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UHCTPYMEHTBI AHAJIM3A PA3BUTHUS PBIHKA KUJIOM
HEABU/KUMOCTHU POCCHUHU B COBPEMEHHBIX OKOHOMHNYECKHUX
YCIO0OBUAX

banaxnun A.M., acnupanm, Mockoeckuit hunancoo-npomviuijieHHbLIL
yuugepcumem «Cunepzusny, 2. Mockea, Poccus

AHHoTanuA. llenpro cTaTbu SABISETCS MNPOBEACHHUE MCCIEI0BATEIBCKOTO
aHajgu3a OCOOCHHOCTEH OCHOBHBIX IIOJIXOJIOB, HCIIOJIb3YEMbIX TIPH OIICHKE
CTOMMOCTH OOBEKTOB KUJIOW HEIBHUKHUMOCTH, a TAKXKE IMPEII0KECHUE aBTOPCKUX
PEKOMEHIAIAN 110 MOBBIIICHUIO TOYHOCTH OLIEHKH PEATBHON CTOMMOCTH XWibi. B
MPOLIECCE aHAJIM3a BBISBICHO, YTO OTCYTCTBHE CTAaHIAAPTHBIX MOAXOA0B K
OLICHUBAHHUIO PBIHOYHOM CTOMMOCTH HA PBIHKE JKHJIOM HEIBMKMUMOCTH MOMKET
IPUBECTH K HEOOOCHOBAHHOMY 3aBBIIICHUIO, a TaKXKe co34aTh IIOYBY JUIS
CHEKYJISIUNA W3-3a HEOIPEACIICHHOCTH M HECTAaOMIBLHOCTH Ha PBhIHKE. ABTOPOM
ONpEAEICHBI OCHOBHBIE ITOAXO/IBI K OLIEHKE CTOMMOCTH HEJBH)KUMOCTH: 3aTPATHBIN,
CPaBHUTEIBbHBIN MW  JNOXOAHBIA. [lOCKONBKY OLIEHKA CTOMMOCTH  KHIJIOW
HEJIBUKHUMOCTH Ha OCHOBE ITPUMEHEHHS 3aTPATHOTO, CPABHUTEIBHOTO U IOXOJHOTO
MOAXOJI0B HE B MOJHOW Mepe MOKa3biBACT OOBEKTHUBHYIO CTOUMOCTb, aBTOPOM
000CHOBaHa HEOOXOAUMOCTh KOPPEKTUPOBKH B 3aBUCUMOCTH OT HAJIMYHS PUCKOB,
a TAaKXe C YYETOM pPBIHOYHOW KOHBIOHKTYpbI. [loilydeH BBIBOJ, YTO [Jid
obecrieyeHrss MPO3PAYHOCTH PbIHKA HEJBIKUMOCTH U JOCTHIXKEHHsS OoJiee
CIIPaBEIJIMBBIX I1I€H €ro y4YacTHHUKAM HEO0OXOJIUMO MPUMEHSITh KOMIUICKCHBIC

moaxoabl K OHOCHKEC CTOMMOCTH €TI0 OOBEKTOB. O6OCHOB8.HO, YTO COBMCHICHUC
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3aTPaTHOTO, CPABHUTEIBLHOIO M JOXOJHOIO IOAXOJOB, a TAKXKE Yy4ET PUCKOB H
O0COOEHHOCTEl  PBIHOYHOM  KOHBIOHKTYPHI ~ CIIOCOOCTBYIOT  IPOBEICHHIO
KAa4E€CTBEHHOM OLICHKHM, IIPEAOTBPAIIACT BO3ZMOXKHBIE CIIEKYJISALIMY U MUHUMU3UPYET
PUCKH HEJOOLIEHKH CTOMMOCTH HEIBMKMMOI'O UMYILECTBA.

KiaroueBble cJjioBa: OOBEKTHl HEIBUKHUMOCTH, PBIHOK HEIBHKUMOCTH,
OLICHKA CTOMMOCTH, JOXOAHBIM TMOIAXOM, 3aTPAaTHBIA ITOAXOJ, CPaBHUTEIbHBIN

moaxona.

TOOLS FOR ANALYZING THE DEVELOPMENT OF THE RUSSIAN
RESIDENTIAL REAL ESTATE MARKET IN MODERN ECONOMIC
CONDITIONS

Balakhnin A.M., postgraduate student, Moscow Financial and Industrial
University "'Synergy"’, Moscow, Russia

Abstract. The purpose of the article is to conduct a research analysis of the
features of the main approaches used in estimating the value of residential real estate,
as well as to propose author's recommendations for improving the accuracy of
estimating the real value of housing. The analysis revealed that the lack of standard
approaches to estimating market value in the residential real estate market can lead
to unjustified overestimation, as well as create the ground for speculation due to
uncertainty and instability in the market. The author defines the main approaches to
assessing the value of real estate: costly, comparative and profitable. Since the
valuation of residential real estate based on the use of cost, comparative and
profitable approaches does not fully show the objective value, the author justifies
the need for adjustments depending on the presence of risks, as well as taking into
account market conditions. It was concluded that in order to ensure the transparency
of the real estate market and achieve fairer prices, its participants need to apply
comprehensive approaches to assessing the value of its facilities. It is proved that

the combination of cost-based, comparative and profitable approaches, as well as
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taking into account risks and market conditions, contribute to a qualitative
assessment, prevents possible speculation and minimizes the risks of
underestimation of the value of real estate.

Keywords: real estate objects, real estate market, valuation, income approach,

cost approach, comparative approach.

