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B crarbe paccmarpuBaeTcs ciocod KOppeKTHPOBKH CTOMMOCTH 3€MENbHOTO YYacTKa, BHICTYIAIONIETO B POIH
3aJI0TOBOTO MMYILECTBA Ha BEJIMUMHY PUCKOB, IIPHCYIIMX JAHHOMY BH/IY HEABI)KHMOTO HMYIIECTBA. Y YHTHIBAINCH
CIICTYIOIIUE PUCKU: KPESAUTHBIM, PUCK HABOAHEHHS, PUCK 3eMICTpSICEHUS. BpUIH omucaHbl COCOOB! yueTa JaH-
HBIX PHCKOB, I1OJTydeHbI UX KOJINYECTBEHHbIEC BhIpaXkeHus. Jlanee, KomMuecTBEHHOE BhIPaXKEHNE KPEIUTHOIO PUCKa
MPUMEHSUIOCH KaK JUCKOHT K PHIHOYHOH CTOMMOCTH 00BEKTa 3aJI0Ta, KOJIMYECTBEHHBIC BHIPAXKECHUSI PUCKOB 3eMJIe-
TPSCCHHS U HABOJHEHUS IPUMEHINCH KaK AUCKOHT IJIsI CTOHMOCTH IIOTyYSHHOU B paMKaX JOXOIHOTO MOAXOAa.
Iomy4eHHas CTOMMOCTb SIBAAETCS] CKOPPEKTUPOBAHHON Ha JAHHbIE BU/IbI PUCKH H SIBJIAETCS O0see KOPPEKTHOI mpu
NPHHATHY UMYyIIecTBa B 3a10T. Takum 00pa3oM, y4eT JONOIHHUTEIBHBIX PUCKOB IIPU OLICHKE 36MENIBHBIX yYaCTKOB
HO3BOJIUT CBECTH YTPO3y HEPEAIN3aIIHU 3aI0ra HAa TOPraX K MUHEMYMY.

HaBOJHCHHUSHA, PUCK 3eMJICTPACCHUA

THE ACCOUNT OF RISK WHEN EVALUATING LAND AS COLLATERAL
Efimova N.F., Yumanov E.Y.

St. Petersburg State University of Economics, Saint Petersburg,
e-mail: nadezhda_efimova@mail.ru, ev.yumanov@gmail.com

The method of value adjustment of the parcel of land acting as mortgage property at a size of the risks inherent
in this type of real estate is considered in the article. The following risks were taken into account: credit risk, flood
hazard and earthquake risk. The article describes techniques for evaluation of risks mentioned above and provides
their quantitative assessment. Quantitative evaluation of credit risk was applied as a discount to the market value of
the collateral object; quantitative evaluation of an earthquake and flood risks were applied as discounts to the cost
received within an income approach. The obtained risk-adjusted value is considered to be more correct to use when
taking property as collateral. As a result, additional risks taken into account during land assessment will allow to

minimize threat of non-realization of collateral at the auction.

Keywords: land evaluation, property valuations for mortgage security purposes , risk assessment, credit risk, flood

hazard, earthquake risk

O1eHKa Ut Lenen 3ajJora — OqUH U3 Hau-
0oJiee aKTyalbHBIX ACIIEKTOB TPAKTHYECKOTO
HCIIOJIb30BAHUSI TCOPUH OIEHKH, T.K. SIBISCT-
Csl BOCTPEOOBAaHHBIM BHJIOM YCIYT Ha DPBIHKE
OILICHKH.

[Ipu u3yuyeHMu BONPOCOB OLIEHKU HMY-
IEeCTBa B LIEJSAX 3aJ0ra 4acTO MOXKHO MPO-
CIIeIUTh Ha TE3UC, YTO KJIIIOUYeBass poib
B IIOCTAHOBKE 3aJayd JOKHA OTBOJUTLCS
3aKa34MKy OIICHKH, a HE OLEHILUKY. DTO TeM
0oJiee OYEBUIHO B CIydasiX, KOr/ia 3aKa3dyu-
KOM SIBIIAFOTCS OaHKH, JUISl KOTOPBIX OI[EHKa
CTOMMOCTH MPEAMETOB 3ajiora 3TO OJHa U3
[NIAaBHBIX COCTABJIAIOIIMX AJIEMEHTOB PHUCK-
MEHEKMEHTA.

