HanpagiieHusi pa3BUTHA MeXaHM3Ma MPOEKTHOT0 (PMHAHCUPOBAHUS

CTpouTEC/IbLCTBA KOMMep‘leCKOﬁ HE¢ABHU/KMMOCTH B Poccun

MunanenoBuu M.M., aciupanTka JlenaprameHTa KOPIIOPAaTUBHBIX (DMHAHCOB
Y KOPIIOPATUBHOTO yIpaBiicHHs,, DUHAHCOBBIN YHUBEPCUTET

nipu [IpaButenscrBe Poccuiickon ®@enepanuu, Mocksa

AnHoTanms. IIpennokeHbl pEeKOMEHIALMU, HAMNPABJICHHBIE HA pPa3BUTHE
MexanuszMa [1® crpouTtenbcTBa KOMMEPUYECKON HENBMKUMOCTU C YYETOM TEKYIIETO
COCTOSIHUS 9KOHOMHUKHU P®D 1 0CHOBHBIX MPOOJIEM TaHHOT'O CETMEHTA phIHKA. B paMkax
JAHHBIX PEKOMEHJAIMN  OmpeleNieHbl KJIIo4YeBble (DaKTOphl, BIMSIONIUME Ha
dbopMupoBaHHE JCHEKHBIX TOTOKOB TMPOEKTHOM KOMMAHUU [Jii MOCTPOCHUS
¢unancoBort monenu I[1® B ganHOM cermeHTe phiHKa. [IpeioxkeHa meroauka
pacyeTa MHTETPAIBHOrO IOKa3aTesisi OOOCHOBAaHMS I1€JIeCOOOPA3HOCTH  CHEIIKH
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€ro UCIOJIb30BaHUs IpU OLeHKe caenok [1D.

KuarueBble cjioBa: MNpoekTHOE (UMHAHCUPOBAHUE, CHEJIKA MPOEKTHOTO
(brHaHCUPOBAHUS, CTPOUTEIIBCTBO KOMMEPUYECKOU HEJIBUKUMOCTH,

11e71eCO000pa3HOCTh PeaATN3aINH CACIKH.

Basic directions of project finance development in commercial real estate

construction

Mladenovich M.M., Postgraduate at the Department or corporate finance
and corporate management, Financial University under the Government

of the Russian Federation, Moscow

Annotation. The article highlights possible areas for developing project finance
in commercial real estate construction, taking into account macroeconomic situation in

Russia. The paper proposes a standardized set of factors for cash flows forecast for PF



deals in commercial real estate construction. Also it proposes a complex indicator for
project finance deal’s feasibility in commercial real estate construction and explains
advantages of the applied method.

Keywords: project finance, project finance deal, construction of commercial

real estate, project finance deal’ feasibility.

Beenenue

[IpoexktHoe QuuancupoBanue (namee I[ID) kak meton QuHAHCHPOBAHUS
VHBECTUIMOHHBIX TIPOEKTOB AaKTUBHO TMPUMEHSETCSI BO BCEM MHUPE IpHU
(bMHAHCUPOBAHUU JOJTOCPOYHBIX HWHBECTUIIMOHHBIX TPOCKTOB U3 Pa3IUYHBIX
orpacieit skoHomuku. 1o manaeiM Bloomberg, 3a mepuoa 1994-2018rr. B Poccun
ObuTM peanus3oBaHbl caenku [1D obmel croumocthio 63,8 Mipna nomtt. CLIA. s
CpaBHEHUs, MpuUMepHO 75% OT HTOro 00bEMa COCTABISET PHIHOK MPOEKTHOTO
¢unancupoBanus B CHIA exeroano. [lpu srom mns poccuiickoit mpaktuku [1D
XapakTepHa HHU3Kasi oTpacieBas AuBepcudUKanus 3aeMIIUKOB. TakuMm 00pa3om,
AKTyaJIbHOCTH BOIIPOCOB pa3BuTus Mexanu3ma [1d Ha npumepe KOHKpPETHOM OTpaciu
o0ycloBJIeHa HEOOXOJMMOCTBIO PACIIMPEHUS OTPACIEBOrO0 NPO(HIA POCCUUCKUX
KOMITaHUH, y4acTBYOIIUX B caenkax [1D.

Pe3yabTaThl Hcc/Ie10BaHUSA

Cnpoc Ha OOBEKTHI KOMMEPYECKOW HEABWKUMOCTH  HAxXOAWTCS B
HEMNOCPEACTBEHHOM TMPAMOM 3aBUCUMOCTH OT JWHAMHUKU Pa3BUTHUS OCTaJbHBIX
CEKTOPOB JIKOHOMHUKH. YUWUTHIBas JaHHBIM (AKT, a TakkKe TEKyIlee COCTOSIHUE
POCCUMCKOM HKOHOMHMKH, CTOJKHYBILICHCS C pPsAOM HETaTUBHBIX I10CJIEICTBUAN
IEOMNOJIMTUYECKON HAMNPSHKEHHOCTH (OTPAaHUYEHHBIM JOCTYN K MEXIYHApPOJIHOMY
PBIHKY KamuTajia, Ype3MepHasl BOJIATWIBHOCTh HEPTSAHBIX KOTHPOBOK, JCBajbBallus
pyOJIsi, CHIKCHHE MPUTOKA WHOCTPAHHBIX HHBECTHUIMI) HAMH OBbLI BBIZACICH P

(haKTOpOB, HATMYNE KOTOPBIX MPETSITCTBYET PA3BUTHIO MPOEKTHOTO (DMHAHCUPOBAHMUSI

! PacueTs! aBTOpHI OCHOBaHBI HA aHANM3€E JIAHHBIX 6ostee 1000 c/1e0K MPOEKTHOTO (PUHAHCUPOBAHHS, PEATM30BAHHBIX
B Mupe ¢ 1994r.



