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Summary. The economy in Russia is highly volatile and unstable.
Instability manifests itself as a consequence of various kinds of crisis
phenomena, sanctions, changes in legislation and, as a consequence,
the outflow of investment capital. All these factors negatively affect the
country’s economy.

The real estate development sector is at the very center of events, since
development directly depends on all economically significant events,
both political, legal and economic. Development in Russia has a number
of its own characteristics, despite the fact that this direction was
borrowed and built on the basis of foreign practice. Unfortunately, the
current development conditions show the predominant development
of residential real estate. Real estate development in itself is very risky,
as it has a very long investment turnover cycle and does not provide an
opportunity to maneuver in the event of a mistake made at any of the
stages.

None of the lines of business, activity can fully protect itself from risk.
Even a seemingly perfect banking system with a huge number of
professionals and multi-level verification of investment projects is no
less exposed to risks. As for the Developer, it is possible to find the line
between efficiency and risk at each stage of a project’s life. There are
already many solutions for this and the ability to modify them.

Due to the recent amendments to 214-FZ (Federal law) “Participation
in the shared construction of apartment buildings and other property”
and the complete transition to financing using escrow accounts, the
problems and specifics of real estate financing are more relevant than
ever, as well as their impact.

Keywords: escrow account, development, equity participation
agreement, project financing.
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AnHomayus. JkoHomuka B Poccum o6napaet 6OMbLIOK BONATUNLHOCTbIO
1 HeCTabunbHOCTbI0. HecTabunbHOCTb NPOABAAETCA KaK CeACTBUE Pa3HOTO
POJia KPU3UCHDIX ABNEHWN, CAHKLIMI, U3MEHEHNIl B 3aKOHOATENbCTBE U KaK
CNejICTBUE OTTOK UHBECTULIMOHHOTO KanuTana. Bce 3T GakTopbl HETaTUBHO
BANAIOT HA SKOHOMUKY CTPaHbl.

(eKTOp Z€eBeNONMEHTa HEABIXKIUMOCTY HAX0AMUTCA B CAMOM LIEHTPE CoObITHIA,
TaK KaK 1eBENONMEHT HanpAMYI0 3aBUCUT OT BCEX IKOHOMMUECKIN 3HAUMMBIX
CoObITHI, KaK MONNTMYECKNX, I0PUANYECKIX, TaK U SKOHOMUYECKIX. Y AeBeno-
nmeHTa B Poccum ectb paa CBOUX 0COBEHHOCTEN, HECMOTPA Ha TO, YTO JlaH-
Hoe HanpaBneHue 6biNo 3aUMCTBOBAHO 1 CTPOUNOCH HA OCHOBE 3apy6exHoii
npaktmki. K coxaneHuto, Tekylime ycnous [eBesionMeHTa NoKasbiBakT
MpeMMyLLeCTBEHHOE Pa3BUTHE XUNOI HefBIKMMOCTU. (am no cebe feBe-
NOMMEHT HEABIKUMOCTM 0UEHb PUCKOBAHHDIN, TaK KaK UIMEET 04eHb AONTMil
LIMKN 060poTa MHBECTULIA U He IaeT BO3MOXKHOCTI MaHeBPUPOBATD B CyYae
JOMyLIeHNA OLWMOKM Ha KakoM-nbo 13 3TanoB.

Hu ofHo w3 HanpasneHuii Gu3Heca, [eATENbHOCTH He MOXET MONHOCTbIO
3aWwmTuTb Ceba ot pucka. [laxe, kasanocb 6bl, coBeplieHHaA GaHKoBCKaA
CUCTEMA, C OTPOMHBIM KONIMUECTBOM MPOGEcCUOHANoB 1 MHOTOYPOBHEBOI
MPOBEPKOI UHBECTULMOHHDBIX MPOEKTOB He B MEHbLUEI CTENeHU NoABEPKeHa
puckam. Yto kacaetcs [leenonepa, eCtb BO3MOXHOCTb HAiiTV TpaHILy MeXay
3$GEKTUBHOCTBIO 1 PUCKOM Ha KaXKZLOM UX 3TanoB XWU3HU NpoekTa. [ns 3toro
yKe CyLeCTBYET MHOXECTBO PeLUeHHiT U BO3MOXHOCTb UX MOAMGULMPOBAT.

