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AHHOTaIUA

IIpenmer. [IeBesnonepckiue MPOEKThl (IPOEKThI CO3MAHUSI MHOTOKBApTMPHBIX ITOMOB), UX
(buHaHCOBbIE XapaKTEPUCTUKM U MTOKasaTem 3¢GEeKTUBHOCTH.

Lenu. AHanus TeHaeHIMiI B cdepe [deBeONMeHTa, OOGYC/IOB/JIEHHbIX M3MeHEeHMeM
HOPMAaTMBOB — BBENEHMEM OOSI3aTeJbHOTO MCIIOMb30BaHMSI CUYETOB 3CKpOy (M Kpemuta
6aHKa) Tpu GUHAHCUPOBAHKUM TPOEKTA MO JOTOBOPAM YYaCTHS B TOJIEBOM CTPOUTEbCTBE.
Metonmonorusi. B pabore  omuchiBaeTcst  JIEKTPOHHast  (UHAHCOBasT  MOJEIb
[IeBEJIOTIEPCKOTO  TPOeKTa. JTa MOHedb  OTpaXaeT  cCreluduKy  OpraHmu3anumn
CTPOMTEILCTBA, 1IEHOOOPAa30BaHMS Ha MEPBUYHOM PbIHKE HEABMKMMOCTY, COBPEMEHHbIX
HOPMAaTMBHBIX TpebGOBaHMIi (B TOM UMCJIe MCIIONIb30BAaHME CUETOB 3CKpPOY). Mcmomb3yercs
TOJIOKEHME Teopuyu (GMHAHCOB, COIVIACHO KOTOPOMY [€BEJIONepCKas KOMITaHMS HOKHA
MOJIYYaTh 3aJaHHYIO JOXOMHOCTD (CBOVICTBEHHYIO OTPAC/IM, CKOPPEKTUPOBAHHYIO HA PUCKU
KOHKPETHOV (GUPMbI), OCYILIECTBJISII CUCTEMATUUECKYIO PeajM3aliio CBOUX ITPOEKTOB.
[laHHbIe TPOEKTHI SIBJISTIOTCS MHBECTUIIMOHHBIMM, UTO OOYC/IOBJMBAET WCIIOIb30BaHVE
METOZ,0B MHBECTUIIMOHHOIO aHa/IM3a.

Pesynprarbl. ChopMupoBaHbl yKa3aHHbIE MOMEIM, HAa OCHOBE KOTOPBIX BBIITOJHEHbI
pacueThl IO peajbHOMY OOBEKTY HaOMIOmeHMUS IJisl OBYX CIIOCOO0B (MHAHCHMPOBaHMS
(C UCTONb30BaHMEM CUETOB 3CKpPOy M 06e3 TaKOBbIX) M MOBYX PBIHOYHBIX CUTYaIluii,
bopMUPYIOIIMX OTIMYAOLINECS TUHAMUKM ITOCTYIIJIEHUH 110 IeBeIONEePCKOMY ITPOEKTY.
BuiBogbl. BrisiBiieHbl MapaloKCaabHOCTh (MIPOTMBOpeUMe) OLEeHOK 3ddekTMBHOCTU
uuBectuimii (NPV, PI; IRR) u HeomHO3HaYHOCTh TEHIEHIIMII — BBeJEHME OOs3aTeTbHbIX
CUYETOB 3CKPOY MOXKET ChIIPATh KaK IMOJIOKUTETbHYIO, TAaK ¥ OTPUIIATETHbHYIO POJIb.
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Bbicokas conmabHas 3HaUMMOCTb [I€BeJIONTMEHTa
B OKWIMIIHOM cdepe B COUETAaHUM C €ro
CJIOKHOCTBIO TIPUBOAMT K TOMY, YTO Oa3OBbIii
3aKOH' 9TOJ OTpacaM CUCTEeMaTMYeCKy MeHseTcs,

'06 y4yacTuy B 10JI€BOM CTPOUTEIbCTBE MHOTOKBAPTYPHBIX
IIOMOB ¥ MHBIX O6bEKTOB HEABMKMMOCTI ¥ O BHECEHUU
M3MEHEHMI B HEKOTOPbIE 3aKOHOJaTe/IbHbIe aKThl Poccuiickoi
Oeneparym: Penepanbhbiii 3akoH oT 30.12.2004 N¢ 214-03.

a BMeCTe C HUM MEHSIOTCS M <«IPaBUJIa ULPBI».
CornacHO oyepemHbIM M3MeHeHMsIM, ¢ 1 Ui
2019 r. BO3MOXHBI TOJBKO [QBa CIlocoba
MpUBJIEYEHUS JeHer (U3NYECKUX JIUI, B paMKax
MPOEKTa CO3MAaHMsS MHOTOKBAapPTUPHBIX TOMOB
(MKH): 3axmouenne po BBoma MK B
9KCIUTyaTallMi0 JOTOBOPOB Y4YacCTUSI B [TOJIEBOM
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crpoutenbctBe  (AOC) ¢ obssaTebHbIM
MCITOJIb30BAHMEM CUETOB 3CKPOY; 3aK/IIOUeHMe
nocsie BBoma MK]I B akcIulyaTalyio JOrOBOPOB
KYIUTM-TIPOIasky KBapTHUp.

Takum o6pasoM, K3MeHeHa IIPEXXHSIT CXeMa,
korma omara 1eHsl IC ocyiiecTsisiiach
HalpsIMYIO ~ 3aCTPOMILMKY  (Temepb  AE€HbIU
3aUMCIISIIOTCST HA CUYeTa 3CKPOY, OTKPbIThIe B GaHKe
IJIST KaKOOIO OOJbIIMKA). B HayuHbIX M I€JI0OBBIX
Kpyrax MuueT OMUCKYCCUS O creluduke CYeTOB
3CKpOy, a TakXke O TOM, MMeEeT JIM CMBbIC]I
006s13aTeJIbHOE MCIOJIb30BaHMEe B [eBeJIOIIMEHTe
cueToB 3ckpoy” [1-11].

