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TOM TAT

Nghién ciru nham danh gia thuc trang thi truong bat dong san trong ndm 2022 va dyu bao
trién vong cua thi truong, dong thoi dé xuat mot s6 giai phap phat trién 6n dinh, bén viing thi
truong bat dong san trong ndm 2023 va nhiing nam tiép theo. Thi truong bat dong san cé vai tro
quan trong trong 6n dinh kinh té vi m, thuc diy ting truong cua moi qudc gia. Dau nam 2022,
giao dich bat dong san s6i dong nhung tir dau thang 4, do hét han mic tin dung d6i voi bt dong
san, nén luong giao dich trén thi truong da giam dan dén cudi ndm 2022. Nhu cau nha & di
xudng thap nhit trong vong 05 nim qua. Gia nha & ciing con kha cao so voi thu nhap cua nguoi
dan. Trong nim 2023, thi truong bat dong san c6 thé phuc hdi dan nhung véi téc do cham. Dé
thic dély thi truong bat dong san duoc hoi phuc hdi va phat trién an toan, lanh manh, bén viing,
can hoan thién chinh sach, phap lut vé thi trudng bat dong san; cong khai, minh bach théng tin
bat dong san; da dang hoa ngudn von bt dong san va hoan thién chinh sach thué bt dong san;
tdng cuong vai trd quan ly thi trudng cla cac co quan nha nudc.

Tir khéa: chinh sach, gidi phdp, thi truong bat dong san, trién vong.

ASSESSMENTS AND FORECASTS
OF VIETNAM’S REAL ESTATE MARKET

ABSTRACT

The study aims to assess the real estate market situation in 2022, forecast its prospects,
and propose some solutions for stable and sustainable development in 2023 and the following
years. The real estate market plays an important role in stabilizing the macro-economy and
promoting growth. Real estate transactions were active at the start of 2022, but due to the
expiration of the credit room limit for real estate loans in early April, the number of transactions
on the market has gradually decreased by the end of 2022. Housing demand has fallen to its
lowest level in the past 5 years. Housing prices are also quite high compared to people's incomes.
In 2023, the real estate market may recover gradually but at a slow pace. In order to promote
the recovery of the real estate market and safe, healthy, and sustainable development, it is
necessary to complete policies and laws on the real estate market; publicize and ensure the
transparency of real estate information; diversify real estate capital sources and complete real
estate tax policies; strengthen the market management role of state agencies.

Keywords: policies, prospects, real estate market, solutions.
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1. PAT VAN PE

Thi truong bét dong san duoc hiéu mét
cach d?ly dua 1a noi thyc hién giao dich mua
ban, thué, thué mua bét ddng san cta cac bén
cung, cau bt dong san va bén moi gisi bat
dong san (Phan Thi Thanh Huyén & cs.,
2022). Thi truong bat dong san 1a mot trong
nhiing thi truong cd vi tri va vai trdé quan
trong d6i voi nén kinh té qudc dan (Wang,
2003; Bouchouicha & Ftlt 2012). Ty trong
bat dong san trong tong sd cua cai xa hoi &
cac nude tuy khac nhau nhung thuong chiém
khoang trén dudi 40%. Céac hoat dong lién
quan dén bt dong san chiém toi 30% tong
hoat dong cia nén kinh t& (Hoang Vin
Cuong & cs., 2017). Chinh vi vay, bién dong
ctia thi truong bat dong san c6 anh huong dén
céc thi truong khac, dong thoi anh hudng dén
doi séng, viéc lam, an ninh, trat tu xa hoi
(Phan Thi Thanh Huyén & cs., 2022). Nam
bét duogc thuc trang thi trudng bét san ¢6 y
nghia ddc bi¢t quan trong dé co thé du bao
dién bién ciia thi truong trong thoi gian tiép
theo va cé nhiing chinh sich quan ly va tao
diéu kién cho thi truong phat trién 6n dinh,
han ché céc tac dong tiéu cuc dén nén kinh té
qudc dan (Nam & Phuong, 2022).

Trong nhiing ndm gén day, thi truong bét
dong san Vi€t Nam ndi riéng, thi truong bat
dong san quc té noi chung c6 dién bién phirc
tap do chiu tac dong ctia nhidu yéu t khac
nhau, trong d6 c6 tac dong cua dai dich
COVID-19, chién tranh giita Nga va Ukraine.
Thi trudng bat dong san trong giai doan dién
ra dai dich vé& co ban c6 ty 1& giao dich thap
do ap dung céc bién cach ly, hoat ddng moi
gidi, dau tu tao 1ap bat dong san bi thu hep.
Mic du vay, trong nhiing thoi diém han ché
gidn cach xa hoi, giao dich bat dong san c6 xu
huéng ting va ting manh nhét sau khi doi
séng xa hoi dugc trd lai binh thuong cho dén
hét dau nim 2022, sau d6 giam dan nhung
chua rd dién bién trong ndm 2023 va cic nim
tiép theo s& din bién nhu thé nao. Muc dich
cua nghién ctu nay la danh gia nhitng wu
diém, han ché cua thi trudong bét dong san
Viét Nam trong nam 2022, dy bao trién vong
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thi truong ndm 2023, tir d6 dé xuét cac giai
phap dé thi truong phat trién bén vimg, gop
phan 6n dinh kinh t€ — xa hoi ctia dat nudec.

