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AnHoTanusi. B cratbe cucremarusupoBaHbl 0COOCHHOCTU (POPMUPOBAHUS U
OIICHKHM CTOMMOCTH 3E€MEJIbHOTO yJacTKa KaK akThBa Kopropamuu. OO0CHOBaH BHI
OTIpEIeIISIEMO CTOUMOCTH — UHBeCTUIIMOHHAsA. [loka3aHo, yTo KOHIIENIUS Hanbosee
3(()EKTUBHOTO  HCIIONB30BAHUS TIPH CTOMMOCTHOM  OIICHKE KOPIOPATHUBHBIX
3€MENIbHBIX YYacCTKOB IIOApa3yMeBaeT HeE OOI[yI0 WHBECTUIMOHHYIO PBIHOYHYIO
3(PEKTUBHOCTD U 11€JECO00Pa3HOCTh MPOCKTA UM TOTOBOTO 00BEKTAa HA 3eMEITHLHOM
y4acTKe, a CIEeHHATbHYI0 KOPIOPATUBHYIO 3(PGEKTUBHOCTH (HAUMEHBIIIUE 3aTpaThl
MIPU 33IaHHOM YPOBHE YIOBJIETBOPEHUS MOTPEOHOCTEH B TIOMIAIAX ISl YCTaBHBIX
KOPIIOPaTUBHBIX TIieeil). Ha oCHOBaHMM M3JOKEHHOTO AaBTOPBI TMPUXOASIT K
METOIUYCCKOMY  BBIBOAYy O HEOOXOOIMMOCTH TIPM  CTOMMOCTHOM  OIICHKE
KOPIIOPATUBHBIX 3€METbHBIX YYACTKOB €MHOBPEMEHHO OTPEEIISITh:

- Mepy TMOJE3HOCTH YydYacTKa B BapHWaHTE WCIIOJIB30BaHUS, Hauboee
3¢ HEKTUBHOM TSI BBITIOJHEHUS YCTaBHBIX IICJICH KOpIIOpAalMM W peaau3aluu
OTIENBHBIX TIOJNIOKEHUW €€ CTpaTeruu, KaK BEIIMYUHY TOJOXKHUTEIHHOTO BKJIa/la B
MOBBIIIICHUE CTOMMOCTH KOPIOPAIIHH,

- ¥ MEpPy KOJMYECTBEHHOTO M KaYECTBEHHOTO CHWXCHHS TMOJIC3HOCTH y4acTKa

AJI1 BBIITIOJIHCHHUA YCTAaBHBIX ueﬂeﬁ KOpImopanun U peain3ali OTACIbHbBIX MOJIOKCHUM



e€ cTparerud u3-3a MYOJIMYHBIX OrpaHUYCHUH M OOpPEMEHEHMM, KaK BEIUYHHY
OTPHUIIATEJIBHOTO BKJIAJIa B MOBBIIICHHE CTOUMOCTH KOPITOpaIUH.
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Annotation. The article systematizes the features of the formation and
assessment of the value of a land plot as an asset of a corporation. The type of value
determined is justified — investment value. It is shown that the concept of the most
effective use in the valuation of corporate land plots does not imply the general
investment market efficiency and feasibility of a project or a finished object on a land
plot, but special corporate efficiency (lowest costs at a given level of meeting the needs
for space for statutory corporate purposes). Based on the foregoing, the authors come
to the methodological conclusion that when valuing corporate land plots, it is necessary
to simultaneously determine:

- a measure of the usefulness of the site in the use case that is most effective for

fulfilling the statutory goals of the corporation and implementing certain provisions of



its strategy, as the magnitude of the positive contribution to increasing the value of the
corporation,

- and a measure of quantitative and qualitative reduction in the usefulness of the
site for fulfilling the statutory goals of the corporation and implementing certain
provisions of its strategy due to public restrictions and encumbrances, as the magnitude
of the negative contribution to increasing the value of the corporation.
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CTtouMOCTh NpeAnpUsTHii, AKTUBOB U OU3HECA SBJISIETCS BAXKHOW MHTETPAIbHOMN
XapaKTePUCTUKOW SKOHOMHMKHM CTPAaHbl M OTOOpa)kaeT BECh KOMIUIEKC YCIIOBHI,
HEO0OXOAMMBIX ISl OCYLIECTBICHUS NMPEANPUHUMATEIBCKON I€ITEIbHOCTU: BHEIIHHUE
PBIHOYHBIE YCJIOBUS, PEryJISITOPHBbIE aCHEKThl, OKa3aTelau CBOOOABI U (PU3NUECKHUE
YCJIOBUS  MPEANPUHUMATEIBLCKON  JesaTenbHOCTH. llpuBredeHne BHUMaHUSA K
CYIIECTBEHHBbIM (paKTOpaM CTOMMOCTH OH3HECa, KOTOpbIE BIUSAIOT Ha Ou3Hec-
IPOLECCHI, MO3BOJIIET BBACIUTh U3 HUX MOPTQEb KOPIOPATUBHON HEBUKUMOCTU
(manee — I1IKH), koTopslit uccnenosarenu u3 Poccuu u 3apy0eXHBIX CTPaH OTHOCST K
OJIHOMY U3 ISATH OCHOBHBIX PECYpPCOB, HEOOXOJIMMBIX IS YCHEIIHON NeATeIbHOCTH
xommanuii [1]. B kadectBe koMmoHeHTHhl ctroumocTth OusHeca ITKH siBnsercs He
TOJIBKO €ro (pU3MYecKOoil COCTaBIAIOIIEH W Cpeloil (YyHKUMOHUPOBAHUS, HO U
3HAYMMOM YacThl0 €ro MMYILIECTBAa M CTaTheil 3aTpaT (BTOpPOM WM TPEThEUW IO
3HAYUMOCTH MOCIIE PACX0/I0B Ha MEPCOHAN U IPYTUX BAXKHBIX KATETOPUH pacxoJioB), a
TaK)K€ BaKHBIM MCTOUYHUKOM CPEJICTB AJid (PUHAHCUPOBAHUSL.

