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NGHIEN CUU MOT SO YEU TO ANH HUONG DEN GIA PAT O PO THI
TAI THANH PHO SONG CONG, TINH THAI NGUYEN NAM 2017

Tran Viét Khanh®™, Ninh Vin Quy?, P8 Vin Hai®

Y Pai hoc Théi Nguyén, *Truong Cao ding Kinh té Ky thudt — DH Thdi Nguyén,

TOM TAT

3Phén hiéu Pai hoc Thai Nguyén tai tinh Lao Cai

Thanh phd Séng Cong la trung tim céng nghiép phia Nam ciia tinh Thai Nguyén; 1a noi c6 diéu
kién thuan lgi phat trién kinh té - xd hoi. Trong thoi gian qua do tac dong cua qué trinh phét trién
do thi, gia dat ¢ cua thanh phé da c6 nhiing bién dong dang ké. Viéc nghién ciru cac yéu t6 anh
huong dén gia dat ¢ day co y nghia quan trong cho viéc dinh gia dat va quan ly dét dai tai dia
phuong. Két qua nghién ciru cho thay gia thi truong chénh Iéch l6n so voi gia Nha nude quy dinh
nhiéu lan. Su chénh léch nay do nhiéu yéu t6 tac dong. Trén co s& nghién ciru thyc té, cc tac gia
da xac dinh duge 3 nhom nhan t6 tc dong (nhom yéu 1 chung, nhém yéu 16 thong tin sir dung dt,
nhém yéu té phap Iy) tac dong lam cho gia dat bién dong. Két qua nghién ctru cling da dé xuat céc
giai phap da chiéu nhim nang cao hiéu qua quan ly va dinh gia dat trén dia ban thanh phé Séng

Cong.

Tir khéa: Yéu t6 anh hieong, dat ¢ dé thi, thanh pho Séng cong

DAT VAN DE

Hién nay gia dit & do thi dang c6 nhiéu bién
dong gay kho khan cho c&c co quan quan ly
va nguoi dan. Gia dat thi truong khong sat
VGi gi tri thuc té. Gia dat trong bodi thuong
giai phong mit bang khi Nha nudc thu hoi
cling con nhiéu bt cap dan dén tinh trang kho
khin cho cong tic quan ly dat dai [2]. Pic
biét vai mot thanh phd cdng nghiép nhu thanh
phé Séng Coéng, thi vin d& nay duoc quan
tam hon bao gio hét.

Gia dat 1a céng cu quan trong dé diéu tiét thi
truong bat dong san, dé quan ly tai chinh vé
dit dai cua Nha nuéc. Nha nudc diéu tiét
quan ly dit dai qua gia hay ndi mot cach
khéc, gia dat 1a cong cu kinh té dé nguoi quan
1y va nguoi str dung dét tiép can véi co ché
thi truong dong thoi cling 14 cin cir dé danh
gia sy cong bang trong phan phdi dat dai, dé
nguoi st dung thuc hién theo nghia vu cua
minh va Nha nuéc diéu chinh cac quan hé dat
dai theo quy hoach va phap luat [1].

Trén thuc té gia dat tai mdi dia phuong khac
nhau s& bi chiu anh huong cia rat nhidu yéu
t6 khac nhau. D& 1am rd anh hudéng cua mot
s6 yéu té anh huéng dén gia dat & nam 2017
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ctia thanh phd SOng Cong, tinh Thai Nguyén,
chung t6i tién hanh diéu tra, thu thap va phan
tich gi4 chuyén nhuong trén thi truong so voi
gia quy dinh cia UBND tinh Thai Nguyén tai
mot s& duong phd dic trung cua thanh phd
Song Cong nam 2017[4].

NOIDUNG VA PHUONG PHAP NGHIEN CUU
Noi dung nghién ciru

- Su chénh léch gia dat ¢ trén dia ban thanh
pho Séng Cong theo qui dinh ctia Nha nudc
va gia thi truong nam 2017

- Céc yéu t6 anh hudng dén gia dat ¢ trén dja
ban thanh pho Séng Cong nam 2017

- Panh gia mot s6 yéu t6 anh huong dén gia
dat ¢ d6 thi cua thanh pho Song Cong nam
2017 qua di€u tra thi truong.

