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Annomayua. B cmamve paccmampubaromca  cobpemennbie  100X006. K YnpabaeHur  KOMMepueckoil
HeOBUNUMOCHIBIO, AKUeHMUpYa BHUMANHUEe HA UHAHCOBLIX YeAAX U UX peaiusayuu 6 yciobusax yugpoboi SKOHOMUKU.
AHarusupyemcs mpancghopmayus NOHAMUE kauecmba u nosesHocmuy ynpadaenus 0458 pasAutHbX YUACHIHUKOB PbiHKA.
Ocoboe mecmo ydeasiemcs paspabomie 1 anpodayuu Memoouxi KOMNAEKCHOIL OyeHKU pesyavmamubHocmu ynpabienus Ha
ocHoBe unmeepasvioeo umdexca. Ilpubodamcs pacuemsi, OeMmoHcmpupyiouwjue Bauanue Yuppoboix mexHos02Ull HA
onepayuonHbie pacxodsl, 00X00HOCML U A0AAbHOCIL aApeHOamopol. Ilpedroxennas cucmema kpumepuel nosbossem
nepeiimu om pasposHeHHbIX HADAWOeHUTI K 00veKMUBHOT OudeHOCUKe COCOAHUA aKmuba u gpopmupobanuto cmpameeuu
eeo pasbumus. B pabome makxe noonumatomca Bonpocsl, cbasanHble ¢ Y4emOM pUcko8 U npumeHeHueM KOHYenyuu
KUSHEHH020 YUKAA 045 N0BbllieH s uHBecULUORHOU npubiexamesvsHocmu 00vexmos.

KatoueBoie cao6a: wxommepueckan wnedBuxumocmy, unancoboe ynpabaenue, yugpobusayus, kauecmbo
ynpaaenus, uHmeepasbHblil UHOEKC, ONepayuoHHAA 3GhhexMUBHOCHID, KUSHEHHbLI YUK 00BeKTA.

Abstract. The article examines modern approaches to commercial real estate management, focusing on financial
goals and their implementation in the digital economy. The transformation of the concepts of quality and usefulness of
management for various market participants is analyzed. Special attention is paid to the development and testing of a
methodology for the comprehensive assessment of management effectiveness based on an integral index. Calculations are
presented that demonstrate the impact of digital technologies on operating costs, profitability, and tenant loyalty. The
proposed system of criteria allows us to move from disparate observations to an objective diagnosis of the asset's condition
and the formation of a strategy for its development. The paper also raises issues related to risk management and the application
of the life cycle concept to increase the investment attractiveness of facilities.

Keywords: commercial real estate, financial management, digitalization, management quality, integral index,
operational efficiency, object lifecycle.

PeueHnszeHT: lNy4kosa Onbra CepreeBHa — KaHONOAT SKOHOMUYECKNX HayK. [loueHT kadenpbl
npuknagHoi nHgpopmatukn. PreQY BO «PFAY — MCXA nmenn K.A. Tumnpsisesa»
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BBepeHue

