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NGHIEN CUU XAY DUNG €O SG DU LIEU GIADAT TAI PHUONG QUANG THANH
VA XA DAK R’MOAN, THANH PHG GIA NGHIA, TINH DAK NONG

TRINH THI KIEU TRANG', BUI NGQC TU, LE PHUONG THUY', PANG TRUNG TU?,

NGUYEN XUAN LINH’, PONG VU HA', PHAM LE TUAN"
" Trudng Dai hoc Khoa hoc Ty nhién, Dai hoc Quéc gia Ha Noi
% Vién Chién lugc, Chinh sdch tai nguyén va moi truong

Tém tat:

Hién nay, hé thong théng tin dét dai dang dugc ddu tu xdy dung theo huéng hién dai, cong khai, minh bach,
phuc vu da muc tiéu; tiing budc chuyén sang giao dich dién tii trong linh vic ddt dai. Viéc xdy dung co s6 dii liéu
(CSDL) TN&MT néi chung va xay dung CSDL ddt dai néi riéng la mot trong nhiing nhiém vy co ban nhdt cia
chién lugc phdt trién cong nghé thong tin trong qudn ly TN&MT. Phudng Qudng Thanh va Xa Pdk R’Moan la
nhiing dia phuong c6 thi trudong bit dong sdn dién ra nhon nhip, tan sudt giao dich ngay cang cao nhung cong
tdc quadn ly gid ddt con gdp nhiéu khé khdn, ddc biét la chua c6 hé thong CSDL gid ddt. Nghién ciiu da xdy dung
dugc CSDL gid dit trén 2 dia ban cia TP. Gia Nghia la phuong Qudng Thanh va xa Pik R’Moan gom 12 16p
dit lidu, gop phdn nang cao hiéu quad qudn ly ddt dai, minh bach gid dit, phdt trién thi truong bdt dong sdn tai
méi dia phuong.

Tis khéa: Cong nghé GIS, CSDL, gid ddt, tinh Dak Nong.
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Study on building land price database in Quang Thanh ward and
Dak R“Moan commune, Gia Nghia city, Dak Nong province

Abstract:

Currently, building land information systems is being built in the direction of modernity, publicity, transparency,
multi-purpose service; gradually turning to electronic transactions in land management field. The development
of natural resources and environment databases in general and the development of land databases in particular
is one of the most basic tasks of information technology development strategies in natural resources and
environment management. Quang Thanh Ward and Dak R’Moan Comune are one of the places where the
real estate market is bustling, the frequency of transactions is increasing, but the management of land prices
is still difficult, especially without a land price database system.The study has developed a database of land
prices in two areas of Gia Nghia city, Quang Thanh ward and Dak R’Moan commune, including 12 data layers.
Building a land price information system is essential for effective and transparent management of land prices
and development of the real estate market in each locality.

Keywords: GIS technology, database, land price, Dak Nong province.
JEL Classifications: P48, Q15, R23.

1. MO PAU
Trong nhiing ndm gan day, nhiéu qudc gia trén thé

tin dat dai trén nén tang WebGIS. Viéc xay dung dugc
céc hé théng nhu véy sé gép phin ho trg cho cong tic

gi¢i, CSDL dit dai néi chung hay CSDL gia dét noi
riéng dugc chu trong, ddu tu xay dung ti khd sém va
dong bo. Dii liéu khong gian vé dat dai dugc tich hgp
thém nhiéu 16p thong tin khac ¢6 lién quan nhu di liéu
dia chinh, quy hoach, gid dat... Viéc x4y dung CSDL
dat dai da dugc cdc nudc dau tu va thuc hién ti 1au, dat
dugc mot s6 thanh tyu nhat dinh. Cac thong tin vé gia
dat hiu nhu déu dugc tich hgp trong CSDL dat dai va
déu hudng t6i viéc trién khai, phat trién hé thong thong
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quan ly va lam minh bach hon thi truong bét dong san
(Yaqin Sun, et al., 2015).

