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OCHOBHbIE PUCKU NPN UHBECTUPOBAHUN B
HEABUXKUMOCTD

NHCTPYMEHTbI ypaBaAeHNA PUCKaMM

HenBUKMMOCTb VS aIbTEPHATUBHbIE
WHCTPYMEHTbI NHBECTUPOBAHMA

[10XO04HOCTb a/IbTEPHATUBHbIX MHCTPYMEHTOB
N CTaBKU KanuTaamsaumm

OLI,EHKa PUCKOB U CTOMMOCTU KalKnTala
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OCHOBHBbIE PUCKU TTPU NHBECTUPOBAHWI B HEABNAKUMOCTb

feononntTuueckni PUCK (HOBbIe CaHKUUU, yBeENINHEHUE OTTOKA KAalrnTtasa,
nageHmne I'IOKYI'IaTeI'IbCKOl;i CI'IOCO6HOCTM, pocCT K/1H04EBOW CTaBKM)

CTpaHoOBOM pPUCK (Pa3BMBAOLLAACA SKOHOMUKA, YPOBEHb U3HU HUXKE Yem
Ha 3anage, poHAMPOBAHME [OPOIKE)

BanioTHbIN PUCK (NpOoao/IMKaloWMICA OTTOK KanuTasia AaBuT Ha Kypc
Ba/IlOT, MHBECTULMU B HEABUXKMMOCTb MeHee NpuBeKaTeibHbl 414
MHOCTPAHHbIX MHBECTOPOB, T.K. PUCKU NOTEPDL B 40/11aPOBOM SKBUBAIEHTE
CYLLLECTBEHHbI, HO A/1A ONMNOPTYHMUCTOB ecTb WaHc (npumep 2002 - 2007)

[esenonepckunii puck (3aBMcMMoCTb ce6eCTOMMOCTM CTPOUTENLCTBA OT
Kypca BantoT T.K. n3berkaTb MMMOPTHYHO COCTABAAIOLLYIO PacXxoa0B
HEBO3MOXHO, rPagoCTPOUTE/IbHbIE PUCKN).

KommepuecKkuit puck (caaya B apeHay, USMeHeHue cnpoca, poct
PACcXo40B Ha MAapPKETUHT, YBE/IMYEHME CPOKOB 3aMNo/HEHMS 0OBbEKTA)

PUCK NMKBUAHOCTU (CPOKM 3KCNO3ULNM 0ObEKTA Ha PbIHKE, IMKBUAHOCTb
a/NbTePHATUBHbIX MHCTPYMEHTOB BblLLE)

duHaHcoBble PUCKYU (BbiCOKMM LTV, BantoTHbIN KpeauT)

3aKOHOAaTeNbHbIii U HANOroBble PUCKU (M3MEHEHME HA/IOTOBbIX CTABOK,
$3-214, 3akoHoaaTenbcTBo 0 KMKax)
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YTPABJIAEMBbIE N HEYTTIPABJTIAEMBbIE PUCKH _

* BantoTHbIN pUCK e [eononnTUyecKnu
e JleBenonepckum puckK  CTpaHoBOWM
 Kommepueckmne pucku e 3aKOHOAATENbHbIN M HAa/IOTOBbIN

* (PUHAHCOBbIE PUCKMU

* PUCK nnMKBMAHOCTU



NHCTPYMEHTbI YINPABNEHNA PUCKAMMU

BA/NIOTHbLIE PUCKU AEBENNOMNEPCKUE PUCKU KOMMEPYECKUE PUCKU

«  BastoTHble CBOMbI M PpopBapabl XeKMpPOBaHMe BaItOTHbIX PUCKOB WM NpodeccroHanbHoe ynpasaeHue
. ONUMOHbI Ha NOKYKY BaMOTHI 3anacbl Ba/IOTHOM HAJIMYHOCTU ANA 06BHEKTOM
MMHUMW33LMM pocTa cebecTonmocTu *  3aKloueHMe NpeaBapUTENbHbIX A0TOBOPOB
«  ®dasnpoBaHMe NPOEKTOB ANA MOAYYEHUA C apeHAaTOpamu
H6onee BbICTPOIM OKyNaemocTu .

