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AHHOTauus

B cratbe paccmatpuBatotcs ocobeHHOCTH ucnonb3osaHus Haubonee
M3BECTHbIX METOL,0B OLLEHKM MHBECTULLMI B HEABUMMMOCTb. B kKauecTse
rMNoTE3bl MCCRER0BAHUS MPUHATO NpeacTaBneHme o6 yBenuueHun Ka-
MUTanNM3aLym CTOMMOCTH O6bEKTOB HEABMMMMOCTH KaK HEOBXOAMMOM
YCMNOBMM HaNpPaBneHWs MHBECTULMM B AaHHbIM aKTMB. AKTYanbHOCTb
paccmatpusaemoin npobnembl obycrnosneHa npobnemor Boibopa ans
YaCTHOrO MHBECTOPA THUMA MHBECTMLIMOHHBIX aKTUBOB, MPUEMIEMOTO C
TOUKM 3peHus Tpebyemoi BENMUMHbI CBOBOAHBIX LEHEMHbIX PECYPCOB
M MPOrHO3UPYEMOro POCTa PbIHOYHOM CTOMMOCTM [AHHOIO aKTMBA.
Llenbto uccnepoBanms 6bino obocHoBaHMe BbiGopa meTona pacyeta
CTaBKM OMCKOHTMPOBAHUS AN MPUHATUS MHBECTMLMOHHbBIX PELLEHUN.
[ns o060CHOBaHMS MOMyYeHHbIX Pe3ynbTaToB MPOAHANM3MPOBaHbI
0COBEHHOCTM POPMUPOBAHUS UCXOQHOM MHAPOPMAaLMK Ans NpoBeae-
HUsI PacYeTOB WU MPOrHO3MPYEMbIX JOXOHLOB M PACXOO0B, CBA3AHHbIX
C 3KcnnyaTtaumend oHBbEeKTOB HEABMMKMMOCTM. BbisBneHa creumdmka
MCNOMb30BaHUs PAa3MMYHbIX METOLOB OMNPERENeHMs CTAaBKU OUCKOH-
TUPOBAHMS B 3aBUCMMOCTH OT MMetoLLencs MHpopmaLmm o6 obbek-
Tax HEABM>KMMOCTH. PaccMoTpeHbl BapuaHTbl MPUMEHEHMS MeToaa
PbIHOYHOM IKCTPaKLUMM AN PacHeTa CTaBKM KarnuTanu3aumu M CTaBKM
OMCKOHTUpoBaHus. OnpegeneHbl orpaHuyeHus 1 gonyuienus, Tpeby-
€Mble A5l KOPPEKTHOrO MPUMEHEHUS METOAA PbIHOYHOM IKCTPAKLMH,
M HaNpPaBneHMs BO3MOXHOM MHTEPMPETaLMM NOMYyUEHHbIX NPU Ero 1c-
NOfb30BaHMM PE3yrbTaToOB PACYETOB.
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Abstract

The article discusses the features of using the most well-known meth-
ods of evaluating real estate investments. The hypothesis of the study
is the idea of increasing the capitalization of the value of real estate
as a necessary condition for the direction of investments in this asset.
The relevance of the problem under consideration is due to the prob-
lem of choosing the type of investment assets for a private investor,
acceptable from the point of view of the required amount of free cash
resources and the projected growth in the market value of this asset.
The purpose of the study was to substantiate the choice of the meth-
od of calculating the discount rate for making investment decisions.
To substantiate the results obtained, the features of the formation of
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initial information for calculations are analyzed and projected income
and expenses related to the operation of real estate. The specifics of
using various methods for determining the discount rate, depending
on the available information about movable objects, are revealed.
The options for using the market extraction method to calculate the

capitalization rate and discount rate are considered. The limitations
and assumptions required for the correct application of the market
extraction method are determined, and the directions of possible
interpretation of the calculation results obtained using it.

AKTYanbHOCTb MCCNeOBaHMUS

MHTepec K HEQBUMKMMOCTH KaK K MpPMBREKa-
TENbHOMY MHBECTMLMOHHOMY MHCTPYMEHTY He
CHMXKAeTCsl, HECMOTPS Ha YXKECTOUEHHME YCNOBMM
Ha pbiHKe HepsuKMmocTH. OQHAKO B CMOXMB-
LLeMCs CUTyaLMM POCTa LleH Ha PbIHKE HEeOBMXKM-
MocTH Bce bBornee aKTyanbHbIM CTAHOBMTCSI BO-
NPOC OLLEHKM 3P PEKTUBHOCTH MHBECTULIMI B STOT
THUM aKTMBOB. [JOCTYMHOCTb MCXOAHBIX AaHHbIX M
npocroTa pacyeta nokasatener 3PdPEeKTUBHO-
CTHU M MHTEpPMPETAaLMM UX Pe3ynbTaToB SBMAIOTCS
OfHUM M3 OCHOBHbIX TPeboBaHWi K NpUMeHse-
MbIM IS 3TUX LLenen METOOAM OLLEHKM.

