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BHYTPEHHAA HOPMA ITPUBLIJIN KARK HHCTPYMEHT
JOJII PACYHETA CTABKH JUCKOHTHPOBAHMUSA ITPHU OITEHKE
WHBECTHUIINN B HEABUKUMOCTD

AHHOTALMA. Ogra us mpobyieM NHBECTUITMOHHOT'0 aHAIN3a 3aKJI0YaeTcda B 00ecIeueHun
COOTBETCTBUSA NPUMEHAEMbBIX METOJ0B OIIEHKY WHBECTUIIUIN B HEJABUIKUMOCTH YCJIOBUAM
HCIIOJIb30BAHUA 00bEKTa OIeHKU, UTO U OIPEeAe/INJIO aKTyaJIbHOCTh JAaHHOTO HCCJIeI0Ba-
Husa. I'unomesa uccnedo8aHus TPEAIOaraeT, UTO IOBBIIIIEHNEe TOYHOCTHA pacueTra IIpo-
THOBHBIX J€HEKHBIX IIOTOKOB, (OPMUPYIOIIUXCSA B PE3yJIbTaTe UCIIOJIb30BAHUSA 00beKTa
OIIEHKW, BO3MOXKHO 3a CUET IIPUMEHEHUs MeTOJa pacuera CTaBKU AUCKOHTUPOBAHUA,
Haunbojiee COOTBETCTBYIOIETO YCJIOBUAM WHBECTUPOBAaHUA. I]esvlo McciefOBaHUA OBLIO
000CHOBaHME WCIIOJH30BAHUA BHYTPEHHE HOPMBI IPUOBLIN KaK ITOKasaTesis, Haubojee
peasbHO OTPAa’KaIoIlero OKUAAHUA MHBECTOPA OT BJIOJKEHUSA CPEJCTB B O0BEKT HEIBU-
sKumoctu. [1a 060cHO8aHUA TIOTYUYEHHBIX BBIBOJIOB IIPUBEIEHA NHTEPIIPETAIUSA PE3YIb-
TATOB PACYeTOB B CPABHEHUU C Pe3yJbTaTaMH, IIOJYUYEeHHBIMHU APYyruMu meromamu. Ha
KOHKPETHBIX IIPUMepax IIOKasdaHa I0CJIeJLOBAaTeJIbHOCTDH IIPOBEJEHUS PACUeTOB CpemHeil
BHYTPEeHHEH HOPMBI NpuObLIu. IIpoaHann3npoBaHbl BADUAHTEI IPUMEHEHUA Pa3JIUIHBIX
Moau(UKAIINI MeToJa B 3aBUCHUMOCTH OT HCXOAHBIX MaHHBIX 00 MCIIOJB30BAHUU OIle-
HUBaeMbIX 00bEKTOB HEIBUIKNUMOCTHU. BbISIBIIEHBI OCHOBHBIE OTJIMYMS W OIPDAHUYEHUS B
MIPUMEHEeHUN pacCMaTPUBAaeMbIX METOJ0B pacuera CTaBKU AUCKOHTHpoBaHusa. Ompese-
JIEHbI OCHOBHBIE HAIIPABJIEHUSA ¥ BO3MOYKHOCTU IPUMEHEHUS YKa3aHHBIX METOAOB IJIA
MPUHATUSA WHBECTUIIMOHHBIX PEIIeHUI HA PhIHKEe HeIBUKUMOCTH.

KIMKOYEBBIE CJIOBA. UuBecTuIiu B HEABUIKUMOCTH, MHBECTUIIMOHHBIN aKTUB, OIleHKA
HEJBUYKUMOCTH, CTaBKa JUCKOHTUPOBAHUS, CPEIHASA BHYTPEHHAA HOpMA IIPUOBLIN.
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INTERNAL RATE OF RETURN AS A TOOL FOR CALCULATING
THE DISCOUNT RATE WHEN EVALUATING
REAL ESTATE INVESTMENTS

ABSTRACT. One of the problems of investment analysis is to ensure that the applied
methods of evaluating real estate investments comply with the conditions of use of the
valuation object. This determined the relevance of the study. The hypothesis of the study
suggests that an increase in the accuracy of calculating the projected cash flows gener-
ated as a result of using the valuation object, it is possible by applying the method of
calculating the discount rate that is the most consistent with the investment conditions.
The purpose of the study was to substantiate the use of the internal rate of return as
an indicator that most realistically reflects the investor's expectations from investing in
a real estate object. To substantiate the conclusions obtained, the interpretation of the
calculation results in comparison with the results obtained by other methods is given.
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Specific examples show the sequence of calculations of the average internal rate of return.
The application options of various modifications of the method are analyzed depending
on the initial data on the use of real estate objects. The main differences and limitations
in the application of the considered methods of calculating the discount rate are revealed.
The main directions and possibilities of using these methods for making investment deci-
sions in the real estate market are determined.

KEYWORDS. Real estate investments, investment asset, real estate valuation, discount
rate, the average internal rate of return.
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Beenenue

B uHBECTHUIIMOHHOM aHaJIMN3e CYIeCTBYeT 3HAUNTENbHBIN GJIOK BOIIPOCOB, 3aKJII0UAT0-
muxca B BbIOOpe MeToza pacueTa 3(h(GeKTUBHOCTU WHBECTUIUM, HanbOJiee COOTBETCTBY-
forrero o0beKTy oreHKu. Oco6eHHO 3HAUMMBIM 3TO SBJSETCS AJS TaKOro O0beKTa MH-
BECTUIINH KaK HeJBMKNMOCTh, UYTO TPeOyeT 000CHOBAHUSA IIPU BHIOOPE METOHA OIeHKI.

