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OCHOBHbIE NoAXoAbl U METOA bl OLEHKU 00BbEeKTOB HeABUXKUMOCTH

B oueHKe HeEABMXXUMOCTU CYLLLECTBYIOT TPU 0OLLENPUHATBIX NOAX0Aa K ONpeaeseHunto
CTOMMOCTW: 3aTPaTHbIN, PbIHOYHbBIA N OOXOAHbIN. B Ka)X[10M Noaxoae MMelTCst CBOW
CNOXXUBLUNECA METOAbl, MPUEMbl U NpoLenypsl.

O6Hapy>XMBAETCS KOHLIENTya/lbHOEe CXOACTBO NOAXOA0B K OLleHKE pa3JIN4yHbiX 06BEKTOB
cobcTBEHHOCTU. B TO XXe BpeMsa BMA oLleHMBaeMoro obbekTa onpeaenseT ocobeHHOCTn
KOHKPETHbIX METOZ0B, BbiTEKaloLLMe U3 cneundunyieckmux npobnem oueHKn, NpUcyLLnx,
KaK NMpaBwJo, TOJNIbKO AaHHOMY BUAY COOCTBEHHOCTW.

3aTpaTHbIA noaxop,

3aTpaTHbIN NOAXOA - COBOKYMHOCTb METOA0B OLEHKMN CTOMMOCTN 06BbeKTa, OCHOBAHHbIX
Ha onpeneneHnn 3aTpaT, HeobxoaAnMbIX A8 BOCNPOM3BOACTBa 1Mb0O 3amelleHns
obbeKkTa, C y4eToM ero n3Hoca.

B 3aTpaTHOM noaxone npeanosiaraeTcs, YTO 3aTpaThbl, HeObXoAUMbIE ANA CO3AaHMSA
oueHnBaeMoro o6bLekTa HeABMXXMMOCTU B €ro CYLLEeCTBYOLEM COCTOSAHUM NN
BOCMPON3BEOEHNS ero NoTpedbnTenbCKNX CBONCTB, COOTBETCTBYIOT PbIHOYHOW CTOUMOCTM
3Toro ob6bvekTa. 3aTpaTHbIN NOAX0 MO3BOJISET paccHnTaTb CTOMMOCTb CTPOUTENIbCTBA
obbeKkTa B TEKYLLIMX LeHax (Ha AaTy OueHKN) 3a Bbl4eTOM 06Lero HakKonJeHHoro
(cymmMapHoOro) nsHoca.

OCHOBHbIe 3Tans.l npoueanypbl oueHKn npm naHHOM rnoagxonae:

e 1. PacyeT cTOMMOCTM NpnobpeTeHnsa nam 4oaroCcpo4HON apeHabl cBobogHON 1
NMEIoLWEeNCsa B PaCnOpsXXeHUN 3eMJIN B LeNsx ONTUMasibHOro ee UCrMoJib30BaHUS;

e 2. OueHKa BOCCTAaHOBUTEJIbHON CTOMMOCTM OLLeHMBaeMoro 3gaHus. B ocHose
pacyeTa BOCCTAHOBUTEJIbHON CTOMMOCTU NEXUT pacyeT 3aTpaT Ha BOCCO3[aHune
paccMaTpuBaeMoro obbekTa, NCXOASA U3 COBPEMEHHbIX LLEH N YC/IOBUN
N3roTOBJIEHUS aHANOrNYHbIX 06BLEKTOB Ha onpefesieHHYI0 AaTy;

e 3. OnpeneneHvie BeNNYNHbI PU3NYECKOT0, PYHKLMOHAIBHOIO 1 BHELIHEero N3HoCoB
obbeKTa HeABUXXNMOCTN;

e 4. OueHKa BeNIMYUHbI NpegnpuHMMaTensCKon Npubsiauv (Npmbslin nHBeCTOpPa);
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e 5. PacyeT NTOroBom CTOMMOCTN 0OBbEKTA OLEHKN NYTEM KOPPEKTUPOBKM
BOCCTAHOBMTEJIbHON CTOMMOCTW Ha U3HOC C NOoC/eaAyoWnUM yBeNNYeHNeMm
NOJIly4YEHHOW BEJINYMHBbI Ha CTOMMOCTb 3EMEJIbHOI0 y4acTKa.

