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AHHOTaUuMA

B cTtatbe paccmatpmBaroTcsi HEKOTOpble CNOCObbl OLEHKU IKOHOMM-
YeCcKOM 3PPEKTUBHOCTU MHBECTULMM B HEABMMKMMOCTb. McxomHoM
MOCBISIKOM MCCNEeQOoBaHUs MOCIYXMINO CBOMCTBO HEQBMMKMMOCTH,
3aKnovatoLLeecs B MHOroobpasum MOTUBOB ee npuobpeTeHus, YTo
MOXKET NPUBECTH K U3MEHEHMIO LLEHHOCTU OAHOIO U TOro XKe obbekTa
HEOBMM»MMOCTU B 3aBUCMMOCTM OT XapaKTepa ero MCrofb30BaHus.
AKTyanbHOCTb MOCTAHOBKM NPobriembl onpenensercs POCTOM UHTe-
peca K HEeABUKMMOCTM KaK K MHBECTULMOHHOMY MHCTPYMEHTY Ans
MHOIMX MHBECTOPOB, B TOM YMCIie Afis fmuy, He obnagarowmx rnybo-
KMMM 3KOHOMMYECKMMM 3HaHUSAMM. B cBA3M ¢ 3TMM uenbro mccrneno-
BaHus 6bI1O BbisiBNIeHME M 06OCHOBaHKME NMPUMEHEHMS TaKnX crnocobos
OLLeHKM 3KOHOMMHECKOM IPPEKTUBHOCTM MHBECTULMM, KOTOpPble
TPebYIOT MMHMMYMAa MCXOAHBIX OaHHbIX, MPEAnonaratoT NPocToTy U
LOCTYNHOCTb pacyeToB. [MokasaHo, 4To B KadecTee Takux cnocobos
OLLEHKM MHBECTULIMM B HEABMMMMOCTb LenecoobpasHo MCNonb30BaTh
pacyeT KO3(PPPULMEHTOB KamnMTanM3aumu, a TaKKe BCMOMOraTerb-
HbIX KO3hbprLMeHTOB — Ko3dhdULMEHTA OMEPaLMOHHbIX PacxonoB
M KO3adhprumeHTa NOoKpbITHA gosnra. [ns ob6ocHOBaHUs MOMyYeHHbIX
pe3ynbTaToB B CTaTbe NPOaHanM3MpoBaHbl ocobeHHOCTH pacyeTta go-
XO[0B M PACXOL0B, CBA3aHHbIX C IKCMyaTaumen 06 beKTOB HEABUMKM-
mocTH. BeisBneHa cneupdomka MCnonb30BaHUs PasnmUHbIX MCTOYHUKOB
MHOPMAaLUMM B 3aBUCMMOCTHU OT L,eneil MHBECTMLMOHHOrO aHanusa.
PaccmoTpeHrbl ocobeHHOCTH pacdeTa KOIPPULMEHTOB KanuTanmsa-
LMK, BCMIOMOraTENbHbIX KOIPPULMEHTOB, @ TaKIKe PasnuyHbie Bapm-
aHTbl MHTEpMpeTaLMM pe3ynbTaToB pacyeTa AaHHbIX KO3 PULMEHTOB
B 3@aBMCMMOCTM OT MOCTAaBMEHHbIX 33A4a4. BbisBneHb! npenmyLiectsa 1
HELOCTATKM MCMOSIb30BaHUS MepeYMCIeHHbIX NoKasartenemn, onpege-
neHbl 061acTi UX MPUMEHEHMS.
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Abstract

The article discusses some ways to assess the economic efficiency of
investments in real estate. The initial premise of the study was the prop-
erty of real estate, which consists in the variety of motives for its acqui-
sition, which can lead to a change in the value of the same property,
depending on the nature of its use. Currently, real estate is becoming a
popular investment tool for many investors, including those who do not
have deep economic knowledge. For this reason, such methods of as-
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sessing the economic efficiency of investments that require a minimum of
initial data and require simplicity and accessibility of calculations become
especially relevant. As such methods for real estate, it is advisable to
use the calculation of capitalization ratios, as well as auxiliary ratios: op-
erating expenses ratio and debt coverage ratio. The article analyzes the
features of the calculation of income and expenses associated with the

operation of real estate. The specificity of the use of various sources of
information depending on the goals of investment analysis is revealed.
The features of the calculation of capitalization coefficients, auxiliary co-
efficients are considered, as well as various options for interpreting the
results of calculating these coefficients, depending on the tasks being
solved. The advantages and disadvantages of using the mentioned
indicators, their areas of application are revealed.

AKTYanbHOCTb MCCNEeOBaHMUS

McTopus HEOBUIKMMOCTM KaK MHBECTMLMOH-
HOIO MHCTPYMEHTA HAaCUMTBLIBAET YXKE HECKOIb-
KO TbicsiveneTui. Tak, Bo BpemeHa [pesHero
P1ma mHBecTOpbI BKNapbIBanM cpeacTsa B CTPo-
UTENbCTBO MHCYN — MHOMOKBApPTMPHBIX OMOB,
KBapTUPbl U KOMHaTbl B KOTOPbIX COABanMChb B
apeHgy. OgHako 1 cenyac HegBMXMMOCTb OCTa-
€TCSA aKTyarnbHbIM MHBECTULMOHHBIM OB BEKTOM.

Ba)kHasi 0coBeHHOCTb HEeOBMMKMMOCTM 3a-
KMHOYaeTcsl B TOM, YTO OHa OJHOBPEMEHHO Cro-
cobHa BbICTynaTb Ofisi PasHbIX JML, B Pa3fMyHbIX
3KOHOMMUYECKMX KayecTBax: KaK B KadyecTse o0bb-
eKTa, NpegHa3Ha4YeHHOro Afisi MPOXMBaHUs, pe-
anu3aumKu coumarnbHbIX Lenei, Tak U B KayecTse
obbekTa, NpegHa3Ha4YeHHOr o st NOfyYeHMs fLo-
xofa. A.H. Acayn yka3sbiBaeT, 4TO «ABOUCTBEH-
HOCTb HEOABMMMMOCTM KaK 3KOHOMMYECKOro
pecypca BefeT K MHOroobpasmuo MOTUBOB MpPU-
obpeTeHus HEQBMMKMMOCTH U (PaKTOPOB, BrMs-
FOLLMX Ha MPMHSITME PELLEHMI O npuobpeTeHmn
HepBmxumocTu» [1]. LleHHocTe opgHoro m toro
e obbeKTa HegBUKMMOCTU ByaeT pasnmMuHoM B
3aBMCMMOCTHM OT XapaKTepPa ero UCromnb30BaHMs C
3KOHOMMYECKOM TOUKM 3PEHMS.

MocnepcTeus 3KOHOMMYECKON HecTabunb-
HOCTM, BbI3BAHHOM CMNeumManbHOM BOEHHOM
onepaupen (peskme KonebaHus BantoTHbIX Kyp-
COB, BbICOKME TeMMbl MHMALMM, MpocepaHue
MHOEKCA POCCHMMCKMX LeHHbIX Bymar, npuocTa-
HOBKAa TOProB Ha 6GupiKe M T.M.), 3acTaBnstoT
MHOIMX OTEYECTBEHHbIX MHBECTOPOB OBPaTUTHL
CBOE BHMMAaHME HA PbIHOK HEABMMKMMOCTH.
HepBrkMmocTb HauMHalOT paccMaTtpuBaTth Kak
«TUXYIO TraBaHb», MO3BOMAIOLLYIO Kanutanam
nepexparb 3KoHomuueckyto bypro. OpgHako
npu BCEW HAQEXKHOCTM HEOBMMMMOCTM KaK
MHBECTMLMOHHOTO MHCTPYMEHTa Heobxoanmo
npoBefeHUE OLLEHKM IKOHOMMYECKOM 3dpdpek-
TMBHOCTH MHBECTMLUMM MPU KaKAOM MPMUHSITUM
pELUEHMs O BMOXEHUM B 3TOT aKTHB. [lockonb-
KY PbIHOK HEOBWMMKMMOCTH SIBMSIETCS OJHUM M3
CEKTOPOB 3KOHOMMKM, AJIsl HEFO TaKKe XapaK-
TEePHa UMKMMYHOCTb Pa3BUTUS. DTO BNMseT Ha
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pe3ynbTaTbl MHBECTMPOBAHMS B HEOBUMKMMOCTb
B pa3Hble Nepuofbl 3KOHOMMYECKOro umkna. Ha
BIIMSIHME SKOHOMMUYECKMX LIMKIIOB Ha NapameTpsl
3KOHOMMHECKOM CUCTEMbI OBpPaLLaEeT BHUMaHKE
B cBoeM uccrnepoBaHun T.B. OropopgHukosa,
nopgyepKuBasl MX BONHOBOM XxapakTtep [2], uTto
HEOBXOAMMO YUMTbIBATb M B TAKOM AMHAMUHHOM
CErMeHTe, KaK pbIHOK HEABUMMMOCTH.

