X.2. Gia dit hén hop thwong mai dich vu giao dot 3 (6 TM4 - dién tich 1.931,7m?)
X.2.1./Doanh thu phat trién

Cin cir vao quy hoach chi tiét va thuyét minh kém theo quy hoach déi véi dy én, 6
d4t hdn hop thuong mai dich vu 4 ¢6 chirc nang thuong mai dich vy, dién tich 6 dét
1.931,7m?, mét d6 xay dung tdi da 60%, dién tich dit xay dung 1.159,3m? ting cao
t6i da 2 tng, dién tich san xay dung 2.318m?

Do d6, Téng doanh thu phat trién = Doanh thu tir cho thué mit bing kinh doanh
quy veé hién tai.

Doanh thu tir cho thué mdt bing kinh doanh

Nguyén tic xac dinh gia cho thué khu mit bing kinh doanh theo phwong phap
so sanh trire tiép

Pon gi4 cho thué mat bang kinh doanh duge x4c dinh theo phwong phép so sénh véi
cac tai san c6 cing muc dich khai thac. Nguyén tic xac dinh gia cho thué mit bang
theo phwong phap so sanh truc tiép nhu sau:

Phuong phap so sanh duge ap dung dé xac dinh don gia cho thué mat bang kinh
doanh.

Phén tich, so sanh, diéu chinh mirc gia do céc yéu t6 khac biét cua tai san so sanh vaoi
tai san can dinh gia.

Piéu chinh murc gia do cac yéu td khac biét cia céc tai sin so sanh véi tai san cén
dinh gia.

Can cir yéu t6 khac biét cia céc tai san so sanh véi tai san can dinh gia dé diéu chinh
mirc gid cia tai san so sanh theo gia trj tuyét ddi hodc ty 18 %.

U'éc tinh gia cia tai san can dinh gia bang cach diéu chinh gid ciia timg tai san so sanh
do céc yéu tb khac biét clia cac tai san so sdnh véi tai san can dinh gia theo cdng thirc:

Gia udce tinh cua tai san £5 h 5 Murc di€u chinh vé gia do cac
2 g e . Gié cua tirng tai T h v w pas s .
can dinh gia theo timg = : , + ycu to khac bi€t cua tung tai san
o i ; san so sanh ) s e e -
tai san so sanh so sanh vdi tai san cén dinh gia

Xdc dinh gid cho thué mt bang kinh doanh

Thu thdp thong tin tai san so sdnh |

Cin ctr diém b khoan 2 Didu 6 Nghi dinh 71/2024/ND-CP ngay 27/6/2024 cta Chinh

phil quy dinh vé& gia dét (duge sira d6i bd sung tai Nghi dinh 226/2025/ND-CP ngay

15/8/2025) nhu sau:

“b) Khdo sdt, thu thdp thong tin vé gid chuyén nhirong, gid thué dat, gid thué mat

bing; gid kinh doanh san pham, dich vu.

Théng tin vé gid bdn nha 6, cdn hg, céng trinh xdy dung, mét phan céng trinh xdy

dung, gid dat thu thdp theo quy dinh tai khodn 2 va khoan 3 Piéu 4 cua Nghi dinh
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nay; thong tin vé gid thué dat, gid thué mdt bang thu thdp théng qua cdc hop dong
cho thué dat, thué mat bang; thong tin vé gid kinh doanh sdn phdm, dich vu thong
qua viéc diéu tra, khdo sdt cde dw dn cé hinh thire kinh doanh sdan phcfm, dich vu
twong tu, ¢6 khodng cdch gan nhat dén thira ddt, khu dét cdn dinh gid va cé s twong
dong nhdt dinh vé cdc yéu 16 anh hwéng dén gid dat quy dinh tai Piéu 8 Nghi dinh
nay;”.

Dbi v6i gia thué mit bang kinh doanh: Can cir thong tin hop ddng cho thué mit bang
duge Thué tinh Quang Ngii cung cap theo Cong vian s 7350/QNG-CNTK ngay
07/9/2026; dbi v6i cac thong tin cung cép khac khong bao gdm hop dong chi mang
tinh chét tham khao.

Pon vi tu vin lya chon céc tai san so sanh dugc danh gi4 1a twong ddng v6i tai san
cén dinh gia, dbi trong thué mat bang 13 céc chudi clra hang béan 1¢, siéu thi, bach

hoa, thong tin cu thé nhu sau:

Tai san thim

TT | Yéu tb so sanh dinh Taisan so sanh 1 | Taisdnsosanh2 | Taisdn sosanh 3
' ny Thira s6 193, t0 | Thia s6 276, to
Trung tim Tilktiss 54 331, “T ban dd s6 4, thon | ban db sb 4, thon
. ban do so 10, thon i i X P
I | Teén tai sa thwong mai - Khu Thu Xa. xa Nehia Pai An Tay 2, xa Pai An Dong 2,
SR db thj Coastal, xa » X4 NE Hanh Thuin, xa Hanh Thuin,
2 Hoa, huyén Tw " s & o
Tw Nghia Nghia (cii) huyén Nghia huyén Nghia
g Hanh (cii) Hanh (cii)
11 | Pic diém tai san
1 | Phéply Hop ddng thué Hop ddng thué Hop dong thué Hop dong thué
S Tiép giap duong Tiép gidp duomg | Tiép giap duong
o Khuddthisinh | 6o 3 Nehia | tinh 624, x4 Hanh | tinh 624, xa Hanh
2 | Vitri thai Coastal, xa Tu s 5 M o = R
Nehia Hoa, huyén Tu Thuén, huyén Thuén, huyén
& Nghia cii Neghia Hanh cii Nghta Hanh cii
3 | Giao théng Puong nhua Pudng nhya Pudng nhua Puong nhua
Tbda nha 2 ting. - i Nha riéng 1é 1 s N
4 | Quy md, dién tich Dién tich san Nh‘;ﬁ’ﬁ g%%n 2D 0| t3ng. Dién tich san Nhat l% ;1 t;;i'zmgn
2318m2. ' 172m2 '
Ha tang k¥ thuét
Toa nha trung tdm 3 W A o
thwong mai thuée | Ha ting k¥ thuat Ha ting ky thugt Ha ting Ly thudt
% ups By n dugc dong bd theo | dugce dong bo theo
A e Khu @b thj dugc dong bd theo on z x. = z x.
5 | Hatang k¥ thuat A 1 4 o 3 x. ti€u chuan chuoi tiéu chuan chuoi
Coastal. H¢ thong tiéu chuan chudi . s g .
: : : Cura hang Bach Cura hang
an ninh, phong Winmart N
; Héa Xanh Vinamilk
chéy chira chay
dong b, hién dai.
—_ Phiéu thu thap Phiéu thu thap Phiéu thu thap
6 | Nguon théng tin thong tin thong tin thong tin
7| MRS it~ 13.333.333 18.000.000 9.900.000
dong
g | Hheidiznuhicy e Théng 5/2026 Thang 5/2026 Théng 5/2026
gid thué
Don gia thué chua
9 | VAT 102.564 104.651 120.732

(ddng/m?2/thang)

65




b.  Diéu chinh cdc yéu té anh hwong dén gid thué:
TT | Yéu t6 so sanh Tai san thidm dinh | Taisan sosanh 1 | Taisansosanh2 | Taisan sosianh 3
. & R Thira s 193, tor Thira s6 276, to
Trung tim Thira s6 331, 60 | 1o 43 56 4, thon | ban dd sb 4, thon
. ban do so 10, thon ; % . ..
I | Ten taisan thwong mai - Khu Thu Xa. xa Nehia Pai An Tay 2, xa Pai An Dong 2,
a6 thi Coastal, xa s XANE Hanh Thuin, | xi Hanh Thufn,
< Hoa, huyén Tu A s A i
Tu Nghia Nghta (cii) huyén Nghia huyén Nghia
g Hanh (ci) Hanh (cii)
II | Pic diém tai sin
1 | Phéply Hop déng thué Hop ddng thué Hop ddng thué Hop dong thué
o lla Tiép giap dudng Tiép giap duong Tiép giap duong
: Khu do thisinh | ;1676 xa Nghia | tinh 624, x4 Hanh | tinh 624, xa Hanh
2 | Vitrd thai Coastal, xa Tu B N o . =
Nghia Hoa, huyén Tu Thuén, huyén Thuén, huyén
Nghia cii Nghia Hanh cii Nghia Hanh cii
3 | Giao thong Buong nhya Pudng nhua Duong nhya Pudng nhya
Toanha 2 t?mg. 5 X g Nhariéng 1€ 1 " A "
4 | Quyms,dientich | Dintichsan | "0 130 DN | g Dign tich san e
2318m?2. ) 172m?2 )
Ha tang ky thuat
Toa nha trung tdm 3 oy 2 g
thuong mai thudc Ha tang k¥ thuat i tan}g ky Ehuat Hd tan}g ky Ehuat
s y B dugc dong b theo | dugce dong b theo
A 5 Khu d6 thi Coastal. | dugc dong b theo i I X i 3 X
5 | Hatang k¥ thuat A a1 & : i T X tiéu chuan chudi tiéu chuén chudi
Hé thong an ninh, tiéu chuan chuoi iy R
; = . Ctra hang Bach Cura hang
phong chay chira Winmart ; . .
| S Hoéa Xanh Vinamilk
chay dong bd, hién
dai.
X Phiéu thu thap Phiéu thu thap Phiéu thu thap
G || Meissisnngun thdng tin thong tin thong tin
o e gl s 13.333.333 18.000.000 9.900.000
dong
Théi diém hiéu luc . . :
8 gid thué Thang 5/2026 Thang 5/2026 Thang 5/2026
Don gia thué chua
9 | VAT 102.564 104.651 120.732
(dong/m2/thang)
o Diéu chinh theo
cac yéu tb so sanh i i
o il Tiép gidp dudmg Tiép gidp dudng Tiép giap duong
- Khu 6 thisinh | ;6o & Nghta | tinh 624, xa Hanh | tinh 624, xa Hanh
Vi tri thai Coastal, xd Tu \ x 2 z o &
4 Nehi Hoa, huyén Tu Thuén, huyén Thuén, huyén
ghia Neghfa cii Nghia Hanh cii Nghia Hanh cil
1 | Panh gia Loi thé hon Loi thé hon Loi thé hon
Ty 1€ 100% 115% 120% 120%
Ty 1& diéu chinh -13,04% -16,67% -16,67%
Mirc diéu chinh -13.378 -17.442 -20.122
Giao thong Puong nhya Puong nhya DPudng nhya Pudng nhya
Pénh gia Tuong ddng Tuong ddng Tuong dong
2 | Tylé 100% 100% 100% 100%
Ty 1& diéu chinh 0,00% 0,00% 0,00%
Mirc diéu chinh 0 0 0
Toa nha 2 tang. N e _Nhariéng Ié 1 i .
3 | Quy md, dién tich Dién tich san Nha’Ol tang. Dién tang. Dién tich san Kb ,01 farg: Ui
tich 130m2. tich 82m?2.
2318m2. 172m2
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TT | Yéu t6 so sanh Tai san thAm dinh | Taisan sosdnh 1 | Taisinsosinh2 | Taisin sosdnh 3
Panh gia Kém lgi thé Kém lgi thé Kém lgi thé
Ty lé 100% 75% 75,0% 73%
Ty 1é diéu chinh 33,33% 33,33% 36,99%
Miic diéu chinh 34.188 34.884 44.654
Ha tang ky thuat
Toda nha trung tdm 3 o A A 4 i1n
thuong mai thude Ha téqg k¥ thuat dl:z:a&rggnk)ﬁh;at ng t?in‘.g k){)t.htt}l]at
Ha ting ky thuit, | Khu db thi Coastal. | dugc dong b theo A B whilrus e
Ay ok % 7y X . - I x. tiéu chuan chuoi tiéu chuan chudi
co s& vat chat Hé thong an ninh, tiéu chuan chuoi 5 5 ’ e
. : 3 Cira hang Bach Cira hang
phong chdy chita Winmart Z . .
3 N Hoa Xanh Vinamilk
4 chay dong bg, hién
dai.
Piénh gia Kém lgi thé Kém loi thé Kém lgi thé
Ty l¢ 100% 95% 95% 95%
Ty 1& didu chinh 5,26% 5,26% 5,26%
Mic diéu chinh 5.398 5.508 6.354
IV | Mirc gi4 chi din 128.772 127.601 151.619
Gia tri trung binh
1 | cuamirc gia chi 135.997
dan
Muc @6 chénh Iéch
o |YOigiamm trung 5,61% 6,58% -10,30%
binh ctia cac muc
gi4 chi ddn
Xdc dinh mirc gia
v cl.lo tai san tham 135.997
dinh
(@dng/m2/théng)
Lam tron
- (d6ng/m?2/théng) 136.000
Ket luin:
- Gi4 cho thué san kinh doanh binh quén l4: 136.000 ddng /m?/théng
1.2 Dién tich san kinh doanh

Do khong c6 sé liéu thiét ké cu thé chi tiét ctia cong trinh x4y dung trén dién tich dat

Thuong mai dich vu.
Tham khao vin ban huéng dan ty 1 dién tich san kinh doanh so v&i dién tich san xay
dung khi xac dinh gia dét cu thé theo phuong phép thing du cia mot s6 tinh, thanh

nhu sau:
STT Tinh Chung cw TMDV Vin phong

1 Cao Bing 75% 65% 65%
2 Lang Son 75% 65% 65%
3 Binh Pinh 80% 80%
4 Long An 75% 70% 75%
5 Soc Trang 75% 75%

BINH QUAN 75% 71% 72%
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1.3.

1.4.

Do d6 don vi tu van d& xuét udc tinh dién tich san kinh doanh bﬁng 70% dién tich
san xdy dung.

Khi d6 dién tich san kinh doanh dé tinh doanh thu 13: 2.318m? * 70% = 1.622,6m>.
Téc d tang gia

Tham khéo hudng dan tai diém b, khoan 4, Piéu 1 Nghi dinh 226/ND-CP sira dbi
Stra dbi, bd sung mot sé diém, khoan ciia Pidu 6 Nghi dinh 71/ND-CP nhu sau:

““d) Viéc xdc dinh mirc bién dong cia gid chuyén nhwgng, gid thué dat, gia thué mdt
bing, gid kinh doanh san phdm, dich vu cén cik vao s6 liéu ciia co quan thong ké
hodc co quan quan [y thi truong bdt dong san. Truong hop khéng cé s6 liéu ciia co
quan théng ké hodc co quan quan Iy thi truong bdt dong san thi thuc hién nhu sau:
Péi véi truomg hop xdc dinh mike bién dong cia gid chuyén nhicong thi cin cir theo
chi sé gid tiéu ding nhém nha 6, dién, nudc va vat liéu xdy dung binh qudn 03 ndm
lién ké true thoi diém dinh gid dat (dwoc tinh tir ngay 01 thdng 01 dén hét ngay 31
théng 12) do co quan nha neée cé tham quyén céng bé dp dung trén dia ban hanh
chinh cdp tinh hodc trén pham vi cd nude....”