OcHOBHBIE CITOCOOBI TTOJYUYEHUA TOXO0AAa OT MHBECTUPOBAHUSA B 00BEKTHI HEIBUIKMNMOCTH
IpeamoaaraoT Jub0 IPUPOCT KAIInTaa, BOSHUKAIOIIUI IIPK Iepelpogake 00beKTa mo 60-
Jiee BBICOKOM IieHe, Jimbo opMupoBanue peHTHOro noxona [1—4]. Ilpu BeiOope Haumbosee
TIPEeAIIOUYTUTEIHLHOTO CII0c00a OTeUeCTBeHHbBIE U 3apy0eKHbIe CIeIaNCThI B 00JIaCTH OIeH-
ku "HegBmwxumoctu (1. @punman, H. Opaysii, A.H. Acaym, I''M. Crepuux, JI.A. Jleiidep,
A.T'. T'pasaoBa u apyrue) [1-5] peKOMEHAYIOT YYUTHIBATH PN 00A3aTEIBHBIX YCJIOBUM,
TaKUX KaK BeJMUYMHA ePBOHAUAJNBHBIX WHBECTUIUI, MCTOUYHUKU U YCJIOBUSA (pOPMUPOBA-
HUSA TIePBOHAYAJIBHOTO KaIUTajaa IJIa IMIPHUOoOpeTeHns o0beKTa HeIBUIKMMOCTU, TUHAMUKY
¥ HAIIPABJIEHUS N3MEHEHUS CUTYAIINY HA PhIHKE HEIBUKMMOCTH [JISI OIIPEIeIEHUs cTpaTe-
rUu JeficTBUil nHBECTOPOM. IIOCKOIBbKY HEABMIKMMOCTD SBJISETCA PEAJbHBIM aKTUBOM, TO
OCHOBHBIE BO3MOJKHBIE BAPUAHTHI TIOJYUEHUA SKOHOMUYECKOUN BBITOABI IIPEAIIOJIATAIOT €ro
WCIIONB30BAHME IT0 HA3HAUEHWIO MV MPOJaXKy, uTo orMeuaercsa BartyeBoit O.B. [6], mpu
9TOM yKas3bIBAaeTCsS Ha HEOOXOIMMOCTD IIPOBEIEHUS OIeHKU aKTHUBA.

IIpuMeHUTEIBPHO K TAKOMY aKTHUBY KaK HEIBUIKMMOCTb, IIPU HMCIOJL30BAHUU €T0
B KauecTBe 00'beKTa, IPUHOCAIIETO AOXO/, PeUb UJeT O BbI6ope Hambosiee MOAXOAAIIIe-
ro MOMEHTA [JIs MPOAAKU O0'BeKTa WM CIadYMl ero B apeHay, YTO U OyAeT OIMpenessiTh
IoBeeHNe U CTPATEerni0 NHBECTOPa Ha PhIHKE HEIBUIKWUMOCTH.

K ocHOBHBIM (haKTOpaM, OMpPEeAeAIUM CTPATEeTHUIO0 YIYaCTHUKA PhIHKA HEIBUMKI-
MOCTHU, B ucciaenoBauuax [1-5; 7] orHocAT ciaemyrolue:

— IeJI1 MHBECTUPOBAHUS, OIIPEJEJISIOINEe CEeIMEHT PhIHKA HeABUIKUMOCTUA, K KOTOPOMY
OTHOCUTCSI 00'HEKT MHBECTUPOBAHUA, U (GOPMY YIIPaBIEHUA 00HEKTOM HEABUKIMOCTH;

— UCTOYHUKYU U (POPMBI UHBECTUPOBAHUA, 00YCIOBIECHHbBIE JOCTYITHOCTHIO (PUMHAHCO-
BBIX PECYPCOB [JIA OTAEJbHBIX CYO'bEKTOB-YUACTHUKOB PBIHKA HEIBUKMMOCTHU;

— CEeKTOp PBIHKA HEeABUKNMOCTU, BHIOOP KOTOPOTO 3aBUCUT OT IIeJM MHBECTHUPOBA-
HUS U JOCTYIHOCTY MWHBECTUIIMOHHBLIX PECYypPCOB;

— cepy mesiTeJILHOCTU YYACTHUKA, OIPENeIAINYIO ee POJb 1 (ZDYHKIIMU Ha DPBIHKE
HEeJBUKUMOCTHU, TOCTYII K PecypcaM M BO3MOKHOCTH UX MCIIOJIb30BAHUA.

IIpu sTOM cTpaTerus ydJyaCTHUKA PLIHKA HEIBUIKMMOCTU MOKET OBITh CYII[eCTBEH-
HO CKOPPEKTUpPOBaHAa IOJ] BIUSHUEM PBIHOUHBIX TEHIEHIINI, AEMCTBYIOIIUX B MOMEHT
MPUHATUS WHBECTUIIMOHHOTO PeIleHus. BhIIeasi0T [Be OCHOBHBIE PBLIHOUHBIE TEeHIEH-
WU, BIUSION[NE HA CTOUMOCTDb HEIBUIKMMOCTH: 100 YCTOMUYMBLINA POCT CTOMMOCTU He-
IBUKUMOCTH, HAaOJIOAAaeMBbI B JOJITOCPOUYHOM Iepuoje, Jubo MuKInYecKrue KoaebaHus
CTOMMOCTH B TeUeHe KOPOTKUX BPEMEHHBIX MPOMeKyTKOB [7]. IIpu aToMm yBenunueHme
TEMIIOB POCTa CTOMMOCTH CIOCOOCTBYET IPHUBJIEUEHUIO OOJBIIIEro Yucja KaK MOTeH-
MUATbHBIX MHBECTOPOB, TaK M HOBBIX IMOTpPeOUTeseli, YTO B COBOKYITHOCTU IIPUBOIUT
K POCTY CTOMMOCTY HEABUKWMOCTU KaK MHBECTUI[MOHHOTO aKTHBA.

