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TOM TAT

Nghién ctru nay duoc thuce hién nhim muc dich danh gia thuc trang bién dong gia dit trén dia ban thanh phd Tur
Son, tinh Bic Ninh giai doan 2017 - 2021, tir d6 dé xuét giai phap d6i voi cong tac dinh gia dat. Nghién ciru da
chon ra 4 ving nghién ctru dua trén dic diém phat trién kinh té - xa hoi cta timg ving, tién hanh thu thap s liéu
vé gia d4t & Nha nudc quy dinh va gia dét & thi truong, téng hop, so sanh va danh gia sy chénh 1éch. Gia dat &
tai thanh phd Tir Son c6 nhiéu bién dong, tai ca 4 ving nghién ctru gia dat déu ting manh, dic biét 1a tai ving 1
(ving trung tim). Nguyén nhan chu yéu do thanh phd Tir Son duoc nang cip thanh do thi loai 3 vao nam 2021.
Gia Nha nude quy dinh va gia thi truong c6 su chénh 1éch 16n gay kho khin trong cong tac dinh gia dat. Dé hoan
thién cong tac dinh gia dat, can 4p dung mot sd giai phap nhu cu thé hoa khai niém gia dat thi trudong; néu rd
nguyén tic va phuong phap dinh gia dit; bé khung gia dat; xay dung co so dir liéu gia dat; quy dinh viée dinh
gia dat phai do t6 chirc dinh gid doc 1ap véi co quan hanh chinh Nha nuée thyc hién nhim nang cao hiéu qua
cong tac quan Iy Nha nude vé gia dat.

Tir khéa: Bién dong, dét &, gia dit, thanh phd Tir Son.

1. PAT VAN DE

Theo Willy (2009), dit dai 1a mot trong
nhiing tai san co gia tri 1on. Gia dat dugc quyét
dinh boi co ché cung cau va kha ning sinh loi.
Theo Quy dinh Luat Dat dai 2013, “Gia dét 1a
gia tri ctia quyén sir dung dét tinh trén mot don
vi dién tich dét. Gid tri quyén sir dung dat 1a gia
tri bang tién ctia quyén st dung dat ddi v6i dién
tich dat xac dinh trong thoi han sur dung dat xac
dinh”. O nudc ta, ton tai hai loai gia dat gém:
gia dat nha nudce quy dinh va gia dat thi truong.
Nhiéu nghién curu da chi ra rﬁng luén tdn tal su
chénh 1éch giita hai loai gia dat nay va gia dat
luén c6 xu hudng ting cao (Bui Ngoc Tuan,
2004; Phan et al., 2017; Phan Thi Thanh Huyén
& Pham Phuong Nam, 2020; Phan & Nguyen,
2022). Trong thuc té, c6 nhiéu nguyén nhan lam
ting gia dat. Nghién ctru ctia Tran Thai Yén &
Nguyén Thanh Tra (2021); H6 Thi Lam Tra va
cong sur (2020) déu chi ra ring gia dat & ting 1én
1a do su dau tu, nang cip co s ha ting. Nghién
ctru ctia Phan Thi Thanh Huyén & Ha Xuén
Linh (2014) tai dia ban huyén S6c¢ Son, thanh
phd Ha Noi cho thiy nguyén nhan lam ting gia
dat 1a do yéu t6 chinh sach dat dai va sy hdi phuc
ctia thi truong bt dong san. Ngoai ra, do dat dai

la ngué)n tai nguyén co han, sy phat trién ctia nén
kinh t& cing v6i sy gia ting dan sd ciing l1a
nhitng nguyén nhéan 1am cho gia dat luon ¢ xu
huodng tang cao.

Ttr Son 1a thanh phd ndm & ctra ngd phia Tay
cta tinh Bic Ninh, 14 d6 thj vé tinh ctia Thu d6
Ha Noi va 13 mot trong hai trung tdm kinh té -
van hoa - gido duc cua tinh (chi ding sau thanh
phé Bic Ninh). Tir Son 1a mot d6 thi cong
nghiép véi nhiéu khu cong nghiép, nhiéu lang
nghé truyén thong ndi tiéng, dic biét viéc nang
cép dia giéi hanh chinh 1én thanh phd theo Nghi
quyét s6 387/NQ-UBTVQHI15 ngay 22/9/2021
da 1am cho gi4 dét c6 nhidu bién dong trong giai
doan 2017 - 2021. Bén canh do, mac du cong
tac xac dinh va quan Iy gia dit o tai thanh phd
Tt Son dugc thuc hién theo ding cac quy dinh
cua Nha nudc, tuy nhién viéc xac dinh gia dat
quy dinh con c6 nhitng han ché va c6 su chénh
1éch khé 13 so véi gia dat trén thi truong. Nghién
cuu nay dugc thuc hién nham muc dich danh gia
thuc trang bién dong gia dét & trén dia ban thanh
phé Tur Son, tinh Béc Ninh, tir d6 dé xuit mot
sd giai phap hoan thién cong tac dinh gia va
quén ly gia dat .
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2. PHUONG PHAP NGHIEN CUU
2.1. Phuong phap diéu tra s6 liéu thi cip

Thu thap sé lidu vé diéu kién tu nhién, kinh
té - x4 hoi tai S& Tai nguyén va Moi truong Tir
Son, tinh Bic Ninh. Ngudn sb lidu vé gia dat
Nha nuéc quy dinh tai thanh phd Tir Son dugc
thu thap tai Quyét dinh sé 552/2014/QD-
UBND ngay 29/12/2014 va Quyét dinh s
31/2019/Qb-UBND ngay 20/12/2019 cua
UBND tinh Béc Ninh.

