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Cich tiép cén tir thi truong
(Ky hi¢u: TDGVN 08)
(Ban hanh kém theo Théng tw sé 126/2015/TT-BTC
ngay 20/8/2015 ciia Bé Tai chinh)

. QUY DINH CHUNG

1. Pham vi diéu chinh: Tiéu chuan nay quy dinh va huéng dan thuc hién
cach tiép can tir thi truong trong qua trinh thdm dinh gid tai san.

2. Déi twong ap dung: Tham dinh vién vé gia hanh nghé (sau diy goi
chung 14 tham dinh vién), doanh nghiép tham dinh gi4, cac t6 chirc va ca nhan
khac thuc hién hoat dong thim dinh gia theo quy dinh ctia Luat Gia va cac quy
dinh khéc cua phap luat c6 lién quan.

3. Khach hang tham dinh gi4 va bén thir ba sir dung két qua tham dinh gia
(néu co) theo hop dong tham dinh gia da ky két phai ¢ nhitng hiéu biét can thiét
vé cac quy dinh trong tiéu chuan nay dé hop tac v6i doanh nghiép tham dinh gia
trong qua trinh tham dinh gia.

4. Giat thich tr ngir

Tai san twong tir 13 tai san cung loai, twong dong véi tai san tham dinh gia
vé mot s6 dic trung co ban nhu muc dich st dung, cong dung, dic diém phap ly
va mot s6 dic diém veé kinh té - k¥ thuat chu yéu nhu nguyén 1y ciu tao, tinh
nang k¥ thuit, tinh nang str dung,...

Tai sdn so sanh 13 tai san gidng hét hodc tai san twong tu voi tai san tham
dinh gia da giao dich thanh cong hodc dugc chao mua hodc dugc chao ban trén
thi truong voi dia diém giao dich, chao mua, chao ban tuong tu vai tai san tham
dinh gia vao thoi diém tham dinh gia hoic gan thoi diém tham dinh gia.

Cdch tiép cdn tir thi truong 1a cach thic xac dinh gia trj cua tai san thAm
dinh gi4 thong qua viéc so sanh tai san tham dinh gia vé&i cac tai san giéng hét
hodc twong tu d3 co cac thong tin vé gia trén thi truong.

Phwong phdp so sanh 1a phuong phap tham dinh gia, xac dinh gia tri caa
tai san tham dinh gia dya trén co s& phan tich murc gia ctia cac tai san so sanh dé
udc tinh, xac dinh gia tri cia tai san tham dinh gia. Phuong phap so sanh thudc
cach tiép can tir thi truong.



Giao dich thanh cong trén thi truong 1a cac hoat dong mua ban tai san da
dién ra, tai san da dugc bén ban giao hang, chuyén quyén sé hitu (quyén sir dung
- d6i v6i dat) cho bén mua, nhan thanh toan; bén mua c6 nghia vu thanh toan
cho bén ban, nhan hang va quyén sé hitu hodc quyén sir dung theo thoa thuan.

Giao dich phé bién trén thi truong 13 hoat dong mua, ban tai san dugc tién
hanh cong khai trén thi truong. Mdt tai san dugc xac nhan 1a c6 giao dich phé
bién khi c6 it nhat 3 tai san tuong tu da co6 giao dich mua, ban trén thi truong.

Cdc yéu té so sanh 13 cac thong s kinh té, k¥ thuat cha yéu, tinh trang
phap 1y, muc gia giao dich, thoi gian, diéu kién giao dich (diéu kién thi truong,
diéu kién ban, diéu khoan tai chinh...) va cac yéu td khac c6 lién quan (dic diém
kinh té ky thuat cua tai san, tinh trang str dung tai san, tai san khac ban kém
theo...) c6 anh huong 16n dén gid tri tai san.

Pon vi so sanh chudn 1a don vi tinh co ban cua tai san ma c6 thé quy do6i
theo don vi 46 vé chuan dé so sanh giita cac tai san cung loai v6i nhau. Vi du:
mét, m%, m®, hecta, phong, giudng bénh, ghé ngdi, don vi thué, ning suét, san
lugng/hécta, san phrflm/ca may, cong Suét, kg, ta, tan.

Tong gid tri diéu chinh thudn 1a tong muc diéu chinh theo cac yéu td so
sanh co6 tinh dén dau am (diéu chinh giam) va ddu dwong (diéu chinh ting),
nghia 1a khong xét vé gia tri tuyét d6i cia mdi lan diéu chinh.

Tong gid tri diéu chinh gdp 1a tong mic diéu chinh theo cac yéu té so
sanh vé gia tri tuyét doi.

Mitc gid chi dan 12 murc gia cta tai san o séanh sau khi da dugc diéu chinh
theo su khac biét vé cac yéu td so sanh véi tai san tham dinh gia. Cac muc gia
chi dan 12 co s& cudi cung dé ude tinh mirc gia cua tai san tham dinh.

I1. NOI DUNG TIEU CHUAN

1. Cach tiép can tu thi truong co thé duoc st dung dé xac dinh gia tri tai
san tham dinh gia theo co s& gia tri thi trudng hodc phi thi trudng theo Tiéu
chuan tham dinh gia Viét Nam.

Pé xac dinh gia tri thi truong, viéc &p dung cach tiép can tu thi truong can
phan anh duoc quan diém cua cac dbi tuong thong thuong tham gia thi trudng
tai san tham dinh gia, can cir vao murc gia giao dich clia cic tai san so sanh sau
khi dd diéu chinh muc do tic dong dén gia cua cic yéu td khac biét. Gia tri cia
tai san tham dinh gia can duoc udc luong, danh gia trén co s& nhu cau cia doi
tuong thong thudng tham gia thi trudng tai san tham dinh, khong dua trén cac



dic diém dic biét chi co gia tri d6i voi mot sb ca biét dbi twong tham gia thi
truong tai san tham dinh gia.

