OLIEHKA OIMEPALUNOHHOWH HELBH)XXUMOCTH. [TPEQIMOCHI/TKA
TTPOAOJIKEHNA AEATE/IbHOCTH. OBLLUASI CXEMA OLIEHKA

CIIVUKM A.A., K.T.H.,

Samecrutesib lpegceqaresns Komurera

10 H3yYHbIM 1 METOLOIOMYECKUM BOIMPOCaM
OLIEHOYHOM AESTE/IbHOCTU

Coro3a Camoperyrnmpyembix OpranuzaLimi OLEHILNKOB
(HaywmoHasbHoe obvequHeHne)

BBepeHue

Bonpockl oLeHKM onepaumMoHHOM HeABMXUMOCTK cnabo (ecnn BoobLue Kak-TO) OCBELLEHDI
B METOAOSIOMMM POCCUCKOM OLEHKWM, HauMHas C OTCYTCTBMSI OOLLEro onpeaeneHns u
OnMcaHna NPeanocbisikK, NP KOTOPOM OCYLLECTBSETCS OLIEHKa.

Ha npaktvke Takke Habnogaetrca OTCYyTCTBME eamHoobpasusi B pacnpeaeneHun
CTOMMOCTM  COBOKYMHbIX aKTMBOB ©OM3Heca, (QYHKUMOHWUPYIOLWErO B/Ha TaKOM
HEeABMXXMMOCTM MO MaTepuanbHOM (ABWXKMMOM M HEABWMXWMMCA) U HeMmaTepuasibHbIM
COCTaB/ISOLLMNM,

Hactosiwaa craTtbs cucTeMaTmsvMpyeT M ynopsigouvMBaeT  METoAOsorMyeckmne
npeacTaBneHns n TpeboBaHMa K OLEHKe Takoro poaa OObekTOB, a TakXkKe COXepXuT
HEKOTOpble KOHKPETHble peKkoMeHAauMM no OnpeaesieHuIo OTAENbHbIX MNapaMeTpoB
OLIEHKMW.

MoHsATHE onepaLMOHHON HEABMXMMOCTH

OnepaunoHHasi HeABMXXMMOCTb — OYEHb LUMPOKMM KacC O6bEKTOB HEABMXKMMOCTM,
KOTOpblE SIBNAOTCS OCHOBOM Anst (YHKLUMOHMPOBAHMUS HEKOTOPOro 6u3Heca unmn GusHec
— onepauun.

MpuMepaMn OOLEKTOB OMEpPAUMOHHOM  HEABMXMMOCTM  aBnsieTcs  (MAn - MOXET
paccMaTpUBaTbLCS) HEABMXXMMOCTb OTENIEN, aBTO3amnpaBOK, KOMMEPYECKUX CMOPTUBHbIX
coopyxeHu (ronbd knybos), 60nbHML, CaHAaTOpUEB, AOMOB AN NPeCTapesibiX, MapuH
ANS CyaoB, AaTa — UEHTPOB, MPOMbBIW/EHHbIX M 3HEPreTUYEeCKUX NpeanpusiTui,
CENbCKOXO3ANCTBEHHbIE YroAWi, 3€MesbHbIX YY4aCcTKOB, NOA KOTOPbIMU pacrnonaratoTcst
MECTOPOXAEHUS NOJE3HBIX UCKONAEMBbIX, U T.A.

OTnnumMeM O06BLEKTOB OMEPALMOHHOM HEABMXMMOCTM OT OOBEKTOB «OObIYHOW» -
0hMCHOW, TOProBOW, MPOU3BOJACTBEHHO — CKNAACKOM - KOMMEPYECKON HeaBUMXUMOCTU
SIBNSIETCS TO, YTO B npouecce hyHKUMOHMPOBaHMSI B1U3Heca nn busHec onepauni B/Ha
06beKTax OMnepauMoHHOM HeABMXMMOCTM  UCMONb3YITCA HE TOMbKO 0OBLEKTHI
HeABMXXMMOCTM KaK TaKoBble, HO N 06bEKTbI ABMXMMOIO MMyLLECTBa, HEMaTepuasbHble
aKTMBbI M (PMHAHCOBbIE akTuBbI (06OPOTHbLIM KanuTan).

OTnnunmeM O6bLEKTOB OMEPALIMOHHOW HEABMXUMOCTM OT OOLEKTOB HEABMXMMOCTM
cneumasnbHOro HasHayeHus, KoTopble NPUHUMNMANbHO CO34al0TCA ANS €AUHCTBEHHOro
MCMNONb30BaHNS N HE MOrYT MUCMOJSIb30BaTbCs MHbIM 06pa3oM, SIBASIETCS TO, YTO O6bEKTHI
OMNEPALMOHHOM HEABMXMMOCTU, B MPUHUMNE, MOryT ObiTb NepenpodunnpoBaHbl Ans
MHOIO MCNOJIb30BaHMS Kak Ha ypOBHE BAaKaHTHOMO 3eMesIbHOro y4acTka, Tak 1 Ha ypoBHe
3aCTPOEHHOro 3eMesibHOro yvacrtka (eaAmMHoro ob6bekta HeaBMXUMOCTH).
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Mpeanocbinka nukBupauum (NpoAaXkM) M NpeanocblUika NPOAOC/HKEHUNA
AEeATeSIbHOCTU NpU OLleHKe HeABMXUMOCTHU

CyLLecTBEHHbIM NMPU3HAKOM 06LEKTOB ONEPaLIMOHHON HEABMXXMMOCTU B OLIEHKE SABNSIETCS

TO, YTO OHW, KaK NPaBuUIO, He MOryT HblTb AOCTOBEPHO OLIEHEHbI HENOCPEACTBEHHO — TaK,

KaK OLIEHMBAIOTCA O6bEKTbl «06bIYHOW», HECMeLMann3MpoBaHHOW M HeomnepaLnoHHON

HEeABMXMMOCTM, T.e. C MOMOLUbIO METOAOB TPaAMUMOHHBLIX MOAXOAOB K oOueHKke. Kak

npasuno:

e CPaBHUTENIbHBLIN W AOXOAHbIA MOAXOAbl HEMPUMEHWMbI MO MPUYMHE OTCYTCTBUS
NpeanoXeHni 1 caenok ¢ obbekTaMm onepaumMoHHOM HeABMXMMOCTM OTAENbHO OT
COMYTCTBYIOLIMX UM MHBIX aKTMBOB (Aa)e B CllyYae HaMumsa Takux NPeanoxXeHun u
NpoAaX WX HEBbIHY>XAEHHOCTb, T.€. PbIHOYHOCTb, BCerga AOS/HKHA CTaBUTbCS NoA
BOMpPOC);

e 3aTpaTHbIM MNOAXOA HEMPUMEHUM MO MPUYMHE HEBO3MOXHOCTU [OCTOBEPHOrO
onpeaeneHnst GyHKUMOHANbHON 1 BHELWHEW (hOPM yCTapeBaHusl, 0 YEM peyb NONAET
HUXe.

TeM He MeHee, BO3MOXXHOCTU MPUMEHEHMS] TPAAMLMOHHBIX METOAOB OLEHKU HU B KOEM

Crlyyae He cnegyeT urHopmpoBaTtb. Hanpumep,

e TPV OUEHKE OTHOCUTENIbHO HMU3KOKAYECTBEHHbLIX OTENIEN UM XOCTENOB MOryT ObiTb
AOCTYMHbI AaHHbIE MO 3anpawmBaeMbiM U (HaKTUYECKWN BbIMIAYMBAEMbBIM apeHAHbIM
nsaTtaM 3a UCrob3yeMbl€ NMOMELLEHUS;

e PV OLEHKE CENbX03Yroani U 3eMesbHbIX YYacTKOB, NOA KOTOPbIMK pacronaratoTcs
none3Hble NCKoNaeMble, MOryT 6bITb AOCTYMHbI AAHHbIE MO 3aNpalMBaEMbIM LEHAM U
CTaBKaM apeHApbl;

e UT.A

XoTsl, 3TO, CKOpee, WCKIOYEHNEe W3 MpaBwuia, OueHKa OO6BLEKTOB oOrnepaunoHHOM

HEeABMXXMMOCTU TPaaMUMOHHBIMA METOAAMM OLIEHKM anpuopuy AaéT 6onee AOCTOBEPHLIN

pe3ynbTar.

B cBA3M C 3TMMM 06CTOATENBCTBAMM OOBEKTbI OMEPALIMOHHOW  HEABMXUMOCTU

OLIEHMBAIOTCA Ha OCHOBaHUM (DMHAHCOBO — 3KOHOMMYECKUX MOKasaTesnien 6usHeca mnwm

6usHec — onepaumi, KOTopasi OCYLLECTBNSAETCS B/HA TaKNX 06beKTax.

B 3TOoM npouecce 06BEKT OMEpaLUMOHHON HEABMXXMMOCTM pacCMaTpUBAETCs Kak

COCTaBNAOWAA KOHKPETHOro 6usHeca wnmM 6usHec — onepauuu, YynpasnsieMbiX

KOHKPETHbIM BNIAAENbLEM MN BHELLHMM YMNPaBSIOWUM.

Mpu 3TOM, B Clydae €C/iM OLEHMBAETCS pblHOYHAs CTOMMOCTb ObbekTa onepaunoHHON

HeABMXMMOCTH, @ He Kakas - TO MHasi CTOUMOCTb

1. B 06bIYHOM NopsiAKe AOMKHO ObITb MOKA3aHO, YTO TEKYLLEE UCMOJIb30BaHNe 0bbekTa
ONEpPaUMOHHOW  HEeABWXXMMOCTM  COOTBETCTBYET  Haubonee  addpeKTMBHOMY
MCNONb30BaHMIO 3€MENTIbHOMO YYacTKa, Kak BaKaHTHOMO, U KakK 3aCTPOEHHOr0 (€AMHBI
06BbEKT HEABVMKMMOCTH)

2. npeanonaraeTcsd, 4To
e 0ObEKT OMNEPaLMOHHON HeABMXUMOCTM ByaeT NpoAaH TONIbKO B COBOKYMHOCTU C

WMHbIMK aKTMBaMu BusHeca unm bmusHec — onepauuu;
e 6u3Hec nnu busHec — onepaumn He ByayT npekpalleHsl M 6yayT NpoAo/MHKaTLCS
HeonpeaenéHHO NPOACMKUTENbHBIA CPOK B ByayLleM.

