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Hacrosmara cratus pasriex/a cnenupIuHITe T0Ka3aTesId U METOIM 32 aHAIIN3
U OLEHKAa Ha MHIYCTPHAJIHHUTE MMOTH, KaTo OTICIICH CErMEHT Ha Ia3apa Ha
TBhPTOBCKHU HECABUXKXUMH UMOTU CHC CHGHI/I(i)I/ILIHI/I TEXHUYCCKU U (1)YHKIII/IOH21JIHI/I
xapakrtepucTuku. [IpeacTtaBeHM ca TEOpETHYHHMTE OCHOBM Ha TIa3apa Ha
HHAYCTpUAJIHU HEABMXKXHUMHU  HMOTH, CUCTCMATU3UPAHU Cca KIIOYOBHUTEC
MOKAa3aTely 3a a3apeH aHaIN3 U METOANTE 32 OLIEHKA Ha MHAYCTPHAIHU aKTHBH.
Wnentudunupanu ca OCHOBHUTE MPOOJIEMH U TIPEIN3BUKATEIICTBA NIPE] 1a3apa,
Kato ca (OopMyJIUMpaHH KOHKPETHH NpPENOpBKM 3a MmoaoOpsBaHe Ha
AHAIIMTUYHUTE NPOLUECHU U UHBECCTUIITMOHHUTC PCIICHMA. Crarusara nma 3a el Ja
NPEJOCTaBH ISUIOCTHA TEOPETUYHA M NpaKTHYeCcKa paMKa 3a pa3OupaHe Ha
CHCIII/I(l)I/I‘IHI/ITC XAapaKTCPUCTUKU Ha Ia3dapa Ha HWHAYCTPUAJIHU HMOTH H
MHCTPYMEHTHTE 32 HETOBUS aHAJIU3.
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I/IHI[yCTpI/IaJIHI/ITe HMOTH NPCACTABIABAT OTACJICH KJIaC TBPIOBCKU HCIABUKHMU
MMOTH, 00XBAIIIAIll TPOU3BOJICTBEHH, CKIIAIOBU U JIOTHCTHYHU CHOPBKEHHSI, KOUTO
C€ OT/iIn4aBa CbC CHeI_[I/I(bI/I‘-IHI/I TCXHUYCCKN M3HUCKBAHUA U ITa3dapHa JWHAMHKA. B
yCIOBHATa Ha mIo0anu3alys, pa3BHTHE HA CICKTPOHHATA TBPrOBHSA H
ONTUMMU3AlMd Ha BECPUIUTC HA NOCTABKH, IMa3apa Ha MHAYCTPUAIHU HCIABUKHNMU
UMOTH TpHUA0OUBa BCE MO-TOJISIMO 3HAYCHHE 32 MKOHOMHYECKOTO Pa3BUTHE Ha
peruonute (Prologis Research, 2025; Cushman & Wakefield, 2023).

AHanIu3bT U OLICHKAaTa Ha Ma3apa Ha MHAYCTPUATHHU HEJABMKUMU UMOTH M3MCKBAT
pa30oupaHe Ha CHEHU(PUYHHA TOKA3aTEIM U METOJU, KOUTO OTYUTAT YHUKATHHUTE
XapaKTepUCTHKU Ha To3u Tun aktuBu. Cropen wuscnensanusi Ha Colliers
International (2023), MHAYCTpUATHUTE UMOTH CE€ OTJIMYABAT C IO-ABITOCPOYHH
JIOTOBOPH 32 HaeM, clienuanu3upana (yHKIMOHATHOCT M CHUJIHA 3aBHCHUMOCT OT
MaKpOMKOHOMUYECKH  (PaKTOPH  KAaTo  MPOMUIINICHO  MPOU3BOJCTBO U
MEXIyHapOJAHA THPTrOBUSI.

I'moGamHuAT Ma3ap Ha MHAYCTPHAIHU HEIBIYKUMHU UMOTH € TIPESKUBSIT 3HAYUTEITHA
Tpanchopmaruss npe3 mociaeaHuTe roauau. Ilangemusara or COVID-19 u
MOCJICIBAJIOTO ~ YCKOPEHO  pa3BUTHE HA  €JIEKTpOHHATa  THProBHS  ca
MPECTPYKTYPHUPATIN BEPUTUTE HA TOCTABKH U Ca YBEIHUUIIN ThPCEHETO Ha MOJEPHU
JorucTHYHU eHTpoBe. KoedumenTuTe Ha CBOOOIHH IIONIY B MHOT'O €BPOTICHCKHU
nazapu ca JOCTUTHAIM UCTOpUYecKH MUHUMyMH oA 3% mpe3 2023 r., KOeTo
WHIUKHpa CWieH nucbanmanc Mexnay ThpceHe u mnpemiarane (CBRE European
Logistics Leasing Figures Q2 2023). KoM 2024 r. koeUIIUEeHTHT Ha CBOOOAHU
IUIOHIM C€ € MOBUIIMI JIEKO 10 OKoio 4%, HO ocTaBa 3HAYUTEIHO MOJ
ucropuyeckure cpeanu HuBa (BNP Paribas Real Estate, 2024).

3HAYEHUETO HA UHIYCTPUAIHUSI CEKTOP B IN10OalHaTa MKOHOMUKA MTPObJIKaBa J1a
HapacTBa. O6eMbT Ha UHBECTUIIMH B UHAYCTPUAIHU HEJBUKUMU UMOTH B EBporma
npe3 2024 r. nocturna €40.5 munuapaa espo, orOenszBaiiku 21% pbeT cnpsiMo
npeaxoHaTa roauHa. ToBa oTpa3siBa HApacTBAIOTO JOBEPHE HA MHBECTUTOPUTE B
nwearocpounus nmorennuan Ha to3u cektop (CBRE European Investor Intentions
Survey 2025). Ilpornosute 3a nepuona 2024-2028 r. couaT roJuIlleH pacTex Ha
o0m1a 1oxonHoCT OT 9.3% 3a torucTuyHUTE HEHTPOBE B EBpoIia, kKaTo TO3M CeKTop
ocraBa Haii-peanountad oT uHBecturopute (AEW Research, 2024).

