Binh gid nop I dat dai nham nuy déng
vEn dau tu co s& ha tang & Viét Narm

TS. PHAM TIEN PAT

Hoc vién Ngan hang

Dat dai la nguon tai nguyén khan hiém cua bdt cwr quoc gia

nao trén thé gioi, la tu liéu san xudt dac biét, la diéu kién co

ban dam bao cho qua trinh tai san xuat xa hoi, phat trién va

thoa man nhu cdu cudc song cua con nguoi. Trong qua trinh

phat trién kinh té, nhu cau vé ddt dai ngay cang gia tang. Hon

nita, dat dai con la phirong tién cdt triv tai san hodc la doi
twong dé dau t.
Dinh gid dat dai la mét van dé dwoc Nha nude quan tam, boi
néu dinh gid dat dai mot cdach hop I, Nha nwée c6 thé tin
dung cac khoan thu, dinh muc thu nghia vu tai chinh doi véi
cdc t6 chire, cd nhdn dwge giao dat, thué dat hodc boi thuwong
khi thiee hién thu héi ddt, khi ban, cho thué, sir dung ddt va
tham gia giao dich trong thi truong bat déng san. Bai viét

dudi ddy tdp trung lam ré viée dinh gia ddt dai dimg dudi géc

dé cac t6 chire chuyén nghiép.
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1. Gia thi trwong va gia phi thi truong

ghi dinh 69/2009/ND-CP, ban hanh

ngay 13/8/2009, quy dinh viéc xéc

dinh gia dét theo gia thi truong, theo

do, tai thoi diém Nha nudc giao dat,

cho thué dat, phé duyét phuong an bdi

thuong, hd tro, tai dinh cu... ma gia dat

do Uy ban Nhan dan (UBND) cip tinh

quy dinh chua sat v6i gia chuyén nhuong

quyén st dung dat thuc té trén thi trudng

trong diéu kién binh thuong thi UBND cap

tinh cdn ct vao gia chuyén nhugng thuc té

trén thi truong dé xac dinh lai gia dét cu

thé cho phu hop. Vay gi thi truong va gia
phi thi truong la gi?

P CHi KHOA HOC & DAO TAO NGAN HA

Dung dudi goc do dinh gia, co sé dé
hinh thanh nén gi4 thi truong va gia phi
thi truong la gia tri thi truong va gia tri phi
thi truong.

Theo tiéu chudn thim dinh gia quéc té,
“gi4 tri thi trudong 1a sd tién trao ddi udc
tinh vé tai san vao thoi diém tham dinh gia,
gifta mot bén 1a ngudi ban, sdn sang ban
v6i mot bén 1a ngudi mua sin sang mua,
sau mot qua trinh tiép thi cong khai, ma
tai d6 cac bén hanh dong mdt cach khach
quan, hiéu biét va khong bi ép budc”.

Nhu vay, gia tri thi trudng 1a s tién ude
tinh do thAm dinh vién dua ra dat trong bdi
canh dat dai dang duoc giao dich mét cach

§0 157 - THANG 6.2015



Chinh séach & thi trudng Tai chinh - Tién té

cong bang cho ca bén ban va bén mua. Ca hai
bén déu khong chiu bat ¢t su €p budc nao tur bén
ngoai anh huéng dén quyét dinh mua va ban,
va la hoat dong mua bén tai san chur khong phai
1a boi thuong, thé chip hay bao hiém. Pt dai
duogc xac dinh gia phai dugc tim hiéu ki ludng
v6i luong thoi gian da dé néu bat cr ai ¢c6 nhu
cau trong giao dich dat dai déu c6 thé ra quyét
dinh mua bén trén co so co thong tin ddy di vé
ddc diém, ban chat cua tai san, gia tri st dung
thyc té va tiém tang cia tai san. Cac bén déu
hanh dong than trong va khon ngoan vi lgi ich
ctia minh nham tim kiém mirc gid mua hodc ban
hop 1y nhét, dong thoi cic bén mua ban trén co
s khong c6 quan hé phu thudc hay quan h¢ dac
biét nao.

Vé gia tri phi thi truong, theo tiéu chuan thim
dinh gia qudc té, “gia tri phi thi truong 1a sb tién
udc tinh cia mat tai san dya trén vi¢e danh gia
yéu t6 chil quan cua gia tri nhiéu hon 1a dira vao
kha ning ¢ thé mua bén tai san trén thi truong”.

Nhu vay, ban chét gia tri thi truong khac hoan
toan gia tri phi thi truong. Gia tri phi thi truong
duoc cac thim dinh vién xéc dinh trong bdi canh
c6 y chi chu quan cua bén mua hodc bén ban,
lam gidm tinh khach quan cua viéc dinh gid. Do
vay gia tri phi thi truong thuong dugc st dung
theo nhiing thudt nglr khac nhau phuc vu cho
nhitng muc dich khac nhau trong doi song nhu
gié tri bao hiém, gia tri thé chap, gia tri tinh thué.

