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Bbenopycckuii rocyapcTBEHHBIM TEXHOJIOTHYECKUN YHUBEPCUTET

AHAJIN3 BJUAHUA TEPPUTOPUAJIBHOI'O PACIIOJIOKEHUA
HA HEHY UHAUBUJAYAJIBHOI'O KNJIOTI'O IOMEIINEHUSA B MUHCKE

MecTopaconoKeHUe SIBISICTCSI OJHUM W3 BOKHEHITNX (DaKTOPOB, BIMSIONINX HA ICHY HEIBUKU-
MOCTH B J1F000M pernore. OlieHKa BIHSHUS JaHHOTO (hakTopa Oblia IMPOBECHA C IOMOIIBIO PErPECCHU
METOJIOM HaMMEHBIIUX KBaJpaToB HA OCHOBE aHAJIM3a JaHHBIX U3 peecTpa LieH HaruoHanbHOro Kaja-
CTPOBOTO areHTCTBa. B pe3ynmpTare moiydeHa WHGOPMAIMOHHAS OCHOBA IS pa3pabOTKH mpensarae-
MBIX TTOIXOAOB U OTPAaOOTaHBEI OCHOBHEIC TOJOKEHHS WX IPAKTHUECKOTO MpUMEHEHHUs. Takke ObuH
omnpeneeHsl Hanboee 3HaYMMbIe (hakTOPbI (TUIOMAab TOMEIICHHUS, €r0 ATAKHOE PACIIOIOKCHHE B J10-
M€ H pacnojoxeHrne B MHUHCKe, BO3pacT A0Ma U CE30HHOCTb), KOTOPBIC OKa3bIBAIOT BIMSHUE HA LEHY
WHAWBHIYATbHBIX JKUIIBIX MIOMEIICHUN (KBapTHP) Ha mpuMepe T. MuHcKa. B cratse mpoanamm3upoBa-
HBI BO3MOXXHOCTH UCIOJb30BaHUS APYTHUX BAPUAHTOB 0003HAUEHUS TEPPUTOPHAILHOTO PACIIONIOKEHHUS.
YcTaHOBIIEHO, HA CKOJIBKO TOYHO OIKCHIBAET JUCIEPCHUIO IIEHBl Ka) /bl BapuaHT. PekoMeHJ0BaH BhI-
00p ompeneeHrss MECTOPACIIOIOKEHUSI U METOJ MPOBEJCHUS PErpecCUH, HanOoJiee TOYHO OIKCHI-
BAIOIIMI BapHAIUIO IIEH OT MCCICTYyEMBIX (JaKTOPOB.

BrIsBIICHBI JTOKATBHBIE 0COOCHHOCTH BIMSHUS (hakTOpoB. [IpoaHanm3upoBaHbl pailoHBl HAUOOJb-
el ¥ HaMMEHBIIEH MOIBEPKCHHOCTH BIUSHHS aHAIH3UPYEeMOro (akTopa Ha 1eHy oobekrta. [Ipemro-
JKE€HBI TEMBI I JAJILHEUIITNX UCCIIECIOBAHUI.

KurodeBbie ¢ji0Ba: peIHOK HEIABMIKUMOCTH, 1IEHa MHIUBUAYAILHOIO SKUIOT0 NMOMELEHHS, MECTO-
pacIoNoXXeHNe, Perpeccusi, MEeTol HaNMEHBIINX KBAJPaTOB, reorpaMuecky B3BELICHHAs PETPEccHs,
MIPOCTPAHCTBEHHBIA aHAIN3.

A. S. Kapralov, L. Yu. Pshebelskaya
Belarusian State Technological University

ANALYSIS OF THE INFLUENCE OF TERRITORIAL LOCATION
ON THE PRICE OF INDIVIDUAL RESIDENTIAL PREMISES IN MINSK

Location is one of the most important factors affecting the price of real estate in any region. An es-
timation of the influence of this factor was carried out with the help of least squares regression on the
basis of analysis of data from the price register of the National Cadastral Agency. As a result, an infor-
mation basis for developing the proposed approaches has been obtained and the main provisions of
their practical application have been worked out. Also, the most significant factors were determined
(the area of the room, its floor location in the house and the location in Minsk, the age of the house and
the seasonality) that affect the price of individual living quarters (apartments) using the example of
Minsk. The article analyzes the possibilities of using other variants of the designation of the territorial
location. It is determined by how accurately the variance of the price is described by each option. It is
recommended to choose the location and regression method, which most accurately describes the price
variation from the studied factors.

