VIIK 657.92

MOJIEJUPOBAHUE OIIEHKH MPOT'HO3HOM CTOMMOCTH KUJIOH
HEABUKUMOCTH HA BTOPUYHOM PBIHKE (HA ITPUMEPE I'.O. CAMAPA)

© 2017 Hecrepona C.H.

YOV BO «MexayHapoaHbIii MHCTUTYT pbIHKa», T. Camapa, Poccus

B cratee MNpEACTaBJICHbI PE3YJIbTATBl 3KOHOMUKO-MATCMATUYCCKOI0 MOACIUPOBAHUA CTOUMOCTHU
00BEKTA KHIIOMH HEABUKMMOCTU Ha BTOPUYHOM PBIHKE. HOCTpOGHI)I MHOFO(l)aKTOpHaH u OI[HO(baKTOpHBIC
MOICIHU, OUCHEHBI NX CTATUCTUYCCKHUE XapaKTEPUCTHUKH, CACIaH BBIBOJ O BO3SMOXXHOCTH HUX IIPUMCHCHUA Ha

MIPaKTHKE.

KitoueBbie cioBa: KOppeIsMOHHO-PErPECCUOHHBIN aHaNIN3, BTOPHYHBII PBIHOK, KUJIAsi HEJBUKUMOCTD,
(hakTOp, MaTpuIla MAPHBIX KOAPPUITUEHTOB KOPPEISAIHH, IIeHOOOpa30BaHKe, TCHACHITHSL.

BTopuuHblii pHIHOK KUJIOW HEIBUKHUMOCTH
IIPEJICTaBISIET COOOM PHIHOK TOTOBOIO >KUJIbS,
HAa KOTOpO€ TMpaBa COOCTBEHHOCTH YK€
oopMIIEHBI W 3aperuCTPUPOBAaHBI B EAMHOM
6a3e Pocpeecrpa.

[lo cpaBHEHHIO C TIEPBUYHBIM PBIHKOM
BTOPUYHBIN PHIHOK UMEET Psil 0OcOOeHHOCTEH [2 -
5].

OOBIYHO KBapTUpPHl Ha BTOPUYHOM PBHIHKE
JelieBiae, 4YeM Ha mnepBuyHoM. Ha 1ene
CKa3blBAalOTCA B IIEPBYK0 OYEPEIb BO3pacT,
COCTOSIHME€ CaMOro OOBEKTa, KOMMYHHUKAIIUH,
minanupoBka.  Kak  mpaBuino, BO  Bcex
HACEJICHHBIX MMYHKTaX BTOPUYHBIN PHIHOK UMEET
CYIIECTBEHHO OOJNBIINI 00beM NpPEeIOKEHHUS,
MI03TOMY BO3MO>XKHOCTH BBIOOpa IMOXOJSIIETO
00BEKTa OTPOMHBI.

HecoMHEHHBIM IIIOCOM MOKYIKH KBAPTHPbI
Ha BTOPUYHOM PBIHKE SIBJIIETCS MEHBIINI CPOK
OKUJAHUS ~ BO3MOXXHOCTH  3acelieHUsl B
KBapTHpy. OTO OOYCIOBIEHO HE TOJBKO
JUTUTENIBHOCTBIO  OpOopMIICHUST HEOOXOAMMBIX
JOKYMEHTOB B CJIy4ae ¢ MOKYIKOW KBapTHPHI B
HOBOCTpPOWKE, HO M CIIO)KHOCTSIMH CaMoro
3acTpoiiuka. Tak, HanpuMmep, KBapTUPbl MOTYT
MpoJaBaThCs B JOME, 3aCEJIeHHE B KOTOPBIN IO
pasHbIM  NpUYMHAM  eme He  0J00peHo
KoMHccHe. MHorue ke W BOBCE IOKYIAOT
KBapTHUPbI Ha 3Tare KOTJIOBaHa.

