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LOI CAM DOAN

---000---

Tbi xin cam doan day 13 cong trinh nghién ctru cua toi, ¢d sy huéng dan cua
TS. Nguyén Quynh Hoa. Cac ndi dung nghién ctu va két qua trong dé tai nay la
trung thuc. Nhitng s6 liéu khao sat dugc thu thap tir chinh tac gia. Cac noi dung, tai
licu, s6 liéu tham khao phuc vu cho cdng tac nghién ciru duoc thu thap tir nhiéu
ngudn khac nhau duoc ghi trong phan tai liéu tham khao.

Néu phat hién cé bat ctr sy gian 1an nao toi xin chiu hoan toan trach nhiém
truéc Nha truong cling nhu két qua dé tai cua minh.

TP. HCM, ngay 05 thang 04 nam 2014

Sinh vién

Nguyén Van Anh
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PHAN MO PAU
0.1 LY DO CHON PE TAI:

Tu thuc té cho thay cong cu cha yéu trong viéc thuc hién chinh sach tai
chinh dat dai va xac dinh cac khoan thu ngan sach nha nudc 13 gia dat do nha nudc
quy dinh gém: khung gia dat, bang gia dat hay gia dét cu thé. Bén canh nhitng mat
tich cuc tir két qua dat duoc cua nhirng céng cu nay thi van dé ap dung gia dat do
nha nuéc quy dinh van ton tai nhiéu bat cap khi gia dat thi truong ¢ nhing bién
dong 16n. Nghién cau cho thiy khung gia dat caa Chinh phii ban hanh chua diéu
chinh kip thoi theo bién dong cua gia dat trén thi truong (khung gia dat Chinh phu
quy dinh thap hon nhiéu so véi gia thyc té trén thi truong, dén nay chi dat 50%-60%
gia thi truong, cd vi tri khung gia tdi da chi dat 30% gia thuc té trén thi truong).
Nha nuéc van chua hé thong theo dbi gia dat trén thi truong, chinh vi vay, lam han
ché tinh linh hoat, tinh chu dong khi thuc hién cac chinh séach.

Xuat phat tir nhitng han ché trén, thi viéc tao dung moét nguon sb lidu gia dat
thi tredng dé 1am tu liéu cho viée thi hanh cac chinh sach dét dai cia Uy Ban Nhan
Dan Quan 6 hay dé diéu chinh bang gia dat theo quy dinh Nha nuéc gan sat hon véi
gia dat thi truong, dam bao quyén lgi ciia Nha nudc va Nhan dén, t6i da chon dé tai:
Xac dinh khung gia dét thi truong khu vuc quan 6, TP. HCM (Pudng Ba Hom, Tan
Hoa Pong, Hau Giang, Pham Vin Chi va Nguyén Vin Ludng).

0.2 MUC TIEU NGHIEN CUU:

e Phuc vu cho chinh sach tai chinh dat dai va xac dinh cac khoan thu ngan sach
nha nudc cia Uy Ban Nhan Dan Quan 6, TP. HCM.

e Ap dung nhitng kién thirc da hoc vao thuc tién trong qué trinh di thuc tap.

0.3 CAU HOI NGHIEN CUU:

e Gia dat mat tién cho céc tuyén duong (Ba Hom, Tan Hoa Poéng, Hau Giang,
Pham Vin Chi va Nguyén Vin Ludng ) thuoc quan 6, TP. HCM la bao nhiéu?

e Xay dung bang hé sb diéu chinh hém va xac dinh ty 1& diéu chinh quy mé cho
cac tuyén duong (Ba Hom, Tan Hoa Pong, Hau Giang, Pham Vin Chi va
Nguyén Vin Ludng) thuoc quan 6, TP. HCM.

0.4 GIA THUYET NGHIEN CUU:
C6 sy khac nhau gitra bang gia dat do nha nuéc quy dinh so véi gia dat tir thi
truong trén cac tuyén duong Ba Hom, Tan Hoa Pong, Hau Giang, Pham Van Chi
va Nguyén Vin Ludng quan 6, TP. HCM.

SVTH: NGUYEN VAN ANH



KHOA LUAN TOT NGHIEP GVHD:TS.NGUYENQUYNH HOA

0.5 PHAM VI NGHIEN CUU:
Dé tai tap trung vao bat dong san, cha yéu la dat ¢ cac tuyén duong: Ba
Hom, Tan Hoa Pong, Hau Giang, Pham Vian Chi va Nguyén Vin Ludng thudc khu
vuc quan 6, Thanh phé H6 Chi Minh.
0.6 PHUONG PHAP NGHIEN CUU:
e Diéu tra, khao sat thyuc té vé thong tin cac BDS.
e Théng k& md ta vé mat dinh lugng va dinh tinh.
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CHUONG 1: CO SO LY LUAN

1.1 KHAI NIEM VE DPAT PAI:

Trong nén san xuat, dat dai giit vi tri dac biét quan trong. Dat dai 1a diéu kién
vat chdt ma moi san xuat va sinh hoat déu can tai.

Luat dat dai 2003 di khing dinh “DAt dai 12 tai nguyén qudc gia vo cung quy
gia, 1a tu liéu san xuat dac biét, 1a thanh phan quan trong hang dau cua méi trudng
séng, 1a dija ban phan bd cac khu dan cu, xdy dung céc cong tinh kinh té, vin hoa,
x4 hoi, an ninh quéc phong”. Nhu vay, dat dai 1a diéu kién chung nhat ddi véi moi
qua trinh san xuat va hoat déng cua con ngudi. N6i cach khac, khong co dét s&
khong c6 san xuat cling nhu khong co su ton tai ciia chinh con ngudi. Do vay, dé co
thé sir dung dung, hop Iy va c6 hiéu qua tai nguyén quéc gia thi viéc hiéu rd khai
niém vé dat dai 1 vo cung can thiét.

Khéi niém day di va phé bién nhat hién nay vé dat dai nhu sau: “Pat dai 1a
mot dién tich cu thé cuia bé mat trai dat bao gom tit ca cac cau thanh cia moi trudng
sinh thai ngay trén va dudi bé mit d6 nhu: khi hau bé mat, thdé nhudng, dang dia
hinh, mat nudc, cac 16p tram tich sat bé mat clng véi nuéc ngam véa khoang san
trong 1ong dat, tap doan dong thuc vat, trang thai dinh cu cta con ngudi, nhitng két
qua cta con ngudi trong qua khtr va hién tai dé lai (san nén, hd chira nuée hay hé
thdng tiéu thoat nude, duong s, nha cira...)” (Hdi nghi qubc té vé Mbi truong & Rio
de Janerio, Brazil, 1993).

1.2 PHAN LOAI PAT PALI:
Céc co quan nha nudc phan loai dat dai nham quan ly va sir dung tai nguyén
dat mot cach hiéu qua nhu thu thué, thu tién st dung dat, tién thué dat, thué thu
nhap ca nhan, thué truéc ba, ...

Theo nghi dinh 181/2004/ND-CP ban hanh ngay 29/10/2004 can ctr vao muc dich
sir dung, dat dai nudc ta duoc phan loai thanh 3 nhom dat:

1.2.1 Nhém dit ndng nghiép

Nhom dat ndng nghiép duoc chia thanh cac phan nhém sau:

e Dit san xuat ndng nghiép bao gom dat tréng cay hang nim, dat trong cay lau
nim. DAt trong cay hang nim bao gém dat trong lta; dat dong co dung vao chin
nudi, dat trong cay hang nam khac;

e Pit 1am nghiép bao gom dat rung san xuat, dat ring phong ho, dat rimg dac
dung;

e Pit nubi trong thuy san;

e DAit lam muébi;

e DAt ndng nghiép khac.
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D4t ndng nghiép khac 1a dat tai néng thdn sir dung dé xay dung nha kinh va cac
loai nha khac phuc vu muc dich trong trot ké ca céac hinh thic tréng trot khong
tryc tiép trén dat; xay dung chudng trai chin nuéi gia suc, gia cam va céc loai
dong vat khac duoc phap luat cho phép; xay dung tram, trai nghién cuu thi
nghiém néng nghiép, 1am nghiép, 1am muébi, thay san, xay dung co sé wom tao
cay gidng, con gidng; xay dung kho, nha cua ho gia dinh, ¢4 nhan dé chira ndng
san, thudc bao vé thyuc vat, phan bon, may méc, céng cu san xuat néng nghiép.

1.2.2 Nhém ddt phi ndng nghiép;

Nhom dét phi néng nghiép duoc chia thanh cac phan nhém sau:

e Pit ¢ bao gom dat ¢ tai nong thon va dat ¢ tai do thi;

e Pit chuyén ding bao gom dat xay dung tru s¢ co quan, xay dung cong trinh su
nghiép; dat sir dung vao muc dich qudc phong, an ninh; dat san xuat, kinh doanh
phi ndng nghiép; dat sir dung vao muc dich cong cong.

e Pit str dung vao muc dich cong cong la dat st dung vao muyc dich xay dung
cong trinh dudng giao thdng, cau, cbng, via he, cang duong thuy, bén pha, bén
xe 6 t0, bai dd xe, ga duong sat, cang hang khong; hé théng cap nudc, hé théng
thoat nuéc, hé thong cong trinh thuy loi, dé, dap; hé thong duong day tai dién,
hé thong mang truyén thong, hé thong dan xang, dau, khi; dat st dung lam nha
tré, trrong hoc, bénh vién, chg, cong vién, vuon hoa, khu vui choi cho tré em,
quang truong, san van dong, khu an dudng, khu nu6i dudng ngudi gia va tré em
c6 hoan canh khé khin, co sd tap luyén thé duc - thé thao, cong trinh vin hoa,
diém buu dién - van hoa x3, twong dai, bia twdong niém, nha tang 1&, cau lac b,
nha hét, bao tang, trién 1am, rap chiéu phim, rap xiéc, co s& phuc hdi chtrc ning
cho nguoi khuyét tat, co sé day nghé, co sd cai nghién ma tuy, trai gido dudng,
trai phuc h6i nhan pham; dat co di tich lich sir - van hoa, danh lam thing canh da
duoc xép hang hoic duoc Uy ban nhan dan tinh, thanh phé truc thuoc Trung
wong quyét dinh bao vé; dat dé chat thai, bi rac, khu xu ly chét thai;

e Dit s6ng, ngoi, kénh, rach, subi va mat nude chuyén dung;

e Pit ton gido, tin ngudng bao gom dat do cac co s& ton gido sir dung; dat ¢ cong
trinh 13 dinh, dén, miéu, am, tir dudng, nha thd ho;

e Dit 1am nghia trang, nghia dia;

e DAt phi ndng nghiép khéc.

Pat phi néng nghiép khac 1a dat c6 cac cdng trinh tho tu, nha bao tang, nha bao
tén, nha trung bay tac pham nghé thuat, co s sang tac vin hoa nghé thuat va cac
cong trinh xay dung khéc cta tu nhan khdng nham muc dich kinh doanh ma cac
cong trinh d6 khong gan lién véi dat ¢; dat 1am nha nghi, 14n, trai cho ngudi lao
dong; dat tai do thi sir dung dé xay dung nha kinh va cac loai nha khéac phuc vu
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muc dich trong trot ké ca cac hinh thirc tréng trot khong truc tiép trén dat, xay
dung chudng trai chan nudi gia suc, gia cam va cac loai dong vat khac duoc
phap luat cho phép, xay dung tram, trai nghién ctru thi nghiém ndng nghiép, lam
nghiép, thuy san, xay dung co s& wom tao cay gidng, con gidng, xay dung kho,
nha cta ho gia dinh, c4 nhan dé chira ndng san, thudc bao vé thuc vat, phan bon,
may mac, céng cu san xuat néng nghiép.

1.2.3 Nhém dit chwa siv dung.

Nhom dét chwa str dung duoc chia thanh cac loai dat sau:
e Pit bang chua sir dung;
e DAt ddi nai chua sir dung;
e Nui da khong co ring céy.
1.3 KHAI NIEM VE PAT O TAI PO THI:

D6 thi 1a khu vyc tip trung dan cu sinh sdng c6 mat d6 cao va chu yéu hoat
dong trong linh vuc kinh té phi ndng nghiép, la trung tam chinh tri, hanh chinh, kinh
té, van hoa hodc chuyén nganh c6 vai trd thic day su phat trién kinh té, xa hoi cua
qudc gia hoac caa mot ving 1anh thd, mot dia phuong.

Theo Luat Pat Pai nim 2003, diéu 84 dinh nghia: “Pat ¢ tai d6 thi bao gom dat dé
xay dung nha &, xay dung cac cong trinh phuc vy doi sdng trong cling mot thira dat
thudc khu dan cu @6 thi, phu hop véi quy hoach xdy dung d6 thi da dugc co quan
nha nudc c6 tham quyén xét duyét.”

Trong quy hoach d6 thi, dat & duoc phan chia cu thé , chi tiét hon nhu dat ¢ nha lién
ké, dat o biét thy, dat ¢ chung cu,..v.v.. Tuy theo mdi loai d6 an quy hoach, vi mdi
loai d4t & nay s& co céc chi tidu sir dung dat (xay dung) khac nhau ma trong luat dat
dai khong dé cap dé quan ly vé mit xay dung, nhung cac loai dat ndy xét vé mat
tinh chat, muc dich sir dung dat thi déu co tinh chat giéng nhau la dat & d6 thi.

Hiéu mot cach don gian, dat ¢ tai d6 thi 1a dat danh cho muc dich xay nha ¢ (nha
lien ké, biét thy, chung cu,...) ndm trong d6 thi phi hop vai quy hoach xay dung d6
thi da dugc co quan nha nudc co tham quyén xét duyét.
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1.4 CAC PHUONG PHAP XAC PINH GIA PAT:
Trén cic nudc phat trién, vé co ban tham dinh gia tri dat dai duoc tién hanh trén 6
phuong phap:

e Phuong phép so sanh gia ban

e Phuong phap chiét trir

e Phuong phap phan bd

e Phuong phap vbn hoa tién thué dat

e Phuong phap v6n hoa thu nhap tir dat

e Phuong phép thang du

O Viét Nam, theo nghi dinh sé 188/2004/ND-CP va nghi dinh 123/2007/ND-CP
Nha Nude ban hanh thi dén nay (3/2014) c6 4 phuong phap tham dinh gia tri dat dai
la:

e Phuong phap so sanh tryc tiép

e Phuong phép thu nhap

e Phuong phap chiét trir

e Phuong phép thiang du
Viéc van dung phuong phap nao dé tham dinh phy thugc vao muc dich tham dinh,
sb liéu thu thap dugc tir dit liéu thi truong va yéu cau cua khach hang. Trén thuc té
thi phuong phap dugc ap dung nhiéu nhit 1a phuong phép so sanh gia ban va
phuong phap chiét tri.

1.4.1 Phwong phdp so sanh gia ban:

1411  Cosély luan:

Phuong phép so sanh gia ban 1a phuong phap tham dinh gia dua trén co so
gia tri thi truong cua nhiing 16 dat twong tu di giao dich thanh cong hoic dang mua
ban trén thi truong vao thoi diém tham dinh gia vai gia tri cua 16 dat can tham dinh
gia c6 méi lién hé vai nhau.

