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TekcTya/IbHBIN aHA/IN3 LEHO0GpPa30BaHUS
Ha pbIHKE MOCKOBCKOM >KMJIOH HeIB>KUMOCTH

I'onuapos I'.'U., HaTxos T.B.

B faHHOI paboTe MpUMeHsIeTCsl TEKCTYa/IbHBIN aHAIU3 JIJIs OLleHKH [TapaMeT-
POB TeJJTOHUCTUYECKON MOJE/IN 1IeHOOOpa30BaHUs Ha PbIHKEe BTOPUYHOUM HeJIBU-
YKUMOCTH I. MOCKBBI. /l/151 TpOBeleHNs UCC/le[loBaHUs OblJI COOpaH yHUKaIbHbIN
MacCHB JJaHHBIX — aKTHBHBIE B HioJie 2019 . 06bsIBIeHUsA 0 IPoJaXe KUJI0OH He-
JBWKUMOCTH Ha caiiTe LIMAH. Jlis c6opa nHdopMaLuu OblIa HalMcaHa Crelyasib-
Hasl mporpaMMa-napcep Ha sizbike Python. Becero 6b1y10 cobpaHo okoJio 60 ThIC.
00BSABJIEHUH, KOTOPBIE NPEJCTABJISAIOT Bce palioHbl MockBbl. Ha ocHoBe 3Toro
MaccvBa JIaHHbIX U pa3paboTaHHOI0 aBTOPaMH aJropuTMa aHa/Mu3a TEKCTOB OIl-
peJiesieHbl CJI0Ba (YHUTPAMMbI) U CJIOBOCOYETAHUs (6UrpaMMbl), KOTOpbIE SIBJIS-
I0TCs1 HauboJlee 3HAYMMBIMU IPeIUKTOPAaMU LieHbl. [IperMyliecTBO JaHHOTO MOJ-
X0/ia B TOM, UYTO MOAGODP OOBSCHSIOIIMX NTepeMeHHbIX [/ S9KOHOMeTPUYeCKON
MOJieJIM ONIMpaeTCsl Ha BbIsIBJIeHHbIE NPeJNOoYTeHUs] yYaCTHUKOB PbIHKA — aJIro-
PHUTM OIpeJieNIsieT XapaKTEPUCTHUKHU KHJIbsl, KOTOPbIe YKa3bIBAIOT CAMHU BJIaJIeJb-
Ibl, 3aMHTEPECOBAHHbBIE B YCIEIIHOHN Mpojaaxke. TakuM 06pa3oM, Mbl BbISBJISIEM
BaXKHble CyO'beKTHBHbIe GaKTOPHBI IIeHOO6PAa30BaHHs Ha PbIHKE MOCKOBCKOH He-
JBKuMocTH. [loka3zaHo, 4YTO UCI0JIb30BaHUE TEKCTYaIbHOI'0 aHa/IM3a [I03BOJISIET
3aMeTHO YJIy4YLIUTb Mpe/iCKa3aTeJbHYI0 CUJIYy 3KOHOMETPUYECKON MoJiesu 1ieHo-
obpa3oBaHusl. B yacTHOCTH, 6s1arofapst UCIOb30BaHUIO YHUTPAMM MbI MOXXEM
COKpaTHUTh Cpe/IHEKBaJPaTUYHYI0 OIIMOKY Ha 15%. MexaHHU3M 3TOro y/y4lleHus
3aKJII04YaeTcs B yyeTe GaKTOPOB LIEHO06Pa30BaHHsl, KOTOPbIE TPYAHO U3MEPHUTh
KOJIMYeCTBeHHbIM 06pa3oM. K npumepy, 6UurpaMMbl «0UUCTKa BOJbI», «OXpaHa
KOHChEPK», «KJIYOHBIN JJOM», «CUCTEMA BU/IEOHAOJIIOIeHUE» U UM MOJL00HBIE OT-
BevaroT 3a GpaKTOopbl 6JIaroyCTPOUCTBA CAMOI0 XKHUJIbsl U €T0 OKPECTHOCTeH, 6e30-
MACHOCTb U JipyTHe 001 eCTBeHHbIE 6/1ara JIOKaJbHOTO YPOBHS, KOTOPble NPAKTH-
YeCKHU He NOAJIAI0TCsl KOJIMYeCTBEHHOMY U3MePEeHHUIO [0 eIUHON MeTOUKe.
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1. BBeaenue

Kunas ropojickasi He/JBIXKHUMOCTb — O/IMH U3 BaXKHEHIIUX aKTHUBOB B COBPEMEHHOM MHpE.
JJ151 MHOTHX pPOCCHSIH TPUOGPETEHUE KUJbS SIBJSETCS OAHUM W3 KIIOUEBbIX COOBITUH B KHU3HH.
06 5TOM rOBOPHUT U POCT LieH Ha KUJIYI0 HeIBUXKUMOCTD B IIOCJI€/HHUE AECITHUIETHS, U POCT
Mpe/IJIOKEHHUST KBa/IPATHBIX METPOB, U CTAOW/IbHOE yBEJIUYEeHHEe 00bEMOB UIIOTEYHOIO KPEeH-
TOBaHHUS.

OOBACHEHUIO U MMPOTHO3UPOBAHUIO IIEH HA KUY HEJABMXUMOCTh MOCBSAIEHA 06LIMP-
Hasl Hay4yHas JiuTepaTypa. O6bIUHO MPEATO/IaraeTcs, 4YTo [jeHa KBapTUPhI 3aBUCUT OT psijia Mo-
KasaTeJieH, KOTOpble MOXKHO pas3/leJITh Ha JiBa THUNA. [lepBbIi THUI — BHYTPeHHHUE XapaKTepH-
CTHKH KBapTHUPBI: 0011[ast /IO Ib, KOJMYECTBO KOMHAT, HAJIMYHE COBPEMEHHOI'0 PEMOHTA U
Zpyrue. Bropo# tumn - BHemHHE GaKTOPbI, K KOTOPBIM MOXKHO OTHECTH TPAHCIOPTHYIO U CO-
UATBHYI0 HHQPACTPYKTYPY, IKOJOTHYECKYI0 00CTaHOBKY B paioHe ¥ T.n. OAHOW U3 caMbIX
pacnpocTpaHeHHbIX MoJesiel 11 U3y4eHHUsI 3aBUCMMOCTH CTOUMOCTH >KUJI0H HeIBU>KMMOCTH
OT Pa3JIMUHbIX XapaKTEPHUCTUK U ONpe/ieJIeHUs] LIeHHOCTU BHEIIHUX (GAaKTOPOB SIBJISIETCS TeJ0-
HHUCTUYECKasi MO/JIeNb 1IeHO06pa30BaHusl. B 3Toil MoJien IeHHOCTh BHEITHUX GaKTOPOB OMpe-
JleJIIeTCsl KaK pa3HUIA B CTOMMOCTH YKUJIbsl C OJITMHAKOBBIMU BHYTPEHHHUMH XapaKTePUCTHUKA-
MH, PacIoJI0KeHHOTO B pa3HbIX reorpadpuiecKux JOKaHUsX.