JEL classification: R32, L85, D46.

dns uurupoBanmsi: banraxnun A.M. HUncmpymenmuvl ananuza pazsumus
PYIHKA dcunoll Hedsudcumocmu Poccuu 6 cogpemenHblx IKOHOMUYECKUX YCI08USX //

lIpoepeccuenasn sxkonomura. 2023. Ne 12. C. 52—65.

BBenenue

B coBpeMEHHBIX YCHOBUSX PBIHOK >XUJIOM HEABMKMUMOCTU MPEIACTABISAET
co00M CIIOKHYIO CTPYKTYPY, COCTOSIIYyIO W3 OOJBIIOr0 KOJUYECTBA KBApTHP,
XapaKTepU3yIOIIUXCI MHOXKECTBOM IMpPHU3HAKOB. Pa3zHooOpasue XxapaKTepUCTHK
00BEKTOB JXHJIOW HEABMKUMOCTH SIBJISICTCS] IPUUYMHON BOZHUKHOBEHUS CJIOKHOCTEH
C OLEHKOW CTOMMOCTH KWJbs: IOKYHaTeId WU MPOJABLUBI OKa3bIBAIOTCA HE B
COCTOSIHUHM pPEAIbHO OLIEHUTh CTOMMOCTh TMPUOOPETAEMOr0o M IMPOJIaBAEMOTO
o0beKTa, UYTO  SABIACTCS  NPUYMHON  BO3HUKHOBEHHUS  CICKYJIAIHUH U
peAHAMEPEHHOr0 YBEJIMUECHUS LIEH Ha PhIHKE KUJION HEJBHKUMOCTH.

ITocKObKY CTOMMOCTH TIPEACTaBIsSCT COOOH OOWH M3  KJIIOUYEBBIX
yIpaBJsieMbIX [1APaMETPOB B CUCTEME yIPABICHUS HEJBUKUMBIM UMYIIIECTBOM, €€
SKOHOMHWYECKAs OLIEHKA WMIPaeT BaXHYK posib. Tak, corimacHo gaHHbiM PBK, 3a
nepuos ¢ 2019 mo 2021 rr. ueHsl Ha HEABUKUMOCTH yBenuuuiauch Ha 40%, 4to
peACTaBIsIeT COOOM PEKOPAHO BBICOKUI MOKA3aTellb B CPABHEHUHU C TCHICHIUSIMHU
MpEIBIAYIIEro Nepruoa: A0 ManaeMun 3a cemuineTHuil nepuoa ¢ 2013 mo 2019 roasr
CTOMMOCTb HEJIBIXKMMOCTH yBennumiack Ha 33% [4]. CornacHo nannsiM Poccrara,
cpedHsisa 1eHa 3a 1 KB M 0oO0ImIed mion@aam B TUMOBBIX KBApTHUpPax Ha BTOPUYHOM

peiHKe B mepBoM kBaptane 2017 roga coctaBisina 48,7 teic. pyoOnei. B nepBom
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kBapraine 2019 roma nena cocraBuna 52,4 Teic. py0Oeit, a B mepBom kBapTaie 2023
— 85,5 ThIC. pyOaeii [7].

HeoOxomuMocTh ompenenaeHusi CHpaBeUIMBBIX LIEH M MPeAOTBpallleHus
CHEKYJSIUMHA CTAaBUT MEpe] YYaCTHHUKAMU pPbIHKA HEABMKMUMOCTH 3a1ady I10
pa3paboTke HHCTPYMEHTAPUS OLIEHKU PeaIbHOM CTOMMOCTH TOPTYEMBIX OOBEKTOB.

CnepgoBaTenbHO,  LEABIO  JTAaHHOM  CTaTbU  SBISIETCS  IPOBEIECHHUE
UCCJIEI0BATENHLCKOTO aHAJIN3a 0COOCHHOCTEW OCHOBHBIX MOJIXO0/I0B, UCIIOJIb3YyEMBIX
IPU OLEHKE CTOUMOCTH OOBEKTOB YKUJIOW HEABUKUMOCTH, a TAKXKE MPEAJIOKEHUE
ABTOPCKUX PEKOMEH IAlU 110 MOBBIILIEHNUIO TOYHOCTH OLUEHKH CTOMMOCTH YKHIIbSL.

O030p JMTEpaTYpHI

[IpoOnemMaTuka OLIEHKHM CTOMMOCTH HEIBHXKUMOCTH SIBISIETCA MPEAMETOM
MCCIIEIOBAaHUM COBpeMEHHBIX aBTOPOB. Tak, A.A. Tokapes, A.O. ['annuera u 1.B.
UyKCHMH paccMaTpuBalOT akTyaldbHYIO0 Npo0JieMy oOmpeleseHusl KaJaacTpoBOU
CTOMMOCTH OOBEKTOB HEJIBJKMMOI'O HMYIIECTBa. ABTOpaMU IOKa3aHO, YTO
KaJlacTpoBasi CTOMMOCTb MPEACTaBIsieT COOOM CTOMMOCTHYIO OLIEHKY OOBEeKTa
HEJB)KUMOCTH, YTBEPKICHHYO B COOTBETCTBUU C 3aKOHOAATEIbCTBOM.
KanactpoBasi CTOMMOCTH CIIyKUT OCHOBOM JUIsi pacyera HajJoroB H cOOpOB,
CBSA3aHHBIX C HEABMKUMOCTBIO, TAKMX KaK HAJIOT Ha HEJIBMXMUMOCTb. HecMoTps Ha
TO, UTO IPOLIECC ONpEENEHUs KalaCTPOBOI CTOMMOCTH OOBIYHO BKJIIOYAET B ce0s
OLIGHKY pa3JIMYHbIX XapaKTEPUCTUK OOBEKTa HEABMKMUMOCTH, TaKUX KaK €ro
MECTOIIOJIOKEHHE, pa3Mep, TEXHUYECKOE COCTOSTHUE, (PYHKIIMOHAIbHOE Ha3HAUCHHE
U Japyrue (akTopbl, KaJacTpoBas CTOMMOCTb MOXKET OTJINYAaThCsl OT PHIHOYHOMU
CTOUMOCTH 00BEKTa, IOCKOJIbKY OHA yCTaHABIMBACTCS 110 YCPEIHEHHBIM JaHHBIM U
CTaHAapTaM U HE yUUTHIBAET OCOOCHHOCTH KOHKPETHOM CAENKH, a TAK)KE PHIHOYHBIE
ycioBus [8].

