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BBEJIEHHUE

Henpmwxumocts  sBisiercst 3(G(GEKTUBHBIMU  (HMHAHCOBBIM HHCTPYMEHTOM BO BCEM MHUpE, H
VHBECTUPOBAHUE B JTAHHYIO OTPACIIb MOXKET CTaTh BAaXXHBIM MCTOYHHUKOM J0X0J1a, €CIIN IPABUIBLHO
pacmnopsiANThHCS CBOMMU (PMHAHCOBBIMH pecypcamu. [[i1st Toro, 4ToObl pemuTh B KaKOH MPOEKT CTOUT
MHBECTUPOBATh, HAJI0 CJEJIaTh TIATEIbHbIN HHBECTULIMOHHBINA aHanu3. Heo0XoauMo yunTeIBaTh, 4TO
MHBECTUPOBAHUE B HEABMKMMOCTh — 3TO JESATEILHOCTh B KOTOPOM MPUCYTCTBYET (hakTop pucka. B
IIPOLECCE MHBECTULIMOHHOIO aHaI13a CJIEyeT paCCYUTATh BO3MOXKHBIE pUCKU. Ha MHBECTULIMOHHYIO
JIEATEIIbHOCTh TAKXKE OKA3bIBACT BJIUSHUE DPBIHOK HEIBMKUMOCTH U IKOHOMHUYECKOE COCTOSHUS

CTpaHbI B LIETIOM.

ABTOp JaHHOW JUILUIOMHOM paOOThI BRIOpaN s aHaiU3a JaeBenonepckuit mpoekt Flora maja. Oto
KOMIUIEKC O(QUCHBIX 37aHMH, KOTOpPBIH Ha MJaHHBIA MOMEHT COCTOUT M3 [JBYX KOPILYCOB,
PACIIONIOKEHHBIX PSZIOM ¢ OOJIBIION TPAHCIIOPTHOW pa3Bs3Koii B paiione Kristiine mo agpecy Tulika
19, TamumuaH. [InasupyeTcst CTpOUTENHLCTBO HOBOTO «C)» KOpITyca, MPOEKT KOTOPOTO M CTAT 00hEKTOM

W3Yy4YeHUs JTAaHHOUN TUINIOMHOM pabOoTHI.

Llesbt0 TaHHO AUTIIOMHOW PabOTHI SIBISIETCS TPOAHATU3UPOBATH JeBenonepckuii mpoekt Flora maja
U J1aTh OLIEHKY JOXOJHOCTH 3TOrO MpOoeKTa. [ JOCTHKEHMS ATON LEIN Hal0 U3YYUTh Pa3INYHYIO
JUTEPaTypy, CBI3AHHYIO C UHBECTUPOBAHNEM B HEIBUKUMOCTD, IPOAHAIU3UPOBATh PIHOK O(PUCHOMN
HEJBI)KUMOCTH TalUIMHHA, a TaKXKe CcleslaTh MHBECTUIIMOHHBINA aHamu3 mpoekta Flora maja. B xone

HWHBCCTUIMOHHOI'O aHaJIn3a aBTOP PpaCCMOTPUT paCXOAbl, JOXOAbI U JCHCKHBIC ITIOTOKH ITPOCKTA.

I[aHHaSI JUITIIOMHAas pa60Ta pas3aciiCHa Ha TpU 4aCTH, ICpBAd 9TO TCOPCTUUCCKAsA YaCThb, 4 BTOpAsd U

TPEThS TPAKTUYECKHE.

B HGpBOffI YaCTH OIIMCBIBAKOTCA BUJIbI, CTPATCI UM, 3TAIIbl 1 PUCKU PASBUTHUA HEABUKUMOCTH. HaHHHe
I'JIaBbl HaIlMCaHbl OCHOBBIBAasiACh Ha I/IH(I)OpMaI_II/II/I, HOHY‘ICHHOI\/'I npu H3YUYCHUA pa3J'II/I‘-IHOI7I
JIMTCPATYPBHI. Tak xe nepsasa 4aCTtb COACPIKHUT 0630p DKOHOMHKH OCTOHUH H PBIHKA O(I)I/ICHBIX
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iomaael Tannuaaa. B KoHIIE TepBOil YacTH NpeACTaBICH MPOTHO3 PhIHKA O(UCHON HEJABKUMOCTH

Ha OmKaiiiee Bpems.

Bo BTOpOI#i YacTH COACPIKUTCS OMMCAHKE H3y4aeMOro HHBECTUIIMOHHOTO TipoekTta Flora maja. Astop
JTUIUIOMHOM paboThl paccMaTpUBaeT 001y HH(OPMALIMIO O MMPOEKTE, a TAKKE PACXObl, JOXOJbI U

(buHAHCHPOBAHHE POCKTA.

B Tpetneit yactu gaHHON pabOTHI aBTOP aHAIM3UPYET NPUOBLILHOCTh MHBECTULIMOHHOIO MPOEKTA
Flora maja, a Taxke paccMaTrpuBaeT COMYTCTBYOIIME pHCKU. [Ipexkae BCero aBTOp COCTaBISET
MIPOTHO3 JCHEKHOTO TOTOKAa, a TAaKKe MCIONb3ysd METOJ IUCKOHTHpoBaHMs paccuuThiBaeT NPV
(YUCTBIF JIUCKOHTUPOBaHHBIA goxox), Pl (uuaekc mnpubObuibHOCTH), IRR (BHYTpeHHSSI HOpMa
npuobun), PB (cpok okymaemoctu). PaccmatpuBasi pUCKH IMPOCKTa, aBTOpP HCIOIBb3YeT METOJ

COCHApPHUCB.

[Tpu cocraBneHNM JaHHOW pabOTHI aBTOP OMUPAETCA HA ICTOHCKHUE M PYCCKHE UCTOYHHKH, a TaKKe
U3ydyaeT JaHHbIe TaKUX opraHu3aiuii kak Eesti pank, Statistikaamet u pa3iu4HbBIC HCCICIOBAHUS
poitka HeaBmwKuMocTH. MHpopmanus o poekte Flora maja Obiia mosydeHa npu COTpyAHUYIECTBE C
nesesnoriepom Lumi Capital, a taxke ¢ oduHanbsHOro caidTa MPOeKTa W TAKUX OPTraHU3aIHid Kak

Maaamet u Ehitisregister.

Jnst mocTukeHusT 1enu aBTOp JUIUIOMHON paboThl TUTAHUPYET MCMOJb30BaTh METOJl pacuera.
Paznuunble pacueTsl mpejacTaBieHbl B TalOnuiax. boiee oObeMHBIE Marepuaibl pa3MEIIeHbl B

IMMPUITOKCHUU.



1.PASBUTHUE HEABUXKXNMOCTH

1.1. /IleBesIONIMEHT, €ro BUAbI U CTPATEeruu

Ha PBIHKEC HCABHXKXHUMOCTH BAXXHOC MCCTO 3aHMMACT IIPCAIIPHUHUMATCIILCKAA ACATCIbHOCTb, KOTOpasa
HallpaBJICHa Ha OCBOCHUC U PA3BUTHUEC 3EMCJIbHBIX YHACTKOB U PA3JIMYHBIX 00BEKTOB HCIBHMXXHMMOCTH.
Takast IeSTeIbHOCTh HA3hIBACTCS JICBEIOIIMCHT. Cnoso ACBCIOIIMCHT» - 3TO aHTJIIMIU3M, KOTOPOC

HIePEBOAUTHLCS KaK pa3ButHe. [5]

JleBellonMEHT — 3TO BUJ NPEANPUHUMATEIHCKOW NEATEIbHOCTH C IENbI0 MONyYeHHUs J0X0la OT
pa3BUTHs OOBEKTOB HEABIKMMOCTH. Pa3BUTHE HEIBMKMUMOCTH MpEIojaraeT BKIAJ JIEHEKHBIX
CPEICTB Ha IOCTPOMKY WM YJIYULIEHHsI YK€ CYIIECTBYIOUIETO 3JIaHUs C LENbI0 JallbHEHIIeH

npuObLTH. [5]

JleBeIONMEHT HEIBUKHMOCTH SIBISETCS OOMIMPHBIM OH3HECOM, OXBATHIBAIOIIUM TAaKUE BHJIBI
JESTENIbHOCTH KaK CTPOUTEIHCTBO OOBEKTOB, PEKOHCTPYKIUS, clladya B apeHAy CYIIECTBYIOIIUX
3/1aHUH, TIOKYIIKa HeoOpaOOTaHHOM 3eMIIU C IENbI0 MPOJAKU YIYUIIEHHOTO y4acTKa U TakK Jajiee.
KoopauHanmenn BbIIEIEPEUNCICHHON AEATENbHOCTH 3aHUMAaeTcs JAeBenonepnl. JleBemonepsl
OpPraHU3yIOT BCIO pabOTy MO peai3allii UHBECTHUIIMOHHO-CTPOUTEIIbHBIX MPOEKTOB OT Hayayia /10

KoHIa. [2]

Pa3Butue 06beKTOB HEABMKUMOCTH — 3TO c(hepa AeATeIbHOCTH TpeOyrolas KpylHble HHBECTULIUH,
HO B IIOCJIETYIOLIEM JaHHBIE BIOKEHUE MOTYT CO3/1aBaTh PEryJISIPHBIEC IEHEKHBIE IOTOKU B TEYECHUH
JUUTenbHOro BpeMeHH. CuHepreTnueckuilt 3()p(eKT cocTOUT B TOM, UYTO PBIHOYHAS LIEHHOCTb
3aBEpILIEHHOI0 TMPOEKTa OOBIYHO OOJbIE, YEM WHBECTHLMH. DTO O3HA4YaeT, YTO pPacXoibl Ha
npruoOpeTeHue 3eMiH, pabodylo CHITy U CTPOUTENIbHBIX MaTEPHUAIOB BMECTE MEHBIIIE, YeM PHIHOYHAS

CTOUMOCTB TOTOBOT0 00BbeKkTa. C Jpyroi CTOPOHBI, HE FapaHTUPYET JI€BEJTONMEHT CUHEPTreTHYECKHI



3(1)(1)CKT, CCJIM MPUHATBI HC IMPABUJIBHBIC PCUICHUA, CBA3AHHBIC CO BPECMCHCM HMJIM PACIOJIOXKCHUCM

o0bekTa. [5, 6]

I[CBCJ'IOHMGHT JCIHUTBCA Ha 2 BUJA: JICHA-ACBCIOIIMECHT U CTPOUTEIIBHBIC ITPOCKTHI, KOTOPEIEC B CBOIO

o4epe/ib IENIATCS Ha HOBOE CTPOUTEIILCTBO MJIH PEKOHCTPYKIIHIO YXKe CYIIECTBYIOINX 00bEKTOB. [6]

JleBeIonMEHT 3€MJIU I JIH]I-1€BEJIONIMEHT 3TO IIPOEKTHI, CBA3AHHBIE C 3eMJIEH U MPEATOIararume
NOJArOTOBKY K JalbHEMIIEMY CTPOUTENLCTBY. Llenplo JISHA-IEBENONIMEHTa SBISETCS yBEIUYEHUE
CTOMMOCTH y4acTKa 3eMJH. B nepByro odepenb Hazo NPpaBUIbHO BIOPATh YyYACTOK 3€MJIM U KYIIUTh
ero. CrnenyrouM IMIaromM sBJIseTCs pa3paboTKa IMPOEKTa, KOTOPBIM MOXET cojepxkarb B cele
HaJlla)KMBaHUE HWHQPACTPYKTYp, TAaKUX Kak IIPOBEIEHUE OHJIEKTPUYECTBA, BOJbI, KaHAJIW3ALUHU,
KOMMYHUKallMM U T.J. B Xozxe peanu3zauuu JaHHBIX MPOEKTOB MOJHUMAETCS SKOHOMHYECKas
LEHHOCTh 3€MJIM W, HaJIW4Me JAaHHBIX MH(PACTPYKTYp, MO3BOJIUT HPUCTYHHUTb K CTPOUTEILCTBY
31aHus B OyayieM. OKOHYATEeNIbHBIA pe3ynbTaT I€BEIONMEHTA 3€MJIU - 3TO TPYHT B COOTBETCTBUU C

IeJICBBIM HA3HAYCHUEM U C TIPABOM 3aCTPOIKH, a TaKXkKe CO He00X0auMoi HHPPACTPYKTYypoit. [4, 6]
Kitaccuueckasi cxema JI9H/I-/ICBEIIONIMEHTA MPECTaBIeHa TpeMs dTanamu: [7]

1. JleficTBHs C HEMTOATOTOBICHHBIMH 3€MEIbHBIMHU Y4aCTKaMU, KOTOpPbIE BKIIIOUAIOT B ce0sl TaKKe
neiicTBUs Kak oopMIIeHHE TIPaB Ha 3€MITI0, TTOJIyUEHHsI pa3pelleHuil Ha OCBOSHHSI 3eMIIH HITH
’K€ U3MEHEHUS KATETOPHUH 3EMIIH.

2. CoopyxeHHE W TIOABEIECHHE OCHOBHBIX 3JIEMEHTOB HMH(MPACTPYKTYp, TAKUX Kak JOpPOTH,
MarucTpaJIbHbIE HHKEHEPHBIE CETU U TaK JaJee.

3. Pasznenenue 3eMiM Ha y4acTKU, TOTOBBIE K JalbHEHIIIEH 3aCTPOUKH.

I[CBGJ'IOHMGHT 3JaHUs BKIIFOYACT B ceOos CO31aHus HOBBIX 3I[aHI/Iﬁ Ha HC3aCTPOCHHOM YYaCTKE 3€MJINU

WIIH K€ PEJCBEIIONMEHT. PeIeBeIONMEHT - 3TO PEHOBAIUS 3aCTPOECHHBIX TEPPUTOPHH. [7]
PeneBenonMeHT MOXXHO pa3/i€ianTh:

1. PCKOHCTPYKI_II/IIO — BOCCTaHOBJICHHE OOBEKTa HCABUIKUMOCTH, HCIIOJIB3Yys COBPCMCHHBIC
TCXHOJIOTHH.

2. PecraBparus — BOCCO3/IaHUS MTEPBOHAYAILHOTO BUIa 00BEKTA.



3. MonepHuzanusi — pacuipeHne, U3MEHEHHE apXUTEKTYPHBIX U 00bEMa-IIaHMPOBOYHBIX

peurenuii. [7]

3aCTp0ﬁIHHKH BOIINTOIAKOT CTPOUTCIIBHBIC IPOCKTHI C LEIBIO ﬂaﬂbHeﬁmeﬁ IMpoJaaxu UJIM Caa4du B

apeH1y 11eJ10€ MOMENIEHUE WIIH OTJEIbHbIC €ro YacTu. [6]

3acTpONIIMKOB MOKHO Pa3fesiUTh HA JBa BUJA: BiaJeNel] 3eMJU U Biaaenel «uaen». Branenen
3eMJTH MIIET MPUMEHEHUE CBOCH HEABMKMMOCTH, YTOOBI MAKCUMU3ZHPOBATH CBOIO MPUOBITH. OOBIYHO
BJIQJICTIBIIBI HE KEJIAl0T OTKA3bIBATHCA OT CBOEI0 MMYIIECTBA U MpoiaBaTh €ro. OHM ylydIllaloT CBOIO
HEJBUKUMOCTh JJI1 CBOErO MCIIOJIb30BAaHUS WIM CIa4d B apeHay. Bianenpubl «uaew» xKenaroT
BOIUIOTUTbH B KU3Hb KAKON-TO KOHKPETHBIM MPOEKT U ULLYT JUISl ATUX LIEJIEH 3EMITIO C MTOAXOISAIIEM

pacmosioxxeHuem. [6]

Crpateruss pa3sBUTHS HEIBHKMMOCTH 3aBUCUT OT IIOCTAaBJICHHBIX uened. ONMH W3 BapUaHTOB
CTpaTeruy MOKET OBITh CIEIYIOLIUI: 3acTPOHIIMK 3aHMMAETCSl MIPOEKTOM, jKejlas B JaJibHeiIeM
OCTaThCS BJIAJIECIBLEM HEJIBHKMMOCTH M YIPABIIAThH €M I0CIE 3aBEPIICHUS CTPOUTENLCTBA. [[pyroit
K€ BapUAHT CTPATETUH MOXET OBITh MPOAaXka TOTOBOTO OOBEKTa HEIBMKMMOCTH WM XK€ Clladya B
apeHay LEJbli IPOEKT UM YaCTH 3/1aHUs. B OTHOILIEHUN IIPOEKTOB CIEAYET UCXOAUTh U3 IIPUHIIUIIA
npefenbHbIX u3epkeK. [IpuHIUN mpenenbHbIX H3JepKEK COCTOMT B TOM, YTOOBI MPOCIEAUTH
IpaHuULly, TJie pPacX0/ibl HE MpeBbIIIatOT NpuObLIL. Heo0X01MMO MIIaHHpOBaTh ONTUMANIbHbBIE 3aTPATHI.
OnTuMmanbHbIE 3aTpaThl TOJKHBI OBITH TAKUMH, KOTOPbIE MAKCUMHU3UPYIOT BO3MOXKHYIO ITPHOBUIH B
paMKax JaHHOro IpoekTa. Tak e HeoOXOJUMO OIpEeNeNuTh BPEMs pealu3allld HpoeKTa |

HOX OIS MOMEHT TPOAaXH. [6]

1.2. DTansl pa3BUTHS HEABUKMMOCTH.
HpOCKT JACBCJIONMEHTA MOKHO Pa3ACJINTh Ha CEMb BAKHBIX OTAIlOB.

1. T'enepammst uaen. Ha sTomM »srTame oOayMbIBaeTCsl KOHIEMIMS TpPOeKTa (KWiIas WIH
KOMMepuecKast HeJIBUKHUMOCTB ).

2. IlpenBaputensHoe paccMOTpeHHUe mpoekTa. [locTaHOBKA 1ieJiel AeBeIONMEeHTa U aIropuTMa
WX JOCTWKEHUS, OTMpEJEICHNEe OCHOBHOW CTpPATETMH JIEBEJIONMEHTA; TMOJTr0OTOBKa OM3HEeC-

IJIaHa MIPOEKTA; pacyeT 3aTpar U olleHKa 3(PPEeKTUBHOCTH MPOEKTA.
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3. 3akmoueHue KOHTpakToB. OrpesesieHue MOIXOIAIIET0 MECTOIOIOKEHHS ISl peaTn3auu
IIPOEKTA U 3aKJIIFOYECHUE I0I0BOpa Ha MOKYIIKY WIHA apeHIy 36MIIH.

