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AHHOTauus

OnucaHbl ocobeHHOCTH NPUMEHEHNA METOAA KannTain3auunu 3eMesIbHON pPEeHTbl And
OUEHKN pPa3HbIX MpaB Ha 3€MEJIbHbIE YYaCTKWU, 3aK/todalolwnecda B UCMNO/b30BaHNN B
OuUEHKE COOTBETCTBYIOLWMX BEMNUYUH YACTbIX OnepaumuoHHbIX 40X040B (3€M€ﬂbHOﬁ peHTbI)
N COOTBETCTBYIOLLUMX 3TUM AO0XOAAM CTaBOK KannuTtain3auun.

Annotation

The article describes the specifics of applying the land rent capitalization method to assess
various rights to land plots, which involves using the corresponding amounts of net
operating income (land rent) and the capitalization rates corresponding to these incomes
in the appraisal.

KnroueBbie c/10Ba. MeTOA KanuTanv3auuu 3eMeNIbHOW PEHTbl; MOMHoe (HUYEM He
0bpeMeHEHHOE N HE OrpaHMYEHHOE, KpOMEe HOPM 3aKOHa) NpaBo COBCTBEHHOCTU; NpPaBo
CcobCTBEHHOCTN apeHAaoAaTens; npaBO apeHAdbl; MpaBO MNOCTOSIHHOro (6eccpoyYHOro)
NOSIb30BaHUS1 3eMENbHLIM Y4YaCTKOM; npaBo 6e3B03Me34HOro Mosib30BaHMS 3€MENIbHbIM
YUYaCTKOM; NpaBo cybapeH/bl, KOTOPOE HE MOXET MMETb PbIHOYHOW CTOMMOCTU, OJIHAKO
MOXET MMETb HEPbLIHOYHYIO CTOMMOCTb, KOTOpasi B pa3HbiX OBCTOSATENbCTBAX MOXET
MMETb pa3Hble MPUMEHEHUS; MNpPaBO apeHaodaTeNnss Ha nosydyeHne u3bbITOYHOrO,
MPEBbLILLIAIOLLEr0 PbIHOYHbIM YPOBEHb, OX0AA OT apeH/bl.

BBeaeHue

Kak npaBuno, B oueHke peyb Beaétcs 06 oueHke npasa (YacTHoM) cobcTBeHHOCTU. Ho
AaXKe 3TO NpaBO MOXET MMETb ABa BuAa (YTO KaK MpaBwio, UTHOPUPYETCS B MPaKTUKE
POCCUMCKON OLIEHKM), CYLLECTBYET €lé Lenbli psia MnpaB, OLEHKA KOTOPbIX MOXET
notpeboBaTbCS.

B yacTtHOCTH, HEObXOAMMOCTb OLIEHKM LIeNoro psiaa npas yctaHoBneHa B CrtaTbe 56.8.
«OcobeHHOCTM onpeaeneHns pa3Mepa BO3MELLEHMS B CBA3M C U3bSTUEM 3eMeSbHbIX
YYacCTKOB NSl rOCyAapCTBEHHbIX UM MyHUUMMNANBHBIX HYXA» 3emMenbHoro Kogekca PO
(nanee — C1. 56.8 3K P®). OTMeTUM, 4TO owmnbKa B onpeaenieHnn OLeHNBaeMoro npasa
BeAET K HEOTHOCMMOCTM OTYETa 00 OueHKe WM 3akiouveHus akcneprta. [losTomy
naeHTUbUKaUMsa OLEHMBAEMOrO MpaBa MMEET B OLEHKE He MeHbllee 3HAYeHue, YeMm
naeHTUduKaumsa dunsmyeckoro obbekTa OLEeHKMN.

[anee Ha npuMepe 3eMeNbHbIX YHacTKOB M XOPOLLO M3BECTHOrO MeToda Kanutanu3auum
3eMeNIbHOM PeHTbl PacCMaTPMBAOTC OCOBEHHOCTM OUEHKN PbIHOYHOM CTOMMOCTM
cneayowmx npas, NpeaycMaTpusatome BrageHe unm coBnageHue:
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1. nonHoe (HM4yeM He 0bpeMeHEHHOE N He OrpaHMYEHHOE, KpOMe HOPM 3aKOHA) MpaBo
cobCTBEHHOCTY;

2. NpaBO COOBCTBEHHOCTM apeHgodaTens — npaBO COBCTBEHHOCTM Ha 06bekT
HEeABMXXUMOCTW, CAaHHbIM B apeHay (0bpeMeHEHHOe apeHaon);

3. npaBso apeHAbl (NpaBo, NpUHaAnexallee apeHaaTopy);

4. nNnpaBO MOCTOSiHHOrO  (6eccpoYHOro)  MOSb30BaHUS  3€MENIbHbIM  YYACTKOM,
NpeaoCTaB/IEHHOMO OPUANYECKOMY NNLLY;

5. NpaBO MNOCTOSiIHHOrO  (6eccpoyHOro)  MOMb30BaHUS  3eMefibHbIM  YYaCTKOM,
NpeaoCTaB/IEHHOMO rPaXKAaHWUHY;

6. npaeo 6e3B03Me34HOr0 NosIb30BaHNS 3eMesTbHbIM YYaCTKOM.

