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TOM TAT

B4t dong san & Viét Nam da va dang tré thanh ngudn tai nguyén, nguén vén dé Nha nwéc dau
tw va phat trién san xuét. Vi vay bat dong san ngay cang tré nén c6 gia tri hon. Mic du vay, viéc
quan ly bat dong san van chwa tét va gép nhiéu khé khan. Thue té cho thay ring, phwong thirc quan
ly hién nay chwa phu hop v&i sw phat trién kinh té xa hai. Cong nghé thong tin da xam nhap vao hau
hét cac linh vwe trong doi séng, trong dé bao gdm ca linh vwc quan ly théng tin bat dong san. Hé
théng théng tin dia ly (GIS) 1a mét céng cu gilip cac co’ quan nha nwéc cé thé cap nhat kip thoi cac
thay ddi theo thei gian, c6 thé tim kiém thong tin nhanh chéng. Vi vay viéc xay dwng co s& dir liéu
dat dai bao gém ca théng tin bat dong san la rat can thiét. Str dung cac chirc ning phan tich khéng
gian trong phan mém ArcView dé xiv ly thdng tin 1a phwong phap chinh trong nghién ctru nay.

Tir khéa: Bat dong san, co s& dir liéu, hé théng théng tin, quan Iy thong tin.

SUMMARY

Real estate in Vietnam has been becoming an important source of capital for investment and
development. However, real estate database still encounters with problems, the major of them being
of managerial nature. Information technology has penetrated deep into most of the economic fields
including real estate information management. Geographical Information System (GIS) is a tool to
help government and administrative institutions update changes in time and obtain information
quickly. The use of spatial analyst functions in ArcView software to process data was discussed in
the present paper.

Key words: Database management, GIS, real estate.

1. PAT VAN DE

Bat dong san & nudc ta hién nay da trd
thanh mot ngudn von, ngudn tai nguyén dé
Nha nudc va nhan dan diu tu phat trién san
xuét kinh doanh. O nhiéu nuéc trén thé giéi,
nhét 1a cdc nudc phat trién, hoat dong méi
gi6i, giao dich bat dong san 1a mot hoat dong
¢6 tinh chuyén nghiép cao, cac chuyén vién
hanh nghé giao dich bit déng san phai cé
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chiing chi hanh nghé do chinh phua cap
(Murray va Litt, 1949). Trong thdi gian gin
day, cac trung tAm kinh doanh, méi giéi bat
dong san & Viét Nam phét trién ngay cang
nhiéu trén khép cac khu vuc, tinh thanh véi
cac quy mo ti nhd dén 16n, tir d6 gidp ich cho
viéc khai thong mua ban bat déng san, dong
thoi ciing gép phan lam s6i dong thém hoat
doéng kinh doanh cta cac ngan hang. Do d6,
bat dong san thuc sy ngdy cang cé gia tri.
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Tuy nhién, viéc quan ly bat dong san con
nhiéu bt cap, nhiéu vuéng mic do xudt
phat t¥ nhiéu nguyén nhan khac nhau,
trong d6 cach thiic quan 1y 14 nguyén nhan
chi yéu (Nguyén Thanh Tra va Nguyén
Pinh Béng, 2006). Thuc tién cho thdy, véi
cach thitic quan ly nhu hién nay thi chua
thuc su dap tng dudc nhu ciu cua su phat
trién kinh té - x& hoi.

Cong nghé thong tin da thAm nhap vao
da s6 cac linh vuc cta cudc song, ké ca trong
linh vic quan ly thong tin bat dong san. Hé
théng thong tin gitip Nha nudéc va nhiing co
quan quan ly c6 thé cap nhat kip thoi, nhanh
chéng khi c¢6 nhiing thay déi (Pham Van
Van, 2006). Dé quan ly thong tin bat dong
san thi viéc xay dung co sé dii liéu (CSDL) 1a
mot viée lam cén thiét. Muc dich ctia nghién
ctiu 1a x4y dung cd sd di liéu phuc vu cho
viéc quan ly thong tin bat dong san tai thi
tran Trau Quy - Gia Lam - Ha Nai.

2. PHUONG PHAP NGHIEN cUU

T8 dan phd Ctiu Viét thude thi tran Trau
Quy (Gia Lam - Ha No61) duge chon lam dia
diém nghién ctu vi noi day c6 qua trinh d6
thi ho4a dién ra manh mé nhung viéc quan ly
théng tin bat dong san con yéu kém, tha
cong.