Tur nhitng phén tich trén cho thay, dé duoc coi
1a gia tri thi truong doi hoi gia tri dat dai, du
dinh gia trong bdi canh nao ciing phai trong tinh
hudng gia dinh dugc giao dich trén thi trudng.
Do viy, néu Nha nudc doi hoi phai ¢ gia thi
truong, trong moi hoan canh céac bén c6 lgi ich

————— e ‘“

lién quan dbi véi dat dai dang dugce dinh gia
khong dugc phép tham gia vao vi¢c dinh gia, ma
can phai co céac t6 chuc dinh gia chuyén nghiép
doc 1ap, khach quan, c6 trinh d§ chuyén moén
thuc hién xéc dinh gia thi truong mot cach doc
lap. Néu khong dinh gia thi gia tri manh dat duoc
xac dinh sé& tro thanh gia phi thi truong, diéu nay
c6 thé dan dén t6n hai loi ich ciia mot bén nao dé
lién quan dén dat dai dugc dinh gia.

2. Thye trang gia dit tai Viét Nam thoi gian
qua tai Viét Nam

Trong thoi gian qua, do khong c6 huéng dan
cu thé vé gia thi truong, nén cong tac thu thué
dat, cac chinh sach d6i dat lay ha tang... di bi
vuéng méc, cham tré giai quyét, lam phat sinh
nhiéu vu kién trong viéc boi thuong dat dbi véi
mot sé du an dau tu, gay tam li bét an cho céc
doanh nghiép bo vén dau tu theo hinh thirc ddi
dat lay ha tang. Cu thé:

Thir nhdt, gia dén bu giai phong mit bang
khong ¢ su théng nhat. Do loi ich giita nha
dau tu va nguoi dan hoan toan khac nhau dan
dén thyc té nhiéu nguoi dan cho rang gia dén bu
khong thoa dang theo gié thi truong, khong du
dé bu dap nhimg chi phi ganh chiu do dén noi &
mai nhu chi phi tao viéc 1am cho nguoi dan, chi
phi vé dién, nudc, co sé ha tﬁng.

Thit hai, dé c6 thé d6i dat 1y ha tang trién khai
cac du an, nha du tu phai mat nhiéu thoi gian dé
hop chinh quyén va ngudi dan vé gia dén bu. Didu
nay da lam cham tién do cac du an va giam co hoi
dau tu cho doanh nghiép. 99% nguyén nhan dy
an cham tién d6 1a do khau dén bu giai phong mit
bang, nhiéu cong trinh kéo dai 5- 7 nam.

Thit ba, gia dén bu c6 xu thé gia ting nim sau
cao hon nam trude, vi dat dai co cung 6n dinh va
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Viét Nam dang trong giai doan phat trién, nhu cau vén phuc vu cho viéc dau tu co sé ha
tang rat I6n. Mot trong nhiing ngudn quan trong dé tao vén cho ngan sach Nha nudc 1a
dat dai. Hién nay tai nhiéu nudc trén thé gidi, chinh sach thu tién sit dung dat, tién thué dat,
chinh sach tai chinh trong ban, cho thué, st dung, thu hoi dat, chinh sach thué, dinh giad dat dai
cO vai tro viia 1a cong cu tai chinh tap trung ngudn thu cho ngan sach Nha nudc, déng thoi can
thiét trong hoat dong quan ly cta Nha nudc trong viéc diéu tiét kinh té vi mo; viia 1a cong cu
dé thuc hién kiém tra, kiém sot cdc hoat dong san xuat kinh doanh va diéu hoa thu nhap, thuc
hién cong bang xa hoi trong phan phdi.
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khan hiém, con nhu cau vé dat dai ngay cang gia
tang. Do vay, phat sinh truong hop cac hg dan
khi d nhan duoc tién dén bu thay gia dat 1én cao
lai doi tién bdi thuong thém, gay khé khan cho
cac du an va doanh nghiép dau tu.

Thit tir, do gia dat chua c6 co s¢ dinh gia thong
nhét nén cong tac thu thué sir dung dét, thu thué
chuyén nhugng dat cia Nha nude gap kho khan.
Theo Cuc Thué TP. H6 Chi Minh, trong 6 thang
dau nam 2011, trén dia ban Thanh phé da co
khoang 4.000 hd so khong dong duoc tién sir
dung dit do co quan thué chua nhan duoc hudng
dan thu tién sir dung dat vugt han murc theo gia
dat nao. Diu nay ciling 1a ngudn gbc 1am nay
sinh tiéu cyc clia can bo lam cong tac quan ly dat
dai, gay btrc xtic cho nguoi dan va doanh nghiép,
lam giam nguoén thu cho Nha nudc.