[ONONMHUTENBHO HYXXHO BbIAENNTb W PacCMOTPETb OUEHKY [ABYX HE PbIHOYHbIX

CTOMMOCTEWN ABYX crieumdnyeckmx npas

1. npaBo cybapeHapbl, KOTOPOE He MOXET MMETb PbIHOYHOW CTOMMOCTM, OAHAKO MOXET
MMEeTb HEPbIHOYHYIO CTOMMOCTb, KOTOPasi B pasHbIX 0BCTOATENbCTBAX MOXET UMETb
pasHble NPUMEHEHNS;

2. nNpaBO apeHaodaTenss Ha nonyvyeHve M36bITOYHOrO, MPEBLILIAOWErO PbIHOYHbBIN
YpPOBEHb, A0X0A4 OT apeHAbl, KOTOPOe TaKXe He MMEET PbIHOYHOM CTOMMOCTM, HO
KOTOPOE WMEET HEPbIHOYHYKD CTOMMOCTb, KOTOpasi, HanpuMmep, MNpu U3bATUM
3eMeNbHOro yyactka, 6yaet npeactaBnsitb CO60M BENNYMHY YYLLEHHON BbIroAbl.

[lanee paccMOTpUM OCOBEHHOCTM MPUMEHEHMSI MeToda KanuTanm3auum 3eMesibHOW

PEHTbl K OLIEHKE BCEX YKa3aHHbIX MpaB. XOTS ANSl UX OUEHKM B pa3HOM CTEMNeHu

MPUMEHMMbI N MWHble METOAbl OLEHKW, MOoXanyW, TONbKO MEeTo4 KanuTanmsaumu

3eMeNbHON PeHTbl YETKO AEMOHCTPUPYET CYLLECTBEHHYIO pa3HULY B XapakTepe pasHbIX

npas..

MeToa KanuTanM3aLum 3eMeJibHOMN PE€HTbI
B Tabnuue npuBeaeHo onncaHne MeEToa Kanmtaan3auumm 3eMesIbHON pEHTHLI B TOM BUAE,

B KOTOPOM OH ONnucCaH B nocieaHeM U3aaHnn aMepMKaHCKOﬁ «OueHKe HeaBMXUMOCTU»
1

Tabsmmya. OnncaHmne MeToga KarnnTain3aynmn 3eMeJTbHOH PEHTbI

K rogoBon apeHAHONM nnaTe 3a 3eMio 06bekTa HEeABMXKMMOCTU MPUMEHSIETCS
pblHOYHAs CTaBKa KanuTaau3saumm

DTOT MeToA noneseH, KOrAa apeHAHble CTaBKM M CTaBKM  KanuTanusauuu
COMOCTaBUMbIX O6beKTOB MOryT OblTb MOJSyYeHbl Ha OCHOBE aHanu3a Mpojax
apEeHAOBAHHON 3eMAM WM npoaaX HeobpaboTaHHON 3eMnu, AN KOTOpbIX
pblIHOYHAs apeHaHas niata MoXeT bbiTb AOCTOBEPHO onpeaeneHa.

MoxeT noTpeboBaTbCs KOPPEKTUPOBKA MOSTyYEHHOM CTOMMOCTM Ha TWUM NpaBa
COBCTBEHHOCTW.

Mpouenypa

NMpumeHeHune

OrpaHunyeHus

MeToa KanuTanu3auun 3eMeflbHOM PEeHTbl SBNSIETCA MPUMEHEHMEM MeToAa MpsMON
KanuTanm3auun K oLeHKe 3eMesbHbIX Y4YaCTKOB.

B ToM xe «OueHke HeABMXMMOCTU» AAETCS Cneaylollee onpeaeneHne Metosa npsiMon
KanuTanus3auuu:

' Appraisal Institute (2020), The Appraisal of Real Estate, Fifteenth Edition, The Appraisal Institute, Chicago,
IL
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[psimas Kanutaamn3aums - 3T0 METOZ, UCIIO0b3YEMbIV B [JOXOAHOM I104XOAE A/1F
rPeo6bpaz0BaHUS OXXUAAEMOro A0X04a 3a OAWH ro4 B BEIMYNHY CTOMMOCTU. ITO
rIPeo6pPa30BaHNE BbIMOIHAETCS 33 O4MH Lar, JIMOO [YyTEM [E/IEHUS OLIEHKU
YNCTOrO OMEPALNOHHOIO JOX043 Ha COOTBETCTBYIOLLYIO CTaBKy AOXOAHOCTH, /OO
[YTEM YMHOXEHMS OLIEHKU [0X043 Ha COOTBETCTBYIOLMI (aKTop.

PacuétHasi dopMyna MeToga MpsIMOM KanuTanusauumu, npsMo credyoowas w3
onpeaeneHuns, Xopowo U3BeCTHa:

PC=— (1)

roe
YO[ — YMCTbI onepaumMoHHbIM A0X04 OAHOMOo roaa (Kak npaBuIo HAYMHAKOLWWErocs B AaTy
OLIEHKM), COOTBETCTBYIOLLIMIA OLIEHNBAEMOMY MpPaBY;

CK — pblHOYHas CTaBKa KanuTanu3aumun, COOTBETCTBYIOLLAs OLIEHUBAEMOMY MpaBy.

[Ans oueHkn BaXkHO, 4TO dopMmyna (1) NO3BONSIET OCYLLECTBASATb OLEHKY He TOSIbKO Ha
OCHOBaHMM 6eCcKoOHeYHOoro NocTosiHHoro YO/, HO 1 Ha OCHOBaHWW KOHEYHOIO BO BPEMEHW
YO/, a takxke Bo3pacTtatowero YO/ (npy yCnoBun, YTO OH U3MEHSIETCA TaKXe, Kak U
PC).

MeTogonornyeckas TOHKOCTb OLEHKW pa3HbIX NPaB Ha 3eMesibHble YHaCTKMN 3aKI04aeTcs
B TOM, YTO B OLIEHKE pa3HbIX NpaB UCMNosb3yroTca pasHble YO/ u pasHble CK, koTopble,
KaK yKa3aHO Bbllle, AO/MKHbI COOTBETCTBOBATb OLIEHMBAEMOMY MpaBy Ha 3€MEsIbHbIN
y4acToK.

