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Abstract: Land valuation is one of many important tasks in land use and management. In order to
be objective and scientific in land valuation, it is necessary to identify factors affecting land price
and quantify the relationship between land feature factors and land value. The goal of the study is
to apply the decision-tree regression model to build mass land pricing models in Vung Tau city. The
decision-tree regression model is applied in land valuation by determining the relationship between
a combination of land feature factors and corresponding averaged land price. Research on building
the land pricing model with independent variables includes business density, area, road types,
business activities and road width based on 883 survey samples. The final result of this tree model
was categorized into 51 divided groups, and pruned trees included 15 divided groups. The
importance of the independent variables, namely, business density, region, road level, business
activities and road width are 100%, 83.48%, 78.87%, 58.78% and 10.03% respectively. The
interpretation rate of the independent variables to the formation of land price model is 86%. The
decision-tree regression model suggests another approach to land valuation theory.
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Pinh gi4 dat hang loat img dyng mé hinh ciy quyét dinh:
Truong hop nghién ctru thanh pho Viing Tau

Nguyén Hiru Cudng”

Trwong Pai hoc Tai nguyén va Méi trieong Thanh phé Ho Chi Minh,
236B Lé Van Sy, Phwong 1, Tan Binh, Thanh phd Ho Chi Minh, Viét Nam

Nhén ngay 18 thé}ng 3 nam 2020
Chinh stra ngay 29 thang 8 nam 2020; Chap nhan dang ngay 06 thang 9 nam 2020

Tém tit: Dinh gia dat 1a mot ndi dung quan trong cia cong tac quan 1y va st dung dat dai. Dé cong
tac dinh gia dat duge khach quan va khoa hoc, viéc xac dinh cac yéu td anh hudng dén gia dat va
luong hoa mdi quan hé giita cac yéu té dic diém dét dai v6i gia tri dat dai la rat can thiét. Muc tiéu
cua nghién ctru 1a (g dung céy quyét dinh xdy dyng mé hinh dinh gia dét hang loat trén dia ban
thanh phé Viing Tau. M0 hinh cay quyet dinh dugc tmg dung trong dinh gia d4t bang cach xéc dinh
méi quan hé giira to hop cac yéu t6 dic diém dat dai va gia dit trung binh twong Ung. Nghién ciru
xdy dung md hinh gia dat v6i cac bién doc 14p 1a mat do kinh doanh, khu vuc, cip dudng, nganh
nghé kinh doanh va do rong duong trén co s¢ 883 mau diéu tra. Két qua mé hinh cay déy du duoc
tao ra v6i 51 nhom chia, cdy rut gon (tia) tao ra 15 nhom chia. Tam quan trong cua cac bién doc lap
mit do kinh doanh, khu vuc, cip duong, nganh nghé kinh doanh va d6 rong duong lan luot bang
100%, 83,48%, 78,87%, 58,78% va 10,03%. Ty 1& giai thich cua cac bién doc 1ap dén sy hinh thanh
gia dét theo md hinh dat 86%. M6 hinh ciy quyét dinh goi ¥ cho chiing ta mét cach tiép can khac

trong 1y thuyét dinh gia dat dai.

Tir khéa: Cay quyét dinh, dinh gia hang loat, md hinh, gi4 dt, thanh phé Viing Tau.

1. Mé& dau

Trong cong tac quan 1y va st dung dat dai,
gia dat ludn 1a van d& dugc quan tim vi né anh
hudng dén ngudn thu ciia nha nude, nghia vu vé
tai chinh ciia cac ddi twong st dung dét ciing nhur
quyén lgi cia ho khi bi nha nudc thu hoi dat.
Khong gidng nhu cac tai san thong thuong khac,
xac dinh chinh xac gia dat dugc xem la cong tac
kho khan.

Thim dinh gia hang loat la dinh gia c6 hé
théng mot nhom tai san vao mot thoi diém nhat
dinh, 4p dung nhitng phwong phép dugc chuin
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hoa va kiém tra thong ké [1]. Dinh gia dat hang
loat vé mat khong gian thé hién qua viung gia tri
dat dai. Dudi goc do giatri tién té o nudc ta, ving
gia tri dat dai duge hiéu 1a tap hop céc dbi tuong
dugc ude tinh gidng nhau vé gié tri cua quyén sir
dung dét trén mot don vi dién tich, hay con goi
1a ving gia dat dai [2].