M.A. I'pakoBa n B.A. KpaxuHa aHanu3upyroT NpoOJIEMATHKY MOBBIIICHHS
JIOCTOBEPHOCTH OLEHOYHBIX MpOLEAYyp B c(epe HEIBUKUMOCTH KaK OCHOBBI
JaNbHEHIIEro MPUHATUS UHBECTHIIMOHHBIX pELIEHUH. ABTOPBI YKa3bIBalOT Ha TO,
YTO TaKUE€ TMOHATHUS, KAK «I€Ha» M «CTOMMOCTBY», YacCTO HCHOJIb3YIOTCA Kak

CUHOHHMEI, @ UX SKOHOMHWYCCKAsA MPpHUpOJa HC YUUTbIBACTCH. ABTOpaMI/I ITIOKa3aHoO,
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YTO CTOMMOCTH OOBEKTOB KWJIOW HEJBUKUMOCTH TMIPEACTABIIAET COO0 CyMMapHOe
NPEICTABJICHUE 3aTPaT, CBSI3aHHBIX JKCIUTyaTallue W peajau3aiueil 0ObHEKTOB, a
1eHa — 970 (aKTHUECKH YIJIa4eHHas CyMMa CIEeTKH. TakuMm o0pa3oM, CTOMMOCTh
00BEKTa KUJIOW HEBIKUMOCTH SIBIISIETCSA 4acThio ero meHsl [2]. A.B. Ocenusisa u
A.C. Tlurupma ompeAenstoT PBIHOYHYIO CTOMMOCTh OOBEKTa Kak HauOolee
BEPOSITHYIO IIEHY, MO KOTOPOM MOXET MPOU30MTU ero otuyxjaeHue. CoriacHo
NOAXOJy aBTOPOB, pBIHOYHAs II€HA MPEJACTABISIET CO0OM BEPOSITHOCTHO-
CTaTUCTHYECKUI TIPOTHO3 [5].

CrnenoBartesibHO, paccyX1asi O CTOUMOCTH O0BbEKTa HEABUKUMOCTH, MHOTHE
aBTOPHI MOAPA3yMEBAIOT UMEHHO €r0 PHIHOYHYIO 1eHYy. OJHaKo MOJAXO0J aBTOPOB
yKa3blBaeT Ha HaJIWYUE pa3Iuuusi B IMOHUMAHUU II€HbI W cToMMOcCTU. lleHa
npeAcTaBisgeTr coOOW CTOMMOCTHYHO OIIEHKY, OCHOBAaHHYIO Ha B3aHWMOJICUCTBUU
MEXy >KEJAIIIUM MMOKyNaTeJIeM U MPOJIaBIOM MPU YCIOBUH, YTO 00€ CTOPOHBI
XOpOIIIO 3HAIOT COOCTBEHHOCTh, U HU OJIHA U3 HUX HE BBIHYXJEHA MOKYyMNaTh WA
npoJaBaTh. TakuM 00pa3oM, ppIHOYHASI CTOUMOCTD MIPEACTABIISIET COOON CyMMY, 110
KOTOPOM UMYIIECTBO MOKET OBITh OOMEHEHO MEK/TY 3HAIOIIMMU U 5KEJIAI0IIUMHU €T0
oOMeHsTh cropoHaMu. (CrenoBaTeNbHO, HAJIMYME€ HWHCTPYMEHTOB  OIICHKH
CTOMMOCTH TO3BOJISIET MPEAOTBpalIaTh CIEKYISAIUHU, a TakKKe n30eraTb cuTyarui
HE0OOCHOBAHHOTO 3aBBIIICHUS WM 3aHIKEHUS 1IEHBI 00BEKTOB MpU 0(POPMIICHUHU
CHEJIOK KYIUTA-TIPOJAAXKH.

OO6cyxaast mpoOIeMaTUKY OLICHKH CTOMMOCTH HEJIBHIKMMOCTH, HEOOX0IUMO
BBISIBUTH (DAKTOPBI, OTIpEIeNsIolue CTouMocTh xkuibsi. Tak, T.K. bormanosa, A.P.
Kamanosa, T.K. KpaBuenko u A.M. Ilonrtopak Ha npumepe pbIHKA >KUIOU
HEJABMKUMOCTH B MOCKBE OMpEAeNsioT (PaKTOpbI, BIUSIONINE HA IEHY OJHOTO
KBaJpaTHOTO METpa B MHOTOKBAPTUPHBIX JIOMax. ABTOpPbl pPacCMaTPUBAIOT
AK30T€HHBIE U JHAOreHHbIE (PakTopbl. K SHIOTNEHHBIM OTHOCSTCS JIOKAJIbHbBIC
dakTopbl, TakWe KaK TpPaHCHOPTHAs JIOCTYNMHOCTh, HWH(MpACTPyKTypa, paioH,
HaJM4Yue NapKUHTa, OXpaHsbl, Tudra u ap. Takke K SHIOTeHHBIM (aKTOpaM aBTOPbI
OTHOCSIT YPOBEHb 00BEKTA, MOCKOJBKY CTOUMOCTD KUJIbS B 00OBEKTaX MEPBUUHON

