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JI71s1 ycrelHoro MHBECTUPOBAHUSI Ha PhIHKE HEABMKMMOCTU BaXKHYIO POJIb UTPaeT KOp-
peKTHasi 1 00OCHOBaHHAasl OlleHKa akTUBOB. CylIECTBEHHOE BIMSIHUE HA WTOTOBBIN pe3yJib-
TaT CTOMMOCTHM OKa3bIBaeT KOA(MGMUIIMEHT KalUTAIU3alM1, UCTIONb3yEeMbIii B METOMIE TIPSIMOiA
KanuTau3aluyi 1 JJIsT OTIpeaeSicHUsT CTOMMOCTU PEBEPCUN B METONE AUCKOHTUPOBAHUS Jie-
HEXHBIX TOTOKOB. PaccmarpuBaeTcsl akTyajdbHasl JJIsl CHIDKEHUS HEOIpeaeSeHHOCTU MpU
TMPUHSITAMA YIIPABJICHUYECKUX PEIISHUI TMIOoTe3a O BO3MOXKHOCTU IPOTHO3MPOBAaHUST KO3(-
¢ummenTa Kanuraam3auuyu. PaspaboTaHa Momenb, MO3BoIONAas 3(PHEKTUBHO IPOTHO3UPO-
BaTh 3HAaYeHMSI KodGGUIIMeHTa KanuTaau3auuu. [1poBeaeHa mpoBepKa IOJIy4eHHOU MOAeIN
Ha o0ObekTax obucHON HeaBMxXUMOCTH CaHKT-IleTepOypra ¢ UCMOIb30BAHUEM MMUTAIIMOH-
Horo MoxenupoBaHus (Meroga MoHte-Kapio). IIpoBeneHo cpaBHeHUE 3HAYECHUI PHIHOYHO-
ro koa(dpuimenra Kanutanusauuu Cankr-IlerepOypra u Opyrux KpynmHEHIIUX ropoaoB MU-
pa. IlokazaHa ¥ O0OOCHOBaHa AMHAMUKA CHUXEHMST KoadduimeHTa Kanuranuzauu. Pac-
CMaTpUBaeTCs BIMSIHUE BBIOpAHHOW MOJEIIBHOW TEXHUKM pacueTa Kod(duiMeHTa Kanura-
JIN3allMM Ha UTOTOBYIO CTOMMOCThH OOBEKTa OICHKM C aHAJM30M OCHOBHBIX MPEUMYIIECTB U
HEJ0CTaTKOB BBIOPAHHBIX JUISI MCCIAENOBAaHUSI MONEJNbHBIX TeXHUK. B 1ensx ompeneneHust
000CHOBAaHHOCTHM MPUMEHEHUSI MOJEIIBHBIX TEXHUK OCYILIECTBICH pacyeT CTOMMOCTH THIIOTe-
TUYECKOTO O(MUCHOTO O00BeKTa Ha OCHOBE PETPOCTEKTUBHBIX MaHHBIX pbIHKa CaHKT-
IleTepOypra misg kaxmoil Momenu. IIpoBeneHO cpaBHEHUE IOJYYEHHBIX PE3yJIbTaTOB C pe-
albHBIM JTWHAMUYECKUM pPsIIOM CTOMMOCTH il oucHOi HeaBuxkumocTu. IlpemnoxeHa
aJIbTepHATUBHAS MOJIEINb JUISI pacueTa CTOMMOCTH B paMKaxX JOXOTHOTO IOIXola K OIIEHKE,
Jaroliasi 6osee TOUHbIE pe3yJabTaThl. Pe3yabraTaMu MCCieaoBaHus SBISIOTCS TOTOBAsI MOMENb
IUTST TIPOTHO3WPOBAaHUS 3HAYeHUsT KO3(hMUITMEeHTa KalMTaIU3allii ¢ BePOATHOCThIO 95 % u
peKoMeHIauuu 1Mo 3(PGEKTUBHOMY HCITONIB30BAHUIO MOJAETBHBIX TEXHUK pacueTa Koadhdu-
LIMEeHTa KalMTaIU3aluM JIJIs1 OTpeaeieHUsT peBEPCUM TP OlIeHKe HEeIBMKUMOCTH.
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An accurate and justified valuation of assets plays an important role for successful
investments in the real estate market. A significant influence on the final result of the
market cost is provided by the capitalization rate which is used in the direct capitalization
method and to determine the cost of reversion in the method of discounting cash flows.
The article considers the hypothesis about the possibility of predicting the capitalization
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rate, which is important for reducing the uncertainty in making managerial decisions. The
authors developed a model that allows to effectively predict the capitalization rate. We have
verified the obtained model using the objects of office real estate of St. Petersburg using
simulation modeling (the Monte Carlo method). Moreover, we compared the market
capitalization rate of St. Petersburg and other major cities of the world. Next, we analyzed
the influence of the chosen model technique for calculating the capitalization rate on the
final result of the valuation with a review of the main advantages and disadvantages of such
model techniques. In order to determine the validity of using model techniques for real
estate appraisal we calculated the cost of a hypothetical office building on the basis of
retrospective data of the St. Petersburg market in accordance with each model. The study
presents a comparison of the obtained results with a real time series of the cost. In addition
it provides an alternative model for calculating the value within the income approach to
valuation, which gives more accurate results. The results of the study are the model for
predicting the capitalization rate with a probability of 95% and recommendations for the

effective use of model techniques for calculating the capitalization rate.

