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Pa3paborka mogeau K-Means 111 BoisiBJIeHHsI HauOoJ1ee
BbITOJAHBIX MPENI0KEHUN HA PhIHKE HeABUKUMOCTH MOCKBBI

M. A. 3yes, B. M. lllubaes, K. C. baianes

DI'BOY BO «HUY « MOy, 2. Mockea, Poccus

AnHoTtanus. B cTatse paccMarpuBaeTcs npuMeHEHHUE MOJen Kiactepusanuu K-Means niist ananuza
pBIHKA HEIBXUMOCTH MockBbl. OCHOBHOEC BHUMAaHHE YAETSETCS CETMEHTAIIMH DPBIHKA C IIEJIBIO
BEISBIICHUST HanOoJee BBITOAHBIX TpeMoKeHui. crmonp30BaHHbIe MaHHBIE BKIIOYAIOT HMapaMeTphI
CTOMMOCTH, ITUIOIIATH, OJMM30CTH K METPO, TOJ IMOCTPOWKH WU JPYTUE XaAPAKTEPUCTHKU OOBEKTOB
HEABKUMOCTH. MeToa "MoKTs" ObLI MPUMEHEH JJIs ONPEACICHHUS ONTHMAIbHOIO YKCiIa KJIaCTEpPOB,
KOTOpPOE€ BIIOCIEACTBHHM OBLIO YBEIWYEHO 1O BOCBMH Il OoJieeé TOYHOTO CErMEHTHPOBAHUS.
[lomyuenHble pe3ynbTaThl MOKa3and, 4to kiactep 0 mpeacraBiser coboil Hambonlee AOCTYNHBIE H
BBITOJIHBIC TpeiokeHns. Monenb K-Means, pa3pa0boTaHHas B XOJIe HMCCIICIOBaHHS, MOXET OBITh
WCTIONb30BaHa TOKYNATEIsIMH I ONTHMH3AIMN Tpollecca BBIOOpa JKHIIbS, CHIDKAsT BPEMEHHBIE H
(uHAHCOBEIE 3aTPATHI.

KiroueBsle cjioBa: Kiactepusanus 1aHHbix, K-Means, aHaiiu3 HEIBUKHUMOCTH, ONITUMU3AIHsI BLIOOPA,
MAaIlIMHHOE 00YY€HNE, PRIHOK HEIBIKUMOCTH MOCKBEI.

Jas uutupoBanus: 3yes, M. A., llluGaes, B. M., & bananes, K. C. (2024). Pazpa6oTtka mogenu K-
Means najs BbISIBJICHUST HAuOOJIee BBITOAHBIX MPEIJIOKEHUM Ha PHIHKE HEIBUXKHUMOCTH MOCKBBI.
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Development of the K-Means model to identify the most
profitable offers on the Moscow real estate market

M. A. Zuev, V. M. Shibaev, K. S. Balanev

National Research University «Moscow Power Engineering Institutey, Moscow, Russia

Abstract. The article discusses the application of the K-Means clustering model to analyze the Moscow
real estate market. The main focus is on market segmentation in order to identify the most profitable
offers. The data used includes parameters of cost, area, proximity to the subway, year of construction
and other characteristics of real estate. The elbow method was used to determine the optimal number of
clusters, which was subsequently increased to eight for more accurate segmentation. The results showed
that cluster O represents the most affordable and profitable offers. The K-Means model developed during
the study can be used by buyers to optimize the housing selection process, reducing time and financial
costs.
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BBEJAEHUE

PriHOK HemBmkumocTH MOCKBBI SIBISICTCS OJHHM M3 Hauboliee JUHAMHYHO
Pa3BHBAIOIINXCS M KOHKYpEHTHBIX B Poccum. BbICOKas CTOMMOCTB XHIibsi, pa3zHOOOpasue
IPEIUIOKESHUH 1 ObICTpOE M3MEHEHHE IIeH TPeOyIOT OT MOKyMaTeIel TIaTeIbHOr0 aHAIN3a |
BBIOOpa HanbOJIee BBITOAHBIX MPEAJIOKEHUN. B 3THUX yCIOBHAX HEOOXOAMMO HCIOJIb30BAThH
COBPEMEHHBIC METO/IbI aHAJIN3a JTAaHHBIX, KOTOPHIE MOTYT YYUTBHIBATH MHOKECTBO (haKTOPOB U
obecrieunBaTh TOYHOE CETMEHTHPOBaHKE PhIHKA [1].