OueHKa noTeHuManbHbiXx OB6bEKTOB MHBE-
CTUPOBaHus HeobxooMMa eLe U NoToMmy, 4To,
no mHenmro M.FO. Hosukosown, «nonHoctbro
YO,0BNEeTBOPHUTL NOTPEBHOCTL B MHBECTHLMSIX HE-
BO3MOMHO. Bbibop, cToswmi nepen nHeBecto-
pamu, 3aKfovaeTcs B onpegeneHun Hambonee
yCneLHbIX NepcneKkT1B pasenTis o6beKTa uHee-
CTUMPOBAaHMS, @ TAKXKE MaKCUMMarbHO 3P PEKTHB-
HOM OTHauve OT BNOXeHHbIX pecypcos» [3]. Bo-
Npocbl BbIGOpa MHCTPYMEHTOB, SOCTYMHbIX A71s
4YacTHOro MHBECTOPA, M BOMPOChI OL,EHKM 3p-
PEKTUBHOCTM UCMONMb3OBAHUS 3TUX MHCTPYMEH-
TOB NogHMMaroTCs B uccrnepoBanusax H.A. 3es-
ruHuesom, B.C. Komaposa, 3.FO. lMNMaeensesown
[4—6], npu 3aTOM uccnepoBaTenu OTMeEYaloT,
YTO, MHBECTUPYS B HEOBMMKMMOCTb, Heobxoam-
MO HE TONbKO YUMTbIBaTb «0bLIMeE TEHQEHLMM Ha
pbIHKE, HO M aHaNUM3UPOBaTb B3aMMOOTHOLLEHMS
BCEX YYaCTHMKOB MHBECTMLMOHHOrO mnpoLec-
ca» [6]. OgHako Bonpockl Bbibopa 06BLEKTOB
M MHCTPYMEHTOB WHBECTUPOBAHMS SBMSAIOTCS
Hanboree CroXHbIMU sl YACTHbIX MHBECTOPOB
M 3aBUCSAT OT Lefied MHBECTUMPOBAHMS M Hamnmums
cBOBOOHbIX OEeHeXHbIx cpefcTs. [1o MHeHuto
psna y4YeHblX, PbIHOK HEOABUMMMOCTH C TOUKM
3pEeHMs1 HYaCTHOrO «PO3HWYHOro» MHBECTOpa
MOMEeT paccCMaTpMBaTbCs Kak BapuaHT, 6onee
NpPeanoYTUTENbHbIM MO CPABHEHUIO C LLEHHbIMM
6ymaramm MMEHHO B CUMY «MPERCKasyemoCcTH»
nony4eHus oTAauM oT BrioXeHun [7-9].

OCHOBHbI€ NMPHHLMIbI (POP MMPOBaHMS
AOXOJOB U PacXoj 0B
NP HHBECTUPOBaHHM B HE ABMXMMOCTb
B ocHOBY TpapgMUMOHHBIX METOMOB OLEH-
KM 3(PPEKTUBHOCTM MHBECTMLMM MOMOMKEHbI

OVE€-0EE "D "Z 6N ‘€€ "L "£20¢Z "erarmodaauHA oloHHIaLodeA201 oloMd9UreInEeq BULDDEEY

331



332

Bulletin of Baikal State University, 2023, vol. 33, no. 2, pp. 330-340

COOTHOLLUEHMS] MEXAY [OXOAaMM, KOTopble
B6yAyT MomnyyeHbl B pesyrnbTaTe oCyLLecTBNeHUs
MHBECTULMOHHOIrO MPOEKTa, M 3aTpartamu, He-
06X0AMMBIMM NS €ro peanm3aupm. ITO MOXKET
6bITb pasHMUA, MOKa3bIBaOLLAs MPEBbILLEHWE
JOXO[OB Haj pacxofamu 3a ornpefeneHHbIt
nepuop, (3PdeKT MHBECTUUMI), pPasnMyHble
BapMaHTbl OTHOLUEHMs] [JOXOJOB M pPacxopoB
(acbhexTMBHOCTD MHBECTUUMM) M T.M. Takue
>KE€ COOTHOLLEHMS NIEXAaT U B OCHOBE OLLEHKM
3P PEKTUBHOCTU MHBECTHLIMIM B HEOABUIKMMOCTb,
OfHaKo B psAae paboT oTmeuaetcs cneuuduy-
HOCTb pbiHKa HegBmxmnmoctn [1, c. 83—-86; 10,
c. 11-17], cooTtBeTcTBEHHO, CYyLLecTByeT pspg,
ocobeHHOCTeN, KOoTopble HEOBXOOMMO Yy4ecTb
NpHu OLEeHKE 3KOHOMMYECKOM 3PPEKTUBHOCTH
MHBECTULMM B HEABUMMMOCTb. DT 0COBEHHOCTH
KacaroTcsl KaK cneLmmrKm yueTa OXO[0B M pac-
XO[0B OT HEABMMKMMOCTH, TaK M pacyeTa cammx
rnokasaTenen 3KOHOMUYECKOM 3PP EKTUBHOCTH.

Joxopbl n pacxoppl, CB3aHHblE C HeEOBU-
MMOCTBIO, MOMHO KNaccupMUMPOBaTL Kak
TeKkywme (nepuogmyeckne) u MHBECTULMOHHbIE
(epmHoBpemenHble). MNepsble oTnmuatoTca pe-
ryfspHOCTBIO MX MoslydeHus (OCyLLEeCTBREHNS).
MepropnuyHOCTb TEKYLLMX BOXOAOB M PAaCcCXO[0B
3aBMCHUT OT MX XapaKTepa, ocobeHHocTen fo-
rosopa u pspa gpyrmx gaxktopos. Hanpumep,
apeHpaHas nnaTa, Kak NpPasuno, NocTynaeT exe-
MECSIYHO, TaKIKe EXEeMECSYHO OCYLLECTBsAEeT-
cs onnata KOMMyHanbHbIX ycnyr. 3apaboTHas
nnarta nepcoHarna BbInnavynBaeTcs TPagULMOHHO
ABa pa3sa B mecsy,. OpHako B cuny AnUTEnbHO-
CTHU, OTHOCUTENBHOM CTaBUMBHOCTH M Neproamy-
HOCTM OCOBEHHOCTbIO y4yeTa MeprMoamuyHeCcKmx
LOXOOOB M PAacXofoB SBMSETC TO, YTO NpM
pacuyeTe nokasareriel 3KOHOMMHYECKON adppeK-
TMBHOCTM MPUHUMAIOTCSl MX FOLO0BbIE CYMMbl.

OcHoBHasi Macca MHBECTULMOHHBIX pac-
XO[0B MPUXOOMTCS, KaK MPaBMIIO, HA MOMEHT
nprobpeTteHus obbekTa (3aTpaTbl Ha MOKYMKY,
cTpouTenbcTBo M T.n.). OpgHako paxe no mcre-
YeHMM JOCTATOUYHO ANMTENbHOro nepuopa Bna-
AeHns O6bEKTOM MOIYT NOHAZ0BUTLCS 3aTPaThbI
Ha €ero pPEeKOHCTPYKUMIO, MepennaHMpOBKY,
mopepHM3aumto. MHBECTMUMOHHBIM Joxop, o6-
pa3yeTcs B MOMEHT NPOoJaXu obbekTa.

B kauecTBe nepuoanMuecKux [OXOQO0B MOTyT
BbICTYNaTb: apeHgHas nnata (nnaHosas apeHaa),
npoune 4oXodbl, CBA3aHHbIE C PYHKLUMOHMPOBA-
HMEM OBBbEKTA HEABUIKMMOCTH, HO HE BXOAsLIpE
B COCTaB apEHOHOM MnaTbl, HaNpMMep [oXogpl
OT PAasMeLLEHNs] PEKNAMHOM KOHCTPYKLMM Ha
Kpbllle 3paHus. B HekoTopbIx cryyasx ycnoswms
JOroBopa apeHapl MO3BOMAOT COBCTBEHHMKY
MOMYYMTb TaK Ha3bIBAEMbIM CKOSb3SLLMI JOXOL,.
OH obpa3zyeTcs npu NpeBbILLEHUM APEHAATOPOM
HOPMAaTHBOB NOTPebneHus ycnyr, NPOnMCcaHHbIX

B gorosope apeHgbl. Hanpumep, B porosope
MOTyT BbITb YKa3aHbl 4acbl paboTbl agMMHUCTPA-
TMBHOrO 3[aHusl, M B Cly4ae eciiM apeHpaTop
6yneT HaxoaMTbCs B 30aHMM BHE 3TOro Bpeme-
HM, OH JOMKEH OCYLLECTBUTb LOMONHUTESNbHYHO
Onnary no yCTaHOBMNEHHOM CTaBKe.

B coBoKynHOCTM MnaHoBas apeHAa, CKOmb-
39WMKM JoXod, M npoure poxopbl obpasytoT
rmoKasarerb, M3BECTHbIM KaK NOTEHLUManNbHbIM Ba-
noso# goxop. OH npepcTaBnser cobon cymmy
BCEX [OXOAOB, KOTOPbIE MOXHO MOMY4MTb MPK
CTOMPOLLEHTHOM 3arpy3ke obbekTa, 6e3 yyeta
BCEX NOTEPb M PACXOJ0B.

