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AHHoTanus. B pabore nmonguumaercs mpobiemMa KOPPEeKTHOTO ONPeNIeIeHuUs 3aJI0TOBOl CTOUMOCTH
YKUJTbSI B IEPHUO]T KpU3UCA UTTOTEUHOM AOCTYMHOCTH 2025 T., CIPOBOLIMPOBAHHOTO POCTOM KITFOUEBOU
craBku LIb P® 10 21 % u 06BanoM miaarexecrnocoOHOro cpoca. ABTOpaMHu MpeokKeHa KOHISTIHs
«CTpecC-OIIEHKM» — IMOAX0/1a K pacyeTy LIeHbl HeIBUKUMOCTH C IMOMPaBKOi Ha Gopc-Ma>KOPHYIO MPO-
naxy npu aedoniTe 3aeMIIKa Ha HU3KOJIMKBUIHOM phiHKE. [TocTpoeHa MHOTO(aKTOpHAS MOJENb
JUCKOHTA JIMKBUHOCTH, BKJIIOYAIOIIAs PErHOHANIbHbBIE pa3pbiBbl (CcpaBHEHHME MOCKBBI U MPOOIeM-
HBIX PETHOHOB) M PUCKU KOHKPETHOTO 00BEKTa (THIT KUJIbsI, 0OpEMEHEHUS, FOPUINIECKAst YUCTOTA).
O6ocHoBan nepexon oT oosraHOoro LTV (loan-to-value ratio) k addexkruBaomy LTV ¢ omopoit Ha
CTPECCOBYIO CTOMMOCTD, UTO JIaeT OaHKaM JOTOJIHUTENbHBIN 3anac MpoYHocTU. [IpakTudeckas 1eH-
HOCTh PaOOThl — MPUMEHUMOCTh UTOTOB JJisi HAacTpoku LTV-mumutoB, TpeOoOBaHUN K TEPBOMY
B3HOCY U PHUCK-TIpalicuHTa B 0aHKOBCKUX MOJIMTUKAX. BHEIpeHHe cTpecc-O1eHKH, T0 MHEHHUIO aBTO-
POB, IPEIOTBpAIIAET HATyBaHUE «KPEIUTHBIX My3bIpei» U CHUXKAET PUCK BO3HUKHOBEHUS OTpHUIIa-
TEIHHOTO KalnTaja y 3aeMIINKa U KPSTUTHBIX IMOTEph y OaHKa.

KuroueBble ¢j10Ba: cTpecc-oleHKa, JIMKBUIHOCTh 3aJI0Ta, HIIOTEYHOE KPEeIUTOBAHUE, TUCKOHTHPO-
BaHUE, pUCK-OPUEHTUPOBAaHHAS OLIEHKA, KPU3HUC JOCTYITHOCTH UTIOTEKH
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Abstract. The paper addresses the problem of correctly determining the collateral value of housing
during the mortgage affordability crisis of 2025, triggered by the CBR key rate hike to 21 % and the
collapse of effective demand. The authors propose the concept of “stress valuation” — an approach to
pricing real estate that incorporates a forced-sale adjustment upon borrower default in a low-liquidity
market. A multifactor liquidity discount model is developed, encompassing regional disparities (com-
paring Moscow with distressed regions) and property-specific risks (housing type, encumbrances,
legal clarity). The shift from a conventional loan-to-value (LTV) ratio to an effective LTV based on
stressed value is substantiated, providing banks with an additional safety margin. The practical value
of the study lies in the applicability of its results for calibrating LTV limits, down-payment require-
ments, and risk-based pricing in bank policies. The authors argue that the introduction of stress valu-
ation prevents the formation of credit bubbles and reduces the risk of negative equity for borrowers
and credit losses for banks.

