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Cac yéu to6 anh huéng dén gia dat 6:
Minh hoa cu thé tai cac quan ndi 6
TP. Can Tho

LE HONG GIOI*
BUI VAN TRINH"*

Tém tit

Nghién citu nhdam muc dich xde dinh cdc yéu 6 dnh huong dén gid dat o, ma cu thé la tai cde
qudn ngi 6 TP. Can Tha (TPCT). Nguodn dit liéu sit dung dé phan tich duge khdo sdt tir 293
ngudi dan ¢oé thue hién giao dich dat ¢ tai cde qudn noi 6 TPCT, tit thang 02/2021 dén thing
02/2023. Két qua hoi quy tuyén tinh cho thay, trong 16 yéu 16" dé cdp, thi c6 10 yéu 16 danh
hudng dén gia dat & tai TPCT. Trong do, Vi tri médnh dat, Chiéu rong mdt tién méanh dat, Hinh
dang mdnh dat, Chiéu ring 1 gidi, Ky vong gid, Phi méi gidi, Muc dich sit dung ddt, Kién triic
xay dung c6 moi tuong quan cing chiéu vdi gida dat ¢; Con 2 yéu 16 Dién tich mdanh dat, Chinh
sdch quy hoach lai ¢6 méi niomg quan nghich dén gid dat.

T khéa: gid ddt &, quan noi 6, TP. Cin Tho

Summary

The research aims to identify factors affecting residential land prices, specifically in inner
districts of Can Tho city. The data source used for analysis was from a survey of 293 people
who conducted residential land transactions in the inner districts of Can Tho city from February
2021 to February 2023. Linear regression results show that, of the 16 factors mentioned, there
are 10 factors affecting residential land prices in Can Tho city. In particular, land location,
land frontage width, land shape, road width, price expectation, brokerage fee, land use purpose,
construction architecture have a positive correlation with residential land prices; The remaining

two factors: Land area and planning policy have a negative correlation with land price.

Keywords: residential land price, inner district, Can Tho city

PAT VAN PE

Pdt dai néi chung, dit & néi riéng ¢6
vai tro quan trong d6i véi doi song kinh
t€ - xd hoi. La ngudn ai nguyén quy
gid, 1a tr liéu sdn xudt dit biét, 1a loai
tai sin c6 gid tri 16n, ¢6 khd ndng tich
ldy, tao ra Idi nhudn. Vi vy, xdc dinh
gid dit sé hd trd cho hoat dong quin
Iy clia Nha nudc. Mit khdc, doi véi thi
trudng bit dong sdn, cong tic chuyén
nhudng quyén sit dung dat phdt trién
chua thit su 6n dinh, thi€u minh bach
va chua bén vitng. Gid tri ddt dai trén
thi truting khé ¢6 thé xdc dinh khi cin
cdf vio gid giao dich, vi gid giao dich
theo timg thudng vu 1a con s bip bénh
bdi 1an giao dich ndy vdi lin giao dich
khic, dia di€m nay vdi dia diém khdc,
co khdc biét.

TPCT 12 trung tim kinh t& vin héa, xa hdi, y t€,
gido duc va thudng mai, déng vai trd diu moi giao
thong quan trong vé duting bd, dudng thiy, dudng
hang khong va la dia ban trong yéu chién luge vé qudc
phong - an ninh cho viing Pdng biing séng Ciru Long.
Tuy nhién, TPCT con nhiéu van dé lién quan trong qué
trinh phat trién d6 thi. nhu: dan s& ting do nhip cu. ha
ting thi€u dong b, tinh trang ngdp tng tai do thi... da
tic dong khong nhd dén kinh 1€ - xd hoi, dvi song dan
cu, trong d6 ¢6 vin dé vé gid dat. Vi thé, viéc xdc dinh
cdc y€u t6 anh hudng dén gid dit d néi chung, cdc quian
ndi 6 néi riéng la rit can thiét.

