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NHUNG BAT CAP VE KHUNG GIA DAT VA GIA DAT
TRONG QUAN LY DAT VA MOT SO KHUYEN NGHI
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Tém tat: Khung gia dat va gia dat 1a yéu t6 quan trong trong viéc xac dinh sb tién
thué danh vao bt dong san va boi thuong khi thu hoi dat. Nhu vay, khung gia dat va
gia dat can dam bao ngudn thu cho NSNN, dong thoi bao dam sy cong bang, minh
bach cho nguoi dan, doanh nghi¢p va cac td chirc xa hoi trong viéc thuc hién nghia
vu thué va dugc boi thuong. Bén niam trién khai thuc hién Luat Dat dai cho thay mot
trong nhirng bt cap 16n nhat cua Luat 1a vé gia dt. Mot trong nhitng nguyén tic dinh
gia dat theo Luat Dat dai 1a phai “phu hop vé6i gia dat phd bién trén thi truong”, nhung
trén thuce té thi lai thoat ly khoi gia ca thi truong.

Tir khéa: Khung gia dat, gia dat, bang gia dat.

Summary: Land price framework and land price is an important factor in
determining the amount of tax on real estate and compensation for land acquisition.
Thus, the land price and land price framework should ensure the source of revenue
for the state budget, while ensuring fairness, transparency for citizens, businesses and
social organizations in fulfilling tax obligations and receiving compensation. Four
years of implementing the Land Law shows that one of the biggest shortcomings of
the Law is land prices. One of the principles of land pricing under the Land Law is to
be “consistent with the prevailing market price of land”, but in reality, escape from
the market price.

Keywords: Land price bracket, land price, land price list.

Khung gia dit cia Chinh phi hanh 5 ndm mét 1an, quy dinh mirc gia tdi
Theo diéu 113, 114 Luat Dat dai nam  thiéu va t6i da ctia 7 vang (Bang 1).
2013, khung gia dat do Chinh phu ban
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Kinh té — Quan ly

Bang 1. Khung gi4 dit dé thi theo Nghi dinh s 96/2014/ND-CP

Pon vi tinh: nghin dong/m2
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Theo khung gia dat nay, tai Vung

Bé)ng bﬁng song Héng, loai @6 thi dac biét
c6 gia dat tbi thiéu 1a 1,5 triéu dong/m2,
con muc gia toi da 13 162 triéu dong/m2;
vung Dong Nam B loai do6 thi dac biét
cling c6 gia dat t6i thiéu 1a 1,5 triéu dong/
m2 va gia ti da la 162 tridu dong/m2

Bang gia dat tai Ha Noi va TP Ho
Chi Minh

Trén co so khung gia dat do Chinh
pht ban hanh, UBND céc tinh, thanh phé
ban hanh bang gia dat cho dia phuong
ctia minh, nghia 1a 63 tinh thanh phd s&
c6 bang gia dat riéng. Bang gia dat cia
Ha Noi va TP H6 Chi Minh 4p dung tir
nam 2014-2019 nhu sau:
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Bdng 2. Bang gia dit quian Hoan Kiém, Ha Noi, Triéu dong/m2
(Kem theo Quyet dinh so 96/2014/QD-UBND ngay 29/12/2014 cua UBND TP Ha Noi)

