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AHHOTanMA

Pemenne XUaMIIHOTO BOMpOca Ha TPOTSIKEHUUM MHOTUX NECITUETUI OBbLIO M OCTaeTcsl OJHOM
U3 BaxKHEMIIMX 3aJady rocyaapcTBeHHoro Macmitabda. [IpobiemMa MomenupoBaHUSI CTOMMOCTH KWJIOM
HeJBUKMMOCTHU CTAHOBUTCS BCe 00Jiee aKTyalbHOM, TOCKOJbKY KaUeCTBEHHBI MTPOTHO3 MO3BOJISIET CHU3UTD
PUCKU KakK JJIs1 OPTaHOB TOCYAapCTBEHHOTO YIIpaBJI€HUsI, TaK U [JIs1 pUETOPOB, CIIELIMAaTU3UPYIOIIMXCS Ha
KyIUIe W MpoJaxe XWUJbsl, a TaKXke JJIsI OOBIYHBIX IPpakaaH, KOTOpble MOKYIAOT WX MTPOIa0T KBapTHUPHI.
ITocTpoeHre MPOrHOCTUYECKUX MOJeell MO3BOJISIET MOTYYUTh aJeKBaTHYIO OLIEHKY KaK TeKYLIEro, Tak u
OyIyIIEro COCTOSTHUS phIHKA XKUJI0M HEABUKUMOCTU, ONPENEIUTh TEHASHLIIMU U3BMEHEHHSI CTOMMOCTU XKUJTbsI
U hakTophl, BIUSIOLIME HAa 9T u3MeHeHus. [Ipu 3ToM peub UAET Kak O KaueCTBEHHBIX XapaKTeprUCTUKaX
KOHKPETHOTr0 00beKTa HEABUXKUMOCTH, TaK U 00 00111eM COCTOSIHUU U IMHAMUKE PbIHKA HEABMXKUMOCTU. J1J1s
Poccuu xapakTepHbl CylIECTBEHHbIE OTIMYMS B YPOBHE Pa3BUTHSI PETMOHOB, CJIe0BAaTEIbHO, U PA3INUMS
B TEHACHLIMSX U3MEHEHMS 1IEH CIIpoca M MpenjioXeHUs Ha HeABUXMMOCTb. OlLleHKa CTOMMOCTU KWJIOMU
HEIBUXXMMOCTU Ha PETMOHAJILHOM YPOBHE UMEET 0c000€e 3HAaYEHUE, MOCKOJbKY BCE BBIIIENEPEUMCIEHHOE
00ycClaBIMBaeT COLMAJIbHYI0O M 3KOHOMMYECKYIO BaXHOCTh AaHHOW TpoOsieMbl. B maHHOW cTaThe
MpeacTaBieHa KOMIUIEKCHAss MOJEedb OLEHKM CTOMMOCTHM XWJIOW HEABUXXMMOCTM Ha BTOPUYHOM
DPBIHKE XWIbsl MOCKBBI C MCMOJIb30BAHWEM METOMNOB J€pEeBa PELICHUN W TOPSAKOBOW JIOTMCTUYECKOMN
perpeccuu. Metogom gaepesa peiieHuit CRT mocTtpoeHa mporHo3Hasi Moneib YPOBHSI KOM(POPTHOCTH
XKWbsl. Pe3ysbTaThl 3TOr0 MpoOrHo3a MCIOJb3YIOTCS B KaU€CTBE BXOJHOU MHGbOpMaLIMK AJISI TOPSIAKOBOMR
JIOTUCTAYECKOW PerpeCCUOHHON MOJIEJIU OLIEHKU CTOMMOCTHU XKWJIOK HEABUXKMMOCTU HA BTOPUYHOM PBIHKE
MockBbl. Anpo0aliysi MOICIN Ha pealibHbIX JTaHHBIX MOKa3ajla BhICOKYIO MPOTHOCTUYECKYIO CITOCOOHOCTh
TMOCTPOEHHOW MOJIEIIH.
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BBenenue

BIHOK XWION HEABMKMMOCTH WIPaeT BaXKHYIO

pOJIb B Pa3BUTHM COLIMATBHOW M 3KOHOMUYE-

cKoil cdepbl rocymapctBa. HebGiarompusitHas
CUTyallMsl HA PBIHKE HEIBMXKMMOCTH MOXET IpHBE-
CTH K KPU3UCHBIM COOBITUSIM, TAKMM KaK MITOTCYHBIA
kpusuc 2008 roma, Korma Ciyduics «oOBajd» pbIHKa
HEIBMKMMOCTH W3-3a PE3KOT0 YBEIMYEHUS IPOCPO-
YyeK/HEBBIIUIAT [0 UIIOTEYHBIM KPEAUTaM U MACCOBBIE
OTYYKICHUST HEIBKMMOCTH B TTOJIB3Y KPEIUTOPOB.

Cornacho 11. 1 ct. 16 XwmmmmHoro kogekca P®, k
XKWJIBIM MOMEIIEHUSIM OTHOCSITCS: XUJIOK IOM, YacTh
KWJIOTO A0Ma, KBapTUpa, 4acTb KBapTUPHI, KOMHAaTa
[1]. ITpu 3TOM PBIHOK XWJIOW HEABUXKXUMOCTU YCJIOBHO
MOXHO pa3fenTh Ha PHIHOK IEPBUYHOTO M BTOPUY-
HOro Xusbs. [lepBUYHBIA PHIHOK MPEACTABISIET CO-
00l1 HENBMXKMMOCTh, KOTOpAasl MOSIBJISIETCS. HA PHIHKE
Kak ToBap BIIEPBbIE, U KOTOPAsl HE HAXOAUJIACh paHee
B Yb€i1-TO COOCTBEHHOCTU. BTOPpUYHBII PBIHOK — 3TO
HEIBUXUMOCTh, KOTOpas yXe€ HaxoAujach B 3KC-
IUIyaTaluyd ¥ ObLIa B YACTHON MJIM MYHMIIMIIAJbHOM
COOCTBEHHOCTU. BaxkHO OTMETUTBH, YTO MTEPBUYHBIN U
BTOPUYHBIM PHIHKY HEPA3PhIBHO CBSI3aHBI MEXIY CO-
00l1, TaKk KaK yBeJIWYEHUE MPEITOXKEHUS Ha BTOPUY-
HOM pBIHKE HEMHWHYEMO BBI3BIBAeT CHaj CIIpoca, a,
CJIeIOBATEJIbHO, U 1IeH Ha MepBUYHOM pbiHKe. Eciu
MOBBICSITCS 3aTPaThl HA CTPOUTEIBCTBO, TO MOBBICST-
CS M LIEHbl Ha XUJYI0 HEABUXKUMOCTh Ha IEPBUYHOM
pPbIHKE, KOTOPBIM omnpenenseT o0beM CO3JIaHHON He-
JBUXMUMOCTU. B cBOIO ouepenb, 3TO HEU3OEKHO ITO-
BJIEUET POCT IIeH Ha BTOPUYHOM PBIHKE XUJIbsl. PEIHOK
XKWJION HENBUXKMMOCTHU SIBJISIETCS HU3KORJIaCTUYHBIM
B LICHE.

Ha nepBUYHOM pbIHKE XXWUJIOW HENBUXXUMOCTU UMY-
11IECTBO MPOAAETCS HEMOCPEACTBEHHO CAMUM 3aCTPONi-
IIUKOM, 10O C MpuBjeuyeHreM areHToB. Ilpu 3TOoM
BO3MOXHA MMOKYIKA Ha pa3HOM CTaAMU CTPOUTENLCTBA,
B TOM 4ucJie, TT0 J0rOoBOPY AoJieBoro yyactus. Ha BTo-
PUYHOM DPBbIHKE MOKYMNAaTeIb BCEraa MPUOOPETAET yXKe
TOTOBYIO KBapTUpY. PeIHOUHAs CTOMMOCTh OOBEKTA HE-
JNBUXXMMOCTHM 3aBUCUT OT pa3IMYHbIX (HaKTOPOB, Kak
BHEIIHUX (M3MEHEHME TPOLIEAYPhl TOAYYEHUsI pa3pe-
IIEHUS Ha CTPOUTENBCTBO, KJIIOUEBOM CTaBKU, YCIOBUM

110 UIIOTEYHOMY KPEIUTOBAHMIO, OrpaHUYEHHUE POCTa
LICH, HAJIOTOBBIC CTUMYJIbI, JIMIICH3MPOBAHUE NESTE/Ib-
HOCTU 3aCTPOMIIIMKOB U ar€éHTOB, 3KOHOMUYECKAs CH-
Tyallys B CTpaHe/peruoHe, CIipoc Ha XXWJIbe U T.I1.), TaK
M BHYTPEHHUX (ILIOIIAAb XWIbsl, KOJUYSCTBO KOMHAT,
MaTepuaa CTeH, 3TaX, HajlluduMe PEeMOHTa, OallkoHa,
MapKOBKH, YAAJCHHOCTh OT TPaHCIIOPTa, METPO, pac-
CTOSIHME [0 LIEHTpa ropoja u T.I1.).