WUccnenoBanne [Magnus, Peresetsky, 2010] - ogHa U3 nepBbIX paboT C reJOHUCTUIECKON
MO/IeJ/IbI0 JIJIsI POCCUHMCKOI0 phIHKAa HEABMKUMOCTU. B cBoel paboTe yueHble HCCIELYIOT MOC-
KOBCKUH pbIHOK 2003 r. B ux Mojies1d, HIOMUMO BHYTPEHHUX GaKTOPOB (IJI0Iab, KOJTUYECTBO
KOMHAT U T.J.), UCIIOJIb3YIOTCSA JIBa BHEIIHUX PaKTOpa: Y/JaJIeHHOCTb OT METPO U OT LeHTpa
ropoja. [lokazaHo, 4YTO 3TH GaKTOpPbl UMEIOT 3HAYUMOE BJIMSIHUE HaA LieHY *Kujbs. [locnenyto-
I¥e UCCIeI0BAaHMS, UCII0JIb3Ysl 3TY CTaThI0 KaK OCHOBY, UAYT JIMOO 110 MYTH YCI0KHEHUST MO-
JleJ¥, 106aBJIsisl HOBbIe BHEIIHHE XapaKTEPUCTHUKY, JIMOO T10 IyTH pacliupeHus reorpadpun uc-
cnepoBanus. Tak, B paboTe [KpacunbHukoB, lllep6akoBa, 2011] caesraHa NonbITKA pacnpocTpa-
HUTBb MoZiesib [Magnus, Peresetsky, 2010] Ha apyrue roposa Poccuu: Cankr-Iletep6ypr, HoBo-
cubupck, EkaTepuHOypr. ABTOpbl HaXOAST HEKOTOpPble perdoHa/ibHble 0COGEHHOCTH, OJJTHOU
13 KOTOPBIX SIBJISIETCS HU3Kasl 3JIACTUYHOCTD 1IeHbI 110 PACCTOSIHUIO ZI0 MeTpo B EkaTepuHGypre.
B craTbe [CugopoBbix, 2015] uccieyercs Bapuanus LieH Ha KBapTUphI B [lepMu B 3aBUCHMO-
CTH OT TPAHCIOPTHOH JOCTYNHOCTHU. ABTOP BBISIBUJI, YTO YHUCJIO MAPLUIPYTOB B MUKpOpanHoHe
MOJIOXKUTEJIBHO BJIMSIET HA LieHy KBapTHUPbI. Bo3M0OXKHOEe B/IMsSIHUE OKPY:KaIOLeH cpefibl Ha Iie-
HOO6pa3oBaHHe KBaPTHP ObLIO IPOAHAIM3UPOBAHO B paboTe [KaTbieB, XakumoBa, 2012]. s
3TOM LieJIN UCCIe[i0oBaTe/Id PacCMaTPUBAIOT cpesHeroaoBelie ypoBHU CO, NO, NO;, paccTosiHUE
Jlo 6JIMbKalIlero NpoMbILIJIEHHOTO NMPEJIPUSATUS B KauecTBe GaKTOPOB OKPYKaIoIlel cpefibl.
B pe3ysibTaTe MccieZj0BaHUS] OHU OOHAPYKUBAIOT MOJIOKUTENBHYIO CBSA3b y/IaJIEHHOCTU OT 3a-
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BO/IA U LI€HB], a TAK)Ke OTPHULATENbHYI0 3aBUCUMOCTD LIeHbl OT KOHI|EHTPALUH YTapHOTO rasa.
HUccnenosanue [Oxxeros, Kocosanos, [1o3osiotrnHa, 2017] nbeiTaeTcs: CBA3aTh CTOUMOCTb KBAPTHP
B [lepMu ¢ ypoBHeM LIKOJIBHOI'O 06pa30BaHMUs, NTpe/IoJiaras,, YTo KBapTUPhbI B palioOHaxX C X0-
POLIMMH IIKOJIAMU UMEIOT 64JIbILYIO0 IleHy. ABTOPbI 06HapY»KUBAIOT, YTO YBeJUYeHUe Cpe/JHero
6asa EI'D 6sn3/exxalyx MKoJ YBeJUYUBAET LleHy KBapTHUPBI TOJIbKO /J1s1 KBAPTHUP CO CTOU-
MOCTBIO Bblllle MeJJUaHHOM; Ha LieHY JlellleBbIX KBAapTHUP 3TOT MOKa3aTesb He OKa3blBaeT CTATH-
CTUYeCKH 3Ha4YMMOTO0 BJIUSAHHUS.

Takum o6pa3oM, uccie0BaTeNU O6BSICHAIOT LEHO06PAa30BaHNE HA YKUJIYIO HEJBUKH-
MOCTb C TOMOIL[bI0 MHOXKECTBA Pa3/JINYHbIX GaKTOPOB. MOXKHO yTBEpPKAATh, YTO HE CYLIECTBYET
eIMHOT0 MHEHUs 0 Habope nepeMeHHbIX, 00bCHAIIUX IIeHy KBapTup. [loaToMy BbIGOD U
060CHOBaHME He3aBUCUMBbIX [lepeMeHHbIX 0CTAaeTCsl aKTyaJbHOM HCC/e/loBaTebCKOM 3aaue.
W ecsiu Ko/M4eCcTBO BHYTPEHHUX PAKTOPOB — 3TO CPAaBHUTEJIBHO He6GOIbIIOE MHOXKECTBO, TO
KOJIMYeCTBO BHEIIHUX PaKTOPOB OIPaHUYEHO TOJIbKO BOOGPAXKEHHUEM HCC/IeL0BATEIS.

B naHHO# pa6oTe MbI /ieJlaeM MONBITKY PEIIUTDb 3Ty Ipo6ieMy, IpUMeHsis (BllepBble B
0TEe4YeCTBEHHOH JINTEPAType) TEKCTYaJbHBIM aHa/JN3 B MOJIeJIU LIeHOOOpa30BaHMs HA PbIHKE
JKUJIOW HeABMXKUMOCTH B MockBe B 2019 r. Ml ucnosib3yeM aJrOpUTMbl aHA/IM3a TEKCTOB 00b-
sIBJIEHUH O IPOJjake HeJIBIXKUMOCTH [i/1s1 BbISIBJIEHUS] HauboJlee 3HAYUMMBbIX IPeJUKTOPOB 1IeHb.
[IpenMy11eCTBO 3TOrO MOJAXO0/A B TOM, YTO Mbl HE OIMPAaeMCsl Ha MHTYULIMIO IPU Nofibope 06'b-
SICHSIIOILMX TIepeMeHHbIX, a BblsAB/seM (paKTOPbI 1]leHO0Opa30BaHMs, KOTOpPbIE CYUTAIOT Ba>KHbI-
MU HeloCpe/ICTBEHHbIE YYAaCTHUKU PbIHKA, B IAHHOM CJIydae MpoJaBlbl KBapTUp. MbI peamno-
JlaraeM, 4To Mpo/iaBel], 3aHHTEPECOBAHHBIN B YCIEUIHON MTPOIAXKE, YKA3bIBAET B 00'bSIBJIEHUH
60JIBIIMHCTBO GAKTOPOB, MOJI0KHUTENbHO BIAUAKIUX Ha LieHy. OJlHAaKO Mbl JONMyCKaeM, 4YTO
NpO/aBLbl MOT'YT HE YIIOMUHATh HEKOTOPble HEJOCTATKHU KBapTHUPBHI, TI03TOMY 06'bsABJIEHUS
OyAyT HECKOJIbKO 3aBbILIATh lieHy KBapTUphl. UMes 3TO B BUAY, Mbl IPOBOJUM TEKCTYalbHbIN
aHa/Iu3 00'bsIBJEHUH 0 IPOJaXKe HeABMXKUMOCTH, I0J00HBIN U3/7102)KeHHOMY B paboTe [Nowak,
Smith, 2017]. B 3To¥ cTaThe aBTOPbI aHATU3UPOBAJIM 3AMKUCH O TPOJaKaxX Ha MacCHUBE TaHHBIX
GAMLS - 3anucax o npojaxe JoMoB B ATsanTe, wtat Jpkopmxusat. Mbl 6yaeM ciefoBaTh 3TOR
paboTe, 0/JHAKO B X0Jle COGCTBEHHOI'0 UCC/Ie/J0BAaHHUS CPAaBHUM pa3Hble arOPUTMbI 00pPabOTKU
00'BbSIBJIEHUH.