Cin clr Cong vin sb 1028/SXD-QLN ngay 12/02/2026 ciia S& X4y dung tinh Quéang
Ngdi, cong van sé 57/TKT-DVG ngay 11/3/2026 cua Thong ké tinh Quang Ngii:
hién nay chua c6 s6 liéu théng ké mirc bién dong gia chuyén nhugng, gia thué dat,
gi4 thué mit bing, gia kinh doanh san phdm, dich vu binh quén cta 3 nam lién ké
(cac nam 2023, 2024, 2025) trén dia ban tinh. Do d6, mtrc bién dong cua gia thué mit
béng kinh doanh thi cdn cir theo chi sb gia tiéu dung nhém nha &, dién, nude va vt
liéu xay dung.

Can ¢t s6 lidu theo Cong vin sb 57/TKT-DVG ngay 11/3/2026 cta Théng ké tinh
Quéng Ngii, chi sb gi4 tiéu ding dugc cung cip nhu sau:

Trung
binh

110,12% | 105,06% | 103,37% | 106,18%

Niam 2023 2024 2025

Nha &, dién nudc, chat dot va
vét liéu x4y dung
Chi s6 gia tiéu dung v6i nhém nha ¢, dién nude, chat dot va vat li¢u xay dung trung

binh 03 ndm tir 2023-2025 1a 106,18%. Do do ty 1¢ bién dong gia thué mit bang kinh
doanh xéc dinh 12: 6,18%/nam

Ty 1é lip day hang nim

Cin ctr Quyét dinh sb 115/2026/QD-UBND ngay 18/6/2026, ty 1¢ 1ip day trong nim
dAu tién phat sinh doanh thu 1a 50%, s6 nam l4p diy tu khi phat sinh doanh thu dén
khi dat muc téi da 1a 05 nam, ty 1& 14p diy téi da 1a 70% va giir n dinh dén hét thai

gian thyc hi¢n du an.
Do d6 doanh thu ké tir nam thit 4 13 50%, nidm tht 5 14 55%, nim tht 6 14 60%; nim
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thir 7 12 65% va 6n dinh tir nam thtr 8 1a 70% dén hét thoi gian thué dat.

2. Doanh thu phat trién tir cho thué mit bing quy vé hién tai

Téng doanh thu phat trién = Doanh thu tir cho thué mt bang kinh doanh quy vé& hién

tai

Cu thé nhu sau:

STT | Nam | DEnOEh | Gigthue | Cong sut Doanh thu Quy ;fn;h;’:fiém

1 Nim 1 1.622,60 136.000 0% 5 .
2 Nim 2 1.622,60 144.409 0% - 5
3 Ném 3 1.622,60 153.339 0% - -
4 Nizm 4 1.622,60 162.820 50% 1.585.151.203 1.070.172.241
5 Nam 5 1.622,60 172.888 55% 1.851.483.024 1.133.048.417
6 Nzm 6 1.622,60 183.578 60% 2.144.690.608 1.189.704.573
7 Néam 7 1.622,60 194.929 65% 2.467.079.309 1.240.518.767
8 Nam 8 1.622,60 206.982 70% 2.821.136.819 1.285.849.451
9 Nim 9 1.622,60 219.781 70% 2.995.577.112 1.237.633.981
10 Nam 10 1.622,60 233.371 70% 3.180.803.630 1.191.226.447
11 Nam 11 1.622,60 247.801 70% 3.377.483.321 1.146.559.054
12 | Nam 12 1.622,60 263.123 70% 3.586.324.373 1.103.566.554
13 Nam 13 1.622,60 279.393 70% 3.808.078.764 1.062.186.143
14 | Nim 14 1.622,60 296.669 70% 4.043.544.967 1.022.357.372
15 Nim 15 1.622,60 315.013 70% 4.293.570.831 984.022.059
16 | Nam16 1.622,60 334.491 70% 4.559.056.627 947.124.205
17 Nam 17 1.622,60 355.174 70% 4.840.958.296 911.609.909
18 | Nam 18 1.622,60 377.135 70% 5.140.290.884 877.427.292
19 | Nam 19 1.622,60 400.455 70% 5.458.132.203 844.526.420
20 | Nam20 1.622,60 425216 70% 5.795.626.711 812.859.231
21 Nam 21 1.622,60 451.509 70% 6.153.989.629 782.379.466
22 | Nam22 1.622,60 479.427 70% 6.534.511.321 753.042.600
23 Ném 23 1.622,60 509.071 70% 6.938.561.938 724.805.778
24 | Nim?24 1.622,60 540.549 70% 7.367.596.351 697.627.751
25 Nam 25 1.622,60 573.973 70% 7.823.159.392 671.468.818
26 | Nam26 1.622,60 609.464 70% 8.306.891.415 646.290.766
27 | Nam27 1.622,60 647.149 70% 8.820.534.201 622.056.815
28 | Nam28 1.622,60 687.164 70% 9.365.937.232 598.731.564
29 | Nam29 1.622,60 729.654 70% 9.945.064.351 576.280.940
30 | Nam30 1.622,60 774.771 70% 10.560.000.830 554.672.146
31 Nam 31 1.622,60 822.677 70% 11.212.960.881 533.873.616
32 | Nam32 1.622,60 873.546 70% 11.906.295.629 513.854.969
33 Nizm 33 1.622,60 927.561 70% 12.642.501.575 494.586.960
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STT | Nam | DERON | Gigthue | Cong sudt Doanh thu Q“y(;’fn:l"giiédié‘“
34 | Nam 34 1.622,60 984915 | 70% 13.424.229.589 476.041.443
35 | Nim3s 162260 | 1045815 |  70% 14.254.204 452 458.191.328
36 | Niam36 162260 |  1.110481 |  70% 15.135.684.993 441.010.537
37 | Nam37 1622,60 | 1.179.146 |  70% 16.071.574.848 424.473.975
38 | Nam 38 162260 | 1252057 | 70% 17.065.333.893 408.557.483
39 | Nam39 162260 | 1320476 |  70% 18.120.540.372 393.237.812
40 | Nam40 1622,60 | 1411682 |  70% 19.240.993.785 378.492.582
41 | Nama4l 162260 | 1498971 |  70% 20.430.728.567 364.300.254
42 | Nam42 162260 | 1591657 |  70% 21.694.028.617 350.640.095
43 | Nam43 162260 | 1690074 |  70% 23.035.442.720 337.492.151
44 | Nam4d 1622,60 | 1794577 | 70% 24.459.800.928 324.837215
45 | Nam4s 162260 | 1905542 |  70% 25.972.231.952 312.656.801
46 | Nam4é 1622,60 | 2023368 |  70% 27.578.181.628 300.933.116
47 | Nam47 162260 | 2.148480 |  70% 29.283.432.525 289.649.033
48 | Nam 48 1622,60 | 2281327 |  70% 31.094.124.770 278.788.070
49 | Nam49 162260 | 2422389 | 70% 33.016.778.151 268.334.359

Tong cong 32.037.700.562

Tdng doanh thu phat trién 1a: 32.037.700.562 dong
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X227 Chi phi phat trién

1.
a.

Chi phi xay dung ha ting ky thuit va cong trinh trén dat

Chi phi ha tdng k¥ thuat va cong trinh x4y dung

Can cir theo khoan 4, Diéu 6, Nghi dinh 71/2024/ND-CP ngay 27/06/2024 (dugc sira
déi tai diém c khoan 4 Pidu 1 Nghj dinh 226/2025/ND-CP ngay 15/8/2025) ciia Chinh
phu quy dinh vé gia dit

“4. Viéc wéc tinh tong chi phi dau tw xdy dung dwoc thuce hién nhu sau:

a) Chi phi dau tw xdy dung dwge wée tinh theo quy hoach chi tiét xdy dung hodc quy
hoach téng mdt bang hodc hé so thiét ké co sé hode hé so thiét ké thi cong duoc co
quan cé tham quyén tham dinh, phé duyét. Viéc wée tinh chi phi dau tw xdy dung quy
dinh tai diém nay thuc hién theo quy dinh cua phdp ludt vé xdy dung;

b) Viéc wée tinh tong chi phi dau tw xdy dung cdn cit theo thir tw wu tién nhu sau:

- Dur todn xdy dung da dwoc co quan chuyén mén vé xdy dung thém dinh va chi dau
tw phé duyét theo quy dinh cua phdp ludt vé xdy dung;

- D todn xdy dung dwa trén dinh mutc, don gida do co quan nha nudc co tham quyén
ban hanh, cong bé va da duoc co quan, 16 chitc tu vén tham dinh hodc tham tra déc
lap. Co quan, 16 chire tu van tham dinh hodic tham tra déc ld@p chiu trach nhiém truoc
phdp ludt vé két qua tham dinh hodc thém tra doi véi dur todn xdy dung ma minh da
thiee hién,

- Sudt vén ddu tw x@y dung do Bo Xdy dung céng bo.

Du todn xdy dung dwoc thdm dinh, tham tra quy dinh tai diém nay dwoc phép xdc
dinh chdm nhdt d@én thoi diém t6 chire phién hop dau tién cua Hoi dong tham dinh
gid dat cu thé:”

Cin ctr theo tai liéu do khach hang cung cép, chi phi xdy dung ha tang ky thuat dugc
tinh theo Béo cdo két qua thim tra du todn x4y dung cong trinh do Vién KHCN Xay
dung thdm tra: Chi phi diu tu xdy dung ha tang k¥ thut toan bd Dy 4n theo Bao cdo
thdm tra nhu sau:

+/ Chi phi xay dung: 649.303.522.461 dong;

+/ Chi phi thiét bi: 20.585.835.680 dong;

+/ Chi phi quan ly du 4n: 8.076.756.458 ddng;

+/ Chi phi tu vén: 16.040.945.242 déng;

+/ Chi phi khéc: 3.276.190.480 dong;

+/ Chi phi du phong: 69.728.325.032 dong

Ci#n cir Khoan 3 Piéu 6 Nghi dinh 71/2024/ND-CP ngay 27/06/2024 (dugc sira doi
tai diém c khoan 4 Diéu 1 Nghi dinh 226/2025/ND-CP ngay 15/8/2025) cua Chinh
pht quy dinh v gid dat
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“3, Udc tinh tdng chi phi phat trién cua thira dét, khu dat

a) Cdc chi phi dau t xdy dung dé xdc dinh gid dat trong Nghi dinh néy bao gom:

- Chi phi xdy dung cdc céng trinh, hang muc céng trinh cua du dn (c6 tinh dén chi
phi duw phong cho yéu té trueot gid), goém: xdy dung cdc cong trinh ha tang ky thudt,
cong trinh kién triic va cdc cong trinh xdy dung khdc thudc dy én theo quy hoach da
dwoc phé duyét;

- Chi phi xdy dung cdc cong trinh, hang muc cong trinh xdy dung tam, phu tro phuc
vu thi céng, chi phi phd d& cdc cong trinh xdy dung khong thudc pham vi cua cong
tdc phd d& gidi phong mdt bang da dwoc xdc dinh trong chi phi béi thuong, hé tro,
tdi dinh cu;

- Chi phi thiét bi (bao gom cd cdc khodn thué cé lién quan);

- Chi phi quan ly du dn;

- Chi phi tw vdn dau tw xdy dung;

_ Chi phi san ldp mdt bing, chi phi ra phd bom min, chi phi khdo sdt dia chdt, chi
phi, Ié phi thuc hién cdc thi tuc vé xdy dung cong trinh, chi phi bdo hiém céng trinh
trong thoi gian xdy dung va cdc chi phi hop Iy, hop Ié khdc theo quy dinh cua phdp
lugt vé xdy dung ma gép phan truc tiép hinh thanh doanh thu phdt trién clia dw dn,
do t6 chire thue hién dinh gid dét lwa chon déi véi tung du dn cu thé, dé xuat Hoi
dong tham dinh gid ddt xem xét, quyét dinh”

Xét thiy:

- B4o céo két qua thdm tra dy toan xdy dung cdng trinh do Vién KHCN Xay dung
thdm tra khong boc tach chi phi du phong theo yéu té trugt gia, chi phi du phong khéi
legng phat sinh. Do d6, Chi phi xdy dung phén bd theo tién d6 dau tu xay dung trong
phuong 4n xdc dinh gié dat (Chi tiét tai Myc ¢ ctia Bdo céo) da tinh dén ty 1¢ bién
dong gi4 hang nam, Chi phi du phong tai dy toan thdm tra (69.728.325.032 dong)
khong tinh toan khi x4c dinh tdng chi phi phat trién.

Do do:

Céc chi phi dau tu x4y dung ha tAng k§ thuat dé x4c'dinh gia dét (chua bao gdm VAT)
nhu sau:

+/ Chi phi xdy dung: 649.303.522.461 dong;

+/ Chi phi thiét bi: 20.585.835.680 dong;

+/ Chi phi quan ly du 4n: 8.076.756.458 dong;

+/ Chi phi tu vin: 16.040.945.242 dong;

+/ Chi phi khac: 3.276.190.480 dong;

Tbng gié tri chi phi dau tu xdy dung ha ting k¥ thuit toan bd dy an theo quy hoach
dé x4c dinh gia dat (chua bao gdm VAT) 1a: 697.283.250.321 dong.
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- Chi phi ha tng k§ thuat phan bd cho dién tich giao dt, cho thué dat giai doan 2 nhu

sau.
STT | HANG MUC PVT GIA TRI
I | Chi phi HTKT toan b Du én dong
1 | Tong chi phi HTKT da dugc thdm tra 697.283.250.321
) Téflg dié:n tich Dy 4n d3 loai trir séng sudi, dat rimg i 579.729.41
phong hd
3 | Téng dién tich dét thu tién 243.361,21
4 | Dién tich d4t ¢ toan by du an m?2 133.171,53
5 | Dién tich d4t TMDV toan b dy 4n m2 110.189,68
II | Phén bé chi phi HTKT cho dién tich giai doan 3
1 | Dién tich ¢4t TMDV m2 1.931,7
2 | Chi phi HKT phén bd dit TMDV dong 5.534.744.465

Chi phi ha ting k¥ thuat phan b cho dién tich 6 dat TM4 = 5.534.744.465 dong.

*  Chi phi xdy dung cong trinh trén dit
Do khéng c¢6 du toan xdy dung duge co quan chuyén mén tham dinh hay du toan xay
dung dya trén dinh mtrc don gié dugc co quan, t6 chirc thAm dinh thdm tra doc lap.
Nén chi phi ddu tu x4y dung cong trinh nha trén dét dugc xac dinh ude tinh theo sudt
v6n dau tu do Bo xdy dung cong bd.
Theo Quyét dinh 425/QD-BXD ngay 30/3/2026 cia Bo Xay dung cong bd sudt von
dau tu xay dung va gid xdy dung tdng hop bd phan két cu cong trinh nim 2025.