2.2. Phwong phap chon diém nghién ciu

Dua vao dic diém phat trién kinh t& xa hoi,
cac khu chuc nang va thuc trang thi truong
chuyén nhugng quyén str dung dat trén dia ban
thanh phd Tir Son, gia dat dugc lwa chon didu
tra va danh gia phan theo 4 vung nhu sau:

Vung 1: Vung trung tdm, 1a noi tap trung cac
co quan hanh chinh, trung tdm thuong mai cta
thanh phd, chon phudong Dinh Bang. Gia dét tai
phuong Pinh Bang duoc phan chia thanh 4 khu
vue gom: (i) khu vuc c¢6 mirc gia cao, chon
duong Tran Pht (doan Tir dudng T6 HiénThanh
dén hét phuong Dinh Bang) va duong Ly Thai
Té (doan giap dudng Lé Phung Hiéu dén hét
phuong Pinh Bang); (ii) khu vuc c6 muc gia
trung binh, chon duong Nguyén Vin Trdi (doan
tr Tran Pha dén hét cho Tho Moén), phé Van
Hanh (doan tir UBND phuong Pinh Bang méi
dén duong T6 Hién Thanh); (iii) khu vuc co
murc gia thap, chon ph C6 Phap (doan tir cng
Pén D6 dén cong dinh Pinh Bang); iv) khu vuc
phat trién chon khu dy 4n nha & Baza.

Viing 2: Ving phét trién cong nghiép va do
thi, 1a noi tap trung khu cong nghi¢p va khu dé
thi méi... chon phudng Phu Chan, trudc ngay
12 thang 1 nam 2021 1a x Phu Chan (Uy ban
thuong vu Qudc hoi, 2021). Gia dit ¢ tai
phuong Phu Chan duoc phéan chia thanh 2 nhém
gom khu dan cu néng thon; khu cong nghiép va
d6 thi. Di voi khu dan cu nong thon, gia dat
dugc chia thanh 3 khu vyc tuong ung véi céc
mirc gia cao, trung binh va thap. Déi v6i khu
khu cong nghi¢p va do thi, chon khu d6 thi va
dich vu VSIP Bic Ninh; khu d6 thi m&i Nam Tt
Son, gia dat dugcphan theo 4 vi tri twong Gng

theo mit cit (MC) cua tuyén dudng, cu thé:
MCI2m<MC<17,5m (VT4); 17,5 m <MC
<22,5m (VT3);22,5<MC <30m (VT2); MC
>30m (VT1).

Viing 3: Ving lang nghé, 1a noi phat trién cac
nghé truyén théng cua dia phuong, chon
phuong Dong Ky. Gia dat tai phuong Pong Ky
duoc phan theo 3 khu vuc gém: (i) khu vuc co
murc gia cao, chon tuyén dudng Nguyén Vin Cir
(doan tir phuong Trang Ha dén hét tram y té
phuong Pong Ky); (ii) khu vuc c6 muc gia
trung binh, chon tuyén phd Pong Ky 1 (doan tir
tinh 16 277 méi dén nha vin hoa nghé phé Di
Tich) (iii) khu vuc ¢6 mic gia thap, chon tuyén
phé Pong Ky 2 (doan tir cong Giéng dén tiép
giap phd Di Tich) va tuyén phd Pong Ky 3
(doan tir trudng tiéu hoc Pong Ky 2 dén Cong
Béng).

Viing 4: Ving ven do, 1a ving nim cach xa
trung tAm thanh phd Tt Son, chon phuong Tam
Son, trudc ngay 12 thang 1 nam 2021 1a xa Tam
Son (Uy ban thuong vu Qudc hdi, 2021). Gia dét
duoc diéu tra theo 3 khu vuc 4 vi tri nhu quy dinh
bang gia d6i véi dat & nong thon.

2.3. Phwong phap diéu tra sé liéu so cip

St dung mau phiéu diéu tra s6 04 (ban hanh
kém theo Thong tu 36/2014/TT-BTNMT ngay
30/6/2014 cua Bo Tai nguyén va Mdi trudong)
diéu tra tryc tiép 237 phiéu (79 vi tri, mdi vi tri
diéu tra 3 phiéu) nhdm thu thap cac thong tin dé
danh gi4 vé thyc trang bién dong gia dat trén dia
ban thanh phd Tir Son. Déi tugng diéu tra gdm
can by, cong chirc, vién chic cong tac trong
nganh tai nguyén va moi truong; nhan vién moi
gidi bat dong san; ngudi st dung dét tai cac
tuyén dudng nghién ctru; nguoi chuyén nhuong
va nhan chuyén nhuong quyén st dung dat
trong giai doan 2017 — 2021 (Bang 1). Cac tiéu
chi diéu tra bao gém: thong tin v& ngudi duge
diéu tra, thong tin vé thira dat giao dich, gia dét
& quy dinh, gia dit ¢ thi truong; cic nguyén
nhan dan dén bién dong gia dat; nguyén nhén
dan dén bang gia dat chwa phu hop véi gia thi
truong; cac giai phap hoan thién cong tac dinh
gia dat.
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Bang 1. Tong hop so phiéu diéu tra theo déi twong

