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Abstract: Urbanization causes rapid fluctuations in rice paddy land prices, leading to risks of
inaccurate valuation in compensation, land-use conversion, and sustainable land management. This
study compares the Hedonic model (OLS) and the Spatial Durbin Model (SDM) in valuing rice
paddy land in Thuy Thanh commune (Hue city) based on a survey of 454 land parcels. The results
of the OLS model (adjusted R? = 0.796) show that significant influencing factors include: project
information (strongest influence), enterprise compensation policies, soil fertility, and yield.
Meanwhile, the SDM model (Pseudo R? = 0.8667) shows that in addition to the impact of factors
within the land parcel, there is also a spillover effect from the surrounding area, confirming the role
of spatial autocorrelation in land valuation in urbanizing areas. Overall, the SDM model yields more
suitable results when it comes to reflecting spatial impacts, thereby providing a scientific basis for
improving the valuation of rice land in a scientific and equitable manner.
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Ung dung mo hinh hoi quy Hedonic ,
va moO hinh Durbin khong gian (SDM) trong dinh gia dat
trong lua tai khu vuce d6 thi héa thanh phd Hué

Lé Hitu Ngoc Thanh®, Pham Thi Thao Hién

Trwong Pai hoc Nong Lam, Pai hoc Hué, 102 Phing Hung, Phii Xudn, Thanh phé Hué, Viét Nam

Nhan ngay 20 t}}éng 8 nam 2025
Chinh stra ngay 7 thang 5 nam 2026; Chap nhan dang ngay 01 thang 10 nam 2026

Tém tit: D6 thi hoa lam gia dat trong lta bién dong nhanh, kéo theo rti ro dinh gia thiéu chinh xac
trong boi thuong, chuyén muyc dich sir dung va quan Iy dat bén vitng. Nghién ciru nay so sanh mo
hinh Hedonic (OLS) va md hinh Durbin khong gian (SDM) trong dinh gia dat 1ua tai xa Thiy Thanh
(thanh ph6 Hué) duya trén khao sat 454 thira dat. Két qua mé hinh Hedonic (R? hiéu chinh = 0,796)
cho thay cac yéu t6 anh huong dang ké gdm: thong tin dy 4n (muc anh huéng manh nhat), chinh
sach bdi thuong ciia doanh nghiép, d6 phi nhiéu va nang suét. Trong khi d6, mé hinh SDM (Pseudo
R? = 0,8667) cho théy ngoai tac dong clia cac yéu td tai thira dat, con ton tai anh hudng lan toa tir
khu vuc 1an can, khing dinh vai tro cua tu twong quan khong gian trong dinh gid tai vang do thi hoa.
Nhin chung, m6 hinh SDM cho két qua phui hop hon khi can phan anh cac tac dong khong gian, qua do
cung cip co sé khoa hoc dé cai thién cong tac dinh gia dt lua theo hudng khoa hoc va cong bang.

Twr khoa: Hedonic, SDM, dinh gia, dat trong Iua, @6 thi hoa.

1. M& dau

Dat trong 1aa 1 ngudn tai nguyén thiét yéu,
dong vai trd then chdt trong dam bao an ninh
lwong thuc va thuc ddy phat trién kinh té nong
nghiép tai Viét Nam. Tuy nhién, dién tich dat
trong la c6 xu hudng giam dang ké, tir 7,7 triéu
ha nam 2012 xudng con khoang 7,1 triéu ha nim
2022, va du bao chi con 6 triéu ha vao nam 2030
do chuyén dbi sang ciy lau nim, nudi trong thiy
san, phét trién do thi va cong nghiép [1]. Do do,
viéc dinh gia dat trong lta chinh xac tré thanh yéu
cau cap thiét dé phan 4nh gié trj dat va hd tro quan
Iy tai nguyén hiéu qua trong bdi canh chuyén d6i
muc dich sir dung dat ngay cang gia ting [2].

Trong bbi canh d6 thi hoa dang dién ra manh
mé sau khi thanh phé Hué 1én thanh phd truc
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thudc Trung wong, xa Thuy Thanh 1a mét khu
vuc dién hinh noi c¢6 gia dat trong laa dang thay
d6i nhanh chong do ap luc do6 thi hoa. Trong
nghién ctu nay, ‘chuyén d6i muc dich sir dung
dat’ duoc hiéu 1a qud trinh thay d6i muc dich sir
dung dat (vi du tir dat trong lGa sang dat o/dat
thuong mai — dich vu/dat giao thong) theo quy
hoach va nhu ciu phat trién db thi, qua trinh nay
thuong 1am gia ting gia tri ky vong cia dat va
tao bién dong gia manh tai khu vuc ven dé [3].
Hién nay, dat trong lua tai dia phuong chiém
545,14 ha, tuong duong 63,14% téng dién tich
tu nhién, dong vai tro quan trong trong san xuat
ndng nghiép [4]. Tuy nhién, theo quy hoach su
dung dat dén nim 2030, khoang 179 ha dét lta
s& dugc chuyén doi sang muc dich phi nong
nghiép. Thuec tién cling cho thdy & Viét Nam ton
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tai hién tugng chénh 1éch gitra gia d4t theo co ché
hanh chinh/bdi thudong va gia giao dich thi
truong ‘hai mic gia’, dé phat sinh bt dong khi
thu hdi dét va lam ndi bat vai trd ciia cac phuong
phap dinh gia tiém cén thi truong [5, 6]. Qua
trinh nay dat ra thach thuc trong viéc sir dung
mot phuong phdp dinh gia hién dai dé co thé
phan anh day du cac yeu t6 anh huong dén gia
dat trong lua trong thyc tién,

Trén thé gidi, dinh gia dat va bt dong san da
dugc nghién ctru sau rong véi myc ti€u phan anh
sat gia tri thi truong va ho tro ra quyét dinh trong
quan ly dat dai. Cac hudng tiép can thuong gip
gom phuong phap so sanh thi trudng, mé hinh
héi quy Hedonic, cac mé hinh kinh te luong
khong gian (spatial econometrics), va gan day 1a
cac phuong phap hoc may nhu Random Forest
hay Gradient Boosting [7-10]. Trong d6, mo
hinh Hedonic duoc sitr dung phd bién nhd kha
nang lugng hda dong gop cua cac thude tinh thira
dét (vi tri, ha tAng, méi truong, diéu kién kinh té
— x4 hdi,...) vao gia tri dt, ddng thoi duge danh
gia cao nho tinh don gian, dé st dung va kha
nang 4ap dung linh hoat v6i nhiéu loai dit liéu,
cung cap nén tang dang tin cy dé udc tinh gia
trj dat nong nghiép [11]. Tuy nhién, cac nghién
ctru ciing cho thay dit liéu gia dit thuong ton tai
tu tuong quan khong gian hodc hiéu tng lan can,
khién gia dinh doc lap giita cac quan sat trong
hoéi quy truyén théng co thé bi vi pham va lam
giam do tin cay cua udc lugng. Do dd, cac md
hinh kinh té lugng khong gian nhu Spatial Lag
Model (SLM), Spatial Error Model (SEM) va
Spatial Durbin Model (SDM) dugc phat trién dé
mo hinh héa ciu trac phu thudc khong gian, cho
phép xem xét dong thoi tac dong tai chd va tac
dong tir khu vyc 1an can (hiéu tng lan toa) trong
qua trinh dinh gia [12].