Local features of influence of factors are revealed. Areas of the greatest and least susceptibility to
the influence of the analyzed factor on the price of the object are analyzed. Topics are offered for fur-
ther research.

Key words: real estate market, price of individual living accommodation, location, regression, least
squares method, geographically weighted regression, spatial analysis.

BBenenue. Ha nieny oOnekTa (MHIWBHIYaTb-
HOIro Xuioro HOMeHIeHI/IH) BJIUACT MHOXECTBO
¢axropos. IIpennonaras, 4yTo 1eHa 00BeKTa cop-
MHpOBaNach 00BEKTUBHO I0]] BO3ZEHCTBUEM CIIPOCa,
MOXXHO OIICHUTH BIUSHUE (PAKTOPOB HA €T0 ICHY.
OOBEKTOM aHalIM3a MOCTYXHUIN JaHHBIE H3 PEecT-
pa ueH HarpmoHanbHOTO KagacTpOBOTO areHTCTBA.
Peectp nen comepxut nHGOPMAIUIO O CAETKAX C
HEABUKHMMbBIM MUMYIICCTBOM, B CjIyda€ C U30JIUPO-
BaHHBIM JKHWJIBIM IIOMCIIICHHUEM DTO HHBeHTapHBIﬁ

HOMED, aJpec, Ha3HAYEHUE, CBEICHUS O LIEHE, Xa-
paKkTepUCTUKH O0BEKTA M KAITUTAJILHOTO CTPOSHHUS,
B KOTOPOM OH HaxoAuTcs. B craThe Mcciie10BaHbI
HECKOJIBKO MOJAXOJOB K OLEHKE pPacIOJOXECHHUS
MMOMEIICHUNA U OMPECIICHUIO HanboJIee 3HAUNMBIX
(hakTOpOB, BIUAIOMINX HA JaHHBIA BeIOOp. Llenbto
paboTHI ABIsIeTCS 00OCHOBAHHE JYYIIEro MOaX0/a
K aHaJIN3y BIUSHUS paACMOJOXKEeHHS OOBEeKTa He-
JIBHKMMOCTH W OIIpeNeleHHs 3TOTO BIMSHHSA Ha
LIEHY JKUJIOTO IIOMELICHHUS.
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OcnoBHasi 4actb. /I11 BO3MOXHOCTH [alib-
Helmei paboThl ¢ JaHHBIMU U3 peecTpa IeH Oblia
npousBeneHa UX 00paboTka (HEYMCIIOBBIE Xapak-
TEPUCTHKH OLM(POBaHBI, BBEACHBI HOBBHIC Mapa-
METpBl Ui HMCCIEAOBAaHMSA, LEHBI I yA0OCTBa
pacuetoB nepeBeieHsl B gomapsl CLIA mo cpen-
HEMECSYHOMY Kypcy Ha MOMEHT JaThl CIHCIIKH,
TEOKOTUPOBaHbI ajapeca). | eokoanpoBanue aape-
COB BBINOJIHEHO ¢ TToMoIblo API cepBucos kapro-
rpaduueckux cucteM. Hampumep, agpec u3 Buaa
«r. Munck, yn. Kupeenko, 3» mpeoOpa3oBaHbl B
reorpaduyeckne koopauHatel cucteMbl WGS 84
«27.475404; 53.900501».

AHanu3 IpoBeJeH MO CAeNKaM C W30JIMPOBaH-
HBIMH KUJIBIMH TIOMEIEHUSMH U J0JIeH COOCTBEH-
Hoctu 100% B manenpHBIX nomax 3a 2013 r. Ko-
JMYECTBO HAOMOACHNH cocTaBuiIo 5350 0OBEKTOB.
Brina mpoBeseHa BBIOpakoBKa W3 T'eHEPaJbHOM
COBOKYIIHOCTU CJEJIIOK C HEPBIHOYHOW LEHOU H
SABHBIMU OIIMOKaMu. B Xome mpeaBapuTeIbHOTO
aHanu3a B mporpamme Stata 13.0 ObutM OnpeneneHsl
OCHOBHBIC IIeHOOOpa3yroIue (GpakTopsl, 00pas3yro-
LIYI0 JUHEWHYI0 3KOHOMETpHUUYECKYI0 Mozensb (1):