SaCTpOﬁKH N Ha BTOPUYHOM PBIHKE OTJIMYACTCA, a MOACIIN OIIPCACIICHUS HCHBI AJIA

56



Ipoepeccusnas sxoHomuka MNe 12 [ 2023

OJIHOTO pBhIHKAa HE peJeBaHTHbIC Ha JPYyroM. B kauecTBe HK30T€HHBIX (DaKTOpPOB,
OKa3bIBAIOIINX BIUSHUE HA LIEHOOOpPa30BaHHE OOBEKTOB HEJIBUKMMOCTH, aBTOPbI
BBIICJIAIOT PETMOHAIBHBIE, CTPAHOBBIE U MUPOBBIE. DaKTOPAMH MUPOBOI'O YPOBHSI
ABJISIETCSl TIAHAEMMs], CAaHKLIUH, CTOMMOCTh IIeH Ha HedTh u aAp. K cTpaHOBBIM
OTHOCSITCS CTaBKH MIIOTEYHOI'0 KPEIUTOBAHUSA, BBEJICHUE ICKPOY-CYETOB, HAIIMYHE
JABTOT, OCOOEHHOCTH HANOrooOJoXKeHuss U JAp. PernonanbHbIME (akTOpaMu
SBJISIFOTCS] YUCJIEHHOCTD HACEJIEHUS, INHAMMKA PEAJIBHBIX PACIIONaraéMbIX J10X0/0B,
KJIMMaTHYecKue yciioBus [1].

Hpyrue astopsl, Hanpumep, H.B. Illupuna ykaseiBaroT cienyroume
(akTOphl, OKa3bIBAIOUIME BIUSHUE HAa (POPMUPOBAHUE PHIHOYHON LIEHBI OOBEKTOB
HEJBWKMMOCTHU: YPOBEHb CIIPOCA HA HENBM)KUMOCTb B PETMOHE, SKOHOMHYECKAs
KOHBIOHKTYpA, YPOBEHb UHDIIALNH, JOCTYITHOCTh UTIOTEYHBIX KPEJUTOB U YPOBEHb
0J1aroCOCTOSIHUS HACENIEHUsl PErMOHa, MOJUTUYECKUM KypC, SMUIEMUOJIOrHYecKas
00CTaHOBKa, BOEHHBIE JCHCTBUS, a TaAKXKE MHbIE SKOHOMUYECKUE, MOJUTUUYECKUE,
COIIMAJIbHBIC, 3 IMUHUCTPATUBHBIC, FOPHINICCKUC U SKOJIOTHYECKHIE TapameTpsi [9].

AHallU3 Hay4HBIX I[IOJIXOJOB COBPEMEHHBIX AaBTOPOB YyKa3blBAa€T Ha
HEpa3pELICHHOCTh BONPOCA OTHOCHUTENBHO CTENEHU BIMSHUA KOHKPETHBIX
XapaKTepUCTUK U MapaMeTpoB 00BEKTa >KUJIOW HEJABMKUMOCTH Ha €r0 PhIHOYHYIO
CTOUMOCTh. Takke HEeH3y4eHHBIMH SIBJISIIOTCS NPOOJIEMHBIE ACTIEKTHI B3aMMHOIO
BJIMSIHUS Pa3JIMYHbIX B3aMMOCBS3aHHBIX XapaKTEPUCTUK U MapaMETPOB B MPOLECCE
(GopMuUpOBaHUSl 1I€H HAa pPHIHKE JKUJIOW HEIBWKMMOCTH, YTO YyKa3bIBaeT Ha
TEOPETUYECKYIO U IIPAKTHUUECKYI0 3HAYMMOCTD UCCIICIOBAHMS.

Martepuajibl 1 METOAbI

Jmg  DOCTHXKEHMS TOCTaBJIECHHOM HCCIEA0BATEIbCKOM II€JIM  aBTOPOM
UCIIOJIB3YIOTCS METOJbl aHAIM3a U CUCTEeMAaTU3alud MH(POpMALK, 0000IIEHUS U
aHajnoruv. MarepuanaMu HCCIEIOBAHUS SIBIAIOTCS HAy4YHBIE CTATbU IIO TEME
uccnenoBanus, Aoknan banka Poccunm, craructmueckue nanuele denepanbHOU
CIy>KObl TOCYIapCTBEHHOW CTAaTUCTUKHU. W3yueHHBIA M H3JI0KEHHBIA MaTepual
aBisieTcss  0a30iM  JUIs aHaM3a  pPbIHKA  HEJABMKHMMOCTH B COBPEMEHHBIX

9KOHOMHNYCCKHX YCIIOBHAX.
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Pe3yabTaTthl n 00Cy:K1eHHe

