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1. FEIEMS & RRERORE

DOREDHI BT, BREEMSE OZEENL, 2 < O FEE ORI EII5 L CRA B % 67
5 LTE7, DBRECET D 1980 A ZAMN DI E > T ARBE AN T VI, 20 tHfdi KD
TNEEbiL, £ LT, EORICEBWTL, [Kbit/z 104 (lostdecade) | & MR S v7z &
T, BHIRZBA OERICER Lo, 20X 5 2REIE, 1990 RO R T = —F - ORF G
2, 21 HHRIC A S TS OKEZ L E LI AREENRT LVOAR EEIC L > Thb SR
7o R B 72 SR faR & R, 2 < OEPIERICRERT 5 2 L Lo T,

LU, WTNOENZEW TS, REFEME2S VOIS EORE EFH L, £ LT, F&ELE-
DOhEnoT-Z &% TEMIZ) BT 5 Z LIXTE TV ad Tz, T7ebbh, EFEA /B R
PEOEZMMNEE LT, TOEHEMSEENZ T2 Z LA TERWVRBLUICE N TE 720
Tho, £ LT, KIFRAEEME ERZEOARIUIRIN KOO HIARIR S REWVEWND
ZEh, Mo TE T (Croweetal., (2011)), DF V| REFETHGOEREAR S & RFSIK
O EINEHIIBERWENTAET D LWV oo Z &R, R ISAEOBIRI 2GR~ & A L To
7-DOTH D,

ZO XS 7T, EERANCHE ATRE R A E IS OB S D Bk O L LTV D, A
BPEATASFREU SR D HIRRE, TN ENOEDE 2 5 RFBER 23S & e HBOR I 7 i
B DT-0OITkkx Th D, Fio, FEEOREPEMSEROHEEHI W T, AEPETISOIE)
PEORRERA by 7 Ok, 7 v — (ke ORI, £ LT FlEH ORI E D
AFOAR NEPRRRDTOIC, BETRESHERG R D, 20X RfilGoREM LR &
Loob, ARBUR, ~ 7 ok BOR O ERERI TR O EIZMEA 3T, HHAEOTS A ikl
EAMRE ISR 2 B 5 Z L O BEEMII EH L TE TV 5,

ERRA 72 RBIRETS IO OE X 13X, 2006 LE(2/ U TREGBAFE W /1H6HE (OECD) & [ESH
EHhA (IMF) BEFEITY—27 v a v 72 LT 2 E 0 biaE o7z, O CITERRAIC
L FTRE 7 ARBPEMMFE FEER D FEMF O B ENE & 2 DFREICEI L CHlE M Thh iz, SHIZ, 20
RHZZE DB E IZBILE RIS RS T EHIZBWTH, ZOBROKEDOY T 7T A AREIZ G2 %
L7 AR AR DU R B DL A T, BROVBIL AR T LI L TE 2D TH D,

ZOEFHETIE, WS OMDZ ENREGEESN TS (Diewert (2007)) . #1C, (EEMsFEEL
DEHOERICHT2HETH D, FEMMRHEROERL LTI, o E&fiisnickid sy
A7 EBFEEE L L COBE by&MBORICH T 2B EERE & L To®E, o~ nikikis
L L CoE], dIHEF MM ORIEEEE, ¢)SNA (System of National Accounts) ki H (Jif
BFEEDONREEERE), 2SHIFF STV 5 (Fendick(2006)) 43, Z DHITH,, Al 5 o0 B2 70k
L L CRIHEN D RETH D 2 L DM SH T 2 (Arther(2006))Y,

F202, HEEFTFEICET 2 AE TH D, EBMESIEROHEE L L LTE, KEDS&PHER

D LB DL EHESEE TH D, SRR/ axR—2 — (IR, [EFEEAIC El TRE R Ak FE S o Bl
FNHEETHDLEEHSN TG, EDIIRH T, EETARTA L DIERPHED LIV TNDDTHD,
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FHFA(The Federal Housing Finance Agency, [H « OFHEO) CE:H S T4 Y B'— Me—/L R ik
&L HEHENRKE DT =T =V I THHN) T 7 v 7 AR A v a VA RBERALT
WD K=y ZIED2ONE - L bREMTH DY, TNENDOFEFIRERERHDLHDD,
gt e LA X, U E— M L RAETITER T WD H 5720, ~ K=
v ZIETH— LT ZEBRBFESNZDTH S,

DX D pamE# 0%, 2009455 H 121, MR R O EBRH) 22 i A i 2 EhE o >
T4 T N—TTh HO0ttawail RN T, Mk eEGm M T, ASETIE, Z20fE
MR BE 3 2 STz, F—#HiE T & % Gudnason,Jonsdottir and Jonasdottir(2009) T,
ERIEHEE DT A 2T ROEEHGORRE T T, FEREINRELPLTHH T, %
MRS FEER DA RUZRIENFEAE LT D Z & Al Shv7z, BRRNZIE, MRS E RO T AR
Th LW THGEOBBLOZE ., £ L THGITSOMEZEIC L 2ETH D, F2RETHD
Shimizu, Watanabe and Nishimura(2009) T, 20064 DO#E TR Sz ) B — he—L Rk L~
N=v ZIEOHEEIEOFEIC L > Th7e b SN DEF A T ADREE . FURDFEREOT —4
EAWTHGRET 2 & & bIT, TR ENOBENEE Sz, 114 123 Eurostat-IAOS-IFC
Conference on Residential Property Price Indices & L T, AA AD/N—E /W& D EFSREIRIT

(BIS) CHEBESHNBME Sz, T o O—HEDF A =T, 201042ITIMFA 5G2012%) L
THEH & 7= [G20 Data Gaps Initiative | (235U C, BURF S REIEEMSR S 2 B3 & i8S
S, AENFEMASEEOFFHHEAE D 7o 0 DIEBE im0 ERUTIAE V. EEIEEOIERD R
FoTDTH D,

F2EICEWTIL, AEPEFWE I REEME O REM L 2OBERITH DMEIE
FRA J = R I EAlikgHE S AR HERH L T L To G - EREMRIEE R, 20 LT,
FI3ETIE, OBPEOAREEFROBEMRNLERT L L L HIT, H 4 ETITEMBUR
REZBNTAENEZ 2 LD, BIRED @ WARBNE TG IE RO fTREMEZ R, £ L T,
FSETIE, Mme LTEBROBEETRT,

2. FHEMEOEFFHNER

2. 1 FEIEOEATEEMAETIHZORTEY

AEETS, BLOZEOMEEZ 2 DR, [REE] LIZEDLIRLDTHLDNEND
ERN IO DNENRD S,

AEIEIL, T E @ DR S AL, O RIEI X ECS AT K-> T2k % (Eurostat
(2017)), —AHCARBEE L Vo> Th, FRtMEEE LTRHIATHA bbIUE, BERET 4 %

) ZNHLIAMTY, BBk - EE Al EL A L (SPAR: Sales Price Appraisal Ratio Method), & 5I1{Li4
(Mix-adjustment) 23%5%, HEBUF(DCLG)IE, ERNLIE THEEHEEL C1A, RFEFFHIEL T~F=y ke
[AF THA,

3 A, Shimizu et al(2012)ZFHILI=H D THD,
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KT, B, AT ARE Lo Aic, EEEFEE LTHEATIHA LD, £, Al
WG, TTFEE2II LD E LTAY— 222404 2 8T & U CRBIEATETT 5,

ZoXDIT, EERSLHRIZL - T, ZOMAMEMEIIENE S 223, BT K> THZ DA
EIXHRe D, KREHOHRNIH DA T 4 AL, HIFERIZH D47 0 ALEE & CEAMIENE
fELTLE S ZEIIRBITTHETE LI ETH D,

Fo. REEOTHGMiE & Vo7 GATH, TOHANLELNLFE LTS TR
72 SN D EREMR & TR, B MR OE mafio, 2 TR, T EAMES LTOFR
& LGS CIR S 2 EREM & DBUREZHIEL L 5,

AREFEOMHEFUEMEIL. ZNENOFEDERTENC L > TR bah b, FeHIghHx iR
b5 L MEE—EAZMEET 5D, £/, RETFIEEZRAET S L D1, AR E
RO EERNT 2 KO ICARBELIGHT 5, £O5Hli & L TCSHAbL D bDORFEE L 2D,
TOZFEIE, LI D HR & @t RN X o> THgsk S v s,

FREFEEZIATDHZEICE > T, FitohEI EORED— R kT 2FHEAH LT
WHEDNE, TgEE LCHET S22 LE S, ZOEADOERE X EHEICE 2,
FEEGETIUE, BRAECTHLFE LMk L OBRICIRET 5, Fild, EEEZFAT L
DICEET 22 eb T, AL CHIAT A2 b TE 5, 2F 0, REEGRHICIE. F
R LA TS0 —SOMERNFEL TND LWV ) RBFHEO—D>TH 5,

FAtMEEAFIMT 2 2 & TEZTE ORI & L CO A HigiE L 53U,
ZOW 2 O TR T2 HHFEE 0D, L L, EBRICHEAE LAAT 2 72010%, 20
GRE L L COMIE Z B UL DIIEET B L2 iU 620, 259258 (EEOR
AaAREPET, HORICTHAIL, —EMRRICEVWR LI L SITRAETL2H ML EEL
RITNIR SRV, Whwd, [2—F—ax ] Tho,

Katz 2009)Tl, FE L a2—W—ax ., Z L TEEMEE OBRIZOWTREENIZL B =
—LTW2Y, DIF, ZNOORREREBE L TH LI,

ZIZT, VHE, AFESITH D vENRE LT t OB OB M Th D ET5H, £HT
% EVENE, 1 W2 O&ENEL 2ot 1 #it% (+1) OBREMKS L 725, ubld  iofwkic
RIS Z LR TE DR — B Ak & 5, BIfF— B liks LR, FRRICR T HERED
P—EA~ORETHY . U —28 REPEOSE TIIFHEITH ST 5,

