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AHHOTaIUS

CraThsl OCBSIIIIEHA OMUCAHUIO METO/OB OLIEHKH 0OBEKTOB KOMMEPUYECKON HEJIBUKHUMOCTH.
JloXOAHBINA MOIXOJ K OILIEHKE OOBEKTOB HEABMKUMOCTH — COBOKYIMHOCTH METOJIOB OIICHKU
CTOMMOCTH HEJBWKHUMOCTH, OCHOBAHHBIX Ha ONPEACICHUU OXKUJTAEMBIX JIOXOIOB OT
KOMMEpPYECKOTO HCIOJB30BaHUsI OIEHUBaeMOro wumymiectBa. (OCHOBHOE MNPEUMYIIECTBO,
KOTOpOE€ UMEET TOXOJHBIA IMOJAXOJ OLEHKM HEIBH)XUMOCTU [0 CPAaBHEHUIO C PHIHOYHBIM M
3aTpaTHBIM 3aKJIIOYAETCS B TOM, UTO OH B OOJIBIIICH CTEMEHN OTPaKaeT MPeICTaBIEHUE HHBECTOPA
0 HEABMKMMOCTH KaK MCTOYHHKE J0X0Ja, T.€. TO KaYe€CTBO HEJABMKUMOCTH YUUTHIBAETCS KaK
OCHOBHOM I11eHoO0Opa3ytonuii paktop. OCHOBHBIM HEIOCTATKOM, KOTOPBI HMEET TOXOIHBIN
MOJXO0J] OLIEHKH HEJIBHKUMOCTH, SIBJSETCS TO, YTO OH B OTJIMYHME OT ABYX APYIUX IMOXOAOB
OLIEHKM OCHOBaH Ha IIPOTHO3HBIX JAHHBIX. JOXONHBIM NOAXOJX OLIEHUBAET CTOMMOCTH
HEJIBIPKUMOCTH B JIAHHBIA MOMEHT KaK TEKYIYI0 CTOUMOCTh OYIYIIUX JIEHEKHBIX MTOTOKOB, T.€.
OTpa)kaeT: - KAaueCTBO U KOJMYECTBO JI0XOA0B, KOTOPBIA OOBEKT HEABIKUMOCTH MOKET TTIOHECTH
B TEUEHHE CBOETO CPOKA CIY>KOBI; - pUCKH, XapaKTepPHBIE KaK JIJIs OIEHHBAEMOT'0 00OBEKTA, TaK U
TSl perroHa. JIOXOAHBIHN MOIX0/1 UCIIOIb3YETCS MPU ONPEACIICHUN HHBECTUIIMOHHON CTOMMOCTH,
MOCKOJIbKY TOTEHIIMANBHBIN HHBECTOP HE 3aIUTATUT 32 OOBEKT OOJNBIIYI0 CYMMY, YeM TEeKyIIast
CTOMMOCTh OYIyIIUX JTOXOJOB OT 9TOTO OOBEKTa. Takke OH MCIOJIb3yeTCsl MPH ONpeneeHur
PBIHOYHOM CTOMMOCTH.
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BBenenue

Kommepueckass HEIBMKMMOCTb B  HACTOALIEe BpeMsl SBIAETCS  BaXKHBIM  OOBEKTOM
MHBECTHpOBaHUs. Pacmmpenne cekropa 4acTHON cOOCTBEHHOCTH B Poccuu mpuBeno K yBEJIUUEHUIO
KOJIMYECTBA CHEJIOK C HEABMKMMOCTBIO, UTO TaKXE I'OBOPUT O TOM, YTO OLIEHKA HEIBMKUMOCTH
npuodpeTaeT Bce 00IbIIYI0 3HaUUMOCTh. KoMMepueckast HeJBUKHUMOCTh PaCCMaTPUBACTCS C O3UIUU
00BEKTa MOTEHLUAIBHO CIIOCOOHOTO MPUHOCUTH 10X0/, ObITh KOHKYPEHTOCIIOCOOHBIM, «paboTaThy C
OTHayeH.

OneHka KOMMEPUYECKON HEIBMKMMOCTH JOXOJHBIM IOAXOAOM, 3aKJIIOYAeTCsl B TOM, UYTO OH B
OO0JIbIICH CTETIEHU OTPAKAET MPEICTaBICHIE HHBECTOPA O HEJBI)KUMOCTH, KaK HCTOYHHKE J0X0a, TO
€CTb, 3TO KaU€CTBO HEJBMKMMOCTH YUUTHIBACTCS, KAK OCHOBHOM 11€HO00pa3ytouuii Gaxrop.

B pamkax 10X0JHOIO MOJIX0/a OLEHIIUK UMEET MPaBO UCIOIb30BATh KaK METO/I KalUTalIu3aluu
(B ciydae, eciu OOBEKT MPUHOCHT CTAOWIIbHBIC, TPUOIM3UTEIIEHO, PABHBIC MMOTOKH JIOXOJIOB), TaK U
METOJI JUCKOHTHPOBAHHbBIX JIEHEXKHBIX MOTOKOB (B oOpaTtHOM ciydae). IloBTopstoniuecst cnaasl u
KPU3UCBHl SKOHOMHUKH, CTPEMJIEHHE K HAJIMYMIO Pa3BUTOrO PBIHKA HEJIBUKMMOCTH — BCE 3TO
IIPOBOLIMPYET €ro Y4YaCTHHUKOB IIOCTOSTHHO COBEpIIEHCTBOBATh CBOM MHCTPYMEHTAapHH aHamu3a
(bopMHpPOBaHUS CTOMMOCTH HEIBIKUMOCTH W €€ OLEHKH, a TaK)Ke M3Yy4aTh BIUSHUE MPIMBIX U
KOCBEHHBIX (DaKTOPOB, OKA3bIBAIOIIMX BIUSHUE HA PHIHOK HEJABMKUMOCTH, TPUCYTCTBYIOINX, KaK Ha
CaMOM pBIHKE, TaK M B CMeXHbIX oOmactsax. Ilpm 3TOM pa3BuTHE pBIHKA HEIABMKUMOCTH
COIIPOBO’KAAETCST OONBIIMM KOJUYECTBOM 3aKIIIOYEHHBIX CAEJOK KYIUIM-IIPOAAXH, U TNPUHATUU
pelieHnit 00 MHBECTUPOBAHUM B HEABMKUMOCTh. OOBEKTUBHBIE PE3YNIbTATHI ONPEEICHNUS CTOUMOCTH
HEJBM)KMMOCTH, TakuM oOpa3oM, CTaHOBSATCS 0Oojee akTyaJbHbBIMM M BOCTPEOOBAaHHBIMH.
CTOMMOCTHBIE OPUEHTUPBI 0OBEKTOB HEJBMXKUMOCTH TPEOYIOT CerMEHTAIlMU PhIHKA HEJIBMXKUMOCTH.

