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AnHoramusa. B cratbe paccMaTpuBalOTCS MPEUMYILIECTBA U HENO-
CTaTKU UCTIOJIb30BAHUS PA3JIMYHBIX METOIOB OLICHKU CTOUMOCTH 00b-
€KTOB HEIBVMKUMOCTHU B YCIIOBUSIX PUCKA U HEONPEIeJIeHHOCTH, 1aHa
0030pHast XapaKTepUCTUKA CUTYALIMU HA PbIHKE HEABMKUMOCTHU B CO-
BpeMeHHOIi Poccuu, BhISIBIEHBI OCHOBHBIE TTPOOJIEMbI OLIEHKH, a TaK-
>Ke (DaKTOpbl PUCKA U HEONIPEACICHHOCTH.
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Abstract. The article discusses the advantages and disadvantages of
using various methods for estimating the value of real estate in conditions
of risk and uncertainty as well as the survey characteristic of a situation
in the real estate market in modern Russia is given, the main problems of
assessment and also risk factors and uncertainty are revealed.
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B coBpeMeHHOIT TIpakTUKe U3BECTEH PSI MTOAXOA0B K OLIEHKE He-
JIBUKMMOCTHU, CPEeIy KOTOPbIX HauboJjiee IMOMYISIPHBIMU SIBJISTFOTCS
CJIeIYIOIIE METOBI.

CpaBHUTEIBHbBIN METOJ — HanboJiee TOIYJIIpeH Cpeay PUeITOPOB.
Merton 0a3upyeTcs Ha ydeTe BIAMSIHMS MHOXECTBa (PakTOpOB: Kyp-
ca JoJuiapa, CE30HHOCTM, HAJOIOB M COCTOSIHMSI SKOHOMMKHU B CTpa-
HEe M OCHOBaH Ha MPEANoJIOXKEeHUU, YTO TTOKYIaTeab He 3aIljlaTUT 3a
00BeKT OOJIbIlIe, YeM 3a aHAJOTUUHBIN Ha OTKPBITOM pbIHKEe. MeTos,
MMEEeT CJeNyIolre IMPerMYyIIecTBa: OTpaXeHUe MHEHUE MacCOBOTO
MpoJaBLa U MOKYIATesI, y4eT COOTHOIIEHMS «CIPOC-MPEITOKESHUE»
U UHQIISALUN; TTPOCTOTA TPUMEHEHUS U HAEXKHOCTb PE3yJIbTaTOB MPU
YCIIOBUY HaJIMUMSI aHAJIOTOB WUJIM CTaOMILHOCTU pbiHKa. K HemocTaT-
KaM OTHOCMTCSI CJIOXKHOCTb ITOMCKa BYX «O00BEKTOB-O0JIU3HEIIOB» IS
CpaBHEHUSI U HenojiHasi MH(GOpMaLUs y OLEHIIMKA 00 OKOHYaTe b-
HBIX YCJIOBUSIX CHCJIKU.

Cytb 3aTpatHoro Merona (aktuBHO IpuMeHsemoro B CCCP mpu
pacyeTe MHBEHTapU3allMOHHOM cTOMMOCTH 3nanuii st bTH) 3akiio-
4yaeTcs B OIPEAeICHUU OLEHIIMKOM Ha MpUMEpe KOHKPETHOIO 00b-
€KTa BO CKOJIbKO OOOMIETCSI CTPOUTEIBbCTBO €r0 TOYHON KOIMUU WIU
«yJIY4IIEHHOrO» aHajiora Toro e 3maHus. Haubonee momynsipHbie
cepbl IPUMEHEHUS METO/IA: OLIEHKA «CBEXKEIMOCTPOSHHBIX» 00BEKTOB
(0co0eHHO crelaIbHbBIX: IIIKOJI, OOJIBHUIL 1 T. I1.) C UCIIOJIb30BaHUEM
COBPEMEHHBIX ITPOEKTHBIX HOPMATUBOB 1 BO3MOXXHOCTh TEXHUKO-3KO-
HOMUYECKOT0 000CHOBAHUSI HOBOTO CTpOUTENbCTBA. CyllleCTBEHHbI-
MU OTpaHUYECHUSIMU UCIMOJb30BAaHUSI METOMA SIBJISIIOTCS 3HAUMTENb-
Hasl pecypCcoeMKOCTb (MHOXECTBEHHOCTb PACUETOB U HEOOXOIUMOCTh
nepepadboTKu 0OJIbIIOro MaccuBa MH(pOpPMALIMK), a TaKxKe HEOOX0oau-
MOCTb HAJIMUUSI Pa3BUTOTO (DUHAHCOBOTO PbIHKA, TTOCKOJIbKY YKa3aH-
HBII1 TIOAXOM MoApa3yMeBaeT UCIONb30BaHUE JAHHBIX O (haKTUUEeCKU
COBEPILIEHHBIX CHACIIKAX.