AkTyarnbHocTb Bblbopa MOgXOR0B K OLEH-
KEe MHBECTMUMM B HEOBMMMMOCTb AN YacCTHbIX
MHBECTOPOB OBYyCroBneHa Tem, HTO PocT 06b-
€MOB CTPOSILLErOCs M BBOGMMOrO XMiibsi B 3Ha-
UMTErIbHOM cTeneHn obecrneumBaeTcss UIMEHHO 3a
cYeT MHUUMATHBBI rpaXpaH. Ha aty teHgeHumo
B CTPOMTENbHOM OTPACIM PErMoHa YKa3bIBaoOT B
csoux pabotax H.I'. Hoeukosa, T.1. Kybacoea,
H.B. MNMonskosa, T.B. TpeTbsiuenko u gp. [1-5].
Mccnepys  BiMsiHME  MaKPO3KOHOMMHYECKMX
PaKTOPOB Ha (POPMUPOBAHME TEHOEHLMM Ha
NEPBUHHOM PbIHKE KMMNOM HEOBMMMMOCTH, aB-
TOPbl OTMEUAIOT aKTHBHU3aLMto noTpebutenei B
CeKTope MHOMBMAYANbHOrO MMMMLLHOIO CTPO-
MTENbCTBA, T.€. B OCHOBHOM YacCTHbIX MHBECTO-
POB, TMOCKOMbKY OPraHU3auun-3acTPOMLLMKH
B 3TOM CErMeHTe PbIHKA MMbs MPaKTUHECKM
He ydacTeytoT [2]. [Mpu aToM Kunas HepBUIKMK-
MOCTb pPacCMaTpMBaEeTCs rpaKpaHamn M Kak
CPEACTBO PELUEHMS MMIMLLHOW Npobnembl, m
KaK MHBECTULIMOHHBIM aKTHB. B TO ke Bpems npu-
obpeTteHne ob6bekToB Hegemmkmumoctun J1.J1. Yp-
6aHaeB paccMaTpMUBaET B CBOEM MCCNESOBaHMU
[6] kak ocobyto bopMy cbeperxeHus cpencTs
rpa<paH, Y4UTbIBasi IKOHOMMHECKYHO CYLLHOCTb
BMIOXKEHUM B HEABMMKMMOCTb. Mo MHeHuo Mc-
cneposatens [6], ans 6onblUMHCTBA HaceneHus
6onee cBONMCTBEHHA cTpaTerus notTpebnenus, a
He cbeperaTenbHble M MHBECTMUMOHHbIE CTpa-
TErMM, M NULWb OMpPEQErneHHas [oMs HaceneHus
paccmatpusaetr «cBobogHblie» cbeperkeHus
KaK MCTOYHMKKM MHBECTUUMM. B ycrnoeusx BbI-
COKMX MAaKPO3KOHOMMUYECKMX PUCKOB TaKOM
noaxo[ MOeT BbITb BbI3BaH HEOBXOAMMOCTBIO
COXpaHeHusi CBOBOOHBbIX [EHEXHbIX CPEAcTB

rpa>knaH, KoTopble TPAAMUMOHHO paccMaTtpu-
BalOT HEOBMXXMMOCTb Kak oamH M3 Haubonee
Hage»HbIX O6BbEKTOB BNOMEHMH.

K ocHOBHbIM hakTOpam, OKasbiBatOLLMM
BMMsIHME Ha POCT MPUBMNEKATENbHOCTM MHBE-
CTUUMM B HEOBMMKMMOCTb [OJf11 HaceneHus no
CPaBHEHUIO C APYrMMK BapMaHTaMM BIOMKEHMs
CPeacTB, MccrnepoBaTtenu OTHOCAT BBefeHue
HanoroobrnoeHus AOXOAO0B, MOMy4YaeMbIXx OT
pasMeLLLeHns CPeacTs Ha OAenos3utax, peskue
konebaHns Kypca HaLMOHAanbHOW BasnoTbl, a
TaKXXe HW3Koe JOBepME K LLeHHbIM Bymaram u
OTCYTCTBME HaBblKa K paboTe ¢ PUMHAHCOBbIMM
MHBECTMLMOHHbIMM MHCTpymeHTamu [1; 5-71].
MmeHHO nocnepgHui dpakTop, T.e. HepocTa-
TOYHas NMOLOrOTOBMEHHOCTb MOTEHUMANbHbIX MH-
BECTOPOB, Mo MHeHuto H.A. 3esruHueson [7],
SBNSIETCS OOQHOM U3 KIltoueBbix Npobnem TpaHc-
dopmaummn cpepncTB HaceneHusi B oMHaAHCOBbIE
MHCTPYMEHTbI.

OTmevass ponb cbepexeHun HaceneHums
KaK BHYTPEHHEro MCTOYHMKA MHBECTULMM,
uccnepgosatenu [1; 5—7] BbigensitoT ABa OCHOB-
HbIX TPAAMLMOHHBIX HanNpPaBneHus pasameLleHus
CPEeACTB HacerneHus, KoTopble NPAaKTUYECKH He
u3MeHsaroTca B TeyeHme nocnegHmx 10—15 ner:
HEeOBMMXUMMOCTb M BaHKOBCKMe pgenosutbl. M
ecnm uHTepec K 6aHKOBCKMM BKNagam npertep-
rneBaeT NMepuogbl BCMMNECKOB M OXMaXXAeHuH B
3aBMCMMOCTM OT Npepnaraembix yCroBui, Heo-
npeneneHHocTM obLLEe3KOHOMUHYECKON CUTYa-
UMM, HEOBXOOMMOCTH yNaThl Halora Ha JOXog,
Mo BKMNajam, TO MHTEPEC K HEABMMKMMOCTH KaK
K OBObEeKTy BIIOXKEHMsi CPEOCTB MPAaKTUYECKM
He ocnabeBaeT, CUMTyaUMIO OCIOMKHSAET NULLb
M3MEHEHME «MOopPOora BXoga» Ha 3TOT CErMeHT
pbiHKa. MmeHHO 3TOT pakTop — Heobxo-
OMMOCTb obnagaHus [OCTaTOYHOM CYMMOM
CPencTB Ansl BXOXAEHMs Ha PbIHOK — Tpeby-
eT NPUHATMS OBOCHOBAHHOrO M B3BELLUEHHOrO
pewenus. [Npu 3TOM [OMKHLI NPUHUMATBLCS
BO BHMMAaHME HE TOMbKO MoTpebuTenbckue M
PyHKUMOHaNbHbIE CBOMCTBA HEABMMKMMOCTH,
Ha KoTopble B Mepeyto ouepepb obpala-
tOoT BHMMaHue uccneposatenu [8], nposops
OLEHKY MHBECTULMOHHOM MPUBIIEKATENbHOCTH
O6BEKTOB HEABUIKMMOCTH, HO MU KOPPEKTHOCTb
NPUMEHEHUSI METOL0B OLLeHKM HEOBMMMMOCTH
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KaK 0B6beKTa MHBECTMLMMI, MO Pe3yrbTaTamM Ko-
TOPbIX MPUHUMAETCS PELLEHHE.