Co quan, don vi

S6 lwong phiéu

Can bo cong chtrc, vién chirc trong nganh Tai nguyén va Moi truong 20
Nhén vién méi gidi bat dong san 15
Ngudi sir dung dit tai cac tuyén dudng nghién ctru 152
Ngudi chuyén nhuong, nhan chuyén nhuong quyén sir dung dat 50

giai doan 2017-2021

2.4. Phwong phap tong hop, xir 1y s6 liéu

S6 lidu so cap dugc tong hop va xir 1y bang
phan mém Excel theo cac tiéu chi diéu tra, sau
do6 tinh toan su chénh 1éch gia dat & Nha nudc
quy dinh va gia dt & thi truong trong giai doan
2017 - 2021. Chénh léch giita gia dat o thi
truong va gia dat & Nha nudce quy dinh duge xac
dinh theo cong thirc sau:

C= (G1 (222) x100 (%)

Trong do:

C:Tilé phén tram chénh léch;

G1: Gia dat mudn so sanh chénh léch;

Gz : Gia dat 1am mbc dé so sanh.
2.5. Phuwong phap phan tich va so sanh

Phuong phap phan tich va so sanh dugc su
dung dé danh gia thuc trang bién dong gia dat ¢
Nha nudc quy dinh, bién dong gia dit ¢ thi
truong trong giai doan 2017 - 2021; danh gia
chénh 1éch giita gia dit & thi truong va gia dat &
Nha nudc quy dinh cua nam 2017 va nam 2021.
3. KET QUA VA THAO LUAN
3.1. Khai quat vé thanh phé Tir Son

Thanh phd Tir Son ¢6 tong dién tich tu nhién
6.108,86 ha bao gébm 12 don vi hanh chinh cip
phudng (Uy ban thudong vu Qudc hoi, 2021).
Trén dia ban thanh phé c6 Qudc 16 1B va tinh 16
295B (trude day 1a Qudc 10 1A cii) va duong sit
ndi lién véi thanh phd Béic Ninh va Thu d6 Ha
Noi. Tir Son duogc Uy ban thudng vu Qudc hoi
thong qua va cong nhan 1a thanh phé Tir Son (46
thi loai I1I) vao ngay 01/11/2021. Thanh phd Tt
Son dugc dau tu xay dung, mé rong nang cap
tinh 16 287 ndi lién tinh 16 v6i QL38 va thong
thwong véi san bay qudc té Noi Bai.Trén dia ban
thanh phd T Son c6 nhiéu di tich lich st vin
hoa nhu Dén D6, Dén Binh Ha, Chua Tiéu,
Chua Ung Tam... cing véi cac lang nghé truyén
thong nhu nghé son mai Pinh Bang, moc m§y

nghé Phu Khé, Pong Ky, rén sit Pa Hoi, dét
Tuong Giang...

Tong san pham trén dia ban (GRDP) nim
2021 tang 7,2% so nam 2020; thu ngan sach nha
nuoc trén dia ban udc dat 4.047.,4 ty déng, dat
104,4% so ké hoach; thu noi dia dat 1.934,5 ty
ddng, ting 7% so nam 2020. Tir Son 1a mot
trong hai dia phuong c6 ty 1€ do thi hoa dat
100%.

3.2. Panh gia bién dong gia dit & tai thanh
phé Tir Son giai doan 2017 — 2021
3.2.1. Bién djng gid dit tai ving 1

Ving 1 gém cac tuyén phd va cac khu nha ¢
thuéc phuong Dinh Bang, thanh phd Tir Son.
Pay 1a khu vuc c6 loi thé vé kinh doanh, dich
vu va tap trung nhiéu co quan cta thanh phd Tir
Son nhu tru s& UBND thanh phé, try s cong
an, tda an, buu dién, ngan hang, cho. Gia dat &
Nha nudc quy dinh, gia dit ¢ thi truong tai tit
ca cac vi tri ctia khu vuc 1 ndm 2021déu tang so
v6i nam 2017 (Bang 2.). Bién dong gia dat do
Nha nudc quy dinh trong giai doan 2017 —2021
dao dong tir 6,94% - 71,67% va twong dbi dong
déu tai cac vi tri ctia cung 1 tuyén dudng, chi co
vi tri 2 cta tuyén duong Nguyén Vian Trdi co
bién dong 16n nhét véi 71,67%. Tai phd Ba La,
trong giai doan 2017 — 2021 bién dong gia dat &
Nha nuéc quy dinh tai phd Ba La thip nhit,
tuong ung 8,33% tai vi tri 1 va 6,94% tai vi tri
2; bién dong gia dat thi truong tai ca 2 vi tri 1a
100%. Pdc biét, trén dia ban phuong Dinh Bang
¢6 khu nha & Baza, noi c6 cho diu méi vai Ninh
Hiép ndi tiéng cia mién Bic, gia thi truong nam
2017 1a 100 triéu dong/m? dén nam 2021 ting
1én 200 triéu dong/m?, hién khu vyc nay 1a khu
vuc c6 gia dat thi truong cao nhat va bién dong
gia dat ciing 1a 100%, didu d6 chung to céc
tuyén duong, phd trung tim hodc nhimg khu
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vuc kinh doanh, budn ban sim uit, co yéu to
giao thuong budn ban nbi tiéng, kha ning sinh
101 cang cao thi bién dong gia dat cang 16n. Két
quéa nghién ctru ndy ciing twong ty voi két qua
nghién ctru H6 Thi Lam Tra va cong su (2020);

