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IHHOKA3ATEJIN DOPEKTUBHOCTHU BQCTPOP’IKI/I
I'OPOJACKUX TEPPUTOPUU

AKTyaJIbHOCTh MPEJCTABICHHON TEeMbI HCCIEIOBAHUS BbI3BaHa HEOOXOIUMO-
CTBIO COBEPIIECHCTBOBAHUS CHUCTEMBI MOKa3aTeleH, XapakTepusyromux 3(QQexTuB-
HOCTb 3aCTPONKH TOPOJACKUX TeppuTopuil. OJHUM U3 Ba)KHBIX HaNpaBICHUI HHBE-
CTUIMOHHOW JEATEIBbHOCTH SIBJISIIOTCS KAMTAJIOBIOXKEHUS B pa3BUTUE TOpoioB. Ta-
KOM BUJ] MHBECTHUIUMHN MpeyCMaTPUBAET B COOTBETCTBUU C 3aKOHOAATEIHCTBOM BIIO-
KEHUE CPEJICTB B MPHUOOPETEHHE, CTPOUTEIHCTBO, PEKOHCTPYKIIMIO U TEXHHUUECKOE
NEPEBOOPYKEHUE OOBEKTOB KaUTAIBHOTO cTpouTenbeTBa [1]. Llenpio Takux vHBe-
CTULIMH SBJIAETCS MOJyY€HUE HKOHOMUYECKOro U (WiM) couuaibHoro 3ddexra. Nu-
BECTHUIIUH, OCYIIECTBIIIEMbIE B (hOpME KalUTAIbHBIX BJIOXEHHM, HAMpaBIeHbI Ha CO-
3/laHUEe HEABM)KMMOCTH U B PHIHOYHOW KOHOMHKE CO3/IAI0T KOHKYPEHIIMIO HWHBIM
crnoco0aM BIIOKEHHsI CPEICTB, BKIIOYAsi (PMHAHCOBBIM PHIHOK. B 3TOM CBsI3M OlieHKA
3¢ (HEeKTUBHOCTH MHBECTHIIMA B Pa3BUTHE TEPPUTOPUN C YUETOM PUCKOB SIBISETCA
BCET/Ia aKTyaJIbHOH MpHY BHIOOpE HATIPABICHUS KalTUTAIBHBIX 3aTparT.

Kntouesvie cnosa: MHBECTUIIMOHHBIE pecypchl B (hOpMe KamUTaIbHBIX BIIOXKE-
HUM, Hanbosee 3(pPEKTUBHOE UCIIOIH30BAHUE 3EMEIb, OLIEHKA I1EJ1eCO00pa3HOCTH 3a-
CTPOMKM TEpPUTOPUM Ha MNPEINPOEKTHON CTaguu CTPOMUTEIbCTBA, KOIPPUIUEHT
(cTaBka) KanuTaaU3allK, BaJIOBbI PEHTHBIN MYJbTUIUIMKATOP, OLEHKA 3€MENIbHbIX
YYacCTKOB B I'PaHUIAX 3aCTPOUKH TEPPUTOPHUH.

I.B. Zhizhko, O.L. Kosygina

PERFORMANCE INDICATORS FOR THE DEVELOPMENT
OF URBAN AREAS

The relevance of the presented topic of research caused by the need to improve
the system of indicators that characterize the effectiveness of development of urban
areas. One of the important areas of investment activity is capital investment in urban
development. This type of investment, in accordance with the law, provides for the
investment of funds in the acquisition, construction, reconstruction and technical re-
equipment of capital construction objects [1]. The purpose of such investments is to
produce an economic and/or social effect. Investments made in the form of capital
investments are aimed at creating real estate, and in a market economy create compe-
tition for other modes of investment, including the financial market. In this regard,
the assessment of the effectiveness of investment in the development of territories,
taking into account the risks is always relevant when choosing the direction of in-
vestment activity.

