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Tom tat:

Dinh gia dét dén timg thira dat la mét nhiém vu thudng xuyén va quan trong trong hoat
déng quén ly Nha nudc vé dat dai. Gia da ap cho timg thira dat sé dugc st dung cho viéc
tinh thué s dung dét va cac nghia vu tai chinh lién quan dén viéc sir dung dét. Gia cac loai
dét duge xac dinh theo khu vuc néng thon va khu vuc thanh thi. Trong méi khu vuc gia loai
dat duoc xac dinh theo timg tuyén dudng. Théng thuong & méi tuyén duong gia dat sé dugc
chia theo boén loai vi tri trong d6 vi tri dugc xac dinh chi yéu dua trén khoang céch tir thira
dét dén tuyén duong. Tuy quy dinh ca méi tinh, khodng cach co thé la khodng cach theo
dusng chim bay hodc la khodng cach di chuyén tich Iy doc theo dudng g/ao thong. So
lugng thira dat can dinh gia thuéc mét don vi hanh chinh la réat Ion. Nhu vay néu déi véi méi
thira dat phéi do xac dinh khoang cach béng phuong phéap thi cong dé co thé phéan thira
dat do vao mot trong bon loai vi tri thi thoi gian d€ thuc hién cong viéc nay sé rét Ion. Ngoa/
ra dung phuong phap thii céng d& tinh toan khodng cach va phéan loai vj tri sé dé dang dan
dén sai sét. D€ giam nhe ganh nang nay cho nhimg ngudi lam cbng tac dinh gia dat, mot
mé hinh phan tich va xac dinh loai vj tri clia thita dat dua trén méi quan hé khong gian gitta
chung vdi hé théng duong va hém lién quan da dugc phat trién. M6 hinh dugc xay dung
trén co sd phdi hdp cac phén tich khong gian co ban trong GIS nhu intersection, buffer
Céc budc thuc hién trong mé hinh dugc chuyén thanh cac chic nang trong phan mém GIS
x4y dung trén nén ArcGIS Engme va ngén ngit Iap trinh VB.NET. M6 hinh dudc thi nghlem
dé xac dinh loai vi tri va gia cla céac thira dét tai mét khu vuc thude huyén Long Thanh, tinh
Pong Nai. Két qué thir nghiém chimg td tinh hiu hiéu cda mé hinh trong gidi quyét nhanh
va chinh xac bai toan tinh toan gia dat.

1. Gi6i thiéu

at dai la mét loai hang hba dac biét
va viéc dinh gia dat va ban hanh

bang gia cac loai dat la moét hoat
dong da duoc Luat dat dai 2003 cla Viét
Nam quy dinh. Theo d6 ngay 01 thang 01
hang nim cac Gy ban nhan dan cép tinh,
thanh phé phai ban hanh bang quy dinh gia
cac loai dat. Gia dat trong bang quy dinh
nay la can clr dé tinh cac loai phi, & phi va
cac nghia vu tai chinh khac lién quan dén st
dung dat. Bang quy dinh sé& quy dinh gia dat
theo khu vuc do thi hoac néng thén. Trong
mdi khu vuc sé quy dinh gia dat cho timg
tuyén dudng chinh va cho céc loai vi tri khac
nhau thudc tuyén dudng. M6i thira dat thudc

dudng nao va thudc loai vi tri nao sé |1& thude
vao méi quan hé khong gian gitta n6 véi hé
théng dudng va hém lién quan.

Trén thé gisi cong tac dinh gia dat da
dudc thuc hién téi ting thira dat va cong tac
quan ly Nha nuéc vé gia dat da dugce thuc
hién déng b tai ting cdp quan ly va dugc
thuc hién trén nén phan mém GIS. Tai Viét
Nam cong tac dinh gia dén ting thira dat &
titng dia phuong trén ca nudc chl yéu dugc
thuc hién mét cach th( cong dua trén bang
quy dinh gia cac loai d4t va ban do dia chinh
trén giay hoc file s6. Sé lugng thlra dat can
dinh gia tai mot don vi hanh chinh a rat 16n
trong khi lai thi€u cac phan mém cho phép
tinh tu dong gia thira dat trén ca sé xac dinh
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vi tri va méi quan hé khong gian phc tap
gitra chung vdi hé théng duong va hém lién
quan. Diéu nay dan dén viéc dinh gia dat va
quan ly gia dat dang gap nhiéu khé khan.