Keywords: real estate appraisal; income approach to evaluation; capitalization rate;
forecast model; model techniques for calculation of capitalization rate
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Beedenue. IlpuHgtne pelieHMii Ha pPBIHKE
HEIBIDKMMOCTH 3aTPYOHEHO OTrpaHWYeHHOCTBIO
nH(OPMAIUA TI0 peaTbHBIM CACIKAM apeHIbl 1
MPoJaXKy OOBEKTOB, a TaKXKe HEIOCTAaTKOM CTa-
TUCTUYECKUX HAaHHBIX. B yacTHocTH, misl mpu-
HATUS pelleHUid 00 MHBECTUIUSX Ha pPBLIHKE
WUCIIONB3yeTCsl  OOIICTIPUHSTHIA  KO3(M(OULIMEHT
KanuTalu3aluu, XapaKTepu3yIolui OTHOLLIeHHE
BEJIMUMHBI TOJOBOTO J0XOAa K TEpBOHAYaJIbHO
BJIIOKEHHOMY KanuTany. JlaHHBIM Ko3(hhULM-
€HT, TMPUMEHSIEMBI [JI1 OLIEHKU HEIBUKUMO-
CTH, UCITOIBb3YeTCS B METOIE TPSIMOM KaIUTaIu -
3allMMd, HO dYalle — JJISI OIpeAesieHUsI CTOUMO-
CTU pEeBEpPCUM B TIOCIACAHUI TOJ IPOTHO3HOIO
rnepuoaa Npu MOCTPOSHUM JEHEXKHBIX ITOTOKOB B
MeToJi¢ JTUCKOHTUPOBAHUS JEHEXHBIX TTOTOKOB.

HamomHumM, «MeTon OMCKOHTUPOBAaHUS Je-
HEeXHbIX MoTokoB (Meton DCF) mnpumeHsiercs
JJI1  OLEHKW HEIBWXKMMOCTH, TeHepupylollei
WY CITOCOOHOM TeHepHUpOBaTh IMTOTOKU JTOXOIOB C
MNPOU3BOJBHON JWHAMMKOM WX W3MEHEHUS BO
BpEMEHHU IMyTeM TUCKOHTUPOBAHMSI UX IO CTaBKe,
COOTBETCTBYIOILEN JOXOOHOCTM WHBECTULMIA B
AHAJIOTMYHYIO HEIBUXUMOCTh» . B merome DCF
MMOJTYYEHHBIN pe3yJbTaT CTOMMOCTUA 3aBUCUT OT
YPOBHSI JIOXOJIOB, NPUHSTHIX IUHAMUKUA W3MEHeE-
HUS JOXOHOB UM HOPMBI OTJAYM Ha KaruTall,
CTOMMOCTHU peBepcun [1].

" MenepanbHblil cTaHIapT oueHkn «OleHKa He-
nrxkumoctu (PCONe7)». Y1B. MuUH3KOHOMpa3BU-
s Poccuu, mpuka3 Ne 611 ot 25.09.2016 T.

CTOMMOCTb pPEBEpCUM OMNpEAETSIETCS TyTeM
KanMTaJIM3alliy TOXOAa TTOCTIIPOTHO3HOTO TIEPHO-
JIa C VICITOJIb30BAHUEM MPUHSITOTO TT0 MOICITEHBIM
TeXHUKaM Koa¢UIIMeHTa KanuTaiu3auuu [2].

Bonpoc obocHoBaHUs 001Iero KoadduimmeHra
KanuTaM3allii ¥ BbIOOpa MOAETbHOM TeXHUKHU
MpY OLIEHKE peBepCUU aKTyaJeH Ul OLIEHILIWKOB,
TaK Kak MoJydeHHOEe 3HaYeHUe 3TOro Koaphuiu-
€HTa CYILIECTBEHHO OTpaXXaeTcs Ha OmNpeaessieMoit
CTOVMMOCTH OOBEKTa. YUUTHhIBas AepuiuT mHGOP-
Mallii W BaKHOCTb ITIPEOMOJICHUS HEOIPeaeicH-
HOCTH UTISI TIPUHATHSA TeX WIM WHBIX DPELICHUIA,
Heo0XOAMMO IPOAOJIKUTL UccienoBanus [1—16] u
00ecCreuynTh BO3MOXHOCTh ITPOTHO3UPOBAHUS KO-
a(puImeHTa KamuTaau3alum.