Fo. EER v SRR LT REED t IO D IZSHL S R # 0L, vt &4 BRI
B (ORIEE & OIE DFREFIE SNVDIREFITR) L925, 22T, WIRHEIZ ook
PNCRESNDHDEEZ D,

7. ZOBEOETERHZ m FLAET D, ZOX I RIED T T, ¢ OB EMSIX
KO L ICERIETE S,

4 2—HF—axh, <X Fisher (1922) <° Hicks (1939) T, BEHTRINERH] T~ ' —F (discrete time approach) (25~ T
ERALDHED BTz, ITHTIE, Diewert (1974, 1980)D ERALLBEBALIF T 7 0 —F I SKb DO TH D, Fiz,
Jorgenson (1963), Jorgenson and Griliches (1967, 1972), Christensen and Jorgenson (1969) i, it £ /L
(continuous time approach) &L CERALEAL TS,
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t t+1 t+m-v-1
¢ Uy Uyt Umn-1

Vi = + +ot :
Vo1t (14 rt)(1 4 rtth) a1 +ri)

ot 0t+1 0t+m—v—1
_ v v+1 e m—1 ' (1)
T+rt (147191 +rttD) IEM=v=1(1 4 i)

ZOXDITRE SN DMk Z . TRIGIBUEME] RS, £ 95792 & REpETS TR, itk
). —E At & L CSHADNAFE W) NEERME®RE 20 AT, F5I=E ()
RLRBPELRAT D EDEM (0) L\ o7- 4 SOEHEREZEL TV ZENRDBNS,
Z DX 9 7oA E N T, TS CIRE SN A FE L il & OxNSEfREE 2 L5, 2
OBEEN 1 FifET 5 L. QRO X175,

ut+1 ut+2 ut+m—v—1
p+l — v+l v+2 44 m—1
v+1 1 + Tt+1 (1 + T't+1)(1 + T't+2) Hit:gz:;v—l(l + Ti)
o o -
1+ rttl azmv (1 +r)
22T, @Al E, A+rHTEHDE, (H)ADOFRENDL, G)NEfFD,
L Vel Uup 2] @)

L B R R R

QRUTA+rDHENT D L ¢ Hioa—W—ax b Fiod, B —E 2 liksubld, @)X
ELTRDDZENTE D,

uh = Y+ 08 — (V= W) )

oL ELNEHREREANT, ERICa——aX FEHEL LS T 5 L, EHEM
BAREL ERTHRETE, 22—V —a X MNIvAFRERSTLE D W0 ) REPFEET
%o W, MO FERE TlE—F—a A hBRKREL ERT5, 220, @K HH
HIZREEMRSEOEE) VST V) IZXkoT, 2= —axX ORI T4 VT 4 BREL 25T
LEI>DOTHS,

Poole et al. (2005)I%, Z O FEAMFE DB /5 % FEEOFFHOFERIUTE L RS LT, IRD L
INTUEET D Z L HRELCND, EIEOFH (EERFR) 1JEHR L T VU HORID
GREMR ., riad BRI yh 2 RUIERIR, EEERERL. MEREHEEOHES L L, B
MOE 2 EMRARE LTFETHOLEH B2, 2oy 2 Lvs 1 (E[n]) &
LTEEST LI EEMBEL TS, DED, FGHE, BHEETERALEAL T 0TI
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<, —EOHIR (B 2 EH2FTA YN & W o T EH O MK AE) 2FH L, TOFH
HEZEE LTy EXNVTA COEBZEEL TNDHEEZX TNLHDOTH D,

o35 &, WAL, GO)RD LT, METHHAN -+ E — ks EAR +18)) &L
TEXxoND LT, VW a—#F—ax LIRS,

ut =rtVt+yLVt — E[m|V? (5)

ZZCORIE. XY XS A COREEH A EHED & T MK EL TR T 2 HE A
DOHFHEANEER LI2R Th D, £07H, EEIITIE., PR EEMEOBIRHEZ V5
LBl BEMBSOEEN O RNTT 4 VT 413 NT D2 & LD,

Fo, EEAEUST AT, FEe—CZHATEATLZ LXK THD, ZZTH
EOIWREBET D, ZOX O RABORENMEKLIZb D%, 22Tk [Eflz—F—ax
R ERES,

ZIT, izl alEE (DY) LTHL IRELTWDZ I AT 4 #40E VE-DtE 7R
5o TOTHE, BN TEELTZVV 22—V —a 2 ML, 6O)RDOL )BT 5,

ut . —rDDt 0t + (Vt+1 — DY)
1+t

(6)

ZIT. VELUL, ¢ HOBNC TR L7 MIRREFEME TH 0 . (rEDY) X, AT 5 S
FITHE, (0N IIRBLHETH S, 29 T5L8, XL, NDNXE L TRODZ ENTES,

ut =rfDt + rt(Vt — DY) + 0t — (Vt+1 — 1Y) (7)

NAPL LR TE 5L HIC, 2—P—a 2 MI, ABEOZEICL > TET 5, HlziE
BN RWEEIEZ XA T A (TypeA) LTHUE, EOFFHOZ—F—a & ME, @ﬁ@i
T D,

ut 0t +VEI|  0f 4yt — (VETL — V)
— st _
1+rt|typeA=V B 147t B 1+t ®
ZDHAT ADT—P—a X I
ub|typeA = rtVt + 0t — (Vi+1 = VY 9)

L0 XDV 22— —ax h LT 5,
—J7. AENFETDFE XA 7B (TypeB) £95&, 10XDKLH kD,
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4t t —rtDt — 0t + (Vt+1 _ Dt)
1+rt|typeB=[V — Dt] — T

_ rEDt + 0t + rt(Vt — DY) — (W—Vt)

B 1+t (10)
ZOWED, AT BOa—H—ax NI, IR LTHLDT I LNTE D,
ut|typeB = rjD* + r*(Vt — DY) + 0 — (W —v (11)

RRIC, BEMEARE S FRLTLED, AEPSEEMEEZ ERl>TLE S Lo Rr—23
GisS

bEESND, ZOFr—R%HZA7C (TypeC) &£35&,
ut _ |-rtDt -0t + (verr — DY)
1+t ltypeC =~ 1+t (12)
ELTERTIENTE, ZOx—HF—aX NI, 1)RXDLHIz%k5s,
ut|typeC = rtD" + 0 — (V1 —Vt) (13)

ZOL S IHTATS TEIN LA Da——a X NI, RN TREFEEE BT 5
ZEDNHFETEDLTHASD, L, EBRICIIWEIIREEL CLE S, TOEAE, T EE
MY, BEEETSNEN TR ZR D, S SIITEFROIERIFRE: & OMENFEET
HZ LT, MREICEARAE HTZH LTLEI D TH D,
AT, REFEOFF OB DM BFE LN E W I WL, FEE IS OREIZBNT
A Z b6, 2D X5 72F T, WEITHS U7 Alids £ 72 1 LB TR A Ok 2 4
LTV 2 & 2R LT, AEETHICB O TEZ S OMEREE S TE T 5,
VUEDD, REREEDEREfMIZIB VT, ROFITEEL T ZENRRETH D,
® RENEIIMAMEZFFOZ LD, RIS OFS B ENE S L CREIND,
® RENEFEHRE LCE, TSR oT CiREST D [FE], T a2 BIEMEICEN ) K4 [Hl
G, ZOIEORERE UCTEENSG TR IND [EEME] O 3 DOMFHRNERES
nd,

® AREEEZRATHERND R l—W—ax b 1%, FE - F55% - GRElitgo 3 >0
ik 2 S L7 FRIECH 0 . RENETISZBIZE L Q< 9 X Tl b HERFEHRO—D L7
Do

& ——HW—ax I AEEZFHLTEATLILALE Thngs L TRESET S,
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ZOTD, BRNTIGA~OT 72 A3 A MPAEEMSICRE L B2 5280 h, &
AT B DM b EHEII 2 D,

®  BREIBURDOMNRIT., GRIOLEEE L THERIEL LR, ZOMFITABDORE I
Ko TEMNT D, (TypeA,B,C)

2. 2 RERAERATEEMERESRY

—IZ, RENETIGORIELZFED & X1, MGHOKYE - Zbx RD720, i DO E
R 2D ZIR D O OABEPEMASIZ BT 20 mAHOPT THEL TWDH EFE>Th LW, £
DOERITHB W TERBTRE Z 1L, A Lz X 912, RNEhPEHS O 5340 1 R BIRE OMERE
RBHEC LS TEMT DL NS 2L ThD, RBFEMEIL. H7F 0 RGO & Oz F|
R, R USBHTC ST D AREE CTH -T2 & L THRE SOBEBFER, FoiEic k-
TET D720, 0 X5 BpMELZ EREITHA L2 Ui 5720, o087 575 £
IR X DM OMIEE B & 5 & LEEAITE, WEETEEL 2T SR 6RO TH D,
ZAVTIL, RN B U CORG 2R E AT L K 5 LUF TR & 22/ & Bt it 2 AU,
B A ZEHM Tl 5 2 L b TEH L EERT D,

