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Beeoenue

3emuisl ¥ 3eMEJIbHBIE YYACTKU KaK HE3aMEHUMOE CPEICTBO NMPOU3BOJICTBA U TEPPU-
TOpUAIBHBIA 0a3uC, HA KOTOPOM HAXOAMTCS OCTaIbHAsI HEJIBKUMOCTh, HYXIAIOTCS B
O00OBEKTHBHOM M aJIeKBAaTHOM KOHOMHYECKOM olleHKe. B CBs3M co cnenuduieckum xa-
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paKTEpOM 3eMJIENONIb30BaHUS B 30HAX C OCOOBIMU YCIOBUSIMU UCTIOJIB30BAHUS TEPPUTO-
puit (nanee — 30YUT) paxTop HamuuMst TaKUX 30H HA TEPPUTOPUU 3EMEIbHBIX YUACTKOB
BMECTE C MEPEYHEM OTPAHMYCHUM, BIMSIONIMX HA XO3SICTBEHHYIO NEATEIHHOCTh B MX
rpaHulaX, JOHKEH BKIIFOUATHCS OLICHITUKAMU B COCTaB 1IEHOO0Pa3yOIMNX (PaKTOPOB.

[Ipobnema yuera daxtopa Bausinus 30YUT npu onpeneieHUH CTOMMOCTH 3e-
MEJIbHBIX YYaCTKOB MIPEACTABISAET 0COOYIO CI0KHOCTb, TPEXKJIE BCETO, IOTOMY YTO OT-
CYTCTBYIOT O(HIMATbHBIE METOANKHU, MTO3BOJISIIONINE YUYUTHIBATh JAaHHBIN (DakTop mpu
ONPEAECICHUH KaK PRIHOYHOM, TaK U KaJIaCTPOBOM CTOUMOCTH.

L]env uccneoosanusi: 000CHOBATh HEOOXOUMOCTh yueTa (paKkTopa BIUSHUS 30H
C 0COOBIMU YCIIOBUSIMH MCTIOJIb30BaHUS TEPPUTOPHUIA TIPU ONPEEICHUN CTOUMOCTH 3€-
MEJIbHBIX YYaCTKOB U 0003HAYUTh OCHOBHBIEC MPOOJIEMbI, BOSHUKAIOIINE MPU OIICHKE
3emMenbHbIX y4acTkoB B 3OYUT.

OOBeKT ucclieIoBaHUs: CUCTeMa OLIEHKU 3eMelib B Poccum.

[Ipeamer uccnenoBanus: neHooopasywmuit pakrop — Hanunure 30YUT nHa Tep-
PUTOPUM 3€MEJIBHOTO YYacTKa.

Memoowvl u mamepuavi

IIpu BBIABIEHUM OCOOCHHOCTEH MpeaMeTa UCCeI0BaHus UCIIOIb30BaHa HOpMa-
THUBHO-TIPaBOBas 0a3a, peryJupyoias NpaBoOTHOIIEHUS 10 UCIIOJIL30BAHUIO 3€MEh-
HBIX YYaCTKOB, pacnoioxkeHHbIX B 30YUT, 3akoHO1aTeNbCTBO B 00JIACTU OLIEHOYHOM
NEATENBbHOCTH, OTYETHI MO OIIEHKE 3€MEIBHBIX YYACTKOB, a TAKXKE TPYAbl aBTOPOB IO
paccmaTprBaeMoi MpoOaeMaTHKE.

B nponiecce BbIMONHEHUST UCCIIEAO0BAHUS MTPUMEHEHBI TAKHE METOJbI, KaK: aHa-
JU3, CUHTE3, 000011IeH1e, UHAYKIUS, JETyKIIKs, COMIOCTABICHHUE U JIP.

Pesynomamot

B cootBerctBuu ¢ I'pamoctpoutenbHbiM KojekcoM Poccutickoit @enepannn [1]
30HBI C OCOOBIMU YCIIOBUSIMU HUCTIOJB30BaHUS TEPPUTOPUI — ITO OXpaHHBIE U CAHU-
TapHO-3aLIUTHHIE 30HbI, 30HBI OXPaHbl 00BEKTOB KYJbTYPHOTO HACIEIUS U 3alIUTHHIC
30HBI 00BEKTOB KyJIbTYPHOTO HACIEIUsl, BOAOOXPAHHBIEC 30HbI, 30HBI 3aTOIICHUS, MO/T-
TOIJICHHUSI U WHBIC 30HBI, YCTAHABIMBAEMbIE B COOTBETCTBHM C 3aKOHOJATEIbCTBOM
Poccuiickoit @enepanum.

