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AHHOTanus. J{0X0HBIN OIX01 HTPAET PEIIAIOIIYIO POJIb B OLICHKE 0ObEKTOB HEABMKUMOCTH. DTOT
Imoaxonq HpC,Z[CTaBHSIeT COGOI\/JI Ha60p MECTOOOB, I/ICHOHBSYGMBIX JJIA OHpe,Z[eJICHI/ISI CTOUMOCTH 06’beKTa
HEJIBIDKUMOCTH Ha OCHOBE OXKHJAEMOTO J0X0ja, MOJIYy4aeMOTo OT €ro MCIoJib3oBaHusA. Heasuxu-
MOCTbD, KOTOpaH B HACTOAIICEC BpeMSI I/ICHO.HB3yeTCSI UIIN MOXKET GBITB HUCIIOJIB30BAaHaA IJId HOJIy‘-IeHI/ISI
JI0X07a, MOKHO Ha3BaTh MIPUHOCSIIEH JOXO1 HEBIKUMOCTHIO. L{enbto nccneioBanus sSBIsSETCS BbI-
SBJICHHE U aHAJIN3 MPOOJIEM, C KOTOPBIMU MOTYT CTOJKHYTHCS OLICHIIMKH B CBOEH MPOECCHOHATb-
HOM JeSATENHHOCTH, MPUOETasi K UCIOIh30BaHMIO JOXOMHOTO MOX0/a. B 3To# cTaTthe paccmaTpuBa-
HOTCA HpOGJIGMBI, BO3HUKAKOIINEC HpI/I OIICHKEC HCIABUXXMUMOCTU C UCIIOJIB30BAHUEM OJOXOIHOI'O ITOA-
xoJa. B Heli paccMaTpuBarOTCS pa3IMuHbIE CJI0KHOCTH, TAKHE KaK TOYHOE OTNIPEICIICHIE HCTOYHUKOB
J0Xo044a, HpOF HOBI/IpOBaHI/Ie GYI[YH_II/IX JACHCXKHBIX ITIOTOKOB, BbI60p IIoAXOoaAIINX CTABOK KaIlluTajinu3a-
U ¥ y9€T PRIHOYHBIX KOJCOAHMI.
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Abstract. The income approach plays a crucial role in the valuation of real estate. This approach
is a set of methods used to determine the value of a property based on the expected income generated
from its use. Real estate that is currently in use or can be used to generate income is called income-
generating real estate. The purpose of the study is to identify and analyze the problems that appraisers
may face in their professional activities, resorting to the use of a profitable approach. This article
examines the problems that arise when evaluating real estate using the income approach. It addresses
various complexities, such as accurately identifying sources of income, forecasting future cash flows,
choosing appropriate capitalization rates, and accounting for market fluctuations.

Keywords: Real estate, valuation, values, valuation approaches, valuation methods, income
approach, market value, valuation problems
Beeoenue

OnHuM 13 Hanbolee MOMyJIAPHBIX MEXaHW3MOB B MUPOBOM MPAKTUKE ONpezesie-
HUSI CTOUMOCTH OOBEKTOB HEABMXKMMOCTH SIBJIIETCS TOXOAHBIN 1Moaxoa. JlaHHblid me-
XaHU3M MOJpa3yMeBaeT cOOp U aHaIM3 MH(POPMALIUK O IPEANOoTIaraeMbIX T0X0Aax, KO-
TOpPBIE MOXET MPUHOCUTH OIICHMBAEMbIN 00BeKT HeaBmxkumocTu[12]. Hecmotps nHa
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BCE IPEUMYIIECTBA JaHHOTO METOJa OLEHKH, OH MOXKET COIPOBOXKJIATHCSI C HEKOTO-
PBIM KOJIMYECTBOM BOIIPOCOB, KOTOPbIE MOIVIH Obl BOBHUKHYTh IPU €r0 MPUMEHEHUH.