Marepuajbl 1 METOIbI

[ToHsATHE «HEIBUKUMOCTB» IIMPOKO HCMOJIb3YeTCs] B IKOHOMMYECKOW JHTeparype. Pumckoe
MIPaBoO Pa3/eINiIo UMYILECTBO Ha JBMKMMOE U HEJIBUKUMOE. 3aTeM 3TO pa3felieHue NMPUMEPSIIOCh B
poccuiickol IpakTHKe, rnocie BBeneHus Ykasa Ilerpa | «O mopsinke HacinenoBaHUs B JBUKUMBIX U
HEBIKUMBIX HMyIliecTBax» [['puboBckuii, MBanosa, 2003, 23] BmIOTH 10 OTMEHBI YaCTHOW
cooctBeHHOoCcTH Ha 3emimo B 1923 r. Hawamo XX Beka, o3HameHoBaBiiee nepexon Poccum
PBIHOYHOMY XO3SIHCTBY, MOTpeOOBall M3MEHEHHUS 3aKOHOJATENbHBIX OCHOB, B TOM YHCII€ U PBIHKA
HeBIKUMOCTH. B okTs10pe 1994 1. Obu1 puaaT HOBBIN [ paxnanckuii Kogeke P@. B atom nokymente
JlaeTcsl CIeAyIoIlas TPAKTOBKA MOHSATHS «HEIBUKHUMOCTb»: K MOHSATHIO HEJIBHXHMOCTb OTHOCSTCS
YYaCTKH He/p, 3€MeJIbHbIE Y4acTKH, 000CO0JIEHHbIE BOAHbBIE OOBEKTHI U JIpYTHe OOBEKTHI, MPOYHO
CBSI3aHHBIE C 3eMJIeil. DTO 0OBEKTHI, IEpEMEICHHE KOTOPhIX 0€3 HaHEeCEeHHUs yliepOa UX Ha3HAYEHUIO
HEBO3MO)KHO, B TOM 4YHCJI€ MHOTOJIETHUE HACaXIEHUS, Jieca COOpYKeHHUsl, 31aHusd. K HeIBHKUMBIM
BEIIaM OTHOCAT MOPCKHE W BO3JYyIIHBbIE CY/Aa, MOAJEXKAIIMEe TOCYAApCTBEHHOM perucTpaiuu,
KOCMHUYECKHe 00BEKTHI, Cy/la BHYTpeHHero riaBaHus» (['paxxnanckuii konekc P, crates 130).

B cratee 132 'K P® nmpuBoauTCcs TEPMHUH «HEIBIKUMOCTH B TPAKTOBKE OIPENEICHUS] TEPMHUHA
«TIIpeAnpusATUeY. YKa3aHHas BbIlIe (JOPMYIUPOBKA UMEET T€ K€ OTIMYUTEIbHBIE YEPTHI, YTO U CTAThS
130. [Ipu mepedncieHUH cOCTaBa MMYILECTBA MPEANPUATHS BbIIEIEH psA Belled, HE HMMEIOIINX
HEPa3pbIBHOM CBSI3H C 3€MJICH.

B MexayHapoIHBIX CTaHAAPTAX OLEHKH MPHUBEIEHO CIEAYIOIIEe ONpe/eleHne HEABUKUMOCTH:
«OOBEKT HEIBMXKMMOCTH OIPENENAIOT Kak (U3MYECKUH Y4acTOK 3€MJIM M OTHOCAILIMECS K HeMy
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yinydiieHuss (B TOM 4YHCI€ W IOCTPOWKH). DTO ocs3aeMas, MaTepualibHas, “Bemnib’. OO0BEKT
HEIBW)KMMOCTH MOXHO IIOCMOTpETh M IOTporare. B  KakIOM rocylapcTBe€ MECTHBIM
3aKOHOJATEIbCTBOM YCTAaHABIMBAETCS OCHOBHOW MNPUHIMUN JJI pa3jIMYEHUs JBUXKUMOTO M
HEJIBU)KUMOTO MMylIecTBay [ MexayHapoaHbie cTanaaptel oueHku, 2011].

[ToHATHE KOMMeEpYEeCKOW  HEIBMKMMOCTH  LIMPOKO  PACHPOCTPAHEHO B  3apyOexHOH
SKOHOMMUECKOM nuTepaTtype. Kommepdeckas HEABUKUMOCTb — 3TO HEABMKUMOCTb, UCKIHOYUTEIBLHO
HCIIOJIb3yeMas IS Cladd B apeHay U IPUHOCALIAs BJIAJENIbIly COOTBETCTBYIOUINI apeHAHbIN 10X0]
[damomapan, 2004].

Beipensor crienyrompe CerMeHThl phIHKA KOMMEPYECKOW HEABM)KMMOCTH: TOCTHHHYHBIM,
CKJIaJCKOW, TOproBbiif, oducHbld. JKunas HeABWKMMOCTh HE IIONAJaeT I0J OIlpe/eleHue
KOMMEPUECKON HEJBUKUMOCTH, [TIOTOMY YTO HCIIOJIb3YETCS HE JJIS MOJIYy4YEeHUs apeHIHOro J0XOJa.
@daxTophl cripoca Ha OOBEKTHI KUJIOW U KOMMEPUECKON HEABMKUMOCTH pasnuyarorcs. [lokymarenu
O00BEKTOB KOMMEpYECKON HEIBMKMMOCTH B IEPBYIO OuYepelb OpPUEHTUPYIOTCS Ha YPOBEHb
MHBECTULMOHHOTO J10X0Za, B TO BpeMs KaK IOKYyIaTelu KWJION HEJBUKUMOCTU OPUEHTUPYIOTCS HA
noTpeOHOCTh B HEM.

[Tpu onleHKe 0OHEKTOB KOMMEPUECKOW HEABIKUMOCTH HEOOXOJMMO TIPOBOAMTD PA3IUINE MEKIY
OTIPEICICHUSIMI  HE/IBIKUMBIH OOBEKT W HEIBH)KMMOE HMYIIECTBO. HenBMKMMBIH OOBEKT — 3TO
3€MEJIbHBIM Y4acCTOK W YJIydlIEHMs, TECHO CBSI3aHHbIE C 3eMield. HeaBmkumoe MMyLIECTBO — 3TO
HEIBW)KMMasl BEllb, XapaKTEPUCTHUKU KOTOPOW BHECEHBI HA y4eT B ['OCyHapCTBEHHBIM KaxacTp
HEJBU)KMMOCTH.

B poccuiickoit 5KOHOMUYECKON TUTepaType MPUBOJUTCS CIAEAYIOMas KiacCu(puKaius 0o0bEeKTOB
Hensmwkumoctu [MBanosa, 2007]:

— Kommepueckass HEIBMXKMMOCTb (TOProBble, OGQMCHBIE, CKJIAACKHE H3AaHUs, TOCTHHMIIBI,
pecTopaHsl);

— JKunast He IBUDKUMOCTD,

— He3acTpoeHHble 3eMenbHbIE YYacTKM (3allOBETHUKH, TOPOJCKHE 3€MJIM, 30HBI pa3paboTKu
MOJIE3HBIX HCKOMAEMBIX);

— IIpombinnennas codctBeHHOCTh (3aanus HUW, npoMbliieHHbIe TPEeAIpUsSTHS);

— HeaBmwXKuUMOCTh cOIMAIBHOIO Ha3HaYeHUs (LIEPKBHU, TIOPbMBI, a3POIIOPTHI).

AHanu3upys peIHOK HEIBMKMMOCTH Poccun MOKHO cienaTh BbIBOJ, 4To nocie kpusuca 2009 roxa
OosblIe TEMIIBl pOCTa MOKa3bIBaeT PHIHOK KOMMEpPYECKOW HEeABMKUMOCTH. HemoBTOpUMOCTS,
YHUKAJIbHOCTh KaXJI0TO 00bEKTa KOMMEPUYECKON HEABMXKMMOCTH JIEJIal0T UX KpaiHe CII0KHBIMH IS
KJIacCU(PUKAIINH.

