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METO/Ibl CbOPA 1 AHAJIM3A JAHHBIX
ITPHU NTPOI'HO3UPOBAHUU CTOUMOCTHU KBAJIPATHOI'O
METPA HA PBIHKE HEJIBUKUMOCTH

A. A. TepHukoB

HayuonanwvHulii uccnedoeamensckuii yHugepcumem
«Buvicuas wkona sxonomuxu», Canxm-Ilemepoype, Poccust
E-mail: ternikov.spb@mail.ru

B nHacrosieit pabote nmpeacTaBieHbl METOIUKN cOOpa U 00paOOTKH OTKPBITHIX JAHHBIX NS
OINMMCAHUs KaK IICHOBBIX, TAK M HEIEHOBBIX XapPaKTEPUCTUK KBAPTHUP HA PHIHKE NMEPBUYHON HEJIBH-
KUMOCTU. AHATU3UPYIOTCS (DAKTOPBI, BIMSIONIME HAa CTOMMOCTh KBagpaTHOro merpa B CaHKT-
[TerepOypre u Jlenunrpaackoit o6macT.

METHODS OF DATA COLLECTION AND ANALYSIS
IN FORECASTING THE PRICE PER SQUARE
METER ON REAL ESTATE MARKET

A. A. Ternikov

This paper presents the methodology of collecting and processing open data for the descrip-
tion of both price and non-price characteristics of the apartments in the primary real estate market.
The factors that affect the cost per square meter in St. Petersburg and Leningrad region are also ana-
lyzed.

AHanu3y poCCHICKOrO PhIHKA HEBUKUMOCTU YAETIEHO JOCTATOYHO OOJbIIOE
BHUMAHHE B CTaThsX PA3JIUMYHBIX aBTOPOB. Hampumep, Ha pbIHKE MOCKOBCKOM HeE-
JABMKMMOCTH Obljla BBISIBJICHA 3HAUMMas CBsI3b MEXKAY BPEIHBIMU BBHIOpOCaMH B at-
Mocdepy u 1eHoi Ha KBapTHpy [1]. 3HaunMoe BIMAHUE Ha LIEHY KBaJpaTHOrO METpa
Ha pbIHKE BTOPUYHOM HeaBKUMOCTH CaHkT-IleTepOypra oka3pIBaloT MIOTHOCTh Ha-
CEJICHUSI B MHUKPOpPAMOHE TOCTPOMKH, PACCTOSIHUE 10 METPO U KJAcC KWibs [2].
Cxoskue pe3ysbTarhl ObUIM MOJYYEHBI JUIsi BTOPUYHOTO PbIHKA MOCKOBCKOW HE/IBH-
#uMocTd [3]. OIHaKO HUKTO M3 BBILIEYNOMSHYTBIX aBTOPOB HE aHAJIM3UPOBAI BIIUS-
HUE Pa3IMYHBIX (DAKTOPOB HA IIEHBI HA PbIHKE NMEPBUYHON HEIBMXXKUMOCTU. OTHaCTH
ATO CBS3aHO C 3aKPBITBIM XapaKTEpOM MOJy4yeHus HeoOxoaumon uHdopmainuu. C
APYTOi CTOPOHBI 3TO CBSA3aHO C TPYAHOCTHIO cOOpa M aHalu3a JaHHBIX H3-3a 0OJIb-
IOTO KOJIMYECTBA IMPOMYIIEHHBIX 3HAYCHUU U1 PA3JIMYHOTO POJa LIEHOBBIX U HEle-
HOBBIX (paKTOPOB. ABTOPOM HacTosIeld padOThl MPEIIOKEHO HECKOJBKO METOIUK
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cobopa HeoOxoauMo i aHanu3a WHGOpManUU B cOATaHCHPOBAHHYIO MaHEIbHYIO
CTPYKTYPY JAHHBIX U MIPOBEJICH COOTBETCTBYIOUIUN IKOHOMETPUUYECKUI aHAIU3.

