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IHOOPMAIIIMHA CUCTEMA NPOTHO3YBAHHSA
BAPTOCTI KOMEPIIMHUX TA ) KUTJOBUX IPUMILIEHb

HA PUHKY HEPYXOMOCTI

BiHHMIIEKHIT HAI[IOHATBHUN TEXHIYHUN YHIBEPCUTET

Anomauin

IIpedcmagneno po3spooKy npozpamnozo Mooyis 01 A8MOMAMU30BAH020 BUHAYEHHS 8apMOCIi KOMEPYIlIHOT
ma JHCumio60i HepyxoMocmi Ha OCHO8I Memody MawiunHo2o HasyawHsi Random Forest. Random Forest
3abesneuye 0emanbHUll aHai3 6enuKo2o obcsey iHgopmayii npo icmopuyHi OaHi NPo HepPyXoMicmo, GKIIOUAIOYU
Xapakmepucmuxu 00 ’€Kmis, MAKpOEKOHOMIYHI NOKA3HUKU ma JOKaavbHy IH@pacmpykmypy. IIpogederno
nonepeoHio 0OPoOKY OaHUX Ma BUsBILEHH aHomanitl memoodom Isolation Forest, 6 npoyeci po3pobku 30iiCHeHo
NOPIGHSHHS MOYHOCMI MO0l Mma i3yanizayiro KIHYosUxX KOMRHOHEHMIS, W0 6NIUGAIOMb HA YIHOYMEOPEHHS.

KuarouoBi cjioBa: HepyXxoMicTh, TpOTHO3YBaHHA BaprocTi, Random Forest, MammHHe HaBYAHHS, aHANTI3
nmanux, Isolation Forest.

Abstract

The development of a software module for the automated valuation of commercial and residential real estate
based on the Random Forest machine learning method is presented. Random Forest enables a detailed analysis
of a large volume of historical real estate data, including property characteristics, macroeconomic indicators,
and local infrastructure. Data preprocessing and anomaly detection were performed using the Isolation Forest
method. During the development process, model accuracy was compared, and key components influencing
pricing were visualized.
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Beryn

BaxxiuBOIO CKIQJIOBO0 CydYacHOi CBITOBOI CKOHOMIKM € PHHOK HEPYXOMOCTI, BiJIIOBiTHO
KITFOYOBUM THUTAHHSAM JUIS TIOKYTIIIB, NMPOAABIINB, PIEITOPIB Ta HIINX YYaCHHWKIB PHHKY € MMATAHHSI
TOYHOTO MPOTHO3YBAHHS BApTOCTI 00’ €KTiB. 3 OISy HA TMHAMIYHI 3MiHH B ITiHI Ta BEJIUKY KUTBKICTh
(akTOpiB BIUIMBY Ha PHHOK, aKTyaJlbLHUM € BIIPOBAPKECHHS aBTOMATHU30BAHMX METOMIB OI[IHKU
HepyxoMocTi. CTaHIapTHI METOAW BU3HAYEHHs BapTOCTi Hapasi € HEMOIIbHUMU IS BUKOPUCTAHHS
Yepe3 CIIOTBOPEHHS IPOTHO3IB B 3aJIeXKHOCTI Bl BETWYMHHM BHOIPKM JAHWX MJIS OIIHKH, Ta B
3aJIeKHOCTI BiJl KIIBKOCTI KPHUTEPIiB, SIKi BIUIMBalOTh Ha OpMyBaHHS HiHU [1].

[ocriiinmii 3pictT 00’eMy iHpOpMaIii B CBiTI BUMarae OibII IETaIBHOTO ii aHasi3y, pO3AiIeHHS 32
KaTeropisiMH Ta BiACIFOBaHHA IaHWX, AKi CIIOTBOPIOIOTH MOCHipkeHHS. Came TOMYy MOUIIBHUM €
3aCTOCYBaHHsI METOJIB MAIIMHHOTO HaBYaHHs JIsl aHATi3y Ta MPOTHO3YBaHHS BapTOCTI MPHUMILCHb
HEPYXOMOCTi, 30KpeMa BuKopHucTaHHA anroputMy Random Forest. IlepeBaroro mporo metomy
aHcaMmOJIeBOr0 HaBYaHHS € BHCOKA TOYHICTh HPOTHO3iB, CTIMKICTh O TEepeHaBYaHHs Ta 3IaTHICTh
MPAIIOBATH 3 PI3HUMHU THIIAMU 0AraTOBUMIpHUX JaHuX [2, 3].

