JKOHOMUKA

D01 10.37882/2223-2974.2025.02.26

BJINAHUE MAKPO3KOHOMWYECKUX ®AKTOPOB
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FACTORS ON THE SUCCESS
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Summary. The contemporary commercial real estate market is
characterized by capital-intensive projects and significant credit risks,
largely dependent on macroeconomic conditions. The purpose of this
study is to identify the impact of key factors (interest rates, inflation,
GDP dynamics) on the success of commercial real estate projects and to
analyze the main indicators used by banks (LTV, DSCR, Balloon payment).
The empirical base comprises statistical data from the Bank of Russia and
major Russian banks, as well as analytical reports of consulting agencies
(JLL, CBRE). Methods of factor analysis, scenario modeling, and expert
assessments were applied. The findings indicate a direct correlation
between higher interest rates and the risk of balloon payment growth,
while DSCR proves most vulnerable during periods of economicinstability.
The study highlights issues related to lengthy bankruptcy procedures and
asset discounting and offers recommendations for reducing overall risks
for both banks and developers.

Keywords: commercial real estate; macroeconomic factors; key rate; LTV;

kDS(R; Balloon payment; project financing; credit risks; bankruptcy. J

BseaeHve

bIHOK KOMMEpPUYeCKOW HeABWXUMOCTA B COBpPEMEH-

HOW SKOHOMUKe UrpaeT BarkHENLLYIO POJb, MOCKONbKY

B HEM COCpefoTOUeHbl KpyrHble nHBecTuuun, Gopmu-
pytoTca paboure mecTa 1 Co3AaéTca MHpPacTpyKTypa ans
6usHeca. Kanutanoémkune npoeKTbl B chepe TOProBbIX LieH-
TPOB, OPUCHbBIX 3[aHNIA, FOCTUHUL, U CKNAACKUX KOMMIEKCOB
TpebyloT 3HaunTeNIbHbIX GUHAHCOBBIX BIOXEHWI, @ MOTOMY
0COBEHHOCTM UX KPe[MTOBaHMA HaNPAMYHO 3aBUCAT OT Ma-
KPO3KOHOMMNYECKOW KOHBIOHKTYPbI 1 PEFYNATUBHBIX HOPM.
N3meHeHnA KnioueBOW CTaBKK, KonebaHna ypoBHA nHbNA-
LMK, TEMMbl SKOHOMMYECKOTO POCTa B COBOKYMHOCTU Onpe-
OensaT [OCTYNMHOCTb [0JITOCPOYHOrO GUHAHCUPOBaAHUA
N MepcrneKkTVBbl OKYMaemMoCT! MPOEKTOB KOMMepYecKol
HeABWKUMOCTHU.

AKTyanbHOCTb  MCCefoBaHua  0bycCnaBnvBaeTCcs
He TOJIbKO MacluTabamy 3TOro PbiHKa, HO 1 YacTOTON BO3-
HVKHOBEHUSA PUCKOB, KOTOPbIE COMPOBOXAAOT KPYMHble
KpeauTbl Nof 3anor 06beKTOB KOMMEPYECKOW HeLBUXKi-
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Anromayus. CoBpeMeHHbI pbIHOK KOMMEpUECKOil HeiBIKMMOCTY XapaKTepu-
3yeTcA BbICOKOI KanuTanoéMKOCTbI0 MPOEKTOB 1 3HAUUTEbHBIMU KpeAUTHBIMA
pUCKamu, BO MHOTOM 3aBUCALLMMIA OT MAKPOIKOHOMUYECKIX YCoBuil. Lienblo
NCCNef0BaHNA ABNAETCA BbIABNEHUE BAMAHUA KNKOUeBbIX (akTOpoB (MpoLeHT-
Hble CTaBKM, MHGAALNA, AnHamuka BBI) Ha ycnewHoctb npoekToB B cdepe
KOMMepuecKoli HeZIBUXUMOCTIA 11 aHaNu3 0CHOBHbIX MOKa3aTeneii, UCrnonb3ye-
Mblx 6aHKkamu (LTV, DSCR, Balloon payment u ap.). B kauectse smnupuyeckoit
0a3bl 1CMONb30BaHbI CTaTUCTUYECKIe AaHHble baHka Poccum U KpynHeiwumx
poccuiicknx 6aHKoB. puMeHANMCL MeToabl GaKTOPHOro aHanu3a, CLeHapHoro
MOENMPOBAHIA U IKCMIEPTHDIX OLEHOK. Pe3ynbTaTbl CCNefoBaHMA (BUAETeNb-
CTBYIOT 0 NPAMOIi (BA3M MEX[Y POCTOM KNIOUEBOI CTaBKM U PUCKOM YBenuye-
HuA 6annoHa; npu 31om DSCR oka3biBaeTcA Hanbonee yA3BMMbIM B Nepuoabl
3KOHOMMYECKOI HECTabUABLHOCTH. BbiieneHbl 0CHOBHbIE NpobNeMbl, (BA3aHHble
C 3aTAXHbIMU NpoLesypamu 6aHKPOTCTBA U AUCKOHTUPOBAHMEM 3a0ra, a Tak-
e NpeAnoXeHbl peKOMeHAALMM N0 CHIKEHMHO COBOKYMHDIX PUCKOB A 6aHKOB
1 fieBenonepos.

Kntoyesble cnosa: Kommepueckas HeZIBUXMMOCTb; MaKpOIKOHOMUYECKMe dak-
TOpbl; KNtoueBas cTaska; LTV; DSCR; Balloon payment; npoekTHoe GpuHaHcupoBa-
Hite; KPeUTHBIE PUCKIA; BAHKPOTCTBO.

MoCTU. MeXxayHapofHasa MpakTuka U POCCUMINCKUA OnbIT
YKa3blBaloT Ha KJIOUEBYIO POJib TaKMX MOKasaTenen, Kak
Loan-to-Value (nanee — LTV), Debt Service Coverage Ratio
(nanee — DSCR) u Balloon payment, Tak Kak noka3biBaloT,
HAaCKOMbKO YCTONUMB MPOEKT K KONebaHUsAM NPOLEHTHbIX
CTaBOK U BO3MOXKHOMY CHUXKEHUIO OMnepaLnoHHbIX AOXO-
Jl0B.

