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TOM TAT

Bai bdo nghién ctru trng dung phuong phdp khai phd dit liéu vdi phén mém
DTREG dé xdy dwng mé hinh gié dat & Qudn 4 (TP.HCM) dya trén cdc yéu t6
dinh lwong phén dnh diéu kién kinh té—xa héi va khéng gian dé thj. Theo hu'dng
dinh gid hang loat (mass appraisal), nghién ciru st dung cdy quyét dinh hdi quy
nhdm md hinh héa quan hé phi tuyén gitra gid dét va cdc nhém bién dw bdo
nhu: khé ndng kinh doanh, cdp duwdng (hém/mdt tién), khu vure, cbng trinh vi
thé, cling cdc chi tiéu tiép cdn trong hém (réng, dai hém). Két qué déu ra khéng
chi cung cdp gid du bdo, ma con tao cdc t6 hop diéu kién ving gid tri (cdc nut
16) gitip dién gidi ré co ché hinh thanh gid va hé tro phdn ving gid dét theo dir
liéu thuc nghiém. D liéu gém 156 gid dét quan sat (mbi quan sdt la gid tri
trung binh cda 3 diém khdo sdt) tai 102 doan dwdng theo bang gid dét Quén
4 vd 54 hém, vdi 7 bién du bdo: Cép dwéng, khu vue, mét dé/loai hinh kinh
doanh, cbng trinh vi thé, rong—dai hém. Két qué cho thdy mé hinh dat R? =
0,8753, murc pht hop cao; bién mét dé kinh doanh cé mirec quan trong Ién nhét
(100%), déng vai tro nut tdch chi dao cua cdy. Tir cdc nit Id, mé hinh hinh
thanh 24 viing gid trj véi gid trung binh khodng 62—-383,44 triéu déng/m? phan
dnh logic tiép cén (hém/mdt tién), khd ndng kinh doanh, khu virc va céng trinh
vi thé. So sdnh vdi giG Nha nwdce cho thdy gid cia mé hinh nhin chung cao hon
gid trong bang gid khodng 1,86 lan.

ABSTRACT

The paper applies data-mining techniques using DTREG software to develop a
land price model for District 4 (Ho Chi Minh City) based on quantitative factors
that capture local socio-economic conditions and the urban spatial structure.
Following a mass appraisal approach, the study employs a regression decision
tree to model the nonlinear relationships between land prices and key
predictors, including business potential, road class (alley vs. street frontage),
subarea, location landmarks, and alley accessibility indicators (alley width and
length). The model output not only provides predicted prices but also generates
value-zone condition combinations (leaf nodes), which help clarify the pricing
mechanism and support evidence-based delineation of land value zones. The
dataset comprises 156 observations, including 102 road segments defined
from the official price table and 54 alley locations, with seven predictors: road
class, subarea, business density/type, location landmarks, and alley
width/length. Results show a strong model fit (R?= 0.8753). Business density is
the most influential variable (100%), serving as the primary splitting factor. The
leaf nodes form 24 value zones with mean prices of approximately 62—383.44
million VND/m? reflecting access conditions (alley vs. frontage), business
potential, subarea, and landmark effects. Compared with the official land price
table, the model’s estimates are generally higher by about 1.86 times.
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1. DAT VAN BE

Mot trong nhirng thach thirc néi bat trong
quan ly dat dai d6 thi hién nay 13 khodng cach
dang ké gitra bang gid dat do Nha nudc ban
hanh va gid giao dich thuc té trén thi trwong
[1]. Khodng cach nay khdng chilam suy giam vai
tro diéu tiét cha cong cu gid dat ma con taora
nhirng méo mo trong phan bd ngudn luc, phat
sinh khi€u nai, khiéu kién va tiém an rui ro that
thu ngan sach [2]. O cip do vi mé, gia tri mdi
thira d4t chiu tac ddng déng thoi cha nhiéu yéu
t8 khac nhau nhu cdp dudng, ciu tric hém,
khu vuc khong gian, mat dé va loai hinh kinh
doanh, cling nhu sy hién dién cta cac cong
trinh vi thé (chg, cdng vién, khu tda nha, trung
tdm hanh chinh...). Khi cac yéu t6 nay chua
duoc lwong héa mot cich hé théng trong mé
hinh dinh gia, két qua thudng phu thudc nhiéu
vao nhan dinh chd quan, dé sai léch so véi gia
tri thi trwong va thi€u cdng bang trong thuc
hién nghta vu tai chinh vé dat dai [1].

