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TOM TAT

Thi trwdng bat déng sén khu vure Hoa Lac bién déng phtre tap trudce va sau
dai dich Covid-19. Muc dich cta nghién ciru Id ddnh gid tinh hinh chuyén
nhwong quyén st dung dat (QSDP) giai doan 2018-2022. Tién hanh diéu
tra, phdng van truc tiép 30 déi tuong Id hd chuyén nhwong QSDB; va 10
nhdn vién tgi cdc vdn phong méi gidi bat déng san, chi nhdnh vdn phong
déng ky dét dai, vin phong céng chitng dé kiém chirng gid thuc té€ chuyén
nhuong QSDD. Két qud cho thdy giao dich chuyén nhwong quyén st dung
dat tai khu vure Hoa Lac c6 xu hwdéng téng trong giai doan 2018 - 2022, s6
Iwong giao dich cao, trung binh 223 hd so/ndm/xa. Téc dé h6 so chuyén
nhwong tdng trung binh 19,90%/ndm, ddc biét tdng cao & cdc ndm trudc
va sau dai dich Covid-19 (ndm 2020 la 38,58% va ndm 2022 la 28,18%). Ty
1é hé so du diéu kién dat mirc cao (91,1%); sé lwong va ty 1é h6 so phéi
thdm dinh lai c6 xu hwdng gidm. Gid dat cé xu hwdng tdng trung binh
30,29%/ndm trong giai dogn 2018-2022, cdc xd vung trung tdm thudc khu
chtre néing (cbéng nghiép, y té, gido duc, dé thj sinh thdi) cé téc dé tdng cao
hon viing ven. Gid khai bdo trén hop déng chuyén nhurong thuwdng thép va
chi bdng 38,46% so vdi gid thurc t& chuyén nhuong. DE thiic déy thi truong
chuyén nhwong QSDD, thanh ph6 nén tép trung cép gidy chirng nhén
quyén st dung dat (GCNQSDD) lan ddu, nhét la dat cé ngudn géc néng,
Iédm trurong, théng bdo hiy bo cdc quy hoach/dw dn “treo”, xdy dung bdng
gid dét sdt gid thj trwd'ng dé tinh thué, phi.

ABSTRACT

In Hoa Lac area, the real estate market operated complexly before and
after the Covid-19 disease. The purpose of the study is evaluate the
situation of land use rights transfer in the period 2018-2022. A random
sampling method was used to select 30 land users, and ten staffs who work
at the branch of Land registration Office of Quoc Oai and the real estate
brokerage office to confirm real land prices. The results show that land use
rights transfer cases in the Hoa Lac area were on the rising in the period
2018 - 2022, with a large number of cases, an average of 223
cases/year/commune. Average growth rate of transfer cases was by
19.90%/year, especially at high level in the years before and after the
Covid-19 disease (in 2020 was 38.58%, and in 2022 was 28.18%). The rate
of guaranteed cases reached a high level (911%); the number and the rate
of cases requiring appraisal tended to decrease. Land prices tended to
increase by an average of 30.29%/year in the period 2018-2022,
communes in the central area of functional areas (industry, health,
education, ecological urban areas) had a higher growth rate than the
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suburbs. The land price which declared on the transfer contract was often
low and only equal to 38.46% of the reality transfer land price. To promote
the land use rights transfer market, the city govement should focus on
certificating of first-time land use rights (especially land wich formed of
agricultural and forestry company), announcing the cancellation of
"suspended" plans/projects, and building an annual frame of Land price
which close to market price to appling taxes and fees.

1. DAT VAN DE

Chuyén nhuong quyén sir dung dat la mot
thanh phan quan trong cda thj truérng quyén st
dung dat va thi trudng bat dong san. S6 luong
va chat lvong giao dich chuyén nhuong la chi
s6 danh gia thuc trang thi trudng bat déng san
cta khu vue hodc dia phwong. Kiém sodat dugc
thi trwong chuyén nhuwong quyén sir dung dat
sé giup dia phwong quan ly chdt ché dat dai,
bi€én dong chid s&r dung dat, bao vé quyén va logi
ich hgp phédp cla nguoi sit dung dat; han ché
tinh trang “sét 30” hay “bong béng bat dong
san” anh hwéng t&i phat trién kinh té - x3 hoi &
vi md va cdp dia phwong. Hoan thién cic quy
dinh vé thj truong quyén st dung dat sé gop
phan thic day thi trudng quyén sir dung dat
phat trién [1].

Thi trvdng bat dong san phat trién cling dat
ra yéu cau phai hoan thién va tang cwdng cong
tdc quadn ly nha nudc vé dat dai. Muc dich
nham xay dung hanh lang phap ly dé thj truong
bat dong san hinh thanh, hoat déng chuyén
nghiép, phat trién bén vitng, tranh rdi ro [2].
Théng qua cdc giao dich chuyén nhugng QSDD
dé thu thap, xac dinh gia tri quyén sl dung déat,
gid dat thj trwdng phuc vu cdng tdc quan ly nha
nuwdc vé gid dat, xay dung chinh sach tai chinh
vé dat dai (dinh gia cu thé, tinh thué, phi, 1& phi,
xay dung bang gid dat, dinh giad cu thé phuc vu
boi thuwong, hd trg, tai dinh cu khi nha nwdc thu
hoi dat, tinh tién sir dung dat, tién thué dat
khéng théng qua dau gia dat) [3].

