 AR aATHZ LT E TR ks OHEE SO NLZEITERE LIV, 20T
7' —F % AT DB, E RO I E AL EETHY | #EE T T O OB,
Lol BEFEIFZE THIEM S AL TV D IDNT, S EMAE 1TV < D DIRAN R I EFR 2245 A TRY,
(A1) ZE AW HfliZe R = Z[ENF CIIIERE R HEE SO RV AR D, 22T,
Shimizu et al. (2015) L, {0, 5] REIT O AMMFEZ VD FIEDSRRESH TN,

REIT rBETE T2 0EER A, TRT, INFtEZHWAHDIE REIT BETF 350 ES
DR EEBITEA LT 26 Th D, REIT rOIAGEINY,XPTA T 50D ADEF ThH
%, EEHEETRIZEZDOREIT rO>BWER LD EZw) TRT . wielINiea,, wie = 127
724 REIT rOUXAGFRANITLL F THE 2 BiD,

Ve = Z WitYit (A.12)

€A ¢t

—J5C. REIT 23T 3 21D & PEAISV, [T LA T CThH-2 b,

Vie = Z WitVit (A.13)

ZZ T, REIT ORRAMIFZH EDWNTV, 2 HEE T D ZENTELZLITIER LTV, REIT D/3T
VAV —OEFITABIREEARTHER I, 51X REIT 25TA T 2W1H TSNS, J-
REIT 3% 0 M K0 TE G EEREED 95%LL BN RENFE 36 L OVREhEE B & PE TRl
137257, REIT OIADKEZIIFTHA T2 0HG605, ZONTUAY — O EE S E
[CANDE, BB R A EOGEE N X 52T REIT MFTH 3280 & iEfliia%
HEE T HIEMTED,

(A8)RE(A.12)E 0, LU F A RENS,

70



InY,, = f; +1n Z W €XP Z a;Zi (A.14)
€At j
FIERIT, (AIDE(AI)RD D, LR DRSS,
InV. = f; +Ingp; +1In Z Wit eXp (Z ajZij) (A.15)
i€Art j

Gie FAEE M B L 72 Bl oy LR 2R THERRS D LRE T2 & LU T D doicEksh
Do

Ing; = Z.szij + ¢ (A.16)
j

(A.16) & (A 15U AT DELL T AELILD,

InV,, =(f; +g9:) +1n Z W eXp 2(0(]- + ﬂj)Zij (A.17)
i€Ay¢ J
2, REIT rOF ¥y 7L —NILL FCTH LD,
InY,,—InV,,=-g,+1n 2 W €Xp 2 ajZij
€Ayt J
—In 2 Wi €XP Z(aj + Bj)Zij (A.18)
i€Art j

HLEBI RN IUK AT T, REIT rOF vy 7' L — B FTAE 20O M AT LR e biE
(A18)iIn Y,y — InVy, = —g M/ hEND, Lol —ERNCIZ o B k735,

Shimizu et al. (2015)TlE, LL FOI ZHED LI TS, £7°, REIT 235F1H T 554 CTo
N AFHN DT — 2 Z~K =7l aiE AL, ANIIIT D[, THD A HHE I AN EHEE
T5, ZOEPETIE, REIT BALDOIAT —2Y, L0Te LA, WAL OIXAT —Hy, BV B
TWAZEIZHERLIZW, RIZ, REIT L-ULD T —H 2L~ =7 [EllRE WD LT,
(A1RIZBITDf; + g: THD BB 5 Z A& ZHEE T2, Hf2 1T, I SATikE O HEE (2
WL (AIB)AUTHIT H—g, THLME T F % vy 7L — MHEET D,

71



EREEERNC BRI — B A B oMk A HEE L . ~R =y 2[Rl 5
T Fa—FNbb, BRI, OHEEEZ L FOLITEKT,

= —AVTt fOI' l E Art (A 19)

ZZCL v | OBEFHI M 2R T, i/ T\ SOV TR = [alR A AL, SRR
EHDOF vy T — gD, ZOT 7 u—F 1%, 8 E A SRR T A i 57 O A
HEMTITENTHLZEITIER LI, (A1D)RE(A16)R5,

Invie = (fs + 90+ ) (&) + ;)2 (A.20)
]

THY EE LI L THOBNSa; &8 N E DI — BT 702y = vy BSRVILD, B
Bz X, 8IS O B OO DR AN EILS, + g, DS T-HEENOL LS5 E
(2. ZOPTRINRT 7 o —F L E R ik O IR HEE 1% 52 D,