KBaptupa Ha BTOPHUYHOM pBIHKE MOYTH
BCEI'/la UMEET YJOBJIETBOPUTEIBLHOE COCTOSHUE,
OHa TaK WJIM MHAa4Ye OTPEMOHTHpPOBAHa U rOTOBA
JUIsl TIPO’KMBaHUS. B CBs3M € 3THUM HOBBIE
KWIbLIBI, KpalilHe OrpaHUYEHHbIE B CBOOOJHBIX
JEHE)KHBIX CpEACTBaX, MOTYT HE JAymarb O
pemMoHTe X0Ts Obl mepBoe BpeMsa. Kpome Ttoro,

BTOPUYHOE KHIIbE HAXOIHUTCSA B YK€ O00KHTOM
paiioHe co c(OpMHPOBAHHOM
UH(PACTPYKTYPOH.

B cury TOoro, 9T0 pHCKHM MOKYIIKYU KWJIbsI HA
BTOPUYHOM PBIHKE HWKE, YeM Ha IEPBUYHOM,
OaHkd ¢ OoJIbIlIel OXOTOM JAalOT HWIIOTEYHBIC
KpEeIUThl Ha TOJ00HBIE OKynKu. Kpome Toro,
TaKOH KpPEIUT 3a4acTyl0 OKa3bIBACTCS €Iie |
nemenie. CBSI3aHO 3TO € TEM, 4YTO JO TeX IOp,
MOKa 3aeMIMUK HE Tepefall KBapTHPy B 3aJIOT
0aHKa, OH TUIATUT MO MOBBIIIEHHOW MPOLIEHTHOM
cTaBke. B ciydae ke CO BTOPHUYHBIM KWJIbEM
KBapTUpa Cpa3y NEpeXOoJUT B COOCTBEHHOCTH
MOKYTIaTeNsI-3aeMINKa, W TI03TOMY Cpa3zy XKe
MOXKET  TepeJaBaThCsi B 3alor  OaHKYy.
CoOTBETCTBEHHO, HE MPHUXOIUTCS IUIATUTH TIO
MOBBILIEHHON CTaBKe.

Bmecre ¢ Tem mokymka KBapTHpPHI Ha
BTOPUYHOM  PBIHKE TaKKe HE  SIBIISACTCS
OE3pHUCKOBBIM  MEpOINpUsATHEM. B mepByio
ouepellb peub HAET O JIETUTUMHOCTHU TIpaBa
COOCTBEHHOCTH Ha TaKoe JKWIbE, HAIUYUU
oOpeMeHEeHHs] W JTUYHOCTH CaMoro MpoJaBIia.
MMeHHO T1MO3TOMY HEOOXOIMMa JIeTalbHas
MPOBEPKa YUCTOTHI CACTKU, YTO YBEIHMUYHUBACT U
0€e3 Toro Hemalible U3/IePKKU MOKyIaTes.

Ha ceromusmHuii 1eHh PHIHOK BTOPHUYHOTO
XWwibs B r.0. Camapa OdYeHb Pa3HOPOJCH IIO

COCTaBy. Ha HEM HUMCIOTCA <QIIHMTKN,
IHaHCJIbHBIC )51 KHPIOHUYHBIC CYITYYIOCHKHY,
XPYLUICBKU», «CTAJIUHKHU, «MaJOCEeMEUKH .

[Ipuyem ecnu paHblle Ha BTOPUYHBIA PBIHOK
[onajaJd B OCHOBHOM KBapTUPBI, JaBHO
IIOCTPOEHHBIE M  3a4acTyl0 MOpajJbHO H
¢usmyeckue ycrapeBlIue, TO TENEpb HAa HEM
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BBICTABJISIETCA JI0CTATOYHO
HOBOCTpPOMKaX.

[lo cpaBHEeHMIO C JPYTUMU TOPOJICKHUMHU
okpyramu Camapckoii obnactu B r.0. Camapa
caMble BBICOKHE IIEHBI Ha KBapTHUPbI (CM. pHC.

MHOI'O KBapTup B
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1). Opgnako, Kak W Be3lle B PETHUOHE, 3/€ECh
BBITIOJIHSICTCSL  YCIIOBHE: 4YeM OoJiblie o01mas
Iiomaab KBapTI/IpBI, TEM MCHbBIIIC TaM CTOUT
KBaJpaTHBIA METP.
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Pucynok 1 — CpenHsis ynenbHas IieHa MPEeIoKeHus | KB.M 0OIIEH TUTOIIaIu B TOPOJACKUX
okpyrax Camapckoii obnactu, pyo.

