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Ngay nhén: Tém tit
) 1571212014 Muc tiéu cua nghién ctru nham xay dung mé hinh thim dinh gia dat
Ngay nhan lai: hang loat cho dia ban quan Go Vap, TP.HCM. Nghién ctru sir dung
11/03/2015 md hinh cong duya trén cach tiép can so sanh voi 380 mau khao sat.
Ngay duyét ding: Két qua cho thdy cac yéu t6 anh huong manh nhat dén gia dat tai quan
16/03/2015 Go Vap la: (l) An ninh; (2) L6 gidi; (3) Loi thé kinh doanh; (4)
P Khoang cach dén mit tién; (5) Truc giao thong; (6) Trinh d¢ dan tri,
Ma s6: va (7) Vi tri trung tAm. M6 hinh cong dwoc tac gia st dung cho két
1214-R-04 qua sai léch khoang 10% so voi phuong phap so sanh truyén thng.
Tur @6, tac gia dé xuat cac trng dung két qua nghién ctru trong linh vuc
quéan li nha nuée vé dat dai ciing nhu 1am co so xac dinh mie thué st

dung dat.

Abstract
In an effort to develop a mass appraisal model implemented in Go Vap
Tir khéa: District, Ho Chi Minh City, this paper employs additive models based

1 khoa: . .
) ) on comparative approach with a sample of 380 townhouses. As
Gia dat, m6 hinh tham indicated by results, factors that most significantly determine land
dinh gia dat, tham dinh prices in Go Vap District are: (1) Security; (2) Road width; (3)
gid hang loat. Business advantages; (4) Distance to front; (5) Trunk roads; (6)
K . General public educational level; and (7) Locations in downtown
eywords: . - .

areas. The results of regression models applied to measure prices of
Land prices, land several plots of land come up with error of 10% as compared to those
appraisal model, mass produced by traditional approaches. The research findings should be

appraisal model. considered in State management over land.
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1. Pat van dé

Quan 1i tai chinh vé dat dai 1a mot ndi dung quan trong trong cong tac quan li nha
nuéc vé dat dai & VN. Van dé tham dinh gia dat dé xac dinh cac nghia vu tai chinh c6
lién quan dén viéc sir dung dat vi thé lubn 1a vin dé duoc xa hoi quan tam. Hudng téi
viéc sir dung gia tri thi truong cia dat dai trong cac giao dich vé dét ciing nhu dé xéac
dinh céc khoan thu tir dt 12 xu thé tat yéu cua nén kinh té thi truong. Tuy nhién, trong
cong tac quan li nha nuéc vé dat dai, phuong phap tham dinh gié riéng 1é &p dung cho
ting 16 dat s& ton rat nhiéu thoi gian, cong suc va gay cac ach tic trong cong tac thuc
hién. Trong truong hop nay, kinh nghiém thé gidi cho thay tham dinh gia hang loat la
giai phap tdi wu.

2. Co sé'li luan

2.1. Khai niém vé tham dinh gia hang loat

Theo Hiép hoi qudc té cua cac nha tham dinh vi muc dich thué (IAAO), tham dinh
gia hang loat (Mass Appraisal) la dinh gia c6 hé théng mot nhom tai san vao mot thoi
diém nhat dinh, ap dung nhimng phuong phap dugc chuan héa va kiém tra thong ke.

Phuong phap tham dinh gia hang loat duoc phét trién dau tién & My vao giira nhitng
nam 1960 va nhanh chéng lan rong ra khap thé gioi tir nhitng nam 70-80 cua thé ki XX.
Ngay nay, két qua cua tham dinh gia hang loat dugc sir dung lam co so dé xac dinh thué
tai san va cho mot sé muc tiéu quan 1i nha nuéc.

Theo Grabovy (I'pa6ogsii I1. T.) & cong su (1999), khac biét co ban cua tham dinh
gia hang loat va tham dinh gié riéng I¢ ¢ chd:

- Péi tugng cua tham dinh gi4 hang loat khong phai tirng bt dong san don 1¢ ma la
nhom bat dong san duoc phan loai theo mét tiéu chi nhat dinh (thuong la theo muc dich
su dung).

- Néu nhiém vu cuia tham dinh gié riéng I 1a ¢&am bao loi ich ctua nguoi chu s¢ hitu
(hay str dung) nhu xéac dinh gié tri && mua ban, thé chap, bao hiém, thi nhiém vu chi yéu
cua tham dinh gia hang loat 1a xac dinh co s tinh thué.

- Tham dinh gi4 riéng Ié duoc tién hanh theo y muén cua nguoi chi sé hitu (hay st
dung) bat dong san; tham dinh gia hang loat duoc tién hanh mot cach thuong xuyén bai
céc co quan nha nudc c6 tham quyeén.
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- Bic trung ctia tham dinh gia hang loat 1a mtc d6 chuan hoa cao cua céc thu tuc va
vai tro déang ké ctia phuong phap théng ké xu 1i sé liéu. Trong qua trinh tham dinh gia
hang loat, ngudi ta chi tinh dén céc yéu té quan trong nhit tac dong dén gia tri bat dong
san cling nhu cac quy luat khach quan cua su thay ddi gia tri.

- Trong thim dinh gia riéng 1¢, dé dua ra két luan vé gia tri bat dong san, thim dinh
vién phai tién hanh thdng nhat két qua. Trong tham dinh gi& hang loat, thim dinh vién
lam viéc voi mot s6 lugng 16n tai san nén viéc kiém dinh can duoc tién hanh bing cac
phuong phéap théng ké.

