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METOAM I MOAEAI MACOBOI OLIIHKV HEPYXOMOCTI

AHoTanis. Y cTaTTi AOCAIAXKEHO MiAXOAM, METOAM 11 MOAEAI MAaCOBOI OLIiHKY HEPYXOMO-
CTi 3 ypaXxyBaHHSM 0COOAMBOCTEN 3aA€XKHO Bi 1i TUITY, BIAMBY LIiHOYTBOPIOIOYMX YMH-
HUKiB monuTy i npono3uii Tomo. HaBepeHo kaacudikaljito MopeAert MacoBOI OL[iHKY,
AO CKAAAY SIKOI BKAIOYEHO ITapaMeTPU4Hi MHOXKMHHI perpeciiiHi MOA€Ai, TPOCTOPOBi Ta
HemapaMeTPpUYHi MOAEAL, & TAaKOXK OiABLI Cy4yacHI METOAM, 30KpeMa IITY4YHi HellPpOHHI
Mepexi, TeHETUYHI AATOPUTMM, TEOPi0 IPYOMX MHOXUH TOILO. AOCAiAXKEHO repOHic-
TUYHI MOA€A] SIK HAIOII M PEeHIIUI Pi3HOBUA ITapaMeTpPUYHOI MHOXXMHHOI perpecii. ITo-
Ka3aHO MaTeMaTM4HYy iHTepIpeTallilo LIMX MOAEAel, POaHaAi30BaHO KAIOYOBI 1IiHO-
YTBOPIOIOYi YMHHVKMY, BUKOPUCTOBYBaHI SIK MMOSICHIOBaAbHI 3MiHHI 1IpK TX 0OYAOBI, pi3Hi
BUAM Ta PO3TASIHYTO IXHi IepeBaru i HepOAiKM. Ha AOOBHEHHS A0 TpapMLIiHOL repo-
HICTMYHOI MOAEAIL PO3TASIHYTO IIPOCTOPOBI MOAEAIL, @ B POAL aAbTEpHATUBYU — HellapaMe-
TpuuHi MopeAi. KpiM Toro, poskpuTo cyyacHi METOAY, 30KpeMa HITYy4Hi HellpOHHI Mepe-
XU, TEeHETUYHI aATOPUTMH, TEOPil TPYyOMX MHOXXUH Ta €KCIIEPTHI MOAEA], BUKOPUCTAHHS
KOTPHUX Y KOHTEKCTi MacoBOI OLIiHKM € IIPEAMETOM AMCKYCill cepeA HAayKOBLIiB. 3a MiA-
CyMKaMU aHaAi3y cpopMyAbOBaHO KpUTepii, 11j0 BIAUBAIOTh Ha BUOIp KOHKPETHUX Me-
TOAIB i MOA€A€EVT MacOBOI OL[iHKM.

KrouoBi cmoBa: MacoBa OIliHKa, ITiIXOM 4O OI[IHKM, METOLM 1 MOJIe/Ti MaCOBOI OI[iHKIA.
®opm. 1. Tabm. 4. JIit. 33.
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METHODS AND MODELS OF REAL ESTATE MASS APPRAISAL

Abstract. This article examines the approaches, methods and models of mass appraisal.
The article also considers features of application of valuation approaches and methods
when conducting mass appraisal taking into account the type of real estate, the impact of
price-forming factors of demand and supply and etc. Based on the analysis of scientific
works of foreign and domestic scientists, the classification of mass appraisal models is
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given, which includes parametric multiple regression models, spatial and nonparametric
models, as well as more modern methods, in particular, artificial neural networks, genetic
algorithms, rough set theory and etc. Hedonistic models as the most common type of
parametric multiple regression have been studied. In particular, the mathematical
interpretation of this model is given, the key pricing factors that are used as explanatory
variables in the construction of the model are analyzed, as well as different types of
hedonistic models, their advantages and disadvantages are considered. As comp-
lementation of the traditional hedonistic model, spatial models are investigated, while
nonparametric models are studied as an alternative. In particular, foreign scientists’
works are analyzed, which consider the comparative analysis of the effectiveness of use of
the above-mentioned models. The article also considers modern methods, in particular
artificial neural networks, genetic algorithms, rough set theory and expert models, the
use of which in the context of mass appraisal is the subject of discussion among scientists.
Based on the results of the analysis, criteria are formulated which impact the choice of
application of specific mass appraisal methods and models. Further research will be
directed towards a more detailed study of the hedonistic model in order to develop the
latter as a basic model of mass appraisal on the example of the residential real estate
market of one of the districts in Kyiv.

Keywords: mass appraisal, valuation approaches, mass appraisal methods and models.
JEL classification: R30.

MacoBa o1}iHKa 3aCTOCOBYETHCSI AASI PO3BSI3aHHSI BEAMKOMACIITAOHUX 3a-
BAaHb 3 OLIiHKU, 30KpeMa HeOOXiAHOCTI CUCTEeMaTM30BaHOTO OL[iHIOBaHHS Be-
AVIKOI KiABKOCTi O0'€KTiB HEpYXOMOCTi Ha KOHKPETHY AaTy 3 AOTPMMAaHHSIM
BiATIOBiAHMX OOMeXXeHb y BuUTparax i yaci. MacoBa onjiHKa 6a3yeTbcsl Ha 3a-
TaAbHUX IMiAXOAQX, AKi XapaKTepHi 11 AASL IHAMBIAYaABHOI €KCIIEPTHOI OLIiHKU.
OpAHak 3 OrAsIAY Ha XapaKTep 3aBAaHb AASI MacOBOI OLIiIHKM TOPiBHAHO 3 iHAU-
BiAyaABHOI0O HEOOXiAHO TOCAYTOBYBaTUCs OiAbILI YHi(iKOBaHMM ITiAXOAOM AO
dbopmyBaHHs oLiHOYHOI MoAeAi. [ToOyaoBa ocTaHHBOI Nepepbayae BUKOHAHHS
MMOCAIAOBHOCTI TaKuX mpoLeAyp: 30ip Ta aHaAi3 BXiAHMX AaHUX, BAAcHe 1OOY-
AOBa MoAeAi, ToOTo cnieuudikariiist i crparudikallisi 3 BUKOPUCTaHHSM YHidi-
KOBAHMX METOAIB OLIIHKM i TEXHIK CTaTUCTUYHOIO aHAAI3Yy, AOCAIAKEHHS CIIiB-
BiAHOIIIEHHS MiXK (PaKTUUYHMMU LjiHAMY Ta PO3PaXyHKOBMMMU 3HAUEHHSIMU MO-
A€Al, 11 TopaAbLIIe BAOCKOHAACHH S Ta MACYMKOBUII 3aXMCT i B MIACYMKY 3aCTO-
CYBaHHS AAS lliAeil omoAaTKyBaHHs (abo iHummx uiaeir). Ilpu 1pomy mMopeab
MOBMHHA BPaXOBYBaTM KAIOYOBI L[iHOyTBOpIOIoui (akTopy, KOoTpi BiaoOpaxka-
I0Tb PYIIiMHI CMAM MONUTY i MPOMNO3ULil B MeXaX IeBHOIO PErioHy, a TaKoX
BKAIOYATM CTAHAQPTM30BaHi iHCTPYMEHTM OL|iHIOBaHHS, sIKi 3abe3reyarb OA-
HOMAaHITHICTb Ta AOCTOBIPHICTb pe3yAbTaTiB. Xo4ya MiACYMKOBUM pe3yAbTaTOM
€ iHAMBiAyaAbHa BapTiCTh 00’'€KTiB HEPYXOMOCTi, BUCHOBKM CTOCYIOTBCSI CKOPi-
1lle IPyN aKTUBIB, aHI’)K OKpeMMX O0'€KTIB, a BAXKAUBMMMU 3aBAQHHSIMMU ITpode-
CcifiHOTO OlliHIOBaya € po3pOOAEHHsI, OOIPYHTYBaHHSI KOPUT'YBaHb Ta PO3’SICHEH-
Hsl pe3YABTATiB OLIIHOYHOI MOAEALL

AOCAIA>KEHHIO METOAIB Ta MOAEAEN MacOBOI OL[iHKYM IPUCBSIYEHO UMCAEHHI
mpaui 3apyOiKHMX Ta BITUYM3HSHMX BYEHMX. 30KpeMa, 3apyOikHi HayKoBLi
P. TaoyaemaHc i P. AabpMmi [1] AOCAIAXYIOTB KAIOUOBi TEOPETUKO-METOAOAOTIUHI
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3acaAM MacoBOI OLIiHKM Ta PO3TASIAQIOTb OCOOAMBOCTI MOOYAOBU perpeciitHux
MoAeAel AAS uiaeit macoBoi oninky, T. Kayko M. AAmaro [2] 3paiiicHuau Bu-
YepITHMII aHaAi3 TPAaAULIMHUX i HOBITHIX METOAIB Ta MOAEAEN, Y T. 4. BIeplie
BUKOPUCTAAM TEOPil0 IpyOMX MHOXMH AASI TOOYAOBM MOAEAI MacOBOi OLIiHKM
HepyxomocrTi, B. Mak-Kaacki Ta P. bopct npuaianam 6arato yBary BUBYEHHIO
0Cc00AMBOCTEN MOOYAOBM Ta 3aCTOCYBaHHSI reorpadiyHO 3BaXKEHMX perpecinHmx
MoAeAen [3] i ITYyYHUX HeMPOHHMX MepeX [4]. BiTun3HsIHI eKCrepTy Ta HayKOB-
i, Taki sx IO. Kipivyek, €. Aanpo, €. I'aipeHKo [5], pO3TASIHYAU IUTaHHS OLIiHKU
HEPYXOMOCTi AAS Liiaeil onoparkyBaHHs, a O. ApanikoBcbkuii Ta 1. IBaHoBa [6]
3AIICHUAU OTASIA MOAEA€IT MacOBOI OL[iHKU i1 OCOOAMBOCTEN IXHBOTO BUKOPU-
CTaHHS.

