TpeboBaHusi MexxayHapoAHbIX CTAaHOAPTOB K
OLeHKe UHBEeCTULMOHHON HeABUXNMOCTU B
cTaguu CTPOUTENbCTBA:

- TeKyLiue BOonpocChbl NpakTn4eckoro
NMPUMEeHEeHUs.

Bnagucnas Markos, MRICS, CCIM
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MHBECTULMNOHHLIE U onepaunoHHbIe 00beKkTbl. PUHaHCcOBaA
OT4eTHOCTb Ha OCHOBeé€ cnpaBep,nMBoﬁ CTOMMOCTU B CpaBHEHUU C
OTY4eTHOCTbLIO Ha OCHOBeE 3aTpar.

BHewHAs (He3aBUCMMas) Unm BHYTPeHHANA oueHka? CBsasb ¢ ISA 620.

OueHKa NHBECTULMOHHON HeABMXMMOCTb B CTaaumn cTpouTenbCTBa -
Bng CTOMMOCTU, NPUHLUUNDBI OLLIEHKN, MeTOAOOJIOrNA U NpeanoyfioXeHus.

HeonpepneneHHoOCTb B oueHKe. [pnynHbI n MeToabl y4yeTa, aHanums
YYBCTBUTENIbHOCTM!.

Ucnonb3oBaHue pe3yrnbTaToOB OLIEHKU: COOTBETCTBUE KPeaAUTHbLIM
obsa3aTenbcTBam, obecueHeHue (impairment), cBA3b € LenaMu
MHBecTOpa.

AHann3 npakTUKn, TeHOeHUun.
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MC®O pasnuyaet HegsmxkmumocTb MHBECTULUMOHHYO n ONEPALOHHYIO

C 1.1.2009 peuctByeT HoBas peaakuust MexagyHapoaHoro ctaHgapTa dMHaHCOBOM
oTyeTHOCTU IAS 40, KoTOpbIN TPebyeT yunTbiBaTb MHBECTULIMOHHYIO HEABWXUMOCTD B
cTagum CTpouTenbCTBa Mo cripaBeIMBoOM CTOMMOCTU. PaHblLle Bce 00beKThl B Nepuos
CTpouTEeNbCTBA y4uUTbIBaNu no 3atpartam.

B HoBow pegakuuu ctaHaapT IAS 40 “uHBeCTUUMOHHAA HEOBMKUMOCTL” MacuT:

KOMMaHUA, KOTopas XeJlaeT y4eCTb CBOM 3aBepLUEHHbIN
WHBECTULMOHHbLIN OOBLEKT NO crpaBeanMBON CTOMMOCTU, AOJKHA
OUeHUBAaTb €ro Ha CTaAuu CTPoOUTEsNbLCTBA TaKXe No cnpaBeanNBOW
CTOMMOCTM.

YuntbiBag, 4TO Ha cTagum cTpounTernbCTBa HE BCerga MOXXHO HagexXHO OUEHUTb
cripaBeannmMByro (prHOLIHyPO) CTOMMOCTb, CTaHAAPT NOo3BOJIAeT y4YnTbiBaTb €€ no
3aTpaTtaM, HO TOJIbKO A0 TeX Nnop, NoKka He CTaHeT .EI,OCTY"HOI?I HaAeXHasA OLEeHKa,
Ui no 3aBepLieHnn CTpouTesribCTBa (CMOTpFl 4yTO npou30|7|p,eT pal-lee).

['oa Hasapg, B koHUe 2009 r, nosasunmcb ogouumanbHble METOOUKN OLLEHKU
cnpaBeannBon CTOMMOCTU HEQOCTPOEHHbIX 0O BEKTOB MHBECTULIMOHHOWN
HeaABWKUMOCTMW.
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MpucTynas K OLEeHKe He3aBEePLUEHHOrO CTPOUTENbLCTBA OLIEHLLIMKY B CAMOM Ha4vane
paboTbl BaXHO O3HAKOMUTBLCS C UCXOQHO-PA3PELLUNTENBHOM N NPOEKTHOW
[OKYMEHTaLMen n ycTaHOBUTb COOTBETCTBME OyayLlero oobekta agekBaTHOMY CNpocy
Ha pPblHKE.

Ecnn 06beKkT cTponTca Ha ydacTke YaCTHOW COBCTBEHHOCTU, TO OUEHNBATL CripaBeasiMByo
CTOMMOCTb HE3aBepPLLEHHOro 06bekTa MOXHO Ha nbon cTagun peanunsaunm NpoekTa.
[encTeylollee 3akoHOAATENbCTBO MNO3BOMSET PEMMCTPMPOBATL NpaBa COBCTBEHHOCTU
Ha He3aBepLUEHHbIN OOBbEKT HEABMKUMOCTN, COOTBETCTBEHHO, TAKOWN OOBEKT MOXET
ObITb NpeacTaBriEH HA PbIHKE N UMEET PbIHOYHYIO CTOMMOCTb.

PaCI'IpOCTpaHeHHbIIZ B Poccun BapunaHT CTpoOUTESIbCTBA Ha apeH,El,OBaHHOIZ MyHI/ILI,I/II'IaJ'IbHOIZ
3eMJi€ Ha NHBECTULIMOHHbIX YCITOBUAX paCCMaTpuUBaeTCA HUXE (CM. an/IJ'IOM(eHI/Ie 1)

Ha cnegytowiem pucyHke nokasaH TUNUYHLIN rpadmk pocta CTOMMOCTU NpaB 3acTPOMLLMKa
Ha 00BbEKT He3aBepLLUEHHOrO CTPOUTENBLCTBA C HaYana peanusauumn npoekta. YTtoobl
noapoOHelr NPoOUNNICTPMPOBaThb NPOLECC Mbl Bbibpanu Ans npumepa cry4van
NpMoBpeTeHns y4acTka 3eMin CenbCKOX03AMCTBEHHOIO Ha3Ha4YeHUs ans
CTpOUTENBLCTBA HA HEM MHOrOQYHKLMOHANBHOrO KOMMIIeKca KOMMEpPYECKOW
HeABWXXMMOCTM C XOPOLUMMW NepcnekTnBaMm Co3aaHns pbIHOYHOW CTOMMOCTM.

