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AnHortanusi. [Togbop aHamIOroB — 3TO, MOXKATYH, CAMBIii OTBETCTBEHHBIM U OJTHOBPEMEHHO CaMBbIil
ySI3BUMBIH 3Tan orleHKH. OT TOro, Kakue 0ObeKThl BEIOEPET OLEHIIUK, HAMIPSIMYIO 3aBUCUT UTOTOBast
BEJIMYMHA CTOMMOCTH. OHAKO Ha MPAKTHKE 3TOT MPOLECC OCTAETCS MPEUMYLIECTBEHHO PYYHBIM,
CYOBEKTHUBHBIM H TUI0XO BOCTIPOU3BOAMMBIM. MOXKHO JIM €ro aBTOMaTU3upoBaTh? B craThe pa3dupa-
IOTCSI OCHOBHBIE METOJIBI aBTOMATHU3AIlMU: OT MpOCcToi ¢uiabTpanuu mo pacctosauio B [MC mo
HEHPOCETEBBIX MOIX0A0B. AHAIU3UPYIOTCS POCCUHCKUE PEATTH — pa300IIEHHOCTD JaHHBIX, IOPUIH-
YyecKue pucku, aepuuut kaapos. [lokazaHo, yTo aBTOMaTH3aIUs HE 3aMEHUT OLICHIIKMKA, HO MOXKET
cTath ero 3(pPeKTUBHBIM HHCTPYMEHTOM. | TaBHBIN BBIBOA: 0€3 CO3AaHUS JOCTYIHBIX U CTPYKTYPH-
POBaHHBIX HCTOYHMKOB JaHHBIX MacCOBOE BHEAPEHHE aBTOMaTH3aluu B Poccun octaHeTcs aenom
Oymy1iero.

KuroueBble ¢JioBa: aHAJIOTH B OLICHKE, aBTOMaTu3anus noaodopa, 'MC, mammnaHoe 00ydyeHHe, Kade-
CTBO JIaHHBIX, FOPUINYECCKUE PUCKU

D. E. Moskvin'™, V. A. Pavlenko’

Automation of selecting analog objects in valuation activities: methods,
problems, and prospects for implementation

!Siberian State University of Geosystems and Technologies, Novosibirsk, Russian Federation
e-mail: moskvinl327@mail.ru

Abstract. The selection of analogues is perhaps the most important and vulnerable stage of the valu-
ation process. The final value of the property depends on the objects chosen by the valuer. However,
in practice, this process remains largely manual, subjective, and difficult to replicate. Is it possible to
automate this process? This article explores various automation methods, from simple distance filter-
ing in GIS to neural network approaches. It also examines the challenges faced in Russia, such as
data fragmentation, legal risks, and a shortage of skilled professionals. It has been shown that auto-
mation will not replace an evaluator, but it can become an effective tool for them. The main conclu-
sion is that without creating accessible and structured data sources, the widespread adoption of auto-
mation in Russia will remain a matter of the future.

Keywords: analogues in valuation, automation of selection, GIS, machine learning, data quality, and
legal risks
Beeoenue

ABTOMaTH3UPOBAHHBIN 10A00p 00BEKTOB-AHATIOTOB MPHU OLIEHKE HEIBUKUMOCTHU
CPaBHUTEIIBHBIM ITOAXOA0M SIBJISICTCS aKTyaJbHOU 3amauven. JUIs nenen OLeHKH, Kak
paBUIO, HY>KHO MOJ00paTh TpU-YEThIpE aHajora st 0T4éra. OUEHIIMK OTKPbIBAET
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HECKOJIBKO CalTOB C OOBSBICHUSAMH, BPYUHYIO GUIBTPYET IO PaiiOHy, 3TaXy, MaTe-
puaily CTeH, roay noctpouku. IloTroM cBepseT ¢ KapTou, IOTOM — C MPEAbIIYIIUMHA
otuéramu. Bcé€ 310 3aHMMaeT yacel. A eciau 00BEKTOB ISl OIICHKH — coTHU? Hampu-
Mep, Ipu OpT(HeTbHON OIeHKE 71 OaHKa WU MPU KaJacTPOBOM OIEHKE, pydHas pa-
00Ta CTaHOBUTCS HETIOAbEMHOIA.