MeTo10 CTaTTi € 3AIMICHEHHS OTASIAY MIAXOAIB, METOAIB i MOAeAell MacoBOI
OLIiHKM B KOHTEKCTi aHaA13y MO>KAMBOCTI Ta IPUMHATHOCTI IXHBOTO 3aCTOCYBaH-
Hs B peaAisiX BITYM3HAHOTO PUHKY HEPYXOMOCTI.

Po3rasiparouy MOHSATTS MacoBOI OL[iHKY B IIEPIOAMYHMX BUAQHHSX Ta QyHAQ-
MEHTAABHUX AOCAIA>KEHHSIX HayKOBLIiB i PMHKOBUX €KCIIEPTiB, 0aUMMO AOCAi-
A’KeHHS 4YMCAEHHUX IIAXOALIB, METOAIB Ta MOAEAel, fAKi IOCTaloTh TeopeTu-
KO-METOAOAOTIYHOI0 OCHOBOIO, @ TAKOX IHCTPYMEHTOM AASI pO3PaXyHKY BapTOCTI
HEPYXOMOCTi AASI pi3HMX LiAei1 (y T. 4. 3 METOI OmoAaTrKyBaHHs). IIpu Lbomy
PO3pOOAEHHS Ta MpaKTUYHe BTiA€HHS e(PeKTMBHOIO iHCTPYMEHTY, KOTPUM BiA-
TBOPIOBaTMMe BIIAMB PMHKOBMX UYMHHUKIB IONUTY i NMpono3uLii, TpuBaAui yac
CTAaHOBUTDb iHTepec AAsl daxiBLiB O6araTbox KpaiH. AOAATKOBMM CTMMYAOM AO
PO3pOOAEHHST HOBUX PUHKOBO OPIEHTOBAHUX MOAEAEN MacOBOI OL[iIHKU € 3aIPO-
BAaA KEHH BapTiCHO OPi€EHTOBAHMX CHCTEM ONOAATKYBaHHSA HEPYXOMOCTI y PsAAL
KpaiH cBity. Hampukaaa, y CHIA Ta lIBewii Taki cucteMu MacoBoi OLjiHKK GYyHK-
LIOHYIOTb 1e 3 ocTaHHbOI uBepTi XX cT., y CaoBeHil Ta AUTBI — BIpOBaAXeHi
MOPiBHSHO HellopaBHO, Ha moyaTky XXI cT., Toal Ak y TToabwii 11 biaopyci — ne-
peOyBaroTh Ha eTamni GOpMyBaHHS.

TeopeTNYHOIO i METOAOAOTIYHOIO OCHOBOIO AOCAiIAXKEHHSI OYAM HAayKOBi AO-
CAiAKeHHS 3apyODKHUX Ta BITUM3HSHMX HAYKOBLIiB, CTAHAAPTH, MaTepiaAu Ha-
LIIOHAABHMX Ta MIDKHApOAHMX opraHizauiin. I'lpy oxpecaeHHi 11 y3araAbHeHHI
HasIBHUX MiAXOAIB, METOAIB OLIiHKYM OYAO BUKOpUCTaHO Mi>KHapOAHI cTaHAQpTH
ouinku (International Valuation Standards, IVS) Ta cranpapTu Mi>XKHapOAHOI
cniaku npodecioHaaiB y chepi macoBoi ouinku (International Association of
Assessing Officers Standards, IAAO Standards). OCHOBY AASI BUBYEHHS Ta y3a-
raAbHEHHSI MOAEA€Il MacoOBOI OL[iHKM CTAHOBMAM HayKOBi Ipaui Ta MociOHMKM
3apyOiKHMX BUeHMX. AAsI 35ICYBaHHS 0COOAMBOCTEIN 3aCTOCYBAHHSI KOHKPETHUX
MOAEA€N MacoBOI OLIIHKM OYAO ITpoaHaAi3oBaHO MyOAiKallil y mepioAMdHuX BU-
AQHHSIX 3apyOi’>KHMX HayKOBLIiB, 30KpeMa IIPUKAQAM ITPAKTUYHOTO BTiA€HHS OLli-
HOYHUX MOpeAen. [Tonpu AOBOAI oOMeskeHe BUCBITAEHHSI IUTaHb PO3POOAEHHS
MOA€EAEN MacoBOI OL[iHKM B YKpaiHi, AOAQTKOBO PO3TASIHYTO AOPOOOK BiTUM3HSI-
HMX HayKOBL|iB Ta NMPAaKTUKIB. Y MACYMKY, 3aAASl QHAAI3y PI3SHOMAHITHOCTI Ta
MOLIVPEHOCTI METOAIB Ta MOA€A€N MacOBOI OL[iHKY, OYAO OMpPalibOBAHO TOHAA
30 3apy0Oi>KHUX IpaLb.
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VY npoteci aHaAi3y BUKOPMCTaHO TEOPETUYHI METOAH i IPUITOMM HayKOBOTO
MMi3HAHHS, CepeA AKX METOAM aHAAl3y Ta CMHTe3Y, IOPiBHAHHA 11 y3araAbHeH-
Hs, iCTOPMYHMIT MeTOp Toljo. MeToAM aHaAi3y Ta CMHTe3y 3aCTOCOBAHO IpHU
AOCAIAJKEHHI TEAOHICTMYHMX MOAEAEN, 30KpeMa Iip Yac aHaAi3y pisHUX LIiHO-
yTBOP0O0YMX (aKTOPiB MONMUTY i MPOIT03KLIil Ta 0COOAMBOCTEN IXHPOTO BIIAUBY
Ha BapTiCTh 0O'EKTIB HEPYXOMOCTi B MeXKaX MOAEAEN 3 Pi3HUMM XapaKTepoM Bi-
AOOpa’keHHsI CTaTUCTUYHOI 3aA€XKHOCTI (AQAUTMBHI, MyABTUITAIKaTUBHI Ta iH.).
IcTopuyHMIT MeTOA BUKOPMCTAHO ITiA 4aC XPOHOAOTIYHOTIO aHAAi3y METOAIB i
MOA€eAel MacoBOI OLiHKM — BiA TPaAULIMHUX, TaKUX SIK TapaMeTpU4YHA MHO-
JKMHHA perpeciiiHa MOAeAb, A0 OiAbII cydacHUX (WITY4YHi HEMpOHHI Mepexi,
TeOopisi rPyOMX MHOXXMH TOI0). MeTOA MOPiBHSHHS 3aCTOCOBAHO IPU 3iCTaB-
AeHHi e(eKTMBHOCTI BUKOPUCTAHHS Cy4YaCHUX MOAEAEl MacoBOi OLIiHKM (Ha-
MIPUKAQA LITYYHI HEMIPOHHI MepeXi Ta reHeTUYHi aATOPUTMM) 3 TPAAULIITHOIO
perpeciiHOI0 MOAEAAI0 Ha INPUKAAAL OKpeMUX KelMC-BUMMAAKIB NMpPaKTUYHOL
iMITAeMeHTallii.

LleHTpaAbHe Miclie y 3AificCHEHHI MacoBOI OLIiHKU IOCipae T0OyAOBa OLjiHOY-
HOI MOA€AI, siKa BiA0Opa)kae B3a€MO3BSI30K MiXK BapTiCHUMM ITOKa3HUKAMU TI€B-
HOTO BUAY HEPYXOMOCTi (HallpuKAaA, LjiHa KyMiBAi-TpoAaKy abo OpeHAM Hepy-
XOMOCTI) /1 CYKYIHICTIO €eKOHOMIYHMX, COL{iaAPHMX, EKOAOTIYHMX Ta iHIIMX (ax-
TOPiB MONMTY i MPONO3ULIil.