Shimizu et al. (2015)i%, 2001 475 2013 DD H AR D REIT (23517 5K 400 BO G A H)
FEDATIFE & vy a7 —0D 7 —2% W TEIEZT T2 Td, HEHOKA TSR~ —AD
BUEARE T 7" 2 — IS LD AlAS Fa 25T . 38 AT~ — AT R FE 5 L0 7720 RLSHAHA & R L
Zo FRRIITIE, Hﬁm%mﬂﬁf\~mﬁaﬁmx 2007 4E55 2 PUCe—2 23 2 = DITRL
P E R~ — ADFEEI L 2008 EDF 3 WM ZHAHA LT, P AN EPE DS FE B AT 5
([Z&7-->C, REIT ORI W7 MA Rt 2282/l CD, — T, 58Tkt
LS TOZRWFREEE WD) TS, £37, Tobin @ q 73 2002 4E2>5 2005 AEDRIIFAMHL
TUVDAH, 2006 4EE 2007 FIZBWTIHBENOOTEHEN K& TND, B LOTEelkix
REIT 2MRA T2 FED YA XDPLK IS L ONWE/ M BIE L 7- i a AR DRI L D0 D Lt E
D, PHFEEANNE ZDHT-DINDNE, WS ONOEERTNH S, REIT HiFICBITHEEIC
FobD, q BB LTRBEL 723555 EN<BWRL REIT B3N& FEREA T T 0% ThD, =
IHSOXHALAY | REIT OREAAMRE SRS | - 8 EMEO M O BRIZOWTOBEZTRD 5 1T
BERAT YT ThDH, ~N=w 7 Ef O Z BINUR R OEEENMEZ R T D0 ENHD, £,
MOEE2Z A7 LT, B2 EaS | S 2L O T REMEZ B L7256 1S F5RERE R
EDINTEDDNDRET HILTND,

72



ftim 4: FEVERROV =7 A1
PIFIZ, 20194 6 H 1 HEIEDE REZEH T2,

Adl. ESsEDOHHA

o [ELAZEE T EHR A G B AT (M 2371 - 8 T U AR R A - A RE RS |k 175 ) |
http://www.land.mlit.go.jp/webland/

o [EHEBUT THRFERLEE A | http://www.rosenka.nta.go.jp/

o EEFRE SIS e CRENETIEME) TREINS Market Information |
http://www.contract.reins.or.jp/search/displayAreaConditionBLogic.do

o [EzziEd i LOOK LaR—F ]
http://www.mlit.go.jp/totikensangyo/totikensangyo_fr4 000045.html

o NIEMENENABIPETOEHELE £ 7 — DRBIE ZERTFTHE | hitps:/www.retpe. jp/chosa/tokei/

o RENERFEWIZEHT~var B R EN
https://www.fudousankeizai.co.jp/mansion

o [EbzzE TAREh R RS FE R
https://www.mlit.go.jp/totikensangyo/totikensangyo _tk5 000085.html

o BARREWEMITHT T AT A FE 40 hitp://www.reinet.or.jp/?page _id=168

o HAARENEN IR B SRS 2 (18 SRGEEE EAmAS FE 50 |
http://www.reinet.or.jp/?page id=14347

o UZN—MEFWHL/I=—-MSCIINC.[TPD/) 2 /L —k A A{EE 454 (RRPI) |
http://www.jresearch.net/house/jresearch/rrpi/index.html

o BARAREEMILH., TYM—L T ea—Rb—varffEEBE~Y—T MU Ty IR
http://www.reinet.or.jp/?page id=182

e LIFULLILIFULL HOME’S PRICE INDEX | https://www.homes.co.jp/cont/data/data_00095/

o CIHMEKNTAMEUENIENT-REIT R8P H580 TJ-REITNOI 5% [J-REIT >~
L — ] https://www.smtri. ip/report column/report/2019_03 12 _4344.html

o EETHEPEGIERSES S TEEMES A - SR TR T O
https://www.zentaku.or.jp/research/statistic/

o RBAWE R NEEEDMER (FE, BRORBEZRE) |
https://www.stat.go.jp/library/fag/faql7/faql7a05.html

o TyubR—aRA Sttt RS =N ARSI e T~ var BRI A Ty I A
https://www.smtri.jp/market/mansion/

o RMEREAN BAREIENTERT T 2E BRI ) TEFSABIZE ik B2

http://www.reinet.or.jp/?page_id=166

73


http://www.land.mlit.go.jp/webland/
http://www.rosenka.nta.go.jp/
http://www.contract.reins.or.jp/search/displayAreaConditionBLogic.do
http://www.mlit.go.jp/totikensangyo/totikensangyo_fr4_000045.html
https://www.retpc.jp/chosa/tokei/
https://www.fudousankeizai.co.jp/mansion
https://www.mlit.go.jp/totikensangyo/totikensangyo_tk5_000085.html
http://www.reinet.or.jp/?page_id=168
http://www.reinet.or.jp/?page_id=14347
http://www.jresearch.net/house/jresearch/rrpi/index.html
http://www.reinet.or.jp/?page_id=182
https://www.homes.co.jp/cont/data/data_00095/
https://www.smtri.jp/report_column/report/2019_03_12_4344.html
https://www.zentaku.or.jp/research/statistic/
https://www.stat.go.jp/library/faq/faq17/faq17a05.html
https://www.smtri.jp/market/mansion/
http://www.reinet.or.jp/?page_id=166