ObnapyxeHHre ¥ CBOEBpEeMEHHas ITy0oKasi mpopadoTKa 3TUX MPoOIeM UTparoT
Ba)XHYIO POJIb, KaK JIJIsl CHEIIHAIMCTOB B 00IACTH OIICHKH, TaK U JJi CyOBbEKTOB, MPH-
HUMAIOIINX YYacTHE B 000POTE HEIBUKUMOCTH.

Ilpo6emol u 6130661 8 OYeEHKE HEOBUHCUMOCU OOXOOHBIM HOOX00OM

OpnHoil U3 OCHOBHBIX MPOOJIEM, ¢ KOTOPOU MOTYT CTOJIKHYThCS OLICHIIMKU MPU
OTpPEIeICHUH MOTEHIIMAIBHBIX JOXOJ0B OT 0OBEKTa OIICHKH, MOXXHO Ha3BaTh HEMOJI-
HOE HaJIM4YUe U HEKOPPEKTHOE UCIIOJIb30BAHUE PHIHOYHBIX AaHHBIX[ 1, 4].

Mertonbl 1OXOIHOTO MOAX0Ja OCHOBaHbI HA MIPUHLHUIIE, YTO LIEHA OILIEHUBAEMOTO
00BbEKTa OIpeAesaeTcsl BOBMOXKHBIMUA MOTOKAMHU JI0XOJI0B, KOTOPbIE JTAHHBIA OOBEKT
cnocoOeH npuHocuTh[9]. IloaTomy cyiiecTByeT HEOOX0UMOCTH cOOpa U aHalu3a TOY-
HBIX U JJOCTOBEPHBIX JAHHBIX O TEKYIIUX U OYIYIIMX MOTOKAX JOXOI0B OT OOBEKTA.

Ho B 1eiicTBUTENHHOCTH YacTO BO3ZHUKAIOT MPOOJIEeMbI cOOpa v aHaIM3a JTaHHON
uHpopmanmu. HexkoTopeie CyObeKThl pPhIHKA MOTYT CKPBIBaTh MPaBIuBYI0 WH(}OpMa-
A0 O JI0XO/IaX CBOEH HENBIKMMOCTH, YTOOBI PE3yJIbTAaTOM OIEHKH CTajia 0ojiee BbI-
coKasi CTOMMOCTh[2]. JlaHHbIE MAHUNYJISILIUA TTPUBOMAST 3aBBIIIEHUIO CTOUMOCTU 00b-
€KTOB OLICHKH, U KaK CIJIEJICTBUE, K HETPABUJIbHBIM MIPUHATHUSIM PEUICHUN 110 pean3a-
IIMU U JaJbHEUIIeH dKCIUTyaTalluy TaHHbIX 00bekToB [19, 20].

Tak>ke MOXHO BBIJICITUTh TAKyI0 MPOOJIeMY, KaKk HEMOJIHOE HaIu4ue nH(popMaluu,
HEO0OXoauMOM J1s1 (OPMHUPOBAHUS BBHIBOAOB O MPEIOJIaraeMbIX JCHEKHBIX MOTOKAX
oT oObekTa oneHku[15]. JlaHHbI 3Tan UrpaeT pelarmlnyo poib B MPUMEHEHUS J0-
XOAHBIX METO/OB OLIEHKH, OJTHAKO TOYHOCTh U JIOCTOBEPHOCTh IPOTHO3HPYEMBIX pe-
3yJIETaTOB MOXET KapJIUHAJIBHO 3aBUCETh OT HAJWYMs, TOCTYITHOCTH U KayecTBa JaH-
HBIX.