B paccmarpuBaemoil cuTyaluu Jr00ble U3MEHEHMsI PACXOJHBIX MapaMeTpoOB
ITKH moryT oka3aTh 3aME€THOE BJIMSIHUE Ha MOKA3aTeId ONEPALIMOHHON U PHIHOYHOM
croumoctu [IKH, a Taxxe Ha mokasarenn JOXOJHOCTH U aKIMOHEPHOM CTOMMOCTH
ousHeca. B To xe Bpemst, 1151 HEIBUKUMOCTH, UCIIOJIb3YEMOM B KauecTBEe aKTUBA AJIs
OCYLIECTBJICHUSI OCHOBHOM JI€SITEIBHOCTH, BaXXHBIM (hakTOpoM 3(PPeKTUBHOCTH
ABIISIETCS HAJIOTOBAsl HArpy3Ka, KOTOpYyIo Ou3Hec HeceT B cBsi3u ¢ mpuMeHeHnem [1KH.
Takoe mosoxxeHue Jieja 00yCIOBIEHO TE€M, YTO C TOUKH 3pPEHHUS CTPYKTYphl 3aTpar

ousHeca HanoroBble u3nepkku Ha [IKH M0XHO oTHeCTHM K yCIOBHO-TIOCTOSIHHBIM.
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JlanHO€ 00CTOSATENBCTBO 03HAYAET, YTO OHU OYAYT PEJIKO MOABEPIraThCsl ONTUMUBALIMU
B IIPOLIECCE OCYIIECTBICHUS MPEITPUHUMATEIBCKOMN IEITEIbHOCTH, U TO3TOMY OyIayT
BIIMSATH HA PACXO/HbBIE CTaThU OM3HECA, HE3ABUCHMO OT PE3YJIbTATOB JAEATEILHOCTH. B
JAHHOW CBSI3M YBEJIMYECHUE HAJIOroBoW Harpys3ku, cBsizaHHoud ¢ IIKH, sBusercs
BA)KHBIM U3MEHEHUEM PETYJISITOPHBIX YCIOBUIM OCYILIECTBIICHNS OM3HECA, BO3/IEUCTBUE
KOTOpPBIX Ha OM3HEC MOXHO IapMOHHU3HUPOBATh CKOpEe NMYTEM aJeKBAaTHOM OLIEHKU
0a3pl pacuéra (KaJacTpOBOM CTOMMOCTH) M CTaBOK HAJIOTOOOJIOKEHHS, HEXEIH
BHYTPEHHHM ONTHUMHU3AIMOHHBIM MEPONPUITUSIMU (32 HUCKIIOYEHUEM COKPAIICHUI
pasmepa [1KH).

B memsx ocymiecTBiieHHSI WHBECTUUHOHHBIX M KOPIOPATUBHBIX MPOEKTOB
KOMIIAaHUM MOTYT UCIIOJIb30BaTh 3€MJIM, HAXOMSIIMECS B MX COOCTBEHHOCTH, Kak
3aCTpOEHHBIE (TO €CTh SIBISIONIMECS YacThl0 UMYIIECTBEHHOTO KOMILJIEKCA), TaK U
HE3aCTPOCHHBIE.

OnHO U3 OTIMYMI MEXITY WHBECTUIIMOHHBIMU U KOPIOPATUBHBIMU MPOCKTaMU
3aKJIFOYAETCSl B TOM, UTO MOCIEAHUE UMEIOT YETKYIO XO3SMCTBEHHYIO LEJb, 4 TaKXKe
OMPENEISIIOT CocoObl ee JocTkeHus. [lepBocTeneHHol 3amadyeil mpu peaan3aluuu
WHBECTUIIMOHHBIX MPOEKTOB SBJISIETCS YBEIMUECHUE COOCTBEHHOTO KalUTala, KOTOPOe
BO3MOXKHO TOJYYUTh 3a CUET MPOAAXKHU (CIa4u B apeH/y) MOCTPOCHHOTO 00BbEKTa Ha
pbiHKe. OCHOBHAs LI€JIb peaju3aliyi IPOEKTa B KOPIOPATUBHOM JAEBEIONMEHTE — 3TO
obecneuenue nompebHocmel KOpnopayuu 6 meppumopusx u noMeweHusx, Komopbie
Heobxo0uMvl OISl OCYWeCmENeHUsi OCHOBHLIX UNU B8CHOMO2AMENbHbIX (DYHKYULL
Komnauwuu. B BUAY TOro, 4TO KOPIOPATUBHBIA JEBEJIONMEHT YYacTKa SIBISETCS
cnenuUIHON NeATeTbHOCTRI0 KaK NIl (PMHAHCOBOTO MEHEHKMEHTA M CTpaTeruu
KOpIIOpallui B IEJIOM, TaK M B CPAaBHEHHH C KOMMEPYECKOW HMHBECTUIIMOHHOM
NeSTETLHOCTHIO B c(hepe HEABMIKUMOCTH, OH UMEET PsiJl OTIMYUMA OT JPYTHX BUIOB
JESITEIILHOCTH B 00J1aCTH 3€MJICTIONB30BaHus [2].