CTOpOHHMKM TIepexoma Ha CcueTa  3CKpOoy
ONpPaBIObIBAIOT €ro OXWUOAeMbIM CHVKEHUEM
DUCKOB TIOSIBJIEHMSI OOMAaHYTBIX OJIBIIVKOB,

MPOTMBHMKYM aKIEHTUPYIOT BHMMAaHMe Ha TOM,
YTO II€pPexof, BepOSITHO, IIPUBEIET K POCTY
1meH HemBwkumMocTu. OCHOBHOM  MPUUMHON
MIPETIOIaraeMoro PoCTa SBJSETCS TOBbIIIEHME
3aTpar Ha cosmanue MK]I, BbI3BaHHOE YILIATOM
IIPOLIEHTOB IO KpemuTy 6aHKa. Bropas mpmumHa —
BepOSATHOE YKPYIHEHMe 3aCTPOMLIUKOB®,
o0ycoBeHHOe TpeGoBaHMSIMM  OaHKOB IO
HaJIMUMIO BJIOKEHUI COOCTBEHHBIX CPENCTB
3aCTpOMIIMKA B pasmepe He MeHee 15% ot ob1weit
CTOMMOCTY CTPOUTEIbCTBA.

I[lo HoBeiM mpaBwiaMm 3akimiouenue JIJ1C
BO3MOSKHO OYIET TOJIBKO B CjTyyae ydyacTus 6aHKa
B 1npoekrte co3ganusgs MK]I. DBalnk
B3aMMOJIECTBYEeT CO BCEMM OCHOBHBIMMU
cy6bekTaMuM MpoeKTa: 3acTPOMIIUKOM,
Y4YaCTHMKAMM J[OJIEBOTO CTPOUTENILCTBA (Hasnee —
OONbIIMKK), TompsmumMkamu. DbaHK  Bbigaer
KpeIMUT 3acCTpPOMIIMKY B pasMepe 3arparT Ha
cosmanme MKJI. OgHako 5TOT KpPeguUT BbIIAETCS
He HalpsIMylO, a ITyTeM IepeuyncaeHus Ha cyeTa
MOAPSIAUMKOB B COOTBETCTBUM C IOAIMCAHHBIMM

TlepBoii cTaTbeii 06 5TOM MHCTPYMeHTe, YINThIBAeMOii
B PMHII, siBnsiercst pa6ora P.C. Uypaxosa (2007 r.) [1]. B pa6ote
[2] ananusupyeTcs TakKe persiaMeHTauys JesITebHOCTH
3aCTPOVIIIMKA U €r0 OTBETCTBEHHOCTD 3a HapyIlIeHus B chepe
IIOJIEBOTO CTPOUTEIIHCTRA.

* VKpyIHeHue y4aCTHUKOB PbIHKA (IPOM3BOIUTEIEN) He
006s13aTesIbHO MTPUBOAUT K POCTy IieH. [IpumepoM sIBIisieTcsT ppIHOK
COTOBOV¥ CBsI3M B Poccun, Ha KOTOPOM HPOUCXOOUT
TepUOAMYECKOe yIellleBIeHye 1 YIy4llleH)e YCIyTr (XOTst
CYLLECTBYIOT ¥ HEraTMBHbIE MPOSIBIEHNSI OJIATONOIMM Ha 3TOM
pbIHKe). [I/1s IpOrHO3MPOBaHYSI BIMSIHMS YKPYTTHEHUST
3aCTPOMILMKOB HEOOXOIMM KOMIUIEKCHBIN aHalIn3 KOHKYPEHLIUM,
COBpeMeHHYIO NPO6/IeMaTKy KOTOPOTO OIMCHIBAIOT, HAIIPUMED,
aBTOpbI paboTsl [12].

aKTaMM  BBINIOJTHEHHBIX paboT.  3acCTPOMIIUK
MOXKET IOJIy4aTh Ha CBOM CYeT B paMKaX 3TOrO
KpeouTa TOJIbKO HeOOJIbIMe CYMMbI IO CTaThe
3aTpar «yCJIyTU 3aCTPOMUIIMKA».

baHk OTKpbIBaeT HOJBIIMKAM CUeTa 3CKpOy, Ha
KOTOPBIX XPaHSTCS OEeHbI'M, BHECEHHbIE MMM IO
OOC. [eHbru OOJBIIYKOB HA CUETAX 3SCKPOY
XPaHSATCS OO MOMEHTA IOMyYeHUST paspelieHust
Ha okcryarauuio MK, Ilocie storo 6aHK
MepeuncysieT JOeHbIM CO  CYETOB  3ICKPOY
3aCTPOMIIMKY, VyOep>KMBass TMPU OSTOM CyMMY
KpenuTa M IPOIEHThI 1o HeMy. B ciryuae, ecin
MK/ He 6ymeT cosmaH, GaHK BepHET OEHbIU
IOJBIIMKAM Y MOJYYUT OOBEKT He3aBepIIeHHOro
CTpPOMTEJIbCTBA. Koneuno, 3TOT croco6b
(buHAHCUpOBAaHMS BBIIIOAUT HamekHee, YeM
npesxkuuis, korma omiara JJC 1nuia HampsiMyro
sacTponimky. OH [JO/KeH TIpMBECTM UM K
CyIIeCTBEHHOMY YMEHBIIIEHNIO OIIAThI
B3aMMO3aUueTaMM, CJIeIOBAaTeIbHO, K  POCTY
OGe3HAJIMYHBIX  IUIATEXKEeM, UTO  OKasbIBaeT
CYILIECTBEHHOE BJIMSIHME Ha SKOHOMUKY",