Baikal Research Journal

3NEKTPOHHBIN Hay4HbIN XypHan Bankanbckoro rocyaapCTBeHHOro yHMBEpCUTETa

2025.T. 16, Ne 1 ISSN 2411-6262 2025, vol. 16, no. 1


http://brj-bguep.ru

http://brj-bguep.ru DOI 10.17150/2411-6262.2025.16(1).251-263

B wuccnemoanusx 3saruniesoit H.A., Jlebemea M.A., Kaposa A.H. m apyrux
aBTOpOoB [8—10], mOCBAINEHHBIX BOIIPOCAM BHIOOpPA CETMEHTA WHBECTHUPOBAHUSA, KpPoMe
Cy0'BeKTUBHBIX (DAaKTOPOB, BIMAIONINX HA BHIOOD AEHMCTBUU YUAaCTHUKOM PBIHKA (BBIOOD
00'beKTa WHBECTUIIUI, CPOUHOCTh MOKYIIKM WJN IPONAKU aKTHUBA, WHAVWBUAYyaJTIbHAS
CKJIOHHOCTh MHBECTOPA K PUCKY, HaJuure TpedyeMoro o6beMa MHBECTUIIMOHHELIX PeCyp-
COB, BBIOOD IEPBUUHOTO MJIV BTOPUYHOTO PBIHKA AJIS OCYINECTBICHUS NeATEeTbHOCTH, He-
00XOAUMOCTb BHECEHUS YJIYUIIeHUN B O0BEKT HEJBUIKNMOCTH), OTMEUYaeTCsa 3HAUMMOCTD
00BEKTUBHBIX (haKTOPOB, OOYCJOBJIEHHBIX BIUSHUEM MaKPOIKOHOMHYECKOIN CUTyaI[Uuu
HA COCTOSIHWE PBHIHKOB MHBECTUITMOHHBIX aKTUBOB. OJHAKO IIPW MHBECTUPOBAHUU B He-
IBUIKMMOCTDL B paboTax mcciemoBaTesei, pacCMaTPUBAIOINX BOIIPOCH! oneHK: [11—-14],
PEeKOMeHyeTCs YUYUTHIBATh ellle U P TeXHUYECKUX MOMEHTOB, CBA3AHHBIX C IIPOBee-
HUEeM IIpeIBapUTENbHBIX PACUETOB [IJId MPUHATHSA UHBECTUIIMOHHBIX PeIleHu.

YuursiBasi, UTO IJA TMPUHATUSA pelreHusa o0 MHBECTUPOBAHUMN B HEIBUIKHMOCTD,
HEeo0XOIMMO OCO3HABATh, Ha KAKOM CTAAUM HAXOAUTCS PHIHOK HEIBUIKUMOCTH B MO-
MEHT BJIOXKEHUSA CPEJCTB, BOBHUKAET HE00XOANMOCTD (pOpMaTn3aIluu IPOIeSyPhI OIleH-
KM BOSHUKAIOIMX B pPe3yJbTaTe OIepaluil ¢ HeABUKUMOCTBHIO MEHEKHBIX ITOTOKOB.
Bompoc 3akaouaercss B BEIOOpe MeToAa OIeHKHU 3(Pp(PeKTUBHOCTH MHBECTUINII B HEJBU-
JKMMOCTbH, ITO3BOJIAIONIETO IPUHATL 000CHOBAHHOE PellleHre Ha OCHOBAHWUU JAOCTYIIHBIX
MCXOMHBIX MAaHHBIX OJIA IIPOBEIEHUSA PaAcueToB M 00eCcIeuunBaIonNiero TpedyeMyioo J0CTO-
BEPHOCTH MOJYUEHHBIX Pe3yJIbTAaTOB.

MeTomosorus
Hcmonb3yemMble B MHBECTUI[MOHHOM aHAJN3e METOIbl OIleHKM, 0as3upyioluecs Ha
pacuere meHEXKHBIX IIOTOKOB, BOSHHKAIOINX B pe3yJibTaTe MHBECTHUPOBAHUSA, IPUMe-
HAIOTCA B OIlEHKE HEIBUKMUMOCTU JOXOMHBIM IIOAXOIOM, KOTOPBLIII OCHOBAaH Ha OIIpe-
JIeJIeHUY CTOMMOCTHU OXKHMIaeMbIX JOXOIOB OT 00BbeKTa HeaBmkumocTtu [1-5; 11; 15].
BsaumocBa3b OyAyIero moxoja W TEKyIell CTOMMOCTU HEIBUIKUMOCTHU ONUCHIBAETCS
KO02(pPUIIMEeHTOM KalluTaJnu3aluu:

S:i, (1)

rae: S — CTOMMOCTD HeABMKUMOCTH; D — 0XKUZaeMbIil TOXO0J OT HeABUKUMOCTU; R —
K09 MUIINMEHT KaluTaJIN3alul, OTPAKAIONIUi HOPMY Joxo4a (IpuObLIN) U MOoKa3biBa-
IOIIIMI B3BAMMOCBA3b MEXKY JOXOJOM M O0BEKTOM OIleHKMU.

Wcnosb3oBaHMe MeTOoma KaNUTAJIU3AI[UU MMPAKTUKYeTCA B ABYX BapuaHTax, B OC-
HOBY KOTODBIX ITOJIOMKEHBI OOIMe MPEAIOCHIIKU: IIPAMas KaluTaanusanusa U KaluTa-
Ju3anusa I0Xoha II0 HOPME OTJauyM Ha BJIOMKEHHBINM Kanurtay. IIpm HambGosee wacTo
HMCIOJIb3YeMOM METOJle TIPAMON KaMUTAJIU3AIIUY YUUTHIBAIOT TOJAOBOM JOXOX W CTaBKY
KaluTaJn3anum, KoTopasd oIpejeseTcsa KaK OTHOIIEHWE PHIHOYHOUW CTOMMOCTU MMY-
mecTBa K o0eclieynBaeMOMY UM YUCTOMY moxoxy. OmHON m3 pasHOBUIHOCTEH MeTona
KanuTaJIn3aluy JOX04a ABJIAETCA METOJ NUCKOHTHUPOBAHUA NeHEKHBIX IIOTOKOB, KOTO-
PRIl HCIIONB3yeTCs IJSA OIpeneseHUS TeKYIIeH CTOMMOCTH OYAYINMUX IIOCTYILIEHUH OT
HUCTIOJIL30BAHUSA U MOCJENYIONIell IpoJaku 00beKTa HEeJABUKUMOCTH.

