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3ACTOCYBAHHSA BATATOBUMIPHOI MOJIEJII METOAY MAPHUX
MPOJAXK IJIsA JOCJJIIKEHHSI PUHKOBOI BAPTOCTI OF €KTIB
KOMEPIIMHOI HEPYXOMOCTI HA PIBHI OBJIACHOI'O IIEHTPY

[ T'ybap FO.I1., 2012

Paccmampusaemces ucciedosanue polHOUHOU CHOUMOCHU 00bEKIM 06 KOMMEPUECKOIl He)8UNCUMOCIU
Ha yposHe 001aCMHO020 UEHMPA ¢ NPUMEHEHUEM MeXHUKU PACYema NONPAGOYHDBIX KOIPuyuenmos
MEmooomM MHO20(PaKmopHOoIl pezpeccuu.

There are presents a study of the market value of commercial real estate at theregional center using the
technique of the calculation correction factors by the multivariable regression.

IHocTranoBka mnpoOiaemMu. MeTonWUHUI MigXiZ, IO IPYHTYETbCA HA 3IiCTaBICHHI LiH MPOJAXKY
nofiOHOT HEPYXOMOCTi, BHKOPHUCTOBYETHCA B YMOBAaX pPO3BUHEHOTO PHUHKY HEPYXOMOCTi, KOJH €
JOCTOBIpHA, JIOCTaTHA 1 JAOCTymHa iHQOpMAamis NMpo NpoJak HEPYXOMOCTi, MOAIOHMX 3a (YHKIIEO
BUKOPUCTaHHs, YMOBaMH IMPOAAXY, MICLEPO3TALIYBaHHAM, (i3NYHUMH XapaKTEPHUCTUKAMH, XapaKTepOM
3a0y/0oBH, JlaTa TPOAAXKY SKUX MaKCHMalbHO HaOmmkeHa 10 natu ouinku [1,2]. CyTHICTH IHOTO
METOAWYHOTO MiAXOAYy MOJNSArac B TOMY, IO OILIHIOBaY IOBMHEH MpOaHaTi3yBaTH BiAMIHHOCTI MiX
00’ €KTOM OLIHKH Ta NOJAIOHUMH 00’ €EKTaMH HEPYXOMOCTI.

3B’ 130K i3 BAKJIMBMMH HAYKOBHMMH i MPAKTUYHMMH 3aBAaHHAMU. BucsiTineni B miit myomikarii
MUTaHHS TICHO TOB’ 53aHi 3 3eMENbHUM KOJIEKCOM YKpainu, 3akoHoM Ykpainu “IIpo ormiHKy 3emens”,
Mixnapongnumu Ta HarioHansHHMU cTaHTapTaMu OLIHKH MaifHa. [Iporecr yaocKoHaneHHS METOAMYHHUX
HiIXOMIB 3 OIIIHKM HEPYXOMOCTI y Hamiii aepxkasi Hanto noBinbHI [1—-4]. [Ipo me cBiguaTh mpouecu
PO3BHUTKY HOPMAaTHBHOI TI'pOIIOBOI OIIIHKH 3€MelNb, sIKa TPYHTYEThCS HAa HEPHHKOBIH 0a3i owiHku. 3a
JBaHAIISTh POKIB TUTBKU MOJIOBHHA TPOMAJSH, SIKHM 3€MENbHI AUISTHKY OyJio HaJaHO y KOPUCTYBaHHS,
npuBaTH3yBau iX. HeomHOPa30BO MepeHOCHIINCh TPaHUYHI CTPOKH 3aBEPILICHHS PUBATHU3ALIi.

