METO/AblI KAYECTBEHHbIX KOPPEKTUPOBOK B CPABHUTEJ/IbHOM 1O4AXO4E
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110 H3YYHbIM U METOANYECKUM BOITPOCaM

B OLJEHOYHOU fesTesibHOCTU Cor3a
Camoperypyembix Opranvsaumi OLEHLLMKOB

BBepeHue

Ha BO3MOXHOCTb WCMO/Ib30BAHUS METOAOB KayeCTBEHHbIX KOPPEeKTUPOBOK MPSIMO
yKasblBaeTcs B N. 22 a) ®epepanbHOro craHgapta oueHkn «OueHka HeaBVMXKMMOCTU
(®CO N9 7)».

Mexay TeMm, MO HaWeMy MHEHWIo, 3T MeTodbl MOKa He MMET LWMPOKOro
pacrnpocTpaHeHUs B NMpakTUKe.

OpaHako, Hesnb3sl He OTMETUTb, YTO NPENMYLLECTBOM 3TUX METOAOB SIBNSIETCS MX CBObOAA
OT MUCMNO/MIb30BaHUS Pa3HOro poAa NceBa03KCNEPTHLIX KOPPEKTUPOBOK LIEH CONOCTaBUMBbIX
06beKTOB, NYHNNKYEMBIX B MHOrOYMCNIEHHbIX CNPpaBOYHMKaxX. B 3TOM OTHOLLIEHUN METOAbI
KQueCTBEHHbIX KOPPEKTUPOBOK SBNAOTCS «bonee pbIHOYHbIMU», XOTS U UMEIOLLMMU
HEKOTOpPYIO 400 CYObeKkTuBM3Ma.

[anee npuBOAUTCS OMUCAHWE W aHaNM3 METOAO0B KAYEeCTBEHHOM OLIEHKM B TOM BUJE, B
KOTOPOM OHM CYLLIECTBYIOT Y>ke o4yt 100 neT B aMepuKaHCKOWN OLIEHKE, OCHOBaHHbIE Ha
CTaTbsX aMepUKaHCKMX aBTopoB - D. Richard Wincott !, Gene Rhodes 2 1 A. Ason Okoruwa
3 - onybnukoBaHHbIX B The Appraisal Journal B XXI Beke.

HWKoro He A0OMKHO CMyLLATb UCMOSIb3YEMBIN Janiee TEPMUH «PErPECccUs», NOCKOMbKY B
peasibHOCTU HWKAKOro perpeccMoHHoOro aHanvsa B noHMMaHum ®CO N7 B npouecce
OLEHKM (PaKTMUYECKN HE NMPOU3BOAUTCS. ITO, CKOpee, AaHb YBAXXEHUS UICTOPUM — TaK STOT
MpOLIECC ONpPeaensiin «MKOHbI» aMEPUKAHCKOW OLEHKW, KOTOpble 6yayT YNOMSHYTbI
Aanee, B cepeavHe XX Beka. PakTuMyecKkn xe pedyb MAET 0 HGaHanbHOM onpeaeneHuu
Hanbonee BEpPOATHOrO 3HAYEHWUS PbIHOYHOM CTOMMOCTM C  WMCMOSIb30BaHUEM
annpoKcMMaLummn, NOMyYeHHOM C MOMOLWbI0 MeToAa HauMeHblumx kBagapatoB (MHK).
bonee Toro, BO BCEX yKa3aHHbIX BbIE WUCTOYHMKAX peyvb MAET O paboTe C ManbiMu
BbIOOpKaMM, 4TO anpuopu WUCKIKYAET MOMYYEHME CTAaTUCTUYECKM  3HAYUMbIX
pe3ynbTaToB, ABMSIOLWEEcs Hapaay C LenbiM psaoM nNpoynx HenpeMeHHbIM TpeboBaHneM
K perpeccMoHHOMy aHanu3y. Kpome Toro, nonyyeHne Hambonee BEPOSTHONO 3HaUYEHUs C
nomowbio MHK Ha npakTuke Nerko MOXeT ObiTb 3aMEHEHO Ha BbIYUC/IEHME CPeaHEro
3HAYeHUs NN MeanaHsbl.

OTMeTMM Takxe, 4TO noapobHOe onucaHWe MeTOAO0B, pacCMaTpvBaeMblX Aanee, B
OTEYECTBEHHOW NTMTEPaTypPE Ha He U3BECTHO.

O6wWwme NpUHLMNbI OLLEHKN CPaBHUTEJIbHbIM NOAXOA0M

1 D. Richard Wincott (2012), An Alternative Sales Analysis Approach for Vacant Land Valuation, The
Appraisal Journal, Fall 2012
2 Gene Rhodes (2014), Qualitative Analyses in the Sales Comparison Approach Revisited," The Appraisal
Journal, Fall 2014
3 A. Ason Okoruwa (2017), Regression analysis of property productivity index and value, Appraisal Journal,
March 22
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O6Lel Lenbto oUeHKM SBNSIeTC (hOPMUPOBAHNE MHEHUSI O PbIHOYHOW CTOMMOCTM 10/
y4yacTusi B OLEHMBAEMOM MMYyLLECTBE. [N AOCTUXKEHMS 3TON LIENN OLEHLUMK AO0SHKEH
nccnegoBaTb U AaHaANM3MPOBATb PbIHOYHbIE AaHHble. [peanonaraeTcs, YTO OUEHLUMK
BOCMpPOM3BOAUT LIEHOO6pa3ytoLLEee NoBeAeHNE COOTBETCTBYIOLWEN IPynnbl MNOKynaTenen
Ha pbIHKE HEABMXXUMOCTM.

Mpy NPUHATUM peLleHns O MOKYMKe MOTeHUManbHbIM MoKynaTenb 6yaeT oueHuBaTb
NPON3BOAMTENbHBIE CBOMCTBA Pa3fiNyHbIX OObEKTOB HEABMXXMMOCTU. Y4uuTbiBas
pasniMunsl B CBA3Kax aTpubyToB MpPOU3BOAMTENBHOCTM OLEHMBAEMbIX OO6BLEKTOB
HEeOABMXXMMOCTM, KPWUTUYECKMM BOMPOC 3aK/OYAETCHS B TOM, KaK MOTEHUMasbHbIE
NoKynaTenu OueHMBaoT aTpubyTbl NPOM3BOAUTENBHOCTU Pas3IMYHbLIX COMOCTaBUMBIX W
KOHKYPEHTOCNOCObHbIX 06BEKTOB HEABMXXMMOCTM.

MNMoaxoa cpaBHEHWS MPOAAX Y4acTO WMCMOMb3YETCS OueHLWMKaMu npu ¢GopMMpOBaHUK
MHEHMS O CTOMMOCTM MPOMBILLIIEHHOW WM KOMMEPYECKON HEABUXMMOCTU, 3aHNMMAEMOM
COBCTBEHHMKOM. [0AX0A CpaBHEHUSA NMPOAAX MOXHO OMNWUCaTb CneaylowmnM obpasom #

[lpoyecc nosiyHeHus: okazaresis CTOMMOCTH OOBEKTA HELBMKUMOCTU [1YTEM
CDABHEHUSI aHa/IoOrM4yHbiX OOBbEKTOB HEABWXXUMOCTH, KOTOPbIE HEQABHO Obl/in
MPOAaHbl, C  OLEHUBAEMbIM  OOBLEKTOM  HEABMXUMOCTH,  OfNPEAEIEHNS
COOTBETCTBYIOIMNX EAUHUL CPABHEHMS U BHECEHUS KOPPEKTUPOBOK B LIEHbI
rpoaaXx (Wi LEeHbl EANHNL, [CDaBHEHUS] B 3aBUCUMOCTU OT OOCTOSITE/ILCTB)
COroCTaBuMbIX OOBEKTOB HEABMXXUMOCTU Ha OCHOBE COOTBETCTBYIOLLNX PbIHOYHBIX
S/IEMEHTOB CPABHEHMS.

Ans  $hopMUPOBaHMS MHEHMSI O PbIHOYHOW CTOMMOCTU HEABMXKMMOCTU  0BbIYHO
MCMONb3YETCS CPABHUTENbHbIN aHanu3. CpaBHUTENbHbIN aHanus - 3To

... [IPOLJECC, ITOCPEACTBOM KOTOPOIO BbIBOAMUTCS TOKA3aTE/b CTOMMOCTH B [104X04€
cpaBHermns  npogax.  CDaBHUTE/IbHBIM — aHain3  MOXET  UCIO/Ib30BATh
KOJ/IMYECTBEHHDBIE WM KAYECTBEHHbLIE METOAbl, KaK 110 OTAE/bHOCTH, TaK U B
coYeTaHmu,

YunTblBasl, YTO HET ABYX OAMHAKOBbIX 0ObEKTOB C OAWHAKOBLIMWU CBSI3KaMu aTpubyToB
NPOV3BOANTENBHOCTU, OLEHLLMK AO/MKEH YUYNTLIBATbL pa3nnyms B aTpubyTax.