B crarbe «®akTOpbl CTOMMOCTM HEIBMXMMOCTH, NpHuHOcsAuie noxom» C.M. ApamrykoBoi,
MPUBOAMTCS Cleayromas Kiaccu(ukanusi 00beKTOB HEJBM)KUMOCTH: HEJIBUKHMOCTb Ul JTMYHOTO
M0JIb30BAHUS, WHJyCTpHAJIbHAs HEIBMKUMOCTb, JIOXOJHAs HEIBM)KMMOCTb, CIIEIIMAIN3UPOBAHHAS
HEABMKMMOCTh. HeBIXKUMOCTD ISl TMYHOTO MOJIb30BaHUs MIpe/lHa3HayeHa JUIsl YIOBJIETBOPEHUS B
KWIbe KOHEYHBIX IoJbp30Barened. MHaycTpuanbHas  HEOBMKMMOCTb — HUCHOJB3YETCS  JUIS
OCYILECTBIEHUSI  IPOM3BOACTBEHHOM  JeATENbHOCTH. CHenMaau3upoBaHHAs  HEJBUKUMOCTH
HCIIOJIb3YETCs ONPEIeIIEHHBIMU MOJIb30BaTEIISIMU B Y3KOHAIPABJICHHBIX IEJISAX Pa3IMYHOr0 XapakTepa.
OOBEeKThl KOMMEPUYECKOW HEIBMKMMOCTH DPALMOHAIBHO pa3feiuTh Ha JBa THUMA: THUIHYHYIO U C
O6usHec-noTeHuuanoM. OO0CHOBaHUEM JAHHOMY Pa3ENICHUIO SIBIISETCS TO, YTO KIACCUYECKHE BUIBI
JOXOJHOM HEIBMKMMOCTU T'€HEPHPYIOT JOX0J Oiaromaps caBaeMoil B apeHAy IUIOIAAM U CTAaBKU
apeH/ibl COOTBETCTBEHHO. DaKTOp yIpaBlieHUs JaHHBIMH OOBEKTaMHM He OyJdeT CHIIBHO BIUATH Ha
NOTEHIMATIbHBIN IeHEXXHBIH goxoA. MHas ke cuTyauus ¢ HEABMXKUMOCTBIO ¢ OM3HEC-NIOTEHLUAIIOM,
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r7Ie OCHOBONOJIAralomMM (aKTOPOM BO3MOXKHOCTH T€HEPHUPOBATH JIOXOJ SIBISIETCS Ka4eCTBEHHOE
yIIpaBJIeHUE CAMUM OOBEKTOM HEJIBH)KUMOCTH, @ JJOXO/bI (GOPMHUPYIOTCS 33 CUET PAa3IMYHBIX CAMHHUIL,
MPUHOCSIINX JI0XO0Jl, KAK HOMEp B TOCTHHHUIIE, TOCATOYHOE MECTO B KHHOTEATpe U T.J., CTOUMOCTBIO
UX TPEIOCTAaBICHHUS W KOJMYECTBOM COOTBETCTBEHHO. TakuM 00pa3oMm, C TOYKH 3pEHHS OLCHKU
TaHHBIE OOBEKTHI SBISIOTCA HOCUTENSIMH Ou3Heca, ¢ Anp(epeHINPOBAHHBIMU HCTOYHHKAMU
HOJTYYeHHs A0X0/a, OTIAMYHBIMUA OT TUIHYHBIX OOBEKTOB JOXOJHOH HEJABMKMMOCTH, TJ€ TJIaBHBIMU
napameTpaMH SIBJISIFOTCS IUIOMIAAb C/1aun 00beKTa B apeH Iy M apeHIHas ctaBka [Apamrykosa, 2013].

VYdeHsle pa3fensioT OOBEKThl KOMMEPYECKOW HEIBM)KMMOCTH Ha OOBEKThI TOPrOBIIH,
TOCTUHHYHBIC W Pa3BlIeKaTeIbHbIE 00BEKTHl HEABMKHUMOCTH, OHCHYIO HEJABHKHMOCTD, CKIIAJICKYIO
HeABIKUMOCTH [Acayi, Kapaces, 2008].

Pe3yabTaThl U 00CyKIeHHE

DKOHOMHYECKOE COJCpP)KaHUE TOXOTHOTO TMOJXO0JIa U €ro METOJOB, MPUMEHSEMBIX K OIICHKE
KOMMEpPYECKOW HEABMAKUMOCTH. JloXOAHBIM TOAXO0A sBIAETCS (yHAAMEHTAIBHBIM IIPU OLICHKE
O00BEKTOB KOMMEPYECKOW HEIBMKUMOCTU. J[OXOAHBIA MOAXOJ - COBOKYIHOCTH METO/JOB OIICHKHU
CTOMMOCTH, OCHOBAHHBIX Ha OIPENEJICHUH OXXUAAEMbIX JT0XOJOB OT O00BEKTa OIEHKH. J[0XOIaHBIN
MOAXO0J] OCHOBAH Ha OIIEHKE 0’KMJIaHU MHBECTOPA OTHOCUTENILHO OYAYIUX SKOHOMUYECKHUX BBITOJ] OT
BJIQJICHUSI OLICHMBAEMbIM OOBEKTOM. J[OXOJHBIN IMOIXO0JI OCHOBBIBACTCS HA MPHUHIUIE OXHUIAHUSI.
[IpuHIMI OXUJAHUS TJIACUT, YTO WHBECTOP MPUOOPETAeT HEABMKUMOCTH B OXKHMJAHUM TOTYYECHUS
noxon10B. TakuM 00pa3oM, 4eM BBIIIE JTOXOAHBIN MOTEHIIMAN aKTHBA, TEeM OOJbIlEe €r0 CTOMMOCTbD.
Bropoit mpuHIMn 10XOAHOTO TMOAXOAAa — 3aMelleHne. MakCMMyM CTOMMOCTH HEJBH)KMMOCTH,
MOKYIIa€MON WHBECTOPOM, HE JIOJDKHA IMPEBBIIIATh MUHUMYM CTOMMOCTH aHAJIOTa ¢ SKBUBAJIEHTHOMN
JIOXOAHOCTBIO.

JIOXOMHBINM MOAXO0JI MPUMEHUTETHHO K 0OBEKTY KOMMEPYECKOW HEIBUKMUMOCTH TPECTABIISAET
co0o¥t mporeypy OIEeHKH CTOMMOCTH 00bEKTa HEIBMYKMMOCTH HUCIIOJIB3YIOIYIO MPEIOJIOKEHUE, YTO
pPBIHOYHAS CTOUMOCTh OOBEKTAa HEABMKUMOCTH CBSI3aHA C TEKYIIEH CTOMMOCTBIO OYAYIIUX YUCTHIX
JI0XO0JI0B, KOTOpbIE MIPUHECET NaHHBI O0BEKT. [IpyruMu ciioBaMu, MPEANoaraeTcsi, YT0 MHBECTOP
MpHOOpPEeTaeT KOMMEPUYECKYIO HEJIBUKIUMOCT Ha CETOTHSAIIHIE IEHbI'M B 0OMEH Ha MPaBo MOJIYYUTh B
OyaymieM J0XO0Ja OT clauu ee B apeHnay. J{oXomaHbli moaxoa mpH OIeHKEe 00BEKTOB KOMMEPYECKOM
HEJIBIPKUMOCTH TIPEICTABIICH IBYMSI METOJaMU:

— METO/J] KalUuTAJIM3allH 10X0/I0B — [IPU MPUMEHEHUH TaHHOT'O METO/1a CTOUMOCTh HEIBMKUMOCTH
paccuMTHIBAETCA Ha OCHOBE TEKYIIETO €KEroJHOr0 J10XO0Aa OT €€ 3KCIUIyaTallud, ¢ MOMOUIbIO
CHEIHNANBHBIX KO3(DPHUIMEHTOB, OTPaXAIOIINX CIOKUBIIYIOCS HA PBIHKE B3aUMOCBS3b MEXKIY
BEJIMYMHAMU CTOMMOCTEH 00BEKTOB HEABMKUMOCTH U YPOBHEM HX JOXOJIOB.

— METOJlT JMCKOHTHPOBAaHUSA JCHEKHBIX IOTOKOB. [IpuM HCMOIB30BaHMM JAaHHOTO MeETOja
OCYIIECTBIISIOTCS MPOTHO3BI 10X0/Ia Ha ONpPEAeTICHHBINA Mepro/] B OyAyIIeM U BEPOSTHON IIEHBI
MPOJIaXKH 00BEKTAa KOMMEPUYECKON HEBMKUMOCTH B KOHIIE TTEpHO/Ia. 3aTEM PACCUUTHIBAIOTCS U
CYMMUPYIOTCS TEKYIIIME CTOUMOCTH BCEX OYMYIINX JOXOI0B C UCIOIB30BAHUEM CIEIINATBLHOTO
Kod(pUIIMeHTa, KOTOPBIA OTpa)KaeT PUCKH, CBS3aHHBIE C WHBECTUIUSMHU B JIaHHBIM OOBEKT
HEJIBUKUMOCTH.