DKCIepThl (OLEHIIUKI) LTSI OLIEHKU CTOMMOCTHY He-
JNBVMKMMOCTU Ha TMPAKTUKE B OCHOBHOM IPUMEHSIOT
TPAIULIMOHHBIE METO/bl: CPABHUTEIbHBIA METO., 3a-
TpaTHBI METOHd U JOXOIHbIM MeToa. Kak mpasuio,
OLIEHKM, TOJYyYEHHbIE 3TUMU METOAAMM, MOTYT pas-
nuyatbesi. Kpome Toro, B 60JBIIMHCTBE ClIy4aeB y4u-
THIBaeTCSl OIrpaHMYCHHBI HAO0Op (haKTOPOB, a UTOIO-
Basl LieHa O0beKTa B KOHEYHOM CYETE OMNpeaesisieTcs
9KCIEPTOM, KOTOPbI pyKOBOACTBYETCSI COOCTBEHHBIM
OMBITOM, CKJIaAbIBAIOLIEHCS cuTyalieil Ha poIHKE He-
JIBUXXKUMOCTH, UMelollieicsl nH(GOpMalLMei 0 BIUSHUN
MaKpO3KOHOMMYECKUX M JAeMorpacdudyeckux (akTo-
poB. OnHako ornpeaeaeHue 00beKTUBHOM CTOMMOCTH
HEABMXXUMOCTH HEOOXOAMMO B CaMbIX Pa3HbIX Cllyya-
X JUTS UeJied KyTUIM-IPoJaXxu, s 1eJieil HaJloroo-
OJIOXKEHMS, IJISI UTIOTEUHOT0 KpeAUTOBAaHUS TIPU Tiepe-
Jaye MMYLIeCTBa B 3aJlOI U YCTAHOBJIEHUSI OaHKaMu
pa3Mmepa KpeauTa, MpU pacCMOTPEHUU UMYLIECTBEH-
HBIX CIIOPOB, IJisl OMNpeaesieHUsI CTPaXOBBIMU KOMIIa-
HUSIMU LEHBI CTPAXOBKM, a TaKXKe MPU MPUHITUU UH-
BECTULIMOHHBIX PELLIEHUIA.

B sTo0li CcBA3M Bce Oosiee aKTyaqbHOU CTaHOBUTCS
mpobJieMa TOYHOCTH U OOBEKTUBHOCTU OLIEHKHM CTOM-
MOCTH XWJIOW HEIBWXKMUMOCTH, B TOM YHMCJIE, BOITPOCHI
MOJEIMPOBAHUS IEHbI 0ObEKTOB HEABUKMUMOCTU, UC-
cienoBaHue (pakToOpoB, BIUSIIONIMX HA CTOUMOCTb, U
MPpUMEHEHNE aHATUTUYECKUX METOIOB OIIEHKMU.

B Poccuu HaumHasa ¢ 1990-x rogoB omny0JuMKoBaHa
cepust HaydHBIX paboT, MTOCBAIIEHHBIX PA3BUTHIO 3KO-
HOMHWKO-MaTeMaTHIECKNX METOAOB OLIEHKH HEIBYKM -
MocTu [2—4]. OcHoBoMoaraolei s MHOTUX UCClie-
JIOBaHUM SIBJISIETCST KiaccuduKalus, IpeaaoXeHHas: B
pa6orte [5]. B aT0i1 paboTe paccMOTpEHO LIeHO0Opa30-
BaHUE Ha PBIHKE XWJIbsi B Poccuu U BbIIEIEHBI 1IEHO-
obpa3syroniie (akTopbl, KOTOPbIE pa3aeeHbl 10 YPOB-
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XUNOA HEABVKAMOCTY B 6236 aHHbIX Scopus

HSIM OTHOCUTEIBLHO CIIpoca U IpeuioxkeHus. B padorax
[6—10] I OLIEHKM CTOMMOCTHM HEABMXXUMOCTH IIPU-
MEHEHBI METO/IbI HEIPOCETEBOTO MOAEIMPOBAHMSI.

AKTYaJTbHOCTb OLIEHKU CTOUMOCTH OOBEKTOB HEJIBU -
KMMOCTM TaKXXe OTMeYaeTcs B paboTax psiaa 3apyoex-
HBIX aBTOpOB [11—14].

AHanu3 myonuKainuii 3apyOeXHBIX aBTOPOB B Oase
JaHHbIX Scopus 3a nepuoa ¢ 2000 mo 2020 roawl (pu-
cyHok [) TakKe IMOATBEPXKIAET aKTyaJbHOCTb JaHHOM
Mpo0JeMaTUKU KaK JIJISI POCCUICKOTO, TaK W IS 3apy-
0EXXHOTO PBIHKA XKMJIOM HEABIKIMOCTH.

Kak BugHO U3 pucynka I, iHTEpeC K NaHHOM IpooJie-
MAaTHKE 3a MOCJIeIHIE IOl CYLIECTBEHHO BhIpoc. Eciu
B 2002 roay Obu1a OoInmyOJMKOBaHA BCEro ogHa paboTa,
TO OLIEHKE CTOMMOCTU Heapuxkumoctu B 2018 u 2019
rojax nmocBseHsl yxxe 15 1 16 paboT COOTBETCTBEHHO'.

3HaunTeNIbHAS YacTh PaOOT ITOCBSIIEHA aHAIU3Y U
CPaBHEHMIO Pa3JUYHBIX METOAOB OLIEHKM CTOMMOCTHU
XKWJIOW HEABUXMMOCTHU, KaK C TEOPETUYECKOU, TaK U
C MpakTUYecKoi Touyek 3peHus. Hekoropbie aBTOPHI
COCpPEIOTOUYMIM CBOE BHUMaHUE Ha MpoOJieMe OlIeH-
KA BIUSHHUS CTOMMOCTH KWJION HEIBUKMMOCTH Ha
unoteyHbl kpusnc 2008 rona B yCIOBUSIX UTTOTEYHO-
ro kpenutoBaHus [15]. IlpuMeHMMOCTh KOHILIEMLIMA
«yCTOMYMBOI HeIBMXXKUMOCTH» B Ilonblie U BOmpockl
OLIEHKU TaKOUW HEJBWXXUMOCTU PACCMOTPEHBI B paboTe
[16]. ABTOpHBI HccaenoBanus [17] MeTogom ompoca u3-
y4Jajii MOBeACHNE OLICHIIIMKOB U MTOKYIIaTesei Ha PhIH-
Ke XXUJIOM HemBIKUMOCTHU. B ucciemoBanmsax [17—19]
JUIS1 OLIEHKU CTOMMOCTHU XXUJIOW HEIBUKMMOCTH Oblia
pa3paboTaHa SKCIIEpTHAsl CUCTEMa, WCITOJIb3yIOIIAs
METOIBI IMOANEPKKY MIPUHSTHS PEIICHUA.

! Scopus: http://scopus.com

MHorue ABTOPbI Npeajarajav Ajisdi OO€HKM CTOMMO-
CTU KWUJIOM HEIBUXKMMOCTU CBOM COOCTBEHHbBIE MO
Ha OCHOBC aHAJIUTHUYCCKUX METOJ0B U IIPOBOAMUIN UX
aHpOGaHI/HO Ha p€aJIbHbIX JaHHBIX. HpI/I 3TOM MOACIHN
NMCEIN Pa3Iniud Kak ¢ TOUKU 3PpCHUA UCITOJIb3YCMbIX
METOIA0B, TaK U IIEPEMCHHbIX.

B pa6ote [20] Obuta TIpemsiokeHa MHOXKECTBEHHAs
pEeTPEeCCUOHHAsT MOJeb, WCITONB3YIONIAas B KadyecTBE
HE3aBHCUMBIX TTIEPEMEHHBIX pa3Mep Hajora, 3Tax, KO-
JINYECTBO BaHHBIX KOMHAT, OOILYIO ILIOLIANb, XKWIYIO
IUTOIIAMb, KOJMYECTBO rapaxkei, KOJIMUEeCTBO KOMHAT,
KOJIMYECTBO CHaJbHBIX KOMHAT, Bo3pacT noma. B padote
[21] ouleHMBaNOCh BIUSIHUE TaKUX (PAKTOPOB, KaK pac-
CTOSTHHE [TO LIEHTpa ropojia, HaJIMuKe MapKOBKH, SKOJIO-
TUsl, 3TaX, Ha KOTOPOM PAacIiooXeHa KBapTupa, ooriast
IUIOILAAb, HAJIMYME LIyMa, CTOUMOCTh OOCIIY>KMBaHMS,
HaJIMYKe LEHTPAIbHOTO OTOIUICHUSI, OJIM30CTh K JeT-
CKMM caJiaM Y IIIKojIaM, MaTepuaJl CTeH, BO3pacT JI0Ma,
0JIM30CTh K KYJIBTYPHBIM M MCTOPUYECKUM OOBEKTaM,
HaJImure 0aJIKOHA WY JIOMKUM.

