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H. . BapuHoB,

O pasopoce ueH Ha 0AUH O00BLEKT HEeABUXMUMOCTH
(pe3ynbTaTtbl Onpoca cneuuaancToB)

ANPEKTOP MO HaYyHHO-METOANYECKO paboTe
rpynnsl KomnaHui «Asepc», FRICS,
JOUEHT, kKaHaAuAAaT TexHudeckmx Hayk (r. CaHkT-lleTep6ypr)

B nocnepHue roabl B cuny psga npuYnH no-
BbILUEHHOE BHMMaHWE yaensieTcs Bonpocam 3a-
LWMLLAEMOCTN OLEHOK COOCTBEHHOCTU — UX
0B6OCHOBAHHOCTM W HeonpeneneHHoOCTU («Tou-
HOCTW»). Paa TpaauUMOHHBLIX METOAOB OLEHKMU
HeOBMXMMOCTU Ba3npyeTcs Ha MakpO3KOHOMU-
4YeCKOW rmnoTe3e 0 CTPEMJIEHUM PbiHKA K COBEpP-
LUEHHOMY COCTOSIHUMIO, npeanonaraLuen cyrydbo
paunoHanbHOE MNOBELAEHME YH4aCTHUKOB pPbIHKA.
OOHO 13 cneacTBUic 3TOW rMNOTE3bl — OXUagaHue
€0VHbIX LLleH Ha aKTWBbl, KOTOpPblE HE pasfunya-
IOTCS MO CBOMM CBOWCTBaM (HET pasnmunin — HeT
KOPPEKTUPOBOK). N XOTa MakpO3KOHOMMYecKad
Teopwus oTkasasnacb OT r’MNOTE3bl COBEPLLUEHHOIO
pblHKa U CBA3AHHOW C HEW MOAENN paLnOHanb-
HOrO MNOBEAEeHUss 3KOHOMWYECKUX CYyObEeKTOB',
MEeTOL0/I0M A OUEHKN HEOBMXUMOCTU MEHSETCH
oyeHb MepnneHHo. Bcrtaet Bonpoc 06 apgekBart-
HOCTM MNPUMEHEHUS TPaAWLUMOHHOW METOAONO-
rMn B YCNOBUSAX peasibHbIX PbIHKOB, a TakXe 3a-
Jadya KONMMYeCTBEHHOro pacyeTa norpewHocTen
(HeonpeneneHHOCTN) Noay4yaeMbIX OLEHOK CTO-
MMOCTW. OTK 3aaaum TpebyloT 3HaHUs pasbpoca
B LleHax Ha HeaABUXMMOCTb, HE 3aBUCALLETO OT
CBOMNCTB CaMOW HeOBUXMMOCTN.

YkasaHHbI pa3bpoc LeH He CBSA3aH CO CBOW-
CTBaMUu akTmBa, U MOXeT ObiTb OTHECEH, rnaB-
HbIM 06pa3oM, Ha pas3nMynsa B NoBeOeHUn Cyob-
€KTOB cAenku (nokynatenem u nNpoaaBLOB,
apeHOaTopoB M apeHgopaTtenen) Ha HecoBep-
LWEHHOM pbiHKe. N3BECTHO, YTO Ha PbIHKE OBU-

XMMOro KMMmyLLecTBa pas3dbpoc UeH Ha OOMH W
TOT Xe (FOMOreHHbIn?) ToBap 4acTo COCTaBNs-
eT =10% oT cpenHeln ueHbl 1 gocturaet +20%
n 6oneed. 9TOT pPasbpoOC MOXHO Nerko Habno-
0aTb Ha pblHKE ABMXUMOro MMyLLecTBa, U ro-
pa3no TpyaHee, ecnuv He ckal3aTb — B MCKI/OYU-
TeNbHbIX Cly4yasx* — Ha PbIHKE HEABUXMMOCTMU,
KaxObli 06BbEKT HA KOTOPOM MPUHATO (XOTs Obl
TEOPETUYECKMN) CHMTATb YHUKASbHbLIM.