B Takux ycrnoBusx Heygadum OaHKOBCKOTO
PUCK-MEHEKMEHTA, CBSI3aHHBIE C HEpeau-
3anuel MpeaIMeToB 3aJI0Ta Ha Toprax, U o0y-
CJIOBJICHHOE 3THUM BBIHYKIEHHOE OCTaBJIEHUE
HENPOQHUIIbHBIX AKTHUBOB, MPEACTABIISIOTCS
B IEPBYI0 OYEpPE]b PE3YJIBTATOM HEKOPPEKT-
HOW OLEeHKHU. Bciencreue 3T0oro, Hay4dHOU
pOoOJIEeMON JTAHHOTO HCCIIEOBAHUS SBISETCS
MPaKTUKa HEKOPPEKTHOW OLIEHKH PBIHOYHON
CTOMMOCTH O0BEKTA 3aJI0Ta.

Ilenmsto HacTosMIEH pabOTHI CTAJIO COBEp-
IICHCTBOBAHME MPAKTUIECKUX OCHOB OIICHKH
3€MEIIbHBIX YYACTKOB B LIEJISX 3aJI0Ta.

3emuist 3aHUMAET LEHTPAIBHOE MECTO B CH-
CTeMe HEJBUKMMOTO UMYIIECTBA. 3eMeTbHBIN
y4acTOK — 3TO OTpe/elieHHas 9acTh MOBEpX-
HOCTH 3€MJTH, HMEomasi 0003HaYeHHYIO TUTO-
maab, TPAHUILY, MECTOIOJIIOKEHNE, U NIPYyTHe
XapaKTePUCTUKH.

B nmanHOW crarbe OyAyT pacCMOTPEHBI
Y YYTCHBI B UTOTOBOM CTOMMOCTH:

— KPEeTUTHBIN PUCK;

— PHCK yTPO3bI 3eMIIETPSICEHHUS,

— PUCK YyTPO3bI HABOIHCHUS.

DKOHOMMYECKAsl TEOpHUs MOMYyCKAaeT TpU
croco0a ydera pucKa MpHU ONPEEICHUH CTO-
UMOCTH 0OBEKTa OIICHKH.

— YMEHBIIIEHHE UTOTOBOM CTOMMOCTH 00b-
€KTa OLIEHKW Ha BETMYHHY ITOTEPh OT PUCKOB;

— y4eT MOTeph OT PUCKOB MPU TOCTPOSHUH
JIEHEKHBIX TTOTOKOB 0OBEKTA OICHKU;

— y4eT B CTaBKE JIUCKOHTA JIOTIOJIHUTEIb-
HOW HaI0aBKH 32 TOT WJIK MHON PUCK.

B pamkax pamHO# paboTel Oymer wc-
MOJTb30BATHCS TIEPBEII CTIOCO0 ydeTa pucka —
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YMEHBIIIEHHE CTOMMOCTH OOBEKTa 3aj1ora Ha
BEJIMYUHY [TOTEPH OT PUCKOB.

KpenutHelid puck — pUcK BOSHHKHOBEHUS
yObITKOB Oanka. OH COCTOUT H3:

1. Yxyamenne (QUHAHCOBOTO COCTOSHUS
KOHTpareHTa.

2. HegocraTouHOCTh akTHBa, MPU3HAHHO-
ro SKOHOMHUYECKHM OOecriedeHueM Uil yIOB-
JeTBOpeHus TpeOoBaHU KpenuTtopa [2].

CornacHo mojienu, npeacrabienHon [{aka-
eBbIM A.X. 0a30Bas OIIEHKA KPESIUTHOTO PHCKA
WIM PUCKA OTHEJIBHONM KPEAUTHOM olepanuu
MOJKET IPOU3BOIUTHCS C PA3HOM CTETEHBIO Jie-
TaJIu3aluu

Oxupnaemsbie norepu (Expected Loss, EL)
CBSI3aHHBIE C KPEIWTHBIM pHCKOM. Oxmuuae-
MBI€ [IOTEPU MPEACTABIIAIOT COO0I BO3MOXKHBIE
KpEeIUTHBIE TIOTEPHU IO OTAENBHOM OTepaIiH.

EL=CE * PD * LGD (1)

rne EL — oxunaemble norepu; CE — cymma,
noBepkeHHast pucky; PD — BeposiTHOCTB 1ie-
¢onra; LGD —norepu B ciydae nedodira.