F7. F(p) &% 1 Hofits D RSB (CDF) &3°2 &, FEERME (o) O
DG D AGIIF (p | 2) ERTZENTE D, ZOWE, ifEF, (p) & JBYEF, (p | 2) DEIFRIZ(14)
KD L1725,

zum=j Fy (p | 2)uy(2)dz (14)

wy (2) I ARBEANFE 245K T 2 Bz O CTh D, AR, F,()BLUFR (| 2) %5 2 HloR
HEEAMRE O JEBMEu, (2) 13 L7c REIEEMS D R MBI L T2, £9T5 L. F(p)bH
F,(p) Dtk AT D28 biZ, (15D X 912725,

(o8]

ﬂ@—%@=fJMM@—MM@M@M+LﬁWHWM@ﬂMmM (15)
SR DANE B, 8 T RBEEREE = 0 b & COMERER 2 R B 0% 2
L. 8RB OO RETE R OISR ST 5, S 0. — M Clig s
NB B ONE O, IO + RO b ot — 0B H6
BINDHI LD, DF0 ., ERRIIELE 1 D65 2 Mok LTSRS T L Tz LT
b OB LTl THAR < | T 0 B o O HEEE A U W 1
HUMZHEGE | &3, BIEOZBIZ L > TS AN FIE L TWDH K OICR A2 ZE6H D, £ 9
T 5L, ZOOAREEMEOSM, DF 0 ) 2kl L9 & LIEGEITiE, Z0o%F IH

5 i, 1H/K(2017), (2018b)EZTEHILI-E D THD,
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Th HAREPERMEOFIEZ LY BRUN - 9 2 Cifg 2 L L T2 T U7 72 2 &3
5y OFV, 16RO L HIZFEIUENEz Db & TOMAEOFLEZE 2T U7 5720,

[ r@19-Ee 1@ (16)

HARNZIE, OFRE CHHET D 2 LN TE 5, 00 (p | 2) ZAiliks DRI (Fi(p | 2) YD 6-
FBHOHSMLE LT 50 € (0,1) T2, ZNERDL IITEMAFE /AL (conditional quantiles) & L
TEHT D,

Qf(p 1 2) = z;(0) (17)

SR EAEIT, KR RABIPERIEOMETH L LTEX LD, ZHUE, T 2 TIIBIE
F&B; (0L, 6 DA K IEL AR AFT 5 B D &35 2 UT K\, 2 2 C @M~ 2 hv Bi(0)I1,
BEOPR ORI E B2 5, £ FHOME Py OB, (0) ZHEHT 7=012, PLEAVE
S D L DIEVREATH = & T, HWEREHROBR () 51585, THT 5L, FEEEME z %7
ﬁkﬁﬂﬁ\pzzﬁﬂ@ﬁiofﬂ@l@ﬁ%ﬁé%fuFﬂMz)@%ﬁ@%iﬂ@l@k
T 5., [AEEOTETH MO P, OZMHT X it D BB F,(p | 2) DHERHEIEF, (0 | 2),
E72%, 29T HLZACEHLTHAT S LICk->T, RO K HICEBITE 2,

ﬁ@sjﬁmmwm@m a7

— 00

%@sjﬁumnw@w (18)

—00

T H L, EBROHFICEON T, XU5HIT, ROX I ICEEHZ L2 LNTE S,

ﬁmm—ﬁxm=jmﬁmpuy#%@lnwa@ﬂ+fwhun@mmw—w@mu(m)
RSO, T 0k 3 R E A L L GC. R R 02 4 K
S L ATE B, M CHATTIE AR, I I GO AR L LR
BRI S 15 & 512/ o TE TV D, 200k 5 R A B RIL. SR
(LU, M7 1T A T BT CHAL L OV 0 . YT REPEI S 1 7= ik 2 T L 7= 0
LTCWA,
PLED G, AEREOIHEHREMICB T, ROBIZEEL TV ZENRRETH D,
®  REEIL, REOIIGFELRNE W WEEFFSZ LD, WEITEHE Ul e
& Z RO,
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o ARENEFHROEMIHIY . Bied |, Mk, THI5IR] Lo e #pEdfioh
TRIE SN DM HRIZT TR 2D XD RS ORI & 2 SEHR S FI2UEE L T
WU B 7R, HARDGE . Z@EFIEME, AL Eo#H, THiomE, o
FEROEMEIE - SR, R ORBFL. BEEM . S BITIIAEELZ I &< AU OR
BSETh D,

®  RENENTY; CRIZE S 2 TGS B O N AFET 2 EBIE A 7 7 —BEu L, B
WTFEORERCAPER DRI X > CEEHINC LT 5 2 L RHRICEAN TV D, RENEE
OISR ERIE 2 1E L < BYRS 57201213, HOWFORBME (FIX - 4 - sk <
R ORI (EEEAN « ~— %) ICRT O REFRICHET 5 Z L3N ETH
Do

®  RENFEDAMM & HUER E 72 IFRe BN i U L 5 & L7ea, [IWEREE MR & L
THIES DMER D 5,

3. A HERBROBRRRLERE

3. 1 FEERBDORE
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REPEA 7 w7 AL LT, TAJPI (ARES Japan Property Index) | (1 > 71 /% v B X VA
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EHZB L OREREY — E XA 2R 2 HMAFE~DT 7 — FTHRLNAFEN O RETH
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57 7 2 ROMRET D AREFEA TG, A 0 DGR & % ¢ B2 VISR 2 INE A LR
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%o TR EOERIKIEL TR SETICFERRET & & UTHRIEET 2720, MiLE(LRHT I
F L LTHRBNEL 2HEANH 5, A~ > 7 ARBFERGHFIEHT B 23 KA XI5 [
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F7. REPENEF MBI BN &N o T I TR UL RIS F 7 13 AT TOlFH
DR ST & TR 2 FFD,

ZD XS IRRROHF T, BREBOR 7 & ORFEDBORICEWTIL, EBE~OREIXE#RA ~
7 IHITITTED L DI TV D b OD, BIRFEA~ORITHmR TRE R H D, 22
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ARENERS TEEN T, ATEDITAE CTh 5580 TN BAFLEEZFF O L Z AL DIRE D,
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FNFE-> T LESTAERIL, TDOZ EHRIZL > Tli& 251 & Fif72 0 (Knight(2002)) . itk
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TR R L L TEZTOHWLDD, W8N TL 5,
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FITITFRVMERFEERNFEL TRV . 20D X ) 22 ClEE SNV AlikE 721 CH e s AlER 2 1k
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FREBIX D 2000—2018 FE 255 &5,

T SRR AR T 5, W SR (R DXL, SIS AR (B T,
FUREL, MM E X I — fEEX I —) | S (R D BRE TORE, BURERE TORFH], HiXHT
FEI—=), AIRZ I —% AT, ~F= v VS BIE AR LT, B TR 2 AR d8 &
0.867 THY , +7RMHNERTHET N L 2o TN D, (EEMBEOA RS I — L0 | (M
FefRfca R Lic (M 2), FilziE, 2007 “ERiEOHGEIN 2 /842 & (L2 2007 48 A,
B 2009 4E 5 H Lo T D, 2013 AELIRE, Mk EREFHICH B,

WIZ, FHPERARE & LT, TAMHEEIE (MOT) O - hofE, kst (W eAmh
¥/ ERIHAMAS) OSEAMEICIER Uiz (X3), BAEE) () 1Nz, iM% K D IREUE
NS T D720 3 ABETY) (ER) 2T, TSR EE L I BiEEE 0 I L The
HEFNCE D £ TOMM (WIHPRERH~EREH) Th Y, EETHICHIT 2SR
L0, ZTNET, BREHBHIBWTHINCAREIN TIN5 TBEZD 1 5 ThHh D, KITRT
£ 90T s FRER O (Bi) (20es-» T, dimir IR G LTuna, Bz,
2007 R O TGEIN A s 2 &, MsFEEax Nl - 2007 48 H, 4 : 2009 /£ 5 H] Th
DOWZKE L, TG EHIIL, SO0 - P e b Tl 2007427 A, & 1200942 A &%
ITL TS, ZAUL, lsFEE7Z0 T < mamEiM (WERERAOBEFIH+T5 2 &
HEHEZHND) OFATIIEE LTOARMERL TS, oL 56, 2012 4 11 A LI,
fiAsHEES —H LT EAZRT TS DIk L, dAHEHEIERME L TRk E v EmICH
%o T, B9 L AR & i B R O — %t — O3S BaR A & 2 L IFR 5T,
BEREIEZ DARPLDHERE L CTWND 2 &M D D2 D,

=24 -



—
<EMFEMREt 44— TosRhviar~R—/— DP2019-5 (201949 A) >
1.8
1.7 -
—_
—
1 16 A
—
O, 15 1
o
e
Q 14 -
o
® 13 -
om 3
-+
£ 12
i<
1.1 -
1.0 -
0.9 —
TS AN AN AN AN AN AN A S A S A S A S A S A S A S AN AN AN AN AN
oI oI oI oI C>I C>I C>I OI OI OI OI oI oI oI oI oI C>I C>I C>I C>I OI OI OI oI oI oI OI oI c>I C>I C>I C>I OI OI OI OI oI oI
OO dd N ANMMIETITUOUOLOONNMNOVDODIDDOOAAdNNMMNMTETUOLL O OMNINOWO
[eNeoNoNoNoNoNoNoNeoloNoNeoloNoNoNelNoNeNeNo R Rl R R el bbb
[eNeoNeoNeoNeoNeoNoNoNoNoNoNoNoNoNoNoNoNoNoNoNoNoNoNoNoNoNoNoloNololololNoNolNolNolNol
ANANANNNNNNNNNNANANANANANANANANNANANANANANANNNNNNNNNNNN
X2 AlikgDAERN K= 7K
120 1.8
110 L 1.7
T 100 2 1.6
z fie o
o F Il
< 90 3 L 1.5
B+ : . 3
S s e\ ML 14 3
o FYeN : S
m v . . - o N
3R ] ? H *Yeomd ° oL ~
w70 < ﬁ s
HE . N om
o 60 {iif¥ 12 g
+E50.: :-,-'.:":. 'ZI..l"E
f X
40 L 1.0
3 +—FF77777 77777777 0.9
L D s T i T i s T i T i T i s I i T e T e s T i T e T D T i T e I D e T e T e e
[eNeoleoNoNeoNoNooNeoNeoNoNeoNoloNoNeoloNoloNoloNolNoloNeoloNeoloNoloNoNeoloNeNoNoNe o)
OIOIHIHIN‘Nlmlmlwl<r|LnlmlwlwlI\II\Iwlwlmlmlolo|H|\—|ININlmlmlﬂ'lﬁ-lmlmlkolcoll\ll\loolool
OO0 0000000000000 000 dAddd A A A dd A A A A A A A Ao
eNoNeoleolNoNololoNolNololololololoNolololNoNoNoNoNoNoNoNoNoNoNoNoNoNo oo NoNoNe]
NANANANNNNNNNNNNNNNNNNNNNNANNANNNNNNNNNNNNN
"""" TG H e (Fi91E) 5 G (CFi91E : #8 BT )
"""" 5 R B (P R 1E) — TG B (hR{E: BETY)

