HAOKA3ZATE/IbCTBEHHAA OLIEHKA.
TTPUMEP AHAJTNU3A PbIHKA O®PUCHbIX NOMELLEHHNA B I'OP. KAJTMHUHIPAY.

CIIVUKM AA., K.T.H.,

3amecTuTeslb NMpeLceLaTesisi KOMUTETA

10 HayYHbIM 1 METOLOIOMYECKUM BOIMPOCaM

B OLI€HOYHOU [ESTE/ILHOCTH

Cor03a CaAMOPEryJIMPYEMbIX OPraHU3aLMA OLEHLLNKOB
(HaumoHaibHoe 0bbefMHEHNE)

BBepeHue

TpeboBaHMs K aHanu3dy pblHKA, npeabsiBseMble B paMkax  KoHuenuuu
A0Ka3aTeNbCTBEHHOM oueHku (KAO), n3noxeHsl B 1.

B paHHOM cTaTbe AOCTAaTOYHO NOAPOGHO OMUCLIBAETCS MPAKTUUECKUA MPUMEP OLIEHKM
OC(UCHBbIX MOMELEHNA B COBPEMEHHOM BbICOKOKQYECTBEHHOM OM3HEC — UeHTpe
«Mopckoin» B rop. KannHuHrpaa.

AHanus npoussoaunca B koHue 2021 roaa.

B paHHOM npuMmepe reorpacduyeckon 0651acTbio, B KOTOPOM OCYLUECTBASJICA
aHanm3 pbliHKa, ABNSNCA BeCcb ropoa. Kak byaer nokasaHo ganee, 3TO MO3BOMNIIO
rapaHTMpOBaTb AEMOHCTPALMIO MOMIHON KapTWHbI pbiHKA, KOTOpas CyLecTBeHHO 6onee
LUIMPOKA, HeXenun HenocpeacTtBeHHo TpebyeMass Ans OUEHKM ObbeKkTa OueHKn -—
HECKONbKNX OMUCHBIX MOMELLEHWNI, PaCMONIOXKEHHbIX B OAHOM W3 COBPEMEHHbIX,
Hambonee BbICOKOKaYeCTBEHHbIX BU3HEC — LEeHTPOB.

Mpn 3TOM aHanM3 NpoM3BOAMICA UMEHHO ANS BCErO pblHKA OCMMCHON HEABMXUMOCTU
ropoAa, BKtoYasi He TOMbKO MOMELLEHMS B COBPEMEHHbIX, BbICOKOKAYECTBEHHbIX BU3HeC
— LeHTpax, HO N B TOProBo — OUCHbIX LIEHTPax, TOProBbIX LEeHTpaxX, aAMUHUCTPATUBHO
O(UCHBIX M aAMUHUCTPATMBHBIX 3[4aHWSX. B aHanu3 BKAOYANNCL U NPEANOXEHUs Mo
npofa)ke OTAENbHO — CTOALMX 3A4aHNM LUenMKoM (NMpeasioXXeHn No apeHae OTAeNbHO —
CTOSILUMX 34aHUM BbISIBNIEHO HE 6b1110).

LleHbl NnpeanoXxeHUs Ha NpoaaXxy

[varpamMMa paccesiHusl LieH NpeanoXeHus Ha npoaaxy opUCHbIX 06beKkToB B BusHec -
LeHTpax, BktoYas «Mopckon» (1 obbekT), TOproBo — OMUCHBLIX LEHTpax, TOProBbiX
LeHTpax, aAMUHUCTPATUBHO O(UCHLIX U aAMUHUCTPATUBHBIX 34aHUsIX., NpUBeAEeHa Ha
Puc. 1. Mcnonb3oBaHHOE B aHanu3e KOMM4ecTBO 06beKkToB - Bcero 42 obbekra —
rapaHTUpyeT NOSIHOTY KapTWHbl pblHKA, MpPEeACTaBNsSiEMOV MOSb30BaTENO OT4YETA 06
OUEHKEe, WU NpU3BaHO 3aBEAOMO WCK/OUUTb BO3MOXHbIE MPETEH3UNM O HENONHOoTE
NCNONb30BaHNS MHGOPMaLMK B OLEHKE.

TaM e BblaeneHbl TPy LIEHOBbIX KnacTepa, MMeloLWme MeCTo Ha pbIHKe.

B oTuéTte 06 oueHke npusBoauTcs Tabnuua (Mnu Tabnuubl) C XapaKTepucTMkamu BCeX
06BbEKTOB, MCMNO/b30BaHHbLIX B aHanmM3e, a TakXe CCbIIKM Ha UCTOYHUKM MHOpMaLmK.
3necb 3Ta MHpopMauus He NPUBOAMUTCS C LIeSTbio SKOHOMUKU MecCTa.

L Cnyuxuii A.A. (2022), [okasaTenbCTBEHHas oLeHKa. MpuHUMMbI aHanu3a pbiHka, Teopus, MeEToaonorus
M npakTuka oueHkn, 07.03.2022, http://tmpo.su/sluckij-a-a-dokazatelstvennaya-ocenka-principy-analiza-

rynka/
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PucyHok 1. AnarpamMma paccessHmus YEH MPEAJIOINEHHNS Ha MPOoAaxKy OPHCHbIX
06BbEKTOB B BM3HEC - UEHTPAX, TOProBo — OQPHUCHBIX UEHTPAX, TOProBbIX
YEeHTpax, agMHHUCTPaTHBHO OQPHCHbIX U afAMHUHUCTPATUBHbIX 34aHNAX I.
Kanmunurpapg (Bcero 42 obbvekra).

