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JlanHast cTaThs SBISETCS MPOAODKEHUEM MCCIEI0BaHUs B 00JacTU LIEHOBOTO 30HUPOBAHUS
tepputopuu. Panee B cratbe «lccnenoBanue moaxonoB K LIEHOBOMY 30HUPOBAaHUIO TEPPUTOPHUH
HACEJICHHBIX IyHKTOB» ObUI M3y4Y€H TEOPETHUECKUW ammapar HCCIEAOBaHUS, ONPECNIEH MOPSI0K
IIPOBEJICHUS LIEHOBOI'O 30HUPOBAHMS U MTPOAHAIN3UPOBAHbl OCHOBHBIE MOAXOABI K IIEHOBOMY 30HH-
POBAHUIO TEPPUTOPUHN HACEIEHHBIX ITYHKTOB. L{enb JaHHOTO MCCle10BaHNs POBECTH aHAJIN3 LIEHO-
BOI'0 30HUPOBAHMS TEPPUTOPUN HACENEHHBIX ITyHKTOB KakK (PaKTOpa CTOMMOCTH IPU OLIEHKE HE/IBU-
KUMOCTH. B cTaThe npuBeneHs! pe3ysIbTaThl aHAIM3a POCCUICKOTO PhIHKA HEABMKUMOCTH. [Ipoana-
JM3UPOBAHBI B3IJIS,IbI MHOTUX UCCIIE0OBATEIIEH HA TEPMHUHBI «IICHOBOE 30HUPOBAHUEY U «OLIEHOYHOE
30HUpOBaHKE». B 001acTH 11EHOBOTO 30HUPOBAHUS MPOBEIEH CTATUCTUUECKUN aHATIN3 SKCIIEPTHBIX
MHEHHMH TpOoQecCHOHAIbHBIX YYACTHUKOB PhIHKA HEBM)KHUMOCTH, TPOAHAIM3UPOBAHA HOPMATUBHAs
0a3a OLEHOYHOU JesaTenbHOCTH. Iloka3aHa akTyaabHOCTh MCCIIEJOBAHUS LIEHOBOIO 30HMPOBAHUS
TEPPUTOPUH HACENIEHHBIX ITYHKTOB B pa00Te OLEHIIMKA CPABHUTEJIbHBIM ITOAX0JIOM IPH OLIEHKE CTO-
MMOCTH HEJBUKHUMOCTH.
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The article is a continuation of the study of price zoning. Earlier in the article "Research of
approaches to price zoning of localities" theoretical apparatus of the study was studied, the procedure
for conducting price zoning was determined, and the main approaches to price zoning of localities
were analyzed. The purpose of this study is to analyze the price zoning of localities as a cost factor
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in real estate valuation. The article summarizes the results of analysis of the Russian real estate mar-
ket. The views of many researchers on the terms "price zoning" and "valuation zoning"are analyzed.
In the field of price zoning, a statistical analysis of expert opinions of professional participants in the
real estate market has carried out, in addition to expert assessments, the regulatory framework for
valuation activities were analyzed. The relevance of the study of price zoning of the territory of lo-
calities in the work of the appraiser with a comparative approach to assessing the value of real estate
1s shown.

Key words: valuation, cost, price, valuation activity, price zoning, valuation zoning, price zone,
valuation zone, pricing principles, pricing factor, reference object, adjustment.

Beeoenue

Monens pBIHOYHON DKOHOMHUKH TpaHC(HOPMHUPYETCS € KaXIbIM TOJIOM,
B Buay toro uro Poccuiickas ®enepauusi XxapakTepu3yeTCs 3HAYMUTENbHOU IpO-
CTPAHCTBEHHOW MPOTSIKEHHOCTHIO, KXl PETrHOH SIBISETCS CAMOCTOSATEIbHBIM
CyObEKTOM yIpaBJICHUS U IIAHUPOBAHUS SKOHOMUYECKOT'O U COIIMAJIbHOTO Pa3BU-
tusi. OQHUM U3 ApaliBEPOB IKOHOMUUYECKOTO POCTa PETHOHOB SIBJISIETCSL CEKTOP He-
JIBUKHUMOCTH.