o BUAGERHS AT REE REIT F5%4
https://www.jpx.co.jp/markets/indices/line-up/files/fac_7_reit.pdf

o TIHHMEARTAMERENTZEHT I SMTRI J-REIT Index® |
https://www.smtri.jp/market/jreit index/

o AARAREEMIERT I ARENEE A SR A | hitp://www.reinet.or.jp/?page id=172

o SHEARRTANEERTZERTI-REIT A2 74 R «F vy 7 L—h )
https://www.smtri.jp/market/jreit caprate/

*  ARES(REWFEGESL <) T AJPI(ARES Japan Property Index) * AJFI ( ARES Japan
Fund Index) | https://index.ares.or.jp/

. #5481 BFOHEET | http://www.moj.go.jp/housei/toukei/toukei_toukitoukei.html

. Ij:éa A TANBYE S 5 T e
http://www.mlit.go.jp/totikensangyo/totikensangyo_tk2 000020.html

o RBAMERMES - LHUFEEH A  hitps://www.stat.go.jp/data/jyutaku/index.html

o Ets@EE TEEM AN 7 (EE)
http://www.mlit.go.jp/toukeijouhou/chojou/gaiyo_b1t8.html

o RSB ERFIIIERT  ~ > vas - re G @ |
https://www.fudousankeizai.co.jp/mansion

o [EhzziE VRGBT A (R EEAE TR A - SRR R TR A
http://www.mlit.go.jp/toukeijouhou/chojou/gaiyo_bltl.html

o KRRBHAAIHREEA T vy A FEEWIM, R - PR MR )
https://corporate.tas-japan. com/service/analvstas/real—estate/

o EETHEWEGIERSES S BT DI i)
https://www.zentaku.or.jp/research/estate/market condition/

o BARSUTIEERIT Y — Ak R (FEATE R |

https://www.boj.or.jp/statistics/pi/cspi_release/index.htm/

Ad2. FEBeEDHHA

o [E AW T HHER G S AT 2 (HUATE 277 - A8 Uk AR 2 - AN E B TS 155 ) |
http://www.land.mlit.go.jp/webland/

o [EBUT HEFEHLEE AR | http://www.rosenka.nta.go.jp/

o [ELLEE Tl LOOK L7R—h)

http://www.mlit.go.jp/totikensangyo/totikensangyo_fr4 000045.html

H ASRE) FEMF TR [ T e M A% F8 440 http:/www.reinet.or.jp/?page_id=168

H#% BP #:1 7 ¢— /L% —F | https://ds.tech.nikkeibp.co.jp/top/

ESRRSGE NN U T ===

74


https://www.jpx.co.jp/markets/indices/line-up/files/fac_7_reit.pdf
https://www.smtri.jp/market/jreit_index/
http://www.reinet.or.jp/?page_id=172
https://www.smtri.jp/market/jreit_caprate/
https://index.ares.or.jp/
http://www.moj.go.jp/housei/toukei/toukei_toukitoukei.html
http://www.mlit.go.jp/totikensangyo/totikensangyo_tk2_000020.html
https://www.stat.go.jp/data/jyutaku/index.html
http://www.mlit.go.jp/toukeijouhou/chojou/gaiyo_b1t8.html
http://www.mlit.go.jp/toukeijouhou/chojou/gaiyo_b1t1.html
https://corporate.tas-japan.com/service/analystas/real-estate/
https://www.zentaku.or.jp/research/estate/market_condition/
https://www.boj.or.jp/statistics/pi/cspi_release/index.htm/
http://www.land.mlit.go.jp/webland/
http://www.rosenka.nta.go.jp/
http://www.mlit.go.jp/totikensangyo/totikensangyo_fr4_000045.html
http://www.reinet.or.jp/?page_id=168
https://ds.tech.nikkeibp.co.jp/top/

https://www.mlit.go.jp/totikensangyo/totikensangyo_tk5 000085.html

IR T ANLWERTZERT [J-REIT REhPE M550 [J-REITNOI #5%0) [J-REIT %% v~
L —h https://www.smtri.jp/report_column/report/2019 03 _12_4344.html

RIABEER E AT A AT TAA AT I A
http://daiwakantei.co.jp/daiwawp/office_price_index/

¥ 52184 THfili LOOK L AN —h |
http://www.mlit.go.jp/totikensangyo/totikensangyo_fr4 000045.html