1. NpaBo cob6cTBEHHOCTN apeHaoAaTens

HecMoTps Ha TO, 4TO B BONBLUMHCTBE CydaeB OLEHKN (MNOTeKa, N3bSATUS, OCMapuBaHWeE
KagacTpoBOM CTOMMOCTM) TpebyeTcs oueHka MMEHHO MOSIHOrO MpaBa COO6CTBEHHOCTH,
PacCMOTPEHME OLEHKM PbIHOYHOM CTOMMOCTM pasHbIX MpaB Ha 3€MEsbHbIN Y4acTOK
yAOOHO HayaTb C OLIEHKWN PbIHOYHOM CTOMMOCTM NpaBa CO6CTBEHHOCTM apeHAoAaTens.
MNpaBo cobCTBEHHOCTU apeHAoAaTesNs COOTBETCTBYET 3eMeflbHOMY Y4YacTKy, CAaHHOMY B
apeHay.

MNoatomy, B KadectBe YO/ MCrnonb3yeTcs pbIHOYHASA CTaBKa apeHAbl apeHAOBaHHbLIX
3eMeribHbIX y4acTkoB - PAIT.

CraBka kanutanusauuu npaea cobcTBeHHOCTM apeHaofaTens — CKnca - onpegensieTcs
METOAOM PbIHOYHOM 3KCTPaKUMK, KaK

PAIlHB 1 PAIIi
CKnca = — uiu CKnca = — (2)
[[a3y. HB n

rae

PAIMHB — Hanbonee BepOSITHOE 3HAUYEHNE PbIHOYHON apeHAHOM NaThbl 338 06EKT OLIEHKN;
Llasy.HB — Hanbonee BepoATHOE 3HaYeHWe LieHbl apeHA0BAHHbIX 3eMeSIbHbIX YYacTKOB;
@Al — pakTnyeckas apeHaHas nnaTa i — Toro NpoAaHHOro apeHA0BaHHOMo 3eMefIbHOMo
y4yacTKa;

Lla3yi — ueHa i — Toro npoAaHHOro apeHa0BaHHOro 3eMesibHOro y4acTKa;
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N — KOAMYECTBO MNPOAAHHbLIX ApPeHAOBAHHbLIX 3eMesibHblIX Y4YacTKOB B Bblbopke
(apudmMeTnyeckoe ycpeaHeHME 34eCb YC/IOBHO MOKa3blBaeT Havbosiee BepOSATHbIN
XapaKTep pe3synbTaTa, KOTOPbIA MOXET OblTb NMOMyYEH MHLIM 06pa3oM).

HeobxoaMMo OTMETUTb, UYTO [AaHHble O CTaBKax Kanutanus3auuu, npuBOAUMbIE
KOHCYNbTaHTaMW pbliHKa HEABMXXMMOCTM, COOTBETCTBYIOT MOJTHOCTbIO 3aHSATbIM 06bEKTaM
HeABMXXUMOCTH, T.€. MPEACTaBNSAIOT CO6OM CTaBKU KanuTansaumm npasa Co6CTBEHHOCTU
apeHaoaaTens.

Kpome TOro, Hago OTMETUTb, YTO pPbIHOYHAsi CTOMMOCTb MpaBa COHCTBEHHOCTU
apeHaoaaTtenst 6yaer nonyyeHa BCeraa, ecnv B OLEHKE MCMOoNb3yeTcs (akTuyeckas
apeHaHas nnaTta 3a 06beKT oueHkM 6e3 e€ MpoBEpKM Ha COOTBETCTBME PbIHOYHOMY
NHTEpBany.

2. NMonHoe, HMuYeM He obpeMeHéHHOe (BK/IlOYMAss apeHAy) npaBo
CO6CTBEHHOCTH

B naHHOM cnydae B kadectBe YO/ ncnonb3yeTca pbiHOYHAsA apeHaHasa nnata - PAll, a
CTaBka KanuTanu3aumm MonHoro npaea cobcrtBeHHocTM — CKOnc - onpegensieTcs
METOAOM PbIHOYHOM 3KCTPAKUMMN KaK

CK _ PAIlHB 3
e = liB3y. B’ ®)

rae
LIB3y.HB — Hanbonee BEPOATHOE 3Ha4YEHNE LEHbI BAKaHTHbIX 3€MEJIbHbIX Y4aCTKOB

Taknm obpaszoM, pasHuua B onpeaeneHmm CKnca n CKnnc 3aknioyaeTcss B TOM, LiEHbI
KaKWX — apeHAOBaHHbIX WM BaKaHTHbIX — 3eMeSibHbIX YYaCTKOB WCMOJSb30BaHbl Mpu
3KCTpaKumm. Mpu 3ToM, KakK yKa3aHO B 2, MOXXHO O6OCHOBaHHO 0XWAaTb, YTO LIEHbI Ha
apeHA0BaHHbIe 3eMefbHbIe YYacTku (MK UX PbIHOYHbIE CTOMMOCTK) ByAyT Bbille LeH Ha
BaKaHTHblE 3eMebHble YYacTKM (MM UX PbIHOYHBIX CTOMMOCTEN).

Mpn HEBO3MOXKHOCTW MPUMEHEHMSI PbIHOYHOM 3KCTpakumMmn CKnnc MoxeT 6biTb Nony4YeHa
n3 CKnca c y4étom nepuoaa BpemeHn, TpebyeMoro Ans caayn 3eMesibHoro yyactka B
apeHgy - T.

®opmyna gna CKnnc nonyyaeTcs crnegyrowmm obpasom.