1.4.1.2  Nguyén tdc:

Phuong phép so sanh gia ban thuong dwa vao cac nguyén tic chii dao sau:

e Nguyén tac thay thé: gia tri caa mot 16 dat phu thudc béi muc gia giao dich trén
thi trudng cua cac 16 dat co tinh chat tuong ddng voi 16 dat can tham dinh.

e Nguyén tic cung cau: gia tri caa 16 dat chiu tac dong bai quy luat cung va cau
thi truong cta nd. Tir su tuong tac ctia cung cau hinh thanh nén gia thi truong
cua 16 dat tai mot thoi diém tai mot thi truong cu thé. Tuy nhién can luu ¥ rang
cung thi truong dit dai co din kém vi ngudn tai nguyén dat dai 1 hitu han, nhu
vay gié cua 16 dat chu yéu phu thudc vao cau thi truong.
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Nguyén tic hitu dung: gia tri 16 dat phu thudc vao tinh hitu dung cua 16 dat, néu
tinh hitu dung cang cao nhu kha ning khai thac, st dung cang nhiéu thi gia tri
cua 16 dat cang ting va nguoc lai.
Nguyén tic sir dung tét nhat va hiéu qua nhat: Lo dat dugc sir dung tét nhat va
hiéu qua nhat khi 16 dat dugc phap luat chap nhan, kha thi vé mat tai chinh, c6
thé thue hién vé mat ki thuat va mang lai gia tri cao nhat cho 16 dat dé.

1413  Cic buéc thuc hién:
Thu nhap céc dir liéu vé gia giao dich cua cac 16 dat co tinh twdng ddng trén thi
truong,
Xac dinh nhimng diém twong dong va khéc biét giita 16 dat can tham dinh va cac
16 dat twong dong co thé so sanh.
Xac dinh su st dung tét nhat va hiéu qua nhét trong tirng gié giao dich cua cac
16 dét so sanh tiém nang.
U'dc tinh don gia binh quan ctia cac yéu té so sanh (diém khéc biét).
Tién hanh diéu chinh ting yéu t6 khéc biét d6 tir cac 16 dat so sanh vé 16 dat can
tham dinh, nhim wéc tinh gia trj cua 16 dat can tham dinh.
Théng nhat két qua tham dinh.

1.4.1.4  Uu va nhwoc diém ciia phwong phdp so sdnh gid bdn.

U'u diém:

Pay 1a phuong phap it kho khan vé mat ky thuat, vi nd khong can thiét phai xay
dung cac céng thic hoac mé hinh tinh toan, ma dwa vao su hién dién cua cac
giao dich thi truong.

Phuong phap so sanh gia ban 1a phuong phap cho két qua thim dinh mang tinh
khach quan va mirc do tin cay cao vi gia giao dich cua 16 dat can tham dinh duoc
wdc tinh tir gi4 giao dich cua cac 16 dat so sanh Iy truc tiép tir dix lidu thi truong.
Céc thay ddi cac diéu kién tai chinh va lam phat dugc thé hién trong gia ban.

La phuwong phap dé dang thuyét phuc duoc khach hang, thuong duoc chap nhan
boi toa &n, Chinh phu.

Nhwoe diém:

Can thiét phai ¢ nhiing théng tin thi treong chinh xac, rd rang.

Cac thong tin thuong mang tinh lich str.

Cac thong tin giao dich thuong kho ddng nhat véi tai san can tham dinh gia, dic
biét 1 tinh thoi diém (thong tin giao dich thanh cong thudng dién ra truéc thoi
diém tham dinh gia4 muc tiéu). Trong diéu kién thi truong bién dong, cac thong
tin nhanh chéng trg nén lac hau trong thoi gian ngan.

Viéc diéu chinh theo su khac biét can phai c6 su phan xét tét va can kinh
nghiém.
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e Phu thudc vao tinh tich cuc va do 6n dinh cua thi truong.
e Thudng khé thu thap, x4c minh céc thong tin xac ddng vé cac giao dich.

1.4.2  Phwong phdp chiét trir:

1421 Cosolyludn:

Phuong phép chiét trir 12 sy két hop gitra tiép can chi phi va tiép can so sanh
trong tham dinh gi4 tri bat dong san, gié tri cua 16 dat woc tinh chinh 1a gié tri cua
bat dong san trir di gia tri con lai cua cong trinh gan lién trén dat.

Phuong phép chiét trir dwoc &p dung dé xac dinh gia dit cua thira dat c6 tai san gan

lién véi dat trong trudng hop khong c6 du s lidu vé gid thi trudng cia cac thira dat

tréng twong tu dé 4p dung phuong phép so sanh truc tiép, trong khi c6 thé thu thap
s6 lieu vé gia thi truong cua cac thira dat co tai san gan lién véi dat twong ty VOi
thira dat can xac dinh gia.

1.4.2.2  Nguyén téic:

Phuong phap chiét trir thuong ap dung cac nguyén tic chu dao sau:

e Nguyén tic dong gop: miac do ma mdi bo phan cua tai san dong gop vao tong
thu nhap tir todn bo tai san c6 tac dong dén tong gia tri cua tai san do.

e Nguyén tic thay thé: gi tri caa mot 16 dat phu thudc bai muc gia giao dich trén
thi trudng cua cac 16 dat co tinh chat tuong déng voi 16 dat can tham dinh.

e Nguyén tac cung cau: gia tri caa 16 dat chiu tac dong bai quy luat cung va cau
thi truong cta nd. T su tuong tac ctia cung cau hinh thanh nén gia thi trudng
cua 16 dat tai mot thoi diém tai mot thi truong cu thé. Tuy nhién can luu ¥ rang
cung thi truong dat dai co din kém vi ngudn tai nguyén dat dai 1 hiru han, nhu
vay gia cua 16 dat cha yéu phu thudc vao cau thi truong.

e Nguyén tic can bang: gia tri 16 dat phu thudc vao su can bang trong sir dung cua
16 dat d6, cang phan bo sir dung c6 tinh can bang, hop Iy thi gia tri mang lai cho
16 dat cang cao va nguoc lai.

e Nguyén tic st dung tt nhat va hiéu qua nhat: Lo dat duoc str dung tét nhat va
hiéu qua nhat khi 16 dat duoc phap luat chap nhan, kha thi vé mat tai chinh, c6
thé thuc hién vé mat ki thuat va mang lai gia tri cao nhat cho 16 dat do.

1.4.2.3  Cac bwoc thuc hién :

e Thu thap céc dit liéu vé gia giao dich cua cac bat dong san twong dong.

e Udc tinh gié giao dich binh thuong cia cac bat dong san twong dong,

e Udc tinh gi4 tri con lai cua tai san gan lién véi dat cua céc bat dong san so sanh,

e Trir gi4 giao dich binh thuong cua mdi bat dong san so sanh, vai gia tri con lai
cua tai san gan lién voi dat cua bat dong san so sanh dé tim gia dat,

e Xac dinh nhiing diém twong ddng va khac biét gitta 16 dat can thdm dinh va cac
16 dat twong dong c6 thé so sanh.
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Xac dinh sy st dung tt nhat va hiéu qua nhat trong ting gia giao dich cua cac
16 dét so sanh tiém nang.
Udc tinh don gia binh quan cta cac yéu t6 so sanh c6 su khéc biét.
Tién hanh diéu chinh tirng yéu t khéc biét do tir cac 16 dat so sanh vé 16 dét can
tham dinh, nhim woc tinh gia tri cua 16 dat can tham dinh.
Théng nhat két qua tham dinh tir cac muc gia khac nhau.

1.4.2.4  Uu va nhwoc diém ciia phwong phdp chiét triv

U'u diém:

V& co ban sau khi trir di cac tai san gan lién trén dat dat thi cac ky thuat caa
phuong phap chiét trir gibng hét phuong phép so sanh gia ban, nén ciing mang
nhitng wu diém cia phuong phéap so sanh gia ban.

Phuong phap chiét trir 1a phuong phap cho két qua tham dinh mang tinh khach
quan va muc do tin cay cao vi gia giao dich cua bat dong san can tham dinh
duoc udce tinh tir gid giao dich cua cac 16 dat so sanh lay tryc tiép tir dir liéu thi
truong.

Cac thay d6i cac diéu kién tai chinh va lam phat dugc thé hién trong gia ban.

La phuong phap dé dang thuyét phuc duoc khach hang, thuong duoc chap nhan
bai toa &n, Chinh phu.

Tim cé4c bat dong san (dat +cong trinh trén dat) trong tu dé so sanh dé& tim hon
c4c 16 dat trong tuong tu.

Nhuoe diém:

Phuong phép chiét trir ciing dwa vao dir liéu thi truong nén ciing mang nhing
nhugc diém da dé cap trong phuong phap so sanh gia ban.

Kho xéac dinh dugc ty 1& chat lugng con lai, gia tri cong trinh xay méi xac dang
cua tai san gan lién véi dat do con nhiéu tinh chu quan va c6 su khac nhau trong
cac van ban phap ly co lién quan.

Nguoi tham dinh gia can phai théng thao ky thuat xay dung va co dua kinh
nghiém dé c6 thé ap dung duoc phuong phap nay.
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CHUONG 2: XAY DUNG BANG GIA PAT THI TRUONG
KHU VUC QUAN 6

2.1 BANG GIA PAT UBND VA NHUNG VAN PE PAT RA
Trong diéu 55, muyc 6, luat dat dai 2003 ban hanh thi:

Gia dat duoc hinh thanh trong cac trudng hop sau day:

1. Do Uy ban nhan dan tinh, thanh phé truc thudc trung wong quy dinh gia theo quy
dinh tai khoan 3 va khoan 4 Biéu 56 cua Luat nay;

2. Do dau gia quyén sir dung dat hodc dau thau du an c6 st dung dat;

3. Do nguoi sir dung dat thoa thuan vé gia dat véi nhitng nguoi ¢6 lién quan khi
thuc hién cac quyén chuyén nhuong, cho thué, cho thué lai quyén si dung dat; gop
von bang quyén sir dung dat.

Véi nhitng trudng hop khac nhau thi da hinh thanh nén cac loai gia dat khac
nhau. Trén thuc té cho thiy trong linh vuc dat dai ¢ nudc ta hién nay van ton tai
song song hai loai gia: gia thi truong va gia nha nudc.

e Gia dat nha nudc do Uy ban nhan dan tinh, thanh phé truc thudc trung uong
quy dinh gia dé phuc vu cho cc muc dich quan 1y dat dai caa Nha nudc.
(trwong hop 1 cua diéu 55 luat dat dai 2003).

e Gi4 thi truong 1a mac gia duoc mua, ban trén thi truong tai mot thoi diém
nhat dinh do ngudi sir dung dat thoa thuan vé gia dat véi nhitng ngudi c6 lién
quan khi thuc hién céc quyén chuyén nhuong, cho thué, cho thué lai quyén
st dung dat; gop von bang quyén str dung dat. (truong hop 3 cua diéu 55 luat
dat dai 2003).

Gia dat thi truong

K& tir nam 1986, v6i chinh sach “mé cira”, kinh té Viét Nam bat dau chuyén
d6i tir md hinh quan 1y “kinh té ké hoach hoa tap trung” sang mé hinh “kinh té thi
truong dinh huéng x& hoi chu nghia”. BPS ciing 12 mot loai hang hoa nén dé tao
diéu kién cho thi truong BDS phat trién thi gia ca BDS phai duoc van hanh theo co
ché thi truong, chinh vi vay nhitng chinh sach quan 1y dat dai ciing dugc diéu chinh
dé pha hop voi sy van hanh cua thé ché kinh té thi truong c6 su quan ly cia Nha
nuéc. Cu thé 1a Nha nude khdng quan ly gia thuc té mua ban, trao d6i, cho thug, thé
chap, chuyén dich quyén s& hitu (quyén sir dung) BDS ma dé cho ¢ nhan st dung
dat thoa thuan gia dat véi nhitng nguoi 6 lién quan.

14 SVTH: NGUYEN VAN ANH



KHOA LUAN TOT NGHIEP GVHD:TS.NGUYEN QUYNH HOA

Gia dit nha nwéc

Theo khoan 1, diéu 54, muc 6 luat dat dai nam 2003 néi rang ngudn thu ngan
sach nha nudc tir dat dai bao gom:

a) Tién sir dung dét trong cac truong hop giao dat cé thu tién st dung dat, chuyén
muc dich sir dung dat tir dit duoc Nha nuée giao khong thu tién st dung dat sang
dat duoc Nha nuéc giao cd thu tién sir dung dat, chuyén tir hinh thire thué dat sang
hinh thitc duoc Nha nudce giao dat 6 thu tién sir dung dat;

b) Tién thué dat d6i véi dat do Nha nudce cho thué;

¢) Thué sir dung dét;

d) Thué thu nhap tir chuyén quyén sir dung dat;

d) Tién thu tir viéc xir phat vi pham phép luat vé dat dai;

e) Tién boi thuong cho Nha nudc khi gay thiét hai trong quan Iy va st dung dat dai;
g) Phi va Ié phi trong quan ly, st dung dat dai.

Pé thu duoc cac khoan ngan sach trén thi nha nudc phai ban hanh bang gia
chuan dé thuan loi va dong bo cho cong tac thu ngan sach nha nudc tir dat dai.
Phuong phap xéac dinh gia dat va khung gia cac loai dat do Chinh phu quy dinh va
trén thuc té dugc ban hanh theo NP 188/2004/ ND-CP va NP 123/2007/ND-CP va
cac thong tu lién quan.

Uy ban nhan dan tinh, thanh phé truc thudc trung wong xay dung gia dat cu
thé tai dia phuong trinh Hoi d6ng nhan dan cing cap cho y kién trugc khi quyét
dinh. Tai Thanh phé H6 Chi Minh thi gia dat méi nhat dugc ban hanh theo quyét
dinh s 60/2013/QD-UBND.

Trén thyc té thi gia dat thuc té thi truong cao hon sao voi gia dat do UBND
ban hanh va két qua khao sét thyuc té khi thuc hién chuyén dé nay ciing cho thay su
khac nhau gitra hai loai gia trén.

Sw khac nhau nay gay dnh hwong gi?

Xét vé ban chat Nha nudc ta 1a Nha nude do nhan dan lao dong thiét 1ap Ién,
dai dién cho y chi, nguyén vong va lgi ich cua nhan déan; phuc vu va cham lo cho lgi
ich, su phon vinh cta nguoi dan. Nén khi thu tién tir dat dai ciia dan ciing vay, NN
phai dam bao lgi ich ctia nhan dan 1a diéu quan trong. Theo thyc té thi gia dat NN
thap hon thi truong, diéu nay co loi cho dan khi Nha nudc chi thu cac khoan tién
theo gia dat NN.

Nhung trén thyc té gia NN cing thuc hién cho nhiéu myc dich khac nhau, c¢6
nhitng muc dich gay thiét hai loi ich cho nguoi sir dung dat nhu: thiét hai vé loi ich
ctia nguoi sir dung dat (SDP) 1a hau qua phat sinh truc tiép tir hanh vi thu hoi dat
ciia Nha nudc gay ra. Vi vay, Nha nuéc phai c¢d trach nhiém boi thuong thiét hai
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cho ho. Trudce ddy, trong thu hdi dat, viéc Nha nudc dén bu cho nguoi dan theo gia
Nha nudc da gay nhiéu vy tranh céi, khiéu nai.

Pé giai quyét van dé nay, NN di xac dinh lai gia dat trong mot sb truong hop
cu thé theo diéu 11, Muc 2, ND 69/2009/ND-CP néi rang: khi mét sé truang hop cu
thé, khi ma gia NN quy dinh vao thoi diém giao dat, cho thué dat, thoi diém quyét
dinh thu hoi dat, thoi diém tinh gia dat vao gia tri doanh nghiép c6 phan hoa chua
sat véi gia chuyén nhuong quyén st dung dat thyc té trén thi trudng trong diéu kién
binh thudng thi UBND cép tinh cin cir vao gia chuyén nhuong thuc té trén thi
truong dé xac dinh lai gia dat cu thé cho phu hop. Viéc sir dung gia dat thi truong
trong nghi dinh nay da phan nao can bang loi ich cho ngudi dan.

Nha nuée cling di thwc hién mot s6 bién phap dugc xem 14 tich cuc dé lam
cho bang gia Nha nudc tiép can duoc véi gia thi truong, d6 1a viec sir dung hé sé K.

