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AHHoTanus. B HacTosmiee BpemMs akTyalbHOCTh OCMApUBAaHMs KaJaCTPOBOM CTOMMOCTH HaOupaeT
o0opoTsl Ha Tepputopun Poccuiickoit denepanuu. [[aHHBIe OCTOSITENHCTBA BHI3BAaHBI HECOOTBET-
CBHEM 3aBBIIICHHON KaJacTPOBOM IIEHOW C PHIHOYHOM CTOMMOCTHIO 00BeKTOB. KagacTpoBas oreHka
MIPOBOJIUTCS TOCYNAPCTBEHHBIM OPTaHOM I10 PETHOHAIBHBIM KOA(UIIMEHTaM, He3aTparuBaroias ax-
TUBHBIN PHIHOK HEABMKUMOCTU. OCOOCHHO OCTPO IaHHAs TeMa 3aJieBacT MpeApruHIMAaTenel, momy-
YaOIIMX J0X0] C HEABUKUMOCTH, M 3TO HAIIPSIMYIO CBSI3aHO C HAJIOTaMU, YINIAY€BAEMbIMH C KaJ1acT-
poii croumocTu. B crathe Oblia MpoBeieHa phIHOYHAS OIIEHKA HEJIBUKIUMOCTH C LI€JIbI0 OCTIapUBAHUS
Ka/JIaCTPOBOM CTOUMOCTH C TPUMEHEHUEM METOA0JIOTUYECKON Oa3bl.
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Abstract. Currently, the relevance of challenging the cadastral value is gaining momentum in the
Russian Federation. These circumstances are caused by a discrepancy between the overestimated ca-
dastral price and the market value of the objects. The cadastral valuation is carried out by the state
authority according to the regional coefficient, which does not affect the real estate market. This topic
is especially acute for entrepreneurs who receive income from real estate, and this is directly related
to taxes paid from the cadastre value. In this article, a market valuation of real estate was carried out
in order to challenge the cadastral value and using a methodological framework.

Keywords: market value, cadastral value, dispute, tax
Beeoenue

Haxoxxnenue peanbHOM KaJacTpOBOW CTOMMOCTH Oa3MpyeTcsl Ha ONpPEAeICHUU
PBIHOYHOM 1IEHBI [7]. PbIHOYHASI CTOMMOCTD HEJIBUKUMOCTH YCTaHABJIMBAETCS Ha OC-
HOBAHWHU aKTUBHOTO PBhIHKA paliOHA WU TOpOJia ¢ IPUMEHEHUEM METO0JIOTMUYECKUX
MOJXOJIOB: CPaBHUTEIBHBIN, 3aTpaTHBIN U TOXOAHBIA. B manHOi pabore mpoBeacHa
polEeypa ONPeIeICHUS PHIHOYHOM OLICHKH C LI€JIbI0 OCIIapUBAHUS KaJlaCTPOBOM CTO-
uMmocTH. [IponsBenaeHa cpaBHUTEIbHAS XapPAKTEPUCTUKA PE3YIbTATOB 10 YCTAHOBJIE-
HHSI OCIIApUBAEMON KaJlaCTPOBOM LIEHBI M MOCJE MPOBEACHUS IKCIIEPTU3BI TOCyIap-
CTBEHHBIMH OpTaHaMHU.
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Onucanue 006veKma oueHKuU

OOBEKT OIEHKU MPEACTABISIET COO0M TOProBO-pa3BiIeKATENbHBIN IIEHTP C MO/I-
36MHOW aBTOCTOSIHKOM, PacIiojoKeHHbIN B THycTpranbHoi pailone ropoaa bapuayn
y KpyIHOM TOPOJCKON aBTOMaructpand. OcMOTp 0OBEKTa OIEHKH OB MPOBENICH B
2022 rony (puc. 1).

