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Abstract. The article considers the main factors of the formation of the cadastral value of real estate.
Special attention is paid to the price-forming factors of land plots. The necessity of using modern 3D
modeling technologies in determining the cadastral value of real estate objects is substantiated.
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KanmactpoBasi croumocth 00BeKTOB HenBKUMOCTU (nanee — OH) urpaer Bax-
HYIO pOJib HE TOJIBKO B (DYHKIIMOHUPOBAHUM PHIHKA HEJBHX)KUMOCTH, HO U B IIPOLIECCe
HanorooOoxenus [ 1]. B HacTosmee Bpemsi, B Iepro] HeCTaOMITHLHOM IKOHOMHYECKOM
CUTyalluu, MOHUMaHue (aKTOPOB, BIUSIONIMX HA Ka/IaCTPOBYIO CTOUMOCTh, OUYEHb aK-
TyanbHO. Beab kagacTpoBasi CTOMMOCTh ITOMOTAET ONPEICIUTh HAJOTOBbIE 00s3aTeNb-
CTBa I'PaXKJIaH, U TAKXkKe BIMIET HA pblIHOYHYIO cTouMocTh OH [2].

OHUM U3 3TANOB KaJaCTPOBOM OIICHKH SIBJISIETCS KOMIUICKCHBINM aHAIU3 pa3iny-
HBIX 1IeHOOOpa3yromux ¢akropos. [IpoananusupoBaB dakTopsl GOpMUPOBAHMS Ka-
JACTPOBOM CTOMMOCTH U OCOOEHHOCTH MX B3aMMHOTO BIIMSIHUS, TIOJy4YUM OoJiee yeT-
KO€ MPEICTABICHUE O MEXaHU3MaX, BIUSIOMUX Ha npoueaypy ouenku OH [3].

Meroomorus KagacTpoBOH OlleHKH Hadana hopMmupoBaThes 6omee 20 et Ha3a.
B cBsi3u ¢ coBepIIIEHCTBOBAHNEM 3aKOHOIATENHCTBA U METOJOJIOTUH B JaHHOU cdepe
KOPPEKTUPYETCS U CUCTEMA IIEHOOO0pa3yIomux GakTopoB.

[TepBrlii peaepanbHbIi 3aKOH B 00JIACTH OIICHKH HEJIBHXKMMOCTH [4 ], OBLIT IPUHST
B 1998 rony. B nanwHeiiiem B Hero Obu1a BBeaeHa riasa I11.1, koropas craia ocHOBO#
JUIsl yperyIupOBaHus Iporecca kagactposou ouenku OH B cTpane.
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B 2000 roxy IlocranoBnenuem IIpaButensctBa PO No 316 Oblmu ycTaHOBIICHBI
paBuJjia MPOBEJCHUS TOCYAAPCTBEHHON KaJaCTPOBOU OLIEHKHU 3eMeb [J].

[Tpunsteiii B 2001 rogy 3eMenbHbIN Kogekc PD [6] cpirpan BaxXHYIO POJib B Ka-
JACTPOBOM OIICHKE, TaK KaK OH COJIEPyKaJl BAXKHBIC MOJIOKEHUS, OMPEACIsuT (POPMBI
IJ1aThl 3@ 3€MJIIO.

B 2014 r. Obu1 npunsT QeaepanbHbiii cranaapt oneHku — @CO Ne 7 «Onenka
HEJBIXKUMOCTHY [ 7], KOTOPBII KOHKPETU3UPOBAJI KaK MPOIEAYPY, TAK U METOIOJIOTHIO
PBIHOYHOM OIIEHKH 3€MEJIbHBIX YYaCTKOB U OOBEKTOB KaMUTAJIbLHOTO CTPOUTENIHCTRA.
3aJI0’)K€HHAsl B 3TOM CTaHAapTe METOO0JIOTHSI UCTOJb3YeTCsl U MPU MPOBEACHUU Ka-
nactpoBoii orienku OH.

[Tpunsitue B 2016 romy 3akoHa «O rocyaapCTBEHHON KaJacTPOBOM OLICHKE» CTaJlo
B)XHBIM 1IaroM B (OPMUPOBAHKHU CUCTEMbI KaIaCTPOBOI OIIEHKH, HANPABJIECHHOM Ha TO-
BBIILICHUE [TPO3PAYHOCTH M TOYHOCTU OLIEHOYHBIX Iporenyp [8]. Takxke B cOOTBETCTBUM
C JAHHBIM 3aKOHOM, MOXHO BBIJEIIUTh, YTO KaJaCTPOBasi CTOUMOCTD SIBJISIETCS] PE3YJIbTa-
ToM ouieHKH OH, KOTOpBIH NOTy4YeH Ha ycTaHOBJIeHHYTO farty [9]. KagactpoBas cTouMocTh
OIIPENICIISIETCS C YICTOM MEPEUHS IIEHOOOPa3yIoIHX (DAKTOPOB, 3aI0KEHHBIX B O(DHITAATb-
HOW METOJIVKH, YTBEpkKIeHHOH mprka3oM Pocpeectpa ot 04.08.2021 Ne I1/0336.