B ¢BA3M ¢ HelaBHUMU U3MeHeHUAMN B 214-03 «YyacTie B JONEBOM CTPOU-
Te/Ib(TBE MHOTOKBAPTUPHBIX JOMOB 1 AipYroit COBCTBEHHOCTU U NMONHBIM Ne-
PEX0ZI0M Ha QUHAHCUPOBAHME C UCTIONb30BAHMEM CYETOB YCSIOBHOTO AEMOHM-
poBaHus, Npobnembl 1 0C06EHHOCTM GUHAHCUPOBAHNA HEZIBUKUMOCTI CTaNK
6onee aKTyanbHbIMI, YeM KOFAa-N60, a TaKXKe UX BIUAHMe.

Knouesble ¢1108a: ICKpOy CYeT, [EBENOMMEHT, JOTOBOP J0NEBOTO y4acTus,
NpOeKTHOEe PUHAHCUPOBAHME.

Cepusa: dkoHomuKa u lpaso N°1 aHeape 2022 2.
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€BEJIONMEHT HeABMXUMOCTU, U AEBENONMEHT

COOCTBEHHOCTU — 3TO BU3HeC-NpoLecc, OXBaTbl-

BalOWMI [OeATeNlbHOCTb, KOTopas BapbupyeTcs
OT PEMOHTa M Cfayu B apeHAy CYLeCTBYIOLWMX 30aHWNA
[10 NOKYNKN HeobpaboTaHHOW 3eMNn 1 NPOJaxK 3acTpo-
€HHOW 3eM/IN U 3eMeSIbHbIX YUYacTKOB APYrUM fnLaMm.
MN3HauanbHO faHHOE NOHATUE ObINIO 3aMCTBOBAHO U3 aH-
rMUACKOrO A3blKa U NPULLIO K HaM B KauyecTBe HOBOTO
BMAa AEATENbHOCTU. B 3apy6exHbIX yHUBEpPCUTETaxX ecTb
oTAesibHble KypCbl MO AEBESIONMEHTY HeABUXMMOCTHU,
TaK KaK 3TO HanpaBJfieHne ABNAETCA OAHUM U3 Hanboree
NepCcneKkTUBHbIX, Pa3HOCTOPOHHUX U CTabUNIbHBIX B pas-
BUTUN.

[leBefIONMEHT He OrpaHUYMBAETCA OfHUM KaKUM-Nu-
60 3Tanom, NoOPoI 3TO OUYEHb CJIOMHbI MHOTOYPOBHEBDIN
npoLecc, HaunMHasn oT NPMobpeTEHUS 3eMeNbHOrO YYacTKa,
CTPOVKYM 1 NocnefyoLiei Npodaxu NMbo caaun B apeHay.
[leBefIoNMEHT HeABMXKUMOCTU MHTEPECEH TEM, YTO NpakK-
TUYeckn ¢ noboro sTana y AeBesionepa ectb OrpomMHoe
MHOXECTBO MNyTel Pas3BUTUA U MHBECTUPOBAHUA COBep-
WEHHO PasHbIMK Crocobamy 1 COOTBETCTBYIOLWMMYK pe-
3ynbTaTamu.

HdeBenonmeHT Hauyan cBoe pasBuTue B Hadane 90-x
rofoB Kak cneficTBme Kpuswnca, B pesynbrate KOTOPOro
poccuiickaa 3KOHOMMKa Nonyynna TAaxXenenwnn ygap: Ha-
LUMoHaNbHasA BasoTa Oblla AeBabBYPOBaHa, NPOM30LWIN
3HaunTeNbHble CNagbl NPON3BOACTBA BCeX OTpac/en u rn-
nepuHoenaumsa. laHHble M3MeHeHMA ObiNv CBA3AHbI C Nepe-
XOAOM K PbIHOYHOW SKOHOMVIKE, YTO MOBNUANIO U Ha chepy
nesenonmeHTa. CH/XKeHMe roCyaapCTBEHHOW MOAAEPXKKN
W MHBECTMLMI NOATONKHYNO NogpAafHble opraHM3aunm pa-
60TaTb Ha cebAa 1 peann3oBbiBaTb COOCTBEHHbIE LeBesIO-
nepckme NpoeKTbl, YTOObI BbIKUTD.

