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Ctpaternm n pucku
aMepUKaAHCKUX NHBECTULIMOHHbIX
TPacTOB HeABUMNMOCTH

0. A. Bypkosa,

MoCKOBCKUI rocyAapCTBEHHBIN
VHCTUTYT MEXyHapOoaHbIX
OTHOLLIEHWI (YHVBEPCUTET)
MuHWCTepCTBa MHOCTPaHHLIX Jen
Poccwitckon @epepavmm

AHHOTaUumA

B cratbe mpoaHa HSHPOBAHbI KIIOUEBble OCOOEHHOCTH CTPATEIUIl IeSITeIBHOCTH U OCHOBHBIE
PUCKM aMEePUKAHCKUX MHBECTHI[HOHHBIX TPACTOB HEIBIDKUMOCTU. Moze/u fesTeIbHOCTH Ka-
IIUTaIbHBIX TPACTOB PA3IMYAIOTCS 10 CEKTOPaM, B KOTOPbIe OHU HHBECTUPYIOT, II09TOMY Hau-
6o/tee 3HAYUMBIMH [U/IS1 HUX SABJIIIOTCS PUCKH, CHerduuecKre LIl 9THX ceKTOpoB. OCHOBHBIE
PUCKU UIIOTEIHBIX TPACTOB BOSHUKAIOT B CBSISH C XaPAKTEPHBIM IS HUX CIIOCO6OM IOy deHNUs
NpUOBLIN, OCHOBAHHBIM Ha IIPHUBJICIeHIH OO/IBIIIOTO 06 beMa 3aeMHBIX CPEICTB.

KnroueBble c10Ba: MHBECTULIMH, HEIBUXUMOCTb, UHBECTHUIIMOHHBIN TPAacT HenBKuMocTy, REIT.
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3aKsioyeHve

Jutepatypa

BBepneHue

VHBeCTUIIMOHHBIE TPACThI HEIBIKUMOCTH (aHIIL real estate investment trust, REIT)
IIPEICTAB/IAIOT COO0I OCOOBIN THIT KOMITAaHUI, OCYIIeCTB/IAIONINI HHBECTHPOBAHUE
Ha pBIHKE HEIBIKUMOCTHU MOCPEACTBOM IPHOOPETEHUS U yIIPABAEHUS HEMOCPeN-
CTBEHHO 00'beKTaMU HeABIKUMOCTHU (T.H. KanutanbHble REIT) nmu6o ob6s3arennb-
CTBaMH, 06eCIeYeHHBIMY HeIBIDKUMOCTHIO (T.H. urtoteunsie REIT). Ocobbrit cTatyc
TAaKMM KOMITaHUSIM IIPHUIAET CIelMaIbHBIN 3aKOHOIATEIbHBIN PEKUM, IIOipasyMeBa-
IOLINI OCBOOOX/IEHHE OT HajIora Ha MPUObUIb B C/Iy4ae BBHIIIOMHEHUS Psifia YCIOBUIA.
Taxk, B CIITA K OCHOBHBIM YCJIOBUAM OTHOCATCSA pacIpesieieHre B BU/E TUBHUICHIOB
He MeHee 90% npubsutu REIT, nHBecTHpOBaHME He MeHee 75% CPeiCTB B aKTUBBI He-
IOBIDKMMOCTH, IIOTydeHNe He MeHee 75% DOXO/I0B OT MHBECTHUIINI B HEIBIYKUMOCTb.
IepBoie TpacTsl mossBwinch B CIIIA B 1960-x rogax, 1 HaKOMHUBIIIHECS 6ortee 1eM
3a 55 JIeT CyILeCTBOBAHUS JaHHOTO THUIIA KOMITAHUH CBEJIeHUs 00 UX TOXOIHOCTH M IIPO-
YHX [TOKA3aTe/IX TO3BOJIIIOT CYIUTH O TOM, Kakre (haKTOPHI OKa3bIBAIOT 3HAINMOE BJIV-
SIHME Ha X JIeSITe/IbHOCTh. B Poccnu omo6HOTO THITa KOMIIAHUI ITOKA He CYILIECTBYET,
TaK)Ke IPaKTUYECKU OTCYTCTBYeT HaydHasl IMTEPATypa, IOCBSAIIEHHAS TaHHOMY BOIIPOCY.
HccnenoBaHre HOBBIX CIIOCOO0B MHBECTUPOBAHUS B HEMBIDKUMOCTB, TaKnX Kak REIT, He-
06X0IMMO I/IsL aHa/IN3a TOTO IIOJIOXKUTEIBHOTO OIIbITA, KOTOPBIIT BOSMOXKHO TIOYEPIIHY Th
Ha pbIHKE HEBM)KMMOCTHU 3apyOe)KHBIX CTpaH. JlaHHAast cTaThs MOCBSAIIEHA U3YYCHUIO
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1 00006I1IeHHIO CrIeln(UIECKUX YepT, CTPATEr i, a TAKKe
PHCKOB, CBOMCTBEHHBIX pa3TMYHbIM rpymnmaM REIT.

