KOMBUHNPOBAHHbIA METO4 OCTATKA. YACTb 1. OBLYASI METOZ4OJIOMMs
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3amectutesib ripegcesarens Kommrera

10 HayYHbIM 1 METOLOIOMYECKUM BOIMPOCaM

B OLJ|EHOYHOM [EATE/IbHOCTH

Coro3a Camoperyrimpyembix OpraHmnzaLimi OLERLNKOB

BBepeHue

MeToa oOcCTaTKa, KOTOPbI MOXHO TNPUMEHSITb, KakK A1 OLEHKM HEe3aCTPOEHHbIX
(BakaHTHbIX) UM 3aCTPOEHHbIX 3€MENbHBIX YYaCTKOB, TaK A/15 OLEHKM eAuHbIX 06 EKTOB
HeABMXNMOCTW, NPeACTaBNSeTcs abCoNoTHO HEIOOLEHEHHBIM METOAOM OLIEHKM.
Ocobas aKTyaNnbHOCTb €ro MNpUMEHEHUS UMEET MECTO B Cryyasix, Koraa AaHHbIX O
NpoAaxke BakaHTHbIX 3eMEeSIbHbIX YYaCTKOB, KOTOPbIE MOXHO 6bis10 6bl UCMOMBL30BaTh B
KauyecTBe 06bEKTOB — aHaNoroB B METOAE KOJTMYECTBEHHbIX KOPPEKTUPOBOK, UM €AUHbIX
06bEKTOB HEABWMXXMMOCTU AN UCMOMb30BaHMS B 0O06LEHHBIM MOAUDULIMPOBAHHOM
METO/E BbIAENEHUNS, B HANMUMM HET U UX HEAOCTATOYHO.

TUNUYHON CUTYaLMEN OLIEHKM, COOTBETCTBYIOLLIEN YKa3aHHbIM YCNOBUAM, SIBNISIETCS
oLleHKa 06BEKTOB B rOPO/CKONM 3aCTPOMKE, 0COBEHHO B LIEHTPAJIbHbIX YACTSX rOPOAOB.
B HacTosillee BpemMss B TakuX C/lydyasix OCHOBHbIM METOAOM OLIEHKM SBMSIETCA
MCNONb30BaHWe MeToAa pacnpefeneHus. [pu 3TOM CHayana AoXOAHbIM UK
CPaBHUTENbHLIM MOAX0AAMM OMNPEAENSIETCS PbIHOYHAs CTOMMOCTb €AMHOr0 O6bekTa
HEABMKMMOCTM, @ 3aTeM Mo <«B3ATbiIM C MOTONMKa» (T.e. MO pPa3HOO6PasHbLIM
«CrpaBOYHMKAM 3KCMEPTHBIX KOPPEKTUPOBOK» 1) «TUMUYHBIM 3HAUYEHMSM>» 10/11 3EM/TU B
PbIHOYHOW CTOMMOCTU ONpeaensieTcs pbiIHOYHAs CTOMMOCTb 3EMEJTbHOIO Y4YacTKa.
MOCKOMbKY MHOFONETHSAS MPaKTUKa MCMONb30BaHUS 0B606LIEHHOrO MeToAa BblAeneHust
MOKa3biBAET MPUHLMMMAJIBHYIO HEBO3MOXHOCTb OMPEAENEHNUS T.H. «TUMUYHOM» A0MM
3eM/IM B PbIHOYHOM CTOMMOCTU €AMHOrO0 O06bekTa HEeABMXMMOCTM (OHa MOMpoCTy
OTCYTCTBYET, KaK SIBlEHME, MOCKOSIbKY B peanusix pblHKa 3Ta A0NS U3MEHSIeTcs OT
06bekTa K 06BEKTY B LUMPOKMX MpeAenax 2), To NnoslyYyeHne JOCTOBEPHbIX pe3y/bTaToB
OLIEHKM KaK 3eMeJIbHOro y4acTKa, Tak M 3[1aHusl, BXOASLMX B COCTaB €UHOro 0bbekTa
HEeABMXMMOCTU C MOMOLLIbIO METOAIA pacnpenesneHns SABIsaeTcs abContoTHO HepeanbHbIM.
3To n 0bycnaBnMBaEeT aKTyaslbHOCTb pa3paboTkM BbIBEPEHHOM METOAONOrMM MeToAa
oCTaTKa, MNPUWYEM MMEHHO B KOMOWMHWPOBAHHOM €ro MCMOJIHEHWUM, MO3BOJAIOLIEM
n3bexatb HeobXxoAMMOCTM Y4yéTa (PU3MYecKoro usHoca W (PyHKUMOHANbHOMO
yCTapeBaHus 3/1aHu1s1, BXOJSILLEro B COCTaB O6bEKTa OLIEHKM.

! NMoapo6Hee 06 OTHOLWIEHUM K 3TUM C MO3BOJSIEHUS CKa3aTb «CMpPaBOYHMKAM» C MO3BOJIEHUS CKa3aThb
«3KCMEPTHbIX» C MNO3BOMIEHMSI CKa3aTb «KOPPEKTUPOBOK» cM. Tabakosa C.A., HeiimaH E.WN., Cnyukuii A.A.
(2021), MeToponormyeckme npobnemMbl OLEHKN CTOMMOCTU HEABUXMMOIO UMYLLECTBA B HAcTosLLEE BPEMSI
— B 4YEM CyTb KOHAMKTa M NyTM ero npeogoneHusi, Pycckoe O6wectso OueHwwmkos, 18.11.2021,
http://sroroo.ru/press center/news/3544169/ . B HeCKONbKO COKpalléHHOM Buae cTaTtbs 6yaer
onybnunkoBaHa B NepBbIX HOMepax XypHana «MMyliiecTBeHHble 0THoLWEHNA B Poccuiickon deaepaumm» 3a
2022 rog.

