Pinh gia Bat dong san (BPS)



Luét c6 La Ma: Tai san gdm “bat dong san” va “dong san”. BDS 1a dat
dai, ctia cai trong long dat va tat ca nhitng gi duoc tao ra do strc lao dong
clia con ngudi trén manh dat (Cac céng trinh xdy dung, miia mang, cdy
trong...)

Luat din sw Nga: BDS 13 “manh dat”. BDS 1a “nhing d6i twong ma dich
chuyén s& lam ton hai dén gia tri cia chung”. Nhirng tai san nhu “Tau
bién, may bay, phuong tién vii tru...” ciing la cac BPS.

Luat Dan sw Phap: “Mua mang chua gat, trai cay chua but khoi cay

la BPS, néu di but khoi cay dugc coi 1a dong san”.

Luat Dan sw Thai Lan: “BBDS 1a dat dai va nhirng vat gan lién v6i dat

dai, bao gom ca nhimng quyén gan véi viée sd hiru dat dai”

Luit Dan sw Viét Nam nam 2005: “BDS 1a céc tai san bao gom: Dat dai;
Nha, cong trinh x4y dung gan lién voi dat dai, ké ca cac tai san gan lién
v6i nha, cong trinh x4y dung d6; Cac tai san khac gan lién véi dat dai; Cac
tai san khac do phap luat quy dinh™.



Phan loai bat dong san cho dinh gia

Tu kinh nghiém ctua nhi€u nudc va két qua nghién ctru 6 nudc ta,
bat dong san c6 thé phan thanh 3 loai:

BDS c¢6 dau tw xdy dung gom: BDS nha ¢, BDS nha xudng va cong
trinh thwong mai- dich vu, BDS ha tang (hqa tang ky thudt, ha tdng xd
hoi), BDS la try so lam viéc ... Trong nhém BDS nha dat (bao gom dat
dai va cdc tai san gan lién véi dat dai) 1a nhom BDS co ban, chiém ty
trong rat 16m,

BDS khong dau tw xdy dung: Cac loai dat nong nghiép, dat ring,
dat nuoi trong thuy san, dat lam mudi, dat hiém, dat chua st dung. ..

BDS dic biét: Cac cong trinh bao ton qudc gia, di san vin hoa vt
thé, nha tho ho, dinh chuia, miéu mao, nghia trang ...



Khai niém: Pinh gia bat dong san

Theo Phap 1énh gia so 40:
Dinh gia: La viéc danh gia gia tr1 cua tai san phu hop voi thi
truong tai mot dia diém, thoi diém nhat dinh.

Thim dinh gia: La vi¢c danh gia hodc danh gia lai gia tri cua
tai san phu hop véi thi truong tar mot dia diém, thoi diém
nhat dinh theo tiéu chuan Viét Nam hoic thong 1& quoc té.

Theo Luat kinh doanh BDS:

Dinh gid bit déng sdn: La hoat dong tu van, xac dinh gia
ciia BDS cu thé tai 1 thoi diém xac dinh



So sanh dinh gia véi thim dinh gia theo quy dinh hién nay ciia Nha nudéc

2. Khac nhau
a. Chu thé

Pbnh gi_ Tham dinh gia

1. Giong nhaubDanh gia gia tri tai san pht hop voi thi trudng tai mot thoi gian, dia diém nhat dinh

+ Co quan c6 tham quyén (Chinh phii, B6 TC,
chu tich UBND tinh)
+ T6 chirc tu van: To chirc ¢6 chirc nang dinh

gia.

+ T6 chtre tu van: To chure
coO chirc nang tham dinh gia

b. Poi twong

+ Tai san theo Danh muc theo quy dinh cua
Nha nuéce

+Tai san khong theo Danh muc theo quy dinh
cua Nha nude

+ Moi loai hinh tai san

c. Hiéu luc

+ Bat budc, cudng biic
+ Tu van

+ Tu van

d. Phuong phéap

5 phuong phap (So sdnh, chi phi, thu nhdp, tai
san, loi nhudn)

5 phuong phap (so sanh, chi
phi, thu nhap, tai san, loi
nhuadn)

e. Nguyén tic

+ Tuan thi quy dinh phap luat vé Dinh gia

+ Tuan tha phap luat, Tiéu
chuan TDG V.Nam




Hanh lang phap ly cho Dinh gia BDS

1. Céc viin bin phap qui ve tham dinh gi4, (dinh gid - néu co):
Phap 1¢énh gia sO 40
Ngh1 dinh s6 170/2003/ND-CP quy dinh chi tiét Phap lénh gla
va Nghi dinh s6 75/2008/ND-CP stra d6i bo sung Nghi dinh s0
170/2003/ND-CP
Nghi dinh sé 101/2005/ND-CP vé tham dinh gia
Thong tu s6 15/2004/TT-BTC hudng dan thuc hién Nghi dinh
so6 170/2003/ND-CP
Thong tu s6 17/2006/TT-BTC hudng dan thyc hién Nghi dinh
s6 101/2005/ND-CP , ,
Quyét dmh’so 24/2005/QDb-BTC; Quyét dinh s6 77/2005/QD-
BTC; Quyét dinh so 129/2008/QD-BTC vé cac tiéu chuan
TDG.