HecmoTpsi Ha pasnuuHbie TOYKM 3peHus
uccrnepoBaTtenel Ha HEABMMMMOCTb Kak Ha
MHBECTMUMOHHBbIM akTuB [1; 2; 5; 7—9] u Kak Ha
cpepncteo cbeperkenus [6], Bce oHM nNpusHatoT
HEeOBXOOMMOCTb  YBEMMUYEHMsI KanuTanu3aumu
CTOMMOCTU OBBEKTOB HEOBMMMMOCTU, YTO AN
yacTHoro uHeectopa bypeT onpepgensTb pPocT
PbIHOYHOM CTOMMOCTM MMEIOLLMXCS Y HEro aK-
TmBOB [6]. B cBs31M c 3TMM BO3HMKaeT npobrnema
onpepeneH1s CTaBKM KanutanMsauum M, COOT-
BETCTBEHHO, CTaBKM AMCKOHTMPOBAHMS, MO3BO-
NSAIOLWMX MPUHMMATL PeLLEHUsl B CpegHe- U Jon-
rocpouHom nepuoge. C nosuumm 3acTponLLmKa
uccnepoeatenu [2; 4] oTMevaloT BaXKHOCTb
BPEMEHHOrO PaKTopa, YUUTbIBAEMOrO NoCpea-
CTBOM MPMMEHEHUs CTAaBKM OMCKOHTMPOBAHMS,
Ons OLLeHKM 3KOHOMMYECKOM AesTenbHOCTH 3a-
CTPOMLLMKA 1 NoBbILLeHUs obuien peHTabenbHo-
CTH B Npouecce «Bblbopa CTpaTerMm Npoaax»
[2; 4]. Bce BbilweckasaHHoOe yKasbiBaeT Ha aK-
TYanbHOCTb M MPAKTUYECKYH 3HAYMMOCTb 060-
CHOBaHMs BbIBOpa CTaBKM OUCKOHTMPOBAHMS KaK
6a30BOro Nokasarens, LULMPOKO MPUMEHSEMOro
B 9KOHOMMUYECKOM OLLEHKE MHBECTULMM.

MeTtoponorus

B WHBECTMUMOHHOM  aHanM3e MPMHSATHI
pasnuuHbie NoAXodbl K OMPENEneHnto CTaBKM
OnUcKoHTHpoBaHus [9—13]. OgHum U3 Hanbonee
npocTbix cnocobos sBnsieTcs BbIGOP 3Ha4YEHMs
CTaBKM OMCKOHTA, Ucxops us Tpebyemon uHee-
CTOPOM HOPMbI BO3BPATa Ha MHBECTUPOBAHHbIN
kanutan. Kak npaeuno, atot meton NnpumMeHUm
ans  cobcTtBeHHoro kammtana. [pu ucnonb-
30BaHMM B KAa4yeCTBE MCTOYHWMKOB MHBECTMLMM
3aeMHOro Kanurana B KayecTBe TaKOro opmeH-
TMPA BbICTYMNaeT 3Ha4eHne CTaBKM BaHKOBCKOro
npoueHTa. Takol noaxop MoxeT BbITb UCNonb-
30BaH M Ons coBCTBEHHOro Karnurana, MCXOAs
M3 BO3MOMHOCTM anbTEPHATUBHbIX crnocobos
pa3MeLLeHns KanuTana.

MeTop pPbIHOYHOM 3KCTPaKuMM  (BbIXKMM-
KM) npepnonaraet MCMONb30BaHWE [AaHHbIX
aHanM3a pblHKa HEeOBMMXKMMOCTM L7 pacyeTa
CTaBKM OUCKOHTUPOBaHMA'. AHanM3y nognexur
MHPOPMAaLMS O LeHe cOenoK (NMpennoxeHmn)
Ob6bEKTOB-aHANoOroB, a TaKXe MHpopMauums,
nossonstollas onpefennTb [OXOAbl OT Hux2.
Jloruka paHHOro metopa CoCTOMUT B TOM, YTO,
nmesi MHPOPMaLMIO O LeHax obbeKToB-aHano-

! epepanbHbii cTaHpapT oueHkn Ne 7 (CO Ne 7) :
nprKkas MUHUCTEPCTBA 3KOHOMMYECKOTO PasBUTHS M TOpP-
roenu P® ot 25 cent. 2014 r. (pen. ot 14 anp. 2022r.) //
CIMNC «KoHcynbTantntoc».

206 oueHouHOM pesTenbHocTM B Poccuiickon Me-
aepaumm : dpegep. 3akoH ot 29 urong 1998 r. Ne 135-b3
(pea. ot 2 urons 2011 r.) / / CMNC «KoHcynbrantMntoc».
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roB M J,OXOAAaX, KOTOPbIE OHWM MOTYT NMPUHECTH,
MOXHO MPEANOMNOMMNTL OMMAAHUS TUMMYHOrO
MHBECTOPAa OTHOCUTENbHO TPpebyemon HOPMbI
otpaum [9; 11-13].

AHanMs npMMeHsieMbiX METOJOB pacuyeTta
CTaBOK OMCKOHTMPOBAHMUS, Kanutanusawumum, cTo-
MMOCTU HEOBMMMMOCTHM, @ TaKKe TPagMLMOH-
HbIX NMoka3saTenei 3PPEeKTUBHOCTU MHBECTULMM
B HEOBMXXMMOCTb MO3BOMSIET CAenaTb BbIBOA O
TOM, YTO METOR, PbIHOYHOM 3KCTPaKumu (Bbi-
KMMKM) MOXeET BbITb MCMONb3OBaH Ans onpe-
LerneHusi CTaBKM OMCKOHTA B ABYX BapuaHTax [9;
10; 13—-15].

MepBbIM BapuaHT npepnonaraet pacuyet
nokasartens obLien CTaBKM KanuTanusaumum no
obbeKkTam-aHaroraM M panbHelwee onpepge-
fEeHUe CTaBKM [OMCKOHTA, MCXOAS M3 pPaccuu-
TaHHOW CTaBKM KanuTanusauuu. [ns pacyera
MOXKeT BbITb Ucrornb3oBaHa dopmyna Dneyaa
(1), npumeHsiemas pons onpepnernieHus CTaBKM
KanutanusaummM B Crlly4ae paBHOMEPHOro nps-
MOJIMHENHOT O M3MEHEHMs1 L,OXOAA M CTOMMOCTH
HELBMXMMOCTH:

R=i—A, (1)

rae i — cTaBKa QUCKOHTA; A — BermumMHa Kop-
PEKTUPOBKM.