2. PHUONG PHAP NGHIEN CUU

Ngudn sb liéu lién quan dén hoat dong
cua thi truong bat dong san nam 2022 duoc
thu thap tir Tong cuc Théng ké, Bo Xay
dung va tai cac website. Cac phuong phap
nghién ctru truyén théng nhu phan tich, so
sanh, téng hop duogc st dung nhdm tim hiéu
va danh gia nhiing ton tai, bt cap trong hoat
dong cua thi truong bat dong san, tao co sé
cho viéc dé xuét cac giai phap phat trién thi
truong bat dong san Viét Nam nam 2023 va
nhirng nam toi.

3. KET QUA VA THAO LUAN

3.1. Thue trang thi treomg bat dong sin
Viét Nam nam 2022

Vé nguon cung bdt dong san, rong nim
2022, cac du an bat dong san méi duge cap
phep tiép tuc giam so vdi cac nam 2021
khién ngudn cung bat dong san, nha ¢, dac
biét 1a nha & danh cho ddi tuong thu nhap
thap van con han ché. Cuy thé: (i) Bbi voi dy
an phat trién nha ¢ thwong mai, ca nude co
126 du 4an (bang khoang 52,7% s0 v0i nam
2021) vo61 55.732 can ho duoc cap phép, sb
du an phdt trién nha 6 thwong mai diegce trién
khai la 446 véi 22 8.029 cin ho (bang
khoang 47,7% so véi nam 2021), c6 91 du
an voi 18.206 can ho da hoan thanh xay dung
(bang khoang 55,2% so voi nam 2021)
(Bang 1); (ii) Poi vdi dir dn nha ¢ xa héi, cb
09 du 4n duoc cip phép méi véi quy md
5.526 can ho, $6 du &n da hoan thanh xay
dung trong nam 2022 1a 114 voi 6.196 can
ho; (iii) Poi vdi dw dn nha & céng nhdn, cb
02 du 4n duoc cip phép méi véi quy md
1.729 céan hg, trong d6 c¢6 01 du an véi 32
cin ho d3 hoan thanh xay dung; (iv) Péi véi
dw an du lich, nghi duong, c6 12 du an dugc
cap phép (bang khoang 23% so véi nim
2021), c6 30 dy an da hoan thanh xay dung.
Trong nam 2022, ca nudc ¢6 252 dy an voi
65.909 cin ho du diéu kién ban nha & hinh
thanh trong twong lai (giam gin 50.000 cin
ho va biang khoang 58% so véi nam 2021).



¥ <HOA HOC XA HOI

Bang 1. S6 lwgng du 4n phat trién nha &, dw an bit dong san dwoc cip phép,
dang trién khai, da hoan thanh nim 2022.

Pugc cip phép Pang trién khai Hoan thanh

Quy S6lwong Quymd Sélwong Quymd  Sdlwong  Quy md

du an (can) du an (can) du an (can)
I 39 18.660 1.216 332.387 22 5.217
I 29 6.753 1.091 327.125 24 5.608
11 36 24.324 1.148 324.511 17 4.123
v 22 5.995 446 228.029 28 3.258
Ca nim 126 55.732 91 18.206

(Nguon: Bé Xay dung, 2023)

Bang 2. S6 lwgng giao dich cin hd chung cw, nha ¢ riéng 1é va dat nén nim 2022.

Loai bét dfng san Quy I Quy 1I QuyIll QuylIvV Canam
Cin ho chung cu, nha §riéng 1¢  20.325 6.9079 51.003 14349  154.756
DAt nén 153.537  213.018 115.129 149197 630.881

(Nguon: Bé Xay dung, 2023)

Bang 3. Du ng tin dung d6i véi hoat dong kinh doanh bit dong san.

Luwogng tin dung

Hoat dong kinh doanh bat djng sin (t§ ddng) Ty 1€ (%)
Duy 4n dau tu xay dung khu d6 thi, phat trién nha & 180.743 22,77
Du 4n vin phong (cao dc) cho thué 41.815 5,27
Duy 4n xay dung khu cong nghiép, khu ché xuit 40.149 5,06
Du an khu du lich, sinh thai, nghi dudng 32.66 4,11
Du 4n nha hang, khach san 57.539 7,25
Xay dung, stra chira nha dé ban, cho thué 144.15 18,16
Cho vay mua quyén sir dung dét 85.199 10,73
Déu tu kinh doanh bat dong san khac 211.452 26,64
Tong 793.707 100,00