= RAHE DY SR 1222 3 | hitps:/www.e-miki.com/market/datacenter/
—REIEN B ARBYEEMTZEAT T2 E Sk st | TE SR BhEE Mg SR £

http://www.reinet.or.jp/?page id=166

CBRE 187 %40 & # | https://www.cbre-propertysearch.jp/article/office_marketview_data/
=T AT — R =y B A BT (A T A AL U AT IR
https://www.sanko-e.co.jp/data/rent-index/publish-2018

YA~ VI ZARBEER SV IR DB BB 7 o 7 2 TR EDEE DL TS ST
vy A 2GR A7 A ATy N | A7 4 2B fibG ) 122 5 R 7Y — 1L M A
) 1723274128 | https://soken.xymax.co.jp/reportlist/

A AR EhERFFRT [ A B AR & Z A | hitp:/www.reinet.or.jp/?page_id=172
SFEANTANERERFEHTTI-REIT A2 7 AR «F vy 7 L—h)
https://www.smtri.jp/market/jreit caprate/

ARES (RENPEFESRAL 1) T AJPI(ARES Japan Property Index) - AJFI ( ARES Japan

Fund Index) | https://index.ares.or.jp/

TEHSAE TR FEME R | http://www.moj.go.jp/housei/toukei/toukei_toukitoukei.html
=] - Az TANEh EE R 5 4 - TR
http://www.mlit.go.jp/totikensangyo/totikensangyo tk2 000020.html

AR T ARAR G WFZT AT T A8 EE 78 B FEREFR A htp:/tmri.co.jp/report/

= - AmE T Ay 75T (R NFEOIEETEEY) |
http://www.mlit.go.jp/report/press/joho04_hh_000785.html

€] -2z [ B Re bR i A (48 TR A - IR st i Ar) |
http://www.mlit.go.jp/toukeijouhou/chojou/gaiyo_bltl.html

H AR REPENFICAT T 2 E A7 ¢ AE VIR | http://www.reinet.or.jp/?page_id=166

A4.3. BRICEELI-Y=7 Y Ah

— R R N T HA S AR T TR AR %5 2] | hitp:/www.lil.ip/info/tss.html
[E 220 Tk 29 FE (FEERFEEE T —# | http://www.mlit.go.jp/statistics/details/t-
jutaku-2_tk_000002.html

75


https://www.mlit.go.jp/totikensangyo/totikensangyo_tk5_000085.html
https://www.smtri.jp/report_column/report/2019_03_12_4344.html
http://daiwakantei.co.jp/daiwawp/office_price_index/
http://www.mlit.go.jp/totikensangyo/totikensangyo_fr4_000045.html
https://www.e-miki.com/market/datacenter/
http://www.reinet.or.jp/?page_id=166
https://www.cbre-propertysearch.jp/article/office_marketview_data/
https://www.sanko-e.co.jp/data/rent-index/publish-2018
https://soken.xymax.co.jp/reportlist/
http://www.reinet.or.jp/?page_id=172
https://www.smtri.jp/market/jreit_caprate/
https://index.ares.or.jp/
http://www.moj.go.jp/housei/toukei/toukei_toukitoukei.html
http://www.mlit.go.jp/totikensangyo/totikensangyo_tk2_000020.html
http://tmri.co.jp/report/
http://www.mlit.go.jp/report/press/joho04_hh_000785.html
http://www.mlit.go.jp/toukeijouhou/chojou/gaiyo_b1t1.html
http://www.reinet.or.jp/?page_id=166
http://www.lij.jp/info/tss.html
http://www.mlit.go.jp/statistics/details/t-jutaku-2_tk_000002.html
http://www.mlit.go.jp/statistics/details/t-jutaku-2_tk_000002.html

T2z [ o A # D hitp://www.mlit. go.jp/statistics/file000006.html

H v B XK FHINY Y —F - F v 0 & 2 3 N5
https://rnavi.ndl.go.jp/research guide/entry/theme-honbun-102224.php

e EH T AEY RS XD ESTA®ERS MM E
https://www.zentaku.or.jp/research/estate/market trend/

REWPE D v/ TR - BUS [ Bl 7] | http://www.fudousan.or.jp/trend/index.html
ZHAREPERR AL R B PE B KT FH4E | https://www.mitsuifudosan.co.jp/realestate_statics/

76


http://www.mlit.go.jp/statistics/file000006.html
https://rnavi.ndl.go.jp/research_guide/entry/theme-honbun-102224.php
https://www.zentaku.or.jp/research/estate/market_trend/
http://www.fudousan.or.jp/trend/index.html
https://www.mitsuifudosan.co.jp/realestate_statics/

e Z P

Abraham, J. M., & Hendershott, P. H. (1996). Bubbles in Metropolitan Housing Markets. Journal of
Housing Research, 7(2), 191.

Allen, M. T., & Dare, W. H. (2004). The effects of charm listing prices on house transaction prices.
Real Estate Economics, 32(4), 695-713.