Dé xac dinh gid tri phi thi truong, tham dinh vién can xac dinh gia tri tai
san tham dinh gia trén co so Cac diém dic biét cta tai san tham dinh gia, nhom
khach hang (hoac nha dau tu) ca bi¢t c6 nhu cAu sir dung céc dac diém dic biét
dé cua tai san. Tur d6 khao sat cac gia giao dich cua cac tai san so sanh c6 cac
dic diém dic biét twong tu véi ddi tuong tham gia thi trudng 12 cac khach hang
(hodc nha dau tu) ca biét, cé nhu cau sir dung cac dac diém dic biét trén cia tai
san tham dinh gia.

2. Phuong phap so sanh thuong duoc ap dung dé tham dinh gia cac tai san
tham dinh gia co6 giao dich pho bién trén thi truong.

Tham dinh vién cin ¢t vao su khac biét vé cac yéu td so sanh cla tai san
so sanh voi tai san tham dinh gia dé diéu chinh (ting, giam) mic gia cia tai san
so sanh, tir d6 xac dinh murc gia chi dan cua tai san so sanh.

Céc yéu t6 so sanh co ban can thu thap doi v6i mot sb loai hinh tai san
theo quy dinh tai Phy luc s6 01 ban hanh kém theo Tiéu chuan nay.

3. Cac budc ap dung trong tham dinh gia theo cach tiép can tir thi trudng.

Viéc tién hanh thAm dinh gia can duoc thuc hién theo 06 buéc cua Quy
trinh tham dinh gia quy dinh tai Tiéu chuan tham dinh gia Viét Nam sb 05. D6i
v6i mot sé bude cia Quy trinh tham dinh gia, khi 4p dung cach tiép can tir thi
truong dé xac dinh gia tri tai san can tham dinh gia, tham dinh vién can thuc
hién nhu sau:

- Tai budc 3 — Khao sat thuc té, thu thap thong tin, tham dinh vién can
d6ng thoi tudn thi cac yéu cau quy dinh tai diém 1, diém 4 muyc II va cac hudng
dan khac ¢6 lién quan cta Tiéu chuan nay.

- Tai budc 4 — Phan tich thdng tin, thim dinh vién can dong thoi tuan thu
Cac yéu cau quy dinh tai diém 1, diém 5 muc II va cac hudng dan khac co lién
quan cta Tiéu chuan nay.

- Tai budc 5 — Xac dinh gid tri tai san can tham dinh gia, tham dinh vién
can ap dung cac k¥ thuat dugc hudng dan tai diém 6, diém 7 muc II va cac
huéng dan khéac c6 lién quan ctia Tiéu chuan nay.

4. Yéu cau khi khao sat thuc té, thu thap thong tin vé tai san so sanh.

a) Thong tin dugc wu tién thu thap tir két qua cac giao dich thanh cong
trén thi truong. Trong truong hop co s& gia tri 1a thi truong thi trong cac giao
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dich ndy bén mua, bén ban c6 kha ning tiép cin thong tin vé tai san nhu nhau,
thoa thuan mua ban khong trai voi quy dinh cua phap luat, tu nguyén, khong
chiu bt cir strc ép ndo tir bén ngoai.

Thong tin thu thap phai dam bao khach quan dung theo thyc té cac giao
dich tai san va dua trén bang ching cu thé dé chimg minh vé mirc gia cta tai san
d3 giao dich thanh cong trén thi trudng, ghi rd ngudn gbc, thoi gian thu thap
thong tin trong bao cdo tham dinh gia. Tuy tinh hinh thuc té cla tai san ma tham
dinh vién c6 thé thu thap cac ching ctr thi truong lya chon tir mét trong cac chi
dan (hodc trong tat ca cac chi dan) sau: thong qua cac hop ddng, héa don, chimg
tir mua ban; cac két qua giao dich thanh cong trén cac san giao dich; cac phuong
tién thong tin dai chung; céac phiéu diéu tra thuc té thi trudong cua cac tham dinh
vién; cac chung ctir duoc ghi trong cac van ban cua cac co quan nha nudc, cac
doanh nghiép san xuét, kinh doanh,...

Dbi véi cac thong tin vé gia tai san di giao dich thanh cong trén thi trudng
thu thap thong qua phong van qua dién thoai, phong van truc tiép, qua phuong
tién thong tin dai chung, san giao dich bat dong san, trén mang Internet... thi
tham dinh vién phai c6 su tham dinh, xem xét, danh gid va kiém ching than
trong bao dam nhitng thong tin d6 c6 thé st dung dugc trude khi st dung vao
phan tich, tinh toan.

b) Pbi vi céc tai san dugce chao ban (giao dich chua thanh cong), tham
dinh vién can phai thu thap thong tin, so sanh giita mc gid chao ban (thuong
cao hon gia pho bién trén thi trudng) véi gia thi trudng dé cé su diéu chinh hop
1y, tim ra muc gid phu hop trude khi st dung lam mirc gia so sanh.

Pbi véi cac tai san dugce chao mua (giao dich chua thanh cong), tham
dinh vién can phai thu thap thong tin, so sanh giita mc gia chao mua (thuong
thap hon gia pho bién trén thi trudng) véi gia thi truong dé cé sy diéu chinh hop
1y, tim ra muc gid phu hop trude khi st dung dua vao [am mirc gia so sanh.

) Giao dich cua tai san so sanh dugc lwa chon phai dién ra tai hodc gﬁn
thoi diém tham dinh gia nhung khong qua 02 nam tinh dén thoi diém tham dinh
gia.

d) Tham dinh vién phai luu giit cac bang chung: vé gia tai san da giao
dich thanh cong hoac dugc chao mua hodc dugc chao ban trén thi truong; vé
thoi diém dién ra giao dich, dia diém giao dich, mot hodc nhiéu bén tham gia
giao dich, cac chung ctr so sanh... trong Hd so thim dinh gia dé bao dam dap
mg yéu cau kiém tra clia co quan quan 1y nha nudc vé tham dinh gia khi can
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thiét hodc phuc vu viéc xir Iy tranh chap vé két qua tham dinh gia (néu co phat
sinh).

