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TOM TAT: Gia dat 1a cin ctr quan trong trong cong tac quan 1y nha nudc vé dat dai. Gia dat
phu thudc vao nhiéu yéu t6, trong d6 vi tri 1 yéu té quyét dinh. Trong vong tir nam 2013 — 2015 gi
dat & tai céc tuyén phé khéc nhau trén dia ban phuong Lé Loi ¢ cac vi tri khac nhau c6 sy khac
nhau rd rét. Qua sb liéu diéu tra cho thiy gia dit theo quy dinh cia Nha nudc ludn thip hon gia dat
thi truong tai cac vi tri tuong ung. Céc vi tri co diéu kién thuan loi, kha nang sinh 191 cao thi gia dat
cao, nguoc lai cc vi tri ¢ diéu kién kém thuan loi, kha ning sinh lgi kém hon thi gia dat thap hon.

Tir khoa: gia dat &, gia dat cua cac vi tri, gia thi truong, gia quy dinh, vi tri.

1. PAT VAN PE

Viét Nam 1a mot nude c6 dan sé dong, ding thir 14 trén thé gidi, va da budc vao thoi ky "Co
cau dan sd vang", toc do ting truong kinh té va d6 thi hoa manh mé da dan téi nhu cau vé dat dai
ngay cang tang, cac quan hé giao dich vé dat dai ngdy cang ting va phat trién.

Gia déat 1a mot trong nhiing cén ctr rat quan trong dé Nha nuéc thue hién cac nodi dung cua
cong tac quan 1y. Trén thuc té hién nay ton tai hai loai gia: gia Nha nudc quy dinh va gia thi truong
(gia cu thé). Gia do Nha nudc qui dinh duoc xay dung trén co so gia thi trudng; trong khi d6 gia dat
thi truong 14 gia dugc hinh thanh do su thoa thuan giita chu st dung dat va cac bén c6 lién quan. Ca
2 loai gia nay c6 mdi lién két twong hd 1an nhau va cung chiu sy tic dong cta nén kinh té thi
truong, trong d6 gia dat theo qui dinh cia Nha nudc luén & trang thai tinh con gia thi truong thi
ludn & trang thai dong. Luat Dat dai 2013 ra doi da tao nén nhing thay ddi rat 1on vé y nghia caa 2
loai gia nay. C6 nhiéu trudng hop trude ddy phai st dung gia quy dinh ciia Nha nude thi nay phai
sir dung gia cu thé tai thoi diém dinh gia. Viéc xac dinh gid dat quy dinh hay gia dat cu thé phu
thudc vao rat nhidu yéu td trong d6 yéu tb vi tri dong vai tro quyét dinh.

Nhim lam rd hon anh hudng cta yéu t6 vi tri dén gia dat, dic biét 1a gia dat ¢, ching toi tién
hanh diéu tra, thu thap s6 liéu trén dia ban Phuong Lé Loi, thi x4 Son Tay, thanh phé Ha Noi dé
thdy dugc thuc trang gia dét trén dia ban phuong, tir 46 dé xuat mot sd giai phap nham xac dinh gia
dat chinh xac va phut hop hon.

2. NOI DUNG VA PHUONG PHAP NGHIEN CUU
2.1. Ngi dung

— Pénh gia gia dat & quy dinh trén dia ban phuong Lé Loi tir nim 2013 dén 2015.

— Danh gia gia dat trén thi truong trén dia ban phuong Lé Loi tir nam 2013 dén 2015.

— DPanh gia anh hudng cta yéu td vi tri dén gia dat ¢ trén cac loai duong phd

— Pé xuat mot sb giai phap cho cong tac xac dinh gia dat.

2.2. Phuwong phap nghién ciru
- Phuwong phdp thu thdp sé liéu thir cdp: Thu thap cac tai liéu, sb liéu c6 lién quan tai dén cac
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ndi dung nghién cui tai phong Tai nguyén & Mai truong thi xa Son Tay, thanh phd Ha Noi; ban Dia
chinh ctia UBND phuong Lé Loi.

- Phurong phdp chon diém nghién ciru: Lya chon nhitng dudng phd chinh ctua phuong Lé Loi.
Trén dia ban phuong khong c6 dudng phd loai I nén chon cac dudng phd sau:

+ Puong phd loai I gdbm: Puong Pham Ngii Lio; Puong Lé Loi (doang tir Trung tdm vuon
hoa dén giap phd Lé Lai).

+ Puodng phd loai I gdbm: duong Lé Loi (doan tir Tir phd Lé Lai dén Ngi tu giao qudc 16
32); duong Trung Vuong.