Mertoro poboTH € po3poOKa METOAy Ui BU3HAYEHHS BapTOCTi 00’€KTIB Ha PUHKY HEPYXOMOCTI Ha
OCHOBI QJITOPUTMY MalTMHHOTO HaB4aHHs Random Forest.

Pe3yabTaTu pocaigkeHHst

AJ'IFOpI/ITM Random Forest — e aHcamOIeBuit METOJ MaIIMHHOI'O HaBYaHHs Ha OCHOBI ACPCB



pitreHs. BiH cTBOproe MHOKWHY HE3aJIeKHUX JIEPEB IIiJ] YaC HABYAHHS, JIe KOKHE JIEPEBO TPEHYETHCS
Ha BUNAAKOBIA MIAMHOXHUHI TaHUX (depe3 OYTCTPEIiHT) Ta BUKOPHUCTOBYE JIUIIEC YACTHHY O3HAK IPH
po30UTTI By3nmiB. Taka BHIAAKOBICT, 3MEHINYE KOpENSIiI0 MDK JepeBaMH, 3HHXKYE PH3HK
MEpPeHaBYaHHs Ta TiJBHILYE TOYHICTH NMporHo3yBaHHsA. Meronq Random Forest ycmimuo 00po06isie
BeITMKiI Habopu iHbopMaIlii 3aBIsIKH MOKIUBOCTI MapajeIbHIX 00UYHCIICHB, 0 IPUCKOPIOE HABYAHHS
Mmozeni. OcobimBa mepeBara METOAy — CTIHKICTh IO TMEpEHABUAHHS Yepe3 YCEpEAHEHHs Pe3ysIbTaTiB
0araTbOX HE3aJIC)KHUX JCPEB, 110 KPUTHUYHO IS aHAJI3y PUHKY HEPYXOMOCTI 3 HOTO 3alIyMIICHUMH
abo HemoBHUMH MaHuUMH. KpiM Toro nammii MeTom AoOpe oOpoOise BHKHIM (HETUIOBI IIHM Ha
00'exTH) Ta e(h)eKTUBHO MPAIIOE 3 KaTeropiaJbHUMH 3MiHHUMHE (paiioH, THII OymiBIiIi, SIKICTH PEMOHTY)
0e3 moaaTkoBOi 00poOKH, Ha BIIMIHY BiJl iHIIKX anropuTMiB [3]. Meton 3abe3neuye cTabiibHI OIIIHKH
BaXJIMBOCTI Pi3HUX XapaKTEPUCTUK HEPYXOMOCTI, IO JOTIOMArae Kparie po3yMiTh sIKuil (pakTop mae
Oinmpmmii BruB Ha (GopmyBanHs IiHW. Ha prucyHky 1 HaBemeHo cxeMy pobOoTu anroputMmy Random

Forest.
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Pucynok 1 — Cxema po6otu anroputmy Random Forest [1, 2]