Cymma, NoABEp)KCHHAsi KPEOUTHOMY pPH-
cky (credit exposure, CE) —cymma o0s3a-
TEJILCTB JICOMTOPA, HEBBIIOJHEHUE KOTOPBIX
CIOCOOHO MpUBECTH K noTepsM. [t kommep-
YECKOr0 KPEANTA YPOBEHb BO3MOXKHBIX TOTEPh
paccuMThIBacTCS Ha OCHOBE OOLICH CyMMBI
00513aTEeJILCTB 110 JAHHOMY KPEIUTY.

YpoBens moteps B ciydae aedonta (loss
given default, LGD). B ciyuae nedonra ne-
OuTopa ypOBEHb peajbHO TOHECEHHBIX Kpe-
JUTHOH OpraHuzanuell Mmorepb, Kak IMpaBHIIo,
MEHBIIE CYMMbI, MOABEPKEHHONW KPEOUTHOMY
pucky. [IppunHaMu MOTYT CIIyKUTb: HaJIUIHE
00€eCIeYeHHOCTH 110 3a70/DKEHHOCTH, peajn3a-
IIUsI KOTOPOTO MOXKET MOKPBITh YOBITKH. [laHHOE
3Hauenue nexut mexay 0 u 1 (0% u 100%).

BepositHocTs nedonra (default probability,
PD)— 5T0 BEpOSITHOCTb HEMJIATEKECIIOCOOHO-
CTHU 1eOUTOpa B TCUCHHE ONPENEIIEHHOIO KO-
JINYECTBA BPEMEHH.

JlaHHBIN NOKAa3aTeNlb PACCUUTHIBAECTCS CO-
macHo mozenu Yeccepa.

2)

Zcppssir = (l-i-lTY)

rae

Y =-2,043 - 5,24K1 + 0,005K2 —
—6,65K3 + 4,4K4 — 0,079K5 — 0,122K6

K1 — (denexusie cpencrsa + brictpopeanusy-
embIe 1ieHHble Oymarn) / COBOKYITHbIE aKTHUBEI
K2 — Herro-npomaxu / (JleHexxHble cpem-
ctBa + beicTpopeanu3yemMsble 1ieHHBIE OyMarn)
K3 — BpyrTo-n0xoz61 / COBOKYIHBIC aKTUBBI
K4 — CoBoxkymnnast 3an0mkeHHOCTS / COBOKYTI-
HBIC aKTHBBI

K5 — OcHoBHroi#1 karnutan / UncThie akKTUBBI

K6 — O6opotaslii kanutan / Herto-npogaxu

Ecnu 3nauenne ZCHESSER > 0,5, To 3a-
eMILMKa CJIeyeT OTHECTH K IPYyIIe HeHaIeK-
HBIX KJINCHTOB [6].

B pamkax maHHO#H paGoThI OBIT MpOBECH
pacduer Ha OCHOBE (MHAHCOBOH OTYETHOCTH
YCIIOBHOTO 3aeMINMKa. Pe3ynbTrarel pacyeToB
MPEACTaBICHBI HIXKE.

— 2,043 — 5,24%0,0632 + 0,005*0,867 —
—6,65%(— 0,124) + 4,4%1,01 —
—0,079%(— 2,889) — 0,122%15,763 =
=1,204=1/(1 + e’(- 1,204)) = 0,23

OTcrona ciieyeT, 4To BEPOSTHOCTH JieholI-
ta (PD) cocrasnser 0,23.

Hwmxe mpesicraBieHbl YCIOBHBIC JaHHBIC,
UCTIONb3yeMbIE B pacyeTax.

CyMMa, TOZIBEp)KEHHAsT KPEIUTHOMY DPH-
cky (credit exposure, CE) = 300 000 000 py6.

PriHouHas cTOMMOCTH 00BEKTa 3ajora (3e-
MenbHOTO yuactka) = 250 000 000 pyo.

YpoBeHb TOTEph B ciaydae Jnedoinra
(loss given default, LGD) = (300 000 000 —
250 000 000)/300 000 000 = 0,167

Oxwunaemsie motepu (EL) =300 000 000*
0,167%0,23 = 11 523 000 pyOneit

PeiHOUHAsT cTOMMOCTH OOBEKTa 3ajiora
¢ yueToM KpeautHoro pucka = 250 000 000 —
11 523 000 =238 477 000 py6aeit

Janee OynyT pacCMOTPEHBI TPUMEPBI BO3-
MOYKHBIX KOPPEKTHPOBOK CTOMMOCTH 3€Mellb-
HbIX YYaCTKOB PACIIOJIOXKCHHBIX B paﬁOHaX
C PUCKOM 3aTOIUICHUS U 3eMJICTPSCEHUH.