[Tpouenypa pacueToB METOIOM TUCKOHTHPOBAHHBIX JIC€HEXKHBIX TTOTOKOB!

— [Iporuno3upyercs MOTOK T0XOJ0B OT OOBEKTa OLECHKHU.

— PaccuntsiBaeTcs cTaBKa JUCKOHTUPOBAHMSL.

— OmnpenensieTcst OCTaTOYHAsi CTOUMOCTD B IMTOCTIIPOTHO3HBIN MEPHO/.
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— CIpOrHO3MPOBAHHBIA IOTOK YHUCTBIX JOXOJOB, M OCTaTOYHAas CTOMMOCTb IIPUBOJATCS K
TEKYIIEMY MOMEHTY BPEMEHHU IIPU [TOMOIIY CTABKU IUCKOHTUPOBAHUS.
— PpIHOYHAs CTOMMOCTB paBHA TEKYILIUM CTOMMOCTEH OyAyILUX 10X0/10B U OCTATOYHON CTOUMOCTH.

B paMmkax meTona AMCKOHTHPOBAHHBIX JAEHEXKHBIX HY)KHO IIOCTPOUTD IIPOTHO3 IEHEKHBIX IOTOKOB
Ha 3a/laHHBIN Oynyluil Iepro BiaieHus.

Ha myurenbHOCTh IPOTHO3HOTO IIEpUO/ia BIUSET ClIeaytole (akTophbl:

— BeposTHOCTE TIpeKpatieHus: 3KOHOMHUYECKOH, GPU3NIECKOM U IOPUIUYECKON KU3HH 00BEKTa

— CHMXEHHE T0CTOBEPHOCTH 00OOCHOBAHHOCTH PACUETOB MO MEpe yJaJIeHUs OT IaThl OLEHKH

— Bo3MoOKHOCTh BBIXOJAa OLIEHMBAEMOrO0 OOBEKTa HEABMKMMOCTH HAa CTAOWIBHYIO BEIMUYUHY
10x0/1a

— Hanuuue BHYTpH NPOTrHO3HOTO HIEPHUO/Ia OTPHUIIATEIBHBIX ACHEKHBIX MOTOKOB [MBanoa, 2007].

[lo naHHBIM UCCIIENOBaHWM, CPEIHUN INEPUON BJIAJEHUS KOMMEPYECKOM HEIBMKUMOCTU
cocraBisier 8-21mer [Collett, Lizierim, and Ward, 2003, 34]. B pa3HbIX CcTpaHax HCIOJIB3YOTCS
pasnuuHble iepuoabl nporHos3a: B Hunepnangax pacnpocrpanes 20-eTHHIA TPOTHO3HBIN NEpUOI, B
CIIA 10get, B To Bpems kak B Poccum pacnpocTpaHeH 5-Tu JieTHMH mepuoj mporsosa. IIporuos
BKJIIOYAET IIOCTPOEHUE DKOHOMETPUYECKUX MOJEIEH, OCHOBAHHBIX HA pBIHKE HMMYLIECTBA H
BKJIIOYAIOIIMX B C€0S TMOCTPOCHHE SKOHOMETPHUYECKHUX MOZETeH, TpeOyomuX OnpeaeIeHHbIX
HaBbIKOB. [l JocTuXKEeHHsT OOBEKTHMBHOIO IIPOrHO3a HEOOXOJUM KaueCTBEHHBIM HCTOYHUK
uHbopmManuu 00 HCHOIB3YeMBIX B pacueTax mno3uuusax. Hampumep, npu oueHke oducHon
HE/IBKUMOCTH HeoOxoJuMa uMH(popMalMu O Takux mnapamerpax, kak BHII, TpynoBas 3aHsTOCTS,
0e3paboTuiia, onepalMOHHBIE PAcXo/bl — BCE ITO APKOHOMUYECKHE MEpEMEHHbIE, OXBAThIBAIOINE
SKOHOMMYECKHE OOCTOATEIbCTBA, BIUSIONINE HA OPUCHBINH pbIHOK. Eciiu OpaTh B mpuMep TOProBykO
HEJBU)XKMMOCTh, BaJIOBOI HAllMOHAIbHBIN IPOAYKT U PO3HUYHBIE MPOAAXKU OYAYT SABISATHCS Haubosee
3HAYUMBIMHM UHIUKAaTOPaAMHU.

CraBKU AUCKOHTHPOBAHUS, ICHEKHBIE TIOTOKHU JIOJIKHBI OBITh BBIPAXKEHBI C Y4ETOM HHQIISLINN — B
peaibHbIX WM HOMHUHAQJIBHBIX IOKa3zareiasix. Ha mnpakTuke pekoMEeHJOBAaHO MCIOIb30BaTh
HOMMHAJIbHBIE [TOKA3aTEH.

PacueT 4ncToro 10xoja OT 3KCITyaTalui 00bEKTOB KOMMEPUYECKON HEIBUKMMOCTH HAaUMHAIOT C
pacueTa MOTEHIMAJIBHOIO BaJOBOTrO Jgoxoja. HeoOXxommmo omnpenenuTs BEITUYMHY BCEro J0XOa,
KOTOPBIM MOKET MPUHECTH OOBEKT KOMMEPUYECKON HEABMKMMOCTH IMPHU YCIOBUH IMOJHOM 3arpy3ku
momasei. Jlamee pacCUMTHIBACTCS ICUCTBUTEIBHBIN BATOBOU M0X07. Takke HEOOXOIUMO BBIYECTh
IIOTEpPU OT HEAOUCIHONAB30BaHUs IUIomaneil. IlockoiabKy B OLEHOYHOM JAESITENBHOCTH HET
OTIpeJIeIEHHBIX CTAaHAAPTOB JISl ONpENeNIeHUs] ATUX MOTeph, HanbosIee MOAXOASIIMM CIIOCOO0M ISt
MOJIy4eHUs1 UH(POPMALIMHU SIBIISIETCS PACCMOTPEHHE CX0KET0 00bEeKTa KOMMEPUYECKOM HEIBUKUMOCTH,
JUIsL KOTOPOTO MMEIOTCA JAaHHbIE 110 PEHTHBIM IUIaTeXaM 3a JOBOJbHO MPOJOKUTEIbHBIA MEpPUOA
BPEMEHM, U3 HUX MOYKHO Y3HAaTh YPOBEHb MOTEPb Ha MpakTHKE. OIHAKO 3TO BO3MOYKHO JIMIIbL B
YCIIOBUSIX HAJIMYMS 3HAYUTEIBHOM 0a3bl HH(OPMAIIUH TT0 COTOCTaBUMBIM 00bekTaM [Dpuaman, 1997].

Jloxo/bl OT AKCIUTyaTaliMi 00BEKTOB HEIBUKUMOCTH MOT'YT OBITh BBIPAXKEHBI PSAJIOM ITOKa3aTeNeH.
[Torenunaneublii BaoBoi noxox (IIB/]) - moxoa, KOTOphI MOKHO MOJY4YHUTHh OT CHA4d B apeHIy
00BEKTa OIIEHKH TP TOJHOM HCIOJIb30BaHMM (0e3 ydera morepb M pacxonoB). [loreHrmanbHbII
BaJIOBOM JI0XOJ] paCCUUTHIBAETCS 1O (hopMmyIie:

TIBJ] = S x Ca,

rae Ca — romoBasi apeHIHas CTaBKa 3a 1 KB. M;

Valuation of commercial properties using the income approach
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S — mouaap, caaBaeMast B apeHay.
HetrictButenbHbiit BaoBoi qoxox ([B/l) - 1oXo1 oT HEABMKUMOCTH C YIETOM YPOBHS 3arpy3KH U
IIOTEph IIPU COOPE ApEHAHOM IUIATHI:

ABJI = IIB/1 — ITorepwu.