YcraHoBieHne, U3MEHEHUE U npekpaiieHus cymectsoBanus 30YUT perynupy-
etcs riaaBor XIX 3emenpHoro kojaekca Poccuiickoit denepanuu [2] (manee — 3K PD).
3K P® npenycmarpuBaet ycraHoBieHue 28 BugoB 3OYUT B nensax 3amuThl Hacese-
HUSI, OXpaHbl OKPY>KaIOIIEH Cpe/ibl, 00ECIIeUeHUsI COXPAaHHOCTH U O€30MMacHOM IKCILTY-
aTalliy TEXHUYECKUX U IPYTUX OXPAHSIEMbIX 0ObEKTOB.

Ha ocnoBannu nynkra 2 crateu 104 3K P® B rpanunax 30YUT ycranaBnuBa-
IOTCSI OTPaHUYEHUSI UCIOIb30BaHUS 3€MEIbHBIX YYaCTKOB, KOTOPBIE PaCIpPOCTpaHSI-
IOTCSI HA BCE, YTO HAXOJUTCS HaJ U MOJI MOBEPXHOCTHIO 3€MEJb, 1 OTPAHUYUBAIOT WU
3alpelarT pa3MElIeHUe U UCIO0JIb30BaHUE OOBEKTOB HEJBUKUMOCTH, a TaK¥Ke HC-
MOJIb30BAHKUE 3€MENBHBIX YYACTKOB JJIs1 OCYIIECTBICHUS BUJIOB JIESITEIBHOCTH, KOTO-
pble HECOBMECTHUMBI ¢ 1ensiMu yctaHoBiaeHus 30YUT.
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Hanpumep, cornacuo [IpaBunaM ycTaHOBIECHUSI CAHUTAPHO-3AIIUTHBIX 30H U HUC-
MOJIB30BaHMS 3€MENBHBIX YYaCTKOB, PACHOJIOKEHHBIX B TPAHUIIAX CAHUTAPHO-3AIUT-
HBIX 30H, YTBEPKIACHHBIX moctaHoBIeHUEM [IpaBurenscTBa PO ot 03.03.2018 Ne 222
[3], B CAaHUTApHO-3aIUTHBIX 30HAX HE JOMYCKAETCA Pa3MEIICHUE KUIIOU 3aCTPOMKH,
00BEKTOB 00pa30BaATEIBHOTO M MEAMIIMHCKOTO HAa3HAYEHUs, CIIOPTUBHBIX COOpYXKe-
HUM OTKPBITOTO TUIIA, OPTaHU3ALUN OTJbIXa U 03/I0POBJICHHS AETEW, 30H PEKPEALMOH-
HOTI'0 HA3HAYEHHUS U BEJICHUE CaZJOBOJACTBA.

Cornacno IlpaBunam ycTaHOBJIEHUSI OXPAHHBIX 30H OOBEKTOB JIEKTPOCETEBOTO
X035MCTBa U OCOOBIX YCIIOBUM UCIIOIB30BAHUS 3€METBHBIX YYACTKOB, PACIIONIOKEHHBIX
B TPaHMIAX TAaKUX 30H, YTBEPKICHHBbIX NOcTaHOoBieHUeM [lpaBurenbctBa PO ot
24.02.2009 Ne 160 [4], B oxpaHHBIX 30HaX 3alpelIacTCsl OCYIIECTBIISTh JIFOObIE JEH-
CTBUSL, KOTOPbIE MOTYT HAPYIIUTH 0€30MacHyI0 paboTy 00BEKTOB 3JIEKTPOCETEBOTO XO-
3s1UCTBA, B TOM YHUCJIE: IPOBOJUTH JIOOBIE paOOThI ¥ BO3BOJIUTH COOPYKEHHUSI, KOTOPBIE
MOTYT IPENSTCTBOBATh JOCTYIY K TaKUM OOBEKTaM; CTPOUTEIbCTBO, KAMUTAIbHBIIN
PEMOHT, PEKOHCTPYKIHUS WM CHOC 3[TaHUN U COOPY>KEHUM 0€3 MUCbMEHHOTO PEIICHUs
O COTJIACOBAaHHUHM CETEBBIX OPraHU3aLMMI U T.]I.

