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AHHOTanus: B paGore nogHumaercs nmpobiema KOPPEKTHOTO OINPEAesIEHHs 3a710I0BOM CTOMMOCTH
KWIbsl B IEPUOJ1 KpU3KCaA UITOTEYHOM JocTynHOCTH 2025 T., CHpOBOLMPOBAHHOTO POCTOM KITIOUEBOM
ctaBku LIb P® 10 21% u o6Banom minaTéxecrnocoOHOro cnpoca. ABTOpaMu MpeanokeHa KOHIEIUS
«CTPECC-OLEHKN» — IM0AX0/1a K pacUETY LIEHbI HEIBUKUMOCTH C IIONPABKOM Ha (OpC-MaskOpHYIO IIPO-
Jaxy npH aedoare 3aéMIIMKa Ha HU3KOJUKBUIHOM pbiHKe. [TocTpoeHa MHOrodakTopHas MoJelb
JUCKOHTA JIMKBUHOCTH, BKJIIOYAIOIIAsl PETHOHAJIbHBIE pa3phIBbl (CpaBHEHHME MOCKBBI U NMPOOIEM-
HBIX PETHOHOB) U PUCKU KOHKPETHOI'O OOBEKTa (THII )KUJIbsl, 00OpEeMEHEHUs], IOpHINYeCcKas YUCTOTA).
Ob6ocuoBan niepexo ot oobraHoro LTV (loan-to-value ratio) x adpdexruBromy LTV ¢ omopoii Ha
CTPECCOBYIO CTOMMOCTb, UTO JAET OaHKaM JOTOJIHUTEIbHBIHN 3anac MpoyHocTu. [IpakTuueckas 1eH-
HOCTh pabOTHl — MPUMEHUMOCTh MTOTOB Ui HacTpoiku LTV-mumutoB, TpeOOBaHUI K MEpBOMY
B3HOCY M PUCK-TIpalicHHra B 0aHKOBCKMX IOJIMTHKAaX. BHepeHne crpecc-oLeHKH, 10 MHEHHUIO aBTO-
POB, IPEAOTBPAILAET HaTyBaHNUE «KPEINUTHBIX Iy3bIpEi» U CHUKAET PUCK OTPHULIATEIBHOIO KaIlluTaja
KaK s 3aéMIIMKA, TaK U U KpEOUTOpa.

KroueBble cjaoBa: CTPECC-OLCHKA, JTUKBUJIHOCTD 3ajiora, MmIoOT€YHOC KPEAUTOBAHUC, TUCKOHTHUPO-
BaHUC, pUCK-OPUCHTHPOBAHHAA OLICHKA, KPU3UC JOCTYIMTHOCTH UIIOTCKA
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Abstract. The article addresses the inadequate collateral valuation during the 2025 mortgage afford-
ability crisis driven by the Central Bank’s key rate hike to 21% and the subsequent demand slump.
The authors introduce “stress assessment” — a methodology to estimate real estate value considering
forced-sale risks upon borrower default in an illiquid market. A multifactor liquidity discount model
is developed, capturing regional disparities (Moscow vs. underperforming regions) and property-spe-
cific risks (housing type, encumbrances, documentation). The shift from nominal LTV to effective
LTV based on stress-based value is justified, creating an extra safety buffer for lenders. Practical
implications include adjusting LTV quotas, down payment requirements, and risk pricing in bank
credit policies. Implementing stress assessment helps avoid “credit bubbles” and shields both credi-
tors and borrowers from negative equity risk.