B mensx HacTosimiero ucciaenoBaHUs ObLI
U3Y4YEH PBIHOK BTOPMYHOIO JKUJIbSl Ha IPUMEpE
JNBYXKOMHATHBIX  KBapTHUp  T. Camapsl.
NudopmannonHon Oasoi HCCJICAOBAHUS
BBICTYIIWJIM  OOBSABIICHUS, pa3MEUICHHbIE Ha
caiite  https://www.avito.ru. Bbeutn otoOpansl
00BEKTHI, MPUHAUIEKAIIIE X035ieBaM Ha IpaBax
coOCTBEHHOCTHU U 06€3 oOpeMeHeHus. B BbIOOpKY
HE BKJIIOYAJIOCh JJIUTHOE JKUIBE, ITOCKOIBbKY
(GakTop MPECTHHKHOCTH JIEHCTBYET HACTOJIBKO

CHJIBHO, 4TO TUIIOBBIE MEXAHU3MBI
LIEHOOOpa30BaHUs Ha ITOM CErMEHTE pPbIHKA HE
CpabaThIBAIOT. Kpome TOTO, HE
AHAIM3UPOBAINCH OOBEKTHI, KOTOPBIM

TpeOyeTcst cpouHash Tpojaka, IOCKOIbKY B
TOM Cjy4ae IIeHa TaKOH KBAapTHUPHI MOMKET
OILIyTUMO OTINYAThCSI OT PhIHOYHOU. B padote
[3] ObIT caemaH BBIBOJ O TOM, YTO HamoOoJIiee
3HAYUMBIMH [I€HOOOpa3yoImuMu  (pakTopamu,
CBsI3aHHBIMU C caMuM 00BEKTOM
HEJBM)XKMMOCTH, SBISIOTCS €ro  IUIOIIA[b,
COCTOSIHHE, 3TaX M YCIOBUS NPOJAKU. ITH

KpOME TIOCIICIHEr0, MBI OyJaemM
UCMOJNb30BaTh B  KadyecTBE  OOBSICHSIOIUX
MEPEMEHHbIX NpU  (QOPMHUPOBAHUE MOJEIH.
[Tockonbky  Mexay Kwiol u  oOuei
IIOUIAIIMU KBapTUPbI UMEETCs TECHAsI CBA3b, a
KUJIas IUIOIAAb ciabee BIUSET Ha IEHY
00BeKTa  HEIBWXKHUMOCTH, B  YpaBHEHHE
perpeccuM  BKJIIOYMM U3  KOJIMYECTBEHHBIX
(aKkTOpOB TOJBKO OOIIYIO IIOMIA/Ib.

ITposepum, NMeEeTCs M MEXIY
OOBSACHSIOIIMMY NT€PEMEHHBIMU, BKJIIOUEHHBIMU
B MOJENIb, KOJUIMHEapHOCTb. [limg  3rtoro
cocrauM Tabmuny 1. Kak BugHo wu3 Hee,
KO3QPUIHEHT KOppensuu MEXIY
(bakTOpHBIMH NpU3HaKaMH He mpesbimiaer 0,45,
YTO CBHUJCTEILCTBYET O TOM, YTO (haKTOphl HE
ABIIAIOTCS yOJTUPYIOUIMMH, COOTBETCTBEHHO,
KOKIBIH W3 HUX MOXKHO OCTaBUTb B MOJEIH.
Bce koad¢uuMEHTH  KOppEeIsud  HMEIOT
MIOJIO)KUTEIIbHBIE 3HAUYEHHUS, YTO COOTBETCTBYET
JIOTHKE coAepKaHus 0OBSACHSFOIINX
IIEPEMEHHBIX " ux BIIUSTHUSA Ha
PE3YIBTUPYIOIINHI TOKA3aTEeNb.