MocKoNbKy 3eMesibHbIM Yy4acTOK CAAETCS B apeHAy LennKoM (a He No YacTaMm), pbiIHOYHAS
CTOMMOCTb MOJSIHOrO NpaBa COBCTBEHHOCTUM oOnpeaensieTc He HenocpeAaCTBEHHO MO
dopMyne npsSMON KanuTanu3auMu, a Kak CTOMMOCTb PEBEPCUM B KOHLE Mepuoaa,
TpebyeMoro Ansi caaun B apeHAy 3eMeNbHOro yyactka no apeHaHoin nnaTte PAIMHB,
KOTOpas, KaK WU pblIHOYHAss CTOMMOCTb, MPEANONOXUTENIbHO HE U3MEHSETCS B TeyeHue
nepuwoga T:

PAIluB
CKica _ PAITuB

(1+ CKnca)T =~ CKncax (1 + CKnca)T’

PCrmc =

(4)

N3 bopmynbl (4) cnepyeT, uTo

2TaM xe
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CKnnc = CKncax (1 + CKnca)T, (5)

Takum 06pa3omM, ncnosnb3oBaHne gopmynbl (5) NpMBOANT K OLIEHKE PbIHOYHOM CTOMMOCTY
«3a OAMH Lar», HECMOTPS Ha HanuuMe nepuoaa CAAYM 3eMeNbHOro y4yacTka B apeHay
nocne Aatbl OLEHKN.

Mockonbky (1 + CKrlca)T > 1, To CKnnc > CKnca.

3ra craBka kanmramzaym (CKrnc — aBT.) 110 CBOEV CyTH OTPaXxaer Bpems,
3aTPatsl, PUCK U MPEANPUHUMATEILCKUE CTUMYJTbl, CBA3GHHBIE C IPUOBPETEHNEM
HEYCITO/Ib3YEMOro 3eME/IbHOIMO Y4ACTKA U CAAYEN €ro B apensy. 3

B pe3ynbTate, npn oaHou u Tou xe PAlMHB PCnca > PCnnc, 4To 06bl4HO MrHOPUPYETCS
B NMPaKTMKE POCCUMNCKON OLIEHKM.

3. MNMpaBo apeHabl (NpaBo apeHaaTopa)

B pnaHHOM cnydae B kadectBe YO/ ncnonb3yetcs, He PAlN, Kak 3TO 4acTo npuxoamnTcs
BUAETb, a JAeduuuT apeHaHon nnatel — [JAIll, KOTopbin npeacTaBnsieT coboi
MONOXUTENbHYIO pasHuuy Mexay PAMN n dakTtuyeckoM apeHAHOM nnaTor 3a 06bekT
oueHkun. MNpu AN = 0 npaBo apeHAaTopa UMEET HYNIEBYIO PbIHOYHYIO CTOMMOCTb, @ Npu
JAM < 0, cToMMOCTb NMpaBa apeHabl OoTpuuaTenbHa, @ apeHAa AQET OoTpuuaTENbHbIN
BKNaz B CTOMMOCTb bm3Heca apeHaaTopa.

CraBka KanuTanuM3aumm npasa apeHabl — CKna — y4YnTbiBaeT KOHEYHOCTb Cpoka t, B
TeyeHne kotoporo cywecrsyeT [AIl. lNpeanonaraeTcs, 4To B KOHUE cpoka t apeHAHas
nnata 6yaeTr nepecMOTpeHa M CTaHeT paBHoM PAIl, KOTopasi 3a 3TOT Nepuoa He
N3MEHUTCS.

dopMyna Ang pacyéta CTaBKW KanuTanusauuu rnpas apeHabl onpeaensercsd, NcxXoas 13
COOTHOLUEHNSI TeKylled CTOMMOCTM aHHyUTeTa 3a CpPoK t M Tekyllem CToMMocTu
H6ecKoHEeYHOro aHHyuTeTa no cneaytwllei dopmyne (cM., Hanp., 4):

CKmca CKrca

1—(1+CKnca)™® | _ 1 '
(1 + CKmca)t

CKna =

(6)

OTMETUM, 4YTO HUKAKUX YKasaHMM Ha TO, 4YTO B pacyéTHoM opMyne [OMKHa
ncnonb3oBatbcsl MMeHHo CKnica, a He CKnnc, aBTOpy HanTu He ypanocb. OAHako,
nornyeckasl CBs3b Mexzay npaBoM apeHaoaaTens U npasoM CO6CTBEHHOCTU apeHaaTopa,
KOTOpOE NpaBo apeHaaTopa 0bpeMeHsieT PUHAHCOBO, NPEACTABNSETCS OYEBUAHOW. B TO
)Xe CcaMoe BpeMsa B OTHOWEHWW CBA3M [MpaBa apeHaaTtopa W MOJSIHOro npasa
COBCTBEHHOCTM TaKoro yTeepXxaaTb Hesnb3s.

ConoctasneHnue gopmyn (2), (5) u (6) ana CTaBoK KanuTanm3aumm TpEX yKasaHHbIX NpaB
NMoKasbIBaeT UX creaytoLiee COOTHOLEHME:

CraBka < CraBka < CraBka
KanuraamnzaLmm Kanuraamzaymm KanuraamzaLmm

(7)

% Appraisal Institute (2020), The Appraisal of Real Estate, Fifteenth Edition, The Appraisal Institute, Chicago,
IL
4 Lindsey T.J. (2008), An Introduction to the Valuation of Aircraft Hangars—Part 2, The Appraisal Journal,
Spring
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ripasa [10/IHOro ripasa ripaBa apeHgbl

CO6CTBEHHOCTU CO6CTBEHHOCTU (apeHgaropa)
apergosaresis
CKrica CKriric CKna

B uyacTtHocTM, Takoe cooTHoweHue npueoauT bBappetrt A. Cnerag B MOHOrpadum,
nsnaHHol The Appraisal Institute °. Kak ykasbiBaeT Cneiig, aHanorMyHoe COOTHOLLEHNE
CrpaBeniMBo M NS CTaBOK ANCKOHTUPOBAHMS.

