http://www.fa.ru/dep/vestnik/Documents/BOY_5_2015.pdf

®UHAHCbI, BEHE)XXHOE OBPALLEHWUE U KPEOUT

YOK 332.6

OUEHKA CTABOK APEHAbl KOMMEPYECKOM
HEABUXUMOCTU HA Y3KUX PbIHKAX

CTEPHWK FEHHAAWA MOUCEEBMY,

KaHOudam mexHU4eckux Hayk, npogeccop kagpeopsl ynpasaeHus NpoeKmamu u npozpaMmmamu,

P3Y um. I'B. lnexaHosa, Mocksa, Poccus

E-mail: gm_sternik@sterno.ru

CTEPHWK CEPIEV FTEHHAABEBNY,

00KMOop 3KOHOMUYECKUX HAYK, npogeccop, npogeccop kagedpel «OueHKa u ynpasaeHus cobCmeeHHOCMbH0»,
GuHaHcosbIll yHUsepcumem, Mocksa, Poccus

E-mail: sgs728@mail.ru

AHHOTALMSA

Y3KMe pbIHKM apeH/bl KOMMEPYECKOM HEABMXMMOCTM B MasblX HaCeNEHHbIX MYHKTaX, Fie NpPeasoXeHne Ha pbiHKE
COLEPKMT eAMHUYHbIE MOMELLEHNS, HE MOALAKTCA CTaTUCTUYECKOMY aHanu3y. 0cobo obocTpseTcsa AaHHas npobnema
npu HeOoBXO0AMMOCTM OXBaTa LUMPOKOrO MepeyHs HaceneHHbIX NyHKToB Poccun. Kpome Toro, BosHMKaeT npobiema
HECOOTBETCTBUS MEXAY OXMAAEMbIMU TpyLo3aTpataMu Ha c6op v 06paboTKy AaHHbLIX M AOCTMrAEMbIMU pe3yrb-
TaTaMu. B CBA3M C 3TUM akTyanbHa 3a4aya pa3paboTKM METOAMKM OMpeneneHus CTaBoK apeHAbl KOMMepYecKoi
HEOBMXKMMOCTM Ha Y3KMX PbIHKAX MNPy OTCYTCTBYIOLLEM UM MUHUMaTIbHOM MPEAIOXEHUN. Maes METOAMKM COCTOUT B
NOMCKe 3KOHOMUYECKM 060CHOBAHHOM M CTAaTUCTUYECKM NOATBEPKAEHHOM CBA3M CPEAHMX MO ropoay CTaBOK apeHpl
C (hakTOpOM, OnpeseneHre KOTOporo He Bbi3bIBAET 3aTPYAHEHMI, YTO M MOKa3aHO B AaHHOM CTaTbe.

Kntouesble cnoea: y3kme pbiHKM; CTaBKM apeH[bl; BTOPUYHBIE PbIHKM; KOMMEpPYECKas HeABMKMMOCTb; MOAENN PbIHKaA;
KOppensiums LeH.
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ABSTRACT
The narrow markets in small settlements where the commercial real estate supply is scarce cannot be analyzed
statistically. The problem becomes extremely complex when the research should take into consideration a wide
range of Russian settlements. Moreover, there is a mismatch between the expected labor costs for data collecting
and processing and achieved results.
In this context, the task of developing a methodology for determining the rental rates for commercial real estate
in the narrow markets in conditions of zero or minimum supply is highly relevant. The article shows that the main
problem is to find correlation between economically reasonable and statistically proven average rental rates and
a straightforward factor which can be easily determined.
Keywords: narrow markets; rental rates; secondary markets; commercial real estate; market model; correlation of
prices.
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B MoHorpaduu «AHanu3 pelHKa HEBHKUMO-
CTH JUIsl IPO(heCCUOHAIIOB» U B MOCIEIYIOLINX
MyOIMKaIMAX aBTOpaMU HACTOSILEH paboThl ObLIO
MIOKa3aHO, YTO METOJI0JIOTUSI MaCCOBOM OLIEHKH
CTaBOK apeH bl OObEKTOB KOMMEpPUECKOW HeJIBU-
KHUMOCTH Ha OCHOBE ITOCTPOCHUSI CTATUCTUUECKUX
KJIACTEPHBIX (IUCKPETHBIX) IPOCTPAHCTBEHHO-T1a-
pametpuueckux mozeneit peiaka (JIIIM)! kop-
PEKTHO pean3yeTcsi Ha OTHOCUTEIBHO Pa3BUTHIX
PBIHKaX, K KOTOPBIM MOYXHO OTHECTH:

* BTOPUYHBIC U TIEPBUYHBIC PHIHKH XKHUJION He-
JBM>KAMOCTH KPYIHBIX U CPEIHUX TOPOJIOB;

* BTOPHYHBIC PBIHKHU KYIUTH-TIPOAAKU U apEH/IBI
KUJIOM HEJIBM)KUMOCTH MaJIbIX HACEJICHHBIX ITyHK-
TOB, a TAKKE 3arOPOHON HEABMKUMOCTH, C IOCTa-
TOYHBIM 00BEMOM IPE/IOKEHHUS TOMEILICHHI;

* BTOPUYHBIEC PHIHKH KYIUTU-IIPOIAXKH U apeH-
JIbl KOMMEPUYECKOW HEIBUKMMOCTH B KPYIHBIX U
CPEAHUX TOpoiax.

B T0 ke BpeMsi y3KHe phIHKU apeH bl KOMMEp-
YeCKON HEeIBMKMMOCTHU B MaJIbIX HACEJIEHHBIX
MYHKTaXx, [Je MPeUI0KeHUE Ha PhIHKE COEPIKUT
€IMHUYHBIC IOMEIIECHUS, HE MOJAI0TCs CTaTH-
CTHYECKOMY aHaIU3Yy.

Oco60 oboctpsiercs gaHHas npodiiema B CiIy-
yae HeOOXOUMOCTH OXBaTa IIMPOKOTO MEPEUHs
HaceleHHbIX MyHKTOB Poccuun. Kpome Ha3Ban-
HOTO 3aTPyJHEHUS, 3/IeCh BOZHUKAET Mpobdiaema
HECOOTBETCTBUS MEXKIY OKUAAEMbIMH TPY03a-
Tparamu Ha cOop 1 00pabOTKy JaHHBIX U JOCTHU-
raeMbIMH pe3yJIbTaTaMH.

B cBs131 ¢ 3THUM akTyasibHa 337a4a pa3padoTKH
METOJUKH OTIPeeNICHHsI CTABOK apeHIbl KOMMep-
YeCKOM HEJBM)KMMOCTH Ha Y3KHUX PBIHKAX MPHU
OTCYTCTBYIOILIIEM MJIM MUHUMAJIBHOM IpeJIoKe-
Huu. M1est METOIMKH COCTOUT B MIOMCKE SKOHO-
MUYECKHM 000CHOBAHHOM U CTaTUCTUYECKHU MO~
TBEP>KICHHOM CBSI3U CPETHUX 10 TOPOIY CTaBOK
apeHibl ¢ GaKTOpPOM, OIpeaesIeHne KOTOPOro He
BBI3BIBACT 3aTPYIHEHUH.

Ha ocHoBaHuM UCCIeA0BaHUA JIYULIETO 3a-
pyOEXKHOTO OIBITA B KAU€CTBE TAKOTo (hakTopa
BbIOpaHa CpedHsAs MO ropojy yAeidbHas LeHa
MPeIOKEHUS Ha TPOJAXKy KHUIOH HEBUKUMO-
ctu. B yactHocTH, B 2010 I. MccaemoBaTelIbCKOM
rpynnoii @enepanbHON pe3epPBHON CUCTEMBI

! Crepruk I'M., Crepruk C.I. AHanu3 pbIHKa HEABHKHMMOCTH
1utst mpoeccnonanos. M.: Dxonomuka, 2009. 606 c.
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CIIIA? Ha OCHOBaHHMH CTATUCTUYCCKOTO aHAJIH-
3a JAaHHBIX KOHcaITHHroBou xkoMmanuu CoStar
Group, Inc. npoAEMOHCTPUPOBAH OJJHOHAIIPAB-
JICHHBIM XapaKTep IBMKEHUS 1IeH Ha KUIYI0 U
KOMMEPUECKYIO HEJIBU)KUMOCTD B 23 TOPOJICKUX
aroMepanusx 3a nepuoj ¢ cepeaunsl 1990-x .
no koHer 2009 r. (puc. I).

CoOTBETCTBEHHO MMOCTAHOBKA 3a/J]a4M B Ha-
crosmel paboTe CBOAUIACH K HEOOXOAUMOCTH
IPOBEPKU TUIOTE3bl O HAJTUYUU aHAJIOTUIHOM
YCTOWUYHMBOM KOppEIALUU LIEH Ha XKUJIBE U CTa-
BOK apeH/Ibl KOMMEPUYECKON HEABMKMMOCTH Ha
POCCUICKOM pBIHKE.