Trong bdi cdnh dit liéu giao dich va thdng tin
khong gian ngay cang phong phu, cac ky thuat
khai pha dit liéu va hoc mdy mé ra hudng tiép
cdn mdi cho dinh gid dat hang loat (mass
appraisal), cho phép xay dung mé hinh vira dat
dd chinh xdc chdp nhan duoc, vira dam bao
tinh minh bach va kha nang giai thich [3]. Cac
nghién clru gan day vé thdm dinh gid hang loat
d3 khai thdc nhiéu thuat todn hoc may khac
nhau nhu hdi quy da bién, rirng ngiu nhién,
mang no-ron va cdc mé hinh lai dé ning cao
hiéu qua du bao gid dat va gid bat dong san [4].
Trong nhom d6, md hinh héi quy cidy quyét
dinh c6 wu thé & kha nang x& ly quan hé phi
tuyén, twong tac phirc tap gitra cac bién dy bdo
va biéu dién két qua dudi dang ciu tric phan
nhanh truyc quan [5].

Bai bao nay &rng dung mé hinh héi quy cay
quyét dinh, trién khai trén phan mém DTREG,
dé dinh gid dat hang loat trén dia ban Quén 4,
Thanh phd Hb Chi Minh, ké thira va phat trién
cac nghién clru trwdec day vé dinh gia dat hang
loat & Viét Nam [6]. Nghién clru s&r dung bo dir

liéu diéu tra gid dat va cic yéu td ciu thanh gia
tri, xdy dung hé théng bién du bdo phl hop vai
béi cdnh @6 thi hém dac thu, tir d6 mé hinh hda
ma&i quan hé gilta cic yéu td vi tri, kinh doanh
va cong trinh vi thé véi gid dat thi truong [7].
Trén co s& do, mo hinh hinh thanh cac ving gia
tri twong déi déng nhat va dé xuat hamy &ng
dung vao cong tac xay dung bang gia dat tiém
can hon véi gia thi trwong [8].

2. PHUO'NG PHAP NGHIEN CUU

2.1. Phuong phap khai pha dir liéu (data
mining) va md hinh héi quy cdy quyét dinh
(Decision tree regression model)

Trong nghién ctru nay, nhdm tac gia s&r dung
khai pha dit lieu (data mining) nhuy mot quy
trinh khoa hoc nham trich xuat thong tin tir bd
dir liéu gid dat, qua d6 nhan dién cdc yéu td anh
huwong, mirec d6 anh huwdng va méi quan hé cla
ching dé phuc vu dinh gid dat hang loat [9].
Cach tiép can nay dac biét phu hop khi dit liéu
bao gbm doéng thdi bién dinh lwong va dinh
tinh, cho phép chuyén hoéa di¥ liéu quan sat
thanh cac quy tac phan loai/wdc luvgng cé thé
dién giai [10]. Trén nén tang dd, nghién cru xay
duwng m6 hinh hoi quy cay quyét dinh bang
phan mém DTREG dé mé ta quan hé giira cac
bién dy bdo va gid dat thj trudng. Thuat toan
bat dau tlr nut gbc chira toan bé mau, sau dé
chia tach tuan tu theo bién va ngudng tdi wu
nham gidm sai s6 du bdo (thudng danh gia
bang MSE) va dirng lai khi dat cac diéu kién vé
d6 sau cay hodc kich thudc mau téi thiéu [7].
Tai cac nut 13, gida dat du bao dugc xac dinh
bang gid tri trung binh cla cac quan sat thudc
nut, tir dé hinh thanh cac mic gia twong doi
déng nhat. Uu diém cla phuwong phap 1a khdng
doi héi gid dinh tuyén tinh hay phan phdi
chuin, md ta t6t quan hé phi tuyén va tuong
tac gitra cac bi€n, dong thoi dé gidi thich dé ho
tro xdy dung bang gid dat phuc vu cong tac
quan ly nha nuwdc vé dat dai [8].

2.2. S0 lwgng mau diéu tra

Thong tin vé gia dat va cac yéu td anh hudng

dén gia trj dat dugc thu thap bang phuong
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phap phdng van truc ti€p. Doi twong phong van
la nhirng ngudi am hiéu nhiéu vé gia c3 dat dai
trén thi trudng Quan 4 nhu nhirng chuyén gia
vé thj trudrng bat dong san, cac cén bd dia chinh
va nhitng nguwoi moi gidi hay cong ty moi gidi
bt dong san. Vi tri diéu tra thong tin vé gia dat
la cac tuyén, doan duong trong bang gid dat
cla dia ban Quan 4 va cac vj tri dat trong hém.