BakHbIM nokasatenem, KOTOpbIM Heob-
XOOMMO YYeCTb, SIBMAOTCS MOTEPH OT Hepo3a-
rpy3sku. Takue noTepu BO3HMKAIOT MO pasnmu-
HbIM MPMYMHAM: MPU CMEHE apeHpaTopa (Koraa
CTapbIi apEHOATOP YXKe MOKMHYI MOMELLLEHHE,
a C HOBbIM [OrOBOP €LLe He 3aKMo4eH), Npu
3aBblLLEHMM apPEHOHOM CTaBku (Korpa apeHpa-
Topbl BbIbMpatoT Hornee npuBneKaTenbHble KOH-
KypupytoLme obbeKTbl), NPU HEIPDEKTUBHOM
MapKeTMHroBoM nonuTtrke (Korga apeHpaTopsbl
MPOCTO He 3HatOT 06 06bEKTE), NPU IKOHOMM-
4YecKoMm Kpu3uce (Korpa apeHpaTopbl HAUMHAKOT
3KOHOMMTb M OTKA3bIBAOTCS OT apeHdapl nmMbo
rmepeesiKaloT B MEeHee KayecTBeHHble obbek-
Tbl) — TaKMX MPUYMH MOXKHO Ha3BaTb elLe fo-
cTato4Ho BonbLuoe KonmuecTso. TpagMUMOHHO
BENUYMHA MOTEPb OT Hepo3arpy3sku bepercs B
MPOLEHTHOM OTHOLUEHMM OT MOTEHUMANbHOro
BarioBOro J0XopAa.

PasHuua mexpay noTeHumanbHbIM BanoBbiM
LOXOAOM M MOTEPSIMM OT HEA03ArpPy3KMU Npes-
ctaensieT cobok cnepyroLmi nokasatenb —
OEeNCTBUTENbHbIM BarioBOM OOXOM,.

Dkcnnyataums  ob6bekTa  HEABMMMMOCTH
HeBO3MOMXHa 6e3 ocyliecTeneHus nepuogmye-
CKMX 3aTpaT, HarpasrneHHbiXx Ha obecreveHne
P YHKLMOHUPOBaHMS TaKOro o6 beKTa M BOCMpoO-
M3BOACTBO AENCTBMTESIBHOrO BarloBOro 4OX0Aa.
Takue 3aTpaTbl HOCAT HAa3BaHME «OMEePAaLMOHHbIE
pacxogbi». K onepaupoHHbim pacxogam moryT
6bITb OTHECEHbI Onfata KOMMYHarbHbIX yCnyr,
3apaboTHas nnata nepcoHana, obcnyKueato-
wiero ob6beKT, 3aTpaThl, CBSA3aHHbIe ¢ YBOpPKOH,
OXpPaHoM, NEPUOAMHECKMMM PEMOHTAMM U T.1.

OriepaumoHHble pacxofbl MPUHATO Krac-
cuMpUUMpPOBaTL Ha TPWM PAa3HOBMAHOCTU: MO-
CTOsIHHblE PAacXofbl, MEePeMeHHble pacxombl M
pacxopbl Ha 3amelyerue. MocTosHHbIe pacxo-
Obl HE 33BUCAT OT CTEMEHM 3arpysku obbekTa.
Mx BenuumMHa ocTaetcs NPUMEpPHO OOMHAKOBOM
He3aBucMMo oT Toro, 3aHato 50 wnm 100 %
nnowaaen. NMpMMepom TakMx pacxofoB MOXKET
MOCHY»MTb MNaTa 3a LEeHTPanbHOE OTOMIEHHE.

MepemeHHble pacxogbl, B OTnMuMe OT no-
CTOSIHHbIX, MMEIOT MPSIMYIO 3aBMCMMOCTb OT
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cTenenu 3arpysku obbekrta. Hem 6onblue pons
3aHATbIX APEHAATOPAMM MNMOLLAAENH, TEM BbilLe
M BEMMUYMHA NepemeHHbIx pacxopos. K Takum
pacxofam OTHOCUTCS, HaMPUMepP, onnaTa aneK-
TPO3HEPIUM.

CyuiecTtBeHHyto pornb B obecneyennn pon-
FrOBPEMEHHOIO  (PYHKLMOHUPOBaHMS ObbeKTa
UrpaoT pacxofpbl Ha 3amelleHne — 3aTparhl,
CBsi3aHHble C HEOHXOAMMOCTLIO MePUOMHECKOM
3aMeHbl BbICTPOM3HALLMBAIOLLMXCS INIEMEHTOB
3paHus. Bce KOHCTPYKTHBHbIE arIeMEHTbI 30,aHNS
MOMHO Pa3fenuTb Ha ABEe KaTeropuu: Jonro-
MUBYLUME M KOpOTKoMMBYLUME. Cpok cny»x6bl
OOJSITOXKMBYLUMX  INIEMEHTOB  COOTBETCTBYyeT
CpOKy cny»6bi 3aaHus B uenom. K Takum ane-
MEHTaM OTHOCSHTCS, HaNpPMMep, CTEHbI, KapKac,
dPYHAAMEHTbI, YKeNe30b6eToHHblE MEPEKPbLITHUS
M T.n. KOPOTKOMMBYLLME 3NEMEHTbI, Hanpu-
Mep, TaKue KaK MoKpbITME Momna, MHXKeHepHoe
obopynoBaH1e 30aHMs, OBEPHbIE M OKOHHblE
6rOKM, MMEIOT MEHBLUMI CPOK Cry»bbl, Yem
3paHue B Lenom. [oaTomy B TeueHne KU3HEH-
HOrO LIMKNA 3[1,aH1s1 OHM NOJNEeXaT 3aMeHe OfMH
MMM HECKOMbKO pas B MNpoLecce MpPOBefeHHs
KanuTanbHOro peMoHTa.

Tak)Ke 3paHMe HyXpaeTcs B MNepuoau-
YECKOM TMPOBEAEHMM TEKYLUMX [PEMOHTOB.
TeKkylwMi peMOHT He npepnonaraet 3ameHy
3MEeMEHTOB, OOHAKO COAEPIKUT MeponpuaThs,
obecrieunBarolpe COOTBETCTBUE (PAKTMHECKO-
ro CPoKa MxX Cry»6bl HOPMATMBHOMY, @ TaKKe
HOPManbHOE 3CTETMYECKOE COCTOSHME 3[aHus
B Lenom. MHorpa TeKyLmMi peEMOHT HasbiBatoT
KOCMETUHECKMM, M OH BKITFOHaeT Takue paborsl,
KaK OKpacKa, 3aMeHa OTAENbHbIX COCTaBHbIX Ya-
CTeMn MHKeHepHoro obopyaoBaHus: NPOKNA[oK
B CaHTEXHMYECKUX Mpubopax, Namnoyek u T.n.

PasHuua mexpy [encTBMTENbHLIM Bamno-
BbIM OOXOAOM M OMNEPAaLUOHHbIMM PACXOdaMM
PopMHpPYeET NoKasaTernb, Ha3blBAEMbIM YUCTbIM
ornepaumoHHbIM AoxoA0M. [aHHbIM nokasarternb
ABNSi€TCS OJHMM M3 OCHOBHbIX KaK MPM OLLeHKe
3KOHOMMYECKOM 3PPEKTUBHOCTH U MHBECTHLMM
B HEOBMXMMOCTb, TaK U MPH OLLEHKE CTOMMOCTH
CaMOM HEOBMMMMOCTHU C MOMOLLIO JOXOLHOro
nopxopa. Hanpumep, 4ucTbii onepaumoHHbIN
[OXOf, BbICTYNAEeT KIIOYEBbIM MAPaMETPOM,
MCnonb3yemblimM Afis pacyeTa TaKoro pacnpo-
CTPaHeHHoro rnokasartens 3gdEKTUBHOCTH
MHBECTULMM B HEOBUXKMMOCTb, KaK OBLLUMM KO-
3P PULMEHT KanMTanM3aLmu.

bonbLWMHCTBO MHBECTMLMOHHBIX MPOEKTOB
OCYLLECTBASETC C MPMBIIEYEHMEM 33E€MHbIX
CPepcTB, NO3ITOMY BO3HMKaeT HEO6XOOMMOCTb
ydeTta nnartexken no kpeguty. OgHum M3 noka-
3aTenen, KOTOPbIM YUYUTbIBAET BbINMIaThbl NO Kpe-
OWTY, SBMSIETCS YMCTbIM BArloBOM AOXOM, NPef-
CTaBnsIOWMI COBOM PasHULLY MEXKAY UYMCTbIM
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OnNepaLMoOHHbIM JOXOAOM M MNEPUOSUHECKMM
nnate>Kom no Kkpeguty (3aropg).