Tai Viét Nam, nghién ciru dinh gia dat nhin
chung tap trung vao viéc nhén dién va luong hoa
cac yéu to anh huong dén gia dat thong qua
phuong phap so sanh va md hinh Hedonic, véi
cac bién giai thich thuong lién quan den vi tri,
khoéang cach dén trung tam, tiép can ha tang giao
thong, quy hoach va ky vong chuyén d6i muc
dich st dung dét, dac biét ¢ cac khu vuc ven do
va ving d6 thi hoa nhanh. Tuy vay, viéc 10ng

ghép yéu t6 khong gian vao mé hinh dinh gia van
chua duogce thye hién mot cach phd bién trong cac
nghién ctru trong nuéc, trong khi thyc tién thi
truong cho thdy gia dét c6 thé chiu anh hudng
dang ké tir cac khu vuc 1an can va hinh thanh cac
cum gia theo khong gian. Dic biét, ddi voi dat
tréng lua tai cac dia ban chiu tic dong manh cua
d6 thi hoa va chuyén dbi myc dich sir dung dat
nhu tai khu vyc ven d6 cua thanh phd Hué, cac
nghién ctru so sanh c6 hé théng gitra mé hinh
Hedonic va cdc md hinh kinh t& luong khong
gian nhu SDM van con han ché

Trén co sé khoang trong nghién ciru néu
trén, nghién ctru nay duoc thuc hién nhim so
sanh hi€u qua ctia mo6 hinh Hedonic va mé hinh
SDM trong dinh gia dat trong lua tai xd Thuy
Thanh — khu vuc chiu tac dong manh ctia d6 thi
hoa thudc thanh phd Hué. Cu thé, nghién ciru tap
trung: i) Xac dinh cac nhém yéu t6 chinh anh
huéng dén ety dat trong lta va mic do tac dong
clia ting yéu td trong timg mo hinh; ii) Kiém tra
va 1am rd vai tro cua céc tac dong khong gian dbi
v6i két qua dinh gia. Két qua nghién ctru ky vong
gop phan cung cap tinh thyc tién, tinh phu hop
va didu kién ap dung ctia tirng cach tlep can trong
bbi canh chuyén d6i muyc dich st dung dét dién
ra nhanh, tir d6 hd trg tham khao cho viéc hoan
thién phuong phap dinh gia dat trong lua va cung
cép co so khoa hoc cho cong tac quan ly dat dai
theo hudng bén viing.

2. Khu vue nghién ciru va dir liéu
2.1. Khu vuc nghién cuu

Xa Thuy Thanh thudc thi xa Huong Thuy
(trude 01/07/2025), thanh phd Hué, nam ¢ khu
vuc ven d6 phia Bong Nam cua trung tam thanh
phé. Khu vuc nay c6 vi tri t1ep giap vdi cac truc
giao thong quan trong va nam trong vung chiu
tac dong manh cua qua trinh mo rong khéng gian
d6 thi cua thanh pho Hué trong nhimg nam gan
day. Su phét trién cia hé thong ha ting giao
thong, cac khu d6 thi mai va cac du an phat trién
kinh té — xa hoi da 1am thay doi déang ké céu trac
sir dung dat va tao ap luc chuyén d6i myc dich
sit dung dit noéng nghiép sang dat phi nong
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nghiép. Theo s6 liéu théng ké cua dia phuong,
dién tich dt trong lua tai xd Thity Thanh khoang
545 ha, chiém 63,14% téng dién tich tu nhién,
dong vai tro quan trong trong hoat dong san xuat
nong nghiép va sinh ké cta ngudi dan. Tuy
nhién, theo quy hoach sir dung dit dén nim
2030, khoang 179 ha dat laa du kién s& duoc
chuyen doi sang cac muc dich phi nong nghiép
nhu dit ¢, dat giao thong va dét dich vu nhim
phuc vu qua trinh do6 thi hoa va phat trién ha tﬁng
ctia thanh phd Hué. Sy thay d6i nay khién khu
vuc tré thanh mot ving chuyén tiép dién hinh
giita nong thon va do thi, noi gia tri dat nong
nghiép c6 xu hudng bién dong manh do ky vong
v€ kha nang chuyén dbi muc dich st dung dat.
Trong bdi canh do, gia dat tréng lua tai Thuy
Thanh c6 sy phan hoa dang ké theo vi tri va mirc
d6 tac dong cua cac du an phat trién. Két qua
khao sat 454 thira dét trong nghién ctru cho thy
gi4 dat trdng lua trung binh dao déng khoang
230.000 VND/m?, v&i do léch chuin khoang
27.000 VND/m?, phan anh sy bién dong dang ké
gitra cac khu vyc trong xd. Nhiing thira d4t ndm
gén céac tuyén giao thong chinh hodc khu vuc ¢6
thong tin quy hoach, du an phat trién thuong co
mirc gia cao hon do ky vong vé kha ning chuyén
d6i muc dich str dung dat trong tuong lai. Nguoc
lai, cac khu vuc san xuét thuan néng, xa truc giao
thong hodc it chiu tac dong cua cac du an phat
trién thuong co6 mirc gia thap hon va chu yéu
phan anh gia tri san xuit nong nghiép. Nhin
chung, xa Thuy Thanh 1a mét khu vuc dién hinh
cho sur chuyén d6i khong gian nong nghiép trong
qué trinh d6 thi hoa ciia thanh phd Hué, noi gia
dat trong laa khong chi phy thudc vao cac dic
diém tu nhién va san xuat nong nghiép ma con
chiu anh huéng manh tir yéu t6 quy hoach, thong
tin du an va ky vong phat trién d6 thi. Chinh dic
diém nay khién khu vuc tré thanh dia ban phu
hop dé nghién ciru cac mo hinh dinh gia dét co
xét dén yéu té khong gian va tac dong lan toa
giita cac thura dat.
2.2. Quy trinh nghién cuu

Nghién ctru dugc thuc hién thong qua 5 bude

chinh nhu sau:
Budc 1: Thu thap dir li€u khao sat thyuc dia.

Nhom tac gia tién hanh phéng vén truc tiép
va thu thap dir liéu tir 454 thira dat trong lua tai
x@ Thuy Thanh. Thong tin thu thap bao gbm gia
dat trong lha (VND/m?) va cic yéu t6 anh hudng
nhu: thong tin du an, chinh sach bdi thuong (Nha
nu6c/doanh nghiép), do phi nhiéu, nang suat,
dién tich, ha tang noi dong, khoang cich dén
dudng giao thong va hé théng tudi tiéu. Pau ra
ctia bude nay 13 bo dir liéu tho gdm 454 quan sat.

Budc 2: Lam sach di liéu va xay dung bién.

Dit liéu tho dugc kiém tra tinh day du, loai
b6 cac phiéu thiéu thong tin hodc co gia tri bat
thuong; chuan héa don vi do luong (dic biét 1a
gia dat theo VND/m?). Céc bién dinh tinh duoc
mi hoa (vi du bién gia 0/1 d6i vé6i “co/khong”
thong tin du an), cac bién dinh luong duogc kiém
tra phan bd va chuin héa dinh dang. PAu ra cta
budc nay 1a bo dir liéu hoan chinh, sin sang cho
hoi quy va phan tich khong gian.

Budce 3: Xay dung mé hinh Hedonic

M6 hinh Hedonic duoc xay dung dé xac dinh
cac yéu t6 anh huong dén gia dit trong lua theo
co ché “gia 1a ham cua cac thudc tinh”. Mc do
phu hop ctia mé hinh dugc danh gia thong qua
R2 hiéu chinh va kiém dinh F; y nghia cta ting
bién duoc kiém dinh br:Tlng t-test. Déng thot, hién
tuong da cong tuyén duoc kiém tra bang VIF dé
dam bao tinh 6n dinh cta wdc luong. Pau ra 1a két
qua hoi quy mo hinh Hedonic (hé s, Beta, Sig.,
VIF) lam co s& so sanh v6i mo hinh khong gian.