Keywords: investments made in the form of capital investments; the principle
of the most efficient use of land, performance indicators of the development of terri-
tories at the pre-project stage of construction, capitalization rate, gross rent multiplier,
assessment of land plots within the boundaries of the development area.
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HopMmaTtuBHoe perynupoBaHue CO3/aHUSI 00BEKTOB KalUTATbHOTO CTPOUTEINb-
CTBa BKJIIOYAET OTPAHUYCHUS, CBSI3aHHbBIC C 3€MJICTIONB30BAHUEM, KOTOPbIE YCTaHOB-
JIEHBI 3€MENbHBIM 3aKOHOJIATENHLCTBOM. B 3TUX yCHOBUSIX MOHATHE «Hamboiee 3¢-
(deKkTUBHAsL 3aCTpOMKa» OrpaHMYeHa MpPaBUJIAMH 30HUPOBAHUS, KOTOPBIMH OIpEe-
JIeHBI BUBI pa3zpenieHHoro ucnoib3oBanus (BPU). Otciona Bo3HUKAET U3yueHUE TEX
CEIrMEHTOB PbIHKA HEJBMKUMOCTH, KOTOpPbIE OTBEYAIOT TPEOOBAHUSAM TPaOCTPOU-
TEJIbHBIX HOPMATHMBOB M IO3BOJISIOT OIEHUTh KOMMEPYECKYIO MPHUBJIEKATEIBHOCTD
3aCTPOUKHN TEPPUTOPHUH.

TpaguoHHO KCIONIb3yeMbIe MOKAa3aTeNH OLEHKH 3()(HEKTUBHOCTH HMHBECTH-
uui [9], TpeOyroT onpeneneHus pa3Mepa KaluTajdbHbIX BIOKEHHWH Ha OCHOBE MpO-
ekTHO-cMeTHOM nokymenTauuu (IIC1), B mopsiake, npexycmorpeHHoM ['pagoctpou-
TeJIbHBIM KojiekcoM P® [1], a Takxke mIaHupoOBaHUE JOXOIOB U PACXOA0B, JECHEKHBIX
MOTOKOB. [lepeunciieHHble oKa3aTeNMd NO3BOJISIIOT 00OCHOBATH CPOKH OKYTAEMOCTH,
OLICHUTHh PEHTA0EIBHOCTh MPOEKTA, PACCUUTATh YUCTHIA JUCKOHTUPOBAHHBIA JOXO,
HOpMY J10XOJla M Apyrue nokasarenu [9]. s pacuera IHCKOHTHPOBAHHOTO CPOKa
OKYIIa€MOCTH TPOEKTA OMPEAECISAIOT CTaBKY AUCKOHTA, BEJIMYMHA KOTOPOW 3aBUCHUT
OT OLEHKHM PHUCKOB, CBSI3aHHBIX C peaM3allMeil MHBECTULHMOHHOrO npoekra. Ilpu
3TOM aHaJU3 PUCKOB, B CBOIO OYEPE/b, OCHOBAH HE TOJIBKO HAa TEHICHLMSIX PHIHKA
HEJIBYKUMOCTH, HO M Ha 00beMaxX MHBECTHUIINH, HATIPABICHUH X HCIOJIb30BAHMUS, TO
€CTh HAIMYUU MH(OpMAIUHU, KOTOpasi CO3J]aCTCsl Ha CTaJIUU MPOSKTUPOBAHMUSI.

BaxnbsiM acniekToMm mpo6iemMbl 3((HEKTUBHOTO HCIOIL30BaHUS 3€MEIbHBIX U
(PMHAHCOBBIX PECYPCOB SIBJIAETCS MHOTOCTaAUNHOCTh HMPHUHSTHS WHBECTHLIMOHHOIO
pelIeHus B CTpOUTEIbHOM oTpacau. OO0CHOBaHHAs MO3ULIMS AOKHA (POPMUPOBATH-
Csl HE TOJBKO Ha CTAJWU MPOEKTUPOBAHUS, B XOJ€ KOTOPON MHBECTOP HECET CYIIEe-
CTBEHHBIE pacxoanrl Ha pazpaborky I[IC]I, mpoBeaeHue mporeayp Mo MOATOTOBKE
pa3penieHus: Ha CTPOUTEIBCTBO, SKCIIEPTU3E U COTIACOBAHUIO MTPOECKTHBIX PEIICHUI B
rocopranax, Ho ¥ Ha IPEIPOCKTHON CTaIuu, HE TPEOYIOIIeH 3HAYNTENbHBIX 3aTparT.

