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METOAUYECKHE ITOAXOIbI K AHAJIA3Y IIOPTO®EJIbHbIX
MHBECTHUIIUU HA PBIHKE HEJIBU/XKXNUMOCTHU

C. H. Konnoesa, E. O. Yepemnuix
Acmpaxanckuii 20cy0apcmeenHblil apXumeKknypHO-CMpOUmelbHbllL
yHusepcumem (Poccust)

B crarbe paccmarpuBaeTcs nporecc GopMupoBaHus NOPT(HETbHBIX HHBECTUIINH, Ba OC-
HOBHBIX TOAXO0Ja K MPOBEACHUIO aHajH3a MOPTQENbHBIX WHBECTHLUH (fop-down u bottom-
up), IPUBOANTCS KIacCU(PHUKALUA MOPTQETHHBIX HHBECTUIMH. Y IETISIeTCs 3HAYCHUE KaXKIOMY
UX 3TaloB IOJAXO0Ja aHajdu3a MOPT(ETbHBIX MHBECTHIMNA: aHAIM3 MPEANOYTCHUNA U Lener
BKJIaJUMKA, UCCIEOBaHNE IPOOIEeM, KOTOPhIC 3aTParuBalOT aHAIN3 KPAaTKOCPOUHBIX U JI0JI-
TOCPOYHBIX LIeJIeH BKJIAUMKA, IPOBEJCHUE UCCIIEJOBAHUS OOIIEIKOHOMUYECKOH CUTYAIH U
aHaM3a OTJEIBHBIX CETMEHTOB PAacCMaTpPUBAEMOTO PBHIHKA, ITPOBEICHHE aHAIN3a PUCKOB, ac-
COIIMMPOBAHHBIX C MOPT(ETbHBIMU HHBECTULMSIMUA B HEIBIDKMMOE HWMYIIECTBO, MPOBOIUTCS
KJTaccu(HKAIS BBIIBICHHBIX PUCKOB Ha IPYIIHL. B 3aKII0ueHNN qaeTcs TpyNIUpOBKa PUCKOB.

Kniouegvie cnosa: nopmepenvhvie ungecmuyuy, pblHOK HeOBUNCUMOCHU, 0ObEKMbl He-
OBUINCUMO20 UMYIECTEA, BONCEHUS 8 HEOBUNCUMOCHTD.

In article process of forming of portfolio investments, two main approaches to carrying
out the analysis of portfolio investments (Torahs-down and bottom-up) is considered, classifi-
cation of portfolio investments is given. Value is given everyone their stages of approach of
the analysis of portfolio investments: the analysis of preferences and the investor's purposes, a
research of problems which mention the analysis of short-term and long-term goals of the in-
vestor carrying out a research of a general economic situation and the analysis of separate
segments of the considered market, the carrying out risk analysis associated with portfolio
investments to real estate is carried out classification of the revealed risks on groups. In the
conclusion the group of risks is given.

Keywords: portfolio investments, the real estate market, objects of real estate, an invest-
ment to the real estate.

PriHOK HCABUKUMOCTHU SABJISICTCS OJHUM M3 BAKHBIX BUIAOB PBIHKA. O0B-
CKTbl HCIABHWXHMMOTO MMYHICCTBA ABJISAIOTCA HC TOJIBKO Ba)KHEUIIIMM TOBApOM,
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KOTOPBIA YJOBJIETBOPSIET Pa3HOOOpa3HblE MOTPEOHOCTU JIIOJEH, HO OJHOBpE-
MEHHO SIBJIIETCS KallUTAJIOM B BELIHON (hopMe, KOTOPBIN MPUHOCUT JOXON.

[IpuobpeTenne obaurarui, akiu, 10JaeH, MaeB NPeapUiITUl y APYrux
YYaCTHUKOB HMHBECTULMOHHOIO IpOLIECCAa Ha3bIBAeTCsl MOPT(HEIbHBIMU HHBE-
CTULMSAMHA. MOKHO TakK€ OTMETHUTh, YTO BIIOKCHHS OCYIIECTBIISIIOTCSA HE B Ca-
MY HEJBHUKHUMOCTbH, a B BBITYILIEHHBIE MOJ1 €€ 00ecrieueHne IIeHHbIe OyMaru.

