IIpuxnannas MaTemaTHka U Bonpocs! yrnpasneHus. 2019. Ne 4

DOI: 10.15593/2499-9873/2019.4.10
YK 51-77

A.O. CepreeBa, E.B. UamannoBa

BepesHukoBckun dounuan MNepmcKoro HauMoHaNbHOro NCCNeaoBaTENbCKOro
NoSIMTEXHNYECKOro yHMBepcuTeTa, bepesHukn, Poccus

NMPOrHO3NPOBAHUE LIEH HA PbIHKE MEPBUYHOIO XWUJbA
B CAHKT-NMETEPBYPIE HA OCHOBE PEFPECCUOHHO-
ANODPEPEHUUAIIBHOIO MOAOENNPOBAHUA

MokasaHa akTyanbHOCTb MUCCNedoBaHWA AUHAMUKM LeH Ha HeaBMXKMMOCTb B ropoae CaHkT-
MeTepbypre. OnpeaeneHbl KpUTEPUIA OLEHKN 1 haKTopbl, BNMsOLWNE HA OO6bEKT ModenmpoBaHus. Pac-
CYMTaHbl HOPMMPOBAHHbIE 3Ha4YeHUs KpuTepus 1 akTopos. VccnegosaHa B3avmHas koppenauus dak-
TopoB. MocTpoeHa NuHeHas MHorodakTopHas Mogdernb W MOAENb B NMPOCTPAHCTBE COCTOSIHUIA, [OKa-
3aHO, YTO OHM He MOryT OblTb MCMOMb30BaHbI U3-3a MIOXUX MPOrHO3HbLIX CBOWCTB. MocTpoeHa perpec-
CUOHHO-AnddepeHUmnanbHas Mogenb W3MEHEeHUs LeH Ha NepBUYHYl HeABMXUMOCTb B CaHKT-
MeTepbypre c y4eTOM B3aUMHOTO BMSHUSA (DAKTOPOB, BbISIBMEHbI BO3MOXHOCTU BAUSIHUS HA ee AWHa-
MUKY. Ha OCHOBaHUWM NMHENHON MHOropakToOpHOM MOAENU U perpeccMoHHo-guddepeHUmansHon Mo-
Aenv caenaH NporHo3 N3MeHEeHNs LieH Ha Gnvxaniune Tpu roga.

KnioueBble cnoBa: XWNMULLHOe CTPOMTENbCTBO, MaTemaTuyeckas Moaesb, PerpeccvoHHO-
avdpdpepeHumanbHas Mogenb, NPOrHo3, CoLManbHO-3KOHOMMYEecKast cuctemMa, KoppensiLms.

A.O. Sergeeva, E.V. Izmaylova

Berezniki branch of Perm National Research Polytechnic University,
Berezniki, Russian Federation

PRICES FORECASTING IN THE PRIMARY HOUSING MARKET
IN SAINT-PETERSBURG BASED ON REGRESSION-
DIFFERENTIAL MODELING

The relevance of the study of the real estate prices dynamics in the city of St. Petersburg is
shown. The criterion and factors influencing the object of modeling are determined. Normalized values
of the criterion and factors are calculated. The mutual correlation of factors is investigated. A linear mul-
tifactor model and a model in the state space are built, it was proved that they cannot be used due to its
poor predictive properties. A regression-differential model of prices changing for primary real estate in
St. Petersburg is built, taking into account the mutual influence of factors, the possibilities of influence
on its dynamics are revealed. Based on the linear multifactor model and the regression-differential
model, the forecast of price changes for the next three years is made.