S,IT Hang muc bVT Gia tri Ghi chu
0 dat TM4 99.964.729.527
1 | Dién tich san xdy dung m2 2318
2 | Suét vén déu tu xdy dung diéu chinh | ddng/m2 8.539.942
X, A a3 x x 3 Céng trinh da nang S6
a g(‘)';g“’“ dau tur x8y dyng cong trinh | 45 8.405.455 | ting <5 tAng khong c6
tdng ham
b | Hé s ving lan L] Youes: Lo likda
nang

b.  Chi phi dau tw xdy dung quy vé thoi diém thdm dinh
Téng chi phi xdy dung ha ting va cong trinh thuong mai trén dét quy vé thoi diém
thdm dinh. Cu thé:

STT Hang myc Nim 1 Nim 2 Nim 3 Téng cong
1 | Tong chi phi xay dung 25.330.329.599
2 | Ty 16 xay dung 30% 35% 35%
3| Ty 16 truot gié 104,0% 108,2% 112,6%
4 | Chiphixay dyng hangndm | 7.905.588.312 | 9.595.179.044 | 9.982.175.059 | 27.482.942.415
t 1 2 3
5 &?i%?é;ﬁt{lg,‘;“?ﬁﬁy ve 7.166.051.770 | 7.883.962.986 | 7.434.682.428 | 22.484.697.183
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2.  Chi phi quang cdo bian hang
Can cit Quyét dinh s 115/2026/QD-UBND ngay 18/6/2026 ty 1¢ chi phi quang céo
ban hang dugc tinh bang 1% doanh thu phat trién:
1% x 32.037.700.562 ddng = 320.377.006 dong
3.  Chi phi quan ly van hanh
Cén cur Quyét dinh sé 115/2026/QD-UBND ngay 18/6/2026,
“2. Ty Ié % dé xdc dinh chi phi kinh doanh, bao gom
a) Chi phi tiép thi, quing cdo, bdan hang dwoc tinh bang 1% doanh thu phdt trién.
b) Chi phi qudn Iy vdn hanh dwoc tinh bang ty 1é % trén doanh thu phdt trién phit
hop voi tinh chat dir dn, cu thé:
- Nhém dw én cho thué san dich vu - thwong mai, van phong, cho thué can ho dé
6 va cdc nhom dw dn dich vu, thwong mai khac: 10%”
Ty 1€ chi phi quan ly van hanh = 10% doanh thu phat trién:
10% x 32.037.700.562 ddng = 3.203.770.056 déng
4.  Chi phi lai vay, lgi nhuin nha dau tw
Can ctr Quyét dinh s6 115/2026/QD-UBND ngay 18/6/2026 chi phi li vay, lgi nhuan
nha déu tu duge tinh bang 15% tong gié tri Chi phi xdy dung ha tang, ky thudt; chi phi
x4y dung cdng trinh, chi phi quan 1y vén hanh, quang cdo ban hang va gid tri khu dat
(Tb):
15% * (22.484.697.183 + 320.377.006 + 3.203.770.056 + TD) = 3.901.326.637
+15%*TD
N Téng chi phi phat trién
Téng chi phi phat trién = Chi phi x4y dung + Chi phi quing céo ban hang + Chi phi
quan ly van hanh + Loi nhuén nha dau tu = 22.484.697.183 + 320.377.006 +
3.203.770.056 ddng + 3.901.326.637 +15%*Tb = 29.910.170.882 dong + 0,15*TD
X.2.3./ Gia dit cu thé
&  Giatri QSDP dit TM4 (TD) = Téng doanh thu phat trién — Téng chi phi phat trién:
TP = 32.037.700.562 - (29.910.170.882 dbng + 0,15*TD)
TP = 2.127.529.680/1,15 = 1.850.025.809 déng
Dién tich dit hdn hop thuong mai dich vu TM4 giao dot 3 1a: 1.931,7m?
Gié dét binh quén d6i véi dién tich dat hdn hop thuong mai dich vu giao dot 3
= 1.850.025.809 dong / 1.931,7m?
=957.719 dong/m’

)
”n

N/
.0

L)
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X.3. Gia dit hén hop thwong mai dich vu giao dot 3 (ky hi¢u: TD - dién tich
44.250,6m?)

X.3.1./Doanh thu phat trién
Cin cr muc a khoan 4, Pidu 1 Nghi dinh 226/2025/ND-CP ngay 15/08/2025 cta
Chinh phi quy dinh vé& viéc sira ddi, bd sung mot s6 diéu cia Nghi dinh sb
71/2024/ND-CP ngay 27 thang 6 nim 2024 ctia Chinh phii quy dinh vé gia dat:
“a) Tong doanh thu phdt trién clia thira dat, khu ddt dwoc xdc dinh trén co sé wéc
tinh gid chuyén nhuong, gid thué dat, gid thué mdt bang, gid kinh doanh san phadm,
dich vu, mirc bién déng cua gid chuyén nhieong, gid thué dat, gid thué mdt bang, gia
kinh doanh san phcfm, dich vu trong thoi gian thuc hién dw dn va cdc ye"u 16 khdc hinh
thanh doanh thu bao gém: thoi gian bdn hang; thoi diém bdt dau bdn hang, kinh
doanh san phdm, dich vu; ty 1é ban hang; ty 1¢ lap day; cdc yéu 16 khdc phit hop véi
tinh hinh thuec té tai dia phirong va timg du dn.
Gid kinh doanh san pham, dich vu dwoc dp dung trong trudng hop khéng thu thdp
dugc gid chuyén nhieong, gid thué dat, gid thué mdt bang;”
Cin cir Diém 1 Thong bao s 495/TB-HDTPGPD ngay 23/9/2026 ciia Hoi dong thdm
dinh gia dét cu thé tinh Quang Ngai:
“Théng nhdt phwong dn tinh todn xdc dinh doanh thu, chi phi wéc tinh gid dat tir hoat
dong cho thué mdt bang kinh doanh déi véi cdc 6 dat TDI1, TD2 va DV nhur S6 Néng
nghiép va Moi truong da bdo cdo, dé xudt Hoi dong tham dinh gid ddt cu thé tinh tai
Céng van s6 10689/SNNMT-QLDD ngay 07/9/2026”
Tai thoi diém dinh gia, Pon vi tu van khong thu thap dugc gia chuyén nhugng, giad
thué dit c6 dién tich 16n véi muc dich thuong mai dich vy; tuy nhién don vi tu van
thu thap dugc céc thong tin dbi vai gia kinh doanh dich vu cho thué mat béng toa nha,
do do6 doanh thu phat trién duoc udce tinh trén co s& d4u tu kinh doanh cho thué mit
béng tda nha.
Péng thoi, phuong 4n xéc dinh doanh thu, chi phi ude tinh gia dat tir hoat déng cho
thué mat bang kinh doanh ddm bao céc 6 dét da dugc tinh hé sd sir dung dat tbi da
theo phé duyét quy hoach chi tiét.
Can ctr vao quy hoach chi tiét va thuyét minh quy hoach db6i voi du an, dién tich dat
hdn hop thuong mai dich vu TD c6 chirc ning thuong mai dich vu, dién tich
44.250,6m?, mat do xay dung tdi da 40%, ti‘mg cao tbi da 25 té‘tng, téng dién tich san
xdy dung 294.467,8m?>.
Do d6, Téng doanh thu phat trién = Doanh thu tir cho thué mit bing kinh doanh

quy vé hién tai.
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Doanh thu tic cho thué mdt bang kinh doanh

Nguyén tic xic dinh gia cho thué mit bing kinh doanh theo phwong phap so
sanh truc tiép

Gia cho thué mat bang kinh doanh dugc xac dinh theo phuong phap so sanh véi céc
tai san ¢6 cung muc dich khai thac. Nguyén tic xac dinh gia cho thué miit bang kinh
doanh theo phuong phép so sanh tryc tiép nhu sau:

Phan tich, so sanh, diéu chinh muc gia do cac yéu té khac biét ciia tai san so sanh véi
tai san can dinh gia.

Didu chinh muc gia do cac yéu td khac biét clia céc tai san so sanh véi tai san can
dinh gia.

Can ctr yéu t6 khac biét cia cc tai san so sanh vdi tai san can dinh gia dé diéu chinh
mirc gia cua tai san so sanh theo gia tri tuyét dbi hoic ty 1¢ %.

U'c tinh gi4 ctia tai san can dinh gia bang cach diéu chinh gid cua timg tai séan so sanh
do cac yéu td khac biét ciia c4c tai san so sanh vdi tai san cin dinh gia theo cong thirc:

Gia udc tinh cua tai san o aa .. Murc diéu chinh vé gia do cac
X e ., . Gia cua tung tai P .
can dinh gia theo tiung = 111 50 sanh + yéu to khéc biét cua ting tai san
wip 2 san s : PRSI, i
tai san so sanh so sanh vdi tai san can dinh gia

Xic dinh gid cho thué mdt bang kinh doanh

Thu thip théong tin tai sin so sanh

Ngay 07/9/2026, Thué tinh Quang Ngai da c6 Cong van s6 7350/QNG-CNTK gui S&
Nong nghiép va moi truong d& cung cép thong tin cac hop déng thué mat bing tai nha
riéng 1€ trén dia ban tinh Quang Ngai (cli) lan 1;

Ngay 22/9/2026, Thué tinh Quang Ngi da c6 Cong vén s6 7756/QNG-CNTK ngay
22/9/2026 giri S& Nong nghiép va méi truong dé tiép tuc cung cép thong tin lan 2
gbm thong tin tir Chi nhanh Cong ty ¢d phin Vincom Retail (quéan ly Trung tdm
thurong mai Vincom), Cong ty cb phan San xuét Thuong mai va Dich vu Hop Phat
(quan ly Toa nha Ricco).

Ngay 30/9/2026, Thué tinh Quang Ngii da c6 Cong van s6 7932/QNG-CNTK ngay
30/9/2026 giri S& Nong nghi¢p va mdi truong dé tiép tuc cung cap thong tin lan 3
gbm thong tin tir Cong ty cb phin Pau tu bat dong san ban 1é¢ Hung Cuong.

Ngay 01/10/2026, Thué tinh Quang Ngdi d4 c6 Céng vén s0 7966/QNG-CNTK ngay
01/10/2026 giri S& Nong nghiép va mdi trudng dé tiép tuc cung cdp thong tin lan 4
gdm théng tin tir Cong ty ¢ phan San xuét Thuong mai va Dich vu Hop Phat, Cong
ty ¢b phan Vincom Retail.

Don vi Tu véan bao cdo thong tin tdng hop nhu sau:
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+/ Thong tin tir Chi nhanh Céng ty cb phén Vincom Retail (quan ly Trung tdm thuong
mai Vincom): bao gbm 02 hop ddng thué mat bang tai Trung tAm thuong mai Vincom
Plaza Quéang Ngdi, tuy nhién cac ndi dung vé dién tich cho thué, gia cho thué di bi
che thong tin nén Pon vi Tu vin khéng thé sir dung lam ngudn thong tin tham khao.

+/ Théng tin tir Cong ty ¢ phin San xuit Thuong mai va Dich vu Hop Phét (quan
ly Toa nha Ricco): khong bao gbm hgp ddng cho thué mit bing cu thé.

+/ Thong tin tir Cong ty c6 phan dau tu bt dong san ban 1é¢ Hung Cuong (quan ly
Trung tdm thuong mai GO): khong bao gdm hop ddng cho thué mit bang cu thé.
Cin cr didm b khoan 2 Piéu 6 Nghi dinh 71/2024/ND-CP ngay 27/6/2024 ctia Chinh
phu quy dinh v& gia dit (dugc sira dbi bd sung tai Nghi dinh 226/2025/ND-CP ngay
15/8/2025) nhu sau:

“b) Khdo sat, thu thdp théng tin Vvé gid chuyén nhiong, gid thué dat, gid thué mdt
bing; gid kinh doanh san phdm, dich vu.

Théng tin vé gid bdn nha 6, cdn hg, céng trinh xdy dung, mét phan céng trinh xdy
dung, gid dat thu thdp theo quy dinh tai khoan 2 va khoan 3 Piéu 4 cia Nghi dinh
nay, théng tin vé gid thué dat, gid thué mdt bdng thu thdp théng qua cdc hop dong
cho thué dét, thué mdt bang; théng tin vé gid kinh doanh san phdm, dich vu théng
qua viéc diéu tra, khdo sdt cde dw dn cé hinh thitc kinh doanh san phcfm, dich vu
tiwong tu, cé khodang cdch gc‘fn nhét d@én thira dat, khu dat can dinh gid va co sy twong
déng nhat dinh vé cdc yéu 16 anh hidng dén gia dat quy dinh tai Piéu 8 Nghi dinh
nay,”.

Dbi véi cac thong tin cung cdp khong bao gdm hop ddng, hop dong che thong tin gia
thué chi mang tinh chét tham khao. Do d6, Pon vi tr vn khong thé str dung déi voi
cé4c thong tin trén trong qua trinh tinh toan.

Cian cir quy dinh tai diém a khoan 3 Diéu 4 Nghi dinh 71/2024/ND-CP ngay
27/6/2024 cia Chinh phii quy dinh vé gia dat (duoc stra ddi, bd sung tai diém b khoan
2 Piéu 1 Nghi dinh 226/2025/ND-CP ngay 15/8/2025) nhu sau:

“3. Viéc lwa chon théng tin cua cdc thira dét so sanh dwoc thuc hién theo thir ti vu
tién nhu sau:

a) Co khoang cdch gan nhét dén thira dét, khu dat can dinh gid va khong bi gioi
han béi dia gidi hanh chinh cia cde don vi hanh chinh cd’p xd trong dia ban hanh
chinh cdp tinh. Truong hop mé réng pham vi thu thdp thong tin ngoai dia ban hanh
chinh cd’p tinh, t6 chirc thire hién dinh gid dat phai giai trinh cu thé Iy do trong Bdo
cdo thuyét minh xdy dung phwong dn gid dat dé Hoi dong tham dinh gid dat xem xét,
quyét dinh;”
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Do d6, Pon vi tu vin m& rong pham vi thu thap thong tin ra ngoai dia ban hanh chinh
tinh Quang Ngai, vira thu thap duge cac thong tin thué mit bang tai Toa nha cao ting
thudc thanh phd Pa Ning nhu sau:
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Don vi tu van lya chon céc tai san so sanh dugc danh gia 1a twong dong véi tai san

can dinh gia, cac thong tin cu thé nhu sau:

Tai san can dinh

TT | Yéu t6 so sanh = Taisan so sanh 1 | Taisdn so sdnh 2 | Taisan so sanh 3
Mit bing kinh Miit bing ting 2, s
doanh Toa nha | Mt biing ting Toanhd van | Y2t PAngtang %