AHanorMyHoe COOTHOLWEeHME creayeT M3 AaHHbIX, NpuBeAéHHbIX B CnpasoyHuke The
Appraisal Institute no craBkam, ucnonb3yembiM B MoaxoAe KanuTanusauum [oxoaa
(noxozmHoM noaxoze) .

OueBuaHO, 4TO 3TO CrpaBeanvMBo MNpU TOM pas3yMHO BEPOSATHOM AOMYLWEHWU, 4TO
CTOMMOCTb BCeX TpEX MnpaB BO3pacTaeT BO BPEMEHW C OAWHAKOBbLIM TeMroMm (MHoe
060CHOBaTb CMNOXHO). MPUHATO FOBOPWUTbL, YTO TakoOe COOTHOLLUEHME OTPAXKAET Pa3HbIN
PUCK MHBECTUPOBAHWS B pa3Hble Nnpasa.

CooTHoweHue (7) npsaMo onpoBepraeT pacnpocTpaHEHHOe 3abnyxxaeHne o TOM, YTo ecnu
(hakTnyeckas apeHgHas nnaTta 3a 06bekT oueHkn paBHa PAIl (pblHOYHas CTOMMOCTb
npaBa apeHabl paBHa HOMK), TO PblHOYHAsA CTOMMOCTb MpaBa COOCTBEHHOCTU
apeHaoaaTenst paBHa PbIHOYHOM CTOMMOCTWM MOJSIHOrO npaBa COBCTBEHHOCTM (CM.,
HanpuMep ’ v paa apyrux).

Heobxoanmo oTMeTUTb, 4YTO B TeyeHue BToporo Aecatunetms XXI Beka B CLUA 6bina
OCeHb CepbEé3Has AMCKYCCUS Ha 3Ty TeMy Mexay metogonioramu Appraisal Institute m
meTogonoramm IAAO (MexayHapogHas accouvaumsi CneunanucTtoB MO aCCECCMEHTY,
nssectHas B Poccumn kak MAHO), nopaaep)aHHbIMW pSAoOM aBTOPUTETHBLIX YYaCTHUKOB
Appraisal Institute, oTcTanBaloLLMM NO3NLMIO, Bbille HA3BaHHYO «3abny)xaeHnem». JTa
ANCKYCCUSt NpeacTaBnsieT 60nbLION MHTEPEC, OAHAKO, BbIXOAWUT 3@ paMKU AaHHOW CTaTbMy.
YKakeM TONbKO, 4YTO Mbl 34eCb Haxoaumcs Ha no3vumu  Appraisal Institute,
NpeacTaBneHHON cooTHoweHneM (7), koTopast Mo pe3yfnbTaTaM 3TOW [AMCKYCCUU He
N3MeHunachb.

4. MNMpaBo NOCTOsAHHOro (6eccpoyYHOro) noJib30BaHUS 3eMeJsibHbIM YYaCTKOM,
npeaocTaB/IEHHON0 HOPUANYECKOMY JIULLY

HopMaTuBHOE YyKa3aHWE Ha MOpSAOK OLIEHKM PbIHOYHOM CTOMMOCTM 3TOro npaBa
copepxutca B CT. 56.8 3K PO:

... PbIHOYHAS CTOMMOCTb A3HHOIO NpaBa OrfpeAE/ISETCS KaK PbIHOYHAS CTOMMOCTb
NpaBa apeHAbl 3€MEJIbHOM0 y4acTka Ha yCTaHOB/IEHHBIVI 3aKOHOM [1PEAE/IbHBIN
(MaKcuMasibHbIV])) CPOK, @ B C/ly4ae OTCYTCTBUS YCTAHOB/IEHHOMO 33KOHOM
MPEAETLHOro (MaKCUMAasIbHOI0) CPOKA - Ha COPOK AEBSTL JIET

5Slade B.A. (2009), The Valuation of Office Properties. A Contemporary Perspective, The Appraisal Institute,
Chicago, Illinois
¢ Fisher C.E. (1995), Rates and ratios used in the income capitalization approach. An Appraisal Institute
Handbook, The Appraisal Institute, Chicago, Illinois
7Hamilton T.W. (2015), Valuing the Leased Fee Simple Estate: The Answer for Ad Valorem Taxation Issues,
Real Estate Issues, Vol. 40, No 1
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OaHako, C TOYKM 3peHns METOAOSIONMN OLUEHKN He BCE TaK npocTo. lNpu oueHke 3Toro

npaBa HY>XHO y4UTbIBaTb Crieaytowme obCcTosTenbCTBa.

1. NpaBo  MOCTOSSHHOrO  6eCCpoOYHOro  MONb30BaHMA  KaKk  TaKOBOE  He
060poTOCNOCOOHO, COOTBETCTBEHHO, HE MOXET MMETb PbIHOYHYKD CTOMMOCTb,
oAHako gonyueHne o6 060poToCnocobHOCTM 3TOr0 MpaBa BBEAEHO 3aKOHOM,
NMO3TOMY B OLIEHKE OHO MOXET cyMTaTbCs 0obWuUM aonylieHneMm, He Tpebyowmm
MapKMpoBaHMA Kak crneuuasnbHoe. TeM He MeHee, 3TO (hakT Hago OTpaswUTb B
OT4YéTe 06 oueHKe.

