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NGHIEN CUU KHAO SAT MUC PO ANH HUONG
CUA SO LUQNG YEU TO PEN CHAT LUQONG
MO HINH HOI QUY TRONG XAC PINH
VUNG GIA TRI PAT

ThS. NGUYEN PHI SON
Vién Khoa hoc Po dac va Ban db

Tém tat:

Xay dyng ving gié tri dat bdng céch phén tich céc yéu té tac dong, chinh la nguyén ly
co ban ctia mé hinh Hedonic (mé hinh hwéng thy). Tuy nhién, dé dw doan sé lwgng, mirc
dé énh huéng clia céc yéu té tac dong dén gié tri mot don vj dat (hodc mét thira dat) sé 1a
van dé rét phirc tap. Mdi thira dét c6 nhiéu cong ndng khéc nhau do vi tri va myc dich quy
hoach cta né. Vi vay ching ta chi cé thé tim thay gia tri wéc tinh thay vi gid tri chinh xéc
cta mét thiva dat. Trong bai bao nay, sé dénh gia chét lwong cia mé hinh wéc tinh gia tri
mét don vj dat khi gidm sé lugng céc yéu té dua vao phan tich so véi mé hinh ¢ day du
céc yéu tb, dé co thé khdng dinh mirc do gidi han cia sé luong céc yéu td khi st dung mé
hinh Hedonic trong xay dung ving gia tri dat, gidm bét khé khan trong viéc thu thap théng
tin véi qué nhiéu céc yéu to. Dir lidu va théng tin vé cac thiva dét duoc thu thép tir phwong
Déng Hai 2, quén Hai An, TP Hai Phong da dwoc str dung dé khado sét. Hedonic la dang
moé hinh héi quy da bién (MRA), thuong duoc st dung trong nghién ctu vé gia tri dat voi
nguyén téc dat dai phai dwoc st dung dét tét nhat va hiéu qua nhat. Bé danh gia chét
luong cta cadc mé hinh nay sé st dung lan luot: 1an dau st dung bé di liéu dé tao ra mé
hinh béng tat ca cac yéu t6 va Ian thi hai sé gidm 2 yéu t6 va lan thir 3 sé giam 4 yéu to.
C4c tinh toan théng ké cho théy chét luong cia mé hinh duwgc tao ra bdi it yéu t nhét
nhung bao gém céc yéu tb c6 chon loc sé tét hon mé hinh dugrc tao ra béi tat ca cac yéu
to. !

l. Gi®i thiéu méi thira dat déu co6 mot gia trj don, viéc dw
ung gia tri dat la co s& cho viéc dinh doan si thay doi gia tr la van de phurc tap,
gia dAt mot cach khach quan va higu  ©1° dén nay chua co mot mé hinh dy bao
qua, didu héy d4 dugc chirng P kinh té nao cé thé tién doan chinh xac dwoc

nhiéu cong trinh nghién ctu va dang duoc sy bien do’ng eHa 9',3 t‘rg dat. CC,) nh’leu
ap dung & cac nwdéc co sy phat trién manh ptluoqg phafp dinh gia J,jat’ theo cac’cacrj
clia cong nghé théng tin. Qua trinh xay t'ﬁp Cﬁi‘ khac nahau',’ rg?l lfhh,wonr? phgp s’e
dwng ving gia tri d&t 1a qua trinh danh gia C©NO chung ta mot gia dat khac nhau va cac
mrc d6 tiém nang clia mot vi tri d&t phyc vy 918 tri nay gan sat nhau, sy chénh léch sé
cho nhidu hoat ddng clia con ngudi va xa 1am FHYPoVElam yircaitlicTonap e
hoi trén dAt. Tai mot thoi didm nhét dinh, JUQC- Chinhvivay, trong xéc dinh gié trf dat

Nguwoi phan bién: KS. Bui Ngoc Tuén
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dai théng thwong nguwoi ta dung thuat ngl
“wéc tinh — Estimat”. Theo thdng ké cua
[4,5] cac phwong phap tiép can dé xay dung
viing gia tri dat va chi yéu cho dat ¢, dat
chuyén dung (d4t khu dan cw, dat phi nong
nghiép) hién nay trén thé gi¢i dang s dung
bao gém: Phwong phap truyén thdng,
phwong phap théng ké va phwong phéap
tién tién xac dinh gia tri dat:

1) Phwong phap danh gia truyén théng:
Phwong phap so sanh; Phwong phap thu
nhap; Phwong phap chi phi; Phuwong phap
lgi ich...