Keywords: stress assessment, collateral liquidity, mortgage lending, discounting, risk-based assess-
ment, mortgage affordability crisis
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Beeoenue

Poccuiickuii MTIOTEUHBI PHIHOK IMEPEKHUBACT CeWYac TITyOOKYI0 TEPEeCTPOMKY.
CornacHo nanHbeiM L1b PO u JIOM.P®, B 2024 1. BbIJaYa UIIOTEYHBIX KPEIUTOB yralia
Ha 22 %, B 2025 1. cnax npogoinkuica (MuHyc 8% B aeHbrax). KiroueBasi craBka B
2024 r. B3nerena 10 21 %, a k koH1y 2025-r0 onyctunack 10 16 %, 4to crenano pbl-
HOYHBIE KPEIUThI HEMOIBEMHBIMHU JIJIs1 OOJIBIIMHCTBA rpaxaaH [2]. B urore »umuii-
HBIM PBIHOK MPAKTUYECKHU «BCTAIDY: OKYIIATENIEN Majlo, CACIKHU MPOXOIAT JIUIIb TOTA,
KOTJIa ITPO/IaBEI] TOTOB CEPHE3HO YCTYIIHUThH B LICHE.

B Takux ycnoBusAX KJIacCHY€CKas OLEHKA HEJBUXKUMOCTH — YEPE3 CPABHUTENb-
HBIW, JOXOIHBIN U 3aTPATHBIN MOAXOAbI — YK€ HE NAET HAJEKHOMU 3alIUTHl KPEIUTOPY
[7, 11]. PeiHOYHAst CTOMMOCTD, IOHUMAaEMas KaK «BEPOATHAS LIEHA POJAXKW», IPU OT-
CYTCTBHH CIIpoca npeBpaiaercs B adcTpakiuio. OHa He OTpa)kaeT peaabHbIX MOTEPh
pu 0OpallleHny B3bICKaHUs Ha 3aJIor mocie aedonTa 3aéMuuka.

[{ens uccnenoBanus — copMUPOBATh METOAUKY «CTPECC-OIEHKI HEBUKUMO-
CTH, KOTOpasi y4MThIBajia Obl PUCKU pealld3alliu 3aj0ra B HEOJAronpHusTHBIX YCIIO-
BUSIX.

Kaxk menanuce nooxoowt k 3a102060ii OUEHKe 6 unomeke

Honroe Bpemsi B Poccun nencTBoBana mpocTas Cxema: OLEHOYHAs] CTOMMOCTh
omnpenensia MakcumMym kpeauta (koddduiment LTV). B snoxy maccoBoit JbroTHOM
unoteku (2020-2024 rr.) ¢ TunuuabiM LTV 80-90 % Oanku mojarajauck Ha poCT LIEH
1 ObICTpYIO mpojaxy xuibs. Kpusuc 2025 1. BCKpbUI NPUHUMIIUATIBHBIN U3bSH: PhI-
HOYHAas OIIEHKa UTHOPUPYET pa3pbiB BO BpeMEHU MexAy JedonTom 3aéminuka u dak-
TUYECKOW peau3alyen 3a0ra, a TAkKe COIMyTCTBYIOIINE U3AEPKKU U BBIHYKICHHBIE
CKHJIKU.

3a py6exoMm nocie kpuszuca 2008 roma ctan nonyaspHbIM moaxon «through-the-
cycle» (TTC) — ¢ opueHTalmeit Ha JOATOCPOUYHBIE TPEHBI BMECTO TEKYIIUX PHIHOY-
Heix udp [8]. Ho ana Poccun, ¢ e€ my0oKuMHU MEXPETHOHAIBHBIMU Pa3IAYUSIMU
(Bc€ 3ambIKaeTcss HAa MOCKBE, pErMOHBI CTPAJIA0T OT AeUIINTA JIUKBUIHOCTH ), HY)KEH
Oonee rTHOKHIT HHCTPYMEHT.

Umo makoe TUKEUOHOCHIb HEOBUNICUMOCHU C MOYKU 3PpeHusA OUueHKU

JIMKBUHOCTD HEJIBH>)KMMOTO aKTHUBA — 3TO BOBMOXHOCTb OBICTPO MPOJIaTh €ro Mo
1eHe, omu3koil Kk perHouHOM [10]. Ha HeMMKBUIHOM pBIHKE MpUBBIYHAS (DopMysa Jio-
MAETCA: CPOK IKCIO3ULMMU pACTATUBAETCA ¢ 3-6 mecsueB a0 12-18, a peanpHas neHa
YXOAUT OT o1leHO4HOM Ha 15-40 %.