3aTpaTHbIA Noaxon Hanbonee yMecTeH Npu oueHKe 06bEKTOB, HElaBHO CAAHHbIX B
3KCMNJyaTaluuto, OH NpUBOAUT K Hanbonee ybeanTenbHbIM pe3ysbTaTaM B C/lyvae
[OCTAaTO4YHO 060CHOBAHHOW CTOMMOCTW 3€MeNIbHOr0 y4acTKa U HE3HAYNTESIbHOM
HAKOMJIEHHOM M3HOCE YNYyYLLEeHUN.

JloxoaHbIX nopxon,

OnpeneneHne pbIHOYHOM CTOMMOCTN 06 bEKTOB HEABMXKMMOCTN C MOMOLLbIO AOXOAHOMO
noaxojia OCHOBbLIBAETCSA Ha NPUHLIMNE OXUAAHUA. B COOTBETCTBUM C 3TUM MPUHLIUMOM
TUMNUYHLIA NHBECTOP, TO €CTb NoKynaTeslb 00bekTa HeABMXUMOCTHU, NprnobpeTaeT ero B
0XXMAAaHUKN NoNyYeHUs B ByayLleM N0X0OO0B OT UCMOJIb30BaHUS. YY4NTbIBAS, 4TO
CYLLLeCTBYET HernocpeacTBeHHas CBSA3b MeX Ay Pa3MepoM UHBECTULMA N BbIroAaMu OT
KOMMEpPYEeCKOro UCcnoJsib3oBaHns o6bekTa MHBECTULNIA, CTOUMOCTb HEeBUXXMMOCTH
ornpenensieTcss Kak CTOMMOCTb NpaB Ha NoJslyYeHne NPUHOCUMBIX €10 JOXO0M0B, UHBIMU
CNOBaMu, CTOMMOCTb 06bEKTa HEABUMXXMUMOCTW ONpeaensieTcs Kak Tekyllas CTOMMOCTb
6y nayuwmx N0Xon0B, FeHEPUPYyeMbIM 0O EKTOM OLIEHKN.

OCHOBHbIe 3Tans.l npoueaypbl OUEHKN NPy AaHHOM noaxone:

e 1. CocTaB/ieHne NporHo3a byayLmx 4oXo40B OT CAa4YMN OLEeHUBAEMbIX MoLanen B
apeHay 3a nepuvon BJlageHUA N Ha OCHOBE MNOoJIy4eHHbIX AaHHbIX ornpeaesieHne
NnoTeHUManbLHOro Basosoro goxona (MBJ), KOTOPbLIN PpacCcYUTLIBAETCS MO dhopMyne
(1):

o 2.

NBAO=S x Na, (1)
roe S - nnowanb, cAaBaeMas B apeHay, KB.M,
Na - apeHOHas CcTaBkKa 3a 1 KB.M.

3. OnpepeneHve Ha OCHOBE aHaJIn3a pblHKa MOTepb OT HEA0UCMNOJIb30BaHUA nJowanen n
npun cbope apeHOHON NMaaThl, pacyeT OEeNCTBUTENLHOIO BasoBoro goxoda (OBA). Kak
npasnao, cCOBCTBEHHUK B JOJITOCPOYHOM Nepuose He MMeeT BO3MOXKHOCTU MOCTOAHHO
coasaTb B apeHay 100% nnowapen 3gaHusa. Notepn apeHAHOW NaaTbl UMEKT MeCcTo 3a
CYeT HeroJIHOM 3aHATOCTM 0ObeKTa HEABMXXMMOCTU U HeynaaTbl apeHAHOW naaThbl
HepnobpocoBeCTHbLIMU apeHaaTopaMu. CTeneHb He3aHATOCTM 0ObeKTa LOXO4HON



HeOBMXKMMOCTU XapaKTepusyeTcs KOIPPULUMNEHTOM HELOMNCMOSIb30BaHUS,
onpenenseMblM OTHOLUEHNEM BEINYNHBLI HE COAHHbIX B apeHAy njowanen K BesndmHe
obuwen nnowann, nognexauwlen caadye B apeHay. Pac4yeT 4enCcTBUTENbHOMO BasIOBOro
noxopna (AB[L) ocywecTBnseTrcs no popmyne (2):

AOBLO = NBM * K3 * Kc, (2)

roe B - nencTBUTENbHbIM BAa/1IOBON 0X04,
MBI - noTeHUMaibHbIN BaJ1OBOW O0XO0A4,

K3 - KO3h(hrumeHT 3arpyskun niaowaneun,

Kc - KoathpuumeHT cbopa nnatexen.

