MeToanKa oueHKu
PbIHOYHOWN CTOMMOCTMU
ob6beKkTa HeABUKMMOCTU



1 METOOUKA OLLEEHKMN

Mpwu oueHKe MpoeKTa ncnonb3osanca [JoxoAHbI NOAXOA.

B ocHoBe [1oX04HOro NOAX0Aa NEXUT NPUHLUM OXKMAAHUA, KOTOPbIN COCTOUT B TOM, YTO CTOMMOCTb He-
ABUKMMOCTM onpeaenaeTca BeandnHon byaywmx ebirog ee snagesnbua. Metogmka oueHku JloxogHbim
noaxo4oM npeanonaraet, YTo NOTEHUMaNbHbIE NOKYNaTe M paccCMaTPUBaOT NPUHOCALLYO A0X04, HeABM-
YKMMOCTb C TOYKWN 3PEHUN ee UHBECTULMOHHOM NPUBAEKATENIbHOCTU, TO €CTb Kak 0BBbEKT BNIOXKEHMUA C Lie-
Nbl0 NONyYeHUA B ByayLLem COOTBETCTBYIOLLEro 40X0A4a.

Hanbonee 4acTo MCNONb3yeMOM TEXHUKOMN NPU OLLEHKE PbIHOYHOM CTOMMOCTU B pamKax JoxoaHoro noa-
xofa asnaeTca metos AMCKOHTUPOBaHHbIX [leHeKHbix [0TOKOB. 9Ta TexHMKa PUHAHCOBOrO MOAENNPOBaA-
HWA, OCHOBAHHAA Ha YETKUX AONYLLEHUAX OTHOCUTENIbHO MOTEHLMANbHOIO NOTOKA A0X0A0B OT 06beKTa
WM BU3Heca 1 3aTpaTax, CBA3aHHbIX C BO3MOXHOCTbIO FeHEPMPOBaTb COOTBETCTBYIOWMI foX0A4. K AeHex-
HOMY MOTOKY MPUMEHAETCA OCHOBAHHAA HA PbIHOYHbIX AAHHbIX CTaBKa AUCKOHTMPOBAHMSA, YTObbI onpe-
OENNTb TEKYLLYIO CTOMMOCTb AEHEXHOIo NOTOKa. YNCTaa ANCKOHTUPOBAHHbLIN NOTOK AEHEXKHbIX CPencTB
(DCF) aBnsetca oTpaskeHnem PbiHOYHOWM CTOMMOCTU 1 onpeaenaet CyMMy AeHeKHbIX CpeacTs, KOTOpYH
OyaeT rotoBa 3an/aTUTb TPETbA CTOPOHA 3a AaHHbIN 0OBEKT C Y4ETOM MUHMMAIbHON PbIHOYHOM CTaBKMU
[OXOAHOCTM MKW BO3BPaTa Kanutana, YTobbl NPUHATL Ha ceba PUCKM MO Pa3BUTMIO NPOEKTA.

[na uenei gaHHOM oueHKM meToq AMcKoHTUpoBaHMA JeHexHbiX [oToKoB B pamKax [loxo4HOro noaxoaa
ABnsetca Hanbosiee NOAXOAALLMM.

[nsa onpefeneHns pbIHOYHOM CTaBKM SUCKOHTUPOBAHMA MCMOAb30Ba/ICA METOA CYMMMUPOBAHUA PUCKOB
(TEXHMKa KyMyNATUBHOMO NOCTPOEHMSA). ITa TEXHUKA NPeayCMaTPUBAET pacyeT obLLelt HOpMbI OTAAYM Ha
KanuTa, BNIOXKEHHbIM B 06BEKT OLEHKM, AobaBAeHMeM K He3pUCKOBOI HOPME CYMMbl MPemuit 3a Bce
BMAbl PUCKOB.

Cmaska aUCKOHmUpOBUHUﬂ COCTOUT U3 Caieayrownx cnaraemblix:

° Ee3pMCKOBaﬂ CTaBKa,
° Hap,6aBKa 3a PUCK BN1OXKeHNA B HeABUXMUMOCTb,
° Hap,6aB|<a 3a HU3KYIO IMKBUOHOCTb;

e HapbasKa 3a ynpasieHne NHBECTULMAMM.

Be3puckoeas cmasKa OTpaxKaeT MUHUMA/IbHYIO KOMNEHCALLMIO 3@ BIOXKEHHbIE CPeacTBa € y4eTom dak-
TOpa BpeMeHU. B KauecTBe 6e3pMCKOBOM CTaBKU NpUHATa apdeKTUBHan aoxoaHocTb TKO-OP3 cpokom Ha
5 NneT Ha AaTy oueHKK, KoTopas coctasuna 8,16% (http://cbr.ru/GCurve/Curve.asp).