Budce 4: Xay dung mo6 hinh SDM

Nghién ctru xdy dung ma tran trong s6 khong
gian W dua trén quan hé lan cén gilta cac thira
dat (theo céach tiép can khong gian cua nghién
clru) va chuan hoa ma tran dé dién giai cac blen
tré khong gian nhu gia trj trung binh c6 trong s6
cua khu vuc lan can. Trén co s& d6, mo hinh
SDM duoc uwéc luong biang Maximum
Likelihood, nham lugng héa dong thoi (i) phu
thugc khong gian cia gia dat théng qua W; va ii)
tac dong cua cac yéu td lan cén thong qua W. Sy
ton tai va vai tro cia yéu to khong gian dugc
kiém dinh dya trén y nghia thong ké cia cac
tham sb khong gian (dic biét 1a hé s6 cua bién
tré khong gian) va cac kiém dinh tu twong quan
khong gian. Sau khi udc lugng, nghién ciru tinh
toan tac dong truc tiép, tac dong gian tiép va tong
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tac dong dé dién giai co ché lan téa/canh tranh
theo khong gian. Pau ra 1a két qua SDM va bang
tac dong (truc tiép/gian tiép/tdng tac dong).

Budc 5: So sanh md hinh Hedonic va SDM
va dé xuét cong thirc dinh gia.

Két qua tir mo hinh Hedonic va SDM duoc
d6i chiéu nham danh gia mirc d6 khac biét trong
nhan dién yéu t6 anh hudéng va vai trd ctia khong

gian dbi voi gia dat. Trén co sé két qua SDM,
nghién ctru dé xut cong thirc dinh gia dat trong
laa phu hop véi didu kién xa Thay Thanh, vira
phan anh yéu té thudc tinh thira dat vira xem xét
anh hudng 1an can, hd trg tham khao cho quén 1y
va dinh gia dit trong bdi canh d6 thi hoa. Pau ra
1a két luan so sanh mo hinh va cong thirc dinh gia
dé xuét.

Budc 1: Thu thap dir liéu
khao sat thuc dia.

Budc 2: Lam sach dir liéu
va xay dung bién.

Budc 3: Xay dung mo hinh
Hedonic.

\4

Budce 5: So sanh md hinh Hedonic va SDM,
de xuat cong thirc dinh gia.

Budc 4: Xay dung m6 hinh
SDM.

Hinh 1. Quy trinh nghién ctru.

2.3. Thu thdp s6 liéu

Sé lugng mau thu thap dugc tinh toan theo
cong thirc Slovin ndm 1960 nhu sau:

N

14N x g2

n = tong s6 miu can diéu tra; N = kich thudc
mau tong thé; & = sai s6 cho phép (%) [13].

Theo cong thuc Slovin nam 1960, vai 1.005
ho dan trong lGa trén x4 Thity Thanh. Véi mirc
sai sO cho phép & = 4% thi tong sb phiéu diéu tra
can thiét 12 386 phiéu. Tur thuc té d6, nhom tac
gia da thu thap thong qua phong van truc tiép 454
chu dat trong I0a tai xa Thity Thanh, dap Gmg do
tin cdy. Cac ho duoc lya chon theo phuong phap
chon mau cé chi dich két hop phan bé khong
gian nham dam bao cac thira dét trong lta duoc
khao sat phan bd tuong d6i dong déu trong pham
vi x3 Thuy Thanh. Cy thé, cac thira dat (Hinh 2)
duoc lva chon tai nhiéu khu vuc khac nhau nham
phén anh sy khac biét vé vi tri, diéu kién san xuét
va muc do tic dong ctiia qua trinh d6 thi hoa.
Tong cong 454 thira dat trong lta da dugc thu
thap thong tin, tao thanh bd dir liéu dai dién cho
dic diém st dung dat nong nghiép tai khu vuc
nghién ctru.

n

Bang cau hoi co cAu trac duge thiét ké dua
trén cac nghién ctru cia S. Rosen (1974) [14] va
J. E. Reynolds, D. L. Tower (1978) [15] va cac
van ban luat vé& dinh gia dit nhu Luat Dét dai
nam 2024 [16], nghi dinh 71/2024 ND-CP Quy
dinh vé gia dat [17], v6i sy tu véAn tir cac chuyén
gia tai S6 Nong nghi€p va Moéi truong, Phong
Noéng nghiép va Moi truong thi xa Hrong Thy,
Cong ty tham dinh gia va can bd UBND xi Thay
Thanh. Phiéu diéu tra ghi nhan thong tin vé gia
dat trong lta va cac yéu to anh huong, bao gom
dién tich, thong tin du an, chinh sach boi thuong
Nha nuée, chinh sach bdi thuong doanh nghiép,
khoang cach dén duong giao thong chinh va hé
thong tudi tiéu, d6 phi nhiéu, nang suit, va ha
tang noi dong.

Trong d6, cac bién thong tin du an va chinh
sach boi thuong dugc ma hoa dudi dang bién gia;
cac bién nang suét, d6 phi nhiéu va khoang cach
duogc thu thap dudi dang dinh luong; gia dat
trong lta dugc ghi nhan theo don vi VND/m? dua
trén céac giao dich thyuc té va thong tin phong van
tir cac cha dét va ngudi ¢ nhu cdu mua ban. Cac
phiéu thiéu thong tin hodc c6 dau hiéu sai 1éch
dugc loai bo, dong thoi dit liéu duoc ddi chiéu
v6i ¥ kién chuyén gia va thong tin thi trudng dia
phuong truéce khi dua vao phan tich.
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2.4. Xir Iy 56 liéu va mé hinh
2.4.1. M6 hinh Hedonic

Mo hinh Hedonic tuyén tinh duoc xay dung
dé xac dinh gia dit trong lua, dya trén 1y thuyét
cia S. Rosen 1974 vé gia tri tai san chiu anh
huéng tir cac yéu td ndi tai va ngoai canh.
Phuong trinh héi quy c6 dang:

P = B0 + B1*A + B2*B + B3*C + B4*D +
BS*E + BO*F + B7*G + B8*H + B9*] + ¢

Trong do:

P: gia dat (ddng/m>);

A: dién tich (m?);

B: thong tin dy 4n (nhi phan: 1 néu cé, 0
néu khong);

C: chinh sach bdi thuong cua Nha nudc
(nhj phan);

D: chinh sach bdi thuong ciia doanh nghiép
(nhj phan);

E: khoang cach dén truc dudng chinh (m);

F: khoang cach dén hé thdng tudi tiéu (m);

G: d6 phi nhiéu (nhi phan: 1 néu cao, 0
néu thap);

H: nang suét (kg/ha);

I: ha tang ndi dong (nhi phan:1 néu bé tong
hoa, 0 néu duong dat);

B: hé s6 hdi quy;

&: sai so.

Viéc lua chon céc bién gidi thich trong mo
hinh Hedonic duge thuc hién dua trén su két hop
giita co s¢ 1y thuyét va diéu kién thyc tién tai khu
vuc nghién ctru. Cu thé, cac nhom yéu td duoc
ké thira tir cac nghién ciru dinh gia dét trudc day,
bao gém nhom yéu td vi tri, ha tﬁng, diéu kién tu
nhién va yéu t6 thé ché — quy hoach, déng thoi
dugc diéu chinh dé phu hop voi bdi canh dat
trong lGa tai xa Thiry Thanh. Y kién chuyén gia
tir cac co quan quan ly dét dai va nong nghiép dia
phuong duoc sir dung nham sang loc cac bién co
nghia thyc tién, dam bao tinh kha thi trong thu thap
dit liéu va phan anh dang dic diém dia phuong.

