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e S EEEIRRAEZ =Sk

— T (KR D — 2 AT D L LT—

25

MM ZRETH O, FHBEIC & > CEMliSAN R LS. A Vo - Tu—F,
2=y b7 =F Iy bTEy b TTE=FITKD ZERT B 2HNEE L
7. FEWIE, DCFEED 1 #4720 ¥ u b 6 il sk 01,745, 5/ & k&  Bls 7z,
AV H L7 Ta—F IR T, B5ELE 8 FERNERMEL, v—r v b7 T a—
FIIEHETH 5 L WS FEA B 2 MR R OBERICEBIAA S, G-I H I K - TR
Sh2 T A d 5. HHTIIMEMEE LB EITCES L SN, DCFEIE A0,
M&ATIIDCFH, {537 & DIEN IR E ORGP R L Fk A FEEHW NS,
7V Z MIERERPDCFEAMBIZHV S, Penman 219 2 5 EI3FH TO
PR 0, REMEFMIEY A T 27— THD, HIFIIZZOMIZH B L nbh
LT H 5.

I. FUBIC

EMEREE b K URHIAI LT H 5. REMMREE I ZME TR &0 5 Bk T,
Fs GBI CME T REZ & DICERE § % V8 & AEE O aE 75 & MIE IR 25 0 PER 2K & T &
LEVIRFKDIHGE KT E B (HA, 2008). MIEATREZ MMM ISPREL T %
BAMEFENERENTED, ThZhO SIS MERSRICBEEOENEL B
Zehb b, DEMEOUE GHi) IM&AREN L EL L DBAEICLE LIS, |l
EHEIZ K - TR 2 WERERICED LS ISHID T RETH 5 9 2.

ARTIE, =2 (KR OBAEFNC L D, WAWA RHIETTAIC K 2 HERROEN
EMSIZL, WEINECNES 2682 ERT 5. —EMra il B0k,
OFBR21F- 4 AIZ T 24T b 2 IEHIAREIRE (FF) & 5e 4 T 2L 212472 0 =T Ok
RABEAARBPEDORR NN U 72728, =it OMAM 23 FHEHZFHI 2 T s, @F
K224 3 ARG & [EEEABPED R F RN IZ B 2 ZFHEE | (RSERFHEHE20)
P E Tz, ZEMNIEREAEL RRIRATI2ANERED1OTHD, &~
BPEDQREAEH 2358 2 T g, @ =2/prid [ RO FHRHIZBE§ 2 %] (P10
3 ASTHERSE3 S, RSO FBATH 7 H26 H 8T, (LU [ Lt f vk
VD) ISk D FEMHEREA FRHII L 72, 23U KD, PRI 3 H NS I b O IReill &
Ffli A% U< 2o 72728, RSEMGEANE L9y, KEDMHIZXS.
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I. ffMEFFEDSHME

BRI & 0 & DZEMIE & WS FIEED T h 5748, DIEMIE & B EMEIE FReoB
fRIZHDHZEEMIEIZL THEL DEIDH S,

A Al — A AT o = Aok 3 Al f

BEMELZ DV TR & Rl 2B IR TH 2 LB A 5N d 26, EiE 2z
T35, FEMIIIHRTMEANE TS 2L LRIFTH S, DM E S 38T
fifil 2 k45 Z & & By, ORI T & R ZEfllifil & Bk MMl 2 297 L & BEISX L
THELT, ARTEMBT L ERELMNITIZ LA, ZORENT, AR RE S kM
T < ZEME & VW S EE A v 7z,

MMM O 132 < OGRS Tnb,. AN DL LTIHARRSE
T TRZEMERHG 7 A F 54 v GBSO, FR199E) 6 K OHUNSZET TR RNk
W B LIRS T A4 F T 4 ] CPRR2LEE) b 5. AR S rzak i A
HBIREAFCETOMRIED 578, KERIZHEAE S Z &0, [REEREHE T 4 F 5 4
YIRIE, [HA P4 7] &) IORENLFHIET (X&KL ] OWDTHB.

XE1 (44 FI54 Y] Ok

AV T T Ta—F =7y b -T7TTa—F oy b7y T TE—F

TV = Fyy o 7a— | iR, RS R | SRR, N
i, FRSBITEME L, PR | ik, BMEG L, B4k | (IR pE k)

vk, WYEICEE, FIEEE T
B (EEETHE)

[ 4 F 54 V] TIRNEMEREHEE XhTnbh, EEFAEME TR, BRI
EOFHHZ DN TARE TS, BRFMEORIE F IS, ONEME %KD TZZ»
5 BEAMIfE 2 bR U TR MMM 2 B 5 LS | REMISRR MMl 2 SRk & 5 51k, @k
Al A BRI R B, & H B,

(X1 IR U3 I 55, A v hs - 770 —FDTY— - Fyryda- 7
-3 (LT, DCFEE WD) Xy b 7Hy b - 77 a—F (i, Rebiii
BEEE) BN L ETH D, ZOMO BRI ETHESEN G TETSH 5.

2, AV I LT T —-FRIRO T DO FNIESNTHES 52, v =7 v b
T7ua—FEry Ty b 7T -FIFMERRLORIN TR 28D TH D, FRT
HWZ L, LERST, A Vvhs - 77 —FI2R3EBE, Fkdryia - 7u—0
Tl & PO BMELRERPADARA, PHNTIE PR, KEMEO PHlZE &
bHoTHHIC K S,

ARTRIAA P54 Y NIORENZFETEIC X > T ORIl %z R 5, 7 —
2+ ZAT 4 THDINE, HERIIMMEIE A0, BEHEIC K > CGHiFES W2 IZEZ L S
ERL, aHIlC I AEERE A ETd 5.
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I. =zt OHRESME
— #1320104 3 A ET - 212Kk 5.