(baxTopsl,

37


https://www.avito.ru/

Tabmuma 1 — KoppensiiimonHast MmaTpuiia

Cocrosnue OOmag wiomais Otax Llena
Cocrosiaue 1,00
OO0wag wiomais 0,45 1,00
Ortax 0,00 0,29 1,00
Llena 0,54 0,85 0,37 1,00
Wudopmanus ¢ MCXOAHBIMH JaHHBIMU MIPECTaBIeHa B Tabnuie 2.
Tabnuna 2 — VicxoqHble JaHHbBIE 17151 MOJEIUPOBAHMS
Ne /it CocrosiHue OO0mias iomaab, M> Iena, pyO. Otax
1 Cpennee 41,8 2320000 3\5
2 Xoporiee 45 3800000 2\5
3 Y 10BII€TBOPUTEIIBHOE 79 4600000 7\10
4 Xoporiee 82 7380000 11\25
5 Xoporiiee 67 3300000 o\10
6 Cpennee 44 2180000 3\5
7 Cpennee 45 2350000 1\5
8 Xoporee 83 5360000 2\4
9 VY 10BJIETBOPUTEIILHOE 66 4100000 2\22
10 Xoporiee 49 3550000 11\22
11 Xopoiee 46 2550000 5\5
12 Cpennee 48,8 2370000 6\9
13 Y noBieTBOpUTEIBLHOE 40 2800000 1\5
14 Cpennee 60 4100000 11\16
15 Cpennee 43,1 3300000 3\9
16 VY 10BJIETBOPUTEIHLHOE 48,6 3200000 11\17
17 Xoporee 49 3300000 o\9
18 Y noBieTBOpUTEIBLHOE 54 2700000 9\9
19 VY 10BJIETBOPUTEIHLHOE 39,9 1560000 2\2
20 Cpennee 43,7 2050000 2\5
21 Cpennee 49 3050000 3\12
22 Cpennee 43 2800000 1\5
23 Cpennee 45 2550000 o\10
24 Xopoiiee 51 4100000 15\24
25 Cpennee 45 2600000 4\5
26 Xoporiee 66 3380000 5\5
27 Xoporee 46 2399000 1\5
28 Cpennee 42,7 2200000 3\5
29 OtnnuHoe 64 4650000 12\16
30 OtnnuHoe 75 5500000 2\16
CHauaina MPUCBOUM 3HAYCHUSIM

HEKOJIMYECTBECHHBIX MPHU3HAKOB «COCTOSHHUEH
U <«OTaX» YUCIOBBIC METKHU (CM. TalII. 3).
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Tabnuua 3 — YuciioBsle METKH TPU PABHOMEPHOH OIU(PPOBKE

HanmenoBanue npusHaka HanmMeHoBanue rpaganmi HucoBble METKH

Cocrosnue Y 10BJIETBOPUTEIILHOE 1

Cpennee 2

Xopoiee 3

OtnuyHoe 4

Orax ITepBhlii WK TOCIETHUI 0

He nepBoiii 1 He Tocae Ui 1
[Io >TUM JaHHBIM MOCTPOCHHOE YPABHEHHE BBICOKOM 3HAYEHUU KoddpumeHTa
perpeccu UMeeT CIICAYIOIINe CTATHCTHYECKUE JCTCPMUHAIUU,  IOKA3bIBAIONIMEM  TECHOTY
XapaKTePUCTHUKH: MHO>KECTBEHHBII  CBSI3M MEXIy (aKTOPHBIMH U Pe3yIbTaTHBHBIM
kodpdunment  koppemsmuun —  0,8769; nmpusHakamuy, MO/IEJTb uMeeT
MHOKECTBEHHBIH KOX(PGUIUEHT JETEPMUHAIIMK  YJOBJIECTBOPUTEIHHYIO TOYHOCTb
— 0,7690; ckoppeKkTHpOBaHHBIH KOA(D(UIMEHT BOCHPOU3BEICHUS  OMIMPUICCKUX  JAHHBIX.

nerepmunanuu — 0,7424; xkputepuii @uiepa —
28,85; cpenHssi omuOKa anmpoKCUMaIluu —
14,13%. TIpu cpaBHEeHUH KO3(PPUIIUCHTOB
MHOKECTBEHHOU perpeccun c
koddduUIMeHTaMl TapHON  KOPPEJSUU 10
OTIENBbHBIM (hakTOpaMm, OBLIO BBISBICHO, YTO
3HAKU MpU KOdPPUIMEHTaX ouHAKOBbIe. Takoe
MOJIOXKEHUE BeIled KOHOMHYECKH BEpPHO. JTO
MOATBEPKIAET CYILIECTBEHHOE BIIUSTHUE
BKJIIOYEHHBIX  (AKTOPOB U OTCYTCTBHE
KOJUITMHEAPHOCTH B MOJIEIIH.