5. Yéu cau khi phan tich thong tin.

Phén tich, so sanh dé rat ra nhitng diém tuong ty va nhimng diém khac
biét, nhitng loi thé va diém bat loi cta tai san thim dinh gid vé6i tai san so sanh.
Vi¢c phan tich dugc thuc hién trén 2 hinh thic:

- Phén tich dinh luong (phén tich theo sd lugng): bao gém phan tich theo
cap, phan tich thong ké, phan tich hdi qui, phan tich chi phi v.v... tim ra mic
diéu chinh 1a s6 tién hodc ty 18 phan tram (%).

- Phan tich dinh tinh (phan tich theo chit luong) bao gdm phan tich so
sanh twong quan, phan tich xép hang va phong van cac bén lién quan.

6. Xac dinh murc gia chi dan cua céc tai san so sanh.

Mtic gia chi dan cla cac tai san so sanh dugc x4c dinh trén co sé muc gia
clia cac tai san so sanh sau khi diéu chinh chénh 1éch do khac biét vé cac yéu t6
so sanh.

Truong hop gia tai san c6 bién dong trong khoang thoi gian tir thoi diém
chuyén nhuong thanh cong hodc thoi diém duogc chao mua hodc thoi diém duoc
chao ban cta tai san so sanh dén thoi diém tham dinh gia thi trudc khi thuc hién
viéc diéu chinh mirc gia cua tai san so sanh theo cac yéu t6 so sanh, can phai
diéu chinh (ting hodc giam) muc gia cua tai san so sanh theo chi sé bién dong
gia cua loai tai sdn do do cac co quan c¢o6 trach nhiém cong b6 hodc do tham dinh
vién thong ké tinh toan cho phu hop voi bién dong cua gia thi trudng trong
khoang thoi gian nay.

Phén tich, so sanh rat ra nhimg diém twong ty va nhimg diém khéac biét,
nhitng vu diém va bat loi cia tai san tham dinh gia voi tai san so sanh. Viéc
phan tich, so sanh thuc hién d6i voi cac yéu té so sanh dinh luong (c6 thé luong
hoéa thanh tién) trudc, cac yéu to so sanh dinh tinh (khong thé lugng hoa thanh
tién) sau.

a) Bdi tugng diéu chinh: 1a gia ban hodc gia quy ddi vé don vi so sanh
chuén (gia giao dich thanh céng hodc gia chao mua, gia chao ban trén thi trudng
sau khi da c6 su diéu chinh hop 1y vé mirc gia mua ban phd bién trén thi truong).
Vi du gia quy ddi vé don vi so sanh chuan bao gom:

- Dat dai, trang trai: gia/m®, gia/mét dai mat tién, giad/sao, ...

- Can hd chung cu, biét thy: gid/can ho, gié/mz,. ..



- Kho hang: gia/m?®, gia/m?,...

- Chu tau, bén cang: gia/m? gid/ha, ...

- Bénh vién: gid/giuong bénh,...

- Rap chiéu phim: gia/ghé ngdi,...

- May-thiét bi: gia/don vi cong suat (CV...), gid/don vi k¥ thuat chu

yeu,...

29 ¢ 29 ¢¢

DPdi v6i mot sé don vi do mang tinh dia phuong nhu “sao”, “thuéc”, “gia/
mét dai mit tién”, ... thi thdm dinh vién cin néu rd yéu t6 nay trong Bao cio két
qua tham dinh gia, dong thoi co ghi chu “sao”, “thudc”,... tuong duong voi bao
nhiéu mét.

b) Can cr diéu chinh: dya vao chénh léch cac yéu to so sanh (kha ning
sinh lg1i, tinh trang phap ly, co s¢ ha téng, cac dic diém ty nhién: vi tri, hinh
dang thtra dat, huong, canh quan, mdi truong; thiét ké noi that, ngoai that, ty 1€
st dung dat, quy dinh vé chiéu cao cong trinh, cong Suét, nang suat, hé sd tiéu
hao nguyén liéu, nhién liéu,...) gitta tai san so sanh va tai san tham dinh gia.

¢) Nguyén tic diéu chinh:

- LAy tai san tham dinh gia lam chuan dé diéu chinh gia cia tai san so
sanh theo cac dic diém cta tai san thAm dinh gia.

- Khi diéu chinh gia theo sy khac biét ctia mot yéu td so sanh thi ¢6 dinh
nhimg yéu t6 so sanh con lai (coi nhu giéng nhau).

- Nhiing yéu t0 & tai san so sanh kém hon so véi tai san tham dinh gia thi
diéu chinh ting muc gia tinh theo don vi chuan cia tai san so sanh (cong).
Nhitng yéu to ¢ tai san so sanh vuot troi hon so voi tai san tham dinh gia thi diéu
chinh giam muc gia tinh theo don vi chuén tai san so sanh (trtr). Khi thuc hién
diéu chinh gia theo ty 1& phan trim, néu ti san so sanh c6 yéu td so sanh thuin
loi hon (t6t hon) thi trir di (-) con néu kém hon thi cong vao (+) mét ty 18 % gia
cua tai san so sanh.

- Nhitng yéu t6 & tai san so sanh gidng véi tai san tham dinh gia thi git
nguyén murc gia clia tai san so sanh (khong diéu chinh).

- M&i mét sy diéu chinh vé cac yéu td so sanh phai dugc chimg minh tir
cac chung cu diéu tra thu thap duoc trén thi truong.

d) Phuong thirc diéu chinh:



- Piéu chinh theo s tién tuyét ddi: 4p dung d6i v6i chénh 1éch cac yéu td
so sanh co thé xac dinh dugc mirc diéu chinh tuyét d6i 1a mot khoan tién cu thé
thong qua viéc tinh toan, vi du nhu diéu kién thanh toan, chi phi phap 1y, trang
bi noi that, sin vuon, bé boi, gara 6 t0,... (d6i voi bat dong san); diéu kién thanh
toan, thiét bj kém theo, chi phi lip dat, ddo tao, van hanh,... (@i voi may, thiét
bi).

- Piéu chinh theo ty 1¢ phan trim: ap dung ddi véi chénh 1éch céac yéu tb
so sanh chi c6 thé xac dinh dugc murc didu chinh tuong déi theo ty 1¢, mang tinh
udc luong cao nhu: moi truong, canh quan, diéu kién ha tﬁng, Vi1 tri (déi voi bat
dong san); nam san xuét, dic trung k¥ thuat chu yéu (déi vo1 may, thiét bi).