OOpatumcst k caiity http://spbguru.ru/ (pa3nen «HOBOCTPOWKH»), KOTOPBIN
npeajaraeT yaoOoHyro aiisg 00paboTKU MH(POPMALIUIO O PHIHKE MEPBUYHOIO KUJIbS B
Cankr-IletepOypre eaunoro gopmara. Ha HauansHOM 3Tane cOopa JaHHBIX Haligem
CCBUIKM Ha BCE CYILECTBYIOIIME Celyac *Uible KOMIUIEKChl MEPBUYHOrO pbiHKa. Ha
Hayasio 2016 roga Takux KOMILJIEKCOB HacuuThiBajgoch 604. OgHako mpexae 4dem
OPUCTYNUTH K 00pabOTKE JAHHBIX C MOJyYEHHBIX Web-cTpaHull codbepemM uH(popMma-
IIUIO0 O T€X YK€ CaMbIX 00BEKTAaX CTPOUTEIHCTBA BO BpeMeHH. [Jis 3TOT0 BOCHOJB3Y-
eMcs caiitom http://web.archive.org/web/*/, koTopblii mpenaraer ajigs mpocMoTpa
PSAI KIIIUPOBAHHBIX KOMUN HEOOXOIUMBIX TOJB30BATENI0 MHTEPHET-cTpanuil. OTo-
OpaB ciay4ailHbIM 00pa30M HECKOJIBKO U3 MOJIyYEHHBIX PaHee CChUIOK, BBISICHUIOCH,
YTO MPAKTHYECKH HU y OJIHOTO JKUJIOTO KOMILJIEKCa HEeT WH(POpMalHWk Ha canTe
spbguru.ru panee 2013 roma. Ckopee BCEro 3TO BBI3BAHO XapPAKTEPOM M CpPOKaMU
CTpOUTENLCTBA XMWibs. Ha ciemyromem stane cOopa JaHHBIX 3allyCTUM ajTOPHUTM,
MO3BOJISIIONIMN HAaWTH BCE KOMUU 3a/JIaHHBIX WHTEPHET-CTpaHUl] U c(HOpMUPOBATH
eAUHYI0 TabJMIly C JaHHBIMH (XapaKTEPUCTUKU KUIIOTO KOMILIEKCA ¥ MHPOpMALIHS
MO CYIIECTBYIOIIEM B JAaHHOM KOMILIEKCE IIaHUpoBKaM). OOBEKTOM B HCCIIEIOBA-
HUU SIBJISIETCS MJIAHUPOBKA KBAPTUPHI B KUJIOM KOMILJIEKCE U MO OKOHYaHUHU PaOOTHI
anroputMa Ob110 codpano 50549 nabmtoneHuit. Teneps onpeneaIuM BpeMEHHOU Mpo-
MEXYTOK JIJIsl CO3AaHUsI COaTaHCUPOBAHHOW MaHEIbHOW CTPYKTYphl AaHHBIX. OKa3bl-
BaeTcs, 4yTo Haubosiee MOJIHBIM OyneT oToOpakeHue NaHHBIX 1o rojgam. [IpuBeaem
JTaHHBIE K opMaTy maHenu, youpas UASHTUYHBIC TUIAHUPOBKH JJIS OJTHUX U TE€X XKe
KOMILJIEKCOB M HAOJIOIEHUS C MPOMYIIIEHHBIMHU 3HAYEHUSIMHA CTOUMOCTH KBaJIPATHOTO
MeTpa.

