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[Ipu HeBepHO MACHTU(UITUPOBAHHBIX MOTPEOUTEIHCKUX MPEANOUYTECHHUSIX JICBEIIONEP MOKET
BBIBECTH Ha PBIHOK IIEPEOLICHEHHOE NTPEIJIOKEHHUE, PACCUUTHIBAsI HA aKTUBHBIE ITPOIAKHU, B TO BPEMS
KaK cIpoc OyIeT MEeHbUIE OKUAAEMOr0 YPOBHS, JINOO BBIBECTH HEIOOLIEHEHHOE IIPEIJIOKEHUE,
yIIycKasi BBIFOJly NMpOJaTh IO COOTBETCTBYIOLIEH cnpocy lieHe. [loTpeburenbckas npuBieKaTesb-
HOCTb JKUJIOW HEJIBUKUMOCTHU, IPEATIAraéMOi Ha PbIHKE, MOKET OBITh ONpE/EIeHa C IOMOIIbIO Me-
XaHU3MOB KOMIIJIEKCHOTO OLieHMBaHusA. [|JIsi HarIsgqHOCTH paccMaTpUBAETCs JEMOHCTPALlMOHHBIN
IIpUMEP, I'I€ IPUBJIEKATEIBHOCTh HEJBUKUMOCTH OIPENEIAETCA C YUETOM TPEX YKPYITHEHHBIX Xa-
PAKTEPUCTHK: MECTOIOJIOKEHUE, JIOM U KBapTupa. i1 BcexX COYeTaHUM ITUX TPEX XapaKTEPUCTHUK
IIOJyYeHBl OLIEHKHM IMOTPEeOUTEIbCKONW IMPHUBIIEKATEIbHOCTH. B pe3ynbraTe HaliileHbl JBE Haphbl
Hau0oJee NPUBIIEKATENbHBIX MPEUI0KEHHH, CPEIU KOTOPHIX MOXHO BBIOpATh 10 OJJHOMY, 3aBEOMO
Oosiee 5KOHOMHOMY BapHaHTy. M3 3TUX BapuaHTOB OJUH TaKXKe sIBJIAETCS 00Jiee SKOHOMHBIM JJIs
JeBenonepa.

RISKS OF RESIDENTIAL REAL ESTATE DEVELOPMENT
TAKING INTO ACCOUNT INCORRECTLY IDENTIFIED
CONSUMER PREFERENCES

A. V. Lebedeva, I. E. Alekseeva, A. O. Alekseev

A developer may bring an overestimated offer to the residential real estate market and expect
active sales, but the demand will be less than expected with incorrectly identified consumer prefer-
ences. Otherwise, the developer may bring out an underestimated offer, missing out on the benefit
of selling at less than an adequate price. Consumer attractiveness of residential real estate can be
determined by using the integrated rating mechanisms. For clarity, we consider a demonstration
example, where attractiveness is determined taking into account three aggregated characteristics of
real estate: location, house and apartment. Consumer attractiveness estimates are obtained for all
combinations of these three characteristics. As a result, two pairs of the most attractive offers are
found, among which it is possible to choose one, obviously more economical variant. Of these var-
iants, one is also more economical for the developer.

Cpenu Bcex pUCKOB CTPOUTEIBCTBA M JEBEJIONMEHTA JKUIJIOW HEJIBHKUMOCTHU
CTOWT BBIICTTUTh PUCK HEBEPHOU OIICHKU MOTPEOUTEIHCKON MPUBIEKATEIILHOCTH BbI-
BOJIMMOTO Ha PBIHOK mpemioxkenusi. C 0qHON CTOPOHBI, AEBEIONEP MOXKET BBHIBECTH
HAa PBIHOK NIEPEOLIEHEHHOE MPEIIOKEHUE C PACUETOM Ha AaKTUBHBIE TTPOJAXKHU WU MPO-
JIa)KH BBILLIE PBIHKA, HE JJOCTUTHYB INIAHUPYEMBIX MPOJAXK, IIOCKOJIBKY CIPOC MOXKET
OKa3aThCsl MeHbIIE 0xxugaeMoro. C Ipyroil CTOpOHBI, IEBEJIONEP MOKET BHIBECTH Ha
PBIHOK HEJOOLIEHEHHOE MPEJI0KEHNE, YIIYCTUB BBIFOAY OT INPOJAXKH KBapTUP IO
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[IEHE HIDKE aJIeKBAaTHOU PHIHKY. VICTOUHHKOM 3THUX PUCKOB MOTYT OBITh pa3HbIe MpHU-
YUHBI, HAYMHASA OT UTHOPUPOBAHUS MOTPEOUTENHCKUX MPEANOUYTEHUNA O UX HEBEP-
HOTO OIPEIECIICHUS.