B pa6ote [Hausler, Ruscheinsky, Lang, 2018] aBTopbI BiepBble UCIOIB3YIOT TEKCTYalb-
HbIN U CEHTUMEHT-aHaIu3 JJ1s NpeJicka3aHUs JUHAMUKH LieH Ha aMepUKaHCKOM pbIHKe KHJI10H
HeJIBU>KUMOCTH. Pe3y/ibTaThbl NOKa3bIBAIOT BAXKHYIO POJIb HACTPOEHUH (Sentiments) B IpeficKasa-
HUHU 1IeH, Jjaxke 10cJIe yyeTa MaKpOIKOHOMHUUYECKHUX U Jpyrux dakTopoB. B paboTte [Pryce, Oates,
2008] aBTOpBI IOKA3BIBAIOT, UTO COJiepP:KaHUe 00'bsABJIEHUH 0 IPoJaKe HeIBHIKUMOCTH MeHS-
€TCs1 B 3aBUCHMOCTH OT CTa/IMM OU3HEC-I[UKJIA, BpEMEHH I'0/la ¥ MOBECTKH 00LEHAI[MOHAIBbHBIX
HoBocTel. ABTOpbI pa6oThl [Goodwin et al,, 2019] nmoka3bIBalOT, YTO KOHHOTALUsI 0ObSIBJIE-
HUA (KOJIMYECTBO CJIOB C MOJIOXKUTEIbHBIM OKPAacoM) BJIMsIET Ha KOHEYHYIO LieHy cJejku. Hako-
Hell, ucciaegoBatesnu [Lawani, Reed, 2018] aHaU3UPyIOT pEIHOK BpeMEHHOM apeH/1bl XKUJIbsl Ha
Airbnb u nokasbIBaloT, UTO BKJ/IOYeHHe CJ0B U3 00'bsABJEHUHN B perpecCHOHHOEe ypaBHeHHe
yMeHbLIaeT OUMOKU B IPeJICKa3aHUU LieH U MOXKET ObIThb [10JIE3HBIM JIJ/IS1 yYeTa NPOMyIeHHbIX
NoKasaTeJsled KayecTBa B Te/IOHUCTUYECKUX LIeHOBBIX MOJIEJISIX.

1 Basa coctouT u3 6osiee yeM 500 ThIC. ONMMCAHUH JJOMOB, BBICTaBJEHHBIX Ha NpoJaxy ¢ 1 sHBaps
2000 r. go 31 gekabps 2014 r., u BKJIOYaeT B cebsa HHPopMalyo o GU3NIECKHX TapaMeTpax AoMa,
MEeCTOII0JIOXKEHUH, [leHe U APYTUX XapaKTepUCTUKAX.
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B ciepyroieM pasjiesie cTaTby pacCMaTPUBAOTCS OCHOBHbIE CIIOCOGBI pAGOTHI C TEKCTOM
Y MO/ieJIb PerpeccuH ¢ perysasipusanuei. B pasgesne 3 onvceiBaeTcst 6a3a JaHHBIX, B paszeJe 4
3KOHOMeTpHYecKue MoJesu. B pasjiesnie 5 nokasaHbl pe3yJbTaThl aHa/lU3a, B pasfesie 6 NpuBe-
JleHbl BbIBO/IbI PaOOTHI.

2. MeToapbl UcC/IeJOBaHUA
2.1. AiropuTMBI pa6boThI C TEKCTAMU

B TekcTyasbHOM aHaIM3€e TEKCT NPECTABIISAIOT KaK MHOXECTBO CJI0B WM $pas, KOKAYI0
M3 KOTOPBIX HAa3bIBAIOT TOKEHOM (0T aHIJIMICKOTrO c0Ba token — 3HaK, cMMBOJI). COOTBETCT-
BEHHO IIpolLiecc pa3bueHus TeKCTa Ha TOKeHbl Ha3bIBaeTCs TOKeHU3aLyeH. [lepe TokeHHU3anU-
el cieflyeT OUUMCTUTD TEKCT OT MPEAJIOroB U CTOM-C/IOB. A TaKXe Mbl YOUPaIU U UMeHa COOCT-
BeHHbIe, KOTOpble MHOT/|A BKJIIOYAIOTCS B 00bSIBJIEHUS] B KAa4eCcTBe KOHTAKTHOTO JIMLA JJIsl
HOKYTNKHU KBapTHUPEL CyLecTBYIOT HECKOJIBKO M0/IX0/I0B K TOKEH3HALMH, KOTOpble OTJIMYAI0TCS
CIIoco60M oIpe/iesieHus1 TOKeHOB. [lepBbIil 0/1X0/] onpe/iesisieT TOKeHbI KaK OT/iesIbHble CJIOBa
(yHMrpaMMBl): Ka)KJ0€e CJI0BO, BCTpeYalolleecss B TEKCTE, CYUTAETCS OT/eJbHbIM TOKeHOM. Ta-
KOM IO/X0/], OMUCHIBAIOLINHI TEKCT KaK HA6Op CJIOB, MOXKET MHOT/Ia IPUBOJUTD K «IIOTEPe KOH-
TEKCTa».

ANbTepHaTHUBHBIM CIOCOGOM SIBJISIETCS UCHOJIb30BAaHHE B KaYeCTBE TOKEHA YCTOWYMBBIX
ca1oBocoveTaHui (6urpaMmsl). K npumepy, ecaiu Mbl XOTUM, YTOObI CIOBOCOYETAHUE KTEIJIbIN
H0JI» [IeJIMKOM 6bIJIO OT/eJbHBIM IIapaMeTPOM B MOJIeJIH, TO Mbl JJOJDKHBI HCIOJIb30BaTh OU-
rpaMMsbl. [Ipy TakoM noAxojie Kak/asi napa CJ0B SIBJAsSeTC TOKeHOM. B Teopuu Mbl MoxeM
CTPOUTBD HAIIK TOKEHBbI Ha 0CHOBAaHUU N-rpamu, rzie N — KOJIM4eCTBO OC/Ie0BaTENbHBIX CJI0B
JU1s1 ToKeHH3auuu. OJHaKo MPU BKJIFOYEHUH GOJIbLIETO KOJUYeCTBa CJI0B B OIMH TOKEH BO3HU-
KaeT PUCK YXyAlleHus 0600611aro1el CoCOGHOCTH MO/IEJH.

B Haweli pa6oTe Mbl paccMaTpHUBaeM MOJeJIM, OCHOBaHHbIe HA YHUTPAMMax U GUrpaMm-
Max. Co3ZlaHHe TOKEHOB Ha HEOOPAaBGOTAaHHOM TEKCTe MOXKeT IIPUBOJAUTD K HCKAKEHUSIM, KOTr/ia
HecKoJIbKO GOpM OZHOrO CJI0Ba WM ¢passl 6yAyT COOTBETCTBOBATh Pa3HbIM TokeHaM. Hanpu-
Mep, GUrpaMbl «TEIUIBIH MOJI» U «TEIJIBIM I10JI0M», 0603HAYAIOI[H€e OJJHO U TO K€, B TAKOH Mo-
JleJid OyAyT pa3HbIMU TOKeHaMU. Bo nu3bexaHue NoJ0OHBIX PaCXOXKJEeHUN UCXOAHbIE TEKCThI
06bsiBNIeHNI 06pabaThIBAIOTCS aIrOPUTMaMU CTEMMUHTA (stemming) v 1eMMaTH3anuu (lem-
matization). CTeMMUHT BblJleJISIeT OCHOBBI CJI0Ba, TPe06Pa30BLIBast CIOBOCOYETAHUE KTEILJIBIH
H0JI» U «TEIJIBIM TT0JIOM» B «TeILN [10J1», KOTOPOe B UTOT'e CBOAUT pasHble GOPMBbI K OJHOMY TO-
KeHy. JleMMaTHU3ULIMS IPUBOJUT CJI0BOPOPMEI K JIeMMe — HadaJIbHOH ¢popMe c1oBa. TakuM 06-
Pa30M, «TEIIbIA MOJI» U «TEJIbIM MOJOM» CTaHYT OJJHUM CJIOBOCOYETAHUEM «TEIUIbIH MOJI»2.
[TockoJIbKY TOKeHBI [10CJIe JIeMMaTHU3al|Y Jierde BOCIPUHUMAIOTCS, Mbl PeLIMJIN HCI0/Ib30BaTh
JleMMaTHu3anuo’,

2 B Hame# pa6ote Mbl cpaBHUIM SnowBall creMMep u sieMmMaTu3aTop U3 naketoB nltk u pymorphy?2
JU1s1 06pabOTKH TEKCTA U NMPHILLIN K BBIBOJLY, UTO aJIFOPUTMbI OKa3bIBAIOT IPHMEPHO OJJMHAKOBOE BJIHS-
HUe Ha pe3yJIbTarT.

