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PBIHOYHAA U KAJJACTPOBASA CTOUMOCTD
OBBEKTOB HEJIBUKUMOCTMN:
HEHOOBPA3YIOIIUE ®AKTOPDBI

B.A. Cakyiuna, B.B. Kapuesa
© Cakynuna B.A., Kapuesa B.B., 2026

Annomauusn. B cmamve paccmompenvl OCHOSHblEe YEHOOOpa3zyloujue
P axmopwvi pIHOUHOU U KAOACMPOBOU CIOUMOCTU 00BEKMO8 HEeOBUNCUMOCTIL.
Bovloenenvl ux obwue uepmolt u 0CHOBHBIE PATUYUSL

Knrwouesvie cnosa: nedsudcumocms, polHOK HeOBUICUMOCTMU, akmopbl
CMOUMOCIU, KAOACMPOBAs CMOUMOCHLb, PbIHOYHASL CHOUMOCIb.

PbIHOYHBIA W KagacTpOBBIM BHAbI CTOMMOCTH SIBJISIFOTCS BaXKHBIMU
acIieKTaMU Ha PhIHKE HEJIBMHKUMOCTH U B c(hepe UMYIIIECTBEHHBIX OTHOIIICHUIA.
PriHOYHAs CTOMMOCTH OTpakaeT MHEHHE OICHIMKA O IIEHE, M0 KOTOPOH
00OBEKT MOXKET OBITh MPOJAH Ha OTKPBITOM pbIHKE. B oTiamyme oT Hee,
KaJacTpoBasi CTOMMOCTh YCTAHABIIMBACTCS T'OCYJApCTBEHHBIMU OpraHamMu M
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UCIIONIB3YETCS ISl HAJIOTOOOJIOKEHUS, a TaKXKe MJIs OIEHKH MMYIIEeCTBa B
paMKax pa3Iu4HbIX MPABOBBIX M JKOHOMUYECKHX TpoleccoB. [loHmmanue
pa3IMuuii MEXKy STUMU JIByMsI BUJAMU CTOMMOCTH UMEET OOJIBbIIOE 3HAYCHHUE
JUTsl COOCTBEHHUKOB, MHBECTOPOB U CIIELIUATIUCTOB B 00JACTH HEJIBHKUMOCTH,
TaK KakKk »3TO BJIUSET HA NPUHATHE PEUICHUNH O TMOKYIKE, MPOJaKe
HEJBUKUMOCTH U YIIPaBJICHUH €IO.

PbIHOYHBIN ¥ KagacTpOBBIM  BHUABI CTOMMOCTH  OIPEAEISAIOTCS
Pa3IMYHBIMA METOJIAMH.

PbiHOUHAst cTOMMOCTh — 3TO HamOoJiee BEPOSATHAs 1I€HA, MO KOTOPOU
OOBEKT OIIEHKHM MOKET OBbIThb OTUYXJEH Ha OTKPBITOM PBIHKE B YCJIOBHSX
KOHKYPEHIIMU, KOTJla CTOPOHBI JIEUCTBYIOT pa3yMHO, pacrosiaras Bceil
HeoOxoauMol MH(pOpMaIMeld, a Ha BETUYHHE IICHBI CIACIKA HE OTPaKaIOTCS
KaKHe-Tu00 Yype3BbIUaiiHbie 00CcTOsATEeIbCTRA [3].