Kak BumHO, B 1I€TOM KauecTBO ypaBHEHUS
pErpeccuy MOXKHO MPU3HATH JOMYCTUMBIM. [Tpu

OpHako 4YHCIOBBIE METKH TpajalusM ObUIH
NPUCBOCHBI CYOBEKTUBHO H  PaBHOMEPHO.
[Tonpobyem MOBBICUTH 00BEKTUBHOCTD
OLM(PPOBKU C MIOMOIIIBIO IPOIETyPHI
ONTUMAJIBFHOTO BBIOOpPa METOK Ha OCHOBE
MeToaa [10CJIEI0BATEIBLHOTO YHCIIOBOTO
nepexkoaupoBanus [1].

[Toctpoum  nBYX(akTOPHYIO MOZETb, B
KOTOPOM y4YTeM KOJMYECTBEHHBIH MpPHU3HAK
«oOmas IUIomaab» U OWHApHBIM MpHU3HAK
«Tax». Ha ocHOBe Hee MOMy4YHMM CleAyIOIINe
MOJICNIbHBIC 1IEHOBBIC 3HAUCHHS M BEIMYHUHBI
OTKJIOHEHUH (Tabun. 4):

Tabnuua 4 — Pe3ynpTatsl 1ByX(akTOpHOH MOJIEeNH, pyo.

dakTHueckas 1eHa ITporuo3 1eHsI Otknonenue (+/-)
2320000 2552595 -232595
3800000 2798433 1001567
4600000 5410462 -810462
7380000 5640935 1739065
3300000 4488569 -1188569
2180000 2721608 -541608
2350000 2444766 -94766
5360000 5717759 -357759
4100000 4411745 -311745
3550000 3105730 444270
2550000 2521591 28409
2370000 3090365 -720365
2800000 2060644 739356
4100000 3950798 149202
3300000 2652466 647534
3200000 3075001 124999
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3300000 2752064 547936
2700000 3136186 -436186
1560000 2052962 -492962
2050000 2698561 -648561
3050000 3105730 -55730
2800000 2291118 508882
2550000 2798433 -248433
4100000 3259379 840621
2600000 2798433 -198433
3380000 4058078 -678078
2399000 2521591 -122591
2200000 2621737 -421737
4650000 4258096 391904
5500000 5103164 396836

HpOI/ISBe,I[eM pacdeT YMCIOBbIX MCTOK IJIA rpaz[aum“l IMIPpHU3HAKa «COCTOSHHECH:

Ta6Jmua 5-— PeBynBTaTBI pacucTa YMCJIIOBbLIX MCTOK IIPpU3HAKaA «COCTOAHUC)

CocrosiHue Komnnuectso HakomnienHoe oTKIIOHeHHE YucnoBasi MeTKa
Y 10BIIETBOPUTEITHHOE 6 -1186999,32 -197833,22
Cpennee 12 -1856611,39 -154717,62
Xoporiee 10 2254870,90 225487,09
OtinnyHOe 2 788739,82 394369,91
Kak BugHo wu3 Tabmuuel 5, mnopsaok 14%. Kak BuaHo, mepexoa K HEpaBHOMEPHOMH
YUCJIOBBIX METOK COOTBETCTBYET TIOPSAKY ONU(MPOBKE  MpPU3HAKA  «COCTOSHHUE»  HE

CJIEOBAHMsI Tpalaliuii IIPU3HAKA.
[Ipu nmoctpoeHnn TpexPakTOpHOU MOJENH C

HUCIIOJIB30BaAHHUEM

ONITUMU3HUPOBAHHBIX

MO3BOJIMJII CYHICCTBCHHO
MOJICIH.