Tai Viét Nam, nhan thdy tdm quan trong cuia viéc
xay dung CSDL gia dat, Bo TN&MT da ban hanh
Thong tu s6 75/2015/TT-BTNMT quy dinh ky thuét vé
CSDL dat dai va Thong tu s6 05/2017/TT-BTNMT ngay
25/4/2017 quy dinh vé quy trinh x4y dung CSDL dat dai.
Hai quy dinh trén budc dau da dua ra nhiing huéng dan
ky thuét ciing nhu quy trinh x4y dung hop phan CSDL gia



it thuoc CSDL dit dai. G cac dia phuong,
viéc x4y dung hé thong thong tin gia dat
da phat huy hiéu qua tich cyc phuc vu cho
qua trinh quan Iy, minh bach gid dét, , khac
phuc nhiing han ché cta bang gia dit hién
hanh, phu hgp hon véi gid phd bién trén thi
trudng tai dia phuong dé€ tinh todn thu cac
khoan nghia vuy tai chinh cia nguoi st dung
dat, dap ting yéu cau tao nguodn luc cho phat
trién kinh t€ - xa hoi. Tuy nhién, vén dé dat
ra la can phai tich hgp va quan ly toan bo
ngudn di liéu CSDL gid dat theo quy dinh
hién nay gobm c6 khung gid dét, bang gia dat,
gia dat cu thé, gia dat ddu gia, gia dat chuyén
nhugng trén thi truong va dac biét hé théng
huéng t6i dinh gia dat hang loat t6i tling
thiia d4t d€ giup hoan thién hon quy trinh
va cach thtic quan ly, cap nhat va khai thac
CSDL gia dat.

2. PHUONG PHAP NGHIEN CUU

Nghién ctiu x4y dung CSDL gia dét
dugc thtt nghiém trén 2 dia ban dé6 thi va
nong thon la phusng Quang Thanh va xa
bik R'Moan cta TP. Gia Nghia, tinh Pik
Nong. Céc phuong phap nghién ctiu dugc
sti dung gom:

- Phuong phdp thu thdp tai liéu, so liéu:
Thu thép cac tai liéu: Ban d6 dia chinh, cac
quy dinh phap ly vé gia dat (Bang gia dat giai
doan 2020 - 2024 trén dia ban tinh), thong
tin ddc diém dia ly ty nhién, kinh té - xa hoi
cta khu vuc, gia dat giao dich thanh cong
trén thi truong.

- Phuong phdp diéu tra, khdo sdt: Viéc
diéu tra dugc tién hanh thong qua thiét ké
mau phiéu diéu tra va khao sat gia dit thi
trudng. D€ dam bao két qua khach quan va
tong thé, trong qua trinh khao st ¢6 ma
rong diéu tra nhiing diém gia tai cac khu vuc
tiép gidp vé6i dia ban nghién ctu.

- Phudng phdp phan tich, xu ly dit lidu:
Phan tich di liéu, danh gia muc do tin cay
ctia nhiing nguén di liéu, tai liéu thu thap
dugc. Thuc hién chon loc cdc mau gid dam
bao yéu céu, du do tin cay. D6i v6i nhiing
thtia dat khong thu thap dugc thong tin
riéng vé gia dat, nhom nghién ctu da st
dung cac phuong phap dinh gid pht hop
déloai bo gia ctia cac cong trinh xay dung
trén dit. Daéi voi di liéu vé khong gian, st
dung ban d6 dia chinh la nguén di liéu
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dau vao lam di liéu nén trong CSDL.

- Phuiong phdp so sdnh: So sanh gia dat va cach xac dinh gia dat
cta phudng Quang Thanh va xa Bik RMoan.

- Phuong phdp thiét ké mé hinh CSDL: St dung ngon ngti UML
dé thiét ké mo hinh CSDL bang s d6 16p.

- Phuong phdp ngi suy IDW: Sti dung ndi suy IDW d€ ndi suy
gid ddt va xac dinh gid tri cha céc diém chua biét bing cich tinh
trung binh trong s6 khoang cach gid tri ctia cac diém da biét gid tri
trong viing lan cin ctia moéi pixel. Nhiing diém cang xa diém can
tinh gia tri cang it anh hudng dén gid tri tinh toan...

3. KET QUA NGHIEN CUU

3.1. Thiét ké mé hinh CSDL

Nghién ctiu da dua ra quy trinh ting dung c6ng nghé GIS trong
x4y dung CSDL gia dit gom 6 budc:

(i) Xac dinh muc tiéu, nhiém vu nghién ctu.

(i) Thiét ké mo hinh c6 s¢ di liéu.

(iii) Diéu tra, thu thap di liéu.

(iv) Phan tich, xt ly, chudn hoa di liéu: Dii liéu khong gian va
dii liéu thudc tinh.

(v) Liénkét dii liéu.

(vi) banh gid két qua.

Mo hinh CSDL gid dat dugc thiét ké dya theo Thong tu s6
75/2015/TT-BTNMT vé quy dinh ky thuat vé CSDL dat dai.