Ha ocHoBe anamm3a paboTel [3] MOXHO cielaTh BBIBOJ O TOM, 4YTO B
WHBECTHUIIMOHHBIX (KOMMEPYECKHX ) MTPOCKTaX YKOHOMHUYECKas 3P (HEKTUBHOCTH (B TOM
YKUCJI€ U UHBECTUIMOHHAS CTOMMOCTh IMOCTPOEHHOI'0 O0BEKTA JOXOIHBIM MOIX0JI0M,

N CTOMMOCTD 3CMCJIBHOT'O YHaCTKa B COCTABC KOMILJICKCA, KOTOprﬁ SIBJIIETCS 00BEKTOM
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CTPOUTEILCTBA, KAK PHIHOYHAS, TAK M KaJacTpOBas) yalle BCErO OLICHUBAETCS MpHU
MOMOIIM CJIETYIONIUX TMOKa3aTesel: YUCThI AUCKOHTUPOBAHHBIN JIE€HEKHBIN MOTOK
(mamee — NPV), mamekcom penrtabenpHOocTH (manee — PI), BHyTpeHHssT HOpMa
noxoanoctu (naiee — IRR), mepuon, B TeyeHHE KOTOPOTO MPOUCXOAUT OKYAEMOCTh
BJIOXKCHHBIX cpencTB (manee — PP). JIast mpoeKToB KOPHOPATUBHOTO JEBEIONMEHTA
0ojiee xapaKTepHa CUTyaIlMsl, KOT/Ia IEPEYUCICHHBIN HAa0Op KPUTEPUEB HE SBISETCS
UCYEPIBIBAIOIIUM, M JOMOJHUTEIBHO K  HeMmy  ¢opMmupyeTcs  Halop
BHYTPUKOPIIOPATUBHBIX KPUTEPUEB, HE BCErJa MMEIOIUX NPSIMYI0 CBSI3b C
U3MEPUMBIM SKOHOMHUYECKUM 3(PQPEeKTOM (CTErneHb 00ECIEYEeHHOCTH IUIOUIaIIMU
OTIpE/ICNICHHBIX YCTABHBIX LEJEH, ONpPENCTICHHON 3aJauu B (PYHKIMOHUPOBAHUU
KOpPIOpallM{,  yAOBJIETBOPEHHOCTh  COTPYJHUKOB,  KIHWEHTOB,  YIIy4YIlICHUE
KOPIIOPAaTUBHOTO UMUKA U ApyTue cnenudpuueckue kpurepun). C 3KOHOMUUECKON
TOYKHU 3pEHUsI ISl 0OeCreyeHUs] MaKCUMAIIbHOU 3(h(PEKTUBHOCTH YaCTO HEOOXOAUMO
CTPEMHUTBHCS K HAMMEHBIIEH CTOMMOCTM IIPOEKTa, MPHU YCIOBUM JOCTHUKEHUS
Ha/IJIeKAIEro KaYeCTBEHHOTO U KOJIMYECTBEHHOT0 00eCTeueHus pecypcaMu LeIeBon
KOpPHOpAaTUBHOM 3aaaud. /[ TOro 4ToObl OLICHUTh JAHHYI XapaKTEPUCTHKY,
HEOOXOAMMO OMPEIENIUTh OOLIYI0 CTOMMOCTD BIaJCHUSI OObEKTOM HEABMKUMOCTH -

total cost of property (manee — TCO), koTopasi B oOlIeM BUJIE PACCUUTHIBAETCS IO
dbopmye (1).

n CAPEX;+OPEX;+VAT;

TCO = Xiny (1+1)

) 1)

rie  CAPEX; — kanutaibHble 3aTparhl 1-r0 MEpUOJIa Ha COAEpk aHUE OOBEKTa B
UMYIIECTBEHHOM MOPTQeEse KOPIOpaIvH;
OPEX; — omepallmoHHBIE PacXo/bl I-ro Mmepuoja Ha cojep)kaHue OObeKTa B
UMYIIECTBEHHOM TOpTdesie KOpHopaiuu;
VAT, — HaioroBbIe BHITIJIATHI MOJICKAIIHE K YIIaTE B TEYCHHE 1-TO TIEPUOIA;
I — cTaBKa JUCKOHTHUPOBAHUSI.
B Bumgy TOTO, 94TO OOBEKTHI HEABMKMMOCTH B TIOpT(]esie KOprmoparud UMEIOT
CIOXKHYIO (YHKIMOHAIBHYIO Harpys3ky, HpH OIleHKEe 3()QPEeKTUBHOCTH IPOEKTOB

JACBCJIOIIMCHTA HCO6XOI[I/IMO YUYUTLEIBATb HC TOJIBKO 9KOHOMHNYECCKYIO COCTABJIAIOIIYTO.
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JIOTIOTHUTENBHBIMUA, HO HEMAJIOBAXXHBIMU JIJISI CTOUMOCTH OHM3HECa B 3THX MPOEKTaX
ABJISIIOTCS  COIIMAJNIbHAsT M MMHJK- cocTaBisitonasi. YToObl OLIEHUTHb JaHHBIC
COCTABIISIFOIIUE MPOEKTa, HEOOXOIUMO MPOBECTH pPAaCyET MOKa3aTess COLUATBHOTO
BO3Bpara Ha mHBecTHIMU - SOcCial Return on Investment (nanee - SROI). OcHoBHas
3anada SROI - mpoBecTH CONOCTABIEHHUE MOJTOKUTEIBHBIX COLIMAIBHBIX PE3YIbTATOB,
KOTOpbIe OBUTM JOCTUTHYTHI B pe3yJbTaTe peaau3alid MPOeKTa, C 3aTpaTaMHu BCEX
YYaCTHUKOB.