Vé giao dich can hg chung cu, nha ¢
riéng lé va ddt nén, theo bao céo ctia Bo Xay
dung vé thi truong bat dong san quy I nam
2022, lugng giao dich chung cu, nha & riéng
114 20.325 giao dich (chi b?mg 45,5% so voi
quy IV nam 2021), trong khi d6 giao dich dét
nén ting manh véi 153.537 giao dich, bang
242% so voi quy IV nam 2021 (Bang 2). Gia
cac phan khuc bét dong san déu ting so véi
ky trudc va tang manh nhat tai cac tinh,
thanh phé nhu: Hai Phong, Ha Noi, Pa
Nﬁng, Binh Duong, TP. Ho Chi Minh, Déng
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(Nguon: Bé Xay dung, 2023)

Nai, Khanh Hoa. Trong thang 3 nam 2022,
phan khuc can hé chung cu tai Ha Néi tang
gia 1,53%, nha ¢ riéng 1€ tang gia 2,24% va
dat ¢ ting gia 2,85%. Tai TP. H6 Chi Minh,
gid ban can ho tang 3 — 4% so v6i quy trudce
va ting gan 10% so v6i cing ky nam 2021,
gi4 thué ciing tang tir 4 — 7%. Phan khuc dat
thd cu, dit nén tai TP. Hd Chi Minh ting gia
tir 10 — 25%. Tai khu vuc BDéng — Tay Nam
B¢ nhu Tay Ninh, Binh Duong, Binh Phudc,
DPong Nai, Long An, ghi nhan gia dat & so
voi cung ky nam 2021 tang to 7 — 27%.
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Nguyén nhan chinh 1a do gia vat liu xay
dung nhu thép, da, cat, van tai tang...; cung
v6i d6 1a sau dai dich COVID-19, kinh té
phuc hdi nhanh, tim 1y dAu tu thay dbi tich
cuc (B6 Xay dung, 2022a).

Quy I nam 2022, tin hiéu tich cuc tir thu
huat dau tu FDI lai tiép tuc lan toa khi ca nudc
thu hat thém trén 8,9 ty USD, béng 87,9% so
v6i cung ky nam 2021. Bang chu y, vbn FDI
thyc hién 3 thang dau nim udc tinh ting
7,8% khi dat 4,42 ty USD, day la mtc cao
nhét cta quy I trong 05 nam qua. Trong khi
do, vén FDI chay vao bat dong san tang
213%, ) luong doanh nghiép bét dong san
thanh 1ap méi cling tang 47%. Pay khong chi
1a tin hiéu ddng mimg cho phan khiic bat
dong san khu cong nghiép ma ciing kéo theo
sy tang trudng cua cac phan khiuc khac khi
cac chuyén gia, nha dau tu nudc ngoai quay
lai Viét Nam sau dai dich (Téng cuc Théng
ké, 2022). Thi trudng bét dong san tiép tuc
dugc huong loi tir goi kinh té, tai chinh gin
350.000 ty ddng, chu yeu 1a d4u tu cong vao
tat ca cac nganh nghé nham hd trg, phuc hoi
phat trién kinh té — xa hoi trong hai nim 2022
—2023. Do vdy, quy II nam 2022, phén khuc
chung cu, nha ¢ riéng 1é va d4t nén ting manh
so voi quy I, twong ting 69.079 va 213.018
giao dich (Bang 2). Tuy nhién, tir dau thang
4, khi mét s6 ngén hang bao hét han mirc tin
dung cho vay véi bat dong san, lwong giao
dich trén thi truong da giam dan. Cang vé
cudi ndm, thi truong cang cham lai. Theo mot
s6 don vi nghién cuu, sttc mua nha ¢ da
xubng thip nhét trong vong 05 nim qua.
Léch pha cung — cu trén thi trudng bt dong
san dang ngay cang ndi rong.

Vé dw no tin dung déi véi hoat dong kinh
doanh bat dgng san, thi truong bat dong san
cling chiu dnh hudng ctia cic yéu t6 nhu cang
thang Nga — Ukraine, siét phap 1y, tin dung,
tang cuong thanh, kiém tra d6i véi thi trudng
bét dong san. Ngudn cung va lugng giao dich
giam manh, gia ban di ngang hodc giam cuc
b6 tai mot s6 khu vye. Tin dung cho bat dong
san han ché khién ca chu du tu va khach
hang c6 nhu cau thyc mua dé ¢ déu kho tiép
can ngudn von vay. Tinh dén ngay 31/12/2022,
du ng tin dung ddi vai hoat dong kinh doanh
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bat dong san 14 793.707 ty ddng. Ty 1& du no
cua cac loai bét dong san khac nhau, dao
dong tir 4,1% dén 26,6% tuong tmg voi cac
du an khu du lich, sinh thai, nghi duéng va
dau tu kinh doanh bat dong san khac. Nhu
vay, ¢6 su chénh l&ch 13 rét vé ty 1¢ giita hai
phan khic kinh doanh bat dong san. Bén
canh d6, nhu ciu dbi v6i phan khuc thi
truong nha ¢ cao cip di bao hoa, trong khi
nhu cau ddi v6i phan khic nha & x4 hoi con
l6n, cung chua dap tmg dugc cau. Nguyén
nhén chinh 1a cac nha dau tu bit dong san chu
yéu tap trung vao phan khiic nha ¢ cao cip
do ¢6 lgi nhuan cao, con phan khiic nha ¢ xa
hoi thi nguoc lai, mic du nhu ciu rat 16n
nhung lgi nhuan lai thip hon va gip khé khin
khi trién khai cac du an xay dung nha ¢ xa
hoi, thu tuc phtre tap, phai cho doi lau dé giai
quyét cac thu tuc.