Memoduka u pe3yasmamoi uccaedosanus. 1lenb
HUCCIEIOBAaHUSL — TIOJNyYeHUE MOMAEIM, TO3BOJISIO-
1eld MPOrHO3MpoBaTh KO3(MEOUIMEHT KaruTaau-
3alUM, U OIpelieeHue 3aBUCHMOCTU PBIHOUYHOM
CTOMMOCTM O0BEKTa OT BBIOPAaHHON OLEHIIUKOM
MOJIEIbHOM TEXHUKM pacueTta KoadduimeHTa Ka-
MUTAIU3ALMA TIPU OLIEHKE PEBEPCUM.

B xauyecTBe MCXOMHBIX TAHHBIX AJISI TTOCTPOE-
HUSI MOJIeJIM MCIIOJb30BaHbI TOKa3aTesd, Xapak-
TEPU3YIOIME PBIHOK O(MUCHON HEABMKUMOCTU
Cankr-IletepOypra [17]. Ha ocHoBe uMeroleiics
WHMOpPMaALIMKM O 1IEHAX apeHAbl U MPOJaXU O0b-
eKTOB o(pucHOI HeABXKUMocTu B CaHkT-IleTep-
Oypre 3a JUIMTENbHBINA Tepuon BpeMeHUu (Oojee
10 7eT) moCTpoeHBI COOTBETCTBYIOIIME TWHAMM-
yeckue psiabl. d1s1 ocylecTBIEHUsT TPOrHO3UPO-
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BaHUsI BBISIBJIEHA OCHOBHAs TEHIEHLIMSI KaXKI0To
psga IyTeM BBIPaBHUBAHUS 1O aHAIUTUYECKUM
dopmynaM. TeHaeHLMST pa3BUTHUSI MTOKa3aTeseld B
000MX CiIydyasx XapaKTepu3yeTcsl CTeTIeHHOM 3a-
BUCUMOCTBIO. 111 TTOCTPOEHUS JOBEPUTEIBHOTO
HWHTepBaja MPOrHo3a OCYLIECTBJEH IEpeBO CTe-
MeHHOU (PYHKIMM B JIMHEHHBIA BUI TOCPEICT-
BOM JiorapuMupoBanus [4, c. 62—63]. ['paHUIIBI
MOBEPUTELHOTO WHTEpBaja B JaHHOM CiIydae
onpezaensitorcs o ¢opmyiae (1.4), mpuBeneHHOM
B [4, c. 17]. OcHOBHbIE TEHAEHIIMM Ha PbIHKAX
apeHabl U Mpomaxkud OMUCHON HEABUKUMOCTH
Cankr-IleTepOypra ¢ ykKaszaHHBIMUA TpaHUIAMU
MOJYYEHHOTOo TOBEPUTEILHOIO WHTEpBajia Ipo-
THO3a MPOAEMOHCTPMPOBAHBI Ha puc. 1.

C y4yeToM MMEIOIIMXCS 3HAYEHUI ILIEHOBBIX
XapaKTepUCTUK O(UCHON HEIBIKMMOCTA Ha
pBIHKax apeHIbl W Kyru-npomaxu B CaHKT-
IletepOypre, a Takxke KoadduiyeHTta Heao-
3arpy3ku (K,), IpUHSTOrO Ha CpPeaHEPHIHOUHOM
ypoBHE 5 %, u Ko3(pduilMeHTa OIepaliOHHbIX
pacxonoB (K,, = 35 %) paccuutaeM KO3DGUIII-
eHTBI Kanuraau3auuu no gopmyie [1, c. 217]:

R,= (1~ K,) / M, (1

rae M,, — MyJIbTUILIMKATOP 3((HEKTUBHOIO Ba-
JIOBOTO J0XOJa, TOJYYEHHBI KaK OTHOILIEHUE
LIEeHbl Ha HEIBMXXUMOCTb K JOXOAY OT CIayu B
apeHy 3a BbIYETOM Hea03arpy3ku. BriBeaeHHbIE
3HaueHUs1 R, 3a JJIMTENbHBIM TMepuoa oOpasyloT
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JUHAMMWYECKUI psii, UMEIOIIMI TakKe CTeNeH-
Hylo dopMy TpeHIa, MO3TOMY JIOBEPUTEbHBII
WHTEPBaJI MPOrHO3a ONpeaesieH aHAJIOTMYHO pa-
Hee MpeacTaBJIeHHOMY pacueTy ¢ MpUMEHEHHEM
Jjorapru(MUpPOBaAHMSI.

s IpoBepKU MPUEMIEMOCTH MOJYYEHHOTO
MpOTHO3a HalaeHbl JBa O(MUCHBIX OObEKTa B
Cankr-IletepOypre, y KOTOPBIX M3BECTHBI IMa-
Ma30HbI apeHIHBIX CTaBOK M 1IeH mpogaxu [18]:
B1I «SetlCenter» (ki1acc B+) u O6BoaHBII OBOP
(knacc B). g Kaxmoro odobekTa paccuuTaHO
CpelHeB3BelleHHOe 3HadeHue KoadhuimeHTa
KalmMTalIn3aun, KaXmoe M3 KOTOPHIX ITOIMagaeT
B IOJIYYEHHBIN TOBEPUTEIbHbI MHTEPBa IMPO-
THO3a (puc. 2).