N3 pa3pelieHHbIX BUIOB UCIOJB30BAHUS 3€MEIb HA MPEABAPUTEIBLHOM 3Tare
BbIOOpa HambOosiee F3((PEeKTUBHOTO BapUaHTa 3aCTPOHNKH TEPPUTOPHUH IE€JIECO00PA3HO
MpUMEHEHNEe METO/1a KanuTalu3aluu, TpeOyromero pacyera ko3 duirenTa (CTaBKH)
JUISl OTIPEJIETIEHHBIX CETMEHTOB PbIHKA HEABMKUMOCTH. [[aHHBIN MOKa3aTenb B Jajlb-
HEUIIIEM MOKET MCTOJIb30BaThCs MPU OOOCHOBAHUM CTABKU JUCKOHTA, KOTOpas MpH-
MEHSETCS K OyAyluM J0X0/JaM, U OTPakaeT COOTBeTCTBYyIomue pucku. Koaddumm-
€HT (CTaBKa) KanmuTaJIU3alluu HMCIOJIb3YETCs MPUMEHHUTENIbHO K 0X0ay (Hampumep,
JEHEKHOMY TTOTOKY 33 PETPOCIEKTUBHBIN MEpUOI).

B3anMOCBSI3b MEpPEUUCIICHHBIX TOKa3aTeIe NpecTaBicHa B BHIe (Gopmy-
ael (1) [17]:

C=R—9), 1)
rae C — cTaBKa KanuTaiu3aluu; R — cTaBka IUCKOHTA; § — JOJITOCPOYHBIE TEMITBI
pocra.

B olieHke HEABMKUMOCTH IIMPOKO MPUMEHSETCS KyMYJSITUBHBI METOJ IO-
CTPOEHHUS CTaBKHU KarnuTtanuzamuu [17] ¢ ucronp3zoBanueM Gopmyis (2):

C = i6c + iuM + iim + ipua (2)
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rae C — craBka KanmuTaau3aluy; l;, — Oe3pUCKOBas CTaBKa J0X0/a; I, — KOMIICH-
calys 32 UHBECTUIIMOHHBIA MEHEIKMEHT; 1,,, — KOMIICHCAIIUH 32 HU3KYIO JINKBH/I-
HOCTB; 1, — KOMIICHCAIIUH 32 PUCK WHBECTHUIIHH.

Pacuer ko3¢ dunienTa KanuTaau3auy TakKe MPOBOJAUTCS Ha OCHOBE PHIHOY-
HOU mH(popmanuu. /s pelHKa HEABMKUMOCTH — BaJIOBBIM PEHTHBIM MYJIbTUILIAKA-
top (GRM) onpenensercs kak orHomenue nensl (Vi) k goxoay (Al) Ha OCHOBe J1aH-
HBIX O cZeNKax (LIeHaX MPEAJIOKEHHs) C OTHOPOIHBIMU 00bEKTaMH aHaJIoraMu OIpe-
JIEJIEHHOTO CETMEHTA PhIHKA.