ITepea TUM SIK IEPENTU AO AOCAIAYKEHHS MiIAXOAIB, METOAIB Ta MOAeAel Ma-
COBOI OLIiHKM, CTCAO OKPECAMMO (PaKTOpU MOIMMUTY i MPOINO3ULLil, BUKOPUCTOBY-
BaHI sK HE3aA€KHi IOSICHIOBAAbHI YMHHMKY PUHKY HEPYXOMOCTI B 3aAQHMIT Yac
y MeKax KOHKpeTHOI Teputopii. [lepeaik niHoyTBOproounx gpakTopiB icTOTHOIO
MipOI0 BU3HAYAETHCS BUAOM HEPYXOMOCTI, SIKUII € 00'€KTOM OLIIHK!U. 30KpeMa A0
KAIOYOBUX (AKTOPiB MONUTY KMTAOBOI HEPYXOMOCTI HaA€XaTb IAOLIA, Miclie
pO3TalllyBaHHS, CTaH Ta SKiCTb MOOYAOBM 0O'€EKTA, TOAL SIK AO paKTOPiB IIPONO3U-
Lii — BUTpaTu OyAIBHUIITBA, IPOLEHTHI CTaBKM, EKOHOMIYHi yMOBM TOIO. AAS
KOMEpLIi/IHOI HEPYXOMOCTi AO KAIOYOBUX (PaKTOPiB IOMUTY BapTO BiAHECTU €KO-
HOMIUHi OUiKyBaHHs Cy0'€KTiB Ha PUMHKY, PO3MillleHHsI Ta CTaH 00’€KTa, TUMYa-
COM fIK A0 (paKTOpiB MpoOMO3uLlii — HOPMY PeHTA0EABHOCTI Ha KaIliTaA, piBeHb
orepaliiHMX BUTPAT Ta iH. (AOKAaAHiIIE AUB. TabOA. 1).

Ax iy BUMaAKY 3 iIHAMBiIAYaAbHOIO €KCIIEPTHOIO OL[iHKOIO, IPU 3A1MICHEHHI Ma-
COBOI OL[IHKM HEPYXOMOCTi BUMKOPUCTOBYIOTbCSA TPU 3araAbHOBIAOMI ITIAXOAM,
30KpeMa PUHKOBUI (MOPiBHSIABHMIL), AOXipAHMI Ta BuTpatHui [7]. [Ipu ubomy
icHyOTb pi3Hi cHocoOM IX 3aCTOCYBaHHS IOAO NEBHUX TUIIB HEPYXOMOCTi
(TabA. 2), y T. 4. METOAOAOTII, SIKi IOEAHYIOTh €AEMEHTU AEKiABKOX ITiAXOAIB.

AoxioHuil nioxio nepepbavae BU3HAYeHHS: 1) O4iKyBaHMX MaiiOyTHIX eKOHO-
MiYHMX BUTiA Y popMi A0XOAIB Ta/abo rpoLIOBMX HOTOKIB Bip BMKOPMUCTaHHS
00’eKTa HEPYXOMOCTI 11 2) CTaBKVM AMICKOHTYBaHHS AASl PO3PaXYHKY TelepilHbpol
BapTOCTi BKa3aHMX IIOTOKiB CTAHOM Ha AQTy OLliHKM. EKOHOMIUHi BUTOAM BiA eKc-
nAyatauii 06’€KTa HepyXOMOCTi BUSHAYAIOThCSI TEPEBa’KHO Ha 6a3i OpeHAHMX CTa-
BOK 3iCTaBHMX 00€KTiB, CKOPUTOBaHMX Ha BAKAHTHICTh 32 BUPaXyBaHHIM OIlepa-
LiTHMX BUTPAT, TIOAATKOBMX Ta CTPAXOBMX IAATeXiB. TakoMy IiAXOAY HAAQETHCA
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Tabauys 1. Iepeaik KAOYOBUX LiHOYTBOpHOWYNX PaKTOPiB

Ha PUHKY HEPYXOMOCTi

XapakTep
dakropis

®dakTopu nonuty

®akTopu npono3uuii

EKOHOMIiYHiI

Kutnosa HepyxomicTb:

* ynofo6aHHA HaceneHHs LWOAO MoLLi, PO3MiLLeH-
HA, CTaHy 06'eKTiB TOLLO;

* piBeHb JOXOAIB rPOMafAH;

e 3arafbHUIN TPeHJ Y UiHax KyniBni-npogaxy Ta
OpeHAMN HepyxXoMOCTi;

o CNiBBIJHOLIEHHS BNACHUX | OPEH0BaHUX 06'ek-
TiB;

* piBeHb NPOLIEHTHIX CTaBOK Ta AOCTYMHICTb ino-
TEKM

*Knutnosa HepyXomicTb:

* HaABHICTb BiAMOBIAHOrO TMMY MaiHa
Ha PUHKY;

o HAABHICTb BiNIbHUX 3eMeNbHUX Ains-
HOK nig 3abynoBy;

o BUTpaTh GyAIBHNLTBA;

o OyfjiBeNbHa aKTUBHICTb Ta EKOHOMIYHi
YMOBY;

* CMiBBIAHOLEHHA LiH Ha NePBUHHOMY
11 BTOPUHHOMY PUHKaX HEPYyXOMOCTi

KomepuiiiHa HepyxomicTb:

o TEXHIKO-eKOHOMIYHI XapaKkTepucTuki (nnowa,
PO3MiLLEHHA, CTaH Ta AKICTb No6yA0BM TOLLO);

* eKOHOMiUHi 04iKyBaHHs Cy6'€KTIB Ha PUHKY;

* Bi[JCTaHb Bij KOHKYPYIOUMX KOMepLilHUX 06'€KTiB;

* CNiBBIAHOLIEHHA KOMEPLINHNX i XKUTNOBWX 06'€K-
TiB HEPYXOMOCTi

KomepuiiiHa HepyxomicTb:

o OyniBenbHa aKTUBHICTb Ta €KOHOMIYHI
YMOBU;

* ornepauiiHi BUTPaTK (B T. Y. piBeHb 3a-
POGITHWX MNaT, TPAHCMOPTHUX Ta KO-
MYHaJbHUX BUTPaT);

* HOpPMa JOXiAHOCTI Ha KaniTan

CoujianbHi

o PerioHanbHi femorpadiuHi TpeHAM, 30Kpema
NPUPOAHUIA NPUPICT HaceNeHHsA, Mirpalis, cepeg-
Hill BiK XunTenis

« PiBeHb 3aliHATOCTi Ta 6€3p0o6iTTA B pe-
rioHi;
* KiNbKIiCTb i AKICTb TPYAOBKX pecypcis

[lepxasHi

. ﬂepmaBHe peryntoBaHHA LinboBOro BUKOPUCTAHHA 3eMeIbHNX [iNAHOK Ta AKOCTI 6yﬁliB-

HULTBA;

* OJATKOBWIA KOHTPOJb ONepaLiiil Ha PUHKY HepPyXOMOCTi;
o IOCTYMHICTb i AKICTb NYBAIYHUX NOCYT HA PUHKY HEPYXOMOCTI

HaBkonmwHboro
cepepoBuLLa

« Tonorpadis Ta popma 3eMenbHOI JiNAHKM, HAABHICTb BIAMOBIAHNX NOAINLIEHb | KOMyHiKa-

Li;

o 6MM3bKiCTb i OCTYN [0 06'€KTIB iHOPACTPYKTYpM (NapKu, TOProBo-po3BaxkasbHi LEEHTPH,

OCBITHI 3aKNaau, rPOMaACbKIIA TPAHCMOPT)

Cxaadeno 3a: Gloudemans R. J., Almy R. R. Fundamentals of Mass Appraisal. Kansas City : IAAO, 2011.

Tabauys 2. PamkyBaHHS KOPUCHOCTI BUKOPUCTaHHS AXOAIB
AO OLIiHIOBaHHSI OKPeMMX THIIiB HEPYXOMOCTi

. ButpatHuin | PuHkoBuii | JoxigHui

Tun HepyxomocCTi . . L
nigxig nigxig nigxia
MpuBaTHNit ByanHOK 2 1 3
baraTokBapTUpHMit 6yAMHOK 3 1,2 1,2
Komepuiiiti 06'ektun (TPL, odicu, Towwo) 3 1
Mpomucnosi 06'ekTH (CKNaacbKi NPUMILLEHHS TOLLO) 1,2 3 1,2
3emenbHi AiNAHKM (HeCiNbCbKOroCnoAapCbKoro Npr3HayeHHs) - 1 2
Cinbcbkorocnoaapcbki 06'ekT (Gepmu, paHuo, Towlo) - 2 1
O6'ekTn cnewianbHOro npu3HauyeHHA (HepYXOMiCTb OCBITHIX 1 2,3 2,3
i HayKOBWX 3aKnagiB, caHaTopiiB TOLLO)

Cxaadeno 3a: IAAO Standard on Mass Appraisal of Real Property. Kansas City, Missouri, USA, 2012.
URL: https://www.iaao.org/media/standards/StandardOnMassAppraisal.pdf.
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nepeBara B pasi OL[iHIOBaHHsI HEPYXOMOCTI, sIKa IPUHOCUTD A0XiA (odicHi i1 Top-
rOBEABHO-PO3BaXKAAbHI LIEHTPU, FOTEABHO-PECTOPAHHI KOMITAEKCH TOLL[O).