B naHHOM npmMmepe pblIHOYHaAA CTOMMOCTb NMOCTPOEHHOIo obbekTa B 4OCTAaTOYHOM CTEMNEHU
npesBblllaeT COBOKYIMNHbIE 3aTpaTbl HA CTPOUTESIbCTBO, CJieoBaTeJIbHO,
WHBECTULIMOHHbIN NMPOEKT yCNneLleH.
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3aTpaTthbl, CTOMMOCTbE

KommeHTapui K pucyHKy: Ha rpadpuke
BMAHO KakK pe3ko Bo3pacTaeT pbIHOYHas
CTOMMOCTb He3aBepLLEHHOro obbekTa
nocne NpoxoxaeHUs OCHOBHbIX 3Tarnos
cTpouTenbcTBa (0603HaYeHbl Ha PUCYHKE
PUMCKUMU Lmndopamu):

| — nsMeHeHne Kateropuum
3EeMeJ1IbHOro y4acTKa B «3eMIn
HacCeneHHbIX NYHKTOB»

Il — nonyyeHune paspeLleHns Ha
npoekTuposaHue (ApXUTEKTYPHO-
nnaHMpoBo4YHoro 3agaHus (All3),
AKTa paspeLLUEeHHOro Ncnornb30BaHNs
(APW) unu MpagocTponTensHOro
nnaHa semMernbLHOro yyacTka

PbBIHO4YHaA CTOUMMOCTDb '’
saBepLieHHOro obbeKkTa

COBOKYMHbIle 3aTpaThl — + ——
Ha CTPOUTENBCTBO

(Cpagnnan)).
! [Il — nonyyeHue paspelueHus Ha
| CTPOUTENLCTBO,
I | IV- ochopmneHne akta BBoga
3 I
APROBPETERME et . | l. ki o6bekTa B 3KCMyaTaumio.
CENbCKOXO03ANCTBEHHOTO ' )
HasHaveHuUA | 1l 1l IV  atanbl
— 3aTpartbl
PBIHO4YHAaA CTOMMOCTb
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nepeCMOTpeHHaﬂ MoAesib (*WIHaHCOBOI‘/'I OTYETHOCTU ANA UHBECTULMOHHON HEABUXUMOCTHU.

MpumeHnmble Mmogenu
¢puHaHCOBOM OTYETHOCTU
OJN1 UHBECTULIMOHHOW
HeaBWXUMOCTHU

3aBepLUeHHble 00BLEKTbI U
PEKOHCTPYyUpYyeMble OOBLEKTbI;

MHBeCTULMOHHAA HEABUXUMOCTbL B CTagumn
cTpouTenbCTBa

Mo 3aTpaTtam

3anaTbI B COOTBETCTBUN C MOAESIbIO
OoTpaxXeHnda NCTopnu4eCKnx 3atpart rno
IAS16;

3aTpaTbl B COOTBETCTBUM C MOAESbIO OTPAXXEHUS
ncrtopuyeckmnx 3atpat no IAS16

Mo CﬂpaBeﬂﬂMBOﬁ CTOMMOCTH

CI'IpaBe,EI,J'IMBaFI CTOMMOCTb C
N3MEHEHUAMN CﬂpaBeﬂﬂMBOﬁ
CTOMMOCTU, COOTBETCTBYHOLLMMUA
M3MEHEHNIO OOXOOAHOCTN,

CnpaBeanueas CTOUMOCTb C UBMEHEHUSMU
crnpaBeanuBon CTOMMOCTU, COOTBETCTBYOLLMMU
N3MEHEHUIO JOXO4HOCTU, eCnun cnpaseanuseas
CTOMMOCTb HaZleXXHO OLEeHMBaeTCs;

B MPOTMBHOM Crlydae OTYETHOCTb BeJeTcs no
3aTpartam B cooTBeTcTBUM |IAS 16 0O Tex nop, noka
He NOABUTCHA BO3MOXHOCTb HaAEXHOW OLIEHKM
crnpaBseanuBon CTOUMOCTU, UK NO 3aBepLUEHUN
cTpouTenbCcTBa (CMOTPSA YTO NPOM3OMAET paHbLLE);
Ha4yMHasa ¢ ATOro MOMeEHTa NPUMEHSIETCS Moaenb
crnpaBseanuBon CTOUMOCTU C U3MEHEHUAMMU
crnpaBeanuBon CTOMMOCTU, COOTBETCTBYIOLLMMM
N3MEHEHUNIO JOXOAHOCTM.
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CnpaBep,nMBaﬂ CTOMMOCTb UJNIN PbIHOYHAasA CTOMMOCTbL?

MC®O onepupytoT B OCHOBHOM MOHATUEM cripasedniugol cmoumocmu,
KOTOpasi onpeaensieTcsa NoYTn Tak Xe, Kak U pblIHOYHAsA, KaK « OeHEXXHas
CyMMa, Ha KOmopyro akmug Moxxem bbimb 0bMeHeH 8 pe3yribmame
KoMMep4YecKoU COesiKU Mex0y oceedoMIIeHHbIMU, Xerarwumu rnposecmu
makyto coersiKy He3agUCUMbIMU CMOPOHaMU».

XOTS U3 onpeaeneHnda BMgHo, YTo crnpaBeanimBasd CTOMMOCTbL HE SABNSIETCS
CUHOHUMOM PbIHOYHOU CMOUMOCMU, NMOCKOMbKY HE BKMNOYaeT TpeboBaHUs
ObITb «Haubosiee 8eposIMHoU UueHoU, o Komopoul 06beKmM OUEHKU MOXXem
6bImb rpodaH Ha OMKPbLIMOM PbIHKE 8 yCrio8UsIX KOHKYypeHUuuu», MCPO
pekoMeHOyeT OLeHLLMKaM BCcerga TpakToBaTb cnpaBeiivByo CTOMMOCTb Kak
pblHO4YHYIO (IAS 16, N.32), 0cOBGEHHO B OTHOLLEHUN 3EMNN N 3O0aHUN.
ckrnoueHne genaetca ans y3kocrneumanmsnpoBaHHbIX akTUBOB, KOTOPbIE
camMmu no cebe He NpeacTaBrieHbl HAa pbiHKe. B aTOM cnyyvae angd
onpeageneHuns cnpaseasimeon croumoct MCOO gonyckaeT NnpuMeHeHMe
OOXO04HOro 1 3aTpaTtHoro metonos oueHku (IAS, 16, n. 33).
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B 6onbWMHCTBE crnyyaes, Korga TpebyeTcs oueHMBaTb cnpaBeasiMBYIo
ctoumocTb, MCOO pekoMeHOYHOT OLEHLLINKAM OLEHNBATb PbIHOYHYIO.