B COBOKYMHOCTM 3TO 0O3HA4YaeT MPUMEHEHUE B OLEHKE PbIHOYHOWM CTOMMOCTM O6bEKTa

ONEPALMOHHOM HEABMXXMMOCTW MPEANOChITKA NPOAOIKEHUS AeATENbHOCTU. pu 3ToM

nocnegHune asa o6CTosATENbCTBA OT/IMYAKOT NPEANOChINKY MPOAO/HKEHNS AEATENbHOCTU
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OT NpeanocbTKM NUKBMAAUMKM (Npoaaxkun), WUCMonb3yeMor MNpu OLEHKE PbIHOYHOM

CTOMMOCTM «0ObIYHON» KOMMEPYECKON HEABUXXMMOCTMU.

OueHb CyLeCTBEHHO, YTO MCMOSb30BaHMe MNPeAnoCbIIKN NPOAOHKEHUS AeSATeNbHOCTU

BMECTO MpeanocbUIKA NUKBMAAuMK (Npoaaxu) npu OUEHKE PbIHOYHOM CTOMMOCTM

HeABMXKMMOCTM  KaTeropuyecku OT/IMYaeTcs OT  WUCMOMb30BaHUS  NPeAnoChIKN

NPOAO/HKEHNS AATENbHOCTM BMECTO NpeanoChbiIKM NMKBMAAUMM (Mpoaaxun) npu OLeHKe

PbIHOYHOM CTOMMOCTM BU3HECa U ABMXXMMOrO MMYLLECTBaA:

e Mpu oueHke 6bu3Heca M ABMXXMMOro MMYLLECTBA MCCeaoBaHWe ABYX YKa3aHHbIX
NPeAnoCbIIOK  OCYLUECTBASIETCA ANns  onpeaeneHuss Havbonee 3ddeKTUBHOIO
MCNONb30BaHUS — MNPOAODKEHNE AeATeNbHOCTM WM NukBMdaums (nNpogaxa),
AAMOLLEr0 MAaKCUMasIbHYHO CTOMMOCTb, KaKoBasl U SIBNSIETCS PbIHOYHOM;

e [pV OUEHKE HEeABMXMMOCTU TOT (PaKT, YTO MCNOsSib30BaHME 06beKkTa HeABMXXUMOCTU
Ans Tekyllero 6u3Heca wnuM 6usHeC — onepauun SBNSETC WMMEHHO Haubonee
3(PPEKTUBHLIM UCMONBb30BAHNEM KaK BaKAHTHOMO 3eMesibHOro y4yactka, Tak W
3aCTPOEHHOro 3eMesibHOro yyacTka (eaAMHoro obbekTa HeBMXXMMOCTIN) AOMKEH ObITb
NMoKkasaH B OLEHKE, a MCMNOSb30BaHMe Mpeanocbiiki NPOAOHKEHUS AeSTENbHOCTU
BMECTO Npeanocbiikn  nukemgauum  (npogaxun) saBnsieTca He 6Honee uyeMm
BbIHY>X€HHbIM METOAO0NOrMYEeCKMM NoAXoA0M, YTO 06YCNOBNEHO HEBO3MOXXHOCTbLIO
NCNONb30BaHUS NPEeANnOCbIIKK NMKBMAAUMK (Npoaaxmn).

HapyweHune TpebosaHunsi 0 Hanbonee appeKTMBHOM MCMONb30BaHUM KaK BaKaHTHOrO

3eMefIbHOr0 y4acTKa, TakK M 3aCTPOEHHOro 3eMeNibHOro y4acrtka (eamHoro obbekTa

HEABMXXMUMOCTM) NpPU  OLEHKE OOBLEKTOB  OMEPALMOHHON  HEeABMXMMOCTM  C

MCNONb30BAHNEM MNPEeAnOoCbIIKWU  MPOAO/IKEHNUS  AeATeNbHOCTW, Kak WM B C/ydae

MCNONb30BaHUS MpeanocbikM  NUMKBMAAUUK (Npodaxku) A[acT HU YTO WHOe Kak

HEepbIHOYHYIO CTOMMOCTb MOJIb30BaHMS.

KpoMe TOro, ecnu pblIHOYHAsi CTOMMOCTb OOBEKTOB OMEPALMOHHOW HEABMXKMMOCTY,

onpeaenéHHas B Npeanocbiike npoao/HKeHUs AesaTeNbHOCTU, He MOXET bbiTb 60nblue

PbIHOYHOM CTOMMOCTM, OMpPeAenéHHOM — €eC/IM TaKoe BO3MOXHO - B Mpeanochinke

nukemaaumm (npoaaxu). Ecnu TakoBow hakT MMEET MECTO, TO CTOMMOCTb, OnpeaenéHHas

B MPEANOCbISIKE NPOAOIKEHUS AEATENbHOCTU, SIBNSETCA HE PbIHOYHOW CTOMMOCTbIO, @

CTOMMOCTbIO — B — UCMOJIb30BaHNW, OTPaXkatloLen HepbIHOUHbIE (haKTOPbI CMOSIb30BaHUS

HEeABMXNUMOCTU B KOHKPETHOM Bu3Hece unu 6usHec — onepauuu !, T.e. npucylume He

HeABMXXMMOCTM, @ bM3Hecy. DTO elwé pa3 YKa3blBaeT Ha HeA4ONYCTUMOCTb MTHOPUPOBaHMS

BO3MOXHOCTM OLEHKM PbIHOYHOW CTOMMOCTM OBGLEKTOB OMepaLVOHHON HeABMXUMOCTU

TpaAUUMOHHBIMM MeTodaMuM B Npeanocbisike nuvkemaauuMn (NpoAaxu) npu Hanmyuuu

TaKoBOW (CM. BbILLE).

OTaeneHne CTOMMOCTM HeABMXKMMOCTM OT CTOMMOCTM WHbIX aKTUBOB
AencTByroulero npeanpuatusa (6usHeca)

TeMa OUEHKM PbIHOYHOM CTOMMOCTM HEABMXXMMOCTM B MNPeAnoCblIKE MPOAO/IHKEHNS
AEATENbHOCTM, KOoTopass cnabo (ecnn BoOOLWlE Kak-TO) OCBELleHa B POCCUINCKOW
METOA0/10rMYEeCcKon OLEHOYHON NUTEpPaTYpE, B 3apybeXXHON NPaKTUKE OLIEHKN OCBELLIEHa
AOCTaTOYHO LUMPOKO. B 4acTHOCTM, B aMepUKaHCKOM OLEHOYHOM NuUTepaType NepBbiM
MCTOYHMKOM, B KOTOPOM Oblfla 3aTpOHyTa 3Ta TEMa, CUMTAETCA AOKIaj OAHOro u3

1 Ckopee Bcero, B 3ToM C/ly4ae B BEMMYMHY CTOMMOCTM HEODOCHOBAHHO BKJIOYEHA CTOMMOCTb KAKMX-TO
WHbIX aKTMBOB 6M3HEeca, HanpuMep, HeMaTepuanbHbIX, 0 YEM peub MOMAET HUXKE.
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MPU3HAHHbIX aBTOPUTETOB aMeEPUKAHCKON OLeHKN Yunbsma KuHHapaa, mn. B 1991 roay
Ha (opyMe HanoroBbIX aceccopos 2.

B pmanbHeMweM TeMa aKTMBHO pa3BMBanacb, CTUMyNMpPyeMasi XeNaHWMEM 3aKa3uyMKOB
OUEHKM CHU3UTb Hanorosoe 6peMs Ha HeABMXMMOCTb (Npexae Bcero — KpyrnHble
TOProBble LEHTPbI) 3a CYET nepeHoca CTOMMOCTM OMNepPaLMOHHON HEABMXXMMOCTM Ha ero
ABWKMMbIE W HeMaTepuasnbHble akTuBbl. [1O0CKOMbKY 3TO BCTynano B O4YeBUAHOE
NpOTUBOpPEeYME CO CTPEMSIEHMEM TeX XKE CaMblX 3aKa34MKOB MaKCUMN3MPOBaTb CTOMMOCTb
HeABMXXMMOCTU ANa Lenen unotekn, co BpemMeHeM (No BCel BMAMMOCTM) MpW CaMOM
HEeMoCpeACTBEHHOM Y4YacTUM CyAoB Oblfl HAMAEH HEKOTOPbIA Pa3yMHbI KOMMPOMMUCCHbIN
noaxoa.

YyebHbin kypc Appraisal Institute "OTaeneHne HeABMXMMOro U ABMXXUMOrO UMyLLECTBA
OT HeMaTepuanbHbIX 6usHec-akTMBoB" (kKypc 800) (Separating Real and Personal Property
from Intangible Business Assets, Course 800) 3, paspaboTaHHbIi LeNbIM pSAOM BeAyLLMX
METOAO0NIOroB M 3anyuleHHbin B 2002 rogy, oxBaTbiBal TEOpUO  UpMbI,
npeanpvHMMAaTENbCTBO, BBEAEHWE B OUEHKY busHeca, onpepeneHne koadduumneHToB
KanuTanusauumn HemaTepuasbHbIX aKTUBOB 1 coAepXXan npoueaypHbie NpuMepsl.

B Hem 6bina npeacrtaBneHa MeTOAONOrMS OLEHKM CTOMMOCTUM COBOKYIMHbIX aKTUMBOB
busHeca (total assets of the business, TAB)), n Ha NpuMepe OTeNs C NOMHbIM CNEKTPOM
yCnyr MoOKasblBasioCb, KaK MOXHO pacnpefenntb CTOMMOCTb Ha MaTepuasbHble W
HeMaTepuanbHble KOMMOHEHTHI.

3aTteM no HemsBeCcTHbIM HaM npuunHam Kypc 800 6bin OTMEHEH, HO cama Tema
pacnpeneneHns CTOMMOCTU COBOKYMHbIX aKTUBOB BU3Heca No OTAEsbHbIM KOMMOHEHTaM
ocTaBanacb B cdepe BHMMaHUS METOAOMOroB. B 4acTHOCTW, B paMKax exerogHoro
cobpanus Appraisal Institute B 2011 rogy 6bin nposeaéH «Going Concern Forum», Ha
KOTOPOM BOMpOC bbla paccCMOTPEH B npouecce Aoknaaa 4 u AMCKYCCUM.

B HacTtosiwee Bpems B Appraisal Institute untaeTcss cokpalléHHbIM ABYXAHEBHBINA KypC
OcCHOBbI pasfeneHnst HeaBMXMMOCTW, ABWXMMOIO MMyLLEeCTBA M HeMmaTepuanbHbIX
busHec-aktneBoB (Fundamentals of Separating Real Property, Personal Property, and
Intangible Business Assets) °.

Kypc 800 Bknto4yan BblaeneHme CTOMMOCTU HEeABMXKMMOCTU M3 CTOMMOCTU COBOKYMHbIX
aKTMBOB AEWCTBYIOLLEro NpeanpusTns unmn 6musHeca Ha OCHOBaHWM MOAENM OCTaTka Ans
HeasmxumocTu (real property residual model).