V6i cac dic trung nay, thim dinh gia hang loat ngay tir dau duoc thiét ké dé giai
quyét cac van dé lién quan dén quan li bat dong san nhu xac dinh co sé tinh thué, lam
co so xay dung cac ké hoach phat trién d6 thi, nhitng vin dé nay kho cé thé duoc giai
quyét bang cac phuong phap tham dinh gia truyén théng. Dé tién hanh tham dinh gi&
hang loat cho di & mot khu vie dan cu nho ciing can nhitng chi phi dang ké dé thu thap
thong tin, kiém ké dat dai va xtr 1i mot s6 luong 16n s6 liéu. Vi vay, chu thé caa tham
dinh gia hang loat 13 cac co quan nha nudc va chinh quyén dia phuong.

2.2. Cac dang md hinh tham dinh gia hang logt

Li thuyét tham dinh trén thé gi6i thira nhan ba dang mé hinh thdm dinh gia hang loat:
M6 hinh cong, md hinh nhan, va mé hinh hon hop (Grabovy, 1999). Ba dang mé hinh
nay duoc st dung cho ca ba céch tiép can tham dinh gia tri bat dong san: So sanh, chi
phi, va thu nhap.

2.2.1. M6 hinh cong (Additive Models)

Khi sir dung md hinh cong trong tiép can so sanh, bién phu thudc Ia gia tri bat dong
san (dat tréng, hodc dat va cong trinh trén dét), bién doc 1ap 1a cac yéu t6 tac dong dén
gia tri bat dong san.

V =ap+ ar Xy + aXo + ... + anXy 1)

Trong do:

V: Bién phu thudc, 1a gia tri bat dong san;

X1, Xz ..., Xn: Céc bién doc 1ap, 1a cac yéu to tac dong dén gid tri bat dong san;

a1, a ..., an: Cac hé sé hoi quy, thé hién muc d6 tac dong cua timg yéu to Ién gia tri
tai san; aiXi 1a gié tri diéu chinh; va
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ao: Hé sb chan, 12 gia tri cua mot bat dong san chuan (xét vé vi tri, dién tich dat, didu
kién giao thong, dic diém cong trinh trén dat, v.v.).

Trong céch tiép can thu nhap, cac chi s6 thong thuong dugc mé hinh héa la gia thué
trén mot don vi dién tich, tdng thu nhap, thu nhap rong, cac s6 nhan va ti suat von hoa.
Céc bién doc lap c6 thé Ia vi tri, dién tich cho thué, tién ich, dac diém vat chat, chiéu
rong mit tién, chat luong cong trinh xay dung. M6 hinh cong xac dinh ti suat vén hoa
téng thé (Griaznova, 2003) c6 dang:

Ro=bo + b1 X1 + b2Xz + ... + bn Xy 2)

bo: Hé s6 Ro cho mét bat dong san chuan (vi du mot ctra hang méi duoc xay dung,

c6 kich thudc va chat lwong trung binh, khdng nam & trung tdm thanh phd); va

Xi: Bién doc lap (chiéu rong mit tién, dién tich, tudi, chat lugng cong trinh, loai kinh
doanh).

Cach tiép can chi phi chi dugc &p dung cho céc 16 dat c6 cong trinh trén dat. Thong
tin vé hao mon cdng trinh tao ra khé khan chu yéu khi st dung tiép can chi phi trong
thim dinh gia hang loat do khéng chi cin xac dinh hao mon vat 1i ma ca hao mon chuc
ning, hao mon kinh té, nhitng loai hao mon nay mang tinh cé biét, rat kho dé do luong
va dién hinh hoa ching.

2.2.2. M6 hinh nhan (Multiplicative Models)

M6 hinh nhan khac véi mé hinh cong ¢ chd cac bién doc 1ap Yi khong duoc nhan véi
cac hé sb hoi quy ma dugc nang 1én lity thira, két qua (V) nhan dugc bang cach nhan cac
bién vai nhau.

V = bo. Y222, Y on (3)

Y1, Y2, ..., Yn: Céc bién doc lap; va

bi: Trong sb cua céc bién doc 1ap.

Mo hinh nay dugc cho 1a cd kha nang phan anh chinh x4c hon tic dong dong thoi cua
c4c yéu t6 anh huong dén gia tri tai san. M6 hinh nhan cé thé duoc lay Logarit dé chuyén
thanh md hinh cong va kém theo céc han ché caa mé hinh cong, tuy nhién né cho phép
phan anh méi quan hé gitra bién phu thudc va cac bién doc 1ap mot cach linh hoat hon.

M6 hinh (4) (Griaznova, 2003) la vi du cho trudng hgp mé hinh nhan xac dinh sé
nhan tong thu nhap cho loai cin ho chung cu:

GIM = boX1bl.X2bZ.)(3b3.b4X4.b5.X5...bnxn (4)
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Trong do6:

GIM: S nhan téng thu nhap;

bo: Hé sd, bang s nhan tong thu nhap cua mot can ho dién hinh, cé dién tich trung
binh, nam & khu vuc tiéu chuan;

X1, X2: Bién chit lwong cdng trinh va hién trang vat 1i;

Xs: Dién tich tiéu chuan; va

X4, ..., Xn: Cac bién nhi phan, tuong ng véi khu vuc (0 hoic 1).

M® hinh sé nhan tong thu nhap gitp xac dinh gié tri bat dong san bang cach nhan sb
nhan tim dugc tir mo hinh véi tong thu nhap ma tai san tao ra.

2.2.3. M6 hinh hon hop (Hybrid Models)

L t6 hop cia md hinh cong va mé hinh nhan.

V = Z17Z,72. . Z."" (Ao + ArZns1 + ... + AnZm) (5)

Trong do:

Z1, ..., Zm: Céc bién doc lap; va

A, bi: Cac hé sb va trong sb cua cac bién doc lap.

Mo hinh hdn hop c6 kha niang phan anh mot cach thich hop hon cac xu huéng chinh
cua thi trudng; tuy nhién viéc xac dinh cac hé sé cua né rat phic tap.