YEpHbIM BblaeneH 06beKT, IKCNOHMPYEMbIM Ha NPoAaxy B 6usHec — LeHTpe Mopckou, B
KOTOPOM HaxoauTCst O6BEKT OLEHKM.

Mpn NOCTpOeHUM TpeHAOB 6blN10 334aHO MX NepeceyeHne C HavanoM KoopauHaT, YuTo
(pakTUUeckM O3Ha4YaeT TO OYeBMAHOEe O06CTOATENbCTBO, YTO LeHa oducHoro obbekTta
HyneBol nnowaan (NOMELeHU MK 3aaHNs LeNTMKOM) BCeraa paBHa Homto 2. Mpu 3ToM
3HaveHns Ko3ddUUMEHTOB Mpu nepemMeHHOM (MAoWaan) B YPaBHEHUSIX JIMHEMHbIX
annpoOKCUMUPYIOLLMX TPEHAOB OKa3blBAlOT COrMacoBaHHble C MOMOLBIO MeToAa
HaMMEHbLUMX KBaApPaToOB (C MOMOLLBbID KOTOPOro MONy4YaeTcsl ypaBHEHMEe TpeHaa)
3HaYeHus yaenbHbIX LeH NpeanoXeHns Ha npoaaxy obbekToB B LIEHOBbIX KlacTepax.
HeobxoaMMo OTMETUTb, UYTO JIMHEWHDbINA XapaKTep annpoKCMMUPpYIOWero TpeHaa
6bl1 3a4aH M3HAYA/IbHO U HAMEPEHHO. JT0 00YC/IOB/IEHO TEM, YTO TaKOM XapaKkTep
KOppensaumm He TONMbKO OYeBUMAHO Haubonee WHTYMTMBHO MPOCT B MOHMMaHWUM
NoSIb30BaTENEM, HO M OTpaXkaeT (PaKTUYECKYKD CUTyauuto Ha CaMblX pa3HOOOpa3HbIX
PbIHKaX HEABMXXMMOCTU. T.e. «NpornoBeayemMoe» n «UCnoBeayemMoe» MHOMMMU CHIDKEHME
YAENbHbIX LEH U CTAaBOK apeH/bl Mo Mepe Bo3pacTaHus niowaan 06beKToB ABNSETCS He
6onee ueM ukumen (Henkom), YTo 31IEMEHTAPHO NPOBEPSIETCS Ha (PaKTUYECKUX AaHHbIX
PbIHKA B Ka)X[0OM KOHKPETHOM cryyae 3,

[Ans npoBepkuM 3TOr0 YyTBEpXAeHUs Ha Puc. 2 noctpoeHa AuarpaMMa paccesiHus
YAENbHbIX LEeH MpeanoXeHns Ha npofaxky OMUCHbIX 06bEKTOB B 6U3HEC - ueHTpax,
TOProBo — OCUCHBbIX LEHTpax, TOProBblX LEHTPaX, aAMWHUCTPATUBHO OQUCHbIX W
AAMMHUCTPATUBHBIX 34aHUSX

2 3eMenbHbIN Y4acCToOK C ynyyleHneM HYHEBOVI nnowaan o4eBnaHO HeNb3d OTHECTU K O(bVICHOMy CErMeHTy.
3 TeM He MeHee, B HEKOTOPbIX C/lyuyasiX, MPU PacCMOTPEHUM OUYEHb LUUPOKUX UHTEPBAJIOB
NU3MeHeHus nnomaneﬁ, CHM)KXeHue yaesibHbiX UeH U CTaBOK apeHAbl MO)XXeT UMMEeTb MecCTO.
CoOoTBETCTBEHHO, npuopuTeT B aHanu3e BCerga A0/XKHa UMeTb KapTUHa, peanbHo Habnlogaemasn Ha pbiHKe B
MecTe U B AaTy UccneaoBaHus.
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PucyHok 2. [inarpamMma paccessHus yAe/IbHbIX EH NMPEAJIOIKEHHNS Ha NMPoAarKy
OhuCHbIX 06 DEKTOB B BU3HEC - UEHTPAaX, TOProBO — OPUCHbIX UEHTPAX,
TOProBbIX YEHTPpax, agMUHNCTPaTUBHO OQPHCHBIX U afgMUHNCTPaTUBHbIX
3ganunsx r. KasimunHrpag (Bcero 42 obvekra).

Ans onpeaeneHns cunbl (TECHOTLI) KOPPENsSiLMM B AAHHOM CJlyyae BMOJSIHE AOCTATOYHO
MCNonb3oBaTh KoadduumeHT aetepMuHaummn (R2?), Monyvaemblid MpU  MOCTPOEHUM
annpOKCUMUPYHOLLMX TPEHAOB C MOMOLLLIO CTaHAAPTHbIX BO3MOXHOCTeN MS Excel.

Mpu 3TOM CrieayeT UCXoauTb M3 TOro, YTo *:

«//19 rIpreMIEMbIX MOAENEN MPELINOAAraeTcs], YTO KOSPDUUNEHT AETEPMUHALMN
HAO/DKEH ObITb XOTS 6bl HE MeEHbLWE 50 % (B 3TOM C/lydae KO3PPUUNEHT
MHOXXECTBEHHOW KOPPESSLMU MPEBBILLIAET 110 Mogy/io 70 %).

Mogerin ¢ KosgppuumeHToM [eTepmuHanmm Boile 80 % MOXHO pU3HaTh
AOCTaTOYHO XOPOLUMMU (KOIPDULNEHT Koppendumm ripessiaer 90 % ).
3HaveHne Kos3ppuUneHTa A[ETEPMUHaLmn 1  O03HA4YaeT QYHKLNOHE/IbHYIO
3aBUCUMOCTb MEXAY MEPEMEHHBIMU.