3 YHUTrpaMMBbl M GUIPaMMBbl MOTYT GBITh UCIOJIb30BaHbl BMecTe. MbI Tpo60Bav NPUMEHHUTD TaKOH
MO/IX0/I, HO IOJIYYHJIM, YTO MHOXKECTBO 0TOOGPAHHBIX MOZe/ISIMU TOKEHOB COCTOUT B OCHOBHOM U3 YHU-
rpamm, Ipy 3TOM KayecTBo Mojiesn (R-kBazpar) yay4diaercs Bcero Ha 0,02. B Ton-20 moJioKUTeTbHbBIX
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MpI Takke OrpaHUYMBaEM HCI0JIb3yeMble TOKEHbI 110 TPUYHHE HU3KO0M HHPOPMATUBHO-
CTH TOKEHOB C OYeHb BbICOKOW U OYeHb HU3KOW 4acTOTOM. /LIl MOsICHEHUs] pacCMOTPUM Kpaii-
HUe ciay4yau. C 0HOM CTOPOHBI, TOKEHbI, KOTOPbIe HCII0/b3YIOTCS MOYTH BO BCEX TeKCTaX, He
coJiep>kaT yHUKaJAbHON UHGOPMalUY, BaUsAOIEeN Ha LieHy. C Apyroi CTOPOHBI, O4eHb peJiKHe
TOKeHbI, BCTpeyalolllhecs JIMIIb B HECKOJIbKUX 00'bsABJIEHUSAX, BPA/, 1M OYyT M0J1e3HbI JJ/151 Bbl-
sIBJIEHUS1 3aKOHOMepHocTel. Mcxo/ia U3 aToro Mbl yopas TOKeHbl, KOTOpble BCTpevyaroTcsl 60-
Jee yeM B 90% 06bsABAeHUH U B3ss1M 2000 cieayromyx 3a ITUM IOPOTOM TOKEHOB.

[locie TOKeHHU3ALMH TEKCTOB HEOOXOUMO COIIOCTABUTh KaXK/[OMy TOKEHY HEKYI0 YHC-
JIEHHYI0 XapaKTepUCcTUKY. CaMbIil IPOCTOM croco6 — 3TO UCNO/b30BaTh GYHKIMIO-UHANKA-
Top: f(#,a;)=1, ecnv TOKeH #; CONEPKUTCA B 06bsABIEHUH @, U f(f;,a;)=0 B npoTUBOIO-
JIOKHOM cJ1y4ae. /laHHBIN c11oco6 OTJIMYaeTcsl IPOCTOTON MHTepIpeTaluu: NosIBJeHHe C10Ba
B 00'bsIBJIEHUH BJIMSIET Ha LieHY C ollpeJie/leHHbIM KoapduineHToM. C ApYroil CTOPOHBI, Iiepe-
MeHHas-UHAMKATOp UTHOPUPYeT TaKHe KOoJIM4eCTBeHHble XapaKTePUCTHUKHU TOKEHa, KaK KOJIU-
YeCTBO UCINO0JIb30BaHUS TOKeHa B 00'bsiBleHUU. Hanprumep, Bo ppase «5 MUHYT NMewIKOM /0
MeTpo, 15 MUHYT MeLIKOM /0 3K/ CTAHI[UHU» MOJIe/Ib YUTET CJIOBOCOUYETAHUE «MUHYM NEWKOM»
TOJIBKO OZIH Pas, XOTsI IPUOJIMKEHHOCTb U K METPO, U K ’KeJIe3HOZ0PO’KHOM CTaHI[UU MOXET
BJIUSITH Ha LIEHY.

AnbTepHaTHBHBIN CIOCO6 CONOCTABJIEHUS — KOKJAOMY TOKEHY COOTBETCTBYET KOJIMYECT-
BO €ro BXOX/|eHUH B o6bsiBenue: f(f;,a;)=n, TAe n - KOJUYECTBO BXOXK/EHHUI TOKEHa /; B a;.
JTOT NOAX0J M03BOJISIET COXPAHUTb KOJMYECTBEHHYIO 3aBUCHMOCTb TOKEHOB B 00'bSIBJIEHUM.
OnHaKo IpU TAaKOM IOJXOJe TOKEHbI B OOJIBLIMX 110 pa3Mepy OObABJIEHHUSAX OYAYT UMETh
6oJb1IKH Bec. TpeTbsl MOJeib, KOTOPYIO Mbl HCIIOJIb30BaJIN B Halllell paboTe, CONOCTABsET
kaxxgoMy TokeHy ero TF-IDF xapakTepucTuKy. dTa XapaKTepUCTHKA TOKEHA PaCCYUThIBAETCS
kak npoussezieHue TF u IDF xapaktepuctuk. TF (term frequency) — 4acToTa BXOX/IeHUs CJI0Ba
B IOKYMEHT — olpefiesisieTcsl 1o popmy.ie:

rje N - KOJIM4eCTBO TOKEHOB B ZIOKYMEHTE; ; — KOJIUYECTBO BXOXK/IEHUH i-r0 TOKEHA B JIOKYMEHT.
IDF (inverse document frequency) — ©IHBepCHsl 4aCTOThI IOKYMEHTOB (06'bSIBJIEHUH), B KOTOPBIX
BCTpeYaeTcsl TOKeH, CpeJii BCeil KOJIEKIIUH JIOKYMEHTOB:

IDF = logﬂ,
D.

1

rjae D - xosimuecTBO AOKYMEHTOB B KOJIJIEKIIHUH; D; - xonnyecTBo AOKYMEHTOB, CoeprKalux i-"
TOKeH. Takum o6pa30M, AaHHadA Mepa 6y,qu YMeHbIIATb 3HAY€HHUA TOKEHOB, BCTPEYal0INXCA
BO MHOT'MX JIOKYMEHTAX, U YBEJINIYNBATb 3HAY€HUA PEAKUX.

Y OTPULIATEJIbHBIX Pe3yJIbTAaTOB MONaAAI0T 17 yHUrpaMM U ToJIbKO 3 6UrpaMMsl. [1o 3Tol npudnHe Mbl
He N0Ka3blBaeM 3TH pe3yJbTaThl.
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J1s1 Bb160pa Hamsydliero cnoco6a cornoctabjeHUs Mbl UcnoJib3yeM LASSO-perpeccuio.
Hawnnyyiyro Moziesib onpeziesisieM 10 HauMeHblIeH omnbKe Ha OT/I0KeHHOH Bei6opke. Koad-
duieHT A ompesiesisieTCs C MOMOLIBI0 Kpocc-Bamuaanun®.

Hwxe npezscTaBieHbl MOZeTM 06pabOTKY TEKCTA.

p, = const +B“vi v,

p; = const™ +B“w” +¢,,

— count count _ count
p; = const " + BV g,

count

P,' — COI’lStwum +Bcountwi +£i7

D= const”™ +|3Wf v,-’ﬁ o +€,,

p; = const™ + BV g

model;

B mopenax v - HabOp YHUTPAMM COOTBETCTBYIOIIEH MOJEH JJisl i-TO OO'bSIBJIEHHUS;

del, . .
"o% _ nabop 6GMrpaMM COOTBETCTBYIOLIEH MOZeNU AJIsA i-T0 06bABIEHHUS; p; — JOTapuPM

w
LieHbl i-r0 06'bAB/NIEHUS; €; — OIMOKa, a const” - KOHCTaHTAa, TJe f; — Cl1oco6 CONoCTaBJIeHus, U

B - koadduumeHT perpeccuu, BbIGpaHHON HAMU MOJIEJIM COOTBETCTBHUS.

Ta6suna 1.
CpaBHeHUe Mo/JeJieil IpeA0GPaAsdOTKH TEKCTA
Count uni Count bi [ uni [ bi TFIDF uni TFIDF bi
[lapameTp Ay 0,00001 0,0001 0,0001 0,0001 0,00005 0,0001
N nepeMeHHbIX 1398 1476 1372 1446 974 1121
RMSE 0,41 0,43 0,39 0,41 0,38 0,4

IIpumevarusi. CpaBHEHHe C TOMOILbIO Kpocc-Baluanuy Ha 5 yactsax. RMSE usmepsisiach Ha OTJ/10KeH-
HOU BbIGODKe.

