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KINH TE, TAI CHINH Vi MO

MOT SO KHUYEN NGHI THUC BAY THI TRUGNG
BAT DONG SAN VIET NAM PHAT TRIEN BEN VONG

TS. Nguyén Thi Hang*

Thj truong bat dong san c6 vai tro quan trong trong phat trién klnh té - xa héi; én dinh kinh té vi mé, kiém soat
lam phaét, thic day ting trwomg va dam bao cédc can déi I6n cua nén kinh té. Quan ly, phat trién lanh manh, bén
virng thi tru’o’ng nay, goép phéan quan trong dé thuc day phaét trién kinh té - xa héi, tao thuan lgi trong viéc thu
hut cdc nguén dau tw cho phat trién, déng gop thiét thure vao qud trinh dé thj héa va xay dwng néng thén méi
theo hwéng céng nghiép héa, hién dai héa dat nwéc. Bai viét khdi quét thuwe trang vé thj trieong bat déng san
Viét Nam. Qua dé, dé xuat mét s6 khuyén nghj nham thic ddy phat trién bén virng thj trieong nay, gép phan

phat trién kinh té - xa héi Viét Nam trong béi canh méi.

« Tlr khoa: thi trirong bét déng san; phat trién bén viing, gidi phap thuc day thi trivong bét dong sén phat trién.

The real estate market plays an important role in
socio-economic development; stabilizing the macro-
economy, controlling inflation, promoting growth and
ensuring major balances of the economy. Managing and
developing this market healthily and sustainably makes
an important contribution to promoting socio-economic
development, facilitating the attraction of investment
sources for development, making practical contributions
to the urbanization process and building new rural
areas towards industrialization and modernization of the
country. The article summarizes the current situation
of the Vietnamese real estate market. Thereby, it
proposes a number of recommendations to promote the
sustainable development of this market, contributing to
the development of Vietnam's socio-economy in the new
context.

» Key words: real estate market; sustainable
development, solutions to promote the development of

the real estate market.
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Dit vin dé

Thi truong bat dong san (BDS) 14 noi dién ra céc
hoat dong giao dich mua, ban hang héa BDS. DPbi
twgng chinh c6 lién quan dén thi truong BDS, bao gdm
nguoi mua, nguoi ban va co thé c6 nhitng nguodi moi
gidi. Bay 1a mot loai thi truong canh tranh khong hoan
hao va d& nay sinh tinh trang doc quyén, dong thoi rt
can céc dich vu trung gian.

Thi truong bat dong san co vai tro quan trong trong
phat trién kinh té - xa hoi; 6n dinh kinh t& vi mé, kiém

soat lam phat, thuc day tang truong va dam bao cic
can d6i 16n ciia nén kinh t€; ¢ quan hé truc tiép voi
cac thi truong tai chinh, tién t&, thi truong xdy dung,
thi truong vat liu xay dung va thi truong lao dong. ..
Trong nhimg ndm qua, thi trudng BDS Viét Nam dé c6
nhitng dong gop tich cuc vao qua trinh phat trién nén
kinh té - xa hoi. Tuy nhién, bén canh nhing két qua tich
cuc dat duoc, thi trudng nay cling da boc 19 nhimg han
ché, bt cap, tiém an nhiéu rui ro, dién hinh 1a co cau
hang hoa BDS chua thyc sy hop 1y, gid san phglm BbS
chua phan anh ding thuc t€, dac biét 1a con rat cao so
voi thu nhap cta nguoi dan; co s¢ dit liéu thong tin
vé BPS chua day du, thiéu dong bo, thiéu minh bach,
khong c6 d¢ tin cdy cao...

Dé thuc su gop phan vao vide phét trién kinh té - xa
hoi bén ving, viéc nghién ctru khai quat thyc trang cua
thi truong nay 1a can thiét nham thay duoc nhimg han
ché, bat cap cia sy van hanh cua thi truong trong thoi
gian qua. Tur do, dé xuat mot s6 giai phap thuc day phat
trién thi truong lanh manh, bén vimg.

