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Tpancopmayua emopuunozo puinka dycunvsa ¢ Poccuu, odycnoenennas pocmom uucna 0aHK-
pomcme uzuueckux nuy (cevtuie 517 moic. 3a decamp mecauyes 2025 2.) u yeenuuenuem oovema ocnapu-
8aempix COeNOK ¢ Hedsuxcumocmolto (6onee 3 meic. cnyuaes), ob6ocmpaem nompedoHOCmsb 8 YHUPUUUPO-
6AHHOM MEMOOUUECKOM UHCIMPYMEHMAPUU YUEema NPAoEblX U COYUAILHBIX PUCKOE CHOPOH npu onpeode-
JICHUU PLIHOYHOU cmoumocmu keapmup. B pabome 060cnosana memoouka KoauuecmeeHHOU OYEeHKU KOp-
DPEKMUpPOGKU HA YCI08UA NPOOAXHCU 6 PAMKAX CPAGHUMETbHO20 N00X00a. Memooonozusa ucciedosanus
6KJII0YaAem RAPHBLIL MEMOo0 AHANU3A COENOK, MYTbMUNIUKAMUGHYIO MOOETb AZPECUPOSAHUs YACHIHBIX
OUCKOHMO08, éepughuxayuio pe3yaomamos no ceeoenuam Eounozo ghedepanvnozo peecmpa o 6ankpom-
cmee (E@PCB) u cyoeonoit npaxkmuxu. Ilpeonosricen uemsipexamannuulii anzopumm paciema, 0Xeamovléa-
owuil uoeHmuguUKayulo u Kiaccugukayuio GaKkmopos pucka Ha 0CHoge RPOUeoyp nPasosoll NPoGepPKU
(due diligence), ouenky 6azovix OUCKOHMO08, UX AZPEZUPOBAHUE C YUEMOM HEAUHEIHOCHU CO80KYRHO20
6UAHUA U OOKYMEHMuUposanue pacuemos. Beeden unoexc co6okynnozo npagoeozo pucka coenku, ¢op-
MAAUIYIOWUIL nEPexXo0 Om KauecmeeHHOU UOeHMUPuKayuu axKkmopos K KoauiecmeenHomy 6blpaj3ceHuro
Koppexkmupoexu. Ha mooenvnom npumepe «3ghghexma /lonunoi» noxazano, Kak nyoauunas npagoeas He-
ONpeoeneHHoCms MpPanc@opmupyemesa 6 usmepumoe yeHoeoe omkaoHenue. Pezynomamol opuenmupo-
6AHbL HA UCNONB306AHUE 8 OMYUEMax 00 OYEHKE U CYOCOHO-IKCHEPMHBIX 3AKTI0UCHUSX.

Ki1ioueBble ¢j10Ba: KOPPEKTHPOBKA HA yCIOBHS MPOAXKH, PHIHOYHAS CTOMMOCTB, KBapTHPa, BTOPHY-
HBIW PBIHOK JKWJIbsSI, CPABHUTENBHBIN MOJXO/I, TAPHBIH aHATN3 PO, TUCKOHT, TPABOBBIE PUCKH, COUAITb-
Hble pucky, due diligence, WHIEKC COBOKYITHOTO MPABOBOTO pUcKa, «3ddext JJomrmHoi».
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The transformation of the secondary housing market in Russia, driven by the growing number of
personal bankruptcies (over 517,000 in the first ten months of 2025) and an increasing volume of challenged
real estate transactions (more than 3,000 cases), intensifies the demand for unified methodological tools to
account for legal and social risks of the parties when determining the market value of apartments. The
paper substantiates a methodology for the quantitative assessment of adjustments for sale conditions within
the sales comparison approach. The research methodology employs paired sales analysis, a multiplicative
model for aggregating partial discounts, and verification of results against data from the Unified Federal
Register of Bankruptcy Information (UFRBI) and judicial practice. A four-stage calculation algorithm is
proposed, encompassing identification and classification of risk factors based on due diligence procedures,
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estimation of base discounts, their aggregation accounting for non-linear cumulative effects, and documen-
tation of calculations. A cumulative legal risk index is introduced, formalizing the transition from qualita-
tive factor identification to quantitative adjustment expression. Using the ""Dolina Effect" as a model case,
the study demonstrates how public legal uncertainty translates into a measurable price deviation. The re-
sults are intended for use in appraisal reports and forensic expert opinions.

Keywords: adjustment for sale conditions, market value, apartment, secondary housing market, sales
comparison approach, paired sales analysis, discount, legal risks, social risks, due diligence, cumulative legal
risk index, "Dolina Effect".
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BBEJIEHUE

Bropuunsliii peiHOK xuiibsa Poccuiickoit ®e-
Jepalyy MEepeXUBacT IMEPHOA CTPYKTYpHOH TpaHc-
(hopmaruu, 0OYCIOBIECHHON HapacTalOMINM BIIHS-
HUEM (aKTOpOB MPaBOBOM HEONPEACICHHOCTH Ha
YCIIOBHUSI COBEPILUEHUS CHENOK KYIUTU-TIPOJIAXKH. 3a
TepBhIe AeBATH MecsieB 2025 1. B paMKax Ipoueayp
0aHKpOTCTBA Ha MyOJIMYHBIE TOPTH BHIBEJCHO CBBIIIC
209 TBIC. 00BEKTOB HEIBIKUMOCTHU OOILIEH CTOMMO-
CTBIO 2,2 TpAH pyOJNel; oMl KBApTUP U KUIIBIX TI0-
MEIIEHNH B COCTaBe JIMKBUAHBIX JIOTOB JIOCTHUIJIA
80% [1]. OmHoBpeMeHHO 3a necath mecste 2025 T.
CTaTyC HECOCTOATENBbHOCTH MpHCBOEH 517 Thicsuam
rpaxaaH [2], a KOJIMYECTBO CHIEIOK C KBapTHUPaMH,
OCIIOPEHHBIX 10 OCHOBAHMSAM HEI0O0POCOBECTHOCTH
nproOperaTess U PeANOYTUTENFHOTO yI0BIETBOpE-
HUs kpeautopos (ct. 61.2, 61.9 3akona o GaHKpOT-
ctBe [3]), npeBbicwiio Tpu Thicsiuu [4]. XoTs A0 110-
NOOHBIX OClapuBaHui cocTasisieT okoo 0,6% ot 00-
HIeTo Yucia OaHKPOTCTB (PM3MUYECKHX JIMI, UX KOH-
LIEHTpaIUsl B CErMEHTE CAENOK C HEABMKUMOCTBIO
nocturaet 5—7%, 4TO CTAaBUT 33/1a4y y4eTa COOTBET-
CTBYIOIIUX PHUCKOB B OIICHOYHBIX MPOIEypax.