B cyurHOoCcTHM, METO KamWTAJIU3aUU 110 HOPME OTAAauM IPEACTaBJISAET CO00M yIpo-
IIeHHBIA MEeTOJ NVUCKOHTUPOBAHUA MEHEKHBIX IIOTOKOB, OTHAKO ABJISIETCA MeHee yHU-
BepCaJIbHBIM, TaK KaK He OTPa’kaeT BOSMOIKHOU HEePABHOMEDPHOCTY M3MEHEHUS JeHEK-
HBIX TIOTOKOB. B cuiy sTOro mMeToj KaluUTAJIU3aIlMHU II0 HOPME OTAaul, KaK IpaBUJIO,
IPpUMeHAETCA IJIA PABHOMEPHO M3MEHAMIINXCS NeHEKHBIX IIOTOKOB, TOTAA KaK METOJ
IVICKOHTUPOBAHUA NEHEKHBIX ITOTOKOB MOXKET OBITh ITPUMEHEH IJIs JeHEXKHBIX II0TO-
KoB Jro6oro tTuma. IIpu sToMm 060CHOBaHME CTaBKU JUCKOHTA, OTPAKAIONIel HOPMY BO3-
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BpaTa Ha KamuTaj, IPUMEHAEeMY0 JJId KOPPEKTUPOBKU CTOMMOCTH JeHEKHBIX IIOTOKOB
B OIpefieJIeHHbIe IePUOALI BpeMeHU, IIpecTaBaAeT co00ii 3ajauy BEIOOpA B MHBECTHUIIN-
OHHOM aHaJM3e PeaJbHBIX aKTUBOB.

st orrpegesieHrs HOPMBI BO3BpaTa Ha BJIOMKEHHBIN KaluUTaJl B TEOPUU OIEHKU HC-
IIOJIb3YIOTCSI TPU OCHOBHBIX Metona [2; 3]: meron MuByzma, meTon XOCKOJbIa U METOJ
Pumra, uaiie uMCIOJb3yeMbIH Kak 0oJiee TPoCcToi AaA pacueToB. OmHaKO B paboTax IO
olleHKe HeABMKUMOCTU [11] oTMeuaeTcss pa3HUIIA B OIIEHOYHOI CTOMMOCTU O0O'BEKTOB JI0
20 % mnpu MCHOJIb30BAHUY KO3(DMOUIIMEHTOB KAalUTAJN3aIlUU 10 OJHUM U TeM Ke 00b-
eKTaM, PaCCUMTAHHBIX PAsHBIMH MeTomaMu. Bo m30e:kaHme MOZOOHBIX PACXOKIEHUI
B pe3yJbTaTax OIMeHKMN CTOMMOCTHY HEeIBUIKMMOCTU uccaenoBareaamu [11; 12; 15] pexo-
MEeHAyeTCs IPUMEHSTh MeTO/ PHIHOYHOUN 9KCTPAKIIMM, OCHOBAHHBIN HA MCII0Jb30BAHUU
PBIHOUHBIX JAaHHBIX IO 00bEeKTaM-aHajJoraM, COMOCTABUMBIX KaK M0 M3MEHEHHUIO OyIy-
el CTOMMOCTH, TaK U IO PUCKAaM, CBIBAHHBIM C IMOJYUYEHUEM OKUAAeMOTO J0XO0[a.

IIpu MCIIOIb30BAHUY METOA PHIHOUYHON 9KCTPAKIIUH JJIS pacueTa CTABKU AUCKOHTA
MOJKeT ObITh MPUMEHEH OAWH M3 ABYX moaxonos [12; 13; 15]. B cooTBeTcTBUU C TIEPBBIM
TOAXO0I0M, CTaBKa AVMCKOHTHUPOBAHUS OIIPeIessieTcsa Ha OCHOBE CTaBKM KalUTAJIU3aIlUN,
paccumTaHHOUI II0 Oo0beKTaM-aHasoraM. IIpu sToM OJA pacyera MOKET KMCIOJb30BaThCS
6asoBas (opmysa momenan AaByna (2), oTHoOcAIAsICad K MOIEJIIM COOCTBEHHOCTH:

R=1i(+/-)A, (2

rme i — CTaBKa QUCKOHTA; A — BeJINYMHA KOPPEKTUPOBKU.

Bropoii BapuaHT MpeJloJaraeT pacueT IoKasaTess CpelHell BHYTPeHHEH HOPMBI
IpuOBLLIN IO O0BEeKTaM-aHaJoraM. JIormKa mMpUMeHeHUs HAHHOTO BapuaHTa 3aKJioua-
eTcsA B cjaenyioleM. BuyTpeHHAs HopMma npubbiau (internal rate of return — IRR),
MIpeICTaB/JIsIeT TaKoe 3HaueHue CTAaBKU NUCKOHTUPOBAHUS, MPU KOTOPOM YHCTAs Ha-
cToAIlas CTOMMOCTD paBHa HyJio [16; 17]. ITosaTomy, paccuuTaB sHaueHUEe BHYTPEHHEI
HOPMBI IPUOBLIN JJIA KOHKPETHOI'O O0'BEKTA-aHAJIOTa, MOYKHO OIPEAENUTh OKUIAHUA
MHBECTOPA OTHOCUTEJIbHO TOH HOPMBI JOXOITHOCTU, HA KOTOPYIO OH PACCUUTHIBAJ IIPU
mpuobpereHuu oobeKTa. IloKazaTesy HOPMBI JOXOJHOCTU OIMPENeISIOTCA 10 HEeCKOJIb-
KM 00'BEKTaM, a 3aTeM PACCUUTHIBAETCA CpelHee 3HAUEHE, KOTOPOe HUBEJIUPYET BJIU-
sgHUe CyOBeKTUBHBIX (DAaKTOPOB HA PEe3yJIbTAT pacyera.

g obrrero caydas MHBECTUIIUI, PacIpeleIeHHBIX BO BpEeMeH, BHYTPEHHAA HOP-
Ma IpUOBLIN MOKeT OBITH oIpejeseHa U3 ypaBHeHHuA 1o dopmye (3):

r 1 r 1
et =Y In*——— =0, (3)

“NIn -
) (1+IRR) n=0 (1+IRR)

rae I — WHBECTMIIMOHHBIE BIOYKeHWA Ha mare n; CV — YWCTHIA NeHeXHBI IIOTOK Ha Iare
n t; IRR — BHYTpeHHss HOpMAa IPUOLLIN, IPUMeHseMasa B KaueCTBe CTaBKU ANCKOHTA.