D liéu gdbm 156 quan sat, moi quan sat la
gid tri trung binh ca 3 diém khao sat tai dia ban
Quan 4 duoc 1ap bang téng hop, x& Iy va dua
vao chay phan mém DTREG dé xay dung md
hinh cay quyét dinh.

2.3. Xay dwng cac bién cho mé hinh ciy quyét
dinh

Trong nghién cru nay, md hinh dinh gia dat
duoc xdy dung trén co s& lua chon cac bién
phan anh dac trung vi tri, kha nang kinh doanh
va khéng gian d6é thi bdm sat co s& phap ly vé
cdc yéu td hinh thanh gid dat tir nghi dinh
71/2024/ND-CP [11], ddng th&i tham khdo céac
nghién ctru dinh gid dat hang loat truwdc day &
Viét Nam [6] va dé xudt thém céc vj tri trong
hém. Céc bién dwoc ma hda va phan cép theo
Bang 1.

Bang 1. Cac bién dw bdo clia mé hinh gia dat tai Quan 4

1T Tén trwong thong tin Chu thich

1 TENDUONG Tén tuyén duwong

2 TU Diém bat dau

3 DEN Diém két thuc

4 GIA DAT THI TRUONG Gia dat thj trwong (triéu déng/m?)

5 KHU vUC KV1, KV2, KV3

6 CAP DUONG Duongphochinh, Duongpho, Duongnhanh, Hem
7 MAT DO KINH DOANH 0-20;21-40;41-60;61—80; 81—100 (%)
8 NGANH NGHE KINH DOANH VP-Khach san; Tap hda — caphé, Am thyc; Khong
9 CONG TRINH VI THE Cho, TT hanh chinh; Cong vién; Toa nha; Khong
10 Ronghem <3m; 3-5m; >5m

11 Daihem <100 m; 100-500 m; >500 m

- Khu vwe: Phan loai khdng gian nghién clru
theo ba khu virc dé phan dnh khac biét vé vithé
dd thi va mirc dd phat trién kinh té—x3 héi. Khu
vuc 1 (KV1) nam gidp Quan 1, cé chat luvgng
khéng gian d6 thi cao, gan sdng Bén Nghé va
cac cum hanh chinh—tdéa nha; pham vi duoc
gidi han theo truc tir Hoang Diéu dén doc Bén
Van Don hudng vé Quan 1. Khu vuc 3 (KV3)
gidp cau Tan Thudn qua Quan 7, xa trung tam,
mat d6 dan cuw thap hon va hoat déng kinh
doanh kém s6i dong; gdbm doan Nguyén Tat
Thanh tir Xdm Chiéu dén cau Tan Thuan va Tén
That Thuyét. Khu vye 2 (KV2) la phan con lai &
gitra quan (Vinh Khanh, Tén Dan, cac duong
s6...).

Cac bién trén duoc sir dung lam dau vao cho
md hinh cay quyét dinh nham Iuvgng hdéa mirc

dd anh hwédng clha tirng yéu t6 dén gia dat thi
trudng trén dia ban nghién clru, ddng thoi kiém
dinh tinh phu hgp cta hé théng bién du bdo
trong bdi cdnh d6 thicd mang ludi hém day dac
nhw Quan 4.
3. KET QUA VA THAO LUAN

Nam 2024, sau khi Luat dat dai s6 31/2024
c6 hiéu lyc thi hanh tir ngay 01/8/2024, TP. H6
Chi Minh d3 ban hanh Quyét dinh 79/2024/Qb-
UBND [12], theo d6, gid dat cac doan
duong/tuyén duong & vi tri 1 1a ti€p gidp vdi
mat tién duong tang tir 4 dén 38 lan so vdi
bang gid trwdc d6 ban hanh theo quyét dinh s6
02/2020/QD-UBND [13]. Gid dat & Quan 4 gom
81 tuyén dudng dwoc chuin hda va chia thanh
102 doan vi tri 1 ti€p gidp mat duong. Cac
dwong nhu Nguyén Tat Thanh, Bén Van Don,
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Doan Van Bo c6 thé chia nhiéu doan dé phan
anh chénh léch theo tirng doan. Gid dao dong
tlr 77,5 triéu dong/m? (mot s6 “duwong s6”) dén
246,9 tridu dong/m? (mot s6 doan Nguyén Tat
Thanh/khu vyc Cau Khanh Héi). Céc vi tri trong
hém (vi tri 2-4) quy déi theo hé s cua quyét
dinh. Cac thira khdng mét tién quy déi theo hé
s6:vitri 2 (hém >5m)=0,5vitri 1; vitri 3 (hém
3—<5m)=0,8vitri2vavitrid=0,8vitri3 cho
nhirng vitri con lai. Do sdu >100 m thi giam 10%
cho tirng vi tri.

