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OBBbEKTbI ONMEPALMOHHON HEOABUXXNUMOCTH

OnepaynoHHON HeABMXKXMMOCTbIO B COOTBETCTBUU C
onpeneneHnem mexgyHapogHsix ctaHgapToB oueHkn MCO 2017/21
Ha3blBaeTCs 06beKm HedsUXXumMocmu, CripoeKmupoeaHHbIl OJisi
creuyuasibHo20 murna 6usHeca, npu4YeM cmoumMocms 3mou
HedeWwKuMocmu ompaxaem KommMepdecKul (0OXOOHbI)
nomeHuyuas 0aHHo20 bu3Heca.

MeTtoanyeckue pekomeHgaumm MCO «OueHka onepauMOHHON HEOABMXUMOCTUY:
IVSC The Valuation of Trade Related Property, 2012

MeTtoandyeckue pekomeHgaumm RICS «OueHka 00 beKkToB onepaLuMoOHHON HeABUXUMOCTUY:
VPGA 4 Valuation of individual trade related properties



OBBbEKTbI ONMEPALMOHHON HEOABUXXNUMOCTH

K Tunn4yHeIM 06bekTam onepalmoHHOM
HeABWXNUMOCTUN OTHOCATCA 34aHUS,
CTPOEHMUA U NOMELLEHNS, B KOTOPbIX

pacnonaratTcs

roCTUHULDbI,
TeaTpbl,

KOHUEPTHbIE 3a/bl,

KUHOTeaTpbl,

asTO3anpasouyHble cTaHuuu (A3C),
MOPCKHNE M peYHble NOopPTbl
KOHTEeMHepHble ABOpPbLI

MapuHbI ANA KaTepoB u AXT
nueHble 6apbl-NMBOBAPHMU
YacCTHble rocnUTazun N KINHUKKU
CTaAUNOHbDI,

KpbITble /iegoBble apeHbl,
nnaBarte/ibHble 6acceiHbl

aKBanapKu

ronbd-Knybbl (BKAtoYasa ronbd-nona, Kak ocobole
06beKTbl NaHALWAPTHOM apPXUTEKTYPbI)
aBTOMAaTU3NPOBaHHbIE CKNaAabl,
BeTporeHepaTopbil

U npouune o6veKTbl, HeoTAeIMMbIE OT YNpaB/ieHUA
6busHecom.



OBBbEKTbI ONMEPALMOHHON HEOABUXXNUMOCTH

«Ob6beKTbl HeaABUXXUMOCTU, HeoTAenumble OT 6u3Heca» O03HaYaeT, 4YTO B OTAMYME OT [JOXOAHOW

HEeABUKMMOCTUN TAaKON 0O BEKT

- CNPOEKTUPOBAH, CO34aH M CneLmranbHO OpraHM3oBaH AnA 3Toro busHeca,

- NPUHOCUT AOXOA ero BAagenblly OT 3KCAyaTauMmn B coctaBe bM3Heca,

- He npeaHa3sHayeH ANA APYroro MCMNosib30BaHMSA, HanpuUMep, He MOXKeT ObiTb MCMNoNb30BaH KakK
NOX0AHAA HeABUKMMOCTb ANA CAQ4YM B apeHay Naolaaen.

To ecTb, ANA Apyron AeaTenbHOCTU, Kpome onpeaeneHHOU, 06bEKT onepauuoOHHOU HEeABUKMUMOCTU He
npeaHasHa4vyeH U He npucnocobneH.

B NpoTMBOMONOXKHOCTb 3TOMY OOblYHbie OOBEKTbI AOXOAHOWN HEABUXMMOCTU — OQPUCHbie 34aHUA, TOProsble
NOMeLLEHUA, YHUBEPCA/IbHbIE NPOMU3BOACTBEHHO-CKIaACKME 0OBEKTbI - OLLEHMBAKOTCA UCXOAS U3 UX NOTEHLMANIbHOIO
apeHAHOro goxoaa Npu caadye B apeHAy cBobOAHbIX naolwiagen. N ctaBKa apeHAbl He 3aBUCUT OT BMAA bU3Heca,
pasmellaemoro Ha naowaasax. Mnaowaanm o6bIMHOM AOXOAHOM HEABUMKMMOCTM MNPUHOCAT A0X0A4 WX BAadenbly
HEe3aBMCMMO OT TOro, KaKow B1U3Hec pacnonaraeTca Ha HUX, U KaKyto OH UMeeT AO0XOAHOCTb.