TexHOIOrnYHOTO pa3BUTHE, OCOOEHO B 00JacTTa Ha aBTOMAaTU3alUATa U
U3KYCTBEHUs HMHTENEKT, TpaHCPOpPMHUPA HU3UCKBAHHITA KbM HHIYCTPUATHHUTE
HEJBM)KUMH UMOTH. MOJIEpHHUTE JIOTUCTUYHU IIEHTPOBE BCE TMOBEUYE MHTETPUPAT
pOOOTH3MpPAaHU CHUCTEMH, aBTOMATH3UPAHU CKIAJIOBE U YCHBBPIICHCTBAHH
aHAJTMTUYHU UHCTPYMEHTH 3a ontuMm3aius Ha oneparuute (JLL Research, 2024).
ToBa Hamara MNpeOCMUCISHE HA TPATUIMOHHUTE KPUTEPUU 3a OIEHKAa U
knacupuKanys Ha WHIYCTPHATHUTE aKTUBH. EBpomneiickaTa MKOHOMHKA € TOJ
HAaTUCK Ja MOoAo0pu TPOU3BOAUTEIIHOCTTA W Ja HAChPYM WHOBAIMHUTE, KaTo
WHBECTUIIMHUTE B IUTUTAIU3ALMS U yCTOHYMBA HHAPACTPYKTypa CTaBaT KIFOYOBU
3a KoHKypeHTocnocobnoctTa (European Investment Bank, 2024).

L[CJ'I Ha HacCToAlaTa CTaTHA € Jda CUCTEMATu3upa TCOPECTHUYHUTC OCHOBHU U
KIIFOYOBUTC IIOKA3aTCJIM 3a aHajlW3 M OICHKAa Ha I1adapa Ha HWHAYCTPUAJIHU
HESABWXXUMHU HUMOTH, Ja I/II[CHTI/I(I)I/II_II/Ipa OCHOBHHTC HpO6JICMI/I )51
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MpeIn3BUKATEICTBA Ipell naszapa U Ja (QopMyiupa KOHKPETHU MPErnopbKU 3a
mo100psiBaHe HA AHATTUTHYHUTE TIPOIIECH.

3amaun  Ha wu3cneABaHero BkiatouBar: (1) geduHMpaHe Ha MOHSATHETO
UHIYyCTPUATHU UMOTH M TAXHaTa Kiacudukamnus; (2) mperyies Ha TeOPEeTHUHUTE
MOJXOU 33 aHaJM3 Ha MHAYCTPHUAIHUS UMOTEH masap; (3) cucremarusupaHe Ha
KJIFOUOBUTE TIOKa3aTelid 3a Ma3zapeH aHaiu3; (4) pasriexiaHe Ha OCHOBHHTE
METO/IM 32 OIleHKa Ha HHYyCTPUATHU UMOTH; (5) naeHTudUIrpane Ha mpodsieMu 1
npean3BUKaTeNCTBa; U (6) hopMynupane Ha IPENOPBKH 3a MPAKTHUKATA.

1. TEOPETHYHA PAMKA U JIMTEPATYPEH IIPEI'JIE]

1.1. Ilonamue u kracugpuxayus Ha UHOYCMPUATHUME UMOMU

WupycTpraHUTe UMOTH MPEIICTABIISABAT KATETOPUS ThPTrOBCKH HEIBHKUM HUMOT,
IpeIHa3HAYeH 3a MPOW3BOJCTBEHU, CKIIAIOBH, JTUCTPUOYTOPCKU W JIOTUCTHYHU
nerinoct (JLL Research, 2024).

Criopen  yTBbpAeHaTa mnpodeCHOHATIHA TPAKTHKA W Ia3apHUTE aHAJIW3Ud Ha
MEKIyHAPOJIHN OpraHu3allMyd B CEKTOPA Ha HEJBMKUMHUTE UMOTH, CPEJl KOUTO U
Royal Institution of Chartered Surveyors (RICS), mHaycTpriallHUTE HMOTH C€
KJIaCU(HUIUPAT B HAKOJIKO OCHOBHHU KaTETOPHH, CPEJl KOUTO:

IIpou3BoACTBeHN Crpagd M KOMIUIEKCH — TIPEIHA3HAYECHU 33 IMPOMHUIIICHO
NPOM3BOACTBO, MOHTa&X U 00paboTKa Ha Marepuaid. Te3u CHhOPHKEHHS
OOMKHOBEHO C€ XapaKTepu3HupaT ¢ MO-HUCKU TaBaHU (6-8 MeTpa), cerualn3upaHo
o0opyABaHE ¥ TO-IBITH MPOM3BOJACTBEHH LHUKIM. 1€ YecTo BKIIOYBAT
MMPONU3BOACTBCHU JIMHUH, 30HM 3a KaAUYCCTBCH KOHTPOJ W AAMHUHUCTPATUBHU
MOMEIIECHUS;