Sau day 13 két qud thuc hién dinh gid dat
hang loat theo m6 hinh cay quyét dinh, cac mau
khdo sat gid dat bam theo cdc doan/tuyén
duong trong bang gid dat theo quyét dinh sd
79/2024/QP-UBND cda TP. H6 Chi Minh.

3.1. S phu hop cia mé hinh

M hinh cay quyét dinh duoc xay dung tw
bo dir liéu tir 156 quan sat tir 102 doan dudong
c6 tén trong bang gia dat va bd sung 54 quan
sat trong hém vdi 7 bién du bdo dé hiéu chinh
dac trung khoéng gian — ti€p can. Két quad &
Bang 2 cho thdy mé hinh gidi thich 87,53%
phuong sai (R? = 0,8753), phan anh mic phu
hop cao trong béi canh dinh gid hang loat
(mass appraisal), von thudng dat R? tir trung
binh dén cao tuy ciu trdc thi trudng va chat
lwong di¥ liéu [7]. Sai s6 dy bdo tai cic nut 13
nam trong ngudng chap nhan, khdng ghinhan
chéch hé théng theo vung gid tri; do dé mé
hinh cé thé st dung nhw céng cu hd tro xay
dung bang gid dat.

Bang 2. Phurong sai ciia mé hinh cy quyét dinh

PR s Chi tiéu Gia tri
. ~ Phuong sai dit ligu 9.321,779
(Variance in initial data sample)
5 ' Phuong sziu sau kh|.chay mo hinh o 1.161,700
(Residual (unexplained) variance after tree fitting)
5 Ty |é phuong sai dwoc giai thich 0,8753

(Proportion of variance explained)

3.2. Mirc dd quan trong cua tirng yéu to

Mrc d6 quan trong cla céc bién dy bao
(Bang 3) cho thdy mat dé kinh doanh 13 bién chi
ph8i manh nhat (100%), cho thay gia dat &
Quén 4 bj dnh huwdng nhiéu theo kha nang tao
ra dong tién clia cac tuyén dudng. Cac bién con
lai c6 vai tro bé tro: cdp dwong (5,28) phan dnh
chénh léch mat tién—hém; nganh nghé kinh
doanh (3,76) thé hién chat lwong ciu va muc

san sang chi tra khac nhau; khu vuec (3,20) dai
dién cho vi thé d6 thi va lgi thé ha tang. Cong
trinh vi thé (2,24) tao lgi thé cuc bd (cong vién,
trung tdm hanh chinh...). Rong hém (1,89) va
dai hém (0,44) cé tac ddong nho hon do chi anh
hudng mdt phan mau (nhém hém) va thuong
bi chi phéi béi cac yéu t6 thuong mai—vi tri Ion
hon.

Bang 3. Mirc dd quan trong ctia cac bién dy bdo

T Bién dw béo Mtrc d6 quan trong
1 Mat do kinh doanh 100
2 Cap duong 5,28
3 Nganh nghé kinh doanh 3,76
4 Khu vuc 3,20
5 Cong trinh vj thé 2,24
6 Rong hém 1,89
7 Dai hém 0,44
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3.3. Phan nhanh cia mé hinh cay quyét dinh
Cay quyét dinh cho thay cau tridc phan tach
kha hop ly véi thi truorng. NUt goc tach trudce
theo mat dé kinh doanh (MatdoKD), xdc nhan
day la y&u t6 chi phéi manh nhat mat bang gia:
nhéom mat dé thap (0-20; 21-40) kéo gia
xudng, nhdm mat dé cao (41-60; 61-80; 81—
100) déy gia 1&n rd rét. O nhanh gia thap, cay
tiép tuc tich theo cip duong (hém/duong
nhanh) réi tinh chinh bang réng—dai hém, khu
vire, cong trinh vi thé, phan dnh diéu kién tiép
can. O nhanh mat do kinh doanh cao, cay tiép

Node 2

tuc phan nhanh theo khu vyc (KV1-KV3). Téng
thé, mé hinh tao cdc vung gia tri khac biét rd
rang.