B cnyuyae onepauMOHHOI HeABUXXMMOCTU 3TO He TaK, U 06beKTbl onepauuoHHOW HeABMXUMOCTU ABAAIOTCA YaCTbIO
6u3sHeca 1 ouUEeHMBAIOTCA NO UX BKAaAy B AOXOAHOCTb 3TOro 6usHeca. Moartomy mx Ha3blBalOT HEOTAENUMbIMU OT
CBA3aHHOro ¢ HMMmu bnsHeca, 6yab 3To roctuHmua uam A3C.



OBBbEKTbI ONMEPALMOHHON HEOABUXXNUMOCTH

B otnuune ot AoxoOoHOUM HeABUMXMMOCTU, cpalowencs B
apeHOy MHOIMMM apeHpaTtopaM, OObBLEeKTbl oOnepauuoOHHOMU
HeaABWXUMOCTHU yrnpaBnsaTCA OAHUM onepaTopom,
BeoyLwnm bu3HeC Ha o0beKTe.

(nosicHume eoripoc 06 apeHde u o 0ogepumeribHOM yripasreHuu)



OLLEHKA ONEPALMOHHOW HEABUWXUMOCTHU

MockonbKy 6M3HEC onepauMOHHON HEeABUXKUMOCTU He OTAe/NIeH OT Hee, TO ocoboro
BHMMaHMA 3aKa3uMKa U oueHWwuKa apnaetca popmynmposka OBbEKTA OLLEHKH

Hanpumep, BbipaXeHne «oLeHKa rocTUHULLI» MOXeT nogpasymeBaTh crieaylouine 06beKTbl OLeHKU:

a) OeucTBYHOLWWMM OU3HEC = OoLeHKa KOMNaHUU Unn ee busHec-noagpasneneHmem no pakTM4eCcKum
nokasaTtensam («CTOMMOCTb-B-NONIb30BaHNNY)

b) «pgeucTBylOWaa roctTuHULa» = He paKTUYECKUN, a TMNOTETUYECKUN, TUMNYHbIN ANSA OAaHHOIO pPbIHKA
Ou3Hec Ha AaHHOM 00beKTe (pbIHOYHAasA CTOMMOCTb OM3Heca)

C) «HegencTBYyHLas rOCTUHMLA» = OM3HEC B Ha4YalflbHOW CTagaun UIU B CTagUUN «3aMOPO3KU» =
(pbIHOYHAs CTONMOCTD)

d) TONbKO MMyLLECTBEHHbIN KOMMJIEKC = 3eMns, 34aHue, mebenb, MalWluHbI, 060pyaAoBaHUe, BKIOYas
nporpaMmmHoe obecneyeHume, (PbIHOYHaA, UHBECTULMOHHAA UM NMNKBUOALUNOHHAA CTOMMOCTD)

e) TOJNNIbKO HEABUXUMMOCTb = 3eMJiAA, 3AaHUA, CTPOEeHNA, COOpyxXeHus (Te Xe Bnabl CTOVIMOCTVI).



OLLEHKA ONEPALMOHHOW HEABUWXUMOCTHU

[ OCTUHULIbI ABNAKOTCS npmBriekateribHbIM OJ14 baHKOB 0bbeKTaMu
3aliora rnpu KpeamntToBaHm, NOCKOJ1bKY NX AOXOOAHOCTb OTHOCUTEJIbHO
cTaburnbHa, NMPOrHo3npyema, HTo CHUXXaeT PUCKHU O6CJ'Iy>KI/IBaHI/IFI Aosira.

OQHako BaXXHO NoAYEPKHYTb, YTO B 3aror, Kak npaBuno, 6aHku
0hOpPMIAIT HedeUXXuMocmb (30aHue U 3eMesibHbIU y4acmok)

20CMUHuUyUbI, a He cOBCTBEHHO DU3HEC (TO eCTb, HE aKUMN KOMMaHUN U
He Jonu BnageHus).