O oxunH MacumoBckun®, uneH MHcTtutyta OueH-
ku CLUA (MAI), Ha3biBaeT Takoi pas3bpoc Ans
HEeABMXMMOCTM — BHYTPEHHUM, O0OYCNOB/EH-
HbIM HECOBEPLUEHCTBOM pPblHKA HEOABMXUMOCTMH,
Makc Kammepoy® (ABCcTpanus) — BUpTyasibHbIM,
T.K. €ro CNoXHo 3adukcMpoBaTb HernocpencTt-
BEHHO Ha pbIHKE.

KonnyecTBeHHble OLEHKM Takoro pasbpoca
HY>XXHbl OJ19 MOHMMaHUA — Kak dopmumpyeTca Le-
HOODOpa3oBaHME Ha peasibHbIX PbIHKAX HEeABUXM-
MOCTW, KakoBa HeonpeneneHHoCTb, npucyllias
TEeM UM VMHbIM OLEHKaM CTOMMOCTW’, a Takxe —
YTOObI YTOYHUTb TEOPUIO N NMPAKTUKY OLEHKN He-
OBUXNMOCTH.

MTak, cyuwiecTtBoBaHMe sBreHUs pasbpoca
LEeH Ha OOMH U TOT Xe 0OBbEKT HEeOBUXUMOCTU
NPU3HaAETCA, HO KakK MOJy4UTb KONMYECTBEHHbIE
OLEHKM Takoro pasbpoca?

B nopsake npubnnxeHUs K OTBETY Ha 3TOT
Bonpoc B 2014-2017 rr. Obln NpoBeOeH ONpoc
Y4aCTHUKOB PbIHKA HEOBUXUMOCTU (PUINTOPOB,

" Cm., Hanpumep, Akepnod [x., LLnnnep P. Spiritus Animalis, nnv kak YenoBe4eckasl ncuxonorus yrnpasaseT 9KOHOMUKONM 1 roYemy 310 BaXHO AJ1s1
mupoBsoro kanutanuama/ lep. ¢ aHrna., M.: OO0 «kOHaviten lMpecc», 2010. — 273 c.

2 [OMOreHHbIMU Ha3bIBaIOT OOBLEKTHI, HE SIBASIIOLUMNECS UAEHTUYHLIMU, HO UMEIOLUMNE HECYLLECTBEHHbIE Pa3/INYus, HE OTpaxXarloLmecs: Ha ux LueHax. Apyru-
MUy csioBaMu, Li€Hbl rOMOreHHbIX 00bLEKTOB He Tpeéy;or KOPPEKTUPOBOK Ha pasjindnsi B CBOFICTBaX, T.K. 3@ 9TV PasjiNndns «PbIHOK HE MaaTuT».

3 Cm., Hanpumep, 3enbavH M.A., BapuHoB H.l1., A66acos M.3. Kak pacripeseneHsi LeHbl Ha PbiHKe roMoreHHbix ToBapos, RWAY, Ne 209, asryct 2012,

c. 168—173. http://www.appraiser.ru/default.aspx?Sectionld=35&Id=3658.

4 Hanpumep, MoxHO Habmoaats BecbMa He60sbLLo (1,5-83%) pa3bpoc yaesnbHbIX LeH Ha KBapTupbl 6e3 OTAEsKU Ha CPEeAHNX dTaxax OaHOro uiam
HECKOJIbKMX CTOSILUMX PSIAOM MHOIO3TaXHbIX IOMOB OZIHOrO TWUMa, HEAaBHO CAAHHbLIX B 3KCIlyaTauuio B parioHax ropoACKMX HOBOCTPOEK.
5 Eugene Pasymowski, MAIl RealStat® Inc. USA www.realstat.com, cm nepesog ctateu. http://www.appraiser.ru/default.aspx?Sectionld=32&g=posts&t=

12333&p=1.