Jst Toro 4toObl Y4ecTb HeomnpenesleHHOCTh B
VICXOOHBIX JAHHBIX, a UIMEHHO: BO3MOXHEIE OTKIIO-
HEeHMSI B 3HaUEHUSIX KO3((MUIIMEHTOB Hemo3arpys-
K1 M OIEPAllMOHHBIX PACXOIOB, apeHIHON CTaBKU
U CTOMMOCTH OOBEKTOB, HEOOXOAMMO MCC/IEN0BAThH
BIMSHUE NAHHBIX (haKTOPOB Ha IIPOTHO3UpPYEMbBIS
3HayeHns KoadduimenTa Kanmtammzauun. Orlre-
HUTH TTOJOOHBIC OTKIIOHEHUSI MOXHO ITyTeM IpH-
MEHEHHsI METOa UMUTALIMOHHOTO MOJEIUPOBAHMS
(Monrte-Kapno). B ero ocHoBe — BO3MOXKHOCTh
MOJyYeHUsI pacripeAeieHust 3HAYCHUI ToKasaTesst
JUTSE OOJIBIIIOTO YMC/la KOMOMHALMIA ONPENesISTIOIIIX
¢akTopoB. B Kaxkmoil Takoil KOMOMHALIMM 3Haye-
HUS (haKTOPOB BHIOMPAIOTCS CIIyYaliHBIM 00pa3oM
U3 33JaHHBIX AMANA30HOB (CM. TAOJIULLY).

CraBka apeHnsl, py6./mM2 B Tox
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1. IluvHaMuKa OCHOBHBIX TOKa3areseil ppiHKa 0UCHON HEABUKUMOCTH:

a) PHIHOK KYTUIM-TIPOJIAXU; 0) PHIHOK apeH bl

Fig. 1. Dynamics of the major indicators of office property market:
a) purchase and sale market; ) rental market
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Puc. 2. PoiHOYHBII KO3(GUIMEHT KanUTalIN3aluu
(®) — cpenHepbiHOUHBIN Koaddunment kanutanuzanuu; (M) — BL[ «SetlCenter (B+);
(A) — O6BomHbI n1BOD (B)

Fig. 2. The market capitalization rate

B naHHOM ciiyyae B KauyecTBE pe3YJbTHU-
pylollleli MepeMeHHOU BbICTYyHaeT OOLIUN KO-
a(pPULMEeHT KanuTaau3aluu, a B3auMOCBS3b
MEXIY MCXOAHbIMM JAaHHBIMU M pe3yJbTaTOM
OMKMCBHIBAECTCH IIPUBEICHHOW BBIIIE MOJEJBIO
(1). Ong Bcex KIOUYeBBIX (PaKTOPOB BBIOPAHO
PaBHOMEPHOE paclpeieieHue, KOJIUYEeCTBO UC-
MbITAaHUN (MOAEIMPYEMBIX CLICHApHWEB) TPUHSI-
To paBHbiM 10000, MyJIbTHMKOJJIMHEAPHOCTh
Mexay ¢akropaMu OTCyTcTByeT. Ilo Kaxkmomy
CLIEHAPUIO  OINPENeNIsieTCI  COOTBETCTBYIOIIMMI
KO3(ppULMEHT KanuTaanu3aluu, pacCUUThIBAET-
CS €ro cpenHee 3HaYeHWE, a TaKXe€ CTaTUCTU-
YeCcKHe TI0Ka3aTejd, XapaKTepU3ylOlIUEe CTe-
MeHb OTKJIOHEHUS WHAWBUAYAJIbHBIX 3HaUYE€HMIA
OT CpelHero (CM. TabJuILy).

Pe3yabTaThl aHAIN3a PHCKOB
The results of the risk analysis

Moxkasatens (pakTop) Hly\:ll\f};M cl\y/llﬁl;;a
ApenmHas cTaBka, py6./M2/ron 9490 |12 323
KoappuimenT Hego3arpysku (%) 5 10
Koadpdumment onepammoHHbix pac-| 30 40
x010B (%)

CrouMocTs, py6./M? 95493 | 165967
CpemHmit Koa(pPUIMEHT KaIATAIM3aIIN 0,051
CpeaHekBaapaTUYECKOe OTKIOHEHUE 0,009
Koadpduiment Bapuaunu 0,182

Bo3MoxHble 3HaueHUs R, MOXHO mMpeacTa-
BuUTh rpapuyecku (puc. 3). Io pesynbratam npo-
BeneHus 10 000 ucrbITaHUI BBISIBIIEHO, YTO HaW-
6oJiee yacTo BCTpedaeTcst 3HaueHne R,= 5 %, 4to
COOTBETCTBYET CITIPOTHO3MPOBAHHOMY paHee 3Ha-
yeHno KoagduimeHra. Takke MOXHO yOeIUThb-
csl, UYTO pacCYMTaHHbIE 3HAYeHUS! Koa(dulimeHTa
Kanuraym3aumn 111 BII «SetlCenter» m O6Boa-
HBII JBOp IMOMNANalOT B WMHTEPBA BO3MOXKHBIX
3HAYEHUI HCCIeAyeMOro IoKasaTeJsl.