TMDV thugc Dy | 7+8,Tdoanhasé | phong VNPT Pa Bi‘ b d‘f"“g
] F— an Khuddthi | 06 X6 ViétNgh¢ |  Ning, S6 344 i
sinh thai Coastal | Tinh, phudng dwdng 2/9, " ‘;1'1 = ;‘ s
Quang Ngii tai xa Hoa Cuong, phuwong Hoa g ':)l'n gt Da;’,
Tw Nghia, tinh tp.Da Niing Cudng, tp.Da g Ng’ p-
Quang Ngii Ning ng
Il | Pic diém tai san
1 | Phaply Hop dong cho thué | Hop ddng cho thué | Hop ddng cho thué
- 8606 X6 Viét ] 5
Nghé Tinh, - 80344 dudng | b o0 Ngi Thanh,
N 2/9, phudong Hoa ;
phuong Hoa Curo phuong Hoa
Cudng, tp.Pa wotig, tpbs Cudn
Thudc Du 4n Khu yong, tp- Nang & g
ra . Nang O Ao A - Céch Cau Rong
d6 thi sinh thai ; § st Cach Cau Rong %
; - Cach Cau Rong ; khoang 950m
Coastal Quang khod khoang 2,4km £
e oang 3,2km 4 . : | - Cach vong xuyén
Ngdi tai xa Tu ;| - Cach vong xuyén
o i - Céach vong xuyén i : ngd sdu Hoang
Nghia, tinh Quéang nga sau Hoang o 5
. Nosi ngd sdu Hoang Diéu (khu v t8 Diéu (khu vyc tép
2 | Vi tri, Dia diém &4l | Diéu (khu vic tap eu (KIU VIC T 4ing nhidu dich
R - Khoang cach dén ne nhidu dich trung nhiéu dich héng
UBND xa Tu trung nhiéu dic vil. VH BhE vy, van phong,
u, phong, :
o . vy, van phong, X thuong mai)
Nghia: 10km; th g thuong mai) 5
) 5 . £ wong mai) . khoang 1,9km
Khoang céch dén ; khoang 3,1km c .
Yy R ~ 1 | khoang 3,9km . ; - Céch khu tru s¢
bdi bién My Khé: ; - Céch khu tru s¢ A1
- Céch khu tru s& Ao s co quan ngén hang
7km . co quan ngén hang £
co quan ngén hang y : (tuyén duong
£ 5 (tuyén dudng x .
(tuyén duodng x . Nguyén Vin Linh)
x ; Nguyén Vian Linh) 5
Nguyén Van Linh) khoang 2km
; khoang 3,3km
khoang 4,1km
‘ Puong By Dé quy | Eﬁi;‘hax‘?r&g:a‘ - Toa nha nim mit | - Toa nha nim mat
3 Piéu kién vé giao hoach mé rong, N ﬁé Tinh dudng 2 thang 9 duong Nui Thanh
théng mit cét duong b i i -Pidukién giao | - Diéu kién giao
- bieu kién giao N iy A o W7
25m 9 P théng thudn lgi thong thuén loi
théng thuén lgi
TES)? Cnh:éiSﬂt%ngu ‘Toa nha cao 10 _Toa nha cao 6
o i o e e & | Toanhacao8 | ting, diéntichsan | ting, dién tich sin
4|y ong trinh Xdy x E i Thite logi | tAng 1 hdm, hoan | khoang 850m2, khoang 180m2,
i e o | thanhnam 2020 | hoan thanh va Kinh | hoan thanh v kinh
: duf}r,lgg doanh nhiéu nam doanh nhiéu ndm
T Cap dién cap nuoc | Cép dién cap nudc Cap dién cép nudc | Cép dién cap nudc
Diéu kién cap ; 3 3 3
s | osesuss, ok déng bo. Khu vyc | dong bd. Khu vue | dong bd. Khu vue | dong bg. Khu vue
d.‘.’ pd - khong bi ngap ing | khong bingap ing | khong bingdp ting | khéng bj ngdp ing
s khi mua khi mua khi mua khi mua
Khu vyc an ninh Khu vuc an ninh Khu vuc an ninh Khu vure an ninh
tét, didu kién moi | tdt, didu kién mdi | tét, didu kién mdi | tot, dicu kign méi
6 Hién trang moi truong xung quanh | trudng xung quanh | truong xung quanh | truong xung quanh
truong, an ninh thuén lgi khong bi | thudn lgi khong bi | thuén lgi khéng bi | thudn lgi khong bi
anh hudng boi anh huong bai anh huéng bai anh hudng badi
tiéng on va mui tiéng 6n va mui tiéng On va mui tiéng 6n va mui
Don gia thué mat
3 l(’ggfg 2 /thdng) 161.765 169.271 164.706
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b.  Diéu chinh cdic yéu té anh huéng dén gid thué phong:
s 7 A .

TT Yéu t6 so sanh Tai séng;:éan dinh Taisdn so sanh 1 | Taisdn so sinh 2 | Tai sdn so sanh 3
Miit bing kinh Mt bang tang 2, s
doanh Toanha | Mt biing ting Toa nha Vin 2?‘ "if‘gptha'fg %

TMDV thujc Dy | 7+8, Téanhasé | phong VNPT Pa Bgﬂ"g ;u“ d‘;g‘g‘g
~ . A oA A 1 A ’
I | Tén tai san .én Khl.l do thi 06 X0 Viet Nghe Nang, So 344 IN Néi Thanh
sinh thai Coastal Tinh, phwdng dudng 2/9, hudne Ho ’
Quéang Ngii tai xa Hoa Cudng, phudng Hoa (I:) g gt Daa
Tu Nghia, tinh tp.Pa Nang Cudng, tp.Da i l:%’ P-
Quing Ngii Ning ne
I | Dic diém tai sdn
1 | Phaply Hop dong cho thué | Hop ddng cho thué | Hop déng cho thué
- S6 06 X6 Viét £ ,
Nghé Tinh, - 50344 dubmg | b h0 N Thinh,
2/9, phudng Hoa g 3
phuong Hoa 5 phuong Hoa
. 5 Cuong, tp.Da
x , Cuong, tp.Pa z Cuong
Thudc Dy én Khu 2 Nang Ty
g o : Nang ; Pt - C4ch Cau Rong
do thi sinh théi iy - Cach Cau Rong 5
» - Céch Cau Rong : khoang 950m
Coastal Quang 5 khoang 2,4km . 3 £
R o khoang 3,2km . s | - Céach vong xuyén
Ngdi tai xa Tu - .. | - Cach vong xuyen . y
e X - Céch vong xuyén ; . ngéd sau Hoang
Nghia, tinh Quang 5 ngd sau Hoang i 4
o ngd sdu Hoang i A Diéu (khu vuc tép
o e ail Ngii. 9 A Diéu (khu vuc tdp % g
2 | Vitri, Pia diém ; £ Diéu (khu vyc tép A e trung nhiéu dich
- Khoang céch dén N trung nhiéu dich <
. trung nhiéu dich N vy, van phong,
UBND x4 Tu 3 vy, véan phong, :
o . vy, vin phong, : thuong mai)
Nghia: 10km; . thuong mai) )
; £ thuong mai) . khoang 1,9km
- Khoang cach dén Kkhoa khoang 3,1km 4
P Sy oang 3,9km ; ; - Céch khu try s&
bai bién My Khé: i - Céch khu tru s& i s
- Céch khu tru s¢ e it co quan ngan hang
7km o co quan ngén hang £ 3
co quan ngén hang £ é (tuyén duodng
£ " (tuyén duong X ;
(tuyén dudng % ; Nguyén Vin Linh)
x : Nguyéen Vin Linh) :
Nguyén Vin Linh) ; khoang 2km
. khoang 3,3km
khoang 4,1km
. . s -Toanhd ndm mat | p, 1ps nim mit | - Toa nha nAm mat
S AT N o DPuong Bo Dé quy duong X6 Viét i L o5 s
biéu kién vé giao . oA 5 duodng 2 thang 9 duong Nai Thanh
3 & hoach mé réng, Nghé Tinh 2y B Tt X G
thong : A s s - Piéu kién giao - biéu kién giao
mat cat duong 25m - biéu kién giao A " p A 5 .
. o thong thuan loi thong thuan loi
thong thuan loi
TO? nhaizs tagng Toa nha cao 10 Toa nha cao 6
Thudc quan thé Dy N aks femrh = s A e fed
= 5 5 . X3 Toa nha cao 8 tang, dién tich san | tang, dién tich san
Cong trinh xay an phat trién vé du A 2 . . 3
4 d Yok v bk Toat tang, 1 ham, hoan khoang 850m2, khoang 180m2,
g e 921 | thanh nam 2020 | hoan thanh va kinh | hoan thanh va kinh
dich vu, nghi <A S
doanh nhiéu ndm doanh nhiéu nim
dumg. 7 7 T 7 7 7
Pidu kién c Cap dién cap nuée | Cap dién cap nuéc | Cap dién cap nuéc | Cap dién cap nuéc
il ST B déng bo. Khu vuc | ddngbd. Khuvyc | dong bo. Khuvie | ddng bo. Khu vuc
5 | thoat nudc, cap a S " ST . o a u e
dién khéng bi ngép ung | khong bingép ung | khong bi ngap tng | khong bi ngap ing
¥ khi mua khi mua khi mua khi mua
Khu vue an ninh Khu vyc an ninh Khu vuc an ninh Khu vyc an ninh
tét, diu kién moi | tot, didu kién mdi | tot, diéu kién mdi | tot, di€u kién moi
6 Hién trang moi trudng xung quanh | trudng xung quanh | truong xung quanh | trudng xung quanh
trudng, an ninh thuén loi khong bj | thuén lgi khong bi | thudn lgi khong bi | thudn lgi khong bi
anh hudng bdi éph huéng boi anh hudng béi anh huong boi
tiéng 6n va mui tiéng on va mui tiéng 6n va mui tiéng 6n va mui
bon gia thué mit
7 | bang 161.765 169.271 164.706
(ddng/m2/théng)
8 gg’t‘hﬁlgm higu lye Théng 5/2026 Théng 5/2026 Théng 5/2026
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Tai san can dinh

TT Yéu t6 so sanh ofd Taisdan so sanh 1 | Taisdnsosanh2 | Taisdn so sanh 3
III | Gi4 trj giao dich
DPon gia thué mit
1 | bang 161.765 169.271 164.706
(ddng/m2/théng)
v Diéu chinh theo
cdc yéu td so sanh ’
- 86 06 X6 Viét %
Nghé Tinh, - So3dddubng | o o0 N Thinh,
. ; 2/9, phudong Hoa 4
phuong Hoa Cut phuong Hoa
; ’ uong, tp.ba
5 : Cudng, tp.Da 53 Cuong
Thudc Du 4n Khu 2 Nang 2o
. : Nang : 17 s - Céach Cau Rong
do thi sinh thai L7y - Céch Cau Rong :
- Céach Cau Rong g khoang 950m
Coastal Quang 3 khoang 2,4km ; : £
o khoang 3,2km £ - Cach vong xuyen
Ngii tai xa Tu . ;| - Cach vong xuyén % s
= : - Céach vong xuyéen ; 5 ngd sau Hoang
Nghia, tinh Quang o X ngd sau Hoang B 2
, ngd sdu Hoang o 2 Diéu (khu vuc tip
A Ngai. o : Diéu (khu vuc tép g
Vi tri, dia diém ; £ Diéu (khu vuc tap he o trung nhiéu dich
- Khoang céach den X e trung nhiéu dich ;
trung nhiéu dich vu, van phong,
UBND x4 Tu vu, vin phong, .
. . vu, van phong, ; thuong mai)
Nghia: 10km; . thuong mai) .
1 ; ; £ thuong mai) s khoang 1,9km
- Khoang céch den A khoang 3,1km ; ;
S e pieapaiigy khoang 3,9km ; : - Cach khu tru s¢
bai bien My Khé: ; - Céch khu tru s& i
- Céch khu tru so A 1a co quan ngan hang
7km - co quan ngén hang £ 5
o quan ngén hang (tuyén dutm (tuzen duong
(tuyén dudng 4 & Nguyén Van Linh)
X : Nguyén Vin Linh) ;
Nguyén Van Linh) e 8 T khoang 2km
khoang 4,1km g 2
Panh gia Loi thé hon Loi thé hon Loi thé hon
Ty 1€ 100% 120% 120% 120%
Ty 1& diéu chinh -16,67% -16,67% -16,67%
Mic diéu chinh -26.961 -28.212 -27.451
. I ) TO? nha n:cim_r;nat - Toa nha ndm mit | - Toéa nha ndm mit
T Puong Bo Bé quy duong X6 Viét ; ; 3 AR
Dieu kién giao oo . duong 2 thang 9 duong Nui Thanh
- hoach mé rong, Nghé Tinh R A 2 o
thong : R il - Diéu kién giao - biéu kién giao
mit cdt dudng 25m | - Piéu kién giao 5 P = P
N s thong thuén loi thong thuén lgi
thong thuén lgi
2 | Panh gia Loi thé hon Loi thé hon Loi thé hon
Ty 1é 100% 115% 115% 115%
Ty 1é diu chinh -13,04% -13,04% -13,04%
Mirc didu chinh -21.100 -22.079 -21.483
Tb? nhak25 ta;ng Toa nha cao 10 Toa nha cao 6
Thudc quan thé Dy Toa nha Ang. dién tich s3 A ién tich sa
Quy mé cong &n phat tridn v& du _Toa nha cao 8 tang, dién tich san | tang, dién tich san
trinh lich véi nhidu loai tang, 1 ham, hoan khoang 850m2, khoang 180m2,
" dich vu. nehi * thanh ndm 2020 hoan thanh va kinh | hoan thanh va kinh
iy doanh nhiéu ndm | doanh nhiéu nm
3 udng.
Pénh gia Kém lgi thé hon Kém loi thé hon Kém lgi thé hon
Ty 1€ 100% 75% 79% 72%
Ty 1¢ diéu chinh 33,33% 26,58% 38,89%
Mt diéu chinh 53.922 44.996 64.052
Didu kién o Cép dién cap nuéc | Cp dién cdp nuée | Cdp dién cép nude | Cap dién cap nudéc
PR AR cap‘ dong bé. Khu vuc | dong bd. Khu vyc | dong bo. Khu vue | dong b. Khu vure
4 | thoat nuéc, cap Kkhé NPl - e - s 5 S m
s 6ng bi ngdp ung | khong bingédp ing | khong bi ngdp ung | khdng bi ngdp ung
di¢én f ; : .
khi mua khi mua khi mua khi mua
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Tai san cin djnh

TT Yéu t6 so sanh oif Taisan so sanh 1 | Taisdnsosanh2 | Taisdn so sdnh 3
Panh gia Tuong déng Tuong dong Twong dong
Ty 1§ 100% 100% 100% 100%
Ty 1é diéu chinh 0,00% 0,00% 0,00%
Mirc diéu chinh 0 0 0
Khu vyc an ninh If:hu vuc an ninh I’(hu vuc an ninh I§hu vurc an ninh
tot, diéu kién mai tot, diéu kién méi tot, diéu kién moi tot, di€u kién moi
Hién trang moi trudong xung quanh | trudng xung quanh | trudng xung quanh | trudng xung quanh
trwdng, an ninh thuén lgi khéng bi | thuén lgi khong bi | thuén lgi khong bi | thuén lgi khong bi
anh huong bdi anh hudng bai anh hudng béi anh hudng bdi
5 tiéng On va mui tiéng On va mui tiéng On va mui tiéng 6n va mui
Dénh gia Tuong déng Tuong déng Tuong déng
Ty 1& 100% 100% 100% 100%
Ty 1¢ diéu chinh 0,00% 0,00% 0,00%
Mirc diéu chinh 0 0 0
Gia thué mit
bing cin dinh gia
V | theo tirng tai sdn 167.626 163.976 179.824
so sanh
(ddng/m2/thing)
Gia thué‘mat bang
1 téi‘sén can dinh gia 170.475
(dong/m2)
Ty 1€ chénh léch
gilra gia thué cua
g | Exsan g Pt 1,70% 3,96% -520%
véi gia thué ude
tinh theo tai san so
sanh
Gia thué mjt
bing cin djnh gid
VI | theo tirng tai san 170.475
so sanh lam troén
(ddng/m2/thang)
Két luan: Gia cho thué mit bang binh quén 1a: 170.475 d6ng /m*/thang
1.2. Tbc @ ting gia

Tham khéo huéng din tai diém b, khoan 4, Diéu 1 Nghi dinh 226/ND-CP sira doi
Sira dbi, bd sung mot s6 diém, khoan ciia Didu 6 Nghi dinh 71/ND-CP nhu sau:

““d) Viéc xdc dinh mikc bién dong ciia gid chuyén nhwong, gid thué dat, gid thué mdt

bang, gid kinh doanh san pham, dich vu cdn cit vao sé liéu ciia co quan thong ké

hodc co quan quan Iy thi triuong bdt déng san. Truong hop khéng cé $6 liéu cia co

quan théng ké hodc co quan quan Iy thi truong bdt dong sdn thi thuc hién nhue sau:

Péi véi truong hop xdc dinh mike bién dong ciia gid chuyén nhwong thi cdn cit theo

chi 56 gid tiéu ding nhom nha 6, dién, nudc va vt liéu xdy dung binh quan 03 ndm

lién ké trude thoi diém dinh gid dat (dwoc tinh tir ngéy 01 thang 01 dén hét ngay 31

thang 12) do co quan nha nudc co thdm quyén céng bé dp dung trén dia ban hanh

chinh cap tinh hodc trén pham vi ca nudec....”
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1.3.