Ipynmmposky REIT MOXXHO OCyIIecTB/IATH IO pas-
JIMYHBIM XapaKTePUCTUKAM, HalIPUMep, II0 TOMY, B KaKOI
THII aKTUBOB OHU MHBECTHPYIOT, B KAKOI CEKTOP HEIBU-
>KUMOCTH BKJIQ/IbIBAIOT CBOM cpenicTBa. Kaxknast rpymma
TPacToB Oy/ieT UMETh CBOU OT/IMIUTE/IbHbIE YE€PTHI, CBOM
npoduUIb PUCKOB, 0COOBIE CTPATETUN HesTeTHHOCTH,
TaKue Kak, HallpuMep, CKIIOHHOCTD K IIPUBJIEYEHUIO 3a-
eMHOTO (bHMHAHCHUPOBaHUs. B uTore atu ocobeHHOCTH
MOYKHO OO'BeTUHHUTD B €IMHYIO OM3HEC-MOJIe/Ib, KOTOPast
xXapakTepusyeT BeieaeHHy1o rpymry REIT u o6ocHOBBI-
BaeT IEMOHCTPHUPYEMBIH €10 YPOBEHb TOXOTHOCTH.

1. O6wme pucku KanutanbHbix REIT

Hawu6osee o61minit mpusHax, o koropomy REIT moxHO
pasmenuTh Ha TPU IPYIIBI, — 3TO TO, B KAKOM THII aK-
THBOB MHBECTHPYeT TpacT. KanmuranpHbIe NHBECTHIIH-
ounble TpacThl HenBIWKUMOCTH (eREIT) BrIampiBaoT
CpefCTBA HEITOCPENCTBEHHO B 0OBEKTHI HEIBIKIMO-
CTH U MOYYalOT MPHUOBLIb 3a CUET ee CAAYM B apeHNY.
[Tpu 3TOM Te TpacThl, KOTOPbIE UMEIOT 60JIee BHICOKYIO
CKJIOHHOCTb K PHCKY, HEPEIKO IIPHOOPETAIOT «HET0OLIe-
HEeHHbIe» 00'BEKTHI, KOTOPBIE TOTEHIIUAIBHO CIIOCOOHBI
IIPUHOCUTH 60jIee BBICOKYIO IPUOBUIb (IIOCPENCTBOM
TIOBBIIIICHUA KayeCTBAa MapKeTHHTa, CMEHBI CTPaTerHH
apeHbl WIX U3MeHeHHsl TUIIa UCII0/Ib30BaHUsA HellBU-
xumoctH). Hekotopsie eREIT ocyIiecTBAsIOT Takke
TeBe/IONIEPCKYIO IeSATeTbHOCTD, XOTS OHA HUKOT/IA He fB-
JIIETCS. OCHOBHBIM UCTOYHUKOM HX JIOXOOB.

CrpaTerun apeHAbl U, C/IefOBATe/IbHO, CBSI3aHHBIC
C HUMH PUCKH, CYIIIECTBEHHO 3aBUCAT OT KOHKPETHOTO
CEKTOPa, B KOTOPOM OCYILECTB/IAIOT CBOIO JIeATETbHOCTD
TpacTel. B TO ke BpeMs MoOJenb IeATeIbHOCTH KaIlh-
TaJIbHBIX TPACTOB UMeET Psf 001uX 4epT. Bo-mepBsIx,
eREIT cBOICTBEHHO UCIIOIH30BAaHNE TOCTATOYHO HU3-
KOTO ypoBHA JIeBepemka (B crygae REIT mop neBepen-
>KeM TPafIMIIMOHHO ITOHMMAIOT OTHOIIEHHE 3aeMHBIX
CPenCTB K CyMMe COOCTBEHHOTO U 3aeMHOTO KaIluTaa)

K03¢¢uuueum nesepebafca KanumaavHolX UHBECMUUUOHHBIX MPAcmos HedsUNCUMOCUL

8 nepuod ¢ 2007 no 2015 200, %

Oara 2008 2009 2010

KoaddpuumeHT neBepeaa 57,7 49 411

McTouYHMK: cocTaBneHo aBTOPOM Ha OCHOBe MaTepranos 1.