The Appraisal of Real Estate, u4eTbipHaguaToe wu3gaHue, nNpeacTaBnseT
CMCTEMATM3MPOBAHHYIO Npoueaypy KOPpeKTUPOBKU B MOAXOAE COMOCTAB/IEHUS NPOAAX.
MpeanucaHne oueHLLMKAM 3BYUUT Cneayowmm obpasom ©:

Niynte pasmamns Mexay OObEKTaMu COMNOCTaBUMBIX [POGaX U OObEKTOM
HELABMKUMOCTH, UCII0/Ib3YS BCE COOTBETCTBYIOLYNE 3/IEMEHTHI CPABHEHUS. 3aTemM
CKODDEKTUPYUTE  LIEHY KAXAOU  pPOAABAEMOV — HEABMXUMOCTY, OTPaXas,
HACKOJ/IbKO OHa OT/IMY3EeTCSs, /I TOr0 YTOObl [MpUPaBHATE €€ K OObEeKTYy
HELABMKUMOCTH M/TN UCKITIOYUTB STY HEABMKUMOCTL KaK COMOCTaBUMYIO.

70T Wwar obbIYHO BK/IIOYAET B CEOS UCIIO/b30BaHNE MPOAAX Hanbosiee rnoxoxmux
OOBEKTOB, a 3aTEM KOPPEKTUPOBKY BCEX OCTABLUMXCS Ha pazinams. Ecim caeska

4 Appraisal Institute (2013), The Appraisal of Real Estate, 14th ed., Chicago: Appraisal Institute
> Tam xe
6 Tam xe
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He oTpa)>kaer ,ﬂé’l/‘IJCT BUA UMEHHO [10KYTIaTEeJsIsd, OLEHLNK JOJ/DKEH ObITb 06ECITOKOEH
COrocraBnMOCTBI0.

TaM >Xe nepevyncnalTca YeTblpe LMPOKME Trpynnbl  KOMMYECTBEHHbLIX METOAOB,

MCMOSIb3YEMBIX ANS1 KOIMYECTBEHHOMN OLIEHKM KOPPEKTUPOBOK Ha pa3fivumsi, @ UMEHHO 7:

1. MeToabl aHanu3a [aHHbIX, TaKMe KakK aHanuM3 MapHbIX AaHHbIX, aHanus
CrpynnUpOBaHHbIX AaHHbLIX U aHa/n3 BTOPUYHbIX AAHHbIX;

2. CTaTUCTUYECKMIN aHanus, BKJoYas rpadmnyeckuin aHanms u CLeHapHbIA aHanms;

3. KOPPEeKTMPOBKM, CBA3aHHbIE C 3aTpaTaMu (3aTpaTbl HA PEMOHT U aMOPTU3aLMIO);

4. KanuTanuM3auus pasHul B AoxXo4ax.

OTMEeTUM, YTO HMN O KaKMX «IKCMEPTHBIX» MeToAaX ornpeaeneHus KOppeKTUpoBOK, MPOYHO

BHEAPEHHbLIX B NPAKTUKY POCCUCKOW OLIEHKW, B HOPManbHON METOAOIOMMMN OLEHKMN peYn

He MOET N BECTUCb HE MOXET B MpuHUMMNE.

N3 yKasaHHbIX METOAOB aHanM3 nNapHbIX [aHHbIX SABNSAETCA  AOMWHWUPYHOLLUMM

KonnyecTBeHHbIM MeToAoM. OH npenoaaéTcs Ha Kypcax Appraisal Institute npu nsyyexum

Nnoaxoda CpaBHEHWS NpoAaXk W UCnonb3lyercs AN 0H60CHOBaHWS KOPPEKTUPOBOK B

[IEMOHCTPALIMOHHBIX OTYeTax 06 oueHKe.

TeM He MeHee, O4EBUAHO, YTO B METOAMKE MapHbIX NPOAAX MOryT ObITb CyLLECTBEHHbIE

HeAOCTaTKM B YaCTU KOMIMYECTBEHHOM OLIEHKM KOPPEKTUPOBOK. [lOBOMBHO 4acTo

(hakTopbl paznuuns BoobLLe HEe NOAAAITCH KOIMYECTBEHHBIM N3MEPEHUSIM.

MHble gonycTuMble MeTOAbl aHanM3a AaHHbIX, YNOMSIHYTbIE BbILIE, A1 KONMYECTBEHHOM

OLEHKM KOPPEKTUPOBOK - aHanuM3 CrpynnupoBaHHbIX AaHHbIX W aHann3 BTOPWUYHbLIX

AaHHbIX - TAK)XE MOrYT UMETb CyLLEeCTBEHHbIE OrpaHNUYEHNS.

Kak yka3biBaeT Gene Rhodes 8

... 0bLyas merogos10rvs rfipegsiaraer ToO4HOCTh 6e3 ro4yHoctu. B LHEHTPE BHUMAHUA
aHasinsa ripogaxx [AOJ/DKHa ObITb UH TEpripeTaynsa AHaHHbIX, BOCIIPOU3BOAALLLaA
pacder riokyriare/sis, KOTO,Db///7 BXOoANT B ripoLecc rnpuHATHs ,DELUEHI/II/‘II.

KauyecTBeHHble MeToAbl OL|leHKU B amepm(aHCKoﬁ NpaKTuke

MpyY HanMuUMKM yKa3aHHbIX HEeAOCTAaTKOB KOSIMYECTBEHHbLIX METOAOB Takue AOCTYMHble U
[lAaBHO M3BECTHble MeToAbl, KaK perpeccus npeobpasoBaHus (TpaHchOopMaumMm) paHros
(rank transformation regression, RTR) n perpeccusa ueHa - kadyecta (price - quality
regression, PQR), OTCyTCTBYIOT B CNUCKE METOAOB aHanu3a [AaHHbIX, AOMyCKaeMbIX
Appraisal Institute.

OaHako, N0 MHEeHMO 60MbLIOMO YNCIa aMepPUKAHCKUX OLEHOYHbIX MeTogonoros RTR un
PQR MoryT 6bITb NONE3HLIMM MeTOAaMM Mpu paboTe ¢ HeboNbLMMKU pa3MepaMmn BbIBOPKM.
B perpeccum npeo6pa3oBaHus (TpaHchopMaLMm) paHroB KaXabli CONOCTaBMUMbIN
06BEKT paHXMpyeTCs MO KaXAoMy aTpubyTy Npon3BoanUTENbHOCTU B Habope aTpnbyTos,
BANSIOWLMX HA CTOMMOCTb - Graaskamp Hasean ux "aTpubytamu, 4yBCTBUTENbHLIMU K
ueHe". Ha BTOpoM 3Tane pa3pabaTbiBaeTcs OObIYHbIA PErpecCMOHHbIN  aHaIn3
HaMMEHbLUMX KBAApaTOB, B KOTOPOM LieHa MpOoAaXu SBNSIETCS 3aBUCMMOMN NEPEMEHHOMN,
a paHrM - He3aBMCMMOWM nepeMeHHOM. Beca aTpubyTam nNpov3BOAUTENLHOCTM HE
NpUCBaMBAlOTCS, T.€. NPUHUMAETCH, YTO Beca BCeX aTpubyTOB paBHbl, YTO (DaKTUYECKU

7 Tam xe
8 Gene Rhodes (2014), Qualitative Analyses in the Sales Comparison Approach Revisited," The Appraisal
Journal, Fall 2014
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MMEEeT MECTO, HanpuMep, Mpu OLEHKE METO/IOM CPaBHEHMSI NMPOAaXk CPaBHUTENbHOMO
noaxoaa.

MpM npuMeHeHMM perpeccMM LeHa - KauyecTBO CHauyana Kaxabl aTpubyT
NpPON3BOAMTENBHOCTM B Habope aTpubyToB, BAUSIOWNX HAa CTOMMOCTb, OLIEHMBAETCS ANs
Kak[Ioro conoctaBMMoro o06bekTa. Ha cneayloleM 3Tane KaxaoMmy aTpubyTy
NPON3BOAMTENBHOCTM MPUCBAMBAIOTCS Cy6beKTUBHbIE Beca. B ntore paspabaTtbiBaercs
perpeccuoHHas MoAeNb, B KOTOPOW B KaUeCcTBe 3aBUCMMOW NePEMEHHON BbICTYMaeT LieHa
NpofaXn, a B KayecTBe HE3aBUCMMOWN - B3BELUEHHbIN WHAEKC MPOW3BOAUTENbHOCTM
HeABUXMMOCTH.

STanbl perpeccun npeobpas3oBaHus (TpaHcdopMaumK) paHroB U perpeccuu LeHa —
KauyecTBO MoKa3aHbl B TabnunLe HUXe.