BeposTHOCTh pHCKa — 3TO BEPOSTHOCTh
TOTO, YTO TO WM WHOE COOBITHE (COOBITHEH
pucka) HacTynut. Puck c BeposTrHocThiO 0
PHCKOM HE CUHMTACTCS, TaK KaK HE MOXET Mpo-
n3oitu. Puck ¢ Bepostaocts 100% He sBIs-
€TCsl PUCKOM, TaK KakK SIBJISICTCS JIOCTOBEPHBIM
coObiTHEM [4].

BenuumnHa pucka — mokasaresib, KOTOPBIN
o0benuHICT B ceOe BEPOSTHOCTH BO3HHUKHO-
BEHHSI PUCKA U €0 BO3MOXKHBIC TTOCIIEACTBUSI.
BenuunHa pucka pacCUMTBHIBAETCS IIyTEM YM-
HOKCHUSA BEPOATHOCTH BO3ZHUKHOBCHHSA PpHUCKa
Ha ero BozjeucTeue [5].

Ecnu BeposSITHOCTH COOBITHSI paBHA P, TO
BEPOSITHOCTh HE HACTYIUICHHS COOBITHS paBHA
q=(1-p). buromMHMaEHOE pacIpeneIeHue Hc-
MOJIb3yeTCsl, YTOOBI HAWTH BEPOSTHOCTH HACTY-
TUICHUS COOBITHSI I Pa3 3a mepuof B n jieT. Jlan-
HBIN MIEPUOJ B PaMKaX JJAHHOHW pabOThl YMECTHO
YPaBHSATH CO CPOKOM BBITUIATHI KPETUTA.

G)*P’ “(1-p)" ©)

s punmeHt.

— OMHOMHMANBHBIN KO-

MEXTYHAPOJIHBIN KYPHAJI TIPUKJIA THBIX
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Puc. 1. Kapma pationos noosepoicennvix pucky Hagoonenut [1]

Hcxons u3 maHHBIX O PUCKE 3aTOIIEHUS
MPEACTABICHHBIX HA PUCYHKE BBIIIC, MOXKHO
c/IeNaTh BBIBOJ, YTO MPEBBILICHUE OMACHOIO
YPOBHSI BOA B pailoHE PACIOJIOKCHHUS yCIIOB-
HOTO OOBEKTa OIEHKH MpOHCcXomuT | pas 3a
50 — 100 net. B kagecTBe paccMarpruBaeMoro
niepurona 0b11 B3T niepuos B 50 set. [Iporuos-
HBIU iepuon (n) paBed 10 rogam.

P=1/50=0,02.

Takum 00pa3zom, ucnomb3ys hopmyiny Ou-
HOMHAIILHOTO PACHpPECIICHHs, Mbl MOXEM
OTIPE/ICITUTh BEPOSITHOCTh HACTYIJICHUSI COOBI-
Tus pa3 B 10 jeT:

|
ﬁ'x 0,021 X 0,989 ~
—1)X1!

~10 x 0,02x0,834 =0,167.

Nwmes BEPOATHOCTDb HACTYIIJICHU A CO6I>ITI/I$I,
pa3mep yiiepba OT ITOro COOBITHS, U PHIHOY-
HYI0 CTOUMOCTh OOBEKTA OIEHKH, MBI MOXKEM

MOCYUTATh BCIIMYMHY JUCKOHTA Ha PUCK 3aTO-
rwienus (D1) my1st TaHHOTO 00BEKTa OLICHKH.

Bepostaocts HaBogHenns = 0,167.

VYiepO A 3eMeTbHOTO y4acTKa ObLT B3SIT
B COOTBETCTBHU C IJIOMIA/IbIO €TI0 3aTOMJICHUSI.
Hcxonst M3 puCyHKa BBIIIE IUTONIAb 3aTOIIIe-
HUSA HaxXomuTcs B auamaszoHe 75-90%. Jlms
pacueTa NpUMEHSETCs CpeHee 3HaUCHUE JT1a-
naszona pasHoe 82,5 %.

OTcrofa cieayeT, 4To BeJIMYMHA TUCKOHTA
Ha puck 3aroruieHus (D1) cocraBut:

D1 =0,167x0,825 x
x 250 000 000 py6. = 34 443 750 py6.

[lanee mpezncraBneH pacdeT IWCKOHTa Ha
puck 3emiterpsicerust (D2) mo cxoxkeit MeTomuke.

