UNG DUNG PHAN TicH BA TIEU CHi TRONG DANH 61A CAC YEUTO
ANH HUGNG BEN GIA BAT G THANH PHO CAN THO

Pham Thanh Thao", Phan Trung Hién?

TOMTAT

Nghién clru dugc thuc hién vai muc dich xac dinh trong s6 cac yéu té anh hudng dén gia dat ddi vdi ba vang (d6
thi, ven d6 va vling ndng thon) thudc thanh phd Can Thd, dé xudt giai phap ndng cao hiéu qua dinh gia dat trong diéu
kién nén kinh t€ thi trudng. S8 liéu dugc phan tich bang phudng phap phan tich da tiéu chi dya vao chi s6 nhat quan.
Piéu tra dugc thuc hién véi 09 chuyén gia ¢ ty sG nhat quan (CR < 10%) trén dia ban thanh phd Can Thd. Két qua
nghién cru da xéac dinh nhém y&u t6 phap ly va chinh sach digu tiét cia Nha nudc cd mirc d§ anh hudng manh nhat
dén gid dat do cd trong s6 Idn nhat so vdi cac nhom yéu t8 con lai, ddng thdi cling xac dinh dudc trong s6 cla cac yéu
t6 c8p hai c6 mdc dd tdc ddng manh dén gid dat trén ba ving nghién clru thudc thanh phd Can Thg. Qua dé nghién clru
dé xuat hoan thién quy dinh vé dinh gia dat, cai cach chinh sach vé thué va phi lién quan dén dat dai va xay dung chinh

sach quy hoach hgp ly nh3m lam téng gia tri dat dai.

T khoa: gia dat, dinh gid dat, trong s6 yéu t5, yéu td anh hudng gia dat.

1. DAT VAN BE

D4t dai 1a hang héa c6 dac diém mang
tinh ca biét: Mdi thira dat c6 mot vi tri va dac
didm mang tinh duy nhét, riéng biét khdng thé
so sanh twong dwong véi thira dat khac nhuw
cac hang héa théng thwong. Do dd, gia ca dat
dai trén thi tredng ciing mang c¢6 tinh ca biét
rat cao, phu thudc vao gia tri thi trudng cua
thira dat d6 va yéu té chil quan nhw tdm ly cla
ngwoi giao dich, vi vay sé khé cé duwoc mirc
gia chung phd bién cho tat ca cac thira déat
nhy m&c gia chung cho cac loai hang hoa
thdong thwong (Hoang Van Cwong, 2019). Do
doé dé tinh dwoc gia dat trong didu kién nén
kinh té thi trwong didu quan trong can lam la
xac dinh dwoc gia tri thi trwéng cha thira dat
do. Tuy nhién gia tri thi tredng clia dat dai
dwoc xac dinh dya trén cac yéu t6 thj trwong
cau thanh gia tri dt dai (nhw kha nang sinh
lgi, vi tri, dién tich, hinh thé, muc dich s dung
dat, quan hé cung cau va chinh sach ctia Nha
nwdc). Néu thiva dat hoi tu dwoe nhiéu yéu tb
tich cwc tirc gia tri thira dat d6 sé cao déng
nghia gia dat sé cao va nguwoc lai. Phuwong
phap phan tich da tiéu chi (MCE), phan tich

! UBND phuérng An Binh, quén Ninh Kiéu, TP. Can Tho
Email: phamthanhthao8889@gmail.com
2Treong Dai hoc Can Tho.

th bac (AHP) cla Saaty (1980) la phwong
phap hd tro viéc xem xét ddng thoi cac yéu td
tw nhién, kinh té, co s& ha tAng (ky thuat/ xa
héi), chinh sach phap luat va tranh th tri thirc
cla nhiéu chuyén gia trong cac linh vic co
lién quan dé& xac dinh trong s cac yéu t6 phuc
vu cho coéng tac quan ly va dinh gia dat cé
hiéu qua. Ung dung phwong phap danh gia da
tiéu chi (MCE), phan tich th&r bac (AHP) nham
xac dinh trong s6 cac yéu té lam co sé& dé xuét
giai phap nang cao hiéu qua cong tac dinh gia
dat tai thanh phé Can Tho.