B nocnepgHue rogpl cepa ynpaBneHnsi KOMMEPYECKON HEABMXXNUMOCTBIO CTOJSIKHYaCh
C He06XOOUMOCTBLIO NepecMoTpa YCTOABLUNXCA MeTOA0B paboThl. [TpuymMHa 3TOro KPoeTcs He
TONLKO B OOLLEN 3KOHOMMYECKON HEeCTabuibHOCTW, HO U B CTPEMUTENIbHOM pPasBUTUU
TEXHOJIOMiN, KOTOPble MEHSAIOT NOBeAEeHNe apeHaaTopoB 1 MHBECTOPOB [3]. MHorne KomnaHum
[0 CUX NOP NPUMEHSAOT Noaxodbl, CHOPMNPOBaBLUMECS €LLe B OOKPU3UCHBIN Nepuog, Korga
OCHOBHO€E BHUMaHUe yaensanocb hU3ny4ecKomMy COCTOSHUIO 34aHns 1 cOopy apeHaHoM nnaTbl.
CerogHs e 3((eKTUBHOCTb YMNpaBiieHNA HanpsiMyrd 3aBUCUT OT CMOCOBHOCTU ObICTPO
afanTnpoBaTbCs K U3BMEHEHNSIM, UCNONb30BaTh AaHHbIE A1 NPOrHO3MPOBaHWA 1 NpeanaraTb
KJINEHTaM Ka4yeCTBEHHO HOBbIN YPOBEHb cepBuca. Kak crnpasegmeo otMedaert .b. JlionuH,
(bnHaHCOBbIE UenM B YyNpaBAeHUN HEOBMXXUMOCTBIO HE OrpaHn4MBaroTCA MNPOCTbIM
nseneveHnem npuboinn. OHM BKAKOYAOT B Cebs Uenbil KOMMAEKC 3afad: oT onTumMmaaumm
3aTrpar Ha BCexX JTanax oaKcnayataumM [0 rpamMoTHOro pacnpefeneHns pecypcos,
NO3BOJIAIOLWENO YBENINYUTDL UTOFOBYIO CTOMMOCTb akTuBea [4]. [loCTKeHne aTnx uenem cerogHs
HEMbICIUMO 6e3 BHeOpPEeHUs UHCTPYMEHTOB YMNPaBAEHYECKOrO yyeTa U aHannsa, KoTopble
0aloT BOSMOXKHOCTb COOCTBEHHUKY BUAETb PeasibHYy KapTUHY NPONCXOAALLEro, a He MPOCTOo
KOHCTaTUpOBaTb (PakT NOMy4YeHUss WA HENOJSTyHEeHNa [oxoaa.

®duHaHCOBbIE LeNn U NHCTPYMEHTDbI YNpaBieHna

®unHaHCOBbIE Len B ypaBieHN KOMMEPYECKON HEOBVXXMMOCTBIO MOXHO pasaenntb
Ha HEeCKONbKO YpoOBHeW. Ha onepaynoHHOM YpPOBHE OCHOBHOW 3ajadven sBnsieTcA
obecneyeHne cTabunbHOro OEHEXHOro NOTOKa, YTO OOCTUraeTCsa 3a CHET CBOEBPEMEHHOIO
cbopa apeHOHOM Naatbl U KOHTPONS Had TeKywuMn pacxogamn. Ha TaKTU4YeCKOM ypOBHE
pedb MAOET O MNOBbIWEHUN OOXOQHOCTU OOBbEKTa 4Yepe3 ONTUMU3AUMID apeHAHbIX CTaBoOK,
CHU>XKEHME BaKaHTHOCTU W COKpaweHue 3KchayaTaumoHHbIX 3aTtpart. Ha cTpartern4yeckom
YPOBHE IMaBHas Uenb — POCT KanuTanm3auumm akTuBa, TO eCTb YBENMYEHNE ero pbIHOYHOM
CTOMMOCTW B AONrOCPOYHON nepcnekTuse. [na OCTMKEHUS 3TUX Lenen Heobxoaum Lenbiin
apceHan NHCTPYMEHTOB: OLopKeTUpOBaHWe, yNpaBeHYeCcKnin yyeT, (UHAHCOBbIN aHanms, a
TakXXe COBPEMEHHblE LN(PPOBbIE peLleHns, MNo3BoffAlWMe aBToMaTu3npoBaTb cbop wu
06paboTKy AaHHbIX.

BHegpeHne UM@POBBIX TEXHOMOMMA KOPEHHbIM 06pa3oM MeHsieT nogxopd K
hunHaHcoBoMy ynipaeneHutio. Cuctembl Knacca Property Management System (PMS) un
Integrated Workplace Management System (IWMS) no3BonsoT KoHcoAManpoBaTb
NHpopMaUunIo O [OroBopax apeHdbl, nnarexax, 3aTparax Ha aJkcrniayataumoo B eOnHOM
NH(POPMALMOHHOM NPOCTPaHCTBE. DTO AET BO3MOXKHOCTb B PEXVME pPeanbHOro BPEMEHU
OTCNeXuBaTb KJ/IKOYEBble MoKasaTtenu: YpoBeHb cobupaeMoCTV apeHgHoW  nnarhl,
KO3 (PUUMEHT 3anonHAEMOCTW, YyAesnbHble OnepaumoHHble pacxofbl. Kak nokasbiBaeT
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npakKTnka, aBToMatTndaunsa 3TUX npoueccoB MO3BOJIAET CHU3UTb OO0 PYHHOro Tpyaa wu
MUHNMN3NPOBAaTb OLLNBKN, CBA3AHHbIE C YeI0BEYECKNM CbaKTOpOM.
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LincdppoBusaumsa Kak ¢paktop NOBbILLEHUS Ka4yecTBa yrnpaBfieHus