Mp1 yMEHbLUEHMM CTOMMOCTM KOPPEKTH-
poBKa B dpopmyre npuobpeTer 3HaK «Moc» M
6yneTt yBenuumBaTth TpebyeMyto CTaBKY Karu-
Tanusaumu, a NpM yBENMUYEHUM — 3HAK K MHUHYC»
M CTaBKa KanuTanm3auuM YMEHbLUMTCS. TaKkas
ocobeHHOCTb pacuyeTa BbITeKaeT M3 obpaTHOMH
3aBMCMMOCTM MEXAY CTaBKOW KanuTanusaumuu
M CTOMMOCTbIO HeppmxumocTn. CTaBka Kanu-
Tarnmsauum npepcTasnseT cobol oTHoLleHue
BEMUYMHbI FOJOBOIO YUCTOrO OMEPALUOHHOro
[OX0Aa OT OH6beKTa HeABUKMMOCTU K CTOMMO-
cT1 paHHoro obbekta. COOTBETCTBEHHO, ecnu
Tpebyemas Hopma [oxoaa Ha KanuTan (cTaBka
OMCKOHTA) cocTaensieT, Hanpumep, 15 % v npu
3TOM CTOMMOCTb HEOBMMKMMOCTM pacTeT Ha
5 % B rop, TO CTaBKa KanuTanusaumu, onpepe-
neHHas no dpopmyne Insypa, coctasut 10 %.
3710 o3Hauvaert, 4To mMHBEeCTOop obecreunt cebe
Tpebyemyto HopMy poxopa Ha KarmTan B 15 %
4aCTMYHO 3a CYET AO0XOfAa OT apeHAbl Heasu-
»umoctn (10 %), a yacTMuHO OT MpupocTa ee
croumocTtu (5 %).

Mpu NpPsMONMHENMHOM M3MEHEeHWMM [OoXOo[a
M CTOMMOCTHM Afsi ONpefeneHusl BENMUMHbI KOp-
PEKTUPOBKM A NMPUMEHSETCS MPUHLMM NMHENHO-
ro Bo3gpara KanuTana (pekanuranusaums), T.e.
BO3BPAT KanuTana npoucXoauT PaBHOMEPHO B
TEeYEHME CPOKA IKOHOMMUECKOM HM3HM aKTHBA.
MockonbKy nNpu MPSIMOMMHEMHOM M3MEHe-
HUM AOXOH OT OBbEKTA HEABMMMMOCTM M €ro
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CTOMMOCTb MEHSIIOTCSI B OAHOM HanpasfeHun
M NPUMEPHO B OOMHAKOBOM CTEMEHMW, YTO, C
TOUKM 3pEHMsI LOXOLHOrO MOAXOAA K OLEHKe
HEOBMKMMOCTH, ABnseTcs Haubonee NorMyHbIM
NPEANOMNOMEHNEM, BEMUYMHA KOPPEKTUPOBKM
A bypeT paBHa CpefHErofOBOMY M3MEHEHMIO
AOXOAAa M CTOMMOCTM HeppuxmmocTu. [onb-
3ysicb popmynomn DnByAa, MOMKHO paccyuTaTb
CTaBKY JMCKOHTA Criefyowmm obpa3om:

i=R+ A. (2)

Tenepsb y»e npegnonaraemMbii pocT JOXO-
A M CTOMMOCTH ByfaeT yBenuMuuBaTb 3Ha4eHue
CTaBKM AMCKOHTA MO CPAaBHEHWUIO CO CTABKOM
Kanuranusaumu, a MX MajeHue, HarnpoTHs,
yMeHbLIaThb.

AnropmTtm pacuerta B faHHOM criyyae byper
BbIMNSAETh CEeAyoLWMM obpasom:

— c6Op PbIHOYHBIX [aHHbIX O LEeHax npepg-
noXeHus Mo obbeKTam-aHaroram M ycrioBusix
POPMUPOBAHMS [OXOH0B U PACXOA0B;

— pacyeT YMCTOro OMNepPaLMOHHOro [OXO0Aa
Mo Ka*K[oMy M3 06bEeKTOB-aHanoros;

— onpepeneH1e CTaBKM KanuTanusauum ans
Ka)XAoro obbeKTa-aHanora Kak OTHOLLEHHE YM-
CTOro OMepaLMoHHOro AO0XOAA K LieHe NMPOoJaXKu
(npepgnoxenus);

— pacyeT obLLeN CTaBKM KanuTanusaumm,
KoTopas npepcrTasnseT cobor cpepHee 3Have-
HME CTaBOK KanuTanusaumuu, onpeperneHHbIX rno
BCeM OBbeKTamM-aHanoram;

— onpepeneH1e cpeaHerofoBoro 3Ha4eHus
M3MEHEHUsI CTOMMOCTM HELBMMMMOCTM MO AaH-
HbIM 3a MPEeLLIECTBYHOLLMN NEPUOL,;

— onpepeneHMe CTaBKM OUCKOHTa no dop-
myne (2).

Cnepyetr OTMETMTb, 4YTO pacyeT MOXKeT
6bITb peanu3osaH asyMs cnocobamu:

— pacyeT rnoKasaTenei CTaBKM KanuTtanusa-
UMM MO OBbEKTAM-aHarNoram € MOCMeAyOLWMM
ycpenHeHWem pe3ynbTaToB pacyeTa;

—pacuer (MMM UCMOMb30OBaHME TOTOBbIX
pe3yfbTaToB pacyeTa) CPegHMX 3HaYeHUM CTO-
MMOCTM OLHOrO KBagpaTHOro MeTpa MroLLagu
obbeKTa M rogoBOM apeHOHOMN CTaBKM 3a OfMH
KBaApPaTHbIM METP C MOCNERYIOLMM onpeaerne-
HMem obLLel CTaBKM KanMTanusaumm.

Pe3ynbtaTtbl MCCNefOBaHKUS

PaccMOTpMM BO3MOKHOCTM MPUMEHEHMS
[aHHOrO BapMaHTa OMNpeneneHus CTaBKM Omc-
KOHT@ Ha KOHKpeTHom npumepe. C yyeTom
BbILLEM3MOMXKEHHbIX TPeboBaHUM Bbinu chopmm-
POBaHbl UCXOHbIE OaHHbIE, KOTOPbIE BKMFOHAKOT
onpeperneH1e LeH NPeasioXKeHns U pacyeT 3Ha-
YEHMM YUCTOrO OMNEepPaLUOHHOro foXo[a No o6b-
€KTaMm, OTHOCSALLMMCS K CErMEHTY OPMCHO-TOP-
roBomn HegsuxMmocTH r. MpkyTtcka. B kauectse
06bEKTOB BbIBPaHbI OTAENBHO CTOSILLME 34aHMS.
AHanornyHbIM pacyet MoxeT BbITb MPOBEAEH M
MO MHbIM CErMEHTaM PbIHKa HEOBUMKMMOCTH.

