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AHHOTanMA. B 1aHHOl cTaThe paccMaTpUBAETCSI BOIPOC O BO3MOKHOCTH MCIOJIb30BaHUS KBapTUD
B KaueCTBE aHAJIOrOB MPU UCIOJIb30BAHUU CPABHUTEJIBHOTO MOAX0/A IPU OLIEHKE PHIHOYHOM CTOM-
MOCTH alapTaMeHTOB. Takke paccMaTpUBAIOTCA arnapTaMEHThl KaK BUJ HEABM)KMMOTO UMYILECTBA,
KOTOPBIN UCIOJIB3YETCS s TPOKHUBAHUSA, OJJHAKO BMECTE C TEM C IOPUIUYECKON CTOPOHBI SABISETCS
HEXUJIBIM TIOMEIIEHUEM, NpeIHa3HaYeHHBIM JJIs BpeMEHHOTO MpeObIBaHuUs JTI0/IEH, Yallle BCEero uc-
M0JIb3yEMOE B KAUECTBE KOMMEPUYECKOH HEABUKUMOCTH. PaccMOTpEHO KOJIMYECTBO BO3MOXKHBIX aHa-
JIOTOB anmapTaMEeHTOB Ha TeppuTopuu ropojga HoBocuOUpCK, a Takke Kakue MONpPaBKH HMCIOb3Y-
IOTCS1, €CJIM B Ka4ECTBE AHAJIOTOB BBICTYNAIOT KBAPTUPBI.
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Abstract. This article discusses the possibility of using flats as analogues when using a comparative approach
to estimating the market value of apartments. Apartments are also considered as a type of real estate that is
used for living, but at the same time, from the legal side, it is a non-residential building intended for temporary
residence of people, most often used as commercial real estate. The article considers the number of possible
analogues of apartments in the city of Novosibirsk, as well as which amendments are used if apartments act as
analogues.
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Beeoenue

B Hacrosmie BpeMs NOMYJISIPHOCTh TAKOIO BHJA HEIBMXKMMOCTH Kak arapra-
MEHTBI CTPEMUTEIBHO PAaCcTET. ITO CBA3AHO C TEM, YTO CTOUMOCTh allapTaMEHTOB 3Ha-
YUTENIBHO HIXKE, BEIb OHU OTHOCATCA K HeXmIoMy ¢onay. Celiyac MHOTO 3aCTPOUIIH-
KOB CTPOST KOMILUIEKCHI anapT-OTeJIeld, KOTOPhIE OTHOCATCS K KOMMEPUYECKOW HEIBU-
KUMOCTH, TPETHA3ZHAUYCHHBIE JJI1 BPEMEHHOI'O NMPOXKUBAHUS U C 3aKOHOJIATEIbHOU
TOYKH 3pEHUS OTHOCITCA K TOCTUHUYHBIM HOMepam [ 1,2].

[IponaBipl anapTaMeHTOB MO3UIIMOHUPYIOT OOBEKTHI KaK KUJIbIE MMOMELICHUS,
B€/lb 110 CBOEH CYTH, OHM TAKOBBIMU U SBISIOTCS. Byymimii cOOCTBEHHUK CMOXKET B
HUX MOJIHOLEHHO XHUTh, HO HE MOXET OPOPMUTH MOCTOSHHYIO MPONHUCKY. Takxke Mo-
I'yT BO3HUKHYTH NMPOOJIEMBbI C OIpPaHUYEHHBIM JOCTYNOM K HH(PPACTPYKTYpE, BEAb
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nepes 3acTpOMIIMKAMHM anapTaMEHTOB HE CTAaBUTCS 3aJladya CTPOUTENBCTBA PSAOM
OOJBHMIL, IIIKOJ, JETCKUX CaJIOB.