Dé cong tac dinh gia dat duoc khach quan va
khoa hoc, viéc xac dinh cac yéu td anh hudng
dén gia dat va luong hoa mdi quan hé giira cac
yéu td dac diém dit dai v6i gia tri dat dai 1a rat
can thiét. Piéu nay co6 thé thuc hién thong qua
phan tich thong ké cac yéu t6 anh huong dén dat
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dai. D3 c6 nhiéu nghién ctru vé mo hinh dinh gia
dat trén thé gi6i cing nhu tai Viét Nam voi
phuong phap truyén thong 1a xdy dung cac ham
hoi quy hedonic gia dat. Nguyén Quynh Hoa va
cong su [1] xay dung mo hinh cong dinh gia dat
hang loat cho dia ban quin Go Vép, TP.HCM.
Két qua cho thiy cic yéu t6 anh hudng manh
nhat dén gia dat tai quan GO Vap 1a: An ninh, 10
gidi, loi thé kinh doanh, khoang cach dén mat
tién; truc giao thong, trinh d¢ dan tri va vi tri
trung tdm. Pham Sy Liém va cong sy [3] st dung
phuong phéap dinh gia hang loat tir mo hinh hoi
quy gia dat két hop vé6i phén tich ndi suy khong
gian dé tinh toan toan bd vung gia tri lién tuc cua
xa Duong Quang, huyén Gia Lam, Ha Noi. Mo
hinh gia dat & nong thén gdm 9 bién vai cac yéu
t6 chinh anh huong nhu loai duong tiép giap,
khoang cach dén duong tiép giap, khoang cach
dén cho.

Nghién ctru cua Gang-Zhi Fan va cong su [4]
cho rang phuong phap hoi quy hedonic da duoc
sir dung rong rai dé didu tra mbi quan hé giira gia
bat dong san va ddc diém ctia nd. Tuy nhién, cach
tiép c4n nay phai chiu nhiing chi trich phat sinh
tir cac van dé tiém 4n lién quan dén cac gia dinh
va udc lugng mo hinh nhu viéc xac dinh cung va
cAu, mat can bang thi truong, phan khuc thi
truong, lwa chon cac bién doc 1ap, lua chon hinh
thirc chirc ning ctia phuong trinh hedonic. Pong
thoi, nghién ciru nay gioi thigu mot cach tiép can
khac, cach tiép can cay quyét dinh, 12 mot cong
cu nhén dang mau thong ké quan trong. Cay
quyét dinh v6i uu diém 1a mo hinh khong tham
s, c6 thé xir Iy cac bién dinh lugng va dinh tinh
d& dang nén khic phuc cac nhuoc diém cua mo
hinh ham héi quy. Sir dung dit liéu thi truong nha
& tai Singapore, nghién ciru cho thay sy hiru ich

cua ky thudt nay trong viéc kiém tra mdi quan hé
gnra gia nha va dac diém nha ¢, x4c dinh cac yéu
t6 quan trong quyét dinh gia nha dét va du doan
gia nha dat.

Theo hudng nghién ctu trén, Claudio
Acciani va cong su [5] da st dung mo hinh cay
xac dinh cac yéu to tac dong dén gia nong trai tai
Y. Cac yéu t6 khoang cach dén thi tran, dién tich,
su thuan loi vé giao thong, dién nudc duge xay
dung dé dua vao md hinh. Mingchin Chen va

cong su [6] di s dung cdy quyét dinh dé danh
gia mirc do quan trong cta cac yéu td tac dong
dén gia nha tai Pai Loan. Bén yéu td khu vuc,
dién tich khu dat, dién tich nha, dién tich bai d6
xe tic dong 16n nhit dén gia nha ¢. Tai Viét
Nam, Nguyén Thi M Linh [7] d4 tng dung mo
hinh cdy quyét dinh trong dinh gi4 dat hang loat
& thanh phd H6 Chi Minh. Céng trinh sir dung
k§ thuat phan tich hdi qui trén co s6 thiét 1ap mbi
guan h¢ gitra gié tri cua dét dai v6i cac dic tinh
riéng cua dat. Trin Thanh Hing va cong su [8]
v6i nghién ctru xay dung hé thong thong tin hd
trg dinh gia dat ing dung céng nghé WebGIS ma
ngudn mé di xay dung mé hinh gia dat hang loat
trén dia ban thanh phd Bac Liéu (mg dung cay
quyét dinh. Theo mo hinh cay quyet dinh gla dat
xac dinh dugc 21 t6 hop cac yéu td dic diém vi
thé dit dai twong tmg voi 21 ving gia tri. Muc
tiéu ciia nghién ciru 13 tng dung cay hdi quy
quyét dinh thanh 1ap m6 hinh dinh gia dat hang
loat tai thanh phd Viing Tau.

2. Phwong phap va quy trinh nghién ctru
2.1. Phuong phap nghién ciru

2.1.1. Phwong phdp phan tich cdy quyét dinh

Mb hinh cdy quyét dinh (decision tree) la
mdt cong cu manh va hi€u qua trong viéc phan
16p va dy bao st dung trong khai pha dir liéu 16n
(big data mining). Thuét toan cdy quyét dinh
dugc xdy dung trén m6 hinh mot cdy muc dich
thé hién cdu trac ctia mot hé thdng ra quyét dinh,
hay noéi cach khac, cach con nguoi tu duy logic
ra sao dé di dén quyét dinh cu01 cung [8]. Trong
linh vuc dir liéu, cay quyét dinh thé hién mbi
quan h¢ giira cac yéu t6 va sy tac dong ctia chiing
dén bién muyc tiéu.