Brown, J. N., & Rosen, H. S. (1982). On the Estimation of Structural Hedonic Price Models.
Econometrica, 50(3), 765-768.

Bokhari, S., & Geltner, D. (2012). Estimating real estate price movements for high frequency tradable
indexes in a scarce data environment. Journal of Real Estate Finance and Economics, 45(2), 522-
543.

Case, K. E., & Shiller, R. J. (1989). The Efficiency of the Market for Single Family Homes. American
Economic Review, 79, 125-137.

Chau, K. W., Wong, S. K., & Yiu, C. Y. (2005). Adjusting for non-linear age effects in the repeat sales
index. Journal of Real Estate Finance and Economics, 31(2), 137-153.

Christensen, L. R., & Jorgenson, D.W. (1969). The Measurement of U.S. Real Capital Input, 1929-
1967. Review of Income and Wealth, 15(4), 293-320.

Chinloy, P., Cho, M., & Megbolugbe, 1. F. (1997). Appraisals, transaction incentives, and smoothing.
Journal of Real Estate Finance and Economics, 14(1-2), 89-111.

Clayton, J., Geltner, D., & Hamilton, S. W. (2001). Smoothing in commercial property valuations:
Evidence from individual appraisals. Real Estate Economics, 29(3), 337-360.

Crosby, N. (2000). Valuation accuracy, variation and bias in the context of standards and expectations.
Journal of Property Investment & Finance, 18(2), 130-161.

Crowe, C., Dell'Ariccia, G., Igan, D., Rabanal, P. (2011). Policies for Macrofinancial Stability: Options
to Deal with Real Estate Booms. IMF, Staff discussion note, SDN/11/02.

Diewert, W. E. (1974). Intertemporal Consumer Theory and the Demand for Durables. Econometrica,
42,497-516.

Diewert, W. E. (1980). Aggregation Problems in the Measurement of Capital. In: The Measurement
of Capital, D. Usher (ed.), Chicago: The University of Chicago Press, pp. 433-528.

Diewert, W. E., & Shimizu, C. (2015). Residential Property Price Indexes for Tokyo. Macroeconomic
Dynamics, 19, 1659-1714.

Diewert, W. E., & Shimizu, C. (2016) Hedonic Regression Models for Tokyo Condominium Sales.
Regional Science and Urban Economics, 60, 300-315.

DiPasquale, D., & Wheaton, W. C. (1994). Housing market dynamics and the future of housing prices.
Journal of Urban Economics, 35(1), 1-27.

Dubin, A. (1998). Predicting House Prices Using Multiple Listings Data. Journal of Real Estate

7



Finance and Economics, 43,401-422.

Engelhardt, G. V. (2003). Nominal loss aversion, housing equity constraints, and household mobility:
Evidence from the United States. Journal of Urban Economics, 53, 171-195.

Epple, D. (1987). Hedonic prices and implicit markets: estimating demand and supply functions for
differentiated products. Journal of Political Economy, 95(1), 59-80.

Eurostat (2017). Technical Manual on Owner-Occupied Housing and House Price Indices. Brussels:
European Commission.

Fisher, 1. (1922). The Making of Index Numbers. Boston: Houghton-Mifflin.

Fisher, J. D., Geltner, D. M., & Webb, R. B. (1994). Value indices of commercial real estate: a
comparison of index construction methods. Journal of Real Estate Finance and Economics, 9(2),
137-164.

Gallimore, P., & Wolverton, M. (1997). Price-knowledge-induced bias: a cross-cultural comparison.
Journal of Property Valuation and Investment, 15(3), 261-273.

Geltner, D., & Kluger, B. (1996, January). A regression-based approach to developing historical
indices of commercial property returns by type of property based on REIT share returns. In
Presentation at AREUEA Annual Meeting.

Geltner, D. (1997). The use of appraisals in portfolio valuation and index. Journal of Real Estate
Finance and Economics, 15,423-445.

Geltner, D. (1997). The use of appraisals in portfolio valuation and index construction. Journal of
Property Valuation and Investment, 15(5), 423-447.

Geltner, D., & Kluger, B. (1998). REIT-Based Pure-Play Portfolios: The Case of Property Types. Real
Estate Economics, 26(4), 581-612.

Geltner, D., MacGregor, B. D., & Schwann, G. M. (2003). Appraisal smoothing and price discovery
in real estate markets. Urban Studies, 40(5-6), 1047-1064.

Geltner, D., Pollakowski, H., Horrigan, H., & Case, B. (2013). U.S. Patent No. 8,442,892. Washington,
DC: U.S. Patent and Trademark Office.

Genesove, D., & Mayer, C. (1997). Equity and Time to Sale in the Real Estate Market. American
Economic Review, 87, 255-269.

Genesove, D., & Mayer, C. (2001). Loss Aversion and Seller Behavior: Evidence from the Housing
Market, Quarterly Journal of Economics, 116, 1233-1260.