BesycnosHo, Bo3amoxeH 6onee rny6okun
aHanmM3 [OXOAOB M PAacXofoB, CBA3aHHbIX C
HEABMKMMOCTBIO. TaK, MOXHO y4YeCTb aMOpPTH-
3aUMOHHbIE OTYMCIIEHMS, HANOrOBYHO Harpy3Ky
cobcTBEeHHUKA M pap, apyrux BenmumH. OpgHako
TaKoM rnyboKui aHanus He Bcerga goctyneH (pa
M He BCerpa Hy»eH) TMMMHHOMY uHBecTopy. [ns
Toro utobbl caenatb BbiBOAbI 06 3P PeKTHBHO-
CTU MHBECTULMM, B HonbLUMHCTBE Criydaes bypet
BMOMHE [OCTATOYHO AOMTH [O CTafMM pacuyeTta
UMCTOrO OMEPALMOHHOrO M YMCTOrO BasioBOro
[0X0A3a, MO3TOMY BOMPOCHI, KacatoLmecs apy-
rMX NMoKasaTernemn, OTPaXatoLLmx LOXoAbl M pac-
XOfpbl, OCTAHYTCs 3a NpeAenamu faHHOM CTaTbM.

CyluecTBeHHOe 3HaYeHUe Afisi OLLEHKM KO-
HOMMYECKON IPPEKTUBHOCTM MMEIOT MCTOM-
HWMKM MCXOAHbIX HAaHHbIX, MNEXALMX B OCHOBE
Mx pacyeTta. TakMe UCTOYHUKU MOMKHO YCIIOBHO
pa3nenuTb Ha OBa BMOA: Ha OCHOBE PbIHOYHbIX
DaHHbIX («MO PbIHKY») U Ha OCHOBE PaKTUHECKMX
LaHHbIX («Mo daKTy»).

Hanpumep, npu pacuete nokasatens
«MfaHoBas apeHaa» HeobXxoAMMO 3HadeHue
apeHpHoM cTaBku. [pu MCTOUHMKE [aHHbIX «MO
pbiHKY» TpebyeTtcs onpenenutb PbIHOYHYHO
apeHOHYHo CTaBKy 47151 BaHHOro TMna o6beKToB,
LS YEro HYXHO MPOBECTM aHanM3 PbIHKA, Bbl-
SIBUTb apeHOHble CTaBKM B obbeKkTax-aHanorax,
BHECTM KOPPEKTMPOBKM HA OTMMYMSI aHaroros
OT paccmaTtpuBaeMoro obbekTa M paccumTaTtb
HeobxoaMmMyro Ham BenuumHy. [pu UcTouUHMKe
OaHHbIX «MO PaKTY» Mbl MOXEM MPUHATL dhaK-
TMYECKOE 3HaYeHMe apeHAHOM CTaBKM MO aHasnu-
3MpyemMomy obbekTy.

B cBoto ouepepp, BbIBOP BMAA MCTOUHMKA
[AaHHBIX 33BMCHUT OT TOrO, AMs PELUEeHMs] KaKoM
33pa4uM NPOMU3BOAMTCS pacdeT. MOXKHO Bbige-
NUTb CrEAytolMe OCHOBHbIE BapMWaHTbl MocTa-
HOBKM 3a4,a4v C No3mLmMM MHBECTOPA!

— MHBECTOP MPOBOAMUT OLLEHKY 3PEKTHB-
HOCTM Ans NpMobpeTeHusl KOHKPETHOro o6 bek-
Ta HEABUMKMMOCTH;

— MHBECTOPY HEOBXOOMMO OCYLLECTBUTb
BbIGOP OQHOrO M3 HECKONbKMX O6bEKTOB HeOBH-
HMMOCTH Ans npuobpeTeHus;

— MHBECTOp BrageeT o6 bEKTOM M OLEeHMBa-
eT 3PPEKTUBHOCTL YMNPABIIEHNS UM;

— MHBECTOpP Brageetr ob6bEeKTOM HeaBUIKM-
MOCTM M paccmaTtpueaeT uenecoobpasHocTb
ero npopaxku nbo nepenpodUIMpoBaHHs.

COOTBETCTBEHHO, MPWU PELLUEHUM MEPBbIX
OBYX 3a4a4y HY>KHO B 6onbLUeln cTeneHn opueH-
TMPOBATbCS HA MHPOPMALMIO «MO PbIHKY», a
TpeTbsi u yeTBepTas TPebytoT MHpopMaLMK «MO
hakTy». OfHAKO MPM peLLEHMH BCEX 3TUX 3a/au
MoOryT BbITb MCMOMNb30BaHbI MOKa3aTenM, No3Bo-
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NstOLLME OLLEHUTb IKOHOMMYECKYIO 3hDEKTUB-
HOCTb MHBECTMLUMM B HEABMMKMMOCTb. K Takum
noKasaTensm MOMXHO OTHECTM KaK CTaHAapTHble
nokasaTenu, UCMOoNb3yeMble 4518 OLL€HKM 3KOHO-
MUYECKOMN 3PPEKTUBHOCTH MHBECTHLMM (Hanpu-
Mep, CPOK OKYMaemoCTM, YMCTas HacTosLas
CTOMMOCTb M T.M.), TaK M MOKa3aTenu, Xxapakrep-
Hble TONMbKO Afsl HEOABUMKMMOCTH (KO3dpdomLm-
€HTbl KanuTanu3aumum), KoTopble NpeacTasnstoT
MHTepec B aHHOM UCCIE0BaHUM.

ba3oBble HHCTPYMEHTbI
AN NPMHATUS pelueHnsi 06 MHBECTMPOBaHMM
B HEIBMXXMMOCTb

lNockonbKy  HEOBMMKMMOCTb  CTAHOBMTCSH
nonynspHbIM MHBECTULIMOHHBIM MHCTPYMEHTOM
AN MHOTMX MHBECTOPOB, B TOM YMCre Ans nuL,
He obnapatowmx rnyBoOKMMH 3IKOHOMMUYECKUMM
3HaHMAMM, ocobyto aKTyasrnbHoCTb nprobperTa-
FOT TaKue crnocobbl OLLEHKM 3KOHOMMYECKOM 3h-
PEKTMBHOCTH MHBECTMUMM, KOTOpble TpebyroT
MMHMMYMA MCXOOHBIX AaHHbIX, NpegnonararoT
NMPOCTOTY U BOCTYMNHOCTb pacyeToB. B kavecTtse
Taknx cnocoboB A1 HEABUIKMMOCTH LLENecoo-
6pa3HO MCMosb30BaTb pacyeT KO3 PULMEHTOB
KanuTanu3aumMu, a TaK»Ke BCMoOMOoraTenbHbIX KO-
3 PH1UUEHTOB: KO3pdHLMEHTa OnepPaLUOHHbIX
pacxonoB U KO3pdULMEHTA NMOKPLITUS JONra.

OCHOBHbIMM KO3(PPMLMEHTAMM KanMTanm-
3aupn SBNAIOTCA cnegytowpe: obLwmn Koadpdu-
LMEHT KanuMTanusaumu, Ko3dpdruMeHT KanuTa-
nu3aumm COBCTBEHHbIX CPEACTB U KOIPPULMEHT
Kanutanusaumm 3aeMHbIX CPeACTB.

Koaddmumnent kanuranusaumm R, npep-
cTaBnsieT coboM OTHOLUEHME YMCTOro orepa-
LMOHHOroO [00XOOa K MHBECTMUMSIM B OBBEKT
HepBuXMMOCTHU. [lockonbKky Ko3agpPULMEHTbI
KanuTanusauuu He npepgronararoT yyeta Bpe-
MEHM MONyYeHMsT OOXOLOB M OCYLLECTBIEHMS
pacxopoB, MHBECTMUMM B [AHHOM clyvae
paccMaTpuBaroTCs Kak €OMHOBPEMEHHbIE, a B
KayecTBe BENMUYMHbI, MX OTPAXKAtoLLEM, MOMHO
MCMOnb30BaTb MOKAa3aTenb «aMOPTUIUPYEMbIH
6a3uc», NnpencTaBnaowmii CoboM CyMMY LLEHbI
nprobpeTteHns obbeKTa, pacxofoB Ha MOKYMKY
M [OMOMHUTENbHbIX KamuTanbHbIX BNageHuH 3a
BpeMms BrapeHms:

UMCTbINM OMEepaLMOHHbIM goxop, (3a rog)

Ro = (1)

UHBECTUUUMN B obbeKT HeaBMIXMMOCTHU

Takum 0b6pasom, KOIPULMEHT KanuTanm-
3auMM OTpa)KaeT BeNWuUMHYy rOJOBOro JoXxoAa
(B pybnsix), nprxopsiLytocs Ha Kaxapbii py6nb
MHBECTMUMM B OBBEKT HegsuumocTu. Nomu-
MO oblero KoaddUUMeHTa KanMTanM3aumm
TaKXXe [OCTaTOYHO LUMPOKO MCMorb3yeTcs
cTaBka Kanutanusaumm R. [aHHbIM nokasaTternb
BblpaXkaeTcsl B MPOLLEHTax, MO3TOMY Ansi ero

pacyeTa pes3ynbTaT, NoMy4eHHbIM Mo popmyrne
(1), Hy>kHO yMHOHMTb Ha 100 %.

Hanbornee 13BecTHbl 4Ba OCHOBHbIX HaMpPaBs-
NEHUS 3KOHOMMUECKOM OLLEHKU MHBECTULIMM:
BbisiBrieHne abcontoTHon (no Hamnbonee 3Hauu-
MOMY AJ1sl IPUHSITUSE PELLEHUS MOKA3aTENO) MNn
CpaBHUTENbHOM (Ha OCHOBE CPAaBHEHMs anbTep-
HaTmB) acpcpekTneHoCcTM [11; 12].