Puc. 1. O0beKT OLIeHKHA

Ha ocHOBaHMM TEXHUYECKOI'O MacnopTa Ha HEXHWIOE 3JaHUE MO COCTOSIHUIO Ha
2018 rox, mpeaoCTaBICHHBIA 3aKa3YUKOM, WU3HOC OCHOBHOTO CTPOCHUSI COCTABISET
0 %, nara 3aBepuieHus crpoutenbcTBa — 2011 roa, rpynna kanurajin3aluuyd HE ycCTa-
HOBJIeHA. 3BecTeH KaacTpoBbIA HOMEP U TOUHBIN ajipec. OOBEKT OLEHKH UMEET ILI0-
maab 29 807,1 kBagpaTHeIil MeTp, 00beM — 163 551 kyOoudeckuit metp. OO1Ias sTax-
HOCTb COCTaBIIET 3 3Taxka, B ToM uucie 1 nmoazemusiil. [Ipuroanas nig apeHasl mio-
maab cocrasisieT 14 617,7 kBapaTHBIX METpa U CPEAHEE 3HAUEHUE CAABAEMbIX TOP-
roBo-opucHBIX Tutomaae 164,3 kBaapatHbix MeTpa. [IpuHamiekuT Ha mpaBe coO-
CTBEHHOCTH OOIIIECTBY ¢ OTPAaHMYCHHOW OTBETCTBEHHOCTHIO, UMEET OOPEMCHCHHS B
BUJIC UTIOTEKHU U apeH b, J[aHHbIE 0 0aTaHCOBOW CTOMMOCTH HE MPEIO0CTABIICHEI.

Konctpykrusnbie asiemenTsl OH — 3T0 CTpYKTYpHBIE 3JIEMEHTBI, KOTOPbIE IIPU UX
CTPOUTENBCTBE OYAYT paccMaTpuBaThes Kak enuHoe 3aaHue [1]. OObeKT OLueHKH Cco-
CTOUT U3 CJICAYIOIIMX KOHCTPYKTHUBHBIX 3JIEMEHTOB: K€JI€300€TOHHBINA CTOJIOUYATHIN
dbyHIaMEHT, CTEHBI U3 COHABUY-TIAHENIEH, MEPETrOPOJIKM U3 TUIICOKAPTOHA U Tra300e-
TOHHBIX OJIOKOB, K€JIE300€TOHHBIC YePIaUHbIC U MEKAYITAKHBIC IEPEKPBITHS, KPbIIIIa
U3 MSTKOM KPOBJIH, TUIMTOYHBIC TMOJIbI, MJIACTUKOBBIE OKOHHBIE U JIBEPHBIE MPOEMBI,
BHYTPEHHSISI OTJIEJIKA CEJIaHa C MTOMOIIbIO 000€B.

Hanuune pa3Butoil MHKEHEpHON HH(PPACTPYKTYpHI 3[aHUSI UTPAET OOJBIIYIO
POJIb B KOHEYHOM CTOMMOCTH caMOT0 00BEKTa, TaK KakK IOBBIIAET KOM(POPT U y100-
CTBO IrpakJiaH U paOOTHUKOB TOPTOBOTO IeHTpa. TakuM 00pa3oM, OIIEHUBAEMBI 00b-
€KT OCHAILIEH WH)XEHEPHbIMU KOMMYHUKAIUSIMU, & UMEHHO: LIEHTPAJIbHBIM 3JIEKTPO-
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OCBEILEHHUE, IICHTPAIbHBIM BOJOCHA0KEHUEM, LIEHTPAJIbHBIM OTOIIEHUEM, CETEBBIM
TeneOHOM, BEHTHIISIIIUEH, IIEHTPaTbHON KaHATU3aIueH.