Cay quyét dinh goém c6 goc cay (root node)
1a diém chira gia tri cua bién dau tién duoc ding
dé phan nhanh; than cdy (internal node) 1a céac
bién chua cac thudc tinh, gia tri dir liéu duogc
dung dé xét cho cc phan nhanh tiép theo; 14 cy
(leaf node) chtra gia tri ciia bién phan loai sau
cing. Cac nut (node) dugc ndi voi nhau bai
nhanh (branch) 14 quy luét phan nhanh, thé hién
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mdi quan hé giira gia tri ciia bién doc lap va gia
tri ctia bién muc tiéu. Mot du doan dugce tao b?mg
cach cin clr vao cay tir gbe, theo nhanh dya vao
gi4 tri bién du bao cho dén khi t6i 1. Mdi 14 chi
ra gia tri c6 kha nang phul hop nhat cho bién muc
tiéu da cho boi gia tri dy bao dan dén 14.

Do loi thong tin (Information Gain) va chi sé
Gini (Gini index) dugc dung cho md hinh cay
quyet dinh phén 16p (classification tree) co blen
két qua 12 bién roi rac. Pbi v6i mé hinh cay quyét
dinh hoi quy (regression tree) voi bién két qua 1a
bién lién tyc thi viéc xay dung cdy quyét dinh lai
dwa vao phuong phap binh phuong bé nhét (least
squares). Phép tach duoc thyc hién sao cho tong
phuong sai clia cac dong trong mdi node so voi
gia tri trung binh mdi node 1a bé nhét. Trong
nghién ctru, ciy quyét dinh hdi quy duoc st dung
Vi gia tri bién két qua (gia dat) 1a bién lién tuc.

DPé danh gia mo hinh cdy quyét dinh can
phan tich cac thong so:

- Phuong sai trong toan bd dir liéu hoc trudc
khi thuc hién bat ctr phép tach nao (Variance in
initial data sample).

- Phuong sai ton tai sau khi cdy duoc tng
dung véi dir liéu du bdo gia tri muc tiéu
(Residual variance after tree fitting). Néu cay du
bao hoan hao tap dit liéu thi phuong sai phan du
s€1a 0,0.

- Ty I¢ phan anh muc d6 giai thich phuong
sai ban dau boi cdy quyét dinh (Proportion of
variance explained). Gia tri cang 16n thi d6 thich
hop cua cdy cang 16n va cang co thé giai thich
dir liéu. Néu cay phu hop dit liéu va du bao chinh
X4c gia tri muc tiéu cho mdi dong, ty 1é phuong
sai dugc giai thich 1a 1,0 (100%) [10].

Ung dung cdy quyét dinh trong dinh gi4 dat
hang loat be‘ing viéc xac dinh nhiing to hop cac
yéu t6 anh huong dén gia dat (Khu vuc, loai
duong, nganh nghé kinh doanh, mat d6 kinh
doanh,...) va gia dét trung binh twong ng [8].
Theo so do cay quyét dmh th1 moi ving gla tri
dat 1a mot to hop cac yéu to dic diém dat dai
duoc xac dinh theo cac nhanh tir nut goc dén
tung nut 4.

Nghién ciru sir dung phan mém DTREG dé
xdy dung mé hinh cay quyét dinh.

ROOT NODE

Value

INTERNAL NODE
SurfaceArea SurfaceArea
<100m’ >100m’

BRANCH

Balcony : Yes Balcony : No

LEAF NODE

FloorNumber
<2

FloorNumber
>)

Hinh 1. Vi du mé hinh ciy quyét dinh trong dinh gia
bat dong san [9].

2.1.2. Phuong phdp diéu tra, khdo sat

Bang 1. Tong hop phiéu diéu tra gia dat

STT Diém diéu tra S phiéu %
1 | Phuong 1 65 7,36
2 | Phuong 2 64 7,25
3 | Phuong 3 62 7,02
4 | Phuong 4 55 6,23
5 | Phuong 5 60 6,80
6 | Phuong 7 53 6,00
7 | Phuong 8 42 4,76
8 | Phuong 9 54 6,12
9 | Phuong 10 65 7,36
10 | Phuong 11 45 5,10
11 | Phuong 12 50 5,66
12 | Phuong Thang Nhat 61 6,91
13 | Phuong Thing Nhi 54 6,12
14 | Phuong Thing Tam 47 5,32
15 Pk_lu(‘mg Nguyén An 57 6,46

Ninh

16 Phuong Rach Dua 49 5,55

Tong 883 100,00

Dung phiéu diéu tra dé thu thap cac thong tin
lién quan dén gia dat dai d6i v6i cac thira dat co
phat sinh bién dong chuyén nhuong trong ndm
2019. Nghién ctru str dung phiéu diéu tra gia dat
trén dia ban thanh phd Viing Tau cta du 4n “Xay
dung co so dir liéu vé gia dét va 1ap ban do gia
dat tinh Ba Ria - Viing Tau” két hop diéu tra
ngoai nghiép véi 883 mau.
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[ Ly thuyét, kinh nghiém, cac nghién ctru vé dinh gia dat dai ]
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nghién ctitu trudc day

Xay dung mé hinh hdi quy cay quyét dinh

\
{
[

Phén tich mtrc d6 ph

U hgp cia md hinh

y

( Phan tich tim quan trong

cac bién trong mé hinh

y

[ Dién dich két qua J

Hinh 2. Quy trinh xay dung mé hinh dinh gia tmg dung cay quyét dinh.