HccnenoBanns Moka3bIBalOT: B KPU3UC AUCKOHT JIMKBUIHOCTH BEAET ceOsl HEIH-
HelHo. [Ipu HeOOIbIIOM CHIYKEHUH aKTUBHOCTH OH JepKUTCA B mipenenax 5-10 %, Ho
KaK TOJILKO CITPOC «3amMep3aeT», ckadok mpoucxoaut 10 20-35 % u BeIe.

Memooonozus cmpecc-ouenku

Crpecc-oreHka — 3To pacu€T n1ByX BenuduH. [lepBas — 0ObIuHas PHIHOYHAS CTOU-
MOCTh 10 TpEM Tnoaxonaam [6]. Bropasi — cTpeccoBasi CTOUMOCTb, TO €CTh Ta 1I€HA, 10
KOTOPOM 0OBEKT YHAET IIPH IKCTPEHHOM TTpojiaXke 13-3a AedoiTa 3aéMIIuKa.
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CrpeccoBasi CTOUMOCTD BBIBOJUTCS ITOCIEA0BATEIBHBIM IPUMEHEHUEM K PBIHOY-
HOU TPEX TUCKOHTOB:

— PBIHOYHBIA JUCKOHT JIMKBUJAHOCTH (0OIee COCTOSTHUE CIpoca U MpeaioxKe-
HUS);

— pEervuoHaJIbHbIN AUCKOHT (0COOEHHOCTH KOHKPETHOTO cyobekTa PD);

— OOBEKTHBIN JUCKOHT (XapaKTEPUCTUKHU CAMOTO aKTHUBA).

Jluckonm nukeuonocmu

ba30i CIyUT MHIEKC JIMKBUIHOCTU PHIHKA >KHWJIbS: OTHOLIEHUE YHCIIA BBICTAB-
JICHHBIX O0BEKTOB K KOJIMYECTBY PEaJIbHBIX CACNIOK B peruoHe 3a kpaptai. [lo ero Be-
JIUYMHE Ha3Ha4yaeTcsl ckuaka. MHaekc oTpaxaeT 000paunMBaeMOCTh aKTHBOB U YYB-
CTBUTEJIBHOCTB PbIHKA K MakpouiokaM. [Ipu pacuére yunTsIBaroTCs CE30HHOCTD, THUIIBI
00BEKTOB U CTPYKTypa crpoca. lanusie 0epyrces u3z Pocpeecrpa, EI'PH, nmpodeccuo-
HaJIbHBIX arperaTtopos.

Ta0auna 1. JIMCKOHT B 3aBUCHMOCTH OT MHACKCA JTUKBUIHOCTHU

Cpennuii cpok JuckoHT
0 XapakTepucTHKa pbIHKa
MIPOJAKH JTUKBUIHOCTH, (%0)
110 3 Mecs1EeB 5-10 Bricokas nukBugHocTh (Mocksa, CII0)
3—6 MecHLEB 10-15 HopmanbHas TMKBUIHOCTD
6—12 MecsieB 15-25 CHIKeHHAas! TNKBUIHOCTD
Oombiie 12 mecsies 25-40 HenukBuaHbnii peiHOK (Kak B 2025 1)

Pezuonanonwtit ouckonm

Anamutuka JIOM.P® nokaseiBaet xECTKyo nuddepeHnnanuo peruoHoB. Boi-
JICJICHO TPH TPYIIIHI IO PUCKY 00ECIICHUBAHUS 3aJI0Ta.

— BpIcokuii puck (pacrpoaaHHoCTh HoBocTpoek MeHee 50 %): Kpacnomap, Kpac-
HOSIPCK — TUCKOHT 15-20 %.

— Cpennuii puck (pacnpoganHocts 60-75 %): HoBocubupck (okono 65 %) —
JUCKOHT 5-10 %. 31ech 3aMETHO 3aMeUIEHUE CIIPOCA U «3aMOPO3Ka» CPOKOB ITPOJAKHU
Ha MIEPBUUKE.