1. Khai quat thuc trang thi truong BPS may
nim gin day

Vé nguén cung BDS: Trong ndm 2021, cac dy
an BDS méi dugce cap phép ti€ép tuc giam so vai
nhiing nadm trudc, nhét 13 loai nha & danh cho nguoi
thu nhap thap con nhiéu bat cap. Trong do, ca nudc
¢6 252 dy én nha ¢ thuong mai v6i 99.958 can h
dugc cap phép (bang khoang 34% so vdi nam 2020),
1.046 dy an voi 299.075 can hg can ho dang duoc
trién khai xdy dung (bang 88,5% so vdi nam 2020),
172 dy 4n da hoan thanh x4y dung (bang 59,7% so
voi nam 2020). S6 lugng dw an va can ho du diéu
kién ban nha ¢ hinh thanh trong tuong lai cta ca
nudc co6 350 du an, vai 113.926 can hd (tang 13. 000
can so voi nam 2020);
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Vé lwgng giao dich nha ¢ riéng lé, chung cu, dit
nen Ca nudc c6 282.105 giao dich thanh cong. Trong
may thang d4u nam 2022, nho ¢6 tin hi¢u lac quan cua
kinh té vi mo, nhu cau nha ¢ cia dan cu con ¢ mirc rat
cao. Theo Bo Xay dyng, trong quy 1/2022 ca nudce co
56 dy an voi 10.357 can h du dieu kién ban nha ¢ hinh
thanh trong twong lai; c6 153.537 giao dich dat nén
thanh cong, tong lugng giao dich bang khoang 242%
s0 voi quy 4 nam 2021.

Vé gid BPS: C6 xu huéng tang lén. Néu nhu gia
can hg binh dan tai quy 1/2022 c6 murc tir 25-30 tri¢u/
m’, ¢an h¢ chung cu trung cap gia tir 30 triéu/m? - dudi
50 trigu/m’, can hg cao cap trén 50 tri¢w/m” thi ngay tir
dén quy 2/2022 dén nay gié binh quén da tang 1én déng
ke, tr 10-50%. Trong khoang thoi gian tir 3 thang cudi
nam 2022, thi truong BDS ¢ Viét Nam hau nhu khong
c6 cac giao dich, thi truong dong bang, gy kho khan
dang ké cho cac doanh nghi¢p kinh doanh BDS, anh
hudng 16n dén phat trién kinh té - xa hoi. Nhiéu doanh
nghiép BDS ngLrng hoat dong, giai the va nhiéu doanh
nghlep phai giam quy mo dau tu, cit gidm nhan sy dé
t61 uu chi phi. Tinh trang chu dau tur bo coc tai du an
dAt Thu Thiém, nhiéu ngan hang thuong mai lién tuc
tang 1ai suat cho vay, that chdt tin dung BDS; Ha Noi
siét chit viéc tach thira, chia 16, ban nén; Chu tich Tap
doan Tan Hoang Minh va Tap doan Van Thinh Phat bi
bat do vi pham trong phat hanh trai phleu hang loai cac
cong ty BDS cit giam nhan sy; cac giao dich moi g101
giam nhanh theo timg quy Néu nhur quy 2/2022 giao
dich giam 28%, thi quy 3 ty 1¢ nay dé tang lén 43%
va quy 4/2022 tlep tuc tang 1én 62%. Kénh huy dong
von qua trai phiéu giam manh, lan luot tir quy 1/2022
la hon 28 nghin ty dong, quy 2 con hon 10 nghin ty
dong va quy 3 con gan 5 nghin ty dong, gia ca BDS
tdng qua cao so vdi thu nhap cua nguoi dan. Theo danh
gia cla cac nha moi giGi vé gia BDS, ¢6 29% ngudi
danh gia la gia qua cao, 22% nguc‘)i danh gia lakha cao;
chi c6 46% nha mdi gisi danh gia ¢ muc gid hop 1.
Doanh nghiép BDS gap qua nhiéu khé khan, doanh thu
giam, dan dén loi nhuan giam sat 16n, it nhat 1a giam
8%, trung binh giam tir 45-47%, tham chi c6 nhiing
doanh nghiép giam 61% loi nhuan. Tinh trang nay dan
dén budc doanh nghiép phai ngimg hoat dong hodc cat
giam nhén sy; quy m6 nhén sy cua san giao dich giam
rat manh, c6 dén 61% nha moi gidi danh gia la nhan
su giam.

Nguodi mua gip nhidu kho khin trong viéc mua
BDS, boi lam phat, gid BDS cao, 14i suat vay cao. Céc
phan khuc déu c6 xu hudng tram ling; giao dich vé loai
BDS ban ra nhu nha & riéng 1¢, chung cur va dét nén tai
Ha Noi ¢6 xu hudng giam, mang cho thué BDS da co
su phuc hoi nhung cham.

Nguyén nhgin.‘ Nguyén nhan chu yéu lam cho thi
truong BDS trdm ldng la do hang loat chinh sach vi mo
that chat tin dung, trai phiéu doanh nghiép. .. Sy vudng
méc vé tinh phap 1y chua duoc thao g& mot cach triét
dé, khién cho thi truong roi vao trang thai tram léng.

2. Mot ) han ché, bat cap cua thi trwong bét
dong sian

Thir nhat khung phép 1y lién quan dén thi truong
BDS con bét cap, chua phu hop véi thuc tién; mot so
thu tuc ¢6 lién quan nhu cac thu tuc lién quan dén dau
tu BDS con chua dugce tép trung ma quy dinh rai rac
o nhleu van ban phap luat khac nhau va doi khi con
chong chéo hodc mau thuan gdy nén tinh trang keo dai
thoi gian hoan thanh tha tuc dau tu, 1dm mét nhiéu co
héi cho céc dbi tuong kinh doanh BDS.