BbiBOAbI OLEHLLMKA O BENTMYMHE PBIHOYHOM CTOMMOCTU ayaAnTOpPbl TPAKTYIOT Kak
cripaseodsiugyto CMouMOCmb OQHOW N3 HECKOSTbKNX YypoBHeN. CtaHaapT
MC®O (IAS) 39 «PrHaHCOBbLIE NHCTPYMEHTLI: NPU3HaHUE 1 oueHka» c 2007
[ YCTAaHOBWIT TPU YPOBHS Mepapxum cripaBeaiMBon CTOMMOCTHU B
3aBMCMMOCTN OT UCNOSIb30BAHHOIO OLEHLLMKOM cnocoba oLeHKU: NepBbin,
BbICLLUMI YPOBEHb, KOra OLeHKa BbIMOSIHEHA HA OCHOBE TEKYLLUX
dpakTN4eCKNX PbIHOYHbIX LIEeH aHasroros, BTOPOU - HA OCHOBE KOCBEHHbIX
PbIHOYHbIX AaHHbIX, TPETUI - HA OCHOBE PacYeTOB U NPeanonoXeHumn
oueHwmka. Takum obpasom, OLEHLLVKM onNpeaensatoT PbIHOYHYH CTOMMOCTD,
a ayamTopbl, NPOBEPSist OTYET B X04e ayauTa, B 3aBUCUMOCTU OT MeToza
OLIeHKM 1 XapaKkTepa UCNOoSfb30BaHHbIX JaHHbIX, TPAKTYOT ee Kak
cnpaBefinByo CTOMMOCTb NEPBOro, BTOPOro Uin TpeTbero ypoBHA. Takas
nepapxma MOXeT NPUMEHATBLCS K NBbIM akTMBaM, a He TOSbKO K
doMHaHCOBbIM.
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AyauTtopckuin ctaHgapT ISA 620 «PaboTa ¢ 3aknioyeHnsiMm aKkcnepTay -
O0MycKaeT BbINOMMHEHUE OLEHKN, BHELUHUM OLIEHLLMKOM, ayaUTOPCKUM
KIMMEHTOM W CaMUM ayauUTOPOM.

[aHHble obcnegoBaHun Ernst & Young nokasblBaloT, YTO B NPaKTUKE
NHBECTULMOHHbBIX KOMMAaHNN N MHBECTULMOHHLIX POHO0B MCMOMNbL3YHTCA B
OCHOBHOM TpW BapuaHTa:

- BHELUHAS oueHKa (He3aBUcUMbIn NpogeccrnoHarnbHbIN OLEHLLNK),

- BHYTPEHHSIS1 OLIeHKa (3aKni4YeHne 0 CTOMMOCTU, NpeacTaBleHHOE CaMUM
ayaANTOPCKNM KITUEHTOM),

- CMellaHHas oLeHKa (OLeHKa, BbIMONMHEeHHast ayauTOPCKUM KIMEHTOM Ha
OCHOBE METOAUKUN NpeablayLmx 0TY4ETOB NPOdeCCMOHarbHbIX OLIEHLLIMKOB).
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HepocTtaTok gaHHbIX O LieHax coBepllaeMbiX (N HeJjaBHO COBEPLUMBLLMXCS)
COENOK C aHanornyHbIMM o0 bekTaMmn HeaBMXKMMOCTU B CTagnn
CTpoOUTENbLCTBA ABNSAETCA TUMNYHOMN NPOBNeMon Npn NPUMEHEHUN Moaenen
OL|€HKU cripaBeasinBol CTOMMOCTMN.

[Mpy OTCYTCTBUMN PbIHOYHBIX AAHHbIX O CAEeNKax ¢ 0ObekTamm-aHanoramm
HEBO3MOXXHO NPUMEHUTb METO/ PbIHOYHbBIX CPaBHEHWI, Hanbonee
npeanoYTUTENbHbIN AN ayaUTOPOB.

Hn MC®O, Hn MexayHapoaHsle CtanaapTtbl OueHku (IVS) oo cnx nop He gatoT
onpeaeneHHbIX ykazaHUn Mo oUeHKe CTPoALWMXCA 06BEKTOB. Taknum
obpasom, umeeTcsa noTpebHOCTb B bosiee geTarnbHbIX PYKOBOACTBAX MO
aTOMY npegmeTy. Ha gaHHbIM MOMEHT odomumanbHO PEKOMEHOO0BAHDI:

Tak Ha3bIBaeMbIX «MeToA npeanoriaraemMoro gesesionepa», U3BeCTHbIU
TaKXe KaKk MeToA «OCTaBLUMXCA 3aTpaT» - KOMOMHaLMA 3aTpaTHOro
noaxoaa v metoaa pbIHOYHbIX CPaBHEHUM;

MeTon ANCKOHTUpPOBaHHbIX (hnHaHcoBbLIX NoTokoB (DCF) - BapnaHT
AOXOAHOro nogxoaa.
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MeToa octaBLIMXCA 3aTpaTt

ITOT MeTo — KoMBMHaUms 3aTpPaTHOrNro U pbIHOYHOIoO NOAX040B K OLEHKEe.
MeTo ocTaBLUMXCSA 3aTpart onpegendeTcd B COOTBETCTBUN C

“YTBepxaeHHbIMM EBponencknmun CtaHgaptamm OueHkn HeaBmxmmocTun”
(TEGOoVA) kak:

‘... MeTog onpeaeneHnust CTOMMOCTU 06beKTa, UMEKLLIEero noTeHuman
pasBUTUSA, PEKOHCTPYKLUNKM UMM PEMOHTA AN CO34aHNs AOXOAHOro ob6beKTa
HeaBMXUMOCTMW.