2 MoppobHee cM. Cnyukuii A.A. (2020), MpumeHeHne OB606LEHHOrO MoanduumpoBaHHoro MeToaa
BbimeneHns ans oueHkn EamHbix O6bekToB Hemwkmmoctu. [lpeseHTaums BebuHapa B PoccuickoM
ObuwectBe OueHwmkoB 30.04.2020, Teopusi, MeTogoniorMs W npakTuka oueHky, 30.04.2020,
http://tmpo.su/sluckij-a-a-primenenie-obobshhyonnogo-modificirovannogo-metoda-vydeleniya-dlya-
ocenki-edinyx-obektov-nedvizhimosti-prezentaci-vebinara-roo/
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KoM6MHMpPOBaHHbI MeToa ocTaTka

O6blyHOE npeacTaBfieHME MeTofa OCTaTKa, KOTOPbI MCTOPUYECKM B aMEPUKAHCKOM
NPaKTUKE OLIEHKN MMEHYETCS «aHanu3 octatka ans 3emnu» (Land Residual Analysis) 3,
NpuBEAEHO B *:

«Metog npuMeHseTcs 4/159 OLEHKU 3aCTPDOEHHBIX M HE3ACTPOEHHbLIX 3EME/TbHbIX
Y4aCTKOB. YC/I0BUE TPUMEHEHNS METOAa - BO3MOMHOCTb 3aCTPOHKH
OLEHNBAEMOIro 3€MEJ/IbHOIo yYacTKa VyJ/IyYLIEHHUSIMH, [IPHUHOCILYNMH
Aoxoa (BbigencHo mHovi — A.C.).
Meronq nipegronaraer cieqyroLyyro roc/Ie40BaTENbHOCTb AEUCTBUA.

5

e pAacyeTr CTOMMOCTH  BOCIIPOM3BOACTBA W/IM  3aMELUEHNS  YITYYLLIEHWY,
COOTBETCTBYIOLYNX Hanbosiee 3>¢QPexTuBHOMYy HCNO/Ib30BaHNIO
OLE€HNBAaEeMOro 3eMeJIbHOIro y4acrTka (BbigeneHo MHou —A.C.);

e pacyer YACTOro ONnepaLmoHHOro 4oxo4a OT EANHOro OObEKTa HEABMKUMOCTH
3@ ONPEAE/IEHHDIN EPHUOL BPEMEHN HA OCHOBE PbIHOYHBIX CTABOK apPEHHOM
11/187bl,

® pACYET pPbIHOYHON CTOMMOCTH EQNHOMO OObEKTA HEABMXXUMOCTU [1yTEM
KarnuTaan3aymm YyCcToro OrnepayroHHOro 40Xo4a 3a OrpefesieHHbIV nepmuos
BpeMeHu,;

® pACYET pPbIHOYHOU CTOMMOCTH 3EME/IbHOIMO Y4YacTKa IyTEM BbIYUTAHUS U3
DbIHOYHOM ~ CTOMMOCTH — EQUHOMO  OOBEKTA  HEABWMXUMOCTU  CTOMMOCTHU
BOCIIPOM3BOLACTBA WITN 3aMELLEHMNS YITYYLLEHMI»,

Hapo obpatTb BHMMaHME Ha dpasbl, BblAENEHHbIE B MPEACTAB/IEHHON BbillE LMUTATE,

MOCKOJ/IbKY OHW UMEIOT NMPUHLMNUASIbHOE 3HAYEHME.

1. TpeboBaHMe O <«BO3MOXHOCTM 3aCTPOMKM OLIEHMBAEMOro 3EMESIbHOro YYyacTKa
YYULIEHWUSMM, MPUHOCALLIMMU [OXOA» HE CiefyeT NOHUMaTh 6YKBanbHO, KaK XECTKOe
yKa3aHMWe Ha TO, YTO PbIHOYHAS CTOMMOCTb OBBLEKTa HEABWKUMOCTU MOXET ObiTb
onpeneneHa TONMbKO AOXOAHbIM MOAXOAOM, @ CaM OBbEKT HEABMXMMOCTU [O/DKEH
0693aTeNIbHO 6bITb MPUrOAHLIM K CAaye B apeHay. PbIHOYHAsi CTOMMOCTb €4MHOro
06beKTa HEeABMXXMMOCTU MOXET 6blTb OnpeaeneHa v CPaBHUTENbHLIM MOAXOAOM, a
MoJ, OXOA0M, KOTOPbIA OH MPUHOCUT, MOXHO MOHUMATb BbIPYUKY OT €ro npoaaxw.
KpoMe TOro, B COOTBETCTBUM C © A1 ONpeaesieHns pbIHOYHOM CTOMMOCTU €4UHOro
06bEeKTa HeABWXMMOCTU BO3MOXHO UCMOSb30BaHNE U ABYX MOAXOAOB:

«.. B 3aBUCHMOCTU OT OOCTOSTE/IbCTB OLIEHKA CTOUMOCTU EAQUHOMO OObEKTA
HEABIKUMOCTU  MOXXET [IPOU3BOANUTBCA C  UCTIO/Ib3OBGHUEM KaK METOHOB
Karimrasiisaymm 4oxo408, 1aK U MeTofga CpPaBHEHUA poaa. 3arem [10/Ty4EHHbIE
3Ha4eHsa CTOUMMOCTH COr/iacoOBbIBarOTCA».

3 Appraisal Institute (2020), The Appraisal of Real Estate, 15th edition, Chicago, IL

4 MuHumywiecteo PO (2002), MeToanyeckne peKOMeHAaUMU Mo OMPeAeNieHu0 PbIHOYHOW CTOMMOCTM
3eMefibHbIX y4yacTkoB» (B ped. pacnopsbkeHnss MuHumywectsa PO ot 31.07.2002 r. N2 2314-p),
https://www.ocenchik.ru/docs/26.html

> 3pecb He paccMaTpUBaeTCsl BapuMaHT METOAA OCTaTKa, NpeaycMaTpYBatoLWMI KanuTanusaumio Aoxoaa ot
€4MHOro 06bekTa HEABMXXMMOCTU, MPUXOASILLMICS Ha 3eMto, NOCKOMbKY €ro peanvsauums npeacTaBnseTcs
HaM YTOMuein Mo NMpUYMHE HEBO3MOXHOCTU AOCTOBEPHO pa3fesibHO OMNpeaesniuTb CTaBKM KanuTaausauum
ANS 3eMAN W yNydLWEHWUI (34aHWIA).