2. PHUONG PHAP NGHIEN CUV
2.1. Gia thuyét

Nghién clru dwoc thwe hién trén dia ban
thanh phé Can Tho. C4c tiéu chi dwoc xac dinh
dya trén két qua nghién clu cia Pham Thanh
Thao, Phan Trung Hién (2021) xay dwng nén
bén nhém yéu té chinh bao gdm nhém yéu t6
tw nhién (gdm 07 yéu té phu: kich thwoc mat
tién, hinh dang (vuéng/chir nhat/thang), khoang
cach dén trung tam, vi tri (1, 2, 3, 4), dién tich
(I&n/nhd), khoang cach dén tryc dwdng Ion,
chidu dai); nhém yéu té kinh té (gém 04 yéu té
phu: kha nang sinh lgi (mang lai thu nhap hoac
sinh 1&i cGa thira d4t), kha nang thu hat dau tw
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(c6 kha nang thu hut cac dy an dau tw), bién  cda thira dat, chinh sach tién vay/lai suét). Cac
dong thi trwedng (thi trwéng trong nwéc va quée  yéu té nay dwoc xac dinh 1a ¢6 anh hwdng dén
té), nhu cdu thi trvéng, du co/méi gidi); nhém  gia dat & tai thanh phd Can Tho.

yéu t6 co s& ha tang (ky thuat/xa héi) (gbm 04

yéu t6 do thj héa (mat do dan cuw...), co s& ha 2.2. Phan tich da tiéu chi (Multi Criteria
tng ky thuat (didu kién giao théng, d6 rong caa  Evaluation - MCE)

dwong), co s& ha tang xa héi (dién, nwdc, vién - Buwére 1: Thiét lap thir bac cac yéu té
thong, internet, truéng, cho, bénh vién), chat

Xay dung bang héi dé thu thap cac y kién
lwgng moi tredng, canh quan cdng cong,

A chuyén gia la can b6 cong tac chuyén mén cla
phong thly) va nhom yéu to phap Iy va (fh"”t‘ dia phwong vé van dé lién quan dén cac yéu td
sach didu tiét cia Nha nuwéc (gdm 04 yéu 10 chinh va phy anh hudng dén gia dat, cac tri sé
phu chinh sach thué (thué chuyén nhuong, tién o sanh cac yéu t6 s& duoc gan theo thang
st dung dat), chinh sach quy hoach (quy hoach  didm so sanh mirc d6 wu tién (Saaty, T.L, 1980;
sr dung dat, quy hoach xay dwng), chinh sach  Saaty, R.W, 1987; Saaty and Vargas, 2001).
tirng loai muc dich sir dung dét, gidy t&, phap ly

R4t it quan it quan Quan trong R4t quan
trong hon trong hon hon trong hon
1/9 1/7 1/5 1/3 1 3 5 7 9
Vo cung it ft quan trong Quan trong Quan trong V4 cung
quan trong nhidu hon nhw nhau nhiéu hon quan trong
Céc gia tri trung gian 1a 1/2, 1/4, 1/6, 1/8, 2, - Bwéc 3: Chuén héa ma tran va trong
4,6 va 8. sb (Wi)
o Bwéc 2: Lap bang ma trén so sanh céac Bang 2. Chuén héa ma tran va trong sé (Wi)
yéu tb
Tiéu Trong s6
Béang 1. Ma trén so sanh cap chi X4 X2 Xs Xa W)
Tiéu chi X1 X2 X3 Xn X4 1/A1 a12/A2 813/A3 am/An W1
X 1 an an ain X2 axn/Ar 1A, an/As  a/An W2
Xz ax 1 ax agn X3 as/Ar an/Az 1/A; as/An W;
X3 asy ap 1 asn Xa an1/A4 ana/Az an3/A3 1/An W
Xn an an2 an 1 Téng 1 1 1 1 1
Mirc d6 quan trong twong dbi cla tiéu chi i Tinh trung binh téng cla tirng hang trong
s0 v&i j dwoc tinh theo ty 1& a, nguoc lai cia Ma tran chuan héa dwoc bd trong so (Wi)
tiéu chi j so voiila 1/a. twong trng cho cac tiéu chi.
- Bwére 4: Tinh ty sb nhét quan CR
Bang 3. Ty s6 nhét quan CR tir két qua diéu tra chuyén gia dbi véi nhém yéu t6 chinh
trén ba vung dé thi, néng thén va ven dé thuéc thanh phd Can Tho
CG1 CG2 CG3 CG4 CG5 CG6 CcG7 CG8 CcG9
CR (D6 thi) 0,046 0,075 0,073 0,039 0,069 0,097 0,095 0,077 0,087
CR (Ven db) 0,073 0,043 0,057 0,045 0,086 0,098 0,057 0,077 0,098

CR (Néng thdn) 0,073 0,060 0,016 0,084 0,040 0,098 0,097 0,063 0,069
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Twong tw dbi voi tng yéu té phuy, ty sb
nhat quan CR ciing phai ddm bao nhé hon 10%.