2. HopMa 0 TOM, 4YTO pbIHOYHAas CTOMMOCTb MpaBa MOCTOSSHHOrO 6eccpOYHOro
NOJIb30BaHUSA 3eMesIbHbIM Y4acTKOM, NPEeAOCTaBIEHHOMO OPUANYECKOMY NnLy,
onpefensieTcsl Kak PpblHOYHAs CTOMMOCTb MpaBa apeHabl, He MOXeT OblTb
NPUMEHEHa B OLIEHKE HenocpeacTBEHHO, MOCKOJIbKY MpSAMO NPOTUBOPEYUT
METOAO0NOrMM OLEHKM PbIHOYHOM CTOMMOCTM NpaBa apeHabl (CM. BbiE).

3. OyeBMAHO, YTO B 3TON HOPME 3aKOHa MpeanonaraeTcs UCMosb30BaHNE B OLEHKe
PbIHOYHOM apeHAHOM nnaThl, KOTOpasl [AO/HKHA KanuTanuM3upoBaTbCs  3a
«YCTAHOBJIEHHbIA 3aKOHOM npeaesibHbii (MakCMManbHbI) CPOK, a B Cly4vae
OTCYTCTBMS YCTAHOBJIEHHOIO 3aKOHOM MpeAesibHOro (MakCMMasibHOro) cpoka - Ha
COpOK AeBsiTb NeT». OAHAKo, Kak 6bl/10 NoKa3aHo Bbille, 3TOT Npouecc AacT He
PbIHOYHYKO CTOMMOCTb MNpaBa apeHAabl (NpaBa apeHAaTopa), a B 3aBUCMMOCTU OT
NCNONb3yEMOM CTaBKWM KanuTanusaumm nmMbo pbIHOYHYKD CTOMMOCTb MOJIHOrO
(HU4eM He obpeMeHEHHOro) npaBa CO6CTBEHHOCTU, MO0 PbIHOYHYKO CTOMMOCTb
npasa apeHgoaaTens (MoSHOro NpaBa CO6CTBEHHOCTM, 0B6PEMEHEHHOIO apeHAoN).

4, B TO >xe camoe BpeMsa pblIHOYHas CTOMMOCTb MpaBa apeHAbl onpeaenseTcsa nyTém
Kanutanusauum peduumMTa  apeHaHoMm nnaTtbl C  UCMOSIb30BAaHMEM  CTaBKM
Kanutanu3aunm, COOTBETCTBYHOLLEN OCTABLUEMYCSI CPOKY apeHabl.

5. Mpn 3TOoM B paccMaTpuBaeMon HopMme CT. 56.8 He ycTaHOBNEHO, Kakon pasMmep
aeduvumTa apeHaHOM Nnatbl (OTHOCUTENBHO PbIHOYHOM apeHAHOW NnaTbl) cneayeT
MCNonb3oBaTb B OUEHKE. JTO AEeNaeT YKa3aHHYyK HOPMY HENPUMEHUMOW Ha
npaktuke 6e3 BBeAeHUs crneuuanbHOro AonyweHuss o pasMmepe aedwuumTta
apeHaHON Nnatbl.

6. MNpeacraengeTcd, 4YTO ecnu CfnefoBaTb JIOTMKE 3akoHoAaTens, TO pasMep
aeduvunTa apeHaHoW nnatbl creayeT yCTaHoBUTb B pasmepe 100% pbIHOYHOW
apeHaHon nnatbl, pakTUYeckn paccMaTpuBasl 6e3Bo3mMe3aHOe Mob3oBaHMe (CM.
TaKke fganee komMmeHtapum Kk n. 3 3) Cr. 56.8), uTO, Kak npeacra.BnseTcs,
OTpaXkaeT 3KOHOMUYECKUI CMbIC/T, 3a/I0XKEHHBIN B YKa3aHHyto HopMy CT. 56.8.

B pe3synbTaTe, B OUEHKE PbIHOYHOM CTOMMOCTM MpaBa MOCTOSIHHOrO (6eccpoYHoro)

NOJIb30BaHUS 3eMeSIbHbIM Y4aCTKOM, MpeaoCTaBEHHOrO OPUANYECKOMY Nnly, cneayet

npuHumatb [JAIN = PAll, n ucnonb3oBaTbh CTaBKy KanuTanu3auuu, pasHyro CKna,

onpeaensemMyto no dopmyne (7).

5. MpaBo nocTosiHHOro (6eccpoyHOro) NoJsib30BaHUs 3eMeJibHbIM YYACTKOM,
NpeaoCTaB/IEHHOr0 rpaXxaaHUHY

B oTHOoweHuK 31oro npaesa e Ct. 56.8 3K PO onpepeneHo, 4to

... PbIHOYHAsA CTOMMOCTH AAaHHOIo ripaBa OripEeAEsIAETCA KaK PbIHOYHAsA CTOMMOCTHh
3EMEJIbHOIMo y4acrka
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Kak n B npeablayLwem criydae cnegyet yunTbiBaTb, YTO NPaBo NOCTOSSHHOro 6eccpoYHoro
NMOSb30BaHUSl KaK TakoBoe He 060pOoTOCMOCOOHO, COOTBETCTBEHHO, HE MOXET WUMETb
PbIHOYHYIO CTOMMOCTb, OAHAKO AaonyuweHne 06 060poTOCNOCObHOCTM 3TOro npasa
BBEAEHO 3aKOHOM, MO3TOMY B OLEHKE OHO MOXET CYMTaTbCsd O6bWMM AOMyLEeHUEM, He
TpebyoWwmnM MapKMpoBaHMsS Kak cneuunanbHoe.

HeobxoanMo Takxke YTOYHMTb, YTO OLEHKE MOANEXUT He MpaBO COOCTBEHHOCTU
apeHgofaTtens, a nosiHoe npaso cobCcTBeHHOCTN. COOTBETCTBEHHO, B OTHOLLEHUWN OLIEHKM
PbIHOYHOW CTOMMOCTM 3TOrO NpaBa CNpaBeAsIMBO BCE, YTO CKAa3aHO BbIWIE A/ OLIEHKU
PbIHOYHOM CTOMMOCTM MOJSIHOrO MpaBa cobcTBeHHOCTU. Mpu 3ToM ucnonb3lyetcs YO/,
paBHbIM PAI, a cTaBka kanutanusaumu, paBHas CKnnc.