— Huskuii puck (pacnponansocTts Bbiiie 80 %): Mocksa (94 %), Caukr-Ilerep-
oypr (80 %) — AMCKOHT MUHUMAJICH WU HYJIEBOU.

HoBocuOupck — KpynHEWImi aJMUHUCTPATUBHBIA U SKOHOMHYECKHd 1IeHTp Cu-
Oupwu, crpoc 3/1ech cTadbuiieH npu Hamnuuu unoteku. Ho B 2025 1. ropoa CTONKHYJICS €
TUIIUYHO PETMOHAILHBIMU MTPOOJIEMaMU: UIIOTEYHAs! aKTUBHOCTB yTiaja, MPe/JI0KEeHHE BbI-
POCJIO TIPU CIIEP>KaHHOM CIPOCE, MPOJIaBliaM MPUIILIOCh epecMaTpuBarh LeHbl. [ToaTomy
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ctpecc-orieHka i1t HoBocubupcka 0cOOEHHO akTyalbHa: OHA MO3BOJISIET MPABUIIBHO TIO-
CUMTATh PUCKH TIPU (POPMHUPOBAHUH 3aTI0TOBOTO MTOPTQETS.

Kcraru, unoreyHsiii cTanaapT (HanpaBiIeHHBIN TPOTHUB BEICOKOPUCKOBBIX CXEM U
TpeOytonuii JeTanbHOoro HHGOpMUpOBaHUS 3aéMIUKOB) ¢ 1 stHBapst 2025 1. cTan ais
0aHKOB 00s13aTCIBHBIM [5].

Oo0veKkmHublit OUCKOHm

[Ipu onieHke 00OBEKTA JUCKOHT PACCUMTHIBACTCS C YUETOM €ro KOHKPETHBIX 0CO-
6eHHocTel. /{7151 HOBOCTPOEK, 0COOCHHO B YCIOBUSIX pPUCKa 3aTOBAPUBAHUS, KOTTIA JTOJIST
HEPAaCHPOJAHHOIO XUJIb B CTPOSIIUXCS JOMax JOCTUTAET 68 %, MPUMEHSETCS MOBbI-
IIEHHBIN TUCKOHT B pazMepe oT 10 mo 15 %. B cinydae ¢ BTOpUYHBIM KUJIBEM MaCCO-
BOT'O CErMEHTA AUCKOHT COCTABUT OT 5 10 8 %. DIHUTHOE KUJIbE OTANYAETCS HU3KOMN
JUKBUIHOCTBIO, MIO3TOMY JJII HETO MPEAYCMOTPEH OUCKOHT B AWamna3zoHe oT 15 1o
25 %. Ecau y oO6bekTa ecTh 0OpeMEHEHUS WU JICHCTBYIONINE apeHAaTOPhl, TUCKOHT
yBenuuuBaercs emé Ha 5-10 %. [Ipu Hanuyun npobiaeM ¢ ToKyMeHTaMu J00aBIseTCs
ot 10 1o 20 %.

Anzopumm enedpenusn cmpecc-oueHKu

[Iponienypa cTpecc-olEeHKHN BKIIOUYAET MSATh MOCIEA0BaTeNIbHBIX 3TanoB. CHavyana
OTIpEeNSIeTCS. PHIHOYHAS CTOMMOCTh OOBEKTa C TMOMOIIBIO KIIACCHUYECKUX METOIOB
OIICHKH. 3aTe€M PaCCUUTHIBACTCS WHJEKC JIMKBUIHOCTH PETHOHA HA OCHOBE COOTHOIIIE-
HUS NPEJITIOKEHUN U CIEIO0K 3a KBapTai. Eciin mporHo3upyemMblil CpoK MPoaaku 00b-
€KTa MPEBBIIIAET OJIMH TOJA, MPUMEHSETCS TUCKOHT OT 25 a0 40 %. Jlanee BBomuTCA
permoHanbpHas mnomnpaBka no AaHHeIM JIOM.P® o pacnponaHHOCTH HOBOCTPOEK.
Hanpumep, B Kpacuogape u KpacHosipcke, rae 3Tot nokaszarens nocruraet 50 %, nuc-
KOHT cocTaBuT 15-20 %. B HoBocuGupcke ¢ mokazarenemM OKoyio 65 MpoIeHTOB JuC-
koHT Oyzmet 5-10 %, a B MockBe u Cankr-IlerepOypre, r7e pacnpoaaHHOCTh BBIIIIE
80 %, pernoHanbHas MOMNpPaBKa MUHUMAJIbHA.