[Mpn npumeHeHn metoaa U3 pbIHOYHOM CTOMMOCTU 3aBEPLLUEHHOIO O00beKTa
BblYMTAIOT NPOrHO3MpyeMbI 00beM 3aTpaT Ha 3aBeplueHne paboT, BKNo4vas
npsiMble 3aTpaTbl HA CTPOUTENBCTBO/PEKOHCTPYKLMIO, FOHOPapHbI
NPOEKTUPOBLLNKAM, KOHCYSIbTaHTaM 1 Npoyme ConyTCTBYIOLLME 3aTpaThl,
nraTeXun No NpoueHTam KpeauTa, CTpaxoBaHUO PUCKOB AeBesionepa un ero
NpubbInb. NonyvyeHHy BENMNYNHY NPUBOAAT K AaTe€ OLEHKU, YTOObI
NONy4YnTb TeKyllee 3Ha4YeHne OCTaTOYHOW CTOMMOCTU. [1Ns OLUEeHKM
CTpOUTENbHbIX 3aTpaT (4N 3aBepLUEHHOrO 0O6beKTa) NPUMEHSIIOT MeTOAbI
3aTpaTHOro nogxoaa’.
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AHanu3 AUCKOHTUPOBaHHOro oMHaAHCOBOro NOTOKa.

AHanns gUCKOHTMPOBaAHHOIo OMHAHCOBOrO NOTOKA, KakK OAUH U3
obLWENPMHATLIX METOAOB B paMKax 4OXOQHOro noaxoda K OueHke, BKNovaeT
NPOrHO3 nocrieaoBaTenbHOCTU Nepnogmnveckux UHaHCOBbBIX NOTOKOB,
OTHOCSLLMXCS KaK K 3KCniyaTMpyemMoun HeaABMXMMOCTU, TaK N K cO34aBaeMOWn.
K nporHosnpyemMbiM nocnenoBatenbHOCTAM (OUHAHCOBbLIX 3HAYEHUMN,
NpUMEHsIeTCAa noaxoasiias, pplHOYHO 0DOOCHOBaHHAA CTaBKa OMCKOHTA,
4YTOObI MNOMYYNUTb 3HAYEHUS TEKYLLEN CTOMMOCTU DyayLLUMX OOXOO40B OT
aKkcnnyataumm obvekta. [na co3gaBaeMbiX 0OBEKTOB 4OXO4HOM
HeBWKNUMOCTN pacyeTHble Nepnognveckme eHeXHble NoCTyneHnd
0ObIYHO OLIEHMBAIOTCA KaK BarioBbI AOX04 MUHYT NOTEPU OT HEO03arpy3Kku,
HennaTeXen apeHgaTopoB, U MUHYC SKCnlyaTauMoHHbIE pacxoabl U
obaszaTenbHble NNaTeXun. 3Ha4eHNs YNCTOro onepaunoHHOro goxoga no
nepunogam BMecTe C BENMMYNHOW peBepCcUn/TepMmnHaribHom CTOMMOCTH
obbekTa, OLEeHEHHOW Ha KOHEL, NPOrHO3HOro nepuoaa, 3aTem
OVUCKOHTMpYtoTCcA. CymmmnpoBaHne Tekywmx 3Ha4eHNU QUCKOHTUPOBAHHbIX
BennduH gaet NPV - oueHKy pbIHOYHOW CTOMMOCTM ODbEKTa.
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[TpMep OLEHKM Ha OCHOBE MeTOoda «OCTaBLUMXCA 3aTpaT» NPUBOAUTCS B
[Mpunoxenun. 2.

MeToa ANCKOHTUPOBAHHbIX onHaHCcoBbIX NOoTokoB (DCF) xopoluo nssecTteH
POCCUNCKNM OLLEHLLIMKAM W LULMPOKO NPUMEHSIETCA AN OLEHKN OO BHEKTOB
[OXOAHON HEABUMXUMOCTMW.

B 2009 rogy oBe opraHusaumnm

- EBponenckas Accoumaunsa ObwectseHHon HeasmxkmmocTn (European Public
Real Estate Association, EPRA) n

- KomuteTt no MexxgyHapogHeim Ctangaptam OueHkn (IVSB)

n3ganun nocobus B nomoLlb UHAHCOBLIM ANPEKTOpPaM, ayanTopam,
OLleHLLIKaM, KOHCYNbTaHTaM, MHBECTOPAaM C ONMMCAaHMEM PEKOMEHOYEMbIX
NPUHLMMNOB N 0COOEHHOCTEN NPMMEHEHUS 3TOTO MeToAa ANS OLLEHKU
PbIHOYHOM CTOMMOCTU CTPOSALLMXCA OOBHEKTOB.
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[MpuHUMNBI OLEHKN, cornacoBaHHble 4vrieHamun EPRA, cocToAaT B crieayowem:

NexogHbim nyHkTOM ansa ntobon oueHkn NOCC pgomkeH ObiTh 3aBepLUEHHbIM 06bekT. OueHka JOmKHA UCXOANTb U3
pe3ynbTaToB TEKYLLUNX OLLEHOK, MPUMEHMMbIX K NMOA0OHBIM Yy)Xe CyLLEeCTBYOLWMM 3aBepLUeHHbIM 06beKkTaM CO CpaBHUMbIMU
obpemeHeHusiMM NpaB BnageHus. Ha npaktuke, 06bekTbl 0OLIYHO HE NOMHOCTLIO 3aMofIHEHLI apeHaaTopaMmn B MOMEHT
OKOHYaHNA CTPOUTENLCTBA, HO OLIEHLLMK AOMKEH bbITb B cocTossHUM oLeHnTb MOCC 1 00bl4HO AOMKEH ObiTb B COCTOSIHUM
NPOAEMOHCTPUPOBATL BO3MOXHbIE CLIEHAaPUKN pa3BUTUS COObITUN.

Mpnbbinb, kKOTopas MOXET OblTb OTHECEHA Ha peanu3aumio Lenen NpoekTa, — 370 pasHuLa Mexay CTOMMOCTbLH
3aBepLUEHHOr0 CTPOEHUS M NOSHBLIMY 3aTpaTamMmn Ha Ero COOPYXXeHWe, BKINoYasi 3aTpaThl Ha NonyyYyeHne 3eMnu, 3aTpaTbl Ha
¢hmHaHCMpoBaHMe, HauMCNEeHHbIE 3a NepUoa CTPOUTENBLCTBA, a TakkKe ApyrMe NpsiMble 3aTpaThl MO NPOEKTY.