Moneinb OlleHKU CTOMMOCTH ariapTaMEHTOB U SKWJIBIX
JIOMOB, KaK KOMOMHALIUSI UCKYCCTBEHHOM HEMpOHHOI
CETEeBOI MOJEeM U reorpaduieckoil MHPOPMALIMOHHOI
CHCTeMbI, ObUIa MpeacTaBieHa B padote [22], Ha OCHOBe
JAHHBIX O CTOUMOCTH XUJIOM HEIBVKMMOCTU B AJh0a-
cete 3a 2002 . B xauecTBe OOBSICHSIONINX MEPEMEHHBIX
WCTIOIb30BAJIUCH TUTI XKUJThsl, MECTOTIONIOXKEHME, BO3PACT
JloMa, KOJIMYECTBO CIaJIbHbIX KOMHAT, HAJIMure JudTa,
OaJIkoHa, TTAPKOBKHU, CHUCTEMBI OTOIUICHUSI, COCTOSTHHE
00BEeKTa, pacCTOsTHUE 10 1IeHTpa Topona. B maHHol pa-
0oTe OmHOI U3 HauboJiee BaKHBIX MEPEMEHHBIX CTAJIO
pacCcTosTHUE 0 LIEHTPAJILHOTO IEJI0OBOTO paiioHa.
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3HauuTeNbHas 4YacTb MyOJMKaLMiA, paccMaTpuBaO-
LIHUX TEOPETUYECKHUE aCTIeKThl MOIEIMPOBAHMS OLIEHKH
CTOMMOCTH XWION HEIBIDKUMOCTH, TIOCBSIIIEHa 0000-
IIEHUIO WCIIONb3yeMbIX MOJEEeH, aHaau3y UCHOJb-
3yeMbIX METOMIOB, IIEJISIM OLEHKU M NPYIMM XapakTe-
PUCTHKAM TIPOCTPAHCTBEHHOM CTPYKTYPHI, KOTOpEIE
OIpenesIsiioT KaTeropyio npeaiaraeMbix Moaeseit. Tak,
B pabote [23] aHAIU3UPYIOTCS MOAENMN OLIEHKU CTOU-
MOCTU HEIBMKMMOCTHM B 3aBUCMMOCTHU OT LieJiel OLEH-
KU (KyIUIsI-TIpojaxka MMYILECTBa, CAMSHUE U TIOIIole-
HHUE, HAJIOroo0JI0XKeHre, UTTOTeYHOe KpeauToBaHue). B
pabote [24] Moaean OLIEHKY HENBUKMMOTO MMYILIECTBA
paccMaTpUBaIOTCS B pa3pe3e MCHOJb3YeMbIX METOIOB,
KOTOpBIE MOXKXHO Pa3leTh Ha JBE TPYIIIBL: TPaIUII-
OHHBIE U MPOJABUHYTHIE (AHATUTUYECKUE).

K TpamuiimoHHBIM METOIAM OLIEHKM CTOMMOCTH K-
JIO HEIBWXKMMOCTA [24—26], OTHOCATCSI NOXOSHBIA
METO]I, CPAaBHUTEILHEIN METO, METO MHBECTUIINIA, 3a-
TpaTHbI MeTo. K aHATUTUYECKM MeTOIaM OTHOCSITCS
MOJIEIN TeAOHUCTUYECKOTO LieHoobpa3oBaHus (hedonic
price method, HPM), ickyccTBeHHBIE HEIIPOHHbBIE CETU
(artificial neural networks, ANN), 3KcIiepTHbIE CUCTEMbI
(expert systems, ES), HeueTKue JOrmyeckue CUCTEMbI
(fuzzy logic systems, FLS), meTombl mpocTpaHCTBEH-
HOTO aHalln3a, aBTOPETPECCHOHHOE WHTETPUPOBAH-
Hoe ckoub3diiee cpenHee (ARIMA). Ilpu atoMm meTo-
a1 ANN, ES u FLS aBTopamu paccmaTpuBaioTcsl Kak
METOIBI OLICHKM, OCHOBaHHEIC HAa TEXHOJIOTMH MCKYC-
CTBeHHOro uHTesuiekTa (artificial intelligence).

B uccnenoBanuu [27] aBTOphl NpeUIOXKWIM KJIaCcCH-
(uKalmIo aHATUTUYECKUX MOJIEJIEH OLIEHKI CTOMMOCTHU
HEIBWKMMOTO MMYIIECTBA U pa3ieIvId UX Ha CIEIyIOo-
LIYe: MOJEIM Ha OCHOBE METOIOB UCKYCCTBEHHOTO MH-
TeJUIeKTa, MOIEIN Ha OCHOBE TeOMH(MOPMAIIMOHHOI CH-
CTEMbI ¥ CMEIIAaHHbIE MOJICIIN.

Lenu qaHHOM pabOTHI COCTOSIT B CIEAYIOIEM?:

4 NPEUTOKUTD TTIPOCTPAHCTBEHHYIO CTPYKTYPY MOJIE-
JIEM OLIEHKU CTOMMOCTH >KWJIOM HEABUXKMMOCTH,, ITIO3BO-
JISIIOLIYIO KJIacCU(UIMPOBATh MOJIEIN C Pa3HbIX TOUYEK
3peHUsI, a UMEHHO: OLIECHUBAEMOI CTOUMOCTH, METOMIOB
MOIETUPOBaHMSI, KOJIMIECTBA OOBEKTOB OLICHUBAHMSI,
meJieii MOIeTMPOBAaHMS, OOBEKTa MOICIMPOBAHUSI, TUTIA
00beKTa, pbIHKA HEABMKMMOCTH, CyObeKTa OLICHKMU U
YPOBHS MOICIMPOBAHMNS,

4 mpencTaBuTh Kiaccudukaimio GakTopoB, BIUSIO-

KX Ha CTOMMOCTb OAHOT'O KBaJApaTHOIo METpa KUIJIOH
HCIBM2KMMOCTH,

4 pa3paboTaThb KOMIUIEKCHYIO MOJENb OLEHKU CTO-
MMOCTH XWJIOW HEABUXXMMOCTHA HAa BTOPUYHOM DbIHKE
KWwibsi . MOCKBBI C MCIIOJIb30BAaHUEM MeETOAa JepeBa
pelleHuit (s MpOTrHO3UPOBAHUSI YPOBHSI KOMGOPT-
HOCTH KWJIbSI) U TIOPSIIKOBOM JIOTMCTUYECKOI perpec-
CcUM (7151 TIPOrHO3MPOBAHMST OLIEHKU CTOMMOCTH XXUJI0M
HEIBMKUMOCTH), UCIIOJIb3YIOIIEH B Ka4yeCTBE BXOIHOI
nHpOpMaIIMK pe3yIsTaThl MOMIEIN ITPOTHO3MPOBAHUS
YPOBHSI KOM(OPTHOCTHU KUJIbSI;

4 IIPOBECTU ampodalrio pa3pabOTaHHON KOMILIEKC-
HOUW MOJeJIM Ha peajlbHbIX JaHHBIX U OLICHUTH €€ TIPOo-
THOCTUYECKYIO CITTOCOOHOCTb.

1. IIpocTpaHCcTBEeHHAsI CTPYKTYpa
MojeJieil OleHKH CTOMMOCTH
KWIOH HeJIBMXKMMOCTH

INpennaraemass oOBIYHO KJaccUUKALIMS MoIEei
TpeAroaraeT ux AeJiecHre B 3aBUCMMOCTH OT MCIIOJIb-
3yeMbIX METOIOB OLIeHKH. O000111as1 BbILLIEU3JIOKEHHOE,
Ha pucyHke 2 IpeUIOXeHA ITPOCTPAHCTBEHHAS CTPYKTY-
pa MoJesIeil OLIEHKY CTOMMOCTH XIJION HeIBYDKMMOCTH
B 3aBUCUMOCTH OT PA3IMYHbIX XapaKTEePUCTUK, K YUCITY
KOTOPBIX OTHOCSITCSI:

OlLIEHNBaeMast CTOMMOCTh (MOIETA OLICHKU PHIHOY-
HOM, OCTaTOYHOM, KamaCTpOBOM, MHBECTULIMOHHOM,
JIMKBUJALIMOHHOM, OaJIaHCOBOM CTOMMOCTHU);

METOIBI MOJCIMPOBAaHUS (MOIEIN HAa OCHOBE Tpa-
JTUIIMOHHBIX U aHATUTUYECKUX METOMIOB);

KOJIMYECTBO OOBEKTOB (MOIC/IN MHIUBUIYATbHOU 1
MacCOBOM OIIEHKM CTOMMOCTH KIJTOM HEIBVKUMOCTH );

LTI MOICIMPOBAHUS (MOIENM TSI TIPOTHO3UPOBA-
HUS LEH, UCCIIEAOBAHUS LIeHOOOpa3ytolux ¢GakTopoB,
YIpaBJIeHUSI CTOMMOCTBIO XXUJIOM HEABVKUMOCTH, OLIEH-
KU BIIASIHYSI BHEITHHUX (DaKTOPOB, HAJIOTOOOIOXKEHUS);