Tunbl aKkTUBOB 6U3Heca

2 Kinnard W.N., Jr. (1991), Standards for Measuring Business Enterprise Value in Regional and Super-
regional Shopping Centers: Operating Entrepreneurship, Economic Rent and Profit Residuals, 57th Annual
International Association of Assessing Officers (IAAQO) Conference (Phoenix, Arizona, October 1991)

3 Wolverton M.L., Lennhoff D.C., Vernor 1.D., Marchitelli R. (2002), Allocation of business assets into
tangible and intangible components: A new lexicon, Appraisal Journal, Jan 1,
https://www.thefreelibrary.com/Allocation+of+business+assets+into+tangible+and+intangible...-
2082886199

4 Dicks K., Bissell C. (2011), Valuation Issues in Appraising Realty and Non-Realty Components, Presented
at «Going Concern Forum», Appraisal Institute 2011 Annual Meeting,
http://www.appraisalinstitute.org/assets/1/7/GoingConcern Presentation 8 17 2011.pdf

> Appraisal Institute, Fundamentals of Separating Real Property, Personal Property, and Intangible Business
Assets,
https://ai.appraisalinstitute.org/eweb/DynamicPage.aspx?webcode=AlCourseDetail&cecKey=82BE6F99-
71FD-49DA-81FA-619A56381E07&courseType=classroom
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B kaHoHuueckol The Appraisal of Real Estate © (Puc. 37.1) npuBoaaTca aBa crnocoba

BMU3yaNnM3aLnM pasinyHbIX TUNOB akTUBOB (CM. Puc. 1).

PucyHok 1 Pas3/indHbI€ TOYKH 3PEHHNS Ha TUITbI aKTUBOB

TWUnbl aKTUBOB

Tunbl aKTUBOB

|

|

®unHaHCo- ®uHaHCco-
Hepnsu- Asmxumoe Bble Martepuanb- HemaTepuanb- Bble
YKUMOCTb MMYyLLECTBO Hble aKTUBbI Hble aKTUBbI
aKTUBbI aKTUBbI
MartepanbHble
HeasmxumocTb
aKTUBbI
HemaTepuasnb- ABvxuMoe
Hbl€ aKTUBbI MMYLLECTBO

rpaCbVILIeCKOE npeacrtaB/ieHNE KOMIMOHEHTOB COBOKYIMHbIX aKTUBOB busHeca B TOM xe

MCTOYHMKE MOoKaszaHo Ha Puc. 2. (Puc. 37.2. B opuruHane)

PucyHok 2. KOMoHeHTbl COBOKYIHbIX aKTUBOB 6M3Heca B CAEJIKE,

OCHOBaHHOM Ha aKTuBax

CoBOKYnHbIE aKTUBbI 6usHeca

|

MaTtepuasnbHble
aKTUBbI

HemaTtepuanbHoe ABMKUMOeE
UMYLLECTBO

®duUHaHCOBbIE aKTUBbI
n pa6oTarowmi
Kanutan

o HeaBmxnmMocrp

DpaHLIN3bI M HHBIE KOHTPAKTbI

o Hasinyubie

o MarepmnaspHoe
ABMKHNMOeE
HMyLECTBO

lNareHTsl,
KOMUpanTel

TOproBblie MapKH,

e PbIHOYHbIE
obsaszare/sibcrea

CobpaHHas paboyas cnia

e Cyera Kk onsiare

Toprosoe HanMeHoBaHne

OcraroyHble HeMartepHasibHble

aKTUBbl - pasHhala Mexxgy
CTONMMOCTbFIO COBOKYITHbIX
dKTHBOB npegnpuarns n

COBOKYIMHOH CTOMMOCTbIO BCEX
HHBIX HAEHTUOHUUNPOBAHHBIX
aKTuBoOB

e PacxopgHeie
Mmarepmasibl u
MHBEHTapHbIe
3anacsl

Mopaenb octatka ans HeasmxumocTu (Real Property Residual Model)

Mogenb ocTaTka Ans HeABMXUMOCTH, npownocTpupoBaHHas B Kypce 800 Ha npuMepe
oTens, KpaTKo npeacrtasneHa B Tabn. 1:

® Appraisal Institute (2020), The Appraisal of Real Estate. Fifteenth Edition, Appraisal Institute, Chicago, IL,
Chapter 37. Valuation of Real Property with Related Non-realty Items
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Tabsmua 1. Mogesnib ocrarka 471591 HEABMIKMMOCTH oTesis n3 Kypce 800

Appraisal Institute
. CTOMMOCTb COBOKYIMHbIX aKTUBOB
Value of total assets of the business y
6usHeca
. CTOMMOCTb AEHEXHbBIX CPEAICTB U UX
MUHYC Cash and equivalents value A PEA
3KBWBANEHTOB
. i . CtoumocTb Mebenu, NpucnocobneHunin u
MmuHyc | Furnishings, fixtures, and equipment value , TP
060pyaoBaHns
. CTouMOoCTb KBanuduuUmMpoBaHHol paboyeit
MMUHYC Skilled workforce value duump P
cunbl
. I CTOMMOCTb UMEHM / penyTaumm
MUHYC Name / reputation / affiliation value / penyTaumm /
adduIMpoBaHHOCTH
. . . CTOMMOCTb OCTaTOYHbIX HEMaTEpUasbHbIX
MMUHYC Residual intangible assets value P
aKTUBOB
. CTOMMOCTb eANHOro o6bekTa
paBHO Real property value as a residual A
HeABMXXMMOCTH, KaK OCTaTOK

HeobxoaMMo 0TMETUTb, YTO TaKON M3BECTHbIA METOAOMON M NPAKTUK OLEHKWN OTeNeN, Kak
CrecdbeH Pawmop — aBTOp «MeToaa PaluMopa» OueHkM oTenei ’ — KaTeropuyecku
BO3paXaeT npoTMB Y4YéTa B OLEHKE TakoM cocTaBnsilowen, kak «CToMMOCTb
KBanMMUUMPOBAHHOM paboyen cunbl», yTBEpPXAas, YTO 3aTpaTbl HAa KOMMIEKTOBaHME
pabouen cunonm — He 6Honee, YeM nepBOHa4anbHasi MHBECTUUMS B OTEflb MpPU €ro
co3daHun. B panbHenweM e [AO0yKOMMJIEKTOBaHME BbiObIBatOLIEN pabouyeit cunon
ABNSIETCS NPOCTO OAHOM U3 COCTaBASIIOWMX OMEPAUMOHHBLIX pacxodoB, T.e. He
NpeacTaBNstoT CO60M OTAENbHBIN HEMaTEepUasbHbIN aKTUB.

Mbl NOMHOCTbLIO COrNAacHbl C TAaKOM TPAKTOBKOM, MOCKOJbKY, KaK NMpPaBU/IbHO YTBEPXKAAET
PawmMop, B KOMMNEKTOBaHUM KBanUMUUMPOBAHHOM paboyert Cunom Hyxgaercs
abcontoTHO Ntoboi BU3HEC, B TOM UYNCE, CBSI3aHHbIV CO CAayen B apeHay CaMowi 06bIYHOM
KOMMEpYeCcKoM  HeaBMXMMOCTM. OAHaKO Mpu  OLUEHKe, Hanpumep, OMhUCHOM
HEeABMXXMMOCTU HWMKAKOro CrneumanbHOro yyérta B OLEHKE TaKOM CTaTbW pacxodoB He
OCYLLECTBNISAETCSI.

Kpome TOro, mockosbKy Ha OCHOBaHUM MPaKTUYECKOrO OMblTa MOXHO YTBEPXAATb, YTO
nepeYeHb akTUBOB, BKJIIOYEHHLIX B OLIEHKY, NpeAcTaBieHHbI B Tabn. 1, B obwem cnyyae
SIBNISIETCS HEe MOJNHbIM Aaxke Ans otens, B Tabn. 2 npuBeAéH YTOYHEHHBLIN MepeyeHb
aKTMBOB M CXEMY OLEHKM MEeTOAOM OCTaTKa ANs HeABMXMMOCTM, COCTaB/IEHHbIA Ha
OCHOBaHWM MPAKTMYECKOro OnbiTa aBTOpa, NMPUMEHWMblE AN OLEHKW BCEro CrnekTpa
OMNEPALMOHHOM  HEeABMXMMOCTU  (CTOMMOCTb  KBannUUMPOBaHHOM paboyen cubl
NCKIOYEHA).

Tabsmuya 2. Mogesib ocraTtka AJ/151 LWHPOKOIo CIIEKTPA 06 bEKTOB
onepaymnoHHONH HEABMIKHMOCTH

CTOMMOCTb COBOKYMNHbIX aKTUBOB 6U3Heca

MUHYC CTOMMOCTb iIEHEXHbIX CPEACTB U UX SKBMBANEHTOB

MUHYC CrommocTb Mebenu, npucnocobneHnin u 060pyaoBaHus

MHHYC CrommMocTb naeHTUMUMPOBaHHbLIX HEMaTEpPUanbHbIX aKTUBOB - UMeHU / penyTaumn [
adhdurampoBaHHOCTH

MMUHYC CTOMMOCTb OCTaTO4HbIX (HEMAEHTUMNLMPOBAHHBLIX) HEMaTepuanbHbIX akTMBOB

7 Rushmore S. (2006), Why the “Rushmore Approach” is a Better Method for Valuing the Real Property
Component of a Hotel, Journal of Property Tax Assessment and Administration, Vol. 1, Is. 4,
https://www.hospitalitynet.org/file/152001820.pdf
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MHUHYC CTOMMOCTb aBTO- Y MHOIO TpaHcropTa
MHHYC Cronmocrs COOp}')KGHMﬁ, SABJ/IAIOLNXCA N HE ABJ/IAIOLUNXCA HEQABHIXKHUMOCTbIO
PaBHO CTOMMOCTb €ANMHOro o6bekTa HEeABUXXUMOCTHU, KdK OCTaTOK

Ocob60 Heobx0anMO YTOUHWUTL, YTO B Tabn. 1 n panee nop «akTMBamu» MOHUMMAKOTCS
CTPOro TO/IbKO T€ aKTUBbI, KOTOpblE HAXoAsaTCs B cobcTBeHHOCTU (Ha 6anaHce) busHeca,
a He B34ATbl B apeHay W/vunu NN3nHr.