B omnnume ot 3apybexHON UCTopumn pasBUTUA AeBe-
NornMeHTa, feBenonepbl He MOFAN NONYUUTb Kakoe-nnbo
dUHaHCMpoBaHMe Kak 13-3a OTCYTCTBUA BAHKOBCKMX Npo-
LYKTOB CMOCOBHbIX PUHAHCUMPOBATb B TO BPEMSA HOBbIN BUA
6M3Heca, Tak 1 B fasnibHelwweMm 13-3a Henpuemsemo BbiCo-
KO MPOLUEHTHOM HarpyskMm U OTCYTCTBUA BO3MOXKHOCTU
MUHVMMW3NPOBaTb PUCKM HaHKa. BaHKM TONbKO HaunHanm
NpYaymbiBaTb BCE BO3MOXHble pelleHnAa Ana GuHaHCu-
poBaHUA [eBeNionepckmx MPOEeKTOB, MO AeNCTBYlOLEMY
3aKOHOAaTENbCTBY ObINO COBEPLUEHHO HEBO3MOXHO pabo-
TaTb, B TO BPEMSA Kak 3arpaHunyHble 6aHKy UMENN MOHbIV
CNeKTp YC/yr, B TOM YMC/Ie U TaKoe MOHATME Kak cyeTa 3¢-
Kpoy [7].

Kak cnepcrterve, HOBOWCMEUYEHHBIM KOMMAHWUAM Mpu-
lwocb paspabaTbiBaTb COOCTBEHHYIO CXeMy BXOAa Ha pbl-
HOK [leBeNonMeHTa 1 pewaTtb pAf TakMx BOMPOCOB, Kak
BOMPOC NpuBfeyYeHns GMHaHCUPOBaHWA, CTPYKTYpa KOM-
naHuu, BbiCTpanBaHve paboTbl MO 3aKOHOAATENBLCTBY U T.4.

Cepusa: dkoHomuKa u lpaso N°1 aHeaps 2022 2.

OfHVM U3 0YEBUAHbBIX 1 PAabOUMX peLLeHNiA OKa3anacb
cXeMa npuBfeYeHNsa YYaCTHMKOB [OJSIEBOr0 CTpoUTeNb-
CTBa — MpUBJIeYEHME [EeHEeXHblX cpedcTB MO [OroBopy
Jonesoro yyactua. [laHHaAa cxema npetepnena MHOXeCTBO
NU3MEHEHUN (KUnuwHble obnurayunm, BbiNyck LEeHHbIX 6y-
Mar 1 1.4.) nepef GrHanbHbIM pelleHnemM, KOTopoe Npocy-
LLleCcTBOBAO BMIOTb A0 ntoHA 2019 roaa, 1 6b1710 3aMeHeHo
Ha PUHaHCMpPOBaHME C NCMONb30BaHNEM CHETOB 3CKPOY.

OpfHOIM 13 OCHOBHBIX NPOGJiIEM, C KOTOPOW CTaNIkKMBa-
l0TCA AeBesionepbl U CErogHs, sIBNAETCA npuobpeTeHue
3eMeNbHOro yyacTka. 3auyaTylo 3aCTPOMIUMK MCMOnb3yeT
3eMesIbHbIN YYacToOK Ha NpaBax apeHfbl, U B AasibHellem
JaHHbI/ 3eMeNbHbIA Y4acTOK MepexoauT B MpaBo Co6-
CTBEHHOCTU XUNbLOB 13 obLel foneBo co6CTBEHHOCTU
npu BBOAE OOBEKTA XWUNOW HeABMXUMOCTU B SKCMyaTa-
yuio [1].