B Tabs1. 1 npejcTaB/ieHbl pe3ybTaThl CPaBHEHUsI MoJiesieil. Moiesy, UCTI0JIb3yIoI e
TF-IDF-xapaKTepuCTHKY, UMEIOT HAUMEHBIIYIO OIIMOKY KaK B CJIydyae YHUTPaMM, TaK U B CJIydae
6urpamm. [loaToMy fasiee B paGoTe MbI HCIO/Ib30BAIN TOJBKO TaKOH CIIOCO6, HECMOTPS Ha ero
He CTOJIb IPO3PaYyHyI0 UHTEPIPETALHNIO, KaK B CIydae GYHKIMH UHAUKATOPA.

2.2. Perpeccus c peryjspusanuei
Bxuttouasi B MOZie/1b TOKEHBI, MbI CHJIbHO [IOBbIIIAeM Pa3MepHOCTb MoJiesid. TeM He MeHee

JIOTUYHO MPE/INOJIOKHTD, YTO JJIEKO He BCe TapaMeTphl Hallled UCXOHON MoJiesid OYAyT BJIU-
ATb Ha 1eHy. C1ej0BaTe/IbHO, BOSHUKAET BOMPOC KOPPEKTHOU cnerudukanuu moenu. CTaH-

4 Tlogpo6Hee o kpocc-Banuaanuu u LASSO-perpeccuu B nospaszese 2.2.
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JlapTHBIE CIIOCO6BI MOCTENEeHHOTO BKIKYEHHUs WU UCKJIIOYEeHUsI HaM IJI0X0 MOJXOSAT: ¥ HacC
uMeeTcsl 2N noTeHUUANbHBIX Mojesel, rae N — KoinuecTBO napaMeTpoB. Eciiu N, Kak B HallleM
CJ1y4dae, BEJIMKO, TO IEPEOPATh BCE MOZEH He MPEACTABJSETCA BO3MOXKHBIM. MBI MOXKEM IO bI-
TaTbCA cfenaThb 3To ¢ noMoubio JIACCO-perpeccuy, pemas caeAy0IYy0 ONTUMA3ALUOHHYI0
3a/jauy:

min,, Z(pi _xid)2 +Ald |,

r/le X; — BEKTOp MapaMeTpoB i-ro 06bAB/IeHus; d - BekTop Becos; |d |, - /l-Hopma BekTopa d.

MHoroe 3aBUCHUT OT BbI6opa runepnapametpa A. Ecin nosoxuts A = 0, TO Mbl I0JIy4UM ypaBHe-
HUe JIMHEeHOU perpeccuu. BoiGop A > 0 U3-3a reoMeTpuyeckoil ¢popMbl /1-HOPMBI CIOCOGCTBYET
00HyIeHUI0 K03¢dULNeHTOB perpeccuu. TaKUM 06pa30M MbI MOXKEM NMPOU3BOJUTH OTOOP K03d-
¢unuenToB. OAUH U3 CaMbIX IPOCTBIX CIIOCOGO0B BHIOPATh KO3GGUIIMEHTDI — KPOCC-BaTUAALUS.
JTOT Hmpoliecc BKIIOYAET B ce6s cIeyoLiye ard.

1. Pa36uBaeM HabGJloJeHHUs Ha M Ipynn ¢ 0AMHAKOBBIM KOJMYECTBOM HabJIIOJIEHUH,
CTapasiCb COXPaHUTb paciipesieJieHHe LieHbl, HAeHTUYHOE BCEMY MAaCCUBY JIaHHBIX.

2. Jna kaxzaoi us rpynn M obydaem JIACCO-perpeccuto Ha octaBiuuxcs (M - 1) rpyn-
nax BMeCTe U OLleHHBaeM IOJyYeHHYI0 CpeAHEKBAJPAaTUYHYIO0 OIUMOKY AJis TPYIIIbI 71, MOJLY-
vyasg MSE(\,m;)

1 M
i=1
4. Beioupaem \: A, = argminMSE(L).

[TonyyeHHBIN K09)GULIMEHT YacTO ObIBAET MaJIeHbKUM, I03TOMY B MOJeJIM OTOUpaeTCs
0O0JIbIIIOE KOJIMYECTBO aTPUOYTOB. JJaHHbIE 110 KPOCC-BAIMAALNU U K03 PULIMEHTY A, pUBe/ie-
Hbl B Ta6J1. 1. K ToMy ke, JaHHbBIN N0AX0/] He TApaHTUPYET, YTO Y MoJiesid OyieT NpaBUJIbHas
cneruduKkanus.

Cy111ecTBYIOT Ipyrue cnoco6bl BbiGOpa A, KOTOpPbIE MOTYT JAATh JIYYIIUNA C TOYKU 3PEHUS
cnerUKaIUU MOJIEJIN Pe3yJIbTAT, KOTOPbIe MOAPO6OHee U3J10XKeHbI B cTaThbe [Nowak, Smith,
2017]. OxHaKoO MBI OCTAHOBUMCS Ha BBIIEU3JIOKEHHOM METO/IE Ha 5 4acTAX KPOCC-BTUAAUN
13-3a ero MPOCTOTHI. B /10o/IHEeHNEe K BBIIIEONHUCAHHOM ITPo6JIeMe CylecTByeT ele ogHa: JIACCO
JlaeT HaM CMelleHHbIe OLleHKU Ha K03pPunueHTrl. [J1s1 mosyyeHus1 HeCMeleHHbIX OIleHOK Mbl
NpUMEHsIEM JINHEHHYI0 perpeccuio Ha oTo6paHHbix JIACCO npu3Hakax. ITa npoueaypa Ha3bl-
BaeTcs post-LASSO u nogpo6HO onucana B pabote [Belloni, Chernozhukov, 2013]. Ee cyTb 3a-
KJIIOYAeTCs B TOM, 4TO ecyu ¢ nomouibio JIJACCO GbLIM 0TOOpaHbl «ICTUHHBIE» MapaMeTPHI,
TOr/la Hallla MOJieJib IPYU IPUMeHEeHUH 00bIYHOU perpeccuu 6yAeT UMeThb IPaBUJIBHYIO CIelu-
dUKaluIo U ee OlleHKU OyAyT HeCMellleHHbIMU. JIpyrMMH CJ10BaMU, Mbl CHavajla IpUMeHseM
JIACCO pn1s1 0T6Opa TEKCTOBBIX MPU3HAKOB, a IOTOM J06aBJIsieM OTOOpaHHbIE TOKEHBI K Ha-
LM KJIacCU4YecKuM MojessiM. OZJHAKO MOBTOPHMCS, UTO BaJIUJALMs He TapaHTUPYET MoJyde-
HUSl «IIPABUJIBHBIX» TEKCTOBBIX IPU3HAKOB, I03TOMY UTOTOBasi MO/JleJib MOXKeT UMETh Helpa-
BUJIbHYIO clieliipUKaLHIO.

3. Ycpeausiem snauenne MSE(L) =
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3. OnucaHue AAHHbIX

[l mpoBeieHUs UccieJoBaHUs ObLI COOpPAH YHUKAJIbHBIN MacCHUB JAHHBIX — aKTUBHbIE
B utosie 2019 r. 06'bsIBJIEHUS O MTPOJAAXKE KUJION HeJJBIBKUMOCTH ¢ MockBe Ha caiite UUAH. [lis
c6opa uHdopMaluu 6blIa HallKCcaHa CreljdaibHas nporpaMMa-napcep Ha s3bike Python. Beero
6b1J10 cO6paHO 0K0J10 60 ThIC. 06'bSIBJIEHUH, KOTOPbIE IPE/CTABJISAIOT BCe pailoHbl MockBbIL. U3
BBIOOPKHU OBbLIM UCKJIIOYEHBI TPU aIMUHUCTPATUBHBIX OKPYTa, KOTOPbIe, HA HAIl B3TJISM, CUJIb-
HO OTJIMYAIOTCS OT MOCKOBCKUX PalOHOB, XOTs GOPMaIbHO OTHOCSTCS K MOCKBe - 3esieHOrpa/-
ckui, Tponukuit 1 HOBOMOCKOBCKHUI afiIMUHUCTPATHBHbIE OKpyra. Takxe U3 BbIGOPKH HCKJIIO-
YyeHbl HECTAHJAPTHbIE KBAaPTUPBI: CO CBOGOAHON IJIAHUPOBKOM, CTYJUU, MHOTOKOMHATHBIE
KBapTUpHI (6oJiblle 4-x KOMHAT). KpoMe Toro, HCK/IIOUeHbI 00bSIBJEHHUS O TPOJaXKe KBAapTUP B
JloMax, co cpokoM cgauu nocse 2017 r. Takoro posia 06'bsiBJIeHUsI OGBIYHO 3AMOJTHAIOTCS M0
CTaHJApPTHOMY LIa6JIOHY OT KOMITAHHH-3aCTPOUIIMKA, IO3TOMY HECYT MaJI0 YHUKA/IbHOU HH-
dopmaruu. UToroeas 6a3a JaHHBIX COCTOUT U3 32889 06bsiBieHni. OnrcaTeIbHbIE CTATUCTH-
KU YMCJIEHHBIX TIepeMeHHbIX IPUBEJIEHbI B Ta0JI. 2. Pacnpeesnenue sorapudma 1eHbl nNpej-
CTaBJIEHO Ha rucrorpamme (puc. 1).