B coorercTBuM ¢ manHbiMH KapThl OCP-
2012 mepuon MOBTOPSIEMOCTH 3E€MIICTPSICCHUS
MOIIHOCTH 7 0ajlUIOB B paiioHe PacroioKeHHs
YCIIOBHOTO O0OBEKTa OIIEHKH cocTaBisieT 1 pa3
3a 500 mer.
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Puc. 2. Kapma pationog noosepoiceHnvix pucky semiempsceruil [3]

CKOppeKTI/IpOBaHHaSI CTOMMOCTH 00BEKTA 3a510ra

INepBoHavabHast PpIHOYHASI CTOMMOCTB 00BEKTa 3aJ10Ta, PyO. 250 000 000
CTOMMOCTHOE BBIPKCHHE KPESIUTHOIO PUCKA, PYyO. 11 523 000
CTOMMOCTHOE BBIPKCHHE PHCKA YTPO3bl HABOAHEHHUSI M 3eMJICTPSICEHHS, PYO. 19 676 875
CyMMapHbIii IHCKOHT, Pyo. 31199 875
CyMMapHBIif TUCKOHT 110 OTHOIICHHIO K IEPBOHAYATIEHON CTOMMOCTH, %o 12,48%

CKOppeKTHPOBaHHAs CTOMMOCTb 00BEKTa 3aJ10ra, pyo 218800 125

Hcnonb3yss Meroj; OMHOMHAIBHOTO pac-
NpeAeICHuUs], U3TI0KEHHBIN BBIIIE, MbI IOTy4a-
€M CIIe/TyIOIIHNe 3HAaYCHUSI:

P=1/500 = 0,002.

TakuM 00pa3zoM, BEPOSITHOCTH TOTO, YTO
Takoe COOBITHE MPOUCXOIUT TOJIBKO OIUH Pa3
B 10 ner, paBHa:

|
ﬁxo,oozl x 0,998’ ~0,01964 .
-Dix1!

Wmest BEpOSITHOCTD HACTYIIIICHUS COOBITHS,
pasmep yuiepda OT 3TOTro COOBITHS, U PHIHOY-
HYIO CTOUMOCTbH OOBEKTa OLEHKH, Mbl MOXKEM
MOCYUTaTh BennuuHy auckonTa (D2) Ha puck
3eMIIETPSCEHUS IS TAHHOTO OOBEKTa OTICHKH:

BeposttHocTh ceficmudeckux Oenctauii = 0,01964.

Y4uThIBas CUILY U CEPbE3HBIE OCIIEICTBUS
3eMJICTPSICEHUIT MOITHOCTH 7 0alioB pasmep
yiep6a 6601 B34T 3a 1 (100 %).

D2 =0,01964x250 000 000 py6. = 4 910 000 py6.

CTOUT OTMETHTb, YTO JAHHBIC JAUCKOHTHI
(D1, D2) npuMeHUMBI TOIBKO JJIi CTOMMOCTH
MIOJy4EHHOH B paMKax J/JOXOIHOIO IOAXOAA.
TakuM 00pa3om, eciiu YIelbHBIA Bec JO0XOJI-
HOTO TIO/IX0/Ia B PHIHOYHOH CTOMMOCTH O00BEK-
Ta 3ajora coctasnsieT 50 %, To MbI Mosyyaem
CIIEYIOIIYI0 CyMMapHYI0 KOPpPEKTHPOBKY Ha
PHCK 3eMJIETPSICEHUS] U HABOIHCHHUS:

(34 443 750 py6. + 4 910 000 py6.) *
*0,5=19 676 875 pyb.

MEXIYHAPOIHBIN )KYPHAJ TTIPUKJIATHBIX
U ®YHJIAMEHTAJIbHBIX UCCJIEJOBAHUI Ne 8, 2016
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O0001IeHHBIC PE3YJILTAThl PACUETOB MPE/I-
CTaBJICHBI B TA0JIHIIC.

Takum 00pa3oM, CTOMMOCTh 3€MEIBHOTO
y4acTKa ¢ YUeTOM KPEAUTHOTO PUCKA, a TAKIKE
pHUCKa 3eMJICTPSICEHUS] ¥ HABOJHEHHS COCTAB-
nsiet 218 800 125 py06., uto Ha 12,48 % MeHb-
1€ IEPBOHAYAJIBHOW CTOUMOCTH. [laHHBIN BU]T
CTOUMOCTH SIBJISIETCSL 00JIee KOPPEKTHBIM U T10-
3BOJIMT M30€XKAaTh JIOMOJHHUTEIBHBIX PHCKOB
Ut OaHKa.
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