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O EHKA DKOHOMMYECKOI'O MECTOIIOJIOKEHUSA
B ITPOEKTAX JEBEJIOIIMEHTA

AHHOTALMUSL

Pa3spaborana MeTonrKa KOJIMYECTBEHHON OLIEHKH Ka4eCTBA MECTOMOI0XKEHHS. DKOHOMHYECKUM
MOTEHI[MAa]l MECTOMOJIOKEHUS HEO0OXOIMMO OLEHHUBATH B NPEIbIHBECTUIIMOHHOU (I)a3e pa3InyYHbIX
MPOEKTOB JIeBeJIONMeHTa. KadecTBO MECTONOJOKEHHUsSI ONpeNeNnseTcs B OCHOBHOM (DH3HUYECKUMHU
rapaMeTpaMy 3eMeNIbHOTO Y4acTKa, OKPYKEHHEM U 3aTpaTaMH PECypcoB Ha JIOCTYI K yYacTKYy.
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APPRAISAL OF THE ECONOMIC PROPERTY LOCATION
IN THE DEVELOPMENT PROJECTS

ABSTRACT

Here we demonstrate the method of quantitative appraisal of the property location potential.
This economic potential should be evaluated during the pre-investment phase of the development
projects of any kind. The quality of the property location depends on the physical parameters, on the
neighborhood and also on the costs related to the site access.
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I[Tpu BBIOOpE 3eMENIBHOT0 yJ4acTKa JUlsl pean3aiiy ACBEIONEPCKUX MPOSKTOB OOJBIIIOE 3HAYCHHE
MMEET MECTOMONIOKEHHE 3TOro ydactka [4]. YimadHoe MeCTOIOJOKeHHE O0BEKTa HEABMKUMOCTH
MMpEaOCTABIIACT JOIMOJTHUTEIbHBIC BO3MOXKXHOCTU AJIA IMMOBLINICHUA TOXOAHOCTH, 4 3HAYNT, U CTOMMOCTHU.

MecTononoxeHne SBISETCS ONHMM M3 HauOONee BaXHBIX (DaKTOPOB, BIHSIONIMX HA CTOMMOCTD
HEBIYKUMOCTH. 3HAaYCHHE 3TOr0 (hakTopa HEOOXOIMMO U MOKHO OLICHUTh. Ha CeroHsIIHmiA 1eHb B MPAKTHKE
OLICHKM HENBIKUMOCTH HE CYIIECTBYET SIMHOM OOBEKTUBHON pa00ueii METOMMKM KOMTMYECTBEHHON OLICHKH
Ka4yecTBa MecTonoyokeHus. OOBIYHO OIEHIIMKA HCIONB3YIOT JKCIIEPTHBIC METObI, HE HMEIOIIUE
3aKOHOJIATENIFHON M HAYYHO-METOIMYECKOH OCHOBBI [2]. DKOHOMHUYECKOE MECTOIOJIOKEHHE TPEICTABISCT
c000I1 JIOCTATOYHO CIIOYKHOE, C1a00 WCCIICIOBAHHOE MOHSATHE, B KOTOPOM YHYHTBHIBAIOTCS COBEPIICHHO
pasHopoiHble (AaKTOpbl M SIBICHUS. B CTpaTernyeckoM acriekre ONarompusTHOE 3KOHOMUYECKOE
MECTOIOJIOKEHUE SIBIISIETCS TOJTOCPOUHBIM KOHKYPEHTHBIM TIPEUMYIIIECTBOM JIFOOO0r0 TIPOSKTA JICBEIIONMEHTA.

B pamkax periieHust 0003Ha4eHHOM MPoOIeMbl pa3padoTaHa METOANKA KOJINYECTBEHHON OI[CHKU
Ka4yecTBa MECTOIOJIOKEHHUS, KOTOpash OCHOBBIBACTCS HA CICAYIOIIEM TMOJOKECHHH:  KadeCTBO
MECTOIIOIOKEHHSI 3aBHCUT OT TOTO, HACKONBKO (usnueckue mapamerpsl (PP — Physical Parameters)
3EMCJIBHOI0 y4aCcTKa COOTBCTCTBYIOT NPUHATOMY B JaHHOM paﬁOHe TUITY 3C€MJICIIOJIB30BaHNMA, U OT
Omm3oct 00bekTa k akoHOMHYeckoi cpene (PROX — Proximity) [5].