price_m2;= B, - square; + B, - old; +
+ B3 - month; + Py kfl cen;+ fs-dist b;+¢€;, (1)

rae price m2; — 1leHa KBaJpaTHOTO MeTpa i-ro
00beKTa KWIOH HEIBIKUMOCTH; P15 — K03pdu-
IMEHTHl HE3aBUCHUMBIX TEPEeMEHHBIX; square; —
IJIOMAE i-TO 00BEKTa; old; — BO3pacT i-ro 00beKTa
(paccunTaH Kak pa3HOCTh TO/1a CIENKH U TOCTPOH-
KW); month; — TIOPSAIKOBBI HOMEpP MecsIla MpoBe-
neHust cnenku; kfl cen; — 3Tax pPacIoOIOKCHHS
B goMe (OmHapHas IepeMeHHas, 9iciio 1 mpucBau-
BaeTcs 00BEKTY, UMEIOIIEMY 3HAYeHHE B MIpeenax
ot 0,3 no 0,7, onpenensercs Kak YaCTHOE 3TaxKa U
ATAXXHOCTHU JIoMa), dist b; — paccTosiHIE OT 00BEK-
Ta JI0 IEHTpa ropoja, M; €;— CIy4aHbIN YJieH.

Pacuersr mokazanu, 9To pacrpeneieHne ocTar-
KOB MOJIENIH OJIN3KO K HOPMAJIBHOMY.

Tak xak MuHck umeer ¢popmy OIMKe K OK-
PYXKHOCTH, B KadecTBe IEepBOH BBHIOpaHHOH Ie-
PEMEHHOH, OTpa)Xarwlleld MeCTOPACIOJIOKEHUE
00BeKTa, HCIONB30BANACH AUCTAHLUS OT AHAJH-
3UpyeMoro o0beKTa Jo meHTtpa MuHCKa, BbIpa-
JKeHHas B MeTpax. IIpoBeleHHBIN TeCcT Ha MyJib-
TUKOJJTMHEapHOCTh (Tabm. 1) mokasan, 4To Kop-
pendauus MEXAy HccielyeMbIMH  (aKTOpaMu
npaktudyecku orcytcrByeT (VIF < 7,5 B npenenax
HOPMBI), & MOAENb MpHeMieMa IJis JajlbHennen
HUHTEPIpETaIUH.

Tabnuua 1
IMoka3aTenn nHaeKca B3Iy THS AUCIIEPCHHA
Variable VIF 1/VIF
old 1,34 0,743996
dist b 1,22 0,816648
square 1,11 0,900884
month 1,00 0,998764
kfl cen 1,00 0,999149
Mean VIF 1,14

Pe3ynbTaThl perpeccuu nmpeacTaBieHbl B Ta0M. 2.
Jauusie Tabm. 2 CBUACTENBCTBYIOT O TOM, 9YTO MO-
nensb omuchiBaeT 46,82% nucnepcuu, BCEe HE3aBU-
CHMBIC TIEPEMCHHBIE SIBIISIOTCS 3HAYMMBIMHU.

B Tabn. 3 mpencraBieHBl pe3yabTaThl perpec-
CHH C YK€ YCTaHOBJICHHBIMU HE3aBUCHMBIMH (ak-
TOpaMH, HO ()aKTOp pacroyioKeHus: OyJeT onpee-
JSITH HE PacCTOSIHUE OT 00BEKTa JI0 IEHTPA, a KO-
HOMUKO-TUIaHUPOBOYHBIC 30HBI. Bce mepeMeHHbIE
OCTJINCh 3HAYUMBIMH, KOI(PPHUINUEHT JIeTePMHHA-
muu R2 yBEIMYMWICS, a CyMMa KBaJpaToB OTKIIO-
HEHUH YMEHBIIWIACh. JTO TOBOPUT O TOM, YTO
MOJIeNIb JIy4llIe OIKCHIBACT BAapHALMIO IEHBI, a
BJIIMSIHUE PACIONOKEHUE O00bEKTa Ha IEeHY Jy4Ile
OIMCHIBAET €T0 MPUHAJIC)KHOCTD K OIpeIeNICHHOM
9KOHOMHKO-TJIAHUPOBOYHOH 30HE, HYeM YyAaJcH-
HOCTb OT I[EHTpA.