PbIHOYHAs CTOUMOCTD OMPEIEIIAETCS Ha OCHOBE CIIpoca U MPEJIOKEHHUS,
T. €. OajlaHca MEXIy >KeJaHWEM TMOKyIaTeleld U JOCTYIMHOCThIO TOBApOB UITU
yCIyr, a TakXke C YydyeroM MHoxecTBa ¢akTtopoB. Cpeau MOCIEIHUX
BBIJIEIISIOTCS:

1. Jlokanus. MecTonoMoXeHUE SBJSIETCS OJAHUM U3  KJIIOUEBBIX
(GakTOpoB, BIUSIOMIUX HA PBHIHOYHYIO CTOMMOCTh OOBEKTa HEIABUKUMOCTH.
[lenTpanbHbie pailioHBl TOpoJa OOBIYHO TIpeAsiaraloT 0Oosee Pa3BUTYIO
UHQPACTPYKTYpPY, Jy4IIUE TPAHCIOPTHBIC CBA3M, YI00CTBa, YTO IOBBIIIACT
LIEHHOCTh HEIBUKUMOCTU. B TO k€ Bpemsi 0ObEKThI Ha OKpanHaX MOTYT OBbITh
OoJiee JOCTYIMHBIMHM, HO 3a4acTyl0 YCTYIAIOT MO JUKBUAHOCTU. [Ipu oreHke
CTOUMOCTH HEJBW)KUMOCTH B&)XHO YYHUTBIBAaTh HE TOJBKO TEKYIIHE
XapaKTEPUCTUKU OOBEKTA, HO M €r0 PaclojoKeHue, a Takxke Okaiiime u
OT/JAJICHHBIC MIEPCTIEKTUBBI Pa3BUTHSI paiioHA.

2. Cocrosinue 00beKTa.

Texnuueckoe cocmosiue. 3aHUsT W TOMEIICHUS B  XOpOIIEM
TEXHUYECKOM COCTOSIHMM, He TpeOylollue 3HAYUTEIBHOTO PEMOHTA,
NPUBJIEKAIOT TMOKYIATEJIe M apeHJaTOpPOB, UYTO YBEIMYUBAET HX CTOU-
MOCTb.

Bospacm 30anus. HoBble WM HENaBHO MOCTPOCHHBIE 3/IaHUS OOBIYHO
OIICHUBAIOTCS BBIIIE, TOCKOJIBKY TPEOYIOT MEHBIIMX 3aTpaT Ha PEMOHT U
MOJEPHU3ALIHNIO.

Kauecmseo omoenku. Vcionb30BaHWE COBPEMEHHBIX W KayeCTBEHHBIX
MaTEPHAJIOB TOBBIIIAET ICTETUUYECKYIO MPHUBIEKATEIBHOCTh U KOM(MOPT, UTO
CKa3bIBAETCS HA CTOMMOCTH.

CospemenHvie KomMmyHukayuu. JJoCTynl K BBICOKOCKOPOCTHOMY HHTEP-
HETy, LIEHTPAIBHOMY OTOIUICHHIO, CHCTeMaM KOHIWIUOHUPOBAHUS U
IPYTMM KOMMYHHMKAIMSIM Tak)K€ TMOBBIMIAET PHIHOYHYIO IIEHY, Jeast
00BEKT OoJiee NPUBJICKATEIBHBIM [IJII TMOTEHIUAIBHBIX TMOKyNaTeleH Win
apeHIaTOpPOB.
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3. DKOHOMHYECKHE YCIOBUSI.

Obwas sxonomuueckas cumyayus 6 cmpane. COCTOSTHUE SKOHOMUKH
BJIMSIET HA YPOBEHB JI0XOJ0B HACEJIICHNUS U UHBECTULMOHHYIO aKTUBHOCTD, YTO
HAIPSIMYIO OTPAXKAETCs Ha CIPOCE U IPEJIOKEHNUN.

Vposenv ungnayuu. Bpicokas WHEOAAIUS MOXKET CHU3UTH TOKY-
HaTeIbHYyI0 CIIOCOOHOCTh M NPUBECTU K POCTY LIEH HAa HEIBMKUMOCTb KAk
3aIIATHOTO aKTHBA.

Ilpoyenmuvle cmasexku. bonee HHU3KHE CTaBKM IO KpeAUTaM JENaroT
UIOTEKY Oosiee JOCTYNHOM, CTUMYJIUPYS CIIPOC Ha HEJBUKUMOCTb, TOTJa Kak
BBICOKHE, HA000POT, YMEHBIIAIOT €TO.