+ Duong phd loai IV gom: duong Pbc Ngir; duong Lé Lai; duong Lé Loi (tir Ngi tu giao
qudc 16 32 dén Dén giap cang Son Tay); duong Trang Trinh; duong Pudng qudc 16 32 (tir Tir chét
nghé Km 41 d¢én Bén Km 44+250 ngi ba Ngd Quyén).

- Phirong phdp thu thdp s6 liéu so cdp: Thong tin so cip 1a nhimg thong tin dugc thu thap
truc tiép tir viéc diéu tra khdo sat, phong van truc tiép nguoi dan sinh séng trén dia ban phuong Lé
Loi. Pay la nhiing dir liéu quan trong nhét, 1a dit liéu chua qua xt ly, dugc thu thap lan dau, dit liéu
so cap dap tmg tot yéu cau nghién ctru. Dé c¢6 duge cin clr xac dinh gia dat thi truong tai khu vuc
nghién ctru chiing t6i da thu thap thong tin vé cac giao dich trén thi truong thong qua UBND thij x4
Son Tay va diéu tra thuc té trén thi trudng.

Téng s6 vu chuyén nhuong dét dai trén thuc té trong 3 nam tir 2013 dén 2015 1a 118 vy, trong
d6 ¢o 58 trudong hop duoc thu thap qua UBND thi xa con lai 1a thu thap truc tiép trén thuc té. Qua
day cho thdy nguoi dan van thyc hién cic giao dich vé dat dai ma khong dang ky bién dong tai
UBND phuong, day 1a mot trong nhimg nguyén nhan gay khé khin cho cong tac xac dinh gia dét.

Bang 1: Thong ké s6 vu chuyén nhwong quyén sir dung dit trén dia ban

phwong Lé Loi — Thi xi Son Tay — Thanh pho Ha Ngi tir nim 2013 - 2015

S6 vu chuyén nhuong QSDP cic nim
Loai i Poan duong X
STT | dudong | Tén dwdng pho 2013 2014 2015 Tong
pho .
Tuw Pén
1 | Khéng c6
2 Pham Ngii Lio Diu phé Cudi phd 5 4 4 13
I
3 Leé Loi Trung tam vuon hoa Giap phd Lé Lai 5 7 5 17
Tﬁng 10 11 9 30
4 Lé Loi Tir phé Lé Lai Ngi tur giao qubc 16 32 4 4 5 13
1
5 Trung Vuong Diu phé Cudi phd 5 3 4 12
Téng 9 7 9 25
6 Dée Ngit Dau phd Cubi phd 4 5 2 11
7 Lé Lai Diu phé Cudi phd 5 3 3 11
8 v Leé Loi Ngi tu giao qubc 16 32 Pén giap cang Son Tay 4 3 6 13
9 Trang Trinh Diu phé Cudi phd 4 3 3 10
10 Puong QL 32 Tir chét nghé Km 41 Den Km 44+250 ngd ba 4 7 7 18
Ng6 Quyén
Téng 21 21 21 63
Téng cong 40 39 39 118

Nguon: So li¢u diéu tra




- Phuong phdp dinh gid dat: Stir dung phuong phéap dinh gia so sanh truc tip, cin cr vao cac
s6 liéu thu thap dugc trén thi truong dé tién hanh xé4c dinh gia thi trudng cia cac vi tri trén dia ban
nghién cuu

- Phirong phdp thong ké, tong hop va xie Iy s6 liéu: Trén co s& cac s6 liéu da thu thap dugc, sir
dung phuong phap thong ké dé phan tich tong hop, so sanh sir dung cac phin mém word, excel...

- Phirong phdp so sanh: So sanh sb liéu thu thap dwoc dé rat ra nhan xét vé mdi tuong quan giita
gia dat trén thi truong ciing nhu gia quy dinh ctia Nha nudce trén mdi loai duong phd, tai mdi vi tri.

3. KET QUA NGHIEN CUU
3.1. Phan loai vi tri trén cac tuyén dwong ciia phwong Lé Loi

Cin ctr Khoan 3, Diéu 15, Thong tu 36/2014/TT-BTNMT ngay 30/6/2014 dbi véi dat o tai
do thi thi viéc xéc dinh vi tri dét theo tung duong, phé; doan duong, doan phé can ¢t vao diéu kién
két cau ha té‘mg k¥ thuat, ha tﬁng x4 hoi, cac loi thé cho san xuét, kinh doanh trong khu vuc; khoang
cach dén trung tdm chinh tri, kinh té, thuong mai trong khu vyc va thyuc hién theo nhu sau:

- Vi tri 1: 13 vi tri ma tai d6 céc thira dat c6 cac yéu t6 va diéu kién thuan loi nhét;

- Céc vi tri tiép theo: 1a vi tri ma tai d6 cac thia dat c6 cac yéu té va diéu kién kém thuan loi
hon so v&i vi tri lién ké trudce do.