CkaaioBH IUIOIIM - M3IOJ3BAaHM 32 CHXPAaHEHHWE HA CTOKM U MaTepHallH,
BKJIFOUMTEJIHO XJIAQWIHNA CKJIagoBe. TpaaullMOHHUTE CKIaJ0BU IUIOLIM C€
XapakTepu3upaT € BHCOKa TI'bBKaBOCT Ha M3IOJI3BaHE U CTaHAApTU3MpaHa
KOHpurypanus. XJIaJAWiIHUTE CKJIaJ0Be MpPEJCTaBIsABAT  CIELUAIU3UpaH
MOJICETMEHT C JOIBJIHUTEIHN TEXHUYECKU W3MCKBAaHUS 3a NOJIIbpXKAaHE Ha
TEMIIEPATYPEH PEKUM;

JlorncTMYHH  LEHTPOBe M AUCTPUOYTOPCKHM ©0a3Mm —  CHhbBPEMEHHH
MHOTO()YHKIIMOHAJTHU KOMILJIEKCH 3a yNpaBJIeHUE Ha Bepurara Ha JOocTaBKu. Te
KOMOWHUpAT CKJIaJUpaHe C JEHHOCTH IO IUPEKTHO NPETOBapBaHE, COPTHUPAHE,
OlakoBaHe U AMCTpUOyLMs. MoepHUTE JIOTUCTUYHH LIEHTPOBE YECTO BKIIIOYBAT
ChOPBKEHHUS 3a 00paboTKa M JOCTaBKAa HAa OHJIAMH MOPHbYKU U HMHTErPUPAHU
CHCTEMH 3a ynpasieHue Ha ckiana (WMS);

Cnenuaju3upanu HHIAYCTPHAJHH 00ekTH — data IEHTpoBe, CHEPrUiHU
CHOPBKEHUS, U3CIeA0BaTEICKH JabopaTopuu. To3U CErMEHT ce XapaKTepusupa ¢
BHCOKO CHEHUAIU3UPAHA TEXHUYECKU W3MCKBAHUS, 3HAUUTEIHU WHBECTHUIUU B
HH(paACTPYKTypa U OrpaHUYCHA Bh3MOKHOCT 32 MpeHa3HaYeHHe Ha UMOTA.

CpBpeMeHHaTa KinacupuKaIys Ha MHAYCTPHATHUTE UMOTH BKJIIOUBA U paz/ielieHUe
[0 KJIAac CIOpe]] KauyecTBO Ha CTPOMTENICTBOTO, TEXHUYECKH XapaKTEPUCTUKU U
MecTonosoxkeHue. KinaceT A mpencrasisBa Hali-BUCOKO Kau€CTBO — ChbBPEMEHHHU
crpaau ¢ MojaepHa UHGpPAcTpyKTypa, BUCOKM TaBaHu (Hax 10 ™), moOpa
TPaHCHOPTHA JIOCTBIHOCT M eHepruiiHa edektuBHocT. Kimacoete B u C
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NpEeJCTaBIsIBAT IMO-CTApU WM TI0-OTPaHUYEHH 10 (PYHKIMOHATHOCT aKTHUBU
(Knight Frank, 2023).

Pa3rpannueHneTro Mexay KJIacoBETE HE € €IHO3HAYHO M 3aBUCH OT JIOKAJHUTE
nazapHu ycioBus. B pa3Butu nazapu kato ['epmanus u Xonanaus, KiachT A
n3uckBa BREEAM ceprudukanuss muaumym 'Very Good' mnmm LEED 'Gold',
JIOKaTo B pa3BUBaIIMTE ce nasapu Ha LlenTpanna u M3rouna EBpona xpurepuure
Morat Ja ObaT no-meku. Berpeku ToBa, o01aTa TeHACHINS € KbM XapMOHHU3ALIUS
Ha CTaHJAPTUTE HA EBPOIEHCKO HUBO.

Taénuua 1. Knacugukayusa na undycmpuannume umomu no Ka4ecmeo u XapaKmepucmuxku

Kaac Bb3pact Ha crpanara TexHMYECKH XapaKTePUCTUKHU TUNUYHH HAEMHHM HUBA
Kmnac A Jo 10 rogunu Bucounna >10m, nogoBo HaTOBapBaHe Prime rent (Hali-BUCOKH)
>5t/mM?, BREEAM/LEED ceptudukanus
Kiac B 10-20 roguHu Bucounna 7-10M, cTangapTHO OA0BO Average rent (cpenHn)
HaTOBapBaHE
Knac C >20 roguHu Bucounna <7Mm, OrpaHU4eHU TEXHUYECKU Secondary rent (nox
BB3MOXKHOCTHU CpeIHH)

Hszmounuk: Cucmemamuszupano om agmopa va 6a3a UHOYCMPUAIHU CMAHOApmu 3a Kiacuguxayus Ha cknaoose (Ally

Logistic, 2023; AS Real Estate, 2021; LCL Logistic, 2023)

1.2. Cneyughuxa na nazapa Ha UHOYCMPUATHU HEOBUICUMU UMOMU

[Ta3apbT Ha MHIYCTPUAIHM HEIBUKMMHU HMOTH CE€ XapaKTepuszupa ¢ peauia
cneuuuyHu 0coOeHOCTH — Mamad Ha CHEIKUTE, ABITOCPOYHM HAEMHHU
OTHONICHMSI, TEXHUYECKH H3HUCKBAaHUS W JIOKAIMOHHU (AKTOpPU — KOHUTO IO
OTIIMYaBaT OT OCTAHAJIUTE CETMEHTH Ha Iaszapa ¢ HeABWXKUMHU MMOTH. Criopen
n3cnensane Ha Knight Frank (2023), ocHOBHHMTE XapaKTEpUCTUKHU BKJIIOYBAT:

IHo-abiru K0roBoOpu 3a HaeM — TUIIHYHUAT CPOK Bapupa Mexay 5 u 10 roauHu,
3a pasnuka oT oduc cermeHrta (3-5 ronumuu). ToBa ocurypsiBa Mo-CTaOMIIHU
NapuYHU MOTOLM 3a COOCTBEHHUIIMTE, HO HaMalsiBa I'bBKABOCTTA MPU MPOMEHU B
nazapuute ycnoBus (Savills, 2023). B Hsikoum ciy4an, OCOO€HO TMpu
CHelMaIu3upaHy IPOU3BOICTBEHH CHOPBKEHUS, TOTOBOPUTE MOraT Aa AOCTHraT
15-20 ronuHM ¢ ONITUY 32 yAbIIKaBaHE.