Bang 2. Tém tat kich thuéc mé hinh cay quyét dinh

STT Chi tiéu Gla
tr1
1 Do sau tdi da cua cay (Maximum 10
depth of the tree)
S6 nhom chia (Total number of
2 . 50
group splits)
3 S 14 cay day du (The full tree 51
has 51 terminal (leaf) nodes)
S4 14 cay tia (With 0.500 S.E.
4 15
allowance)

Thong tin cua phleu didu tra gom: gia dat/gia
bat dong san chuyen nhuong; vi tri, dién tich,
muc dich thira dit; khoang cach tir thira dit dén
c4c trung tAm, hién trang ha ting giao thong (bé
rong, 16p phi mat dudng),... Ngoai ra, con diéu
tra ngoai nghiép bd sung dé xac dinh nganh nghé,
mat d6 kinh doanh tai mit tién cac tuyén dudng.

2.2. Quy trinh nghién ciru

Quy trinh thyc hién bt dau tir viéc nghién
ctiru cac ly thuyét vé kinh t€ va dinh gia dat dai,

cac mo hinh gia bit dong san cua cac nghién ciru
trude day dé xay dung khung 1y thuyét, dinh
dang céc bién cho mé hinh va thu thap dir liéu.
Mb hinh cay quyét dinh sau khi duoc thanh l1ap
s& tién hanh phan tich mic d6 phut hop, tim quan
trong cac bién ciia mo hinh va dién dich két qua
(Hinh 2).

3. Két qua va thao luin
3.1. Kich thiedc mé hinh cdy quyét dinh

Khac véi dinh gia ca biét, dinh gia hang loat
chi tinh dén céac yéu t§ quan trong nhét tac dong
dén gia tri bat dong san cling nhu cac quy luat
khéch quan cua su thay di gia tri [1]. Dua trén
co s& 1y thuyét va nghién ctru thuc nghiém tai dia
ban khdo sat, mo hinh cdy quyét dinh trong
nghién ctru dugc st dung voi:

- Bién muc tiéu (target): gia dat (bién lién
tuc, tr/m?).

- Cac bién du bao (predictors): mat do kinh
doanh (bién 0 rac), khu vuc (bién roi rac), cip
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duong (bién roi rac), nganh nghé kinh doanh
(bién rdi rac) va do rong dudng (bién lién tuc, m).

Vi bo dir liéu diéu tra, mo hinh di xay dung
ciy quyét dinh ddy du véi 10 ting, 50 nhanh

(group split), 51 la (leaf). Voi sai s6 chu’én cho
phep la 0,5 d€ giam kich thudc, cay quyét dinh
cho ra mo hinh t6i vu voi 15 1a.

Node 4

Mat do kanh doanh = {0-20, 20-40}

N=133
Giadat = 20376
Std. dev. =7,809

Node 6
Mat do kinh doanh = 0-20
N=46

Giadat = 14,848

Std. dev. =7,754

Node 7

Mat do kinh doanh = 20-40
N=8§7

Gia dat = 23,299

Std. dev. = 6,061

Node 8

Node ¢
Khu vuc = {can trung tam, _
do thi, trung tam, ven do thi} II?:;“C_BT’BS
N=45 ;
: _ Gia dat = 48,000
Giadat = 14,111 Std. dev. = 0,000

Std. dev. = 6,041

Node 26
Nganh nghe kinh doanh = Tap hoa

Gia dat = 20,787
Std. dev.=3,724

Node 27

Nganh nghe kinh doanh = {Quan
an-Coffe, Shop-Van phong}
N=40

Gia dat =26.250

Std. dev. = 6,891

Hinh 3. M6t “nhanh” két qua mo hinh cay quyét dinh.

3.2. Phan tich phuong sai va do loi mé hinh

Béng 3. Phan tich phuong sai

STT Chi tiéu Gid tri

1 Ph}r(_rr}g sai dir liéu (Variance 306,56
in initial data sample)
Phuong sai sau khi chay mo

2 | hinh (Residual (unexplained) 43,82
variance after tree fitting)
Ty 1€ phuong sai dugc giai

3 | thich (Proportion of variance 0,86
explained)

Phuong sai dugc giai thich béi cdy duoc tao
ra 14 thude do tt nhat vé mirc do cay phu hop
véi dit 1i€u [10]. Phuong sai ctia tap dir li€u trudce
khi xdy dyung cay quyét dinh 1a 306,56. Phuong
sai sau khi mo6 hinh dugc ung dung vao tap di
lidu dé du bao bién muc tiéu 1a 43,82. Gi4 tri nay
cho thdy murc d6 cai thién phuong sai dang ke,
cling nhu tinh thich hop ciia mé hinh cay quyét
dinh dugc dua ra. M6 hinh cang hoan hao khi
phwong sai cay dugc tmg dung tién dén 0. Ti 18
bién thién clia bién két qua duge mo ta boi cay
quyét dinh 13 86%. Cu thé, cac yéu t& mat do
kinh doanh, khu vuc, cAp dudong, nganh nghé

kinh doanh va d¢ rong dudng giai thich dugc
86% su hinh thanh gia dit dia ban nghién ctu.