Cy1miecTByeT HECKOJbKO MOJIXO/I0B K BBISIBJICHUIO MOTPEOUTENHCKUX MPEIIIO-
YTeHUH U UX (popMaIu3almu B BUIE MATEMATUYECKUX 00BEKTOB, TEOPETUUECKH 03~
BOJISIFOIIMX YCTAHOBUTH KOJIMYECTBEHHYIO CBSI3b MEKY PA3JIMUHBIMU XapAKTEPUCTH-
KaMU HEIBMKMMOCTH U TeMIlaMH IpoAax. OJMH U3 TaKUX MOJX0J0B COOTBETCTBYET
UJIe€ KOHIIENTYyaJIbHOTO MPOEKTUPOBAHUS KUJION HEABMKUMOCTH [1], rie HEIBHXKU-
MOCTB MPEJCTABISAECTCS KAaK CIOXHBIM TOBAp, OMMCHIBAEMBII COTHSMH NapamMeTpPOB.
Kak mpaBuiio, aHaTUTUKHU BBLACISIIOT IATh TPYIIT MOKa3aTeNnel, XapaKTepu3yoIuX
WHJUBHIyaIbHO KBapTUPY (KHIYIO SUYEHKY), )KAJION JIOM, XKUY Tpynny (KUIou
KOMILIEKC), JIOKAIUIO (MECTOMOJIOKEHHE ), 3aCTPOMIIMKA HIIH YIIPABIISIONLYIO OPTaHH-
3alMI0 U OT/AENBbHO LeHy. IlepeilTu oT Habopa XapaKTepUCTUK K OJHOUM HIIM HECKOJIb-
KUM YKPYIHEHHBIM HUHAUKATOPAM MOXHO C MOMOIIBI0O MEXaHU3MOB KOMILJIEKCHOTO
OLICHUBAHUsI, ITO3BOJISIOIIMM IIOCIEA0BATENBHO arperupoBaTh MOKA3aTENH ¢ yYETOM
MpeAnoYTeHUN norpedureneid. Mexay ppIHOUYHOM 1IEeHOH 1 0000IIIEHHBIM WHIUKATO-
POM, XapaKTEPU3YIOIIKUM ITPUBJIEKATEIBHOCTD HEBMKUMOCTH C YYETOM BCEX NIOKa3a-
TEJIEN B LEJIOM, MOKHO IIOIBITAThCS YCTAHOBUTH KOJIMYECTBEHHYIO CBsA3b. VIMest Takue
GYHKIMH TS KQXKI0U TPYIIBI TOTpeOuTenel, MOKHO IPOTrHO3UPOBATh CIPOC Ha K-
nbe. OJIHaKO, HEBEPHO UICHTU(PUIIUPOBAHHBIC MTPEATIOUTEHUS MOTYT CTaTh IPUIMHOM
HEBEPHOH OIIEHKH MOTPEOUTENHCKON TPUBJIEKATENbHOCTH U BBIBOJA HA PHIHOK MPEI-
JIO’KEHUSI C HEAIeKBATHBIMU OXKUAAHUSIMU.

[{enpr0 HACTOAILETO UCCIIEIOBAHUS SIBISETCS IEMOHCTPALUs PUCKOB MPOEKTOB
CTPOUTENBCTBA U JIEBEJIONIMEHTA KHJIONW HEABMKMMOCTH M3-32 HEBEPHOU MIAECHTU(DU-
KAl NpeIrnoYTeHu noTpeduTesnei.