Puckn NpPoeKTa — 3TO PUCKHU, CBA3AHHbIE C peanmsau,melh uenen NPOEKTa. CyLLl,eCTBOBaHI/Ie HENOKPbLITbIX PUCKOB NPOEKTAa MOXET
NOoBIMNATb Ha onpeaeneHHyr 40N I'IpI/l6bIJ'II/I NpoekKTa, n ee H606XOD,I/IMO onpenenntb, eCii TakoBble PUCKKU CYLLLECTBYHOT.
HeOGXOD,VIMO onpegennTb BCce Hanbonee CyuleCTtBeHHble PUCKN, CBA3aHHbIE C NMPOEKTOM.

Korga PUCKM NpoeKTa MUHUMU3NPYIOT NN UCKITKIOYAaKoT, 3TO obecne4ynBaet OOCTMXeHune onpep,eneHHoﬁ aonn I'IpI/l6bIJ'II/I, n
CTOMMOCTb NPOEKTa BO3pacTaeT. OpHako I'IpI/l6bIJ'Ib No NPOEKTY MOXEeT ObITb I'IpI/l3HaHHOIZ B xoae oueHkn MOCC Tonbko koraga
cyuleCtBeHHasa 4aCTb PUCKOB MO MPOEKTY CHMXXeHa Ui NCKI4YeHa. OueHuwmk gorxeH pPacKpbITb CyLLECTBEHHYHO I/IHd)OpMaLI,I/II'O
n CyxgeHud, ncnofib3oBaHHbIE MM B onpeaeneHnmn cragumn CTpouTenbCTBa, Npn JOCTUXEHUNN KOTOPbIX UCKITHOYaeTCA
3Ha4YnTENbHaA 4aCTtb PUCKOB.

HecmoTps Ha BbILLIEN3NOXEHHOE, eCNN CTOMMOCTb 3eMNK B XoAe paboT Bo3pacTaeT, Hanpumep, 6naroaaps nonyyYeHunto
aaAMVHUCTPATUBHBIX pa3peLleHnid, u 3TOT akT NOATBEPXKAAETCA CPaBHEHNEM LIeH Ha aKTUBHOM PbIHKE 3eMerbHbIX Y4aCTKOB C
aHanorM4YHbIMK paspeLleHnamMn, To onpeaeneHHoe yBenuyeHne oxmnaaemon npuobIny no NPoeKTy 4OMKHO OblTb OTPaXKeHo B
OLIEHKE.

OUEeHKM OOMKHbI BbITb OCHOBaHbI Ha MPOrHO3NPYEMbIX PUHAHCOBLIX MPUTOKAX U OTTOKAaX, C y4eTOM CTOMMOCTU AEHEr BO
BPEMEHM 1 OCTaOLLMXCA PUCKOB peanuaauum npoekta. OTTOKU CPEACTB AOMKHbI BKMOYaTh BCE CTPOUTENbHbIE U BCE Npoyune
oXuaaeMble 3aTpaThbl N0 NPOEKTY, onpeaeneHHbIe YCOBUSMUN KOHTPAKTOB U HaAeXHbIMU SKCepTamu.

BaxHa NPO3pPa4vyHOCTb OTHETA NO OLEHKE. OueHLWMKN O0MKHbI BKIIOYNTL B OTYET ONncaHne I'IpI/IMeHeHHOIZ MEeTOONKN OLIEHKN, a
TaKXe BCe NCXOAHble AaHHble, KIKo4YeBble YCITOBUA U NPeOnofioXKeHns. B ocobeHHOCTU OuUEeHLKMK OOJTXXEH OMNMncaTb, KakK OH
yyuTbiBan npu oueHke octaBLIneCd pUCKU peann3aunm npoeKkra. Bce HeonpeneneHHble 3N1eMeHTbI, yaepXaHnUa Unm pucku,
YTOUYHSKOLLIME CTaBKN ANUCKOHTA, AOMKHbI OblTb N3MEpPEHbI N OObACHEHbI CO CChISIKOM HA OCTaBLUMECH NO NPOEKTY PUCKM.
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B aBrycte 2009 r IVSB usgan lNpoekt Metoanyecknx YkasaHuun: «OueHka
NHBECTULIMOHHON HEABWXUMOCTU B CTaAUN CTPOUTENBLCTBAY.

MpyHuune! IVSB B cylwecTBEHHbIX BONpocax aHanornyHel npuHumnam Pykosogctea EPRA ¢ ogHum
ncknodeHnem: IVSB He TpebyeT npusHaHua npeanpuHUMaTesisCKon Npubbinn nuwb nocne
CyLEeCTBEHHOIo UCKMNKYEHNA BCEX PUCKOB MpOEKTa.

Maparpad 3.8 NpoekTa npegnaraemMblx YkaszaHun rnacut: “Crnegyet oueHUTb BESIMYMHY OThauu,
Ha KOTopylo ByaeT paccunTbiBaTb MOKynaTenb YaCTUYHO NOCTPOEHHOro 06bekTa MHBECTULIMOHHOM
He4BWXUMOCTM Ha JAaHHOM pPbIHKEe. 3Ta BefiMdMHa JOMMKHA OTpaXaTb PUCKK, CBSA3AHHbIE C
BbIMNONHEHMEM MNPOrpaMmMbl CTPOUTESbCTBA, a Takke PUCKN OOCTUKEHUS OXMOAEMOW JOXOOHOCTU
WM NpPUpPOCTa KanuTana Ha gaTty OueHKN.”