Quy trinh lgoc bién duoc thuc hién theo cac
bude: i) Tong hop danh sach bién tiém ning tir
tai liéu nghién ctru va khao sat thuc dia; ii) Kiém
tra mbi quan hé giira bién phu thudc va cac bién
doc lap thong qua phan tich twong quan; iii) Loai
b6 cac bién co mirc do twong quan thap hoic

khong c6 y nghia thong ké; va iv) Klern tra hién
tuong da cong tuyén thong qua hé s VIF de dam
bao tinh 6n dinh ctia mo hinh. Cac bién cubi ciing
dugc dua vao mo hinh 13 nhing bién vira ¢ co
s& 1y thuyét, vira dat yéu cau thong ké.

Phan tich hdi quy dugc thyc hién bang phan
mém SPSS 26.0, bao gdm uwéc lugng mé hinh,
kiém dinh y nghia ctia cac hé sb va danh gia mirc
d6 phu hop ctia mo6 hinh thong qua céc chi tiéu
thong ké thong dung.

2.4.2. M6 hinh SDM

Dé khic phuc han ché ciia mo hinh Hedonic
trong vi€c bo qua tuong tac khong gian, nghién
ctru ap dung md hinh SDM theo phuong phap
ude lugng cyc dai (Maximum Likelihood) [18].
Trong phan tich SDM, céc tac dong truc tiép,
gian tiép va tong hop dugc tinh toan theo cach
tiép can cia J. P. LeSage, R. K. Pace nam 2009
[19] theo cong thirc sau:

Y =pWY + XB + WX*0 +¢

Trong do:

Y: gi4 dit trdng lua (ddng/m>);

W*Y: bién phu thudc c6 do tré khong gian,
biéu thi gia dét trung binh cua cac thira dat lan
can, tinh bang ma tran trong $6 khong gian W;

X: ma tran céc bién doc 1ap (A, B, C, D, E,
F, G, H, I, nhu m6 hinh Hedonic);

W*X: ma trn céc bién doc lap c6 do tré
khong gian, biéu thi tic dong cta cac yéu to tir
khu vuc lan can;

p: hé sb do tré khong gian, do ludng mtrc do
anh huong cia gia dat 1an can;

B: vector hé s hdi quy cho tac dong truc tiép
ctia céc bién doc 1ap X;

0: vector hé s6 hdi quy cho tac dong gian tiép
ctia céc bién doc 1ap W*X;

&: sai sO.

Ma tran trong s6 khong gian (W) duogc xay
dung dua trén khoang cach dia ly gitra cac thira
dat, st dung phuong phép lang giéng gan nhat
(k-nearest neighbors) [20]. M6 hinh SDM cho
phép danh gia ca tac dong truc tiép (tir cac bién
tai thira dat) va gian tiép (tir cac thira dat 1an cén).
Phén tich duoc thyc hién bang ngdn ngit Python
trén nén tang ColabGoogle [21], v6i cac thong s6
nhu Pseudo R-squared [22] va kiém tra Moran's
[23] dé danh gia ty twong quan khong gian.
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Hinh 2. So dd vi tri cac thira d4t da thu thap tai xa Thuy Thanh, thanh phd Hué.

3. Két qué nghién ciru va thio luin
3.1. Két qua mé hinh Hedonic

Mo hinh héi quy tuyén tinh Hedonic dugc
wdc luong dé xac dinh cac yéu té anh hudng dén
gia dt trong lua tai xa Thiy Thanh, sir dung mau
gbém 454 quan sat. Cac thong sd chinh ciia mo
hinh nhu sau: R-squared: 0,798; Adjusted R-
squared: 0,796 (R? hiéu chinh); F-statistic:
445,123 (sig = 0,000); Giéa tri Durbin—Watson &
mirc 0,948 cho thay c6 kha ning ton tai tu twong
quan trong dir liéu, day cting 1a mot trong nhing
CO SO de nghién ciru tiép tuc xem xét cac mo hinh
kinh té lwong khong gian nhu SDM.; S6 quan sat
(N): 454. Két qua hdi quy cho thdy mé hinh
Hedonic gidi thich dugc 79,6% su thay doi cua
gia dat trong lGa, voi R?hiéu chinh 12 0,796. Két
qua hoéi quy duoc trinh bay trong Bang 1, bao
gbém hé sd (B), hé sé chuan hoa (Beta), sai s6
chun, gia tri t (t-value), xac suat ¥ nghia thong
ké (Sig.) va h¢ s6 phong dai phuong sai (VIF)

v6i 4 yéu td c6 y nghia théng ké bao gdbm: Thong
tin du 4n; Chinh sach boi thuong cua doanh
nghiép; D6 phi nhiéu; Nang Suét.

Ket qua hoi quy tir Bang 1 cho thay bon yéu
t6 gdm: thong tin dy 4n, chinh sach boi thuong
cua doanh nghiép, d6 phi nhiéu va nang suét déu
¢6 y nghia thong ké trong viéc giai thich bién
dong gia dat trong lta (Sig. < 0,05). Cac gié tri
VIF déu nho hon 3 cho thay khong ton tai hién
tugng da cong tuyén nghiém trong giita cac bién
doc lap, dam bao do tin cdy cia cac udc lugng
trong mo hinh. Hé s chuan hoa (Beta) cho thay
mic d6 anh huong twong dbi cua timg bién,
trong d6 thong tin dy an c6 tac dong manh nhit,
tiép theo 1a chinh sach bdi thuong cua doanh
nghiép, trong khi d6 phi nhiéu va ning suat co
murc anh hudng thip hon. Két qua nay cho thiy
cac yéu td gan v6i qué trinh d6 thi hoa va chinh
sach phat trién c¢6 vai tro 16n hon so véi cac dic
diém san xuat nong nghiép trong viéc hinh thanh
gia dat tai khu vure nghién ciru.
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Bang 1. Két qua mo hinh Hedonic

Hé sb Sai s0
Yéu td Hé s6 (B) chuén héa | chuan (Std. t-value Sig. VIF
(Beta) Error)
Hing s6 175.551,72 8162,16 21,51 0,000 -
Thong tin dy én 38.872,15 0,71 1424,012 27,30 0,000 1,51
Chinh sich boi thuong cia | 4 39 43 0.22 1680,56 8.57 0.000 | 1.49
doanh nghiép
D6 phi nhiéu 5.856,73 0,11 1601,55 3,66 0,000 1,85
Ning suit 443,05 0,10 133,32 3,32 0,001 1,84
Chu thich: Gia tri Sig < 0,05 cho biét bién ¢ y nghia thong ké & muc 5%.

Gi4 tri hang s6 ciia mé hinh cho thiy mirc gia
dat trdng lua co ban tai khu vuc nghién ctru vao
khoang 175.551 VND/m2, khi chua xét dén tac
dong cua cac yéu té giai thich trong mé hinh.
Trong s6 cac bién doc 1ap, thong tin du an cd hé
s6 16m nhét, cho théy su xuét hién cta céc du an
phat trién co thé lam ting dang ké gia dat trong
laa. Piéu nay phan anh ky vong cua ngudi st
dung dat vé kha ning gia ting gia trj dat hodc
chuyén d6i muc dich str dung dit trong twong lai.
Két qua nay phu hop v6i nhidu nghién ctru vé mé
hinh Hedonic, trong d6 cac yéu t& quy hoach va
phat trién ha tAng thudong déng vai trd quan trong
trong viéc hinh thanh gia dét tai cac khu vuc ven
d6 [24]. Tai Viét Nam, cac nghién curu tai Ha
Nbi, Thanh phé H6 Chi Minh va Quang Ninh
cling ghi nhén anh huong manh cua cac yéu tb
quy hoach va du 4n phat trién d6i véi gia dat so
v6i cac dic diém noi tai clia dat nong nghiép [25-
27]. Bén canh d6, chinh sach boi thuong cua
doanh nghiép ciing c¢6 tac dong tich cuc dén gia
dat trong lta. Két qua nay cho thay vai tro cua
khu vuc tu nhan trong viéc hinh thanh ky vong
gia dat, dic biét tai cac khu vye c6 hoat dong thu
hoi dat va trién khai u an. Piéu nay tuong dong
v6i cac nghién ctru cho rang mirc bdi thuong va
cac cam két tir doanh nghiép co thé anh hudng
dang ké dén gia dat va quyét dinh ciia ngudi sir
dung dat trong qua trinh do thi hoa [28].