Co s6 dit liéu bat dong san duge xay
dung trén nén ban dé dia chinh dudc s6 hoa
& Microstation sau d6 chuyén sang ArcView.
Trong nghién ctiu nay, cong cu GIS da duge
dung dé thu thap s6 liéu, xay dung co s6 dit
liéu bat dong san va st dung co s6 dii lidu d6
cho cac ting dung cu thé. GIS c6 chiic ning t6
hgp dit liéu trong phén tich khong gian nhu
chong xép ban do, tao ving dém, giip nha
quan ly dé dang giai quyét tranh chap, hay
tim kiém theo yéu cdu mot don vi bat dong
san nao d6. Diéu nay rat c6 y nghia vi day la
mot cong cu cung cAp thoéng tin nhanh chéng
v6i d6 chinh x4c cao, gitp cac nha quan ly
hay cac nha hoach dinh chinh sach c6 dugc
nhiing quyét dinh sang subt.

3. VUNG NGHIEN CUU

Thi tran Trau Quy c6 dién tich tu nhién
1a 724,7844 ha, trong d6 dit ndéng nghiép
377,3454 ha va dat phi néng nghiép
347,4390 ha. Noi day c6 dia hinh tuong d6i
bang phing, khi hau thuan hoa véi nhiéu
loai dat khic nhau phu hgp véi cac hoat
dong san xudt, dong thdi cé ngudn nhan luc
phong phd phuc vu phat trién kinh t& - xa
héi dia phuong.

Thi tran Trau Quy c6 téc d6 ting trudng
kinh t& dat 16%, ty trong cong nghiép - dich
vu khéng ngting tédng 1én; nganh néng nghiép
ciing duge quan tAm phat trién; cac van dé vé
dan s6, lao dong, viéc 1am da dudc chd y, diéu
chinh phuat hop hon véi kha ning phat trién;
c6 nhiéu chinh sach nang cao tay nghé doi
ngii lao dong, nang cao dan tri; vAn dé cap
dién, cap nudc, giao thong van tai, y t€, gido
duc, qudc phong... dang dan di vao 6n dinh
va diu tu phat trién (UBND thi tran Trau
Qug, 2008).

4. KET QUA NGHIEN CUU

Nhiing nam qua,  Trau Quy téc d6 do
thi hoa dién ra nhanh, dat dai ngay cang tré
nén c6 gia tri, do d6 nhiing mau thuin vé dat
dai phat sinh nhiéu ma cha yéu 13 mau
thuin trong noi bd gia dinh, hang x6m. D4t
dai bién dong 16n, mot s6 dién tich dat duge
chuyén sang cho muc dich xay dung cd ban,
d4t noéng nghiép dan din bi thu hep, d4t tho
cu bi chia cit nhé 18 do dan sé ting nhanh
(ca vé tu nhién 14n co hoc) nén nhu ciu vé
dat 6 téang gdy khé khin cho dia phuong
trong cong tac quan ly dat dai, cdp gidy
chiing nhan quyén st dung dat 6.

Vi tri dia 1y thuan lgi, lai c6 cac trung
tam khoa hoc - cong nghé 16n nhit cta ca
nuéc vé ndéng nghiép nhu Trudng Dai hoc
Nong nghiép Ha No6i, Vién nghién ciu Rau
qua trung uong... déng trén dia ban, da tac
dong rat 16n dén tinh hinh st dung dat cta
thi tran Trau Quy.
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4.1. Xay dung co sd dit liéu bat dong san
tai thi trAn Trau Quy (Gia Lam - Ha
Noi)

4.1.1. Xy dung co sé dit liéu khéng gian
Trong GIS, co sé dit liéu luén bao gdm 2

phan d6 1a dit liéu khéong gian va dii liéu thude

tinh, hai phan nay luén lién két chat ché véi
nhau tao thanh mét co s6 di liéu dia ly.

Trong nghién céiu nay, st dung cac phan

TDP THANH TRUNG

AN

G
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B
<

mém cta GIS da tao ra co s6 dit liéu khong
gian bao gom 16p dit liéu thiia dat (cac thia
dat trong ban d6 dia chinh ctia thén Ctiu
Viét - thi tran Trau Quy) va 16p dit liéu giao
thong (cac dudng giao thong trong khu vuc).