[Tocne atoro mpoBoAUTCS 00BEKTHAS KOPPEKTHUPOBKA, KOTOpasi 3aBUCUT OT CEr-
MEHTa HEJIBMXKUMOCTHU. {711 HOBOCTpoeKk oHa cocTaBiseT 10-15 %, nas BTOpUUHOTO
XKUIbs — 5-8 TIPOIICHTOB, JUIS SJIUTHOTO XHIbS — 15-25 %. Hanuume oOpemeHeHni 1
IOpUANIECKUX AePEKTOB H00aBIsIeT K AUCKOHTY emé oT 5 mo 20 %. Ha mocnemnem,
MSITOM IIIAT€ BBIMOHIETCS UTOTOBBIM PACUY€T CTPECCOBOM CTOMMOCTH OOBEKTa | 3(-
¢dextuBHOTO Mokazarena LTV (kpeauTHOI Harpy3ku), Ha OCHOBE KOTOPOTO IpHUHUMA-
€TCs KPEIUTHOE PEeIlICHUE.

ABToMaru3aius noapa3yMeBaeT BCTpauBaHue aroputMoB B 6ankoBckue AUC ¢
ucnoib3oBanueM big data u mammuHoro o0yuenus. [Ipennaraemoe pelienue He Hapy-
[IaeT CTaHJapT 3allUThI PaB UMOTEUHBIX 3aéMIIUKOB (YTBepkaEH bankom Poccuu 26
ceHtsa0ps 2024 1) [1].

3aknwuenue

[IpoBenEHHOE HCCleI0BaHUE MTOATBEPKIAET: B YCIOBUIX KPU3UCA IOCTYITHOCTH
unoteku 2025-2027 IT. TpaAULIMOHHOE ONPEAEICHUE PHIHOYHOM CTOUMOCTH MEPECTAET
paboTaTh — OHO HE OTPa)KAET PUCKOB HU3KOTO CIPOCA U YIJIMHEHUS] CPOKOB MPOJIAKHU
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3anora. KoHuenuus crpecc-oleHKH OObeIUHIET MaKpOIKOHOMHUYECKHUE, PEerHOHab-
HbI€ U OOBEKTHbIE (DAKTOPHI B €IMHOM AUCKOHTHOM MOJIEJIH, CO3/1aBasi 3arnac MpouyHo-
CTH uepes nokasarenb dpdexruBHoro LTV [9, 12]. Metonnka ocobenHo BocTpeOoBaHa
JUIsl PETUOHOB C MTOHMYKEHHOM JIMKBUIHOCTHIO, BKItouast HoBocubupck. s e€ monHo-
[IEHHOTO MPUMEHEHUS TpeOdyeTcsi HOpMaTUBHOE 3aKkperieHue co ctopoHsl LIb PD, co-
3[JaHU€ CUCTEMbl MOHUTOPHUHTA TUKBUAHOCTH, cTanaapTel @CT Poccun u qopaborka
O0ankoBckoro codra. ['(paMoTHO BHEApPEHHAS CTPECC-OLIEHKA CTAHET rapaHTOM YCTOM-
YUBOCTU HMIOTEKH, IMOMEIIAET POCTY «KPEAMTHBIX MY3bIPEH» MU 3aIIUTUT UHTEPECHI
BCEX YYACTHUKOB PHIHKA.
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