Pé giai quyét van dé nay, cac quy dinh vé
tiéu thirc, cach tinh vi tri va quy dinh bang
gia cac loai dat do cac UBND tinh quy dinh
da dugc nghién cliu va phan tich. Tir d6 mét
mo hinh tinh toan gia cho timg thira dat duge
thiét k&. Dua trén m6 hinh tinh toan nay
dong thoi dua trén nén cong cu ArcGIS
Engine Developer Kit cung ngbén ngu lap
trinh VB.NET, mét phan mém quan ly va
dinh gia cho timg thira dat da dudc xay dung
va dudc thr nghiém cho khu vuc huyén
Long Thanh, tinh Déng Nai.

2. M6 hinh tinh toan dinh loai vi tri dat
va gia dat cho timg thira dat

2.1. Quy dinh nha nudc vé phéan vij tri

cho tung thua dat

Nham lam co sd cho viéc xay dung mot
mé hinh tinh toan gia dat c6 thé ap dung cho
nhiéu tinh thanh khac nhau, bang quy dinh
gia dat theo quyét dinh s6 78/2010/Qb-
UBND ngay 21/12/2010 cla tinh Bong Nai

va quyét dinh s6 57/2010/QD-UBND ngay
22/12/2010 cla tinh Binh Dugng da dudc
nghién citu. Cac van ban nay quy dinh viéc
xac dinh gid dat cho cac nhém dat khac
nhau: dat sdn xuat néng nghiép, lam
nghiép, dat &.... D& lam don gian viéc trinh
bay, trong bai bao nay chi dé cap dén trudng
hop xac dinh loai vi tri clia nhing thita dat &
thudc khu vuc dat dé thi.

Dai véi dat & thude khu vuc dat do thi tai
tinh Dong Nai, loai vi tri cac thira dat dugc
xac dinh kha phitc tap nhu thé hién trong
hinh 1 va dudc téng két nhu trong bang 1.

2.2. Mé hinh tinh todn loai vi tri va gia
dat tuong quan

Mé hinh tinh toan loai vi tri va gia dat
tuang quan c6 thé dudc phan lam 5 budc:

Budc 1: Xay dung hé théng tht bac
dudng giao théng trén co sd xem xét mdi
quan hé khéng gian gilta dudng va hém
ho#c gitta hém va hém. Hém cép 1 la hém
ndi véi dudng chinh, hém cép 2 la hém noi
véi hém cdp 1, hém cép 3 |a hém ndi vdéi
hém cép 2...

Hinh 1: Cac loai vi tri dat khac nhau theo quy dinh cla tinh Dong Nai
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Bang 1: T6ng két cac quy dinh dé phan loai vi tri dat & dé thi thudc tinh Bong Nai

Khoang cach tirthita | DAt & ndm trén hém nditruc |~ DAt & nim trén hém khong
dat dén duong phd | ti€p vai duang phd " ndi truc tiép véi dudng phd
xac dinh theo duong | i =2m ! Fei22m
chim bay ¥ =am  dén <4m ! ' =0 - dén <4m =N |
=200m | Vitr2 | Vitd2 o Vit 3 Vitri2 | Vitrid - Vitrid
>200m dén <500m | Vitri2 = Vitri3  Vitri4  Vitri3 | Viti3  Vitri4
>500m dén <1000m | Vitri2 = Vitri3  Viti4  Viti3 | Viti4  Viti4
>1000m Vitrf3 | Vitrid  Vit4 | Vit | Vitid | Viti4 |

Bang cach st dung chilrc nang phan tich
khong gian “giao” (intersection) trong GIS
dé tim xem hém nao giao véi dudng chinh
thi 1a hém cap 1. Sau khi da xac dinh xong
cac hém cap 1, thi sé tién hanh xac dinh cac
hém cép 2... Quéa trinh nay sé dudc thuc
hién cho dén khi tdt ca cac hém da nhéan
day da théng tin. Bén canh viéc xac dinh
cap hém, cap két cau va cap do rong ciing
dudc xac dinh cho méi hém. Hém dugc xay
véi chat liéu bang nhua hodc bé téng sé cb
cap két cau la 1, con néu la dat thi cap két
ciu la 2. Hém c6 chiéu réng 16n hon 4m
dudc cho 1a hém c6 cép do rong la 1, ti 2m
dén 4m |13 hém c6 cap do rong 2, va nho hon
2m 1a hém c6 cép do rong la 3.

Qua trinh trén sé& dudc thic hién cho dén
khi tat ca cac hém da dudc gan xong cac
thong tin vé cap hém, ma dudng, cap két
cau va cap dé rong. .