Tai Nghi dinh 49/2021/ND-CP, Chinh
phil da stra d6i mot so didu vé phat trién va
quan ly nha ¢ xa hoi theo hudng cai cach thu
tuc hanh chinh, 1am rd cac quy dinh theo
huéng dé thyc hién nén tir giita nim 2022,
nhiéu doanh nghiép bat dong san c6 uy tin di
dang ky trién khai xay dung nha ¢ xa hoi, voi
mirc gia dudi 20 tridu dong/m? tai mot sd dia
phuong. Nhung theo ghi nhén, khong it du 4n
van gdp phai vudng mac vé thu tuc, chua tlep
can duoc von, quy dit hodc con ban khoan vé
cach tinh lgi nhuan... (B9 Xay dung, 2022b).
Theo béo céo clia Hoi M6i gidi bat dong san
Viét Nam, nguén cung bat dong san cd xu
huéng gidm rd rét vao nam 2022. Ngudn
cung trén thi truong cha yéu thuc phan khic
trung va cao cap voi mirc gia khong phu hop
v6i da s6 nguoi dan co nhu cau & thyc. Ty 16
hép thu trong quy III nim 2022 chi dat
33,5%, giam manh so véi giai doan nira dau
nam; lugng giao dich giam hon 50% so voi
cung ky nam 2021. Dong vén bat dong san
gip khé khan va 13i suat ting khién nha dau
tu do du trong cac quyét dinh dau tu. Gia bat
dong san c6 ddu hiéu ching lai, mot sé du an
da phai sir dung chinh sach ban hang linh
hoat, chiét khau, hd trg 13i suit, 4n han no
gbc, cam két vay, mua lai... Nhiéu doanh
nghiép bat dong san budc phai dimg, gidn,
hodn nhiéu du &4n dang trién khai, tham chi sa
thai b6t luc lugng lao dong vi thiéu vén trong
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khi doanh thu sut giam vi thanh khoan yéu.
Nhiéu du 4n da trién khai dau tu phai dimg
lai, doi xtr 1y thu tyc... Thi trudng khoé khan
cling khién cac doanh nghi€p dich vu bét
dong san bi han ché hoat dong kinh doanh,
tham chi budc phai dung hoat dong, dong ctra
kinh doanh.

3.2. Trién vong phat trién thi truwong bt
dong san Viét Nam trong thoi gian téi

Tir nhitng phan tich ¢ trén c6 thé thiy, nhu
cau vé nha ¢ xa hoi cho nhimg ngudi thu nhap
thip van tiép tuc ting va can dugc thi truong
dam bao ngudn cung. Theo ké hoach nim
2023, tinh Binh Duong s& phat trién thém
18.000 can nha ¢ xa hdi (Phuong Thao,
2023). Cung vé nha & cao cip s& giam do
lwong cung dd vuot luong cau. Bat dong san
khu coéng nghiép, khu ché xuét co xu hudng
tang do dau tu trong nude va nudc ngoai ting
va dugc uu dai béi cac hiép dinh thuong mai,
co ché, chinh sach linh hoat dé thu hut dau tu
va hoan thién co s¢ ha tang. Diéu nay cling
1am cho nhu cdu vé nha & cho thué déi véi
nhiing nguoi lam viéc tai cac khu cong
nghiép, khu ché xuét ting.

Nhiéu chuyén gia dy béo, trong khoang
quy I nam 2023, mot s6 du an pha hop véi
nhu ciu thi truong s& dugc kich hoat trg lai.
Dén quy II va quy III, thi truong co thé co
nhiing giao dich thuyc. Cac chuyén gia cling
nhan dinh, trong bdi canh thi truong hién nay,
phén khic nha ¢ hudng to1 ngudi mua thuc
(bao gdm nha dat gid hop 1y va cac can ho gia
binh dan hoic tdm trung) s& dan dét thi truong
2023. Trong d6, cac dy an nha & xa hdi voi
gid 1 — 2 ty dong/can dang dic biét duoc
mong cho va du bao sé tao thanh cu hich cho
thi truong chung.