Jnist BUSIBJICHHST aHOMaJTiil y BUOIpIIi JaHUX, IO aHAli3y€eThCsl, BAKOPUCTOBYEThCS MeTo Isolation
Forest. /Ins koXHO TOYKH aJrOpUTM BH3HAYa€ TUIOBICThH i BIACTUBOCTEH IS HAsBHOI BUOIpPKH.
Hanpuknaza, 06'ekT 3 ay’e HU3BKOIO IIHOIO MPH BEJWKIH IUIONIi a00 3 BUCOKOIO IIHOIO MPH Malii
wIomi Moxe kmacugikyBarucs sk aHomamis. AnroputMm Isolation Forest Gaszyerscs Ha Mertomi
1106YI0BM 130/IbOBAHUX JEPeB /Ul BHsBICHHs aHomanii [3]. Moro xirouoBa ixes: aHoManii eriie
130JIFOBAaTH BiJl OCHOBHUX JaHHX, OCKIIbKH BOHH PO3TAIlIOBaHI BifjganeHo abo B 30HaX i3 HU3BKOIO
miiTpHICTIO. CITOYaTKy aJrOpUTM CTBOPIOE MIAMHOXWHH JaHWX 1 IS KOKHOI Oymaye JepeBo, IO
PEKYPCUBHO PO3iJise iHPOPMALIiIO 32 BUMAIKOBUMHU O3HAKaMH Ta MOPOTOBUMHM 3HaYeHHsAMU. [ TnOuHa
KOXXHOTO By3Ja /A(x) TMOKa3ye KUTBKICTh PO3MiICHb, HEOOXiTHUX HJIS 130JISIii TOYKH. 3HAUCHHS
IMOWHU By3Na /(Xx) y JepeBi Ul TOYKH X BU3HAYAETHCS KiJBKICTIO MOUTIB, IO BCTAHOBIIOKOTH ii
nmonoxenHa. CepenHs mMOMHA JepeBa MO3HAYAEThCA AK c(7), I€ n — 3arajbHa KiIJIbKICTh TOYOK Y
JiepeBi, 1 CTAHOBUTH CepelHE 3HA4YEeHHS AN JepeB 3 n 00’ extamu. [licis moOynoBu nepeB anroputM
OIIIHIOE aHOMAJBHUH 0al ISl KOKHOT TOYKH X:

S(x,n) = 2%&,
ne E(h(x)) — cepemHs muOuWHA By3Na JUI TOYKM X B yCiX JepeBax, a c(n) — HOpMali3arop Ais
OYiKyBaHOI TNIMOWHU B AepeBi 3 n 00'ekTamu [4].
3HaueHHs s(x, n) Bapitoerses Bin 0 go 1:

- S8(x, n) = 1 - Touka € aHoMaJiew (Jserxo izoJdweTnbcsH, I'IubHUHA



MaJa);

- s8(x, n) = 0 - Touka € HOpPMAaJIbHOIO (BaXKO i30JIOETHhCH, I'JIU6HHA

BeJuKa).

[Mig wac pocmimxenHs Oyno mpoaHani3oBaHO Hadip AaHMX LIHOYTBOPEHHS HEpyXoMocTi. Macus
KpHUTEpIiiB MICTUTH AK OaraTOBUMIpHI JaHi, Tak i 3a3majneriap ineHTudikoBani aHoMamii. OCHOBHUMH
(dakropamu, SKi aHAII3yBaJIMCh NPU AOCIIPKCHI Ha BIUIMB BapTOCTI KOMEPIIHHHMX Ta YKUTJIOBHUX
MPUMIIIEHb OyJIH: TOKa3HHUKH IfiHu 3a npumimeHHs [35000...150 000] USD; mnoma npuMinieHHs B
M?; pik TOOYyIOBH; KiNbKICTh KiMHAT; BiIJAJICHICTh NMPUMIIICHHS Bifl EHTPY MicTa; THUN OymiBii
(kBapTupa, OYIHMHOK, KOMEpI[ifiHMI, HOBOOYIOBa); HAsABHICTH 1HQPACTPYKTYpH (IIKOJH, JIKapHI,
TOPTOBENBHI LIEHTPU MOOIH3Y TOLIO).