PaccmoTpumM, Kakue (akTOpbl CIOCOOCTBYIOT
POCTY 1IeH Ha MEePBUYHOM PhIHKE HEIBVKMMOCTH,
a Kakue - CHIDKEeHMIO. BymeM OCHOBBIBAaTbCSI Ha
MIOJIOKEHMSIX COBPEMEHHOM Teopuy (PUHAHCOB,
COIJIacHO KOTOpOM (upmMa [OJKHA TIOJy4YaTh
OIpefe/ieHHYI0 JOXOTHOCTb, CBOJVICTBEHHYIO €€
oTrpaciM U puckam. B ob6mem ciryuae 3ta
IOXOOHOCTb  OIpPENeNsieTcss  COOTHOIIEHMEM
IOXOZIOB M pacxomoB’. B cuTyaumm, Korga y Bcex
¢dupMm B OTpacaM  BBIPACTYT  PacXOmbl
(B paccMaTpMBaeMOM  Cjy4yae - 32  CUeT
o0s13aTeNIbHOTO  KpeouTa  OaHKa),  BecbMa
BEPOSTHBIM  OKasbIBae€TCI  pOCT IieH Ha
COOTBETCTBYIOIIYIO MPOAOYKIMIO (B JAHHOM
Ccyyae - Ha HEIOBMKMMOCTD). JlesTeJIbHOCTD
(UPMbI HYKHO TIPENCTaBUTh, KAK HEOTPAHUYEHHO
OOJNTUI® TOTOK WHBECTULMOHHBIX ITPOEKTOB.
HoxomHocth  ¢upMbl  OygeT  OIpemessaThCs
IOXOMHOCTBIO (MHBIMU cI0BaMu -
950 PeKTUBHOCTHIO) €€ WMHBECTUIMOHHBIX
npoektoB. [IpoekTtst cosmanusi MKI - 310

* DTo 060CHOBBIBAIOT, HAIIPMMeEP, aBTOPbI paboTh [13].

5 [Is1 ieBesIOTIMEHTa [PeJIaraloTcsl MeTOOMUKM
¢ coorBeTCTBYIOLIEi crieunduroit [14, 15].

® ABTOpBI pa6oTHhI [16] 060CHOBBIBAIOT, UTO KOHLIEMLIMS
HEMNpPepBIBHOCTY AeSTebHOCTY (DMPMBI IPYMEHSIETCS. HE TOJIBKO C
TO3ULIMIA €€ aKI[IOHEPOB, HO M C O3V 6aHKa IIpu
KpeIMUTOBaHUN.
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MHBECTULIVIOHHbIE TIPOEKTbl M IJjIs aHajau3a
(bakTOpPOB, BO3AEMCTBYIONIMX Ha II€HbI, TPeOyeTCst
OIIEHUTh 9PPHEKTUBHOCTD ITUX ITPOEKTOB.

IOng  sTOro  HEOOXOOMMO  IIOCTPOUTb U
COINOCTaBUTh IBe (bmHaHCOBBIX MOJeu
JleBeJIOTIEPCKOTrO TIPOeKTa, GopMupyemble IBYMS
aJIbTEePHATUBHBIMU CITOCcobamMy (pMHAHCUPOBAHMS:
npexkuuM ¥ BBemeHHbIM ¢ 1 wmronsg 2019 r. (co
cuetamu 3CcKpoy). IIpuM 3TOM BO3HMKaeT psf,
ciokHocTel. Ilpy mMomenupoBaHUM [TEHEKHOTO
IIOTOKA MO [eBeJIONMEePCKUM IIPOEKTaM CJIOXKHO
BBIIEJIUTb VHBECTUIIMOHHYIO UM OIepalIOHHYIO
IesaTeJIbHOCTb TaK, KaK 3TO JIeJlaeTcsl, HalpuMep,
IIpU OlleHKe 3(DPEKTUBHOCTM IPOU3BOACTBEHHBIX
mpoekToB. Takoe pasmeneHue ymoOHO - OHO
MO3BOJIIET cHejaThb AakKIeHT Ha pas/JIMyHOM
XapakTepe KaluTaJbHbIX BJIOKEHMI M TEKYIIUX
3aTpar, HO €ro OTCYTCTBME He TIOBJIMSIeT Ha
TOYHOCTh OLIEHKM 3((PEKTUBHOCTY MHBECTULIMNA.
Ecnu ke 3amaBaThbCs 1IeIbIO BBIMIOJHUTH TaKoe

pasmejieHue, TO B [IEHEKHbI IOTOK IO
MHBECTULIMOHHOM  JEITeIbHOCTU C  PSOOM
IOIYIIEeHMII MOKHO OTHEeCTM 3aTparbl Ha

3eMJ1eOTBO, (TIOKYTIKY WJIM apeHAY 3eMebHOTO
y4yacTKa), OIUIaTy TEeXHUYECKUX YCJIOBUI U
MPOEKTHO-U3bICKATETbCKIE PAOOTHI.

ITpu OlLIeHKe apderTUBHOCTHU IPOEeKTa
CTPOUTENIbCTBA JKWJIOTO KOMILUIeKca (TO ecCTb
Heckosbkux MK]I Ha ofHOM 3eMesIbHOM y4acTKe)
BO3HMKAIOT CJIOKHOCTM C  paclpeiesieHreM
00IIMX 3aTpaT, OTHOCUMBIX K CJEIYIOIIMM IJIaBaM
cBomHoro cmetHoro pacuera (CCP): momroroBka
TEPPUTOPUM CTPOUTENbCTBA (TVIaBa 1); OOBEKTEI
SHEPreTMYECKOTO XO35MCTBA (I1aBa 4); HapysKHbIe
CeTu U COOPYXKeHUS BOJOCHabGKeHMS,
BOJLOOTBeAeHNS, TEeIJIOCHAOKeHUS "
rasocHaOxkeHus (ryiaBa 6); 06JIaTOYCTPOVICTBO M
o3ejieHeHMe TeppuTopum (iaBa 7), IMPOEKTHO-
M3bICKaTeIbCKMe paboThl (1aBa 12). DTy 3aTparbl
HeOOXOIMMO YBeIUYUTb Ha JIMMUTUPOBAHHBIE
3aTparbl: BpeMeHHbIe 3IaHUSI U COOPYKEHUS
(rnaBa 8); mpoume paboTel M 3aTparhl (1aBa 9);
HeMpenBUIEeHHbIE  3aTpaThl M  HAJOT  HA
II0OaBJIIEHHYI0 CTOMMOCTb (CyMMbI MO IJIaBam
CCP).