Hinh 1 cho thdy nhdm mat d6 kinh doanh
thap (0-20%, 21-40%) chi cé dudng nhanh va
dudng hém, md hinh tach ti€p theo cap duong.
Nhom dudng hém cé gia trung binh thdp hon
(~96,53 triéu dong/m?) do han ché tiép can va
kha nang khai thac thwong mai. Nhém duwong
nhanh cho gid dat cao hon (~174,16) nh& kha
nang ti€p can va giao dich tét hon.

MatdoKD = {0-20, 21-40}

N =62

GiaTT=107.80

Std. dev. = 45.39

Mode 4
Capduong = Hem
N =53

GiaTT =96.53
Std. dev. = 33.87

Node 5

Capduong = duong nhanh
N=9

GIiATT=174.16

Std. dev, = 47.78

Hinh 1. M6t nhanh phan chia tir nat 2

Hinh 2 cho thay trong nhém mat dd kinh
doanh tir 41-100%, cay lai ti€p tuc tich theo
mat do6 kinh doanh, nhém 41-80% va nhém 81-
100%. Nhém 81-100% (NGt 23) c6 gia TB
343,22 triéu déng/m? cao hon rd so v&i nhém
41-80% (NGt 22: 236,95) vi kha ndng tao doanh

Node 22
MatdokD = {41-60, 61-80}
N=75

Gia TT = 236.95

Std. dev. =56.07

Node 24 Node 25
MatdokD = 41-60 MatdokD = 61-80
N=38 N=37

Gia TT = 206,92 GIATT =267.78
Std. dev. =40.13 Std. dev. =5331

thu va thanh khoan tét hon. Tiép theo, trong
81-100%, md hinh tach theo yéu t6 khu: KV1
dat 383,44 trieu déng/m? cao hon KV2
(307,01), diéu nay phu hop vdi lgi thé vé tién
ich tai khu vuc giap ranh v&i Quan 1.

Node 3
MatdoKD = 41-60, 61-80,
81-100}

N=94

GIaTT = 258 43

Std. dev. = 71.37

Node 23
MatdoKD = 81-100
N=19

GIaTT =34322
Std. dev. =61.49

Node 44 Node 45

Khuvue = KV2 Khuvue = Kv'1
N=10 N=9

GiaTT =307.01 GIATT = 38344
Std. dev. = 59.08 Std. dev. =32.09

Hinh 2. M6t nhanh phan chia tir nit 3

3.4. Két qua phan tich md hinh ciy quyét dinh
Bang 4 cho thdy md hinh cdy quyét dinh
(DTREG) d3 khai phd chudi gia tri trong khong

gian gid dat & Quan 4 thanh cac vung gia tri
theo t6 hop diéu kién, qua d6 phan anh rd quy
luat hinh thanh gia.