Phan Thi Thanh Huyén & Ha Xuan Linh
(2014). Gia dat & ludn cao nhit tai cac vi tri 1,
noi ¢ thuan loi vé giao thong, doc theo cac truc
duong chinh, phu hgp voéi cd myc dich kinh
doanh h¢ gia dinh.

Bang 2. Bién dong gia dit ¢ tai vang 1

PVT: Triéu dong

) Gia dit quy dinh Gia dat thi treong
Tuyén . Nam Nam Chénh o 9 Chénh
T qwong V'™ 20172 2020- léch 1;;‘1“7‘ 1;52“1‘ léch
2019 2021 (%) (%)
I KV ¢6 mirc gia cao
1 13,350 16,020 20,00 35,000 70,000 100
, Duong 2 8,010 9,610 19,98 27,000 50,000 85,19
Tran Phi 3 5,207 6,250 20,03 15,500 30,000 93,55
4 3,645 4,380 20,16 9,000 18,000 100
1 10,680 14,950 39,98 35,000 70,000 100
, Duomg 2 6,408 8,970 39,98 24,500 48,000 95,92
Ly Thai T6 3 4,165 5,830 39,98 14,000 30,000 106,90
4 2,916 4,080 39,92 9,200 17,000 84,78
II' KV c6 mirc gia trung binh
Pudng 1 5,000 6,920 38,40 30,000 60,000 100
| Neuyén 2 3,000 5,150 71,67 20,000 40,000 100
Van Tedi 3 1,950 2,700 38,46 11,000 20,000 81,82
4 1,365 1,890 38,46 8,000 15,000 87,50
1 5,320 7,450 40,04 35,000 70,000 100
5 Phé 2 3,192 4,470 40,04 20,000 40,000 100
Van Hanh 3 2,075 2,910 40,24 13,000 25,000 92,31
4 1,452 2,040 40,50 7,500 15,000 100
II KV cé mirc gia thap
1 2,400 3,120 8,33 20,000 40,000 100
Phé Ba La 2 1,440 1,870 6,94 10,000 20,000 100
3 0,936 1,220 - - - -
4 0,655 0,850 - - - -
IV KV phit trién
1 4,800 6,720 40,00 65,000 130,000 100
Khu nha & 2 5,486 7,680 39,99 - - -
Baza 3 6,171 8,640 40,01 100,000 200,000 100
4 6,859 9,600 40,00 - - -

Nguén: UBND tinh Bdc Ninh, 2014, 2019 va 56 lieu diéu tra thuc té

Téc do tang gia dat ¢ thi trudng 1on hon tde
do6 ting gia dat & Nha nudc quy dinh. Két qua
diéu tra khao sat cho thdy, gia dat & thi truong
tai ving 1 ting manh do tac dong ciia nhidu yéu
t6 nhu thyc trang phat trién kinh té - xa hoi, cung
- cAu vé bat dong san, thi hiéu va 1ai suét ngan
hang... Ngoai ra, mot yéu td quan trong khac
anh huong rat 16n dén gia dét tai ving 1 1a do
Tir Son duoc nang cap tir thi x4 1én thanh phd.
3.2.2. Bién dpng gid dit tai ving 2

Két qua diéu tra gia dt & Nha nudc quy dinh
va gia dét & thi truong tai cac vi tri ndm 2021
déu ting so v6i nam 2017 (Bang 3). Bién dong
gid nha nude quy dinh trong giai doan 2017 —
2021 dao dong trong khoang 22,98% dén
33,14%. Vi tri 4 ctia khu vuc 3 c6 miic bién
dong cao nhét véi 33,14% va vi tri 2 khu vuc 3
bién dong it nhat voi 22,98%. Cac vi tri con lai
ctia cac khu vuc c6 muc bién dong tuong dbi
ddng déu.
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Két qua diéu tra gia dat thi truong cho thiy,
c6 nhitng vi tri dat co gia ting rat manh, dao
dong trong khoang tir 22,22% dén 164,52%.
Nguyén nhan chu yéu khién gia dat thi truong
tang manh tai vung 2 1a do xa Phu Chéan duoc
nang cap thanh phuong tir ngay 01/02/2021 theo
Nghi quyét sé 1191/NQ-UBTVQH14 vé viéc
thanh l4p cac phudng thudc thi xa Tir Son. Piéu
nay ciing dugc chi ra trong két qua nghién ciru
Pham Phuwong Nam & Nguyén Thi Hué (2021).
Mot trong nhirg nguyén nhan lam ting gia dat
bét thuong 1a do chu truong nang cip don vi
hanh chinh tir xa 1€n phuong, tr huyén 1én quan,
tir thi x4 1én thanh phd, hay tir thanh phd 1én
thanh phé truc thudc trung wong.