1. 4>hL-77O0-F
ZORETHWNEZ 7 — (7)) —Fyoyvagu—, EEFv v 2 70—, Y,
FIRE, REFL) FZTHIEAHWZRETH B0, REIBHIZE > TSRO TN A HE
THhD. PHIEIZR AT, ®F544E (2006 3 H1~2010/ 3 M) oIl GEAMT-) 2 H
W5,
1—1. DCFi&
DO7V—-Fyvy¥a7gua— (FCF) &AMty
* DCFERIRD 7Y — - F v v ¥ 270 —OFG|BACMMEZ KD 2. JHAIE U Trdledi
EENTEE T2 55 70— OGS 2 E5] < 28 (TaC a i), MERRGH O FHNE R
WBARTRETH 525, FHia L TIREWIE 5 F2KFmIc Pl (PR, 2o
Bid—w e e MkiifE) +2 22420 (Pt b k). Lo L, THHE S 4, &
Bl 5 9% & ¥ % &AM 5D 2 EAE TR RAME21. 6% , MG MiiE78. 4% T &
D, REMED 22D O 5T T RHABZOFCFmICIKFET 22 L1055 (HA,
2008a.). Z ZTAMTIE, MRWHAnifEe L Catlld 5.,

a) ERRyA b) TR A & Ao it e oD B
FCF, FCF1 & FCF. . FCFaa/r
_Z (1+r) Z“ (1+r)! (1+7)n

1) FCF1/riZFCF% —EL LIHaTh 5,

VRS, r EEE AT 2 (WACC), ¢ -
- FCFOHEFHZLI TO L B .
FCF=#%¥%v vy 2 - 70—(CF0)152,130— %%+ v v ¥ 2 - 71— (CFI)107,472
=44 6584 i
CFO="82EFI1:£153,860X ( 1 —FZhBE=R0. 4) +-Jakeflfi i K159 ,814=152,130
CFOIZ7E - f&iMe, WHENERE , B AMEFS 7 & MR A DRI 2 Ik % O A BRI 72 58,
HEEEARITFEIC LS TRELLEHL, Fv v 270 -0FH 2 KX SHE5, T LE
PR L & P S RBIICIGERE S 8 Th 5. 22T, AR TIIEBEADZER) %
SR U CEHI 5.
BE%E* vy a2 - 79— (CFI)
=fEH A T 7 B PE (I ) 8940 , 458+ A1) ¥ PE (FEAIG ) 897 , 1254443
2 OO B (A BE75-H IR fE 1259 ,814=107 ,472
ZZ Tk, CFIDEREIZEBWTHE - BEEEEEOMIC [ Z OB A
7z, —ICIIINA 202y, HATI [HEZ oo %] OBEIEREIC K T 5 S50
HEE S, EENICEZEEEE SRS 2 o it g 3 5 23BN Th 5, &
EOMENZ kD REZOMOEE] #NA 5. [REZOMOEE] 32k TE7
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b Ta—OBAEL Y - T —DOEANRD H2 6, BHMIZRE, B - EBEEE
BRERE T 2CFIE LA e [REZOMoEM] £ 80 CCFIE LA LIZkE
BFETEN, MA B ZEICXDCFIOEFN DAL B2 0H 5. £, AFEEEE
A DR % bR < AN S A EEEREICIRE L 72, DCFEIZB W T, HE3IIREN
BEEREET 25, LHIANOEEITHIEHRE TH L EL N5, THUZERSL 72,
- FCFOR E=

BER g IO TE, ThENKL ZWHEENRST 2 HED 2 Hikd 528, mihET
BT 5. FCRISHEAMKT 2123 H51#E r &2 (r-g) ICEEMZ 2. REFEOHEEIEIC
13, Damodaran (2008b) IC kB EDOF — &2k B 5k, 7370 2 N PHlZHWS
W, T7 VR AVELNKIZHDSFHEERDY, 77V B AV ALK B EN RS
ETHBLEL TS, 77V AV ZLIIZEBHED 1 DICHTHERER (sustain-
able growth) #%FTH D, ARTE ZhEHKHT 5. HENEEDSIE 5 -0 Fifgnl
BREREFE L CWADTEDOKIES. 63% % ZDE EHW 5.

g =ROE CH Ik EEA) X (1 —HBYMmn]) =3.63%

@D A g & FE 5 Al

DCFZ CTHW A FCRIZ BRI AT OFCEF 2 Ay, RO HE M ICIZFCFOAIHIC
Hik L A WBIE S, ARk, W82 o, HEREE H 5. 22T, ThodE
ZIEFEMAEPEL L CDCFE TR 7= M 2 5. DCFETHIE L 7= 4 3 fil %
A & SR AUL, DR = g I, L%, HADFEFTIIIE
HEMMWAEMNMA S ZOHFEN ENTH 5. FCFARR U TLIFFEMBEICRELELND
% 2O0DRFEARINIEWA L, BT — 2 TEBEISHIE T 2354 T & JEd 20l %
FREL VK& OTEEAREL 2D, PFIERICIEE 2 < BIFMEE LT, #Hiieo
B D AR % 5. RERFEICKRANTEMEE* 2 < RAETEHEARHEICBVTIZ
D DBEED N,
@"AITZ

« R—4 I TOPIX 607 H~X—% (2005/4 —2010/3, HRESEGAT). 1.46

AT 7Y —b— 1 1.42%, 105PAIFEfE (BragtEmim b, H AT 244%2000. 4
~2010. 3 HXAImIE) .