JI71st HarmsIAHOCTH pacCMaTPUBAETCS TPOCTOM MPUMED, T1I€ TPUBJIEKATEIbHOCTh
HEJIBUKUMOCTH OIPEJIETSETCS C YUETOM TPEX YKPYIHEHHBIX XapaKTEPUCTUK — B TEp-
MHHAX METOJOJOTUU JUCKPETHO-TIPOCTPAHCTBEHHOTO MojenupoBanus (JIIMM)
PBIHKA HEIBUKUMOCTH [2 ], aKTUBHO UCIIOJb3yEMOM MPU aHAIN3€ PhIHKA HEJIBHKUMO-
ctu [3], mpusHakax nuddepeHumanym: MecTonolIoKeH!e, T0M 1 KBapTtupa. Kaxnas
YKpyIHEHHAsl XapakTepucTuKa (mpu3Hakax nuddepeHimanim) nMeeT pa3Hbie Kade-
ctBeHHbIe cocTostHUS (B TepmuHax JIIIIM — kmaccudukaropsl npusnaka [2]). s
HarJIsiTHOM IEMOHCTPAIUU, JOMYCTUM, YTO XapaKTEPUCTUKU UMEIOT BCETO TPU Kaye-
CTBEHHBIX COCTOSIHUS: YOBJIETBOPUTEIILHOE, XOPOILIEE U OTIUYHOE.

Hanee nys cokpaieHus 3anuceit 0yneMm ucrnosiab3oBaTh OykBel M, I u K ms
0003HAUYEHUS XAPAKTEPUCTHUK MECTOIOJIOKEHUE, TOM U KBapTHUPA, COOTBETCTBEHHO,
uudpsl 1, 2 u 3 a1t 0003HaYEHU KAUECTBEHHBIX COCTOSSHUNA. CTOUT OTMETUTH, YTO B
JIIIIM [2] unciia mpuMeHseTCs 1JIsi KOAUPOBaHUS KJIaCCU(PUKATOPOB MPU3HAKOB, KO-
TOpbIE MOTYT ObITh M3MEPEHBI KOJUYECTBEHHO, a Il KaY€CTBEHHO OMUCHIBAEMBIX
MPU3HAKOB UCIIONIB3YIOTCS MPONUCHBIE OYKBBL. COOTBETCTBEHHO, KAYECTBEHHO Pa3Jiu-
Jasi y9UThIBAEMbIC XapaKTEPUCTUKH (IPU3HAKHU), CIIeA0BaIO Okl Tucath Ma, MO u MB,
aHanorn4Ho ¢ xapakrepuctukamu /1 u K. Hecmotps Ha 310 nmpaBuino, B HacTOsAIEN
pabote BMecTO OykB Oy/1eM UCTOIb30BaTh YNCIOBbBIE IPalalluu s y100CcTBa pabOThI
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C MEXaHMW3MaMU KOMIUIEKCHOIO OLIEHMBaHUs: M1 — MeCTOIONOKEHNE YIOBIETBOPH-
TenpHOe, M2 — MecTonoioxkeHue xopoiee, M3 — Mectomnosoxenue otiandnoe; JI1 —
JIOM yAOBJIETBOPUTENbHBIN, JI2 — nom xopomuid, /13 — nom otinmunsliid, K1 — kBapTtupa
ynosierBoputenbHas, K2 — kBaptupa xopomas, K3 — kBaptupa ornuynas. [Ipumep
OMUCaHUSI U UHTEPIPETALIMHN KAYECTBEHHBIX COCTOSIHUM MPUBENIEH B padoTe [4].

B sToM ciydae cyiiecTByeT Bcero 27 BO3MOXKHBIX COUETaHUM TPeX YKPYIMHEH-
HBIX XapaKTePUCTUK, KakKIasi U3 KOTOPHIX MOKET UMETh TPHU Kaue€CTBEHHBIX COCTOSI-
HUS, 4YTO COOTBETCTBYET 27 BO3MOXKHBIM MPEJIOKEHHUSAM, KOTOPBIE JIEBEIIOIEP TEOpE-
TUYECKH MOT Obl BBIBECTH Ha pbIHOK. OUYEBHIHO, YTO BBIBOJ HA PHIHOK MPEI0KEHUS
¢ Hauxyamumu xapakrepuctukamu {M1, /{1, K1} HanmeHee npeamnoYTuTebHO A5
notpedureneii. C Ipyroi CTOPOHBI, BBIBOJ HA PHIHOK MPEIJIOKEHHS ¢ HAMITYYIIUMU
xapakrepuctukamu {M3, 13, K3} HanOonee npeanodtuTeneH Ajid noTpeOuTenei, Ho
3aBEJOMO SIBJISIETCA CaMbIM JIOPOTUM I JeBenonepa. Takum oO0pa3om, parmoHallb-
Hble (T.e. OJM3KHUE K ONTUMAaIbHBIM) BapHaHThl COJEPKATCA CPeAU 25 OCTaBIIMXCA.
JUig ux cpaBHEHHUs MexX]y co00il u BbIOOpa HanboJiee pallMOHAIIBHOTO MOXKHO arpe-
TMPOBATh PA3HBIE KAUECTBEHHBIE COUETAHUS XapaKTEPUCTUK C IOMOIIBI0 MEXAaHU3MOB
KOMILUIEKCHOT'O OLICHUBAHHSI.