1600 -
1400 A
1200 A
1000 -
800 -
600 A
400 A

I
0 |I| | | | ||| |||I||“|||||| 1.

Puc. 1. PactipesiesieHre jioraprdma LieHbl

Ta6suua 2.
Onucare/ibHbIE CTATUCTUKU
CpenHee | MeguaHa | CtaHpapTHoe | MuUHHUMYM Makcumym
OTKJIOHEHHE
Llena, MJIH pyo. 19,4 12,2 20,9 2,35 200
O61mas naomaab, M2 70,3 60,3 34,7 11,8 290
oz nocTpoiiku 1985,1 1985 23,8 1910 2017
Paccrosinue 1o Kpemiis, km 10,9 11,2 5,8 0,7 25,8
Paccrosinue 0 MeTpo, KM 0,99 0,81 0,74 0,04 5,85
KyxHs1/o6uias niomasab 0,16 0,16 0,06 0,08 0,7
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B Hamumx MoZies11X Mbl HCIIOJIb30BaJIU C/IeAyIOLYe KaTeropraibHble IepeMeHHbIE:

e AmapraMeHThI - GUHapHas IepeMeHHasl, paBHasl eIMHHUIIE, ECJIM KBAPTHPA SBJISETCS
anapTaMeHTaMy;

o KoMHara 7 - 6uHapHas epeMeHHas1, paBHasl eJUHUIE, ECJIU B KBAPTHUPE /| KOMHAT;

o [lepBhlii 3Tk — GUHApHas lepeMeHHasi, paBHasl e/JUHULE, eC/IM KBapTUPa Ha IEPBOM
3Taxe;

e [locnesHuid sTax - GMHApPHAsl epeMeHHas], paBHas eJUHUIe, eC/IM KBapTHPa Ha Noc-
JleHEM ITaxe;

¢ HasBaHue paiioHa MockBbI - 6MHapHas epeMeHHasl, paBHasl eIMHULIE, eCJIU KBap-
THPa OTHOCUTCS K 3ITOMY PalOHY;

o JlvHu4 i - GUHApHas lepeMeHHas, paBHas eIMHHULE, eC/IM Y KBapTUPHI B Nelei Jjoc-
TYNHOCTH €CTb CTaHL[MS METPO i-! JIMHUU.

PacnpegesneHre KBapTHp N0 KOJIMYECTBY KOMHAT NpPeACTaBJAeHO Ha PUC. 2.

12000 1

10000 -

8000 A

6000

4000 A

2000

Puc. 2. PacipefiesieHre KBapTHUP 110 KOJIMYeCTBY KOMHAT

Jlis1 onipeiesieHUsT pacCTOSTHUS JI0 OJIMDKAUIIEH CTAaHIIMK METPO U ONpe/iesIeHHs BJIKan-
1Ieil BeTKU MbI IIEPEBEJIH aZjpeca JOMOB B KOOPIUHATHI U PACCUUTAIN PACCTOSTHUS [0 CTAHI[UN
MeTpO. Mbl CYUTAEM, UTO CTAHI[MS METPONOJIUTEHA HAXOJAUTCS B Mellel JOCTYMHOCTU OT KBap-
THUPBI, ECJIU PACCTOSTHUE /IO HEe He MPEBbINIAET KUJIOMETP Mo npsiMoi. Takoe paccTosiHUe He
YUUTBIBAET peJibed) MECTHOCTH, II03TOMY, BEPOSITHO, OHO MEHbIIIEe PEaibHOTO MeIIero paccTos-
HHUA 0 060'bEKTa.

4. Moaenu

MbI OlleHHBaeM NapaMeTphbl CIeAYINIIUX MojeJeil:
p; =By +Bx; +€;(Base),
p; =By +B,x; +B,a; +¢;(Areas),
D; =By +B.x; +B,a; +B,s; +¢€;(Subs),
P =PBo+B.x; +B,a; +B,s; +Bu; +€(Uni),
P =PBo +B.x; +Boa; +Bs; +B,w; +€,(Bi),
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re AJ4 i-ro 06'beKTa p; — IorapudM LieHbI; X; - BEKTOP NapaMeTpoB (cM. TabJ1. 3); a; — BEKTOP
OGHMHapHBIX IepeMeHHbIX Ha paiioHbl, kpoMe LJAO; s; — BeKTOp 6MHApHBIX IepeMeHHbIX Ha MellyI0
JOCTYMHOCTD JI0 METPO; U; — BEKTOP YHUIPAMM; b; - BEKTOp GUrpaMM; €; — OMIMOKa.

Mogennb Base - TunuyHast MoZiesb J/1s1 NOJ06HOT0 poJia hccaefoBaHuil. Ee o6pa3noM mo-
CayKuJa MoJiesib U3 paboTel [Magnus, Peresetsky, 2010], xoTs B Halleil MoJie/Id OTCYTCTBYET
ps/, lepeMeHHBbIX. B 11eJ10M, MBI 02kH/laeM MO TBep:K/eHUs pe3y/IbTaTOB 3TOM MOJie/IM Ha HallIUX
JaHHbIX. Tak kak 6a30Basi KBapTUpa Hallell MOJie/ M — YeThIPeXKOMHATHas, TO Mbl 0KHUJAEM,
4YTO K03 PUIIMEHTHI Tepe]] JPYTUMU TUIIAMU KBapTUP OYAYT OTPULIATETbHBIMU.

B Mogzenu Areas Mbl IbITaeMcCsl OLlEeHUTh BJIUsIHME OKpyra MOCKBBI Ha IieHy, A00aBUB
OMHapHble lepeMeHHbIe Ha OKpYTa U ONpesiesIUB B KauecTBe 6a30Boro lleHTpabHbIN aJMUHU-
ctpatuBHbIi okpyT (LAO). [Tockonbky AO — caMblit soporoit pailoH MOCKBBI, Mbl 0XXKHJAEM,
4YTO K03 PUIIMEHTHI Nlepe]] OCTaJbHBIMU PallOHaMH OyAyT UMeTb OTPULIATE/IbHbIN 3HAK.

Mogesb Subs y4UTBIBaeT Nellyio JOCTYIHOCTD JI0 JIMHUM MeTpo. Mbl 0XHJjaeM, YyTo Ha-
JIM4YKe METPO OYZET MOJIOKUTENBHO BJIUSATH Ha LIeHY, 0/{HAKO, BO3MOXXHO, HOBbIe JTMHUH (MLIK 1
npoyue) 6yyT OKa3bIBaTh MEHbIIIEe BJIMSHUE HA IIEHY.

B mMozensax Uni u Bi ncnosib3yroTcst yHUrpaMMbl U GUTPaMMbl COOTBETCTBEHHO. OCHOBHast
L|eJlb 3TUX MoJiesiell — IPOBEPUTD, HECYT JIM TOKEHbI JONOJHUTEIbHY0 MHGOpMaLUIO AJs
OLleHKH KBapTHPBI.