Do loi (Gain) dugc xac dinh 1a sy khac biét
giita thong tin gdc (thong tin khi chua phan 16p)
va thong tin mdi (thong tin sau khi da phan lop)
[10]. B0 loi trung binh cua md hinh 1a 1,7847.
Hinh 4 cho thdy duong cong biéu dién do loi khi
¢6 md hinh “nam trén” dudng chéo, biéu dién khi
khong c¢6 moé hinh. Do d6 mé hinh dugc thuc
hién c6 y nghia.

- Gan for Gia dat

Farcent of Gia dat

. ~n an an o am 9 an an
v N Y </ =S w v W N

Peszent of Population

Hinh 4. B0 l¢i cia m6 hinh.
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3.3. Muc do quan trong cac bién dur bdo trong
mé hinh

Muc d quan trong cac bién du bao trong mo
hinh dugc tinh bang cach sir dung thong tin vé
céch cac bién dugce st dung lam bd tach chinh va
cling nhu bo chia thay thé. Bang cach xem xét
phan chia thay thé, tam quan trong duoc tinh
toan boi mé hinh dua ra thudce do chinh xac hon
vé gia tri thuc té va tiém nang ctia mot bién du
bao [10]. Thang do tim quan trong bién dy bao
dugc chia theo ty 18 phan trim (quan trong nhat
12 100%).

Bang 4. Mirc d6 quan trong cua céc bién du béo

Mtrc d6 quan
STT Bién du bao (variable) trong
(importance)
1 Mat d6 kinh doanh 100,00
2 Khu vuce 83,48
3 | Cép duong 78,87
4 | Nganh nghé kinh doanh 58,78
5 Do rong duong 10,03

Két qua md hinh cho thdy tim quan trong ctia
céc yéu to anh huong dén gia dat ¢ thanh phd
Viing Tau nhu sau: yéu tb Mat d6 kinh doanh anh
huéng dén gia nhiéu nhat (100%), sau d6 1a Khu
vue (82,58%), Cip dudng (82,54%), Nganh
nghé kinh doanh (59,68%) va thip nhat 1a Do
rong duong (10,03%).

Tu thuc té diéu tra cho théy, yéu td Mat do
kinh doanh c6 anh huéng cao dén gia dit, noi
nao c6 mat do kinh doanh cang cao thi gid cang
cao. Viing Tau 1a mot thanh phé du lich, c6 muirc
sdng ciing nhu phan b va phat trién dan cu hau
nhu déng déu, su khéc biét ro rét vé phéan ving
& day 1a khong dang ké. Ngoai ra, duong doc
bién dai 1a loi thé rat 16n cho viéc phat trién cac
khu vuc chuyén kinh doanh du lich nghi dudng.
Do do, gitia cac khu vuc sy chénh I¢ch nay
khong nhiéu hodc khong rd rét dé c6 thé lam rd
su phan chia khu vuc gia trong cdy gia tri. Nguoc
lai, vi la thanh phé du lich nén mat d6 kinh doanh
lai thé hién rd sw chénh 1éch vé gia dat giira cac
tuyén duong v6i nhau hon. Vi vay cay gia tri

chon bién Mat do kinh doanh 1a bién vi thé anh
hudng 16n nhat dén gia dat.

Thuec té cho thay su phan bd cic nganh nghé
kinh doanh tdt cling nhu mat d¢ kinh doanh &
thanh phd Viing Tau, hau hét déu & mirc d6 cao
va rat cao khi & cac cap duong 16n va quan trong.
Céc cap dudng nhé hon thudng chi dién ra hoat
dong budn ban nho 1¢ dé phuc vu trong khu vuc
gan d6. Do d6, bién Cap duong co tam quan
trong cao hon bién Nganh nghé kinh doanh.

Yéu t6 Do rong duong theo két qua phan tich
hoéi quy khong c6 su tac dong dang ké dén gia
dat. Thuc té d6 rong duong tac dong khong nhat
quan trén toan bd dia ban nghién ctru. O nhimng
khu vyc trung tdm, nhitng duong dugc hinh
thanh lau doi lai c6 gia cao hon so vdi nhitng
dudng moi c6 d6 rong 16n hon. Piéu nay trai véi
khu vuc ven d6, ngoai 0.