[MoHATNE KavecTBa ynpaBfieHNs B MOCHeQHUE roAbl NPETepnesnio CyLEeCTBEHHble
n3meHeHnsa. Ecnn paHblle nog KayeCcTBOM MOHMMaNW rnasHbiM 06pa3oM HageXHOCTb
NH>XXEHEPHbIX CUCTEM N OTCYTCTBME Xanob OT apeHaaTopoB, TO CerofHs OHO BKJIHOYaAET B Cebs
ropasfo 6onee LUNPOKNIA CMEKTP XapakTepncTuk. CoBpeMeHHOe KavyeCcTBO yrnpaB/ieHns — 3T0
CMOCOOHOCTb YrMpaBnsAlLLEN KOMMaHUN He TOMbKO noagepxuBaTb OOBLEKT B paboyem
COCTOSIHMM, HO 1 cO3[aBaTb AOMOSIHUTENBHYIO LIEHHOCTb AN BCeX YYaCTHUKOB npouecca:
COOCTBEHHMKOB, apeHOaTopoB, CEPBUCHbBIX NPoBanfepoB. dTa AOMOMHUTENIbHAA LEHHOCTb,
KOTOPYO Mbl HasblBaeM MOMEe3HOCTbIO, MNpPosBNseTcs B yaobCTBe B3auMOAENCTBUS,
npo3payvyHoOCTN MHpOpPMaLuMn, BO3MOXXHOCTU MNPOrHO3NPOBaTb COOLITUA U  MPUHUMATb
ob6ocHoBaHHble pelueHns [1].

LindppoBble MHCTPYMEHTLI UFPaKOT KIKOYEBYHO POSb B CO30aHMWM TaKoW MOME3HOCTU.
Hanpumep, MOOGunbHblE NPUIOXKEHUS OAS CBA3W C OUCNETYEPCKOM CNY>XOOW, Nn4Hble
KabnHeTbl apeHOaTopoB A9 onyaThl CHETOB U MNOAAYN 3afBOK, CUCTEMbl MOHUTOPUHra
9HepronoTpebneHns — BCe 3TO [penaet ynpasfeHne 0Oonee nNpoO3payHbIM U
KJINEHTOOPUEHTUPOBAHHbLIM. [N COBCTBEHHUKA NONE3HOCTb BbIPa)XaeTCcs B POCTE YNCTOrO
onepaunoHHoro goxoaa (NOI) n, kak cnegcTene, B yBENNYEHUN PbIHOYHON CTOMMOCTU aKTUBA.
OpHaKo rHaTbCs 32 CUIOMUHYTHOWM BbIFO40M, 3KOHOMSA Ha 06Cy>XMBaHUM UAN MOAEPHU3aLUN,
— cTparterns puckosaHHas. Kak otmevatoT B cBoeil pabote H.C. boratbipes n .B. JlionuH,
paspaboTka W BHegpeHne nbbIX WHHOBaUUA HEOTAENWMblI OT PUCKOB, KOTOpble WX
conpoBoXxaatoT [2]. MoaToMy BaXXHO HaxoanTb 6anaHc Mexxay TeKylen apheKTUBHOCTLIO U
[ONMrOCPOYHON YCTONHNBOCTbIO.

PacuyeTHasa YacTb: UHTErpasbHbli UHAEKC KayecTBa ynpasfieHNs

OpHoM N3 KNYEBbIX 3a4ay UCCNefoBaHns crtana pas3paboTka NMHCTPYMEHTa, KOTOPbIi
no3sonun 6bl NEPENTU OT PaspPO3HEHHbIX NoKasaTefnien K eguHON KapTuHe. TpaguuMoHHO
9(P(PEeKTUBHOCTb OLEHMBAIOT MO TaKUM METPUKaM, Kak YMCTbIn onepaunoHHbin goxop (NOI)
NN ypoBeHb BakaHTHOCTU. OQHAKo OHW He AaloT OTBETA Ha BOMPOC, 3@ CHET Yero AOCTUMHYT
pes3ynbTaT N HACKOMbKO OH ycTonymB. Ecnun Boicokuin NOI nonyyeH nyTem >XeCTKON 3KOHOMUN
Ha o6Ccny>XuBaHuW, KOTopasa npueena K M3Hocy o60pyaoBaHUs, TO 3aBTpa 3TOT NokasaTesb
MOXXET Pe3KO ynacTb.