Bmecre ati aBe xapakrepuctuke (PP m PROX) cocraBmsror momsitie cutyca (Situs) —
HKOHOMHYECKOT0 MECTOMONOKEH s HeMBKUMOCTH [1, 5]. TTox 3KOHOMHYECKHM MECTOMOIOKEHHEM OyIeM
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MOHUMAaTh  COBOKYITHOCTh  DKOHOMHYECKHX, TIPAaBOBBIX, OKOJIOTMYECKHX, HWHOPACTPYKTYpHBIX U
TPazioCTPOUTENBHBIX (PAKTOPOB, BO3ICHCTBYIONIUX HA OOBEKT JICBETIONMEHTA B MPOIIECCE €r0 IKCILTyaTaIIUH.
OMIUPUYECKH BBIBE/ICHHAsT (OpPMYJIa HMEET CIICAYIOIINN B

Situs= PP* PROX @

PROX BoIpaxkaeTcsi B OKpY)KEHHH 00bEKTa, OIIEHHBAEMOT'0 PSJIOM SKOHOMHUYECKUX MapaMeTpoB
(EP — Economic Parameters). Takke B 9KOHOMHYECKUX CBS3IX OOBEKTa, U3MEPSEMBIX B 3aTpaTax
pecypcoB Ha goctym kK 00bekty (Cost). [Toatomy:

PROX = EP * (1-Cost), )

ITpeobpasyem dpopmyny (1) ¢ yaerom popmyist (2):
Situs= PP* [ EP* (1-Cost) ], 3

roe:  SitUS — pe3ynbTar OIEHKH 3KOHOMHUYECKOTO MECTOIONIOKEHUS! HEIBHIKUMOCTH.
MakcumaspHoe 3HaueHne SituS — enHMIA, MUHIMAIbHOE — HOJb.

PP — crenenp cooTBeTcTBUS (U3MYECKHX NapaMETPOB 3EMENBHOr0 ydacTKa IMPHHATOMY B
JAHHOM paiioHe THITy 3EMIICTIONB30BAHMUS, paBHAs OTHOLICHWIO CYMMbl HaOpaHHBIX OaJIOB TIO
KPUTEpUSM OIEHKH (HU3MUECKUX TMapaMeTpoB K OO0meMy KOJIMYecTBy OamjioB 1O BCeM
MPEACTABICHHBIM KPUTEPHSIM (PU3NIECKIX TTApaMETPOB.

Kaxxnplid oTnenbHbId KpUTepHid (PU3UUECKHX IapaMeTpoB OIEHUBACTCS MO JIECATHOAILHON
mkane. 3nadenue PP Bapeupyercs ot 1 no O.

EP — cremenpr COOTBETCTBHS DIKOHOMHYECKHMX IapaMETPOB  3EMEIBHOTO  y4acTKa
CKJIaJIBIBAIONICICS B OKPYXEHUU 00beKTa MH(MPACTPYKTYpe, paBHAs OTHOIICHUIO CyMMBI HAOpaHHBIX
0aJIOB TIO KPUTEPHUSIM OIIEHKH SKOHOMHYECKHX MapaMeTpoB K OOIeMY KOJIHYECTBY 0ajlIoB MO BCEM
MPEACTABICHHBIM KPUTEPHSIM YKOHOMUYECKUX MapaMeTPOB.

Kaxxnplii kpuTepuii SKOHOMHUYECKHX TapamMeTpOB OIICHUBACTCS 1O JECATHOAIUTBHOW IIKale.
MakcuManbsHoe 3Hauenue EP — eqununma, MUHMMAaIbLHOE — HOJID.

Cost — ypoBeHb 3aTpaT Ha JOCTYN K OLICHMBAEMOMY OOBEKTY OOCTY)KHBAIOLIMX €r0 arcHTOB U
TOJIB3YIOIINXCS €0 YCIYraMy KIIMEHTOB, PaBHbIN OTHOIICHHUIO CyMMbI HAOpaHHBIX OAJIIOB TIO KPHTEPHSIM
OIICHKH 3aTpaT K 00IIeMy KOIUYECTBY OaJlIOB 10 BCEM MPE/CTABICHHBIM KPHTEPUSIM OLICHKH 3aTpaT.

Bce kpuTepum OIEHKH 3aTpaT OIECHHBAIOTCA MO JACCATHOAIUTBHOW miKane. MakcuManbHOe
3Hayenue Cost — enmuHMIIa, MUHUMAIIBHOE — HOJIb.

Jist pacuera 3Hauennii PP, EP n Cost paspaborans! crielaibHbie TaONMHIB ¢ epedHeM KpHTEPHEB
10 (PM3UYECKUM 1 SKOHOMUYECKUM TIapaMeTpaM, TI0 YPOBHIO 3aTpar Ha JIOCTYII K OLIEHUBAEMOMY OOBEKTY JIIst
KXol KaTeropuu 3emenb. [lepedens KpuTepreB 3aBUCHT OT XapakTepa YITyqIIIeHH 3eMeNbHOr0 y4acTKa.