Ha ctaguu npeaBapUTEbHON OLIEHKH PUCKOB (ITPEANPOEKTHON CTaUH) MOKa-
3aTejb BaJIOBOTO PEHTHOTO MYJIBTUILIMKATOpa HauboJiee MPEeANnOYTUTEICH, TTOCKOIb-
Ky OH OCHOBaH Ha prIHOYHOU mH(popMarmu. [Ipu 3TOM cienyeT yduThIBaTh, 9TO €T0
BEJIMUMHA OTJIMYACTCS OT 3HA4eHUs KOd(DPUIMEHTa KanuTalu3alid Ha BEIUYUHY
MOTEPh OT HEAO03arpy3Ku 00bEKTa, HETUIATeXKEH, pacXo/10B COOCTBEHHHKA HA KOMMY-
HaJbHBIC MJIATEXKHU. YKa3zaHHAss OCOOEHHOCTh METOJMKH pacyeTa MPUHIUIINAIBLHO He
cHukaeT posib nokazatenss GRM st oneHkr pUCKOB Ha NEPBOHAYAIBLHOM CTaIUU
MIPUHATHUS UHBECTUIIUOHHOTO PEIICHUSI.

AHanu3 pbIHKa MOKa3aJl, YTO COOTHOIICHHE LIEHBI K TOXOAY OT ClIayd B apeHy
(GRM) s pa3nmuuHbIX CETMEHTOB PHIHKA HEABMKMMOCTH CYIIIECTBEHHO Pa3IMyacTCs.
Hammpumep, npumeHUTENbHO K T. IPKYTCKY AJI KUJIOW HEABMKUMOCTA B MHOTOKBAp-
TUPHBIX JJOMax 3TO cooTHoIIeHue coctabisieT 10,83, obucHoi HenBmwkumMoctn — 6,95,
00BEKTOB TOProBOro HaszHaueHus — §,81, MPOU3BOICTBEHHO-CKJIAJICKON HEIBUKH-
Moctt — 9,24, B cny4yae eciid 30HMPOBAHUE TEPPUTOPUU TMPEAYyCMATPUBAET HE-
CKOJIBKO BHUJIOB Pa3peIICHHOTO0 HCIMOJIb30BaHUS Y4acTKa 3€MJIM, HallpuMep, CTPOU-
TEJLCTBO MHOTOATAXKHOTO KUJIbsI, O(DUCOB U TOProBON HEABUKUMOCTH, TO Ha Mpe/I-
MPOEKTHON CTaJNM TpejiaraeTcsi MPoOBECTU aHAIU3 U3MEHEHUS CTOMMOCTH 3€MEJb-
HOTO y4YacTKa B OyJyIIeM B CBSI3M C IJIaHUPYEMOM 3acTpoiikoil. Ha ocHOBe ncnonb-
30BaHUS METOJA KalUTAIN3AlUHA B OLIEHKE HEABMKUMOCTHU [3] U METOAA BBIJICICHUS
B OLICHKE 3€MEJIbHBIX Y4acTKOB [4] mpeajaraercsi clieayromas MoCieI10BaTeIbHOCTh
(9Tamsl) pacuera:

Oran 1. OOGocHOBaHWE BEIWYMHBI BAJIOBOTO PEHTHOTO MYJIbTUILTUKATOPA
(GRM) Ha ocHOBE aHaIM3a PhIHKA 10 BEIOPAHHBIM 00BEKTaM aHAJIOTaM, B YaCTHOCTH,
KUJIOU, OPUCHOMN U TOPTOBOI HENBUKHUMOCTH.

[IpoBomuTCs BBIOOpPKA JAaHHBIX MO OOBEKTaM KaXXIIOro Kiacca (oOydaroras
BbIOOpKa). i 3TOr0 Tpedyercst COOTBETCTBYIOMAs HH(MOpMAIUs 0 KaXI0My 00b-
€KTY: TOJIOBasl CTaBKa apeHIHOM TUIaThl Aj U €ro 1eHa Mpoaaxku (1eHa MPEAJIOKEHUS
¢ yuetoMm cuaku Ha Topr) Vi, (i =1, 2, ..., N), N — KOJIM4YeCTBO OOBEKTOB B 00y4Yaro-
ieii Beidbopke. Pacuer mo popmyne: GRMi = V; / 4;.

[Tokazatenr GRM miis cermMenTa pbhIHKa ONpEAeIIsieTcsl Kak CpeHee 3HaueHue
10 BBIOOpKE.