AHaii3 ocTtaHHiX gocaimkeHb i myOJaikauniii, B SKHX 3aM0YaTKOBAHO PO3B A3aHHA Wi€l
npoodseMu. BusHaueHHs OOTPYHTOBAaHHMX IIONMPABOYHHUX KOC(MII[EHTIB IS BCTAHOBJICHHS PHUHKOBOI
BapTOCTI HEPYXOMOCTI € OJHI€I0 i3 TEPIIOUEProBUX 3aBIaHb 3eMEIbHMX BimHocuH B Ykpaini [3,4]. TTo-
JTaJbIlle BUKOHAHHS IUX 3aBIaHb 3a0€3MeUnTh O€3MEePeIKOIHy peallizamiio cy0’ eKTaMu T AIPHEMHAIIBKOT
MISITBHOCTI TIpaB  BOJIOMIHHS, KOPHICTYBAaHHS 1 PO3MOPSAKEHHS 00 €KTaMH HEPYXOMOCTI 3 METOIO
30UIBIICHHS iX OCHOBHUX (DOHIB T4 PO3BHUTKY IiANPHEMHHUIILKOT MisJIHOCTI; HOJIMIINATE IHBECTHILIIHHUI
KJIIMAaT B €KOHOMIIII IUIIXOM TPOJIaXXy 00’ €KTIB HEPYXOMOCTI; 3a0€3MeUnTh pallioHaIbHE Ta e(PeKTUBHE
BHKOPHUCTaHHS 3eMeNIbHUX pecypciB [5—7].

ITocTanoBka 3aBaaHHsl. TpaguIifHUA METOIUYIHHHA MiIXiM, IO TPYHTYETHCS Ha 3iCTaBICHHI IiH
MPOJIaXy MOAIOHNX 00’ €KTIB HEPYXOMOCTI HE Ta€ JOCTATHRO KOPEKTHUX CIIOCO0IB OTpUMaHHS HEOOXiTHIX
MOMIPAaBOK KOPHMTYBaHHS (MYJIBTHILUNKATOPIB). MeTOAMYHMI MiAXif i HOro METOOM YTBOPIOIOTH BEIHKI
MMOMIJIKH, IO TIOB's3aHi 13 BIJICYTHICTIO HEOOXIMHOTO OOCATY ONHOPIAHUX MaHWUX IPO MapH MOIIOHHMX
00’ €KTIB, SIKI Aaju OW 3MOTY HaIIHHO BU3HAYUTH HEOOXimHI Koe(illi€eHTH KOPHUIyBaHHs. BupimeHHs el
MPOOJIEMH 1 € IPEAMETOM HAIIHMX JOCIIKCHb.

3a3BuyYaii, 32 HEPO3BUHYTOTO PUHKY HEPYXOMOCTI, KOJIM 00’ €KT OIIHKYM PO3TAIIOBaHWHA Y Bif-
JaleHOMY paiioHi o0nacTi, BUHUMKae CUTyamlis mpoOiieMu Maiioi BHOIpKH, TOOTO Ha PHHKY IMPHUCYTHiH
HaJ3BUYAHO MM OOCST NMaHWX TPO Yroaw 00’ €KTiB, IO 32 CBOIMH OCHOBHHMH ITIHOYTBOPIOIOUHNMH
YMHHHUKAMU Oyiu OW aJieKBaTHI 10 00’ €kTa oriHku. Ha piBHI 00yiacTi miHM Takux 00’ €KTiB BiJiOMi, aje I



00’ €KTH MOXYTh OYTH pO3TAIllOBaHI B PI3HMX YacTHHAX 00JacTi Ta BIIPI3HATHCS 3a 1HIIUMH 1CTOTHUMU
YUHHUKAMH, a caMme. 3a (YHKUIOHAIBHUM TPH3HAYCHHSIM; 32 PO3MIpOM KOPUCHOI o OyaiBimi; 3a
PO3MiIpOM 3eMENBHOI TIISTHKH TOIIIO.

3a yMOBH BiacyTHOCTI HeoOXiaHoi iH(popMamii naHi Mpo LiHK TaKUX 00’ €KTIB Hy’KE€ YacTO CTAIOTh
€IMHUM JKeperoM iHdopMalii A OLIHKH BapTOCTi 00’ €KTa HEPYXOMOCTI.

Buknaag ocHoBHoro marepiamxy. Merton, sSKnuii MU TpPOMOHYEMO, mependadae JeTalbHUN aHami3
PHHKY HEpYXOMOCTi 00JIacTi 3 MOAAJBIIMM BHKOPUCTAHHSAM BeJMKoro MacuBy manux (Big 750 mo 1000)
PO IiHA MPOoIaxiB. IcCTOTHE 301TBIICHHS MAaCHUBY BUXIIHUX JTaHHUX 13 3aCTOCYBAHHAM y3TO/IKEHOI 00pOOKH
HEOHOPIIHUX NaHWX JAa€ 3MOTY 3HAYHO MiJBUIIUTH TOYHICTh BH3HAYECHHS MONpaBOK. Takwii miaxin
MOXHa pO3MJIAAaTd, SK OaraTOBHUMIpHY MOJAEIb METOAY NapHUX NpoJdaxiB. TexHiKa po3paxyHKY
MOIIPaBOYHHUX KOe(illi€HTIB 3aCHOBaHA Ha BUKOPUCTaHHI amapaTa 6ararodakTopHoi perpecii [8].