(cM. Tabn. 1 u 2). IHBecTHpOBaHUE B HEABIKMMOCTD
Y BJIajieHHe GOJIbIIUM 10 CTOUMOCTH HopTdeneM 06b-
€KTOB HEJIBIDKHMOCTH ITO3BOJISAIOT TPacTaM IIPUBJIEKAaTh
3aeMHOe (pMHAHCHPOBAHME O] 3a/I0T HEIBIDKUMOCTH.
Tem He MeHee KanMTaIbHbIE TPACTHI MPUAEP>KUBAIOTCS
CTPaTEeruM C JOCTAaTOYHO HU3KUM YPOBHEM PHCKa, KO-
TOpast MoApasyMeBaeT OrpaHUYCHHE IeBepemka. bomb-
LIMHCTBO TPACTOB CTPEMSTCS MUHUMH3UPOBATh 06pe-
MeHeHHe Ha CBOM 0O'beKThI, 3aMCTBOBAHHE I10], 3aJI0T
HEIBIYKMMOCTH CBOMCTBEHHO TOJIBKO IIPOMBIIIUIEHHBIM
KalUTaJIbHBIM TpacTaM. OJHOM M3 MEepBOCTENECHHBIX
Mep crabmwmusanyuu eREIT cBoero ¢gunrancoBoro mosuo-
JKEHHsI C HadyaioM 1106anbHOTo (PUHAHCOBOTO KpH3HCa
ObLI0 CHIDKeHHe KoadduienTa JeBepemnka. Tak, Tab.
1 memoHCTpUpYeT, 4TO B 1epuoz ¢ 2010 o 2015 rox man-
HBII [TOKa3aTesnb Konebascs B npenenax 33—42%.

B cBsasu c Tem, uto ctparerus eREIT mompasyme-
BaeT NOCTATOYHO JOITOCPOYHOE MHBECTHPOBAHHUE II0-
CpencTBoM mpHobpeTeHnst 0OBEKTOB U UX apeH/IbI Ha-
IeXXHBIM KIMEHTaM, B&XKHOI 3aadeil yIpaBasioninx
TPacTOB IIPU IIPUBJIEYCHUH 3a€MHBIX CPEICTB SB/ISAETCA
I'PaMOTHOE COIIOCTABJIEHUE JIOXOIOB OT IeATeTbHOCTH
C pacxomamu Ha 06CTy>KuBaHue fonra. Tpebyercs rpa-
MOTHasI OIleHKa MOTEHI[HAJTBHOM JOXOIHOCTH IIPUO6-
peTaeMbIX 0O'bEKTOB € yIeTOM 9KOHOMHYECKUX IIMK/IOB
¥ BO3MOYKHBIX CITa/IOB Ha PhIHKe HeNBIDKUMOCTH. C laH-
HBIM BOIIPOCOM TaK>Ke CBSI3aHBbI IIPOLIEHTHBIN PHUCK,
BaJIIOTHBII PUCK (eC/M TPACT OCYIIECTBISIET MEXAY-
HapOJHYIO JesATe/bHOCTD), BO3MOXKHAs! HETOCTATOYHAs
3 EeKTUBHOCTD CTPATETHH XeIKUPOBAHUSA PUCKOB Tpa-
CTOM, PUCK CHH)KEHUS TMKBUIHOCTH 00BEKTOB B YC/IO-
BUSIX 9KOHOMHUYECKOTO CI1a/ia B C/Tydae HeOOXOMUMOCTH
[IPOJaTh HEABIDKUMOCTD. [IoMUMO rpymibs! GpuHAHCO-
BBIX PUCKOB CYILIECTBYIOT ITOJIUTHYECKHUE, 3AKOHO/IATe -
HbIe, 9KOHOMHUYECKHE, IKOJIOTUIECKUE PUCKH U T.]I.

ITockonbKy akiuu OOIBIIMHCTBA aMEPUKAHCKUX
REIT Topryrorcs Ha 6Up>ke, OLIyTHUMOE BIIMSHHE HA X
KOTHPOBKH OKa3bIBaeT CUTYaIusi Ha (DOHTOBOM PBIH-
Ke. B 4aCTHOCTH, UX BOTATHIBHOCTb MOXKET OTPa)kaThb

Tabnuya 1
2011 2012 2013 2014 2015
41,6 35,4 34,1 335 38,1
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Koagppuyuenm nesepedsca u 00x00HOCHb UHBECMULUOHHDIX MPACINO8 HEOBUNCUMOCINU 8 pa3pe3e

Tabruya 2

10 Mmuny UH8eCMUYUOHHBIX AKMUB08 U ceKmopam Ha koHey, 2015 200a

Yucno KoMnaHum

Bce REIT 160
eREIT 119
mopaosasn HedBUHUMOCMb 34
U 19
pervioHanbHble TLY 8
0TAEe/bHO CTOALLME MarasuHbl 7
HUaa HedBUHUMOCMb 23
30paBooXpaHUMeslbHasa HedBUHUMOCMb 17
dusepcupuyupoBaHHbIe mpacmel 17
ogucHan HedBUHUMOCMb 28
mREIT 41
HKUOA HeABUKUMOCMb 28
KOMMepYecKasn HedBUKUMOCMb 13

UcTouHMK: cocTaBneHo aBTopoM Ha ocHose [2].