Ortan 2. OmnpenesieHHEe CPEAHET0 3HAYEHUS PHIHOYHOW AapEeHJHOW IUIAaThl 3a
MOJIb30BAaHUE TTOMEMICHUSIMU 10 O0BEKTAM - aHAJIOTaM JIJII CETMEHTOB PBhIHKA YKHIIOH,
o(MCHOI ¥ TOProBoil HEJJBHAKUMOCTH U3 pacyeTa Ha 1 M2,

Oran 3. [IpoBeeHne pacuera PIHOYHOM CTOMMOCTH 1 M? 0OBEKTOB aHAIOTOB
Ha OCHOBE METOJa KalmuTaIu3alluu MO YKa3aHHBIM BBIIIE CETMEHTAM PbIHKA HEJIBU-
XKHAMOCTH. J[1151 3TOro cpeaHee 3HaYCHUE yAECIbHOrO OKA3aTeNsl PPIHOYHON apeHIHOU
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IUIaThI MO KaKJOMY CETMEHTY pPhIHKA YMHOKAeTCsl Ha COOTBETCTBYIOLIMI BaJIOBBIN
PEHTHBIN MYJIbTUILUIMKATOP. Pe3ynbTaToM BBIUMCIEHUN SIBISETCS YAENbHBIN MMOKa3a-
T€b PHIHOYHON CTOMMOCTU HEABMKMMOCTH HJIOTO, TOPTOBOIO U O(pMCHOTO Ha3Ha-
yeHUsl. Eciu M3BeCTHBI LIEHBI IPOAAK HEJBUKUMOCTU B pacCMaTPUBAEMbIX CETMEH-
Tax pbpIHKA, TO OHU MOTYT IPUMEHATHCS Ha MOCIEAYIOLIUX dTanax pacuera (5 aran).

Otan 4. OnpeneneHue CpeIHUX 3aTpaT HA CTPOUTEIBCTBO (CTOMMOCTH 3aMe-
IEHNs) 110 CETMEHTAaM PhIHKA HEIBHKMMOCTU B pacdere Ha 11 M Jlng 3Toro uc-
MOJIB3YIOTCSL IaHHbIE YKPYMHEHHBIX MOKa3aTejlel CTOMMOCTH CTPOHUTENbCTBa» (up-
Mbl «Ko-MHBecT» WM MHBIE YKPYITHEHHBIE MOKA3aTeNIU CTOMMOCTH CTPOUTENIbCTBA
(Hanpumep, JaHHBIE TUITOBBIX MPOEKTOB).

Otan 5. O60cHOBaHME PHIHOYHOW CTOMMOCTHU 3€MENBHBIX YYaCTKOB MO KaxI0-
My BHUAY Pa3pelIieHHOTO HCIIOIh30BaHMS Ha OCHOBE METOJA BBIICICHHS C YYETOM
IJIOIIAAN 3eMiieoTBOAA. i1 3TOro U3 CTOMMOCTH MPOAAKUA HEABMKUMOCTU B pacye-
Te Ha 1 M% moNydeHHON Ha 3 STame, BHMUTAIOTCS CPEIHME YIEIbHBIE 3aTpaThl HA
CTPOMTENBLCTBO 31anmil (Ha 11 M%) mo COOTBETCTBYMOIIEMY CerMeHTy (4 oTam).
VY aenbHbI NOKa3aTeNb CTOMMOCTH YMHOXAETCsl Ha IUIOIIAJb 3€MEJbHOTO ydacTka,
MOJIJICKAIIETO 3aCTPOUKE.

MaxkcumanbHasi ppIHOYHAs CTOUMOCTh 3€MEJIbHOTO yJacTKa [0 paccMaTpuBae-
MBIM BapHaHTaM OTpaxkaeT Hanbosiee 3PPEKTUBHOE €r0 UCIOIB30BAaHUE U TTO3BOJISET
MHBECTOPY IJIAHUPOBATh BUbI 3aCTPONKU TEPPUTOPHH, IO/ U UHBIE TAPAMETPHI
MPUMEHHUTEIHHO K 00BEKTaM aHaJIoTaM.