TexHuyeckoe COCTOsIHME — ITO cTeneHb dKcruryataunn OH, 3aBucsamas ot cHu-
KEHUS HECYIEeW MPUTOJHOCTH U (PU3NYECKUX XapaKTepucTuk 3aanus [2]. Texuuye-
CKO€ COCTOSIHME 00BEKTa OIICHKH: MEJIKHE TPEIIMHBI Ha (hyHIaMeHTe, HeOOIbIIOE MO-
BPEXKJICHHE IITYKAaTYpPKH U OOIIMBKH, HE3HAYUTEIbHBIE TPELIMHBI B ABEPHBIX MPOEMax
U MEPEKPHITUAX B IIBAX MEXKAY IUIMTAMH, MEJIKHE BHIOOMHBI B CTYNEHSIX U MEpUiiax,
HEOOJIbIINE MOBPEKICHUS KPOBIIH U MOJIOB.

OOBeKT o11eHKHU pactonoxeH B 30He O] — o01iecTBEHHO-/1€710Basi TEPPUTOPHUATb-
Hasl 30Ha.

C moOMOIIBI0 COBPEMEHHBIX 3JIEKTPOHHBIX KapTorpapuueckux Marepuaios [3],
OBLIO BBISBICHO CIEAYIOLIEE OKPYKEHHE OLIEHMBAEMOI HEABM)KMMOCTH: OCTaHOBKU
OOIIECTBEHHOT'O TPAHCIIOPTA, aIMUHUCTPATUBHBIE 3/1aHUS, TOPTOBbIE LIEHTPHI U Npe/-
OpUATHS, XO39HCTBEHHbIE KOPITyCa, TEPPUTOPUATBHOE OOIIECTBEHHOE CaMOYIIpaBJie-
HUE, MHOI'O3TaXKHasl, CPEIHEITAKHAS U MHIAUBUyaJIbHASI KUIasl 3aCTPOMKa, aBTOMO-
OunpHas 3alpaBOYHAs CTAHLIUA, AETCKHUM caJl, TapaXku.

Memooonozuueckas OueHKa HEOBUNCUMOCIU

Haxoxaenue ppIHOYHOW CTOUMOCTH HEABMKUMOCTH MPOUCXOIUT METO0JIOTHU-
yeckuM crioco0oM. OneHIMK 00s13aH apryMEHTUPOBAHO OOBSICHUTh BHIOOP TTOAX0/a K
oleHke [4].

Jlns onpeneneHusi CTOUMOCTH UCCIIEyeMOro 00bEKTa OIEHKU TTPUMEHSLICS J10-
XOJIHBIN T01X0/. B mpoliecce paboThl OLICHIIMK MPUHSIT PEIICHUE, YTO UCIIOIb30BaHUE
CPaBHUTEJIBHOTO W 3aTPAaTHOTO MOJAXOJa SBIAECTCS HEleIeco00pa3HbIM 10 HUMEHo-
IIUMCS IPUYHUHAM:

— aHaJIU3 O CACNKAaX U MPEIJIOKEHUSIX Ha OTKPBITOM PBIHKE Ha AaTy COCTaBJICHUS
OTYeTa, JJIsi MPOBEACHUS OIEHKH CPABHUTEIBHBIM TMOJXOJIOM MPOU3BOAWICS C
01.01.2017 o 11.02.2019. OneHmukoM OBLIT BBITIOJHEH MOHUTOPHHT PhIHKA KOMMEP-
YECKOM HEJBMIKMMOCTH BO BCEX OTKPBITHIX MCTOYHHKAX MH(OOPMAIMKM U OBLIO BBISB-
JeHo 2 o0bekTa-aHanora. JlJaHHoe KOJIMYeCTBO aHAJIOrOB HEIOCTAaTOYHO JIJISl OTpeie-
JICHUS PHIHOYHOM OIIEHKH U MOKET UCKA3UTh PE3yJIbTaT, IOATOMY ObLIIO MIPUHATO pe-
meHre 00 0TKa3e OT CPAaBHUTEIBHOTO MOAX0/1a;