Theo mot s thong ké, gia ban bit dong
san & mot sd khu vue va phan khiic nhat dinh
hién dang cao gap 20 — 25 lan kha ning chi
trd cua ngudi dan va con $6 nay dugc du doan
van con tiép tuc tang trong thoi gian téi. Dudi
goc do doanh nghiép, cac chil dau tu ¢ thé s&
phai dbi mit voi khong it kho khan lién quan
den viéc huy dong ngudn luc, thu xép ngudn
vbn dé phat trién duy an, tir d6 bo 1§ nhing co
hoi thi trudng nhét dinh, anh huong dén tién
do trién khai, hodc tham chi budc ho phai tiép
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can nhiing kénh huy dong khac trén thi
truong von voi muc chi phi cao hon. Trude
nhitng kho khin ké trén, doanh nghiép can
chuin bi nhitng dong thai img bién linh hoat,
cac phuong an phong ngira dé thich tmg véi
diéu kién thi truong thoi diém hién tai nhu da
dang céac kénh huy dong Vén, dac biét la tur
cic quy dau tu trong va ngoai nudc
(Singapore, Nhat Ban, Han Qudc,...) véi
mure 13i suét hop 1y.

Hét quy I nam 2023, thi truong bt dong
san Viét Nam c6 thé dan ra khoi tinh trang
suy thoai, nhung van con trim ling, do tring
vao thoi diém Tét Nguyén dan 2023. Ngudn
cung thi truong van han ché do quéa trinh
chuan bi va trién khai cac thu tyc phap ly du
an can thém thoi gian. Dén cac quy tiép theo
cua nam 2023, thi truong bat dong san du
doan s& dan phuc hdi, phat trién lanh manh
hon, minh bach hon va chuan muc hon nho
nhitng budce tién vé& méi truong phap 1y; trién
vong tang truong kinh té kha quan cung véi
da tang trudng cua cac hoat dong thuong mai,
déu tu, tiéu dung. Bén canh do, cac vudng
mac vé phap 1y s& dan duogc thao g& do mot
s6 luat lién quan den bat dong dugc théng qua
va di vao cudc sdng. Nhitng phan khic nhu
bét dong san cong nghi€p va van phong van
hoat dong tt va cac doanh nghiép sé tiép tuc
c6 nhu cau mo rong.

Thi truong s& can ddi vé tinh chat san
phiam dugc dua ra, ty trong cic dong hang
sang, cao cap co thé s& giam ty trong. Khi
Luat Dat dai, Luat Nha ¢, Luat Kinh doanh
bat dong san dwoc ban hanh va théng qua
trong nam 2023, nguén vbn tin dung duogc
m&, von FDI tiép tuc d6 manh vao Viét Nam
s€ kich hoat mdt chu ki méi di 1€n. Thi truong
bét dong san s& vuot qua diém 16m. Mic du
vély, nén kinh té thé gidi van theo mach suy
thodi, tac dong dén nén kinh té trong nudc.
Thi trudng bat dong san c6 thé tiép tuc di
xuéng do cac khoan no dén han, dac biét la
trai phiéu doanh nghiép.

Nhﬁ:ng kh(’) khan lién tiép dang gy ap luc
1én nén kinh té n6i chung ciing nhu thi truong
tai chinh va bat dong san noi riéng. Nhiéu
nguoi lo ngai budc sang nam 2023, thi
truong s& kho 14y lai phong d6 ma tiép tuc
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duy tri tinh trang suy gidm nghiém trong.
Tam ly nha déu tu nam t6i s& con hoang
mang khi loat yeu t6 vé lam phat 11 suét, ty
gi4 c6 nhidu bién dong; nguodn cung | kho cai
thién do cong dong doanh nghiép van khan
hiém dong tién, vuéng mac phap ly. Tuy
nhién, nhin nhén & goc dd tich cuc thi
thi truong bat dong san Viét Nam nim 2023
s& khong quéa kho khian do nhu cau s hitu
bat dong san van rat 16n va day 1 kénh dau
tu dugc nhleu nguoi giri niém tin hon so véi
tra1 phiéu, ¢ phiéu hay vang trong bbi canh
nén kinh t& vi mé khé du doan.