82 TAP CHI KHOA HQC VA CONG NGHE LAM NGHIEP TAP 15, SO 3 (2026)



Quan ly Tai nguyén & Méi trwvorng

Bang 4. T4 ho'p cac diéu kién vung gid tri dat dai va gia dat

Gia dat TB

1T NGt sd (triéu Piéu kién vlung gia tri (t6 ho'p bién du bao)
déng/m?)
1 14 62.00 Cap duwong: hém; Rong hém: < 3 m; Dai hém: >,500 m; Khu vuc: KV2
! hoac KV3; Mat d6 KD: 21-40%; Cong trinh vij thé: Khong
5 12 62 43 Cap dudng: hém; Réng hénr’r: < 3 m; Khu vie: KV2 hodc KV3; M4t do
! KD: 0-20%; Cong trinh vi thé: Khong
Cap duwdng: hém; Rong hém: < 3 m; Dai hém: 100-500 m hodc < 100
3 16 68,5 m; Khu vue: KV2 hodc KV3; Mat d6 KD: 21-40%; Nganh nghé KD: tap
héa/ca phé; Cong trinh vi thé: Khéng
Cap dudng: hém; Rong hém: < 3 m; Dai hém: 100-500 m hodc < 100
4 18 78,75 m; Khu vue: KV3; Mat dé KD: 21-40%; Nganh nghé KD: Khéng; Céng
trinh vi thé: Khéng
Cap duwdng: hém; Rong hém: < 3 m; Dai hém: 100-500 m hodc < 100
5 19 84,36 m; Khu vuc: KV2; M4t dé KD: 21-40%; Nganh nghé KD: Khéng; Cong
trinh vi thé: Khéng
6 9 107,75 Cé'E) dudng: hém; Rong hém: < 3 m; Khu viec: KV1; M4t d6 KD: 0-20%
hoac 21-40%
7 20 111 83 Cap dudng: hém; Rong hém: 3—5 m hodc > 5 m; Dai hém: < 100 m hoic
! > 500 m; Mat do KD: 0—-20% hoac 21-40%
8 1 11867 Cap dudng: hém; Réng hém: < 3 m; Khu yuc: KV2 hodc KV3; Mat do
! KD: 0—20% hodc 21-40%; Cong trinh vi thé: Cho
9 2 147 57 Cap duwong: hém; Rong hém: 3-5 m hodc > 5 m; Dai hém: 100-500 m;
! Mat do KD: 0-20% hoac 21-40%
Cap duong: dudng nhanh hodc dudng phd; Khu vee: KV1; M4t d6 KD:
10 30 170,00 41-60%; Nganh nghé KD: Khéng
11 5 174,16 Cap duong: dudng nhanh; Mat d6 KD: 0-20% hodc 21-40%
M4t d6 KD: 61-80%; Nganh nghé KD: Khdng hodc tap hda/ca phé hodc
12 36 193,05 . X N C oL N N
khu am thuc; Cong trinh vi thé: Khu tda nha
13 31 203,76 Cap duong: ‘du‘c‘mg llhénh hoAéc dudng phd; Khu viee: KV2; Mat do KD:
41-60%; Nganh nghé KD: Khong
14 32 208,06 Cap duong: ‘du‘c‘mg llhénh hodc 'du’t‘:\f‘r1g pﬁhé'; Khu ve: KV2; Mat do KD:
41-60%; Nganh nghé KD: Tap hda/ca phé
15 33 208,88 Cap duong: ‘du‘c‘mg llhénh hodc 'du’t‘:\f‘r1g pﬁhé'; Khu vye: KV1; Mat do KD:
41-60%; Nganh nghé KD: Tap hda/ca phé
Cdp duong: duwdong nhanh hodc dudong phd; Mat dé KD: 61-80%;
16 40 232,46 Nganh nghé KD: Khu m thyc; Cong trinh vi thé: Cong vién hodc Khong
hoac Chg
17 27 233,72 Cap dudng: duwong phd chinh; Mat dé KD: 41-60%
Cdp duong: duwong nhanh hodc duwdong phd; Mat dé KD: 61-80%;
18 42 260,52 . - e s A X L A
Nganh nghé KD: Tap hda/ca phé; Cong trinh vi thé: Khong
Cdp duong: duwdong nhanh hodc dudng phd; Mat dé KD: 61-80%;
19 43 260,77 . - , N a ma N AP A
Nganh nghé KD: Tap hda/ca phé; Cong trinh vi thé: Cong vién
20 16 285,64 Khu vure: KV2; Mat d6 KD: 81-100%; Cong trinh vi thé: Khu tda nha hoac
Cho
Cap duong: dudng phé chinh; Mat dd KD: 61-80%; Nganh nghé KD:
21 39 290,67 Khéng hodc Tap héa/ca phé hodc Khu 8m thyc; Cong trinh vj thé: Cong
vién hoac Khéng hoac Cho
22 47 356,87 Khu viye: KV2; Mat d6 KD: 81-100%; Cdng trinh vi thé: Cng vién
23 35 357,5 Mat dé KD: 61-80%; Nganh nghé KD: VP—KS
24 45 383,44 Khu vuc: KV1; Mat do KD: 81-100%
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Gia dat & Quan 4 bién thién theo mét logic
vé dia td d6 thi: khd ndng ti€p can va cudng do
hoat déng kinh t€ quyét dinh mat bang gia.
Nhém thap nhat (khodng 62—84 triéu déng/m?)
tap trung & hém <3 m thudc KV2-KV3, mat dé
kinh doanh thap va/hodc hém dai (gidm tinh
thuan tién va thanh khodn). Khi dua yéu td cho
vao cung diéu kién hém hep, gid tang lén
(118,67 triéu ddng/m?), phan anh muc tiéu
dung lam tang doanh thu ky vong cho ho kinh
doanh nhd. Khi mé rong tiép can (hém 3-5 m
hodc >5 m; hém ngan/trung binh), gid nhich 1én
(111,83-147,57 triéu déng/m?) do xe cd ra vao
thuan lgi va kha ndng giao dich tét hon.