JlokanmoHHa cnenM(PUYHOCT — WHAYCTPUATHUTE MMOTH HM3UCKBAT OTJIMYHA
TPAHCIOPTHA CBBP3AHOCT, OIU30CT JO MAarucTpalHU apTEepuu, JIETUINA U
xKene3onmbTHa HH(ppacTpykTypa. OcBeH (u3nueckaTa HH(paAcTpyKTypa, Bce MO-
BaKHa CTaBa U LM(poBaTa CBHP3aHOCT — HAJTMYMETO HA ONTUYHA Mpexa u 5G
MOKPUTHE.

3aBMCHMOCT OT MAKPOUKOHOMHUYECKHU (GAKTOPHU - THPCEHETO HA MHAYCTPUATHU
IUIOLIY € CUJIHO KOPEIUPAHO C IPOMUIIIIEHOTO IPOU3BOJCTBO, BBHITHOTHPIrOBCKUS
oOMeH U pacTexxa Ha enlekTpoHHarta Thprosus (PwC, 2023).

TexHOTOrnYHN M3MCKBAHHUA — CbBPEMEHHHUTE MHAYCTPHUAIHU UMOTH M3HCKBAT
Brucoku TaBaHu (10-12 M), mogoBo HaTOBapBaHe HajA S5 T/M?, mocTaTbyeH Opoii
MO3UIMH 32 IPETOBAapBaHe, CbBPEMEHHH CUCTEMU 3a aBTOMATHU3alUs U €HEprUiiHa
e(hEeKTUBHOCT.

I'eorpadckara KOHLIEHTpAIM HA WHAYCTPHATHUTE 30HU CHIIO € 3HAUYuM (hakTop.
B noBeuero eBpormelicku cTpaHu HabmogaBame (OpMHpPaHETO Ha JIOTUCTHYHU
KOPHJIOpPU OKOJIO T'OJIEMUTE TPaJioBE U TPAHCIOPTHU BB31M. [Ipumepn BkimrouBar
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kopugopa Awmctepaam-Porepmam B Xomanmus, paiioHa Ha OpaHkdypr B
I'epmanus, unu Codus-ITnosaus B bearapus (Colliers, 2023). Cerinacuo European
Logistics Real Estate Census 2024, 53% OT y4acTHUIIUTE B UHIYCTpHUATA CMSTAT,
ye OM3HEC YCIOBUSATA ca MO-0JaronpHusITHU B CPAaBHEHUE C MPEAXO0HATA TOAMHA,
KOETO TOKa3Ba BH3CTAHOBABAHE Ha JOBEpHETO B cekTopa (Analytiga & Savills,
2024).

2. KIITIOYOBH ITIOKA3ATEJIA 3A AHAJIN3 HA ITA3APA

AHanu3bT Ha Ta3apa Ha WHAYCTPUATHH HMOTH HW3HMCKBA MPOCIEASBAHE Ha
cnenu(UYHM TIOKa3aTelnd, KOHWTO OTpa3sBaT CBhCTOSHUETO HA TBPCCHE W
npemiarase, (uHaHCOBaTa €(PEKTUBHOCT M KAaYECTBCHHTE XapaKTCPUCTUKU HA
umotute. Cnopen meromoniorusita Ha ULI — Urban Land Institute (2023),
KIFOYOBHUTE TIOKa3aTeId MOTarT Ja OBJaT TPYNUpPaHH B HAKOJIKO OCHOBHU
KaTeropuHu.

2.1. Ilokazamenu 3a nazapuo mvpcene u npeodiazame

Koepunuenr nHa cBoOoauum miaomm (Vacancy Rate) npencrasisiBa
CHOTHOIIIEHUETO MEXK]Ty CBOOOTHUTE 32 OT/IaBaHE 01 HACM IUIONIH U OOIIHs 00eM
HAJIMYHU TUIOLIM Ha Ma3apa. To3u moka3aTen € OCHOBEH MHIUKaTop 3a OayaHca
MeX1y TbpceHe u mnpeiaraHe. KoeduumeHt Ha cBoOOgHM miiomu monx 5%
OOMKHOBEHO € MHIMKAIUS 3a Ma3ap ¢ mpeobdiagaBaiio ThpceHe, J0KaTo HUBa Hall
10% coyaT U3IUIIBK Ha MpeJIaraHe.

BaxHo e 51a ce mpaBu pas3iuka MeXay pasIMYHUTE TUIOBE CBOOOJHM IUIOLIM -
CTPYKTYpHa CBOOOTHOCT (CBBp3aHa C OCTApeNd WM HEMOIXOISIIA HMOTH) H
UKIMYHA CBOOOJHOCT (CBbp3aHa C HMKOHOMHYECKHUTe LUKIHM). CTpyKTypHaTa
CBOOOJHOCT € MO-TPY/IHA 3a MPEOJ0ISIBAaHE M M3UCKBA 3HAYUTEIIHU WHBECTUIUH B
MOJIEpHU3ALUS.

