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AHHOTaLUA

B crarbe paccmarpuBaercs mnpoOiieMa KOPPEKTHOHW OIEHKHM CTOMMOCTH 3a&MHOTO
(uHAaHCUPOBAHUS B  NPOEKTHOM  (MHAHCHUPOBAHUU JKWJIMIIHOTO  CTPOMTEIbCTBA  C
WCIOJIb30BAHMEM CUETOB JCKpOY. ABTOp OTMeYaeT, 4TO TPAAMIIMOHHBIE TOKa3aTed —
HOMMHAJIbHAsI TPOIICHTHAsI CTaBKa W JaXe IOJHAasg CTOMMOCTh KpeauTa — HE YYUTHIBAIOT
OTpACJEBYIO CIEUU(HUKY, CBSA3aHHYIO C JIUTEIBHBIM Pa3pbIBOM MEKAY MOMEHTOM BbIJauu
KpeIHUTa 1 BBOJIOM OOBEKTa, a TAKKE C OJIOKUPOBKOM CPEACTB JOJIBIIMKOB HA ACKPOY-CUYeTaxX Ha
BECh IIEpUOJ CTpouTenbeTBa. Llenb uccnenoBanus — pa3paboTka aBTOPCKOTO METOIUYECKOrO
noaxoaa K pacy€ry HG(eKTUBHOM CTOMMOCTH MNpoekTHOro ¢uuancupoBanus (DCIID),
MO3BOJISIIOIIETO KOJIMYECTBEHHO CONOCTAaBUTH JIBA CLIEHApHs: 0a30BBIM (1MOJIHAs OJIOKMPOBKA
ACKPOY) | CIICHAPH C MPUMEHEHHEM IPEIaraéMoro MEXaHu3Ma YCIIOBHOTO PACKPBITHSI ACKPOY-
cuetoB (YPD). Meronuka 6a3upyercs Ha MOIU(UIIMPOBAHHOM YPaBHEHUH BHYTPEHHEH HOPMBI
JOXOJJHOCTH, (POKYCHUPYIOLIEMCSI Ha M30JIMPOBAHHOM U3MEPEHUH CTOMMOCTH J1oira. Anpooanus
MOJX0/la Ha YCIOBHOM IPHUMEpPE PETHOHAIBHOTO CTPOMTEIBHOTO MPOEKTa IT0Ka3aja, dYTo
BHeJpeHHne MexaHu3Ma YPD mo3BosiseT CHU3UTH 3(PPEKTUBHYIO CTaBKy Ha 2,6 MPOLEHTHBIX
nyHkra (¢ 13,8% mo 11,2% rogoBbix) U 00eCneuynTh SKOHOMUIO Ha MPOIEHTHBIX MJaTekax B
pasmepe okonio 50 MiH py0. Oe3 yiemiieHus MpaB JOJIBIIMKOB MIIM HHTEpecoB OaHkoB. Cruenan
BBIBOJI O MPAKTUYECKOM MPUMEHUMOCTU METOAUKU Ul OLIEHKU pealbHOW JI0JTOBOW HArpy3Ku
3aCTPOWIIMKOB W OOOCHOBAHUS PETyISATOPHBIX HM3MEHEHHM B CHCTEME IPOEKTHOTO
(MHaHCUPOBAHUS KHIIbSL.
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BBenenue

[IpumeHeHne NpoekTHOro (UHAHCUPOBAHMUS B JKUIMIHON cdepe oOnagaer BbIpaKEHHON
oTpaciieBoi crienuuKoii, 0O0yCIOBIEHHONH KaK BBICOKOW COIMAIBLHON 3HAYUMOCTBIO BO3BOJUMBIX
OOBEKTOB, Tak U OCOOEHHOCTSIMH HOPMAaTHBHO-IPAaBOBOTO peryiaupoBanus. Kununmoe
CTPOUTEIBCTBO — cdepa C ATUTEITbHBIM HHBECTHIIMOHHBIM LIMKIIOM, BEICOKOW KaITUTaIOEMKOCTBIO U
3HAUUTENIbHON 3aBUCUMOCTBIO OT MAaKPOIKOHOMUYECKOW KOHBIOHKTYPBI, IIPEX/IE€ BCETO OT JUHAMUKA
JIOXOJIOB HACEJIEHUS U UTIOTEYHBIX CTABOK.