— 3aTpaTHBIN MOAXO JJIsl ONPEACICHUSI CTOUMOCTH HEJBUKUMOCTH TPEOyeT J10-
CTOBEPHBIX JaHHBIX, KOTOPHIC MO3BOJIST Y3HATH ICHEKHBIC 3aTPaThl HA IPUOOPETEHUE,
BOCITPOM3BOJICTBO WUJIM 3aMelleHUuEe 00BEKTa OLIEHKU C YU4eTOM ero mzHoca. OueHmm-
KOM OBLI OTIPABJICH 3alPOC COOCTBEHHUKY O CMETHBIX pacueTax Ha CTPOUTEIbCTBO
00BEKTa OIIEHKH U OBLJ IOJIYyYEH OTBET O HEBO3MOXKHOCTH MPEIOCTABIICHHS TaKUX JaH-
HbIX. Crie10BaTeNIbHO, B CHIIY HEBO3MOXKHOCTH KOHCTAaTUPOBAaTh 00BEM 3aTpauyeHHbBIX
MaTepuajoB, UCIOJIb3YEMbIX MPHU CTPOUTEILCTBE 00BEKTA OIEHKH, M TOYHBIE Xapak-
TEPUCTUKH OLICHIIUK MTOCYUTAJI HEBO3MOXXHBIM PACCUUTATh PHIHOYHYIO CTOUMOCTb 3a-
TpPaTHBIM ITOAX0JI0M Ha OCHOBAHHMH HEAOCTATOUYHOM MH(pOopMaIuu. B mpoTuBHOM City-
yae, OyJIeT HapyIIeH IPUHIIUII JTOCTATOYHOCTH, 0OOCHOBAHHOCTH M ITOJHOTHI pacue-
TOB, 3aKPEIJIEHHbIE HA 3aKOHO/IATEJILHOM YpPOBHE [4];
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— corjacHo crathbe 22 @eaepanbHoro cranaapra «Ouenka Hegsuxxkumoct (PCO
Ne7) [5] npumenenue 10X0HOTO MOAX0a SBISIETCS] HanOoJIee MOJTHBIM JJ11 00bEKTOB
KOMMEPYECKON HEIBIKHUMOCTA CIOCOOHBIX MPUHOCHTHh MPUOBLTE. COOCTBEHHUK
peAOCTaBUII BCE JJAHHBIE O JOXOJaX U pacxojax MPeANnpUsiTUs, 4YTO MO3BOJISIET OLICH-
IIMKY MPOU3BECTH OIEHKY CTOMMOCTH HEABUKUMOCTU AOXOAHBIM mojaxojnoM. Co-
[JIACHO 3aKOHOJIATENIbCTBY, B KAYECTBE OCHOBHOTO JI0X0Jla C HEJABUKUMOTO UMYIIE-
CTBa KOMMEPUYECKOM KaTeropuu MPUHATO CUUTATh apeHAHbIe TuiaTexu. [locie mpoge-
JIEHUS COOTBETCBYIOIIETO aHAIN3a Ha PhIHKE ObLIIO BBISIBIECHO 27 00HEKTOB-aHAJIOTOB,
C MOMOIIbI0 COBPEMEHHOI'0 TEXHOJIOTHYeCKoro odecrneueHus oneHku [9]. Llenoroit
JYaria3oH eAMHUYHOTO KBaapaTHOTO MeTpa coctaBmil oT 290 1o 1 500 pyOeii.

B xone nog6opa 00beKTOB-aHATIOTOB ObLTH BEIOpaHbI HAMOOJIEE CX0XKUE Ha 00b-
ekt onieHku [10]. B ta6xa. 1 npencranena uadopmaius o0 Tpex 0TOOpaHHBIX aHAJIOTOB
Y INAIa30H [EH MPEII0KECHUH.

Tabnuya 1
JlnanazoH 1eH NpeIioKeHU 00bEKTOB aHAIOTOB
Mecrononoxenue: Anrarickuii | [Inomans, | Llena npemmo- Hf:z H;f;lno}ﬁil;{m
Kpai KB. M. KeHUsl, pyo. ALY
maau, pyo./KB.M.
I'. bapnayu, np-t Jlennna, 124 120,00 60 000,00 500,00
I'. Bapnayn, yn. lllymakoBa, 46 107,00 42 800,00 400,00
I'. bapuayun, yn. FOpuna, 299 675,00 405 000,00 600,00
Jnana3oH ueH npennoxeHui (py0. 3a KB. M.) 400-600

N3 tabn. 1 cienyer, yto Haubosiee BEPOSATHBIN LIEHOBOW MHTEPBAl ApEHIHOM
IUIaThl 32 €AUHUILY TUIOIAAM AHAJTIOTMYHBIX OOBEKTY OLIEHKHU TOPTOBBIX IIEHTPOB CO-
ctaBinset ot 400 no 600 pyOGeit.