AmapTaMeHTHI HE TOJILKO CTPOSITCS KaK OT/IEIbHBIE KOMIUJIEKCHI, a TaKXke 000py-
TYIOTCSI B IOMEIIEHUAX O(PUCHOTO UITU MPOMBINIJIEHHOTO Ha3HAYSHUS, TAKUX KaK TUIO-
IIaJIKK CTaphIX 3aBOJIOB, IEPECTPOEHHBIX 11 KOM(POPTHOTO MpokuBanus. 13-3a mpu-
BJICKATEJIbHOCTH allapTaMEHTOB HA HUX PACTET CIPOC B CBSI3U C 3TUM PACTET BOCTpE-
OOBaHHOCTH OIEHKH TaKUX OOBEKTOB.

JIns cocTaBieHUs KAQYECTBEHHOTO OTYETa O CTOMMOCTH anapTaMeHTOB, HE00XO0-
JTUMO YYHUTHIBaTh HEKOTOPhIC HIOAHCHI.

C opuan4ecKod TOUKHU 3pEHHUs armapTaMeHThl — 3TO KOMMEpPUYECKasi HEJIBUKU-
MOCTb, IPUTOIHAS JJISI POKHUBAHUS, aHAJIOTaMU JIJISI allapTaMEHTOB SIBJISIIOTCS] TOCTHU-
HUYHBIE HOMEpPA, OJIHAKO Ha PHIHKE HEJBIKMUMOCTH TaKU€ aHAJIOTH MPAKTUUYECKU HE
MpejcTaBlieHbl. BMecTe ¢ TeM OJTHMM M3 OCHOBHBIX BUJIOB HEABMXKUMOCTH KHUJIOTO
donma sBistOTCS KBapTUPHl. OHU MOXO0XKM HA armapTaMEHThl M OTIWYaloTcs Ooliee
CTPOTUM TpeOOBaHUAM K CTPOUTEIHCTBY, a TAKKe UH(PpacTpyKType BOKpyT [3].

3aka3urKamMu OIEHKH Ha arapTaMEeHThl MOTYT OBITh Kak (DU3UYECKUE JIUIIA, JIFOIH
CpPEAHEro BO3pacTa, OTHOCSIIMECS K CPEIHEMY 3KOHOMHUYECKOMY KJaccy, KOTOpBIE
paccMaTpHUBaOT allapTaMEHTHI KaK TOMEUIEHUE JIJIs1 TOCTOSTHHOTO MPOKUBAHUS, TaK U
WHBECTOPBI IS JaJIbHEUIIEH 3aa4d B ApEHAY WM JaJbHEUIIEH ITepEenpOIakHy.

[lenpt0 MaHHOW CTaThU SIBIAETCS BBISIBUTH I1€JIECOOOPA3HOCTH MCIOJIb30BaHUS
KBapTUP B KaU€CTBE aHAJIOTOB MPHU UCIOJIb30BAHUU CPABHUTEIBHOTO MOJX0/1a B MPO-
11€CCE OILEHKHU PHIHOYHOM CTOMMOCTH alapTaMEeHTOB, KaKk KOMMEPUECKON HEIBUKUMO-
CTH TIPUTOJTHOMU JIJIsl TPOKUBAHUS.

JUist TOCTHKEHUS! JTAHHOW eI TPeOyeTCsl peIUTh CIeAYIOIINE 3a1a4u:

— IPOBECTU AHAJIM3 PhIHKA HA HAJIMYME allapTaMEHTOB Ha TEPPUTOPUU ropoja
HoBocubupck;

— TIPOBECTU OLIEHKY PHIHOYHOM CTOMMOCTH allapTaMEHTOM HCIIOJIb3Ys KBApTUPHI
B KQUECTBE aHAJIOTOB.

[To pe3ynpTaT TaHHOTO MCCIEI0BaHUs OYJET ClIeJIaH BBIBOJ O PALMOHAIIBHOCTH
MPUMEHEHUS KBapTUP B KAUECTBE aHAJIOTOB IPHU OIICHKE alapTaMEeHTOB CPABHUTEIb-
HBIM TTOIXO0JIOM.