CO SG LY THUYET VA PHUONG PHAP
NGHIEN CUU

Co sd 1y thuyét

Ludt Pit dai nam 2013 dd chi 6, dat dai 13 tai
nguyén qudc gia vo ciing quy bdu, 1a tr liéu sdn xudt
dic biét, 12 yéu t& cin thiét cha moi trudng sdng, 1a dia
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BANG: KET QUA HOI QUY TUYEN TiNH

Ky hiéu Yé&u to H@ s0 tac dong t VIF
vitri Vi tri manh dii 6,190 133 2,18
crmt Chiéu rong mit tién méanh dat 0,905 3,16 2,05
dtich Dién tich midnh dat -0,034f -2.73° 1.99
hdang  |Hinh dang minh dit 3,717 1.67 1.66
ketgt Khodng cich dén tryc giao théng -0.002)  -0.77™ 1.61
crlg Chiéu rdng 16 gidi 0.293| 244 1.57
kvgia  [Ky vong gid 5.137 2.40" 1,47
anninh  |Tinh trang an ninh -0,848|  -0.35™ 145
mtruong Tinh trang maéi truding -3.403]  -0.75" 1,44
quyensd |Quyén sit dung dit 0.748 0,22 1,26
ghoach |Chinh sdch quy hoach -6.623| -2977 1,24
nngap |Tinh trang nude ngip -1,7831  -0,89™ 1,24
moigioi |[Phi mdi gidi 8.339| 3.697 1.24
mdich  [Muc dich sif dyng dat 4,281 2,11 1.19
kientruc |Kién tric xdy dung 6.976| 3.25 1.15
hatang  |Ha tang k¥ thud -4.586 -1.59" 1.13
_cons  |Hing sd 16,366) 3.02

S6 quan sdr 293

Prob > chi’ 0,000

R 0,566

ban d€ phan bd cdc khu din cu, xiy dung nhitng cong
trinh kinh t&, vin héa, x4 hdi v an ninh quéc phong.
Do d6, ¢ nude ta dit dai thude s hitu toan din, gid cd
dit dai 12 dya trén chuyén nhugng g quyén st dung dat,
L lnnb hoa gid tri hién hanh cla dta to6 nhiéu niam dude
chi trd mot ldn, 12 hinh thite thuc hién quycn sG hiru
dit dai trong kinh t€. Cho nén, gid cd dat dai ¢ nude
ta khong gmne cic quut g,m thong thudng ¢6 ché& do
tu hl.ru dit dai, ma gid ca dat dai 1a gid phal trd dé c6
quyén st dun}__ dit trong nhiéu nim, ma khong phii
1a gid cd quyén sd hitu dit, dong thdi do thdi gian st
dung dit wong doi dai, trong thoi gian sif dung cling ¢6
quyén chuyén nhugng, chuyén déi, cho thué, thira k&,
thé chdp, gép von tuong ty nhy quyén sé hitu.

Theo khodn 3, Piéu 3 - Nghi dinh s6 44/2014/Nb-
CP, ngdly 15/5/2014 cilia Chinh phi quy dinh vé gid dat,
gid l].ll pho bién trén thi t:Lro'ng 12 mic gid xuat hién
vdi tan sudt nhi¢u nhat trong cédc giao dich da chuyén
nhugng trén thi trudng, tring diu gid quyén sit dung
dit, gid dat xdc dinh wr chi phi, thu nhdp cta céc thita
dit ¢6 cing muc dich st dung tai mot kha vue va trong
mot khodng thai gian nhat dinh.
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Ciac nghién cifu ¢6 lién quan

Gid ban dat 12 mot vin dé nhan dudc
nhiéu sy quan tadm cta cdc nha nghién cu
trong vi ngodi nudc, c6 kha nhiéu nUhlen
ctiu thuc Iucn nhiim xdc dinh cic yéu 18
inh hudng dén gid dat. Lé Khudng Ninh
(2011) xdc dinh cdc yéu 18 anh erOno
dén gia dat ¢ ving ven do thi la1 Pong
b.in‘g song Citu Long da chi ra ring, cdc
yeu t0 danh hudng dcn gid dit thé cu bao
gom: Khodng cdch dén trung tim do thi:
Kho;ing ciich dén trung tam thuong mai,
chyg, siéu 1h1. Khodng cdch dén truding
hoc; Mat tién; O nhiém nude; Ky vong
gid; Quy hoach treo; Loai do thi.