Heobxoanmo oTMeTuTb, 4TO nockonbky CKnnc < CKna, npn O0ANMHAKOBOM OCTaBLUEMCS
CpOKe A0roBopa, pbIHOYHAsK CTOMMOCTb NpaBa NOCTOSIHHOro (6eccpoYHOro) Nonb3oBaHUs
3eMe/IbHbIM Y4aCTKOM, MNPEAOCTAB/IEHHOrO rpaXkAaHuHy, Bcerda 60/blie pbIHOYHOWM
CTOMMOCTM MpaBa MNOCTOSIHHOrO (6eccpoYHOro) Mnosib30BaHMS 3eMeSIbHbIM Y4YaCTKOM,
NPeAOCTaB/IEHHOMO KPUANYECKOMY NNLLY.

6. MpaBo 6e3B03Me34HOI0 NOJIb30BaHUS 3€eMeJibHbIM YYaCTKOM
B oTHoweHuu atoro npasa B CT. 56.8 3K P® onpeneneHo, yuto

... PbIHOYHASA CTOMMOCTb [AHHOIO rpPpasa OfNPEAENAETCA KaK PbIHOYHASA CTOMMOCTb
npaBa aperabl 3EMEIbHOMO y4acTKa [0 MCTEYEHUS CPOKAa AEUCTBUS YKA3aHHBIX
ZIOroBOpPOB.

OpaHako, B OTHOLUEHMWM OLEHKW PbIHOYHOM CTOMMOCTWM 3TOrO npaBa CnpaBeasvBoO BCE,
CKa3aHHOe Bblle OTHOCUTENIbHO MnpaBa MOCTOSIHHOMO (6eccpoYHOro) nob30BaHMS
3eMefibHbIM ~ y4yaCTKOM,  MpedoCTaBfIeEHHOro  IOpUAMYECKOMY My  —  OHO
HeobopoTocnocobHo, He ykasaH pa3mep [AI, KOTOpbil HeobxoaMMO MNpUHMMaThL B
OLIEHKE PbIHOYHOW CTOMMOCTV NpaBa apeHabl U T.4.

CoOTBETCTBEHHO, B OLIEHKE PbIHOYHOW CTOMMOCTM NpaBa 6€3B03Me34HOro Mosib30BaHMs
3eMefibHbIM  yyacTkoM cnegyet npuHuMatb YO = PAIl, a B KayecTBe CTaBKM
KanuTanusauum ucnonb3osaTb CKna.

TakmMm 06pa3oM, pblIHOYHbIE CTOMMOCTU NpaBa NOCTOSAHHOro (6eccpoYHOro) NosIb30BaHUS
3eMefibHbIM  YYacTKOM, NpefoCTaB/IEHHOro opUANYECKOMY fvuy, Npyu OAMHAKOBOM
OCTaBLUEMCSI CPOKe [AEWCTBMSI [0OroBopa BCerga paBHa PbIHOYHOW CTOMMOCTWU MpaBa
6e3B03Me34HOr0 MOJSIb30BaHUSA 3eMefIbHbIM YYaCTKOM, 4YTO MOSIHOCTbKD 0O6OCHOBAHO C
35KOHOMMWYECKOMN TOUKW 3PEHUSI.

Mpumepnbl

PaccMOTpMM MMNOTETUYECKMI 3eMENbHbIN YYacTOK CO CNEAYHOLMMU XapaKTEPUCTUKAMU:

e pblHOYHas apeHaHas nnata (PAM) = 100 geH. eq.;

e (hakTnyeckasa apeHgHasa nnata (PAIM) = 90 peH. ea.;

e nedunumT apeHaHon nnatbl = PAM — ®AM = 10 geH. eq.;

e (CTaBKa KanuTanusauuu npasa cobctBeHHOCTM apeHgoaatens (CKnca) = 0,12 oTH. ep.
B roa;

e OCTaBLUMICS CPOK apeHabl (t) = 5 neT;

e TUMMYHbINA CPOK caaum B apenay (T) = 1 rog;

OnpegenuM pblHOYHYKO CTOMMOCTb BCEX MpaB, PAaCCMOTPEHHbIX BbiLLE.
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a) lpaBo cob6cTBEHHOCTH apeHgoAaresis

PCnca = PAI : CKnca = 100 geH en. : 0,12 oTH. ea. B roa = 833 AeH. ea.
b) MNMosnnoe npaBo cob6crBeHHOCTH

CKnnc = CKnca x (1 + CKnca)™ = 0,12 x (1 + 0,12)! = 0,1344 oTH. ea. B roa

PCnnc = PAI : CKnnc = 100 geH. ea. : 0,1344 oTH. ea. B roa = 744 peH. ea. nnam 89%
ot PCnca.

c) lpaBo apeHab!

0,12
CKna = 1 = 0,2774 OoTH. el. B TOJ,
I-aros

PCna = [AIT : CKna = 10 peH. ea. : 0,2774 oTH. ea. B rog = 36 AeH. en.

d) npaBo nocrosiHHOro (6eccpo4YHoro) noJsib30BaHusI 3eMeJIbHbIM y4acTKOM,
npefocraB/IEHHOIO IOPHANYECKOMY STHLY

PCnnén(ton) = OANM : CKna = PAIN : CKna = 100 peH. eq. : 0,2774 oTH. ea. B roa = 360
[EH. en.