B kadecTBe mprMepa OIIEHMM MECTOIOJIOKEHHE 3EMEbHOr0 YYacTKa, MPHHAUIeKAIIEro K
KaTerOpuH 3eMellb «3eMJIM HACEICHHBIX MYHKTOB» (Ta0i. 1). B Tabmuile cieBa OT KaXI0ro KpUTEepUs
MPOCTaBJICHBI OAIIBl B BUIE JPOOH, YACIUTENh KOTOPOH — 3TO OIEHKA JaHHOT'O 3eMENBHOI0 Y4acTKa
MO0 3TOMY KPHUTEpHUIO B 0ajuiaX, a 3HaMeHaTelb — 3TO MaKCHMAIbHOE KOIUYeCTBO OalIoB, KOTOpOe
Y4acTOK MOXKET MOMYyYUTh MO JaHHOMY KpHUTepuio. bamibl cyMMHpYIOTCS OTAEIBHO MO KaKIOMY
MapaMeTpy M MOJy4eHHbIE pe3yabTaThl HCHOJB3YIOTCS IS pacdyera KadyecTBa 3KOHOMHUYECKOTO
MECTOIOJIOKEHHUS 3eMETbHOr0 yyacTka — Situs, ist Onpe/IesIeHHOr0 BUIa YTydIlleHU .

[IpoBegem pacuer curyca OIIEHMBAaEMOTO 3E€MEIbHOr0 yd4acTtka. i 3TOro MOJACTaBUM
suauenust PP, EP u Cost B hopmyny (3):

Situs = PP* [EP* (1-Cost)] = 47/50 * [66/70 * (1- 6/40)] = 0.943 * [0.940* 0.85] =0.75

[TomyueHHoe 3HaUYeHHE CUTyca BOSMOXHO HCIIOJIIb30BATh Ui HECKONbKHUX Iieneil. Hampumep,
Tereph MOXHO Goiee KOPPEKTHO OMPEIENUTH MONPABKH CTOMMOCTel 1 M° [t 00hEeKTOB-aHATIOrOB
IpU CPaBHUTEIBHOM MOAXOJC, MPEIBAPUTEIHLHO ONMpPEACINB CUTYC oObekToB-aHasioros [3]. Janee
MPUBECH MIPUMEp pacyera KOPPEKTHPOBOK MO MECTOMOIOKEH O (Tabd. 2).
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3HAYEHUS CHUTYCa MOXKHO HCIIOJIB30BaThb IJIsl ONPEACICHMs XapaKTepa
TUTAHUPYEMBIX YITYUIIEHHH, COTJIACHO I'paialliy, IPUBEIEHHON B Tab. 3.

Tab6muna 1

KpnTepnn OL€HKH Ka4YeCTBA MECTOII0JIOKEHHU A 3€MEJIBHOI0 YUYACTKA /151 KATErOpPHHU 3eMeJlb.
3€MJIM HACCJICHHBIX ITYHKTOB

PP PROX
EP Cost
Kpumepuu Kpumepuu
coomeemcmaeus coomsemcmeus Kpumepuu  3ampam  na
bannvl Gusuueckux bannv 9KOHOMUYECKUX banner | oocmyn K oyeHusaemomy
napamempos napamempos 3emeibHO20 obvexmy
3eMeNbHO20 YHacmKa yuacmka
10 9 Jlyuwee u HauGonee 2
a¢pdekTnBHOE
[Tonxonswas ans Hoctyn K 00beKTy
ucnosb3zoBanue (JIHDN)
CTPOUTENBCTBA obpemeHeH GOJIbLIMMHU
3eMEeIbLHOr0 yyacTka
KoHpUrypaums BPEMEHHBIMU  3aTpaTamu
10 10 COOTBETCTBYET 10
3€MeJIbHOrO yyacTka («npoOKku» Ha noporax)
KaTeropuu 3eMesIbHOro
yuyacTka
[MToaxoaswas s =
¢ 8 JIHOH OGaunznexammnx I Joctyn K 3emesibHOMY
CTPOUTENBLCTBA
3eMeJIbHbIX Y4YaCTKOB He yuacTky 3aTpyJIHeH
10 Tonorpadus 10 10
ABJIAETCS AHAJTOTMUYHBIM (HeKkayeCTBEHHbIE I0POTrH)
3eMeJIbHOrO yyacTKa
[TonseneHHble 10 I Jlons 3aTpar Ha AOCTaBKY
F—— MH)KEHEpHbIe Llentp nenopoi ChIpbst U1l CHaOXKeHUs
10 CUCTEMBI 1 10 AKTHBHOCTH 10 apeH1aToOpoB K 00beKTy
KOMMYHUWKaLUN BEJIMKA
9 2 3aTpaThl BpEMEHH MeLero
KJIMEHTa Ha JOCTYN K
VY no6Hble Y
. 00beKTy BEJIMKH
MOAbE3IHbIC MYTH [Tn0THO 3aceneHHbl i
2 (ocTaHoBKa
JUTst CHAOYXKEeH U paiioH
10 10 10 00OLECTBEHHOTO
apeHa1aTopoB
TpaHcriopta Oonee, yem B
5 MUHYTax X0AbObl)
10 10 > =6
Bbicokas netas
[lepBasi nuHus
NMPOXOAMMOCTb
10 10
> =47 10
JIBycTopoHHee
JBUKEHNE
10
10 WHuppactpykrypa, B TOM
uKCIIe YJIUYHO-10POXKHAas
10 CeThb, pa3BUBAECTCS
2. =66