B pamkax mcnonb3oBaHUs JOXOAHOIO METOAA CTOMMOCTb HEABM-
KUMOCTU OMpeIesieTcss TMoKazaTeJIsIMU  OXKUIAEMbIX JOXOAO0B TIpU
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yCIOBUM HaubOoJjiee 3(p(HEeKTUBHOTO MCITOJb30BaHUSI 00BbEKTa HEIBM-
KMUMOCTHU. JIaHHBII TTOIXOI B HACTOSIIIEe BpeMs SIBIISICTCSI CAaMbIM T10-
MYJISIPHBIM B IMPaKTUYECKOM AesITeTbHOCTU. OCHOBHOE IMPEUMYILIECTBO
MOAX0Ja TI0 CPABHEHUIO ¢ PHIHOYHBIM U 3aTpaTHBIM B TOM, UTO OH B
OoJIbllIeil CTETIEHN OTpaXKkaeT IMpeAcTaBIeHUe NHBECTOPA O HEIBUXKM-
MOCTH KaK UCTOYHUKE 10XO/a, T. €. 3TO Ka4eCTBO HEABXKUMOCTU YU -
ThIBaeTCs1 KAK OCHOBHOM 1IeHOOoOpa3ytoumuit pakrop. Kpome Toro,
YacTO HE BO3HUKAET MPOOJIeM ¢ HaXOXIACHUEM JJISI PACYETOB UCXOII-
HOM MHGOPMALIMU, BO-BTOPKIX, TPAKTUYECKHU JII000I 00BEKT HEOBM-
XKMMOCTU CMIOCOOEH MPUHOCUTD JI0XOI, CJIENOBATENIbHO, MOXET ObITh
OlLIEHEH MO AaHHOMY Toaxoay. OQHaKO B ONpeaeeHHBIX Cydasx 3a-
TPaTHBIA WU CPaBHUTENIBHBINA MOAXOObI SIBJISIIOTCS 00Jiee TOUHBIMU
1 3PGEeKTUBHBIMU. 3HAYUTEIBHON MPOOJEMOI MCITOJIb30BaHUS 10-
XOIHOTO TIOAXOAA SIBJIIETCSI CIIOXKHOCTh IMPOTHO3UPOBAHMST OYIyIIUX
pe3yNBTaToOB U 3aTpaT. B cujly 3HAUMTETbHOTO BIUSIHUSI CUCTEMHBIX U
HECHUCTEMHBIX PUCKOB 3aTPYJIHUTEIBHO €TI0 UCIIOJIb30BaHUE B CIICAYIO-
IIUX YCJIOBUSIX:

— B YCJIOBUSIX Kpusuca (MpuObUIbL OT 00bEeKTa He OyIeT MoCTyIaTh
MOCTOSIHHO ¥ PAaBHOMEPHO);

— B ycloBUsX AeduuuTa uHGopMauuu (Ipyu HE3HAHUU CTaBKU
JUCKOHTUPOBAHUS PacyeThl OECCMBICIECHHBI);

— B paboTe MHHOBAILIMOHHO-OPUEHTUPOBAHHBIX KOMIIAHUMI MO0
MPU 3aITyCKe HOBBIX OM3HEC-JIUHUM (PUCKU CIUIIKOM BBICOKU, CIIOX-
HO MPOCYUTATh IEHEXHBIN MTOTOK).