00BEKT MOIEINPOBaHUS (MOICIN OLIEHKN OTHOTO
KBaJIpaTHOTO MeTpa XKWIOW HEOBIKMMOCTU, OOBEKTa
KIJTON HEIBYDKMMOCTH B IICJIOM);

THN 00BeKTa (MOIEITA OLIEHKH SKMJIBIX TOMOB, KBap-
THpP, KOMHAT);

TUT phIHKA (MOIENIM OLEHKH KUJIOM HEeIBIKIMO-
CTHU Ha MEPBUYHOM 1 BTOPUYHOM PbIHKaX);

CYOBEKT OIIEHKH (MOIENIN OLICHKM KWJIOW HEIBU-
KMMOCTH JIJIsT TIPOJABLIA, TIOKYITIATeIIs, THBECTOPA);

YPOBEHb MOAEIUPOBAHUS (MOIEIN OLIEHKU XIJION
HEIBIKMMOCTH Ha peTMOHAJIBHOM YPOBHE, (pemepaib-
HOM YpOBHE, Ha YpOBHE pailoHa, OKpyra, 00ObeKTa XK1-
JIOW HEIBYDKMMOCTH).

2 TpenBapuTeIbHbIE PE3YIBTATHI UCCIIEIOBAHUS TIPEACTABICHBI B BBITYCKHOMN
kBanuduKauroHHoit padote A.U. [TonTopak, BITOJHEHHOM Ha (akynbTeTe OM3HECa

u MeHekmenTa HUY BIID B 2019 .
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2. AHAJI3 PbIHKA
JKUJIOM HeABIKUMOCTH VI OCKBBI

ITo manubiM PoccraTa, cpeau cyobekToB Poccuii-
ckoit @enepanuu B 2019 rogy HambosbIIMe 0OBEMBI
KWJIMIITHOTO CTPOUTEILCTBA OCYIIECTBISICE B Mo-
CKOBCKOI1 oOsiactu 1 MockBe, Tae ObLJIO BBEIEHO CO-
otBeTcTBeHHO 10,5% 1 6,3% OT COAHHOI B 3KCILIya-
TaLMIO OOIIei IUIolany Xuwibs mo Poccun B Leaom?.
ITo nannbiM banka Poccum, HanGonbnit 00beM Kpe-
JUTOB B 00111eM 00beMe KUJIMIIHBIX KpeAUuToB 1o Poc-
cuiickoit Meneparuu 6b1 BoigaH B Mockse (13,8%) u
B MockoBckoit obaactu (8,5%). Ilpu 3TOM peanbHbie
pacriojlaraeMble JIeHEeXHBIC TOXOIbl HaceneHus Poc-
cuu B 2019 roay rmo npenBapuTeIbHBIM JaHHBIM YBEJIM -
YUJIMCH 110 cpaBHeHMIo ¢ 2018 romom Ha 1,0%*.

CpenHeB3BelIeHHas TTPOIICHTHAS CTaBKa 0 UTIOTeY -
HOMY XWJIMIITHOMY KpeIUTOBaHMIO, IT0 JaHHEIM baHka
Poccuu, chusunace ¢ 9,87% B saBape 10 9,00% B neka-
6pe 2019 roma’. B 2020 romy TeHAEHIMS K CHYDKEHUIO
CTaBKM MO UMOTEYHOMY KPEAUTOBAHUIO COXpPAaHWJIACH.
Kpome toro, B nepuon ¢ 17 anpenst no 1 Hosiopst 2020
rofia Ut TMOKYITKYA KBAPTUPHI B HOBOCTPOIKax BBeEJE-
Ha JIbFOTHasl UIIOTeKa CO CTaBKOii He OoJjiee 6,5%, mpu
9TOM CyMMa KpeauTa orpaHudyeHa (mo 8 MiH pyO. B
MockBe 1 MocKoBcKoili oonactu) [28].

Pr1HOK X110i1 HeagBMXKUMOCTH MocKBbI 1 MOCKOB-
CKOl 007acTM XapaKTepusyeTcsl OOJIbIINM pPa3HOO-
Opa3reM KaTeropuii 00beKTOB HEJBMKMMOCTH KaK Ha
TMEPBUYHOM, TaK M Ha BTOpUYHOM phIHKaxX. CJeayeT oT-
METHUTh, UTO B 3aBUCUMOCTH OT Pa3IN4YHBIX (DAaKTOPOB
Ha TOT WJIM UHOM 0O0BEKT HEABUKUMOCTU MOXKET yCTa-
HaBJIMBAThCS OMpeesieHHas LieHa.

Cpenu 3HAYMTEIBHOTO pPa3sHOOOpa3MWsl KaTeropuit
O0BEKTOB KUJION HEIBIKMMOCTU OOJBIIMHCTBO Ha
pbiHKe MocKkBbl 1 MOCKOBCKOI 00J1aCTU COCTaBJISIIOT
OOBEKTHI KUJION HEIBVKMMOCTH, PACITOJIOXCHHEIC B
MHOTOKBapTUPHBIX noMax. [1oaTomy IJIsT aHaIM3a CTo-
MMOCTHU XWIOW HEIBWKMMOCTU 1IeJIeCOO0pa3HO BHI-
OpaTb UMEHHO 3Ty KaTeropuio 00bEKTOB.

CrenyeT OTMETUTD, YTO Ha CTOMMOCTD XWibs B Mo-
CcKBe U MOCKOBCKOI 00/1aCTH BIAUSIIOT pa3IndyHble (hak-
TOPbI, KOTOPbIE YCIOBHO MOXHO pa3nefvTh Ha (ak-
TOPBI BHENTHEW Cpeibl (9K30TEHHBIE) W BHYTPEHHUE
dakTopsl (3HmoreHHsIe). Kinaccudbukaimst hakropos,

BIIMSIOIINX HA CTOUMOCTh OTHOTO KBaJIpaTHOTO METpa
KBapTUPHI IIPEICTABICHA Ha pucyHke 3.

Cpenn 5K30TeHHBIX (DaKTOPOB MOXKHO BBIIETUTH
BIUsIHUE (DAaKTOPOB MUPOBOTO, CTPAHOBOTO, U PETHO-
HaAJILHOTO YPOBHEM, a Cpeair SHAOTEHHBIX — (DAKTOPHI,
KOTOpbIE OTHOCATCS K JIOKATbHOMY YPOBHIO, M (haKTO-
pbI caMOro oObeKTa.

K ¢akTopam MHUpPOBOro ypOBHSI, OKa3bIBaIOLIMM
BIIMSTHUE HAa CTOMMOCTH OJHOTO KBaIpaTHOIO METpa,
MOXHO OTHECTH MaHAEMMIO KOPOHABUpPYCA, YKECTOUE-
HUE CaHKLIWI B OTHOIIEHNY Poccrm, M3MeHeHUe IIeHbI
Ha HedThb, BAJIOTHOIO Kypca U Ipyrux ¢akropos. Mx
BIIMSTHUE TOCTATOYHO TPYIHO HANPSIMYIO OIICHHWTH B
CTOMMOCTHOM BBIPpaXXEHUM, OJHAKO KOCBEHHOE BJIM-
sIHME 3TUX (haKTOPOB HAa CTOMMOCTh XXKWJIOW HEIBH-
KMMOCTH, HECOMHEHHO, MMeeT MecTo. BosmeiicTBue
JaHHBIX (haKTOPOB IPOSIBJISIETCS, MPEXKIe BCEro, B He-
MOCPEACTBEHHOM BJIMSTHUM Ha COCTOSTHHE SKOHOMUKU
CTpaHbl, YTO MPUBOIUT K U3MEHEHUSIM B CEKTOPE XKU-
JIOM HEIBYDKUMOCTH.