Ona peweHus aton npobnembl 6bi1 CPOPMUPOBaH MHTEMPasbHbIN NHOEKC KavyecTBa
ynpasneHuns (MKY). OH BKo4aeT B cebs HECKOJbKO rpynn KPUTEPUEB, KaXKO0N U3 KOTOPbIX
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NPUCBOEH BECOBON KOI(MMUUMEHT, OTpaxKalwWwmn ero 3Ha4MmMocTb B obOLlen oueHke. Beca
onpenensiniNCb 3KCNePTHbIM NYTEM HA OCHOBE OMPOCOB CNeunanncToB pbiHKa.
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Tabnuuya 1
CTpyKTypa MHTErpasbHOro MHAeKca Kayecrtsa ynpassieHusi
lpynna kputepnes Becosoli Mpumepsbl NnokazaTenen
KoahhurumeHT

®uHaHcoBble 0,35 YucTteim  onepaumoHHbin  poxon  (NOI),  poxogHOCTb
pesynsratbl WHBECTULINA, COBMPAEMOCTb apeHAHON Nnathbl
OnepauynoHHas 0,30 YoenbHble ornepauynoHHble 3arparthbl (py6./KB. M),
3(pheKTUBHOCTb 3HeproapekTUBHOCTL (KBT-4/KB. M), Bpemsi peakumm Ha

3a8BKMN
KnneHnTckuin onbIT 0,20 NHpekc nosneHocT NPS, ponsa npoaneHHbIX [OroBoOpOB

apeHapl
TexHonorn4yeckas 0,15 YpoBeHb aBTOMaTtM3aumu npoueccoB, Hanu4dne loT-cuctem,
3penocTb NCMNOMb30BaHNE aHAIMTUKN AaHHbIX

Kaxgplh nokasaTenb BHYTPWU rpynnbl HOpManuayetcsi, TO eCTb MpUBOAUTCHA K
6e3pasmepHomMy Buay no wkane ot 0 go 100. [na cTumMynmpyowmx nokasaTenen (Hanpumep,
NPS) ncnonbayetcs opmyna MMHENHOrO MacwTabnpoBaHNa K MakCUMaibHOMY 3HA4YE€HUIO B
BbIOOPKE, [N  3aTpaTHbIX (Hanpumep, YyOenbHble OrnepauMoHHble pacxogpl) — K
MUHUMasIbHOMY. 3aTeM HOPManM30BaHHbIE 3HAYEHMS YMHOXAIOTCA Ha Beca N CYMMUPYIOTCS.
Ob6wasn dpopmyna pacyeta NKY BbirnsaguT cnegyowmm obpasom:

NKY = 0,351 + 0,30 - I, + 0,20 - I, + 0,15 - I;
roe Iy — HOPManM3oBaHHbI  (PUHAHCOBbLIA  MHAEKC, [, — WHAEKC OonepaunoHHON

9 PEKTUBHOCTN, [, — KIIMEHTCKNIA UHAEKC, I — UHAEKC TEXHONOMMYECKON 3PENOCTU.

[MpoOEMOHCTPMPYEM pacyeT Ha NpuUMepe OBYX MUMNOTETUYECKUX OU3HEC-LIEHTPOB
knacca B+. lNepBbli 06bEKT (HA30BEM €ro «TpaguuUMOHHbIN») yripaBnaeTcsa 6e3 NpUMeHeHns
crneunanusnpoBaHHbiX Uudposbix nnatdopm. BTopon o06bekT («Lndposon») akTuBHO
BHeOpSIET COBPEMEHHbIE TeXHOMoOrnn. icxogHele aaHHble 3a 2024 rog npveBefeHsl B Tabnuue
2.