OreHka HEJIBUKUMOCTH MPEJCTABISET COOO0M CIIOKHYIO 00J1aCTh YKCIIEPTHOM
JeATEeILHOCTH, TIOCKOJIBKY TpeOyeT aHalin3a pazHooOpa3HbIX (aKTOPOB, BKIIIOUAs
SKOHOMHYECKHE W WHXXEHEpHbIE acmekThl. [Ipum oOlleHKe OOBEKTOB YacTo
VUYUTBHIBAIOTCS TaK)XKE€ MCKYCCTBOBEAYECKHE M KYJIbTYpPOJIOTHYECKUE (PAKTOPHI.
Pa3HooOpa3ue oneHnBaeMbIX 00BEKTOB MPUBOJUT K MHOTOOOPA3UIO MOIXOJIOB K
ONPENECTICHUI0 UX CTOMMOCTH, a4 TaKX€ METOJHK IMPOBEICHUA COOTBETCTBYIOIINX
nccieaoBaHuil. TpaaulIMOHHBIE TOAXOAbl K OLEHKE HEABHKMMOCTH BKJIIOYAOT
3aTpaTHbIN, CPABHUTEIBbHBIN U JOXOIHBIM METOIbI, KaKJIbI U3 KOTOPBIX PUMEHSIET
CBOM YyHHUKAJIbHbIE BblUMCIUTENbHbIE MeToAbl (puc. 1). Ilo pesynbTaTtam
WCIIOJIb30BAHUA 3TUX MOAXOJ0B MOJYyYaIOTCS TPU Pa3HbIE OLEHOYHBIE CTOMMOCTH
JUISL OJTHOTO M TOTO ke 00bEKTa, Ha OCHOBE KOTOPHIX (POPMHUPYETCSI OKOHYATEIbHAS

orenka [ 3].

Meron cpaBHEHUS

3aTpaTHbIi MOAXO poAaXx (CpaBHUTEIbHBIN JloXomHBIN MOAXON
TTOTXO)

* OueHka CTOMMOCTH * CrouMOoCTh 00BbEKTa * CrouMocTh 00BbEKTa
00BbEKTa CKJIabIBACTCS HEJABUKUMOCTH paBHA OTIPECIIACTCS Kak
13 CTOMMOCTH MPOJAXKHOM 1IEHE OTHOIIIEHHE BaJIOBOTO
MPUOOpPETEHHS 3eMIIH COMOCTaBUMOT0 OOBEKTA JI0X0J1a K CTaBKe
ILJIIOC CTOUMOCTHU HEJIBUJKUMOCTH C KalnuTaIu3aluy.
yJ-IquHeHI/If/'I Ea BbIYCTOM Y4€TOM . HOHXOI[ IPEIOIAaraer,
Ha4YUCICHHOU KOPPEKTUPOBKH. YTO CTOUMOCTD
AMOPTH3allH. e OO1as CTOUMOCTD HEBUKUMOCTH

* [IpuHIIMT 3aMEHBI: HEJABUKUMOCTH MPOIOPIIMOHATIEHA €€
MOKYTaTelh HE IOJDKCH MPEACTABISIET COOOM CIIOCOOHOCTH
IIJIATUTh 32 CyMMY 3Hau€HUU BCEX MPUHOCHUTH JI0XOH U
HE/IBI>KUMOCTH OOJIbIIE, €€ XapaKTepPUCTHK. OTpa)kaeT 0KUAAEMYIO
YeM CTOMJIO JOXOIHOCTD TSt
ObI IOCTPOUTH €€ MHBECTOpA.
SKBUBAJICHT.

Puc. 1. OcHoBHBI€ IOAXO0/bI K OlleHKE CTOMMOCTH HEeJIBHKUMOCTH

Hcmounuk: cocmasneno asmopom no oannvim [3]
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3arpaTHbIi TOJIXO]T OIIEHUBAET CTOMMOCTh Ha OCHOBE OIICHKH KOJIMYECTBA
MaTEepUaJIOB © TPyAa, HEOOXOIUMBIX [JJii CTPOUTEIbCTBA KOHCTPYKIIHH
AQHAJIOTUYHOTO pa3Mepa M KadyecTBa B JIAHHOM MeECTE, C YYETOM aMOpPTH3AIluH,
CBSI3aHHOM C BO3PAcTOM M COCTOSIHHEM. AMOPTH3alusl 37€Ch O3HA4YaeT MOTEPIO
CTOMMOCTH TIO JTFO0O0U MpUYHMHE, KOTOpas MOKET MIPUHUMATh (popMy (HHU3UIECKOTO
M3HOCA, QYHKIIMOHATHHOTO WM SKOHOMUYECKOTO yCTapeBaHMUS.

CymiHOCTh 3aTpaTHOTO TOJXOJa CTPOWTCS HA WCIOJIH30BAHHWH TIPHUHIIAIIA
3aMEHBI, TOCKOJIBKY MOTCHITUATBHBIA MMOKYIIATeh HE JTOJDKEH IJIATUTh 32 O0BEKT
HEJBMKUMOTO MMYIIECTBA OOJIBIIE, YEM CTOMJIO OBl MOCTPOUTH €r0 DKBHUBAJICHT.
[Toaxox K OIEeHKE CTOMMOCTH Ha OCHOBE CPAaBHEHHUS MPOJIaK OIECHUBACT CTOMMOCTD
HAa OCHOBE COIIOCTaBJICHHUS PBHIHOYHBIX II€H Ha OOBEKThl HEIBMIKHMOCTH
aHAJIOTMYHOTO MECTOTIOJIOKEHUS, KaueCTBa, pa3Mepa, BO3pacTa U COCTOSTHHA.