Takum 06pa3oM, Habnoaaemble Ha Puc. 2 3HaueHust K03pPUUMEHTOB AETEPMMHALIMNK,
KOTOpble 3HauuTeNnbHO MeHblue aaxe 0,50, CBMAETENBLCTBYIOT O MNPUEMSIEMOCTM
NINHEAHOW  MOAEeNn  annpoKCUMauMK  AvarpaMMbl — paccesiHusi  abCoMIOTHBLIX  LieH
npeanoXxenns Ha npogaxy (Puc. 1), rHopupytoLen BO3MOXHOE CHUXXEHWUE YAENbHOM
LieHbl NMPeaoXeHNs Ha NPoAaxy C POCTOM Mowaau.

Kak cnegyetr u3 nocnegHero rpacduka, 3HayuMMas KOppensiumsi YAeNbHOW LEHbl U
niowaan OTCYTCTBYET BO BCEX TPEX LIEHOBLIX KnacTepax (Ha 3TO yKa3blBalOT HU3KME
3HayeHUst KO3(PUUMEHTOB AeTEPMMHALIMM anMPOKCUMUPYIOLUMX JTIMHEWHbIX TPEHAOB).
Taknm o6pa3oM, yke Ha AaHHOM 3Tare M3 PacCMOTPEHUSI MOXKET 6blTb UCKITIOUYEH Takon
Ba)XkHbI LIeHOO6pasyowmin hakTop YAENbHbIX LEH NPEeANOXEHUsI Ha MpoAaxsy, Kak

4 KoathduumeHt petepMmHaumuM. MaTtepuan w3 Bukuneaum —  cBO6OAHON  SHUMKIOMNEAUW,
https://ru.wikipedia.org/wiki/KoaddunumeHT aetepmmHaumnm
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nnowaab. Mpy 3TOM OH OY4EBMAHO ABNSIETCH OYEHb CUSIbHBIM (PaKTOPOM ANnst abCONOTHbIX
LeH npeanoXxeHust Ha nNpoaaxy, NOCKONbKY 0b6bsCHAET He MeHee 97% aucnepcumn LeH
Ha AvarpaMMe paccesiHns Ha Puc. 1 (B cuny cMbicna koadduumeHTa geTepMmHaumm).
Bo3MoXxHOE BNunsiHMe NHbIX hakTOpPOB, KOTOpPbIE Lienecoobpa3Ho pacCMOTPETL B Ka4ecTBe
LieHOO6pa3yloWmnX Mbl pacCMOTPUM OTAENbHO B Apyrov pabote. OgHako yxe cenyac
MOXXHO YBEPEHHO npeanosaratb, YTO BHYTPWU LIEHOBOro KiacTepa TakoBble (aKTopbl
OTCYTCTBYIOT, @ pa3Huua B yAeNbHbIX LeHax NpeanoxeHns o6bekToB pa3HbIX K1acTepos
06BbACHAETCSH KaYeCTBEHHBLIM pPa3/IMYMEM YPOBHS KayecTBa NMOMELLEHUN.

OtmMeTM 0cob0 TO 0BCTOSATENLCTBO, YTO MOKAasaHHble Ha Puc. 1 n 2 anarpaMmbl
paccesiHMs, a TaK)Xe NOCTPoeHne annpoKCMMUPYIOLLMX TPEHAO0B, onpeaeneHme
MX ypaBHEHUHA M KO3((PUUMEHTOB AeTepMMHALMM, He ciegyeT OonucbiBaTb
TEepMUHOM <«perpeccus». [lefo B TOM, YTO [AaHHbI TEPMUH, YNOTPebNEHHbIN
NMPUMEHUTENBHO K AAHHOM CUTyauun, 3Byu4nT He 6onee, YeM rnybOKOMbICNIEHHBIN, HO
HenpodeccnoHanbHbIi  CNaHr.  [MpaBunbHO  ynoTpebnéHHbiM  NpoheCcCMOHaNbHbIM
TEPMUHOM  SIBNSIETCA TEPMUH «PErPECCUOHHBIA  aHanu3», KOTOpbIM SBNSIETCA B
cooTtBeTCcTBUN C PCO N7 «OueHKa HeaBMXKMMOCTU» OQHUM U3 METOA0B CPaBHUTESIbHOIO
noaxoaa. OAHAKO, HMKAKUX AEWCTBUA WMMEHHO B YacTW PErpeccMOHHOro aHanusa,
KOTOpblE M COCTaBNSAOT €ro CyTb, Mbl 34eCb He AefaeM U AenaTtb He HaMepeBaeMmcs.
HanpoTuB, Mbl HaMepeBaeMcsi B [AallbHEWWIEM OCTaBaTbCd B paMKax MeToaa
KONNYECTBEHHBLIX KOPPEKTMPOBOK, @ NOCTPOEHME anmnpoKCMMUPYOLWEro TpeHAa B AaHHOM
cnyyae aBNseTcsd He 6onee 4YeM COrlacoBaHMEM LEH MPeaioXXeHUs Ha npodaxy
06bEKTOB B TPEX LIEHOBbIX KNacTepax C NMOMOLbIO METOAA HAaUMEHbLUMX KBaApaToB, YTO
ABNSAETCH 06s3aTeNbHbiM 3TanOM OUEHKM B paMKax MeToAa KOJIMYECTBEHHbIX
KOPPEKTUPOBOK.