Memoowvt u mamepuaivi

B nanHoif ncciienoBarenbckoi paboTe OCHOBHBIM HAyYHBIMU METOJaMU UCCIIe-
JIOBaHUSI SIBJISIETCS aHaK3. bblT M3y4eH prIHOK HeABMKUMOCTH Topoaa HoBocubupcka
Ha HAJIMYUE amapTaMeHTOB. TakuM 00pa3oM paccMaTpHUBAICS BOMPOC 00 aKTyallbHO-
CTH JTAaHHOTO WCCJIEJOBAHMS — HACKOJIBKO BOCTPEOOBAHO CTPOUTEIIHCTBO anapTaMeH-
TOB Ha Tepputopuu ropoaa HoBocubupck, a Takke BOIPOC 0 KOJIMUECTBE CaMUX arap-
TaMEHTOB B KQUECTBE aHAJIOTOB HA TEPPUTOPUU TOPO/IA.

J1J1s 0TBETa Ha BOMPOC O PallMOHAIIBHOCTH UCIIOJIb30BaHUS KBAPTHUP B KAYECTBE aHa-
JIOTOB M KaK CUJIBHO OHHM MOTYT BJIMSITh HA UTOTOBYIO CTOMMOCTh OIICHHBAEMOTO OOBEKTA,
OBLIO MPOAHATM3UPOBAHO, KAaKHUE TIONTPABKHU UCIIOIB3YIOTCS TIPH OIIEHKE CPABHUTEIILHBIM
METO0JI0M, ObLIa TMpoBe/ieHa paboTa Mo OIEHKE PHIHOYHON CTOMMOCTH CPaBHUTEIHHBIM
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IMOAXOJOM. I[aHHLIC PO aHAJIOTH 6paJ'II/ICI> C canTa ((LII/IaH», rae NpeacTaBJICHBI OOBEKTHI
HCABMKXHMMOCTH, KaK HOBOCTpOﬁKH, TaK 1 CO BTOPUYIHOI'O PBIHKA HCABUKUMOCTH.

Pe3ynomamul uccnedosanus

[To manabpIM MopTasia «JlOMKIHKY», CIIPOC HA amapTaMeHThl 00Jiee CBOWCTBEHEH
JUTSI KPYITHBIX U OBICTPO Pa3BEBAIOIIUXCS TOPOJIOB, @ TAKKE TOPOJOB SBJISIOMIUMHUCS
KPYIHBIMH TYPUCTHUYECKUMH IeHTpaMu. B HuX, 10y anapTaMeHTOB Ha uroib 2025
roJla MOKET COCTAaBISITH OT 15% 10 28% oT 0011e# 1011 00BEKTOB HEIBIYKUMOCTH Ha
pbiHKe. BMecTe ¢ TeM, B Topojiax, KOTOpbIE€ HE MOJIb3YIOTCS OOJBIINM TYPUCTHUYECKUM
CIIPOCOM J0JISI allapTaAMEHTOB OT BCETO PhIHKA HEABMKMMOCTH B OCHOBHOM COCTABJISIET
2% u MeHee. COrIacCHO TaHHBIM UCCIENO0BAHUS, A0JIS anapTaMeHToB B ropoae Hoso-
CUOMPCK OT 0OIIET0 PhIHKA HEABUKUMOCTH COCTaBIsAET pumepHo 1,1% [4].

JlaHHOEe YTBEpKJICHHE TOATBEPKAACTCS TEM, YTO MOJOOHOTO poOjia HEJBHXU-
MOCTh MHTEPECYET B TOM YHCJIE MHBECTOPOB, KOTOPHIE 3aMHTEPECOBAHBI B MOKYIIKE
KWJIbSI C HU3KOM CTOMMOCTBIO, C LEJIbI0 JAJIbHEUIIEN €ro clladyd B apeHay. B ropone
HoBocubupck /1t mo100HBIX 11eTIeH MPEACTaBICHBI TAKME KOMILIEKCHI KaK «AmapTa-
MeHTsl VOROSHILOV», «Anapt-otens GAGARIN CITY», «Jet Apartments» u apy-
rue. Bmecte ¢ Tem Ha Tepputopuu ropoaa HoBocuOupck mpencTaBiieHbl amapra-
MEHTBI, KOTOPBIE BKJIFOYAIOT B C€0s1 TOMUMO IMTOMEIIEHUH, MPeHa3HauYE€HHBIX JIJIS IIPO-
KUBaHUS, TAK)KE IMOMEIICHUS I KOMMEPUYECKOU NEATEIbHOCTH HA 3Ta)Kax MOMUMO
nepBoro. K takum 3qanusm MoxxkHo otHecTH «KBapran Aspony, «Freedom» u 1.71. Bee
MPEUIOKEHUS TI0 MpoJake amapTaMEeHTOB Ha TeppuTopuu ropoja HoBocubupck ot-
MEUEHbl CHHUMH TOYKaMHU Ha puc. 1.
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Puc. 1. [Ipepnoxenus o nmpoaake arnapTaMeHTOB.