B kauecTBe MCXOAHBIX JaHHBIX O CTaBKax
apeH/bl IOMELIEHN KOMMEPUYECKOW HEIBUXKU-
MOCTH HUCHOJIB30BAINCEH 0a3bl MPEIOKEHUS 110~
MelieHui B aperay B anpese 2015 r., Bkirouas
oQuCHBIE, TOPTOBBIE, IPOU3BOICTBEHHO-CKIIAI-
CKHUe MOMeLIeHHs U rapaku. Beero 6butn cobpa-
HbI 0a3bl 110 14 KpynHEHIINM ropojaM-MHIJUIMOH-
HukaMm PO (3a ucknrouenuem Bonrorpana), ¢ 00-
MM KOJIMYE€CTBOM IOMEILEHUH, MpeiaraeMbIX
B apeHny, 32130 wr. (maébn. 1).

@parmeHT uccieayeMoi 6a3bl TaHHbIX MPU-
BeJIeH B maoba. 2.

B kauecTBe HCXOAHBIX JAHHBIX O IIEHAX XKU-
JIBIX IOMEILEHUH UCTIONIb30BAIUCH Oa3bl MPeo-
KEHUS KHUIBIX TIOMEIEHUI Ha POIaxy B ampe-
ae 2015 r. beiu cobpansl 6a3el o TeM xe 14
ropojiam ¢ oOLIMM KOJIMYECTBOM IMPEATOKEHUN
139,6 ThIC. IIT. (Maoba. 3).

O06paboTka JaHHBIX BKJIIOYana B ceOsl CTaH-
JapTHBIE TIPOLEAYPhl BeprPUKALIUU:

* OUYHCTKY OT apTe(pakToB (TPOITYCKOB U OLIHOOK);

* OYHCTKY OT ITOBTOPOB U AyOseH;

* IpEABAPUTEIBHYIO CTaTUCTHYECKYIO 00-
paboTKy BBHIOOPOK M MCKITIOYEHUE «BBICKAKH-
BAIOIMX» 3HAYECHUN MO MOJU(PUIIMPOBAHHOMY
NPaBIJIY TPEX CUTM [3HAUYCHUE CUUTACTCS «BBICKA-
KHBAIOIIUMY, €CJIM OHO BBIXOAMT 3a MPEesibl I1-
ana3oHa (-2) ... (+4) cranAapTHBIX OTKJIOHEHUS |;

* pacyeT MOrpelIHOCTH B OLIEHKE MaTeMaTu-
YEeCKOTO OKUJAHUs IIeHBI (CTaBKM) IO CpeHe-
BBIOOPOYHOMY 3HAYEHUIO 1O Popmyne +/— O =
=25/ (n— 1), Tae s — cpexHeKBaapaTHYC-

2 Joseph B. Nichols, Stephen D. Oliner, and Michael R. Mulhall. Com-
mercial and Residential Land Prices Across the United States// Finance
andEconomicsDiscussionSeriesDivisionsofResearch& Statisticsand
Monetary Affairs. Federal Reserve Board, Washington, D. C., 2010.
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Puc. 1. Koppensiumus LieH Ha XuNbe U KOMMepUecKyr HeasxumocTb B CLLIA
Tabnuya 1
06beM AaHHbIX 0 NPeAsIoKeHMU KOMMepUYeCKOM HeABMXUMMOCTU B apeHAY
no 14 ropoaaM-MUNIMOHHUKAM, anpenb 2015 .
lopo, Konnuecreo lopo, Konuuectso npeanoxenuni
e npeanoXeHnn e s
MockBa 34116 HwxHuit Hosropog, 13 484
CaHkt-lNetepbypr 24 489 Camapa 7328
ExatepuH6ypr 6 400 HoBocubupck 6 346
KasaHb 4098 MepmMb 4 483
Yoba 6 993 BopoHex 2 455
PoctoB-Ha-[loHy 8134 OmMmcK 3584
KpacHospck 3459 YenabuHck 4549
BCEIO 129918

ckoe (cTaHIAapTHOE) OTKJIOHEHHE; 7 — 00bEeM  apeHJHOH CTaBKU 10 Gopmyrie A, =(Z4,x85) /
BBIOOPKU; ZSI., rae AiI/I Sl,— apeHJHas CTaBKa U IJIOLIA/lb

* OLIGHKY JOITyCTUMOCTHU BEJIMYHMHBI IOTPELI-  i-I0 TOMEIIEHUs (CyMMHUPOBaHHE 110 BCEM 71 TIO-
HOCTHU (TIPUHAT MpeJeN JOMyCTUMON MOTPENTHO-  MEUIEHHUSIM) U CPEHEB3BEIICHHOM yIelbHOU
ctu 10% OT cpeaHero) v MONOJTHEHUE MPH HE00-  LIeHE MPEAJIOKEHUS MOMEIIeHUN Ha IPOJaxy
XOIMMOCTH 0a3bl PEIOKEHUH; llcp_ =ZU./ XS, tne [ v S, — ynenbHas 1eHa u