2) Phwong phap dinh gia bang ly thuyét
théng ké: Phwong phap hdi quy nhiéu bién;
Phwong phép gia hwéng thy; Phwong phap
phan tich khéng gian.

3) Phuwong phap danh gia nang cao:
Mang no-ron nhan tao; Fuzzy Logic;
Autoregressive.

Céac phwong phap truyén théng thudng
dwa trén nguyén tac so sanh va khéng phu
hop voi sy xac dinh gia tri tw dong khi phai
st dung mot sb lwong rét han ché di lieu
trong cac nhém dat twong tw. Nguyén nhan
la do kho khan trong viéc tim kiém bét thira
dét twong tw nhw thira dat dang xem xét da
c6 giao dich trén thj trwdng binh thwéng, co
nhiéu yéu té anh hwéng dén gia ca, bién ddi
do khu vwc dia phwong va sé& thich va
nhitng khé khan trong viéc xac dinh xu
hwéng va cac “trao lwu” dan dén viéc xac
lap thuat giai wéc tinh gan nhw khéng cé
quy luat. Phwong phap théng ké va phwong
phap xac dinh gia tri tién tién da dwoc phat
trién trong thoi gian gan day [2]. Phwong
phap tri tué nhan tao va cac linh vyc tng
dung chia thanh nhiéu chi dé khac nhau da
dwoc danh gia la mot cach tiép can thich
hop trong xac dinh gia trj thyc ctia dat dai.
* Phan tich hdi quy va twong quan dwoc ap
dung trong nhiéu linh vic thdng ké, dung dé
phat trién hay phan tich céc xu hwéng, tinh
gia tri tai san trong doi séng xa hoi. Hoi quy,

déc biét 1a phan tich hdi quy da bién (MRA)
la mét trong nhitng phwong phap thdng ké
ndi tiéng, trong d6 phan tich nhidu yéu t6 vé
chét lwong va vj thé cia mot don vi dat dé
dinh gia bat dong san. MRA la mét ky thuat
cho phép danh gia tac dong dong thoi clia
cac yéu t6 1&n gia tri mot don vj dat, con goi
la bién phu thudc duy nhat “gia dat".

Pé xac dinh dung danh muc cac yéu tb
tac dong hay con goi la cac yéu tb tao lap
gia trj dat 1a mot van dé hét stire quan trong
va khé kh&n, dén nay van chwa cé chudn
mupc ndo dua ra day di cac yéu tb tac dong
[1], van d& nay khong nhitng & nwéc ta ma
trén thé gidi nhidu nwéc cling chwa co tiéu
chuén chéc chan nao. Thyc té ching ta chi
xac dinh dwore hivu han céc yéu t6 tac dong
dén gia tri dat, phuc thudc vao thyc té
nguén tw liéu, mirc do tin cay clia di lidu va
d&c diém cGa méi loai dat &@ mbi viing mién
khac nhau. Do d6, cac yéu t6 dwoc lwa chon
va nhén dinh 1a nhitng yéu t6 chinh, quan
trong khong thé thiéu trong tiéu chuan danh
gia, va dwoc kiém chirng mét cach riéng
biét trwdc khi dwa vao danh gia phai la hiru
han va dinh lwgng dwgec. Vi vay, viéc nghién
clru giam sb lwong cac yéu té 1a rat can
thiét. Théng thwong khi dinh gid, ching ta
thwe hién trén don vj dién tich (m2), don vi
tinh nay sé la cau néi gitka viéc dinh gia tri
danh nghia cla thira dat khi quy déi tir gia
tri danh nghia sang gia trj tinh béng tién cua
thtra dat. Thong qua nhiéu tai liéu da nghién
clru trong va ngoai nwéc, thie té hién nay
moét s6 cac yéu td dwoc xem 1a quan trong,
dé&c trwng va c6 anh hwdng tuyén tinh dén
gia dat dé xuat sau day dwoc coi la cd y
nghfa va phu hep nhét [3]: Loai dwdng phd
(Ldp); Dia hinh chat dat (Dhcd); Méi trwéng
(Mtr); Ha tang ky thuat (Htk); Khoadng cach
dén trung tdm xa (Kc); Chét lwgng dan cw
khu vire (Clkv); Vi tri thiva dat (Vir); Ha tang
x4 hoi (Htx).