Koedunuent na adcopouus (Absorption Rate) nsmepBa HETHOTO U3MEHEHHE B
3aeTUTE IJIOUIM 32 OMpeEseH epruo/i, 0OMKHOBEHO Ha TpUMECEeYHa WU TOJIUIIIHA
6a3a. [To3uTuBHA abcopOLMs O3HAYaBa, Ye 3a€TUTE IUIOLIM HAapacTBaT (ThPCEHETO
Ha/IBUIIaBa HOBOTO THpeJiaraHe), JOKaTO HeraTMBHa abcopOuMs MoKa3Ba
HaMaJsiBaHe Ha 3a€TOCTTA.

Bbaemo npeanarane (Supply Pipeline) o0xBama oOema Ha miIaHMpaHUTE U
CTPOSIIUTE CE IUIONMIM, KOUTO Ie ObJaT 3aBbpIIeHH B Onm3kute 12-24 mecena.
AHanu3bT Ha OBAEUIOTO MpearaHe € KpUTHYEH 3a IPOrHO3UPAHE HAa CTOMHOCTHUTE
Ha Koe(pUIMeHTa Ha CBOOOJHUTE IJIOLM U HAeMHHUTE HHUBA. BUCOKO HMBO Ha HOBO
CTPOMTEJICTBO MNpU cinabo ThPCEHE MOXeE Ja JIOBele [0 CBpPBXIpeiaraHe |
noHwxkenue Ha Haemute (JLL Research, 2024).

®akTopn Ha ThpceHeTo (Demand Drivers) BkIIOYBaT MaKpOMKOHOMHUYECKU
nokasarenu kato pacrexx Ha bBII, mpomunuieHo mnpousBoACTBO, 00eM Ha
BBHIIHOTHPIOBCKUS OOMEH, pa3BUTHE Ha €JIEKTPOHHATA ThPTrOBHsI U MHBECTHUIINU B
IPOM3BOJICTBEHH MOLIHOCTH. KopenanuoHHUAT aHamu3 Ha Te3u (aKTopu C
KoepuMeHTa Ha CBOOOJHHUTE IUIOIIM M pacTeXxa Ha HAEMHUTE I03BOJIsIBA
u3rpaxkJaHeTo Ha nporHo3uu mojenu (Prologis Research, 2025).
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2.2. Qunancosu noxkazamenu

DuHaHCOBUTE TIOKA3aTEIN Cca KIIFOYOBHU 3a MHBCCTUIIMOHHHUA aHaJIM3 U OLICHKa Ha
HHAYCTPUAJTHUTC UMOTH. Te mo3BonsaBar CpaBHCHHUE MCXKIY pa3jiMYHHU aKTUBHU U
nasapu, KakTo 1 OICHKAa Ha PUCKa U JOXOJHOCTTA.

Haemua noxoanoct (Rental Yield) — u3umncnsiBa ce KaTo ChbOTHOIIEHUE MEXKITY
TOJIMIIIHUS HA€MEH J0XO]1 U Ma3apHaTa CTOMHOCT Ha uMoTa. HaemHarta qoxoaHocT
Bapupa B 3aBHCHMOCT OT JIOKAIMATa, KAa4eCTBOTO Ha MMOTa WU Tpoduia Ha
HacMaTesl.

KoepuuuentsT Ha kanuTaauzauus (Cap Rate) npencrasisiBa CbOTHOILIEHUETO
Mexay HetHust oneparuBeH goxoa (NOI) u mazapnaTta croitHocT Ha umora. Ilo-
HUCKHUTE cap rates OOMKHOBEHO OTpa3sBaT MO-BUCOKATA JIMKBUAHOCT U MO-HUCKUS
PHUCK Ha 3peiuTe na3apu.

Ooma noxoanoct (Total Return) xomOuHupa TekyliaTa HaeMHa JTOXOJHOCT
(income return) ¢ kanuTamoBUsl pactex (capital growth). O6mara moxomgHOCT
BapHpa 3HaYUTEIHO MeXAy oTaenuute roguau u nazapu (INREV, 2024).

Map:x Ha HeTHus onepaTuBeH A0x0a (NOI Margin) noka3sa ehekTuBHOCTTA Ha
YIPaBJIEHUETO KaTO ChOTHOILIEHHE MEXAY HETHHs OIepaTHBEH J10XOJ M OOIus
HaeMEeH J10X0/. 3a 100pe ynpaBisiBaHU UHIAYCTPUAIHU UMOTH, Map>KbT HA HETHUSI
OIEepaTUBEH J10X0/l € IT0Ka3aTel 3a OIepaTUBHATA €(PEKTUBHOCT.

Taobnuya 2. Ocnosénu punancosu nokasamenu u mexnume gopmynu

IToka3atea Dopmyia Ipuaoxenue

KoedunueHT Ha CBOOOIHHU TLIOMIH Coboanu oty / O0mio wionw X | bamanc ThpceHe-npeaiaraHe
100%

Haemna noxomHocTt lNopmmen HaeMm / [TazapHa cToiiHOCT | JIOXOMHOCT Ha MHBECTHUIIHATA
x 100%

KoeduuueHThT Ha KalTUTATI3aIHS HeTeH ornepaTuBeH qoxox / [Tazapra | OueHka u cpaBHEHHE
CTOMHOCT

OO611a 10X0IHOCT TEKyIla HaeMHa JJOXOIHOCT + O6ma eheKTHBHOCT
KaITUTAJIOBHS PACTEK

Map>x Ha HeTHUS OTIEPaTHBEH JIOXOJ | HETeH omeparuBeH noxon / Haemen OnepaTtrBHA €PEKTHBHOCT
noxon x 100%

Hzmounuk: Cucmemamuszupano om aémopa na o6asa Brett (2019) u RICS (2022)