DCKpOY CYET — 3TO CYET, Ha KOTOPbIl NoKynaTtenb ae-
MOHMPYET CBOW AEHEXHble CPeACTBa, U KOTOPbI AeBeno-
nep He UMeeT NpaBa NCMOoJIb30BaTb, KaK 3TO 6bISI0 B Clyyae
C COrnalleHNEM O JONEBOM CTPOUTENBCTBE paHee. [lo caa-
UM XKWUMbs B IKCMUyaTauuio CPeAcTBa 3amMOpPaXKMBaloTCA.
MonyunTb LeHbrM 3aCTPOWLLMK MOXET TONbKO B OOMeH
Ha KJlloun OT rOTOBOW KBapTupbl. MonydyaeTcs, Uto mexay
MoKynaTeNieM XWUbs 1 3aCTPONLLMKOM eCTb TpeTbs ury-
pa — 3CKpPOY-areHT, B POSiM KOTOPOro BbICTYMNaeT 6aHK.

Ha puc. 1 npefctaBneHa cTpykTypa ¢rHaHCMpPOBaHNS,
B KOTOpPOWA:

6aHK NPefoCTaBNAET AeHbIV A8 peannsauumn npo-
€KTa, OCYLLeCTBAAET MOHUTOPUHT AeATeNIbHOCTM 3a-
eMLLUMKa, 3 UIMEHHO MOHUTOPUHI GMHAHCOBOrO CO-
CTOAHUSA, BbINOJIHEHWE 06A3aTeNnbCTB N0 KOHTPaKTy,
MOHUTOPVHI X0fAa CTpouTeNnbCTBa dUHaHCUMpyemo-
ro obbektTa uT.4.;
3aCTPONLUK NOJyYaeT pa3peLleHne Ha BBog 06b-
eKTa B 3KCrJlyaTaluio, a 3aTem OTnpaBnseT Heob-
xogumyto goKymeHTauuio Kpegutopy, a cpepctsa
CO CYETOB YC/IOBHOIO AENOHMPOBAHUA B pa3mepe
100% HanpaBnATCA Ha MoraweHre MpoLeHTOB
1N OCHOBHOW CyMMbI OJIFa Mo KpeauTy;
«puUsnyeckoe NMLO, KOTOPOE MNOKYNaeT XKuyto nno-
waab B coorsetcTBuM ¢ A1y, oTnpaBnAaeT geHbrn
Ha OTAEeNbHbIA CYeT YC/IOBHOro AEenOHUPOBaHuA,
roe AeHbrv 3amopakMBakTCA U XPaHATCA O BBOAA
obbekTa B aKCnnyaTauumio.

baHK OTKPbIBAET 3CKPOY-CHET ANA yyeTa N 6J'IOKI/IpOBKI/I
CPeAcTB, CNeAnT 3a XOAOM CAeNKM 1 HabnogaeT 3a Npo-
LIeCCOM CTPOUTENbCTBA.

CunTaeTcs, YToO MexaHU3M CYETOB YCNOBHOIo AenoHn-

poBaHUA crnocobeH 3allNTUTb aKUMOHEPOB OT HEHadeX-
HbIX 3aCTpOVILLWI KOB, TaK KaK nocnegHne nojiy4at cpeacTBa
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Puc. 1. Cxema B3anmopgencTaums Y4aCTHNKOB PblHKa HeABUXKXNMOCTU
NcTouHMK: cocTaBneHo aBTOpPOM

TONbKO B CJlyyae MOJSIHOTO BbIMOJIHEHUA B3ATbIX Ha cebs
obA3aTenbCTs.

B 2018 rogy B Poccum BBegeHo B aKkcnyaTtauuio 6onee
MUINIMOHa KBapTup u 6onee 230 TbicAY MHANBUAYANbHbIX
[NOMOB, YTO cocTaBnseT 75,7 munamoHa un noutn 32,5 mun-
JINOHA KBaApaTHbIX METPOB COOTBETCTBEHHO.