& Appraisal Institute (2020), The Appraisal of Real Estate, 15th edition, Chicago, IL
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MNpuMepoM eanHOro obbekTa HeABMXKMMOCTM, PbIHOYHYKD CTOMMOCTb KOTOPOro Mo
O4YeBMAHBIM MpUYMHAM  UenecoobpasHo onpeaensTs WMMEHHO CPaBHUTESbHbIM
NoAX0A0M MOXET pacCMaTpUBaTbLCS MOCTPOEHHbIN MHOFOKBAaPTUPHBIN XMooK AoM (Ho,
CKOpee BCero, He MOXET pacCcMaTpvBaTbCs HE MOCTPOEHHbINM, @ FMNOTETUYECKUIA
MHOrOKBapPTMPHbIA XXWTOA AOM, ANS OLEHKM KOTOPOro Hago MCMNonb30BaTb METOA
npeanosiaraeMoro UCnosib30BaHus, CM. aanee). B aTom cnyyae pbliHOYHAs CTOMMOCTb
eaMHOro obbekTa HeABMXXMMOCTM O4YeBMAHO OyaeT paBHa CyMME  PbIHOYHbIX
CTOMMOCTEA  XWbIX W HeXunblX  (KOMMEpYeckuMx) MOMELLEHWUN, KOTopble
onpeaensitoTCs CpaBHUTENbHBIM MOAXOAO0M.

2. Ha oCcHOBaHWM 0AHOr0 N3 KNKOYEBbIX MOCTY/IATOB OLIEHKN PbIHOYHAS CTOMMOCTb 3€MJ/TN
[OCTUrAaeTCs WMMEHHO W UCKIuUTENbHO npn  e€ Haubonee 3dhdeKTUBHOM
MCNONb30BaHWM KaK BaKaHTHOM (HO He KaK 3aCTPOEHHOM, Yny4dlleHHON). Mexay TeM,
B MpaKTUKe POCCUACKOA OLEHKM 3TO MNpUHUMNUANbHOE YC/IOBME 3a4acTylo
WrHOPVPYETCS, a oOnpeaeneHne pPbIHOYHOM CTOMMOCTM 3€MESIbHOro  y4yacTtka
OCYLLECTBMSIETCS MNPV  TEKYLUEM WCMOSIb30BAHMM TMPU  MEXAHWYECKM, arnpUOPHO
MCMOb3YEMOM MPeANOSIOKEHNM O ero COOTBETCTBMM Hambonee 3dhdeKTUBHOMY
MCNoNb30BaHMIO 6e3 cneumanbHOro NCCNefoBaHMs, HanpaBAeHHOro Ha onpeaeneHne
akTnyeckoro Hambonee 3hdeKTUBHOro UCNosb3oBaHusl. OgHaKo, Npu HapyLeHun
YKa@3aHHOro TpeboBaHWsi MOMyyYeHWEe WMMEHHO PbIHOYHOM CTOMMOCTU 3E€MESIbHOrO
yyacTka MOMpOCTY MCK/IIOYAETCS, 4TO MpUBOAWUT OMATb-TakM K 3aBeAOMO
HeAO0CTOBEPHbIM pe3y/ibTaTaM OLEHKM KaK 3eMeIbHOro y4acTKa, TakK M 34aHusl.

HeobxoanMMo OTMETUTb, YTO CyLLECTBYET M METOA OCTaTKa ANsl 34aHUsi, KOTOPbIN B He

paccMaTpUBAEMOM 37€Cb MO MPUYMHAM, YKa3aHHbIM Bbllle, BapyvaHTE MeToAa OCTaTKa

yepe3 KanuTanM3aumio 4oX04a OT e4AMHOro 06bekTa HeABMXXMMOCTM, MPUXOASLLErocs Ha
30aHve, onucaH B 7, B naBe 25 «[psmas kanutanusaums» (Chapter 25 Direct

Capitalization).

TeM He MeHee, B 8 Mbl paccMaTpuBany BapyaHT MeTo[a OCTaTKa, KOrAa M3 pbiHOYHOM

CTOMMOCTU eAnHOro obbekTa HeABMXKMMOCTU BblYMTAETCS paHee OLEeHEHHas pblHOYHas

CTOMMOCTb 3EMENIbHOro y4yacTka, onpeaenéHHas, HanpuMep, METOAOM KOTMYECTBEHHbIX

KOPPEKTMPOBOK CPaBHUTENbHOMO Noaxoaa.

OfHaKo, HMYTO He MewaeT 06beanHUTL 3TU ABa MeToAa — OCTaTKa Af1s 3eMN U OCTaTKa

ANS 30aHUS BOEAMHO M PacCMOTPETb KOMOUHMPOBAHHbIN, ABYX3TaMHbIN METOA OCTaTKa,

B KOTOPOM

1. Ha NepBOM 3Tane METOAOM OCTaTKa AN1s 3eM/IM OnpeaensieTcs pblHOYHash CTOMMOCTb
3€eMEeNIbHOr0 y4acTKa, Mpu 3TOM B KayecTBE Y/yYLUEHUSI 3EMEIbHOro Yy4dacTKa
paccMaTpuBaeTCs 3[4aHue, uaeanbHO COOTBETCTBYyHOLWee Hanbonee achdekTUBHOMY
MCMOb30BAHMIO 3TOMO Y4acTKa, Kak BAaKaHTHOro;