Hé s6 K 1a hé s6 diéu chinh quyén st dung dat, duoc xac dinh bang ty 1¢ gitra
gia dat chuyén nhuong thyc té (mang tinh phd bién) trén thi truong trong diéu kién
binh thuong tai thoi diém xac dinh véi gia dat do Uy ban nhan dan cip tinh quy
dinh va céng b6 hang nam.

_ Gia chuyBin nhBEng thic t@
Gia d@t do UBND clp tBnh quy dE@nh

Bén nhitng mat tich cuc khi NN diéu chinh gia NN cho phi hop gia dat thi
truong vao viéc quan ly thi lai phat sinh thém nhitng véan dé tiéu cuc khac nhu: O
TP. HCM quy dinh vé hé sb diéu chinh gia dat (hé sé K) tinh thu tién sir dung dat ¢
d6i vai ca nhan, ho gia dinh dugc quy dinh tai Quyét dinh s6 28/2012/QD — UBND.
Theo d6, ddi véi phan dién tich vuot han muc sir dung dat ¢ khi cap gidy chang
nhan quyén sir dung dat ¢ d6i voi dat dang sir dung c6 hién trang 1a dat ¢ thuoc khu
dan cu (do Uy ban nhan dan phuong, x4, thi tran xac nhan) cua ho gia dinh, ca nhan
thi toan bo dién tich dat & vuot han mirc dugc ap dung hé s K = 2. Con dbi voi
truong hop dién tich vuot han mac st dung (han muc giao) dat & khi chuyén muc
dich sir dung ddi v4i dat dang sir dung khong phai 1a dat ¢ sang dat & caa ho gia
dinh, ca nhan thi toan bo dién tich dat & vuot han mirc dugc ap dung hé s6 K tly
theo khu vuc (K>2). Viéc nhan véi hé s6 K da lam cho gia dat NN gan vai gia thi
truong nhung ciing dang c6 nhiéu tranh ci va y kién, theo nguoi dan thi hé s nay
quéa cao, l1am cho nhiéu ngudi dan khong du tién dé lay s6 do.

Chinh sy mau thuan gitra gia dét thi truong va gia NN trong co ché quan ly dét dai
d3 gay ra bai toan kho cho NN khi ban hanh gia dit 1am sao dé can bang loi ich cua
Nha nudc va nhan dan.
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Dé giai quyét nhitng han ché d6, mot sé giai phap dinh gia dat phu hop voi
diéu kién Viét Nam theo PGS.TS.Nguyén Thé Chinh Vién Chién luoc, Chinh séch
tai nguyén va méi truong - Bo TN&MT va PGS.TS.Vii Thi Minh, Khoa bat dong
san va kinh té tai nguyén — PHKTQD.

Dé xuit bién phap va ké hoach trién khai viéc thuc hién dinh gia dat thwang ky
cua cac co quan dinh gia Nha nwérc.

- Dbi véi Khung gia do Chinh phu ban hanh.

Chinh phu can quy dinh khung gia dat, gia dat thuoc khu vuc giap ranh gita
c4c tinh, thanh phé truc thuéc Trung wong. Trong khung gia dat nén quy dinh gia
dat theo muc dich st dung. Khung gia dat hién nay chi quy dinh theo 3 nhom dit,
nhu vy c6 sy “cao bang” giita gia dat chuyén dung phuc vu muc dich cho thuong
mai, dich vu véi gia dat cho muc dich san xuat kinh doanh thong thuong.

- Ddi véi Bang gia dat do UBND tinh.

Can phai xem xét va diéu chinh lai cac quy dinh vé bién phap va ké hoach
trién khai ban hanh Bang gia dat cia cac dia phuong nhu : Bang gia céac loai dat
dugc xay dyng cin cir vao mirc gia dat caa ting ving gia tri trong khung gia dat;
Quy dinh cu thé vé viéc str dung tu van gia dat, diéu kién, noi dung hoat dong tu
van gia dat: “To chirc tu van gia dat duoc thuc hién dich vu theo yéu ciu caa co
quan Nha nuéc khi xay dung Khung gia dat, Bang gia dat va xac dinh gia dat cu
thé”.

Pham vi 4p dung ddi voi bang gia dat do dia phuong ban hanh dung dé: (i)
Tinh thué st dung dat, thué thu nhap tir chuyén quyén sir dung dat; (i) Tinh 1& phi
va phi trong quan ly va str dung dat dai; (iii) Tinh tién st dung dét khi nha nuéc
cdng nhan quyeén sir dung dat dbi véi ho gia dinh, ca nhan; (iv) Tinh tién thué dat
d6i véi truong hop Nha nude cho thué dat thu tién thué dat hang nam khong thong
qua hinh thirc ddu gia dat thué; (v) Tinh tién xt phat vi pham hanh chinh trong linh
vuc dat dai; (vi) Tinh tién bdi thuong cho Nha nudc khi gay thiét hai trong quan ly
va str dung dét dai.

- V& phuong phéap dinh gia dat can co6 quy dinh bd sung: Quy dinh rd hon céc
truong hop ap dung phuong phap dinh gia dé xac dinh gia dat tai cac vi tri; Quy
dinh rd cac noi dung, yéu cau trong khao séat, thu thap thong tin vé gia dat thi
truong; Dinh gié tryc tiép cho ting vi tri dat, khong ap dung hé sé vi tri.

SVTH: NGUYEN VAN ANH



KHOA LUAN TOT NGHIEP GVHD:TS.NGUYENQUYNH HOA

Pé xuat bién phap va ké hoach trién khai viéc thuc hién dinh gia dat ca biét
trong trudng hop cé sw diéu chinh gia dat

Mot 13, pham vi 4p dung dinh gia dat dat cy thé. Gia dat cu thé dugc xac dinh
khi phat sinh yéu ciu ciia Nha nudc, ngudi sir dung dat, ngudi co quyén, nghia vu
lién quan va duoc sir dung lam cén ctr trong cac truong hop: Tinh tién sir dung dat
khi Nha nudc giao dat c6 thu tién sir dung dat khdng théng qua hinh thirc dau gia
quyén sir dung dat, céng nhan quyén st dung dat, cho phép chuyén muc dich déi
vé6i t6 chirc ma phai nop tién sir dung dat; Tinh tién thué dat déi véi truong hop Nha
nuéc cho thué dat thu tién thué mot 1an ca thai gian thué khong théng qua hinh thuc
dau gia quyén st dung dat; Tinh gia tri quyén st dung dat khi c6 phan hoa doanh
nghiép Nha nuéc ma doanh nghiép thudc truong hop Nha nude giao dat cd thu tién
st dyung dat; Tinh tién boi thuong khi Nha nudc thu hoi dat.

Hai 13, trong quy trinh dinh gia dét cu thé, c6 su tham gia cua t6 chirc, co
quan dinh gia dat doc 1ap tién hanh dinh gia dat, UBND tinh 1 co quan xem xét va
quyét dinh gia dat cu thé. Néu nguoi dan khong dong y véi mac gia do UBND tinh
dua ra, c6 thé yéu cau co quan, to chirc gia khac dinh gia hoic khiéu nai va khoi
Kién dén co quan toa an.

Ba 3, viéc xac dinh gia dat dé tinh tién boi thuong khi Nha nuéc thu hoi dat:
Can trao quyén cho ngudi bi thu hdi dat c6 quyén yéu cau co quan dinh gia dat xac
dinh gia dat va gia do co quan dinh gia dat dua ra 1a gia dé tinh bdi thuong:[i]Gia
dat dugc xac dinh phai dua trén sy thoa thuan véi nguoi st dung dat, gia dat dugc
dinh gi4 tai thoi diém thu héi dat; Truong hop khéng thoa thuan duoc vé gia thi
ngudi bi thu hdi dat co quyén yéu cau co quan tham dinh gia xac dinh gia, gia dat
xéac dinh theo gia ciia co quan tham dinh gia dua ra; Trudng hop mot bén khong
dong y voi gia cua co quan tham dinh gia dua ra co6 quyén yéu cau to chirc khac
tham dinh lai gi4, gi4 cta co quan t6 chirc dua ra 1a gia dé tinh bdi thuong. Bé dam
bao gia ctia co quan tham dinh gia dua ra 1a khach quan, doc lap.
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2.2 PHUONG PHAP XAY DUNG BANG GIA PAT THI TRUONG
KHU VUC QUAN 6.

Vi c4c tai san khao sat bao gom BDS (dat va cac cdng trinh gan lién voi dat) nén
phuong phap chiét trir dwoc van dung dé xac dinh duoc gié tri dat dai thi truong cho
khu vuc quan 6.
Cac bwéc thyc hién:

e Khao sat va thu thap thong tin tur thi treong:
Tim céc bat dong san twong dong voi tai san tham dinh dang giao dich hay da
chuyén nhuong thanh céng trén thi treong gan véi thoi diém khao sat gia (khdng
qua 1 nam so véi thoi gian khao sat).

e UGc tinh gia giao dich binh thuong cua cac BDS thu thap duoc.

e Uéc tinh gia tri con lai cua cdng trinh gan lién véi dat cua cac BDS so sanh

Gia tri xay dyng Ty ¢ chit lugng

Gia tri con lai mai cua céng Jor
Y N _ R S con lai cua céng
cua cong trinh = trinh tai thoi X X
oD Lz A e -/ trinh
gan lien voi dat diém dinh gia @)

1)

(1) Gia tri xay dyng moi cua cong trinh dugc woc tinh dua trén Quyét dinh
66/2012/QD-UBND Vvé biéu gia vé suat von dau tu ciia TP. HCM.

(2) Ty Ié chét luong con lai caa cdng trinh:
C6 nhiéu giai phap dé udc tinh ty 16 chat lwong con lai cia cong trinh nhung
giai phap thuong dugc van dung la:
—  Xac dinh ty 1& chat luong con lai caa cdng trinh theo tudi doi.
—  Xéc dinh ty 1& con lai theo két cau chinh.
Ca hai giai phap déu c6 nhimg wu diém va han ché riéng nén trén thuc té
hién nay thi cac cong ty tham dinh gia thuong van dung ca hai giai phap dé
xéc dinh ty 18 CLCL cuia cong trinh. Trong pham vi chuyén dé nay, do nhiing
han ché vé kinh nghiém xac dinh ty & dong gop cua cac két cau chinh va
danh gia ty 1é CLCL cua cac két cau chinh nén tdi lya chon giai phap xac
dinh ty I¢ CLCL theo tudi doi.

Tulli dRi kinh t@ con LA
Tuli dRi kinh tQ@

Ty Ié¢ CLCL cua cong trinh =

TD kinh té con lai = TP kinh té - TD thyc té
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— Tubi doi kinh té: khoang thoi gian ma cdng trinh kién trac thuc sy phuc
vu cho ngudi cha s& hitu nd. Tudi doi kinh té thong thudng dugc wéc
lugng theo dit lidu thong ké.

— Tubi doi thyc té: 12 khoang thoi gian thé hién thuc trang vé hao mon vt
chét cua cong trinh tai thoi diém tham dinh gi4. Tudi doi thuc té duoc
tinh trén co s& cua tudi doi s6 sach két hop vai kinh nghiém thuc tién, cac
chung ct vé viéc sita chira, duy tu, bao tri,...thdm dinh vién dua ra tudi
doi thyuc té cua cong trinh do.

— Tubi ddi kinh té con lai: khoang thoi gian caa céng trinh phuc vu cho
nguoi chu s& hitu no.

Tudi doi kinh té cua céc cong trinh trén dat duoc tinh dua trén nién han cong

trinh trong tiéu chuan xay dung 13:1991. Trong cac BPS khao sat, sinh vién

chia cac cong trinh trén dat 1am 3 nhom tudi doi kinh té.

— TP kinh té 20 nam ddi vai nhitng cong trinh nha cap 4 (két cau chiu luc
bang gach hoac BTCT, lgp tole) bao gom két ciu trét.

— TP kinh t& 30 nim d6i véi nhitng cong trinh nha cap 3 (két cau chiu luc
bang BTCT, tudng gach, gic duc gia) bao gom két cau trét+1 tang dic
gia.

— TP kinh té 50 nam d6i vai nhitng cong trinh nha cap 2 (két cau khung +
san + mai BTCT) cao t6i da 4 tang.

e Tim gia dat ciia cac BPS so sanh:

. 4k , Gia giao dich Gia tri con lai
Gia dat cua \ . , A N
cic BPS so _ binh  thuong cua cac cong
. cia cac BDS trinh gan lién
sanh , e Bk
S0 sanh voi dat

— Tinh don gi4 dit ctia cac BDS so sanh
Pon gia = Gia dét ciia cac BDS so sanh/ Dién tich dat cia BDS
e Xac dinh nhiing diém twong ddng va khac biét giira 16 dat can tham dinh
V6i cac 16 dét so sanh
Tim ra cac yéu té khac biét (phap 1y, quy md, diéu kién kinh doanh, mai
truong tu nhién,...) truc tiép tac dong dén gia tri cua cac 16 dat tham dinh
Uc tinh don gia binh quan cta cac yéu t6 so sanh c6 su khéc biét:
Str dung giai phap so sanh dé xac dinh ty 1 diéu chinh cho tirng yéu té khac
biét, cac yéu t6 anh huong dén gié tri dat thuong la: phap ly, quy md, hinh
dang, hudng,...
e Tién hanh diéu chinh tirng yéu t6 khac biét do tir cac 16 dat so sanh vé 16
dat tham dinh, nham wéc tinh gia trj cua 16 dat can tham dinh
e Théng nhat mic don gia dat chi dan cho tuyén duong muc tiéu.

20
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2.3 KET QUA KHAO SAT
2.3.1 Théng tin chung vé c4c tuyén dwong khdo sat gia

2.3.1.1  Gigi thiéu qudn 6.

Quan 6 nam vé phia Tay Nam thanh phé H6 Chi Minh,

e Bic giap voi quan Tan Phia va Quan 11 ¢ ranh giéi doc theo rach Lo Gém, dai
16 Hong Bang;

e Doéng giap véi Quan 5, ¢ ranh gigi doc theo duong Nguyén Thi Nho, qua bén
xe Chg Lon, duong Ngb Nhan Tinh;

e Nam gidp véi Quan 8, ¢6 ranh gisi kénh Bén Nghé (bén Tran Van Kiéu cii );

e Tay giap vai quan Binh Tan, co ranh gidi la duong An Duong Vuong.

Quan 6 co téng dién tich ty nhién 1a 7,14 km?, chiém 0,34% dién tich ty
nhién cua toan thanh phd. Dan s6 hién nay cia Quan 6 1a 252.811 nguoi (thoi diém
Tong diéu tra dan so thang 4 nam 2011), mat d6 dan sé binh quan 35.408
ngudi/km?, trong d6 nit chiém 53%. Pia ban Quan 6 dwoc chia thanh 14 phuong
(Phuong 01 — Phuong 14 véi 74 khu phd va 1311 t6 dan phd); thanh phan dan toc,
ngudi Kinh chiém 73,31%, ngudi Hoa chiém 26,10%, con lai 1a nguoi Cham, Kho -
me, Tay, Nung...