JJ151 IpoBepKU KauecTBa Mo/iesiel Mbl CIleliMa/IbHBIM 06pa30M pa36buJ/iv Hallly BEIGOPKY
Ha /IBe YaCTH: BIGOPKY /11 06Y4YeHHUsI U OTJIOKEHHYIO BbIGOPKY. JJIs1 3TOr0 Mbl BbIJENNJIH 5 Y-
JIOBHBIX L[EHOBBIX KaTErOpUH KBAapTHUP U PA30GHIHM BBIGOPKY C COXpaHEHHEM IPOIOPLUN ITHUX
KaTeropuil. TakuM 06pa3oM Mbl cTapaeMcsl COXpaHUTb IepBOHAYa/IbHOE LIeHOBOe pacipe/eie-
HUe B HAlIUX BbIOOPKax. JIydlyto Mo/iesib Mbl BEIOUPAEM I10 CPeTHEKBAAPATUYHON OIINOKe Ha
OTJIOKEHHOH BbIOOPKE.

5. Pe3ysibTaThl aHAIM3A

Pe3ysbTaThbl OlleHKH MapaMeTPOB PErpeccHy MepBbIX TPeX Mojesed MpUBe/eHbl B
TabJ1. 3. Mozienb Areas HOJIHOCTBIO COTJIACYeTCs C HAIMMU OKUJJaHUSIMU. Kak Mbl BUAMM, BCe
K03)OUIIMEHTHI lepes palloOHaMU UMEIT OTPULIATENbHBIN 3HAK, YTO TOBOPUT HAM O TOM, YTO
HAO - camblil foporo# paioH MockBbl. 3ana/iHble palioOHbI, NOATBEPK/1asl pacnpoCTPaHEHHOe
MHeHUe, UMeI0T Haubosiblue K03GPULHeHTh] Cpe/id OCTaBIIUXCA palioHOB. Mogesb Subs faeT
MPOTUBOPEYNBbIE Pe3y/IbTaThl. Mbl OKU/IAJIH, YTO JII00as CTAHIMS METPO, HAXO/(ALIAsACI B Te-
1Iel 0OCTYMHOCTH, OyIeT MOJI0XKUTEJNbHO BIUATH Ha LIeHY KBapTHUPBI. BBISICHUJIOCH, UTO TaKoe
BJIMSIHHE OKa3bIBAIOT TOJILKO G0Jiee CTapble JIMHKUY, 2 HOBbIe OKA3bIBAIOT HETAaTUBHOE BJIUSHUE.

Kak BuziHO 13 Tab1. 4, 06bsACHSAIOIIAS CIOCOGHOCTD Halllel MO/Ie/IM CUJIBHO YJTy4IlIaeTCs]
npH o6aBJeHnH HHPOpMaLUK O palioHe KBapTUpbL. OHAa TaKKe CTAHOBUTCS HEMHOTIO JIydIlle
npu Jo06aBieHuH NHPOPMALUH O JIMHHUSAX METPO.

Hcnosib30BaHME TEKCTYAJbHOTO aHAIM3a [03BOJISIET 3aMETHO YJIYULIUTD 00'bICHAIOIILY 0
CMOCOGHOCTh MOJIe/U. B yacTHOCTH, 6J1aroZiapsi UCMOJIb30BAHUI0 YHUTPAMM Mbl MOXKEM COKpa-
TUTb CPeIHEKBAIPATHUHYIO OIKOKY Ha 15%. Pe3ysibTaT MoJieiu ¢ GUrpaMMaMu HEMHOTO XyKe
pe3yJibTaTa YHUTPAMM, YTO COOTBETCTBYET MpPeAbIAYIMM OINbITAM, IOKa3aHHBIM B TabJI. 1.
BunmMo, 3To BBI3BAHO TEM, UTO GUTrPaMMbI 60Jiee «CHelfuPUIHbI» U XyKe 0000Iar0T nHopMa-
LUI0.
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Ta6suna 3.
PESYJIbTaTbl pEerpecCHOHHOro aHaJinda
Koadpounuent ‘ Base ‘ Areas Subs
AnapTaMeHTBI -0,077 (0,012) -0,1(0,011) -0,11 (0,01)
O61as nuomajb 0,015 (0,000) 0,013 (0,000) 0,013 (0,000)
Toz 0,0034 (0,000) 0,0039 (0,000) 0,0042 (0,000)
JTaxk/Makc. aTax 0,024 (0,007) 0,035 (0,006) 0,036 (0,000)

Paccrosinue o Kpemis
PaccrosiHue f10 MeTpo
KyxHs/miomanp
[MocneaHui aTax

[lepBbIii 3TaXK

Komnuara 1
KomHuara 2
Komnuara 3
CAO
OBAO
C3A0
CBAO
BAO

H0AO
H03A0
3A0
Jlunus 1
Jlnuus 2
Jlunus 3
Jlunus 4
Jlunusga 6
Jluuus 7
Jluaus 8
Jlunusa 8A
Jlunus 9
Jlunuga 10
Jlunusa 11A
Jlunus 12
MUK
Jluuus 15
KoHcTaHnTa

~0,049 (0,000)
-0,032 (0,002)

~0,038 (0,000)
-0,035 (0,002)

0,71 (0,035) 0,61 (0,031)
0,054 (0,006) -0,049 (0,006)
0,11 (0,007) -0,95 (0,006)
-0,024 (0,01)" -0,08 (0,009)
0,1 (0,008) 0,058 (0,007)
0,11 (0,006) 0,082 (0,006)
- -0,32 (0,005)

- -0,49 (0,006)

- -0,21 (0,006)

- -0,35 (0,006)

- -0,41 (0,006)

- -0,34 (0,006)

- -0,23 (0,006)

- -0,19 (0,005)

9,16 (0,2) 8,4 (0,14)

-0,038 (0,000)
-0,025 (0,002)
0,59 (0,03)
0,044 (0,005)
-0,96 (0,006)
-0,083 (0,009)
0,054 (0,007)
0,08 (0,005)
-0,28 (0,007)
-0,43 (0,007)
-0,17 (0,008)
-0,31 (0,007)
-0,37 (0,007)
-0,3 (0,007)
0,20 (0,007)
-0,17 (0,007)
0,15 (0,005)
0,08 (0,005)
0,0042 (0,005)"
0,08 (0,007)
0,044 (0,005)
0,012 (0,005)"
-0,062 (0,008)
-0,052 (0,008)
0,01 (0,005)"
-0,046 (0,005)
-0,092 (0,013)
0,076 (0,011)
-0,036 (0,006)
0,019 (0,008)"
7,8 (0,139)

Hpumeqal-lue. * — 3HAYUMOCTb Ha 5-Hp0HeHTHOM YpoBHE, BC€ OCTaJIbHbIE KOB(I)(l)I/ILII/IeHTbI 3HA4YUMbI Ha
1'l'lpOHeHTHOM YpoOBHE, B CKOOKax YKa3aHa CTaHJAapTHad OIKOKa.
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Ta6suna 4.
CpaBHeHne Moaeneﬁ
Base Areas Subs Uni Bi
RMSE 0,248 0,218 0,214 0,178 0,187
R2 0,871 0,9 0,904 0,933 0,926
F-cratucruka 15110 12130 7561 417 328
KosmyecTBo nepeMeHHbIX 12 20 34 1003 1159
KosinuyectBo nepemenHsix (0,05) 12 20 34 375 391
KosinyectBo nepemenHsix (0,01) 11 20 30 269 264

IIpumeuarue. RMSE u R2 usamepsisiuce Ha 0T/10KEHHOM BbIGOPKE.

PucyHku 3 ¥ 4 cyMMUPYIOT OCHOBHOH pe3yJ/ibTaT Halled paboTel. Ha HUX npeicTaB/IeHbI
TOKEHBI C Hau6GOJIBIIUMH K03bUIIEHTaMH, T/ie pa3Mep MPUPTA COOTBETCTBYET pa3Mepy KO-
addunuenTa.