2. Ha BTOPOM 3Tarne paccMaTpuBaeTcs GaKTUYecKoe ynyylleHne 3eMenbHOro yyacTka —
CywecTByiowee 34aHve (Mpu ero HanauMumu), WCNONb3yeTcs MeToh ocCTaTka Ans
30aHus, U U3 PbIHOYHON CTOMMOCTU €AMHOIr0 06bEKTa HEABMXXMMOCTU, B KOTOPOM OHO
BXOAMT COCTaBHOM YacTbtO, BbIYMTAETCS PbIHOYHASA CTOMMOCTb 3€MENIbHOr0 y4acTka,
nonyyeHHas Ha NepBOM 3Tane; Npu 3TOM, KaK M B C/ly4ae MeToda ocTaTka ANns 3eMu,
PbIHOYHAs CTOMMOCTb €AMHOr0 O6bEKTa HEeABWXMMOCTM MOXET ObiTb onpeaeneHa
AOXOAHBbIM MOAXOAOM, CPaBHUTENbHLIM MOAXOAOM WNAM WX KOMOBWMHauMen C
nocneayroLWmM CornacoBaHNeEM pesysbTaToBs.

7 Appraisal Institute (2020), The Appraisal of Real Estate, 15th edition, Chicago, IL

8 Cnyukunt A.A., Cnyukas W.A. (2018), Kputuyeckuit 0630p METOAOB OLEHKM €AMHbIX O6bLEKTOB
HeaBmxumocTtu, bronneteHb RWAY, N9277, anpenb, http://tmpo.su/sluckij-a-a-sluckaya-i-a-kriticheskij-
obzor-metodov-ocenki-edinyx-obektov-nedvizhimosti/
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bnok — cxema 3TOro KOM6VIHVIpOBaHHOI'O METOAa OCTaTKa NnpuBeaeHa HNXeE.

bsox — cxema KOMEMHMPOBHHHOI' 0 MeTofa OCTaTKa OEHKH EQNHOIro o6 veKkra
HEABMIKNMOCTH

KoMm6HuHMpOBaHHBIN METOQ OCTaTKa OL€HKH KOMITOHEHTOB ENHOIro 06bEeKTa
HELBHXUMOCTH

| 1. MeToq ocrartka A/151 3eM/iH | | 2 Merog ocrarka ana spanns |

1.1. Onpegenntb PbIHOYHYIO CTOMMOCTb
3AaHus, naeanbHO COOTBETCTBYIOLLEro
OLleHMBaeMOMYy 3eMeJIbHOMY y4acTKy npu ero
H3W, kak BakaHTHOro, 3aTpaTHbiM NOAXOAOM
(3aTpatbl 3aMelieHMss IKOC  NpubbUIb
npeanpvuHuMaTens)

1.2. Onpepennutb PbIHOYHYKO CTOMMOCTb
naeanbHOro eAMHOro o6beKTa HeABMKMMOCTHN
AOXOAHbIM NOAXOAOM (MM CPaBHMUTE/IbHbIM)
npyu cpeaHEepblIHOYHOM 3HAa4Ye€HUM YNCTOro
onepaLMoHHOro Aoxoaa

1.3. Onpegenntb PbIHOYHYIO CTOMMOCTb
3eMeNIbHOro  y4yacrka, KaK BaKaHTHOro,
BblUATAaHMEM U3  PbIHOYHOW  CTOMMOCTH
naeanbHOro eAMHOro o6beKTa HeABMKMMOCTHN
PbIHOYHOW CTOMMOCTM 3[aHusl, uAeasbHO
COOTBETCTBYHOLLEro oueHuBaeMoMy
3eMesIbHOMY y4vactky (pesynbrat n. 3 MMHYC
pesynbrar n. 2)

2.1. Onpenenutb PpblHOYHYIO CTOMMOCTb
oLleHUBaeMoro eaAnHoro obbekTa
HEeABMXXMMOCTU Npu (aKTUYeCKun uMeroleM
MEeCTO 3Ha4Ye€HMM UUCTOro onepauuoHHOro
aoxopna

2.2. Onpenenutb pPblHOYHYIO CTOMMOCTb
34aHus BblYMTAaHMEM U3 PbIHOYHOW CTOMMOCTH

oleHunBaeMoro eaAuHoro o6bexTa

HeABMXUMOCTHU PbIHOYHYHO CTOMMOCTb

3€MeJIbHOrro y4yacrtka, onpenenéHHoﬁ MeToAOM
1. PbIHOYHAas1 CTOMMOCTb 3€MEJIbHOIro ocTaTKa ans 3eMamn

y4acrka |

2. PbIHOYHas1 CTOMMOCTb 34aHNS

OTMeTVM, 4TO, MO HAWlEMY MHEHWIO, B NMOAOOHOM, KOMOWHMPOBAHHOM KOHMUrypaumm
MCNONb30BaHWE METoAA OCTaTKa SBASETCA MOJIHOCTbIO OMpaBAaHHON, OAHAKO, B
M3BECTHOM HaM NUTepaType He BCTPeYasnoch.

NpaeanbHbli 06BbEKT HEABMKUMOCTHU, COOTBETCTBYHOLLUI 3eMeJIbHOMY YUYaCTKy
npu ero Hau6onee aphpeKTMBHOM UCNOJSIb30BAHUMN, KAK BAKAaHTHOIO

HeobxoanMo OTMETUTb, YTO KIOYEBLIM MOMEHTOM MPUMEHEHUS MeToda OCTaTKa Ans
3eMIM ABNSIETCS MEPBbIM 3Tan, KorAa 3eMesbHbl YY4aCTOK pacCMaTpUBAETCs, Kak
BaKaHTHbIN (BHE 3aBMCMMOCTU OT ero aKTUYECKOM 3acTpoeHHocTM). [lpu 3ToM,
(bakTnyeckasi BO3MOXHOCTb M LleN1ecoobpa3HOCTb CHOCA CYLLECTBYHOLLMX YydLleHni (npm
NX HAAM4YMKN) NPUHLMNNANBHO UIHOPUPYETCS.