B HoBocubupckoit obmactu, momumo ropoaa HoBocubupck, momenieHus co cra-
TyC amapTaMeHThI HE MOJb3YIOTCS MOMYJISIPHOCTHIO. B ocTanbubix ropogax Hosocu-
OupcKOil 00J1aCTH Ha PhIHKE HEJIBUKUMOCTU MOJOOHBIE MPEIIOKEHHUSI OTCYTCTBYIOT.
JlauHbIi akT, MOATBEPKIAET TE3UC O TOM, UTO allapTaMeHThI 00J1e€ CBOMCTBEHHBI IS
OOJIBIITX TOPOJIOB M TYPUCTUUECKUX IIeHTPOB. OTHAKO BMECTE C TeM, JaHHBIN BUJT HE-
JBMKUMOCTH HE UMEET caM 10 ce0e KOHKPETHOM MPUBSI3KU K CTaTyCy ropoja — armap-
TaMEHTBI MOTYT OBITh TTOCTPOEHHI B JIIOOBIX TOYKax obsacTu. B cBs3M ¢ yem, MOXKET
BO3HHKHYTh CUTYyallWs, KOT/Ia JOCTATOYHOT'O KOJUYECTBA AHAJIOTOB JJI UCIIOJIb30Ba-
HUS CPABHUTEIBLHOTO TMOJIX0/1a B OIIEHKE PHIHOYHOM CTOMMOCTH allapTaMEHTOB MOXKET
HE 0Ka3aThCs M OJVKANIIIMM aHAJIOTOM JJIsl allapTaAMEHTOB SIBJISICTCSI KBApTHPA.

KBapTupa sBIseTCs RKUIbIM TMTOMEIICHUEM PACIIONIOKEHUH B MHOTOKBAPTHPHOM
3IaHHUE W TIPEIHA3HAYCHUH JIJIs pokuBaHus. [1o cBoe cyTu amapTaMeHTHI SBJISIOTCS
aHAJIOTOM JIsl KBAPTHUP, B CBS3H C TEM, YTO UCIIOIB3YIOTCS TSI OTHUX U TEX JKE IETICH,
XOTS C FOPUINIECKON CTOPOHBI BOIIPOCA OHU SIBJISTFOTCS COBEPIIEHHO Pa3HBIMH.

YT0oOBI OTBETUTH HA BOIIPOC O PAIMOHATBHOCTH HCITOJIH30BAHUS KBAPTHP B Kaue-
CTBE aHAJIOTOB JJISI OIICHKH PHIHOYHON CTOMMOCTH aliapTaMEHTOB, OBLIIO MPUHSTO MPO-
BEPUTH JIAHHBIN BOMPOC HA MpakTHKe. B kauecTBe 00BEKTa OIEHKH BHICTYIIANIN arap-
TaMeHThI, pacrnoioxkeHHble Ha Tepputopun XK «Amapramentst VOROSHILOV
(AnmapramenTsl Bopomuios)». JlaHHBIN XKUIION KOMIUIEKC TO3UIMOHUPYET CeOs Kak
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arnapT-0TeJlb, COCTOSIIIUN TOJBKO U3 allapTaMEHTOB B CPEHEM IUIOIIAIbIO OT 25 110 27
KBaJpaTHBIX METPOB. [ ITannpoBKa BRIOpAaHHOTO MOMEIIEHUS yKa3aHa Ha PUCYHKE 2.