YJIydlinuTh KadeCTBO

HauOonee 3HaunMbIM (PaKTOPOM, BIMSIOIIUM

YHCJIOBBIX METOK Ul NPU3HAKA «COCTOSHUE
UMeEM CIIEIyIOIIHE CTaTUCTUYECKUE
XapaKTepUCTHUKU  MOJENIN:  MHOXKECTBEHHBIH
KodhduUIueHT KOpPEISLI - 0,8823;
MHO>KE€CTBEHHBIH KOA(PGUIUEHT JeTepMUHALIU
— 0,7758; ckOppeKTHpPOBAaHHBIA KOI(PPUIHEHT
nerepmuHaiuu — 0,7530; kputepuit @umiepa —
30,47; cpemHsis omuOKa anNmpOKCUMAlUUd —

Ha CTOMMOCTH JKHJIOW HEIBMIKUMOCTH, MOXKET
ObITh MpHU3HAHA oOLIas IUIOMIAJb KBapTHUPHI.
[epeiinem k oAHO(DAKTOPHON MOJEIH, TOTYYUM
YPaBHEHMsI PErpecCud Pa3HbIX THUIIOB, OLIEHUM
UX  CTaTUCTHYECKUE  XapaKTEPUCTUKH |
MOCMOTPHUM, HAaCKOJIBKO YXYJIIAeTCsl KaueCTBO
MOJIENIU TIPY y4eTe B HE MEHBIIEro KOJINIEeCTBA
¢axTopoB (Tabd. 6).

Tabnuna 6 — CpaBHeHHE MO/JIeNel MPOrHO3UPOBAHUS CTOUMOCTH HEABUKMUMOCTH Pa3HbIX TUIIOB

Turm cBa3n VYpaBHeHue Koaddunuent Cpennss
JEeTepMUHAIIUU omuoKa
anmpOKCUMAITUU
JluneiHas y = 80486x - 960239 0,72 15,96
OKCIMOHEHIMANIbHAS | Y = 998887¢"V21>x 0,69 15,96
Jlorapudmuueckas | y = 4638971,55Ln(x) - 14995019,62 0,71 15,55
CreneHHas y = 21857x">"’ 0,69 15,61
[MomuaomuaneHas |y = 770,75x2 - 12500,53x + 0,73 16,48
1679249,69
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Kax BumHo wm3 Tabmaunpl 6, BCEe MOIEIH
MMEIOT CXOXKHE XapaKTEPUCTHKH U MOTYT OBIThH
HCIIOJIb30BaHbI IS MIPOTHO3UPOBAHUS
CTOMMOCTH JIBYXKOMHATHBIX KBapTHP
MPAKTUYECKH C OJUHAKOBOM TOUHOCTBIO.

JI1sl HarJIATHOCTH MOJIYYE€HHBIX PE3YJIbTaTOB
HQJIOKUM  BCE  BBIBEJCHHBIE  YpaBHEHMS
perpeccuu Ha UCXOJHbIE JaHHBIE (CM. puc. 2).
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Pucynoxk 2 — Annpokcumariusi UCXOIHBIX JaHHBIX JUHEHHON 1 HETMHEUHBIMU
3aBUCUMOCTSIMHU
Takum obpa3zom, pu MIOCTPOEHUU
PErpecCUOHHON MOJIENIM  CTOMMOCTH  KHJIOM
HEJIBUKUMOCTHU HE00X0TUMO MIPONTH
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O0OBEKT M3 KOTOPOIrO BBICTYNAET OOBEKTOM
OLICHKH, BbIOpATh 00BEKTHI-aHAJIOTH.
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MODELLING OF THE ASSESSMENT OF EXPECTED COST OF THE RESIDENTIAL
REAL ESTATE IN THE SECONDARY MARKET
(ON THE EXAMPLE OF SAMARA CITY)

© 2017 Svetlana I. Nesterova
International Market Institute, Samara, Russia

The results of economic and mathematical modeling of project cost of the residential real estate
in the secondary market are presented in the article. The author constructed the multifactor and one-
factor models, estimated their statistical characteristics, drew the conclusion on a possibility of their
practical application.

Keywords: correlation and regression analysis, secondary market, residential real estate, factor,
matrix of pair coefficients of correlation, pricing, trend.
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