— ft& R

3 WEREYROEE (AR)

[, MRS EL (OTBERATRS, BRIMAIRS) (ICOWT B RETT 5, TR S5
(LT3 o T WIHPRERATIRS 7> D Pl A& 2SR EBIZ T LT DT, BRI HRIH TS 23 4)
IS ERAMFRAC MR T2 (RIS IR (ISR & 22 D) 2k & d, T2
B, TSR &R T, EARRICIXIEOMBERRSH D EEZ bND, K4 ITRT LD
(2, AR O (B)) 1253 - T S LA () LTnwD, #ilziE,
2007 R O THSGEIN A s 92 &, MsFEEaE Tl - 2007 48 A, 4 : 2009 /-5 H] Th
% DI U, Al L O SEfEIE T 2007 4R 7 AL 4 :2009 454 A | EHATL TV D, ZHE,

-25-



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

AR T <L gt (WEIPREEADEEZFIATL 2 L B2 HID) DEATIEE L
LTCOAEMRMEZRL TS, LLARARG, 2012 4E 11 H LI, Mifsdados—B L < EA-a#:
FTWD DT L, AT ELIARY VKHED HRERERNC B D, 407 L bASHEEL & ATk EL DI
—xt—OXHNGBHRI S D LIFR G T, 565 £ TITRHRA DD DAV YIR LFEIk S, isIX
P ZEDD ODUTFEOfHR &V 2 5,

LLED X902, MM b, 8B - JeA T 2 BN ET D, 7o, ITFEOHHS
W OO T C, MM TR ENRVMEB FET D 2 Enb, 5%, Sk
RENPEFROEENEEN D,

1.08

1.07 A

Iy
o
>

= =
R &
2000 01 = 1)

(

f& L D F5
5

1.02 A

ffis& s

1.01

1.00 1

099 77T 77T T 7T T T T T T TrT T T T T T T T 171 —r——t 09

2018_01
2018_07

2009_07

2012 07
2014_07
2015_01
2015_07

2000_07

2002_07

2005_07

2006_01

2000_01
2001_01
2002_01
2003_01
2005_01
2008 01
2008_07
2009_01
2012 01
2014 01
2016_07
2017 01
2017_07

I

"""" ffit& te (19 1E) — {fiig Lt (F19 {8 BB T1) — ffit& 5

X4 IR, PRIBR O RO FIE (HK)

4. 2 KiEER%E AL BREETEEMISIEROMHER

PAEAREIPETT TV TIE, SEHE N — A DFFEIZITN < DDA RSB H Y . HG]
iR — A TIET — & OFFNC L 0 R OBFIIRS Tiden, £ 2T, BTG N o o
% AW TSR SR OREEE A TN D, Bl 21, Fisher et al. (1994)<° Geltner (1997) Tli, K[EH
REIT DRl 2 W 7B TR O R 228 L T\ D, F55 Eo@ihd & LT, FTSE 12012 4 6
A Z FTSE NAREIT Pure Property Index Z {44 L T30, HIK CTHKIE REIT 2MEAT 2 pEEAT)
FEDME A L OB X 238 5 5 L 72> TV D,

Z 9 L7zE& O T, Geltner et al. (2009) & Bokhari and Geltner (2012)i%, REIFE DA LA
HATGEHEOZ L TH D Z E BN Lz, HETIL, Shimizu et al. (2015)2%, REIT @
Bz & &2 LT R= 7 [BIG CaE R A OFI5 [3R 2 HEE U REIT 35FTA 3 5 AN EpE—
KOMATGRHI & 55 Z & TG OEHR HASER 2T 2 TIEEZREL T D,

12) ZEiiL, Shimizu et al (2015)2H 412, HLWT —XIZLOFHEE L2 O TH D,

=26 -



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

Z TR, TSRS — A DA R OHER 71 & LT, Geltner et al. (2009)(Z X % Pureplay 5
%%, Shimizu etal. (2015)IZ & 2 anEFRHE 3 P 6 RN EE MK FE R AR T D,

Geltner et al. (2009)i%, REIT &EFEDIEHR AR Y & — > LAE DY, B ABFETS O
WaEGlEHT T o —F 2R L CWD, ZOT7 7a—FEHW-iF5t Lt LT, Giliberto (1993).
Gyourko and Nelling (1996),  Geltner and Kluger (1996, 1998)73& %, Geltner et al. (2009)i% Y % —
VIR EBET 5720 2 DOWEEFEEREZL TS, —DiEIRICL S HIETHY, 22T
IX REIT Y X —2 NNy UHEEATHH Z EIZER LTS, $ 9 —2i% [Pureplay]
EFHINDHEETE Ch D, B aIEaE L FEZ VWS Z & T REIT OEFIEIC L DY & —
DA FIMEL, B A2 MY 2 — AR REEE L CTUvD, Geltmer etal. (2009)i%, &R
7RRED b & T Pureplay (2 K B 5L L BIRIC K B2 FIEDEFAIC—HR L TWAH I AR LTS
2T, =7y b T A NI EORBEEY X —AEHEHERE L T D,

Z ZCIX, Geltneretal. (2009) TIER S 72, MEIE Geltner-Kluger €7 /v | i+ %5, ZD
FF LTI, REIT DHR Y #—2 %% REIT D& 7 A 2 b &M UEE TG L TW5S, it
JBEBUT VN Ly U EARN L7z REIT OAfifg Y 24— Th 0 | BRINIZIZQ0) TR S A INE
SEEEA A~ (WACC: Weighted Average Cost of Capital) & V5, 7eds, fli#g U #—2 D%
POLELTR—ANIZ—FANDZEMTED EEL TN D,

roa; = (%equityi,t) Tyt (1 — %equityi,t) - debtrate; (20)

Z 2T, roa; [T REIT iDe#ilz351F 5 WACC, %equity; 1% REIT i DAEZEMIMEIZ 5D 21K
DIHlFEEDEIE . debtrate i3 REIT iD&F| % KT, 155472 REIT iDL 3L JHEIEFE A
DY E—= %, BT AL NOFEEZHNTULTO L) IZEIF IS,

10 = by iXair + botXo,it + breXpic + breXpic + DueXpic + € (21)
7272 L. xiZLA T OFIHRISE %2 Fo,
Xaie + Xoit + Xpie + Xric + Xpic = 1 (22)

Z I T, roagddt — 1 Binabe ITHITTO REIT iD LS Ly UEEFRHO Y 2 — | xliE
REIT ilZBIF D857 A L b EDL A=k T =Y bld~—4 v hE T AL NILEDY %
—AREL IRTALORHIZ~—7 v T A N THY, TNEIUEE, T, 47 1 A,
PA¥E, AT NAERT, FAIEREHVWD LU TOL ) ICEEESIND,

roa=Xb+u (23)

roalTEENORY MLT, £EE Tt —1 Wbt 22T TO REITi=1---NO VU Z—

-27-



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

Y ThbH, XIIN X KDITHIT, % REIT WMRETHEIT AL bk=1-KDOX—k T —T%
HEATND QR TR SNTZET AV TIEKIL § £725), AEEOR L FREZ2 032 &
T, K OHMNRLE OFE AT 5 2 LIS TE D,

B A NOY 2= (BFRE) ZRRENCHEE T D729, Geltmer-Kluger & [f TARED
ETGLS MlIRZE AW, T72bb eld U #—2?H B REIT IZ L AEBIMEEZ R TS THY
YL DG FHERIT LB U, AN ERRI T 0 OIERIG A L 5 E W I IRETH D,
EBMICEZTH, HEARKELS A= 7+ UABREHETHHITE, YfEL~LOfEBIEC
KDV AT RTINS 2D, RETMIBT DU =4 ME, BN K&\ REIT 1F EfE5]
PEIZ XD U Z =2 D EIVNES S R DA DD E VI IREE KL TV D, SV IUE,
—FEDORESHIENFE L TEY , /NS REIT (F EHBINEC X 208N Kk& < 7ed, LlbEn
5. —AbE/ N FREAZFHNTUTO X HI12) #— 488 (PurePlay 1550 A#HEET 5.