4. Ananu3. AHaIM3UPYeTCs] KOHKPETHBIN IPYHT B BHIOPAHHOM MECTE, KOTOPBIH MOXHO CBSI3aTh
CO CTPOUTENBCTBOM. AHAJIM3 COCTOUT U3 YETHIPEX YacTel: IOPUANYECKUN, T€OAC3NUECKU,
APXUTEKTYpHBIM M pbIHOYHBIA. Ha »3TOM cTaguu ciuegyer NpUHATH PELICHUE CTOUT JIH
HAa4YMHATbH [IPOEKT.

5. @unancupoBanue. Ha paHHOW cTaguM  HEOOXOAMMO  ONPENENUTh  MCTOYHUKHU
(buHaHCcHUpOBaHKUE NPOEKTa. BO3MOXKHBI TakMe BapHaHThl KAK JIMYHBIE BJIOXKCHMS, BHEIIHEE
(uHAHCHPOBAHHE WIIH KPEITUT.

6. CrpourenbcTBo. ['7maBHas 3amada Ha 3TOM JTale COCTOUT B TOM, YTOOBI 0OOECIICUHTH
BBINOJIHEHUE PA0OT MO Pa3sBUTHIO HEJABMKUMOCTH C TPeOyeMbIMU CKOPOCTBIO, KAUYECTBOM U
3arparaMu. B OCHOBHOM Ka4ecTBO BBINOJIHAEMON PabOThl 3aBUCUT OT 3aCTPOMILHUKA.

7. MapkeTuHr, ynpasJieHHe U pacnopsbkeHue pesynbratamu. Onpenenenue nepuosa, crnocoda
U MepCcoHajia sl MapKETUHIOBOM KaMITaHUU; OOECIeuYeHUEe COXPAHHOCTU U 0€30IacHOCTH
00BEKTa; yIpaBlieHHE ACHEXKHBIMHU ITOTOKAMH IO MPOEKTY. JlaHHBIN 3Tam nojapasymeBaeT B
KOHEYHOM MTOT€ MPOAAXKY 34aHUS UM cAadu B apeHy. DakTopsl, BIUAIOIINE HA TIPOAAKY
3aHHUS — 3TO DKOHOMHYECKOE ITOJIOKEHHWE W M3MEHEHHs II€H PBbIHKA HEIABMKUMOCTH B
3aBUCHUMOCTH OT BpeMeHHU. [lonck apeHaaTopoB HAUMHAETCS HA CTaJAMM MPOEKTa, YTO OBl Ha

MOMCHT 3aBCpPIICHUA CTPOUTECIILCTBA HEABUIKUMOCTD ObLIa caHa MaKCHMaJIbHA. [6]

1.3. Pucku pa3BuTus HeABHKUMOCTH.

JTro0OnIe IMPOCKTHI IO PA3BUTUIO HECABHKXUMOCTH HECYT DJICMCHTBI pHCKA. Puck - 3To BO3MOKHEIE
OTKJIOHCHHUSA PCaIbHBIX PE3YJIbTAaTOB TOH WA WHOM Oorepanmuu HJIW HIPOCKTa B OTPULATCIBHYIO

CTOPOHY IO CPAaBHEHHUIO C MJIAHUPYEMbIMU BHAYaJIE.

PaccmaTpuBast pa3nuyHble PUCKU Pa3BUTHUS HEABIKUMOCTH, CIEAYET YUYUTHIBATH PsJl OCOOCHHOCTEH
JIEBEIONEPCKUX MPOEKTOB. JIF000M MPOEKT pa3BUTHUS HEABMKUMOCTH MIPEJICTABISIET CO00 HE TOIBKO
VHBECTUIIMOHHBIN MPOEKT, HO M1 MHHOBAIMOHHBIA Tponecc. B Xoze gaHHOro mpouecca Ha pbIHOK
BBIXOJIUT HOBBINA MTPOJIYKT, & PEAKIIUIO PIHKA Ha HOBIIIECTBO OBIBAET TPYIHO MpecKa3aTh. C poIHKOM

HCABUXKXUMOCTHU CBsA3aH OJAWH M3 OCHOBHBLIX PUCKOB JICBCJIONIMCHTA. CI/ITyaI_II/I}I Ha PBIHKC B KOHIEC



CTPOUTENBHBIX PA0OT MOXKET KapAWHAIBHO OTJIMYATHCS OT H3HAYAIBHO IIanupyemMoi. Heo6xoanmo
CEJIaTh aHAJIU3 PhIHKA HEABUKUMOCTH U CIEAUTH 3a Pa3BUTUEM CUTYAllUU HAa PhIHKE [0 PeaIn3aluu

npoekTa. [6, 8]

Tak e cieqyer yuuTblBaTh, YTO MPOEKTHI JE€BEJIONMEHTA — ITO CIOKHAsA TEXHUKO-IKOHOMUYECKas
CUCTeMa, B KOTOpPOH NPHHUMAET ydacTHe OOJIBIIOE KOJIUYECTBO YydacTHHKOB. OT KadecTBa
BBITIOJTHEHHON PabOThl KaXKJIOTO W3 YYACTHHKA 3aBHCHT KOHEUHBIM pPE3yNbTaT MPOeKTa. B cBoiO
ouepeib MOXKHO C/AEJIaTh BBIBOJL, UTO KAXK/IbIi U3 YYaCTHUKOB Pa3BUTHS IPOEKTA SABIISIETCS] HOCUTEIEM

puckos. [8]

Peanuzamusi neBenonepckux MPOEKTOB TPEOYIOT OO0JbIIOro (MHAHCUPOBAHUS W OOOWTHCH O€3
CpCaACTB HHBECTOPOB HpaKTI/I‘-IeCKI/Iﬁ HEBO3MOXHO, 4YTO HaJlara€T OTBETCTBECHHOCTh 34 MUHUMMHN3AIIUIO

PHCKOB IpoekTa. [8]

KnaccuduimpoBaTs pucku JeBEIONEPCKUX MPOESKTOB MOXKHO MO-pa3sHOMYy. B 11enom, kak u B Ipyrux
PBIHKAX, PUCKHU, BO3HUKAIOIIUE B IMPOLIECCE PA3BUTHS HEABUKUMOCTH, MOXKHO pPa3C/IUTh HA JIBE

KaTCropuu: CUCTCMAaTUICCKUC N1 HCCUCTCMATUYCCKUC.

CucremMarudeckue PUCKHU — 3TO PHUCKH, BOZHHUKAIOIMIUC W3 BHCIIHUX COOBITHI Y BCEX YUYACTHHUKOB
PBIHKA HCABUKUMOCTH. B kauectBe IMpUMEPOB B Z[aHHOﬁ KaTCropnuu puCKOB MOXXHO IIPUBCCTHU TAKHC
CUTyall KaK U3MCHCHU A 3KOHOMHYECKOM CUTyalliuu B TCUHCHHHU IICPUOJa pC€ain3dalli IPOCKTAa, pUCK
HHU3KOH JIMKBUJHOCTH HCABUXXUMOCTH KaK aKTHMBAa, PUCKU U3MCHCHHS IMPOLCHTHBIX CTABOK HAa PBIHKE

KanuTaja, puCK CHUKCHUS JIEITOBOM aKTUBHOCTH B pCeruoHe, MHFpaHHOHHLIﬁ PHUCK U IPOYUC PUCKHU.

[7]

Hecucremarnueckue puCKM — 3TO PHUCKHM, NPUBSA3AHHBIE K KOHKPETHOMY IIPOEKTY M €ro
OCOOEHHOCTSIM, TaKMM KaK MECTOIOJOXEHHUIO, TUITy MPOEKTa, KaueCTBY YYaCTHHUKOB IPOEKTa U

npouue. [7]

Paznenenue PUCKOB Ha CUCTEMATHUYCCKHUC W HCCUCTCMATUYCCKHUC HCJIb3d CUUTATH a0COJIFOTHBIM.

CJ]C,Z[yCT TaK K€ paCCMOTPETH KJIaCCI/I(I)I/IKaI_II/IIO PUCKOB I10 TUITY HCABUIKUMOCTH.
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e busnec miomans (00po) — TYT YpOBEHb DHUCKA BBIIE YEM B JKWIOH IUIOINAAM, HO U
BO3MOXHOCTh 3apaborarh Oojbie. BaxHblii (akrop — 3TO MecTOpacnoiokeHue u
KOJIMUECTBO 3Take! 3/1aHus (B LIEHTpe ropoja). B nmpuroposie JOMUHUPYIOT HU3KHUE 30aHMSL.

e ToproBble LEHTPHl — 3TO CHELM(PUUECKHE U KOMIAKTHbIE OOBEKTHI, KOTOpblE TPeOyroT
MHBECTOPOB BBICOKOI'O KaY€CTBA M YMEIOIIUX YIIPaBJIATh. B MpOEKTax HBIHEIIHErO BPEMEHHU
npremiieMa KOMOMHALUS TOProBO-pa3BiIeKaTeaIbHOro popmara.

e [lpombllIEeHHBIE 30aHUS — CKJIAJbl, 3aBOABl M IPOU3BOJACTBO. (Camble NOIYJSIpHBIE
WHBECTULMH B JAaHHOW KaTErOPUU — 3TO CKJIAJIbl, KOTOPHIE B JAJIBHEHIIEM CIAIOT B apeHYy.
bonee pUCKOBaHHBIM CUMTAETCSI MHBECTULIMSA B 3aBOJ, IIOTOMY YTO YPE3BBIYANHO CII0KHO
WU3MEHUTH UX IIEPBOHAYAIIBHOE LIEJIEBOE HA3HAYECHUE.

e [lnomanu co crenuagbHBIM HA3HAYEHHEM — 3TO MOTYT OBITh OTEIM, MOTENH, OOJIbHUIIB,
TeaTpsl, pecTOpaHbl, kKade u Tak nanee. JJaHHBINA BUI WHBECTUIIUI MpearonaraeT OOJBIIOMN

00beM paboThI 1O yrpasieHuro. [6, ctp. 55]

B neBenonepckux MmpoekTax OCHOBHYIO YacThb PacXoJl0OB COCTABISIOT PAacXoJbl Ha CTPOMUTEIbCTBO,
HO3TOMY Ba)KHO IPABUIBHO UX ONPEAEIUTh U KOHTPOIUPOBaTh. OOBIUHO yNpaBiIeHUEM OOBEKTOM
CTPOUTENIbCTBA 3aHUMAETCS] TEHIOAPSIUUK. ['€HIOIpsiA — 3TO COCPEOTOYEHHOE B OJHUX pyKax
PYKOBOJCTBO BCEMH CTPOUTENBbHBIMU MporeccaMu. /I BBIMOIHEHUS] OTAEIBHBIX KOMILIEKCOB
CTPOUTENBHBIX pab0T HAHMMAIOT CIEIHATU3UPOBaHHbIE (UPMBI, KOTOpPbIE BBICTYMAIOT B POJIU
cyonoapsaa. Omnara rennoapsana Bapbupyetrcs ot 10% 1o 15%. 3aka3uuk 00s3aT€IbHO JTOJIKEH
HaHATh CTPOUTENIbHBIN HAaJ130p, UTOOBI N30€KaTh BOZMOXKHBIX OLIMOOK M 00ECIIEUYUTh MPOU3BOICTBO
paboT coryiacHo MpoeKkTy. JlaHHble 0043aHHOCTH MOXKET UCHOJIHATh apXUTEKTOp MpoekTa. B koHie
CTPOUTENBCTBA UCIIOJIHUTEIb TPOU3BOAUT CAAYY BBIIOIHEHHBIX paboT, KoTopas opopmMisieTcs B BUIE
aKTa ¥ MOJNMChIBAETCS MPUEMHON KoMuccuen. B xoze caaun 0o0beKkTa CTOPOHBI 1I0TOBapUBAIOTCS O

rapaHTHHHBIX 00s13aTeabCcTBax. [6,9]
B TedeHuM CTPOUTENLCTBA MOTYT OBITH CIIEIYIONIHE PUCKH:

e (CTOMMOCTH CTPOUTCIIBCTBA —  CTPOUTCILCTBO MOXKCET MOAOPOXKATH B CBsiA3U C
JOITIOJITHUTCIIbHBIMH pa6OTaMI/I, KOTOPEIC ObLIM BBI3BAHLI KAKUMHU-IHOO HM3MEHEHHSIMHU B

IMPOCKTC.
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e (CpoK CTpOMTENBCTBA — MOMKET MPOJUIEBATHCSA M3-3a OKHUJIAHUS 3aBEPLICHUS MPEABIIYILErO
stana. [lo moroBopy reHepaiabHOro MOApsia TEHMOAPSAYUK OOS3YyeTCsl B OINpeAeNeHHBIN
JIOTOBOPOM CPOK MTOCTPOUTH TIO 33JaHHIO0 3aKa3UMKa ONPEACICHHBIA O0BEKT TNO0 BHIMTOITHUTH
WHBIC CTPOUTENbHBIC Pa0OTHI (MU CTPOUTENBHBIE dTambl). B ciydae HapyIieHHs] JaHHOTO

JIOTOBOPA TEHIOAPSIYUK 0053yeTCsl BBIIUIATHTD TIEHHH U mTpadsl. [6, cTp. 56]

1.4. O630p IKOHOMHUKH ICTOHUHU

Pa3BuTHe pblHKa HEABMKMUMOCTU HAIPSIMYIO CBSI3aHO C SKOHOMMUYECKHUM COCTOSIHUU OcToHuu. [lo
OLICHKE JlenapTaMeHTa CTaTUCTHKH, 3a 2016 rox sKoHOMHYECKUN pocT DcToOHUM cocTaBuil 1%, uto
MmeHbIe, ueM B 2015 romy. (puc.l). ITo mpornozam B 2017 romy poct yBenuuutcs 10 2,6% B
3HAUUTENBHON CTETNEHU IOJarasch Ha rocy/lapCTBEHHbIE MHBECTUIIMU. B Toke BpeMsi MMOCTETEHHO
YCUJIMBAETCS] BHELITHHUM CIPOC M YBEITMYMBAIOTCSI MHBECTHIIMU B OM3HEC. [0 CHX TOp SKOHOMHYECKHI
pOCT ToAep X UBaJCs Onarogapsi BHyTPpEHHEMY CIIpocy, HO B TpeTbeMm kBaptasie 2016 roma 3To
M3MEHUJIOCh, H SKOHOMHUKA CTajla PacTH 3a CUET SKCHOPTa. ITO XOPOIIUH MOKa3aTelb, IOTOMY YTO

HKOHOMHKA CTPaHbI HE MOXKET PACTH TOJBKO 3a cUeT BHyTpeHHero norpedaenus. (Eesti Pank)
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Hemounux: Statistikaamet
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I'maBa llearpobanka DcroHuu Apmo XaHCCOH CUMTACT, YTO "MEPCIEKTHBBI IKOHOMUKH DCTOHHH
3aBHCAT OT TEMIIOB BOCCTAHOBJICHHUSI BHELIHETO CIPOCa, HO B TIEPBYIO OYEPEh — OT CIIOCOOHOCTH
OCTOHUM HApacTUTh MPOU3BOACTBEHHBIN MOTEHIMAN... BO3HUKIN TUCCOHAHCHI — HU3KHE TEMIIBI
pocTa SKOHOMUKH, OBICTPBIN pOCT MOTpeOIeHMs, camasi HU3Kast co BpeMeH Oyma Oe3paboTuiia, HU3Kas

HPOM3BOAUTEIBLHOCTD TPY/A BKYIIE C OBICTPBIM pocToM 3apruiat”. [11]

B 2018 rony nporao3upyrot pocT 3KOHOMUKH DcToHuH Ha 3%, a B 2019 roay Ha 2,9%. Takoii poct
00O0CHOBBIBAIOT MPEUMYIIIECTBEHHO O1aroaps OM3HEC MHBECTHLIUSAM M 9KCIIOPTY. B mocienHue roast
HSKOHOMUYECKUII pocT ObUI B OCHOBHOM Oiarofapsi TPyJOBOH 3aHATOCTH. B TeueHMM maTu jet
0e3paboTHIla CHIXKANAch, HO JOCTHTHYB CaMOT0 HU3KOTO YpoBHS B cepenune 2015 rona ona Havana
BHOBB pactu. Ha moment IV kBaprana 2016 rona cpenusisi OpyTTo 3apriaTa mo CTOHUU COCTABIISICT

1 182 eBpo, a craBka mo 6e3padotuirsl 6,6%. (Eesti Pank, Statistikaamet)

B 2016 rogy akTUBHO pa3BUBAJICSA CTPOUTENbHBIA CEKTOp DcTOHMU. KoMyecTBO caenok ¢ HOBOM
HEABM>KMMOCTBIO BO3pocio Ha 29%. B nauane 2016 roja 1ieHsl Ha HEIBUKUMOCTh Ha4yalu pacTH, HO
K KOHITY TOJIa OHH CTa0OUIU3UPOBATUCE. OOBEM KUITUITHBIX KPEIUTOB YBEIIMUUIICS TPUOIUZUTEIHHO
Ha 6%. Cpennsis LeHa cIenKd Tak ke Bblpociia Ha 8%. [IpuumMHOIl aKTMBHOCTH Ha PBIHKE
HEJBUKUMOCTH CUUTAIOT B BOCCTAHOBJICHHM 3aHSATOCTH HACEJIEHUS] U HU3KOM YPOBHE IMPOLIEHTHBIX

cTaBoK. Tak jxe OJIaronpusTHO BIUSET POCT 3apabOTHOM IUIAThI, KOTOPBII MPOUCXOAUT €XKETOJIHO.