MNMocne TOro, Kak y4yaCToK MpPUMHMMAETCS BakKaHTHbIM paccMaTpuBaeTcs BOnpoc 06
«naeanpHOM ynydweHun (34aHumn)», KOTOPOEe MaKCUMU3UPYET PbIHOYHYHO CTOMMOCTb
3€eMefIbHOro0 y4acTka — MpPUMEHSIETCS KOHUEenuMs maeanbHoro ynydweHus. MNpu 3ToM
CyLLeCTBYIOLLEeE 34aHME UK 34aHMS B PACUYET NPUHLMNNANIBHO HE MPUHUMAKOTCS.
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B cooTBeTCcTBMM C ? KoHLENuUna naeasibHoro ynydlleHmna cBoanuTCda K CIEQYIOLLEMY:

«EC/in  OLERHIUMK TPUXOANT K BbIBOAY, YTO V/IYYIIEHNE CTPOUTE/ILCTBOM
HEKOTOPOro 34anus nogxoamt Ais HIW yuactka cBOOOAHOV 3eM/iv, OLIEHLYMK
ONPEAENISET U ONMUCLIBAET TUIT U XaPAKTEDUCTUKU MAEASIbHOMO YJIyYLLIEHMS,
KOTOpoe 6YAET OCTPOEHO.

Ecim cuntaercs, 4To HOBOE YJIyYLLIEHNE CrTIOCOB6HO obecrieynTs HIU 3emm, Kak
BakaHTHOM, TO, 10-BUAMMOMY, y HEr0 He 6ya[eT pn3mnyeckoro n3Hoca MJin
@PYHKLUNOHA/IBHOIO ycrapeBaHms (Bbige/1eHo MHov — A.C.).

vigeasibHoe Y1y YLLIEHNE, BbISIB/IEHHOE B XO4€ aHasin3a HIU, rioMoraer oLeHLymkam
OLEHNTb BJINSIHNE OIPEREJIEHHbIX (POPM H3HOCA M YCTapeBaHNH Tpu
NPHMEHEHMNHN 3aTPaTHOro nogxoga (BoigencHo mMHov — A.C.), OCKOJIbKY
JII06bIE Paz/myms MPeACTaB/I[ioT COOOM HECOOTBETCTBUE TPEOOBAHNSIM PbIHKA».

TakuMm o06pa3oM, nepBbld 3Tan KOMOMHMPOBAHHOrO MeToAa oOcTaTka aKTUYeCKU
CBOAUTCS K aHanu3y Haubonee 3(pheKTUBHOrO MCMO/b30BaHMSA 3EMENTbHOIO yyacTka 10,
Kak BakaHTHOro, peanm3aumsi KOTOPOro y>Xe nNpeacTaBisieT cobom OLEHKY €ro pbIHOYHON
CTOMMOCTMW.

MpuHUMNMANbHBIMKM SBNAIOTCA [IB@ MOMEHTA, KOTOpble BblAENEHbI B MPUBEAEHHON

uuTare:

1. naeanbHoe ynydlleHne — NOSIHOCTbIO HOBOE M COBPEMEHHOE 3aHNE, HE UMEIOLLIEE HI
(um3Myeckoro M3Hoca, HMU (PYHKUMOHANBHOIO YCTapeBaHWUsl, @ Ha/iMyMe BHELUHero
obecLeHeHNs1 NCK0YAETCS 3aBeoMO;

2. UMEHHO 3TO MO3BOJSIET ONpeaensTb BEINYMHY CYMMapHOro BAMSHUS (DU3NYECKOro
M3HOCa M (PYHKLMOHANBbHOrO YCTapeBaHWA 34aHus, a TaKXe Onpeaensitb, Ha Kakow
3NIEMEHT eAMHOro obbeKkTa HEeABMXKMMOCTU — 3eM/I0 UM 3AaHue - aKTUYecKn
OKa3blBaeT [AenCTBME W BHellHee obecleHeHue, 4To (B OTCYTCTBUM BHELLUHEMO
yCTapeBaHus) aKTUYeCKM NpeacTaBisieT coboM MeToA PbIHOYHOW 3KCTPaKLuu
M3HOCa U ycTapeBaHusa 1,

MeToabl OCTaTKa, Bbife/IeHUs U npeanosiaraeMoro Mcnosb3oBaHusi. B yém
pa3Huua?

MeToa ocTaTka UMeeT BHelHe obune yepTbl C eweé AByMA MeToAaMW OLEHKU 3eM/in U
3,anvu7|, BXOASLUMX B €IMHbIN 06BEKT HEABMXKMMOCTM — 3TO METOAbI BbIAENEHUSI U METO/
npeanonaraeMoro UCnosib3oBaHms.

TeM He MeHee, AN KOPPEKTHOro NpMMeHeHns Hago YETKO npeacTaBnsATb cebe pa3Hunuy
Mexay 3TMMMU METoaMMU.