=X 1X)"1X"0 roa (24)

Z 2T, QIEN X NOXAITHITH Y . REIT OEBINEIC LAY X —r D5 EEFR L, LLFT
TEF S DX 2RO,
1

- 25
Z total; (25)

total;lX REIT i FFOPHIfEDO AR TH D, B AL FOR— T+ VA ELLTFO X HITE
E S VA

H=X"01x)"1x"Tn1 (26)

THIHIZ, ~y PV SNIER— b7+ VA ZERT LRI AP ZLDT A FERLTED,
eSO K& SHBED BTN D, HIZK X NOITHIT AT T D' 7 A 2 Tl 100%,
DD AL FTIX 0 DfEERD, B AL FAR— R 74 U A2 X Y REIT OfEBIIMEIC X
LV 2= Do R/ME LT, kG 7 A MZBT D) 2 — R s, 3T
WERAEKroa))»H L/NL y UBREY RN TND T, LAL y DEHRT DML,
L, EFZPRHR— b7+ VAT oA MEEUNCEETLHZ LT, LALy UG L <
B EEDHZ ENAREICAR D Z L AR LT 5,

Geltner et al. (2009)i%, 2001 4725 2007 4-(22>MF TP 84 » HMD REIT 7—X 5, (24)54
TIEFR S 4D Pureplay F545% kB L OVHR CHEE L. B ARIEGE |G E2 %5 L 95 Moody’s
@ REAL CPPlindex & HlGZAT > TN D, FER, W& OZERIIFERE CTHY | REIT X—AD
FEEDY TV 3B THL Ml — 2 DFEATAT L TV e 2 L 2R L TV D,

Flo, TOXD RFEEARESE T, WEIVEEE - OMS TSRO L TRRE LIF7E S
B L T&E T, Shimizu et al. (2015)i%, REIT O7 —4 % W T EIREER A D PG BhFE

-28 -



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

MARFER A HETE T D HIELRR L TS, ZONRITIE, FEEREEMESAREE L VIZ5)
WA —THY | FERWERENLETHD &V ) MEERN D 5,
ZOTHETBIEMET 70 —FITHS <R, o (BISIER) Lot WHFNLOIUN) &4
T DIEN, EETACAEE SRR & 2 WG TTE & 1382 > T D, S EHTHOWT
i]ﬁH&ﬁﬁ%%%ﬁ?é%#@%A (23 D RRTG OFHIG & 2272 L. REIT BREATRS )
B R=w 7 [EIFC L0 EFEEAOEIREHEE L TNV D, I o0 TE, B0
FEROUIAGES %?é%<@ﬁﬁ%aﬁﬁﬁ SR Tle <L AHET D2 B SR THERL
ENDHEREANTWD, LR Tt BRI W TS 5,y At 59
HiOEEREH - OEENAL T 5 & MO HINAGENILL T D & 9 IE &
s,

lnyit = Z‘ZJZU + ft‘ (27)
J
ZIT, ZyliaH ORI TH Y | ol TBMEICBIES T bR T A —F Th D, MEE
ENTMAFHNDS THZ BN D Z EIERE L7V, Gordon (1959)DFHHET Mz LD &, B
PR DTS 1

[o¢]

YVit+r
Vit = Et exp(—

= YieDie (28)
Lt+s)

THEZbND, rddtHloF v v 7L — R THY | ¢ lILL T TERSND,

exp(fe4r — ft)
¢ =E E - 29
‘ tr=0exp(25=0 l.t+s) (29)

PR X 0BG RN R0 | OB & HHREN & 2 ATREME A BRI AN D, B, dHW
PRI LUIE L 0 @ WERRLBEZ ) X7 1285 SN TWS, LER->T, H0tt
WD Z = DREEREND EBEDT bid, £o. RQDAE VInyr —Inyy = froe — f
LD LITHEET S, Q)RR AEFHFAT S &, IR ELND,

Inv;; = Z aZij+ fr —Ingpy, (30)
J
z EREEE MRS, —Ing, THZBND Z EZRLTVD, GOt~ F=v 75
T%Dx\h~y7@%%ﬁ T L TAETRE G MG OHEEEN T DD Z SITERE L2V,
ZO7 7T a—F Z T D ZIER A OIS E DS LEL E 72 % 53 REIT 23HTA3 2 8511
DATAED 1 DITFEFMMTHY . 2O L H 72~ = 7 RREE BRI UHW LD,
Lol BFERFEC OIS TV D K D1, #EMHIIW < O DOEA 2 ERAE A 5 AT

-29-



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

B, ()& AV EZ~ K= 7[R CIXIEM RTINS DR W ATEEER H 5, £
ZC. Shimizu etal. (2015)Ti, RV IZ, &5 REIT OIS 2 IV 2 FIEDRR I TWH
Do

REIT rSHTA T 29 DOEA %A, THRT, IKFtZ A5 O1X REIT a7 2WFE0%EE
MEFR & & HIZZEET B35 Th B, REIT rOUAGRSINIFTA T 580505 OIRADEFTH
%, BRI TRIZ L EDREIT rD 9 LW LD DEIG 2w, TR, wildYiea,, wie = 1%
lii7=9 REIT rOIRAGSNILL T TEZ HND,

Ve = Z WitYi (31)

Vit = Z Wit Ve (32)

Z 2T, REIT OAAIHEIZ S & SN TV, A HEETE 5 2 LIZHEE L2V, REIT O/NT A
— N OEFITAE L RFEEAR TR S 1L, 5 7571% REIT 255TA 3 2 THERL S 5, J-REIT
12 D EGHIEIC X 0 G ERAE EREED 95%LL B REER L OVRE)PERTEE PE TR UL 6
F°. REIT DIXADKEZIFTAT 20N/ 5, ZDONRT A — FOREEEBREIZA
no &, HEUhE AR A OMIEZ X 5 Z & REIT 2355743 2800 PEMIE % #E
ETHZENTED,

QDR EBHEMND, LUFRREND,

InY. =f, +In Wit €Xp a;Z;j (33)
FEEZ, @D EE)XD, IRV REN5,
InVye =f; +Ing; +1n Wi eXp aiZ; (34)
iEZArt (Z ] ]>

G [ TE RV B U 72 piiy & PRI LRy TR S D EAIRET D L AT O K D ITHE S
%,

Ing; = Zﬁjzij + g; (35)
J

-30 -



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

B5)REB4)UANT D LLUF RGO D,

2 W eXp <Z(aj + [)’j)Zl-j>

€Ay J

InV, = (fy + g¢) + In (36)

B&&IZ, REIT rDF¥ v v 7'L— MNILLFTHEZ B,

Z w;eXp (Z ajZl-j)

(€At j

Z Wi €Xp <Z(a]- + ﬁj)zﬁﬂ (37)
j

€A+

InY,; —InV,; = —g; +1n

—In

b LEIGRNIRIFE T, REIT DX v v 7 L— b SETA T 2O RAE L7 7
51, GNRidnY,, — InV,, = —g \ZHi/h S b, L L, —BREOIIEEOEE K TT 5,

Shimizu et al. (2015) TlX, L FO X 5D HN TS, F£3°. REIT BFTHET D54 T
DWAFFN DT — 212~ K= 7 [alg 5@ L, RRITBT 5 f, Th 2 BT SN & HE
ET D, ZOEMETIE, REIT BALOWAT —#Y, K0T LA, WFHENOWAT —Z y, 3
WHNTWD Z EICHEE L2V, RIS, REIT L-LDOF —Z I ZIHRIEA~ R = v 7 [AlIg 2 Vv 5
Z LT BORUTBIT DS + 9, Th D EHFREFE MMM A HEET D, Fefzlz, A LAk DHE
EEZHWT, GNRUCBIT H—g, ThH D WEIEZ X v v T L— N EHET 5,

L& IR, BRATTSME B D ER O 2 HEE L.~ N= > 7 [alF % H 5
L7 7a—Fndhs, BRI, OREEEZ L T O X 9128,

=V for i €A, (38)

Z T, viIWit | OSE MBS 2 R v /T lSOWTAS K=y Z [ElR A L,
FEHE DX v v T L— NEHEET D, ZO7 I a—F i, #EFHb zﬁmm%m&ﬁﬁ@r
WEHNDIERTITENTH S Z LIZERE LIV, B0 EGB5)HnD

Invy = (f; + g¢) + Z(aj +B;)Zi; (39)
J

Thy., WELICL > TSN D a; & B PEDMEIC—ET 5 72 5130, = v Y 32,
SR, EERHIIAE OB OIS b DIRZAEDEIS, + g DR T HEEN D b T2 b S
LH%ENT. ZOWRNRT 7 v —F LB Sk O IEME R HEEEZ 52 D,

Shimizu et al. (2015)i%, 2001 F=2>5 2013 4EO[H D HAD REIT (Z351) 557 400 1D P34~ 8)

231 -



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

PFEOMiE & ¥ v v a7 u—DFT —2 &AW THELEEZTT> TDd, 15 O HS i< — 2
DEAHMET 7 7 —FIC L DML, 8EFHG~— 2 DM L 0 2372 0 B iR S %
R~ UTee BARAIZIE, BRI~ — 2 OFEEDS 2007 AR5 2 DU B — 2 &l % 7o OISk
L. SE R~ — 2 OFE40E 2008 FEOHE 3 TU-HIZHAH L7, PAZEAENPEDOMIS R A AES
DT 7= > T, REIT OIS DS ARG MATRMET 5 2 & 2R LTV 5,

— 5T, FERITITFHLEZ N TORWFREE BN D9k > TV D LR L T\, £7°, Tobin
D q A3 2002 4> 5 2005 FEORITHM LT DA, 2006 4 & 2007 FEAZ B THEBIED S O
BEAARE K o TV 5, PN 5 OTEREIT REIT 2MEA T2 EREDY A XOHRE L OHE/INT
BhE L7 2 A FOGFEICL DD EFHINLN, X IR EIrb b6 NDH
e W OO S B, REIT THICE T HEBIZL D 00, q 230 5 el L7354
EN BWE S REIT WEFERUR A FHET 20 Th D, ZHH~OxALAS, REIT ORI
| - EEMEDOMOBHRIZHOW T OEMRZTRD 5 L C, HERAT v Thod, ZORE
{ZBE LTI, Suzuki et.al.(2019)I233 T, REIT D& MESFLOTHIE 7 10t A &9 5T /LN
BEINTHDEN, B & OBMRIZONWTOBLII 0 TRNI Enb, KRE LTS
NICRETH 5,