Tham dinh vién cin ct vao diéu tra thi truong, tim ra cac béng ching vé
chénh 1&ch gia cua ting yéu td so sanh dé dua vao tinh toan, diéu chinh cho phu
hop.

Vi du vé phan tich thong tin va phuong thirc diéu chinh tai Phu lyc sé 02
ban hanh kém theo Tiéu chuan nay.

d) Mirc diéu chinh:

Mtrc diéu chinh mirc gid do su khac biét vé cac yéu td so sanh can duoc
woc tinh trén co so thong tin giao dich trén thi truong, dong thoi co su phan tich,
danh gia mic do anh huong dén gia tri tai san cia cac yéu tb so sanh.

Mirc diéu chinh cé thé duoc xac dinh thong qua cac k¥ thuat nhu:

- Phén tich cac cap tai san tuong tu, so sanh mirc gia cua tirng cap tai san
chi khéc biét vé 01 yéu td so sanh duy nhat, tir d6 xac dinh mc chénh léch gia
tai san do tac dong ciia yéu td so sanh dé. Trong trudng hop khong tim dugc cac
cdp tai san twong tu chi khac biét vé& 01 yéu t6 so sanh duy nhat, thaim dinh vién
c6 thé diéu chinh cac diém khéc biét chinh ctia cdp tai san tuwong tu dé chi con
khac biét vé 01 yéu t6 so sanh duy nhat, tir d6 xac dinh muc chénh 1éch gia tai
san do tac dong cua yéu td so sanh do.

- Ky thuét phan tich thong ké, d6 thi dé x4c dinh xu hudng bién d6i, mirc
do tac dong phé bién.

e) Thir tw diéu chinh:

Tham dinh vién tién hanh diéu chinh nhém yéu t6 lién quan dén giao dich
clia tai san trude, diéu chinh nhom yéu té so sanh vé dic diém (k¥ thuat - kinh
té) cua tai san sau. Nhoém yéu td lién quan dén giao dich cua tai san bao gom:
tinh trang phap 1y, diéu kién thanh toan, diéu kién giao dich, cac chi phi phat
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sinh ngay sau khi mua, diéu kién thj truong khi giao dich. Gia sau khi diéu chinh
cho nhom yéu t6 lién quan dén giao dich duoc str dung dé diéu chinh cho nhom
yéu td dic diém cua tai san.

Khi diéu chinh gia tai san so sanh theo timg nhom yéu té trén thi diéu
chinh cac yéu tb so sanh theo sd tién tuyét ddi trudce, diéu chinh theo ty 1¢ phan
tram sau. Gia sau khi diéu chinh tuyét d6i duoc str dung cho diéu chinh theo ty
1¢ phan tram.

g) Nguyén tic khong ché:

Phai bao dam chénh 1€ch gilta mirc gia cua tai sadn so sanh (dong A — bang
duéi) v6i muc gia chi dan cia tai san d6 (dong D — bang dudi) khéng qué cao va
khong phu hop véi cac chung ctr thi truong.

Tham dinh vién can bao dam chénh léch giita mdi muc gia chi din voi
murc gia trung binh cla cic murc gia chi dan khong qua 15%.

h) Bang di€u chinh cac murc gia chi dan theo cac y€u t6 so sanh

TT Yéu to so sanh Pon vi Tai san Tai san | Taisdn | Tai sdn

tinh thim dinh | so sanh | so sanh | so sanh

gia 1 2 3
A Gia thi treong (Gia trudc diéu Dibiét | Dabiét | Da biét
chinh)
B Gia quy doi vé don vi so sinh

chuan

C | Diéu chinh cac yeu to so sanh

Yéu t0 so sanh 1

Ty 1é diéu chinh %
C1 - -
Mure diéu chinh Dong
Gid sau diéu chinh 1 Pong
Yéu t6 so sanh 2
Ty 1é diéu chinh %
C2 - -
Mukc diéu chinh bong
Gid sau diéu chinh 2 Dong




Yéu t6 so sanh 3

Ty 1é diéu chinh %
C3 - -

Mukc diéu chinh bong

Gid sau diéu chinh 3 Pong

Yéu t6 so sanh 4

Ty 1é diéu chinh %
C4 - -

Muec diéu chinh Dong

Gid sau diéu chinh 4 Dong
D | Mirc gi4 chi din

D1 | Gié tri trung binh cua muc gia DPong
chi dan
Muc do chénh 1€ch vaéi gia tri %

D2 | trung binh ctua cac muc gia chi
dan

E | Tong hop céc so6 liéu diéu chinh tai muc C

E1 | Tong gia tri diéu chinh gop Pong
E2 | Téng sé lan diéu chinh Lan
E3 | Bién d¢ diéu chinh %
E4 | Téng gia tri diéu chinh thuan Dong

7. Xac dinh mirc gia cta tai san thim dinh gia théng qua muc gia chi dan
cua céc tai san so sanh.

Trén co s& muc gia chi dan cua céc tai san so sanh, tham dinh vién can
phan tich chat lugng thong tin clia cac tai san so sanh, sau d6 két hop phan tich
thém nhing tiéu chi sau dé xac dinh gia tri udc tinh cudi cing cho tai san tham
dinh gia:

- Tong gié tri diéu chinh gop nho nhat (tirc 13 tong gia tri tuyét dbi cua cac
diéu chinh 1a nho nhat).

- Tong s6 1an di€u chinh cang it cang tot.




- Bién d6 diéu chinh (nghia 13 mtc hodc ty 1& % diéu chinh) ciia mot yéu
t6 so sanh cang nho cang tot.

- T(f)ng cac gia tri diéu chinh thuan nho nhét tirc 13 tong ctia cac diéu chinh
1a nho nhat.

Vi du vé 4p dung phuong phap so sanh dé tham dinh gia tai san tai Phu
luc s6 03 ban hanh kém theo Tiéu chuan nay./.

