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MHCTVITyLIMOHaanaﬂ Moellb PblHKa KOMMep‘IeCKOVI HeABUXUNMOCTU

E.H. BypaeHiok'”, A.B. Koran?
12HoBoCMBMpPCKUIA FOCY4apCTBEHHbIN YHUBEPCUTET SKOHOMUKM U YNpaBneHus,
r. Hosocnbupck, Poccus

AnHomauusi. MpeameT paboTbl — MHCTUTYTbI PbiHKa KOMMepYeckon HeasmxumocTu. Llenb paboTbl —
NOCTPOEHNE onucaTeNlbHON MHCTUTYLIMOHANBbHON MOAENM pbiHKa KOMMepYeckon HeasukmmocTn. O6o-
3HaYeHbl WHCTUTYLMOHANbHbIE TPaHULbI PblHKA KOMMEPYECKON HEABMXKMMOCTU. BpemeHHble pamku
onpeaensitTCs «BblpaBHUBAHMEM» CNpOCca U NPeasioKeHUst Yepes AMHaAMUKY apeHAHbIX CTaBokK. ['eorpa-
dhmyeckme npegenbl, HECMOTPS Ha NoKarnbHbIA XapakTep pblHKa, ONPEAENstTCA y4acTUEM KPYNHENLWNX
AesernonepoB. ToBapHble rpaHnLbl OPMUPYHOT Ha3Ha4YeHNE KOMMEPYECKOW HEABMKMMOCTU, CBS3aHHOE
C ee UCMoNb30BaHWEM apeHaaTopamu Ans BedeHus GusHeca. ATo NO3BONSET paccMaTpuBaTh B3aMMo-
CBSI3b MHCTUTYTOB PblHKA KOMMEPYECKON HEeABWXMMOCTM C MO3ULMIA CO3AaHus LeHHOCTU. McxoaHble
YCrOBUS Yepes 3eMerbHble OTHOLLEHUSI ONpeaensieT MHCTUTYT rocyAapcTBa, Takke yCTaHaBMUBaOLWNIA
TpeboBaHus k perucTpaumnn. [leBenonep «CBsi3biBaeT» NPeAnoXeHe 3eMn C PbIHKOM apeHabl pa3pa-
GaTbiBas KOHLeNuMio o6bekTa, 3TUM BNUSIET HA CONYTCTBYHOLLME OTpPacnuM (3acTPONLLMKOB, NPOM3BOAN-
Tenemn cTpouTenbHbIX MaTepuanoB). HCTUTYT ynpaBneHusi KOMMepPYeCKo HeaBMKUMOCTU obecneyu-
BaeT MHTepeckl Aesernonepa. CocTaB ero y4acTHUKOB MHOroo6paseH 1 No3BonsieT 40BOANTb A0 NOTEH-
LmanbHbIX apeHaaTopoB NpearioXKeHne MHBECTOPA Kak LLleHHOCTb. MIHCTUTYT COnyTCTBYHOLLMX Y4aCTHUKOB
pblHKa KOMMEPYECKON HeABUKMMOCTM 3a4eACTBOBaH, NPENMYLLECTBEHHO, B MHDOPMALIMOHHOM 0OMeHe
Mexay APYrMMy ero cyGbekTamu, HO UMEHHO OH AenaeT YCTOMYMBBLIMU COCTaBNSIOLLME PbIHOK CBSA3M.
ApeHpaTop hopMMpyeT KOHEYHbIA NPOAYKT, UCMOMNb3ys AJ1st 3TOr0 CO3AaHHyo AeBenonepom (apeHao-
AaTenem) LEeHHOCTb B BUAE HasHa4yeHus 1 MHAMBMAYarbHbIX CBONCTB 06bekTa. ApeHaHble CTaBKW BIu-
AOT HA AOXOAHOCTb KOMMEPYECKON HeaBUXKMMOCTHM, 3TUM ONpeaenss cnpoc AeBenonepa Ha kanuTar.
PesynbTaTtbl 4aHHOW paboTbl NpeaHasHavYeHbl AeBernonepamM u nccregosatenam. CaenaH BbiBOA O He-
AocTaTtkax MHCTUTYLMOHAanbHOM PO MHBECTOPA, CBSA3AaHHbIX C HEpaLMOHaNbHbLIM NpYBeYeHeM Kanm-
Tana, «NepeHocoM» 3TUX 3aTpaT Ha apeHAaTopa. [NpUYnHBI COCTOAT Kak B cTpaTersix 6onbLMHCTBa
[AEBEsionepoB, TaK U B CTPEMITEHUM YMEHbLUMUTb PUCKM Yepe3 NPearnovTUTENbHOE UCMOSb30BaHNe 3aeM-
HOro kanuTtana
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Abstract. The study considers institutions of the commercial real estate market with the aim to develop
a descriptive institutional model. Institutional boundaries of the commercial real estate market are out-
lined. Time limits are determined by the equalization of supply and demand through the dynamics of
rental rates. Geographical limits, despite the local character of the market, are determined by the partici-
pation of the largest developers. Commodity boundaries form the intended purpose of commercial real
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estate related to its use by lessees for business. This allows the interconnection of commercial real estate
institutions to be considered from the perspective of value creation. By means of land relations, the initial
conditions are determined by the institution of the state, which also establishes registration requirements.
The developer connects the land supply with the rental market by developing a concept of the object,
thus influencing related industries (developers, producers of construction materials). The institution of
commercial real estate management ensures the interests of the developer. The composition of its par-
ticipants is diverse, allowing the investor’s offer to be communicated to potential tenants as a value. The
institute of accompanying participants of the commercial real estate market is mainly involved in infor-
mation exchange between its other subjects; however, this institute is responsible for making the constit-
uent links of the market sustainable. The lessee forms the final product using the value created by the
developer (lessor) in the form of the intended purpose and individual properties of the object. Rental rates
affect the profitability of commercial real estate, thereby determining the developer’'s demand for capital.
The results obtained can be used by both developers and researchers. The conclusion is made about
the limited institutional role of the investor due to irrational capital raising and transferring these costs to
the lessee. The reasons lie both in the strategies of most developers and in the desire to reduce risks
through the preferred use of debt capital.
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BBEOEHUE

OKOHOMUYeckaa Teopusi pasBuBaeT npen-
CTaBMeHUs O PbIHKE Ha MPOTSKEHUN BCEW UCTO-
pun cywectBoBaHus. 'eHe3nc oxBaTbIBaET rnepe-
XO4 OT MHOXECTBEHHOCTU CyOBbeKTOB, XxapaKkTep-
HOW AN Knaccuyeckux npeactaBreHnn, O UHAK-
BUAyarnbHbIX KOHTPaKToB. [TpoMexyTouHOe MecTo
3aHUMaeT MHCTUTYLMOHarNbHas Teopus.

[MprymnHa cMeHbl NnapagurM pblHKa COCTOUT He
B CTPEMNEHUN MU3MULLHE TeopeTusnpoBaTb 3Ha-
HME O CYLLIHOCTY PbIHKa, NMNLINB KaKoW-Nnbo npak-
TMYECKON COCTaBAOLLEN, @, HANPOTMB, BbISIBUTb
XXWU3HEHHbIE 3aKOHOMEPHOCTU, pearibHO onpefe-
nswowme CyLHOCTb pblHKa, Yepes3 3TO yKasaB Ha
BO3MOXXHOCTU MX MPaKTUYECKOro UCMOoSb30BaHWS.
Takas noTpebHOCTb CylLlecTBYeT Ha npakTuye-
CKOM YpPOBHe, CNpoC NpeabsBNA0T rocyaapcTso U
6usHec.

PbIHOK KOMMepYeCcKon HeABUXMMOCTU CTaHO-
BUTCSA OOQHOW U3 Takmx cdpep Bcneactene opmu-
poBaHUSA HEpPaBHOMEPHOW AOXOAHOCTU, 0ByCroB-
NEHHON UCKaXKEHUAMM pblHKa KanuTana, BO3HWUK-
LWMMK NOA BO3OENCTBUEM BHELLHUX dhakTopoB [1].
MocTpoeHne ero onucatensHOW Moaenu nosso-
nseT naeHTMdUUMpoBaTh ABMXYLLME UM CheLu-
dunyeckne MexaHm3mbl HapaBHe C OOLLMMUN 3aKO-
HOMEPHOCTSAMM U MOXET BbICTYNaTb OOHUM 13 LUa-
roB K ero ctabunusauumm, JOCTUXEHUIO Ha napu-
TETHbIX Havanax npuemMremMocTu YCroBUA AOnis
COBCTBEHHMKOB, apeHaaTopoB U ApYyrux cybbek-
ToB. OCHOBY UcCcrneaoBaHus cocTaBunu oblueHa-
YYHble MeToAbl (aHanm3, CUHTE3), OCHOBAaHHbIE Ha
OaHHbIX  NUTepaTypHbIX  MCTOYHMKOB.  [lpwm

aHanuse nokasatenien pblHKka CKNagckon Heasu-
XMMOCTU ObINM NCNONb30BaHbl METOAbI CTATUCTU-
YecKoro aHanmsa (MHAEKCHbIN, CpeaHuX).