Nguyén Quynh Hoa, Nguyen Thach
(2013) da chi ra cdic yéu 16 dnh hudng
dén gid dit & TP. HO Chi Minh, gom:
An ninh; Cip hém; Hinh ding mdnh
dat; Khodng cdch dén trung tim; K&
ciu dudng: Loai dudng giao thong; Loai
hém; Muc dich cida bit dong sin; PO
rong cua 10 gidi; Moi trudng sinh thdi;
Vi tri hém,

Vuong Qudc Duy (2016) da chira 5
yéu 0 dnh hudng dén gid dat ¢ tai TP.
Cén Tho, bao gom: Tinh trang phdp 1y;
O nhiém mdi trudng: Vi tri dat: Khoing
cdch dén chg, siéu thi; Khodng cich dén
trung tim.

Con Bui Ngoc Toidn (2016) dua ra 9
yéu 16 dnh hudng dén gia dat tai Quéan
12, TP, H6 Chi Minh, bao gom: Khoing
cich dén trung tim; Loai hém; Loai hinh
st dung ddt; Chiéu rong duding; Dién tich
ménh dit; Vé sinh xung quanh; Nudc
sach; An ninh; O nhiém moéi truong.

Amsy va cong su (2017) lai cho ring,
cdc yéu 16: Khodng cdch dén trung tim:
Khodng cdch dén dernﬂ thu phi; Chiéu
rong  mdt dLro'ng Khodng cédch dén
dm‘mE cong cong: An ninh c6 dnh hudng
dén gid dat 6.

Phuong phip nghién ciu

Phuong p!’mp phdn tich

Dua trén cdc nghién ciu trude do, dé
xédc dinh dude cic y€u 16 dnh hudng dén
gid dit, nhém tdc gid si dung mo hinh
hdi quy tuy€n tinh vdi phuong trinh ¢6
dang nhu sau:

giadato = f, + f *vitri + B Fcrmt +
p ¥ drich + 3, 1)'m'fmg + B Fketgt + f, *erlg
+ f.%kvgia + p Fanninh + f ¥mtruong +
ff, m:‘!”."f"f.\‘f_f +8, ) "‘*q&{}fwh + ) {’frmg‘ap‘ +
B, Fmoigioi + f#, Fmdich + f, Fkientruc +
Ji] i *hatang ’ .

Trong d6: giadato 1a bién gid thé
hién gid dit & tai cdc quéin ndi 6 TPCT;
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Kinhié

cdc bi€n: vitri, crmt, dtich, hdang, ketgt,
crlg, kvgia, anninh, mtruong, quyensd,
ghoach, nngap, moigioi, mdich, kientruc,
hatang la nhitng bién ddc lp.

Phuong phdp thu thap sé liéu

S0 liéu sit dung trong nghién ciru duge
thu thip thong qua cudc khio sat 193 cd
nhén, h¢ gia dinh ¢6 thyc hién giao dich
mua bdn dat & trong khodng thdi gian wr
thang 02/2021 dé&n thdng 02/2023.

CAC, YEU TO ANH HUONG PEN
GIA PAT O TAI TPCT

Tir két qud phan tich & Bdng cho thdy,
hé s& Prob > chi2 ¢6 gid tri 1a 0,000 <
0,05, nén k€t qud phén tich hdi quy tuyén
tinh dat dudce sy phu hdp. Gid tri R*=
0,566 cho biét khd ning gidi thich cia 16
bi€n doc 1ap dén Gid dat & tai cdc quan
noi 0 TPCT la 56,6%. Gid tri VIF cta cdc
bién doc lap déu < 10, do d6 khong c6
hién tuong da cong tuy€n giita cdc bién
ddc 1dp trong md hinh nghién cifu.