B II€IOM U TMPOEKTHOrO (PUHAHCUPOBAHMUSI CTPOUTEIHCTBA KOMMEPYECKOU
HEJIBU’KMMOCTH, B YaCTHOCTHU:

1) He3HaunTenpHOE KOJIMYECTBO OAHKOB W JPYTUX HHCTHTYTOB, TOTOBBIX
noaaepxkusath [1D crponTenscTBa KOMMEPUYECKON HEABUKUMOCTH;

2) OrpaHWYeHHOE YMCII0O HHCTPYMEHTOB (PMHAHCHPOBAHMUS, UCIIOJIE3YEMbIX B
mexanusMe [1D cTponurtenbcTBa KOMMEPUYECKON HEBUKUMOCTH;

3) Cnabast pa3BUTOCTh IOPUAWYECKOH 0asbl, PETYIHPYIOMEH MPOEKTHOE
¢unaHcupoBanue B Poccuy;

4) Jedbunur kBaIM(UIIMPOBAHHBIX KaJpOB, CIIOCOOHBIX pa3padaThiBaTh |
BECTH CHICJIKU;

5) BomatunbHOCTH Kypca pyOJisi M TPOICHTHBIX CTaBOK, OKAa3bIBAFOIIMX
3HAYUTENBHOE BIUSHUAE HA CTPOUTEIBHYIO OTPACIb;

6) MHOXECTBEHHOCTh IOJIXOJ0B K IPOTHO3UPOBAHUIO JICHEKHBIX MOTOKOB
IIPOEKTHOW KOMIIaHWH;

7) Cnabas ponp [I® B (QuHAHCHPOBAHUHM JCBEJIONEPCKUX IPOCKTOB,
HE3aMHTEPECOBAHHOCTh YYACTHUKOB B UCIOJb30BaHuU [1D;

8) OrpacneBasi KOHIIEHTpPAIUsl CHEJIOK IPOEKTHOTO (PMHAHCUPOBAHHMS,
HE3HAYUTEIIbHAs 1071 JEBEJIONEPCKUX UHBECTULIMOHHBIX IIPOEKTOB, PEAIU3yEMbIX Ha
ycnoBusix [1D, B 0011elt Macce MHBECTUIIMOHHBIX MMPOEKTOB, OCYIIECTBISIEMBIX B PD.

MuHrMH3a1Usl HETATUBHOTO BIIMSHUS JTAHHBIX (DAKTOPOB CHOCOOHA MPUBECTU
K YCWICHHIO pojii MexaHu3Ma 11D B MHBECTUIIMOHHOM JESITEIBHOCTH POCCHMCKUX
KOMITAHUM Ha PBIHKE CTPOMUTEIBCTBA KOMMEPUYECKOW HEABMKUMOCTU. [l aToro
aBTOPOM OBLIIM pa3pabOTaHbl PEKOMEHIAIMH, HAIIPABJICHHbIE HA PA3BUTHE MEXaHU3Ma
II® cTpouTenbCcTBa KOMMEPUYECKON HENBUKUMOCTH C YYETOM TEKYIIETO COCTOSIHUS
9KOHOMHKHU P® 1 OCHOBHBIX IIPOOJIEM TAaHHOTO CerMeHTa phiHKa (Tad. 1):

Tabmuma 1
HanpapieHusi pa3BUTHSI MeXaHU3MA MPOEKTHOro GUHAHCUPOBAHUA
CTPOMTEILCTBA KOMMepPYecKoi HeIBI:KMMOCTH B Poccun

Tun
NnpooJIeMbl Bo3MoxkHBIe IyTH pelIeHns O:xugaeMblii pe3yabTaT
(Homep)
1. YCKOpPEHHAs! peaju3aliisi MEpONPUSTHH, pa3padaThiBacMbIX nomnynspuzanus Mmexanusma IO,
pabounmu rpynmnamu HannoHaJipHOHM IpeANPHHIMATEIbCKON POCT KOJIMYECTBA HHBECTOPOB,




WHUIIMATHUBBI 1 HAIPABJICHHBIX HAa YIPOILICHUC IMIPOLUCAYD POCT KOHKYPCHIIUN MCIKIY

Be/ICHHsI On3HECa ¥ IPUTOK HHOCTPAHHBIX MHBECTHIIUI; WHBECTOPaMH 32 KaUYECTBCHHBIC
akTHBHas padoTa LIb mo ykpemneHuio JoBepust TpakaaH K WHBECTHILMOHHbIEC TIPOEKTHI,
OTEYECTBEHHOW NIEHCUOHHOM cUcTEME, KaK BaXHOIO HCTOYHUKA | YJIYYIIEHHUE YCIOBHUI
(hMHAHCHPOBAHUS JONTOCPOYHBIX MHBECTHUIIHIN; ¢unancupoBanus [1O s
TOBBIIIEHHUE IPO3PAaYHOCTH OAHKOBCKOM CHCTEMBI 1 COOCTBCHHUKOB IIPOEKTA