PE3YIbTATDI

MHCTUTYUMOHaNbHOE onucaHne pbiHka Tpaau-
LMOHHO Ha4YMHaETCs C NPOBEAEHMS €ro rpaHuL, no
TOBapHOMY, reorpacuyeckoMy u BpEMEHHOMY
npusHakam. BHelLHe «ToBapHasi» COCTaBnsitoLLas
nmeeT NpuopuTeT Hag OPYrMMU KOMMOHEHTaMu
BBUAY 060COBNEHNS 3TOrO pbiHKA KPUTEPUEM UC-
Nonb30BaHUA HeABWXUMOCTU. 3Ha4YMMOCTb NpPO-
Be[eHVs Apyrux rpaHuvy, gokasbiBaeT Gonee no-
OPOGHbIN aHanu3.

"paHuupbl NpuBeaeHbl Ha puc. 1. BpemeHHble
rpaHuuUbl 3agaltoTcd Nolaabio KOMMepYeCKon
HeOBWXMMOCTM, NpeanaraemMon B Te4eHne onpe-
AeneHHOoro nepuoaa, HO BakaHTHbIE nrowaan oT-
paXkalT ckopee HeunsbexHbli Ons 3TOro pbiHKa
ancnapuTeT cnpoca U MNPeanoXeHus, a Takke
«ECTECTBEHHYI0» BaKaHTHOCTb (CMeHy apeHaa-
Topa). NMpnYrMHONM CNYXNT N BbICOKAasi CE30HHOCTb,
OTnM4YaroLasa HEKOTOPbIE CEMMEHTLI 3TOrO pbIHKA.
C TOYKM 3pEeHNsi IKOHOMMNYECKON TEOPUN, JAHHAs
3aKOHOMepHOCTb 6e3ycrioBHa, MOCKONbKY CnpoC
konebneTtcs OTHOCUTENbHO HE3NACTUYHOro Npea-
NOXeHus, TeEM caMbiM NOBYxaas apeHgogaTenemn
perynuposaTb BakaHTHble nNrowaan 4epes
apeHHble CTaBKM unu, HanpoTtus, obecneynsaTb
OOMOMHUTENbHYK MpubbLINbL. B oencTBUTENbHO-
CTW, 3Ta 3aKOHOMepHOCTb cobniogaeTcs He Bce-
roa. MNpumepom TOMY CRyXWT PbIHOK CKMazcKon
HegBwxkumocTn B HoBocnbupcke. [aHHble npen-
CTaBneHbl Ha puc. 2.
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NHCTUTYLMOHAIbHbIE TPaHMLLbl PbIHKA KOMMEPYECKOM HEABUKMMOCTU

v v v
BpemeHHble rpaHuLbl leorpaduyeckme pamkm ToBapHble npeaensl
Mepuos ce30HHbIX Kone- « JloKanbHbIM XapakTep « dopmanbHble MPU3HAKN |4
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Puc. 1. UHcmumyyuoHanbHble epaHUybl pbiIHKa KOMMep4Yeckol Hedsuxumocmu
Fig. 1. Institutional boundaries of the commercial real estate market
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Puc. 2. CpedHue cmasKu U ce30HHOCMb apeHObl Ha pbIHKe CK/1adcKol Hedsuxxumocmu
6 Hosocu6upcke Ha 01.01.2021-11.01.2024"
Fig. 2. Average rental rates and seasonality in the warehouse real estate market in Novosibirsk
as of 01.01.2021-11.01.2024

Ce30HHOCTb apeHAHbIX CTaBOK MpOsiBNAETCA
TONbKO B MIOHE 1 YaCTMYHO B anpene 1 mae (gaH-
Hble 2022 r. He SABNAITCA MokasaTenbHbiMK). B
WHble nepuofbl OTCYTCTBYET YEeTKO BblpaKeHHas
CE30HHOCTb apeHAHbIX CTaBOK, X0Ta obLias LeHa
apeHApbl CKnagckon HeABUXKMMOCTU UMeEeT JONro-
CPOYHYIO TEHAEHLMIO K CHUXKEHMIO (C 1248 py6./m?
B 2021 r. no 1155 py6./m? B 2023 1.), HO NPOSIBNSA-
eTCqd 3TO TONbKO MO YCpPeAHEHHbIM AaHHbIM.

[MoaToMy onncaHue MHCTUTYLMOHAnNbHbIX rpaHuL
PbIHKa KOMMEPYECKO HEABMXMMOCTU B Npeaenax
roga He BMOJSIHE AOCTOBEPHO.

CywecTtByloT TeHaeHumn Gonee obuiero no-
psigka, cBsidaHHble ¢ dpakTopamu crpoca U Kanu-
Tana. OpneHTUpysACb Ha CNpPoC, UHBECTOP B pac-
yeTe Ha Nony4YeHne BbICOKMX apeHaHbIX CTaBOK U,
Kak cnegcrteue, JOXOOHOCTW, BKMaabliBaeT cpea-
CTBa B YyBEnMYeHMEe NpPennOXeHUs CKNagCKmx

'ButpuHa HegBwkumocTy Restate. Pexum goctyna: https://novosibirsk.restate.ru/graph/ceny-prodazhi-kommercheskoy/

(naTta obpaweHus: 11.04.2024).
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nnowagen. 9ta TeHAEHUMsI CyLlecTByeT B Oen-

OaHHbl€ PbIHKA CKnagckon HegBwXMMOCTU B Ho-

CTBUTENTbHOCTI. |_|O,EI,TBep>K,EI,aPOT ee TakKkke BOCVI6I/IpCKe. OHVI npencraBneHbl Ha pUC. 3.
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Puc. 3. LleHa apeHObI u npodaku Ha pbiHKe cKs1adckoli Hedsuxxumocmu e Hosocubupcke
Ha 01.01.2021-11.01.2024, py6./m?
Fig. 3. Rental and sales price on the warehouse real estate market in Novosibirsk
as of 01.01.2021-11.01.2024, rub./m?

Hanuune [onrocpoyHbIX 3aKOHOMEPHOCTEN,
onpegensieMbix MNpUBEAEHMEM B COOTBETCTBUE
npeanoXxeHus n cnpoca (Yepes3 perynvpoBaHune
NpeanoXeHns HOBbIX CKIagCcKuxX nrowanen) yxe
bonee oueBnaHo [2].

Mepmog HU3KMX LEeH NpogaXknm CKNagckon He-
asmxumoctu B 2021 r. CMeHWNCa pes3kuMm yBenu-
yeHMeM C Hayana 2022r. (yBenuyeHue Ha
42,55 % B anBape 2022 r. n ganbHENLWnn pocT Ha
31,14 % B TeueHue 2022 r).

OTo conpoBOXAanocb BHavane cnagom
apeHaHbIX CTaBOK (MPUYMHOW ObINOo yBENMYEHWE
BAKaHTHOCTM MOA BAUSHUEM «yxoAda» psada Kom-
naHum ¢ HoBOCMOMPCKOro peiHka) [3]. Mpu makcu-
MyMe apeHAHbIX CTaBOK B OKTsibpe 2022 r., aen-
CTBUTESbHbIE NPUYMHBI ObINK CBSA3aHbI C NPeasno-
XeHnem cknagos knacca A+, OHW YMEHbLUMNCH
Ha 39,61 %.

HecmoTps Ha KonebaHus LeHbl Npogaxu B Te-
yeHue ropa, B uUenom 3a 2023 r. nog BNUAHUEM
CHU3MBLUENCA JOXOAHOCTM OHA YMEHbLUMMAch Ha
3,28 % npu yBenuyeHWn CTOMMOCTU apeHabl Ha
32,46 %.

TeHnpeHuun 2022 1. 00BbACHATCA MHBECTULM-
OHHbIMU OXWOAHUAMMW, NPUBEALLIMMU K PE3KOMY
YBENUYEHMIO CNpOCa Ha CKMaACKyl HeOBWXU-
MOCTb (MOTUB CHWXXEHMS pUCKa MHBECTULIMIA U Bbl-
cokve apeHgHble ctaBkm 2021 T.), 3aTEM CHUXe-

PesynbTaTtom CTano noBbILEeHNEe apeHOHbIX CTa-
BOK C aBrycta 2023 r.