3.4. Nguyén tdc phan tich cdy quyét dinh

Qua trinh phén nhanh la qua trinh chia b$ dit
liéu diéu tra, duoc thuc hién trén co s& cdc mau
c6 cac thudc tinh giéng nhau s& dugc chia vao
cung mot nhém. Khi nhém mau c6 nhiéu thudce
tinh khac nhau thi thudc tinh ¢6 mirc d6 anh
huong cao s€ duoc lua chon dé chia tach nhom.
Nhém c6 gia tri trung binh cao s€ twong ung voi
yéu t6 lua chon phan nhanh thuan lgi va nguogc
lai. Cac nhém lai tiép tuc duoc chia nhé hon theo
nguyén tic nay dén khi khong con cac thudc tinh
khac nhau (hodc dén 16p phan nhanh cao nhét).
Khi do, gia tri ciia nut s€ dai di€n cho nhom va
mang cac dic diém chung ciia ving dét.

Tir nat (node) ban dau, mirc gia trung binh
d4t dai cua thanh phd Viing Tau duge xac dinh
la 31,897 (ba muoi mét triéu, tam trdim chin
muoi bay ngan dong) va d¢ léch chuan 14 17,509.
Piéu nay 1a hop 1y, vi mot bo dir liéu 16n bao
gdm toan bd thanh phd thi sy bién thién cua tap
dit liéu 1a rat 16n. Tir muc gia trung binh chung
clia toan thanh phd, mé hinh tiép tuc phan tich va
chia tach dén 14 cudi cung.

O tai node chia dau tién, voi miac d6 anh
hudng tuyét dbi (100%), mat d6 kinh doanh la
yéu t6 dau tién mo hinh lya chon dé phan tach
cdy: mot nhom c6 mat d¢ kinh doanh 0-20, 20-
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40, 40-60(%) va mdt nhém cd mat do: 60-80, 80-
100(%) (Hinh 5). Qua trinh phéan cap thé hién su
khach quan va khoa hoc, cac vi tri c6 kha nang
kinh doanh rét thun loi dugc tach thanh nhanh
c6 gia tri trung binh cao, céc vi tri con lai dugc
tach thanh nhanh c6 gia tri trung binh thap.
Tuong tu, ¢ lan phan nhanh thi 2, cdc nhanh
tiép tuc dugc phan chia theo yéu t6 c6 muc anh

hudng cao nhét. Tai node 3, yéu td duoc lya chon
phan cap 1a khu vuc (Hinh 6). Cac khu vyuc Bii
Trudc, Bai Sau c6 gia tri trung binh cao hon cac
khu vyc con lai. Bung véi thyc té, Viing Tau la
thanh phd bién va c6 2 bii c6 thé tim bién. Cac
hoat dong du lich tép trung xung quanh 2 bai bién
nay va khu vuc xung quanh 2 bai ndy c6 gia dat
cao nhat.

Gia dat = 31,897

L Std. dev. =17.509 J

)

Node2

Mat do kinh doanh = {0-20,
20-40, 40-60}

N=207

Gia dat = 25,063

Std. dev. = 9,486

Node 3

Mat do kinh doanh = {60-80,
80-100}

N=63

Gia dat = 53,662

Std. dev. = 19,335

Hinh 5. Chia nhanh tai node 1.

Node 3
Mat do kinh doanh = {60-80, 80-100}

N=65
Gia dat = 53,662
Std. dev. = 19,335

Node 76

Khu vuc = {can trung tam, do thi,
trung tam}

N=48

Gia dat = 47,042

Std. dev. = 13,957

Node 77

Khu vuc = BT, BS
N=17

Gia dat = 72,353
Std. dev. = 20,155

Hinh 6. Chia nhanh tai node 3.

Mo hinh cdy quyét dinh ciing cho thay trong
cung mot 16p phan nhanh, yéu t§ phan nhanh cua
cac nut khac nhau c6 thé khac nhau. Trong khi
lan phan nhanh tht 3, 46 rong duong 1a yéu td
duoc lua chon dé phan cép tai node 77 con tai
node 76 1a cip duong. Didu nay duoc giai thich
vi yéu td duoc lua chon dé phéan nhanh la yéu td
¢6 mirc d6 anh hudng cao nhit ctia nhém d6 nén

yéu té duge lya chon dé phan nhanh khong phai
1a duy nhét trong mét 16p phan nhanh.

Tai node 77, 6 rong duong duoc chia thanh
2 nhém la 16n hon va bé hon 23,94 m vdi muac
gia twong tng 1a 96,67 triéu va 67,14 triéu (Hinh
7). Tai node 76, yéu té cip dudng duoc chia
thanh 2 nhém tuong Gng voi 2 muc gia 40,04 va
55,32 triéu (Hinh 8).
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Node 77

Khu vuc= BT, BS
N=17

Gia dat=72,353
Std. dev. = 20,155

N

Node 98

Do rong duong <= 23,94
N=14

Gia dat= 67,143

Std. dev. = 14,357

Node 99

Do rong duong > 23,94
N=3

Gia dat= 96,667

Std. dev. =24,944

Hinh 7. Chia nhanh tai node 77.

Node 76

Khu vuc = {can trung
trung tam}

N=48

Gia dat = 47,042

Std. dev. = 13,957

I

Node 78

Cap duong = {duong pho, duong
pho ven bien}

N=26

Gia dat = 40,038

Std. dev. =11.213

—

tam, do thi,
/Node 79
Cap duong = {duong pho chinh,
duong pho trung tam}
N=22
Gia dat = 55,318
Std. dev. = 12,245

.