OLLEHKA ONEPALMOHHOW HEABUWXUMOCTHU

Bce nepeyncneHHoe OTHOCUTCA K CyLeCTBEHHOU YaCcTU B3aMMOOEUCTBUA OLeHLUMKA U 3aKa34vMKa, a
MUMEHHO, K TOYHOM (hopMyrnUpoBKe 0OBbLEeKTa OLUeHKU, K TOYHOU (hopMyrnnpoBKe Lienu oueHKN u Buaa
oLueHuBaeMou CTOMMOCTM.

Heponyctumo B goroBope Ha OUeHKY YKa3bliBaTb «OUEHKa PbIHOYHOU CmMoumMocmu 20CMUHUUbI
«Pomawka», pacnosnoxxeHHou..». YTobbl n3bexatb B3aMMHOIro HEMOHMMaHUA N NOCNeAYOLWNX NPeTeH3UN,
HY>KHO TOYHO YKa3biBaTb B JOrOBOpe Ha OLeHKY npeameT oueHKU. NMpumepsbl: «[Jo2oeop Ha oka3aHue
ycriy2 no oyeHke pbIHOYHOU cmoumMocmu

-5 490 331 06bIKHOBEHHbLIX UMeHHbIx akyuu NMAO «locmuHuuya «Pomawka», cocmasnsrouwux 74,42%
ycmaeHo20 kanumaisna Obwecmea.»

- UMyujecmeeHHO20 KOMIJIeKca 20CmuHuubl «PoMauwka», pacrnoJsioxeHHol rno aopecy ...... , 6KJIrOYas
30aHue, 3eMeJibHbIU y4acmok, mebesib, MawuHbl U o60opydoeaHue, nepe4vyucrieHHble e lpunoxeHuu 1 Kk
daHHomy [Jozoeopy»

- 30aHusi U 3eMeJyIbHO20 y4yacmka delicmeyrouwieli 20cmuHuUybl «PomMawka», pacrnosioxXeHHoU rno adpecy..»



OLLEHKA ONEPALMOHHOW HEABUWXUMOCTHU

MeToAabl oLeHKU onepauuoHHon HeaBmxumocTu (OH) .
B obuiem meToguka oueHKM pbiHOYHOM cToumocTn OH TakoBa.

1) OueHuBaeTcs pbIHOYHAsA CTOMMOCTb AeucTByloLero 6msHeca nytem oueHkn EBITDA gna gaHHoro
obbekTa, 00opyaoBaHHOIO U yrnpaensgeMoro padyMHo adeKTUBHbIM ONepaTopoM (yrnpasngatoLLnm).

2) [anee 60MNbLUMHCTBO AEUCTBYIOWMX METOOAMK PEKOMEHOYET UCXOAUTL U3 MPUHLIMNA CYMMUPOBaHUA,
npegnonarasi, YTo pblIHOMHAA CTOMMOCTb BM3Heca cknagbisaetcs n3 PC otaenbHbIX 6u3Hec-eanHul, PC
MawnH n obopyaosaHua n PC 3eMnu u CTpoeHumn (MOSACHNTb O BHYTPEHHEN apeHan).

3) B cooTtBeTcTBMM C 3TUM NPUHLMNOM N3 BENUYUHbI PC «CTaHOapTU3MPOBaHHOIO» Bu3Heca BblYUTaOTCA He
OTHOCSALLMXCA K HEABMXMMOCTU YacTu (OBMKMMOE MMYLLECTBO, 0bopyaoBaHMe) U OONM CToMMocTn busHeca
(CTOMMOCTM OTAEsNbHbIX CNYXD, HemaTepuarnbHe akTuBbl, ryasuns). OcTaTok npeacrasnseT cobon CTOMMOCTb
oObeKkTa HeABWXKNMOCTN. 3eMIIs OLleHNBaAETCA OTAENbHO Kak He3aCTpOeHHad. Beluntas cToMMOoCTb 3emnu,
Nony4arT OLEHKY CTOMMOCTU 34aHnA (30aHnn).