3aKoHOMepHOCTb NPOCMEXNBaeTCa 1 B Apyrux
CerMeHTax pbiHKa KOMMEpPYECKOWN HEOBUXMMOCTHU
N No3BonsieT onpeaenvTb ero BPEMEHHbIE rpa-
HUUblI Kak nepuod, 3a KOTOpbIA NpeanoxeHuve,
OpPUEHTMPOBAHHOE Ha AOXOOHOCTb, 00YCNOBMEH-
HYH0 apeHaHbIMW CTaBkamu, NPUBOAMTCSA B COOT-
BeTCTBME OOYCMNOBNEHHOMY UMK cripocy. [OBuxy-
LLler CUITON pbiHKA KOMMEPYECKON HeABUXUMOCTHN
B 9TOM OTHOLLIEHUN ABASOTCA cnpoc (0bycnosneH
COCTOSIHUEM KOHEYHbIX PbIHKOB, rae AenCTBYHT
apeHaaTtopbl) 1 nNpeanoxeHue kanutana. B gen-
CTBUTENBLHOCTU cyllecTByeT elle Gonee obuwias
3aKOHOMEPHOCTb, CBSA3aHHAs C MPOOOIDKUTENBHO-
CTbi0 UHBECTULMOHHO-CTPOUTENBHOIO UUKna, no-
CKOMbKY [OOMOSTHUTENBHOE MpeanoXeHne yvalle
BCEro (3a ucknoyeHnem Hebonblunx OBBLEKTOB)
Ha pbIHKE KOMMepPYECKOW HeaBUXMMOCTM obecne-
yYnmBaeTCcs BBOAMMbIMM Nowaasamn. VIHeBecTopbl B
OONbLUMHCTBE CNyYaeB YCKOPSAT 3aBepLleHue
npoekTa, OPUEHTUPYACb Ha BO3pOCLUME apeHa-
Hble CTaBKMW, KOTOPbIE AOMKHbI OKYMUTb yO0pOXa-
HWe cTpouTenbcTBa. [NpeanoxeHne B 3TOM OTHO-
LIEHUN EeNCTBUTENbHO ABMSETCA HEANacTUYHbIM.

Moatomy Haubornee KoOppeKTHbIM 6bino Obl
paccMaTpuBaTb BPEMEHHbIE rPaHuLbl PbiHKa KOM-
Mep4ecKon HeABWXUMOCTU Kak nepmos MHBECTU-

HUEM HUHTEepecCca K [AaHHbIM WHBECTULMNAM [4] UMOHHO-CTPOUTENbHOIO  UWKNa, B npegenax
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KOTOpPOro AocTuraeTcs onpegenieHHoe paBHOBe-
cve Mexay CnpocoM U NpeanoxeHnem, hopmmnpy-
€MbIM KpYyroM WHBECTOPOB C MPaKTUYECKN HEWU3-
MEHHbIM S1APOM. YuUnNTbiBasd X COCTaB, a TaKXe Cy-
LLEeCTBYKOLUNE YXKE ANUTENbHOE BPEMS 3aKOHO-
MEPHOCTN, MOXHO TOBOPUTb O CITOXMBLUMXCS
YCTONYMBLIX CBA3AX.

MwmetoTcsa, B obliem npeacraBneHUn, UHBE-
CTOpbl, MpedocTaBnsAlwmMe kanutan B dopme
KOMMEPYECKON HEABWKMMOCTU apeHgaTopam.
CocTaB nHBECTOPOB onpefensieT Tepputopmarnbs-
Hbl€ rPaHunLbl 3TOTO PbIHKA, HO B 3TOM OTHOLLUEHMWM
Takke Heobxoanmo yTouHeHue. PbIHOK kommep-
YEeCKOW HeaBUKUMOCTM BONbLUMHCTBA KPYMHbIX [0-
podoB Obifl M30NMPOBaHHBLIM TOSMBKO 40 KOHLUA
2000-x r [5]. Ha cmeHy aTOMYy MpULLNO akTUBHOE
HauuoHanbHOe OBWXEHWE KanuTana, OWKTOBaB-
LIeecs pasHMLAMM apeHAHbIX CTaBOK U YPOBHEM
KOHKypeHUnn mexay pervoHamu. O6bem Hakomn-
NIEHHOro Kanutana B ctonuuax 6bin oCTaTouEH,
KpynHbIM 6aHkaM cTano npeaocTaBnsaATbLCA 4OSro-
CpOYHOe (puHaHcupoBaHue. [Mo3ToMy KpynHen-
lWne gesenonepbl cTann BeCTU OM3HEC No BCew
Poccun, cdopmmupoBaB anbTepHaTMBHYH MO-
Aenb, B KOTOPOW peanuayrTcsl NPOeKThbl C JloKarb-
HOM aganTauuen, HO B COOTBETCTBUMN C OOLLMMN
cTaHgapTamu gesenonepa [6]. 3To Gbio cBoero
pooa agantauven MHOroHauMoHanbHOW cTpaTe-
rn anst SKCnaHCcUm Ha NokKarbHble PbIHKN KOMMEpP-
4YeCcKoW HeOBMXNUMOCTU PETMOHOB.

CTtparterns HaumoHanbHOro [AeBerionveHTa
BKMOYaeT paspaboTky KoHuenuun (0bblMHO 3TO
060cobneHHoe NpoekTHoe GHOPO B COCTaBe KOM-
naHum), nNpuobpeTeHne 3eMenbHOro yyacTtka u
BO3BeEHME 30aHNsI CUaMy MECTHbIX NoAapsaqn-
KOB (meBenonep onepupyeT TOMbKO Kanutanom) ¢
AanbHenWuM ynpaBneHveM [AOYepHEn Komna-
Huen pesenoniepa [7]. OOblMHO TpeboBaHUS K
yNpaBneHno CTaHO4apTU3UPOBaAHbI, KOHTPONUPY-
IOTCS FOSIOBHOW yNpaBnsioLen KoMnaHmen aese-
nonepa. Mogenb oTnn4yaeTcs OT JloKanbHbIX Ae-
BesionepoB TONbKo MacwTabamu. B domHaHcoBoMm
OTHOLLEHNM 3aeMHbI KanuTan obcnyxuBaetcs
OEHEXHbIM MOTOKOM YXXe peanM3oBaHHbIX MPOekK-
TOB [0 BbIBOAA CTPOsiLLErocsi oobekTa B 3KCMya-
TAUWOHHYIO hasy, Korga NOCTYNNEHUsSMU Hauu-
HaeT NoKpbIBaTbCHA YaCTb BNOXEHHOIO Kanutana c
AOCTWXXEHMEM Lenn No AeHEeXHOMY MOTOKY, Cho-
cobHomMy obecneunTb AarnbHelllee CTPOUTENb-
CTBO.

MoMMMO HenpepbIBHOCTM CTpoUTENbCTBa WU
BO3MOXXHOCTU PerynmpoBaHnsa ero Temnos 6e3 no-
TEpb CTpaTErM4yecKkoro xapakrepa, BO3HMKaOLLMNX
npu peskux konebaHusiXx pblHKa, OOCTOMHCTBOM
«hbeaepanbHoO» cTpaTernm AeBenonveHTa saBns-
€TCs BbICOKMI ypPOBEHb AnBepcudurkaummn. Ansep-
cuduKkaums Mno3BONSEeT He TONbKO YNpaBnsTb

PUCKOM, CHMXasi NOTEPU MHBECTOPA OT CHMXKEHMUS
cnpoca (kak criegcTBme pocTa BakaHTHbIX MoLua-
Aen N oTNnoXeHns 3aBeplLUeHnst 0ObEKTOB Ha 60-
nee nosgHWiA Cpok), HO M nossondet hopMUpo-
BaTb ©Oonee [OOXOAHbLIM MNOPTAdENb BrOXEHUN.
Ob6ecneymBaeTca 970 Oornbluer cBobOAON Bbl-
Gopa reorpacdhvn 1 CErMeHTOB PbIHKa, YTO B WH-
CTUTYLUMOHANbLHOM OTHOLUEHUMM COOTBETCTBYET
BOCMOSHEHWIO yNyLLEeHWI fnoKanbHbIX gesernorne-
poB. OToaya Ha Takne «CerMeHTHble» WHBECTU-
UMM Bblille B OTCYTCTBME aHaroroB KOHLeMnLuWi
N gaxe kKateropuii o6bLEKTOB, Kak CneacTeue,
KOHKYPEHLIMM CO CTOPOHbI MECTHbIX Y4aCTHUKOB.