Sranel perpeccun npeobpazoBaHns (TpaHcghopmaynm) paHrosB M perpeccmumn
YeHa — Ka4eCTBO B pYEHKE PbIHOYHOH CTOMMOCTH

Perpeccus
npeo6pasoBaHus Perpeccusi LeHa -
(TpaHcopmauun) pKaquT:a
ST1anbl paHros . .
(rank (price - quality

transformation regression, PQR)

regression, RTR)

1. OnpegeneHne aTpnbyToB 06BEKTA OLIEHKU U

COMNOCTaBUMbIX 06‘beKTOB, BIUAKOWNX  Ha Aa Aa
CTOMMOCTb

2. PanxwnpoaHue obbekTa OLLEHKM n
COMOCTaBUMbIX ~ OOBEKTOB MO KaXXaoMmy fa fa
aTpubyTy

3. OnpepeneHMe WUTOrOBOrO PENTMHra obbekTa
OLUEHKN U CONMOCTaBUMbIX 06bEKTOB Ad

4. Onpegenexue 0AHO(AKTOPHOro n—
pPerpeccMoHHOro0 ypaBHEHUs, NpPeaMKTOpOM B na

KOTOPOM BbICTYMAeT WTOrOBbIM PENTUHI, a
npesAcKasbiBAaeMON NepeMeHHoN - CTOMMOCTb

5. OnpepeneHve BecoB aTpubyToB fa

6. PacyéT B3BEWEHHbIX PEeWTUHIOB 06bekTa
OLIEHKM M COMOCTaBUMbIX 06BEKTOB

7. Onpegenenune 0fHOdaKTOpHOro
PErpecCMOHHOr0 YpaBHEHWS, MPEAUKTOPOM B
KOTOPOM BbICTYNaeT B3BELUEHHbLIA WMTOrOBbIN fa
PENTUHI, a NpeAcKasbiBaeMON MEpPEeMEHHON -
CTOMMOCTb

aa

HEeT

Perpeccus TpaHcopMmaumsa paHros

MeTon perpeccun TpaHChOpMauuK paHroB MOSIBUACS paHblle U aBnsieTca 6onee
NPOCTbIM, @ TakKXe, BO3MOXHO, COAEPXUT MeHblle CYyObeKTUBHOCTU, MO CPaBHEHMUIO C
METOAOM perpeccum LieHa - KayecTBo.

OpaHa 13 «MKOH» aMepukaHckon oueHkn Henry A. Babcock B 1968 B cBoeM yyebHuke
Appraisal Principles and Procedures ° BnepBble WINIOCTPUPYET WCMOMb30BaHNE
PaHXWPOBaHUSI XapaKTEPUCTUK MPON3BOAUTENBHOCTU HEABMXMMOCTU B AOMAax Ha OAHY

° Henry A. Babcock (1968), Appraisal Principles and Procedures, Homewood, IL: Richard D. Irwin, Inc.
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CEMbIO. 3aTEM OH MCMOJIb30BaN PENTUHI KayecTBa, YTOObl 0ObSICHUTL KonebaHusl LiEH,
BOCMPUMHMMAEMbIE YYACTHMKAMN PbIHKA.

B ero mMetoavke usnyeckoe onucaHMe KaXkaoro CornocTaBuMMoro obbekTa n obbekTta
OLIEHKM MOMELLAETCS Ha OAHOW CTOPOHE KapToyek, a Ha 0bpaTHOM CTOPOHE KapToyek
NULWYTCS OTMYCKHbIE LIEeHbl CONOCTaBUMbIX NPOAAX.

ATpnbyTbl MpOU3BOAUTENLHOCTM — HanpuMep, pa3Mep, BO3pacT, COCTOSIHWE,
obopynoBaHMe, NAAaHMPOBKM WM T.A4. - KaXAOro COMOCTaBMMOro ObbekTa, a Takxke
cBOMCTBa 06beKTa OLEHKM OOBLEKTUMBHO W/WNMM CYyObLEKTMBHO OLIEHMBAIOTCS, @ 3aTeEM
KaXabli M3 HUX OOBEKTMBHO W/WIM CYOBLEKTMBHO PaHXMPYETC Ha OCHOBE MX
NPON3BOANTENbHbIX BO3MOXXHOCTEN.

Ha cnegyoweM atane ueHa nNpoAaXxu CTPOUTCS OAHOMAKTOpHAs perpeccusi UTOroBble
paHr1 COMoCTaBUMbIX OBBLEKTOB — LEHbl COMOCTaBMMbIX 06beKTOB (B Clyyae, ecnu
M3BECTHa LeHa O6beKTa OLEHKM, OH TaKXe BK/OYAETCA B perpeccuto), a pbiHOYHAS
CTOMMOCTb 06beKTa OLIEHKM OMnpeaensieTcs LEeHOW, COOTBETCTBYIOLENW €ro UTOroBOMY
paHry.

Babcock yTBepxpaeT, 4TO Ha MOMEHT HanucCaHuUs €ero KHUrKM 3TOT METoh YXe
MCMNO/b30BAsCs OLIEHLMKAMU ABUXMMOrO MMyLlecTsa 19,

Perry, Cronan u Epley B cBoeli cTaTbe B Appraisal Journal ! npuMeHsloT perpeccuoHHbIN
aHann3 K paH>XMpPOBaHHLIM AAHHBIM.

3aBUCMMaAs NEPEMEHHAs Y HUX - 3TO PaHXMPOBAHHAsA LieHa NPOAAXW, a He3aBUCUMbIE
nepeMeHHble - paHXXMpoBaHWe aTpnbyToB NPOM3BOANTENBHOCTU COMOCTAaBUMbIX Mpoaax.
ABTOpbI COOOLLAIOT, YTO paHXMPOBAHWE AAHHBIX 40 NMPUMEHEHU1 0ObIYHBIX HAUMEHbLLMX
KBagpaToB pnAaeT 6onee TOYHble pe3ynbTaTbl, 4YeM O6blYHbIA  MHOrOMEPHbIN
PErPECCMOHHBIN aHann3 ¢ HeGO/bLLIMM pa3MepoM BbIGOPKM.

HepoctaTkamm 3TOro Metoda SBNSKOTCS CYyObEKTMBM3M OLEHLUMKA, MPUCYTCTBYIOWNIA B
pPaHXWPOBaHUK, @ TakKe paBHOBECOBOCTb BCeX aTpnbyToB 06HEKTOB — MX paBHbIE Beca
B MTOrOBOM pEUTUHrE.

Mexay TeM, MOCKOMbKY OOLWEenpuUHATbIX OOBbEKTUBHBLIX METOAO0B OnpefesieHnsl BEeCOB
aTpnbyToB Noka He pa3paboTaHo (O ABYX WM3BECTHbIX MOMbITKax 06beKkTuBM3aumu,
OCYLLECTBNEHHbIX OTHOCUTENbHO HEAABHO, peyb MOMAET HMXKE) M OHW OnpeaenstTCs
Cy6BEKTMBHO, YTO O4YEBUAHO YBEMUMBAET CYObEKTUBHBIA (DAaKTOP B OLIEHKE, HE MOHSTHO,
SABNSIETCS NN yKa3aHHasi paBHOBECOBOCTb UMEHHO HEAOCTAaTKOM MK HET.

TyT cnegyeT TakKxXe y4yecTb, YTO NMpu NpUMEHeHMN MeToAa CpaBHeHMs npoaax (Metoaa
KONIMYECTBEHHbIX KOPPEKTUPOBOK B POCCMMCKOM MPaKTUKE) MMeloLasi paBHOBECOBOCTb
(haKTOpPOB CpaBHEHUSI, KaK HEAOCTAaTOK 0BbIYHO HE YNOMUHAETCS MAN 3aManyMBaeTCs.

Perpeccus 4eHa - KauecTBO

DTOT MeToA, KaK cuUMTaeTcs, ssBnseTcs 6onee NpoaABUHYTLIM MO CPAaBHEHMIO C perpeccuei
TpaHchopMaL MM paHros.

[eHe3nC perpeccnn LeHbl U KadecTBa MOXHO npocneantb yxe B pasgene "Methods of
Mortgage Risk Rating" pykoBoacTtBa no aHaeppantuHry Federal Housing Administration
(FHA) 1936 roga. 12

10 Tam xe.
1 Larry G. Perry, Timothy P. Cronan, and Donald R. Epley (1986), Ranking Comparable Properties Prior to
Their Use in Regression on a Large or Small Sample, The Appraisal Journal, January 1986
12 Federal Housing Administration, Underwriting Manual, Rev. April 1, 1936 (Washington, DC): Part 1, 22-
29 and Part II
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PykosBoactso FHA onpepenser asaguaTtb BOCEMb MPU3HAKOB pPUCKA, KOTOpble OHO
KnaccuuumnpyeT Ha YeTbIpe KaTeropmm - HeABMXXUMOCTb, MECTOMOJIOXEHNE, 3aEMLLNK U
mMoaenb wunotekn. Obuiee KONMMYECTBO BO3MOXHbIX 6annoB ana Bcex OOBLEKTOB B
kaTeropum coctaBnsieT 100 6annoB. Kaxaon dyHKUMM NpucBanBaeTcs BecC. B3pelueHHas
OLleHKa AN KaXkAoro rnpusHaka pucka nony4yaercs rnyteM YMHOXEHMUS OLEHKU NpU3HaKa
Ha BeC AN 4aHHOro rpusHaka.