® Appraisal Institute (2020), The Appraisal of Real Estate, 15th edition, Chicago, IL
10 HaM U3BECTHO UCTOPUUECKM CIIOXUBLLEECS B POCCUICKOM OLIEHKE CKEMTUYECKOE OTHOLLIEHWE K aHanm3y
Hanbonee 3hdeKTUBHOMO WMCMOMNb30BaHNS 3eM/IM, KaK BaKaHTHOM, KOTOpoe (aKTMYECKM CBEAEHO K
KOHLIEMUUN «TeKYyLLEee UCNOoNb30BaHNE M ecTb Hambonee addekTnBHoe». OAHAKO, KakK Mbl MOKaXEM BO
BTOpOM 4acCTW JaHHOM CTaTbW, BO MEpPBLIX, Kak Hambonee 3(pheKTMBHOE MCMONb30BaHME 3eM/M, TaK M
HEeCOOTBETCTBME eMy TeKyLlero WCrnonb30BaHWS B LIEIOM psiae CllydaeB SIBASETCS O4EBMAHbLIM, a, BO
BTOPbIX, 3TO HECOOTBETCTBUE MPU €ro UFHOPUPOBAHUM NPUBOAUT K KOMOCCASbHLIM UCKAXXEHUSIM PbIHOYHOM
CTOMMOCTM KaK 3eMeflbHOro y4yacTka, Tak W 3[4aHus Ha HEM pacronoXeHHoro. [losToMy cuTyauuio
CNOXWBLUYIOCS C aHanu3oM Hambonee 3(PGhEKTUBHONO WCMOMb30BaHNS 3€MSIM bl POCCUMICKOM OLIEHKE,
KaTeropmyeckn Hesb3st CYMTaTb HOPMasbHOW.
11 Appraisal Institute (2020), The Appraisal of Real Estate, 15th edition, Chicago, IL

CrpaHunua 513 8



Meroa BbigesieHnss 3eM/IM U METOHQ OCTaTKa [J/151 3€EMJTH

Pasznunume 3aTnx METOAOB OnpeaensieTcss He TeM, YTO METOA BblAeNEeHNS 3eM/IM OCHOBaH

Ha CpaBHUTENbHOM MOAXOAE, @ METoAd OCTaTKa Ha AOXOAHOM. Kak yxe OoTMevanocb

paHee, MeToA OCTaTKka MOXeT 6blTb OCHOBaH M Ha CpaBHWUTENbHOM noaxoae. TeM He

MEHee pasfiMumnsl 3TUX METOAO0B OYEHb CYLLECTBEHHDI.

1. B meToge BblaeneHusi, BepHee B KIAaCCMYECKOM €ro BapuaHTe, aHanu3upyroTcs
eanHble 06bEeKTbl - aHanoru, AN Kaxaoro M3 HUX onpeaenstoTcs 3aTpaThl
3aMeLleHns C y4éToM npubbinn npeanpuHMMaTEns M BCEX W3HOCOB, MOTOM 3TU
3aTpaThbl C YYETOM BbIYMTAIOTCH U3 LIEH €AMHbIX OOBbEKTOB, @ NOyYeHHble CTOMMOCTHU
3eMnn ewé npu HeobxoaMMOCTM KOPPEKTUPYIOTCS Ha pasfiynsl C OLEHMBAEMbIM
YYaCTKOM.

2. B MeToge octaTka cHa4yana onpeaensieTcs pblHOYHas CTOMMOCTb eAMHOro obbekTa
HEeABMXXMMOCTM, naeasnbHO COOTBETCTBYIOLLEro OLLEHNBAEMOMY 3eMESIbHOMY Y4acTKy,
KaK BaKaHTHOMY, MOTOM ONpPeAenstoTcs 3aTpaTbl 3aMeleHuUs 3TOro uaeanbHOro
obbekTa C Yy4é€ToM npubbinnM npeanpuHMMaTens, U 6€30 BCAKUX M3HOCOB,
yCTapeBaHMN N 0BeCLEHEHWIN, KOTOpblE M BbIYMTAIOTCA M3 PbIHOYHOM CTOMMOCTM
naeanbHOro eauMHoro obbekTa. HMKakmx aHanoroB B TOM CMbIC/IE, B KaKOM OHM
burypupytotT B MeTode BblAENIEHUS HET, XOTS, KOHEYHO, MapaMeTpbl MAeanbHOro
obbekTa A0/MKHbI 6bITb 060CHOBaHbLI PbIHOYHLIMM AAHHBbIMKM. HO 3TO COBCEM He
aHanorn 34aHun0, pacnosioXXeHHOMY Ha OLLEHMBAEMOM y4yacTKe.

Merog npegrniosiaraeMoro McriosIb30BaHNs M METo4 OCTaTKa

PaccMoOTpeHne 1 NoHMMaHWe MeToda NpeanonaraeMoro UCNosib30BaHMS HaAO HayaTtb C
TOro, YTO B OPUrMHANbHOW NPaKTUKE aMEPUKAHCKOM OLIEHKWM TaKOro METoJa OLEHKU He
CYLLIECTBYET, @ TAaKOE €ro pycckosi3bl4HOE Ha3BaHWE MOSIBUIOCh, MO BCEM BUAUMOCTYU, B
12

B opurvHane Ha3BaHMe MeToAa MEePEeBOAUTCS B BWUIE C/IOXHO NMOHMMaeMon dpasbl —
aHanu3 aesenonMeHTa noapasaenenuni (Subdivision Development Analysis). OpgHako,
CMbIC/T METOAA 3aK/THHAETCS B TOM, 7151 YEro OH MOXET MCMoNb30BaTbCs. B cooTBETCTBUM
C OpUrMHasbHbIM MOHUMAHWEM, U3NTIOXEHHBIM B 13,

«AHa/N3 [EeBE/IONMEHTA MOAPA3[E/IEHUS MOXET MUCI0/Ib30BaThCA /1 OLEHKU
y4acrKkoB )/(l/lﬂOl/Z KOMMepquKOI;I, win ﬂ,DOMb/LUﬂEHHOI;I' 3EM/IN ( win co4deraHne
BU/OB 3€M/IElN0/Ib30BaHHA, ), KOTOpbIE JOCTATOYHO BEJIMKY, 4YTOObI UX MOXHO ObI/IO
pasfesintb Ha bosiee mesikue yHacrtku U ripodartb CTPOUTESIAM Wik KOHEYHbLIM
[10/1b30Bare/iiM».