Pacnpenenenne 3arpar Ha copmepskaHue CITY>KObI
3aKa3uMKka M CTPOUTEIbHbIM KOHTpOJb (r1aBa 10)
crienMUYHO TeM, YTO B OyXTaJITepCKOM ydeTe
9TV 3arparbl OygyT pacIpeneseHbl IO BCEM

00BbEKTaM JKMJIOTO KOMIUIEKCA ITPOIOPIMOHAIBHO
UX IUIOLIAMSAM, XOTSI C TO3UIMIA YIIPaBIEHUS
CTPOUTEIHLCTBOM IIpaBuUJIbHEe OBLTIO ObI
pacrpenesnsiTb MX IPONOPHYOHAILHO BpeMeEHMU
CTPOMTEJIbCTBA 3TUX OOBEKTOB — B pAAe CIyYaeB
9TO MOT'YT OBbITb pasjuMyHble CyMMbI. I1py olleHKe
3(pbeKTUMBHOCTM  MpoeKTa, (UHAHCUPYEMOTO
yepe3 cyeTa 3CKpOy, BO3HMKAeT HOBas 3aJava —
Kak  OTpasuTh B IeHEeSKHbBIX ITOTOKAaX
00s13aTe/IbHbIN KpeouT OaHKa M KaK YUUTHIBATb
STOT KpemuT IIpU pacueTe CpemgHeB3BeIIeHHON
cToMMOCTM KamuTaja. KpemguroBaHue cosmaHus
MK cneuuduyHO — OHO BJIEUET HAUYMCIEHUE
HECKOJIbKMX BUIOB IIPOLIEHTOB IO HECKOJbKUM
craBkaM. [IpOIleHTBI HAUMUCIISIOTCS Ha CyMMY
IeHEeXHBIX CPEeNCTB, Pe3ePBUPYEMBIX JIJIsI BbIIAUN
KpemuTa, a TakKe caM KpeauT - peajbHO
BbIIaHHbIE JeHbIM. [IPOLIEHT 3a pe3epBUpPOBaHME
nmener misa kpegura cocrasister 0,5-1,5%. Craska
MPOLIEHTOB II0 KPeOUTy 3aBUCUT OT MOMEHTa
BBITJIAThI IIPOIIEHTOB, @ TaKKe OT COOTHOIIEHMS
CyMM Ha cueTax 3CKpoy M Kpeauta. B ciyuae,
ewIM BbIIUIATA 3aCTPOMILMKOM IIPOIEHTOB IIO
KPeOuUTy OTKJIAObIBAETCS IO MOMEHTA PaCKpPbITHUS
CYETOB  3CKpPOy, TO OaHK yCTaHaB/JIMBAET
MaKkCHMMaJIbHYIO  CTaBky, Hampumep 11%.
B ciiyuae, ecnmu cymma KpemuTa MeHbIIle, YeM
CyMMa Ha CYeTax 9CKpOYy, YCTaHaBJIMBaETCS
TTOHV>KEHHAs CTaBKa, Harmpumep 7%.

Chopmupyem (yHaHCOBbIE MOAEIN IJISI OTHOIO
u3 mpoekToB cosmauuss MK]I, peanmsyemoro B
HoBocubupcke’. O6bekTom HabJroneHns
SIBJIIETCS] MPOeKT co3maHus 16-staskaoro MKII,
cocrosiiiero u3 310 kBaptvp (OmHO-, OBYX-,
TPEXKOMHATHbIX ), OOIIEN TIIOIAbI0 TTOMEeIeHU
(orpaxkaemoit B IIJIC) 13 080 m* Crpykrypa
MKl 1o KoiMuecTBY KOMHAT TUIMYHAS —
OosbIlle  BCEr0  OMHOKOMHATHBIX  KBapTHUp,
TPEXKOMHATHBIX KBAapTUP MEHbIIIE BCEro. ITO
COOTBETCTBYET CTPYKType CIIpoca B palioHe
CTPOUTEJILCTBA.

PbIHO‘-IHaSI curyanus TaKOBa, YTOo ecin
sakmouenne JIJIC HauHeTCS C MepBOro Mecsiia,
To meHbl 1 M? cocTaBsIT: OIS ONHOKOMHATHOIA

"B HoBocubupcke geiicTByeT OfyH U3 KpynHeinmx B Poccyn
PDBIHKOB JKMJTbSI, TPUBJIEKAIOLIMI BHUMaHME YUEHbIX U
613HEeCMeHOB (ero crenuduKy OMMUChIBAIOT, HATIPUMED, aBTOPbI
pa6ots! [17]). AHanu3 NPOEKTOB, peaa3yeMbIX Ha 3TOM PbIHKE,
1I0Ka3aTesieH, a ero pe3ysbTaTbl MOT'YT ObITh BO MHOTOM
CITPOENMPOBaHbI Ha APYTYe PHIHKM.
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KBapTUphI 51 ThIC. pyb.; AJIsT ABYXKOMHATHOM — 49
TBIC. PyO., IJISI TPEXKOMHATHOM — 46 ThIC. pyO.
Harnee YUUTHIBAETCS M3BECTHBIN 3aKOH
IIeHOOOpa30BaHMSI  HAa  IEPBUYHOM  pbIHKE
HeIBIDKUMOCTHU — TTPOTHO3UPYETCS esKeMeCSTUHbIN
poct 1en Ha 0,5% B CBsSI3sM C POCTOM CTemeHu
TOTOBHOCTM 0OObeKTa (MHQJISLMOHHBIA pPOCT B
OaHHBbIX pacueTax He 3aKJagbIlBaeTCs HU B
IOXOIbl, HM B pacxopbl). Takum o6pasom, 1ieHa Ha
moMeHT BBoga MK]I B sKcruryaTainmio COCTaBUT

115% OT 1LeHbl Ha MOMEHT  Hayaja
CTPOMTEJILCTBA.
Pasperiienne Ha 9KCIUTyaTaluio MK

IJIAHUPYETCS TOMyuuTh uepe3 29 wmecsieB ¢
Havajla CTPOUTENIbCTBA. VIHBecTopckas CMeTHas
CTOVMOCTb CTPOUTETHCTBA omnpeneneHa
pecypCHbIM MeTOomoM M cocTasisgeT 598 032 Thbic.
py6... Ha Hauajo mpoekra 3aCTPOMILMKOM
BJIOKeHO 92 636 ThIC. pybd. 3aCTPOMIIMK
MCIIOJb3yeT YIIPOIIEeHHY IO CUCTEMY
Hasoroob6aoxenus (YCH) ¢ ob6bekrtom
HaJIOTOOOJIOKEHMST «JIOXOIbl, YMEHbIIIEHHbIe Ha
BeJMUMHy pacxomoB»’. Ilpoekr cosmamms MK]],

dbopmupyer maBa BuIA [OOXOOOB - OT YCJIYT
3aCTPOMIIIMKA (rak MpaBUJIO, YCITyTU
sacTpoimka orpaxkaiorcs B JOC, a wux

BeJIMuMHA 3amaeTcs mnpoieHTom oT nenbl II1C) u
TaK  Ha3bIBAEMOM JSKOHOMMM  3aCTPOMIIMKA
(pasHMIIbI MEKOY CpenCcTBaMy, MOTYUYeHHBIMU B
paMKax IejeBoro (MHAHCUPOBAHMS Ha CO3HaHUE
MK, wu cpenctBamy, VyIUIAU€HHBIMM  TJISI
cosnpanus storo MKI).