Kpome Ttoro, ectb apyras mpoOiema — BbIOOp aHaNOroB. J[Ba ONBITHBIX OLEH-
IIMKa, CKOPEe BCET0, BEIOEPYT pa3Hbie HAOOPHI aHATIOTOB ISl OJTHOI'0 00BEKTa OI[EHKH
1 00a OyayT nmo-cBoemy rnpasbl. Ho 3T0 3HauMT, 4TO pe3yabTaT OLEHKH I1JI0XO BOCIIPO-
U3BOJIUM. A 3TO yXe mpodJieMa Juist SKCIEPTU3BI U [Tl CYI0B.

Bort 31eck 1 BO3HUKAeT BONPOC: @ HEJb3s JIM OPYYUTh 000 aHATIOTOB KOMITh-
torepy? He momHOCTBIO, KOHEYHO, HO XOTSI Obl YACTUYHO; UTOOBI aJITOPUTM CaM OTCe-
MBaJ 3aBE€JIOMO HEMOAXOSIINE OOBEKThI, PAHKUPOBAJ OCTABILIKECS IO CTENEHU CXO/-
CTBa, a OLICHIIUK YK€ MPUHUMAJ (PUHAIBHOE pELICHHUE.

Nnes ve HoBa. Ho B Poccuu oHa 10 cux mop He crajia MOBCEAHEBHOM ITPAKTUKOM.
[Touemy? MewaroT HE CTOJIBKO AITOPUTMUYECKHUE CIIOKHOCTH, CKOJIBKO OpPraHHU3au-
OHHBIE U IIPABOBBIE OapbEPBI. ITOT BOIPOC U OyAET pACCMOTPEH B JAHHOM CTaThe.

Ilouemy pyunoit noooop — smo npoonema?

Hauném ¢ Toro, 4To OILEHIINK, pabOTAIOIIUI 10 CTAPUHKEY, CTATKUBACTCS KaK
MUHHMYM C YETBIPbMSI TPYIHOCTSIMH.

[TepBoe — BpeMs. OTkpbITh 20—30 00bsABICHUH, TPOBEPUTDH KaXK0€, CPABHUTH Xa-
PaKTEPUCTUKH, OTOPOCUTH sIBHBIE BBIOPOCHI. Jlaxke ecnu BcE€ UIET rmaako, yxoaut 30—
40% pabouero BpeMeHH Ha oANH OTUET. [Ipr MaccoBoi OlIEHKE TaKOH MOAXO0/1 IPOCTO
HE MacluTabupyercs.

Bropoe - cyOobexkTrBHOCTh. Kakoii Bec mpuiaTh MECTOINOJIOKEHHIO, 3TAXY, CO-
CTOSIHUIO OTAENKHU ? KaskIbIil OLICHIIMK PELIAET 3TO 10-CBOEMY. MIHOrja — MUHTYUTUBHO,
MHOT/a — «Ha 1J1a3». @opMalIbHbIX KpUTEPUEB HET. B pe3yibpTaTe OAMH U TOT ke 00b-
€KT B OJTHOM OTYETE NOJIy4YaeT OJHHU aHAJIOTH, B IPYTOM — COBEPILLIEHHO JAPYTHE.

Tperbe — orpaHuveHHBIH OXBaT. PydHOW MOMCK OOBIYHO OTpaHUYECH OIHUM-
NBYMsI CaUlTaMH M OJTHUM TOPOACKHM PAauOHOM. A 4YTO, €CIIM JIyYIIMH aHaJOT HaXo-
JUTCSL B COCETHEM paiioHe WM ObUT MpoAaH Mecsl] Ha3ad?! BpyuHyro 3TO OTCIEAUTb
IIOYTHU HEBO3MOKHO.