Tabnuuya 2
UcxopHble paHHble ansa pacyeta UKY
[Mokaszatesnb «TpagnumoHHblin» | «Lngposon» | EgnHuLa namepeHus
NOI Ha KB. M B rog, 8 500 9200 py6.
YoenbHble onepauroHHbIE pacxoip! 3 800 3100 py6./KB. M
MHugekc NPS 15 45 6annos
[ons aBToMaTn3anpoBaHHbIX NPOLIECCOB 10 70 %
YpoBeHb BaKaHTHOCTU 12 6 %

MpoBegem Hopmanusauuo. Ona NOI npumem 3a 100 6annoe 3Ha4veHne 10 000 py6b.
(eTanon), ona onepaunoHHbIx pacxonos — 3a 100 6annos 3HaveHue 2 500 py6. (MUHUMANBHO
BO3MOXHbIE). [na NPS wkana ot -100 go +100, nepeBenem B 6annbl ot 0 go 100 (bopmyna:
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(NPS + 100) / 2). lna ponn aBTOMaTM3auMn — NMPSMOe 3HaYeHue B npoueHTax. YpoBeHb
BaKaHTHOCTV He BXOAMWT B pacyeT HanpsiMyto, HO BIMSET Ha (DUHAHCOBbIE MoKasaTersu.
Paccuntaem HopMann3oBaHHble 3HAYEHUS:
. ®rHaHCOBbIV NHAEKC: Ansa «TpaanunoHHoro»: Iy, = (8500/10000) - 100 =
85. [nsa «LUudposoro»: 9200/10000 - 100 = 92.
. NHpekc onepauyoHHON 3(pheKTMBHOCTH (3aTpathl): ans
«TpagnunoHHOro»: (MUHMManbHble 3aTtpatbl / dakTuydeckmne) * 100 = (2500/3800) -
100 = 65,8. Ana «Ludposoro»: (2500/3100) - 100 = 80,6.
. KnueHTckun nHaekc: onsa «TpaguynoHHoro»: (15 + 100)/2 = 57,5. Onsa
«Uncpposoro»: (45 + 100)/2 = 72,5.
. VHOeKC TexHONOrMyeckom 3penocTu: ans «IpagnuynoHHoro»: 10 6annos.
Ona «LUndpposoro»: 70 6annos.
[MopcTtasnsem B (hopmMyny MHTErpasibHOro MHAEKCa:
. Ona «TpaguumoHHOro»:
NKY:, = 0,35-85+ 0,30 - 65,8 + 0,20 - 57,5+ 0,15-10 = 29,75 + 19,74 + 11,5+ 1,5 = 62,49
. Ona «Lndpposoro»:
NKY, =0,35-92 +0,30- 80,6 + 0,20 - 72,5 + 0,15 - 70 = 32,2 + 24,18 + 14,5 + 10,5 = 81,38
Kak BMOHO W©3 pacyeToB, WHTerpasbHbli MHAOEKC Ka4vecTBa YyrpasneHns ans
«LlncppoBoro» obbekTa (81,38) 3HaUMTENLHO BbiWe, YeM 08 «[pagnuMoHHOro» (62,49).
PasHunya coctaBnfet no4vtv 19 MNyHKTOB, YTO HarMAOHO OEMOHCTPUPYET MpenmMyLlecTsa
undposoro nogxopa. lNpuyem MHTEpPECcHO, YTO XOTHA (PUHAHCOBbLIN MHAOEKC Y «Lndpposoro»
0b6beKTa BhbiLLEe BCEro Ha 7 NyHKTOB, 3a CHET 60s1ee BbICOKOW onepaunoHHONn aheKTUBHOCTH
N TEXHOSIOMMYECKON 3PENIOCTN OOLLNIA OTPLIB CTAHOBUTCS BECbMa CYLLIECTBEHHbIM.
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AHanNn3 pUCKOB U KOHLIENLUNA XXNU3HEHHOrO LMKna
[oBOps O [ONrocpo4YHON 3PPEKTUBHOCTU, HENMBb3SA OOOUTN BHUMAHWEM KOHLEMUMIO
>KUSHEHHOIO LMKIa 06beKTa. YBEPEHHO MOXXHO CKa3aTb, YTO NMPUMEHEHNE STON KOHLUEMNUUN K
HEeABM>KMMOCTIN NO3BOMSET CTPYKTYPUPOBaTb MPOLECChl OT MOMEHTA MPOEKTUPOBAHUA [0
CHOCa N Ha Ka)KOoM aTane nckartb nyTn ontumMmsauuu [5]. B KOHTEKCTe AaHHOro nccnegosaHns
0OCOObI  MHTEpPeC TMpeAcTaBnseT aTan  JSKCnayaTauun, KOTOpbIA  SABMASETCA  CaMbiM
NPOAO/MKUTENBHLIM 1 3aTpaTHbIM. YNpaBneHne OObLEKTOM Ha 3TOM 3Tane AOMKHO ObITb
HaLeneHo He NMPOCTO Ha nogaep)kaHne ero B paboyem COCTOSHUM, a Ha MpogJieHne Cpoka