Tai cac khu cong nghiép va khu d6 thi, gia
dat ¢ thi truong dao dong tir 31,58% dén
77,08%, tai nhitng vi tri c6 mat cat duong 1on
thi gia dét bién dong cang 16n, cu thé vi tri co
bién dong 16n nhat 77,08% la vi tri c6 mit cat
duong MC > 30 m (vi tri c6 kha nang sinh loi
cao nhét) dién hinh 1a khu d6 thi va dich vu
VSIP Bic Ninh. Gi4 dat bién dong & cac vi tri
khac déu ¢ mirc cao, nguyén nhan 1a do 2 khu
d6 thi va dich vy VSIP Béc Ninh, khu d6 thi méi
Nam TU Son nidm & vi tri thuén lgi, ndi gitra
thanh phd Béic Ninh v6i Thu d6 Ha Noi va déu
dugc khoi cong vao nam 2017, day la nhiing
khu vyc dugc quy hoach hién dai, dugc dau tu
co s6 ha ting dong bo.

Bing 3. Bién dong gia dat & tai ving 2

Gi4 quy dinh Gia thj truong Chénh Iéch
: (tri¢u dong/m?) (%)
TT Tuyén dudng Vi tri Nam Nam Nim Nim Gidquy  Gid thi
2017- - 2020- 2017 2021 dinh trudng
2019 2021 j
I  Dit ¢ khu dan cw
1 2,250 2,970 18,000 22,000 32,00 22,22
| Khuvue 1 2 1,800 2,380 17,000 19,000 32,22 11,76
: 3 1,440 1,900 5,000 11,000 31,94 120,00
4 1,080 1,430 - - 32,41 -
1 1,800 2,380 13,000 17,000 32,22 30,77
> Khu vue 2 2 1,440 1,900 7,000 10,000 31,94 42,86
: 3 1,152 1,520 4,000 9,000 31,94 125,00
4 0,864 1,140 - - 31,94 -
1 1,440 1,900 6,000 11,500 31,94 91,67
3 Khuvue 3 2 1,152 1,520 4,200 9,000 31,94 114,29
: 3 0,992 1,220 3,100 8,200 22,98 164,52
4 0,691 0,920 - - 33,14 -
II  Pat & khu cong nghiép va khu db thi
4 - 6,900 28,000 40,000 - 42,86
1 Khu d6 thi va dich 3 - 7,890 30,000 45,000 - 50,00
vu VSIP Bac Ninh 2 - 8,870 35,8333 58,300 - 62,70
1 9,860 40,000 70,833 77,08
4 - 6,900 20,000 30,000 - 50,00
Khu dd thi méi 3 - 7,890 25,000 35,000 - 40,00
2 Nam Tu Son 2 - 8,870 30,000 40,000 - 33,33
phuong Phu Chén
1 - 9,860 38,000 50,000 31,58

Nguén: UBND tinh Bdc Ninh, 2014, 2019 va 56 lieu diéu tra thuc té

3.2.3. Bién dpng gid dit tai viing 3
Ving 3 gdm cac tuyén phd ciia phudng Pong
Ky, 1a lang nghé truyén thdng chuyén vé thu

cong my nghé. Trén dia ban phuong tap trung
nhiéu cira hang trung bay, ban hang thu cong
my nghé, xudng gd, cho gb 16n. Hoat dong kinh
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doanh budn ban trong va ngoai nudc tap nap.
Trong giai doan 2017 — 2021, gia dat & nha nude
quy dinh dao dong trong khoang tir 9,78% dén
40,02% va twong ddi dong déu trén cing 1 tuyén
dudng. Vi tri c6 bién dong 16n nhat 14 vi tri 3 trén
dudng Nguyén Van Cir, vi tri it bién dong nhat 1a
vi tri 3, phd Dong Ky 2.

Téc d6 tang gia dat & thi truong cua phuong
Pong Ky chi tir 10% dén 29,41%, bién dong cao
nhat 13 tai vi tri 1 ctia phd Pong Ky 3, bién dong
thip nhat tai vi tri 4, phd Pdng Ky 2 (Bang 4).
So véi céc khu vuc nghién ctru khéc, phuong

DPong Ky 1a phuong c6 toe do ting gia thi truong
thap nhat. Ly do gia dat ¢ tai ving ndy bién dong
it hon so véi cac ving khéc 1a c6 rat it giao dich.
Tai day, chi yéu nguoi dan sir dung dat vao muc
dich dé & két hop san xudt kinh doanh cc mit
hang dic trung, dit & duoc truyén tir doi nay
sang doi khac dé duy tri nghé truyén théng cua
dia phuong. Nhu viy, c6 thé thiy rang cac yéu
t6 nhu nang cap don vi hanh chinh, nang cap co
so ha tang... it tic dong dén gia dit o tai khu
vuc lang nghé 1au nam.