Viéc xac dinh vi tri trén cac tuyén duong ctia phudong Lé Loi tir ndm 2013 - 2015 duogc thuc
hién theo Quyét dinh s6 51/2012/QD-UBND ngay 28/12/2012 ctia UBND thanh phé Ha Nbi vé viéc
ban hanh gia cac loai dat trén dia ban thanh phé Ha No6i nam 2013; Quyét dinh sb 63/2013/Qb-
UBND ngay 25/12/2013 cia UBND Thanh phd Ha Ngi vé viéc ban hanh gia céc loai dat trén dia ban
thanh phé Ha Noi nim 2014 va Quyét dinh s 96/2014/QD-UBND ngay 29/12/2014 ctia UBND
Thanh phd Ha Noi vé viéc ban hanh gia cac loai dat trén dia ban thanh phé Ha Noi nam 2015.

Céc vi tri trén phuong Lé Loi cua thi xa Son Tay duogc xac dinh nhu sau:

- Vi tri 1: 4p dung dbi véi thira dat ciia mot chu sir dung co it nhat mot mat giap véi duong,
phé dugc quy dinh trong bang gié;

- Vi trf 2: 4p dung d6i voi thira dat cia mot chu st dung ¢ it nhat mot mat giap véi ngd,
ngach, hém (goi chung 1a ngd) co6 mit cat ngd nhé nhét (tinh tir dwdng, phd t6i vi tri thira dat) tir
3,5m tro 1én;

- Vi trf 3: 4p dung ddi voi thira dat cia mot chi st dung c6 it nhat mot mat giap véi ngd co
mit cat ngd nho nhét (tinh tir dudng, phd toi vi tri thira dat) tir 2m dén duéi 3,5m;

- Vi tri 4: 4p dung ddi voi thira dat cia mot chu sir dung 6 it nhat mot mit giap voi ngd co
mit cat ngd nho nhét (tinh tir dudng, phd toi vi tri thira dat) dudi 2m.

3.2. Panh gi4 gia dat ¢ quy dinh ap dung cho phwong Lé Loi tir nim 2013 — 2015

Thuc hién Luat Dat dai nam 2003, trong hai nam 2013 va 2014 trén dia ban phudng Lé Loi ap
dung bang gia dat theo quy dinh tai cac quyét dinh sd 51/2012/QD-UBND ngay 28/12/2012 cia
UBND thanh phé Ha Noi va Quyét dinh sé 63/2013/QD-UBND ngay 25/12/2013 cia UBND
Thanh phé Ha Noi. Pén nam 2015, thyc hién quy dinh cta Luat Dat dai 2013 gia dat trén dia ban
phuong Lé Loi dugc ap dung theo Quyét dinh s6 96/2014/QD-UBND ngay 29/12/2014 cia UBND
Thanh phd Ha Noi. Tuy cac quyét dinh ban hanh tai cac thoi diém khac nhau nhung viéc phan loai
duong phd va phan loai vi trf trén dia ban phuong khong co su thay doi.

Gia dat o theo quy dinh d6i véi mot sb tuyén dudng trén dja ban phudng Lé Loi tir naim 2013
dén nam 2015 duoc thé hién cu thé qua bang sau.



Bang 02: Gia dat ¢ quy

z
e

dinh trén dwong phé ciia phwong Lé Loi tir nim 2013 dén nim 2015

Tén Gid dat & ndm 2013 Gid dat & nim 2014 Gid dat & ndm 2015
dwimg | Dogn duwimg (1000d/m2) (1000d/m2) (1000d/m2)
phé VTL | vi2 | vi3 | vra | vT1 | vT2 | vT3 | vT4 | vT1 | vT2 | vT3 | VT4
Pham Piu phd dén
m P 16700 | 11059 | 6175 | 5663 | 16700 | 11022 | 6680 | 5845 | 16700 | 11022 | 7515 | 5845
Ngii Lao cuoi pho
TT vuon Vhoa
dén gisp phé Lé | 11800 | 8142 | 4720 | 4071 | 11800 | 7788 | 5074 | 4130 | 11800 | 7788 | 5310 | 4130
Lai
pho Leé Lai dén | 41005 | g1ap | 4720 | 4071 | 11800 | 7788 | 5074 | 4130 | 11800 | 7788 | 5310 | 4130
Lé Loi giao QL 32
Nga tu giao
QL32 dén gidp | 6200 | 4340 | 3348 | 2976 | 6200 | 4002 | 2790 | 2170 | 8000 | 5280 | 3600 | 2800
cang Son Tay
P;%mQII_\Igg Ldo | 6700 | 4690 | 3551 | 3149 | 6700 | 4422 | 3015 | 2345 | 10000 | 6600 | 4500 | 3500
Trung g
Vuong £ £
3&32 dén cudi | 6700 | 4600 | 3551 | 3149 | 6700 | 4422 | 3015 | 2345 | 6700 | 4422 | 3015 | 2345
Déc Ngit 2;’; plfg‘o dn | 500 | 3692 | 2808 | 2496 | 5200 | 3432 | 2340 | 1820 | 9000 | 5940 | 4050 | 3150
Lé Lai ?;;‘1 pg‘ﬁ den | 5000 | 3692 | 2808 | 2496 | 5200 | 3432 | 2340 | 1820 | 9000 | 5940 | 4050 | 3150
Trang Dau pho dén | 3500 | 9360 | 1782 | 1584 | 3300 | 2178 | 1485 | 1155 | 4200 | 2772 | 1890 | 1470
Trinh cuoi pho
_— Chét Nghé¢ Km
oL 32‘3 44+250 dén nga | 5600 | 3976 | 3024 | 2688 | 5600 | 3696 | 2520 | 1960 | 8000 | 5280 | 3600 | 2800
ba Ng6 Quyén