Onpefnensas MHCTUTYLMOHamNbHbLIE NapameTpbl
PblHKA KOMMEpPYECKOW HeaBMXMMOCTWU MO ToBap-
HOMY KpUTEpUIO, MOXHO OrPaHN4MTbCS MULb Me-
XaHU3MOM  OKYyNnaemoCTW WHBECTULUA Yepes
cAady B apeHOy BO3BOAUMbIX OOGBEKTOB, UTO TOX-
AECTBEHHO OTHECEHWIO K 3TOM cdhepe nprobpeTe-
HUSI )KUITON HEABMXKUMOCTH.

Kommepueckass HeOBWKMMOCTb OTNMYHA OT
Apyrmx kateropun (PyHKUMOHAmNbHbIM HasHaye-
HMEeM, MPOSABMAIOWLMMCA B apXUTEKTYPHO-NNaHu-
POBOYHbIX PELLUEHUsIX, CMOCOOCTBYHOLLNX MpUBNe-
KaTenbHOCTM OOBEKTOB AN KOHEYHbIX MoKynarte-
newn apeHgaTopoB NGO orpaHUYMBaIOLLMXCS YTU-
NNTapHOWN PONblO, KakK B CKIAACKOW HEOBWKMMO-
ctn. VimeroTcs pasnnunsi KOHCTPYKLUMOHHOTO Xa-
pakTepa B pa3MeLLeHun, NOAKITHYaeMbIX MOLLHO-
CTSX, YCNOBMAX NPUCOEAMHEHUs ONa apeHaaTo-
pOB, NepeyvHe ycnyr u MHOXecTBe ApYrux KOMMo-
HEHTOB, yOOpOXaloLMX NPOeKT, Tpebyowmx ans
ero BO3BeAeHMs1 OCOObIX KOMMEeTEeHUWUHA, U no-
3TOMYy He MO3BOMAKLIMX paccMaTpuBaTb MULb
npuobpeTeHne HeOBWKUMOCTU Kak €OWHCTBEH-
HbI KPUTEPUIN €€ OTHECEHUSI K CETMEHTY OObeK-
TOB KOMMEPYECKOro HasHa4YeHus.

MHBecTop Ha 3TOM pbIHKE, NPUHUMAas cneuu-
duyeckme pucKM Co3daHUsA KOHUENUMM M NOBbI-
LUEHHbIX (ANA HEKOTOPbIX CErMEHTOB) 3aTpaT Ha
BO3BeJEHMEe, MOXET paccunTbiBaTb Ha GonbLUyto
AOXOAHOCTb, ecnn 3(peKTUBHO «y4yacTByeT» B
NpmbbINN apeHaaTopoB, CNOCOOCTBYS ee O0CTU-
XeHuo. OTO nos3BonsieT MHave paccmartpuBaTb
NPOOYKTOBbIE XapaKTEPUCTUKU pbiHKa KOMMepYe-
CKOW HEeOBMXUMOCTU (puc. 4).

KommepquKaﬂ HeaBWXNMOCTb ABNAETCA
rakTopoM NpPOU3BOACTBA, €€ Ha3Ha4eHuWe CBsi-
3aHO C UensMu GusHeca NOTEHUManbHOro apeH-
patopa [9].

MoaTomy LieHHOCTb B 0OLLEM NOHMMaHWUK BCe-
roa cnegyet M3 cnocobHOCTUM apeHAOBaHHOW He-
AOBMXXMNMOCTUN CO30aBaThb I'Ipl/l6b|]'|b TUNMNYHBbIM ONA
(hakTopOB MPOM3BOACTBA COYETaHUEM (ero onpe-
aensieT MHMuMaTnea bu3Heca, KOHEYHbIM pe3yrib-
TaToM 00ObeavHeHns (haKTOpPOB SABNSETCH MpPo-

BYKT).
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ToBapHble rpaHMLbl PbIHKA KOMMEPYECKON HEABUMKUMOCTHU

A 4

\ 4

Mcnonb3oBaHue apeHaaTopom

CermeHTauma PbIHKA NO Ha3HA4YeHUIO

BeneHue 6usHeca/pasmelleHne 4I OducHan HeABUKMMOCTb 4I
Yyactne B co3gaHum npubbian (06biuHO) | CknaacKasa HeABUXKUMOCTb <
Cnpoc 3aBUCUT OT KOHEYHOTO PbIHKa < Toprosasa HeABUKMMOCTb <
LleHHOCTb — AOCTUNKEHMeE NpUbbIU » Mpon3soacTBEeHHbIe 06BbEKTbI <

CooTBeTcTBME HA3HAYEHWUIO UK
Hanbonee abdeKTUBHOMY
NCMNO/1Ib30BaHUIO

NHamBmnayanbHble cBOCTBa 06beKTa

NomeweHuA O6LLI,ECTBEHHOI'O NMUTaHUA >

NomeweHuA CBO60[],HOI'O Ha3Ha4yeHunA =

OTaenbHO cToAWME 30aHNA »

Puc. 4. TogapHbie epaHuUybl pbiIHKa KOMMep4YeCcKol Hed8wKuMocmu
Fig. 4. Product boundaries of the commercial real estate market

BonblMHCTBO (hpakTOpoB npou3BoAcTBa B
Knaccu4eckon 3KOHOMMUKE OAHOPOAHbI (Kpome
3emnu, umetroLLen anddepeHLnpoBaHHYO
peHTy). B genctButenbHOCTM CBOMCTBA MHOIMX
haKkToOpoOB pasnNnyalTCH, a HeABWKMMOCTb 3a4a-
CTYIO0 «BCTpaMBaEeTCA» B KOHEYHbIA NPOAYKT.

Bonbluoe konvyectBo nocetutenen obecne-
YMBaeT COBPEMEHHbIN TOProBbIN LIEHTP, pacnono-
XXEHHbI B panoHe C BbicOkMM Tpacdmkom [10].
MpounsBoacTBo Bepetcst GecnepeboliHo, koraa
UMEITCS HEODXOAMMbIE PECYPChI, BO3MOXHOCTb
norncTukn. OCTYNnHOCTb U 3arpy>KeHHOCTb TPaHC-
MOPTHLIX Pa3BA30K W KENEe3HOAOPOXHbIX MyTen
onpegensieT Ang apeHgatopa LeHHOCTb CKnagos.
LleHHOCTb Anga apeHgaTopa 3aBUCUT OT oxuaae-
Mon npunbbinu n popmupyeT ctaBku. OHa crieqyeT
M3 COOTBETCTBMS HasHavyeHus noTpebHoCTAM
apeHgaTopa, a Takke MHAMBUAOYyarnbHbIX CBOWCTB
(3Ta COBOKYMHOCTL (haKTOpPOB y4MTbIBAETCHA MpU
OLEHKE PbIHOYHOM CTOMMOCTU). MHCTUTYLMOHanb-
HOe onMcaHWe pbiHKa KOMMEePYEeCKON HeaBUXNMO-
CTM MOXeT OblTb pacLUMPEHO Yepes3 yCTaHOoBIe-
HWe CBSI3eN MeXAY HUM U CMEXHbIMU OTpacrsmMu
B KOHTEKCTe CO3[aHuUs «noTpebutensckon LleHHO-
cTn» (B cooTBeTcTBUM C KoHuenuuen M. MNop-
Tepa). OTO OOMNOMHEHMEe NCXOOHOro npeacTasne-
HUS pblHKa UMeeT AMHAMWYEeCKUA acnekT, OHO
npuBeaeHo Ha puc. 5. lcxoaHble KOMMOHEHTbI CO-
3[aH1A LEHHOCTM BKIHOHAKTCSH B UHBECTULMOHHO-

CTPOUTENbBHBLIN LUK Ha ero pasfnuyHbiX dTanax,
Nno BPEMEHM Havana Mcnosfib3oBaHUs OHU Hepas-
HOLIEHHbI. Bornee cyLlecTBEHHO pasnuyme B CBOW-
CTBax 9TMX KOMMOHEHTOB LIEHHOCTW. PbIHOK CTpO-
UTENbHbLIX MaTepuanoB AOCTAaTOYHO OOBLUMPEH,
ABNSAETCA KOHKYPEHTHbIM, HEKOTOPbIE NTOKarnbHbIE
AeBenonepbl MPUAEPXKMBAKOTCSA BepTUKaNbHOMN
WHTerpauun, npegnodntas obecneunBaTb BbIMycK
obLecTponTenbHbIX MaTtepuanos (4alle Bcero,
GETOHHbLIX NIUT U KMpNu4ya) cunamm LOoYepHUX
KOMMaHWN.