MexaHn3mMbl KOMIUIEKCHOTO OLICHUBAHUS IPEACTaBISAIOT COOOW KOpPTEX W3
IIKaJ OIICHUBAHUS, IepeBa KpUTEpUEB U HA0Opa MaTpHUll CBEPTKU. BBIOOp CTPYKTYypHI
JiepeBa KPUTEPUEB U JIEMEHTOB MATPUILL CBEPTKH ONPEAEISIIOT IPEATIOUTEHUS ITOTPE-
ourens. [Ipumep MexaHH3Ma KOMIUIEKCHOTO OIICHUBAHUS IIPeICTaBICH HIKe (puc. 1).

Xuenex=P(Mu, Xues K)

111
Xuaz=P(Mi, M, ) | ggg
1[1[2
1[2]3
233
L|

m(1]2[3] a[1][2[3] K[1]2[3]

Puc. 1. [Ipumep MexaHn3mMa KOMILUIEKCHOTO OLIEHUBAaHUS,
IIOCTPOEHHOI'0 HAa OCHOBE MPEANOYTEHUN PECIIOHIEHTA

N3 MexaHn3Ma KOMIUIEKCHOTO OIICHUBAHMS, MPUBEJACHHOIO BhIIIE (CM. puc. 1)
BHUJIHO, UTO TaKW€ MapaMeTpbl Kak mecromnoioxenue (M) u gom () mist Hocutens
MPEANOYTEHUN, COCTABUBIIETO JAaHHBIN MEXaHU3M, SBIISIOTCS PABHO MPEANOYTUTEb-
HBIMU OTHOCHUTEJILHO JPYT APYTa, YTO BUTHO U3 CHMMETPUYHOCTH MATPHUIIBI CBEPTKH
M, ipu 3TOM B MaTpuiie My y ABYX U3 TPeX JIEMEHTOB (Mz1 ¥ M31), paCIOI0KEHHBIX
B JICBOM HUKHEM TPEYTOJIbHIUKE OTHOCUTEIIHHO TJIABHOM TMaroOHaJIA, €CTh TPUOPUTET
HaJ] CHMMETPUYHO PACIUIOKEHHBIMH dJieMeHTaMu (Mi2 ¥ Mi3), YTO TOBOPUT O TOM,
yto kBapTtupa (K), kauecTBeHHbIE COCTOSHUSI KOTOPOU OMNpeNeNssioT B MaTpuiie M
HOMEDP CTOJIONA, MEHEE MPEANOUYTUTEIbHA 110 CPABHEHUIO C 00OOIIEHHBIM MOKa3aTe-
neM (M&J]), moaydeHHBIM B pe3yJibTaTe CBEPTKHU Mapbl MecTonoioxkenue (M) u 1om
([1), kauecTBEHHOE COCTOSIHUE KOTOPOro onpejensiercs B maTpuiie M| U CIy>XKUT HO-
MEPOM CTPOKH B MaTpuiie My ipu onpeieieHuH KOMILIEKCHOM OIIEHKH, OTpa)arolen
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MOTPEOUTETHCKYIO PUBJICKATETLHOCTh HEABUKUMOCTH.