Giliberto, S. M. (1993). Measuring real estate returns: the hedged REIT index. Journal of Portfolio
Management, 19(3), 94.

Glower, M., Haurin, D. R., & Hendershot, P. H. (1998). Selling Price and Selling Time. Real Estate
Economics, 26, 719-740.

Goetzmann, W., & Peng, L. (2006). Estimating House Price Indexes in the preference of Seller

Reservation Prices. Review of Economics and Statistics, 88, 100-112.

78



Gyourko, J., & Nelling, E. (1996). Systematic risk and diversification in the equity REIT market. Real
Estate Economics, 24(4), 493-515.

Han, L. & Strange, W. C. (2015) The microstructure of housing markets: Search, bargaining, and
brokerage, in: G. Duranton, J. V. Henderson & W. C. Strange (Eds) Handbook of Regional and
Urban Economics, Vol. 5B, pp. 813—886. (Amsterdam: Elsevier).

Haurin, D. R. (1988). The Duration of Marketing Time of Residential Housing. AREUEA Journal, 16,
396-410.

Haurin, D. R., Haurin, J. L., Nadauld, T., & Sanders, A. (2010). List prices, sale prices and marketing
time: An application to US housing markets. Rea! Estate Economics, 38(4), 659-685.

Herrin, W. E., Knight, J. R., & Sirmans, C. F. (2004). Price cutting behavior in residential markets.
Journal of Housing Economics, 13(3), 195-207.

Hicks, J. R. (1939). The foundations of welfare economics. Economic Journal, 49(196), 696-712.

Horrigan, H., Case, B., Geltner, D., & Pollakowski, H. (2009). REIT-Based Property Return Indices:
A New Way to Track and Trade Commercial Real Estate. Journal of Portfolio Management, 35(5),
80-91.

Horowitz, J. L. (1992). The Role of List Price in Housing Markets: Theory and an Econometric Model.
Journal of Applied Econometrics, 7, 115-129.

Jorgenson, D. W (1963). Capital Theory and Investment Behavior. American Economic Review, 53,
247-259.

Jorgenson, D. W., & Griliches, Z. (1967). The Explanation of Productivity Change. Review of
Economic Studies, 34, 249-283.

Jorgenson, D. W., & Griliches, Z. (1972). Issues in Growth Accounting: A Reply to Edward F. Denison.
Survey of Current Business 52(4), Part I (May), 65-94.

Kanemoto, Y., & Nakamura, R. (1986). A new approach to the estimation of structural equations in
hedonic models. Journal of Urban Economics, 19(2), 218-233.

Katz, A. J. (2009). Estimating Dwelling Services in the Candidate Countries: Theoretical and Practical
Considerations in Developing Methodologies Based on a User Cost of Capital Measure, Chapter
3, pp. 33-50. In: Diewert, W. E., Balk, B. M., Fixler, D., Fox, K. J., Nakamura, A. O. (2009).
PRICE AND PRODUCTIVITY MEASUREMENT: Volume 1 — Housing. Trafford Press. Also
available at www.vancouvervolumes.com/ and www.indexmeasures.com.

Kearl, J. R. (1979). Inflation, mortgage, and housing. Journal of Political Economy, 87(5), 1115-1138.

Kinnard, W. N., Lenk, M. M., & Worzala, E. M. (1997). Client pressure in the commercial appraisal
industry: how prevalent is it?. Journal of Property Valuation and Investment, 15(3), 233-244.

Knight, J. R. (2002). Listing Price Time on Market and Ultimate Selling Price. Real Estate Economics,
30, 213-237.

Knight, J. R., Sirmans, C. F., & Turnbull, G. K. (1994). List price signaling and buyer behavior in the

79



housing market. Journal of Real Estate Finance and Economics, 9, 177-192.

Lancaster, K. J. (1966). A New Approach to Consumer Theory. Journal of Political Economy, 74(2),
132-157.

Meese, R., & Wallace, N. (1994). Testing the present value relation for housing prices: Should I leave
my house in San Francisco?. Journal of Urban Economics, 35(3), 245-266.

Ngai, L. R. & Tenreyro, S. (2014) Hot and cold seasons in the housing market, American Economic
Review, 104, 3991-4026.

Poole, R., Ptacek, F., Verbrugge, R. (2005). Treatment of Owner-Occupied Housing in the CPI. Bureau
of Labor Statistics, U.S. Department of Labor.

Poterba, J. M. (1984). Tax subsidies to owner-occupied housing: an asset-market approach. Quarterly
Journal of Economics, 99(4), 729-752.

Quan, D. C., & Quigley, J. M. (1991) Price Formation and the Appraisal Function in Real Estate
Markets. Journal of Real Estate Finance and Economics, 4(2), 127-146.