MocTaBLUMKN 3TUX PECYPCOB SABMNAOTCS B3au-
MO3aMEHSIEMbIMU, LiEHbl YCTaHaBMNMBAlOTCHA Ha
PbIHOYHbIX Hadanax. CBA3n OOCTATOYHO YCTOR-
UYMBbI (OaXKe Ha ypoOBHe CoCTaBa NOAPAAYMKOB ANd
HeKoTOpbIX Aesernonepos). PeIHOK kanutana, npu
HanuuMn BnMsHMA GaHKOB Kak Goree KpymnHoro
Ou3Heca Ha OeBerionepoB, Takke SABMNSAETCH KOH-
KypeHTHbIM. HopmanbHOM npakTukon aese-
NOMNMEeHTa SABMSKTCS Pa3fMyHble COYETaHUs UC-
TOYHUKOB KanuTana (06bl4HO B pa3nmyHbIX BaHKax
obecneymBaeTcs npuenedeHne GUHaAHCUPOBaHUS
B 3aBMCUMOCTM OT €ro CPOYHOCTU). OTO BEAEeT K
YOOPOXaHUIO CTPOUTENBLCTBA, 3aBbllEHHasi LeHa
KOTOPOro «nepeHocuTCa» B [JafibHEWWEM Ha
apeHaHble CTaBKW, HO sABMsieTCs obLien YyepTon
OonblUMHCTBA [EBENONEPCKNUX KOMMaHum, oby-
CINOBJIEHHOW HeOoCTaTKOM COOCTBEHHOro Kanu-
Tana.
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CrpouTtenbHble maTe-
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Puc. 5. YkpynHeHHoe npedcmaessieHue UuHCmumymoe pbIHKa KoMMep4eckol Hedsuwxumocmu
npu co3daHuu yeHHocmu
Fig. 5. An enlarged view of commercial real estate market institutions when creating value

Cam pbIHOK KanuTana 3aB1MCuT OT psiia Makpo-
3KOHOMUYECKMX (DaKTOPOB, CErogHs npeumylue-
CTBEHHOE BIIMSIHNE OKa3blBaeT MOHETapHas nonu-
TMKa. PBLIHOK 3eMnu CTpOMTCS NPUHUUNMANbHO
NHa4e He TONbKO B cuIy abCoNTHON HE3anacTny-
HOCTMW NpeanoXeHnsa n guddepeHumaunm peHTbl
Mo MeCTy pacrofioXXeHusl. ATO PbIHOK, rae Npeob-
nagaetr agMWHUCTPATUBHOE  pPEerynupoBaHue,
BKMoYawoLwee  rpagocTpouTenbHble  MNaHbl,
Ha3HadeHWe y4vacTtka, Nopsaok ero opMmpoBa-
HWS, YCIOBUSI TEXHOSTOMMYECKOrO NPUCOEeAMHEHNS
N MHOXECTBO APYrnx cocTaBnswiowmnx. B ouepen-
HOCTW CO3daHUSA LIEHHOCTM U MO XapaKTepy pery-
NIMPOBaHMS KOMMOHEHT 3EMITN BblAENSIETCA Cpeaun
WHCTUTYTOB, (hOPMMPYHOLLNX HaYanbHbIE YCIOBUSA
CO3[aHNA KOMMEPYECKON HeaBmxXnMocTu. Mo cy-
LLIeCTBY, OH UX 3aJaeT He TONbKO CBOMCTBaAMMU 3e-
MerbHbIX YYacTKOB, HO U aAMUHUCTPATMBHbLIMU
OorpaHVyeHUaAMU. 3TO OOHA U3 MPUYMH, B CUNY KO-
TOPbIX HEKOTOpPLIE AEBEeoNnepsbl CTanu npeanoYm-
TaTb 3eMeSibHbIE YYaCTKW, MpUHagnexalime yacTt-
HbIM MHBECTOpPaM, AaXe ecrii OHU SABNSKTCS Me-
Hee npuBreKaTenbHbIMM.

OOwasa nocnegoBaTesfibHOCTL  peannsaumm
3TUX npoueayp YCTaHaBnNMBaeTCd HOpMamu 3e-
MEJTbHOIo M rpagoCTPOUTENBHOrO 3aKoHOoAaTe Nb-
cTBa. BblgeneHuto yyactka ans Bo3seaeHnst 06b-
eKTa npeawecTByoT paspaboTka [LOKYMEHTOB
NIaHWPOBKN TEpPUTOPUK, 3a STUM crneadyeT noa-
rotoBka rpagocTtpoutenbHoro nnaHa. Cam 3e-
MeIbHbIN Y4aCTOK NPefOCTaBMNSAETCA Ha KOHKYPC-
HbIX YCroBusAX. ApPXUTEKTypHasi YacTb MpoeKkTa
OLEHMBaeTCs paspelleHNeM Ha CTPOUTENbLCTBO,
TeXHMYeckass CocTaBnsolWas NoaTBEPXKAAETCA
paspeLleHMeM Ha BBOZ B akcnnyaTaumnio. C TOUKM
3peHust uenen aaMMHUCTPaTUBHLIX npoueayp,
Kakgbli U3 3TanoB 4BMsieTCs onpaBdaHHbIM. B
PbIHOYHOM OTHOLLUEHUN 3TO OCHOBHOW (paKTop
yBenM4eHns1 NpoaoIPKUTENBHOCTN MHBECTULIMOH-

HO-CTPOUTENBHOIO LMKMa, BAUSAIOWMIA Ha OOXOA-
HOCTb MHBECTMPOBAHHOIO Kanutana. Ha nHctuty-
LUMOHaNbHOM YpOBHE onpefensllee 3HayeHue
nmeet pakTop HeonpeneneHHOCTU. YCTpaHeHune
aAMVHUCTPATUBHBIMW  CPeaCcTBaMyM  BO3MOXHO
TONbKO B pamMKax KOMMIIEKCHOro pa3BuUTUst, HO 3TO
Gonblue COOTBETCTBYET XWUMOW 3acTpolike. Kom-
MEepYEeCKUN OEeBErIONMEHT 3a WUCKIIOYEHUEM OT-
OenNbHbIX MPOEKTOB OPUEHTMPOBAH Ha CTPOMUTENb-
CTBO €AMHUYHbIX OOBEKTOB. OTO HEepaLMOHaNbHO
B apXuUTeKTYpHOM nraHe, HepauuoHanbHO pac-
npegensieT Harpy3kM Ha KOMMYHUKaUUW U YCro-
BMSI TEXHWYECKOTO MNPUCOEANHEHUS, HO OObek-
TMBHO cyuwiecTByeT. OcobeHHOCTM ydacTka (pac-
nofnoXxeHne, KOMMyHuKauun) [11] B COBOKYMHOCTU
C aAMUWHUCTPaATMBHLIMX NpaBuiamMn 3agaktT Uc-
XOAHble YyCrnoBUSA AeBerionMeHTa. 3TO 03HavaerT,
YTO JaHHbIE KOMMNOHEHTbI CO34aHUA LIEHHOCTU Nne-
XaT BHe pblHKa. BO3MOXHOCTb MOBNUATbL HA HUX
yepes 3TO U Ha KOHEYHbIV pe3ynbTaT (00 BHEKT KOM-
MEepYeCKon HeABWXUMOCTW), Y AeBernonepa oT-
cyTctByeT. [laHHasa cocTaBngawwas onpegens-
€TCS KaK 3eMenbHble OTHOLLEHUs, MetoLLne npe-
UMYLLECTBEHHO aOMUHUCTPaTUBHBLIN XapakTtep.
OHa B 3HauuTenbHOM Mepe cTatuyHa. Passutne
npovcxoamT B AONTOCPOYHOM Nepuoae, Becrnes 3a
pacluMpeHneM ropoAckon arriomepauun, CTpou-
TENbCTBOM MWKPOPANOHOB M COEAMHALLNX UX C
OCHOBHOW 4aCTbl0 FOPOAa CETbK TPAHCMOPTHbIX
mMarucTtpanen [12]. 'uBecTop AaHHbIM chakTop MO-
XKeT yunTbIBaTb, HO, B LLIENTIOM, (DOPMUPYETCH CBOE-
obpasHasi «obpaTHas CBA3b» MeXAy CMEXHbIMU
oTpacnsamu (pbIHOK Noapsaa U CTPOUTENbHbIX Ma-
Tepuanos) 1 3eMefnbHbIMU OTHOLLEHMAMKU. Peanu-
3yeTCsl OHa Yepe3 KOHKPETHbIA NPOeKT (KoHuen-
uno obwbekta) [13]. TunuuHaa anga gesenonepa
nocnefoBaTeNnbHOCTbL €ro y4yacTus B CO3[4aHuu
LEHHOCTM AN1S pblHKA KOMMEPYECKON HEeABWXMMO-
CTV nNpefcTaBneHa Ha puc. 6.
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Puc. 6. Co3daHue yeHHocmu degesionepom
Fig. 6. Value creation by a developer