[Tonxoa cpaBHEHHUS TPOJAaX CPAaBHUBAECT OOBEKT HEIBMIKUMOCTH C JIPYTHMH
00BEKTaMH HEABM)KMMOCTH C aHAJOTUYHBIMH XapaKTEPUCTUKAMU, KOTOPBIE OBLIH
NpoAaHbl  HeAaBHO. [JOXOMHBIN MOAXOM OIICHUBAET CTOMMOCTH Ha  OCHOBE
TUIIUYHOTO PHIHOYHOTO J0XOJa OT aHAJOrMYyHOro umyiiectBa. Kak mpaBwuio,
JaHHBIA TOAXOM TIPUMEHSETCS K OIICHKE CTOMMOCTH OOBEKTOB JKHJIOW
HEJBUKUMOCTH, TMPUHOCSIICH T0XOJ M KOJWYECTBEHHO OIpPEACNSeT TEKYIYIO
CTOMMOCTh  OyAyIIMX  BBITOJl, CBSI3aHHBIX C  BIIAJICHHEM  aKTHBOM
HeABMKUMOCTH. [logxom BaloBOTO J0XoAa TWPEAnojaraer, 4To CTOUMOCTh
HEJBMKUMOCTH TPOTOPIIMOHAIbHA €€ CIIOCOOHOCTH TEHEPUPOBATH JOXOJbI U

OTpaXKaeT OKUJAEMYI0 JOXOAHOCTh i1 uHBectopa (1):

BanoBbiit foxon,
CTouMOCTb 0OBEKTA HeABUXXHNMOCTH = (1)

CTaBKa KanuTaJu3aluu

I7IC BAJOBBIM JIOXOJ IPEACTABIIsIECT COOOM pa3HUILy JTOXOJOB OT apeHIHBIX
IJIATEXKEN U PacXOJIOB, CBSI3aHHBIX C SKCIUTyaTallUeH, a CTaBKa KalWTaIU3aluu —
SIBJISICTCS] OTPAKEHUEM TPEeOyeMOil TOXOHOCTH HHBECTHUITUH.

Ha mpakTrke mpuMeHsieTcs KOMOMHAITUS JTaHHBIX MMOJIX00B, HO TTOCKOJIBKY
MIOJIYYCHHBIC OIICHKH OTJIWYAIOTCS, OKOHYATENbHAs CTOMMOCTH MOXET OBITh
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ompesereHa pa3IuIHbBIMUA CIIOCO0aMU: MMOCPEACTBOM pacueTa CpeIHEB3BEIIICHHOTO
3HAYCHUS, BHIOOpA HAWBBICIICH OIIEHKH, KOPPEKTUPOBKH.

Ha B3msig aBTOpa, pe3ysibTaTbl OLEHKHM CTOMMOCTH HEABUIKHUMOCTH,
MOJIyYEHHbIE HA OCHOBAaHUU MCIOJB30BAHUS OJIHOTO W3 TMOAXOJOB WM HX
KOMOUWHAITNH, HYKIAIOTCSI B KOPPEKTUPOBKAX, MOCKOIBKY CYIIECTBYIOT (PaKTOPHI,
OKa3bIBAIOIIME BIUSIHHE HA CTOMMOCTh OOBekTa. Hampumep, uCHOIb30BaHHE
METOJ]a CpaBHEHHUs NPOJaX HE B TOJHOW MeEpe IMOKa3bIBaCT OOBEKTUBHYIO
CTOUMOCTb OOBEKTa, IMOCKOJbKY CYIIECTBYIOT TMpOOJIeMbl, CBSI3aHHBIE C
HEJIOOIICHKOW PHUCKOB CKpBIThIE OT MOTpeOuTens. 37eCh MOXHO OTMETHUTh
poOJieMbl, CBSI3aHHBIE C IOPUIUUYECKON YUCTOTOU CAEIKU, MPOOIEMBbI, BhI3BAHHBIC
nedexTamMu npu CTPOUTEITHCTBE, HE3AKOHHBIMU TIEpEIJIaHUPOBKaMU U T.J.

Takke Ha CTOMMOCTh OOBEKTOB BIIMSET HAJIWYUE MPOTrpaMM MOIIAEPIKKHU,
JBIOT WIM CYOCHUIUPOBAHMS, KOTOpPHIE HE IO3BOJIAIOT MOJIYYUTh KOPPEKTHYIO
CTOMMOCTb B PaMKax MCIOJIb30BaHUS 3aTPATHOTO Mojaxoja. Tak, CoriacHO OTYeTy
banka Poccum, skcTpeManbHO HM3KHE TMPOLIEHTHBIE CTaBKU [0 TIPOrpaMMe
«JIbTOTHOM UMOTEKH OT 3aCTPOUIIIMKAY TOCTUTAIOTCS ITyTEM MOBBIIICHHS CTOUMOCTH
KWIbsl JJIA TOKyINaTeds W BBIIUIATHI 3aCTPOMIIMKOM OaHKy pa3HUIBI B BHJIE
KOMHCCHUU JJIs1 KOMIIEHCAIIMK BO3MOKHBIX MOTEPh J0XO/1a.

BiusiHue naHHBIX TporpaMM Ha PBIHOK HEJIBH)KMMOCTH CYIIECTBEHHO,
MOCKOJIbKY CTOMMOCTb HEJABUKUMOCTH MOBBIIIAETCS (CM. PHC. 2), @ OCHOBHON PUCK
JUISL 3a€MIIUKA 3aKIII0YaeTCSd B TOM, YTO OH MOJKET CTOJIKHYTBHCS C TPYAHOCTHIO

NPOJaKH HEABM)KUMOCTH Ha BTOPHYHOM PBIHKE 0€3 YOBITKOB [6].
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Puc. 2. /[uHaMHKA 1IeH HA TUIIOBbIe KBAPTHPBI CPeIHEr0 KayecTBa

(mepBUYHBII PBIHOK), ThIC. py0Jieii 3a 1 KB. MeTp MJI0IIaIH

Hcemounuk: cocmasneno agmopom no oanuvim [1]