Bumpammnuii nioxio nepepbavae BU3HAYeHHS BapTOCTi BIAHOBAEHHsI/3aMi-
IIeHHSI 3eMEABHMX MOAiMIIeHb (OyAiBEAb, CIOPYA, TOLO), BEAUYMHH iXHBOTO 3He-
yineHHs (pisnuHOro, GyHKIiOHAABPHOTO, EKOHOMIYHOT0), & TAKOXX BAPTOCTi YMOB-
HO-BaKaHTHOI 3eMeABHOI AiASTHKM. BiH 3aCTOCOBYETBCS MepeBa>kHO IIPU OLiHIO-
BaHHI MPOMUCAOBUX, YPSIAOBUX Ta peKpeaLilHUX OOEKTIB, MIOAO SIKUX HEMAE
AQHVIX 3iCTaBHMX yToA Ta/abo iHdopmalii mpo AOXOAM i BUTpaTH Bip eKcriAyaTa-
ii. CKAQAHICTD MiAXOAY MOB’I3aHa 3 JIOTO HEMPSIMUM XapaKTepoM, 30KpeMa He-
00OXiAHICTIO BM3HAYeHHs BapTOCTi YMOBHO-BAaKaHTHMX 3€MEABHMX AiASHOK,
Y T. 4. Ha YpOaHi30BaHUX TEPUTOPISIX, & TAKOX iICTOTHOIO BapTiCTIO MPUADOAHHS 11
yTpUMaHHS 0a3 AQHUX IIOAO YMCAEHHUX PAKTOPIB, KOTPi BIAUBAIOTh HA BUTPA-
TU BIAHOBAEHHsI/3aMIilL[eHHS 00 €KTIiB.

AAs BU3HaYeHHs BapTOCTi HEPYXOMOCTI B MeXKaX PUHKOBOTO IiAXOAY BUKO-
PUCTOBYETbCS iHpOpMallisl LOAO OCTaHHIX LIiH Ha BIAKpUTOMY pUHKY. MeTor0
JI0TO 3aCTOCYBAHHSI € BCTAHOBAEHHSI B3AEMO3B 513Ky MiXK BIAMIHHOCTSIMU Y XapakK-
TEPUCTUKAX OO'€KTIB (LiAbOBe BMKOPMCTAHHS, IAOLIA, PO3TALIYBAaHHS, CTaH i
AKICTh OYAIBHMIITBA TOLIO) i LIiHOK IXHBOTO MPOAXKY Ta/abo mpomnosuuii. Y mo-
AQABLIOMY TaKMUil 3B5130K BUKOPUCTOBYETBHCS AASI OOUMCAEHHS BapTOCTi 0O'EKTIB
OLIiHKM. 3aCTOCYBaHHS MOPiBHAABHOTO MiAXOAY € HalOiABII peA€BAaHTHMM 32 Ha-
SIBHOCTi AOCTaTHbOI KiABKOCTi 3iCTaBHMX YIOA Ta/abo NMponosuLiil KymiBAi-mpo-
AKXy HEPYXOMOCTI, sIKa IipAATa€ oljiH1li. 3a3BMYall TaKi yMOBY HasBHi y BUITAAKY
MPUBATHOTO KMUTAQ, & TAKOXK HEBEAUKMX OQICHMX Ta TOPrOBEABHUX IPUMIIIEHb.
CrarucTuyHi TeXHiKy, TaKi AK, HAIPUKAAA, MOAEAb MHOXKMHHOI perpecii, MOXXyTb
OyTH 3aCTOCOBaHi AASI KiABKICHOTO BU3HAU€HHsI BIIAMBY KOXKHOI 3 XapaKTepUCTUK
Ha BapTiCTh 00’€KTa 3 AOCTaTHBOIO HaAiIHICTIO. BopHOUAC, SIKIJO MaeMO CIIpaBy 3
HEBEAMKOIO KiAbKICTIO 3iCTaBHUX Yrop, pO3IOpOIIEHMX HAa 3HA4Hill TepuTopii,
a00 00'€KTM HEPYXOMOCTi iCTOTHO BiAPi3HSIOTBCSI MiXK CO0OI0, BUKOPUCTaHHS
PUHKOBOTI'O ITiAXOAY € AOBOAI CKAAAHUM, & JIOTO Pe3yAbTaT! — OOMEXXEHUMMU.

Po3rasiparouy pi3HOMAHITTSI METOAIB i MOAEAEN MAaCOBOI OLIiHKY 3BEPHEMOCS
AO 3apyOi>KHOTrO AOCBiAY, 30KpeMa Kaacubikarii [2]. HaykoBLi 3AilicHMAY BU-
YepIHUM aHaAl3 Cy4YaCHUX METOAIB Ta MOA€AEN MaCOBOI OLIiHKY, Y T. 4. 1X BUKO-
pUCTaHHA B Pi3HMX KpaiHaxX CBiTy. BiaAloBiAHO A0 aHaAi3y moHap 100 HayKoBUX
npaup y cepi MacoBoi OLjiHKY, ONyOAiKOBaHMX i3 moyaTKy 1970-x pokiB i A0
CbOTOAHI (TabA. 3), yuyeHi BU3HAYMAM IMOLIMPEHICTh Pi3HUX MOAEAEN MacoBOI
OLIIHKM HEPYXOMOCTI: Bip KAQCMYHUX, SIKi 0A3YIOTbCsI HA perpeciitHOMy aHaAisi,
AO cyyacHMX (LITY4HI HEIPOHHI MepeXi Ta reHeTUYHI aATOPUTMMU TOLIIO).

[TopibHY A0 3a3HaueHoi Buile Kaacudikallilo METOAIB i MopeAell MacoBoi
OLIiHKM IIPOIIOHYIOTb TaKOX 3apy0ikHi HaykoBui A. Ban i B. LI3iup Ai [9] Ta BiT-
yusHsHi ekcrieptu O. ApanikoBcpkuii Ta I. IBaHoBa [6].

ITapamMeTpu4Ha MHOKIHHA perpeciiiHa MopeAb. HaitbiAbioro mommpes-
HsI B MAcOBIi OLiHL{i HAOYAM MOAEAI, KOTpPi 6a3yI0ThCsI HA perpeciitHOMY aHaAisi.
Cepea HUX BUPi3HSIOTb T€AOHICTUYHI MOAEAi, y UMiX MeXax BapTicTb 00’€KTiB
HEPYXOMOCTi PO3TASIAQETBCS SIK Pe3YAbTAT BIIAMBY CYKYIHOCTi paKTOPHUX 03-
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Tabauys 3. INomupeHicT BUKOPUCTAHHS Pi3HIX MOAEAeit
MaCOBOi OLliHKM HEPYXOMOCTi

Ne lpyna mopenen MacoBoi OLiHKM MolwmpeHicTb
3/n AHrniiicbka Ha3Ba YKpaiHcbKa Ha3Ba BMKOPWCTaHHS, %
1 | Parametric Multiple Regression Analysis | [TapameTpuyHa MHOXWHHa perpeciiiHa 35
(MRA) MoAenb
2 | Models including Spatial Control MpocToposi mogeni 10
3 | Flexible (non-parametric) Regression | Hyuki (HenapameTpuuHi) perpeciiiHi 15
Models mogeni
4 | Artificial Neutral Networks (ANN) LUtyyHi HelpoHHi mepexi (LLITM) 15
and Genetic Algorithm Ta reHeTUYHi anropuTMmn
5 | Qualitative Intelligent Methods MeToamn AKicHoro iHTenekTy Ta Teopis 10
and Rough Set Theory (RST) rpy6uX MHOXMH
6 | Methods based on judgmental data MeToau Ha 0CHOBI AaHUX CyaXeHb 15

Craadeno 3a: Kauko T., D’Amato M. Mass Appraisal Methods: An international perspective for
property valuers. RICS Research, 2008.