TpamuimoHHbIE METOJbl aHANM3a pbIHKA HEJIBIKUMOCTH, TaKUEe KaK [pocTas
CTATHCTHKA UITU DKCIICPTHBIC OL[CHKH, YACTO OKA3bIBAIOTCS HENOCTATOYHO (D (HEKTUBHBIMU IIPH
OonbIIOM 00BbEME JAaHHBIX U MHOXKECTBE MEpeMEHHBIX (akTopoB. [IpuMeHeHHe MeTooB
MAIIMHHOTO 00y4YCeHHUsI, TAKMX KaK KJIACTEPU3aIHsl, CTAHOBUTCS OCOOCHHO aKTyallbHbIM [2-4].
Kiactepusanusi 1mo3BoJsieT pa3ieiuTh OOBEKThI HEIBMXKUMOCTH HA TPYIIBI C MOXOXHMHU

XapaKTEPUCTUKAMMU, YTO YIIPOLLAET aHAIU3 U IIPUHATUE PELICHUN JUI IIOKYIIaTelIeH.
MATEPHAJIBI U METO/bI

Krnactepusauus sBiseTcss oAHOW M3 KIIOUEBBIX BETBEH MAIIMHHOIO OOy4yeHHs 0e3
yunutens. OHa TO3BOJIIET aBTOMATHYECKH TPYIIUPOBATh OOBEKThI, OCHOBBIBASCh HAa HX
CXOJICTBE, J1aXKe €CIIM Yy HUX HeT SIBHOM Kiaccu(UIMPYIOIEeH XapakKTepUCTUKU. AIroputM K-
Means mupoKo UCoIb3yeTcs Oaaroaaps cBoei mpoctote U dpdexruBHOCTH [5].

Anroputm K-Means paboTaet 1o cieayromiemMy aaroputmy [6]:

1. Nuunmanu3amms UEHTPOUIOB: CHaudaja CIydaHbIM 00pa3oM BBIOMpAIOTCS
HavaJIbHbIE EHTPOUIbI KJIacTEPOB.

2. Ha3nauenue oOBEKTOB KiacTepam: JUIsl KaXJOro OObEKTa pacCUMTHIBAETCS
€BKJIMJIOBO PACCTOSTHHE 10 KaXKIO0Tr0 U3 HEHTPOUIOB, U OOBEKT IMPUCBAUBAETCS K OirKaiiemy
LHEHTPOUIY.

3. OOHOBNIEHNE LEHTPOUJIOB: IIEHTPOUJIbI NEPECUUTHIBAIOTCS, OCHOBBIBASACH Ha

CpCAHEM 3HAUCHUHN XaPAKTCPUCTHUK O6T>CKTOB, MOMNABIINX B JaHHBIMI KJIaCTEep.
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4. [ToBTOpEeHMe: STH IIAru MOBTOPSIOTCSA JO TEX IOp, MOKAa IMEHTPOHIBI HE
MePECTaHyT U3MEHSITHCS WU HE OYJIET IOCTUTHYTO 33JaHHOE KOJIMYECTBO UTEPALIU.

OcnoBHOe mpeumymiecTBo anroputma K-Means 3axmiouaercs B €ro crnocoOHOCTH
ObICTPO 1 3(PPEKTUBHO IPYNITUPOBATH OOJIBIITNE OOBEMBI TAHHBIX, UTO JICTAET €T0 UCATHbHBIM
WHCTPYMEHTOM JUISl aHajk3a CJIOHBIX ¥ MHOTOMEPHBIX Ha0OpOB NaHHBIX. B pesynbrare
paboThl anropuT™Ma OOBEKTHI, OJU3KHE O CBOMM XapaKTEPUCTHKAM, OKA3bIBAIOTCS B OJHOM

KJ1acTepe, a 00BEKTHI C Pa3IMYHBIMU XapaKTePUCTUKAMHU — B Pa3HbIX [7].
Bb10op Hadopa 1aHHBIX