Khu vuwc Hoa Lac (thudc dia phan xa Phu Cat,
Doéng Xudn, Phd Man, Hoa Thach huyén Quéc
Oai va cic x3 Tan Xa, Pong Trac, Tién Xuan,
Binh Yén huyén Thach That) dugc quy hoach va
dang xay dung tré thanh Khu dé thj vé tinh I6n
nhat trong 5 d6 thj vé tinh cta thanh phd Ha
N&i. Quy mé khoang 17.274 ha, du kién dén
nam 2030 la khodng 600.000 ngudi [4]. Tl vi
thé trén, thoi gian qua khu vuwc nay cé nhiéu

bién déng vé chuyén nhuwong QSDD. Nhiéu du
an phan 16 dé chuyén nhuong da dugc thuc
hién trong giai doan 2018-2022. Tuy nhién cac
khu phan 16 do céc cé nhan lam thd tuc chuyén
muc dich s&r dung dat va chia tach thira d3t ma
khong 1ap dy an dan dén ha tang ky thuat noi
b6 khu dat phan 16 khéng dam bao tiéu chuan
ky thuat quy hoach d6 thi; tao ra cic con “sét
dat” mang tinh chat dau co.

2. PHUO'NG PHAP NGHIEN CU'U

2.2. Phwong phap nghién ctru

- Phuwong phdp thu thdp sé liéu the cép:
phuong phap duoc ap dung théng qua thu thap
cac s6 liéu thir cdp d3 dugc céng bd tir Van
phong Dang ki dat dai (VPDKDD) Ha Noi — Chi
nhanh huyén Quéc Oai, Van phong méi gidi bat
dong san (BDS) va cac nghién ctru lién quan khac
t&i ch dé nghién ctru va khu vuee nghién ciru.

- Phwong phdp thu thép sé liéu so cap:
phuong phap dwoc thuc hién thong qua phong
van 30 ngudi st dung dat (NSDD) theo phuong
phdp 18y mau ngiu nhién cé dinh huéng tir
NSDP d3 tham gia giao dich chuyén nhuong
QSDD tai VPDKDD Ha Noi — Chi nhanh huyén
Qudc Oai trong giai doan 2019-2022 & khu v
03 xa: Pha Cat, Phu Man, Béng Xuan thudc
huyén Quéc Oai, cac hd co chuyén nhuwong
dwoc lva chon chia déu cho cdc ndm, cac vi tri,
viéc diéu tra, khdo sat dwoc thuc hién vao nam
2023. Ba x3 lywa chon déu nam & phia Nam
duong cao téc Lang — Hoa Lac, khu vuc cé thi
trudng bat dong san phat trién “sdi dong” (x3
Phu Cat c6 cum cdng nghiép Bac Phu Cat; xa
Dong Xuan la khu d6 thi I6i cua d6 thi Hoa Lac,
xd Phud Man la vung ven cua do thi Hoa Lac).

- Phwong phdp x@ ly s6 liéu: s6 liéu duwoce x&r
ly bang Excel thong qua cac chi tiéu phan tich
va so sanh gid thuc t& chuyén nhuong, gia
chuyén nhuong ghi trén hop dong va gia dat
theo bang gid dat theo tirng vi tri, tirng ndm va
theo 03 x3 nghién ciru. T6c dd tang hé so
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chuyén nhuong (T) = (s6 lvgng hd so nam th
n —s6 lwong hd so ndm thir n-1)/(S6 lwong hd
so ndm th& n-1). Téc dd tdng trung binh I3
trung binh céng cta téc do tang cadc nam.

- Phuong phdp chuyén gia: day la phuong
phap st dung théng qua diéu tra, phong van,
kiém tra chéo 10 nha mdi gidi bat ddng am hiéu
thi trwdng bat dong sdn va thudc cdc Van
phong Bat dong san, Cong ty Bat ddng san trén
dia ban nghién ctu. Néi dung phdng van vé gia
thuc té€ chuyén nhuwong quyén st dung dat, gia
chuyén nhugng phd bién thj trwdng theo tirng

tuyén duong, vi tri, khu vyc. Gid dat thuc té
chuyén nhugng duoc chi str dung dat hodc cac
nha méi trudng xac nhan, cung cip va kiém
chirng théng tin... Gia dat phd bién (gia dat thj
truong) duoc tinh toan trén co s& thao ludn
cla nhdm céc nha mdi gidi bat déng san & khu
vuwec Hoa Lac.
3. KET QUA VA THAO LUAN
3.1. Hién trang st dung dat cua khu vuc
nghién ctru

Hién trang st dung dat cda 03 x3 khu vuc
Hoa Lac dugc thé hién & Bang 1.