Tab6nuna 2

IIpumep pacyeTa KOPPEKTHPOBOK M0 MECTONOI0KEHUIO
TPH ONIpeieIeHUH CTOMMOCTH 3¢MeJIBHOT0 YYACTKA METOA0M CPABHEHUSs MPOAAK

DsieMeHT cpaBHeHHs En. | OueHuBaembrit Obvexm Obvexm Obvexm
U3M. 00BEKT cpasnenua Ne 1 | cpasnenus Ne 2 | cpaenenus No 3
Curyc 0,75 0,65 0,7 0,9
Ha 16,7 %
Mecrononoxenue Ha 15 % xyxe Ha 7,1 % xyxe yame
KOPPEKTHPOBKA % 15% 7,1% -16,7 %
CyMMa KOPPEKTHPOBKH pyo. 1500 653 -3711
CKOppeKTHpOBaHHas IleHa | pyo. 11 500 9 858 18 510
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Tabauma 3
OnpeaejieHue XapaKkTepa yiaydlieHUi /sl 3eMeJIb HACeJIEeHHBIX MyHKTOB 10 3HAYEHHIO CUTYCa

Ipynna C ITpynna B ITpynna A
Yyuwenue Cumyc Yyuwenue Cumyc Yyuwenue Cumyc
Cmgg:?:lann 0,3-0,7 Toproeeie EHTPHI 0,7-0,9 T ——. 001
wracea C, D 0,3-0,7 busnec-uentpsl (A, B) 0,7-0,9 tentpsl (MOK)
CHopTHBHBIE 3Bl 0,2-0,6 PuTHEC-LICHTPEI 0,75-0,9
[Mapxusr 0,4-06
N Toprososo-
ITapkOBOYHBIN KOMITIEKC
T aDaKHbLE pasBiieKaTeIbHbIC 0,9-1
P 0,2-0,4 ¢ KOMMEPHCCKHIMH komruiekcsl (TPK)
KOOIEPAaTUBBI IIOILAISIMH
. | 0,65-0,85
(MHOTrO( YHKIIMOHATEHBIH
MapKOBOYHBIN KOMILIEKC)
Toctununer 2*, 3* | 0,3-0,65 Toctunnne 3*, 4* 0,65-0,85 Toctunnne: 4%, 5* 0,85-1

B 3akmioueHre HEOOXOIUMO OTMETHTh CIEAyIOllee. B NMpakTHKE OLCHKH HEIBM)KHMOCTH HE
CYIIECTBYET O0BEKTHBHON paboueil METOAMKH KOJIMYCCTBEHHOM OIEHKU KauyecTBa MECTOMOIOKCHHUS
pa3IuYHbIX OOBEKTOB HEABMXKUMOCTH. [IpemnokeHa MeTOAMKa KOJWYSCTBEHHOW OIEHKH KadecTBa
MECTOIMONOKeHHsT — cutyca. OmnpeiencHue CUTyca Ha TMPEIbIHBECTUIIMOHHON (a3e 3HAYUTENHHO
obyieryaer BBIOOp XapakTepa IUIAHUPYEMbIX yiydmieHui. [Ipu OIleHKE CTOMMOCTH 3eMEIbHOrO
y4acTKa MCIIOJIb30BAHME CHTyCa MOMOXKET MCKIIOYUTh CyObEKTUBU3M OIICHIIMKOB IPH OIICHKE
MECTOIOI0KEHUS.
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