K dakTopaM cTpaHOBOIO YPOBHSI OTHOCSITCSI M3Me-
HEHME CTaBKU I10 UTIOTEYHOMY KPeIUTOBaHUIO, BBEIC-
HUE B3CKPOY-CUETOB, HAJOroo0JioXeHWe, MHOIISILINS,
JIbroThl. BiusiHue yKazaHHBIX (paKTOPOB MOXKHO OIpe-
JIeIUTh HemocpeacTBeHHo. Hampumep, mo mTaHHBIM
aHaiu3a, mposeaeHHoro corpynHukamu MHIT PAH, B
pe3ysbraTe CHIKEHMSI CTaBKM KpeautoBaHus ¢ 10 mo
6,5% 3HayeHWe WHIEKCA JOCTYITHOCTU MPUOOPETEHUS
xwbst ¢ KpeautoM (housing affordability index, HAI)
Ha TIepBUYHOM pbIHKe Bo3pacteT ¢ 104,7% no 135,5%
[29]. IIpexme Bcero, MaHHBIE MEPBI BBEACHEI TOCyIap-
CTBOM C LI€JIbIO TTOAIEPXKKHU CTPOUTEIBHOIO CEKTOopa 1
Toamep:kaHusl YPOBHS 1IeH Ha PHIHKE XWIbSI 3a CUET
crnpoca. BeeneHrve MexaHu3Ma 3CKpPOY-CYETOB, TTOBbI-
menue ctaBku HJC 1o 20% B 2019 roxay, pocT uHOIsI-
1mu (ypoBeHb KOTopoii o naHHbIM LIb PD oxumaercs
B npenenax 3,8—4,8% mo uroram 2020 roma) cyiie-
CTBEHHO OTPaKaloTCS Ha CTOMMOCTH KWJIOW HEIBYXKM -
MOCTH®,

K pernoHanbHbIM (pakTOpaMm, BIUSIOIIAM Ha CTO-
MMOCTb KWJIOM HEIBIKMMOCTH, OTHOCSTCS YMCIICH-
HOCThb HACeJIEHUsI, YpPOBEHb MOOXOIOB HAaCEJCHMUS,
KIIMMAaTUIeCKUe YCIIOBHSI, pECHOBAIIMSI, CIIPOC M TIPEeI-
JIOXEHMUE.

3 MenepanbHas ClyX0a TocynapcTBeHHOM cTatucTuku PD: http://www.gks.ru

4 llentpanbHblii 6aHK Poccuiickoii Peneparuu: https://www.cbr.ru/
> UenrtpanbHbiit 6aHk Poccuiickoii deneparu: https://www.cbr.ru/
¢ LlentpanbHbiit 6aHk Poccuiickoit deneparu: https://www.cbr.ru/
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Ha ctonMocTh 00beKTa HEABUKMMOCTH TaKKe OKa-
3bIBAIOT BJIMSHUE BHYTpEHHHE (PaKTOPBI, KOTOPHIC
HETIOCPEICTBEHHO XapaKTepU3YIOT caM OOBEKT U €ro
MECTOITOJIOXKEHNE OTHOCHUTEIHLHO WHGPACTPYKTYPHI.
Cpenu Takux HakTOpoB Ha JIOKAJJbHOM YPOBHE MOX-
HO BBIICIUTHh TPAHCIOPTHYIO HOCTYITHOCTh, pPa3BU-
TOCTh MHGPACTPYKTYPhI, PailoH/OKPYT, 2KOJOTrHhYe-
CKYIO 00CTaHOBKY, HaJIMUMe MapKUHTa, OXPaHSIEMOTO
IBOpa, KOHChepxka, MudTa 1 T.i1. Ha ypoBHEe camoro
00BbEeKTa CTOUT BBIACIUTH (PAKTOPHI, OKa3bIBAOIINE
BIMSTHHUE B 3aBUCHMOCTH OT TOTO, CTPOSIIIUICS 3TO
00BbeKT uau roroBuiii. K ¢akTopaM, BausiomuMm Ha
CTOMMOCTh OOBEKTa BTOPMYHOI'O PBIHKA, OTHOCSITCS
ToIl TOCTPOMKM, 3Tax, o0Ias / Xujas IUIoaab, KO-
JINYECTBO KOMHAT, HaJIn4re OaJIKOHA, MaTepuall CTeH,
BUI U3 OKHA, BBIcOTa MMOTONKOB. K (hakropam, Bim-
SIOIIMM Ha CTOMMOCTb 00bEKTa MEPBUYHOIO PhIHKA,
IMOMUMO BBINIeYKa3aHHBIX (DAKTOPOB, OTHOCATCSI CE-
0ECTOMMOCTb CTPOMTEILCTBA, CTAIMSI CTPOUTEILCTBA,
PEeNTUHT 3acTpoiIInKa, MapKeTUHT. Hampumep, yem
OMmKe CpoK coadyd JoMa, TeM KUJIbE ITOpPOXKe, M Ha-
060poT. [Tpu MoKyIKe K10l HEIBMKMMOCTH Ha CTa-
IWN CTPOMTEILCTBA IMOKYIIATeIM 00paIamT ocoboe
BHMMAHHWE HA PEMTUHT U ONBIT 3aCTPOMIIIMKA, TIO3TO-
MY CTOMMOCTH OOBEKTOB IIPH OIMHAKOBEIX ITOKAa3aTe-
JISIX y 0oJiee HaIesKHOTO 3aCTPOMIIMKA, KaK IIPaBUIIO,
BBIIIIE.

CTOUT OTMETUTh, YTO LIEHOOOpa3oBaHME Ha IIep-
BUYHOM M BTOPMYHOM PBIHKAX JKUJION HEIBIKMMOCTHU
CyLIECTBEHHO oTanyaercsd. CremoBaTe/IbHO, MOJIEIb
OLIEHKM CTOMMOCTHU OOBEKTa, MOCTPOCHHAsI IS Iep-
BUYHOTO PHIHKA, HE OyIEeT peJIeBaHTHOM M1 BTOPUY-
HOTO PBIHKA.

3. KoMIieKcHas MoieJib
MPOrHO3HPOBAHUS CTOMMOCTH
XKHWJI0M HEIBMXKMMOCTH
HA BTOPUYHOM PbIHKE

ITpobGnema MporHo3upoBaHUSI CTOUMOCTU HEJIBUKU-
MOCTH Ha BTOPUYHOM PBIHKE XWJIbS OBLIa M OCTACcTCSI
aKTyaJIbHOM ye Ha IPOTSKEHUM HECKOJBKUX IeCs-
Tritetrit. KauecTBEHHEBIN MTPOTHO3 TTO3BOJISIET CHU3UTH
PUCKM Kak /I OPTaHOB IrOCyJapCTBEHHOIO YIIpaBJie-
HUSI, TaK U JJI PUEITOPOB, CIICLIMAIM3UPYIOLIUXCS Ha
KYIUTEe-TIPOAaKe XXUJIbsI, a TAaKXKe UIST OOBIYHBIX Tpask-
JIaH, KOTOPBIE TTOKYITAIOT WJIM MPOJAIOT KBAPTUPHI.

Pa3pa60TaHHa51 KOMIUICKCHAaAd MOACJIb IIPOTrHO3UPO-
BaHUS CTOMMOCTU KWJIOM HEABMXKMMOCTU Ha BTOpUY-

7 HMAAH: https://www.cian.ru/

HOM PBIHKE BKJTIOUACT B CeOST IBE ITOIMOICIIN — MOICITh
MPOTHO3MPOBAaHMUS YPOBHS KOMMOPTHOCTU XKUJIbsI Ha
OCHOBE MECTHBIX TaHHBIX Y MOJAEJIb IPOTrHO3UPOBAHMST
CTOMMOCTH €AWHUIIBI XXWION HEIBMKUMOCTH Ha OCHO-
Be (DaKTOpPOB 00BEKTA M BXOMHBIX ITIEPEMEHHBIX, SIBJISI-
IOIMXCS PE3YJIBTATOM IPOTrHO3a MOAEIU KOM(POPTHO-
CTH KUJIbSI.

3.1. Moaeb npOrHO3UPOBAHMS
YpoBHsi KOMGPOPTHOCTH
KUJI0i HeIBUKUMOCTH

Ha BTOPUYHOM pbiHKe B MoCKBe

st TIpOTHO3MPOBAaHUS YPOBHSI KOMMPOPTHOCTH
OOBEKTOB XUJIOM HEABUKMMOCTU ObLIa cPOpMUpO-
BaHa BbIOOpKa u3 304 HaGm0aeHUI, BKIoUalomas 14
(dakTopoB, B3gThIX 13 6a3bl IIMAH’.

[IpenmonaraeTcs, 9To3aBUCHMAas IIepeMeHHAS «<KOM-
(opTHOCTH» MOXET MPUHUMATh TPU 3HAYeHUs: 1 —
MUHWUMAaJIbHBI YpOBeHb KOMMOPTHOCTH; 2 — Cpel-
HUI ypOBeHb KOM(MOPTHOCTHU, 3 — BBICOKUI YPOBEHb
KoMdopTHOCTH Xuibs. He3zaBucumeiMu (pakropaMu
SBJISIIOTCSI: Haquuue JudTa, TOA MOCTPONMKU, OKPYT,
paiioH, HajJW4ue MYCOPOIIPOBOIA, HAJWYHME TIap-
KUHIa, «IOM MOJ CHOC», PACCTOSIHME OT METPO, THUIIL
noMa (0 — maHenbHbIN; 1| — KUPHWYHBIR; 2 — 0JI0Y-
HBI; 3 — MOHOJIUTHBIN ), HAJIMYMEe KOHChepKa, 3TaxkK-
HOCTb, paccrossHue oT MKAJI, Koau4ecTBO MHOOdb-
€370B, olleHKa MHPpacTpykTypsl (I — MUHUMAaJIbHO
pa3BuTasg MHGPACTPYKTypa; 2 — CpeIHepa3BUTast UH-
(dbpacTpykTypa: ecTb Mara3mHbI 1 allTeKW, HO HET pa3-
BJICKATSILHBIX LIEHTPOB, MEIMIIMHCKHUX U 00pa3oBa-
TEJbHBIX YUpeXIeHUl; 3 — MaKCUMaJlbHO pa3BUTasl

HHOpacTpyKTypa).