He CTO/IBbKO (PMHAHCOBOE U 9KOHOMUYECKOE [TOIOKEHHE
REIT, cKO/IbKO TeHIEHITNY B TOJTUTHKE HHBECTUPOBAHUSA
Y4aCTHHUKOB PBIHKA, B MIEPBYIO O4Yepelb KPYMHBIX HH-
CTUTYLMOHAIBHBIX HHBeCTOPOB. B ncropun REIT 651
TIePHO/IBI, KOTJ]Aa MAaCIITAaOHBIM IIPUTOK, & 3aT€M OTTOK
3TO¥ TPpyHIbl HHBECTOPOB C peiHKa REIT BRIsBIBaIH
pesKoe TajeHne Kypca aKIUil TPacTOB U, CJICTOBATE b-
HO, COBOKYITHO¥ TOXOIHOCTH. COBOKYITHAsI JOXOIHOCTb
akiuit REIT ckrapbiBaeTcst U3 MOXOTHOCTH 110 aKIIUAMU
U DTUBUIEHAHON NOXOMHOCTHU, KOTOpas CBA3aHA C J0-
XOIOM TpacToB oT omeparuii (funds from operations,
FFO).ITpu sTrom nmenno puaamuxa FFO xapaxrepusyer
3(pdexTHBHOCTH yIpaB/IeHNsI aKTUBAMU U CIIPOC Ha He-
nBkuMocTb REIT. B 1990-e ronsl mUBUOeHIHASA TOXOI-
HocTh REIT usmenstace B nmpenenax 5—13%, B To ke
BpeMs COBOKYITHAA JOXOHOCTD TIOfI BIIMAHNEM ITOTOKOB
KaIliTala HHBECTOPOB Kosiebatach ¢ 60/IbIIION aMIUIUTY-
IoM U oryckanack B 1998 rony Bwiots o 19% (3, p. 4;
4, p. 123—124]. C puckoM HOBTOpPeHUs TOTOOHOM CH-
TyaIlluX CTOJIKHYJICA B HACTOsIIee BpeMsl KPYITHEHIIIHIT
eREIT, onepupyoomuii B ceKTOpe TOProBOil HeIBIDKH-
Moctu Simon Property Group. Kotuposku axiui fas-
HOI'O TPAcTa CyILIeCTBEHHO Bo3pocau B 2013 ropy, TeM

KoadpduumeHT neBepemka, CpeaHAs COBOKyNHas

% foxoaHocTb 3a 5 net, %
55,9 11,29
38,1 15,656
41,3 10,72
39,4 11,02
46,3 12,73
38,1 8,41
46,56 14,24
10,21 37,4
49,5 9,54
43,1 6,38
73,7 6,93
85,6 3,85
61,8 10

He MeHee UX yBeJIMYeHue He ObIIO CBA3aHO C KaKUM-JIH-
60 cBHuIeTeNbCTBOM OKumaemoro pocta FFO u nuBu-
IEHIHOM JOXOTHOCTH [5, ¢. 202].

2. CeKTOpHblEe 0cO6eHHOCTH
AEeATeNIbHOCTU U PUCKU KanUTabHbIX
REIT

Kak MbI 0TMeYa/nH BBbILlIE, CTPATETMH apeH]IbI CYILLIECTBEH-
HO 3aBUCAT OT KOHKPETHOIO CEKTOPa, B KOTOPOM OCY-
IIECTB/IAIOT CBOIO JeSITETbHOCTD TPACTBI, IPU 9TOM KaXK-
IOMY KOHKPETHOMY CEKTOPY CBOMCTBEHHBI CBOM CIIEll-
ndundecke pucky. Tak, HallpuMep, CTPaTerHy TOPTOBBIX
eREIT 3aBucAT OT pasmMepa TOProBOI IUIOIIAU U €€ Me-
cTononokeHus. KpynHble TOProsble LIEHTPBI M TOPTOBbIE
LEHTPbI PETHOHAbHOTO 3HAYEHM Yallle BCETO UMEIOT
60JIBIIIOE YHC/IO apeHIATOPOB, IIPH 3TOM I HUX XapaK-
TePHO HA/JIN4Me HECKOIBKUX K/IIOYEBBIX («IKOPHBIX»)
MarasuHOB, KOTOpbIe IIPUBJIEKAIOT B TOPTOBBINA LEHTP
OCHOBHO ITOTOK INoKymareseit. CiefloBaTeTbHO, OCHOB-
HBIM PUCKOM JIJIfl TOPTOBBIX IIEHTPOB ABJAETCA IOTEPA
K/TI0OYeBOro apeHparopa. Eme 6osee cyliecTBeHeH pHCK
MIOTEPH APEH/IATOPA A OTAEMLHO CTOAIIETO MarasuHa.
Kpowme Toro, B 0TIM4ne OT KPYITHBIX TOPTOBBIX LIEHTPOB
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MarasyHbI ¢ OfHUM apeHniatopoM penaioT REIT 6oree 3a-
BHUCHMBIM OT TEeKYIIero (PUHaHCOBOTO TIOJIOKEHUS apeH-
IaTopa, T.K. 3a[iep>KKa IUIaTexKet OyeT HarpsIMYyIO CKasbl-
BaThCsl HA IPUOBUTH TPacTa.