Pacuer m wuHTepuperanus IIOKasaTejs BHYTPeHHEl HOPMbI IPUOBLIIN CBA3AHBI
C OIpeNeeHHON CJIOMKHOCTHIO, IIO9TOMY €ro IpHUMeHeHUe OMPABAAHHO MIJs CUTyaIluil
BbIOOpA, B YACTHOCTH, B OIl€HKE MHBECTUIUH [Jis OIpPeAeSIeHIsS CTAaBKM AVCKOHTA Me-
TOAOM PBLIHOUHOH SKCTpaximu. TeXHUUYEeCKM TaKOW pacueT MOKeT ObITh pean30BaH
CJENYIONIUM 00pa3oMm:

— OoCyIIecTBJIsAeTCs cOOp PBIHOUHON HMHMOPMAIUU O IeHaX MNPEeIJOKeHUSI O0BheK-
TOB-aHAJIOTOB, 00 YPOBHE apeHIHbLIX CTABOK, CTEIEeHU 3arPy3KU 00HLEeKTOB, YPOBHE DKC-
IJIyaTalMOHHBIX PACXOI0B;

— Ha OCHOBe MH(POPMAIIUU O COCTOAHUU PHIHKA HEIBUIKUMOCTHU PACUETHBIM CIIOCO-
0OM OIIpenesIIOTCS 3HAUEHUSA YKWCTOTO OIIEPAIlMOHHOTO J0XOJAa IO BHIOPAHHBLIM 00BEK-
TaM-aHaJoram;
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— PaCCUUTHIBAETCS IIPOTHO3 BRIPYUYKM OT MPOJAKU 00bEKTOB-aHAJOTOB.
Bripyuka oT Ipofasku 00beKTa B KOHIe IIPOTHO3HOTO Imepuozia (peBepcus) ompese-
JISIeTCS C MCIIOJIb30BAaHUEM CTaHIAPTHOUN GopMysabl Kanutaausanuu (4):

Y04 (n+1
Bblpz%*loo%, 4)
rae Boip — BBIpyYKa OT IPOJaXM OOBEKTa B KOHIE IIPOTHOBHOTO II€PHOJA, D.;

9O/I(n+1) — YUCTHIHA ONMEPAIIMOHHBINA [OXO B IMOCTIPOTHO3HBIN ITepuon, p; R — HOp-
Ma Kanuranmsanuu, % .

Pe3yasTaThl ¥ BBIBOJBI

Pacuer cTaBKU [AUCKOHTUPOBAHUSA HA OCHOBe IIOKa3aTeljd cpefHell BHYTpeHHel
HOpPMBI IIPUOBLIX OBLI IIPOBEJEeH B HECKOJbKUX BapWaHTaX: 0 O0beKTaM-aHaJoram
B OTHEJBHOCTH C IOCJENYIOIIUM yCPeIHEHWeM pes3yJibTaTa W IO CPeIHUM 3HAUeHUAM
apeHIHOM CTaBKM M KBaJpPATHOTO MeTpa. BrIpyuKa OT Impogasku 00beKTa HeIBUIKUIMO-
CTH TaK:kKe ObLJIa paccurTaHa ABYMs CIIOCO0aMM: ¢ KamuTajamsaluell YMCTOr0 ollepa-
IIMOHHOTO M0XO[a 3a IOCTIIPOTHO3HBIN I'ofl U IO TPEHAY POCTa CTOMMOCTHU. B KauecTBe
UCXOMHBIX TaHHBIX WCIIOJIb30BAJNUCh JaHHBIE 00 M3MEHEHUN CPEIHUX IeH Ha HEJBUIKU-
mocTh (puc. 1).

100 000
90 000
80 000
70 000
60 000
50 000
40 000
30 000
20 000
10 000

0
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2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024

M Cpenusaa mexa 1 m?, p. -8 Temn npupocra, % — Cpeguuil Temn npupocra, %

Puc. 1. ]lanHnble 00 usmeHneHuU cpedHUX yeH HA HeOB8UNICUMOCMb

CocraBieH aBropamMu 1o gaHHBIM: Pocpusar. Hegsmxkumocts B Poccuu u 3a pydesxom. URL: https://
rosrealt.ru/ (mara oopamenus 25.04.2024).

Pacuersl BHyTpPeHHel HOPMBLI MpuOLIIM HpoBedeHbl B Exel ¢ mcmoiab3oBamuem
craugaprHoii ¢puHancoBoi Gyuriuu BCJI. PacuerTbl, mpoBefeHHBIE PA3JINUYHBIMU
crmocobamu, mpencraBiaeHbl B Taba. 1-4. [Ina BapuaHTa pacueTa BHYTPEHHEN HOD-
MbI HPUOBIIU MO O0BEKTaM-aHAJoOTaM C yCpeAHeHNeM, BBIPYYKa OT IPOJAKU 00h-
€KTa PacCYMTHIBAETCA C yUEeTOM KaIllUTaJM3al[uy II0 IPUBEAEHHOU BBIIIE (DOPMYJIie
(3) (Taba. 1).
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Tabauma 1
Pacuem enympennetl Hopmb. npubsiau (6apuanm no aHanozam ¢ ycpedHenuem,
paciem 6uipyuKu om npodaixcu kKanumaauiayuei)

ITocTupo- Buy-
. THO3HBIN

ITorasartenu IIporHO3HBIH HEPUO]], TOABI TPEHHAA
nepuoxn HOpMA

(roxm) TIpHUOBI-

u, %

1 2 3 4 5 6 , /0

Nupecturnun

(0), amaor 1| 49 900 000

YucTelil omne-
PaMOHHBIN 5661404 5962591 | 6279801| 6613 886 6 965 745 | 7 336 322
Aoxoz (p.)
Bripyuka oT
npopaku (p.)
JleHexHBIE
noToku (p.)

68 435 842

5661 404| 5962591 | 6279801| 6613 886 75 401 587 17,64

Nusectunun

(p.), amamor 2 168 525 000

YucTelit ome-
PalOHHBIN 18 295 074 | 19 268 372 | 20 293 449 | 21 373 061 22 510 108 | 23 707 645

noxon (p.)

Bripyuka ot 221 153 409

mpoxaxxku (p.)

Henesxcusie 18 295 074 | 19 268 372| 20 293 449 | 21 373 061 | 243 663 516 16,39
moToKH (p.)

NuBecTunun 80 000 000

(p.), anaJsor 3

YucToiii one-
PaALMOHHBIN 7675 192| 8083 512| 8 513 555| 8 966 476 9 443 493 | 9 945 887
noxoz (p.)
Bripyuka ot 92 778 792
mpoxaxxku (p.)
JleHeKHBIE

moToxu (p.)