Phwong phap nghién ctru

Phwong phdp thu thép tai liéu, 6 liéu thir cip
Thu thap vin ban lién quan t6i gia dat do Nha
nude, UBND tinh Thai Nguyén quy dinh.

Thu thap cac tai lidu, s6 liéu vé chuyén quyén
su dung dat nam 2017 tai phong Tai nguyén
va Mai truong thanh pho S6ng Cong.
Phwong phdp diéu tra, phong vin

- Phong van ngudi dan xac dinh cac yéu td
anh hudng t6i gia dat o trén thi truong tu do
va sy hiéu biét ciia ngudi dan vé gia dat.
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- Béi twong phong véan: Lya chon ngau nhién
150 ho gia dinh tai cac tuyén duong chinh
trén dia ban nghién ctu.

Phuwong phdp xir Iy thong tin, so ligu

- Sir dung phan mém Excel dé xiur ly, tong
hop, phan tich va danh gia s liéu.

- Sir dung phan mém Primer 5.0 dé xur 1y sd
lidu, danh gia cac yéu t6 anh huong dén gia
dat ¢ dya trén phan tich hé s6 ty 1é dong dang
céc yéu to anh huong t6i gia dat trong mau
nghién ciru; yéu té anh hudong nhat.

KET QUA NGHIEN CUU

Két qua bién dong gia do Nha nuéc quy dinh
va gia dét thuc té thj truomg chuyén nhwong

Gia dat nam 2017 1a gia dat ap dung sau khi
luat dat dai 2013 co6 hiéu luc, dong thoi gia
dat cua tinh dugc quy dinh trong giai doan
2015 — 2019 da tinh toi gia tri tiém nang cia
dat. Tuy nhién trong thuc té, gia dat chuyén
nhuong trén thi trudng con chiu dnh hudng
ctia nhiéu yéu t6 khac nhu: tim 1y ngudi mua,
qua khau trung gian co dat, dau co nha dat.
Phan I6n ngudi dan duoc phong van déu nhan
dinh ring gia dat chuyén nhuong trén thi
truong bat dong san khdng c6 gia nhat dinh
ma phu thudc vao su thoa thuan, vi tri, gia tri
sinh loi tir thira dat,... Bang sau day thé hién
su chénh léch cua 13 tuyén duong duge didu
tra trén dia ban thanh phé Séng Cong.

Bang 01. Sy chénh léch giita gia ddt ¢ do thi Nha mede quy dinh va gid dat thi trwong tai thanh pho
Song Cong nam 2017

TT Tén duwdng Gla. quy Gla‘ thi T)i ,lg
] i dinh truong gia
1  Duong KO: Tu duong CMT10 dén gidp dat B4 Xuyén 1600 4500 2,81
Puong 262 di Thinh Ptrc: Tir hét ¢t UBND phuong Luong
2 Chau dén Km8 + H9 (Cau Khoang) 1700 4000 2,35
Puong 262 di Thinh Ptrc: Tir Km11/H2 + 35 (Cho Goc tre) dén
3 14 ddt UBND phuong Luong Chau 2750 7500 2,73
Puong Cach mang Thang 10: Poan tir Cau vuot Song Cong dén
4 kénh thoat nudc An Chau 3000 7500 2,50
5  Puong 3/2 (mit tién) 4250 9500 2,24
6 D;uf(mg Thong I‘\Ihat: Tt duong 1€ vao To dan pho Tan Mai dén 4450 9500 213
cong Trung doan 209
Puong Quoc 19 3: Tt Km45/H9+50m (Giap dat Pho Yén) dén
T Kma6/H3-65m (Pudng r& Nha vin hoa T dan phd 1) 4500 12000 2,67
8 Du‘orrlg Th?ng Loi: Tt duong 1€ to dan pho An Chau dén hét dat 5000 13000 2,60
nha tang so 8
9 ?&)Or:qlg Thong Nhat: Ttr Quoc 16 3 dén qua Nga tu Xuan Thanh 6000 16000 2,67
10 l?lI’O'?g :Fhan% Loi: TLAI' hét dat UBND phuong Mé Che dén duong 6000 18000 3,00
ré€ T6 dan pho An Chau
11 Blfcng‘Thang Loi: Tir ngd ba Mé Che dén hét dat UBND phuong 10000 22000 2,20
Mo Che
12 Bufmg Ca}c mang Thang 8: Tu tudng rao phia nam Buu dién dén 11000 25000 227
nga ba Mé Che
13 Puong Cac mang Thang 8: Tur ngd ba Mo Che dén tudng rao 15000 28000 1,87