YeTBEPTOE — CE30HHOCTH U AMHAMUKA. PBIHOK He cTouT Ha mecre. Llensl pactyT
WM naaT. PyyHoil mog0op peiko yUUTHIBAET 3Ty IMHAMHUKY CUCTEMHO, Yallle — Ye-
pe3 «4yThE» OLICHINUKA.

Bot nouemy TeMa aBromaTu3anuu noJ00pa aHaJoroB — He JaHb MOJIE, a HAaCyIll-
Hasi NOTpeOHOCTh. OCOOEHHO /711 KPYNHBIX TOPOAOB, I/I€ AHAJIOTOB MHOTO, U JJIsl OT-
JaJIEHHBIX TEPPUTOPUIA, IlI€ UX, HAOOOPOT, KATACTPO(YUUECKU HE XBATAET.

Ymo npeonazaem aesmomamuszayua? Tpu ypoeus

MO>KHO BBIIEINUTH TPU YPOBHS aBTOMaTU3auu. OT MPOCTOTrO K CIOKHOMY.

[lepBoIii ypoBeHb — MpocTpaHcTBeHHAs (ubTparus. CaMblii OYeBUIHBIN IIIAT.
Komnreiorep cam oTOupaet oOBEKTHI B 33JJaHHOM pajanyce oT oleHuBaemoro. He B ku-
JOMETpax, a M0 pPeaJlbHOMYy BPEMEHH JOCTyHmHOCTH (M30XpoHbl). Hampumep, B 15
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MHUHYTax €3/l Ha MaluHe Wik B 20 MUHYTax Ha OOILIECTBEHHOM TpaHcrnopTe. Takue
pacuéThl TaBHO YMEIOT JieaTh reonH(popmanonHble cuctemsl. [lnroc — aBTomaTom
OTCEKaI0TCs 00BEKTHI C 3aB€OMO HECOBMAIAIOIIMMHU [TapaMeTpamMu: 3TaXKHOCThIO, Ma-
TE€PUAJIOM CTEH, IUIOIIAIBI0, YTO SKOHOMUT BPEMSI.

BTopo#i ypoBEHb — MHOTOKPUTEPUAIBHOE CPaBHEHHUE. 3ECh MBI HE IIPOCTO OTCE-
MBaEM, a OLEHMBAEM — HACKOJIbKO KaXKJIbIii OCTaBLIMICS OOBEKT MOX0X Ha OOBEKT
olieHKU. [1o MHOXKECTBY NMPU3HAKOB: YUCIOBBIX (IJIOLIAAb, TOJ MOCTPOMKH), KATETO-
pHUANBHBIX (TUI JJOMa, HAJIMYUE MapKOBKH ), MPOCTPAHCTBEHHBIX (PACCTOSHHE 10 METPO
WM A0 1KoJIbl ). KaxkgoMy npr3HaKy NpuCBauBaeTCs BEC — HACKOJIBKO OH BakeH. Beca
MO’KHO 33J1aTh SKCIIEPTHO (METOJIOM aHaJIN3a UEPAPXUii), @ MOKHO BBIBECTH CTATUCTH-
YECKHU — Yepe3 PEerpeCCUOHHbBIN aHAINU3 PHIHOYHBIX LieH. [lociieHee 00beKTUBHEE, HO
TpeOyeT OOJIBIIOr0 MaccuBa JaHHBIX. B UTOre Kakplil 0ObEKT-KaHAWJAT MOTydaeT
MHTETpaJIbHbIN 0a cxoacTBa. YeM Bblle 6aju1 — TEM JIydlle KaHAUIaT B aHAJIOTH.

Tpetuit ypoBeHb — MalIMHHOE O0yuYeHUE. 37eCh aITOPUTMbI CAMH HaXOJST 3aKO-
HOMepHOCTH. CaMbIii H3BECTHBIN METOT — K-Ommkaimumx coceneit. OH HaXOAUT 3a1aH-
HO€ KOJIMYECTBO OOBEKTOB, MAKCUMAJIBHO OJIM3KUX K OLIEHUBAEMOMY B MHOTOMEPHOM
IPOCTPAHCTBE NMPU3HAKOB. ECTh 1 Oosiee ClI0XKHBIE METOJIBI — METOJ OTIOPHBIX BEKTO-
POB, HelpoceTeBble MOAX0bI (HarpuMep, cuamckue cetn). [locinennre ocoOeHHO UH-
TEPECHBI: OHU MOTYT yJIaBIMBATh HESBHBIE, HEOUEBUHBIE NTATTEPHBI CXOJICTBA, KOTO-
pbI€ YeIOBEK U CHOPMYTUPOBATH-TO HE MOKET.