NHTepBanbl yaenbHbIX LEH MpeanioXeHus Ha npoaaxy OMUCHbIX 0O6beKToB B TPEX
BbISIBNIEHHbIX LIEHOBbIX KacTepax nokasaHbl B Tabn. 1 Huxe.

Tabsnua 1. MHTEpBa/Ibl yAE/IbHBIX LEH MPEQJIOIKEHNS HA MPO[AXKy OQPHCHBIX
O6BEKTOB B TPEX BbISIB/IEHHBIX LJEHOBBIX K/1aCTEPAX

YaenbHas LeHa npeasio)keHUsa Ha npoaaxy, py6./KB.M., He
Bkntouvaa HAC
LleHoBoOWM knacrep
HWKHMMA cpeaHuii BEepPXHUMH
MWUHUMYM 20 833 40 453 92 822
CornacoBaHHoOe 3HaUeHue,
nosyyeHHoe
cornacosannoe c 30 200 48 252 115 833
ucnonb3osaHnem MHK
(MeToa HAaMMEHbLUNX
KBagpaToB)
Makcnmym 30 736 71101 147 727

Mo pesynbTaTaM aHanM3a LEeH NPeasioXXEeHUs Ha NPOAAXy MOXHO NpeBapUTENbHO
3aK/0UNUTb, YTO B CBSI3U C TEM, UTO €AUHCTBEHHbIN 0OBEKT, 3KCMOHMPYEMbII Ha NPOAAXY
B 6M3HEC — LeHTpe «MOopCKOW», B KOTOPOM PacnosfioXeH O6bEKT OLEHKU, OTHOCUTCS K
BEPXHEMY LIEHOBOMY KnacTepy.

3anpalwumBaeMblie CTaBKU apeHAbl
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[varpamMbl paccesiHMsl 3anpallMBAEMbIX YWUCTbIX FOAOBbIX OMEPALMOHHBIX [J0XOA0B
(Npou3BeAeHMst 4YMCTOM CTaBKM apeHabl Ha niowagb) OMdUCHbIX OOBLEKTOB,
npeanaraemMblx B apeHay B OM3HEC - UeHTpax, Bkoyast «Mopckoi» (6 06beKToB),
TOProBo — OMUCHBIX LEHTPaX, TOProBblX LEHTPax, aAMMHUCTPATUBHO OMWUCHBIX WU
aAMMHUCTPATUBHBIX 34aHusIX., MpuBeaeHbl Ha Puc. 3.

TaMm e BblaeneHbl TPY LEHOBbLIX KlacTepa, MMEeKoLMe MECTO Ha PbiHKE, Kak U B Cly4yae
06BbEKTOB, 3KCMOHMPYEMBIX Ha NPOAAXY.

Micnonb3oBaHHOE B aHann3e KOMYECTBO 06bEKTOB - Bcero 41 o6beKT — rapaHTupyeT
MOMIHOTY KApPTWHbI PblHKA, NPEACTaBASIEMOM MOSbL30BATENO OTYETA 00 OUEHKe, U
NpU3BaHO 3aBEAOMO MCKJIOUUTb BO3MOXKHbIE MPETEH3UM O HEMOSIHOTE WMCMO/b30BaHMSA
nHdopMaumm B oueHke. B oTuéte 06 oueHke npuBoamTcs Tabnuua (Mnm Tabnuupl) C
XapaKTepUCTUKaMN BCeX O6BbEKTOB, UCMOMIb30BAHHbIX B aHaNM3e, a TAKXEe CCbIIKA Ha
MCTOYHMKM MHDOPMaummK. 3aeck 3Ta uHGOpMauus He NPUBOAUTCS C LENbl 3KOHOMUU
MecTa.
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PucyHok 3. [inarpamma paccessHus 3arpalimnBaeMbiX YUCTbIX rog4oBbIX
ornepaynoHHbIX JOXO[40B OPHUCHbIX O6BEKTOB B BM3HEC - UEeHTPax, TOPproso —
OQPHCHDBIX EHTPpax, TOProBbIX UEHTPAX, agMHHNCTPATHBHO OQPHUCHbIX M
afAMHHUCTPaTUBHbIX 34aHNsax r. KaimHmuHrpayg (Bcero 41 o6beKr).

Mpn oOMNpeaeneHMn  «YUCTbIX»  3anpallMBaeMblX CTaBOK apeHAbl WM UYMCTbIX
3anpallMBaeMblX FOAOBbIX OMEPALMOHHbLIX  A0XOAOB MPWMHMMANOChb, 4YTO  A0MM
3KCMyaTauMOHHbIX PACXOA0B M KOMMYHasbHbIX NaaTexen B 0OMCHbIX MOMELLEHNAX Op.
KannHWHrpaa COCTaBMSIOT TE XKe 3HAYEHUS, YTO U ONpeaenéHHble HaMK B 5 NSt OPUCHbIX
nomeLleHun knacca B B rop. Mockaa.

YEpHbIM BblaeneHbl 06bEKTbI, SKCMOHMPYEMbIe B apeHay B 6M3HeC — LueHTpe Mopckow, B
KOTOPOM HaxoauTCst O6BEKT OLIEHKM.

5 Cnyukuit A.A., Cnyukaa M.A. (2021), MOHUTOPUHI CTABOK KamnuTanusauuuM OhUCHON HeaBUXMMOCTU
knacca B/C B Mockse. BnnsiHne kpusmca Ha pbiHOK, Teopusl, METOA0/I0MUS U NpaKThKa oueHku, 11.05.2021,
http://tmpo.su/sluckij-a-a-sluckaya-i-a-monitoring-stavok-kapitalizacii-ofisnoj-nedvizhimosti-klassa-v-s-v-
moskve-ii-kvartal-2021g-vliyanie-krizisa-na-rynok/
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B oTHOLWEHNM AnarpaMMbl paccesiHus, MOKa3aHHOM Ha PUC. 3 MOXHO NPMBECTU TOYHO
Takue Xe CoobpaXKeHust U caenaTb TOYHO TaKMe XXe BblBOAbl, KOTOpble paHee 6binu
npuBeaAeHbl U caenaHbl B OTHOLWEHMW AMarpaMMbl paccesiHusi, NokasaHHoM Ha Puc. 1.