U2 TV ITAIHARG6.9% ([MRRXV 22 - TV 37 L5540 < B
Ibottoson Associates Japan, 2003)

AT 2 b (BE5I#R) ra s 1.67X (1 —0.4)=1.00%

KRR - Bl RAR A% 54T

CHREEART Z b (CAPMIZ X %) @ re=1.42+1.46X6.9=11.5%

- NESFE AT Z b (WACC)

2010/ 3 ARBkAMT, 530, HAERATHE RS, 388,099, 5008k, HRAFEMiFEAH2,123, 791
M, 2010/3 K  ARTFEREL,753,820E 1M

WACC : 1.00X1,753,820/(1,753,82042,123,791) +11.5X2,123,791/(1,753,820+

2,123,791)=6.75%
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D1 A& D G-
CREEZEL BWIEA
WFEMEV=FCF 44 ,658/0. 06754k FAMifti359 , 903
=661,600+359,903=1,021,503& A
NG © BLETHS175, 159+ E A liREZ%184 ,744=359,903 5 /7
HEEMEE =MV 1,021,503 — & f&Mift3,048,842=0 (0 M/ 1 #)
CREEZET LA
EZEMEV=FCF44,658/ (0. 0675—0. 0363) +JE FZAMi1Ei359 , 903
=1,431,346+359,903=1,791, 249 /i
EEAMMEE =51, 791, 249— A EifE3,048,842= 0 (0 [/ 1 #k)

YHIBESE vy v v 27— 107 ARZA T KREVWZED 7)) — - Fr v aT0—
244 658 H M E/NX L B, BRFEMEA X IZE>TLES . WESFv vy T70—
13, BURER & MRS 2 20 O & Th DIRIEIE T & T hkawyy, REEMIZII S
THP N TW5 A, BRNAFEERIIREh Than, FCFORDDITHESE v v
Va7 u— PRI AMOEEF Y v a7 u— (CFO) 152,130 TEHEL, REEFE
LTI RLMREMEA T T 212K 5. 72720, ZOFEFEYTIEHRDT [XE7 ]
IR L vy,

ZEME V =CFO0152,130/(0. 0675—0. 0363) +JE 45 3 AMifii359, 903
=5,235,864
FETAMME E =005, 235, 864 — B fEfillifid3, 048 ,842=2,187,022(1,575. 51/ 1 #k)

1—2. :AER#AEMIEZE (Adjusted Present Value, APViE) 5
APVIEIZEE 2 200 EUE L 72354 O M E 2 3K, I ARSI K 2 MiBidlife 4
ABHETHB.
FCF N E
e Ta
TS/ra (BB ROMIME) = (0. 4 X Effi T 2 b raX BfE) /AE T 2 b ra=0. 4 X FfE
=0. 4 X 13,048 ,842=1,219,536 G i
B Ve LERAOMEERART Z Fradt LIS,
BENENE LA DNR— 4 B,
Bu= 3146/ (14 (1 —0.4) X (£1H3, 048, 842/kk T:% 41,306, 222) 1 =0. 61
re=1.42X (1 —0.4)+0.61X6.9=5.06%
A3 =FCF 44,658/0. 0506+ &ififlife1, 219,536+ I H3EMifE359,903
=2,462,008E 1
PR T Alfif = 7 A2 , 462,008 — B & fifiti3, 048,842=0 (0 [/ 1 #k)
BCEITIE, WIREE D 2 b APERR U R UL s 6 Ay, HERHIREEC D X e 5.
CREEEBET 50
AN =FCF 44,658/(0. 0506 —0. 0363) + HiFiflifE1 , 219,536 +IF F3EMifE 359,903
=3, 122, 937+1, 219, 536+359, 903=4, 702, 376 G JiH
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FE T A i = {2 fliid4 , 702 , 376 — B &AM 53,048 ,842=1,653, 534/ Ji 4 (1,191. 21/ 1 #k)

1—3. BRAEE
5k E S vbh s, HI5IEEAEEDO—DIZ0hlsonE T L2 % 5.

RI
E= NA+

Te

NA (net assets) : fli¥ e
RI(residual income , B 4FI2%) @ [EERREX (1 —0.4) — (FREPE— R 1) XWACC
FRAIEE (RD EREEANMMMEE 2 vbh b, (RlUr.) 13FERFIROBAEMME, T4
LGN IMETH D, OhAMMETE H 5.
A —2Tid, BEAMIEHDETDH 5O THREZME L MO & 5.
M= (B 3EMIAE153,860X (1 —F2hBi=R0. 4) — (MR pE4, 355, 065 — MEFI] 7 f
1,295,022) XWACC6.75%)=—114,237a JiH
MR fiE - BUEREES, 048, 842— |+ Fif&l,753,820=1,295,022
A E RI/re=—114,237/r. 0. 115=—993,365
BR ATl = HEE E L, 306 , 222+ T35 il — 993 ,365=312,857 (225. 411/ 1 ¥k)

1—4. BEL&ETiE

Bid 45 T3 IR A B D #Hl 2 3K > TOBHPEFETI A I N TH D, IR FIS
WU 7RHIE TS 5. IR TE, BEICSMTE S, JEARMKIIFOBIEA L0728
PRAOME L2 0 S W T &3, BN 7220 BIEEINZHRTEONRE TS 5.

E=D B b, D oAy

Fe

BT CITER R ICERME 2 A 2D Th 5 5, MIEO IR O E Sl O BLAE A
HTHB25, WHLI BIEE A THH L RAELT, THUIHBEL LV,

PR = 218,699 ( 5 4-F¥) /re 0. 115=162,600 J7F (117. 1H/ 1 ¥)
R AT 254

B AR AN R RE A R THRIR T 5 [REM] IZA - 2325 ¢ 2 B A IV S
NEZDET—FUVEEETILE WS (Damodaran, 2008b, 14H).