O nhém duong nhanh/dudong phd, chi can
mat do KD 41-60% da dat 170-208 triéu
déng/m?, va tang manh & 61-80% (232-261
triéu dong/m?) cho thay Quan 4 cé ciu tric kinh
té& dich vu—thwong mai rd rét, gid tri dat cao hon
nhi*rng noi cé murc d6 kinh doanh cao.

Dinh gid xuat hién khi mat do6 KD 81-100%
két hop KV1 (383,44 triéu déng/m?) hodc cac
tién ich/khéng gian cong cong (cong vién), phan
anh loi thé trung tam, tién ich dd thi va kha
nang khai thac thwong mai cao.

3.5. So sanh v@i gia trong bang gia dat Nha
nuéc theo Quyét dinh 79/2024/QP-UBND clia
TP. H6 Chi Minh

Theo Quyét dinh 79/2024/QD-UBND [12],
gia dat dia ban Quén 4 d3a tang |én tir 4 dén 38
lan so v&i bang giad dat cd, tuy nhién, trén toan
b6 156 quan sat tai dia ban Quan 4, gia dat cla
md hinh nhin chung cao hon gia dat trong bang
gid 1,86 1an vai s6 trung vi 1a 1,76 1an. Piéu nay
cho thay sy chénh léch vé gia dat thuc té ngoai
thi trudng va gia dat trong bang gia van con,
nhung murc chénh léch cha yéu la duédi 2 lan.

DE so sanh gilta gia Nha nwdc (Gid NN) va
gid mo hinh (Gia MH), nghién cttu lya chon cac
mau minh hoa theo phuwong phap phan tang
theo khu vue (KV1, KV2, KV3) va tiép tuc phan
theo cdp duong (dwdng phd chinh, dudng
phd, dudng nhanh) nham bdo dam tinh dai
dién vé khéng gian va ha tang. Trong tirng
nhém, cac quan sat dai dién duogc chon theo
cac phan vi clia Gia NN (vi du P25-P50-P75),
tuwong &ng vdi cdc mire thap — trung binh — cao
cla bang gid Nha nudc. Cach chon nay giup
mau trich phan bo déu theo ciu tric bang gid,
qua dé lam rd mirc chénh léch cla gia moé hinh
so v@i gid Nha nudc.

Bang 5. So sanh gia dat trong bang gia nha nwéc va gia mé hinh (trich)
DVT: triéu déng/m?

. . . . Gia Gia Tylé
T Tén duong Tw Pén .
NN MH gia MH/NN
1 B&n Van Bon Cau Nguyén Kiéu Nguyén Khodi 164,7 383,44 2,33
2 Doan Nhu Hai Tron dudng 176,8 383,44 2,17
3 Doan Van Bo Hoang Diéu T6n Pén 172,2 290,67 1,69
4 Pudng 10C Tron dudng 117,3 208,88 1,78
5 Pudng Phuong 1 Tron dudng 87,3 232,46 2,66
6 Pudng s6 5 Tron dudng 123,1 203,76 1,66
7 Pudong 15 Tron dudng 123,1 174,16 1,41
8 Pudng 50 Tron BDudng 82 208,88 2,55
9 Hoang Diéu Nguyén T4t Thanh Doan Van Bo 246,9 383,44 1,55
10 L& Qudc Hung Hoang Diéu Lé Van Linh 236,2 285,64 1,21
11 Nguyén Hiru Hao Bé&n Van Bon Hoang Diéu 124,4 232,46 1,87
12 Nguyén T4t Thanh CAu Khanh Hoi Lé Van Linh 246,9 383,44 1,55
13 Nguyén Than Hién Tron dudng 110,8 233,72 2,11
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R R N - Gia Gia Tylé