Hcexons n3 BEIIEU310°KEHHOTO CIIETYET, UTO PACTIONIOKEHUE 3EMEIBHOTO y4acTKa
MOJIHOCTBIO WM YacTU4yHO B rpanuiiax 3OYUT naknaaeiBaeT onpeaeieHHbIE OrpaHu-
YEHHsI Ha IPAaBOMOYHE MOJIBb30BAHMS TAKUM 3€EMEJIBHBIM YYaCTKOM, YTO HE MTO3BOJISIET
€ro COOCTBEHHUKY M WHBIM MPaBOOOIaAATENIIM B TIOJTHOW Mepe pean30BbIBATH CBOU
npasa (puc. 1) [5, c. 84].

ITocneacTBusa IIpaBOBOI0 XapaKTepa:

He0oOXOOUMO CTh COOTHOISHNS OTBETCTBEHHOCTH 34 HECOOIOICHUE
OIrpaHHYCHHOI'O PEKIHMa 3EMIICIIOIb30BaHHA, OrpaHHYCHHOI'O PEXIHMa 3EMIICIIOIb30BaHMHA .

NS

IlocneacTBIA TEXHOIOIHMYECKOIO XapaKTepa:

HEBO3MOKHOCTE HCIIOJIb30BAHHA 3€MCE]Ib OﬁpaSOBaHHQ Hey,[[OﬁHBIX 110 I{OH(i)HpraL[HH
B CBA3H C OTPAHHYICHUSAMH IEATEIbHOCTH, qacTel 3eMeIbHOrO Y4acTKa,

NS

HOCJ’ICI[CTBHH JKOHOMHYIECKOT'O XapaKTepa:

ymepﬁ OT HEHCITOIB30BaHHA YaCTH CHIDKEHHE pBIHOT-IHOﬁ CTOMMOCTH H
3C€MEIBHOI0 Y4YacTKa, VITIYIIICHHAA BbIT'OJa; HHBE CTHITHOHHOM INPHBJ/ICKATEIPHOCTH,

NS

ITocnencTBua COIIMAIBPHOI0 XapaKTcpa:

HEBO3MOKHOCTh YUACTHS 3€METhHOTO TICUXOTOTHYECKAs OIfeHKa YIepOHOCTH
y4acTKa B HOPMaJIbHOM PBIHOYHOM 000pOTE; 3eMelIbHOTO yuacTka B 30VHUT.

Puc. 1. HeratuBHBIC IOCIIEACTBUS JIS TIPABO00JIaaTe s 3eMEJIbHOTO yUacTKa,
obpemenennoro 30YUT
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VYkazaHHble 00CTOATENbCTBA CHIXKAIOT YPOBEHb IIEHHOCTU 3€MEJIbHOTO Y4YacTKa,
CTOMMOCTHOM 3KBHUBAJIEHT KOTOPOM OMPEIEIAETCA B MPOLECCE MPOBEAECHUS OLECHKHU.
OTO ABISIETCSL TOCTATOYHBIM OOOCHOBAHWEM JJi BKJItOUeHUs (akrtopa Biausiaus 30-
YUT B cocTaB 11eHOO0pa3yomux GakTopoB MPU SIKOHOMUYECKON OLEHKE 3€MENbHBIX
YYaCTKOB.