6 Max Kummerow, yHuepcuteT KapTuH, ABCTpanivs, cM. cTaTbio «Bornpocsk! oueHkn», Ne 1-2010, c. 2-25.

7 Cm., Hanpumep, A6b6acos M.3. Metoa «napHbix npoaax». [paHnubl npUMeHnMocTy. — HoBasi oLeHKa: 3N1eKTPOHHBIV COOPHUK cTaTel, noa pea. bapu-
Hosa H.I., CPOO HI «Cl10», 2013, (URL: http://www.cpa-russia.org/news/499/), a takxe Jlesigpep J1.A., KpaviHukosa T.B. PekomeHgauuv no onpe-
ZieneHnio 1 060CHOBaHWIO rPaHUL, MHTepBana, B KOTOPOM MOXET HaXOAUTLCS CTOMMOCTb 06bekTa oueHku (nn. 25 n 26 @CO Ne 1 u n. 30 dCO Ne 7)

2017 r., IH®OPM-OueHka, HuwkxHuii HoBropoa, 2017.
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aHanuUTUKOB, OUEHLLVKOB), KOTOPbIM 3aA4aBafnchb
[Ba Bonpoca:

1. Cuntaete nu Bbl, 4YTO Ha pbIHKE HeOBu-
XMMOCTU, Kak M Ha pPblHKE ABUXUMOro
MMYLLLECTBA, CYLLECTBYET sBJIEeHne pas-
Opoca ueH Ha OOHM U Te Xe Uu «npa-
KTUY4ECKN OAMHAKOBblIE» OObEKTbl HeABU-
XumocTtu? T.e. cumtaeTte nm Bbl 4TO Ha
pblHKE HEeABUXMUMOCTU B LieHax (npeaso-
XEeHUs, cnpoca, CAenkn) Ha 0O6bEKT nme-
eTCsd COCTaBnsloWLAsa, He CBf3aHHas Co
cBoOlicTBaMu camoro obbekra?

2.Ecnn Bbl oTBeTMAM yTBEPAUTENBHO Ha
rnepBbIl BOMPOC, YKaxXnTe kakos, no Baluie-
MYy MHEHUI0, MOr Obl ObITb CpegHuil pas-
OpoC LeH Ha OAUH U TOT XXe 06beKT He-
ABUXMMOCTU, ecninm Bbl OH NepepaBascs
B rMNOTETMYECKUX chenkax Kynnu-npoaa-
XM MeXAy pa3HbIMM Napamu npogasew-
nokynartenb? AHanoOrMyHbli BONPOC — MO
cpengHeMy pa3bpocy CTaBOK apeHapl.

MoyTn Tpm YeTBEPTM Yncna y4acTHUKOB (73%)
npeactaBunu natb ropogosB: Owmck, CaHkTt-lle-
Tepbypr, HoBocubupck, YenabuHck, MNeTtponas-
nosck-Kamyatckmin. BONbLWIMHCTBO pPECnOHAEH-
ToB paboTaloT OueHLLMKAMM, UHbIX CMEeLnanncToB
(pnanTtopoB, aHanutmkoB) — 19 yenoek (25%).
CpepnHuii ctax paboTbl CNeuManmcToB Ha pbiHKE
HeaBwmxumocTn — 10 neTt, cTaTUCTUKM pacnpepe-
JIeHMs N0 3TOMY NoKasaTento NMpeacTaBneHbl M-
cTorpaMmmon 1 Tabnuuei.

PecnonpeHTtaM npepnaranocb BbiCka3aTtb
CBO€ MHEHWe O cpefHen (N0 BCeEM BO3MOXHbIM
napam npojaseL,-noKynaTtefb) BEANYNHE Takoro
pasbpoca OOHMM YMUC/IOM (*+ MPOLEHTOB OTHO-
CUTENIbHO CcpefHel ueHbl), Nnbéo — ecnu dopmu-
poBaHve eOnHOW OLLeHKW Bbl3blBaeT 3aTtpynHe-