3. KET QUA VA THAO LUAN
3.1. Mirc dé anh hwéng ctia cac yéu té dén
gia dat trén dia ban vang db thi
S dung phan tich thr bac AHP xac dinh
trong sb cap 1 (w1), trong sb cép 2 (w2).

Két qua phan tich the bac cho thay dbi voi
ving dd thi mirc d6 anh hwéng cac yéu té dya
trén trong sb theo thir tw tlr cao dén thap nhuw
sau: WPLCS = 0,340 > Wyr = 0,230 > WTN =
0,227 > Wcsyr = 0,204. Nhw vay theo géc nhin
chuyén gia viéc quan Iy Nha nwoc vé dat dai
déng vai trd rat quan trong dbéi véi thi trwong
dét dai.

Phap Iy va

Chinh sach
diéu tiét caa

Nha nudc*

Co s& ha ting
(ky thuat/ xa
hoi)

Hinh 1. M&rc d6 &nh hwéng cla yéu té chinh
cap 1 dén gia dat

Xét dén yéu td cap 2, két qua Hinh 2 cho
biét gia dat vang dd thi chiu tdc dong manh
gbébm cac yéu té chinh sach quy hoach (quy
hoach sir dung dat, quy hoach xay dung),
kha nang sinh lgi, vi tri va dé thi héa (mat dé
dan cw...).

3.2. Mirc dé anh hwéng caa cac yéu toé dén
gia dat déi v&i vung ven dé

¥
e

. f i . N ‘\$.\ P o
‘ye’ & & 0,0&@4’@ o G@&C‘é‘

Yéuthcip?

Hinh 2. M&c d6 &nh huéng cla cac yéu td cap 2

dén gia dat vang dé thi

Két qua phan tich trong Hinh 3 cho thay
murc d6 anh hwédng cla cac yéu td dén gia dat
dbi véi viing ven dé theo thir ty tr cao dén thap
nhw sau: Wpics = 0,420 > Wq = 0,284 > Weghr
= 0,224 > Wy = 0,071. Yéu t6 phap ly va chinh
sach diéu tiét cia Nha nwéc van 1a yéu té quan
trong nhat cé6 murc tac dong nhiéu nhat dén gia
dat. Mirc do chénh léch trong sb gitra cac yéu
td cling c6 sy khac biét ré rét hon so voi vung
dé thi.

Cu s& ha tang

Phip Iy va yy
chinh sich didn < 7"

Hinh 3. Mirc d6 anh hwdng
cla yéu té chinh cap 1 dén gia dat
Péi véi viung ven dé gia dat chiu tac dong
manh tlr cac yéu t6 chinh sach tién vay/lai suét,

Hinh 4. Mirc d6 anh hwéng cutia cac yéu tb cép 2

dén gia dat vung ven dé

kha nang sinh Igi, d6 thi héa (mat df dan cw...)
va yéu td khoang cach dén trung tam.
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3.3. Mirc d6 anh hwong clia cac yéu to dén gia dat déi véi ving néng thon

5348
, 0.000 ? o
Tw nhién 3 3;3(5,8
<2 0.250
op 0,200
£ 0:100
Phap ly,"a = 0.050
chinh sach . 0.000
didu tiét ctia Kinh &
e 0.000
Nha nudéc
0.001
Cosd ha
0.000 ting (k§
thuat/ x& hoi)

Vit By

Dién tich =23

Khoang cach.

Chiéu dii ===

Khé ning sinh lgi Emmmmmmmy

Khodng cach . =

Ca 5¢ ha thng, SoErmmmTTTT
Co s ha thng. Exmr=mez=m

Kha nang thu. ===
Gidy 10 phap ly . EEmmmerremm)
Chinh sach tién. ===

Bién déng thi. &3

&, Nhu céu thj tnromg CEmmrmmrmmT

Chinh sach Quy. EEmmmmr==n

Chinh sach fimg. &2

D6 thi hoa (Mat. B2

Kich thwdc mat. &2
Chat lwong méi. I3

~

Yéu 16 cap

Hinh 5. M{rc d6 anh hudng
ctia yéu tb chinh cap 1 dén gia dat

Két qua phan tich trong Hinh 5 cho thay
mtrc d6 anh hwéng cia cac yéu té dén gia dat
theo tht tw tir cao dén thap nhw sau: Wpeycs =
0,551 > WKT = 0,222 > WTN = 0,155 > WCSHT =
0,072. Nhu vay theo goéc nhin chuyén gia thi
yéu t6 phap ly va chinh sach diéu tiét cia Nha
nwoc 1a yéu tb tac ddng manh dén gia dat vang
ndng thén. So v&i vung d6 thi va ven dd thi
khoang cach chénh |&ch trong sb gilra cac yéu
t6 kha Ion, biéu d6 nghiéng han vé yéu té phap
ly va chinh séch diéu tiét cla Nha nwoc.