HeobxoaumocTts yueta Bnusaus 30YUT Ha CTOUMOCTB 3€METbHBIX YYACTKOB CO-
riacyercs ¢ TpeOOBaHMSIMU K MPOBEJICHUIO OLEHKU HEJBHKMMOCTH, KOTOPBIE yCTa-
HoBJeHbl DenepanbHbiM cTanaapToM oleHkH «OtreHka HeaBUKUMOCTUH (DCO Ne 7)y,
YTBEPKAEHHBIM TprKa3zoM MuHskoHoMpaszsutusi Poccum ot 25.09.2014 Ne 611 [6]
(manee — ®CO Ne 7). B paznene [V ®CO Ne 7 onpeniesieH COCTaB 3a/laHUs Ha OICHKY,
B KOTOPOM, B YHCJI€ MIPOYETO, OJKHA OBITh YKa3aHa uH(opMalus 00 YUYUTHIBAEMbIX
MIpU OLIEHKE IpaBax U orpaHudeHusix (oOpemeHeHusx) 3Tux npas. Kpome Toro, nepe-
JlaBaeMble UMYIIECTBEHHbIC MpaBa U OrpaHUYCHUS] (0OpEeMEHEHHUs) 3TUX MPaB PEKO-
MEHJIyeTCS HCIOJIb30BaTh B KAYECTBE JIEMEHTA CPABHEHHUS IMPHU BbIOOpPE OOBEKTOB-
aHAJIOTOB B CPABHUTEIBHOM IMOAXO/I€ K OLICHKE HEJIBU)KUMOCTH.

B coorBercTBuM ¢ myHKTOM 2 ctatbu 56 3K P® orpannyeHus ncnosib30BaHUs
3eMenbHbIX y4acTKOB B 3OYUT sBnsAIOTCSA OrpaHMYeHHEM MpaB Ha 3emitto. Takum 00-
pa3oM, CBEACHUS O pacroiokeHuu 3eMenbHoro yyactka B 30YUT u nepeueHb KOH-
KPETHBIX OTPAHUYECHHI €ro MCHOJIb30BAaHUS JOJKHBI ObITh OTPAXKEHbI B 33JJaHUH Ha
OLICHKY M YYTEHBbI Ha BCEX MOCIEAYIONIMX dTalax Mmpoliecca OleHKH, B YaCTHOCTH MPU
MCCIIEIOBAHUM PhIHKA HEJBM>XKMMOCTH, aHainu3e Hanbosee 3p(HEeKTUBHOTO HCIOJIb30-
BaHUS U B CITy4ae NPUMEHEHHUS CPABHUTEIBLHOIO MOJX0/1a K OIIEHKE.

Oocyswcoenue

B Teopun u mpakTUKE OLIEHOYHOM AECATEIBHOCTH TEMA y4YeTa OTPAHUYEHUN MPU
ONpPEACICHUN CTOUMOCTH OOBEKTOB HEIBHMKUMOCTH, pacmoyiokeHHbIX B 3OYUT,
Majo u3zydeHa. B OonpmivHCTBE ciydaeB (DakT HamW4usl B TPaHUIAX 3€MEBHOTO
yuyactka 30YUT nonpocTy UTHOPUPYETCS OLIEHIIUKOM, B CBSI3U C UEM BO3HHUKAET BO-
poc 00 0OBEKTUBHOCTHU PE3YJIHTATOB TAKOW OIICHKH.

OcHoBHas cinoxHocTh ydeTa 3OYUT 3axmrodaercss B pa3oOIIEeHHOCTH HOpMa-
TUBHO-IIPABOBBIX aKTOB, OMpEAENIAONIIUX UX NpaBoBoil craryc. CormnacHo cratbe 106
3K P® B otHomeHuu kaxjaoro suga 3OYUT (3a UCKIIIOYEHHUEM TEX, YTO BO3HUKAIOT B
cuiny ¢enepanpHoro 3akoHa) IIpaBurensctBom PD yTBepkaaercs cBoe IOJIOKEHUE, B
KOTOPOM COJIEPKUTCSI, B TOM YHUCJIE NEPEUYCHb OTPAaHUYECHUI UCIIOJIb30BAHUS 3€MENb-
HBIX YYaCTKOB B TPaHHUIIaX yKa3aHHBIX 30H. TakuMm oOpa3oMm, B HaCTOAIIEE BpeMs Cy-
HIECTBYET KAK MUHUMYM 28 pa3JIMuHbIX 3aKOHOB M MOJI3aKOHHBIX aKTOB, CBA3aHHBIX C
pernamentom ¢yHkunonuposanus 30YUT.