Jlnst uccnenoBanms ObLI MCIIOIB30BaH HAOOP JAaHHBIX, COAEpI AUl WH(OpMaIHO O
HEJBWKUMOCTH MoCKBBL. B HeM mpejcTaBieHbl Clieqylolue mapaMeTphl: IeHa, BpeMs 0
METpPO, aJIMHUHUCTPATHBHBIN OKpYT, OOIIas IJIOIIA/lb, JKWJas IUIOMIAb, TaxX, KOJUYECTBO
STaXeW B 3/aHUHU, TOJA IMOCTPOMKH, HAUYME CTaTyca HOBOCTPOWKH, KIacCH(PHUKAIUs Kak

anmapTaMeHThl, BBICOTA MOTOJIKOB U KOJIMYECTBO KOMHAT.
IIpeaBapuresibHas 00padoTKA TaHHBIX

Jlnst koppekTHO# paboTsl Moaenu K-Means ObUTH NpeIIpUHSTHI clieytomiue maru [8]:

1. 3anosHEeHUE MPONYIIEHHbIX 3HAYEHWH: TMPOIYIIEHHbIE 3HAuYeHUs ObUIN
3aIl0JIHEHBl MEIMAaHHBIMU 3HAYCHUSMHU, YTO TIIO3BOJIMJIO MHUHHMMHM3UPOBATh BIIMSHUE
OTCYTCTBYIOIIIMX JAaHHBIX HA MOJIETIb.

2. [IpeoOpa3oBaHre KaTerOpUAIbHBIX JIAHHBIX: KAaTE€rOpHAJIbHbIE JIaHHBIE
(HampuMep, aIMUHUCTPATUBHBIN OKPYT) ObUTH TPe0Opa30BaHbl B YUCIOBBIE C HCIOIb30BAHUEM
merona LabelEncoder. DTo mo3BoMnIO yUUTHIBATh PAa3Iuuus MeX1y pailoHaMu MOCKBBI IpU

KJIaCTCpu3anuu.
Orlpe)le.neﬂne ONITUMAJIBHOI'0 YHCJIAa KJIACTEPOB

OnTuManbHOE KOJTUYECTBO KIACTEPOB OBLIO OMPEENIEHO ¢ TOMOIIBI0 MeToa "IOKTs",
KOTOPBIN 3aKII0YAeTCs B aHalu3e nHepuuu mojenu K-Means npu pa3HOM uucie KIACTEPOB U
BBIOOpE YHKCITa, TPH KOTOPOM MPOUCXOANT 3HAYUTEIbHOE yMeHbIenue uuepiuu [9]. Ha puc.
1 BHUIHO, YTO ONTHMAIBHOE KOJMYECTBO KJIacTepoB paBHO 4. OpnHako, mais Oojee TOYHOM
CETMEHTAIlMU PBIHKA HEJABMKUMOCTH U y4eTa OOJIBIIET0 KOJMYECTBA XapaKTEPUCTHUK, OBLIO

MMPUHATO PCIICHUC YBCINYNUTH KOJIMYCCTBO KIIACTECPOB OO0 8. OT0 Mo3BOIMIO BBIACIINUTD Ooiee
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cnenuduyeckue Tpynmnbl OOBEKTOB, YTO YIYyYIIWIO HWHTEPHIPETALUI0 pPE3yJbTaTOB U

BBISBIIEHHE HanOoJee BBITOAHBIX HpeIIHO)KCHI/II;'I.
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Pucynok 1. [Ipumenenue meTo/1a JOKTS A1 HA00pa JaHHBIX.

Figure 1. Application of the elbow method to a data set.

PE3YJIbTATBI

Ha ocHoBaHMM aHaiM3a CpeJHMX 3HAYEHMM IApaMeTpoOB A KaXkIOro KIacTepa,
BBIJICJIUM KJIACTep, KOTOPBIM IMpeJCcTaBisieT co0oi Haubosee BBITOJHBIE MPEIOKEHUS Ha
PBIHKE HEIBUKUMOCTH MOCKBBI.