OcHOBHAA YACThH

C 1 urona 2019 roma ucnosib30BaHUE CYETOB ACKPOY CTAO 0OSA3aTENbHBIM JJISI BCEX HOBBIX
npoekroB 3actpornmkoB [Denepanbubiii 3akoH Ne 214-D3, 2014]. [locine mepexona KUIUIHOTO
CTPOUTEIHCTBA K MOAETH (PMHAHCUPOBAHUS C UCIIOJIB30BAHUEM ICKPOY-CUETOB, Ha MEPEIHHI I1aH
BBIIUIA Mpo0JieMa KOPPEKTHOTO HW3MEPEeHUs CTOMMOCTH 3aéMHBIX CPEJCTB s JAeBeiornepa. B
YCIIOBUSIX, KOTJ]a CPECTBA JIOJIBIIMKOB Ha JJIUTENbHBIA CPOK OJOKUPYIOTCS Ha CIIEIMabHbBIX CUeTaXx,
HOMMHaJIbHAasI IPOLEHTHAs CTaBKa 110 KPEAUTY IEPECTAET ObITh JOCTATOYHBIM MHANKATOPOM pEaIbHOM
JIOTOBOM Harpy3kd. CKOPOCTh HAIOJHEHUS CKPOY-CUETOB HAXOJIUTCS B MPAMOW 3aBUCUMOCTU OT
COCTOSIHUSI HMIIOTEUYHOIO pbIHKA, YTO MPUBHOCUT B PACYETHl JONOJHUTEIBHBI 3JIEMEHT
HEOIPe/IeNEHHOCTH.

[Ipu xopriopaTUBHOM KpeAUTOBAHUY aHAIU3UpPYeTCs OajaHC 3aéMIIMKa B LIEJIOM, IPU TPOEKTHOM
(MHAaHCUPOBAHWU OCHOBHOE BHUMAaHME yAEISETCS MPOTHO3Y OyAylMX MOCTYIUIEHUH OT IpOEeKTa U
BceM (hakTopaMm, CIIOCOOHBIM Ha HHUX MOBJHATh. JTO TpeOyeT OoT OaHka TIIyOOKOW OTpacieBon
HKCIIEPTU3BI U THATEIBHOTO CTPYKTYpUpOBaHUS cenku [Yescombe, 2014].

Pacnpenenenue puckoB — em€ oJuH KIH04eBOH NpuHLHUIIL. [I0CKOIBKY KpeIUTOpBI MOJIAaratoTcs
HCKIIOYUTENPHO Ha JCHEKHBIN MMOTOK MPOEKTa, OHU CTPEMSITCS MUHUMU3UPOBATH BEPOSATHOCTH €TI0
OTKJIOHEHUS OT MPOTHO3HBIX 3Ha4eHUH. JlocThraeTcst 3To 4epe3 CUCTeMY KOHTPAKTOB: CTPOUTENIbHBIE
PUCKH TIEpPEeNaoTCsl MOAPSTYMKAM, PUCKUA MOCTAaBOK — IOCTAaBIMKAaM, (OpC-MaKOpHBIE PUCKH —
CTpaxoBbIM KoMIlaHusM. ['ocynapcTBo, CO CBOEH CTOPOHBI, MOXKET IPUHUMATh Ha ce0sl TTOTUTHIECKHIE
U PEryiiiTOpHbIE PUCKH, YTO OCOOCHHO aKTyaJIbHO JUIs COLMAJIbHO 3HAYMMBIX POEKTOB [bpsHueBa,
Boponuna, 2021].

3ajaya JaHHOW CTaTbM — HPEICTaBUTh AaBTOPCKUI METOIMYECKUH IOAXO0J, IO3BOJISIOLIMIA
KOJIMYECTBEHHO COIOCTaBUTh A(P(EKTUBHYID CTOMMOCTb IPOEKTHOTO (DMHAHCHUPOBAHUS B JBYX
CIICHApUsX: JACHCTBYIOLIEM pEXHUME MOJHOM ONIOKMPOBKM CPEJCTB Ha 3CKpoy-cuerax (0a3oBbIN
CIICHapuil) U CLEHApUU C BHEJIPEHUEM IIPEATIaraéMoro aBTOpPOM MEXaHU3Ma YCIOBHOIO PACKPBITHS
acKpoy-cueToB  (cuenapuit  YPD).  lleHTpanbHBIM  3JEMEHTOM  MOJXOJla  BBICTYMAET
MO GUIIMPOBAHHBIA MOKa3aTeslb S(OPEeKTUBHON CTaBKU, MO3BOJSIONMNA HM30JMPOBAHHO OLIEHUTh
BIIMSIHUE U3MEHEHUs rpadka MPOLIEHTHBIX IJIATEKENH Ha CTOMMOCTD (PMHAHCHPOBAHUSL.