[Tomyuaem mocne mpoBeneHHON 00paboTku 963 HabmroaeHus (cbamaHCHPO-
BaHHas MaHeNnb U3 321 yHHKaIbHOW TUIAHUPOBKHU 1O 82 KMIbIM KoMIuiekcam). Obpa-
0oTaeM MOJIy4eHHbIE JAaHHbIC, TPUBEAEM HX K eauHOMY (opmaTy M CcO3AaauM Ou-
HapHbIe NepeMeHHbIe. Teneps nepeiaeM kK cOopy JOMOTHUTENBHOU HHPOPMALIUU JJIS
aHanu3a. JlomoaHUM NpONyIIeHHYI0 HHPOPMALIMIO O PACCTOSTHUU KHIJIOT0 KOMILIEKCa
710 METPO M CO3AaJUM MEPEMEHHYIO PACCTOSHUSA JI0 LIEHTpa ropojaa (koopauHatsl [le-
TPOIABJIOBCKOT0O co0opa). Jlaiee qonmoaHuM 0a3y NaHHBIX MEPEeMEHHBIMU, OTBEYAlO-
IUMU 32 UHPpacTpyKTypy BOJIU3HM NMOCTpOKkU. Bocnosib3yeMcsi aHamuTHYECKUM UH-
ctpymentoMm «Google Places API Web Service» uz Google Developer Console, BbI-
rpykas KOJIUYECTBO OOBEKTOB MH(MpacTpykTypsl B paauyce 500 mMeTpoB (coriacHo
npumeudanusiM Google paguyc MOXKeT ObITh PACIIUPEH aBTOMATUYECKHU 10 2-X KHJIO-
MeTpoB). Jlamee moGammsieM CpeHIO IIeHY 3a KBaJpPaTHBI METpP Ha KOHEI[ roja B
3aBUCHMOCTH OT pailoHa ropojia ¢ caita http://bn.ru. cronbszyeM CX0XyIO C BbIIlIe-
YIOMSIHYTOW METOJMKY TIOWCKa KAIMPOBAHHBIX KOMHMMA CTPAHUII, TPOU3BOAS pacueT
LIE€HBI, UCXO/I U3 TOCTYIMHOM BEJIMYMHBI MPOIIEHTHOTO MPUPOCTA 1IEH Ha KOHEIl ro/ia.

[lepeitnem k nmoucky nHopMaluu o IIOTHOCTH HaceneHus. CloKHOCTh cOopa
JAHHBIX 3aKJIIOYAETCS C OJHOM CTOPOHBI B OTCYTCTBMM JIOCTYIa MH(OpMaLUU IS
Poccuu, a ¢ npyroit CTOpoHbl B HEBO3MOXXHOCTH cOOpa JaHHBIX B aBTOMATHYECKOM
pexume. OAHAKO BBIIMICYNOMSIHYTBIE MPOOJIEMbl yaaeTcs M30ekaTh MPU MOMOIIU
caiita https://www.freemaptools.com/findpopulation.htm. EnuHcTBEeHHOW TeXHUYe-
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CKOHM MpoOJIeMO TPEICTABIISIICS aBTOMATHIeCKui cOop gaHHBIX. OIHAKO ISl ATOTO
ObLTM MponucaHbl reorpaduyeckue KOOPJAWHATHI MMOJMIOHA 3aJaHHOTO paauyca
(1.5 kM — MUHUMAaJBHBIA B JAHHOM CIIy4ae pajinyc) ¢ LIEHTPOM B TOUKE C KOOPAUHA-
TaMH JKWJIOTO KOMIUIEKCA, B MIPEAEIax KOTOPOTrO BbICUMTHIBAJIOCH KOJIMYECTBO JKHUTE-
JIEH.

[Tocneqneit noOaBiIeHHON MEPEMEHHOMN SIBIISIOTCS JaHHBIC O 3arps3HEHHOCTH
atmocgepHoro Bo3ayxa B Cankt-IlerepOypre. [logxoasiiye nanHblie MPea0CTaBICHBI
TONbKO OJkosiormueckum moptanom Cankt-IletepOypra (http://www.infoeco.ru).
JlaHHbIE TIPEACTABISAIOT COOOM €XETHEBHBIE 3aMEpbl 3arpsA3HEHHOCTH BO3JyXa Ha
Kakaoi w3 21 craHmum aBTOMaTH4ecKoro 3abopa Bosmyxa Cankt-lletepOypra.
EAMHCTBEHHBIM HEAOCTATKOM SIBJISIETCSI TO, YTO JAHHBIE MPEICTABIEHbI B BUIE Kap-
TUHOK-TpapukoB popmara *.gif. OgHaKo 3aMETHM, YTO BCE KAPTUHKH UMEIOT OJIMHA-
KOBBIN pazMep 338x273 v mponoOpUUOHATIBHEI IO BBICOTE, YTO MO3BOJISIET MPUBECTU
UX K eIMHOMY u3MepeHuto. Bocronbszyemces naketom «caTools» mns R, u mocneno-
BaTEJIbHO BBITPYKasi KAPTUHKHA, HOPMUPYEM TOJIYYEHHYIO MaTPULy MUKCEIEH OTHO-
CUTEJIbHO 3HAYEHUW MO OCU OPJMHAT, yIAJIAEM JUIIHUE [IBETA C KAPTUHKUA U PACCUU-
TBHIBAEM CPEOHEMECSIYHOE 3HAYECHHUE 3arpsA3HECHUN MEXIy MaKCUMAJIbHbIM U MUHH-
MaJbHbIM 3HAYEHUSAMH, a 3aT€M U CPEIHETOJOBOE. B KOHIIE KOHIIOB NMPHUCBAaWBAEM
MOJIyYeHHbIE 3HAUCHHS 3arpsi3HEHHOCTU OOBbEKTaM HaONIOJEHUS M0 KPUTEPHUIO OJH-
Kauien aTMoCPepHOM CTaHIIUHU K )KHJIIOMY KOMIUICKCY.