2.3. Kauecmeenu nokazamenu u peumun208u cucmemu

OcBeH KOJIMYECTBEHUTE II0Ka3aTeld, BCE IMO-TOJIIMO 3HAaYeHHE MPHUA00MBAT
Ka4eCTBEHUTE XapaKTePUCTUKU HA MHyCTPUATHUTE UMOTH, OCOOCHO CBBP3aHHU C
YCTOWYMBOCTTA M €HEepruiiHaTa e(peKTUBHOCT, KaTo:

- ESG peiituar (ESG Rating) — cucreMu 3a OIl€HKa Ha EKOJIOIMYHHTE,
COIMATHUTE M YIPABJICHCKUTE acIeKTH HA HEBM)KUMHUTE MUMOTH CTaBaT CTaHAAPT
B MHBECTULIMOHHUSA Tipotiec. Boxemute cuctemu BkitouBar GRESB (Global Real
Estate Sustainability Benchmark), BREEAM (Building Research Establishment
Environmental Assessment Method) u LEED (Leadership in Energy and
Environmental Design). Umotu ¢ Bucoku ESG peiiTiHrH 0OMKHOBEHO MOCTUTAT
no-no0pu gunancosu pesyiararu (GRESB, 2024).

- Enepruitna edexruBHocr (Energy Performance) — wusmepsa ce B
kWh/m?/roquna u e perynupaHa Ha eBpolelcko HHUBO upe3 JlupektuBara 3a
eHepruiiHaTa edektuBHOCT Ha crpagute (EPBD). MoaepHute NOTUCTUYHU
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IEHTPOBE KJac A OOMKHOBEHO IOCTHTaT 3HAYMTEIHO MO-HUCKO MOTPeOIeHUEe OT
HO-CTapy Crpajiu.

- Texnosoruuna roroBHoct (Technology Readiness) — cpaBHUTETHO HOB
MoKa3aTesl, KOWTO OIIEHsIBa IMPUTOJHOCTTA HAa HMMOTAa 3a HWHTErpUpaHe Ha
aBTOMATU3MpPAaHU CUCTeMH M poOoTuzanus. BkiouBa mapaMeTrpu KaTo
enekTpuyecka momrHocT (kW/m?), Tum m cTaOMiIHOCT HA TOA0BAaTa HACTHIIKA,
BHCOYMHA Ha CBOOOJHOTO MPOCTPAHCTBO, M HAJIWYHE HA KOMYHHKAlMOHHA
ungpacrpykrypa (JLL Research, 2024).

3. METOJM 3A ONEHKA HA HHAYCTPUAJIHU UMOTHU

Onenkara Ha HMHIYCTPUAIHM HMMOTH ce Oa3Wpa Ha TPH OCHOBHHU IOJXOJA:
CpPaBHHTEJIEH, IOXOCH U pa3xoJieH. Bceku oT TiaX uMa crienupuyHo MPUI0KEeHHE
B 3aBHCHMOCT OT THIIA MMOT, HaJM4HaTa WH(OpMANMsS M IeJITa Ha OICHKATA.
Hoxonuusar mnoaxon (ocobeno upe3 DCF  ananm3) ocrtaBa Hal-IIUPOKO
M3IOJI3BAHUAT METOJ IPU OLIEHKA HAa WHBECTULIMOHHU HHAYCTPUAIIHH AKTHUBU
(RICS, 2022; JLL Research, 2024).

3.1. Cpasnumenen nooxoo (Sales Comparison Approach)

CpaBHI/ITeHHI/IHT nmoaxoa omnpeacis CTOMHOCTTA Ha MMOTa 4pe3 CpaBHCHHUEC CBHC
CACJIKH C HOI[O6HI/I HMOTH. MeToabT ce OCHOBaBa Ha [MpUHIMIIA Ha 3aMCCTBAHCTO —
KyllyBa4 HsiMa Ja IIJIaTH HOBCUYC 3a HAaJACH HMOT, OTKOJIKOTO ou CTpyBall Apyr
HOI{O6€H HUMOT C CKBHBAJICHTHA ITOJIC3HOCT.

[TpunoxeHneTo Ha CpaBHUTENIHUS TMOAXOJ IPH HHAYCTPUAIHHM HMOTH €
OTpaHUYEHO OT CHEeUM(PUKUTE Ha TO3U Ma3ap — OTHOCUTEIHO MallbK Opoii
TPaH3aKIMK, BUCOKATA CHENM(PUYHOCT HAa MMOTHUTE M OrpaHMYEHaTa IyOJUYHA
uH(popMalus 3a [IEHUTE Ha CAENKUTE. BbIpeku ToBa, METOABT € MOIAXOMAII 32
OILICHKAa Ha CTaHAAPTU3UPAHM CKJIAJOBH IIJIOIU U JIOTUCTUYHU LIEHTPOBE, KBIETO
uMa J1ocTaThyHO cpaBHUMHM TpaH3akuuu (RICS, 2022).

KirouoBuTe KOpEeKLUMM NpH H3MOI3BAHE HA CPABHUTEJHHS IOAXOJ BKIIIOUBAT:
KOPEKIMM 3a MECTONOJIOKEHHE (JOCTBhI J0 TpPAaHCHOpPTHA HH(PacTpyKTypa),
pa3Mep Ha UMOTa, KadecTBO Ha KOHCTPYKLUATA, BB3PaCT, TEXHUYECKH
XapaKTepUCTUKU (BHCOYMHA, MOJOBO HATOBApBaHE), HAJIM4YME HA HaeMaTeld U
yCIIOBHS Ha (PMHAHCUpPAHE Ha ClIeNKara.