Heno3arpyska (He3aHATOCTh) M TOTEPU MPU cOOPE apEeHIHOM IIJIAThI OMPEACISIFOTCS KaK MPOIECHT
OT BAJIOBOTO JIOXOJIa, UCXOMS M3 TEKYIICH CUTyallid Ha PBIHKE HEIBMIKUMOCTH, CYIIECTBYIOIIETO
crpoca Ha OOBEKThI COOTBETCTBYIOIIErO Kjacca W HA3HAYCHHUS, M KAUYECTBEHHBIX XapaKTCPUCTHK
€caMoro 00ObEKTA.

Yucteiii onepanmonHbiii  goxoa (UOJ) — nelcTBUTENBbHBIA BaJOBOM JIOXOJ 3a BBIYETOM
OTICPAIIMOHHBIX PACXOJIOB:

YyoJ1 = JIBJI - OP.

Omneparnmonnsie pacxoasl (OP) — Texyiime pacxonbl, CBSI3aHHBIE C SKCIUTyaTalued oOBEKTa
HEIBUXKUMOCTH.

Jlns pacuera 4HMCTOrO OINEPAIMOHHOTO J10XOAa HEOOXOAWMO YYecThb MPOYUe J0XOAbl. YuCTHIN
OINEpAIMOHHBIN J10X0J paBeH pa3HUIE IMOJIYYEHHOIO JAEMCTBUTEIBHOIO BaJlOBOIO J0X0/Aa U
OTIEpAIMOHHBIX PACcX0/0B C yYETOM MPOUYUX 10X0A0B. OnepalnroHHbIE pacXoabl JJis LEeled OLEeHKU
JeNIATCS Ha YCIOBHO-TIOCTOSIHHBIE, YCIIOBHO-IIEPEMEHHBIE U PE3EPB 3aTPaT KalUTAJIbHOIO XapakTepa.
VY CIIOBHO-TIOCTOSIHHBIE PACXOJbl — 3TO PACXOJbI, pa3Mep KOTOPBIX 3aBHCHUT OT BEJIMYMHBI 3arpy3KH
o0bekTa (3apaboTHas m1aTa 00CITyKMBAIOIIEro epcoHala, HaJor Ha UMYILECTBO, CTPAXOBbI€ B3HOCHI).
VY CII0BHO-TIOCTOSIHHBIE PAcXo/bl 3aBUCAT OT CTENEHH 3arpy3ku 0O0beKTa (KOMMYHaIbHbIE IJIATEXH,
coJiep)kaHue TEeppUTOpUM M yOOpka Mycopa, oOxpaHa, pekiama). PesepB 3arpaT KamuTalbHOIO
XapakTepa — O3TO TUIOTETHYECKHE OTUYHUCIEHUs B PEMOHTHBIH (OHA, KOTOpBIH obecrednBaeT
MOAJEPKAHUE JOJITOKHUBYIIUX M CBOEBPEMEHHYIO 3aMEHY KOPOTKOXHMBYLIMX 3JIEMEHTOB 3JaHUU
[MBanoga, 2007].

ApeHyHasg 1ulaTa SIBJISETCS OOIICTIPUHATOW M HamOojee IMIMPOKO HMCHOJIb3yeMoW Oa3oi ams
OlpezeNeHusl MOToKa noxoxaa. s ompeneneHHs pBIHOYHOM apeHIHOM IIaThl MCIOJIb30BAJINCH
JaHHBIE IO 00BEKTaM - aHAJIOTaM.

Jns ompeneneHuss BENIWYMHBI PBIHOYHOM CTaBKM apeHJHOW IIaThl il OOBEKTa OLEHKU
MIPUHUMAIOTCS CIEAYIOLIUE IIIaru:

— W3yY€HHE pbIHKa NPEAJIOKEHUH apeH/bl aHaJOTMYHBIX OOBEKTOB HEABM)KUMOCTH, KOTOpHIE
Han0oJiee COMOCTaBUMBI ¢ OolleHuBaeMbIM OOBEKTOM;

— cOop ¥ mpoBepka MH(pOpPMAIMU MO KAKIOMY OTOOpaHHOMY OOBEKTY: BpeMs OITyOJIMKOBAHHUS
IPeUIOKEHHs], BEJTMYMHA CTaBKU apeHJIHOM IJaThl U yCJIOBUS JOrOBOpa apeH]ibl, (pu3ndyecKue
XapaKTEePUCTHKN OOBEKTa-aHajJora, €ro MECTOPACHOJOXKEeHHE, KadeCTBO MPEeAOCTaBISEMBIX
YCIIYT;

— aHaJIM3 M TpPSMOE CPaBHEHHME APEHJHBIX CTABOK Ha AaHAJOTUYHbIE OOBEKTHI C YYETOM HX
0COOEHHOCTEH, UCI0JIb3Ys BBEJIEHUE MPOIIEHTHBIX KOPPEKTHPOBOK.

CraBka AMCKOHTUPOBAHMS — 3TO CTaBKa, HUCIIOJIb3yeMasi JUIsl mepecyera OyIylmIMX J0XOIO0B B
TEKYILY0 CTOMMOCTb. KOJIMYECTBEHHO OHA paBHA CTAaBKE J0XO0/A, BEJIMYMHA KOTOPOTO 3aBUCHUT OT
pHCKa, CBSI3aHHOTO C OllcHHMBaeMbiM 00bekToM [MBanoBa, 2007]. Uem Oosiee pUCKOBaHHBINH OOBEKT
WHBECTUPOBAHUSA, TeM 0oJiee BBICOKOI! SIBIISIETCS CTaBKa JTUCKOHTHPOBAHUS.

Nataliya I. Medvedeva, Aleksandr V. Brovkin
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Ecin mpoBouTh aHA M3 HETUITUYHOH KOMMEPUYECKOW HEJIBHIKMMOCTH, KOTOpas MMeeT OM3Hec-
MOTCHIIMAJ, TO CJIEyeT YYUTBHIBATh HE TOJIBKO PBIHOK HEABMKMMOCTH, HO W PBIHOK (DMHAHCOBBIX
aKTUBOB W KamuTana. HeoOxoaumMo yduThIBaTh BiwsiHHEe HHQIsAMU. J[eHeKHbIEe TOTOKA M CTaBKa
JUCKOHTHPOBAHMSI IOJDKHBI COOTBETCTBOBATH JIPYT JIPYTY.

OCHOBHBIE METO/IbI OTIPE/ICIICHUS] CTABKH JTUCKOHTHPOBAHMS:

— MOJIEJIb OLIEHKH KanmuTaabHbIX akTuBOB (CAPM)
— merox IRR

— METOJI MOHUTOPHHTA

— MeTo1 KyMyJISITUBHOTO TIOCTPOSHUS

— METOJI CPAaBHECHHMSI alIbTEPHATUBHBIX WHBECTHUIUI

Mojienb OILEHKH KalMTalbHBIX AKTHBOB MPAKTHYSCKH HE MPUMEHSETCSA JJIA pacueTa CTaBKH
JTUCKOHTHPOBAHMS TIPH OIEHKEe HeaBwkuMocTH. OJHAKO, HCIONB3ys 0a30BYyl0  MOJEINb,
paszpabotannyro Y. Illapmom st Xopomio JuUBEpCHPHUIMPOBAHHOTO TOPTHENs, €€ MOKHO
MPUCIIOCOOUTH TSI OIICHKH HEABIXKUMOCTH. Jlisi 3roro 6a3oBas (opmysia KOPpPEKTHUPYETCs
pHOaBICHUEM JIOTIOJHUTEILHOM MPEMHUH 32 PUCK BJIOKEHHUS B HEJIBHIKUMOCTD.