Keywords: housing construction, mathematical model, regression-differential model, forecast,
socio-economic system, correlation.
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Cankr-IlerepOypr — ropon ¢enepaabHOro 3HA4E€HHUs, BTOPOH TOpPOJ
10 YUCJIICHHOCTU HaceneHus B Poccuiickoil Penepanyu, Kyaa CTPEMUTCS
MHOIO JIFOZIed. 3a CYeT yBeJMYMBIIErocsi o0bEMa CTPOSIIEroCs KUIIbS,
CHW)KEHHSI CTOMMOCTH JKWJIbsl 32 CUET YJAJICHHOCTH OT LIEHTPa U KadyecTBa
CTPOUTENIbHBIX MAaTE€pUAJIOB JKEIaHHE HMETh CBOIO KBapTUPY B CEBEpPHOMU
CTOJIMLEC HE KaKETCA HEHUCIOJHMMBIM. OIHAKO CYyHIECTBYET MHOXECTBO
(bakTOpOB, KOTOPbIE MOTYT BJIMATH HAa CTOMMOCTH KBAJpPAaTHOTO METpa K-
Jbsi. 3HaTh, Kak OyAyT MEHSTHCS LIEHBI B ONMKallIie ro/ibl, BAXKHO JJIs TEX,
KTO XO4Y€T BKJIAJbIBATh CBOU JIEHBI'H B HEJJBUKUMOCTD.

YPOBEHB 1IEH Ha KWIYI0 HEIBUKUMOCTD, KaK MEPBUYHYIO, TaK U BTO-
puuHyto, B ropoje Cankr-IlerepOypre A10CTaTOUYHO BBICOK U B T€YEHHUE I10-
CJIEIHUX JIET UMEJ YCTOMUMBYIO TEHICHIIMIO K pocTy. B cBsI3u ¢ 3TUM akTy-
aJIbHBIM CTAHOBUTCSI BOIPOC O BBIABJICHUU (PAaKTOPOB, OKA3bIBAIOIIUX BIIUS-
HUE HA LIEHbl HA PbIHKE KWJIbs. JTOT PHIHOK XapaKTEpU3YyeTCs JOCTATOYHO
OoNBLIIMMU 00bEMaMH CTPOMTENBCTBA, 3HAYUTEIbHBIM MPEJIOKEHUEM HO-
BOT'0 JKWJIbsl IIPU COXpaHEHHH 00Jiee HU3KUX LIEH Ha BTOPUYHOE KUibe. B TO
e BpeMs UJIET U3HOC CTaporo >KUJIOro (poHaa, YTo MPOBOLMPYET yBEIUYE-
HUE CIIPOCa Ha XKUY HEIBUKUMOCTD.

JUig MOJEeNnUpOBaHMsI TEKYIIETO COCTOSIHUS PbIHKA JKWJIbSI U IIPOTHO-
3UPOBaHUsl €ro COCTOSHHUS Ha OJipKaliiude rojbl ObUIM IHOCTPOEHBI Cie-
JyIOIIME MaTEMaTHYECKUE MOJIEIIH:

— nuHelHas MHorodaktopHas Mmozaens (JIMM) — mHorodakropHas
HDKOHOMHYECKAsl JMHEHHAs MOJENb, KOTOpas yCTaHABIMBAET 3aBUCUMOCTH
MEXy KaXIbIM [TOKa3aTeJIeM U HECKOIbKUMHU (haKTOpamH;

—mozenu B npoctpaHcTBe coctosiauii (MIIC) — Monens, B KoTOpou
(bakTOpHI BIUAIOT HE TOJIBKO HA CHCTEMY, HO M CaMU Ha cels;

— perpeccuoHHO-IU(pGepeHranbHas MOJIeNb — HEIMHEHHas: MOJENb
Ha OCHOBE () (hepeHInaIbHOTO YPAaBHEHUS 1-I'0 TIOPSIJIKA.