Keywords: stress valuation, collateral liquidity, mortgage lending, liquidity discount, risk-based val-
uation, mortgage affordability crisis
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Beeoenue

Poccuiickuii MIOTEYHBIN PHIHOK MEPEKHUBACT Celdac TIYOOKYIO TEPECTPOHUKY.
Cormnacuo nansubiM 1Ib PO u JIOM.P® [1], B 2024 1. BbI1aua UIIOTEUHBIX KPEIUTOB
ynana Ha 22 %, B 2025 . cniag mponosxuiics (Mmunyc 8% B neHbrax). KimoueBas craBka
B 2024 r. B3netrena a0 21 %, a x koHiy 2025-ro onyctunachk 10 16 % [1], uro caenano
PBIHOYHBIC KPEIUTHI HEIOCTYITHBIMU JIJIs1 OOJIBIIMHCTBA TPaXkaaH. B UTore akTHBHOCTH
Ha PBIHKE XKUJIbS MPAKTUUYECKA OCTAHOBUWJIACH: MOKYMATeNIed Majo, CAEIKA MTPOXOASIT
JIUIIB TOT/A, KOTJIa MPOJIaBel] TOTOB CEPhE3HO YCTYIUTh B IICHE.

B takux ycnoBusiX KjaccuuecKkas OIEHKa HEABMXKUMOCTH — Yepe3 CPaBHUTEIb-
HbIN, JOXOAHBIM U 3aTPaTHBINA MOAXOAbI — YK€ HE NACT HAJCKHOM 3ALUTHI KPEAUTODY.
PriHOYHAs CTOMMOCTB, TOHUMaeMasi Kak «BEpOSTHAs 1IeHa MPOIaXKuy, PU OTCYTCTBUU
cripoca mpeBpaiaercs B abctpakuuto. OHa He OTpakaeT peabHbIX MOTEPh MPU 00pa-
IIIEHUU B3BICKAHUS Ha 3aJI0T Tocie AedoiTa 3aeMIIuKa.

[ens nccnenoBanust — chOpMUPOBATH METOJUKY «CTPECC-OIEHKI» HEJIBIKUMO-
CTH, KOTOpasi y4YMThIBaJla Obl PUCKHU pEaU3aIlMU 3aj70ra B HEOJArOMPHUSTHBIX YCIIO-
BHSIX.

Kak menanuce nooxoowt K 3a1020801 oyeHKe 6 unomekxe

Jonroe Bpemsi B Poccun nercTBoBana mpocrasi CxeMa: OLEHOYHAsi CTOMMOCTh
ompenensiia MakcuMyM kpeauta (kodddumment LTV). B snoxy MaccoBoil JTrOTHOM
unoteku (2020-2024 rr.) ¢ TunumanbiM LTV 80-90 % Ganku monaraauck Ha pocT IeH
u ObicTpyto npofaxy kuibs [1]. Kpusuc 2025 r. BCKpbUI NPUHLIUNHAIBHBINA U3bSH:
pBIHOYHAsI OIIEHKAa UTHOPUPYET pa3pblB BO BPEMEHU MEXIY Je€(OJITOM 3aeMIlUKa U
(dbakTU4YEeCKOM peain3aliueil 3aora, a TakKe COIMyTCTBYIOIINE U3IEP>KKU U BHIHY K ICH-
HbIE CKUJIKH.

3a pybesxxom nociie kpusuca 2008 roga cran nomynsapHbeiM noaxon «through-the-
cycle» (TTC) — c opueHTaiueil Ha JOATOCPOUYHBIE TPEHABI BMECTO TEKYILIMX PHIHOY-
HeiX udp [2]. Ho ana Poccun, ¢ ee myOOKUMH MEXPETUOHAIBHBIMUA PA3TUUUSIMU
(3KOHOMHYECKAs U JIeTIOBasi aKTUBHOCTh KOHIICHTPUPYIOTCS B MOCKBE, peTMOHbBI CTpa-
TAI0T OT AeUINTA JUKBUAHOCTH ), HY>)KeH 00Jiee THOKHH HHCTPYMEHT.

Umo makoe TUKeUOHOCHb HEOBUNCUMOCHU C MOYKU 3PEeHUA OUEHKU

JIMKBUIHOCTH HEIBMYKMMOTO aKTHBA — 3TO BO3MOXKHOCTH OBICTPO MPOJIATh €ro I10
1eHe, ONMM3KOH K phIHOYHOW. Ha HeITWKBHUIHOM PBIHKE CTaHJapTHAs MOJEIb OIEHKH
JIMKBUAHOCTHU CTAHOBUTCSI HEIPUMEHUMOM: CPOK AKCIIO3UIIMHU pACTATUBAETCA ¢ 3-6 Me-
caues 10 12-18, a peanbHad 11eHa yXOOUT OT OLeHOYHOM Ha 15-40 %.

