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TOM TAT

Trong nhing nim qua, viéc trién khai cong tic déu gia quyén sir dung dét trén dia ban tinh Lao
Cai n6i chung va huyén Bao Théng néi riéng di dem lai hi¢u qua to l6n d6i v6i yéu cau phat trlén
kinh té - x4 hoi. Trong qua trinh thyc hién cong tac dau gia quyén str dung dét con boc 16 mot so
ton tai, do d6 nghién ctru tap trung danh gia hiéu qua cong tac déu gia quyén sir dung dat & mot sb
du an trén dia ban huyén Bao Thang, tinh Lao Cai, nghién ctru da s dung phan mém Primer 5.0
dé phan tich va xir 1y s6 liéu s cAp va thir cap. Két qua tong sb tién thu dugc ciia 3 du 4n trén dia
ban nghién ctru la 11.686.910.000 dong, cao hon 3.033.070.000 dong s0 voi gid quy dinh cta nha
nude. Pong thoi xac dinh 22 yéu té anh huong t61 cong tac dau gia quyén sir dung dat trén dia ban
huyén Bao Théng, trong d6 da xac dinh c6 4 yéu té anh huong nhét t6i cong tac dau gia do 1a (10)
chiu tac dong khi bo ban déu gi4, (17) anh hudng cua déu gid t¢i nhu cau nha &, (4) thoa dang cua
chinh sach dén bu, (18) hi¢u qua cua ddu gia. Tir d6 d& xuat mot sd giai phap nhiam nang cao hiéu
qua cong tac dau gia quyen sir dung dit tai huyén Bao Théng tinh Lao Cai.
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ABSTRACT
In recent years, the auction of land use rights in Lao Cai province in general and Bao Thang
district in particular has brought about great effects on socio-economic development requirements.
In the process of auctioning land use rights, some shortcomings still revealed, so research focused
on evaluating the efficiency of land use right auction in a number of projects in Bao Thang district,
Lao Cai Province by aplying the software of Primer 5.0 for data analysis. As a result, the total
amount collected from 3 projects in the study area is 11,686,910,000 VND, 3,033,070,000 VND
higher than the price regulated by the State. At the same time, 22 factors affecting the auction of
land use rights in Bao Thang district have been identified, of which 4 factors have been identified
most influencing the auction work: (17) effect of the auction on housing demand, (4) adequacy of
compensation policies, (18) effectiveness of the auction. Since then, proposing a number of
solutions to improve the efficiency of land use right auction in Bao Thang district, Lao Cai
province.
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1. Pit van dé

Pat dai co nhiing dic trung riéng, 1a tai
nguyén khong tai tao va trd thanh tu liu san
xuat khong thé thay thé dugc dic biét 1a trong
san xuat néng nghiép [1], [2]. Khai thac tiém
nang dat dai c6 v nghla vo cung quan trong
d01 v6i sy phat trién kinh té x4 hoi, an ninh
qudc phong nhung dat dai chi c6 thé phat huy
dugc tiém niang vén c6 d6 ciia minh néu nhu
con ngudi tac dong tich cuc va st dung co
hiéu qua [3].

Trong nhiing nim qua, viéc trién khai cong
tac dau gia quyén sir dung dat trén dia ban
tinh Lao Cai no6i chung va huyén Bao Théng
no6i riéng da dem lai hiéu qua to 16n ddi voi
yéu ciu phat trién kinh té - xa hoi [4]. Dau gia
quyén str dung dit da thé hién duoc tinh wu
viét hon céc hinh thirc giao dit khac nhu: ddu
gia dat dam bao tinh cong khai, rd rang; dam
bdo moi ca nhan, to chirc ¢6 nhu ciu vé st
dung dat va co kha ning tai chinh déu duogc
tham gia dau gia dat; gitp binh 6n thi truong
bat dong san, dem lai ngudn thu 16n cho ngan
sach Nha nudc va cai thién doi song nhan dan
[5]. Ngoai ra, viéc ding quy dat dé tao von
xdy dung co s& ha tang 1a mot bién phap khai
thac ngudn vén to 16n tir dat dai dé dau tu xay
dung co sé ha tang theo cac du an duoc co
quan c6 tham quyén phé duyét.