[11]

PaccmaTpurBast 5)KOHOMUYECKOE COCTOSIHUE CTPAHBI CIIEYET PACCMOTPETh M MHAEKC OTPEOUTETHCKUX
1ieH. Mi3MeHeHue nHiekca norpedutenbckux 1eH B ¢peBpaiie 2017 mo cpaBHEHHH C SHBApEM COCTaBHII
1,3%, a B romoBom cpaBHeHuu 3,4%. CpaBHuBas ¢ ¢epanem 2016 ToBapsl nogopoxxanu Ha 3,7%, a
yeiyru Ha 2,7%. AIMUHHCTPaTUBHO PEryjlMpyeMble LEHbl Ha TOBAPBl U YCIYTd MO CPAaBHEHHUIO C
deBpasieM mpomuioro roma Beipocnu Ha 7,5%, a Heperymupyemble Ha 2,3%. Ha wunmekc
NOTPEOUTENBCKUX II€H B OCHOBHOM TIOBIIMSJIO TOBBIIIEHHE CTOMMOCTH TOIUIMBA. B romoBom
CPaBHEHMH JU3EIHHOE TOIIMBO Moaopoxkaio 25,8%, a 6eH3uH Ha 22,7%, a Tak:ke BRIPOCITH IIEHBI Ha

npoaykTel iutanus (4,1%), ankorons (5,2%) u Tabaunsie uznenus (8,7%). (Statistikaamet)
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1.5. O630p apeHaHOTO pbIHKA 0(pUCHBIX IIomAxeil TamiunHa.

Ha ppinke koMMepueckoi HeABMXUMOCTH 3a 2016 ro mpon301Ies MacITabHbIN POCT MPEIOKEHUH
Ha HOBYIO apEHAHYIO IUIOIIA/b, YTO B CBOIO OU€peb CIIPOBOLIMPOBAJIO YBEIIMUCHUE MPEUIOKEHUN U
Ha paHee MOCTPOCHHOM CTapOil KOMMEPUYECKOM TUIONIAIH, TOTOMY YTO (PUpMBI HAYaIH TIEpee3KaTh B
HOBbIC 37aHusA. B Teuenun Bcero 2016 roga ObLia mpojenana Oosbliasg padoTa Mo Mpojakam M
MapKETHUHTY, YTOObl MAaKCUMaJbHO 3aIMOJIHUTh HOBBIE IUIOMAgu. CTOUT OTMETUThH, YTO CIIPOC Ha
KOMMEPYECKYIO TUIOLIAJb HE PACTET B TOM K€ TEMIIE, YTO U MPEJJIOKEHUS U B CIEIACTBUU 3TOrO Ha
pPBIHKE MHOTO HEYIOBJIETBOPEHHBIX CIPOCAa B JIMIE KIMEHTOB, KTO HE HAXOJUT KOMMEPYECKYIO
IJIOMIAh B COOTBETCTBUU CO CBOMMH TpeOoBaHMsAMU. [Ipobiema MokeT ObITh B HEMOAXOIAIIEM

pasmepe, MecTe, INIAaHUPOBKE HJIH JPYruX napamerpax. [12]

3a rmociieIHME TO/Ibl OCBEIOMIICHHOCTD aPEHIaTOPOB B Chepe HEABUKMMOCTH BO3POCIIa U ITPH BHIOOPE
apeH/IHOM IIJIOIIa U BCETIa PACCMATPHBAIOTCS BCE PACXO/IbI B IIEJIOM, KOTOPBIE COEPIKAT B ceOe Kak
apeHIHYIO TUIaTy, TaK M MOOOYHBIC PACcXO[bl, a TAK)KE MOXET JI00aBUTHCS, HAIPUMEp, IUIaTa 3a
HapKOBKy. Ha IIaHHLIﬁ MOMCHT CaMas BBIT'OJHAast CpeI[H?I?I rogoBass IICHA Ha HO60‘~IHI)IC pacxozu)l
cocrasisiet 1,70-1,80 €/m?2, Ho B TOXE BpeMsi OHa MOXKeT fAocTuraTh u 3,50-4,00 €/m? u He TOJIBKO B
CTaphIX 3/IaHUSX, HO M B HOBBIX, COBPEMEHHBIX M SKCKITIO3UBHBIX 3J]aHUSX B LIEHTPE ropoja. B cBs3u
C OTHUM MOXET CIIyYUThCS TaKas CUTYyallHs, KOTJa W3-3a OOJBIIUX TMOOOYHBIX PACXOIOB OOIIas
CTOUMOCTH apeH)]HOfI mJromaan MImoOAHUMCETCS Ha CTyr[eHI) BbIIIC, HO 3TO HUKAK HEC OTpaSI/ITCﬂ Ha

KavecTBe paboueit cpensl. [12]
OducHy0 HEABIKUMOCTh MOXHO pa3/IeuTh Ha TPH Kiacca:

e Oducnbie 31anua A-kaacca. Camas BbICOKas apeHjJHas IUlaTa B IIEHTpe ropojaa B
KaueCTBEHHO MOCTPOEHHBIX 3JaHMSX, € LIEHA Ha BBICOKUE 3TAXKU WM 3TaXH C JIy4LIUM
pacnoyoKeHHEeM M BUJIOM M3 OKHa OyzeT coctaBisiTh 14-16 €/m?, a neHa Ha Ooiee HU3KUX
OTaXXaxX HJIM K€ C MCHEC KpaCUBBIM BHJIOM M3 OKHA U y2106HI)IM PaCIIOJIOKECHUEM 6YJ16T
coctaByATh 12-14 €/ m?. Tak ke BCTPEUaroTCs IJIONIAIN C apeHIHOW CTOMMOCThIO 17-18 €/
m?, HO 3TO CKOpee €AMHUYHBIE CIydal U BCTpeyaroTcst KpaiHe peako. Takas ieHa MOXKeT ObITh
13-3a IPUBATHBIX TEPPAC WM KE IPYIHX IKCKIIO3UBHBIX PEIIECHUI.

OducHble 3qanus A-Kiacca, HO C MECTOPACIIOIOXKEHUEM, COOTBETCTBYIOIUM b-Kitaccy Moryt

ctouTh 9-12 €/m2.
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an an

B cBs3u ¢ mocTpoiikoii B 2016 rogy MHOTOUHUCIEHHBIX HOBBIX 3/IaHUM, TO JI0JI1 BAKAHTHOCTHU
B 37aHUAX A-KJlacca yBeIM4WIach. B MOmynsipHBIX WU C JTYYIIMM PACTIOI0KEHUEM 3IaHUSIX
BaKaHTHOCTH cocTaBiisieT 0-5%, HO B HEKOTOPBIX 3aHUAX 3Ta mudpa gocturia 6omsiie 10%.
Oducubie 31anust b-kiaacca. CtouMocTh apeHAbl JaHHOTO Kiacca OQUCHBIX IUIOMIANeH
cocraBiiieT 7-10 €/m?. B panHbIX 3maHuax BakaHTHOCTH 10-20% B 3aBUCHUMOCTH OT
MecTopacrnojokeHusi. Tak Kak apeHIaTOphl Mepee3’KaloT B HOBBIC 3IaHMS, TO OXKHAAETCS
MOBBIIICHHUE JIOJIM BAKAHTHOCTH.

Oducueie 3qanns C-kiaacca. CTouMoCTb B nydniux 3aanusx C-kiacca coctapisier 5-8 €/m?
1 BakaHTHOCTH 10%, a B XOPOIIIO yIpaBIsieMbIX 3aHUSAX BakaHTHOCTH Onm3ka k 0%. Llena B
IUIOXOM COCTOSIHMH 3JaHuil Oyner yxe 3-5 €/m? u BakanTHOCTh 20-30%. B manHOM kiacce

TOXKE OKUJAACTCA MMOBBIIICHUE BAKAHTHOCTH, TaK KaK ap€HAAaTOPbI BBI6I/IpaIOT Ooitee Jyd1ue

yciosusl. [12]
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Pucynoxk 2. JlnanazoH 11eH B pa3HbIX KJlaccax Mo Ka4yecTBY 3JaHU

Hemounux: RE turuiilevaade, dripinnad 2016a. 11 poolaasta

YpoBeHb IIeH 3aBUCHT OT MECTOPACIIOJIOKEHUS. 37aHNe, PACIOJIOKEHHOE B IIEHTpe Topona Oyaer

JIOPO’KE Ha OJIHY CTYIIE€Hb, YEM TAKOE K€ MO KJIaccy 3/J1aHHe, HO PacloJIOKEHHOE B J1ajli OT LEHTpa

ropoga. B manHoi cutyanumeil uckmoueHueM spisercs ousHec-roponok Ulemiste City, rae meHsl

O4YCHb HpI/I6J'II/I)KCHBI K apeH,uHoﬁ CTOMMOCTH B LICHTPEC ropoaa, HOTOMY 4YTO 3TOT I'OPOIAOK SABJISACTCA
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XOpOIIIO Pa3BUTONM OM3HEC CPeloi, a Takke (PU3UUECKH HAXOAMUTCS JOBOJIBHO OJM3KO K IICHTPY
ropoja, OCOOEHHO €CIHM yYUTHIBaTh OTKpbhiBaeMble B 2017 romy TpamBaiiHble MyTH K a’pOIOPTY,
KOTOpbIE OyIyT MPOXOIUTh TAKXKE M 4epe3 ropoAoK. BTOpbIM HMCKIIIOYEHHEM B JaHHOH CUTyaluu
ABJISIIOTCSI OM3HEC 3aHUs, KOTOPbIE JOBOJILHO JIAJIEKO PacIioyIOKEHHbIE OT LIEHTPA Topoia. ApeHHas
nena 6ropo B Mustamée u Haabersti moxxeT ObITh HUKE HE HA OJHY CTYIICHb, & HA HECKOJIBKO, YeM
31aHus B LeHTpe ropona. IIpu BeIrOHON apeH[e U XOpOIIMM KaueCTBOM 3/1aHUS CYILECTBEHHBIM
MHUHYCOM MOJKET SIBJIATBCS MECTOPACIIOJIOKEHUE — JIIOASM, >KMBYIIMM Ha JIPYroM KOHLE ropoja
JIAJIeKO €3/IUTh Ha paboTy MJIM K€ €CIIM XapaKTep padoThl OJpa3yMeBaeT OCTOSIHHbIE Pa3be3/ibl 110
ropoJly, TO 3TO HECET 3a COOO0H MPEOA0IEHUE JOTIOIHUTEIbHBIX KWIOMETPOB U 3aTPaThl [0 BPEMEHU,
Harpumep, padoTa YIpaBIsIOLUIET0 HEABIKUMOCTBIO, 00BEKTHI KOTOPOTO PACIOIOKEHBI 110 BCEMY

ropoxay. [12]
PaccMOTpHM HECKOJIBKO MPOEKTOB O(PHCHBIX 3/IaHUH, TTOCTPOEHHBIX B MPOIILJIOM TOJY.

B deppane 2016 rona oTkpsin OusHec 3aanue moja HazpanueM Explorer (Kai 1), rae 3akpbiTast HETTO
wiomaab cocraBisgeT 6700 m? 1 K MOMEHTY OTKPBITHS BCE O(QHCHBIE TUIOMAAN ObUTH apeHJOBAHBIL.
ApeHgaropaMu ctanu Takue GUPMBI Kak agBokarckue 0ropo Primus u Glimstedt, Heckonbko ¢upm B
chepe unporexunonoruii u Tallink. Ilensr apenabt cocraBunu: 1 atax — 25 €/m?, 2-4 stax — 14,4 €/m?,

5 u 6 atax — 16,5 €/m? u Teppacs! Ha 6 sTaxke — 4 €/m?2. [12, 13]

B nauane nera 2016 ronma 3akoHumiIM TonHY peHoBaiuio Kompassi maja (Tartu mnt 13), roe
apeHaaropamu cranu gupma B cdepe uHpoTexHomoruu Vaimo, agsokarckoe 0ropo rodl & partner u
kpeatuBHOe areHTcTBO ldeal AD. OducHoe 3manue ¢ 3aKpbiTOi HETTO TwIomaapio 5000 m? Ha

CErOJTHAIIHUN MOMEHT IIPAKTUYECKUM TTOJIHOCTHIO CIaHO B apeHAy. CpeHsis 1leHa apeH/ bl COCTaBuIa

16 €/m2. [12,14]

B xBaprane Rotermani B pe3ynbTate peHOBAIMU OTKPBUIM HCTOPHUUECKOE 3[JaHHE M3 TUTMTHSAKA MO
Ha3BaHMeM R2, a Takke MOCTpOUIIN OU3HEC U KUIIOe 3/1aHue 1o Ha3BaHueM R14, rie mpakTudecku
Bce apeHnaTopsl HaineHnsl. B 2017 roqy Oyaer 3akoHueHo oducHoe 3nanue R18, rae 60ibInHCTBO

IUTOMIA/ICH yKe HAIIUTA CBOMX apeHaaTopos. [12]

B teyennn 2016 rozma 66110 HOCTPOEHO 0AHO M3 Gombmux oducHsIX 31aHuit Opiku maja (Valukoja

8, Ulemiste City), B koTopoMm 13 sTaskeii 1 3akpbITast 6pyTTO MmIomaas coctasnser 19 000 m?, a Taxske
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15-sTaxkHoe oducHoe u xuioe 3xanue Novira Plaza (Tartu mnt 25), 3akpsiTast HetTo miomiaas — 7800
m?2. Ha ynunie Endla 15 naxoautcs 6usnec 31anue Numeral ¢ 3akpeiToii HeTTo wiomaapio B 7000 m?,
a Ha ymuue Tartu mnt 83 moctpoeno 3manue Biiroo 83 ¢ 3akpeiToit HeTTO Miomaaso 7900 m2
3aMoIHEHHE BBIMICTICPEYUCIICHHBIX O(HUCHBIX 3AaHHA MPOXOIUT YCIEIIHO, M JOJsA BaKaHTHBIX

romiaei cocrapisier menbine 10%. [12]

I/ICXOHSI M3  BBIICHPHUBCACHHBIX IPUMCPOB MOKHO COCJaTb BbIBOA, 4TO, pa60TasI B
HpO(l)eCCI/IOHaJ'IBHOI\/'I KOMaHAEC MOXHO AOOBOJIBHO 6I)ICTpO pCain30BaThb CBOH IMPOCKT U IIOJIYYHTH

HpI/I6I>IJ'IB, HC CMOTpPA Ha CTpeMHTeHBHLIﬁ POCT Hpe,[[J'IO)KeHI/Iﬁ Ha PbIHKC HCABHIXXHUMOCTH.

Ha maHHBII MOMEHT Ha PBIHKE OPUCHBIX 3/IaHUI MyCTasi HUIIIA - TO MaJICHbKUE TUIOIIA U HAYWHAS C
20 m? go 150 m?, mOTOMYy YTO B HOBBIX MTOCTPOMKAX B MEPBYIO OUYEPElb CAAIOT B apeHIy OOJbIINe
IUIOIA/M, TaK Kak 3To Ooiyee addextuBHO. st pa3menenus staxa Ha Oojiee MaJCHbBKHE SIUHUIIBI
IUIOIIAAX TPEOYIOT JOIMOJHUTEIBHON paboThl B OOIIEH IJIONIAaU, TaKHMe Kak OOyCTpoicTBa
KOPHJIOPOB, JTUQPTOB, JeCTHUI. HeoOXOaMMO BBIACIUTH JOMOJIHHUTEIBHYIO IUIOIIAIh HA 3TO
00yCTpPOMCTBO, UTO C IKOHOMHUYIECKOU TOYKH 3PCHUS HE OyIeT IPUHOCUTH T0XO0/a, a 0oJiee BBICOKAs
[ICHa Ha apeHJy MaJeHbKOW IUIONMAJM HE BCerJa BO3MellaeT pasHuily. Ha JaHHBIH MOMEHT
NPUIYMaHbl PA3IUYHBIE PEIICHHUS AaHHON TpPoOIeMbl M 3acCTPOMIIMKH OO0yCTpamBalOT 3Taxk
CIIeTYFOIIIM 00pa30oM. DTax JETAT Ha HeOobIie KOHTOPBI 20-60 m?, rie Orpo IeisT MeK Ty COOO0M
KYXHIO, 30HBI OT/IbIXa, KOHPEPEHII-3aJ1 U IICHOOOpa30BaHUE TIPOUCXOUT OJTHUM MTaKETOM, KOTOPBIH

MOYKET BKJIOYATh apeHy, T0OOYHBIE PACXO/Ibl, YCIYTH CBSI3U U YOOpKy. [12]

C nmpyroii cTopoHbl, (heHOMEH HOBBIX 3[JaHHI COCTOMT B TOM, Ha PBHIHKE HEIBHKUMOCTU KPYITHOH
dbupMe O4YeHb CII0KHO HaWTU cebe KOHTOpY C Iomaapio Oonbiie S00 m?, u eme TpynHee HaUTH
wionaae pazmepom 1000-3000 m? Yrto ObI BBEIIOJHUTE JTAHHBIC 3aIPOCHI HEOOXOAMMO COCTUHUTH

HECKOJIbKO 00JIee MaJICHBKHUX I10 IUIOIIAIN €AWHUL] MU JaXKe dTaKeH.