Tabimma 2

Pe3yibTaThl perpeccuu MeToAa HAaUMEHbIIUX KBaAPaToB
(mepeMeHHAas PACHOJIOKEHHS] — PACCTOSIHHE OT 00bEKTA OIEHKH 10 eHTpa Muncka)

Source SS df MS Number of obs = 5350
Model 153 316 741 5 30 663 348,2 F (5,5344) = 942,76
Residual 173 813 318 5344 32 524,9471 Prob > F =0,0000
Total 327 130 059 5349 61 157,2366 R-squared = 0,4687
Adj R-squared = 0,4682
Root MSE = 180,35
price_ m2 Coef. Std. Err. P> [95% Conf. Interval]
square —6,946451 0,1823025 —38,10 0,000 —7,303839 —6,589064
old —3,19284 0,1883517 -16,95 0,000 —3,562086 —2,823594
month 41,88543 0,7663672 54,65 0,000 40,38303 43,38782
kfl cen 22,89991 4,981808 4,60 0,000 13,13353 32,66628
dist b —0,0087928 0,0006561 —13,40 0,000 —0,0100789 —0,0075067
cons 1754,607 15,48828 113,29 0,000 1724,243 1784,97

Tpyabi BITY Cepus5 Ne 1 2017




A. C. Kanpanos, A. O. TwebeAbckas

99

Tabauua 3

PeSyJ’leaTbl perpeccum MeTojia HAMMEHbIIMX KBA/IpaToB
(nepeMeHHaﬂ PaCmoJa0KEHUA — IKOHOMUKO-TIVIAHUPOBOYHbIE 30H]>l)

Source SS df MS Number of obs = 5350
Model 153 316 741 5 30 663 348,2 F(5,5344) =942,76
Residual 173 813 318 5344 32 524,9471 Prob > F=0,0000
Total 327 130 059 5349 61 157,2366 R-squared = 0,4687
Adj R-squared = 0,4682
Root MSE = 180,35
price_ m2 Coef. Std. Err. t P> [95% Conf. Interval]
square —6,946451 0,1823025 38,10 0,000 —7,303839 —6,589064
old —3,19284 0,1883517 —-16,95 0,000 —3,562086 —2,823594
month 41,88543 0,7663672 54,65 0,000 40,38303 43,38782
kfl cen 22,89991 4,981808 4,60 0,000 13,13353 32,66628
dist_b —0,0087928 0,0006561 —-13,40 0,000 —0,0100789 —0,0075067
_cons 1754,607 15,48828 113,29 0,000 1724,243 1784,97

Hcxonst U3 NpeACTaBICHHOTO ypaBHEHHUS per-
PECCHU MOXKHO CJICNATh CIICTYIONIHE BBIBOJIBL:

a) OTPUIIATENILHO BIMSET Ha [IEHY KBaJPATHOTO
MeTpa MOMEIICHUS IUIO0IAAb U BO3PAacT 00BEKTa,

0) TOJIOXKUTETHLHO BIHMSACT Ha IEHY HaXOXJIe-
HUe 00BEKTA B CPETHUX ITAKAX;

B) IICHA MTOJBEPIKEHA CE30HHOMY BIIMSIHUIO (B STH-
Bape IICHBI CaMbIe HU3KHE);

T) 94eM JajbIlie 0OBEKT pacIoiaracTcs OT ICH-
Tpa ropojia, TeM MEHbIIE [IeHA.

B Hacrosiiee Bpemst IS UCCIIEIOBAHUSI OTHO-
NICHUH, BApHUPYIOIUXCS B MPOCTPAHCTBE, NIHPO-
KO TIPUMEHSIOT TeorpadUuecKylo B3BEIICHHYIO
perpeccuto (I'BP), mokampayto dopmy nuHEHHOM
perpeccun [1-6]. bazoBas I'BP momens BEITIIAIUT
cnemyromuM obpazom (2):

i = Bo(w, vi) + X Po (1, v) + &,
rae (uj, v;) — KOOpAUHATBI TOUKH j.