B uccnepoBaHuy cienaH ynop Ha KOMNIeKCHOM paccmo-
TPeHUN GUHAHCOBBIX, MPABOBbIX U YNPaBIeHUYECKUX acneK-
TOB KPEAWTOBaHMSA KOMMEPUECKON HeBMKUMOCTM. AHa-
NN3 MaKPOIKOHOMMYECKUX HaKTOPOB, U3yuyeHUe MeToauK
OLIEHKU PVCKOB NMO3BOAIOT BbISBUTb NMPOOIEMHble acneKTbl
JaHHol cdepbl. Pe3ynbTaTbl MccnegoBaHmsa MOTYT CIYXWUTb
OCHOBOW A GOPMUPOBaAHNA PEKOMEHIALNIA, HaNpPaBeH-
HbIX KaK Ha ONTUMM3aLMI0 CTPYKTYPbl CAENOK (CO CTOPOHbI
3aéMLUMKOB U GaHKOB), TaK 1 Ha COBEPLLUEHCTBOBAHME Mpa-
BOBOIO MOJIs (CO CTOPOHbI FOCYAAPCTBA), CNOCOOCTBYIOLLErO
YCTOMYMBOMY PA3BUTKIO NMPOEKTOB KOMMEPUECKON HefBu-
XKUMOCTW.
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N\uTepaTypHbIi 0630p

B KOHTeKcTe mccnenoBaHWi, MOCBALWEHHbIX (MHAHCO-
BbIM acrnekTaM KOMMEepPUYeCKOW HeaBWKMMOCTU, Gonblioe
BHUMaHMe TPAaAULNOHHO YAENAeTCA aHanm3y KinoueBblX no-
Ka3satenen kpegutoBaHua — LTV, DSCR un Balloon payment.
Mo paHHbIM psAga NyonuMkauuii B BegylmX 3apybexHbiX
XKypHanax rno HefBMXMMOCTM, AaHHble WHAUKATOPbl Mo-
3BOSIAIOT Haubosiee TOYHO OLEHUTb PUCK KpeauTOBaHWA
N NepcnekTUBbl OKynaemocTu npoekra [1-3]. MHorune aBTo-
pbl nogyYepKmnBatoT, 4To Bbicokmne LTV n Huskme DSCR yBe-
NMUMBAOT BEPOATHOCTb AedonTa Npu HebNaronpUATHbIX
N3MEHEHAX NPOLIEHTHbIX CTaBOK, a 06pa3oBaHue KpynHbIX
6annoHHbIx nnatexen (Balloon payment) B KoHue nepuopa
yCUNMBaeT YA3BUMOCTb 3aéMLUMKA K MAKPOIKOHOMUYECKIM
WwokKam [4-5].

B pamKkax COBpeMEeHHOro HayuyHoro Auckypca 06 WH-
BECTULMAX B KOMMEpPYECKY0 HeABMXMMOCTb chopMupo-
Basiacb TEHAEHUMA K pa3paboTKe KOMMIEKCHbIX Mogenei,
KOTOpble COBMeLLaloT B cebe pasHble MeTOAONornyeckme
nogxofbl: OT MalIMHHOTO 00yuyeHuA Ana Gonee TOYHON
OLEHKN PbIHOYHOW CTOMMOCTM [0 MPOrHO3UPOBAHUA pPU-
CKOB W [VMHaMUKN OCHOBHbIX (GMHAHCOBLIX MOKa3aTenem
[6-8]. Mpn 3TOM 0coboe BHMMaHWe ygendeTca dakTopam,
onpegensAlWyM UHBECTULMOHHY MPUBNIEKATENbHOCTb
(MecTononoxeHue, Knacc o6beKTa, YpoBeHb UHOpPACTPYK-
TYpbl) U HANPAMYIO BAUAOLWMM Ha JOXOAHOCTb NMPOEKTOB.

CucTtemaTm3aums UCTOUHMKOB MOKAa3blBaeT, uTo rnas-
Hble «boMneBble TOUKU» PUMHAHCUPOBAHUA KOMMEPYECKOW
HeABWKMMOCTU CBA3AHbl C POCTOM MPOLEHTHbIX CTaBOK,
YBE/IMUMBAIOLMM CTOMMOCTb O6CNYKMBaHMA [ONra, a TaK-
e C NepeoLEeHKON OOBEKTOB 1 apPeHAATOPOB B YC/IOBUAX
3KOHOMUYECKOWN HecTabunbHOCTU. [pn 3Tom 3apybexHble
NCCNefoBaHNA aKLEHTUPYIOT BHMMaHWe Ha MexaHW3Max
YMpaBreHnsa MPOLEHTHbIMY PUCKaMy U AuBepcupukauum
KpeauTHbIX nopTtdenei, Torga Kak B OTeUeCTBEHHON Npak-
TUKe KJTI0UYEBYIO POJib UTPaOT BOMPOCHI 3aKOHOAATENBbHOMO
perynmpoBaHua 1 6aHKOBCKMX METOAMK pacyéTta JIIMUTOB
(LTV, DSCR, Balloon payment).