Mpumep pacueta (cm. Tabn. 1) npusepeH Ha
OCHOBE PbIHOYHOM MHpopMaLmn 06 obbekTax,
BbICTaBNEHHbIX Ha npopgaxy B OKTaBpbcKoOM
afMMHUCTPATUBHOM OKpYre, u npepnaraembix
B apeHpy B OkTtabpbckom u [Npasobepex-
HOM OKpyrax r. MpKyTcka no cocTosHuio Ha
09.04.2024 r. PacyeT 41cTOro onepaumoHHOro
poxona TpebyeT onpepeneHus PbIHOYHOM

Tabnmua 1

PacyeT pbIHOYHOM apPEeHAHOMN CTABKM NO O6beKTaM-aHaNnoram

[Nokaszarenb

Ananor 1*

AwHanor 2**

AHanor 3***

OnucaHune obbekTa

OrpenbHo cTosiee
3paHne, r. MpkyTck,
yn. MapTtusaHckas, 123

OtpenbHo cTosiee
3paHue, r. MpkyTck,
yn. lopbkoro, 42

OrtpenbHo cToswee
3paHue, r. MpkyTck,
yn. Yypotsopckas, 1

onepaumoHHbIX Pacxofos, p./M?

ApeHgHas nnarta (exxemecsyHo), p. 2 200 000 993920 530 000
Mnowapp 2200 1242,4 580
ApeHpHas nnata (exemecsuHo), p./m? 1000 800 914
ApeHngHas nnata (rog), p./m2 12 000 9 600 10 968
CpepHsis apeHpHas nnarta (exxemecsy- 9

) 05
HO), p./M
CpepHss apeHgHas nnata (rog), p./m? 10 856
Motepu ot Heposarpysku (12,1 %) 1314
OnepauponHble pacxogbl (17,9 %) 1943
CpepHsis apeHpHas cTaska (rog), ¢
YHYETOM MOTEPL OT HEA03arPYy3KM 1 7 599

Mpumeyanms:

*URL: https: / /www.avito.ru/irkutsk /kommercheskaya_nedvizhimost /zdanie_2200_m_3801472683.
** URL: https: / /www.avito.ru/irkutsk /kommercheskaya_nedvizhimost /zdanie_v_arendu_3413819627.
*** URL: https: / /www.avito.ru/irkutsk /kommercheskaya_nedvizhimost /zdanie_580_m_4097865955.
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apeHgHoM cTaBku. Npu ee onpepeneHnu Bbisc-
HEHO, YTO MO JAHHOMY CEFMEHTY PbIHKA HEABU-
»umoctn B OkTabpbckom parioHe r. MpkyTcKa
npepnaraeTcs OQHO 3AaHMe, MO3TOMYy Afis
MOBbILLIEHMS LOCTOBEPHOCTHU pacyeTa bbino npu-
HATO peLLeHne UCMOMNb30BaTh CBEOEHMs O ABYX
obbeKTax-aHanorax, PacronoXeHHbIX Ha Tep-
putopmun [NpaBobepexHOro agMMHUCTPATHB-
HOFO OKpYyra — B LLEHTPE AENOBOM aKTMBHOCTH
r. MpkyTcka, Haxopsemcs B HEMOCpeacTBEH-
HoW 6mm3octn k OkTabpbckomy okpyry. Pe-
3yrbTaThl PacyeTa MOKasbIBatOT, YTO C YHETOM
PbIHOYHOM cuTyauun (pocTa oOnepaLMOHHbIX
pacxopoB U MOTEPb OT HE[03arpy 3Kk obbekTa)

CpefHss rofoBas apeHaHasl CTaBKa CyLLEeCTBEH-
HO OTNMYaeTCs OT CPemHeN BENUYMHbI apeHAbl
ons obbekTos-aHanoros (puc. 1).

IOns pacueTa 3HaYeHMM YMCTOro onepauu-
oHHoro poxopa (YO/]) no ob6bektam-aHarno-
ram (tabn. 2) wucnonb3soBaHa MHOPMaLMs,
npueegeHHas B «CrnpaBoYHMKE OLLEHLLMKa»
nop, pepakumen Jlendepa no yposHio notepsb
OT Hepo3arpyskM M OMepPaLMoHHbIX PAcXofoB
[16]. CornacHo paHHbIM «CnpaBoYHMKa OLEeH-
LUMKAE», YCPEAHEHHbIM MPOLLEHT HEQ03arpy3Ku
Lns odpUCHO-TOpProebix 0H6bEKTOB cBOBOOHOrO
Ha3Ha4YeHUsl M CXOOHbIX TMIMOB O6bEKTOB HEeOBH-
wmmocTtn coctaensiet 12,1 % ot noteHumanb-

14000
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10000 9600 I
10968
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rr—-—=—-F=rF=—=-F® |759
6000 F——o
4000 —
2000 —
0 T 1
OfbekTl O6beKT2 OfbekT3

ApenpHan nnatasa 1

m2, py6./rog,

il CpesHAs apeHaHan

nnatasa 1 m2,
py6./ron,

— &= CpejHAA apeHAHanA
CTaBKa (C yueTom
Hemo3arpysKu) 3a 1

m2, py6./ron

Puc. 1. CpaBHeH1e 3Ha4YeHMH apeHJHOM CTAaBKM, PaCCYMTAHHOM Ha OCHOBAHMM JaHHbIX

06 o6bLeKTax-aHanorax

Tabnuua 2
Pacyer umucrtoro onepauMoHHOro goxoaa no obbeKTam aHanoram
Mokazarensb Ananor 1* Amnanor 2** Ananor 3**
OrpgenbHo cTosiee ALMUHMCTPATUBHOE OrpgenbHo cToswee
OnucaHne obbekTa 3panue, r. MpkyTck, | 3panue, r. MpkyTck, 3paHune, r. MpkyTck,
yn. 30-1 guBu3mm, 51 yn. MuckyHosa, 122 | yn. barikanbckas, 121
Llena npogau, p. 49 900 000 168 525 000 80 000 000
Mnowanp, m? 745 2 407,5 1010
Llena 1 m?, p. 66 980 70 000 79 208
Cpeptsis ueHa 1 M2, p. 72063
[NoTeHumManbHbIM BanoBo JOXOf, P. 8087720 26 135820 10 964 560
[NoTepu ot Hepgo3arpysku, p. 978 614 3162434 1326712
OnepaLyoHHble pacxofbl, pP. 1447 702 4678312 1962 656
YucTbIli onepaLMoHHbIN JOXOA, P 5661 404 18 295074 7 675192