CrnenoBarenibHO, B 00111eM cllydae 3HaueHue nokasaresst SROI paccunuteiBaeTcs

Kak mokasaHo B popmyie (2)

SROI = =, )
rie SR —cymMma MOHETH3MPOBAHHOM COIMATBHOM OT/IaYM B PE3yJIbTATE peau3aliu
MIPOEKTA;

| — cymma uHBeCTULIUI.

Takum o0Opazom, B mpoiiecce MojAcCU€Ta CTOMMOCTH COLIMAIBHOW OTJIayu MpHU
peanu3alid TPOeKTa B KOPIOPATUBHOM JCBEJIONMEHTE YYHTHIBACTCS CTOMMOCTH
pe3yabTaTOB, KOTOpbIE OyJIyT WMETh BIUSHHWE HA CTPATETHI0 KOMIIAHUU U €€
yIpaBjeHHEe, a TaKKe Ha 3(PPEKTUBHOCTh MCIOJIb30BAHUS PECYPCOB, KOTOPbIE ObLIH
MOJIy4eHbl B pe3yJibTaTe peanusainuu mpoekta. [Ipu stom, sdpdextsi MoryTt ObITH
paznuyHbiMH. Harmpumep, OHU MOTYT MOBIUSATH HA UMUK KOPIOpAIlMU, CO3/1aTh
Oosyiee OJarompusATHBIC YCIOBHS 11 COTPYAHWUKOB, CHU3HWTH YpPOBEHb BBIOpOCA
BpPEIHBIX BEIIECTB U T.1. Ho pe3ynbTaThl OyayT 3aBUCETH OT TOT'0, KAK IMEHHO OyeT
OCYIIECTBIIATHCS MPOCKT, COCTaBa YYaCTHUKOB U peliaeMoit Ousnec-3anauu [3].

Hannune ocoObix kpuTepueB 3(PQPEKTHBHOCTH HCIOIB30BAHUS 3EMEJIBHBIX
YYaCTKOB B KOPHOPATUBHBIX IENSAX MPHUBOJUT K MPUHIUNHAAILHOMY OTIUYHIO
KOHIIEMIIUK uX Hauboisiee 3¢ dexkTuBHOrO ucnonb3oBanus (nagee — HOU) B memsax
CTOMMOCTHOM OLIEHKHU U TO3BOJISIET 8b10€/1UMb KOPNOPAMUBHbLE 3eMeIbHbLE YUACMKU 8
OMOENbHYI0 Kame2opuro cneyuaivHolx 0o6vekmos oyenxu (puc.l). Ilo mnpusHaky
cocTtaBa 6eHeduiapoB 00beKTa (MPOEKTa) Ha JaHHOUN OJIOK-CXeMe MHBECTUITUOHHBIC
YYaCTKM MOTYT BKJIIOYATh MpPaBa HEOTPAHWMYCHHOTO Kpyra YYaCTHHUKOB B JIFOOBIX

KOM6I/IHaHI/IHX (FOCy,Z[apCTBCHHI)IX, MYHUIUIIAJIBbHBIX H tL’:lCTHI)IX), MMPUHOUIINAJIIBHO
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34€Ch, 4YTO ICJb HCIIOJb30BaAHUA YUYACTKa — HWHBCCTHUIIMOHHAA, KOMMCEPUYCCKAs. B
OCTAJIbHBIX KaTCropusax »OeIru MCIIOJIb30BaHUA HCIOCPCACTBCHHO BBITCKAIOT M3

9KOHOMMKO-IIPABOBOI'0 CTATyCa BJIaJCJIblA.

HcTouHHK: cOCTaBICHO aABTOPOM.
Pucynok 1 — I'pynnupoeanue 3Y no 3koHomuueckomy cooepicanuro

Jlanee paccMoTpuM mpooaeMy BHJIa ONIPEAEIIIeMONH CTOMMOCTH KOPIIOPATUBHBIX
3eMEJIbHBIX yUacTKOB. OTpee/IeHHs phIHOYHOMN 1 KaJacTPOBOI CTOMMOCTH B KaUeCTBE
0a3pl pacyeTra Hajora Ha HEABMKHUMOCTH cojepxatrcs B denepalibHOM 3aKOHE OT
29 urona 1998 roma Ne  135-®d3  «OO0  OIEHOYHOM  JEIATENBHOCTA B
Poccuiickoit @enepanun» (mamee — 3akoH Ne 135-®3) [4]. Ilomumo 3toro,
oTpe/IeIeHNs] BUJIOB CTOMMOCTH yKa3aHbl B dDenepanbHOM cTaHAapTe OleHKH "Busl
croumoctr (PCO II)» (manee — ®CO II) [5].

Jlanee paccmoTpeHa mpoOiiemMa BHIA OMPEASISIEMON CTOMMOCTH 3€METbHBIX
Y4aCTKOB, MPEJIHA3HAYCHHBIX ISl KOPIIOPATUBHBIX HYX1. B ®enepaibHOM 3aKOHE OT
29 urong 1998 roma Ne 135-d3 «OO0 oneHoOYHON AeITENLHOCTH B PoccHUCKOI
Oenepanun» (nanee — 3akoH Ne 135-D3) [4] roBoputcst 0 TOM, 4TO Oa3UCOM IS
pacuera Hajora Ha HEJBM)KUMOCTH SIBJISICTCSI PHIHOYHASI U KaJacTpOBasi CTOUMOCTb.
JIOTIOTHUTENBHO K JTOMY, OIpPEACICHUs] BHUIOB CTOMMOCTH COJEp)KaTrcsi B
denepanpHOM cTanaapTe oneHku «Buabl nenHoctu (PCO I)» (manee — @CO 1) [5].