FEEAME =R 218,699 ( 5 4->F44)/(r. 0. 115— g 0.0363) =237,598 [ Ji F (171. 214/ 1 %)

1—5. FIFEERTE NEETE)

FIEEE ORI, BESIE IOk & FARICIE AT DRl 2 3K > TOHHEFE T ISR N
THD, SRR L 22aHliE Td 5. WS =YWMAE XA T 255, ALY
BOCRISAERE TR K SRR EME SR e 2 e C 7280 & & 5. Wil A1 & g%
Fopy a7 u =25 LWERRE S BE§ UL, DCFE & FIRE TR & - TR 228k
T IS L,

E=DL NI: R
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R i =224 A 4559 , 555 ( 5 £F-~F-27) fre 0. 115=>517,869 A J7 11 (373. 114/ 1 #%)
SRR & RS % 5 A
PR Al fie = 24 IR 259 , 555 ( 5 414 7(0. 115—0. 0363) =756, 734 & J7 1 (545. 21/ 1 #%)

2. ¥N—=F vy bk-77O-F

7=y b 77— F Mt O/ A2 HF 1T U CEHIEITT % S TH S, ST S0
EHHR L 7R FATME T 2 2 5 D 5 08, Al & HolE U CoOMMEHIITH 0 |, S
MR EFEORFEMME TN, [HA4 8T 4 7] Cidiifskilis, E_Lhattk,
IR 17, BEIHGED 4 AR LTWAE, [H4 T4 V] EROXIICHMAL TS
TR 3t IGO0 2 1ok & CIME- 9 2 HikTh b, BG | H61IEEE
filief G 2t OB DMBEDFTRE R b 2412, 2 OHGINEHE AT 2 H5ETH 5. M
PUER |31 2 SAPL O M &ARLS | D 58 Bl A% & FRAMN 5 2 4E D A TS B I B3 2 BRI D n
TEET 2 ETh 55, MEARG DO EEIZIRE S s 06, —RINICHIATE 5 Z
Li3dn, L LTW3, iRk, GGk L &2 =2 ORI MMiE 2 5 5
IIEEY TR A0 T, AT Sk, HUEGREB LG [H4 ¥ 74 ] T
Ty, ERITOREBEEM O 12 X 5 5 RISERE b UEMIRE v 2 B D _EuF
5. Kk, [HA4RFITA4 V] ITEERBEIITREINTHERNVD, M&GADEOFHILR 7+ 1) Z
MIEREE LS HEHT 5.

2—1. BElEEstE GEUSHEEMIEE)

ZOHRIT, H o THARREZRZENR 2 3 E AN O Hi B A B O F8 17l kg D 2 12
HETH DB (FHA, 2008b, 450-4518), JE LGSO L IEEZEMIZRDENE Z L
NEZNDT, ZOFXA TSI ERITHED A Th Tk,

APk 1 AR 72 D MR
JAPLZAL 1R 72 D MRS

APl kL 1A= 72 D M
JAPLRAL 1R 72 D MR

LA HOHERRS = RAIDL2 A LARA X ( ) X

1
2
HoRed B MR & o IR 2557 5 0T, IWINA RIS MO B R
HAREL A EAB AL, & ETNE, 22T, SERTOBNAE: LT, =
AETE (BF) | (5 RIIRE (BE) &0 LTI L 720 TR 2| Th 5. ZAus Kug,
SHMFOTHCORMITL, 530/ 72, {ERRBE & O IR0, =H B & 0
HEHETIE689MT T 5. SR O) iSRRI SLHERTRS 1= o B & 2 fRRIEC s 5. 138
13 SR O T AL 2 135 A LT B 07 & AU . MR % 2 KL Ty
%L 5T, 746.6M1((804.2+689.1)/2) L5,

M2 JEPISEHE RS (2010.3.31)
= ZEHuTT HRAEPE | ZFHASE
—kkL 7= D FIZE (Hifr=) 8.58 111.04 68.39
KM 72 0 MiEE (B =) 852.36 1030.93 1147.22
FRAtE (2010, 3. 314448, 1) 1530 1779 1587
=2 DAL AL & O HLHEfTi% — 804.2 689. 1
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2—2. EUETELELE

ZOJrikiE, EBIT ORI IPEAE R & T 39 SRS DV C DR
W 75C d %7, kDA & AT 5 & 0Tl A A5, f 7 kTt 00 Rl
£ UCHBHIBLAND & &< IO SNTO 5, BIMSHLIGEiE L I 2 &, 0%
B, IS0 UYPHNEN TS, 1RSZDDFERIZIHEDO T =1 M D35 BHE
OFfA S 5. T2 CIFMNSEMY UCHBITO RS, REPERRE - R (O
SPRD BRI PAR2LE TS % & B,

AHAHD 147D ORRY | RIAHO 1B 7D Rl

LR O = IR o0 ke e T SRR 1 HE27 D OIS <

AP ZHEOD 1FRE 7 ) OFivGERE | N ~ N
'+ﬁw¥@®1ﬁ%tn®%ﬁm§@)TS}XaUhde,¢xﬁ0&Jzﬁm&

. P LS D139 AT HLBR 7 1 FI2ES.58
LR DRl = [ORROIBOT Corp e ponre Dzis.s T BRI ORI

AR 1R 0 MEES52.36

LSRR 1Bk 7= D $0¥E7E269
BB DR DT, GBI E AR ALY T ISGE S T O BRA A £RIH L C
W5,

)+ 51 X0.7 (K&t E) =377.5M/ 1 #

2 —3. fELWmE®
SFER2LAE 4 H3012 7240 T b 2 BERIARE)EE (BK) % 562 T 2§ 2 BRI 4k 23 5847 L 72
FEATMRE & BARGF ORI & FATMIRS 2 FH T & 5. PFRIFOAGRERREH [H
WAKKER ] ISF PO ISiEfich s,
FRaA T & 0 RAT B HikRR R 8,878, 746Kk
ZHUZ KB EAREDORIM
BAEA, 8495 T EARIRE5,269 DhiA3,310
ZZh B RATMIRG A ST 5 &, 10,118(4,849+5,269) & /1 F1/8,878, 746Kk
=1,139.5M/1 &
FEATARS 2 K21 4F- 4 H30 =221 OFRAIL, 283 (F4fit) %8.8% F b A1lilsTH 5.
HIBOMA A HEHE L X T % & O & HEHIHOR S .