Mpumedanms:

*URL: https: / /www.avito.ru/irkutsk /kommercheskaya_nedvizhimost /zdanie_745_m_2679297305.
** URL:https: / /www.avito.ru/irkutsk /kommercheskaya_nedvizhimost /zdanie_2407.5_m_3017583495.
*** URL: https: / /www.avito.ru/irkutsk /kommercheskaya_nedvizhimost /zdanie_1010_m_4044566081.
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Horo Banosoro goxoga (MB/), a yposeHb one-
paumoHHbix pacxogoe — 17,9 % ot MNBA. MNpwu
pacyeTe He UCMoNb30Banacb KOPPEKTMPOBKA Ha
TOpr, MOCKOMbKY ee BHeceHue npegnonaraercs
M ONs LeHbl NPOJaXH, U A1 aPEeHOHOM CTaBKM.
Ecrnm yunTbiBaTh AaHHYHO KOPPEKTUMPOBKY, TO Ha
TOYHOCTb PE3yNbTaTOB pacyeTa MTOroBOro rno-
KasaTens YMCTOro onepauuoHHOro AOX0Aa OHa
He OKaXeT BfusiHMe, OOHAKO MPUBEAET K HEeKO-
TOPOMY YBENMUYEHUIO OBbEMA M TPYLO0EMKOCTH
pacyeTos.

Ha ocHoBe yKa3aHHbIX pPbIHOYHbIX LEeH Npeg-
MOKEHMUS U PaCUETHbIX 3HAYEHUM YMCTOro ore-
PaLMOHHOrO [0XO04Aa MOXHO paccumTtate 06-
LWyt CTaBKy KanuTanmsaumm (tabn. 3). Pacuer
npepcTasneH B OByX BapuaHTax: onpegenexHue

CTaBOK KanuTanu3aumu Mo KaKAOMY aHarory c
MOCNeAyoWMM YCPeAHEHMEM 1 pacyeT obLuen
CTaBKM KanuTanu3aumMm Kak OTHOLUEHME rofo-
BOM apeHOHOM CTaBKM 3@ KBaApaTHbIM MeTp,
«OYULLLEEHHOM» OT MOTEPb OT HEZO3arpysKu M
OnepaLMOHHbIX PacXof0B K CPENHEN LLeHEe KBa-
LpaTHOro MeTpa nnowagm obbekTa.

Kak BuMgHO M3 aHanu3a pesynbTaToB pac-
4YeTOB, Ha BEMMUYMHY CTABKM KanuTanusauuu no
obbekTaM pelwarowmm obpasom BrMsieT He
pa3bpoc 3HaYEHUM LLEHbI MPOJAXKM U OXKMOae-
MOro foxofa oT o6beKTa, a UMEHHO COOTHOLLE-
HME LLeHbl O6BEKTA U BESIMUMHBI YUCTOrO onepa-
LMOHHOro [0X0A3a, YTO 0obbscHseT HeborbLloe
pasnuumMe B 3HAYEHWUsIX CTABOK KanuTanusaumm
Mo NepBOMY M BTOPOMY obbeKkTam (puc. 2).

Tabnuua 3
Pacuert o6u.|.ef1 CTaBKM KanuTanmM3aLmm no obbeKkTaM-aHanoram
AHanor Amnaror 1 AHanor 2 Anarnor 3
OrtpenbHo cToAWwee AAMUHUCTPATUBHOE OtpenbHo cToswee
OnucaHue obbekTa 3paHue, r. MpkyTck, 3paHue, r. MpkyTck, 3paHue, r. MpkyTck,
yn. 30-1 pmBn3um,51 yn. MuckyHosa, 122 yn. bavikanbckas, 121
LleHa npopaxu, TbiC. p. 49 900 168 525 80 000
Mnowappb, m? 745 2 407,5 1010
Llena, p./Mm? 66 980 70000 79 208
YucTbIM onepaumMoHHbii Aoxom, p. |5 661 404 18 295074 7 675192
KoadpduumeHT kanutanusaumm 0,1135 0,1123 0,0959
CraBka kanutanusaumm, % 11,35 11,23 9,59
OB6LLMM KOIPPULMEHT KANUTANM3aLLMM 0,1072
O6Luas cTaBKa KanuranMsaumm, onpegereHHas no obbexkram-aHanoram, %. 10,72
CpepHss ueHa, TbicC. p. 72063
CpepHsis apeHpHas CTaBKa C YHEeTOM MOTepb OT HE[03arpPy3KM M OnepaLMOHHbIX 7599
pacxofos, p./m?
O6Lwas cTaBKa KanuTanusaumm MCXOAS M3 COOTHOLLEHUS CPeQHEN apEHOHOM CTaBKM M 10.54
cpepHei ueHbl 1 M2 nnowagn obbekrta, % !
180000 11,35 % 168525 11,5
— 1,2% X
160000 =
11 F
140000 \ T
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120000 10,5 E
=
100000 =
“Sdago 959 % ~10 &
80000 =
60000 49900 95 £
40000 s
18295,1 -9 ]
20000 56614 5,2 &
0 —— : - : I 8,5 m
O6bekTl 06beKT2 06beKT3

[ leHa npoaaKu,Tbic.pyd.

@ @CpeaHAaa LeHa,ToiC.pyo.

4O/, Tbic.py6.