Takke OMHOW M3 OCHOBHBIX MPOOJIEM MOXKHO Ha3BaTh BHIOOP HEOOXOIMMOM
CTaBKH JUCKOHTUPOBAHUS, TPUMEHIEMOM MPpU (HOPMHUPOBAHUU BBIBOJOB IIPH OTpeEIe-
JeHnun OyayIuX JICHEKHBIX IMOTOKOB OT 00beKTa HeABMKUMOCTH[12]. JlaHHas cTaBka
NPUMEHSIETCS MPU MPOTHO3UPOBAHUU CTOMMOCTH OYIyIIMX ACHEKHBIX MOTOKOB OT
00BEKTa OIICHKH, TPHU ATOM YUUTHIBAIOTCS Pa3InIHbIC (DAKTOPHI, B YACTHOCTH BpEMS
U HEeKOoTOpbie pucku. HeBepHbIil BEIOOP CTaBKU TUCKOHTHUPOBAHUS HECOMHEHHO IPU-
BEJIET K HEMPaBWIbHBIM PE3yJbTaTaM OLIEHKHU, B CJIEJACTBUU Y€r0, CTOUMOCTh 00BEKTa
OyJet 3aBbllIeHa, b0 3aHuxkeHa[ 13, 16].

WTak, MOXXHO BBIICIUTh OCHOBHBIC MPOOJIEMBI, C KOTOPHIMH TaK WJIM WHAYE,
HAaBEPHOE, CTAJIIKUBAJICS KaXIbIi CIEUUAINCT MPU NPUMEHEHUN JOXOJHOIO MOAX0Ja
B OLICHKE HEJIBUKUMOCTH:

1. HerouHnocTs u (WJ11) HEAOCTOBEPHOCTH IAHHBIX;

2. OmnboyHOE MOJEIMPOBAHUE JCHEKHBIX TTOTOKOB;

3. Bapuanuu B ppIHOYHOM CTaBKE JOXOJIHOCTH;

4. HeraruBHble (haKTOPHI BHEIITHEW CPEJIbI;

5. OrpaHnu4eHHbIE BOBMOXKHOCTHU JJOCTYIIa HEOOX0MMMON HH(OPMAITH O PHIHKE;

6. InauBuayanbHble 0COOEHHOCTH U 00CTOATEIHCTBA.
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Jlanee paccmotrpumM OoJiee MOAPOOHO KAKIYIO M3 BBINIC MEPEUNCICHHBIX TPO-
onem.

Pe3ynbrarsl OLIEHKU U UX O0BEKTUBHOCTh U TOUHOCTh MPU UCHOJI30BAaHUU MEXa-
HU3MOB METOJIOB JOXOAHOTO MOJX0/1a UMEIOT TECHYIO CBSI3b U 3aBUCHUMOCTbH OT TOTO,
HACKOJIbKO BEPHBIMH M JIOCTOBEPHBIMHU SIBJISTIOTCS CBEICHUS O J0XOoAaX OOBEKTa
orieHKH. HemocTymHOCTh MM HETOYHOCTD JaHHBIX CBEICHUI HECOMHEHHO MPUBEACT K
OLIMOOYHBIM pe3ysibTaTaM oleHku[ 14].

Jns dopmupoBaHusi HauboJiee TOUHBIX M JIOCTOBEPHBIX PE3YJIBTATOB OIEHKHU
HEOOXOMMO HaJu4yue JOCTyNa K aKTyaJbHBIM U HaJIe)KHBIM UCTOYHUKaM HMHMOpMa-
UK. TO MOTYT OBITh pa3InyHble PUHAHCOBBIE OTYETHOCTH KOMITAHUMN, TOTOBOPHI 110
apeHze U Jp.

Kpome Toro, Bceraa cienyer yuuThiBaTh, JOXOAHBIN MOIXO SIBISETCS JAJEKO HE
€IMHCTBEHHBIM MEXaHU3MOM OIpENeNICHUs CTOMMOCTH, U ISl IOCTHXKEHUS Hanboiee
TOYHBIX PE3YJABTATOB OIEHKH HEOOXOAMMO KOMOMHUPOBATH Pa3IUYHbIC METONbBI Pa3-
JUYHBIX TOAXOA0B K o1eHke [18].