Takke UIsI OLIEGHKM TIOJyYEHHBIX Pe3y/IbTaToOB
MPOBEICHO CpaBHEHME YPOBHS Ko3(hdUIIMEeHTa
Kanutaau3aluyu Juisi o(PUCHOM HEIBIKUMOCTU B
Cankr-Iletepoypre Ha 2015 1. cO 3HAYEeHUSIMU
Ko3(pduimenTa B KPYMHBIX TopojJax Mupa Iio
JaHHbIM oT4yeTa KommaHum Knight Frank (The
2016 Report — Global Cities 2016 | Knight Frank)
B TOT ke mepuon [19]. OcHoBHasI TeHACHIIUS U3-
MEHEHUSI M3ydyaeMOro IoKaszaTesis, a TakKXKe ero
3HaueHue 3a 2015 1., B cpaBHEHMHM CO 3HAYCHUSI-
MU B JPYI'MX ropojax MUpa, Ioka3aHbl Ha puc. 4.

Takum oOpasom, mopenb (1) ¢ BeposiITHO-
cThi0 95 % TIO3BONIIET CIIPOTHO3MPOBATH PHhI-
HOYHBIM KO3(MGUUIMEHT KaluTalu3aluyd Ha oOc-
HOBaHUM TIOJYYEHHBIX MO MOHUTOPMHIY 3HaYe-
HUN MyJbTUIUIMKATOpa M KoadduimeHTa ore-
pPAllMOHHBIX PACXOJOB M UCHOJb30BaTh €ro B
JajbHelIleM B yrnpaBieHuYecKux 1ensx. [1omgo0-
HBII TIPOTHO3 MO3BOJISIET YYUTHIBATh PA3INYHbIC
BapuMaHTbl M3MEHEHUsSI PBIHOYHBLIX YCJIOBUil, B
YAaCTHOCTM HEKOTOpBbIe OyIyIlle PUCKH, CBSI-
3aHHbIE C M3MEHEHUEM 1IeH Ha HEJIBUKUMOCTb,
a Takxke YIpOoIIaeT NpoLecc KOPPeKTUPOBKU
OXXMIAEMbIX 3HAUCHUN KO3 PUILIMEHTA.
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Fig. 3. The distribution of values of the capitalization rate
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Puc. 4. PeiHouHBIT KOoaddunmeHT kanuTtanusanuu B CaHkrt-IleTepOypre u Apyrux ropomax Mupa
Fig. 4. The market capitalization rate in Saint-Petersburg and other cities of the world

CTOoUT OTMETUTh, UTO KOA(DMUIIUEHT KaIlu-
TajauM3alMu BBICTYNAeT B KauyecTBE XapaKTepu-
CTUKM JOXOTHOCTH OOBEKTa HEIBIKMMOCTH, a
3HAYWT, KeJaTeJbHbIi YpPOBEHb IOKa3aTess
IOJDKeH ObITh OoJiee BbICOKMM. TeM He MeHee,
MPYU PaBHBIX LIEHAX MPEANOYTUTEbHEE O0BEKT C
MEHBIIMM KO3((PUIIMeHTOM, TaK KaK HECMOTpS
Ha MEHbLIUI M0X0A, OOBEKT OLEHUBAETCS TaK
K€ BBICOKO, KaK W MPUHOCSIUUIA OOJbIIUIA 10-
XOJl, a 3HAYUT, TIpU Oojiee HU3KOM KO3(PPULIM-
eHTe KanWuTaau3alMyd B JaHHOM cilyyae Oosee
3((HEKTUBHO yIpaBlieHUEe CTOMMOCTBIO OOBEKTA.
DT BBIBOABI MOATBEPKAAIOTCS COMOCTABICHUEM
3HaueHU# Ko3(h@PUIMEeHTa B Ppa3BUBAIOIINXCSI U
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pPa3BUTBIX CTpaHax (IJIs MOCAeIHUX KO3(PPULIm-
eHT, KakK ImpaBuyio, Huxke). Takum obGpaszom,
CpaBHEHME TIOJlyJaeMbIX IOKa3areieil ¢ MUpO-
BBIMM 3HAYEHUSIMU B JTAHHOM CJIy4ae TO3BOJISICT
0oJjice TOJHO OICHUTH TCHICHIIVIO M3MEHEHMS
paccMaTpuBaeMoOTo MokazaTesis.