—ill— (CTaBKa KanuTanusaumm,%

Puc. 2. BnusiHme LieHbl npoaaxu obbekTa HeABMXMUMOCTU U HACTOIo onepaLMOHHOro goxoaa
Ha 3Ha4Y€eHue CTaBKM KanuTanuM3aumm no ob6beKTamM-aHanoram
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PacueT cTaBKM OMCKOHTMPOBAaHMS, pPaccum-
TaHHOM MCXxoAs M3 obLuel CTaBKM KanuTanmsa-
umn, TpebyeT yyeTta cpegHerogoBoro npMpocTa
CTOMMOCTU HeABMMKMMOCTH. [ns onpepenexus
TEMMOB MPMUPOCTa BbIIM MCMONb30BaHbI faHHbIE
3a 2009-2024 rr. no cpegHen LeHe KommepHe-
CKOM HeABMMXMMOCTH B . MpkyTcke (Tabn. 4)°.

CpaBHeHne pe3ynbTaToB pacyeTa CTaBKM
AMCKOHTMPOBAHMSI B 3@BMCMMOCTM OT BapmaHTa
pacueTta CTaBKu KarmTanmsaumm (Ha ocHoBe
YUCTOro OMEPAaLMOHHOrO [0X0Aa Mo Obbek-
Tam-aHanoram MM Mo COOTHOLLEHWIO CPpeHeN
apeHgHOM CTaBKM M cpepHer ueHbl 3a 1 m?)
npepcraeneHo B Tabn. 5.

Kak BugHO 3 Tabn. 5, nonydyeHHble B pe-
3ynbTaTe PacyeTOB 3HA4YEHWsi CTaBKM OMUCKOH-
TUPOBAHMUS PAa3fMYatoTCs HE3HAYUTENBHO, YTO
NoO3BOSSIET UCMONb30BaTh NMOBON M3 3TUX BapH-
QHTOB pacyeTa B 3aBUCMMOCTH OT BOZMOXKHOCTH
MCMOSb30BaHMs UCXOOHBIX AAHHbIX.

BmecTte ¢ TeM ognH U3 Hanbornee LIMPOKO
NMPUMEHSIEMbIX METOLOB B OLLEHKE HELBMMM-

3 Hepgeuxmmoctsb B Poccun m 3a pybexom / / Pocpua-
nt. URL: https: / /rosrealt.ru.

MOCTM — METOL KYMYMSATUBHOrO MOCTPOEHMS
CTaBKM OUCKOHTMPOBAHUS — MOMKET NPUBOAMTb
MNP MCNOMb3OBaHMM aHANOMMYHbIX YCMOBUM M
BPEMEHHbIX nepropos ans cbopa MCxOgHOM
MHOPMaLMM AN NPOBEAEHUS PacyeToB K OT-
nuuaromces pesynbtatam. CyTb gaHHoro me-
TOAa 3aKNoYaeTCs B TOM, YTO BEMMUYMHA CTaBKM
[OMCKOHTa paBHa Tpebyemol Hopme oTaaum Ha
MHBECTMLMM M OMPERENAeTcs Kak CYMMa NoKa-
3aTenen, oTpaxkatowmx Tpebyemyto poxog-
HOCTb M CTEMEHb PUCKA MPOEKTA.

[ns cpaeHeHna 6bin npoeegeH pacyet
CTaBKM [JMCKOHTMPOBAHMS METOLOM KyMYyns-
TMBHOIO MOCTPOEHMS, MCXOASA M3 CReayroLmX
napameTpos. B kadecTse 6e3pMCKOBOM CTaBKM
NPUHATA CPeaHAs AOXOQHOCTb MO ObnMraumsam
dhepepanbHOro 3aimMa CoO CPOKOM MOralleHUs
5—7 net?, kotopas coctasuna 13,37 %. Benu-
uMHa NPeMMK 3a PUCK Bbina NpUHATa C YHETOM
BO3MOMHbIX PUCKOB M YPOBHS (haKTopa pMCKa
NS aaHHoro tmna ob6bekTos M coctasuna 1,8 %.
Hapbaeka 3a HM3KYIO NMMKBMOHOCTL cocCTaBnseT

4 URL: https: / /www.dohod.ru/analytic /bonds.

Tabnuua 4
AHHaMMKa cpegHerofqoBoro Temna npMpocTa CTOMMOCTH HEABMKMMOCTHU
lop, CpepHss LeHa, Tbic. p. /M2 Temn npupocTta, %
2009 48724 -
2010 61908 27,06
2011 47 402 -23,43
2012 49 436 4,29
2013 58 461 18,26
2014 67 024 14,65
2015 78 209 16,69
2016 57 443 -26,55
2017 57 636 0,34
2018 63018 9,34
2019 56 624 -10,15
2020 57 150 0,93
2021 77 557 35,71
2022 80094 3,27
2023 76797 -4,12
2024 87 199 13,54
CpegnHui Temn npupocta, % 5,32
Tabnuua 5
Pe3ynbTaThl pacyeTa CTaBKM JMCKOHTUPOBAHMS MO BapMaHTaM
BapuaHT pacueta O6b6uwas CTaBKa0 CpepHeropoBoi TeMl‘lo Craeka .
Kanmtanmu3aumm, % | npupocTta ctoumoctn, % | BUCKOHTHpPOBaHUs, %
Mo o6bekTam-aHanoram 10,72 5,32 16,04
Mo COOTHOLLIEHMIO cpe,u,Heﬁzaper,Hoﬁ 10,54 532 15,86
CTaBKM U cpepHen LeHbl 1 m
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4,46 %. Npemuns 3a ynpasneHue c y4eToMm Tuna
HepBKMmocTn coctasnsetr 1,5 %. O6uwas
BENTMYMHA CTAaBKM OUCKOHTUPOBAHMS, PacCHUTaH-
HOM METOAOM KYMYISTUBHOrO MOCTPOEHMs, B
atom cniyyae coctasut 21,13 %. Takum obpa-
30M, OYEBMAHO, YTO UCMONb3yEMble Afis pacye-
Ta CTaBKM OMCKOHTUPOBAHMUSI METOAbI PbIHOYHOM
SKCTPAKLUMM M KYMYISITUBHONO MOCTPOEHMS
MOTYT MPMBOAMTL K CYLLECTBEHHO Pa3nuyato-
LWMMCs 3Ha4YeHusm (Tabn. 6).