Jlocmynnocmv  kpeoumoeganusi. Jlerkuii W IIMPOKUH  JOCTYN K
UIIOTEYHBIM KpPEIWUTaM YBEJIMYMBAET KOJUYECTBO MNOTEHUUAIBHBIX IOKY-
naTesieH, MOBbIIIAasl PHIHOYHYI0 CTOUMOCTh OOBEKTOB.

4. YpoBeHb KOHKypeHUMU. Hanuune aHamornyHbiX 0ObEKTOB HAa PHIHKE
U KX IIEHOBAs IOJINTHKA TAKKE OINPEAEISIIOT PHIHOYHYK) CTOMMOCThb. UeMm
0OJIbIIIE AHAJIOTMYHBIX MPEIJIOKEHU B ONPENEIEHHOM paiilOHE WM CErMEHTE,
TeM 0oJiee KOHKYPEHTHOW CTAHOBHUTCS CHUTyalusl. JTO MOXKET YJEp)KHUBATh
LIEHbI Ha OIMPEJEICHHOM YPOBHE WM JaK€ CHUXKATh UX B LEJSAX NMPUBICYEHUS
nokymnarened. OOBEKThl C YHMKAJIbHBIMH XapaKTEPUCTUKAMH WIH JIy4LIUM
pPacHoJIOKEHUEM MOTYT COXpPaHATh 0o0Jiee BBICOKYIO CTOMMOCTh JaXe MpHU
BBICOKOUM KOHKYPEHIIMH.

5. MakposkoHoMHuuecKkre (pakTopbl: HHQISAIMSA, BAITIOTHBIE KYpPCHI,
HNOJUTHYECKAsl CTAOMIIBHOCTh. BrICOKUI ypOBEeHb MHQIIAIMY 3a4aCTyIO BEJET K
pOCTY ILIEH Ha HEABUKUMOCTb, IMOCKOJBbKY HMHBECTOPBHI HIIYT 3aIIUTy OT
oOecueHnBanus aeHer. OqHako ype3MepHas UHQIALIUS MOXKET TaKKe CHUZUTD
MOKYNaTeNbHYI0  CIOCOOHOCTh  HaceneHus. (CTaOWIbHOE TMOJUTUYECKOE
MOJIO’)KEHUE MOBBIILIACT JOBEPHUE MHBECTOPOB W IOKyMHaresed, cocoOCTByeT
Pa3BUTHIO PBIHKA U POCTY IeH. HanpspkeHHOCTh WIIM HEOIpPEeAeIEHHOCTh
MOTYT YMEHBIIUTh CIPOC U MPUBECTH K CHIHKEHUIO CTOMMOCTH OOBEKTOB.

6. 3aKOHOAATENBCTBO U HOPMATHUBBI: HAJIOTH, OIPAaHUYEHUS, IPAaBOBbIE
acneKkThl. BhICOKME HAJIOTM MOTYT CHU3UTh PHIHOYHYIO LIEHY WJIU 3aTPYAHHUTH
OpoAaXxy, a ueTkoe oopMIIeHHE MTpaB COOCTBEHHOCTH, OTCYTCTBUE IOpUINYE-
CKHX CIIOPOB, MTPO3PAYHOCTH CAEJIOK MOBBIIIAIOT JOBEPHE YUYACTHUKOB PhIHKA U
CHOCOOCTBYIOT YBEIMYEHHIO CTOMMOCTH 00BekToB. Hannume oOpemeHeHuit
WJIM CYJ€OHBIX CIOPOB CHUKAET MPUBJICKATEIBHOCTD U LIEHY.