TpaguIMoHHBIA MOAXOJA K OLEHKe CTOMMOCTH 3aéMHOrO (MHAHCHUPOBAHUS, OCHOBAaHHBIA Ha
aHaJi3e HOMHUHaJIbHOW mpoueHTHOM craBku [HoBukoB, 2008], He oTpakaeT peasbHOM I0JTOBOMN
Harpy3ku 3acTpOMIIMKAa B MOJEIH C 3CKpOy-cueTamu. B OaHKOBCKOW MpaKTUKE M SKOHOMHYECKON
HayKe JUId H3MEpEHHUsI pealbHON CTOMMOCTH [J0jra MCIOJB3YOTCS MoKa3aTrenu 3S(PHeKTUBHON
IPOLIEHTHOW cTaBkM U mnoiHoil croumoctu kpenuta (IICK), meromosnorms pacuéra KOTOPBIX
3akpersieHa B DegepanbHoM 3akoHe oT 21.12.2013 Ne 353-®D3 «O moTpeOUTETBCKOM KpeauTe
(3aiime)» [DenepanbHblii 3ak0H Ne 353-D3, 2013]. OnHako npsiMoe NpUMEHEHHE 3TUX HHCTPYMEHTOB
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K cepe NpOeKTHOro (MHAHCUPOBAHMUS KUJION HEABUKUMOCTU TpeOyeT HX aJalTaluM ¢ Y4ETOM
0TpaciaeBol Criel U PUKH.

Crnenuduka mpoekTHOro (pMHAHCUPOBAHUS KUJIUIHOTO CTPOUTENLCTBA 3aKII0UAETCsl B pa3pbiBe
MEXIY MOMEHTOM TOJY4eHHUs] KPEIUTHBIX CPEICTB M MOMEHTOM, KOTJIa 3TH CPEACTBAa MOTYT OBITh
MOTaIlleHbl 32 CYET JEHEer AOoNbIMKOB. Ha mpoTshkeHuM BcCero mepuoja CTPOMTENIBCTBA — OT
HECKOJIBKMX MECSIIIEB IO HECKOJIBKUX JIET — 3aCTPOUIIMK OOCITYKMBAET MOJHYIO CyMMY KpEIUTa, B TO
BpeMs KaK Ha CUETAaX ICKPOY YK€ aKKyMYJIUPOBAHbI CPEACTBA, OPUAMYECKU EMY HE IPUHAUICKAIIME.
DTa KOHCTPYKIHS TIOPOXKAAeT SKOHOMHUYECKHM TapajokC: C OyXraaTepCKOW TOYKH 3pEHUS
3aCTPOUIIMK SBJISIETCS JOJDKHUKOM I10 KPEIUTY, a C IKOHOMUYECKOW — CPEICTBA, HEOOXOIUMBIE JUIS
€ro IOTAlllCHMs, YK€ IPUBJICYCHBI OT KOHEYHBIX ITOKYNATENed M HAXOAATCS HA KOHTPOJIHMPYEMOM
O0ankoM cuére. HomuHanbHasi IpOLEHTHAsI CTaBKa 110 KPEIUTY UTHOPUPYET AAHHYIO IBOMCTBEHHOCTh
1, CJIEJIOBATEIBbHO, HE MOXKET CIYKUTh aJI€KBATHBIM U3MEPHUTEIIEM PEATbHOMN JTOJTOBON HArPy3KH.

BozHnukaeT moTpeOHOCTh B TOKa3aTesne, KOTOPhIA Obl yIUTHIBAI:

— HEpaBHOMEPHOCTH BEIOOPKH KPEIUTHBIX CPEICTB B 3aBUCHMOCTH OT IpauKa CTPOUTENILCTBA,

— IMHAMUKY HAIOJHEHUs CYETOB 3CKPOY M, CIEI0BATEIbHO, (JAKTUYECKOE MOKPBHITUE KpeauTa

CpeICTBaMH JOJIBIMKOB Ha KAKAYI0 OTYETHYIO JIaTYy;
— 93(]QpeKT OT MOTEHLHATBHOTO JOCPOYHOTO IMOTAIICHUS YaCTH KPEANTA 32 CUET PACKPBITHS 3CKPOY-
CUETOB.

B akamemuueckoil nuteparype Ans OUEHKA S(PPEKTUBHOCTH HMHBECTULIMOHHBIX MPOEKTOB H
CTOMMOCTH HUX (UHAHCHPOBAHUS LIMPOKO MPUMEHSIOTCS METO/Abl JTUCKOHTHPOBAHUS JEHEKHBIX
IIOTOKOB, MOJPOOHO H3JI0XKEHHbIE B KIACCMYECKUX Y4eOHHMKAaX II0 KOPHOPATUBHBIM (pMHaAHCaM
[MBamkoBckast, 2008] u muBecturimonnomy ananusy [Kosanés, 2020]. DT METOJBI U COCTABIISAIOT
TeopeTnyeckuil hyHIaMEHT IpeJularaeMoil Hu>ke aBTOPCKOM METOTUKH.

ABTOp mpeanaraeT MCIOJb30BaTh B KauecTBE 0a30BOro Inokasatelis d(peKTUBHYIO CTOMMOCTh
npoektHoro ¢punancuposanus (QCIID), paccunThiBaeMyro Kak BHYTpeHHss1 HopMma goxoaHoctd (IRR)
JIEHEKHOT0 MOTOKA, OTPAXKAIOLIET0 OOCITYy)KHMBAaHHE U MOTallleHne KpenuTa 3acTpodumkoM. OHaKo B
OTJIIMYKE OT Kiaccuueckoro ypaBHeHust NPV = 0, kotopoe naér oreHKy 3 (QeKTHBHOCTH OmepaIuy B
1I€JI0M, aBTOPCKast METOMKa (POKyCHpyeTCcs Ha W30JIMPOBAHHOM M3MEPEHUH CTOMMOCTH J10JITa.