PaccMoTpyM AMHAMUKY IIEH OJJHOTO KBaJIpaTHOI'O METPa HEBHKUMOCTH
Ha TIEPBUYHOM PBIHKE XWJIbs. JIaHHBIA KpUTEpUil 3aBUCHT OT MHOTHX (DaKTo-
POB, paccMOTpUM HauOoJjiee 3HaUUMBbIe U3 HHUX, 3HAYEHHsI KOTOPBIX JIOCTYIIHBI
Ha caiite Poccrara n agmunuctpauuu ropoga Cankr-IlerepOypra [1-3]:

e x; —Hacenenue Cankr-IlerepOypra, ThIC. Ued.;

® X, — IIpoLeHT o unoreke B Poccun, %;

® X3 — CpPEIHHI CPOK UIIOTEYHOI'O KPEINTA, JIET;

® X4— BBOJ B JCHCTBHE KHMJIBIX JOMOB, ThIC. M;

® X5 — LIEHA HEIBWKMMOCTH Ha BTOPUYHOM pBIHKE B ropozae CaHKT-
IerepGypr, py6/m”.
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[Tpoananu3upoBaHbl CTATUCTUYECKUE JAaHHBIE MO0 YKa3aHHBIM (hakTo-
pam 3a 10 net (¢ 2009 r.). 3HaueHuss kputepuss U (HaKTOPOB NPHUBEIEHBI
B Ta0m. 1.

Tabmura 1

3HaveHus (HaKTOPOB U KPUTEPHUs

2009r. |2010r. (2011 1. |20127r. |2013 1. (2014 1. |2015 1. |20167T. (2017 1. |2018T.

1 2 3 4 5 6 7 8 9 10

¥y 191910,3|79675,5|76872,6(85280,697318,398149,9|93573,294447,5|98842,6|107624,9
x| 4582 | 4880 | 4900 | 4953 | 5028 | 5132 | 5192 | 5226 | 5282 5352

x| 143 13,1 11,9 12,3 12,4 12,2 11,3 10,5 8,87 9,41

x| 17,1 15,7 15,7 14,6 14,7 14,4 14,8 14,6 15,1 16,7
X4 | 2603 | 2656 | 2706 | 2577 | 2584 | 3262 | 3031 3116 | 3536 4363
x5 |87052,6(82781,2|88586,6|81501,2(85750,8|90079,1 |81589,1|90074,1|87886,5(91230, 5

YroObl MCKIIOYHUTH BIMSHHE DPA3MEPHOCTH, HOPMHUPYEM 3HAUYCHMS
KpuTepues 1o gopmyine [4]:
~ y(t) B ymin
(1) =——"%
max ymin

dakTopsl HOPMHUPYIOTCS AHAJIOTUYHO. Pe3ynbTaTbl HOPMHPOBaHHS
NpUBEJCHBI B TA0I. 2.

Tabmura 2

3Ha4yeHUss HOPMUPOBAHHBIX (PAKTOPOB U KPUTEPUS

1 2 3 4 5 6 7 8 9 10

y 10,489 | 0,091 0 0,273 | 0,665 | 0,692 | 0,543 | 0,572 | 0,714 1
X 0 0,387 | 0,413 | 0,482 | 0,579 | 0,714 | 0,792 | 0,837 | 0,909 1

X 1 0,779 | 0,558 | 0,632 | 0,650 | 0,613 | 0,448 | 0,300 0 0,099

X3 1 0,482 | 0,482 | 0,074 | 0,111 0 0,148 | 0,074 | 0,259 | 0,852

x4 | 0,015 | 0,044 | 0,072 0 0,004 | 0,384 | 0,254 | 0,302 | 0,537 1

xs | 0,571 | 0,132 | 0,728 0 0,437 | 0,882 | 0,009 | 0,881 | 0,656 1

[TpoBeeM KOppeIALMOHHBIN aHanu3 1o Gopmyie

> (=0 (v~ »)

r = pu— J— 9
YN -x -y
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rae X — cpeaHee apuMETHYEKOE psla X; y — CpejiHee apu(pMETHUEKOe

psanay.
PesynbraT KOppenauuu npuBeieH B Tad. 3.