T Tén duong Tw bén ..
NN MH gia MH/NN

14  Nguyén Truwong TO Tron dudng 194,7 383,44 1,97
15 T6n Dan Tron dudng 130,4 285,64 2,19
16 Ton That Thuyét Nguyén Tat Thanh  Nguyén Than Hién 104,3 233,72 2,24
17 Truong Pinh Hoi Tron dudng 149,7 174,16 1,16
18 Vinh Hoi Ton Dan Khanh hoi 172,8 356,87 2,07
19 Vinh Khanh B&n Van Don Hoang Diéu 130,9 232,46 1,78
20 Xém Chiéu Tron dudng 105,3 232,46 2,21

Qua Bang 5 cho thay gid MH ludn cao hon gid
NN, véity & gia MH/NN dao déng 1,16—2,66 cho
thdy mirc chénh léch hé théng gitta bang gia
hanh chinh nha nuéc va mic gid moé hinh theo
thi truong.

Diém dang chu y |13 d6 vénh khong dong
nhat gitta cac tuyén: cac tuyén cé gid NN thap
nhu dudng Phudng 1 (87,3 triéu dong/m?) hay
duwong 50 (82 triéu ddng/m?) lai co ty 1& chénh
léch gitra gid MH va gid NN rat cao (2,66 va
2,55), phan anh kha nang bang gia NN “chua
bat kip” gia tri st dung/kha nang sinh Igi tai
mot s6 vi tri. Nguoc lai, cac tuyén cd gid NN cao
nhv Hoang Diéu/Nguyén Tat Thanh (246,9
triéu déng/m?) hodc Lé Qudc Hung (236,2 triéu
déng/m? cé ty |1é chénh léch thap hon, khoang
1,21 dén 1,55. Diéu nay cho thay tai cac tuyén
dudng quan trong, khung gid nha nwdc da tiém
can hon so véi mirc dinh gid cia mé hinh.

K&t qua so sanh tai Quan 4 cho thay dinh
gid hang loat bang cay quyét dinh (DTREG)
tiém can mat bang gid thj trudng hon so véi
bang gid Nha nwdc hién hanh. Gia md hinh
thwdng cao hon gid Nha nudc, vdi ty s6 dién
hinh khoang 1,7-2,0 [an; mic chénh léch bién
thién theo khu vuc (KV1-KV3) va diéu kién
ti€p can (mat tién/hém), cho thay bang gia dat
hién hanh con d6 tré va chwa phan anh day dd
céc yéu té thj truong. Do d6, mé hinh cé thé
duoc st dung nhu cong cu hd tro quan ly dé
ra soat theo tuyén/doan duwdng, phan viung
nhirng khu vwrc cé mire dinh gid thap hon thuc
té va dé xuat hé s6 diéu chinh theo khéng gian

ha tang, gép phan tdng tinh nhat quén, minh
bach va cong bang trong dinh gia dat.
4. KET LUAN

K&t qua nghién ciru cho thdy md hinh héi
quy cay quyét dinh trién khai bang DTREG dap
rng t6t muc tiéu dinh gid dat hang loat tai
Quéan 4, véi mic phu hop cao (R? = 0,8753).
Trén co s& 156 quan sat va 7 bién du bdo, md
hinh khéng chi wdc tinh gid ma con khai pha
khéng gian gid dat thanh 24 vung gid tri tuvong
ddi déng nhat, vdi mirc gid trung binh khoang
62-383,44 triéu dong/m?, phan anh thuyc té gia
dat theo khd nang kinh doanh, diéu kién tiép
can (mat tién/hém), khu vuc va cdng trinh vj
thé. Trong d6, mat dé kinh doanh 1a bién cé
mic d& quan trong cao nhat (100) nhan manh
vai tro cia mirc d6 kinh doanh, kha nang tao
dong tién trong hinh thanh gid dat tai khu vuc
nghién clru. So sanh vd&i bang gid dat theo
Quyét dinh 79/2024/QD-UBND [12] thi gid m6
hinh cao hon trung binh 1,86 lan, diéu nay cho
thay bang gia dat hién hanh van con do tré so
v&i mirc gid quan sat. Trén co s& két qua nghién
ctru, khuyén nghi ap dung mé hinh ciy quyét
dinh cho dinh gia dat hang loat v&i cac bién du
bdo dugc hiéu chinh theo dac thu tirng dia
phuong. Bén canh do, nén b6 sung chitiéu dinh
lwong vé kha nang kinh doanh vao hé théng yéu
t6 hiéu chinh bang gia dat dé nang cao mirc d6
tiém can gia dat thj truong.
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