Dbi véi cac yéu t6 noi tai cua dat, do phi
nhiéu va ning suat déu cé tac dong duong dén
gia dat trong lua, mac di mie d6 anh hudng nho
hon so vé&i cac yéu tb ngoai canh. Pidu nay cho
thdy chat lugng dit va kha ning san xuit van
dong vai tro nhat dinh trong viéc hinh thanh gia

trj dit néng nghiép. Két qué nay phu hop vdi cac
nghlen ctu ve thi trudng dat nong nghlep, trong
do diéu kién tw nhién va nang suét san xuat duoc
xem 1a nén tang cua gia tri dat [29-31]. Tuy
nhién, trong bdi canh do thi hoa tai khu vuc
nghién ctru, cac yéu t6 san xuat nong nghiép nhu
d6 phi nhiéu va niang suit chi dong vai trd hd tro
trong viéc hinh thanh gia tri dat, trong khi cac
yéu t6 lién quan dén quy hoach va phat trién du
an ¢6 anh hudng ro rét hon

Nhin chung, két qua ctia md hinh Hedonic
cho thiy gia dit trong lta tai x@ Thuy Thanh chiu
anh huong ddng thoi cta ca yeu tb noi tai va yéu
tb ngoai canh, trong d6 cac yéu tb gan voi qua
trinh d6 thi hoa va thé ché dong vai tro chi phéi.
Tuy nhién, m6 hinh Hedonic chua xem xét dugc
méi quan hé phu thudc gitra cac thira dat 1an can
trong khong gian. Han ché nay 13 co s¢ dé nghién
ctru tlep tuc 4p dung mo hinh SDM nham xem
xét ddy du hon vai tro cua cac tac dong khong
gian trong qua trinh dinh gia dat trong la.

3.2. Két qud mé hinh SDM

Mo hinh SDM duoc wéc lugng bang phuong
phap Maximum Likelihood [32] véi mau gom
454 quan sat tr x4 Thay Thanh. M6 hinh bao
gom 18 bién, gdm cac bién tac dong truc tiép va
cac bién c6 do tré khong gian. Két qua md hinh
¢6 cac thong sé nhu sau: Pseudo R-squared:
0,8667; Spatial Pseudo R-squared: 0,8316 (R?
hiéu chinh) cho thdy mé hinh giai thich duoc
khoang 83,16% bién thién gia dat trong laa. Log
likelihood: -4836,4706, véi tiéu chuin thong tin
Akaike (AIC) 1a 9708,941 va tiéu chuan
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Schwarz (BIC) 1a 9783,067, cung cip thudc do
do phu hop ciia md hinh. Sigma-square ML:
98.983.816,5370, v&i sai s6 chuan ciia hdi quy 1a
9949,0611, phan anh mirc d6 bién thién con lai
trong gi4 dat. Gia dat trung binh cua cac bién phu
thudc 1a 229.766,5198 VND/m?, voi do 1éch
chuén 27.274,7144 VND/m?, cho thay sy bién
dong dang ké trong gia dat trong lua.

Hé s6 Pseudo R-squared cao va bién do tré
khong gian cua gia dat (W _price) c6 ¥ nghia
thong ké cao xac nhan sy ton tai cua tu tuong
quan khéng gian, chimg minh ring mé hinh
SDM phu hop hon so véi mo hinh khong gian
nhu Hedonic.

Bang 2. Két qua hdi quy mé hinh SDM

Yéu to Hé sb Sai s6 chuin t-value Sig.

Hing s6 76777,28 11918,61 6,44 0,00000
Thong tindw dn 31596,91 1811,88 17,44 0,00000
Chinh sich h6 trg boi 12959.47 1469,39 8.82 0.00000
thuong ciia doanh nghiép

Ning suit 732,18 192,57 3,80 0,00014
W Thong tin dy 4n -15605,50 3103,45 -5,03 0,00000
W _ D¢ phi nhidu 7404,20 3038,43 2,44 0,01482
W Ning suit -498,15 230,18 2,16 0,03045
W Gia 0,53 0,05 11,04 0,00000
Chu thich: Gi4 tri Sig < 0,05 cho biét bién c6 ¥ nghia thong ké & mirc 5%.

S liéu Bang 2 cho thiy, ket qua udc lugng
mo hinh SDM cho thdy mét sb bién ¢ ¥ nghia
thong ké trong viéc giai thich bién dong gia dat
trdng lua tai xa Thuy Thanh (Sig. <0,05). So voi
mé hinh Hedonic, cac yéu t6 con giit du:oc y
nghia thong ké trong mo hinh SDM bao gdm
thong tin du an, chinh sach boi thudng ctia doanh
nghiép va ning suat. Trong d6, thong tin du an
c6 tac dong manh nhat, voi hé sb khoang 31.596
VND/m?, cho théy su xuat hién cta cic du 4n
phat trién co6 thé lam gia tang dang ké gia tri dat
trong lta do ky vong chuyén d6i muc dich sir
dung dit trong twong lai. Bén canh d¢, chinh
sach boi thudng cia doanh nghiép ciing co tac
dong tich cuc dén gia dat, véi mic ting khoang
12.959 VND/m?, phan anh vai tro ctia cac co ché
bdi thudng trong viée hinh thanh ky vong gia dat
tai cac khu vuc c6 hoat dong thu hoi dat.

Dbi véi yéu td san xudt ndng nghiép, ning
sudt co tac dong duong nhung ¢ muire d nho hon
so voi cac yéu t6 lién quan dén d6 thi hoa, voi hé
s6 khoang 732 VND/m? cho mdi don vi ting
ning suat. Két qua nay cho thay trong bdi canh
khu vuc nghién ctru dang chiu tac ddng manh cia
qué trinh d6 thi hoa, cac yéu t6 lién quan dén quy

hoach va phat trién ha tAng ¢6 anh hudng 16n hon
so Vi cac dac dlem san xudt nong nghiép thuan
tay. Ngoai cac yeu tb truc tiép, md hinh SDM
con cho thiy su ton tai cua cac bién tré khong
gian, phan 4nh méi quan hé phu thudc gitta cac
thira dat 1an can. Hé s cta bién tré khong gian
clia gia dat (W_Gia = 0,534) cho thay khi gia dat
tai cac thira dat 1an can tang 1.000 VND/m? thi
gia dat cia thira dat cuc bo c6 xu hudng ting
khoang 534 VND/m?, khang dinh sy ton tai cua
tu twong quan khong gian trong dir liéu. Diéu nay
cho thay gia dt trong laa tai mot thira khong chi
phu thudc vao céac dac diém noi tai ma con chiu
anh huong tir gia tri dat ciia khu vuc xung quanh.
Dbi véi cac bién tré khong gian khac, dau cia hé
sO phan anh su ton tai dong thoi ciia hiéu tmg lan
tda va hi€u ung canh tranh khong gian. Cu thé,
d6 phi nhiéu cua cac thua dét 14n cén co tac dong
duong dén gia dit cuc bo, cho thdy cac khu vuc
c¢6 diéu kién dat dai thuan loi thuong hinh thanh
cac cum san xuat ‘ndng nghiép co gia tri dat cao.
Nguoc lai, cac yéu t6 nhu thong tin dy 4n hodc
nang suat & khu vuc 1an can c6 thé tao ra hiéu
Gng canh tranh khong gian, lam giam loi thé
tuong ddi cta timg thira dat riéng 1é.
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Hinh 3. Ban db phan viing gi4 dét theo mo hinh SDM.