[ToprdenbHbie HHBECTUIIMH, KOTOPbIE POPMHUPYIOT NOPTQEIb HHBECTOPA,
KaK MPaBUJIO, MPEACTABISAIOT co00i MacCUBHOE BaJCHUE aKIMSIMH KOMITAHUH,
TO €CTh OTCYTCTBHE BO3MOKHOCTU IPUHHUMATh y4acTUE B YIPABICHUHU OpraHU-
3aIuen.

HNuBectunimonnele noptdenn UMEIT cBOIO kinaccudukanuio. Tak B 3aBuU-
CUMOCTH OT NPUOBUIBHOCTH U PUCKOBAHHOCTH JIEJISTCS HA:

® BBICOKOJIOXOJIHBIE, UX LIEJIb MOJIyYUTh BBICOKYIO TPUOBLIb, HO BO3MOXK-
HO ¢ OOJIBIIMMHU PUCKAMU;

® [IOCTOSIHHO JJOXOJIHBIE, LI€b — MOJYYUTh CPEAHIOI MPHUOBLIb, PUCKU B
JAHHOM CJIy4ae 3Ha4YNTEIbHO MEHBIIIE;

® KOMOMHHpOBAHHbBIE, BIOKEHHUS TAKOTO BUIA MPOUCXOMAT JIJISI MUHUMHU-
3aLlM1 PUCKOB.

[TonyueHnue n0xo/a, a HE UCIIOJIb30BAHME JUIsl COOCTBEHHBIX HYX — 3TO U
€CTb L1€JIb MHBECTULIMN B HEABMKMMOCTD B SIBHOU (popme.

AKTHBOM Ha pBIHKE HEJIBHKMMOI'O MMYILIECTBA BBICTYNAIOT IOMEILECHHUS,
3/1aHMSI, 36MEJIbHBIC YYAaCTKH, KOTOpPBIE CIAET BKJIAIYUK B apeHAy, U KOTOpbIE
IPUHOCAT €My J0XOJ B BUAE apeHJHOW miuaThl. OOBIYHO OOBEKTOM BIIOKEHUS
aBisgeTcs opucHas, TOProBas, >kujas (B TOM YMCJI€ TOCTMHUYHAS), MPOMBIIII-
JIEHHO-CKJIAJICKasl ¥ CEIbCKOXO3SMCTBEHHAs! HEABWKUMOCTh. MHBECTHIIMM B He-
JBUKUMOCTh MOTYT OCYIIECTBIISITHCS MPH MOMOIIM 3a€MHOTO U COOCTBEHHOTO
KanuTania.

BiiokeHnst B HEABHKMMOCTh MOTYT OCYILECTBIISATHCS TAKKE U B HEABHOMU
dbopme (Hampumep, MPUOOPETEHUE KBAPTUPHI JJIS MPOKUBAHMS). XOTh TaKas
KBapTHpa MCHOJIb3YETCS BIAJENbIEM HEMOCPEACTBEHHO ISl COOCTBEHHBIX LiE-
JIEH, HO 3Ty OIEPaLUIO TOXKE MOXKHO CUATATh UHBECTULIMEH, IOTOMY YTO B 3TOM
Clly4ae OH OCBOOOX/IaeTCsl OT apEH/IbI 3a JKUJIbE.

Top-down n bottom-up — OCHOBHBIE B COBPEMEHHOM ITPAKTHUKE MOAXOMBI K
IIPOBEJCHUIO aHAJIN3a NOPT(HETbHBIX MUHBECTULINH.

«Top-down» mnpenmonaraeT NPOBEAECHWE WHBECTULIMOHHOTO AaHAIU3a
«CBEpXy-BHU3». [IpoucxoauT oH cieayrommm o0pa3oM, CHavaaa aHaJIM3UPYeT-
Cs U IPOTHO3UPYETCA MAKPOIKOHOMHYECKAsi CUTyalusl B LIEJIOM. 3aT€M IIEpPeEXO-
JAT K aHAJIA3Y CEKTOpa HEIABMIKUMOCTH B KOHTEKCTE B3aMMOCBS3U C DKOHOMHU-
KOM B LIEJIOM. 3aKaH4YMBAETCS JAHHBIA MMOAXOJ aHAIU30M OTHENIbHBIX CEKTOPOB
HEJBUKUMOCTH U OTAEJIbHBIMUA XapaKTEPUCTUKAMU UCCIEAYEMBIX OOBEKTOB.