K&t qui nghién cu ciing cho thiy, Vi
tri manh dit, Chiéu rong mit tién minh
dat, Dién tich mdnh dit, Hinh dang ménh
dat, Chiéu rong 10 giGi, Ky vong gid,
Chinh siach quy hoach, Phi mdi gidi, Muc
dich sif dung dit, Kién tric xdy dung la
nhiing ycu t6 ¢6 dnh hudng dén Gid dit &
tai ciac quan ndi 6 TPCT, cu th

- Vi tri manh dat vdi hé s6 tic dong
la 6,19 & mic ¥ nghia thong ké 5% c6
thé k&t luan, n€u vi tri manh dit c6 mat
tién tép gidp vdi duding ¢6 tén dudng,
thi gid bdn ¢6 th€ sé tang thém 6,19 triéu
ddng/m* khi cdc y€u td khdc khong thay
ddi. Bdi, vdi vi tri & mit tién dudng c6
nhiéu thudn tién trong viéc tiép cén, xe 6
t6 ¢6 thé dén ngay vi tri clia manh dat, thi
ngudfi mua sin sing chip nhidn gid bdn
dit cao hon.

- Chiéu rong mat tién mdnh dat
vdi hé s6 tdc dong 1a 0,905 cho biét,
khi chiéu rong mit tién mdnh dat ting
thém 1 mét, thi gid bdn dit ¢ sé ting
thém 0.905 tri¢u dnn;;fm‘ khi cdc y€u
10 khdc khong thay doi.

- Dién tich mdnh dit vdi hé so tic
dong -0,034 & midc ¥y nghia thong ké 1%,
¢6 thé k&l ludn, khi dién tich médnh dat
ting thém 1 mét, thi gid ban dat d tai cdc
quan ndi 6 TPCT c6 thé giam di 0,034
triéu ddng/m? khi cdc y&u 6 khdc khong
thay doi.

- Hinh dang ménh dit v6i hé so tdc
dong 1a 3,717 & mdc ¥ nghia thong ké
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10% c6 thé két luan, khi hinh dang midnh dit 12 vudng
vin, thi gid bdn ddt d tai cdc quin ndi 6 TPCT s€ ting
thém 3,717 triéu déng/m* khi cdc y&u 16 khdc khong
thay d6i. Hinh dang manh dat gitip cho ngudi s hitu ¢6
nhi€u thudn tién trong cong tic thi€t k&, xay dung nha

§. Trong khi d6, ménh dat khong vudng viin bi han ché

trong lva chon kién tric xdy dung va khdu xay dung ¢6
thé s& phdt sinh thém nhiéu khodn chi phi.

- Khodng céch dén truc giao thong: K&t qud nghién
ctfu cho thiy, Khodng cdch dén truc giao thong khong
dnh hudng dén Gid ban dit ¢ tai cic quin ndi & TPCT.
Nguyén nhin 1a do trong khu vire ndi 6 TPCT, thi chiéu
dai cla cdc hém tai cdc tryc giao thong khong cao,
hém phan I6n s€ thong giifa cdc truc giao thong 16n véi
nhau. Diéu ndy khién rit ngin L.hnang cdach tr vi tri
clia mdnh dat dén ryc giao thong gin nhit.

- Chiéu rong 16 gidi v6i hé so tic dong 1a 0,293 &
mifc ¥ nghia théng ké 5% c6 thé két ludn, khi chiéu
rong chia 16 gidi phia mdt tién mdnh ddt ting thém 1
mét, thi gid ban dit ¢6 thé ting thém 0,293 triéu dong/
m? khi cdc yé&u 18 khdc khong thay doi.