Ommbounoe hopMHUPOBaHNE TOTCHIIMAIBHBIX JIEHEKHBIX TTOTOKOB — 3TO PACXOXK-
TEHUS MEXTY (PaKTUIeCKUMHE OyTyIIIMMHU JOXOAaMH OT HEABUKUMOCTH U TIPEIIToJIara-
€MBbIMU JJOXOJJaMU, KOTOPbIE BO3HUKAIOT, KaK IIPaBUJIO, PU HEMPABWIHHBIX MPEAIIOINO-
KEHUAX MO0 IPU OTPAaHUYEHHOM JIOCTYTE K TaHHBIM. J[aHHas mpobiieMa UMEeT BaXK-
HOE 3HaYEHUE, MOCKOJIbKY TOUHOCTh OINPEACIICHUS JOXOA0B HAMPSIMYIO BIUsSET HA TOY-
HOCTBH OIICHKH CTOMMOCTH OlLICHUBaeMOro oobekral16].

MOoHO BBIICIUTh OCHOBHBIE OCOOCHHOCTH M PaclpOCTpaHEHHbIE OIUOKH, BO3-
HUKAIOIINE [TPU MOJEIUPOBAHUU OYyIyIIMX ACHEKHBIX MTOTOKOB:

1. [AAUTEenbHOCTh apEHIHOTO KOHTPAKTA;

2. PocT apeHIHBIX IUIATEXKE;

3. HeyutenHas HecTaOUIBLHOCTH JOJITOCPOUHBIX TTOKA3ATENECH;

4. Bo03MOXHBIN AeHUIUT KalTUTAIOBIOKEeHUH [17].

HenpaBuibHasi WM HEIOCTATOYHASI OLICHKA JTAHHBIX PUCKOB MOXXET MPHUBECTH
K HEMPABUJILHBIM PE3yJIbTaTaM OLICHKHU.

PoiHOYHAas cTaBKa TOXOJIHOCTH — 3TO Tpedyemasi cTaBKa, IPU KOTOPOU HHBECTOPHI
TOTOBBI BKJIaIbIBaTh CBOU JICHEXKHBIE CPEICTBA B OOBEKTHI, IPUHOCSIIIUE JOXO/I [0 JTaH-
HOM cTaBke. M ogHOM U3 CyIIECTBEHHBIX MPOOIEM, KOTOPhIE MOTYT BO3HUKHYTh MIPU
OIICHKE HEJBIKMUMOCTHU JOXOAHBIM IMOAXOJIOM, KaK pa3-TaKu, W SIBJISETCS BapUallMU
B PBIHOYHOM CTaBKE TOXOAHOCTH [3, 5].

C nanHo¥ po06iieMOi CHeIMaINCThl MOTYT CTOJIKHYTBCS B CBSI3H C PSIIOM (pakTo-
pOB:

1. DKOHOMHUYECKHUE yCIOBUSI;

2. CocrostHuE pbIHKA HEABUKUMOCTH;

3. PuckoBsie GakTopsl.

Takxke MOXHO BBIJICIHUTH (PAKTOPHI BHEIIHEH Cpefbl, KOTOPhIE TaKKE MOTYT Cy-
HIECTBEHHO BJIMATH HAa OLEHKY U CHUXXKaTh €€ TOYHOCTh U KOPPEKTHOCTb:

1. DKOHOMHMYECKHE YCIIOBHSI;

2. Tlonutnueckue (HaKToOpHI;

3. TlpoGaemsl ¢ HHPPACTPYKTYpOii;
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4. Hammume cocemHNX 00BEKTOB [6].

Kpome Toro, nHOT1a BOSHUKAIOT CUTYAllMH, KOT/Ia CTIEUAIMCTY MOXKET ObITh 3aTpy/-
HEHO MOJTYYEHUS JOCTYIa K aKTyaJIbHOM U IOCTOBEPHOM MH(POPMAIIUH O PHIHKE, HEOO0XO-
JMMOM ISl OLIEHKHA CTOMMOCTH OOBEKTa JIOXOIHBIM MOAXOI0M, YTO TAK)KE MOMKET Hera-
THUBHO CKa3aThbCsl Ha pe3ynbTaTax ONEeHKH. J[aHHyIO CHUTyalnio MOXKHO Ha3BaTh Mpolie-
MO OTPAaHUYEHHOTO AOCTYIA K HEOOXOAUMOM pbIHOUHOM nHpopmarmu [7, 11, 15].

OOBEKThl HEABUKUMOCTH OY€Hb YHUKAJIbHBI, B MUPE HET HU OJHOM Maphl UACH-
TUYHBIX 00BEKTOB HeBHKUMOro umyiectsal 10]. Iloromy B poriecce oleHKy HeABU-
AKUMOCTH JIOXOJHBIM IMOJXOA0OM MMEET MECTO ObITh Takas mpoliema, KaKk UHJIMBHUY-
aJbHbIE 0COOCHHOCTH U 00CTOATENBCTBA. MOXKHO BBIIETUTH HEKOTOPHIE U3 HUX:

1. CocTosinue 00beKTa HEIBUKUMOCTH;

2. MecronosnoxeHrne 00beKTa HEIBUKUMOCTH;

3. ApeHJIHbIE CTaBKU;

4. Jlonrocpo4Hble KOHTPAKTHI;

5. 3arparsl 110 TEXHUYECKOM AKCIuTyararuu|§].

Takum 00pa3om, ObUIM BBIICIICHBI OCHOBHBIE MPOOJIEMbI, 3a4aCTyI0 BO3HUKAIO-
1K€ B MPOLECCE OLEHKH HEJBUKUMOCTHU JOXOAHBIM MTOJIXOI0M.

3aknwouenue

Takum 00pazoM MOXHO cJiejaTh BbIBOJA, YTO IPHU MPUMEHEHUH JOXOAHOIO MOJ-
XO0/1a K OLICHKE HEABUKUMOCTH MOKET BOZHUKHYTh Psii MpOoOJeM, KOTOpbIE MOTYT IO~
BJIUSATH HA TOYHOCTh Y HAJEKHOCTD IPOLIECCA OLICHKH.

Taxxe ciieyeT OTMETUTD, YTO, XOTS JOXOAHBIN IOAXOX SIBIAETCS LIEHHBIM HH-
CTPYMEHTOM ISl OLICHKU HEABUKUMOCTH, BaXKHO OCO3HABaTb U YCTPAHATH IOTCHIIU-
aJbHbIE POOJIEMBI, CBA3aHHbIE C €ro npuMeHeHueM. [Tonnmast 3Tu npoGiieMsl 1 pes-
IIPUHUMAs LAl 110 UX YCTPAHEHHUIO IIyTEM TILATEIBHOIO aHAJIN3a U y4eTa COOTBET-
CTBYIOLIUMX (DaKTOPOB, 3aMHTEPECOBAHHBIE CTOPOHBI MOTYT IOBBICUTH TOYHOCTH
Y HaJICe)KHOCTh OLICHKM UMYLIECTBA, IPOBOAUMOM C UCIOJIb30BAHUEM JIOXOIHOTO MOA-
xoza.

HecmoTtps Ha COKHOCTH, CBS3aHHBIE C OLEHKOW HEABMKUMOCTH C MCIOJIb30Ba-
HUEM JIOXOJHOTO IMOJX0/a, TOHUMAHUE 3TUX MPOOJIEM M peau3alus CTpaTeruil ux
YCTPAHEHHsI MOTYT IIPUBECTH K 0O0JI€€ TOUYHOUN OLIEHKE HEJBUKUMOCTH, OTPAKAIOIIEH
VCTUHHYIO PBIHOYHYIO CTOMMOCTb.
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