Haobaeka 3a pucK enoxceHus 8 06bekm Hed8uXUMOCMU. PUCKN BNOXKEHNA B OOBEKT HEABUKMMOCTU
NnoApasAenaoTca Ha cMcTeMaTMUecKne U HecucTemMaTuyeckme. Ha pbiHKe B Lesiom npeobnagatowmnm sae-
NAETCA CUCTEeMATUYECKMI pUCK. CTOMMOCTb KOHKPETHOM NPUHOCALLLEN A0X04 CO6CTBEHHOCTU MOXKET 6bITb
CBA3aHa C 9QKOHOMUYECKMMU YCNOBUNAMU Ha PbIHKE. anMGDbI 3TOro PUCKa BKNIKOYaloT: NnoABJ/ieHne nsnntu-
Hero YMc1a KOHKYPUPYOLMX 06bEKTOB, BBEAEHME B AEeNCTBNE OTPaHNUYEHUI, CBA3AHHBIX C 3aLLUTON OKpY-
)Kalowel cpeapbl UM YCTaHOBEHME OFPaHUYEHUI Ha YPOBHE apeHAHOW NaaTtbl. HecuctemaTuUyeckunin puck


http://cbr.ru/GCurve/Curve.asp

CBA3aH C KOHerTHOVI OLI,EHVIBaeMOﬁ COBCTBEHHOCTBIO M HE3aBUCUMbIM OT PUCKOB, PacnpoCTPpaHALWNXCA
Ha COMNOCTaBUMMblE OObEKTHI.

®daKTopbl pUCKa, BAUAKOLME HA 06b- 1 7
€KT He,BUXXKMMOCTH

CuctemaTUUeCKUiA PUCK

YxygleHue obuiein SKoHOMMUYECKOM

cuTyauum 1

YBenmyeHue Yncna KOHKypupYyoLwmx 1

06beKToB

N3meHeHne deaepanbHOro an mect- 1

HOro 3aKOHOJATE/IbCTBA

Hecuctematnueckuim puck

MpupoaHble 1 YpesBblYalHble aHTPO- 1

noreHHble CUTyaumm

YCKOpEeHHbIN U3HOC 3aHuA 1

HenonyyeHue apeHAHbIX NaaTexen 1

HeaddpeKTUBHbIN MeHeaKMEHT 1

KpvMUHOreHHble dakTopbl 1

durHaHCcoBble NPOBEPKU 1

HenpaBunbHoe opopmaeHme f0roso- 1

poB apeHabl

Konunuectso HabnogeHuin 5 2 1 1 0 0 1 0 0
B3BelueHHblit utor 5 4 3 4 0 0 7 0 0
Cymma 23

KonuuecrBo ¢pakTopos 10

CpeaHeB3BelleHHOe 3HayeHue 6anna 2,3

BennuunHa nonpasKu 3a puck (1 6ann

Z3%) 2,30%

HagbaBKa Ha HU3KYIO NMKBUAHOCTb OTPaXKaeT A/INTENbHOCTb SKCMO3ULMM MPK Npoaake obbeKkTa Ha OT-
KPbITOM pbiHKE, paccymTbiBaeTca No popmyne:

du=Yoxt/12,

roe:

Y, — 6e3pncKkoBan CTaBKa;

t — Hanboiee BePOATHLIN Nepmog, IKCNO3nL MM, Mec.

CpeaHee BpemMa 3KCNO3MLMKN NOAOBHbIX 06BEKTOB HEABUXKMMOCTM Ha PbIHKE B A@aHHbII MOMEHT B cpef-
Hem cocTaBaseT oT 2 Ao 6 mecaues. A oueHMBaemoro o6bekTa NPMHUMAETCSA Nepuog, SKCno3numn B
pasmepe 3 mecALes.



Takum 06pasom, paccumMTaHHan MoONpaBKa HAa HU3KYIO IMKBUAHOCTb cocTasnseT 2,04%.

Hadb6aeka 3a uHeecmuyuoHHblii meHedxw meHm. HanbasKa sBAseTCA Mepon CIOXKHOCTU YNpaBaeHus ae-
HEeXHbIMWU NOTOKaMM MPUN sKCNayaTaunm obbeKkToB HeaABUXMNMOCTHN. ﬂ,aHHaFI Be/INYNHa NPUHATa B pas-
mepe 1%.

PacueT cTaBKM AMCKOHTUPOBAHUA, ONpeaeneHHON MeTOA0M KYMY/IATUBHOrO NOCTPOEHUA, NpuBeaeH B
Tabauue HUKe:

Cnaraemble CTaBKU OUCKOHTUPOBaHUA 3HaueHusn, %

be3puckoBas cTaBka 8,16%
MonpaBKa Ha PUCK BNOXKEHMA B HEABUXKMMOCTb 2,30%
MonpaBKa Ha HU3KYIO IMKBUAHOCTb 2,03%
MonpaBKa 3a ynpas/ieHNe MHBECTULMAMM 1,00%
UTOro ctaBka AUCKOHTUPOBAHUA 13,50%




2 OCHOBHbIE JONYLWEHUA NPU NOCTPOEHUWU AEHEXHOIO MNOTOKA

Fopu3zoHm pacyema: 5 net. OxungaeTca, YTo 3a AaHHbIN CPOK NPOU30AAET CTabunM3auma AeHEXKHbIX NOo-
TOKOB OT 3KCM/lyaTalMu KOMNJeKca.