7675192 8083 512| 8 513 555| 8 966 476 | 102 222 285 13,00

Cpenuss
BHYTPEHHAA
HOpMA TIpHU-
ObLIN

15,68

IIpu pacuerax c y4yeTOM KAIHWTAJIW3alMU B BapHUaHTe MO KaKJOMYy aHAJOTy B OT-
IeJILHOCTU C IIOCJEAYIOINM yCpeIHeHreM Pe3yJbTaTOB MCIO0JIb30BaJiach CTaBKa Kallu-
TaJIU3aIUN, OIpeHesieHHas aHajJorudubiM obpasom (10,72 %) (taba. 1-2). MaHubIH
crmocob pacueTra IIPeIOJaraeT, 4TO BHaUaje IIPOU3BOAUTCS PACUET COOTBETCTBYIOIIETO
TIOKa3aTeJsd M0 KajKIOMy 00beKTy aHAJIOTy, a 3aTeM HaXOAUTCS CpeJHee 3HAUEHUe pac-
CUMTAHHBIX TTOKa3aTesel.

IIpu pacuerax II0 CPEJHUM 3SHAUEHUSM B BaPUAHTE IO KAXKIOMY aHAJIOTY KUCIIOJIb30-
Bajsiach craBka Kanuranusanuu 10,54 % (puc. 3). IIporHO3HBIH TIEPUOL IPUHAT 5 JIeT.
IIpomeHT IPUPOCTa YUCTOTO OIEPAILMOHHOI0 JOX0Ja U CTOMMOCTY HEJBUMKXMMOCTU IIPU-
HAT 5,32 %.

ITocemoBaTeILHOCTDL MPOBEAEHUS PACUETOB JJis BapHaHTa PACUETOB II0 CPEeTHUM
3HAUEHUAM cjenyiomad. Ha mepBoM miare ompenesnseTcd CPeIHSAA TOJOBasd apeHIHAsd
CTaBKa 3a KBaJPATHBLIN MeTpP II0 BCeM O0'beKTaM-aHaJIoTraM, 3a BLIUETOM IIOTEDPh OT He-
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O0BeKT 3

- BHyTpeHHAS HOpMAa NpuObLLIN, %

— CpenHAsA BHYTPEHHAS HOpMa NpPuUObLIN, %

Puc. 2. CoomHuoweHnue cpedHeil u 8HYmMpeHHell HOPMbL NPUObLLIY NPU pacieme BulpYLKU
om npodaixcu ¢ yiemom KAGnumanu3ayuu

Tabanma 2

Pacuem enympenneii nopmvL npubviau (6apuanm no 06seKmam-aHaiLozam
¢ ycpednenuem, paciem blpYuiKu om npooaxu no mpendy)

IToxasarenu

ITporHO3HEBIN TEPUOT,

BuyTpen-
HAA HOpMa
pubHLIH,

Tonx

1

3

%

WNuBectunuu (p.),
anajor 1

49 000 000

YucThlil oneparu-
OHHBIN 10X0Z (P.)

5 661 404

5962 591

6 279 801

6 613 886

6 965 745

Bripyuka ot
npogaxu (p.)

64 662 843

JleHeKHBIE TIOTO-
ku (p.)

5 661 404

5962 591

6 279 801

6 613 886

71 628 588

16,67

HNuBectunuu (p.),
anaJor 2

168 525 000

YucThlil oneparu-
OHHBIU 10XOZK (P.)

18 295 074

19 268 372

20 293 449

21 373 061

22 510 108

Bripyuka or
npoxaku (p.)

218 382 879

HeHexHBIE TIOTO-
Ku (p.)

18 295 074

19 268 372

20 293 449

21 373 061

240 892 987

16,18

WNuBectunuu (p.),
aHajor 3

80 000 000

YucTslil omepa-
IIUOHHBIN TOXO[

(p.)

7675192

8 083 512

8 513 555

8 966 476

9 443 493
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Oxonuanue Tabda. 2

Bryrpen-
ITokasatenu IIporuHo3HubIi IEPUOZ HAA HOpMAa
npubkLIH,
Ton 1 2 3 4 5 %
Bripyuxa or 103 667 885
mpopaxku (p.)
f;‘*(‘;”;‘”’le moro- 7 675 192 8083 512| 8513 555| 8966476 113 111 378 14,91
Cpenusis BHY-
TPEeHHAA HOpMa 15,92
IPUOBLIN
250 000, po........240893 ~17.0
16,67 218 383 ’
200 000 | 160 | 16,5
\.\ 15,92 L 16,0
150 000 f----------mmmmemee e AN -
113 111
\03 668 15,5
100000 f------------ IPOT REEEEEEEERE IR CEEEEERREEN Seumm| 2090 EEREE
71629
64 663 15,0
,,,,,,,,,,,,,,,,,,,,,,,,,,, 14,91 o
50 000 L 14,5
0 T T 14,0
O0BexT 1 Oo0bexT 2 O0BexT 3
[] Beipyuka or mpojaku, Teic. p. -B- BHyTpeHHAA HOpMa IpPUOLLIU, %
B TenesxHbIil TOTOK, THIC. P. — CpenHsisg BHYTPEeHHAS HOpMa IpuobLIn, %

Puc. 3. Coomnowernue cpedneil u 6HympeHHell HOPMbL NPUbLLAL NPU pacieme BblpYUKU NO
CcpeOHUM 3HALeHUAM

I03arpysKM W OINEPaIMOHHBIX PACXOJ0B, a TaKyKe cpelHsas IeHa 3a 1 m2. Ha BTOpOM
1mare ompeesseTcsa CTaBKa KalUTAJIU3aluu KaK OTHOIIIeHNE CPeIHEro0BOM apeHIHOI
CTaBKU u cpefueit mensl 3a 1 m2. Pacuer BHyTpeHHEH HOPMBI MPUOBLIN TAKYKe MIPOU3-
BOJUTCS IO CPeSHUM 3HaueHuaM 3a 1 m?. B xauecTBe 0asnl A1 pacueTa HUCIOIbL3YyeTCs
cpeaHAs 1eHa 3a 1 M2, a B KauecTBe YKMCTOr'0 OIEPAIlMOHHOr0 J0X0/Ja — CPEeJHerogoBas
apeHaHasa CTaBKa 3a KBAAPaTHBLIM MeTp 3a BbIUYETOM IOTEPh OT HeAO03arpysKu U omepa-
IIMOHHBIX PACXOJ0B. BEIpyUKa OT IPoAaKu OnpeneasieTcs OTHUM U3 CII0CO00B, OITMCAH-
HBIX BBIIIE (C yUYETOM KaOUTAJIU3alUU WJIU IO TPEHAY), C IIOIPAaBKOM Ha TO, YTO PaCUeT
IIPOM3BOAUTCA Takike Ha 1 M2 mromaay o0beKTa HeqBMKUMOCTH (Tabu. 3—4).