AHanu3upyss JAMHAMHKY CTOMMOCTH Xwibsi mno Poccunm B memom u B
MockoBcKkoii 007aCTH, B 4aCTHOCTH, MOYKHO YBHJIE€Tb, UTO B IIepBOM kBapTaie 2022
roga HaOMIOJaeTCsl CKAa4OK IIeH Ha JKUJIbe B HOBOCTPOMKAaX, YTO CBSI3aHO C
MHTEHCUBHBIM BHEJIPEHUEM JIbIOTHBIX CTABOK HA MIIOTEYHBIE KPEIUTHI CO CTOPOHBI
YYaCTHHKOB pblHKA. Tak, B MOCKOBCKOI 001aCTH IPEAJIOKEHHUE OT 3aCTPOMILUKOB
Ha UIOTEKY Mo cTaBke HIbke pbiHOYHOM (0,01% T0o10BBIX) NPUBEIO K YIOPOKAHUIO
cpenneit croumoctu xuiibs Ha 18,8%. 3ametum 3x1eck, uyto nmo Poccuu B nienom
CTOMMOCTb JKHJIbSI BO3POCIIa MEHEE CYIIIECTBEHHO, OJIHAKO pocT coctaBui 9,1% [7].

Takum 00pa3om, OIlEHKa OOBEKTa, BBIMOJIHEHHAs MO OrPAHUYEHHOMY
KOJIMYECTBY MapaMETPOB M XapaKTEPUCTUK, OOBIYHO BEJET K HEYYTCHHBIM
dakTopam, BIMAIONIMM Ha HSKOHOMHYECKYIO 3(PQPEKTHUBHOCTh OT MCIOJIb30BAHMS
00beKTa, BbI3bIBAsI JIOMOJHUTEILHBIE BpPEMEHHbIE M JICHE)KHBIE 3aTpPaThl,
CHUKAIOIIME MOTEHIIMATBHBIN 10X01 OT 00bekTa. JKunas HeJBUKUMOCTb, SBIISACH
HU3KOPHCKOBBIM UHCTPYMEHTOM MHBECTHUIIMH (a 3a4acTyI0 CPEJICTBOM COXPaHEHUS

KanuTajga 0e3 IMOJIYy4CHUA I[OXOI[&), HMCCT BECCbMad HHU3KYIO JOXOAHOCTb, ITIOOTOMY
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TIIATEIbHBIA aHAJIN3 W OIIEHKAa OOBEKTOB SIBISIETCS BAXKHOW COCTABIIAIONICH Mpu
OIICHKE IIEJIECO00Pa3HOCTH MPHOOPETEHHUS.

Kpome Toro, BBHUIY HU3KOM KOMIETEHTHOCTH OOJBIIMHCTBA yYaCTHUKOB
PBIHKA HEJABMKUMOCTH, HA CTOUMOCTh O0OBEKTAa UMEET OOJIBIIIOE BIUSHUE UMEHHO
MapKeTUHTOBasT WIM WH()OpPMAIMOHHAS COCTaBIAIONIAsl, HE TMOATBEPIKICHHAS
JEUCTBUTEILHON TICHHOCTHIO ¥ COOTBETCTBYIONIUMHU XapaKTEPUCTHUKAMU U
nmapamMeTpaMH caMuX 0ObEKTOB.

O0600611ast U3JI0KEHHOE BBIIIE, MOXKHO MPEATIOKHUTH CIEAYIONIYI0 METOIUKY
OIICHKH CTOMMOCTH KWJION HEIBM)KMMOCTH, KOTOpas BKIIFOYAET B €01 HECKOIBKO
stanoB (puc. 3). Ha mepBoMm 3Tame mpou3BOAUTCS WHTETPUPOBAHHBIN aHAU3 C
UCIIOJIb30BAaHUEM OCHOBHBIX MO0AX0A0B. Ha ocHOBe mnpuMeHeHHs 3aTpaTHOro,
CPaBHUTEIBHOTO M JIOXOAHOTO TMOJIXOJ0B OLICHIIMKOM MPOU3BOAUTCS pPacyer
CPEIHEB3BEILICHHOTO 3HaY€HUs, JIM0O BHIOUPAETCS HAaUBBICIIAs U3 TPEX OLIEHOYHBIX

CTOUMOCTEHN KaK OCHOBaA, €CJIM OAUH U3 MCTOJ0B IIPU3HACTCA Oonee HaaAC)KHBIM HUJIN

PEICBAHTHBIM.
ran I * [TapameTpsl cipoca;
] * DKOHOMHYECKast
Y4eT peIHOYHOU KOHBIOHKTYPA;
* [Iporuo3upoBanue Oymymux
KOHBIOHKTYPBI W3MEHEHUH U T.1.
* PeIHOUHBIE pUCKY;
9Tar[ || * OUHAHCOBBIE PUCKU;
* CrpouTenbHbIe U
Yyer PHUCKOB TEXHUYECKUE PUCKH;

 IOpuanueckue puck.

Oran | * 3arparHbIit
NHTErpupOBaHHBIN  * CpasHutenbHbiii
aHaJIN3 * JloXOmHBIN TOAXOBI.