Ngoai ra, 16p dit liéu nha nim bén trong
16p thiia d4t dude x4y dung dé cung cip
théng tin vé hién trang nha & ctia khu vuc
nghién ctu.

Hinh 1. Co sé dit liéu khéng gian cua thita dat

TDF THANE IRUNG

BH NBNG NCHIEF HA MBI

Hinh 2. Co sd dit liéu khong gian cha 16p giao thong
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Bang 1. Cac truong thudc tinh ctia bat dong san

77 Téntuong Ten truong Kieu Giai thich
viét tat viét day da trwdng
1 Masothua Ma s6 thira String La mot ?Q gom. ;So tq d!;a chinh ya S? thr tyr thika dat
dwoc dat lién tiép c6 dau (.) ngan cach
Chusudung Chu str dung dét String Ho va tén chi st dung dét
Dtich_td Dién tich thiva d4t Number  Dién tich ctia thiva dat (m?)
Diachi bia chi String Dia chi hanh chinh cda thira dét
Déi twong st dung, quan ly dwgc ghi theo Thong tw 29
. ks . cla B6 Tai nguyén va Méi trvong (TN & MT), “GDC” hé
5 Loal dt Loai doi tvong SN Jia dinh, ca nhan: “UBS” Uy ban nhan dan cap xa; “TKT”
t4 chire trong nuéc...
SN i Puoc ghi bing hé théng ky hiéu quy dinh tai Théng tw 29
6 Mdsd Muc dich st dung String ca B TN & MT
Bugc ghi theo Théng tw 29 claBo TN & MT, nhw “CN-KTT”
7 Nguongoc Ngudn gbc thira dét String Nha nwéc cong nhan quyén st dung dat nhu Nha nwéce giao

d4t khong thu tién; “CN-CTT” Nha nudc cong nhan quyén st
dung dat nhw Nha nwéc giao dat co thu tien

Sé gidy chirng nhan

quyn sir dung dt String S0 phat hanh giay chirng nhan quyén s dung dat

8  So_gcngsdd

DAt st dung &n dinh 1au dai (Lau dai), st dung c6 thoi

9  Thoihansdd Thoi han sir dung d&t  String han (bao nhigu nam)

Puoc thé hién theo ky higu: Dudrng Ngd Xuan Quéng
(NXQ), dwong Clru Viét (CV, CV.A, CV.B), dwong Iiénlxé

10 Tuyenduong  Tuyen duong StiNg Trau Quy - Ba Tén (LX), céc ngd ngach thi ghi bang s6
sau ki hiéu dwdng dwgc ngan cach bang dau (.)

Woie Ve smo  oAreld Mo sl sbnu i g

12 Mat_tien Mat tién Number  Chiéu rong mat tién

13  Giadat_qd Gia dét quy dinh Number  Gia dat Nha nwéc quy dinh

14  Giadatban Gia dat ban Number  Gia dat c6 kha nang giao dich trén thj trwong

15 Dtich_xd Dién tich xay dwng Number  Dién tich chiém d4t ctia cong trinh

16 Huongnha Hwéng nha String Hwéng cla cong trinh

17 Cap_ct Cép cong trinh String C#Ap cong trinh nhw: C4p 4 hay nha tAng

18 Tt sudung Tinh trang st dyng String Eﬁ;?hzg dung, str dung va cho thué (SD va cho thué),

19 Dien Dién String Tét, kha, trung binh va x4u

20  Nuoc Nwéc String Tét, kha, trung binh va xu

21 Anninh Anh ninh String Tét, kha, trung binh va xau

22 Moitruong Mai treong String Tét (T), kha (Kh), trung binh (TB) va x&u (X)

23 Vanhoa_ds Van hoéa doi séng String Tét, kha, trung binh va x4u

Khoang céch khu Kh?éng‘céch to thL’P? dét t('yi khu trung tém (UB[\ID_,Atram

24 Kc_khutt trung tam Number yEe,.trw?ng hﬂoc, Qha van rloa) qu’QC th theo kAy hlep bao
gom: Rat thuan lgi (0), thuan lgi (1), khong thuan lgi (2)