ArpeccuBHbIM MAapKEeTUHT
* OTtnaraTtesibHble YC/I0BMA NO CAeNKe Npu .
NOKynKe npoeKkTta 6e3 komnnekTta NP,

®UHAHCOBbIE PUCKU PUCKU TUKBUAHOCTU

M3meHeHWe npoayKTa nog apeHaatopa /
PbIHOYHbIE TEHAEHUMW (NPOoAarka BMECTo

apeHAapbl)

KompopTHbil LTV 60-65% (He MpasnabHOE N CBOEBPEMEHHOE
neperpy*Kaem o6bEKT KpeanTom) No3NLMNOHMPOBAHME 0OBEKTA HA PbIHKE

*  KpeauT B BankoTe AEHEKHOro NoToKa * [lpmBneyvyeHume npodeccMoHabHOro
(KpeanT oTAnyHOM BantoTe He bonee 30- KOHCY/IbTaHTa 414 NOUCKa NOKynaTena u
40% OT COBOKYMHOTO KpeanTa) yNpaBAeHUA CAENKOM

*  [locpoyHOe noralieHune 4yactu gOAra,
peduHaHcMpoBaHMe (4acTb NPUBLIAK Ha
[0CPOYHOE NoralleHne aonra)



CASE STUDY: BU-BANIOTHbIV KPEAUT (CHUMAEM PUCK — YBEJIMYUBAEM JOXOAHOCTb)

* OODBEKT caaeTca B apeHay Ha TEKYLWMIA MOMEHT
3anonHeH Ha 60%, NnaHMpyeTca A03anonHeHne 10 Kypc Espo/py6ab 78,0 80,0 82,0

100% B TeueHMe 6anKawmx 18 mecaues. MporHo3 YMCTbIN ONepaLMOHHbIN A0XOA, ~ 353,5 506,7 587,5
OEHEXXHOro NOTOKa NpeaCcTaB/eH HUXKeE.

. MoKynKa ob6beKTa / npogaka obbekTa (5 000) - - 6 527
e CobcTBEHHUK NpoaaeT 06beKT No ueHe 5 mapg pybneii.
* [IPOrHO3MPYETCA CHUNKEHME CTAaBOK KanuTanusaLmm 4o Mpuenederne / nepeycrynka kpeanta 3250 s - (3057)
9,0% B TeyeHMe BAnKaANLINX TPeX NeT. MpoLueHTbI - (146,2) (144,7) (143,0)
ObcnyKknBaHe oonra (123,7) (116,6) (119,6)
° —_ 0,
LTV = 65% IRR (Ha cobcTBEHHbIN KanuTtan) 34,9%

* CraBka—4,5%

- AvopTusaLn - 3,5% (s ww pyesi) mmmm

* Laposou nnatex —65%

Kypc EBpo/py6b 80,0 90,0 120,0
* KypcHa Aaty nonyuenms — 78 pyb Ynctbii onepaLnoHHbIN A0XO04 - 353,5 506,7 587,5
Mokynka obbeKTa / npoaaska obbeKTa (5 000) - - 6527,0
MpuBneyeHue / NnepeycTynka KpeauTa 3250 - - (4 475,0)
MpoLEeHTbI - (150,0) (162,8) (209,2)
ObcnyknBaHe gonra (116,7) (131,2) (175,0)

IRR (Ha cobcTBEHHDIN KanuTan) 14,3%



CASE STUDY: BU-BANIOTHbIV KPEAUT (CHUMAEM PUCK — YBEJIMYUBAEM JOXOAHOCTb)

MpoeKT — nocTpoeHHoe opUCHOE 34aHue

* OODBEKT caaeTca B apeHay Ha TEKYLWMIA MOMEHT
3ano/siHeH Ha 60%, nhaHupyeTca A03anosHeHWe Ao
100% B TeyeHune bamxkanwmx 18 mecaues. MNporHo3
AEHEXHOro NOTOKA NPeaCcTaB/IeEH HUXKeE.

e CobcTBEHHUK NpoaaeT 06beKT No ueHe 5 mapg pybneii.