CTtax cneumanmcToB — y4aCTHUKOB ornpoca

YyacTHuMKam ornpoca npepnaranaocb Bbipa- S
31UTb CBOE MHeHuMe o pasbpoce LeH Ha oauvH 8 —
00beKT B pa3sindHblIX cerMeHTax pPblHKa HeaBU- 7 —
XMMOCTU, FAe PecrnoHAeHT uMen onbliT paboThl, 6 |
o ©
nos3sonsoWwmnii emy chopmMmpoBatb COOBCTBEH- 6 5
HOe MHeHue. B onpoce npuHanu yyactme bonee g
80 cneuuanucToB, OKOHYaTeNbHON 06paboTke 4
noaBeprnocb 75 aHkeT, T.K. 4aCTb NpeacTaB- 3 —
NEeHHbIX OTBEeTOB He yaaJjioCb NpumBeCcTn K egu- 2
HOoMy dopmary. 1
Pacnpe,u,eneHVle Yyucna pecnoHAeHToB Mo ro- I I I
poaam Poccuu: T T T T T T T I ITT I IT T 1T
1 4 7 9 12 19 22
Yucno Yucno Ctax paboTbl Ha PbIHKE HEABWXUMOCTM, JIET
Fopon, y4yacTHU- Fopon, y4yacTHuU-
KOB KOB
AGakaH 2 Merponasnosck- 7 CpeaHee 10.3
Kamuatckuin
CraHpapTHas owunbka 0.64
Bonrorpap, 1 PoctoB 2
MeawaHna 9.0
EkaTepuHGypr 2 Camapa 3 Mogna 8.0
KanuHunrpap, 1 Cankr-lMeTepGypr 12 CraHpapTHOe OTKIOHeHue 5.5
Aucnepcus BbIGOPKU 30.5
Kemeposo 1 CmoneHck 2
Akcuecc -0.19
KpacHosipck 1 Crepnutamak 1 ACMMMeTPUYHOCTD 0.58
Mockea 3 Tomck 1 WnHTepean 23
MuHumym 1
HoBocubupck 11 YenabuHck 11
Makcumym 24
Omck 14 Cuet 75
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HUS — B BUAE MUHUMANIbHON U MaKCUMaslbHOM
OLEHKM cpeaHero pasbpoca.

OpnHO3HauHble oOueHkn pasbpoca Obiin
OaHbl NMNWb OOHUM PECMOHAEHTOM, OCTallbHble
OLEHKN npeacTaBfieHbl WHTepBanamn MuH-
Makc. NMoaTomMy B manbHelwen obpaboTke mc-
NONb30BaHbl CPEeAMHHbIE 3HAYEHUS YKa3aHHbIX
pecCnoHAeHTaMn rpaHuL, MHTEPBANIOB OLLEHOK
CpeanH = (MuH + Makc)/2, a Takkxe MakCu-
ManbHble (Makc) 3Ha4eHns 3TUX OLLEeHOKE.

Bcero 6bino nonydeHo 1972 oueHkn Benu-
YMHbI paszbpoca npu Kyrnne-npogaxe M apeH-
ne 06beKToB HEABMXMMOCTM B CEMU CErMeHTax
pblHKa, B NATM M3 KOTOPbLIX Pas3nnynsa B cpef-
HUX 3HAYEHMSX OLLEHOK MO cybcerMeHTam pbiHKa
0oKasanmcb CTAaTUCTMHECKM 3HAYUMBIMU®.

Mo kaxaoMy M3 Takmx cermMeHToB (cybcer-
MEHTOB) CTpounacb ruUcTOorpamMma 3HavyeHun
COOTBETCTBYIOWMX (CPEAUHHBIX WAU  MaKCu-
MalibHbIX) OLEHOK, a TakxXe pacCYmUTbiBaInUCh OC-
HOBHblEe CTAaTUCTUKWN (CpeaHee 3HavYeHne, Megu-
aHa, moga, CKO v 1.4.).

CBoaHasa Tabnuua cpegHux 3Ha4YeHuin nony-
YeHHbIX OLLEHOK NnpeacTaBfieHa B Tabnuue Huxe.