3.2. Jloxooen nooxoo (Income Approach)

I[OXOIIHI/IHT nmoaxod ornpeacia CTOMHOCTTa Ha UMOTAa Bb3 OCHOBA Ha TCHCPUPAHUTC
OT HETO IPOTHO3HHU IIapUYHU IIOTOLH. C'BHICCTBYBaT JABa OCHOBHH MCTOJa B
PaMKHUTE HA NOXOOHUA MOAXOMI:

Meton Ha nupexktHata kanutaauzamusi (Direct Capitalization Method) —
U3YHCIIsIBA CTOMHOCTTa KaTO CHOTHOILIEHHE MEXAYy HETHHs OINEpPaTUBEH I0XOH
(NOI) 3a mwpBara roguHa u KoedpunueHTa Ha kanutanuzauus (Cap rate).
®opmynara e: CroitHoct = NOI / Cap Rate. To3um Mmerox € MOIXOASI 3a
CTa0WIM3UpaHM MMOTH C TPEeIBUAMMM MapuyHH noroud. KirodyoBoTo
NPEIM3BUKATEIICTBO € OMPEACIITHETO Ha TOAXO SN CTOMHOCTH Ha KOS(HUITMECHTA
Ha KamuTajau3alus, KOWTO OTpa3sBa pHCKa Ha KOHKPETHUS MMOT U Ma3apHUTE
YCIIOBHSL.
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Metoa Ha quckonTHpanute napuyuu noroun (DCF) — Hail-nerailiHuAT U Hal-
4YeCTO M3IO0J3BaH METO] IIPU OLIEHKA HAa UHBECTULIMOHHU MHAYCTPUAIHU HMOTH.
Anannzbt ype3 DCF BriltouBa IporHo3a Ha MapUYHHUTE MOTOLM 3a ONpeNeseH
nepuos (o6ukHoBeHO 10 ronuHM), AMCKOHTHPAHE HA TE3H MOTOIHM C MOAXOMAAIIA
JUCKOHTOBA HOpPMa W H3YHMCISABAaHE Ha TEPMHMHAJIHA CTOMHOCT B  Kpas Ha
IPOrHO3HMSI IepuoA. MeToabT I03BOJsIBA OTpa3siBaHE Ha JUHAMHMKaTa Ha
HaeMUTE, CBOOOHUTE IUIOILH, ONIEPATUBHUTE Pa3X0/1, KAaUTAIOBUTE HHBECTULIUU
U IpyTH (hakTopu.

3.3. Pazxooern nooxoo (Cost Approach)

Pa3zxomHuAT moxo onpeaesns CTOMHOCTTa Ha KIMOTa Bb3 OCHOBA Ha Pa3xo/uTe 3a
npuI00MBaHE HA 3eMsTa U CTPOUTEJICTBOTO Ha CKBUBAJIICHTHA CTPajia, KOPUTHPAHH
3a (usuvecka, (QyHKIMOHATHA W HMKOHOMHYECKa amoptusanus. Dopmynara e:
CroitHoct = CroitHOCT Ha 3emsTa + Pa3xoau 3a cTpoUTENCTBO — AMOPTH3AIHS.

To3n nmoaxon ¢ Haﬁ-HOILXOI{ﬂHI Ipru OLCHKAa Ha HOBU WJIK CIICHUAIM3HUPAHU
WHIYCTPUAIHH  HMMOTH, KBJCTO HsMa JOCTAThYHO I[A3apHU  JaHHH.
[IpeausBukarencTBaTa BKIOYBAT TOYHOTO ONPECIISIHE HA CTPOUTEIHUTE Pa3Xo.Iu
(KOMTO BapHpaT 3HAYUTEIHO MEX/y PETHOHHU U BbB BPEMETO) U M3YHCIISIBAHETO Ha
aMopTU3anuATa, 0COOCHO (PYHKIIMOHAIHATA 1 HKOHOMHUYECKaTa.

Tabnuya 3. Cpasnenue na memooume 3a OUEHKA HA UHOYCMPUATHU UMOMU

JOXOAOHOCHHU UMOTH

TToxxox Haji-noaxoasin 3a IpeaumcrBa OrpanuyeHust
CpaBHuTe/IeH Crannmaptau noructuaad | OTpassBa ma3apHU OrpaHn4YcHN CPaBHUMH
IICHTPOBE YCIIOBUS TpaH3aKIuH
Hoxonen (Direct Cap) CraOuim3upanu bbp3 u sicen He otunra Opnemm

IpOMEHU

Joxoaen (DCF)

Hmotu ¢ npoMeHnuBU
JI0X0U

JeraiineH aHanus

CyOeKTUBHOCT Ha
TPEOIOKEHHUSTA

Pa3xonen Hosw/crierpanun3upasu [Mopxonsuy npu nunca Ha | TpynHO onpeaensiHe Ha
UMOTH JTAaHHU aMOPTH3ALUS
Hsmounux: Cucmemamusupano om aeémopa na 6asa RICS (2022) u Brett (2019)
3akioueHune

AHaIM3bT W OIEHKATa Ha MMa3apa Ha WHAYCTPHATHH UMOTH W3WCKBAT I[SUIOCTHO
pa3bupaHe Ha celU(pUIHUTE XapaKTePUCTUKU Ha TO3H CETMEHT M M3IOJI3BaHE Ha
MHOKECTBO B3aMMOCBBP3aHU IMOKa3zareiau. KilodoBHTE MoOKa3aTelld 3a Ma3apHo
ThpceHEe W mpesuiaraHe (Koe(UIIMEHT Ha CBOOOJHH IIJIONIH, KOC(PHUIIMEHT Ha
abcopOrmus, ObBJeNI0 TMpejJiaraHe) MPeaoCTaBAT HWHQOpMAIUMS 3a TEKYIOTO
CHhCTOSIHUE W KPATKOCPOYHUTE TEHACHIIMU Ha na3zapa. OUHAHCOBUTE MOKa3aTeNln
(HaeMHaA JOXOAHOCT, KOS(MUIIMEHTHT HA KamuTaIH3alus, oO0Ia TOXOIHOCT)
MO3BOJISIBAT OIIEHKA HA MHBECTUIIMOHHATA TIPUBIIEKATETHOCT U CPAaBHEHUE MEKIY
pa3IMYHU aKTHBH.

