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NMpumeHeHne HenpoceTeBbIX TEXHONOMMIN NPU OLeHKEe HEABUXUMOCTHU
Application of neural network technologies in real estate valuation

AHHOTauuA. B daHHOU cmambe paccmampugaemcsi 803MOXHOCMb U Uenecoob-
pasHocme MpPUMEHeHUs1 HelpocemesbiX MmexHOos102ul rnpu OUeHKe cmoumMocmu Xusou
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Annotation. This article considers the possibility and feasibility of using neural net-
work technologies in real estate valuation on an example of the city Ekaterinburg.
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C koHua XX Beka HabniogaeTcs pocT nHTepeca K HempoceTeBbIM U HENPOKOMIbIO-
TEPHbIM TEXHONOMMAM, KOTOPbIE YCMNELLIHO NMPUMEHSAIOTCA B CaMbIX pas3nnyHbIX 06racTsax —
Ou3Hece, MeguuMHe, TEXHWUKE, reonornn, usnke u T. 4. Anga Toro 4tobbl NPOJOKUTL UC-
cnefoBaTb OaHHYK TeMy, HaMm CTOUT pa3obpaTtbCs B CAMOM MOHATUM HEWPOHHOW CETMW.
O6patumca k onpegenenuto J1.H. AcHuukoro: «HenpoHHasa ceTb (HeMpoceTb) — 3TO CUC-
Tema, BbINOfIHEHHast No obpasy n Nogobuio YenoBeyYeckoro Mosra, MeLLas HeKoTopble
acnekTbl ero paboTbl U AEMOHCTPUPYHOLLAA Takne BO3MOXHOCTU MO3ra, kak CnoCobHOCTb K
obyueHunto n gp.» [2,3].

CnepoBaTtenbHO, rMaBHbIM OTNIMYMEM HEMpoceTen OT OpYrMx MeTodoB, HanpuMmep,
TakuX, Kak 3KCMepTHble CUCTEMbI, SIBMISIETCA TO, YTO MO Nogobuio YernoBeveckoro Mosra
HEeMpoCceTn He HYXOAlTCs B 3apaHee U3BECTHOW MOAENWN, a CTPOAT ee CaMW TOSNbKO Ha
OCHOBe npeabsaBngemMon uHdgopmauum. MIMEHHO NO3TOMYy HEWpPOHHble CeTW BOWSU B
NpaKkTUKy BClOAY, FAE HY)XHO pellaTb 3agayn NporHo3vpoBaHus, Knaccudukaumm, ynpas-
NEeHNst — MHbIMK CrioBamu, B 06nacTn 4YenoBeyeckon OeAaTenbHOCTU, rae ecTb Hedhopma-
nuayemble U TpyaHo oopmManusyemole 3agaydm [2].

PasButre TexHonornn GbICTPO HaAXoOUT OTpaxeHue B MeTodax, KOTopble UCMOSb-
3yl0TCA A5 UccnenoBaHus B TOW UK MHOW cdpepe YernoBedeckon geatenbHoctn. U coe-
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pa OLEHKN HeABWXMMOCTUN He ABNAETCA UCKMYeHneM. B coBpeMeHHOM Mupe oueHKka He-
ABWXMMOCTM SBNSieTCA OAHOW u3 Hambonee BOCTpebOBaHHbIX M OgHOM M3 Hambonee
CNOXHbIX 33a4ay Ha pblHKE WHTENMeKTyanbHbIX CUCTEM OLEHKA U MPUHATUA peLUeHUN.
CnoxHoCTb 3aKkrntovaeTcsi, BO-NepBbiX, B 6ONbLIOM KOnMyecTBe (hakTopoB, BAUSIOWMX Ha
oueHKy. Bo-BTopbIX, cam xapaktep hakTopoB NpeacTaBnsieT CyLWeCTBEHHYI0 npobnemy —
HEKOTOpble U3 HNUX JOBOJSIbHO CITIOXHO dOpMann3oBaTb, HaNnpuMMep, «COCTOSIHNME ObbeKkTay.
B-TpeTbux, pblIHOK HEABMXMMOCTU AOCTATOMHO AMHAMUYEH, YTO NOApa3ymMeBaeT BbICOKYHO
CKOPOCTb MU3MEHEHMUS 3HaYEHUN NapamMeTPOoB OLEHKN C TeYeHUEM BpeMeHU. B-yeTBepThblX,
ansa popmmnpoBaHma obyyarowmx BeIOOPOK NPUXOOUTCS UCMONb30BaTh OMbIT PasfiMyHbIX
OLIEHLLMKOB, YTO MOXET NPUBOAMTL K NPOTUBOPEYnNBLIM pesynbtatam [1].