* [pOrHO3MpyeTcsa CHUMKEHME CTaBOK KanuTaansaumm go
9,0% B TeuyeHue BaAMNKaANLWINX TPEX NeT.

BanioTHbI Kpeaut (eBpo):
e LTV-25%

* CraBka—4,5%

e Amoptusauma —3,5%

* Laposou nnatex —65%

* Kypc Ha gaTy nonydyeHusa — 78 py6

Pybnesbi Kpegur:
e LTV-40%

* CraBKa-—9,5%

* Amoptu3sauma —3,5%

* LlapoBoi nnatex — 65%

Kypc EBpo/pybab 78,0
Ynctbih onepaLnoHHbIN A0XO04 - 353,5
MoKynKa ob6beKTa / npogaka obbekTa (5 000) -
MpueneyeHue / nepeyctynka KpeguTa 3250 =
MpoueHTbI - (246,2)
ObcnyKknBaHe oonra (123,7)

80,0
506,7

(239,0)
(114,9)

82,0
587,5
6527

(2 966,1)
(231,7)
(116,0)

IRR (Ha cob6cTBEHHbIN KanuTan) 31,6%

Kypc EBpo/py6b 80,0
Ynctbii onepaLnoHHbIN A0XO04 - 353,5
Mokynka obbeKTa / npoaaska obbeKTa (5 000) -
MpueneyeHue / nepeyctynka KpeguTa 3 250 =
MpoLeHTbl = (247,7)
ObcnyknBaHe gonra (124,9)

90,0
506,7

(245,9)
(120,5)

120,0
587,5
6527
(3511,1)
(257,2)
(137,3)

IRR (Ha cobcTBEHHDIN KanuTan) 24,4%



HEOABUKUMOCTb VS AJIbTEPHATUBHbLIE UHCTPYMEHTbBI UHBECTUPOBAHWA

KommepuecKaa HeaBUKMMOCTb (A0xoaHas) — oAHa U3 14,00%
cambix 6€30MnacHbIX MHCTPYMEHTOB MHBECTUPOBAHMA NO 12,00%
CPaBHEHWUIO C rocyAapCTBEHHbIMK 0baUraumnamm. 10,00%

8,00%
e 50%

* Ha cerogHAWHUN AEHb UHBECTULMN B KOMMEPUYECKYHO
HEeABUMKMMOCTb CHOBA CTaHOBATCA NPUBAEKATENbHbIMMU,
T.K. cnpea AoXoAHOCTU No cpaBHeHUIO ¢ OP3 pacTeT C
2016 ropa.

6,00%
4,00%

2,00% "

0,00%

* ANbTepHaTMBOWN MHBECTULMAM B HEABUMNKMMOCTb MOTYT .
- ' 2012 2013 2014 2015 2016 2017 2018 n

BbICTYyNaTb roCyaapcCTtBeHHbIE O6I‘IVII'aLI,VIVI C OAIMHHbIM
CraBKa KanuTanusaumm (opucoi) 8,75% 8,50% 11,00% 10,50% 10,50% 10,25% 9,00%
CPOKOM noraweHuna, a TakxXe KopnopaTtmBHbIE CraBka kanuTtannsaumu (puteiin) 9,50% 9,00% 11,00% 11,00% 11,00% 10,75% 9,50%

v CraBKa KanuTanmsauum (cknaapl) 11,50% 11,00% 13,00% 12,75% 12,75% 12,50% 11,00%
0b6Urauum KOMNaHUM «royobIX pULLEK».
e=@==10-n1eTHUE ob6auraunm (Poccusa, pybnan) 7,49% 7,37% 10,19% 11,59% 9,84% 7,80% 7,50%

* Ho MHBecTMUMM B KOPNOPaTUBHbIE 0baMraumnm moryT &= Cpeanuit cnpea 2,43% 2,13% 1,48% 0,17% 1,58% 3,37% 2,33%
MMETb BbICOKUN KPEAUTHbIN PUCK N NIOX0E
obecneyeHune, a Tak¥Ke MOTyT BO3HUKATb Npobaembl ¢
MOKYMKOM KPYMHbIX 06bemoB (0bpyLueHne nnm B3net
PbIHOYHOM LEHbI NPU OCYLLECTBNEHWUM CAENOK), B TO e [locne NoBbIWEHMSA K/IHOYEBOW CTaBKMU AOXOAHOCTb NO AAaHHbIM UHCTPYMEHTaAM
BPEMSA KaK MHBECTULMM B HEABMXMMOCTb 0becneyeHbl paBHANACb AOXOAHOCTU HeABUXKMMOCTU UM NMpeBblllana ee.