WHcTuTyumoHanbHasa ponb Aesernonepa co-
CTOUT B Hanbonee appeKkTMBHOM UCMOSTb30BaHN
«CTaTUYECKUX» 3eMenbHbIX OTHOLLEHUI.
Haunbonbwas  3¢pdeKkTMBHOCTL  MOHMMaeTcs
Lwmpe, 4eM B Hambornee apPeKTUBHOM NCMOSb30-
BaHun (HOW) [14], NOCKONbKY y4nUTbIBAET BPEMEH-
HOW (pakTop CTOMMOCTW Kanwutana, Bce AOCTymn-
Hble COYeTaHWsi pecypcoB, BkMovas 3emmio. Oue-
HMBAs! UHCTUTYLIMOHANBbHYIO POfb COBPEMEHHbIX
POCCMINCKUX [OEBENONEpPOB, €€ MOXHO onpene-
NUTb KaK CPedHEeCpPO4YHYH0, MOCKOMbKY OTKa3 OT
TaKTUYECKMX PELUEHUA NPOAMKTOBAH KaK UMEHD-
LLMMCS OMbITOM, TaK M NPOLOIMKUTENBHOCTBLIO NH-
BECTULMOHHO-CTPOUTENBHOIO LUMKna (passutue
AencTByOWNX 06 LEKTOB CyLLIECTBYET, HO obecrne-
ynBaeT HeOOmMblIOW BKNaa B MpeariokeHne Ha
PbIHKE KOMMEPYECKON HEOBMKUMOCTH).

WcknioveHre 4ONnrocpoyHbIX OPUEHTUPOB ONK-
TyeTcsi 06bIYHOM Lienbio AeBenonepa, CoCTosLEeN
B HEMeANEeHHOM AOCTUXEHUU npubbinun, Hanbo-
nee npegnoyTMTENbHON CTpaTerMm B YCMOBUSIX
HU3KOW OMNpPeaeneHHOCTN PblHKa KOMMEpPYECKOMn
HEeOBWKMMOCTH.

HeBenonep mor 6bl OCYLLIECTBMNATL UHBECTU-
UMM B OONTOCPOYHOE OCBOEHME NEPCMEKTUBHBIX
YYaCTKOB, OTKa3blBasiCb OT HEMEJSIEHHOro MNony-
YEeHUs1 BbICOKUX apeHAHbIX CTaBOK, NMPW YCIOBUK
OOCTaTOYHOCTU COOCTBEHHOro KanuTana u yBe-
PEHHOCTM B AOSITOCPOYHOM OTAayvye Ha WMHBECTU-
unn. 3TN ABe 0CoBEHHOCTU COCTaBNSIOT UHCTUTY-
UMOHanbHbIE OrPaHUYEHUST PbiHKA KOMMEpPYECKOW
HEeOBWKMMOCTH.

MockonbKy AeBenonep «CBA3bIBAET» OrpaHu-

OH CTpemMuTCs OeWCcTBOBaTb Hambornee addpek-
TMBHO MO OTHOLLEHWIO K LIeHHOCTU AN apeHja-
TOopa Yepes KoHLenLuuio obbekTa.

lMepemMeHHbIMK ABMAITCA He TOMbKO NO3nLUM-
OHUpPOBaHWe (LeNeBO CErmMeHT, ocobble aTpu-
OyTbl) [15] n apXUTEKTYpPHO-NNAHUPOBOYHAsS CO-
CTaBnsALLAsA, HO U KOMMIEKCHbIN XapakTep UHTe-
rpaumm B ropoackyto MHAPaCcTPYKTypy, AONOMHA-
€MbI COMETaHUEM Pa3NUYHbIX BUOOB apeHabl No
camMoMy 0OBEKTY, KaK MPOAYKT.

TexHuyeckas cTopoHa BO3BedeHUs oObekTa
CBSi3aHa C LeHaMn Ha pecypchbl 1 cTpaternen ge-
Benonepa. CyLiecTByeT 3aBUCUMOCTb MEXAY KOH-
Tponupyemon eBenonepom 4acTbio CTPOUTEMb-
HbIX paboT N 3hPEKTUBHOCTLIO. BEe3yOLITOYHOCTL
Jonroe Bpemsi onpeaensinach BbINOfIHEHUEM Ya-
cTn pabot camum nHeectopoM. CeroaHs AaHHas
3aKOHOMEPHOCTb HEe MMeeT YCTOMYMBOro xapak-
Tepa, YTo ABMSAETCS O4HOW U3 NPUYMH paclumpe-
HUS reorpadnyecknx NpenernoB pbiHKA KOMMEp-
yeckon HeawwkmmocTU. KoHTpomnb 6usHec-npo-
LileCCOB y4acCTBYHLUNX B CTPOUTENLCTBE NOAPSA-
YMKOB, OEVNCTBEHHbIE CpPEeACTBa BO3LEUCTBUSA Ha
HUX NpY HapyLeHun rpadunkoB n 6onee geLueBbIn
KanuTtan genatoT aekTUBHbIMWN NPOEKTbI AeBe-
NonepoB HaLMOHasNbHOrO YpoBHS. M03TOMY KOM-
MOHEHT MHTerpaLmu, CBA3aHHbIN C Jonen nogpsaa-
HbIX paboT, criegyeT OTHEeCTU K MHAMBUAOYanbLHON
cTpaTtervn gesenonepa.

MHaveuayansHbIM BbIGOPOM MHBECTOPA onpe-
aengetca cnocob peBepcun nepBOHaYansLHOro
KanuTana B NOKpbIBaoLLMe MHBECTULMN NPUbLINb,
B paBHOWN Mepe obecnedvnBaemyto kak Hernocpea-

YeHHOoe npeanoXxeHne 3emMiim C pblIHKOM apeHabl, CTBEHHbIM ynpaslieHNeM, TUNMNYHbIM and
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nokaribHbIX Y4aCTHUKOB, TaK U y4pexaeHnem noa-
pasgeneHuns, obecnednBalolLero ynpaefeHue B
reorpacmnyeckoM cermeHTe, bonee xapakTepHOM
ons depepanbHbix gesenonepos. [lepegava B
yrnpaBrfieHe Takke He UCKMYeHa U MOXeT oKa-
3aTbCs NpeanodTUTENLHOW Bnarogaps cneunanm-
3aumm 1 OonblOMY OMbITY 3aHMMAaKLErocs

TONMbKO B3aMMOAEWNCTBMEM C apeHgaTopamu
yyacTHuKa pblHka [16]. Cnocob ycTaHoBneHus
CBSA3EN MexXay «OCHOBHLIMUY» MHCTUTYTaMM pbiHKa
KOMMEPYECKON HEOBWXMMOCTM ONpenensieT yxe
HenocpeaCcTBEHHO WHCTUTYLMOHAIbHLIA  acnekT
ero (pyHKUMOHMPOBaHNA, NpPeacTaBiEHHbIA Ha
puc. 7.
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Puc. 7. UHcmumymbi pbIHKa KOMMep4YecKol Hedsuxumocmu
Fig. 7. Commercial real estate market institutions

MHCTUTYTBI, COCTaBNALWNE PLIHOK KOMMEp-
YeCKOM HEeOBWKUMOCTM B €ro «KrnaccuyeckoM»
npeacraBneHnm, MoryT BbiTe CrpynnMpoBaHbl Mo
nX hyHKLMAM, XOTS UMEIOTCA pas3nmyns B BbIMNOJ-
HAemMon umun ponun. ApeHgopartenem MOXeT Bbl-
cTynatb npuobpeTinii OBbeKT HeaBWXKMMOCTU
WHBECTOpP, [AeBenonep, HEernocpeacTBEHHO 3a-
CTPONLUMK. DTO MHCTUTYT NPEANOXEHNSA apeHpl,
OCHOBHOW CyObekT 0603HavaeTcs Kak aeseronep.
Ero uenb (npubbinb) pocTturaeTca caadven B
apeHgy, obecneynBaemMon HeNOCPeaCTBEHHO
nmMbo MHCTUTYTOM ynpaBreHus apeHaon. [laHHas
rpynna y4acTHUKOB pbiHka 0603Ha4YaeTcs MMEHHO
Tak ¢ no3uuun nHeectopa. Ons Hero apdekTus-
HOe ynpaBneHns 03HayaeT HaVMEHbLUWN 0ObeM
BaKaHTHbIX nnowagen [17], a He obcnyxmBaHue
HeaBwkmuMocTn. O6ecneynTb 3TO MOTYT UHTErpU-
pytoLLme npeanoxeHuns pecypcel [18], npusnekae-
Mble [OeBernonepomM MapKETUHIOBblE areHTCTBa
[19], nocpeaHuku. Peructpatop BbICTynaeT MH-
CTUTYTOM rocyaapcTtea. YUYnTbIBas porb 3eMesb-
HbIX OTHOLLEHWI B MpeaLlecTBYOLWEM CO34aHun
LEHHOCTH, rocyaapcTBo 0003Ha4vaeTcs kak eau-
HbIA UHCTUTYT, POSb KOTOPOro CBOAUTCA K 3aLumuTe

perynupoBaHnst 3eMerbHbIX OTHOLLUEHUN Takxke
SABMSIeTCA 3aMTa nNpaB YacTHbIX NnL, OT 310yno-
TpebneHun npu 3acTtpovike. MoaTomy 3awmTHas
YyHKUMS rocyaapcTBa  peanusyeTcs nocpen-
CTBOM aAMUHNCTPaTUBHbIX NPEANNUCaHUI Kak cne-
UMUYECKMX BO3MOXEHUI, HA UHOMBUAYaANbHOM
YPOBHE AN CyOBLEKTOB pblHKA HE3(EKTUBHBIX
BCIeACTBME NopoXaaeMblX Ux cobnogeHnem 3a-
TpaT, HO MNO3BONSAIOLLNX 3TOMY PbIHKY (PYHKLIMOHU-
poBaTb Kak MEXaHU3MY.