Bang 1. Hién trang s{r dung dat cda 3 x3 thudc khu vuwrec Hoa Lac ndm 2022

DVT: ha
’ Téng DT X5 X3 Xa
T Loai dat Ma htiyén Phi Cat Phu bong
Quoéc Oai Man Xuan
Téng dién tich 15.122,10 1.113,7 888,29  1.597,55
1 Dét néng nghiép NNP 9.313,12 489,12 484,22 1.243,67
1.1 PAattronglua LUA 5.019,80 297,57 298,75 201,68
1.2  DPA4t trong cdy hang nam khac HNK 628,68 38,17 15,51 8,94
1.3 DAt trong cay lau ndm CLN 1.697,94  117,1 14,93 427,41
1.4 D4t rirng phong hd RPH 412,06 0 88,28 323,78
1.5 PAatrirng dac dung RDD 86,08 - - -
1.6 P4t rirng sdn xuat RSX 584,13 - - -
1.7  DPA&t nuditrong thay san NTS 457,89 25,12 38,1 19,6
2 Ddt phi néng nghiép PNN 5.717,89 624,58 404,07 353,88
pq Datphattrién ha tang cép qudc gia, DHT  2.212,11 10328 33,97 86,95
cap tinh, cap huyén, cap xa
2. Datlamnghia trang, nha tang ¢, NTD 149,15 4,58 3,29 10,19
nha hoa tang

2.3 DPatsinh hoat cong dong DSH 7,00 3,4 0,47 1,88
2.4  Ddt & tai nbéng thén ONT 1.866,50 203,01 193,37 111,33
2.5 DAt xay dung tru s& co quan TSC 26,55 0,77 0,37 0,69
3 Ddt chwa st dung Ccsb 91,09 7,02 11,02 17,78

Ngudn: Phong TN&MT huyén Quéc Oai (2022) [5]

Dién tich dat lda cda 03 x3 dao déng tu
201,68 - 298,75 ha, chiém tir 16,22-61,70% so
V@i téng dién tich dat néng nghiép cla tirng x3;
dat cay lau ndm tap trung & xa Ddng Xuan, Phu
Cat chiém ty & tir 23,04-34,37% so vdi téng
dién tich dat néng nghiép; riéng x3 Déng Xuan
cé ty 1& dién tich dat rirng phong hd chiém
26,03% so vdi tong dién tich dat ndng nghiép
cla xa.

Trong nhém dat phi ndng nghiép thi x3 Phu
Cat va xa Ddng Xuan cd dién tich dat phat trién
ha tang chiém ty trong cao, dao dong tir 16,54-

24,57% so véi tdng dién tich dat phi néng
nghiép tirng xa, trong do xa Phu Cat co khu
cong nghiép Bic Phu Cat. Tuy nhién, dién tich
quy dat & cda xa Phi Man va Phu Cat c6 dién
tich 1én gdp 1,73-1,82 Ian so véi xa Ddng Xuan.
3.2. Panh gia tinh hinh chuyén nhuwgng quyén
st dung dat khu vye nghién ciru
3.2.1. Tinh hinh chuyén nhwong quyén st
dung dét xd Phu Cdat

X3 Phu Cat la x3 vung 16i cua d6 thi Hoa Lac,
noi c6 khu céng nghiép Bac Phu Cat cé chirc
nang nghién clru, sdn xuat cdng nghé cao, dao

TAP CHI KHOA HQC VA CONG NGHE LAM NGHIEP TAP 13, SO 5 (2024) 139



Kinh té, Xd héi & Phdt trién

tao va chuyén giao cong nghé va té hop chirc
nang chuyén sau vé y t& nhuw kham chira bénh,
diéu dudng, nghién clru dao tao y duwoc, san
xuat trang thiét biy té€ va cac dich vu y t& dong

bd khéc nén thi trwdng bat ddng san dién ra soi
déng. Tinh hinh chuyén nhuong QSDD giai
doan 2018-2022 ctia xa Phu Cat thé hién & Bang
2 [6-10].

Bang 2. Tong hop két qua chuyén nhuwong quyén sir dung dat ctia xa Phu Cat
giai doan 2018 - 2022

H6 so H6 so H6 so

Nm I:I‘c“> so ’ du diéu kién khéng du diéu kién phai tham tra

tiép nhan S6 lwong Tylé S6 lwong Tylé S6 lwong Ty lé

(ho so) (%) (h6 so) (%) (ho so) (%)

(1) (2) (3) (4)=(3)/(2) (5) (6)=(5)/(2) (7) (8)=(7)/(2)

2018 189 178 94,2 7 3,7 4 2,1
2019 141 114 80,9 22 15,6 5 3,5
2020 285 255 89,5 27 9,5 3 1,1
2021 264 248 93,9 9 3,4 7 2,7
2022 342 324 94,7 12 3,5 6 1,8
Téng 1.221 1.119 91,6 77 6,3 25 2,0