Can cir Cong van sd 1028/SXD-QLN ngay 12/02/2026 cua S& Xay dung tinh Quang
Ngai, cong van sb 57/TKT-DVG ngay 11/3/2026 ctia Thong ké tinh Quang Ngai:
hién nay chua c¢6 sb liéu théng ké murc bién dong gia chuyén nhuong, gia thué dét,
gi4 thué mat bang, gia kinh doanh sén pham, dich vu binh quén cta 3 ndm lién ké
(cac ndm 2023, 2024, 2025) trén dia ban tinh. Do d6, muc bién dong clia gia thué mit
bang kinh doanh thi cin ct theo chi s6 gid tiéu ding nhém nha &, dién, nudc va vét
li¢u xay dung.

Can cir s6 liéu theo Cong vin sé 57/TKT-DVG ngay 11/3/2026 clia Théng ké tinh
Quang Ngai, chi s6 gid tiéu ding dugc cung cép nhu sau:

Trung
binh

110,12% | 105,06% | 103,37% | 106,18%

Nam 2023 2024 2025
Nha &, dién nuée, chit dot va
i vét liéu xay dung |
Chi so gia tiéu dung v6i nhom nha &, dién nude, chat dot va vat liéu xay dung trung
binh 03 nam tir 2023-2025 13 106,18%. Do d6 ty 1¢ bién dong gi thué mit bang kinh
doanh xac dinh la: 6,18%/nam
Ty 1é lap day hang nim va thoi gian kinh doanh hing nim
Cin cir Quyét dinh s 115/2026/QD-UBND ngay 18/6/2026, ty 1¢ 14p day trong nam
dhu tién phat sinh doanh thu 1a 50%, s6 ndm 14p day tu khi phat sinh doanh thu dén
khi dat mic t6i da 12 05 nam, ty 18 14p ddy tdi da 1a 70% va gift n dinh dén hét thoi
gian thyc hién du an.
Do dé doanh thu ké tir nam thir 4 13 50%, nim thir 5 1a 55%, nam thir 6 12 60%; ndm
thir 7 12 65% va én dinh tir ndm thit 8 1a 70% dén hét thoi gian thué dat.
Pbi v6i doanh thu cho thué mit bang, thoi gian kinh doanh hing nam dugc tinh bing

365 ngay/nam.

Doanh thu phat trién tir cho thué mit bing quy vé hién tai

Do khong c6 s6 liéu thiét ké cu thé chi tiét ctia cong trinh x4y dung.

Tham khao van ban hudng dan ty 1¢ dién tich san kinh doanh so véi di€n tich san xay
dung khi xac dinh gid dét cu thé theo phuong phép thang du ciia mot s6 tinh, thanh

nhu sau:
STT Tinh Chung cw TMDV Vian phong

1 Cao Bing 75% 65% 65%
2 Lang Son 75% 65% 65%
3 Binh Pinh 80% 80%
4 Long An 75% 70% 75%
5 Séc Trang 75% 75%

BINH QUAN 75% 1% 2%

Do d6 don vi tw van d& xuét uée tinh dién tich san kinh doanh bang 70% dién tich
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san xady dung.

Khi d6 dién tich san kinh doanh dé tinh doanh thu 1a: 294.467,8m? * 70%

206.127,46m>.
Téng doanh thu phat trién = Doanh thu tir cho mt bing quy vé hién tai

Cu thé nhu sau:

STT | Nam | DEnHEt | Gigthue | Congsuit | Doanh thu Quy ;fn;"gii:iém
1| Nam1 | 20612746 | 170475 0% . .
2 | Nam2 | 20612746 | 181016 0% - :
3 | Nam3 | 20612746 | 192.209 0% - .
4 | Nam4 | 20612746 | 204094 | 50% | 252415991313 170.411.874.108
s | Nam5 | 20612746 | 216714 | 55% | 294.826.084.787 180.424.138.103
6 | Nam6 | 20612746 | 230.114 | 60% | 341515815669 189.445.939.722
7 | Nam7 | 20612746 | 244342 | 65% | 392.852.283.349 197.537.480.179
8 | Nam8 | 20612746 | 259.451 0% | 449231622578 |  204.755.838.575
9 | Nam9 | 20612746 | 275494 | 70% | 477.009.111.240 197.078.113.301
10 | Nam10 | 206.12746 | 292528 | 70% | 506.504.174.619 189.688.279.526
11 | Nam1l | 20612746 | 310616 | 70% | 537.823.016.083 182.575.542.190
12 | Nam12 | 20612746 | 329823 | 70% | 571078405910 175.729.511.012
13 | Nam13 | 20612746 | 350217 | 70% 606.390.087.342 169.140.185.318
14 | Naml4 | 20612746 | 371872 | 70% | 643.885207.743 162.797.939.428
15 | Nam15 | 20612746 | 394866 | 70% | 683.698.776.422 156.693.508.596
16 | Nam16 | 20612746 | 419282 | 70% | 725.974.150.764 150.817.975.475
17 | Nam17 | 206.12746 | 445207 | 70% | 770.863.552420 145.162.757.093
18 | Nam18 | 20612746 | 472736 | 70% | 818528615411 139.719.592.313
19 | Nam19 | 20612746 | 501.967 | 70% | 869.140.968.130 134.480.529.766
20 | Nam20 | 206.127,46 | 533.005 | 70% | 922.882851326 129.437.916.235
21 | Nam2l | 206.127.46 | 565963 | 70% | 979.947.774300 124.584.385.474
22 | Nam22 | 20612746 | 600958 | 70% | 1.040.541211.678 |  119.912.847.452
23 | Nam23 | 206.12746 | 638.117 | 70% | 1104881343266 |  115.416477.991
24 | Nam24 | 206.12746 | 677574 | 70% | 1.173.199.839.658 |  111.088.708.799
25 | Nam25 | 206.12746 | 719471 70% | 1245742.696.411 |  106.923217.875
26 | Nam26 | 206.12746 | 763958 | 70% | 1322771119805 |  102913.920.274
27 | Nam27 | 206.12746 | 811196 | 70% | 1404.562.467.380 |  99.054.959.220
28 | Nam28 | 206.12746 | 861355 | 70% | 1491411246613 |  95340.697.545
29 | Nam29 | 206.12746 | 914616 | 70% | 1.583.630.175.362 |  91.765.709.460
30 | Nam30 | 206.12746 | 971169 | 70% | 1.681.551.307.872 |  88324.772.627
31 | Nam3l | 20612746 | 1031220 | 70% | 1.785.527.230.408 |  85.012.860.528
32 | Nam32 | 206.12746 | 1094984 | 70% | 1.895.932330.822 |  81.825.135.125
33 | Nam33 | 206.12746 | 1162690 | 70% | 2.013.164.146.611 |  78.756.939.794
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Dién tich

Quy v¢ thoi diém

STT Nim a1 KD Gia thué | Cong suit Doanh thu dinh gi
34 | Nam34 | 206.127,46 | 1.234.583 70% 2.137.644.796.343 75.803.792.517
35 Nam 35 | 206.127,46 | 1.310.922 70% 2.269.822.499.584 72.961.379.340
36 | Nim36 | 206.127,46 | 1.391.980 70% 2.410.173.190.808 70.225.548.068
37 | Nam37 | 206.127,46 | 1.478.051 70% 2.559.202.233.106 67.592.302.203
38 | Nam38 | 206.127,46 | 1.569.444 70% 2.717.446.237.854 65.057.795.101
39 | Nam39 | 206.127,46 | 1.666.488 70% 2.885.474.996.894 62.618.324.358
40 | Nam40 | 206.127,46 | 1.769.532 70% 3.063.893.534.202 60.270.326.397
41 Nam 41 | 206.127,46 | 1.878.949 70% 3.253.344.284.400 58.010.371.264
42 | Nam42 | 206.127,46 | 1.995.130 70% 3.454.509.405.986 55.835.157.621
43 Nam 43 | 206.127,46 | 2.118.496 70% 3.668.113.237.589 53.741.507.917
44 | Nam44 | 206.127,46 | 2.249.489 70% 3.894.924.906.113 51.726.363.751
45 Nam 45 | 206.127,46 | 2.388.583 70% 4.135.761.096.141 49.786.781.402
46 | Nam46 | 206.127,46 | 2.536.277 70% 4.391.488.990.586 47.919.927.531
47 | Nam47 | 206.127,46 | 2.693.103 70% 4.663.029.393.171 46.123.075.039
48 | Nam48 | 206.127,46 | 2.859.627 70% 4.951.360.043.982 44.393.599.087
49 | Nam49 | 206.127,46 | 3.036.447 70% 5.257.519.140.035 42.728.973.257
Tong cong 5.101.612.977.956

Téng doanh thu phat trién la: 5.101.612.977.956 dong
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X.3.2./ Chi phi phat trién

1.
a.

Chi phi xay dung ha tang ky thuit va cong trinh trén dat

Chi phi ha ting k¥ thuat va céng trinh x4y dung

Can cir theo khoan 4, Diéu 6, Nghi dinh 71/2024/ND-CP ngay 27/06/2024 (dugc sira
d6i tai diém ¢ khoan 4 Diéu 1 Nghi dinh 226/2025/ND-CP ngay 15/8/2025) ctia Chinh
pht quy dinh vé gia dét

“4. Viéc woc tinh téng chi phi dau tw xdy dung dwoc thuc hién nhu sau.

a) Chi phi dau tw xdy dung dwoc wdc tinh theo quy hoach chi tiét xdy dung hodc quy
hoach téng mdt b.ﬁng hodic hé so thiét ké co sé hodc hé so thiét ké thi cong duoc co
quan c6 tham quyén tham dinh, phé duyét. Viéc wéc tinh chi phi dau tw x@y dung quy
dinh tai diém nay thuc hién theo quy dinh ctia phdp ludt vé xdy dung;

b) Viéc wde tinh tong chi phi ddu tw xdy dung cdn cik theo thir tw wu tién nhie sau:

- D todn xdy dung da dwoc co quan chuyén mén vé xdy dung tham dinh va chi dau
tie phé duyét theo quy dinh ciia phdp ludt vé xdy dung;

- Dir todin xdy dung diea trén dinh mike, don gid do co quan nha nieée cé tham quyén
ban hanh, cong bé va da dwoe co quan, 16 chite tw van tham dinh hodc thém tra déc
ldp. Co quan, t6 chire tw vén thém dinh hodc tham tra déc ldp chiu trach nhiém truoc
phdp ludt vé két qud tham dinh hodc tham tra d6i véi dw todn xdy dwng méa minh da
thue hién;

- Sudt vén dau tw xdy ding do B6 Xdy dung céng bo.

Dur todn xdy dung duwoe thdm dinh, thdm tra quy dinh tai diém nay dwoc phép xdc
dinh chém nhdt dén thoi diém (6 chike phién hop dau tién cia Hpi dong tham dinh
gida dét cu thé:”

Cin ctr theo tai liéu do khach hang cung cép, chi phi xdy dung ha ting k¥ thuét duoc
tinh theo B4o cdo két qua thim tra du to4n xdy dung cdng trinh do Vién KHCN Xay
dung thim tra: Chi phi dau tu xay dung ha ting k¥ thuét toan bo Dy 4n theo Béo cdo
thim tra nhu sau:

+/ Chi phi xay dung: 649.303.522.461 ddng;

+/ Chi phi thiét bi: 20.585.835.680 dong;

+/ Chi phi quéan 1y du 4n: 8.076.756.458 dong;

+/ Chi phi tu vin: 16.040.945.242 dong;

+/ Chi phi khac: 3.276.190.480 dong;

+/ Chi phi du phong: 69.728.325.032 dong
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Cin cr Khoan 3 Diéu 6 Nghi dinh 71/2024/ND-CP ngay 27/06/2024 (dwgc sira dbi
tai diém ¢ khoan 4 Pidu 1 Nghi dinh 226/2025/ND-CP ngay 15/8/2025) ciia Chinh
phit quy dinh vé gia dt

“3. Uéc tinh téng chi phi phat trién cia thira dét, khu dat

a) Cdc chi phi ddu tir x@y dung d@é xdc dinh gid dat trong Nghi dinh nay bao gom:

- Chi phi xdy dung cdc céng trinh, hang muc céng trinh cua dy dn (co tinh dén chi
phi di phong cho yéu té truot gid), gom: xdy dung cdc cong trinh ha tang ky thudt,
cong trinh kién tric va cdc cong trinh xdy dung khdc thuge dw dn theo quy hoach dé
duoc phé duyét;

- Chi phi xdy dung cdc cong trinh, hang muc cong trinh xdy dung tam, phu trg' phuc
vu thi cong; chi phi phd dé cdc cong trinh xdy dung khong thuge pham vi cua cong
tdc pha do giai phong mat bing da dwoc xdc dinh trong chi phi boi thuwong, hé tro,
tai dinh cu;

- Chi phi thiét bj (bao gdm cd cdc khoan thué cd lién quan);

- Chi phi quan Iy dw dn;

- Chi phi tw van ddu tu xdy dung;

- Chi phi san ldp mét béng, chi phi ra phd bom min, chi phi khao st dia chat, chi
phi, 1€ phi thiec hién cdc thu tuc vé xdy dung cong trinh, chi phi bdo hiém cong trinh
trong thoi gian xdy dung va cdc chi phi hop Iy, hop Ié khdc theo quy dinh cia phap
lugt vé xdy dung ma gop phan tryc tiép hinh thanh doanh thu phdt trién ciia dw dn,
do t6 chire thuc hién dinh gid dat lua chon déi véi timg diw dn cu thé, dé xudt Hoi
dong tham dinh gid dat xem xét, quyét dinh”

Xét thay:

- B4o cdo két qua thdm tra du toan x4y dung cong trinh do Vién KHCN Xay dung
thdm tra khong boc tach chi phi du phong theo yéu t6 truot gid, chi phi du phong khéi
lwong phét sinh. Do d6, Chi phi xay dung phan bé theo tién d6 dau tw xay dung trong
phuong én xéc dinh gia dat (Chi tiét tai Muc ¢ cta Bdo cdo) da tinh dén ty 18 bién
déng gié hang nam, Chi phi du phong tai dy toan thdm tra (69.728.325.032 dong)
khéng tinh toan khi x4c dinh tong chi phi phét trién. Do do:

Céc chi phi dau tu x4y dung ha tang k¥ thuat dé x4c dinh gia dat (chua bao gdm VAT)
nhu sau:

+/ Chi phi x4y dung: 649.303.522.461 dong;

+/ Chi phi thiét bi: 20.585.835.680 dong;

+/ Chi phi quan ly dy an: 8.076.756.458 dong;

+/ Chi phi tu vAn: 16.040.945.242 dng;
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+/ Chi phi khac: 3.276.190.480 ddng;

Téng gia tri chi phi diu tw xdy dung ha tang k¥ thuét toan bo dy 4n theo quy hoach
dé x4c dinh gi4 dét (chua bao gdm VAT) 1a: 697.283.250.321 dong.