Eweé B 1938 roay Frederick M. Babcock, koToporo cunMTaloT ocCHOBaTeNeM aMEPUKAHCKOM
Npodeccnn u LWKONbI OLEHKM, B CTaTbe, HAaNMCaHHOM B COaBTOPCTBE C Massey u Greene
NPeacTaBuIv CXEMY OLIEHKM MECTOMOJIOXKEHUS XKUTON HEABMXMMOCTU 13, OHM 3asBNISIOT,

OueHKa CTOUMOCTYH U OLEHKA PUCKE [O/IKHbI ObiTh TIYATESIBHO PA3IPaHNYEHbI U
[TOMELLEHDBI B HALLIEM CO3HAHUN B HAL/IEXALLEM OTHOLLEHUM APYI K APYTY.

OuyerHka CTOMMOCTH - 3TO ONPEAE/IEHNE OLEHOK CTOMMOCTY OOBEKTOB
HEABWKMMOCTH.

PediTuHr pucka - 3To MpoLEecc TIATE/IbHOIO aHaim3a M M3MEDEHUS OCHOBHBIX
PaKTOPOB pyCKa, OCYLUECTBIISEMbIN ITPU OPOPMIIEHMN UITOTEYHBIX KDEAUTOB.
O4YeBUAHO, YTO PEUTUHI PUCKE SB/ISETCS BOJIEE LUMPOKUM U BKITIOYAET B CEOS
OLIEHKY CTOMMOCTH. TakuM 06pasoM, OLEHKA HELBMXUMOCTH CTaHOBUTCS
BTOPOCTENEHHBIM (DaKTOPOM B 6OJIEE LLIMPOKOM POLIECCE.

Mo3aHee ewWwé oaHa «MKOHa» aMepukaHckon oueHku Richard U. Ratcliff packputmkoBan
METO/ PaHXWUPOBaHMsSI B OLlEHKE CTOMMOCTH, 3asBnss 14:

Jra rnpouyesypa BKIOYAET B CEO6A IPEANO/IONEHNE, YTO LIEHa M3MEHAETCA
HEMOCPEACTBEHHO C PAHIOM M [PEAINONATAET PABHbIE KAYECTBEHHBLIE PAa3/INIUS
MEX/Y paHrama.

CobctBeHHO, WMeHHO wuaeu Ratcliff, B CcBOE BpemMsi BOCMpUMHMMABLUMECS KaK
PEBOJIOLIMOHHbBIE, U NTEFNIM B OCHOBY PErPECCUMOHHBLIX MOAENEN LieHa — KayecTBo. A ecniu
Yy4YeCTb «KaHOHM3MPOBaHHbI» cTaTyc Ratcliff B amMepukaHCKOM OUEHKE, TO MOXHO
YBEPEHHO 3as1BUTb, YTO 3TOT METOA, HECMOTPS Ha Ntobble KpUTUYECKNE 3aMeYaHUs B ero
CTOPOHY, ByAeT NpUCYTCTBOBaTb B aMEPUKAHCKOW OLIEHKE BCEraa.

Hy>XHO MMeTb B BUAY, YTO paHXMPOBAHHbIE AaHHbIE SABASIOTCA AaHHBbIMM MOPSAKOBOM
LUKasbl, N MHTEPNPETUPOBaTbL Pa3NnUnNg Mexay paHXWPOBaHHLIMU 3HAYEHUAMU HeNb34,
NOTOMY YTO (haKTUYECKME YMCNa, UCMONb3YeMble AN PaHXUPOBaHWUS, NPOU3BOJIbHbI.
Richard U. Ratcliff n Dennis G. Swan 1> coBepLueHCTBYIOT MeTogonoruio Babcock, Massey
n Greene, NPUMeHssi BECOBblE KO3MMULMEHTbI K PENTUHIFAM COMOCTaBUMbIX O6BHEKTOB
ANSt KQYECTBEHHbIX Pa3fnunii.

BecoBble KO3(®dUUMEHTbI, MPUMEHSEMbIE K XapaKTepuUCTUKaM MNpOU3BOAUTENTILHOCTH
COMOCTaBUMbIX OOBLEKTOB HEABMXXMMOCTM, OCHOBaHbl Ha CY>XAEHWW oueHwWmMKa 06
OTHOCMTENbHON BaXXHOCTW 3TOr0 MpU3HaKa Ans rpynnbl nokynatenew. Ons Kaxaoro
COMOCTaBMMOro obbekTa U cybbekTa Kaxkaas XapaKTepuCTUKa OLEHMBAETCH C TOYKM
3peHMst OTHOCMTENIbHOrO KayecTBa W B3BEWMBAETCS MO BaXHOCTW Ans  rpynnbl
nokynaTenen.

13 Frederick M. Babcock, Maurice R. Massey, Jr., and Walter L. Greene (1938), Techniques of Residential
Location Rating, Journal of the American Institute of Real Estate Appraisers, April 1938
14 Richard U. Ratcliff (1972), Valuation for Real Estate Decisions, Santa Cruz, CA: Democrat Press
15 Richard U. Ratcliff and Dennis G. Swan (1972), Getting More from Comparables by Rating and Regression,
The Appraisal Journal, January 1972
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Bblaatolummncs MeToaonor amepukaHckon oueHku, npodeccop Paul F. Wendt B cBoeM

yyebHuke Real Estate Appraisal: Review and Outlook 1 o6cyxxaaeT MeToamKy OLEHKM

MECTOMOMOXEHNS XWbs, MpeanoXxeHHyto Babcock (KOMMOHEHT npoueaypbl OLEHKM

puUCKa ANs MNOTEYHbIX XUINULHBIX KpeauToB) M pa3paboTaHHylo, Korga OH pabotan B

Federal Housing Administration.

Kpome TOro, B atoi kHure Wendt

e LUTMPYET MANKOCTPAUMN MEeTOAA B3BELUEHHOW OLIEHKWM MPW3HAKOB B COMOCTABUMOM
aHanu3se Ratcliff n Swan.

e MpUBOAUT OMMCaHME MpPUMEHEHWS METOAA B3BELUEHHbIX aTpubyToB KayecTBa AN
OLEHKM CTaBOK KanuTanusawuuu.

Halbert C. Smith, Tarke BXOASWMA B «MKOHOCTAC» aMEPUKAHCKOW OLIEHKW, B CBOEM

yyebHuKe npeacTaBnsieT MeToA perpeccum LieHa - KayecTBO M NPUMEHSIET ero K OLeHKe

MHOIOKBapTMPHOro oMa U OAHOKOMHATHOM XXMWMION HeABMXMMOCTU. 7

Ewé oavH BblaaloLWMnCs METOA0SON M NPenoaBaTe/lb aMepUKaHCKOM OLEHKM - James A.

Graaskamp nonynsipusmpoBan MeToA Perpeccum LieHbl - Ka4ecTBa B CBOEM 3HAMEHUTON

MoHorpadwum The Appraisal of 25 N. Pinckney: A Demonstration Case for Contemporary

Appraisal Method. 18

Kak oTMeyaet D. Richard Wincott *°

lTocrie cmeptv gokTopa Graaskamp B 1988 rogy MeTofo/10rusi pErPeccum LieHbI 1
Ka4yecTsa, Kazal/loCh, BOLL/IA B TEMHbIE BEKA, MOAAEPKNBAEMAS MU 3alUmLLaEMas
COBPEMEHHBIM 3KBUBAJIEHTOM PbILaGPEN - TaMI/IMEPOB B HEABMXUMOCTU —
«Graaskamp's Mafia».

B cepeanHe 1990-x rogoB D. Richard Wincott u Patrick Hamill «ynakosanu»
METOAOOMNMI0 perpeccun LeHa - Ka4ecTBO B aBTOMATU3MPOBAHHYIO (POPMY 3/1EKTPOHHBIX
Tabnuu, a BnocneacTsuu - B Visual Basic ans WinMpokoro 1ucnonb3oBaHus B oleHke 20,
John M. Clapp B 2! unniocTpuMpyeT MeTOAMKY OLEHKN aTpubyTOB MpPOU3BOAUTENBLHOCTM
006BbEKTOB HEABMKMMOCTU CreayowmMM 06pa3oMm.

YTobbl OueHUTb aTpubyT NpoOU3BOAUTENBHOCTM OObEeKTa OLEHKM M COMOCTaBUMBbIX
06BEKTOB, U3MEpPEHHbI aTpUbyT NPOM3BOAUTENBHOCTU KaX/aoro obbekTa AenuTcs Ha
CaMbli HU3KUN U3MEPEHHbBIM aTpubyT NpoM3BOAUTENBHOCTU, @ YaCTHOE YMHOXAETCS Ha
100. Mpwn 3TOM 06BEKTY, XyAlweMYy MO aTpuMbyTy NMpoM3BOAUTENBHOCTM NMpPUCBaAMBAETCS
3HayeHune 100.