Két qua ban dd ndi suy tir md hinh SDM cho
thiy gia dét trong laa du bao c6 sy phan hoa
khong gian kha rd. Cac khu vuc ¢6 gia tri cao,
dao dong khoang 250.000-270.000 ddéng/m2, tap
trung chu yéu ¢ dai trung tam — phia Nam vaTay
Nam, noi tap trung nhiéu du an dang va sap trién
khai. Nguoc lai, cac khu vue c6 gia tri thap hon,
khoang 190.000-210.000 doéng/m?, phan b
nhiéu ¢ phia Bic, Pong Bic va phan Pong Nam
cua khu vuc. Vung trung gian c6 gié tri khoang

220.000—240.000 ddng/m? xuét hién xen k& giita
c4c vung gia cao va thap, cho thdy su chuyén tiép
khong gian twong ddi lién tuc. Nhin chung, mé
hinh SDM phan anh duoc xu hudng tap trung gia
d4t cao theo cum khong gian, ddng thoi cho thay
tac dong lan toéa gitra cac khu vuc lan can, phu
hop v6i dic diém cua mé hinh khong gian khi
gia dat tai mot vi tri khong chi chiu anh hudng
boi cac yéu t6 ndi tai ma con chiu tac dong tir cac
vi tri xung quanh.

Bang 3. Két qua tac dong ctia md hinh SDM

Yéu to Tryc tiép Gian tiép Téng
Thoéng tin dy 4n 31596,91 36200,34 67797,26
Chinh sach h tro bdi thuong cua doanh nghiép 12959,47 14847,57 27807,04
Ning suit 732,18 838,85 1571,03
W_ Théng tin dy 4n -15605,50 -17879,00 -33484,50
W_ D6 phi nhiéu 7404,20 8482,93 15887,13
W_ Ning suit 498,15 -570,72 -1068,87

Trong m6 hinh SDM, tac dong cua cac bién
duoc phén tach thanh tac dong truc tiép, tac dong
gian tlep va tong tac dong. Trong dé, tac dong
truc tiép phan anh anh hudng cta bién giai thich
1én gia dat tai chinh thira dat do; tac dong gian
tiép thé hién hiéu g lan toa tir cac thira dét 1an

cén thong qua ma tran trong s6 khong gian (W);
con tong tac dong 1a két qua tong hop cua hai
dang anh hudng nay.

Két qua phan tich tai Bang 3 cho thdy thong
tin du 4n 1a yéu t6 c6 anh hudng manh nhat dén
gia dat trong laa tai khu vuc nghién ciu. Tong
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tac dong cua bién nay dat khoang 67.797
VND/m?, trong d6 tac dong gian tiép tir cac thira
d4t 1an can tham chi 1én hon tac dong truc tiép.
Diéu nay cho thay khi xuét hién cac dy an phat
trién trong khu vuc, ky vong vé kha nang chuyén
ddi muc dich su dung dét va su gia tang gia tri
d4t khong chi tac dong dén ting thira dat riéng 16
ma con lan téa dén cac khu vuc xung quanh.
Tuong tw, chinh sach hd tro bdi thuong cua
doanh nghiép ciing c¢6 tac dong tich cuc dén gia
dat voi tong anh hudng khoang 27.807 VND/m?.
Két qua nay cho thiy cic co ché bodi thuong
khong chi lam gia ting gia tri cta cac thira dat
chiu tac dong tryc tiép ma con tao ra hi¢u mg
lan toa trong toan khu vue, khi ky vong vé g1a tri
dat cua ngu’m sir dung dét gia tang. Déi véi yéu
t6 san xuat nong nghiép, nang suét co tac dong
dwong nhung & mirc d6 thip hon dang ké so véi
cac yéu t lién quan dén do thi hoa, voi tong tac
dong khoang 1.571 VND/m2 Diéu nay cho thiy
trong bbi canh xd Thay Thanh dang chiu tac
dong manh cia qua trinh d6 thi hoa, cac yéu td
lién quan dén quy hoach va phat trién du an co
anh huong 16n hon so véi cac yéu td san xuit
néng nghiép thuan tay.

Bén canh cac tac dong truc tiép, cac bién tré
khong gian ciing cho thiy su ton tai dong thoi
cua hiéu ung lan téa va hiéu tng canh tranh
khong gian. Cy thé, 46 phi nhiéu cua cac thira dat
1an can c6 hé s6 duong véi tong tac dong khoang
15.887 VND/m?, cho thay cac khu vuce co didu
kién dét dai thuén loi thuong hinh thanh cac cum
san xudt co gia tri dét cao. Nguoc lai, cac bién
nhu W_thong tin dy an va W_niang suit c6 hé s6
am, phan anh hiéu tng canh tranh khong gian khi
cac thira dat 1an can co loi thé twong tu c6 thé
lam giam loi thé tuong dbi cia tung thira dat
riéng 1é. Piéu nay cho thay cac yéu tb khong gian
c6 thé tao ra ca tac dong lan toa tich cuc 1an tac
dong canh tranh gitta cac khu vyc lan cén. Két
qud nay phu hop véi nhan dinh cua A. B.
Golgher, P. R. Voss ndm 2016 [33], khi cho rang
trong cac md hinh kinh té luong khong gian nhu
SDM, cac bién gidi thich c6 thé tao ra dong thoi
tac dong truc tiép va tac dong gian tiép, phan anh
su phu thudc 1an nhau giira cac don vi khong gian
trong qua trinh hinh thanh gi4 tri kinh té.

Ngoai ra, két qua kiém dinh Moran's I d6i v6i
phan du ctia mé hinh cho thy ton tai tu twong
quan khong gian c¢6 ¥ nghia théng ké (Moran's I
=0,3087; Sig. = 0,0010). Didu niy xac nhin ring
gia dét trong lua tai khu vuc nghién ctru khong
phan bb ngiu nhién ma c¢6 xu huéng hinh thanh
theo cac cum khong gian. Két qua nay ciing phu
hop vdéi cac nghién ciru trude day tai Viét Nam,
trong d6 gia bat dong san thuong cé sy phu thudc
theo vi tri va chiu anh hudng tir cac khu vyc lan
can [34, 35].

Nhin chung, cac két qua trén cho thiy yéu t6
khong gian dong vai trd quan trong trong viéc
hinh thanh gia dat trdng lua tai xa Thay Thanh.
Gia dat khong chi phu thude vao cac dic diém
noi tai cia ting thira dt ma con chju anh hudng
tir didu kién phat trién va dic diém cua cac khu
vuc lan can. Do d6, viéc stir dung mé hinh Durbin
khong gian gitip phan anh ddy du hon co ché
hinh thanh gi4 dét trong bdi canh d6 thi hoa. Tuy
nhién, m6 hinh Hedonic van cé gia tri tham khao
trong cac phan tich don gian nhd tinh dé ap dung
va yéu ciu dit liéu khong gian thap hon.