Ru=R6p+B(Rcp.p.-R6.p.)+Su+C,

['ne ROp-6e3prckoBasi cTaBKa JOXOTHOCTH

Rcp.p.-cpeaHepbIHOYHASL CTaBKA JTOXOTHOCTH

SH- mpeMus 3a pUCK BIOXKEHUS B HEJBH)KUMOCTh

C-npemust 3a CTpaHOBOM PHUCK.

B crathe «Real estate and business value» Maptun BeHCOH TPHUBOAUT TUTIOCHI OCYIIIECTBICHUS
pacuera cTaBKM JUCKOHTUpoBaHus mo Mojenu CAPM. DOrta mojnens sBiseTcs MOJAEIbIO PUCKA U
JOXOJHOCTH, UMEIOIIEH caMylo JOJITyI0 MCTOPHIO MCIIOJB30BaHMs. SIBHOE MPEUMYIIECTBO JaHHOU
MOJIENIN TIPH OIIEHKE KOMMEPUYECKOW HEABIKUMOCTH C OM3HEC-TIOTEHIIMAIIOM — OTCYTCTBUE B pacyere
OKCHEPTHBIX OICHOK, KKAas COCTABIISIONIAsS MOJAETH UMeeT OOBEKTUBHBIN pacueT. JlaHHas MoJensb
[0 TIOKa3aTeisiM Oep3UCKOBOM CTaBKM, MPEMUU 32 PBHIHOYHBIH PHCK HACHTUYHA Ui OOBEKTOB
KOMMEpUYECKOI HeIBMKUMOCTU ¢ Ou3Hec-moTeHmanoM. OJHAKO pacyeT BeNTUYMHBI K03 (duIenrTa
Oera pazimyaeTcs s KaXKI0T0 CerMEHTa PhIHKA.

B ocHOBe MeTona ambTEepHATHBHBIX WHBECTUIUH JIC)KUT CPaBHEHHE WHBECTHUIIMH B OOBEKTHI
KOMMEpUYECKOIl HEJBI)KUMOCTH C aIbTEPHATUBHBIMH HMHBECTHUIMSIMHU Ha pBIHKE KamuTajga u
OCYILECTBIICHHE KOPPEKTUPOBOK Pa3IUUMSL.

Jnst pacuera CTaBKM JMCKOHTHPOBAHHMS METOMOM KOHe4yHo oTaaun — |IRR HeoOxomuma
cTaTucThyeckass o00paboTka peHTabeTbHOCTH IMPOEKTOB, KOTOpPbIE COIMOCTABHUMBI MPOEKTOM
OLIEHUBAEMOT'0 OOBEKTA.

Jis  ucronb30BaHMS METOJIa MOHHUTOPHHIAa HEOOXOAMMO HAaJMYKMe pBIHKA KOMMEpPYEeCKOH
HEJIBIPKUMOCTH, ()YHKIITHOHHPYIOIETO CTaOMUIIHbHO, Ha KOTOPOM BO3MOKHO ITPOBOJIUTH MOHHTOPHHT.

MeTtox KyMyJISTUBHOTO TIOCTPOCHHUS OMNpEIENseT BEIHYMHY CTaBKH IUCKOHTHPOBAHHS ITyTEM
npubaBlIeHUs] PEMHUI 32 PUCKH, BBIABICHHBIE HA OLEHMBAEMOM 00BeKTe. MeToJ KyMYJISTHBHOIO
MOCTPOCHHUsI MPUMEHSETCs TpU  OLEHKE pa3IMYHbIX OOBEKTOB  COOCTBEHHOCTH-OM3HECA,
HEJIBI)KUMOCTH, HEMaTePHAIbHBIX aKTUBOB. J[I1 HEIBM)KHMOCTH PACCUUTHIBAIOTCS TIPEMUH 32 PHCK
BJIO)KEHHS B OLICHUBAEMBbI 00BEKT, YPOBEHb JIMKBUIHOCTH, MHBECTHIIMOHHBIN MECHE/PKMEHT.

HeoOxoauMocTh pacyera CTOMMOCTH PpEBEPCHH CBsi3aHA C HECOBMAJECHUEM JUIMTEIBHOCTH
MIPOTHO3HOTO TEpHOJa C OCTATOYHOM SKOHOMHYECKOH XH3HBbIO 0OBeKTa oueHku. [Ipm pacuere
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CTOMMOCTH PEBEPCUU CYMMHUPYIOTCS BCE JOXOJbI, KOTOpbIE OILICHHBAEMBI OOBEKT IMPHUHECET B
MOCTIIPOTHO3HBINA Tepuo. MeTonka pacueTra CTOMMOCTH PEBEPCUU HCXOJUT U3 SKOHOMHYECKOIO
MOJIOKEHHSI 00BEKTa OI[CHKH Ha KOHEI IIOCJICAHETr0 ro/ja IPOrHO3HOTo rnepuoaa. CTOMMOCTh pPeBEpCUr
MOXKHO PAaCCUHMTHIBATH MO0 METOJOM KANUTAIW3AlUU JO0XO0Ja, €CIIM SKOHOMHYECKOE COCTOSTHHE
00BEKTa OIIEHKHU 0JIaronoyiydHoe, JIM00 KOPPEKTUPOBKONH CTOMMOCTH, TOCYUTAHHON Ha ATy OLECHKH,
Ha BEJIMYMHY BO3MOKHOI'O M3HOCA 32 aHAJIM3UPYEMBIil EPUO/I.

HToroBoe 3Ha4eHNE CTOMMOCTH PEBEPCHH PACCUUTHIBACTCS IO (opMyIie:

_ H04, ., 904, x(1+Cyy)
p = : XAk = : XA kst
R, +SFF(n-k;R,) R, +SFF(n-k;R,)

[["puboBckuii, 2009]

Tne 1O« - apcrerit ONEPALMOHHBIN JOXOJ IOCIEIHETO IMPOrHO3HOTO TO/a.

HO4\ YUCTBIMA OMEPALMOHHBIN T0XO0 MOCTIPOTHO3HOIO NIEpruoaa
SFF — HopMa Bo3Bparta (dakTop GhoHIa BO3MEIICHHS )

K
Gkl konunment koppekuun goxoxaa (K+1) roga

R. . craska JTUCKOHTHPOBaHUS, %0;

MeTon KanmuTalu3alud JI0XOAa OINPEAeseT PBIHOYHYIO CTOMMOCTH OOBEKTa KOMMEPUECKOH
HEJBW)KMMOCTH ITyTeM KOHBEPTAIlMU JIOXO0/a 3a OJHMH IO, OMMKaWINil K 1aTe OIEHKH, B CTOUMOCTD
MIPH TOMOIIU KO3 PUIIEHTA KaUTaTU3aIIH.

MeTo KanuTanu3aluy J0X0/1a BKIFOUYAeT CIEAYIONIUE ITAIlbl OIEHKHA PHIHOYHOW CTOMMOCTH:

— Pacuet gncToro onepanmoHHOrO JJOX0/1a 33 TOJ

— Pacuet xoaunmenta kanuraauzanun

— PacueT ppIHOYHOI CTOMMOCTH HEIBMKUMOCTHU JIEJICHHEM YHCTOTO OMEPAIMOHHOTO J0X0Ja Ha
KOX(PUIIMEHT KanuTalu3alluu.

CraBky (k03 PUIMEHT) KanuTaTu3aluy MPUMEHSIOT 7S KanmuTalu3alliid roJI0BOTO J0X01a 3a
OTIpe/ICTICHHBINA MEePUO/I, KaK MpaBuiio, roj. KodphuImeHT KanuTam3aiuyd BeIPKaeT 3aBUCUMOCTh
MEXy 001 CyMMOM JOXOJ0B U MOJTHOW BEIMYUHON €ro CTOMMOCTH UMYIIIECTBA.

OnHuM U3 METONIOB pacueTa Kod(pduimeHTa KanuTanuzanuu ssiusercs «Pacder kos¢dunrenta
KalnuTaau3aluu ¢ BBEJICHUEM KOPPEKTUPOBKH HA M3MEHEHHE B CTOMMOCTH akThBa». B aToM pacuere
VYHUTHIBACTCS, KaK JIOXOJ HAa MHBECTHUIIMH, TaK W KOMIICHCAIIUS U3MEHEHHUS CTOMMOCTH OOBEKTa 3a
paccMaTpuBaeMbIi IEPUO]T BPEMCHH.