Pon gian hon ca 1a md hinh cong, chung duoc st dung rong rai dé tham dinh gia tri
bat dong san dan cu. M6 hinh nhan thich hop hon dé tham dinh gia tri cac toa nha vin
phong, khach san, cac bat dong san cong nghiép ciing nhu cac khu dat trong. Cac mo
hinh hén hop duoc cho la toan dién nhung quy trinh tinh toan kha kho khan.

3. Céac nghién ciru thuc nghiém vé thim dinh gia hang loat

Trén thé gidi, cac nghién ciru thuc nghiém vé tham dinh gia hang loat duoc chia thanh
hai nhém: Tham dinh gia bat dong san hang loat va tham dinh gia dat hang loat. Nhém
thir nhat xem xét bat dong san bao gdm ca dat va tai san trén dat; nhdm thi hai chi tap
trung vao dat.

Cac nghién ctiru vé tham dinh gié bat dong san hang loat duoc thuc hién bai Lancaster
(1966), Ridker (1967), Rosen (1974), Balchin (1995), Raymond (2002), Nelson (2003)
va rat nhiéu tac gia khéc. Theo Ridker (1967), cac yéu té tac dong dén gia nha gom: Dic
diém két cdu nha (dién tich nha, sé lugng phong, loai hinh xay dung), dac diém khu dan
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cu (khoang céch téi noi lam viéc, chat lugng truong hoc, ti 18 t6i pham), méi trudng
(chat luong khong khi, ngudn nudc, tiéng 6n). Sander & Plasky (2008) bang nghién cau
thuc nghiém tai thanh phd Ramsey (M¥) cho thdy nguoi dan danh gia cao cac khu nha
c6 mang xanh va kha nang tiép can dén khu vui choi giai tri c6 cay xanh. Selim (2009)
chi ra cac yéu t6: Kich thuéc ngdi nha, sé phong, loai nha, dic diém vi tri, kiéu kién tric,
hé thong nudc, hd boi 1a cac bién sé quan trong anh huéng téi gia nha.

Kochetkov & Kalinina (2007) nghién ctru thuc nghiém ¢ S. Peterburg (Nga) dua trén
211 giao dich dugc phan chia theo 11 nhém phé va dai 16, tir nhitng con phé tim thuong
nhat d&én dai 16 Nepxki (dai 16 chinh cua S. Peterburg) dé ching minh méi twong quan
chat ché giira gia thué mat bang vai vi tri con duong, két qua phat hién vi tri dai 16
Nepxki lam tang gia thué mat bang ctra hang va bat dong san thwong mai Ién gan gap
d6i so vai & cac con duong Khac.

Niam 2000, Hoang Hitu Phé & Patrick Wakely cong b6 1i thuyét Vi thé - Chit luong
trén tap chi H6 thi hoc - Vuong quéc Anh; theo d6 gid tri ciia nha & duoc quyét dinh boi
hai thanh phan: Vi thé noi & va chit luong nha &. Vi thé noi ¢ 1a mot hinh thie do su
mong mudn vé& mat xa hoi gin véi nha & tai mot dia diém xac dinh. Chét luong nha &
bao gdm cac dac tinh vat 1i do dém dugc nhu dién tich san, sé lugng phong tim, sé tang
cao v.v.. Khi tién hanh khao sat tai Ha Noi, 6ng da dé xuat mot ham hdi quy gom hai
bién thé hién chat lugng nha & (dién tich dt, s6 ting cao) va ba bién thé hién vi thé noi
& (khoang cach dén trung tam thanh phd, cé 16i tiép can tét tgi phd, nam & khu phd
Phap). Két qua hoi quy cho thay cac bién nay déu cé tac dong dén gia nha ¢ tai Ha Noi.

Ung dung 1i thuyét Vi thé - Chit luong, trong mét nghién ciru duoc thuc hién tai
TP.HCM, Tran Thanh Hung (2008) da xay dung md hinh hdi quy cho hon 300 mau nha
& dugc khao sét tai quan Tha Duc, Binh Thanh va quan 1. Két qua giai thich gia nha &
phu thudc cac bién sé: Khoang cach dén trung tam thanh phd, vi tri nha mat tién hay
trong hém, dién tich 16 dat, va sb tang xay dung.

Céc nghién ctiu vé dinh gia dat hang loat dugc thuc hién boi Chicoine (1981), Burt
(1986), Benirschka & Binkley (1994), Bastian (2002), Turner (2005) va rat nhiéu tac
gia khac. Turner (2005) ching minh chét luong méi trudng sdng, canh quan, an ninh
khu vuc, sy than thién ciia hang x6m tic dong dén gia dat. Trong khi Xevaxtianov
(Cesocthsnos, 2007) cho thdy cac yéu té tic dong dén gia dat ¢ dan cu bao gom: Kha
nang tiép can cua nguoi dan dén trung tdm do6 thi, dich vu cong cong, ha tﬁng ki thuat,
canh quan, mirc d6 phat trién cta cac dich vu cong cong, méi trudng, va khi hau.
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O VN, Lé Khuong Ninh (2011) khi nghién ciru cac yéu t6 anh huong dén gia dat ven
d6 thi ving Pong bang sdng Ctru Long da dua trén 1.620 quan sat dbi voi dat thd cu va
472 quan sat d6i véi dat vuon nham lam rd gia dat thd cu chiu tic dong cua cac yéu to
phi néng nghiép: Khoang cach dén trung tdm db thi, khoang cach dén trung tim thuong
mai, mit tién, 6 nhiém nuéc, an ninh, ki vong gia, quy hoach treo va loai d6 thi. Di véi
dat vuon, gia dat phy thudc vao cac yéu té tao ra tinh thuan loi trong viéc dua san pham
tiép can thi truong: Khoang cach dén trung tm thuong mai, mat tién, khoang cach dén
dudng chinh, ngudn nude. Pong thoi, gia dat vuon ciing chiu anh huong cua cac yéu to
quy hoach treo va loai d6 thi.