IpenynpexIeHIe OaHKPOTCTB OAHKOBCKMX HHCTUTYTOB ITOCTIC
TEKYILETo 3Tarna MacCOBOI'0 OT3bIBA JHLIEH3UH;
rocynapcTBeHHas noanepxka [1d;

CHIDKeHMe TpeboBanwuii L[b k co3maHuio pe3epBOB B CyMMe
100% mo ccynam, BeIjaBaeMbIM Oankamu s SPV;

BHEIPEHUE  TIPOLEAYpPbl  MapauIeIbBHOTO  KOHKYPEHTHOIO
¢unancuposanus (ITKD).

2. ajanTanys U NOMyNsIpU3alys HOBBIX HHCTPYMEHTOB NIPOEKTHOIO
(hMHAHCHPOBAHUS CTPOUTEIHCTBA KOMMEPUECKOH
HEJIBIDKIMOCTH Ha OCHOBE 3apyOeKHOTO OIbITa (IIPOSKTHBIC
obmuranuu u ooauranuu COII®D, obnuramnun, obecreueHHbIE
OyZyIIMMH TOTOKAMH OT 00BEKTa KOMMEPIECKON
HEJIBIDKUMOCTH, CTPYKTYpHBIC OOHTaINH, CEKBIOPUTH3ANNS,
CyOOpAMHUPOBAHHBIE KPEANUTHI, ME30OHUHHOE (PHHAHCHUPOBAHME,
aKIIMOHEPHBIE 3aiIMBbl).

3. KOHBEPI'eHIMS POCCUHCKOMN I0PUANYECKON 0a3bl peryJMpoBaHus | HOATOTOBKA MPABOBBIX YCIOBHI
NPOEKTHOTO (MHAHCHPOBAHUS C HOPMaMH M TPAKTUKOW | AJISI MOMYJISIpU3alMK MEXaHu3Ma
3apyOeXHBIX pPBIHKOB B 4YacTH pa3paboTku wuHCTpyMeHTa | [1D

cyOOpAMHAIIMM JONra, WCIONb30BAaHUS 3aJIOTOBBIX CUETOB, | MOBBIMICHHE JOBEPUS HHBECTOPOB
3aKpeIUIeHHsI CTaTyca HOBBIX (PMHAHCOBBIX HHCTPYMEHTOB. U JIp. YYaCTHUKOB phIHKA K 1D

4, co3/aHKe Kiy0a MPOeKTHOro (PMHAHCHPOBAHUS, pa3paboTkKa
IporpaMMbI 00y4eHHs Ha 6a3e BeIyIINX MHPOBBIX
OPTaHHU3aTOPOB CAEIOK MPOCKTHOTO (PMHAHCUPOBAHMUS;

CO3[JaHNE MHCTUTYTA aHAJIN3a U OLICHKN MHBECTUIIMOHHBIX
MPOEKTOB, peaM3yeMbIX Ha ycioBusx 1D, c yuerom
oTpacyieBoro (GakTopa, B HENsIX MOBBIICHNUS KOMIETCHIINH
Y4aCTHUKOB MexaHu3ma [1D.

5. NoBbIIeHHE 3P (HEKTHBHOCTH MAaKPO3KOHOMUYIECKON ITOJTUTHKHY;
CHIDKEHHE T€OTIOIMTHYECKON HANPSKEHHOCTH, CHATHE
OTpPaHMUYEHHUH Ha TOCTYN K MEXIYHApOJHOMY PBIHKY KallKTaIa.
6. pa3paboTka YHUBEPCAIBHOTO aITOPUTMA IIOCTPOCHUS IEHEKHBIX
notokoB  SPV ansa cpenox I1® crpoutenbctBa 00BEKTOB
KOMMEPUYECKOH HEJIBUKUMOCTH

7. co3nanue equHoi 6a3pl 11D, mo3Bossrome BECTH CTaTHCTHKY,
JICIUTHCS OTIBITOM PEaIM30BAHHBIX MPOEKTOB,

CO3JIaHUE M NPOJIBIDKCHUE CIEHAIU3UPOBAHHOrO *ypHana [1® | nomyispusanusa Mexanusma [1® B
Ha pycckoM s3bike (aHamor «Project Finance Magaziney», | pa3IHYHBIX OTPACIIAX 3KOHOMHKH
myonukyemoro Euromoney Ha exeMecsIHO# OCHOBE); noBeieHue >¢dexrusroctu 1D,
pacimpeHe 0TpaciaeBoro npoQuist HHBECTUIIMOHHBIX MPOEKTOB | 10 CPABHEHMIO C APYTrHUMU
cornacHo [locranoBnenuto IlpaBurenscrea P® Nel58 or | MeTojaMu pUHAHCHPOBAHUS
15.02.2018r. «O  mporpamme  «®Pabpuka  IPOEKTHOTO | MHBECTHIIMOHHBIX MPOCKTOB
(hMHAHCHPOBAHM»; BKIIOUEHNE KOMMEPUYECKONW HEIBHKXHUMOCTH
B JJaHHBI} IIEpEUYEHb;

CHIDKEHHE TIOPOTOBOT0 3HAYCHHS K CTOMMOCTH MHBECTUIIMOHHBIX
MPOEKTOB (Ha TEKYIINH MOMEHT, COTJIACHO BBHIMICYITOMSIHYTOMY
TTocTaHoBNEHUIO- MOPOTOBOE 3HAYECHHE — 3 MIIPA. PYO.);
pa3paboTka METOIMIECKUI peKOMEHAANNi 10 mpuMeHeHuto [1D
B PAa3IMYHBIX MHBECTHIMOHHBIX IPOEKTaX C YUYETOM HX
OTpPAaCIIEBBIX OCOOCHHOCTEH.