Nén kinh t€ va tai chinh cia Viét Nam
trong thoi gian qua phin nao bjanh
hudng boi bién dong trén thé giéi nhu lam
phat, gia hédi doai gilia cac déng tién ngoai t¢,
tinh hinh khan hiém xing dau va céc bat on
chinh tri — x4 hoi ¢ nhiéu qudc gia. Trong bdi
canh do, thi trudng bét déng san ciling chiu
nhimng tac dong kinh té nay Do vay, nam
2023, thi truong s& chuyén bién cham. V&
tinh thanh khodn cua thi trudong, phan khuac
nha & van sé duy tri muc thanh khoén on, tuy
nhién ngudn cung han ché va ving bong san
pharn vira tai tién véi nguoi ti€u dung cling
lam anh huong dén tinh thanh khoan. Nhiing
phan khuc nhu bat dong san cong nghiép va
vin phong van hoat dong tdt, cac doanh
nghiép s& tiép tuc c6 nhu cdu mo rong. Poi
v6i nhitng du an chua da diéu kién, cac chu
dau tu can cho thém mot thoi gian dé hoan tat
ddy du cac thu tuc can thiét nhim dam bao
tinh minh bach cua thi trudng va quyén loi
clia cac bén. Ngoai ra, cac chii ddu tu can co
thém ngudn vén b sung tir FDI, cac quy dau
tu hodc cac dbi tac lien doanh dé giai quyét
bai toan khé khan vé tai chinh. C6 thé néi,
buc tranh thi trudng bat dong san cudi nim
2023 dién bién ra sao van con kho dy doan.
Tuy nhién, trudc nhitng tin hiéu tich cuc dang
xut hién & thoi diém hién tai, thi truong bat
dong san co6 co hodi hi phuc kha 16n. M6i day,
Ngan hang Nha nudc Viét Nam vira quyét
dinh néi chi tiéu tin dung cho toan hé théng
ngan hang thém khoang 1,5 — 2%, thay vi
trudc d6 kién quyét khong néi qua 14% cho
cd nam 2022.
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Pé ¢co duoc nhan dinh vé trién vong kinh
té vi m6 ciia Viét Nam nam 2023, trudc tién
can cin ctr vao ké hoach phat trién kinh té —
xa hoi nam 2023 v41 muc tiéu la tiép tuc uu
tién giit vitng on dinh kinh té vi mé, kiém soét
lam phat, thic day tang truong, bao dam cac
can d6i 16n cua nén kinh té; déy manh co cAu
lai, nng cao nang lyc ndi tai, tinh ty chu, kha
ning chong chiu va thich img ctia nén kinh té;
ctng cd, phat trién cac dong luc ting trudng
moi, trong do: tang truong GDP khoang 6,5%
va GDP binh quin dau nguoi dat khoang
4.400 USD. Néu nén kinh t& vi mé dat dugc
nhiing chi ti€u ndi trén thi sé tao dong luc cho
thi truong bat dong san phuc hdi ting trudng
va tré nén minh bach, lanh manh hon. Bén
canh d6, Nghi dinh 44/2022/ND-CP cua
Chinh phu cling gop phan minh bach thong
tin thi trudng bat dong san, giup co quan quan
Iy c6 thé tham gia diéu tiét thi truong, kiém
soat phap ly du an, giup ngudi mua nha cé co
s6 thong tin, dir li€u vé du an, tranh cac
truong hop mua san pham du an chua di diéu
kién mé ban (Chinh phu, 2022b). Day ciing
s& 1a nhitng co sé tao niém tin cho ngudi mua
nha, gitp thi truong bat dong san phét trién
lanh manh va bén viing hon trong nim 2023
va nhitng nam tiép theo.

Dic biét, Nghi quyét 18-NQ/TW vé “Tiép
tuc doi mdi, hodn thién thé ché, chinh sdch,
ndng cao hiéu lyc, hiéu qud quan Iy va su
dung dat, tao dong lyc dwa nuoc ta tro thanh
nudc phdt trién cé thu nhdp cao” duge Ban
Chép hanh Trung uong ban hanh vao ngay
16/6/2022 c6 nhiéu diém méi vé chinh sach
dat dai nhu: bo khung gid dat, ban hanh
phuong phéap x4c dinh gia dat theo nguyén tic
thi trudng; ngudi s hitu nhidu nha, dat s& b
danh thué cao hon; giao dét cho thué dat chii
yeu thong qua dau gia quyen sir dung dat, diu
thiu du 4n c6 st dung dit; co s& ton glao s
dung dét vao muc dich khac phai tra tién thué
dat theo quy dinh; ngudi dan b thu hoi dat s&
c¢6 quy dinh cu thé vé bdi thudng, hd tro tai
dinh cu; mo rong do6i tuong, han mirc nhén
chuyén quyen su dung dat néng nghiép; quy
dinh ché do str dung dét xay dung cong trinh
trén khong, cong trinh ngam, dat hinh thanh
tr hoat dong l4n bién... Vi nhitng diém méi
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nhu trén, Nghi quyét 18 hudng téi bao dam
hai hoa l¢i ich ctia nguoi dan, nha dau tr va
Nha nudce trong quan 1y va str dung dét, giam
thiéu tiéu cuc vé dat dai dong thoi giam thiéu
duoc lang phi, tiéu cyc; giam tranh chap,
khiéu nai, khiéu kién ¢6 lién quan dén dat dai;
d4t dai s& duogc sir dung hiéu qua va bén viing
hon, qua d6 gop phan thiic day su phat trién
thi truong trong thoi gian tdi. Cung véi do,
Nghi dinh 65/2022/ND-CP cia Chinh phu
ciing duoc ban hanh nhim ning cao tiéu
chuin nha dau tu chuyén nghiép; ting cudong
minh bach théng tin, dam bao quyén loi cho
nha dau tu; yéu cau chit hon vé hd so chao
ban va phuong thirc phét hanh; xép hang tin
nhiém bét bugc trong trudong hop cu thé
(Chinh phu, 2022c¢). V6i nganh bét dong san,
day chinh la co hdi cho cac doanh nghiép co
nang luc, uy tin huy dong vbn dé trlen khai
cac du an chét lugng, khoi thong nguon cung,
déap (mg nhu ciu vé san phim ngay cang cao
cua nguoi dan.