J1J1st MOCTaBICHOTO 3aBJaHHS PETPECUBHA MOJIEINIb Ma€ JIesKi 0COOIMBOCTI!

1. YactuHy LiHOYTBOPIOIOYMX YMHHHKIB MOKHA XapaKTEPH3YBaTH TUIBKU 32 JIOTIOMOTOIO SKICHHUX
3MIHHUX, IEPETBOPECHNUX B KUTHKICHI 3MiHHI.

2. 3a 3MICTOM MOCTaBJICHOTO 3aBIaHHS HaiOiblIe MIXOAUTH 3aCTOCYBAHHS MYJIbTHILTIKATHBHOI
MOJIei, sIKa MPU3BEE 10 HENiHIHHOI perpecii.

3. Jlpyra ocoOJUBICTh BHUPILIYETHCS 3a JOIMOMOTOI0 omepaiii jorapudMyBaHHs, Ka MEPETBOPUTH
HEeJiHIHY perpeciio B JiHIIIHY MHOXHHHY PErpeciio.

3a BUKOPUCTAaHHS LBOIO METOAY MOXHA pO3PaxyBaTH IONPABOYHI KOE(IUI€EHTH 3 BHCOKUM
CTYIICHEM HAaIIWHOCTI, MmO 3a0e3MeYnTh MNPUBCIACHHS MaHWX 13 BIAMOBITHOTO CETMEHTY PHHKY IO
KBa310AHOpiAHOI BUOiIpKH. BUKOpHCTOBYIOUM HaHI aHali3y PHUHKY BHHHMKAa€ MOJIMBICTH BCTAaHOBUTHU
Half3HAYMMIII KoeQilieHTH, 0 Bi0OpaKaloTh BILIMB LiIHOYTBOPIOIOYNX YNHHHUKIB.

Omke, aHami3 PHHKY KOMEpIiiiHOI HepyxoMocTi JIBBiBCBKOrO periony (Ha Hamly IyMKy i Ha
3arajibHy JAyMKY 3arajioM B YKpaiHi) 1aB HaM 3MOTY BHIIJIMTH TaKi YHHHUKH, SIKI BU3HAYAIOTh PUHKOBY
BapTiCTh 00 €KTiB 001aCTi:

1. Craryc paitoHy. HalOIIBII PO3BUHYTI paiOHU B peKpealliiHOMy 1 KypOPTHOMY BiTHOIIICHHI,
HaO1IBII TPOMHCIOBO PO3BUHYTI pailoHH; HAMEHII PO3BUHYTI PalilOHU.

2. XapaKTepuCTHKa MICIIPO3TAIllyBaHHS. PalOHHUH IICHTP; 330BHI PAaHOHHOTO LIEHTPY; OKOJIMIII
00J1aCHOTO TICHTPY .

3. dyHKUioHaJIbHE MPU3HAYECHHSI KOMEPLIHHOTO 00’ €KTa: 0(iCHO-TOPTOBENBHI IUIOLIi; BAPOOHHYO-
CKJIQ/ICHKI.

4. BigHOUIICHHS IUTOMI 3€MENbHOI JiSUTHKU IO TUIOMNII OYIiBENb 1 CIIOPY/, SIKi pOo3TaIlioBaHi Ha Hilt:
BiJTHOIIICHHS TUIOMII 3€MENBHOI JisUTHKYA 10 Tuiomm OyniBenb i cropyd menmie 1:3; BiAHONICHHS IUIOIII
3eMeJIbHOT JISUTHKM JI0 TUIOII OyaiBenb 1 cropyn Oibimne 1:3.