PRI, l.-" T, [ 1A ¢
.‘_k’:iwy‘:’“» LT 3 S AR OUAN © ’

;,:_ Q é"'?ll CHAN |

Hinh 1: Bin d6 quin 6

Quan 6 ¢6 chg dau mdi Binh Tay 1a 01 trong nhiing trung tdm ban budn Ion
cua ca nudc. Thé manh cia Quan 6 1a thwong mai, dich vy; trong d6 chu yéu la
budn ban thuc hién trao doi san pham véi cac tinh mién Tay Nam Bo, bén canh d6
v6i phan dong 13 dan lao dong, c6 déng ngudi Hoa c6 nhiéu kinh nghiém, nhay bén
trong san xuit - kinh doanh, phat trién manh vé san xuat tiéu tha cdng nghiép.
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2.3.1.2  Dic diém ciia cdc con dwong khdo sat gia
Bang 2.1: Cac doan dwong khao sat gia
-3 Lo
o Chieu | , . ... e £ .
STT T?n Poan dwong dai L? glol | giot S(l Gh,'
dwong hiéntai | quy | chieu | chu
(km) hoach
Tir Pén
\Vong
1 | BaHom @ xoay Phu An Duong 1.1 30m 2
A Vuong
Lam
Hau Nguyeén
2 C Vian Miii Tau 1.3 16m 40m 2
Giang R
Ludng
< . Co
Nguyén Vong s ~
3 | van | xoayPha | Y CMEU o4 o5y o | ddy
N A Hoang phan
Ludng Lam .
cach
Pham N A A
4 Vin Chi Binh Tay Lo Gom 2 8m 40m 2
A Lys \Vong
5 TanAHoa Xoay Phu An Duong 1.5 8-9m | 30m 2
Dong A Vuong
Lam
Ba Hom
-'I A M NGy, %
‘ TThChgd. L, GAL DAL LAP =
A |",., O .o iy ::3}
® NOA B¢ G - Ciy .
% ' c.iurn'.v_;ui:.t
5, 5 SN
{%‘ % /i*’v et
CA
(2 +
;; ‘;' ® o2 LA S
(; sO \.VF

Hinh 2: Ban do dwong Ba Hom
Puong Ba Hom thudc quan 6 cd chiéu dai khoang 1.1 km, kéo dai tir vong
xoay Phu Lam dén An Duong Vuong (quan Binh Tan). L6 giéi duong vira dugc mo
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rong 30m. Duong chay qua phuong 14, giao véi duong Ding Nguyén Can va cac

hém I6n nho.
Ba Hom la mot con duong thong lién quan, ndi lién cac quan trung tdm thanh phé

véi tinh 16 10 (quan Binh Tan) ra Quéc 16 1A nén lugng xe rat dong duc.

Vi la duong ngang qua chg Phu Lam, quan 6 nén hoat dong kinh doanh mua ban &
cac BDS mat tién rat da dang, cha yéu 1a shop kinh doanh thoi trang.

Pudng méi dugc ma rong, nang cap va hoan chinh hé théng cong ranh 1am cho nén
cac BDS x4y dung 1au nim ma chua stra chira thap hon so v6i duong vi vay véi cac
BDS chua duoc tu b s& ¢6 gia thip hon cac BDS duoc nang cap hay xay dung mai

lai.
A .
Hau Giang
3
o ‘ %
v a ‘\(\',
3 ;
o o PHUSNO
= -] \55-‘
. : g\Q
‘(‘Q, R \\\ I
4/,l oCBS
9 e 2
[ 50
;‘é *& MiB (aa
e 3 R
5 »E.T"'Hw
a o
a o=
‘ 3
2 (0]
@
’
dea‘.‘““ o) - 3
o . B 9 -
l..-a. ¥ W g\ 56 o w9
Can Y A = <O8
3 o8
MO Lo >
- Tal !
A ~
[
Qb Thds RS

Hinh 3: Ban dd dwong Hau Giang

Hau Giang doan tir vong xoay Miii Tau dén Nguyén Vin Ludng dai 1.3km.

M3t duong rong 16m, giao vai cac con dudng 16n nhu Binh Phu, Tran Vin Kiéu.
Hau Giang duoc xem 13 con dudng xam uat nhat cia quan 6 vi ndi lién vai quan 5,
ngang qua khu cho Binh Tay (Chg Lén) duoc xem Ia trung tdm mua ban tap nap
nhét cua thanh phd H6 Chi Minh.

Cac BDS mit tién trén dudng ndy thuong déng bd vé chiéu rong nhung chiéu dai
thi rit da dang. C6 nhiéu BDS tuy c6 dién tich rong nhung khi trir di phan quy
hoach thi dién tich rat bé, dan dén gié trén tirng m? cao bat thuong.

Puong c6 du kién quy hoach 16 giéi 1én 40m nhung nén cac BDS mit tién duong
nay thuong rat it xdy mai, néu co xdy thi nguoi dan chi xay dung phan khéng nam
trong du kién quy hoach 1a ¢6 dinh, con phan con lai chi xay dung nha & dang nha

tam.
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Hinh 4: Ban @6 dwong Nguyén Vin Ludng

Nguyén Vin Ludng quan 6 dai khoang 2.1 km tir vong xoay Phl Lam cho
dén Ly Chiéu Hoang, 16 gidi khoang 25m, c6 ddy phan cach, giao véi cac con
duong l6n nhu Hau Giang, Pham Vian Chi.
Nguyén Vin Ludng 1a mot con duong ndi bd quan 6 nén luu lugng xe thuong
khong qua dong.
Mt tién cac BPS cua con dudng nay thuong co chiéu ngang rong thuan loi cho
viéc kinh doanh dich vu nhu cac Head Honda, Nokia-care hay cac trung tdm mua

ban dién thoai di dong.
Pham Vin Chi
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Hinh 5: Bin d6 dwong Pham Vin Chi

24 SVTH: NGUYEN VAN ANH



KHOA LUAN TOT NGHIEP GVHD:TS.NGUYEN QUYNH HOA

Pham Vian Chi dai khoang 2km tir duong Lo Gém dén duong Binh Tay,
dang trong thoi gian quy hoach mé rong duong nén co khuc 16 gidi da dugc mo
rong 18n 40m (tir LO Gém dén Binh Tién), doan con lai 16 gigi khoang 8-9m.

La con dudng song hanh cing V& Vin Kiét nén luu luong xe rat it, khéng xam uat
nhung nhirng duong khac.

Cac bat dong san mit tién duong chu yéu kinh doanh cac quan an binh dan,
la khu vyc ¢6 nhiéu ngudi Hoa sinh séng.

A b A
Tan Hoa Dong
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Hinh 6: Bin do dwong Tan Hoa Pong

Tan Hoa Pong dai khoang 1.5km tir Vong xoay Phti Lam dén An Duong

Vuong, quian Binh Tan,cd 16 gidi nho (8-9km) ma nhiéu xe luu thong do gan cho
Pha Lam nén dé gay ket xe.

Gan nhu song song va cung hudng di nhu Ba Hom nhung chwa duoc quy

hoach mé rong dudng va 1a con dudng dé ngap niang khi mua 16n nén BPS duong
nay thap gia hon so voi Ba Hom.

Cac BDS mit tién kinh doanh, buén ban nhiéu loai hinh khéng c6 loai hinh
dac thu riéng.
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2.3.1.3  Phan tich cé4c yéu té tdac dong dén gia tri BPS trong khu vuc
khdo sat.

Khao sat cac con duong & khu viec Quan 6 rit ra mot s6 két luan:

Trén dia ban Quan 6 c6 hé thdng kénh rach LO Gém nén vao mua triéu
cuong thi cac con duong khao sat thuong ngap nudc, nhung mua mua thi nudc mua
rut nhanh vi hé théng céng ranh da hoan chinh.

Cac BDS nam trong khu quy hoach chua hoan chinh nén khi nha nuéc thuc
hién thi dan cu phai chap hanh, diéu ndy lam anh hudéng dén tinh 6n dinh cua cac
BDS, lam giam gia tri BDBS.

Yéu t6 tac dong manh mé& nhat dén gia tri BDS trong cac khu vuc nay 1a yéu
to Vi tri:

e Vi tri hém- mat tién: dic diém cua hau hét cac con dudng nay 1a cac BDS & vi tri
mat tién c6 loi thé kinh doanh hon cac BPS & trong hém. Vi vay cac BPS trong
hém c6 gia thip hon so véi cac BDS mit tién.

e D6 rong hém: khu vuc khao sat gia co rat nhiéu hém, c6 do rong rat da dang, 1a
khu vyc tap trung nhiéu dan cu sinh song. Cac BPS & cac hém rong thi co gia
cao hon cac BPS c6 hém hep hon do c6 loi thé hon vé giao théng thuan tién, xe
hot ra vao duoc.

e Cac BDS la nhitng khu dan cu ty phat 1au doi, chua duoc quy hoach hoan chinh
nén khéng co tinh ddng bo vé dién tich, két ciu nha giita cac BPS, da dang vé
hinh déang, chiéu dai, chiéu rong. Pay ciing 1a mdt nguyén nhén tac dong dén gia
dat ciia BPS, nhitng BDS vudng vic thi ¢ gia tri cao hon nhitng BDS khong
vuong vuc.

e Yéu td quy md dién tich ciing tac dong dén gia tri BDS. Cac BDS c6 quy md
dién tich nho hon mirc giao dich phé bién trén thi truong thuang c6 gia thap.
Mot BPS c¢o dién tich vira phai, thuan lgi cho kinh doanh thi sé gia tri cao.

26 SVTH: NGUYEN VAN ANH



KHOA LUAN TOT NGHIEP

GVHD:TS.NGUYEN QUYNH HOA

2.3.2  Ugc tinh gia tri con lgi cia cong trinh gdn lién véi dit ciia cdc BPS
so sanh

Bang 2.2: Bang wéc tinh gia tri CT xay dwng méi cia BDS

Puong | Dia Chi IS’;f]“(:;%;‘ Két chu CT ?g:gg(iggfgy) G;:‘“f:‘(g;;‘;‘y
245B 68.6 Khung+san+mai BTCT 4,050,000 277,830,000
201A 80 Khung+san BTCT, méi tole 3,750,000 300,000,000
213C 83 Khung+san+méi BTCT 4,050,000 336,150,000
Hiér‘n 187 175 Khung+san BTCT, mdi tole 3,750,000 656,250,000
207/17G 744  Khung+san BTCT, méi tole 3,750,000 279,000,000
239/17 575 Khung BTCT, san dtc gia, mai tole 2,900,000 166,750,000
190723 36 Khung BTCT, sin diic gid, mdi tole 2,900,000 104,400,000
(1)10/ 20114705 Khung#san+méi BTCT 4,050,000 690,525,000
717 130.2 Khung BTCT, mai tole 3,160,000 411,432,000
897 75.3 Khung+san BTCT, mai tole 3,750,000 282,375,000
085 39 Khung BTCT, sin diic gia, mdi tole 2,900,000 113,100,000
998 542  Khung BTCT, méi tole 3,160,000 171,272,000
G}f::g 136/49 1177  Khung+san+méi BTCT 4,050,000 476,685,000
504/6A 525  Nhant 0 0
628/54 60 Khung BTCT, sin diic gia, mdi tole 2,900,000 174,000,000
896A/53 80 Khung BTCT, méi tole 3,160,000 252,800,000
390/ 41 4 Khung BTCT, méi tole 3,160,000 145,360,000
693/34/3 88 Khung BTCT, san dic gia, méi tole 2,900,000 255,200,000
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Puimg | Dia Chi ';;ﬁ“(:;%;’ Két cAu CT xDﬁ;;lﬁrg Gif'l(:‘(g;;‘)ay
(dong)

413 146.4 Khung+san BTCT, madi tole 3,750,000 549,000,000

249G 151.5 Khung+san+mai BTCT 4,050,000 613,575,000

368 Bis 285 Khung+san+mai BTCT 4,050,000  1,154,250,000

Ng‘{yé“ 244C 78 Khung BTCT, méi tole 3,160,000 246,480,000

L‘u]gI;g 386/1E 162.5 Khung+san BTCT, mai tole 3,750,000 609,375,000

218/23 31.85 Khung BTCT, san duc gia, mai tole 2,900,000 92,365,000

336/15/1 190 Khung+san BTCT, mai tole 3,750,000 712,500,000

210/45/6 26 Khung BTCT, méi tole 3,160,000 82,160,000

132 107.89 Khung BTCT, san duc gia, mai tole 2,900,000 312,881,000

298 155.3 Khung BTCT, san duc gia, maitole 2,900,000 450,370,000

340 175.7 Khung+san+mai BTCT 4,050,000 711,585,000

th.lm 161/9 88.2 Khung BTCT, san duc gia, maitole 2,900,000 255,780,000

\é?]lll 283/8 148 Khung+san+mai BTCT 4,050,000 599,400,000

654/19 64.4 Khung BTCT, san duc gia, mai tole 2,900,000 186,760,000

551/31/1 64 Khung BTCT, san duc gia, maitole 2,900,000 185,600,000

528/11/16 115 Khung+san+mai BTCT 4,050,000 465,750,000

193 66 Khung BTCT, san duc gia, mai tole 2,900,000 191,400,000

253 112 Khung BTCT, méi tole 3,160,000 353,920,000

87 2245 Khung+san+mai BTCT 4,050,000 909,225,000

20 150 Khung+san+mai BTCT 4,050,000 607,500,000

135/19 104 Khung BTCT, san duc gia, mai tole 2,900,000 301,600,000

Té}n 184/6 98 Khung+san+mai BTCT 4,050,000 396,900,000

;gzlag 205/17 170 Khung+san+mai BTCT 4,050,000 688,500,000

116/32 112 Khung+san+mai BTCT 4,050,000 453,600,000

120/9 85 Khung BTCT, san duc gia, mai tole 2,900,000 246,500,000

162/8/23 110 Khung BTCT, san duc gia, mai tole 2,900,000 319,000,000

135/15/24 140 Khung+san+mai BTCT 4,050,000 567,000,000

78/6/4 58 Khung BTCT, mai tole 3,160,000 183,280,000
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2.3.3 Udc tinh gia tri gia tri con lgi ciia cac cong trinh gdn lién véi dat

Bang 2.3: Bang wéc tinh gia tri CLCT cia cong trinh.

buomg | DiaChi | xiymii | TOKTOn | TOKT | ¢ o g | UG, dr
(dong) : (dong)

245B 277,830,000 44 50 88 244,490,000

291A 300,000,000 42 50 84 252,000,000

213C 336,150,000 27 30 90 302,535,000

as | 287 656,250,000 42 50 84 551,250,000
Hom 1 207176 279,000,000 45 50 90 251,100,000
239/17 166,750,000 27 30 90 150,075,000
190/23 104,400,000 24 30 80 83,520,000
110/20/10 690,525,000 43 50 86 593,852,000

717 411,432,000 12 20 60 246,859,000

897 282,375,000 44 50 88 248,490,000

085 113,100,000 25 30 83 93,308,000

998 171,272,000 9 20 45 77,072,000

ey | 136749 476,685,000 45 50 90 429,017,000
Giang f 504/6 0 0 0 0
628/54 174,000,000 26 30 85 147,900,000
896A/53 252,800,000 14 20 70 176,960,000
490/14/10 145,360,000 14 20 70 101,752,000
693/34/3 255,200,000 26 30 85 216,920,000
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Puong | Dia Chi G;:;l;mCmT Tl:)llgaz’)“ gﬁg CLCL (%) Glcaﬁ:lé"l(": -
(dong) : (dong)
413 549,000,000 45 50 90 494,100,000
249G 613,575,000 42 50 84 515,403,000
368 Bis 1,154,250,000 44 50 88 1,015,740,000
Ngl{yén 244C 246,480,000 14 20 70 172,536,000
Luong | 386/1E 609375000 16 20 80 487,500,000
218/23 92,365,000 26 30 88 80,819,000
336/15/1 712,500,000 40 50 80 570,000,000
210/45/6 82,160,000 13 20 65 53,404,000
132 312,881,000 28 30 70 219,016,700
298 450,370,000 28 30 70 315,259,000
340 711,585,000 43 50 86 611,963,100
Pham | 161/9 255,780,000 27 30 88 223,807,500
Vin Chi | 283/8 599,400,000 38 50 76 455,544,000
654/19 186,760,000 24 30 80 149,408,000
551/31/1 185,600,000 29 30 73 134,560,000
528/11/16 465,750,000 42 50 84 391,230,000
193 191,400,000 26 30 85 162,690,000
253 353,920,000 7 20 35 123,872,000
87 909,225,000 42 50 84 763,749,000
20 607,500,000 45 50 90 546,750,000
135/19 301,600,000 25 30 83 248,820,000
Tan Hoa | 184/6 396,900,000 37 50 74 293,706,000
Déng | 205/17 688,500,000 39 50 78 537,030,000
116/32 453,600,000 36 50 72 326,592,000
120/9 246,500,000 24 30 80 197,200,000
162/8/23 319,000,000 26 30 88 279,125,000
135/15/24 567,000,000 38 50 76 430,920,000
78/6/4 183,280,000 12 20 60 109,968,000
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2.3.4 Xdc dinh gid dét va don gid dat binh quan ciia cdc BPS so sdnh.