«Bottom-up» npennojaraet IpOBEACHUE WHBECTULMOHHOIO aHaau3a
«CHHM3Y-BBEpX». OH K€ HAYMHAETCA C AHAIM3Aa UCKIIOYUTEIBHBIX XapaKTepH-
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CTHUK MCCJIEAYyeMOro o0bheKTa. 3aKaHYMBAETCS MOJXOJ aHAIU30M BJIUSHUS PhI-
HOYHBIX TCHJICHIIMI U 00IIEIKOHOMUYECKUX YCIOBUM HA 3TOT OOBEKT.

N3BecTHO, 4TO B IpakTHKe HanOoJiee 4acTO MPUMEHSETCS MEPBBIM IMOJI-
X011 — «top-down», KOTOPBIY MPE/IoiaraeT MepBOHAYAIbHBINA MPOrHO3 00IIEIKO-
HOMUYECKUX TEHJICHIINH, TPOTHO3 Pa3BUTHSI CEKTOpPa PacCMAaTPUBAEMOIO PhIHKA
Y IIPUMEHEHUE PE3YIIBTATOB ATOTO MPOTHO3a K OLICHKE TEKYIINUX BIIOKEHUM.

PaccMoTprM HEMOCPEACTBEHHO ATallbl MOAX0Ja K aHAIU3Y WHBECTULIUN
Ha PBIHKE HEJIBUKUMOCTH.

Otan 1 — aHanu3 NpeanoyYTEeHUN U LeJIel BKIaUMKAa.

Ha nanHOM 3Tanme MHBECTMUHMOHHAS HEABUKUMOCTH PACCMATPUBAETCS C
Pa3HbIX NO3ULIUN:

® WHBECTUIIMOHHAS HEABMKUMOCTb KaK 3JJIEMEHT MPOW3BOJICTBEHHBIX
(bOHIOB IPEANPUATHS;

® WHBECTUIIMOHHASI HEIBUKUMOCTD KaK JIEMEHT YJIYUIICHUS KUJIUIIHBIX
YCIIOBUH;

® JHBECTHIIMOHHAS HEABM)KMMOCTH KaK UICTOYHHUK JOXOJ0B;

® YHBECTHIIMOHHASI HEIBIDKMMOCTH KaK CITOCO0 COXpaHEHUs KamuTaia.

Otan 2 — ucciaeAyrTcs Npo0aeMbl, KOTOPbIE 3aTParuBarOT aHAIU3 KpaT-
KOCPOYHBIX U JIOJTOCPOYHBIX LI€JIEN BKJIaqUUKa.

[lesn gaHHOrO 3TAna — 3TO MPOJOHKEHUE UCCIEIOBaHUA 1IEJIEH MEePBOTO
ATara, KOTOPhIA XapaKTEepU3yeTCsl aHAIU30M IIeJIeH, peAnouTeHui, puHaHco-
BOT'O ITOJIOKSHHUS BKJIATUMKA.

Hanpumep, kpaTkoCpOUHBIE LIENH MTPECIECAYIOT CTPOUTEIBHBIE KOMIIAHUH,
BPEMEHHOUN WHTEPBaJ KOTOPHIX OT 2 710 5 neT. B cimydae ¢ hoHAaMu KOICKTHB-
HBIX BJIOKEHUH, (DU3NYECKUMHU JINIIAMH, KOTOPHIC BKJIAJBIBAIOT IMPUBIICYCHHBIC
CpEeICTBAa MHBECTOPOB U aKIIMOHEPOB B HEABMKUMOE UMYLIECTBO, IEPUO]] UHBE-
CTUPOBAHUSI COCTABIISIET OT HECKOIBKUX JIET 10 HECKOJIBKUX JIECSATKOB JIET.

OTtan 3 — NPOBOJUTCS aHAIU3 OTACJIBHBIX CETMEHTOB PACCMATPUBAEMOTO
pBIHKA M MCCIIeI0BaHUE O0IIeH SKOHOMUYECKOU CUTYaIINH.