[Ipu ompenenenun kxagactpoBoil ctoumocT OH umcmons3yoT uMHPOpMAIUIO
0 MECTOMOJIOKEHUU, TOJIe TTOCTPOUKH, MaTepuase CTeH 00bEKTa, CEpUM MHOTOKBap-
TUpHOTO JoMa, coctossHuu OH (aBapuiinoe u ap.), HaxoxxaeHur OH B rpaHuiiax 30HbI
C 0COOBIMU YCJIOBUSIMU HCTIOJB30BAHUS TEPPUTOPUH U JipyTue pakTopsl. Cuctema oc-
HOBHBIX [IEHOOOpa3ytonmx Gakropax oTpa)xkeHa Ha pucyHke 1.

[HenoobOpazyromire GpakTopsl Mpu
MIPOBEJICHUH KaIaCTPOBOM OLIEHKE

MecTomooXeHne CocTosiHHE PhIHKA [IpaBoBbIE
6 KauecTtBo
OOBECKTa HEABMXKHUMOCTHU OIr'paHUYCHUA
HEABUKHUMOCTHU HH(PacTPYKTypeI
\ 4
v
DKOJIOTUYECKHUE
Xapakrepuctuka OH DyHKIMOHATEHBIE bakTopbl
XapaKTEPUCTUKU

Pucynok 1 — Cucrema nnenoo6pasyromux (GakTopoB KaJacCTPOBONH CTOMMOCTH

Jlanubie (hakTOpbl MPEACTaBISAIOT cOO00M MHGOPMAIINIO, BKIIOUYAIONIYI0 B Ce0s
(u3nyecKue CBOMCTBA, TEXHUUECKHE U SKCIUTyaTallMOHHBIE XapaKTEPUCTHKHU, KOTOPHIS
OMOTaIOT Jyutie copmupoBaTh npeacrasaeHue o croumocta OH [10].
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Bce Bumbl nieoobpasyromux GpakTopoB, YCIOBHO, MOKHO pa3/IC/INTh HA TPU KaTe-
ropuu. K nepBoit MokHO oTHeCcTH BHelIHIOW cpeny OH, Ko BTOpod — OKpy>KeHHUE
u cermeHT peiHka OH, 1 K TpeThei — (haKTOphI, XapaKTepU3YIOIINEe, HETIOCPEACTBEHHO,
caM 00beKT HenBuxuMocTu [11].

K nepBoii kareropun OTHOCAT IeMOTPaPUIECKYIO CUTYaIHIO, TUIOTHOCTh HaceIe-
HUA, aKTOPhI CIpoca U MPEUIOKEHUS, IKOJOTUUECKOE COCTOSTHUE, KIMMAaTUYECKUE
YCJIOBUS, YCIYTH MYHULIMIAIIBHBIX CIIY>KO0, Halluuue JIbroT u Apyrue. Ko BTOpo# ka-
TErOpPUM OTHOCSTCSA TPAHCIOPTHAS JOCTYMHOCTh, MPECTUKHOCTh pailoHa, 0coOble
ycioBus cnenok u T.4. K pakropaM cTOUMOCTH TPEThEro YPOBHS OTHOCSTCS (pu3nue-
ckue napameTpsl OH, roj1 mocTpoiku, HaJTUuYMe KOMMYHHUKAIUI, TIJITAHUPOBKA, CTOU-
MOCTb CTPOMUTEIBCTBA, HAIMUYUE PEMOHTA U IIPOUHE.

Kpome Toro, Kaxiplii 00BEKT HEBUKUMOCTA UMEET IMPOUHYIO CBSI3b C 3€MJICH, TO
€CTh B KAUECTBE OCHOBBI BHICTYIIACT 3€MEIIbHBIN y4acTOK. OH, B CBOIO O4epe/lb, 001a1aeT
TaKMMHU CBOMCTBAMHM, KaK CTAI[MOHAPHOCTh, MAaTEPUAIIBHOCTD U JIOJITOBEYHOCTh. JTH Xa-
PaKTEPUCTUKH TaKXKE BIMSAIOT HA KOHEUHYIO KaJlacTpoBYyto croumocth OH.