Oenepanbhbie ctangapTsl oueHkn (PCO I-
VI, 7) [5-11] npenycMaTpuBarOT NpUMEHEHHE KOp-
PEKTUPOBOK Ha YCJIOBHSA 3aKIIOUEHUS CAEIKU B paM-
KaxX CpaBHUTEIBHOrO MOJX0oaa. BmecTe ¢ TeM mpo-
(heccroHanbpHAsA MPAKTUKA CBUAECTEIBCTBYET O 3HAUH-
TENFHON Pa3HOPOAHOCTH B MPUMEHEHUU MOTO0HBIX
KOPPEKTHPOBOK: OJHU OLICHIINKU UCTIONB3YIOT (K-
cupoBanHble ckuaku (10-15%), npyrue moaHOCTHIO
WUTHOPUPYIOT TPABOBBIE U COLMAJbHBIE (HAKTOPBI,
CCBITasICh Ha OTCYTCTBHE MPSIMBIX aHajoros. [1omo0-
Hasi HEOJTHOPOIHOCTh TIOPOXK/JaeT KOH(IHUKTHI U CY-
neOHbIC pa30MpaTeNhCTBA, YTO TOATBEPKIACTCS Ma-
TeprajaMu apOUTpakHOM rmpakTuku [12, 13].

[IpoOnemaTuka KOPPEKTHPOBOK Ha YCIOBHS
NPOJaKU paccMaTpuBajlach B TpyAax IO 3aJ0TrOBOM

oreHke [14], aHam3y ayKIMOHHBIX CKUAOK [15], cy-
JICOHBIM PUCKaM B OLICHKE HEJIBMXKUMOCTH [ 16]. Brina
MoKazaHa IPUMEHUMOCTh MOJIeTield MallIMHHOTO 00Y-
YEHHUS K OLIEHKE CTOMMOCTH KOMMEPUYECKON HEIBIIKH-
MOCTH, YTO OTKpBIBA€T NEPCIEKTUBEI ABTOMATH3ALHN
pacueTa KOppeKTupoBok [ 17]. B pabotax poccuiickux
YUEHBIX HCCIIEJOBaHbl METOABl HHTEIEKTYaIbHOU
MOJICP)KKH YIPABJICHUS CIIOKHBIMH TEXHHYECKHMU
cucTeMamH, IIe 3agada (GopManu3aluy SKCIEPTHBIX
3HAHMH penaeTcs CPelICTBAMH MAITMHHOTO 00yYeHUsI
[18, 19], obocHOBaH CHCTEMHBIN MOAXOJ K aHAIU3Y
(bpakTanpHOM MPUPOIHI TEXHUUECKUX 00BeKTOB [20] 1
HCCTIEIOBaHbI MPOOJIEMBbl OIEHKH (PU3MYECKOTro W3-
HOCA 3[JaHUH B yCJIOBUSIX HOPMATHUBHOM HEOIIPEIETICH-
HOcTH [21]. OmHaKo YHUGUITMPOBAHHAS METOTUKA KO-
JIMYECTBEHHOI'0 Y4€Ta MPABOBBIX U COLMAIBHBIX (hak-
TOPOB pHCKa MPH OLEHKE JKUJIOM HEIBIKMMOCTH Ha
CEeTOJTHSAIIHUM JeHb OTCYTCTBYET.

Oco0y1o poib B (OPMUPOBAHUH PHIHOYHOTO
BOCIPUATUS PHUCKOB CBIFPaJO0 PE3OHAHCHOE eI,
paccmotpenHoe BepxoubiM Cynom P® B nmexabpe
2025 1. [13] v nomnyuuBiiee B npodeccHOHATbHOM
cpene HazBanue «ah ekt HonmuHoi». PeiHOK oTpea-
THPOBAJI HA 3TO OMNpEAENICHUE TEM, YTO MOKYIATEIN
cranu Ha 15-20% ocTopokHEee OTHOCHUTHCS K KBap-
TUPaM C ayKIIMOHHOW HCTOpHEW WM ITyOIMYHBIMU
MIPETEH3MUSAMH, CIIPOC CMECTUIICSI K HOBOCTpOIKaM, a
MIPOBEPKH IOPHINYECKON YUCTOTHI IPHOOpeENHn Oolee
TIIATENbHBINA XapaKTep.