Jl1st Bcex coyeTaHuM XapaKTepUCTHUK (MPU3HAKOB) HEJBMXKUMOCTH C TTIOMOIIIBIO
MEXaHU3MOB KOMIUIEKCHOT'O OIEHUBAHMS, KA bl U3 KOTOPBIX ObLT MOCTPOECH UH]IH-
BUyaJIbHO MYTEM ONPOCa HOCUTEJEH MpEeANOUYTEeHUN, MOTYyUYeHbl OIEHKH MOTpeOu-
TEJIbCKOW TPHUBJICKATEIILHOCTH (CM. Tabnwuiy). B xone wcciemoBanus ObUIM OMpPO-

IICHBI JINITA, HCAABHO COBCPIINBIINC HpI/IO6pCTCHI/Ie JKHJIbSI B COOCTBEHHOCTb.

Pe3yJ’ILTaTbI OICHKH HOTpeﬁl/ITeJIBCKOﬁ NPUBJCKATECJIBHOCTH BO3MOKHBIX npeunomeﬂnﬁ Ha
PBIHKE HEABUKUMOCTH, NOJYYCHHBIC C TIOMOINBI0O MEXAHU3MOB KOMILJICKCHOT0 OIICHUBAHUSA

N | Mecto-mono- Jost peCnoHAEHTOB, 11l KOTOPBIX MPUBJIE-
wln KO Howm KBaprupa KaTeJIbHOCTh IPEI0KEHMS
Hu3Kkas, % | cpenusis, % | BbIcOKas, %o
1. M1 J1 K1 100,00 0,00 0,00
2. M1 1 K2 85,71 14,29 0,00
3. M1 1 K3 57,14 42,86 0,00
4, M1 2 K1 85,71 14,29 0,00
5. M1 J12 K2 42,86 42,86 14,29
6. M1 J12 K3 42,86 14,29 42,86
1. M1 J13 K1 57,14 42,86 0,00
8. M1 J3 K2 14,29 42,86 42,86
9. M1 J3 K3 14,29 28,57 57,14
10. M2 H1 K1 85,71 14,29 0,00
11. M2 J1 K2 57,14 28,57 14,29
12. M2 J1 K3 42,86 28,57 28,57
13. M2 J12 K1 57,14 42,86 0,00
14, M2 J2 K2 14,29 42,86 42,86
15. M2 J2 K3 0,00 42,86 57,14
16. M2 13 K1 42,86 57,14 0,00
17. M2 J13 K2 0,00 42,86 57,14
18. M2 J13 K3 0,00 28,57 71,43
19. M3 J1 K1 42,86 42,86 14,29
20. M3 1 K2 14,29 42,86 42,86
21. M3 1 K3 0,00 28,57 71,43
22. M3 2 K1 28,57 57,14 14,29
23. M3 J12 K2 0,00 14,29 85,71
24, M3 J12 K3 0,00 14,29 85,71
25. M3 J13 K1 28,57 28,57 42,86
26. M3 3 K2 0,00 0,00 100,00
217. M3 3 K3 0,00 0,00 100,00

N3 TaGauiibl BUAHO ABE Mapbl CAaMbIX TPUBJICKATEIbHBIX MpeaioxkeHui (NeNe23,
24 1 NoNe26, 27). Cpenu HUX MOKHO BBIOpATh MO OJTHOMY, 3aBEJIOMO 00Jiee SKOHOM-
Homy Bapuanty Ne23 {M3; J12; K2} u No26 {M3; JI3; K2}. 310 00BsICHSIETCS TEM, UTO
BapuanT Ne23 {M3; J12; K2} npenmonaraer cTpouTenbcTBO Xopoiero goma (/12) B
OTJINYHOM MecTonosoxkenuu (M3) ¢ xopomumu kBaptupamu (K2), a Bapuant Ne26
{M3; [13; K2} omyimyaeTcs TeM, 4YTO KBAPTHPHI JOJDKHBI ObITh oTiimaHbIME (K3), 9TO
SBHO TpeOyeT OONBIIMX 3aTpaT Ha CTPOUTEILCTBO U OTAENKY. CpaBHUBAs BapUAHTHI
Ne26 {M3; J13; K2} u Ne27 {M3; 13; K3}, nabmroiaeTcsi aHamoruyHasi CUTyatusl, Ipu
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3TOM, BBIIIIE YK€ OTMeuanoch, 4To BapuanT Ne27 {M3; 13; K3} camblit 1oporoii.