Taxum o6pazom nokazatens DCIID HaxoauTcs U3 ypaBHEHHS, B KOTOPOM CyMMa ITOJY4EeHHOTO
KpeauTa IPUPaBHUBAETCS K IMCKOHTUPOBAHHOM CTOMMOCTH BCEX OyIyllMX IJIaTeXel, HalpaBiIeHHbIX
Ha ero NnoraieHue U 00cayKUBaHueE:

T T
K= It N Pt
B 2 f 2 t
=1 (1+7’) =1 (1+7’)

rne K — nepBoHauanbHasi cyMma KpeIuTa;

1, — IpOLIEHTHBIE MJIATEXNU B iepuozae *t*;

P, — BBIIIaThI B CUET MOTALLIEHUsI OCHOBHOIO J10JITa B epuone *t*;

T — o0mas TPOJOHKUTENFHOCTD KPETUTHOTO JIOTOBOPA;

*r* — uckomas dHeKTUBHAS CTOMMOCTB ITpoekTHOTO (rHaHcupoBanus (DCIID);

t — o710 nHAEKC (cuéTunK) nepuoaa Bpemenu. O003HavaeT KOHKPETHBIN BPEMEHHOM HHTEPBAI, K
KOTOPOMY OTHOCHTCS JICHEKHBIN OTOK.

Jlnst 6a30BOrO CrieHapusi, B KOTOPOM OCHOBHOM JIOJNT MOTAIAETCS €IUHOBPEMEHHO IMPHU BBOJC
00BeKTa, YypaBHEHHE PUHUMACT BU/I;
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T
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KZZ Ty r
z:]( ry  (1+r)

Jns cueHapuss ¢ TPUMEHEHHEM MEXaHHW3Ma YCIOBHOTO PACKPBITUS 3CKPOY, KOTOPBIi
IPEIOJIAracT A0CPOYHOE MOTAIICHHE YaCTH OCHOBHOTO JIOJra B MOMCHT /; YPaBHCHHE BBIIVISIAHT

CIIEYIOIMM 00pa3oM:

_ g7 I, 4 EUR  KEUR
Elasy’ T amf e’

rae EUR — 00béM ycliOBHO pacKpbIBaeMbIX CPEJICTB, HAIIPaBJISIEMbIX HA JOCPOYHOE MOTallleHue
KpEIuTa;

I; — TIPOLICHTHBIE TJIATE)KU, YMEHBIICHHBIE BCJIEICTBUE COKpAIlGHHUs] OCTaTka Jojra Tocie
MOMEHTA I

JlaHHBII MOAX0 KOHUENTYaIbHO OJIM30K K pacuéTy JOXOAHOCTH K MOTAIlleHUIO JUIsl OOIUraiuii u
(peKTUBHON CTaBKU MO KPEAUTAM C HEPETYISIPHBIMH IMOTOKAMHU, YTO MOATBEPKAAETCS paboTaMu IO
¢unancoBoMy aHanmuzy [PemoroBa u mp., 2025]. TlpuHIUNUanbHOE MPEUMYIECTBO aBTOPCKOM
METOJUKH 3aKIIOYAETCSl B TOM, YTO OHA I103BOJISIET HEMOCPEICTBEHHO U3MEPUTD BIIMSHUE U3MEHEHMUS
rpauKa MPOIEHTHBIX IUIATEKEeHl HA CTOMMOCTb JONT, HE CMEmMBas 9TOT (peKT ¢ BPEMEHH Ot
CTOMMOCTBKO OCHOBHOTO J0JIra.

B 0a30BoM crieHapuu, COOTBETCTBYIOLIEM JICHCTBYIOIIEMY PEXUMY IOJTHONW OJIOKMPOBKH CPEJICTB,
3aCTPOMIIMK MOJy4aeT KpeauT B cymMe K, exxeMecsyHO YIIayuMBaeT MPOLEHTHI, HAUYUCIseMble Ha
MOJHYIO CYMMY JI0JITa, a B KOHIIE CpOKa (ITOCJe BBOAA OOBEKTA U PACKPBITHS 3CKPOY-CUETOB) MOTAIAET
OCHOBHOW jonr. [laHHas mpakThka OTpakeHa B aHAIUTHYECKMX o03opax banka Poccum mo
MPOEKTHOMY (MHAHCHUPOBAHUIO KUIIHIIHOTO cTpouTenbcTBa [bank Poccum, 2025].