MATEPHAIJIBI U METO/IbI

Knaccupurayus paxmopog pucka cmopon coenxu
[IpaBoBBIE PUCKU TIPOJABIIA OTPEIEIISTIOTCS
COBOKYITHOCTBIO OOCTOSATENBCTB, CIOCOOHBIX IIO-
BJIeYb OCIAPWBAHHUE CJHENKH KYIUIA-TIPOJAXH U
yTpaTy TpaBa cOOCTBEHHOCTH TmoKymareideMm. K
HanboJiee 3HAYUMBIM OTHOCSTCS TpoIemypa OaHK-
porctBa ¢usnyeckoro iuna (O3 Ne 127-03 [3], cr.
213.25-213.32), HezaBepllCHHBIE CyIcOHBIE CIIOPHI O
IpaBe COOCTBEHHOCTH HJIM OOpEMEHCHHUSX, a TaK¥Ke
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BO3MOXHOCTb NPHU3HAHUS CICIKU HEACHCTBHUTEIb-
HO¥ 110 ocHOBaHUAM nputBopHOCTH (cT. 170 'K PD),
MPENMOYTUTENFHOTO YAOBIETBOPEHUS KPEIUTOPOB
(m. 1-2 cr. 61.2 3akoHa 0 OAHKPOTCTBE) WM HEO0-
pocoBecTHOCTH miprodpeTares (cT. 61.9 Toro xe 3a-
koHa). Ilo cemenusim ®Penmpecypca [2], B 2025 1.
ocriopeHo cBbImre 3000 cxemok 1Mo MoI00HBIM OCHO-
BaHUSAM, YTO COCTaBIISET OKONO 5-7% ot o6Iiero
grciaa OaHKPOTCTB (PU3NUECKUX JIULL.

CormanbHbie (aKTOPBI PUCKa CBSI3aHBI C ysI3-
BUMBIM IIOJIO)KEHHEM TPOJaBla M OXBATHIBAIOT BO3-
pact crapmie 55 neT (MOBBILIEHHAS BEPOATHOCTD
oclapuBaHHUA POACTBEHHUKAMH KaK 3JI0yHOTpebIie-
HUs cnabocteio mo cr. 179 'K P®), craryc eaun-
cTBeHHOTO *Xuibs (1. 1 cT. 446 3akoHa 0 OaHKPOT-
CTBE), HaJMYUE HEMOTAlICHHOW CYJTUMOCTH 33 MO-
menHudectBo (c1. 159 YK P®), Baustomieit Ha cy-
neOHYI0 OIIEHKY ToOpocoBecTHOCTH cTOpoH [ 12]. Tle-
peYHCIeHHBIE OOCTOATENhCTBA YCHIINBAIOT BEPOST-
HOCTh YCHEITHOTO OCIapUBaHUs, KOTOpas, MO pe-
3yJlbTaTaM aHallM3a apOUTPAKHON MPAKTHUKH, JOCTH-
raetr 25-35% B nenax o GaHKPOTCTBE C BBIPAXKEH-
HBIMH COIIMAJILHBIMU aCTIEKTAMHU.

ITomMuMoO pUCKOB Ha CTOPOHE MPOJABIIA, Ha
LEHOBBIE MapaMeTPhl CACIKH BIUSIIOT OOCTOSATENb-
CTBa, OTHOCSIIIMECS K MOKymnaTento. Addunuposan-
HOCTb TOKyHaTessi ¢ MPOJaBIOM WM €r0 KPeanuTo-
pamMH TIOpOKAAaeT OCHOBaHWS JJs TMPHU3HAHHA
CJIEJIKH MHUMOMW WJIM COBEPILEHHOW B LEJSIX Mpea-
MOYTUTENHHOTO y/I0BIIeTBOpeHUst. HepbiHOUHAS MO-
TUBalUs, HAIPUMeEp, MpHOOpeTeHne oO0beKTa s
1ejaeil OBICTPOM TEPenpojaXKu IO 3aBBIIICHHON
IIEHE CBUJIETEIHCTBYET O TOTOBHOCTH TOKYIIATENs
OTKJIOHUTHCS OT THUIUYHBIX YCIOBHH 3KCIO3HUIIUH.
Henocrarounas mpaBoBas mpoBepka (HEHaJIekKa-
it due diligence) moBBIIIAET PUCK MOCTETYIOMIETO
OCTIapUBaHHUS, TIOCKOJIBKY CYbI OIEHUBAIOT OCMOT-
PUTENBHOCTh TpUOOpEeTaTeNss KaK KPUTEPHH €ro
nobpocoBectHoctr [12, 13]. Hakonem, pacueTs
HaJUYHBIMU CpPEICTBaMU TIpH cymMMax cBeime 10
MJIH py0. paclieHUBaIOTCS B Cy/IOHOM PaKTHUKE KaK
(hakTop, OcHabAAIOMUN TO3UIINIO0 TTOKYIIATENs TIPH
JIOKa3bIBaHUU PHIHOYHOTO XapaKTepa CICIKH.

Jns mokymnatensi COBOKYITHOCTB IIepevrc-
JICHHBIX OOCTOSATEJILCTB TpaHCc(HOpMUPYETCS B J10-
MOJTHUTENILHBIC M3JIEPKKU: PHCK yTPAThI TIpaBa co0-
CTBEHHOCTH, cyneOHsle pacxoasl (150-500 ToIC.
py0.), 3aTpaThl Ha IOPUINYECKOE CONPOBONKICHHE
(2040 TBIC. PYO.). B pesynbraTe Kpyr noxkymnarenen
cyXaeTcs 10 KBaTu()UIUPOBaHHBIX HHBECTOPOB, TO-
TOBBIX K CYIIECTBEHHOMY IHCKOHTY, YTO IOJITBEP-
KIAETCS CTATUCTUKOW TOProB: CKUKA Ha )KUITYIO He-
JBIKUMOCTD Ha ayKUIHOHaX OaHKPOTOB COCTaBIISIET
30-50% oT peIHOYHOI1 1IeHEI [22].
Yembipexamanmuwlii aneopumm KOAU4eCmeeHHol
OYEHKU KOPPEKMUPOBOK