HaK, KOTPi MOXKHa YKPYITHEHO MOAIAMTY Ha Taki KaTeropii: BHyTpilHi (maoua,
CTaH, SIKiCTb OYAIBHULITBA TOIO) Ta 30BHILIHI (MiCLje po3TallyBaHHs) XapakKTe-
PUCTUKHU. Y 3aTaABHOMY BUTASIAI TEAOHICTMYHA MOAEAD MOXe OyTU cHOPMYABO-
BaHa TaKMM YMHOM:

MV =T1GQx[(ITBQx X BA)+(I1LQx L LA)+X0A],

Ae MV — puHkKoBa BapTicTh 00’exTa HepyxoMocTi; GQ — 3araabHi KoedilieHTH,
SIKi BIAOOpaXkaroTh BIIAMB 30BHIIIHIX XapaKTEePUCTUK Ha BapTiCTh 00'€KTa B 1iA0O-
My (HampuKAaA MYABTUIIAIKATOp MicLs po3TauryBaHHs); BQ — koedilieHT Bap-
TOCTi OYAiBAI (Hampukaap BapTicTh OYAIBHMIITBA B PO3PaxyHKY Ha OAVHMUIIIO
naoiii); BA — BHYTpilHI XapaKTepUCTUKY OYAiBAi (Hanpukaaa naomia); LQ — xoe-
biieHTN BapTOCTi 3eMEABHOI AIASTHKU (HAIIPUKAAA BapTiCTh 36 MEABHOI AIASTHKI
B PO3PaxXyHKY Ha OAVHMLIIO IAOLI); LA — BHYTPIIlIHI XapaKTepPUCTUKY 3€MeAbHOI
AASIHKY (HampukAap, naoma); OA — BapTiCTh iHIIMX KOMIIOHEHTIB 00’ekTa (Ha-
IIPUKAaA, 0acelH, TOCTbOBUIT OYAMHOK, Fapaski, HaBiCM TOLIO).

3aAeXHO Bip XapaKTepy BiAOOpa’keHHsI CTaTUCTUYHOI 3aA€XKHOCTI MiX Bap-
TiCTI0O 00'€KTa HEPYXOMOCTI (3aA€KHOI0 3MiHHOIO) Ta BiAITOBIAHMMU XapaKTepyuc-
TUKaMU (He3aA€XHI 3MiHHI) TeAOHICTUYHI MOAEALI TOAIASIIOTH HAa AAUTUBHI,
MYABTUIIAIKaTUBHI 1 TiOpMAHI. Y MeXax aAUTUBHUX MOAEAEN BUKOPUCTOBYETh-
cs1 AiHiVHA perpecis, a BapTiCTb 00'€KTa HEPYXOMOCTi BU3HAYAETHCS SIK CyMa ITeB-
HOI KOHCTaHTU 11 AOOYTKiB BiAITOBiAHOI (paKTOPHOI 03HaKM Ta BapTiCHOro Koedi-
LieHTa (2). AAs MOOYAOBM MYABTUITAIKATVBHOI MOAEAI 3aCTOCOBYETBHCS HEAIHIN-
Ha perpecis, a BapTicTb 00'€KTa PO3paXOBYETHCS SIK AOOYTOK PaKTOPHMX O3HAK Y
creneni BapTicHux KoeditieHTiB abo HaBmaku (3). TiOpMAHI MOAEAT CTAHOBASTH
KOMOiHaLlil0 aAUTUBHUX Ta MYABTUIIAIKATUBHMX MOAEAEN i, TAKUM YMHOM, Ad-
I0Tb MOKAMBICTD BiAOOPa3UTM CYKYIHICTb AiHITHMX i HEAiHIHMX B3a€EMO3B’3-
KiB BapTicTIO 00’eKTa Ta 1ioro arpudyramu (4).
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AAUTUBHI MOAEAI 3araAOM € HAMIMOMMPEHIINMY CepeA iHIINX e AOHICTUIHMX
MOA€AEI, IO MOSICHIOETBCS MPOCTOTOIO iX crienjudikalii Ta kKaAibpyBaHHs. Y LbOMY
BUIMAAKY MiA crierudikaljiero MaemMo Ha yBasi po3poOAeHHS 11 BUSHAYEHHS MaTeMa-
T4HOI popMu MopeAi Ha 6asi Teopil OLiHKM Ta PMHKOBOTO aHAAi3y, 1[0 BKAIOYAE
BUOIp peAeBaHTHMX (PAaKTOPHUX O3HAK i popmu B3aeMo3zaresxHOCTi. KaaibpyBaHHA
€ TPOLIECOM BCTAHOBAEHHS 3HaueHb KOoedillieHTiB BHECKiB Y BapTiCTb KOXHOI 3
bakTopHMX 03HAK y MOAeAL. Ha mpukaaai MoaeAeit, HaBeAeHUX Y TabA. 4, Ha eTari
crietmdixallii 3HaXOAATD MepeAiK KAIUOBMUX LiiHOyTBOpIolouKx (akTopis (maoiia,
AKICTb OYAIBHULITBA, BiK OyAiBAi, OiHapHi 3MiHHI 1[OAO MiCLs PO3TAlIyBaHHS) Ta
XapaKkTep B3a€MO3aAEXKHOCTI (AiHitHMIT, HeAiHiHMI). TuMyacom Ha ertami Kaai-
OpyBaHHsI pO3paXOBYETbCSI caMe 3HaueHHsI KoedillieHTiB IpM LiHOYTBOPIOOYMX
daxropax. KAIOWOBMM HEAOAIKOM AAMTHMBHIX MOAEAEI € AIHIVTHUI XapaKTep, SIKU
He 3aBXXAMU BiATIOBiAQ€ peaAisiM pUHKY, a TOMY He IIOBHOIO MipoIo BipoOpaskae BHe-
COK OKpeMMX (paKTOPHMX O3HAK Yy BapTicTb o0’ekta. OTXKe, y MOAEAI HEMOXXAMBO
iHTerpyBaTu BiACOTKOBI KOPUT'YBaHHS A0 6a30BOI OLIiHKM O0€KTY.

Tabauus 4. Kaacudikanis reAOHiICTHIHUX MOAEAEN
3a XapaKTepoM Bip00OpakeHHsI CTaTUCTUYHOI 3aA€KHOCTI

Ne
3/n
1 | AgutueHa mogenb | SP=50640+86.28xSQFT +16.490x QUAL—982x AGE ~16.610xWOODSIDE +34.230x
RIDGEVIEW,

ne SP - uiHa npopaxy; SQFT — xutnosa nnowa; QUAL - axictb 6yaiBHMLTBA (HN3bKa =
=0.70, npuitHaTHa = 0.87, cepeaHs = 1.00, nobpa = 1.25, ayxe gobpa = 1.50, po3kKiLu-
Ha = 1.85); AGE - Bik 6yaini; WOODSIDE - 6iHapHa 3MiHHa po3TaluyBaHHsA nobansy
nicy; RIDGEVIEW - 6iHapHa 3MiHHa po3TaluyBaHHA nobau3y cxuny naropba

2 | Mynstunnikatvera | SP=137.14x SQFT %97 x QUAL" % x PERGOOD %77 x 0.891"OOPSIPE 1 1 219 RIDGEVIEW,
mogens e PERGOOD:UOO_AGE%O

3 | Tibpnara mogens | SP=[ 39.882+(94.62x SQFT )+ (15,594 x QUAL) (896 x AGE ) |x0.938 027
%x1.129 RIDGEVIEW

HasBa mopeni MatemaTnuHa iHTepnpeTauia mogeni

Cxaadeno 3a: Gloudemans R. J., Almy R. R. Fundamentals of Mass Appraisal. Kansas City : IAAO, 2011.

Ha mpoTuBary apAUTMBHUM MOAEASIM BUKOPUCTAHHS MYABTUIIAIKaTUBHUX
MOAEAEN AQ€ MOXKAMBICTD, Mo-Tieplie, epeKTUBHO BiAOOpasUTU HEAiHiVHY 3a-
AEXHICTD, MMO-APYTe, pO3pOOUTH BiACOTKOBI KOPUT'YBaHHS AO 0a30BOI OL|iHKM
0o0’eKTa, IO-TPETE, 3HU3UTU 3AAEKHICTD MOAEAi Bip aHOMAAbHUX 3HauyeHb
(outliers). BoAHOYAC y MYABTUIIAIKQTMBHII MOAEAI HEMOXKAVIBO iHTErpyBaTy OK-
peMi aAUTMBHI B3a€MO3aAEXKHOCTI AASl XapaKTepUCTUK 3€MEeAbHUX AIASHOK Ta
OyAiBeAb.

