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The theoretical and practical provisions of the methodology for evaluating land plots and real estate in
Ukraine are summarized. Problematic aspects of assessment activities in modern conditions are
revealed in view of the regulatory and legislative framework. The advantages of the transition to land
plot assessment along with improvements in the quality of the tax base are substantiated. An analysis
of methodological and methodical approaches to taxation of land plots and real estate existing in the
world tax systems was carried out. The main groups of real estate taxation systems and land plots in
their composition according to the method of establishing the tax base are defined. The possibility of
using a new methodology for evaluating land plots and real estate is substantiated. The results of the
study can regulate professional appraisal activities, and eliminate shortcomings and gaps in the
establishment and functioning of the appraisal institute in the land market.
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Introduction

The appraisal of land and real estate is of decisive importance in solving the current challenges of
sustainable development (Palekha, 2020; Malashevskyi and Malashevska, 2021). In particular, in relation
to the assessment of agricultural land (Moteva, 2020; Malashevskyi et al., 2020), the land of settlements
(Palekha, 2006; Malashevskyi et al., 2018) in the case of spatial arrangement, assessment in case of a
change in the type of land use (Malashevskyi et al., 2021). Different methodology of land assessment and
land improvements assessment has currently led not only to the formation of a parallel assessment systems
that in most cases duplicates each other, but also to significant collisions and gaps in the regulation of the
mentioned assessment objects. In valuation of land plots, the issues of land plot assessment for putting
them on the balance sheet, easement rights, assessment of the right of permanent use, retrospective
assessment remain unsettled. In real estate valuation, many problematic and controversial issues are also
not settled, among which the results of determining the appraised value of real estate after putting it into
operation are a vivid example of the results of such unsettlement. The mentioned problematic issues testify
to the imperfection of the assessment system in Ukraine. The appraisal should be based on the principles
of objectivity, openness and availability of report materials, approximation of assessment activities to the
requirements of international standards.

Methods of investigation

The basic premise is that the land tax is essentially a tax on rent, that is, on the possibility of obtaining
additional benefits due to the location of the plot in better conditions due to geographical or infrastructural
factors (Beek et al., 1997). In the case of a transition as a tax base to a land plot together with
improvements, we get several obvious advantages (Palekha, 2020). A single tax is established, which is
differentiated depending on the rental benefits of the land plot. The principle of operation of the tax is
completely transparent and understandable not only for domestic, but also for foreign landowners and
land users, including potential investors. The tax application mechanism can be differentiated depending
on the type and purpose of the assessment. As a basis for evaluation, you can use both a normative
monetary valuation and (in the distant future) a mass market valuation. Significant simplification and
cheaper administration of this tax. According to the Tax Code of Ukraine, the plan for the introduction of
the real estate tax provides for the establishment of a tax on real estate (the principles of which are
calculated differently from the principle of calculating the tax on a land plot). Thus, due to the lack of a
real estate cadastre, taxation of land and improvements placed on it are carried out separately. The real
estate tax under these conditions is calculated as the product of the total area of real estate subject to
taxation by the tax rate expressed in monetary terms (must not exceed 1.5% of the minimum wage). At
the same time, the location factor, the quality of real estate, the presence of engineering facilities, the
provision of such real estate with social and engineering and transport infrastructure are not taken into
account in the calculation of the amount of tax liabilities. Such an approach is obviously not market-
oriented and the tax cannot be a tool for regulating the real estate market, does not meet the principles of
social justice and is therefore not accepted by society. In addition, the total amount of the tax calculated
in this way is quite significant and correlates with the size of the fee for the maintenance of the house and
adjacent territories. The base of taxation objects has narrowed significantly, which has led to sufficiently
high tax rates. This, in our opinion, explains the introduction of a high real estate tax rate (1.5% of the
minimum wage). Our calculations show that in the case of taxation of all residential real estate in the
country (from 1 square meter), it is possible to significantly reduce the tax rate, simplify the administration
of this tax, and at the same time increase the income from taxation (Dekhtyarenko et al., 2008a; 2008b).
The work carried out by the State Land Cadastre of Ukraine during 1995 - 2021 made it possible to cover
all settlements of Ukraine with a normative monetary valuation of lands. When calculating this valuation,
such market factors as the urban planning value of the territory, the quality of land plots, the availability
of engineering facilities, proximity to social infrastructure, provision of engineering and transport
infrastructure were taken into account, as well as the influence of negative factors and restrictions. The
database of the State Land Cadastre of Ukraine has been created, information on all land plots is available
online on the public cadastral map. Despite all the shortcomings and mistakes, the open presentation of
such information, which can easily be linked to the data on normative monetary valuation, is a real
breakthrough in the direction of creating an open and accessible real estate valuation database in the future.
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An effectively functioning institute of state mass assessment of real estate assumes the presence of the
following basic elements:
1) the existence of a legal infrastructure that defines, supports and protects the ownership of real estate;
2) the existence of a system of the cadastre of real estate objects, which provides a state-guaranteed
unambiguous identification and reliable determination of the characteristics of real estate objects,
and a system of state registration of rights to real estate and transactions with it, which provides
state guarantees of ownership rights to real estate objects;
3) a sufficient degree of development of real estate markets, which provide a sufficient amount of
information for conducting an objective assessment of real estate objects;
4) asufficient number of trained specialists capable of implementing and supporting the development
of the tax assessment institute;
5) the existence of publicly recognized methodologies for state mass assessment of real estate;
6) availability of a quality management system for mass real estate evaluation;
7) the existence of an institute for the protection of the taxpayer's rights in his relations with state
bodies of executive power and municipal entities.