MeTomuKa KOJMHMYECTBEHHOTO OOOCHOBAHUS
KOPPEKTHPOBOK c(hOpMHUpOBaHa B JIOTHIKE TpeOOBa-
Huid @CO I (. 18-22) [7], opueHTHPOBAHHBIX Ha
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MIPOBEPSIEMOCTh JOIMYIIEHNH, 000CHOBAHHOCTB MPO-
[eIyp M BOCHPOM3BOIMMOCTH PE3yIbTAaTOB. AJTO-
PHUTM BKJIFOYAET YETHIPE MOCIIEeI0BATEIbHBIX ATala.
Oman 1. Hoenmugurayus u kiaccugpuxayusi puckos.
IIpoBomuTcs (hopMaM30BaHHBIA TIPABOBOM aHAIH3
(due diligence), BrirOUaromuii U3ydeHne CBEACHUN
EI'PH, peectpoB HecoctosTensHocT (Deapecypc),
MaTepuanoB cyaeonsix 6a3z (KA «ApOutp», AC
«IIpaBocynme»), a Taxke HHPOPMALUHN U3 UHBIX OT-
KPBITBIX HCTOYHUKOB. PUCKH Kilaccu(UIMPYIOTCS 11O
JBYM rpymnmam (IIpaBoBbIE U COLUAIBHBIC) U KOAUDPY-
I0TCS B BUie Habopa OMHAPHBIX MIIH KaTErOpUaIbHBIX
Mpu3HakoB. [Ipy HaMMUMU >MIUPUYECKUX OCHOBA-
HUH (CyneOHasi cTaTHCTHKA) AOMYCKAeTCsl BBEACHUE
BECOBBIX KOI(P(PHUIIMEHTOB, OTPAKAIOIINX OTHOCH-
TENBHYIO 3HAUMMOCTB OTIENBHBIX (pakTopoB. Kpure-
pHeM BKIIOYEeHUs (paKkTopa B pacyueT sIBISIETCS €ro J0-
KyMEHTaJIbHast BEpH(UINPYEMOCTb, TO €CTh HAJIMIHe
CBEJICHHU B MyOJMYHBIX peecTpax, CyAeOHBIX aKTax
WM WHBIX OTKPBITBIX UCTOYHUKAX.

Oman 2. Oyenka 6a308vlx OUCKOHMO8 MEMOOOM nap-
HbIX npodadc. J1ist Kaxmoro dpakTopa NoAOUpaIOTCs
napbl HaOJIFOJCHUN, COMOCTABUMBIX IO OCHOBHBIM
LEHOOOPa3yIOIUM XapaKTepPUCTUKaM (MeCTOMOJIO-
KEHHe, TUIOIA/Ab, dTaX, COCTOSHUE) M pa3iuyalo-
mUXCsa MNPEUMYIICCTBCHHO YCIOBUAMH IIPOAAXKU.
YacTHbI# JUCKOHT ompenaesiercs mo gopmyiie (1):

611' = (Cmun - Cpucx) / Cmun : ]00%, (1)

1€ Cryn — IIEHA CACNKU MIPU TUIMMYHBIX YCIOBUSX;

Cpuex — LIEHA TIPU HAJIMYWAW paccMaTpUBae-
Moro (dakropa.

PexkomeHryeMblii MUHUMaITbHBIA 00HEM BBI-
OOpKHM — HEe MeHee IATH Nap HaOMIoACHUH 10 Kax-
noMy tuny pucka. llpu nepunure napHeIx HaOmO-
JNEHUH JOMyCTUMO IPUMEHEHHE PErpecCHOHHBIX
Mojenei Buaa (2):

In(C) = o + p1 - Risk + ¢, )

rae C — 1eHa CASIKY;

Bo — cBOOOHBIH WiIeH (KOHCTAHTA) MOJICIIH;

B1 — k03¢ dpuLHMeHT perpeccuu, OTpaXxKaroIii
MapKUHAIBHBIHA 3QQeKT pakTopa prcKa;

Risk — OuHapHBIA (MM KaTeropHalbHBIN)
MPU3HAK HATUM4IUs (PaKTopa pUCKa;

€ — ciy4aiiHas OIMOKa MOZEIIH.
Oman 3. Aepecuposanue OUCKOHMOB NPU COHeManuu
gaxmopos. 1lpu OAHOBPEMEHHOM MPUCYTCTBHU He-
CKOJIbKUX (PAaKTOPOB HTOTOBas KOPPEKTUPOBKA Xa-
pakTepusyercss HelnuHeHocThro. [[ns yyera 3TOro
00CTOSITENLCTBA PUMEHSETCS MYJIbTHIDIMKATHBHAS
mozensb (3):

DKyM =1- :Zl(l - di)a (3)

rae d; — 9aCTHBIC JUCKOHTHI (B TOJISIX SIUHUIIBI),
71— 9HCIIO OTHOBPEMEHHO JICHCTBYFOIINX (DaKTOPOB.
Jli1st ManbIX 3HAYEHUH di aIUTUBHOE TIPUOITH-
kerue D = Xd; maet yI0BIIETBOPUTEILHBIA pe3yiIbTar,
OJJHaKO TpH TNpakTU4ecKux auamnazoHax (15-30%)
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MYJIbTUILIMKAaTHBHAS (OpMa TOYHEE OTPAXKAET KyMy-
JSITUBHBIA XapaKTep BIWSHHS W HCKIIOYaeT HEKOp-
PEKTHOE 3aBBIIICHUE COBOKYITHOTO JTUCKOHTA.

['paHuLIBI TPUMEHUMOCTH MYJBTHILIUKATHB-
HOHW MozemH TpeOyroT oroBopku. [Ipu urcie onHOBpe-
MEHHO JIeHCTBYIOMUX (pakTOpoB OojIee MATH KyMyJIsi-
TUBHBIN IUCKOHT MOXKeET mpeBbicuTh 60—70%, 9To cTa-
BUT I10]] BOIPOC caMy NPEANOCHUIKY O PHIHOYHOM Xa-
paktepe caenku. B mogoOHbIX cuTyanusx neiaecoo0-
Pa3HO MEePEXOANUTh OT KOPPEKTUPOBKH PHIHOYHON CTO-
HUMOCTH K OIIPEACIICHHIO TMKBUAAMOHHON CTOMMOCTH
o0bekTa, uTo npexycmorpeno OCO II [6].
Huoexc cogokynHozo npasosoco pucka coeixu

s opmanmzaniu nepexoza OT Ka4eCTBeH-
HoOW uaeHTH(UKaH HAKTOPOB K KOITUIECTBEHHOMY
BBIPQKEHUIO KOPPEKTUPOBKH TpEAaracTcs BBECTH
WHJIEKC COBOKYITHOTO TIPAaBOBOTO PHCKA CJHICIKH
(MCIIP). Manekc paccuuThIBAETCS KaK B3BEIICHHAS
CcymMmMa 6I/IHapH])IX WHAWKATOPOB HAJIMYUA OTACIIBHBIX
(akTopoB pucka (4):