25 Tt ondinh Tinh trang &n dinh String (%‘; %‘;ghrf“h (Khong on dinh), Khong c6 quy hoach

26 Bdsban Bét dong san ban String Bét dong san ban 'Y', khong 'N'

27  Ghichu Ghi chu String Ghi chu v& b4t déng san

28  Anhbds Anh bt dong san String Anh clia bat dong san (néu co)
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Bang 2. Cac trudng cua 16p giao thong

Tén trwong viét tat Tén trwong viét day du Kiéu trwong Giai thich
Tenduong Tén dwdng String Tén day da cla dudng giao théng
Buorc thé hién theo ky hiéu: Bwdng Ngd Xuan
) Quang (NXQ), duwong Clru Viét (CV, CV.A,
Tuyenduong Tuyén dwdng String CV.B), dwong lién xa Trau Quy - Ba Toén (LX),

cac ngd ngach thi ghi bang sé sau ki higu
dwdng dwoc ngan cach bang dau (.)

CR_duong Chiéu rong duong Number Chiéu réng clia duong (m)

CR_ngo Chiéu rong ngd Number Chiéu réng ctia ngd ngach (m)
Chieudai Chiéu dai Number Chiéu dai ctia dwdng, ngd (m)
Dientich Dién tich Number Dién tich clia dwong, ngd (m?)

4.1.2. Xay dung co sé dit liéu thudce tinh

Bén canh dii liéu khéng gian, co s6 dit
litu ctia GIS khong thé thiéu di liu thude
tinh 1a cac thong tin thudc tinh cta cac doi
tugng trén ban d6 di lidu khong gian & trén,
tao thanh CSDL thudc tinh cta bat dong san
(dugc xay dung trén nén thia dat) va CSDL
thudc tinh ctia duong giao théong.

4.2. Ung dung cd s& dit liéu phuc vu
céng tac quan ly va cung cap thong
tin bat dong san
GIS 12 mét cong cu cung cdp théng tin

hd trg ra quyét dinh, nhd cac kha ning xt Ly

s6 liéu, GIS gitp cho cac nha quan ly va
hoach dinh chinh sach cé dugec nhiing quyét
dinh sang suét. Trong nghién cttu nay, chi

néu ra mot s6 cac ting dung st dung co s dii
liéu b4t d6ng san cho cac muc dich cu thé.

a) Tra citu, tim kiém thong tin bat déng san

* Tra ciu, tim kiém theo thudc tinh

+ St dung chiic niang Find dé tim kiém
thong tin bat dong san.

Vi du: Hién thi t4t ca théng tin bat dong
san ctia 6ng Nguyén Vin Quan (Hinh 3).

+ St dung chtc ning Query Builder
kém theo cac cau diéu kién.

Vi du: Tim nhiing bat dong san ban c6
hudéng nha la Tay Nam, c6 dién tich 16n hon
100 m? va mét tién khong dudi 7 m dé 6 t6 c6
thé vao duge (Hinh 4). Cau 1énh diéu kién la:

([Bdsban] = "Y") and ([Huongnha] =
"Tay Nam") and ([Dtich_td] > 100) and
([Mat_tien] >=7)

dentify Results
1]

Shape Folygon

1| 1d 445

ta_thuadat 24371

Chusudung . Mauver an Dusn

Citich_td 7E.35
Ciachi TDP Ciru Wigt
Loai_dt GDLC

dsd oDT
guongoc CH-KTT*MCM
Thaihansd Lau dai
So_gengsdd | Al 184136
Tuvenduong | CVW.B.18

L/

Wikn_td 39
Mt tien .00
Giadat_gd 4400
Giadatbar 9000
Ditich_xd 7635
Cap_ct ha ting
Huongnha Bléng Mam
Tt sudung Erang sut dung
Dien Tat
uoc Eh&
..... itraang TE
Anninh Kha
Wanhoa_ds Tat
Ko_khutt )
Tt_ondinh S dirk
Ghichu SobT 0438767056
| |..Bdshan H
t T || Anhbds BEdsZ2Z -
Clear | Clearan [ | N Tram y t&