O6bpatuM BHMMaHMEe Ha TO, 4YTO B Tabn. 1. n 2, B uUTOre onpeaensieTcs pbiHOYHAs
CTOMMOCTb MMEHHO €eaMHOro 06bekTa HeABWMXXMMOCTW, COCTOAWAs W3  PbIHOYHOM
CTOMMOCTM 3AaHUSI(MN) U PbIHOYHOM CTOMMOCTM MpPaB Ha 3eMeIbHbIA Y4acToK, KOTOPYHO
eLé HYXXHO pacnpeaenvTb Ha COCTaBsoWMe Ha CneayoweM sTane npouecca oLeHKN.
B Kypce 800 6binv BBeAEHbI U CTaHAAPTU3NPOBaHbl HEKOTOPbLIE HOBbIE onpeaeneHus 8

PbIHOYHas CTOMMOCTH COBOKYITHbIX aKTUBOB bu3Heca (Market Value of the Total
Assets of the Business, MVTAB) - 3T0 pbIHOYHAS CTOMMOCTb BCEX MATEPUASTbHbBIX
U HEMATEPUA/IbHbIX aKTUBOB OM3Heca, Kak ecin Obl OHW [1PO[aBaJINCL B
COBOKYITHOCTH KaK QQYHKLMOHMPYIOLEE MPEAITPHSTHE.

370 03HAYaET, YTO MPUMEHSAETCA MPEAINOCHI/IKA "HEMPEPLIBHOCTU AESTE/ILHOCTHN"
("going concern premise”), T.e. oxwgaercs, 4TO Ou3HEC OyAET NpoJo/HKaTh
QyHKUnMoHMpoBaTe u B 6ygywem. OUEHKa CTOMMOCTY, [1POM3BEAEHHAS B
COOTBETCTBUM C PELINOCHI/IKON O HEMPEDBIBHOCTYU AESTE/ILHOCTY, MPEAINONAIAEET,
YTO BECb BU3HEC rnepeLLesi bbl U3 PyK B pyku, ec/im 6bl OH 6blT NMPO4AaH 1o LIEHE,
PaBHOV OLJEHKE Ero CTOUMOCTH

MpuMHUMNWANbBHO, YTO B MOAENW OCTaTKa AN HeABMXXUMOCTU BCe HeMaTepuasbHble
adKTUBbI AeENnATCA Ha aBe KaTeropmm - VI,CI,eHTVICbVILI,VIpOBaHHbIe n
HeMD,EHTMCbMLI,VIpOBaHHbIe.

NpeHTngnnpoBaHHbIe HEMATeEPHasibHble akTuskl (Identified Intangible Assets,
IIA). NlneHTgpnLmpOBaHHbIE HEMATEPHUA/IbHbLIE KTUBbI - 3TO TE€ HEMATEPUA/ILHBIE
aKTUBbl OU3HECa (AECUCTBYIOLYErO TPEAMNPUSATHUS), KOTOPbIE Obl/IN OTAESIbHO
MAEHTUDULIMPOBAHBI U OLEHEHbI B XO4E OLIEHKM.

Kak cnegyet n3 Tabn. 1 — 310 umsa / penytaums / adpduampoBaHHOCTb (B YaCTHOCTU —
¢paHwmza).

OcraroyHble HematepuasibHele aktusbl (Residual Intangible Assets, RIA).
OCTaToYHble HEMATEPHUA/TIbHBIE GKTUBbI - 3TO TE HEMATEPHUA/IbHBIE GKTUBbI BU3HECA
(aevicTByroLyero rnpegrpusiTis), KOTopble He bbl/in OTAEbHO UAEHTUDULNPOBAHbI
U OLIEHEHBI B X04€ OLeHKN. CTOMMOCTH OCTaTOYHbIX HEMATEDPUAE/IbHbIX aKTUBOB
PaBHa CTOMMOCTU BCEX HEMATEPUA/IbHLIX AKTUBOB 33 BbIYETOM CTOUMOCTU
MAEHTUDULIMPOBAHHBIX HEMATEPHUA/TbHBIX aKTUBOB.

K HMM OTHOCATCS TakuMe [enoBble KayecTBa, CBA3WM WM [AOroBOpa paccMaTpuBaeMoro
6u3Heca, KOTOpbIX HE UMEKT GAvKalwme KOHKYpeHTbl, obnagatowme Temn xe (Unn
61M3KMMM)  MHBIMKM  aKTMBAMM, BKOYas WMAEHTUDULMPOBAHHbIE HeMaTepuanbHble

8 Wolverton M.L., Lennhoff D.C., Vernor ].D., Marchitelli R. (2002), Allocation of business assets into

tangible and intangible components — uuT. cou.
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aKTMBbl. 9TO MPUBOAMNT K POCTY CTOMMOCTM BU3HECa 3@ CYET €ro NOBbILLEHHON (PUHAHCOBO
— 3KOHOMMYECKoN 3hheKTUBHOCTM (Npexae BCero - Npubbinn u/vnmn npubbiibHOCTH).
Bonblwon npobnemort nNpUMEHEHWs MeToda OcCTaTKa ANl HEeABMXKMMOCTM  HaM
NpeacTaBnseTCs OUeHKa CTOMMOCTM COBOKYMHbIX aKTUBOB busHeca.

[letanu peleHns 3Ton nNpobnembl HaM He M3BECTHbI, OAHAKO, KakK NpeacTaBnseTcs, eé
MOXHO PelnTb C OMOPOA Ha MOAXOA4 OLEHKW PbIHOYHOW CTOMMOCTM COBCTBEHHOMO
KanuTana npeanpusiTus NoaxoAoM, OCHOBaHHLIM Ha akTuBax (B Poccum - 3aTpaTHbIN,
MMyLLECTBEHHbIN noaxod). B uacTHoCTM, B 3TOM noaxode pbiHOYHAsi CTOMMOCTb
cobcTBeHHoro kanutana npeanpusatusa (PCck) oueHmnBaeTcs no dopmyne

PCck = PCakT — bCobsa3, (1)

roe
PCaKT — pblHOYHAsi CTOMMOCTb COBOKYMHbIX akTUBOB NpeanpuaTus
BCobs13 — 6anaHcoBasi CTOMMOCTb COBOKYMHbIX 0683aTeNnbCTB NpeanpusTums.

OTtkygna
PCakT = PCck + BCobs13, (2)

BCobs13 nerko onpeaenseTcs no AaHHbIM byxrantepckoro 6anaHca npeanpusaTms. A BOT
PCck Hapo oueHMBaTb CrneuunasnbHO C NMPUMEHEHWEM AOXOAHOIr0 W/WUNN CpaBHUTENBHOMO
noaxoga npuM TOM, YTO <«TOYHOCTb» TakKOW OLIEHKWM, KOTOpass MOXET SABNSTbCS
NpUeMneEMON B Cly4dasix, koraa pedb MAET 06 oueHKe MMEHHO Bu3Heca, BMOSIHE MOXET
He 6bITb TaKOBOM, KOrAa M3 3TON CTOMMOCTU HaAO0 BblAEUTb CTOUMOCTb HEABUXUMOCTH,
A0NS KOTOPOW B CTOMMOCTM COBOKYTMHbIX akTUBOB BU3HECa M3Ha4aslbHO HE SICHa.

B 4yacTHOCTM, Ans peleHuss AaHHOro Bonpoca oueHka PCcK AoXoAHbIM MoaxoAoM
NpeacTaBNseTcs anpuopu U36bITOYHO YyBCTBUTESIBHOM K MCMOSIb3YEMbIM CTaBKaM
LOXOAHOCTMU.

TeM He MeHee, MeTO4 OCTaTKa AN HEABWKMMOCTU SBNSETCH MPU3HAHHBIM METOAO0M
OLEHKN HeaBMKMMOCTU B Npeanockinke NpoAo/HKeHUs AesaTeNbHOCTH.

OpHako, MMeeTcs MeTod, albTEPHATUBHBLIN eMy, KOTOpbli cBOBOAEH OT OMaceHMin 3a
pe3ynbTaT oueHkn PCCK — MeToA napcuHra Aoxoaa.

MeTtoa napcurra goxoaa (Parsing Income Method)
Obyas cxeMa oyeHKH

MeTopq napcuHra goxoaa onuncaH B [nase 37 «OueHKa CTOMMOCTU HeABMXKMMOCTN BMecCTe
CO CBSI3aHHbIMM C HEN 06BEKTAMM, He SIBNSIIOLWMMUCS HEeABMXXMMOCTbLIO», The Appraisal of
Real Estate °

B ciydasix, Korga 334aHne 3ak/iio4aeTcs B OLEHKE TOJ/IbKO HELBWXUMOCTH,
HEKOTOPbIE OLIEHLMKM UCIIONb3YIOT METOL NaPCUHIa A0X04a8, KOTOPbI SB/ISETCS
BapUaHTOM METOAA OLIEHKU BU3HECA Ha OCHOBE U30bITOYHbIX JOXOLHOB.

Ommune METoAa NapcuHra 4oxo4a oT MeTo4a n3bbITOYHOIro 40X04a 3aK/THOYaETCI
B TOM, YTO KaK OCTaTOYHbIV PACCYUTLIBAETCS JOX0L OT HEABMKMMOCTH, 3 HE J0X0]
OT HEMATEPUA/IbHBIX KTUBOB.

° Appraisal Institute (2020), The Appraisal of Real Estate. Fifteenth Edition — unT. cou.
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Mpy 3TOM MeToaA M36bITOYHBIX AOXOAO0B, KaK METOA OLEHKU HeUAeHTUPUUMPOBAHHbBIX
HeMaTepuanbHbiX akTneoB, nssecteH B CLUA ¢ 30-x rogoB XX BeKka, rae OH CNyXun
METOAOM OLEHKMU pa3mepa KOMMeHcaumm BnagenoLam 3aKpblBaeMbIX
anKorosibNpou3BoAsILMX Npeanpustuin B nepuog Cyxoro 3akoHa. B pganbHenwem oOH
LUMPOKO WMCMOMb30BaNCA OUEHLWIMKAMN 6usHeca, rae 6bil B 3HAYMTENbHOW CTEMEHM
ckoMnpomeTmpoBaH (cM., Hanpumep, 19), HO oAHOBpPEMEHHO CcTan ObLENPUHSTHIM
METOAOM OLEHKM 06bEKTOB ONepaLMOHHON HEABMXUMOCTH.

B MeToge napcvHra [OOXOA4OB MMEETCS  BO3MOXHOCTb — anpuvopy  UCKIIOYUTD
Heobx0ANMOCTb OLEHKM (PMHAHCOBbLIX aKTMBOB BM3Heca, M3Ha4yanbHO Onepupys TOSbKO
onepauMoHHbIMK Aoxoaamu (T.e. AOXOAAMM TOSIbKO OT OCHOBHOW AeATeNbHOCTM BrusHeca
6e3 0oX040B OT MHBECTULMOHHBIX M (DMHAHCOBBIX onepauui).