IKAlo4eBble MeTpuKKn, NpeAbsiBAsieMble 6aHKaMn
K NnpoekTam (1HaHCNPOBaHMS1 KOMMep4YeCcKon
HeABMYKUMOCTU

DuHaHCOBble KOBEHaHTbI, yCTaHaB/MBaemMble GaHKamu
npu KpeanToBaHWM KOMMEPUYECKON HeaBMXMMOCTU, ABNA-
I0TCA K/TIOYEBbIM MHCTPYMEHTOM YNpPaBfieHNA prcKamMm B yC-
NoBUAX HeonpenenéHHONn MaKpO3IKOHOMMYECKOWN Cpefpbl,
KOTOpble 3a4al0T KONMYeCTBEHHbIE FPaHULbl, 1 BHYTPU KO-
TOPbIX 3aEMLUNK JOMKEH NOAAEPKUBATL CBOU GUMHAHCOBbIE
nokasaTtenu (Hanpumep, ypoBeHb 3af0JIKEHHOCTM K CTO-
MUMOCTMN aKTUBa, CMOCOOHOCTb OBCNYKMBaTb AOJN, @ TakxXe
CTPYKTYpY norawleHnsa Kpegurta). B mexagyHapogHowm n poc-
CUNCKOW NpaKTrKe Hanbonbluee BHUMaHWe yaenaeTca Tpém
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OCHOBHbIM MeTpukam: Loan-to-Value (LTV), Debt Service
Coverage Ratio (DSCR) u Balloon payment. B coBokynHo-
CTV OTC/IeXMBaHME AaHHbIX MoKa3aTenen no3sonawT baH-
Ky He TONIbKO OLIeHUTb BO3MOXHOCTb BO3BpaTa 3aéMHbIX
CpeAcTs, HO M CMPOrHO3MPOBaTh, Kakum obpasom Gyaet
M3MEHATbCA Pe3YyNbTaTMBHOCTb MpPOeKTa npu KonebaHumsax
MPOLEHTHON CTaBKM, W3MEHEHMWAX [ENTOBON AKTUBHOCTM
N MHONALMOHHBIX GaKTopax.

LTV (Loan-to-Value) ¢opmanbHO paccumtbiBaeTcsa Kak
OTHOLLEeHNE CyMMbl KpefuTa K OLeHOUYHON (M1 pbIHOYHOM)

CTOMMOCTW OObeKTa HEOBNXNMOCTI:

Cymma Kpemuta

LTV =

= *100%
OreHouHas ( PEIHOYHA )

CTOMMOCTL OOBEKTa

Mpy 3TOM OLEHOYHAA CTOMMOCTb MpoekTa (o6bekTa
HeZBVXXMMOCTM) PAacCUUTBIBAETCS KaK BblpyuyKka 3a paccma-
TpUBaAEeMbIi epPUoA, KOTopas 3aBUCUT OT Nepuoga KpeanTa
C yUYETOM UHAEKCALMM BbIPYUKM (CTABOK apeHAbl) no rogam /
KBapTanam.

Bbicokoe 3HaueHue LTV yKasbiBaeT Ha TO, UTO 3aéMLUMK
ncrnonb3yeT 60MbLUy0 A0S0 3aéMHbIX CPEACTB MO OTHOLUe-
HMIO K CTOMMOCTM 3aJ10ra, YTO YBeNnumnBaeT pUCK ans 6aH-
Ka B cnyyae fedonta uam pe3koro obecLeHeHMA aKTuBa.
O6blyHO LTV npurHMMaeT 3HadyeHue 70 %. 3To 06bsACHAET-
CA TeM, YTo Npu GaHKPOTCTBE 3aéMLMKa BaHKy NprxoanT-
CA peann3oBblBaTb 3an0r CO CKUAKOM (YUMTbIBaA PacxXofbl
Ha MPUHYAUTENbHYIO NPOAAXy M NOTeHUMaNbHOe NajeHne
PbIHOYHOWN CTOMMOCTN B KPU3MCHbBIX YCIIOBUAX), @ TaKXKe Bbl-
[lep>K1nBaTb 3aKOHOAATeNbHble TPeOOBaHUS O NpUopUTETaX
KpeautopoBs. CnepgoBaTtenbHO, nogaep»kaHve LTV Ha yme-
PEHHOM YpPOBHe — KJlloUeBOe YC/IOBME ANA CHUKEHMA CO-
BOKYMHbIX PUCKOB.

BTopbim KntoueBbIM Noka3atenem BbicTynaeT DSCR (Debt
Service Coverage Ratio), KOTOpbIi OTpa)kaeT cNoCcobHOCTb
npoekTa 06CYXMBaTb JOMT U3 ONePaLMOHHbBIX OXOA0B:

DSCR = EBITDA
Total debt

MuHumanbHoe ponyctMoe 3HauveHue DSCR B 60nb-
LWIMHCTBE cnyyaeB cocTasBndAeT 1,2-1,3, a AnNA HEKOTOPbIX
TUNoB 06bekToB — 1,4 (ANs 6onee puckoBbIx). PocT Kntove-
BOV cTaBKkM LleHTpobaHKa HeraTuBHO cKa3sbiBaeTcA Ha DSCR,
MOCKOJbKY YBeNMUMBaeT MPOLIEHTHbIe pacxofbl, He BcCer-
Jla COMpoOBOXKAAACb COOTBETCTBYIOLMM POCTOM AOXOLOB
oT apeHabl. CnefoBaTenibHO, COKpALLEeHMe YMCa apeHpaTo-
POB MSIN CHUXKEHME apeHAHbIX CTaBOK YMEHbLUAEeT NoKasa-
Tesnb YNCTOro onepaLMoOHHOro goxoaa (YMCnTeNb), CHXKaA
DSCR. Ecnv 3TOT nokasaTtenb nagaeTt 0 KPUTUYECKUX 3Have-
HWU, 6GaHK MOXKeT NoTpeboBaTb JOMOSIHUTENIbHOIO 3as10r3,
JOCPOYHOrO MoraweHna Yactu Tefa KpeguTta unm MHULUKn-
poBaTb NepecmoTp rpaduka Bbinnart.
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TpeTbrM CyLlecTBEHHbIM 3M1EeMEHTOM CTPYKTYpbl Kpe-
OMTOBaHMA KOMMepuecknx ob6bekToB aABnAetca Balloon
payment, TO eCTb YacTb Tena KpepanTa, KOTopasa OCTaéTcA
HermnoralleHHOI 0 CaMOro KOHLa CpOKa 3aéMHOro coratue-
HMA. XOTA AaHHbIA NapaMeTp MO3BOJIAET CHU3UTb HarpysKy
Ha 3aéMLUMKa B nepBble rofbl, B neprofbl pocTa KnoyeBom
cTaBku balloon payment moxeT cTpemutesibHO yBenuuu-
BaTbCA, MOCKOMNbKY 3aéMLUMK Hepefko OrpaHnuYMBaeTcA
BbIM/IaTOM MPOLIEHTOB A1l CHUXKEHUA 0bLLel JO/ITOBOW Ha-
rpy3ku. KpeguTHble opraHuMsauuu yCcTaHaBAMBAOT JIMMU-
Tbl Ha BEIMYUHY JaHHOTO nokasaTtensa — 06blyHO oT 30 %
110 80% B 3aBMCMMOCTU OT CPOKA KpeanTa 1 Krnacca 00beKTa,
ONMPAACb Ha BHYTPEHHNE METOAUKMN CTPECC-TECTUPOBAHUA.
JonyuieHne upeamepHo Bbicokoro balloon payment ysenu-
4MBaeT BePOATHOCTb AedonTa B GMHAbHbBIN MOMEHT nora-
LeHnA, 0COBEHHO eC/v PbIHOK HAXOANUTCA B peLeccn uam
B SKOHOMMKE COXPAHAIOTCA BbICOKMNE MPOLEHTHbIE CTaBKU.