HccnenoBanus MOKa3bIBAIOT: B KPU3UC JUCKOHT JIMKBUIHOCTH BEIET CeOsl HEu-
HelHo. [Ipu HeOOoJIBIIOM CHUYKEHUH aKTUBHOCTH OH JepKUTCA B nipeaenax 5-10 %, Ho
KaK TOJBKO CIIPOC «3aMep3aeT», CKadok rmpoucxoaut 10 20-35 % u Bee [3, 4].

Memooonozusa cmpecc-oueHKu

Crpecc-olieHKa — 3TO pacueT ABYX BequuuH. [lepBast — oObIuHAs pRIHOYHAS CTOU-
MOCTb IO TpEM noaxonaMm. Bropas — ctpeccoBasi CTOUMOCTb, TO €CTh Ta IIE€HA, M0 KO-
TOpPOM OOBEKT YHJIET TP IKCTPEHHOMN MpoAaKe M3-3a Ae(oiiTa 3aeMIIUKA.
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CrpeccoBast CTOMMOCTb BBIBOAUTCS MOCJIEA0BATENbHBIM MPUMEHEHHEM K PIHOY-
HOM TpeX TUCKOHTOB:

— PBIHOYHBIM JUCKOHT JIMKBUIHOCTH (0OIIEe COCTOSHUE CIpPOCa U MpPejIoxKe-
HUS);

— PETUOHAJIBHBIM TUCKOHT (0COOEHHOCTH KOHKPETHOTO cyObekTa PD);

— OOBEKTHBIN TUCKOHT (XapaKTePUCTHKU CAaMOTO aKTUBA).

Juckonm nukeuonocmu

bazoii cimy>kUT MHACKC JIMKBUIHOCTU PHIHKA JKWJIbS: OTHOIIICHHUE YUCIIA BBHICTAB-
JICHHBIX 00BEKTOB K KOJIMYECTBY peajbHBIX CICIIOK B perroHe 3a kBaprai. [lo ero Be-
JWYWHEe Ha3HA4yaeTcs CKUAKa. MHIeKc oTpakaeT 000padyMBaeMOCTh aKTHBOB M UyB-
CTBHTEIBHOCTh PHIHKA K MaKpomIiokaM. [Ipu pacuere y4uThIBatOTCSl CE30HHOCTD, THUIIBI
00BEKTOB U CTPYKTypa crpoca. Jlanusie 6epyrcst u3 Pocpeectpa, EI'PH, npodeccuo-
HAJIBHBIX arperaropos [1]. 3aBUCMMOCTh BEIMYMHBI IUCKOHTA JIMKBUIHOCTH OT CPE/I-
HETro CpOKa SKCIO3UIIUKU 00beKTa NpuBeaeHa B Tadmuie 1 [3, 5].

Tabauua 1. JIMCKOHT JIMKBUIHOCTH B 3aBUCUMOCTHU OT CPEJHETO CPOKA IKCIO3ULINAN

. JIMCKOHT
Cpenunuii cpox mpo-
JINKBUIHOCTH, XapaKTepucTHUKa PhIHKA
TaXHA o
(%)
10 3 Mecs1EeB 5-10 Bricokast nmukBugHocTh (Mockga, CII0)
3—6 MecsI1EeB 10-15 HopmanbHas TMKBUIHOCTh
6—12 Mecsaues 15-25 CHUXeHHAs TUKBUIHOCTD
oonee 12 mecsien 25-40 HenukBuanseiil peinok (kak B 2025 1)

Pezuonanovnoiit ouckonm

Anamutuka JIOM.P® [1] moka3siBaeT xecTkyro auddepeHmauo peruoHoB.
Brigeneno Tpu rpyIiisl Mo pucky oOeclieHUBaHUs 3aJ10Ta:

— BBICOKHM pUCK (pacnpoaHHOCTh HOBOCTpoek MeHee 50 %): Kpacnonap, Kpac-
HOSIPCK — JAUCKOHT 15-20 %);

— cpennuit puck (pacrpoganHocts 60-75 %): HoBocubupck (okono 65 %) —
muckoHT 5-10 %. 3nech 3aMeTHO 3aMe/IJIEHUE CIIPOCa U «3aMOPO3Ka» CPOKOB MPOAAKH
Ha TIEPBUYKE;

— HU3KUM puck (pacnpoganHocTtsb Boiie 80 %): Mocksa (94 %), Cauxr-Ilerep-
oypr (80 %) — AMCKOHT MUHUMAJIEH WUJIN HYJIEBOM.