KT. BQ TRUONG
THU TRUONG

Tran Van Hiéu
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o , Phy luc 56 01 L
CAC YEU TO SO SANH CO BAN p()l VOI MOT SO NHOM TAI SAN
(Ban hanh kem theo Tiéu chuan tham dinh gia Viét Nam so 08)

1. Bat dong san
1.1 Cac yéu t6 so sanh ap dung d6i véi bat dong san:
a) Dic diém phap 1y cta bat dong san

Cac diém khong glong nhau phd bién Ve dac diém phap 1y cua bat dong
san nhu: da dugc cap gidy hodc chua duoc cap gidy chimg nhan quyén sir dung
dat, thoi han st dung dat 6n dinh 1au dai hodc on dinh c6 thoi han hodc thoi han
str dung dat con lai 1a bao nhiéu), cac quyén ctia nguoi sir dung dbi voi bat dong
san...

Chi sir dung bat dong san c6 muc dich st dung khac voi bat dong san
tham dinh gia lam bat dong san so sanh trong trudng hop han ché thong tin phu
hop vé tai san so sanh. Trudng hop sir dung phai néu rd 1y do trong Ching thu
tham dinh gia va BAo céo két qua tham dinh gia, dong thoi phai phan anh day du
cac chi phi chuyén doi myc dich str dung (bao gém ca chi phi co hoi) dam bao
phu hop véi muc dich sur dung cao nhat va hiéu qua nhét cua tai san khi thuc
hién diéu chinh.

b) Cac diéu khoan vé tai chinh ciia cac giao dich

Céc diéu khoan tai chinh khong glong nhau thuong gip 1a: Tra tién mot
1an hodc nhiéu 1an, hd tro 13i suit vay thé chép,...

¢) Chi phi phai bo ra ngay sau khi mua

Néu c6 chi phi nay phat sinh thi phai cong vao muc gia giao dich thanh
cong.

d) Gia tri tai san khong phai bat dong san

Trong truong hop phét sinh viéc ban kém céc tai san khong phai bat dong
san thi phai xem xét loai trir hodc cong gia tri cac tai san nay vao gid ban tuy
thudc vao truong hop tai san ban kém nay thudc tai san so sanh hay tai san tham
dinh gia.

d) Piéu kién thi truong lac giao dich

Tinh hinh thi truong luc giao dich cua tai san tham dinh gi4 va céc tai san
so sanh phai twong ty nhau. Néu c6 bién dong gia phai thuc hién viéc diéu
chinh. Ty 1¢ diéu chinh bién dong gia phai can ctr vao diéu tra trén thi truong.

e) Vi tri, dia diém

Pic diém vi tri cia tai san thAm dinh gid va cac tai san so sanh: thudc
trung tdm thanh pho, khu ngoai 6, khu vuc ndong thon,...; Khoang cach dén cho,
si€u thi, truong hoc, bénh vién, cong vién, bén xe bus, khu dan cu... dac di€ém
vé giao thong, duong xa,...
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Viéc diéu chinh sy chénh 1éch vé yéu t6 dia diém nay can quy d6i thanh
chénh I¢ch ty 1€ v€ gid giao dich trén thi truong hodc chi phi phat sinh lién quan
dén vi¢c di lai, can ctr vao chirg cur thu thap tir thi truong.

g) Cac dac diém tu nhién: hinh dang, chiéu rong mat tién, chiéu sau 16 dit,
huédng,...

Viéc diéu chinh yéu td nay can quy doi thanh chénh 1éch ty 1¢ vé gid giao
dich trén thi truong hodc chi phi phat sinh dé khac phuc diém bat 191, can cir vao
chung ctr thu thap tur thi truong.

h) Quy hoach

Khi xem xét so sanh gia ban ciia cic bt dong san can chi y dén bt dong
san tham dinh gid voi cac bat dong san doi chi€u so sanh c6 twong ty voi nhau
vé mat quy hoach cua khu vyc hay khong.

i) Pic diém tai san trén dat

Céc cong trinh x4y dung trén dat 1a mot bo phan quan trong cau thanh bat
dong san va dong gop vao chi phi hinh thanh, tinh hiru dung, tinh thAm m¥y cua
bat dong san do do khi xem xét so sanh gia tri cia cac bat dong san can phai chu
y xem x¢€t, di€u chinh yéu t6 nay theo so tién tuyét doi.

1.2 Cac yéu td so sanh ap dung ddi voi mét s6 loai bat dong san cu thé:
a) Nha ¢ dan cu

- Loai nha ¢: nha chung cu, nha lién ké, nha biét thy,...;

- Pic diém cta khu dan cu: trinh d6 dan tri, mic do an ninh;

- P san ¢6 cia cac dich vu nhu trong tré, truong hoc, ctra hang an uéng;

- Pac diém tai san trén dat (ngdi nha chinh va cac hang muc xay dung
khac nhu gara, nha phu, duong di, cac birc tuong xay, hang rao, phong canh, bai
co, cay c01 va vuon,... ): quy mo, mat tién.

b) Cua hang, chg, siéu thi, khu thuong mai
- Gié béan, thué;
- Vi tri, kha nang sinh 101,
- Thoi gian kinh doanh (m6t budi hay ca ngay);
- Chiéu rong mat tién;
- Piéu kién ban, thué mudn mat bﬁng;
- Piéu kién giao nhan va phan phdi hang héa (chd dd 6 t6, xe may, bai xép
dd hang hoa);
- Su phu hop cua thiét ké voi cong nang 1am noi ban hang cta cong trinh;
- Hé thong phong chdng chay nd, 16i thoat hiém;
- Dich vu v¢ sinh, thu gom rac;
12



- Su thuan tién cho ngudi mua hang (duong x4, chd dé xe, ...);

- Bic diém vé dan sd, nghé nghiép, thu nhap ctia khach hang tiém ning;

- Cac yéu t6 khac.