BeImoHMM ~ pacueThl [mJi1  [OBYX OIMCAHHBIX
CII0COG0B (MHAHCUMPOBAHMUSI M ABYX PbIHOYHBIX
CUTYyalIMiA, TIOPOKIOAIOIIMX OUMHAMMUKU CHEJIOK:
6asoBylo (mpencraBieHa B mabn. 1) wu
aJbTepHaTUBHYI0O (uX Trpaduveckoe
CONOCTaBJIEHMe IIpefCcTaBjieHo Ha puc. 1).
Heobxomumo 3amaTh 3TM pPbIHOYHbBIE CUTYAIUN,
YyTOObI  BBISIBUTh  (PAKTOPbI, BJIUSIOIIME HAa
(MHaHCOBbIE  XAapaKTePUCTUMKM  IIPOEKTa U
mokasarenu ero sddextuBHOCTM. B  6asoBoit
IVHAMMKe CHEeJKM 3aKIIoYaloTcsl B TeueHue 21

8B pacuerax no crnoco6y (GuHaHCHPOBaHMS CO CYETaMM 3CKPOY
MPeLyCMOTPEHO CHVKEHME IOTOBOPHBIX 1ieH Ha 1,5% B cBssu
C TeM, 4TO OIIaTa JOTOBOPOB MOAPSAa GyIeT MOTHOCTHIO
OCYIIECTB/ISITbCS B IEHEsKHOM (opme (3a cuet KpenuTa 6aHKa).

Y X03/ICTBYIONIEr0 Cy6beKTa eCTh IIPaBO BEIGOPA CUCTEMBI
HAJIOrO06JI0KEHMS, MUHUMMU3UPYIOLIEH €r0 HaJIOTOBbIE TIJIaTEXM,
B PaMKaX HOPMAaTMBHBIX OrpaHMYeHMit. DTO 060CHOBBIBAIOT,
Harpumep, aBTopbl pa6or [18, 19].

Mecsala: HauMHalOTCa ¢ 9-ro  Mecama, a
3aKaHYMBAIOTCA B MOMEHT [TOJTy YeHUST
paspemrenust Ha skcmryaramyio MK - B 29-m
Mecsiie. B aynbTepHaTMBHON OMHAMMKE CHEJIKU
3aK/JIOYAIOTCS B TeueHuMe 26  MeCSIEB:
HAUMHAIOTCA C 4-TO Mecsdla, a 3aKaHUMBaIOTCS
Takke B 29-m Mmecsiue. IlpenmosaraeTcs, 4TO
e5KeMeCsIYHO 3aK/II0YAeTCS OIMHAKOBOE
KOJIMUECTBO KOHTPAaKTOB Ha OTHOKOMHATHBIE,
IBYXKOMHATHbIe ¥ TPEXKOMHATHbIe KBapTUPLI.
DT  4YKucjaa  pasauMuHbl sl 6as3oBOM U
aJIbTEPHATUBHOI IMHAMUKA, ITOCKOJIbKY
pasIMYHbl M TEPUOABI  3aK/IIOUEHMS CHEeJIOK.
OnMHaKkoBBIMM  SIBJISIIOTCSI CYMMbBI  CIIEJIOK IO
O(MVCHBIM TOMEIEHUSIM — OHM MPOXOmsT ¢ 19-ro
1o 24-71 mMecs (BKJIIOYNTENTBHO).

Pacuer cyMM MIpOIEHTOB, VILIAaUMBAE€MBIX IO
KpenuTy, rpencrasieH B maba. 2. OH BBINOTHEH
IJis 6a30BOM PBIHOYHOM cuTyaruu. PellieHne o
BbIJaue KpeauTa IIPMHATO B Hadajie IIepBOIO
mecsia. CymMMma KpemuTa OIpefeieHa Kak
pasHMIIA  MEXKIy  WMHBECTOPCKOM  CMETHOM
CTOMMOCTbIO cTpouTesibctBa MK 1 cymmamu,
BJIOKEHHBIMM  3aCTPOMIIMKOM [0  Havasa
cTpouTenbcTBa. KpemuTt BhimaeTcs eskeMecsiuHO B
pasMepe IOATBEPKAEHHBbIX 3aTpaT, MOHEeCEeHHbBIX
3aCTPOMILMKOM B COOTBETCTBYIOIIMIA MECSII.
IleHekHbII TIOTOK [JiI  6as30BOM  PHIHOUHOM
cUTyalluu TpeacTaBjieH B mabn. 3. na
aJbTEPHATUBHOM PBIHOYHOM CUTYallMM PACUEThI
BBIMTOJIHEHBI I10 aHAJIOIMYHBIM  aJITOPUTMAaM,
MIO3TOMY B JAHHOM CJIydyae OHM He IMPUBOISTCS.
Utorosbie rokasaresmn adbderTuBHOCTH,
paccuMTaHHbIE Ha OCHOBE [I€HEKHBIX ITOTOKOB
IJIT 00euX PBIHOYHBIX CUTYalyi, ITPeICTaBIeHbI
B mab6n. 4.