YacToTHoe pacrnpeiesieHue 3HaUeHUil BbIOOPKU MO
KaTeropusiM ypoBHS KOMGMOPTHOCTU CleAylollee: B
KaTeTOPUIO BEICOKMIT YPOBEHb KOM(MOPTHOCTH IIOMA-
JIO HauOOJIbIIIEee YMCIIO 3JIEMEHTOB BbIOOpPKU — 117, B
KaTeropuio cpelHuil ypoBeHb KoMmpopTHOCcTH — 101,
a B KaTeTOpUI0 MUHUMAJIBHBIN YPOBEHb KOM(OPTHO-
ctu — 86.

71t TIpOTHO3UPOBAHUS YPOBHS KOMMOPTHOCTH KU~
a1 1o MockBe 12 TeppuUTOpUAIbHO-aAMUHUCTPA-
TUBHBIX OKPYIOB C BXOASIIMMM pailOHaMM, 3HAYCHMS
KOTOPBIX CIYYallHBIM CIIOCOOOM BOIITA B BBIOODKY,
ObLIM CIPYIIIMPOBAHbI B IISITh YKPYITHEHHBIX OKPYIOB
10 IPUHLMIY OJM30CTU CPEIHUX LIEH Ha Xuibe (ma-
onuya 1).



MOIEJINPOBAHUE COLMAJIBHBIX U SKOHOMMWYECKUX CUCTEM

Tabauya 1.
Cpennne 3HAYEHHS [I€H HA JKIWJIbe B PA30MBKE MO palioHaM
Ne n/n ‘ Paiion ‘ CpeaHas LeHa B pybnsx Yucno HabnogeHui CTaHgapTHOE OTKJIOHEHHe
1 LleHTpanbHbIi 20 634 899,40 25 16 110 812,30
2 3anaaHblit 13 425 600,00 25 6 336 071,39
3 BocT04HbI 10 571 250,00 24 7849 054,95
4 CeBepHblit 10417 986,20 25 6 341 765,62
5 tOro-3anapHblit 9797 307,69 26 4014 771,39
6 Ceepo-3anagHblii 947179192 24 4063 054,40
7 HOXHblit 8560 000,00 25 2 340 539,47
8 CeBepo-BocTouHbIi 8091 280,00 25 2 754 360,66
9 tOro-BocTouHblit 7535199,96 25 2385 758,27
10 HoBomockoBCKwmit 6 437 160,00 25 2232 530,14
11 3eneHorpaackui 6124 800,00 25 2 243 342,22
12 TpouLKuii 4 287 666,67 30 1103 601,26
Bcero B cpegHem 9612 911,82 304 4 814 638,51
bruta cozmana HoOBast TIepeMeHHasl «OKPyT», COCTO-
s1asi U3 MATU 00beAMHEHHBIX OKPYTOB U IIPUHUMAIO- YasTora
IIast CJICAYIONNe 3HaUCHUS:
4 LleHTpanbHBIM; 120
4 CeBepHbiit, Boctounsblit, FOro-3ananHsiit,
CeBepo-3anamHblif; 100
4 CeBepo-Boctounniii, FOro-BocTounsiit, FOXHBII;
4 3ananHblii; 80
4 HoBoMockoBcKuii, 3eeHorpaackuii, Tpouukuii.
[icrorpamMma pacrpeie/ieHusl 9YacTOT 3HAYCHUM Me- | ¢
peMeHHol «OKpyr» B BBIOOPKE MPUBEAEHA HA PUCYH-
Ke 4.
Kak BMIHO M3 T'MCTOrpaMMBbl, HAMOOJIbIEEe KOINIe- 40
CTBO 3HAYEHM1 MONAJIO B KATETOPUIO 2, UTO OOBSICHSIET-
csl TeM, UTO JaHHast KaTeropusi OXBaThIBAaeT Cpa3y YeThl- | 9
pe u3 12 TepprUTOpHATEHO-aIMIHUCTPATUBHEBIX OKPYTOB
. MOCKBHI.
0 T T T T T Oprr
s mporHo3MpoBaHUs yPOBHS KOMGMOPTHOCTU ObLT ; 9 3 4 5
UCTIONBb30BaH MeTon aepesa pemieHuit CRT (TryouHa
JIepeBa — 5, KOMUYeCTBO y3710B — 25). B uncio 3Haum-
MBIX TEPEMEHHBIX BOLLIN: «PACCTOSTHUE OT METPO», 1 LlewtpansHibii
2 — CeBepHblid, BocTouHbil, HOro-3anagHblit, CeBepo-3anaaHblii
«MH(bPACTPYKTYpa», «paccTostime of MKAL, «sospact 3 — Cesepo-BocTo4HbliA, HOro-BocTouHbii, KxHbIi
JIOMa», «OKPYT», «3TAXKHOCTb IOMa», «HAJTU4IHnE JI(hTa», 4— 3anaanbli
«TUII JOMa», «KOJIMYECTBO MOABE3N0B», «<HATUIME MYCO- 5 — Hoas Mocksa
POIIPOBOIA», «IOM TIOI CHOC», «HAJIMUKE ITAPKWUHTa» 1
«HaJIMINEe KOHChEPXa». Puc. 4. CTpyKTypa NepemMeHHoN «OKpyr»
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Kak roka3zan aHanm3, 00beKThI XKWJTbsI C MAKCUMAaJTb-
HBIM YpPOBHEM KOMGMOPTHOCTH, B TEPBYIO OYEpe.b,
XapaKTepU3yIOTCsI OJIM30CThIO K METPO — JIeJIeHUEe Ha
IPYIIIIBI IPOMCXOIUT Ha YpOBHE 0oJiee M MeHee 16 Mu-
HyT 10 MeTpo. B y3en 1 momano 109 3HayeHuit U3 BbI-
OOpPKM COOTBETCTBYIOLIUX MAaKCUMAJIbHOMY YPOBHIO
KOMGOPTHOCTH, YTO COCTABUJIO 66% 3HaYeHU y3ma 1.
B TO Xe BpeMs B y3eia 2 Mmonajo BCero 8§ 3Ha4eHUM U3
BBIOOPKY ¢ MaKCMMaJbHBIM YPOBHEM KOM(OPTHOCTH,
YTO COCTaBJISIET Bcero 5,8 % 3HaueHUit U3 y3na 2.

Hanee mpouCXOOUT pa3fesieHrue IO PacCTOSHUIO OT
MKA/. Ecau 00beKT HEABMXKMMOCTH OKOJIO METpO,
Ho 3a MKAJI, To, BOBMOXHO, €ro TeppUTOPUAILHOE
pacmnoJioXeHUe He TAKOe MPUBJIEKATEIbHOE, KaK Y 00b-
€KTOB, KOTOpPbIE HAXOJATCS AaJibllie OT METPO, HO OJIu-
Xe K HeHTpY. I1pu 3ToM 00beKThl HEABUKUMOCTH, KO-
TOpbIe HE HAXOMITCS B IEIIEXOJHOUW MTOCTYITHOCTU OT
METpPO Jajiee MoaPa3nesITIOTCS 110 HAIMUMIO TapKUHTA,
MMOCKOJIbKY MX XKHUTEJH TOJIB3YIOTCSI CBOMM aBTOTpPAH-
cnoptoM. [Ipy Hanmvuuu MapkuHra OOJblIee YUCIO
3HAYEHWI y3/1a TPUHAIUIEXUT TPYIaM KOM@OpPTHO-
¢t 2 U 3, B TO BpeMsl KaK MpPU OTCYTCTBUM IMapKUHIa
00BEKT, CKOpee Bcero, OyAaeT mprUHaIeXaTh K IpyIine
KoMdopTHOCTH 1.

Knaccudpukaims He3aBUCHUMBIX TEPEMEHHBIX IIO
3HAUMMOCTH TIpeAcTaBjieHa Ha pucyuke 5. Jlons mpa-
BWJIBHO MpeACKa3aHHBIX 3HaYeHUii coctaBuiaa 71,7%.
CnporHo3upoBaHHbIE 3HAYEHUSI YPOBHSI KOM(POPTHO-
CTU W MOJYYEHHBIE Y3JIbl UCIOJb3YIOTCS IJI MOCTPO-
€HUSI MOJAEIU MPOTHO3UPOBAHUS KOM(POPTHOCTU KU-
JIO HEABU>XKUMOCTU.