I'BP npoBoaunack ¢ NOMOLIBI IPOrPAMMBI
ArcGis 10.4.1, 6a3oBoii kapToii BeicTynaiza Open-
StreetMaps. Jlis ompenencHus ONTUMATBHON IIH-
PHHBI OKHA B MOJICJIH MCIIOJIb30BAJICS aanTHBHBIH
TN KepHOYHKIUU 1 WHPOPMAIMOHHBIN KpUTEpUit
Axanxe (41C).

PesyneraTr I'BP mpencrasnen B tabn. 4. ®ak-
TOPOM LIEHHOCTH PACHOJIOXKEHHUs] O0beKTa B JaH-
HOU MOJIETIH BBICTYTAIOT COCEJHHE OObEKTHI.

2

Tabmuma 4
Pe3yabTat reorpauuecky B3BelIeHHOI perpeccum
Neighbors 453
ResidualSquares 139 370 974,628 50
EffectiveNumber 189,157 33
Sigma 164,333 40
AlCc 69 879,991 08
R2 0,573 95
R2Adjusted 0,558 42

CornacHo Ta0i1. 4, ONTHMAaIbHLIM KOJIMYECTBOM
coce/ieil Mpy MUHUMYME KpUTepusi AKauke siBJsieT-
cs1 453 obonekra. Koaddunment nerepmunammn R2
YBENTUYWIICSA, 2 CyMMa KBaJpaToOB OTKJIOHEHUI CHU-
3WJIach. OTO TOBOPUT O TOM, YTO COBOKYITHOCTD ITO-
CTPOEHHBIX Teorpauideckn B3BENICHHBIX MOJENei
OTIMCHIBAET BapHAINMIO LIEHBI Jy4Ille, YeM TII00ab-
Hasi MOJIENIb TIPH WCTIOIh30BaHUH METO/Ia HauMEHb-
mux KBaaparoB. [lomydeHHsie 3HaueHHE KOIPPH-
IIMEHTOB HE3aBHCHUMBIX TMEPEMEHHBIX MOXKHO WH-
TEPIIOIMPOBATE U TIOJIYYHUTH KapThl IIPOTHO3A.

HeonHOpOMHOCTh  «IIPECTHKHOCTHY  pailioHa
MOYHO YBHUJIETh Ha pHC. 1.

‘ 136;.25.L -2146.60

Puc. 1. UnTepnionuposanHsiil kK03 duituert
niepeceyeHus OTpe3Ka KOOPIMHATHOM ocH

Ilo xapre BHAHO, B Kakux paloHax (akTop
PAacIoNOXKEHUST OKasbIBaeT OoJiblliee BIMSHHE Ha
neny. IlockonbKy aHamM3 mpoBOAMIICS 1O 0OBEKTaM
B MaHENBHBIX J0Max, B LIEHTPE ropoja HE OKa3za-
J0ck 00BEKTOB 1A uccnenoBanusa. Haubomee mpe-
CTHXKHBIMH PaliOHAMH UCXOJSI U3 MOJETIH SIBIISIOTCS
paitonsr yn. Kaxosckoit, Kyitoermesa, bensr u Ku-
ceneBa. Hanmenee npectmxabiMu — MKp. Coxod,
Kamennas I'opka, [11abanbr, CocHbI 1 AHrapckasi.

Uto0Bl yBUAETH JIOKAIbHOE BIMSHUE HCCIIe-
OyeMbIX (aKTOpOB Ha pe3yJbTaThl, MPOBEAEM
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uHTepIperanuio kodddunuentos. Ha puc. 2 Mox-
HO YBHJIETh BIHMsIHUE (akTopa momany. [Inomas
KBapTHphl OTPULATEIBHO BIUSET Ha LIEHY KBaj-
paTHOTO MeTpa, «ropsiauey» O0JacTH Ha PHUCYHKE
MOKAa3bIBAIOT O0JIaCTH, TA€ OTpHULATEIbHOE BIIHUS-
HUE HaMEHEee CYIIEeCTBEHHO. DTO paifoHsb! yiI. Bo-
poHsiHCKOTO, MOCKOBCKOM, I'pylieBckoil U Takxke
MKp. Kamennas ['opka.

