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EXPERT MONETARY VALUATION OF LAND PLOTS WITHIN THE LIMITS OF THE CITY OF KYIV ACCORDING TO THE MARKET APPROACH
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Abstract. In connection with the rapid development of the land market in Ukraine, the justification of approaches and methods of monetary valuation of land plots is of great importance. The article presents the results of an expert assessment of a separate plot of land in the city of Kyiv using the market method, which is used under the condition of a developed and active land market, when information on the sale of land plots is reliable and available. Determining the value of the assessed land plots is carried out by comparing them with the price of similar land plots by factors that affect their value. Five similar land plots in one district of the city were identified and selected. The plots were selected based on the proximity of the location, area, date of sale, and the same purpose. Thus, a methodological approach was used to determine the market value of the land plot, based on the analog or comparative method. All the characteristics of the factors used for the monetary evaluation of each plot were indexed according to the analogue plots. The cost of the land plot was determined as the median or modal value of the obtained results and amounted to UAH 3155.45 per m2. The results of using the method of expert assessment with a market approach showed its effectiveness.
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Formulation of the problem. "Land is the main national wealth under the special protection of the state. Land ownership is guaranteed. This right is acquired and exercised by citizens, legal entities and the state exclusively in accordance with the law" - Article 14 of the Constitution of Ukraine [1]. "Land assessment is an integral part of the state land cadastre and is important for understanding the role of land in modern society, in obtaining the necessary knowledge for effective land use and land resource management" [2].

The land market in Ukraine is developing at a rapid pace, and therefore the importance of approaches to determining the expert monetary valuation of land is growing. The market price is determined by many factors - the location of the studied territory, the ratio of supply and demand, the size of the plot. Without an expert assessment of the land, it is impossible to rent a plot of land, register it as a property, buy or sell it, etc. The most important condition for the formation of a full-fledged land market is the approval of private ownership of land, which gives the right to own, use and dispose of it. At the same time, conditions must be created for the practical implementation of this right [3, 4].
According to the Law of Ukraine "On Land Appraisal" - "expert monetary valuation of land plots is the result of determining the value of a land plot and related rights by an appraiser (an expert on land valuation issues) using a set of approaches, methods and evaluation procedures that provide data collection and analysis, calculations and preparation of results in the form of a report." According to the Law of Ukraine [5], an expert monetary valuation of a land plot is the market value of a land plot (or lease rights for it) taking into account the factors that affect the value of the object of assessment: location, influence of external factors, demand and supply on the market land on the date of assessment. The law defines the legal principles of land valuation, professional activity in the field of land valuation in Ukraine and is aimed at regulating relations related to the process of land valuation, ensuring land valuation in order to protect the legitimate interests of the state and other subjects of legal relations in matters of valuation of land, information support of taxation and the land market.
Analysis of the latest scientific research and publications. The works of many scientists are devoted to the expert monetary valuation of land plots in Ukraine, which differ both in terms of approaches and methods, as well as in terms of purpose.

For example, in the writings of Malakhova S. [6] it is emphasized that "establishing the best and most effective use of a land plot is a necessary and mandatory stage in determining its market value."

Kasperevich L.V. proposed to take into account the environmental effects that occur when using agricultural land, as well as negative environmental factors that occur as a result of the activities of agricultural enterprises [7].

In the work of Zharikova O.B. and Pashchenko O.V. [8] presents the materials and methodology for calculating the expert monetary valuation of an agricultural plot of land (arable land) using the capitalized income method and shows the feasibility of using this approach to carry out expert monetary valuation in some regions of Ukraine.
For the expert monetary assessment of lands occupied by pasture and haymaking, Zharikova O.B. it is proposed to use the nature-metric model "Ukrainian lan", which is already widely used in monetary valuation of arable land, including taking into account environmental and economic factors [9].