phia nam Trudng Hudng nghiép day nghé

(Nguon: S6 liéu tir diéu tra, phong vin)

Qua bang 1 cho ta thiy giita gia Nha nudc quy dinh va gia thi truong & mot sd tuyén dudng chinh
& thanh phd Séng Cong c6 su chénh 1éch cao, ty 16 chénh 1éch trung binh 1a 2,46 1an. Doc tuyén
duong Puong Cac mang Thang 8: Tir ngd ba Mo Ché dén tuong rao phia nam Trudng Hudng
nghiép day nghé gia ca co sy chénh léch thip nhat 1a 1,87 lan. Puong Thing Loi: Tir hét dat
UBND phudng Mo Ché dén dudng r& T dan phd An Chau gia ca co su chénh léch cao nhit 1a
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3,00 lan. Nguyén nhan day la doan duong
phat trién nhéat thanh phd Séng Cong, c6 co
sO ha ting hoan thién nhat, rat thich hop dé
kinh doanh, m¢& van phong cla cac cong ty,
¢6 kha ning sinh l¢i rat cao.

Cic yéu t6 anh hwong dén gia dat ¢ trén
dia ban thanh ph Séng Cong

Két qua diéu tra cho ta thay gia dat thuc té tai
khu vyc mat duong cod gia cao hon tu 1,87
dén 3,00 lan so voi gia quy dinh cia Nha
nudce. Tai cac khu vuc ngd dudong nhanh cang
sau gia dat quy dinh va gia thyc té twong ddi
sat nhau.

Nhom tac gia lya chon cac yéu tb: nghé
nghiép, trinh do van hoa va thu nhdp binh
quan, moi truong Séng, Vi tri, dién tich, do
réng cia dwong di qua thira ddt, yéu to phdp
Iy cia thira ddt, bang gid dat, yéu té phdp Iy,
an ninh trdt tu, cdp nhdt van ban phap ludt
nha nuée trong phiéu diéu tra dé phan tich.

Sb liéu diéu tra sau khi duoc xir Iy bang phan
mém Primer 5.0 di thé hién mbi quan hé giira
céc chi tiéu can theo doi va ddi chiéu rat rd.
Céc chi tiéu c6 mbi quan hé v6i nhau, quyét

dinh dén gia dat ¢ va cac yéu té anh hudng sé
tap trung gan nhau hoic chong ghép 1én nhau
thé hién moi quan hé mat thiét gitra cac yéu to
diéu tra.

Stress: 0.06
Nghe nghiep
Trinh do van hoa D°N9Y VoI bang gia
Moi truong song
Yeu to phap ly )
Dien tich Thu nhap binh quan An ninh
Cap nhat VBPQ
Dickhvaatancsio
y Do rong ngo
GiddbIT
Dantoc
Vitri
Hinh the