Maparpad 3.7 nanee nosicHseT: «Bce cyweCTBEHHbIE PUCKM OOSMKHbI OblTb BbISIBIEHbI U OLEHEHbI.
TunnyHble pUCKK, cBA3aHHbIE C NOObIM HE3aBEPLLEHHBIM OO BEKTOM, BKOYAKOT PUCKU N3MEHEHNS
CTPOMUTESbHbIX 3aTpaT, CTOMMOCTU (PUHAHCMPOBAHMA N OaKe BO3MOXHbIE N3MEHEHNSA B COCTaBe
3acTponkn. [ononHutenbHble puUCKK, cBsidaHHble ¢ NOCC, BkrntovaloT KoriebaHna CTOMMOCTH
3aBepLUEHHOro 0b6bLEKTa B NPOMEXYTKAX MEXAy Hayarnom npoekTa N ero OKOHYaHMEM, U B Nepuos,
BpeMeHun, Heobxoagmmoro Anga Habopa apeHaaTopoB 1 cTabunusaumm oxonoB. PuUckn, cBs3aHHbIE
C NOSlyYEHMEM [0X0O0B OT HEABMKMMOCTM NOCSIE 3aBEPLUEHNSA CTPOUTENBCTBA AOSMKHbI ObIThb
OLlEeHEeHbl OTAENbHO OT PUCKOB, CBA3aHHbIX C 3aBEPLLUEHMEM CTpouTenbcTBa. Ecnu ncxogHole
AaHHble, NCNONb30BaHHbIE NPU OUEHKE, OCHOBAHbI Ha TEKYLLNX PbIHOYHLIX LleHax un 3atpaTax, To
cnegyeT OUEHUBATb PUCKU MX U3MEHEHUS B Nepuo MeXay OaTOW OUEHKM U OXXuaaemon gaTomn
3aBeplUeHns cTpouTenbcTBa. Ecnmn ncnonb3yloTcst NPOrHO3HbIE 3HAYEHUs LEH U 3aTpar, TO
crneayeTt OUEHUTb PUCK OLLIMBOYHOCTM UCMNOSIb30BaHHbLIX NPOrHO30BY.
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Hanbonee gocrtoBepHbIM NOATBEPXOEHMEM CMpaBeaSIMBOM CTOMMOCTU ABSIAKOTCS TEKyLne LeHbl
aHaroroB CO CXOXMWM MECTOMOJSIOKEHMEM, YPOBHEM N3HOCA, 3aKMIOYEHHLIMWN 4OroBopamMn apeHibl 1
np., NpeAcTaBreHHble Ha akTUBHOM pbiHke. OgHako ¢ Havanom kpusnca B 2008 r n peskum
CHWKEHMEM YuCria CAEeNOK MHOrMe OLEHLLMKN MPU BbINOSTHEHUN OLEHKN BCe Bonblue onupanuce Ha
oOLLee 3HaHMe pbIHKa U CBOE NPohecCnoHanbHoe CyxxaeHue, Yem Ha PaKkTbl pearibHbIX COENOK C
obbekTamu-aHanoramu. B Takux cnyyasx cteneHb HeonpeaesieHHOCTU Mpu OLeHKE PbIHOYHOW
CTOMMOCTU NHBECTULNMOHHbLIX OOBHEKTOB BhiLLE, YeM B YCIIOBUAX Bornee akTUBHOIMO pblHKa.

Maparpad 75 (d) ctanpapTta IAS 40 TpebyeT oTpa3nTb

«METOoAbl U OCHOBHbIE NPEANnOSIOKEHNS, NPUMEHSEMbIE NPU OnNpeaerieHnn cnpaBeasiIMBoOn CTOMMOCTHU
WHBECTULMOHHOWN HEABMXMMOCTU, B TOM Yucrie nHdopmMaumio 0 TOM, NoaTBEpPXKAEHA NN OLEeHeHHas
CTOMMOCTb PbIHOYHBbIMWU AAaHHBIMW, UMK XXEe 3aKITto4EeHNe O CTOMMOCTM OnMpasrnocb B OCHOBHOM Ha
apyrne akTopbl (KOTOpble KOMMNaHUsS O0MMKHA onucaTb) U3-3a 0CODEHHOCTEN 0ObeKTa n
HegocTaTKa MHpopMaunn o caernikax ¢ oObekTaMmn-aHanorammy.

B 3TOI CBSA3KN B OLIEHOYHbIE OTYETLlI HEOOXOAMMO BKMNOYaTh 0OOCHOBAHMS U NPeANOSIOXEeHUs,
KacatoLmecs:

AOXOQHOCTU UNU CTaBKN AUCKOHTUPOBAHUS (BO3MOXHO A5 KaX4oro Krnacca HeaABMKMMOCTMU
OTAENbHO);

TEMMOB U3MEHEHNA PbIHKa apeHabl;
YPOBHS Heo3arpysku;

TEKyLLUMX CTaBOK apeHbl N0 OEeNCTBYOLLMM OJOroBOpaMm;
YPOBHSA MHQNALMN.
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Mo gaHHLIM 06cnegoBaHMsa MHBECTULMOHHBLIX KOMMAHUK, BbinonHeHHoro Ernst &Young B 2010 r, nocne
BBeAeHNs HoBoro ctaHaapTa IAS 40 Hanboree OTBETCTBEHHbIE KOMMNAHUN N UX OLEHLLMKN Bonee
nogpobHo, Yem B Npeablaywime rogbl, ocBewany B Tekylwen dnMHaHCOBOM OTYETHOCTU BOMPOCHI,
CBSAA3aHHble C HEONpeaeNeHHOCTbIO U YYBCTBUTESNbHOCTBIO aHanm3a CTOMMOCTH.

CtaHpapT IAS 1 lNpedocmasrneHue ghuHaHco8oU om4yemHOCMU B YaCTHOCTWU, TpebyeT, 4YToObI
«packpbimusi 8 OMHOWeEHUU HeorpedesieHHOCMU 8Kro4Yaru rpeodrofiazaemMbil 3KCNepmom
ouaral3oH HeoripedesrieHHOCMU U 803MOXHOE 8/1UsiHUE amou HeorpederieHHocmu Ha duarna3oH
banaHcoeolU cmouMocmu akmugoeg U rnaccueos 8 criedyrouwemM (huHaHCo80M 200y npu pas3yMHbIX
rpeorooXeHUsIX».

Mo aToM NpnynHe B Nnepmnon Kpusnca Hanbonee OoTBETCTBEHHbIE OLIEHLLMKMA B TOW UMW MHOM dhopme
BbIMNONHANM aHanun3 YyBCTBUTESNTbHOCTU, KOTOPLIA B BOMbLUMHCTBE Cry4YaeB COCTOAN M3:
NHpopmauum o BnvsHum nameHeHna Ha 0.5-1% ctaBku guckoHTa (TpebyemMon KOHEeYHOWM
AOXOLHOCTWN) Ha crnpaBeafnMBYO CTOMMOCTb BCEX OOBHEKTOB HELBMKUMOCTMN.