Nguyén Thi My Linh (2011) dya trén 387 mau quan sat tai quan 1, quan 3, Binh
Thanh va Go Vap, dong thoi tng dung mé hinh Decision Tree két hop véi su hd trg cua
phan mém phan tich théng ké chuyén dung DTREG nham md ta méi lién hé giita cac
bién tac dong dén gia dat va du doan gia trj cua dat cho toan thi trudng tir mau nghién
ctru. Két qua chi ra gia dat ¢ chju anh huong manh cua cac bién: Khoang cach dén trung
tam thanh phd, vi tri khu vuec, vi tri dat, va méi trudng kinh doanh.

4. Xay dung mé hinh thim dinh gia dat hang loat cho dia ban quan Go Vip,
TP.HCM

4.1. Phuong phap nghién cuu

Can ctr vao li thuyét vé tham dinh gia hang loat da duoc thira nhan rong rai trén thé
gidi, ké thira két qua cac nghién ctru thuc nghiém cua cac hoc gia trong va ngoai nudc,
tac gia xay dung md hinh hdi quy thdm dinh gia hang loat cho loai hinh dat ¢ tai quén
GO Viap, TP.HCM.

Dé tai sir dung phuong phap nghién ciru dinh luong, dua trén ngudn dit lidu so cap.
Pé tién hanh hoi quy, tac gia sir dung phuong phap binh phuong nho nhat (OSL) véi sy
hd trg ciia phan mém SPSS 16. Ngoai ra, phan mém Eview 6 duoc st dung dé kiém dinh
va khac phuc mé hinh trén.

Dua trén co so li thuyét va cac nghién ciu thuc nghiém, cac tac gia dé xuat khung
phén tich ¢ Hinh 1.
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Cac ngl‘liénﬂcfru thuc Céc‘méqhinh li thuyét Phan tich thi truong
nghiém vé tham dinh gia ve tham dinh gid bat dong san tai
hang loat hang loat TP.HCM

A4

Céc yéu t6 anh huong dén gia dat

Y
Mb hinh hdi quy thim dinh
gia dat hang loat

A 4

Ung dung két qua thdm dinh gia dat hang
loat trong cong tac quan li nha nudc
vé dat dai

Hinh 1. Khung phan tich

4.2. M6 hinh nghién cuu

M0 hinh thim dinh gia dat dugc sir dung 12 mé hinh cong dya trén cach tiép can so
sénh:

DON_GIA =ap + a1 Xy + a2Xo + ... + anXn (6)

Trong d6: DON_GIA: Bién phu thudc, 1a gia dat tinh trén 1m? dién tich.

Xi: Cac bién doc 1ap, ai: Cac hé sé hoi quy.

Bién doc 1ap Xi: La cac yéu tb tac dong dén gia dat, duoc dé xuat dua trén quan sat
ctia Cac tac gia khi nghién ctu thi truong bat dong san tai quan Go Vap.

QM_LD: Quy md (dién tich ngoai 16 gidi) ciia 16 dat - bién dinh lugng (don vi: m?).
Chua 1o dau ki vong.

CR_LD: Chiéu rong 16 dat - bién dinh lugng (don vi: m). Dau ki vong: (+)

CD_LD: Chiéu dai 16 dét - bién dinh luong (don vi: m). Chua rd dau ki vong.
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HD LD: Hinh dang 16 dat: N hau - nhan gia tri 1, hinh dang khac nhan gia tri 0.
Dau ki vong: (+).

AN_NINH: An ninh cta khu vyc, bangl néu an ninh khu vuc tét hozc rat tét, bang 0
trong cac trudng hop con lai. Dau ki vong: (+).

LT_KD: Loi thé kinh doanh. Dya trén két qua khao sat thuc dia, loi thé kinh doanh
& khu vyuc dugc chia thanh cac mirc d6: Khong cé lgi thé kinh doanh, loi thé kinh doanh
trung binh, loi thé kinh doanh kha tét, loi thé kinh doanh tét, loi thé kinh doanh rét tét.

Day 1a bién dinh tinh trong tng véi nim mic do; tac gia s& chia bién nay thanh 4
bién gia lan luot 1a: LT_KD1, LT_KD2, LT_KD3, LT_KD4 va duoc mi hoa nhu sau:

LT_KD1 =1 néu lgi thé kinh doanh & mirc d6 trung binh, 0 néu & mirc d6 khéc.

LT_KD2 =1 néu lgi thé kinh doanh & mirc d6 kha tét, 0 néu & mirc d6 khéc.

LT _KD3 = 1 néu lgi thé kinh doanh & mirc do tdt, 0 néu & mirc do khéc.

LT_KD4 =1 néu lgi thé kinh doanh & mirc d6 rat tdt, 0 néu & muc do khac.

DAu ki vong cua cac bién nay 1a (+).

LO_GIOI: L gidi cua con duong noi BDS toa lac - bién dinh luong (don vi: m),
duogc xac dinh bang cach tinh khoang cach giira hai ddy nha. Dau ki vong: (+).

KC_MT: Khoang cach dén mit tién noi BDS hém toa lac, duoc chia thanh: Khoang
céch bang 0 khi BDS ¢ mat tién; dudi 50m; tir 50m dén 100m; trén 100m. Day la bién
dinh tinh, dwoc ma hoa thanh cac bién gia sau:

KC_MT1 = 1 khi khoang cach dén mat tién dugi 50m, 0 khi & céc vi tri khac.

KC_MT2 = 1 khi khoang cach dén mat tién tir 50m dén 100 m, 0 khi & cac vi tri khéc.

KC_MT3 = 1 khi khoang cach dén mit tién trén 100m, 0 khi & cac vj tri khéc.

DAu ki vong cua cac bién nay 1a (-).