[To pe3ynbTary Hcciie1oBaHus KOHCAITHHTOBOM kommnanuu «Jones Lang LaSalle»
no uroram 2019 rona 06b€M HHBECTULIMOHHBIX C/IEJIOK HA PhIHKE HEIBUKUMOCTH Poc-
cuu cocTtaBuil okoio 4,1 mupa. posi., 4yto Ha 41 % BbllIEe aHATUTUYECKOTO MEPUOJA
IPOILIOTo To/a. JlaHHbIe MOKa3aTeau IPU COXPAaHEHUHU YKOHOMUYECKON U (pruHAHCO-
BOM CTAOMJIBHOCTHU yKa3bIBAJIM HA yBEIMYEeHHE 00bEMa Tpan3akuuii B 2020 roxy npu-
MepHO 110 4,5 mupa. gom. [1].

OpnHako corylacHO aHaIU3y pbIHKAa HEJIBMXKMMOCTH, nepBbiid kBapTan 2020 roxa,
MO>KHO TTOAEJIUTh Ha J]Ba IEPUOJIa — ATO SHBAPh-(eBpalib, KOT/1a aKTUBHOCTH HA PHIHKE
Obl1a Ha OOBIYHOM YPOBHE; M MapT, KOTOPHIH MOCTABUJI HA MAay3y Pa3BUTHE PHIHKA HE-
nBxuMocTH Ha Gore snmaemun COVID-19 [2].

Pestomupysi ananutudeckoe uccienoBanue kommnanuu «Jones Lang LaSalley,
BOCCTAHOBJICHHE 3KOHOMUKH COTJIACHO TEKYIIEMY COCTOSIHUIO MPOU3OUIET BO BTOPOil
nosnoBuHe 2020 roja, B TO XK€ BpeMs TOUHBIE CPOKH HEM3BECTHBI. OKU1aeTCs B IEPBOM
nonoBuHe 2020 roxa 3aMeqJIeHNEe HHBECTULIMOHHON aKTUBHOCTH Ha PHIHKE KOMMED-
yeckoil HeaBmkuMocTh. HBecTOphl OyAyT OoJiee moapoOHO MPOBOIUTH OILIEHKY PHC-
KOB, YTO YCIJIOXHHUT MPOLIECC 3aKIIOUCHHS CIIENIOK; TEKYIHE MPOEKThI MPOIJISITCS,
a 3aIyCK HOBBIX CIBUHETCS M0 CPOKAM Ha JAIBHIOI0 IEPCIIEKTUBY.

[Ipennonaraercs, yro Bo BTopou nojnosuHe 2020 roga pe3ko yBeaIn4arTcs WH-
BECTUIIMU B HEJBM)XMMOCTb, TaK KaK Ha PhIHKE HAOJIOJAaeTCs PEKOPIHOE KOJIMYe-
CTBO BBICOKOJIMKBHUAHBIX CpPelCTB, a UMEeHHO 330 MipA. A0JUl. O AAHHBIM aHAJIH-
tuku «Jones Lang LaSalle», uTo BbI30BET MOTPEOHOCTH BIOKEHHUS KaluTaa,
MO3TOMY WHBECTHUIIMOHHASI aKTUBHOCTh OCTAHETCS Ha BBICOKOM ypoBHe. OOmuii
TPEHJI COCTOUT B YBEJIUYECHUU WHBECTULIMI B HEIBMKUMOCTH, BEllb HEJIBUKHUMOE
MMYILIECTBO UMEET CPABHUTEIBHO BBICOKYIO JOXOJAHOCTh OTHOCUTEIBHO JPYTUX aK-
TUBOB [3].
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B ycnoBusix cioxuieicss HEONpeeIEHHOCTH B 3KOHOMUYECKOM Pa3BUTHU U Ha
PBIHKE HEABMKMMOCTH BO3PACTACT aKTYaIbHOCTh M BaXXHOCTh OLICHOYHOMH JIeATEIBHO-
ctu. ToyHas ¥ KayeCTBEHHasl OI[CHKAa MMYIIECTBa CIIOCOOHA MPHUAATh YBEPEHHOCTD
U 00ecreynTh MOJJEPKKY WHBECTULMOHHOM JesTeNbHOCTH, OaHKaM M aKlKOHepaM
11 pabOThl HA pbIHKAxX KanuTana. J{is 3Toro Tpedyercs coBEpIIEHCTBOBAHUE MOAXO-
JI0OB U METOJIOB JJisi KaueCTBEHHOTO M TOYHOTO aHAlM3a PHIHOYHBIX JAHHBIX MPH
OLIEHKE HEJIBUKHMOCTH.