3 PEKTUBHON SKCMyaTaLMN U OTCPOYKY KanuTasibHbIX 3aTpaT Ha PEMOHT.
LincppoBble MHCTPYMEHTbI 34eCb UrparT KAYEBYO pPofib. CUCTEMbI MOHUTOPUHra
TEXHNYECKOro COCTOSAHUSA NO3BONSAIOT NEPENTU OT NiaHOBO-NpenynpeanTesibHbIX PEMOHTOB K
06CNyXMBaHUIO NO (PaKTUYECKOW HeobXoaMMOCTW. ITO 3HA4uUT, 4YTO 3ameHa [feTanen
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NPOUCXOANUT HE MOTOMY, YTO «MOAOLUEN CPOK», @ MOTOMY, YTO AaTyuMku 3adukcupoBanu
KPUTNYECKOE N3MEHEHVE NnapamMeTpoB X paboTbl. Takon rnoaxopn No3BOSSIET UCMONb30BaTh
pecypc obopyooBaHNA MakCUMasnbHO MOSIHO U u3beraTb He3ansaHMPOBaHHbLIX OCTAHOBOK,
KoTopble Bcerga obxogatca gopoxke. Kpome Toro, aHannsa fgaHHbIX 0 paboTe MHXEHEPHbIX
CUCTEM TOMOraeT BbISIBNATb CKPbITble pe3epBbl AN SKOHOMWUW 3HEPropecypcoB, YTO
HaNpPsAMYHO BNSIET HA ONepaunoHHbIE PacXoabl.
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3aknoyeHne

[MpoBeneHHbI aHanM3 NO3BOMISIET CAeNnaTh BbIBOA, YTO COBEPLLUEHCTBOBaHNE CUCTEMDI
yrnpaBnieHnst KOMMEPYECKOWN HEOBMXUMOCTbIO CErOf4HS HEPa3pbIBHO CBS3aHO C BHEOPEHNEM
LUMPOBBIX TEXHONOMMI 1 NEPECMOTPOM MOAXOA0B K OLEHKe pe3ynbtaTtoB. [MpocToro yyerta
OOXOOOB U pPacxofoB YXXe HepocTaToMHO. Ha nepBbit MnaH BbIXOOAT KOMMJIEKCHbIE
nokasarenu, OTpaXkalolme TEXHONOrMYECKyo 3pPenocTb akTuBa, YAOBIETBOPEHHOCTb
KJIMEHTOB W YCTOMYMBOCTb K Oygywimm puckam. [lpegonoxeHHas MeToouka pacyerta
NHTEerpanbHOro nHaeKca gaet BO3MOXXHOCTb COOCTBEHHUKAM U YyNPaBASOLLMM KOMMaHUSAM He
TONbKO (OUKCMPOBaTb TEKYLLEe MONOXKEHNe Aen, HO U BULETb TOYKM pPOCTa, 060CHOBAHHO
pacnpenensaTb MHBECTULMN MeXAY TEKYLLEen aKcnnyaTtaumein n ctpatermn4ecKkumMm passuTrEM.
lMepexon K ynpaBfieHUIO Ha OCHOBE OaHHbIX — 3TO He MPOCTO faHb MoAe, a OObEeKTMBHOE
TpeboBaHMe BpPEMEHN, MO3BOAAIOLEE COXPaHATb KOHKYPEHTOCMOCOOHOCTb B YC/IOBUSIX
MEHSIIOLLErOCA pblHKa.
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