3. xvy b7y bM-T7TO-F

Fy b7y b T - FIRNEE EOMBE A MEL 55 (iR L), 50
INRE OB A RHIEHG 35 (REME pE s, BIEEMME L) FikTh s, TR
HFREEFDROPS, BT OISR LR T VEWSIFILIEH 54, WA
REETI RIS g,

3—1. BEEMEEE
ZOHETIE, BEAREROMBESHEZOEEHHT IO TR, HblEE, K
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HlEfE 7 & 2EMWIC K 2 TRl 26 L WEREAREARS L L 812, IEEREIZK
% HIRER G EARERAMEMA 208U TH 5. LrL, BENHEZTI»5 0
5DGHEMHFT2DRBNEETH 2,5, T TREMIMEOSH LT 2.
¥PE4,355,065—Fiff3, 048, 842=HI¥PEL, 306,223 J7H1 (941. OF/ 1 #%)
B R IR I AR S 49,607, #RAEBE S E#555,9502%5F L& T 3 28 F2 Al
EAd5EDE LTEBELLZWS, G ELANE DL L TEIETIUIMEPEIL506,343, £
4 HIFFHEIN % .

3—2. BfifEEE

B AU A RIS RET LR VR Cd B A%, AIEIZIHIG & SEMiAEEE & 0 LT, EiE
2 AREICEHIS 5. e, AMAERIE N EREHEHEE10S [SRipgs 2B 3 5 25t Ak
e 2 KD AR IR S T B, MEERE IS N SEHUESE 9 5 [IIEE ED
FHAGIZBE S 5 2EMEUE | 12 & 0 A A EE b B Z Eidhn. OO EE I
fili & BEAITZ K & RRHEE A nWEER O S,

Wk, Bz OWTE [ ] 2 X D FEMEE A HRHI L 722 5144
SHOESTHERO LIz WTiE, AR EAHED AV, #EMEHIZEHELL &5
ETH S, BEAEETIEZOH% S THHRHEERAS 2L T35, kS F2tts
WMLz Thb8DLEbNb.

ER224F 3 ARG 6 [E RS ARBYPE O WG FHN (2B 4 2 25t e | (e it ik
20%) MM Sz, “EHEERSAHEE KRICRET2HNARE¥ED 1 DOTH
D, REPPEOKEMFHG 2 BR S h T 5,

I — T EKRTENIMIGSHOBERELAGLTWEH, BEEUILIIMEZ 7 4 ELk
ERRNERH TS, SHENC 77T 24 9 BILI L (FEfli3HE) I ZHREXEICAFAE L T
5. WRERIX IO i A HE |3 - P AT &2 U 7220024F 3 H  (CEEK144F 3 H) 88.4 & 20104
3 H (RG22 3 H)88. 9L IMFIFR L TH 3 ([MFE 3 1), tko LA 2k TR 5 L2010
43 ARSI & IHIIZRI U T B LHEE SN 5.

X3 ResEubffifs e

vl el HORUX R
2000 3 100.0 100.0 100.0
2001, 3 89.5 95.1 96.7
2002/ 3 80. 1 83.0 88.4
2003, 3 72.1 76.0 83.9
2004, 3 67.8 71.0 81.5
2005, 3 67.3 67.7 80.5
2006, 3 74.4 67.5 86.6
2007,/ 3 89.0 71.9 102.8
2008, 3 99.7 76.7 112.9
2009,/ 3 85.2 70.7 95.1
2010/3 75.0 67.1 88.9

RAAREERSETT [ RIARERENE ] &0 R
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HEOMMEN ¥ 7 A Y PNREADZ LEMIE TaLO®) TH5, EMiTcRsE, HEED
QHPEIFYLHETH B,

MZ 4 [HEEOMEL s 2 v P NER] (M, G 5M)

T A - R | B - HERE | Zoft Aat
vor $ | 1,651,492 728,566 21,737 97,811 | 2,499,608
v LS} 278,870 147,673 2,486 32,050 461,078
& it | 1,930,362 876,239 24,223 129,861 | 2,960,686

EEEAHPE O RIS KAUTEM & I ROBO TH D, HAMIE2,055,858H T,
D 7 BTNEALEA D B, AGRERREZOMEEE T, Rl FEA6 S E PN O REh I
DWW [ B eSS FHIRE | 12D W TEAM TR, BINOAREEIZ DWW Cid#EE A
12k BEERHIAEIZ L > T B, ELTW5,

BZ 5 [l & e ] (B )

il a IREAT b BHAE(b-a)

ERSA)HE 2,615,827 | 4,549,292 1,933,465
EESAE & LTI & h 585 % i ABE 234,910 357,303 122,393
A & 2,850,737 4,906,595 2,055,858

ANEYPE S RAMIEHE (2 AU, SR 7RISR B3 IRk, PERE TR & A
B 5. JEHAIS G EE O HFRE I 2 SR, Z O -FFE R 2 A 1E 2 17 5 759k,
5 [0 FU 13 2 B OGS [R5 2 IR U T, ZAUCHIEHTIE R B IE 21T\, 22D,
MR IR A B K D Mo 2 47 5 T5vk, PABE AN ZABPESFREAN§TH 5
5 &I & B MU AR O BUEMEOFEMN 2 KD 2 kT H 5. WEREITEIIE— B OHt
WH%LA%@DTLA?%F§%EE$JEME&&#@6,tbfwé.