O1eHKa HEABUKMMOCTU MPOBOAUTCSI, KAK MPAaBUJIO, HA OCHOBE
aHallu3a BJIOXEHUS U MOCTYIJICHUSI pachpeleeHHbIX BO BpeMEeHU
JNEHEXHBIX CPEICTB, Il€ OCHOBHLIM OOBEKTOM aHajiu3a SIBJISIOT-
¢S TIOTOKU TLIaTeXel — pacripele/ieHHbIe BO BpeMEHU OXMaaeMble
NeHEeXHbIe pacxoiabl M moctymiaeHus. Ilpu a3ToMm mpearosnaraeTcs
TOYHOE 3HAHKWE Pa3MEPOB PACXOIOB Ha NMPUOOpPETEHUE WU CO31a-
HUe 00beKTa HEABUKUMOCTU WJM IMPaB Ha HEro, OXWJAAaeMBbIX BbI-
rofl, MPUHOCUMBIX HEIBUXKUMOCTBIO, a TAKXKe 3HAUCHUS PHIHOYHOM
CTaBKU TIpolieHTa B OyayuieMm. Ha mpakTuke HU pacxoibl, HU TeM
Oosiee Oyaylve JOXOAbl M PHIHOYHASI CTaBKa MPOLIEHTA, KaK IpaBu-
JIO, TOYHO HEU3BECTHHI.
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C gpyroii CTOpOHBI, JTII000Ii 00BEKT HEABUKMMOCTU UMEET I0OpUIN-
YecKylo, (pUM3NYECKYI0 1 SKOHOMMYECKYIO onpeaeieHHOCTh. [1pu aTom
J1100ast ornepainus ¢ HeIBKMMOCTBIO TIPOMCXOIUT B paMKax ompeie-
JIEHHBIX TePPUTOPUAIBHBIX 00pa30BaHU ¢ IPUCYIIMMU UM aIMUHM-
CTpaTUBHBIMU MPaBUIaMU U MPOLIEAYPaAMU.

ITockonbKy B paMKax OLIEHKM OOBbEKTa HENBMXKMMOCTHU, KakK Ipa-
BUJIO, OIIPEIEIsIeTCSI PhIHOYHAsI CTOMMOCTb OObeKTa OLICHKHU, Ipu-
HaUIEXKHOCTh O00bEeKTa OLIEHKM K PBIHOYHBIM YCJIOBUSIM OYEBHUIHA.
A XapakTepHbIM IIPU3HAKOM pPbIHKA HEU30EXHO SIBJISIETCS TOBOJILHO
BBICOKUI ypOBEHb puUcKa. PUCK B TaHHOM cilyyae O3HAyaeT BEPOSIT-
HOCTb HEeTIOJIYYEHMSI 10X0/1a, KOTOpas B 00s13aTeIbHOM ITOPSIIKE 10K -
Ha YYUTBIBAThCS B IIPOLECCE ONMpPEACIEHUSI CTOMUMOCTU OObEeKTa OLICH-
KM; a YpOBEHb pHCKa IpeACTaBIsieT cO00i KOJIMYECTBEHHYIO OLIEHKY
cuTyanuu (OoTpaxarmlleil CTereHb HeOMNpeneJeHHOCTU B MPUHSITUU
peleHunii) ¢ yyetoM yuiep0a, oOyCIOBIEHHOIO BO3MOXHBIMU HeEXe-
JIaTeJIbHbIMU TToceacTBusIMu. CrenoBaTeIbHO, aHAJIM3 U OLIEHKY He-
JIBVDKMMOCTHY IPUXOAUTCS IIPOBOAUTH KaK B YCJIOBHUSX HEOIpPeneaeH-
HOCTHU, TaK 1 B YCJIOBUSIX pUCKa.