Ho 31eck ke kpoercs u cnadoe mecto. HeitpoceTs — 310 4€pHbli siuuk. OHa BbI-
na€T pe3ysbTaT, HO 0OBACHUTH, IOYEMY BHIOpAaH UMEHHO 3TOT aHAJOT, YacTO HE B CO-
CTOSIHUH, a JUIsl Cya WU SKCIEPTU3bI 00bSICHEHHE HEOOXOIUMO.

Ocoobasa cumyayus — depuyum ananoz2oe

B manbIx roposax u cenbCKOW MECTHOCTU MOXET He OBbITh Jake TPEX aHaJIOTrOB.
B sToM cityyae aBroMaru3anus npeajiaraet A8a MyTH.

[lepBeiii — cHKeHHE TpeOoBaHU. MOKHO pacHIMPUTh MPOCTPAHCTBO MOMCKA
(GompIIHil paarycC), BKIFOYUTH 00JIee CTaphble IMPEIIOKEHU, T00aBUTh 0OBEKTHI C M-
HEe MOXO0KUMH XapakTepuctukamu. Ho Torga Hy»KHbI KOPPEKTUPOBKHA — Ha BpeMs,
Ha MECTOIOJIOKEHHE, Ha cocTosiHUE. M MX Toke MOYKHO aBTOMAaTU3UPOBATh, €CJIH €CTh
PBIHOYHbBIEC UH]IEKCHI.

BTtopoii nyTh — cUHTETHYECKHE aHAJIOTH. BMecTo peanbHOro 00beKTa alropuTm
«KOHCTPYHUPYET» TUMOTETUYECKUM — CPEHUMN O KIACTEPY MOX0KHUX 00BEKTOB. ITO
HE TaHailesi, HO B HEKOTOPBIX Cydasix paboTaer.

['naBHBIN Oapbep — HE AITOPUTMBI, a JTAaHHBIE.

[Tepexogum k camomy Oosie3HEeHHOMY. TeXHUYECKH aBTOMAaTU3UPOBATH MOAOOD
aHaJIOTOB BIIOJIHE PEAJIbHO, HO B Poccuu 3TO ynupaeTcs B JaHHBIE.

[TpoGnema nepBas — pa3zo0mEHHOCTL. HeT ennHoro, OTKpeITOro, MaliMHOYUTae-
MOTO peecTpa 00bEKTOB HEJIBIPKUMOCTH C aKTyaJIbHBIMU lIeHaMHu cienok. Jlanasie Po-
cpeecTpa — 3aKpbIThl WM TpyaHoaocTynHbI. Jlanubie arperaropoB (LIMAH, AButo) —
€CTh, HO OHM HEIOJIHBIE ¥ PA3HOro KauecTBa. B oHOM 00BsABICHUM yKa3aH TOYHBIN
ajzpec, B IpyroM — TOJIbKO pailoH. B oJlHOM — mogpoOHOe onucanue, B IpyroM — oJHa
CTpOKa.
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[TpoGaema Bropas — opuaudeckas. DCO TpedyroT, 9TOOBI OLEHITUK JIMYHO 000C-
HOBaJI BBIOOp aHanoros. Eciu aHanor noioopaH aaropuTMoM — KTO HECET OTBETCTBEH-
HOCTb? MOXHO JIM CCBUIATBCSA HAa «PEKOMEHIanMIo nporpaMMs»? I1oka 4yéTkoro or-
BETa HET. DKCIIEPTU3a YACTO OTHOCUTCS K aBTOMATU3ALMH ¢ 1ToA03peHneM. OcoOeHHO
€CJIM aITOPUTM HENPO3payeH.