Icr[p = ?:1 Wi T, 4)

rae 7 € {0; 1} — uaauKaTop Hamuuus i-ro (akropa
pucCKa;

Wi — BeC, OIpeAEIsIeMblid HA OCHOBE YacTOTEI
YCIIELIHOT0 OCTIAPUBAHUS CAEIOK IIPY HATMYUHU COOT-
BETCTBYIOIIEro Qakropa (1o marepuanaM cyaeOHO
CTaTUCTHUKH).

3navenue l.p B auanazone 00,3 xkBamudu-

LUPYETCs KaK YMEpPEHHBIA ypoBeHb pucka, 0,3-0,6 —
KaK TOBBLIIICHHBIN, cBhIIEe 0,6 — KaK KPUTUYECKUH,
IpU KOTOPOM LienecooOpa3Ha MepeKkBanu(UKaLMs
BUJA CTOMMOCTH. MHIEKC MO3BOJIIET CHCTEMAaTU3U-
pOBaTh MpoLeAypy MPUHATHS PEUICHUI 0 HE00X0IHU-
MOCTH U MacITade KOPPEKTUPOBKH, a TAK¥Ke oOecrie-
YMBAET COMOCTABUMOCTH PE3yJIbTaTOB aHAIN3a pa3-
JINYHBIX OOBEKTOB.
Oman 4. Bepugukayua u 0oKymenmuposanue pac-
uyemos. [lonydeHHbIe UHTEPBAIBI JUCKOHTOB MPOBE-
PAIOTCSI HA COTJIACOBAHHOCTH C HE3aBUCUMBIMH HC-
TOYHUKAMH, CTATUCTUKOMN MyOIMYHBIX TOPTOB U PbI-
HouHBIX 3kcnio3unmii (EOPCH, [IUAH), npodeccu-
OHAJILHBIMH 0030paMH ¥ METOAUYECKUMH PEKOMEH-
narusmu CPO, a Taxoke cy1e0HOM mpakTHKO. B oT-
gyeTe 00 OLEHKE PEKOMEHIYETCSl paCKpbIBaTh KpUTe-
puu noadopa map HaOIOJIEHHUH, UCXOHBIE CBeEJe-
HUsl, HOPMYIIBI, pe3yJIbTATHl aHATM3a YYBCTBUTEIb-
HOCTH (BapbHpOBAaHME KIIOUEBBIX d; B Mpeaenax
+10%) ¢ monaTBep)KIEHHWEM YCTOMYHMBOCTH HMTOIO-
BOT'0 3HAYEHUS KOPPEKTHPOBKH.

PE3VJIbTATBI U OBCYXJIEHUE

«dppexm Jonunoiy xax MoOeabHblil Kelic

Heno «JlomuHoi—JIypre» B MEIUHHOM U TIPO-
(ecCHOHATIBHOM JIUCKYPCE CTalo 0003HAYATHCS KaK
«bdexr JlonuHONW» W paccMaTpUBACTCS YUACTHH-

KaMU pbhIHKAa B KauecTBE MHIUKATOpa MpaBOBOM He-
OTIpEACTICHHOCTH TIpH 00O0pOoTe KWIbsl. BakHewrnas
0COOEHHOCTD KelCa COCTOUT B TOM, YTO CIIOP BO3HHK
HE W3 peaTn3aliy UMYyILEeCcTBa B OaHKPOTCTBE U HE W3
MyOJUYHBIX TOPrOB, @ W3 OOBIYHOW KYIUTH-IPOJAXH
KBapTUPB! HAa OTKPBITOM PBIHKE, IIOCJIE KOTOPO mpo-
JlaBel] OCHOPWI CHEJKY, CChUIasiCh Ha JEHUCTBUSI MO-
IICHHUKOB U JIe()eKThI Boen3bsBieHus [ 13].

dakTHyecKas KOHCTPYKIUS KOH(IINKTa CBO-
qwiack K cienyromeMy. [locnme 3akmoueHust noro-
BOpAa U Ilepexo/ia IpaBa COOCTBEHHOCTH IIPOAABELL 3a-
sIBUJI TpeOOBaHUs O IPU3HAHWUU CIIEJIKH HeleHCTBU-
TEJILHOW M 0 BO3BpaTe 00bEKTa, a MOKyIaTeb HAacTa-
WBAJI HAa COXPaHECHUH TpaB KaK JOOPOCOBECTHHIH
npuoOperatens. Bepxosusiit Cyn PO, ormensis pa-
Hee TMPHUHITHIE CYyIeOHBIE aKThl, CPOPMYIHPOBAI
[IPaBOBHIE OPUEHTHPHI OLEHKH IOBEJCHUS CTOPOH,
BKJIIOYAsl CTaHIapT OCMOTPUTENBHOCTH MOKYTIATENs,
U TEM CaMbIM IOBBICHJI 3HAYUMOCTH HPEAI0rOBOP-
HO mpoBepkH (due diligence) kak snmemeHTa yrpas-
neHus puckamu. [IpumeuarenspHo, 4TO cama cienka
coJiepkaia Takhe HeTUITMYHbIE YCIOBUA Kak IOJIHAs
OIUIaTa HAMMYHBIMA Npu cymme cBbime 100 miH
py0., mpuobpeTreHne 00BEKTa IS TEPErpOaaKH IO
neHe 110 muH py0. MpHU 3KCHEPTHON OICHKE PhIHOY-
Hoi ctoumocTu B 90-95 muH py0. [lepeunciennsle
0OCTOSITENILCTBA OCIIOKHSIOT TPSIMOE IPUMEHEHHE
MpeLeIeHTa KaKk THIIOBOTO.