* OKOHYATEJIbHYIO CTaTUCTHYECKYIO0 00pa0doT-  IJIOMIAIb KaX/I0TO MOMELIECHHs (CyMMUPOBaHUE
Ky BBIOOPKHM JJISI TOJTyYEHHSI CPEAHEB3BEILICHHON — TaKKe 10 BCeMy 00beMY BBIOOPKH).
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Tabnuuya 2

MparmeHT 6a3bl JaHHbIX NPEANOKEHNS KOMMEPYECKOW HEABUXKMMOCTU B apeHAY
B I. [lepmb, anpenb 2015 r.

ID-npepnoxenus PaiioH Knacc kauectBa nnou(:g::,a:il( . zr;eﬁl:l}ﬂ::.ﬂ ;‘;a:;(:,
1 [3epXMHCKNiA «C» 17,0 5400
2 [3epXnHCKMi «C» 54,0 7 800
3 [I3epXMHCKMiA ABT(;’J)‘;’?:"“* 60,0 6 000
4 [3epXXMHCKNiA ABngszleble 1430 7 805
5 [3epXnHckmi ABT;;S?:HE 163,0 9576
6 [I3epXMHCKMii ABT&*}';’&T“‘* 160,0 9600
7 [13epXXMHCKMM ABT(?(;SZI;ble 110,0 10 255
8 JleHnHckui «A» 269,0 9 600
9 JleHnHcKui «A» 3350 9 360
10 JleHUHCKnI «A» 200,0 12 000
11 JleHnHckui A» 269,0 4 824
12 JIeHnHCcKui «A» 120,4 8 376
13 JleHnHckui «B» 20,6 6 600
14 JleHunHcKkni «B» 1458 4 12 000
15 JleHnHcKui «B» 57,7 7 380
16 JleHnHckui «C» 370 9000
17 JleHunHckni «C» 125,0 3840
18 JleHnHcKui «C» 1150 5424
19 CBepanoBckui «A» 1340 8424
20 Csepanosckui «B» 40,8 7200
21 CepanoBckui «B» 350,0 8 400

22 CBepanoBckui «B» 700,0 8 400
23 CeepanioBCkuit «B» 140,0 10 200
24 CeepanoBckui «C» 70,0 5400
25 CBepanoBckui «C» 55,0 6 000
26 CBepanoBCKuit «C» 60,0 6 000
27 CeepanoBckui «D» 15,0 8 004
28 CBepanoBckui «D» 30,0 8 004
n.a.
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Tabnuua 3
06beM paHHbIX 0 NpeasokeHMU KBapTUP Ha NpoAaaxy, anpenb 2015 r.
lopop, KonuuectBo npeanoxeHuit lopop, Konunuecteo npeanoxeHni
MockBa 44 876 HwxHuit Hosropog, 5344
CaHkT-lNeTepbypr 15700 Camapa 6 896
EkatepuHbypr 11099 HoBocnbupck 15 200
KazaHb 1072 MNepMb 2 560
Yda 1560 BopoHex 2120
PoctoB-Ha-[loHy 1042 OMcK 13500
KpacHospck 15 800 YenabuHck 2 800
BCEro 139 569

Tabnuuya 4

CpepHeB3BeLeHHble N0 NIOLWAAM YAeNbHbIE LeHbl NPeAIOKEHUN XUbsA Ha NPOAAXKY
M cpeAHeB3BeLLIEHHbIe N0 NIOWAAM YAebHble CTaBKU NPeaoXeHUs
B apeHay KomMmepueckoit Heasuxumoctu (KH), anpenb 2015 r.

g = % (4] o % = g S m (=4
T2 Sy | TESyO R I&c. -0
[TCT) X U m = [TCT) X oo ST -
3IgS | I3EGgEa 3 I35 I5Ix o
z2eic (8 %7s z2z3¢ | 2283
lopon mEoa | M8z 4 lopon mEoa measdyg
@ 3 g - ax 338 @ 5 5 - @I e T x
Y593 2205 25905 22 ga>
SE25 | §32=% SE25 | §38°%2
a> "% | 8% a a>" % 8= =&
() (9] (9] ()
Mocksa 236 025 26 743 HwxHuit Hosropog, 69 130 5 865
CaHkT-lNeTepbypr 106 566 7814 Camapa 64 842 5399
ExatepuHbypr 75 500 6 260 Hosocnbupck 65 107 5130
KazaHb 70 300 5501 Mepmb 56 505 5409
Yoa 68 220 6374 BopoHex 51937 7 649
PoctoB-Ha-[loHy 67 329 5313 Omck 49 100 3929
KpacHospck 59 500 5573 YenabuHck 47 544 3967

Pesynbrarel 00pabOTKM TaHHBIX TPUBEICHBI B
maon. 4.