Puc. 2. IHTepnionmpoBaHHbIi K03()GUUMEHT II0maan

Ha puc. 3 npenacraBneHo pacrpeneneHue BiIvs-
HUsI Bo3pacTa 00beKTa Ha IeHy KBaJIpaTHOTO METpa.
Tak, mkp. Kamennas ['opka, CyxapeBo, Ypyube,
AHrapckas MeHee MOJBEPKEHBI OTPHUIATEIEHOMY
BJIMSIHUIO BO3PACTa MOMEIICHUM.

Faugfareas
THypoens

g A

Coctrommo: N o

Puc. 3. nTepnonupoBaHHblii K03 dULHEHT
BO3pPAcTa 3AaHU

Ha puc. 4 m3obpaxkeHa MOABEPKEHHOCThL Ce-
30HHBIM KoJeOaHusM 1eHbl. Tak, Mkp. Cokoi, Co-
cubl, Kamennas ['opka, 3amam umeroT HamOOIb-
IIyI0 BapHAIMIO IICHBI OT CE30HHOCTH, B TO BPEMSI
Kak p-H yn. CyaManuca, Ypansckas u Mkp. Jlommu-
11a — HANMEHBIIYIO.

Puc. 5 mokaspiBaeT, 4TO pacHoJOXEHHE Ha
CpeIHUX JTa)kaX HE Be3A€ MOJOXKHUTEIHHO BIHSET
Ha IIEHy KBagpaTHoro MeTpa. OTpuIiaTebHOe 3Ha-
yeHne Habmogaercs B paiioHe yi. Kopomst u Mkp.
3anaa. [lonoxwurensHoe — B MKp. Cremstaka, Jlo-

Reuoncausecsssn T 7y
mm_@)’\‘ |
-~

muna, Cokon, MactokoBiuHa U p-He yi. Kanunu-
Ha U benpl.

Puc. 4. UnTepnionupoBaHHbi K03 uituert
CE30HHOCTHU

Hajuofataa

(R

T L S

wuanewmma 7 7y
wxw_w/(\' |

Tactnonka e

Puc. 5. InTepnionmpoBanHblil KoaddunyeHt
PAacIIoI0KEHHsT ITaxKa

3axiaouenue. IlocTpoeHHBIE MOENTH TIPH OT-
PaHUYEHHOCTH BBOAHBIX MEPEMEHHBIX, XapaKTepu-
3YIOMHUX OOBEKT, IOKa3adu 3HAYMMOCTH HCCIIe-
JyeMbIX (akTOPOB M OOBSICHUIM 3HAUYUTEIBHYIO
4yacTh JUCIEepCHH LeHBl. ['eorpaduueckun B3Be-
IICHHAs perpeccus IMoKaszaja HauOOJBIIYI0 TO4-
HOCTh B OIIMCAHUU 3aBUCHMOCTH LIEHBI KBaIPATHOTO
MeTpa OT (akTopa IUIONIAIN TOMEIICHHUs, CE30HHO-
CTH, €ro 3TaXXHOT'O PACIIOIIOKEHUS B JOME, BO3pacTa
noma. Taxoxe ['BP nmo3Bonuna yBUAETh U 3aMEPUTh
JIOKaJIbHBIE 0COOEHHOCTH paiiloHOB MHUHCKa.

[Ipy Hanuuum OOWIMPHBIX M JOCTOBEPHBIX
maHHbIX ' BP MokeT gaTh TOYHBIE MOJIEIH OITHCA-
HUS U TPOTHO3UpOBaHuA. MHTepHomsus pe3yib-
TaTOB MOTJIa OBl TIOMOYBL JIEBEIIONIEpPAM ITOHSTH,
KaKOW y9acTOK JydYIlle BBIOPATh MO CTPOUTEIHCT-
BO M KaKMMH XapaKTePHCTUKAaMHU OH JIOJDKEeH 00Jia-
nath. Takke MOXKHO YyTOYHUTH TPAHUIIBI SKOHOMU-
KO-TUTAaHUPOBOYHBIX 30H.

B mocnenyrommx paboTtax mpejraracTcs pac-
IIUPUTH BBIOOPKY OOBEKTOB, HCCICI0BATh, B KAKMX
paiioHaX TONB3yeTcs OONBIIUM CIIPOCOM TOT WIIH
WHOHM MaTrepHuall CTeH, IPOTHO3UPOBATh CHUTYAIUIO
MIPH pacIIupeHuN HHQPACTPYKTYPHI.
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