I'padmk neHEKHBIX TOTOKOB, opMupyronmx 6asy s pacuéra DCIID, npencrasneH B Tadmwmie 1.

Tadauna 1 — /lene:kuble notoku Ajs pacuéta JCIID B 6a30BOM cueHapuu

Iepuon Cojepskanue onepanuu Ale HeAHBIH 1OTOK 1151
pacuéta ICID
to Brinaua kpegura +K
t1, ta,. .., ty.1 (10 BBINOJIHEHUS v .
IaTa NpoIeHTOB Ha TIOJIHYI0 CYMMY JIONTa 1=K x
kpurepreB YPDO) fiport YMMY 2 =K i
te,e. ., t, (3aBEpIIATOIIMIA 3TATT )

’ VimaTa mporeHToB Ha MOJHYI0 CYMMY JTOJTa 1=K x
CTPOHTENBCTBA) fiport YMMY 2 =K x1
ty+1 (BBOI 00BEKTA) Tloramenvue OCHOBHOTO J0JTa K
o Y1uaTa poneHToB 3a IOCJIEIHAN NIEPHOZ S

HcTouHUK: COCTaBICHO aBTOPOM.

3nech *I* — HOMHHaNbHAS MECSYHAsl MPOICHTHAS CTaBKa MO KpenuTy. Ha mpoTsikeHuu Bcero
NepUOAa CTPOUTENBCTBA (11 ... f,) 3aCTPOMIIMK HECET MPOLEHTHBIC PACXOJIbl, PACCUUTHIBAEMbIC HA
IOJIHYI0O CyMMY OCHOBHOro joira K, HeCMOTps Ha TO, YTO Ha CUETax 3CKPOY K MOMEHTY f, yKe
aKKyMyJUpoBaHa cymMma, comoctaBuMas ¢ K. VIMEHHO STOT paspblB MOPOXKAAET H30BITOUHYIO
JIOJITOBYIO HAarpy3Ky, OCOOEHHO OCTPYI B YCIOBMSX pPOCTa CpeAHEB3BEIIEHHBbIX cTaBok 110 10,4%
roioBbIX B | kBapTane 2025 roza.
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B crienapuu ¢ npumMeHeHneM aBTOpcKkoro MexanusMa Y P3O neHexxHbli oTOK MoauduImpyercs 3a
CU€T JOCPOYHOTO YACTHYHOTO IMOTAIICHHS KpeIuTa B MOMEHT t_f, koria oTHOBpEeMEHHO BBITTOIHSIOTCS
BCE IATh KpUTEpHEB, CHOPMYITHPOBAHHBIX B HAYYHONH HOBHU3HE.

I'paduk neHEKHBIX TOTOKOB JUIA clieHapus YPD npesacrasieH B Tabnune 2.

Tabumna 2 — /lenexnbie noroku 1is pacuéra JCIIP B cuenapun EUR

Iepuon Coaeprxanue onepanuu Jene:xubiii morom pacuéra ICIID

to Brinaua kpeaura +K

ty, ty,..., tr.; (10 BeIMONHEHMs1 | YIUIaTa IPOLEHTOB HAa  IIOJHYO -I=K x1i

kpurepues YPO) CyMMYy A0jra

tr (MomenT YPDO) YmiaTta npoueHToB 3a NEpUO. -I¢
JocpouHoe — moramieHMEe — 4acTu -EUR
OCHOBHOT'O Jlonra 3a  CYET
PacCKpBITHIX CPEICTB

ters...,t, (mocae YPD, go | Ymiata TPOLICHT OB Ha -I,=(K-EUR)xi

BBOZIA) YMEHBIIICHHBI OCTATOK JIOJTa

t,+1 (BBOI 0OBEKTA) Iloramenne ocTaBIICHCS YacTu -(K-EUR)
OCHOBHOT'O J0Jra

the VYIata NpoNeHTOB 3a TOCHETHAN 'I'n+1
TIePHUOT

HcTouHuK: COCTaBIEHO aBTOPOM

I'maBHOe oTnnume cueHapust YPD oT 6a30BOro — mosiBJIICHHE B IEPUOJIC 1, OIlepaIy JOCPOYHOTO

noramenus: yacTu kpeauta (cymmbl EUR) 3a cu€T ycJIOBHO PacKpBITBIX CPENICTB CO CYETOB ICKPOY.
OTO NPUBOJIUT K COKPAILICHUIO 0a3bl JJIs1 HAYMCICHHS IIPOLIEHTOB B MOCJIEAYIOIMX Teproaax (tf+l yenns

t,), 9TO O3HAYaeT MPSMYI0 SKOHOMHIO Ha MPOIICHTHBIX pacxoax. J{aHHBIIN pe3yapTaT COOTBETCTBYET

o0mmMM mnpuHOHNAM (UHAHCOBOTO

MCHC/DKMCHTA — JOCPOYHOC MOTraliCcHHUEC  O0Jira Ipu

COXpAaHSIOIICHCS CTaBKe BEIET K CHIKCHHIO OOIeH CTOMMOCTH 3amMCTBOBaHUs [bpeiinm, Maiiepc,

2015].