CnefnyeT oTMETUTb, 4TO K B[], pacCHNTaHHOMY BblLLEN3T0XKEHHbIM cnocobom,
HeobxoanmMo fobaBUTb NpoYme Aoxonbl, NoJy4aemMble OT PYHKLNOHUPOBaHMA 0ObeKTa
CBEpX apeHAHbIX nnaTexxen (HanpuMmep, 3a NCMNOJIb30BaHWE AOMNOJIHUTENbHbIMA
yCslyramm - aBTOMOOUIbHOM CTOSAHKOW 1 T.M.).

4. PacHeT nsgep>xek rno akcrnayataumm oueHMBaeMon HeaBUXMNMOCTU, KOTOPbIN
OCHOBbIBAETCS Ha aHanm3e PaKTUYECKUX N3OEP)KEK MO ee CoOAePKAHUID N/UAN TUMNYHbIX
n3gep>Xek Ha AaHHOM pblHKe. Pacxoabl 6bIBalOT YC/IOBHO - MOCTOSAHHbIE (Ha0r Ha
MMYLLECTBO, CTPaxoBble B3HOCKI, NJATEXN 3a 3eéMeJIbHbIA Y4acTOK), YCJIOBHO -
rnepemMeHHble (KOMMYHaJlbHble, TEKYLLNE PEMOHTHbIE paboThl, 3apaboTHasa nNiaTa
obcny>xmeatoLero nepcoHana u T.M.), pacxoabl Ha 3amMelleHne (pacxodbl Ha
nepruoanyeckyto 3ameHy 6bICTPON3HALLINBAOLWNXCA KOHCTPYKTUBHbLIX 3/1IEMEHTOB
30aHnA).

Takum obpa3oM, pacHeTHasa Bean4YnHa d3KCrnayaTauMOHHbIX PacX040B BblYMTAETCS U3
OB, a NTOroBbIN NOKa3aTe b ABAAETCH YNCTbIM onepaunoHHbIM goxoagom (HOLM).

5. MNepecyeT YNCTOro ONepaLMoOHHOIro A4OX04a B TEKYLLYI CTOMMOCTbL 06bekTa.

MeTon npsAMon Kanutanmsauum - MeTop onpenesieHns pblIHOYHON CTOMMOCTU 4OXO4HOI O
obbeKTa, OCHOBaHHbLIM Ha NpsaMoM rnpeobpasoBaHnn Hanbonee TUNMYHOrO JoXo4a
nepBoro roga B CTOMMOCTb NyTEM fAefleHUs ero Ha Ko3(puUNeHT KannuTanamsaumn,
NMoJly4eHHbI Ha OCHOBE aHaIM3a PbIHOYHbIX JaHHbLIX O COOTHOLWEHUAX YNCTOro Aoxona n
CTOMMOCTW aKTMBOB, aHaNOrM4YHbIX OLLeHUBaeMoMy O0B6BbeKTy, Mosly4eHHbIX MeTOA0M
PbIHOYHOW 3KCTPaKLUN.



Mpouenypa oueHKN 06bekTa HeEOBMXXNUMOCTK HaYMHAETCs C ero ocMmoTpa. lMNMepen
Ha4vaJZIoOM OCMOTpPa PEKOMEHAYETCSH 03HAKOMUTBLCSA C MMEIOLWENCH TEXHNYECKON
OOKyMeHTaumen no obbekTy, a Takxe nposecTn beceny co cneunaanctamm
TeXHUYeCKnX cny>xb, 0oTBETCTBEHHbLIMW 3@ €ro 3KCnJyaTauuio.

CpaBHMTESNbHbIN Noaxon

Heobxoanmon npennocbisIKon An8 NpUMEHEHNS MeTOA0B PbIHOYHOIO NOAX04a ABNSAETCSA
Ha/m4yme nHpopMaLmnm o caenkax C aHanorM4YHbIMM 06 beKTaMmn HEABUMXKUMOCTH
(KoTOpble CONOCTaBMMbl MO HAa3HAYEHUIO, pa3MepPy U MECTOMOJIOXKEHUIO), Npon3oLleaLmnx
B COMOCTaBUMbIX YC/I0BUAX (BpeMS COBEPLUEHUNS COENKN U YCNOBUA PUHAHCUPOBAHUA
coenkun).