Ngudn: 0D 51/2012/0P-UBND (2012), 0P63/2013/0D-UBND (2013), OD 96/2014/0D-UBND (2014)
Mirc chénh 1éch vé gia quy dinh ctia cac vi tri trén timg duong phd dugc thé hién chi tiét qua

bang 2. Qua do ta thay, mirc chénh 1é€ch v€ giad cta cac vi tri gitra cdc nam la khong 16n, mac du co6

su thay d6i vé can cr phap 1y. Nam 2015, ap dung quy dinh va cac phuong phap dinh gia theo Luat

Pat dai 2013, gia c6 su bién dong so véi nam 2013 va 2014 & mot s6 vi tri. Tuy nhién, sy thay doi

1a khong 16n, phan anh dng tinh hinh thi truong bat dong san trén dia ban phudng.

Bang 3: Mirc chénh léch gia quy dinh cac dudng phd ciia phuwong Lé Loi tir niim 2013 — 2015

Gia dit 6 naim 2015/2014 Gia dit 6 nim 2015/2013
Tén duwong Poan dwong . .
b (1an) (1an)
(] z
P Tir Dén VTl | vT2 | vT3 | vT4 | vT1 | vT2 | VT3 | VT4
(1) (2 (3 4 ®) (6) (M (8 9 | (10) | (11
Pham Ngii Ldo | Dau phd Cubi phd 1 1 1.13 1 1 1 122 | 1.03
TT vudn hoa Giap phd Lé Lai 1 1 1.05 1 1 096 | 1.13 | 1.01
Lé Loi Phé L& Lai Giao QL 32 1 1 1.05 1 1 09 | 113 | 1.01
Nga tu giao QL 32 Giap cang Son Tay 1.29 1.29 1.29 1.29 1.29 121 1.08 0.94
Pham Ngii Lio QL32 149 | 149 | 149 | 149 | 149 | 141 | 127 | 111
Trung Vuong —
QL32 Cudi phd 1 1 1 1 1 094 | 0.85 | 0.74
DPée Ngit Diu phd Cubi phd 173 | 173 | 173 | 173 | 173 | 161 | 144 | 1.26
Lé Lai Piu phd Cudi phd 173 | 1.73 | 173 | 1.73 | 173 | 161 | 144 | 1.26
Trang Trinh Diu phd Cubi phd 127 | 1.27 | 1.27 127 | 127 | 117 | 1.06 | 0.93
B Km 44+250 ngé ba
Puong QL 32 | Chbt Nghé Km 41 ; 143 | 143 | 1.43 | 143 | 143 | 1.33 | 1.19 | 1.04
Ngo6 Quyén




3.3. Panh gia gia dat trén thi truong trén dia ban phwong Lé Loi tir niim 2013 dén 2015.
3.3.1. Gia dit thj trwong trén dwong pho loai II

Pudng phd loai II trén dia ban phuong Lé Loi bao gdm cac phd: Pham Ngii Lao, Lé Loi
(doan tir trung tim Vudn hoa dén giap phd Lé Lai). Hai phd nay c6 dic diém 1a tuyén duong phd
trung tdm, c6 co sé ha tang tt, gan di tich Thanh c¢6 Son Tay, tap trung nhiéu cong ty, cira hang,
dich vu, gﬁn cac co s6 hanh chinh Nha nudc ... Mat do va muc séng cua nguoi dan tai khu vuc nay
kha cao. Viéc gia dat & cac dudng phd nay cao do viée két hop muc dich giita dat & va dat kinh
doanh 1am ting kha ning sinh loi cta cac thira dat.