HcTOYHUK: COCTaBIEHO ABTOpOM

pacmmpeHue 1 pasHoodpaszne
YHCIIa UCIOIb3YEMbIX
WHCTPYMEHTOB (DMHAHCHPOBAHHS
o

TOBHIIIICHUE 3P PEKTUBHOCTH
Mexanusma [1® Oxaronaps Ooee
BBICOKOMY YPOBHIO KBaJTH(pUKAIHH
€ro y4aCTHHKOB

Pazpabotka mabnona ¢unancoBoii momenu I[ID c¢ yderom otpacieBoro
(axTopa, HaTMYKEe KOTOPOTO TO3BOJIUT PEIIUTh MPOOJIEeMy BAPHATUBHOCTH MOIXOJIOB

K HIOCTPOCHHUIO ACHCKHOTO ITIOTOKA N OLICHUTD I.[CJ'ICCOO6p33HOCTB 3aK/IIIOYCHUA CACIIKHA
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I1®, mo MHEHMIO aBTOPA, SABJIIETCSA OJHUM U3 BAXKHEUILINX ITANIOB IIPOLIECCA PA3BUTHUSA
Mexann3Ma [1d crpourTenscTBa KOMMeEpUYeCKol HenBuxkuMoctu B Poccun. B ocHoBe
pa3paboTku GuHaHcoBoM Mojaenu [1D nexuT oguH U3 PyHIaMEeHTATbHBIX TPUHIUIIOB
JAHHOTO MeTo/a (PMHAHCUPOBAHUS WHBECTUIIMOHHBIX MPOEKTOB - MPOTHO3UPOBAHUE
YCTOMYMBOTO JEHEKHOTO IOTOKa. lleneBonl aynuTopued HCIOJIb30BAHUS JaHHOU
MOJIENIA  SIBIIAIOTCS Takue JCHCTBYIONIME W/WIM TNOTEHUUAIbHbIE YYaCTHUKU
Mexann3Ma [1D (coOCTBEHHUKH MPOEKTa U UHBECTOPHI).

CTOUT OTMETUTH, YTO CYIIECTBYIOIINE paOOThI, MOCBSIIEHHBIE TEOPETUUECCKIUM
OCHOBaM U OCOOEHHOCTSIM MPOTHO3UPOBAHMS JACHEKHBIX MOTOKOB B IMPOEKTHOM
(bUHAHCUPOBAHUU, HE COBCEM IMPUMEHHMBI K POCCHUHUCKOMY PBIHKY KOMMEPUYECKOM
HEJIBYKUMOCTH, TaK KaK HE YYUTHIBAIOT CrieNU(PUKY Mpolecca [eHOo0O0pa3oBaHusl Ha
JAaHHOM DpBIHKE. boiee Toro, poCCHICKHE WHBECTOPHI HCIOJIb3YIOT PAa3JINYHbIC
MOJAXO0Abl K IPOTHO3UPOBAHUIO, UTO CO3[AET CIIOKHOCTH B IIPOLIECCE CPABHEHUS
MIPOEKTOB, peanu3yeMblx Ha yciaoBusax [ID, oumeHKkH U pacdera pa3IMYHbIX
nokaszaresied (Hampumep, KOBEHAHT) B CiIydyae yd4acTHUsS B CHCJIKE HECKOJIbKHUX
WHBECTOPOB. YUUTHIBAs BBIIIECKA3aHHOE, OBLJIM BBIIEJIEHBI OCHOBHBIE (haKTOPHI (CM.
Ta0J1. 2), BIUSIONTNE HA TIPOTHO3UPOBAHKE ICHEKHBIX TOTOKOB KOHKPETHO B MPOEKTAX
CTPOUTENBCTBA KOMMEPUYECKOW HEABMKMMOCTH (B YaCTHOCTH, apeHJHas CTaBKa,
KOTOpasi, B CBOK OYEPEAb, 3aBUCUT OT KjJacca HEABUXUMOCTH, IPOLEHT
3aMOJIHSAEMOCTH IUIOMIAJIEN, BAIIOTHBIA KypC, HAjJOr Ha HMMYIIECTBO, PacXoJbl Ha
apeHIy 3eMJIN).