3.2. Phén tich, xit Iy, chudn héa dit liéu

class Class Model

thua_dat_khong_dinh_gis

- canCuPhaply:char
di |

Hinh 1. M6 hinh CSDL h¢ théng thé hién bdang so do 16p

Chuyén dé Il, nam 2023 | 17



¢ Moi truong

3.2.1. Chudn héa dit liéu bdn do

Chudn héa vé hé toa dj: Dii liéu da dugc do vé & dung hé toa do
VN-2000, mui 3 d¢, kinh tuyén truc 108°30° dugc quy dinh cho tinh
bék Nong.

Chuyén doi dii liéu sang dinh dang CSDL: Ban d6 dia chinh cua
Phuong Quéng Thanh va xa Pdk RMoan & dinh dang *.dgn ctia Micro-
station. Trong cung mot 16p (level) c6 cac d6i tugng thudc cac loai khac
nhau (diém, dudng, viing, chit). Ngoai ra, con c6 cic thudc tinh d6 hoa
du thiia trong file *.dgn. Stt dung cong cu chuyén déi dit liéu ctia ArcGIS
thanh cac 16p dit liéu tuong ting, xéa bd cac truong thudc tinh khong
cén thiét.

3.2.2. Chudn héa dit liéu thudc tinh

a. Dt liéu thudc tinh thia dat

Diiliéu ban d6 ¢ dinh dang *.dgn, cac nhém d6i tugng khac nhau theo
quy dinh phai & cac 16p riéng biét nhung trén ban d6 lai cung thudc mot
16p. Van dé nay gay kho khian 16n cho viéc gan thudc tinh tli nhan cho cac
thtia dit sau khi chuyén déi.

Sau khi phén ra cac thudc tinh ctia nhan thua, chuyén d6i di liéu An-
notation tit Microstation sang ArcGIS, trong bang thudc tinh ctia Anno-
tation sé cé cac doi tugng nhu s6 hiéu thtia, dién tich, chu st dung, loai
dat ¢ cac level khic nhau (vi du loai dat — level 2, dién tich & level 4). Tl
do, tao ra l6p thua dit thé hién dudi dang viing dugc gan di liéu thudc
tinh gobm s6 hiéu, dién tich, loai dét va tén chu st dung.

Hinh 2. Lép thita ddt dugc tao
vung va gan thong tin thudc tinh
(Qudng Thanh)

Hinh 3. L6p thiia ddt dugc tao
vung va gan théng tin thudc tinh
(Ddk R’Moan)

Hinh 4. Hinh dnh 16p nha trudc va sau khi chudn héa dii liéu

18 | Chuyén dé II, nam 2023

b. Diz liéu thudc tinh nha

Do ranh giéi nha cé thé trung
v6i ranh gidi cta thtia dat, vi vay, khi
chuyén sang ArcGIS can add thém cac
ranh gidi ctia thia dat (Polyline) va
chuyén déi thugc tinh ctia nha, khong
cdn thém cic thudc tinh nhan thta.
(Hinh 4).

c. Dut liéu gid ddt Nha nuéc

Xdac dinh gid va vi tri dit & tai do
thi va nong thon theo Quyét dinh s6
08/2020/QDb-UBND vé viéc ban thanh
quy dinh vé gia cac loai dét giai doan
2020 - 2024 trén dia ban tinh Ddk Nong.
Dé x4y dung CSDL gia dat theo bang
gia Nha nudc, can tach 16p duong giao
thong (DGT), dit ¢ (ODT) va dat &
nong théon (ONT) ra mot Feature Class
riéng. Tao trudng ma vi tri va tén duong
cho bang thudc tinh ctia 16p dudng giao
thong. Muc dich tao trudng ma vi tri
cho duong giao thong dé gan ma vi tri
cho céc thua dit tiép gidp véi dudng
giao thong d6. Sau d6 tién hanh gan ma
gia tri cho cac thtia dat theo vi tri clia
thia dat.

d. Dit ligu gia ddt thi truong

Dii liéu gia dat giao dich trén thi
truong dugc 14y ti cac phiéu diéu tra
dugc khao sat trén dia ban phudng
Quang Thanh va xa Pik RMoan. Dua
vao qua trinh diéu tra khao sat cling
nhu y kién chuyén gia tai dia phuong,
tién hanh xac dinh 4 hé s6 anh hudng
dén gid dat & tai khu vuc: Hé s6 vi tri;
hé s6 hinh thé hé s6 dién tich; hé s6
tuyén duong.