3.2. IIporHo3upoBaHHe CTOMMOCTH
€IMHUIIBI KWJI0H HeABKUMOCTH
B MoCKBe Ha OCHOBE
MOPSAAKOBO#A JJOTMCTHIECKOH MOJIETH

711 MpOorHo3upoBaHMSI CTOMMOCTU €AMHULIBI XKWIOM
HEJIBMXXMMOCTU Ha BTOPUUYHOM pbIHKE MOCKBHBI ObLia
HCITOTb30BaHa MOPSAKOBAsS JIOTUCTHUECKAs] perpeccu-
OHHasl Mozesib. Bce 11eHbl Ha XUJTyl0 HEIBYXKMMOCTD
ObLUIM CTPYIIMPOBaHbI B IIECTh LIEHOBBIX KaTeTOpuid
(mabauya 2).

Tabauya 2.
CooTBeTCTBHE KATETOpUN
U LIEHOBOI'0 IMANA30HA CTOMMOCTH KBAPTUPbI

Homep kaTeropuu LleHoBoit Ananas3oH (py6.)

1 menee 5 500 000
015500 001 fi0 6 450 000
ot 6 450 001 go 7 500 000
o1 7500 001 po 8 950 000
018950 001 o 13 490 000
onee 13 490 000

oo~ N

AHanu3 Ko3¢p@UIMEHTOB MOCTPOCHHOW MOJAEIU MO-
KaszaJl, YTO 3HAaYMMbIMU SIBJISIIOTCS ClEAyIOLIMe Tepe-
MEHHBbIE: «00IIast ruiomanb» (totalarea), «BbIcOoTa MO-
TOJNKOB» (ceilingheight), «koamaecTBo KOMHAT» (rooms),
«HaJIM4ue pEeMOHTa» (repairs), «HaIW4YuMe OaTKOHA»
(balcony), «okpyr» (district) u «mpeackazaHHasi KOM-
doptHOCTE» (comfort) (mabauya 3).

60 80 100

PaccTosHue oT METPO
PaccTosHue ot MKALL
WHDpacTpykTypa |
Mycoponposog |
Bospact joma
JTAKHOCTL

Okpyr -

Jinpr

Tun goma

MapkuHr - —

KoHCbepX  —
Konun4ectBo nogbe3no -
Jlom nop cHoC

He3aBucumas nepemMeHHas

Hopmanu3oBaHHas
BXKHOCTb, %

BaxHocTb, %

T
0 0,05

0,10

0,15 0,20

Puc. 5. Knaccucukaums He3aBnuciMblx NepeMeHHbIX N0 3Ha41MOCTH
(meTop nocTpoeHus — CRT, 3aBucumas nepeMeHHast — «koMQOPTHOCTb»)



MOIEJINPOBAHUE COLMAJIBHBIX U SKOHOMMWYECKUX CUCTEM

Tabauuya 3.
ITopsaakoBast JOrHCTHYECKASI MOJIEh CTOMMOCTH 1 KB. M 3KHJIbS
Ne n/n ‘ MepemeHHas ‘ OueHka CtaHpapTHas owubka Banbp CreneHb cBo60OAbI 3Ha4yumocTb

1 totalarea 0,133 0,021 41,602 1 0,000
2 ceilingheight 1,492 0,554 7,250 1 0,007
3 rooms —8,738 0,374 546,982 1 0,000
4 repairs=0 -1,250 0,289 18,73 1 0,000
5 repairs = 1 09 - - 0 -

6 balcony =0 -0,586 0,307 3,652 1 0,056
7 balcony =1 02 - - 0 -

8 district1 9,920 0,905 120,245 1 0,000
9 district2 5,608 0,507 122,387 1 0,000
10 district3 4,959 0,495 100,487 1 0,000
11 district4 5,652 0,654 74,702 1 0,000
12 districtd 02 - - 0 -

13 comfort1 -2,950 0,413 51,124 1 0,000
14 comfort2 -3,132 0,419 55,737 1 0,000
15 comfort3 02 = = 0 =

Dynkius ceasu: Jlorut

9 JlaHHOMY lapaMeTpy MPUCBOEHO 3HAUEHKE HOJIb, TAK KAK OH SIBJISIETCS] U30BITOUHBIM.

HOCTpOCHHaH MOICIIb UMECT BU

1 b
1+e”

y=0,133-totalarea + 1,492 - ceilingheight —

— 8,738 - rooms — 1,250 - repairs — 0,586 - balcony +
+ 9,920 - district1 + 5,608 - district2 + 4,959 - district3 +
+ 5,652 - district4 — 2,950 - comfortl —

— 3,132 comfort2,

rae district] — LleHTpanabHbBII OKPYT;

district2 — oObeMHEHNE YeThIpeX OKpyroB: CeBepHO-
ro, Bocrounoro, FOro-3anagxoro, CeBepo-3amagHoro;

district3 — oobeauHeHMe Tpex oKpyroB: CeBepo-Boc-
ToyHoro, FOro-BocrouHoro, FOxHorO;

district4 — 3amagHbIil OKPYT;

districtS — oObeqMHEHUE TPEeX OKPYroB: HOBOMOCKOB-
cKOTO0, 3eIeHOTPaACKOTo U TpouiKoro;

comfort] —MuHMMAaJbHas1 KOM(POPTHOCTH KUJIbSI;
comfort2 — cpenHsisi KoM(OPTHOCTb KWJIbSI;

comfort3 — BbICOKast KOM(OPTHOCTD KUJIbSI.

IMepemennsie district 1 comfort mpencraBisiioT co-
o6oii “dummi”-niepeMeHHbie. B ypaBHeHUM YHMCIIO
“dummi”-niepeMeHHBIX BCErJa Ha €IMHMIY MEHbIIE,
YyeM CaMUX TaKUX MEePEeMEHHBIX, MOCKOJIbKY OIHa U3
HUX Bceraa siBisieTcst 6a3oBoii. Tak, B JaHHOM MoJeIn
B KauecTBe 0a30BbIX TEPEMEHHBIX BbIOpaHbI districtd u
comfort3.

O KayecTBe TOCTPOCHHOI MOJIEIN CBUICTEIbCTBYIOT
yMeHbBIIEHUE JIorapudmMa IpaBIoIoa00us C BKIIOYEH-
HBIMU IEPEMEHHBIMU IOYTH B [IBa Pa3a, BLICOKKE 3HA-
yeHus mceBno R-keampar Kokca n Cuemna (0,849) u
Hatimxenkepka (0,873), u moist IpaBWIBHO TIpeAcKa-
3aHHBIX 3HaUYeHU (71%).

s anpo6aiivm pa3paboTaHHON KOMIUIEKCHOW MO-
Jenu Oblta cobpaHa HoBas BbeIOOpKa u3 30 KBapTup
BTOPUYHOIO pPbIHKA I. MOCKBBI, B3SITBIX CJIy4YailHbIM
obpa3zoM u3 6a3el gaHHBIX [LIMAH 3a 2019 ron. Cpas-
HUTEJIbHBIE JaHHBIC IO anpoOaluy MOPSIAKOBOM JIO-
TUCTUYECKON MOJIENIN, BKIIIoUalomue (pakTuieckyo u
TpeCKa3aHHYI0 KaTeTOPUIo, a TAKXKE CPETHIOI OTHO-
CUTEJIbHYIO OLIMOKY MPOrHO3a, MpPeACTaBICHbI B ma-
onuye 4.
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Tabauya 4.