WUtak, MOXHO BBIICIUTh CIEAYIOIIUE OCOOEHHOCTH PHIHOYHOU
CTOMMOCTHU:

OTPaXkaET aKTyaJIbHYIO LIECHOBYIO CUTYALlMIO HAa PHIHKE HEABUKUMOCTH;

3aBUCHUT OT COOTHOIIEHUS CIIPOCA U MPEIJIOKEHHUS;

CIIy’KMT OCHOBOHM I ONPENENICHUsI LIEHbl NPH 3aKJIIOYEHUU CHENOK, a
TAaK)K€ TPU OLIEHKE 3aJIOTOBOI0 HMMYIIECTBA MJIs MOJYy4YEHUS KPEAUTOB U
WHBECTHUPOBAHUS.
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B Poccun mnonsATHE «KamacTpoBas CTOMMOCTBY» BOLLIO B OOMXOX B
1999 r., xorma IlpaButenbctBOM Poccuiickoit denepanuu OBLJIO MPUHITO
[loctanoBnenne ot 25 asrycra 1999 r. Ne 945 «O rocynapcTBeHHOI
KaJIaCTPOBOM OIIEHKE 3€MEJibY», MOJIOKUBILIEE Hayajao MPOBEACHUIO paboOT Mo
rOCy1apCTBEHHOM KaJaCTPOBOM OIIEHKE BCEX KaTEropuil 3€Meilp Ha
tepputopun  Poccuiickont ®Depepanuu. Pe3ynpraTroM  TOCyAapCTBEHHOM
Ka/laCTPOBOM OLEHKH SBIISIETCSl ONpPEIEIICHHE KaJaacTpPOBOM CTOMMOCTH
00BEKTOB HEJIBUXKUMOCTH [4].

Cornacio nynkry 1 crareum 391 HanoroBoro koxmekca Poccuiickoii
Qenepanyn, Haloroas 0Oa3za oOmpeAenseTcss B OTHOIIEHWH KaxKIOro
3€MEJBHOIO y4acTKa KaK €ro KaJacTpoBasi CTOUMOCTb, BHECEHHAs] B EquHbII
rOCYJIapCTBEHHBIN PEECTp HEABWKMUMOCTH W TMOJJIeXkanias MPUMEHEHUIO C
1 siHBaps rona, ABJISIIOIIETOCS HAJOTOBBIM NIEPUOJIOM, C YYETOM OCOOECHHOCTEH,
IIPENyCMOTPEHHBIX HACTOALIEH cTaThen [1].

CornacHo mnoamyHkTy 2 myHkta 1 crarbum 3 DenepanbHOro 3aKoHa
ot 03.07.2016 Ne 237-03 «O rocyaapCTBEHHOM KadaCTPOBOW OIIEHKEY,
KaJlacTpoBasi CTOMMOCTh OOBEKTa HEIBIKUMOCTH — OTO TOJYYCHHBIA Ha
ONpENENCHHYIO  JaTy  pe3yJbTaT OLUEHKM OObEeKTa  HEIBUKUMOCTH,
onpeesieMblii Ha OCHOBE IeHOOOpa3yromux (HakTOpOB B COOTBETCTBHH C
HactosamuM DenepanbHBIM 3aKOHOM M METOJAMYECKUMH YKa3aHUSIMU O
roCcyJ1IapCTBEHHOM KaJlaCTPOBOM OLIEHKE [2].

[lenooOpa3yromue (pakTopsl KaaacCTPOBOM CTOMMOCTH — 3TO OCHOBHBIE
AJIEMEHTBI, KOTOPBIE YUYUTHIBAIOTCS MPU ONPEICTECHUN CTOMMOCTU 3€MEJIbHBIX
Y4aCTKOB U OOBEKTOB HEJBUKUMOCTH B paMKaxX KaJaacTpoBOM oleHkH. K HuM,
B YACTHOCTHU, OTHOCSITCSA:

1. PazMep u miomaabr 00beKTa — OJIMH U3 KIIOYEBbIX (PakTopoB. OOBIYHO
yeMm OOJIbIlIe IJIONMIAah 3€MEJIbHOTO y4acTKa WM HEJBUKUMOCTH, TEM BBIIIE
€ro KaJacTpoBasi CTOMMOCTb, TaK Kak IUIONIaJb HaNpsIMyl BIIMSET Ha
HOpPMAaTHBHBIC TOKa3aTeIu CTOUMOCTH. KpyrnHble ydacTKu WIHM OOBEKThI
MIPEIOCTABIISIOT OOJBIIE BOZMOXKHOCTEH ISl MCIIOJIB30BAHUS WIJIM 3aCTPOMKH.
IIpy »TOM 11 3€MeIbHBIX YYacTKOB IUIONIA[h BBICTYNAE€T OCHOBHBIM
KPUTEPUEM IIPU ONPEIECTECHUH CTOUMOCTH, OCKOJIbKY OHA SIBJISIETCS OJTHUM W3
HanOosiee 0ObEKTUBHBIX U JIETKO U3MEPSIEMBIX MapaMeTPOB.

2. Kareropusi 3emenb, Ha3HAUYC€HHUE, TIPABOBOM CTAaTyC — BUJ OOBEKTa
(kusi0e, KOMMEpYECKOE, MPOMBIIUIEHHOE W T.[.), THUI Pa3pelIeHHOro
UCIIOJIb30BAHUS, HAJIW4YME OTpaHWYeHu wiu obOpeMmenenuit. Hampuwmep,
KaTeropusi 3eMelb — JTO KilacCU(pUKAIUS 3EMEJIbHBIX YYacTKOB MO UX
[IEJICBOMY HA3HAYEHUIO M PEXKUMY HCIOJb30BaHus. B 3aBucumoctu OT
KaTeropuu CTOUMOCTh 3€MJIM MOXKET 3HAYUTEIbHO pasziuuarhbcs. Hampumep,
36MJIM  CEJIbCKOXO3SMCTBEHHOTO HA3HAYCHHUSI OOBIYHO WMEIOT MEHBIIYIO
KaJJaCTPOBYIO CTOMMOCTH [0 CpPAaBHEHHUIO C 3€MJISIMU O]l 3aCTPOMKY WM
MIPOMBITITUICHHBIMUA 00BEKTaMHU.
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3. Pacnmonoxenne — reorpaduueckoe TMOJOXKEHUE, TPAHCIOPTHAs
JTOCTYITHOCTh,  MH(pACTpyKTypa, TMPECTHIKHOCTh  paiioHa.  OOBEKTHI,
pacCIOOKEHHBIE BOJU3M JIOPOT, OCTAHOBOK OOIIECTBEHHOTO TPAHCIOPTA,
IIIKOJI, OOJIBHUII, TOPTOBBIX IEHTPOB U JPYTHX OOBEKTOB HMH(PACTPYKTYPHI,
UMEIOT 00Jiee BBICOKYIO KaIaCTPOBYIO CTOMMOCTb. XOpoIiasi TOCTyITHOCTh, TaK
K€ KaKk M OJIaronpusATHAs SKOJIOTHYECKas CUTyallus B palioHe, MOBBIIIACT UX
MPUBJICKATETLHOCTh W JIUKBUAHOCTb.

4. TexHUUYECKHE XapaKTEPUCTUKH — KaueCTBO, COCTOSIHUE W BO3pacCT
00bEKTa, HATMUNE MHKEHEPHBIX KOMMYHHMKAIUH; MaTepHasbl, UCIIOJIb3yEeMbIC
P  BO3BEICHUM OOBEKTA, KAaYeCTBO BBHITIOJHEHUS pabOT, COOTBETCTBHUE
CTPOMTENBHBIM CTaHJIApTaM U HOpMaTUBaM. BrICOKOKaueCTBEHHBIE MaTepHUAIIbI
1 COBPEMEHHBIC TEXHOJIOTUHU YBEIHMYUBAIOT CTOMMOCTb, TOT/Ia KaK YCTapEBIITHE
WM HU3KOKAYECTBEHHBIC KOHCTPYKIIMU CHIDKAIOT ee. bojiee HOBBIC 3MaHUS U
COOpYKEHHUS, KaK MPaBUIO, UMEIOT 0O0J€€ BBICOKYIO CTOMMOCTH, MOCKOJBKY
COOTBETCTBYIOT COBPEMEHHBIM CTaHAApPTaM M TPEOYIOT MEHBIIUX 3aTpaT Ha
skcrutyatarnuio. Ctapble 0OBEKTBI MOTYT HMMETh CHWKCHHBIM IOKa3aTelhb
CTOMMOCTH, OCOOCHHO €CJIM OHU HYXJAI0TCS B KAITUTaILHOM PEMOHTE.