Tu nhiing mau gia da thu thap, diing
phuong phép so sanh cdp d€ cho diém
cho cac hé s6 anh hudng. Mau gia dugc
lya chon dé tinh todn la nhiing thiia dat
6 gia da dugc xac dinh, tuong dong hodc
da dugc hiéu chinh cho tuong dong vé
cac yéu to ca biét va déu nhiing thiia dat
¢é tinh dai dién cho khu viic can tinh.

Vi du nhu dé tinh todn hé s6 vi tri K_
VT ctia cac thtia dat. 4o dung cong thiic:

Gy
Kvt; = .

1
Trong dé: Gi va GI: Gid ddt thi
trudng trung binh ctia cdc thiia ddt 6 vi



tri i va vi tri 1 trong khu vic; i = 2.

Cac thua dat nay dugc lya chon theo tiéu chi tuong déng véi nhau vé
cdc yéu to ca biét, trii yéu t6 vi tri.

Tu d6 tinh tuong tu sé c6 dugc hé s6 cho cac yéu t6 khdc trén dia ban.
Sau khi da tinh xong 4 hé s6 anh hudng t6i gia dat, tién hanh chun hoa
gia dat thu thip. Gid dét thu thap ngoai thuc dia la gia da chiu dnh hudng
clia cac yéu t6 anh hudng téi gia dat. Do d9, trude khi tién hanh noi suy,
ta cdn phai chudn hoéa 16p gia thu thap bang céch 14y gid thu thap chia cho
tich cdc hé s6 anh hudng.

Gia_QC = Gia_TT/(K_VT *K_DT * K_HT * K_TD)

Trong d6: Gia_QC: la gid quy chudn; Gia_TT: la gid thi trudng thu
thap dugc ngoai thic dia; K_VT: la hé s6 vi tri cua thiia ddt/ khu ddt;
K_DT: la hé s6 dién tich ctia thiia dat/ khu ddt; K_HT: la hé s6 hinh thé ctia
thiia ddt/ khu dat; K_TD: la hé so tuyén dudng cia thita dat/ khu dat.

Sau khi ¢ dugc gid quy chuén cho céc diém gia thu thip ngoai thuc
dia, tinh gid quy chuén cho tting thia dat trong dia ban phudng. D€ lam
dugc viéc nay, st dung phuong phap noi suy phuong phap IDW (Spatial
Analyst), thu dugc 1 16p raster “noisuy” véi cell size = 1m.

Tinh gid tri trung binh (MEAN) ctia mdi thiia d4t bang cong cu Zonal
Statistic as Table. Cudi cting la tinh gia thi truong cho tling thtia dat bang
cach ldy gia quy chudn nhan véi tich hé s6 anh hudng.

Gia_TT_NS = MEAN*K_VT*K_TD *K_HT *K_DT

- -
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Hinh 6. Lép raster sau khi ndi suy
(phuiong Qudng Thanh)

Hinh 5. Lép raster sau khi
néi suy (xa Dak R'Moan)

Két qua cho thdy, cac thtia dat cing ndm trén 1 doan dudng nhung
khéc nhau vé cac hé s6 nhu: Dién tich, hinh thé, vi tri thi gid ciing chénh
léch nhau. Cac thuia dat giong nhau vé vi tri, hinh thé, tuyén duong, dién
tich thi c6 gia gan tuong duong véi nhau.

674616.1 Nghin ding

Hinh 8. Két qud ni suy gid ddt
(phuiong Qudng Thanh)

Hinh 7. Két qua noi suy gia dat
(Xa Dak RMoan)
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Sau khi hoan thanh xidy dung
CSDL gia dat, trong CSDL ArcGls sé
c6 day du cac 16p dii liéu nhu: Lép
di liéu vé thua dat (ThuaDat), di
liéu vé giao thong (MatDuongBo),
di liéu vé gia dit thi truong (du_
lieu_ve_gia_thi_truong)...

Céc bang dii liéu da c6 du thong
tin va dugc chuén héa cac tén truodng
dinh, dang di liéu theo quy dinh caa
Thong tu s6 75/2015/TT-BTNMT
quy dinh ky thuat vé CSDL dét dai
trong d6 c6 cac quy dinh vé CSDL
gia dat.