CpaBHUTENbHbIN Noaxon 6a3npyeTca Ha TPex OCHOBHbIX MPUHLMMNAX OLEHKW
HEeOBMXXUMOCTU: CNPOCa N NpensioXKeHuns, 3amMmeLleHnsa 1 Bknaga. Ha ocHoBe 3Tux
NPUHLMMOB OLLEHKN HEABMXXUMOCTU B PbIHOYHOM MOAX0A4E NCMOJb3yeTCs pag,
KOJINYECTBEHHbIX N KAYeCTBEHHbIX METOA0B BblAE/IEHNS 3/IEMEHTOB CPAaBHEHMNSA U
N3MepeHnNs KOPPEKTUPOBOK PbIHOYHBIX AaHHbIX COMOCTaBMMbIX 0OBEKTOB A4
MOZEeNMPOBaHNSA CTOMMOCTU OLLleHNBaeMoro obbekTa.

OCHOBHbIM MPMHLUWNMOM B PbIHOYHOM MNnogxone oueHKN HedBUXKNMMOCTU ABNAETCA NpUHUUN
3aMeLlleHun4, KOTOprVI rNacuT, 4TO NOTEHUWaNIbHbIN nokKynaTteJib HE 3arJlaTuT 3a
nMyLiecTBo UeHy, npesbillatlolLlyto CTOMMOCTb r|p|/|o6peTeH|/|ﬂ aHaJIOrM4YHOro, € ero ToO4kKu
3peHnd, nMmyuiecTBa.

OCHOBHbIE€ TPYOHOCTM NPY NPUMEHEHUN METOA0B PbIHOYHOIO NMOAX04a CBsA3aHbl C
HEeMpPoO3pPaYHOCTbIO POCCUNCKOro pbiHKa HEABMXXUMOCTU. B 60MbLLUMHCTBE CnyYaes
peasibHble LUeHbl CAENI0K C 06beKTaMn HEABUXKUMOCTUN HEN3BECTHbI. B CBA3M C 3TUM
4aCTO NMPW NPOBEAEHNN OLEHKUN MPUMEHSAIOTCA LEHbI MPenIoXKEHNA MO BbICTAaBJEHHbIM
Ha npoaaxy obbekTam.

MeTon CcpaBHEHUS MPoAaXK onpenenseT PblIHOYHYIO CTOMMOCTbL 06beKTa Ha OCHOBE
aHaNM3a HedaBHUX MPOAa’k CONMOCTaBUMbIX 0O BEKTOB HEABUMXNMOCTU, KOTOPbIE CXOAHbI
C OLleHMBaeMblM 06BEKTOM MO pasMepy U NCNOob30BaHMIO. [laHHbIN MeTod onpeaeneHuns
CTOMMOCTW NpeAanosiaraeT, YTO PbIHOK YCTAaHOBUT LEHY AJ15 OLLeHNBAEMOro obbekTa Tem
>X€ CaMbIiM 06pa3oM, 4TO N A9 CONOCTaBUMbIX, KOHKYPEHTHbIX 06beKToB. s TOro
4TOObI NPUMEHNTL METO[ CPaBHEHUS NMPOAaXK, CNeEUNaNNCTbl UCNONb3YIOT pag
NPUHLMMOB OLLEHKWN, BKJIOYAsA MPUHLWNA 3aMeLLeHuns.