A 13 avarpaMMbl paccesiHusl YNCTbIX 3anpallvBaeMbIX CTaBOK apeHfbl, NOKa3aHHOM Ha
Puc. 4, Kak M B C/lyyae AMarpaMMbl paccesiHus, MokasaHHOM Ha Puc. 2, cneayet
OTCYTCTBME 3HAUMMOW KOPPENALMM Mexay CTaBKaMu apeHabl U MowWaabio 06beKTOB BO
BCEX TPEX LIEHOBLIX K/lacTepax.
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Pucyrok 4. [lnarpamma paccessiHns1 3arnpalinBaeMbiX YUCTbIX CTaBOK apeHabl
oGhuCHbIX 06 DEKTOB B 6U3HEC - UEHTPAaX, TOProBO — OPUCHbIX UEHTPAX,
TOProBbIX YEHTPpax, agMUHNCTPaTUBHO OQPHCHBIX U afgMUHNCTPaTUBHbIX

3gannax r. KananumHrpag (Bcero 41 o6vekxra).

Kak sicHo BUAHO 13 nocnegHero rpaduka, 3HaumMMas Koppensums YUCTbIX CTaBOK apeHpbl
M Nnowaan NOMELLEHNA BO BCEX LIEHOBbLIX KiacTepax OTCYTCTBYEeT (Ha 3TO yKa3blBatoT
HU3KME 3Ha4yeHus KO3(MUUMEHTOB AETEPMUMHALMM  annNPOKCUMUPYIOWMX JIMHEMHbIX
TpeHaoB).

NHTepBanbl YACTbIX 3aMpallMBaeMbIX CTAaBOK apeH/bl BO BCEX TPEX BbISIBNIEHHbIX LIEHOBbIX
KnacTepax nokasaHbl B Tabnuue 2 Huxe.

Tabsnya 2. MHTEpPBasIbl YHUCThIX 3alpalinBaeMbIX CTABOK apeHAbl BO BCEX
TPEX BbISAB/IEHHbIX EHOBbIX K/1aCTEPaxX

3anpawmBaeMble CTaBKU apeHabl, py6./kB.M./roa, He
Bknarovasa HAC, akcrlyaTalMOHHbIe pacxoabl U
KOMMYHaJibHble MjaTexm
LleHoBOM Knactep

HWXXHWUIA cpepHu# BepPXHUI
MUHUMYM 2 800 6 000 9180
CornacoBaHHoe 3HaueHue,
nonyyeHHoe cornacoBaHHoe 4 755 8 286 9 670
C ucnonbzosaHmem MHK
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(MeToa4 HAaMMEHbLUMX
KBagpaToB)

Makcmym 4 800 8572 11 817

Mo pesynbTaTaM aHanv3a 3anpallvBaeMbiX CTABOK apeHAbl MOXHO 3aK/ouuTb, UYTO B
CBSI3W C TEM, YTO BCE LLECTb O6BEKTOB, SKCMOHUPYEMbIX B apeHay B BU3HEC — LIEHTpe
«MopcCKoI», B KOTOPOM PacrofioXeH O6BEKT OLIEHKM, OTHOCUTCA K BEPXHEMY LIEHOBOMY
Knactepy. 3TO MOMHOCTbIO  COOTBETCTBYET  MpPEABAPUTENbHOMY  3aKJIIOUYEHMIO,
COENaHHOMY MO pe3ynbTaTaM aHanu3a YAENbHbIX LEH MNPeaoOKEHNS Ha Npoaaxy
OUCHBIX 06BEKTOB B rop. KanuHuHrpaae.

O6L1asa XxapaKTepuCcTUKa LIeHOBbIX K/1acTepoB

B npuHuune, TpeboBaHne 0 HeObXOAMMOCTM OO6BSACHUTL pasznuume HabnwgaeMblX Ha
PbIHKE LIEHOBbIX KNacTepoB, T.e. ONncaTb BeCb PbIHOK, HUIAE He CPOPMYNNMPOBaHO, 1 B
cootBeTcTBUM ¢ KOO He siBnsieTcs 3aAadei nepBOCTENEHHOM BaXXHOCTW, MOCKOSbKY, B
cooTBeTcTBMM ¢ KO B nepByto ouvepeab 1 06s3aTenbHO HE06X0ANMO BbISIBUTD

1. ueHOoBble KNacTepbl, MMEKOLLME MECTO Ha PbIHKE;

2. onpepenuTb, K KAKOMY U3 HUX OTHOCUTCS OOBEKT OLEHKM

O6e 371 3aaaumn yxxe akTUYeckn peLleHbl.

Tem He MeHee, B 6OMbLIMHCTBE C/y4yaeB MPWYMHbBI pa3geneHnsi 06bekToB CerMeHTa
PblHKA, K KOTOPOMY OTHOCUTCS OOBEKT OLEHKW, B MEeCTe €ro HaxOoXAeHWs, Ha
KayeCTBEHHOM ypOBHe onpeaenutb yaaéTcs.