Camas OmnarompusTHas BO3MOXXHOCTh HAWTH ce0e IUIONIa/b, IMOJHOCTHIO COOTBETCTBYIOIIYIO
3ampocaM MO pa3Mepy U IUTAaHUPOBKE — OTO CTPOSIIUEcs 3AaHud. B HOBBIX 3JaHHSIX TOUCK
apeHJaTOpOB HavyMHAaeTcs Ha 0a3e TIyCTOro »JTaxka, TIe eCTh BO3MOXKHOCTh apeHAaTopy
MOy4YacTBOBAaTh B MPOCKTHUPOBAHMH CBOEro Oyaymero oduca, a s 0oyiee MO3THUX apeHIATOPOB

0CTaeTCs TOJIBKO MPUCIIOCOOUTCS K OCTABIIUMCSI MTyCThIM Kycoukam. [12]
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Becnoii 2017 roga nmoctpost Takue opucHbie 3qanus kak Tehnopol 2 (Méealuse 2/2), rae 3akpbiTast
HETTO IUIoMIaab cocTaBuT 8860 m?, a Taxke 3aBepiiarcs padoTsel mo 3aanuto Telia (Mustamée 3),
3aKphITas HETTO TUIoNaab KoToporo 9000 m?. B ocHOBHOM BCE 31aHue OYJET UCIIOIb30BaTh hupma
Telia, a nis pelHKA 3TO 3HAYUT OCBOOOXKIACHUE paHEe HCIOJIb3YyeMOH HUMH IUIONIAJCH, HO OHH

oTHOcsTCA K b-knacey 3nanuid. [12]

Crnenyromue 60bIHe MPOEKTHI Oy 1yT mocTpoeHsl B 2018 roxy. K HUM MOKHO OTHECTH TaKHE 3AaHUS
kak Maakri 19/21 (3akpsitas HerTo miomiaas 18 000 m?), Porto Franco (3000 m? oducHoii miomiamm),
B ropoaxke Ulemiste city cTposiTcs Takue o0bekThl Kak 13 staxuas Alexandre Liwentaali maja (9000
m>2) u Opiku maja 2, CTpOUTENILCTBO KOTOPOTO TIPHHECET HA PHIHOK O1opo eme 14 755 m?. Tax ke
OousHec 31aHue OyJeT MocTpoeHo Mo aapecy Jarvevana tee 7b mromaapo 5000 m2. CxemaTudyHOE

pacnonoxeHre oGUCHBIX MUIoliaael B TauMHHE yKa3aHo Ha cieayroieit kapte (Puc. 3). [12]

Tallinna Lauluviljak
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Pucynoxk 3. Kapra HOBbIX oucHBIX miommaeit 3a nepuon 2010-2018 roxa

Hcemounux: RE turuiilevaade, dripinnad 2016a. 11 poolaasta
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Hcxoas u3 npeaplylliuX JaHHbIX aBTOP JaHHOW pabOoThl MOKET CIeNIaTh BbIBOJ, uTo 2017 roa craner
B [IJIJaHE OKOHYAHWSI CTPOUTEIBHBIX PA0OT M BBIXOJ HA PHIHOK HOBBIX IUIONIAJEH 00JIee CIIOKOHHBIM.
B 2016 romy ObLIO JOCTPOEHO TOBOJIBHO OOJIBINOE KOJIMYECTBO ILIOMIANCH, a TaKKe aKTHBHOE
3aBepICHUE MPOEKTOB MpuAeTcs Ha 2018 roa, HO y)Ke B 3TOM 'Oy apEeHIATOPbl HAYHYT TOTOBUTHCS
K Ilepee3/ly B HOBbIE KOHTOPBI. B ToXke BpeMst apeH10/1aTeIu CTaphIX 3[JaHUi CMOTYT B TEYEHUU 3TOTO
rojia 00ymMaTh KakK 3aloJIHATh OCBOOOTUBIIHMECS Y HUX TUIOIIATN B CBSI3U C AKTUBHBIM IEPEE3/I0M

KJIHEHTOB B HOBBIE KOHTOPHI (BO3MOKHO CJIeyeT 00yMaTh IICHOBYIO MOJUTHKY). [12]

B 2015 1 2016 rogax ctango 3aMeTHO pacciiO€HUE JOJIM BAKAHTHOCTH B TuIomaisx B C Kiacce, a Takxke
B Kakoi-to creneHd U B b kiacce (Puc 4). I1o3uTUBHBIM NPUMEPOM SIBISIFOTCSI HEKOTOPBIE
aJMMHHMCTpATUBHBIE 37jaHMsI co BpeMeH DcToHcKoi CoBerckoit Counanuctuueckoil PecriyOnuke, rae
HPEXHsIsl cucTeMa KaOMHETOB MOJHOCTBHIO UCIOJb3YETCsl B KaueCTBE MaJIeHbKUX KOHTOp. B nanHoiM
CUTyallUd [JOJsl BAKAHTHOCTU MPAKTUYECKH OTCYTCTBYET M JIOCTATOYHBIN JIEHEKHBIH IOTOK

MI03BOJISICT aPEH/I0IATEIIF0 PCHOBUPOBATh U COJIEpXKaTh 31aHue. [12]

Kvaliteediklass Vakantsi maar % 2016 Prognoos 2017
A 0-15 P 4 ~
B 10-20 P 4 P 4
C 10-30 P >

Pucynoxk 4. Jlosis BakaHTHOCTH O(UCHBIX 3JaHUN IO KJaccy

Hemounux: RE turuiilevaade, dripinnad 2016a. 11 poolaasta

1.6. IIporuo3 priHKa 0(puCHON HeIBHKMMOCTH.

WMHBecTHIIMM B KOMMEPYECKYIO HEABMKUMOCTH YyCKOpsATCS emie Oombiie. IIpeanouyTutensHbIMU
ABJIIETCS. MHBECTUIUMU B OQUCHBIE 3/1aHUS CO CTAaOWJIBHBIMU JE€HEKHBIMH IOTOKaMU B ILIEHTpE

TajmuHHA WK B €r0 OKpecTHOCTSX. [17]

Crnenyronmii 1ITOPM Ha pbIHKE HEABMXKUMOCTH mnpousorer B 2018 romy, a 2017 craner
MPOMEKYTOUYHBIM T'OJIOM, KOTOPBI HE MPUHECET HA PHIHOK HOBBIX TUIOIIAEH B OIIYTHMBIX 0ObeMax.

OueBuIHO, YTO JTyUIIIee MOJIOKEHNE 3alMYT 3aHUs, KOTOPBIE OYIyT TOCTPOSHHBI paHbIIEe U COOEPYT
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OOJIBIIYI0 YacTh HAKONMBIIETOCS CIPOCA, KOTOPHI BO3HUK B pE3ylbTaTe May3bl B Pa3BUTHU
HeaBkUMocTH B 2017 rony. JleBenonep Oosiee MO3AHUX 3/1aHUN PUCKYET 3HAYUTENIBHO MPOJIUTH

cpok mpoaax. [12]

Ha PBIHKE O(i)HCHOfI HEABUKHUMOCTH Ha ,I[aHHBIfI MOMEHT M30BITOK HpeI[.]'IO)KeHI/Iﬁ H IIO3TOMY 3/1aHUA,
PacCIoJIOKCHHBIC MCHEC YIaUHO, HYXKIAKOTCA B KOPPCKTUPOBKE IICH. HpOFHOSI/IpyeTCH CHHMXXCHHCEC LICH
Ha PBIHKC apeHI[HOﬁ HCIABHXMMOCTH, a TAKXKC ITOCIICACTBUEM BBIIICONHCAaHHOM pLIHO‘-IHOfI CUTyallun
O0XKHNOACTCA YBCIMYECHUC BAKAHTHOCTH, HO ,Z[aHHBIﬁ IIPOrHo3 OTHOCHUTCA JIMIIb K OHNPEACICHHOMY

CCIMCHTY. Ecnu 3nanue 3aI10JIHCHO, TO 1 HCT CMBICJIa B CHMXKCHHUH LICHBI. [12]
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2.0IIMCAHUE UHBECTUHIIMUOHHOT O ITPOEKTA

B nanHol aumuioMHON paboTe aBTOp aHAIM3HPYET HOBBIM MHBECTHIMOHHBIM MPOEKT O(PHCHOTO
smanus Flora maja mo aapecy Tulika 19, Tammua. CtpouTenscTBo Havanoch 1 ¢espans 2017 roga u

3aBepiieHue wianupyercsa 31 gexabps 2017 roga.

B pamkax naHHOH IUIIIOMHOM paOOThl aBTOP BBICHUT SIBISETCS JIM JAHHBIN MPOEKT JTOXOAHBIM U

CTOUT JIKM UHBECTUPOBATH B HETO.

WNHuBecTIMs HYKJA€TCs B TIIATEIbHOM aHAJINU3€ WIH K€ MHBECTOP PUCKYET MOTEPSTh BIOKECHHbIE
cpencTBa. AHalM3 MHBECTUI[MOHHOTO MPOEKTAa JIOJDKEH OTBEYAaTh HA BOIPOC SIBJISAETCS JIU JaHHAS
WHBECTHUIMS BBITOJHOW. J[711 OTBETa HA JIAHHBIN BOIIPOC aBTOP pabOTHI OyAET UCTIOIL30BaTh METO/

JUCKOHTHUPOBAHUA ACHC)KHOT'O ITOTOKA.

2.1. O6mas undopmaius 0 NpoeKTe

Flora maja — ato nenoBoii kBapTai ¢ JONrOil HCTOpUEH. PsioM ¢ HCTOPUYECKUMHE 3IaHUAME «A» U
«b» Oynmer moctpoeHo HOBOe coBpeMeHHoe 3manue «C» (Puc.5). JlenoBoil kBapTaia pacrmoyioxeH
psiioM ¢ GOJIBIION TpaHCTIOPTHOM pa3Bsi3koi B paiione Kristiine mo aapecy Tulika 19. 13-3a ynaunoro
pacnionoxenust Flora maja 6ut 1 octaérest momyNIIpHBIM ODUCHBIM 3[]AHUEM Cpeii OM3HECMEHOB.

[18]
HpCI/IMYH_[CCTBa MCCTOPACIIOJIOKCHUA:

e  MOXHO JIeTKO 100paThCs 10 IEHTpa U IPYTHe PaioHbI TOpo/a.
e Psj10M MHOXKECTBO YCIIYT.
e  VY100HBII TOCTYM K OOIIECTBEHHOMY TPAHCIIOPTY — aBTOOYCY, TPOJUIEHOYCY 1 TTOE3Ty.

e [lapkoBka Ha IOIIaIU HEABMKUMOCTH. [18]

21



A

Pucynok 5. A, b u C xopryca nenosoro kaprana Flora maja

Hcmounux: caitr Flora maja

Flora Maja xopmyc «C» — 3TO HOBOE MHICCTHATAXHOE 3JIaHHME, TJe Ha ITEePBOM JTaxe OyayT
pacrioyiaraTtbCsi TOProBbl€ IUIOMIAM, A 3TaXH BbIMEe OyAyT IpeaHa3HAuaThCs JUIs KOHTOP 3a
UCKJIFOUEHHEM MOCIeTHEr0 3Taxa, rae OyaeT TexHudyeckoe nomenienre. Hooe 3n1anue 0yner umeThb
wiomaae B 1900 m?, a xaxaprit 3tax npumepHo mo 400 m? B CBOIO oYepeab €ro MOXKHO JIETKO
MOJENUTh Ha YeTbipe yacT no 100 m?. [IpeumyniecTBoM 31aHus ABIAIOTCS d(PPEKTUBHBIE U THOKHE

0(1)I/ICHBIG INOMCIICHMA, a4 TAKXKE C ITOCIICIHUX Taxeu OTKPBIBACTCA BUJ HA CTapLIﬁ ropoa. [18]

Flora Maja cnipoekTupoBaHo Tak, 4T00BI 37aHUE OBUIO BUIHO C Pa3HBIX CTOPOH, Kak ¢ ynuipl Tulika,

TaK W BO BpeMs nepeceueHus nepekpectka Kristiine. [18]

HoBerit KopITyc XOpoI1o BIUCHIBACTCS PAIOM C COCETHUMH 3aanusiMu. Otaenka 6eToHHOTro (hacama
BBHITIOJTHEHA B YEpHBIE, cepble U Oembie 1BeTa. OuIyleHne mpocTopa co3aatoT OOIbIINE CTEKISTHHBIC

TIOBEPXHOCTHU M 4aCTh OKOH OyayT oTKpbiBaThes (Puc. 6).
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Pucynok 6. IIpoextupyemoe 3nanue Flora Maja kopmyc C

Hemounux: cait Flora maja

Hax mpoexTom paboTaroT:

e Jlesenonep - Lumi Capital OU
e Apxurektop - Pdldme Arhitektuur OU
e ApxurexTop uHTephepa - Kauss Arhitektuur OU

e CrpoutensHast pupma - AS Ehitustrust

TexHudeckue moxka3areiau MPOCKTUPYEMOT'O 3IaHNUA YKA3aHbI B Ta6J'II/II_Ie 1.
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Ta6auna 1. Texaudeckue nmokasarenu 3aanus «C» Flora maja

Krundi sihtotstarve Arimaa 90%, Tootmismaa 5%, Elamumaa 5%
Krundi pindala 6584 m?
Ehitisealune pind (m2) 479
Maapealsete korruste arv 6
Maa-aluste korruste arv 0
Absoluutne korgus (m) 25,8
Korgus (m) 19
Pikkus (m) 25,3
Laius (m) 19,4
Suletud netopind (m2) 2090,2
Uldkasutatav pind (m2) 128,1
Tehnopind (m2) 89,7

Hemounuxu: Maaamet, Ehitisregister

2.2.Pacxoabl npoekTa

OOBIUHO pacxodbl Ha peajin3alnuio KaKOT0-JIN0O IMPOCKTAa MO pa3BUTUIO HCABUKMUMOCTHU HAYNHAKOTCA
C TIOKYIIKH 3€MJIU, Ha KOTOpOﬁ B JaJbHEUIIIEM IUIaHUPYETCA CTPOUTCILCTBO 3OAaHUA. B mannoMm
cirydae 9TOM CTaTbH pacxog0B HE 6BIJ'IO, TaK KaK JaHHas 3€MJIA YK€ JaBHO OblL1a BBIKYIIJICHA U TaHHA

HHBCCTUIMA Y)KC IOJTHOCTHIO OKYIIJICHA.
PaCXOHBI IJId peajin3alilii JaHHOI'O IIPOCKTa MOXXHO pa3JACIMTh HA TPU OCHOBHBIC KaTCTOPHUH:

1. TlpoexTtupoBanue

2. CTpOouTeNbCTBO, KOTOphIE B CBOIO OuYepeb BKJIIOYAIOT B CE€0S CHOC CTApoOro CTPOEHUS,
CTPOUTECIBCTBO HOBOT'O 3/JaHM, CTpOI/ITeJ'II)HBII\/’I Haa30p, MOAKIIOYCHUE K MHXKCHCPHBIM CECTAM,
paboThI O GJIarOyCTPOICTBY.

3. [pyrue pacxojsl, KOTOpHIE B CBOIO OUEpE/b BKIIOYAIOT B ce0s HAKJIaJHbIE PACXO/Ibl, PACXO/IbI

110 YIIpaBJICHUIO IPOCKTOM U T.I.
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Hesenomnep Lumi Capital OU npemocraBui cymMMy 0OIIei CTOMMOCTH MPOEKTa, HO CIIMCOK CTaTeH
pacxoJ0B ocTajics KOH(QUACHIMATLHBIMU. ABTOpP JaHHOW PabOTHI CAMOCTOSATEIBHO PAacCYUTAN TPH

OCHOBHBIX KaT€ropruu pacxoao0B JaHHOI'O ITPOCKTA.

ITo moxcyery aBTOpa MaHHOW pPabOTBI OPYTTO IUIONIAJb 3JaHHMS cOcTaBisgeT okoso 2500 m?2
CroumocTh onHOTO KBaapatHoro merpa 3manust Flora maja 800 €. Mcxoxns u3 BblIeyKa3aHHBIX

JAaHHBIX CTOUMOCTh CTPOUTENLCTBA B 001Iel cnoxxHoctu Oyaet 2 000 000 €.

Pacxonpl Ha MPOEKTHUPOBOYHBIC PAOOTHI OOBIYHO COCTaBISAIOT 4,2-12% OT CyMMBI CTPOUTENIHCTBA
(19). B mannom mpoekte mpoektupoBanue cocraBut 200 000 €. Kpome TOro, CrouMocTh IMpoeKTa
BKJTIOYaeT B ce0s1 npyrue pacxoxasl B pazmepe 100 000 €. Obmiast crouMocTh IpOeKTa CocTaBisieT 2,3
MIITHOHOB €Bpo. Bee maHHbIe 10 pacxoaaM Ha peain3aluio MPoeKTa ObUTH MPUBEICHBI B CBOAHYIO

Tabnuiy 2.

Ta6mua 2. CBoaHas Tabnuia mo pacxojaam mpoekra (6e3 HaJIoroB)

Crarbs pacxooB ITnomans, m? Ilena 3a m? (€) [MomHast CTOHUMOCTb,

(cymmBI OKpyTIICHBI, €)

[IpoexTrpoBanue 200 000
CTpouTenbpCTBO 2500 1000 2 000 000
Hpyrue pacxoss 100 000

Utor 2 300 000

Hcmounux: pacdetsl aropa, Lumi Capital OU

2.3.DuHaHCHpPOBaHNe NPOEKTA

[TpoekT (hrHaHCUpPYETCSI KaK CBOMMH CPEJICTBAMU, TaK M KpeUTOM B OaHke. B OaHKe B3ST KpeauT Ha
cymmy 1 400 000 €, octanpHas ke 4acTh 3arpaT B pasmepe 900 000 € dbunancupyeTcs CBOMMHU

CpeACTBaMHU.

I/IH(I)OpMaLII/ISI 00 BBIIAHHOM  KpCOUTC Ha pcajin3anuro JaHHOI'O IMpOCKTa  ABJIACTCA
KOH(bH,Z[CHHH&JIBHOﬁ, MMO3TOMY aBTOpD JHUILIOMHOM pa6OTLI CaMOCTOATCIIBHO caciall

NpUOIU3UTENbHBIE pacuyeThl U rpaduk rogoBbix BeimiaT (Ilpu. 1).
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Hesenomnep O6epet kpeaut Ha 15 neT u nporieHTHas craBka coctaiisieT 5% B roj. Exxeroanas Beimiara

OCHOBHOI1 yacTu kpenuta coctaBuT 93 333 €, a cymma unTpeccor 560 000 € (Taodm. 3).