NMpMeHeHne MeTofa CpaBHEHUA NPogaXk 3aKJIl04aeTcsa B NocsefoBaTeIbHOM
BbIMOIHEHNN Clleay WX 4eNCTBUN:

e 1. MoppobHoe nccnenoBaHme pbiHKA C LEsbio MoJy4YeHUs OCTOBEPHOMN
nHpopMaumm obo Bcex hakTopax, MMerLWnNX OTHOWEHNE K 06beKkTaM CpaBHUMOWN
MoJIe3HOCTMU;

e 2. OnpepeneHve NOAXOAALLMNX €ANHNL, CPaBHEHUSA 1 NPOBEeAEHNE CPABHUTENILHOIO
aHaAM3a Mo KaXxaon egunHuue;

e 3. ConocTaBneHne oueHmnMBaemMoro obbekTa € BbibpaHHbIMN 06bEKTaMM CPaBHEHUS C
LLeNbi0 KOPPEKTMPOBKM MX NPOAAXKHbBIX LLEH NN UCKIYEHNSA N3 CMINCKA
CpaBHUBAaEMbIX;

e 4. MNpnBeneHne psaa CKOPPEKTUPOBAHHbLIX MOKa3aTeNnen CTOMMOCTN CPAaBHUMbIX
06BbEKTOB K PbIHOYHOWM CTOMMOCTUN 0ObEKTa OLEHKW.

B KayecTBe NCTOYHMKOB MHPOPMALIMKN O PbIHOYHbIX CAE/IKax C HEABMXXMMOCTbIO MOryT
NCNONIb30BaTbCHA PUINTEPCKNE KOHTOPbLI, FOCYAapCTBEHHbIE UCTOYHUKN, COBCTBEHHbLIE
6a3bl gaHHbIX, Nybankauum n T.4.

NMocne BbiboOpa eaAnHULbI CpaBHEHUSA HEOBXOANMMO onpeaennTb OCHOBHbIE NOKa3aTenu
NN 31IEMEHTbI CPaBHEHUS, NCMNOJIb3YA KOTOPbIE MOXKHO CMOAEe/IMPOBaTb CTOMMOCTb
obbekTa NocpeacTBOM HEOOXOANMBIX KOPPEKTUPOBOK LLEH KYMIMN-MPOOa>KN CPAaBHUMbIX
obbekTOB HeaBMxUmMocTu[3].

B oueHoO4YHON NpakTuKe Npu onpeneneHn CTOMMOCTUN HEABMXXUMOCTU BbIAENAT Takue
OCHOBHbIE 3/1eEMEHTbI CPAaBHEHUS, KaK nepefaHHble NMpaBa Ha HEABUXXUMOCTb, YC/I0BUSA
(hMHAHCOBbLIX pacyeToB Npu NpnobpeTeHnn HeaBUXXMMOCTHN, YCSI0BUSA NMPOoAaKn (4NCToTa
caenku), BpemMs npofaku, PyHKLUNOHabHOE Ha3HavYeHne obbekTa, MeCcToMNoI0XKeHue,
y0o6CcTBO Noabe3gHbIX NyTen, naowanb obbekTa, TEXHNYECKOE COCTOSAHNE U YPOBEHb
OTAENKN NMOMELLEHNIA.

NaHHbIN MeTon Hanbonee achpheKTUBEH OJ1S PErynspHO NpoAaBaeMbix 06beKToB. [na
BblE€JIEHNSA 3N1EMEHTOB N3MEPEHUS KOPPEKTUPOBOK NUCMONb3YIOT KOJIMYECTBEHHbIE U
Ka4yeCTBEHHblIe METOAUNKWN.

K Kosin4eCTBEHHbIM MeToANKAM OTHOCHT:

e - @aHa/ZIN3 NapHbIX NpPoAaxK (ABe pa3/InyHble MPOoAa>KM CPaBHMBAOTCS, 4TOObI
onpenennTb KOPPEKTUPOBKY AN OAHOIM0 d/IeMEHTa CPaBHEHMUS);

e - CTAaTUCTUYECKNI aHann3 (MeTon H6a3mpyeTcsa Ha NPMMEHEeHUN annapaTa
MaTeMaTUYECKOWN CTaTUCTUKWN OJ1 NPOBEAEHNSA KOPPENSALMOHHO-PErPEeCCUOHHOIO



aHanu3a);

e : aHaIM3 BTOPUYHOIO pbiHKa (OaHHbI MeTod onpenensieT Be/INYNHDbI
KOPPEKTUPOBOK, ONMUPasiCb Ha AaHHbIE, HE OTHOCALWLMECA HEMOCPEeACTBEHHO K
06BbEKTY OLEHKU U 06bEKTY CpaBHEHUSA) N Apyrue.