4. Két luan

Nghién ciru da phan tich cac yéu t6 anh
hudng dén gia dat trong lua tai xa Thity Thanh
trong bdi canh do thi hoa nhanh cua thanh ph
Hué, thong qua viéc so sanh md hinh Hedonic
(OLS) va m6 hinh Durbin khong gian (SDM).
Két qua cho thay gia dat tr6ng lta chiu tac dong
ddng thoi cia cac yeu to noi tai (d6 phi nhiéu,
nang suit) va cac yéu td ngoai canh gin véi qua
trinh d6 thi hoa (thong tin dy 4n, chinh sach hd
trg b01 thuong cua doanh nghiép), trong do cac
yéu té ngoai canh c6 vai tro chi phdi manh hon
trong viéc hinh thanh gia dat. So véi mo hinh
Hedonic truyén théng, mé hinh Durbin khong
gian cho phep lam r6 hon co che hinh thanh gia
dat thong qua viéc xem xet mdi lién hé gilta cac
thira dat 1an can. Két qua cho thiy gia dat trong
lua khong hinh thanh mdt cach doc 1ap ma chiu
anh huong dang ké tir cac khu vyce xung quanh,
thé hién théng qua ca hiéu Gmg lan toa tich cuc
va hiéu g canh tranh khong gian. Cu thé, cic
khu vue ¢6 didu kién dat dai thuan loi thuong tao
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ra hiéu tmg lan téa nang cao gid trj dét toan ving,
trong khi su tip trung cua cac du an phat trién
hodc loi thé san xuat & khu vuc lan can c6 thé
lam giam gi4 tri tuong ddi ciia timg thira dat
riéng 1¢ do canh tranh khong gian. Trén co s6 két
qua md hinh Durbin khong gian, nghién ciru dé
xuét cong thire dinh gia dat trong lta phi hop véi
diéu kién dia phuong, co xét dén yéu td khong
gian, nhu sau:

Gia dat trdong lta =0.53395*W _Gia
+76777.281431596.91*Thong tin  dy an
+12959.47*Chinh sach hd trg bdi thuong doanh
nghiép+732.1763*Ning suat
—15605.50*W_Thong tin du an +7404.196 *W _
D6 phi nhiéu -498,148*W_ Ning suét

V& mit thuc tién, két qua nghién ctru cung
cap co s& khoa hoc dé tham khao trong cong tac
dinh gia dét tréng lta phuc vu boi thuong, ho trg
thu hoi dat va quan 1y dét dai tai cac khu vuc do
thi h6a. M6 hinh Hedonic (OLS) van hitu ich
trong cac truong hop dir li€u khong gian con han
ché hodc can danh gia nhanh tac dong cuc bo,
trong khi mé hinh SDM phu hop hon khi can
phan 4nh ddy da cac mdi lién hé khong gian va
dic diém phan bd gia dét theo ving. Viéc lya
chon mé hinh dinh gia can can nhéic diéu kién dit
lidu va muc tiéu quan 1y cu thé cua dia phuong.
Nghién ctru van con mot sd han ché, nhu pham
vi khong gian con gidi han trong mdt don vi hanh
chinh va chua xem xét cac dang ma tran trong sb
khong gian khac nhau. Day 1a huéng nghién ctru
tiép theo nham ma rong kha ning tmg dung cia
mo hinh dinh gia dat trong lua trong bdi canh d6
thi hoa tai cac dia phuong khéc.

Loi cam on

Nghién ctru da su dung m(f)t‘phén két qua tur
chuong trinh duoc tai tro boi dé tai NCKH cap
co s6 ma so DHL2025-TND-03.

Tai liéu tham khao

[1] P. T. H. Diep, N. T. Nhung, Food Security in
Vietnam: Current Status and Emerging Issues,
State Management Review,

[4]

[5]

[7]

(8]

(]

[10]

[11]

https://www.quanlynhanuoc.vn/2024/04/18/an-
ninh-luong-thuc-o-viet-nam-thuc-trang-va-nhung-
van-de-dat-ra/, 2024 (accessed on: May 1%, 2025)
(in Vietnamese).

H. Yen, Implementation of Solutions to Preserve
Rice-growing Land and Ensure National Food
Security Through 2030, National Assembly of
Vietnam Information Portal,
https://quochoi.vn/tintuc/Pages/tin-hoat-dong-
giam-sat.aspx?ItemID=79258, 2023 (accessed on:
May 1%, 2025) (in Vietnamese).

N. H. K. Linh, P. G. Tung, T. T. M. Chau., H. N.
Thang, N. Q. Tan, N. B. Ngoc, P. H. Ty, Land-Use
and Land-Cover Changes and Urban Expansion in
Central Vietnam: A Case Study in Hue City. Urban
Science, Vol. 8, No. 4, 2024, pp. 242,
https://doi.org/10.3390/urbansci8040242.

Thua Thien Hue Department of Agriculture and
Environment, Master Plan for Huong Thuy Town,
2020-2030, 2025 (in Vietnamese).

D. Q. Cuong, Determining the Optimal Land
Valuation Model: A Case Study of Hanoi,
Vietnam, Land Use Policy, Vol 127, 2023,
pp- 106578,
https://doi.org/10.1016/j.1andusepol.2023.106578.
T. T. Thu, R. Perera, Consequences of The Two-
Price System for Land in The Land and Housing
Market in Ho Chi Minh City, Vietnam, Habitat
International, Vol. 35, No. 1, 2011, pp. 30-39,
https://doi.org/10.1016/j.habitatint.2010.03.005.
R. B. Palmquist, Land As A Differentiated Factor
of Production: A Hedonic Model and Its
Implications for Welfare Measurement, Land
Economics, Vol. 65, No. 1, 1989, pp. 23-28,
https://doi.org/10.2307/3146260.

L. Anselin, Lagrange Multiplier Test Diagnostics
for Spatial Dependence and Spatial Heterogeneity,
Geographical analysis, Vol. 20, No. 1, 1988, pp. 1-17,
https://doi.org/10.1111/1.1538-4632.1988.tb00159.x.
R. A. Dubin, Predicting House Prices Using
Multiple Listings Data, The Journal of Real Estate
Finance and Economics, Vol. 17, No. 1, 1998,
pp- 35-59,
https://doi.org/10.1023/A:1007751112669.

H. K. Tan, Random Decision Forests. Proceedings
of 3rd International Conference on Document
Analysis and Recognition, Montreal, QC, Canada,
Vol. 1, 1995, pp. 278-282,
https://doi.org/10.1109/ICDAR.1995.598994

R.. T.M. Garcia, M. F. C. Lopez, V. R. P. Sanchez,
Housing Price Prediction Using Machine Learning
Algorithms in COVID-19 Times, Land, Vol. 11,
No. 11, 2022, pp. 2100,
https://doi.org/10.3390/land11112100.


https://www.quanlynhanuoc.vn/2024/04/18/an-ninh-luong-thuc-o-viet-nam-thuc-trang-va-nhung-van-de-dat-ra/
https://www.quanlynhanuoc.vn/2024/04/18/an-ninh-luong-thuc-o-viet-nam-thuc-trang-va-nhung-van-de-dat-ra/
https://www.quanlynhanuoc.vn/2024/04/18/an-ninh-luong-thuc-o-viet-nam-thuc-trang-va-nhung-van-de-dat-ra/
https://quochoi.vn/tintuc/Pages/tin-hoat-dong-giam-sat.aspx?ItemID=79258
https://quochoi.vn/tintuc/Pages/tin-hoat-dong-giam-sat.aspx?ItemID=79258
https://doi.org/10.3390/urbansci8040242
https://doi.org/10.1016/j.landusepol.2023.106578
https://doi.org/10.1016/j.habitatint.2010.03.005
https://doi.org/10.2307/3146260
https://doi.org/10.1111/j.1538-4632.1988.tb00159.x
https://doi.org/10.1023/A:1007751112669
https://doi.org/10.1109/ICDAR.1995.598994
https://doi.org/10.3390/land11112100

[12]

[13]

[14]

[15]

[16]

[17]

[18]

[19]

[20]

(21]

[22]

(23]

[24]

[25]

L. H. N. Thanh et al. / VNU Journal of Science: Earth and Environmental Sciences 13

D. R. Blanco, J. L. Zofio, J. G. Arias, Improving
Hedonic Housing Price Models by Integrating
Optimal Accessibility Indices into Regression and
Random Forest Analyses, Expert Systems with
Applications, Vol. 235, 2024, pp. 121059,
https://doi.org/10.1016/j.eswa.2023.121059.