Do bét dong san thuong la sy lya chon phu
hop 1am kénh tra 4n an toan, 6n dinh va thim
chi con gia tang gia tri theo thoi gian, uu thé
hon rat nhiéu so véi cac kénh khac nhu vang,
chimg khoan, 14i suat tiét kiém... nén trong
bdi canh hién nay, néu xuét hién cac bién
dong 16n lién quan dén tai chinh thi gia tri
ddng tién co thé s& bi anh hudng véi du bao
lam phat tang. Khi d6, d6i v6i cac nha dau tu
¢6 nhu ciu tim kiém kénh giir tai san, bat
dong san van thuong 1a kénh dau tién dugc
nhiéu nguoi nghi dén. Mic du, thi truong bat
dong san cudi nam 2022 dau nam 2023 van
con phai d6i mat v6i khong it kho khan,
nhung c6 thé thi truong bat dong san s& khai
sic trong thoi gian ti, nhat 1a khi Nghi Quyét
18-NQ/TW vé& dat dai, Nghi dinh
65/2022/ND-CP vé chio ban trai phiéu riéng
1¢ va Nghi dinh 42/2022/ND-CP v¢é viéc cung
cép thong tin va dich vy cong truc tuyén trén
moi truong mang chinh thirc di vao cudc
song. Thi trudng bit dong san nam 2023 ky
vong c6 nhiéu diém sang tir viéc cai thién tim
1y nguoi mua, nha dau tu, ting niém tin cia
nguoi dan vao thi trudong, chinh sach quan ly,
tir d6 thuc day thi truong phat trién lanh manh
va bén viing hon.
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3.3. Cac giai phap phat trién thi truwong
bat dong san Viét Nam trong thoi gian t6i
3.3.1. Hoan thién chinh sdch, phdp ludt vé
thi trwong bdt dong san

Hé théng phap ludt lién quan dén thi
truong bat dong san hién nay con mot $6 noi1
dung chua dap tng nhu cau thuc tién, chua
dugc bo sung, sira doi kip thoi, do véy can co
nhting chinh sdch maéi dé thuc déy phat trién
nha ¢ xa hoi, nha & cho cong nhan khu cong
nghiép, déng thoi hoan thién va thyuc hién cac
quy dinh cong khai hé thong thong tin vé nha
0 va thi truong bét dong san. Cu thé, can: stra
d6i Nghi dinh sb 153/2020/ND-CP ngay
31/12/2020 ciia Chinh phi v& chao bén, giao
dich trai phiéu doanh nghiép riéng 1¢ tai thi
truong trong nudc va chao ban trai phiéu
doanh nghiép ra thi truong qudc té; ddy manh
don gian héa cac thu tuc hanh chinh nham cit
giam thi1 tuc hanh chinh khéng can thiét trong
tha tuc dau tu, chép thuén chu truong dau tu,
quyét dinh dau tu va cép gidy ching nhan
dang ky dau tu cac du an nha o, bat dong san
dé hd tro, tang ngudn cung cho thi truong;
theo ddi va diy manh thu hat von dau tu nude
ngoai vao linh vuc kinh doanh bat dong san.
Trong linh vuc dét dai, cAn hoan thién cac
quy dinh vé d4u gia quyén st dung dét (phap
ludt vé& dau gia, phap luat vé dat dai, phap luat
vé quan 1y thué) bao dam thdng nhét va phu
hop véi tinh hinh thuc té tai dia phuong.

Cung véi do, can hoan thién va thong qua
Luat Nha & (stra ddi), Luat Kinh doanh bt
dong san (sira d6i) dé tao khung phép 1y cho
hoat dong kinh doanh bit dong sin, ting
cuong hidu qua quan 1y thi truong bat dong
san; khén truong sta déi, bd sung Nghi dinh
s6 100/2015/ND-CP vé phat trién va quan ly
nha & xa hoi, Nghi dinh s6 49/2021/ND-CP
vé sta d6i, bd sung Nghi dinh sb
100/2015/ND-CP vé phit trién va quan 1y nha
6 xa héi cho phu hop véi Luat Nha 6. Dong
thoi, sém ban hanh huéng dan trinh ty trién
khai thuc hién dbi voi du an nha &, khu d6 thi.