g omnpeneneHUs] BEIWIUHBI CTOUMOCTH
peBEPCUN  MemodoM  HPAMOU  KANUMAAU3ayuu
YHCTOTO OIIEPAallMOHHOIO JOXOAa B IICPBBIM
MOCTIPOTHO3HBIN TIepruoa HeoOXOAMMO 3a1aTh
KO3(DGUIIMEHT KalmuTau3allii, KOTOPBIA MOX-
HO HaWTH, UCIIONB3YS OTHY U3 MOIEIbHBIX TEeX-
HUK (mompodbHo cm. [3, c. 277—290] u [4,
c. 172—173]):
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— Mojenb DJUIByaa:

Ro = Yo - A#; (2)
a+Y,)" -1
— moaenb MHByaa:
R=V,+— Lo (3)
1+r)" -1
— MoJejib XOCKOJIbIA:
R, =Y, s (4)
A+ Y,f)k -1
— Moaenb PuHra:
R, =Y, — A/k; )
— moaenb ['opnoHa:
R, =Y, —q (6)

rme R, — Kod(h@UIMEHT KanuTalIu3aluu s
peBepcuM; Y, — HOpMa OTHayMd Ha KamuTaj, cOo-
OTBETCTBYIOIIASl TOXOAHOCTM WHBECTULMI B
AHAJIOTUYHYIO HEIBMXKUMOCTb; Y, — 0e3puCcKo-
Basi HOpMa OTJayMd Ha KamuTaja, k — Iepuo[,
rnocje KOTOPOro YJydllleHWe W3HOCUTCI Ha
100 %; ¢ — TeMII IIpUPOCTa TOIOBOIO IOXOda B
MOCTIPOrHO3HBIA Mepuola; A — H3MEHEHHE
CTOMMOCTHU 3a TPOTHO3HbIU MEPUO/I.

3aMeTUM, 4YTO TEXHUKU MOJHON aMopTu3a-
LMY PEIKO MCIOJB3YIOTCS IPU OLIEHKE HEIBU-
KUMOCTH, XOTS U UMEIOT CBOMX CTOPOHHHUKOB.
31ech HY>)KHO MMETh B BUAY OTMEUEHHYyI0 B [1,
5] BHYTPEHHIOI IPOTMBOPEUYMBOCTh MO
WMHByna u XocKojbaa: OHU UCIOJb3YIOT 0a30BOE
MNpeanoyiokeHue Moaeau IJuByda (2) o Heus-
MEHHOCTU JOXOJO0B, UYTO TPYAHO COIJIaCyeTCs C
MPEeAIoJoKEHUEM O MOJHON aMOpTU3alu 00b-
ekta. OT yKa3aHHOI NPOTUBOPEYUBOCTU (oOp-
MaJIbHO cBOOOJHA Mojesib Punra (5), npeamnona-
rajouas JUHEeHHyl0 aMopTuzanuioo. Moaenb
l'opoona (6) peanu3syeTcsl CTpOro, €CJIA JTOXOIbI
W IeHBl Ha HEABIDKUMOCTBH PACTYT C TTOCTOSH-
HBIM TeMIIOM WHGISALMK, paBHBIM (. Heco-
MHEHHO, YTO yKa3aHHasl MOIEeIb MOXET MpuMe-
HATBCS B OLIEHKE CTOMMOCTU 3eMJIM KaK aKTUBa,
KOTOpBIN (pU3NYeCKH He amoptusupyetrcs. Om-
HaKoO MpU BbIOOpE MOAEIU IS OLIEHKU CTOMMO-
CTU VYJAYYLIEHWH HYXHO YYUTHIBATh (pU3Nye-
CKNii, (YHKUMOHAJIBHBIA ¥ 3KOHOMUYECKUIA
MU3HOCHI, KOTOpble HE 00s13aTeIbHO MOTYT OBITh
MeHblIe WHOISIMOHHOIO WJIM APYroro pocta
crouMocTu [6].

JOTOTHUTENTEHO K TIPUBEICHHBIM BBIIIIE MO-
NEJSIM  PacCYMTaeM CTOMMOCTb OOBEKTa «MO-

IeNbHO» — 03 OIpelcsieHns] pPEeBEPCUU  TIO
¢opmyne (3.14), npeacraBieHHoit B [3, §8]:

Iy, (1+4)
=y_% Jil-— 7
Vo= Zihy,)y [ (1+Y0>")’ @

rae »n — Mepuoi d3KCIUTyataluu; V, — Tekyias
CTOMMOCTb O00BEKTa; Y, — HOpMa OTIayMd Ha Ka-
nutait; I, — YUCTBIM OnepalMOHHbIA 10X01; A —
W3MEHEHUE CTOMMOCTH 3a MPOTHO3HBIIA MEepUO.