OOHUM 13 caMbiX BaXKHbIX 9TaroB pa3BUTUA TEXHONOrMM B cpepe OLEeHKU HeaBU-
XUMOCTU CTano OTKPbITUE BO3MOXHOCTU MPUMEHEHUS TEXHOMOMMN UCKYCCTBEHHOIO WH-
TennekTa npu paspabotke cuctem oueHkn. OBbIMHO Takme CUCTEMbI OCHOBaHbI Ha HEMPO-
ceTeBbIX TEXHOSOMNAX.

HelnpoHHble ceTn MoryT 6bITb anbTepHaTMBON OBObIYHBLIX METOAOB, NMPUMEHAEMbIX
NPy OUEHKe HEOBMXUMOCTU, TaKUX, KaK MeTo4 MHOXECTBEHHOW perpeccum n Metoabl Teo-
PUN OLEHKN HEABMKXUMOCTU (AOXOAHbIN, 3aTPaTHbINM N CPaBHUTESbHbIN). Tak Kak TOYHOCTb
pe3ynbTaToB, MNOMYYEHHbIX C MOMOLLBID HEMPOCETEBLIX TEXHONOIMMIM, MOXET ConepHuYaTb
U gaxe npeBblwaTb TOYHOCTb pPe3ynbTaToB, NOMYYEHHbIX MPU NOMOLUM TPpagULNOHHbIX
MeTO40B OLEHKN. Ho B HacTosLlee BpeMs HET OKOHYaTesNbHOro BbIBOAA O TOM, Kakon Me-
TOA nydwe Bcero ucnonb3oBatb. OOHU UCTOYHUKU FTOBOPSAT, YTO TOYHOCTb pe3yribTaToB,
MONyYEeHHbIX C MOMOLLBbI HEMPOCETEBbLIX TEXHOSOMMIN BbIlE, YeM TOYHOCTb pe3ynbTaToB
MHOXEeCTBEHHOW perpeccuu [4], Apyrme UCTOMHUKM YTBEPXKAAKT, YTO HEMPOHHbIE CETU NO-
KasblBaloT Oonee TOYHbIE pe3ynbTaThbl, TONLKO NPU HeEBGONbLWNX 06beMax AaHHbIX [5, 6].
Takke HenpoceTu MOryT NPUMEHATLCA Kak B CaMOM MpOLECcCe OUEHKWU, Tak U Ha aTane
BblbOpa Tex ¢hakTopoB, KOTOpble OKa3blBalOT Hanbornbluee BrUsHWE Ha (opMUpoBaHue
LUEeHbl Ha HeABMXUMOCTb.

PaspaboTka cnctem, OCHOBaHHbIX HA HEMPOCETEBLIX TEXHONOrMsAX, Havanacsb B 90-
e rogbl XX Beka 1 ncnonb3oBanacb B OCHOBHOM, 4515t 06paboTku rpadmnyecknx nsobpaxe-
HUN. HecMoTps Ha To, 4YTO B P® ocyLlecTBnsanncb uccnegoBaHus pbiHka HEOBUXMMOCTU C
NCMNOSiIb30BaHNEM HenpoceTen, Mexay Tem, CYLWHOCTb (PopMMpOBaHUA CTOMMOCTM Ha
PbIHKE XXUNOW HEOBWXMMOCTU, paccMaTpmBaemasi C TOYKM 3pEHUS BIIUSHUS Ha Hee Mak-
podakToOpoB N AUHAMUYHOCTU SKOHOMUYECKUX NPOLIECCOB, NPOUCXOAALLNX B HEM, HEO0C-
TaTo4YHO NpopaboTaHa B NpuknagHoMm acnekte. PasHoobpasme cylecTBylowmnx coynasb-
HO-3KOHOMUYECKMX MPOBMemM M MUX BAUAHWE HA PbIHOK XWUIbs, onpenenusno Bblbop Ha-
npasBfieHns 4aHHOro UCcnegoBaHus, ero Lenu 1 3agadn.