Can cr vao s liéu diéu tra cac giao dich trén dia ban nghién ctru, 4p dung phuong phéap so
sanh tryc tiép theo huéng dan tai Thong tu 36/2014/TT-BTNMT ngay 30/6/2014 gia dit thi truong
trén dudng phé loai IT duoc tong hop qua bang sau:

Bang 04: Gia dat thi trwong trén dwong pho loai II

. Gia thue té trung binh qua cic nim
Dll)l’l(:’gg Vi tri (tr.d/m?)
2013 2014 2015
1 20.2 21.2 21
Pham Ngii Lao 2 134 16.3 151
3 8.8 9.1 9.9
4 7.2 7.3 7.35
Lé Loi 1 16.05 15.7 14.875
(trung tim Vuon hoa - 2 7.1 9.7 9.4
giap pho L& Lai) 3 5 7.25 7
4 5 5.8 6.1

Nguon: So liéu diéu tra

- Trén phé Pham Ngii Lio: Gi4 thi truong vi tri 1 rat cao, cao nhét 1a 21 tr.d/m? (ndm 2015)
va thip nhit 14 20.2 tr.d/m? (nam 2013). Nguyén nhan 1a do phé Pham Ngii Lo nim ngay trung tam
thi xa Son T4y, c¢6 vi tri d6i dién thanh c¢6 Son T4y, gan tru s6 Cong an thi xa Son T4y va buu dién
thi x4 Son T4y, gan truong hoc, gan trung thm mua sim; nam gan nhiéu co quan lai gan di tich
Thanh ¢6 Son Tay nhiéu nguoi qua lai nén nhiing thira dat & ngoai mat duong co diéu kién kinh
doanh; co s& ha tang cua ph tét, dién nude dam bao, giao thdng thuan tién, ddi dién vai di tich
Thanh ¢4 Son T4y, nén ngudi dan & day co diéu kién vé mai truong tét, sach s&, thoang mat. Chinh
Vi vay ma gia vi tri 1 cao hon han so véi cac vi tri khac.

- Ph Lé Loi (doan tir trung tim Vuon hoa dén giap phd Lé Lai)

Pay 1a doan phd co vi tri gan trung tim thi x4, gan thanh ¢6 Son T4y, gan trudng hoc, vuon
hoa, duong x4 rong rai, sach s&; diéu kién sinh loi: Trén doan phé nay co tru s¢ cia UBND thi xa Son
Tay, nha tho, va cac cira hang phuc vu kinh doanh, buén ban, thoi trang, an uéng. ..,€0 co sO ha tﬁng tdt,
dién nude dugc dam bao, an ninh tdt.

Gidng nhu duong Pham Ngii Lio, ¢ vi tri 1 khong c6 sy diéu chinh vé gia qua cac nim, con

vi tri 2 va 4 cua doan duong Lé Loi nay déu co sy di€u chinh giong voi duong Pham Ngii Lao, voi



luong diéu chinh khac nhau. Cu thé, ¢ vi tri 2 nam 2014 va nam 2015 c¢6 diéu chinh giam xuéng
0,354 tr.d/m?, vi tri 4 ¢6 diéu chinh tang 1én 0,059 tr.d/m?. Vi tr 3 1a ¢6 sy diéu chinh nhiéu nhét
nam 2015 so véi nam 2014 didu chinh ting thém 0,236 tr.d/m? so véi nam 2013 13 0,59 tr.d/m?.
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Biéu dd 1: Gia dat thi trwong phé Pham Ngii Lio Biéu @6 2: Gia dat thi trwong pho Lé Loi
] ] (Poan tir Trung tim Vuon hoa - giap phd Lé Lai)
3.3.2. Gia dat thi trudmg trén duwdng pho loai II1

Céac duong phd loai I1I trén dia ban phudng Lé Loi gdm cac phd: Phd Lé Loi (Poan tir phd Lé
Lai — giao Qudc Lo 32), Phd Trung Vuong (Poan tir Pham Ngii Ldo — Quéc 16 32), phd Trung
Vuong (Poan tir Qudc Lo 32 — cudi phd) 1a noi thich hop cho viée san xuat kinh doanh, vi tri cua
cac tuyén phd nay kha gan trung tdm thi xa, gin cac trudong hoc, co quan hanh chinh... Do ¢6 cac
co quan hanh chinh nén cac tuyén phd nay thuan lgi cho cac hang dich vy nhu an udng, van phong
pham.