IleHOBOE 30HMpPOBAHHE HACEJIEHHBIX ITYHKTOB Kak (aKTOp CTOMMOCTH IpHU
OLICHKE HEJBIKUMOCTH SIBJISIETCSI OTHUM M3 ONTUMAJIBHBIX PEIICHUHN ISl KaYeCTBEH-
Horo aHanu3a. LleHoBoe 30HHpOBaHNE O3BOJIUT BBISIBUTH MOJIOKHUTEIbHBIE U OTPHUIIA-
TEJIbHBIE XapaKTEPUCTUKU OOBEKTOB HEJIBMKMMOCTU. J[aHHBIE XapaKTEpUCTUKU Kak
¢dakTopbl IeHOOOpa30BaHMs BIHMSIIOT HA CTOMMOCTh OOBEKTOB HEeABMKUMOCTH. Kop-
PEKTHas OIIEHKA UMEET BayKHEHIIIee 3HaUeHHE /1JIsl ONIPEICIICHUs CTOMMOCTH HEJIBUKH-
MOT'0 UMYILIECTBA, IIPU OLIEHKE KOTOPOI'0 CTOMT YUUTHIBATh TEKYLIEE U 0KHUIAEMOE CO-
CTOSIHHE PBIHKA HEABMKUMOCTH.

Ha cerogusmnumii nens pa3paboTKu B 00J1aCTH LIEHOBOTO 30HUPOBAHUS, IPU KO-
TOPOM YUUTBIBAIOTCSI Pa3JINYHbIE (PAKTOPHI, BIUSAIOLINE HA CTOUMOCTh HEJBUKUMOCTH,
IPEICTaBIIAIOT OOJIBIION UHTEPEC JJIsl UCCIIE0BAHUM, OCOOCHHO B CIIOXKHUBLICHCS 00-
CTaHOBKE B cTpaHe U Mupe [4].

Memoowvt u mamepuaol

[Ipoananu3upoBaB B3TJIAIbI TAKUX UCCIIEIOBATENICH B 00JaCTH OIEHOYHOM Jesi-
TenbHOCTH, Kak Jlazapenkona E. B., Cepenosuu A. B., Autponos /. B., Peniun M. A.,
3bikoBa A. . 1 1pyrux, a Takke mpoaHaINu3upoBaB GeepalbHbIe CTAHAAPTHI OIEHKH
(manee — ®CO), cnexyer OTMETUTh, YTO HET €IUHON MO3UIIMH MO COACPKAHUIO TeP-
MUHA «II€HOBOE 30HUPOBaHME». MHOTUE UCCIEA0BATENN COCIUHSIIOT, COOCTABISIOT
WU [IPOTUBOIIOCTABIIAIOT TEPMHUHBI «OLIEHOYHOE 30HUPOBAHUE» U «IIEHOBOE 30HUPO-
BaHue». OTHAKO CTOUT MOAUYEPKHYTh PA3IUUUsI MEXK1y TEPMUHAMH, TIPU ITOM, HE UC-
KJIFOYasi B3aUMOCBSI3U MEXK1y HUMH [5].

Cornacno Ilpukazy MunskoHompaszButusa P® Ne 358 ot 07.06.2016 (pen.
ot 09.08.2018) «O06 yTBepXJIC€HUU METOJAMYECKUX YKA3aHUN O TOCYJapCTBEHHOM Ka-
JACTPOBOI OLICHKE), OLIEHOYHOE 30HUPOBAHUE — ATO pa3/iCICHUE TEPPUTOPUHU HA TEP-
pUTOpHUATBLHBIE €AMHUIIBI IO (haKTOpaM COIUATBLHO-YKOHOMUYECKOTO M HHOTO Xapak-
Tepa. O1eHOYHbIE 30HbI OJJHOPOJIHBI [0 Pa3IUYHbIM XapaKTepucTukam. PesyiabraTom
OIICHOYHOTO 30HMPOBAHUS SIBIIICTCS KapTOrpaMMa OICHOYHBIX 30H B Tpaduueckom
1 CEMaHTUYECKOM BHJax [6].