s noCTWOKEHWs TMOCTaBJIEHHOW 1IeJM BbIOe-
pEeM TUINOTETUYECKUI OOBEKT O(MCHOro HazHaye-
HUSI, UMEIOILMI CPeIHUI YPOBEHb CTAaBKM apeH/Ibl.
CrouMocCTh OOBEKTa 3aBEIOMO PacCUMTaeM IO CO-
cTosTHUIO Ha Aekaopb 2010 r., Tak 4TOOKI pacriona-
ratb (akKTMYECKMMU JAaHHBIMU M3MEHEHMUSI CTaBKU
apeHIbl 1 CTOMMOCTH 00BbeKTa HEIBMKUMOCTHU 3a
MPOTHO3HKINA Tepuon  (perpo-nepuon 2011—
2016 rr.) JI1s1 pacueTHOIl MOAEINA IPUMEM:

— CTaBKy apeHabl OOBbEKTa WCCIENOBAaHUS Ha
CpeIHEPLIHOUHOM ypoBHE — 8273 p. 3a 1 M? B rOZI;

— Mepuo SKCIUTyaTalliH, paBHBI IIECTU ToJaM
(perponepuon 2011—2016 rr.);

— W3MEHEHWE IWHAMWKM JOXOIOB, pPaBHOE
(bakTHUECKOMY M3MEHEHMIO PEHTHBIX JOXOMOB 3a
aHaymmupyemblii repuon 2011—2016 rr. (puc. 4);

— MNPOTHO3 YBEJIWYEHHUS CTaBKUM apeHAbl MO
TpeHy, NMPEACTaBIEHHOMY Ha puc. 4;

— KOo2¢h@UILIMEHT HeAo3arpy3Kd Ha CpeaHepbl-
HOYHOM ypoBHE 5 %;

— HOpMY OTIAayud Ha KamuTaJl Ha MUHUMAaJb-
HOM ypoBHe 11 %, mpenyioXXeHHOM I GaHKOB-
yreHoB ABC3 B [20].

JAnHaMuKa MU3MEHEHUSI CTaBKM apeHIbl Tpu-
BelleHa (pakTUyecKas 3a MPOTHO3HBI B MOIEIN
Mepro U TpeAcTaBjieHa Ha puc. 5.

Taxkum obpazom, B Moaenn DCF Bce nmokasza-
TEJHW, B TOM YHUCJIE M U3MEHEHWE NEHEKHBIX T10-
TOKOB, TIPUHSTHI (DaKTUYECKHE 3a aHaJIu3Npye-
MBIl Tieprof. Pe3ynbTaT CTOMMOCTH MOXKET Me-
HSITBCSI TOJBLKO OT BbIOpaHHOW MOJIENU pacyera
pesepcun. Ilnoiaas o0bekTa B MOJEAM HE HC-
MOJIB3YETCs, pacyeT MpUBOIUTCS Ha 1 M? oduc-
Hoil HenBrxXKMMOCTH. Tlonaraem, uyrto ¢pusnyeckoe
U (YHKIMOHAJIBHOE yCTapeBaHWE HE CMOIYT OT-
pa3uTbCd HU Ha €XEeroiHbIX J0XOIax, HU Ha Be-
JIMYMHE peBepCUHr, TaK KaK B pe3epBe Ha 3aMme-
IIEHWE YYTeHbl CBOEBPEMEHHbIC ILJIAHOBbIE pe-
MOHTHIL. [Ina momenu (7) mpuHATO (aKTUYECKOe
32 aHAJIM3UPYEMbIil TIeproa U3MEHEHUE CTOUMO-
cti Ha ypoBHe A =39 % (cMm. puc. 6). TeHneH-
LIUST TIEPEHOCUTCS Ha TIOCTIIPOTHO3HBIN MepUO,
MO3TOMY U3MEHEHUE CTOMMOCTHU JJIs1 Moneseit (2)
u (5) TakKe TIPUHATO Ha ypoBHE A = 39 %.
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Fig. 6. The influence of the chosen model technique of calculating
the capitalization rate on the value of the object

CpaBHUM MOJIyYEHHbIE PE3YJIbTAThl CO Cpeid-
HEpBIHOYHBIMM 3HAUEHUSIMU CTOMMOCTH, CO-
BMECTUB UX C peajibHbIM AUHAMUYECKUM DPSAOM
CTOMMOCTU O(PUCHOIN HEABMXKMMOCTU 3a aHaIM-
supyemblii iepuon 2011—2016 rr. (puc. 6).