Hinh 3. Thong tin bat dong san ctia 6ng Nguyén Van Quan
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Ghape | Az deasctd] R | Zsivi Lol | £ o Ao Amavamne | Fhadians
Palugon § 23.10[2]  { Pham %&n Thanh 329.80: TDP Cilru vigt GOC i0DT: CH-KTTHMEM | Lau dai
Folygon § 24.13 Trdn Maoc Khidt BY7.83: TOP Clru vigt GDC :0DT:CN-ETT Léu dai
Falwgon § 27.2(3] Maupén Thi W¥anank | 224308 TDP Coi igt GDC :0DT:CN-ETT Léu dai

Hinh 4. Thong tin bat dong san ctia 3 bat dong san caAn tim

b) Tra citu, tim kiém theo diéu kién khéong vung dém dudng giao thong (Hinh 5).
gian, két hop chong ghép cdc ldp + Chédng ghép 16p thita dat véi ban db
+ Chéng ghép 16p thita d4t véiban @6  viing dém chg (Hinh 6).

Hinh 5. So d6 viing dém dudng giao thong Hinh 6. So d6 viing dém chg
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ChyEniboe
[ ]

Hinh 7. Chéng x&p ban d6 dé thyc hién tim kiém da diéu kién

¢) Chéng ghép ldp thita ddt vdi ban d6 ving
dém duong giao thong va bdn dé ving dém chg
dé’tim kiém thong tin

Vi du. Tim nhiing bat dong san ban & noi
méi trudng kha tét c6 méit tién 16n hon 5 m,
nim trong vong ban kinh 270 m ké tit chg va
cach duong truc chinh cta thi tran 16n hon
150 m. Tim dugec 1 thtta dat (mau vang)
(Hinh 7).

d) Théng ké bt déng sdn

Thong ké bat déng san 14 noi dung quan
trong trong viéc quan ly bat déng san. C6 thé
thong ké bat dong san theo nhiéu tiéu chi
khac nhau: dién tich, mait tién, cdp cong
trinh, méi trudng, bat dong san ban ...

e) Xem hinh dnh cua bdt dong sdn

Véi chtic ning HotLink, c6 thé xem duge
anh ctia bat dong san (Hinh 8).
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g) Chinh ly bién déng

Day 14 cong viéc thudng xuyén, can thiét
ddi véi cong tac quan ly bat dong san. C6 thé
12 nhap 2 hay nhiéu thiia dit thanh 1 thia,
tach 1 hay nhiéu thtia dat thanh 2 hay nhiéu
thiia (Hinh 9).

Chinh 1y bién déng khi c6 quy hoach:

- D61 véi nhiing trudng hop trén, phai
chinh 1y bién déng trén cad co sé dit liéu
khéng gian va trén ca co sé di liéu thudc
tinh.

- Con nhiing truong hop chi c6 su thay
d6i caa dit liéu thudc tinh thi chinh 1y bién
dong trén co s6 dii liéu thudce tinh (Hinh 10).

Vi du: Khi c¢6 quy hoach mé réong dudcng
Ctiu Viét B mdi bén 4 m (tao Buffers cho
duong giao thong cdn md réng).
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VUON DAU

— : Faoon :24131)  iTeénMgockhist 385G TP ChuVidt CGOCODT I
Prlunnn | 2413  Trkn Mo K hidh i RA7 A TOP Mo igt Paoon (241321 iNowenBirhLan | 239281 TDP CiVit (GDC 0DTiC
Truée khi tach thia Sau khi tach thia

Hinh 9. Hinh anh th@a dat truéce va sau khi tach thia
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Truée khi md rong duong

Sau khi mé réng dudng mdi bén 5m

Hinh 10. Puong giao thong trude va sau khi md rong

h) Ung dung vao viéc tinh thué thu nhdp
cd nhdan va 16 phi trude ba khi c6 chuyén
nhuong bt déng sdn

- Khi ¢6 su chuyén nhugng B4t dong san
thi bén A (bén chuyén nhugng) phai nop
thué& thu nhap cd nhan (TNCN) va bén B
(bén nhan chuyén nhuong) phai nop 1é phi
trudce ba.

- Thué TNCN dugdc tinh nhu sau:

+ Néu khéng xac dinh dudc gia tri cong
trinh trén dat thi thué€ TNCN = 2% x téng
gi4 tri thiia d4t (tinh theo don gia quy dinh).

+ Néu xac dinh duge gia tri cong trinh
trén dat thi thu€ TNCN = 2% x tong gié tri
dat va cong trinh trén dat (tinh theo don gia
quy dinh).