[{enHoBOE 30HUPOBAHUE — ATO PA3ACICHUE TEPPUTOPUU HA TEPPUTOPUATILHBIE €U~
HUIIBI, [ICHOBBIE 30HBI, ¢ AU PepeHIuauet mo nokazaTeto HeHbl © SKOHOMUYECKOMY
pa3BuTHIO. Pe3ynbTar 1I€HOBOrO 30HMPOBAHHUE — ATO TpaduuecKkoe MpeCcTaBICHUE
TEPPUTOPHH B BUJE LICHOBBIX 30H MO CTOMMOCTHOMY Xapaktepy [7].

[IpuHUMIBI IEHOOOPAa30BaHUS — ITO cUcTeMa (POPMHUPOBAHUS IIEHbI O0OBEKTa Ha
PBIHKE HEJIBH)KMMOCTH, KOTOpasi JEUCTBYET MOCTOSIHHO U OINpPEIEseTCs] Ha OCHOBE
00BEKTHUBHBIX IKOHOMHUYECKUX 3aKOHOB Pa3BUTHs PHIHOYHOW SKOHOMUKH TaKHX, KaK
3aKOH CTOMMOCTH; 3aKOH CIIPOCa U MPEJI0KEHHUS.
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Pesynomamot

Ha ocHoBanuu npoBei€HHOr0 aHaiu3a ObUIH OIpeesIeHbl OCHOBHbBIE 1IEHO00pa-
3YIOIKE IPUHIMUIIBI HA PHIHKE HEABUKUMOCTH:

— «CYOBEKTHBII MPUHILIMIDY, KOTOPbI O3HA4aeT, 4YTo Ha (POPMHUPOBAHUE LIEHBI
o0BbeKTa OO0JIbIIIOE BIUSHUE OKa3bIBAET MHEHHE CyOBbeKTa (COOCTBEHHHMKA, ITPOJIABIIA
WIN areHTa), KOTOPbIE MPU YCTAaHOBJICHUH LIEHBI UCXOAST U3 CBOUX NMOTPEOHOCTEH;

— «(pakTOPHBIM TPUHLHUII IEHOOOPAa30BaHMS» YKa3bIBaeT, 4yTO (OPMHUPOBAHUE
LEHbl OOBEKTA CONMPSIKEHO C aHAIU30M XApaKTEPUCTUK OOBEKTa U CPABHEHHEM €ro
C aHaJIOraMH, KOTOPbIE MTPEACTABIICHBI HA PHIHKE B MOMEHT OLICHKH.

daxTop 11eHO000pa30BaHUs — 3TO MPUYMHA, OCHOBA BIMSHMS, JBIKYINAs CHUIIA,
KOTOpas HaNpsIMyI0 WJIM KOCBEHHO OKa3bIBa€T BO3JEHCTBUE Ha pe3yJbTaT (POpMHUPO-
BaHUS PHIHOYHOM 1I€HbI HA O0BEKT HEJIBUKUMOCTH.

daxTop 1eHO0Opa30BaHUs OCHOBAaH Ha KOHKPETHBIX MOKa3aTessiX pbIHKA, CTe-
IIEHU SKOHOMHUYECKOI OLIEHKU COLIMAIbHBIX, 3KOHOMUYECKHX, TPABOBBIX, TEPPUTOPH-
aJbHBIX, MAPAMETPUUYECKUX XAPAKTEPUCTUKAX 00BEKTa HEABMXKUMOCTH [8].