Tl
Homep 30Ha
14,31 K
2 [
L

14,31
25,37

Mpuxoxas | M© ¢

497 — ¢y

4,09

Puc. 2. O0OBeKT OLleHKH

BwmecTte ¢ Tem, B KauecTBe aHAJIOTOB JJI IPOBEICHUS] CPABHUTEIBLHOTO METO/Ia,
ObUTM BBHIOpaHBI KBApTHUPHI HamboJIee MOXO0KHUE Ha BBIOpaHHBIE amapTaMeHTHI [5,6].
[Ipeacrasnens! ObLIM KBApTUPHI, Haxoasmuecs BOau3n XKK «Anapramentst Bopouu-
JIOB», U UMEIOIIME HAUMEHbIIINE OTINYUS JJi1 cpaBHEHUs. TakuM 00pa3om ObLIU BbI-
opansl kBapTupsl B KK «Pacnserait Ha Jlycu KoBansuyk», «Pacuserait na Kponot-
K1Ha» U «JlebeneBckuil». BoiOpanHbie KBapTUPBI HE UMETH OTIUYMNA C BHIOPaHHBIMU
anapTaMeHTaMH 0 TaKUM XapaKTepUCTUKaM Kak OTIeJNIKa, HaIM4Yhe Topra, npaBa Ha
HEJBM)KUMOCTh, BpeMsl O OCTAaHOBKH OOILIECTBEHHOTO TpaHcHopTa. Takke BbIOpaH-
HbI€ aHAJIOTH MMEJIM HEeCYIIeCTBEHHbIE OTINYMS O TUIoIIaau. B cBs3M ¢ BbllIenepe-
YUCJICHHBIM, KOPPEKTUPOBKHU IO TMOIMpPaBKaM Ha YKa3aHHbBIE XaPAKTEPUCTUKHU ObUIH
paBubl 0 1 He ObuM yKa3aHbl B Tabmute [7]. Kaxkmas u3 kBapTup, a Takke MnpeacTan-
JICHHBIE amapTaMeHThl ObUTH PACIIONIOKEHBI B CPEIHEM OTJAICHHOCTH OT LIEHTpa To-
pona HoBocubupck.

Opnako, Kak OBIIO YKa3aHO paHee, OCHOBHBIM OTIUYHEM allapTaMEHTOB OT KBap-
TUD SBISETCS UX IIeJIeBOE HAa3HaUEHHE — 3TO KOMMepUecKasi HeIBIKUMOCTb, CO3/1aH-
Hasl C LEJbI0 MPOXKUBAaHUS. B CBs3M ¢ ueM OBIJIO MPUHATO PEIIeHHE O BBEICHUU TI0-
MPaBKU Ha 11eJIeBOe Ha3HaUYeHue (hcnoJib3oBanue). Pacuer nonpasku (K,) mpoBoauics
o ¢opmye 1:

K=+ (1

rae, My, — KkoadpuimenT, CooTBETCTBYIONTMN Ha3HAYEHUIO 00BEKTa OLICHKH;
N, — k03D PuIiieHT, COOTBETCTBYIONINI Ha3HAYEHHIO OOBEKTA aHAJIOTa;
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Hcnonp3oBanHble KO3()(PUIMEHTHI MpencTaBieHbl DKOHOMUYECKUN HAay4HBIH
KypHan «OLieHKa HUHBECTULINIY, OHNaiH-cepBuc APOC [8].
Taxum 006pa3oM pe3ynbTaThl IPOBEICHUS OLIEHKHA PHIHOYHOW CTOMMOCTH anapra-
MEHTOB IMpeCTaBIEHbI B Tabnue 1.