B yacTHOCTM, caMbiit OBLLMI N HE CNOXHbIM aHANM3 MOKA3bIBAET, YTO B JAHHOM Cllyyae
OCHOBHbIM (haKTOPOM, KOTOPbIN NPUBOANT K pa3HULIE B 3anpallnBaeMbIX LIEHaX U CTaBKax
apeHabl ABNSIETCS LUMPOKO MOHMMAEMOe «KayecTBO» OMUCHBLIX MOMELUEHNI, YTO
nokasaHo B Tabn. 3.

Tabsmua 3. O6bLyas xapaKTepmucTMKa Habs1rogaeMpix UeHOBbIX K/1aCTEPOB

LieHoBoW knacrep O6Llas xapakTepucTUKa LIeHOBOro KJjacrepa
0bbekTbl B O(PUCHO —  CKMAACKMX M HU3KOKIACCHBIX
AAMUHUCTPATMBHbIX 34aHNAX

06beKTbI B TOProBbIX LieHTpax n CpeAHeKNacCHbIX
aAMUHWCTPATUBHBIX 3[aHUsIX U BU3HEC - LeHTpax

06bekTbl B Hanbonee CoOBpeMEHHbIX U BbICOKOKIACCHBIX TOProBO -
BepxHuii OUCHBIX M BU3HEC - UeHTpax, a Tak >e B BbICOKOKNAccHbIXx OC3
(6aHKOBCKMX M T.N.)

HumxHui

CpegHuii

O6bekTbl B HMXXHEM WM BEPXHEM LEHOBbIX KiacTepaxX pas3nyatoTcsl Mo KayecTtBy
MOMELLIEHNA MOMHOCTbIO OYEBUAHO (M3 aHanM3a COOTBETCTBYHOLWIMX 06BbABNEHMN), a
0bbeKkTbl CpefHero LEeHOBOro Knacrtepa 3aHMMalOT HEeKOTOpoe MPOMEXYTOYHOe
NONoXeHue.

Mpn 3TOM BO3MOXHO, YTO YacTb OOBLEKTOB CpefHEero LIeHOBOro Kiactepa Mo KayecTBy
COOTBETCTBYIOT 06beKTaM BepxHero LEHOBOr0 KnacTtepa, OAHAKO, MO He BroJHe
04YeBUAHLIM NPUYMHAM (NPeanoNOXUTENbHO BbIHY>XAEHHOIO, HE PbIHOYHOIO XapaKkTepa)
3KCMOHUPYIOTCS MO CHWMXKEHHbIM OTHOCUTENBbHO LEeH WM CTaBOK BEpXHero LIeHOBOro
Knactepa LeHaM M CTaBKaM, UYTO MOXET SBMATbCA NPOSIBNEHMEM BHeELWHero u3sHoca (B
YaCTHOCTW, Takon 3dEKT NOMHOCTBIO IBHO MMEET MECTO AJ1s1 YaCTU OUCHBIX 06 bEKTOB
B Mockse).
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CtaBKM KanuTanmMsauumm

CTaBKka KanuTanusaumm O(MUCHbIX MOMeLleHMn B rop. KanuHWHrpag onpeaensieTcs
METOAOM Mapbl rpynn © - Kak OTHOLWEHWe Hambonee BEPOSITHbIX 3HAYEHUN <UMUCTbIX>»
3anpalivBaeMbIX CTABOK apeHabl U YAENbHbIX LEH NPEANOXEHMSI Ha NPoAaXxy.

Pacyét BCeX BO3MOXHbIX 3HAaUYEHMI CTABOK KanuTaaM3auuMn ANs BCEX LEHOBbIX rpymnn
06bEKTOB, NpeanaraeMbix B apeHay M Ha npodaxy, rnokasaH B Tabn. 2.

Tabsimua 2. Pac4€r Bcex BO3MOXKHBIX 3HAYEHNIH CTaBOK KannTaan3aymn 4151
BCEX EeHOBbIX rpyrni 06bEKTOB, Mpe[IaraeMbiX B apeHgy 1 Ha rnpojaxky

apeHaa
py6./kB.M./roa, He Bknrouas HAC,
onepauMoHHble pacxopabl U
© | ueHoBas rpynna PY6./KB.M., He BKlOYas KOMMYHaJIbHble MIaTeXH
g HAC LleHoBas rpynna
g BEepXHAA cpepHan HWKHSAS
3 9 687 8322 4 755
BepXHsAs 115833 0,08 0,07 0,04
cpegHana 43 252 0,22 0,19 0,11
HWXHARA 30 200 0,32 0,28 0,16
CraBkKa KkanuTanusauumm, Hanbosnee BeposTHOE 0,09
3HauyeHue, OTH.eA. B rog
CraBka KanuTanusauum, MHTepBaJ, OTH.eA. B rox 0,07 ... 0,11

CepbIM BblAeNEHbl SYENKN, B KOTOPbIX MOMYYEHbI 3HAYEHUS, KOTOPbIE HENb3S1 Ha3BaTb
PbIHOYHBIMKU — IM60 O4YEHb Marble, 3HaYMTENbHO MeHblune 6e3puckoBon ctaBku (0,04
OTH. e4. Ha ApaTy aHanusa), nmbo odeHb Bbicokve (0,16 oTH. ea. n 6onee), 4TO
COOTBETCTBYET YyXe JIMKBMAAUMOHHBLIM CTaBKaM KanuTanumsauum. 3TU 3HayeHus U3
aHanM3a 6bIN UCKITHOYEHDI.

Mo ocTaBwMMCS 3Ha4YeHuaM bbln onpeaenéH nHTepsan U Hanbonee BEpOSTHOE 3HaYeHne
CTaBKM KanuTanusaumu.