DT QakTopbl MO3BOJSAIOT (POPMUPOBATH OOBEKTHUBHYIO KaJaCTPOBYIO
CTOMMOCTb, KOTOpasi CIIy>KUT OCHOBAaHUEM JJISl HAJIOTOBBIX PacUeTOB.

Oco06eHHOCTH KaIaCTPOBOM CTOMMOCTH:

HE BCETJIa COBIMAIACT C PHIHOYHOM CTOUMOCTHIO;

UCIIOJB3YETCsl JIA pacuera HaJOroB (HampuMmep, 3€MeJIbHOr0 HaJora,
Hajora Ha UMYILECTRO);

MEPUOINIECKA OOHOBIISETCS B COOTBETCTBUH C 3aKOHOATEIILCTBOM, UTO
BOXHO JUIsi OOECICUCHHS CIPaBEIJIMBOCTH HAJIOTOBBIX O0S3aTEIIbCTB M
OTPaXEHHUSI aKTyaJbHOW PHIHOYHON CHUTyallMHM, a TaKXe JII KOPPEKTHOTO
HAYUCJICHUS HAJIOTOB M COOPOB.

OCHOBHOE  pa3nu4ue KagaCTPOBOM W  PBIHOYHOM  CTOUMOCTH
3aKJTFOYACTCS B IEJISAX HMCIOJB30BaHUS M METOAAaX OMpeeicHUs. PriHOYHAs
CTOMMOCTh OPHEHTHPOBAHA Ha pEAJIbHBIC CHCIKH W OTpPaXaeT TEKYIIYIO
PHIHOYHYIO CHTYAIldI0, TOTJa KaK KagacTpoBas — 3TO HMHCTPYMEHT ydeTa U
HAJ0T000JIOKEHNSI, OCHOBAaHHBIM Ha HOPMATHMBHBIX pacueTax. B pesynbrare
PBIHOYHAS CTOUMOCTH MOKET OBIThH BBIIIIE WM HUKE KaaCTPOBOM, YTO MHOT/IA
BBI3BIBACT CIIOPHI M HEOOXOAMMOCTBH MPOBEICHUS HE3aBUCHUMOMN OILICHKU IS
OTPEICJICHUS peaIbHOM CTOMMOCTH OOBEKTA.

Takum 00pa3oM, pEIHOYHBIA M KaJaCTPOBBIA BUJIBI CTOMMOCTH — 3TO JIBa
BOXHBIX Pa3IMYHBIX TOKA3aTeNis OIEHKH HEIBMXKMMOCTH. [loHMMaHHME 3TOTO
HeoOxoaumMo i dPGEKTHBHOTO YMPABICHUS] HEABUKUMOCTBIO M TIPUHSITHS
000CHOBaHHBIX MHBECTUIIMOHHBIX PEIICHUN. Ba)KHO YYUTBHIBATh, YTO KayKIbIH
M3 PACCMOTPEHHBIX BUIOB CTOUMOCTH CIIYXXUT CBOEH IIEIM U HUMEET CBOIO
cnenuuky.
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MARKET AND CADASTRAL VALUE: PRICING FACTORS
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Abstract. This article examines the main price-forming factors of the
market and cadastral value of real estate objects. Their common features and
main differences are highlighted.
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