EBponeickuar nasap Ha MHAYCTPUAIHUM UMOTH JEMOHCTPHpA YCTOHYMBOCT U
pacTex, KaTo MHBeCTUIIMOHHUTE o0emu mipe3 2024 r. nocturnaxa €40.5 munuapaa
eBpo. CToHHOCTHTE Ha Koe(UIMEHTa Ha CBOOOJHHM IUIOIIM 3a MHOIO Ma3apu
OCTaBaT HAa HUCKU HUBA, KOETO € MHAMKATOP 3a MPOJBJIKABAILO CHJIHO ThPCEHE.
Borpekun TOBa, mazapbT ce cONbCKBAa C MpPEeAU3BUKATEICTBA CBBP3aHU CbC
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CTaHdapTUu3anusaTa Ha JaHHUTC, HHTCIPUPAHETO HaA ESG KPUTCPUHU U agalTanuAaTa
KbM TCXHOJIOTMYHHUTC ITPOMCHU.

TpuTe OCHOBHU IMOJX0/a 3a OIIEHKA — CPABHUTEJICH, TOXOACH U Pa3XoJieH — UMaT
CHeU(UIHO MPUIOKEHNUE B 3aBHCUMOCT OT THIIA UMOT, HaJTMYHATa HWH(OPMAIUs
W 1eNTa Ha olleHkaTa. JloxogHusat noaxoa, ocodeno upes Jloxonen (DCF) ananus,
OCTaBa HaW-IIMPOKO M3MOJI3BAHUAT METOJl IpPHU OLIEHKAa Ha WHBECTULIMOHHU
WHIyCTPUAITHU aKTHUBH, HO M3HMCKBa oboratsBane ¢ ESG kpurepuu u clieHapHU
AHAJIM34 32 YCTOMYMBOCT.

benemure wu3cnenBanuss B obOmactra moraT na ce (dokycupat Bbpxy: (1)
pa3paboTBaHEe HA KOJMYECTBEHH MOJIENU 32 OIICHKA Ha TEXHOJIOTMYHA TOTOBHOCT
Ha WHIYCTPUAIHU UMOTH; (2) Ch3/1aBaHe HA TUHAMHYHH MOJICIIH 33 IPOTHO3HPAHE
Ha TBPCCHETO, OTYHUTAIIM CTPYKTYpHH NTPOMEHU B TIOOATHUTE BEPUTH HA
nocTtaBky; U (3) aHanu3 Ha e()eKTUBHOCTTA HA PA3JIMYHU (DUHAHCOBHU CTPYKTYPHU U
WHCTPYMEHTH 32 (UHAHCHPAHE HA WHIYCTPHAIHU MPOCKTH.

B 3aknroyenue, nmazapbT Ha HMHAYCTPUAJIHHM HEIBW)KMMH HUMOTH C€ HaMmupa B
nepuoJ Ha TUHAMUYHA TpaHC(HOpPMAIKs, IBHKEHA OT TEXHOJIOTUYHUTE HHOBAIIUH,
IPOMEHUTE B IJIOOAIHUTE BEPUIM HAa JOCTaBKUM M HApacTBAIlOTO 3HAUYEHUE Ha
YCTOMYMBOCTTA. YCIEWHUAT AaHAIM3 M OLEHKAa Ha TO3M Ma3ap MW3MCKBAT
UHTETpUpaH NOJXO0J, KOMOMHMpAI TPaAULMOHHUTE (PUHAHCOBU IOKA3aTeNU C
HOBUM Kpurepuu 3a ESG, TexHoIOrMyHa rOTOBHOCT M YCTOMUMBOCT Ha PHUCKOBE
CBBP3aHU C IPOMEHU B OBJCIIOTO Mpearate.

[TpoexTsT ,,PazBuTHe Ha ma3apa Ha HHIYCTpPUAIHM HUMOTH B bbarapus® ce
u3nbiIHABa OoT MkoHOMuYecku yHuBepcutetr — Bapha, B nepuoaa 2025 — 2028 r.
ABTOpBT M3Ka3Ba OnarogapHocT Ha MUHHCTEPCTBO Ha 00pa30BaHUETO M HayKarta
3a OKa3aHara IMoJIKpena Mpy OChIIECTBSIBAHE HAa padoTaTa 1o MPOeKT ,,Pa3BuTHe Ha
naszapa Ha MHIycTpuainHu uMoTy B bearapus® (Ne ®HN1-/1KC25-02 DIPEM2025,
yTBBpACH cbe 3anoBea Ne P/1-14-230/17.11.2025 r. na 1Y — Bapmna).
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Abstract:

This article examines the specific indicators and methods used for the analysis
and valuation of industrial properties as a distinct segment of the commercial real
estate market, characterized by unique technical and functional features. It
presents the theoretical foundations of the industrial real estate market,
systematizes the key indicators for market analysis, and outlines the methods for
valuing industrial assets. The main problems and challenges facing the market
are identified, and specific recommendations are formulated for improving
analytical processes and investment decision-making. The article aims to provide
a comprehensive theoretical and practical framework for understanding the
specific characteristics of the industrial property market and the tools used for its
analysis.
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