Ta0mura 2
dakTopbl, BAUSIOIINE HA MPOrHO3UPOBaHMe JIeHEKHBIX MOTOKOB SPV B

caeaxax I1® crpouresibCTBA KOMMEPUYECKOH HEIBHKMMOCTH
Hassanue npeanockuiku/Io/1 IPOrHO3UPOBaHHS | 1 [ 2 ]3
BanoTHblii Kypc (cpeiHee 3HaUYeHHe 32 MEPUOA)
EUR/RUR (wm s1r060# Ipyroii Kype, B 3aBUCHMOCTH OT YCIIOBHH MPOEKTA) | | |
IIpoueHTHas cTaBKa (Ha KOHeIl KaK/10r0 NMepuoa)
Mosprime 3M (uuEuribor3M/Libor1M) | | |
Cocraasionue Boipyuku (6e3 HIC)
Oo6murast apengonpuroanas mwiomaas (GLA), kB.m.
ITporieHT 3amoHIEeMOCTH TUIoImaaei (occupancy rate), %
ApenjHas craBka B Mec. (Average rent rate per annum)
IMpoune peryasipHbIC JEHESKHbIC MOCTYIUICHNs (TAPKOBKA, OXpaHa u T.71.-0ther revenues)
Bripyuka Bcero, (B opuruHaibHoi Bamore —Total revenues in original currency)
Bripyuka Bcero, (B py6isix- Total revenues)

2 B L[aHHOﬁ Ta6J'II/IIl€ KOJIMYECTBO JICT MPOTHO3UPOBAHNA NPUBCACHO KaK TPU UCKIIIOYUTCIIBHO B KaUC€CTBC ITPUMEPA.
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OnepannoHHBbIe pacxojbl NpoekTHOIH kommanuu (6e3 HIC)

Pacxonsl Ha 3apabotayro miary (Wages)
Kommynanshsie pacxossl (Utilities, Cleaning)
Pacxonsl Ha cTpaxoBanue (Insurance)
Pacxonsl Ha apery 3emuu (land lease)
Hastor Ha umymiecTBo (property tax)
[poune omepanonHbie pacxomasl (Other expenses)
Omneparnrionnsie pacxobl, Bcero (Total operating expenses)

OPEX (onmepanuoHHble pacxobl), pyo/KB.M.
CrouMocTh BHEOOOPOTHBIX akTHBOB mpoekTHO# koMmnanuu, (Net book value of fixed assets)
Craska amoptusauuu (Depreciation rate,%)
OObeM HauncyieHHOW amopTH3au 3a nepuoy (Depreciation&Amortisation)
CraBka Hanora Ha mpubbsLTs (INCOMe tax rate),%
Cymma Hasora Ha npu6sLIs(INCOme tax expenses)
Yucras npudbiis (Net Income)

HcTouHHK: cOCTaBIEHO aBTOPOM

KoppekrHocTh Habopa ¢GakTopoB, (GOPMHUPYIOIIUX CTPYKTYPY JICHEKHOTO
MOTOKA, BJIMSIET HA KOPPEKTHOCTh MPOTHO30B BEIMYMHBLI OMEPAITMOHHON MPHUOBLIH,
JICHEe)KHOTO TIOTOKa JI0 M Tocie ydeTra (DMHAHCOBBIX PACXOJOB, a TakXe psaa
MoKa3aresield, 3HaUYeHHs KOTOPBIX PacCMaTpPUBAIOTCS MHBECTOPAMHU B KauecTBE 0asbl
JUTSl IPUHSTUSI PEILICHUS] TI0 YYACTHUIO B CIIETIKE.

B xypnane «/uHoBammu u wuHBecTuiMu» Ned4 3a 2018r. Hamu Obuta
onyOJMKOoBaHA CTaThsid «Pa3BUTHE CHCTEMBI YIPaBICHHUS PUCKAMHU MPOEKTHOTO

(MHAHCHPOBAHMS CTPOMTENLCTBA KOMMEPYECKON HEIBIKMMOCTU»®

, B KOTOpOH ObLI
MPETIOKEH Psijl KIIOUEBBIX IOKa3aTele W CrmocoObl WX pacyeTa Il OIEHKH
MapaMeTPOB CACIOK MPOCKTHOTO (PMHAHCHUPOBAHHS CTPOUTEIIBCTBA KOMMEPUYECKOU
HEJBMKUMOCTH. B yacTHOCTH, ObLI BBIZIETIEH Ccleayomuil Habop moka3zareneii: DCSR,
000paurBaeMoOCTh aKTUBOB, PEHTA0CIBHOCTh MPOJaX U (GPUHAHCOBBIN pbryar. OgHaKo,
MIPEACTABIISICTCS OYCBUAHBIM, YTO TMPOCKTHI, JEMOHCTPUPYIOIINE CXOXXHH YPOBEHD
PEHTA0EIIbHOCTH, MOTYT XapaKTEPU30BATHCSI COBEPIIIEHHO PA3IMYHBIMU MTapaMeTPaMHU
JeBepeka WM JIOJATOBOM HArpy3KH, YTO 3HAYHUTEIBLHO YCIOXKHSET IMPOIECC
CpaBHEHMS MOTEHIHAIBHBIX caenok [ID mexay coboit qis uaBectopoB. boiee Toro,
JTAHHBIM BOMPOC TPENICTABIACTCS 0CO00 aKTyaJdbHBIM IMPU BHEAPESHUU MPOIEIYPHI
napauieIbHOTO KOHKYPEHTHOTO (PMHAHCUPOBAHMSI.