Trong qua trinh thyc hién cong tic déu gia
quyén st dung dét con boc 16 mot sd ton tai
nhu viée xdy dung gia dat khoi diém khong
sat voi gia thi trudng, viéc hoan thién ha ting
k§y thuét chua dap g duoc tién do, khong du
s6 lugng ngudi tham gia dau gia, mot so chu
dau tu lang tang khi trién khai hoan thién tha
tuc, tién do xdy dung cong trinh sau khi tring
dau gia.

Xuat phat tir nhitng ¥ nghia do, v6i mong
mudn danh gia thyc trang cong tac dau gia
quyén st dung dat ciia mot sd du 4n trén dia
ban huyen Béo Thing, tinh Lao Cai va dé
Xuat mot sO giai phap trong cong tac dau gia
quyén sir dung dat gop phén hoan thién trong
cong tac dau gia quyén st dung dat ¢ dia

phuong. Nhém tac gia tién hanh nghién ciru:
“Panh gia hiéu qua cua cong tac dau gia
quyén st dung dat mot sé du an trén dia ban
huyén Bao Théng, tinh Lao Cai”.

2. Phwong phép nghién ctru

2.1. Phwong phdp diéu tra, thu thip dir ligu

- Thu thap dir liéu:

Thu thap cac van ban cé lién quan dén cong
tac dau gia dét, cac sb liu co lién quan dén
cong tac déu gia dat. Cac tai lieu bao gdm
nhiing van ban phap quy, cac gido trinh, bai
gidng, cic cong trinh nghién ctru cla cac tac
gia c6 lién quan. T d6 hé théng héa va ké
thira cac tai liéu da nghién ctiru hodc co6 lién
quan dén dé tai, trén co so d6 co cai nhin 13
nét vé linh vic nghién ctu.

- Piéu tra, phong van nguoi dan

Tién hanh diéu tra va phong van theo bd cau
hoi duge chuin bi sin, thu dugc 100 phiéu
diéu tra, trong d6 c¢6 50 phiéu diéu tra can bod
va 50 phiéu diéu tra phong vin ngudi dan.
Céc phiéu diéu tra déu hudng tra 16i dugc cac
ciu hoi lién quan t6i (gém 22 chi tiéu): (1)
Nhan thtre vé muc dich thu hdi dé dau gia, (2)
thu tuc thu hoi, (3) thai d6 lam viéc cta can
bd, (4) théa dang cua chinh sach dén bu, (5)
minh bach cta qua trinh thyc hién, (6) da
ting tham gia dau gia chua, (7) biét ban diu
gi4 tir ngudn thong tin nao, (8) nim bit diy
du thong tin ddu gia, (9) biét vi tri khu dit ban
d4u gi4, thuan lgi khi mua ho so, (10) chiu tac
dong khi bo ban du gia, (11) két qua bo gia
cua nguoi tham gia, (12) chénh Iéch gid ban
v6i gia khoi diém, (13) co s6 ha tang cua khu
d4au gia, (14) hoan thién cua quy ché dau gia,
(15) phu hop gitra gia san va gia thi truong,
(16) phuong thirc dau gia, (17) anh hudng cta
d4u gia t6i nhu cau nha &, (18) hidu qua cia
dau gia, (19) dao tao cho can bo dau gia, (20)
nghé nghiép, (21) noi cong tac, (22) do tudi.
2.2. Phwong phdp théng ké, xir Iy sé liéu

- Tong hop cac dit liéu thu thap duoc theo
bang trén Excel phan tich hiéu qua cua cong
tac dau gia, dit liéu diéu tra dwoc ma hoa thanh
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dang sb (quantitative) nap trén Excel trudc khi
chuyén vao phan mém PRIMER 5.0.

- M4 hoa cac dir liéu thudc tinh dé phan tich
trén phian mém chuyén dung PRIMER 5.0
(phan mém nay di duoc nhiéu tac gia st dung
trong nghién ctru cac nhan t6 anh hudng t6i gia
dat, dinh gia, nghién ctru vé x4 hoi hoc )

- Chuan dir liéu dau vao cho phin mém phan
tich thong ké chuyén dung. Tu d6 xac dinh
mdi quan hé cac yéu t6 anh huong dén diu
gia dit tai dia ban nghién ctru trén phan tich
mdi tuong quan Multi — Dementional Scaling
(MDS) va Principal Component Analysis
(PCA).