TD_DT: Trinh d% dan tri khu vye, duoc chia thanh ba cap d6: Thép, trung binh va
cao. Day 1a bién dinh tinh, dwgc ma hoa thanh 2 bién gia:

TD_DT1 =1 néu trinh d6 dan tri khu vuc 1a trung binh, 0 trong cac truong hop khéc.

TD_DT2 = 1 néu trinh d6 dan tri khu vuc 1a cao, 0 trong cac trudong hop khac.

DAu ki vong cua c4c bién nay 1a (+).
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TRUC_GT: Truc giao théng, dugc chia thanh duong noi bo, truc giao théng quan
trong trong quan, truc giao théng quan trong cua thanh phd. Py 1a bién dinh tinh ba
mitc do, duoc ma hoa thanh hai bién gia: TRUC_GT1, TRUC_GT2:

TRUC_GT1 = 1 néu BDS nim trén truc giao thdng quan trong cua quan, 0 néu & cac
vi tri con lai.

TRUC_GT2 = 1 néu BDS nam trén truc giao thdng quan trong ctia thanh phd, 0 néu
& cac vi tri con lai.

DAu ki vong cua cac bién nay 1a (+).

VT _TT: Vi tri trung tdm 1a khu vyc trung tdm cua quan. Khao sat thuc té tai quan Go
Vap céc tac gia chia ba khu vuc: Khu vic 1 - trung tdm quan xung quanh nga sau Quang
Trung — Nguyén Oanh, khu vuc 2 - ké giap trung tdm va phuong 12, khu vuc 3 - c4c vi
tri con lai, va ma hoa thanh 2 bién gia:

VT _TT1 =1 néu BDS & khu vuc 1, 0 néu & cac vj tri con lai.

VT_TT2 =1 néu BDS & khu vuyc 2 lién ké khu trung tdm, 0 néu ¢ cac vj tri con lai.

DAu ki vong cua cac bién nay 1a (+).

Bang 1
Danh séch bién va dau ki vong
STT Danh séach bién Ki vong déu

1 DON_GIA (nghin déng/m?)

2 QM_LD ?
3 CR_LD +
4 CD_LD ?
5 HD_LD +
6 AN_NINH +
7 KC_MT1 -
8 KC_MT2 -
9 KC_MT3 -
10 LT _KD1 +
11 LT_KD2 +
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STT Danh sach bién Ki vong dau
12 LT KD3 +

13 LT _KD4 +

14 LO_GIOI +

15 TD_DT1 +

16 TD_DT2 +

17 TRUC_GT1 +

18 TRUC_GT?2 +

19 VT_TT1 +

20 VT_TT2 +

4.3. Nguon di liéu

B6 dir liéu mau gém 380 BDS nha phd trén hon 60 tuyén duong tai quan Go Vap;
trong d6 co 140 BPS mat tién va 240 BDS ¢ trong hém. Cac mau duogc thu thap bang
cach diéu tra thuc dia. Thoi gian thuc hién khao sét tir thang 12/2012 - 03/2013. Do d6i
tuong cua nghién ctu 1a dat o, nén véi cac BDS bao gdm ca cong trinh trén dat thi gia
dat dugc udc tinh bang phuong phap chiét trir. Trong s6 140 bat dong san mat tién thi
gia dat cua BDS tai duong Nguyén Oanh cao nhat (88.616.000 ddng/m?), va gia dat thap
nhat tai duong sé 1, phuong 16 (22.000.000 ddng/m?).

5. Két qua hdi quy

Bang 2

Két qua hdi quy 1an dau

M® hinh Hésb hoiquy B Do léch chuan  Hésd Beta Théngkét Mic y nghia
C 23.426,583 1.785,351 13,122 0,000
QUY_MO 17,512 7,976 0,114 2,195 0,029
LO_GIOl 502,895 118,129 0,165 4,257 0,000

CR_LD -100,975 222,337 -0,016 -0,454 0,650
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M6 hinh Hé s hdiquy B Do lechchuan  Hésdé Beta Théngkét Muc ¥ nghia
CD_LD -193,989 70,297 -0,109 -2,760 0,006
AN_NINH 2.167,810 760,326 0,081 2,851 0,005
HD_LD 606,506 926,266 0,013 0,655 0,513
LT KD1 3.897,594 697,577 0,137 5,587 0,000
LT_KD2 6202,582 928,563 0,207 6,680 0,000
LT_KD3 12.938,778 1.103,011 0,362 11,730 0,000
LT _KD4 24.884,472 2.517,047 0,365 9,886 0,000
KC_MT1 -629,299 914,180 -0,023 -0,688 0,492
KC_MT?2 -1.545,152 974,989 -0,049 -1,585 0,114
KC_MT3 -2.721,771 1.067,877 -0,080 -2,549 0,011
TRUC_GT1 3.737,537 941,066 0,126 3,972 0,000
TRUC_GT2 7.758,567 1.910,409 0,149 4,061 0,000
TD_DT1 1.858,585 656,796 0,074 2,830 0,005
TD_DT2 4.937,756 885,726 0,166 5,575 0,000
VT _TT1 3.719,945 931,791 0,113 3,992 0,000
VT _TT2 1.545,576 572,453 0,062 2,700 0,007
R2 0,861

R? diéu chinh 0,854

F 117,408

Ngudn: Tinh toan cua cac tac gia

Két qua hdi quy lan dau cho thay hé sé hdi quy caa bién CR_LD c6 dau &m, trai voi
ki vong nén bi loai khoi mé hinh. Cac bién QM LD va CD_LD ban dau chua 1 vé du
ki vong nén dugc kiém dinh thong qua db thi phan tan trong céng cu hdi quy SPSS. Két
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qua cho thiy khong c6 turong quan tuyén tinh gitra bién DON_GIA va QUY_MO; giira
bién DON_GIA va CD_LD, vi vay hai bién nay ciing bi loai.