Krnactep 0 xapakrepusyeTcsl CleIyrOIIMMH MapaMeTpaMu: CpeAHsisi 1eHa OOBEKTOB
coctaBiser okoio 20,319,055 py6neit. Cpeanee Bpems 1o Omkaiieil cTaHIMM METPO
coctaBisger 13.02 MuHYT, 4YTO sBIseTCS KOMQOPTHBIM Al OOJBIIMHCTBA MOKyHaTeseH.
OOBEeKThl HEJBMKUMOCTU B 3TOM KJIACTEpE PACHOJIOKEHBl MPEUMYILECTBEHHO B HOKHOM
aJMMUHHUCTPATUBHOM OKpPYT€, UTO YKa3bIBA€T Ha JOCTyMHHbIE pailoHbl MockBbl. CpenHsis oOias
IIOIaAb OOBEKTOB B ATOM KJacTepe COCTaBIseT 56 KB.M, C XWJIOW IJomaasio 33 KB.M.
Cpennuii 3Tax, Ha KOTOPOM PACIIONOKEHBI 3TH 00BEKTHI, COCTABIISIET 9, a cpeiHee KOTUUECTBO
aTaxel B 31aHnun — 18. BonbIMHCTBO 0OBEKTOB B TAHHOM KJ1acTepe ObLTH TOCTPOEHBI OKOJIO
2003 rona. [Tpumepno 27.19% o0bekTOB ABISIOTCS HOBOCcTpoiikamu. Takxke 13.17% o0bekToB
KJaccu(UIUpPYIOTCs Kak amapramMeHTbl. CpenHsisi BBICOTa MOTOJKOB B AITHX OO0BEKTax

COCTaBIISACT 3 M. Cpe,uHee KOJIMYECTBO KOMHAT — 2. Takum 06pa30M, KJIaCTCp 0 IpeaACTaBISACT
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coOoii Hauboee BBITOAHBIC U JOCTYIIHBIC NPCIIOXKCHNA Ha PHIHKEC HEABHXKUMOCTH MOCKBI)I,

coueTas B ce0e KOM(POPTHBIC YCIOBUS POKUBAHKS U ONTHMAILHYIO CTOUMOCTb.

price min_to metro region of moscow total area \

cluster
2] 20,319,055 13.8208061 4,524192 55.738995
1 198,544,946 18.424623 1.825126 167.736281
2 3,737,636,000 10.600000 0.000000 530.000000
3 481,139,633 7.646154 9.246154 241.860308
4 118,899,765 8.933333 1.918569 134.626439
5 315,637,948 8.0883916 9.741259 202.741259
6 741,009,153 8.222222 0.000000 310.685556
7 57,097,160 14.397742 4,085312 100.858088

living_area floor number of floors construction year
cluster
2] 33.476389 9.387302 18.437182 2003.1e4319
1 6@.778894 11.773869 17.597990 2012.148784
2 183.000000 6.000000 7.000000 2003 .000000
3 71.541538 11.738462 14.784615 2014.076923
4 58.736423 11.913821 19.988618 2007.338211
5 76.776923 8.783217 12.776224 2011.671329
6 73.505556 6.855556 7.855556 2019.000000
7 50.564887 12.918991 23.930279 2019.918991

is new 1is apartments ceiling height number of rooms

cluster
2] 9.271890 9.131697 2.933219 2.831390
1 9.158754 9.195980 3.215201 3.494975
2 0.000000 ©.000000 3.000000 4.000000
3 9.153846 9.238769 3.289846 3.661538
4 9.186992 9.232520 3.186699 3.196748
5 9.146853 9.209790 3.353846 3.580420
6 0.277778 8.855556 3.666667 3.777778
7 9.328685 9.174635 3.119900 3.811952

PI/ICYHOK 2. Cpe,[[HI/Ie SHAYCHUS MMOJTYYCHHBIX KIJIACTCPOB.

Figure 2. Mean values of the obtained clusters.

3AKVIIOYEHUE

B pesynbTare uccnenoBanus O6bu1a pa3padboTaHa Mojens Ha 0ase anropurma K-Means,
MO3BOJIAIONIAs BBISABIATh HAUMOOJEE BBITOJHBIE MPEAJIOKEHUS Ha DPBIHKE HEABUKHUMOCTH
MockBbl. Mozenb NpenocTaBiseT MOKyHaTeNsM LEHHbIM MHCTPYMEHT Ui ONTHUMH3aluu
npoiiecca BbI0opa HEIBUKMMOCTH, YTO TO3BOJISIET CYIIECTBEHHO COKPATUTh BPEMS U 3aTPaThl
Ha MOMCK ONTHUMAaJIbHOrO BapuaHTa. OCHOBHAs CIOKHOCTh B JJaHHOW paboTe 3aKiioyaercs B

WHTEPIPETALMH TOJTYyYECHHBIX KIaCTEPOB.
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