Qua Bang 2 cho thay thi trudng chuyén
nhuwong cé xu hudng tang trong giai doan
2018-2022, s6 lvgng hd so chuyén nhuong
dat dinh 1a ndm 2022 (342 ho so) vdi téc dé
tdng hé so dat 29,55%. Ty 1& ho so gidi quyét
dat trung binh la 91,6% va c¢6é xu huwdng tang
trong giai doan nghién clru. Nam 2019 la nam
vlra c6 s6 lugng hoé so chuyén nhuwong thap va

ty & gidi quyét ho so thap.
3.2.2. Tinh hinh chuyén nhwong quyén st
dung dét xd Phu Mén

Phu Man la x3 tiép gidp vdi khu d6 thil6i (x3
Doéng Xuan). S6 lwgng hd so chuyén nhuong
cling dién ra khda s6i déng. Tinh hinh chuyén
nhugng QSDD giai doan 2018-2022 cla xa thé
hién qua Bang 3.

Bang 3. Tong hop két qua chuyén nhwong quyén sty dung dat ca xa Phi Man
giai doan 2018 — 2022

" H6 so’ du diéu kién HO so khc?[\g du dieu H6 so phai tham tra
N&m I:Io so i ’ kién
tiép nhan S8 luwong Tylé S6 lwong Tylé S6 lwong Ty lé
(hd so) (%) (h so) (%) (h6 so) (%)
(1) (2) (3) (4)=(3)/(2) (5) (6)=(5)/(2) (7) (8)=(7)/(2)
2018 142 115 81,0 16 11,3 11 7,7
2019 178 156 87,6 6 3,4 16 9,0
2020 212 189 89,2 7 3,3 16 7,5
2021 253 237 93,7 6 2,8 4 1,9
2022 361 337 93,4 15 4,2 9 2,5
Téng 1.146 1034 90,2 50 4,3 56 4,8

Qua Bang 3 cho thay thi trudong chuyén
nhuong ciling cd xu hudng tang trong giai doan
2018-2022, t6¢c dé hé so tang trung binh 13
26,62%/ndm, trong dé s luong hé so chuyén
nhuong dat dinh 1a nam 2022 véi téc dé ting ho
so dat 42,69% (cao hon ca x3 Phu Cat). Ty 1& ho
so duoc giai quyét dat trung binh 13 90,2%, thap
hon xa Phu Cat, nhung s6 lvgng ho so va ty 1é
tham dinh lai hd so lai cao hon x3 Phu Cat 2,4 [an.

3.2.3. Tinh hinh chuyén nhwong quyén st
dung dét xd Péng Xuén

Xa Dong Xuan la xa duwgc quy hoach do thj
I6i ctia d6 thi Hoa Lac véi chirc nang la khu d6
thi sinh thai, tiét kiém ning lvgng, phat trién
gan két vai dia hinh doi ndi phia tdy nam va hé
théng séng nudc hién cé cda khu viee. Tinh hinh
chuy&n nhwong QSDD thé hién qua Bang 4.
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Bang 4. K&t qua chuyén nhwong quyén sir dung dat cia xa Dong Xuan giai doan 2018 — 2022

H6 so’ da diéu kién

H6 so’ khéng du diéu kién

H® so phai tham tra

Nsm  Hoso 5 5 5
tiép nhan S;’hg“g,"f Ty 16 (%) Sg,;,“g;;g Ty 16 (%) Sg,;,“g;;g Ty 16 (%)
u__ ® 3) @=6Y2) 5 e/ () @)

2018 135 112 83,0 14 10,4 9 6,7
2019 189 178 94,2 4 2,1 7 3,7
2020 207 189 91,3 8 3,9 10 4,8
2021 214 204 95,3 6 2,8 4 1,9
2022 234 214 91,5 14 6,0 6 2,6
T6ng 979 897 91,6 46 4,6 36 3,6

Tu két qua nghién clru cho thay, téng sé hd
so chuyén nhugng thap nhat trong 3 xa nghién
ctru mac du thj trwdng chuyén nhuong QSDD
cling cé xu huéng tang theo nhip do cda ca khu
vic Hoa Lac trong giai doan 2018-2022, tuy
nhién toc dé tang trung binh la 15,56%/nam, giai
doan sot dat chi dat téc do tang truwdng trung
binh 7,41% (thap nhat trong 3 x3).

3.2.4. Ddnh gia chung tinh hinh chuyén
nhwong tai khu vuc Hoa Lac giai doan 2018 -
2022
3.2.4.1. Tinh hinh chuyén nhwong quyén si
dung dét theo ndm

K&t qua chuyén nhugng quyén sir dung dat
khu viee nghién ctru thé hién qua Bang 5.