C) Van phong

- Gia thué;

- Dién tich sur dung;

- Pia diém, vi tri;

- Hé thdng diéu hoa nhiét 6, phong chay chita chay;

- Hé thdng thong tin, lién lac;

- Hé thong anh sang;

- Su phu hop cua thiét ké voi cong nang lam van phong ctia cong trinh;

- Cau thang may, 16i thoat hiém;

- Dich vu v¢ sinh, moi truong;

- H¢ théng bao dam an ninh;

- Chi phi va mirc d6 san co6 dich vu quan Iy, duy tu;

- Chat luong quan 1y;

- Diéu kién ban, thué muén;

- Cac yéu t6 khac.

d) Bat dong san cong nghiép

- bia diém, vi tri;

- Gia thug,

- Cac dich vu cép va thoat nudc, cung cép dién, khi hoa long, dién thoai, vién
thong, xtr Iy nude thai,

- Murc do thuan loi hay khé khan cua hé théng giao thong ndi1 by phuc vu
cung cap vat tu, giao nhan hang hoa;

- Hé théng giao thong nbi lién voi cang, ga tau hoa, ga hang khong, khu
dan cu;
- Bam bao anh sang ty nhién;
- Pia hinh dat;
- Tinh trang trat tu, tri an khu vuc;
- Cac phuong tién chéng chay no, hé théng vé sinh va thong gio, thoat
hiém;
- Su phu hop ciia thiét ké xay dung v6i muc dich va loai hinh san xuét, kinh
doanh;
13



- Sur san ¢6 cac ngudn lao dong cta dia phuong va cc ving lan cin;

- Hé thdng nha an, phuc loi x3 hoi va bai dd 6 to;

- Cac yéu t6 khac.

d) Trang trai

- Pat dai, mit nude;

- Bac tinh phap 1y;

- Vi tri;

- Pia hinh (ddc, bang phang);

- Khi hau va luong mua;

- Quy mo trang trai;

- Nang suét;

- Hé thong tudi, tiéu;

- Puong vao vara;

- Hang rao va cong;

- Piéu kién vé cép, thoat nudc va dién;

- Nha cua;

- Loai, hang, tinh trang va dac diém cua cong trinh xay dung phuc vu
trang trai,

- Cac yéu t khac.

2. Dong san

a) Céc thong sb kinh té k¥ thuat chu yéu cta loai may, thiét bi

Déi voil méy, thiét bj can cha }'/ cac théng s6 co ban: ciu tao may, thiét bi,
cong suit, nang suat, kich thuoc (chleu dai, chiéu rong,...), model, muc tiéu hao
nhién liéu, nudc san xudt, nim san xuét, nim dua vao st dung, bao hanh, murc
d6 sin co cua cac linh kién thay thé,... Pdi voi phuong tién van tai can cha y
thém cac thong s6 nhu d6 cao mén nude, trong tai, trang thiét bi kém theo, tién
nghi ndi that,. ..

~ b) Diu kién thanh toan va dich vu kém theo nhu ché d¢ béo tri, bao hanh,
lap dat, huong dan st dung, lap rap, thiét bi thay thé kem theo,.../.
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Phu luc s6 02

Vi DU VE PIEU CHINH MOT SO YEU TO SO SANH
(Ban hanh kem theo Tiéu chuan tham dinh gia Viét Nam so 08)

Cac vi du da duogc gian lugc va chi mang tinh chat minh hoa.

1. Piéu chinh vé dic diém phap ly

Vi du: Tai san thAm dinh gid la nha & tai Ha No1, da duoc cép giéy ching
nhan quyén str dung dat 1a loai dat &. Trong so cac tai san so sanh dugc lua chon
tai khu vuc 1an can c6 bat dong san A 1a nha & c6 dién tich 50m2, duoc giao dich
gan thoi diém thdm dinh gia voi gia 50 triéu dong/m% Tai thoi diém giao dich,
thira dat cua bat dong san A chua dugc cap gidy chimg nhan quyén sir dung dat.

Tuy nhién, theo quy dinh cua phap ludt, bat dong san A c6 du diéu kién dé duoc
cap gidy ching nhan quyén sir dung dat ma khong phai nop tién sir dung dat.

Sau khi diéu tra, nghién ciu, tham dinh vién xac dinh cac khoan tién phai
ngp khi lam thu tuc cap gidy chirng nhin quyén st dung dat (d6i voi truong hop
bat dong san A) bao gom:

- Tién str dung dét: 0 dong.

- L& phi trudc ba: 50m’ x 0,5% x 30.000.000 = 7.500.000 dong

(Trong d6 30.000.000 déng/m” 1a don gia dat cua bat dong san A do
UBND TP. Ha Noi quy dinh ¢6 hi¢u lyc tai thoi dieém tham dinh gid).

- Phi tham dinh cap quyén st dung dat: 3.000.000 dong.

- L& phi dia chinh: 100.000 dong.

~ Nhu vay, chi phi cho viéc lam thu tuc cap gidy ching nhan quyén sir dung
dat Ia: 7.500.000 + 3.000.000 + 100.000 = 10.600.000 dong.

Bit dong san SO sanh A can phai diéu chinh chénh Iéch vé yéu tb phap 1y
tang 10.600.000 dong khi so sanh vai tai san tham dinh gia.

2. Piéu chinh vé di¢u khoin thanh toan

a) Vidu 1:

Tai san tham dinh gia 1a mot thiét bi y t& du kién mua trong diéu kién
thuong mai binh thuong tai thoi diém tham dinh gia. Tai san so sanh la mot thiét
biy t€ twong tu, tuy nhién dugc mua voi di€u kién thanh toan la tra tién 40% sau
khi ky hop dong va 60% con lai duge tra gop déu hang thang trong vong 1 nam,
ai tinh trén du ng gidm dén hang thang, lai suat vu dai 6%/ndm. Gia ban cua tai
san so sanh la 120.000.000 dong. Lai suat cho vay thuong mai theo hinh thire tra
g6p déu hang thang, 1ai tinh trén du ng giam dan hang thang pho bién trén thi
truong 1a 12%/mnam.