Kaxnpiii pakTop nmeeT cBoro mkaimy B cooTBeTcTBUM DPCO Ne 2, ®CO Neo 3
1 @CO Ne 7, a pUHUHUI IOCTPOEHUS IIKAJIbI 3aKJI0YAETCS B YCTAHOBJIEHUU UHTEPBa-
J0B (PU3UYECKOM KAl COCTOSIHUS TOTO HJIM MHOTO MapameTpa 00beKTa HEJIBUKUMO-
CTH OT XYAIIETO [0 MOTPEOUTEIHCKUM CBOMCTBAM JI0 JIYYILIETO, U paBHBIM 00pa3oM OT
MEHbIIIEH 10 OOJbIICH LIeHBI [9].

DKoHOMHUECKad MIKaa (hakTopa — 3T0 HabOp KOPPEKTUPOBOK K IIEHE 3TAJTOHHOTO
00BbEKTa HEJIBUKUMOCTHU, KOTOPBIN YUYUTBHIBAET pa3IMuve LEH B 3aBUCUMOCTH OT Xa-
PaKTEPUCTUKHU 00BbEKTAa OTHOCUTEIHLHO MHTEPBAJIA HIKaJIbI (PaKTopa.

DTajJOHHBIA 0OBEKT — ATO OOBEKT, KOTOPHIH 00JIaJaeT MaKCUMaIbHBIM HAOOPOM
3HaueHui paxrtopa [10].

KoppekTupoBka — 3T0 norpaBka Ha pa3Inyus MEexI1y 0ObEKTOM OLIEHKU U €0 aHa-
noramu. [Tpu npruMeHeHNn KOPPEKTUPOBOK aHAJIOTY CPABHUBAIOTCS C 00 BEKTOM OLICHKH
0 IIEHOOOPa3yIOIMM (paKkTOpam, OIMPEAEIIAIOTCS pa3Inyus Mo 3TUM (PaKTopaM, a ajnee
1ieHa 00BEKTa-aHaJIOTa KOPPEKTUPYETCSI 1O BBISIBIIEHHBIM pazinuuusm [11].

DKCHepThl BBIJCIAIOT HECKOJIBKO BUIOB KOPPEKTUPOBOK, KOTOPbIE HEOOXOIUMBI
IUIs1 BCEX MPOLIEyp CPaBHEHMSI, OCHOBAHHbBIE Ha IIaBHBIX 1IEHOO0Pa3yoMuX (hakTopax:

— 3KOHOMMYECKHE (PAKTOPbI, KOTOPHIE YUUTHIBAIOT BIUSHUE YPOBHS Pa3BUTHS
HSKOHOMUKH, CTAJUU SIKOHOMHUYECKOTO IIMKJIa U PErHOHAIIbHBIX OCOOCHHOCTEHN PHIHKA;

— MEXBHUJIOBBIC (DAKTOPHI YUUTHIBAIOT PA3THUUS MEKIY OOBEKTAMU Pa3TUYHBIX
(dopM, CETMEHTOB WJIH MIOJICETMEHTOB, BUAOB (PAKTUIECKOTO MIT HAMTYYILIErO UCIIOJIb-
30BaHMsI, a TAKXKE MPABOBBIE PA3IUYNS;

— 00BEKTHO-CETMEHTHbBIE (PAKTOPBI — ATO (HAKTOPBI, KOTOPHIE YUYUTHIBAIOT TAKUE
XapaKTePUCTUKN O0BEKTa, KaK €ro MECTOIOJIOKEHHE, TapaMeTPhl U TEXHUUECKOE CO-
CTOSIHHE.

KoppexTupoBka Mexay 00beKTaMHi HEJBUKUMOCTH PACCUUTHIBACTCS MO CIeay-
romei popmyie:

K=| Y20 1 |.100% (1)
VIIC
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rae K — nporieHTHas KOPPEKIUs MEXKIy yAeIbHBIMU CTOMMOCTSIMH (1 KB. M.) 00beKTa
Y aHAJIOTOB, KOTOPBIE PACTIOJIOAKEHBI B PA3HBIX LIEHOBBIX 30HAX;

VIICo.0. — 3TANIOHHOE 3HAYEHHE PHIHOYHOM CTOMMOCTH (1 KB. M.) HUHAUBUIY AJTbHBIX
3MaHUA B TPaJAOCTPOUTEILHON TEPPUTOPUATHHOW 30HE, TAC PACIOJIOKEH OOBEKT
OLICHKU;

VIICan. — 3TaIOHHOE 3HAYEHUE PHIHOYHOM CTOMMOCTH (1 KB. M.) HHAMBUTYaTbHBIX
3/1aHU B TPaIOCTPOUTETBLHOM 30HE, II€ PAaCIONI0KEH aHAJIOT.