Cin ctr vao s6 liéu diéu tra cac giao dich trén dia ban nghién ciru, ap dung phuong phap so
sanh tryc tiép theo hudng dan tai Thong tu 36/2014/TT-BTNMT ngay 30/6/2014, gia dat thi truong
trén duong phd loai I duoc tong hop qua bang sau:

Bang 5: Gia dt thi trwong trén dwong phd loai ITI

Gia thue té trung binh qua cic nim
Puong phd Vi tri (tr.d/m?
2013 2014 2015

1 14 14 14
Lé Loi
(Poan tir phd Lé Lai - giao Qudc 2 9 9.37 9.15
L6 32) 3 6.5 5.2 6.5

4 55 5.7 6

1 9.5 9.6 12.3
Trung Vuong 2 5.2 7.8 7.6
(Poan tir Pham Ngii Lao - QL 32) 3 4.7 5 5.2

4 3.5 3.7 4

1 6.5 7 7.5
Trung Vuong 2 5 5.2 5.5
(Poan tir Qudc Lo 32 - cudi phd) 3 4 4 4.1

4 3.5 3.5 3.7

(Nguén: Sé liéu diéu tra)




- Phé Lé Loi (Poan tir phé Lé Lai - giao Quéc 1§ 32)
La doan phd tiép nbi phd Lé Loi tir trung tim Vudn hoa. Poan phd nay c6 vi tri gan trung tim

thi xa, gan thanh c6 Son Tay, gan truong hoc, vuon hoa, duong x4 rong rai, sach s€. Trén doan pho

c6 try s& cia UBND phuong Lé Loi va cong an phuong Lé Loi. Poan phd nay ciing ¢ kinh doanh,

buén ban nhung it s6i dong hon doan phd Lé Loi (trung tAm Vuon hoa - giap phd Lé Lai), co so ha

tﬁng tdt, dién nudc duge dam bao, an ninh tdt, giao thong co phén thuan lgi hon do giao voi quéc 10

32 chinh vi vy gia dat tai vi tri 1 vAn cao nhit va gia dét tai cac vi tri tiép theo thi phip hon.

16
14 ¢ * ¢
12
10 —o—Vitri 1
+
8 = — —8=Vjtri 2
6 — = Vitri 3
4 == Vi tri 4
2
O T T 1
Nam 2013 Nam 2014 Nam 2015
Biéu d6 3: Gia dat thi trwong phd Lé Loi
(Tir phé Lé Lai - giao Quac Lé 32)
- Phé Trung Vuong

+ Poan tir pho Pham Ngii Lio —

Quéc 1§ 32

Pat 1a tuyén phd gan trung tdm thi xa. Trén phd c6 tru s& don cong an thi xa Son Tay, Thi y

va uy ban Mat tran T6 Quoc thi xa Son Tay, trudong mam non Hoa mi. Do chu yéu 1a cic co quan

hanh chinh nén tuyén phé nay thuan loi cho cac hang dich vu nhu 4n udng, van phong pham, ... vi

vay qua cac nam deéu co6 sy chénh 1€ch gid tuy nhién vi tri 1 van 1a vi tri ¢6 gia cao nhat.

+ Doan tir Quéc Ly 32 - cudi phé

Pugc chia ra tir nam 2015 doan phd Trung Vuong (Poan tir giao Qudc Lo 32 - cudi phd) vi

nam xa trung tAm thi xa hon so v6i doan phd tir phé Pham Ngii Lio — Qubc Lo 32, nén gia & doan

phé nay thap hon.
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3.3.3. Gia dit thi truong trén dwong pho loai IV

Pudng phé loai IV trén dia ban phudng Lé Loi bao gdm 2 nhém phd: nhém phd gan trung tam thi

X3 va nhom phd xa trung tAm thi x3. Gia dit thi trudng trén dudng phd loai IV thip hon céc loai phd

khac.

trén dudng phd loai IV duoc tong hop qua bang sau:

Can cr vao s liéu diéu tra cac giao dich trén dia ban nghién ctru, 4p dung phuong phap so
sanh tryc tiép theo huéng dan tai Thong tu 36/2014/TT-BTNMT ngay 30/6/2014 gia dit thi truong

Bang 6: Gia dit trén dwong phd loai IV

\ P o Gi4 thyc té trung binh qua cic nim
DPuong pho Vi tri (tr d/m?)
2013 2014 2015
1 13.7 13.7 14
x - 2 9 9.8 10
Doc New 3 6.5 6.5 6.7
4 4.2 4 4.3
1 6.9 8 10.95
Al 2 5.23 4.5 1.7
LeLa 3 4 4.2 45
4 2.5 2.7 3.2
L6 Loi 1 7.67 7.9 10.23
¢ Loi
(Poan tir giao Qudc Lo 32 - 2 6 6.4 !
Gidp cang Son Tay) 3 3.4 3.4 4.35
4 3 3 3.2
1 4.7 4.5 5.3
. 2 3.825 3 3.75
Trang Trinh 3 > 22 55
4 1.7 2 2.2
1 8 7.3 9.75
SR 2 4.3 4.5 7
Quoc Lo 32 3 39 7 5
4 2.7 3.2 4

Nguon: So liéu diéu tra

- Nhém phd gin trung tim thi xi: bao gom ph6 Dbc Ngit va phd Lé Lai, do ndm gan trung

tAm nén gia cta 2 dudng phd nay ciing cao nhat trong bang gia ciia duong phd loai IV. Trén

hai tuyén phd ndy co s¢ ha tang, dicu kién sinh loi tot c6 kha ning kinh doanh t6t hon cac

tuyén phd con lai.