Jloxol Ha MHBECTUIIMH OTpakaeT HOpMa OTJA4M, WU CTaBKAa JUCKOHTHUPOBaHUs, WIH, Oolee
TOYHO, KOHEYHAss HOpMa OTAauu (KOHEYHasl OT/Aaya), B CHUJIy TOTO, YTO YUUTHIBAETCS BECh MEPUOJ
BnajieHus. CymecTByeT CBsI3b MEXAy O0O0mUM KOd((HUIIMEHTOM KAMTaTN3aI[ui 1 KOHEYHOU OT/Iadyeid.

Ro =R, —AxSFF [[puGosckmii, 2009] ,

['me RO —koadduiimeHT KanuTaliu3aiuu;

Re — craBka IUCKOHTUPOBAHUS;

A — 011€BO€ U3MEHEHUE CTOMMOCTH;

SFF — Hopma Bo3Bpara.

Koad¢uimeHT kanuTanu3anuy pacCUUTHIBACTCS KaK CyMMa CTaBKH OT/Ia4¥l Ha KAITUTAl U HOPMBI
BO3BpaTa, (popMupyrOIIei oTarCIeHNS B (OH] BO3MEIICHHUS KalluTana.
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A x SFF — 4jieH ypaBHEHHS, KOTOPBIA KOMIIEHCUPYET U3MEHEHUE B CTOUMOCTH UMYIIIECTBA (HOpMa
BO3BpaTa Mpy U3MEHEHUU CTOMMOCTH).

Hopma Bo3Bpara kamurtana — 3T0 KOA((UIMEHT, KOTOPHIM OTpa)kaeT BEIMYUHY PETYISPHBIX
BJIO)KCHUI B TEUEHUHU OMPEIEICHHOTO Mepruoaa BPEMEHH, JUIsl MOTYyYEHHUs 10 UCTEUEHUU CPOKa, MPU
3aJIaHHOM CTaBKe J0X0Ja, OJHOM JCHEKHOM SIMHHUIIEL.

R

SFF=—
(1+ R) -1 [[pubGosckuii, 2009],

I'me SFF — HopMma Bo3Bpara ((hakTop hoHIa BO3ZMEIICHNUS );

R— craBka 10x0/1a Ha KanuTal (OTHOIIEHUE YUCTOTO JI0X0/a K BIIO)KEHHOMY KalluTaly);

N — KOJIMYECTBO MPOTHO3HBIX JIET IKCILTyaTallMl 00bEKTa.

ITpy cHHMXKEHHUU CTOMMOCTH MMYIIECTBA B TEUEHUE MEPUOJIa BIIa/ICHUS, UHBECTOP KOMIEHCUPYET
MIOTEPIO CTOMMOCTH 3a CUeT NePUOInYecKoro qoxoaa. Takum oopazom, ko3puumeHT kanuTaau3anuu
KOPPEKTUPYETCS Ha U3MEHEHHE NEPBOHAYAIBLHOM CTOMMOCTU (U B CIIy4ae YMEHBIIEHHUS] CTOUMOCTH
00BEKTA - YBEIMUMBACTCSI HA HOPMY BO3BpaTa).

Ecnu ctoumocTh 00beKTa KOMMEPYECKON HEABMKUMOCTH HE U3MEHUTCS, TO J0JIEBOE U3MEHEHUE
CTOMMOCTH paBHO HyIO (A = 0) 1 cTaBKa KanuTaIM3alMK paBHa cTaBke nuckontupoBanus (RO = Re).
[Tpumepom TakuMX OOBEKTOB MOTYT CIY)KUTh 3€MeNIbHBbIE YYacTKH. Ecim mporHo3upyeTcs IMOJHas
MoTepsi CTOMMOCTH 00BEKTa OLEHKH B KoHIlEe nepuona Biuaaenus (FV= 0, u, cienosarenbHo, = -1)
BO3BpaT IMEPBOHAYAIBHOIO KamHTaja JIOJKEH ObITh OOECledyeH 3a CYeT PEeMHBECTUPOBAHMS YacTH
MIEPUOJNYECKOr0 J0X01a

OmnpeneneHre HOpMBI Bo3Bpata kamuTaia (SFF) 3aBucuT oT ycioBuit ¢opmupoBanus (HoHaa
BO3MEUICHUSI IOTEPU CTOUMOCTH.

[TIpu pacuere Kod(pPHUIMEHTA KaNUTAIM3ALUU C KOPPEKTHMPOBKOW Ha H3MEHEHHE CTOMMOCTH
aKTHBA BBIIEISAIOT TPU OCHOBHBIX METO/IA ONPENEIEHUS HOPMBI BO3BpaTa:

Meton Punra (IlpsMonnHelHBIM BO3BpaT KamuTaja), MPEANojiararolluii BO3BpaT KamuTania
paBHBIMU YacTsIMH B TEUEHHE BCErO CPOKa BiIaJieHUs! akTuBoM. Hopma Bo3Bpara npejacraBisieT coooit
€XEroIHYIO JI0JII0 NIEPBOHAYAIBHOIO KaluTaia, OTYUCISIEMYIO B O€CIIPOLIEHTHBIN ()OH] BOZMEIIECHUS.
I'omoBas HOpMa BO3BpaTa Kamurana paccuuTbiBaercs feneHueM 100% - HOM CTOMMOCTH akTHBa Ha
OCTAIOLIUICS CPOK MOJIE3HOM JKU3HM, T.€. 9TO BEJIHMYMHA, OOpaTHas CPOKY ClyKObl akTHBa. [laHHBIN
METOJl TIPUMEHSETCS, KOorja OObEeKT HEIBMKHUMOCTH YCTapeBaeT C TEUEHUEM BPEMEHH, JI0XOIbl OT
00BEKTa CHIKAIOTCSL.

Hgx = 100%/n,

I'me n - ocTaBHIMIACS CPOK SIKOHOMUYECKOW KU3HHU, B rOJaX.

Meton Xockomnbaa (Bo3spar kanuTana mo o1y Bo3MeIieHus: U 0€3pUCKOBOM CTaBKe MPOIICHTA):
MIPEIOJIATar0INiA , YTO (GOH]T BO3MEIICHHS POPMHUPYETCS 10 MUHUMAILHOW 13 BO3MOKHBIX CTaBOK —
«0e3puckoBoit» craBke. Meton X0OCKOJIbAa UCHOIB3YyeTCs, KOT/la CTaBKa JI0XO/Ja MEpPBOHAYAIBHBIX
WHBECTHIIMI HECKOJHKO BBICOKA, YTO MaJIOBEPOATHO PEMHBECTHPOBAHME 1O TOW K€ cTaBKe. MeTon
X0CKOJIbJ]a pallMOHATILHO MPUMEHSTH JIJIs1 BBICOKOMPUOBLIFHBIX aKTHBOB.

Rf
(+RY 1
[['puborckmit, 20097,

SFI=
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I'ne Rf — Ge3prckoBas craBka J0X0/a;

N - OCTaBIIMKCA CPOK SIKOHOMHYECKOH KM3HH, B TOJaX.

Metox MuByna (Bo3Bpar kanutana mo ¢oHIy BO3MEIIECHHS M CTAaBKE J0XOAa HA MHBECTHUINH):
MpearoIararomuii, 4To GoH BO3MELIeHUs: (POPMHUPYETCS 10 CTaBKE MPOIEHTa, KOTOpasi paBHA HOpME
JI0X0J]a Ha MHBECTULIMH (CTaBKe AMCKOHTHPOBaHUsA). B 3ToM ciiyuae Hopma BO3BpaTa Kak COCTaBHas
YacTh CTaBKM KallUTAIU3aLUU paBHA (akTopy (HOHJIAa BO3MELIEHUs IIPU TON ke CTaBKE IPOLIEHTA, YTO
u no uHBecTHUMsIM. Meronq MHByaa panMOHalIbHO NPUMEHSATH JJIs OLEHKH aKTUBOB, KOTOpBIE
TEHEPUPYIOT IOCTOSIHHBIE IOTOKU JJOXOJI0B.