Bing 4. Bién dong gia dat & tai ving 3

Gia quy dinh  Gia thj trudng Chénh léch
(triéu ddong/m?)  (triéu dong/m?) (%)
TT  Tuyén duomg Vit Nam - Nam oo Nam Gidquy  Gid thi
2017-2020- 5017 2021 dinh truong
2019 2021 :

1 KYV c¢6 mirc gia cao
1 10,730 15,020 60,000 70,000 39,98 16,67
i Puomg Neuyén Van Cir 2 6,438 9,010 40,000 49,000 39,95 22,5
3 4,185 5,860 28,000 34,000 40,02 21,43
4 2,992 4,100 21,000 23,800 37,03 13,33

I KV c6 mirc giad trung binh
1 5,200 5,720 25,000 30,000 10,00 20,00
PR 2 3,120 3,430 22,000 27,000 9,94 25,00
1 Pho Pong Ky 1
3 2,028 2,230 20,000 25,000 9,96 22,73
4 1,420 1,560 18,400 21,900 9,86 16,23
1 4,200 4,620 23,000 30,000 10,00 19,57
5 Phé DiTich 2 2,520 2,770 20,500 28,500 9,92 26,23
3 1,638 1,800 15,500 18,000 9,89 21,78
4 1,147 1,260 13,000 15,200 9,85 21,78
11 Khu vire ¢6 mire gia thip

1 3,200 3,520 17,000 22,000 10,00 29,41
i Phé Déng Ky 3 2 1,920 2,110 15,500 18,000 9,90 13,33
: 3 1,248 1,370 14,000 16,000 9,78 24,17
4 874 960 12,000 14,500 9,84 15,38
1 3,200 3,520 15,000 18,000 10,00 20,00
2 PhéPéngKy 2 2 1,920 2,110 13,000 15,000 9,90 15,38
3 1,248 1,370 11,000 13,000 9,78 18,18
4 874 960 10,000 11,000 9,84 10,00

Nguén: UBND tinh Bdc Ninh, 2014, 2019 va 50 lieu diéu tra thuc té

3.2.4. Bién djng gid dit tai ving 4
Ving 4, dit & phuong Tam Son duoc chia
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thanh 3 khu vuc, trong giai doan 2017 — 2021
day 1a ving ven d6 thudc thanh phd Tir Son.
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Trong giai doan nay, gia dit & Nha nudc quy
dinh bién dong tang trong khoang tir 22,98% dé
33,14% va tuong d6i dong déu tai tat ca cac vi
tri ctia ca 3 khu vue. Tde do tang gia dat & thi
truong 16n hon tdc d6 ting gia dit ¢ nha nudc
quy dinh rat nhiéu, dao dong trong khoang tir
31,58% dén 153,13%. Khu vuc 3 ¢ su bién
dong 16n nhat, déu trén 100%. Twong tu nhu
ving 2, nguyén nhan chinh lam cho gia dat thi
truong bién dong manh 14 do phudng Tam Son
ciing 14 1 trong 5 phudng duge nang cap tir xi
lén phuong theo Nghi quyét sé 1191/NQ-
UBTVQHI14 vé viéc thanh 1ap cac phuong
thudc thi xa Tt Son tr ngay 01/02/2021. Mac

du gia dat c6 su bién dong 16n trong giai doan
2017 - 2021, tuy nhién do ving ndy nim xa
trung tim thanh phd Tiur Son nén gia dét thi
truong so véi cac ving khac ctia thanh phé thap
hon rat nhiéu, gia dét cao nhét tai vi tri 1 khu
vuc 1 1a 25 triéu dong/m?, bang 12,5% so véi
gia d4t tai vi tri cao nhét cua thanh phé Tu Son
1a Khu nha ¢ Baza cta ving 1. Diéu nay mot lan
nita khing dinh yéu t6 vi tri c6 vai tro dic biét
quan trong quyét dinh gia dat & va da duoc chi
ra trong nhiéu nghién ciru nhimg nim gan day
(Trﬁn Viét Khanh & cs, 2017; Phan Thi Thanh
Huyén & cs, 2021; Asabere & Huffman, 1996;
Kauko, 2003; Joslin, 2005).

Bang 5. Bién dong gia dat & tai viing 4

Gia quy dinh Gia thi ‘tru’(‘rng Chénh léch
: (tri¢u dong/m?) (%)
TT  Tuyen dwomg M iﬁ';‘ g;‘;‘ Nim  Nim  Gidquy  Gid th
2019 2021 2017 2021 dinh truong
1 2,250 2,970 19,000 25,000 32,00 31,58
| Khuvue 1 2 1,800 2,380 12,000 16,000 32,22 33,33
) 3 1,440 1,900 5,000 10,500 31,94 110,00
4 1,080 1,430 - - 32,41 -
1 1,800 2,380 12,000 16,000 32,22 33,33
2 Khu vue 2 2 1,440 1,900 5,000 10,500 31,94 110,00
) 3 1,152 1,520 3,200 8,100 31,94 153,13
4 0,864 1,140 - - 31,94 -
1 1,440 1,900 5,000 10,500 31,94 110,00
3 Khuvie 3 2 1,152 1,520 3,200 8,100 31,94 153,13
) 3 0,992 1,220 3,000 7,600 22,98 153,13
4 0,691 0,920 - - 33,14 -