Oocyscoenue

DTaJIOHHbIE 3HAYEHUS TTOKA3bIBAIOT IIEHHOCTh TEPPUTOPUHU HACCIIEHHOTO MyHKTA
B paMKax KOHKPETHOW I'paJOCTPOUTENIIbHONW TEPPUTOPUATLHON 30HBI, TAKKE MO3BO-
JISIFOT MPSIMBIM COOTHECEHHMEM BBISIBUTH COMTOCTABUMOCTH 30H, UTO JAET BOZMOXHOCTh
PaCHIMPUTD JIOKAIIMIO TOMCKA aHAJIOTOB (B 30HAX CXOKUX IO [IEHOBOM KaTerOpUHn ), iU
IIPY CPAaBHEHUU aHAJIOTOB B 30HAX Pa3JIMYHON [IEHHOCTHU KCIIOJIb30BaTh JTOJKHBIN KO-
s umment.

AHanu3 (hakTOpOB BIMSHUS HA IIEHY MO3BOJISIET OCYIIECTBIISATH CPAaBHEHUE CXO-
KUX 0 TUITY U KJIACCYy OOBEKTOB, YTO SIBIISIETCS BAXXHBIM YCJIOBUEM JJIsI CO3J]aHUS 110-
HSATHOUM W MpO3padHoil Mojenu peiHKa. Heo0XoauMo yanThIiBaTh pa3nuanst 00bEKTOB
IIpU OLIEHKE, TP 0OOCHOBAHUU LIEHBI MPEJIOKEHUS U MPOJIAXKU HEIBUKUMOCTH, MIPU
dbopMUpPOBAaHUU LIEHBI CIAEIKU JJII PUITOPOB, OPOKEPOB, COOCTBEHHUKOB >KUJIbS,
a TaKXKe JIJIA 3aCTPOMIIMKA MPU ONPEICICHUHN MOJ0XKUTEIBHBIX U OTPULIATEIIbHBIX Xa-
PaKTEPUCTUK BO3BOJUMBIX OOBEKTOB HEJIBHKUMOCTH.

3aknwuenue

B 3akir04eHUN CTOUT OTMETHUTH UTO, IICHOBOE 30HUPOBAHUE 0OECIIEYMBAET HEOO-
X0IMMOU nH(OpMaIKeil y4aCTHUKOB PhIHKA HEIBUKUMOCTH, IIO3BOJISIET PAIMOHATILHO
yOPaBJIsATh UMYIIECTBOM, MOATBEPKAAET 00O0CHOBAHHOCTh MPUHSATHIX WHBECTHUIIMOH-
HBIX U JEBEJIONEPCKUX PEIIeHU, obecrieurnBaeT KOHTPOJIb CACIOK Ha PhIHKE HEJIBU-
)KUMOCTH.

Pe3ynbTaThl IECHOBOTO 30HMPOBAHUS TEPPUTOPHUH HACEIEHHOTO ITyHKTa KaK (hak-
TOpa CTOMMOCTH IPHU OLIEHKE HEJABUKUMOCTU MOTYT OBITh UCIIOJIB30BaHbI IPU COBEP-
HIEHHUH CJICJIOK C HEJIBUKUMOCTBIO; [T IPUHSTUSA YIIPABICHUECKUX PEICHUN 1T pa3-
BUTHSI PETMOHAIIBHON M T'OPOJICKOM COLHAIBHO-OKOHOMUYECKON CUCTEMBI; IS OIpe-
JIeJICHUSI CTOMMOCTHBIX pa3MepOB CTABOK ApECHIHOM TUIATHI U JJ1s Ileiel aHain3a padoT
10 TOCYIAPCTBEHHOM KaJAaCTPOBOU OLIEHKE TEPPUTOPUU HACEIEHHBIX ITYHKTOB.
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