[Tocne ouncTKH JaHHBIX OT BBIOPOCOB mosyunM 786 HabmoaeHuit mo 69 xu-
JBIM KOMIUIeKcaMm. Temepb MpoBEepHUM Ha BHIOPOCHI 3aBUCHUMYIO NepeMeHHYIo Price
(leHa KBaJpaTHOTO MeTpa). st Toro yToOBI HE MOTEPSITh MAHETBHOM MPUBA3KU JaH-
HBIX K 00BEKTaM, yCPEIHUM IIEHbI JJI1 KaKJOW MJIAaHUPOBKU IO TOJAAM U MOCTPOUM
OJI0uHbIE TUarpaMMBbl CpEIHEN LIEHBI 3a TP Toj1a OT Kiacca xuibs (puc. 1). Hakonen
yI0OHO MPEICTaBUTh JaHHBIE MOCJE YUCTKH HA KapTe (puc. 2).

Price
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dnmT-Knace +|: ......... |

Komdpopr-Kknace t----4 | |----- i o
OKOHOM KrTacc }-ﬂ:l---+ o
I I I I
50000 150000 250000

Puc. 1. biounas nuarpamma cpegHei EeHbI 3a KBaApaTHBIN METP

Bocnons3yemcs B JanbHEIIeM aHallM3€e eIMHBIM HaOOpOM HE3aBUCHMBIX TIe-
pemenHbIX: S_live (xunas miomans), Flat (konnuectBo koMHaT), in_SPB (kBapTtupa
B ropoje), Complex (kBapTupa B xKuUII0M KomIuiekce), Polyclinic (konudecTBo nosiu-

KJIMHUK HenoJalieky), School (komuuecTBo mkos HenoAaneky), People_density
(ruTOTHOCTH HaceneHus B okpyre), Ecology_pollution (ypoBeHb 3arpsI3HEHHOCTH BO3-
nyxa), Passed (odepenb cnana B CpoK) U IOCTPOUM TPU perpeccuoHHbie moaenu (1 —
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OLS, 2 - Fixed-effects, 3 — Random-effects). Pe3ynbTaTsl mpeacraBieHsl B TaOIHIIE.

Osel'ki
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Puc. 2. )Kuble KOMILIEKCHI HA KapTe

C conepkaTenbHON TOUYKH 3pEHUSI HA LIEHY KBAJIPATHOTO METPA 3HAYUMO BJIU-
AIOT JKUJas TUIOMAAb KBapTUPbI, PENyTalUsl KOMIUIEKCA C TOYKHU 3PEHUS TPAHCIIOPT-
HOM JOCTYIHOCTH, HajJu4he MEIUIMHCKUX M 00pa3oBaTelIbHbIX OOBEKTOB HH(]pa-
CTPYKTYpBI, INIOTHOCTh HACEJIEHUS U PEMyTalUs 3aCTPOMIINKA MO CAAY€ B CPOK, yBeE-
JMYEHHE KOMHAT B KBapTUPE, peNyTalusi KOMIUIEKCA [0 SKOJOTUYHOCTU U JIPYTHE.