PackpblTna HeonpeaeneHHOCTN NapamMeTpoB, UCNOSb30BaHHbLIX HE3aBMCUMbIM OLEHLLMKOM, B
avanasoHe +/- 5% ¢ BblpaXXeHMeM BENNYNH B ENCTBYIOLLIEN BamntoTe B 9TOM Xe AMana3oHe.
PackpblTna aHanuaa 4yBCTBUTENBbHOCTM adhdeKTa M3MEHEHNA CTOMMOCTN 0ObeKTa B 3aBUCUMOCTHU
OT n3MeHeHunsa Ha +/- 1% pgoxoaos, 4O COOCTBEHHOro Kanutarna, COOTHOLWEHUNSA COOCTBEHHbIX U
3aEMHbIX CPeACTB.
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NMPUMEPDBI: «<KomnaHnust Immobiliara B otyeTe 2009 r npeacrasuna cneayowmn aHanna
YYBCTBUTENbHOCTMU:

«U3meHeHue mpebyemoli OoxoOHocmu (cmaeku OuckoHma) Ha 0.5 nyHkma moesio 6bi noenusime Ha
g8esiu4UHy oueHusaemMol cmoumocmu akmueos [ pynrbl criedyrouwum obpasom:

Mpu pocme cmasku duckoHma Ha +0.5 nyHKkma cripasednusasi CmouMocmb akmuea CHUXaemcsi
Ha $217500

[pu cHUXxeHuu cmasku duckoHma Ha -0.5 nyHkma cripasedrniugasi CmouMocmb akmuea
nosbiwaemcsi Ha $235 600

MPUMEPbBI: Komnanua Corio B ot4yeTe 3a 2009 r coobuiaerT:

«OueHka nopmepens HedsUXUMOCMU Oerslanach, UCX00s1 U3 rnpedroioXeHUs, 4Ymo Yucmas
rnepeoHayvaribHasi cmaeka 0oxoOHocmu cocmasernsiem 6,1%. Ecnu 61 cmasku 0oxo0HoOCmuU,
rnpumeHsieMble 07151 OUEHKU UH8ECMUUUOHHOU HedsuXxumocmu no cocmosiHurto Ha 31 dekabpsi 2009
200a bbinu bbl Ha 1% ebiwe, yem celtiyac, cmMouMoCmb UH8ecmuyul cHu3unacb bl Ha 14%. B
amou cumyauyuu cobcmeeHHble cpedcmea akKyUuoHepPo8 KomraHuu cmanu bbl Ha 715 MuninuoHos
e8po MeHbwe. KoagpgpuyueHm 3adosmKkeHHocmu 8 amom criydae 8bipoc bbl ¢ 40,1% 00 45,1%.»
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aHann3 U3MeHEeHUsA PbIHOYHON CTOMMOCTMU BaXXeH NPU NPUHATUMN
pelweHnn, KacalowWwmxcs:

- Npu3HaHus obecueHeHna akTMBoB (impairment),
- PECTPYKTYpU3aLmn KpeauTos,
- KOPPEKTUPOBKMN Lienen NHBECTOPOB.
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AHanna npakTukn npumeHeHust Hoeoro ctaHgapta MC®O npu oueHke

He3aBepLlEeHHbIX MHBECTULIMOHHBIX OOBLEKTOB NpeacTaBneH B 0630pe,
BbINonHeHHOM kKoMmnaHunen Ernst&Young:

IFRS for real estate: current issues and financial statements survey.
January, 2010 ( cm.

http://www.ey.com/Publication/vwL UAssets/Real_Estate Survey 2010/$FILE/real Estate Survey 2010 GL IFRS.pdf)

Cwm. Takke meToguveckme maTtepuansl N0 JaHHON TEME:

Accounting for investment property under construction — a practical guide.
August 2009 (cm:

http://www.ey.com/Publication/vwLUAssets/Investment prop under construction guidance GL IFRS/$File/Investment pr
op under construction quidance GL IFRS.pdf )

IVSC. EXPOSURE DRAFT. Proposed Guidance Note. The Valuation of

Investment Property under Construction. August 2009 (Cwm:
www.ivsc.org/pubs/comment/2009 ipuc/proposed_gn.pdf )
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http://www.ey.com/Publication/vwLUAssets/Investment_prop_under_construction_guidance_GL_IFRS/
http://www.ivsc.org/pubs/comment/2009_ipuc/proposed_gn.pdf

HegsmxnmocTtb — oauH U3 CEKTOpOB 3KOHOMUKN, KOTOprIZ, BEPOATHO, NOCTpanal ot

doMHaHCOBOro Kpuanca bonbLle Bcero. Peskoe CHMXEeHWE KonndecTsa caernokK
ycyryounm npobnembl oLeHKN 0O bEKTOB OXOQHOW HEOBMXUMOCTW, NPUBENN K
CYLLECTBEHHbBIM KOPPEKTMPOBKAM OLIEHMBAEMOWN CTOMMOCTU. Ha pbIHKE HEABWXMMOCTM
CYLLECTBYET M CyLLeCcTBOBasa BbiCOKas CTeNeHb HeonpeaeneHHoCcTU. Tak, Hanpumep, B
nccnegosaHuu, nposegeHHoM komnanuen JP Morgan (Hosi6pb 2009 r.), coobliaeTcs,
YTO MOBCOAY, BO3MOXHO 3a UCKNOYEHNEM BenukobputaHuu, goBepue K pesynbTatam
OLleHKM ObINO HEBBLICOKUM. OTO UCcneagoBaHue Takke nokasano, 4Yto 60% komnaHum -
Y4aCTHUKOB OMNpoca CYUTAKOT Ka4Ye€CTBO PACKPbITUA OaHHbIX OLEHKM, BbINOSTHEHHbIX
OLIEHOYHBLIMWN KOMMNAHUSAMWN KOHTMHEHTanbHoW 3anagHon EBponbl, HE4OCTaTOUYHbIM
(cpeaun onpoLLEHHbIX KOMNaHnn BennkobputaHum Takmx obirio Tonbko 18%).

B aTnx obcTonaTenbCcTBax eCTb TOMbKO 0AMH Cnocob NnpeoaoneTb HeEONPEeAENEHHOCTb —
3TO NOSfIHasa NPO3PaYHOCTb U OTPaKeHME B OTYETHOCTU NPeanofnioXXeHnn 1 MeTO40B
OLIEHKN, a Takke BCeX AaHHbIX pacyeToB M coaepXaTenbHOro aHanusa
YyBCTBUTENLHOCTU. C Hayanom kpuamca n BBeaeHnem Hosoro ctaHgapta MOCO
Ka4eCTBO OLIEHKM yry4dlunnach, HO NPOrPecc He CTOMb CYLLECTBEHEH, KAaK MOXHO ObINo
Obl OXXnAaaThb.
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CTpOMTeanTBO WHBECTULMOHHOIro o6 bLeKTa Ha MYHMLIMHa.ﬂbHOIZ 3eMie.