B kKauecTBe 0e3pHCKOBOM CTaBKW IPUHATA CPENHAS MTOXOMHOCTH IO OOJUTAIIM-
AM (peepabHOTO 3aiiMa CO CPOKOM IIoralleHus 5—7 JeT, KoTopas Ha JaTy pacuera
(27.06.2024 r.) cocraBusa 15,46 %1 (tada. 5).

B Tabn. 6 mpencraBiieHO CpaBHEHUWE Pe3YJIBTATOB pacueTa CTaBKU AVMCKOHTHUPOBA-
HUS, PACCUNUTAHHOMN PA3JIUYHBIMU CIIOCOOAMU.

1 URL: https://www.dohod.ru/analytic/bonds (mara o6pamernusa 27.06.2024).
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Tabaumna 3
Pacuem enympennel HopmbL npubsiau (6apuanm no cpedHUM UeHam U apeHOHbLM
cmaeéxam 3a 1 m2, paciem 6vipyuKu om npodaxcu kanumanuiayuei)

BryTtpen-
. TTocTporsos- | HAs HOpMAa
ITokasaresu IIporuosHsbIil mepuos, o
HBIN rox npubkHLIN,
0,
(0]
Tox 1 2 3 4 5 6
WNusectunuu (p./m?) 72 063
“Incrrit onepanuonnpi 7599(8 003| 8 429| 8 877| 9 350 9 847 15,87
noxox (p./m*)
Beipyuka ot upogaku (p./m?) 93 427
Ienesxuble TOTOKYU (p./M?) 75998 003| 8 429 | 8 877| 102 776
Tabauma 4

Pacuem enympenneil Hopmb. npubsviau (6apuanm no cpedHum yenam u apeHonsvlm
cmaerxam 3a 1 m2, pacwem 6vipyuku om npodaxu no mpendy)

BuyTpenusaa
IToxasarenu IIporunosusblit mepuon HOpMa IIpU-
obLIH, %
Ton 1 2 3 4 5
WNusectunun (p./m?) 72 063
‘Imcrrit onepanuonnpIi 7599 8003| 8429| 8877| 9350 15,86
Boxox (p./m?)
Bripyuka ot npogaxu (p./m?) 93 383
Iene:xubie TOTOKY (p./M?) 7 599 8 003 8 429 8 877 102 733
Ta6auma 5
Pacuem cmaéxu duckonma Ha ocHoée 6e3PUCK060U CMA6KU KYMYAAMUEHbBLM Memodom
ITokasareisn 3HaueHue, MIPOIL. II.
Bespuckosas craBka 15,46
IIpemus s3a puck 1,80
IIpemus 3a HUBKYIO JUKBUJHOCTH 5,15
IIpemMus 3a MHBECTUIIMOHHBIA MEHEIKMEHT 1,50
CraBKa AVCKOHTUPOBAHUS 23,91
Tabauma 6

Pesynbmambt paciema cmasxku 6ucrconmup06anuﬂ pa3nuiHblMU cnocobamu

3HaUueHle CTaBKU

Bapuant pacuera
p p nuckoHTa, %

Meron KyMyJIATUBHOI'O IIOCTPOEHUSA 23,91

Pacuer BHyTpeHHel MPUOLIIN II0 00beKTaM-aHAJOTaM C IOCJIeYyIOIIM

ycpeqHeHneM (BBIPYYKa OT MPOAAKU OIPENEIsIeTCS C YIETOM 15,68

KaIuTaJIu3aI[IN)

Pacuer BHyTpeHHe!N NPUOBLIN IO 00BEKTaM-aHAJOTraM C IIOCJIEeAYIOI[UM 15.92
’

ycpenHeHUeM (BBIPYUYKA OT MPOJAYKYU OIPENeAeTCsS 0 TPEHIY)

Pacuer BHyTpeHHe!l HOPMBI IPUOBIIYU 10 CPeIHUM 3HAYEHUAM apeHIHON
CTaBKU 1 cToMMOCTH 1 M? (BBIPYYKa OT IPOAAKY OIPeLeAeTCs 15,87
C yU4eTOM KaluTaJu3aIiumn)

Pacuer BHyTpeHHe!l HOPMBI IPUOLLIN IO CPESHUM 3HAUCHUIM apeHJHOMI 15.86
cTaBKU U cTouMocTu 1 M? (BBIPYUYKA OT MPOJAIKU OIPEAEIIeTCs IO TPEHAY) ’
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BriBoasl

CpaBHeHmne IOJYUYEHHBLIX pPe3yJIbTATOB PACUETOB CTABKU AUCKOHTUPOBAHUSA pas-
JUYHBIMU BapUaHTaMU MOKA3bIBaeT, UTO BBLIABJIECHHBIE PACXOKIEHUS 3HAUEHUN B pAIe
cJIyyaeB OrPAaHUUYMBAIOT BHIOOD IPUMEHSAEMbBIX METOHO0B, UTO MOXKET ObITH CBSA3aHO C J0-
CTYIHOCTBHIO UMeIoIeicsa NCX0qHOM nH(popMalueil 1 BO3MOKHOCThIO BBITIOJTHEHUS pac-
YETOB B CBABU C UX PA3JIMUYHOU TPYyAOeMKOCThIO. IIocKOoIbKY HamboJiee YacTO IPUMeEH-
eMBbIll B OIleHKE JOXOAHBIN IIOJX0I OCHOBAH HA (DOPMUPOBAHUY MPOTHO3HBIX MEHEKHBIX
IIOTOKOB OT HCIIOJIb30BAHUSA O0BEKTa HEABUIKHUMOCTH, KAUeCTBO IIPUHUMAEMBIX HHBE-
CTUIIMOHHBIX PEIIeHUN MPaKTUUECKHW ITOJHOCTHIO OyIeT 3aBUCETHh OT TOT0, HACKOJIbBKO
TOYHO (DOPMAJIM30BAHBI OKUJAaHNUSI NHBECTOPA, ONUCHIBAEMbBIE B TaHHOM CJIydYae IoCpe-
CTBOM CTaBKHU OUCKOHTHPOBaHus. Haubosiee uacTo mpuMeHsieMble [Jis ee pacuyeTa MeTo-
OBl — KYMYJSTUBHBIN M METOJ PHLIHOUHOM 9KCTPAKIIMU — KaK MOKAas3bIBAIOT IPOBEIeH-
HbIe PacyueThl, IIPU MCIIOJb30BAHUY MOTYT IIPUBECTU K IPOTUBOPEUUBLIM pe3yJIbTaTaM.
YuuThIBas BBHIIIECKA3aHHOE, MOYKHO CHEJATDh CJIEYIOIe BbIBOIbI.