OxnpaHna apeHgaTopa Bcerga CocTaBnseT
NpuoLINb, B JOCTMKEHNE KOTOPOW apeHaa BKIO-
yaeTca kak AnddepeHUMpPOBaHHbIN MO CBOW-
cTBaM hakTop NPOM3BOACTBA, KOHUeNuuen nmbo
WHBbIMW  DYHKLMNOHANbHBIMU  XapaKTepucTukaMmm
(3aBMcuT OT cermeHTa), obecneuymBaloLLNMK
BKNag B OOCTUXKEHME 3TOW LEenu apengaropa.
O6bsacHeHne BocTpeboBaHHOCTN OOBHLEKTOB KOM-
MEPYECKON HEABWKMMOCTU 3TUMM NPUYMHaAMU
OaeT BO3MOXHOCTb OOBACHWUTb CYLLECTBEHHbIE
pasnuunst 06BHLEKTOB MO A0Sie BaKaHTHbIX NioLa-
aen n goxogHoctu [20]. MHCTMTYT apeHgaTopoB
dopmMumpyeT cnpoc Ha (pakTopbl NPOU3BOACTBA,
LEHHOCTb HEABWXUMOCTU, MOMUMO YTUNTUTAPHbIX

npas. Llenbto aAMUHUCTPaTUBHOIO CBOWCTB, «BCTpamBaeTcsa» Gnarogaps
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Ha3HAYeHMIO U NHONBMAYAIbHBIM XapakTepucTu-
Kam, B KOHEYHbIN NPOAYKT, HO nocreayruiee co-
XpaHeHWe 3a apeHOaTopoM TeX XKe NpeanoYTeHun
HeoveBUAHO. MIHCTUTYT saiBNnAeTca Hanbonee MHo-
rOYMCIEHHbIM NO CyObeKkTam, Ux 3anpockl Bcerga
SABNATCS YCPEAHEHHBIMMU.

MosiBNseTCca HEobxoOuMOCTb B UMX OLIEHKe,
YCTPaHEHUN CBA3EN MeXay MHCTUTYTaMK, COCTaB-
NSALWMMN OCHOBY PbIHKA. [MOCKONbKY AaHHbIA NH-
CTUTYT «BOCMOJSTHAET» HeAOoCTaTku yCcTaHaBnMBa-

OrpaHn4YnBalOTCA Kakom-nmbo rpymnnon y4acTHu-
KOB pblHKa, HECMOTPSA Ha BO3MOXHYIO cneunanu-
3aumnio (aHanuTMKa Ansi UHBECTOPOB, opuanye-
ckoe obcnyXnBaHMe KOMMEPYECKON apeHabl).
OO6Lee 3Ha4YeHNe COCTOUT B NpuaaHMmM rmbkocTu
PbIHKY KOMMEPYECKOW HEOABMXMMOCTU, @ ANs WH-
BECTOpa 370 eLe N PYHKLUUA 0CBEAOMITEHHOCTM O
TeHaeHuMsIX. [JaHHbIN KOMNOHEHT UCMONb3yeTcs B
NepcneKkTUBHbIX AEeBENonepcknx NpoeKkTax.
MToroBbin BapMaHT MHCTUTYLMOHANbHOM MO-

roLmxcs cBssen, ero yHKUMK He Aenv npencraeneH Ha puc. 8.
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ermcTpaumsa
locypapcteo 3emnn pat v
) UHCTUTYT y
esesione HCTUT
UHcTUTyT A P ynpasaeHus T
» (apeHgopaTensb) o apeHpaTopos
6aHKOB aperaou
AT 4 A AT
Kanutan | | | Lo _————= y Sp——— r————— J1
CMexHble Ly '
oTpachm «——___ | : O6cnyxuBatoLme :
MpoekTt | HoxogHocTtb UHCTUTYTbI I
|

Puc. 8. lucmumyyuoHanbHasi MoOesib pbiIHKa KOMMep4Yeckol Hedsuxumocmu
Fig. 8. Institutional model of the commercial real estate market

CMmexHble oTpacnun npeactaBrieHbl 3acTpou-
LMKaMW, NPOU3BOANUTENAMN CTPOUTENBHLIX MaTe-
pvanoB, MPOEKTUPOBLUUKAMMK, MNOCTaBLLMKaMM
CMEXHbIX YCryr B 0bnactu ctpoutenscrea, camo-
perynMpyemMbiM1 1 Hay4HO-UccrnenoBaTensCKUMm
opraHusauusmu. Bce oHu B coOBOKYNHOCTU obecne-
4ynBalT BO3BedeHuMe obbekTa. Cneumndunyecknum
06pa3om Ha 06 BLEKTBI BIUAET U roCyJapCTBO Yepes
3eMefbHbIE OTHOLLEHWS, MOCKOSbKY 3TW TpeboBa-
HUSA onpedensaloT NpPoekT (KOHUEeNumio) HeaBMKu-
mMocTu. Bcnep 3a aTum dhopmumpyeTcs cnpoc aese-
rfionepa Ha KOHKpPETHble ycryrin B obnactu cTpou-
TenbcTBa (06beMbI paboT, CTPOUTENBHBLIX MaTepu-
anos, cneumanmsauusa 3actpovwuka). Ponb gese-
nionepa B 3TOM OTHOLLEHUU ABMISIETCS MHTEMPUPYHO-
Wen no OTHOLIEHUD K BO3MOXHOCTAM, WUMEto-
LWMMCSI NPW COBPEMEHHbIX 3eMerbHbIX OTHOLUE-
HUSIX, Y YOOBNETBOPEHMIO CrIPOCa apeHaaTopoB Ha
HEABWKMMOCTb KaK YCINoBWE Ansi BeAeHus ©Oums-
Heca.

PbIHOK KanuMTana B3auMMOCBSA3aH C apeHOow
KOMMEpPYeCcKoh HeaBwKMMOCTU. OCHOBHBLIM MO-
CTaBLUMKOM SIBNAKOTCA ©aHKW, NOCKONbKY CTaBKu
KpeauTtoBaHus npubnmKeHbl K PbIHOYHBIM YCIO-
BMAM. [lecTBMTENbHBIN NepeveHb CyOBHEKTOB UH-
CTUTYTa Kanutana 3HauuitensHo wwwupe. Npusne-
KaTb Heobxooumoe MHaHCUpOBaHWE MOXET Ae-
Benorep 1 Yyepes PoHOOBbLIN PbLIHOK. B aTOM cny-
Yae B3aMMOoCBs3b hopMupyeTca apyras, OCHOBHas

3aKOHOMEpPHOCTb HensMeHHa. CBOAMTCH OHa K 3a-
BMCMMOCTU CNpOCa Ha Kanutan u A0OXO4HOCTH, KO-
Topas onpegensieTcs UMKIOM «BblpaBHUBAHUSA»
crnpoca 1 npeasioxXeHus.

OueBnaHO, YTO LieHa Kanutana UMmeeT 3Haun-
TenbHOE BNUSAHWE Kak Ha CNpoc, Tak U Ha Npeano-
XXEHWe Ha pblHKE KOMMEepPYeCcKON HeABWXMMOCTH.
LleHa kanuTana ons geeenonepos 1 apeHaaTopoB
NOABEPXKEHA BNMSHMIO Kak 0BLLMX, TaK 1 cneumdm-
yeckmx (pakTopoB. OTO 0OBSACHSETCA B MEPBYIO
odepenb TeM, 4TO BM3HeC no caadve NOMELLEHUI B
apeHgy oTtnunyaeTca oT 6u3Heca, apeHAyoLero
3TW NOMeLLeHns, a, crneaoBaTernbHO, OTNNYaKTCs
NX PUCKN N OOXOOHOCTb, Heobxoammasi Ans KoM-
neHcauum 3TUX PUCKOB.