JJ1 OLIEHOYHOM MPAKTUKU ITOT KEHC BaXeH
HE CTOJIbKO WHAMBHIYyaJTbHBIMU OOCTOSITENLCTBAMH,
CKOJIKO YCWJIEHHEM «HH(OPMAILIMOHHOTO PHCKa»
Kak (hakTopa, BIHAIOIIET0 Ha SKCIIO3UIIHIO U IIEPEero-
BOPHYIO MO3MLMIO TOKYyNaTels NpU NPHOOpETeHUH
KBapTHP Y VYAI3BUMBIX TPOJABIOB. B myOmmuHoM
noJie 3apukcupoBaHbl cooduieHus o 6onee yem 3000
OCIIapUBaeMBbIX CIIENIOK 0 cxoxel ¢adyne B 2025 .
[4], 4TO moOANEPKUBAET BOCHPUITHE MOKYHATEIIMU
BEPOSITHOCTHU Cy/IeOHOTO KOH(IINKTA KaK HEHYJIEBOM
1 TpeOyromIeil IeHOBOW KOMIIEHCAITNH.

C MeToamndeckoit Touku 3penus «3pdext o-
JIMHOW LIeNeco00pa3HO MHTEPIIPETHPOBATh KaK pas-
HOBHUJHOCTH HETHITMYHBIX YCIOBHUH CIAETKH, 00YCIIOB-
JICHHBIX TTOBBIIIEHHON BEPOATHOCTHIO MOCIIETYIOIETO
CIOpa O AECHCTBUTENBLHOCTH AOTOBOpA. DTO MPOSBIIS-
eTcd 4epe3 YVIMHEHUE NePHoAa SKCIIO3UINH «PUCKO-
BBIX» OOBEKTOB, CY’)KCHHE ITyJia TIOKyTIaTeJIeH 0 JIHII,
TOTOBBIX HECTH TPAaH3AKIMOHHBIE U CyJ/IeOHBIE W3-
JCPIKKH, a Takxke GOpMUpOBaHKE TPeOOBaHUS K JHC-
KOHTY Kak K IIeHe NpHHATHS pucka. KoppekTuposka
JOJDKHA OTMPATHCS HE HAa «MEAUHHOCTB» KakK TaKo-
BYIO, @ Ha TaKe€ N3MEPUMBIE MTOCTIE/ICTBHUS KaK U3Me-
HEHHE CPOKa HKCIIO3ULNH, MTOBBIIICHHBIE 3aTpaThl Ha
IOPUINYECKOE  CONPOBOXKICHHWE,  CTaTUCTUYECKU
HaOII0JaeMOe CHIDKEHUE HHTepeca IOKynaTeleH.
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Tunosvie cumyayuu u OpueHmMupo8oUHvle OUCKOHMIbL

Jist cucremMaTH3aIiiy BIMSIHASL PUCKOB Ha Be-
JIMYAHY PHIHOYHON CTOMMOCTH aBTOPOM IIpeAJIaraeTcs
PaccMOTPETh PSi/I TUMOBBIX CUTYallUH C OLEHKON JTUC-

KOHTOB Ha OCHOBE MAapHOTO aHAIN3a MPOAAXK, JOMOJI-
HEHHOT'O COTIOCTABJICHHEM CO CTATHCTUKOH Iy OIMYHBIX
toproB (o ceeneHmsiM EDPCEH 3a 2025 r.) 1 Bepudu-
Kalei o MaTepualiaM cyJeOHON MPaKTUKH (TalJr.).

TunoBbie CUTyallMH NNOBBIIICHHBIX PUCKOB 1 OPUCHTHPOBOYHbIC JUCKOHTBI
Typical situations of elevated risks and indicative discounts

Curyanus Xapakrep pucka JuckoHT, % Hcrounuk / o6ocHOBaHME
Cpounocts, E®PCB vs LIMAH
IIponaxa c aykuuoHa OTpaHUYEHHBIN KpyT 15-25 N 0
(cpenuuii muckoHT 18%)
YYaCTHUKOB
OcmapuBanne (ct. 61.2 . Cr. 446 3akoHa 0 OaHKPOTCTBE;
BepostHOCTh OaHKpOTCTBA 3axona o GaHKp.) 10-20 517 Thic. sien [2]
ConpanpHas 3aIIuTa, [Mnerym BC Ne 48/2019;
EnguHcTBEHHOE KUIIBE 5-15
PHCK (PMKTHBHOCTH npaktuka AC
VY A3BUMOCTB,
[IpakTrka MO IEHCHOHHBIM
Bospact nponasua > 55 ner OoCTiapuBaHue 5-10 copam
(ct. 179 TK) P
CynumocThb Penyraunonreie Cr. 168 YK;
(axTopsI, 1020 .
32 MOIIICHHUYECTBO aHaIN3 OCMapUBaHUHA
HEeT0OPOCOBECTHOCTh
IIpaBoBas .
«Oddexr HommHo» HEOMNpPEAEIEHHOCTb, 15-30 BC P® 2025 [13]’0
nagenue crpoca 12%
My OITMYHOCTh

Hcmounuk: paspabomano asmopom
Source: compiled by the author

IIpaxmuueckue npumepul pacuema

Ilpumep 1. KBaptupa B MockBe IUIOIIABIO
60 M? C pbIHOYHBIM OPUEHTUPOM CTOUMOCTH TP TH-
nu4HbIX yenoBusax Co = 20 mutH py6. OOBEKT peasu-
3yeTcss B YCIOBUSAX TOBBIIICHHOW PUCKOBAaHHOCTH:
(1) mponaka Ha TOprax B paMKax IpOLEAYyPhl OaHK-
porctBa (di = 0,20); (2) cTaryc eqUHCTBEHHOTO KH-
JIBSl ¥ BO3pacT mpojasia 60 JeT npu HaIU4YUH CyIu-
moctu (d2 = 0,10 u ds = 0,08). CoBOKyIHas KOPPeK-
TUPOBKA:

Dxym =1-(1-0,20)-(1-0,10)-(1 - 0,08) = 0,34,
TO ecTh nopsiaka 34%.