B3anmocBA3b pPacCMOTPEHHbIX KOBEHAHTOB C MaKpo-
SKOHOMUKOW MPOABAAETCA B TOM, YTO Ntoboe KonebaHue
KNIOYEeBOWN CTaBKW UAN U3MEHEeHWe MepcrnekTUB OTpaciu
(HanpuMep, coOKpalleHne apeHpaTopoB npu crage BBIM)
CNoco6HO OAHOBPEMEHHO yXyaLWnTb LTV (Yepe3 ymeHblue-
HUe PbIHOYHOW CTOMMOCTU 06BbeKTa), CHU3MTb DSCR (3a cuéT
pOCTa CePBUCHbIX BbINaT MO KPeanuTy 1 NageHnaA BblpyUKHN)
N YBENMUUTb PUCK pe3Koro HakomnneHua balloon payment
K KOHLly CpOKa 3arma.

MakpoaKkoHoMU4eckme hakTopbl 1 X BAUSIHUE
Ha NpoeKTbl B cdepe KoMMep4ecKon HeABMIKUMOCTU

OfHVM M3 nepBOCTENEHHbIX GaKTOPOB, OKa3biBaIOLNX
BAUAHME Ha UHAHCMPOBAHVE KOMMEPUYECKOWN HeaBUMU-
MOCTW, BbICTYMAeT KJlloueBas CTaBKa, YCTaHaBfMBaemas
baHkom Poccum, NocKonbKy M3MeHeHUA KNo4eBON CTaBKU
HanpAMYI0 BAWAIOT Ha CTOMMOCTb 3aeMHbIX CPefcTB AnA
[1eBeJIONepPoOB 1 COOCTBEHHNKOB KOMMEPUYECKUX OOBEKTOB.
PocT knioueBol CTaBKM yBenMuyMBaeT NPOLEHTHble nnaTe-
XU, UTO CHMXKAET AOCTYNMHOCTb KPeamnTa 1 BieyeT 3a coboi
YMeHblUeHNe MHBECTULMOHHOro crpoca. Kpome Toro, no-
BbILLEHME CTaBKM HEPEeAKO NMPUBOAUT K YXyALIEHUIO MOKa-
3atena DSCR, Tak Kak 3aéMLMK CTanKkmBaeTca ¢ bonee Bbl-
COKMMM nepuoamnyecknmy Boinnatamu. B pesynbrate vactb
OCHOBHOIO [0/Ira MOXeT MepPeHOCUTbCA Ha OKOHYaHue
CpoKa KpeauTa, uTo Bbi3biBaeT pocT balloon payment u no-
BbILLIAET PUCK HeroraweHus Aosra, ecsii SKOHOMUYecKan
KOHDBIOHKTYpa K TOMY MOMEHTY He yNyyLUInTCA.

3Haunmylo ponb B GOPMUPOBAHUN [OXOAHOCTU KOM-
MepUYECKUX OOBbEKTOB UrpaeT MHONAUMA, KOTopasa BIAUSET
Ha NOKynaTeNbHy CNOCOBHOCTb apeHAAaTOPOB 1 MNOTEHLU-
aNbHO MOBbLILIAET apeHHbIe CTaBKM (Yepe3 MexaHn3Mbl UH-
nekcaumm). C ofgHOW CTOPOHbI, AeBesnionepbl U COOCTBEHHN-
K1 MOTYT KOMMEHCMPOBaTb POCT UHGNALNOHHBIX M3[ePXKeK
3a CUET EXErofjHOro yBeNIMYeHUs apeHaHbIX nnaTexen, ya-
CTMYHO COXpaHAA peHTabenbHOCTb NpoekTa. C apyrow cTo-
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POHbI, Ype3MepHbI YPOBEeHb MHONALNM CHUXKaeT pearb-
HbII YyPOBEHb pacrnofiaraemoro foXoAa apeHAaTopos, a B
nepuogbl SKOHOMUYECKON TYpPOYNEeHTHOCTM MOXET NPUBO-
OWTb K OTTOKY apeHAaToOpOB MU COKpaLLeHunio nioLagen,
HeobxoauMbIX AnsA 6r3Heca. B cnyyae ycTonumBoro pocta
NHGNALUMN apeHpaTopbl NpuberatoT K neperoBopam o Guk-
CMPOBaHHbIX CTaBKax WM CKMAKAX Ha CTOMMOCTb apeHA-
HbIX MaTeXel, YTo 3aTpyAHAET NoaaepaHme Tpebyemoro
ypoBHsa DSCR v nprBoguT K pocTy AedONTHbIX PUCKOB.