IIpu aTOM OXUAaeMblili YpOBEHb pUCKa HEOOXOAMMO YYUTHIBATh
Mpu pacyere cTaBKu nuckoHTupoBaHus («ERR» — oxumgaemas, 1mo-
TeHLMaJIbHasl TOXOMHOCTD, OT aHIVI. «expected rate of return», Hopma
oTHauu — OT aHII. «yield rate») ¢ coOMIOAEHUEM CIIEIYIOIIETro yCo-
BUSL: YeM OOJIbIIIe OXKMIAeMbI PHUCK, TeM OOJIbIlIe NOJIXKHA ObITh CTaBKa
ERR. Mcxong u3 aToro, peryJiupys ypoBeHb pUCKa, CBI3aHHOTO C 00b-
€KTOM, MOXHO II0JIydyaTh Pa3jiMyHYI0 BEJIUYMHY CTOMMOCTHU. Takum
o0pa3oM, OCHOBHOM 3adayeil 31ech SIBISIeTCS] MMOMHBINA 1 000CHOBaH-
HBIA y4eT BCEBO3MOXXHBIX PUCKOB BJIOXKEHUI B HENBUXKMUMOCTb.

OnHako OYeBUIHO, YTO HaMOOJIee MOJTHOE IIpeaCcTaBIeHIE 00 YPOB-
HE pucKa, XapaKTepHOTO UIsI COITOCTaBUMBIX 00BbEKTOB, MOXHO c(op-
MUpPOBATh TOJBKO MpPY HAJIWYMUU JOCTATOYHO PAa3BUTOIO U CTAOWIIb-
HOro pbIHKa. B 3apy0exkHOoil mpaKTHKe JOCTaTOYHO IIPOCTO IOJYUYUTh
nH(pOpMaIIO 00 YPOBHE CUCTEMAaTUYECKOI0 U HECUCTEMAaTUYECKOTO
pUCKa, YTO HEOOXOAUMO TPU MHBECTUILIMOHHOI OLIEHKE IPOEKTOB, U
3Ta BeJIMYMHA ¢ OOJIBIION IoJieit BEpOSITHOCTU OyaeT He (OpMaIbHOI,
a peanbHON. OgHAKO B YCIOBUSIX POCCUMCKOMN NeiCTBUTEIBHOCTH Ta-
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Kas cuTyauust (paKTUYECKU SIBJISIETCSI HEBO3MOXHOIA. JIeJ0 B TOM, 4TO
B OLIEHKE HEIBMKMMOCTH, IIPU MOCTPOCHUU CTAaBKU KaluTalu3aluu
(oTpaxkamlleil ypoBeHb JOXOMHOCTH) KYMYISITUBHBIM ITIOAXOAOM K
0OE3pMCKOBOIM CTaBKEe JOXOAHOCTH IPUMEHSIOTCS pa3JIMYHbIe Ham-
0aBKHU, OTpaxalollue pUCK BiIoxXeHMid. K HHUM MOIYT OTHOCHUTHCS:
MpeMusl 3a HU3KUI YPOBEHb JUKBUIHOCTU O0OBbEKTAa HENBUXKUMOCTH,
PUCKHU, CBSI3aHHBIE C MU3MEHEHMEM CHUCTEMbl HAJOrOOOJOXEHUS, PU-
CKM, CBSI3aHHBIE CO CTPYKTYpOIi BKJIaabiBaeMoro Kanutaia u np. Co-
OTBETCTBEHHO, KaxXk/1asl U3 yKa3aHHbBIX IPEMUI WM Haa0aBOK J0JKHA
ObITh 00OCHOBaHA U paccurTaHa. Ho B ycIOBUSIX POCCUIICKOTO PBIH-
Ka, K COXaJeH1I0, HEBO3MOXHO JOIOIIMHHO 3HaTh YPOBEHb TOTO WJIN
MHOTO pMCKa, COOTBETCTBEHHO, JOBOJBHO CJIOXHO OOOCHOBBLIBAaTh B
OTt4yeTe 00 OLIEHKE KaKue-a1M00 BEJIUYMHBI, a TeM 0ojee pacCUMUThI-
BaTh UX. B Takux yC/lIOBUSIX, OLIEHIIUKY, KaK IPaBUJIO, OMMMPAIOTCS Ha
BKCIIEPTHOE MHEHUE, KOTOPOE B YMCJICHHOM BbIpaKeHUU KOJIEOIeTCS
B coOuronaeMbIX BceMU Tipenenax. Ho eciau momnbITaTbCsl BHIICHUTD Y
OlICHIIMKA MoYeMy UM ObLI IIPUCBOEH TOT MM MHOI MPOLEHT q00a-
BOYHOTIO pUCKa, BPsII JIK KTO-TO OOOCHYET BEIMYUHY KOHKPETHOTO PU-
cKa, HampuMep, BbI3BAHHOTO KPUMUHOI€HHBIMU (hakTopamMu (cyOb-
€KTUBHOCTb OLIEHKHM). YTo ycyry0JseTcs TakKe CI0XKHOCTbIO TOUHOTO
MPOrHO3MPOBaHUS OynyIIUX 10X0A0B. UMEHHO Mo3TOMY IpopadoTKe
METOJIMK OLIEHKU YPOBHSI PUCKOB, CBSI3aHHBIX C 00BEKTaMU HEIBUXKU-
MOCTHU CTOMT YIEJISITh IIPUCTaIbHOE BHUMAaHME.