Kak MbI 1 ipeinoJiaraiy, TOKEHbI MO3BOJISTIOT HAaM HaXO/JUTh 3aBUCHMOCTb LIeHbI OT pas-
JIMYHBIX MAPaMeTPOB. B YacTHOCTH, GUrpaMMbl «OUHUCTKA BO/IbI», KOXPAHA KOHChEPK», «KJIYOHbIH
JlOM», «CCTeMa BU/IeOHAbJII0[ileHe» U UM M0JI00Hble 0TBeYaloT 32 GaKTOphl 61aroycTponcTBa
CaMOT0 >KUJIbs1, KOTOPbIE IOBOJIBHO TPY/AHO YY€eCTh, €C/IN 6GbI Mbl CTAPAIMCh TOCTPOUTD HAIy MO-
JleJib 6e3 aHasIM3a TeKCTa 00bsiBJieHUH. Takke, UCIOMb3ysl TEKCTyaIbHbIM aHAIN3, Mbl CMOTJIH
JIOOUTHCA 060Jiee MeJIKOH IPaHyJITPHOCTH TOMMOHHUMOB: «ITOKPOBCKUH 6YJIbBap», «XPUCTOC CIa-
CUTEJIb», «TPy6elKoi», «naTpuapuuii». OJHaKO eCTb psiJ TOKEHOB, KOTOPbIE, B IPOTUBOIIO-
JIOXKHOCTb 0XKHM/IAHUSIM, OKa3a/IUCh OTPUIATEbHBIMU: «/I0M IPEMUYM», «OM3HEC KJIACC», KTIEHT-
xayc», «[JAO».

B 11€/10M MOKHO 3aKJIFOUUTh, YTO UCI0JIb30BaHUE TEKCTYyaJIbHOTO aHa/IM3a JJis IpeJicKa-
3aHU4 LjeH IOMOTaeT YJIy4IINTb Ka4eCTBO MOJIe/IU M HAX04UTh MeHee OYeBH/IHble B3aUMOCBSI3H.

HanHapm 6 %}'fﬁgﬁo i

HOCCJ’IOK

HCCKy‘IHBII/I

BHHO]‘paI{HHH

meag[AH 1A

XaMOBHUK

He60 BLICOTK;BI/ICTK& (b OTCJIb

KkuprudHo JJIOMOHOCOBCKH I

BO3HAI'PpAKJICHHUC

OCOOHSK
00eCreYuBaTbCs

aJIOMHHHEBBII

Puc. 3. llonoxuTe/IbHbIE YHUTPAMMbI
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TaraHCKUu

HArOpHBINB I_[aOBHGHlHI/II/I

CJIIaBAHCKHWH.

teicsua® @ TICHTXAYC  KAXOBCKAM

HaieKHOCTh

I/I)KCKI/II/I 6 Clla‘léTTKKYH LHCBO «»

AYCBCKHU I
BLIKJI}OaneJIb

6mnounbiit CMCIKH, 6 [POIUCKA

JIOMAILHUH

10 CTOI/IHCTBO

ITOJIB30BAHUCCKOPO CTHOM

Puc. 4. OTpunaTe/bHble YHUTPAMMbl

CIK HUTH KOHCBC I COBPEMEHHBIN CTHUITH
A P e R B apTAT

TeXHHKa miele
OUMCTKA BOJia

XPUCTOC CHIACHTCE
oxpaHa KOHCLep pK a’KC Ha

KBa TaKOpHC

HpPIpOL[HLlH 3a|<a3l-ml<p JOpOIron pCMOHTe »

e HECKYYHBINL caz[""““““ """"" '

uuuuuuuuuuuuuuuu

__KBapTHupa caar

arypanbig BHyTpeHHmI JIBOP

CMOHT CTHUJIb

CIiaJIbHsI CBOM

caMbIi LUEHTP
villeroy boch

Puc. 5. llonoxxutesbHble GUTrPAMMBbI



114 IKOHOMHYECKHH XKYPHAJI BILI9 Ne1

OJIOYHBIN JIOM
KOMHAarTa CMG)KHBII/I

OH3HEC KJ1ace

IIapK OJIUMIINHCKUN

JIOCTYTTHOCTD CT

KK HeraCOBKa

tbopn KJ1acC. OM IIPEMHUYM

I[GI/IC BOBATh CKHIKA

TIaHeJIBHBIH oM C/a4a apeH/a cepus{ 1i/1OM CJaTh

KA I KHJIOMETP

TpCGOBaTLCSI pCMOHT ,aJIPCC YA »3KK 3a10phe

3allaIHbIN OKpyra
WIICBCKUU I1apkK
BBIC3]] TTK
MOCKOBC 71 IIPOITHUCKAa

aAMHUHBEBCKHU TIIOCCE
CcOOCTBEHHEBIH city>k0a
JIOT BT

Puc. 6. OTpuniatejbHble GUTPaMMBbl

Ilpumeuarue. Ha puc. 3-6 pa3mep uipudTa COOTBETCTBYeT pa3Mepy KoadpdunreHTa.
6. BbIBOABI

B faHHO# pa6oTe MbI BIIEpBbIE B PYCCKOSI3BIYHOM JIMTEpAType NMPOBEJU aHAIU3 Iie-
HOO6pPa30BaHHs HAa MOCKOBCKYI HEJBIPKHMOCTD C HCIIOJIb30BaHUEM TEKCTYaJIbHOI'O0 aHAIH3A.
MpI MCTIOSIb3yeM QJITOPUTMBI aHAJIN3a TEKCTOB OO'bSBJEHUH O MPOJaxKe HEABMMKUMOCTH JJIS
BbISIBJIEHUS] HAaU0b0JIee 3HAYUMBbIX NPEJUKTOPOB IIeHbL. ITOT MO/XO0/ M03BOJISIET BKJIYUTH B
aHa/m3 Te GpaKTOpbI 1IEHO06PA30BaHMUS], KOTOPbIE CYUTAIOT BAXKHBIMU HEMOCPE/ICTBEHHbIE YYa-
CTHUIKH PbIHKA, 3 UMEHHO MPO/aBIbl KBApTUP. TakuM 06pa3oM, Mbl BbISIBJISIEM BaXKHbIE Cy0'b-
eKTUBHbIE GAKTOPHI LIeHOOOPa30BaHUs HAa PhIHKE MOCKOBCKOM HeJIBIPKUMOCTH. [loka3aHo, 4To
JaHHBIA METO/] 3aMEeTHO yJIy4dlllaeT Mpe/iCKa3aTeJbHYI0 CHJIY MoJiesi. Pa3paboTka ajroputMa
AHA/IN3a TEKCTOB OObSIBJIEHUN SIBJSETCA BaXKHBIM METO/I0JIOTUYECKHUM BKJIAJIOM AAaHHOU pabo-
ThI, IOMHUMO KOJINYECTBEHHBIX PE3YJIbTATOB PErPECCHOHHOT0 aHAIHU3A.
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in the Moscow Residential Real Estate Market

Gleb Goncharov!, Timur Natkhov?

1 National Research University Higher School of Economics,
34, Tallinskaya st., Moscow, 123458, Russian Federation.
E-mail: gigoncharov@edu.hse.ru

Z National Research University Higher School of Economics,
11, Pokrovsky blv., Moscow, 109028, Russian Federation.
E-mail: timur.natkhov@hse.ru

In this paper, we apply textual analysis to the hedonic pricing model in the residential real
estate market of Moscow. We collect data on 60 thousand sale ads in July 2019 on the CIAN web-
site (one of the largest web-sites on residential real estate market in Russia). A special parser
program was written in Python to gather the data. The text analyzing algorithm developed by
authors chooses words (unigrams) and phrases (bigrams) that are the most significant predic-
tors of price. The advantage of this approach is that the selection of explanatory variables for
the econometric model is based on the revealed preferences of market participants - the algo-
rithm determines tokens indicated by apartment owners interested in a successful sale. Thus,
we identify important subjective pricing factors in the Moscow real estate market. It is shown
that the use of text analysis can significantly improve the predictable power of the pricing model.
In particular, inclusion of unigrams reduces the standard error of estimation by 15%. The
mechanism of this improvement is the inclusion of pricing factors that are difficult to quantify.
For example, «water purification», «concierge guard», «club house», «video surveillance system»
and similar bigrams reflect the safety, location type and other local public goods that are difficult
to measure.
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JEL Classification: C01, C21.
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