LWaz pacuema: KBapTan
Maowadu: ona pacyeTta naowaaen, caaHHbIX B apeHay, bblan Mcnonb3oBaHbl caeayowme 4oNyWeHns:

o Ko3dpPUuMeHT noTepu naowagen — 18%;
e nonsa odUCHbIX Naowaaen —60%;
e fn0nA Toprosbix naowaaein —40%.

Aona eakaHmHbIx naowadeli: nnaHUpyeTCcs, YTo Ha 5-11 rod A0 BaKaHTHbIX NAoLaAen COCTaBUT:

o oducbl —10%;
e Toprosna —5%.

[ona BaKaHTHbIX NaOWAAeN NO KBapTasiam OT cTapTa

80%
70%
60%

50% 450, 50%
) 40% 40%
‘ 30% Joon 30%
3 20% 20%

‘ 15%

10% 10% 10% 10% 10%

l 5% 5% 5% 5% 5%

Al ull ol =l =H =B

1 2 a4

3 5 6 7 8 9 10 11 12
H Toprosns M oduchl

Yucmas 20008aa cmaska apeHdbl He BkAtovaeT HAOC n pacxoabl Ha cogeprkaHue.

Ons onpepeneHua PbiHouyHOM CTaBku ApeHabl (ERV) ucnonb3oBanuch cpefHue TeKyliue CTaBKU B T.
MockBse Ha oducbl Knacca B. TeKywmx ctaBkax apeHgbl. Mo nHpopmauymm ns otyeta Cushman & Wakefield
8 2016 r. cpeaHAnA cTaBKka Ha apeHAy opucos Knacca B coctasuaun 15 728 py6./k8. m 6e3 HAC 1 onepauu-
OHHbIX Pacxo40B.

B pacueTe npuHATbI cCnegytowme 6a30Bble CTaBKU:

e oducbl—15 000 pyb./KB M;
e TOprosble naowaam — 20 000 py6./KB. m;
e mawwnHo-mecta — 120 000 py6./mawimHomecTo.



UHOekcayus. Npu pacyeTe NaaHa Aoxo[08 bblna NpuMeHeHa MHAeKcauusa 6a30oBbix CTaBOK Ha ypoBHe 4%
ana 2017-2019 r. cornacHo NporHo3y nHoaaunmm MmnHUCTEPCTBA SKOHOMMYECKOro pa3BuTuA Poccuiickon
Pepepaumn, n Ana cnegyowmx AByX JeT Ha yposHe 3% u 2% COOTBETCTBEHHO.

Tekywue pacxoodbl CKNaablBalOTCA M3 OMNlaTbl KOMUCCUIA BPOKepam M Hasiora Ha nmylectTso. Komuceus
H6poKepam yCTaHOB/IEHa Ha YPOBHE CTaHAApPTHOM cTaBku 8,3% (1/12).

Tekywuii yposeHb HA02a HO UMyUW,ecmeo cocTaBaneT 2,2% OT OCTaTOYHON CTOMMOCTN 06bEKTA UMY LLE-
cTBa.

Mpednonazaemas npodaxca. Ona uenei KanuTannsaunm apeHAHoro NoToKa, NPOrHo3Mpyemas nNpoaaa
KOMINJIEKCA 3aMN/1aHNPOBaHa Ha KOoHeL, 5-ro roga npoeKkTa nocne ctabuamnsaumm geHeKHoro noToka.

Mpoaarka KoMnaeKkca ABAAETCA AONYLEHUEM MPU OLLEHKE, @ HE OTPaXKEeHUEM AeNCTBUTE/IbHbIX Hamepe-
HWIA cCOBCTBEHHMUKA.

LleHa npoga*kmn obbeKkTa paccymTbiBanacb No Metoay NPAMON KanuTanmsauum, TO ecTb KaK OTHOLWIEeHME
YyMcToro Ao0xo4a OT ero MCNOAb30BaHMA K COOTBETCTBYIOLEMY KO3dPULUMEHTY Kanutanmsaumn. NMpumeHe-
HUWe 3Toro meTtoa HamboJsiee LienecoobpasHO B TeX CAyYanx, Koraa A0Xoa ABNAETCA CTabUNbHbIM UAK, MO
KpaliHen mepe, 0XMOAeTcs, YTO TeKyLME AEeHEXHble AoXoabl NpubansntTenbHo byayT paBHbl byayuimm
WM TEMMNbI UX POCTa yMmepeHHbl. CTOMMOCTb 06beKTa N0 MeToAY NPAMOM KanuTaamM3auum 40X04a paccum-
TbIBaeTCA NO cneaytowen popmyne:

EM = NO! / Ryan

TV — CTOMMOCTb OBBbEKTA OLLEHKU;

NOI — exkerofHbli YNCTbIN ONEepPaLUOHHbIN A0X04, NPUHOCUMbI O6BEKTOM OLEHKY;
Rkan — CTAaBKa KanuTaamnsauum.

CraBKa KanuTanusaummn NnpuHATa Ha yposHe 11%.