- K¥ vong gid vdi hé so tdc dong 1a 5,137 & mic y
nghia thong ké 5% c6 thé két luin, khi mdnh dat dugc
ky vong dudc ting gid trong twdng lai, thi gid bdn dat

& ¢6 thé tang thém 5,137 triéu ddng/m’ khi cdc yéu 16

khic khong thay doi. Khi nhu ciu dit & gia ting, ciu
vugt cung, thi gid dit duge k¥ vong s€ ting 1én so véi
hién tai, do d6 ngudi bdn dit sé dinh gid bdn cao hon.
Khéng nhitng thé, thi truding bit dong sdn ciing ¢ thé
chiu dnh hudng khong nhd tir nhitng thong tin truyén
miéng, khéng chinh théng duge cung cip véi muc dich
truc 1di clia mot s6 ddi tugng tir viée ban dét gid cao.

- Tinh trang an ninh: Nghién ctu cho thdy, yéu t&

nay khong dnh hudng dén Gid bin dit ¢ tai cdc quin
ndi & TPCT. BAi, cong tic quan ly an ninh trén dia ban
TPCT kha tot, han ch& duge nhiéu trutng hgp trom,
cudp tai dia phudng.

- Tinh trang moi trudng: Bay cing 1a yéll t6 khong
anh hudng dén Gid ban dat tai de quén ndi 6 TPCT.
Tinh trang 6 nhiém méi truding rit khé dé c6 thé do
ludng hodc cim nhin duge khi d6i twgng mua dat dén
v ti€p cdn v6i mdnh dit trong thdi gian ngin, triy
trudng hdp 6 nhiém moi trudng rit ning. Do d6, viéc
ddnh gid vé tinh trang mdi trudng xung quanh ménh
dit thudng khong dude quan tim nhiéu déi véi ngudi
mua dat.

- Quyén sif dung dit: Yéu td ndy khong dnh hudng
dén gid ban dit ¢ tai cdc quin ndi 6 TPCT. Nguyén
nhan 12 do phan Ién giao dich dit & tai cdc quin ndi &
TPCT déu ding muc dich sif dung 1a dit thé cu, do d6
¢6 s hitu gidy ching nhiin quyén sif dung dat th cu.

- Chinh sdch quy hoach véi hé s6 tic dong 1a -6,623
& mifc § nghia thong ké 1% c6 thé két luin, khi mdnh
dét thudce viing dang thyc hién quy hoach chi tiét, thi
gid ban dat c6 thé gidm di 6,623 tri¢u dong/m* khi cde
y&u 18 khic khong thay ddi.

- Tinh trang nude ngdp: Nghién ctu cho thiy, yéu
t6 nay khong dnh hudng dén Gid bdn dit § tai cde quin
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ndi 6 TPCT. Nguyén nhén la do hang nam, TPCT sé
phdi d6i dién vdi nhiéu dot triéu cudng va din dén tinh
trang ngdp nudc trén nhiéu tuyén dudng va nhi ngudi
din. Thanh phé ciing di ¢6 nhiéu chinh sdch dé ning
cao hiéu qua clia h¢ thong thodt nude, nhung tinh trang
nudc ngip vin chua dudc cdi thién. Do d6, diy 1a mot
viin nan khong thé trdnh khéi va dudng nhu ngudi din
phai chidp nhin séng chung véi tinh trang nude khi
triéu cuding.

- Phi méi gidi véi hé so tdc dong 1a 8,339 & mic ¥
nghia thong ké 1% c6 thé két luin, khi mdnh dit thyc
hi¢én giao dich ¢6 phét sinh phi méi gidi sé lam gid bdn
dit & ting thém 8,339 triéu dong/m* khi nhing yéu td
khac khong thay doi. Khi giao dich thong qua ngudi
moi gidi, sé phii ton thém mot khodn chi phi dé chi trd
cho ngudi mdi gidi. Do dé, gid ban dat ¢6 thé da duge
cong thém phén chi phi da chi trd cho ngudi moi gidi,
diin dén gid bédn sé cao hdn so véi cic giao dich khong
thong qua moi gidi.

