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Before practitioners can apply asset valuation to their TAM pro-
JUDPV��WKH\�PXVW�ȴUVW�XQGHUVWDQG�DVVHW�YDOXHȇV�PDQ\�DSSOLFD-
WLRQV�DQG�SHUVSHFWLYHV��$Q�DJHQF\�PD\�XVH�WKH�FRVW�SHUVSHFWLYH��
the market perspective, the economic perspective, or a combina-
WLRQ�RI�DOO�WKUHH�ZKHUH�LW�ȴWV�EHVW��5HJDUGOHVV�RI�WKH�PHWKRG�VH-
OHFWHG��WKLV�JXLGH�HQFRXUDJHV�WKH�XVH�RI�D�VLPSOLȴHG�VHW�RI�VWHSV�
DQG�DGYLVHV�KRZ�WR�PHHW�8�6��DQG�LQWHUQDWLRQDO�DFFRXQWLQJ�VWDQ-
GDUGV�



Knowing what a physical asset is worth – its value – can be very useful 
ERWK�IRU�ȴQDQFLDO�UHSRUWLQJ�DQG�IRU�VXSSRUWLQJ�DVVHW�PDQDJHPHQW��(YHQ�LI�
WKH�QRWLRQ�RI�DVVHW�YDOXH�LV�VRPHZKDW�DEVWUDFW��DQ�DVVHW�RZQHU�JHQHUDOO\�SUHIHUV�
WKDW�WKH�YDOXH�RI�WKHLU�DVVHWV�LQFUHDVHV�RU�DW�OHDVW�UHPDLQ�FRQVWDQW�RYHU�WLPH��
)XQGDPHQWDOO\��WUDFNLQJ�DQG�UHSRUWLQJ�DVVHW�YDOXH�KHOSV�D�WUDQVSRUWDWLRQ�DJHQ-
F\�PRQLWRU�WKH�VWDWH�RI�LWV�DVVHWV�DQG�SURYLGHV�D�VHQVH�RI�ZKHWKHU�WKH�LQYHQWRU\�
LV�LPSURYLQJ�RU�LQ�D�VWDWH�RI�GHFOLQH��7UDQVSRUWDWLRQ�DJHQFLHV�XVH�GDWD�RQ�DVVHW�
YDOXH�LQ�D�YDULHW\�RI�ZD\V�WR�VXSSRUW�DVVHW�PDQDJHPHQW��0DMRU�DSSOLFDWLRQV�RI�
DVVHW�YDOXH�DLGLQJ�DQ�RYHUDOO�DVVHW�PDQDJHPHQW�SURJUDP�DUH�GHVFULEHG�EHORZ�

Communicating the Asset Inventory
$VVHW�YDOXH�LV�XVHG�WR�FRPPXQLFDWH�ZKDW�DVVHWV�DQ�DJHQF\�RZQV��WKHLU�H[WHQW��
DQG�WKH�DJHQF\ȇV�UHVSRQVLELOLW\�IRU�PDLQWDLQLQJ�WKH�DVVHW�LQYHQWRU\��(DFK�DVVHW�
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Figure 2-1. City of Melbourne Assets
Source: City of Melbourne (7)
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KDV�LWV�RZQ�XQLW�RI�
PHDVXUH��SDYHPHQWV�
PD\�EH�VXPPDUL]HG�
LQ�WHUPV�RI�ODQH�PLOHV��
EULGJHV�LQ�WHUPV�RI�
GHFN�DUHD��DQG�RWKHU�
DVVHWV�LQ�WHUPV�RI�D�
FRXQW��+RZHYHU��LW�FDQ�
EH�KDUG�WR�UHODWH�WKHVH�
GLHUHQW�XQLWV�DQG�
WR�VXPPDUL]H�WKHLU�
DVVHW�SRUWIROLR�DV�D�
ZKROH��)RU�LQVWDQFH��
KRZ�GRHV�RQH�ODQH�
PLOH�FRPSDUH�WR�������
VTXDUH�IHHW�RI�EULGJH�
GHFN�RU�����FXOYHUWV"

)LJXUH������UHSUR-
GXFHG�IURP�WKH�0HO-
ERXUQH�$VVHW�0DQDJH-
PHQW�3ODQ�(7)��GHSLFWV�
WKH�DVVHWV�RZQHG�E\�
WKH�DJHQF\��LQFOXGLQJ�
WKH�URDGZD\�VXUIDFH��
URDGZD\�EDVH��EULGJ-
HV��IRRWSDWKV��GUDLQ-
DJH��EXLOGLQJV��DQG�
YDULRXV�RWKHU�DVVHWV��
(DFK�W\SH�RI�DVVHW�LV�
LOOXVWUDWHG�DQG�ODEHOHG�
ZLWK�LWV�YDOXH�DQG�
DQQXDO�JUHHQKRXVH�
JDV��*+*��HPLVVLRQV��
7KH�&LW\�RI�0HOERXUQH�
XVHV�WKHVH�WZR�QXP-
EHUV�WR�FRPPXQLFDWH�
WKH�VWDWH�RI�WKHLU�DVVHWV�WR�WKH�SXEOLF�DQG�RWKHU�VWDNHKROGHUV��

Figure 2-2�VKRZV�DQ�H[DPSOH�IURP�WKH�7$03�SUHSDUHG�E\�&DUYHU�&RXQW\��0LQ-
QHVRWD��8)��+HUH�DVVHW�TXDQWLWLHV�DQG�FRQGLWLRQV�DUH�VXPPDUL]HG�IRU����WUDQV-
SRUWDWLRQ�DVVHW�FODVVHV��$VVHW�UHSODFHPHQW�YDOXH�DQG�FXUUHQW�DVVHW�YDOXH�DUH�
VKRZQ�IRU�WKH�WHQ�DVVHW�FODVVHV�IRU�ZKLFK�&DUYHU�&RXQW\�3XEOLF�:RUNV�LV�UHVSRQ-
VLEOH��7KH�WZR�DVVHW�YDOXHV�KHOS�FRPPXQLFDWH�WKH�VWDWH�RI�WKH�FRXQW\ȇV�DVVHWV�WR�
WKH�SXEOLF�DV�ZHOO�DV�SURYLGLQJ�D�ȴQDQFLDO�DFFRXQW�RI�WKH�SXEOLFO\�RZQHG�DVVHWV�
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Figure 2-2. Carver County Transportation Assets and Asset Value 
(8)
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Demonstrating Fiscal Responsibility
9DULRXV�PHDVXUHV�KDYH�EHHQ�IRUPXODWHG�WKDW�XVH�DVVHW�YDOXH�DQG�FKDQJHV�LQ�
YDOXH�WR�GHPRQVWUDWH�WKDW�DQ�DJHQF\�LV�PDQDJLQJ�LWV�DVVHWV�UHVSRQVLEO\��7KH�ED-
VLF�SUHPLVH�LV�WKDW�DV�DVVHWV�GHWHULRUDWH�RU�GHSUHFLDWH�LQ�YDOXH��DQ�DJHQF\�VKRXOG�
LQYHVW�WR�PDLQWDLQ�WKHLU�YDOXH��3XEOLF�DJHQFLHV�LQ�$XVWUDOLD�DQG�1HZ�=HDODQG�KDYH�
XVHG�DVVHW�YDOXH�LQ�WKLV�PDQQHU�IRU�RYHU�D�GHFDGH��7KH�$XVWUDOLDQ�ΖQIUDVWUXFWXUH�
)LQDQFLDO�0DQDJHPHQW�0DQXDO��$Ζ)00��GHWDLOV�UHFRPPHQGHG�PHDVXUHV�DQG�
SUDFWLFHV�IRU�PRQLWRULQJ�DQG�DSSO\LQJ�DVVHW�YDOXH�(9)��$�NH\�PHDVXUH�LQ�$XVWUDOLD�
LV�WKH�$VVHW�6XVWDLQDELOLW\�5DWLR��$65���RU�UDWLR�RI�VSHQGLQJ�RQ�DVVHW�UHQHZDO�DQG�
UHSODFHPHQW�WR�DQQXDO�GHSUHFLDWLRQ�

ΖQ�WKH�8�6���VHYHU-
DO�DJHQFLHV�KDYH�
FDOFXODWHG�VLPLODU�
PHDVXUHV��Figure 
2-3��UHSURGXFHG�
IURP�WKH�:DVK-
LQJWRQ�6WDWH�
'HSDUWPHQW�RI�
7UDQVSRUWDWLRQ�
�:6'27��*UD\�
%RRN�(10)�LQFOXGHV�
VHYHUDO�ORQJ�WHUP�
PHDVXUHV�IRU�
SDYHPHQW�DVVHWV�
UHODWHG�WR�DVVHW�
YDOXH��7KH�*UD\�
%RRN�LV�D�TXDUWHU-
O\�SHUIRUPDQFH�
UHSRUW�ZKLFK�
FRYHUV�D�YDULHW\�
RI�DVSHFWV�UHODWHG�
WR�:6'27ȇV�WUDQVSRUWDWLRQ�V\VWHP�DQG�DVVHWV��7KH�*UD\�%RRN�IURP�WKH�IRXUWK�
TXDUWHU�RI������LQFOXGHV�WKH�IROORZLQJ�ORQJ�WHUP�PHDVXUHV�IRU�SDYHPHQW��$65��
5HPDLQLQJ�6HUYLFH�/LIH��56/���DQG�'HIHUUHG�3UHVHUYDWLRQ�/LDELOLW\��EDFNORJ���ΖQ�
WKLV�FDVH��$65�LV�FDOFXODWHG�DV�WKH�\HDUV�RI�SDYHPHQW�OLIH�DGGHG�WKURXJK�GLHU-
HQW�WUHDWPHQWV�GLYLGHG�E\�OLIH�FRQVXPHG��

Testing Investment Strategies
$VVHW�YDOXH�FDQ�EH�XVHG�WR�KHOS�LOOXVWUDWH�WKH�GLHUHQFH�EHWZHHQ�DOWHUQDWLYH�
LQYHVWPHQW�VWUDWHJLHV��VXFK�DV�ZKHQ�FRPSDULQJ�D�VWUDWHJ\�RI�SHUIRUPLQJ�UHFRP-
PHQG�SUHVHUYDWLRQ�WUHDWPHQWV�RQ�DQ�DVVHW�RYHU�LWV�OLIH�WR�DQ�DOWHUQDWLYH�VWUDWHJ\�
LQ�ZKLFK�SUHVHUYDWLRQ�WUHDWPHQWV�DUH�GHIHUUHG��UHVXOWLQJ�LQ�ZRUVH�UHODWLYH�FRQGL-
WLRQ�DQG�SRWHQWLDOO\�D�VKRUWHU�DVVHW�OLIH�

2QH�ZD\�WR�FRPSDUH�GLHUHQW�LQYHVWPHQW�VWUDWHJLHV�IRU�D�JLYHQ�DVVHW�LV�WR�SHU-

Figure 2-3. WSDOT Pavement Performance Measures (10)
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IRUP�D�OLIH�F\FOH�FRVW�DQDO\VLV��/&$���ΖQ�VXFK�DQ�DQDO\VLV��WKH�FRVWV�IRU�DQ�DVVHW�
DUH�FRPSXWHG�RYHU�WLPH�IRU�D�JLYHQ�VFHQDULR�UHODWLYH�WR�D�EDVH�FDVH��$�UHVXOWV�RI�
D�JLYHQ�LQYHVWPHQW�VWUDWHJ\�FDQ�EH�VXPPDUL]HG�E\�FDOFXODWHG�WKH�QHW�SUHVHQW�
YDOXH�IRU�WKH�VWUDWHJ\��ZKHUH�139�LV�WKH�VXP�RI�WKH�GLVFRXQWHG�EHQHȴWV�RI�WKH�
DVVHW�OHVV�WKH�VXP�RI�GLVFRXQWHG�FRVWV�

$VVHW�YDOXH�LV�SRWHQWLDOO\�UHOHYDQW�WR�VXFK�DQ�DQDO\VLV�LQ�WZR�ZD\V��ΖI�RQH�DGRSWV�
DQ�HFRQRPLF�LQWHUSUHWDWLRQ�RI�DVVHW�YDOXH��DV�GLVFXVVHG�IXUWKHU�LQ�WKH�QH[W�VHF-
WLRQ��139�FDQ�VHUYH�DV�WKH�GHȴQLWLRQ�RI�DVVHW�YDOXH��+RZHYHU��HYHQ�ZKHQ�DVVHW�
YDOXH�LV�FRPSXWHG�GLHUHQWO\�IURP�139��LW�FDQ�EH�XVHG�WR�UHSUHVHQW�WKH�UHVLGXDO�
YDOXH�RI�WKH�DVVHW�DW�WKH�HQG�RI�WKH�DQDO\VLV�SHULRGV��7KLV�SURYLGHV�D�ZD\�WR�FRP-
SDUH�LQYHVWPHQW�VFHQDULRV�WKDW�UHVXOW�LQ�GLHUHQW�FRQGLWLRQ�DQG�RU�UHPDLQLQJ�
DVVHW�OLIH�

Prioritizing Investments
$QRWKHU�SRWHQWLDO�DSSOLFDWLRQ�RI�DVVHW�YDOXH�IRU�VXSSRUWLQJ�7$0�LV�KHOSLQJ�
FRPSDUH�DQG�XQGHUVWDQG�DVVHW�LQYHVWPHQW�RSWLRQV��:KLOH�DVVHW�YDOXH�DORQH�LV�
LQVXɝFLHQW�IRU�SULRULWL]LQJ�LQYHVWPHQWV��ZKHQ�XVHG�LQ�FRQMXQFWLRQ�ZLWK�OLIH�F\FOH�
FRVW�DQDO\VHV�LW�FDQ�SURYLGH�D�FRPSOHWH�YLHZ�RI�WKH�DVVHWȇV�ZRUWK��ΖQ�SDUWLFXODU��
DVVHW�YDOXH�FDQ�KHOS�SULRULWL]H�GHFLVLRQV�VXFK�DV�
�y 5HVLOLHQFH�LQYHVWPHQWV�
�y 5HFRQVWUXFWLRQ��RU
�y 'HFRPPLVVLRQLQJ

$VVHW�YDOXH�SURYLGHV�LQVLJKWV�IRU�DVVHWV�LGHQWLȴHG�IRU�GHFRPPLVVLRQ�RU�UHFRQ-
VWUXFWLRQ�E\�SLWWLQJ�WKHLU�LQWULQVLF�YDOXH��LQFOXGLQJ�WKH�UHSODFHPHQW�FRVW�DQG�
VRFLR�HFRQRPLF�LPSRUWDQFH��DJDLQVW�WKH�FRVWV�QHFHVVDU\�WR�PDLQWDLQ�RU�UHSODFH�
WKH�DVVHW��$VVHW�YDOXH�DOVR�VXSSRUWV�LQYHVWPHQW�GHFLVLRQV�IRU�UHVLOLHQFH�LQYHVW-
PHQWV�E\�SODFLQJ�DQ�HPSKDVLV�RQ�WKH�LPSRUWDQFH�RI�DVVHW�UHQHZDO�WR�PLWLJDWH�
IXWXUH�ULVNV�DQG�E\�GLUHFWO\�DFFRXQWLQJ�IRU�WKH�SRWHQWLDO�FRVWV�DVVRFLDWHG�ZLWK�D�
ULVN��

ΖQ�WKHVH�DSSOLFDWLRQV��DVVHW�YDOXH�LV�GHȴQHG�EURDGO\��FRQVLGHULQJ�WKH�FRVW�RI�
FRQVWUXFWLQJ�WKH�DVVHW�DQG�LWV�YDOXH�WR�URDG�XVHUV�DQG�VRFLHW\��)RU�H[DPSOH��LQ�
GHWHUPLQLQJ�ZKLFK�EULGJHV�WR�IRFXV�RQ�IRU�D�VHW�RI�UHVLOLHQFH�LQYHVWPHQWV��RQH�
PLJKW�FRQVLGHU�WKH�FRVW�RI�UHSODFLQJ�RU�LPSURYLQJ�HDFK�EULGJH��WKH�ULVN�WR�WKH�
EULGJH�DV�D�UHVXOW�RI�ȵRRGLQJ�RU�RWKHU�HYHQWV��WKH�OHYHO�RI�VHUYLFH�WKH�EULGJH�SUR-
YLGHV��DQG�WKH�LPSDFWV�WR�PRELOLW\�LQ�WKH�HYHQW�WKH�EULGJH�LV�FORVHG��7KH�LQFOXVLRQ�
RI�DVVHW�YDOXH�LQ�WKH�LQYHVWPHQW�GHFLVLRQ�FRXOG�OHDG�WR�WKH�UHQHZDO�RI�WKH�DVVHW�
WR�ZLWKVWDQG�WKH�ULVNV��RU�LW�FRXOG�VXJJHVW�DQ�DVVHW�VKRXOG�EH�DOORZHG�WR�IDOO�LQWR�
REVROHVFHQFH��(LWKHU�ZD\��LW�SURYLGHV�FRQWH[W�WR�WKH�LQYHVWPHQW�GHFLVLRQ�
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Thus far, we have discussed how asset value can be used to support TAM 
EXW�QRW�ZKDW�LW�DFWXDOO\�UHSUHVHQWV��7KLV�EHJV�WKH�TXHVWLRQ��ZKDW�LV�DVVHW�
value? $FFRUGLQJ�WR�WKH�GHȴQLWLRQ�HVWDEOLVKHG�E\�2UJDQLVDWLRQ�IRU�(FRQRPLF�
&R�2SHUDWLRQ�DQG�'HYHORSPHQW��2(&'���LQ�LWV�UHSRUW�Measuring Capital (11)��D�
SK\VLFDO�DVVHW�KDV�QR�LQWULQVLF�YDOXH��ΖQVWHDG��LWV�YDOXH�UHVXOWV�IURP�WKH�EHQHȴWV�
LW�\LHOGV��EH�WKH\�WR�WKH�DVVHW�RZQHU��D�VHW�RI�WUDQVSRUWDWLRQ�V\VWHP�XVHUV��VRFL-
HW\�DV�D�ZKROH��RU�VRPH�FRPELQDWLRQ�WKHUHRI��$V�DQ�DVVHW�DJHV��LW�GHSUHFLDWHV��RU�
ORVHV�YDOXH��ZKHQ�LWV�EHQHȴWV�DUH�FRQVXPHG�

6SHDNLQJ�JHQHULFDOO\�DERXW�FDSLWDO�DQG�LWV�YDOXH��
2(&'�GLVFXVVHV�WKDW�FDSLWDO�KDV�D�GXDO�QDWXUH��LW�
VHUYHV�ERWK�DV�D�PHDQV�WR�VWRUH�ZHDOWK�DQG�DV�D�
VRXUFH�RI�FDSLWDO�VHUYLFHV��2(&'�IXUWKHU�GLVFXVVHV�
WKH�GLHUHQW�SHUVSHFWLYHV�RQ�DVVHW�YDOXH�DV�ZHOO�DV�
WKH�IDFW�WKDW�WKH�EHVW�SHUVSHFWLYH�GHSHQGV�RQ�RQHȇV�
ȊDQDO\WLFDO�SXUSRVH�ȋ

Figure 2-4�LOOXVWUDWHV�WKH�GLHUHQW�SHUVSHFWLYHV�RQ�
WUDQVSRUWDWLRQ�DVVHW�YDOXH��DGDSWLQJ�FRQFHSWV�IURP�
WKH�2(&'�GLVFXVVLRQ��7KH�ȴJXUH�LOOXVWUDWHV�WKUHH�SHU-
VSHFWLYHV��D�PDUNHW�SHUVSHFWLYH��D�FRVW�SHUVSHFWLYH��
DQG�DQ�HFRQRPLF�SHUVSHFWLYH��(DFK�SHUVSHFWLYH�LV�
GLVFXVVHG�IXUWKHU�EHORZ�

Cost Perspective
7KH�FRVW�SHUVSHFWLYH�IRFXVHV�RQ�FDSLWDO�FRVWV�LQFXUUHG�E\�WKH�DVVHW�RZQHU��:KHQ�
HVWDEOLVKLQJ�YDOXH�IURP�WKLV�SHUVSHFWLYH�RQH�DVNV��Ȋ+RZ�PXFK�GRHV�LW�FRVW�XV�WR�
DFTXLUH�WKLV�DVVHW�DQG�RSHUDWH�LW�RYHU�WLPH"ȋ

ΖQ�FDVHV�ZKHUH�D�FRPSHWLWLYH�PDUNHW�H[LVWV�IRU�DQ�DVVHW��WKH�FRVW�DQG�PDUNHW�
SHUVSHFWLYHV�\LHOG�WKH�VDPH�UHVXOW�IRU�WKH�LQLWLDO�YDOXH�RI�DQ�DVVHW��WKH�FRVW�LV�
QRWLRQDOO\�WKH�SULFH�RI�WKH�DVVHW�RQ�WKH�PDUNHW��+RZHYHU��WKLV�SHUVSHFWLYH�VWLOO�
\LHOGV�D�YDOXH�LQ�FDVHV�ZKHUH�QR�PDUNHW�H[LVWV��RU�ZKHUH�WKH�PDUNHW�LV�QRW�FRP-
SHWLWLYH��(YHQ�LI�WKHUH�LV�QR�PDUNHW�IRU�DQ�DVVHW��WKHUH�LV�VWLOO�D�FRVW�LQFXUUHG�LQ�
SXUFKDVLQJ��FRQVWUXFWLQJ��DQG�RSHUDWLQJ�WKH�DVVHW�RYHU�WLPH��

2QH�LPSRUWDQW�FRQVLGHUDWLRQ�LQ�DGRSWLQJ�WKH�FRVW�SHUVSHFWLYH�LV�WR�HVWDEOLVK�
ZKHWKHU�WR�XVH�KLVWRULF�RU�FXUUHQW�FRVWV��7KH�KLVWRULF�FRVW�RI�DQ�DVVHW�LV�WKH�FRVW�
WKDW�ZDV�DFWXDOO\�SDLG�IRU�WKH�DVVHW��7KH�FXUUHQW�FRVW�LV�WKH�FRVW�RI�UHSODFLQJ�WKH�
DVVHW�LQ�WRGD\ȇV�GROODUV��UHJDUGOHVV�RI�ZKDW�ZDV�DFWXDOO\�SDLG�LQ�WKH�SDVW��*$6%�
6WDWHPHQW����VSHFLȴFDOO\�UHTXLUHV�DJHQFLHV�WR�UHSRUW�WKH�KLVWRULF�FRVWV�RI�DVVHW�

Section 2.2

'HȴQLQJ�$VVHW�9DOXH

Chapter 2. Asset Valuation Framework
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Asset Value
'HȴQLWLRQ
Asset Value: the discounted stream of 
IXWXUH�EHQHȴWV�WKDW�WKH�DVVHW�LV�H[SHFW-
HG�WR�\LHOG�

Depreciation: loss in the value of an 
DVVHW�DV�LW�DJHV��HTXLYDOHQW�WR�WKH�FRQ-
VXPSWLRQ�RI�ȴ[HG�FDSLWDO�

Source: OECD, Measuring Capital
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SXUFKDVH�RU�FRQVWUXF-
WLRQ��DV�LV�FRQVLVWHQW�
ZLWK�8�6��*HQHUDOO\�
$FFHSWHG�$FFRXQWLQJ�
3ULQFLSOHV��*$$3���
8�6��*$$3�HPSKDVL]H�
WKH�XVH�RI�FRQVHUYD-
WLVP��RU�DYRLGLQJ�WKH�
RYHUVWDWHPHQW�RI�QHW�
DVVHWV�DQG�LQFRPH��
7KXV��8�6��DJHQFLHV�
PXVW�UHSRUW�DVVHW�
YDOXHV�XVLQJ�KLVWRULF�
FRVWV�RU�HVWLPDWHG�
KLVWRULF�FRVWV�LQ�WKHLU�
ȴQDQFLDO�UHSRUWV�WR�EH�
FRQVLVWHQW�ZLWK�HLWKHU�
PHWKRG�LQ�*$6%�����
HYHQ�LI�WKH\�FDOFXODWH�
YDOXH�LQ�RWKHU�ZD\V�WR�
VXSSRUW�7$0�

)RU�VXSSRUWLQJ�7$0��
DQG�IRU�ȴQDQFLDO�UHSRUWLQJ�RXWVLGH�WKH�8�6���DVVHW�RZQHUV�WHQG�WR�XVH�WKH�DVVHWȇV�
FXUUHQW�UHSODFHPHQW�FRVW�LQ�WRGD\ȇV�GROODUV�UDWKHU�WKDQ�WKH�DVVHWȇV�SXUFKDVH�
SULFH��7KH�XVH�RI�WKH�FXUUHQW�UHSODFHPHQW�FRVW�LV�UHFRPPHQGHG�IRU�FDOFXODWLQJ�
WKH�IDLU�YDOXH�RI�DQ�DVVHW�DV�GHȴQHG�LQ�Ζ)56�1XPEHU�����7KLV�FRVW�LV�XVHG�DV�D�
SUR[\�IRU�WKH�SULFH�WKDW�ZRXOG�EH�FKDUJHG�IRU�WKH�DVVHW�LQ�WKH�HYHQW�WKDW�D�PDU-
NHW�H[LVWHG��$OVR��LW�LV�WKH�FRVW�WKDW�LV�PRVW�UHOHYDQW�WR�DQ�DVVHW�PDQDJHU�WU\LQJ�WR�
PDNH�LQYHVWPHQW�GHFLVLRQV�WKDW�LQYROYH�VSHQGLQJ�PRQH\�LQ�WRGD\ȇV�GROODUV�

7KH�EDVLF�LVVXH�ZLWK�WKH�FRVW�SHUVSHFWLYH�LV�WKDW�LW�OHDYHV�QR�GD\OLJKW�EHWZHHQ�
FRVW�DQG�YDOXH��WKHVH�DUH�RQH�DQG�WKH�VDPH��ΖI�RQH�DVNV�ZKDW�YDOXH�ZLOO�EH�GH-
ULYHG�IURP�VSHQGLQJ����PLOOLRQ�WR�UHFRQVWUXFW�D�URDG��IURP�WKH�FRVW�SHUVSHFWLYH�
WKH�DQVZHU�LV�Ȋ���PLOOLRQ��RI�FRXUVH�ȋ�&RQVHTXHQWO\��WKH�FRVW�SHUVSHFWLYH�FDQ�
KHOS�DQVZHU�TXHVWLRQV�DERXW�KRZ�EHVW�WR�PDQDJH�DVVHWV��EXW�LW�LV�LOO�VXLWHG�IRU�
DGGUHVVLQJ�TXHVWLRQV�FRQFHUQLQJ�WKH�XQGHUO\LQJ�YDOXH�RI�WUDQVSRUWDWLRQ�DVVHWV�
WR�VRFLHW\��)RU�DQVZHULQJ�VXFK�TXHVWLRQV��RQH�PXVW�LQVWHDG�WXUQ�WR�WKH�HFRQRP-
LF�SHUVSHFWLYH�

Market Perspective
7KH�PDUNHW�SHUVSHFWLYH�IRFXVHV�RQ�WKH�SULFH�RI�DQ�DVVHW�RQ�WKH�RSHQ�PDUNHW��
:KHQ�HVWDEOLVKLQJ�YDOXH�IURP�WKLV�SHUVSHFWLYH�RQH�DVNV��Ȋ)RU�KRZ�PXFK�FDQ�DQ�
DVVHW�EH�VROG�RQ�WKH�PDUNHW"ȋ�)RU�H[DPSOH��ZKHQ�YDOXLQJ�DQ�DXWRPRELOH�RQH�
PLJKW�VHHN�WR�GHWHUPLQH�WKH�UHVDOH�YDOXH�VKRXOG�WKH�FDU�EH�VROG�WKURXJK�DQ�
DXFWLRQ�RU�WR�D�UHVHOOHU�
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Figure 2-4. Perspectives on Asset Value
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7KH�YLUWXH�RI�WKLV�SHUVSHFWLYH�LV�WKDW�LW�OHYHUDJHV�WKH�EHKDYLRU�RI�IUHH�PDUNHWV�
WR�GHWHUPLQH�KRZ�PXFK�YDOXH�DQ�DVVHW�LV�H[SHFWHG�WR�\LHOG�LQ�WKH�IXWXUH��ΖI�WKH�
PDUNHW�IRU�DQ�DVVHW�LV�FRPSHWLWLYH��WKHQ�WKH�DVVHWȇV�PDUNHW�YDOXH�VKRXOG�WKHR-
UHWLFDOO\�DFFRXQW�IRU�WKH�IXWXUH�EHQHȴWV�SURYLGHG�WR�WKH�EX\HU��$IWHU�DOO��QRERG\�
ZRXOG�ZDQW�WR�SXUFKDVH�DQ�DVVHW�DW�D�FRVW�JUHDWHU�WKDQ�LWV�H[SHFWHG�EHQHȴW��7KH�
FRPSHWLWLYH�QDWXUH�RI�WKH�PDUNHW�VKRXOG�HQVXUH�WKDW�QR�DVVHW�LV�VROG�DW�OHVV�WKDQ�
WKLV�YDOXH��7KXV��WKLV�SHUVSHFWLYH�LV�H[WUHPHO\�YDOXDEOH�ZKHUH�D�ZHOO�GHȴQHG�
PDUNHW�H[LVWV�IRU�DQ�DVVHW��

7KH�FKDOOHQJH�ZLWK�DGRSWLQJ�WKLV�SHUVSHFWLYH�LV�WKDW�LW�FDQ�EH�KDUG�WR�LGHQWLI\�D�
PDUNHW��OHW�DORQH�D�FRPSHWLWLYH�RQH��IRU�PDQ\�W\SHV�RI�WUDQVSRUWDWLRQ�DVVHWV��
0DUNHWV�W\SLFDOO\�H[LVW�IRU�DVVHWV�WKDW�DUH�PDQXIDFWXUHG�DQG�FDQ�EH�UHDGLO\�
H[FKDQJHG�EHWZHHQ�GLHUHQW�SDUWLHV��LQFOXGLQJ�PDQ\�
W\SHV�RI��YHKLFOHV��HTXLSPHQW��IDFLOLWLHV��DQG�ODQG��)L[HG�
DVVHWV��VXFK�DV�WKH�URDGV�DQG�EULGJHV�QHFHVVDU\�WR�
SURYLGH�PRELOLW\�WR�VRFLHW\��DUH�QRW�SDUWLFXODUO\�PRELOH�
WKHPVHOYHV��DQG�WKH\�GR�QRW�OHQG�WKHPVHOYHV�WR�EHLQJ�
UHVROG�RQFH�FRQVWUXFWHG�EHFDXVH�WKH\�GR�QRW�JHQHUDWH�
UHYHQXH��0DUNHWV�FDQ�H[LVW�IRU�WROO�URDGV�DQG�EULGJHV��
EXW�LW�LV�LPSRUWDQW�WR�QRWH�WKDW�WKH�SULFHV�LQ�WKHVH�PDU-
NHWV�PD\�QRW�EH�ZKROO\�LQGLFDWLYH�RI�WKH�DVVHWȇV�FRQGL-
WLRQ��DV�WKH\�W\SLFDOO\�LQYROYH�WKH�OHDVLQJ��QRW�WKH�VDOH��RI�
DQ�DVVHW�IRU�DQ�DOORWWHG�SHULRG�RI�WLPH��$OVR��WKH�PDUNHW�
SULFH�GRHV�QRW�DFFRXQW�IRU�H[WHUQDOLWLHV�Ȃ�FRVWV�DQG�EHQ-
HȴWV�SODFHG�XSRQ�RWKHUV�DQG�QRW�SHUFHLYHG�E\�WKH�EX\HU��
$Q�H[DPSOH�RI�D�SRVLWLYH�H[WHUQDOLW\�LV�WKH�VXSSRUW�
RI�HPHUJHQF\�VHUYLFHV�VXFK�DV�DPEXODQFHV��QHJDWLYH�
H[WHUQDOLWLHV�LQFOXGH�LWHPV�VXFK�DV�DLU�SROOXWLRQ��FRQJHV-
WLRQ��DQG�QRLVH��'HSHQGLQJ�RQ�WKH�DSSOLFDWLRQ��LW�PD\�EH�
QHFHVVDU\�WR�DGMXVW�WKH�PDUNHW�SULFH�IRU�H[WHUQDOLWLHV�

2QH�DSSURDFK�IRU�FDOFXODWLQJ�D�PDUNHW�YDOXH�IRU�ȴ[HG�DVVHWV�LV�WR�H[DPLQH�FDVHV�
LQ�ZKLFK�LQIUDVWUXFWXUH�KDV�EHHQ�SULYDWL]HG��VXFK�DV�ZKHUH�D�SULYDWH�ȴUP�ELGV�WR�
RZQ��RSHUDWH��DQG�PDLQWDLQ�D�KLJKZD\��7KH�DVVHW�YDOXH�FRQVLGHUDWLRQV�DQG�DSSOL-
FDWLRQV�IRU�SULYDWH�LQIUDVWUXFWXUH�DUH�H[SORUHG�IXUWKHU�LQ�&KDSWHU����)RU�QRZ��WR�
XVH�WKLV�DV�WKH�EDVLV�IRU�HVWDEOLVKLQJ�YDOXH�IRU�RWKHU�DVVHWV�RQH�PXVW�DVN�
�y 7R�ZKDW�H[WHQW�FDQ�WKH�SULFH�RI�D�JLYHQ�SULYDWL]DWLRQ�FRQWUDFW�RU�RWKHU�WUDQV-
DFWLRQ�EH�JHQHUDOL]HG�WR�RWKHU�WUDQVSRUWDWLRQ�DVVHWV"�)RU�LQVWDQFH��LW�PD\�QRW�
EH�UHDVRQDEOH�WR�DSSO\�WKH�YDOXH�RI�D�VSHFLȴF�WROO�URDG�WR�RWKHU�QRQ�WROO�URDGV�
DQG�EULGJHV��7KHVH�DVVHWVȇ�ULVNV��FRVWV��DQG�UHYHQXHV�GHSHQG�RQ�XQLTXH�FKDU-
DFWHULVWLFV��VXFK�DV�WKH�OHQJWK�RI�WKH�FRQWUDFW�RU�ORFDO�WUDɝF�ȵRZ��ZKLFK�DUH�
QRW�HDVLO\�JHQHUDOL]HG�RU�WUDFNHG��
�y 'RHV�WKH�PDUNHW�SULFH�DFFRXQW�IRU�WKH�IXOO�UDQJH�RI�EHQHȴWV�DQG�H[WHUQDOLWLHV"�
ΖQ�WKH�H[DPSOH�RI�D�WROO�URDG��RQH�FDQ�XVH�WKH�WUDQVDFWLRQ�SULFH�WR�GHWHUPLQH�
WKH�YDOXH�RI�IXWXUH�WROOV�IRU�D�VSHFLȴF�URDG��+RZHYHU��WKLV�GRHV�QRW�DFFRXQW�
IRU�LPSDFWV�RI�WUDɝF�GLYHUWHG�WR�RU�IURP�RWKHU�URDGV�DV�D�UHVXOW�RI�WKH�WROO�
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Fair Value
'HȴQLWLRQ
Fair Value: the price that would 
be received to sell an asset or paid 
to transfer a liability in an orderly 
transaction between market partic-
LSDQWV�DW�WKH�PHDVXUHPHQW�GDWH�

Source: IFRS, Standard Number 13: Fair 
Value Measurement (3)
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URDG��FKDQJHV�LQ�FRQVXPHU�VXUSOXV�WR�URDG�XVHUV�EHLQJ�WROOHG��HQYLURQPHQWDO�
LPSDFWV��DQG�D�KRVW�RI�RWKHU�LVVXHV�
�y ΖV�WKH�PDUNHW�FRPSHWLWLYH"�&HUWDLQO\��D�SXEOLF�DJHQF\�DZDUGLQJ�ZRUN�DOZD\V�
VHHNV�D�FRPSHWLWLYH�PDUNHW��EXW�LQ�ODUJH��KLJK�FRVW�ELGV�WKHUH�PD\�EH�D�VPDOO�
QXPEHU�RI�ELGGHUV��DQG�LW�PD\�EH�GLɝFXOW�WR�HVWDEOLVK�ZKHWKHU�D�FRPSHWLWLYH�
PDUNHW�DFWXDOO\�H[LVWV��ΖI�WKH�PDUNHW�H[LVWV�EXW�LW�QRW�FRPSHWLWLYH��WKHQ�
LW�LV�SRVVLEOH�WR�HVWDEOLVK�D�PDUNHW�SULFH��EXW�LW�PD\�EH�D�GLHUHQW�SULFH�
WKDQ�WKDW�RI�D�WUXO\�FRPSHWLWLYH�PDUNHW��

+RZHYHU�LW�LV�HVWDEOLVKHG��WKH�PDUNHW�YDOXH�RI�DQ�DVVHW�LV�YLHZHG�DV�WKH�EHVW�UHS-
UHVHQWDWLRQ�RI�DVVHW�YDOXH�EDVHG�RQ�LQWHUQDWLRQDO�DFFRXQWLQJ�JXLGDQFH��%DVHG�
RQ�WKH�Ζ)56����VWDQGDUG��WKH�IDLU�YDOXH�LV�WKH�SULFH�WKDW�ZRXOG�EH�VHW�IRU�DQ�DVVHW�
LQ�D�PDUNHW��LQ�WKH�HYHQW�RQH�H[LVWHG��UHJDUGOHVV�RI�ZKHWKHU�VXFK�D�PDUNHW�DFWX-
DOO\�H[LVWV��:KHUH�QR�VXFK�PDUNHW�H[LVWV��Ζ)56����GHVFULEHV�XVLQJ�WKH�FRVW�RI�WKH�
DVVHW�DV�D�SUR[\��FRQVLVWHQW�ZLWK�WKH�FRVW�SHUVSHFWLYH�

Economic Perspective
7KH�HFRQRPLF�SHUVSHFWLYH�IRFXVHV�RQ�WKH�EHQHȴWV�JHQHUDWHG�E\�DQ�DVVHW��:KHQ�
HVWDEOLVKLQJ�YDOXH�IURP�WKLV�SHUVSHFWLYH�RQH�DVNV��Ȋ:KDW�DUH�WKH�EHQHȴWV�RI�WKH�
DVVHW�WR�WUDYHOHUV�DQG�VRFLHW\"ȋ�ΖQ�JHQHUDO�JXLGDQFH�IRU�DVVHW�YDOXH�(11, 12)��WKLV�
SHUVSHFWLYH�LV�DOVR�FDOOHG�WKH�ȊLQFRPH�SHUVSHFWLYHȋ��DV�LW�LQYROYHV�FDOFXODWLQJ�WKH�
LQFRPH�JHQHUDWHG�E\�DQ�DVVHW��

7KH�YDOXDWLRQ�RI�DQ�DVVHW�LV�D�IXQGDPHQWDO�DUHD�RI�HFRQRPLF�DQDO\VLV��HVSHFLDOO\�
LQ�WKH�FRQWH[W�RI�D�EHQHȴW�FRVW�DQDO\VLV��%&$��FRQGXFWHG�WR�GHWHUPLQH�ZKHWKHU�
LPSURYHPHQWV�WR�DQ�DVVHW�DUH�ZRUWKZKLOH��:KHQ�FRQGXFWLQJ�D�%&$��RQH�GHWHU-
PLQHV�WKH�FRVW�RI�DQ�LQYHVWPHQW�DV�GHVFULEHG�DERYH�IRU�WKH�FRVW�SHUVSHFWLYH�
DQG�FDOFXODWHV�HFRQRPLF�EHQHȴWV�E\�REVHUYLQJ�WKH�FKRLFHV�SHRSOH�PDNH�WR�LQIHU�
WKH�YDOXH�WKH\�GHULYH��7UDQVSRUWDWLRQ�IDFLOLWLHV�GR�QRW�LQWULQVLFDOO\�JHQHUDWH�YDOXH��
ΖQVWHDG��YDOXH�LV�JHQHUDWHG�ZKHQ�D�IDFLOLW\�LV�XVHG�WR�WUDQVSRUW�SHRSOH�RU�JRRGV��
$QDO\VLV�RI�WKH�GLHUHQW�YDOXHV�LQFRUSRUDWHV�IRUHFDVWV�RI�URDGZD\�XVHV��ZKLFK�
DUH�W\SLFDOO\�REWDLQHG�IURP�WUDYHO�GHPDQG�PRGHOV�WKDW�IUDPH�WUDQVSRUWDWLRQ�
FKRLFHV�WKURXJK�D�QHVWHG�VHW�RI�GHFLVLRQV��LQFOXGLQJ�ZKHWKHU�RU�QRW�WR�WDNH�D�
WULS��DQG�LI�WKH�WULS�LV�WDNHQ��ZKLFK�GHVWLQDWLRQ��PRGH��DQG�URXWH�LV�FKRVHQ��6LQFH�
RSHUDWLQJ�D�ZLGH�QHWZRUN�RI�URDGZD\V�H[SDQGV�WUDQVSRUWDWLRQ�FKRLFHV��DQG�
WKXV�WKH�LPSOLFLW�YDOXH�RI�H[HUFLVLQJ�DQ�RSWLRQ�WR�WUDYHO��D�IXQGDPHQWDO�SXUSRVH�
RI�DVVHW�PDQDJHPHQW�LV�WR�PDLQWDLQ�H[LVWLQJ�IDFLOLWLHV�VR�WKDW�WKHLU�XVH�JHQHUDWHV�
YDOXH�

7KH�FRVW��PDUNHW��DQG�HFRQRPLF�SHUVSHFWLYHV�RQ�DVVHW�YDOXH�GLHU�LQ�VXEWOH�DQG�
LPSRUWDQW�ZD\V��)RU�H[DPSOH��D�FRVW�SHUVSHFWLYH�JHQHUDOO\�VWDUWV�IURP�DQ�LPSOLF-
LW�DVVXPSWLRQ�WKDW�D�IDFLOLW\�LV�ZRUWK�PDLQWDLQLQJ�DW�WKH�OHYHO�RI�VHUYLFH�IRU�ZKLFK�
LW�ZDV�RULJLQDOO\�SODQQHG�DQG�FRQVWUXFWHG��7KH�DFWXDO�XVH�RI�WKH�IDFLOLW\�GRHV�QRW�
IDFWRU�LQWR�WKH�DVVHVVPHQW�H[FHSW�ZKHQ�LW�LV�XVHG�WR�LQGLUHFWO\�HVWLPDWH�WKH�UDWH�
RI�GHWHULRUDWLRQ�DQG�PDLQWHQDQFH�VFKHGXOH��ΖQ�FRPSDULVRQ��WKH�PDUNHW�DS-
SURDFK�GLUHFWO\�FRQVLGHUV�WKH�YDOXH�RI�WKH�IDFLOLW\�WR�XVHUV�LQ�DGGLWLRQ�WR�WKH�FRVW�
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WR�PDLQWDLQ�LW��7KH�PDUNHW�DSSURDFK�FDQ�EH�FRQVLGHUHG�IURP�WKH�SHUVSHFWLYH�RI�
D�FRQFHVVLRQDLUH�ZKR�FRXOG�HYDOXDWH�WKH�IDFLOLW\�EDVHG�RQ�WKHLU�RSSRUWXQLW\�WR�
UHFRYHU�WKHLU�FRVW�DQG�HDUQ�D�SURȴW��WKURXJK�UHYHQXH�FROOHFWLRQ��$FFRUGLQJO\��WKH�
QXPEHU�RI�XVHUV�DQG�WKHLU�ZLOOLQJQHVV�WR�SD\�IRU�XVLQJ�WKH�IDFLOLW\�DUH�NH\�GH-
WHUPLQDQWV�RI�YDOXH��1RWH�DOVR�WKDW�WKLV�ZLOOLQJQHVV�WR�SD\�LV�W\SLFDOO\�DVVRFLDWHG�
RQO\�ZLWK�XVHUVȇ�SRWHQWLDO�IRU�VDYLQJ�WLPH�RU�RXW�RI�SRFNHW�FRVWV�

ΖQ�FRQWUDVW��DQ�HFRQRPLF�PHDVXUH�RI�DVVHW�YDOXH�VWHPV�IURP�D�PRUH�FRPSUH-
KHQVLYH�YDOXH��EDVHG�RQ�WKH�XVH�RI�D�IDFLOLW\��(FRQRPLF�DVVHW�YDOXDWLRQ�LV�DQ�
DQDO\WLFDO�H[HUFLVH�WKDW�HVWDEOLVKHV�D�UDWLRQDOH�RQ�ZKHWKHU�DQG�ZKHQ�D�IDFLOLW\�
RXJKW�WR�EH�FRQVWUXFWHG�RU�LPSURYHG��$FDGHPLF�OLWHUDWXUH�DQG�SUDFWLWLRQHU�RUL-
HQWHG�GRFXPHQWV�DQG�JXLGHOLQHV�GLVFXVV�WZR�ZD\V�LQ�ZKLFK�D�WUDQVSRUWDWLRQ�
IDFLOLW\�SURYLGHV�HFRQRPLF�YDOXH�(13, 14)��$�XVHU�EDVHG�PHDVXUH�RI�YDOXH�GUDZV�
GLUHFWO\�IURP�VHSDUDEOH�DQG�DGGLWLYH�DFFRXQWLQJ�RI�NH\�EHQHȴW�FDWHJRULHV��VXFK�
DV�WUDYHO�WLPH��RXW�RI�SRFNHW�H[SHQGLWXUHV��DFFLGHQW�ULVN��SROOXWDQW�H[WHUQDOLWLHV��
DQG�SDYHPHQW�PDLQWHQDQFH��DQG�VRPH�SRWHQWLDO�VLWH�VSHFLȴF�LPSDFWV�WKDW�DULVH�
IURP�IDFLOLW\�XVH�RU�ORFDWLRQ��$OWHUQDWLYHO\��ZKHUH�WUDQVSRUWDWLRQ�IDFLOLWLHV�ORZHU�
WKH�FRVW�RI�PRELOLW\��WKH\�FDQ�LQGXFH�PRUH�SURGXFWLYH�LQYHVWPHQWV�LQ�FDSLWDO�DQG�
ODERU��NH\�PHDVXUHV�RI�JURVV�GRPHVWLF�SURGXFW��*'3���DQG�D�PDFURHFRQRPLF�LQ-
GLFDWRU�RI�WUDQVSRUWDWLRQ�YDOXH��7KHUH�DUH�YDULRXV�FKDOOHQJHV�LQ�OLQNLQJ�HFRQRPLF�
EHQHȴWV�WR�VSHFLȴF�FKDQJHV�LQ�*'3��7KH�DSSURDFK�SUHVHQWHG�KHUH�DGGUHVVHV�WKH�
HFRQRPLF�EHQHȴWV�RI�WUDQVSRUWDWLRQ�DVVHWV�ZLWKRXW�PDNLQJ�DQ�H[SOLFLW�OLQNDJH�
EHWZHHQ�WKHVH�EHQHȴWV�DQG�*'3���

7KHUH�DUH�VHYHUDO�LPSRUWDQW�GLPHQVLRQV�LQ�D�XVHU�EDVHG��HFRQRPLF�YDOXDWLRQ�
RI�WUDQVSRUWDWLRQ�DVVHWV�WKDW�RQH�PXVW�FRQVLGHU�ZKHQ�YDOXLQJ�DVVHWV�IURP�DQ�
HFRQRPLF�SHUVSHFWLYH��7KHVH�LQFOXGH�WKH�IROORZLQJ�
�y 5HODWLYH�YDOXH��6LQFH�D�WUDQVSRUWDWLRQ�IDFLOLW\�KDV�QR�LQWULQVLF�YDOXH��EH\RQG�
LWV�XVH���HFRQRPLF�YDOXDWLRQ�RI�DQ�H[LVWLQJ�IDFLOLW\�FRQVWUXFWV�D�FRXQWHUIDFWXDO�
FDVH��H�J���DQ�DOWHUQDWLYH�GHVLJQ��URXWH�RU�PRGH��IRU�FRPSDULVRQ�ZLWK�FXUUHQW�
FRQGLWLRQV��'HSHQGLQJ�RQ�WKH�DVVHW�PDQDJHPHQW�FRQWH[W��VHYHUDO�GLHUHQW�
W\SHV�RI�DOWHUQDWLYHV�FRXOG�EH�HVWDEOLVKHG�IRU�FRPSDULVRQ�
�y 0HDVXUHV�RI�YDOXH��7UDQVSRUWDWLRQ�LQYHVWPHQW�KDV�D�QXPEHU�RI�GLHUHQW�LP-
SDFWV�ERWK�SRVLWLYH�DQG�QHJDWLYH��$�YDULHW\�RI�GLHUHQW�PHDVXUHV�DUH�QHHGHG�
WR�TXDQWLI\�WKH�YDOXH�IURP�DQ�LQYHVWPHQW��7KHVH�LQFOXGH��EXW�DUH�QRW�OLPLWHG�
WR��WUDYHO�WLPH�VDYLQJV��YHKLFOH�RSHUDWLQJ�FRVWV��FUDVK�FRVWV��HPLVVLRQV�FRVWV��
FRVWV�IURP�HQYLURQPHQWDO�LPSDFWV��FKDQJHV�LQ�SURSHUW\�YDOXH��DQG�DJHQF\�
FRVWV��
�y &RQVLGHUDWLRQ�RI�WKH�VWUHDP�RI�FRVWV�DQG�EHQHȴWV��7KH�WLPH�VSDQ�RYHU�
ZKLFK�DVVHW�YDOXH�LV�PHDVXUHG�FUHDWHV�FRPSOH[LWLHV�VLQFH�PDQ\�URDGZD\V�
DUH�DOUHDG\�RU�ZLOO�EHFRPH�ORQJ�ODVWLQJ�FRUULGRUV�WKDW�FRPPXQLWLHV�GHYHORS�
DURXQG��7KH�SUHVHQW�YDOXH�RI�D�IDFLOLW\ȇV�IXWXUH�XVHV�PXVW�EH�GHWHUPLQHG��DQG�
WKLV�LV�GLUHFWO\�GHWHUPLQHG�E\�D�GLVFRXQW�UDWH�LQWHQGHG�WR�UHȵHFW�WKH�SUHVHQW�
YDOXH�GHFLVLRQ�PDNHUV�SODFH�RQ�DQ\�IXWXUH�XVHV�
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�y &KDQJLQJ�FRQWH[WV��ΖW�LV�QRW�HQRXJK�WR�PDQDJH�DVVHWV�DVVXPLQJ�FXUUHQW�
YDOXDWLRQ�FRQGLWLRQV�ZLOO�UHPDLQ�LQ�SHUSHWXLW\��)RU�H[DPSOH��WKH�YDOXH�RI�D�
WUDQVSRUWDWLRQ�DVVHW�PD\�FKDQJH�LI�SROLF\�SHUVSHFWLYHV�VKLIW�WRZDUG�IUHH�DF-
FHVV�IDFLOLWLHV�YHUVXV�UHYHQXH�JHQHUDWLQJ�RQHV�RU�LI�FOLPDWH�FRQGLWLRQV�UHQGHU�
IDFLOLWLHV�PRUH�YXOQHUDEOH�WR�H[WUHPH�HYHQWV�

Reconciling Perspectives on Asset Value
(DFK�DVVHW�YDOXH�SHUVSHFWLYH�HPSKDVL]HV�D�VSHFLȴF�DVSHFW�RI�KRZ�WUDQVSRUWD-
WLRQ�DVVHWV�DUH�FRQVWUXFWHG�DQG�XWLOL]HG��$OO�WKUHH�SHUVSHFWLYHV�DUH�YDOLG��DQG�FDQ�
SURYLGH�LQVLJKWV�WKDW�KHOS�FRPPXQLFDWH�LQIRUPDWLRQ�DERXW�DVVHWV�DQG�VXSSRUW�
GHFLVLRQ�PDNLQJ�

:KLOH�HDFK�RI�WKH�SHUVSHFWLYHV�VXSSRUWV�VRPH�RI�WKH�DSSOLFDWLRQV�GHVFULEHG�
LQ�6HFWLRQ������PDQ\�SXEOLF�DJHQFLHV�UHO\�RQ�WKH�FRVW�SHUVSHFWLYH�IRU�WKHLU�FDO-
FXODWLRQ�RI�DVVHW�YDOXH��7KH�FRVW�SHUVSHFWLYH�KHOSV�DQ�DJHQF\�GLUHFWO\�UHODWH�LWV�
H[SHQGLWXUHV�RQ�DVVHWV�WR�FKDQJHV�LQ�WKHLU�YDOXH��DQG�LW�VXSSRUWV�D�ODUJH�QXPEHU�
RI�7$0�UHODWHG�DSSOLFDWLRQV��$OVR��ZKHUH�D�PDUNHW�H[LVWV��WKH�FRVW�RI�UHSODFLQJ�
WKH�DVVHW��GHSUHFLDWHG�EDVHG�RQ�LWV�DJH�RU�XVH��WHQGV�WR�FRUUHODWH�FORVHO\�WR�LWV�
SULFH��:KHUH�QR�PDUNHW�H[LVWV��WKH�GHSUHFLDWHG�UHSODFHPHQW�FRVW�VHUYHV�DV�D�
SUR[\�IRU�LWV�PDUNHW�SULFH�

5HJDUGLQJ�WKH�UHODWLRQVKLS�EHWZHHQ�WKH�FRVW�DQG�HFRQRPLF�SHUVSHFWLYHV��WKH�
FRVW�RI�DQ�DVVHW�GRHV�QRW�SURYLGH�GLUHFW�LQVLJKW�LQWR�WKH�HFRQRPLF�EHQHȴWV�JHQ-
HUDWHG�E\�DQ�DVVHW��DQG�FDQQRW�VXSSRUW�GHFLVLRQV�WKDW�UHO\�RQ�WKLV�LQIRUPDWLRQ��
+RZHYHU��LI�RQH�DVVXPHV�WKDW�DQ�H[LVWLQJ�DVVHW�LV�ZRUWK\�RI�PDLQWHQDQFH��WKH�
H[SHFWDWLRQ�LV�WKDW�LWV�EHQHȴWV�RYHU�WLPH�PXVW�DW�OHDVW�HTXDO��DQG�PD\�JUHDWO\�
H[FHHG��LWV�UHSODFHPHQW�FRVW��)XUWKHU��ZKDWHYHU�WKH�EHQHȴWV�PD\�EH�WR�WUDQV-
SRUWDWLRQ�XVHUV�DQG�VRFLHW\��WKRVH�EHQHȴWV�ZLOO�FRQWLQXH�WR�DFFUXH�SURYLGHG�WKH�
DVVHW�UHPDLQV�LQ�VHUYLFH��7KXV��IRU�PDQ\�7$0�DSSOLFDWLRQV�LW�LV�VXɝFLHQW�WR�IRFXV�
RQ�WKH�FRVW�WR�WKH�DJHQF\�RI�NHHSLQJ�WKH�DVVHW�LQ�VHUYLFH�WKURXJK�HɝFLHQW�PDLQ-
WHQDQFH�DQG�SODQQLQJ��ZLWK�WKH�DVVXPSWLRQ�WKDW�GRLQJ�VR�LV�LQKHUHQWO\�ZRUWK-
ZKLOH�
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7KLV�VHFWLRQ�RXWOLQHV�WKH�EDVLF�VWHSV�LQ�FDOFXODWLQJ�DVVHW�YDOXH��7KRXJK�
WKH\�DUH�LQWHQGHG�WR�VXSSRUW�WKH�GLHUHQW�DSSOLFDWLRQV�GHVFULEHG�LQ�6HFWLRQ������
WKH�VWHSV�DUH�WKH�VDPH�UHJDUGOHVV�RI�WKH�VSHFLȴF�DSSOLFDWLRQ��DQG�UHJDUGOHVV�RI�
ZKLFK�SHUVSHFWLYH�GHVFULEHG�LQ�6HFWLRQ�����RQH�DVVXPHV��7KH�VWHSV�H[SOLFLWO\�
DFNQRZOHGJH�WKH�GLHUHQW�DSSOLFDWLRQV�DQG�SHUVSHFWLYHV��DQG�WKH\�ZDON�WKH�DQD-
O\VW�WKURXJK�WKH�NH\�GHFLVLRQV�IRU�FDOFXODWLQJ�DVVHW�YDOXH��Figure 2-5�VXPPDUL]HV�
WKH�VWHSV�WR�FDOFXODWH�DVVHW�YDOXH��DQG�WKH�IROORZLQJ�VXEVHFWLRQV�GHVFULEH�HDFK�
VWHS�IXUWKHU�

Description of the Steps
'HȴQH�WKH�$QDO\VLV�6FRSH
7KH�ȴUVW�VWHS�LV�WR�GHWHUPLQH�WKH�VFRSH�RI�WKH�DQDO\VLV��+HUH��RQH�PXVW�GHWHU-
PLQH�WKH�DVVHWV�IRU�ZKLFK�WKH\�ZLOO�FDOFXODWH�YDOXH��DQG�WKH�OHYHO�RI�GHWDLO�DW�
ZKLFK�WKH�FDOFXODWLRQV�ZLOO�EH�SHUIRUPHG��7KH�VHOHFWHG�DSSURDFK�GHSHQGV�XSRQ�
WKH�LQWHQGHG�DSSOLFDWLRQ�RI�WKH�DVVHW�YDOXH�FDOFXODWLRQ�

:KHQ�GHFLGLQJ�ZKLFK�DVVHWV�WR�LQFRUSRUDWH��RQH�PXVW�FRQVLGHU�ERWK�WKH�VSHFLȴF�
DVVHW�FODVVHV�DQG�WKH�V\VWHPV�RU�QHWZRUNV�LQFOXGHG�LQ�WKH�DQDO\VLV��)RU�H[DP-
SOH��WR�FRPSO\�ZLWK�)HGHUDO�UHTXLUHPHQWV�IRU�7$03V��6WDWH�'27V�PXVW�FDOFXODWH�
DVVHW�YDOXH�IRU�WZR�DVVHW�FODVVHV�Ȃ�SDYHPHQWV�DQG�EULGJHV�Ȃ�XQGHU�RQH�V\VWHP�
Ȃ�WKH�1+6�

$OO�DVVHW�FODVVHV�LGHQWLȴHG�LQ�WKH�UHTXLUHPHQWV�VKRXOG�EH�LQFOXGHG�LQ�WKH�FDO-
FXODWLRQV��DQG�QR�DVVHW�VKRXOG�EH�LQFOXGHG�LQ�PXOWLSOH�FODVVHV��+RZHYHU��ZKHQ�
FDOFXODWLQJ�WKH�YDOXH�IRU�SDYHPHQW��RQH�PXVW�GHFLGH�LI�WKLV�LQFOXGHV�WKH�YDOXH�
RI�VKRXOGHUV��JXDUGUDLOV��VLJQV�DQG�WUDɝF�VLJQDOV��DQG�ΖQWHOOLJHQW�7UDQVSRUWDWLRQ�
6\VWHPV��Ζ76���ΖGHDOO\��WKH�GHFLVLRQ�RI�ZKDW�DVVHW�W\SHV�WR�LQFOXGH�LV�VXSSRUWHG�E\�
D�UHYLHZ�RI�D�FRPSUHKHQVLYH�DVVHW�UHJLVWHU�DQG�D�FRQVLGHUDWLRQ�RI�WKH�DYDLODEOH�
GDWD�

Section 2.3

Steps in Calculating Asset Value

Chapter 2. Asset Valuation Framework
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Chapter 2.  Asset Valuation Framework  ���6HFWLRQ�����6WHSV�LQ�&DOFXODWLQJ�$VVHW�9DOXH

7KH�OHYHO�RI�GHWDLO�UHTXLUHG�IRU�WKH�DQDO\VLV�LV�D�IXQFWLRQ�RI�WKH�LQWHQGHG�DSSOL-
FDWLRQV�RI�WKH�DVVHW�YDOXH�FDOFXODWLRQ�DQG�WKH�DYDLODELOLW\�RI�GDWD��ΖQ�FRQFHSW��WKH�
OHYHO�RI�GHWDLO�VKRXOG�EH�VXɝFLHQW�IRU�VSHFLI\LQJ�WKH�LPSDFW�RI�GLHUHQW�WUHDW-
PHQWV�FRQVLGHUHG�LQ�WKH�FDOFXODWLRQ��WKRXJK�WKLV�WRSLF�LV�GLVFXVVHG�IXUWKHU�LQ�
6WHS���Ȃ�'HWHUPLQH�7UHDWPHQW�(HFWV��ΖGHDOO\��RQH�VKRXOG�LQFOXGH�WUHDWPHQWV�
WKDW�DGG�OLIH�WR�DQ�DVVHW�DQG�DQDO\]H�DVVHWV�DW�D�OHYHO�RI�GHWDLO�WKDW�DFFRXQWV�IRU�
WUHDWPHQW�HHFWV��)RU�LQVWDQFH��LW�PD\�EH�QHFHVVDU\�WR�FRQVLGHU�PDMRU�FRPSR-
QHQWV�RI�D�EULGJH��GHFN��VXSHUVWUXFWXUH��VXEVWUXFWXUH��VHSDUDWHO\�LQ�WKH�DQDO\VLV��
JLYHQ�WKHVH�FRPSRQHQWV�KDYH�GLHUHQW�OLIHVSDQV�DQG�VRPH�WUHDWPHQWV�PD\�
H[WHQG�WKH�OLIH�RQH�FRPSRQHQW�EXW�QRW�DQRWKHU��H�J���GHFN�UHSODFHPHQW�RU�VXE-
VWUXFWXUH�UHSDLU��

Establish Initial Value
2QFH�WKH�DQDO\VLV�VFRSH�KDV�EHHQ�HVWDEOLVKHG��WKH�QH[W�VWHS�LV�WR�GHFLGH�KRZ�WR�
FDOFXODWH�WKH�LQLWLDO�YDOXH�RI�DQ�DVVHW��7KLV�VWHS�DFFRXQWV�IRU�WKH�GLHUHQW�DSSOLFD-
WLRQV�DQG�SHUVSHFWLYHV�RI�DVVHW�YDOXH�

)RU�PDQ\�7$0�DSSOLFDWLRQV��WKH�SUHIHUUHG�DSSURDFK�LV�WR�HVWDEOLVK�WKH�LQLWLDO�YDO-
XH�EDVHG�RQ�WKH�DVVHW�FXUUHQW�UHSODFHPHQW�FRVW�LQ�WRGD\ȇV�GROODUV��$V�GLVFXVVHG�
LQ�6HFWLRQ������WKLV�DSSURDFK�VXSSRUWV�GHFLVLRQV�UHJDUGLQJ�KRZ�DQ�DJHQF\�
VKRXOG�VSHQG�LWV�DYDLODEOH�EXGJHW�RQ�LWV�DVVHWV��7KLV�DSSURDFK�WHQGV�WR�EH�WKH�
PRVW�VWUDLJKWIRUZDUG�WR�LPSOHPHQW��DQG�LW�LV�UHFRPPHQGHG�DV�D�GHIDXOW�

+RZHYHU��IRU�FHUWDLQ�DSSOLFDWLRQV�LW�PD\�EH�SUHIHUDEOH�WR�XVH�DQ�DOWHUQDWLYH�DS-
SURDFK�WR�HVWDEOLVK�DVVHW�YDOXH��)RU�8�6��DJHQFLHV�WKDW�VHHN�WR�PDLQWDLQ�FRQVLV-
WHQF\�ZLWK�WKHLU�DSSURDFK�WR�ȴQDQFLDO�UHSRUWLQJ��LW�PD\�EH�QHFHVVDU\�WR�HVWDEOLVK�
LQLWLDO�YDOXH�EDVHG�RQ�SXUFKDVH�SULFH��FRQVLVWHQW�ZLWK�*$6%�����)RU�DSSOLFDWLRQV�
WKDW�LQYROYH�FRQVLGHULQJ�ZKLFK�DVVHWV�VKRXOG�EH�FRQVWUXFWHG�RU�PDLQWDLQHG��DQ�
HFRQRPLF�SHUVSHFWLYH�PD\�\LHOG�D�PRUH�GHIHQVLEOH�UHVXOW��:KHUH�PDUNHW�YDOXH�
LV�DYDLODEOH��WKLV�LV�XVXDOO\�SUHIHUDEOH��SDUWLFXODUO\�JLYHQ�WKH�HDVH�RI�FDOFXODWLRQ�
UHODWLYH�WR�RWKHU�DSSURDFKHV��

'HWHUPLQH�7UHDWPHQW�(HFWV
$QRWKHU�LPSRUWDQW�VWHS�LQ�FDOFXODWLQJ�DVVHW�YDOXH�LV�GHWHUPLQLQJ�WUHDWPHQW�
HHFWV��+HUH��RQH�PXVW�HVWDEOLVK�ZKDW�WUHDWPHQWV�ZLOO�EH�H[SOLFLWO\�FRQVLGHUHG�
LQ�WKH�DQDO\VLV��WUHDWPHQW�FRVWV��WKH�DVVHWV�WKDW�D�WUHDWPHQW�LPSDFWV��DQG�WKH�
HHFWV�RI�WUHDWPHQW��'HSHQGLQJ�RQ�WKH�GHSUHFLDWLRQ�DSSURDFK��RQH�PD\�VSHFLI\�
WUHDWPHQW�HHFWV�LQ�WHUPV�RI�FKDQJH�LQ�DVVHW�OLIH�RU�FKDQJH�LQ�DVVHW�FRQGLWLRQ�
�ZKLFK�FDQ�WKHQ�EH�FRQYHUWHG�WR�D�FKDQJH�LQ�HHFWLYH�OLIH��

7KH�PDMRU�TXHVWLRQ�WR�DQVZHU�LQ�WKLV�VWHS�LV�ZKDW�WUHDWPHQWV�WR�FRQVLGHU��$W�D�
PLQLPXP�RQH�VKRXOG�FRQVLGHU�DVVHW�UHSODFHPHQW�RU�UHFRQVWUXFWLRQ��DQG�WKH�
WUHDWPHQWV�LGHQWLȴHG�LQ�DQ�DVVHWȇV�OLIH�F\FOH�DQDO\VLV�VKRXOG�EH�UHYLHZHG�DV�ZHOO��
)UHTXHQWO\��LW�LV�QHFHVVDU\�WR�FRQVLGHU�RWKHU�WUHDWPHQWV�VKRUW�RI�UHSODFHPHQW�
RU�UHFRQVWUXFWLRQ�WR�VXSSRUW�7$0�DSSOLFDWLRQV��)RU�H[DPSOH��ZKHQ�WU\LQJ�WR�
GHPRQVWUDWH�WKH�YDOXH�RI�SHUIRUPLQJ�SUHYHQWLYH�PDLQWHQDQFH�DFWLYLWLHV�IRU�
SDYHPHQW��RQH�DSSURDFK�LV�WR�VKRZ�KRZ�DVVHW�YDOXH�IRU�D�UHSUHVHQWDWLYH�SDYH-
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Chapter 2.  Asset Valuation Framework  ���6HFWLRQ�����6WHSV�LQ�&DOFXODWLQJ�$VVHW�9DOXH

PHQW�VHFWLRQ�FKDQJHV�RYHU�WLPH�ZLWK�DQG�ZLWKRXW�SUHYHQWLYH�PDLQWHQDQFH�

2QFH�WKH�WUHDWPHQWV�DUH�HVWDEOLVKHG��RQH�PXVW�VSHFLI\�WUHDWPHQW�FRVWV��ZKDW�
DVVHWV�RU�DVVHW�FRPSRQHQWV�DUH�DGGUHVVHG�E\�D�JLYHQ�WUHDWPHQW��DQG�WKH�HI-
IHFWV�RI�WUHDWPHQW�RQ�DVVHW�RU�FRPSRQHQW�OLIH�RU�FRQGLWLRQ��7UHDWPHQWV�WKDW�DUH�
DVVXPHG�WR�RFFXU�EXW�QRW�H[SOLFLWO\�FRQVLGHUHG�VKRXOG�EH�UHȵHFWHG�LQ�HVWLPDWHV�
RI�DVVHW�OLIH��SUHYHQWLYH�PDLQWHQDQFH�DFWLYLWLHV�RIWHQ�IDOO�ZLWKLQ�WKLV�FDWHJRU\��)RU�
LQVWDQFH��DQ�HVWLPDWH�RI�WKH�OLIH�RI�D�QHZ�SDYHPHQW�VKRXOG�DVVXPH�SUHYHQWLYH�
PDLQWHQDQFH�WUHDWPHQWV�RFFXU�DV�VFKHGXOHG�

Establish Depreciation Approach
'HSUHFLDWLRQ�LV�QHFHVVDU\�ZKHQ�FDOFXODWLQJ�KRZ�DVVHW�YDOXH�FKDQJHV�ZLWK�WLPH��
$Q\�DVVHW�ZLWK�D�ȴQLWH�OLIH�ORVHV�YDOXH�RYHU�WLPH��$V�LQ�WKH�FDVH�RI�FDOFXODWLQJ�
LQLWLDO�DVVHW�YDOXH��WKHUH�DUH�PDQ\�GLHUHQW�DSSURDFKHV�WR�FDOFXODWLQJ�GHSUH-
FLDWLRQ��7KH�EHVW�DSSURDFK�WR�XVH�GHSHQGV�RQ�WKH�LQWHQGHG�DSSOLFDWLRQ�RI�WKH�
FDOFXODWLRQ��RQHȇV�SHUVSHFWLYH�RQ�ZKDW�YDOXH�UHSUHVHQWV��DQG�WKH�GDWD�DYDLODEOH�
WR�VXSSRUW�WKH�FDOFXODWLRQ�

:KLOH�GHSUHFLDWLRQ�WHQGV�WR�LQFUHDVH�DV�DQ�DVVHW�DJHV��WKH�VSHFLȴF�UHODWLRQVKLS�
EHWZHHQ�DJH�DQG�GHSUHFLDWLRQ�LV�FRPSOH[��7KH�PRVW�VWUDLJKWIRUZDUG�DVVXPS-
WLRQ�Ȃ�DQG�RIWHQ�WKH�EHVW�DVVXPSWLRQ��XQOHVV�RQH�KDV�WKH�GDWD�QHFHVVDU\�WR�
GHȴQH�D�QRQOLQHDU�GHSUHFLDWLRQ�Ȃ�LV�WR�DVVXPH�D�OLQHDU�UHODWLRQVKLS��ΖQ�D�OLQHDU�
UHODWLRQVKLS��DVVHW�YDOXH�GHFOLQHV�DW�D�XQLIRUP�UDWH�DFURVV�LWV�OLIHWLPH�XQWLO�LW�
UHDFKHV�D�UHVLGXDO�RU�VDOYDJH�YDOXH�DW�WKH�HQG�RI�LWV�XVHIXO�OLIH�

:KHUH�DQ�DVVHW�RZQHU�KDV�LQIRUPDWLRQ�RQ�WKH�FRQGLWLRQ�RI�WKHLU�DVVHWV��WKH\�FDQ�
XVH�WKLV�LQIRUPDWLRQ�WR�HVWDEOLVK�DQ�HHFWLYH�DVVHW�DJH��$Q�DVVHW�PD\�ODVW�ORQJHU�
WKDQ�LQLWLDOO\�H[SHFWHG�EHFDXVH�LW�LV�GHWHULRUDWLQJ�DW�D�ORZHU�UDWH�RU�EHFDXVH�LW�
UHFHLYHV�WUHDWPHQWV�WR�PDLQWDLQ�LW��ΖQ�WKHVH�FDVHV��WKH�DVVHW�PD\�KDYH�DQ�HHF-
WLYH�DJH�PXFK�ORZHU�WKDQ�LWV�DFWXDO�DJH��&RQYHUVHO\��WKH�HHFWLYH�DJH�RI�DQ�DVVHW�
PD\�EH�JUHDWHU�WKDQ�LWV�DFWXDO�DJH��LI�LW�LV�LQ�SRRU�FRQGLWLRQ��VXFK�DV�WKDW�UHVXOWLQJ�
IURP�DFFHOHUDWHG�GHWHULRUDWLRQ�

2QH�PD\�QHHG�WR�FDOFXODWH�GHSUHFLDWLRQ�LQ�D�GLHUHQW�PDQQHU�IRU�FHUWDLQ�DSSOLFD-
WLRQV��ΖQ�SDUWLFXODU��D�PRUH�ȴQH�JUDLQHG�FDOFXODWLRQ�RI�WKH�SDWWHUQ�RI�FRQVXPSWLRQ�
RI�HFRQRPLF�EHQHȴWV�PD\�EH�QHHGHG�LQ�VRPH�FDVHV��SDUWLFXODUO\�LI�RQH�LV�FDOFX-
ODWLQJ�LQLWLDO�YDOXH�FRQVLGHULQJ�WKH�VWUHDP�RI�IXWXUH�EHQHȴWV�\LHOGHG�E\�DQ�DVVHW�
EDVHG�RQ�DQ�HFRQRPLF�SHUVSHFWLYH��&KDSWHU���SUHVHQWV�DGGLWLRQDO�GHWDLOV�RQ�WKH�
DSSURDFKHV�WR�FDOFXODWLQJ�GHSUHFLDWLRQ��LQFOXGLQJ�JXLGDQFH�DQG�H[DPSOHV��

Calculate Value and Supporting Measures
$W�WKLV�SRLQW�LQ�WKH�SURFHVV��DOO�RI�WKH�GHFLVLRQV�DERXW�KRZ�WR�GHWHUPLQH�DVVHW�
YDOXH�KDYH�EHHQ�PDGH��DQG�RQO\�WKH�FDOFXODWLRQ�UHPDLQV��(YHU\�DVVHW�YDOXDWLRQ�
UHTXLUHV�FDOFXODWLQJ�WKH�LQLWLDO�YDOXH�IRU�DOO�DVVHWV�DQG�FRPSRQHQWV��DQG�W\SLFDOO\�
LQFOXGHV�VRPH�DSSURDFK�WR�GHSUHFLDWLQJ�WKDW�YDOXH�WR�REWDLQ�D�FXUUHQW�YDOXH��
'HSHQGLQJ�RQ�WKH�VSHFLȴF�DSSOLFDWLRQ��WKLV�VWHS�PD\�DOVR�LQFOXGH�FDOFXODWLQJ�
�y 7KH�FRVW�WR�PDLQWDLQ�DVVHW�YDOXH�
�y $VVHW�6XVWDLQDELOLW\�5DWLR��$65��
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Chapter 2.  Asset Valuation Framework  ���6HFWLRQ�����6WHSV�LQ�&DOFXODWLQJ�$VVHW�9DOXH