HoBocuOupck — KpynHenmii aAMUHUCTPATUBHBIN U SKOHOMHUYECKHit 1ieHTp Cu-
OupH, CpocC 37€Ch YCTOMUUB MPH YCIOBUU JOCTYIMHOCTH UIIOTEYHOTO KPEAUTOBAHMUS.
Ho B 2025 1. ropos CTOIKHYJICS ¢ THTUYHO PETMOHABHBIMU TIPOOJIEMaMU: UITOTEIHAS

30



aKTUBHOCTH yMaJa, MPEIOKCHHE BBIPOCIO TPH CACPKAHHOM CITPOCE, MpoJaBlaM
MPUIILTOCH MTepecMaTpuBaTh 1ieHbl. [loaTomy crpecc-orenka nist HoBocubupcka oco-
OCHHO aKTyaJIbHa: OHA MO3BOJISCT MPABUIBHO MOCUYUTATHh PUCKU TIPU (POPMUPOBAHHUH
3aJI0TOBOTO OPTQEIS.

Crnenyer OTMETUTD, YTO UIIOTEUHBIN CTaHIAPT (HAIIPABJICHHBINA MPOTHUB BHICOKO-
PHUCKOBBIX CXEM M TPEOYIOIINI AETATHHOTO MH(G)OPMHUPOBAHUS 3a€MIIUKOB) C 1 sTHBapsI
2025 r. crai a1t 0aHKOB 00s3aTEIbLHBIM.

Oo0veKkmHublit OuCKOHm

[Ipu onieHke 00BEKTA IUCKOHT PACCUUTHIBAETCS C YUYETOM €ro KOHKPETHBIX 0CO-
O0eHHocTel. J{71s HOBOCTpOEK, 0COOEHHO B YCIOBUSIX PUCKa 3aTOBApUBAHUS, KOTIA JTOJIS
HEPACIPOJIAHHOTO KWJIbS B CTPOSAIIUXCS IoMax aocturaet 68 % [1], npumensiercs no-
BBILLIEHHBIN TUCKOHT B pazMepe oT 10 1o 15 %. B cioydae ¢ BTOpUYHBIM KHIIBEM Mac-
COBOI'0 CETMEHTA JUCKOHT COCTABUT OT 5 110 8 %. DIUTHOE KWILE OTIINYAETCSI HU3KOU
JUKBUJIHOCTBIO, TIOATOMY JIJIsI HETO MPEAYCMOTPEH IHUCKOHT B Juara3oHe oT 15 go
25 %. Ecnu y oObekTa ecTh OOpeMEHEHUs WK JCHCTBYIOIINE apeHIaTOPbl, TUCKOHT
yBenuumBaeTcs emie Ha 5-10 %. [1pu Hanuuuu npobiieM ¢ JOKyMEHTaMH J1I00aBIIsSIeTCS
ot 10 mo 20 % [5-7].