Paccmorpum Gosiee moapoOHO (HaKTOPHI, BIMSIONIMEC HAa CTOMMOCTH 3€MEIBHOIO
yudactka. K omHuM 13 Takux (hakTOpOB OTHOCSIT TUIOMIA b 3eMEIBHOTO y4acTka [ 12], koTo-
pasi yCTaHABJIMBACTCSA B XOJI€ MPOBEJICHUS MEXEBBIX PabOT KaJaCTPOBBIM HHKEHEPOM.
Bonbinas miomaae yyacTtka qaet 60sbliie BO3MOKHOCTEH 10 NCHOIb30BaHUIO 3eMiH [ 13].

Baxxnblit pakTop — MECTOMOJIOKEHUE 3eMENBHOTO yuacTka. OH UrpaeT nepBoCTe-
MIEHHYIO POJib B OPMHUPOBAHUU CTOMMOCTH MPHU KagacTpoBoi olieHke. [[eHHOCTh BhI-
pacraer, eciii 00bEKT HaXOAUTCs OJIM3KO K pa3audyHbIM OjaraM. Hanpumep, 61u30cTh
K BOJIOEMY, ITApKy, 00bEKTaM COIMaIbHON HH(DPACTPYKTYPHI MOBBIIIAET KaIaCTPOBYIO
CTOMMOCTBh 00BbEKTa. 3eMeJIbHbIE YUaCTKU, PACIIONIOKECHHBIC JIaJIeKO OT yI00CTB U Io-
ponaa, OyayT UMETh 00Jiee HU3KYIO KaJlaCTPOBYIO CTOMUMOCTh. Y 1OOCTBO MECTOIOJIO-
YKEHHUS TaK)Ke MMEET BaXKHOE 3HaueHue B BeiOope OH [14].

CoOTBETCTBEHHO, MPUOJIMKEHHOCTh K KYPOPTHBIM 30HaM, HAJIMUKE JOCTOIIPHUME-
JaTeIbHOCTEH, XOpoIas KOJOTHIEeCKass 00CTAHOBKA IMOBBIIIAIOT KaK PHIHOYHYIO, TaK
M KaJJaCTPOBYIO CTOMMOCThH OOBEKTA.

CocrosiHre 00bEKTa OLIEHKH — BAKHBIN MTOKA3aTeNb, BIUSIONIUMN Ha CTOUMOCTS [ 15].
KanactpoBas ctouMocTh OyET BBIIIE Y YXOKEHHOTO U COXPAHUBIIETO MEPBO3TaHHBIN
Bun OH. Kpurepuem orieHku OyzieT CIIyXKUTh CpaBHEHUE (PaKTUYECKOTO U YKA3aHHOTO
B JIOKyMEHTaluu coctosiuuu. Heooxoaumo nposeputsh OH Ha Halnuue KanmuTaJbHOTO
peMOHTa 00BEKTa WIH OTICIBHBIX KOHCTPYKIIUH, CTENIEHh U3HOCA.

BaxupiM 11eHOOOpazyronmM (pakTopoMm SBISETCS TE€OJOTHUYECKOE COCTOSTHUE
ydacTka. OcoOeHHO JaHHBIM (DAKTOP BaKEH MPU OIEHKE YYaCTKOB IOJ 3aCTPOMKY.
I'muaucThIe MOUBBI, TOPG MOHMKAIOT IIEHHOCTh y4acTKa U3-3a CIOXKHOCTH OyyIiei
3aCTpOUKHU. TakkKe CTOMMOCTb CHUXKAETCS, €CJIM TPYHTOBBIE BOJIBI OJIM3KO PacIoJio-
YKEHBI K TTOBEPXHOCTH 3€MJIH.

[lesieBoe HA3HAYEHHME YUYaCTKa OMNPEACIISIET KaKUM BUJIOM JESITEIbHOCTH MOKHO
3aHUMATHCS COOCTBEHHUKY M MOJKET HAKJIAJbIBATh ONPEACIIEHHBIC OTPAHUYCHHS I10
UCII0Ib30BaHuI0 00beKTa. [loaTOMY OT JaHHOrO (hakTOpa 3aBUCUT pa3Mep KalacTpo-
BOI CTOMMOCTH ¥ CyMMa Hajiora. PaHHee METOIMKY KagacTPOBOM OIIEHKH pa3padaThi-
BaJIUCh UIMEHHO B pa3pe3e KaTeropuil 3eMelb.
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Bup paspemennoro ucnons3oBanus (BPU) oTHocuTcs K MHAMBUyalbHON Xa-
PaKTEPUCTUKE 3eMeNIbHOroO ydactka. CyllecTByeT HECKoJbko Bu0B BPU, 3anoxen-
HBIX B CIEIUATBHOM KiaccudukaTope. 3eMeTbHBIA YUACTOK ISl WHIUBUYTBHOTO
KUJIUITHOTO CTPOUTEILCTBA OYJIET MMETh KaJaCTPOBYIO CTOUMOCTb HUXKE, YEM,
HaIpuMep, Y4aCTOK JJIsl CaJI0BOJICTBA MPU OJMHAKOBOM muiomaau. [loatomy npu usz-
MeHeHnu BPY, MOXHO yMEHBIINTH KaAaCTPOBYIO CTOMMOCTb y4acTKa.