Obocnosanue KOppeKmupoeox

OmnpeneneHue ppIHOYHON CTOMMOCTH OOBEKTa OLICHKH PACCUUTHIBACTCS ITyTEM
IIPUMEHEHHUS TTOIPABOYHBIX KOPPEKTUPOBOK K 00BEKTAM aHaJoraM C MOMOIIBIO CIpa-
BOYHHKA OIICHIIMKA HeABMKUMOCTHU [6—10]. Huke npuBeeHbl TOIBKO T€ KOPPEKTHU-
POBKH, KOTOPbIE€ MPUMEHSUTUCH B XOJI€ OLICHKHU:

— KOPPEKTUPOBKA Ha BXOJ B ITOMeNIeHHEe — y 00bekToB-aHamoroB Nel u Ne3 ort-
CYTCTBYET OTJCJIbHBIM BXOJI, HAXOATCS BHYTpH 31aHus. K 1aHHBIM 00BbeKTaM IpuMe-
HSETCS CpeJlHee 3HAUECHUE KOPPEKTUPOBKU HA BXOJ B MomelleHue u cocrapisier 0,85
(-15 % ot oObekTa onieHKH) [6];

— KOPPEKTUPOBKA Ha TJIOMIAh SIBIISICTCS BAXXHBIM (PaKTOPOM, BJIHSIFOIIIIM Ha T1e-
HOOOpa3zoBaHue HEIBMXKUMOCTU. OO0bekT-aHanor Ne3 CyIIeTCBEHHO OTJIMYAETCS IO
MaciTabHOMYy (pakTOpy OT OOBEKTa OLIEHKU, K HEMY IMPUMEHSIICS MOMPABOYHBIN KO-
s¢unment paBubiit 1,13 (+13 % ot oObekTa oueHkn) [6];
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— KOPPEKTUPOBKA HA TOPT MPUMEHSETCS JJI1 ONPEACIICHUS Pa3HULIBI MEXIY Lie-
HOM IPpeJI0KECHHS 1 0OTOBOPEHHOM IIEHOM CJICIIKH ¢ MOKyTaTeaeM U mpoiaBioM. Kop-
PEKTUPOBKA HA TOPT HAa aKTUBHOM PBIHKE JJIsl BBICOKOKJIACCHOW TOPTrOBOM HEJBHUKHU-
MocTu cocTtaBiisgeT 8,4 % s Bcex 00beKTOB-aHaIoroB (-8,4 % OT 00BhEKTa OICHKH)
[6].

Pacuet pe3ysIbTaTOB OILIEHKH 3aKJIFOYAETCSI B KOPPEKTUPOBKE LIEHBI €IUHUIIBI IO~
IaJI4 10 MOJYYEHUs pe3yJibTaTa ¢ y4eToM BecoBbIX Koadduuuentos [11]. B tadmn. 2
PUBEJICHA UTOTOBass OTKOPPEKTUPOBAHHAS 1IE€HA M0 00BEKTaM-aHAJIOTaM.

Tabnuya 2
OTKOPPEKTUPOBAHHBIC TIEHBI €TUHUIIBI TUTOIIAIH

OoOpexT-ananor | OowekT-a"anor | O0beKT-aHAIOT
Nel No2 Ne3

389,30 366,40 527,89

OTKOppEeKTUPOBAHHAS IIEHA
€AMHUIIBI TJI0ILA U

Jlnst pacyeta peiHOUHOM cTouMocTH OH 10X0HBIM MOX0I0M HEOOXOIUMO pac-
CUMTATh YUCTHIN oneparmoHHbIN rogoBoi goxoa (HOM) mo dpopmyie 1.