Dé xac dinh mé hinh tuyén tinh phuc vy
xay dwng vung gia tri, tr phan tich MRA
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bing nhidu yéu t6, qua trinh nay phurc tap,
hién nay da cé sy trg giup cta cac phan
mém chuyén dung. Trong thr nghiém duéi
day, giam sb lwgng cac yéu t6 & muc do
nhat dinh, cho dén khi ching ta c6 dwoc
mot danh muc cac yéu té phi hop dé hé tro
viéc tao ra moé hinh hdi quy tét nhét.

Il. Dir liéu va phwong phap

Cong cu toan hoc MRA 14 céc cong cy dé
phan tich dwa ra mé hinh. Tw liéu théng ké
trong nghién ctru nay la phwdng Béng Hai
2, TP Hai Phong. Trong do cé cac tiéu chi
dai dién cho khu vic dan cuw d6é thj loai 1.
Cac div lieu cua 50 thira dat da dwoc thu
thap tlr cac ngudn cung cap nhw can b dia
chinh x&, ti» chd st dung dat va ti vin
phong giao dich bat dong san tai dia ban.

M&i méu di¥ liéu diéu tra ban dau cé 8 yéu
t6 dwoc diéu tra (dAu vao - bién doc lap) va
dau ra la gia dat (bién phu thudc).

Giam s6 lwong yéu té dwa vao phan tich
lan thir nhat di 2 yéu t con 6 yéu td. Giam
s6 lwgng yéu té dwa vao phan tich lan the
hai di 2 yéu t6 con 4 yéu to. Tir cac két qua
danh gia theo cac tiéu chi yéu cau doi voi
phan tich mé hinh twong quan da bién ta
thay rang, méi lan giam sb lwong yéu t6 thi
rva r? da tang lén va tiém can toi 1, diéu do
cho thdy mé hinh dang gan sat voi thyce té.
Céc tiéu chi toi da, trung binh, téi thiéu va
dd léch chuan clhia cac gia tri di¥ liéu dau
vao va dau ra dwoc st dung trong cac phan
tich trinh bay trong bang dwéi day. Cac yéu
t6 (1,2,3,4) 1a cac yéu t6 cudi ciing cho Ian
thtr ba.

Bang théng ké céac thudc tinh va gia tri cac thudc tinh

STT Name Lon nhét | TM%9 INns nhét
1 |Loai dwerng pho - Ldp 6 4 3
2 [Pia hinh, chat dat - Dhcd (%) 75,0 68,3 60,0
3 |Chéat lwgng méi trwdng - Mtr (%) 65,0 59,0 50,0
4 [Chat lwgng ha tang ky thuat - Htk (%) 70,0 52,8 35,0
5 [Khodng cach dén trung tam xa- Kc (km) 5,80 4,89 4,00
6 |Chat lwong khu vuce - CLkv (%) 65,0 61,2 50,0
7 |Vitri thiva dat - Vir 4 2 1
8 [Chét lwong ha tAng xa hi - Hix(%) 65,0 58,7 50,0
9 [Gia dat - Gtt (dong) 22000000 |11754000({4500000
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Pé danh gia quan hé twong quan bang
ky thuat MRA chinh la viéc xem xét cac hé
s6 va cac tiéu chuadn chat lwong cliia mo
hinh. Hé s6 twong quan dwoc sk dung
nhiéu trong nghién ctru cdc mé hinh kinh té
dé 1a hé s6 twong quan Pearson - r. Chi tiéu
quan trong nhéat la hé sé twong quan "r"
dao ddng ttr (-1,0) dén (+1,0), r gan -1 hodc
+1, c6 nghia |a hai bién c6 lién quan rat chat
ché v&i nhau, tirc 1a quan hé toan hoc sé
giai tich dwoc téi da d6 chinh xac cla mdi
quan hé nay. Néu r la gan bang 0, cé nghia
la khéng c6 mdi quan hé gitra cac bién. Néu
r1a (+) c6 nghia la twong quan thuan. Néu r
la (-) cé nghia la twong quan nghich. Mét khi
mdéi quan hé da dwgc wéc tinh thi ching ta
sé cd dwec md hinh hdi quy nhiéu bién cé
dang dwéi day:

yi =a+ﬁ1xil+"'+ﬂl¢xik (1)

lil. Phan tich chéat lwgng ctia mé hinh
nhiéu bién

Trong phan tich hdi qui tuyén tinh da
" bién, ta can biét mirc d6 anh huwéng cla
tlrng yéu t6 lén bién phu thuéc y (bién gia
dat). Mubn danh gia chat lwgng mé hinh (1)
can lwu y dén céc tri s6 sau:

- Hé sb twong quan r (coefficient of cor-
relation): cang Ién thi sy anh hwéng cua
. X X X « X a \ By
cac yeu to den bién phuy thudc cang nhiéu

- Hé s6 twong quan bdi r? (r square):
cang lon thi mbi quan hé gitra cac yéu to voi
bién phu thudc cang chét ché.

- Sai s6 chuan cla wéc lwgng SE (Std.
Error of the Estimate) cang nhé thi mirc d6
hdi quy cang cao.

- Gid tri kiém dinh F danh gid quan hé
clia céc B, khac 0 va chirng minh rang x va
y ¢6 lién quan nhau phy thudc Ian nhau.

- Tri s6 “Sig.” la mlrc y nghia clia yéu td,
yéu t6 c6 Sig. cang nho thi mc anh hwdng
cang manh.

Z(y, )

- Phwong sai clia phan dw s —i'—i——
n_

s chinh la wéc sb cha phuwong sai 0% s?
cang nhé thi sy giai thich clia cac yéu t6
cho bién y cang hiéu qua.

- Dé kiém dinh gia thuyét B;=0 chiing ta
dung xét nghiém t sau day:

T d
SE(S)

trong d6 SE(:B) c6 nghta 13 sai s6 chuén
ctia woc sé . Néu Bj bang 0 thi c6 ngh|a
la khéng c6 méi quan hé gilra xjva Y néu B;
khac 0, ddng nghta réng x va y c6 lién quan
v&i nhau. Trong phwong trinh trén, t tuan
theo luat phan phéi t véi bac ty do n-2 (néu
thwe sy B=0). Sau day la két qua phan tich
tlr di¥ liéu thdng ké dé 1ap mé hinh wéc tinh
gia tri d4t tai phwong Déng Hai 2 bang phan
mém SPSS16.0: (Xem bang phén tich 8, 6,
4 yéu to)
IV. Panh gia

Trong nghién ctru thlr nghiém nay, viéc
xay dwng mé hinh wdc tinh gia tri dat ti cac
di liéu thong ké dwoc diéu tra, thu thap &
mot do thi loai 1, cho chdng ta rut ra mét
ludn diém la: khéng nhét thiét khi xay dwng
ham gia tri woc tinh theo mé hinh Hedonic
phai dwa vao nhiéu cac yéu t6 dé phan tich,
ma viéc chon loc cac yéu té “phu hop” dua
vao sé lam cho chat lwgng mé hinh tang
Ién, cac chi tiéu danh gia tiém can vai gia tri
mong mudn.

Viéc b6t cac yéu td nao trong sb toan bd
cac yéu td dwa vao phan tich lan dau phy
thudc vao mirc d6 anh hwéng cuia yéu té do
dbi voi bién phy thudc “Gia dat’, dé lam
dwoc didu nay chiing ta can xem xét yéu t6
nao cé hé sd “Beta” cang nhd thi s phuy
thudc cang it, sé duoc Ioal bd cho 1an phan
tich tiép theo.

TAP CHi KHOA HOC PO PAC VA BAN DO SO 14-12/2012
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Két qué phén tich véi 8 yéu to:

Mb hinh téng quat

Hé s6 Hé sb g . W el
M5 hinh twong |twong quan Hé so dtiLéﬁncgh ic;t;an boi| Sai so c::LJa: cua wéc
quan (r)| bdi (r*) ong
1 .9932 .988 .983 584098.929
a. Predictors: (Constant), Htx , Vitr, Kc, Ldp, Mtr, Clkv, Htk, Dhcd
ANOVA’
Mo hinh Hand binn Bac tw do Phwong sai F Mu’c~y
phuvong nghia
Regression 1.371E15 8 1.713E14 502.231 .000°
1 Residual 1.399E13 41 3.412E11
Total 1.385E15 49

a. Predictors: (Constant), Htx , Vtr, Kc, Ldp, Mtr, Clkv, Htk, Dhcd; b. Dependent Variable: cO