�y $VVHW�&RQVXPSWLRQ�5DWLR��$&5��
�y $VVHW�)XQGLQJ�5DWLR��$)5���
�y 139�IRU�DQ�DVVHW�RU�JURXS�RI�DVVHWV��DQG�RU
�y 2WKHU�PHDVXUHV�

Communicate and Apply the Results
2QFH�DVVHW�YDOXH�KDV�EHHQ�FDOFXODWHG��WKH�ȴQDO�VWHS�LV�WR�FRPPXQLFDWH�DQG�
DSSO\�WKH�UHVXOWV��9DULRXV�DSSURDFKHV�KDYH�XWLOL]HG�DVVHW�YDOXH�DV�D�FRPPXQLFD-
WLRQ�WRRO��ZLWK�VHYHUDO�VXFK�H[DPSOHV�LOOXVWUDWHG�LQ�6HFWLRQ������$OVR�LQ�WKLV�VWHS��
RQH�PD\�QHHG�WR�LQWHUSUHW�WKH�UHVXOWV�RI�DQ�DQDO\VLV�WR�HYDOXDWH�WKH�VLJQLȴFDQFH�
RI�DQ\�FKDQJHV�LQ�DVVHW�YDOXH�DQG�WKH�YDOXHV�RI�VXSSRUWLQJ�SHUIRUPDQFH�PHD-
VXUHV�

ΖW�LV�LPSRUWDQW�WR�GRFXPHQW�WKH�DSSURDFK�XVHG�IRU�FDOFXODWLQJ�DVVHW�YDOXH��DQG�
WKH�NH\�DVVXPSWLRQV�PDGH�LQ�WKH�FDOFXODWLRQ�SURFHVV��'HSHQGLQJ�RQ�WKH�VSHFLȴF�
DSSOLFDWLRQ��RQH�PD\�ZLVK�WR�SHUIRUP�D�VHQVLWLYLW\�DQDO\VLV�WR�HVWDEOLVK�WKH�LP-
SDFW�RI�FKDQJHV�LQ�NH\�SDUDPHWHU�YDOXHV�RQ�WKH�UHVXOWV�RI�DQ�DQDO\VLV��$�VHQVL-
WLYLW\�DQDO\VLV�LV�XVHIXO�IRU�GHVFULELQJ�WKH�DFFXUDF\�RI�WKH�DVVHW�YDOXDWLRQ�FDOFXOD-
WLRQ�DQG�KLJKOLJKWLQJ�DQ\�YDULDEOHV�ZKLFK�KDYH�D�VLJQLȴFDQW�LPSDFW�RQ�WKH�DVVHW�
YDOXH��:KLOH�VHQVLWLYLW\�DQDO\VHV�DUH�DOZD\V�DSSOLFDEOH��WKH\�DUH�PRVW�EHQHȴFLDO�
LQ�FDVHV�ZKHUH�WKHUH�DUH�QXPHURXV�DVVXPSWLRQV�OHDGLQJ�XS�WR�WKH�ȴQDO�FDOFXOD-
WLRQ��0DQ\�FDOFXODWLRQ�SDUDPHWHUV�WKDW�DUH�SUHVXPHG�WR�EH�LQYDULDQW�DQG�NQRZQ�
ZLWK�XQFHUWDLQW\�DUH��LQ�WUXWK��XQFHUWDLQ�DQG�SURQH�WR�YDU\�LQ�WKH�IXWXUH�
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7KHUH�DUH�GLHUHQW�DFFRXQWLQJ�VWDQGDUGV�LQ�WKH�8�6��DQG�LQWHUQDWLRQDOO\�
IRU�YDOXLQJ�DVVHWV�IRU�WKH�SXUSRVH�RI�ȴQDQFLDO�UHSRUWLQJ��7KHVH�VWDQGDUGV�
GHVFULEH�EHVW�SUDFWLFHV�LQ�DFFRXQWLQJ�WKDW�DJHQFLHV�VKRXOG�FDUHIXOO\�FRQVLG-
HU�ZKHQ�YDOXLQJ�DVVHWV�WR�VXSSRUW�7$0��+RZHYHU��SDUWLFXODUO\�LQ�WKH�8�6���WKH�
DSSURDFK�DQ�DJHQF\�XVHV�WR�YDOXH�DVVHWV�IRU�7$0�RIWHQ�GLHUV�IURP�WKDW�XVHG�
IRU�ȴQDQFLDO�UHSRUWLQJ��7KH�IROORZLQJ�VXEVHFWLRQV�SURYLGH�IXUWKHU�GHWDLO�RQ�8�6��
VWDQGDUGV�DQG�LQWHUQDWLRQDO�VWDQGDUGV��DQG�WKH�DSSOLFDWLRQV�RI�WKHVH�VWDQGDUGV�
WR�VXSSRUW�7$0�

8�6��6WDQGDUGV�
*$6%�6WDWHPHQW�1XPEHU�����%DVLF�)LQDQFLDO�6WDWHPHQWV���DQG�0DQDJHPHQWȇV�
'LVFXVVLRQ�DQG�$QDO\VLV���IRU�6WDWH�DQG�/RFDO�*RYHUQPHQWV�SXEOLVKHG�LQ����� (1) 
GHVFULEHV�KRZ�8�6��SXEOLF�DJHQFLHV�VKRXOG�SUHSDUH�WKHLU�EDVLF�ȴQDQFLDO�VWDWH-
PHQWV��LQFOXGLQJ�WKH�UHSRUWLQJ�RI�FDSLWDO�DVVHWV��*$6%����UHTXLUHV�DJHQFLHV�WR�
UHSRUW�FDSLWDO�DVVHWV�E\�WKHLU�KLVWRULF�FRVW��DOVR�NQRZQ�DV�SXUFKDVH�SULFH��7KLV�
DSSURDFK�LV�UHFRPPHQGHG�WR�PDLQWDLQ�FRQVLVWHQF\�ZLWK�WKH�8�6��*$$3�

*$6%����DOORZV�IRU�WZR�GLHUHQW�DSSURDFKHV�IRU�KDQGOLQJ�GHSUHFLDWLRQ�RI�FDSL-
WDO�DVVHWV��%\�GHIDXOW��DQ�DVVHW�LV�GHSUHFLDWHG�RYHU�LWV�HVWLPDWHG�XVHIXO�OLIH��7KH�
VWDQGDUG�GRHV�QRW�VSHFLI\�KRZ�GHSUHFLDWLRQ�LV�FDOFXODWHG��RQO\�WKDW�LW�VKRXOG�EH�
FDOFXODWHG�ȊȐLQ�D�V\VWHPLF�DQG�UDWLRQDO�PDQQHU�ȋ�ΖQ�SUDFWLFH��DJHQFLHV�W\SLFDOO\�
DVVXPH�DQ�H[SHFWHG�XVHIXO�OLIH�E\�DVVHW�FODVV�DQG�DSSO\�VWUDLJKW�OLQH�GHSUHFLD-
WLRQ�

*$6%���ȇV�DOWHUQDWLYH�DSSURDFK�WR�DFFRXQW�IRU�GHSUHFLDWLRQ�LV�WKH�ȊPRGLȴHG�DS-
SURDFK�ȋ�ΖQ�WKLV�DSSURDFK��DQ�DVVHWȇV�KLVWRULF�FRVW�LV�UHSRUWHG�EXW�QR�DGMXVWPHQW�
LV�PDGH�IRU�GHSUHFLDWLRQ��ΖQVWHDG��D�VHSDUDWH�FDOFXODWLRQ�GHWHUPLQHV�WKH�FRVW�
WR�PDLQWDLQ�DQG�SUHVHUYH�WKH�DVVHW�DW�D�VSHFLȴF�OHYHO�RI�VHUYLFH��DQG�WKLV�FRVW�LV�
GLVFORVHG��7KH�DVVHW�LV�WUHDWHG�DV�DQ�ȊRQJRLQJ�FRQFHUQȋ��DQG�WKH�FRVW�RI�PDLQ-
WDLQLQJ�WKH�DVVHW�LV�FRQVLGHUHG�D�SDUW�RI�WKH�FRVW�RI�RSHUDWLQJ�WKH�WUDQVSRUWDWLRQ�
V\VWHP��UDWKHU�WKDQ�DV�DQ�DGMXVWPHQW�WR�WKH�DVVHW�YDOXH��

7KH�PRGLȴHG�DSSURDFK�PD\�EH�XVHG�IRU�LQIUDVWUXFWXUH�DVVHWV�WKDW�DUH�SDUW�RI�D�
QHWZRUN�RU�VXEV\VWHP�RI�D�QHWZRUN��7R�XVH�WKH�DSSURDFK�DQ�DJHQF\�PXVW�
�y +DYH�DQ�XS�WR�GDWH�DVVHW�LQYHQWRU\�
�y 3HUIRUP�SHULRGLF�FRQGLWLRQ�DVVHVVPHQWV�DW�OHDVW�HYHU\�WKUHH�\HDUV�DQG�VXP-
PDUL]H�WKH�UHVXOWV��
�y 0DLQWDLQ�DVVHWV�ȊDSSUR[LPDWHO\�DW��RU�DERYH�ȋ�WKH�HVWDEOLVKHG�FRQGLWLRQ�OHYHO�

Section 2.4

Relationship to Accounting 
Standards

Chapter 2. Asset Valuation Framework
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EDVHG�RQ�WKH�WKUHH�PRVW�UHFHQW�FRQGLWLRQ�DVVHVVPHQWV��DQG
�y (VWLPDWH�HDFK�\HDU�WKH�DQQXDO�DPRXQW�WR�PDLQWDLQ�DQG�SUHVHUYH�DVVHWV�DW�D�
VSHFLȴHG�FRQGLWLRQ�OHYHO�

International Standards
ΖQWHUQDWLRQDOO\��WKH�Ζ)56�DUH�WKH�SUHGRPLQDQW�DFFRXQWLQJ�VWDQGDUGV��7KH�Ζ)56�
)RXQGDWLRQ�UHSRUWV�WKDW�JOREDOO\�����MXULVGLFWLRQV�DQG����RI�WKH����*���FRXQWULHV�
XVH�LWV�VWDQGDUGV��WKH�H[FHSWLRQV�DUH�WKH�8�6���-DSDQ��&KLQD��ΖQGLD��DQG�ΖQGRQH-
VLD����$V�QRWHG�LQ�&KDSWHU����Ζ)56�VWDQGDUGV�DUH�QRW�VSHFLȴF�WR�WKH�SXEOLF�VHFWRU��
DQG�Ζ36$6�VWDQGDUGV�KDYH�EHHQ�GHYHORSHG�IRU�SXEOLF�DJHQF\�XVH��+RZHYHU��DV�
D�SUDFWLFDO�PDWWHU�Ζ36$6�VWDQGDUGV�W\SLFDOO\�UHIHU�WR�UHOHYDQW�Ζ)56�VWDQGDUGV��VR�
WKH�WH[W�KHUH�IRFXVHV�RQ�WKH�UHOHYDQW�Ζ)56�VWDQGDUGV�

7KH�Ζ)56�VWDQGDUG IAS 16: Property, Plant and Equipment (2) GHVFULEHV�KRZ�WR�
FDOFXODWH�FRVWV�DQG�GHSUHFLDWLRQ�IRU�ȴ[HG�DVVHWV��7KLV�VWDQGDUG�ZDV�GHYHORSHG�
SULRU�WR�Ζ)56�1XPEHU�����ZKLFK�LV�GHVFULEHG�IXUWKHU�EHORZ��EXW�LW�KDV�VLQFH�EHHQ�
XSGDWHG�WR�UHIHUHQFH�LW��Ζ$6����GHVFULEHV�WKDW�DQ�RUJDQL]DWLRQ�VKRXOG�UHFRJQL]H�
DQ�DVVHW�DW�LWV�FRVW�ZKHQ�LW�LV�RULJLQDOO\�DFTXLUHG��)ROORZLQJ�WKH�RULJLQDO�UHFRJQL-
WLRQ�RI�WKH�DVVHW��DQ�RUJDQL]DWLRQ�FDQ�XVH�RQH�RI�WZR�PRGHOV�IRU�PHDVXULQJ�LWV�
YDOXH��WKH�FRVW�PRGHO�RU�WKH�UHYDOXDWLRQ�PRGHO�

7KH�FRVW�PRGHO�LV�VLPLODU�WR�WKDW�GHVFULEHG�LQ�*$6%�����:LWK�WKLV�PRGHO��WKH�YDO-
XH�RI�DQ�DVVHW�LV�LWV�FRVW�DGMXVWHG�IRU�GHSUHFLDWLRQ��7R�FDOFXODWH�GHSUHFLDWLRQ��RQH�
PXVW�ȴUVW�HVWDEOLVK�WKH�XVHIXO�OLIH�RI�WKH�DVVHW�FRQVLGHULQJ�WKH�H[SHFWHG�XVDJH�
RI�WKH�DVVHW��H[SHFWHG�ZHDU�DQG�WHDU��WHFKQLFDO�RU�FRPPHUFLDO�REVROHVFHQFH��DQG�
OHJDO�RU�RWKHU�OLPLWV�RQ�WKH�XVH�RI�WKH�DVVHW��2QH�PXVW�DOVR�HVWDEOLVK�WKH�UHVLGXDO�
YDOXH�RI�WKH�DVVHW�RQFH�LW�UHDFKHV�WKH�HQG�RI�LWV�XVHIXO�OLIH�DQG�WKH�GHSUHFLDWLRQ�
PHWKRG�IRU�DGMXVWLQJ�LWV�YDOXH�RYHU�WLPH��7KH�VWDQGDUG�H[SODLQV�WKDW�GLHUHQW�
GHSUHFLDWLRQ�PHWKRGV�PD\�EH�XVHG�DQG�WKDW�WKH�VHOHFWHG�PHWKRG�VKRXOG�EH�
WKDW�ZKLFK�ȊȐPRVW�FORVHO\�UHȵHFWV�WKH�H[SHFWHG�SDWWHUQ�RI�FRQVXPSWLRQ�RI�WKH�
IXWXUH�HFRQRPLF�EHQHȴWV�HPERGLHG�LQ�WKH�DVVHW�ȋ�

7KH�UHYDOXDWLRQ�PRGHO�PD\�EH�XVHG�DV�DQ�DOWHUQDWLYH�WR�WKH�FRVW�PRGHO��ΖQ�WKLV�
PRGHO��WKH�DVVHW�LV�SHULRGLFDOO\�UHYDOXHG�WR�GHWHUPLQH�LWV�IDLU�YDOXH��%HWZHHQ�
UHYDOXDWLRQV��WKH�FRVW�PRGHO�LV�XVHG�WR�DGMXVW�WKH�YDOXDWLRQ��7KH�VWDQGDUGV�QRWH�
WKDW�UHYDOXDWLRQ�VKRXOG�EH�PDGH�ZLWK�VXɝFLHQW�UHJXODULW\�WR�HQVXUH�WKHUH�LV�QR�
PDWHULDO�GLHUHQFH�EHWZHHQ�WKH�FDOFXODWHG�FRVW�DQG�WKH�DVVHWȇV�IDLU�YDOXH�

Ζ)56�1XPEHU�����)DLU�9DOXH�0HDVXUHPHQW�(3)�GHȴQHV�IDLU�YDOXH��ΖW�UHFRPPHQGV�
XVLQJ�WKH�SULFH�RI�DQ�DVVHW�IRU�ȴQDQFLDO�UHSRUWLQJ��ZKHUH�WKLV�FDQ�EH�GHWHUPLQHG��
DQG�LW�SURYLGHV�JXLGDQFH�RQ�HVWLPDWLQJ�WKH�SULFH�ZKHUH�LW�FDQQRW��7KH�VWDQGDUG�
DOVR�GHVFULEHV�D�KLHUDUFK\�XVHG�WR�FDWHJRUL]H�IDLU�YDOXH�HVWLPDWHV�EDVHG�RQ�ZKDW�
W\SH�RI�GDWD�DUH�XVHG��ΖGHDOO\��WKH�IDLU�YDOXH�LV�HVWDEOLVKHG�XVLQJ�/HYHO���LQSXWV��
WKH�DVVHWȇV��RU�DQ�LGHQWLFDO�DVVHWȇV��TXRWHG�SULFH�LQ�DQ�DFWLYH�PDUNHW��:KHQ�/HYHO�
��LQSXWV�DUH�XQDYDLODEOH��/HYHO���LQSXWV�VKRXOG�EH�XVHG��7KHVH�LQFOXGH�PDUNHW�
SULFHV�RI�VLPLODU�DVVHWV�RU�SULFHV�IURP�LQDFWLYH�PDUNHWV�DQG�REVHUYDEOH�GDWD��
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VXFK�DV�LQWHUHVW�UDWHV��/HYHO���LQSXWV��ȊXQREVHUYDEOH�LQSXWV�IRU�WKH�DVVHW�RU�OLDELO-
LW\ȋ��DUH�UHOLHG�RQ�ZKHQ�WKHUH�LV�QR�GLVFHUQDEOH�PDUNHW��DQG�WKH\�DUH�DFFRUGHG�WR�
WKH�ORZHVW�SULRULW\�

Ζ)56�1XPEHU�����/HDVHV�(15) LQFOXGHV�DGGLWLRQDO�LQIRUPDWLRQ�UHOHYDQW�WR�IDLU�
YDOXH�FDOFXODWLRQV�IRU�FHUWDLQ�VLWXDWLRQV��ΖQ�WKLV�VWDQGDUG��IDLU�YDOXH�LV�GHȴQHG�
LQ�WKH�FRQWH[W�RI�D�OHVVRUȇV�DFFRXQW�UHTXLUHPHQWV�DV�ȊWKH�DPRXQW�IRU�ZKLFK�DQ�
DVVHW�FRXOG�EH�H[FKDQJHG��RU�D�OLDELOLW\�VHWWOHG��EHWZHHQ�NQRZOHGJHDEOH��ZLOOLQJ�
SDUWLHV�LQ�DQ�DUPȇV�OHQJWK�WUDQVDFWLRQ�ȋ

ΖW�LV�LPSRUWDQW�WR�QRWH�WKDW�ZKLOH�LQWHUQDWLRQDO�VWDQGDUGV�DOORZ�IRU�XVH�RI�HLWKHU�
KLVWRULF�FRVWV�RU�IDLU�YDOXH�IRU�YDOXLQJ�DVVHWV��WKH�JHQHUDO�WUHQG�RI�SXEOLF�DJHQFLHV�
LQ�(XURSH�DQG�$XVWUDOLD�KDV�EHHQ�WR�YDOXH�DVVHWV�EDVHG�RQ�WKHLU�GHSUHFLDWHG�
UHSODFHPHQW�FRVW��'5&���FRQVLVWHQW�ZLWK�WKH�IDLU�YDOXH�DSSURDFK��7KLV�WUHQG�LV�
H[HPSOLȴHG�E\�UHFHQW�8�.��DQG�$XVWUDOLDQ�DVVHW�YDOXDWLRQ�JXLGDQFH�IRU�SXEOLF�
DJHQFLHV�(12, 16)�

Application to Asset Valuation for TAM
7KH�VWDQGDUGV�GHVFULEHG�DERYH�DUH�DSSOLFDEOH�WR�DVVHW�YDOXDWLRQ�IRU�ȴQDQFLDO�
UHSRUWLQJ��8�6��DJHQFLHV�PXVW�IROORZ�*$6%����IRU�ȴQDQFLDO�UHSRUWLQJ��EXW�WKH\�
DUH�XQGHU�QR�REOLJDWLRQ�WR�XVH�WKH�*$6%����DVVHW�YDOXHV�IRU�RWKHU�SXUSRVHV��
)XUWKHUPRUH��WKH\�DUH�XQGHU�QR�REOLJDWLRQ�WR�FRPSO\�ZLWK�LQWHUQDWLRQDO�DFFRXQW-
LQJ�VWDQGDUGV�IRU�DQ\�SXUSRVH��1RQHWKHOHVV��WKH�8�6��DQG�LQWHUQDWLRQDO�VWDQ-
GDUGV�DUH�LPSRUWDQW�IRU�GHȴQLQJ�NH\�FRQFHSWV�DQG�HVWDEOLVKLQJ�EHVW�SUDFWLFHV��
7KH�GLHUHQW�DFFRXQWLQJ�VWDQGDUGV�KDYH�EHHQ�DGDSWHG�IRU�XVH�LQ�WKH�FRQWH[W�RI�
FDOFXODWLQJ�DVVHW�YDOXH�WR�VXSSRUW�7$0�ZLWK�WKH�IROORZLQJ�FRQVLGHUDWLRQV�
�y :KLOH�LW�LV�QRW�UHTXLUHG��VRPH�DJHQFLHV�PD\�SUHIHU�WR�PDLQWDLQ�FRQVLVWHQF\�
EHWZHHQ�HVWLPDWHV�RI�DVVHW�YDOXH�SUHSDUHG�IRU�ȴQDQFLDO�UHSRUW�EDVHG�RQ�
*$6%����DQG�IRU�VXSSRUWLQJ�7$0��7KH�JXLGDQFH�GHVFULEHV�DQ�DSSURDFK�IRU�
PDLQWDLQLQJ�WKLV�FRQVLVWHQF\�ZKHUH�GHVLUHG�
�y $JHQFLHV�XVLQJ�WKH�*$6%����PRGLȴHG�DSSURDFK�KDYH�DOUHDG\�PDGH�D�VWURQJ�
OLQNDJH�EHWZHHQ�ȴQDQFLDO�UHSRUWLQJ�DQG�7$0��7KLV�DSSURDFK�UHTXLUHV�WKDW�DQ�
DJHQF\�XVHV�LWV�DVVHW�PDQDJHPHQW�V\VWHPV�WR�FDOFXODWH�WKH�FRVW�WR�PDLQWDLQ�
LWV�DVVHWV��*LYHQ�WKDW�DVVHWV�DUH�WUHDWHG�DV�DQ�ȊRQJRLQJ�FRQFHUQȋ�LQ�WKLV�DS-
SURDFK��WKH\�DUH�QRW�GHSUHFLDWHG��ΖGHDOO\��DJHQFLHV�XVLQJ�WKLV�DSSURDFK�VKRXOG�
XWLOL]H�WKH�VDPH�FRVW�WR�PDLQWDLQ�DVVHWV�IRU�7$0�DQG�IRU�ȴQDQFLDO�UHSRUW-
LQJ��7KLV�KHOSV�HQVXUH�FRQVLVWHQF\�EHWZHHQ�WKH�ȴQDQFLDO�DVVHW�UHJLVWHU�DQG�
WHFKQLFDO�DVVHW�UHJLVWHU��H�J���DVVHW�YDOXHV�DV�FDSWXUHG�LQ�DQ�(QWHUSULVH�$VVHW�
0DQDJHPHQW�VRIWZDUH�V\VWHP��
�y :KLOH�LW�LV�QRW�ELQGLQJ�IRU�8�6��DJHQFLHV��Ζ)56����GHVFULEHV�EHVW�SUDFWLFHV�IRU�
FDOFXODWLQJ�IDLU�YDOXH�RI�DQ�DVVHW��7KH�Ζ)56�FRQFHSWV��WHUPV�DQG�JXLGDQFH�
DUH�DSSOLFDEOH�WR�8�6��DJHQFLHV�FDOFXODWLQJ�DVVHW�YDOXH�XVLQJ�D�FRVW�RU�PDUNHW�
SHUVSHFWLYH�

2WKHU�Ζ)56�DQG�Ζ36$6�VWDQGDUGV��DV�ZHOO�DV�WKH�VWDQGDUGV�DQG�JXLGDQFH�RI�LQWHU-
QDWLRQDO�DJHQFLHV�EDVHG�RQ�WKHVH��KHOS�GHȴQH�FRQFHSWV��WHUPV��DQG�EHVW�SUDF-
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WLFHV�IRU�DVSHFWV�RI�WKH�DVVHW�YDOXDWLRQ�FDOFXODWLRQ�SURFHVV��VXFK�DV�LQ�HVWDEOLVK-
LQJ�XVHIXO�OLIH��FDOFXODWLQJ�UHVLGXDO�YDOXH��VHOHFWLQJ�D�GHSUHFLDWLRQ�PHWKRG��DQG�
GHFLGLQJ�KRZ�WR�FRPSRQHQWL]H�DVVHWV��7KHVH�FRQFHSWV�DUH�KLJKO\�DSSOLFDEOH�WR�
8�6��DJHQFLHV�FDOFXODWLQJ�DVVHW�YDOXH�IRU�7$0�
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