peasibHbIM aKTUBOM U LeHa BXO4a He NOANEKUT

3HaYUTENIbHOW KOPPEKTUPOBKE NOCAE A0CTUKEHUA

[IOrOBOPEHHOCTEN MEXKAY CTOPOHAMMU CAEKMN.

B 2014-2015 rogax xopoLlien anbTepHaTMBOM MHBECTULMAM B HEABUXUMOCTb
6b1nM 6aHKOBCKME Aeno3nTbl M obanraunm deaepanbHOro 3ama.



NHBECTMLMN B KOMMEPYECKYIO
HeaBUXMMOCTb ABNAOTCA bonee
NpUB/IEKaTE/IbHbIMM MO CPABHEHMUIO C
nusectuumnamm B OP3 1 KopnopaTuBHbIe
obauraunm NnepBoro swenoHa.

CTaBKM KanuTanmMsaummn, yKasaHHble Ha
rpaduKe, NPUMEHUMbI K MPEMUANbHbBIM
0b6beKTam, pacnosioxkeHHbIM B MockBe 1
MockoBckon obnacTu.

Ha HenpemunanbHble 06BEKTbI CTABKM
KanuTaansaumu, Kak NpaBu/Io Bbllle Ha
0,5-3,0% (B 3aBMCMMOCTM OT NOKALUMU
0b6bEeKTA, KAaYecTBa KOHTPAKTOB M KayecTBa
CTPOUTENbCTB)

B nepcneKktue banxkanwunx asyx net
Cushman & Wakefield nporHosupyet
AANbHEMNLLYO KOMMNPECcMio CTaBOK
Kanutanmsauum Ha 0,25-0,5%.

AOXOA4AHOCTb AJIbTEPHATUBHBIX UHCTPYMEHTOB N CTABKU KATTUTANTN3AL NN

12,00%

8,00%

4,00%

0,00%

15,00%

10,00%

5,00%

0,00%

[JoxoaHocTn HeaBuKuUmocTr, OP3 n obaumraunii ronyboix puwek (ceHTabpb 2018)

11,00%

9,50%

9,00% 9,10%

8,91%

8,78% 8,75% 8,50% 8,82%

7,50% 7,44%

MTC RUR
(2025)

Toprosble Cknagpl (MO) O®3 RUR
LeHTpbI (2029)
(MockBa)

O®3 RUR
(2034)

PocHedTb [eTckuit mup
RUR (2028) RUR (2024)

CbepbaHk
RUR (2027)

KntoveBasa
CTaBKa

JenosuTsl Odwucsbl
(cBbiwe roga) (Mocksa)

[MporHo3 cTaBoK Kanutanusaumm (npemunasbHble 06beKTbI)

11,00% 10,50%
9,00% 8,50% 9,25% 9,00%

Oducbl ToproBble LeHTpbI Cknagbl

2019 m 2020

UcmoyHuku: LUb PO (katouesas cmaska, 0eno3umei), Cushman & Wakefield (cmasku kanumanuzayuu), duHam (00xo0HOCMU K rno2auwieHuro)




OUEHKA PUCKOB: OINMPEAENEHUE CTOUMOCTN COBCTBEHHOTO KATTUTANA

CAPM (Cost of Capital Pricing Model) Build-up Model

CAPM — oaHa 13 caMbiX pacrnpoCTpPaHEHHbIX
MOAEeNeN OUEHKMN, HO B HEABUXKMMOCTU He
MCNONb3YeTCA B CBA3U C OTCYTCTBUEM
KQueCTBEHHbIX CTaTUCTUYECKUX AAHHbIX,