Chi phi ha tAng k¥ thuat phan bd cho dién tich giao dét, cho thué dét giai doan 3 nhu

sau.
STT | HANG MUC PVT GIA TRI
I | Chiphi HTKT toan by Dy 4n dong
1 | Téng chi phi HTKT da dugc thdm tra 697.283.250.321
’ g}égr%gd}il%n tich Dy 4n da loai trir sdng sudi, dat rimg o 579.729 41
3 | Téng dién tich dit thu tién 243.361,21
II | Phan bé chi phi HTKT cho dién tich giai doan 3
1 | Dién tich d4t TD thuong mai dich vu m2 44.250,6
2 | Chi phi HKT phan b6 dong 126.787.681.013

Chi phi ha tang k¥ thuét phan b cho dién tich ¢4t TMDV TD = 126.787.681.013 dong.

*

Chi phi xay dung céng trinh trén dat

Do khong c6 du toan xay dung dugc co quan chuyén mon thadm dinh hay du toan xay
dung dya trén dinh mirc don gia dugc co quan, t§ chirc thAm dinh thdm tra doc lap.
Nén chi phi du tu x4y dung cong trinh nha trén dét dugc xac dinh uéc tinh theo suét
vén diu tu do Bo xay dung cong bd.

Theo Quyét dinh 425/QD-BXD ngay 30/3/2026 cta Bo Xay dung cong bb sudt von
dau tu xay dung va gia xay dung tdng hop bd phan két cdu cong trinh nam 2025

STT

Hang muc PVT Gia tri Ghi chu

Chi phi xay dyng céng trinh ddng | 4.144.993.000.320

1

Dién tich san xdy dung m?2 294.467.8 Theo Quy hoach

2

Suit vén diu tw sau diéu chinh 14.076.218

2.1

Suat von dau tu xay dung nam ddng/m2 13.854.545 C'onxg trmia da nang 25 tang, khéng
2025 ¢O tang ham

2.3

i Bk o Quang Ngii - Vung 3 - Cong trinh
Hé so diéu chinh theo khu vye Kkv 1,016 g

- Téng chi phi HTKT phan b + Chi phi xdy dung céng trinh trén dat = 126.787.681.013
ddng + 4.144.993.000.320 ddng = 4.271.780.681.333 dong.

b.  Chi phi ddu tw xdy dung quy vé thoi diém thim dinh
Téng chi phi xay dung ha tang va cong trinh thuong mai trén dét quy vé thoi diém
thdm dinh. Cu thé:
STT Hang muc Nim 1 Nim 2 Nim 3 Tong cong
1 | Tong chiphixay 4.271.780.681.333
dung
2 | Ty 16 x4y dung 30% 35% 35%
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/7
“0

STT Hang muc Nim 1 Nim 2 Nam 3 Tong cong
3 | Ty 1é trugt gid 104,0% 108,2% 112,6%
4 E;;igpg;;éy dmg | 333221.476.450 | 1.618.158.986.596 | 1.683.423.123.498 | 4.634.803.586.544
t 1 2 3
Chi phi xay dung
5| quy vé thoi diém 1.208.503.876.405 | 1.329.574.518.301 | 1.253.806.534.246 | 3.791.884.928.951
tham dinh
2.  Chi phi quang ciao ban hang
Can cir Quyét dinh sé 115/2026/QD-UBND ngay 18/6/2026 ty 1€ chi phi quang céo
ban hang dugc tinh bing 1% doanh thu phat trién:
1% x 5.101.612.977.956 déng = 51.016.129.780 dé)ng
3. Chi phi quéan ly van hanh
Can ot Quyét dinh s 115/2026/QD-UBND ngay 18/6/2026,
“2. Ty I¢ % dé xdc dinh chi phi kinh doanh, bao gom
c¢) Chi phi tiép thi, qudang cdo, bdn hang dwoc tinh bing 1% doanh thu phdt trién.
d) Chi phi quén Iy van hanh diegc tinh bang 1y Ié % trén doanh thu phdt trién phi
hop voi tinh chat dy én, cu thé:
- Nhém du dn cho thué san dich vu- thwong mai, van phong, cho thué can ho dé
& va cde nhém dw dn dich vy, thuong mai khdc: 10%”
Ty 1¢ chi phi quén 1y van hanh = 10% doanh thu phat trién:
10% x 5.101.612.977.956 ddéng = 510.161.297.796 dong
4.  Chi phi lai vay, lgi nhuin nha dau tu
Can ct Quyét dinh sé 115/2026/QD-UBND ngay 18/6/2026 chi phi lai vay, lgi nhuan
nha diu tr duoc tinh bing 15% téng gia tri Chi phi x4y dung ha tang, k¥ thudt; chi phi
xay dung cong trinh, chi phi quan 1y vén hanh, quang cdo ban hang va gi tri khu dét
(TD):
15% * (3.791.884.928.951 + 51.016.129.780 + 510.161.297.796 + TD) =
652.959.353.479 +15%*TD
5. Tong chi phi phat trién
Tong chi phi phat trién = Chi phi x4y dung + Chi phi quang cdo ban hang + Chi phi
quan ly vén hanh + L¢i nhuén nha diu tr = 3.791.884.928.951 + 51.016.129.780 +
510.161.297.796 + 652.959.353.479 +15%*TD = 5.006.021.710.006 dong +
0,15*Tb
X.3.3./ Gia dit cu thé

Gi4 trj QSDD dét TD2 (TD) = Téng doanh thu phat trién — Téng chi phi phat trién:
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L/
0‘0

L/
0.0

TP =5.101.612.977.956 - (5.006.021.710.006 ddng + 0,15*TD)

TD= 95.591.267.950 /1,15= 83.122.841.696 dong

Dién tich dt hdn hop thuong mai dich vu TD giao dot 3 la: 44.250,6m?

Gi4 dit binh quan ddi vé6i dién tich dit hdn hop thwong mai dich vu giao dot 3
= 83.122.841.696 ddng / 44.250,6m>

= 1.878.457 ddng/m?
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X.4. Gia dét dich vu du lich (6 DV - dién tich 54.376,3m?)

X.4.1./Doanh thu phat trién
Can cir muc a khoan 4, Piéu 1 Nghi dinh 226/2025/ND-CP ngay 15/08/2025 cua
Chinh pht quy dinh vé viéc stra ddi, bd sung mot sb didu cia Nghi dinh sb
71/2024/ND-CP ngay 27 thang 6 nim 2024 ctia Chinh pht quy dinh vé gia dat:
“a) Téng doanh thu phdt trién cua thira dét, khu déat dwoc xdc dinh trén co sé wéc
tinh gid chuyén nhiong, gid thué dat, gid thué mdt bang, gid kinh doanh san pham,
dich vu, mikc bién dong ciia gid chuyén nhiong, gid thué dat, gid thué mdt bang, gid
kinh doanh san phcfm, dich vu trong thoi gian thuc hién dw an va cdc yéu 16 khdc-hinh
thanh doanh thu bao gom: thoi gian bdn hang; thoi diém bdt dau bdn hang, kinh
doanh san pham, dich vu; 1y 1é ban hang; ty Ié ldp day; cdc yéu té khdc phi hop véi
tinh hinh the té tai dia phwong va tirg dw dn.
Gid kinh doanh san pham, dich vu dwoc dp dung trong trieong hop khong thu thdp
dwgc gid chuyén nhiegng, gid thué dat, gia thué mdt bang;”
Can ctr Piém 1 Thong béo s6 495/TB-HDTDGD ngay 23/9/2026 ctia Hoi ddng thdm
dinh gi4 dit cy thé tinh Quang Ngai:
“Thong nhdt phwong dn tinh todn xdc dinh doanh thu, chi phi wéc tinh gié dat tir hoat
dong cho thué mdt bang kinh doanh déi véi cdc 6 dat TD1, TD2 va DV nhw S6 Néng
nghiép va Moéi truong da bdo cdo, dé xudt Hoi do:ng thédm dinh gid dat cu thé tinh tai
Céng vin s6 10689/SNNMT-QLPP ngay 07/9/2026”
Pdng thoi, phuong 4n xéc dinh doanh thu, chi phi ude tinh gia dit tir hoat déng cho
thué mit bang kinh doanh dam bao cac 6 dat da duoc tinh hé sb sir dung dat tbi da
theo phé duyét quy hoach chi tiét.
Tai thoi diém dinh gia, Pon vi tu van khong thu thap duoc gia chuyén nhuong, gia
thué d4t c6 dién tich 1én véi muc dich thuong mai dich vu; tuy nhién don vi tr vén
thu thap duoc cac théng tin ddi véi gia kinh doanh dich vu cho thué mit bing nha
riéng 1¢, do d6 doanh thu phat trién dugc ude tinh trén co sé ddu tu kinh doanh cho
thué mat bang déi voi nha riéng 1é.
Can cir vao quy hoach chi tiét dbi voi du an, 6 dét dich vu du lich DV ¢6 chtrc ning
dich vu du lich, dién tich 6 dét 54.3 76,3m?>, tﬁng cao tbi da 5 téng; Téng dién tich san
xdy dung 67.970,3m?, téng sb can xdy dung 14 120 cin, do d6 dién tich san xay dung
binh quan binh quan ddi véi mdi can la: 67.970,3 m?/ 120 = 566m?2.
Do d6, Tong doanh thu phat trién = Doanh thu tir cho thué mit bing toan b
nha quy vé hién tai.

1. Doanh thu tir cho thué mit biang
Nguyén tic xac dinh gia cho thué mit bing theo phwong phap so sanh truwe tiép

93




1.1

a.

Gi4 cho thué mit bing duogc xac dinh theo phwong phap so sanh véi céc tai san co
cung muc dich khai thic. Nguyén tic xac dinh gid cho thué mat bing theo phuong
phép so sanh tryc tiép nhu sau:

Phan tich, so sanh, diéu chinh murc gia do cac yéu td khac biét cua tai san so sanh véi
tai san can dinh gia.

Pidu chinh murc gia do cac yéu té khac biét cua cic tai san so sdnh véi tai san can
dinh gia.

Can ctr yéu t khéc biét ctia cc tai san so sanh véi tai san cin dinh gia dé diéu chinh
mirc gia cua tai san so sanh theo gid tri tuyét d6i hoc ty 18 %.

U'éc tinh gié clia tai san can dinh gia bang cach diéu chinh gia clia timg tai sin so sanh
do céc yéu td khac biét cia cac tai san so sanh voi tai san can dinh gia theo cong thirc:

Gia udc tinh cuda tai san . .. Mirc diéu chinh vé gia do céac
% e . . Gia cua tung tai I PR . .
can dinh gia theo ting = an so sanh + yeéu to khac biét cua ting tai san
s " S san . A g @ R 5
tai san so sanh so sanh voi tai san can dinh gia

Xdc dinh gid cho thué mt bing
Thu thap thong tin tai san so sdnh
Cin ctr diém b khoan 2 Diéu 6 Nghi dinh 71/2024/ND-CP ngay 27/6/2024 ctia Chinh
pht quy dinh vé gia dit (duoc sira ddi b6 sung tai Nghi dinh 226/2025/ND-CP ngay
15/8/2025) nhu sau:
“b) Khao sat, thu thdp théng tin vé gid chuyén nhiong, gid thué ddt, gid thué mdit
bang; gid kinh doanh san phédm, dich vu.
Théng tin vé gid bdn nha 6, cdn hg, cong trinh xdy dung, mot phan cong trinh xdy
dung, gid dat thu thdp theo quy dinh tai khodn 2 va khodn 3 Diéu 4 cua Nghi dinh
nay, thong tin vé gid thué dat, gid thué mdt bdng thu thdp théng qua cdc hop dong
cho thué ddt, thué mdt bang; thong tin vé gid kinh doanh san pham, dich vu théng
qua viéc diéu tra, khdo sdt cdc du dn cé hinh thirc kinh doanh sdn phd’m, dich vu
twong tu, co khoang cdch gan nhdt dén thira dat, khu ddt can dinh gid va cé sy twong
déng nhdt dinh vé cdc yéu t6 anh huong dén gid dat quy dinh tai Diéu 8 Nghi dinh
nay;”.
Déi v6i gia thué mit bang kinh doanh: Can cr thong tin hop ddng cho thué mat bang
dwoc Thué tinh Quéang Ngai cung cip theo Cong van sé 7350/QNG-CNTK ngay
07/9/2026; dbi véi cac thong tin cung cip khéc khong bao gbém hop ddng chi mang
tinh chét tham khao
Don vi tu van lua chon cac tai san so sanh duge danh gia la twong déng v&i tai san
cin dinh gi4, ddi tuong thué mit bing 1a c6 nhu cu thué toan bd dién tich cong trinh,
thdng tin cu thé nhu sau:
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Tai san thim