Budc 2: Xac dinh cdp hém cho timg thita
dat dua trén méi quan hé khong gian gilta
thira dat va dudng chinh hodc hém. Trong
budc nay lan lugt duyét qua ting déi tugng
giao théng theo th( tu dudng chinh, dudng
hém cap 1 réi cdp 2. Doi véi dudng giao
théng chinh sé duyét qua timg dudng theo
gia tri gidam dan. Cho méi déi tuong giao
théng da duyét sé tim tat ca cac thlra thudc
dudng giao thong dé. Théng tin vé cap hém
va ma dudng giao thong tir ddi tugng giao
théng dang duyét sé dudc chuyén dén timg
thira dat.

Budc 3: Xac dinh khoang céach tir thira

dat dén dudng giao thédng chinh. Khoang
cach sé dudc tinh tr vi tri trén dudng giao
thong gan nhat t6i tdm thlra dat. Co 2
phuong an xac dinh khoang cach dudc xay
dung. Trong phuong an 1, khoang céach
duoc tinh theo dudng chim bay tir tam thira
dat dén dudng giao théng chinh ma thira dat
thudéc vé nhu da xac dinh 8 budc 2. Trong
phuong an 2, khoang cach dugc tinh theo
khoang cach di chuyén tich liy doc theo
dudng giao thong tir diém gan nhét trén
dudng giao thong dé tiép can thira dat cho
dén dudng giao théng chinh ma thira dat
thudc vé.

Budc 4: Xac dinh loai vi tri cho cac thira
dat dua trén quy dinh clia tinh

DPAu tién xac dinh vi tri loai 1 cho cac thira
dat ndm ngay trén mat tién dudng chinh
(khoang cach bang 0), tiép theo déi vdi cac
thira dat con lai vi tri dudc xac dinh bang
cach ddi chiéu khoang cach da tinh & budc
3 v6i khoadng céach quy dinh va cap d6 rong
trong bang 1 dé gan loai vi tri 2, 3 va 4 cho
thira dat..

Budc 5: Xac dinh gia don vi cho ting thira
dat

Cho méi dudng giao théng trong bang gia
quy dinh, tim tat cd cac thlra dat thudc
duong giao thdong da chon va thudc vi tri 1.
Tién hanh gan gia quy dinh vi tri 1 cho céac
thira dat da chon. Sau dé ti€p tuc thuc hién
viéc gan gia quy dinh cho cac vi tri 2, 3, 4
theo cach thirc vira mé ta & trén.
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3. Thuc nghiém

DU lieu dung trong hé théng dudc xay
dung theo mé hinh co sd dir liéu
Geodatabase va bao gom:

- Lép thira dat dang vung véi cac thudc
tinh khéng gian nhu: ma thlra dat, ma
dudng, cap két cau, cap do rong, vi tri va gia
dat.

- Lép duong giao théng chinh c6 dang
duong véi cac thudc tinh khéng gian nhu:
ma dudng

- Lép dudng hém c6 dang duong véi cac
thudc tinh khéng gian nhu: cdp hém, ma
dudng, két cau, cap két ciu, do rong, cap do
réng.

- Bang gia quy dinh phi khong gian véi
cac thuodc tinh nhu: ma dudng, tén dudng,
gia vi tri 1, gia vi tri 2, gia vi tri 3, gia vi tri 4.

- Bang thuéc tinh phi khéng gian mé ta
cac khoang cach quy dinh vé dé rong cla
hém gém ba trudng thudc tinh: cap hém, do
réng téi thiéu va do rong téi da phu hgp véi
quy dinh vé cdp hém.

- Bang thuéc tinh phi khéng gian mo ta
quy dinh vé két cdu cla hém gém cac
trudng thudc tinh: loai két cdu, va cap két
cau tuong Ung

- Bang thudc tinh phi khéng gian chla
dung thong tin quy dinh nhu trong bang 1
bao gém: khoang cach quy dinh téi thiéu va
t6i da, cap hém, cdp do réng va cap vi tri,

Phan mém tinh toan va quan ly thong tin
gia dat dugc xay dung trén nén ngon ngir 1ap
trinh vb.net va thu vién ngon ngir 1ap trinh
ArcObject. Chuong trinh sau khi xay dung
xong, sé hoat déng nhu mét phan mém déc
lap chay trén nén ArcGIS Engine 9.2 cla
coéng ty ESRI, My. M6t s6 chlic nang lién
quan dén ndi dung quan ly va tinh toan gia
dat c6 thé ké dén nhu sau:

- Tinh toan vj tri va gia don vi cho tung
thlra dat: ngudi str dung c6 thé chon phudng
an thuc hién timg budc nhu da mé ta trong
mo hinh tinh toan da mé ta & trén hodc thuc
hién tat ca cac budc.