Puc. 3. Ilogxoa k omeHKe CTOMMOCTH HEABHKMMOCTH

Hcmounuk: cocmasnerno aemopom
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[TockonbKy OlleHKa OOBEKTOB JKHIJIOH HEABUKUMOCTH Ha OCHOBE IIEHOBBIX
napaMeTpoB HE B TIOJHOM Mepe MOKa3biBaeT OOBEKTUBHYIO CTOMMOCTh O0BEKTa, Ha
BTOPOM M TPEThEM JTalax IPOU3BOJUTCS KOPPEKTUPOBKA B 3aBUCHUMOCTH OT
HAJU4YUsl PUCKOB U C YUYETOM PBIHOYHOM KOHBIOHKTYpHI. IIpu OlleHKE pHUCKOB
YUYUTBHIBAIOTCS TOTEHI[MAIbHBIE U3MEHEHUSI B PHIHOYHOW KOHBIOHKTYpPE, KOTOPBIE
MOTYT BIIMATH Ha COPOC U MPEJIOKEHUE, PUCKA PKOHOMUYECKON pPEeliecCur WU
HECTaOUJILHOCTH (PHIHOUHBIEC PUCKH). Takke OLICHUBAIOTCS IOPUANYECKUE PUCKH, K
KOTOPBIM OTHOCSITCA: TMOJHOTA JOKYMEHTAIUM, HaJU4Yue CYyJeOHBIX CIIOPOB WIIH
MPaBOBBIX MPOOJIEM, YTO MOXKET CHU3UTH MPUBJIEKATEIHHOCTh HEIBMXUMOCTH. K
CTPOUTEIBHBIM W TEXHUUYECKUM pHUCKAM OTHOCUTCS Hajauyue Je(eKToB Wiu
poOJIeMbl C Ka4€CTBOM CTPOEHUS, YTO MOXKET CHU3UTh CTOUMOCTh HEJIBUKUMOCTH,
a K (MHAHCOBBIM — UI3BMEHEHHUSI B YPOBHE UTIOTEYHBIX CTABOK, KOJIEOAHUSI CTOUMOCTH
HAIlMOHAJIbHOM BaFOTHI, MHMISALMS U T.].

Y4er pbIHOYHOW KOHBIOHKTYPBI SIBJSIETCS KIIOUEBBIM aCIEKTOM B OLIEHKE
CTOMMOCTH HEABWKUMOCTH, IOCKOJBbKY II€Hbl Ha JKHWJIbE MOTYT 3HAYUTEIBHO
Koe0aTbcsi B 3aBUCHUMOCTH OT TEKYIIUX YCIOBUW pbIHKA. OILEHIIUK MOXKET
KOPPEKTUPOBATh CTOMMOCTh OOBEKTa C YYETOM HM3MEHEHUH B MHJIEKCAX IEH s
OTPaXCHUSI TEKyLIEd pPBIHOYHOW CUTyalUH M OXWUJIAHUH OTHOCHUTEJIBHO €€
U3MEHEHHs B OmpkaiiimeM OyayiieM. Y4UeT pUCKOB U OCOOEHHOCTEH PBIHOYHOTO
OKPY)KEHHUS TO3BOJISIET TMOJYYUTh DPEJIEBAHTHYIO OIIEHKY CTOMMOCTH OOBEKTa M
YIIYUYIIUTh IOHUMAaHUE PhIHKA KUJIO0N HEABUKUMOCTH €r0 yYaCTHUKAMHU.

3akiouenue

Takum oOpazoM, TO pe3ynbTaTaM TNPOBEJACHHOTO aHAJIW3a YJIaJIoCh
YCTAHOBUTh, YTO B COBPEMEHHBIX YCJIOBHUSAX OTCYTCTBYIOT YHUBEpCAJbHbBIC
WHCTPYMEHTHI aHalli3a Pa3BUTHUSL PhIHKA KUJIO0N HEJIBHKMUMOCTH, YTO MPUBOJUT K
HEJIOOIICHKE WJIM 3aBBIIICHUIO 1I€H, a TakKue (PaKTOpbl KaK HEOMPEACICHHOCTh U
HECTAaOUJIbHOCTh CTAHOBSITCSI MPUYMHONW BO3HUKHOBEHHUS CIICKYJISIUNA, TOCKOJIBKY
MIPOJIABIbI CKJIOHHBI YBEJIMYUBATD IIEHBI B OKUJJAHUH JIOTIOTHUTEILHON TPUOBLIH.

Jlnst Toro, 4ToOBI TOBBICUTH MPO3PAYHOCTH PHIHKA HEABUKUMOCTH U

00eCIIeYnTh AOCTHKCHUEC CIPaBCAJIMBLIX HICH, €ro Yy4aCTHUKaM H€O6XOI[I/IMO
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OPUMEHATh KOMIUIEKCHBIE MOAXO/bl K OIEHKE CTOMMOCTU TOPTyeMbIX OOBEKTOB.
KombOunupoBanue 3aTpaTHOr0, CPaBHUTEIBHOIO U TOXOJAHOIO MOJIXOJ0B, a TAKXKe
y4eT PUCKOB U OCOOCHHOCTEN PhIHOYHOW KOHBIOHKTYPHI O3BOJISIIOT POU3BOAUTD
KAa4ECTBEHHYIO OLIEHKY, IPEAOTBPAaIasi BO3MOKHOCTH UCKYCCTBEHHOI'O 3aBBIIICHUS
HEeH M wu30eras CUTyalMil HEZOOLUEHKH CTOMMOCTH OOBEKTOB HEABHKHMMOIO
UMYIIECTBA MPU OPOPMIICHUH CAETOK KYTUTU-TIPOAAKH.

HanpaBnenneM panpHEWIINX MCCIEAOBAHUM aBTOpA SBISETCS AaHAIU3
B3aMMHOI'O BIIMSHUS PA3JIUYHBIX B3aUMOCBSI3AHHBIX XapPAKTEPUCTHK U MTAPAMETPOB

XKWIbs B Ipoliecce (POPMUPOBAHMS PHIHOYHOM LIEHBI.
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