CxeMa OUEHKM HeABMXMMOCTM METOAOM napCuMHra aoxofa Ans LWMPOKOro crekTpa
06bEKTOB OMNEpPaLMOHHON HeABMXMMOCTM, aHaNorMyHas npeacraeneHHon B Tabn. 2 ans
MeToAa OcTaTka A1 HeABWMXKMMOCTM, NoKasaHa B Tabn. 3.

Mpu coctaBneHun Tabn. 3 yuyTeHbl 0COBEHHOCTM POCCMMCKOro GyxranTepckoro yyéra
BbIPYYKM M PacXoAoB.

Tabsimua 3. Mogesib napcuHra goxoga A4/is1 WHPOKOIo CrEKTPa 06 beKToB
onepaymnoHHOH HEABMKNMOCTH

Banosbiii onepaluoOHHbIN [OX0A - BbIpyYka OT OCHOBHOW AeATeNIbHOCTU

6u3Heca

MMUHYC CebecTomMocTb

nac AMOpTU3aums, BKIKOYEHHAS B cebeCToOMMOCTb

MMHYC KomMepuyeckmne pacxogbl

MMHYC Pacxogbl Ha ynpasneHue

niroc UHble, paHee HeyYTEHHbIE 40X0AbI (py HaMYmmn)

MHHYC UHbIE, paHee HeyYTEHHBIE pacxosbl (fipy Hammdmm)

MUHYC [lnara 3a ynpassieHne (rpyn HeobxXoquMocTi)

paBHO YucTblii onepauvoHHbIA AOX0A OT BCEX aKTMBOB 6M3Heca

MMHYC YuncThIi onepaumMoHHbIN foxog oT Mebenu, npucnocobnexunin 1 obopyaosaHns

MHUHYC YucTbidt onepauymoHHbIV 0X04 OT NAEHTUGULMPOBAHHBIX HEMATEPUA/TbHBIX GKTHUBOB -
umeHn / peryraumm / a@duaMpoBaHHoOCTV (ripy Haandmm)

MUHYC Ynctbid  oriepaymoHHbIY  4OX0f  OT  OCTATOYHbIX — (HEUAEHTUDULIMPOBAHHBIX)
HEeMaTepmasibHbIX aKTUBOB

MMHYC YnCThIVi OnepauMoHHbIN 4OX0Z4 OT aBTO- M MHOro TpaHCmopTa

MUHYC UMCTbIM ONEepauMOHHbLI AOXOA OT COOPYXXEHWW, SIBMSIIOLUMXCS UM HE SIBASHOLLMXCS
HeABWKMMOCTbIO

paBHo UYucrblii onepauvoHHbIM AOX0A OT €AMHOro 06beKkTa HeABMXMMOCTH, KaK
OCTaToK

pasgenutb | CTaBka KanuTanusauuu ans eauHoro o6beKkTa HeABMIKUMOCTH
paBHO PblHOYHAsi CTOMMOCTb €AMHOIr0 06beKTa HEABMXUMOCTHU

Kak n B Tabn. 1 1 2 B pac4ET NPpUHMMaIOTCS TOJIbKO T€ aKTUBbI 6U3Heca, KoTopble
HaxoAsTCsl B ero cO6CTBEHHOCTU, U HE NMPUHUMAIOTCA B PacyéT Te aKTUBbI
6u3Heca, KOTOpble B3fiTbl B apeHAy M/WAWM JIM3UHI. JTO CBSA3aHO C TEM, 4TO
onepauuoHHble 40X0Abl OT apeHAO0BaHHbIX aKTUBOB MCKIIOYAOTCA M3 nNpoLecca OLEeHKM

10 Jones B. (2017), Dichotomy of the Excess Earnings Method, RMS Blog, 03.10.2017,
https://rmscommercialgroup.com/blog.php?id=4 . B 4acTHOCTW, TaM MpuUBOAUTCA cleaylowas uuTtaTta
LLleHHoHa MpaTtTa: «3T0 Haubonee LUMPOKO 3/10yNoTPebNsieMblil U UCMOMNb3YEMBIN HE MO Ha3HAYeHUIO
METO/ M3 BCEX METO/IOB OLIEHKN Masoro 6usHeca 1 npodeccuoHanbHOM NPaKTUKN.
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HeABMXUMOCTU B cocTaBe cebectommocTu (Kak pacxogbl). OCO6eHHO BaXKHO, 4TO B
COOTBETCTBMM C METOAOM OCBOBOXAEHMS OT POSITU OLLEHKN HEMATEpPManbHbIX akTUBOB K
TAKMM aKTMBAM OTHOCATCA (paHLimM3bl (HanpuMep, FOCTUHUYHBIX CETEN) U NULIEH3UN
(Hanpumep, Ha A06bIYY MOME3HbIX UCKOMAEMbIX).

Heobxoanmo npoBepuTb, YTOObI B COCTABE BbIPYYKN U PacX0AoB 6blsiv YUTEHbI CTPOro Te

Bblpy4yka M pacxofbl, KOTOpble OTHOCATCS K OCHOBHOMY BWAY AEATeNbHOCTM, AN

KOTOpPOro npeaHa3HayeHa HeaBMXKMMOCTb. WM, HanpoTWB, Takue BblpyYka W PacXofbl,

KOTOpbl€ HE OTHOCATCSH K OCHOBHOMY BMAY AESTENbHOCTM, U3 pacyéTta 6blsiv UCKIOYEHDI

C 3aMEHOMN UX A0X0AaMM OT apeHzbl MPU HaNMYMM TakoN BO3MOXKHOCTMW.

Hanpumep, npu oueHke oTenen K OCHOBHOMY BUAY AEATENbHOCTM OTHOCSATCS BbIpyyKa U

pacxoAbl AOXKHbI, CBS3aHHbIE C pa3MeLLEHNEM rocTen. HanpoTue, 4OXOAbI U pacxoabl OT

Kade, pecTtopaHoB, pUTHEC — KNyboB, CayH, NPoAaXXu CyBEHUPOB U T.M. K OCHOBHOMY

BMAY AEATENIbHOCTM He oTHOocsATCA. OAHaKo CylecTByeT BO3MOXHOCTb Onpeaenuntb

naowaan, 3aHMMaemble Takoro poaa 6usHecamMum M y4yecTb MX BKAa4 B CTOMMOCTb

HEeABMXMMOCTUN YEpPE3 YNCTbIN ONepPaLMOHHBIN AOX0A OT cAayum 3TUX NOWAAEN B apeHay

MO PbIHOYHOW CTaBKe.

Kpome Toro, B pac4éTt NnpuHUMNUasnbHO He BKJIIOYAKOTCA A0XO0Abl U pacxoabl No

MHBECTULMOHHbIM U (PUHAHCOBbLIM onepaumsaMm 6usHeca. OTO OTIMYAET CXEMY

OLIEHKM, MOKa3aHHyto B Tabn. 3 oT cxeMbl OLIEHKK, NOKa3aHHOW B Tabn. 1, rae Ha nepBoM

3Tane 13 CTOMMOCTM COBOKYMHbIX aKTMBOB B13Heca BblUMTAETCS CTOMMOCTb (hMHAHCOBbIX

aKTMBOB.

Ewé ogHUM NpuHUMNMANbHBIM MOMEHTOM SIBISIETCS TO, UTO B OL{€HKE UCMNOJIb3yeTcs

He cB060AHbIN OnepauMOHHbIA AEHEeXXHbIA NOTOK, BKJIIOYAOLWMKA B cebsl, Kak

YUCTbIA ONepaLMoOHHbIA A0XO0A, TaK U AMHAMMUYECKUE 3JIEMEHTbl U3MEHEeHUs

OTAE/NIbHbIX TUMOB AKTMBOB M 065A3aTenbCTB, a CTPOro TOJIbKO YMUCTbIW

onepauMoHHbIA [OXO0A OT BCEX aKTUBOB 6M3Heca unmn 6MsHec - onepayum.

Mockonbky Bce HanaHcoBble AaHHblE (Bblpy4dka, cebecToMMOCTb U Np.) He coaep)kaT B

cebe HAC, HeobxoanMo cneanTb 3a TeM, YTOObI BCe OCTaNbHble pacyéTHblE NapaMeTpsbl,

NCNoNb3yeMble B OLIEHKE, TaKxke He Bkntoyanu B cebs HAC.

Kak BuaHo 13 Tabn. 3., B utore, pbIHOYHasi CTOMMOCTb €ANHOro 06beKTa HeABMXXUMOCTHU

onpeaenseTcs METOAOM NMPSIMOV KanuTanusauum.

O/flHaKo 3TO crnpaBeannBoO Ans 06BEKTOB OMNepaLMOHHON HEeABMXMMOCTK, BM3HeC B/Ha

KOTOPbIX MMeeT 6eccpoYHbIn (HeonpeaenéHHO AO0NTUIA) XapaKTep.

[Ans 06bEKTOB ONEepaLMOHHON HEABMXXMMOCTU, MMEIOLMX KOHEYHbIA M OTHOCUTENbHO

HeJoNrni nepuoa 3KCryaTaumu, TpebyeTcsl NMpUMEHEHWE MeToda AUCKOHTMPOBaHUS

AEHEXHbIX NOTOKOB C NPOrHO3MPOBaHNEM COOTBETCTBYIOLLMX PACYETHBIX NOKa3aTenen Ha

CpoK (byHKUMOHMpPOBaHMA busHeca (npumepoM aBnseTcs 6musHec no Aobbive None3HbiX

MCKOMAeMbIX Ha 3eMesIbHOM Y4acTKe, SBASIOLEMCS 06beKTOB OLEHKN).

Kpome Toro, B Tabn. 3:

e K «/HbIM paHee HeyuTEHHbLIM A0OXO0A4AaM» OTHOCUTCS, HanpuMmep, OueHKa CTOMMOCTM
NPON3BEAEHHON, HO HE OTIPY)XEHHOM W/MUNM HEe ONnMaYeHHOM MOoKynaTensamMu
NINKBUAHOW NPOAYKUMM, HaxoAsawasica, HanpuMep, Ha cknage (akTyanbHo, B
YaCTHOCTW, Ans NPOU3BOAMTENEN 3epPHA NPU OLIEHKE 3eMENb CENbX03Yyroaun);

e K <«WHbIM paHee HeYYTEHHbIM pacxodam» OTHOCATCS, Harnpumep, 3aTpaTbl
KanuTanbHOro xapakrtepa (kanenoxeHus), Tpebyemble AN QYHKUMOHMPOBAHUS
6u3Heca (aKTyasnbHO, B YaCTHOCTH, Ansa 6usHeca no aobblve NofesHbIX UCKOMAEMbIX).