«B Ka4ectBe UHCTPYMEHTA OLEHKM CTOMMOCTU 3EMJIU aHa/IN3 [AEBE/IONMEHTA
rnogpasAeneHnsi B OCHOBHOM UCIIO/Ib3YETCS /18 OrNpenesIeHnss CTOMMOCTH
onroBo# npogaxwm (bulk sale value) rpyrnbl y4acTKoB 104pPa34€/1E€HNS,
MPEAINOIAraeMbiX M CyLUECTBYIOLNX».

MeToa peanusyeTtcs cneayowmm obpasom 14:

12 MuHumywectso PO (2002), MeToanyeckue pekoMeHAauuMu Mo OMpeaeneHuto PbIHOYHON CTOMMOCTM
3eMefibHbIX y4yacTkoB» (B ped. pacnopsbkeHus MuHumywectea PO ot 31.07.2002 r. N2 2314-p),
https://www.ocenchik.ru/docs/26.html

13 Appraisal Institute (2020), The Appraisal of Real Estate, 15th edition, Chicago, IL
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«[IpsiMbIE 1 KOCBEHHbIE 3aTPATHI U MPEANPUHUMATEILCKUM CTUMYJT BbIYUTAIOTCS U3
OLIEHKYN OXMAAEMOM BA/IOBOU LIEHBI MPOLAXM [OTOBbIX OOBbEKTOB, 3aTEM YMUCTAs
BbIPYYKa OT MPOAAX AUCKOHTUPYETCS 110 PbIHOYHOM CTaBKe 10 NIEPUOLY OCBOEHUS
U [EBEJIONMEHTA Y4aCTKa AJ15 [0/IyHEeHNS TEKYILEN TMPUBELJEHHON CTOMMOCTH
Y4HaCTKa».

MNpn 3TOM OpurMHanbHOE MNOHMMaHWe MeToda npeayCMaTpUBaEeT, YTO AEeBesIONMeHT
noboro npoekTa BKIOYAET B cebs Tpu 3Tana:

e CTaaus BblAauv paspeLLeHni,

e (CTaaus CTpOUTENbCTBA,

e CTaausl NOrnoLWeHNs PbIHKOM,

NPUYEM TpeTbs CTaausi — CTaausl MNOrNoWeHUs PbIHKOM, @ (akTUYeCKu MpofaXu «B
PO3HULY>» pa3fenéHHbIX 0ObEKTOB — MMEeT CyLEeCTBEHHYK MNpPOAO/HKUTENBHOCTb BO
BPEMEHW, KOTOpasi, MO KpanHen Mepe, He MeHee MPOAO/IHKUTENIbHOCTU NEPBbIX ABYX
cTagun.

CoOTBETCTBEHHO, U MPUMEHEHME METOAQ, MO HALLUEMY MHEHWUIO, OFPaHUYMBAETCS OLIEHKOW
Taknx 06BEKTOB, KaK KpYyMHble 3eMesibHble YYaCTKM MoA CTPOUTENbCTBO KOTTEOKHbIX
MOCENKOB, NoA CTPOUTENLCTBO MHOMOKBAPTUPHbLIX AOMOB UM MacliTabHble NpoeKkTbl U3
HECKOMNbKUX oYepeaer CTPOUTENLCTBA U MOMOLEHMS] PbIHKOM.

JTa CcTagus, O4YeBWAHO, OTCYTCTBYET [MpU OUEHKe JobbIX 3eMesibHbIX Y4YacCTKOB,
yAyuyleHnsl Ha KOTOpbIX He npeaycMaTpuBaloT MNPOAAXM «B PO3HULY», a TakKxke
3aCTPOEHHbIX 3eMeSIbHbIX YYaCTKOB, 3[4aHMS Ha KOTOPbIX YXXe (hakTUyYeCKkn MormoLeHbl
PbIHKOM (CM. Tabnuuy Huxe).

NMpuMeHnMbIe MeTOoAbI
Tunbl 3eMeJIbHbIX YHaCTKOB MeToa ocTaTka mMeron
NS 3emniu npeanosiaraeMoro
MCNoNb30BaHUsA

BaKaHTHble  KpyMHble  3eMeflbHble  y4yacTKu  nog
CTPOUTENLCTBO O6BLEKTOB, KOTOpbIE ByaAyT NpogaBaThbcs "B
po3HuLy" (noa KOTTeMKHbIE MOCESKH, noa HeT na
MHOMOKBapTUpPHbIE XWble A0Ma, MacluTabHble MPOeKTbl U3
HECKOJIbKMX o4yepefielt CTPOUTENbCTBA M T.M.), UMEKLLMe
NPOAOIHKUTENbHBIA Nepuoa Npogaxu "B posHuLy"
BaKaHTHbIE 3eMeflbHble Y4YaCTKM Mnoj  CTPOUTENbCTBO
06bEKTOB, KOTOpblE He 6yayT npofaBaTbcs "B po3HMUY"
(oanHouHble yuyacTkm nog WPKC u koMMepueckue Aa HET
06beKTHI.)
3eMeflbHble  Y4acTKM C  CYLLECTBYIOWMMU  34aHMSIMU
(ynyJweHunsmm) Aa HET

OueHKa TaKux 3eMesibHbIX YY4aCTKOB NpeaycMaTpuBaeT norolleHne (npoaaxy) obbekTa
HEMOCPEACTBEHHO B ATy OKOHYAHUSI CTPOUTENLCTBA, a (pakTop BPEMEHU CTPOUTENBCTBA
NPy 3TOM YUYUTbLIBAETCA B pacyéTe 3aTpaT BOCMPON3BOACTBA UM 3aMeLLeHNs U NpubbInu
npeanpuHUMaTensl.