[IpoBenene mocmipkeHHA MOKA3al0, IO HAa €(QEKTUBHICTH pOOOTH METOLy BIUIMBAE KIJIBKICTDH
JIepeB, siIka BUKOPUCTOBYETHCS MTPpH HaBuaHHI Mopeni. J{is Bizyamizamii po6oTH Mozeni B porpaMHii
peanizariii po3poOiieHo rpadik MOPIBHAHHS MPOTHO30BAaHUX 1 pealIbHUX I[iH, HABEICHUIN Ha PUCYHKY
2. bnakuTHi TOYKM TECTOBHX [aHUX JEMOHCTPYIOTh WIUJIbHE TPYIyBaHHS HAaBKOJO JIiHIil
MMPOTHO30BAHMX IIiH, OCOONMBO B cepenHhoMy miHOBoMy nianma3osi (100-120 Ttucsu momapiB), mio
MIATBEPKYE XOPOIINY TOYHICTH MOZEII B IbOMY cerMeHTi. [ 3MiHM 4yTauMBOCTI poOOTH MOENi
MOXIIMBO 3MIHUTH KiNBKICTh JI€peB, IO BHKOPUCTOBYIOTHCS. /ISl OLIHKKM 3MiHM TOYHOCTI
BUKOPHUCTOBYIOThCS MeTpHKH - Mean Absolute Error (MAE), Mean Squared Error (MSE), Root Mean
Square Error (RMSE) ta Koeoiuient nerepminarii (R?) [5].

MopiBHAHHA NPOTHO30BaHNX Ta peanbHUX UiH

Ineanshui nporHos

a
2
2
z
5
2
H
2
|
5
g
=

80000 100000 140000

PeanbHa Uika (USD)

Puc. 2. IopiBHsuIbHA AiarpamMa NPOrHO30BaHMX Ta PEAIbHUX LiH

Jlyis oKpalieHHsl pe3y/IbTaTiB TOYHOCTI MOJIE/Il BUKOHYBAIOCS 301IbIIeHHS KiTbKOCTI epes 3 100
on. 1o 250 oa. mpu MPOTHO3YBaHHA LIHU Ha HEPYXOMICTb. AHalli3 METPHK SIKOCTI MOKa3aB, IO MPH
TaKdX 3MiHaX MOZAEJb NEMOHCTpYE cepelHio adcomoTHy noMwiky (MAE) Onuspko 2 THC. mon. Ta
cepenupokBanparnuae BimxuineHHs (RMSE) npubmuzno 2,6 tuc. mon.. Lli 3HadeHHA cBimgars mpo
BHUCOKY TOYHICTb pOOOTH MOJENi, OCOOJMBO BpaxOBYIOUM UIMPOKUH IIHOBUHU Jiana3oH Ta
Pi3HOMaHITTS 00'€KTIB HEPYXOMOCTI, SIKi OLIiHIOBaNUCh. Jlani KpuTepii Ta Biyasizamis 3a JOIOMOTO0
rpadikiB Haga€ MOXIHBICT BHUKOHYBaTH IUIAHYBAHHSA YCIM ydYacHHUKaM pPHHKY HEPYXOMOCTI
ABTOMATH30BaHO.

BucHoBku

BusnadueHno, mo 3amporoHOBaHWHA MiAXin i3 BukopucTaHHAM Metoxy Random Forest mosBomsie
JIOCSITTH BHCOKOI TOYHOCTI MPOTHO3YBaHHsI BAPTOCTI 00'€KTIB HEPYXOMOCTI 3 CEpEIHBOI0 a0COIOTHOIO
MOMUIIKOIO ONM3BKO 2 THC. A0J. Y TOPIBHSIHHI 13 CTAHOAPTHUMH METOJaMHU JaHUH aJlTOPUTM € OLIbII
MPOAYKTUBHUM Ta JOUIBHUM Il BUKOPUCTAHHS NPH POOOTI 3 BENMKOIO KiJbKICTIO naHuX. Jlanmit
METOJ 103BOJISIE YCIM yYaCHUKaM PHHKY BUKOHYBATH IIBHUJIKE Ta e()EKTUBHE IPOrHO3YyBAaHHS BapTOCTI
KOMEPIIHAX Ta >KUTIOBUX NPUMIIICHh HA PHHKY HEPYXOMOCTI, TPW aHaNmi3l BENHMKOi KiTBbKOCTI
KpHUTEPIiB.
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