Bang 2.4: Bang wéc tinh don gia dat ciia cac BPS trén cac duong

Dign | . oo cltmiCl o

dat dAt
213C 21 1,750,000,000 302,535,000 | 1,447,465,000 68,927,000
245B 34.7 2,900,000,000 244,490,000 | 2,655,510,000 76,528,000
291A 55.2 4,200,000,000 252,000,000 | 3,948,000,000 71,522,000
Ba | 187 72 5,500,000,000 551,250,000 | 4,948,750,000 68,733,000
rom 207/17G | 37.2 1,950,000,000 251,100,000 | 1,698,900,000 45,669,000
239/17 41.4 2,100,000,000 150,075,000 | 1,949,925,000 47,100,000
190/23 24.5 750,000,000 83,520,000 666,480,000 27,203,000
110/20/10 | 57.5 2,900,000,000 593,852,000 | 2,306,148,000 40,107,000
998 11.3 1,500,000,000 77,072,000 | 1,422,928,000 125,923,000
985 26.2 2,300,000,000 93,308,000 | 2,206,692,000 84,225,000
897 53.8 4,900,000,000 248,490,000 | 4,651,510,000 86,459,000
717 130.2 | 11,000,000,000 246,859,000 | 10,753,141,000 82,589,000
GI-ilg: 136/49 26.5 1,480,000,000 429,016,500 | 1,050,983,500 39,660,000
’ 504/6A 52.5 2,100,000,000 - | 2,100,000,000 40,000,000
628/54 34 1,500,000,000 147,900,000 | 1,352,100,000 39,768,000
896A/53 | 80 3,200,000,000 176,960,000 | 3,023,040,000 37,788,000
490/14/10 | 46 1,600,000,000 101,752,000 | 1,498,248,000 32,571,000
693/34/3 | 68 2,400,000,000 216,920,000 | 2,183,080,000 32,104,000
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Pudng | Dia chi ]t)|lcer111 Gid ]g;;"sd“h Gt'rifﬂ'giﬁﬁiﬂg Gia dit D(ggnggifnflzﬁt
dat trén dat
413 495 | 4,800,000,000 494,100,000 | 4,305,900,000 86,988,000
249G 59 5,400,000,000 515,403,000 4,884,597,000 82,790,000
244C 78 6,000,000,000 172,536,000 | 5,827,464,000 | 74,711,000
N%‘;ynén 368 Bis | 80 6,800,000,000 |  1,015,740,000 | 5784,260,000 72,303,000
LUONG | seeiE 614 | 2.600,000,000 487,500,000 | 2,112,500,000 34,406,000
218/23 | 245 870,000,000 80,819,000 | 789,181,000 32,211,000
336/15/1 | 64 2,400,000,000 570,000,000 | 1,830,000,000 28,594,000
210/45/6 | 28 800,000,000 53,404,000 | 746,596,000 26,664,000
340 537 | 4,600,000,000 611,963,000 | 3,988,037,000 74,265,000
132 99.68 | 6,500,000,000 219,017,000 | 6,280,983,000 63,011,000
208 119 | 7,500,000,000 315,250,000 | 7,184,741,000 60,376,000
Fham 1619|625 | 3,300,000000 223,808,000 | 3,076,192,000 49,219,000
Chi gz |52 3,000,000,000 455,544,000 | 2,544,456,000 48,932,000
654/19 | 46 1,400,000,000 149,408,000 | 1,250,502,000 | 27,187,000
551/31/1 | 49.5 | 2,200,000,000 134,560,000 | 2,065,440,000 | 41,726,000
528/11/16 | 44 1,450,000,000 391,230,000 | 1,058,770,000 24,063,000
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Gia tri CL cong

Pudng Dia chi ti?]:é(;l At Gid %i}a)osdich trinhAg‘fmAlién Gia dat lzggnggij'ln?;;lt
trén dat

193 53 3,700,000,000 162,690,000 | 3,537,310,000 | 66,742,000

20 60 4,400,000,000 546,750,000 | 3,853,250,000 | 64,221,000

87 1111 7,000,000,000 763,749,000 | 6,236,251,000 | 56,132,000

253 136 7,700,000,000 123,872,000 | 7,576,128,000 | 55,707,000

135/19 66.9 3,300,000,000 248,820,000 | 3,051,180,000 | 45,608,000

E?‘)r; 184/6 42 2,200,000,000 293,706,000 | 1,906,294,000 | 45,388,000
Dong 205/17 68 2,700,000,000 537,030,000 | 2,162,970,000 | 31,808,000
116/32 49 1,200,000,000 326,592,000 873,408,000 | 17,825,000

120/9 48 1,500,000,000 197,200,000 | 1,302,800,000 | 27,142,000

162/8/23 | 60 2,600,000,000 279,125,000 | 2,320,875,000 | 38,681,000
135/15/24 | 56.2 1,900,000,000 430,920,000 | 1,469,080,000 | 26,140,000

78/6/4 58 1,400,000,000 109,968,000 | 1,290,032,000 | 22,242,000
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2.3.5 Xdc dinh don gid ddt thi trwong cho céc tuyén dwong thugc khu
vuc qudn 6.

Céac BDS nam ¢ mit tién khao sat déu c6 gidy to phép ly day du.

Vi nam trén clng mot tuyén duong ngan nén diéu kién kinh doanh va mai
trrong tu nhién khéng cé su khac biét nhau.

Cac BDS khao sat chu yéu khéac nhau vé quy méd va hinh dang. Véi cac BDBS
c6 quy mo cang lén thi don gia trén mét vudng cang thap. Hinh dang khac nhau chi
yéu la cac manh dat c6 hinh déang vuéng viec sé co gia cao hon cac manh dat khong
vubng vic, hay cdc manh dat né hau thi thuong ¢ gia cao hon cac manh dét top
hau.

Ba Hom

Két qua khao sat mat tién duong Ba Hom gom 4 BPS

Bing 2.5: Bang tinh toan don gia dit dwong Ba Hom

Ty 18
Dign Pon gia Don gia fé[ﬁ,n?o
STT | bia chi tich | Hinhdang | dkng/‘mz) binh quan | £5189
(m’) e (@ng/m®) | ik
guan
213C Ba Hom, Khén
1 Phuong 13, 21 ong 68,927,000 96.50%
Quén 6 vuong vuc
245B Ba Hom,
2 Phuong 13, 34.7 | vubng virc | 76,528,000 107.14%
Quan 6
291A Ba Hom, Khén 71,428,000
3 Phuong 13, 55.2 ong 71,522,000 100.13%
Quén 6 vuong vuc
187 Ba Hom,
4 Phuong 13, 72 | vuong virc | 68,733,000 96.23%
Quan 6
Nhan xét:

Két qua khao sat mat tién duong Ba Hom gom 4 BDS, BDS 2 vira duoc béan
xong (thang 10/2013), con 3 BDS con lai hién tai dang rao ban.

Tinh don gia dat binh quan bang cach lay trung binh cong don gia dat cua 4
BDS. So sanh cac don gia dat cua cac BPS so véi don gia binh quan duong Ba
Hom.

BDS 1 c6 hinh dang khéng vudng vic , bé rong mit tién 4m nhung cang vé
sau thi chiéu rong thu hep lai, chiéu rong phia sau nha con lai 2.5m, diéu nay lam
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giam gia tri BDS nhung bu lai phan dién tich nho (21m?) dan dén don gia khong
chénh léch nhiéu (96.5%) so véi don gia binh quén.

BBS 2 vura ¢6 hinh dang vuéng vac (2,9 x11.2) vira ¢é dién tich vira phai
(34.7 m?) lam cho BPS c¢6 tinh thanh khoan cao (rao 2 thang di c6 ngudi mua),
chinh nhiing loi thé nay di 1am cho don gia dit cua BDS 2 cao hon muc don gia
binh quén (107,14%).

BDS 3 ¢6 ¢6 dién tich nam trong khung dién tich ¢ giao dich phd bién (55.2
m?) nén hinh dang tuy khéng vudng virc nhung van khong 1am giam don gia dét
mot cach dang ké, don gia dat cia BPS 3 vin cao hon don gia dat binh quén
(100.13%).

BDS 4 tuy c6 hinh dang vudng virc, chiéu rong mat tién 4.5m va khong thay
d6i, chiéu dai 16m, hinh dang dep lam cho gia tri BPS cao hon nhung do dién tich
I6n (72 m?) dan dén don gi4 thap hon don gi binh quén (96.23%).

Cac BDS khao sét tuy c6 don gia khac nhau do nhitng yéu té vé hinh dang va
quy mdé nhung so v6i don gia binh quan thi sy khéc biét d6 khong nhiéu (khong
qua 10%) cho nén viéc lay trung binh cac don gia binh quan lam muc gia dat cho
duong Ba Hom 14 cd thé chap nhan duogc.

Két luan:

Viy don gia QSDD mit tién dudng Ba Hom trong khoang dién tich tir 30-
60m? vao thoi diém 3/2014 1a 71,428,000 ddng/m?.
Hau Giang

Bang 2.6: Bang so sanh don gia dat dwong Hau Giang

cA s er 3k Chénh léch
. . Dién tich Don gia dat oot
STT bia chi dat (m2) (ddng /m2) g:ga cac don
998 Hau Giang 0
1 Phuong 11, Quén 6 11.3 125,923,000 152.47%
985 Hau Giang 0
2 Phuong 11, Quén 6 26.2 84,225,000 101.98%
897 Hau Giang 0
3 Phuong 11, Quén 6 53.8 86,459,000 104.69%
717 Hau Giang 0
4 Phuong 11, Quén 6 130.2 82,589,000 100.00%

Két qua khao sat duong Ba Hom gom 4 BDS rao ban, sau khi tinh don gia
dat va so sanh cac murc don gia cua cac BDS so voi mie don gia thap nhat caa BDS
4, ta thay:
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Cac BDS 2,3,4 c6 muc don gia dat chénh léch khong nhiéu (1.98% dén
4.69%) vi cac BPS khao sat nam cach nhau khong xa nén cac diéu kién kinh doanh,
tu nhién la khéng c6 su khac biét nhau.

Murc don gia cua BDS 4 1a thip nhét do dién tich dat qué I6n (130.2 m?) lam
cho gia BPS 4 qua cao nén kho ban (d3 rao hon 1.5 nim van chua ban duoc).

BDS 2 ¢6 dién tich dang str dung la khoang 88m>, nhung phan dién tich dugc cong
nhan 1a 26.2 m?, dién tich nhé 1am cho mirc don gia cia BDS 2 cao hon BDS 4
(1.98%).

BDS 3 ¢6 dién tich dang st dung khoang 90m? nhung phan dién tich duoc
cdng nhan 12 53.8 m?, theo khao st thi muc dién tich mat tién nay rat dé ban nén
don gia cia BDS 3 cao hon so vdi cac BDS con lai.

BDS 1 dién tich dang sir dung 1a 64,8 m? nhung trong d6 ¢6 53,5 m? 1a dit
trong pham vi quy hoach, phan dién tich con lai qua nho (11.3m?) 1am cho don gia
dat cao dot bién (hon 50%) so véi gia dat thuc té. Néu dé mirc don gia nay thi khi
tinh binh quan s& 1am cho gia dat cua duong Hau Giang bi day I1én rat nhiéu nén
sinh vién quyét dinh loai BBS 1 ra truéc khu lay binh quan.

Béang 2.7: Bang tinh toan don gia dat dwong Hau Giang

Dién . | Pon gia Ty 1€ chénh
STT | Dia chi tich | Don gid dat | 5 0 an | 16ch so véi
: dat (dong/m®) (@dng/m?) don gia
(m? & binh quan
985 Hau Giang 0
1 Phuéng 11, Quan 6 26.2 84,225,000 99.76%
p | 897 HauGlang 53.8 | 86,459,000 | 84,424,000 |102.41%
Phuong 11, Quan 6
717 Hau Giang 0
3 Phuong 11, Quan 6 130.2 | 82,589,000 97.83%

Sau khi Iy binh quan don gia dat caa 3 BDS con lai, so sanh ta thiy muc
chénh léch don gia cac BPS v6i muac don gia binh quan 1a khong dang ké.
Két luan:

Viy don gid QSDD mit tién dudong Hau Giang trong khoang dién tich tir 30-
60m* vao thoi diém 3/2014 la 84,424,000 dong/m?
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Nguyén Vin Ludng
LAy mirc don gia thap nhat cia BDS 4 1am chuan (100%), so sanh cac don
gi& khac vaoi BDS 4

Bang 2.8: Bang so sanh don gia dat dwong Nguyén Vin Ludng

Di¢n Don gia Ty 1¢
STT | Pia chi tich — THInh g chenh
1 dat dang (@dng/m?) 1éch don
(m?) g gia dht
1 |413Nguyen VanLuong, | 95 | opay | 86,988,000 | 120.31%
Phuong 12 Quan 6
249G Nguyén Vin Ludng, 1A 0
2 | Phuong 11 Ouan 6 59 top hau | 82,790,000 | 114.50%
3 | 244CNguyen Van Luong, | 4g né hau | 74,711,000 | 103.33%
Phuong 11 Quan 6
4 | 368 Bis Nguyen Vin 80  |tophau | 72,303,000 | 100.00%

Ludng, Phuong 12 Quén 6

Theo khao sat nhan thady muc chénh léch don gia dat gitra cac BDS 1a kha
cao do 2 yéu to tac dong chinh la hinh dang va dién tich dat, hinh dang cac BPS
mat tién Nguyén Vin Ludng kha 1a vudng vic, tuy nhién do phong thuy ma cac
BDS nd¢ hau s€ ¢6 gia cao hon so vdi cac BPS top hau. Va cac BDS c¢o6 dién tich
cang 16n 1am cho don gia dat nho lai. Cu thé Ia:

BPBS 1, 2 twong duong vé dién tich dat nhung don gia ciia BDS 1 cao hon
BDS 2 (5.81%) do c6 hinh dang nd hau. Twong tu cho BPS 3.4 ciing twong duong
vé quy mo nhung gia ciia BDS 3 cao hon BPS 4 (3.33%).

So sanh BPS 1 va 3, hinh dang déu c6 loi thé phong thity 14 ng hau nhung
BBS 1 ¢6 dién tich nho hon 1am cho don gia dat BPS 1 cao hon so voi don gia dat
BDS 3 (16.98%). Tuong tu BDS 2, 4 bi tp hau 1am cho don gia dat 2 BPS nay
giam xudng nhung do dién tich caa BPS 4 16n hon lam cho don gia dat giam nhiéu
hon so voi BDS 2 (14.5%).

Tuy cac muc gia nay ¢ chénh Iéch nhiéu nhung lai c6 tinh chat bu trir cho
nhau, vi du néu c6 thuc hién diéu chinh thi don gia dat BBS 1, 3 s& giam xubng do
cd lgi thé vé nd hau, trong khi d6 cac BDS 2,4 sé ting don gia dat 1&n do bi tép hau,
tuong ty nhu vay cho yéu té quy mo.Dé thiy rd diéu ndy, ta s& so sanh cac mirc don
gia dat cua cac BDS voi don gia dat binh quan.
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Bing 2.9: Bang tinh toin don gia dit dwong Nguyén Vin Ludng

TV 18
l?ién Pon gis D?’n giz’l CAhénh
STT | Dia chi tich | 45¢ datbinh | lech so
dat A 2 quan voi don
m?) | @ng/m’) | Ganeim?) | gid binh
quan

413 Nguyén Vin Luong,

0
1 Phusng 12 Quan 6 49.5 | 86,988,000 109.84%

249G Nguyén Vin Ludng,

0,
2 Phusng 11 Quan 6 59 82,790,000 104.54%
79,198,000

244C Nguyén Vin Ludng,

0
3 Phusng 11 Quan 6 78 74,711,000 94.33%

A 368 Bis Nguyén Vian 0 7 303,000 oL 20
Ludng, Phuong 12 Quan 6 1O .£I70

Nhin vao ty Ié chénh léch cua cac don gia dat so véi don gia dat binh quan,
ta thay ty & chénh léch nay 1a khong dang ké (khong vuot qua 10%) cho nén cé thé
xem murc don gia dat binh quan nay lam muc gia dai dién cho don gia dat duong
Nguyén Vin Ludng.