[MonyyeHHbIE pe3yJbTaThl OTpPakarT
MHOTOIJIAHOBYI TIpOO6JIeMaTUKy TeOopum,
METONOJOTUM U TPAKTUKY (GUHAHCUPOBAHUSA WU
peanu3anuu TeBEeJIOTIEPCKUX MTPOEKTOB.
Bo-mepBbiX, B HMX €CTb TO, YTO MPUHSITO
Ha3bIBaTh MIPOTUBOPEUMEM MoKa3aresen
s derTnBHOCTMU. BO-BTOPBIX, B OMHOI PHIHOYHOM
CUTyallMM  OKa3bIBA€TCS  BBbITOIHEE  TEPBBINA
croco6 (puHaHCUpPOBaHMS, a B JPYrOii CUTyaluu —
BTOpOI. Paccmotpum 31O mompo6Hee.

B 6asoBoit peiHOUHOM cutyauuu 10 NPV
BBITOIHEE CHOCO6 (MHAHCUPOBaHUSI Ge3 CUYETOB
ackpoy, a o PI, IRR u IS, Hao6opor, BbiromHee
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crioco6 GMHAHCUPOBAHMSI CO CYETAMU 3SCKPOY.
Hamu 6pu10 060cHOBaHO [20], uTO B cuTyalmy,
KOTZa Y CpaBHMBAEMbIX ITPOEKTOB ONMHAKOBBIE
pacyeTHbIe MEePUONbI, HO OTIMYAIOIIMECS CYMMbI
BJIOKEHUM, CpaBHUBaTh uX 3PEGEeKTUBHOCTD
Heobxomumo 1o PI wmm IS. TTo sTOit mpuumHe
cAesiaeM BbIBOZ, YTO B 0a30BOM PbIHOYHON
CUTyallUM BbITOJHEE CIIOCOO (PUHAHCUMPOBAHMUS CO
cyeTamMy 5CKpOy. B ajbTepHaTUBHOM pPbIHOYHOM
CUTyallMy BCe TOoKaszaTesM JIydille [Jisi CIiocoba
(buHaHCHpOBaHMS 6€3 CUETOB ICKPOY.

Takum o6pasoM, 3GGHeKTUBHOCTD IEeBEIONEPCKUX
MIPOEKTOB BO MHOTOM 3aBUCUT U OT CHOCO0a UX
(buHaHCKUpPOBaHMS, ¥ OT PbIHOYHOM cuUTyaluu. I1o
3TOV TPUUYMHE HEeJIb3sl YTBEPKAATb OFHO3HAUHO,
YTO Mepexof Ha (MHAHCUPOBAHME CTPOUTEIbCTBA
CIoco60M CO CUETaMM 3CKPOY TPUBEIET K POCTY
IIeH Ha MEePBMYHOM PbIHKe HenBMsKuMocT. Ho u
obparHoe (He TPUBENET) TOXE  HEJb3S
yTBEPXKIaTb - MHOTOe 3aBUCUT OT TUIIOBOM
PBIHOYHOM CUTYaIVN.

B 6a30BOit  PBIHOYHOM CUTyallMM CIIOCOH
(bUHAHCUMPOBAHMSI CO CUETAMM ICKPOY BbITOLHEE,
yeM TMpexkHuit crnocob (6e3 CYeToB 3CKpOY), TO

€CTb Y JeBejionepa eCTh HEKOTOPbhIl pe3epB MJis
CHIVDKEHMS 1IeH, U eciu (akTop cripoca He GymeT
9TOMY IIPEeNATCTBOBaTb, TO OHO IPOMU3OMIET.
B anbrepHaTMBHOM PBIHOYHOM CUTYaIIUN,
HaobOpOT, UCIOJIb30BAHWE  CYETOB  3CKPOY
BBIHYKIAET JIeBEJIONIEPOB  IOBBIIIATH  LIEHBI,
YyTOOBl MPUIATH K TOXOONHOCTM, TeHepupyeMo
MpeKHUM  CIocoboM  ¢MHaHCUMpOoBaHus  6e3
CUYETOB 3CKPOY.

CTporo roBopsi, Mbl He MOXXEM HPOTHO3UPOBATh
IIeHbl TOJIbKO Ha OCHOBE aHa/lM3a JOXOOHOCTU
IeBeJIONePCKUX MIPOEKTOB, MbI MOXKEM
paccykmaTb O TEHOEHIUSIX TPenjIoKeHUs U O
pesepBe Oj1 CHMKEHMS 1IeH JeBeJionepoM (3TOT
pesepB MOKeT 0Opa3oBBIBATbCSI B CUTYalUH,
KOrZa JeBeJioliep IIOJyYaeT TOXOMHOCThb BbIIle
cpemHelt I OTpaciM C  YUYETOM  PUCKOB
KOHKpeTHOV ¢upmbl). Hapsmy c¢ daxkropom
MIPeIJIOSKEHNST CYILIECTBYET (aKTOp CIIPOCa U eCyu
3a[aBaTbCsl IIEJIbI0 IIPOTHO3a II€H, TO HYIKHO
yunTbiBaTb ¥ ero. OmHAKO OIMCAHHBIN METO
aHajaMsa apderTUBHOCTHU IIeBEJIONIEePCKUX
MIPOEKTOB ITO3BOJISIET MOBBICUTh TOYHOCTb TaKUX
MIPOTHO30B ¥ SIBJISIETCS OOSI3aTeJIbHBIM [JIST UX
BBITIOJTHEH S,
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Tabnuya 1

ITocTynieHus: O JeBEIONEPCKOMY IPOEKTY B 6a30BOJ PHIHOYHOM CUTYaIUK

Table 1

Development project revenue in a basic market situation
ITokasarennb Mecsy, peanm3ainumu mpoeKTa

9 10 1 28 29

Oo0HoKOMHamMHble Kéapmupbol
Peanusyemble Tiomaam, M 355 331 331 341 331
LeHa, TbIC. Py6./m> 53 53,3 53,6 58,4 58,6
CyMMa OT peanmsanmm, TbiC. pyo6. 18 852 17 652 17 749 19 885 19 388
JeyxxkomHamnsle Kéapmupst
PeayusyemMble miomanm, M 0 0 0 315 315
LeHa, ThIC. py6./Mm> 51 51,3 51,5 56 56,3
CyMMa OT peajusalinu, TbiC. pyo. 0 0 0 17 640 17771
TpexxomHamHsle Keapmupsl
Peanusyemble miomanm, m> 0 0 0 69 0
Ilena, ThIC. py6./m> 47,9 48 48,4 52,6 52,9
CyMmMa OT peanusaiuu, TbiC. pyo6. 0 0 0 3617 0
Od¢hucHsie nomeuwjeHusa
Peanusyemble miomamm, m> 0 0 0 0 0
Llena, TeiC. Py6./m> 0 0 0 0 0
CymMmMa OT peanusaiiuu, Tbic. pyo6. 0 0 0 0 0
Hmozo cymma om peanusauuu, moic. pyo. 18 852 17 652 17 749 41 142 37160

Ipumeuanue. Crenku ¢ oUCHBIMYU TIOMEILIEHUSIMU TTPOXOIAT ¢ 19-ro 1o 24-i Mecs1 (BKIIOUUTETHHO), MOITOMY B JAHHOM
TabJIUIIe OHM B CKPBITBIX CTOJIOIAX.