3aTtemM aTtpubyTam NpoM3BOAUTENLHOCTU MPUCBaMBAOTCS Beca, HanpuMep, Ha OCHOBe
06Cy>XAEHUI C SKCNepTaMu Mo HeABMXUMOCTM Ha MECTHOM PbIHKE.

Clapp Ha3bIBaeT UTOroByto CyMMy Ansi 06bekTa OLEeHKU UM CONOCTaBMMOro obbekTa ero
«MHOEKCOM yaobCTBa».

16 paul F. Wendt (1974), Real Estate Appraisal: Review and Outlook, Athens, GA: The University of Georgia
Press
17 Halbert C. Smith (1976), Real Estate Appraisal, Columbus, OH: Grid, Inc.
18 James A. Graaskamp (1977), The Appraisal of 25 N. Pinckney: A Demonstration Case for Contemporary
Appraisal Methods (Madison, WI: Landmark Research, Inc.
19 D. Richard Wincott (2012), An Alternative Sales Analysis Approach for Vacant Land Valuation, The
Appraisal Journal, Fall 2012
20 Tam xe
21 John M. Clapp (1987), Handbook for Real Estate Market Analysis, Englewood Cliffs, NJ: Prentice-Hall,
Inc.
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Perpeccus LeHa — KayeCTBO OMNUCLIBAETCA Takxke B ctaTtbe Grissom, Robinson n Wang B

Appraisal Journal 22,

HeobxognmMo OTMETUTb, 4YTO 3Ta METOoAONOrMs HuUKorga He 6blna BKAKYEHa B

KOHCepBaTUBHYIO CTPYKTYypy The Appraisal of Real Estate. TeM He MeHee, NOCKONbKY B

nocnegHee Bpemsi Bce 6onbluee BHUMaHWE yaenseTcs UCNOb30BaHMIO CTaTUCTUYECKUX

METOAOB B OLEHOYHOM aHanu3e, MHTepecC K UCMOoJSIb30BaHUIO perpeccumn LeHa KavyecTBo

He ocnabesaerT.

B yacTHOCTM, aBTOpaMn, aKTUBHO MPUMEHSIIOWNMWN perpeccunio LeHbl — KavectBa B XXI

BEKE U peanbHO COBepLUEHCTBYOWNMK eé MeTogonoruno, sensaotca D. Richard Wincott

23, Gene Rhodes 2* n A. Ason Okoruwa 2.

Kpome Toro, Stephen F. Fanning B usgaHunn Appraisal Institute, nocssilLuéHHOM aHanusy

PbIHKa 2%, UNNIOCTPUPYET NPUMEHEHNE PENTUHIOBbLIX METOAOB AJ1S1 NPOBEAEHUS aHaNM3a

NPOU3BOAUTENTLHOCTU A1 Pa3fINYHbIX TUNOB HEABMXUMOCTH.

MpeuMyLiecTBa perpeccum LleHa - Ka4eCcTBO 3aK/14alTCs B TOM, YTO

(1) oHa 6amxKe K MOAENMPOBaHUIO NOBEAEHUS MOKYyMNaTens, YeM MeTo[ KOPPEeKTMPOBOK
COMOCTaBUMbIX MPOAAX Ha pa3nnMuns OT 06bekTa HeABMXKMMOCTMH,

(2) cywecTByIOT HEKOTOPbIE XapaKTEPUCTUKM MPON3BOAUTENBHOCTU, KOTOPbIE HE MOryT
6bITb M3MepeHbl KONTMYECTBEHHO,

(3) nocne KOPPEKTUPOBKM COMOCTaBMMbIX OBLEKTOB OLUEHLUMK MyTEM CYObeKTUBHOro
0606LWeHnss Unn cpegHeB3BELLEHHOrO 3HAYEHNSI CKOPPEKTMPOBAHHBIX LieH Npoaaxu
npuwen 6bl K 3aKtoyeHnto 06 onpeaeneHHoON CTOMMOCTU 06beKTa HEABUXUMOCTMN.

Cnaboctb MeToAa B3BELIEHHbIX PENTMHIOB 3ak/lovaeTcs B TOM, 4YTO W

P3HKWUHI/PENTUHT, U BecoBble KO3M@MUUMEHTHI ANt aTpUbyTOB NPON3BOAUTENILHOCTU

HEeABMXXMMOCTM ONpeaensitoTCa aHaIMTUKOM CY6BbeKTMBHO.

KonuuectBo aTpubyToB, UCNOJIb3yeMbIX B OLlEeHKe

Kak oTMe4daeT Gene Rhodes 27
bbl/I0 3aMEYEHO, YTO BOJIBIUIMHCTBO OLIEHLIMKOB KOMMEDYECKOH HEABMXUMOCTY,
KaK rpasuiio, HE AENA0T BOJIEE NMATH KOPPEKTUPOBOK /1 yHETa ME0rpagpmyeckmx

U QUBMHECKUX PA3/TNYMI,

Mo Bcelt BUANMOCTM MMeHHO noaToMy M Rhodes, u D. Richard Wincott 28 B cBoux cTaTbsx
MCMNONb3YIOT MMEHHO MO NATb aTPUBYTOB — LIeHO0bpasyoLWmX PaKTopoB.

22 Terry V. Grissom, Rudy R. Robinson, and Ko Wang (1987), A Matched Pairs Analysis Program in
Compliance with FHLBB Memorandum R 41B/C, The Appraisal Journal, January 1987
23 D. Richard Wincott (2012), An Alternative Sales Analysis Approach for Vacant Land Valuation, The
Appraisal Journal, Fall 2012
24 Gene Rhodes (2014), Qualitative Analyses in the Sales Comparison Approach Revisited," The Appraisal
Journal, Fall 2014
2 A, Ason Okoruwa (2017), Regression analysis of property productivity index and value, Appraisal Journal,
March 22
% Stephen F. Fanning (2014), Market Analysis for Real Estate: Concepts and Applications in Valuation and
Highest and Best Use, 2nd ed., Chicago, IL: Appraisal Institute
%7 Gene Rhodes (2014), Qualitative Analyses in the Sales Comparison Approach Revisited," The Appraisal
Journal, Fall 2014
28 D. Richard Wincott (2012), An Alternative Sales Analysis Approach for Vacant Land Valuation, The
Appraisal Journal, Fall 2012

CrpaHuua 8 us 14



A. Ason Okoruwa 2° B CBOel CTaTbe WUCMONb3YET ceMb hakTopoB. OaHaKo, Hall aHanu3
3TON paboTbl, AOCTOWHbLIN OTAENBHOM NMy6AMKALUMKM, NMOKa3bIBAaET, YTO B PEANlbHOCTU U3
3TUX ceMU (PaKTOPOB CYLLECTBEHHOE BAMNSIHME Ha LIEHY OKa3biBalOT TOMbKO TPW.

3TOT (akT nNpeacTaBNsSIETCS O4YEHb CYLIECTBEHHbIM C YYETOM MMEIOLEN MECTO B
POCCUICKOMN OLIEHKE YUYMUTbIBATb Kak MOXHO 60sbLuee YMCio hakTOpOB pasnnyms.

Ham >xe npeacrtaeBnsieTcs u3bbITOUYHbIM AaXke NSATb LeHoobpasyowmx dgakTtopoB. bonee
peanMCTUYHbIM MPEACTABNSET TO, UYTO (PAKTUYECKU YYACTHWKM pblHKA HE BbIAENSIOT
6onee ABYX — TPEX CYLLECTBEHHbIX (DAaKTOPOB pa3nnyms, HUBENMPYS BOSMOXHOE B/IMSIHWE
BCEX BO3MOXHbIX OCTaNlbHbIX. [pyM 3TOM OAHUM M3 3TUX ABYX — TPEX AKTOPOB
06si3aTeNnbHO ABASETCA Mowaab MM Ko3PMdUUMEHT MIOTHOCTM 3acTPOMKM ObbekTa
HEZABMXMMOCTH.

OnpepneneHue atpubyToB, UCNOJIb3yEeMbIX B OLleHKe

OnpenenéHHO nopsaok onpeaeneHus atpubyToB, KOTopble 6yAyT MCNOSb30BaHbl B
OUEeHKe, U3 TPEX NpOaHa/IM3MpPOBaHHbIX CTaTel NpMBEAEHO TONbKO B cTaTbe A. Ason
Okoruwa 30

LaHHbIE, COOPAHHBIE 10 3HAYNMBIM TEPEMEHHBIM, B/IUSIOLMM HA CTOUMOCTH U
DEHTY, OCHOBAHbI Ha 0O30PE SMITUPUYECKOU JIMTEPATYDbI 110 HEABUXUMOCTY.

Mpy 3TOM AQETCA CCbiIKa Ha UEeNbl psad PbIHOYHBIX MCCNEAOBaHUM B CErMeHTe, K
KOTOPOMY OTHOCUTCS O6BEKT OLIEHKM.