2.3. Phwong phdp phan tich tong hop

Tir cic biéu dd bang biéu co duoc ta cd sy so
sanh tong quat giira cac yéu td dé rat ra nhin
xét danh gia chinh xac vé thyc trang ciia cong
tac ddu gia. Pong thdi xac dinh duge yéu 6
quyét dinh dé d& xuét giai phap nang cao hiéu
qua d4u gia quyén str dung dét.

Str dung céc chi sd va thong sb thong ké dé
minh chimg cho mirc d6 chuan xac va mirc o
¢6 ¥ nghia ctia xtr li thong ké.

3. Két qua nghién ciru

3.1. Két qud diu gid cia mot 0 du dn trén
dia ban huyén Bio Thing

3.1.1 Du dn dau gid quyén sir dung dat tai
Khu ddu gid ha tang ky thudt sau ké bo td
song Hong, thi tran Phé Lu

Két qua ddu gia c6 tong 159 thira dat duoc déu
gid thanh cong voi tong dién tich 14 1.580 m2.

- 159 thira dat tai Khu du gia ha tang ky
thuat sau ké bo ta song Hong, thi trin Phé Lu
déu c6 muc gia cao hon gia khoi diém, trung
binh cao hon 1,04 lan.

- C6 thira s6 13 tai khu lién k& 7 c6 muc gia
trang d4u gia cao hon 1,34 1an so voi gia khoi
diém va thtra s 14 tai khu lién k& 7 ¢6 muc
gi4 trang d4u gia cao hon 1,25 lan so voi gia
khoi diém.

- Tong s6 tién du kién thu dugc theo gia khoi
diém 1a 4.740.000.000 dong, trong khi sd tién

thu dugc thyuc té dau gia cia 159 thira dét la:
4.796.540.000 dong.

3.1.2. Dy dn dau gid quyén sir dung dat tai
Khu déu gia dw dn Cai tao suéi Toong Gia va
mat bc%ng khu dan cw xd Ban Phiét

Két qua dau gia co tong 17 thira dat dugc déu
gia thanh cong véi tong dién tich 1a 4.035 m?,
- 17 thira dit tai Khu dau gia du an Cai tao
sudi Toong Gia va mit bang khu dan cu xa
Ban Phiét déu c6 mirc gia cao hon gia khoi
diém, trung binh cao hon 1,06 lan.

- C6 thira s6 133 c6 muc gia trang d4u gia cao
hon 1,18 14n so véi gia khoi diém va thira sb
134 ¢6 muc gia trang d4u gia cao hon 1,15
1an so voi gia khoi diém.

- Tong sb tién du kién thu dugc theo gia
khoi diém 1a 3.745.930.000 dong, trong khi
sd tién thu duogc thuc té dau gid cua 17 thura
dat 1a: 3.939.170.000 dong, cao hon
193.240.000 dong.

3.1.3. Dy dn dau gid quyén si dung dat tai Khu
dau gia Tdi dinh cu thon Pia Chdt, xa Xudn Giao
Két qua dau gia co tong 13 thira dat dugc déu
gia thanh cong véi tong dién tich 1a 1.300 m?
- 13 thira dat tai Khu dau gia Téai dinh cu
thon Dia Chat, xd Xuan Giao déu c6 muc gia
cao hon gia khoi diém, trung binh cao hon
1,14 lan.

- C6 thira s6 48 c6 muc gia trang d4u gia cao
hon 1,25 14n so vé6i gia khoi diém va thira sb
49 ¢6 muc gia trang dau gia cao hon 1,21 lan
so v6i gia khéi diém.

- Téng sb tién du kién thu dugc theo gia khoi
diém 1a 2.600.000.000 dong, trong khi sd tién thu
duge thuc t& diu gid cua 17 thira dat 1a:
2.951.200.000 ddng, cao hon 351.200.000 dong.
3.2. Mét s6 yéu té dnh hwéng téi cong tic
diu gid quyén siv dung dit trén dia ban
huyén Bdo Thing

T két qua diéu tra 100 phiéu trén dia ban
nghién ciru, tién hanh tong hop trén Excel va
mi hoa phiéu diéu tra theo dinh dang dir li¢u
dau vao ctia phan mém Primer version 5.0 dé
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tién hanh phan tich cac yéu t6 anh huong t6i
cong tac dau gia quyén s dung dat trén dia
ban huyén Bao Théng da lua chon. Ta thu
duoc hinh 1 va hinh 2.