5. 3arampHa mioma OyiBeis i ciopyx: mioma 06’ exta Merme 300 Mm% mwroma 06’ exra Bix 300 M
10 1000m% momma 06’ exta Big 1000m? 1o 5000Mm%; mwiomia 06’ ekra 6ibire 5000Mm>.

3 BUKOPHUCTAHHSIM BHUIIICHABEACHOI I'pajiallii MOKHA OIHUCATH, K 00’ €KT-aHaJIoT, TaK 1 00’ EKT OIIHKH.
Jls BUKOHAHHS OITIHKM 00 €KTa HEPYXOMOCTI IOIMUIBHO, SIK CTBEP/HKYBAJIOCH BUIIE, BUOPATH MYIBTH-
TUTIKATUBHY MOJIENb BUTIISTY
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3HAQYCHHS TIONPABOYHHMX KOE(DIMMi€HTIB, IO BimoOpakaroTh PO3ODLKHOCTI TapaMeTpiB IMOPIBHSHHS
(unHHUKIB) 00 €kTa owinku (iHgekc O) i 00 exkra-amanory (inmekc |); T — BUIAAKOBAa CKJIaJ0Ba, KA
BijoOpakae BIUIMB HEBPAXOBAHMX UYWHHMKIB, SIKI MEHIIOI MipOI0 BIUIMBAalOTH HA BapTiCTh 00 €KTa
HEPYXOMOCTI.

BigHocHOIO 11iHOO, 3a3BWYaii, MPHIMAIOTh IIHY OMHOTO KBaJpaTHOTO METpa 3arajlbHOI ILTOII
00’ eKTa HEPYXOMOCTI (ITUTOMA BapTICTh).
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Sk BuaHo i3 dopmynn (1), mompasouni koediuientu a,,b,;,C,,d,, K, marors 3mory npusectn

iHK TPOJAXiB 00’ €KTiB-aHAJIOTIB 0 IiHM 00’ €KTa OLIHKH. /{75 BUKOHAaHHS HpPOUEAYPU NPHBEICHHS
HeoOXimHWMH Habip BCiX MONMPaBOYHMX KOE(IiUi€eHTIB, SKi MOWIIBHO BH3HAYAaTH 3a JOMNOMOIOIO
PETPECUBHOTO aHai3y (METO HAMMEHINNX KBAAPaTiB) IS MyIbILIIKATHBHOIT MOJIEITI.



KoedimienTr He0OXiHO BH3HAYATH 32 YMOBH MiHIMyMY:
n
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s Toro, mo0 BUKIIOYATH YMHHHWK Yacy, BCi JaHI HEOOXITHO NMPHBECTH 10 TIOTOYHOTO Hacy 3a
JIOTIOMOT 010 Koe(irienTa iHQIALIT, 0 XapaKTepu3ye 3MIHY I[iH Ha PUHKY KOMEPLIHHOT HEPYXOMOCTI.

MicuemnonoxeHHs: 00’ €KTiB KOMEpPLiHHOI HEpYyXOMOCTI 3a MeXaMu 00JacHOro IIEHTPY Xapak-
TepU3YIOTHCS JIBOMA IapaMeTpaMH: PailOHOM pO3TAallyBaHHS Ta IOJOKEHHAM Y CepeluHi paiiony. 3
ypaxyBaHHSAM Pi3HHUII PIBHI €eKOHOMIYHOTO PO3BUTKY paioHU JILBIBCHKOT 001aCTi MOXKHA 00’ €THATH Y TpH
rpynu. Jlo mepioi rpynu, Ha Hally AyMKY, ZOLUIBHO 3apaxyBaTH peKpealliifHi Ta TYPUCTUYHO PO3BUTHYTI
paioHu, 10 Apyroi TPyIH MOIIIBLHO 3apaxyBaTH MPOMHCIOBO-PO3BUHYTI pallOHHU 1 BCi 1HIN pailoHH 10
TPETHOI IPYIIN.

Bukonanuit ananiz puHKY KOMEpLIiHHOT HEPYXOMOCTI NIOKAa3Ye, 1110 LiHU HA OAHOPIAHY HEPYXOMICTh,
0 po3TaloBaHa B paiioHax, AKi HAJIEKATh M0 PI3HUX TPYI, ICTOTHO BIAPI3HAETHCA. SIKIO MPUAHATH
cepenHi LiHK B mepuiii rpymi 3a X, TO cepeaHi WiHu B Apyriit rpymi 6yxyTs craHoBut X, = 080% X i
cepeni 1inu B Tpetiit rpymi — X, = 050% X, = 062x X, .