Mo Bcel BUAMMOCTW, TaKOM Noaxoa SABNSETCA Hambonee NpaBuibHbIM,

TeM He MeHee, ANS LENOro psaa CErMEHTOB HEABMXXMMOCTM WUCTOPUSI aMepUKaHCKON
OLUEHKM  yxe  cdopMmpoBana  nepevyeHb  aTpubyToB  MPOM3BOAUTENBHOCTM
(ueHoobpasyrowmx hakTopoB), NOANEXALUNX YUETY.

PelTUHroBble LWKasbl

Moaxodbl K LWIKANMPOBAHMIO MNpU PEUTUHIOBaHMM aTpubyToB 0ObEKTa OLEHKU WU
COMNOCTaBUMbIX O6BEKTOB Y pa3HbIX aBTOPOB 3aMETHO pa3MyatoTCs.

B cBoeM paHHeM aHanm3e Babcock, Massey, n Greene NpUMEHSIIOT TPU pasnnyHble
WKanbl, @ UMeHHo, 1, 2, 3,4, 5; 2,4, 6, 8, 10; n 4, 8, 12, 16, 20 -- Ha Habope BOCbMU
aTpubyTOB PacnoNoXeHUs >unbs 31,

Ratcliff 1 Swan B cBoeii cTaTbe 32 10BOMbHO YK/IOHYMBO YKa3bIBaIOT:

T pagayns LWKassl, H605X0,£7MMOI/‘I’ A/14 OL|EHKU, OrPELAEJIAETCA CTENEHBbIO BapuaLjyin
OL|€HUBAEMOIo Ka4ecrasa.

OHWM NPUMEHSIIOT PEVTUHIOBYIO LUKany, rae Ans XapaKTepUCTUKKU MPOM3BOAMTENBHOCTY
obbekTa HeaABMXUMOCTM Ny4lunMin 06bekT oueHuBaeTcs B 1 6ann, a Apyrne ob6beKTbl
OLIEHMBALOTCS MO OTHOLLEHMIO K Ny4yleMy 06bekTy. KpoMe TOoro, OHM yKasblBatoT, UTO ANs

29 A, Ason Okoruwa (2017), Regression analysis of property productivity index and value, Appraisal Journal,
March 22
30 Tam xe
31 Frederick M. Babcock, Maurice R. Massey, Jr., and Walter L. Greene (1938), Techniques of Residential
Location Rating, Journal of the American Institute of Real Estate Appraisers, April 1938
32Richard U. Ratcliff and Dennis G. Swan (1972), Getting More from Comparables by Rating and Regression,
The Appraisal Journal, January 1972
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HE3HAUUTENbHbIX CTEMNEHEN Pa3fiMumsi MOXET BblTb 4OCTAaTOUYHbIM UCMONb30BaHNE TONBKO
yeTblpex uncen (ot 1 go 4).

Smith 33 npumeHsieT wkany ot 1 go 5 (1 - camasi BbICOKasi OLEHKA) K OLIEHKE
BOCbMMKBAPTUPHOIO I0Ma M OAHOKOMHATHOW XXWUNON HEABWUXUMOCTM.

Graaskamp 34 ucnonb3yeT penTuHroByto wkany 1, 3, 5, ¢ peTMHrom 5, NnpeacraBnsoWmMM
Nydylle cpeaHero, 1 1, oTpaxkalowmm xyxe cpeaHero. OH 3asBseT,

Mbi coBeTyem usberars 60/1ee CI0XHBIX LKA/, Hanpumep, ot 1 4o 10, notomy 4T1o
OLEHLUNKY OyAET TPYAHO OOBSICHUTL KITNEHTY WU/IN JKIOPU HEOOJIbLUNE Pa3/inyums,
Haripumep, Mexgy 7 u 8. Jlerdye f[octwyds corziacusi B KIACCUGQDUKALMN
“nyywe/xyxe’.

Hanpotus, npu aHanuse cBO60AHbIX 3eMesbHbIX YydyacTkoB Wincott 3° npumeHsieT
pecatmbannbHyto wkany (ot 1 go 10). OH yKasbIBaeT, uTo

... ECJIN OBBEKTBI JOCTATOYHO CXOXKU 10 OTHOLLIEHMIO K OfPEAESIEHHOMY IPUIHAKY,
TO A1 OTPAXEHUS HE3HAYUTESIbHbIX CTEMNEHEN pPa3/inyus MOXET ObITb
JAOCTaTOYHOU TOJIbKO YacTb AMANa30Ha, CKaXeM oT 4 40 7.

OH TaKKke OTMEeYaeT, 4YTo

JII060V ANANAa30H YNCEST MOXET bBbITb MUCIIO/Ib30BAH A0 TEX 110p, 10Ka pPa3bpoc
MEXAy Yncsiamm oquHaKoB, Haripumep 25, 20, 15, 10, 5, win 100, 80, 60, 40, 20,
wmb, 4 3 2 1.

Carol C. Preston n Andrew M. Colman oTtmeuvator 36:

[1o  HECKO/IbKUM  [0K33aTe/IIM  HAAEXHOCTY, Ba/IMAHOCTU U  pa3/indarolyesn
CrIOCOBHOCTH  ABYXOA/I/IbHLIE, TPEXOA/I/IbHLIE U  YETLIPEXOA/IbHLIE  LLUKA/IbI
paboTasin  OTHOCUTE/ILHO [1/I0X0, HArpoOTUB, VKA3aHHbIE [10K33aTe/M OblIU
3HAYNTESIbHO BbILLE AJ/IS LWKAE/T C OOJIbLUNM KOJIMYECTBOM KAaTEropuu OTBETOB,
TpUMEPHO A0 /.

Ron Garland B 0630pe >ypHanbHbIX cTaTel 37 06 ONTUManbHOM KOJIMYECTBE KATEropui
COOBLIAET, YTO MHOTME aBTOPbI NPULLN K BbIBOAY, UTO

OINTUMA/IbHOE KOJIMYECTBO KATErOpMu LUKA/Ibl  SB/SETCS  CreyUduyHbIM
COLEPKAHNEM U QPYHKLIMEN YCIIOBUM U3MEDEHMS.

% Halbert C. Smith (1976), Real Estate Appraisal, Columbus, OH: Grid, Inc.
34 James A. Graaskamp (1977), The Appraisal of 25 N. Pinckney: A Demonstration Case for Contemporary
Appraisal Methods (Madison, WI: Landmark Research, Inc.
% D. Richard Wincott (2012), An Alternative Sales Analysis Approach for Vacant Land Valuation, The
Appraisal Journal, Fall 2012
36 Carol C. Preston and Andrew M. Colman (2000), "Optimal Number of Response Categories in Rating
Scales: Reliability, Validity, Discriminating Power, and Respondent Preferences," Aceta Psychologica 104,
no. 1 (2000)
37 Ron Garland (1991), The Mid-Point on a Rating Scale: Is it Desirable?, Marketing Bulletin 2 (1991),
Research Note 3.
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Gene Rhodes B cBoelt cTtaTbe 3% Mcnonb3yer nsATb OLEHOK KayecTBa: otnanyHoe (50),
xopotuee (40), cpeaHee (30), yaosnetsoputenbHoe (20) n nnoxoe (10).

A. Ason Okoruwa B 3° Ha OCHOBaHWV aHanu3a NPeabIayLIMX UCCNEN0BAHUMN, NPUBEAEHHDBIX
BbILLIE, TaKXXe UCMoNb3yeT NsATukaTeropuinyio (1, 2, 3, 4 u 5) wkany ans peuTUHroBaHMs
aTpnbyToB 06bEKTa OLEHKM M COMOCTaBUMbIX 0O6BLEKTOB. [pM 3TOM KaTeropuu LWKan,

MCMOJSIb30BaHHbIE B 3TOM pa60Te NpMBEAEHDLI B Tabnuue Huxe.

Doku +
PelTUHI [aTta npogamu Mnowaae Mnowaas Beicora Mnowape Boapacr, net BrvesgHbie
3AaHUA, KB.QYT | y4acTKa, aKpoB |NOTONKOEB, GyT| odMCOB, KB.dYT

ABEpM, WT.
1 14.05.2011+1roa | menee 5000 | 130 000 v 6onee menee 10 1500-2 499 50 v 6onee 1
2 15.05.2012 +1rog | 5000-9999 |105000-129000| 10,00-14,99 | 2500-3 499 40-49 2
3 16.05.2013 + 1 rog | 10 000 - 14 999 | 80 000 - 104 999 | 15,00-19,99 | 3500-4 499 30-39 3
4 17.05.2014 +1rop |15000-19999| 55000-79999 | 20,00-24,99 | 4500-5 499 20-29 4
5 18.05.2015+ 1 rog |20 000 -24 999 | 54 999 1 meHee 25 v Gonee 5500 u Gonee meHee 20 5

LWwar WKanbl 1rop 5 000 ke.dwyT 25 000 akpos 5 dyT 1 000 ke.dyT 10 net 1 wr.
WKana pasHoMepHas pasHomepHas paBHOMepHas |paBHOMeEpHas | paBHOMepHas | paBHOMepHas | paBHOMepHas

Kak BMAHO w3 npuBeaéHHOM Tabnuubl, B LIECTM W3 CEMU C/ly4aeB PEUTUHIOBbIE
KaTeropum SIBASILOTCA «CTYMeH4YaTbIMW», YTO, OYEeBMAHO YMpOLLAEeT, HO M 3arpybnser
aHanus.