CToUT OTMETHUTH, UTO B COOTBETCTBUU ¢ DeaepanbHbiM 3akoHOM OT 13.07.2015
No 218-®3 «O rocynapCTBEHHOM perucTpanyu HeABMKUMOCTH» [7] cBeaenus o 30-
YUT noikHbl OBITH BKIIOUEHBI B PEECTP TpaHUll B cocTaBe EnuHoro rocymaapcTBeH-
Horo peectpa HeaBmxuMocTu (nanee — EI'PH). ET'PH npencrasinsiet co0oit mpakTuye-
CKHM €JIMHCTBEHHBIN pecypc, aKKyMYJIUPYIOIIHN BCIO COBOKYITHOCTh rpaduueckoil u
TEKCTOBOM MH(pOPMAIIMU O MECTOIOJIOKEHUU U perinamenTe Bcex BuaoB 3OYUT, B

136



YaCTHOCTU 00 MX HAJIO)KEHHH HA JIpyrue OOBEKThl KaJacTPOBOIO y4yeTa: 3eMeEJbHbIE
YYaCTKH U 00BEKTHI KAlIMTAJIBLHOIO CTpOUTENbCTBA (pHC. 2). K ToMy ke, 3aKkoHOaTenb-
CTBOM NPEIyCMOTpEHO o0s13arenbHoe BHeceHue ceenennii B EI'PH 060 Bcex 30YUT,
ycTaHOBJIEHHBIX Ha Tepputopun PO, no 01.01.2022 rona.

OxpaHHas 30Ha 0GLeKTa
JIEKTPOCETEBOTO X03AHCTRA

Puc. 2. Oro6paxenne 30YUT Ha myOanM4HON Ka1acTpOBOU KapTe

3aknouenue

HecMoTpst Ha Hanuune NPaKTUYECKHU TOJHOCTHIO YKOMILJIEKTOBAaHHOM 0a3bl JaH-
HbIX 0 30OYUT, cpenn yuacTHUKOB PbIHKA HEIBHX)KUMOCTH HA0JIt01aeTCs HU3Kask OCBe-
JTIOMJICHHOCTh Kak 0 caMoM ¢akTte cymiectBoBanusi 3OYUT B rpanunax 3eMenbHBIX
YYaCTKOB, TaK M O HEraTHUBHBIX MOCIEICTBUAX TaKOTO MecTonojoxxeHus. [IpuunHoii
TAaKOI'0 HE3HAHUS CIYKUT OTYACTH TO, YTO MHOKECTBO 3€MEJIBHBIX YYaCTKOB ObLIN 00-
pa3oBaHkbI enle 10 pa3pabOoTKU BhIlIEyKa3aHHBIX HOPMATUBHO-IIPABOBBIX aKTOB, a B He-
KOTOPBIX CIIy4asix — U 10 ycTaHOoBIeHns Ha MecTHOCTH camux 30OYUT. Kak cnencrsue,
aHAJIMTHUKA PbIHKA MO Y4YeTy BIMSHUS pa3anyHbix BUIOB 3OYUT Ha cTOMMOCTH 3e-
MEJbHBIX YYaCTKOB M IPYTUX 0OBbEKTOB HEJIBKUMOCTH HA OCHOBE PEAIbHBIX CIEIOK
noka He cpopmuponanacs [8, c. 21].

3ama4n METOANYECKOTO 00ECTIeUeHHs OLIEHKH CTOMMOCTHOTO SKBUBAJICHTA Orpa-
HUuyeHui, ycranaBiuBaembix B 3OYUT, B HacTosiIiee BpeMs Takke He pelieHbl. Pa3-
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paboTkoit MmeToauk yueta BiusgHust 30YUT Ha pbIHOYHYIO U KaJACTPOBYIO CTOMMOCTD
3€MEJIbHBIX YYaCTKOB 3aHUMAJIMCh TaKUE HCcaeaoBareny, kak: Kpyrimsakosa B.M. [8],
brixosa E.H. [9], Cytarun B.1O. [5], Autponos /I.B., Bapnamos A.A., Kpernnun K.B.
u Jip. OHAKO COOTBETCTBYIONIME O(DUITMATBHBIE METOJUYECKHUE YKA3aHUsl Ha JaHHBII
MOMEHT HE YTBEP>KJECHbI U HE pa3padaThIBatOTCH.