Kpome Toro, cpepHAA cTaBKa Mo unoTeke BrepBble
B uctopun Poccum coctaBuna uytb 6onee 9,5%. Minoteu-
Hble KpeanTbl B NPOLUIOM rogy 3aknounnu 6onee nonosu-
Hbl BCEX CAENIOK Ha PbIHKE »M1jibA — 3a rof 6bi10 BblAaHO
1,5 MUANNOHA MNOTEYHbIX KpeauToB Ha 3 TPUAIMOHA py-
6nen, a 06bEM SMUCCUN NMOTEUHbIX LLeHHbIX ByMar gocTur
146 munnnappos pyonei.

C 1 niona 2019 roga BCce poOCCUICKME feBenornepsbl,
npviBneKkas CpeacTBa rpaxkaaH, 06A3aHbl NepenTn Ha cxe-
My [ONEBOro CTPOUTENbCTBA XWbA C UCMOMIb30BaHNEM
3CKPOY-CYETOB. ITO O3HAYaeT, YTO CTpoUTEeNbHbIe KOMMa-
HUW NepexoaAT Ha MPOeKTHOe GUHAHCUPOBAHNE U BbIHYX-
[eHbl NpUBNEKaTb CpeacTBa B 6aHKax, a He 6paTb JeHbru
Y BONbLUNKOB.

CornacHo HaunpoeKkTy «Kube 1 ropoackas cpega,

B 2019 rogy Konn4yecTBO AEWNCTBYIOLWMX JOFOBOPOB Jone-
BOrO Y4acTMA Ha 3CKPOY-cUeTax JOMIKHO COCTaBUTb 34 Tbi-
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cauun, a K 2024 rogy — 1,014 mnnnunoHa, 1.€. 3a NATb net
JOJIKHO YBENMUYNTbCA NpakTuyeckn B 30 pas.

MexaHn3m ycnoBHOro AenOoHUPOBAHMA U3BECTEH C Ha-
yana npoLusioro BeKa, a ero UHTEHCUBHOE BHepeHMUe Npo-
n3owno B 1970-e roasbl.

Hanbonee akTMBHO cyeTa YCNOBHOTMO AeMNOHUPOBaHUSA
ncnonb3sytotca B CLLUA. B To e Bpema B caenkax c HeaBu-
KMMOCTbIO YaCTO YYaCTBYIOT HECKOJIbKO YYaCTHUKOB (6aHK,
CTPaxoBOW areHT, puenTop, AeBeNonep), KOTOpbIM BRage-
ney cyeTa 06q3aH NNATUTb KOMUCCMOHHBbIE, XOTA GopMarnb-
HO OOJKEH MNaTUTb TOJIbKO BpoKepy MO HeABUXKMMOCTY

[2].

MoMUMO HeBUXMMOCTM, CYeTa YCJIOBHOTO [ernoHU-
pOBaHMA TakXe WCMNonb3yTca B GMHAHCOBOM CEKTO-
pe. B 3akoHopatenbctBe CLUA HeT yeTKoro pasnuuua
B MCMOJIb30BaHUN YUYETHbIX 3anncen ANA Kaxnoro Buaa
fJeAatenbHoctn. CnepgoBaTefibHO, BO3HMKAKT TPYAHOCTU
C MPaBWUIbHbIM PacyeTOM HauyncsieHUA NPoLeHToB. B pe-
3ynbTaTe NoKynaTenm HeABVXMUMOCTM YacTo nepensiayu-
BalOT KOMUCCUIO.

B EBpone cyeTa yCJIOBHOIo AenOHNPOBaHUA TakXe Uc-

noJib3ylOTCA B OCHOBHOM B cd)epe HEABUXUMOCTUN N (bVIHaH-
COBbIX yCnyr, NP 3TOM PbIHOK I/I306I/IJ'IyeT npeanoxeHnamm

Cepusa: SkoHomuka u lpaso N°1 aHeape 2022 .
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OT NOCPefHUKOB, Ha3biBalOWMUX ceba GoHpamm, KOTopble,
KaK 1 6aHKN, FOTOBbI XPaHUTb IeHbIM B 6€30MacHOCTH.