[To manHBIM Mmabn. 4 MpoBeEH pacueT Kodd-
(buIMEeHTa KOPPENSIMUA MEX/1y apEHAHBIMU CTaB-
KaMU ¥ LIeHaMH KBapTHp. Pacuer mokasai BbICO-
KYIO KOPPEJISIHIO MEXy 3TUMHU [10KA3aTeIIMU
(R =10,9718). OT0 MO3BOISAET MOTYUYUTH CTATH-
CTUYECKYIO CBsI3b MOKazarenel (cm. puc. 2).

VYpaBHeHue nuHeitHol perpeccun y = 0,099x
¢ ko3 dunmentom aerepmunanuu R?= 0,9156
JEMOHCTPUPYET JOCTATOUYHO BBHICOKYIO CTaTHUC-

TUYECKYIO JOCTOBEPHOCTb MOJEIH. BhIIIeH3noxen-
HOE I103BOJISIET (I10 aHAJIOTHH C UCTIONB30BAaHUEM Ba-
JIOBOTO PEHTHOT'O MYJBTHILUIMKATOpa, HO Oe3 yyera
€IMHUL U3MEPEHUS]) IPUMEHSATH B OLICHOYHOM I1pa-
KTHKE CIICAYIOUIMI TPHOIU3UTENBHBINA MYIBTUTLIN-
KaTUBHBIN DKCIIPECC-PAaCyeT: PHIHOYHBIN YPOBEHb
CPEIHEB3BEILECHHOM 10 IIIOLAAN CTABKU apEH b
KOMMepUeCcKoi HelBmxuMocTH paseH 10% cpemte-
B3BELLIEHHOM M0 IUIOLIA/IN YIENbHON LEHBI PEIIO-
JKEHUSI JKWITbS] (MHIMBUYaJIbHBIE 3HAYEHHS 110 TOPO-
JIaM JIETKO paccYuTarh Mo maon. 4).
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CTaTACTHYECKAS CBA3b CPeIHeil 10 TOPoAy CTABKHA NPe/IJIOKEeHAs AP eHIbI
KOMMepUecKoil HeJIJBH:KAMOCTH O cpe/IHeil yleabHoil menoil mpeaioskeans

AKHIbBA
32000
27000 4
y = 0,099x
22000 R2=0,9156
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Puc. 2. YpaBHeHHe napaMeTpU4eCcKOro NporHo3upoBaHus
ANS MaCcCOBOM OLLEHKW CTAaBOK apeHAbl KOMMEPYECKON HeABUKMMOCTH

Takum 06pa3zoM, oJTy4eHHOE ypaBHEHHUE Tapa-
METPHUUYECKOTO IPOrHO3UPOBAHUS TIO3BOJISIET BbI-
YHUCIIUTh CPEIHEE 3HAYCHUE YIEIbHbBIX aPEHIHBIX
CTaBOK KOMMEPYECKON HEABUKUMOCTH JIOKaIb-
HBIX PBIHKOB I10 JaHHBIM O CPEIHEN yIEIbHON
LIeHe KWIbIX nomerenuil. Janpueitmee nudde-
pPEHLUPOBAHUE IPOrHO3UPYEMOI CTABKH IO OT-
JEIbHBIM CErMEHTAM KOMMEPYECKON HEABUKU-
MOCTH OCYILECTBIISETCS Ha OCHOBE IOIIPaBOYHbIX

MYJIBTUIUINKATOPOB, PACCYUTAHHBIX HA MAaCCHBE
14 roponoB-MUTUOHHUKOB PD (cM. mabi. 5).

BbiBO/A
MeTtonuka napaMeTpU4ECKOTO IPOrHO3UPO-
BaHUs JJI1 MacCOBOM OLIEHKH CTAaBOK apeHJbl
KOMMEPUYECKOM HEIBUKUMOCTH IO LIEHAM IIpe.-
JIOKEHUSI KUJIbSI HA Y3KUX JIOKAJIBHBIX PbIHKAX
MpeCTaBiIsieTcss HaM 000CHOBAHHOM.
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