Hinh 6. Mtrc d6 anh hwéng clia cac yéu tb cép 2

dén gia dat vang ndng thén

Xét vé yéu t6 cap 2, d6i voi vang
néngthdn, gia dat chiu tac déng manh tir cac
yéu t6 chinh sach quy hoach (quy hoach st
dung dat, quy hoach xay dung), kha nang sinh
lgi (mang lai thu nhap hoac sinh |&i cua thira
dét), vi tri va co s& ha tang ky thuat (diéu kién
giao théng, d6 réng cua dwong).

3.4. banh gia toan cuc mirc do anh hwéng
cua cac yéu t6 dén gia dat trén dia ban
thanh phé Can Tho

100%

80%

60%

20%

0%

Quin Ninh Kiéu Qudn Cai Ring Huyén Co Pé

m Phong thay
l(:h::tluvngméihuémg,cinhq\m
oing cong, =
B Co 55 ha ting xi béi {(diém, mric, vien
thong, internet, troomg. chy, bénh vién)
8 Co 30 ha ting i thuat (disu kaén giao
thong, 35 rdng cia dwong)

D5 th boa (Mt 36 din ewr..)

o Chidu dai

w Hink dang (vudng' chir nhit' thang)
Dién tich

= Kich thude mit tién

m Khoing cich dén trung tim

m Khoing cich dén true duime lén
Vit

D co Mbi gigi

= Nbu cin th tudng

= Khi ning thy hit diu tr (c6 khi ning
thg it cae de an du tu)

m Bién dong thi tnrime (thi tnxomg trong
nuoe va quoc té)

@ Khi nine sink boi (mang la thu nhip
hoic sivh joi cia thirg 431)

& Chinh sich thué (fhné chuyéa abixmg,
® Gidy t phap by cia thin d&t

® Chinb sich vay/1ii so&t

& Chinh sich timeg loai muc dich =& dung
dit

& Chinh sich quy hoach (quy hoach si
dung dat, quy hoach xdy dimg)

Hinh 7. Bidu db thé hién mc d6 anh hudng cla tirng yéu té dén gia dat
trén tlirng vung nghién ciru

168



Két qua biéu dd Hinh 7 thé hién tdng
trong sb diém cla cac yéu t6 cho mét vung
va st dong gop trong sb diém clia mbi yéu tb
& mbi nhom yéu td chinh. M&i md hinh sé co
nhi¥rng tiéu chi anh hwéng quan trong khac
nhau, anh hwéng dén viéc chon lwa céac
chinh sach quan ly va diéu tiét cho phu hop
theo tirng vung nghién ctru. Nhin chung dinh
gia dat & thanh phé Can Tho chju anh huwdng
manh tir cac yéu té phap ly va chinh sach
cia Nha nwéc hon la cac yéu td thi trwong.
Cac chinh sach quy hoach s dung dat anh
huwéng nhiéu dén gia tri dat dai cho khu virc:
vung d6 thi gia tri dat dai tang cao dya vao
cac dw an, nhat 1a dw an ha tdng tao nén
nhirtng thira dat tiép giap mat tién, tang kha
nang sinh lgi, ving ven d6 va ndng thon gia
dat tang chl yéu tap trung tai cac dy an khu
dan cw, gan trung tdm tuy nhién van chua
phat huy dwoc hét tidm ndng dat dai, con tinh
trang dAu tw tri tré, lang phi quy dat. Dya vao
trong sb cac yéu té cho thay yéu té dau co/
méi gi¢i c6 anh hwdng dén gia dat tai vung
d6 thj va ven d6, day la nhivrng thanh phan dy
doan sé& mang nhiéu bét lgi cho thi truéng bét
déng san do dé can cd chinh sach quan ly
phil hop. Ngoai ra mét van dé |&n can quan
tam do la chinh sach thué hién nay & thanh
phé Can Tho cé mirc anh huéng thdp dén
gia dat, trong khi doé tat ca cac nuwdc phat
trién ngudn thu tir thué dat dai va tai san gan
lidn vé&i dat ludn la ngudn lyc chinh cho phat
trién dia phwong, nhat 1a cac dé thi, thué
dwoc xem la mot céng cu tai chinh dé diéu
tiét thj trvdng bat dong san ciing nhw la mot
chinh sach diéu tiét phat trién dé thj. Day la
nhitng cdng cu rat hiru hiéu dé& diéu chinh
trong trwdng hop sét gia dat, chdéng dau co
tich triv dat dai va kiém soat dong ngui di cw
tw phat vao cac dé thj (Bang Hung V4, 2019).
Nhw vay cé ba van dé vé dinh gia dat can
dwoc xem xét dé tiép tuc stra ddi, cai thién
cho phu hop d6 1a: (i) hoan thién quy dinh vé
dinh gia déat; (ii) cai cach chinh sach vé thué
va phi lién quan dén dat dai; (iii) xay dwng
chinh sach quy hoach nhdm lam tang gia tri
dat dai.