Tabnuya 1

Pe3ynbTaThl npoBeeHUs OLIEHKU PHIHOYHOM CTOMMOCTH anapTaMEeHTOB
CPaBHUTEJIBHBIM MOJIXOJA0M

THPOBKA

XapakTepucTuka OueHuBacMbi Amnanor 1 Amnanor 2 Amnanor 3
00BEKT
Hara myOnukanun 01.11.2025 30.09.2025 01.11.2025
WK «AnapTaMeHThbl «PacrBeTait Ha «PacrBeTait Ha «JIebeneBcKuin»y
Bopommnosa» Hycu KoBanbuyk» | Kponmorkuna»
ITapametpsl caenku
IInomann 25,37 23,01 28,2 20,7
CTtoumMoCTh - 6200 000 5700 000 4 410 000
Iena py0. 3a kB.M. 269 448 202 127,66 213 043,48
ITapaMeTpsl MECTOPACTIONOKEHUS
Tun noma MOHOJIUTHO-KUP- MoHOonUTHO-KUpP- | MOHONMUTHO-KUP- | MOHOJUTHBIN
MMUYIHBII MMUYIHBII MMUYIHBII
KoppexTupoBka 0% 0% +8%
10 THITY JoMa
Hanuuue nomxun Her Ectb Ectb Ectp
KoppexTupoBka
Ha HaJIUYHE JIOJI- -4,5% -4,5% -4,5%
KUH
Hrtorosast koppek- 4.5% 4.5% 13.5%

ITapameTpsl UCTIOTB30BaHUS

Hcnonns3oBanue
TIOMEILECHUS

Kommepueckas He-
JIBHKIMOCTH

Kumasg HenBuxu-
MOCTH

Kumasa HenBuxu-
MOCTH

Kumasg HenBuxu-
MOCTH

KoppexTupoBka
Ha UCTIOIh30BAHNE
MTOMETIEHUS

-30%

-30%

-30%

Hrtorosas crou-
MOCTH

180 126

135 122,34

154 350

Cpennee 3Hade-
HUE

156 532,78

HNrorosas nena
OLIEHUBAEMOTO
00BeKTa

3971 236,63

3aknrouenue

IIo pe3yabTaTaM NPOBEACHHOI'O HCCICIOBAHUSA OnL1a IIoJIydy€Ha MTOIroBas LiCHA
OLICHHUBACMOI'O 00BeKTA. CpaBHI/IBaH HOJ'Iy‘{CHHBII\/’I peE3yabTaT ¢ UMCIOIMMHUCA ITPCIAJI0-
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wenusiMu anaptameHToB B XK «Amapramentst VOROSHILOV», a Takke MHbIMU
MpeJCTaBICHHBIMU anaptameHTamu B ipyrux JKK Ha pblHKe HEBUKMMOCTH, MOKHO
clenaTh BbIBOJI, YTO UTOTOBAsi CTOMMOCTD BBIIILIA AHAJTOTUYHON CpEeIHEMY IIEHOBOMY
CErMEHTY B JJaHHOM 00acTH.

Takum 06pa3zom, MOKHO CJielaTh BEIBOJ, YTO TIPU OTCYTCTBUU aHAJIOTOB B Kaue-
CTBE almapTaMeHTOB, KBAPTHPHI MOTYT OBITh UCIIOJIb30BAaHBI B KAUE€CTBE aHAJIOTOB JJIS
HCIIOJB30BaHUs CPABHUTEIBHOrO MeToAa. OJHAKO, BMECTE C TEM, CTOUT YUYUTHIBATh
HIOQHCHI, YTO armapTaMeHThI BCE e SBIISIOTCS KOMMEPUECKON HEIBUKUMOCTHIO. [yt
00Jiee KOPPEKTHOTO MPOBEACHUS OLICHKU PHIHOYHOW CTOMMOCTH CPABHUTEIBLHBIM Me-
TOJIOM BCE€ K€ CTOUT YYHMTBIBaTh TO, JUIsl KAKOT'O MCIOJIb30BaHUS W3HAYAIBHO TIPE-
CTaBJICHO yKa3aHHOE NomelieHue. B ciiyyae MCKIIOUeHUs JaHHOW KOPPEKTUPOBKH,
II€HA 3a arapTaMeHThl MOXKET OBbITh 3aBBIIICHHOM, YTO MOXKET OTIYTHYTh 3aUHTEPECO-
BAaHHBIX JIUI] B MPUOOPETECHUN allapTaMEeHTOB.
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