LJeTanbHble cTaTucTuyeckne paHHble 3k-
CMNepTHbIX OLEHOK pa3bpoca LueH Ha 0AuH 00b-
€KT HeOBMXMMOCTM N0 BCEN nccnegoBaHHOMN
COBOKYMHOCTU, a TakXe Mo cerMeHtam u cyb-
CermMeHTam pblHKa HeABUXMMOCTW NpeacTasfe-
Hbl B MpunoxeHun.

Ob6beM MONy4YeHHbIX B pe3ynbTaTte ornpoca
pes3ynbTaToB MO3BOMSET cAenatb Nub Npeg-
BapuTeNbHble BbiBOAbI. ONs 6o0siee HageXHbIX
BbIBOOOB HYXHO pPacCcwWUpATb TeppUTopuio mnc-
cnenoBaHW, COCTaB M YUCNO MPUBEKAEMbIX
cneunanucTtoB. [Onsa cokpauweHus pasbpoca
OLEHOK PeCrnoOHOEHTOB B KaXAOM CermeHTe
(cybcermeHTe) pblHKa, CKOpee BCEro, Leneco-
06pasHo 6bI10 6bl NpoBeaeHue XO0Ta Obl OAHO-
ro typa anroputma «Jendum» — BO3MOXHOCTU
YTOYHEHUS OLLEeHOK y4YacTHMKaMU rnocne Oo3Ha-
KOMNneHna Cc OpyrmMum 06e31MYEeHHbIMU OoueH-
kamn'',

CpepnHune 3Ha4YeHUs OLLEHOK pa36poca LeH (apeHAHbIX CTaBOK) B TMNOTETUYECKUX caenkKax
C OAHMM 06BbEKTOM HEABUXUMOCTU B pa3nnyHbIX cerMeHTax pblHKa, =% OT cpeaHel LeHbl

Mpopaxa ApeHpa
CermeHT / Cy6CcermMeHT pbiHKa HEABUXUMOCTU
CpeauH Makc CpeauviH Makc
BusHec-ueHTpbI knaccos A, B 10,9 14,7 8,3 11,4
OducHasa
BusHec-ueHTpbl knaccoB C, D n BCTpoeHHble NOMELLEeHUS 12,1 17,1 9,5 13,1
mnepmapkeTbl, CynepMapKeTbl, TOProBble LEHTPbI 11,4 15,8 9,0 12,5
ToproBas
CTput-puteiin 12,2 17,3 10,5 14,9
MpousBoacTBeHHas 14,0 20,3 11,9 17,4
Knaccos A, B 11,3 15,7 8,2 11,6
Cknapckas
OcTanbHble 13,0 18,5 9,7 13,8
BusHec, anuta 11,8 16,0 9,9 13,4
KeapTtupbl
OkoHOM, komdopT 8,4 12,0 6,7 9,1
3aropogHble KOTTEKU 12,4 17,1 10,0 14,2
WXC, OHT, CHT 12,0 17,5 10,0 14,4
3emernbHbie
yuactiu KommepHeckie 15,1 21,6 12,1 17,0
Mo Bcem cermeHTam (1972 oueHku) 12,0 17,0 9,4 13,2

& MakcumasibHble OLIeHKW, Ha Hall B3r/isa, He0OX0AMMO yuUTbIBaTL B HEKOTOPbIX 3afadyax, Hanpumep rpy pacyeTe MHTEPBasIoB HEOMNPEAEIEHHOCTU

OLleHKU PbIHOYHOV CTOMMOCTU.

9 [lo HenapameTpudeckomy kputepuio Yanya (Kpamepa-Yandya) paBeHcTBa MatemMaTudeckux oxuvaarHuii, cm. Opnaos A.U. lMNpuknagHas ctatuctuka, M.:

Ok3ameH, 2004. http://www.aup.ru/books/m163/3_1_2.htm.