- Cap nhat cac théng tin co ban lam co sd
cho viéc xac dinh vi tri va gia don vi cho timg
thira dat nhu i) cap nhéat bang gia duong, ii)
cap nhat cac gia tri quy dinh vé do rong va
cap d6 rong clia hém, iii) cap nhat cac gia tri
quy dinh vé loai két ciu va cap két ciu cla
hém, iv) cap nhat cac gia tri quy dinh vé cap
vi tri nhu trong bang 1 bao gém: khoang
cach quy dinh tir thira dat dén dudng, cép
hém va cdp d6 rong hém. Diéu nay giup
dam bao khi nha nudc c6 nhimg thay déi vé
cac théng s6 quy dinh thi chuong trinh van
s dung binh thuong.

- Truy van tim kiém théng tin vé dudng,
thira dgat....

- Thanh lap cac ban dé chuyén dé vé vi
tri dat.

Phan mém nay da dudc thr nghiém dé
xac dinh vi tri va gia don vi cho mét khu vuc
thudc huyén Long Thanh, tinh Béng Nai.
Khu vuc thuc nghiém cé s6 lugng déi tuong
dudng giao thong va thira dat tham gia vao
tinh toan nhu sau: 74 dudng giao théng
chinh, 1143 dudng hém, va 32683 thira dat.
Két qua thuc nghiém cho thay thdi gian dé
thuc hién méi budc nhu sau:

- Budc 1, xay dung hé théng th(t bac
dudng giao théng, mat mot khoang thoi gian
la 4 phut 15 giay,

- Budc 2, xac dinh cdp hém cho timg thira
dat, thdi gian la 5h 40 phat 25 giay.

- Budc 3, xac dinh khoang cach tir thira
dat dén duong giao théng chinh theo
phuang phéap tinh khoang céch tich Ity khi di
chuyén doc theo dudng giao théng, thdi gian
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la 0 phat 51 giay,

- Budc 4, xac dinh vi tri thira dat dua trén
quy dinh nhu mé ta trong bang 1, thoi gian
la 13 giay,

- Budce 5, xac dinh gia don vi cho tung
thira dat, mat moét khoang thdi gian la 19
giay

Hinh 2 minh hoa giao dién chung cla
chuong trinh tinh toan va quan Iy thong tin
gia dat cung véi két qua tinh toan xac dinh
cac loai vi tri tai khu vuc lam thuc nghiém.

Théng ké két qua thuc hién tinh toan vi tri

thlra dat cho thay 4261 thira dat thudc loai vi
tri 1, 6938 thira dat thudc loai vi tri 2, 5084
thira dat thuéc loai vi tri 3, va 12990 thira dat
thudc vi tri 4. Tuy nhién van con cb dén
3410 thira dat chua dudc phan loai.

Céc thira dat chua dugc phan loai vi trén
ban vé dia chinh chua nhin thdy cac dudng
giao théng dé ti€p can chung do vay chuong
trinh tinh toan sé bd qua cac thira nay. Dé

giai quyét nhimg trudng hgp nay doi héi cac
ban vé dia chinh phai thé hién chinh xac tat
ca cac dudng giao thong dan dén dudc cac
thira dat. Néu cac ban vé dia chinh da thé
hién chinh xac tat ca dudng giao théng cb
thé dugc nhung van con cac thita d4t chua
xac dinh dudc vi tri thi khi d6 chuong trinh
tinh cho phép ngudi st dung c6 thé gan truc
tiép cac thong s6 can thiét cho thira dat, vi
du th&ra dat thudéc dudng nao, cap hém
nao... va dua trén thong s6 da nhap nay,
chudng trinh sé ti€p tuc tinh vi tri cho cac
thira dat con lai nay.

Két qua thuc nghiém cho thay viéc sl
dung phan mém da xay dung dé tinh toan
dinh loai vi tri va gia don vi cho thira dét gitp
ngudi st dung xac dinh chinh xac cap vi tri
cla ting thira dat va tiét kiem dudc rat nhiéu
thdi gian néu so Véi viéc thuc hién bang
phudng phéap tht cong hodc phuong phap
tht cong két hap st dung cac céng cu da co
sén trong cac phan mém GIS thong thudng.