B cBsi3u ¢ aTUM, TiposioipKas paboTaTh HaJ MPOOIEMO pa3BUTHS MEXaHU3Ma

ITPOCKTHOTO q)HHaHCI/IpOBaHI/IH B JAaHHOM CCTMCHTC PbIHKA, Mbl XOTCIHU OBI

3 Muanenosud M.M. Paspurhe cuCTEMBI YIpaBjIeHHs DHCKAMH IIPOEKTHOIO (DMHAHCHPOBAHUA CTPOHMTEILCTBA
KoMMepuecKkoii HeapmkuMocTi/M.M. MnaseHosuu // UanoBanuu u unsectuimu. — 2018. — Ned, — C.92.
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NPEJIOKUTh METOJIUKY OOOCHOBaHMS IeIeco00pa3HOCTH peanu3anuu caenku 11D
CTPOUTENECTBA KOMMEPYECKOM HEIBMKMMOCTH, B OCHOBE KOTOPOH JIEKHT
UHTErpajJbHbI ToKa3zaTenb. JlaHHBIM HMHTErpaibHBIA IOKa3aTeldb OOOCHOBAHUS
nenecoodpasnoctu peanuzanuu caenku [1d- ULC, BkimrodaeT B cedst OLIEHKY YeThIpex
(aKkTOpOB: PHUCK-CTpATErvsi WHBECTOPOB, MNPUOBUIBHOCTH MPOEKTHOW KOMIIaHUH,
3¢ (PEeKTUBHOCTh MCIOIB30BaHUS 0a3bl aKTUBOB MPOEKTHOW KOMIAHUU M JOJTOBas
HAarpy3Kd IPOEKTHOM KOMIIaHMU. B kadecTBe mokaszaresien sl KOJIWYECTBEHHOU
OIICHKH JIaHHBIX (haKTOPOB OBUIM BBIOpAHBI paHee MpeiokeHHbIe mokaszaTtenn: DCSR
(manmee Dj), obopaunBaemocTh akTHBOB (maiee D), peHTabenpHOCTS Mpoaax (manee
D3) u duHaHcoBbIN peryar (manee Dy).

Kax b1l u3 uerbipex (akTopoB UMEET CBOM BeCa, a TAK)KE 3HAYCHUE KPUTEPUS
(10 GamnoB —«HH3KOe», 20 OamioB- «cpemHee», 30 OalTIOB — «BBICOKOE»; B
3aBUCUMOCTH OT HAIIPaBJICHUS BIUSHUS HA HHTETPATbHBIN MOKAa3aTeNh).

Ha ocHoBe npoBeneHHOro ankeTupoBanus 50 3KCHEpPTOB B 001aCTH aHAIN3a U
OLICHKH CHEJIOK TPOEKTHOrO0 ()MHAHCHUPOBAHUS B CETMEHTE CTPOUTEIHCTBA
KOMMEPYECKON HEIBIXKUMOCTHU OBLITU MPEJIOKEHBI CISAYIONINE Beca ISl KaKI0TO U3
BBIIEYNIOMAHYTHIX PaktopoB: 30%, 20%, 25% u 25%. Takum obpazom, dpopmyrna

[IPUHUMAET CJIEAYIOLIUN BUI:

ULC, = X1 Wy % Dy + Wy x Dy + Wy + Dy + Wy % D, , (1)
riae | — Homep (akropa,

N — MOPSAIKOBBIA HOMEP NEPUOAA ITPOTHO3UPOBaHUs caenku 11D,

Wi — Bec cooTBeTCTBYIOIIETO (haKTOpa,

Di — 3HAYCHHEC COOTBCTCTBYIOIICTO IMMOKA3aTCIIA.

Pacuet 3HaueHMi KpUTEPHUEB MTPOU3BOAMIICS, OCHOBBIBAACH HA JAHHBIX BBIOOPKHU
1o 9 caenkam [1® crpouTenbcTBa KOMMEPUYECKON HEBUKUMOCTH, PEAJIM30BAHHBIX B
MockBe 1 MOCKOBCKOW 00JIACTH B CXOXKEM BPEMEHHOM HMHTepBaie (JaThl Havaia

npoekrta, Bapeupyiorcs ¢ 2012 mo 2014 rr.). Beuin mnpoanHaau3upoBaHbl 54



HAOMIOACHUS M0 KAXKIOMY M3 YETHIPEX IMOKa3aTeliel ¥ OMNPEICTCHbl CpEeaHUE
3HA4YE€HUs, B PE3yJbTAaTe Yer0 MPUCBOEHKI CIeAYIONIME Oalibl (CM. TaoI.):

Ta0muna 3
MeToanka pacyera HHTErpaJbHOI0 MOKAa3aTe st 000CHOBAHMS
nesjecoodpasHocTu peajauzaunu caejku II® crpourenbcTBa KOMMEpPYeCKOM