9 UnctpymeHTsl MS Excel: [JaHHble / AHanu3 gaHHbix / [uctorpamma v OnvcatesibHasi cTatucTyka.

" Ha 3ameTky ByAyLmMM 1CCea0BaTessiM.
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TeM He MeHee, yXe Ha MoNydeHHOM 0ObemMe pe3ynbTaToB MPOSBAAIOTCA OCHOBHblE YPOBHWU
N TEHOEHLUNN:

— CYLEeCTBEHHble YPOBHU CpeaHuX 3HadeHun (+8,4 — +£15,1%) cpeauHHbIX OLUEHOK pasbpoca
LLEH BO BCeX CermeHtax u cybcermeHtTax paHka HegBUXMMOCTHU;

— oxumpaemo 6onblune cpeHMe 3HaYeHns MakCcuMasbHbIX OLLEeHOK pa3bpoca ueH (=12,0 — +21,6%);

— HECKO/NbKO MEeHbLUNE OLEHKN pa3bpoca B cAefikax apeHabl N0 CPaBHEHUIO CO CAENKaMu Ky-
nnv-npoaaxu (cpegHue 3HavyeHus oTHoweHus oueHok — 0,8-0,85);

— 3aMeTHOEe pas3finyne CpefHux 3HaYeHn oueHok pa3bpoca OT CerMeHTa K CerMeHTy (cybcer-
MEHTY);

— MWHMMalbHble 3HaYeHUs pa3dbpoca — B Hambosiee akTUBHbIX CErmMeHTax pbiHKa (KBapTUPbl),
MakCuMasbHble — B OTHOCUTENIbHO HEAKTUBHbIX CErMEHTax (3eMesibHble y4aCTKN KOMMEPYECKO-
ro HazHa4yeHus).

BaxeH OCHOBHOW BbIBOA, — YPOBHU «BUPTYyaNibHOro» pasbpoca LeH Ha OAnH 0O6beKT Ha pbliHKe He-
OBUXVMOCTM COMOCTaBMMbI C Habl0gaeMbIM Ha PbiHKE ABMXMMOIO MMYyLLEeCcTBa pa3bpocoM LeH Ha
rOMOreHHbIE aKTUBbI (TOBaphbI).

M 3T ypOBHU CyLLECTBEHHBIM 0O6pPa30oM BAUSIOT HA GOPMMPOBAHME OLEHOK CTOMMOCTM, Nosy4a-
€MbIX CaMbIMW PACMPOCTPAHEHHLIMU «TPAANLNOHHBIMU» METOAaMM — KONIMYECTBEHHbIX KOPPEKTMPO-
BOK M «MapHbIX Npogax», CTaBs Nof COMHeHME 0BOCHOBAHHOCTb MX Pe3Yy/bTaToB.

B TO xe BpeMs, nony4yeHne Takmx OLEHOK OTKPbLIBAKOT NYTb K KOIMYECTBEHHOMY pacyeTy Heomnpe-
[EeNeHHOCTU Nosy4aeMblX OLEeHOK HEABMXUMOCTU, N, TEM CaMbliM, K KOHTPOJIIO €€ BEJINYUHbI C Le-
nbto obecneyeHnss 060CHOBAHHOCTU 3TUX OLLEHOK.

B 3aksno4eHne aBTop xoTesl 6bl BbiPa3uTb WUCKPEHHIO MPpu3HATEIbHOCTb BCEM crieuuannctam,
PUCKHYBLUVM BbICTYMUTb B KAYECTBE PECIOHAEHTOB B 3TOM HETPUBMATILHOM OMpoCce. A Takxe KoJiie-
ram, 6e3 nogaepPXku v NoMoLUM KOTOPbIX HE COCTOSI/IOCh Obl M 3TO CKPOMHOE uccaenoBaHne — Po-
maHy babeHko (PoctoB Ha /[loHy), BaneHTuHe BapatukuHori (HoBocubupck), Hatanse aakux (He-
N96UHCK), AHTOHUHE [opHou n JlloboBu Kum (CaHkT-leTepbypr), Makcumy PenuHy (Omck), EneHe
CaBuy4 (MockBa), AHapero LLlepbakoBy (leTpornasiioBck-KamyaTckuii).
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