Taouauna 3. YciioBus KpeluTa HHBECTUIIMOHHOTO MPOEKTa

Cpox kpeauTa 15 ner
[IpouenT kpeauta 5%

Umcno BO3BpaTHBIX IIaTEXEH 180 mecsieB
Exxeromnas BeIIlaTa OCHOBHOW YaCcTH KpeauTa 93333 €
HuTpecc 560 000 €

HUcmounux: pacHeThl aBTOpaA

Pacuer BO3BpaTa Kpeaura ObUl cHenaH Ha OCHOBe A depeHLUpOBaHHOIO IUIATEXka.
JuddepeHurpoBanHble MIATEKU B Hadale Cpoka BO3BpaTa KpeauTa OoJjiblle, a 3aTeM MOCTENEHHO
YMEHbBILAIOTCA, O3TO 3HA4YUT, UTO pEryjspHble IUIATeKU HE paBHbl MEXAYy COOOM.
JuddepeHpoBaHHBIN IIATEX COCTOUT U3 JIBYX 4YacTeil: (GUKCHPOBAHHON HA BECh NEPUOJ CyMMEI
(OCHOBHAsI YECTh KPEIUTa) M IPOLCHTOB MO KPEIHUTY, KOTOPAsi PACCUUTHIBACTCS OT CyMMBI OCTaTKa
3a10JDKEHHOCTH 110 KpeauTy. M3-3a yMEHBIIEHN CyMMBI J0JIIa YMEHBIIAETCSA U pa3Mep IPOLEHTHBIX

BBITLIAT, & C HUMHU M eKeMeCsuHbIi tatex. [20]

2.4.J]1oxoab1 pPOEKTA

I[OXO)II)I AAHHOTO HMHBECTUIIMOHHOTO IMPOCKTAa HCXOAAT M3 apCHABI IJIOI[aAX T'OTOBOI'O0 3AaHUA.

I[eBeJIonep IJIaHUPYET CAATh B ap€HAY BCC TOPTOBBIC U 0(1)I/ICHI>IG IIomaau.

Ha NEPBOM 3TAKC INIAHUPYIOTCA MMOCTPOUTH TOPIOBBIC IJIOMIAAW, a4 HAa 3TaKaX BBIIIC O(I)I/ICHBIC.

ApeHI[HaSI [I€HAa Ha TOProBbIC IIJI0IAaAN OOBIYHO HEMHOT'O BBIIIIC, YEM II€HA Ha 0(1)I/ICHI)Ie IIOMCIICHUA.

BusHec Makiep NpOrHO3HUPYET CIeTYIOIINe [ISHbI Ha apeH Ty Iuiomaeil B HoBoM 31annu Flora maja
(Tabx. 4). ApeHaHas 1IeHa TOPrOBOTO MOMEIICHHS Ha TIEPBOM ITaXe 3a KBAaJPATHBI METP B MECSII
cocraBiseT 13 eBpo. Herto momane nepsoro 3taxa 299,1 m?, ncxois u3 3TOro I10XOA 3a MECSI]

MOKeT cocTaBHTh 3 888 €, a B rom 46 660 €.
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Bepxnue 3Taku UMEIOT MIPUMEPHO OJJMHAKOBYIO HETTO ILIOLIA/Ib, YTO B cymMe aaet 1584,8 m?. Bes

JIaHHasl TUTOILA/Ib TI0/IeIeHa HAa KOHTOPBI C Pa3HON apeHIHOM CTOMMOCTBIO.

Bropoii aTaxk pazaeneH Ha 4eTbipe opHUCHBbIC eMUHUIIBL. TpH TUIOIaaH ¢ OOJIBIIHM Pa3MEPOM B CYMME
329 m? 6yayt cmaBathes 3a 12,50 €/m?, a MajneHbpKast KOHTOpa ILIOIMIAAbI0 63,6 m? UMEET caMyro

BBICOKYIO CTOUMOCTB B 15 €/ m?. B cymme BTOpOIi 3Tak MOXKET MPUHECTHU J10X0J B 5 067 € B Mecsl 1

60 798 € B rox.

Tperwuii 3Taxk TakKe pa3jelicH Ha YeThIPE IUIOMIAIH, HO OHH HMEIOT IIPUMEPHO OJJMHAKOBBIE Pa3Mephl
U COOTBETCTBEHHO OJIMHAKOBYIO CTOMMOCTb 3a KBaJpaTHbIii MeTp. [Ipu 1ieHe 3a KBaJpaTHBIA METp
12,50 € u cymmapHOif TuI0Imaapio TpeThero sTaxka 392,6 m?, 1oxox 3a Mecsiy MoxkeT coctaButh 4 908

€, a3aron 58 890 €.

YetBepThlil 3TaX mIomaapo 396.6 m? pa3zaeiieH Ha JBe OOJBIIME YaCTH U JJOXOJ MOXKET COCTaBUTh

4957.5 € B mecsi u 59 490 € B rox.

Camoe 6oitbIioe o(prCHOE MOMENICHNE 3aHUMAET BECh IISTHIN ATaX B uMeeT riomanb 403 m?2. Jloxox
3TOTO ATaxka MOXKeT cocTaBuTh 4 836 € B Mecsit 1 58 032 € B ron. B cymme apenia Bcero Oymyriero
3/1aHUs MOXET MPUHOCHUTH 23 656 € B Mecan unu ke 283 867 € B roJ MOTEHIMATBLHOTO J0XO/a.

Kaxx1p1it rog noTeHUHanbHbIN A0X01 pacTeT Ha 2%.

Tadauua 4. Jloxox 3a apeHy

OTax [Ipeana3znauenue ITnomane, m2 i'gHa i1€())x011 S4B Hoxox 3a rox (€)
1 Toprosas mromass 299.1 13 3 888 46 660
2 OducHas mionaab 329 125 4113 49 350
2 OducHas mnomajs 63.6 15 954 11 448
3 OdwucHas miomaab 392.6 12.5 4908 58 890
4 OdwucHas miomaab 396.6 12.5 4 958 59 490
5 OdwucHas miomaab 403 12 4 836 58 032
Bcero 1883.9 23 656 283 870

Hcmounuk: pacdeTsl aBTopa
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3.MHBECTUIIMOHHbINA AHAJIN3

3.1.IIporuo3 geHe:KHOro MOTOKA Ha 5 JIeT.

Hcxonas u3 pacueToB B riase 2.4 MOTEHIMATBHBIN 10X01 MOkeT coctaBuTh 283 870 € B ron 6e3 yueta
BaKaHTHOCTH. [l Toro, 4roObl paccuutarh 3PQPEKTUBHBIA TOXOJ JAHHOTO HWHBECTHUIIMOHHOTO

IMPOCKTA H€O6XOIII/IMO YUYUTBIBATH U JOJIFO BAKAHTHOCTH.

ABTOp JUIUIOMHOW PabOTHI MPOTHO3UPYET BAaKAHTHOCTH Ha MEpBbIM roJ B 15%, Tak Kak apeHAHbIe
IUIOINAAM JJAHHOTO MHBECTULIMOHHOTO MIPOEKTa OTHOCATCS K A-Kinaccy (puc.4). [lorepu BakaHTHOCTH
PaBHSIOTCS MOTEHIIUANBHBIN 0X0/1, YMHOKEHHBIN Ha /1oto BakanTHOCTH. 283 870 € * 15% = 42 581
€. IIporHo3upyemas 110Ji1 BaKaHTHOCTH BO BTOpOM roja cocraBut yxe 10%, B Tperuit rox 5%, a

Ha4YMHAas C YETBEPTOTO T'0J1a JI0JII BAKAHTHOCTH OYJET COCTaBIATH 2%.

Beraucinss 3(1)(1)6KTI/IBHBII\/’I J0X0/ B HepBLIfI roa HagoO M3 NMOTCHUUAJIBHOTO NOXO0Ja BBIYCCTh ITOTCPU

BakanTHocTU. 283 870 € - 42 581 € = 241 290 €.

Boruecnsts umcteiii onepanuonnsii goxon (NOI) HeoOXoauMo 3HATh OMEPaIMOHHBIC PACXOIBI.
OrnepaiinoHHBIE PAcXObl COJEPKAT PacXobl IO YIOPaBICHUIO 37aHHWeM (OIJiaTa 3apruiaThl
YVOPABISIIONIETO, OyXrajirepa, CIyXObl OXpaHbl), a KOMMYHAQJIbHBIE PACXOJIbl MEISATCS MEXKIY
apeHJaTopaMH B COOTBETCBUU C MOTPEOICHUEM U UX aBTOpP pabOThI HE JOOABIISET B JAaHHYIO CTATHIO
pacxojoB. Onepannonnsie pacxoabl Flora maja cocrassar 2 €/m?. OOriue 3aTpaThl PaCUUTHIBAIOTCS
no OpyTTo TUIomAmu 3AaHUs U 3a roa coctaBAT 2500 m? * 2 * 12 = 60 000 €. Kaxnasii rox

OTepaIlMOHHbIC PacX0/Ibl pacTyT Ha 2%.

Yucteiii onepanmonnsiii 10xo07 (NOI) paBHsFOTbCS A(EKTUBHBIA JOXOJ MHUHYC OIEPallMOHHBIC

pacxonsl. 3a nepssiii rog NOI =241 290 € - 60 000 € = 181 290 €.

28



JICHEKHBIH MOTOK JI0 YIIJIAThl HAJIOTOB SIBJSICTCS PA3HUIICH MEXTY YACTHIM OTICPAIIMOHHBIM JTOXOJI0M
U BBIIUIaTaMHu 10 Kpeauty. MaTpecc 3a nepssii roa cocraister 163 333 € (ITpun. 1). 3a mepBsiii roa
JIEHEXHBIH TOTOK cocTaBuT 181 290 € - 163 333 € = 17 956 €. JlanpHeimme pacueTsl MPOrHO3a
npuBeeHbl B Tabnuie 5. JIeHe)KHBIN MOTOK MPOEKTa pacyuTaH Ha 5 JIET, a Tak e 6 roja CTaHeT

3aKJIIIOYUTCIIbHBIM JCHCXKHBIM IIOTOKOM.

Ta6auna 5. [IporHo3 1eHeXHOro NOTOKAa HHBECTULIMOHHOI'O IIPOEKTA

ITepeuens (€) 1r. 2T. 3. 4r. ST. 6r.
[ToTeHumanpHbIi 10X0/,

THIC. 284 290 295 301 307 313
IToTepu BakaHTHOCTH, THIC. 43 29 15 6 6 6
D dexTUBHBIN TOXOI, THIC. 241 261 281 295 301 307
DKCIUTyaTalluOHHBIE

pacxojpl, TEIC. 60 61 62 64 65 66
YucTelii onepanuOHHbIN

noxon (NOI), Teic. 181 199 218 232 236 241
T"'onoBas BrITLIATA IO

KpPEAUTY, THIC. 163 159 154 149 145 140
JleHexxHbIi MOTOK (10

yIIJIaThl HAJIOTOB), THIC. 18 41 64 82 92 1

HUcmounux: pacHeThl aBTOpa

OI[I/IH N3 BApPUAHTOB OLCHKU JOXOAHOCTHU Ou3Heca SIBISETCS MCETOJ KaluTaldnu3aluu ACHCXKHOI'O
MOTOKA. DTOT BApHUAHT pacydcTa ABJIACTCA JOXOAHBIM IIOAXOA0M, OCHOBAHBIM Ha CTOUMOCTH 6y,[[y1_[II/IX

JI0XOJI0B, KOTOPBIE MPHHECET COOCTBEHHOCTH. [21]

CymHOCTh MeTOa KalUTaIU3aluy BbIpaxkaeTcs ciaeayromiei popmymoii:

V= — 1)

TIIe V —  OleHEHHS CTOUMOCTD,

NOI — uucTBIi OnepallnOHHBIN JOXO;

R —  craBka KanmuTaau3aIiH.
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3aKJIIOUNUTEIbHBIA JIEHEKHBIN NOTOK HAXOJIUM, YYMTBIBas CTaBKy KanuTanuzanuu B 8%. CraBka
KalUTaTU3aH JUTS IPEPUATHS OOBIYHO BBIBOJHUTCS U3 CTAaBKU JUCKOHTA. J[JIst OAHOTO M TOTO XKe
HPEIIPHUITHS CTaBKa KAalTMTAIU3ALUK HIDKE, YeM CTaBKa JIHMCKOHTa [22]. B maHHOM cityyae craBka

JHUCKOHTa COCTaBJIACT COOTBETCTBCHHO 9%.

Hcnons3yst nepByto GopMyiy BEIYHTaEM CTOMMOCTh HEABM)KMMOCTH TI0 TIPOIISCTBHH MATH JeT. s
storo 6epem NOI Ha miecToit roa u JeauM Ha cTaBKy Kanutanusauu 8%. V = 240 902/0,08 = 3 011
278 €. Croumocts Hensmxumoctu Oyner 3 011 278 €, a Takke pacxoIsl NpU MPOAaKE OOBIYHO
cocTaBisItOT 1% OT CTOMMOCTH HEABMKUMOCTH U B 1aHHOM citydae 30 113 €. OcraTok kpeauTa mno

npomecteun 1ATH Jer 1 190 000 €. Vcnonw3ys BBIIICONMCAHHBIE TaHHBIE MOYEM IOCUYUTATH

3aKJIFOYUTENILHBINA JeHEX)HBIN 1ToToK; 3 011 278 —30 113 -1 190000 =1 791 165 €.

PaccuntaeM OCHOBHBIC KIIFOUEBEIC ITOKa3aTElId 3(1)(1)6KTI/IBHOCTI/I HHBCCTULIUOHHOI'O IIPOCKTA Flora
maja. ABTOp pa6OTI>I HUCIIOJIB3YCT MCETOHA HAUCKOHTHUPOBAHUA JCHCKHOI'O II0OTOKA. Hcxona u3

cranaapta EVS 8759:2012 xiroueBbIMU MOKa3aTENMU SBISIOTCS CIEAYIOIINE TOKA3aTEeNH.

e NPV — 4yucThlif AMCKOHTUPOBAHHBIHN I0XO/ OT UHBECTUIIMOHHOTO IIPOEKTa
e Pl — wunaexc npuOBUILHOCTH
e |RR — BHyTpeHH:S HOpMa TOXOAHOCTH

e PB — cpok okynaeMocTH HHBECTULIMOHHOTO IIPOEKTa

3.2. UucThli AMCKOHTHPOBAHHBIN 10X0/1

Yucreiii muckonTupoBanubeiid noxox (NPV - Net Present Value) — cymma oxumaemMoro moToka
IUIaTe)XeH, MpUBEACHHAs K CTOMMOCTH Ha HACTOSIIMKA MOMEHT BpeMmeHH. [IpuBeneHue K Tekyuiei
CTOMMOCTH HA3bIBACTCS TUCKOHTUPOBAHUEM H BBITTOJTHAETCS 110 33IaHHON CTaBKE TUCKOHTUPOBAHHSL.
HeoOxomuMocTh pacdera 4HCTOTO JUCKOHTHPOBAHHOTO JIOXO/a OTPakaeT TOT (PakT, 4yTO CyMMa
JICHET, KOTOpasi €CTh Y HAC B HACTOSIIIUI MOMEHT, UMeeT OOJIBIIYIO PeaTbHYI0 CTOUMOCTh, YeM PaBHas

el CcyMMa, KOTOPYIO MBI IOJTy4rM B OymymieM. [23]

dopMya 4uCTOr0 JUCKOHTUPOBAHHOTO J10X0/1a:
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n
NVP z CFe I (2)
(1 + i)t
t=1
rmue NPV — 4uCThIi TUCKOHTHPOBAHHBIN JOXOJI ITPOCKTA;

CFt— neHeXHBIN MMOTOK B IEPHO]T BPEMEHU t;

i— CTaBKa JUCKOHTUPOBAHHS;

n— OKHJaeMast MPOI0JDKUTEIBHOCTh MPOCKTA;

I - JICHE)KHBIN TIOTOK B IEPBOHAYATIbHBIA MOMEHT (MHBECTUIIMOHHBIN KaIUTAl).

Oruenka npoekTa Ha ocHoBe Kputepusi NPV (EVS 8759:2012)

e NPV>0: uHBECTULMOHHBIH IPOEKT MpPHUBIEKATEIEH Ul BIOXKEHUSA. JleHEeXKHbI MOTOK
IIPEBBIIIAET CTOMMOCTh MHBECTULIMOHHOTO IIPOEKTA.

e NPV<0: uHBECTUIIMOHHBIN MPOEKT, UMEIONMI oTpuuaTenbHoe 3HaueHHne NPV cnenyer
UCKIIIOYUTh M3 PACCMOTPEHMUsS, TaK KakK JCHEXHBIM IIOTOK HE IIOKPBIBAET CTOMMOCTH
WHBECTUIIMOHHOTO MPOEKTA.

e NPV=0: mpemmymiecTBa OTCYTCTBYIOT, HHBECTHIIMOHHBII TPOEKT OOECIEeYUT YpPOBEHb

6€3yOBITOYHOCTH, KOTJa BCE JI0XO/IbI PaBHBI pacxXo/iaMm.
Pacuer NVP unBectunmonHoro npoekra Flora maja npusezneH B Tadmuie 6.

Taoauua 6. Pacuer NPV

JIeHeHBIN TTOTOK, CraBKa JMCKOHTUPOBAaHHBIN
Ton (€) JuckoHTHpoBaHMs (1I=9%) JICHEe)KHBIN MOTOK, (€)
1 17 956 0.917 16 466
2 40 726 0.842 34 291
3 64 147 0.772 49 522
4 82214 0.708 58 208
5 91512 0.65 59 483
3aKII0OYNTEIbHBIN
JIEHEKHBIN IIOTOK 1791 165 0.65 1164 258
Bcero 1382 227
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CBowm cpencTaa 900 000
NPV 482 227

Hcmounuk: pacueThl aBTOpa

E)KCI‘OI[HHﬁ [[GHG)KHBIﬁ MOTOK CJICAYCT NUCKOHTHPOBATH B JAHHOM HMHBCCTUIIMOHHOM IIPOCKTC I10
CTaBKE€ IUCKOHTHUPOBaHUA 9%, YTOOBI IMIPUBCCTHU O)KI/II[aeMHﬁ ,Z[eHe)KHBIﬁ IIOTOK K HACTOALICMY

MOMEHTY BPEMEHHU.