B HIEDOBUE A S IS, Gk 2Nl & S 92 220 ISR L 22 5k 2 MR L, & Ak
ﬂﬁ%ﬁé@ﬂbtu.ébﬁﬁ&f%%&?hi,iﬂ@%ﬁ&%ﬁ@ﬁb?%%#
5, BAMITEME (LS »54CTnwaZeichs, [ME4] IckbbeH
D T 7 B < A - PR E S TEES48, 1I4E AN TH D, TISKH L TEDE RS
2,055,858 A M TH 5. WWEICZTDXD BRI H B £I13E A S hs b5l
Tid» % ., BEIEFRERIZOWTE, G423 RA T2 &5 L kKB ERH Y LD
G HEFIRZ SHBIZH B 13EA N0, ZOHEOKRAIZKETH 5 5. I
Btk E U CHRIRD A AR IC & § 5 HEE TR A RO BER LUV ISH L Td Rl <
H5. LTI, AN ZZIEEIDCFEATS 5 9 25, DCFETHIA L 72 8fil % HEdt
5.

n

CF; P
HRABE OV = Z‘, ‘

(1+r) (1+r)”

HATn3EE l:}b@hﬂ%@ﬁ)ﬂjﬁuﬂiiﬁl, Pustl & TIREO (LDl Pans — &
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PEBREEHIPL) Th 5.
G ABEOMFER (KM © 4,906,595A M (it & v)
CF : [HEnfMEM 7 2 v MEHR] Lb
B 3ER25149,836 X (1 —Bi=R0. 4) +-3kfMif A1#61,743=151 6441 /i1
nt FEFVTREAE (i AR B— IR - SRl AR 450
Wi AR 504 &4 % (Biia Bl 4 2 S iy (SRR ek - ko v 2
J—1b) 12k3).
ITERP- R AR R0 S 14 B (2010 —E8E4E) X (it &6t | =16. 65F
T, HEHKSOEAFOE L T 28 2 BUC DWW, FOBERGEE T 5.
fifi FH AT BEAE 8 @ 50—16. 6=33. 44F-
13 DR Pans: : IR IKIRED 1 b O WET=BIAE OREG1, 651,492 ([XI% 4 ]) & U7,
ERERR L E TP AR AR N BAE O flif5 46,064 & $ 5.
TR © iR, 606,438 m' X FRARE HIHLL0, 000/ /nf ' =46,064 7 /7
INSDE/KAEFERIIRALT, r, REHERT 3.

r Offat 4006505 _ v 151,644 (1,651,492 -46,064)
R _Z (1+7)! * (1+47)334 r=1.53%

=1

RO -
r=WACC 6.75%& 3 %,

334

151,644 (1,651,492—46,064
Ry 1SL6M_ (est 064)
1 (1+0.0675)

(1+0.0675)334 R=2,174,225Ga 1M

X B AE) pE DAl i IZWACCS. 75% TEILT % &£ 2. 17 & 7 0 ffi2. 85Ik ] 2 K i
T2 A, =R EGRIN 0 1. 42% 2300031, 53% T It U ORI PE Ok %4, 9
JeHE Lz, AT X P TIZALS Y A2 7Y — - L — MIEWETEIC L TDCFffifg % 5
EL TS, FETaY 2y MEVEPREHE TH 5 IMEFIEART 2 16.75% % 721363
BAIZ MILS%TEILTHOMEYTH S22, 25§25 LEAETIIAEL GARICE
5D CBORMEE Y d > 7z D &l e b, & BV iE, #Afi1, 5301 & _EInl 5 ik fffifid
1,745, 5Bk S L2 r 5 20 6 Lhua . IBlOZFHNE EBIC K Z K A X h 51
Ths. &I, WACCIZYttoD g, A 2+, AR TEE L T3 2%, ABIFEDRE
i S ARBEE T 6 1 205l T b > TOYAME ORI Tid vy, £ DK TEARTIG K
OWACCEHWBERETHBH, ZORIZONTISHOMGR-EE Lz,

K6 WEEMIIE (F5H)

FHH {i it it FtH {irit I it
TLE ¥ P 1,029,282 | 1,029,282 | Wd)fk 651,023 651,023
A e e 2,872,021 | 4,906,595 | [flE A A% 2,397,819 | 2,397,819
e JZ 1] 95,593 AARE o = 41 * - 822,343
28 7 OO ¥ P 358,368 358,368 | #ipE 1,306,422 | 2,423,060
aal 4,355,264 | 6,294,245 | At 4,355,264 | 6,294,245

* G A 2,055,858X0. 4
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WAL ODCFHIC & 2 HHlli4. Ik % 2 D % F i - THEliO B{EXT MR 2K T 5 & [
X6 OHMDTH S,
FEFEMfE 2,423,060 M (1,745, 5/ 1 #%)
T DIl B HAEE T & ARSI R U TR B & Bl A 3t L L 729,
PIlL, 4 P74 CRUIREE ZEpnOEH L7z, BREENTE [RERT ]
DM TH 5.

P27 1#RG72 0 fifife (F)

] i W & L 0.0
I=1. DCHE REAEET S 0.0
) ‘ \ WS A EE L 0 0.0
- zp»;ig N 3
1-2. FREBEMifED: (APVHEE) WE % 5 1.191.2
AvhH--7Tu—F 1-3. FRRFIEE MEZZREL 0 225.4
s W & B L 2 17.1
1-4. BRI KA BT 5 171.2
e W A L 25 373.1
1-5. FIEEEITE (& ITE) W % Z % 545.9
21, ML B AL AL o6
HEHERTR ) :
T T T T R A TS 377.5
03 MEEGE 1.139.5
b TRy b7 7| 3-1. Tl 941.0
"7 3-2. Wi P 1,745.5

4, BHADW¥E
PLE, 1405 %E -GN T 1 ¥Rdb 72 DR EAME 2 MG L7z, fRIZDCFED ¥ a7’ 5 Reiff
PIREREVAL, 745,51 & K& CARHEL T 5. [RERHERER 722 2 4 2 27—+ 2D
LDTHD, BFIZZDMIZH % | (Damodaran,2006, p.2.) EWVWbNBHUTEH A .
AR R RIS 720 LT, BT, 75D 2 b B K UM&EAER TIEE Ak HikERN
LTWBDEAD M.