Hé sb hdi quy

oo Ha s hdi quy it : Mrc y
: - nghia
B Sai s0 chuan Beta
(Constant) -1.265E7 6.070E6 -2.084 .043
Ldp 482686.055 | 262259.730 .092 1.840 .073
Dhcd -97011.414 71527.749 -.107 -1.356 .182
Mtr -81629.628 47441.702 -.097 -1.721 .093
1 Htk 512862.333 | 31166.942 1.186 16.455 .000
Vitr -54787.474 | 154813.049 -.01 -.354 725
Kc 326791.388 | 427080.691 .028 .765 449
Clkv 71944.908 61204.742 .066 175 247
Htx 19975.818 56554.283 .021 853 .726

. Dependent Variable: cO
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Mb hinh tdng quat

Hest| HesO
M6 hinh| twong tu’o’ngM o0 t‘Lfo’ng Skt bol Sai s6 chuan cla wéc lvgng
quan bbi dieu chinh
quan (r) 2
(r*)
1| 1994% 1" 0089 988 572542.038
a. Predictors: (Constant), Clkv, Dhcd, Kc, Ldp, Mtr, Htk
ANOVA®
M5 hinh Tongbinh . | pacitiydo |- Phuong sai F ey
phwong nghia
Regression 1.371E15 6 2.284E14 696.894 .000?
1 Residual 1.410E13 43 3.278E11
Total 1.385E15 49

a. Predictors: (Constant), Clkv, Dhcd, Kc, Ldp, Mtr, Htk; b. Dependent Variable: cO

Hé s6 hoi quy?

TAP CHi KHOA HOC PO DAC VA BAN DO SO 14-12/2012

B Sai s6 chuan Beta
(Constant) =1\ 285E7 5.885E6 -2.099 .042
Ldp 498243.935 | 247041.354 .095 2.017 .050
Dhcd -84777.122 | 63502.303 -.093 -1.335 .189
1 Mtr -77930.600 45980.259 -.092 -1.695 .097
Htk 518283.171 29036.486 1.199 17.849 .000
Kc 300633.514 | 412039.891 .025 .730 470
Clkv 63470.327 57519.064 .059 1108 276
a. Dependent Variable: cO
21
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Két qua phén tich véi 4 yéu té:

. M6 hinh tong quat

' He s6 He s0 Hé s6 twong quan bdi Ll ar
M6 hinh |twong quan |twong quan| didu chinh Sai s0 chuan cua wéc lvgng
boi (r*)
1 990 .989 567580.488
a. Predictors: (Constant), Htk, Ldp, Mtr, Dhcd
ANOVA’
o Tdng binh . : S
Mb hinh phuong Bac ty do Phwong sai F Mtrc y nghia
Regression | 1.370E15 4 3.426E14 1.063E3 .000?
1 Residual 1.450E13 45 3.221E11
Total 1.385E15 49

a. Predictors: (Constant), Htk, Ldp, Mtr, Dhcd;

b. Dependent Variable: cO

Hé sb hdi quy’

Hé s6 hoi quy

i Hé so hoi quy chiuAnRea t Murc y nghia
Mo hinh
B Sai sb chuan Beta

(Constant) | -6.281E6 2.004E6 -3.134 .003

Ldp 249634.206 | 99424.288 .048 2.511 .016

1 Dhcd -91283.700 | 58959.073 -.101 -1.548 129
Mtr -57243.366 | 41625.904 -.068 -1.375 176

Htk 506778.465| 19389.783 1.172 26.136 .000

a. Dependent Variable: cO
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Theo két qua danh gia thong ké, mé hinh
dwoc tao ra véi viéc giam di 4 yéu t6 so voi
s6 lwong 8 yéu té ctia mo hinh ban dau thi
cac chi tidu danh gia déu tét hon. Ching ta
thay gia tri > cia mot mé hinh ly twéng phai
gan bang 1. Nhw bang dwéi ta thay, gia tri r?
clia md hinh dwoc tao ra tiv viéc gidam yéu té
tiém can véi 1 hon gia tri r* cia mo hinh
dwoc tao ra véi tt ca cac yéu t6. Sai sb
chudn ctia wéc lwong, phwong sai ciia phan
dw, gia tri kiém dinh t da giam dan theo viéc
gidm yéu t6 dwa vao phan tich. Di voi gia
tri kiém dinh F da tang lén déng nghia voi
s phu thudc chét ché cta gia tri dat véi cac
yéu t6 tac dong. (Xem béng So sanh cac chi
tiéu danh gia chat lwong céc mé hinh duoc
tao ra)