Bennunna EUR paccunteiBaercs cinenyronmm oopaszom (puc. 1)

EUR = min {E  cron X 0 K % 5},

(24)

a8 Egoopow — CYMMA CPEICTE, HAKOIUIEHHEIX H3 CYeTaX 3CKPOY K MO-

MEHTY L]

o — Ko3hQHIHEHT JOMYCTHMOTO PACKPEITHE (peEOMEHIVEMOS SHAYCHHS —

0.7, T0 ecTe 70% OT HAKOIUIEHHEIX CPETICTE);

f — xoaddHEIHEEHT MAKCHMANEHOIO MOKPEITH JONTA (PeKOMEHIVEMOE 3Ha-

=ueHHe — 0,9, 9T0 rapaHTHPYET COXpaHeHHe V¥ 0aHKA SKOHOMHYECKOTO HHIEpEca B

COTIPOBCCEISHHH MIPOEKTA).

Pucynok 1 — Pacuet Besimuunnsl EUR

Jlist teMOHCTpaIi SKOHOMUYecKoro 3dpexra oT BHenpeHnus Y PO, npoananu3upyemM yCIOBHBIH
CTPOUTENBHBIN IPOEKT PETMOHAIBHOTO PBIHKA CO CIEAYIOLUIMMU I1apaMeTpaMHu:

— o6mas S xxunoro nomeneHus - 15 000 kB. Mm;

— cebecTouMOCTb «cTpoiiku» - 120 Thic. py0./KB. M;

— 1eHa peanuzanuu - 180 Thic. py0./KB. M;
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oromket npoekta - 1 800 muH pyo.;
cymma kpeauta (K) - 1 440 mu py6. (80% ot OropxkeTa);
— CpOK CTPOUTENBCTBA - 24 Mecs1a;

— HOMHWHAJIbHAS CTaBKa 10 KpenuTy - 12% rogoBbix (1% B mMecsin) - MpuHsTA I HATISAHOCTH;
B peabHbIX ycaoBusax 2025 roga cpeqHeB3BelieHHas craBka cocrapisieT 10,1%, uto naér eme
6ouiee BeIpaskeHHBIN 3(pexr oT YPO;
— BBIIIATA IPOLIEHTOB - €KEMECAYHO.
[Ipennonoxxum, 4ro Kk 18-My Mecsilly CTPOMTENBCTBA JOCTUTHYTA CTPOUTENbHAs TOTOBHOCTH 70%,
a Ha cyerax d3ckpoy akkymynupoBaHo 1 200 muH py0. (E escrow). Bce msare kputepue EUR
BBINIOJIHEHBI. B COOTBETCTBUH C aBTOPCKOW METOJIMUKOM, 3aCTPOMIIMK MOTYyYaeT MPABO HA PACKPBITHE
70% ot HakoruieHHO# cymmbl, TO ecTh EUR = 840 muH py0. DTa cyMMa HEMeUIEHHO HaIlpaBJIse TCS
Ha JIOCPOYHOE [OrameHue OCHOBHOro joira. OcraBmasics 3aJ0JDKEHHOCTh Iepel  OaHKoOM
cokparmaercst ¢ 1 440 mutH py6. no 600 MitH pyo.
Ha ocHoBe nmpuBeAEHHBIX BhINE ypaBHEHUH BhINOIHEH pacuét DCIID mis kaxaoro cueHapus
(uucneHHoe peueHue ¢ nomouplo BerpoeHHoW QyHkiuu BCJ[ B MS Excel). Pesynbratsl
IpeJCTaBlIeHbl B TabnuLe 3.

Tab6auna 3 - CpaBHeHue 0a30B0ro cueHapus U cuenapusi YPJ (ycioBHbI npumep)

IMoka3zare b ba3oBblii cuenapuii Cuenapuii IddexT
(0e3 packpbITHSI) YPD

CyMmMa Kpeaura, MJH pyo. 1440 1440 -

Ocrarok nonra nocie 18-ro mecsia, MiH pyo. | 1440 600 CHikeHue Ha
58,3%

[IporerTHBIe TTaTeXKW 3a Mecsnp! 19—24, mimH | 1440 X 1% X 6 =864 | 600 x 1% % 6 = | DxoHOMUS

pyo. 36,0 50,4 muH pyo.