Nhu vay:
S tién tra gop 1a: 60% x 120.000.000 ddng = 72.000.000 ddng
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S tién phai tra hang thang véi 1ai sudt vu dai 6%/niam (hay 0,5%/thang)
la:
0,005 (1+0,005)12
(1+0,005)12—-1

72.000.000 x = 6.196.800 dong

Gia tri hién tai cia khoan tién phai tra hang thang ndy v6i muc 13i suat thi
truong 12%/nam (hay 1%/thang) trong 12 thang la:

0,01 (140,01)1?
(1+0,01)12-1

6.196.800 : = 69.745.500 ddng

Vay, gia cua tai san so sanh sau khi diéu chinh vé diéu kién thanh toan 1a:
40% x 120.000.000 + 69.745.500 = 117.700.000 dong (da 1am tron).

b) Vi du 2:

‘ Tham dinh vién cg‘in x;’w dinh gia t}‘i thi }ru’b’ng cua moQt chung cu 100m?,
di€u kién thanh toan pho bién tai thoi diém tham dinh gia 1a tra ngay 100% gia
tr1 can hg do cong trinh da hoan thanh va dang dua vao st dung. Tai san so sanh
1a mot chung cu twong ty voi dién tich 100 m’ va dugc giao dich voi gia 20 tricu
dong/m’ c6 diéu kién thanh toan 1a tra tién 2 lan, 50% Iuc ky hop dong va 50%
sau 1 nam. Lai suat cho vay mua nha pho bién tai thoi diém tham dinh gid la
8%/mam.

Nhu vay, gia tri hién tai ctia khoan tién tra sau 1 nam 1a:

(20.000.000 &/m? x 100 m?) : 2 : (0,08 + 1) = 925.925.900 ddng

Mitc gia cua tai san so sanh sau khi diéu chinh diéu kién thanh toan la:

(20.000.000 d&/m* x 100 m?) : 2 + 925.925.900 = 1.925.925.900 ddng.

3. Piéu chinh bién ddng cia thi trudong

Vi du: Tham dinh vién can djéu chinh muc gia da giao dich thanh cong
cua mdt bat dong sénvD tai thoi di€ém thang 5/2907 tai thi truong X tl}eo bién
dong cua thi truong dé€ phuc vu cho mot cq(f)c tham dinh gi4 tai thoi di€ém tham
dinh gia thang 7/2008. Tai thi ,tru’b‘ng X, tham dinh vién thu thélp duoc thong tin
giao dich thanh cong ctia 03 bat dong san A, B, C tuong tu véi bat dong san D:

Giao dich 1 — Bat dong san A mua vao thang 3/2007 voi gia 1,5 ty dong;
ban lai vao thang 7/2008 voi gida 1,662 ty dong: tang 10,8%, tic la khoang
0,68%/thang.

. Giao dich 2 - Bat dong san B mua vao thang 4/2007 voi gia 1,535 ty
dong; ban lai vao thang 2/2008 vai gia 1,642 ty dong: tang 7,0%, tic 1a khoang
0,70%/thang.

_ Giao dich 3 - Bat dong san C mua vao thang 10/2007 voi gia 1,480 ty
dong; ban lai vao thang 2/2008 vai gia 1,520 ty dong: tang 2,7%, tic la khoang
0,67%/thang.

Trén co so tinh toan mirc do bié:n dong gia trén thi trudng cua cac bfit
dong san A, B, C qua tung giai doan, tham dinh vién udc tinh duge mirc 46 bién
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dong thi truong cua bat dong san D tai thoi diém théng 7/2008 vao !{hoéng
0,67% — 0,7%/thang va c6 xu hudng twong tu voi murc bién dong cua bat dong
san A la mtrc 0,68% do twong dong hon vé giai doan nghién cuu./.
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Phu luc s6 03

Vi DU VE AP DUNG CACH TIEP CAN TU THI TRUONG
(Ban hanh kem theo Tiéu chuan tham dinh gia Viét Nam so 08)

Cac vi du da duogc gian lugc va chi mang tinh chat minh hoa.

Vi du: Tai san can thim dinh gia 1a mot 16 hang 80 may bom nudc do Dai
Lo;m san xuat nam 2012, cong suat bg‘m: 10m3/gi(‘y, do cao cot nuoc day: 15m,
chat lugng con lai: 85%, muc dich tham dinh gi4 1a dua ra ban ca 16 hang trén
thi truong.

Qua thu thap thong tin trén thi truong ¢ cac thong tin vao thoi diém tham
dinh gid nhu sau :

- May bom nudc cung nhan mac do Pai Loan san xudt nam 2012 cong

suat bom 10m3/gi(‘y, do cao cot nudc day 15m, chat lugng méi 100%, gia ban
14.000.000 d/cai. (Tai san so sanh 1);

- May bom nudc cung nhan mac do Pai Loan san xuat nam 2012 cong
suat 10m3/gi€7, dd cao cOt nudc day 12m, chat lugng con lai 85%, gid ban
9.000.000 d/cai. (Tai san so sanh 2);

- M4y bom cung nhin mac do Pai Loan san xuat nim 2014 cong sut
10m*/gidy, 6 cao cot nude diy 15m, chét luong mdi 100%, gia ban 16.740.000
d/cai. Truong hop mua tir 10 chiée trd 1én dugce tra chdm 50% sau 01 nam. (Tai
san so sanh 3);

- Gia may bom san xuat naim 2012 bang 80% gia may san xuat nam 2014
cung dac tinh k¥ thuat;

- Gia may bom c6 d6 cao cot nude ddy 15m bang 110% gia may bom
cung cong suat cd do cao ¢t nudc 12m;

- Gia may bom chat luong con lai 85% bang 85% gi4 may cing nim san
xuat, cung dac trung k¥ thuat c6 chat lugng 100%;

- L4i suét cho vay pho bién 1a 8%/nam.
Loi1 gii:

* Piéu chinh theo s tién tuyét dbi:

- Diéu chinh diéu kién thanh toan nhu sau:

Gi4 tr1 hién tai ciia khoan tién tra sau 01 nam (d6i vo1 may bom nudc nam
2014) la:

16.740.000 ddng : 2 : (0,08 + 1) = 7.750.000 ddng

Mirc gia cla tai san so sanh 1a may bom nudc nim 2014 sau khi diéu
chinh diéu kién thanh toan la:

16.740.000 dong : 2 + 7.750.000d6ng = 16.120.000 dong
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Mirc diéu chinh diéu kién thanh toan 1a:
16.120.000 dong - 16.740.000 dong = — 620.000 dong.
* Piéu chinh theo ty 1¢ phan tram:

- D61 chi€u mdy bom can tham dinh gia va cdc may bom so sanh:

Yéu t6 so sanh May bom cin Tai san Tai sdn Tai san
tham dinh gia so sanh 1 so sanh 2 so sanh 3
Nam san xuat 2012 2012 2012 2014
- Chat luong 85% 100% 85% 100%
- B cao cOtnudc | do cao 15m docao 15m | dod cao 12m do caol5m
- Cong suét 10m*/gio, 10m®/gio, 10m*/gio, 10m®/gio,
Gia ban Can xé4c dinh | 14.000.000 & | 9.000.000d | 16.740.000 d

- Can cr vao cac thong tin trén thi truong, tham dinh vién nhan thay:

+ Gia may bom san xudt nam 2012 bang 80% gla may san xuét nim 2014
cung dac tinh ky thuat, do do, can diéu chinh cac yéu td ky thuét trude, sau do
lay ket,qua da diéu chinh cac yéu td k¥ thuat dé 1am co s diéu chinh yéu t6 nam

san xuat.

+ Gia may bom chét luong con lai 85% bang 85% gia may cung nim san
xuat, cung ddc trung k¥ thuat c6 chat luong 100%, do do, can lay két qua da
di€u chinh cac yéu t6 ky thuat va nam san xuat dé lam co s& di€u chinh yéu to

chat luong con lai.

- Nhu vy, c6 thé tinh duoc ty 1é diéu chinh nhu sau:

+ Ty 1€ diéu chinh do6 cao ¢t nudc cua may bom so sanh 2:

110% - 100% = 10%

+ Ty 1€ di€u chinh ndm san xudt may bom so sanh 3:

80% - 100% =

- 20%

+ Ty 1& diéu chinh chat luong ctia may bom so sanh 1:
85% - 100% = - 15 %
+ Ty 1& diéu chinh chat luong ctia may bom so sanh 3:
85% - 100% = - 15 %

* Bang diéu chinh cac muirc gia chi dan theo céac yéu to so sanh:

19




LK Pon vi Téivsﬁn Tai san so | Tai san so | Tai san so
TT Yéu to so sanh . . | tham . . .
tinh . . sanh 1 sanh 2 sanh 3
dinh gia
A | Gia thi truong Pong
(gia trude dicu 14.000.000 | 9.000.000 | 16.740.000
chinh)
Cl | Piéu ki¢n thanh
toan
Ty 1é diéu chinh
Mikc diéu chinh Pong -620.000
Gid sau diéu chinh | Pong 14.000.000 | 9.000.000 | 16.120.000
C2 | P cao cot nuéc Mét 15m 15m 12m 15m
Ty 1é diéu chinh - 10% -
Mike diéu chinh Pong 900.000
Gid sau diéu chinh | Pong 14.000.000 | 9.900.000 | 16.120.000
C3 | Nim san xuit 2012 2012 2012 2014
Ty 1é diéu chinh - - -20%
Mike diéu chinh Pong -3.224.000
Gid sau diéu chinh | Pong 14.000.000 | 9.000.000 | 12.896.000
C4 | Chat lwong 85% 100% 85% 100%
Ty 1é diéu chinh -15% - -15%
Mikc diéu chinh Pong -2.100.000 -2.418.000
Gid sau diéu chinh | Pong 11.900.000 | 9.900.000 | 10.478.000
D | Mikc gia chi din 11.900.000 | 9.900.000 | 10.478.000
D1 | Gié tri trung binh Pong
ciia muc gié chi 10.759.333
dan
D2 | Murc d6 chénh 1éch
voi gid tri trung % 1060% | -7.99% | -261%
binh cua cac muc ' ’ '
gia chi dan
E | Tong hop céc so liéu diéu chinh tai muc C
Tong gia tri diéu
E1 | chinh gop Pong 2.100.000 | 900.000 | 6.262.000
Tong s6 lan diéu
E2 | chinh Lan 1 1 3
E3 | Bién d6 diéu chinh | % 15% 10% 3% - 20%
Tong gia tri diéu
E4 | chinh thuan Dong -2.100.000 | 900.000 | -6.262.000
F | Xac dinh mirc gia cho tai
san thim dinh gia 10.744.500
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* Nhu vay, vé nguyén tac khong ché:

_Theo D2 thi chénh 1¢ch gitra mirc gia trung binh cua cac murc gia chi dan
chi nam trong khoang tir 2,61% - 10,60%, vi vay dam bao khong qua 15%.

* V& théng nhat muc gia chi dan:

- Tham dinh vién danh gia chét lugng thong tin vé cac tai san so sanh 1a
tuong duong nhau, tuy nhién diéu khoan vé tai chinh va cac diéu khoan khuyén
mai khac con twong ddi khac biét gitta cac dia diém ban may bom nam 2014.
Murc d6 chénh 1¢ch gitra cac muc gia chi dan véi cac mirc gia trude diéu chinh 13
khong dang ké doi voi tai san so sanh 01 va 02. Vi vay, tham dinh vién nhan
dinh nhu sau:

+ V6i mitc gia 9.900.000 dong/chiéc thi kha ndng giao dich thanh cong
(nguo1 mua san sang mua, nguoi ban san sang ban) la 40%;

+ Voi mie gia 11.900.000 dong/chiéc thi kha ning giao dich thanh cong
la 35%;

+ Vi mie gia 10.478.000 dong/chiéc thi kha ning giao dich thanh cong
la 25%.

Gié thi truong cua may bom dugc udc tinh bang cach 1ay s6 binh quan gia
quyén ctia cac muc gia chi dan cua 03 tai san so sdnh nhu sau:

11.900.000 x 0,35 + 9.900.000 x 0,4 + 10.478.000 x 0,25 = 10.744.500 dong

‘ Nhu vay, gia tri thi truong cia may bom can tham dinh gia la: 10.744.500
dong.

- Tong gié tri 16 hang can tham dinh gié:
10.744.500 dong/chiéc x 80 chiéc = 859.560.000 dong
Gia trj thi truong cua 16 hang can thim dinh gia 13 859.560.000 dong./.
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