Thus, the transition to the mass assessment of real estate can be carried out in the medium term after the
creation of the appropriate organizational and legal, methodological and methodical support for its
introduction and the formation of a database of assessment results. From there, it becomes clear that the
introduction of real estate tax requires certain stages - political will, scientific justification, approval,
public discussion. If the introduction of an ad valorem tax on real estate requires an assessment of the
objects of taxation, then this procedure is redundant when introducing a system of real estate taxation
based on taking into account the area of land improvements. The introduction of such a real estate taxation
system is most common in the countries of Central and Eastern Europe, Latin America and Africa. The
reason for the use of this system is usually the insufficient data filling of the real estate cadastre or the
register of real estate rights, a large number of shadow transactions, the lack of public information on
monitoring the real estate market, which does not allow the application of modern methodological
approaches and methods for determining the tax base of the real estate tax.

A component of the State Land Cadastre is planning and cartographic materials, which contain
information not only about real estate objects, but also about their spatial location, which, in combination
with data about land plots and normative monetary valuation of land in settlements, creates opportunities
for integrating into the cadastre database not only information on restrictions, but also information on
improvements on land plots and will provide a technological possibility of analysis and assessment of the
object of real estate as a whole. Thus, for the use of normative monetary valuation materials as a basis for
the assessment of real estate for the purpose of taxation, there are already sufficient official information
resources and technological capabilities, which can significantly reduce both the cost of building a new
assessment system and the very procedure of determining the value of the specified objects. objects
without losing the quality (reliability) of the assessment (Dorosh et al., 2020; Martyn et al., 2020). The
approval by the Cabinet of Ministers of Ukraine on November 3, 2021 of the new unified methodology
for the normative monetary valuation of land plots was an effective step in the implementation of the
above-mentioned tasks. This will make it possible to significantly increase the effectiveness of land
management measures, create prerequisites for a number of positive changes in the regulation and
economy of land use, namely:

* unification of the economic basis for calculating the normative monetary assessment by using the
principle of capitalization of rental income, which is generally accepted in the assessment process;

* approximating the assessment methodology to European standards;

» simplification of the procedure for determining the average (base) land value of settlements, carried
out according to a more transparent and understandable procedure, which will allow not to collect
indicators of the recovery value of engineering networks and structures;

» removal of social tension of legal entities, the amount of tax and rent, which are determined on the
basis of current methods and procedures, which in many cases do not inspire confidence.