TTPudne ohé Doan duong Pit 6 Pit thwong mai-dich vu/Dét sxkd phi nong nghiép
s Tir... dén VT1|/VT2| VT3 VT4 VT1 VT2 |VT3 | VT4|VT1| VI2|VT3 | VT4
1 |AuTriéu | Turdaudéncudi | 60 | 30 | 24 | 21 |34,8(16,7|13,8|11,5/29,0| 13,9115 | 9,6
2 Batban | Trdaudéncudi | 80 |38,830,8/26,8)43,3(19,5(15,2/13,0/36,1|16,3(12,6 | 10,9
3 [Bat Str Tir dau dén cudi | 80 |38,8]30,8)26,843,3/19,5(15213,0(36,1(16,3212,6 | 10,9
4 Batriu | TuHang Khay 611, )15y o141 41358 552(249 193 | 166/ 4601 207161 138
Tran Hung Dao
Tu Trantungdao o) 1000 | 35 1304|484 218 | 17 | 1455/ 404 182]14.1 | 12,1
to1 Nguyén Du
38 Hang BO | Tirddudéncudi | 88 [42,6|33,9(29,5|46,7| 21 164 14 | 39 | 17,5(13,6 | 11,7
39 [Hang Dao | Tirddu dén cudi | 162 (72,9 | 56,7| 48,6 58 |258| 20 | 17,2|47,8|21,5(16,7 | 14,3
40 |Hang Dong | Tirdau déncudi | 88 42,6 [33,9/29,5/46,7| 21 |164| 14 | 39 |17,5[13,6 | 11,7
70 [Hang Non | Tir ddu dén cudi | 162 (72,9 | 56,7| 48,6| 58 25,8 20 | 17,2/147,8 | 21,5/16,7 | 14,3
71 |HangNgang | Tir ddu déncudi | 88 42,6 |33,9(29,5|46,7| 21 |164| 14 | 39 | 17,5/13,6 | 11,7
72 [HangPhén | Tir ddu dén cudi | 80 |38,830,8|26,8]43,3/19,5/152 | 13 [36,1]163[12,6 | 10,8
Bdng 3. Bang gia dit quan 1, TP H6 Chi Minh
(Kém theo Quyét dinh sé 51/2014/QP-UBND ngay 31/12/2014
cua UBND TP Ho Chi Minh)
TT Tén duong Doan dudng Gia
Tw | Dén (ngan déng/mZ)
1 |Alenxandre De Rhodes Tron duong 92.400
2 |Ba Lé Chan Tron dudong 32.600
3 |Bui Thi Xuan Tron dudng 59.800
4 |Bui Vién Tron duong 52.800
24 |Pé Tham V6 Van Kiét | Trin Hung Pao 30.300
Tran Hung Pao | Pham Ngii Lio 36.500
25 |Pong Khoi Tron duong 162.000
26 |Pd Quang Pau Tron dudng 39.600
66 |Nguyén Huy Tu Tron dudng 35.100
67 [Nguyén Hué Tron duong 162.000
68 [Nguyén Vin Binh Tron duong 57.200
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Theo bang gia dat ciia thanh phd Ha
Noi, phé Hang Pao, Hang Ngang co gia
cao nhat 13 162 triéu ddng/m2. Twong tu
nhu véy, theo bang gia dét cua thanh phd
H6 Chi Minh, phd Dong Khai, phd Nguyén
Hué ciing co gia cao nhat 1a 162 triéu dong
/m2. Mtic gia nay phu hop véi gia t6i da
theo khung gia dét ctia Chinh phu.

Cic phwong phap xac dinh gia dat

Theo Nghi dinh 44/2014/NDB-CP
ngay 15/5/2014 cua Chinh Phu quy dinh

Kinh té — Quan ly

vé gia dat, viéc xac dinh gia dat cu thé
duogc thuc hi¢én theo 05 phuong phap la: -
So sanh truc tiép; - Chiét trir; - Thu thap;
- Thang du; - H¢ s6 diéu chinh gia dat.

Céc tinh thanh da 4p dung mdt cach
linh hoat ca 5 phuwong phap dé phu hop
v6i timg ddi tuong cu thé. Tuy nhién cac
dia phuong chi yéu ap dung phuong phap
so sanh truc tiép va phuong phap hé sd
diéu chinh gia dat, con ba phuong phap
con lai it 4p dung (Béang 4).

Bdng 4. Tinh hinh ap dung cic phwong phap dinh gia dit tai thanh phé Ha Noi

— Cac phuong phap xac dinh gia dat

theo Thong tw s6 36/214/TT-BTNMT

Ap dung thue té

Phuong phap hé s6 diéu chinh gia dat

1 |Phuong phap so sanh truc tiép Phuong phap b6 tro
2 |Phuong phap chiét trir it s dung

3 |Phuong phap thu nhap Chu yéu

4 |Phuong phép thang du Chu yéu

5

Heé s6 2,3 1a cao nhat va 1 13 thap nhat

M&éi twong quan giira gia thi truong
va khung gia dit

Quan Hoan Kiém, phd Hang Ngang
Hang Pao c6 gia trong khung gia dét cao
nhat 12 162 triéu déng/m2, nhung trén
thuc té gia thi truong 14 hon 1 ty dong/
m2 (gi4 tai khung gia dat chi bang khoang
1,6/10 so vo1 gia thi truong).

Tuong tu nhu vay, dudng Nguyén
Hué¢ tai quan 1 TP Hd Chi Minh cling co
khung gia tbi da 14 162 triéu dong/m2, con
gi4 thi truong ciing hon 1 ty dong/m2.

Gia dat tac dong dén phat trién kinh

té, x3 hoi va thu — chi ngan sach nha
nudc (NSNN).

Bang gia dat vé co ban da dap ung
yéu cau giam dan su chénh léch véi mit
bang gia thi trudng, dong thoi hang nam
cling duoc stra d6i didu chinh, bd sung
gia dat cho phu hop hon voi thi trudong.
Tir d6, gop phan ting thu cho NSNN, bao
dam quyén loi ctia ngudi c6 dat bi thu hoi,
cling nhu giam bot khiéu nai, khiéu kién
trong thoi gian qua.