PaccmoTtpennsie Boite mpodaeMsl yueta 30YUT npu orieHKe 3eMeNbHbIX y4acT-
KOB SIBJISIFOTCSI CAMBIMU OCHOBHBIMU M HauOoJjee rio0albHbIMU, OJJHAKO MX MOJHBII
MEPEUYCHb HE OTPAHUYMBAETCS NPEACTAaBICHHBIMU. [OBBINIIEHNE KauecTBa UCCIEI0BA-
HUU 10 ONPEICICHUI0 CTOMMOCTH 3€MEIbHBIX YUYaCTKOB MPEXk e BCero OyieT odecre-
YEHO MPaBUJIBHBIM HUCMOJIb30BAHUEM COBPEMEHHOW HOPMATUBHO-IPABOBOM 0asbl 3e-
MEJILHOTO U I'PaIOCTPOUTEIBLHOIO 3aKoHOAaTenbCTBa [8, ¢. 19]. IIpu cocTtaBieHun 3a-
JaHUS Ha OLIEHKY M OMUCAaHUHM O00BEKTa OI[EHKH B OTYETE 00 OLICHKE JOJKHA YUUTHI-
BaThCs CleAyronas HHPopMaIus 0 3eMeJIbHOM YUYacCTKe:

— MepeaBaeMble UMYIIECTBEHHbIE MTPaBa U OrpaHudeHus: (0OpeMeHEeHNs ) MPaB;

— BHJI Pa3pEUICHHOTO HMCIIOJIb30BAaHUS 3€MEJBHOIO y4acTKa B COOTBETCTBUU CO
ceeaeHusmu EI'PH u ero daktuueckoe UCoib30BaHUE;

— PaCIIONIOKEHHUE 3€MEIBHOIO y4acTKa IMOJHOCTHIO WJIM YAaCTUYHO B IPaHULIAX
30YUT, ananu3 BIuUsTHUS OTPAaHUYCHUN, YCTAHABINBAEMBIX B TAKUX 30HAX, HA (DaKTH-
YECKOE U Pa3pEIIEHHOE UCTOJIb30BAHUE 3EMEIBHOTO YYaCTKA.

B niensix hopMupoBaHus ppIHOYHOM aHATTUTUKH 10 YUETY BIUSHHUS OTPAaHUYCHUH,
yctaHoBieHHbIX B 3OYUT, Ha 1eHBI CAEIOK C COOTBETCTBYIOIIMMHU 3€MEJIbHBIMU
y4aCTKaMHU PEKOMEHAYETCS MPETYCMOTPETh P CICAYIOIIMUX OPraHU3alMOHHO-IIpa-
BOBBIX U 9KOHOMHYECKHUX Mep [9, c. 165]:

— MHGOPMHUPOBAHNE YUYACTHUKOB PHIHKA HEABMKMMOCTH O HAJIMYUU WA OTCYT-
ctBur 30OYUT B rpaHunax 3eMeybHbIX YYaCTKOB;

— KOOpAHHUpOoBaHue U yctaHoBieHnue rpanul 3OYUT Ha mecTHOCTH;

— MOATOTOBKA TIOKYMEHTOB JJIsl TOCYIapCTBEHHOr0 KanactpoBoro yuerta 3OYUT
1 BHeceHue cBejeHui o Hux B EI'PH;

— IPEIOCTaBJICHHE HAJIOTOBBIX JIBTOT JUIsl TpaBOO0IaiaTeNiel 3eMeNIbHBIX y4acT-
KoB, oopemeneHHbIx 30YUT;

— MIPOBEAECHUE PHIHOYHOM U KaJaCTPOBOM OLIEHKU 3emenb ¢ yuetoM 3OYUT.

B o6s3arensHOM mopsiake TpeOyeTcsl MOAr0TOBKA U 3aKpeIUIeHHe Ha 3aKOHOa-
TEJIHHOM ypOBHE HaAy4YHO OOOCHOBAHHOW METOJIOJIOTHH pacdeTa PHIHOYHOW U JPYTHUX
BUJIOB CTOUMOCTEH Ha ocHoBe yueTa BIusHus 30YUT s o6s3aTeIpHOTO MpUMEHE-
HUS PO ECCUOHATBHBIMU OLICHITUKAMH B TIPOIECCE OLIEHKH 3eMETbHBIX YYaCTKOB U
JIPYTUX 0OBEKTOB HEJIBH)KUMOCTH.
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