16
14
12
10

o N B OO

AEme——
== \/| tri
== \/j tri
Vi tri
Vg
= \/j tri

Nam 2013 Nam 2014 Nam 2015

A W N R

12
10

o N B O

/ =Vitri 1

/. —=Vj tri 2

.\'!/ Vitri 3
Vg

Vo s *VI tri 4

Nam 2013Nam 2014Nam 2015

Biéu do 6: Gia dat thi trwomg pho Poc Ngir

Biéu d6 7: Gia dat thi trwonmg pho Lé Lai




- Nhém phé niam xa trung tAm thi xa nhit: bao gdm phd Lé Loi (Poan tir giao Quédc Lo 32 — giap
cang Son Tay), Phd Trang Trinh va Qudc L6 32. Trong nhom phd nay, Québc Lo 32 1a tuyén phd co
diéu kién sinh lgi, co s¢ ha ting tt nhét, c6 kha niang kinh doanh céc loai hinh dich vu cho khach
hang trong va ngoai thi xa. Hai tuyén phd con lai c6 diéu kién sinh loi thap hon, do nim xa trung tim
va chu yéu tap trung nhiu dan cu 1a ngudi ¢ thu nhap, ha ting vé giao thong bi xudng cip, moi
truong bi 6, nhiéu khoi bui. Gia dat cac vi trf trén cac tuyén phd nay déu thap hon cac tuyén phd khac

nhung vi tri 1 van 1a vi tri c6 gid cao nhat, cac vi tri khac c6 mirc gia thap hon vi tri 1.
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Biéu dd 10: Gia dit thi trwong Qudc Lo 32

3.4. Panh gia anh hwéng ciia yéu t6 vi tri dén gia dat
3.4.1. Anh hwéng ciia yéu té vi tri dén gid dit quy dinh

Mic du viée xac dinh gia dat theo quy dinh ctia Luat Dat dai 2013 d3 chi tiét hon nhung gia
dét theo quy dinh trén dia ban phuong Lé Loi cia VT1/VT2, VT1/VT3, VT1/NVT4, VT2/VTS3,
VT2/VT4 va VT3/VT4 cua tit ca cac dudng phd van c6 mirc gia chénh nhu nhau. Tuy nhién, qua
day co thé thay, gia dat cta vi tri 1 van cao nhét, tiép dén 1a vi tri 2, vi tri 3 va thap nhat 13 vi tri 4
trén tat ca cac duong phd. Didu nay cho thdy yéu t6 vi tri anh huong 16n dén gia dat. Chi tiét muc
chénh léch giad dét cua cac vi tri theo quy dinh dugc thé hién qua bang sau:




Bang 7: Mirc chénh 1éch gia dét theo quy dinh ciia cac vi tri niim 2015

DVT: lan

Tén dudmng phé Poan phé VTUVT2 | VTUVT3 | VTUNVT4A | VT2/VT3 | VT2/VT4 | VT3/VT4

Pham Ngii Lio | Dau phd - cudi phd 1.52 2.22 2.86 1.47 1.89 1.29

TT vuom hoa - giép phd Lé Lai 1.52 2.22 2.86 1.47 1.89 1.29

Lé Loi phd Lé Lai - giao QL 32 1.52 2.22 2.86 1.47 1.89 1.29
) Ngid tu giao QL32 - gidp

cang Son Tay 1.52 2.22 2.86 1.47 1.89 1.29

Trumg Vuong Pham Ngii Lio - giao QL 32 1.52 2.22 2.86 1.47 1.89 1.29

QL32 - cudi phd 1.52 2.22 2.86 1.47 1.89 1.29

Pde Ngir Pau phd - cudi phd 1.52 2.22 2.86 1.47 1.89 1.29

Lé Lai Pau phd - cudi phd 1.52 2.22 2.86 1.47 1.89 1.29

Trang Trinh Dau phd - cudi phd 1.52 2.22 2.86 1.47 1.89 1.29
. hét Nghé Km 44+250 - nga