Trong diéu kién hién nay viéc xay dung
mé hinh wéc tinh gia tri dat dé lam co sé
cho xay ding ving gia trj dat & Viét Nam la
mét hwéng di dang. Ngoai cac phuwong
phap dinh gia dat truyén théng nhw hién
nay, chiing ta con c6 cach tiép can khac dé
xay dwng viing gia tri dat nhw “hdi quy nhiéu

bién; gia hwéng thy; phan tich khong gian”
hodc két hgp cac phwong phap nay.
Phuwong phéap két hop da va dang dwoc
nghién clru tim hiéu & Viét Nam, nhitng
nam gan day da dwoc cac nha khoa hoc
quan tdm va phat trién phu hop voi diéu
kién thyc té, vé ly thuyét da dwoc kiém
chirng & nhiéu nwéc, tuy nhién & Viét Nam
can dwoc tirng bwéc hoan chinh vé khung
ly thuyét ciing nhw tinh thwc tién cla
phwong phap. Chinh vi vay viéc nghién ctru
va dua ra két luan vé s6 lvong cac yéu té
dwa vao phan tich MRA dbi v&i mé hinh wéc
tinh gia tri dat can phai danh gia va kiém
chirng trén dién rong, & tat ca cac loai dat
va & cac vung mién & nwéc ta, dé tir do co
thé dwa ra khung tiéu chuan cho viéc xay
ding vung gia tri dat tlr phan tich hdi quy da
bién - MRA.

V. Két luan

Thiét 1ap dwg'c mot mé hinh wéc tinh gia
tri dat phuc vy xay dwng ban dd ving gia tri
dat 1a mot nhiém vu kha phirc tap. Trong
viéc xac dinh danh muc céc yéu tb tac dong

So sénh céc chi tiéu danh gia chét liong céc mé hinh duwoc tao ra

STT Chiso [Két qua khi dwa vao 8|Két qua khi dwa vao 6| Két qua khi dwa vao
danh gia | yéu to phan tich yéu t6 phan tich 4 yéu t6 phan tich

1 r 0,993 0,994 0,995

2 r2 0,988 0,990 0,990

3 SE 584098,929 572542,038 567580,488

4 s? 3,412E11 3,278E11 3,221E11

5 t -2,084 -2,099 -3,134

6 F 502,231 696,894 1,063E3
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lén gia tri dat ching ta khong ky vong xac
dinh dwoc hét cac yéu td va khéng ky vong
sy tinh toan chinh xac ctia mé hinh. Vi vay,
dé xac dinh sb lwong céc yéu td tac dong
(cac bién) thich hop nhét, anh hwdng dén
chat lwgng cia md hinh va lam tang hiéu
- suét ctia mo hinh, can phai lwa chon cac
yéu td c6 anh hwéng tryc tiép dén xac dinh
gid tri, phai thuan tién trong diéu tra, va
quan trong 1a méi yéu t6 phai c6 quan hé
tuyén tinh gia dat. Muc dich ctia nghién ctru
nay da chirng minh dweec tinh cda hiéu qua
md hinh wéc tinh gia tri dat bang cach st
dung ky thuat MRA khi chung ta lwa chon co
chon loc cac yéu t6 tac déng.Q
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RESEARCH LEVEL EFFECT OF NUMBER OF FACTORS TO QUALITY REGRES-
SION IN DETERMINING THE VALUE OF LAND AREA

MSc. Nguyen Phi Son

Institute of Science Geodesy and Cartography

In this paper, to evaluate the quality of the model by reducing the number of factors

included in the analysis compared to the full model element analysis, to confirm the level
of the limit of the number offactors when using Hedonic model in building the value of land,
reduce the difficulty of collecting information of too many elements. To assess the quality of
the three models will be used in turn: first use the data to create model with all the attrib-
utes and the second will run the model by reducing the two properties and3rd run down 4
properties. Using multivariate regression model analysis (MRA) for testing. Statistical cal-
culations showed that the quality of the model is generated by at most elements but includ-
ing selective factors will better model is generated by all elements.O
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