PacueTHas 11eHa ¢ y4eTOM KOPPEKTUPOBKH:
20 - (1 -0,34) = 13,2 mia py0. ConocTaBneHue ¢ pe-
3yJlbTaTaMH TOPrOB MO CXOIHOMY 00bekTy (18,5 MitH
pyO. mpoTuB 22 MIJIH pyO. IPH TUIIMYHON MpOJIaXe,
TUCKOHT ~ 16%) moaTBep K IaeT MOpsIIOK BETUIHHEI.
3navyenne UCIIP mns ykasanHol koMOMHaImu (ax-
TopoB cocTapisieT 0,52 (MOBBILIEHHBIH YPOBEHB), UTO
COTJIacyeTCs C PacCYeTHBIM JHCKOHTOM.

Ilpumep 2. Ksaptupa miomansio 55 M?
(MockBa, CBAO) ¢ opuentupom Co = 18 miH pyo0.
dakTopsl: peanu3alys Ha TOprax B paMkax 0aHKpoT-
ctBa (di = 0,22, omeHeHo mo BeIOOpKE W3 § map
HaOJIONEHNIT) U CTaTyC €AMHCTBEHHOTO XKHUIbs (d2 =
0,12). CoBOKYNHBIN AUCKOHT:

Dxkym=1-(1-0,22) - (1-0,12) =
=1-0,78 - 0,88 = 0,31, To ecTb okoj0 31%.
CkoppektupoBaHHasi cTouMocTh: 18 - 0,69 = 12,42

MJTH pyo0.

20

CormocTasieHue ¢ IeHOW pean3aIuu OJIM3KOTO aHa-
nora Ha toprax (12,8 miH pyo0., TuckoHT 29%) mon-
TBEPXKIAET MPUEMIIEMOCTh pacyera.

JUCKYCCUA

[IpemmoxkeHHass METOJMKa pa3BUBAET CyIIle-
CTBYIOIIHE TOIXO/AbI K KOPPEKTHPOBKE HAa YCIOBHUS
MIPO/IaXKH B HECKOJIBKUX HampaBleHusX. Bo-nepBoix, B
OTJIIMYHE OT PaboT, OCBAIIEHHBIX 3JI0TOBOM OLIEHKE
[14] 1 aykunoHHBIM cKuakam [ 15, 22], rie KoppeKTH-
pOBKa OTpaHUYMBACTCS EIUHUYHBIM  (pakTOpoM
(bopma peanm3zaiyn), pa3pabOTaHHBIN aJITOPUTM T103-
BOJISIET YYUTHIBATh MHOXKECTBEHHBIE ITPABOBBIE U CO-
LUaJIbHBIE OOCTOSTENBCTBA U arperupoBaTh UX BIIHS-
HHUE Ha OCHOBE MYJIbTUIIMKaTHBHON MozienH. Bo-Bro-
PBIX, BBEIEHHE HHIEKCAa COBOKYITHOTO IPaBOBOTO
pucka (MCIIP) dpopmanmn3yeTt KpuTepuid IpUHSTHS pe-
mIeHUsT 0 HeoOXOIMMOCTH M Maciitade KOPpEeKTHU-
POBKH, UTO CHM)KAET CyOBEKTUBHOCTH OLIEHKH M 00ec-
[I€YMBAET BOCIIPOMU3BOIUMOCTH PACUETOB.

ConocraBieHHEe pe3yabTaTOB PACUETOB C pe-
QIBHBIMU CBEIEHMAMHU O MyOnnmuHbIX Toprax (ED-
PCB) monrBepkaaeT KOPPEKTHOCTHh TOJTYYEHHBIX
nuana3oHoB. CpelHui AUCKOHT MPH peaIn3ainui KH-
JIOW HEIBHKMMOCTH Ha ayKIIMOHax 0aHKpOTOB B 2025
r. coctaBui 30-50% [22], g4To cornacyercs ¢ pacueT-
HBIMH 3HAYEHUSMHU KyMYJISTHBHOIO IHCKOHTA TpHU
HAJIMYHHU JIBYX-TpeX (pakTopoB pucka (31-39%). Cy-
neOHasl TpakTHKa TakKe yKa3blBaeT Ha 00OCHOBAaH-
HOCTh MOAOOHBIX BeMWYHH: B onpezencauu BC PO
[13] dakThyeckn mTpU3HAHO, YTO OOCTOSITEILCTBA,
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CBUJETEILCTBYIOLINE O OBBIIIEHHOM PHUCKE OCTIApH-
BaHUs, 00bEKTHBHO CHM)KAIOT TOTOBHOCTH TIOKYyTIaTe-
JIe! K MOJIHOM LIEHE.

Orpanndenust paboThl 00YCIOBICHBI MPEXKIE
BCEr0 HEOJHOPOJHOCTHIO AMIMPUYECKUX CBEACHUN
M0 «PHUCKOBBIM» CHEJIKaM W PETHOHAJIHHOW BapHa-
TUBHOCTBIO PBIHOYHBIX NPAKTUK. J{MCKOHTHI, Tpea-
CTaBJICHHBIC B Ta0JI. 1, MOJIy4eHBI IPEUMYLIECTBEHHO
Ha MaTepuaiax MOCKOBCKOTO PBIHKA M MOTYT HOTpe-
00BaTh KOPPEKTUPOBKY IPH IPIMEHEHUH B HHBIX pe-
ruoHax. Kpome TOro, MyJbTHUITMKATHBHAS MOJAEID
MPU YUCIIe OAHOBPEMEHHBIX (DaKTOpOB OoJiee MATH
MOXXET TOpPOXKJATh HEOIPABIAHHO BBICOKHE IHIC-
KOHTHI (cBbire 70%), 9TO yKa3piBaeT Ha HEOOXOMIH-
MOCThH BBEJICHHUSI BEPXHEr0 OIpaHMUYCHHUS WM Iepe-
X0/1a K OINPEEeNICHUIO JIUKBUIAIMOHHON CTOMMOCTH.