3.3. Ddnh gid két qud nghién ciiu

Nghién ctiu da xiy dung duoc
CSDL gia dat trén 2 dia ban do thi
va nong thén ctia TP. Gia Nghia. Di
liéu nén dugc 1ay tii ban d6 dia chinh
chinh quy, da dugc chuén hoéa theo
quy dinh hién hanh, cac16p thong tin
khong gian bao gom: Dii liéu vé thtia
dat, dii liéu vé giao thong, di liéu vé
nha. Nhom di liéu vé gia dit bao
gom: Nhom dii liéu gia dat theo bang
gid dit; Nhom dii liéu gia dat chuyén
nhuong trén thi truong; Ngoaira, c6
cac nhém di liéu vé khung gia dat, vi
tri cac diém diéu tra,...

Trong nhiing nim gian day,
phuong Quang Thanh véi nhiing
thuén loi vé vi tri dia 1y, co s& ha
tang va cac tién ich xa hoi phat trién
nén da thu hut cac nha dau tu, tré
thanh mot trong nhiing tim diém
cua thi truong bat dong san TP. Gia
Nghia. Trong khi d6, thi truong
bédt dong san tai xa Pak R'Moan it
phat trién hon, thé hién qua gia dit
hai khu vuc ¢b su chénh léch nhau
tuong doi ro rét, gitta mot bén la
phuong Quang Thanh - d4t ¢ d6 thi
va mot bén la d4t ¢ nong thon tai xa
bik RMoan(Hinh 9).

Gid dit cta nhing thua dat
thuoc xa bak RMoan, tiép gidp véi
phuong Quang Thanh khong cé su
khéc biét nhiéu so véi cac khu vuc
khac trén dia ban va trung tam xa.
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Xa Dik R"Moan Phrmg Quing Thinh =

Gid thj trwomg (nghin déngim2) | | Gid thi trrémg (nghin ddngim2) i o
_| 100 . 350 100 - 350 -
| 350 . 550 350 - 650 J

__|ss0-6% 850 - 950 |

[ Jewo.1%0 [ 950 - 1500 |

I 750 -850 I 150 - 2500 o

Khu vire trung tim cia
phwimg Quang Thanh

Khu virc tiép giap

Khu vre trung tim cia
xi Dak R'Moan

Hinh 9. So sdnh gid ddt phuong Qudng Thanh va xa Dak RMoan

Nguyén nhan c6 thé ly giai la do tai khu vuc tiép giap véi phudng
Quang Thanh chu yéu la dat trong cdy hang nam chiém dién tich
16n, dat & tuong d6i thua thét. Ngoai ra, khoang céch dia ly ti khu
viic nay téi trung tam ctia phuong Quang Thanh ciing tuong d6i
xa. Do véy, méc du 1a khu vuc tiép gidp v6i phudng Quang Thanh
nhung gid d4t noi day ciing khong chiu su tac dong bdi cic yéu t6
ti phudng giap ranh.

4. KET LUAN

CSDL gia dat dong mét vai tro quan trong trong CSDL dit dai va
g6p phan hoan thién hon hé thong thong tin dét dai. Viéc nam bat
dugc nhiing thdng tin thudc tinh vé gia dat trén nén di liéu khong
gian dia chinh sé ho trg cong tic quan ly tai chinh vé dat dai hiéu qua
dén tling thiia dit, dong thoi, gop phan lam ting tinh minh bach trong
cac giao dich vé bat dong san.

Nghién ctiu da dé xuét quy trinh x4y dung CSDL gid dit gom sdu
budc trong d6 c6 su phoi két hop gitia cac phuong phap nghién ctiu.
Trén co s6 cac nguodn thong tin, di liéu, nghién ctdu da xiy dung
CSDL gia dét trén dia ban phuong Quang Thanh va xa Pak R'Moan,
TP. Gia Nghia, tinh Dak Nong véi 12 16p dii liéu (16p thia dét (Thua-
Dat), dit liéu vé gia dat thi trudng (du_lieu_ve_gia_thi_truong), gid
Nha nuéc (Gia_nha_nuoc),...).
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Thong qua gia thi trudng, c6 thé nhan
thdy, tuyén dudng giao thong trong diém,
huyét mach ctia 2 khu vuc 1a Quéc 16 14
va tuyén duong tranh do6 thi Gia Nghia
c6 gia dat 6 cao nhét. Sy chénh léch gia
dat thi trudng ~2 14n gia Nha nudec.

Viéc ap dung cong nghé méi vao diéu
tra, thu thép, xay dung, quan ly di liéu
dat dai sé giup cho cong tac quan ly nha
nudc vé dat dai va thi truong bat dong
san dat dugc hiéu qua cao hon trong
tuong laill
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