Bang 5. K&t qua chuyén nhuwong 3 xa nghién ciru khu vuc Hoa Lac theo nam
giai doan 2018 - 2022

H6 so H6 so H6 so
N3m HB so’ , du diéu kién Il(héng da diéu kién ’ phai tham tra
tiép nhan S& lwgng Tylé SO luwgng Tylé SO lwong Tylé
(h6 so) (%) (h6 s0) (%) (h6 so) (%)
(1) (2) (3) (4)=(3)/(2) (5) (6)=(5)/(2) (7) (8)=(7)/(2)
2018 466 405 86,91 37 7,94 24 5,15
2019 508 448 88,18 32 6,3 28 5,5
2020 704 633 93,4 42 6,2 29 4,2
2021 731 689 94,25 23 3,1 19 2,6
2022 937 875 93,38 41 4,37 21 2,24
Téng 3.346 3.050 91,90 175 27,91 121 3,65

K&t qua cho thay, thi trwdng chuyén nhuong
ca 3 xa déu cd xu hudng tang trong giai doan
2018-2022, h6 so chuyén nhuwong ting trung
binh 19,90%/nam, cao nhat 13 nidm 2020
(38,58%) va nam 2022 (28,18%). Nim 2021
mac du dai dich Covid-19 dang xady ra nhung s6
lwgng giao dich chuy&n nhuong van cao (731
h6 so/ndm) va téc dd tang vé ho so & mirc thap
(tang 3,84% so v&i ndm 2020). S& lwong va ty 1é
hé so phai thdm dinh cé xu hudng giam, diéu
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nay cho thay coéng tac huwéng dan thd tuc hanh
chinh cta van phong dang ky dat dai, sy tu van
cla cic vidn phong méi gidi bat dong san va
chuan bi h6 so cta cdng dan ngay cang tét hon.
3.2.4.2. Tinh hinh chuyén nhwong quyén s
dung dét theo don vi hanh chinh

Bi€n déng hod so chuyén nhuong dugc théng
ké theo tirng x3 & cac dia diém nghién ctru cla
khu vy, két qua thé hién qua Bang 6.
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Bang 6. K&t qua chuyén nhuong theo dorn vi hanh chinh giai doan 2018 - 2022

H6 so H6 so H6 so
T 5 H6 so da diéu kién khéng dud diéu kién phai tham tra
ti€pnhdn S6lwgng  Tylé S6 lwong Ty lé S6 lwgng Ty lé
(ho so) (%) (ho so) (%) (ho so) (%)
1 Phu Cat 1.221 1.119 91,6 77 6,3 25 2,0
2 Phu Man 1.146 1.034 90,2 50 4,3 56 4,8
3 Pong Xuan 979 897 91,6 46 4,6 36 3,6
Téng 3.346 3.050 91,1 173 51 117 3,4

Qua Bang 6 cho thdy, sd lwong hd so
chuyén nhuwong cta khu vuc nghién clru kha
cao. S6 luvgng hd so chuyén nhugng trung binh
cla 1 xa trong ca giai doan khodng 1.115 ho so
(trung binh 223 h6é so/ndm. Ty |& h6 so du diéu
kién trung binh & murc 91,1%.

3.3. Tinh hinh ké khai gia dat trén hop déng
chuyén nhwong quyén sir dung dat
3.3.1. Tinh hinh bién déng gid dét thj trurdrng
giai doan 2018-2022

Gia dat thi trwong 13 chi tiéu phan anh sy
bién déng cla thi trudrng bat dong san. Tinh
hinh bién dong gia dat thi trwong giai doan
2018-2022 thé hién qua Bang 7.

Bang 7. Bién ddng gid dat & theo vi tri tai khu virc nghién ciru

Vi tri Gia dat thuc t& chuyén nhwong (triéu dong/m?) Téc do
: 2018 2019 2020 2021 2022 ting gia TB (%)

1. Xa Phu Cat
- Dudng Quéc 16 21
+ VT1 tlr Trudng 10

. 12 1 2 2
dén nga 3 Pha Man > 0 8 30
Téc do tdng gid (%) 25 33,33 40,00 7,14 26,37
- Truc thon 36,67
+VT1 tir ciu Vai Réo
dén KCN Bc Phu Cat 15,5 22 26 30 4>
Téc do tdng gid (%) 41,94 18,18 15,38 50,00 31,38
+ VT2 tlr cdu Pdng Ram

. 4 7 1 1 1
dén thon 4 Phu Cat 0 > >
Téc do tdng gid dat (%) 75,00 42,86 50,00 0,00 41,96
2. Xa Phu Man
-Truc dwong xa 26,90
+VT1 tlr qudc 16 21A