B nannom wmuBectunmonHom mnpoekte NPV paBusiercs 482 227 €, 4ro sBIsSeTCS MO3UTUBHBIM
sHayeHneM u cootBeTcTByeT NPV>0. MuBectunmonnsiii mpoekt Flora maja mpusnexareneH s

BJIOXXCHUS. I[eHe)KHLIﬁ IMOTOK ITPEBLIIITACT CTOUMOCTb MHBCCTUIIMOHHOI'O ITPOCKTA.

3.3. Uunexc npudbLUIbHOCTHL MHBECTHIIHI

Wunexc npubbuibHOCTh MHBecTHuMit (Pl - Profitability index) — mnokasarens sddexTuBHOCTH
WHBECTHIINH, MOKAa3bIBAOIIMI JOXOAHOCTh BIOXKEHHOTO KanuTajia. MHIeKe NprObUIHA MpeICTaBIIseT
c000i1 OTHOIICHUE IMCKOHTUPOBAHHOW CTOMMOCTH OYIyNIMX JCHEKHBIX MOTOKOB K CTOMMOCTH

NepPBOHAYAIBHBIX HHBECTHIINH. [24]

®dopmyia pacuera MHJEKcCa MPUOBUTLHOCTH HHBECTHLINH.

Zn Cl:"t

t=1717 L i\t

PI = (11 *+ D) 3)
rmue Pl—  wunaexkc npuOBUILHOCTH MHBECTUIINN;

CFt— nmeHexHBIN IOTOK B IIEPHOJ BPEMEHH t;
- CTaBKa TMCKOHTUPOBAHMS,
N—  oXujgaemas IPOJOJIKUTEIILHOCTD IIPOEKTa;

I - JIEHE)XXHBIN ITOTOK B HepBOHaanBHLIﬁ MOMCHT (I/IHBCCTI/II_II/IOHHLII\/'I KaHI/ITaH).
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Uem Bbiie KOIPPUIUEHT MPUOBUIHHOCTH WHBECTHIIMA, TEM OOJBIIYIO OTHa4y Ha BIOKCHHBIN

KaIlMTaJl IPUHOCHUT JIaHHAS! HHBECTUIHSL. [24]
Ornenka npoekra Ha ocHose kputepus PI (EVS 875-9:2012).

e PI>1: npoeKkT MHBECTULIMOHHO IPUBJIEKATEIIEH JUUISl BIOXKEHMS, TaK KaK JICHE)KHAsl €JUHULA
3apa0aTbIBaeT 0OJIbIIE YEM CTaBKa AUCKOHTHUPOBAHUS HUHBECTOPA.

e PI<1: uuBecTUIIMOHHBIN NPOEKT, UMEIOIIUN OTpULIaTeIbHOE 3HaueHue Pl cienyeT uckinounts
U3 pacCMOTPEHMsI, TaK KaK MHBECTHIIMOHHBIN IPOEKT HE CMOXXET BO3MECTUTh B IOJHOM
pa3Mepe BIIO)KEHHBIE B HETO KallUTAJIbHBIE 3aTPaThI.

e Pl=1: uHBECTULMOHHBIA NPOEKT HMEET JOXOJHOCTb pPAaBHYIO BBIODAaHHON CTaBKH

JTMCKOHTUPOBAHUSL.
Pacuer Pl unBecturmonnoro npoekra Flora maja npuseznen B tadmuie 7.

Ta6auna 7. Pacuyer Pl

JleHexXHBIH MOTOK, CraBka JVCKOHTUPOBAHHBIN
Ton (€) JTUcKOHTHpOBaHUs (1=9%) JIEHEXKHBIH MOTOK, (€)
1 17 956 0.917 16 466
2 40 726 0.842 34 291
3 64 147 0.772 49 522
4 82 214 0.708 58 208
5 91 512 0.65 59 483
3aKITIOYNTETHHBINA
JIEHEKHBIA [TOTOK 1791165 0.65 1164 258
Bcero 1382 227
CBow cpecTBa 900 000
Pl 1.54

HUcmounux: pac4eThl aBTOpaA

B nannom unBectunnonHoM npoekrte Pl paBusiercs 1,54, yTo siBIsieTCS MO3UTHUBHBIM 3HAUEHUEM U
coorBeTcTByeT PI>1. MHBecTHmMOHHBIN mpoekT Flora maja MHBECTHIIMOHHO TPUBIIEKATEICH IS
BJIOKEHHUS, TaK Kak JIEHeXKHas eIMHUIla 3apabaThiBaeT OOJbIIE YeM CTaBKa JIMCKOHTHPOBAHUS

UHBECTOPA.
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3.4. BHyTpeHHsI1 HOpMA NPUOBLIN

Buyrpennsis Hopma npuobun (IRR - Internal Rate of Return) — moka3siBaeT Takyr CTaBKY

JMCKOHTUPOBAHUS, IPU KOTOPOM YMCTBIN TUCKOHTHPOBAHHBIN JI0XO0]] paBHSETCS HYIHO. [24]

dopmyiia pacuyera BHYTpEHHEH HOpMBI IPUOBLTH HHBECTUIIHOHHOTO TTpoekTa (EVS 875-9:2012):

NVP = zn: e _ 4
i1 + IRR)t S
t=0
rie  IRR — BHyTpeHHss HOpMa MpUOBLITH

NPV — 4ucThIi TMCKOHTHPOBAHHBIN JOXOJI ITPOCKTA;
CFt— neHeXHBIN MOTOK B MIEPUO]T BPEMEHH t;

n-— OKngacMmas rnmpoaoJKUTCIbHOCTD IIPOCKTA.

Ouenka 3HaueHuii kodpduimenta IRR (EVS 875-9:2012):

¢ IRR > K (craBka AUCKOHTHPOBAHHS): MPOEKT HHBECTHIUOHHO MPHUBICKATENICH, TaK Kak
BJIOKCHHBIM B MPOEKT Kamurtan OyAeT Co3/1aBaTh JJOXOJHOCTh BBILIE, YEM CTOMMOCTb 3TOTO
BJIO’KEHHOTO KaluTaia.

¢ IRR < k: MHBECTHIMOHHBIH MPOEKT CJIEAYET UCKIKYHTh U3 PACCMOTPEHHS TAaKOW MPOCKT
OyZIeT co3aBaTh OTPUIATEIbHBIA JUCKOHTUPOBAHHBIN JEHEKHBIN TOTOK B OYyIyIIEM.

e [RR =k: nmpoekT He npuHeceT HU YOBITKOB, HU JJOXOJa B OyAyIleM Mepro/e.

B maHHOM TIpOEKTE €KETOMHBIC ACHEKHbBIE MOTOKU HE SBISIOTCS OJAMHAKOBHIMH M B TAaKOM CITydae
aBTOP PabOTHI UCTIOJIB30BA METO T POOBI, UTOOBI HaliTH 3HaueHue IRR. YcnoBuewm s onpeneneHus
npornenrta IRR sBisercs NPV = 0. [IpocunTsiBas pa3Hble CTaBKU AUCKOHTHPOBAHUS HILEM TaKyIO

ctaBky, npu kotopoit NPV 6mke Bcero k 0. B Tabnuue 8 u 9 npuBeieHbl pacyeTsl.
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Tao6auna 8. Pacuer IRR 19%

CraBka

JIeHEeXXHBIN MOTOK, JMCKOHTUPOBAHUSA JMCKOHTHPOBAHHBIN

Tox (€) (i=19%) JEHEXHBIH MOTOK, (€)
1 17 956 0.840 15089
2 40 726 0.706 28 759
3 64 147 0.593 38 066
4 82214 0.499 40 998
5 91512 0.419 38 348

3aKIF0YNTEIbHBIN
JIEHEKHBIA [TOTOK 1791165 0.419 750 587
Bcero 911 847
CBowm cpencTBa 900 000
NPV 11 847
Hemounuk: pacHeThl aBTOpaA
Ta6auna 9. Pacuer IRR 20%
CraBka

JIeHEeKHBIH MOTOK, JUCKOHTUPOBAHUS JIMCKOHTHPOBAaHHBIN

lon € (i=19%) JICHEKHBIH MOTOK, (€)
1 17 956 0.833 14 963
2 40 726 0.694 28 282
3 64 147 0.579 37122
4 82214 0.482 39 648
5 91512 0.402 36 777

3aKIF0YNTEIbHBIN

JIEHEKHBIA [TOTOK 1791165 0.402 719 829
Bcero 876 622
CBow cpeJicTBa 900 000
NPV -23 378

HUcmounux: pac4eThl aBTOpa

W3 BBIIEIPUBEIEHHBIX pacyeToB MbI norydaeM 3HaueHue IRR mexy 19 - 20%, 4To cOOTBETCTBYET
IRR > K (craBka JAMCKOHTHpOBaHHS). BHYTpeHHsSs HopMa mNpHOBUIM OOJBIIE YeM CTaBKa
JTUCKOHTHPOBaHUA 9% M JaHHBIM MPOEKT MpHBIEKATeNeH, TaK KaK BIOXKEHHBIH B MPOEKT KalHUTal

6YJIGT co3aaBaTh JOXOAHOCTH BbINIC, YEM CTOMMOCTB 3TOI'O BJIOKCHHOI'O KaruTrala.
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3.5. Cpok oKynaeMocTH HHBECTHUIIHOHHOT0 MIPOEKTA

Cpok okymaemMocTH HHBecTHIIMOHHOTO rnpoekta (PB - Payback Period) — nanubiii koaddummeHt
MOKa3bIBACT MEPUO/I, 32 KOTOPBIA OKYIISITCS MEPBOHAYAIBHBIC 3aTPAThl B MHBECTUIIMOHHBIN MTPOCKT.
DKOHOMHYECKUI CMBICIT JAHHOTO TIOKA3aTelIs 3aKITF0YaeTCs B TOM, YTOOBI [TOKA3aTh CPOK, 38 KOTOPBIH

HHBECTOP BEPHET 0OPATHO CBOM BIIOKEHHBIE IEHBIH. [24]

dopmyiia pacuera Cpoka OKyInaeMoCTH HHBeCTHIIMOHHOTO poekta (EVS 875-9:2012):

Iy
PB= +—— (5)
HZ‘?:l CFt

rie  PB- Cpok oKkynaeMoCTH MHBECTULIMOHHOI'O IPOEKTA;
lo-  mepBoHauanbHBIE 3aTPATHI,
CFt— neHexHbIH NOTOK B IEPUOJT BPEMEHU t.

PacueTsl cpoka OKyrmaeMOCTH HHBECTUIIMOHHOTO npoekTta Flora maja npusenens B [Ipunoxenun 2.
[To naHHBIM pacueTam CpOK OKYIaeMOCTH COCTABUT MPUMEPHO 16 neT u 6 MecsieB. DTo 03HAYaeT,
4yTo uepe3 16 jeT u 6 MecsieB HHBECTOP BEpPHET 00paTHO CBOM BJIOXKEHHBIE cpeicTBa B pazmepe 900

000 €.

3.6.AHaIM3 PUCKOB IPOEKTA.

ABTOp IMIUTOMHO#T paOOTHI HCTIOIH30BATI METO/I CLICHAPHERB IJIs aHAIIN3a PUCKOB IpoekTa Flora maja.
JlaHHBIN METOJ] 3aKITI0YAETCsI B CIEAYIOUIEM: CTPOSIT pa3INuHbIe BO3MOXHbBIE CIICHAPUH, a 3aTEM IS
Ka)K0T0 CLIEHApHsI BBICYUTHIBAIOT YUCTHIM JUCKOHTUPOBAHHBIN 10X0/ OT MHBECTUIIMOHHOTO ITPOEKTa
(NPV). Uto ObI cocTaBUTh pa3iUyuHbIE CIIEHAPHH HEOOXOJMMO M3MEHUTH HEKOTOPHIE ITOKAa3aTelH,
KOTOpbIE OTHOCATCS K TpyIIe pHCKOB. B JaHHOM WHBECTHIIMOHHOM IpOEKTe Haumboee
PUCKOBaHHBIMU TOKa3aTeNsIMU SIBJISIFOTCS apeH/IHAs 1leHa U BaKaHTHOCTb. Jlpyrue mokaszaTenu He

HU3MEHAIOTCA.
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ABTOp CMOAENMPOBaAI UYEThIpE pa3IMYHBIX CLiEHapuil, nanee paccuutbiBaercs NPV s xaxunoro
cueHapus u nosydyeHHeld NPV ymMHO)kaeM Ha BEpOSTHOCTb OCYILIECTBIEHMs cueHapus. Bce
pe3yibTaThl CKIAABIBAIOTCS M €CJIM Mbl IOJIy4aeM IIOJO0XKHUTEIbHOE YUCIO, TO IPOEKT MOKHO

BOIUIOLIATD B KU3Hb.
Bo3mokHBIE CLieHapHH 1Sl KCCIIEyeMOro HHBECTHIIMOHHOTO rpoekTa Flora maja:

e CueHapuii pa3BUTHs HOMEp 1. ApeH THasI IIeHa OCTaeTCsI TaKas JKe, Kak M B 0a30BOM CIICHApUH,
a CTaBKa BaKaHTHOCTH OoJbIre. [lons BAKAHTHOCTH B TIepBbIi T0J] cocTaBuUT 20%, BO BTOPOH

rox 15%, a HaunHas ¢ Tpetbero rona 10%.

[IporHo3 NIEHEKHOrO MOTOKA MWHBECTUIIMOHHOTO IMPOEKTa COOTBETCBYIONIHMI TEPBOMY CIICHAPHUIO
npuBeIeH B npuiokeHun 3. Ha ocHOBE JaHHBIX pacueToB ObUT BeruecieH Tak ke NPV (tabma. 10).

NPV nepsoro cuenapus cocraui 210 898 €.

Ta6auna 10. Pacuer NPV nepsoro ciienapus

JleHexXHBIH MOTOK, CraBka JVCKOHTUPOBAHHBIN
lox €©) JucKoHTHpoBaHUsI (1I=9%) JICHEXXHBIN MOTOK, (€)
1 3763 0.917 3450
2 26 249 0.842 22 101
3 49 380 0.772 38122
4 58 115 0.708 41 145
5 66 930 0.65 43 505
3aKITIOYNTETHHBINA
JIEHEXKHBIA IT0OTOK 1 480 884 0.65 962 575
Bcero 1110898
CBow cpecTBa 900 000
NPV 210 898

Hcmounuk: pacdeTsl aBTOpa

L4 CL[CHapI/Iﬁ Pa3sBUTHA HOMCP 2. I[OJBI BaKaHTHOCTH OCTACTCs TaKasd »XKC, KaK U B 0a3o0BOM

CLIEHapUH, a apeH/IHas LIeHa, HaYMHasi CO BTOPOTro rojia yMeHblaercst Ha 5% B TOJ.

[IporHo3 neHE)HOTO TOTOKA WHBECTHUIIMOHHOTO IMPOEKTAa COOTBETCBYIOIIMN BTOPOMY CIICHAPHIO

npuBeneH B npuiioxkeHnn 4. Ha ocHOBe JaHHBIX pacueToB ObUT BeryecieH Tak ke NPV (tadm. 11).

37



NPV Broporo cuenapus cocrtaBui -389 251 €. B nannom cuenapun NPV cocraBui oTpunateabHoe

3HA4YCHUC.

Taoauua 11. Pacuer NPV BTOporo criienapust

JIeHeKHBIN ITOTOK, CraBKa JVCKOHTUPOBAHHBIN
Ton (€) JIucKoHTHpOoBaHUs (1=9%) JIEHEeXKHBIN MOTOK, (€)
1 17 956 0.917 16 466
2 22 842 0.842 19 233
3 26 959 0.772 20812
4 25510 0.708 18 061
5 16 977 0.65 11 035
3aKIF0YNTEIbHBIN
JICHES)KHBIN ITOTOK 654 064 0.65 425 142
Bcero 510 749
CBou cpencTaa 900 000
NPV -389 251

HUcmounux: pacHeThl aBTOpA

e Cuenapuii pa3Butus HoMep 3. ApeHAHas IleHa yMeHbInaeTcs Ha 5% B Toj HAauMHAS CO
BTOPOTO TOJIa, a I0JIsl BAKAHTHOCTH B MepBbIil ros1 coctaBuT 10%, Bo BTOpOii roa 5%, B TpeTuit

roa 2%, a Ha4YWHag ¢ 4€TBCPTOro roJga J0Js1 BAKAHTHOCTHU 6y,[[eT coctaBiTh 0%.

ITporHo3 AEHEKHOro MOTOKAa MHBECTHUIMOHHOTO IPOEKTa COOTBETCBYIOLIUI TPETbEMY CLIEHAPHUIO
npuBeNicH B npuiioxkenun 5. Ha ocHOBe JaHHBIX pacueToB ObUT BhruecieH Tak ke NPV (tadm. 12).
NPV Ttpetsero cuenapusi cocraBun -317 160 €. B nmannHom cuenapum NPV coctaBmim Tak ke

OTpUIATCIIbHOC 3HAYCHUC.