K Ka4yeCcTBeHHbIM MeToANKaM OTHOCATCA:

KNnacCupuKayMoHHbIN (CpaBHUTENbHbLIN) aHann3 (MeTon aHasiorn4yeH aHann3y rnapHbIxX
npoAaK, 3a UCKJIIOYEHMEM TOro, HTO KOPPEKTUPOBKWM Bbipa>katoTCHA HE B NPOLEHTaxX Uan
OEHEXHbIX CyMMaX, a B KaTeropmsx He4eTKON JIOrnkun);

pacnpenennTesbHbI aHann3 (CpaBHUTENbHbIE NPOAAXKW pacnpenenstoTcs B Nopsake
ybbIBaHNA afleKBAaTHOCTW, 3aTEM OnpeaesseTcss MecTo o6bekTa OLEHKN B paay
CPaBHUTENIbHbIX NPOAaXX).

CornacoBaHue pe3ysibTaTOB

3aBepLUaloLLM 3TarnoM OUEHKN ABASIETCSA COrslacoBaHNE pe3ysibTaToB, MOJTyYEHHbIX
Pa3INYHbIMN METOAAMM B paMKax MCMNOJIb30BaHHbIX N0AxX0oA0B. Llenb Takoro
COrslacoBaHuA - NoJyYeHNe OKOHYaTEIbHON UTOFOBOW BENNYNHBI CTOMMOCTMN.

Tpu noaxona K oLLEeHKe He3aBUCUMbI APYr OT ApYyra, XOTs KaXkAbl N3 HUX OCHOBbIBAeTCA
Ha OJHMX N TEX XKE& IKOHOMUYECKUX NpuHLUMNax. Ha naeanbHOM (OTKPbLITOM ©
KOHKYPEHTHOM) pbIHKE BCe TPWU NOAX0Aa AOJSIKHbI MPUBECTU K OJIHOMN U TOWN »Xe BenninHe
cTonmMocTu. OaHaKO 60JIbLUMHCTBO PbIHKOB ABSOTCA HECOBEPLUEHHbLIMW, NPeaioXKeHne
N CNPOC HEe HAaxoaATCs B paBHoBecuW. MNoTeHuManbHbIe Nosb30BaTeNn MoryT ObiThb
HenpaBWbHO NMPOVUH(pOPMNPOBAHbLI, MPON3BOAUTENN MOTYT ObiTb HE3(EKTUBHBI. M0
3TUM N OPYrUM NMpUYMHaM NoaxoAbl MOryT AaBaTb pa3/INyHble MOKa3aTesn CTOUMOCTH,
KOTOpPble OLEHLLMK COMoCTaBnaeT Mexay cobon, NnpoBoas npoLeaypy CoriacoBaHus.

Kak yka3aHo B ®efepasibHbix CTaHAapTax oueHKn (PCO Nel), BbIOpaHHbIA OLEHLNKOM
cnocob cornacoBaHus, a Tak>Xe BCe CAeIlaHHble OLEHLLMKOM NPU OCYyLLEeCTB/IEHUN
corslacoBaHuA pe3ynbTaToB CYy>XOEHUSA, O0MYLWEeHUA N UCNOJIb30BaHHAA NH(opMaLns
OOJDKHbI 6bITb 0O0CHOBaHDI.

CaMbIM npennoyvyTnTesibHbIM BapnaHTOM npoBeneHnMd npoueaypbl COrJlacoBaHus
NMnoJly4eHHbIX pe3yJibTaTOB C LeJiblo MNMoJiy4eHnAa NnToroBoro sHa4eHmda CTomMMoOCTH
CHNTaeTCqd B3BelweHHOe yCcpeaHeEHNe. OueHLWnK B3BELIMBAET, B KAKON CTeNeHn TOT Un
MHOM noaxon COOTBETCTBYET LeJin OUueHKN paCcCMaTpunBaeMoro obbekTa, nogkKperieHbl
nn nposegeHHbIe pacyHeTbl AaHHBIMW PbIHKa, HE MPOTMBOPEYaT JIN OHN M, U MNpPK
OKOHYaTEeNIbHOM 3aKJ1lo4eHUN B BONbLLEN CTEMEeHW NoslaraeTca Ha TOT NOKa3aTesb



CTOMNMOCTWN, KOTOprVI noJjiy4eH Ha oCcHoBe Hanbosiee naeasbHOro Co BCEX TOYEK 3peHnA
noaxomna.