Koadduruent kanurain3anuu, BaJOBbId PEHTHBIA MYJIbTHUILUIMKATOP U OT-
JENbHBIX CETMEHTOB PHIHKA HEJBMKMMOCTH COBOKYITHO YUUTHIBAIOT PHIHOYHBIE (haK-
TOPBI, BIMSHNAE KOTOPBIX MO OTAEIBHOCTU OIICHKE HE MOIeKHUT. [lo 310l mpuunHe
yKa3aHHbIE BBINIE MOKA3aTelM MOTYT HAaWTH TPUMEHEHHWE B METOJMKE pacyeTa
HavyaJbHOM IIEHBI TpeaMeTa ayKioHa no gopmye (3):

HHA - CZZ_P) * Kung., (3)
rjae /[ — NoXoJl, KOTOPbIH OyeT Moay4YeH 3aCTPOUIITUKOM B PE3YJIbTATE UCTIOTHEHUS
JIOrOBOpa O Pa3BUTUM 3aCTPOCHHOU TEPPUTOPHUU; P — pacxol 3aCTPOMILHKA, KOTO-
PBIi CIIOKUTCS B XOJI€ UCIIOJTHEHUS JOTOBOPA O Pa3BUTUU 3aCTPOEHHON TEPPUTOPHH;
Kine. — K03 PUITMEHT MHBECTUITMOHHOMN MPHUBIICKATEILHOCTH, KOMILJICKCHBIM TTOKa-
3aTeNib, KOTOPBIM YCTAHABJIMBACTCS C YYETOM CJIOKHOCTU pPEAM3ALUA U BBICOKUX
PUCKOB MHBECTUIIMOHHOTO MPOEKTA, COLMAIbHO-3KOHOMUYECKOTO 3HAYEHUS MTPOCKTa
Pa3BUTHUS TEPPUTOPUHU, UHBECTUIIMOHHOW MPUBIEKATEILHOCTH 3€MEJIBLHOIO Y4acTKa,
YUYUTHIBAs YPOBEHb Pa3BUTHUS MH(DPACTPYKTYphI pailoHa, KOMMEpPUYECKOW BOCTpeOO-
BAHHOCTH U JIp.

B kauectBe k03¢ dullMeHTa HHBECTUIIMOHHON MPUBIEKATEIHLHOCTH, KaK KOM-
IIJIEKCHOTO TOKa3aTessi, MOTyT ObITh MCHOJIb30BaHbl KOAY(PGUIIMEHTHI KaluTaIn3a-
[IUU/PBIHOYHBIE MYJIbTUIIIMKATOPBI, MOJYYEHHbIE HA OCHOBE aHAJIU3a PhIHKA HEJIBU-
KUMOCTH, KaK OT/JEIILHO CTOSIIET0 00BhEKTA, TAK M KOMIUICKCHOM 3aCTPOUKH.

Pe3ynbTaThl MPOBEIEHHOTO HCCIIEIOBAHUS MO3BOJISIIOT HA OCHOBE MPEAJIONKEH-
HBIX TIOKa3arejieli 000CHOBATh pa3MelieHue OOBEKTOB B YCTAHOBJICHHBIX MPOCKTOM
rpaHuiax ¢ yuerom Haubosee 3((HEeKTUBHOTO MCIOIB30BAaHUS 3€MEIbHOTO Y4acTKa,
MPETYCMOTPETh WX 3aCTPONKY B 3a/IaHUH HA MPOEKTUPOBAHUE, YCTPAHUTH OMIMOKH B

217



OLICHKE PHCKOB U B JajbHEHIIeM He JOMyCTUTh (PMHAHCOBBIE MOTEPHU, OOECIEUUTH
pa3BUTHE TEPPUTOPHUU B HHTEPECAX UHBECTOPA U MyHHUIIUIIAJILHOTO 00pa30BaHUsl.
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