The main result of the introduction of the new methodology is the possibility of using its results for the
evaluation of real estate. After all, rental income indicators, calculated for groups of settlements together
with a coefficient that takes into account the regional features of the location of land plots and is the basis
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on which it is necessary to rely when determining the amount of real estate tax. It is obvious that the next
step should be a change in the methodology of expert (market) valuation of land plots, which should be
based on the postulate that the basis of real estate valuation is a land plot (part of the territory), which
forms and changes rental income (Alonso, 1968). The current method of expert monetary valuation of
land plots, adopted back in 2002, needs improvement. In particular, the lack of methodological and
methodical approaches in the evaluation of land plots for placing them on the balance sheet and secondary
rights, restrictions and encumbrances remains unsettled to the end. In the matter of valuation of land plots
for placing on the balance sheet, the type of valuation according to which the land plots are accounted for
in the balance sheet is not defined. Legal entities that have purchased plots of land account for them in the
balance sheet according to an expert assessment, as do some state and communal enterprises, institutions
of the organization. Some subjects of state and communal ownership of land register secondary rights to
land plots - according to the normative assessment. This state of affairs makes it impossible to monitor
land use, the state of the land market and the dynamics of its changes. It is also necessary to settle the issue
of assessment of secondary rights, restrictions and encumbrances when land plots are entered as a
constituent part of statutory funds. This creates problems in the market circulation of rights, restrictions
and encumbrances. This problem became especially noticeable after the introduction of the agricultural
land market. This state of affairs indicates the lack of systematic analysis and scientific justification in the
formation (adjustment) of the current assessment system in the country.

In the conditions of instability in the world and military conflicts, the issue of methods of assessing damage
caused by hostilities, destruction of the top layer of soil and toxic pollution is relevant. In this context, it
is necessary to study compensation for losses to landowners and land users, territorial communities, and
the state in general. A necessary component is the adaptation of traditional approaches to assessment of
land and real estate to the requirements and conditions of the country's post-war development.

Equally important is the question of determining the value and carrying out expert studies to determine
the value of objects as of the date of the assessment, which is significantly different from the date of
drawing up the report on the assessment of the property or such a study (retrospective assessment), since
this issue is not regulated by regulations. However, the results of such assessments, due to the fact that
there are no criteria for objective evaluation of the influence of factors and initial data, the interpretation
of such data for past periods of time may be incomplete, not objective and, as a result, unreliable (Dorosh
et al, 2020; Dekhtyarenko et al., 2008a; 2008b)

The issue of improving methods and approaches to the assessment of agricultural land is also
tremendously important. There are prerequisites for improving the assessment in terms of land
consolidation projects (Malashevskyi and Malashevska, 2022) and spatial planning (Palekha, 2006;
Dorosh, 2020). In this context, it is important to develop a comparative approach, which is based on
comparing the sale prices of similar land plots and is dominant in most countries.

An important role should be played by the implementation of GIS technologies and methods of spatial
analysis, the use of remote sensing materials and electronic digital maps (Palekha, 2006; 2019;
Malashevskyi et al., 2021). However, the implementation of such approaches requires the introduction of
new technological methods and techniques. The key issue here is quality training of personnel, which, in
turn, involves making changes to the educational process, introducing a new program of basic training
and retraining of evaluators.

Conclusions

In today's conditions, the improvement of the payment for land as a mechanism of economic stimulation
of rational land use is more relevant than ever. Land valuation in Ukraine undoubtedly needs further
improvement. The world experience of monetary valuation of land plots must be considered as an
important component and direction of making reasonable and harmonious decisions regarding the
development of domestic valuation activities. This will make it possible to include the normative monetary
valuation in the list of market instruments, will ensure the formation of positive trends in the formation of
fees for land plots and improvements on them as a single property complex, and will also introduce a new
method of expert monetary valuation of land plots.
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