Quigley, J. M. (1982). Nonlinear budget constraints and consumer demand: An application to public
programs for residential housing. Journal of Urban Economics, 12(2), 177-201.

Rosen, S. (1974). Hedonic Prices and Implicit Markets: Product Differentiation in Pure Competition.
Journal of Political Economy, 82(1), 34-55.

Salter, P. S., Johnson, K. H., & King, E. W. (2010). Listing Specialization and Pricing Precision.
Journal of Real Estate Finance and Economics, 40, 245-259.

Stanley, M., Adair, A., Louise, B., & Webb, J. R. (2009). Pricing and Time on the Market for
Residential Properties in a Major U.K. City. Journal of Real Estate Research, 31, 209-233.
Stein, J. C. (1995). Prices and trading volume in the housing market a model with down-payment

effects. Quarterly Journal of Economics, 110, 379-406.

Shimizu, C., Diewert, W. E., Nishimura, K. G., & Watanabe, T. (2012). The Estimation of Owner
Occupied Housing Indexes using the RPPI: The Case of Tokyo.REIPESS (Reitaku Institute of
Political Economics and Social Studies) Working Paper,No.50.(presented at: Meeting of the
Group of Experts on Consumer Price Indexes Geneva, 30 May - 1 June 2012(UNITED
NATIONS)).

Shimizu, C., Diewert, W. E., Nishimura, K. G., & Watanabe, T. (2015). Estimating quality adjusted
commercial property price indexes using Japanese REIT data. Journal of Property Research,
32(3), 217-239.

Shimizu, C., & Karato, K. (2018) Property Price Index Theory and Estimation: A Survey. CSIS
Discussion Paper 156.

Shimizu, C., & Nishimura, K. (2006). Biases in appraisal land price information: the case of Japan.
Journal of Property Investment & Finance, 24(2), 150-175.

Shimizu, C., Nishimura, K. G., & Asami, Y. (2004). Search and Vacancy Costs in the Tokyo housing

80



market: Attempt to measure social costs of imperfect information. Review of Urban and Regional
Development Studies, 16, 210-230.

Shimizu, C., Nishimura, K. G., & Watanabe, T. (2010a). Residential Rents and Price Rigidity: Micro
Structure and Macro Consequences. Journal of the Japanese and International Economies, 24,
282-299.

Shimizu, C., Nishimura, K. G., & Watanabe, T. (2010b). Housing prices in Tokyo: A comparison of
hedonic and repeat-sales measures. Journal of Economics and Statistics, 230(6), 792-813.

Shimizu, C., Nishimura, K. G., & Watanabe, T. (2016). House prices at different stages of the
buying/selling process. Regional Science and Urban Economics, 59, 37-53.

Shimizu, C., Takatsuji, H., Ono, H., & Nishimura, K. G. (2007). Change in house price structure with
time and housing price index. Reitaku Institute of Political Economics and Social Studies
Working Paper, (25), 2009020715164991-0.

Shimizu, C., Takatsuji, H., Ono, H., & Nishimura, K. G. (2010). Structural and temporal changes in
the housing market and hedonic housing price indices: a case of the previously owned
condominium market in the Tokyo metropolitan area. International Journal of Housing Markets
and Analysis, 3(4), 351-368.

Tinbergen, J. (1956). On the theory of income distribution. Weltwirtschaftliches Archiv, 77, 155-175.

Turnbul, G. F., & Herberte, V. Z. (2011). Why Do Vacant Houses Sell for Less: Holding Costs,
Bargaining Power or Stigma?, Real Estate Economics, 39,19-43.

Witte, A. D., Sumka, H., & Erekson, J. (1979). An Estimate of a Structural Hedonic Price Model of
the Housing Market: An Application of Rosen’s Theory of Implicit Markets. Econometrica, 47,
1151-1172.

Wolverton, M. L. (2000). Self-Perspective of the Role of the Appraiser. Appraisal Journal, July, 272-
282.

Yamazaki, F. (1999). The effects of bequest tax on land prices and land use. Japanese Economic
Review, 50(2), 148-160.

Yavas, A., & Yang, S. (1995) The strategic role of listing price in marketing real estate: Theory and
evidence. Real Estate Economics, 23, 347-368.

OF 72 - 16K T50(1993) [T i 36 1) D Ml 2 Bl Bl & - BRI O JE 1R T {E 57, 2, 58-61.

B I TR T4 - b B H(2009) N EEBLHI &3 7L ) FESA Z2 T BOBOR &tk Ok B B
JEEEI T MR T, 329-371.

P o 72 (198 1A Bl PES 1 A FAf 255 (7 RTRRD) IBLES AR BE B 2.

DA ELR(1994) TRETR FIT A D BHGRE 200 SR & P SZRRA ) (1 5 e 3, 13, 12-23.