Tab6auua 12. Pacuer NPV tpetbero crieHapus

JIeHeHBIN TTOTOK, CraBKa JMCKOHTUPOBAaHHBIN
Ton (€) JTUCKOHTHPOBaHUs (1=9%) JICHEXKHBIH MOTOK, (€)
1 32 150 0.917 29481
2 36 326 0.842 30 586
3 34 645 0.772 26 746
4 30 377 0.708 21 507
5 21 601 0.65 14 041
3aKIF0YUTETbHBIN
JIEHEKHBIHA [TOTOK 708 428 0.65 460 478
Bcero 582 840
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CBou cpeacTBa

900 000

NPV

-317 160

Hcmounux: pacyeThl aBTOPA

e (Cuenapuii pazButus HoMmep 4. ApeHaHas 1ieHa yBeJIMunuTcsa Ha 5% B roJ] HaUMHasi CO BTOPOro

rojia, a Jojsl BAKAHTHOCTU B NEPBBIN roj coctaBuT 25%, Bo BTOopoil rog 20%, B TpeTuii roa

15, a HauMHAas C YETBEPTOIO TO/1a A0S BAKAHTHOCTH OyJeT coctaBisTh 10%.

HpOFHO3 ACHCKHOT'O ITOTOKAa MHBECCTUIUOHHOI'O ITPOCKTAa COOTBeTCBYIOH_II/Iﬁ YETBEPTOMY CHECHAPHUIO

npuBeeH B npuiiokennn 6. Ha ocHOBe maHHBIX pacueToB ObLT BhiueciieH Tak ke NPV (tabma. 13).

NPV tpetnero cuenapus cocraui 585 015 €.

Ta6auna 13. Pacuer NPV uerBepToro cuenapus

JleHexXHBIH MOTOK, CraBka JVCKOHTUPOBAHHBIN
lox ©) JuckoHTHpoBaHUs (1I=9%) JICHEXKHBIH MOTOK, (€)
1 -10 431 0.917 -9 565
2 18 584 0.842 15 648
3 49 598 0.772 38 289
4 82 748 0.708 58 585
5 100 929 0.65 65 604
3aKITIOYNTETHHBINA
JIEHEXKHBIA IT0OTOK 2 025 315 0.65 1316 454
Bcero 1485 015
CBou cpencTsa 900 000
NPV 585 015

Hcmounux: pacyeTsl aBTopa

PGSYJ'II)TaTI)I aHaJIn3a MHBCCTUIIMOHHOTO IMPOCKTAa IO MCETOAY CHCHAPHCB NPUBCACHBI B CBOAHYIO

Tabnuiry 14, a Takke aBTOp yKa3all BEpOSITHOCTh OCYIIECTBIICHHS CIICHAPUEB U YMHOXKHUJI Ha JIAaHHBIS

nokazarenu NPV kaxoro u3 cieHapusi.

39



Tadauua 14. Pe3ynbTaThl aHalu3a MPOEKTA 110 METO1y CIICHApHEB

NPV c¢ yuetom
Howmep paszsutus cuenapusi | NPV (€) BepositHocTh | BepositHOCTH (€)
1 210 898 0.5 105 449
2 -389 251 0.2 -77 850
3 -317 160 0.2 -63 432
4 585 015 0.1 58 502
Bcero 22 668

Hcmounuk: pacdeTsl aBTopa

Cymma NPV ¢ ydyeroMm BeposTHOCTH cocTaBuiia 22 668 €, uyTo sBISETCS MOJIOKUTEIBHBIM YHCIIOM.

ITo JAaHHBIM pE3yJibTaTaM MOKHO CACJIAaTh BBIBOMA, YTO ITPOCKT CICAYCT pCAIM30BbIBATD.
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3AK/IIOYEHUE

[lenpro TaHHOW AWIUIOMHON pa0OThI OBLIO MIPOAHATU3UPOBATH JIEBEIONEPCKUI MPOCKT Ha MpUMEpE
Flora maja 1 gath olEeHKY JOXOIHOCTH 3TOTO MPOCSKTA. [ TOCTHIKEHUS TAaHHOM 1IeIM aBTOP M3YUHIT
pa3MuYHyI0 JUTEPaTypy, CBS3aHHYIO C pPa3BUTHEM HEJIBIKUMOCTH, PpacCMOTpell ofIee
YKOHOMHYECKOE COCTOSTHUE DCTOHHMH, a TaKXKEe W3YYHJI PHIHOK O(DHCHBIX TUIONIA[ICH Ha JTaHHBIHA

MOMEHT U COCTaBUJI IPOTHO3 Pa3BUTHUS PbIHKA Ha OiMrkaiiiiee Bpems.

ITo oueHke enapTaMeHTa CTaTUCTUKH, 3a 2016 roJ1 5)KOHOMUYECKUHA pOCT DCTOHUM ObLIT MEHbIIIE, 10
CPaBHEHHIO C MPOLUIBIM I'OZIOM, HO B OJIMpKaiIIMe ABa roja NporHo3upyercs 0ojiee CTpeMUTENbHBIN
HSKOHOMUYECKUHN pPOCT, Oiiarojapsi yCUICHUIO BHEIIHETO CIpOca U YBEJIMUYEHUS] OM3HEC MHBECTHUIIUI.
B nocnennue rosipl cTpouTenbHbIN CEKTOP DCTOHUM CTall 3HAYUTENIbHO pa3BuBarhbes. B 2016 roxy
KOJIMYECTBO CHEJIOK C HOBOW HEABM)KMMOCTBIO BO3pOCIIO Ha 29% B CpaBHEHUU C IMPOLUIBIM IOJIOM.
OTa aKTUBHOCTh OOYCJIOBJIE€HAa BOCCTAHOBJIEHMEM 3aHATOCTU HACEJIeHUs] U HHU3KOM YpOBHE

MPOIICHTHBIX CTABOK OaHKa.

Ha priake koMmMepueckoii HeBUkuMocTH 3a 2016 roa npousoiien MaciITaOHbINA pOCT IPEI0KEHUH
Ha HOBYIO apeHHYI0 oHcHYI0 miomaap, a 2017 roa craHeT IPOMEKYTOUHBIM I'0JIOM, KOTOPbII He
NpUHECEeT Ha PHIHOK HOBBIX IJIOIIAJEH B OLIYTMMbIX o0beMax. Cieayronuil MTopM B 3aBEepIICHUH
CTPOUTENHCTBA O(UCHON HEABUKUMOCTH mpousoiaer B 2018 romy. MoxHO caenath BBIBOJI, YTO
paccMaTpuBaeMblil B TaHHOM JUIUIOMHOM paboTe MHBECTHIIMOHHBIH poekT Flora maja, 3aBepiieHue
CTPOUTENIBCTBA KOTOPOT'O 3aIyIaHupoBaHo Ha KoHel 2017 rosna, cMOKET BOCIOJIB30BATHCS CIIPOCOM,
HAaKONMBUIMMCS B PE3YJIbTATE Nay3bl HBIHEIIHETO TOAA U 3allOJHUTh CBOM IUIOIIAJN MaKCHMalIbHO

OBICTpO.

Flora maja — 310 1e10B0# KBapTall ¢ XOpOIlei TPAaHCIIOPTHOU Pa3BsI3KOM, PACIOI0KEHHBIH OJU3KO K
HeHTpy ropoja mno aapecy Tulika 19, TamnunH. [leBenomnep miIaHUPYET CTPOUTEIHCTBO HOBOTO «C»

3/1aHUs, KOTOpOoe OyJeT COCTOATh U3 IIECTH dTaxel, nopsaaka 1900 m? apeHaHOM MI0IIaIH.
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CTOUMOCTB MPOEKTA, KOTOPasi BKIKOYAET 3aTPaThl HA IPOEKTUPOBAHUE, CTPOUTEIHCTBO (CHOC CTapOro
CTPOEHHUSI, CTPOUTEILCTBO HOBOTO 3/aHUS, CTPOUTEIILHBIM HAA30pP, MOAKIIOYECHUE K MH)KEHEPHBIM
ceTsiM, paboThl 1O OJIArOYCTPOMCTBY) M JPYTMX Pacxoj0B, COCTABISECT 2,3 MH/UIMOHA €BPO, W3

koTopbix 900 000 eBpo MHAHCUPYETCSI CBOMMH CPEJICTBAMH.

J1oX0/1bI TaHHOTO WHBECTUIIMOHHOTO MPOEKTA UCXOAT U3 aPCHIbI IUIOMIAIN 3AaHUs. 32 MEPBBIN TOJT
MOTEHIIMATBHBIN 10X0/1 TAHHOTO MHBECTUIIMOHHOTO IIPOEKTa MOKeT cocTaBUTh 283 870 € B roa. Homns
BAaKaHTHOCTH B NEPBBIM roa coctaBmia 15%, dro ymensinaer noxon Ha 42 581 €. OneparmonHbie
pacxojsl 3a mepBbiii rog cocraBat 60 000 €. Yucteit onepammonnsiii qoxon (NOI) 3a mepBblit roj

cocrtasui 181 290 €.

ABTOp pabOTBI HCIOJB3YET METOJ| JAMCKOHTUPOBAHHS JICHE)KHOTO IOTOKA, YTOOBI PAcCUYUTATH
OCHOBHBIC KJIIOYEBBIC MOKa3aTeau 3(()EKTUBHOCTH WHBECTHIIMOHHOTO MpoekTa, To ecTh NPV mim
YHUCTBIA JUCKOHTHPOBaHHBINA 10x01, Pl mnn mHnexc npudsuibHOCTH, IRR MM BHyTpeHHSST HOpMa
npuObUIH, a Takke PB wim cpok okynaemoctu. PesynpraTamu aHaM3a WHBECTUITMOHHOTO MPOCKTA
Flora maja cramu cnenyromnue: NPV 482 227 €, uro coorBerctByer NPV>0, Pl 1,54, uto Takxke
cootBeTcTBYyeT PI1>1; a mokazatens IRR mexay 19 - 20%, uro Gomblie yeM cTaBKa JUCKOHTHPOBAHMUS,
KOTOpasi B JAHHOM MPOEKTe cocTaBuiia 9% u CpoK OKymaeMocTu mpoekTta 16 jet u 6 mecsien. Bee
BBIIIICYTIOMSIHYThIE BBIUMCIICHHSI IIOKA3BIBAIOT, YTO JTAHHBIN MPOCKT SIBJISICTCS TTPUBJICKATSILHBIM IS

BJIOYKECHUH.

ABTOp IMIUTOMHO#T paOOTHI HCTIOIH30BAIl METO]] CIICHAPHEB IS aHAIn3a pUCKOB npoekTa Flora maja.
beutn cMonenupoBanbl yeTslpe pasnuusble cieHapun. Cymma NPV Bcex crenapueB ¢ yderom
BEPOSTHOCTH cocTaBmiia 22 668 €, 4To SABIsSeTCS NOJT0KHUTEIBHBIM YrciIoM. [1o JaHHBIM pe3ynbTaTaM

MOKHO COECJIAaTb BBIBOJ, YTO IMPOCKT CIACAYCT pCaJIN30BbIBATh.

MO>KHO TIOJBECTH UTOT, YTO aBTOP pabOTHl YCHEIIHO JOCTHUI MOCTABICHHOM LIE€JIH U BBIACHWI, YTO
UCCIIEYEMbIIl TIPOEKT SBIISETCS INPUBJIEKATEIbHBIM JUIsI MHBECTHUPOBAHMS, TaK KaK OCHOBHBIE
nokasaresu 3(pPpeKTHBHOCTH HHBECTULIMOHHOTO MPOEKTA, a TAKXKE aHAIN3 PUCKOB MOKA3aJIM XOPOILINe
pe3ynbTaThl. MHBecTHpOBaHHE B HEABUKHUMOCThH — 3TO JIOJITOCPOYHOE BIOXKEHHE, KOTOpOoe TpeOyeT
00JbIIOro (UHAHCHPOBAHMS, U HEOOXOJMMO BCErJa MOMHHUTH O BO3MOXKHBIX pHCKax M OBITh

TOTOBBIM, YTO MOKET YTO-TO MIOUTHU MO-APYrOMY.
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KOKKUVOTE

Selle 10put6d eesmérgiks oli analiiiisida ja hinnata arendusprojekti kasumlikust Flora Maja niitel.
Selle eesmirgi saavutamiseks uuris to0 autor erinevaid allikaid, mis olid seotud kinnisvaraarendusega,
vaatles Eestis iildist majanduslikku seisundit. Lisaks eelolevale, uuriti hetkel turul olevaid kontorite

pindalasid ja tehti ldhituleviku turuarengu prognoos.

Statistikaameti andmetel 2016. aasta jooksul oli Eesti majanduskasv vorreldes eelmise aastaga
viiksem, kuid jargmise kahe aasta jooksul prognoositakse kiiremat majanduskasvu suurenenud
vilisndudluse ja driinvesteeringute tottu. Viimastel aastatel on Eesti ehitussektor oluliselt arenenud.
2016. aasta andmetel oli kinnisvaratehingute osakaal kasvanud 29% vorra vorreldes eelmise aastaga.

See tegevus on tingitud to6hodive taastamisega ja madalate panga intressimddradega.

2016. aasta jooksul toimus kinnisvaara turul tohutu uute biirooruumide rendiettepanekute kasv kuid
2017. aasta saab olema vaheaastaks, mis ei too turule olulisel méiéiral uusi ruume. Jargmist sellist
tormilist kasvu kontorikinnisvara ehituses voib oodata 2018. aastal. Seega voib jireldada, et selle
16putd6 fookuses olev investeerimisprojekt Flora Maja, mille valmimine on planeeritud 2017. aasta
16puks, saab kasutada dra ndudluse, mis on kogunenud selle aastal pausi totu ja tdita oma ruumid nii

kiiresti kui voimalik.

Flora Maja on logistiliselt soodsa asukohaga &rikvartal, mis asub kesklinnas, aadressil Tulika 19,
Tallinn. Arendaja plaanib ehitada uue "C" hoone, mis koosneb kuuest korrusest rendipinnaga 1900

m2

Projekti maksumus, mis hdolmab projekteerimise kulusid, ehitust (sh vanade hoonete lammutamist,
uute hoonete ehitamist, ehitusjirelevalve kulusid, tehnovdrkude iihendust, korrastustdid) ja muid

kulusid on 2,3 miljonit eurot, millest 900 000 eurot rahastatakse omal joul.
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Konealuse investeerimisprojekti tulud tulenevad hoone iitirist. Investeerimisprojekti esimesel aastal
vOib potentsiaalne tulu ulatuda 283 870 € aastas. Vabade pindade osakaal esimesel aastal on 15%, mis
vihendab sissetulekut 42 581 € vorra. Tegevuskulud esimesel aastal oleksid 60 000 €. Puhastulu (NOI)
esimesel aastal oleks 181 290 €.

Autor kasutab oma t60s diskonteeritud rahavoogude meetodit, et arvutada peamiseid
investeerimisprojekti tulemuslikkuse pohinditajaid, milleks on NPV ehk puhas niitidisvaartus, Pl ehk
kasumlikkuse indeks, IRR ehk sisemine tasuvusldvi, samuti PB ehk tasuvusaeg. Flora Maja
investeerimisprojekti analiilisi tulemused olid jairgmised: NPV 482 227 €, mis vastab NPV>0, Pl=
1,54, mis vastab ka PI>1; ning IRR néitaja oli 19-20%, mis on rohkem kui diskontoméér, mis selles
projektis oli 9% ja tasuvusaeg 16 aastat ja 6 kuud. Koik iilaltoodud arvutused néitavad, et projekt on

investeeringute jaoks atraktiivne.

Flora Maja projekti riskide analiilisis kasutas 10put66 autor stsenaariumite meetodit (scenario
analysis). Modelleeritud oli neli erinevat stsenaariumit. Kdikide stsenaariumide NPV summa oli
arvestades toendosust 22 668 €, mis on positiivne arv. Tulemuste kohaselt voib jareldada, et seda

projekti tasub ellu viia.