Mot s0 yeu to anh huong toi cong tac dau gia quyen su dung dat tren dia ban h.

(18 bttt dei gia

(T2 50 hatang cus khu dau gia thu
o

o ci R gR i den
e 10 Sz ang oo

(7) bist ban 21 pEticagg aInong B0 N30
16) da l@Pgh gigRieggia Chua

8) nam bat (& iothasig tin dau gia

Hinh 1. Mé:i quan hé cua cac ){é'u 16 dnh huong toi
cong tac dau gia dat voi chi so MDS (stress: 0.06)

10 Mot so yeu fo anh huong toi cong tac dau gia quyen su dung dat tren dia ban h.
(13)c0 sp ha tang cua khu dau gia

5 (16)@htmnytrth & gia

R g g

(T ———
M.m bu

(8 g EEu vt e e tfa 10 chiu tac dong khi bo ban dau gia

oria
biét o Ncogo aanong b
PC2 ) biEt DN daTprticagg sehong o nag gingtizpgia chua

(8) nam bat @8)dicthovig tin dau gia

15 (14yhoan thien ciia quy che dau gia

-20 -15 -10 5 o 5 10
PC1

Hinh 2. Cdc yéu té anh huong 101 ddu gid quyén
s dung dat dai (PCA)

Két qua phan tich tong hop 100 phiéu cia
ngudi dan va can bo thé hién trén 2 hinh biéu
dd trén cho thay:

- Cac yéu td: (3) thai do 1am viéc cua can bo,
(4) thoa dang cua chinh sach dén bu, (9) biét
vi tri khu dat ban dau gia, thuan loi khi mua
hd so, (10) chiu tac dong khi bo ban dau gia,
(11) két qua bo gia cia nguoi tham gia, (12)
chénh léch gia ban véi gia khoi diém, (17)
anh huong cua du gia téi nhu cau nha o, (18)
hidu qua ciia dau gia c6 mdi lién hé chit ché
v6i nhau, thé hién tai dd thi cac yéu tb nay
luén di ciing nhau va dimg gan nhau hodc
chong trong trong phén tich chi s6 MDS.

- Tai d6 thi phan tich PCA cac yéu tb trén
cling ludn tap trung & gin toa d6 0 cua cua hai

truc PC1, PC2. Céc yéu t6 c6 mdi quan hé
mat thiét khang khit v6i nhau, danh huong va
tac dong qua lai 1an nhau trong phén tich.

cay:

wongdau gia dat huyen Bao Thang

hwong toi cong tac dau gid dat huyén Bdo Thing
(phén tich Cluster)
Tir hinh 3 cho ta thiy cac yéu t6 anh huéng t6i
cong tac dau gia dugc chia 1am 3 nhom chinh:
- Nhom 1: (14) hoan thién ciia quy ché dau gié;
- Nhom 2: (3) thai d6 lam viéc cuia can b, (6)
da timg tham gia ddu gia chua, (8) nam bat
day du thong tin ddu gia, (9) biét vi tri khu dat
ban d4u gid, thuan loi khi mua hé so, (10)
chiu tic dong khi bd ban dau gia, (17) anh
huong ctua ddu gid t6i nhu cau nha &, (20)
nghé nghiép, (22) do tudi;
- Nhém 3: (1) Nhan thirc vé muc dich thu hoi
dé dau gia, (2) tha tuc thu hoi, (4) thoa dang
ctia chinh sach dén bu, (5) minh bach cia qua
trinh thuc hién, (7) biét ban d4u gia tir ngudn
thong tin nao, (11) két qua bo gia cia ngudi
tham gia, (12) chénh 1éch gia ban véi gia khaoi
diém, (13) co so ha tang cua khu dau gia, (15)
phu hop gilia gid san va gia thi truong, (16)
phuong thire dau gia, (18) hiéu qua cia du
gia, (19) dao tao cho can bd diu gi4, (21) noi
cong tac.
Trong nghién ctru nay, két qua phan tich tir
két qua ctia nguoi str dung dat va can bo co su
khac nhau vé quan diém trong cong tic déu
gia. Mot bén van con tdi da hoa cac quyén loi
trong ddu gia va mot bén van con tuyét dbi
hoa trong xir Iy cong tac dau gia.
3.3. Mjt sé gidi phdp vé cong tic diu gid
quyén sir dung dit
3.3.1. Gidi phdp vé chinh sach ciia Nha miede
- Tiép tuc hoan thién hé théng phéap luat, cac
co ché chinh sach dam bao ddng bo, thong
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nhét, cai cach thu tuc hanh chinh, kip thoi
thao g& nhitng vuéng mic, khé khin dé thi
truong phat trién. Pong thoi kién quyét thu
hdi cac du an do chu dau tu khong du ning
luc, cham trién khai thuc hién du 4n d€ tranh
lang phi dat.