Ocobo 0TMETUM, YTO B COOTBETCTBUM CO BCEMM BbiLLENPUBEAEHHBIMN CXEMAaMU OLIEHKM

onpeaensieTcsl pblHOYHAsE CTOMMOCTb WMEHHO eAuHoro o6bekTa HeaBWMXKUMMOCTH,

cocTosiwasl M3 PbIHOYHOM CTOMMOCTM 34aHUSI(MA) U PbIHOYHOM CTOMMOCTM MpaB Ha
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3eMeflbHbIA  YYaCTOK, KOTOPYI, KaK MpaBWio, €ELWE HYXHO pacnpeaenntb Ha
COCTaBNAOLLME 3eMIN U 3AaHMA(MI) Ha CrieayioLleM — 3aBepLUaloLLIEM - 3Tane npouecca
oueHku 11,

lnara 3a ynpas/ieHne

HeobxoamMMocTb cneuunanbHOro y4éta nnathl 3a ynpaBieHne onpeaensieTcs cneumngukon
6usHeca wnm 6u3HeC — onepaumu, KOTOpble OCYLLECTBASOTCS B/HaA obbekTe
ornepaLnoHHON HeABMXXMMOCTM.

OTOT H6MU3HEC nnn BM3HeC — onepaumnst MOryT Kak ynpaBnsTbCs BHELUHEN ynpaBnstoLle
KOMMaHMEW WM YNpPaBsilOWMM, KaK 3TO MPUHATO B OTeNbHOM 6u3Hece, Tak M
CaMOCTOSITE/IbHO BNadenbLeM.

B nepBoM cnyuyae nnaTa 3a ynpaBfieHWE YXe NMpUCYTCTBYET B COCTaBe cebecTommocTu
WM MHBIX YYTEHHBIX PAacXOA0B.

Bo BTOpOM cnyyae Bnagenel, ynpaBnsiloWmii 6usHecoM wmnn 6M3HeC — onepauuen,
BNpaBe pacCyMTbiBaTb Ha CrneuuanbHoe BO3HarpaxaeHue, KOTOpOe He OTHOCUMTCA K
YMCTOMY ONepaLMOHHOMY AOXOAY HWU OT HEABWMXMMOCTH, HM OT MHbIX akTUMBOB b13Heca, a
CBSI3aHO C UX 06beAMHEHMEM BOEAMHO U COBMECTHBLIM (PYHKLIMOHMPOBAHMEM.

B uyacTtHoCcTM, npu oueHke «0bbl4HOM» KOMMepyeckor (odumcHOW, ToproBouM M T.A4.)
HEeABMXXMMOCTM PACYET YMCTOrO OMepPaLMOHHOro Aoxofda B 00s3aTenbHOM MOpSAKe
TpebyeT BblYeTa pacxoAoB Ha yrnpasneHue (0TAENbHO UK B COCTaBE ONePaLMOHHBIX U
3KCMyaTaUMOHHbIX Pacxoaos).

OpaHako, HaAo Y4YMTbIBaTb, YTO YaCTb TAKOro AOX0Aa MM BECb AOXOA BrafesibLa MOXET
BbITb YUTEHA B COCTaBe Ce6ECTOMMOCTU U/WUMN UHbIX BUAOB PacxofoB (AMCKPELMOHHbIN
A0X0A Bnagenbua).

Kpome TOro, B COOTBETCTBMM C OAHMM M3 MOAXOAOB K YYETY B OLEHKE
HeNaeHTUMULUMPOBAHHbIX HEMaTepMasbHbIX aKTUBOB B Cllyyae, ecnim 6usHec nnm 6usHec
— onepaums ocywecTBisieMble B/Ha 0O0bekTe OnepauMoOHHOM  HEeABMXUMOCTU
YNpaBnsiETCs BHELUHEN YMNpaBNsOWEN KOMMAHWEW MNW YNpaBnsiowmMMm, TO nfata 3a
yrnpaBneHne BK/OYaeT B cebs B TOM UMCNe YWCTbIA OMEpPaUMOHHbIN A0X04 OT BCEX
HEeMaTepuanbHbIX aKTUBOB, KOTOPblE MPUBHOCUT B BU3HEC BHELLUHWWA YNpaBASioWMA, u
HWKAKOro AOMOJIHUTENBHOMO YYETa HEMAEHTUPULMPOBAHHBLIX HEMaTepMasbHbIX akTUBOB
6onee He Tpebyetca 12, 13,

TeM He MeHee, CyWecTBYOT 6U3HeCbl M BU3HeC — onepaumun, KOTOpble ynpaBnstoTCs
NCKNIOYMTENIbHO BNafeNbLaMn ONepaLMOHHON HeABWXXMMOCTM (MU npaB apeHabl Ha
Heé). B 4aCTHOCTM, 3TO CEeNbCKOXO3SIMCTBEHHbI GU3HEC Ha 3emne, Aobbl4a None3HbIX
MCKOMAEMbIX M3 Heap U T.A. HackonbKo W3BECTHO aBTOPY, B OTHOLUEHUM Takoro poaa
06bEKTOB OMEPaLUMOHHOM HEABMXUMOCTM HUKAKMX OAHO3HAYHbIX PeKoOMeHaauui B
HacTosiLlee BpeMsl He CywecTByeT. TeM He MeHee, TOH W XapaKkTep creumanbHOM
NUTepaTypbl MO OLEHKE TAKOro poaa 06bEKTOB CBMAETENbCTBYET O TOM, YTO HUKAKOro
creumanbHOro y4éta nnaTthl 3a yrnpaBfieHWe B TakMX Cly4dasx He TpebyeTcsi, YTo He
MCKIOYAET Hannuust B Takoro poaa busHecax n 6uU3HeC — onepauusix COCTaBASIHOLLEN
HenaeHTUMhULMPOBAHHbIX HEMAaTepUanbHbIX akTUBOB.

Takum o06pa3oM, BOMpoc y4éTa nfaaTbl 3a YynpaBAeHWEe MOANEXUT crneumanbHOMY
PacCMOTPEHMIO B NPOLIECCE OLEHKM PbIHOYHOM CTOMMOCTM OMEepPaLMOHHOM HEABUKMMOCTM

11 310T 3Tan TpebyeTcs He BCeraa, HanpuMep, OH He MMEET MecTa Npy OLEHKE CeNbX03yroamii
12 Rushmore S. (2006), Why the “Rushmore Approach” is a Better Method for Valuing the Real Property
Component of a Hotel — umT. cou.
13 Appraisal Institute (2020), The Appraisal of Real Estate. Fifteenth Edition — uuT. cou.
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C YY4ETOM TOro, YTO HE YYET 3TOr0 KOMIMOHEHTA Heu3beXHO NpuBedET K HEKOTOPOMY
3aBbILLEHNIO PbIHOYHON CTOMMOCTW OMepaLMOHHON HeaABMXMMOCTM (CKopee BCero — K
3aBbILLEHNIO PbIHOYHOW CTOMMOCTU 3EMIN).

Yncreie onepayHoHHbIE JOX04bI

Ynctole onepaunoHHble 40X0Abl OT COOTBETCTBYHOLUMX TUMOB aKTUBOB ONpeaensoTcs:

e [PU HAMMYUWN PbIHOYHBIX AAHHBIX - Yepe3 PbIHOYHbIE CTaBKW apeHabl (apeHaHble
nnaTbl) COOTBETCTBYIOWMX TWUMOB aKTMBOB (B 4aCTHOCTM —aKTMBOB [ABWXWMOIO
NMyLLIECTBA);

e NPV HEAOCTYMHOCTM TakKMX PbIHOYHbIX AAHHbIX — Yepe3 ornpeaesnieHne PbIHOYHOM
CTOMMOCTU COOTBETCTBYIOLMX aKTUBOB AOCTYMHbIM ANS NPUMEHEHUS METOAOM U eé
nocneayollee yMHOXEHNEe Ha COOTBETCTBYHOLLYIO CTaBKy KanuTanusauuu.

OTtaenbHoe BHMMaHWe HeobXxoAMMO yaenuTb OLEHKE YMCTOro OnepaumMoHHOro A0X04a OT

HenaeHTUPUUMPOBAHHBIX HEMaTepuasibHbIX akTUBOB.

XoTs 060CHOBaHME CTaBKM KanuWTanM3auuMu TakKMX aKTUMBOB MpeacTaBnseTr cobomn

CNOXHYIO 3aaady, Tpebytollylo UTepaUMOHHbIX npoueayp (CcM., Hanpumep, %), B 3ToM,

KaK NpaBunnio, He A0/MKHO BbITb HEO6XOANMMOCTM, MOCKOSbKY:

e Y «0BbIYHOrO», TUMNNYHOIO M T.N. BU3HECA TaKoro poAa aKTUBOB, Kak MpaBuio, HET,
MOCKOJIbKY B KOHKYPEHTHOW cpefe Ux NoslydeHne odeHb npobnemaTnyHo 1°;

e NPV HaNNYMKN TAKOBbIX aKTUBOB YWCTbIA OMEPALMOHHBIA AOXOA OT HUX MOXET ObiTb
BblA€NIeH «B HaType», HarpuMmep, NyTéM COMOCTaB/IEHNS YUCTOrO OnepaumoOHHOro
[0X04a OT BCeX aKTMBOB paccMaTpmBaeMoro busHeca C YMCTbIMM OMnepalMOHHbIMK
[OXOA4aMM  OT BCeX aKTMBOB  aHaNornuyHblx 6Ou3HecoB, HenocpeaCTBEHHO
KOHKYPUPYIOLWMX C paccMaTpuMBAEMbIM — TpeBbILEHNE YUCTOro OnepaumoHHOro
foXo4a OT BCeX aKTMBOB paccMaTpuBaeMoro 6usHeca (MM WMHOMO MPUEMSIEMOIO
rokasaTtens, HanpuMmep, NpubbIN) MakCMManNbHOMO NoKasaTens y KOHKypeHToB byaeT
ABNATbCA  UYMCTbIM  OMNEepauMOHHbIM  AOXOAOM  OT  HEUAEHTUMOUUMPOBAHHbIX
HeMaTepuanbHbIX aKTUBOB.