Tiép theo, nhitng bién khéng cé ¥ nghia théng ké (Sig. > 0,05) lan lugt dwoc loai bo
theo thir ty Sig. giam dan: HD_LD, KC_MT1, KC_MT2. Mb hinh 2 con lai 13 bién, két
qua ¢ Bang 3.

Bang 3
Két qua hdi quy 1an 2

Mo B © ngine Tolerne VP
C 20.441,704 746,504 27,383 0,000
LO_GIOlI 481,720 108,179 0,158 4,453 0,000 0,314 3,181
AN_NINH 2.356,208 762,337 0,088 3,091 0,002 0,490 2,042
LT_KD1 4.311,006 688,631 0,151 6,260 0,000 0,674 1,484
LT_KD2 6.597,985 920,044 0,220 7,171 0,000 0,417 2,395
LT_KD3 13.425,081 1.085,964 0,376 12,362 0,000 0,426 2,347
LT_KD4 26.005,822 2.496,080 0,382 10,419 0,000 0,293 3,414
KC_MT3 -1.734,256 747,828 -0,051 -2,319 0,021 0,811 1,233
TRUC_GT1 4.138,873 870,937 0,140 4,752 0,000 0,454 2,201
TRUC_GT2 7.808,928 1.900,477 0,150 4,109 0,000 0,294 3,406
TD_DT1 1.898,713 658,447 0,075 2,884 0,004 0,577 1,734
TD_DT2 5.003,809 889,973 0,168 5,622 0,000 0,442 2,261
VT _TT1 3.602,542 929,250 0,110 3,877 0,000 0,493 2,030
VT _TT2 1.542,179 577,239 0,062 2,672 0,008 0,726 1,377
M0 hinh R R? R? hiéu chinh Do léch chuan Durbin-Watson

1 0,9252 0,856 0,851 4,7862702E3 1,462

Ngudn: Tinh toan cua cAc tac gia
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Kiém dinh mo hinh

Bang 3 cho thay md hinh hdi quy khdng c6 hién tugng da cong tuyén do gia tri VIF
cua cac hé s hdi quy nho hon 10. Tuy nhién, md hinh c6 hién tuong ty twong quan do
gié tri Durbin-Watson bang 1,462.

Khdc phuc hién tuong tuw twong quan:

Gia sir Ut c6 mé hinh hdi quy bac 1:

Ut=pUt + &

Trong d6 -1<p<1, &, thoa man cac gia thiét cua phuong phap OLS. St dung cong cu
Eview 6 dé tim gia tri p:

Bang 4

Ud6c tinh gia tri p

Bién Heé s Do léch chuan Théng ké t XA&c suat
U(-1) 0,267001 0,049808 5,360551 0,0000
R? 0,070993

R? hiéu chinh 0,070993

Durbin-Watson 2,094133

Ngudn: Tinh toan cua cAc tac gia

Sau khi tim dwoc p=0,267001 thuc hién thao tac iy sai phan cua tat ca cac bién co
trong md hinh d& ¢é céc bién méi: DON_GIAO, AN_NINHO, LO_GIOI0, LT_KD10,
LT KD20,LT_KD30,LT_KD40, KC_TM30, TRUC GT10, TRUC _GT20, TD_DT10,
TD_DT20, VT _TT10, VT_TT20.

Hoi quy véi cac bién nay sau khi da 14y sai phan cho két qua & Bang 5:

Bang 5

Mo hinh hdi quy sau khi khic phuc tu trong quan

Bién Heé sb Do léch chuan Théng ké t X4c sut
AN_NINHO 2475,905 849,6135 2,914154 0,0038

LO_GIOIl0 547,6803 109,4818 5,002480 0,0000

LT_KD10 4266,918 653,9364 6,524973 0,0000

LT_KD20 6806,753 895,0420 7,604954 0,0000
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Bién Hé sb Do léch chuan Théng ké t X4c suat
LT_KD30 13519,58 1075,364 12,57210 0,0000
LT_KD40 26899,48 2500,486 10,75770 0,0000
KC_MT30 -1620,942 732,0396 -2,214282 0,0274
TRUC_GT10 3362,545 872,8062 3,852568 0,0001
TRUC_GT20 7305,331 1843,955 3,961772 0,0001
TD_DT10 2044,968 699,7413 2,922462 0,0037
TD_DT20 4750,397 922,4199 5,149928 0,0000
VT _TT10 3733,639 1045,899 3,569791 0,0004
VT TT20 1687,041 638,4753 2,642296 0,0086
C 14671,78 582,7510 25,17675 0,0000
R? 0,847610

RZ hiéu chinh 0,842152

Gié tri thong ké F 155,3109 Durbin-Watson 2,058484
Prob (théng ké F) 0,000000

Ngudn: Tinh toan cua cAc tac gia

Gia tri Durbin-Watson 14 2,058484~2 (Bang 5), nghia 1a md hinh héi quy trén khdng
c6 hién tugng tu tuong quan.

Hién tuwong phwong sai thay doi

Str dung kiém dinh Heteroskedasticity Test trong Eview, kiém dinh mé hinh sau khi
khac phuc ty twong quan, két qua ¢ Bang 6:

Bang 6

Kiém dinh Heteroskedasticity: White

Théng ké F 3,469076 Prob. F(102,274) 0,0000
nR? 212,4723 Prob. Chi-Square(102) 0,0000

Ngudn: Tinh toan cua cac tac gia
Bang 6 cho thay gia tri nR? = 212,4723 vdi x4c suat nho hon muc y nghia 5%, nghia
1a md hinh c6 hién tuong phuong sai thay doi. Str dung binh phuong téi thiéu cé trong
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s6 (WLS). Thu tuc nay xéc dinh trong s wr cho méi quan sat, bang vai nghich d4o cia
do lech chuan (1/a,).