- Thuc hién cac bién phap dam bao tinh cong
khai, minh bach hon nita trong cong tic ddu gia
va cac giao dich bat dong san dé cac ddi tuong
¢6 nhu ciu tiép can thong tin mua ban. Nha
nudce phai dinh huéng, diéu tiét va kiém soat dé
thi truong bat dong san 6n dinh, khic phuc
duoc tinh trang ty phat, diu co bt dong san.

- Tang cudng thong bao rong rai cac thong tin
vé khu vuc ddu gia va thong tin vé 16 dat ddu
gi4, thong bao nhiéu 1an va trén nhiéu phuong
tién thong tin, dam bao théng tin dén duoc
v6i nhiéu ngudi dan khi c6 ké hoach déu gia
chinh thtc.

- Kiém tra k¥ hd so ctia ngudi tham gia dau
gia, bén canh d6 can giam sat chat ché phién
dau gia nham giam bét hién twong thong thau
xay ra. Bén canh d6 can tiép nhan ho so trudc
thoi diém du gia mdi thira dat, bién phap nay
¢6 thé mat nhiéu thoi gian tai phién déu gia
nhung giam bt duoc hién tuong gian xép gia
truée phién ddu gia.

- Quy dinh chi tiét viéc xdy dung cong trinh
trén dat ddu gia ddi véi cac 16 dat tham gia
dau gia tai khu vuc quy hoach 1a mét trong
nhitng nghia vu d6i v6i nguoi tring dau gia
QSDD va duge thé hién trong Gidy ching
nhan QSDD.

- Tang cudng su quan ly ddi véi cac khu dat
sau khi dua ra ddu gia dit dam bao viéc xay
dung théng nhét so v&i quy hoach ban dau.
3.3.2. Gidi phdp vé kj thudt

Ting cudng tap hudn, tuyén truyén nang cao
nang luc chuyén mén vé dit dai va thi truong
bét dong san cho cac can bd quan 1y.

- Néang cao hon nita chat lugng quy hoach, ké
hoach sir dung dat, phdi hop mot cach khoa
hoc giita quy hoach phat trién kinh té - x4 hoi,
quy hoach sir dung dat, quy hoach xdy dung

nham dam bao su phu hop, tinh théng nhat,
tinh kha thi.

- Trong qué trinh 1ap quy hoach, ké hoach st
dung déat phai co tam nhin xa, gin véi quy
hoach té)ng thé cua tinh, huyén; can lya chon
cac khu dau gia phu hop, hiéu qua, dem lai
ngudn thu cho ngén sich Nha nudc. Viéc
quan ly, sir dung dat phai dam bao theo dling
quy dinh cta phap luat.

- Can phai tao co ché thong thoang vé thu tuc
hanh chinh déi v6i ngudi tham gia dau gia va
trang d4u gi4, ting cuong phd bién thong tin
vé cac khu dat dau gid toi ngudi co nhu cau.
UBND huyén can chi dao xiy dung quy
hoach tong thé thanh phd, quy hoach chi tiét
cho timg phuong, xa xac dinh cu thé quy dat dé
tién hanh 1ap du an khi c6 nhu cau; timg budc
tién hanh chinh trang d6 thi dé nang cao hiéu
qua str dung dat, théng qua quy hoach co thé
thiét 1ap duoc hé théng co sO ha t?mg déng bo.