HCABUKUMOCTH
Ne dakTop Bec o IMoxkasarens/Kpurtepuit Pactier u onpeneneine
¢axTopa,% 3HaYCHHUE KPUTEPUS
menee 0,32-10 6amios;
1. Puck-ctparerust HHBECTOPOB 30% DSCR 0,32 - 1,27- 20 Gamios;
6oiee 1,27- 30 Gamios
[IpuOBIIEHOCTH MIPOSKTHOM PenrabenbHOCTD meree 0,09-10 Gaos;
2. KanaHm p 20% N 0,09 - 0,51- 20 Gamnos;
po 6oiee 0,51- 30 Gamos
D¢ dekTUBHOCTE HCITOIB30BAHUS O60PaMBAMOCTS menee 0,08-10 6amios;
3. 0a3bl aKTHBOB MPOCKTHOM 25% P 0,08 - 0,23- 20 GamwioB;
aKTHBOB
KOMITAaHHH 6oiee 0,23- 30 Gamios
JlonroBas Harpy3ka MpoOeKTHOH DuHaHCOBBIN Gonee 2,2-10 bamros;
4, pysianp 25% 1,26 - 2,2- 20 Gawios;
KOMITAaHUH JIEBEPEIIK
menee 1,25- 30 6amioB

HcTounuk: cocTaBieHO aBTOpOM

CTOUT OTMETUTh, YTO CPEJHME 3HAYCHUS ObLIM OMNpENETCHBI, UCKIIOYUB TE
3HAYCHHUS, Pa30pOC BEIMUNH KOTOPHIX JOCTATOYHO CEPHE3HO OTKJIOHSETCS OT OOIICH
BBIOOpKH. JlaHHBIN (haKkT CBs3aH C OCOOCHHOCTSIMH pacueTa IMOKa3aTesied Mo TeM
MPOEKTaM, JIUIT KOTOPBIX OBLT XapakTepPeH HU3KHKA YPOBEHb COOCTBEHHBIX CPEJICTB B
oOmeM o0beMe (PMHAHCHPOBAHUS B MEPBbIA T'OJl pealU3alUu, U3-3a YEro YPOBEHb
(hMHAHCOBOTO pblYara CTAHOBWJICS OIIYTUMO OOJIBIIIMM, YHCTasi MPUOBLIL, HA0OOPOT,
He3HaunTeabHOU. [lo Mepe MOoCTeneHHOro TOoTaleHWs J0Jra B COOTBETCTBHH C
YCTAaHOBJICHHBIM TpadUKOM JaHHBIC IMOKA3aTeIN MPHUOINKAIUCH K YCPETHEHHBIM
3HAYCHHUSM.

Taxke HE0OXOIUMO CHCIIaTh OTOBOPKY, YTO JAaHHBIC CPEIHUE 3HAUCHUS OBLIU
MPEI0KEHBI HA OCHOBE MPOEKTOB, PEATM30BAHHBIX B TeUeHUE nociaeaHux 8-10 net B
MockBe 1 MOCKOBCKOM 00J1acTH. YUUTBIBAas BBICOKYIO CTCTICHb CETMEHTAIIUN PhIHKA
KOMMEPYECKON HEABUKUMOCTH, MPU 0OOCHOBAHUU IE€JIECOO0PA3HOCTH peaTn3aluu
CHCJIKM TIPOEKTHOTO (PUHAHCUPOBAHMS TPOEKTOB CTPOUTEIHCTBA KOMMEPUYECKOU
HEJIBIKUMOCTH B IPYTUX PETHOHAX, TPEOYETCS MEPECMOTP MOTPAHUIHBIX KPUTEPHECB.

CyMMUpOBaB TMOJYYCHHBIC 3HAYCHHS KPUTEPHs, CKOPPEKTUPOBAHHBIC HA BEC

KaXJ0r0 U3 (akTopoB (TO €CTh BOCIOJIB30BABIIKUCH MPEIIOKEHHON (HOopMyIoi) u



onpenenuB cpennuid UIC mig kaxaoro npoekra, Mbl IOJy4aeM HTOTIOBBIN

HMHTETpaIbHbIN NTOKa3aTelb (CM. TaoJL.):

Ta0muna 4
Pacuyer nHTErpajibHOrO NMOKAa3areJisi 000CHOBAHUSA 1€J1eCO00PaA3HOCTH
peasm3anuu caejaku I[P crpouTesbcTBa KOMMEPYECKON HEABUKUMOCTH

IIpo- O6masn CroumMocTh Hoas ponosxku- Cpennsis Cpennss Cpennmii
eKT | apeHJAONpPHUroa- MpOEeKTa, yJacTus TeJILHOCTH CTaBKa % crapka | MIIC 3a
Hasl IJI0INA/Ib, MJIH.pYO. 32€MHOI0 | peajM3aluy | OKYNaeMOCTH no nepuoja
KB.M. KanuTaja, NMPOEKTa, 3a mepuoa, % | KpeauT- peau3za-
% JIeT. HOMH U
JMHUHA C/IEJIKH,
0aJ1J10B
1 17 446 2 800 45% 6 98% 12,4% 25,0
2 11961 2 500 67% 6 85% 12,3% 17,9
3 25 956 4200 40% 6 93% 13,2% 215
4 106 352 2 300 90% 10 87% 12,4% 20,7
5 17 586 1500 70% 6 98% 12,4% 18,4
6 47 808 3110 80% 7 97% 12,3% 24,5
7 197711 4890 70% 6 90% 12,6% 20,8
8 95 762 4200 50% 6 92% 12,6% 21,3
9 52 303 2100 75% 6 97% 13,4% 23,2