OgaHako, no obbekTaM BepxHero, Hambonee BbICOKOKaYeCTBEHHOIO LIEHOBOrO Knacrepa,
K KOTOpPOMY OTHOCUTCS 6u3Hec ueHTp «Mopckon», Hanbonee BepoSTHOE 3HaYeHue
CTaBKW KanuTanunsauun coctasuT 0,08 OTH. ea. B rog

OTO 3HAYEeHWEe HEeMHOro MeHblle CTaBOK KanuTanu3aumm BbICOKOKIACCHBIX OMUCHbIX
06bekToB B Mockse (0,09 —0,10) 7, 4To MO HalLeMy OnbITy HabNtoAAETCA CUCTEMATUYECKN
(sBnsieTca HopManbHbIM) U MOXHO 06bSICHUTL 6onee 3anaaHbIM, 6onee «eBPONENCKUM»
pacnonoxeHveMm KanuHuHrpazaa, B pe3ynbTaTe 4ero CTaBKM KanuTanusauum

6 Cnyukmin A.A. (2020),, OnpegeneHne CTaBKM KanuTaausauuMm ANs UCMOMb30BaHUS B METOAE MpsiMON
KanuTanusaumu: TpeboBaHusl, MeETOAbI M KOMMeHTapumK, Bonpockl oueHkn, N23, http://tmpo.su/sluckij-a-a-
opredelenie-stavki-kapitalizacii-dlya-ispolzovaniya-v-metode-pryamoj-kapitalizacii-trebovaniya-metody-i-
kommentarii/

7 Cnyukuit A.A., Cnyukasa W.A. (2021), MOHUTOPUHI CTaBOK KanuTanu3auun odUCHOM HeABMKMMOCTU
knacca B/C B MockBe. BnusiHue kpuanuca Ha pblHOK, Teopusi, METOA0MOrMS U NpakTuKa oueHku, 11.05.2021,
http://tmpo.su/sluckij-a-a-sluckaya-i-a-monitoring-stavok-kapitalizacii-ofisnoj-nedvizhimosti-klassa-v-s-v-
moskve-ii-kvartal-2021g-vliyanie-krizisa-na-rynok/
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UCMbITbIBAIOT BANSIHAE HE TOJIbKO O6LLEPOCCUMCKMX (DAaKTOPOB, HO M 06LLEEBPONENCKMX
8

Aonu 3KcrJlyaTauMoOHHbIX PpacxoAoB M KOMMYHaJlbHbIX njartexxek B
3anpallinBaeéMbiX CTaBKaX apeHabl

dakTnUyeckMe O0NM 3KCMNyaTauMOHHbIX PacxodoB M KOMMYyHaslbHbIX MnaTexen B
OCMCHBIX NOMeLLEeHMsX rop. KannHMHrpaa B COOTBETCTBYHOLMX 3anpallnmBaeMblX CTaBKax
apeHabl He M3BECTHBI.

M0 MHEHWIO OLEHLUMKA, 40NN SKCMNyaTaUMOHHbIX PacX040B M KOMMYHASIbHbIX MiaTexen
B CTaBKax apeHAbl OMWCHbIX MNOMeleHnh rop. KanuvHuHrpag CoCTaBnsiloT Te Xe
3HAYEHUs, YTO U onpeaenéHHble HamMu B ° Ans oUCHbIX MOMELLEHMI Knacca B B rop.
MockBa (cM. Tabn. 3).

Tabsmya 3. [Josmm 3KCnyiyaTtaynOHHbIX PacXo40B M KOMMYHAa/IbHbIX 1/1aTexeH
B CTaBKax apeHgbl OQOMCHbIX MOMeLYEHHIH

OTH. ef.
Aona sxcnnyatauMoHHbIX pacxogos B «[IpoMemyTouHOoH» 0.10
CTaBKe apeHabl !
Aona KOMMyHanbHBIX NNaTe)ed B CTaBKke apeHabl «Bcé 0.08
BRAKYEHO» '
Aona 3KCNAYaTauMOHHBIX PacxXofoBE W KOMMYHaNbHbIX 017
niaremen B cTaBke apeHgsbl «Bcé BnoveHo» !

OTMETMM, 4YTO MCMOJSIb30BaHME MPUBEAEHHbIX 3HAYEHWUM [ONEN pacxodoB B OLEHKE
O3Ha4aeT MCMOoSIb30BaHUE MPEANOIOXKEHUSS O TOM, YTO 3TW AONM, ONpeAenéHHble Ans
06bekToB B MOCKBE, COOTBETCTBYIOT AONSIM AN 06bEKTOB B KanuHWHrpage, 4To
00yCNOBUT YCNOBHbIV XapakTep pe3y/ibTaTa OLEHKW, MNOTyYEHHOro AOXOAHbIM NMOAXOAOM.

HopMbl BakaHCuM#

[aHHble O HOpMax BaKaAHCUMA BbICOKOKAYECTBEHHbIX OMUCHBIX MOMELLEHUA B
KanuHuHrpaae oTcyTcTBYIOT. Mcxoas 13 oblumx nNpeactaBneHUi U COBCTBEHHOrO OMbiTa
HOPMY BaKaHCUIA OCUCHBIX NOMELLEHNIN B KanMHUHIpaae MOXHO oueHuTb B 8 — 12%.
OTMEeTMM, 4YTO WCMONb30BaHME MPUBEAEHHbLIX HOPM BaKaHCMM TakKXe O3HayaeT
MCNONb30BaHWE MPeAMnonoXeHns, 4YTo O0OYCNOBWUT YCNOBHLIM XapaKkTep pesynbTaTa
OLEHKM, NOSTy4EHHOro AOXOAHbLIM MOAXOAOM.