Flo. ~R= v ZEYROEE A BN UK ROmEENE 2 M3 2 RS 5, BIOEERZ A
7 & LT, R Sfais, #ELLOTREM 2 BB LA I FEHERN ED X H 12k
OOPBRREIFEE LTEF LN TN D,

T, K - #K - KFEQ019)ICHEEDF . Shimizu et al. (2015)3MER L7 HiEIZ LY,
Proptech Plus @ Japan REIT DB D7 — & % T S EL RS 5 MR FE 5 2 HEE U 7= B A /A
%, Japan REIT DB (Zi%, J-REIT BRAARLARE DO EEETE N AL OBEE NI TIRE D, W
PEHAL O EMFE M Z S ICEE STV D, £, BfFORET—Z Iz ThE
R, T, B OMRRE, ERERE, B TERDBBEH STV D, IR LTIk
BEENCE O IREA BRI D720, AT T A RN X0 T — & Ol MEFE % H TR L
TW5, Hretgad, 2002 45 1 A2 5 2018 45 6 A & TOHRA 23 KIZHTET 5 F7- 5 ks 4
T4 ATHLIMETH D,

WA & THERHMIIAS 2OV T O~ R=y 7RI F O L S I2h 2 b b,

] T

Iny; =ay+ Z a;Z;j + Z veDe + &y, (40)
Ji t
] T

lnvit = bo +Zb]ZU +thDt+gvit (41)
Ji t

Z T WAy & LTI LD NOL Z FHWT WD, DUFZ A AF I —%md, £, vy

-32-



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

IR L~V OGRS T D, BB TEN BN ORHIFEERIC EUE 200 2 7o AR FEAfifE 2 451
EIEANICE T BB < — A DY =7 TS Lo AR5 & WIETHRIE Y e, =
Vie/Vie EEEF ST, LFTHEX LMD,

J T
Inc;; = (ag — by) + Z(aj — bj)Zl-j + Z(vt —&)D, + (Eyit - Suit) (42)
I t

@0)=, @D, @)U, TG RHmAmRS, R0 IC X 5 SWERREES A fEEE, EhE
ﬂyt, i7\l‘t, éltTuTmi 5 c:'_./:li_’%éj/béo

Ve = exp(vy); Dy = exp(§p); 6{?:6& = exp(ve — &) (43)

ZOXIICLTHELNIA (NOD F55 & FlE 0 5o zEN b, HisaHmc b & S3<WE
P SIVTAMSFREE DG O D (1X5), k& FEEIE 2007 4R58 2 IEHlic e — 27 IZBZE L, £
D%ZEIZ TP LT 2008 4556 4 PEHICAR b AZEIEE L7, DRI LIE D < FBen 7 ERE )
DMGENTZDN, 2012 =5 2015 4R C ER- A B — RME L7z, 2016 4E0> LBUEICZNT Tl
FXO O A L CTvd, A (NOD #5803 KOFIE Y fief LW ~5 & | ik % 37
10 L DB E THERR L T\ %,

1.8
1.6
14
1.2
1
0.8
0.6
0.4

o o0 m 2] o o o0 o o @m [22] [22] o [22] om (2] o

X s @ 2 X jac @ ] o @ « «? <« @ @ 2 @

N b3e) < 15 S = D = S — N ) < ] & = D

=) =) =) <) <) =) =) =) =)

x x ] x x x =N ] G ] = ] x x ] x xR

—NOIR#k  ----Fl[E 758k =—fllifE R K
5 TGIHEC L 5 NOLHE, FIEIY 5%k, flksask

WIZ, MODREZNES D PEEABIREMS R & i L2 b O3 6 Th D, 72d, ik
D74 IR U7k a5 2 i s Fa A & PRS, Filoa G & L7 fa s, Zvrth
fiti, AARBIPENFIERT O THEHRS AR GRS, paEmD) | [E -A2i@s O BPEME A > 7

-33-



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

v 7 A (FEFEMAEE) . EEHEMAA TR TH 5, Anttiffii, HTERICIS T % s O Hih
IENEROFAMLE) (v VIEE) 2 MW THREE LT %, J-REIT e Ml fe2aL, iids
Ml e L R LT — 2 b RCHAZEZ b H, AR Wit 2 & ofEaT
ik I X e~ R =y 7 HRETH .,

T — AN DI 5 L ZuRHii, AR FE R SRR A AR FE 8 TR R A~ —
ATHY . REPEMIEA > 7 v 7 213G ik ~— 2 diGRHiffis STt ~— 2 T
B2o INTFIENDEIT D & SR, HAEHIHAEEIIEINTE), [E2E REhE(miS
YTy 7 AR KOMERHI AR FE S, TR RS I N = 7 s L e D,

X6 2 HiE, BEN—ATH LR, Mgk fet, BEsHnfiks R R C & o
HeB 4% —07. ARHEICHEE U 7 G a M il e 20 35 [~ — 2 DA FEE L [7] C &L 9 (e~
—ANTHEAT U THER T 8k 03B T & 5, i Ml FE R E Rl S C L o8 e
FIZKWEBZBND, £, 2015 FFLIRIT, 5 |~— R L HGRHli~— 2 O Tl L <
HERB LTV o, @l orRaliia o OB 2 L T DR EOTERDEZLDND,

1.8

0.6
0.4

%) ) @ «© @ ™ ) @ @ ) ™ @ @ @ 2 ) )

< « @ X @ @ «@ < x L < < « X @ « 2

x o ¥ ) < = ) o S — N =] < ) < = o0

- - - -~ - — - - -

8 8 8 8 5] 8 8 5] 3 = 3 3 g 3 S =

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

Bl6 flitstaskd b

Shimizu etal. (2015) CIEFE S NG HMlfifs fadu L, BORHYE, &7 L—v—, —ik®
¥ WL R REEFROBENBRLSKROE, AALEHTLIHRLmMEE) LTEELR
LIEMECHD LEZ D, BT LTE, TGO OB e E @A L T\ D7
b, TR RIS T D REEMNH 5 2 & Hx ORBPERRE T — X 1T S
WNWZ & BE DI I SO T ARSI B 2 AR SN D 1= OB DHEE, AFE TOH
a2 TEDZENET bILD, EROETETHE~N— A B ik~ — 2 Offikgfadi il

-34 -



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

Lo TOWEREEABIER A ORE (5O S, A—M) 12H 2REEL U7 itk
BLroTnWbHEEZD,
TS LTiE, #IoMRIZ L - TE REIT fi0EAIE LHE03H0 2 L. fiime
MRS OMAMEZ KB 5 Z & EERORBET I OV TRHER R G RO TH D Z L2
HFons,
TRl ~— 2 DAEFEE DN B PETT S D X T —Z72 2 TV D NS HOWTIE—E DOBFFE A D,
EPETT Yy & ARy & OB RIPIKAFNER &2 LD FEICH S L T BEIR B 5,
L7eo T, EROBEHE~— A, BG It ~— 2 Offitgfed, SEHEEL £ ofhofsiE%
B, TNTNORITEETTZEE A D Z &0, THEREIIHET 5 L THEIZ D &5
2%, U LZBEMTHLETRLROILENFRD,
o FEEMSGOLLZ AL L R - THIfE . 2 720 DfsIE & LTI, EEHH T i
TFREIRET] ) > MBS EE ) (RIS AR TAR ) 72 & DI TG @A, k& O S THEtE &
L CHIFHATRE T o 2 AIREMED & 5,

® PHEABIEENS T, REIT HiEOEHREZ MO TAIRMED mWREEORRE S R TH 5
TEWRENTL, TOX I BEIE, KE. BARY — F LTI, Bl &%k
DETHHZERRFEED LTV D,

® REPEMGERTTEORR L, REPETLZIRY &Ly 77 =2 OFERMPED b
NDHT, 2RI, WRERTRIEE O/ N S 7038 LUWMEBRONERL S N D AIREMED S < 72 o T
HQAYR

5. #ER

AAROAEET L, FBEHT, 08— LA A — RIBEWHSRTH DL L -T2 &
MU LI SN CT& 72, Zhud, BAKRE ORIE L RERERS O L Wo 7z —ooRTE
ko THRfisan T b B2 D,

AARREE OREE 1L, REVEDORE IS TERE S BRI TunianZ L Th b, Bkl
T, REPERLEORS IS AR SN DON—RATHY . ZD L9 RiEHRE VTl
SIS MRS TR 2 f2 T 2 2 < ORMISHAFEL T D, DX D RIEE IR TL
F o TV DHCKDOEEF 2 EN DL, THEHRPR SN2V HENRETH L Lo TLES &
X, BHICTHETEHZEThHD,

RENETSGORMEN DTN OB L X, AEPENRD [RIEOMITAE LRV V)
BMEDNDAEEND LD THD, 07, FEFEMS ORI Z A BIE L LS 5L,
A E RS A L7 U e D7, Z 070D E B AR A e BRRR AU 1% O ERME & G R
IREARR B L T2 B,

LU, AfsO—@#HOEHEN O GEfFCX 5 X512, bREICET D REEE AT 5
Blo7 — 2 HAIImicm L L. 2L OFRAERICE > TER S TETRY, #HAT

-35-



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

L EKEDERISEDIFEL TND E Vo THIRE TIERY, ZOX )2 T, £h
HOFEHRE ED L IO LR L TONRITIUTR S0 DN E Wo T2 Z ENEEICAR S,
THHRA 7 7 O & HFE T, eI Dm LR 5N TWDHDTH D,