Két luan:

Vay don gia QSDP mat tién duong Nguyén Vin Ludng cho dién tich khoang
30 dén 60 m? vao thoi diém 3/2014 1a 79,198,000 ddng/m?.
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Pham Vin Chi
Bang 2.10: Bang so sanh don gia dit dwong Pham Vin Chi
Dién
< p s 3k Ty 1€ chénh
STT | Dia Chi tich | Dongid dat | <) "ode mire
dat (dong/m") .
2 don gia
(m°)
p | 340Pham Van Chi Phuong 4, | oo 5 | 24 565 000 | 100.00%
Quan 6
p | 132Pham Van Chi Phudng 4, | g9 o9 | 63 17 000 84.85%
Quan 6
3 | 298 Pham Van Chi Phuong4, | 1.9 | 60376000 | 81.30%
Quan 6

LAy muc don gia caa BDS 1 1am chuan (100%), ta so sanh cac don gia cua
BDS khac voi1 BDS 1.

BDS 1 ¢6 dién tich dang sir dung khoang 70m? va cé hinh dang khéng vudng
vic, phan san truge nha khoang 16 m? |, dang hém nhé, s& bi quy hoach theo quy
dinh cia NN, khi d6 dién tich BBS duogc cong nhan 1a 53,7 m? va hinh dang sau quy
hoach 1am cho méanh dat vudng virc hon kém né hau (xem sé hong).

BDS 2,3 ¢6 hinh dang vudng virc, diéu kién kinh doanh va cac yéu to tu
nhién, khéng khéc biét gi so vai BPS 1, diém khac biét duy nhat 1a do phan dién
tich cia 2 BPS nay qua 16n 1am cho don gia thap hon nhiéu (15%) so véi BDS 1, vi
vay khong thé lay muc don gia binh quan cia duong Pham Vian Chi bang céch lay
binh quan cta 3 mirc don gia nay khi chua diéu chinh quy mé caa BPS 2,3.

Khao sét thirc té cho thay muc dién tich cia BDS 1 nam trong quy mo dién
tich mién c6 giao dich phd bién trén thi truong nén sinh vién chon mic don gia cua
BDS 1 lam murc don gia dai dién cho duwong Pham Van Chi.

Két luan:

Viy don gia QSDP mit tién dudong Pham Vin Chi cho dién tich khoang 30-

60 m*vao thoi diém 3/2014 1a 74,265,000 ddng/m?.
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Tén Hoa Dong
Bang 2.11: Bang so sanh don gia dit dwong Tan Hoa Pong
Dién . Ty 1€
o Don gia A
STT | Pia chi ggt‘ Hinh dang diit lcgcehngcn
2 (ddong/m®) | 5. %
(m) gia dat
193 Tan Hoa Bong o , 0
1 Phuong 14, Quan 6 53 vuong vuc 66,742,000 | 119.81%
o |20TanHoéaBong 1 | KhONGWUONG | g 559 gog | 115.28%
Phuong 14, Quan 6 vic
g |8 TanHoaDong |4, 4 | khOngvuong | 5q 155 009 | 100.76%
Phuong 14, Quén 6 vic
g | 253TanHoeaDong |40 | KNONGVUONG | 55207 609 | 100.00%
Phuong 14, Quan 6 vuc

Ta ldy mutc don gia dat thap nhat cia BDS 4 lam chuan, so sanh cac mirc don
gié cua cac BDS con lai so vai BDS 4.

Cac BDS nay cung nam trén 1 con dudng ngan nén loi thé kinh doanh ciing
nhu cac yéu té tu nhién khac 13 twong tu nhau, yéu t6 lam cho don gia dat khac
nhau chu yéu 1a do hinh dang dat va dién tich. Cu thé Ia:

BDS 1, 2 tuong duong vé dién tich nhung don gia dat cia BPS 1 thap hon
do hinh dang cua miéng dat knéng vudng vic (4.53%).

BDS 3.4 ¢6 don gia dat thip hon so voi BPS 1,2 1a khé cao (15 — 20%) do
dién tich cua 2 miéng dat nay qua Ion so véi mac dién tich pho bién giao dich trén
thi truedng (30-60 m?), 1am cho tinh thanh khoan cua 2 miéng dat kém di.

Pé tinh mirc don gia binh quén t6i quyét dinh loai 2 BDS 3.4 ra vi chung s&
kéo don gia binh quan thip hon so véi thyc té. BDS 1,2 ¢6 dién tich giao dich phd
bién trén thi truong, tuy c6 hinh dang khic nhau nhung mic chénh léch nay khdng
dang ké nén don gia dat binh quan cia duong Tan Hoa Pong bang céach lay trung
binh cong 2 mirc don gia nay.

Bang 2.12: Bang tinh toan don gia dit dwong Tan Hoa Dong

‘A . Ty 1€ chénh
Dién . X Don gia binh | .~ "~ .
STT | Pia chi tich dit | Dgneiadat |, . lech voi
(m?) (dong/m") (@dng/m?) don gia
g binh quan
1 |193TanHoaDong | oo 66,742,000 101.92%
Phuong 14, Quan 6
20 Tan Hoa Bong 65,482,000
0
2 Phurong 14, Quin 6 60 64,221,000 98.07%
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Két luan:

Viy don gia QSDD mit tién duong Tan Hoa Pong cho dién tich khoang 30-60 m?

vao thoi diém 3/2014 13 65,482,000 ddng/m?.

Tong két lai ta c6 bang gia dat cho cac tuyén dwong thudc khu vec quén 6.

Bang 2.13: Bang tong hop don gia dit cac tuyén dwdng thudc khu vac quéan 6

. . Poan duwong Gia thi truong
STT Tén duwong Tir bén (ddng/ m2)
1 Ba Hom Vong xoay Phi Lam | An Duong Vuong 71,428,000
2 Hau Giang Minh Phung Miii Tau 84,424,000
Nguyén \ - . A \
3 Van Luong Vong xoay Phi Lam | Ly Chiéu Hoang 79,198,000
4 Phag’mvan Binh Tay Lo Gém 74,265,000
5 T%nérl-llga Vong Xoay Phu Ld&m | An Duong Vuong 65,482,000
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CHUONG 3: UNG DUNG KET QUA KHAO SAT

3.1 SO SANH GIA PAT THI TRUONG VA GIA PAT UBND

Theo QP s6 60/2013/QD-UBND Vé ban hanh Quy dinh vé gia cac loai dat
trén dia ban Thanh phé H6 Chi Minh thi ta ¢ chénh léch gia so véi gia thi truong
thuc té theo bang sau:
Bing 3.1: Bang so sanh don gia dat UBND véi gia dit thi truong.

1 Ba Hom 71,428,000 10,560,000 | 6.76
2 Hau Giang 84,424,000 10,800,000 |  7.82
3 Nguyén Vin Ludng 79,198,000 13,200,000 6.00
4 Pham Vin Chi 74,265,000 9,000,000 825
5 Tan Hoa Pong 65,482,000 7,800,000 840

Muc chénh léch gia dat UBND TP.HCM véi gia dat thi truong trung binh
trong khoang 6 dén 8.4 lan. Tu thuc té cho thdy muc gia cia Nha nudc dua ra di
nhién van khong thé nao so sanh duoc véi gia thuc té va voi xu huéng thi truong
BDS dang dan ndng tro lai c6 thé 1am cho ty 1¢ chénh léch nay gia tang thém.

Véi khu vuc quan 6, hé sé diéu chinh K=2 khi thu tién sir dung dat vuot han
muc va K=4 thu tién st dung dat khi chuyén muc dich sang dat & thi gia duoc Nha
nudée diéu chinh cho pht hop van chua sat véi gia thuc té khao sat thi truong.

Vi thé viéc diéu tra thuc té gia dat thi truong mot khu vuce nao dé 1a rat hiru ich phuc
vu cho chinh sach tai chinh dat dai va xac dinh cac khoan thu ngan sach nha nudc.

3.2 XAC PINH HE SO PIEU CHINH.
3.2.1 Xdc dinh hé sé diéu chinh quy mé cho cdc BPS mit tién.

Céac BDS khao sat déu c6 gidy to phap 1y day du va ciing chiu anh huéng boi
cac yéu td canh quan, méi truong nhu nhau. Ta nhan thdy yéu t6 quy md 1a yéu té
khéc biét tac dong dén don gia dat, dé thuan tién cho viéc diéu chinh khi thim dinh
mot BDS ta can xay dung bang hé sé diéu chinh cho khu vuc khao sét.

Quy md cua cac BPS mat tién khao sat nim trong khoang tir 11.3 m* dén
116 m> Nghién ctru cho thy cé 4 khung dién tich: <30m? 30m?-60m?, 60m?-90m?
va >90m’ cé anh huéng dén gia tri cia BDS. Ciing tir thyuc té, nghién ctu cho ring
khung dién tich 30m?-60m? dugc wa chudng giao dich phé bién nhét nén sé& c6 ty Ié
100%.

Dé co dugc bang hé sé diéu chinh quy mé ta lay don gia cua tirng khoang
quy md theo cac nhom chia cho don gia quy mé chuin (30-60m?).
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Ba Hom

Qua khao sat cac BDS & mat tién duong Ba Hom gdm 4 BDS mit tién, cac
BDS nay khong chi khac nhau vé yéu té quy md ma con khac nhau vé hinh déang.
Bang 3.2: Bang don gia QSDP cac BPS mit tién dwong Ba Hom.

STT | Diachi ?r:ﬁ;‘ tich | Hinh dang z%ﬁgg;;gsm)
1 213C 21 Khong Vudng | 68,927,000
2 291A 55.2 Vire 71,522,000
3 245B 34.7 Vuong Vit 76,528,000
4 187 72 68,733,000

Chon 2 BDS 1 va 2 dé so sanh vi hai BDS nay c6 cung hinh dang khong
vubng virc nén khdng can diéu chinh hinh ddng. BPS 1 s& dai dién cho khung quy
mé dién tich <30m? va BDS 2 lam dai dién cho quy md dién tich 30-60m?.

Bing 3.3 Bang so sanh BPS 1 va 2 dé xac dinh ty 1¢ diéu chinh quy mé.

Quy mé dién tich <30m? 30m? 60m?
BDS so sanh 213C Ba Hom 291A Ba Hom
Dién tich (m°) 21 55.2
Hinh déng d4t Khong }/uong Khong ’Vuong
Virc Virc
Don gid QSDD (dong/m°) 68,927,000 71,522,000
Ty I¢ dlel.lAChlrnh quy mo 96.37% 100%
dién tich

Tuong ty S€ so sanh 2 BDS cung c6 hinh ddng vuéng vuc 1a BDS 3 va 4.
BDS 3 s& dai dién cho khung quy mé dién tich 30-60m? va BPS 4 lam dai dién cho
quy mé dién tich 60-90m?.

Bang 3.4: Bang so sainh BPS 3 va 4 dé xac dinh ty | diéu chinh quy mé.

Quy mé dién tich 30m?- 60m? 60m?- 90m?
BDS so sanh 245 Ba Hom 187 Ba Hom
Dién tich (m°) 34.7 72
Hinh dang dat Vudng Virc Vudng Viic
Don gi4 QSDD (d6ng/m°) 76,528,000 68,733,000
Ty 1€ dlel.l,\chlrnh quy mo 100% 89 81%
dién tich
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Sau khi so sanh cac BDS dé xéac dinh ty 1& diéu chinh quy md, ta c6 bang ty Ié diéu
chinh quy mo6 cho duong Ba Hom.

Bang 3.5: Bang xac dinh ty 1¢ diéu chinh quy mo dién tich dwong Ba Hom

Quy mb dién tich (m%) Ty 1€
<30 96.37 %
30-60 100.00%
60-90 89.81%

Hau Giang

Qua 3 BPS mit tién duong Hau Giang tuong déng nhau vé cac yéu td, ta xay
dung ty 1¢ diéu chinh yéu t6 quy mo dién tich cho doan duong Hau Giang. Cac
khoang quy m6 dién tich chi c6 1 BDS nén don gid cia BBS ciing lam don gia dai
dien cho méi khoang quy mé.

Bing 3.6: Bang xac dinh ty 1¢ diéu chinh quy md dién tich dwong Hau Giang.

- | Dongia
8;{ (ﬁ‘z’)d‘@“ Dia chi ?r:]%_;l tich QSD% LT
(dong/m")
<30 985 26.2 84,225,000 | 97.42%
30-60 897 53.8 86,459,000 | 100.00%
>90 717 130.2 82,589,000 | 95.52%

Trén duong Hau Giang, voi quy mé dién tich nhé hon 30 m? cé gia binh
quan khoang 84,225,000 ddng/m?, c4c tai san c6 quy mo dién tich tir 30 m? dén 60
m? c¢6 don gia 86,459,000 ddng/m?, cac tai san c6 quy mo dién tich trén 90 m? c6
don gia 82,589,000 ddng/m?.
Nguyén Vin Ludng

Qua khao sat c6 4 BPS mit tién duong Nguyén Vin Ludng, ta thdy cac BPS
khéc nhau vé yéu t6 quy md va hinh dang. Dé xac dinh ty I diéu chinh quy md ta
chon céc cap BDS tuwong dong vé hinh dang dé so sanh.

Bang 3.7: Bang don gia QSDP cac BPS mit tién dwong Hau Giang.

. . Dién tich < . e 3k A
STT Pia chi d ;?zmlzc) Hinh dang | Pon gia dat (ddng/m?)
1 413 495 N b 86,988,000
2 244C 78 O hiau 74,711,000
3 249G 59 oo ha 82,790,000
4 368 Bis 80 p hiad 72,303,000
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So sanh BDS 1 va 2 cung c¢6 hinh dang no hau.

Bang 3.8: Bang so sanh BPS 1 va 2 dé xac dinh ty I diéu chinh quy mé.

Quy mé dién tich 30m?- 60m? 60m?- 90m?
BDS so sanh 413 Nguyén Vian Ludng | 244C Nguyén Vin Ludng
Dién tich (m°) 49.5 78
Hinh dang dat Né hau Né hau
Pon gia QSDD (dong/m”) 86,988,000 74,711,000
Ty I¢ diéu Ch'[lfl(l:}fl] quy mo dién 100% 85 89%

So sanh BDS 3 va 4 c6 cung hinh dang top hau.

Bang 3.9: Bang so sanh BPS 3 va 4 dé xac dinh ty 1¢ diéu chinh quy mé.

Quy mé dién tich 30m?- 60m? 60m?- 90m?
BDS so sanh 249G Ng}lyén Vién 386Bis Nguyén Vién
Ludng Ludng
Dién tich (m°) 59 80
Hinh dang dat Toép hau Tép hau
Pon gid QSDD (dong/m°) 82,790,000 72,303,000
Ty I¢ diéu cht1|’1(1:1r11 quy mo dién 100% 87 33%

L4y trung binh cong hai ty 1& diéu chinh quy mé dién tich cua hai cip so sanh dé
cho ra ty 1& & quy md dién tich 60-90m?: (85.89% + 87.33%)/2 =86.61%.
Bang 3.10: Bang xac dinh ty 18 diéu chinh quy md dién tich dwong Nguyén Vin Luéng.