Hinh 2: Giao dién cla chuong trinh tinh toan va quan ly théng tin gia dat

& Chuwong trinh tinh 104n va quan Iy gia cac loal dat (MaplT_Demo.mxd)
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Hon nira, két qua tinh toan la nhat quan va
sai s6 thuc hién néu c6 sé tién doan dudc so
véi két qua thuc hién tht cong véi nhiéu sai
s va lé thudc vao ky nang va cac yéu té
ch( quan gan véi ngudi thuc hién.

Bén canh viéc tinh toan dinh loai vi tri va
gia don vi cla thlra dat, ngudi st dung c6
thé kiém tra thong tin chi tiét lién quan dén
ting thtra dat, ting dudng giao théng mot
céach truc quan bang cach st dung céng cu
truy van thong tin thudc tinh, hoac truy van
thong tin khong gian. Trong trudng hop su
dung céng cu truy van théng tin khéng gian,
ngudi st dung nhan chon déi tugng trén
man hinh dé nhan cac théng tin can thiét
lién quan dén thira dat dugc chon.

Dé d6i pho v6i trudng hop cé nhiing thay
déi clia nha nudc lién quan dén cac thong
s6 quy dinh nhu d6 rong hém, khodng cach
tir thira dat dén dudng giao théng, gia don vi
cla tuyén dudng.... cac thong sé nay dudc
luu trlr trong cac bang thudc tinh phi khéng
gian. Chi khi bat dau thuc hién chuang trinh
tinh toan, cac thong s6 nay méi dugc nap
vao trong chuong trinh va dudc st dung dé
tinh vi tri va gia don vi clia thira dat. Nhu vay,
néu co bat ky thay déi nao vé quy dinh cla
nha nuéc, ngudi stt dung hé théng, tuy theo
quyén han dudc phan bé, cé thé thay ddi
céac thong s6 nay mét cach dé dang.

4, Két luan

Tai Viét Nam viéc dinh gia dat va quan ly
gid dat dang gap nhiéu khé khin do sé
lugng thira dat can dinh gia tai mét don vi
hanh chinh la rat I6n, thém vao dé phuong
phap dinh gia méi thira dat doi hoi phai xem
xét dén méi quan hé khéng gian gilra thira
dat dé véi hé théng cac dudng va hém lién
quan. Khé kh#n trén hoan toan cé thé giai
quyét dugc théng qua viéc (ing dung cong
nghé GIS. Bang cach st dung ting chic
nang hoc t6 hdp cac chitc nang phan tich

khéng gian nhu giao, tao vung dém, do
khoang cach... quan hé khéng gian gitta
cac déi tugng dudng, hém va thira dat hoan
toan cé thé dudc xac dinh. Tich hop cac
chlic n&ng trén vao trong mét phan mém
phat trién trén nén ArcGIS Engine va ngén
ngl lap trinh VB.NET cho thay hiéu qua vé
thai gian thuc hién cling nhu dé chinh xéc
thuc hién trong viéc dinh loai vi tri va xac
dinh gia dat cho timg thira dat.0
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UNG DUNG GIS TRONG CONG TAC.....
(Tiép theo trang 46)

Summary

APPLICATION OF GIS IN ASSIGNING STATE-REGULATED PRICES TO LAND
PARCELS

Ass. Prof. Dr. Tran Trong Duc
Department of Geomatics Engineering
Hochiminh city University of Technology

Land pricing is a routine yet important task in the state management of land parcels.
Price of land parcels is the basis to determine land use tax and any other financial obliga-
tions concerning land use. Land prices are separately regulated for urban and rural regions.
Then in each region, land prices are set specifically for each main street. At each main
street, prices are set for four different position categories. Land position is determined
based on the distance from a land parcel to the main street that the land parcel belongs to.
In current practice, there are two methods to determine such a distance. One calculates the
distance by accumulating walking distances along actual roads to access a particular land
parcel from the main street. The other method uses the shortest distance from the land par-
cel to its main street. In each province or city the number of land parcels to be priced is
huge therefore it is a terribly time consuming task if its administrative staffs have to manu-
ally measure distances, categorize position of land parcels, and assign prices accordingly.
In addition, manually assigning position category to each land parcel is prone to produce
error. Aiming to reduce these burdens for government staffs, a computational model is
designed to determine position category of each land parcel based on its spatial relation-
ship with the road and alley allowing access to the parcel. The model is built based on a
selected combination of fundamental spatial analysis in GIS including intersection, buffer-
ing, distance measuring... Steps in the model are converted into functions in a software
developed based on ArcGIS Engine and programming languages. The model is tested
using information on land parcels of Long Thanh District, Dong Nai Province of Viet Nam.
The experiment results demonstrate the model’s effectiveness and efficiency in quickly and
accurately pricing parcels at the test site.O
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