SFF=——Re .
(1+R.) -1 [['pubosckuii, 2009]

rie Re — craBka J1oXoja Ha MHBECTUINH; N - OCTABIIMICS CPOK SKOHOMHYECKOH JKH3HH, B TOJIaX.
B o6mem ciydae kod(hOUIUMEHT KaWTaIM3aluid PACCYMTHIBACTCS HA OCHOBAHUHU CTaBKHU JI0X0J1a
Ha kanurtan (Re) u Hopmbl Bo3Bpara kanurtaia (SFF). KoadduuuenT kanuranu3aiud CYUTaeTCs 110

bopmye:

Ro=Re+SFF(n-k;Re),

R
I'me "o —craBka KallMTaJIu3alluu,

Re . CTaBKa JUCKOHTUPOBAHUA, %,

SFF (n-k; Re) - nopma Bo3Bpara, %;

N- CPOK SKOHOMHYECKOW KHU3HH, JIET;

K- XxpoHOIIOrHYecKHii CpoK CIyKObI (3((EKTUBHBII) HA KOHEI] TPOTHO3HOTO TIEPHO/Ia, JIET;

Merton pacuera CTaBKM KalWTaJIW3allUH, YIUTHIBAIOIINN U3MEHEHHE CTOMMOCTH HEJIBUKHMOCTH,
WCTIOJB3YETCsl, €CIM BEJMYMHA YHCTOTO OMNEpaIiOHHOTO 10X0oJa OyneT HEM3MEHHOW B TEUCHHE
OIIPEETICHHOTO TIepHo/ia

Ro=Re+A*SFF(n-k;Re),

I'ne R° — CTaBKa KallMTaJIu3all1H,

Re _ crapka JTMCKOHTHPOBaHus, %0,

A-TIpOLIEHT U3MEHEHHS] CTOMMOCTH HE/IBM>KUMOCTH 32 aHAJIU3UPYEMBIN MEPHO/]

SFF (n-k; Re) - Hopma Bo3Bparta, %;

N- CPOK SIKOHOMUYECKON KHU3HHU, JIET;

K- xpoHonorudeckuit cpok ciyx0bl (3¢(eKTHBHBIN) Ha KOHEI] TPOTHO3HOTO TIEPHO/Ia, JIET;

MeTton pacuera CTaBKM KamUTaJIW3allU{, YYUTHIBAIOLIUN pa3ianuus B crioco0e pacuera HOPMbI
BO3BpaTa KamuTaja JUIsl pa3jIMYHBIX COCTABISIONIMX OOBEKTAa HEABMKUMOCTH, MPUMEHSETCS, eClu
BO3MO’KHO OCYUTATh BETMYMHY OOIIEr0 YUCTOrO OMEPAMOHHOTO JI0X0/1a OT 00BEKTa OLEHKH.

Ro=Re+WIi*SFF(n-k;Re)+...+ Wi*SFF(n-k;Re),

I'ne Ro _ craBka KaITMTaJIu3allku;

R. . CTaBKa TUCKOHTUPOBaHMUS, %0;

Wi-yenbHbIi Bec KaxI0ro JIeMeHTa

Nataliya I. Medvedeva, Aleksandr V. Brovkin



Economics and management of a national economy 89

SFF (n-k; Re) - Hopma Bo3Bpara, %;

N- CPOK IKOHOMHUYECKON KHU3HH, JIET;

K- xpoHonorudeckuit cpok ciy0bl (3¢ (eKTHBHBIIM) Ha KOHEI] TPOTHO3HOTO TIEPHO/IA, JIET;

[IpuMeHeHne MeTO/Ia pacyeTa CTaBKH KalUTAIN3alUH, YIUTHIBAIOIIETO cIoco0 (PMHAHCUPOBAHUS
CHENKH C HEABMKMMOCTBIO II€J1eCO00pa3HO, €ciaM OOBEKT OLEHKHM HIpuoOperaercs ¢ ydacTUeM
UIIOTEYHOr'0 KpeauTa.

Ro=Rck*Wck+Ruk*Ruk

I'ne Ro _ CTaBKa KallMTaIN3alliH;

R uKk - npoluieHTHas CTaBKa IO UIIOTEYHOMY KPEIUTY

W UK - yaenabHbIi Bec HIIOTEYHOT0 KpeanuTa

R ck — craBka JOXOJHOCTH HAa COOCTBEHHBIN KaluTal

W Ck — ynenbHbIi Bec COOCTBEHHOTO KanuTasia

Metox pBHIHOYHOM SKCTPAKIMKA NPUMEHSIETCS, €CIM MO COMOCTaBUMBIM OOBEKTaM MOXKHO
MOJyYUTh JIOCTOBEPHYIO MH(OPMALIUIO O BEJIUYMHE YUCTOTO ONEPALMOHHOIO J10X0/a U CTOMMOCTH
cnenku. Ha ocHoBe 06a30BOM (opMynsl MO BCeM aHajgoraM pacCUMUTHIBAECTCS KOI(PQUIMEHT
KalnuTaau3aluy Kak OTHOIIEHHE JJ0X0/1a aHAJIOTa K €ro CTOUMOCTH.

3akioueHue

OHGHK& KOMMepLIeCKOI\/II HESABIMKUMOCTU JOXOJHBIM ITOAXOJO0OM, 3aKJIOYACTCsad B TOM, YTO OH B
0oJIbIIIel CTETIEHN OTpaXkaeT MPEICTaBICHNE HHBECTOPA O HEJIBUKMUMOCTH, KaK UCTOYHHUKE T0X0Aa, TO
€CTh, 9TO Ka4yeCTBO HEABIKMMOCTH YYHTHIBAETCS, KaK OCHOBHOW II€HOOOpasyrommii ¢akrop.
KOMMepquKaﬂ HCABMXXKUMOCTDE B HACTOALICC BPEMA SABJIACTCA BaXXHBIM 00BEKTOM HWHBCCTHPOBAHUS.
Pacmmpenne cekropa 4acTHON cOOCTBEHHOCTH B Poccuy IpUBEIo K YBETMYESHUIO KOJIMYECTBA CIEIIOK
C HEIBMYKMUMOCTBIO, UTO TaK:Ke TOBOPHUT O TOM, YTO OIIEHKA HEABMKUMOCTH PUOOpETAET BCe OOMIBIIYIO
3HaYUMOCTh. KoMMepueckass HEeABM)KMMOCTh PacCMaTPUBAETCA C MO3UIMH OOBEKTa MOTEHIIMAIBHO
CIIOCOOHOTO MTPUHOCHUTH J10X0/1, OBITh KOHKYPEHTOCTIOCOOHBIM, «paboTaTh» C OTAAYCH.
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Abstract

The article is devoted to the description of methods of evaluation of commercial real estate.
Income approach to the valuation of real estate, a set of methods for assessing the value of real
estate, based on the determination of the expected income from the commercial use of the assessed
property. The main advantage, which has a profitable approach of real estate valuation compared to
the market and cost is that it reflects the investor's view of real estate as a source of income, i.e. this
quality of real estate is taken into account as the main pricing factor. The main drawback, which has
a profitable approach of real estate valuation, is that it is in contrast to the other two approaches of
valuation based on forecast data. The income approach evaluates the value of real estate at the
moment as the present value of future cash flows, i.e. reflects: the quality and amount of income that
a property can incur during its lifetime; risks typical for the assessed object and for the region. The
income approach is used in determining the investment value, as a potential investor will not pay
for the object more than the present value of future income from this object. It is also used in
determining market value.
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