J. J. Tejada, J. R. B. Punzalan, on The Misuse of
Slovin’s formula, The Philippine Statistician,
Vol. 61, No. 1, 2012, pp. 129-136,

S. Rosen, Hedonic Prices and Implicit Markets:
Product Differentiation in Pure Competition,
Journal of Political Economy, Vol. 82, No. 1, 1974,
pp. 34-55, http://www.jstor.org/stable/1830899.

J. E. Reynolds, D. L. Tower, Factors Affecting
Rural Land Prices in An Urbanizing Area, Review
of Regional Studies, Vol. 8, No. 3, 1978, pp. 23-34,
https://doi.org/10.52324/001c.10181.

National Assembly, Law on Land 2024 (in
Vietnamese).

Government, Decree 71/2024/ND-CP Dated June
27, 2024 of The Government Regulating Land
Prices, 2024 (in Vietnamese).

A. Embaye, B. Abidoye, S. Chan, Machine
Learning and Spatial Econometrics in Property
Valuation: A Comparative Study, Journal of Real
Estate Research, Vol.40, No.4, 2018, pp. 567-590.
J. P. LeSage, R. K. Pace, Spatial Econometric
Models. in Handbook of Applied Spatial Analysis:
Software Tools, Methods and Applications,
Springer, 2009, pp. 355-376,
https://doi.org/10.31018/jans.v7i1.639

L. E. Peterson, K-nearest Neighbor, Scholarpedia,
Vol. 4, No. 2, 2009, pp. 1883,
https://doi.org/10.4249/scholarpedia.1883.

W. Python, Python, Python Releases for Windows,
2021, pp. 24.

P. Allison, What’s The Best R-Squared for Logistic
Regression, Statistical Horizons, Vol. 13, 2013,
pp- 126-129.

M. Mathur, Spatial Autocorrelation Analysis in
Plant Population: An Overview, Journal of Applied
and Natural Science, Vol. 7, No. 1, 2015, pp. 501.
1. S. Jang, The Impact of Plan Characteristics of
Residential Land Development Project on Inner
Land Price Change, Journal of the Korea
Academia-Industrial Cooperation Society, Vol 17,
No. 8, 2016, pp. 698-705,
https://doi.org/10.5762/KAIS.2016.17.8.698.

V. T. T. Hien, Research on Land Prices and Some
Factors Affecting Land Prices in Bach Mai Ward,
Hai Ba Trung District, Hanoi City, National
Economics University, 2019,

[26]

[27]

(28]

[29]

[30]

[31]

[32]

[33]

[34]

[35]

https://dlib.neu.edu.vn/handle/NEU/38613
(accessed on: May 1, 2025) (in Vietnamese).
N.P.Son,,N. T. Thuy, N. T. T. Huong, Estimating
The Impact of Land-Use Planning on Land Value:
A Case Study of Residential Land in Quang Ninh
Province, Journal of Geodesy and Cartography,
Vol. 39,2019, pp. 7-14 (in Vietnamese).

N. T. P. Thuy, Analysis of Factors Affecting Urban
Land Prices - Case Study in District 9, Ho Chi
Minh City, Ho Chi Minh City University of
Economics, 2017,
http://digital.lib.uch.edu.vn/handle/UEH/56433
(accessed on: May 1%, 2025) (in Vietnamese).

D. A. Son, H. T. Truong, Land Price and
Determination of Land Price in Compensation
When The State Recovery Land, Journal of
Economics, Law and Management, Vol. 7 No.l1,
2023, pp. 135-143,
https://doi.org/10.32508/stdjelm.v7iS1.1255.

M. Agosta, E. Schimmenti, C. Di Franco,
Agricultural Land Markets: A  Systematic
Literature Review on The Factors Affecting Land
Prices, Land, Vol. 14, No. 5, 2025, pp. 978,
https://doi.org/10.3390/1and 14050978.

L. Meissner, O. Musshoff, Revisiting The
Relationship Between Farmland Prices and Soil
Quality, Q Open, Vol. 2, No. 2, 2022, pp. 17,
https://doi.org/10.1093/qopen/qoac017.

P. Sklenicka, K. Molnarova, K. C. Pixova, M. E.
Salek, Factors Affecting Farmland Prices in The
Czech Republic, Land Use Policy, Vol. 30, No. 1,
2013, pp. 130-136,
https://doi.org/10.1016/j.landusepol.2012.03.005.
L. L. Cam, Maximum Likelihood: An Introduction,
International Statistical Review, Vol. 58, No. 2,
1990, pp. 153-171,
https://doi.org/10.2307/1403464.

A. B. Golgher, P. R.Voss, How to Interpret The
Coefficients of Spatial Models: Spillovers, Direct
and Indirect Effects, Spatial Demography, Vol. 4,
No. 3, 2016, pp 175-205,
https://doi.org/10.1007/s40980-015-0016-y.

N. Bui, L. Wen, B. Sharp, House Prices and Flood
Risk Exposure: An Integration of Hedonic Property
Model and Spatial Econometric Analysis, The
Journal of Real Estate Finance and Economics,
Vol. 69, No. 1, 2024, pp. 100-131,
https://doi.org/10.1007/s11146-022-09930-z.

Y. S. Chung, D. Seo, J. Kim, Price Determinants
and GIS Analysis of The Housing Market in
Vietnam: The Cases of Ho Chi Minh City and
Hanoi, Sustainability, Vol. 10, No. 12, 2018,
pp. 4720, https://doi.org/10.3390/su10124720.


https://doi.org/10.1016/j.eswa.2023.121059
http://www.jstor.org/stable/1830899
https://doi.org/10.52324/001c.10181
https://doi.org/10.31018/jans.v7i1.639
https://doi.org/10.4249/scholarpedia.1883
https://doi.org/10.5762/KAIS.2016.17.8.698
https://dlib.neu.edu.vn/handle/NEU/38613
http://digital.lib.ueh.edu.vn/handle/UEH/56433
https://doi.org/10.32508/stdjelm.v7iS1.1255
https://doi.org/10.1093/qopen/qoac017
https://doi.org/10.1007/s40980-015-0016-y
https://doi.org/10.1007/s11146-022-09930-z
https://doi.org/10.3390/su10124720

	Le Huu Ngoc Thanh*, Pham Thi Thao Hien
	University of Agriculture and Forestry, Hue University, 102 Phung Hung, Phu Xuan, Hue City, Vietnam
	Abstract: Urbanization causes rapid fluctuations in rice paddy land prices, leading to risks of inaccurate valuation in compensation, land-use conversion, and sustainable land management. This study compares the Hedonic model (OLS) and the Spatial Dur...
	Keywords: Hedonic, SDM, valuation, paddy land, urbanization.*
	Lê Hữu Ngọc Thanh*, Phạm Thị Thảo Hiền

	Trường Đại học Nông Lâm, Đại học Huế, 102 Phùng Hưng, Phú Xuân, Thành phố Huế, Việt Nam
	Tóm tắt: Đô thị hóa làm giá đất trồng lúa biến động nhanh, kéo theo rủi ro định giá thiếu chính xác trong bồi thường, chuyển mục đích sử dụng và quản lý đất bền vững. Nghiên cứu này so sánh mô hình Hedonic (OLS) và mô hình Durbin không gian (SDM) tron...
	Từ khóa: Hedonic, SDM, định giá, đất trồng lúa, đô thị hóa.
	1. Mở đầu*
	2. Khu vực nghiên cứu và dữ liệu
	3. Kết quả nghiên cứu và thảo luận
	4. Kết luận
	Lời cảm ơn
	Tài liệu tham khảo




  n =   N  1 + N   ×    ε 2  