Llenb: pa3paboTtaTte HEMPOCETEBY MOAESb C UCMOMNb30BaHNEM PasNNYHbIX hakTo-
pOB, OKa3blBalOLWNX BANAHNE HA (POPMUPOBAHME PbIHOYHOW CTOMMOCTM Ha PbIHKE XXUIOM
HeBWXNMOCTN.

3adayu:

1. I3yunTb NpUHLMN OLEHKU HEABMXUMOCTU MPU NOMOLLN HEMPOCETEBLIX TEXHOMO-
TUN.

2. NpoananunaupoBaTtb 1 obpaboTaTb 00bsABNEHUS O Npogaxe Xunbs B r. Ekarte-
PUHOYpT.
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3. C nomoubto nporpammbl Deductor studio  paspaboTaTb. ONTUManbHY HENPOH-
HYIO CETb N OCYLLIECTBUTb OLIEHKY CTOMMOCTM XUITOM HEABMXMMOCTU B I. EkaTepmHBypr Ha
OCHOBE CTaTUCTUYECKUX AaHHbIX. [MPUHLMN OLUEHKN HEABMXUMOCTU NMpM NOMOLLM HENpoce-
TEeBbIX TEXHOMOMIN 3akmntoyaeTca B cnegytoweM. HecmoTpa Ha Gonblioe pasHoobpasue
BapUaHTOB HEMPOHHLIX CETEN, BCE OHM MMET obLumne YepTbl. Tak BCe OHU, Takke, Kak u
MO3r YenioBeka, COCTOAT M3 BOMbLIOro Yncra O4HOTUMHbBIX 3NIEMEHTOB — HEMPOHOB, KOTO-
pble UMUTUPYIOT HEMPOHbLI FONTOBHOMO MO3ra, CBA3aHHbIX MeXay coboMn.

BxoaAbl CuHancel

AKcoH Bbixog

s=>X.w,  Y=FS
i=1

Puc. 1. Cxema NCKyCCTBEHHOIO HEMPOHa

N3 pucyHka BUOHO, YTO UCKYCCTBEHHbLIA HEWNPOH, TaK XXe KaK U XXMBOW, COCTOUT U3
CMHAamNcoB, CBA3bIBAKOLLMX BXOAbl HEMPOHA C A0pPOM, siApa HEMpOoHa, KOTOPOe OCYyLLecTB-
naet 06paboTKy BXOAHbLIX CUrHaroB U akCOHa, KOTOPbIA CBA3bIBAET HEMPOH C HEMPOHaMM
cnefyoLlero cros.

CyuwiecTBylollME Ha AAHHbIA MOMEHT HEMPOCETU ABMAKTCHA rPynnMpoBaHUEM WUC-
KyCCTBEHHbIX HEMPOHOB, B BMAE COEAMHEHHbIX Mexay cobon crnoeB. XOTa CYLLECTBYHOT
CeTN, KOTOPbIE COAEPXKaT NULLb OAWMH CIOW, UNK Aaxe OOWH 3NeMeHT, BOMbLUIMHCTBO pea-
nnsauunm NCnonb3yT CETU, CoaepXKaLLUMX KaK MUMHUMYM TPWU TUMa CroeB — BXOOQHOW, CKpPbI-
Tbil U BbIXOAHOW. CNON BXOAHbLIX HEMPOHOB NOJSTyYaeT AaHHbIE UMK U3 BXOAHbLIX (hansos,
NN HENOCPEeACTBEHHO C 3MIEKTPOHHbIX AaT4YMKOB. BbixogHOW cnoun nepecbinaeTt MHgop-
MaLnio HEMOCPEACTBEHHO BO BHELLHIOW cpefy, K BTOPUYHOMY KOMMbIOTEPHOMY npoLeccy,
UIn K Apyromy yCTpPOMUCTBY.

Mexay aTMMn OBYMSA CIrOsSIMU MOXET ObiTb HECKONbKO CKPbITbIX CFOEB, copepXka-
LLMX MHOroO pa3HooOpa3HO CBSA3AHHbIX HEMPOHOB. Bxoabl U BbIXOAbI KaXOoro U3 CKpbITbIX
HEMPOHOB COEANHEHbI C APYTMMN HENPOHAMM.