B pe3ynbTaTe, Y Hac CknaabiBaeTCs BrneyaT/ieHne, YTO ONTUMAIbHOW ANSt MPAKTUYECKOro
MCNONb30BaHMS SBNSETCA «TPaAMLMOHHAS LKOMbHASA» NATUKATEropMnHas LKana.
O606uwas npuBeaéHHble [AdaHHble, HeobxoaMMo o0cobo OTMEeTUTb, 4YTO BCe 6e3
MCKIOYEHUSI aBTOPbI MCMOSb3YHOT JIMHENHBIE LIKabl pEUTUHIOBaHMS! aTpubyTOB 06beKTa
OLEHKM M COMOCTaBUMbIX 06bekToB. OTCl0Aa MOXHO 3aKNHUUTb, YTO WUCMNOSIb30BaHUe
JIMHEMHBIX LLIKaN SBNSETCS HOPMOWM NPUMEHEHNS METOJA KAYE€CTBEHHbIX KOPPEKTUPOBOK.
HanpoTuB, WCNoONb30BaHWE HENMMHEMHBIX LWIKan PENTUHIOBaHUS TpPebyeT Cepbé3HbiX
060CHOBaHWUN.

JlONONHUTENBHO HY)XHO OTMETUTb, YTO BAMNSIHUE BO3MOXHbIX HEMMHENHOCTEN BIUSHUSA
aTpubyTOB Ha CTOMMOCTb, B Cly4asiX, €C/IM OHW AENCTBUTENbHO MMEKT MECTO, MOXET
6bITb YCNeLWHO yCTpaHeHo B NpoLecce ONTUMM3aLMOHHBIX Npoueayp, HanpaB/eHHbIX Ha
npeoaoneHne cybbekTMBHOCTU B onpeaeneHnm BecoB aTpubyToB.

TeM He MeHee CyLLeCTBYET BO3MOXHOCTb 0O0MTUCH 6E3 «CTYNEHYATOro» LIKAMPOBaHuUS,
MCNONb3Yys OTHOCUTENbHBIE LWKA/bl, Kak 3To npeanaranock John M. Clapp B 40 (cM. Bbiwe).
OaHako 3TOT MeToA LWKanMpoBaHWS MPUMEHWM TONbKO K aTpubyTaM, n3MepsieMbiM
YUCNIEHHO, W He npuMeHMM K cnabo dopmanulyembiMm aTtpubytam un atpubyTam,
N3MEpPUMbIM TOMbKO B IBOMYHOM BuAae (HeT / eCTb).

MpumMep peATUHroBoM oueHkn cnabo popmannsyemoro aTpubyra

MpUHUMNMANBHO, YTO MNPU WUCMONb30BAHUM KAYECTBEHHLIX METOJOB OTHOCWUTESIbHOM
PENTMHIOBOM OLEHKE MOAAAIOTCA HE TOMbKO [ETEPMUHUPOBAHHBLIE BENMMYMHBI, Kak
HanpuMep, NNOWaZb, YMCNO 3TaXel, BbICOTA MOTONIKOB, HO Takue cnabo
dopManusyemble haKTopbl, KaK «KauecTBO BuUAA».

3 Gene Rhodes (2014), Qualitative Analyses in the Sales Comparison Approach Revisited," The Appraisal
Journal, Fall 2014
39 A, Ason Okoruwa (2017), Regression analysis of property productivity index and value, Appraisal Journal,
March 22
40 John M. Clapp (1987), Handbook for Real Estate Market Analysis, Englewood Cliffs, NJ: Prentice-Hall,
Inc.
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B Tabnuue HuxXe npuBeaéH NpMMeEP OLEHKM «KayecTBa BuMAa Ha 03epo» U3 ctaTbn Gene
Rhodes #

OueHka KauectBa PeiATHHrOBbIE

O6bekT
BUAA HA 03epo 6annbl

pacrnosioXkeH Ha MbICYy, MMeEEeT BWA Ha 03€epo,
1 KoTOpbIi npeBbiaeT 180 rpaaycoB, U UMeeT OT/INYHO 50
6ecnpensTCTBEHHbIN B HAa BEYEpHUE 3aKaThl
OTKpbIBAaeTCS BMA Ha  03€po,  KOTOPbI
NpoCTMpaeTcs NpMMepHo Ha 90 rpagycoB u MMeeT
TONMbKO BECEHHUA W NETHWA BUA Ha BOCXOA
COMIHU@ Haa 03epoM

pacnosioxeH B 6yxTe, KOTOpasl AaeT eMy BMA Ha
3 03epo M AOCTYN K BOAE, HO ero BnA Ha OTKpbIToe naoxo 10
03€epo, KaK TaKoBOE, OYeHb OrpaHuyeH
pacnosnoxeH B 6yxTe, Ho byxTa 6onblue, 1 BUA Ha
03epo HEMHOro nyywe, YyeMm y ObbekTa 3

MMEET BW/ Ha 03epO C OTKPbITON BOAOM, KOTOPBIIA
5 oxsaTbiBaeT okono 100 rpagycoB wn umeet XOpOLLOo 40
NepeMeHHbIV BUA HA BEYEPHUIA 3aKaT
pacnosioxxeH B byxTe, KOTOpas AaeT eMy AOCTyn

cpegHe 30

YOOB/IETBOPUTESIBHO 20

6 ' YOOBNETBOPUTENBHO 20
K BOZE, HO BUA Ha BCE 03epo OTCYTCTBYeT
UMEET BufJ Ha 03€p0, KOTOPbIW 3HAYUTE/ILHO
Ob6BEKT | BbllIE CPEAHEO, 3PPEKTUBHO OXBATHIBAS Yo/
PEAHETO, 3P / XOpoLLIO 40

oyeHku | okoso 120 rpafycoB, HO y HE UMEET IPSMOro
BuAa H1 Ha 036po, HU Ha 3aKaT - BOCX04 COJIHLE

MNpeoponeHne cy6beKTUBHOCTU B onpeAesieHMn BecoB aTpubyTos

Ypanocb 06HapyXuTb [ABa MpeaioXeHust Mo NpeodosieHU0 CybbekTMBHOCTU B
onpeaeneHnn secos atpnbyToB. Oba ABNSAIOTCSA OTHOCUTENBHO HEAABHUMM.

Merog Gene Rhodes

MepBbili MeToA NpeanoxeH Gene Rhodes B ynoMuHaBLUENCS Bbille cTaTbe 2 ans natu
NCMNONb30BaHHbLIX aTpnbyTOB.

Rhodes ncxoant M3 ManoBeposSiTHOCTM TOr0, YTO BEC Kakoro-nnbo otaensHoro atpnbyta
6yaet 6onblue 50%. Mpu 3TOM Wwar npupaweHms Beca B 5% ABNSAIOTCA pa3yMHbIM, T.€.
Beca MoryT 6bITb ToNbko 5%, 10%, 15% ..., 45% u 50%.

OTO NO3BONSET CO3AaTb /IEKTPOHHYIO Tabnuuy Co BCEMM BO3MOXHbIMM KOMOMHAUUSIMUK
BECOB Ans nsATu aTtpubyTtoB oT 5% A0 50%, koTopble B cymMe coctaBnsitoT 100%. Mpu
3TOM 0bllee KONMMYECTBO BO3MOXHbIX KOMOUHaUun coctaBnseT 3 238 (AN MeHbLUero
yncna aTpubyToB 0bLLEE KOTMYECTBO BO3MOXHbIX KOMOUHALUMIN ByAeT MEHbLLE).

27O obycnosneHo TeM, 4TO Ntobast KoMOMHaLMSA BECOB, coAepkallast NATb Pas/IMyHbIX
yucen, MoXeT bbITb pacrnonoxeHa B 120 pasnnyHbIX NONOXeHUsaX, Takux Kak (5%, 15%,
20%, 25%, 35%), nnn (15%, 20%, 25%, 35%, 5%), nan (20%, 25%, 35%, 5%, 15%),
M Tak aanee, B 06Llen cnoxxHoctn 120 pa3nnyHbIX No3uumii. To e caMoe OTHOCUTCS U K
5%, 10%, 20%, 25%, 40%, v T.4.