PoiHOuHass cToMMOCTh OOBEKTa B COOTBETCTBUM 3akoHOM Ne 135-D3

OTIpENeNSeTCS KaK: «HanboJiee BEepOsTHAS IIEHA, TI0 KOTOPOU TaHHBINH OOBEKT OIICHKU
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MOXXET OBITb OTUYXKJIEH Ha OTKPBITOM PBIHKE B YCJIOBUSAX KOHKYPEHIIMH, KOTIJa
CTOPOHBI ~ CHEIKM JCHCTBYIOT pa3yMHO, pacmojiaras Bced  HeoOXoaumoun
uHpoOpMalMel, a Ha BEJIWYMHE LEHBl CHACIKH HE OTPaXaroTcs Kakue-Inoo
Ype3BbIYAHBIE 00CTOSTENBCTBA, TO €CTh KOTJA: OJJHA U3 CTOPOH CAEIKHU HE 00s3aHa
OTUYXJaTh OOBEKT OIIEHKH, a JIpyras CTOpOHA HE 00si3aHa MPUHUMATh UCIIOTHEHUE;
CTOPOHBI CIIETKH XOPOIIO OCBEAOMIICHBI O MPEIMETE CACJIKUA U JICUCTBYIOT B CBOMX
UHTEpecax; OOBEKT OLIEHKH TPEJCTAaBIEH Ha OTKPBHITOM pBIHKE MOCPEICTBOM
nyOoIMYHOM O0epThl, TUTTUYHON JJISI aHAJIOTUYHBIX OOBEKTOB OIIEHKH; II€HA CHCJIKU
IPECTaBIIAeT COO0M pa3yMHOE BO3HATrpa)xJaeHHe 3a OOBEKT OICHKU U MPUHYKJICHUS
K COBEPIIICHUIO CACJIKH B OTHOIIIEHUU CTOPOH CIIETKU C YbeH-T100 CTOPOHBI HE OBLIIO;
TUTaTeX 32 00BEKT OIICHKH BBIPAXKCH B JCHEKHOU Gopme» [4].

B cootBerctBun ¢ @enepanpHbiM 3akoHOM OT 13.07.2015 Ne 135-@3,
KaJacTpoBasi CTOMMOCTb — 3TO CTOMMOCTb, KOTOpas ObLla MOJIydyeHa B pe3ysibTaTe
MPOBEJICHUSI TOCYJApCTBEHHOM KaJacTpOBOM OIIGHKM WM KakK pe3yibTaT
pPacCMOTPEHHUSI CIIOPOB O pe3yJIbTaTaxX OMNpPEAETICHUs KaJacTPOBOMl CTOMMOCTH, WU
oIpejelicHa B Clydasx, KOTOpPbIC MIPEIyCMOTPEHBI cTaTtheid 24.19 manHOTO 3aK0oHa [4].

B cinywyae Hecoriacus ¢ pe3yibTaTaMH pacyeTa KaJacTpOBOW CTOMMOCTHU B
cooTBeTCTBUM cO cTaThel 24.18 3akona No 135-D3 [4] u cratbeit 22 DenepanibHOTO
3akoHa oT 03 urons 2016 roga Ne 237-03 «O rocy1apCTBEHHOM KaJIaCTPOBOM OLICHKE
(mamee — 3akon Ne 237-®3) [6], B 4acTHOCTH, MPETyCMOTPEHA BO3MOXXHOCTH
OoCIapuBaHMs KaJaCTPOBOM CTOMMOCTH HE MHAY€ KaK HA OCHOBAHUHU YCTAHOBJICHHS B
OTHOIIIEHUU 00BEKTa HEABUKUMOCTH €r0 PHIHOYHOU cTomMocTH. OnHaKo, B 001IeM
cily4ae, pacCMOTPEHHE 3asBICHUN OO0 WCHpPaBICHUHU OIMMUOOK, KOTOpbIE ObLIN
JOMYIIEHBI TIPHU OTIPEICIICHUHN KalaCTPOBOM CTOMMOCTH, HE SIBJISIETCS OCHOBAHUEM JIJIs
ocmnapuBanusi. Heo6xoaumMo mo4epKHyTh, 9TO OCIIapUBAHUE KaTaCTPOBOM CTOMMOCTHU
HE SIBJISICTCS MIPOM3BOJIBHBIM M, COTJIACHO BBINICYKa3aHHBIM 3aKOHAM U cTaTbe 246
«Kozekca agMUHUCTPATUBHOTO cyaonpoun3BoacTBa Poccuiickoit @enepanum» ot 08
Mapta 2015 roga Ne 21-@3 (nanee — KAC P®), k 3asB1eHUI0 (MICKOBOMY 3asIBJICHUIO)
00 ocrapuBaHUU KaJacTPOBON CTOMMOCTH 003aTEIBHO MPUIIAraeTcsi OTUYET 00 OIIEHKE

PBIHOYHOM CTOMMOCTH 00BEKTa HEJBYKUMOCTH [ 7].
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B cOOTBEeTCTBUU C BBINIEU3IOKEHHBIM, B 3aKOHOJIATENIbCTBE MPUCYTCTBYET
pazInuue MEXIY MOHATHAMU PHIHOYHOW M KaJaCTPOBOM CTOMMOCTH, KOTOPHIE Jaxe
Ha YpPOBHE OIpPEJEICHUN MMEIOT Pa3IMYHYI0 MPaBOBYIO MPUPOY, YTO MOPOXKAAECT
pa3JIMuHbIe TPaBOBBIC IMOCHEACTBHA. HampoTuB, depe3 MeXaHH3M OCHapuUBaHUs
KaJIaCTPOBOM CTOMMOCTH 3aKOH 0003HA4YaeT PHIHOYHYIO CTOMMOCTH KaK OCHOBHOMU
KpUTEpUl, 1O KOTOPOMY MOXHO OMNPEIEIUTh MPABWIHLHOCTh ONPEICICHUS
KaJIaCTPOBOM IICHBHI.