6. . DHAEOFBHEFRBREHRORR

6. 1 {EHEIHER
=1 fHREHR (ER)
vl AEA FRAEY A JE#A BRAAIRER
R Hfi A= ES RS GiEe) PR TE A HF1E 1970
HufRf A FRIENT IR PR TE A HE1E 1975
FEFERLEE AR EBUT A EAMAS A 1E 1963
I T PE RS AR DELIES] T E Mk 3 1950
B E G FERL - ARVEE I T A E A 3 4R 1994
TEATS
REINS Market Information 4 [E 5 & i@ E i H K 2007
WS s (REIFEDR IS
FEHE)
AENFERL S | M 17 ES RS GiEs) A | ilfids PO 2005
SERF - fEE il LOOK L7R— b ES RS GiEs) PR DI MU 2007
RENPEZESFHE REhEREHEE T > B CEY) ARk 1989
57»_.
v vay c BEEETH ARERERFEZERT Bk CGE%) Ak 1988
LrEhm
REEMIEES (FE) EE S el ) B Mg (~F A 2008
= 7
T RS Fe 4Kk H ARG ERFZEHT e G5 HE2[E 1955
RENFE AR H AR EERT T T Bk (Ve AR 1993
(1B : FGHEEsIER) —hkE—2 2
850
IPD/V 7 v— b AREFEE V27— MEEFWH  BGIMERE (K Hk 1986
8% (RRPD) v %=—, MSCIINC. =y 7%
FE~Y—ry MM UT Yy  BARREPENZT. 7 fE 550 20| 2001
7 A v RR—2L, Froea
—ARlL—3
LIFULL HOME’S PRICE LIFULL ~F=v 7&K AKX 2010
INDEX
J-REIT RENREAMIFEFEEL “HEK R T A ME BGIMER (~F Bk 2002
HERTZERT = 7¥aH)

-36 -



<&EMTEMBERtEUY— To4RHvParR—/— DP2019-5 (201959 A) >
2 fHRER (L
R a4 B RN AR A JE#A BRERRE
LR B i /AAN ESRRYSiES) e F 1| 1970
HfhFR A FRIE T IR B TE A HE 1\ 1975
FEAERLEE AR EBUT A EAMAS A 1E 1963
[ T PERL SR A DELIES] T E Mk 3 1950
i FERL AR S AT A EME 3 g 1994
TEATS
iGIE ] ES RS GiEe) s | iffids PU-HT 2005
T A=V —F H#% BP # B ik A 2002
£ - ek ATV FE SR (PE3E A ARREhPERFZERT EEMAS CE¥)) 210 1955
Hir)
RENPEMETES PaER  ELzomd WAk (~F= P8 2016
AEHPE) v 7 650
J-REIT ABhpEMitsfEE  =HHEAK T 2 M BEMEK (~F= @Kk 2002
WERFZERT v 7 650
FTAARATTA AR A KRIARBIFEREE PorAmfE (o~ F=  PUEH] 2002
T T A g3
Hiffi LOOK L AR— K ESlR sk ZEhEhm PUH] 2007
6. 2 EHER
#3 SRHMER (FE®)
gl REL FRAHSRY TR B BRBRRE R
HEE - B ERHES EEEHEMIG ¥R TSR H % —
AR
<~ vaYFEME (R ARMEEAREER EEE #2[E 1989
e EHE) ST X —
HEEMIES (FE.,  REERHR i 4 Ak 1970
FFEORBRF S
IPD/V 7 v— b EAREE VI A— R MEEFWHY ~F=v 7R HK 1989
8% (RRPD) s=—_ MSCIINC.
~rvarERA YT Ty bhh—A, ZHE ~F=vZEEK F4E 2009
v 7R KT & AT
2E R H AR EERF AT FHEEE (BT FK 1995

-37-



<ERTEMHRtE 5 —

F4RAYL 3 R—/3— DP2019-5 (2019459 H) >

BE R B EMAS ERHE B ARREERFSCET FEER @) HF2E 2013
”
FE~—r v b 7 BERREENIEH., 7 ZEEEEZMIE  F2E 2001
v 7 A (Va0 v hiR—Ah, ez
—RL—g
J-REITNOI 5% SZHEA R T A RERBE NOI (~F=vy @k 2003
TFZERT VEi=r:9)
Fz4 BEEHER (71 R)
gl HEA FRAEY L8 JE#A BRAAIRER
- =7 N B 5 Yy S N FHEEER . Ak 1997
¥7)
AEE R H AR B ERFZERT HEEE Ak 1995
FETERGR R CBRE FHRAR SR (R U 2013
E)
IR Rt E AR SR ZERT FORERERCE ] 2005
¥))
FT4 ALV AT ZHETAT— =y HHERER(~ DU 2003
v 7 A YA FEBERF AT F=v 7§55
PR ERA Ty A~ 7 AREE  BFHARER(~ U 2001
7 A MARRZERT F=v 7§55
MY — e AMiE  BARET ISR Mk Ak 1985
il (FHITER) b )
SHERA T v 7 A WA~y 7 AREE FHERE M TUEH 2005
MARRERT EE(~F=v 7o
a0
J-REITNOI 53 ZHEL T AME NOIL(~KF=v7Z7 @8Rk 2003
WERFZERT 550
R EE DI WA~ 7 AREFE i PUE] 2001
WABFICHT
6. 3 MREEE(Alternative Information)
#5 ZTOMOBR (ER)
il REL FRAES L8 JEIHA BRAARER
T AME HUZE REIT $554 HORERT [F FElfA%E CINEY  Hk 2003
¥7)
SMTRI J-REIT Index® EHEK R T A MR RMERE ONEY AR 2001
WERF T #%))
FlE Y FEEREFHRE BFF  BAREIENFIEHT BMET o — bk 4F20E 1999
FlEl Y G R R Y (Hp gfiE)
JREIT 4 774 K+ ZHEKNTAME ~F=v 7K HIR 2005
FyvFL—h WERF T

-38 -



<ERTERMMEtY4— TasRHYP a3 ~R—/— DP2019-5 (2019 £ 9 A) >
AJPI  ( ARES Japan ARES (REIFEGES{t. NCREIF & (NEE AR 2002
Property Index) £ > 7 & ) %))
/%y B X IVHAES
AJFI (ARES Japan Fund ARES (REJFEGES{t. NCREIF & (NEE AR 2002
Index) A > HL/FXE W) ¥7)
ZIVIRE
fEE~—ry b U7 BARTREESSET, 7 FEEARIED@E F2E 2001
v 7 A (5 v MBR—&, e a EHE), £ 10 7
—RL— a3 FIFE] Y (A EAR)
s & BEORTE EBA s A 1| 1957
REERG S - mfE E W54 - mAEs A 2005
7t
REhPEETEHE REETREHEE Y o BTHIRER . Rk 1989
B — RS2
A b v 7 AEE - LHIEERE WEATE R P 5 4 1948
2. 7R k.
B2 s b ma e W seEE SERTR AR FE1E 1991
)
~ Ul a v ERMGE  REEEREIIEET T, FRE AR 1988
] S, WRFEH) H 2
HEELE TR A EE e i) % LimfEasat Ak 1950
BESEMIR ISR R A EE e i) REME, P, HI 1951
PRI
BT HRLERA T I A, KA REE=S/N) A —
2 (EE) M, B
IMRRIEER
MO BA-ERRERTEEO AETHEDELIE RSO EE RV —
iy S A S
FaEL REYEETI DI FAA EEEMEWISIE FEESFEE~D F4[ 2016
WA s T r— b
&6 TOMOEHR (74 R)
gl L4 FREHER R B BRBRRE R
1B AMiE HGIE REIT $54% ORI BEliFA%E (INEE  4#H 2003
¥)
SMTRI J-REIT Index® “HEKX NI ANE BRINGEZE (nE B 2001
HEWFSTT SEE)
[ E) REPERCEZINAE Wits B AREENIERT HAZT o r—  4E20E 1999
F[E Y PG FE Y (HrfE)
JREIT %% v 7 L—F ZHEKXFTANE ~F=v 7K TR 2003
HEWFSTT
AT TA R Fx T ZHEKFTANE NOVEME PO 2005
L—Fk EWFSERT
AJPI  ( ARES Japan ARES (FR#EhpEREZR{t NCREIF & (NEY:  HiR 2002
Property Index) 1 > 71 & ) %))
1% v B X IVERE
AJFI (ARES Japan Fund ARES (REWEEFEZA{t. NCREIF & ON&E¥  Hk 2002
Index) £ > A L/FvE W) %))

HIVIEE

-39 -



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >
mBlE (Gt Biokat EHA BB e a3t F1E 1957
)
8 RENERSI 4 - mAE  EmE S - miEs Ak 2008
(F7 4 R) #t
RlhpETe H R A AR AgEET B a8 aEt 1| 2000
sl (& ZesiEE WA~ 7 AREE 2= ERDE I 2011
i=9) WABFIEHT ZRIE R
A kv BEW A o 7 ieEE BEREE FER AR AR F1E 1991
NEDIHEFREWY)
AECLHE X by BARTREENICHT PRI AR 1R 2006
A7 4 AT IV R A~y 7 ALREE GEHERMEEFT 1| 2014
A BIFE
ANy Ik BEHE TGRS Eiomd * LEfEast Ak 1950
it A1)
AR (F ELEy .. P, AR 1951
AT PRI
R 23 KORBIEA T KL PR EAEAFT A1\ 1986
o4 A E TG ED R R
i
F7 ¢ AFTHRMHE R PA~w 7 ARBFE FORMHERASE 1\ 2003
A BIFE
TN T v ZEER = REE INEEEYY A 1997
Z (&
- WA~y AREFE  INET EE 2012
A BIFE
F5 () FH7UV—Lr NAK VA~ s AREE  BFIHIN (FY) VU 2002
WABFICET
EEOM S ZEEE{ER WA~y 7 AREE  22EIEERES U1 2011
() WABFICHT