Quy mé dién tich (m?) Ty 1€

30-60 100.00%

60-90 86.61%
Pham Van Chi

Mt tién duong Pham Vian Chi theo khao sat c6 3 BBS véi quy mé dién tich
khac nhau va twong dong vé cac yéu té khéc, st dung don gia QSDP binh quan cia
ting khoang quy mé dé xéc dinh ty 1& diéu chinh quy mé dién tich nhu sau:

Bang 3.11: Bang xac dinh ty 1§ diéu chinh quy mé di¢n tich dwong Pham Vin Chi.

Quy mod . Dién o aX Pon gia QSDD
dién tich | DI | tich afe | Don 13 zd)at binh quan TV 18
() by | @ongm (dbng/m’)
30-60 | 340 |53.7 | 74265000 | 74,265,000 100.00%
132 |99.68 |63,011,000
Akt 0
>90 ~o5 115 503765000 | 61693500 83.07%
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Trén duong Pham Van Chi, v6i quy mé dién tich tir 30 m? dén 60 m? c6 don
gia QSDD khoang 74,265,000 déng/m% quy md dién tich trén 90 m? c6 don gia
QSDD khoang 61,693,000 ddng/m?.

Tén Hoa Dong

Cac BDS trén mit tién duong Tan Hoa Déng c6 4 BDS ciing khac nhau vé
hinh dang. Do khong c6 cap BDS nao giéng nhau vé hinh dang véi quy mé dién
tich khac nhau dé so sanh nén phai diéu chinh hinh dang trudc khi xac dinh ty 18
diéu chinh quy mé.

Bing 3.12: Bang don gia QSDP cic BPS mit tién dwong Tan Hoa Pong

STT Dia chi ?r:]%;’ tichdit |\ b dang | Don gis dét (@dng/m2)
1 193 53 Vuong Ve | 66,742,000
2 20 60 64.221.000
3 87 111.1 Khong Vuong | 5¢ 135 000
Vic
4 253 136 55707,000

Chon BBS 1 va 2 ¢6 dién tich gan twong dwong nhau nam trong cting khoang
quy mo dién tich 30-60m? va khac nhau vé hinh dang dé so sanh nham xéac dinh ty
16 diéu chinh hinh dang dat. Ly don gia QSDD c¢6 hinh dang vuéng virc 1am chuan
(100%), ta xac dinh duoc ty I diéu chinh hinh dang khéng vuéng vic so véi vudng
virc, sau d6 tién hanh diéu chinh cac BPS c¢6 hinh ddng khong vudng vic.

Bing 3.13: Bang so sanh dé xac dinh ty 1¢ diéu chinh hinh dang dwong Tan Hoa Pong

BDS so sanh 193 Tan Hoa Pong | 20 Tan Hoa Dong
Dién tich (m?) 53 60

Hinh dang dit cta cac BDS Vuodng Virc Khoéng Vuong Vire
Pon gi4 binh quan (dong/m?) 66,742,000 64,221,000

Ty 1& diéu chinh 100.00% 96.22%
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Bang 3.14: Bang diéu chinh hinh dang cic BDS dwong Tan Hoa Pong.

Dia chi 20 87 253
Dién tich (m%) 60 111.1 136

. , £ Vubéng | Khong Khong Khdng
Hinh dang dat Virc Vudéng Virc | Vuong Viic Vuodng Vic
Don gia QSDD 64,221,000 | 56,132,000 | 55,707,000
(dong/m”)
Ty 1é 100.00% | 96.22% 96.22% 96.22%
Ty 1é diéu chinh 3.93% 3.93% 3.93%
Muc diey chinh 2524000 | 2,206000 |2,189,000
(dong/m”)
Mitc gia sau diéu
chinh (ddng/m?) 66,745,000 | 58,338,000 |57,896,000

Sau khi diéu chinh hinh déng, ta c6 don gid QSDP cua cac BPS sau khi diéu
chinh. Str dung cac don gia QSDD sau diéu chinh dé xac dinh ty I diéu chinh quy
mo dién tich cho duong Tan Hoa Dong.

Bang 3.15 Bang xac dinh ty 1§ diéu chinh quy m6 dién tich dwdomg Tan Hoa Pong.

Quy mb ] Pon gia
diéntich | Diachi | Diéntich | Don gid dat | QSDD binh | 7.0,
(m?) dat (m°) (dong/m°) quan ,
(dong/m")
193 53 66,742,000
- el 0
30-60 20 50 66.745.000 66,744,000 | 100.00%
87 111.1 58,338,000
] i 0
>90 253 136 57,896,000 53,117,000 | 87.07%

Trén dudong Tan Hoa Pong, véi quy md dién tich tir 30 m? dén 60 m? c6 don
gid QSDD khoang 66,744,000 ddng/m% quy md dién tich trén 90 m? ¢6 don gia
QSDD khoang 53,117,000 ddng/m?.

Tong hop: hé sb diéu chinh yéu té quy md dién tich cho cac BPS trén mit
tién cac tuyén duong thuéc Quan 6, TP.HCM.

Bang 3.16: Bang tong hop ty 1 diéu chinh quy mé dién tich cic doan dwong thudc khu vuc
guéan 6.

uy mod x - A R
dQleX tich | BaHom | HauGiang . Ngweén | Pham Vin | Tan Hoa
(m2) Van Ludng Chi Pong

<30 96.37% 97.42%
30-60 100.00% 100.00% 100.00% 100.00% 100.00%
60-90 89.81% 86.61%

>90 95.52% 83.07% 87.07%
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Nhan xét:

Theo két qua caa bang diéu chinh hé sé quy mé ta thiy cac BPS ¢6 quy mé
nhé hon 30m? c6 xu huéng giam gia (96.37% -97,42%) so véi BDS & chuén 30-
60m?, theo khao sat thi cac BDS mit tién cua khu vuc quéan 6 da sé cd dién tich khé
rong rii hon so vé&i cac quan trung tam, giao dich phd bién nhét la khoang 30-60m?
vi vay BDS ¢6 dién tich hoi nho nay sé co6 xu hudng giam gia.

Theo bang ty 18 diéu chinh quy mé ta ciing thdy duoc cac BDS c6 quy md
cang 16n 1am cho gi4 tri caia BDS cao 1én dan dén tinh thanh khoan cua BDS thép vi
s& c6 it ngudi du kha niang tai chinh dé mua hon nén thuong nguoi ban sé diéu
chinh gi4 ban thap xubng, dan dén don gia binh quan QSDP thip hon so véi cac
BDS ¢6 quy mo vira phai.

3.2.2  Xic dinh hé sé diéu chinh hém céc cdp

Khoang cach cua cac BDS trong hém dén mit tién tic dong dén gia dat thong
qua sy phan loai hém céc cip. Su phan loai hém cac cap duoc thuc hién trong quyét
dinh 60/2013 cua UBND TP. HCM. Trong chuyén dé nay sinh vién &p dung céch
xéac dinh vi tri hém va céch tinh hé s hém dwa theo quyét dinh nay.

Bing 3.17: Bang cach tinh hé sé diéu chinh gia dat hém va mit tién dwong trong quyét dinh
60/2013 ciia UBND Thanh phé Hé Chi Minh.

STT Loai hém Vitril Vitri2 Vitri3 Vitri4
1 Heém cap 1 0,5 0,4 0,3 0,2
2 Heém cap 2 Tinh bang 0,8 lan gia hém cap 1
3 | Céaphémcon lai Tinh bang 0,8 lan gia héem cap 2

Cach xac dinh vi tri hém.

- Vi tri 1: C6 chiéu rong hém I6n hon 5m duoc trai da, trai nhya hodc bé tong, xi
mang.

- Vi tri 2: C6 chiéu rong hém tir 3m dén 5m duoc trai da, trai nhwa hoic bé tong, xi
mang.

- Vi tri 3: C6 chiéu rong hém tir 2m dén dudi 3m duoc trai da, trai nhua hoic bé
tong, xi mang.

- Vi tri 4: C6 chiéu rong hém dudi 2m duoc trai da, trai nhya hoic bé tong, xi mang.
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Hinh 7: Cach xac dinh vij tri hém

Hém cap 1: La hém co vj tri tiép gidp voi mat tién duong. Pon gia dat cua
hém cap 1 duoc xac dinh theo hé sb vi tri so véi don gia dat mat tién duong.

Cac cap hém con lai: (bao gom hém cap 2 va cap hém con lai)

Heém cap 2: Lam hém c6 vi tri tiép giap véi hém cap 1. Pon gia dat caa hém
cap 2 duoc tinh bang 0,8 lan don gia dat cta hém cap 1 cho ting vi tri hém tuwong
ung.

Céap hém con lai: La hém c6 vi tri tiép giap véi hém cap 2. Pon gia dat cua
cap hém con lai dugc tinh bang 0,8 lan don gia dat caa hém cap 2 cho ting vi tri
hém tuong Gng.

Néu 1a hém dat: tinh bang 0,8 lan so véi muc gia cua hém trai dé, trai nhua
hoac bé tong, xi mang cta cung loai hém.

Pé tinh duoc hé sé diéu chinh vi tri hém cac cap, ta sir dung giai phap so
sanh cap. C4c tai san duogc sir dung dé so sanh la cac tai san tuong dong vé phép Iy,
quy mé dién tich ciing nhu céc yéu t vé canh quan mai truong, kinh té va xa hoi.

3.2.2.1 Xdc dinh hé sé diéu chinh gia dat gida mat tién va hém cdp 1

Tién hanh xac dinh hé s6 diéu chinh hém bang don gia ban thuc té trén nhiéu
con dudng chtr khéng 1am trén mot con dudng vi khong du sé luong mau khao sat
dé dap tng.

Trong céc con duong khao sét, ta lra chon cac BDS nam trong hém trén ting
vi tri c6 dién tich, phéap 1y twong dong véi cac BDS nam & mat tién dé so sanh nén
khong can phai diéu chinh.

Quy uéc: cac TS & vi tri hém cap 1 s& 1am chuan (100%).
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bEn gid dBt hBm cBp 1 vA trix
bBEn gia dBt mAt tiln
e Hésohém cap 1vitri1(>5m) véi mit tién.
v' Cap so sanh tha nhat trén duong Ba Hom

Hé sb diéu chinh hém cép 1 =

Dija chi 245B Ba Hom 207/17G Ba Hom
Vi tri Mt tién Hém cép 1
Lo gidi hém 5.09
Dién tich (m2) 34.7 37.2
Pon gia dat (dong/m2) 76,528,000 45,669,000
Hé s6 hém 59.68%

v Cap so sénh tht hai trén duong Pham Van Chi

Dja chi 340 Pham Vin Chi | 283/8 Pham Viin Chi
Vi tri Mat tién Hém cap 1
Lo gidi hém 5.2
Dién tich (m2) 53.7 52
Pon gia dat (dong/m2) 74,265,000 48,932,000
Hé s6 hém 65.89%
v Cap so sénh tht ba trén duong Tan Hoa Dong.
Dia chi 193 Tan Hoa Pong | 135/19 Tan Hoa Dong
Vi tri Mt tién Hém cép 1
Lo giéi hém 9.5
Dién tich (m2) 53 42
Pon gia dat (dong/m2) 66,742,000 45,608,000
Hé s6 hém 68.33%

Hé sb diéu chinh hém cip 1 vi tri 1 nam trong khoang 55.68% - 68.33%. Ta
chon hé sé cua cap thir 2 1a 65.89% lam hé sé diéu chinh vi mic do chénh léch dién

tich 1 it nhat.
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v Cip so sanh thir nhat trén duong Hau Giang
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Pia chi 985 Hau Giang 628/54 Hau Giang
Vi tri Mit tién Hém cap 1
Lo giéi hém 5
Dién tich (m2) 26.2 34
Don gia dat (ddong/m2) 84,225,000 39,768,000
Hé s6 hém 47.22%
v/ Cap so sanh thi hai trén duong Nguyén Vin Ludng.
Dia chi 249G Eﬁgzgn Vin 386/1E Sj%%én Vin
Vi tri Mat tien Hém cap 1
Lo gidi hém 3.8
Dién tich (m2) 59 61.4
Pon gia dat (dong/m2) 82,790,000 34,406,000
Hé s6 hém 41.56%
v Cap so sanh thir ba trén duwong Tan Hoa Dong.
Dia chi 20 Tan Hoa Dong 205/17 Tan Hoa Dong
Vi tri Mt tién Hém cép 1
Lo gi61 hém 4.2
Dién tich (m2) 60 68
Pon gia dat (dong/m2) 64,221,000 31,808,000
Hé s6 hém 49.53%

Hé sb diéu chinh hém cip 1 vi tri 2 nam trong khoang 41.56% - 48.53%. Ta
chon hé sb cua cip thtr 2 12 41.56% lam hé sé diéu chinh vi mac d6 chénh léch dién

tich 12 it nhat.
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e Hé so hém cap 1 vi tri 3 (2-3m) véi mit tién
v/ Cap so sanh tha nhét trén duong Ba Hom

Dija chi 213C Ba Hom 190/23 Ba Hom
Vi tri Mit tién Hém cép 1
Lo gidi hém 2.5
Dién tich (m2) 21 24.5
Pon gia dat (dong/m2) 68,927,000 21,081,000
Hé s6 hém 30.58%
v" Cap so sanh thit hai trén duong Pham Van Chi
Dia chi 340 Pham Vin Chi | 654/19 Pham Vin Chi
Vi tri Mt tién Hém cép 1
Lo gi61 hém 2.8
Dién tich (m2) 53.7 46
Pon gia dat (dong/m2) 74,265,000 27,187,000
Hé s6 hém 36.76%
v Cap so sénh tha ba trén duong Tan Hoa Dong.
Dia chi 193 Tan Hoa Dong 120/9 Tan Hoa Dong
Vi tri Mt tién Hém cép 1
Lo gi61 hém 2.8
Di¢n tich (m2) 53 48
Pon gia dat (dong/m2) 66,742,000 27,142,000
Hé s6 hém 40.67%

Hé s6 diéu chinh hém cap 1 vi tri 3 nam trong khoang 36.76% - 40.67 %. Ta
chon hé sé cua cap thir 1 1a 36.97% lam hé sé diéu chinh vi mac do chénh léch dién

tich 1 it nhat.

e Heé sé hém cap 1 vi tri 4 (<2m) véi mit tién
v' Cap so sanh trén duong Tan Hoa Dong.

Dia chi 193 Tan Hoa Pong | 116/32 Tan Hoa Dong
Vi tri Mt tién Hém cép 1

Lo gi6i hém 1.8

Dién tich (m2) 53 49

Pon gi4 dat (dong/m2) 66,742,000 17,825,000

Hé s6 hém 26.71%

Hé s6 diéu chinh hém cap 1 vi tri 4 13 28.85%.
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3.2.2.2

1y dé tién hanh so sanh.

Hé s6 diéu chinh hém cip 2=

GVHD

:-TS.NGUYEN QUYNH HOA

Xdc dinh hé sé déu chinh gid ddt hém cdp 2 so vdi cap 1.
Tuong tu Viéc xac dinh hé sb diéu chinh hém cap 1 va mit tién, tim céc bds &
hém cap 1 va cap 2 c6 16 gisi hém nam ciing vi tri, twong ddng vé dién tich va phap

blEn gid dAt hAm clp 2

bBn gia dat hEm clp 1

Quy udéc: cac tai san & hém cip cao hon s& lam chuin (100%).

e Vitril(>5m)

v/ Cap so sanh thar nhat trén dudng Ba Hom.