Ckupaka Ha Topr

8 Hanpumep, Ha uionb 2021 roga CTaBKM KanuTanusaumm oucoB BO BTOPOCTEMEHHbIX AENOBbIX paloHax
Esponbl namensnucs ot 0,03 oTH. en. B rog B NepmanHumn o 0,06 oTH. ea. B rog B benbrn. UCTOYHMK:
CBRE (2021), EMEA Cap Rate Survey, July 2021,
http://cbre.vo.linwd.net/grgservices/secure/Cap%20Rate%20Survey%20Update%207-22-
21.pdf?e=1644936978&h=802edd6e81a92e41525cb4ac22bfadas

% Cnyukuit A.A., Cnyukas W.A. (2021), MOHUTOPUHI CTaBOK KanuTanu3auuu odUCHON HEeABMKMUMOCTU
knacca B/C B MockBe. BnusiHue kpuanuca Ha pblHOK, Teopusi, METOA0MOrMS U NpakTuKa oueHku, 11.05.2021,
http://tmpo.su/sluckij-a-a-sluckaya-i-a-monitoring-stavok-kapitalizacii-ofisnoj-nedvizhimosti-klassa-v-s-v-
moskve-ii-kvartal-2021g-vliyanie-krizisa-na-rynok/
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B 19 no pe3ynbTaTtaM pbIHOYHOM 3KCTPaKUMK (MO cAefikaM, COBEPLUEHHBIM C 06bEKTAMU

KOMMEpYECKOM HEABMXXMMOCTU U KPYMNHbIMU 3eMeNbHbIMKU ydacTkamm) 3a 2020 roa 66110

ornpeaeneHo, YTo CKMAKM Ha TOpr HaxoasaTcs B BepOsSATHOM uHTepsane ot 0,75 oo 0,85

OTH. eA. C Haubonee BeposiTHbIM 3HauyeHneMm 0,80 oTH. ea. MNpu 3TOM abCoONOTHbIN

nHTepsan ckmaok coctasnsan ot 0,70 go 0,90 oTH. ea.

3ateM 3Tu uMdpbl 6bIIM NOATBEPXAEHLI B pe3ysibTaTe NPOMEXYTOYHOM0 MOHUTOPWUHIa

3a nepsoe nonyroaue 2021 ropa 1.

[daHHble no BTOpoMy nonyroamio 2021 roga noka He onybsvMkoBaHbl, OAHAKO OHWU

noaTeepxaatoT gaHHble 2020 roaa.

Ha oCHOBaHWM UMEIOLLMXCS PbIHOYHBIX AAaHHbIX HEeNb3s YyTBEepXAaTb TO, YTO CKMAKM Ha

TOpr SABMSIOTCA Pa3HbIMK

e B pa3sHbIX CErMeHTax — MMEITCA AaHHble U3 TakMX pa3HblX CErMeHTOB, KaK O(pUChHI,
anapTaMeHTbl, TOProeas, pekpeaLmoHHas HeABUXNMOCTb U 3eMeSibHble YYacTKW,

e B pa3HbIX reorpadmnyecknx nokaumsix.

%k k k

B ntore mMbl MMeeM cuTyaumio, KOrAa NPOBEAEHHbBIN aHann3 pbiHKA NMO3BOJIMN HE TOMbKO
[aTb LWMPOKYIO M 06LWYI0 KapTUHY pblHKa OUCHBIX 06bEKTOB rop. KanuHwHrpag, Ho u
onpeaenvTb Kpyr 06beKkToB, KOTOpble MOryT pacCMaTpuBaTbCs B KayecTBe 06beKkToB —
aHaNIoOroB AN OLEHKW MOMELLEHMIN, BXOASWMX B COCTaB 0ObekTa OUEHKM, Kak
CPaBHUTENbHbIM, TaK U AOXOAHbIM MoAXoAamu.

MNpunuém, kak ByaeT nokasaHo No3aHee, KOMMYEeCTBO Taknx 0O6beKToB sBnseTcs bonee
4yeM AO0CTaTOYHbIM A5t TOro, YTOObI MOTYHaOWMNACS Pe3ybTaT OLEHKM Obln MPaKTUYECKH
Ha 100% OOBLEKTMBHLIM W He SBASICS Pe3yNbTaTOM Cy4alHOro  CTeyeHus
obcTtoATensCtB n/vnn ¢HakToB, WAW, HaANpPOTMB, PE3yNbTaTOM LefeHanpaB/eHHOro
nogbopa Manoro konuyectsa O6LEKTOB — aHanoroB Ans obecrnedyeHns 3apaHee
3a[1@aHHOr0 3Ha4YeHNS PbIHOYHOW CTOMMOCTM.

10 Cnyukmin A.A.. (2020), PbiHOYHast DkcTpakumsi Ckuakn Ha Topr, Teopwsi, METOAONOMUS M MpPaKTVKa
oueHku, 31.12.2020, http://tmpo.su/sluckij-a-a-rynochnaya-ekstrakciya-skidki-na-torg/

11 Cnyukuit A.A.. (2021), NMpoMEXyTO4HbI MOHUTOPUHI CKUAOK Ha TOpr (pPbiHOYHAs 3KCTPaKLMS) 3a NepBoe
nonyroaue 2021 roga, Teopusi, METOA0NOMMA U NpakTuKa oueHkn, 10.07.2021, http://tmpo.su/sluckij-a-a-
promezhutochnyj-monitoring-skidok-na-torg-rynochnaya-ekstrakciya-za-pervoe-polugodie-2021-goda/
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