NpumedaHue: B NtoOOM criyyae oLeHKa aencTByollero busHeca — HayanbHas 6asa oueHku. [lanee Hy»XHo
PEKOHCTPYMpPOBaTh (PUHAHCOBYHO OTYETHOCTb MOA, « TUMUYHOIO pasyMHO 3dMEKTUBHOIO ornepaTtopay).



Mpumep, OueHka CTOMMOCTU rOCTUHULbI N ee YyacTen (M3 OTyeTa o6 oueHKe oTenA

B CaHkT-lNeTepbypre ) .

HaumeHoeaHue akmuea Tbic py6
PblHOYHasAs CTOMMOCTb [OEWUCTBYHLWEN TFOCTUHMUUbI* (geicTByouee 240 040
npeanpuaTUe + HeABUXUMOCTb + MaTepuanbHble + HeMaTepuanbHble akTUBbI.)
B ToM uucne: Mebenb, obopypaoBaHue, ABUXMMOE UMYLY ECTBO, 3anachbl 12 600
UToro 6e3 mebenu n obopygoBaHua:
HeaBuxumoctb + HemarepuanbHble aKTUBbDI 227 440
Cmoumocmb HeMamepualrbHbIX aKmugos:
OB6y4yeHHbIN U CraXXeHHbI nepcoHan 2 850
O6opoTHbIN KanuTan 9 000
CTtoumocTb OpeHaa, TOproBor Mapku 500
LoxodHbie cnyxbbi, BKNoYas
Cnyx6a nutaHus u HanuTKOB 4 880
Cnyxba TenekoMmmyHukaunm 330
Cnyx6a npouux ycnyr 4210
UTOoro crommMoctb HeMarepuarnbHbIX aKTUBOB 21770
Hdanee, ebiyumas u3 norHoU cmoumocmu npednpusmusi CMouMocmb
mMamepuanos u obopydosaHusi (MO), HemMmamepuaribHbiX akmuegos,
6peHda, cmoumocmu Gox00HbIX criyx6, nony4yaem:
OueHKa CTOMMOCTU HEABUXMUMOCTHU 205 870
CTOMMOCTb HEABMXXUMOCTU KakK % OT NOMHOW CTOMMOCTU AEeUCTBYOLW ero 85%
npeanpuaTus
PblHOYHaA CTOMMOCTb 3€MeSfIbHOro yyacrka** 95 000
CTtoumocTb 3eMnu Kak % OT CTOMMOCTU AelcTBYyoWero npeanpuaTus / 40%/46%
HeaBUXUMOCTHU
CToMMOCTb 34aHUA AENCTBYHOLLEro oTens 110 870
CTtoumocTb 3gaHunsa gencTeyrowero otensa kak % oT cToumocTu 46%/54%

AeliCTBYOWEro npeanpuaTtus / HeABUXUMOCTU

*He nymame c oyeHKoU KoMrnaHuu, enaderwel amol cocmuHuyed

**[1o GaHHbIM aHar0208 3eMefibHO20 PbIHKA, C IMEeM Xe 30HUPOBaHUEM,
mpaHcrnopmHol o0CmynHOCMbI, UHXEeHEepHbIM obecrieyeHuUeM -e8ceMu Kayecmeamu
0719 pa3meweHusa omerneu
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Market | 2011 | 2012 | 2013 | 2014 | 2015 | 2016 | 2017 [ 2018 | 2019 | 2020 | 2021 |

Paris 3.63 3.80 3.86 4.05 4.03 3.70 3.88 4.16 4.30 3.80 4.06
London 3.38 3.60 3.60 3.90 4.02 3.46 S8 3.42 3.47 2.99 3.17
Ziirich 2.98 2.83 2.89 3.08 311 291 2.90 2.92 2.98 2.60 271
Geneva 2.69 2.60 2.46 2.62 2.64 2553 2.53 2.44 2.50 2.17 2.28
Amsterdam 1.67 1.62 1.70 1.84 2.00 2.14 2.26 2.36 2.36 212 2.18