BHelwHW U3HOC U MeToA OCTaTKa

Bonpoc 06 onpeneneHnn COCTaBHOM YacTU €AMHOrO 06beKTa HEABMXKUMOCTM — 3EMIS
WNW 30aHWME — Ha CTOMMOCTb KOTOPOrO OKa3blBAET BAMUAHWE BHeELLHee 06eCLEHeHVE,
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BO3AENCTBYIOLIEE HA €AMHbIN OBBLEKT HEABMXMMOCTM, ObII0 paccMOTpeHo B !° Ha
OCHOBaHMWM aHanu3a HeaaBHel ctaTtbk Stanley Longhofer 16, obuwyto naeto KoTopol
KPaTKO MOXHO BbIpasuTb CrieaytoLlel LMTaTon:

«OLEHIUNKN U [PYrue Jinya, 3aHUMArOLUNECS HEABWXUMOCTBIO, KaK [paBu/io,
XOPOLLIO 3HAKOMbl C U3PEHEHNEM O TOM, HYTO CTOMMOCTH 3EME/ILHOMO y4YacTKa
OrpEAE/ISETCS €0 CTOUMOCTBIO [1PU Hanbosiee 3QPDEKTUBHOM UCIIOTb30BAHIN, KaK
BaKaHTHOIro, HE3aBUCUMO OT €ro TEKYIErO HCI0Mb30BaHNS. BaHbIVi MOATEKCT
37OV nAeEN, 04HAKO, MOHAT MEHEE XOPOLLIO.

Ecrin 34aHne i COOPYIKEHME, MPUCYTCTBYIOLNE HE YHACTKE, MAKCUMUINPYIOT
CTOUMOCTb 3EMJ/IN - TO €CTb, EC/IN TEKYILEE UCIO/Ib30BAHNE SBJISETCS Hanbosiee
SPPDEKTUBHBIM UCI10/Ib3OBAHNEM YHACTKE, - TO J1106as oTepsi CTOMMOCTU U3-3a
BHELLIHUX (DaKTOPOB OTHOCUTCS K 3EMJIE, 8 HE K 34aHMI0.

Apyrimu c/10Bamy, BHELLHEE YCTAPEBAHNE 3[4aHMM BO3HUKAET TOIrAa M TOJIbKO
TOr4a, Korga 3710 34aHne He rogxoanT 415 AaHHOro y4acTKa».

TeM He MeHee, HECMOTpPS! Ha TO YTO B CTaTbe Stanley Longhofer npuBeaeHbl HekoTopbIe
npuMepbl, KOTopble 6bl1M HaMK BOCMPOM3BEAEHbI M MPOKOMMEHTUPOBaHbI, 06CYXXAeHME,
KOTOpoe 6bi/10 NPOBEAEHO Ha OAHOM M3 3acefaHuin CaHkT — MeTepbyprckoro HayyHo —
METOAMYECKOro CoBeTa Mo oueHKke B koHUe 2021 r, nokasano, YTo 3TO MOSMIOXKEHNE He
MOMIHOCTbIO BOCMPWHMMAETCS YBa)aeMbIMM  KoOJneramu, W TpebyeT AanbHeWLInX
Pa3bACHEHW.

Takne pasbsicHeHus ByayT NpuBeaeHbl Aanee, BO BTOPOM YacTu MaTepuvana, rae éyayt

PacCMOTpPEHbl OCOBEHHOCTU OLEHKM ABYX PSIAOM PACMONIOXKEHHBIX €AMHbIX O6bEKTOB

HEeABMXXUMOCTW, KaXAbl M3 KOTOPbIX MpeacTaBnsieT coboM MHOrOKBAPTUPHbIN XXUIION

AOM Ha COOTBETCTBYHOLLEM 3eMESIbHOM y4acTKe.

Mpu 3TOM,

e MepBbl MHOrOKBAPTUPHbIN XXWNOM IOM PAcMoSIOXXEH Ha 3eMeNIbHOM Y4acTKe, TekyLlee
MCMNONb30BaHME KOTOPOro MOSIHOCTbIO COOTBETCTBYET ero Hanbonee ahhekTMBHOMY
MCMOSIb30BaHMIO, @ NMPU3HAKOB BHELIHero obecueHeHnst He HabnoaaeTcs;

e BTOPOWN MHOrOKBApPTUPHbIN XXNJION JOM PACronoXeH Ha 3eMEeNTIbHOM y4acTKe, Tekyllee
NCMNONb30BaHNE KOTOPOro He COOTBETCTBYET e€ero Haubonee 3addekTnBHOMY
MCNONb30BaHMIO, NPWM 3TOM HabNOAATCS MNPU3HAKM OYEHb CWUBHOrO BHELLHEro
obecLieHeHUs, KOTOPOE MOSTHOCTbIO 06ECLIEHNIIO XKXMMOW IOM U B OYEHb 3HAYUTENTLHON
cTeneHn 06ecLIeHNIO 3eMENbHBIN YUYacToK, T.e. HabnoJaeTcs Knaccuyeckuin cnyyan,
KOrJa MMeloLLeecs «ynyylleHue» 3eMenbHOro yyactka (pakTU4ecku SBNSIETCS ero
YXYZLUEHNEM.

(OKkoHYaHne creqyer)

15 Cnyukuit A.A. (2021), BnusiHie BHELLIHEro U3HOCA Ha KOMMOHEHTHLI €ANHOr0 06beKTa HEABMXUMOCTU —
30aHME U 3EM/II0 — Ha OCHOBaHMM KOHUeNnuuu Haunbonee 3(pdEKTUBHOro WCMONb30BaHUS 3EMIU U
KOHLIEMUMN OCTaTOYHOM CTOMMOCTU 3eMnu, Teopusi, MEeToAosiorns M npakTuka oueHku, 15.11.2021,
http://tmpo.su/sluckij-a-a-vliyanie-vneshnego-iznosa-na-komponenty-edinogo-obekta-nedvizhimosti-
zdanie-i-zemlyu-na-osnovanii-koncepcii-naibolee-effektivhogo-ispolzovaniya-zemli-i-koncepcii-
ostatochnoj-sto/
16 Longhofer S.D. (2021), Land Values and External Obsolescence, Appraisal Journal, March 22, 2021,
https://www.thefreelibrary.com/Land+Values+and+External+0bsolescence.-a0670925049
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