1. Pacuer cTaBKM AUCKOHTHMPOBAHUS HA OCHOBE METOJa KYMYJISTUBHOTO IIOCTPOE-
HUA MOKET IPUBOAUTH K €€ HeOOOCHOBAHHOMY 3aBBINIEHUIO, UTO OOYCJIOBJIEHO CYO'h-
eKTUBU3MOM MHEHHI 5KCIIEPTOB, YUMTHIBAEMBIX IIPU HASHAUCHWU MPEMHUU 34 PUCK.
Kpome Toro, utoroBoe 3HaueHue CTaBKU JUCKOHTA IIPU MCIIOJH30BAHUU STOTO METOHA
CYIIIeCTBEHHBIM 00PasoM 3aBUCUT OT BHIOPAHHOI 6€3pMCKOBOIl CTaBKU, 3HAUEHME KOTO-
pPO# MOKEeT 3HAUUTEJHHO PA3INYaThCA KaK HA MOMEHT OIleHKW, TaK U B TeUeHUe pac-
YyeTHOTO mepuoja. omosHuTeIbHBIE BOIPOCHI BBHIBBIBAET TaK:Ke O0OCHOBaHME BBIOODPA
0e3pUCKOBOM CTAaBKM, IPUMEHAEMOU B pacueTax.

2. Pacuer cTaBKU JUCKOHTUPOBAHUSA C UCIOJH30BAHEM METOIa PHIHOYHOM 9KCTPaK-
MY BO3MOXKEH IBYMS METONAMM: Ha OCHOBE CTABKM KAIUTAIU3AINKU WIX HA OCHOBE
IoKasaTeJsis cpefHell BHYTpeHHel HopMmbl npubniiu. O0a BapuaHTa IIpeAIioiaraioT MC-
MOJb30BaHMe JAaHHBIX IO O0BbeKTaM-aHaJioTaM U TPeOyIOT JOCTAaTOUHOI MH(MOPMAI[MOH-
HO# 6a3bl V1A IPOBEJNEeHUA PACUETOB, OTZHAKO IIPOBEIEHUE PACUETOB II0 H0jIee IPOCTOMY
B TeXHUYECKOM OTHOIIIEHUY METOAYy pacuera o0Ilell CTaBKM KaIUTAJIN3al[UN MOXKET OC-
JIOXKHATHCS MIOMCKOM TOCTYITHOM W MOCTOBEPHOII mMH(pOpMAIUU O (PAaKTUUYECKUX IeHaX
IIPOJasK, KOTOPHIe, KaK IIPABUJIO, HE COBIALAIOT C 3asBJIEHHBIMU IIeHAMU IPEAJI0KEHUA.

3. Pacuer cTaBKH AMCKOHTHPOBAHUS Ha OCHOBE cpelHell BHYTPeHHE HOPMBI pPeHTa-
OeTbHOCTU TIPU 00Jiee CJIOYKHOM TeXHWYECKOM HCIIOJHEHUM ITO3BOJISAET HCIIOJb30BaTh WH-
dopmarnimo 06 00BEKTaX HEABUIKMMOCTY, UMEIOITYIOCA B OTKPBITOM moctyte. IlomyuerHoe
3HaUeHNe BHYTPEHHE HOPMBI PEHTAOEHLHOCTH OTPAaXKaeT IIPEAMOJIOKEeHNs MHBECTopa OT-
HOCUTEJIBHO OKUAAeMOIl UM HOPMBI JOXOMZHOCTH, UTO MOYKHO PACCMATPUBATL KaK IIPEUMY-
IIIeCTBO STOT'0 METOA IIPU ero UCIIOJIb30BaHUM B MPUHATUYN WHBECTUIIMOHHBIX PEITIeHUI.

4. Vcnonb3oBaHME CPeIHETO 3BHAUEHU IIOKA3aTe/d BHYTPEHHEH HOPMBI PeHTa0e b-
HOCTU MO O0beKTaM-aHaJioraM II03BOJIAET MUHHUMU3UPOBATH BJIUAHUE CYOBEKTHUBHBIX
(daxTopoB Ha peayJsbTAT pacueTa u 00Jiee JOCTOBEPHO OTPA3UTh YCJIOBUSA MHBECTUPOBA-
HUS HAa MOMEHT HIPUHATHUSA PeIleHn.

5. IIpoBenenue pacueToB cpelHell BHYTPeHHEH HOPMbBI PeHTAbeIbHOCTH II0 00BheK-
TaM-aHajioraM C yCpeAHeHWEeM WJIM 0 CPeJHUM IleHaM W apeHIHbBIM CTaBKaM U WC-
TIO0JIb30BaHME B pacueTax IIOKasaTejid BhIPYUKM, PACCUMTAHHOM C yUETOM KaluTan3a-
WU UJIU 10 TPEHAY, IPUBOAUT K HEe3HAUUTEIHLHOMY PACXOKJEHUIO B pe3yabTaTax, UTo
IMO3BOJIAET HCIIOJB30BATh [IJIsi MPUHATUSA WHBECTUIIMOHHBIX PEIeHUH 1000 M3 9TUX
BapUAHTOB B 3aBUCUMOCTH OT JOCTYITHOCTU MCXOMHBIX HAHHBIX.
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