Cu thé, tinh hinh thu tir dat so véi
tong thu cua Ha Noi thé hién ¢ Hinh 1:
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Hinh 1. Co cAu va ty trong thu tir dit trén tong thu ciia thanh phé Ha Nji
giai doan 2014-2018
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mmm Thué sir dyng d4t phi ndng nghiép
——Ty trong thu tir dat/Téng thu

Nguén.‘ T 5ng hop trén két qua khao sat thuc té tai Cuc thué TP Ha Ngi

Ty trong thu tir dat trén tong thu ngan
sach cua Ha Noi da tang tir 8,93% vao nam
2014 1én 19,46% vao ndm 2017. V& co cau
thu tir dat, thu tién sir dung dat chiém ty
trong 16n nhat, tiép dén 1a tién thué dat,
thué miat nude, con thué str dung dat phi
nong nghiép chiém ty trong thap nhit.

Nhirng bit cip vé khung gia dat,
gia dat

Bén canh nhitng tac dong tich cuc,
khung gia dat, bang gid dt con mot sd
bat cap nhu sau:

- Quy dinh v& thoi han xiy dung
khung gia dat 5 nam mot 1an 1a bét cép,
do gia dét thi trudng ting theo thoi gian,
moi nim mot gia, nén khung gi nay sé
ludn lac hau so véi gia thi truong;

- Khung gi4 dat ap dung chung cho
nhiéu muc dich khac nhau, nhu thu thué
dat hay boi thuong khi thu hoi dat;

- Bang gia dat xdy dung trén co s
khung gi4 d4t ciia Chinh phu, vi vay, ciing
thip hon so véi gia dat chuyén nhuong

thye té. Sw chénh léch ndy lam gidm ngudn
thu NSNN, anh hudng dén phat trién kinh
té va 6n dinh x4 hoi & cac dia phuong;

- Biéu gia dén bu d6i voi dét bi thu hoi
rat thap, gdy thiét thoi cho nguoi dan bi thu
hoi dét, din dén khiéu kién, khiéu nai.

Bit cip vé phwong phap dinh gia
dat

Trén thyc té, phuong phap dinh gia dat
dugc ap dung chu yéu 1a phuong phap so
sanh. Trong khi d6, phuong phép so sanh
can dua vao thong tin gia dét thi truong
da giao dich, nhung thong tin nay c6 do
tin cdy khong cao do nguodi dan thuong
ké khai gia chuyén nhuong thip hon gia
thuc té dé giam thué thu nhap ca nhan khi
chuyén nhuong quyén st dung dat. Vi
vay, c6 loai gia dat tir thi truong khong
phan anh ding gia tri thyc cua dat.

Chua c6 dit liéu vé gia dt thi truong
dé thuan loi cho viéc xac dinh gia dat,
tur d6 khong thuan lgi cho viéc ap dung
phuong phéap so sanh.
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Nhu’ng khuyén nghl

Khuyen nghi vé khung gid dit va
gid dat

- Nén rt ngin thoi gian xdy dung
khung gia dét tir 5 nim xudng 3 nim dé
kip thoi diéu chinh gia tai khung gia dat sat
hon so véi su bién dong cua thi truong;

- Nén xay dyng khung gia dat phu
hop véi timg muc dich, cy thé nhu:

+ Khung gia dat dé boi thuong khi
thu hoi dat.

+ Khung gia dat dé tinh thué dat.

- Can xay dung co ché dé nguoi
dan tham gla vao quy trinh xay du:ng
bang gia dat va quyet dinh gia dat cu
thé, bai ho khong thé dung ngoai cudce
khi ngudi khac dinh gia tai sdn do minh
st dung.

Kinh té — Quan ly

Khuyén nghi vé phwong phdp dinh
gid dit

- Hoan thién co sé dir liéu thong tin vé
gid ca thi truong bat dong san trén co s&
két ndi tit ca dit liéu cta co quan nha nude
c6 lién quan theo hudng mg dung cong
nghé thong tin hién dai va internet. Pong
thoi, can xdy dung co ché mua co s dit
liéu cuia céc t6 chuc cung cép dir liéu doc
1ap dé st dung két hop véi co so dit liéu
clia co quan nha nudc trong dinh gia dat.

- Ngoai ra, bén canh viéc hoan thién
cac phuong phéap dinh gia dat truyén thong
d3 ban hanh, can nghién ctru st dung céac
phuong phép dinh gia hién dai bang cach
st dung cac mo hinh, may tinh, cac thanh
tuu cta cude Cach mang cong nghiép 4.0.
Pay 1a mot cong cu c6 thé giup cac co
quan dinh gia dat hang loat./.
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