Hanh lang phap 1y cho Pinh gia BDS (Tiép)

2. Cac vin ban phap qui vé Pat dai, kinh doanh BPS:

Luat Dat dai s6 13/2003/QH11; Nghi dinh s6 181/2004/ND-CP;

Luat Xay dung s6 16/2003/QH11

Luat Nha & s6 56/2005/QH11; Nghi dinh s6 90/2006/ND-CP:

Luat Kinh doanh Bét dong san $O 63/2006/QH11; Nghi dinh $6
153/2007/ND-CP; Thong tu so 13/2008/TT-BXD.
Nghi dinh s6 188/2004/ND-CP; Nghl dinh s6 123/2007/ND-CP sira c’[01
Thong tw 145/2007/TT-BTC vé cac phu’O’ng phap xac dinh gia dat;
Nghl dinh s6 198/2004/ND -CP vé thu tién sir dung dat; Thong tu
s0 117/2004/TT -BTC, Thong tu so 70/2006/TT-BTC sua doi. .

Cac van ban phap qui khac Suat von dau tu; chi s6 gia xay du:ng, khung
gia dat; gia boi thuong; don gia thué dat dia ban tinh, thanh pho...

3. Cin ¢t cac tai liéu phap 1y vé BPS
4. Can cwr qua trinh khao sat thyc trang tai san



Pinh gia Bat dong san

Cac thwong vu dinh gia BPS bao gom:
1. Pinh gia Pat dai.
2. Pinh gia Cong trinh xay dung trén dat

3. Pinh gia BDS (Bao gom: dat va cong trinh xdy dung)



Cac phwong phap dinh gia BDS

Pinh gia manh dat trong:
1. Phuong phap so sanh

2. Phuong phap thu nhap
3. Phuong phap thang du

4. Phuong phap chiét trir
(két hop PP so sanh va PP chi phi)

Pinh gia dat va cong trinh
trén dat:

1. Phuong phap so sanh
2. Phuong phap thu nhap
3. Phuong phap thang du
4. Phuong phap lg1 nhuan
5. Phuong phap chi phi



1. Phwong phap so sanh

Phwong phap so sanh la phuong phap dinh gia dua trén co sé phan
tich murc gia cia cac BDS twong tu voi BDS can dinh gia di giao
dich thanh cong (hoac dang mua, ban trén thi trieong) vao thoi
diém can dinh gia hodc gan véi thoi diém can dinh gia dé ude
tinh va xac dinh gia tri thi truong cua BDS.

Cac truong hop ap dung: dinh gia cac BPS c6 tinh dong nhat nhu:
+ Pinh gi4 cic manh dat trong
+ Cac BDS c6 tinh dong nhat cao nhu: Cac can ho chung cu, BDBS
lién ké hodc cung khu vuc;
- Ap dung cho muc dich: mua, ban, gop von, cAm ¢0, thé chép, dé
danh thué BDS...



1. Phwong phap so sanh (Ti¢p)

Cac bwéce tién hanh (gom 4 buéc):

Buoc 1 : Khao sat va thu thap thong tin (3-5 BDS so sanh)

- Bic diém phap 1y: Dat, cong trinh x4y dung. ..

- Pic diém kinh té k§ thuat: kich thude, quy mé 16 dat; hinh
dang; vi tri 16 dat; kha ning tiép can mdi truong xung quanh.

- Cac cong trinh xay dung: Nha va cac hang muc xay dung khac.

- Thoi diém giao dich: ngay, thang, nim giao dich.

- Piéu kién chuyén nhuong va thanh toan: kha ning tai
chinh, phuong thitc thanh toan va diéu kién mua ban..

- Qui hoach...



1. Phwong phap so sanh (Ti¢p)

Cac budc tién hanh (tiép): Budce

2. Khao sat hién trang BDS Buroc

3. Phan tich va diéu chinh:

Phan tich: phan tich BDS so sanh va BDS dinh gia, phan

tich thi truong thoi diém dinh gia

Diéu chinh: Nguyén tac diéu chinh bang cach lay BDS
dinh gia 1am chuan. Nhiing yéu t6 hién dién & BDS
dinh gia ma khong hién di€én & BDS so sanh thi cOng
thém va nguoc lai.

Budc 4. Udc tinh gia tri ciia BDS muc tiéu



1. Phwong phap so sanh (Tiep)

Uu diém:

- La phuong phap it gap kho khan vé mat k¥ thuat;

- C6 co so viing chic dé khach hang, cac co quan phap 1y cong
nhan;

- N6 1a co s& cho nhiéu phuong phap dinh gia khac...

- Néu chat lugng thong tin BDS so sanh khong tot s& anh hudng
tdi két qua dinh gia.