He meHee BaXkHbIM MoKa3aTefsiem Npu OLEeHKe ycnelw-
HOCTW NPOEKTOB KOMMEPYECKON HeABUKUMOCTY ABNAETCA
TeMMN 3KOHOMMYECKOro POoCTa, OTpaXkalowmin obLlyo geno-
BY!O aKTMBHOCTb 1 M1aTEXECMOCOOHbIN CMPOC B SKOHOMUKE.
B ¢ase nogbema BBI1 Bo3pacTaeT notpebHOCTb GU3Heca
B OUCHBIX MOMELLEHUAX, CKNaax U TOProBbIX NaoLlansx,
YTO MOJSIOXKUTENBHO BIVAET Ha apPeHAHble CTaBKU M CHUXa-
eT ypoBeHb CBOOOAHbIX NMomelleHUn B apeHge. OgHoBspe-
MEHHO YnyyllaeTca UHBECTULIMOHHAA NPUBeKaTeNbHOCTb
CEKTOpPA, YNpoLaeTca AOCTYN K AOATOCPOUYHOMY GUHAHCK-
poBaHuio, a DSCR npoeKToB pacTéT 3a CYET yBeNn4veHun
onepayuoHHon Bblpyykn. HanpoTus, B ¢da3e skoHOMUYe-
CKOro Crnaja COKpalleHve [enoBON aKTMBHOCTU MpPUBO-
OWT K POCTY KONMYecTBa CBOOOAHbIX MaTeXkel 1 najeHunto
apeHHbIX CTaBOK, UTO MOXET MOCTaBUTb Moj Yrpo3y Bbi-
MOMHeHMe 3aéMLLNMKOM CBOMX 00A3aTeNbCTB NO KpeauTy.

B3anmocBA3b Mexay MaKpO3KOHOMUYECKUMU aKTo-
pamn ocobeHHO HarnAagHa B Mepuofbl KpPU3KCOB, Korpa
pe3Koe y)KeCcToueHne feHeXHO-KpeaUTHOM NoanTukK (no-
BbILLUEHME KITIOYEBOW CTaBKU ANS CAEPKUBAHUA MHPNALMK)
coBnajaeT co CMajoMm [efIOBOM aKTUBHOCTU U CHUXEHVEM
NoTpebuTeNbCKOro Cnpoca. B Takme MOMEHTbI MPOEKTHI
KOMMepPUYEeCKON HEeBMXXMMOCTM UCMbITbIBAOT ABOMHOE aB-
NeHne: C OJHOWN CTOPOHbI, PaCcTyT MPOLIEHTHble MaTexu,
C [pYrol — CHWXaeTcsA JOXOf OT apeHAbl M3-3a yxoha ua-
CTV apeHfaTopos. B ntore, utobbl yaepxatb DSCR Ha npu-
eM/IEMOM YPOBHE, 3aéMLUMKN BbIHY>KOEHbI OTKa3blBaTbCA
OT KaKunx-n1bo noralleHnin Tena Aonra B TeKyLem nepuoge,
pe3ko HapalmBsas balloon payment, uto npuBoanT K pucKy
HennaTexecrnocobHOCTY K MOMEHTY OKOHYaHUA Kpeau-
Ta, €C/IN PbIHOYHAA KOHbBIOHKTYpa He BOCCTaHaBNMBAETCA
Ha JaHHOM BpeMeHHOM OTpe3Ke.

Takum 06pa3om, MaKpodKOHOMMYECKMe — daKTopbl
OKa3blBAOT KOMIMJIEKCHOE BO3AENCTBME Ha (GUHAHCOBbLIE
MOZEN KOMMEPUYECKON HeaBWKMMOCTU. WX pguHamumKa
onpenenaeT, HAaCKONbKO MPOEKTbl OCTaHYTCA NKBUGHBIMM
N CNocobHbIMK OTBeYaTb TpeboBaHNAM 6AHKOB MO Napame-
Tpam LTV, DSCR 1 BennunHe ballon payment.

B pamkax KpeauTOBAaHMS KOMMEPYECKOW HenBUXKU-
MOCTV GaHKM yLAensioT NepBOCTENEeHHOE BHUMAHWE pagy
bopmarnbHbIX Y GUHAHCOBBIX KPUTEPUEB, KOTOPbIE AOMKHbI
cobnofgaTbcA NoTeHuManbHbIM 3aéMLLUKOM Y CaMiM 06b-
€KTOM 3asiora. [laHHbIi nepeyeHb TpeboBaHui GopmupyeT-
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CA UCXOAA U3 JONrOCPOYHbIX PUCKOB, KOTOpble 6aHK HECET
npu Bblaye KPYMHOIo KPeauTa, a TakxKe 13 CJIOKMBLLENCA
B Poccum HopmaTMBHOWM MNpaKTUKKU. KpeguTHaA nonuTtuka
KpeaMTHBIX OpraHn3aLmin GopMUpPYIOT JOCTAaTOUHO XKECTKME
noporu no ¢prHaHcoBbIM Nokasatenam (LTV, DSCR) n Tpeby-
0T NPeABapUTENbHOIO aHanr3a CTPYKTYpbl OM3Heca 3aém-
LMKa, YTobbl 0becneunTb HagleXalmin ypoBeHb KOHTPONA
3a IEHEXXHbIMU MOTOKAMM.

B kauecTBe 3aémLuMKa, Kak NpaBuio, MOTyT BbICTynaTb
lopuanyeckne nmua u nHAMBUAYyanbHble NpeanpuHUMaTe-
nm — pe3ngeHTtbl PO, npn ycnoBun, 4To OHM UMEIOT NPAMOoe
OTHOLLEHME K 06 BEKTY HeABMXMMOCTU (Hanpumep, ABNAIOT-
CA COOCTBEHHMKAMM VAN YNPABAAIOT UM Yepe3 CBA3AHHYIO
KomnaHuio). baHku ponyckatoT cutyaumio, korga dopmasb-
HbI 3aéMLUNK He BnajeeT OObEKTOM HanpAMYyl, HO CBA-
3aH KOpMopaTMBHOW CTPYKTYPOI C COOCTBEHHUKaMU, Npwm
3TOM nocsiefHvie 06A3aHbl NPefoCTaBUTb NMOPYUUTENbCTBA
M y4acTBOBATb B CAENKe B KayecTBe CO3aéMLLMKOB 1n 3a-
norogatenen. MNpakTrka KpynHenwnx 6aHkos Poccun cau-
[eTenbCcTBYeT O TOM, YTO TaKOWM MOAXOA CHUXKAeT PUCK He-
NNaTéxecrnocobHOCTY, MOCKOJIbKY BCE 3aUHTEpeCcOBaHHble
CTOPOHbI HECYT CONMAAPHYI0 OTBETCTBEHHOCTb. Kpome Toro,
KpeauTHble yupeXkaeHna OOMyCKaloT NCMoNb30BaHNe Kpe-
OVUTHBIX CPeCTB He TONbKO AfnA NpuobpeTeHnsa unm cTpo-
UTENbCTBA HOBOro 00beKTa, HO 1 ANA pePpuHaHCUPOBAHNSA
CYLLEeCTBYIOLMX 3aA0/MKEHHOCTEN, YTO obecrneynBaeT 3aém-
LUMKY rMOKOCTb B YNpaBieHUn JOArOBOW Harpy3Kom.