Bwmecrte ¢ TeM, BbiJieTieHHE KOPIIOPATUBHBIX 3€MEIbHBIX YYACTKOB B OT/ICJIBHYIO
KaTerOpui0 00BEKTOB CTOMMOCTHOM OIICHKH M HAJIMYUE YIIOMSHYTHIX paHEe 0COOBIX
KPUTEPUEB HMX HCMOJIb30BAaHMUS TO3BOJISICT TOBOPHUTH HE TOJBKO OO0 OTJIMYMIX B
onpeneneann HOW, HoO u 00 MHOM BuUIE ONMpeAesiEeMOM CTOUMOCTH, MOCKOJIBKY
pBIHOYHAsI CTOUMOCTh YCTAHABJIMBACTCA B MPEANOIOKEHUU HCMOJb30BaHUA
36MEJIBHOIO y4YacTKa TOJBKO B coorBeTcTBMM ¢ HOW B wmemax psIHOYHOM
peanu3yeMOCTH.

B coorBerctBun ¢ ®CO II, nHBECTHIIMOHHASI CTOMMOCTb — 3TO «CTOMMOCTH
00BbEKTa OLICHKU JJISI OMPEACIICHHOTO JIMIa WM TPYIIbl JIUI[ TPU OINpeaeIeHHbIX
IEJISX UCIIOJIH30BaHUS 00bEKTa OIIEHKH JJAHHBIM JIMIIOM (JTu1iaMu)» [5]. B oTiimume ot
JIpPYTUX BHUJIOB CTOUMOCTH, WHBECTUIIMOHHASE CTOMMOCTb HE TMpeJrnojaract
COBEpPIICHUS CACIKUA C OOBEKTOM OLIEHKH M OTPaXXaeT BBITO/bI, KOTOPbIE MPUHOCUT
BlIaJieHHe 0O0BbeKTOM. Jls ompeneneHus: HHBECTUIIMOHHOW CTOMMOCTH HEOO0XOJMMO
y4eCTh clieaytonire GakTophl: MpeAIoiaraeMoe UCIoIb30BaHUE 00BEKTa OLIEHKH €T0
BJIQ/ICNIBIIEM, CTENIEHb B3aMMOJICHCTBUSI MEKIYy OOBbEKTAMHU M 0KHIAEMbIN Pe3yJIbTaT
OT HCIOJIb30BaHHS OOBEKTOB OIICHKH; BO3MOJKHBIC BBITOJBI W OTIPAHUYCHHUS B
HCIIOJIb30BAHUM OOBEKTA JUIS IICJE€H OILIEHKH, OCOOCHHOCTH OOCTOSATEIBCTB
KOHKPETHOTO BJIa/ICNIbIIA.

B npuBeneHHOM omnpeneieHu TEPMUH MHBECTUIIMOHHAS CTOMMOCTH XOPOIIIO
corJiacyercs ¢ ujeei, CorjlaCHO KOTOpOi OOBIYHBIE METOAbI OIEHKU HHBECTUIITMOHHOM
sabppextuBHOocTH  (IRR, NPV w T11.) He SABIAIOTCS €AWHCTBEHHBIMH W

HNCUCPIILIBAIOIIUMMU.



N3 W3N0KEHHOTO CIENYeT, 4YTO MPOBEICHUE OLUEHKH HWHBECTUIIMOHHOM
CTOMMOCTH KOPIOPAaTUBHOTO 3€MEJIBHOTO YYacTKa JOJKHO BKJIIOYATh:

- onpezenienre kpurepues dhPexTuBHOCTH U anbTepHaTnBHOTO HOW, KOTOpHBIE
MO3BOJISIIOT BHIOMpATh OTpaHUYCHHBIE BAPUAHThI UCIIOJIBb30BAHMS, UCXOA U3 1elel u
MOTPEeOHOCTEH KOPIOPAIINH;

- ucnosb3oBanue kak kiaccuueckux (NPV, PI u ap.), Tak u cneunduuecknx
KOPIIOPATUBHBIX KPUTEPUEB OIEHKU (CTENEHb pealv3alu I1ejied KOMITaHWH,
colalIbHbIE (DAKTOPBI, UMUK H T.11.);

- aHAJIU3 BIIMSHUS HA UTOTOBYIO CTOMMOCTbD Y4acTKa CYIECTBYIOUTUX MyOIMYHO-
IIPABOBBIX OTPAaHUYECHUN U 0OpEMEHEHUN, CEPBUTYTOB (B TOM UYHUCIIE 30H C 0COOBIMU
YCJIOBUSAMH HCIIOJIB30BAHUSI TEPPUTOPUM, KOTOPHIE OrPAaHUYUBAIOT BapPUAHTHI
UCIIOJIb30BAHUS 3€MEJIbHBIX YYaCTKOB).