AHali3 pUHKY TaKoX IOKa3ye, 10 HAHOIIblla aKTUBHICTh PUHKY CHOCTEPIra€ThCsl B MEPIINX JBOX
rpynax (maibke 70 %Bix BCiX IaHMX MPOAaXKiB), HE3BAXKAIOUM HA Te, IO TPETS Ipylia CTAHOBUTH Maibke
90 % Bcix pationiB obnacti. [Tonut HopMyrOTh, SIK MPEACTABHUKH MICIICBOIO Oi3HECY, TaK 1 3aKOPIOHHI
¢bipmu, sSKMX NpUBaOIIOE BiAHOCHA [emeBuM3Ha poOouoi cuiu. Ilpomosmmii B TpeTiii rpymi MarooTh
HEPETYJLSIPHUNA XapakTep 1 MPEACTABJICHI, MePeBaXHO, 00’ €KTaMH CUTHCHKOTOCIIONAPCHKUX TATPHEMCTB
00CITyTOBYBaHHS ClTLCHKOTOCIIOAAPCHKOT TEXHIKH Ta APiOHOT MICIIEBOT IPOMHUCIIOBOCTI.

IcToTHMIT BIJIMB HA IiHY Ma€ MOJ0XKEHHS 00’ €KTa HEPYXOMOCTI BcepeaAnHi paiiony. OTxke, JOLUIBHO
BHUJIIJTUTH TPU OCHOBHI TpPyIHW. Tepia — paloHHI IEHTPH, Jpyra — IHII HaceJIeHl ITyHKTH; Tpe-
TS — TEPUTOPii HABKPYIM OOJACHOIO LEHTPY. SIKIIO MPHUIAHATH CepeHi LiHK B MepIii rpymi 3a Y,, To
cepeni wiHm B Apyriit rpymi Oyayrs cranosutu Y, = 0,/5XY, i cepenui uinu B Tpetiit rpymi —
Y, = 130xY, = 173xY,.

3a (QyHKIIOHAIPHUM NPHU3HAYCHHSM PHHOK KOMEPLIHHOI HEPYXOMOCTI MNPUIHATO MOAUISATH 3a
KaTteropisiMu. oicHa, TOProBa, BUPOOHNYA, CKIIAJChKa HEPYXOMICTh TOIIO. Y CepearHI KOKHOI KaTeropii
MOYJIMBI JOAATKOBI rpafamii. OOmacHUl pUHOK KOMEPILIHOI HEPYyXOMOCTI HUHI 3HaXOOUTHCSA B CTaHi
HIOCTYIIOBOTO PO3BUTKY (IiCIsl 3aCTOI, CIPUYMHEHOTO KPU30BUMH SIBHIIAMH B CKOHOMIII KpaiHH).
BpaxoByroun ApykoBaHy iH(poOpMaIlifo, MOKEMO BHMIIIMTH ABI KaTeropii KOMEpPI[iHHOI HEpyXOMOCTI:
odicHO-TOproBa Ta BUpOOHNYO-CKIIAIChKa. AHAII3 PUHKY HepyXoMocTi y JIbBIBCBKiil 06aacTi mokasas, 1o
B CepeIHbOMY 00’ €KTH O(]iCHO-TOProBOTO MpH3HAYEHHsS B 2,3 pa3za JOPOXYi, HDK 00 €KTH BUPOOHUYO-
CKJIaJChKOrO Tpu3HaueHHs. CepefHs BapTiCTh 00’ €KTIB HEPYXOMOCTI 3alIeKHTh Bif po3MipiB (miomi
HpUMilIeHb). {15 HA0YHOrO MpEeACTABICHHS 1€l 3a1eKHOCTI 00pOOKY AaHUX HEOOXiJHO BUKOHYBATH B
nBa eranu. Ha mepmomy erami GopMmyroTh miABHOIpKH, SIKi HajexaTb A0 BUOpaHUX iHTEpPBaJiB IUIOLI,
HOTIM PO3paxoBYIOTh CEPEIHI 3HAUYEHHs, SIKI Ha APYroMy €Talll BUKOPUCTOBYIOTh SIK BUOIPKOBI 3HAUEHHS
3aeKHOI 3MiHHOI. BogHOuac 3aJie)KHOI 3MIHHOK (perpecopoM) NPHUHMAKOTh CEpelHE 3HAYCHHS
IHTEepBaJIiB.