BaHku npepbaBnAOT NogpobHble TpeboBaHKA K COCTOA-
HUIO N XapaKTepUCTUKaM CaMOW HEABUXKUMOCTN, BbICTyMNato-
Wwen 3anorom. Mpexae Bcero 06beKT JoKeH ObiTb BBEAEH
B JKCMyaTauuio N MMETb KOPPEKTHYIO NpaBOyCTaHaBNMBa-
IOLLYI0 IOKYMEHTaLMI0, MOATBEPKAAIOLLYIO MpaBa COOCTBEH-
HOCTW WA JONTOCPOYHON apeHAbl Ha 3eMeNbHbIN YYacToK
(4acTo ycnoBuem BbICTYMaeT CPOK apeHfbl Ha 6-12 mecALeB
[onblle, YeM CPOK CaMOro KpeauTa). BHyTpeHHMe nonoxe-
HUA KPeAUTHbIX OpraHM3auuil Kak npasuio Gukcupytot
MUHUMAnbHbIA YPOBEHb 3aMOSIHEHHOCTW apeHjaTopamu.
YcTaHOBREHVEe NOPOroBOro No AaHHOMY MoKasaTesnio Kpu-
TUYECKN BAXKHO [/l obecneyeHusi CTabuiibHbIX JeHEXHbIX
notokoB 1 noppepxaHua DSCR Ha ypoBHe He Huxe 1,2
no TpeboBaHMAM GaHKa. [1ns OTAeNbHbIX KaTeropuii 00b-
€KTOB (aBTOCANOHbI, FOCTUHMLbI) GaHKM yCTaHaBnMBaOT
ocobble yC/IOBMA — HanuuMe AWIEPCKOro COorfalleHus
C npowusBoauTenem asTomobunen nnéo npodeccroHanb-
HOro ornepaTtopa roCTUHWYHOrO OM3Heca, MOCKOSbKY 3TO
CYLLECTBEHHO BMAET Ha YyCTOMUYMBOCTb 1 NpefCcKa3zyeMoCTb
apeHAHbIX (MK onepaLnoHHbIX) LOXOOO0B.

OAHVM K3 KIIOYeBbIX MHCTPYMEHTOB YrnpaBneHua pu-
CKaMn B chepe KOMMEPUECKON HEeABVXUMOCTU ABAAET-
CA yCTaHOBKa «noTtonka» ana balloon payment (KpynHbii
€AVHOPA30BbIN MNATEX) — YacTu Tena KpeauTa, KoTopoe
OCTaéTCA HernoralleHHbIM BMIOTb A0 KOHLA CpOKa AOrOBO-
pa. BHyTpeHHMe pernameHTbl 6aHKOB MOMyT Bapb1poOBaTb-
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CAA, HO YeM Kopoue Cpok KpeauToBaHua (5 unu 7 ner), Tem
6osee fONyCTVM KpYMHbI 6annoH (4o 70-80 % oT nMmMunTa),
B TO Bpems Kak npu cpoke B 10 net pasmep 6annoHa obblu-
HO He npeBblwaeT 30-50 %. [nA BbICOKOKNACCHbIX 06b-
€KTOB, PACMONIOXKEHHbIX B MPECTUXKHbIX NoKauuax (Hanpu-
mep, B Mockse nnu CaHKT-leTepbypre), 6aHKM gonycKaioT
yBenunueHne npegenbHoro yposHsa balloon payment npwu
ycnosun Bbicokoro DSCR 1 ctabunbHoOro onepawuyoHHOro
MOTOKa, MOATBEPXKAEHHOTO AONTOCPOYHBIMM [OrOBOPaMM
apeHgbl. OfHaKo 06beKTbl TYpPUCTUYECKON UHOPACTPYKTY-
pbl MK cneymeuyeckre HALWKM NoAnaaatkoT nog 6onee XEcT-
Kue OrpaHuMyYeHus UaM He MCMoJb3yloT B KOPMNOPaTMBHOM
npakTuke balloon payment n3-3a noBbiweHHON BONaTWIIb-
HOCTV JOXOLOB.

B3anmocBasb mexpay cpokom Kpeauta, DSCR n Benu-
ynHoi balloon payment oTpakaeT cTpemneHue 6GaHKOB
cbanaHcMpoBaTb PUCKN 1 0becneunTb BO3BPAT OCHOBHOMO
Jonra B TeYeHne BCero neprioaa KpeanToBaHuA. Boicokuin
ypoBeHb balloon payment moxet 6biTb gonyctum, ecnu
TeKylMe [eHeXHble MOTOKM He MO3BOMAIT CyLleCTBeH-
HO FracuTb TENO KPeauTa, OfHAKO B COYETAHMYM C PacTyLLen
KNIOUEBOW CTaBKOWM M NOTEHUMANIbHbIM OTTOKOM apeHAaTo-
pOB Takaa CTPYKTypa GUHAHCUPOBAHUA MOXET MPUBECTU
K pedonty B KOHuUe cpoka. CknagblBamolWasca cuUTyauus
TpebyeT oT 6aHKOB ycuneHns TpeboBaHWI K peHTabenbHo-
CTV MPOEKTA 1 MPUIMEHEHMA MPAKTUK CTPECC-TeCTUPOBAHNA
npw 4oNyLeHN pocTa NPOLIEHTHON Harpy3Ku, npexge yem
OKOHuaTenbHO cornacosatb balloon payment.