Thir hai, cong tac quan ly Nha nude vé dat dai,
vé kinh doanh BBS con nhiéu bat cap, chua quan 1y
dugc mot cach chat ché, gay nén tinh trang tiéu cuc,
anh huong khong it dén sy phat trién ctia thi truong
nay; viéc tnen khai thuc hién Ludt dat dai cu, gap nhiéu
kho khin, chong chéo, mau thuan dan dén hi¢u qua
ctia viéc khai thac nguon lyc dt dai cho ) phat trién kinh
té con han ché; chat lwgng quy hoach dat dai cua nhiéu
dia phuong con thap, thiéu dong bo, thiéu tim nhin,
chua theo kip_ tdc do phat trién kinh té - xa hoi, toe do
d6 thi hoa. Diéu nay, lam gia ting hién tuong vi pham,
ti€u cuc; gia ca BDS khong phan énh gia tri thyc, blen
dong tang cao, kho kiém soat boi tinh trang “thoi gia”,
gdy hon loan thi truong;

Thit ba, tinh trang phat trién cac du 4n BDS & mot
sb dia phuong khong tuan thii theo quy hoach va ké
hoach, chua phu hgp véi thi truong.

Thir tu, vicc kh6ng quy dinh kinh doanh BDS phéi
qua san g1a0 dich, v0 tinh da tao nén sy hinh thanh cac
“Dw 4n ma”, tao thudn loi cho cac d6i tuong hra dao,
gay ton that tal san cua khach hang va Nha nudc khong
quén 1y dugc, gy that thoat nguén thu tir BDS cho ) ngan
sach Nha nudc; thu tuc dau tu dy 4n BDS con nhiéu bét
hop 1y, gay rao can 16n vé tién do cap phép dau tu.

3. Mt s6 khuyén nghi
Dé khic phuc nhiing han ché, bat cap ctia thi truong

BDS, nham thuc day thi truong nay phat trién an toan,
bén vimg can thyc hién mot s giai phap dudi day:

Thir nhit, ra soat khung kho phap Iy lién quan dé
thay dugc nhimg bat hop Iy, gay can tr¢ va ti€u cyc,
anh huong dén sy phat trién cia thi truong BDS, trén
co sd do, xay dung dugc cac chinh sach phu hop, hi¢u
qua ca trude mat va lau dai, dam bao sy lién thong, an
toan, lanh manh; da dang nguon von cho thi truong;
diy manh phéan cap, phan quyén cho cac cap dé xac
dinh 13 trach nhiém cua ting cap quan ly;
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Thir hai, danh gia chinh x4c vé cung - cau bét dong
san. Theo do, cac co quan quan Iy Nha nude c6 lién
quan, can thiét to chirc cac cude khao sat quy md 16n
trong ca nudc, timg vung, dia phuong nham danh gi4
chinh xac tinh hinh cung—cau vé BDS; xdc dinh 10 cac
phén khuc thi truong, danh gia ngudn cung BDS; phat
trién ha tang chién Iugc nham tao khong gian phét trién
mdi, thuc day viéc hinh thanh cac khu cong nghlep,
khu ché xuat, khu d6 thi méi; xac dinh céc nhu cau
BDS ciia cac ddi tuong nhu BPS cong nghiép, nha ¢
cho cong nhén cac khu cong nghiép, khu ché xuét, nha
0 cua nguoi ¢6 thu nhap thap. Tur do, xdy dung chinh
sach hop ly d€ thiic day theo timg phén khtc thi truong
va phat trién chung toan thi truong;

Thir ba, m¢ rong tin dung mot cach hop ly, tang
cuong cong tac klem tra, gidm sat trong cong tac tin
dung dé tranh thét thoat, lira dao.

Trén co s day manh phat trlen h¢ sinh thai BDS an
toan, lanh manh, bén vimg, can thlet pha1 mo rong tin
dung mét cach hop 1y, khong siét chat qua ¢ dé dam bao
cac doi tuong kinh doanh BPS ¢6 dii nguon tai chinh
cho kinh doanh BDS. Tuy nhién, can co sy ting cudng
kiém tra, giam sat, cha dong phat hién va xu 1y kip
thoi nhimg k& ho, nhitng vi pham theo dung quy dinh
cta phap ludt nham dam béo cac hanh vi kinh doanh
ding Luat dé tranh tht thodt, ton that vén tin dung; két
hop hai hoa chinh sach tai khoa véi chinh sach tién t¢,
thuc hién chinh sach tai khoa mé rong hop 1y, thuc hién
chinh séch tién té linh hoat, than trong, an toan; quan ly
chat ché gia ca, thi trudng;

Thit tu, ting cuong thu ht dau tu, thuc day san
xuat kinh doanh, tao viéc lam cho ngudi lao dong; on
dinh kinh te vi mo, klem soat tot lam phat va dam bao
cac can ddi 16n ctia nén kinh té.