Vi d6 léch chudn nay chua biét nén phai st dung mé hinh dé wéc lugng. Str dung hoi
quy phu dé du bao phuong sai hodc do léch chuan. Bé dam bao cac phuong sai du bao
s& duong, tién hanh hoi quy In(i1,?) theo céc bién doc lap. Phép ddi log (tic 1a Iy ham
mil) cua Ccac gid tri ndy s& ludn duong va c6 thé dugc st dung nhu 13 62. Tiép do, dat w
=1/6,. Sau d6, nhan hai vé phwong trinh hdi quy ban dau véi wi twong tng. Thu thuat
nay duoc thyc hién bang phan mém Eview 6.

Hbi quy ¢6 trong s6 phuong trinh ban dau véi trong sé6 w=WT2, két qua & Bang 7.

Bang 7
Két qua hoi quy sau khi khic phuc phuong sai thay doi
Bién Heé sb Do léch chuén Théng ké t X4c suit
AN_NINHO 2.480,488 781,7042 3,173180 0,0016
LO_GIOIO 498,0308 105,6243 4,715118 0,0000
LT _KD10 4.427,569 504,2024 8,781334 0,0000
LT_KD20 7.065,551 805,3814 8,772926 0,0000
LT_KD30 13.125,09 1.138,613 11,52727 0,0000
LT_KD40 29.351,16 3.359,850 8,735854 0,0000
KC_MT30 -1.351,78 531,1102 -2,545080 0,0113
TRUC_GT10 3.730,518 839,5105 4,443682 0,0000
TRUC_GT20 8.144,584 2311,902 3,522893 0,0005
TD_DT10 1.319,896 562,6060 2,346041 0,0195
TD_DT20 3.840,652 803,6917 4,778763 0,0000
VT_TT10 3.009,259 928,4485 3,241169 0,0013
VT_TT20 1.952,064 512,0834 3,812003 0,0002
C 1.5041,94 484,4694 31,04828 0,0000
R2 0,804130

R? hiéu chinh 0,797115



98 Nguyén Quynh Hoa & Nguyén Hong Duong. Tap chi Phét trién kinh té, 26(3), 82-103

Bién Hé sb Do léch chuan Théng ké t X4c suat
Théng ké F 114,6362 Durbin-Watson 2,176095
Prob (Théng ké F) 0,000000

Ngudn: Tinh toan cua cac tac gia

M6 hinh mai véi trong s6 WT2 duoc viét lai nhu sau:

DON _GIAO = 15.041,941 + 2.480,488AN_NINHO + 498,031LO GIOIO
4427569 LT KD10 + 7.065551LT KD20 + 13.125,091LT KD30
29.351,156L T KD40 - 1.351,718KC MT30 + 3.730,518TRUC GT10
8.144 584TRUC GT20 + 1.319,896TD DT10 +  3.840,652TD _DT20
3.009,259VT TT10 + 1.952,064VT _TT20

Kiém dinh tu tiong quan mé hinh méi

+ + + +

Bang 7 cho thay mé hinh hdi quy sau khi khac phyc hién tugng phuong sai thay doi
c6 gia tri Durbin-Watson 1a 2,176095 ~2, nghia 1a m6 hinh khéng ¢ hién tugng tu tuong
quan.

Kiém dinh phicong sai thay déi md hinh méi

Bang 8

Kiém dinh Heteroskedasticity: Breusch-Pagan-Godfrey

Théng ké F 1,037664 Prob. F(13,363) 0,4141
nR? 13,50792 Prob. Chi-Square(13) 0,4094

Ngudn: Tinh toan cua céc tac gia

Két qua kiém dinh trén cho thay gia tri nR? = 13,5 véi Prob Ién hon mirc y nghia 5%,
tirc 1a mo hinh khong c6 phuong sai thay doi.

Kiém dinh sir phi hop ciia md hinh

Bang 7 cho thay hé sd R? hiéu chinh 1a 0,797 nghia 1a 79,7 % khéc biét cua don gia
dat co thé duoc giai thich boi su khéc biét vé cac bién doc lap trong mé hinh; gia tri
théng ké F = 114,6362 va gia tri Prob (théng ké F) = 0,000000<0,05 nghia 1a m hinh
phu hop Véi tong thé.

Y nghia ciia cac hé sé hai quy:

B, = 2.480,488: Khi c4c yéu té khac khong doi, BDS & khu vuc an ninh tét thi don
gi4 dat cao hon 2480,488 nghin dong/m? so vai khu vuc an ninh khong tét.
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B, = 498,031: Khi céac yéu té khac khong d6i, 16 giéi con dudng noi BPS toa lac ting
(giam) 1 mét thi don gia dat s& tang (giam) 498,031 nghin ddng/m?.

B; = 4.427,569: Khi cac yéu t6 khac khong d6i, BPS co lgi thé kinh doanh trung
binh thi don gia dat cao hon 4427,569 nghin d6ng/m? so véi cac BPS khong co 1oi thé
kinh doanh.

B, = 7.065,551: Khi cac yéu t6 khac khong ddi, BPS co lgi thé kinh doanh kha tot
thi don gi4 dat cao hon 7065,551 nghin ddng/m? so véi cac BPS khong co loi thé kinh
doanh.

Bs = 13.125,091: Khi cac yéu té khac khong ddi, BDS co loi thé kinh doanh tét thi
don gia dat cao hon 13.125,091 nghin dong/m? so véi cac BPS khéng c6 loi thé kinh
doanh.

Bs = 29.351,156: Khi cac yéu té khac khong doi, BDS c6 loi thé kinh doanh rét tot
thi don gia dit cao hon 29.351,156 nghin dong/m? so véi cac BPS khong c6 loi thé kinh
doanh.