. . 12 1 21 2 2
dén nga 3 Cham Ntra 6 > >
Téc do tdng (%) 33,33 31,25 19,05 0,00 20,91
+ VT2 tlr ngd 3 Cham Nra

b s 1 1 22 2
dén hd Dong V& 8 0 > 4
Téc do tdng gid dat (%) 25,00 50,00 46,67 9,09 32,69
3. Xa bong Xuan
- Truc dwong xa 30,83
+VT1 tlr Quéc 16 21A
dén UBND x3 Ddng Xuan > 10 12 12 12
Téc d6 ting gid dét (%) 100,00 20,00 0,00 0,00 30,00
+ VT2 tlr Cho Lap Thanh
dé&n thon Dong Am 2,5 4 6 6 7
Téc d6 ting gid dét (%) 60,00 50,00 0,00 16,67 31,67
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Ngubn: S6 liéu diéu tra.
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T Badng 7 cho thay téc d6 tang gia dat trung
binh/ndm cda khu vuc dat 30,29%, cao gip
khodng 3-4 lan so va&i 13i sudt Ngan hang Nha
nuwdc cung thoi diém & khu vue. Trong d6 cao
nhat |a & x3 Phu Céat vdi téc d6 tang gia dat
33,24%, tirc la dau tu bat déng san vao x3 Phu
Cat s& cho lgi nhudn cao nhat trong 03 xa
nghién ctru. T8¢ d6 tang khac nhau gitta céc x3
va cdac thoi diém, cu thé xa Pha Cat thoi diém
tang gid cao xay ra & giai doan 2019-2021;
trong khi & x3 Phi Man téc d6 tang gia cao lai
@ nam 2019-2020, con & xa Dong Xuan la nam
2018-2019. Céc x3 co vi tri cang gan 18i d6 thi
va co6 quy hoach cdc khu chirc nang (cong
nghiép, y t€, d6 thi sinh thai) s& cé téc do tang
gid cao hon cac x3 vung ven, dac biét cac tuyén
duong néi vai khu cdng nghiép nhuw vi tri tlr cau

Vai Réo dén khu cdng nghiép Bic Phu Cat thi
toc do tang kéo dai tdi ca ndm 2022.
3.3.2. Tinh hinh ké khai gia dét khi chuyén
nhwong quyén st dung ddt

Nguoi st dung dat khi thuc hién chuyén
nhuwgng QSDD va dang ky vdi co quan dang ky
dat phai thuc hién nghia vu tai chinh v&i Nha
nwdc nhu ndp thué thu nhap céd nhan khi
chuyén nhuong QSDD, 1é phi truwdc ba... Mirc
thué suat khi tinh thué thu nhap ca nhan 1a 2%
x gid tri BDS; 1é phitrwdc ba la 0,5% x gia tri BDS.
Dé danh gid y thirc chap hanh phap luat (ndp
thué) cha ngudi s dung dat khi chuyén
nhuong, nghién clru da khao sat gia ké khai
trén hgp déng chuyén nhuong va gia thuc té.
K&t qua ké khai gid dat chuyén nhuong QSDD
thé hién qua Bang 8.

Bang 8. Tinh hinh ké khai gia dat chuyén nhwong QSDD tai khu vire nghién ciru ndm 2022

. hénh léch = gia That thu thué
Gidthycté  Gidkékhaitren Crennlech=gia  That thu thue
. e 2 - thuc té chuyén 2,5% x gia tri
Dia diém chuyén nhwong hop dong cr 1 oa o o
(triéu déng/m?)  (triéu déng/m?) nhuong/gid ké chénh lgch
; ; khai trén HD (Ian) (triéu déng/m?)
1. Xa Phu Cat
- buong Quéc 16 21 5
+ VT1: t Trwong 10
dén ngd 3 Phd Man 30 6 > 0,6
- Truc thon 2
+ VT1 tlr ciu Vai Réo
d@n KCN Béc Phu Cat 45 15 3 0,75
+VT2 tlr cau Déng Ram
d&n thon 4 Phu Cat 15 15 ! 0
2. Xa Phu Man 2,45
+ VT1 tlr qudc 16 21A
dén ngd 3 Cham N(ra 25 10 2,5 0,375
+ VT2 tir ngd 3 Cham Nira
dén ho Dong V& 24 10 2,4 0,35
3. Xa bong Xuan
- Truc thén 2,17
+ VT1 tir Quéc 16 21A
. . 12 2 1

dén UBND xa béng Xuan 6 0,15
+ VT2 tlr Che Lap Thanh 7 3 233 0.1

dén thon bong Am

Qua Bang 8 cho thay, gia tri thuc té chuyén
nhuwong thudng cao hon nhiéu [an so vadi gid ké
khai trén hop doéng chuyén nhuong; muirc
chénh |&ch trung binh giita gia thuc té véi gid
ké khai 13 2,6 1an, tirc gid ké khai trén hgp déng
chi bang 38,46% so vd&i gid thuc té€ trén thj
trudng; chénh léch cao nhat 1a & vj tri 1 mat

Ngudn: S6 liéu diéu tra.
dudong quéc 16 (x3 Pha Cat) 1én tdi 5 1an (tuwong
duong Nha nudc that thu khoang 600.000
d/m?), trung binh Nha nudc that thodt khoang
387.000 d/m? khi thuc hién dang ky chuyén
nhwong quyén s dung dat.