CpaBnuBas ocrapmuecs BapuanThl Ne23 {M3; 12; K2} u Ne26 {M3; J13; K2},
MOKHO OOHApYX UTh 00IIIME XapaKTEPUCTUKH, 4 UMEHHO OTJIMYHOE MECTOIOIO0KEHUE
(M3) u xopomas kBaptupa (K2), a Takke 3ameTuTh, uto Bapuant No23 {M3; J12; K2}
ABJISIETCS] 00JIee YKOHOMHBIM JIJIs JIEBeJIoNepa, MOCKOJIbKY OH JOMYCKAeT CTPOUTD XO-
poruit gom (J12).

[IpeacraBuMm cebe cuTyalrio, 4TO MPU UASHTU(DUKALUU MPEANOUYTEHUN OblL1a
COBEPILEHA OIIMOKA — PECIOHJICHTHI BBIHYKJIECHHO WJIM HEOCO3HAHHO MCKA3WJIA WUH-
dbopmarro 0 mpuopuTeTax npu GOPMUPOBAHUH CBOMX MEXAHHW3MOB KOMILJIEKCHOTO
orieHuBaHus. Toraa ObU10 OB HHOE paclpe/IeIeHHE OI[EHOK MPUBIEKATEIbHOCTH.

JlomycTiM, OIIEHKU MOTPEOUTENbCKON MPUBIIEKATEIBHOCTH 1715l BapraHTa Ne2 1
{M3; 11; K3} umenu Obl pactipenencaue kak y BapuantoB Ne23 {M3; 112; K2} u Ne24
{M3; [12; K3}, B pe3ysbTare 4ero JeBeonep Mor Obl BEIBECTH HA PHIHOK HMEHHO 3TO
IIPEAJIOKEHUE, PACCUUTBIBAS HA BBICOKHI CITPOC, HO IIPU 3TOM 3KOHOMS Ha CTPOUTENb-
ctBe noma (/1 Bmecto /12). Ecnu cuntaTh, 4TO pacupeieieHle NpUBEIEHHOE B Ta0JI,
BEPHO, TO CIIPOC OB ObI HE TAKUM KaK 0>KHMJ1aJl I€BEJIOTEP.

Crnenyert 3aMeTHUTBh, 4TO 00Cyk1aeMmble paHee BapuaHThl Ne23 {M3; 112; K2} u
No26 {M3; ]13; K2} sBistoTCS 4yBCTBUTEIBHBIMH K TOTPEOUTEIHCKON MPUBJICKATEh-
HOCTH KBapTupbl. Tak, ecnu B nipemioxenun {M3; J12; K2} K2 3amenuts Ha K1, TO
noxyyum BapuanT Ne22 {M3; [12; K1}, yTo mpuBOAUT K CHUKEHUIO JTOJIM PECTIOH ICH-
TOB, OLICHUBAIOIIMX MPHUBIIEKATENBHOCTh NMPEAJIOKEHUS KaK «oTauyHoe» ¢ 85,71 %
cpasy 10 14,29 %, nipu 3TOM k€ MOSIBATCA PECIIOHICHTHI, OLICHUBAIOIINE MPEIT0XKE-
HHUE KaK HAMMEHEE MPUBJICKATEIBHOE, Ubs J0JIS COCTaBUTH 28,57 %, KOTOPBIX NpHU
Bapuante Ne23 {M3; J12; K2} ne Obu10 BOBCE.

Takoe MOXXeT MPOU30UTH €CIU MPU BBIBOJIE HA PHIHOK HOBOI'O MPEJIOKEHUS,
BJIPYT B TOM K€ pailOHE KOHKYPEHT(-bl) BBIBEAET(-yT) 1oM(-a) C aHAJIOTMYHBIMH Xa-
PaKTEpUCTUKAMU, HO JIYUIIMMH MPEJIOKESHUSIMHU 110 KBAPTUPE, YTO B TJIa3ax MOTpe-
OUTENs CHU3UT UEHHOCTh HALIETO MpPeI0KEHUSI.

Bapuant Ne26 {M3; JI3; K2} Toke yyBcTBUTENIEH K U3MEHEHUIO TOTPEOUTEIb-
CKOI LIEHHOCTH KBapTUPBI, HO JI0JIM NOTpEOUTENEH, BBICOKOTO OLIEHUBAIOLIUX TaKOE
MPEAJIOKEHUE, CHUKAIOTCA HE TaK CUIIBHO.
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