Hcmounux: paccunTaHO aBTOPOM Ha OCHOBe paboueit qokymenTtaiyy mo MK 1 co6CTBEHHOTO MOHUTOPMHTA TIEPBUUYHOTO
pbIHKa HenBykuMocT HoBocnubupcka

Source: Authoring, based on documentation on apartment buildings and our own monitoring of the Novosibirsk primary
real estate market
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Ta6nuuya 2
PacueT KpeAUTHBIX IUIATEXEN J€BEIONEPCKOro MPoeKTa, GPMHAHCHMPYEMOTO II0 CYETAM 3CKPOY, ThIC. PY0.
Table 2
Calculation of loan payments of the development project funded with the use of escrow accounts, thousand RUB
ITokasarenb Mec;m peaiM3anu IIPoeKTa
1 2 8 9 10 29 30
1. 3arparsl Ha 3046 18 690 19126 20 308 29 233 12770 0
co3nmaHue
MHOTOKBapTMPHOTO
oMa
2. CyMMa JieHesKHBIX 505 395 502 349 401 457 382 331 362 022 12770 0
CpeACTB,

3ape3epBYPOBaHHbIX
GaHKOM JIJisl KpemuTa
(Ha HavyaJIO Mecsa)

3. CyMma mpoILeHTOB 211 209 167 159 151 5 0
3a pesepBUPOBaHIE

6aHKOM [IeHEeKHbIX

CPE[CTB [iJisl KPeAnUTa

4. BbIgaHO KPeauTOB 3046 6 092 106984 126110 146419 .. 495671 508 441
(T10 HAKOTIMUTEJTLHOM)

5. 3auncieHo Ha C3 0 0 0 18 852 36 504 773622 773622
(110 HaKOMIUTENILHO)

6. Cymma Kpenura, 0 0 0 18 852 36 504 495 671 508 441
MIOKPBITOTO
cpeacramu Ha CI

7. CyMMa IpOLIeHTOB - 0 0 0 94 2412 2478
0 KPEUTY,

HOKPBITOMY CYMMaMy

Ha CD

8. Cymma kpenuta, He 3 046 6 092 106 984 107 258 109914 0 0
MOKPBITOrO CyMMaMMm
Ha CD

9. CymMMa mpoIeHTOB - 28 824 981 983 0 0
IO KPEeOuUTY, He

MOKPBITOMY CyMMaMu

Ha C3

10. Utoro, cymma 211 237 991 1140 1228 2417 2478
MIPOLIEHTOB TI0
KPEIUTY

Ilpumeuanue. CD - cuera 3ckpoy. Bce kareropun (kpome cTpoku 2) paccuntanbl Ha KoHel| Mecsiua. Ctpoka 1 3agaHa

B COOTBETCTBUU C KaJleHJApHbIM IpadKOM CTPOUTENbCTBA. [IPOIeHThI pacCUMTaHbl MCXOMS U3 CIEAYIOIIMX TOAOBbIX
craBok: 0,5% 3a pesepBupoBaHie 6GaHKOM CPEACTB /ISt KpeauTa; 6% — cTaBKa Mo KPeOuTy, MOKpbIToMy cymmamu Ha C3;
11% - craBKa 1Mo KpeguTy, He TIOKpbITOMY cymmamu Ha C3.

Hcmounuk: paccuMTaHo aBTOPOM Ha OCHOBe paboueit fokymeHTaryy mo MK 1 cOGCTBEHHOTO MOHUTOPYHTA MTEPBUYHOTO
poiHKa HenskuMocT HoBocmbupcka

Source: Authoring, based on documentation on apartment buildings and our own monitoring of the Novosibirsk primary
real estate market
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Ta6nuuya 3
Pacuer JeHeXHbIX IIOTOKOB A€BeJIONEePCKOro MPOoeKTa, (PMHAHCHMPYeMOro 10 CYeTaM 3CKPOY, ThIC. Pyo.

Table 3
Calculation of cash flows of the development project funded with the use of escrow accounts, thousand RUB

IToka3arenb Mecsiy peaiM3anuu IIPpoeKTa

0 1 2 3 .. 9 .. 28 29 30 31

1. MMoctynnennss - - - - - - - - 773 622
IO CHeJIKaM C

HEIBVKVMOCTBIO

(B TOM uncie

yeiyru

3aCTPOMILIMKA)

2.3aTparhbl o 92636 3046 18690 17965 ... 20308 ... 13340 12770 0 0
CBOIHOMY

CMETHOMY

pacuery (B ToM

YKcIIe yCayru

3aCTPOJILMKA)

3. Canbo -3105 O 0 0 ... 0 ... 0 0 0 0
[IOTOKOB OT

yeIyr

3aCTpOMIIMKa

4. Iloctynnenne - 3046 18690 17965 ... 20308 ... 13340 12770 0 0
Kpenura

5. Boimiara - - - - .- - - - 47 489
MPOLIEHTOB TI0
KPemuTy

6. DOKOHOMMS - - - - .- - 127729 - -
3acTpoiiimka (3a

BBIUETOM

MIPOLIEHTOB TI0

KpeauTy)