Mogaenb KYyMynaTUBHOIO NOCTPOEHUS LUMPOKO
NPUMEHSIETCA ANA OLEHKU PUCKOB U CTOMMOCTU
cobCcTBeHHOro Kanutana B obnactu

HeaABUXNMOCTW.
Heobxoaumblix anA aHanusa. CAMP
NPUMEHAETCS AN aKUUN KOMMaHUN.
COE = Rf + B x (Rm — Rf) COE = Rf + Rc
COE — cTtoMmocTb cobCTBEHHOTO KanuTana COE — cTaBKa A40X0AHOCTM COHBCTBEHHOrO KanuTana e Ecnm an06peTeHme npoekKTa
R.— 6e3puncKoBan CTaBKa AOXOAHOCTHU (roc. obanraumm) R.— 6e3puncKoBan CTaBKa AOXOAHOCTHM (roc. obanraumm) (I)MHaHCM PYeTCcA TO/IbKO 3a cyeT
R _—CTaBKa AOXOAHOCTU AnBePCUOULMPOBAHHOTO R_— Npemus 3a pUCKM KOHKPETHOTO aKkTUBa (KoMMepUeckue COBCTBEHHDbIX CpeAacTs, TO ﬂOﬂyquHbIVI COE
pbIHOYHOrO NopTdens (MHAEKC BUpPXKM) PUCKK, AeBeNONepCcKue PUCKU, PUCKU IMKBUAHOCTH)

ABNAETCA CTaBKOMU ANCKOHTUPOBAaHUNA
B — 6eTa-Ko3pdMLMEHT, NOKa3aTeNb CUCTEMATUYECKOTO

PUCKa OaHHOIo akThBa OTHOCUTEJIbHO PbIHKA 'D'eHe)KHbIX MOTOKOB TaKOro npoeKTa'
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OUEHKA PUCKOB: ONPEAENEHUE CTOMMOCTN SAEMHOTIO KAMMUTAJIA

WACC

(cpepHeB3BeweHHaa CTOMMOCTb Kanutana)

WACC npumeHsaeTca Ana oueHKn CTOMMOCTHU
KanuTana B C/ly4yasx, Korga npuobpeteHune
npoeKTa PUHAHCUPYETCA 3a CHYET COOCTBEHHbIX
M 3aeMHbIX CPeacTs.

WACC = KyxWyx (1-T) + Ke x We

WACC - cpeaHeB3BeLLleHHAsA CTOMMOCTb KanuTtana

k, — cTOMmOCTb 3aeMHOr0 pUHAHCMPOBAHMA

W, — BEC 33EMHOT0 KanuTana B CTPYKType Kanutana npoekTa
T — cTaBKa Hanora Ha npubbInb

k,— croumocTb cobcTBeHHOrO KanuTtana

W, — Bec CO6CTBEHHOrO KanuTana B CTPYKType kanutana
npoekTa

Yem Bbllle BEC 3aEMHOTM0 KanuTana B CTPYKTYPE KanuTana NnpoeKTa, TeM A0POXKe CTOMMOCTb
COBCTBEHHOrO KanuTasia MHBecTopa (T.e. oXXMaaemas Ha Hero AOXOAHOCTb), MOCKO/IbKY PUCKK
WMHBECTOpPa NPU YBENIMYEHUN KPEAUTHOM HarpysKu BO3pacTatoT.

3aemHoe (I)VIHaHCVIpOBaHMe NO3BOIAET NCMNO/1b30BaTb «HANOrOBbIN WUT», T.K. NPOUEHTDbI NO
KpeauTty ymeHbLllakoT I'IpM6bII'Ib NMPOEKTa, ABAAKOLWYKOCA NpeaMeTom HanoroobnoxKeHua.
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KOHTAKTbI _

OJ1bTA W1bIMKOBA KOHCTAHTWUH JNIEBEZEB
CTapwmnit AUpEeKTop, OTAEN PbIHKOB KanuTana u MNapTHep, PykoBoguTtenb otaena OueHKU
MHBECTULIUN

M06.: +7 (916) 766-95-16 M06.: +7 (985) 784-47-05
olga.shlychkova@cushwake.com konstantin.lebedev@eur.cushwake.com
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