Biéu do 01.’M6’i quan hé giira cac yéu t6 anh
huwong gia dat tai Thanh pho Séng Cong (MDS)
Qua s6 liéu phan tich ta thdy gia dét tai khu
vuc nghién ciru ¢6 quan hé¢ mat thiét t6i cac
yéu t6 diéu tra, dong thoi cac yéu té c6 moi
quan hé khing khit hon s& & gan nhau hon
theo ting nhém. Pic biét qua biéu dd trén,
yéu td vi tri & gan gia dat, do vay khang dinh
yéu t6 vi tri anh huong rat 1on nhat téi t6i gia
dat thi truong ciing nhu gia dit quy dinh cua

Nha nuée (Biéu d6 01).
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Dong v vai bang gia
Thu nhap binh quan

Biéu d6 02. Ty 1¢ dong dang cdc yéu té anh hwong téi gia ddt trong mau nghién ciiu
(similarity tir 80 — 100%)
Pong thoi qua biéu do s6 02 cho thay cac yéu té anh huong t6i gia tri dat thi truong, gia dat quy
dinh tai khu vuc cho ta thdy cac nhom yéu t6 anh hudng toi gia dat (ciing chinh 13 anh huong t6i
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su chinh x4c clia ving gi tri dat dai) c6 quan hé mat thiét v6i nhau, ta c6 thé chia twong dbi cac
yéu t6 anh huong ra 03 nhom anh hudng toi gia tri dat dai nhu sau:

Nhom 1: bao gdm nghé nghiép, trinh d6 van hoa va thu nhap binh quan, méi truong song.

Nhom 2: bao gdm vi tri, dién tich, d6 rong ciia dudng di qua thira dét, yéu t6 phap 1y cua thira dat.

Nhom 3: bao gdbm ddng ¥ véi bang gia dit, yéu t6 phép 1y, an ninh trt tw, cip nhét vin ban phap

luat nha nude.

Trong cac yéu t6 lién quan dén thira dat thi yéu t6 vi tri 6 mdi quan hé khing khit toi gia do nha
nude quy dinh, cling nhu véi gia thi truong dugc thé hién qua biéu d6 03 sau:

4 -
_ Vi tri
5] GiaQD
GiaTT Hinh the Khoang cach

0_
o~
[S)
o

-2 1 D

0rongngo
-4
Dien tich
-6
-6 -4 -2 2 4 6 8 10
PC1

Biéu d6 03. Cdc yéu 16 lién quan tdi thira ddt anh hwong téi gid ddt & (PCA)

Giai phap nang cao hiéu qua cong tic quan
ly gia dat, dinh gia dat dai

+ Gidi phdp chinh sdch

- Hoan thién chinh sach quy dinh phan cap,
dinh lugng yé€u to anh huong gia dat.

- Hoan thién hon hé thong chinh sach phap
luat vé dat dai, dac bi€t co ché quan 1y tai
chinh dat dai, quan ly dau tu kinh doanh bat
dong san, han ché cac hoat dong giao dich bat
dong san ngam.

- Hoan thién nguyén tic, phuong phap dinh
gia dat theo vung gia tri dat dai.

- Hoan thién diéu tra co ban, danh giéqtiém
nang va chat lugng tai nguyén dat dai dé lam
co sO phan cap, dinh luong cac yéu t6 anh
hudng toi dat dai.

+ Gidi phdp qudn ly

- Tich cyc nghién ctru khoa hoc ung dung. Ho
tro tai chinh cho viéc thuc hién diéu tra co
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ban tiém ning dat dai, nhiam xac dinh, phan
cap, dinh luong yéu t6 anh huong t6i gia dat.

- Pau tu tai chinh cho cong tac diéu tra, xir Iy
s0 liéu dé phan tich thong ké dé dinh lugng
mirc d6 anh huong cua cac yéu t6, 1am co so
xay dung ban do gia dit tiém can véi gié thi
truong.

- Tang cudng giam sat danh gia va diéu chinh
cac quy hoach, duy 4an trén dia ban dién ra
dung thoi gian tién do.

- T6 chuc viée quan ly, khai théc, cap nhat,
chinh 1y hé so dia chinh kip thoi.

+ Gidi phap ky thudt

- Xay dyng co so dir liéu thudc tinh dat dai
dang file s0 va hé thong ban do dia chinh cap
nhat bo sung bién dong thuong xuyén.