Thir ndm, tang cudng kiém tra, thanh tra va kiém
toan dbi v6i thi tru’O’rlg BDS. Theo do, cac co quan
quan ly Nha nude ¢6 lién quan nhu cdc co quan thanh
tra, kiém toan dinh ky phai t6 chitc kiém tra, thanh tra,
kiém toan dé kip thoi phat hién nhimng sai pham, danh
gia ding nguyén nhan nham thao g& kho khian, xir 1y
dtng viéc, dung ngudi nhdm bao vé thi truong, bao vé
nhan sy va tao cho thi truong BDS phat trién an toan,
lanh manh va bén vimg.

Thir sau, xay du’ng hé thong thong tin thi truong
bat dong san gin voi thong tin dat dai.

Thir bdy, ting cuong kiém soat tinh hinh huy dong
von ctia cac DN BDS va ca nhan kinh doanh BDS nham
tranh tinh trang dau co, thao tang thi truong. Theo do,
cac quy dinh vé chdo ban, v€ giao dich chimg khoan
riéng 1€ trén thi truong chimg khoan can dugc quy dinh
chat ch&, phu hop thong qua viéc sua doi, chinh sira

Nghi dinh s6 153/2020/ND-CP ngay 21/12/2020 vé
chao bén, giao dich tréi phi€u doanh nghiép ra thi truong
quoc t€. Phoi hop gifra BY Tai chinh va Ngan hang Nha
nudc trong viée kiém ftra, giam sat sy tudn thu phap
luat vé phat hanh, du tu vé& cung cép dich vy trai phiéu
doanh nghiép, dac biét 1a phat hanh trai phiéu riéng l¢
cua cac doanh nghiép BDS, ciia To chiic tin dung 6 lién
quan dén céc doanh nghiép kinh doanh BBS, céc doanh
nghiép phat hanh khong c6 tai san dam bao nham tranh
tinh trang khong c6 kha ning thanh toan 14i trai phiéu
cho trai chu..., gy hon loan thi truong.

Thir tam, nghién ctru hoan thién cac quy dinh hién
hanh lién quan dén chinh sach dau gia quyén sir dung
dét chinh sach thué BDS phu hop vdi thue tién phat
trién kinh té - xa hoi dé gop phan khuyen khich st dung
nha, dat hop 1y, hiu qua, han ché tinh trang dau co
BDS. Theo do, can thiét phai chinh stra cac quy dinh
chat chg, c6 co so phap ly trong dau gia quyen str dung
dat nham tranh tinh trang gdy hon loan céac phién d4u
gi dé truc loi; co chinh sach danh thue cao hon d01 Vol
nhig BBS ciia nhitng ngudi c6 nhiéu nha &, dat ..

Thir chin, thiic day nha ¢ xa hoi, nha & cho cong
nhén. Céac dia phuong trong ca nudc ra soat, cong khai
quy hoach, b6 tri quy dat danh cho phat trién nha & xa
h¢i, nha ¢ cho cong nhén theo dung quy dinh cua phap
luat. D6i v6i cac du an khu do thi, cac du énnha ¢ cén
thiét phai danh 20% quy dit cho nhu cau phét trién nha
0 xa hdi, nha ¢ cho cong nhan trén dia ban nham thue
hién t6t chinh sach an sinh x hoi; xdy dung quy ché hop
1y, dam bao dung cho cac ddi tuong dugc mua nha ¢ xa
hoi, tranh hién tugng nhitng nguoi 1€ ra trong doi tuong
dugc mua nha xa hoi nhung lai khong dugc mua, nhimg
nguoi khong dung doi tuong dugc mua lai mua dugc,
gy tinh trang mét cong bang va khong on dinh xa hoi.

Ra soat cac dy an co st dung dat nhu'ng cham trién
khai, dé hoang hoa nhiéu nam; sir dung sai muyc dich,
lang phi dat dé co huéng xur Iy phu hop nham ting
cudng hiéu qua sir dung dat dai.

Két luan: Céc khuyén nghi nhim phét trién thi
truong BDS can dugc thyc hién mot cach dong b, cac
co quan quan ly Nha nudc, cac dia phuong, B, nganh
can co sy phdi hop chat ché trong chi dao, diéu hanh
quan ly thi truong theo ding phap luat hién hanh; phat
hién kip thoi nhimg hién tugng tiéu cyc 1am anh huong
dén chat luong pht trién ciia thi truong nay.
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