PriHok HenBukuMocTu B Poccuu, Kak M BO BCeM MUpE, IOCIe
OYpHOTO pOCTa IMOCIECAHUX NECATUICTUI UCIBITEIBAET HEKOTOPOE OX-
JIaXXKIeHUE, YTO, CKOPEe BCEro, CBI3aHO C LIMKIUMYECKUMU SIBJICHUSIMU
B 9KOHOMMKE, YeM C HEKOTOPHIMU (byHIAMEHTAIbHBIMU MIPUYMHAMU,
KOTOpBIE ITOKa €llle TOJbKO HaUYMHAIOT MPOSIBJISAThL cedsl. B yacTHOCTH,
HecoMHeHeH 3¢h@deKT OT MajeHusI U MOCIeAyIoleiH BOJaTUJILHOCTU
Kypca py0Jist B pe3yJibTaTte peakluu (pMHAaHCOBOTO PhIHKA HAa HOBOCTU
0 BBEIECHUU HOBBIX 9KOHOMMYECKUX caHKIIMIi co ctopoHbl CIIIA B aB-
rycte 2018 1. 3gech, ¢ OTHOI CTOPOHBI, HECOMHEHHO, HECTAOMIBHOCTh
pyossT IBASIETCS CUMITTOMOM PHCKa U YSI3BUMOCTU BCEI pOCCUICKOM
5KOHOMMKU. C Apyroil CTOpPOHBI, JUIIb IJIMTEIbHAsT HEOMNpenaeaeH-
HOCTb Ha BaJIOTHOM PHIHKE MOXET MPUBECTU K 3HAYUTEILHOMY CHU-
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JKEHUIO MHBECTULIMOHHOM aKTUBHOCTHU U YXYIILICHUIO IEBEIONEPCKUX
npoekToB. O4eBUIHO, YTO B CKJIAAbIBAIOIIMXCS HA TEKYIIUIA MOMEHT
9KOHOMUYECKUX YCIIOBUSAX, BO3MOXKHO YBEIMYEHUE OTIOXKECHHOIO
crpoca B MacCOBOM CErMEHTe CO CTOPOHBI TeX, KTO JOJITO OOIyMbI-
BaJI pellieHUe 1 OTKJIaAbIBaj MOKYITKY. 3aKOHOMEPHO MPEAIONI0XKUTD,
YTO IPU OXUIAHUM XYAIIETo W JJISI COXpAaHEHUsI CBOMX COepexkeHUit
OT 00eclieHMBaHMSI, MHOTHE TTOKYIATeJId TPAAULIMOHHO BJIOXAT UX B
HEIBWXXUMOCTh. [Ipy 3TOM €O BCIUIECKOM CIIPOCa CTOMMOCTD KUJIbSI
MOXKET BO3PacTH, OAHAKO HE CTOUT OXMIATh, YTO PACLUEHKU CUJIbHO
noBbicaTcs. Eciau 1ieHbl 1 BhIpacTyT 1o KoHna 2019 r., To B mpeneiax
3 %. Ilo olLieHKaM aHAJIUTUKOB, CYIIECTBEHHBIN POCT LIEH Ha KUJIbEe
(1a 30—40 %) moxeT rpounsoitTu auib K 2020 . BeposiTHO, He OKaxeT
MPSIMOTO BJIIMSTHUSI UBMEHEHUE Kypca pyOJisi U Ha 1IeHOOOpa3oBaHUE
B IPOEKTaX HOBOCTPOeK. B ycI0BUSIX HOBOTO 3aKOHOIATEILCTBA TIPU-
CYTCTBYET HEONPEIeJIeHHOCTD IMOBEICHHUS JIeBeJIONepOB B OJIVKaN it
rofl B OTHOILIEHUU BbIBOA Ha PHIHOK HOBBIX ITPOCKTOB.