IlepcneKTHBHBIM HAmNpaBICHUEM DPa3BUTHS
METOAMYECKOTO armapaTa MpeJCTaBIsIeTCs IPHUMEHe-
HHUE METOJIOB MAallIMHHOTO O0Y4EHHSI 11 aBTOMAaTH3a-
UM pacueTa KOppeKTUpoBoK. Kak mokazaHno B pabo-
Tax [17] Mozenu Ha OCHOBE TPaeHTHOTO OYCTHHTA H
CIIy4allHOTO Jieca CITIOCOOHBI BBISBISITH HETMHEHHBIC
3aBUCUMOCTH MEXIy (haKTOpaMu M LIEHOH OOBbEKTa,
YTO COOTBETCTBYET JIOTUKE MYJIbTHILIMKATUBHOTO ar-
perupoBanysi. OBIT TIPUMEHEHHS HHTEIIIEKTY AITbHBIX
CHCTEM TIOICPKKH TPUHATHUS PEIICHIA B CMEXKHBIX
o0yacTsiX, B YaCTHOCTH, MPU YINPABIECHUH KPUOTEH-
HbIMH cucteMamu [18, 19], cBUAETENBCTBYET O BO3-
MOKHOCTH JOCTHXKEHHSI BBICOKOTO KauecTBa IPOTHO-
30B JlaKe MPU OTPaHUYEHHBIX BBIOOpKax (Menee 1000
HaOJIOJICHUIT), YTO XapaKTEPHO U ISl PhIHKA «PUCKO-
BBIX» C/IEJIOK C HEJIBIKHUMOCTEIO.

3AKJIFOYEHUE

B pabote pazpaboTana GopMaii3oBaHHAS Me-
TOJIMKA KOJIMYECTBEHHOM OIICHKH JIMCKOHTOB IPH CIEI-
Kax ¢ KBApTUPaMH B YCJOBHSX IOBBIIICHHBIX MPaBO-
BBIX PHCKOB CTOPOH. ITOKa3aHO, YTO BIMSHUE MPABO-
BbIX U COITMAJIBHBIX (I)aKTOpOB IIPOSABIIACTCA HE TOJILKO
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OaHKpPOTCTBE.

B MTOBBIIIIEHUH BEPOSITHOCTH OCTIAPUBAHUS CIIENKH, HO U
B (opMupoBaHMr CcrieUMUICSCKAX IAPaMETPOB PBI-
HOYHOW DKCIIO3UIVN: CHIDKCHUH JIMKBUIHOCTH, CyXKe-
HUM KpyTa MOTEHIMANIbHBIX TOKYIIaTeNel, pocTe TpaH-
3aKLIHOHHBIX M3aep)keK. KoppekTrpoBka Ha yCIIOBHS
MPOAAXKU B MOJOOHBIX CUTYalMsIX TPAKTYETCs KaK Ipo-
Leaypa IpUBEICHUS HaOII0JaeMbIX 1IeH K COIIOCTaBHU-
MOMY 0a31Cy THITMYHBIX PHIHOYHBIX YCJIOBHH, a HE KaK
MPOU3BOJIbHAS «HA0ABKA 32 PUCK).

KitoueBbIM pe3ynbTaTOM SIBISIETCS YETHI-
PEXATaNHBI alrOpUTM pacdeTa, OXBaThIBAIOIIUN
naeHTU(UKAIUIO (HAaKTOPOB, OLICHKY YaCTHBIX JHC-
KOHTOB METOJOM IapHBIX MPONaX, MYJbTUILIHKA-
TUBHOE arperupoBaHUEe ¢ yY€TOM HEIMHEHHOCTH U
BepUUKAIMIO PE3yNbTaTOB. BBeNEeHHBIH WHAEKC
COBOKYMHOro mnpaBoBoro pucka cuaenku (MCIIP)
(dhopmanuzyeT nepexo OT KaueCTBEHHOI'O aHAIN3a K
KOJTM4YeCTBEeHHOHN oreHke. OO0CHOBaHA MPEIOUTH-
TEJIbHOCTh MYJbTUIUIMKATUBHON MOJETU arperupo-
BaHUS, KOPPEKTHEE OTPAKAOLIEH KyMYJISTHBHBIN
XapakTep BIUAHUA U UCKIIOYAIOIIEH METOINYECKHE
HCKaKEHHS ITPU POCTOM CYMMHUPOBAHHUU.

Ha mopnensHOM mpumepe «dddekra Homm-
HOI» TIOKa3aHo, KaK MyOJIM4Has TpaBoBast Heope/ie-
JICHHOCTb TPaHC(HOPMHUPYETCS B U3MEPHUMOE LIEHOBOE
OTKJIOHEeHHe. PacueTHble 3HAYCHUS TUCKOHTOB (31—
34% mnpu nByx-Tpex (akTopax) COIjacyrTcs C
HaOJI01aeMBIMH PE3yJbTaTaMH TOPIOB M CyAEOHOM
MIPAKTUKOM, YTO MMOATBEPKIAET IPUEMIIEMOCTb TPE-
JokeHHoro noaxona. [Ipakruyeckas 3HAUUMOCTB pe-
3yJbTaTOB 3aKJIOYAETCS B BO3MOXXHOCTH HCIOJIB30-
BaHUS aJITOPUTMA AJIS TOBBIMIEHUS TPO3PAYHOCTH U
COIIOCTaBUMOCTH KOPPEKTUPOBOK B OT4YeTax 00
OILIEHKE U IKCIEPTHBIX 3aKITIOUECHHUSAX.
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