- C4c thong tin thuong mang tinh chat lich sir

- Chira dung yéu to chil quan



Phwong phap so sanh (7iép)

Sosanh  Thong tw s6: 145 /2007/TT- Quyét dinh s6 129/2008/QP-BTC
BTC

Thong tin - Tir 3 dén 5 thira dat, da - b giao dich thanh cong hoiic dang

thu thip  duoc chuyén nhugng thanh  mua, ban trén thi truong (gid giao dich,
cong trén thi truong gid niém yét hodc gid chao ban)
- Bao gom: giao dich truc - Céc thong tin vé gia tai san da giao dich
tiép gilra cac ca nhan, to thanh cong trén thi truong: Phai khach
chtrc v&i nhau; tring dau gia  quan.
quyén str dung dat, giao dich - Gia chao ban, chao mua (giao dich
thanh cong trén san giao dich chwa thanh cong): phai c6 di€u chinh hop
BDS. 1y trude khi so sanh.

Xac dinh - Lay so binh quén ctua cic - Xac dinh gia tri cia tai san can tham

gia tri muc gia cia 3 dén S thira dat, dinh bang cach lay mikc gia chi din dai

khu dat so sanh da tinh todan  dién cua cac tai san so sanh, bao dam
diéu chinh. chénh léch gitra muc gia dai dién chung
vO1 cac mue gia chi dan khong qua 10%.




Pinh gia Pat
Bai tip tinh huodng 1

Pinh gia mot 16 dat trong rong 80m”.

Biét: ¢o thong tin vé 516 dat twong tu, co thé so sanh dugc. Sau
khi phan tich, tinh toan, cac mrc diéu chinh cu thé gifra 16 dat muc
tiéu va cac 16 dat so sanh nhu mé ta trong bang sau:

Th«ng se so Sos,nh Sos,nh Sosnh Sosnh Sos,nh
s.nh 1 2 3 4 5
Ph.ply 0% 0% 0% 0% 0%
Vb trY 1% 3% 0% 1% 1%
DiOn tYch 3% 0% 1% 0% 0%
Hinh d,ng -2% -1% -2% -1% 0%
M«i tr-éng 0% 5% -1% 0% -1%

H! tCng Xx- hei -2% 3% 0% 4% -1%




Pinh gia Pat
Bai tap tinh hudng 1 (7iép)

Hay wéc tinh gia tri ciia 16 dat muc tiéu, biét gia thi
truong va dién tich cua cac 16 dat so sanh nhu sau:

Ch@ ti2u So So So So So
s;nh 1 snh 2 snh 3 s.nh 4 snhb5

DiOn tYch 145 80 120 78 85
(m?)
Gi. b.n 2175 1120 1.860 1.131 1.326

(triOu ®ang)



Tong muirc di€u chinh cua BDS muc tiéu so véi1 BDS so sanh:

Loi giai dé nghi
Bai tap tinh huong 1

Th«ng se so s,nh So So So So So
snhl snh2 snh3 snh4 snhb5
Phply 0% 0% 0% 0% 0%
Vb try 1% 3% 0% 1% 1%
DiOn tYch 3% 0% 1% 0% 0%
Hinh d,ng -2% -1% -2% -1% 0%
Lii thO giao th«ng 0% 5% -1% 0% -1%
Lii thO kinh doanh -2% 3% 0% 4% -1%
Teeng mac ®iOu 0% 10% -2% 4% -1%

ch@nh




Loi giai dé nghi
Bai tap tinh hudng 1 (7iép)

Pon gia 1m? d4t clia cac BDS so sanh:

Chgd tidu So s.nh So So s.nh So s,nh So s.nh
1 s.nh 2 3 4 5
DiOn tYch 145 80 120 78 85
(m?)
Gi, b.n 2175 1.120 1.860 1.131 1.326
(triOu ®ang)
b-n gi, b,n 15 14 15,5 14,5 15,6

(tr.® /1 m?)




Loi giai dé nghi
Bai tap tinh hudng 1 (7iép)

Gial m BDS so sanh 1 sau khi da diéu chinh:

15 tri€u x 100% = 15 tricu
Gia 1 m* BDS so sanh 2 sau khi d3 diéu chinh:
14 tri¢u X (100%+ 10%) = 15,4 tri¢u

Gia 1 m“ BDS so sanh 3 sau khi da diéu chinh:
15,5 trleu X (100% - 2%) = 15,19 tri€u
Gia 1 m* BDS so sanh 4 sau khi da diéu chinh:
14,5 trleu x (100% + 4%) = 15,08 tri€u
Gia 1 m* BDS so sanh 5 sau khi da diéu chinh:

15,6 triéu x (100% - 1%) = 15,444 tri€u



Loi giai dé nghi

Bai tap tinh hudng 1 (7iép)

Gi4 cAc BDS so sanh sau khi da diéu chinh

Chgd tidu Sos.nh Sos,.nh Sosnh Sos,nh Sos,nh
1 2 3 4 5

DiON tYch (m?) 145 80 120 78 85

Gi, b,n 2.175 1.120 1.860 1.131 1.326
(triOu ®ang)

b-ngi, b,n 15 14 15,5 14,5 15,6

(tr.®/1 m?)
b-n gi, SS 15 15.4 15.19 15.08 15.444

(tr.®/1 m?)