Anzopumm eneopenus cmpecc-oueHKu

[Ipoueypa cTpecc-OLEeHKHU BKIIOYAET MSATh OCIeI0BaTe/IbHbIX ATanoB. CHavana
OTIpEeIeNSIETCSl PHIHOYHAS CTOMMOCTh OOBEKTa C MOMOIIBIO KJIACCHUYECKUX METO/IOB
OIICHKH [8]. 3aTeM pacCUMTHIBACTCA MHJIEKC JIMKBUIHOCTH PETHOHA HA OCHOBE COOTHO-
HIEHUS IPEIOKEHUN U clIeNIOK 3a KBapTad [ 1]. Eciau nporao3upyemslil cpok mpojaaxu
0o0BEKTa MPEBBINIAECT OJIUH TOM, MPUMEHSAETCS] TUCKOHT oT 25 1o 40 % [3, 5]. Hanee
BBOJIUTCA PETrMOHAJIbHAA MomnpaBka 1no gaHHbiM JJOM.P® [1] o pacnpogaHHOCTH HO-
BocTpoek. Hanmpumep, B KpacHogape u KpacHosipcke, e 3TOT oka3aTelslb JOCTUTaeT
50 %, nuckoHT cocTtaBuT 15-20 %. B HoBocubupcke ¢ nokazarenemM okoso 65 mpolieH-
TOB qUCKOHT Oynetr 5-10 %, a B MockBe u Cankr-IletepOypre, rie pacnpoaaHHOCTb
BbIle 80 %, pernoHabHAs NONPaBKa MUHUMAJIbHA.

[Tocne sToro mpoBoAUTCS OOBEKTHASI KOPPEKTUPOBKA [S5-7], KOTOpast 3aBUCUT OT
CEerMEeHTa HeABMKUMOCTH. J1j1st HOoBOCTpoek oHa coctanisieT 10-15 %, 1 BTOpu4HOTo
KHUJIbs — 5-8 TIPOILIEHTOB, ISl SJUTHOTO XUJbi — 15-25 %. Hannune oOpemeHeHuii u
IOpUIYeCKUX AedeKToB 00aBIsIeT K AUCKOHTY emie oT 5 10 20 %. Ha mocnennem,
MISATOM IIare BBIMOJIHSIETCS UTOTOBBIM pacyeT CTPECCOBOM CTOUMOCTH 00BEKTa U 3(-
¢dexruBHOro nokazarens LTV (kpenuTHO# Harpy3ku), Ha OCHOBE KOTOPOTO MPUHUMa-
€TCsl KPEAUTHOE peLICHUE.

ABTOMaTH3aLMs TOIPa3yMEBaET BCTpauBaHue aroputMoB B OankoBckue AUC ¢ uc-
nosb3oBaHueM big data u mammHHOTO 00y4eHus. [Ipeanaraemoe perenue He HapylaeT
CTaH/IapT 3alUTHI IIPAB UTIOTEUHBIX 3aeMIITUKOB (yTBep>KAeH bankom Poccuu 26 ceHTsIOps
2024 r.).

3aknwuenue

[IpoBeneHHOE UCCIEeI0BAHUE MTOATBEPKAAET: B YCIOBHIX KPU3UCA TIOCTYITHOCTH
unoteku 2025-2027 . TpaJuIMOHHOE ONPEIETICHUE PHIHOYHOW CTOMMOCTH IEPECTAET
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paboTaTh — OHO HE OTPaKaeT PUCKOB HU3KOIO CIPOCA U YIJIMHEHHS CPOKOB MPOJAKHU
3anora. KoHuenmus cTpecc-oleHKH 00bEeANHIET MaKpOIKOHOMHYECKHE, PEerHOHab-
HbIe 1 OOBEKTHBIC (PAKTOPHI B €AUHOM JUCKOHTHOW MOJENH, CO3/1aBas 3amac MpovHo-
cTu 4epe3 nokazarenb ddexkruBHoro LTV. Meronuka oco6eHHO BoCTpeOOBaHA ISt
PErMOHOB C MOHWYKEHHOM JINKBUAHOCTHIO, BKIItouass HoBocubupcek. [[ns ee monHoueH-
HOT'O IPUMEHEHUS TpeOyeTcsl HOpMaTUBHOE 3aKkperieHue co ctoponsl LIb P [9], co-
3aHUE CUCTEMbl MOHUTOPUHTA JUKBUAHOCTH, cTanAapTel ®CT Poccun u nopadotka
0aHKOBCKOTO co(Ta. ' paMOTHO BHEIPEHHAsI CTPECC-OLIEHKA CTAHET rapaHTOM yCTOM-
YUBOCTU MIOTEKH, MOMEIIAET POCTY «KPEAUTHBIX My3bIPEH» U 3aIUTUT UHTEPECHI
BCEX YYACTHUKOB PbIHKA [2].
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