CoOoTBETCTBEHHO, BbISIB/IEHNE TaKOro TUMNa akTMBOB M OLIEHKa YMCTOro ornepaumoHHOro

£10X0Aa OT HUX [O/HKHO NPOM3BOAUTBLCA B NEPBYIO ovepeab, Cpasy nocse onpeaeneHuns

4YMCTOro OnepaumoHHOro AoXoAa OT BCEX aKTMBOB bBu3Heca u A0 onpeaeneHust YNCTbIX

OMnepauMOHHbIX AOXOA0B OT BCEX UHbLIX TUMOB aKTUBOB,

1. Npu HanMuYMM OCHOBAHUW YTBEPXAATb O HANMYUM TAaKOro PoAa aKTUBOB

2. Ha OCHOBaHWM COMOCTAaBNEHMS OMEPALMOHHLIX MOKa3aTenen paccMaTpUBaeMoro
busHeca n NAeHTUPUUNPOBAHHBLIX KOHKYPEHTOB.

14 Quilitz W. (2019), The Excess Earnings Capitalization Rate, QuickRead Top Story, Valuation/Appraisal,
11.09.2019, https://quickreadbuzz.com/2019/09/11/business-valuation-wayne-quilitz-method-for-
calculating/

15 Mexay TeM, UMETCA LieNble OTPACc/Y, B YaCTHOCTU — peKnaMHble 61Mnbopabl, B KOTOPbIX KOM0CCabHas
pasHMUA B LEHax Npoaa)k M MOMHbLIMKW 3aTpaTaMu Ha CO3[laHME HOBOro 06bekTa C YYETOM pasyMHOM
npeanpuHMMaTENbCKON NPUOBLINN HUKAK HE MOXET ObiTb 06bSCHEHA HUKAKUMKU MAEHTUDULMPOBAHHBLIMK
HeMaTepuasibHbIMM aKTMBAMMU: ... TOT (PaKT, YTO PeKNaMHbIi WMT C 3aTpaTaMun usrotossieHmst ot 50 000
0 60 000 gonnapos MoxeT ctomTb 0T 500 000 fo 900 000 aonnapoB, ABNSETCS BEPHbLIM MPU3HAKOM TOro,
YTO B BU3HECE HaPY>KHOWM peKaMbl, OCHOBaHHOM Ha NPeAOoCTaBIEHUN YCIYT, 3aAENCTBOBAHO 3HAUUTENTbHO
6onblue 6M3HeC-pecypcoB, YeM B bu3Hece, OCHOBAHHOM Ha HeABMXMMOCTM. HEeBO3MOXXHO MpeacTaBuTb,
yTObbl CTOMMOCTb OTeNs, OoUCHOrO 34aHus MK Xunoro komnnekca B 10 - 15 pa3 npeBbiwana ero
nepsoHavanbHble 3aTpaTtbl» (Stoops D.R. (2003), Billboard valuation: fundamental asset allocation issues,
Appraisal Journal, Apr 1,
https://www.thefreelibrary.com/Billboard+valuation%3a+fundamental+asset+allocation+issues.+(Featur
es).-a0101679241 ).
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PbIHOYHbBIE CTOMMOCTH

Mpn HeobxoAMMOCTU PbIHOYHbIE CTOMMOCTM COOTBETCTBYIOLUMX AKTMBOB OLIEHMBAOTCS
TPaAMLUMOHHBIMM METOAAMM CPABHUTENBHOMO M/UnM 3aTpaTHOro NoaxoaoB. B nocneaHeMm
Clyd4ae Hago Yy4yuTbliBaTb, YTO MOMMMO (U3NYECKOrO W3HOCA, A8 ONpeaeneHus
PbIHOYHOM CTOMMOCTM TPebyeTCs yyecTb YHKLMOHANbHOE N BHELLIHEE 06eCLEHEHME.

CTraBku Kanurasinsaymn

Kak 1M B WHbIX Cnyyasx, npeanovTUTeNbHbIM METOAOM  OrnpefeneHns CTaBoK
KanuTanusauum siBNseTcsl pbiIHOUYHAs 3KCTpakums 16,

TeM He MeHee, OCyLWeCTBUTb PbIHOYHYHO 3KCTPaKUMIO CTABOK KanuTanu3auuu, Kak
€MHbIX 06BEKTOB ONEPALIMOHHON HEABMXXMMOCTU, TaK U OTAENbHbIX TUMOB aKTMBOB Ha
NpaKTMKe BO3MOXHO He Bceraa.

B cBA3M C 3TMM Ha npaktuke Oblav  BbipaboTaHbl HEKOTOpblE MpaKTUYecKme
pekoMeHaaummn, Kotopble 0606ueHbl asTopom B Tabn. 4.

Tabanua 4. lNMpaxkrnyeckmne peKoMeHgaLnH 1o onpeReIeHNIO CTaBoK
Kanuraansaymm

TvNbl aKTMBOB Wcnonb3yeMble CTaBKM KanuTanu3aumm

CTtaBKku Kanntanm3aunmm AOJHKHbl BKIKOYATbL B cebs
KOMIMOHEHTDI BO3BpaTa KanuTtana n AOXOOHOCTU
Me6ernb, npucrnocobnieHnst n 06opyAoBaHne | yanprana 17, 18, yto peanusyetcs npu ucnonb3oBaHUm B

KayecTse CTaBKU KanuTanusaumm MNOTEYHOM
MOCTOSIHHOW MO CCyAde, BblAAHHOM MO PbIHOYHOM ANs
TAKOrO TUMA@ AaKTUBOB CTABKE, Ha CPOK, paBHbIN

ABTO- 1 MHOI TPAHCMOPT OCTaBLUEMYCS CPOKY 3KCT/TyaTauum akTuea 12,

Kak npaBuno 6onblue CTaBKM KanuTanusaumu eauHoro
06beKTa HeABMXXMMOCTU

CraBKkM Kanutanusauum MoryT 6biTb MPUHATDI
pPaBHbIMM CTaBKaM KanuTanusauum Haubonee
EQMHbBIN 06bEKT HeABWMXMMOCTH 6au13Koit No cMbicNy 06bIYHON (HEONepaLMoOHHOM)
Hepsmwknmoctn 20 —  odwmcHol, TOproeoii,
NpoOU3BOACTBEHHO — CK/1aACKOM

MoCKONbKY Takue COOpYXeHWS UMEKT CMbICN TONMbKO B
CoopyxeHus, ABNSOWMECS " He | COBOKYMHOCTM C OCHOBHbIM O6BEKTOM HEABWMXMUMOCTM, UX
ABNSIIOLMECS HEABUXKMMOCTbIO CTaBKW KanuTanM3aumMu NPUHMMAlOTCS PaBHbIMW CTaBKE
KanuTaamsaumm eguHoro 06bekTa HeaBMXKMMOCTM

[ns 613HecoB, OCHOBaHHLIX Ha HEABWXMMOCTW, paBHa
MpeHTMbUUMpoBaHHbIE  HeEMaTepuanbHble | CTaBKe  KanuTanu3auum  COBCTBEHHOro  KanwTasna
aKTUBbI KoMnaHun (busHeca), XoTs TeopeTUyecKn MOXeT ObITb
6onblue Heé.

16 Appraisal Institute (2020), The Appraisal of Real Estate — uuT. cou.

7 Tam e

18 Rushmore S. (2006), Why the “Rushmore Approach” is a Better Method ... - uuT. cou.

19 Detlefsen H. (2016), Valuing a Hotel’s Real and Personal Property Separately. How to Separate Tangible
Personal Property Value from Real Property Value in Hotels, hospitalitynet.org, 08.12.2016,
https://www.hospitalitynet.org/opinion/4079831.html

20 Appraisal Institute (2020), The Appraisal of Real Estate — uut. cou.
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Hanbonbluyto HeonpeaenéHHOCTb MMEeeT NPOLecC onpeaeneHns CTaBoK Kanutanusaumm
NAEHTUPUUMPOBAHHBIX HEMAaTepuasbHbIX akTUBOB.

Kak yTtBepxaatoT patT, Perinn mn LLUBalC NpUMEHWUTENBHO K M36bITOYHOMY AOXOAY
KOMMaHWM, HE OTHOCALWEMYCA K AOXOAY OT MaTepuaiibHbiX aKTMBOB KOMMaHuUW, T.e.
AIOXOAY OT HeMaTepuasnbHbIX aKTUBOB KOMMaHUK

CPefHEB3BELLIEHHBIE — CTaBKW  Kanutasu3aumi  MarepuasibHbiX aKTUBOB MU
U3ObITOYHOIO 10X0Aa (B3BELLIEHHBIE 110 CTOMMOCTH, TPUITUCHIBAEMON KAXLIOMY U3
ZIBYX KOMITOHEHTOB) JO/IKHbBI 6bITb TAKUMU XKE, KaK 06LLaA CTaBKa Karntasm3aumm
KoMriaHmm 2,

3TO NpeACTaBnSIeTCS A0CTAaTOYHO OYEBUAHBLIM. A BOT ELLE OIHO UX YTBEPXKAEHNE O TOM,
yTo

... CTABKa Karnutaan3alymu, rpuMeHNMasi K U30bITOYHbLIM OXOAAM, OObIYHO JOIIKHA
ObITh BbILLIE, YeM 0bLyas Tpebyemasi CTaBka [/19 COOCTBEHHOIro Kanutasa (CTaBka
Karuraan3alymm) KOMIaHu.

TaKOBbIM He ABNAETCA. B UaCTHOCTM, Kak nokasbiBaeT YanH KBunuu B CBOEM aHanuse 2,

e 3TO CrpaBeAsIMBO TONbKO ANS Cnyyasl, Korga CTOMMOCTb HEMaTepuasibHbIX aKTMBOB
KOMMaHUM CylwectBeHHo — B 1,3 pa3a u 6onee — 6onblie CTOMMOCTM BCEX
MaTepuanbHbIX aKTUBOB KOMMaHWW, YTO, O4EBMAHO, XapakTepHo ans IT — koMnaHui,
HO HEe WMEeeT MecCTa ANns KOMMaHuh (6U3HEeCcoB), CBSI3aHHbIX C OMepaLMOHHOW
HeABMXXUMOCTbIO;

e B C/lyyasix, KOraa OCHOBHYO, 60NnbLUy0 AONK CTOMMOCTU BCEX aKTMBOB KOMMaHWUU
COCTaBNSAOT MaTepuanbHble aKTUBbl, @ OTHOCUTENbHAs AONS HeMaTepuasnbHbIX
akTMBOB HeBenuka — 0,50 M MeHee — MX CTaBKa KanuTanM3auun NPUMEPHO paBHa
CTaBKE KanuTanm3aumm KOMMaHUM — CTaBKE AOXOAHOCTU COBCTBEHHOro KanuTtana
KOMMaHuu;

e B OCTa/lbHbIX C/lyyasx CTaBkKa KanuTanu3aumm HeMaTepuanbHbIX akTUBOB KOMMaHuu
Bbllle CTaBKN KanuTanmsauum koMnaHum Ha 10 - 20%

PacnpeaeneHne CTOMMOCTU HEABM)XXMMOCTHU Ha 3aaHue(s) 1 3eM/1o

MocneaHun 3Tan OLEHKU OBbEKTOB OMEPaLMOHHON HEABMXMMOCTWU, HE MOKa3aHHbIN B
Tabnmuax Bblle, 3aKIOYAETCS Ha pacnpeaeneHne CTOMMOCTM eauMHOro obbekTa
HEeABMXXMMOCTN Ha KOMMOHEHTbI 3eMX U 3aaHna(ui).