7. Boitutata EH - - - - .- - 7 664 - -
YCH or

9KOHOMUU

3aCTpOMILMKA

8. Brimiara - - - - .- .- - - 505 395
6GaHKy KpenuTa

9. Canbao -89 0 0 0 ... 0 ... 0 -7 664 0 220 738
[TOTOKOB Ha 532
cosganne MK]],

10. Ienesxuplit -92 0 0 0 ... 0 ... 0 -7 664 0 220 738
MMOTOK IO 636
[IPOEKTY

Ilpumeuarnue. EH YCH - eguHblIii HaJIOT O YIIPOIIEHHON cucTemMe Hanoroobsoxkenus; MKJI - MHOrOKBapTHPHBIN JOM.
[Moctymienust o caenkam (cTpoka 1) — 3To cymma 110 crpoke 13 ma6n. 1. OHu mokasaHbl TOJIBKO B 31-M Mecsitie,
MOCKOJIbKY B 3TOM Mecsilie 3aIIaH/POBaHbI MepeurcaeHs] GaHKOM 3aCTPOMIIMKY CYMM, YIep)KMBaeMbIX Ha CUeTaxX 3CKPOY.
B 3TOT 5ke MOMEHT yIepsKMBAIOTCS MPOLIEHThI 110 KpeauTy (CTpoka 5) u cymma Kpeaura (cTpoka 8). Caibao MoToKoB

OT yCJIYT 3aCTPOIMKa (CTPOKa 3) HyJIeBOe, TIOCKOJIbKY 6aHK KPeauTyeT TOIbKO 3aTparsl, He hopMupyst mpubblm
sacrporinmka. EH YCH (crpoka 7) paccunran o craske 15%.

Hcmounuk: paccuntaHo aBTOpoM Ha 0cHOBe paboueii gokymeHTamyy mo MK/ 1 co6CcTBEHHOTO MOHUTOPMHTA TEPBUYHOTO
pbIHKa HenBkuMocTn HoBocnbupcka

Source: Authoring, based on documentation on apartment buildings and our own monitoring of the Novosibirsk primary
real estate market
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Ta6nuua 4

OcHoBHbIE (PMHAHCOBBIE XaPAKTEPUCTHKY AEBe/IONEPCKOro MPOeKTa 1 nokasarenn ero a¢pdekTuBHOCTH

Table 4

The main financial characteristics of a development project and its performance indicators

ITokasarenn BasoBast pbIHOYHASI CUTYaLMs AnprepHaTMBHaS PHIHOYHAS
CUTyaIus
Cnoco6 co CO Crnoco6 6e3 CD Cnoco6 co CO  Cmocob 6e3 CO
IMocrymnennst o IJIC, Teic. py6. 773 622 773 622 764 322 764 322
3arparsi (CCP, Kpenur), ThiC. pyo. 645 520 606 676 640 077 606 565
BrioskeHue neHer 3aCTpOMIIVIKOM, 100 300 234 497 100 069 147 367
TBIC. PYO.
Umucras npuobbLIb IO MPOEKTY, ThIC. py6. 120 438 156 433 116 813 147 802
NPV, TbiC. pyo. 55738 74 661 53216 85 373
PI, py6./py6. 1,57 1,33 1,54 1,59
IRR, % romoBbIixX 37,94 37,39 37,03 53,35
IS, kom./py6. B Mecsir 1,793 1,027 1,715 1,869
Ilpumeuanue. CD - cueTta 3CKpOy.
Hcmounuk: aBTOpCKast paspaboTka
Source: Authoring
Pucynox 1
CyMMBblI C[Ie/IOK B 6a30BOi ¥ a/IbTePHATUBHON PHIHOYHBIX CUTYAIMIX
Figure 1
Amounts of transactions in the basic and alternative market situations
MJTH PY0.
50000
40000 A = A H
30000 0ot - AR A
20000 O I R | SR R R AT e
10000 ]| LT AT e
0 +———— " L L A e e S s a
1 2 3 4 5 6 7 8 9 101112 13 14 15 17 18 19 20 21 22 23 24 25 26 27 28 29 30

O BazoBasi IMHAMHMKA

Mecsa,
O AnbTepHAaTUBHASA TUHAMMKA CJIEIOK

ClIeNoK

Hcmounuk: paccuMTaHO aBTOPOM Ha OCHOBe pabouelt nokymenTaiyy mo MK 1 co6CTBEHHOTO MOHUTOPUHTA TIEPBUYHOTO

PbIHKA HEABVI>KMMOCTU HOBOCI/I6I/II)CK8

Source: Authoring, based on documentation on apartment buildings and our own monitoring of the Novosibirsk primary

real estate market
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Nudopmanyst 0 KoOHQINKTe MHTEPECOB

Mbi, aBTOpbI [OAHHOI CTaTby, CO BCEJ OTBETCTBEHHOCTbIO 3adBJISIEM O YACTMUYHOM M IIOJHOM
oTcyTCTBUM (DAKTMUECKOTO MJIM ITOTEHIMAJIBHOIO KOH(M/IMKTAa MHTEPEeCOB C KaKoi Obl TO HU ObLIO
TPeTbeli CTOPOHOM, KOTOPBIM MOMKET BO3SHMKHYTb BCJIENCTBME IIYOJMKALMM HAHHOW CTaThbi.
HacTtosiiiee sasiBieHre OTHOCUMTCSI K TIPOBEMEHMIO HayuyHOV paboThl, COOPY M 0OpabOTKE HaHHBIX,
HaIMCAaHMIO U MOATOTOBKE CTaThy, IPUHATUAIO PELIEHMS O IIYOIMKALMY PYKOIIMCH.
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Abstract

Subject The article considers development projects, their financial characteristics and
performance indicators.

Objectives We analyze trends in property development due to changes in regulations, i.e.
the introduction of mandatory use of escrow accounts (and a bank loan) in financing the
project under agreements for participation in shared construction.

Methods The paper describes an electronic financial model of development project. This
model reflects the specifics of the organization of construction, pricing in the primary real
estate market, modern regulatory requirements (including the use of escrow accounts). The
study employs the concepts of the theory of finance, methods of investment analysis.
Results On the basis of created models, we provide calculations for a real object of
observation for two methods of financing (using the escrow accounts and without them),
and for two market situations that form different dynamics of development project
revenue.

Conclusions We revealed contradictions of investment appraisal (NPV, PI, IRR) and the
ambiguity of trends. The introduction of mandatory escrow accounts can play both a
positive and a negative role.
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