HcToyHHUK: COCTaBIIEHO aBTOpOM

Kak BugHO W3 gaHHOW Tabiuilbl, HAHOOJbIIEE 3HAUYCHUE WHIACKCA MOJIYUMII
npoekT Nel. IlpuBnekaTeabHOCTh JAHHOTO MPOEKTa JJisI MWHBECTOpa OOyCJIOBJIEHA
pPAIOM OOBEKTHBHBIX MPUYMH: OTHOCUTEIHHO HEBBICOKAS JIOJISI y4acTUSI 3a€MHOTO
KanuTajaa, BBITOJHAS JIOKAalMs C BBICOKOM MPOXOJUMOCTBIO M, KakK CIIEJICTBUE,
BBICOKUMH CTaBKaMHM OKYIAaeMOCTH apeHAONpurogHod miomaaun. OpaHako,
noctatroyHo Bbicokoe 3HaueHue UIIC momyumn u mpoext Ne6 ¢ HamHOro 6onee
BBICOKOW JIOJIEW y4YacTHsl 3a€MHOIO KanuTaja. B 1IeaoM CTOUT OTMETUThH, YTO
HauOospee 3HayeHue WMIC momydwsnn m0poekThl ¢ HAUOOJBIIMMHU CTaBKAMHU
OKyMaeMOoCTH OOIIEH apeHOMPUTOTHOMN TIJIOMAIU MPU OTHOCUTEIHHO WIACHTHYHBIX
YCIIOBUSIX TOJYYEHUS! 3a€MHBIX CPEJCTB (CpelHHE CTAaBKU MO HEBO300HOBISEMOM
KPEIUTHOW JIMHUU KaK OCHOBHOM HMHCTPyMEHTE (PMHAHCHUPOBAHUS, HCTIOIb3YEMOM B
Mmexanusme [1D cTtpouTenbcTBa KOMMEPUYECKOU HEABUKUMOCTH B Poccuu, 1uist naHHOU
BBIOOpPKM HaxoasaTcss Ha ypoBHe 12,4%-13,4%; cpok peanuzanuu MPOCKTOB-B
OCHOBHOM, COCTaBWJI 6 JIET), HO COBEPILICHO Pa3HbIX MapaMeTpax JOJIH Yy4dacTHs
MHBECTOPOB B CJICJIKE.

JlanHBIA (HaKT JOMOTHUTEIBHO JIEMOHCTPUPYET HEOOXOAMMOCTh MPUMEHEHUS

MHTETPAJIHHOTO MOKa3aTeNsi K 000CHOBAHUIO IIENIECO00PAa3HOCTH Peai3aliy CIIEIKH
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[1® B naHHOM CErMEHTE PhIHKA. JTO MO3BOISET U3MEHUThH TPAJULIMOHHBIA TOAXO0[ K
oneHke caenok 11® Ha ocHOBE psifa OTAENIBHBIX MTAPAMETPOB, HAIPUMED, ITPU OTKA3E
oT paccMoTpenusi caenku IID, cpenHue 3HAYCHUS WM JUHAMUKA OTICIBHBIX
MOKa3aTesIeld KOTOPBIX, 0 MHEHUIO MHBECTOPA, HAXOISATCS HUKE TPEOYyEMBIX YPOBHEH.

Takxe, y4uThIBasl MOJYyYEHHBIEC PE3YJIbTAThl, MOKHO OTMETUTh, UTO MIPH OI[CHKE
neaecooOpasHocTy  peanuzanuu  caeiaok  [Id  crpouTenbcTBa  KOMMEPUYECKOM
HEJIBIKUMOCTH, HAMOOJIBIIIAIA aKI[EHT CJICTYET ClIeJaTh Ha aHAIHN3e:

1) mokaruu oObeKTa;

2) NOpPOrHO3UPOBAHMS 3AMOIHAEMOCTH IUIOIAAM OOBEKTa KOMMEPYECKOMN
HEJIBIDKUMOCTH Ha OCHOBE aHaiu3a mopTdesns JOroOBOPOB  apeHIbl U
Mpe/IBapUTEIbHBIX TOTOBOPOB APEH/IbL;

3) aHanM3a KauecTBa U KPEeIUTOCIOCOOHOCTH KPYITHEUIINX apEHAATOPOB.

3akioueHue

[IpyuMeHEHHBIM MHTErPaJIbHBIN ITOJIXO0J MTO3BOJUT MHBECTOpAM Ha pbiHKE [1D
HarJsi{HO TPEJCTAaBUTh JUHAMUKY KIIIOUEBBIX TOKa3aTelell CHIENKH MPOEKTHOTO
(hMHAHCUPOBAHUS CTPOUTEIHCTBA KOMMEPUYECKON HEJIBM)KMMOCTH M arperupoBaTh
KpPUTEPUH, HMEIOLIME Pa3MYHyI0 Pa3MEPHOCTh U HAMPABJICHHOCTh M3MEHEHUHU.
Hcnonb3oBaHue MNPEAJIOKEHHOIO HMHTETpaIbHOrO IOKa3aTess IPU3BAHO OKaszaTh
JOTIOJIHUTENIPHYIO TOAACPKKY YYAaCTHHKAM TPOCKTHOTO (PMHAHCHPOBAHMS, MPEKIC
BCETO MHBECTOpaM, B OOOCHOBAaHHWM II€JIECOOOPA3HOCTU pealu3alli  CIEITKH

IIPOCKTHOI'O (bI/IHaHCI/I];)OBaHI/ISI B TaHHOM CCTMCHTC PBIHKA.
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