3.5. Giai phap dinh gia dat trén dia ban
thanh phé Can Tho

- Co cAu cac chuyén gia dinh gia dat ngoai
khu virc Nha nwée, nha khoa hoc vao Hoi déng
thdm dinh gia dat nham giam thiéu nhing rdi ro
tham nhiing cling nhy tao sy cdng khai minh
bach trong viéc Nha nuédc quy dinh va quyét
dinh gia dét.

- Quy dinh cho ngwoi dan tw dang ky gia
dat hang nam lam co s& tinh thué va tinh tién
bdi thwong khi nha nwéc thu hdi dat. Xay dung
co s& di liéu gia dat thj trwérng nham hwéng
t6i xay dung mot hé thdéng quan ly gia dat
chuyén nghiép.

- Quy dinh ap dung mic thué suét cao dbi
véi cac trwong hop cé dat nhung khéng st
dung bé tréng, st dung dat khéng dung tién do.

- Quy dinh mlc thué ldy tién cao ddi voi
cac trwong hop nhan chuyén nhuwong rdi tiép
tuc chuyén nhwong trong thei gian ngén.

- Viéc lap quy hoach d6 thj va quy hoach
str dung dat phai dwa ra mét kich ban phat trién
lam cho gia tri d4t dai ting lén nham tao tinh
hép dan thu hat nha dau tw. Co chinh sach quy
hoach st dung dat dai k& bén ha ting nham
thu dwoc phan gia tri dat dai ting thém do ha
tAng mang lai dé st dung vao chi tra cho phat
trién ha tang, gidm ap lwc cho ngan sach, giai
quyét tai dinh cu tai ché.

&. KET LUAN

Két qua xac dinh dugc yéu tb phap ly va
chinh sach diéu tiét cta Nha nuwéc c6 mirc do
anh hwéng manh dén gia dat trén dia ban
thanh phé Can Tho. Tuy vao dac diém ty
nhién, diéu kién phat trién kinh té, xa hdi, dinh
hwéng quy hoach cua tirng ving ma gia dat
chiu @nh hwdng cla nhirtng yéu td khac nhau.
Dwa trén két qua trong sb6 cac yéu td anh
hwéng dén gia dat tixng vang, nghién cloeu dé
xuat viéc dinh gia dat cAn bam sat gia thi
treng gan véi quy hoach s dung dat va trach
nhiém clia co quan tham dinh gia chinh 1a yéu
t& quan trong dé han ché téi da viéc that thoat
nguén thu cho ngan sach.
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Application of multi - criteria analysis in assessment of factors affecting land price
in Can Tho city

develop reasonable planning policies to increase land value..

Pham Thanh Thao!, Phan Trung Hien?

1 An Binh People’s Committee, Ninh Kieu district, Can Tho city

2 Can Tho University

The study was conducted with the aim of determining the weight of factors affecting land prices for three regions
(urban, peri-urban and rural areas) of Can Tho city, proposing solutions to improve the efficiency of land price
determination. land prices in terms of market economy. Data were analyzed using a multi-criteria analysis method based
on the consistency index. The survey was conducted with 09 experts with consistent ratio (CR < 10%) in Can Tho city.
The research results have identified the group of legal factors and the State's regulatory policies that have the strongest
influence on land prices because they have the largest weight compared to the other groups of factors, and also
determine weighted secondary factors with strong impact on land prices in three study areas in Can Tho city. Thereby
studying and proposing to improve regulations on land valuation, reform policies on taxes and fees related to land, and

Keywords: factors affecting the price of land, factor weights, land prices, land value.
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