YBenuueHrue KOMHAT B KBapTUPE BEAECT K CHUKEHUIO CTOUMOCTH KBaJ[PaTHOIO
MeTpa — SIBISIETCS HanOoJiee TOHATHBIM COJIEPKATEIHHO, TO €CTh MPHU OONBIIIEH TUIO-
maan (KOMHAT) MPOUCXOAUT OTHOCHUTEIHLHO HEOOJBINIOE CHIKEHWE IICHBI 32 KBa/l-
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patHbii MeTp. OIHAKO MHTEPECHBIM (PAKTOPOM MPEACTABISETCS PErmyTalus KOM-
IUIeKCa MO AKOJIOTMYHOCTU. OKa3bIBaeTcs, YTO OO0JIbIAsi SKOJIOITMYHOCTh KOMILIEKCA
(He Mo Marepuanam, a 1o oOlel CUTyalu B pailoHEe CTPOUTENLCTBA) BEIET K CHU-
KEHUI0O CTOMMOCTH KBaJpaTHOro MeTpa. BO3MOXKHBIM OOBSICHEHHEM 3TOMY (akTy
MOXXET CIY>KUTb HaxoXKJieHHWe OoJiee JOPOTMX KBApTUpP B Oo0Jee 3KOJIOTHMYECKH-
HeOaronpusTHbIX pailoHax. To ecTh, 4eM BO3ayX OoJjiee 3arpsi3HEH, TeM JOpPOXKe
KBaJIPATHBIN METP HKUJIbSI.

Pe3yabTaThl OLleHMBAHUS PEerPecCHOHHBIX Mo eJiei
Dependent variable:

ey

Price

@

3

S_live
Flat2

Flat3

Flat
in_SPB
Complex
Polyclinic
School

People_density
Ecology_pollution

Passed

897.977*** (317.131)
-18, 588.040*** (5, 567.454)

-29,753.230%** (8, 944.581)
7, 602.229% (4, 469.148)
13, 989.000%** (3, 360.143)
-3,916.854 (3, 295.560)
2,515.231%** (818.456)

3,755.961"" (699.091)
0.453*%* (0.162)

10, 209.670*** (3,468.293)
17, 049.690*** (3, 598.795)

886.194*#* (317.399)
-18, 008.260*** (5, 585.997)

-28, 921.680%** (8, 939.435)

7,951.565* (4, 543.170)
13, 508.500%** (3, 318.193)
-3,953.376 (3, 287.035)
2, 802.641*** (829.175)

3,557.535"" (692.668)
0.519%%* (0.164)

14,163.260%** (3, 543.548)
12, 061.510%** (3,487.906)

888.793"" (317.546)
-18,137.030%** (5, 590.854)

-29,106.820%* (8, 954.793)
7, 872.366% (4, 525.623)
13, 615.740%** (3, 324.816)
-3,948.848 (3,292.711)
2, 738.300%#* (828.554)
3, 601.355™" (700.098)

0.505™" (0.162)
13, 295.530%** (3, 540.620)

13,179.910%** (3, 704.758)

Constant 22, 314.810%%* (8, 264.053) 17, 825.070%* (8, 373.239)
Observations 786 786 786

R? 0.495 0.497 0.496

Adjusted R? 0.487 0.488 0.489

F Statistic 68.865%% (df = 11; 774) 69.392:% (df = 11; 772) 69.287%%% (df = 11; 774)
Note: *p<0.1; **p<0.05; ***p<0.01

Takum 00pa3omM, IPOaHATU3UPOBAHBI PA3JIMYHBIE [IEHOBBIE U HELIEHOBBIE (pak-
TOPBI, BIMSIOIINAE HA [IEHY KBaAPATHOTO METPA HA PhIHKE MEPBUYHOTO CTPOUTENIHCTBA
B Cankt-IletepOypre u Jlenunrpaackoit obnactu. B manpHeiemM npu paciimpeHun
PACCMOTPEHHOM TEeMaTUKU MPEAnojaraercs JOMOJHUTh 0a3y JaHHBIX HOBBIMH Iepe-
MEHHBIMHU ¥ UCITOJIb30BaTh MPUBEJICHHBIC B HACTOSAIIEH pabOTe TOIXOIbI JIJIs aHAJIU-
3a PhIHKA MOCKOBCKOM HEIBWKMMOCTH C MOCJIEAYIOIIMM CPaBHEHHEM PE3yJIbTATOB
JUISL IBYX CTOJIUILI.
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