IIporHo3 CTOMMOCTH €IMHMLbI XKUJIOH MI0WATA
BTOPUYHOrO PbIHKA M OCKBbI

lMpencka3anHas "g:gg:ﬁg::: : LieHoBO# Anana3oH d)g:x:ﬁa:oe dakTuyeckas Bllg?‘(?ep“'(:ﬂ OTHgg:"I']:::Haﬂ
Kateropus nonaganms Ans kareropuu, py6. ’ Kareropus owmbka
B KaTeropuio y6. B KaTEroputo | pnorwosa, %
1 2 0,50 6 450 000 — 7 500 000 6 800 000 2 aa
2 6 0,94 6onee 13 490 000 15200 000 6 fa
3 4 0,52 7500 000 — 8 950 000 7800 000 4 fa
4 5 0,65 8950 000 — 13490 000 12500 000 5 fa
5 4 0,46 7500 000 - 8 950 000 8200 000 4 it}
6 3 0,58 6 450 000 — 7 500 000 7.000 000 3 fa
7 3 0,58 6 450 000 — 7 500 000 6 650 000 3 fa
8 6 0,89 6onee 13490 000 13200 000 5 HeT
9 2 0,54 6 450 000 — 7 500 000 6500 000 2 it}
10 6 1,00 Gonee 13490 000 22 999 000 6 it}
11 1 0,60 5500 000 — 6 450 000 6 040 000 1 aa
12 4 0,58 7500 000 — 8 950 000 8500 000 4 fa
13 2 0,55 5500 000 — 6 450 000 5700 000 2 fia
14 6 0,54 8 950 000 — 13490 000 9300 000 5 HeT
15 4 0,59 7500 000 - 8 950 000 7950 000 4 it} 10%
16 2 0,55 5500 000 — 6 450 000 5700 000 2 it
17 2 0,54 5500 000 — 6 450 000 6 200 000 2 fia
18 5 0,58 8950 000 — 13 490 000 10300 000 5 fia
19 1 0,90 5500 000 — 6 450 000 4950 000 1 fa
20 2 0,47 5500 000 — 6 450 000 5900 000 2 it
21 2 0,53 5500 000 — 6 450 000 6 800 000 2 it}
22 4 0,53 7500 000 — 8 950 000 8750 000 4 it}
23 2 0,55 5500 000 — 6 450 000 5200 000 2 fia
24 5 0,64 7500 000 — 8 950 000 8700 000 4 HeT
25 3 0,56 6 450 000 —7 500 000 7350 000 3 fia
26 2 0,50 5500 000 — 6 450 000 6100 000 2 fia
27 4 0,55 7500 000 — 8 950 000 7800 000 4 A2
28 2 0,43 5500 000 — 6 450 000 5850000 2 fia
29 2 0,49 5500 000 — 6 450 000 5850000 2 fia
30 5 0,62 8950 000 — 13490 000 11300 000 5 fia
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Kaxk BuaHO 13 TaGauIIbl, CpeaHss OIlMOKa MPOTrHO-
3a coctaBuia 10%. DTo TOBOPHUT O JOCTATOYHO BEICO-
KO#1 MPOTHOCTUYECKOi crnocobHocTr Mmoaenu. Cienyer
OTMETUTDb, UTO IPYOBIX OLIMOOK MOAEIb HE JOMYyCTU-
JIa: HeIPaBUJIBHO TIpeICcKa3aHbl 3HAYCHMST TOJBKO IS
Tpex HabmoneHuii. [1pu aToM B ciydae ¢ HaOIOACHN -
eM 8 hakTUYecKas lieHa KBapTUPhI 0JIM3Ka K HUXKHEN
rpaHUIlE IIeCTOro ILIEHOBOIO IMara3oHa, U MOMC]b
CIIPOTHO3MPOBAja MOoMNagaHue B 3Ty IIEHOBYIO KaTero-
puro. B cirydqae ¢ HabmoneHueM 24 daxktuyeckas 1ieHa
KBapTUPBI HAXOAUTCS OJTM3KO K BEpXHEU IpaHUIIE YeT-
BEPTOro LIEHOBOT'O AMAalla30Ha WIM K HUKHEI TpaHulie
MSITOTO IIEHOBOTO AMana3oHa, ¥ MOJIEIb CIIPOTHO3UPO-
BaJIa TIOITaflaHue B ISITYIO IICHOBYIO Kateropuio. Ham-
OoJiee cepbe3Hast OIIMOKa IIPOrHO3a JOMYIIeHA B CIIy-
yae ¢ HabmoneHueM 14, nis KoToporo akThyeckas
LIeHa JICXKUT B MSTOM LICHOBOM JWana3oHe, a TPOTHO3-
Hasl LIeHOBasl KaTeropusi oKa3ajaach IIeCTOM.

TakuM obGpa3om, amnpobauusi pa3pabOTaHHON KOM-
IUIEKCHOI MOMIEN IIPOTHO3MPOBAHMS CTOMMOCTH €IH -
HUIIBI JKUJI0M HEABIDKMMOCTH TTOKa3alia, YTO CPeaHSIS
OTHOCHTEJIbHAsI OINMOKAa TpPOTHO3a HEe IIPEBBIIIAECT
10%. I1pu 3TOM OIIMOKM JIexKaT B MpeAeiax COCEIHUX
LICHOBBIX KAaTeTOpWii M MMEIOT MECTO TOJIBKO TOT/A,
KOra peajibHasI IIeHa XKIJIOM HeABIDKMMOCTH OJT3Ka K
TpaHUIIe [IEHOBOTO AWAIa30Ha.

Pa3pa60TaHHasI KOMIUICKCHadA MOICJb ITO3BOJIACT
OLCHMUTb auaras3oH LI€H, B KOTOPOM HaXOJAUTCS CTOU-
MOCTb 00bEKTA HEIBMXXMMOCTU, HA OCHOBE €0 MUCXOJI-
HBIX XapaKTCPUCTHUK.

3akioueHue

B pamkax JaHHOrO MCCJEIOBaHUSI MPOAHAIU3UPO-
BaHbI CYLLIECTBYIOLINE POCCUIACKUE U 3apyOeKHbIE MO-
JIeJIM Y METOABI IPOrHO3UPOBAHUS CTOMMOCTH XKMJION

Henrkumoctu. Ha 3Toil ocHOBe IIpeIJIOKECHA IIPO-
CTpaHCTBCHHAaA CTPYKTYypa MoOZENEN OLEHKU CTOMMO-
CTU XWJIOMN HCABUXKMMOCTH, a TAKXKE ONPCACICHDBI, NC-
CJI€JOoBaHbl U ITpOaHAJIN3NPOBAHLI ueHoo6pa3y10Hme
(baKTOpLI, OKa3bIBalolle BIUsIHAE HA CTOUMOCTb 00b-
€KTOB XXWJION HEABUKMMOCTU B MOCKBE.

Pa3zpaborana moneslb MPOrHO3UPOBAHUS KOMPOPT-
HOCTHU XUJIbIX OOBEKTOB Ha OCHOBE C(POPMUPOBAHHOI
CIIy9aiiHOU BHIOOPKY 0OBEKTOB (KBApTUP) 11O BCEM afl-
MUHHUCTPAaTUBHBIM OKpyraM MOCKBBI Ha OCHOBE [ie-
peBbeB knaccupukanuu CRT, B KxoTopoit 3aBucumast
TepeMeHHasl CTOMMOCTH XUJI0 HeIBUKMMOCTHU ObLiia
nmpeobpa3oBaHa B KaTerOpUaJbHYIO TIEPEeMEHHYIO, Xa-
pPaKTepHU3YIOIIyl0 1IEHOBYIO Kateropuio. IIporHoszHas
TOYHOCTb MeTofa AepeBbeB Kinaccudukauuit CRT co-
craBuna 72%.

Pa3paboraHa KoMmIuiIeKCHas MOJIe/ib ITPOTHO3UPOBa-
HUSI CTOUMOCTH XXWJI0 HEMBUKUMOCTH, COCTOSIIIAS U3
IByX mogmoneneii. IlepBast M3 HUX TIPEACTABISIET CO-
0011 MOIeJIh TPOTHO3UPOBAHUS KOMMDOPTHOCTH XKIITbSI.
Bropast — mopsimkoBast IOrUCTUYECKast perpecCuOHHasT
MOJIE/Tb TTPOTHO3UPOBAHUST CTOMMOCTH €IWHUIIBI KU -
JIOW HEABVIKUMOCTH, BKITIOUAroIiast (pakTophl, XapakK-
Tepusylole o0beKT (KBapTUPY), a TakKe MPOrHO3-
HOE€ 3HaYeHME YPOBHS KOM(OPTHOCTH, SIBIISIOLIETOCS
pe3yabTaToOM MOJEIU IIPOrHO3MPOBaHUs KOM(POPTHO-
CTU KUJbIX 00beKTOB. [lopsimkoBasi JIOTMCTUYECKAS
perpecCoHHasT MOIEIb MoKa3aja IMPOrHOCTUICCKYIO
TOYHOCTD 71%.

Taxcxke mpoBeeHa anpodaius pa3paboTaHHONH KOM-
TUTEKCHOI MOJENIN Ha peabHBIX JAHHBIX O CTOMMOCTHU
SKUJTOM HEIBYDKMMOCTHA BTOPUYHOTO PEIHKA I. MOCKBBI
3a 2019 roa. OTHOCUTENIbHAS OLIMOKA MPOrHO3a LIEHO-
BOI KaTeropMu CTOMMOCTU OOBEKTOB XKWJIOH HEIBU-
XKUMOCTH coctaBmia 10%. m
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Abstract

The solution of the housing problem for many decades has been and remains one of the most important tasks facing
the nation. The problem of modeling the value of residential properties is becoming more and more urgent, since a high-
quality forecast makes it possible to reduce risks, both for government bodies and for realtors specializing in the purchase
and sale of residential properties, as well as for ordinary citizens who buy or sell apartments. Predictive models allow
us to get an adequate assessment of both the current and future situation on the residential property market, to identify
trends in the cost of housing and the factors influencing these changes. This involves both the qualitative characteristics
of the particular property, and the general condition and the dynamics of the real estate market. Russia is characterized
by significant differences in the level of development of regions, therefore, by differences in trends of supply and demand
prices for real estate. Valuation of residential properties at the regional level is particularly important, since all of the
above determines the social and economic importance of this problem. This article presents a comprehensive model for
estimating the value of residential properties in the secondary housing market of Moscow using decision tree methods
and ordinal logistic regression. A predictive model of the level of housing comfort was built using the CRT decision tree
method. The results of this forecast are used as input information for an ordinal logistic regression model for estimating
the value of residential properties in the secondary market of Moscow. Testing the model on real data showed the high
predictive ability of the model we generated.



Key words: model; value estimation; residential properties; secondary housing market; ordinal logistic regression;
decision tree; CRT method; value forecast.
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