SIKIIO MPUIAHSITH CepeiHi LiHK B Tepiii rpymi 3a Z, (rwror 10 300M?), To cepe/Hi wiHK B APYTiit rpy-
mi (mwiomi Bix 300M” o 1000m°) GyyTs cranosutu Z, = 0,7 X Z, , cepe/ii Linu B TpeTiit rpymi (rutomi i
1000 M* 1o 5000 M%) — Z, = 052X Z, i cepemi nimu B uepeprtiii rpymi (mmomt noman 5000 m? —
Z, = 048X Z, . BanexHiCTh UiH Biff IO IPUMIIIEHHS MOXHA 300pa3uTh rpadiuHo (IUB. PUCYHOK).

3a 100 Y%mpuiiMemo cepeHi minu nepimoi rpymu (mwrom xo 300m?). Hasenernii rpadik xae 3mory
no0auuTH XapakTep 3aJIeKHOCTI 1 miaiOpaTn HaWOUIBII BiporiAHYy MOJenb. 3aJeKHICTh WiHM BiJ IUIOIIi
MO’KHA BHPA3UTH 3a JIONIOMOTOI0 CTENEeHEBOT (DYHKIIT (IMB. PHCYHOK), JIe X — CEpEeIHE 3HAUCHHS iIHTEpBaILy.
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BucHoBku

AHami3 IiH MOKa3ye, MO IUIOIA 3€MENbHOI AUISHKH, SKa TEepPEelacThcsi y BIACHICTD pa3oM 3
00’ EKTOM HEpYXOMOCTI iCTOTHO HE BIUIMBA€E HA BITHOCHY BapTiCTh 00’ €xTa mociimkeHHs. Lle moB’ s3aHo 3
THM, IO JUIs 00’ €KTIB, SKi MU PO3TIIAIAEMO 3eMEJbHA MUISHKA HE IMIBHIIYE CIOKHUBYI SKOCTI €UHOTO
00’exta HepyxoMmocTi. CuTyallis 3MIHIOEThCS, KOJIM 3€MelbHAa JUISHKA OIIHIOEThCS SK BiJbHA Bif
3a0ynoBu. [lix yac gocmimkeHs copMOBaHO JABI IPyNH: MEpIIa — BiAHOMIECHHS IUIOMII 36MEIbHOI AUITHKI
10 TuToI OymiBesIb Ta CIOPYM HE MEPEBHILYE 3; Ipyra — BiIAHOIICHHS IO 3eMEIbHOI MIISHKH 10 TJIOL]
OyxiBens Ta cropyn nepeBuinye 3. CepenHs LiHa HEPYXOMOCTI B Apyriil rpymi B 1,2 pasa BuIIA HiXK Y
neprii. SKo po3Mipu 3eMeNbHUX IUITHOK iCTOTHO MEPEBUILYIOTH PO3TIITHYTI MEXi, 3eMeJIbHa AUISTHKA €
CaMOCTIfHUM 00’ €EKTOM 1 IIOBUHHHA OITIHIOBATHCS OKPEMO.

OTtpumani monpaBoyHi KoedilieHTH cTocyloThcst JIbBiBcbkOi obOnacti. OgHak HaBelIeHY BHIIE
METOJWKY MOXXHAa PEKOMEHIyBaTH JO 3aCTOCYBaHHS 1 JUIg IHIIAX oOJacTed YKpainw, sKi 3a CBOIMHU
OCHOBHHMH TapamMeTpamu OJM3bKi 10 JIBBIBCHKOI. Y KOXKHOMY KOHKPETHOMY BHITAIKy HEOOXiTHO
BUKOHATH JETaJbHUN aHaji3 PUHKY HEPYXOMOCTi, a TaKOXX YiTKE BHKIAJCHHS IMPHITYLICHb, 32 SKUX
3aCTOCOBYETHCS LIeH METO/I 1 MOTPaBO4Hi KoeillieHTH.
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