4—1. F¥FER
FR M A & 2 FFER IS LT, i (2008, 12-13H) (3E FIGHRA O FRZIZER L T
DHEAB2H 2 HIR L T B, FE S AT AW 1 H 2R < SMIORE XX 8 ]
DEBDTHS.
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[XIZ£ 8  31OFPIBNC 513 B IE LRk 0 G- PR
DCF#:
e pUowER 12
AV Ho - FFO—F Bl ook (R ImE) 3
N2 TC 1 9
(INah) 25
YA 2L e 10
v—lr b TFO—F TADLUERE e TR RGBS YA & ) 2
(e 12
W PR L 17
Xy b Ty b7 Ta—F | Wl R 2
(INah) 19
= B 56

[LHT (2008) & O f=ik

% < OFEMTIIBOGHHESFH N TR0, IO U THES60 Sl A 4%
HEhThwd, ZhETHMLALFEDS B, FBEITEMEE, RARSE I mn 3 X
THRRKNEE R 220 R STy, JE LR OFHETH 5 728, dishkfiizkid&x
AINECDRIYRTH A5 H, FHIOERPES TEVEPMEGRES A A Tu
W, 7 =IO A VL - T T FRREEG LTI TS0, o sETR
3 EMEREENR S £ <, ROTEMEICEN SV, MEERIE SO 2L TR
FFLRTWI &, RN 3N L WIE S AR R A & L < o el
TERLHIM M L 2 LRI D e S A TR R PF U FE LR T W &, &L
DI SHANRZNEDEEZ 5N S, [[XE 8 | TIIIREMME pEE 2 PRI U T A
BRI TH 5. FRFFHIC I TN & BRI TeREA & AU %2 PR3 % 0134
RTHhDEEDLNDEA EEMEPEEA L VDI AR S5 (HORFEONIZE TR
i fli s ok 4 1, SEMEMIEPELELLIFCH D (&7, 1993)). EAEH b 5 T & A2 RA
LD, Efi2 A L 22 P FBENTHRALFEELWNE LR T WD THA I 2, Z
DIIESHOMIHRETDH 5.

R A OO D WL, 31D 5 B18HHE 2 DU LD kAN L TR L Tk
0, 13X 1 DT OHETRHIE L T b, fEXTIIZIE LOWEHITEIZ 2 WD TH 55 5,
LAk AL S RO FE AR U CGREL 2 MR PSS 2 S 830w T
HhA 9.

1 —4 TR &S, FMEICERIERRTISEA T 2 HETH 24, 3flD 55
TN L BHA I TH S, ZhAPELEICEDO L WIHTH 5 5.

EMAEOFNEDCFE A IR B BGRIN Th 2 & T30, DCFEX 1 DA TH
5. DCFEIE M AIIFHR LI W T &, PHIREBINA %0 6 R L HE LG L
W2 WEDIZEARDBNDTH A .
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4—2. M&A

M&ATHIW 6 2 5l 5i%IEDCF:, IRR, MU, 53585 E 2 TH % (Reed
et al., 1999, pp.91-98.) . KR E P BENOFE L DENNEIDH 55, HEOERIETH
2205 1R 72 D72 0 Tid e <, ISR L PO 4 £ € M&A TIFEHli & LT
i s, Arzac (2005, 87—90E) IEDCFENEARTH O, {5HEIIDCFEA T T
EDTHD, LW RNT3S, Bruner (2004) R F/I (2008) 3A5HEIIME&ATE K< il
HDRTNBELTWS,

4—3. 7FUXR b

Dimerakos et al (2004) (Z&HUL, 7F VY 2 b-LKR—= MRS ZFHEAFHIK, v —
oy b7 7= FOEFEYETH BPER (Price Earnings Ratio, #AMiUZE#) , PSR (Price
Sales Ratio) &4 ¥ #4770 —FTd 5 DCFEAMUD I8 C R BHEIZ
WHN TS, PEREPSRIZ 1 B2 ORUEIZ X D, DCFARBEBIHOCFIZL > T3,
BT, BfRLLTWHENGENDI 0D, 2000, FEEFARSEITIEEAEHAWS
ik,

R, LR EOPER, ARAME SRR, RSEMMEEBITHE, (M@ EBITDA
fE | EfifEE b s EISEHMiR R REDNY 2 — - FIAN—FEFUTKD S
2, HI(2010) 13N) a— - FIAN—DHPTIE, Fyvia - 70— EELDIZ
Rk, WMERE, BARL O o 2B EMHT I B 2k MiE 2 B ETE 5L LTW5,
Chen (2000) IZPERIZ & 2 f5 &R EIFEEZ 0 CTldik & K< DN 25HIIETH D, PBR (K
A PERE =) 1SHR D LRSI 28 E e S |

4 — 4. Copeland'?, Palepu, Penman® tb#

BB NTZ D 3IHDOEFHIILASHEN TS, TR ENN TR a4
5.
(DCopeland

BEEORBNEEIC O REMEAED 52 5, DCFkE TR L TwWa, fHickh
W, Fr vy 70— IlHDOVAFHEITH 2D TEBRICEFRICELFFEA TS
(Koller et al., 2005, p.101.). ¥z AN TDOEF v v 2 - 7T —-ThD, HE
K, 7V AL, BEIUTIET 7 v 4 A v LT L R & L CODCFEIZR D DD
»H3 (pd.). FEHFREEIDCREICHNAET 2 PO FEMAHE TSI EE 5 (p.130.).
Copeland i A ZEMi AR B O V350 & UK L CDCFED VI TH 5.
(@Palepu

B MR TCEE, FRARAIEY:, DCFED 3EiIKk$ 5 &1, ZhZUCRE & 0 R
N2z mdE e, Lo, BFEOME T, 104-LINO ey # Tldik s flasik s o
2Ok EHRFAMME A & O IEMEICHERT T 219, FRBIZIERO THUHBAE 2D T fHib
N30, WEAEOERNEH L, & L T35 (Palepu, pp.7-14-7-17.)
(®Penman