TT | Yéu td so sanh dinh Taisan sosanh 1 | Taisansosanh2 | Taisan sosanh 3
Cin nhlé thuong Ciin nha tai 169 Cin nha tai 38 Ciin nha tai 361
I | Tén tai sén mai 5 tang - Khu Hung Vwo';lg, Hung Vuong, Hung Vuong,
do6 thi Coastal, xa phudong Cam phuong Cam phudng Cam
Tu Nghia Thanh Thanh Thanh
11 | Pic diém tai san
1 | Phéply Hop ddng thué Hop dong thué Hop dbng thué Hop dong thué
T B i Gt iR Tiép gidp duong
Khu d6 thi sinh L6 gbc. Tiep giap . o 5
2 | Vit thai Coastal, xd Tu duong Hing Hunf P\'/huongilsét T}‘;’P gléf\‘; dudng
Nghta Vuong, Trdn Togi | 8°¢ an & Mg Vuong.
Trinh.
3 | Giao thong Puong nhua Puong nhya Duong nhya Puong nhua
Toda nha 5 tang. Nha 2 tang. Tong | Nha3 ting. Tong | Nha 3 tang. Tong
4 | Quy md, dién tich Dién tich san dién tich san dién tich san dién tich san xay
566m2. 124m?2 368,19m2 dung 324m2.
Ha tang k¥ thuét
Toa nbia:frung tam , Ha ting ky thuit | Ha ting k¥ thuat
thuong mai thuge Ha tang k¥ thuét : ,\g Y Adi 2 tans 2 B
e A 2 duge dong bd theo | dugce dong bo theo
A Y Khu d6 thi Coastal. | dugc dong bd theo = P i A .
5 | Hatang k¥ thuét A o A ; "y z x. tiéu chuan phong tiéu chuan phong
Hé thong an ninh, tiéu chuan chuoi ; ; 5 i . .
5 - giao dich ngén giao dich ngén
phong chéy chira Con Cung han taii
chay ddng bé, hién & &
dai.
e Phiéu thu thép Phiéu thu thap Phiéu thu thap
6 | Nguon thong tin thong tin théng tin thong tin
s SYA S
7 | ‘Thotdiem higu hec Théng 5/2026 Thang 5/2026 Théng 5/2026
gié thué
Don gia thué chua
8 | VAT 110.887 116.788 85.556
(d6ng/m2/thang)
b.  Diéu chinh cdc yéu t8 anh hwéng dén gid thué:
TT | Yéutdsosanh | Taisan thim djnh | Taisénsosinh 1 | Taisansosinh2 | Taisansosinh3
Cin nha thuong Cin nha tai 169 Cin nha tai 38 Cin nha tai 361
1 | Ten taisan mai 5 ting - Khu Hung Vuong, Hing Vuong, Hung Vuong,
5 do thj Coastal, xa | phuong Cim phudng Cim phudng Cim
Tuw Nghia Thanh Thanh Thanh
II | Pic diém tai san
1 | Phaply Hop dong thué Hop dong thué Hop dong thué Hop ddng thué
s P Gk Tiép giép duong
o Khudo thisinh | L6 goc. Ticp 8idp | o0 yyrong, sat | Tiép gidp duong
2 | Vitri thai Coastal, xa Tu dudng Hung :
" 3 2 . g6c Phan Chu Hung Vuong.
Nghia Vuong, Tran Toai .
Trinh.
3 | Giao thong Duong nhya Puong nhua Puong nhya Puong nhya
Toa nha 5 tang. Nha 2 ting. Téng | Nha3 ting. Tong | Nha3 tAng. Tong
4 | Quy m6, dién tich Dién tich san dién tich san dién tich san dién tich san xay
566m2. 124m2 368,19m2 dung 324m?2.
Ha ting k¥ thuét A YA A S
Funhttonptin | Hothglging | Domogiyduit | FiEag kit
s i Iy - duoc déng bo theo | duge dong bd theo
5 | Hatingky thuat | [wongmaithude -\ dugc dong bO eo | e chugn phong | - tiéu chuan phong
bane At | Khu d6 thi Coastal. | tiéu chuan chudi D e
_ ; giao dich ngan giao dich ngén
Hé thong an ninh, Con Cung i -
phong chdy chira g g
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TT | Yéutdsosinh Tai san thim dinh | Taisin sosdnh 1 | Taisdnsosinh2 | Taisin so sanh 3
chay dbng b, hién
dai.
§ | Neubnttibngfin Phiéu thu thap Phiéu thu thp Phicu thu thap
] théng tin thong tin théng tin
Thoi diém hiéu luc : :
7 i thid Théang 5/2026 Théang 5/2026 Thang 5/2026
Pon gia thué chua
8 | VAT 110.887 116.788 85.556
(dong/m2/thang)
III | Gia trj giao dich
Pon gia thué
1 (ddng/m2/théng) 110.887 116.788 85.556
{11 | Pi€u chinh theo
cac yéu t6 so sanh
T n g Tiép giap dudng
Khu d6 thi sinh Lo gbc. Tiep giap . g \
Vi tri thai Coastal, xa Tu dudng Hung Hugf ;ﬁ;on(%fét TSP glé\? dutmg
Nghia Vuong, Tran Toai & i ung vuone.
Trinh.
| | Déanh gia Loi thé hon Loi thé hon Loi thé hon
Ty 1§ 100% 125% 125% 110%
Ty 1§ diéu chinh -20,00% -20,00% -9,09%
Mirc diéu chinh -22.177 -23.358 -7.778
Giao thong Puong nhua Puong nhua Puodng nhya Pudng nhua
Panh gia Tuong dong Tuong ddng Tuong déng
2 | Ty lé 100% 100% 100% 100%
Ty 1é didu chinh 0,00% 0,00% 0,00%
Miic diéu chinh 0 0 0
Toa nha S tang. Nha 2 ting. Téng | Nha 3 tAng. Téng | Nha 3 ting. Tong
Quy md, dién tich Dién tich san dién tich san dién tich san dién tich san xay
566m2. 124m2 368,19m2 dung 324m2.
. Panh gia Kém lgi thé Kém lgi thé Kém lgi thé
Ty 1€ 100% 85% 88,0% 87%
Ty 1& diéu chinh 17,65% 13,64% 14,94%
Miic diéu chinh 19.568 15.926 12.784
Ha ting ky thuat
Toa nha trung tim 2 o s A g
thuong mai thudc Ha téqg ky thuét dﬁla:i:%%l k)gnh;f:o dl:acti(i%%lk}{)ih:;f:o
Ha t:’ing k¥ thuit, | Khu do thi Coastal. | dugc dong bo theo i ;g i o ;g LY
2 ik 5 iy E . e z x. tiéu chuan phong tiéu chuan phong
co s& vit chat Hé thong an ninh, tiéu chuédn chuoi N o : : &
. giao dich ngén giao dich ngén
phong chay chira Con Cung s -
1 chay déng bb, hién & &
dai.
Pénh gia Tuong ddng Tuong dong Twong dong
Ty 1& 100% 100% 100% 100%
Ty 1¢ diéu chinh 0,00% 0,00% 0,00%
Murc diéu chinh 0 0 0
IV | Mirc gia chi din 108.278 109.356 90.562
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TT

Yéu td so sanh | Taisan thAm dinh | Taisdnsosinh 1 | Taisinsosinh2 | Taiséin sosinh 3

Gié trj trung binh
cta mirc gié chi 102.732
dén

Mirc d6 chénh léch
véi gid tri trung
binh ctia cdc mirc
gié chi dén

-5,12% -6,06% 13,44%

v

Xéc dinh mirc gia
cho tai san thim
dinh
(ddng/m2/thing)

102.732

VI

Lam tron

(ddng/m2/théng) 102.732

Két luin:

1.2,

Gia cho thué mit bang 1a: 102.732 dong /m?/théng
Téc dd ting gia
Tham khéo hudéng dan tai diém b, khoan 4, Diéu 1 Nghi dinh 226/ND-CP sira doi
Stra dbi, bd sung mot sé diém, khoan ciia Pidu 6 Nghi dinh 71/ND-CP nhu sau:
““d) Viéc xdc dinh mikc bién déng cia gid chuyén nhwong, gid thué dat, gid thué
mat bc%ng, gia kinh doanh san phém, dich vu can cik vao sé liéu cia co quan tho"ng
ké hodc co quan quan Iy thi truong bat déng san. Truong hop khéng cé 56 liéu cua
co quan théng ké hodc co quan qudn 1y thi triwong bat déng san thi thue hién nhw
sau:
Da3i véi truong hop xde dinh mike bién dong ciia gid chuyén nhirgng thi cdn cir theo
chi 56 gid tiéu ding nhém nha 6, dién, mede va vt ligu xdy dung binh qudn 03 ndm
lien ké trude thoi diém dinh gid dat (@woc tinh tie ngay 01 thang 01 dén hét ngay 31
thdng 12) do co quan nha nude cé tham quyén cong bé dp dung trén dia ban hanh
chinh cdp tinh hodc trén pham vi cd nieéc....”
Cin ctr Cong vin s6 1028/SXD-QLN ngay 12/02/2026 ctia S& Xay dung tinh Quang
Ngai, cong van sd 57/TKT-DVG ngay 11/3/2026 cta Théng ké tinh Quang Ngai:
hién nay chua c6 s6 lidu théng ké murc bién dong gia chuyén nhuong, gia thué dit,
gi4 thué mat bang, gi4 kinh doanh san phdm, dich vu binh quan cta 3 nim lién ké
(cac nam 2023, 2024, 2025) trén dia ban tinh. Do d6, mtrc bién dong cua gia thué
mat bing kinh doanh thi can cir theo chi s6 gia tiéu ding nhém nha &, dién, nuée va
vat liéu xdy dung.
Cin cir sb liéu theo Cong vin sé 57/TKT-DVG ngay 11/3/2026 cia Thong ké tinh
Quang Ngai, chi sb gi4 tiéu dung dugc cung cip nhu sau:

Trung
binh

110,12% | 105,06% | 103,37% | 106,18%

Nam 2023 2024 2025

Nha &, dién nuée, chat dbt va
vat liéu xay dung
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Chi sb gia tiéu dung véi nhom nha &, dién nude, chit dbt va vat lidu xdy dung trung
binh 03 nim tir 2023-2025 1a 106,18%. Do d6 ty 1& bién dong gia thué mat bang
kinh doanh xac dinh la: 6,18%/nam

1.3. Ty 1é lip diy hang nim va thoi gian kinh doanh hiing nim

Cin ctr Quyét dinh s 115/2026/QD-UBND ngay 18/6/2026, ty 1¢ 1ip ddy trong nim
dAu tién phat sinh doanh thu 13 50%, sb nam 14p ddy tu khi phat sinh doanh thu dén
khi dat mirc tdi da 1a 05 nam, ty 1¢ 14p ddy tdi da 1a 70% va giir én dinh dén hét thoi
gian thyc hién dy an.

Do d6 doanh thu ké tir nam thir 4 14 50%, nim thr 5 1a 55%, nam th{r 6 12 60%; nim
thit 7 1a 65% va én dinh tir nam thir 8 1a 70% dén hét thoi gian thué dét.

Péi v6i doanh thu cho thué mit bang, thoi gian kinh doanh hang nam dugc tinh bing
365 ngay/nam.

2. Doanh thu phit trién tir cho thué mit biing quy vé hién tai

Tai san so sanh dugc ap dung dbi véi cho thué nha nguyén can, dién tich tinh toan

doanh thu trén co s& toan b dién tich xay dung. Do d6, téng dién tich san xay dung

dugc st dung xac dinh tinh doanh thu.

Téng doanh thu phat trién = Doanh thu tir cho thué mat bing quy vé hién tai

Cu thé nhu sau:

STT | Nim Diés';;ich Gié thué | Cong suiit Doanh thu Quy ;.én :‘g:iém

1 Nam 1 67.970,30 102.732 0% - -
2 Nam 2 67.970,30 109.084 0% - -
3 Nam 3 67.970,30 115.829 0% - -
4 Nam4 | 67.970,30 122.991 50% 50.158.581.307 33.863.218.406
5 Nam 5 67.970,30 130.596 55% 58.586.058.943 35.852.795.038
6 Nam 6 | 67.970,30 138.672 60% 67.863.960.278 37.645.552.968
7 Nam7 | 67.970,30 147.246 65% 78.065.233.084 39.253.455.018
8 Nam8 | 67.970,30 156.351 70% 89.268.594.868 40.687.843.602
9 Nam9 | 67.970,30 166.019 70% 94.788.369.651 39.162.172.406
10 | Nam10 | 67.970,30 176.284 70% 100.649.450.508 37.693.709.270
11 Nam 11 | 67.970,30 187.184 70% 106.872.941.531 36.280.309.064
12 | Nam12 | 67.970,30 198.758 70% 113.481.251.749 34.919.907.096
13 | Nam13 | 67.970,30 | 211.048 70% 120.498.175.815 33.610.516.091
14 | Nam14 | 67.970,30 | 224.098 70% 127.948.979.686 32.350.223.292
15 | Nam15 | 67.970,30 | 237.955 70% 135.860.491.597 31.137.187.665
16 | Nam16 | 67.970,30 | 252.668 70% 144.261.198.661 29.969.637.209
17 | Nam17 | 67.970,30 | 268.292 70% 153.181.349.444 28.845.866.367
18 | Nam18 | 67.970,30 | 284.881 70% 162.653.062.885 27.764.233.537

98




STT | Nim Dii‘;:‘““ Gid thué | Cong suit Doanh thu Q“y;fn:lhg: édié"‘
19 | Nam19 | 67.97030 | 302.49 70% 172.710.443.940 26.723.158.669
20 | Nam20 | 67.97030 | 321201 70% 183.389.706.390 25.721.120.963
21 | Nam21 | 67.97030 | 341.062 70% 194,729.303.236 24.756.656.644
22 | Nam22 | 6797030 | 362.151 70% 206.770.065.152 23.828.356.822
23 | Nam23 | 67.97030 | 384.544 70% 219.555.347.514 22.934.865.439
24 | Nam24 | 6797030 | 408321 70% 233.131.186.502 22.074.877.283
25 | Nam25 | 67.97030 | 433.569 70% 247.546.464.868 21.247.136.085
26 | Nam26 | 67.97030 | 460.378 70% 262.853.087.945 20.450.432.680
27 | Nam27 | 67.97030 | 488.845 70% 279.106.170.550 19.683.603.246
28 | Nam28 | 67.97030 | 519.072 70% 296.364.235.429 18.945.527.598
29 | Nam29 | 67.97030 | 551.168 70% 314.689.423.986 18.235.127.558
30 | Nam30 | 67.97030 | 585.248 70% 334.147.720.036 17.551.365.372
31 | Nam3l | 67.97030 | 621.436 70% 354.809.187.392 16.893.242.202
32 | Nam32 | 67.97030 | 659.861 70% 376.748.222.145 16.259.796.663
33 | Nam33 | 67.97030 | 700.663 70% 400.043.820.548 15.650.103.417
34 | Nam34 | 67.97030 | 743.987 70% 424.779.863.452 15.063.271.826
35 | Nam35 | 67.97030 | 789.990 70% 451.045.418.342 14.498.444.646
36 | Nam36 | 67.97030 | 838.838 70% 478.935.060.043 13.954.796.779
37 | Nam37 | 67.97030 | 890.706 70% 508.549.211.255 13.431.534.065
38 | Nam38 | 67.97030 | 945.782 70% 539.994.504.151 12.927.892.121
39 | Nam39 | 67.97030 | 1.004.262 70% 573.384.164.325 12.443.135.228
40 | Nam40 | 67.97030 | 1.066.359 70% 608.838.418.486 11.976.555.254
41 | Nam41 | 67.97030 | 1.132.296 70% 646.484.927.362 11.527.470.619
42 | Nam42 | 6797030 | 1202310 70% 686.459.245.370 11.095.225.302
43 | Nam43 | 6797030 | 1.276.652 70% 728.905.308.709 10.679.187.877
44 | Nam44 | 67.97030 | 1355502 70% 773.975.953.631 10.278.750.599
45 | Nam4s | 67.97030 | 1.439.413 70% 821.833.466.764 9.893.328.509
46 | Nam46 | 67.97030 | 1.528.416 70% 872.650.169.459 9.522.358.583
47 | Nam47 | 6797030 | 1.622.924 70% 926.609.038.270 9.165.298.908
48 | Nam48 | 67.97030 | 1.723.274 70% 983.904.363.803 8.821.627.892
49 | Nam49 | 67.97030 | 1.829.830 70% 1.044.742.450.299 8.490.843.501

Téng chng 1.013.761.719.378

Téng doanh thu phat trién la: 1.013.761.719.378 dong
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X.5.2./ Chi phi phat trién

L
a.