Hinh 8. Chia nhanh tai node 76.

Node 98

Do rong duong <= 23,94

N=14
Gia dat = 67,143
Std. dev. = 14,357

Node 100

Do rong duong <= 18,06
N=9

Gia dat = 73,333

Std. dev. = 7.071

Node 101

Do rong duong > 18,06
N=5

Gia dat = 56,000

Std. dev. = 17,146

Hinh 9. Chia nhanh tai node 98.

Tuong tu nhu véy, tai node 79 tiép tuc chia
theo mat do kinh doanh thanh 2 nhéom 60-80%
(node 90) va 80-100% (node 91). Tai node 91
tiép tuc chia theo yéu t6 khu vurc thanh node 94
va 95. Nhu vay néu ta di theo 1 “nhanh” 1-3-76-
79-91-94 twong tng v6i bd tinh chat mat d6 kinh
doanh 80-100 %, khu vuc d6 thi, cdp duong la
dudng phé chinh hoic dudong phd trung tam thi
c6 gia dat trung binh 1a 40,00 tridu/m?.

Trong m6 hinh cay vira xay dung c6 node 98
can phan tich k. Tai node nay, yéu t6 do rong
duong dugc chia thanh 2 nhém, tuy nhién tai
nhom c6 do rong duong bé hon lai co6 mirc gia
cao hon so vdi nhom c6 d9 rong duong 1on hon
(Hinh 9). Diéu nay duogc giai thich tai khu vuc
nay, nhitng tuyén dudng dugc hinh thanh lau doi,
budn ban sdm uat ¢ gia cao hon so véi cac tuyén
duong méi.
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con su khac biét cia cac bién du bao trong nhanh
d6; va iii) Nhanh c6 yéu t6 thuan lgi hon trong
phéan hanh sé€ c6 gia tri trung binh cao hon nhanh
con lai.

Nhu viy, nguyén tic phan nhanh cia ciy
quyét dinh phu thudc vao cac yéu td sau: i) Bién
du bao c6 mirc anh hudng cao nhét dén gia dat;
i) QU4 trinh phan nhanh dién ra dén khi khong

Bang 5. T6 hop cac yéu té ving va mirc gia dt dai twong tng

T6 hop cac yéu t dat dai Mtrc
S| oss [ Matdo [\ o 99 1 By lech | Tyle
Tl ving | Kinh S kinh | Cipduomg | Khuwge | PO | T chuan | iéch
T doanh doanh - duong (m) | binh '
(%) oan (tr/m?)
1] 10 | 020 D6 thi, Ven 12,294 | 4,416 | 0,359
do6 thi
Can trung
2 | 11 0-20 tam, Trung 19,727 | 6,877 | 0,349
tam
3| 26 | 20-40 | Taphoa 20,787 | 3,724 | 0,179
Quan an —
4| 21 | 2040 | CoOffe. 26,250 | 6,891 | 0,263
Shop -
Vin phong
Buong
60-80, phd, .
5 80 80-100 Duémgphé Trung tam 31,428 2,382 | 0,076
ven bién
6 | 50 | 40-60 <=2344 | 31,928 | 3,977 | 0,125
7 | 51 | 40-60 >2344 | 38,333 | 7,071 | 0,184
Puong pho
chinh, .
8 | 94 | 80-100 . £ Do thi 40,000 | 0,000 | 0,000
Puong pho
trung tam
9| 9 | 020 Bai Trude, 48,000 | 0,000 | 0,000
Béi Sau
Di(:]?ﬁhpho Trung tam,
10| 90 | 60-80 ' | Cantrung 48,090 | 8,017 | 0,167
Puong pho A e
N tam, Do thi
trung tm
buong
60-80, pho, Cén trung
11| 81 | g Puong ph Am 50,083 | 8,855 | 0,177
ven bién
60-80, Bai Trude, | =<23,94 va
12 | 101 | go7o) RAi Sau S18.06 | 6:000 | 17,146 | 0,306
60-80, Bai Trude, _
14 | 100 | o7 o) RAi Sau =<18,06 | 73,333 | 7,071 | 0,096
60-80, Bai Trude,
15| 99 | g070h BAi San >2394 | 96,666 | 24,944 | 0,258
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3.5. Két qud phan nhém cay quyét dinh

Gia tri cia cac nit la 1a gia tri trung binh dai
dién cho cac vung dét c6 cac dic diém chung
dugc thé hién tir nat gbc dén nut 14. Cay quyét
dinh dudi dang tia (pruned tree) t6i wu taora 15
vung g1a tri twong g voi t6 hop céc yeu t6 tao
ra gia dat (Bang 5).