BbiBOAbI

MpepcTaBneHHble  BapMaHTbl  PacyeToB
CTaBKM KanmuTanMsaumMu M CTaBKM AMCKOHTMPO-
BaHMsl, UCMOMb3yEMbIX Afsi OLLEHKM MHBECTULMMI
B O6bEKTbl HEABMMMMOCTH, MOKA3bIBAIOT, YTO
pasnuuHble MEeTofbl MMEIOT pPasHyto TPYQo-
€MKOCTb, CMOHOCTb BbIMOMHEHWsI PACHETOB M
MOArOTOBKM MHPOPMALMM, a TakKe Tpebyrot
OOMOMHUTENbHbIX AonyLieHni. B cBazu ¢ atum
Mo pesynbTatam PacyeToOB MOXHO cAaenaTtb
criefyroLLme BbIBObI.

1. MNpumeHeHne pasnuyHbiX cnocobos me-
TOOA PbIHOYHOM 3KCTPAaKUMM (BBIXKMMKKM) Ons
onpepeneHns CTaBKM OUCKOHTUPOBAHUS MO3BO-
nsieT Nony4MTb oYeHb 6rM3KKue pesynbraThbl: OT-
KMOHEHME MEKAY MAKCUManbHbIM M MMHUMaTrb-
HbIM 3HayeHuem cocTaemno 0,36 npoueHTHbIX
nyHKTa, nmm 2,3 %, 4TO MO3BOMSET MCMOMb30-
BaTb KaX bl M3 HUX C OMYCTUMOM TOYHOCTHIO.

2. Hanbonee npuemnembim sBseTCs MC-
nonb3oBaHue crnocobos, npennonararoLmx
pacyeT, UCXOAS M3 3HAYEHUM CPERHMX aPEHAHbIX
CTaBOK M LLeH 3a 1 M2, NOCKOMbKY Takne cnocobbl
OTIMYAIOTCS MEHbLLEN TPYAOEMKOCTHIO MX NPU-
MEHEHMS, a TaKKe NO3BONAIOT MPOU3BECTH pac-
yeT 6e3 [ONONHMTENbHbIX 3aTpaT Ha MPOoLEeaypy
noucka uHdopmaumm ob obbekTax-aHarmorax
(Hanpumep, ecnu ecTb rotoBasi MHPOPMALMS O
CpepHUX apeHaHbIX CTaBKax M LieHax obbeKkTos
HEOBMMXKMMOCTH).

3. Bce cnocobsl, koTopble npepnonararoT
pacyeT Ha OCHOBE AaHHbIX O CPEAHMX APEHOHbIX
CTaBKax M ueHax 3a 1 m?, paloT NpPaKTUHYECKM
OfMHAKOBbIM pPe3ynbTaT, MO3TOMY PEKOMEH-
LYEMbIM $SIBMISIETCS MCMOMb30BaHME HaUMMeHee
TPYLOEMKOro M NPOCTOro B MPUMEHEHNH MeTO-
LA — ornpepeneHne CTaBKM SUCKOHTUPOBAHMS,
MCXOAs M3 MPefBapUTENbHOro pacyeta obuien
CTaBKM KanuTanuMsaum.

4. OnpepeneHHbie CIIOMHOCTM MpPaKTHye-
CKOrO MPUMEHEHMUsS MeToAa PbIHOYHOM 3KC-
TPaKuMM MpU ero [JOoCTAaTOYHOM TEXHWYECKOM
LOCTYMHOCTM CBfi3aHbl C [OCTOBEPHOCTbIO
MHPOPMaLMM O PAKTMHECKMX LieHaX MPOAax,
MOCKOIBbKY OHM, KaK MPAaBMIIO, OTMMYAIOTCS OT
LeHbl NMPEeANOXKEHUs, @ AaHHble O pe3ynbTaTax
CAErOK SBMSOTCS 3aKPbITbIMM.

5.Bce cnocobbl PbLIHOYHOM IKCTPAKLMM
LAlOT PE3ynbTaT, CYLLECTBEHHO OTNMYAIOLLMICS
OT pesynbTaTta MeToAa KYMYMSTMBHOrO mMo-
cTpoeHus (B BaHHOM npumepe pasHuua bornee
5 npoueHTHbix nyHkTOB, wn 30 %). Takue
PacXoXaeHns MOryT ObITb BbI3BaHbI B NEPBYHO
oyepenb CyObEKTMBUZMOM MHEHWMI 3KCMEPTOB
OTHOCMTENbHO 3HA4YMMOCTM (PAKTOPOB PMCKA
npu onpeaeneHmm NPEMMM 38 PUCKM, CBSI3aHHbIE
C AaHHbIM THMMOM HepaBmxnmocTn. Kpome Toro,
TaKoe CyLLECTBEHHOE OTrM4Me MOXKeT ObiTb
CBI3aHO C aHOMAsIbHO BbICOKMM 3HauYeHMEM
6e3pUCKOBOM CTaBKM, OFHAKO 3TOT dhakTop,
CKOpee BCEro, HOCHUT KPATKOCPOUHbIN XapaKTep
1 0bycrnoBrneH HecTabuNbHOCTLIO MaKPO3KOHO-
MMYECKOM CHUTYaLMM M XKECTKOM MOHETapHOM
MOMMUTMKOM.

6. MakTopamu, BIUSFOLLMMM Ha cOBMMKeHme
pacyeTHbIX 3HAYEHMM CTAaBOK OUCKOHTMPOBAHMS,
PacCUMTaHHbIX KYMYMSATMBHbIM METOOOM M Me-
TOAOM PbIHOYHOM 3KCTPAKLIMM, MOTYT BbICTYMNaTh
CHUKEHME LLeH Ha HEABMMMMOCTb M POCT apeHA-
HbIX CTABOK, a TaKXX€ BO3MOXHOE CHMXKEHME
KrntoueBoM cTaBkm LieHtpanbHoro 6aHka PD.

Tabnuua 6
Pe3ynbran.| pacyeTa CTaBKM AUMCKOHTUPOBaHMSA Pa3JiIMiYHbIMU MeTOjaMH
MerTop pacyeta 3HayeHue CTaBKM OUCKOHTa, %
MeTop, Ky MYnSTUBHOrO MOCTPOEHMS 21,13
MerTop, pacyeta obLuel cTaBKu KanuTanMsaumm No obbeKkTam-aHanoram ¢ 16.04
rnocrnefyrowmm ycpegHeHem !
MeTop, pacyeTta obLLen CTaBKM KanuTanM3aumim no CPefHUM 3HAYEHUIM 15 86
apeHOHOM CTaBKM M CTOMMOCTH 1 m? !
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