3.4. Nhirng thuan lgi, khé khan trong cong tac
chuyén nhwgng quyén sir dung dat cha Hoa Lac
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3.4.1. Thudn lgi

- Ludn duwoc sy quan tdm chi dao thuong
xuyén cta UBND huyén, S& TN&MT, co quan
dang ky dat dai vé cac thd tuc hanh chinh nén
cong tac gidi quyét ho so nhanh chéng, kip thoi
va twong dadi chinh xac.

- Thudng xuyén té chirc thanh tra, kiém tra,
ra soat cdng tac quan ly va s dung dat tai khu
vure dé han ché vi pham trong st dung dat.

- Cac can bd duogc dao tao chinh quy, boi
dudng thudrng xuyén vé chuyén nganh dé dap
rng cong viéc mot cach kip thoi va dang véi quy
dinh cla phap luat hién hanh cda Nha nudc.

- Khu vire ¢6 s6 lwgng van phong méi gidi bat
dong san l&n, cung véi dan tri ngay cang cao va
c6 y thire tim hiéu phap luat hon do vay céng
tdc chuyén nhuong cling duwoc gidi quyét
nhanh chéng hon.

- Khu vuc ngay cang lap day khu cong
nghiép, trudng dai hoc... nén nhu cdu st dung
dat ngay cang cao, lam cho thj trudng chuyén
nhuwong quyén st dung dat cd tiém nang soi
dong trd lai va phat trién bén virng.

3.4.2. Khoé khan

- Hé théng loai dat trén GCNQSDD cip theo
Luat DAt dai 1993 khdng théng nhat tén loai dat
hién nay nén phai cap déi GCNQSDD trudc khi
chuyén nhuong gay ra rat nhiéu khé khan cho
cdng tac quan ly nha nudc vé dat dai va thuc
hién quyén cha ngudi s dung dat, thoi gian
thuc hién thd tuc chuyén nhuong kéo.

- Ngudi dan cé théi quen khai bao gia chuyén
nhuong QSDD thap hon thuc té (thuong khai
sat vdi bang gia do UBND thanh phé ban hanh)
gay that thoat ngan sach Nha nudc.

- Do sy chéng chéo vé quy hoach gilta cac
thaoi ky, trwdc va sau khi sat nhap Ha Tay vao Ha
Noi dan t&i quy hoach “treo”, du an “treo”. Day
la nguyén nhan dan dén khé khin khi chuyén
nhuwong quyén st dung dat.

- Chuyén nhuogng khéng théng qua co quan
dang ky dat dai (mua ban bang gidy viét tay
hodc chi can lam hop déng chuyén nhuong
théng qua UBND x3 xdc nhan) do dat chua
duoc cap GCNQSDD, dat cd ngudn goc tir ndng,
lam trudng van con xay ra gay khé khin cho
céng tac quan ly Nha nuwdc vé dat dai va rdi ro
cho nha dau tu.

3.5. Dé xuat mot so gidi phap tang cwdng quan
ly nha nwéc vé cong tic ding ky chuyén
nhuong quyén sir dung dat

3.5.1. Gidi phdp hoan thién co’ ché, chinh sdch,
phdp lugt

- Luat can quy dinh déng bd cac giai phap
vé ké khai gia chuyén nhuong vai viéc gidm sat
va kiém soat thu nhap, gan vai ké khai tai san
dé ngudi sir dung dat cd y thirc chdp hanh va
ghi dung gia tri thyc té€ chuyén nhuong trén
hop déng.

- Cac giao dich chuyén nhugng can phai thyc
hién qua san giao dich bat dong sdn dé kiém
soat gid thi trwong va giam sat viéc ké khai gia
chuyén nhuwong clda ngudi sir dung dat.

- Nha nuwéc can nhac gidm ty suat thué, phi
khi chuyén nhwong dé khuyén khich ngudi dan
ké khai trung thywc ma khéng phat sinh nghia vu
tai chinh qué cao véi ngudi st dung dat.

- Luat cé ché tai x&r phat nang, hinh sy hoa
doéi v&i cac trwong hop ké khai khéng trung
thuc gid chuyén nhuwong quyén sir dung dat.

- Dia phuong ra soat toan bo cac truong hop
chwa dwoc cdp GCNQSDD, nhat 1a dat cé ngudn
goc tlr ndng, 1am trudng dé tap trung cap
GCNQSDD lan dau cho céc trwang hop nay theo
quy dinh cGa Luat Dat dai 2024.

- Thanh phé can cong bd hdy bd cic quy
hoach “treo” nhu dy &n cta Céng ty C6 phan
Dau tu phdt trién d6 thi va KCN Séng Da
(Sudico) dé tao hanh lang phap ly cho ngudi st
dung dat thuc hién dang ky dat dai khi chuyén
nhuong QSDD.