/NP EHE(1964) [ /Bl P 8 1 1 A T NI A HE AR

FHASE - K A FEOL - IR A - JEAEHE 1 - 15 K T-54(2019) THR DS EIT I8 1T D ik Ml FE B D 1R
IR DR B A R R B R M Y —F 0 7 ~—/3—,2019-WP02.

81



e 75 Bl - NEP 72K - T K T-54(2002) T IE 28 (L0 do D AliAs BE 25 Tl e it B AR 5 1 BT
FEERDBEREE | FEIERRF ST, 10(2), 103-134.

57K T-5L(2004)[ B EE 55 3 BT eS8t

1B/ T5L(2012) [ R EhPESE & RFAM 2 B &< St DFEHE(No. 2) : A8 PEAMAS 1 i & AN Bh pE S Al
¥ BENTOARBPETGICMEEIZEITTEHON? | REIFERE, 49(2), 24-35.

TEKTBLQ015) [P ARBIPEMAR L E O IDNTHETFIURNNDD 2 JFRF L, 66(3), 193-208.

EKT5L(2017), T8y 77 —2TROAREPEAMFE DR ED T7 | REIPET-2EE, 120 5,45-51.

16K T54(2018a), [REWFE TGO RRGT HT S RNEEEBUR ), B E BOR M S0 Hm IR B FERR
SIRTNE 1 BRI, HPERRE B AL, pp.8-41.

THKT5L(2018b), [ RENERSFE /M0 RLIZBUR BT OFRRE — [ L AR EE | &R B EE T 55 0 47
—J, REVEBORIF ISR A EBCREER IS 13 BRI, SRR HT L, pp.134-149.

15K THL(2019), T EIZI1T 5 RENPENE B ORI & B S | AT st 2 —F ¢
AT g ~—s3—(forthcoming).

FERR TE /K ToL - IR HERE (2019) 155 THEGT O ZE T — 2% - W e 5 D A E Rk |
WA E RS YR —F 7 —s8— 2019-WPO1.

H H R — < 357K T-54(1992) THIAT T 95 Jey i L2 351 2 - MR i) &2 oD R RE S0 BLBs 5L, 40(6), 6-12.

FARNEZ (1995 B RO Rl E0 7 JH EEE.

VERHIEZ 157K T-54(2002) THUIE RO TS |, WATEEZ sl REIPE T OR 7oir] A AR
F T, 19-66.

AL FE P 6« (LA RE BB (1992) [ 52 HIIZ 35 1T 2 25 A8 LI 3 i oD H1 I8 f  R A2 R 952 88 ) 55
27 [B] B AHR T FH B 2 AR FEaa AR, 127-132.

JIE EE P K - (LA RERR « T MR (1995) [T 7 — 2 & e pg 2 - £ I 1T D U i ds &
OSBRI 53T ) 55 30 [5] B AR T & 72 A BIF 78 3m SCER, 529-534.

A FE P 2K« (LR RB AR » IR (1999) TGRS 7 — & % FIV N BURCHR A P XM E B U 351 5
AT 22 8 Jy BT | 40 T R, 224, 56-66.

HRE#E— K- BB 175 RE5L(1992)] LB i O A58 — L HIR A AL EFE ik & B
KOBUR— A AREERAE B Z—.

(LI F 5 (1993) T - HIGEIE T S BLOBRE 2 AT OV TUER T 77, 3, 37-40.

82



	1. 不動産市場と情報整備の課題
	2. 不動産価格の経済学的定義
	2.1. 不動産の使用市場と所有市場の裁定
	2.2. 不動産価格の異質性
	2.3. 不動産価格の品質調整

	3. 不動産価格の実務的な定義
	3.1. 取引価格と取引事例
	3.2. 鑑定価格と課税価格
	3.3. 鑑定評価が持つ誤差

	4. 不動産市場のダイナミクスから見た不動産情報整備
	4.1. 不動産市場のファンダメンタルズ
	4.2. ストック・フローモデル

	5. 住宅市場における情報整備の状況
	5.1. 価格情報
	5.2. 賃料情報
	5.3. その他の情報
	5.4. 新しい住宅関連情報整備の可能性

	6. 商業市場における情報整備の状況
	6.1. 価格情報
	6.2. 賃料情報
	6.3. その他の情報
	6.4. 新しい商業不動産市場情報の整備状況

	7. 結論
	付論1. 市場滞留時間と取引価格
	A1.1. 市場情報と取引価格
	A1.2. 取引価格の誤差
	A1.3. 市場滞留期間

	付論2. 推計方法による不動産情報の歪み
	付論3. REITの株価指標を用いた不動産価格の測定方法
	A3.1. Pureplay指数
	A3.2. 品質調整済み商業不動産価格指数

	付論4: 不動産情報のウェブサイト
	A4.1. 第5章の出典
	A4.2. 第6章の出典
	A4.3. 網羅的に整理したウェブサイト

	参考文献