- Céc dy 4n déu gia dat can phai dugc dau tu ha
téng trude khi dua ra ddu gi4, mot mat dé lam
tang gia tri dat khi dau gia, mat khac dé sau khi
trang du gia ngudi tring du gia ndp tién day
du ngay. Tranh tinh trang cham thu tién sau khi
d4u gia nhu da dién ra trong thoi gian vira qua
vi nhidu du 4n khong kip hoan thién ha tang dé
giao dét cho ngudi tring d4u gia.

3.3.3. Gidi phdp vé co ché tai chinh

- Trich mot phan kinh phi tir ddu gia dit dé
dau tu phat trién nha ¢ cho cac ddi twong
chinh séch, nguoi thu nhap thip, tao 1ap sin
quy nha cho thué, nha ban tra gop va tai dinh
cu dé khi can thu hdi c6 thé c6 chd cho ngudi
bi thu hoi tai dinh cu ngay.

- Thuc hién tét cac thi tuc sau dau gia cho
ngudi mua dwuoc 16 dat (thu tuc cip gidy
chimg nhan QSDD, hd trg lam thu tyc va
nhan duoc dét). Pua dién tich dat tring dau
gia vao sir dung dang muc dich, dung thoi
gian quy dinh.

Thuc hién tdt cong tac cai cach hanh chinh
(mot ctra) trong cap gidy chimg nhan QSDD
va tang cuong quan ly cac hoat dong giao
dich chuyén nhuong QSDD sau déu gié.
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Tang cudng cong tac kiém tra, giam sat va xu ly
nghiém nhiing truong hop vi pham sau dau gia.
4. Két luan

Trong gua trinh “Danh gia hiéu qua cua cong
tac ddu gia quyén st dung dat mot s6 du an
trén dia ban huyén Bao Thang, tinh Lao Cai”,
nhom tac gia di thu duge nhitng két qua sau:

- Khai quat vé diéu kién tu nhién kinh t& xa hoi
huyén Bao Théng, tinh Lao Cai va hién trang su
dung dat trén dia ban huyén Bao Thang;

- Tong hop dugc hé thong vin ban vé du gia
quyén sir dung dat va quy ché dau gia quyén
sir dung dat;

- Két qua dau gia ctua 03 du 4n trén dia ban
huyén Bao Thing: Dy an dau gia quyén sir
dung dét tai Khu d4u gia ha tang k¥ thuat sau
ke bo ta séng Héng, thi trdn Phd Lu; Dy an
déu gia quyen sir dung dét tai Khu déau gia dy
an Cai tao sudi Toong Gia va mit bang khu
dan cu xa Ban Phiét; Dy an dau gia quyén su
dung dat tai Khu d4u gia Tai dinh cu thén Dia
Chat, xd Xuén Giao. Tong hop sb tién thu
duoc cua 3 dy an trén dia ban nghién cuu la
11.686.910.000 dong.

- Panh gia hiéu qua cua coéng tac dau gia
quyén sir dung dat & mot sé du an dau gia
quyén st dung dat trén dia ban huyén Bao
Thing: Toéng s tién thu duwoc cao hon
3.033.070.000 ddng so véi gia quy dinh cua
nha nudec.

- Xac dinh 22 yéu t6 anh hudng t6i cong tac
dau gia quyén sir dung dat trén dia ban huyén
Bao Thing, trong d6 di xéac dinh c6 4 yéu td
anh huong nhat toi cong tac dau gia do 1a (10)
chiu tac dong khi bo ban diu gia, (17) anh
hudng cta ddu gia toi nhu cdu nha &, (4) thoa

dang cua chinh sach dén bu, (18) hidu qua cia
dau gia. Trén hinh thé hién cac yéu td tac
dong dén cong tac dau gia tap trung gan nhau
va thudng tap trung tai toa do géc cua phan
tich PCA.

- Tir d6 dé xuat mot sd giéi phap nhﬁm nang
cao hiéu qua cong tac dau gia quyén sir dung
dat tai huyén Bao Théng, tap trung vao mot so
giai phap: Giai phap chinh sach, giai phap vé
ky thuat, va giai phap vé co ché tai chinh.
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