Uro kacaeTcst 00BEKTOB KaUTAILHOTO CTPOUTENLCTBA, BAYKHBIM (DAKTOPOM SIBJISIETCS
dbynkiuonanbHocTh OH — ciocoOHOCTE peann3oBbIBaTh NOTpeOHOCTH JitoieH. K mpumepy,
B KWJIOM JIOM€ OHa OyJIeT 3aKJII04YaThCsl B KOJMYECTBE KOMHAT, HAJTMUUE YJ0OCTB, CIIOXK-
HOCTb IJIAHUPOBKU U T.11. |11 kommepueckoro OH QpyHKIIMOHATEHOCTD 10JIKHA OTPasKaTh
00IIE0CTYTHOCTb, HATMYKME MPOCTPAHCTBA JIJIsl IEPErOBOPOB, OM3HEC-BCTPEY.

[Tomumo nepeuyncieHHbIx (AKTOPOB, Ha KAJaCTPOBYIO CTOMMOCTH OKa3bIBAIOT
BJIUSIHUE PBIHOYHBIC YCJIOBHs. PBIHOK HEIBMKUMOCTH HECTAOWJICH, MOATOMY CTOH-
MOCTb Ha HEJIBUKHMOCTH MOXKET MOCTOSTHHO U3MEHsThes [16]. [lomuTrdeckas u sKo-
HOMHYECKasi 0OCTAaHOBKA B CTPaHE TAKKE OKA3bIBACT HE MOCIEIHUE BIUSIHUE HA KypC
BAJIFOT, OTYETO CTOMMOCTh MOKET KaK BO3PACTH, TAK U IOHU3UTHCS.

Ce30HHOCTh TaK)Ke BJIMSIET HA CTOMMOCTh 3emuid. Hampumep, ¢ npubnmxeHuem
JAYHOTO CE30HA LIEHBI Ha 3€MEJIbHBIE YYAaCTKU BO3PACTAIOT.

B 1ensix noBbIIIEHUs] TOUHOCTH ONPEACIICHUS KaAAaCTPOBOM CTOMMOCTH MOTYT IIPH-
MeHsThes 3D Monenu. 3D kafgacTp yUUTHIBACT pa3iMyHbIe MPOCTPAHCTBEHHBIE (DaKTOPBI,
TaKue KaK pacroyiokeHre 0OBEKTOB OTHOCUTENBLHO APYT JAPYra, OKPYXKarollasi 3aCTporKa
u npyrue [17]. C momoisio 3D MoaenrpoBaHUsS MOKHO 00€CTIEUUTh BO3MOKHOCTh y4eTa
o0beMa, TITyOUHBI U APYTUX GU3NUECKUX XapaKTEepUCTHK. Takke COBpeMEHHbIE TEXHOJIO-
ruu 3D MozenrpoBaHusl MO3BOJISIOT COKPATUTh BpeMs Ha IPOBEICHUE OLIEHOUHBIX padoT,
MUHUMHU3UPOBATh YEIOBEUECKUM (DaKTOp U OMIMOKH, a TaKkKe YIyUIIUTh BU3YyaTU3aIUIO
Y JTOCTYITHOCTh UH(POPMAITUH JJIs1 3AMHTEPECOBAHHBIX CTOPOH.

Takum 00pa3oM, MOKHO CIENaTh BBIBOJ, YTO Jisi (POPMHUPOBAHUS KaTaCTPOBOM
croumocty OH BakHBI €ro MHIMBUAYAJIbHbIE XapAKTEPUCTUKHU, SKOHOMHUECKHUE YCIIO-
BUs U apyrue ¢aktopsl. OqHAKO, AT ONpeneeHus 00beKTUBHON KaJacTPOBON CTOH-
mMoctrt OH Heo6X0arM KOMIUTEKCHBIN TTOIX0.T K U3YYCHHUIO CUCTEMBI ()aKTOPOB U TIPH-
MEHEHHME COBPEMEHHBIX TEXHOJIOIMHM 3D MonennpoBaHus.
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