Lé phi truée ba = 0,5% x tOng gia tri dat
va cong trinh trén dit (tinh theo don gia quy
dinh).

Véi trudong hop tach thtia 24.13(2) cb
dién tich 239,28 m? nhu trén. Thia dat 24.13
c6 cac thong tin nhu: vi tri 2.1, gia dat quy
dinh 7.200.000 déng, dat & d6 thi. Khi d6 éng
Tran Ngoc Khiét phai nop thué TNCN la
34.456.320 déng (2% x 239,28 x 7.200.000),
ong Nguyén Dinh Lan phai nop lén phi trudc
ba 1a 8.614.080 dong (0,5% x 239,28 x
7.200.000).
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Nhu vay hé théng thong tin Bat dong
san thé hién tinh ning uu viét va c6 kha
nang tng dung réng rai.

4.3. Thao luan

Trong nghién ctiu nay, hé théng théng
tin dia ly da dugc tGng dung vao viéc xay
dung co s6 dii liéu phuc vu coéng tac quan ly
thong tin bat dong san, cu thé 1a tng dung
phin mém ArcView. St dung phidn mém
ArcView da mang lai kh4 nhiéu vu diém: Véi
chtic ndng phén tich téng hgp s liéu caa
ArcView c6 thé cap nhat, chinh 1y bién déng
va ¢6 thé thém cac trudng khi cAn thiét.
Chtic nang quan 1y va cung cap thong tin bat
dong san nho st dung céng cu Find, Query
Builder khi tim kiém theo thudc tinh; cong
cu Select By Them khi tim kiém theo diéu
kién khéng gian gitp tim ki€m tra ctu
nhiing thong tin cin thiét. Tim ki€m theo
diéu kién khong gian 1a chtic ning kha manh
cua ArcView ma cac phan mém khac khong
lam dudc, ting dung chtiic ndng nay (da trinh
bay & trén) sé phuc vu kha hiéu qua trong
viéc kinh doanh bat dong san...

5. KET LUAN

Thi tran TrAu Quy dang trong thdi ky
d6i méi va phat trién, thi trudng giao dich
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dat dang trong thoi ky néng bong, ti d6 kéo
theo mot loat cac van dé xay ra xung quanh
viéc quan 1y bat dong san nhu sy tranh chap
da't dai, chuyén quyén st dung dit,... vi vay
viéc thuc hién quan 1y chit ché quy dat va
cAc tai san trén dat sé giip cho cac can bo
quan ly dé dang hon trong viéc giai quyét cac
van dé trong quan ly bat dong san.

Trong nghién c@u nay, ching té1 da xay
dung dugc mot cd sé dii liéu bat dong san cho
t6 dan phd Ctu Viét bao gobm: 16p dit lieu
thtia dat va 16p di liéu duong giao thong va
¢ s6 dii liéu thudc tinh di kém.

Co sé dit lidu bat dong san duge xay
dung da gitdp cho cd quan nha nuéc quan ly
théng tin bat déng san tdt hon va cap nhat
kip thdi khi c6 bién dong. Mat khéc, hé
thong thong tin bt dong san con ¢6 thé cung
c4p thong tin khi ngudi dan cé nhu cau va
¢6 thé phuc vu kinh doanh bat déng san nhu
tim ki€m theo thudc tinh, tim kiém theo diéu

kién khong gian, xem anh bat dong san cua
thta dat...

TAI LIEU THAM KHAO

Lé Thi Giang, Trn Thi Bing Tam (2005).
Bai gidng Hé thong théng tin dia ly.
Truong Dai hoc Néng nghiép Ha Noi.

Nguyén Thanh Tra, Nguyén Dinh Bong
(2006). Gi4o trinh Thi truong bat dong
san. NXB. Néng nghiép.

Pham Vin Van (2007). Bai gidng Hé théng
théng tin dat. Truong Dai hoc Noéng
nghiép Ha Noi.

Murray J.F.N., B.A., D.Litt (1949). Principle
and Practice of Valuation. Published by
the Commonwealth institute of Valuers in
Australia, p.10-12.

UBND thi tran Trau Quy (2008). Céc s6 liéu
thong ké vé dién tich, cac sé muc ké, s6
cap gidy chting nhan quyén st dung dat...

139