OOmme TpolLEHTHbIE IUIATEXKH 33 BECh 3456 2052 CHikeHue Ha

TIepHo, MJH Pyo0. 14,6%

OCIID (romoBbIX), % 138 112 CHwKeHUEe Ha
2,6 TLIL

HcTouHuK: COCTaBIeHO aBTOPOM

Kax BuaHO 13 Tabnuisl 2.3, npuMeHeHUEe MexaHn3Ma YPD M03BOJSET COKPAaTUTh MPOILICHTHBIC
pacxozbl 3aCTpOMIIMKa Ha 3aBEpIIAIOIIEM JTare CTPOUTENbCTBA MpUuMepHO Ha 50 MIIH pyo., UK Ha
14,6% OT COBOKYNHBIX HPOIEHTHBIX IUIaTexed. OddeKkTuBHAsE CTOMMOCTh IMPOEKTHOTO
¢uHaHcupoBaHUs cHMKaeTcs Ha 2,6 mn. — ¢ 13,8% mo 11,2% rogoseix. IIpu ucmonp3oBaHuu
peanbHOi cTaBku 10,4% romoBeix (0,87% B Mecsir) aOCOTIOTHAS SKOHOMUSI COCTaBuUJIa ObI opsiaKa 42
MIH py0., a cHimkeHue DCIID — oxono 2,1 m.m., yTO MOATBEPXKIAET YCTOWUYMBOCTH BBIBOJIOB
METOUKH.

[lpyHUMNHaTPHO BAaXHO, 4YTO  JOCTUTHYTas  OSKOHOMHS HE  SBISETCS  CIIEACTBHUEM
nepepacnpesielieHls] PUCKOB B TOJB3y 3acTpodlMKa M B ymepd OaHky wim gonpimkam. Kak
000CHOBaHO B aBTOPCKOM OIPEJIEIIEHUH NATH KpuTepueB Y PO, 6aHk coxpaHseT J0CTaTOYHBIN YpOBEHD
MOKPBITUSL KpeOUTa OCTAaBIIMMHUCS Ha JCKPOY CpeICTBaMH, a MpaBa JOJBIIMKOB OCTAIOTCS
3aIMIIEHHBIMU B MOJHOM 00BEME. DKOHOMHYECKUU 3(DPeKT BOZHUKAET MCKIIOYUTENBHO 32 CUET
YCTpaHEHHUs! M30BITOYHOIO pE3epPBUPOBAHUS — CUTYyallMd, IpPHU KOTOPOH KpemuT obecredeH
CPEICTBAMU, Y)KE€ MOCTYMUBIIMMHU OT JOJBIIMKOB, HO 3aCTPOHIMK MPOJOKAET MIATUTh MPOLICHTHI
TakK, KaKk €cjii Obl 3TOro 00ecreueHus He CyIECTBOBAIO.

Pazpaborannas meroamka pacu€ta S(PPeKTHUBHON CTOMMOCTH MPOEKTHOTO (MHAHCUPOBAHUS
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— Ilpo3pauHocTs. MeToiMka OCHOBaHAa Ha OOICTIPUHSATHIX MPUHIIUIIAX JUCKOHTHPOBAHUS
JICHEeKHBIX TIOTOKOB U MOXET OBITh JIETKO BOCIIPOM3BE/ICHA JTIFOOBIM YYACTHUKOM PBIHKA.

— CuenapHpliii moaxo. Bo3MoXHOCTh cpaBHEHU I 0230BOTO CIIeHApHUsI U clieHapus YPD mo3Bosiser
KOJIMYECTBEHHO OIIEHUTH dPPEKT OT BHEAPEHUS aBTOPCKOTO MEXaHU3MA.

— I'mOkocth. [TapameTpbl MozaeH (MTOPOT CTPOUTENLHOM TOTOBHOCTH, KOA(MDUIIMEHT PACKPBITUS (L,
MIPOIICHT MOKPBITHS J0JTa J) MOTYT HACTPauBaThCS B 3aBUCUMOCTH OT MaKPO3KOHOMHYECKOM
CUTYAIlU U PETYIATOPHBIX TPEOOBAHMUIA.

— YHuBepcalbHOCTh. METOIMKa TPUMEHUMA Ui IPOEKTOB J0O0ro Macmmaba W B JIIOOOM
pPETUOHE MPH YCIIOBUY HATMYHS JAHHBIX O TpadKe HAIMOJIHCHUS ICKPOY-CUCTOB.