BukopucTtaHHs riopuaHUX MOA€eAel 3a0e3reuye O6iAblI TOBHOLIHHY crieljudi-
Kallil0 MOAEAI, OCKIABKM AAQ€ 3MOTY BpaxXyBaTH SIK AiHiVHI, TaK i HEAIHINHI B3ae-
Mo3aAeXHOCTI. [TpoTe KaAiOpyBaHHS TaKMX MOA€EAEN € AOBOAL CKAAAHUM i TPy-
AOMICTKMM IIPOLIECOM.
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IIpocTopoBi MoAeAi. Y KOHTEKCTiI MacOBOI OLiIHKM METOAM i MOAEAI ITPOCTO-
POBOrO aHaAi3y 3aCTOCOBYIOTBHCSI AASI BCTAHOBAEHHSI OiABII ITOBHOLIIHHOTO B3a€-
MO3B’5I3KY MK MiCLie3HaXOAKEHHIM 00'€KTa Ta J10ro BHYTPIiLIHIMM XapaKTepuc-
THKaMy, 30KpeMa GpakTOpHMX O3HaK, KOTPi 6a3ylThCs Ha BiACTaHi UM Bippaae-
HOCTi 00’€KTa OL[IHKM AO TIEBHUX O3HAK (TOPrOBEABHO-PO3Ba’KaAbHUX IIEHTPIB,
MapKiB, 3aKAaAiB ocBitu Tommo) [10]. [TpocTOpOBUIT aHAAI3 3AIICHIOETHCS 3a pa-
XYHOK BUKOPUCTAHHS CY4aCHUX TreoiH(POPMaLiTHMX TEXHOAOTIiN, fKi AQIOTh
MO>XXAMBICTb BUMIPIOBAaTM MiClie PO3TALIYBaHHS B KOOPAMHATHOMY IPOCTOPpI,
00pOOASITY HeAiHiVHI 11 AMHaMiuHi BiACTaHi Ta B MACYMKY 3aCTOCOBYBaTHu pe-
3YABTaTU IIPOCTOPOBOTO aHaAi3y mpu KaAiOpyBaHHi MOAeAi, 1j0 icTOTHO crpo-
L1y€ BM3HAUEHHs BHECKY MICLsl pO3TallyBaHH:A y BapTiCTh HEPYXOMOIO MallHa.
Ao rpynu npocropoBux (reoindpopmaLiiiiHIIX) MOA€EA€IT HAAeXKaTb:

e reorpadiuHo 3Ba)keHa perpeciitHa MoaeAb (geographically weighted
regression (GWR) model);

e reorpagiuHO 3Ba)KEHMII METOA TOAOBHMX KOMIIOHEHT (geographically
weighted principal component analysis (PCA));

® MOAEAb TPOCTOPOBOI MoxuoOku (spatial error model (SEM)) Ta Mmopeas mpo-
cTopoBoro Aara (Spatial lag model (SLM));

e MeTOoA TOBepxHi BiAryky Baprocti (Location Value Response Surface
(LVRS)).

Mopeab GWR € 0oAHUM i3 MeTOAIB IPOCTOPOBOIrO perpeciiiHOro aHaAisy,
SIKUI AQ€ MOXKAMBICTb BOYAYBaTU MPOCTOPOBY CTPYKTYPY B AiHiIHY perpeciitHy
MOA€EAB, TOOTO 3BOXXUTU KOXKHY TOUKY B CYKYITHOCTi AQHMX BIATIOBIAHO AO MicCLis
posTtawmryBaHHs. Llell MeToA OLIIHIOE AOKAABHY MOAEAb AOCAIAXKYBAHOI 3MiHHOI
a0b0 mpoljecy yepe3 BUKOPUCTAHHSA PiBHSIHHA perpecii A0 KO>)KHOT'O IPOCTOPOBOTO
00’eKTa B CYKYNHOCTi AQHMX. TaKMM 4YMHOM, CTBOPIOIOTBCS OKpeMi piBHSHHSA
IIASIXOM BKAIOYEHHS 3aA€KHUX | He3aAe)XHUX (aKTOpiB, KOTPi NOTPANASIOTD Y
MexXi neBHoro o6’exra. T. AokBya Ta I1. PocciHi 3AiMICHMAM TOPiBHSAABHMIT aHAAI3
Pi3HUX MOAEeA€EN MacOBOI OLIiIHKM 1 BCTAHOBUAWY, 10 MoAeAi GWR paloTh BUCOKUI
piBenb TouHocTi [11]. T. Aimomnyaoc i A. Myaac npoBeAM MOPiBHSIABPHUI aHAAI3
MopeAert MHOKMHHOI (MRA) Ta reorpacdiuHo 3BaxkeHoi (GWNR) perpecii Ha npu-
KAapl myHiuumnaairery Casonuxu (Ipewist). BiamoBiaHO A0 anaAisy GWR moaeap
TI0Ka3aAa psIA IepeBar, y T. Y. 3HaUHO BUIIMIT KoedillieHT peTepminauii [12].

TeorpadiyHo 3Ba>keHUI METOA TOAOBHMX KOMIIOHEHT 3acTocyBas Yao By [13]
npu MHOOYyAOBi MOA€Al MacoBOi OLiHKM PHMHKY J>KUTAOBOI HEPYXOMOCTi
M. llenpukens (Kurait). HaykoBelb HAroAOCHB, 1[0 1151 MOAEAb BUPILIYE TIPOOAe-
MY IIPOCTOPOBOI HEOAHOPIAHOCTi PUHKY HEPYXOMOCTI Ta AQ€ MO>XKAMBICTD ypaxy-
BaT! SIK IIPOCTOPOBY OAM3BKICTD, TaK i MOAIOHICTD BHYTPILIIHIX XapaKTepuUCTUK
IiA 4ac BU3HAUYEHHs CYOPUHKIB 00'€KTiB HEPYXOMOCTI.

Moaeai SEM T1a SLM HaAexaTb AO I'PYIM IPOCTOPOBUX aBTOperpecimHux
MoaeAent. [lepiira 6a3yeTbcsi Ha IPOCTOPOBIN 328 A€XKHOCTI TOXUOKY, TOAIL SIK APyTa
BKAIOUA€ IIPOCTOPOBUIL AQr SIK 3aA€XHY 3MiHHY. BiATIOBiAHO, LIiHM HEpyXOMOCTi
3aAeXarb Bip LiH 1i HaBKOAMIIHIX aHaaoriB. 3okpema A. BeasieBa pocaipmaa
MIPOCTOPOBi METOAY i MOAEAI MacOBOI OLIiHKM, 3pOOMBILY BUCHOBOK, LIJO IIPOCTO-
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POBi aBTOpErpeciliHi MOAEAL AQIOTh MOXKAMBICTbD OTPMMAaTM 3HA4YHO Kpalli pe-
3YABTaTU IIOPiBHSHO 3 TPAAULITHOI0O MHOXXVHHOIO perpeciero [14].

AHaAi3 ToBepXHi BIATYKY BapTOCTI ITOASITA€ Y BUSIBAEHHI LIEHTPiB BIIAMBY Ha
BapTICTh, Y T. 4. TPOMAACBKIMX, MapUIPYTiB Maca>XMPCbKOTO TPaHCIOPTY, 30H BiA-
MOYMHKY, Ta AA€ 3MOT'y BUBHAYMUTU 1XHill MO3UTUBHUI UM HETaTUBHUII BIIAUB Ha
BapTicTh [6]. Y Mexax MeTOAY aHaAi3y MOBepxHi BIATYKY BapTOCTi BUOKPEMAIO-
JOTb TaKi cKkAapoBi [15]:

® po3paxyHOK KoedillieHTiB KOPUI'YBaHHS Ha MiClle pO3TallyBaHHA Ha 0asi
IIPOCTOPOBOTO PO3IOAiAY 1IiH TPOAAXKY 00'€EKTiIB HEPYXOMOCTIi;

® BCTAaHOBAEHHS AucHepcii MK pakTUYHMMM LiiHAMU #I pO3paxyHKOBMMU
3Ha4YeHHSIMM, OTPMMaHKMMU Ha 0a3i MoAeAi MHOKMHHOI perpecii 6e3 3acTocyBaH-
Hs1 paKTOpHOI 3MiHHOI MiCL|sI pO3TalllyBaHHSI;

e 0OYAOBA CITKM iHTEpIOAsILL, siKa BiaAOOparkae BAUB pakTopiB MicList pos-
TALIYBaHHS B MeXXaX IIEBHOT'O PailOHY Ha 00'€KTY HEPYXOMOCTI.

I'myuki (HemapameTpu4Hi) perpeciiini moapeai. Hemapamerpuuna perpe-
Cisl BBaXKA€TbCA aAbTEPHATMBOIO KAACUUHUM MoaeAsM perpecii. Ha BiaMiHy Bi
rmapaMeTpPUYHUX METOAIB, KOTPi IPUITYCKAIOTh HallepeA BU3HAYEHY CTaAy Gop-
MY perpeciliHOl 3aA€XHOCTi, HellapaMeTPU4Hi perpeciiHi MOA€Ai MalOThb Ha
MerTi 3sicyBaTtu GopMy perpeciinHol 3aAe)XHOCTI 6e3rocepeAHbO 3 BUOIPKM BXiA-
HUX AaHMX. HemapameTpuyHi perpeciiiHi MopeAi mepepbayaroTh nomyk 6asaH-
CYy MiX MATOHKOIO CIIOCTEPeKyBaHOI BUOIPKYM AQHMX Ta “3TAaAKyBaHHSIM OLii-
HOK ¢GyHKLI. SIK TpaBuAO, 1Lie 3AIICHIOETBCS 32 AOTIOMOTOI0 ITeBHOI popmu nepe-
XpecHOI repeBipKy, CIPsIMOBAHOI Ha OL[iHKY QYHKIIiI, 1[0 AOOpPe MiAXOAUTD AASI
MIPOTHO3yBAaHHS HOBUX AQHMX Ha 06a3i HasiBHOI BUOIpKUL.