PuimgQL32 | Neb Quyén e 1.52 2.22 2.86 1.47 1.89 1.29

3.4.1. Anh hwéng ciia yéu té vi tri dén gid ddt thi trwong

Dbi véi gia thi truong trén dja ban phuong Lé Loi thi gitta cac dudng phd khac nhau c6 su
chénh léch. O VT1/VT2 dudng Trung Vuong (doan tir Pham Ngii Lao — giao Qudc Lo 32) co mirc
chénh cao nhat 1 1.62 1an, thép nhét 1a doan tir Quéc L6 32 — cudi phé chi 1.36 lan. Nhin chung,
murc chénh 18ch 1 khong 16n. Mic du vy, gia dat tai vi tri 1 van 1 cao nhét, sau d6 dén vi tri 2, vi

tri 3 va thap nhat 13 vi tri 4.

Bang 8: Mirc chénh léch gia dat thi trwong cia cac vi tri nim 2015

PVT: lan

Tén duéng phé Poan phé VTUNVT2 | VTINT3 | VTUNVT4A | VT2/IVT3 | VT2IVT4 | VT3IVT4

Pham Ngii Lio | Dau phd - cudi phd 1.39 2.12 2.86 1.53 2.05 1.39
TT vudn hoa - giap phd

Lé Lai 1.58 2.13 2.44 1.34 1.54 1.58

Lé Loi phd Lé Lai - giao QL 32 1.53 2.15 2.33 1.41 1.53 1.53
Ngi tu giao QL32 - gidp

cang Son Tay 1.46 2.35 3.20 1.61 2.19 1.46
Pham Ngii Lao - giao QL

Trung Vuong | 32 1.62 2.37 3.08 1.46 1.90 1.62

QL32 - cudi phd 1.36 1.83 2.03 1.34 1.49 1.36

Pdc Ngir Pau phd - cudi phd 1.40 2.09 3.26 1.49 2.33 1.40

Lé Lai Pau phd - cudi phd 1.42 2.43 3.42 1.71 2.41 1.42

Trang Trinh Pau phd - cudi phd 1.41 2.12 2.41 1.50 1.70 1.41
. Chét Nghé Km 44+250 -

PudngQL32 | |2 ot Quyén 1.39 1.95 244 1.40 175 1.39

3.5. Mt s6 giai phap nhim xic dinh gia dit phi hop hon

- Viéc phan vi tri can chi tiét hon (co thé phan vi tri dén tan thira dat d6i véi nhiing duong

phé c6 nhitng diédu kién dic biét).

- Can xay dung CSDL gia dat dé viéc dinh gia c6 can cir va co s& phép 1y, tranh tinh trang

gia do.

- Hoan thién cong tac cdp GCN QSD dat nham tao tién dé cho cong tac xdy dung CSDL gia

dat, dam bao cac giao dich dung quy dinh ctia phap luat.
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- Tang cudng ddu gia quyén sir dung dét thay cho cac hinh thirc khac nhdam muc dich co
duogc gia dat sat voi gia thi truong 1am can ctr dinh gia.
- Tang cudng cong tac tuyén truyén, phd bién phap luat dén tan ngudi dan.

4. KET LUAN

Tur viéc nghién ctru cac quy dinh vé vi tri dét trén dia ban phuong L€ Loi, thi xa Son Tay, TP
Ha Noi, chung t61 da rut ra dugc mot s6 két luan sau:

- Gi4 dat thi truong trén dia ban phudng Lé Loi cao hon so véi gia dat do Nha nude quy dinh.

- Nhimg quy dinh vé vi tri da tao diéu kién thuan loi cho cong tac dinh gia dat va theo dbi gia dat.

- Gia dit thi truong nhin chung 13 ¢6 xu hudng ting dan qua cac nim tir ndm 2013 dén nim
2015 va cao nhét 1a ndm 2015.

- Gi4 dit tai cac tuyén duong trén dia ban phudng Lé Loi nhin chung déu phu thudc chi yéu vao
yéu tb vi tri. Gia dat ciia Vi tri 1 trén cac tuyén duong ludn cao hon cic vi tri 2, vi tri 3 va vi trf 4.
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STUDY ON THE SUITABILITY OF THE PROVISIONS ON LOCATION WITH LAND PRICE IN LE
LOI WARD - SON TAY TOWN - HA NOI CITY
Summary
Land price is a key factor in the state management of theland. That depends on serveral elements including
mainly the location of the land. From 2013 to 2015, the price of land differs significantly in the different areas in Le loi
town. The survey ilustrates that land price regulated by The State was lower the market price in comparision with the
same locations. The favorable and profitable places is valued/ marketed with higher pirce than others.

Keywords: Price of land use rights, land prices of location, land prices of the market price, price bracket, location.
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