Nguon: UBND tinh Bdc Ninh, 2014, 2019 va 56 li¢u diéu tra thuc té

3.2.5. Pdnh gid sw chénh l¢nh giiva gid dit nha
nwéc quy dinh va gid dit thi truong

Két qua so sanh giita gia dat & nha nudc quy
dinh va gia dat & thi trudng cua 4 ving nghién
ctru trong giai doan 2017 - 2021 duoc thé hién
& bang 5 cho thiy gia dit & do nha nudc quy
dinh thfip hon vaco su chénh 1&€ch kha 1én so vai
gia dat & thi truong. Két qua nghién ctru nay
cling da duoc khiang dinh ¢ nhiéu nghién ctru

truéc ddy (Phan Thi Thanh Huyén & Ha Xuan
Linh; 2014; Phan & cs, 2017; Nguyén Ngoc
Anh & cs, 2016; L¢é, 2021). Chénh 1€ch gitra gia
dat ¢ thi truong va gia dat & Nha nudc quy dinh
nam 2021 cao hon so véi nam 2017. Nam 2017
muc chénh I¢ch dao dong trong khoang tir 2,62
lan dén 12,96 1an va dén nam 2021 dao dong tir
4,11 1an dén 23,15 lan.

TAP CHi KHOA HQC VA CONG NGHE LAM NGHIEP SO 6 - 2022 127



Kinh té¢ & Chinh sdch

Biang 6. Chénh léch giira gia dit 6 nha nwéc quy dinh va gia thi truong giai doan 2017 - 2021

PVT: Lan
TT Vi tri Niim 2017 Nim 2021
1 2 3 4 1 2 3 4
I Vingl
1 Puodng Tran Phi 262 337 298 247 4,37 52 4,8 4,11
2 Ly Thai To 328 382 348 316 4,68 535 515 417
3 Duomg 6,00 6,67 564 586 8,67 177 141 7,94
Nguyén Vian Troi
4 Phé Van Hanh 6,58 627 627 517 9.4 895 859 735
5 PhoBala 833 6,94 1282 10,7
6 Khunha ¢ Baza 16,2 - 135 12,10 23,15 1935 17,36
II.  Vung?2
1  Khuvuc ] 8,00 944 347 7,41 798 5,79
2 Khuvyc?2 722 486 347 7,14 526 5,92
3 Khuvuc 3 417 3,65 3,13 6,05 592 6,72
Khu d6 thi va dich vu
4 VSIP Béc Ninh 58 37 6,57 7,18
Khu d6 thi méi Nam T
> Son phudng Phu Chén 4,33 4,44 4,51 307
III Vung3
Puong Nguyén Van Cr 5,59 621 6,69 7,02 4,66 5,44 5,8 5,8
Phd Dong Ky 1 481 7,05 986 1296 524 787 1121 14,04
Phé Di Tich 548 8,13 946 11,33 6,49 1025 10,00 12,06
Phd Dong Ky 2 469 672 881 1144 5,11 7,11 949 11,46
Phd Pong Ky 3 531 7,81 9,62 11,90 6,25 8,06 10,88 12,50
IV Vung 4
Khu vyc 1 844 6,67 347 8,42 6,72 5,53
Khu vic 2 6,67 347 278 6,72 553 533
Khu vyc 3 347 278 3,02 5,53 533 6,23

Dua vao két qua so sanh giira gia dit ¢ nha
nuoc quy dinh va gia thi truong cta 4 vung
nghién ctru trén dia ban thi xa T Son giai doan
2017 - 2021 (Bang 6) cho thiy gia dit do nha
nuéc quy dinh chua phu hop véi gia dat thi
truong. Luat Dat dai nam 2013 quy dinh nguyén
tac dinh gia dat phai phu hop voi gia dat phd
bién trén thi truong cua loai dét c6 cung muc
dich str dung da chuyén nhuong, gia tring dau
gia quyén str dung dat d6i véi nhimg noi c6 déu
gia quyén str dung dat hodc thu nhap tir viéc sir
dung dat. Tuy nhién, trong thuc t& do nhiéu
nguyén nhan dan dén viéc xac dinh gia dat nha
nuéc quy dinh trén dia ban thi xa Tir Son thip
hon kha nhiéu so v6i gia dat ¢ giao dich trén thi
truong, cu thé nhu sau:

- Khai niém vé gia dat thi truong chua dugc
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1am 3, chinh vi viy khong du co sé dé xay dung
gia nha nudc phu hop véi gia thi truong. Thiéu
thong tin chinh xac vé gia dat giao dich trén thi
truong 1am co s xac dinh gia dat vi ngudi dan
thuong khai gia thap hon gia giao dich thuc té
trong cac hop dong chuyén nhuong quyén st
dung dat dé han ché sd tién thué thu nhdp ca
nhan phai ndp gay kho khan cho cong tac dinh
gia dat.

- Viéc diéu chinh bang gia dat con chwa phu
hop. Theo Quy dinh ciia Luat Dat dai nam 2013,
viée x4y dung bang gia dat theo dinh ky 5 nim
mot 1an, duoc cong bd cong khai vao ngay 01
thang 01 ctia nam dau ky va duoc diéu chinh khi
gia dat pho bién trén thi truong tang tir 20% trd
1én so v6i gia dat toi da hodc giam tir 20% tro
1én so véi gia dat t6i thiéu trong khoang thoi

TAP CHi KHOA HQC VA CONG NGHE LAM NGHIEP SO 6 - 2022



Kinh té & Chinh sdch

gian it nhét tir 180 ngay. Tuy nhién, thoi gian dé
thuc hién cac thi tuc diéu chinh gia dét con kéo
dai do phai thuc hién rat nhiéu budc tir viée xac
dinh loai dt, vi tri d4t can diéu chinh dén quyét
dinh ban hanh bang gia dét diéu chinh.