TeopeTu4Hi Ta METOAOAOTIYHI aCIIeKTV BUKOPUCTaHHS “THy4Koi” abo “He-
napaMeTpuyHoi” perpecii AAs LiiAeil MacoBOI OLIiIHKYM PO3KPUBAIOTHCS y Mpalli
B. BepkoieHa [16], 30KkpeMa AAsI BU3HAUEHH I allpOKCHUMalii Miclisl po3TalryBaH-
Hs (HampuKAap, AOKAaAbHO 3BaKeHa perpecis), 3AIiICHEHHS MaAOPO3MipHUX
AOTIOBHEHbD (IIPUMIPOM, aAUTUBHI MOAEAl 3 MapaMeTPUYHUMU Ta Helapame-
TPUYHMMY KOMIIOHEHTaMMU), IPOBEAEHHS aAQIITUBHMX PO3PaXyHKiB (CKaXKiMo,
HEeMPOHHI Mepexi). BUKOPUCTaHHIO MOAEA€I THYYKOI perpecii AAsI 1iiaeit Bu-
3HAYEeHHs BapTOCTi O0'€KTiB HEPYXOMOCTi TaKOXX NMPUCBSIYEHi pPoOOTU TaKUX
aBTopiB, sk P. Mi3 i H. Yoaaec [17], K. Tleic [18], a Takoxk K. Meiicon Ta
Aox. M. KBirai [19].

IlITy4ni HelipoHHi Mepexxi. OpAHMM 13 HAMIOUIMPEHIIINX KAACIB CTPYKTYP
IITYYHUX HEMPOHHUX MepeX (0aari — ITHM), siki BUKOPUCTOBYIOTBCSI B MaCOBi
ouiHLji, € Gararomaposuit nepuentpon (Multi-layer perceptron) [20]. IIIHM
CKAAAQ€THCS 3 MepeXi IITYYHUX HeMIPOHiB, 30KpeMa 3 BXiAHOTO, BUXIAHOTO IIa-
piB i IJOHalIMeHIIIe OAHOTO LIApy HEAiHIIHMX eAeMeHTiB 00poOKM, BIAOMUX SIK
npuxoBaHuit map. lITyuyHnUi1 HellpoH — OCHOBHAa OAMHUIISL HEMPOHHOI Mepexi,
KOTpa BUKOHY€E 00pOOKY 11 MiACYMYBaHHS BBEA€HOI iHOpMallil, a TAKOXK Iepeaa-
4y Ta BUBEAEHH:I KiHlleBol iHdopmalii.

AATOpUTMU HEPOHHOI MePeXXi 3BOASITbCS AO 3aAaui ampokcumauii (iHtep-
noAsLii) GyHKLii 6araTbox 3MiHHUX 32 3aAQHUM HaOOPOM MPUKAAAIB. AASI L{bO-
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ro BiAOMY CYKYIHICTb LjiH ITPOA@KY OO'€KTiB PO3MOAIASIIOTH HA TpU BUOIpKM:
HAaBUYAAbBHY, BaAipaLlilTHY, TecTOBY. [lepiira 3acTOCOBYETHCA BAACHE AASI HABUAHHSA
Mepexi, Apyra — AAsI BU3HAUEHH i1 OITMMaAbHOI apXiTeKTypy Ta MOMEHTY IpU-
MVHEHHS HaBYaHHs, 8 OCTAaHHS — AASI KOHTPOAIO SIKOCTi IPOrHO3Y BXe cpopMo-
BaHOI HelpoMepexi [6].

HaykoBa cmiAbHOTa Mae€ pi3Hi MOTASIAM IIOAO HAAIMHOCTI BUMKOPUCTAHHS
IITHM aAst Liseit MacoBoOI OLIiHKU. 3 OAHOTO OOKY, TaKi aBTOPH, SIK, HATIPUKAAA,
E. Bopsaaa, M. Aenk, A CiabBa [21], BusiBMAM HU3KY ITpoOAEM, 30KpeMa Opak
HaAimHocTi. 3 Apyroro 6oky, H. Hryen Tta E. Kpinmnc [22] 3aiiicHuAY nOpiBHSAB-
HUIT aHaAi3 mapaMeTpuyHOI MHOKMHHOI perpecii Ta IIIHM Ha 6a3i Bubipku yrop
MPUBATHUX KUTAOBUX OYAMHKIB. HayKoBLji AIMIIAM BUCHOBKY, 1O perpecinHa
MOA€EAD MTOKa3y€e AOCTOBIpHI pe3yApTaTu Ha 6a3i HeBeAMKOI BUOIPKY OAHOPIAHMX
BXiAHMX AQHUX, TOAL AK BukopuctaHHs IIIHM € peaeBaHTHilIMM, KOAM MAaEMO
CIIpaBy 3 BEAMKMMU BUOipKaMy HEOAHOPIAHMX AQHUX.

TeHeTUYHMIT AATOPUTM € 1l[e OAHMM CYYaCHMM HalliBIapaMeTpUYHUM iH-
CTPYMEHTOM i3 MapapMIrMy MalIMHHOTO HaBYaHH$, 3aCTOCOBYBaHUM y MacCOBil
ouiHLi. [eHeTUYHUI aATOPUTM — OOUMCAIOBAABHA MOAEAD, KOTPA BUKOPUCTOBY-
€TBCS AASI 32AQ4 ONITUMI3aLlil Ta MOAEAIOBAHHSI IIASIXOM AODOpY Ta Bapianii pak-
TOpiB 32 paXYHOK MeXaHi3MiB, sIKi HaraAyIoTb 6ioaoriuny eBoatouiio. P. Kyai 6ys
OAHUM 3 IEpUIMX HAyKOBLIB XTO IPOaHaAi3yBaB O0COOAMBOCTI MOAEAIOBaHHS
BIIAVBY AOKQABHUX (PaKTOPiB Ha LjiHM )KUTAOBOI HEPYXOMOCTI 32 AOIIOMOTOIO 3a-
CTOCYBaHHs reHeTU4YHOro aAroputmy [23]. B. Mak-Kaacki Ta C. AHaHp [19] p0-
CAIAMAM 3aCTOCYBaHHS riOpMAHMX cucTeM Yy cdepi MacoBOi OLjiHKM. 30KpeMma,
HAyKOBLIi mobyayBaAu riopuaHy cucremy, ae IIIHM Ta reHeTuuni aaroputmu
OyAO BMKOPUCTaHO B IOEAHAHHI 3 METOAOM HAMOAIMKYOro cycipa (nearest-
neighbour algorithm) — oAHUM 3 eBpUCTUYHUX METOAIB, SIKMM MOCAYTOBYIOTbCS
AAst Kaacudikalii Ta BUsIBAeHHs IaOAOHIB AaHuX. A. AH Ta iH. [24] 3acTocyBaAn
TeHEeTVYHI aATOPUTMM SIK AOMOBHEHHS AO pipX-perpecii (iHmMMM caoBamy,
“rpebeneBa” perpecis) 3 METOIO MOKPAIIIAHHS OLIIHOYHMX MOAEAEIT Ha TIPUKAAATL
puHKY HepyxomocTi ITiBaennoi Kopei.

Teopiro rpy0uX MHO>KUH SIK OAVIH 3 METOAIB, 1110 MO>XKYTb BUKOPMCTOBYBAaTUCS
AAST aHaAi3y HeBM3HAYEHVUX CHUCTeM, OYAO 3aIPOINOHOBAHO MOABCHKUM YYEHUM
3. ITaBasixom y 1980-1990-x pokax [25; 26]. LIs Teopist 6a3yeTbcsi Ha OAOXKEHHI,
[0 MOXXKAMBICTb ONMCATX MHOXMHY OO'€KTiB 0OOMEXYETbCS HAIIOI CIIPOMOXKHi-
CTIO B PO3Pi3HEHHI OKpeMuX Ii eAeMeHTiB. Ik IpaB1AO, pO3pi3HAIOTHCA AMILE KAQ-
cu 00’eKTiB, a He KOHKpeTHi 00'exTu. [TeBHi eAeMeHTapHI KAACK TaKMX BiAHOLIEHb
HEepO3Pi3HEHOCTi MOXKYTb OYTM HECYMICHI, TOOTO BKAIOYATU 00 €KTH, KOTPi MAIOTh
OAHAKOBMII OIMC, OAHAK BiAHEeCEHi AO Pi3HMX KaTeropiil. ¥ pesyAbTarTi B 3araAbHO-
MY BUIIAAKY HEMOXKAMBO TOYHO OIMCATV MHOXXVMHY O0’€KTIB y TepMiHaX eAeMeH-
TapHUX MHOXXVH HEpO3pi3HEHMX 00'€KTiB. AAsl TOro 100 BUPILIMTK 3a3HAYeHY
pobaeMy, 6YAO BBEAEHO MOHSTTSI IPYOMX MHOXKIH SIK ITapU ABOX MHOXXUH — HIVK-
HbOTO 11 BEpXHBOTO HAOAVKEHb, TOOYAOBAHUX i3 eAeMEHTapHMX MHOXVH 00 €KTiB.