Poct ctommoctn kanuTana gna gesernonepa
00bycrnoBnMBaeT CHMXeHWe OOXOAHOCTM ero uHBe-
CTUUMIA, 4TO sBNSEeTCA (PAKTOPOM YMEHbLUEHUSI
npegnoxeHmsa. PocTt ctoumocTn kKanutana nans
apeHgaTopa MOXeT CHU3UTb CNpOC Ha apeHay He-
OBWKUMOCTU. A MOCKOSIbKY CTaBKW apeHabl 3aBu-
CAT OT MeCTa pacnonoXeHusi o6bekTa, TO Takoro
poda cxaTtue pblHKa Cy3uT U ero reorpaduyeckme
rpaHuubl. CornacHo pacyetam A.b. KoraHa, poc-
cuircKkasi oTpacnb «CTPOUTENBCTBOY (MO Knaccudu-
Kauum MockoBckon Bupxm) nmeet koadbUUNEHT
b? paBHbin 0,839, a poccuiickas oTpacnb Real
Estate (Development) (no knaccudmkaumm
Standard Industrial Classification Codes) umeet

23neck roBOpuTCS 0 KO3hdMLMEHTaX, pacCUUTaHHBIX B cooTBeTCTBMM ¢ Capital Assets Pricing Model.
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koacpduumeHT b paBHbin 0,818. OTo 03HavaeT, YTo
OEBEerNonMeHT HeABWKNUMOCTY JOBOSbHO YYTKO pe-
arvpyeT Ha 60MbLUMHCTBO KONeGaHUm SKOHOMUKN,
MOBTOPSASt UX HanpaBfEeHHOCTb. JTO TaKKe O3Ha-
YyaeT, YTO MMHUManbHas OO0XOOHOCTb COOCTBEH-
HOro KanuTana pfesenonepa JofkHa ObiTb He-
CKOMNBbKO HWXe JOXOAHOCTN POCCUMCKOTO PbiHKA Ka-
nutana. Co3gaHne UMHAHCOBLIX WHCTPYMEHTOB,
MO3BONSIIOLLMX CHUXaTb CTOMMOCTb Kanutana, Mo-
XeT aKTUMBU3MPOBaTb MpeasioxeHne M Cnpoc Ha
pblHKE KOMMEpPYECKOW HEeABWXKUMOCTU, a Takke
pacwmpuTtb MHGPaCTPyKTypy. Cxoxuin addekt
MOXeT AaTb U cybcnamMpoBaHHOE KpeauToBaHue
JeBenonepos (3aCTPOMLLMKOB) Ha pblHKE KOMMeEp-
yeckon HeapwkmmocTn. OgHako 3ToT cnocob cTu-
MYNMPOBAaHMWS PbiHKa AOMKEH NPUMEHATLCH C Bbl-
COKOW CTeneHbd OCMOTPUTENBHOCTU, MOCKOMbKY
MOXET CTMMYNUPOBaTb Pa3HOro poa MCKaKeHWS
pblHKa. [aHHbIE WMHCTUTYTbl OOBEKTUBHO CIOXM-
NIUCb HAa pPblIHKE KOMMEPYECKON HEeOBWXMMOCTW.
BesycnoBHbIM HegocTaTkoM ABRseTcs AeduumT
COBCTBEHHOrO KanvTana AeBenonepoB, UX OpueH-
Tauua Ha cpefHecpouHbln adPeKT, BbIHYXOato-
Las pyKOBOACTBOBATbCA (paKTOpamMu «BblpaBHU-
BaHUS» pbiHKka 06e3 yvyeTa OENCTBUTENBHON CTOU-
MOCTW KanuTana, MNOCKOfMbKY B AanbHenLiemM oHa
NMepeHoCUTCA Ha apeHOHble CTaBKM, XOTA Ans
apeHaTopa 3TO CHWXaeT LEeHHOCTb Mpearnoxe-
HKS, OrpaHnYMBasi TEM CaMbIM €ro 4eNnoByI0 aKTUB-
HOCTb Ha KOHEYHOM pPbIHKE.

3AKINKOYEHUE

1. BpeMeHHbIe MHCTUTYLMOHArbHbIE MPaHMWLbI
onpeaensitoTcs LMKIOM «BblpaBHMBaHMS» cnpoca
W NPeAnoXeHns, ABVXKYLLEN CUITON ANS MHBECTopa
(apenoopatens) gaBnsieTca AOXOAHOCTb apeHAbl.
MockonbKy kKoMMepyeckas apena sBnaeTcs ak-
TOPOM MpPOU3BOACTBA, OOMNrOCpPOYHasi npuBreka-
TeNnbHOCTb AN MHCTUTYTa apeHOaTtopoB onpene-
nseTcs BNMSIHMEM CBONCTB apeHayeMon HeABMXKM-
MOCTW Ha co3aBaemyto NpubbInb.

2. IHCTUTYTbI pblHKA KOMMEPYECKOWN HeaBUXM-
MOCTW (pOpPMUPYIOTCA Mo BNUSHMEM OCOOOM no-
crnegoBaTenbHOCTM CO34aHNS LLEHHOCTU A1 apeH-
Aatopa, Ha KOTOpYH BNUSOT agMUHUCTPATUBHbIE
npeanucaHusl, CBOWCTBEHHbIE 3€MEIIbHbIM OTHO-
WEHNAM 1 TpeboBaHWAM rPagoCTPOUTENBHOrO
NPOEKTUPOBaHWS, a TaKkke NPUHATUE NHBECTOPOM
pucka co3faHus KoHuenuun, avddepeHLmpyto-
e OOBEKT MM TEPPUTOPUIO 3aCTPOMKM MO 3Ha-
YNMbIM N5t apeHaaTopoB (PYHKLMOHANbHBbIM CBOW-
CTBaM.

3. IHCTUTYyUMOHanbHbIE CBSA3M pPbIHKa KOMMEP-
YECKOW HEeABMKMMOCTU DOPMUPYIOTCA cneupuanmu-
3MPOBaHHbIMN OYHKLMSIMM MOCTABLUMKOB pecyp-
COB, NPeACTaBIEHHLIX IPYMNMamMmn CMEXHbIX OTpac-
nen n 6aHkoB. BrinsiHe rocygapcTea Ha CMeXHbIe
OoTpacnu NposiBnseTcs Yepes 3eMerbHble OTHOLLE-
HUS. IHCTUTYT KanuTana He3aBUCUM, CyLLECTBYET
B3aMMOCBSI3b JOXOOHOCTN apeHabl KOMMEPYECKOM
HeOBWXMMOCTM M crpoca Ha kanutan. OHa peanu-
3yeTca B Mpedenax UMKNIa «BblpaBHUBAHUS»
crnpoca 1 npeasioXeHus.

4. BnusHne wHCTUTYTa KanuTana Ha pPbIHOK
KOMMEPYECKON HEeABMXMMOCTU ABNSAETCS HEOQHO-
3Ha4HbIM. [leBenonep B pacyeTe Ha YCKOPEHHOEe
3aBepLUEHME NPOEKTa MOXET NpPUBMNeEKaTb KanuTan
HepauMoHanbHO. [Ina Hero 3To ABNSAETCS MEHb-
LLMM PUCKOM, YEM OTIIOXKEHME NPOEKTa B YCITOBUSAX
HaYMHAIOLLIEroCa 3KOHOMMYECKOrO Kpuauca, Mno-
CKOIbKY HernpousBoauTenbHble 3aTpaTtbl Bcerga
MOryT ObiTb NepeHeceHbl Ha apeH4aTopoB Yepes3
CTaBKW, @ HEBO3MOXXHOCTb 3amnofiHeHUs1 00bekTa B
YCNOBUSX CTarHaummM KPOME CHWDKEHUS  LIEHbI
apeHabl NOpoXAAaeT PUCK OKYMAaemMoCTh NpoeKkTa B
uenom. lNepcnekTnBbl paspelleHns JaHHOW Mpo-
Griembl CBA3aHbI Kak C MHAMBUAYanbHBIMU CTpaTe-
rMamMm AeBenonepos, Tak 1 ¢ opMmMpoBaHnemM 06-
Ler TeHAEHUUU K UCTMOoNb30BaHUI0 60bLIero oob-
eMa CcoOCTBEHHOro kanuTana B peanusauuu
CTPOUTENbHbIX NPOEKTOB.
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