Takum 06pa3om, COBOKYMHOCTb TpeboBaHWI K 3aéMm-
WKy, XapaKTepucTkam obbeKTa U CTPYyKType norate-
HUA OTPaXaeT KOHCEPBATMBHbLIA MOAXOA, TUMWYHBIA [fs
poccuinckmx 6GaHKOBCKMX OpraHu3auuii. PernameHTauus
cTaTyca COOBCTBEHHMKOB, HaNMumMA NMOPYUYNUTENbCTB, CTene-
HW FOTOBHOCTM ¥ 3aMONIHEHHOCTU 0OBEKTA, A TaKXKe Nopo-
rOBbIX 3HaYeHWIn 6annoHa JaéT BO3MOXKHOCTb Kpeantopam
MUHVMU3MPOBATb PUCK HernoraweHus ponra. Mpu 3Tom
OnA 3aéMLyMKa cobnofeHre AaHHbIX KpUTEpUEB 3HAUYVIMO
He TOMIbKO C TOYKM 3pEeHMs MojlyuyeHns ogobpeHmns Ha du-
HaHCUPOBAHME, HO U B LieniAX GOPMUPOBaHNA YCTONUMBON
613Hec-mopenu, CrocobHol BblgepKMBaTb KonebaHmsa Ma-
KPO3KOHOMUYECKUX MOKasaTeNel 1 4NUTenbHOW JUHAMNKN
pa3BuTHA CAMOro NpPOoeKTa.

Mpumepbl pacyeToB MO3BONAKT HarNAOHO NMPOAEMOH-
CTPUPOBaThb, KaKk TeopeTUYeCcKne KoHuenuumn n TpebosaHna
6aHKOB MO paccMaTpMBaeMbiM GUHAHCOBbIM KOBEHAHTaM
(LTV, DSCR, Balloon payment) nposaBnstoTca Ha NpaKkTuke.
[laxke Npu NOXOXKUX XapaKTEPUCTNKAX MPOEKTOB UCXOAHbIE
ycnoBusi (ypoBeHb 3anofIHAEMOCT! apeHAaTopamu, Hamm-
yre npodeccnoHanbHOro onepaTopa) MOryT CyLEeCTBEHHO
BAVATb Ha GUHAHCOBYIO MOZENb U KPeAUTHbIE MAPaMETPbl
KOHKPETHOro NpoeKTa.

PacueTHbIl Npumep Mo NPOeKTy TOProBoro LieHTpa.

Cepus: dkoHomuka u lMpaso N2 2 chespane 2025 2.
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MpennonoXum, 4to 06bEKT (TOProBbI LEHTP) BBEAEH
B 3KCryaTtaumio 1 umeeT 3anonHaemMocTb 60-70 %. 3a-
EMLUMKY BblAaH nATUNETHUI KpeauTt ¢ Balloon payment
no 70 %. Mpwu cTabunbHol KnoueBol ctaBke (okono 10 %)
DSCR, paccumTaHHbI Ha OCHOBE TEKYLMX OEHEXHbIX MO-
TOKOB (apeHpa), HaxoamuTCsA B «KOMQPOPTHOM» [ManasoHe
1,3-1,4. OgHako poCT KnyeBon cTaBku #o0 15 % pesko
yBENNYMBAET NPOLIEHTHbIE MAATeXMK, YTO MPUBOAUT K CHU-
xeHunto DSCR go 1,1-1,2 n BbIHy>KgaeT 3aéMLyuKa oTKIaabl-
BaTb MoralleHve YacTu Tena ponra. B pesynbrate 6annoH
K KOHLIy CpOKa MOXeT BO3pacTu Ao Kputnyecknx 80 %, uto
BbIXOAMT 3@ PaMKM M3HaYasIbHO YCTaHOBIEHHbIX KPeAUTHbIX
KOBeHaHTOB. baHK npu Takmx 06CTOATENbCTBAX BrpaBe Mno-
TpeboBaTb YaCTMYHOIO JOCPOYHOIO NOralleHVA U BBee-
HWA JOMONIHUTENbHbIX OFPaHNYEHUI (Hanpumep, orpaHnye-
HUe Ha AVBUAEH bl 3aéMLLUVKa, bonee XXEcTKoe TpeboBaHNe
K YPOBHIO apeHAaTopoB), UTOObl CHU3WTb PUCK Hemnoratle-
HMA 3apomKkeHHoCTU. Ecnu xe dnHaHcoBaa cuTyauma 3aém-
WMKa He No3BONAET BbINOMHUTL 3TU YC/I0BUA, 6aHK MoXeT
MHULUNPOBATb NepecMOoTp BCel CTPYKTYPbl CAENKY, BMIOTb
[0 PeCTPYKTYpU3aLmnmM Jora Um y»KecToueHrsa 3a/10roBbIx
TpeboBaHUN.

PacueTHbIl MprMep MO MPOEKTY roCTMHULBLI 6e3 npo-
deccnoHanbHoro onepartopa.