- Thanh phé Tir Son chua xay dung dugc co
s& dir liéu vé gia dat phuc vu cho cong tac dinh
gia va quan ly gia dat. Cac ngudn dir lidu phuc
vu dinh gia dét tir nhiéu nguén khac nhau, chua
dugc tong hop, cdp nhat thuong xuyén, chua
dam bao do tin cay dé dap tmg duoc cac nhu cau
cta xa hdi, nguoi dan cling nhu cic co quan
quan ly nha nudec.

3.3. Pé xuét mot so giai phap doi véi cong tac
dinh gia tai thanh phé Tir Son

- Can quy dinh chi tiét thé nao 1a gia thi
truong va gia dat trong cic giao dich cu thé,
ddng thoi can néu rd cac nguyén tic va phuong
phap xac dinh gia dAt dé thuan tién cho viée xac
dinh gi4 dt.

- Thyc hién bo khung gia dit theo Nghi quyét
s6 18/NQ-TW cua Ban Chip hanh Trung wong
Pang khoa XIIL Pong thoi, can thudng xuyén
cong khai, cap nhat gia dat thi truong va dp dung
hinh thirc vu tién nha nude duge mua quyén st
dung dat truée khi ban cho cac dbi trong khac
(quyén tién mai cia nha nudc) dé gia dat lam
can ci dinh gia dt phan anh dung gia thi truong
va ciing can co bién phap loai bo viée tra gia dat
cao bat thuong trong céc giao dich vé quyén sir
dung dat.

- Xay dung co so dir lidu gia dat, thuong
xuyén cap nhat, cong khai gia dat; dau tu nang
cap hé thong thong tin gia dat dé thuan tién cho
viéc cap nhat, tra ciru thong tin gia dat.

- Pé dam bao gia dit xac dinh khach quan,
ngang bang voi gia dat thi truong, can quy dinh
viéc dinh gia dat phai do t6 chirc dinh gia doc
1ap vo1 co quan hanh chinh nha nudc thuc hién.
Ngoai ra, ciing can quy dinh médt co quan doc
l1ap khéc doc 1ap véi co quan hanh chinh nha
nude tham dinh gia dat.

4. KET LUAN

Gia dat ¢ trén dia ban thanh phd Tir Son giai
doan 2017 - 2021 c6 nhiéu bién dong, gia dat
quy dinh ting nhiéu nhat tai tuyén phd Van

Hanh, Ly Thai T6, dudng Tran Phu cta ving 1
(tang trung binh khoang 40%), ving phét trién
cong nghiép va ven do tang it hon (tang trung
binh khoang 30%). Gia dét thi trudng & ci 4
vung déu co bién dong 16n, tai nhitng vi tri thuan
loi kinh doanh buén ban gia dat nim 2021 ting
gap 3 1an so v6i nam 2017 nhu khu nha ¢ Baza,
khu dan cu dich vu Long V. Riéng ddi véi khu
lang nghé do dic thu dat & két hop lam nghé nén
khong dién ra nhiéu hoat dong giao dich BPS ¢
day, vi thé gia dat ¢ thi truong c6 bién dong
tang, nhung & muc rat thap so véi cac khu vuc
con lai. Ving ven d6 duoc loi tir viée ning cip
don vi hanh chinh cip xa thanh phudng nén gia
dat thi truong ciing ting manh, c6 vi tri ting
150%. Gia dat quy dinh va gia thi truong co su
chénh 1éch 16n, gia thi truong tai mot s vi tri
gdp 14 1an gia thi truong tai tuyén phé Di Tich
ctia phuong Pong Ky. Dé c6 thé cai thién tinh
trang co ché hai gia, gdy nhiéu kho khin cho
cong tac quan 1y nha nudce vé gia dat, can c6 mot
h¢ thong giai phap kip thoi, phu hop.
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CHANGE OF RESIDENTIAL LAND PRICE IN TU SON CITY,
BAC NINH PROVINCE PERIOD 2017 - 2021
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? Vietnam National University of Agriculture
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SUMMARY
This study was conducted for the purpose of assessing the current situation of land price fluctuations in Tu Son
city, Bac Ninh province in the period 2017-2021, thereby proposing solutions for land valuation. The study
selected 4 research areas based on the socio-economic development characteristics of each region, collected data
on land prices in the State regulated and land prices in the market then evaluate their difference. The price of
residential land in Tu Son city has many fluctuations, in all four research areas land prices have increased sharply,
especially in region 1 (central area). The main reason is that Tu Son city will be upgraded to a grade 3 urban area
in 2021. The price regulated by the State and the market price have a big difference, causing difficulties in land
valuation. To complete the land valuation, it is necessary to apply some solutions such as concretizing the concept
of market land price; clearly stating the principles and methods of land valuation; removing the land price bracket;
building a database of land prices; stipulating that the land valuation must be carried out by a valuation
organization independent of the State administrative agencies in order to improve the efficiency of the State

management of land prices.

Keywords: Change, land price, residential land, Tu Son city.
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