Mo obwemy npasuny 3PEPEKTUBHOCTD
MHBECTULMIM TEM BbIlLE, YEM BbILLE 3HA4YeHue
obuiero KoadpduuMeHTa KanuTanusaumm. Ta-
Koe npasuno xopowo pabortaer, Hanpumep,
ecnm ectb HeobxoamMmocTb BbiIbpaTb Haubonee
BbIFOfHbIM OOBEKT ANst MHBECTMLMMI M3 HECKOSb-
Knx (cpaBHuTenbHas adpdekTnBHOCTb). OgHako
€CfIM HaM HYXHO BbIICHUTb, OyoyT mm adp-
PEKTUBHBI MHBECTULMM B KOHKPETHbIN OBBbeKT
(abcontotHas adpPeKTUBHOCTL), Heobxogum
KPUTEPUIH, C KOTOPbIM MOXHO CPaBHWTbL MO-
nyyeHHoe 3HayeHue obliero KoadpduumeHTa
KanuTanusaumum, M B Clyyae ero npeBbileHUs
Haf 33[aHHbIM KpUTEPHMEM CAEenaTb BbIBOA, O
TOM, YTO MHBECTULUMM 3pPeKTMBHbI. B kauecTBe
TaKMUX KPUTEPUEB MOMKHO PACCMOTPETh:

— cpegHee 3HauyeHue obuiero KoapduLm-
€HTa KanuTanu3aumu Mo CEermMeHTy pbIHKAa pac-
cmaTpmBaemoro obbekTa;

— MPOM3BOMbHO  33[aHHOE  MHBECTOPOM
3HayYeHue, NpM NPeBbILLEHUM KOTOPOro MPOEKT
6ypet paccMaTpmBaTbhCs Kak 3 PEKTHBHbIN;

— cpepHee 3HaueHne peHTabenbHOCTH anb-
TEPHATMBHbIX MHBECTMUMM (BaHKOBCKMX BKna-
LOB, obnuraumi, akumi 1 T.M.), BbIPa)E€HHOE B
LONAX eQuHULbI.

MocnepHee ocobeHHO aKTyanmbHO  Anis
MHAMBMAYASIbHBIX MHBECTOPOB, MOCKOMbKY MX
MHBECTULIMOHHbIE aKTMBbI MPEACTaBMEHbI Yalle
Bcero 6aHKOBCKMMM BKINagamMm Minm obbekTamm
HEOBUMKMMOCTH, PEXKE — MHBECTULMSIMM B LLEH-
Hble 6ymaru [4—6].

Kak ykasaHo paHee, cyuliecTBeHHas [ons
MHBECTULIMOHHBIX MPOEKTOB OCYLLECTBRsSETCs C
MPMBNEYEeHMEM 3aeMHbIX cpepcTe. Mcnonb3o-
BaHME CXEMbl C KpeAuTOBaHMEM MO3BOMSET, C
OfHOM CTOPOHbI, PeLMTb NPOBNeMy BbICOKOro
BxogHoro 6apbepa pbiHKka Hegemx»nmocTn [13],
a ¢ ApYromn CTOpPOHbI, MPM onpepeneHHbix 06-
CTOATENbCTBAX MOBbICUTb 3PPEKTUBHOCTb MH-
BecTumi. [Mpu NprBneyeHMn 3aeMHbIx CPencTs
uenecoobpasHo onpepenuTb elle ABa BMAA
KO3 (PMUMEHTOB KanMTanm3aumm: cobCTBEHHbIX
CPEQCTB M 3aEMHbIX CPEACTB.

KoadbdmupmeHT kanutanusaumm cobCTBEHHbIX
CpencTs onpepenseTcs NyTemM AeneHus rogoso-
ro YACTOro BarioBOro AOXOAA Ha BENMUMHY COb-
CTBEHHOrO KanuTana (T.e. Ha CYMMY, KOTOpPYHo
MHBECTOP oOnnayMBaeT 3a c4eT CObBCTBEHHbIX
CpPencTs npu NprobpeTeHn HeABUMKMMOCTH):

ISSN 2500-2759



uMCTbIM Banosom goxop, (3a rog)

(2)

o =

cobCcTBEHHbIM KanuTan

Tak e Kak u gns obwero KoadpduumeHTa
KanuTanusaumm, B AAHHOM cryvae pencreyeT
NPaBMNo: YeMm Bbllle 3HaYeHHe KoadpdpULMeHTa
KanutanuMsauum cobCTBEHHOro Kamutana, Tem
nyywe. [pu onpepgeneHun abcontoTHOM 3dp-
PEKTUBHOCTU MOXKHO PYKOBOJCTBOBATLCS TEMMU
e KpUTEPHSIMHU, YTO 1 ans obLuero Koaddmum-
eHTa KanuTanmaaumm (C MonpaBKoK Ha Ha3BaHWe
Ko3adprupeHTa).

KoadpdmumeHT kanutanMsaumm 3aemHoro
KanuTana R npepcraenseT coboi oTHoLleHue
nepuMogMyecKkoro mnnatexa Mo MNOTEYHOMY
KpeaouTy (e)KerogHoro) K 3aeMHOMY Kanutany
(cymme kpepuTa):

R nepuoaMyecKuii MnaTex no kpeauty (3a rop)
m = .

CyMMa KpepmTa (3)

MpakTnyeckoe 3HayYeHne HMmeeT pacyeTt
NepMOMHECKOro nnartexa Mo KpeguTy npwu
MOMOLLIM [aHHOrO KO3(PMPULMEHTE, @ MMEHHO
NEPUOOMHECKMI MNaTeX OnpemenseTcs Kak
npousBefeHMe CYMMbl KpepuTa Ha Koaddu-
LMEHT KanmuTanMsaumMu 3aeMHOro  Kamurtana
(MnoTeuHyto MOCTOSIHHYHO), MO3TOMY Ans onpe-
[ereHnsi UNOTEeYHOM MOCTOSIHHOM MOXKeT 6bITb
MCronb30BaHa anbTepHatuBHas copmyne (3)

dopmyna (4):
R =1/(1-1/01+1i", (4)

roe i — cTaBKa MPOLEHTa MO KpeauTy, Bbipa-
}KEHHas B ONAX €AMHULbI; N — CPOK KpeamnTa.

B oTtnuume ot npeppbigymx KoadbpmLMeH-
TOB, MMNOTEYHAs MOCTOSAHHAs OTPaXKaeT BenMuu-
HY pacxopoB cobcTBEHHMKA Ha obcnyKuBaHue
ponra, No3ToOMy Ans [aHHOrO MoKasaTtens Aemn-
CTBYET MPAaBUIO «YEM MEHbLLE, TEM NyHLle».
B npuHUMne, MoOXKHO cBecTM KO3PPULMEHT
KanuTanusauMu 3aeMHOro Karnurtana K Hyno,
MPOCTO He MCMomnb3ys 3aemMHble CPepncTBa,
OflHAKO OTKAa3 OT HMX JafieKo He Bcerpa BOs3-
MOXeH M uenecoobpaseH, MoO3ToOMy umeet
CMBbICST YMEHbLLIEHWE MMOTEYHOM MNOCTOSHHOM 3a
CYET CHMMKEHMS CTABKM MO KPEAMTY, Hanpumep
nyTem aHanm3a npepsioxkeHui 6aHkos nmbo mc-
MOMb30BaHMS JNIbFOTHBIX MPOrPaMM MUMOTEKU NPU
HanM4uuM TaKoM BO3MOMHOCTH. [pu aTom opra-
HM3aLMM, NPUBREKaroLMe 3aeMHble CPepacTBa,
PYKOBOACTBYIOTCS HE TOMbKO MOMYISPHOCTHIO
M MPOCTOTOM (PMHAHCOBOrO MHCTPYMEHTA, HO M
ero LLeHOM, KoTopas CKNafblBaeTcs M3 pasmepa
MPOLLEHTOB 3a MOMb30BaHME 3a€MHbIMM Cpef-
CTBAMM M MHbIX PACXOHJOB Ha oObBCny»MBaHHe
[,0Mra, YTo B MTOre OTParKaeTcs Ha PMHAHCOBOM
YCTOMYMBOCTHM OpraHm3aumm [ 14].

ISSN 2500-2759

Ewe ogHMM crnocobom ymeHblueHus Ko-
acppUuMeHTa KanuTanMsauum 3aeMHOro Ka-
nMTana senseTcs yBenMYeHue CpoKa KpepguTa.
KoHeuHo, B aTOM cryyae Bo3pacTtaeTr obuumm
pa3smep nepennaTtbl Mo Kpeguty (3a Becb CPOK
KpeamuTa), OfHAKO COKPALLaeTCs BerMuMHa ne-
p1OAMHECKOrO MnaTexa, YTo NpMBeREeT K PocTy
KO3ppULMEHTa KanuTanmsaumm cobcTBeHHOro
KanMTana M CHMXKEHUIO pMCKa HeBO3BpaTa Kpe-
amTa. [Ins uHBecTopa 3TO MOXKeT UMeTb CyLue-
CTBEHHOEe 3HauyeHue.