B, = - 1.351,718: Khi cac yéu t6 khac khong ddi, BDS ¢ hém cach mat tién trén 100
mét thi don gia dat s& giam 1351,718 nghin dong/m?.

Bs = 3.730,518- khi céc yéu t6 khac khong doi, BDS mit tién trén cac truc giao thong
quan trong trong quan cé don gia dit cao hon 3.730,518 nghin dong/m? so véi nhitng
BDS mit tién tai cac duong noi bo.

B, = 8.144,584: Khi céc yéu td khac khong dbi, BDS mat tién trén cac truc giao thong
quan trong cua thanh phd c6 don gia dét cao hon 8.144,584 nghin dong/m?so vai nhitng
BDS mit tién tai cac dudng noi bo.

B0 = 1.319,896: Khi cac yéu t khac khong doi, BDS ¢ noi c6 trinh d6 dan tri trung
binh thi gia BDS s& cao hon 1319,896 nghin ddng/m? so vai cac khu vie co trinh do dan
tri thap.

B.1 = 3.840,652: Khi c4c yéu té khac khong doi, BDS & noi ¢o trinh do dan tri cao
thi gia BDS s& cao hon 3840,652 nghin dong/m? so vai khu vie ¢6 trinh d6 dan tri thap.

B1,= 3.009,259: Khi cac yéu té khac khong doi, BDS & khu vyc trung tam quan c6
don gia dat cao hon 3.009,259 nghin dong/m? so vai khu vyc xa trung tam cua quan.

Bz = 1.952,064: Khi céac yéu té khac khong doi, BBS ¢ khu vuc ven trung tm quan
c6 don gia dat cao hon 1.952,064 nghin dong/m? so véi khu vuc xa trung tam cua quan.
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6. Ung dung két qua hdi quy dé wéc tinh gia dat & tai quan Go Vap

M6 hinh héi quy duoc sir dung dé udc tinh don gia dat cua bén BPS mit tién va bon
BDS trong hém, dbi chiéu vai don gia dat duge woc tinh bang phuong phép so sanh. Két
qua dugc tong hop trong Bang 9:

Bang 9
Két qua wéc tinh don gia dat bang mé hinh hdi quy
T sin Kezgg:; PP Két qua tf‘x md hinh Chénh |éch’so
(tricu dong/m?) (triéu dong/m?) v6i PP so sanh
S6 7, Quang Trung, P10 77,000 74,319 -3%
S6 41B, Ly Thuong Kiét, P4 39,000 35,422 -9%
S6 137, L& Buc Tho, P16 37,500 38,504 +1%
S6 724, Phan Van Tri, P10 64,100 55,603 -13%
S6 646/36/1D, Lé B Tho, P16 17,600 19,017 +8%
S6 434/52, Lé Van Tho, P9 20,500 22,787 +11%
Sé 82/25-2, LyThuong Kiét, P7 28,500 30,909 +8%
S6 67/16B, Pham Vian Chiéu, P13 26,100 23,444 -10%

Ngudn: Khao sét va tinh toan cua cac tac gia

So sanh két qua xac dinh gia dat bang mé hinh hoi quy va bang phuong phap so sanh
truyén théng ta thay mac sai léch khoang 10%.

7. Két luan va goi y chinh sach tir két qua nghién cieu

7.1. Két lugn

Két qua hoi quy cho thay gia dat ¢ tai quan GO Vap chiu anh huong cua cac yéu té:
An ninh, 19 gioi, loi thé kinh doanh, khoang cach dén mit tién, truc giao thong, trinh do
dan tri, va vi tri trung tam.

Str dung md hinh dé woc tinh gia dat cho 8 bat dong san & quan Go Vap lam rd két
qué gia dat udce tinh tir mo hinh va gia dat wéc tinh bang phuong phap so sanh sai léch
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trén dudi 10%, diéu ndy hoan toan phu hop véi yéu cau xac dinh mac gié tiém can gia
thi truong phuc vu cho céng tac quan 1i.

7.2. Goi y chinh s&ch tir két qua nghién cizu

Két qua nghién cttu ham y tinh @ng dung thiét thuc caa md hinh 1a thim dinh gié tri
mot s6 luong I6n bat dong san cho muc dich quan 1i. Trong diéu kién VN hién nay, tac
gia dé suat nén sir dung md hinh tham dinh gia dat hang loat dé wéc tinh gia dat cho ba
linh vuc quan li nha nuéc vé dit dai: (1) Quan li tai chinh vé dt dai (1a co s& dé tinh
thué sir dung dét); (2) Quan li viéc giao dat, cho thué dat, thu hoi dat, chuyén muc dich
sir dung dét (x4c dinh tién thué dt, tién sir dung dét, diu gi4, bdi thuong); va (3) Quan
li va phat trién thi truong bat dong san.

Déi véi ba linh vuc ké trén, md hinh thim dinh gia dat hang loat dac biét co tinh ung
dung cao boi 1& n6 c6 thé duoc ap dung dé xac dinh gia dat cho ca mot khu vuc; vi du
mot quan, ma khéng can tham dinh timg 16 dat riéng I¢, gitp tiét kiém thoi gian va chi
phi cho cong tac thdm dinh gia dét, gitip cac co quan quan 1i dwa ra mot muc gia dét tiém
C4n vai gia thi truong dua trén cac yéu t anh huong dén gia dat dbi véi timg dia ban cu
thé.

Vi tinh ing dung thiét thyc ciia phuong phéap, nhu kinh nghiém thé gigi ciing nhu két
qua nghién ciru thyc nghiém da chi ra, tac gia dé nghi cac co quan chirc ning sém xem
xét cong nhan tham dinh gia hang loat nhu mot phuong phap chinh thiic trong hé théng
cac phuong phap tham dinh gia tri dat ¢ nudc ta, bai day thuc sy 1a mot céng cu rat hiéu
qua trong quan 1i nha nude vé dat daim
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