- 40 -



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

SE X

Abraham, J. M., and Hendershott, P. H. (1996), “Bubbles in Metropolitan Housing Markets”, Journal of
Housing Research, Vol.7, Issue 2, pp. 191

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

Brown, J. N., and Rosen, H. S. (1982), “On the Estimation of Structural Hedonic Price Models”,
Econometrica, Vo. 50, Issue 3, pp. 765-768

Bokhari, S., and 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, Vol.45, Issue
2, pp. 522-543

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

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

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

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

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

Crosby, N. (2000), “Valuation accuracy, variation and bias in the context of standards and expectations”,
Journal of Property Investment & Finance, Vol.18, Issue 2, pp. 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,
Vol.42, pp. 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, Vol.19, pp. 1659-1714

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

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

-4] -



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

Dubin, A. (1998), “Predicting House Prices Using Multiple Listings Data”, Journal of Real Estate
Finance and Economics, Vol.43, pp.401-422

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

Epple, D. (1987), “Hedonic prices and implicit markets: estimating demand and supply functions for
differentiated product”,. Journal of Political Economy, Vol.95, Issue 1, pp. 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., and Webb, R. B. (1994), “Value indices of commercial real estate: a
comparison of index construction methods”. Journal of Real Estate Finance and Economics, Vol.9,
Issue 2, pp. 137-164

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

Geltner, D., and 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, Vol.15, pp. 423-445

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

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

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

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

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

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

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

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

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

-4) -



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

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

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

Han, L. and Strange, W. C. (2015), “The microstructure of housing markets: Search, bargaining, and
brokerage, in: G. Duranton, J. V. Henderson and 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,
Vol.16, pp. 396-410

Haurin, D. R., Haurin, J. L., Nadauld, T., and Sanders, A. (2010), “List prices, sale prices and marketing
time: An application to US housing markets”, Real Estate Economics, Vol.38, Issue 4, pp. 659-685.

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

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

Horrigan, H., Case, B., Geltner, D., and Pollakowski, H. (2009), REIT-based property return indices: a
new way to track and trade commercial real estate.

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

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

Jorgenson, D. W., and Griliches, Z. (1967), “The Explanation of Productivity Change”, Review of
Economic Studies, Vol.34, pp. 249-283

Jorgenson, D. W., and Griliches, Z. (1972), “Issues in Growth Accounting: A Reply to Edward F.
Denison”, Survey of Current Business Vol.52, Issue 4, Part Il (May), pp. 65-94

Kanemoto, Y., & Nakamura, R. (1986). “A new approach to the estimation of structural equations in
hedonic models”, Journal of Urban Economics, Vol.19, Issue 2, pp. 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, Vol.87, Issue 5, pp.
1115-1138

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

=43 -



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

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

Knight, J. R., Sirmans, C. F., and Turnbull, G. K. (1994), “List price signaling and buyer behavior in the
housing market”, Journal of Real Estate Finance and Economics, Vol. 9, pp. 177-192

Lancaster, K. J. (1966)., “A New Approach to Consumer Theory”, Journal of Political Economy, Vol.74,
Issue 2, pp. 132157

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

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

Poole, R., Ptacek, F. and Verbrugge, R. (2005), Treatment of Owner-Occupied Housing in the CPL
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, Vol. 99, Issue 4, pp. 729-752

Quan, D. C. and J. M. Quigley (1991), “Price Formation and the Appraisal Function in Real Estate
Markets,” Journal of Real Estate Finance and Economics, Vol. 4, No. 2, pp. 127-146

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

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

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

Stanley, M., Adair, A., Louise, B., and Webb, J. R. (2009), “Pricing and Time on the Market for
Residential Properties in a Major U.K. City”, Journal of Real Estate Research, Vol.31, pp. 209-233.

Stein, J. C. (1995), “Prices and trading volume in the housing market a model with down-payment effects”
Quarterly Journal of Economics, Vol.110, pp. 379-406.

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

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

Shimizu, C., and Nishimura, K. (2006), “Biases in appraisal land price information: the case of Japan”,

-44 -



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

Journal of Property Investment & Finance, Vol.24, Issue 2, pp. 150-175

Shimizu, C., Nishimura, K. G., and Asami, Y. (2004), “Search and Vacancy Costs in the Tokyo housing
market: Attempt to measure social costs of imperfect information”, Review of Urban and Regional
Development Studies, Vol.16, pp. 210-230

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

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

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

Shimizu, C., Takatsuji, H., Ono, H., and 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., and 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,
Vol.3, Issue 4, pp. 351-368

Suzuki, M., S. E. Ong, Y.Asami and C.Shimizu (2019), “Long-Run Renewal of REIT Property Portfolio
Through Strategic Divestment” Journal of Real Estate Finance and Economics, forthcoming

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

Turmbul, G. F., and Herberte, V. Z. (2011), “Why Do Vacant Houses Sell for Less: Holding Costs,
Bargaining Power or Stigma?”’, Real Estate Economics, Vol.39,pp.19-43

Witte, A. D., Sumka, H., and 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, Vol.47,
pp.1151-1172

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

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

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

7 - THARTA(1993) TRz ds s 2 il pcBlam & H Bk OprsE) TEmfEes] 5 2
& pp. 58-61

=45 -



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

F BB - KT - PR (2009) T&RERLH] & 70 ) HIEFIZHR THMEBOR &bl
BEEL I R FTIY, pp. 329-371

FHRRIE(1981) [AREES EREMES (7 3Thi) J Bidsee P,

BARN(1994) [REIEFTSBLOHGRE IR & hSriffi) [ L] 55 13 %%, pp. 12-23

IINHRIBIE(1964) TREhPESR EVEMRRL] 2 EINBRIES AR,

FHASE - RHEFL - FIRAN - IEZHEHE - HKT502019) TORENZR T 5 EEXMiilifa 5o
VERFIE DR | MBA TR RE RS EY —% v 7 ~—,3— 2019-WP02.

AT - /NP - TH/KT9A(2002) TG 2RO & 2 Ak B%E A TV N T i E R (1 Ak
R OBEReE ) TREEERRFITSE] 55 10 425 2 75, pp. 103-134.

THKTEL(2004) [AREWEETSHT] S8t

TH/KT5A(2012) [ANENPEHE R 2 B 0 & < ot OFEBE(No. 2) « ANEIPEMAK G & NEEREE
filfiks: ZE8h 4 D ABPETGHICHE A D Z LT TEL00? | [REERE] 5549 552 75,
pp- 24-35

THKTILQ015) TREERBIEMASIL & D X S ITHETIUINN D)2 | [RFFIE] 5 66 B
3 7, pp. 193-208

TEKTHL2017), By 77 —5 TR AREPEMSORE D )7 [HEpEFaEE] % 120 75 pp.
45-51.

THKTEL(2018a), [ARENEMTS ORI & NEVFEBUR ), AEIEBCRIFSHR [RBEERE 7y
Brl 551 BRI, PR RTHEE, pp.8-41.

TE/KTHL(2018b), [ AEIPERGE /34T LI BORMFFEORYE — [ HHEE | & AERE S 04T
— 1, AEFEBCRMIZCSHR [REEBCRIMGER] 55 13 BT, BUFERGEIrRit, pp.134-149.

FEAER < VE/K T4 - BEARHERE (2019) TRRETAE LA O ZET — & 2 RN - MMM R D VERL
BHERRIERESHYETY — X /' ~—/3— 2019-WPOI.

R — - JHAKTEL(1992) THAT T P& Rimic 300 2 Hilim] & 2 ORI TRUELHR] 5 40
B 6 7, pp. 6-12

PEFRNEZ(1995) [ B ARDOHYTOWRE D H] b £EH.

VEANEEZ - TEKT94(2002) THUMIEROES] , EANEEZ W5 [RERETS ORI HHT] AR
R TR, 19-66.

AEFHEPES « (LATRERR(1992) TEEFEHIT 351T 2 ZEFEFARHI 2 HU o> s I S\ FF 95088 26
27 |8 H AER T FHE P i 7eam SCi] pp. 127-132

B SR - (LATBERR - LHREE(1995) [THGT — 4 2 W3 - 5T 2 il ekt
FJOEEEIR /54T T3 30 [B] B AR G H P e sEim ] pp. 529-534

AE SRR « [LATREAR « LR (1999) TSR 7 — & & 72 BOER e v K /2 36 1
% HAMZS B 04T [HRiEtEr] 55 224 & pp. 56-66

HEE— - W T - BT - EREEL(1992) [HHBLH] OBF7E — T ERA B [ERS ik &
AAROBUR—] AARETREE ¥ —.

- 46 -



<E@mFEMMEtE 49— T1RABYI32~R—/3— DP2019-5 (201949 ) >

LIRFEAF(1993) T HHIGEIERTRR O BRKS RIS OWT) TEEEEsR] 25 3 %, pp. 37-40

-47 -



ERTERMMARE2—
T100-8967 HREFTFHHRXEYRE 3-2-1
TREFBTS 758 BT 150

TEL : 03-3506-6000 ([N ## 3552)
FAX:03-3506-6716

URL : http://www.fsa.go.jp/frtc/index.html



http://www.fsa.go.jp/frtc/index.html