Tabmuna 3
Koppensiust pakTopoB 1 KpuTepusi
X1 X X3 Xq X5
X 1,0000 -0,9072 —-0,3992 0,7738 0,3358
X3 1,0000 0,1757 -0,7944 -0,4092
X3 1,0000 0,2131 0,2389
X4 1,0000 0,6033
X5 1,0000
y 0,6345 -0,5459 0,0840 0,7511 0,4907

Koppensimus y Bcex (akTOpOB JOCTATOYHO BBICOKAs, MOITOMY HU
oJIuH 13 (PaKTOPOB HE MOXKET OBITH HCKITIOYEH U3 PacyeToB [S].
st moctpoenust JIMM ucnionszyem popmyiny

y(x)=4+2X4 x,

rae A, — Ko3(QUIUEHT IaCTUMHOCTU MOJEIH; 4 — KOI(Q(PUIHMEHT BIus-

HUS I-T0 (paKTOpa HA KPUTEPUH ; X; — 3HAYCHHUE i-r0 (aKTopa.
Jnst onpenenenust KOAQPUIMEHTOB MUHUMH3HPOBAIN KBAJAPaTHIHOE
OTKJIOHEHUE CTATUCTUYECKUX JAHHBIX OT PAaCYETHBIX MO (hopMyIie

S= Z(y(t)—yp (t))2 — min.

[Tocne noctpoenust JIMM Obimn nosydensl kod3dduuumentsr: 4g = 0;
A1=10,2926; A, =0,2574; A3=0; A4= 0,6480; As= 0,0554.

Tak kak ko3 dULUEHT A3 UMeeT OYeHb MaJloe 3HaYeHHE, MOXKHO Clie-
JaTh BBIBOJ, YTO LI€HA HEABM)KMMOCTH Ha BTOPUYHOM pBIHKE B TOpPOAE
Cankr-IleTepOypre He Bnusier Ha Kputepuil. Haubomnpinee BausiHue HaA AH-
HAaMUKY LIE€H Ha PbIHKE IIEPBUYHOIO KUJIbsSI OKAa3bIBAET BBOJI B IEHCTBUE KU-
JIBIX JIOMOB, YTO BITOJIHE JIOTHYHO.

Onenum annpoxcumanuio JIMM: kak BugHO u3 puc. 1, JIMM touno
onpezenniaa KOHEYHYI0 TOUKY, HO /10 6-ro roja o0Ily0 TEeHAECHLUIO U3Me-
HEHMS 1IEH MOJEJNb YJIOBUJIA YACTUYHO: JIUIIb ¢ 6-r0 110 10-i1 roapl 1aHHbIE
JIMM 0Onu3ku K U3BeCTHBIM JaHHBIM. CyMMa KBaJIpaTUYHOTO OTKJIOHEHHUS B
pe3yinbrare pacueToB paBHa 0,324 8.
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1,20
1,00

0,80 /
0,60

o\ /
0,20 \ /
0,00 \/

1 2 3 4 5 6 7 8 9 10
JIMM — X OHAS

Puc. 1. Annpokcumanus JIMM

[Tpu noctpoennn MIIC ucnons3yroTcst hopmyds [6]:
x(t)=c+d x(t,),
y(t)=a+B-x(t,),

rie B — maTpuiia nmepexoja BHEIIHEH Cpelbl U3 OJTHOTO COCTOSIHHS B APY-
roe; d — BeKTOp (PyHKIMH BBIXOJA; & U ¢ — CBOOOJHBIC KOA()(DUIIMCHTHI,

X (#,) — BexkTOp COCTOAHYSL.

i

I'paduku ncxonunoit pyukuuu u moayuennord MIIC monenu mokazaHbl
Ha puc. 2. Cymma KBaIpaTUYHOTO OTKJIOHEHHs paBHa 1,729 8 st dpakTopoB
u 0,340 0 nst kpurepueB. OTKIOHEHUS MEXTy TpapuKaMHu UCXOAHOTO KpH-
tepust 1 JIMM menbine, uem mexay MIIC, ciemnoBarenbHO, MOJETHPOBA-
Hue JIMM otpaboraino 6oee KOpPEKTHO.