Otan 4 — NPOBOAUTCS aHAJIU3 PUCKOB, ACCOIMUPOBAHHBIX C MOPTQEib-
HBIMM MHBECTULIMSIMU B HEIBMKMMOE MMYIIECTBO. B TaHHOM clly4ae UCTOYHM-
KaMU PUCKa SIBJISFOTCS CAeAyrome GaKkTophl:

® PHCKH MHBECTUPOBAHUS, BKIIIOYAIOIINME B €Ol MHQIISIIIMOHHBIE PUCKH,
PUCKHA PEMHBECTUPOBAHUS,

® PUCKH MPABOBOTO CTaTyca 0OHEKTOB MHBECTUITMOHHON HEJIBIKUMOCTH,
MPaBOBOT'O PETYJIMPOBAHUS PhIHKA UHBECTULIMOHHOW HEABUKUMOCTU U U3MEHE-
HHS 3aKOHOJIaTEJILCTBA,

® DHUCKU THUIIOB COOCTBEHHOCTH OOBEKTOB MHBECTHUIIMOHHON HEIBUKU-
MOCTH;

® DHCKH JIMKBUIHOCTH;

® DHCKH MECTOIOJIOKEHHS, a TAKXKE PUCKH M3MEHEHUS CIIPOCa U MpPE.-
JIOKEHHS HA JIOKAIBHOM PHIHKE MHBECTUIIMOHHOW HEABUXKUMOCTH.
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Ortarm 5 — MpOBOAUTCS KiIaCCU(DUKAIIMS BBISBIICHHBIX PUCKOB HA TPYIIIIHL:

e CuCTEeMaTUYECKHUE PUCKH MOTYT OMPEICISIThCS CIACAYIOmMUMHA (HaKTo-
paMH: HU3KOM JIMKBUIHOCTHIO aKTHUBA, HECTAOMJILHOCTHIO HAJIOTOBOTO 3aKOHO-
J1aTeJIbCTBA, U3MECHEHUSAMHU B YPOBHE KOHKYPEHIIMM HA PHIHKE, TEHICHIIUAMU 3a-
HATOCTU HaceJeHUs, UHQIAINEH, N3MEHEHUSAMH MPOIICHTHBIX CTaBOK. J[aHHBII
PHUCK AuBepcU(UKAIIMN HE MMOIACTCS, JIUIb OTPaXKaeT CBSA3b CPEAHEPHIHOYHOTO
YPOBHSI M YPOBHS PUCKA BIOKEHUN B HEJIBUKHAMOCTD.

¢ HecncreMaTnyeckue pUCKH — PUCKH, KOTOPBIE XapaKTEPHbI I pa3-
JIUYHBIX TUIMOB HEABWXKMUMOCTH M B PA3IMYHBIX pervoHax. PUCK gaHHOro Buia
IBEpCcU(UIIMPOBAH 3a CUET paclpeesieHus KanuTajia MeXay OObeKTaMu He-
JIBUKMMOCTH.

e (Cny4aliHbl€ PUCKH CBSI3aHBI C BO3MOXHBIMH MPUPOJAHBIMU U COLUATIb-
HBIMH SIBJICHUSIMUA U CBSI3aHBI C HEA(P(HEKTUBHBIM YIIPaBIEHUEM OOBEKTaMU He-
JIBHDKUMOCTH.

B 3aBepieHun mpoucxoauT NPUHATAE UHBECTULIMOHHOTO PELICHUS.

[IpensioxkeHHas CTPYKTypa M COJICPKAHUE ITANIOB MHBECTUIIMOHHOTO aHa-
au3a OyJeT moJie3Ha:

® I ompejesieHUsl 0JaronpusiTHOrO MOMEHTA OCYIIECTBIICHHS BJIOXKE-
HUW U BBIXOJA U3 IPOEKTA;

® IS OLIEHKU JOCTYNHOCTH MHBECTULIMOHHOM CTPATETHH, KOTOPBIE MTPHU-
MEHSIFOTCS OTHOCUTEBLHO MPEANOUYTCHUN BKJIAIUNKA;

® Ui OLEHKH CHCTEMAaTHYECKHUX PHUCKOB, KOTOPBIE ACCOIMUPYIOTCSA C
BJII0KCHUSIMH B HEJIBHKUMOCTD.
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