Dua véao bang c6 thé nhan thdy cac ving gia
tri ciia mo hinh cay quyét dinh c6 thé chia lam 3
nhom chinh: nhém té hop thuoc khu vuc Bai
Trudce, Bai Sau véi mat d6 kinh doanh cao va
nganh nghé kinh doanh nha hang, khach san véi
diéu kién kinh doanh thuan loi c6 mirc gia trung
binh cao nhét. Tiép dén 1a t6 hop thudc khu vuc
trung tAm, can trung tdm véi nganh nghé kinh
doanh quan in, coffe. Thap nhit 1a nhém khu
vuc ven d6 thi, véi diéu kién kinh doanh khong
thuan loi.

Néu 1ay mirc d6 1éch ¢ mirc cho phép 14 25%
thi c6 5 to hop c6 muc d6 1€ch cao hon, cy thé &
céc td hop s6 1,2,4, 12 va 15. Trong d6 hai td
hop 4 va 15 c¢6 mic d6 chénh 1éch vuot chuén
khong dang ké 1an luot 1a 26,3% va 25,8%. Do
d6, néu sir dung cay dang tia can diéu tra diéu
chinh va b sung thong tin cac yéu té vi thé dat
dai cta cac tuyén va doan duong trong ving nay.
Céc t6 hop con lai c6 d9 1éch trong ti 1& cho phép
hoic khong dang ké.

4. Két luan

Nghién ctru da xay dung m6 hinh dinh gia
dét hang loat mg dung cdy quyet dinh bang cach
xéc dinh nhiing t6 hop céac yéu té anh huong dén
gia dat va gia dat trung binh twong ung t6 hop
day. Trai v6i su phtic tap clia cac mo hinh ham
hdi quy va mdt sé mé hinh khac thi ciy quyét
dinh c6 thé tu dong xir 1y su twong tac giita cac
bién, hién thi tryc quan dé hiéu. M& hinh cay
quyét dinh b sung cho Iy thuyét dinh gia dat mot
phuong phap méi. Ung dung trén dia ban thanh
phd Viing Tau, mé hinh cdy quyét dinh chia lam
3 nhom chinh: nhém t6 hop thude khu vuc Bii
Trudce, Bai Sau v6i nganh nghé kinh doanh nha
hang, khach san va diéu kién kinh doanh thuan
loi c6 mirc gia trung binh cao nhét (96,67 triéu

dong/m?). Tiép dén 1a t6 hop thude khu vuc trung
tam, can trung tim véi nganh nghé kinh doanh
quan in, coffe. Thip nhit 13 nhom khu virc ven
d6 thi, v6i diéu kién kinh doanh khéng thuén loi
(12,29 triéu dong/m?).

Tai liéu tham khao

[1] N. Q. Hoa, N. H. Duong, Building Mass Land
Valuation Model in Go Vap District, Ho Chi Minh
City, Journal of Economic Development, Vol. 26,
No. 3, 2015, pp. 82-103 (in Vietnamese).

[2] T. H. Lien, Textbook of Land Valuation, Science
and Technics Publishing House, Hanoi, 2014
(in Vietnamese).

[3] P.S. Liem, T. V. Tuan, Building Land Price Zone
in Rural Areas: A Case Study of Duong Quang
Commune, Gia Lam District, Hanoi City, Vietnam
Journal of Agricultural Sciences, Vol. 16, No. 6,
2019, pp. 601-612 (in Vietnamese).

[4] G. Z. Fan, S. E. Ong, H. C. Koh, Determinants of
House Price: A Decision Tree Approach, Urban
Studies, Vol. 43, No. 12, 2006, pp. 2301-2315,
https://doi.org/10.1080/00420980600990928.

[5] C. Acciani, V. Fucilli, R. Sardaro, Data Mining in
Real Estate Appraisal: A Model Tree and
Multivariate ~ Adaptive  Regression  Spline
Approach, Aestimum, Vol. 58, 2011, pp. 27-45,
https://doi.org/10.13128/Aestimum-9560.

[6] M. Chen, P. D. Wang, A Roadmap to Determine
the Important Factors of the House Value: A Case
Study by Using Actual Price Registration Data of
Taipei Housing Transactions, Independent Journal
of Management & Production, Vol. 9, No. 1, 2018,
pp. 245-261,
https://doi.org/10.14807/ijmp.v9il1.682.

[71 N.T.M. Linh, Application of Decision Tree Model
in Mass Land Valuation in Vietnam, Journal of
Financie, Vol. 8, 2011, pp. 43-46 (in Vietnamese).

[8] Ministry of Natural Resources and Environment,
Research on Building Land Valuation Support
Systems Using Open Source WebGIS Technology,
Reports of Scientific Research, 2016(in Vietnamese).

[9] T. Giines, U. Yildiz, Mass Valuation Techniques
Used in Land Registry and Cadastre Modernization
Project of Republic of Turkey, FIG Working
Week: From the Wisdom of the Ages to the
Challenges of the Modern World, 2015.

[10] DTREG Predictive Modeling Software, Manual
for DTREG, https://www.dtreg.com/uploaded/
downloadfile/DownloadFile_5.pdf,2020 (accessed
on: March 3", 2020).


https://doi.org/10.1080/00420980600990928
https://www.dtreg.com/uploaded/