€) npaBo noCTosiHHOro (6eccpo4YHoro) rnoJsib30BaHNsI 3€MEJIbHbIM y4acCTKOM,
NpegoCcTaB/IEHHOI 0O rpakKgaHnHy

PCnn6n(r) = PCnnc = JAMN : CKnnc = PAIl : CKnnc = 100 ageH. eq. : 0,1344 oTH. eq. B
roa = 744 peH. en.

f) npaBo 6e3B03Me34HOro noJ/ib30BaHNs 3€MEJIbHbIM y4acTKOM

PCn6bn = PCnnén(ton) = JAlN : CKna = PAI : CKna = 100 geH. ea. : 0,2774 oTH. ed. B
rog = 360 geH. en.

HepblHOYHbIE CTOMMOCTH
a) npaBo cybapeHabl

OueHKa HepbIHOYHOW CTOMMOCTM MpaBa cybapeHAbl METOAONOMMYECKM aHANOrM4YHO

oueHKe npasa apeHabl (NpaBa apeHaaTopa) Co CneaywnuMmn yTOHYHEHNSMN

1. npn pacuyéte gedumumnta apeHAHOW NnaTbl WUCMOMb3YETCA HEe apeHaHas nnaTa, a
cybapeHnaHasl nnata;

2. paxe B Clyyae, ecM MMeeT MecCTo AeduvuuT apeHgHou nnatel, Aeduumt
cybapeHaHOM nnaTbl MOXET HE UMETb MeCTa, T.e. cybapeHaHas nnata MOXeT 6biTb
paBHa PbIHOYHOW apeHAHONM NfaTe unM Aaxe ObiTb Bbille, TOrAa NpaBo CybapeHabl
HE UMEET HMKAKOM CTOMMOCTM, NMMB0 MMETb OTPULUATENBHYIO PbIHOYHYIO CTOMMOCTb;
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3. dopmyna pacyéTta CTaBKM KanuTanuaunm aHanormyHa opmyne ans pacyéra ctaBku
KanuTanuM3auun npaBa apeHAbl, OAHAKO nNpW pacdyéTe CTaBKWM KanuTanau3auuu
MCNONb3YEeTCS HE OCTaBLUMWACS CPOK apeHabl, a 6onee KOPOTKUA OCTaBLUMIACS CPOK
cybapeHabl, BCNeACTBME Yero CTaBka KanuTanusauumn npasa cybapeHabl 6yaeT Bbiwe
CTaBKW KanuTanusaumu npasa apeHapl.

b) npaBo apeHpgoparesis Ha MoJsIly4eHHNE H36bITOYHOIO, MPEBbLILAIOLErO
PbIHOYHbBIH yPOBEHb, JOXO04 OT apeHAb!

OueHKa HepbIHOYHOW CTOMMOCTM 3TOrO MpaBa TakKXXe METOAOSIOrMYeckn aHanornyHo

oLleHKe npaBa apeHabl (MpaBa apeHaaTopa) Co CreayoWwmMMM YTOYHEHNSIMU

1. B OLEHKEe UCNoNb3yeTcs He AeduUNT, a U36bITOK apeHAHON NnaTbl — NOMOXUTENbHASN
pasHuUua Mexay ¢akTuyeckor (AOroBOpHOM) apeHAHOW NNaTtom M PbIHOYHOM
apeHHOWN NnaTou;

2. dopmMyna pacyéTa CTaBKM KanuTannsaummn aHanormyHa opmyne anst pacyéta CTaBKu
KanuTanu3aumyM npaBa apeHabl, UYTO OTPaXXaeT MOBbIWEHHbIA PUCK MONy4YeHMs
apeHAHOM nnaTbl BblWE PblHKA M KOHEYHOCTb CPOKa MOMyYeHWUs 3TOW apeHAHOM
nnaThbl.

3akroueHue

Bbilwe paccMoTpeHbl 0CO6EHHOCTM OLEHKM Pa3HbIX MpaB Ha 3eMeJIbHbIe Yy4acTKM METOAOM
KanuTanusaumm 3eMenbHoN peHTbl. OgHaKo, NMpUMEHeHWe MpuBEAEHHbIX opMyn Ans
CTaBOK KanutasM3auumn He OrpaHMyYMBaETCs TOSIbKO M.

®opmynbl ana CKnca n CKna npuMmeHuMbl Ang tobblx O6BHEKTOB HEABMXXUMMOCTH,
COoABaeMbIX B apeHay.

®opmyna ana CKnnc npuMeHnMa Ans BCeX O6BHEKTOB HEeABMXMMOCTW, CAABAEMbIX B
apeHay. [Ana o6beKkToB, CAAaBaeMbIX B apeHay YacTsMU MHOXEeCTBEHHbIM apeHaaTopaM,
dopmyna ana CKnnc TpebyeT KOppeKTUPOBKU B MEpuMof MOCTEMNEHHOMO 3anOfiHEHMS.
OpaHako, OLEHKY PbIHOYHOM CTOMMOCTM MOJIHOrO NpaBa COBCTBEHHOCTM TaKUX 06BbEKTOB
[IOXOAHbIM  MOAXO0AO0M  LienecoobpasHO  OCyLLeCTBNATb METOAOM  AUCKOHTUPOBaHWUS
AEHEXHbIX MOTOKOB, Mcnonb3yss CKnca u SIBHO yunTbiBasi NOCTENEHHbIM pocT YO/ B
nepuog, 3anosIHEHWS.

Kpome TOro, npeacraBneHHble Bbllle MaTteMatudeckme opMysibl MOXXHO MCMONb30BaTb
ANS  pacyéTa KOPPEeKTUPOBKM Ha nepeaaBaeMoe MpaBO Ha OObEKT OueHKM B
CpPaBHUTENbLHOM M 3aTpPaTHOM MOAXOZE.
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