Takum oOpa3oM, oueBHUIHA C OOHOM CTOPOHBI HEM30EXKHOCTh, C
JIPYTOi CTOPOHBI HEOOXOAUMOCTD YUeTa PUCKOB U HEOTIPENeIeHHOCTHU
IPU OLIEHKE CTOMMOCTU O0BEKTOB HEIBUKMMOCTH.

Jluteparypa

1. Metoauueckue peKoMeHAAUMM IO olieHKe 3GhGhEeKTUBHOCTH WHBE-
CTUIIMOHHBIX TIPOEKTOB (BTOpasi penakius). YTBepxkneHbl MUHUCTEPCTBOM
skoHOMUKN P®, MunucrepctBoM (uHancoB P®D, TocymapcTBeHHBIM KO-
MuteToM P® 10 CTpOUTENBHOM, apXUTEKTYPHON W KUJIUIIHON TOJUTHUKE
Ne BK 477 ot 21.06.1999. URL: http://ivo.garant.ru/#/document/2320803/
paragraph/1225:0.

2. Bapaamos A. A. 3eMenbHEIN Kagactp. B 6 . T. 5. OtieHka 3eMJIu 1 MHOM
HemBuxumoct / A A. Bapnamos, A B. CeBoctbsiHoB. M.: KonocC, 2016.
166 c.

3. Tonukosa fO. A., I'am3aToB A. A. MeTononornueckue npooieMbl OLIEHKHN
CTOMMOCTH TIPU YTIPaBJIEHUN HEABUKMUMOCTbHIO // TpaauiimoHHasi MTHHOBALIM -
OHHasl HayKa: UCTOPYsI, COBPEMEHHOE COCTOSTHUE, IMePCITEKTUBBI: CO. TPYIOB
X MexayHap. HaydHo-TpakTuueckoit koHgepenimu 10.01.2018 . Y. 1. [Tepmb
— Ya: AatepHa, 2018. C. 44—48.

329



PUCK’5-2018

4. Kamuncknii A. B. AHanu3 npakTuku oleHKH HeaBrkumoctn / A. B. Ka-
muHckuit, FO. U. Ctpaxos, E. M. Tpeiirep. M.: PUO MAOK, 2018. 264 c.

5. JIurosuenko B. A. Kagactp, skcriepTr3a u olileHKa 00beKTOB HEIBKI~
moctu / B. A. JlutoBuenko, B. V. HanazamBwiu. M.: Beicias mkona, 2018.
157 c.

330