st Toro 4To6b1 yoeautbest, noaxoaut jau JIMM mnis nporuosuposa-
HUsI, HEOOXOJMMO BBINOJIHUTH MOCTIPOrHO3. Bo3bMeMm maHHble 3a 9 Jjer,
10-#1 rox OymeM cUHMTaTh YCIOBHO HEM3BECTHBIM JIJISl IIOCTIPOTHO3a, HA OC-
HOBE MEPBBIX 9 JET NOCTPOUM NOCTHPOrHo3 no JIMM u cpaBHUM C pealib-
HBIM 3HAa4eHHEM. 3aTeM IOBTOPUM IOCTPOEHHUE MOCTIPOTrHO3a Ha JIBa Toja,
CUMTas HEM3BECTHBIMU JaHHbIe 1 9-ro u 10-ro roja, u Ha TpU roja, CUM-
Tasl yCIOBHO HEU3BECTHBIMM 8-H, 9-i1 u 10-1 rox. Pe3ynbpTarsl noctrnporyo-
3a MoKa3aHbl Ha puc. 3.
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1,2000
1,0000 /
0,8000 -~ /
0,6000 /AN =

0,4000 _\\ / _____
0,2000 \/
0,0000

1 2 3 4 5 6 7 8 9 10

HUcxonnas

Puc. 2. Annpoxcumanusa MIIC

1,60
1,40 e

1,20

1,00 : —
0,80 i

0,60 T ey
040 -\ S :

AN P
0.20 \ 7
0,00 T~
! > 3 4 5 6 7 8 9 10

Hcxomnag «e==-* JIMM = = =J]IMM-] &= o J]IMM -2 — - - JIMM-3

Puc. 3. I[Toctoporuos no JIMM

I'paduk moxa3pIBaeT, 4TO C YBEIMYECHUEM MPOAOIDKUTEIBHOCTH MOCT-
IIPOrHO3a 3HAUUTENBHO YXYJIIAeTCs PE3yJbTaT, CIEA0BATEIbHO, JaHHOMY
METOY MPOTHO3a JOBEPATH HENb34 [7].

Paccmotpum moctpoenne PJIM [8] Ha ocHOBE OOBIKHOBEHHOTO AH(]-
(bepeHIaTbHOr0 YpaBHEHUSI BTOPOT'o MOPSIKa BUAA

dZy(t)_'_g.dy(t)

o " =a+b-y(t)+
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+i§1:ci-xi(t)+iidij-xi(t)-xj(t)+

IWARIOTE

[Tpu moctpoenun PJIM mucnosip30Banochk mporpaMmMHoe oOecrieueHne
[9], morpemHOoCcTh anmpokcumanuu coctasisier 0,001 4. I'paduku mucxon-
Hoii pynkuuu u P/IM uzo6paxeHs! Ha puc. 4.

[To rpadmkamM MOKHO 3aMETUTh, YTO NAHHBIM METOJ HauOOJee MpPH-
OJINAKEH K UCXOJHBIM JIAHHBIM, YTO MOXET TOBOPUTH O €ro 3PPEKTUBHOCTH.
[Tpornos mo P/IM nHa Onwxaiiimue Tpy rojia MpuBEIeH HUXKE:

Ton 2019 2020 2021

y 1,33 1,56 1,58
L H H
NN N N M NN NN N
5 U S NS N N N N e A0
N N N o~ -
% T T N Y 0 ) N B 4
B N N 4 =7 _—
N S 0 N W W T
JN - A N N _—
AN S
O . S N SO S U SRS

Puc. 4. I'padukn ncxoaupix gaHHbx 1 P/IM B mporpaMmMHOM
obecreueHuH

OnpenennM, UCKIIOYEHHE Kakoro ¢akropa HauOONbIIUM 00pa3oM
BIMSET Ha KPUTEPHiA, H MOCMOTPHUM, Kak cucreMa ce0st OyJaeT BeCTH Ipu
n3MeHeHuu 3toro ¢akropa ot —10 go +10 %. UToOsl OIEHUTH BIMUSHUE
dbakTopoB Ha kputepuid, BepHemcs kK JIMM u nmoctpoum ee 6e3 ydera Kax-
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noro (akropa 1o odepeau. PesynpTaThl mpeacTaBieHsl Ha puc. 5. [1o rpa-
(GbuKy BHIIHO, UTO CHJIBHO OTJIMYAETCs pe3ysbTaT 0e3 dakropa x4 — «BBoxa B
JNEHCTBHE KUIIBIX TOMOB, THIC. M. Crnpornosupyem PJIM ¢ yuetom nsme-
HeHull 3Toro ¢akropa (tabn. 4). 'padudeckas WUTFOCTpalvs W3MEHEHUN
MoKa3aHa Ha puc. 6.