[TpoGnema Tpetbs — kaapbl. Hy>KHbI ciequanucTsl, KOTOpble OAHOBPEMEHHO I0-
HUMAIOT U OLIEHKY, U aJITOPUTMBI, U 0a3bl JaHHBIX. TakuX HA PhIHKE — €IUHULIBI.

[Ipobnema yeTBEpTast — AeHbIu. PazpaboTka XOpoIIero MoayJssi aBTOMaTU3aluu
CTOUT JOpOro. Menkue olleHOYHbIE KOMIIaHUU HE MOTYT ce0€e ATOr0 MO3BOJIUTb.

Umo mooscno coenams yiuce ceiiuac?

HecMoTtps Ha Bce 6apbephl, ABUKEHUE €CTh, HEKOTOPHIE IIATH — YK€ PeaTbHOCTh:

1. B mpodeccuonansuoe 10 («Mactep-Onenkay, «KO-MHBecT») mocTeneHHo
BCTPAMUBAIOT 3JIEMEHTHI aBTOMaTH4eCKoro nojaoopa. [loka — mo mpocTeiM cerMeHTaMm
(TUIIOBBIE KBAPTHUPHI B KPYITHBIX TOPOAAX).

2. TosBasroTcs 00IaYHbIE CEPBUCHI C arperUPOBAHHBIMU JaHHBIMU (TIOKA — 3a-
pyOeKHbIE, HO U POCCUICKHE MPOEKThl HAUUHAIOT MOSBIISITHCS ).

3. Pa3BUBaIOTCS TEXHOJIOTUU «IU(PPOBBIX IBOWHHUKOBY ropoAoB. M3 HUX MOXKHO
aBTOMATUYECKU M3BJIEKaTh JaHHBIE 00 MHPPACTPYKTypE: IIKOJIbI, TAPKOBKH, METPO,
IITYyMHOCTb.

4. Pactér unrepec k 00bsicaumomy MU (XAI). Anroput™m n0JKeH BblaBaTh HE
TOJIbKO CIMCOK aHAJIOroB, HO U MOCTPOYHOE CPaBHEHHUE MO KaxAoMy (akTopy. ITo
CHHUMAET YacTh IOPUINYECKUX OMACCHUM.

3axknwuenue

ABTOMaTH3aIMs Moa00pa aHAJIOTOB — HE 3aMEHA OICHITUKY. JTO MHCTPYMEHT
KaK KaJIbKYJISITOp JuIs Oyxrantepa. OH yCKOpsIeT pyTHHY, CHUXKAET BEPOSTHOCTD OIIIH-
OOK, TTOBBITIIAET BOCTIPOHU3BOAUMOCTL. HO OKOHUATEIbHOE pellIeHe, BKITFOYATh JIM aHa-
JIOT B OTYET WIIM OTOPOCUTH, OCTAETCS 32 YEITOBEKOM.

Cero/iHs ri1IaBHBIN TOPMO3 — HE TEXHOJIOTHH, a «IKOCUCTEMay JTaHHBbIX. byaer fo-
CTYII K KQYECTBEHHBIM, CTPYKTYPUPOBAHHBIM, FOPUIUYECKU MPU3HABAEMBIM JaHHBIM —
aBTOMaTHU3aNMs MOUIET, HE OYACT — TaK M OCTAHEMCS C PYyYHBIM TIepeOopoM 0ObsIBIIC-
1504078

Ha ceronnsimiHuii 1eHb OLICHIIUK B CBOEH paboTe MoxkeT ucroiab3oBaTh [ UC miist
NPUBSI3KM OOBEKTOB K KapTe, c03/1aTh 0a3y JaHHBIX IO CBOMM MPOIILIBLIM aHAJIOTaM.
[TocTrenneHHO BBOJAUTH AJIE€MEHTApPHBIE (PUIBTPHI, a KOTJa HAKOMUTCS JOCTATOUYHBIN
MacCHB — IPOOOBATh MPOCTHIE AJITOPUTMBI PAaHKUPOBAHUS.
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