YOA =S *P*Nx*Q * Ky *Kop, (1)

r7i€ S — CTOMMOCTb €IMHHULIBI TUIOMAAN C YYETOM BECOBbIX KOd(duirieHToB; P —
yAEJbHBIN BKJIaJ YIYUIICHUN B TeHEPUPYEMBbI €JUHBIM 00bEKTOM J0X0A; N — Mpu-
roJiHas JJis apeH]Ibl IIoWaab 00bekTa oueHkH; Q — rogoBoi uHTepBal; Kiy — K03 d-
¢uuueHT Hepo3arpy3ku 3ganus; Kop — K03 huLneHT onepaoHHbIX pacXo/10B.

Taxum 0o0pa3oM, ¢ y4ETOM IPETOCTABICHHBIX JAHHBIX 3aKa3YMKOM M CIIpaBOY-
Huka onenmuka [4], YO/ cocraun 40 109 485,17 pyOneii.

Jia nmoacuera uroroBoil (I) croumMocT HEBUKUMOCTH JTOXOAHBIM MOAXO0I0M
HEOO0XOMMO BOCIOIb30BaThCs GOpMyIIOif 2.

I=- (2)

rae YO/l — yucThli onepanroHHbIi TOA0BON 10X0a; R — 3Hauenue kosdduim-
€HTa TeKYLIEU JOXOAHOCTH.

HroroBasi pplHOYHAsi CTOUMOCTh TOPrOBOro LIeHTpa B ropoae bapnayn Anrait-
ckoro kpas coctapiisieT 331 483 348,48 pyouieit.

Pe3ynvmam nposeoennvlx padom

B Tab11. 3 npeacTaBieHa cpaBHUTENbHAS XapaKTEPUCTHKA O pe3yiibTaTax /10 ycTa-
HOBJICHHSI OCIIApPUBAEMOMN KaIaCTPOBOM LIEHBI U TIOCIIE MTPOBEACHUS IKCIIEPTU3bI TOCY-
JapCTBEHHBIMM OpraHamdu [§].
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Tabnuya 3
Pesynbrat padot

KanactpoBasi croumMocTh Pe3ynbraT ppIHOUHOM KagactpoBasi cTOMMOCTh
JI0 OIIPEAECICHUS PHIHOY- OILICHKH MOCJIE ONPEACTICHUS PhI-
HOM CTOMMOCTH HOYHOM CTOMMOCTH
491 461 393 pybus 331 483 348 pyOneit 381 262 616 pyOnei
100 % -33 % -22 %

Hcxons u3 tabn. 3 MOXKHO clieNiaTh BBIBOJ, YTO AKCIIEPTHASE KOMUCCHS 110 BOPO-
caM OCIIapMBAaHMS KaJIaCTPOBOW CTOMMOCTH ITPUHSJIA PELIEHUE CHU3UTD LIeHY Ha 22 %
HA OCHOBAaHUHU OTYETA O HAXOXJACHUU PHIHOYHON CTOMMOCTH, MOATOTOBIIEHHOTO OLICH-
IIIMKOM HEJBUKUMOCTH.

3aknwuenue

Takum 00pa3zoM, B X0/1€ TPOBEACHHUS MIPOLIEAYPhI ONPEEICHHS PHIHOYHOM LIEHBI,
KaJIaCTPOBYIO CTOMMOCTb YJ1aJI0OCh CHU3UTH Ha 22 %, 3TO TO3BOJISIET COKOHOMUTD COO-
CTBEHHUKY 70 2,2 MIJIJTHOHOB PyOJIeil B TOJT (C y4€TOM UTO CTaBKa JIJIi KOMMEPUYECKOM
HEABUKUMOCTH cTOMMOCTHIO cBbitiie 500 000 pyOmneit moxket nqocturath 2 %).
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