- Tang cudng, ddu tu trang thiét bi chuyén
dung, d6i mai cong nghé¢ hién dai dé phuc vu
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cong tac xay dung dir liéu lam co s& thanh 1ap
ving gia tri dat dai. Hudng toi tuong lai co dir
liéu déng bd phuc vu da muc tiéu trong nganh
quan ly dat dai.

- Két hop diéu tra phén tich, dinh luong yéu
t6 anh hudng 16n nhat toi gia dat cua ving, tir
d6 xac dinh gia tri tiém ning cia dat dai dé
xdy dyng bang gia dat dai sir dung lau dai co
kha ning dy bao dugc gia dat.

- Tim hiéu, sir dung phin mém chuyén dung
dé xur 1y théng ké, phan tich, dinh luong yéu
t6 anh huong toi gia dat.

- Trién khai xdy dung ban do gia dat, gid dat
vung giap ranh, co so dir liéu gia dat toan
qudc phuc vu quan 1y nha nude va phat trién
thi truong quyén s dung dat dai trong thi
truong bat dong san

KET LUAN VA DE NGHI

Két luan

Gié cua thira dét cao hay thap phu thuc vao
nhiéu yéu t6. C6 3 nhém yéu té anh hudng
dén gia dat nam 2017; trong d6 yéu t6 vi tri 1a
yéu t6 c6 vai tro quyét dinh ddi véi gia cia
thira dat. Tuy nhién vi tri cling chi quyét dinh
gi4 cao hay thip cua thira dt chtr khong phai
la yéu t6 lam bién dong gia dat trén thi
truong. Chinh vi vy khi nghién ciru gia dat
chung ta cin phan nghién ctru téng hop nhiéu
yéu t6 mot cach khoa hoc nhim dua ra muc
gia chinh xac sat voi gia thi truong.

Kién nghi

- B¢ thuc hién yéu cau dit ra trong giai doan
hién nay 1a phai c6 mot thi truong dat dai
cong khai, minh bach, dugc td chirc quan 1y
chit ché, can khong ngimg xay dung doi ngil

can bd c6 chuyén mon va tang cuong cong tac
thanh tra, kiém tra nham xay dung khung gia
sat hon voi gia thi trudong.

- B6 sung hoan thién co ché chinh sach dat
dai n6i chung va thi truong bat dong san noi
riéng cho pht hop véi xu hudng phat trién
ctia nén kinh té thi truong.

- Nang cao hiéu qua quan 1y, quy hoach dong
b, tap trung tao diéu kién thuan loi cho cong
tac dinh gia dat dai va cong tac quan ly dat
dai cua nha Nudc.

- Pé ¢6 mot thi truong d4t dai hoat dong cong
khai, minh bach va dy du thong tin cung cp
cho ngudi mua va ngudi ban, can thanh lap
mot co quan chuyén moén hoat dong trong linh
vuc gia dat.
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ABSTRACT
STUDY OF SOME FACTORS AFFECTING ON THE URBAN LAND PRICE IN
THE SONG CONG CITY, THAI NGUYEN PROVINCE IN THE YEAR 2017

Tran Viet Khanh®, Ninh Van Quy?, Do Van Hai®
Thai Nguyen University

2College of Economics - Technical

*Thai Nguyen University - Lao Cai campus

Song Cong city is the southern industrial center of Thai Nguyen province; It is a place where
favorable conditions for socio-economic development. As a result of the urban development
process, the city's residential land prices have experienced significant fluctuations. The study of
factors affecting land prices here is important for land valuation and management. The results
show that the price of market is differenced compared to the price of the State repeatedly. This
difference is due to many factors. Based on the actual research, the authors identified three groups
(group general factors, group factors of land use information, the legal elements) of factors that
influence the price of land. Research results also suggest multidimensional solutions to improve
land management and valuation in the area of Song Cong city

Keyword: impact factors, urban land, Song Cong city
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