Chi phi xay dung ha ting ky thuit va cong trinh trén dat

Chi phi ha ting k¥ thuét va cong trinh x4y dung

Cin cir theo khoan 4, Diéu 6, Nghi dinh 71/2024/ND-CP ngay 27/06/2024 (dugc sira
dbi tai diém c khoan 4 Piéu 1 Nghi dinh 226/2025/ND-CP ngay 15/8/2025) ctia Chinh
phii quy dinh vé gia dat

“4. Viéc worc tinh téng chi phi dau tw xdy dung dwoc thuc hién nhu sau:

a) Chi phi dau tw xdy dung dwoc wde tinh theo quy hoach chi tiét xdy dung hodc quy
hoach téng mat b&ng hodic hé so thiét ké co sé hodc hé so thiét ké thi cong dugc co
quan c6 tham quyén tham dinh, phé duyét. Viéc wdc tinh chi phi dau tw xdy dung quy
dinh tai diém nay thiee hién theo quy dinh ciia phdp ludt vé xdy dung;

b) Viéc wérc tinh téng chi phi dau tw xdy dung cdn cik theo thit tw weu tién nhir sau:

- D todn xdy dung dd dwoc co quan chuyén mén vé xdy dung tham dinh va chi dau
tw phé duyét theo quy dinh ciia phdp ludt vé xdy dung;

- Dy todn xdy dung dua trén dinh mite, don gid do co quan nha miede cé tham quyén
ban hanh, cong bo va da duge co quan, 16 chire tu van tham dinh hodic tham tra déc
ldp. Co quan, 16 chikc twvan tham dinh hodc tham tra déc [dp chiu trach nhiém trucce
phdp ludt vé két qua thdm dinh hodc tham tra déi véi du todn xdy dung méa minh da
thue hién,

- Sudt von dau tw xdy dung do Bo Xdy dung céng bo.

Du todn xdy dung dwoc tham dinh, tham tra quy dinh tai diém nay dwoc phép xdc
dinh cham nhdt dén thoi diém t6 chirc phién hop dau tien cia Hoi dé‘ng tham dinh
gid dat cu thé,”

Can ctr theo tai liéu do khach hang cung cdp, chi phi xdy dung ha tang k§ thuat dugc
tinh theo Béo cdo két qua thdm tra du toan xdy dung cong trinh do Vién KHCN Xay
dung thdm tra: Chi phi diu tu x4y dung ha tng k§ thuét toan bd Du 4n theo Bao cdo
thim tra nhu sau:

+/ Chi phi xay dung: 649.303.522.461 dbng;

+/ Chi phi thiét bi: 20.585.835.680 dong;

+/ Chi phi quan ly dy an: 8.076.756.458 dong;

+/ Chi phi tu van: 16.040.945.242 dong;

+/ Chi phi khac: 3.276.190.480 dong;

+/ Chi phi du phong: 69.728.325.032 dong

100




Cén cir Khoan 3 Diéu 6 Nghi dinh 71/2024/ND-CP ngay 27/06/2024 (duogc sira ddi
tai diém c khoan 4 Diéu 1 Nghi dinh 226/2025/ND-CP ngay 15/8/2025) ciia Chinh
pht quy dinh vé gia dat

“3, Udc tinh téng chi phi phat trién cua thira dat, khu dat

a) Cdc chi phi ddu tw xdy dung dé xdc dinh gid dét trong Nghi dinh nay bao gom:

- Chi phi xdy dung cdc cong trinh, hang muc céng trinh ctia dy dn (c6 tinh dén chi
phi du phong cho yéu t6 truot gid), gom: xdy dung cde cong trinh ha tang ky thudt,
cong trinh kién triic va cde cong trinh xdy dung khdc thudc du dan theo quy hoach da
dugc phé duyét;

- Chi phi xdy dung cdc cong trinh, hang muc cong trinh xdy dung tam, phu trg phuc
vu thi cong; chi phi pha do cdc cong trinh xdy dung khong thugc pham vi cua cong
tdc phd dé gidi phéng mdt bang da dwoc xdc dinh trong chi phi boi thirong, hé tro,
tai dinh cu;

- Chi phi thiét bi (bao goém ca cdc khodn thué cé lién quan);

- Chi phi quan ly dw dn;

- Chi phi tw vdn dau tw xdy dung;

- Chi phi san ldp mdt bang, chi phi ra phd bom min, chi phi khdo sdt dia chat, chi
phi, 1¢ phi thuc hién cdc thil tuc vé xdy dung cong trinh, chi phi bdo hiém céng trinh
trong thoi gian xdy dung va cdc chi phi hop Iy, hop 1¢é khdc theo quy dinh cua phdp
ludt vé xdy dung ma gép phan truec tiép hinh thanh doanh thu phdt trién ciia diw dn,
do t6 chikc thuc hién dinh gid dét lra chon déi véi ting dw dn cu thé, dé xudt Hoi
dong tham dinh gid dat xem xét, quyét dinh”

Xét thiy:

- Béo céo két qua tham tra dy toan xdy dung cong trinh do Vién KHCN Xay dung
tham tra khong boc tach chi phi du phong theo yéu té truot gia, chi phi du phong khéi
lwong phat sinh. Do d6, Chi phi xay dung phén bd theo tién do dau tu x4y dung trong
phuong an xac dinh gia dét (Chi tiét tai Muc ¢ ctia Béo cdo) di tinh dén ty 1& bién
dong gi4 hang nim, Chi phi dy phong tai du toén thim tra (69.728.325.032 ddng)
khong tinh toan khi x4c dinh tdng chi phi phat trién.

Do do:

Céc chi phi ddu tu xdy dung ha ting k§y thuat dé x4c dinh gia dit (chua bao gdm VAT)
nhu sau:

+/ Chi phi xay dung: 649.303.522.461 dong;

+/ Chi phi thiét bi: 20.585.835.680 dong;

+/ Chi phi quan 1y du 4n: 8.076.756.458 dong;
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+/ Chi phi tu vin: 16.040.945.242 déng;

+/ Chi phi khéac: 3.276.190.480 dong;

Téng gié tri chi phi ddu tr xdy dung ha ting k¥ thuét toan bd dy 4n theo quy hoach
dé xéc dinh gia dat (chua bao gdbm VAT) la: 697.283.250.321 dong.

Chi phi ha ting k§ thuat phan bd cho dién tich giao dat, cho thué dét giai doan 3 nhu

sau:
STT | HANG MUC PVT GIA TRI
I | Chi phi HTKT toan by Dw 4n dong
1 | Tng chi phi HTKT d4 dugc thim tra 697.283.250.321
) g}i)gfgdlil%n tich Du 4n da loai trir séng sudi, dat ring m2 579.729.41
3 | Tng dién tich dit thu tién 243.361,21
II | Phéan bd chi phi HTKT cho dién tich giai doan 3
1 | Dién tich dit dich vu du lich 6 DV m2 54.376,3
2 | Chi phi HKT phan b6 d4t dich vu du lich 8 DV doéng | 155.800.033.877

Chi phi ha ting k¥ thuat phan bd cho dién tich 6 d4t DV = 155.800.033.877 ddng.

*

Chi phi xiy dung cong trinh trén dat

Do khong c6 duy toan xdy dung duge co quan chuyén mon thim dinh hay du toan xay
dyng dya trén dinh mirc don gid duge co quan, to chirc thdm dinh thdm tra dc lap.
Nén chi phi déu tw x4y dung cong trinh nha trén dét duoc xac dinh ude tinh theo suét
von dau tu do Bo x4y dung cong bd.

Theo Quyét dinh 425/QD-BXD ngay 30/3/2026 ciia Bd X4y dung cong bd sudt vén
dAu tu xay dung va gi4 xay dung téng hop bd phan két cdu cong trinh nam 2025

ST oo R

T Hang muc bvVT Gia tri Ghi cha

Chi phi xay dung ddng 580.462.407.364 II=1%*2

1 Dién tich xay dung m2 67.970,3 Theo Quy hoach

2 | Suét vén dAu tu sau diéu chinh 8.539.942
2.1 | Suét vbn ddu tr xay dung 2025 ddng/m2 8.405.455 g t{ o d'a ?ang § tang,

khoéng cé tdng ham
2.2 | Hé sé diéu chinh theo khu vurc Kkv 1,016 fwnyy Hoa ~ Vg, 3 -G
trinh da néng

b.

Chi phi dau tu xay dung quy vé thoi diém thdm dinh

Tdng chi phi xdy dung ha tAng va cong trinh trén dit
=736.262.441.242 dong.

Téng chi phi xdy dung ha ting va cong trinh trén @it quy vé thoi diém thdm dinh. Cu thé:

STT

Hang muc Nim 1 Niim 2 Nam 3 Téng cong

1

Téng chi phi xdy dyng 736.262.441.242
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STT Hang muc Nim 1 Nim 2 Niam 3 Tong cong
2 | Ty 1é xdy dung 30% 35% 35%
3| Ty 18 truot gid 104,0% 108,2% 112,6%
4 | Chiphixdydunghng | 5)9787288298 | 278.897.671.642 | 290.146.267.098 | 798.831.227.037
t 1 2 3
5 ggﬁ;}gf&gﬁggﬁy Ve | 208291595629 | 229.158.717.098 | 216.099.731.848 | 653.550.044.574
2.  Chi phi quang cdo ban hang

Can cir Quyét dinh sé 115/2026/QD-UBND ngay 18/6/2026 ty 1& chi phi quang cdo
ban hang dugc tinh bang 1% doanh thu phat trién:
1% x 1.013.761.719.378 dong = 10.137.617.194 ddng

Chi phi quan ly van hanh
Can cir Quyét dinh sé 115/2026/QD-UBND ngay 18/6/2026,
“2. Ty I¢ % d@é xdc dinh chi phi kinh doanh, bao gom
e) Chi phi tiép thi, qudng cdo, bdn hang dwoc tinh bang 1% doanh thu phdt trién.
f) Chi phi quan Iy vdn hanh dwoc tinh bang ty 1é % trén doanh thu phdt trién phis

hop vai tinh chdt du dn, cu thé:

- Nhém du dn cho thué san dich vu- thwong mai, van phong, cho thué cdn hg dé

0 va cdc nhom dw an dich vu, thuwong mai khac: 10%”
Ty 1é chi phi quan 1y van hanh = 10% doanh thu phat trién:

10% x 1.013.761.719.378 déng = 101.376.171.938 ddng

Chi phi lai vay, loi nhuan nha diu tw
Can cir Quyét dinh s6 115/2026/QD-UBND ngay 18/6/2026 chi phi 1ai vay, loi nhudn
nha déu tr duge tinh bang 15% tdng gid tri Chi phi xay dung ha tAng, k§ thuat; chi phi
xdy dung cong trinh, chi phi quan Iy van hanh, quang céo ban hang va gia tri khu dét
(Th):
15% * (653.550.044.574 + 10.137.617.194 + 101.376.171.938 + TD) =
114.759.575.056 + 15%*TD
Téng chi phi phat trién
Téng chi phi phat trién = Chi phi xdy dung + Chi phi quang c4o ban hang + Chi phi
quéan 1y van hanh + Loi nhudn nha déu tu = 653.550.044.574 + 10.137.617.194 +
101.376.171.938 + 114.759.575.056 +15%*TD = 879.823.408.762 dong + 0,15*TD

X.3.3./ Gia dit cu thé

)
0.0

Gia tri QSDP dit DV (TP) = Téng doanh thu phat trién — Téng chi phi phat trién:
TP =1.013.761.719.378 - (879.823.408.762 dong + 0,15*TD)
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7
o

L/
°e

TP = 133.938.310.616 /1,15= 116.468.096.188 ddng

Dién tich dit dich vu du lich (6 DV) giao dot 3 1a: 54.376,3m?

Gia dat binh quan d6i véi dién tich dét dich vu du lich (6 DV) giao dot 3
116.468.096.188 dong / 54.376,3m?

2.141.891 dong/m?

Il
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XI.

XIL

Két qua dinh gia dat

Khu dét can xéac dinh gia dat 1a Khu dit c6 dién tich 383.271,6m? dugc UBND tinh
Quang Ngai giao dit, cho thué dit (dot 3) dé thuc hién du 4n Khu d6 thi sinh thai
Coastal Quang Ngii, tai x4 Tu Nghia, tinh Quang Ngai. Quyét dinh giao dit, cho thué
dat (dot 3) theo quyét dinh s6 479/QD-UBND ngay 09/02/2026

- Gi4 dét cu thé déi voi 17.051,4m? @it & quy hoach méi - Giao dét c6 thu tién sir
dung dét: 2.487.123 dong/m? ;

- Gia dét cu thé ddi vai 1.931,7m? dit hdn hop thuong mai, dich vu (thude quy hoach
Dit cong trinh cong cong, thuong mai, dich vu) - Thué dét tra tién mot 1an cho ca thoi
gian thué: 957.719 dong/m?;

- Gia dat cu thé ddi véi 54.376,3m? dit dich vu du lich — Thué dat tra tién mot 1an cho
ca thoi gian thué: 2.141.891 dong/m?;

- Gi4 dét cu thé ddi véi 44.250,6m? Dét hdn hop thuong mai dich vu (thude quy hoach
Dit du lich) - Thué dat tra tién mot 1an cho ca thoi gian thué: 1.878.457 dong/m?.
Béng tong hop két qua nhu sau:

. o Dién tich Gia trj QSDP Gia dat
ek Lighditt (m2) (ddng) (ddng/m2)
1 Pét s 17.051,4 42.408.933.776 2.487.123
Dit hon hop thuong mai dich vu
2 | Ky hitu: TM4) 1.931,7 1.850.025.809 957.719
3 Dét dich vu du lich (Ky hiéu: DV) 54.376,3 116.468.096.188 2.141.891
: Dit hdn hop thuong mai dich vu
4 | (Ky hiéw: D) 44.250,6 83.122.841.696 1.878.457
Téng cong 117.610 243.849.897.469

Nhirng diéu khoan loai trir va han ché

Béo cdo dinh gia dat chi sir dung duy nhét cho muc dich dugc ghi tai muc II ctia Béo
cao.

Két qua thim dinh gia trén chi x4c nhan gia tri tai san tai dia diém néu trén, cho tai
san c¢6 dic diém phap 1y, dic diém kinh té - k§ thuat, dién tich, hién trang, cac gia
dinh tinh toan dugc mo ta nhu trén.

Mirc gia tai san s& khong dugc x4c nhan trong trudng hop tai san khong diy di vé co
s& phép ly, c6 thay d6i dic tinh k¥ thuat.

Céc théng tin khao sat thi trurdong tai thoi diém dinh gid, trén co s& cac giao dich thuc
té trong diéu kién thuong mai binh thuong.

Trong trudng hop thi truong bit dong san c6 bién dong 1on vé gia thi can phai co didu
chinh, cédp nhét phu hgp theo qui dinh hi¢n hanh.
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Cong ty TNHH Thim dinh gia va Tu vén tai chinh Ba Mién khéng chiu trach nhiém
dbi v6i nhitng vi pham phép ludt va thiét hai ciia khach hang va céc bén lién quan
trong qué trinh quén ly va sur dung tai san

Cong ty TNHH Thim dinh gi4 va Tu vén tai chinh Ba Mién chi chju trdch nhiém vé
s6 Irong van ban (ban chinh va ban sao) do Cong ty phat hanh.

Céc trudong hop sao vin ban khong ¢ xac nhan ctia Cong ty TNHH Tham dinh gia
va Tu vén tai chinh Ba Mién hoic ctia Cong chimg Nha nuée déu khong co gié tri.
Cong ty TNHH Thim dinh gia va Tu vén tai chinh Ba Mién khéng ¢6 trach nhiém
kiém tra tinh chinh x4c ctia ndi dung nhitng ban phd t6 céc vin ban phap ly va tai liéu
¢6 lién quan dén tai san do Khach hang cung cép.

THAM PINH VIEN VE GIA CONG TY TNHH THAM PINH GIA
VA TU VAN TAI CHINH BA MIEN

7357 CONG TY ¢
L TNHH |

/

Nguyen Phwong Mai ) =Nguye P
S6 thé thim dinh vién vé gia: X15.1348  S6 thé thdm dinh vién vé gia: XI117.1694
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