MoMuMO KO3 PULMEHTOB KanUTanM3laumm,
3HayeHue Ans 3PPEeKTUBHOCTM MHBECTULMM B
HEABMXMMOCTb MOTYT MMETb TaKXKe M HEeKO-
TOopble ppyrue mnokasaTenu: KoapuumeHT
onepaumnoHHbix pacxopos K 1 koadduumeHT
nokpbiTMs ponra K, onpepensemsie no cop-
mynam (5) u (6).

KoadpdprupmeHT onepaupmoHHbIX pacxopos
npepcrasnser coboi OTHOLUEHWE TrOfOBbIX
OnMepaLyoHHbIX PACcXO[0B K FOJ0BOMY A,EeHCTBM-
TeNnbHOMY BarNloOBOMY [,OXOAY:

onepauuoHHble pacxofbl (3a rog)

5)

Koe = — = = .
AencTBuTENbHbIM BanoBon goxop, (3a rog)

HopmarnbHas akcnnyatauus obbekra He-
LBUXMMOCTH HEPas3pbIBHO CBsi3aHa ¢ cobnrope-
HMEM OMpefeneHHOro ypoBHS OnepaLMOHHbIX
pacxofoB. XpoOHMYECKOoe HepodMHAHCHpPO-
BaHME MOXET MpuBecTH K mpobnemam c no-
CTaBLUMKAMM KOMMYHarbHbIX YCMyr, HalMMOM
nepcoHana, HeCBOEBPEMEHHbIM PEMOHTAM U B
KOHEYHOM MUTOrEe K yXYALIEHWIO COCTOSHMUS 06 b-
€KTa M CHMXXEHUIO [OEeNCTBUTENBHOrO BarioBOro
poxopa. B 1o ke Bpems pasymHas aKOHOMMS
onepaumoHHbIX pacxofos (Hanpumep, 3a cyet
TwaTenbHoro nogbopa NoApPsSAUMKOB M MOCTaB-
LLMKOB, MCMOmNb30BaHus 3HeprocbeperaroLmx
TEXHONOrMM, OMNTUMM3aLMM 3aTpaT Ha nepco-
Han M T.M.) ABMASETC OAHMM M3 KNacCMYECKMX
MepPOonpPUITHM, HaMPAaBMNeHHbIX Ha MOBbILLEHWE
3P PEKTUBHOCTM MHBECTULMI B HEJBUMKMMOCTb.

[ns toro u4tobbl cpenatb onpepeneHHble
BbIBOAbl O BENMUMHE KO3duLMeHTa onepaum-
OHHbIX PacxofoB, ero haKTMyecKkoe 3HayeHue
HeobXOAMMO CPaBHUTb CO CPERHEPBLIHOYHBIM.
DTM nokasatenu [OMKHbI ObiTb  NPUMEPHO
paBHbl. CylllecTBeHHOEe NpeBbIlLeHHe aKThye-
CKOrO 3Ha4YeHUs Ha[, CPeaHEPbIHOYHbIM CKaXeT
Ham o nepepacxope cpencTB Ha IKCMMyaTaumio
obbeKTa, B TO BpeMs KaK MPOTUBOMOOMKHAs CH-
TyauMs — O He[O0CTaTOYHOM (PMHAHCMPOBAHMM.

KoadpdpmupmeHT onepaumoHHbIX pacxopos
MO>eT MCNonb30oBaTbCs KaK B Ka4yecTBe CaMo-
CTOSAITENbHOrO MOKasaTens Ans onpepeneHus
nepepacxopa mMbo HepodpHMHAHCUPOBAaHMS MO
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onepaLMoHHbIM pacxofam, TaK M B KadecTse
BCMOMOraTenbHoOro nokasaTtens npu pacyete
obuiero KoadpprupmeHTa Kanuranusaumm m Ko-
adppruMeHTa KanuTanm3aumm cobCTBEHHOro Ka-
nutana. CpaBHEHME 3TUX KOI(PPHLMEHTOB C MX
CcpepHepbIHOYHbIMU 3HAYEHUSIMHU UMEET CMbICH
TOMbKO B cryvae, ecnm cobnropaetcs ycrnosue
O NPMMepPHOM paBeHCTBe KoadduLmeHTa one-
PaLMOHHBIX PACXOf0B €ro CpepHepPbIHOYHOMY
3Ha4YeHuo.

KoadpdpmumeHT nokpbiTHs ponra npencras-
nset cobol oTHOLLEHME rOJ0BOro YUCTOrO orne-
PaLMOHHOr 0 [,0X0Aa K NepMoauyecKomy nnaTe-
XY MO UNOTEYHOMY KpeamTy (exkerogHomy):

Kd YMCTBbIN OMepaLMOHHbIN Joxopg, (3a roa)
C =

nepuoamMyYecKMil NnaTex no kpeauty (3a rop)” (6)

[aHHbIM KO3 PULMEHT NOKa3bIBAET fOCTa-
TOYHOCTb JOXOA0B, MOMyYaeMbIX OT IKCMnyaTa-
umn obbekTa, ans obcny>kmsaHms gonra. OH no-
3BONSIET OLLEHUTb HE CTOMNMbKO 3PPEKTUBHOCTb
MHBECTULMM, CKOMbKO CTEMNeHb MX PMUCKa: YeM
BblLLle 3Ha4YeHWe TaKoro KoadduuUMeHTa, Tem
HM>KE PUCK MHBECTULMM B HEOBUMMMOCTD.

B cnyudae ecrnu 3HayeHWe KoadpbduLMeHTa
npesbiLlaeT efuMHULLY, NNaTeXx Nno Kpeauty Mo-
»eT 6bITb MOMHOCTBIO MOKPbIT 3@ CHET YUCTOro
onepaumoHHoro poxopa. HanomHum, yto um-
CTbIM OMEpPaLMOHHbIN OOXOA, HE YUYMTbIBAET pPsfg,
pacxogoB (aMOPTU3ALMOHHbIE  OTUMCIIEHMS,
Hanorun), NoaToOMy Aa*Ke NMpu HEKOTOPOM Mpe-
BbILLIEHWM KO3 PULMEHTA MOKPLITHUS [ONra Hapg,
epMHULLEN AEeHEXHOrO NOTOKA OT 3KCMNyaTaumm
HELBMXMMOCTU MOMET He XBaTUTb Afisi obcny-
YKMBaHUSA KpepmTa.

(PakTHyeckoe 3HaveHue KoapuLMeHTa
MOKPbITMUS [OMra MOMHO TaKXKe CPaBHUTb CO
CpepHepbIHOYHbIM 3HA4YeHUMEM [aHHOro Koad-
duumeHTa. B cnyyae npesbiluenns Hap, cpepHe-
PbIHOYHBIM 3HAYEHMEM MOXKHO cAernaTb BbIBOS,
O NPUEMINEMON CTEMEHM PUCKA pPaccMmaTpmBae-

MOrO MPOEKTa, B MPOTUBHOM criydyae — ob ero
M3NULWIHEeN puckoBaHHocTM. OpHako ans mHBe-
CTOpa MOXKeT OKasaTbca LenecoobpasHbim pe-
anuM30BaTb NPOEKT C BbICOKOM CTEMEHbIO PUCKA,
[aXKe ecnM 3HaYeHue KoaPPULMEHTa MeHbLLE
€QMHWLbl, [OMOoMHMTENbHOE (OMHAHCUMPOBAaHWE
MOeT 6bITb OCYLLECTBIEHO 3a CYET MHbIX
MCTOYHMKOB poxopa. B atom cnyuae kpeput
[paHO MIM MO3QHO BCe paBHO BypeT noralueH,
poxof cOBCTBEHHMKA YBENMUUMTCS, M OH CMOMKET
cBOoHOHO PacnopsaMTLCS CBOMM MMYLLLECTBOM.

MeTtoamKa ncnonb3oBaHusa Ko3cppmumeHToB
KanuTanMsaumum Ans NpUMHATHS
MHBECTHLIMOHHBIX peLIeHHH

PaccmoTprm BO3MOMHOCTL MCMOMb30BaHMs
KO3 PHLMEHTOB KanuTanmsaumm B KOHKPETHOM
cuTyauun. MHBecTop paccMaTpMBaeT LLEenecoo-
6pasHocTb npuobpeTteHns obbeKTa HepBUXKK-
MOCTM — KBapTHPbI-CTYAMM obLuen NnoLaabo
18 M2 B OkTabpbckom paroHe r. MpkyTcka,
ueHa npegnoxexus coctaenset 1 850 000 p.'