B ropogoax Poccum cTpouTenbCTBO MHBECTULIMOHHBIX OOBbEKTOB AOXOAHOWN HEABMXUMOCTU
4aCTO OpraHM3yeTcHd Ha OCHOBE MHBECTULIMOHHOIO JOroBopa 3acTponLmMka ¢ MECTHOW
agMUHUCTpaUMen Ha MyHMUUNanbHOM 3eMrie, NpeaocTaBiieMoON B apeHay Ha nepuoa
NPOEKTUPOBAHUSA N CTpouUTeNbCTBa. [JO OKOHYaHUSA CTPOUTENBLCTBA WHBECTULMOHHbIE
YCNOBUSA CYNTAIOTCH HE BbIMOSTHEHHbLIMU, U MO 3TOW NPUYNHE HEAOCTPOEHHbLIN OOBEKT
He MOXeT ObITb 3aperMcTpupoBaH Kak YyacTHasi COOCTBEHHOCTb 3acTpouLmka. B aTux
YCNOBUAX HEAOCTPOEHHbLIN OOBLEKT HE SIBNAETCSA OOBLEKTOM HEABMXKXUMOCTU, HE MOXET
ObITb NPOAAaH Ha pPbIHKE UMK B YaCTHOW caerke, crieqoBaTenbHO HE UMEET PbIHOYHOM
UM cnpaeBegnMBon CTOMMOCTU. 3aTpaTbl 3acCTPoMLLMKA B AaHHOM criydae
OTpaXkalTCs KaK 3aTpaTbl NO He3aBepPLIEHHOMY CTPOUTESNLCTBY, U, ECIN
CTPOUTENBLCTBO 06BbEKTA MAET YCNELLUHO, TO OHM YBENMMYMBAKOT CTOMMOCTb KOMMaHUK-
3acTpounumka.

Takum obpas3om, NPMOOPECTN HEOOCTPOEHHbIN OOBEKT B AaHHbIX YCMOBUSX BO3MOXHO
TONbKO Yepes NpModpeTeHne KOMMNaHUN, Ha KOTOPY odopMIieHa BCS UCXOAHO-
paspelunTenbHas 1 Tekylas CTpouTenbHas AOKYMEHTaLUMS.

OcoBEeHHOCTU OLEHKN KOMMAaHIW, BriageroLlmnx HEABMKUMOCTbLIO, B TOM YMUCne K

He,EI,OCTpoeHHOIZ, CM. B.MsrkoB YTo oueHUBaTb — CTOUMOCTL 06 beKTa HeABMXUMOCTU UM CTOMMOCTb
KOMMNaHuu, umeroen npasa Ha Hero? Kommepyeckas HeaBmkumocTb (“Commercial Real Estate”), 2009, N5,
mapT, MockBa. cTp.70-71
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Npumep oueHKM Ha ocHOBe MeToAa

«ocTaBwunxcs 3atpat». OkTaopb 1999 r, JIoHOOH, CTPOUTENLCTBO
oAHOCeMeMnHOoro xunoro aoma. BbinonHeHo 60% cTponTenbHbIX padoT.

4. Oakeshott Avenue, London HoBoe cTpoutenbcTBO, HeszaBeplueHHoe Ha 40%
3aTpaTHbI NOAX0A, OLEHKa BCEro | CTPOMTENbCTBO: MPOrHO3
obbekTa ocTaBLIMXCH 3aTpat

O6LwecTpouTenbHas nnoLagpe Xunoro goma (no BHELUHWM pa3Mepam): 190 kB.M.

MNonHas BoccTaHOBUTENbHAA CTOMMOCTbL 06 beKTa B IEMCTBYHOLLUX LieHaX: GBP GBP

3aTpatbl Ha CTPOMTENBLCTBO HOBOrO JOMa COCTaBAT B AeicTBytoLwmxX LeHax: 190 KB.M. X
1150 GBP 218 500

(no AaHHbIM cnpaBoYHKKa LieH B cTpouTenbcTee BCIS 3a ceHTabpb 1999 r, Bbinyck 77,

cpefHve 3aTpaThl 4N 3TOro TMna 3acTpoiku coctaensitoT 950 GBP/ kB.M. x 1.21

pernoHarnbHbIA KO3 MULMEHT AN151 CeBEPHbIX paioHOB JToHAoHA)

Mntoc 3aTpaTbl HA NOArOTOBKY y4acTka U rpyHToBble paboThl 2,5% 5463

lnioc opraHnsaums n oxpaHa cTporkn 5% 10925

WTtoro 3aTpaTbl Ha CTPOUTENLCTBO: 234 888

TekyLLas cTOMMOCTb NOAPSAA, MCXOAS U3 OLLeHMBaeMOoro Cpoka CTpouTenscTea B 9 234 888 *0.9865

MecCsILEB 1 OEVCTBYIOLLUX CTAaBOK NO CTPOUTENbHbBIM KpeauTam: 231717 92 686

Mntoc: pa3paboTka u cornacoBaHne NpoekTa 2000

Mnioc: 10% npodeccuoHanbHble yCryru (opucT, gnsanHep, naHalwadTHbIA apXUTEKTop,

CTpaxoBLLMK, (PMHAHCOBLIN Bpokep, NNOTEYHbIN Bpokep) 23488 8 000

lMnioc: cToumocTb rHaAHCMPOBaHKS B Nepro cTpoutenbcTBa (8% rogosbix) 18 537

WToro oueHka 3aTpaT Ha CTPOUTENLCTBO: 275742 100 686

Okpyrnsisi, nony4yaem oLeHKY CTPOUTENbHbIX 3aTpaT 276 000 101 000

Mnioc pbiHOYHaA ueHa 3emnu GBP 950492 kB.M 467 400
Mnioc npubbINbL NpeanpUHUMaTenst 30 000 15000
Utoro, OLieHKa CTOMMOCTU OO6bekTa 773 400
MporHo3npyeMbIi 06beM OCTaBLUMXCH 3aTpaT, NPUBEAEHHDBIN K AaTe OLEHKN: 116 000
OLieHKa He3aBepLUIEeHHOro o6’ beKTa 657 400
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