Mpu peweHun npobnembl HanUuMA 3HAYUTENBHOTO
KonunyecTtBa NpobnemMHbIX OO bEKTOB A0NIEBOIO CTPOUTENb-
CTBa 1 0OOMaHyTbIX JOMbLMKOB, NyTeM Pa3paboTKM NpuH-
LUMNManbHO HOBOro MexaHn3Ma QUHAHCMPOBAHUA XU-
NMLWHOrO CTPOUTENbCTBA C NOC/eaylolWen 3aMeHON 3TUM
MEXaHM3MOM [0JIeBOr0 CTPOUTENbCTBA LienecoobpasHo
YUMTbIBATb 3apyOeXHbI OMbIT XUINLWHOrO GUHAHCUPO-
BaHVA. B AHMIMM npuobpeTeHue XWUMon HeABUKMMOCTY
BbIMMAAWT C/leaylowmnm 06pa3om: YYacTHUK [OSIEBOrO
¢duHaHCcMpoBaHUa genoHupyeTt oT 5 o 10% cTommocTu
HeABWXMMOCTW. [leBenonepckasa KOMMaHMA He MOXeT
MCMonb30BaTb 3Ty CyMMy AnA ¢duHaHCUMpoBaHWA 3aTpat
Ha CTPOUTENbCTBO, T.e. PUHAHCUPOBAHKE OCYLLEeCTBAAET-
€A 3a cyet baHKa. [Mocne caaum obbekTa B sKCNyaTaLuio
W nepefayn KBapTMp NokKynatenb onnayvmMBaeT OCTaBLUyio-
cA CyMmmy.

Ncxoma M3 mexayHapoAHOro onbiTa, Obino 6bl MHTe-
PeCcHO NPUMEHUTb TakoW NOAX0A N K POCCUACKOMY PbIHKY.

Mo»Ho ckasaTb, uTo yuyacTHuk no OY octaBndAeT 3anor
3a 0OBbEKT HEABUXKMMOCTH, KOTOPbIV B CJyyae OTKa3a ocTa-
€TCsA 3aCTPOMLLMKY B l06OM criyyae.

B lepmaHuu cyllecTByeT gpyrad NnpakThka, OCHOBaHHas
Ha BO3MeLleHNM OTBETCTBEHHOCTY BPOKEPOB, KpeaUTHbIX
6poKepoB, 3aCTPONLINKOB W YNpaBAALWKX CTPOUTENb-
CTBOM, KOTOPble NO3BONAIT 3aCTPONLLMKY NOCTENEHHO NC-
nonb30BaTb AeHbIM NOKynaTensa Ansa CTPouTenbCcTBa 06b-
ekTa. [Mocne 3aBeplueHNsA CTPOUTENbCTBA [OJIKHO ObiTb
nosiyueHo 40% OT CyMMbl, HEOOXOAVMMOW B COOTBETCTBUN
c goroBopom. Hanunuve nogpagos, B TOM uncie Ha bnaroy-
CTPONCTBO CBOEN NPNAOMOBON TEPPUTOPUN, 3aCTPONLLNK
noslyyaeT BCIO CyMMY, KOTOpas NPUXOAUTCA eMy MO KOH-
TPaKTY.

B cTaTbe paccmoTpeHbl BCe 3Tanbl pa3BuTuA 1 npobne-
Mbl, CBA3aHHble C Pa3BUTMEM [eBeNONMEHTa, 3a UCKoYe-
HMeM aHanm3a nonpasBokK B 3aKOHOAaTENbCTBO Poccuinckonm
Mepepaummn, NpoBefeHO cpaBHeHWe Hanbonee MHTepec-
HbIX MOAXOAOB K GUHAHCUPOBAHNMIO EBENONEPOB HA OMbl-
Te 3arpaHUYHON cucTeMbl PUHAHCUPOBAHMA.
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