Rome 2.08 2.03 2.08 2.16 2.26 2.27 2.32 2.44 2.50 2.09 2.18
Florence 1.66 1.64 74) 194 2.12 2.16 2.30 2.35 241 1599 2.10
Milan 1.65 1.58 1.64 1.73 1.90 1.83 191 2.00 2.13 1.77 1.89
Barcelona 1.32 133 1.40 149 1.65 1.88 2.01 191 2.04 1.78 1.89
Madrid 1.21 1.13 1.06 1.22 %39 1.54 1.76 1.85 1.96 1.66 1.76
Munich 1.34 1.45 1.55 1.67 1.73 1.71 1.77 1.87 1.88 1.65 1.72
mﬁ-mmmmmmmmm
Copenhagen 1.19 1.18 1.24 135 1.47 1.59 1.62 1.67 1.64 1.51
Dublin 0.92 0.97 1.03 117 133 1.53 1.57 1.66 1.68 141 1.47
Edinburgh 1.25 131 1.34 144 1.59 1.48 1.47 1.48 1.45 1.25 1.32
Hamburg 1.16 1.15 1.18 1.26 1.33 143 1.47 1.44 1.43 1525 131
Berlin 1.02 1.04 1.04 1.10 1.19 1.21 1525 1.34 1.38 1.22 1.28
Prague 0.95 1.00 1.00 1.05 1115 1.27 1537 1.45 1.51 1.23 1.27
Stockholm 1.34 1.27 1.27 1.29 1.40 1.47 1.42 1.36 1.37 1.21 1.27
Frankfurt 1.14 1.16 1.22 1.25 %35 1233 1.38 1.40 1.40 1.21 1.24
Brussels 1.03 1.01 1.03 1.07 111 1.03 1.14 1.22 131 1.12 1.17
Vienna 1.06 1.09 1.04 111 1.17 1.22 1.25 1.32 1.39 1.13 1.17
Lisbon 0.79 0.71 0.75 0.83 0.92 1.02 117 1.27 132 1.09 1.15
Budapest 0.78 0.78 0.80 0.86 0.93 1.02 1.15 1.21 1.29 1.04 1.06
Istanbul 1.97 1.97 1.76 1.58 1.44 1.10 1.06 111 1.30 1.00 1.03
Moscow 1.59 1.78 1.70 1.06 0.92 0.97 1.08 1.17 1.14 0.90 0.95
Athens 0.79 0.60 0.64 0.68 0.77 0.85 0.94 1.00 1.10 0.90 0.94
Warsaw 1.08 114 1.07 0.99 1.02 112 1.22 1.21 1.15 0.92 0.94
Manchester 0.82 0.85 0.85 0.96 1.08 1.03 0.97 0.96 0.98 0.84 0.90
St Petersburg 1.02 114 1.19 0.82 0.80 0.82 0.94 0.99 1.05 0.82 0.87
Bucharest 0.68 0.64 0.64 0.68 0.74 0.85 0.88 0.91 1.00 0.79 0.81
Bratislava 0.68 0.64 0.64 0.60 0.66 0.79 0.83 0.84 0.94 0.75 0.77
Birmingham 0.63 0.65 0.65 0.73 0.82 0.76 0.73 0.76 0.75 0.64 0.69
Sofia 0.57 0.58 0.54 0.58 0.62 0.72 0.79 0.83 0.85 0.67 0.68
Source: HVS - London Office Note: Based on euro calculations v
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OLLEHKA ONEPALMOHHOW HEABUWXUMOCTHU

Jonu pbiIHKa POCCUUCKUX
roCTUHUYHbLIX onepatopoB (2019r., %)

Azimut Hotels
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OLLEHKA ONEPALMOHHOW HEABUWXUMOCTHU

[aHHble cnpaBO4YHUKOB Nno oueHkam PC u 3aTpaTtam Ha CTpoOUTENbLCTBO
cnepyet npumeHsaTb K CTAHOAPTHBIM OBBEKTAM ONEPALIMOHHOW HEABUXUMOCTMU:

yAOBJIeTBPAOLWMNX CTaHAAPTaM

MeCTOMNOoJIOXXeHUA (TPaHCMNOPTHON, XKEHepPHON, couuaribHOMU AOCTYMNHOCTH),
NPOEKTUPOBaHUA 34aHUN, UX NJTAHUPOBKU, UHTEPLEPOB N OKPYXKEHUH,
MaTtepuanoB, obopyaoBaHus,

3HepFOCH66)KeHVI$I U NPpovYnx "HXeHepHbIX CUCTEM