41 Gene Rhodes (2014), Qualitative Analyses in the Sales Comparison Approach Revisited," The Appraisal
Journal, Fall 2014
42 Tam xe
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[lanee MOXHO CO3AaTb 3MEKTPOHHYIO Tabnuuy, B KOTOPOA MCMONb3YETC Kaxaas u3 3
238 pasnnyHbIX KOMBUHALMIA BECOB, 3aTEM BbIUYMC/ISIETCS yAeNbHas LieHa NpoJaxin 3a
B3BELLUEHHbIN 6ann 1 BbIYMCNISETCA CTaHAAPTHOE OTK/IOHEHUE B KaXXAOW UTEpaLn.
KombuHaums BeCOB Ans KaXxaoro n3 Nty aTpubyTos, KOTOpas NpMBOAUT K HAMMEHbLLEMY
CTAaHZAPTHOMY OTK/IOHEHUIO B YAENbHbIX LEeHax NpoAaXxy 3a B3BEWeHHbIM 6ann,
SIBNSeTCS KoMbMHaumen, Kotopas Hanbonee TOYHO NpeacKasbiBaeT PakTUYECKME LiEHDI
NpOAAXM WCMONb3yeMbIX COMOCTaBMMbIX MpoAdax. Ecnn aHanu3 MoXeT npeackasaTb
(bakTUyeckMe LeHbl COMOCTaBMMbIX MPOAAX C Pa3yMHOM CTEMEHblD TOYHOCTM, TO
CnpaBefMBO caenatb BbIBOA, YTO OH MOXeT [aTb [AOCTAaTOMHO HadeXHoe
npeacTaBfieHne 0 CTOMMOCTM OLEeHMBAEMOro obbekTa.

OgaHako, BMecTo 6a3bl AaHHbIX € 3 238 koMbMHaUMsSIMM BEeCOB, KOTOpble MOryT ObiTb
npoBepeHbl Ha Haubonee noaxoasiiee COOTBETCTBME, OLEHLUMKM MOryT CO34aTb
3NEKTPOHHYIO Tabnuuy, B KOTOPYHO BK/THOYEHbI YeTbIpe WK NsaTb Hanbonee npoayMaHHbIX
KOMOMHaLUu BeCOB Ansi NSTU aTpMbyTOB, @ 3aTEM paccunTaTb CTaHAAPTHLIE OTKIOHEHNS
LIeH NpoJan 3a KBaApaTHbIN YT Ha B3BELIEHHYIO Gan/bHYO OLIEHKY.

KoMbuHauus BecoB, Aalowasl HaMMeHblUee CTaHAAPTHOE OTK/OHEHME, SABSIETCS TOW,
KoTopas byaeT Hanny4ywmM 0bpa3oM ykasblBaTb CTOMMOCTb AJ1 OLLeHMBAEMOro obbekTa
HeABVXMMOCTM.

Merog A. Ason Okoruwa

Ewé opHa nonbiTka npeogonetb akTtop CYy6bLEKTMBHOCTM B OMNpeaeneHun BecoB

aTpnbyToB 0bbeKTa OLEHKM M COnoCTaBMMbIX 06bekToB npeanpuHan A. Ason Okoruwa

43, Hy>XXHO OTMETUTb, YTO MO HALUEMY CYOLEKTMBHOMY MHEHWIO, 3TOT METOA C/IOXHO

NMOHMMAEM Ha YPOBHE CTaTbM.

B cooTtBeTcTBUM C NpeanoxeHnem Okoruwa Beca aTpnbyToB OnpeaenstoTcs C NOMOLLbIO

nporpaMmbl Solver - HaacTporku Microsoft Excel, peluatoliei 3agavy ontuMmnsaumnm.

ANropuTM U3MEHSIET 3HAYEHUS B AYENKAX NMEPEMEHHbIX PELLEHUS C YYETOM OrpaHUYEHMUN

B ileMKax OrpaHMYEHNI 1 BbIAAET XKeNaeMbli pe3ynbTaT Ans SYeku Leneson yHKUmK.

3ajaya oNTUMM3aUMM OMUCHIBAETCS KakK 3ajaya Movcka Hawuyyllero pelleHusl n3 Beex

BO3MOXHbIX pelleHnin. B aToM cryyae 3agadva onTMMM3auMmn CBOAUTCS K MUHMMM3ALMK

ANCNEPCUMM B3BELLEHHbIX HAEKCOB MPOM3BOAMTENBHOCTM aTpubyToB 06bekTa OLEHKMN U

aTpnbyTOB CONOCTaBMMbIX 06BHEKTOB. YeM MeHbLle 3Ta Aucnepcusi, TeM nyywe Moaenb

6yaeT npeackasbiBaTb LEeHY Npoaaxkun obbekTa HeABMXXUMOCTMW.

XapakTepHO, 4TO O06bl4Hast oOueHKa MEeTOAOM HauMMeHbLUMX KBaapaToB SBASETCH

NpMMepoM MeTofa pelleHus 3adaun  onTummsaumm. O6bluHasi oueHka MeToAOoM

HaMMEHbLUMX KBaApaTOB reHepupyeT Habop 3HayeHun KO3(P@UUMEHTOB NEpPEMEHHbIX

NpeanKTopOB, KOTOPblE MUHUMU3UPYIOT CYMMY KBaZpaToB OCTaTKOB (OwnboK).

Y Okoruwa mMaTeMaTuyeckas MoAesnb, NpeacTaBnsowas 3agadyy onTMMmM3aumm, CoCTouT

N3 CnepyroLmx Tpex KOMMOHEHTOB:

1. NMepeMeHHble NPUHATUA peLUeHU. [lepeMeHHbIe NPUHATUS PeLleHn - 3TO Beca
ANs aTpubyToB NPON3BOAUTENBHOCTM 0ObEKTA M COMOCTaBUMbIX CBOMCTB.

2. Uenb. Lenb - 3T0 MaTeMaTMyecKoe BbipaXKeHWe B NepeMeHHbIX MPUHATUS peLLeHus.
B 3TOM cnyyae uenb COCTOUT B TOM, YTOBbI MUHUMU3MPOBATL AUCNEPCUIO B3BELLEHHbIX
NHAEKCOB NPOM3BOAUTENIbHOCTM 06BHEKTOB MyTEM BblbOpa BECOB ANS XapaKTepUCTUK
NpOM3BOANTENBHOCTU CBOMCTB 06bEKTA OLIEHKM M COMOCTaBUMbIX OOBLEKTOB, KOTOPbIE
AOCTUrAIOT Lenu.

43 A. Ason Okoruwa (2017), Regression analysis of property productivity index and value, Appraisal Journal,
March 22
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3. OrpaHunyeHms. OrpaHuyeHuss - 3TO oOrpaHuMyeHus wnu TpeboBaHus 3adaum,
Bblpa)XEHHbIE B BUAE HEPABEHCTB W/IM YPABHEHWIN B NEPEMEHHbIX pelleHusl. B 3ToM
C/lydae OrpaHUYeHUst 3aK/IYaloTCa B TOM, YTO Beca PYHKUMIN NPOM3BOANTENIBHOCTM
CBOWCTB MeHblle unn paBHbl 100%. Hanpumep, ANs KaXaon XapaKTepUCTUKM
NpoM3BOANTENBHOCTU CBOWCTBA O6BEKTA OrpaHMYeHne 3aktoHaeTcs B TOM, UTO BeC
€ro peMTuHra MeHblue unu paseH 100%.

B uenom xe, oba mMeToaa HanoMuMHalOT BepbanbHOe onucaHuWe npouecca BblYMCIeHUS

KO3(p(HMLUMEHTOB MHOrOMEPHOW perpeccum MeToAOM HaMMEHbLUMX KBaapaToB, YTO B

HacToslLLee BpeEMS peann30BaHO B CTaHAAPTHbIX BO3MOXHOCTSX MS Excel.

3aknoueHue

Kak HaM npeacTaBnseTcs, B [AAHHOM CTaTb€ Mbl MPUBENU BCIO HEOBXOAUMYIO ANis
OCBOEHMS KaueCTBEHHbIX METOJIOB OLIEHKM U MX NMPAKTUYECKOro NPUMEHEHUS.

Mo HalleMy MHEHWIO, BCE BMECTE HEAOCTAaTKN STUX METO/IOB, O KOTOPbIX Peyb LA BbILLE,
HE COMoCTaBMMbl C abCoOMOTHOM YLIEPOHOCTbIO M HEroAHOCTbIO aHTU (MM MCceBao)
PbIHOYHOM OLIEHKM PbIHOYHOW CTOMMOCTM C UCMO/b30BaHNEM «3KCMEPTHBIX» UK BOobLLE
NPUAYMaHHbIX  KOPPEKTUPOBOK B  METOAE  KOJIMYECTBEHHBLIX  KOPPEKTUPOBOK
CPaBHUTE/IbHOrO MOAX0/1A, KOTOPOE [I0/HKHO ObITb MOSTHOCTBIO UCK/TIOUYEHO U3 MPaKTUKK
POCCUIACKOWN OLIEHKM.

HanpoTuB, MeTO/Ibl KQYECTBEHHOW OLIEHKW AO/TKHbI UMETb CYLLIECTBEHHO 60/1€€E LLIMPOKOE
NpUMeHeHWEe B MNPaKTUKE POCCMICKON OLIEHKM MPW HEBO3MOXHOCTU KOPPEKTHO —
PbIHOYHOIO MCMOJIb30BAHUS METO/IA KONTMYECTBEHHbBIX KOPPEKTUPOBOK.
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