3. Mgt s6 dé xuat nham dinh gia dat hop li
tai Viét Nam

Trong giai doan hoi nhap quéc té hién nay,
cac nha dau tu nude ngoai vai tiém luc tai chinh
manh dang c6 nhu cAu dau tu vao Viét Nam,
do véy, can xac dinh gia dat hop li nham dam
bao loi ich ciia ngudi dan, dam bdo loi ich Nha
nuée va cac nha dau tu. Bé xac dinh duoc gia tri
hop 1i cua dét dai, nham huy dong tai chinh tir
cac doanh nghi¢p, dac bi¢t doanh nghi¢p nudc
ngoai, cin quan tim nhiing van dé sau:

Thir nhat, xdc dinh ré trong truong hop ndo sir
dung gid tri thi truong hodc gia tri phi thi truong
lam co so cho viéc dinh gia dat dai. Diéu nay rat
quan trong vi néu di xac dinh dugc co sé cho
viéc dinh gia thi viéc tim kiém, thu thap thong tin
cho viéc dinh gia s€ hoan toan khac nhau.

- Néu co so 1a gid tri thi truong thi doi hoi cao
su khach quan trong qua trinh thu thap tai licu
cling nhu st dung phuong phap dinh gia, thong
thuong do bén thur ba doc 1ap chuyén nghiép nhu
cac to chirc tham dinh gia xac dinh. D& thong
tin str dung trong dinh gia khach quan thi cac tai
liéu duoc thu thap phai dugc kiém ching. Do
vay, vé co ban xac dinh gia tri thi truong tén kém
vé mit thoi gian, chi phi cao hon nhiéu so voi
xac dinh gid tri phi thi truong cua dat dai.

- Néu co so 1a gia tri phi thi truong thi ban
than bén c6 loi ich déi véi dét dai co thé chi
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dong thyc hién viéc dinh gia khong can td chiic
chuyén nghiép va dua ra murc gia dé cho nhiing
bén con lai xem xét théng nhat. Piéu nay cho
thiy gié tri phi thi truong trong nhidu truong hop
mang tinh ap dit va phu hop voi truong hop néu
c6 bén Nha nude tham gia vao.

- Pé xéc dinh dugc trudng hop nao sir dung co
sO 1a gid tri thi truong hodc gia tri phi thi truong
¢6 thé thuc hién cac budce nhu sau:

» Xac dinh rd cac quyén loi phéap 1y gin voi
dat dai dugc thim dinh gia;

» Xac dinh & muc dich, y d6 cta dinh gia la
gl

» Khao sat thuc té dit dai can dinh gia va bao
dam cac budc cong khai can thiét;

» Nhan dién, du bao nhimng diéu kién hoic
tinh hung bi han ché trong qua trinh dinh gia.

Theo tac gia, can diéu chinh lai van ban phap
luat theo hudng:

- Dbi véi hoat dong lién quan giita mot bén 1a
Nha nudc va mot bén 1 ngudi déan, t6 chire kinh
té nhu thu thué dat, d6i dit 1ay von dé dau tu cho
co so ha tang, thi co s dinh gia 1a gia tri phi thi
truong do Nha nudce dua ra, trén co sé cac co
quan Nha nude dua ra gia bat budc nguoi dan va
t6 chue kinh té thuc hién néu nhu muén tham gia
hoat dong li€n quan dén dat dai, vi ban chit Nha
nuéc 1a dai dién chi s6 hitu vé dét.

- Pbi voi nhiing giao dich lién quan giita ngudi
dan va doanh nghiép nhu dén bu giai phong mat
béng trién khai du an, thué dat nong nghiép, lam
nghiép... thi bat budc co s¢ xac dinh gia trong
hoat dong nay 1a gié tri thi truong dé hai hoa loi
ich gitra 2 bén.

Thir hai, trong dinh gid dat hop li, doi héi hra
chon nhom phwong phap dinh gid thich hop dé
dp dung. Co rat nhiéu phuong phap dinh gia
dang duoc 4p dung trén thyc té nhu phuong phép
so sanh, phuong phap chi phi, phuo’ng phép thu
nhap, phuong phap thang du. Mdi phuong phap
déu c¢6 wu, nhuge diém va c6 thé ap dung tat ca
cac phuong phap dinh gia trén dé dinh gia dat
dai. Tuy nhién, trong diéu kién ngudn nhan luc,
thoi gian, chi phi co giéi han nén khong thé ap
dung duoc tat ca cac phuong phap. Mdi nhom
phuong phap mang dén mot loai thong tin riéng
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vé gia tri dét dai va gia tri dat dai dugc xac dinh
tir cac phuong phap nay cé thé rit khac nhau.
Nhom phuong phap dinh gia dugc chon tuy
thudc vao muyc ti€u cua vi¢c dinh gia va cac dac
diém cua dat dai va mot s6 yéu t6 vi mé khac.
Ngoai ra, tinh trang sin c6 va dic diém ciia thong
tin cling anh huong dén viéc lya chon phuong
phép. Viéc lua chon phuong phap dinh gia phu
hop s& quyét dinh tinh phu hop cta gia tri dét
dai, do vdy can can nhic ky ludng tinh phil hop
cua phuong phap duogc chon. K¥ thuat lya chon
nhom phuong phap dinh gia c6 hai cach:

» Cdch thir nhdt, lya chon nhom phuong
phap dinh gia truéc khi tién hanh dinh gia. Don
vi thye hién dinh gid xem xét tinh phu hop gitra
manh dat v6i nhoém phuong phap dinh gia. Néu
khong thé c6 nhém phuwong phap nao hoan toan
phu hop thi nhom phuong phap thu nhap sé duoc
uu tién lwa chon. Uu diém cach nay 1a tiét kiém
tién, thoi gian.

» Cach thur hai, 13 lga chon nhém phuong
phap t6i uu sau khi da dinh gia dat dai bang
nhiéu cach khac nhau. Pon vi dinh gia phai tién
hanh dinh gia bang nhiéu phuong phap co thé
dugc, sau d6 lwa chon phuong phap t6i wu dé

SUMMARY
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quyét dinh gia cua dat dai. Uu diém cach nay
1a s& xac dinh dugc khoang gia tri 16n nhat va
gi4 tri nho nhit ma cic phuong phap mang lai.
Khi mua, ban, dén bu, gia tri dat dai s& dao dong
trong khoang gid tri nay.

Thir ba, Nha nudc can phdi tang cwong tinh
hiéu luc vé cdc chinh sach trong viéc xdac dinh
gid tri ddt

Pé huy dong duoc cac ngudn lyc tai chinh tir
dét dai, can bd sung va sua ddi, diéu chinh mot
s6 quy dinh sau:

- Bé sung va hoén thién cac quy dinh, hudéng
dan vé nguyén tac, phuong phap xac dinh, co so
xac dinh... d6i v6i dat lam can cw, co so dé cac
co quan, don vi, td chirc va ca nhan thuc hién
xac dinh gia.

- B6 sung quy dinh gia dit trong thuc hién
cac giao dich dat cia Nha nudc véi cac t6 chirc
kinh té, c4 nhan phai duoc cac t6 chic c6 chic
nang chuyén mon dinh gid xac dinh, sau do co
quan nha nudc cé chl'rc nang quan ly gié thim
dinh gia nay dé trinh cip thim quyén quyét dmh
cho 4p dung. Piéu nay tao diéu kién cho cac to
chirc, ¢ nhan c6 gia tham khao, 1am co s¢ quyét
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Land reasonable valuation in order to raise investment in infrastructure in Vietnam

Land is a scarce resource of any country in the world. It is a particular production material, is a basic
condition for ensuring the process of social reproduction, development and satisfy the needs of human life.
In the process of economic development, the demand for land is increasing. Moreover, land also is a way to
storage asset or is subject to the investment.

Land valuation is a concerning issue of the government. If the land is valuated reasonable, the government
can make more incomes from the fees of land activities such as determine the level of financial obligations
for the organizations and individuals assigned or leased land, compensation when making land acquisition,
selling, renting, and land use and participate in transactions in the real estate market. The following article
focuses on clarifying land valuation under the perspective of professional organizations.
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dinh gia dat trong cac giao dich
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dong san giao dich vé sat gid tri
thuc. m
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Factors affecting the ability to access bank credit of agricultural households in Ho Chi Minh City

Ho Chi Minh City has an area of nearly 209,600 hectares, including 19 districts and 5 suburban districts,
while 7 agro-ecological zones. Agricultural land is 104,000 hectares, accounting for nearly 50% of the
total area of the whole city. In 2012, the city has about 6,811,000 million residents, including agricultural
population is 252 million people, accounting for 3.7% of the total population.

In recent years, along with the program of economic restructuring in general, the city has not stopped
promoting economic restructuring in agriculture, restructuring of crops and livestock, a switch from reducing
rice area inefficient to crops and livestock have economic efficiency, appropriate agricultural characteristics
of a metropolis. To restructure agricultural economic success, one of the most important issues to be addressed
is the problem of capital, including bank credit for agricultural households. This article analyzes the factors
affectting the ability to access bank credit of agricultural households, thereby making recommendations to
improve accessible ability to bank credit for agricultural households in the Ho Chi Minh City.
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