HeoOxonmumo oOpatuTh BHUMaHue, 4to B cuiy [paxmanckoro Komekca,
(Crarpst 554. Omnpenenenue mnpeaMeTa B JIOTOBOPE MPONAKU HEIBUKUMOCTH U
Cratpa 555. llena B goroBope HpoJakv HEABMKUMOCTH) [8], B JOrOBOpE KYyILUIU-
MPOJAXKH YUYACTKA YeHa Npooaxcu U Hamuyue o2paHuderuil U oopemeHeHuti O0IHCHbl
YKasvieamvcsi 6 s6HOM 6ude. OTCIOAA CIENYET, YTO LI€HAa NPOAaXH JOJDKHA YxKe
YYUTBHIBATh CTOUMOCTh DJTHX OIPAaHMYCHUN UM OOpPEMEHEHHMM KaK BBIYUTAEMYIO
BemmuuHy. OIHAKO paHee IPOBEIAEHHBIE HCCIEAOBaHUS IOKa3pIBalOT [9-13], 4ro
CTaTHCTHKA PHIHOYHOTO MPEJIOKECHHUS HE YUHUTHIBAET OIPAHUYEHUS U OOpEMEHEHHUS
KaK MOHIXKAOMUNA (akTop B MHAUBUIYATBHOMN 1IEHE U B CPEAHUX 3HAUYCHUSIX IIEH 10
KJIaCTepaM JJisl OLIEHKH PBIHOYHOW CTOMMOCTH, @ OTYETHI MO OLIEHKE KaJlaCTPOBOM
CTOMMOCTH U KEHUCHI TI0 €€ OCMapUBAHUIO HE YUUTHIBAIOT 3TH (DaKTOPHI B KaIaCTPOBOM
CTOMMOCTH.

Takum  oOpa3oM, TPaBOYCTAHABIMBAIOIINE JOKYMEHTHI W  CBEACHHS
KaJIaCTPOBOT'O y4eTa yuyacTKa He SIBJIIOTCS PEJICBAHTHBIMU UCTOUHUKAMM JTAHHBIX IS
OIICHOYHBIX pACUETOB 0e3 MmMOYHO20 oOnpeoeneHus QUHAHCOBOL cmpamezuu
UCNONb3068AHUSL YHACMKA 8 YCMABHOU 0esIMeNIbHOCIU KOPROPayuu U Cmenenu 6ausHus
Ha peanu3ayuro Mot cmpamecuy KaKkux-1oo oepaHudeHull U obpemeHeHuti 81a0eHus

U nNoJj1b306AHUA YHUACMKOM.
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MexnyHapoaHas IPaKTUKA HE COACPKUT €AUHOIO CTaHAapTa ISl ONPEACIICHUS
BIMSHUSL MYOJIUYHO-TIPABOBBIX OTPAHUYEHUN HAa PBHIHOYHYIO WIH KaJaCTPOBYIO
CTOMMOCTh OOBEKTOB HEIBMKMUMOCTH. Kpome TOro, HalmoHaJIbHOE PEryIupOBAHHE,
KAaK BOIIPOCOB PBIHOYHOW OLIEHKH HEIBMIKUMOCTH, TaK M KaJaCTPOBOM CTOUMOCTHU
COJIEPKUT JOBOJIBHO CYIIECTBEHHBIE PA3JIM4YMsi, B CBA3M C YEM aBTOMATHYECKOE
MIEPEHECEHNE MOAXO0J0B K OIEHKE IMyOJUYHO-TIPABOBBIX OTPAHWYEHUN U CEPBHUTYTOB
JUISL OIIEHKA CTENEeHW WX BIUSHUS Ha KaJacTPOBYID CTOMMOCTh OOBEKTOB
HenBmxUMocTd B Poccuiickoin ®denepanu B psAne CIy4aeB MPEICTABIACTCA
HEBO3MOXHBIM. BMecTe ¢ TeMm, HCCIeIOBAHME JAHHOW CUTyalMHd I10Ka3bIBaCT
VHTEPECHBIC HAIIPABIICHUS IS JAJIbHEUIIIETO n3ydeHus B Poccuu, Tak kak oHa UMeeT
MeCTO OBITb HpU COOJIONEHHMH POCCHIMCKOTO 3aKOHOAATEIbCTBA M ydeTa
HAIMOHAJIBHBIX OCOOCHHOCTEHM, a Takxke Onarogapsi HAKOIJICHHOM MpaKTUKe
OCITapUBAaHMS KaJaCTPOBOM CTOMMOCTH.

B mexayHapoqHOW IMpakTUKE HAKOIUIEH JOCTAaTOYHO OOJIBIION OMBIT aHAJIM3a
BIIMSIHUSL ITyOJMYHO-TIPABOBLIX OrpaHuueHuid, aHamoruunbix 3OYUT, mpu onenke
3€MEJIbHBIX YYaCTKOB, HO MPH 3TOM HE CYLIECTBYET KaK €IUHOW MEKITYHApOJHOM
KJaccuuKaIu MyOIMYHO-TIPABOBBIX OTpaHUYEHUN (B CBSA3M C pa3IMYUsIMU B
HallMOHAJIBHBIX 3aKOHOJATENILCTBAX), TaK M, KaK CIIEICTBHUE, €IMHBIX IMOAXOJI0B K
OIICHKE WX BO3JCHUCTBUSA HA PHIHOYHYIO CTOMMOCTh HEABMKUMOCTH. TaK Kak B OCHOBE
orieHku BiusgHUS 30YUT nexuT MeKIyHAPOIHBIN OMBIT, TO JIJISl TOTO, YTOOBI YUECTh
€ro B OIICHKE BJIMSHUS MyOJIMYHO-TIPABOBBIX OTPAHMYECHUN HA CTOMMOCTH 3EMJIH,
HEOOXOMMMO  TMPUMEHATh  OTACIBbHBIE  METOIWYECKHE  TOAXOMbI,  KOTOPHIC
aanTUPOBAaHBIl K OCOOEHHOCTSIM POCCHUHCKOTO 3aKOHOMATEIbCTBA W HAKOIUICHHOU
IpaKTUKe oleHkU B Poccuiickon denepannmu.