Teopist rpyOMX MHOXXMH BBa)Ka€ThCsl OAHUM i3 Cy4aCHUX MeTOAIB MacoBOI
OLIiHKY, BUKOPUCTOBYBaHMX B YMOBaX OOMeXeH!X a00 HETOYHUX PUHKOBMX Ad-
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HUX, 1[0 MOYKE MATH MiClIe ITiA 4ac OL[iHIOBaHHS 00'€KTiB HEPYXOMOCTI Ha pMHKaX,
KOTPi pO3BMBAIOTbCA. Y KOHTEKCTi MacoBOI OLiHKM Lj}0 TeOpilo BIeplle iMIaAe-
MeHTOBaHO Ha npakTuli M. NAmaro [27] npu po3apobAeHHI MOAEA] OLIIHKY SKUT-
AoBoi HepyxoMocTi M. bapi (ITaais) Ha 6a3i HeBeAauKoi BUOIpKM yroa. Y mopab-
IIOMY BKa3aHUI MeTOA OyB TaKOX 3aCTOCOBaHMIL AO BXXe OiAbLIOl BUOIpKY yroa
Ha PUKY XUTAOBOI HepyxomocTi M. Bapi (ITaais) [28] Ta Bubipku 3 6Anspko 100
yroa Ha puHKy M. AMcrepaama (Hipepaanan) [29]. BIAHOCHO HeIOAQBHO 110TO
BuKopuctaau B. Aeap Axxyaiue Ta iH. [30] mip yac mpoBeAeHHS MacoBOi OLIiHKK
odicHux npumimeHs y M. Heanoai (ITaais).

MeToAYM Ha OCHOBi AQHUX CYA’K€Hb 00'€AHYIOTb CYKYITHICTb TEXHIK Ta MO-
A€Aell, BUKOPUCTOBYBaHMX B YMOBaX OOMEXEHUX PMHKOBUX AQHUX, KOTpi iHTe-
IPyOTh Y co0i mpodeciitHi 3HaAHHS, CYA’KEHHS Ta AOCBIA €KCIIepTiB PUHKY Hepy-
xoMocTi 1 ouiHoBauiB. CKAQAHICTb 3aCTOCYBaHHS TaKMX METOAIB ITOAATAE Y
CTBOPEHHi CUCTeMMU, apAQlITOBAHOI AO aKTyaAbHUX PUMHKOBUX TEHAEHLIN. Y Me-
KaX eKCIIepTHOI CUCTEMU OLIiHIOBaY YPaxXOBY€E AOCBiA i HasIBHI 0OMe)XXeHi pMHKOBI
AaHi AAST po3poOAeHHsI KoedillieHTiB KOPUTYBaHHS LiiH O0O'€KTiB HEPYXOMOCTI.
AO cKAaAy BKazaHMX METOAIB BIAHOCATH eKcrepTHi Mopeai [31] Ta Mopeai mia-
TPUMKU MPUNHATTA pilueHsb [32; 33].

Ha miapcTaBi BUKAQAEHOTO AOXOAMMO TaKMX BUCHOBKiB. Hamu ipenTudixo-
BAHO TaKi KAIOUOBI MOA€Al MacOBOI OLIIHKU: T€AOHICTUYHI, KOTPi PO3TrAsIAQIOTD
BapTiCTh OO'€KTIB HEPYXOMOCTI SIK pe3yAbTAT BIIAUBY CYKYITHOCTi (PaKTOPHUX
03HaK; IIPOCTOPOBi, 3aCTOCOBYBaHi AASI BiAOOpakeHHsI GiABLI ITOBHOLIIHHOTO
B3a€EMO3BSI3KY MiX Miclie3HaXOAKEHHSIM 00’€KTa Ta JIOro BHYTPIIIHIMM Xapak-
TEPUCTUKAMM, @ TAKOXK CydyacHimi mMeToAu (LITYy4YyHi HEMPOHHI Mepexi, Teopis
rpyOMX MHOXVH), Y€ BUKOPUCTAHHS € OCOOAMBO PEAEBAHTHUM, KOAU OL[iHIO-
Ba4 MA€ CIIpaBy 3 BEAUKMMU BUOipKaMy HEOAHOPIAHYX, 0OMeXXeHMX ab0 HeToY-
HUX PUHKOBMX AQHUX, 11J0 MO>KAMBO Ha PUHKAX, sIKi po3BMBaeThcA. Heapaxkaroun
Ha Te, 1[0 TPAAULiNIHI TeAOHICTMYHI MOAEAI € Hapa3i HAMIOIMPEHIIIUMM Yy CBi-
TOBIiVI Teopii Ta MpaKTHULli, aHAAI3 3apYOI’KHUX AXKepeA BKas3ye Ha AeAaAi OiAbIry
MOMYASIPHICTh HOBMX METOA(IB, 11[0 MTOB’I3aHO 3 PO3BUTKOM LITYYHOTO iHTEAEKTY
Ta reoindopmauinHux cucteM. I1py 1bOMY MHO>XKMHHI perpeciiiHi MopeAi BUKo-
PUCTOBYIOTbCSA SIK 0a30BUII METOA AASI 3AIVICHEHHS IOPiBHSABHOIO aHaAi3y
e(beKTUBHOCTI HOBUX METOAIB i MOAeAeit.

IIfoA0 MUTaHHSA MOXXAMBOCTI Ta IPUIHATHOCTI 3aCTOCYBaHHS PO3TASHYTUX
METOAIB 1 MOAEA€IT MacOBOI OLIIHKM Y BITYM3HSHUX PeAAisX, TO BApTO 3ayBa>KUTH,
1[0 BUOIp METOAOAOTII iCTOTHOI0 MipOI0 BU3HAYAETHCS PSAOM IHCTUTYL[IMHUX Ta
MEeTOAOAOTIUHMX KpUTePiiB. Ao nepIuoi rpymnu nepeaycim BapTo BiaHecTH ii BipTio-
BiAHICTb 0COOAMBOCTSM AOKQABHOTO XapaKTepy, 30KpeMa BiAKPUTICTb Ta MOBHOTY
BXiAHMX PMHKOBMX AQHMX ILIOAO LjiH KYMiBAi-IPOA2XKY Ta Ope€HAU HepyXOMOCTI,
TOAIL K AO APYTOI — TOYHICTb OKPEMUX OL|iHOK i 30BHILIHIO BaAiAALIil0 MOAEAIL, KOH-
LIeNTyaAbHY OOIPYHTOBaHICTh 3aCTOCOBYBAHOTO METOAY HAAIMHOCTI MOA€EAIL, BHY-
TPILIHIO Y3TOAXKEHICTb 11 CTPYKTYpH, NTepeAiK Ta XapaKTep KOPUT'YBaHb 1iiH, 3AiliC-
HEHHICTb peaAisaljii MeTOAY 3 MO3ULil CMiBBIAHOLIEHH OTPUMMAaHMX Pe3yAbTATIB i
MIPOBEAEHMX BUTPAT. 3 OTASIAY Ha BKa3aHi KpuTepii, a TAKOX 3 YpaxyBaHHSM IIO-
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LUIMPEHOCTI MEeBHUX METOAIB 1 MOAEAell y CBIiTOBiNl NPaKTULi, OAQADBILE AOCAI-
A>KEHHsI OyAe CIIPSIMOBAHO Ha 3aCTOCYBaHHS ITapaMeTpPUYHOI MHOXXMHHOI perpecii,
Y T. 4. TEAOHICTMYHOI MOA€AI sIK 6a30BOi MOA€Ai MacOBOI OLIIHKY Ha IIPUKAAAL PUH-
KY >KUTAOBOI HEPYXOMOCTi 0oAHOroO 3 paitoHiB M. Kuesa. Takuit Bubip o6ymoBato-
€TbC, NI0-TepILe, MMPOKOK BXUBAHICTIO LIi€l MOAEAIL Y CBITOBiN IPAaKTULi, a OTXe,
HASIBHICTIO AOCTAaTHbOI KiABKOCTi MPaKTUYHUX KeIICiB; MO-Apyre IPOCTOTOIO CIie-
yudikauii Ta crpatudikanii; Ho-TpeTe, 3araAbHOI0 AOCTYIIHICTIO BXIAHUX AQHUX
I[OAO MPOMNO3MLIii KYMiBAI-IIPOAQXKY 11 OpeHAM 00'€KTiB HEpyXoMOCTi Ha 6asi my-
OAIYHMX AXKepeA 1 aHAAITUYHMX MaTepiaAiB pUHKOBUX eKCIIEPTiB.
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