MHBecTHpOBaHUE B XXIWIYIO HEIBIDKUMOCTD TpebyeT
pery/sipHOro OOHOB/IEHHSI KOHTPAKTOB. TUITMIHBIH CPOK
apeHIBI — 1 roz1. B MHOTOKBap THPHBIX IOMaX ITpeKpariie-
HUe KOHTPAKTOB IOCTaTOYHO PAaBHOMEPHO pacIpere/ieHO
B TeYeHUe rofja, TO eCTh JOJIA IYCTYIOIIUX IIOMeIeHUH
TpacTa OTHOCUTEIBHO CTAOWIbHA (IIPH YCTOBUHU OTCYT-
CTBUSL BIIMSTHUSA CYIIIECTBEHHBIX BHEIITHUX IIIOKOB). B mmop-
CEKTOPE CTYIEHYECKOTO >KWIbs IIPEKpalljeHue KOHTPaK-
TOB Yallle BCETO IIPOVMCXOANT eINHOBPEMEHHO, IIPH 3TOM
B JIETHUIT CE€30H IIOYTH BeCh 0OHEKT MOXKET ITyCTOBATb.
ITonck HOBBIX apEeHIATOPOB B YC/IOBUSAX BBICOKOI KOHKY-
PEHIIUH CO CTOPOHBI APYTMX KOMITAHUI M YaCTHBIX JIMII
MOXKET OBITh IOCTAaTOYHO 3aTPYAHUTETBHBIM, I09TOMY
KOHKYPEHTHbIE CTPaTery TPACTOB IPEMIIOIaraioT o -
Jep>KaHue BBICOKOTO KadecTBa >KWIbs, IPETOCTaBICHIE
IOTIOMHUTE/IBHBIX YOIYT (HaIpUMep, YXOJI 38 IPUIOMO-
BOI1 TEPPUTOPHEIT ¥ OPTAHU3ALINS TIPAYEYHBIX) U CHUKE-
HHe usfepkeK 3a caeT addekra Maciraba.

B cekTope 3mpaBOOXpaHUTEIBHOM HEIBIKUMOCTHU
eREIT uHBecTHPYIOT B 60/IBHUIIBL, JOMa IIPECTAPEIbIX,
MennnuHcKUe neHTphl. B CIIIA maHHSBIN ceKTOp B 3Ha-
YUTETHHON CTemeHU (GUHAHCUPYETCSA MOCPENCTBOM
(dbemepanbHBIX IPOrpaMM METUIIMHCKON IIOMOIIY HYX-
matorriumcs (Medicaid) ¥ METUITMHCKOTO CTPaXOBaHUs
I HaceseHUs crapiiero Bospacta (Medicare). Puck
IIpeKpaIeHNs] TOCTYIUIEHUS CPENCTB 10 TaHHBIM IIPO-
rpaMMaM SIBJISIETCS KJIIOYEBBIM ITOTEHIIMAIbHBIM Jie-
CTabWIM3UpPYOIINM (HaKTOPOM Ha PHIHKE 30PaBOOXpa-
HUTenbHON HenBikumoctu CIIA.

OducHas HETBMXKUMOCTb — BBICOKOKOHKYPEHT-
HBII CeKTOP B KpynHbIX roponax CIIIA. [lna Hero xapak-
TepHBI BBICOKHE Oapbepbl ISl BXOXK/IEHHUST, 9TO CBSI3aHO
C HU3KUM YPOBHEM CTPOHUTENIHCTBA HOBBIX OOBEKTOB,
CJIOKHOCTBIO B TIOTyYeHUH paspellleHUi Ha CTPOUTE/b-
CTBO HOBBIX 00'EKTOB, BBICOKUM YPOBHEM KOHKYpeH-
nuu. s nopgepskaHus CBOei KOHKYPEHTOCIIOCOOHO-
ctu eREIT, nuuBecTHpyIoIIe B TAHHBII CEKTOP, HepeaKo
BBICTYIAIOT JIeBeIONIEpaMH KaK CBOUX OO'bEKTOB, TaK
U B paMKaX COBMECTHBIX IIPOEKTOB C MHBIMU MHBECTO-
pamu (9TO TO3BOJISIET TPACTaM COXPAHATH HEBBICOKHI
YPOBEHb JleBepeyka). [leBe/IOIIMEHT CONPSKEH € PSnoM
PHUCKOB, TAKMX KaK HealeKBaTHAs OI[eHKa PUCKOB (-
HaHCHPOBAHMUs, PaCXO/IOB Ha IIPEABAPUTEIBHYIO OICH-

KY, pa3paboTKy MpOeKTa U IMOTydeHHue HeOOXOMMMBIX
PpaspeleHuit, pacXooB U CPOKOB CTPOUTENbCTBA. Kpo-
Me TOTO, peaJIM30BaHHbII IIPOEKT OyneT peHTabeIbHbIM
TOJIBKO B CiIy4ae, eCIH T0CjIe 3aBePIIeHUs] CTPOUTENb-
crBa eREIT cMoxeT craTh 0ObEKT B apeHIy IO [OCTa-
TOYHO BBICOKOM CTaBKe.