Buyak L.M. etc. the peculiarities of the development of agricultural land valuation methods in different periods have been studied and methods of land valuation of Ukraine have been given, which will best allow determining the value of the country's national wealth [10].
In the article Maksimenko O.A. [11] analyzed the historical features of the evaluation of agricultural land in Ukraine, considered its main stages, revealed the advantages and disadvantages of types and directions of land evaluation.
The purpose of the research presented in this article was to analyze the obtained results of the expert value of a separate land plot using a methodical approach of comparing the prices of land plots that are similar in terms of a number of factors - analogues.
Materials and methods of scientific research. To calculate the expert value, data on offers for real estate objects from the source https://dom.ria.com were used. From this source, information was taken about the offer for sale of one land plot located on Tupoleva Street in the Podilsky district of Kyiv and the sale of 5 land plots in the same district, located not far from the object of assessment with a similar purpose - for construction and maintenance of a residential building, farm buildings and structures (homestead). Selected characteristics of land plots were summarized.

According to a methodical approach based on price comparison sale of similar land plots, the cost of the land plot is determined at the level of prices that have developed on the market. With the value of the land plot is established by making amendments to the sale prices of similar land plots, which are determined by the difference in the terms of the agreements and the characteristics of the factors that affect cost. Corrections are determined based on a pairwise comparison or statistical analysis of market data.
The adjusted sale price of this land plot is determined by the formula:
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where: Цза – the adjusted price of the sale of a similar plot of land (in UAH); Ца – the actual sale price of a similar plot of land (in UAH); m – is the number of characteristics of factors that are compared; [image: image2.png]Alla;



 – the difference (correction) in the price (+,–) of the sale of the a-th similar land plot in relation to the evaluated plot, according to the j-th characteristic of the comparison factor [12].
Research results and discussion. Determination of the market value of the land plot according to the chosen methodical approach was carried out for the land plot of the Podilsky District of Kyiv. Podilsky district, as an administrative unit, was founded in 1921. The district includes: residential massifs of Vitryani Gory, Vynogradar, Kurenivka, part of Nivok, Rybalskyi peninsula, Mostytskyi massif and the central part - Podil. Within modern limits, the district covers an area of 34 km2. Podilsky district of Kyiv borders Obolonskyi and Dniprovskyi districts in the east, Svyatoshynskyi and Shevchenkivskyi in the west, Obolonskyi in the north, and Pecherskyi in the south. Modern Podil is a highly developed industrial district, one of the leaders of the capital of Ukraine in terms of the volume of products produced, as well as a developed cultural sphere.
A land plot located in the city of Kyiv, Podilskyi district, Tupoleva Street, was chosen as the object of evaluation. The land area is 700 m2. The plot is for sale from 04/06/2023. The purpose of the site is for the construction and maintenance of a residential building, farm buildings and structures B.02.02. The type of plot ownership is private ownership. All communications are carried out (Table 1).

Let's consider the main characteristics of five land plots - analogues:

1. Sale of a plot of land for residential development on Akademika Palladin Avenue with an area of 600 m2. Selling price - UAH 1,685,393. Communications are carried out partially (there is a possibility of gas, sewerage).
2. Sale of a plot of land for residential development on Sadova Street with an area of 1,000 m2. Selling price - UAH 1,685,393. Communications are carried out partially (there is a possibility of gas, sewerage).

3. Sale of a plot of land for residential development on Bilytska Street with an area of 800 m2. Selling price - UAH 5,767,790. All communications are completed.

4. Sale of a plot of land for residential development on Syretska Street with an area of 1,000 m2. Selling price - UAH 6,367,041. Communications are carried out partially (there is a possibility of sewerage).

5. Sale of a plot of land for residential development on Sadova Street with an area of 6,700 m2. Selling price - UAH 1,685,393. Communications are carried out partially (gas is possible).
In the table 1 presents the results of a comparative analysis of the characteristics of factors that affect the value of a land plot being prepared for sale and 5 land plots - analogues, including the amount of amendments. At the end, the results of calculating the value of the land plot are provided.