C menpio pemieHus: HAKOMUBIIUXCS TPOOJIEM, CBS3aHHBIX C OIICHKOHW H
UCIIOJIb30BAaHUEM KOPIIOPATUBHBIX 3E€MEJIbHBIX yYaCTKOB HEOOXOAMMO JajibHEeiIee
pa3BUTHE METOAMYECKOW 0a3bl B BUJE MPOBEIACHUS UCCIEIOBAHUN MO CIEAYIOIIUM
HAIPABJIECHUSM:

- pa3BUTHE TEOPETUKO-METOJAUYECKUX OCHOB OLEHKH KOPIIOPATUBHBIX

3€MEJIbHBIX YYaCTKOB: HW3Yy4YeHHE OCOOCHHOCTEH MacCOBOW M WHIWBHIYaTbHOU
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PBIHOYHOM MW KaJacTpPOBOW OLEHKM KOPIIOPAaTUBHBIX 3E€MEJBHBIX YYacCTKOB,
UCCJICIOBAaHUE TOHITHH «OOpEMEHEHHE» M «OTpaHUYCHHE C X OIICHOYHBIMU
acreKTaMH M aHaJIN3 CIeU(PUKU MyOTUIHO-TIPABOBBIX OTPaHHUUCHUM;

- pa3BUTHE METOAMYECKUX HMHCTPYMEHTOB W NPAKTUYECKHUX MPAaBUJ OLICHKU
CTOMMOCTH KOPIOPATHUBHBIX 3€MEIbHBIX YUYAaCTKOB C YUYE€TOM MyOJIWYHO-ITPABOBBIX
OTPaHWYCHUN B HECKOJIBKHUX HAMPABICHUAX: pa3pabOTKa MPUHIIMIIOB MPUMEHEHUS
METOJIOB OLIEHKU KaJaCTPOBOM M PBIHOYHOW CTOMMOCTH KOPIIOPATHBHBIX 3€MEIbHBIX
YYacTKOB, pa3padOTKa M COBEPUICHCTBOBAHUE MOJIETEH OLIEHKM CTOMMOCTH
KOPITOPATHUBHBIX 36MEJIbHBIX YYACTKOB C YYETOM ITyOJIMYHO-TIPABOBOM COCTABJIAIONICH.

BriBoabI:

1. Bum cTOMMOCTH, KOTOpBI HEOOXOAUMO OMNPENENATh MpPH OLECHKE
KOPIIOPATUBHOI'O 3€MEJIbHOTO y4YacTKa Ha JTale JIAIIErocs MCHOJIb30BAHUS II0
Ha3zHaveHUIO (T. €., €ClIM YJYacTOK HE TUTAHUPYETCS K BBIBOJY M3 COCTaBa CpPEICTB
KOMITAaHUH) — HHBECTUIIMOHHAS,

2. Ilonstue HOU npu CTOMMOCTHOH OILIEHKE KOPHOPATUBHBIX 3EMEIbHBIX
YYaCTKOB MOAPAa3yMeBAEeT HE OOIIYI0 MHBECTULMOHHYIO PHIHOUYHYIO 3(P(PEKTUBHOCTD
U 11eJ1IeCO00Pa3HOCTh MPOEKTa MM TOTOBOIO OOBEKTa Ha 3€MEJIbHOM Y4acTKe, a
CHeUaIbHYyI0 KOPIOpPaTuBHYIO 3P (HEKTUBHOCTH (HAUMEHBILUE 3aTPaThl PY 38JAHHOM
YPOBHE YIOBJIETBOPEHUS MOTPEOHOCTEN B TUIONIAASX AJI YCTABHBIX KOPIIOPATUBHBIX
1esen);

3. IIpeacraBneHHbIE IKOHOMHUKO-TIPABOBbIE OCOOEHHOCTH 3€MEIBHOIO ydacTKa
KaK aKTHMBAa KOMIAHUU NPH OIIEHKE €ro CTOMMOCTH C YYE€TOM OrpaHWYEHUU U
0OpeMEHEHUH 3aKITI0YAIOTCSl B HEOOXOAMMOCTH €IMHOBPEMEHHO OIPEEISTh:

- MEpY MOJIE3HOCTH YYaCTKa MOTEHIIMAIbHO HE B BapranTe HOU niig peiHouHOM
peanu3yeMocCTH, a B BapuaHTe, Hanbosee 3(pHEeKTUBHOM TSl BBITIOJTHEHUS YCTaBHBIX
eIl KOPHOpaluK U PeaIu3aluy OTAEIbHBIX MOJIOKEHUN €€ CTpareruu, To €CTh, B
KOHEYHOM CYETE, KaK BEJIMYMHY MOJOKHUTEIHHOTO BKJIa/a B MOBBIIIEHUE CTOUMOCTU
KOPIIOpALVH;

- MEPY KOJINYECTBEHHOI'O U KAYECTBEHHOTO CHUKEHUS MOJIE3HOCTH YYacTKa s

BBITIOJTHEHHUS YCTABHBIX LEJIEN KOPIOPALMY U PEeAIN3ALNN OTAENbHBIX MOJOKEHUM €€

12



CTpaTeruyu u3-3a MyOJIMYHBIX OTPAaHUYEHUN U OOpEMEHEHUM, TO €CTh, KaK BEJIMYUHY

OTPUOATCIIbHOT'O BKJIaJa B IIOBBINICHUC CTOUMMOCTHU KOPIIOpAllHH.
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