MNMpepnonaraemas KoppeKTUpoOBKa Ha Topr
npu coBepLueHun caernku coctaenset 3 % [15,
c. 62]. ApeHpHas cTaBKka 3a nofobHbii 06bekT
cocTasnsert B cpegHem 16 250 p. B Mecsy, (pac-
YeT Mo [aHHbIM carTa «ABMUTO»), npepnona-
raembii YpOBEeHb NOTEPb OT HEQO3arpy3Kkn —
8,5 % [Tam e, c. 42]. MNMpepnonaraertcs nonHas
KOMMEeHcaumsi apeHOaTopoOM  OMepaLMOHHbIX
pacxopoB. TaK)e MHBECTOP paccMaTpuBaeT
uenecoobpasHOCTb MCMOMb30OBaHMs MPU MpH-
obpeTeHmn ob6bEKTA MNOTEYHOrO KpeamTa Ha
cymmy 1525325 p. (nepBoHavasnbHbIM B3HOC —
15 %) nog, 10,55 % roposbix (MMHMMAanbHas
CTaBKa MO BTOPMYHOMY PbIHKY Afsl KPEeauToB
Ha CTaHOAPTHbIX YCIOBUSIX), MPEeAnonaraembin
cpok Kpeputa coctaenset 30 net. Pacuer ko-
apbpULMeHTOB NpepcTasneH B Tabn. 1.

'"URL:  https://www.avito.ru/irkutsk /kvartiry / 1k._
kvartira_187m_56et._25388445862utm_campaign=na-

tive&utm_medium=item_page_android&utm_source=soc__
sharing.

Tabnuua 1
Pacuyet Ko3dhpMUMEHTOB KanMTanM3aLMM M BCNOMOraTenbHbix KO3t dHLMEeHTOB
MNokazarensb Pacuer 3HaueHne

Ef:;;:::;ix::fggj‘;“:.“”Be”“””” (cy4eTom |1 850000 (1 - 0,03) 1794500
MoTeHuManbHbLIM BaNnoBoM [OX0R, P- 16250 - 12 195000
MoTtepu ot Hepgo3arpysku, p. 195000 - 0,085 16 575
[elcTBUTENBHBINM BaNOBOM [OXOA, P- 195000 - 16 575 178 525
OnepauyoHHble pacxogpl, p- KomneHcupytotcs apeHpatopom 0
YucTbIM onepaumoHHbIM JOXOA, P- - 178 575
OB6LLMM KOIPPULMEHT KaNUTaNM3aLmm 178 575 / 1794 500 0,0994
O6Las cTaBka KanmTanmsaumm, % (178 575 / 1794 500) - 100 9,94
3aeMmHble cpepcTea, p.- 1794500-0,85 1525325
CobcTBeHHbINM KanuTan, p. 1794500 —-1525325 269 175
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OkoHuaHue Tabn. 1

[Nokaszarenb Pacuer 3HaueHue

KoadpduumeHT KanuTanmsaumm 3ae MHOro Kanurana 0.1055 / (1—=1 /(1 +0,105 5)30) 0.111
(MnoTeyHas nocTosHHas)

ExxeropgHbit mnatexk no Kpeguty, p. 1525325-0,111 169 311
YucTbIM BANOBOM [,OXOA, P. 178 425 - 169 311 9114
KoadpduumeHT Kanutanmsaumm cobcTBEHHOro 9114 / 269175 0,0339
KanuTana

CraBka kanutanusaumm cobcteeHHoro kanmrtana, % | (9 114 / 269 175) - 100 3,39
KoadpdpuumeHT nokpbiTs gonra 178 575 / 169 311 1,05

KoaddpuumeHT onepaumoHHbIXx pacxopos

B naHHoM cnyuyae pacueTt Koadppmum-
€HTa He MMEET CMbICNA, NOCKONbKY
OnepaLMoHHbIe Pacxofbl KOMMEHCH-
pytoTcs apeHgatopom. CobcTBEHHMK
TaKXKe HE MOXET MOBMUSATb HA BESNMUMHY
OMNEepPaLMOHHbIX PACXO[0B, MOCKOMbKY
OHa onpepenseTcs Tapudamm nocTas-
LMKOB KOMMYHarbHbIX yCryr

MNoka3zatenu ans aHanM3a

pesynbTaTta

CpenHO CTaBKy MO BKNagam 6aHKOB BbiCLLEMN

pacyeToB npegcTaeneHsl B Tabn. 2. MNepeueHb
rnokasarernem aJis CpaBHeHUs CPOPMMPOBaH UC-
XO4s M3 BO3MOMHOCTU MX OMEepaTMBHOro onpe-
OeneHusi No AAHHbIM U3 OTKPbITbIX MCTOYHUKOB
MHPOPMALMM M UCMONMb30BaHUs PE3yrbTaToB
LLUMPOKUM KPYrOM 3aMHTEPECOBAHHbIX UL

Kak cnepyet u3 pesynbraToB pacyeTa, 3Ha-
yeHue obLero KoadpduLMEHTa KanmTanMsaumm
(obuwier cTaBKM KanuTanusaumu) npeBbilaeT

KaTeropmu HagexHocTh (cpokom Bonee ropa),
a TaKk)Ke cpepHee 3HaveHne obuiero Koaddu-
uMeHTa KanuTanusaumn (obLien cTaBkM Karnu-
Tanmsauum) Afs pacCMaTpMBAEMOro CEermeHTa
PbIHKa YMUINOM HEOBUMKMMOCTH, YTO roBopHuT 06
OTHOCMTENbHON MPMBREKATENbHOCTM MHBECTH-
UMM B paCCMaTPMBAEMbIH OBBEKT M BEPHOM €ro
BblbOpe Ha pbiHKe. B To e Bpems foxogHOCTb
OMd3 co cpokom obpalleHus, CoONoCTaBUMbIM

Tabnuua 2
AHanm3 pe3ynbTatoB pacyeTa KO3q.)C|JHlI.MeHTOB KanMTanuM3aumm
McTounmk
Mokaszarenb 3HaueHue Mokaszartenb ans cpaBHeHus 3HaueHue
UMHPOPMaLLMM

O6Li KoahpULMeHT 0,099 4 | CpenHee 3HauyeHue obLiero 0,064 | PacueT no paHHbImM
Karmranusaumm / (obLas (9,944 %) | koadbduLMEHTa KanMTanM3aLmm (6,4 %) | canta «AButo»*
CTaBKa KanuTtanu3aaumm) (obLel cTaBkM KanuTanusaumm)

L7 CErMEHTa PbIHKA XKMIMOM

HeOBMMXMMOCTH

CpepHsis cTaBka Nno BKNagam 8,01 % | [aHHble aHanuTH-

6aHKOB BbICLLEN KAaTEropmm HafeK- YecKoro noprana

HocTh (cpokom Bonee roga) PBEK**

CpepHsis LOXOQHOCTb OBMraLmi 10,085 % | OaHHble LleHTpans-

depepansHoro 3arMma (cpokom Horo 6aHka P***

noralleHus nsTb — CEMb NeT)
KoaddmupeHT kanuranmsa- 0,033 9 | O6Lmi KO3 PULMEHT 0,099 4 | PacuyeTHble gaHHble
LM COBCTBEHHOr O KanmTa- (3,39 %) | kanuTanusaumm / (obuias ctaBka (9,944 %) | (cm. Tabn. 1)
na / (craBka KanuTanmsaumm KanuTanuaawumm)
cobCTBEHHOrO KanuTana)
KoaddpuumeHTt kanuranu- 0,111 | O6wmi KoadhhrumeHT 0,099 4 | PacueTHble gaHHbIe
3aLMM 33EeMHOrO KanuTana Kanutanusaumm / (obLias ctaska (9,944 %) | (cm. Tabn. 1)
(MnoTeyHas nocTosiHHas) KanuTanuaawumm)
KoadbdpuumeHT nokpbiths 1,05 | MonHoe nokpbiTHe nnaTtexa 1 | PacyeTHble gaHHble
pornra Mo KpeamuTy 3a CHeT YMCTOro (cm. Tabn. 1)

onepaumMoHHOro 4,oxoaa

*URL: https: / /www.avito.ru/irkutsk /kvartiry / 1k._kvartira_187m_56et._2538844586?utm_campaign=native&utm__
medium=item_page_android&utm_source=soc_sharing (nata o6pawenus: 10.04.2023).
** URL: https:/ /quote.rbc.ru/news /article /63e618229a79470a7 1e42e70?ysclid=lgg3mbcad2160243574 (nata o6-

pawenus: 10.04.2023).

*** 3HaueHus KpHBOH BECKYNOHHOM AOXOAHOCTH rOCYAapCTBEHHbIX obnuraumi (% rogoesix) / / LleHTpanbHbii 6aHk Poc-

curickon Pepepaummn. URL: https: / /cbr.ru/hd_base /zcyc_params (pata obpaiyenus: 21.04.2023).
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CO CPOKOM BMafeHUst HEABMMMMOCTbIO, Haxo-
AMTCSl HAa HECKOIbKO Bonee BbICOKOM YPOBHE.
OpHako BenuuMHa MPEBbILLIEHUS HE HACTOMbKO
3HauuTenbHa, 4Tobbl OTAATH MpegnoyTeHue
O®3, yunTbiBasi BbICOKMIM MOTEHLMAN NPMPOCTa
CTOMMOCTU HEABUXKMMOCTH.