Table 1. Determining the value of a land plot using a methodical approach based on comparing the sale prices of similar land plots
	Compa-rison factors
	Objects of comparison

	
	Akademika Palladin Avenue
	Sadova Street
	Bilytska Street
	Syretska Street
	Sadova Street
	Tupoleva Street

	1
	2
	3
	4
	5
	6
	7

	Area, m2
	600
	600
	800
	1000
	700
	700

	Selling price of 1 m2, UAH
	2523,57
	3323,72
	7109,08
	6278,14
	2637,88
	 

	Amend-ment
	1,00
	1,00
	0,75
	0,6
	0,86
	0,86

	Adjusted price of 1 m2, UAH
	2523,57
	3323,72
	5331,81
	3766,88
	2268,58
	

	The location of the land plot within the popula-tion

point
	Semi-peripheral zone within the settlement

	Amend-ment
	1,00
	1,00
	1,00
	1,00
	1,00
	1,00

	Adjusted price of 1 m2, UAH
	2523,57
	3323,72
	5331,81
	3766,88
	2268,58
	


Continuation of the table. 1
	1
	2
	3
	4
	5
	6
	7

	Purpose of the land plot
	For the construction and maintenance of a residential building, farm buildings and structures (homestead)

	Amend-ment
	1,00
	1,00
	1,00
	1,00
	1,00
	1,00

	Adjusted price of 1 m2, UAH
	2523,57
	3323,72
	5331,81
	3766,884
	2268,58
	

	Availabi-lity of restric-tions, enginee-ring and geologi-cal conditi-ons
	There are no restrictions

	Amend-ment
	1,00
	1,00
	1,00
	1,00
	1,00
	1,00

	Adjusted price of 1 m2, UAH
	2523,57
	3323,72
	5331,81
	3766,884
	2268,58
	 

	The level of enginee-ring and technical equip-ment
	Communi-cations are carried out partially (there is a possibility of gas, sewerage)
	Communi-cations are carried out partially (there is a possibility of gas, sewerage)
	All communications are completed
	Communi-cations are carried out partially (there is a possibility of sewerage)
	Communi-cations are carried out partially (there is a possibility of gas)
	All communications are completed

	Amend-ment
	0,80
	0,80
	1,00
	0,90
	0,90
	0,70

	Adjusted price of 1 m2, UAH
	2018,86
	2658,98
	5331,81
	3390,20
	2041,72
	 

	Content of the legal regime
	Private property

	Amend-ment
	1,00
	1,00
	1,00
	1,00
	1,00
	1,00

	Adjusted price of 1 m2, UAH
	2018,86
	2658,98
	5331,81
	3390,20
	2041,72
	 


Continuation of the table. 1
	1
	2
	3
	4
	5
	6
	7

	Terms of sale
	Вільний

	Amend-ment
	1,00
	1,00
	1,00
	1,00
	1,00
	1,00

	Adjusted price of 1 m2, UAH
	2018,856
	2658,976
	5331,81
	3390,1956
	2041,71912
	 

	Date of sale
	20.03.2023
	22.03.2023
	26.03.2023
	23.03.2023
	30.03.2023
	06.04.2023

	Inflation index
	1,17

	Adjusted price of 1 m2, UAH
	2362,06
	2362,06
	2362,06
	2362,06
	2362,06
	2362,06


Conclusions. So, an expert monetary valuation of the land plot located in the city of Kyiv, Podilsky District on Tupoleva Street was determined by comparing it with five analogues. The methodical approach of determining the market value of the land plot was used for the assessment. Each characteristic was indexed. Indexing was introduced to level the difference between the characteristics of the plots and to obtain the most approximate true and actual sale price. The cost of a plot of land for the construction and maintenance of a residential building was calculated and substantiated, which is UAH 3155.45 per 1 m2. The results of the calculation of the expert assessment of the land plot using the market approach showed its convenience and efficiency.
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