ITomIMO TIepedHC/IeHHBIX CEKTOPOB NHBECTUPOBAHUSA
MOYKHO TaK>Ke BBIJIS/IUTh CEKTOP IIPOMBIIIUICHHO, CKJIall-
CKOJ1, TOCTUHUYHOI, KyPOPTHOI1, HHPPACTPYKTyPHOI
HeIBIDKUMOCTH. Ka>kToMy M3 TaHHBIX CEKTOPOB CBO-
CTBEHHBI CBOM PHUCKH, KOTOPBbIE HMEIOT HEMTOCPENICTBEH-
HOE OTHOIIIeHHE K IPUOBUIbHOCTH fesiTeibHoCTH eREIT.

Haxoner, oco6pim nonturniom eREIT asnsaoTca nu-
BepcHU(HUIIMPOBAHHDIE TPACTDI, KOTOPBIM CBOICTBEHHA
crienr(prKa HECKOJIBKUX CEKTOPOB, @ TAK)Ke PETHOHOB.
B pamkax gannott rpynnel eREIT HekoTOpble TpacThl
AKIEHTHUPYIOT BHUMAHUe Ha KOHKPETHOM pernoHe (Wim
IaXke TOpolie) U OCTATOYHO PAaBHOMEPHO BKJIAIBIBAIOT
CPEZCTBa B pas/IMIHbIe CeKTOPa. Takoli cTpaTeruy, Halpy-
Mep, IPUIEP)KUBAETCS OIUH U3 Hanbosee ctapbix B CIITA
tpactoB Washington REIT (ocnoan B 1960 roxy). Ipy-
rye TUBEPCH(PUIIMPYIOT TOMBKO YaCTh CBOETO MOpTdhers
C OJHOBPEMEHHBIM IIpeobIalaHieM MHBECTUPOBAHHA
B KOHKPETHBIN cekTop. Hakonen, KpynHeiinue qusep-
cuUIMPOBAHHBIE TPACTHI OCYIIECTB/ISIIOT ONEPaIlUU
HE TOJIbKO B HECKOJIBKHX CEKTOPaX, HO U B HECKOJIIBKUX
roponax, mratax CIIJA u gaske B pasHBIX CTpaHax MUpa.
B 11e/10M, KaK MO>KHO BHAETH U3 TaO. 2, TUBEpCUDUIIH-
poBannble eREIT He sABAAIOTCA MHAEpaMu IO CpemHeN
COBOKYIIHOM TOXOJHOCTH 3a mociaenuue 5 et (9,54%).
OnHOBpeMEeHHO MM CBOIICTBEHEH BBICOKHII YPOBEHD 3a-
eMHBIX CpencTB (49,5%). [laHHbIe CBeIEHHsI 3aCTAB/ISIIOT
3amyMarbcst 06 addexTuBHOCTH nUBepcudUKaIK Te-
arenpHocTH eREIT: mpu BEICOKOM ypOBHE pHCKa 3a CUeT
607111100 06'beMa JIeBepemkKa TOXOMHOCTD AuBepcrudu-
nuposaHHbIX eREIT He mpeBblIIIata 1OXOMHOCTb TPACTOB
C MEHBIIIUM JIeBepemkeM. TeM He MeHee He CTOUT 3a0bI-
BaTh, YTO COBOKYITHAsA JOXOTHOCTD HE BCeria SBJIACTCS
Hanb6os1ee nHGOPMATUBHBIM MOKa3ateieM 06 3¢ dexTHB-
HOCTH JIeATeTbHOCTH TPacToB. Kak MBI yKasbIBa/Ii paHee,
Ha REIT okasbIBalOT BjMsAHUE TEHIEHINH Ha (DOHIOBOM
poIHKe. boee kpacHOpeunBo 06 ycrexe nusepcuduiu-
POBaHHBIX cBUIETENbCTBYeT H3MeHeHne FFO. Ha prucynxe
nsobpaxkeHo U3MeHeHue nokasareseit FFO u coBokym-
Ho¥ moxogHocTH ¢ 1999 1o 2014 roxn. Kak MbI MOkeM BU-
neTh, Hepenko npu pocte FFO coBokymHast 1OXOTHOCTD
CHIDKA/Iach. HeZIOTMYHO MpeaIoNoKUTD, YTO CHIDKEHHUE
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WUcTouHMK: cocTaBneHo Ha ocHose [1].

KOTHPOBOK OBUIO BBI3BAHO POCTOM TEKYIIMX JIOXOIOB
komrtaHuy. CrienoBare/bHO, ITafeH e Kypca aKIHi I0/DK-
HO OO'BSICHATHCS BHELTHUMMU IIPUYHUHAMHY, He CBs3aHHbI-
MU ¢ 3 HEKTUBHOCTHIO OTIEPAIHiT TUBEPCUDUITUPOBAH-
HBIX TPACTOB.