1,20
1,00
0,80 ,'//
AN T -~
0,60 A3 e
//"6) \\‘.\ = _; - ::.7/
040 veus s S
:/‘,,5" g sete e
0,20
0,00 T T T T T
1 2 3 4 5 6 7 8 9 10
eeeee 03X JIMM 0e3xy; = « = 0e3x3 ————-— 0e3 x4 0e3 x;
Puc. 5. Uckmrouenne pakTopon
Tabmnuna 4
Pesynbrarsl npornosza no PJIM
Kpurepun T'on 2019 2020 2021
3HaveHune 1,33 1,56 1,58
y C 2019 rona 3nagenue m3menurcs Ha (%) 33 56 58
IIpenmonoxurenpHas LieHa 3a Mz, pyo. 143141,1]167894,9| 170047,4
3HaueHue 1,35 1,62 1,69
yw+o  |C 2019 roma 3nauenne nzmenurcs Ha (%) 35 62 69
TIperoNoKUTEbHAS [IeHa 32 M, PyO. 123706 | 136787 | 144229,7
3HaueHue 1,34 1,59 1,63
Vyd+5 C 2019 rona 3naucnue mmMenutcs Ha (%) 34 59 63
IIpennonoxurenpHas LieHa 3a Mz, pyo. 144217,41171123,6| 175428.6
3HaueHue 1,32 1,53 1,52
Vs |C 2019 rona 3Hauenue namenurcs Ha (%) 32 53 52
IIpeanonoxxurenapHas IIeHA 3a M2, py0. |142064,9|164666,1| 163589,9
3HaucHHE 1,32 1,5 1,47
Vw10 |C 2019 rona 3Hauenne usmenntcs Ha (%) 32 50 47
IIpennomnoxuTtenbHas 1IeHa 3a M2, py6. |142064,9|161437,4| 158208,6
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1,8
1,6 e = e = ==

1,4

1,2
1 /

0,8
0,6
0,4
0,2

1 2 3 4

Xg == x3T10% = == x4 +5% r=== x4—5% ====x,-10%

Puc. 6. PJIM c yuerom u3meHeHu# QakTopa x4

[Tpu n3menenun 3HaueHuit pakropa x4 Ha =10 % MOXKHO cka3aTh, YTO
YeM MEHbIIIE KHUIIbIX IUIOMIAeii BBOJST B SKCILTyaTalUI0, TEM JOPOXKE CTO-
UT JKUJIbE, YTO a0COJIFOTHO JIOTUYHO.

B pesynbraTe mccnemoBaHUs OblIa MOCTpPOSHA MPOTHO3HAS MOJCIH
M3MEHEHWS 1ICH Ha MIEPBIYHYIO HENBIKMMOCTB B Topoie Cankt-IletepOypre. Bor-
SICHUJIOCK, YTO TIOJIOKUTENIHHOE BIIMSIHUE Ha OOBEKT OKas3bIBAaeT BBOJ B JCHCTBHE
XKWIBIX TOMOB. Ha OCHOBE MONMY4YeHHBIX JAaHHBIX MOXKHO CHIEJaTh BBIBOJ,
YTO JUHAMUKAa OOBEKTa TOJOXKUTENbHAsA. OOBEKTOM MOXKHO YIIPABIISTH,
CAepkKHUBasi TEMIIbI POCTa LIEH Ha WJIbE, HO MOJIHOCTbIO OCTAHOBUThH POCT
IIEH B IaHHOM SKOHOMHYECKON CUTyaIlil HEBO3MOXHO.
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