Ona nogobHoro popga 06beKTOB GaHKU TPAAWLMIOHHO
ycTaHaBnvBatT 6onee Bblcokuin nopor DSCR (Ha ypoBHe
1,4), uTo 06BACHAETCA Gonee BbICOKMMU KonebaHuAMY 3a-
rPy3Kn HOMEPOB, CE30HOM OTAbIXa U OOLMM PUCKOM Ty-
puctyeckoro 6msHeca. OTcyTcTBME MPOPECcCMOHaNbHOro
orepaTtopa O3HayaeT, YTO MPOrHO3 AOXOAOB MOXET ObITb
MeHee CTabuibHbIM, UTO elé cunbHee MoBbIWAeT Tpebye-
MbIi 3anac npoyHocTy no DSCR. B aton cutyaumn Kpegu-
TOP, YUNTbIBAA KOHCEPBATMBHbBIN NOAXO[ Brpase 0fobpuThb
6onee Hu3koe LTV (Hanpumep, 60-65 % BMeCTO CTaH-
JapTHbIX 70-80 %) 1 nNpakTMyeckn He JonycKaeT Hanuuma
balloon payment. 310 06bACHAETCA TeM, UTO NMMKOBas Ha-
rpy3Ka Ha KOHeL, CpOKa CNocobHa OKa3aTbCA HEBO3MOXHON
K BbINOJIHEHMIO ANIA MPOEKTa, OCOOEHHO MpU OTCYTCTBUNU
KOHTPaKTOB C TyponepaTopaMu WA CaMOCTOATENIbHOCTY
6u3Heca BHe roCTUHWUYHbIX ceTell. B pesynbrate mutorosas
BeNMYMHa KpeAnTa OKa3biBaeTCA HUXKe, a CTPYKTypa caen-
Kn — 6onee XECTKOWN, HO NMPU 3TOM GaHK COXpPaHAET yBe-
pEHHOCTb B BO3BpaTe Oonblueli YacTh GUHaAHCMpyeMbIX
CpeacTs.

Kak MoXHO HabnogaTb, 4OCTAaTOYHO 3HAYMMO cobntope-
Hue 6anaHca GaHKOBCKUX CTPYKTYP MeXAY CTPeMSIEHMEM

Cepus: SkoHomuka u lMpaso N2 2 ¢hespanb 2025 2.

BblaTb KpeanuT U HeOOXOAUMOCTbIO MUHUMU3NPOBATL PU-
cKu. MNpw aHanm3e pasnnyHbIX NPUMepoB GMHAHCMPOBaAHUSA
KOMMepPYECKNX NPOEKTOB OTMETMM, YTO 6a3oBble MPUHLN-
nbl (koHTponb 3a DSCR, nogpeprkaHne agekBatHoro LTV,
numnTbl Ha balloon payment) ocTaloTca CXOXUMM, HO KOH-
KpeTHble napaMeTpbl 1 peLleHns Mo CAenke BapbupyoTCca
B 3aBMCUMOCTY OT TNa o6bekTa, reorpaduu, CTPyKTYypbl No-
TOKa apeHZaTOPOB 1 MaKPO3KOHOMMYECKOro poHa.

3aKkAlo4eHve

YCTOMUYMBOCTb MPOEKTOB KOMMEPUYECKOW HeaBUKMMO-
CTV onpefenseTca COBOKYMHbIM BO34eNCTBMEM MAKPO3JKO-
HOMUMYECKUX YCNIOBUI (KNtoueBas CTaBKa, MHONALNA, TeMMbl
pocTa BBI), npaBoBbiXx HOPM 1 BHYTPEHHUX MOAUTUK GaH-
KoB. POCT KNlOUEBOW CTaBKU MOXKET 3HaUUTESIbHO MOBbLICUTb
NPOLIeHTHY0 Harpy3Kky 1 ysennuntb balloon payment, ycy-
rybnas npobnemy c obcnyxnaHuem gonra. B 1o xe Bpems
ObICTPbIA POCT MHOAALMM HEraTMBHO CKa3blBAeTCA Ha Mnia-
TEXECNOCOBHOCTN apeHAaToOpPOB, TOrAa Kak 3amepjieHue
3KOHOMMYECKOrO pOCTa COKpallaeT CrpoC Ha apeHpaye-
Mble nfiowaaun 1 NpueoanT K cHukeHuto DSCR. OtgenbHoe
BHMMaHMe [O/MKHO OblTb yaeneHo 6aHKOBCKUM TpeboBa-
HUAM K CTPYKType CefloK: B YaCTHOCTW, cOBoaeHnto nu-
MuToB no LTV, DSCR un orpaHnyeHunto BennumnHbl «balloon
payment». BaxHo, UTo flaxke Npu JOCTaTOYHO KOHCepBaTUB-
HbIX cTaHAapTax (LTV B npegenax 70-80 %, DSCR Ha ypoBHe
1,2-1,4) 3¢deKTNBHOCTb GMHAHCMPOBAHMA MPOEKTOB MO-
XKeT CHMXKATbCA, eC/N peanbHble AeHeXHble MOTOKM U YCo-
BMA Ha PbIHKE OKa3bIBalOTCA Xy»Ke MPOTrHO3HbIX.

C/CTeMHO BbICTPOEHHble Mogenn GUHaHCMPOBaHKA
C YYETOM PUCKOBbIX CLEHapueB MO3BONAKT YBENNYUTb
LIAHCbI Ha YCMeLIHY0 peanu3aLuio NPoeKToB, n3beras Kpu-
TUYECKMX 3HAYEHUN GUHAHCOBBIX METPUK. PacCMOTpeHHble
KelCbl MOKA3bIBaloT, YTO B NMEePUOAbI PE3KMX KonebaHWi Knto-
YeBOW CTaBKW WM CYLLECTBEHHOIO M3MEHeHUs Crpoca 3a-
EMLLMKY NPUXOQUTCA B CPOYHOM MOpALKe nepecMaTpuBaTthb
CTPYKTYpPY BbINNaT Mo KPeAuTy, HaxoauTb AOMONHUTENbHbIE
NCTOYHUKIN GOHANPOBaHMA NMOO COrnallaTbCA Ha PecTpyK-
Typusauuo. CnefoBaTenbHO, JOCTUXEHME [LONFOCPOYHON
YCTOMUMBOCTU B chepe KOMMepPUECKOW HEABIXKIMOCTM Tpe-
6ytoT noaxoAa, Npu KOTopom 6aHKM, ieBenonepbl U perynu-
pytoLire opraHbl paboTtatoT Hag dopmMrpoBaHMeEM rMHKoro,
HO Hafi&XHOro MexaHn3Ma KpeanToBaHMA, CMOCOBHOro HU-
BENMPOBaTb MaKpPO3KOHOMMYECKME CKauyky 1 obecneuntb
peanusaunio NPOEKTOB B COOTBETCTBUM C TpeboBaHUAMY
1 MHTEpPEeCcaMu BCeX 3aUHTePEeCOBaHHbIX CTOPOH.
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