JduHaMU4YeCcKuil psii, MOCTPOEHHBINA IO Pbi-
HOYHBIM JAHHBIM 3a yKa3aHHbI MEpuoa, C Ha-
HEeCEeHMEM pe3yJbTaTOB CTOMMOCTM OOBbeKTa IO
COCTOSIHMIO Ha TMpeariojaraeMyio aTy OLEHKH
2010 r. 1 CTOMMOCTH peBEPCUM, MOJYYEHHON T10
MOJIEJIbHBIM TeXHUKaM Ha 2016 r., craxeH Jiu-
HEHHBIM TPEHIOM, YpaBHEHHME KOTOPOTO IpUBE-
JIEHO Ha puc. 6.
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AHaIM3 TeKyllleil CUTyalluu U TpYBeIEeHHbIE
BBIIIIE pacyeThbl MO3BOJISIIOT cleiaTh BBIBOI, UTO
C BEPOSITHOCTBIO 95 % pbIHOYHAS CTOMMOCTh
0o0beKkTa Ha HaTy OLIEHKHU JIEXXUT B HMHTEepBaie
72—108 Tbic. p. 32 1 M2 BHYTpU HOBEpUTEIBHO-
To WHTEepBaJia 0OKa3ajach CTOMMOCTb OOBEKTA,
MoJydeHHas] METOIOM JTUCKOHTUPOBAHMS Jie-
HEeXHbBIX MOTOKOB o ¢opmyne (7). ConocraBu-
MbI€ pe3yabTaThl MojydeHbl MetogoM DCF, tae
KO3((ULMEHT KanuTaau3aluu 51 peBepcuu
onpeaeaeHbl o mMoaenu Punra (5) u mo Moaenu
«IIPOTHO3» C TIpUMEHEHHEM KO3 bUIlMeHTa
OITEPAlIMOHHBIX PACXOIOB W PBIHOYHOTO MYJIb-
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turiukatopa (1). OcrajibHble peBEpPCUOHHbIC
MOJEIU MPUBEIU K 3aHMXEHUIO CTOUMOCTU U
BBINIAJCHUIO U3 JIOBEPUTEILHOTO WHTEpBalia
pacyeTHOI ctomMocTi. OTMETUM, YTO B JAHHOM
WCCJAENOBAaHUU MJISI MOJEIMPOBAHUSI UYUCTOTO
OIepPallMOHHOTO J0XOAa WCIOJb30BaIlCh BbIBE-
IeHHBIE PBIHOYHBIE TEHACHUIWM I CTaBKU
apeH/bl, a MOTepUu U OMNEepaLlMOHHBIE PACXObI
3afaHbl CpPeIHEPBIHOUHBIMU KO3(M(GULNEHTAMU.
bosnee TouHble pe3yabTaTbl MOTJIM OBITH MOJIyYe-
HBI TIpA cOOpe PETPOCTATUCTUKUA U TIOCTPOCHUM
MPOTHO3a M3MEHEHUs JISI KaXIOl CTaTbu OIle-
palLMOHHBIX PACXOMOB.

Bb1600bi. OCHOBHBIM pe3yJIbTAaTOM TPOBEICH-
HOTO aHajin3a MOXHO CUYWTATh TOTOBYIO MOIEINb
(1), xKoTOpast C BepOATHOCTBIO 95 % mO3BOJSIET
CIIPOTHO3MPOBaTh BO3MOXHOE 3HaYeHHE KOd(]-
(uieHTa KanuTaau3alii 1 UCIIOJb30BaTh €To B
JAJbHEUIIEM B YIIPAaBJICHICCKUX LIEISIX.

B pesynbrare NmpuBeIeHHBIX PAacyeTOB MOXK-
HO cIejaTh BBIBOM, YTO CETOIHS B CBSI3U C OT-
CYTCTBUEM CTaOWMJIBLHBIX MPEATIOCHUIOK UTS JUTH-
TEJIBHOTO IIPOTHO3a M CTarHalMeil Ha pBIHKE

apeHIbl B METONle TUCKOHTUPOBAHMS IEHEXKHBIX
IIOTOKOB HEJIOTMYHO MCIIONIb30BaTh Moaeaun MH-
Byna (3), Xockonbaa (4) u Topmona (6) mis
pacyera peBepcum. IlpumeHeHue moxpenu Di-
JnByaa (2) mist pacuera peBepcUM MO3BOJIUIIO T0-
JIYYUTh CTOMMOCTb, COIIOCTABHMYIO C HIDKHEM
TpaHULIe TOBEPUTEIHLHOTO MHTEPBAJIa.

CoBnameHre pacyeTHOTO 3HAYCHUS CTOMMO-
CTH 00BeKTa ¢ (PaKTUICCKMMMU TaHHBIMU pPBIHKA
MPOIEMOHCTPUPOBAIM  MOJAEIbHBIE  TEXHUKU
pacyeta Koa(dduuMeHTa KanuTaIu3aluu LI
peBepCUN:

— «IIPOTHO3» C TIpUMeHeHneM Ko3(hUIIMEeHTa
OIEPALIMOHHBIX PACXOAOB W PBIHOYHOTO MYJlb-
turrkaropa (1);

— Mogenb Punra (5).

[IpoBeneHHBI aHaIU3 IO3BOJIMI PEKOMEH-
JIOBaTh OIEHIINKAM TIpU JOXOTHOM IIOAXOIe
HCIIOJIb30BaTh Monesb (7) 6e3 ompeaeneHUsl pe-
BEpCHUM, COCPEIOTOYMB CBO¢ BHHMMaHUE Ha
000CHOBaHMM A — pBIHOYHOIO W3MEHEHUS
CTOMMOCTH 00BEKTa 3a TIPOTHO3HEIN TTepUO.
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