3. Mopenb feATeNbHOCTU UMOTEYHbIX
REIT

Paccmorpes ocoberHocTH eREIT, meperinem K H3yIeHHUIO
cxeMbI (PYHKIIMOHUPOBAHUS U PHCKOB HITOTEYHBIX NHBE-
CTUIIMOHHBIX TpacToB HensrokuMmocty (mREIT). Janubrit
THII TPACTOB aKKYMY/IUPYeT KallhTa/l MHBECTOPOB U BKJ/Ia-
IBIBAET CPENCTBA B UITOTeYHbIe 00s13aTenbcTBa. [ToMnmo
cexTopHbIX puckoB Wit MREIT Takke xapakTepHBbI pH-
CKY, CBSI3aHHBIE UIMEHHO C MOJIE/IbIO UX NEeSATeTBHOCTH.
Hannuenit k1acc REIT akTuBHO IprMeHsIeT 3aeMHBIe Cpefl-
crBa: koadduurent nesepemxa mREIT cocraBut Ha ko-
uen 2015 ropa 73,7% (cm. tabn. 2). Ilpu aTom cornacHo
naHHbIM MB® 40% 00s13aTeNbCTB IPUXOANUTCS HA Kpa-
TKOCPOYHOE 3aMMCTBOBAHMeE Ha PhIHKe perio [6, p. 13].
Bénpbras gacts cpemcts mREIT (okomo 70%) uH-
BECTHPYeTCs B IleHHble OyMaru, ob6ecriedeHHbIe HeIBH-
KUMOCTBIO (aHrI. mortgage-backed securities, MBS)
[7, p- 5]. TpacTsl HanpaB/sAIOT COOCTBEHHBIN KaUTa
Ha ITOKYIKY ITepBOHaYaJbHOrO naketa MBS, xoToprbIe
3aTeM MCIIOAb3YIOT B KayecTBe 00ecIedeHus IIs Mo-
JIy4eHUsI KPaTKOCPOUYHOro (pUHAHCHPOBAHUS Ha PHIH-
Ke perno. BHOBB 1oyueHHBIE CpencTBa HANIPaBIsAIOTCS
Ha Ja/JIbHEHUIIyIO MOKYNKy MBS, 1 Takas cxema IIOBTO-

psieTcst HeckonbKo pas. [Tpubsute mREIT cknanpiBaer-
Cs1 33 CUET Pa3HMIIBI B TPOILIEHTHBIX IUIATeXXaX, IOTyJa-
eMbIx 0T MBS 1 BbIIIZIaYMBaeMbIX IO CAETKAM Perio.

Pasmiaus B TMKBUAHOCTY U CPOKAX IUTATEXKeI 0 aK-
THBaM U 00513aTe/IbCTBAM MIIOTEIHBIX TPACTOB 3aTPYI-
HAIOT 62TaHCUPOBKY MX aKTHBOB U IMacCUBOB. MmoTey-
HbIe TPACThI NOTYYalOT KPATKOCPOYHOE PUHAHCHPOBA-
HUe /I ”HBECTUPOBAHUS B JOTOCPOUYHbIE aKTUBBIL, IPU
3TOM U1 o6ecriedeHust cBoux o6s3areibcTB MREIT BbI-
HY>KIeHbI IIOCTOSHHO IIepeKPeIUTOBBIBAThCA HA PhIHKE
pero. I1pu 3ToM KOMIIAaHUU He UMEIOT TOCTATOYHOTO OY-
(epa mTUKBUAHOCTH, TOCKOIBKY 0OsI3aHbI PaCIpeesiTh
MTOYTH BCIO NPUObUIb MEXMIY aKIHOHepaMu. B ciydae
YIOOpOXKaHUA KPEIUTOBAHUA B PAMKaX C/IE/IOK PEIo MpHU-
OBUIb TPACTOB COKPATUTCS, U OHU MOTYT UCIIBITBIBATD
HEXBaTKy JIMKBUIHOCTH IJIS IIOTAIIIeHNsI 00513aTe/IbCTB.
Kpome TOT0, B JONTOCPOYHOM IUIAHE POCT IIPOIEHTHBIX
CTaBOK BBI30BET YMEHbIIIeHNE CTOMMOCTH MBS u, cie-
IOBaTeTbHO, HEOOXOMUMOCTD IIPENOCTABICHHS TOIOI-
HUTEIBHOTO O6ecrevyeHus 1Mo ciekaM pero. B o xe
BpeMs MafleHHe YPOBHs MPOIEHTHBIX CTABOK MOXET
CTUMY/IMPOBATDh BJaje/blleB HeIBIDKUMOCTH IpexKe-
BPEMEHHO IIOTAIlIaTh CBOM UIIOTEYHbIE KPEIUTEL, CJIETO-
BaTe/IbHO, UIIOTEUHbIE HHBECTOPHI OYIYT BHIHY KIEHBI
PEMHBECTHPOBATH MPEX/eBPEMEHHO 0CBOOOANBIIINECS
cperncTBa 1o 6osee HU3KOI CTaBKe.