- Muc dich sit dung dat véi hé sd tac dong 1a 4,281
& muc y nghia thong ké 5% c6 thé két ludn, khi ménh
dat ¢6 thé thue hién hoat dong kinh doanh, thi gid bdn
dit & c6 thé ting thém 4,281 triéu dong/m’ khi nhiing
yé&u t0 khdc khong thay déi.

- Ki€n tric xdy dung vdi hé sé tdc dong 12 6,976 &
mifc ¥ nghia thong ké 1% c6 thé két ludn, khi kién tric
clia cdc cong trinh xung quanh manh dit khang trang
vi kién ¢ s& lam gid bdn dit & gia ting thém 6,976
tri¢éu ddng/m? khi cdc y€u 16 khdc khong thay ddi.

- Ha tang k¥ thuét: Cd s& ha tang (dién, nudc...) ctia
médnh dit khong dnh hudng dén gid ban dit & tai cdc
quin ndi 6 TPCT. Nguyén nhén la vi TPCT la thanh
phd tryc thude Trung uong, do d6é cdc quan ndi 6 dugc
xem 12 khu vuye thanh thi véi diy di cdc diéu kién vé
ha lﬁng ky thudt (dién, nudc, internet...).

KET LUAN VA HAM Y CHINH SACH

K&t lugn

Thong qua phén tich hdi quy tuy€n tinh, cdc yéu
(0 dnh hudng dén gid dit d tai cdc quin ndi 6 TPCT
duge xdc dinh. Theo dé, cdc y€u t6: Vi tri midnh
dit, Chiéu rong mit tién mdnh dit, Dién tich mdnh

TAI LIEU THAM KHAO

dat, Hinh dang mdnh dat, Chiéu rong
16 gidi, Ky vong gid, Chinh sdch quy
hoach, Phi mdi giGi, Muc dich sit dung
dat, Kién triic xdy dung c¢6 dnh hudng
dén Gid dit d tai cdc quin ndi 6 TPCT,
Tuy nhién, nghién ciu chua xdc dinh
duge su tdc dong tif cdc y€u td: Khodng
cdch dén truc giao thong, Tinh trang
an ninh, Tinh trang méi trudng, Quyén
stt dung dat, Tinh trang nudc ngdp, Ha
ting k¥ thuit dén Gid dit 6 tai cdc quén
n6i 6 TPCT.

Ham y chinh sach

Xudt phat tir két qud nghién ciu, hé
thong cdc ham y chinh sdch duge dé xudt
nhu sau:

- Hoiin thién cd ché mdi gidi bat dong
sdn, hinh thanh nén cdc van bén phép 1y
dé ¢6 thé quy dinh cu thé vé hoat dong
moi gidi bit dong sdn, quy dinh cu thé vé
diéu kién d¢€ trd thinh moi gidi bt dong
sdn thong qua ching chi hanh nghé. Tir
d6, cin dao tao cic kién thic chuyén
mon va dao didc nghé nghiép cho ngudi
moi gidi bat dong san.

_ Thiét 1ap hé thdng thong tin bit
dong sdn chinh thong, TPCT can ¢6 mot
trang web cip nhit théng tin bat dong
sdn. Thong qua day, cdc théng tin vé quy
hoach, du dn xdy dung, chinh sdch lién
quan dén bit dong sin.. cin dudc cip
nhét va cung cip dén ngudi dian cé nhu
cau mot cich minh bach. Thong tin cin
duge ki€m ching va xdc minh tinh chuén
xdc trude khi cung cip dén ngudi dan.

- Md rong 16 gidi mot s6 tuyén
dudng, hém ning cao gid tri st dung
clia mdnh dat.

- Phét trién thém cdc khu din cuf cho
ngudi lao dong thu nhdp thap, chii dong
d¢ xudt va thuc hién cic chinh sich veé
xdy dung khu dian cu danh cho nguti c6
thu nhip & mic trung binh va thip.Q
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