Pia chi 239/17 Ba Hom 110/20/10 Ba Hom
Vi1 tri Hém cap 1 Hém cap 2
Lo giéi hém 6.5 7.5
Dién tich (m2) 41.4 57.5
Pon gia dat (dong/m2) 47,100,000 40,107,000
Hé s6 hém 85.15%
v Cap so sanh thir hai trén duong Pham Van Chi.
Dia chi 283/8 th%m Vian 551/31/1 Pl}gm Van
i Chi Chi
Vi tri Hém cép 1 Hém cap 2
Lo giéi hém 5.2 5.2
Dién tich (m2) 52 49.5
Pon gia dat (dong/m2) 48,932,000 41,726,000
Hé s6 hém 85.27%

v' Cap so sénh thir ba trén duong Tan Hoa Dong.

L 184/6 Tan Hoa 162/8/23 Tan Hoa
Pia chi N A
j Dong Dong
Vi tri Hém cép 1 Hém cap 2
Lo giéi hém 5.5 5.2
Dién tich (m2) 42 60
Pon gia dat (dong/m2) 45,388,000 38,681,000

H¢ s6 hém

85.22%
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o Vitri2 (3-5m)

GVHD:TS.NGUYENQUYNH HOA

v/ Cap so sanh tha nhat trén dudong Hau Giang.

Pia chi 504/6A Hau Giang 490/14/10 Hau Giang
Vi tri Hém cép 1 Hém cép 2

Lo giéi hém 4.7 3.9

Dién tich (m2) 52.5 46

Don gia dat (dong/m2) 40,000,000 32,571,000

Heé s6 hém 81.43%

v/ Cap so sanh thir hai, ba trén duong Nguyén Vin Ludng.

Pia chi 386/1E ﬂjgc)u:]zen Vin 336/15/}_ Eg:gen Vin
Vi tri Hém cap 1 Hém cap 2

Lo gidi hém 3.8 4.8

Dién tich (m2) 61.4 64

Pon gia dat (dong/m2) 34,406,000 28,594,000

Hé s6 hém 83.11%

Dia chi 218/23 Sjgal:]);’én Vian 210/45/(?_ ljgrl]lgyén Vian
Vi tri Hém cap 1 Hém céap 2

Lo gidi hém 4.2 3.6

Dién tich (m2) 24.5 28

Pon gia dat (dong/m2) 32,211,000 26,664,000

Hé s6 hém 82.78%

Cap so sanh thir tu trén duong Tan Hoa Bong.

205/17 Tan Hoa

135/15/24 Tan Hoa

bia chi DPong DPong
Vi tri Hém cap 1 Hém cap 2
Lo gidi hém 4.2 3.4
Dién tich (m2) 68 56.2
Don gia dat (dong/m2) 31,808,000 26,140,000
Heé s6 hém 82.18%
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e Vitri3(2-3m)

GVHD:TS.NGUYEN QUYNH HOA

v Cap so sanh thi nhat trén duong Hau Giang.

Pia chi 896A/53 Hau Giang 693/34/3 Hau Giang
Vi tri Hém cap 1 Hém cap 2

Lo giéi hém 2.8 2.3

Dién tich (m2) 80 68

Don gia dat (ddong/m2) 37,788,000 32,104,000

Hé s6 hém 84.96%

v Cap so sanh thir hai trén duong Pham Van Chi.

Pia chi 654/19 Ph?m Van 528/11/16 P,ham Van
: Chi Chi
Vi tri Hém cap 1 Hém cép 2
Lo gidi hém 2.8 2.5
Dién tich (m2) 46 44
Pon gia dat (dong/m2) 27,187,000 24,063,000
Hg 56 hém 88.51%
v' Cap so sanh thir ba trén duong Tan Hoa Dong.
Dia chi 120/9 Tan Hoa Pong | 78/6/4 Tan Hoa Dong
Vi tri Hém cép 1 Hém cép 2
Lo gidi hém 2.8 2.6
Dién tich (m2) 48 58
Pon gia dat (dong/m2) 27,142,000 22,242,000
Hé 56 hém 81.95%

Nhin chung hé sé hém cip 2 so véi hém cap 1 cling vi tri dao dong tir

81.43% dén 88.51%. Chon murc trung binh cho hé s6 hém cap 2 1a 84.06%.
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Két luan:

Sau khi tién hanh so sanh cac BPS hém céc cap ta dugc bang hé sé hém &
quan 6 trén thi treong. So véi hé sb diéu chinh hém cua UBND TP.HCM thi hé sb
diéu chinh thuc té cua khu vuc khao séat cao hon.

Bang 3.18: Bang so sanh két qua thuc té véi quyét dinh s6 60/2013/QD — UBND.

11:2211 Vi tri 1 Vi tri 2 Vi tri 3 Vi tri 4
ourét dinh g;“ll 50% 40% 30% 20%
uyét din

60/2013 : ‘ ‘ ,
Hem Tinh bing 80% Iin gi4 hém cAp 1

cép 2
Theo két ienll 65.89% 41.56% 30.58% 28.85%
qua khao Hp
sat Cé;n; Tinh bing 84.06 % lan gia hém cép 1
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KET LUAN
---000---

Ca bang gia dat va hé sb diéu chinh hém — mat tién thuc té déu cao hon so
V6i quy dinh cia Nha Nudc. Hién nay, Nha nuée ciing da thuc hién mét sé bién
phap dé 1am cho bang gia Nha nudc tiép can voi gia thi trudng qua viéc sir dung hé
s6 K, nhung trén thyc t& hé s6 K van con thap. Vi vay tly vao muc dich van dung

ma Nha nudc chon mic gia phi hop dé can bang lgi ich ctia Nha nuéc va nhan dan.

Tham dinh gia bat dong san & Viét Nam chu yéu sir dung phuong phap so
sanh vi vay dé uéc tinh chinh xac gia tri, théng tin 1a yéu té quan trong hang dau.
Thi truong thi ludn van dong dan dén gia thi truong va hé sé diéu chinh ciing 1udn
thay d6i. Do d6 dé xac dinh dung gia trj doi hoi ludn phai cap nhat thong tin dé cho

két qua mot cach chinh xac va c6 co s& mot cach viing vang dé thuyét phuc.
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Tai Ligu Tham Khao

. Luat Dét Pai s6 13/2003/QH11.
. Uy Ban Nhan Dan Thanh Ph H6 Chi Minh. Quyét dinh s6 60/2013/Qb-

UBND TP Hé Chi Minh. V& ban hanh quy dinh vé gia cé4c loai dét trén dia
ban TP. HCM, ban hanh ngay 26 thang 12 nam 2013.

. Uy Ban Nhan Dan Thanh Ph4 H Chi Minh. Quyét dinh sb 66/2012/Qb-

UBND TP Hé Chi Minh. Biéu gia chuan vé suét von dau tu phan xay dung
cong trinh ban hanh ngay 28 thang 12 ndm 2012.

. Uy Ban Nhan Dan Thanh Phé Ho6 Chi Minh. Quyét dinh s6 28/2012/Qb-

UBND TP Ho Chi Minh. V& ban hanh hé s diéu chinh gia dat tinh thu tién
st dung dat & ddi véi ho gia dinh, ca nhan trén dia ban Thanh phd H6 Chi
Minh, ban hanh ngay 06 thang 07 ndm 2012.

. Hay Sinh va Tran Bich Van. Nguyén Iy Tham dinh gia. H6 Chi Minh: Nha

xuat ban Lao dong — X& hoi, 2012.

. Nguyén Ngoc Vinh va Nguyén Quynh Hoa. Tham dinh gia tri bat déng san.

Ho Chi Minh: Nha xuit ban lao dong — X& hoi, 2011.

. Nguyén Ngoc Vinh. Hoan thién cdc phwong phdp tham dinh gia tri dat dai ¢

Viét Nam. H6 Chi Minh: Nha xuét ban kinh t& TP. HCM, 2013.

. http://isponre.gov.vn
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PHU LUC
THONG TIN KHAO SAT THI TRUONG

GVHD:TS.NGUYEN QUYNH HOA

Dign | Dign | Lo | oot ipivom
STT Pja chi Phéply | tich | tichsan | gi6i lm_l‘f & Lién hé
dit (m2) | hém ng
1 245B Ba Hom, Phuong 13, Quan 6 | SO Hong | 34.7 | 68.6 2,900,000,000 | A. Vinh 01696902449
2 291A Ba Hom, Phuong 13, Quan 6 | SO Hong |55.2 |80 4,200,000,000 | A. Bich 0983309987
3 213C Ba Hom, Phuong 13, Quan 6 | S6 Hong | 21 83 1,750,000,000 01688399688
4 187 Ba Hom, Phuong 13, Quéan 6 S6 Hong | 72 175 5,500,000,000 | C.Van 01257562995
207/17G Ba Hom, Phuong 13, Quéan o
5 6 S6Hong [37.2 |744 5.09 |1,950,000,000 | A.Nghia | 0903606310
6 239/17 Ba Hom, Phuong 13, Quan 6 | S6 Hong | 414 |57.5 6.5 |2,100,000,000 |C.Bich 0938388085
7 190/23 Ba Hom, Phuong 13, Quan 6 | S6 Hong | 245 |36 2.5 | 750,000,000 A. Puc 0908776615
110/20/10 Ba Hom, Phuong 13, Quéan o ’
8 6 S6Hong |57.5 |1705 |75 [2900,000,000 |Co.Mubi | 0907302889
9 717 Hau Giang, Phuong 11, Quan 6 | S6 Héng | 130.2 | 130.2 11,000,000,000 | C. Tuyén | 01217907390
10 | 897 Hau Giang, Phuong 11, Quan 6 | S6 Hong |53.8 | 75.3 4,900,000,000 | A. Thach | 0937048936

SVTH: NGUYEN VAN ANH

59




KHOA LUAN TOT NGHIEP
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Dign | Dién [ Lo | i ihivong
STT Dia chi Phap ly tich | tichsan | giéi lwon Lién hé
dit | (m2) | hém ng

11 | 985 Hau Giang, Phuong 11, Quan 6 | S6 Hong | 26.2 |39 2,300,000,000 0906333281

12 | 998 Hau Giang, Phuong 11, Quan 6 | S6 Hong | 11.3 | 54.2 1,500,000,000 0909544072

13 | 136/49 Hau Giang, Phuong 6, Quan 6 | SO Hong | 265 | 117.7 |4 1,480,000,000 | A. Tuin 0907333241
504/6A Hau Giang, Phuong 12, Quan

14 |6 S6 Hong |525 |525 47 |2,100,000,000 |C.Vy 0907722337
628/54 Hau Giang, Phuong 12, Quan

15 |6 S6 Hong | 34 60 5 1,500,000,000 0903981342
896A/53 Hau Giang, Phuong 12,

16 | Quén 6 S6 Hong | 80 80 2.8 |3,200,000,000 |A.Minh |0909776660
490/14/10 Hau Giang, Phuong 12,

17 | Quén 6 S6 Hong | 46 46 3.9 |1,600,000,000 |C.Thao 0936691491
693/34/3 Hau Giang, Phuong 12,

18 | Quan6 S6 Hong | 68 88 2.3 | 2,400,000,000 |C. Thao 0936691491
413 Nguyén Van Ludng, Phuong 12,

19 | Quén 6. S6Hong |49.5 |146.4 4,800,000,000 | A. Tuén 0903077255
249G Nguyén Vin Ludng, Phuong

20 | 11, Quan 6. S6 Hong | 59 151.5 5,400,000,000 | C.Hoang | 0937211186
368 Bis Nguyén Vin Ludng, Phuong

21 |12, Quan 6. S6 Hong | 80 285 6,800,000,000 0913883388
244C Nguyén Vin Luong, Phuong

22 | 11, Quan 6. S6 Hong | 78 78 6,000,000,000 0989010615
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Dign | Dién [ Lo | i ihivong
STT Dia chi Phap ly tich | tichsan | giéi lwon Lién hé
dit | (m2) | hém ng

386/1E Nguyén Van Ludng, Phuong

23 | 12, Quan 6. S6 Hong |61.4 |162.5 3.8 | 2,600,000,000 0969980162
218/23 Nguyén Vin Luong, Phuong

24 | 11, Quan 6. S6Hdéng |245 |3185 |42 |870,000,000 0983319750
336/15/1 Nguyén Vin Luong,

25 | Phuong 12, Quéan 6. S6 Hong | 64 190 4.8 |2,400,000,000 |C.Hién 0902713938
210/45/6 Nguyén Vin Ludng, Phudng

26 | 11, Quan 6. S6 Hong | 28 26 3.6 | 800,000,000 A. Bio 0937579198
132 Pham Van Chi, Phuong 4, Quan

27 | 6. S6 Hong | 99.68 | 107.89 6,500,000,000 | C.Kiéu 0934842067
298 Pham Van Chi, Phuong 4, Quan

28 | 6. S6 Hong | 119 155.3 7,500,000,000 | A.Ding | 0902435123
340 Pham Van Chi, Phuong 4, Quan

29 |6. S6 Hong | 53.7 175.7 4,600,000,000 | A. Binh 0933320810
161/9 Pham Van Chi, Phuong 3, Quan

30 |6. S6 Hong | 625 |88.2 7 3,300,000,000 | A.Hoanh | 0903602640
283/8 Pham Van Chi, Phuong 4, Quan

31 |6. S6 Hong | 52 148 5.2 |3,000,000,000 |C.Luong |0974435055
654/19 Pham Van Chi, Phuong 4,

32 | Quané. S6 Hong | 46 64.4 2.8 |1,400,000,000 |A.Bao 0937579198
551/31/1 Pham Van Chi, Phuong 7,

33 | Quan6. S6 Hong |49.5 |64 5.2 |2,200,000,000 |C.Huyén |0938434410

34 | 528/11/16 Pham Vian Chi, Phuong 7, | SO Hong | 44 115 2.5 A. Ngu 0934811194
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Dign | Dién [ Lo | i ihivong
STT Dia chi Phap ly tich | tichsan | giéi lwon Lién hé
dit | (m2) | hém ng

Quan 6. 1,450,000,000
193 Tan Hoa Pong, Phuong 14, Quan

35 |6. S6 Hong | 53 66 3,700,000,000 | A. Lam 0909672823
253 Tan Hoa DBong, Phuong 14, Quan

36 |6. S6 Hong | 136 112 7,700,000,000 | A. Vinh 0838767465
87 Tan Hoa Bong, Phuong 14, Quan

37 |6. S6 Hong |111.1 |2245 7,000,000,000 | Bac Ba 0937656491
20 Tan Hoa Dong, Phuong 14, Quan

38 |6. S6 Hong | 80 150 4,400,000,000 0934041236
135/19 Tan Hoa Dong, Phuong 14,

39 | Quané6. S6 Hong | 66.9 104 5 3,300,000,000 | C.Cam 01204683417
184/6 Tan Hoa Dong, Phuong 14,

40 | Quan 6. S6 Hong | 42 08 55 |2,200,000,000 |A. Toan 0909265543
205/17 Tan Hoa Dong, Phuong 14,

41 | Quan 6. S6 Hong | 68 170 4.2 |2,700,000,000 | A.DPiép | 0934905661
116/32 Tan Hoa Dong, Phuong 14,

42 | Quan 6. S6 Hong | 49 112 1.8 | 1,200,000,000 |A.Dang | 0903395950
120/9 Tan Hoa Dong, Phuong 14,

43 | Quan 6. S6 Hong | 48 85 2.8 | 1,500,000,000 |C.Cam 01204683417
162/8/23 Tan Hoa Dong, Phuong 14,

44 | Quan 6. S6 Hong | 60 110 5.2 |2,600,000,000 | A.Ngu 0934811194
135/15/24 Tan Hoa Bong, Phuong 14,

45 | Quan 6. S6 Hong |56.2 | 140 3.4 ]1,900,000,000 |A.Tuyén |0938054006
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Dign | Dién [ Lo | i ihivong
STT Dia chi Phap ly tich | tichsan | giéi lwon Lién hé
dit | (m2) | hém ng
78/6/4 Tan Hoa Pong, Phuong 14,
46 | Quén 6. S6 Hong | 58 58 2.6 1,400,000,000 | A. An 0903633543
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