Takum o6pasom, onepanusim mREIT cBoiicTBeHHBI
PUCK TUKBUAHOCTHU, IPOLEHTHBIN PUCK U PUCK IIpe-
JKIeBPEeMEHHOTO ITOTAIIeHNSI UITOTEYHBIX KPETUTOB, JIe-
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JKaIIX B OCHOBE UX aKTUBOB. UTO KacaeTcs CeKTOPHOTO
PHCKa, TO TPACTHI Yallle BCETO CIEHaTU3UPYIOTCS THO0
Ha JKWIAIITHOW, THO0 Ha KOMMEPIECKO! HEMBIDKUMOCTH.
VIHBeCTOPBI B XWIHIIIHBIE HITOTEYHbIE [IeHHbIE GyMaru
(RMBS) 0cBO60X/IEHBI OT KPETUTHOTO PHUCKA, TOCKO/b-
Ky IUIATeXXH 10 UIOTeKe TapaHTHPOBAHBI IPABUTE/Ib-
crBennbiMu areatcrBamu CIIIA. MimenHo Ha Takue, ra-
paHTHpOBaHHbIE, OyMaru IPUXOMUTCS OCHOBHAS IO
nuBectryit mREIT B cekTope, a camu TpacThl TOTA Ha-
3BIBAIOT areHTCKUMH. Kak MbI MOXKeM BU[ETH B TaOII. 2,
66np1as yacte mREIT uHBecTHpPyeT UMEHHO B CEKTOP
JKITOM HEeIBU>KHUMOCTH, 94TO, KaK MbI II0jJIaraeM, CBs3a-
HO UMEHHO C OTCYTCTBHEM KPEIUTHOTO PUCKa.

3aKno4yeHue

Takum 06pasom, B riefom amepukanckue REIT MoxHO
paszeuTh Ha [IBe TPYIIIIbI: KaIIUTA/IbHbIE U UIIOTEYHbIE.
Mopesb IesiITeIbHOCTH MTEPBBIX JOCTATOYHO CTaOMIbHA:
nna eREIT xapakTepeH HU3KUI YPOBEHD JIEBEpeIKa,
a o0I1ye pUCKU cBsi3aHbI € 9 (PEKTUBHOCTHIO ITOAXO0MA
K COITOCTaBJICHUIO JOXOIOB M PACXOJOB II0 OIepaIusaM
HMHBECTHPOBAHUS M 3aUMCTBOBAHUS CPEACTB, Komeba-
HUSAMHU aKIIMil KallUTaJIbHBIX TPACTOB B CBS3H C BHEIII-
HyuMu npuynHaMy. Crpaterun u pucku eREIT Bappu-
PYIOTCA B 3aBHCHMOCTH OT TOTO, B KaKOH CEKTOpP OHU
WHBECTUPYIOT. Tak, ToproBas HEABM>KUMOCTH CBsI3aHa
C PHCKOM IIOTepHU KIIOYEBBIX apEH/IATOPOB, KUIasd —
€ HeOGXOIMMOCTHIO PETYIAPHOTO BO30OHOBICHHUS KOH-
TPaKTOB, 3APAaBOOXPAHUTE/IbHAS — C PUCKOM IIpeKpa-
ieHus (penepaabHbIX MporpaMm GUHAHCHPOBAHUS.

HnoteyHble TPacThI CO3[IAIOT BBICOKME PUCKH I10-
CPEeNCTBOM TIpUBJIeYeHUs 6OMBIIOTO 06beMa KPaTKO-
CPOYHBIX 3a€MHBIX CPEICTB I MHBECTHUPOBAHUA
B JIOJITOCPOYHBIE UIIOTEYHbIE IIEHHBbIE OyMaru, UCIIO/b-
3yeMble 3aTeM JIJIsl Aa/IbHEHIIero KpaTKOCPOYHOrO 3a-
MMCTBOBaHHUSA. PUCK, CBI3aHHBINM C MOCTOSHHOM He-
00XOIMMOCTBIO B MTEPEKPENUTOBAHUH, TIOMHOKEHHBII
Ha PUCK JIMKBUJHOCTH, ITPOI[EHTHBIN PUCK, PUCK IIpe-
JKIeBPEeMEHHOTO IIOTAIlIeHUs] UIIOTEYHBIX KPEIHUTOB,
nexxamux B ocHose akTuBoB MREIT, aBnseTcs cyie-
CTBEHHBIM [IeCTAGMIHU3UPYIOLIUM (PaKTOPOM H YKa3bl-
BaeT Ha BBICOKYIO HEYCTOMIMBOCTH MOJIE/IH.

[IpuBeneHHBIN aHATN3 MTO3BOJISAET CHEAaTh BBIBOT
0 TOM, YTO MOJIe/Ib KAITUTAJIbHBIX TPACTOB HAMHOTO 60-
nee crabunpHa. Ha Ha B3I, MMEHHO ee B IIEPBYIO
ouepenb CIeAyeT U3YyYUThb JJIs Iie/Iell BBIABICHUS HO-
BbIX 9 PEKTUBHBIX CIIOCOOOB UHBECTUPOBAHUS B POC-
CHUVICKUI PBIHOK HEIBIDKUMOCTH.
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