Kokkuvotteks voib delda, et to6 eesmérgid said edukalt tdidetud ning uuringu kdigus jouti jareldusent,
et to0s analiitisitud projekt on investeeringuteks atraktiivne kuna tulemuslikkuse pohinditajad ja riski
analiilis on ndidanud héid tulemusi. Investeerimine kinnisvarasse on pikaajaline investeering, mis
nduab palju vahendeid ning alati peab olema teadlik riskidest ja valmis selleks, et midagi voib minna

teisiti.
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HPUJIOXKEHUA

IIpunoxenue 1. 'paduk roqoBpIX BHIILIAT 110 KPeAUTY

Tox | Ocrarok, Thic. (€) §f§°é§°ﬁ AOIE, THBII’SII(Z‘;T"I’ TB;L“JEZ? B rod,
1 1400 93 70 163
2 1307 93 65 159
3 1213 93 61 154
4 1120 93 56 149
5 1027 93 51 145
6 933 93 47 140
7 840 93 42 135
8 747 93 37 131
9 653 93 33 126

10 560 93 28 121
11 467 93 23 117
12 373 93 19 112
13 280 93 14 107
14 187 93 9 103
15 93 93 5 98

Bcero 1400 560 1960
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le/IJIO)KeHI/Ie 2. OKyl'[aeMOCTI/I HHBECTUIIMOHHOT'O IMPOEKTA

JIleHeXHbII
MIOTOK C
JleHexHbie CraBka JIMCKOHTUPOBAaHHBIN | HAPACTAIOIIUM
MIOTOKH, ThIC. | IUCKOHTHUPOBAHUS | JACHEXKHBIN MOTOK UTOI'OM, TBIC.
T'on (€) (1=19%), teiC. (€) | (1=19%), TBIC. (€) (€)

0 -900 -900 -900
1 18 0.917 16 -884
2 41 0.842 34 -849
3 64 0.772 50 -800
4 82 0.708 58 -741
S) 92 0.650 59 -682
6 101 0.596 60 -622
7 110 0.547 60 -561
8 120 0.502 60 -501
9 130 0.460 60 -442
10 139 0.422 59 -383
11 149 0.388 58 -325
12 159 0.356 o7 -268
13 169 0.326 55 -213
14 180 0.299 o4 -159
15 190 0.275 52 -107
16 294 0.252 74 -33
17 300 0.231 70 36
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Ipuaoxenue 3. JleHe:KkHBIA MOTOK clieHapusi HOMep 1

Ilepeuens (€) 1r. 2T. 3r. 4r. ST. 6r.
INoTeHManbHEII JOXO, THIC. 284 290 295 301 307 313
[ToTepn BakaHTHOCTH, THIC. 57 43 30 30 31 31
D dexTUBHBIN TOXOI, THIC. 227 246 266 271 277 282
DKCIUTyaTallMOHHBIC

pacxopl, ThIC. 60 61 62 64 65 66
UucTeiit onepaliOHHbIN

noxon (NOI), Teic. 167 185 203 207 212 216
I'omoBast BeIIIIIATA T10

KpPEIUTY, ThIC. 163 159 154 149 145 140
JleHexxHbIi MOTOK (10

yILIaThl HAJIOTOB), THIC. 4 26 49 58 67 76
CraBka KanmuTaau3aiuu 8%

CTONMOCTE HEABHKUMOCTH 2 697 863

Pacxonst npu nponaxe (1%) 26 979

OcTaTok KpeauTa nocie S jger 1 190 000

3aKII0YNTENLHBIN JeHEKHBIN TOTOK 1 480 884
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Ipuaoxenue 4. JIleHe:KHBIA MOTOK ClIeHAPHSI HOMep 2

Ilepeuens (€) 1r. 2T. 3T. 4r. ST. 6r.
[ToreHnnanbpHbIA TOXO0MI, THIC. 284 270 256 243 231 220
IloTepu BakaHTHOCTH, ThIC. 43 27 13 5) 4 4
D} bheKTHBHBIN T0XO/I, THIC. 241 243 243 239 227 215
DKCIUTyaTalluOHHbIE

pacxo/ibl, THIC. 60 61 62 64 65 66
UucTeii onepaliOHHbIN

noxon (NOI), Teic. 181 182 181 175 162 149
I'omoBast BeIIIIIATA T10

KpPEIUTY, ThIC. 163 159 154 149 145 140
JICHEe)KHBIH IMOTOK (10

YIUIaThl HAJIOTOB), THIC. 18 23 27 26 17 9
CraBka KanmuTaau3aiuu 8%

CTONMOCTDb HEIBHKUMOCTHU 1862 691

Pacxoner mpu mpomaxe (1%) 18 627

OcraTok KpeauTa nocie S Jer 1 190 000

3aKJIIOUYUTENILHBIA JEHEKHBIH TOTOK 654 064
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Ipuaoxenue S. JIleHe:KHBIA MOTOK ClIeHAPHUsSE HOMep 3

Ilepeuens (€) 1r. 2T. 3r. 4r. ST. 6r.
[ToreHnnanbHbIA TOXO0MI, THIC. 284 270 256 243 231 220
ITorepu BakaHTHOCTH, THIC. 28 13 5 0 0 0
D} bheKTHBHBIN T0XO/I, THIC. 255 256 251 243 231 220
DKCIUTyaTalluOHHBIE

pacxo/ibl, THIC. 60 61 62 64 65 66
UucTeii onepaliOHHbIN

noxon (NOI), Teic. 195 195 189 180 166 153
I'omoBast BeIIIIIATA T10

KpPEIUTY, ThIC. 163 159 154 149 145 140
JICHEe)KHBIH IMOTOK (10

YIUIAThI HAJIOTOB), THIC. 32 36 35 30 22 13
CraBka KanmuTaau3aiuu 8%

CTOUMOCTBH HEIBUKUMOCTH 1917 604

Pacxonp mpu mpogaxe (1%) 19176

OcraTok KpeauTa nocie S Jer 1 190 000

3aKJIIOUYUTENILHBIA JEHEKHBIH TOTOK 708 428
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Ipuiaoxenue 6. JleHe:KHBIA MOTOK ClieHAPHUS HOMep 4

Ilepeuens (€) 1r. 2T. 3r. 4r. ST. 6.
IToTeHMaILHEBIN T0XO0/I,

TBIC. 284 298 313 329 345 362
[ToTepu BakaHTHOCTH, THIC. 71 60 47 33 35 36
D dexTUBHBIN TOXOI, THIC. 213 238 266 296 311 326
DKcITyaTalluoOHHbIE

pacxopl, ThIC. 60 61 62 64 65 66
YucTelii onepanuOHHbIN

noxon (NOI), Teic. 153 177 204 232 246 260
T"'onoBas BrITLIATA IO

KpPEINTY, ThIC. 163 159 154 149 145 140
JleHexxHbIi MOTOK (10

yILIaThl HAJIOTOB), THIC. -10 19 50 83 101 120
CraBKa KanuTaJIN3auu 8%

CTOMMOCTE HEJBMKHUMOCTH 3247 792

Pacxonst npu nponaxe (1%) 32478

OcTaTok KpeauTa nocie S jger 1 190 000

3aKIIOUYATENLHBIN JeHEKHBIN TOTOK 2 025 315
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AUTOREFERAAT

Too teema valiku pohjendus

Kinnisvara on effektiivne finantsinstrument terve maailmas. Selle ala investeerimine saab olla tdsiseks
tuluallikaks, juhul siis kui digesti korraldada oma finantsressurse. Selleks, et otsustada mis proekti
tasub investeerida, tuleb teha piiidlikku investeerimisanaliilisi. Seoses sellega tekkis autoril huvi

uurida kuidas oigesti teha kinnisvarainvesteeringu analiiisi.
Teema aktuaalsuse pohjendus

Kinnisvarainvesteering on véga oluline tuluallikas maailmas, aga enne projekti realiseerimist on vaja

teha pohjalik arendusprojekti analiiiis, et viltida koiki voimalikke riski.
Too eesmiirk ja iilesanded

T66 eesméark on analiiisida Tulika 19 Flora maja arendusprojekti ja anda hinnang antud

Kinnisvaraarenduse tulususele.
Eesmargi tditmiseks autor piistitas jargmised iilesanded:

e uurida erinevat Kinnisvarainvesteeringutega seotud kirjandust;
e analiiiisida Tallinna kinnisvara turgu;

e teostada arendusprojekti analiiiis.
Kasutatud uurimismeetodid ja t66 struktuur

Autor kasutab arvutuslikke meetodeid. Lidhtandmed projekti kohta on vdetud internetist,

kinnisvarainvesteeringu projekti arendajast Lumi Capital OU ja erinevatest registritest.
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T606 struktuur on jargmine:
SISSEJUHATUS
1.KINNISVARAARENDUS
1.1. Kinnisvaraarenduse olemus, liigid ja strateegiad
1.2. Kinnisvaraarenduse etapid
1.3. Kinnisvaraarenduse riskid
1.4. Eesti majanduse iilevaade
1.5. Tallinna iiliripindade turuiilevaade
1.6. Aripinna turuprognoos
2. ARENDUSPROJEKTI KIRJELDUS
2.1. Arendusprojekti iildinformatsioon
2.2. Arendusprojekti kulud
2.3. Projektiga seotud finantseering
2.4. Arendusprojekti tulud
3.ARENDUSPROJEKTI ANALUUS
3.1. Projekti 5 aastane rahavoogude prognoos
3.2. Puhas niitidisvéértus
3.3. Kasumi indeks
3.4. Sisemine tuluvaartus

3.5. Projekti tasuvusaeg
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3.6. Projekti riskianaliiiis
KOKKUVOTE (veene keeles)
KOKKUVOTE (eesti keeles)
VIIDATUD KIRJANDUS
LISAD
AUTOREFERAAT

SUMMARY

Loputoo iilevaade

T66 esimeses osas autor uurib teooriat, mis puudutavad kinnisvaraarendust ja koostab Eesti

majanduse ja Tallinna {iiiripindade turuiilevaade.

Kinnisvaraarendus — on éritegevus, mille abil saab tulu kinnistu parendamisest. Kinnisvaraobjekte
arendamine on ala, mis vajab suuri investeeringuid, kuid tulevikus antud hoius saab tekitada
regulaarset sissetulekut pika aja jooksul. On vaja arvestada sellega, et kinnisvarasse investeerimine —
tegevusala, kus saab olla riskide faktor. Investeerimisanaliiiisi protsessis tuleb arvestada vdimalike

riskidega.
Kinnisvaraga kaasnevad riskid voib jaotada kolme riihma:

- kinnisvaraturu risked (seadusandlus, demograafiline situatsioon, kinnisvara mittelikviidsus,
maksud, inflatsioon, intressimédarad)
- projekti risked (asukoht, laenutingimused, renditingimused, rentnikud)

- investeeringutega seotud riskid.

Samal ajal, investeerimisalale mojutab kinnisvaraturg ja riigi majanduslik olukord.
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Kinnisvara turu arendamine on seotud Eesti majandusliku seisuga. Statistikaameti andmetel 2016.
aastal Eesti majanduskasv oli 1% ja see on vdhem kui eelmisel aastal, kuid 2017 aasta jooksul
prognoositakse majanduskasvu kuni 2,6% suurenenud vélisndudluse ja driinvesteeringute tottu. 2018

aastal prognoositakse Eesti majandusliku kasvu 3% vorra, 2019 aastal — 2,9% vdorra.

Kommertskinnisvara turul on 2016. aasta jooksul jouliselt kasvanud ndudlus uute rendipindade jérele,
mis omakorda provotseeris ka varem rajatud vana kommertspindade pakkumiste arvu kasvu, sest

firmad hakkasid kolima uutesse hoonetesse.
Biiroohooned vob jaguneda kolmeks klassiks:

. A-klassi hooned. Uiirihind on 12-16 €/m2. Vakantsus on tavaliselt 0-5%, kuid m&nikord
see arv tuli vilja rohkem kui 10%.

. B-klassi hooned. Selle klassi hoonete iiiirihind on 7-10 €/m2. Vakantsus on 10-20%
sOltudes asukohast.

. C-klassi hooned. Uiirihind on 3-8 €/m? ja vakantsus 10-30%.

Uurides Tallinna kinnisvara turgu, selle to6 autor voib delda, et 2017 aasta tuleb vaheaastaks, mis ei
too turule olulisel méadral uusi pindu. 2016. aasta jooksul toimus kinnisvaara turul tohutu uute
biirooruumide rendiettepanekute kasv, samal ajal jargmist sellist tormilist kasvu biiroohoonete

ehituses voib oodata 2018. aastal..

On ilmne, et parema positsiooni saavad hooned, mis ehitatakse varem ja kasutavad dra kogunenud
ndudluse, mis kujunes kinnisvaraarenduse valdkonnas 2017. aastal tekkinud pausis. Hilisemate

hoonete arendaja riskib miitligiperioodi pikenemisega.
Teises peatiikis autor Kirjeldab uuritav objekt ja arvutab projekti kulud ja tulud.

Autor valis uurimiseks projekt nimega Flora maja uus C-hoone, mis asub aadressil Tulika 19,
Tallinnas. Flora Maja on pika ajalooga drikvartal, mis asub tiheda liiklusega Kristiine liiklussolme

korval. Biiroohoone valmib 2017. aasta 16puks.

Flora Maja uus 6-korruseline biiroohoone, mille esimesel korrusel on kaubanduspinnad ning

korgematel korrustel biirood. Viimasel korrusel on ainult tehnoruum.
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Tavaliselt kulud arendamisproekti realiseerimiseks alustavad maa ostmisest, mille peal tulevikus tuleb
hoone ehitamine. Antud juhul maa oli vélja ostetud juba ammu ja antud investeering on téielikult dra

tasunud.

Antud ehitise projekteerimis kulud on 200 000 €. Ehituse maksumus on kokku 2 000 000 €. Ehituse
maksumus sisaldab vanade hoonete lammutamine, uue hoone ehitamine, ehitusjdrelevalve kulud,
tehnovdrkude iihendust, korrastustood. Lisaks on projekti maksumusse arvestatud ka muud kulud

summas 100 000 eurot. Kogu projekti maksumus on 2,3 mlj eurot.

Projekti finantseeritakse nii omavahenditest kui ka investeerimislaenuga. Omafinantseeringu suurus
on 900 000 € ja laenu suurus on 1 400 000 €.

Arendusprojekti tulud saadakse tiiiripindade rendist. Hoones on kokku 1884 m? iiiiripindu ja
titirihinnad on alates 12 €/m? kuni 15 €/m2. Esimese tegevusaasta puhas tegevustulud (NOI) - 181 290
€.

Kolmandas peatiikkis autor teostab arendusprojekti analiiiis. Loputdds on kasutatud diskonteeritud

rahavoogude meetodit, et arvutada peamiseid investeerimisprojekti tulemuslikkuse pdhinditajaid.
Autor arvutab vélja jirgmised niitajad:

e NPV - puhas niiiidisvéértus;
e Pl - kasumi indeks;
e IRR - sisemine tuluvaartus;

e PB - tasuvusaeg.

Puhas niitidisvaiartus (NPV - Net Present Value) — tulevaste rahavoogude summa viljendatuna
tanases hetkevéirtuses. Niiidisvaartuse leidmiseks on vaja diskonteerida rahavood diskontoteguriga.
Vajadus diskonteeritud puhastulu arvutamise jirele kajastab fakti, et hetkel meie kées olev rahasumma

on suurema reaalviirtusega kui sellega vordne summa, mille saame tulevikus.

Antud arendusprojekti NPV on 482 227 €, mis vastab NPV>0 ja see tdhendab, et projekti

nliiidisvadrtus tiletab projektimaksumust.

Kasumi indeks (PI - Profitability index) — niitidispuhasvéartus iga investeeritud rahaiihiku kohta.
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Antud arendusprojekti Pl on 1,54 mis vastab PI>1 ja see tdhendab, et projekti voib heaks kiita, sest

investeeritud rahaiihik teenib rohkem kui investori ndutav tulumaéir.

Sisemine tulumiir (IRR - Internal Rate of Return) — nditab diskontoméira, mille puhul

investeerimisprojekti diskonteeritud puhasniitidisvéértus vordub nulliga.

Antud arendusprojekti IRR on 19-20% vahel, mis vastab nduele IRR >k (ndutav tuluméér). Sisemine

tulumédr on suurem kui investori ndutav tuluméér ja see tdhendab, et projekti tasub investeerida.

Tasuvusaeg (PB - Payback Period) - antud koefitsient nditab ajaperioodi, mille jooksul projektist
lackuvad tulud iiletavad alginvesteeringu kulud. Antud niitaja majanduslik sisu seisneb selles, et

ndidata ajaperioodi, mille véltel investor saab oma investeeringu tagasi.

Antud arendusprojekti tasuvusaeg on 16 aastat ja 6 kuud. Selle aja méodumisel saadud tulu katab
kulud.

Projekti riskianaliiiisi hindamiseks kasutab autor stsenaariumi meetodit. Flora maja arendusprojektis
on suurimad riskitegurid iitirihind ja vakantsus. Modelleeritud oli neli erinevat stsenaariumit ja autor
arvutas iga stsenaariumi kohta NPV. Koikide stsenaariumide NPV summa oli arvestades tdenédosust

22 668 €, mis on positiivne arv. Tulemuste kohaselt voib jareldada, et projektiga tasub jétkata.

Investeering vajab hoolikat analiilisi v0i investeerija riskib kaotada oma hoiused.
Kinnisvarainvesteeringu analiilis peab vastama kiisimusele — kas on antud investeering kasulik.
Uuringu kdigus jouti jarelduseni, et Flora maja investeerimisprojekt on atraktiivne, sest pohinditajad

jariski analiiiis on ndidanud héid tulemusi.
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The purpose of this thesis was to analyze the development project on the example of Flora maja and
give an estimate of the profitability of this project. To achieve this purpose, the author has studied
various literature, related to the development of real estate, reviewed the general economic situation
in Estonia, studied the market of office space at the moment and forecasted the development of the
market for the near future.

According to the statistics department, Estonia's economic growth for 2016 was less than the previous
year but in the next two years more rapid economic growth is predicted due to the strengthening of
external demand and Increase in business investment. In recent years the construction sector in Estonia
has started to develop significantly. In 2016, the number of transactions with new real estate increased
by 29% compared to last year. This activity is caused by the restoration of employment and the low

level of interest rates of the bank.

In the commercial real estate market for 2016 there was a large-scale growth in proposals for a new
rental office space. 2017 will be an interim year and will not bring new office space to the market in
tangible volumes. The next storm in the completion of office real estate will occur in 2018. Drawing

conclusion, the investment project considered in this diploma work Flora maja, which completion is
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planned for the end of 2017, will be able to take advantage of demand, accumulated as a result of the

pause of this year and fill its spaces as quickly as possible.

Flora maja is a business district with a good traffic junction, located close to the downtown area at
Tulika 19 in Tallinn. The developer plans to build a new "C" building, which will consist of six floors
about 1900 m2 of the lease area. The cost of the project includes design costs, building cost
(demolition of the old structure, construction of a new building, building supervision, connection to
utility networks, work on improvement) and other costs is 2.3 million euros, of which 900,000 euros

are financed by their own means.

The income of this investment project is based on the lease of the building area. For the first year the
potential income of this investment project can be 283 870 € per year. The vacancy rate in the first
year was 15%, which reduces the income by 42,581 €. Operational costs for the first year will be 60
000 €. Net operating income (NOI) for the first year was 181,290 €.

The author of the work uses the method of discounting the cash flow to calculate the key indicators
of the effectiveness of the investment project i.e. NPV or net present value, IRR or internal rate of
return and PB or payback period. The results of the Flora maja investment project analysis are as
follows: NPV 482 227 €, which corresponds to NPV> 0, PI 1.54, which also corresponds to PI> 1,
and the IRR rate is between 19 - 20%, which is more than the discount rate, which in this project was
9% and the payback period of the project is 16 years and 6 months. All the above calculations show

that this project is attractive for investments.

The author of the thesis used the scenario method for risk analysis of the Flora maja project. Four
different scenarios were modeled. The sum of NPV of all scenarios taking into account the probability
was 22 668 €, which is a positive number. According to the results, it can be concluded that the project

should be implemented.

It can be summarized that the author of the work has successfully achieved the goal and found out
that the project under study is attractive for investment, since the main indicators of the effectiveness
of the investment project, as well as the analysis of risks have shown good results. Investing in real
estate is a long-term investment that requires a lot of financing, and you must always be aware of the

possible risks and be prepared that something can go differently.
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