RAEFHSHBOEEL ZOMEEHR T 2DIZBIOEDEINS, Fr v a7
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=KD SRR A EHT 5. DEIMIIFRRARE A & 72 & TIRE O L RO T
MEERL 2 L% 5 0y, BBARARREIEHE & FHEOMIEAIH I8 A S (Penman,
2001., p.190.), &5 G THRRMEEEDO IIHHIZ D, FREIHBETEIT Z P 208, K
HOMEZRTE2OTE RV, RO TS vy, HIREEOMM 2 IE L v & I3RS %
W (pp.d0-47.) ZEDBHTXHEIL T,

PEoksiz3#FEL Y, BREICOWTUIFEHE TOIEN D IZZD L0 5 & FMIIZIT X
LTy, Copeland®DCF#: & PenmanD SR L 1okl X3, LarLl, 1 —
1. THR~EIITF v vy - 70 —DFINC &> TIEIDCFEIC L Al ¥ 2 iZk %
LAY d 5. Wil & ORGHEIZDCFEIZER MG EICBRTKLS (FAR, 2006), Fx v
Va - 7u—0OTHl, HIGIFEOPEEMEEIZITIVLELD S,

V. HUIC

HADFHIIE THRE L 72 RICIE KR E RIER S 5. 1 — 1. TN 7=DCFEIE A A
EUTHRNEFETH 25, Tk Pll, BI513OHEE &S5 RN 28 1 23720,
DCFEIZEN AT COMM D nd, BHEFHIIIEE < A SIALFHH I TH S, FERF]
7 DY DIZRZEDERGIZIAL b T2 2%, REMIEREN & L CORRFIREEIE
Penman®DXAHZ & 20 b 6 FEETOFM D0, FREBEZNEH 55, fifix s
B2 rOWEITEL b TS,

WEMIEE WS FEE S 2RI TV B A (FA, 2009) , FRIEMif & HE %Iz L -
T2 5. Gl H 0320 CCRHili 7 O E A WG 3 AR ETH 5. R
WSHEE 72294 T 2 TS BB T - b TEHD, HIFIZOMIZH B, &5 DNFHE
ThH»’»9.

p=3)

1) Palepu(2004.p.7-1.)  FHliEED 7 70 — FIZ DWW TIERIZIE R T 5

2) AVHLT - Tu—F, v—Fy b -TTUO—F FybTEy b TTO—FOIRHRE LT
HB. M (THESHRE DM 35T ARUEERE , 20084, 436E) <Tik, 7u—, i, 2 by
IZHDLS HEEERBL TSR, MICLHNETH 5.

3) ME, DCFEEXIEN2EDTH 5.

4) Damodaranid ¥R DFCF A<, MFMBEFCFOEFIET L ERL TS (EH#EE)., 22

TId, CRIZFHLBOMAZI MR & Ao 7 v — 42 M4, CFI (&% + v v ¥ 270 —)

R4 5. CFABTFEAT Z I THl5 (Damodaran, 2008b, 65-122E).

S ¥ 1dDamodaran (2008b, pp.158-199.) 12 & - 7=,

ZOFHEITHEBMEE LOHETH Y, B3 L EEIEAMRAMEEZRL T2 DTid A&

efinid 5 (&7, 1993, 73H).

SRCEMIR AR, 12,600/, SRCHF;Arm/nt=0.766 12,600X0.766=10,000 (B4) 27

liF A2 [R5 2 Mg 2010. 755, 405-406H.

8) H|FIIZDWT, Brealeyld RD X 5 IS RT3, [HIF[FE .- 70V s MIRETHHS
BHTHY - BEfhO 7o v 22 b EFRISEDY) 227 2 HOSMEREATFEL, TOEE,LD
RN R 2 et U, Thaa B &9 5] (Brealey, 2006, 103-104F). Northcottid &%
PR % GE S A BRI B BRI ROWRENEETH 5 & LT, WACCLCAPM%Z 251F T\ %
(Northcott, 1992, 83-108EH), V ZZO@EWEEARTHEEA Y 22 7 ) —- L — MIEWRTHG|
< DT Tid .
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HOAR K B

EBUT O THUS 350D 22RO 1 MR G 72 O OMEPEMIER | % 55§ 2 W EE el 52X C il 22
BADA5% & THFIAHIN § 2 BEABIF & UTHERR 5. AROMOTTETIE Z ORUEBHE L T
BNDT, BABFIIEZREL &0,

) WHEER IR L D Sl 2 RN E L AL (&T, 1993)

20065F-12 - BT (BR) & ALK (BR) O TOBHK, C it 23 A MR RTAM 2 5 U 72 07 P A S Al
HEBITDARSHE TH 5 (/Mk, 2008).
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ARSI B i & GRS (C) S 522530490) DB & 5213 7= 78RO —E8Td 5 .
Z ZIZEE LT 72 L 72wy,

Issues with Valuation Models: The Mitsubishi Estate Co. Case---
Shigeo Aoki

Valuation models offer great variety, the amount value depending on the model used. In
order to compare amount differences by valuation model, this study valuated Mitsubishi Estate
Co. using three approaches: income, market, and net assets. The results range widely from no
value per share with the DCF model to 1,745.5 yen per share with the market assets value model.
The income approach of the DCF model requires cash flow and discount rate estimation. The
market approach enables selecting comparable companies subjectively, even though this
approach does not require estimation. Valuation models present tendencies with the valuation
objects they use. For justice, a net assets model and a discounted dividends model dominate, but
the DCF model is rare. For M&A, the DCF model, the multiply model (relative valuation) is
popular. Methods for investment decision making like NPV and IRR are also used. Security
analysts prefer the multiply model and DCF model. The residual income model that Penman
advocates is rare in practice. Firm valuation is neither purely a hard science nor a pure art, the
truth lying between science and art.