3HauveHne KO3 PMUMEHTA KanMTanM3aumm
CcOBCTBEHHbIX CPEACTB CYLLECTBEHHO HUXKeE,
a KoapMUMeHTa KanuTanusauumM 3aeMHOro
Kanurasna Bbille 3HayYeHus obuiero Koadpdmum-
eHTa KanuTtanuMsaumu, 4To [enaeTt Helenecoo-
6pasHbIM MpMBIIEYEHWE MMOTEYHOro KpeauTa
AnNsi NOBbILLEHNS 3PPEKTUBHOCTU MHBECTULIMHA.
KoadpdpmumeHT nokpbiTvs gonra xots u 6onbLue
€AMH1LbI, YTO CBUOETENbCTBYET O BO3MOXHO-
CTW MoralleHns MnaTeXxen no KpeauTy 3a cyet
[OXOAOB OT 3KChnyataumm HEeOBUXKMMOCTH,
O[lHAKO €ro OTHOCUTESIbHO HM3KOE 3HaYeHme ro-
BOPMT O BbICOKOM CTEMEHM PUCKA MPUBIIEYEHMS
MNOTEYHOr O KpeamTa.

B uenom pesynbTatbl pacyeToB CcBMAe-
TENbCTBYIOT 06 MHBECTUUMOHHOM MPMBREKa-
TENbHOCTH NprobpeTerus paHHoro obbekTa 3a
cueT cobcTBeHHbIx cpepcts. OkoHuaTtensHoe
peleHne mHBecTtopa byper 3aBuceTb OT ero
CyBBbEKTUBHBIX MpPennoyYTeHni (CKMOHHOCTb K
PUCKY, [OCTAaTOYHOCTb CTaBKM [OXOHHOCTH,
Cyb6bEeKTMBHOE BOCMPUATME KadvecTBa pPasnuy-
HbIX MHBECTHLIMOHHbIX OB BEKTOB).

BbiBOAbI

Mcnonb3oBaHue KO3 PULMEHTOB KanMTanm-
3auMM, a TakKe BCMOMOraTenbHbIX KO3 duLm-
€HTOB A5l OLLeHKM 3PP EKTUBHOCTH MHBECTHLMM
UMeEeT criefyroLme NPeMmyLLecTBa:

— NpocToTa pacyeTa rnokasarernemn M MHTep-
npeTauym Nony4YeHHbIX Pe3ynbTaTos;

— OTHOCMUTENbHAs [AOCTYMHOCTb MCXOLHbIX
OaHHbIX AN PacyeTos;

— OTCyTCTBUE HEOBXOOMMOCTH B yCTAHOBME-
HWUKU BIMTENBHOrO NEPUOAA MPOrHO3MPOBaHMS;

— DOCTYMHOCTb Afif «PO3HMYHbIX» MHBECTO-
poOB, He BnagerLLMX AEeTanbHO CUTyauueMr Ha
PbIHKE HEABUMMMOCTH;

— BO3MOXHOCTb  MCMOMb30BaHus  nepe-
YMCIIEHHBIX KO3PPMUMEHTOB A1 MPOBEAEHMS
3KCMPEeCC-OLEHKM BapMaHTOB BIIOMKEHUs MHBE-
CTULLMI B BbIBPaHHbIM O6BEKT HEABMXKMMOCTH.

OpHako geTanbHbIM aHanM3 3KOHOMMHYECKOM
3PPEKTUBHOCTM MPM MOMOLLM TONbKO YKa-
3aHHbIX KO3(PPULMEHTOB He npepcTaBnseTcs
BO3MOMHbIM, MOCKONbKY OHM 06rapatoT psgom
crnepyrowmx HeLOCTaTKOB!

1.B cuny ponroBe4yHOCTM HEOBUMKMMOCTH
MOTOKM 3aTpaT M OOXOOOB OT Hee HOCHAT, Kak
NpPaBuMro, TakXe LOoMroBPEeMEHHbIM XapaKTep M
B TEYEHME CPOKAa XM3HM OoBbeKTa HeusberkHo
6ynoyT M3MEHSTbCS, MOCKONMbKY M3MEHEeHHe

CTOMMOCTH OBbEKTA MOXKET BbITb PAcCUMTAHO
TOMbKO Ha ocHoBe Bypyuiero Aoxopa, HO He
HaobopoT [16].

2. KoacbdpmumeHTbl kanutanusaumm He no-
3BOMAIOT y4ECTb LLeHOBble KonebaHus Ha pbiHKe
HEOBUMKMMOCTH, XaPaKTEepPHble KaK Ofis CTaBOK
apeHgpl, TaK M Ofis CTOMMOCTH HEABUMKMMOCTH,
No3Tomy BbiBop BnaronpuaTHOro MOMeHTa gsis
NPMOBpPETEHNS MMM MPOJANKM HEOBUIKMMOCTH
ponXeH BbiTb OCHOBaH Ha AOCTOBEPHOM MpPO-
FHO3MPOBAHMM AEHEXKHbIX MOTOKOB, 4TO TPeby-
€T y4eTa UMKIMYHOCTH PbIHKA.

3. B KauecTBe OCHOBHbIX HEOOCTAaTKOB MC-
MOMNb30BaHUsl TOSMIbKO KO3PMULMEHTOB KanuTa-
NMU3aLMM MOMHO BbIgENUTL CregyroLme:

— HE YUMTbIBAIOTCA OAMHAMMKA M TEHOEHLMM
U3MEHEHUs aPEeHAHbIX CTAaBOK;

— HE YYMTbIBAIOTCA OMHAMMKA M TEHOEHLMM
U3MEHEHMSI CTOMMOCTM OO LEKTOB HEABUMKMMOCTH;

— He OTparkaeTcs YPOBEHb M3MEHEHMS IKC-
MMyaTaLMOHHbIX 3aTpar No o6beKTy;

— HEe YYMTbIBAETCS M3MEHEHUE CTOMMOCTM
LLEHEr C TEYEHUEM BPEMEHM, YTO HE No3BonseT
MONy4YUTb AOCTOBEPHbIM NPOrHO3 B JOMrOCPOY-
HOM MEPHOAE U YBENUUMBAET PUCKU MHBECTOPA.

AHanu3 BCeXx yKasaHHbIX (PaKTOPOB MOXET
6bITb OCYLLECTBMEH MPU MCMOMb30BaHMM MHbIX
rnokasarternien 3KOHOMHUYECKOM 3PPEKTUBHOCTH
UHBECTMLUMM B HEABUMMMOCTb, B HaCTHOCTU MNO-
KasaTenen, OCHOBaHHbIX Ha AMCKOHTUPOBAHHbIX
oueHkax. Hy»Ho oTMeTHTb, 4To Mcnonb3oBaHue
TPa@MUMOHHbBIX MOKa3aTenen, OCHOBaHHbIX Ha
OMCKOHTUPOBAHHBIX OLLEHKAaX, MPUMEHNTENBHO
K OLeHKe 3P(PEKTUBHOCTM MHBECTULMM B HEOBM-
MMOCTb TaKXe umeeT ceBon ocobeHHocTH. Mx
paccMmoTpeHue ByneT NPOfOMKEHO aBTOPaMM
B JanbHEMLLMX MCCNeaoBaHUsX.

HecMoTps Ha yKaszaHHble HeLOCTaTKM, KO-
3P PHUMEHTBI KAMUTaNM3aLLMK, @ TaKIKe BCMOMO-
ratenbHble KO3 ULMEHTbI SBNAOTCS YA,06HbIM
MHCTPYMEHTOM L7151 PELLEHUS PSAAE CRELYOLLMX
3apau:

— Bblbop Hauboriee [OXOOHOrO CErmeHTa
PbIHKa HEOBMXMMOCTH, T.€. CEFMEHTA C MaKCH-
MarbHbIM 3HaYeHuem cpepHero obLuero Koadg-
PULMEHTA KANUTaNM3aLMu;

—Bblbop Hanboriee npuBrEKaTenbLHOro
0b6beKTa M3 HECKOSIbKMX OfHOPOOHBIX;

— NPUHATUE peLLEHUs O LLenecoobpasHoCTH
MHBECTUPOBAHMS B HEABMXMMOCTb MO CpaBHe-
HUIO C anbTepHATHMBHbIMM BapuaHTamu (6aHKoB-
CKue BKnagpl, obnuraumm u 1.n.);

— OLEHKa LLenecoobpasHOCTH UCMONb30Ba-
HMSI 3a€MHbIX CPEACTB MPU peanu3auun MHBe-
CTULMOHHOIO MPOEKTa;

— OLLEHKA CTEMNeHM PMUCKA MCMOSb30BaHMs
3aeMHbIX CpeacTs ans npmobpereHus obbekTa
HEOBMMXMMOCTH;
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— aHanus 3(pPEKTUBHOCTU PaCXOf0BaHMs OHM MMetoT obLLIMPHYtO obnacTb NPUMeEHeHMUs,
CPeACTB Ha 3KcnnyaTaumto obbekTa. M B BOMbLUMHCTBE CIyHAaEB MX MCMOMb30BaHMA

Takm obpazom, HECMOTPs Ha MPOCTOTY 6yAeT [OCTaTOYHO AN MPUHATUS MHBECTULIMOH-
paccMOTpPeHHbIX B aHHOM CTaTbe NoKasaTteneu, HOro peLUeHUs «KPO3HUYHbIM» MHBECTOPOM.
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