HanpaBneHne cBs3n OT OQHOr0 HEMPOHA K OPYroMy SIBASIETCS BaXXHbIM aCrnekToMm
HenpoceTen. Y GONbLUMHCTBA CETEN KaXObli HEMPOH CKPbLITOrO Crosi MoflydaeT curHasnbl
OT BCEX HENPOHOB npeablaywero cnost 1 0bblMHO OT HEMPOHOB BxoAHoOro cnos. lNocne
BbINOSTHEHUS onepauun Hag curHanamun, HEMPOH nepenaeT CBOW BbIXOA, BCEM HEMPOHaM
cnegyouwmx crnoes, obecnednBada nepegady curHana snepes Ha Bbixos,.

[MposedeHHOe uccriedosaHue rioka3ano crnedyrwuwue pesyrnbmamsi. Ha ocHose
cTaTuCTMyYecknx aaHHblx ¢ sHBaps 2001 r. no gekabpb 2016 r. 66110 NpoBeAeHO nccneno-
BaHMe 3aBMCMMOCTU CTOMMOCTM 1 KB. M MSioLiagm XUon HEOBMXUMOCTU OT PasfinyHbIX
dakTopoB, Ha npumepe boTaHuueckoro pavioHa r. EkatepuHbypra. [Insa npoBeaeHns uc-
cnenoBaHus 6binyn oTobpaHbl 8 hakTopoB, BNUSAIOLWMX HA CTOMMOCTb XXWUITOM HEABUXKUMO-
ctn B I. EkatepuHbypr:

1. leHexHasa macca no PO (mnH. py6.)

2. O6bem akcnopta PO (MnH. py6.)
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O6bvem umnopta PP (MnH. pyb.)
QkenopT HeT PO (MnH. py6.)
QkenopT HedpTenpoaykToB PP (MnH. py6.)
CpegaHss 3/l no ropony EkatepuHbypr
NHoekc noTpebutenbcknx LeH
CpefHsis cTouMOoCTb cTpouTenbcTBa B CBepanoBckon obnactum
NccnepoBaHue nposogunock B nporpamme Deductor Studio. [1na npoBeaeHus uc-
cnefosaHus 6b11 NCNOMBb30BaH ABYXCMOWMHbBIA NEPCENTPOH C 8 Bxogamu, 2 HEMpOHaMM Ha
CKPbITOM cfoe 1 1 BbIXOAOM, NOMy4YeHHbIM Mocne onTMMmn3aunmn nepcenTpoHa.

©NOOROW

CenaBuild

Puc. 2. Cxema nepcenTtpoHa

Ha pucyHke 2 nokasaHa cxema ucnosnb3yemMoro nepcentpoHa. [na obyveHusa uc-
nonb3oBanacbh Bbibopka 13 192 npumepoB n Ana TeCTMpoOBaHUA MCMNoNb3oBanach BblIbop-
ka u3 18 npumepoB. B kayectBe anroputmMa obyyeHns Obin MCNONBb30BaH anroputm 06-
paTHOro pacnpocTtpaHeHust owmnbku. MNMorpelwHoCTb B pacyeTax He npesbicuna 3%.

B pesynbTaTte nccnegoBaHus ¢ NOMOLLbIO HerpoceTn Bbino cMOAennMpoBaHO MHO-
KecTBO 3HayeHun. [ns HarnsagHoOCTWU, MOMyYeHHble 3HaYeHusi Obinn pacnonoXeHbl Ha
nnowaan KoopauHaTt, B pesdynbtate 6bin1 NOCTPOEH rpadouK OTKIOHEHUST OT MOfyYeHHON
mozenu (puc. 3).

Puc. 3. N'paduk cmogenmpoBaHHbIX 3HAaYEHUI
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Takum o6pa3omM cnocob OLEHKN CTOMMOCTU HEABMXMMOCTM NpY NOMOLLM Herpoce-
TEBbIX TEXHOOMMN MOXET ObITb anbTEPHATMBON CTaHAAPTHLIM MEeToAaM, TaknM, Kak me-
TOA MHOXECTBEHHOW perpeccum u MeToAdbl TEOPUM OLEHKM HEOBMXXMMOCTU (4OXOAHbIN,
3aTpaTHbI U cpaBHUTENBHbIN). OBYCNOBNEHO 3TO TEM, YTO TOYHOCTb Pe3ynbTaToB, NOMy-
YEeHHbIX NPWY NOMOLLM HENPOCETN He OTCTaeT, a MHOrAa [aXe MpeBbilaeT TOYHOCTb pe-
3ynbTaToB, NOMYYEHHbIX NPY NOMOLLM TPAANLIMOHHbBIX METOAOB.
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