BMmecte ¢ TemM Meromumka HMeeT psl OOBEKTHBHBIX OTPaHUYEHHH, KOTOpbIE HEOOXOAMMO
VIUTBIBATH MPH €€ MPAKTHIECKOM MPUMEHEHHUH. BO-TIepBBIX, TOYHOCTH PACUETOB 3aBUCUT OT Ka4eCTBA
MPOTHO3UPOBAHUS Tpaduka HAIMOIHEHHUS ICKPOYy-CUETOB, KOTOpPOEe, KaK MoKa3aHo B maparpade 1.2,
OTIPEJIENISIETCS. BOJATHUIIBHOCTRIO UIIOTEYHOTO PhIHKA. Bo-BTOpHIX, d3pexr ot YPD Tem BEIIE, Yem
OnmuKe MOMEHT JOCTHIKEHUsS] KPUTEPHUEB K 3aBEPIICHUIO CTPOUTENIBCTBA, OJHAKO UYpEe3MEpHOE
MPUOJIMIKEHNE STOT0 MOMEHTA K JIaTe BBOJA O0BEKTa CHIKAET a0CONIOTHYIO BEIMYUHY SKOHOMHUH. B-
TPEThUX, METOJIMKA ONIEPUPYET HOMUHAIBHBIMH BETMYNHAMH U HE YYUTHIBACT HH(NISAIMOHHBIC PHCKH,
KOTOpPBIE B YCJIOBUSX BBICOKOW KITFOUYEBOW CTaBKM MOTYT OKa3bIBATh CaAMOCTOSITEIIPHOE BIUSHUE Ha
CTOUMOCTh (PHAHCHPOBAHUSI.

B pamkax Hacrosmero maparpada paszpaboTraHa u anpoOMpoBaHa aBTOPCKAs METOIHMKA pacdyéra
s(¢dekTuBHOM  CcTOMMOCTH  mpoekTHoro  ¢uHaHcupoBanus (OCII®), ocHoBaHHas  Ha
MOIU (PUITUPOBAHHOM ypaBHEHUH BHYTPEHHEH HOPMBI IOXOHOCTH, KOTOPOE U30JIMPOBAHHO U3MEPSIET
BIIMSHUE Tpadyika MPOIEHTHBIX IJIATEXKEH Ha CTOMMOCTh J0Jra. MeToJuKa MO3BOJIET MPOBOIUTH
CpaBHUTEIBHBIN aHaTN3 0a30BOTO ciieHapus (0e3 pacKpbITUSI ICKPOY) M CIEHApHs C MPUMEHEHUEM
MEXaHHU3Ma YCIIOBHOTO PACKPBITHS ICKpOy-cueToB (YPD).

3aKJII04YeHHe

Pacuérel Ha yCIIOBHOM mpuMepe, NapaMeTpbl KOTOPOIO COOTBETCTBYIOT TUIIMYHOMY
pPETHOHAJILHOMY TMPOEKTY, MOKa3ajlud, YTO BHEIpPEHHE MexaHu3Ma YPD Mo3BOJIE€T CHU3UTH
3(pPEeKTUBHYIO CTOMMOCTH MPOEKTHOTO (MHAHCUPOBAaHUA Ha 2,6 mponeHTHBIX myHkra (¢ 13,8% mo
11,2% ronoBeiX) U o0OecreyuTh aOCOJIIOTHYIO SKOHOMHIO Ha MPOLEHTHBIX pacxojax B pasMmepe
nopsaka 50 MiIH py0. Ha 3aBEpIAIONIEM 3Tale CTPOUTENbCTBA. [Ipy Tekymel CcpeaHeB3BEIICHHON
craBke 10,4% romoBbIX 3(deKT CcoxpaHsieTcs, XOTS M HECKOJIBKO YMEHBIIAETCS B aOCOIIOTHOM
BBIPKEHUH, OCTABASICh 3HAYMMBIM JIJISl SKOHOMUKU TpoekTa. JJocTUrHyThIN A(deKT HE COMpsHKEH C
yIIEMJIEHUEM MHTEPECOB JAPYIUX YUaCTHUKOB — OAHKOB U JIOJBIIMKOB, — MOCKOJIBKY MeXxaHu3M YPD
aKTUBHPYETCS UCKIIOUUTENBHO MPH COOMIOJICHUH )KECTKUX KPUTEPHEB, FAPAHTUPYIOIIMX COXpaHEHUE
3alMTHBIX (YHKIUNA 3CKPOY-CUETOB.
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Abstract

The article examines the problem of correctly assessing the cost of debt financing in project
financing of housing construction using escrow accounts. The author notes that traditional indicators
— the nominal interest rate and even the full cost of credit — do not take into account industry
specifics related to the long gap between the moment of loan issuance and the commissioning of the
facility, as well asthe blocking of equity holders' funds in escrow accounts for the entire construction
period. The objective of the research is to develop an author's methodological approach to
calculating the effective cost of project financing (ECPF), which allows for a quantitative
comparison of two scenarios: the basic one (full blocking of escrow) and the scenario with the
application of the proposed mechanism of conditional escrow accounts disclosure (CED). The
methodology is based on a modified equation of the internal rate of return, focusing on the isolated
measurement of the cost of debt. The approbation of the approach on a conditional example of a
regional construction project showed that the introduction of the CED mechanism allows reducing
the effective rate by 2.6 percentage points (from 13.8% to 11.2% per annum) and ensuring savings
on interest payments in the amount of about 50 million rubles without infringing on the rights of
equity holders or the interests of banks. The conclusion is drawn about the practical applicability of
the methodology for assessing the real debt burden of developers and substantiating regulatory
changes in the system of project financing of housing.
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