[ns 3TOoro HeobxoAMMO CHauyana OnpeaenuTb PbIHOYHYKD CTOMMOCTb 3eMNM, Kak
BaKaHTHOM (He 3aCTPOEHHOM), @ NOTOM BbIYECTb €€ U3 CTOMMOCTU eANHOMO 06BEKTA, YTO
AACT PbIHOYHYHO CTOMMOCTb 3AaHUA(UN).

AnbTepHaTUBHbIN BO3MOXHbIM BapuaHT, NpeaycMaTpuBaloWwmin onpeaeneHne pbiHOYHOM
CTOMMOCTM 3AaHuA(MIA) 3aTpaTHbIM MOAXOAOM, He ABASIETCS MPaBW/IbHbIM, MOCKOMbKY
AaXKe Ansl HOBbIX M OTHOCUTENIbHO HOBbLIX 34aHWIN, HE MMEeLWMX HU3NYECKOro M3HOCa U
(PYHKUMOHANBHOMO  YCTApeBaHUSi, KOMMOHEHT BHELUHEro YCTapeBaHUs ABNSIETCS

21 Pratt S.P, Reilly R.F, Schweihs R.P (1998), Valuing Small Businesses and Professional Practices, 3-rd
Edition, McGraw-Hill

22 Quilitz W. (2019), The Excess Earnings Capitalization Rate, QuickRead Top Story, Valuation/Appraisal,
11.09.2019, https://quickreadbuzz.com/2019/09/11/business-valuation-wayne-quilitz-method-for-
calculating/
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TPYyAHOONPEeAeNMMbIM, YTO HE MO3BOMSIET PacCUMTbiBaTb Ha MOSlyYEHME AOCTOBEPHOMO
pe3ynbTaTa.
HenpremnembiM siBNsieTca pacnpeaeneHne pbiHOYHOM CTOMMOCTM E€AMHOr0 Ob6bekTa
HEeABMXXMMOCTN Ha OCHOBAHWM HEKMX «TUMUYHBIX», «PbIHOYHbLIX» W Np. AOSEN 3eMNN B
CTOMMOCTM eAMHOro 06bekTa, NybamMKyeMble B T.H. «CNPaBOYHUKAX 3KCNEPTHbIX AaHHbIX
M KOPPEKTUPOBOK», MOCKOMbKY 3TW 3HAYeHMs TOSIbKO Cly4YaHbiM 06pa3oM MoryT
oTpaxkaTb AENCTBUTENbHOCTD.
OnpepeneHne  pblHOYHOM  CTOMMOCTM  3€MESTIbHOM  KOMMOHEHTbl  MOXET  ObITb
OCYLLECTB/IEHO C MOMOLLbIO
1. MeTodoB CpaBHWUTENILHOMO NOAXOAAa, YTO NPeanoYTUTENIbHO, HO OTHI0Ab He Bcerga
peanunsyeMo Ha NPaKTUKe Mo NpUYMHE OTCYTCTBUS PbIHOYHOM LLIEHOBOMW MH(OpMaLnm;
2. MeToja oCTaTKa ANns 3eMnu.
B nocnegHem cnyyae Hago MCXOAMTb MX TOrO, YTO PbIHOYHAS CTOMMOCTb 3eMESIbHOro
yyaCTKa KaK BaKaHTHOrO OMnpefensieTcs, Ucxoas U3 CTPOMTeNbCTBa Ha HEM HOBOMO
naeanbHOro 34aHWUS, HE UMEIOLLEr0 M3HOCA, YCTapeBaHUsl U 06ecLEeHeHus.
[ns onpefeneHusi pbIHOYHOM CTOMMOCTM TaKoro 34aHus HeobxoauMMo onpeaenuTb
3aTpaThbl 3aMeLleHns (BOCNPOM3BOACTBA) Takoro 34aHUSt U YBEMUNUTL UX Ha BEINYUHY
npeanpuHUMAaTENbCKOro CTUMyna (B COOTBETCTBUM C 23).
3aTeM Hado onpeaenvTb PbiIHOYHYK CTOMMOCTb MAeanbHO (YHKLUMOHUPYIOLLErO B TaKOM
30aHNM eaAMHOro 06beKTa HEABMXKMMOCTM, YTO peann3yeTcsl MO CXeEMEe, NPeACTaBIEHHOW
BbllLE, HO C YY4ETOM TOrO, YTO BbipydKa W 3aTpaTbl OT ONEPALMOHHON AESTENbHOCTH, a
TakXKe BCe aKTMBbl BM3HECa C MX YNCTbIMM OMEPALMOHHBIMU AOX0AAMM, COOTBETCTBYIOT
yHKUMOHMpPOBaHUIO 6u3Heca co 100%-Hon (MM HOMUHANBHOW) 3arpy3Kon B TeYeHue
BCEro roga.
PasHMua Mexay  MOMYYEHHOM  PbIHOYHOM  CTOMMOCTbIO — Takoro  MAeanbHO
(PYHKUMOHMPYIOWEro €AMHOro 06beKkTa HEeABMXXMMOCTbIO M PbIHOYHOM CTOMMOCTbIO
naeanbHOro 34aHNSt AACT PbIHOYHYHO CTOMMOCTb 3€MEJTbHOIO Y4YacTKa, Kak BaKaHTHOrO.
A pasHuMua Mexay PbIHOYHOW CTOMMOCTbIO peasnibHOr0 (PYHKLMOHMPYIOWEro eAuHOro
06beKTa HEABMXKMMOCTBIO M PbIHOYHOM CTOMMOCTBIO 3€MENIbHOMO Y4yacTKa, Kak
BAKAHTHOro, AacT PbIHOYHYKD CTOMMOCTb PeasibHOro 3AaHusi C y4é€ToM Bcex (hopM
obecueHeHuns (hn3nyeckoro, PyHKUMOHANIbHOIO N BHELLHErO).
MpUMep OUEHKM HEABMXMMOCTM MapK — OTenss C WCMNONb30BAaHWMEM  OMMCAHHOM
METOA0MI0MM NpUBEaEH B 24,

3akroueHue

Mcxoas u3 Toro, UYTO Ha MPaKTUKE OLIEHKM OObEKTOB OMepaLMOHHON HEABUXMMOCTU
HabntogaeTcs oTCcyTCTBME eauMHoobpasust B pacrnpedeneHum CTOMMOCTU COBOKYMHbIX
aKTUBOB 6u3Heca, (PyHKLUMOHMPYIOLLErO B/HA TaKoW HEABMXMMOCTU MO MaTepuasibHOM
(ABMXXMMOWM N HEABMXKMMCM) M HEMATEPUAsbHbIM COCTAaB/ISIOLWIMM, HACTOALWAs CTaTbs
cucTeMaTuaupyeT 1 ynopsiAounMBaeT MeTOAO0SIOrMYECKNe npeactasneHmns n TpebosaHms K
OLIEHKe TaKoro poaa o6beKkToB.

23 Cnyukmin A.A. (2023), Mpubbinb npeanpuHUMaTEns M MNpeanpuHUMATENbCKUA CTUMYN, Teopwus,

MeTogonorms M npaktmka oueHkn, 05.07.2023, http://tmpo.su/sluckij-a-a-pribyl-predprinimatelya-i-

predprinimatelskij-stimul/

24 Cnyukmit A.A. (2023), MeToa ocTaTKa npw OLEHKE 06BEKTOB OMNepaLMOHHON HEABXMMOCTY (Ha NpuMepe

OLIEHKM napk — otens), Teopusi, METOAONOMMA U NpakTka oueHkn, 18.09.2023, http://tmpo.su/sluckij-a-

a-metod-ostatka-pri-ocenke-obektov-operacionnoj-nedvizhimosti-na-primere-ocenki-park-otelya/
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Kpome Toro, CTaTbsl COAEPXXUT HEKOTOPbIE KOHKPETHbLIE PEKOMEHAALIMM MO ONpeaeneHnto
OTAENbHbIX NapaMeTPOB OLIEHKM.

TeM He MeHee, HEO6XOAMMO UCXOAWUTb M3 TOFO, YTO W3MOXKEHHAs KOHLEMUMS OLEHKM
PbIHOYHOM CTOMMOCTM OOBLEKTOB OMEPALMOHHON HEABWXXMMOCTM B MPeanochlike
NPOAO/MKEHNS AesiTenbHOCTM (@ He B Npeanocblike  NMKBMAAUMKM)  SIBNISIETCS
BbIHY>XAEHHbIM METOAO/IOMMYECKMM MOAXOAOM. IDTO O3HA4aeT, YTO, €Cn MMEETCS
peanbHasi BO3MOXHOCTb OLIEHKM PbIHOYHOM CTOMMOCTM OOBLEKTOB OMnepaLnoHHON
HEABMXXMMOCTU B TPaAMLIMOHHON Npeanocklike NMkeuaaummn (npoaaxu), Takas oLeHKa
AO/MKHa ObITb B 6€3YCNI0BHOM NpuopuTeTe. B 3TOM Criyyae oueHKa pbiIHOYHON CTOMMOCTH
06bEKTOB OMEPALMOHHON HEABMXKMMOCTW B MPeAnoCbifIKe NPOAO/IHKEHUST AeSTENbHOCTM
HEe SBNSETCS HeobXoAMMOM W MOXET BbIMOMHATbL TOMbKO — BCMOMOraTesibHyto,
NOATBEPXKAAMOLLYIO DYHKLMIO.

OpaHako, B TeX Ciy4Yasx, Koraa oueHKa pbIHOYHOM CTOMMOCTU O6BHEKTOB OMnepaLMOHHON
HEABMXXMMOCTU B MPeAnocbifike NIMKBMAAUMM HEBO3MOXHA, TO OLIEHKE PbIHOYHOM
CTOMMOCTM OOBLEKTOB OMEPALMOHHOW HEABMXXMMOCTM B MPEANOCHIIKE MPOAOHKEHUS
AEeATENbHOCTM HE UMEET anbTepHATUBbLI U SABNSIETCS HAUTYULIMM BbIXOAOM.
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