3.5.2. Gidi phdp ky thuét va cong nghé

Nha nwdc can xay dwng co s& dit liéu dat dai
doéng bo, trong do6 cé co s& dit liéu gid dat thi
trudng théng qua thu thap gia chuyén nhuong
trén cac hop déng chuyén nhuong quyén sl
dung dat; qua do co cdn clr xac dinh dugc gid thi
trudng & tirng vi tri dé lam can c& xay dwng bang
gid dat, can c tinh thué, phi khi chuyén quyén
str dung dat. Xay dung dwoc vung gia tri dat dai
théng qua co s& dit liéu vé gia dat va vung gia tri
dat dai (thé hién trén nén ban do6 dia chinh).
3.5.3. Gidi phdp tuyén truyén

- T6 chirc tuyén truyén, phé bién phdap luat
vé dat dai tdi nguwdi dan thuwong xuyén, kip
thoi; cé y thire sir dung dat hop ly dung luat
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phap, nhat 1a phai trung thuc ké khai ding gia
thwc té€ chuyén nhugng QSDD.

3.5.4. Gidi phdp cdi cdch tha tuc hanh chinh vé
dét dai

- Cac can bo thyc hién ké khai, dang ky dat
dai can cé thai d6 van minh, lich s, nhiét tinh
khi gidi dap thac mac va hudng dan thu tuc
hanh chinh vé dat dai theo quy dinh phap luat
cho ngudi dan; céng khai thi tuc hanh chinh dé
ngudi dan cé thé nam bat dugc day da théong
tin va trinh tu, tha tuc va thoi gian gidi quyét hé
so cac bién dong vé dat dai.

- Tién hanh lién théng gitta céc co quan (Van
phong Dang ky dat dai, thué va kho bac/ngén
hang) dé tranh mat thoi gian, gdy khé khan cho
ngudi sir dung dat nhw thd tuc ndp thué, phi.
4. KET LUAN

- Thi trwdng chuyén nhuwong quyén st dung
dat tai khu vure Hoa Lac ¢6 xu hudng ting trong
giai doan 2018 - 2022, s6 lvgng hd so chuyén
nhugng cda khu vye nghién ciru kha cao, trung
binh 223 hd so/nam/x3. Téc d6 hd so chuyén
nhuong tang trung binh 19,90%/nam, dac biét
tang cao & cac nam trudc va sau dai dich Covid-
19 (nam 2020 (38,58%) va nam 2022 (28,18%).

- Ty 1& ho so dd diéu kién trung binh & murc
91,1%; s6 lugng va ty 1&é ho so phai thdm dinh
c6 xu huwdng giam do dich vu méi gidi & khu vuc
nay rat phat trién va nha dau tv bat dong san
cé théi quen thué dich vu tv van hodc chd dau
tu (phan 16, badn nén) lam ho so.

- T6c d6 tang gia dat cda khu vyc cao, trung
binh dat 30,29%/nam cao gap khoang 3-4 lan so
v@i 13i sudt ngan hang. Pau tu vao cac x3 cd vi tri
gan 18i khu d6 thi Hoa Lac va thudc quy hoach
cac khu chirc ndng (cdng nghiép, y té, do thisinh
thai) sé c6 téc d6 tang gid cao hon cac xa vung
ven, dac biét cac tuyén dudng ndi véi khu cong
nghiép. Toc dé tang gia cling phu thudc vao dia
diém va thay ddi theo thoi gian; xa Pha Cat tdng
gia cao & giai doan 2019-2021; x3 Phu Man téc
dd tang gia dat cao giai doan 2019-2020, con &
xa béng Xuan la nam 2018, 2019.

- Gid khai bdo trén hop ddong chuyén nhuong
thudng thap hon gid thuc t& chuyén nhuong
(bdng 38,46% so vdi gid thyc té trén thi trwong,
tire gid tri thue t& chuyén nhwong thudng cao

hon 2,6 lan so vdi gia ké khai trén hop dong
chuyén nhuong), trung binh Nha nudc that thoat
khoang 387.000 d/m? khi thyc hién dang ky
chuyén nhuong quyén sir dung dat.

- D& tang cudng quan ly nha nudc vé chuyén
nhuong quyén s dung dat thi Nha nudc can
hoan thién hé théng phap luat dat dai, thanh phd
can thong bdo hdy bd cic quy hoach, dy an
“treo”, yéu cau giao dich phai théng qua san giao
dich bat dong san, tién chuyén nhuong phai
chuyén khoan qua ngan hang; phai giam sat thu
nhap va yéu cau cdng dan chirng minh ngudn géc
thu nhap (“tién sach”), két hop vdi ké khai tai san
hang ndm. Luat cé ché tai x&r ly nghiém ngudi ké
khai khéng trung thuc tai san, ké khai gia chuyén
nhugng QSDD khéng dung thuc té. Nha nuéc
nén diéu chinh thué suat khi tinh thué, tinh phi
nhung gidm sat chat ch& viéc chuyén nhuong
théng qua xay dung co s& dit liéu gia dat.
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