3.3.2. Cong khai, minh bach thong tin thi
truong bat dong san

Dé han ché, ngan chin tinh trang “sbt dat
40”, chinh quyén can minh bach, cong khai
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thong tin vé& quy hoach, ké hoach str dung dat
dé tranh tinh trang dua khong dung lic, tao
co hoi cho ddi twong dau co tryc loi thong tin
nhu xem thong tin quy hoach la thong tin
ngam. Véan dé minh bach thong tin 1a cot 13i
dé tao ra mot thi trudong bat dong san minh
bach. Vay nén, khi moi thf)ng tin duogc minh
bach thi hién tugng “sdt a0, sot gia tao” s€
kho c¢6 moi truong dé hinh thanh (Pham
Phuong Nam & Nguyén Thi Hu¢, 2022). Néu
nha dau tu trong “con sbt dt” nhung khong
nham muc dich san xuét kinh doanh ma chi
1a dé “dau co” chd thoi thi vé lau dai, nén
kinh t& vi mo va xa hoi s& bi anh huong khi
moi nguoi chi cham cham huodng lgi tir gia
dat ting ma khong chu trong dén viéc ting
gi4 tri thang du tir san xuat. Diéu nay s& giy
anh huong 16n dén nén kinh té. Do vy, mot
trong nhig giai phap quan trong la som van
hanh h¢ thong thong tin vé chi so gia bat dong
san, chi s0 gia nha ¢ va chi ) thi truong bat
dong san dé minh bach hoéa thi trudng bét
dong san.

3.3.3. Giai phdp vé tai chinh, tin dung bat
dong san

Quan ly hiéu qua hon hoat dong huy dong
v6n (bao gdm hoat dong phat hanh trai phiéu)
ctia cic doanh nghiép kinh doanh bat dong
san trén thi truong chung khoan diung quy
dinh phap luat; tao diéu kién, khong lam can
tré cac doanh nghiép (c6 du nang luc, két qua
hoat dong kinh doanh t6t, lanh manh...) c6
the huy dong vbn dé hd tro phuc hi, phat
trién. Khuyén khich thu hat cac dong von
trong nudc va nudc ngoai, trong d6 ¢ ngudn
kiéu hdi cho phat trién cac dy 4n bt dong san
cling nhu cho vay mua, thué mua bit dong
san. Thuc thi hi€u qua hon chinh sach vé
ngan hang tiét kiém nha ¢ va quy dau tu tin
thac bt dong san. Can c6 nhiing giai phap
hitu hiéu dé xur 1y no Xau trong linh vyc bat
dong san; déng thoi, hoan thién chinh sach
thué pht hop véi thyc té thi truong bat dong
san nham goép phan khuyén khich st dung
nha, dat c6 hiéu qua, gop phan han che dau
co nha, dat dam bao dong vién ngudn thu
hop 1y, 6n dinh cho ngan sach nha nuée, phu
hop véi diéu kién kinh t& — xa hoi cia Viét
Nam va thong 18 quéc té.
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Tang cudng kiém tra, giam sat viéc tudn
thii phap luat vé phat hanh, dau tu va cung
cap dich vu vé trai phiéu doanh nghiép, nhit
1a phat hanh trai phiéu riéng 1é ctia cac doanh
nghiép bat dong san, cac to chirc tin dung co
lién quan dén doanh nghiép bét dong san, cac
doanh nghiép cé khdi lugng phat hanh 16n,
141 suét cao, cac doanh nghiép c6 két qua
kinh doanh thua 18, cdc doanh nghiép phét
hanh khéng c6 tai san bao dam. Khong siét
chit tin dung mot cach bat hop ly; ting
cuong kiém tra, giam sat, khong budng long
quan ly nha nudc, khong hinh sy hoéa céac
quan hé kinh té — dan su; chu dong phat hién,
ngan chdn, xtr Iy nghiém nhting hanh vi sai
pham theo dung quy dinh cta phap luét, chu
¥ cac hanh vi tron thué trong kinh doanh bét
dong san, khong dé 6 v0; bdo v€ nhiing
nguoi lam ding, bao vé, hai hoa 1gi ich nha
nudc, ngudi dan va doanh nghiép.

Nén danh thué chuyén nhugng cao, néu
nha dau tu mua di ban lai s€ bi danh thué cao
trong vai ndm dau khi chuyén nhuong. Dong
thdi, Nha nudc ciing can danh thué nhiing
nguoi co nhiéu bat dong san va danh thué &
muc cao neu khong dua dat vao sir dung.
Ngoai ra, can thiét _phai xu ly nghiém cac t6
chire ¢6 diu hiéu tiép tay, cac “dau ndu”, “cd”
dat tung tin, ddn nham dé truc loi. Cung do,
can ¢6 su chi dao, huéng dan, phéi hop voi
cac dia phuong thuc hién ra soat, 1ap va cong
bd danh muc cac chu du tu du 4n nha & xi
hoi, nha & cong nhan, cai tao xay dung lai
chung cu cii duoc vay goi hd tro 13i sudt 2%
thong qua hé thong ngan hang thuong mai.
Bén canh d6, can két hop hai hoa, hop 1y, hiéu
qua gitta chinh sach tai khoa va chinh sach
tién &, thuc hién chinh sach tién té linh hoat,
an toan, than trong va chinh sach tai khéoa mé
rong hop 1y, tap trung bao ddm hiéu qua, quan
ly chit ch& gia ca, thi truong; khong diéu
hanh chinh sach mang tinh giat cuc va khong
chuyén trang thai mdt cach dot ngot tir noi
long sang kiém soat chat chd hodc nguoc lai.
3.3.4. Tang cuong trach nhiém quan ly cua
cdc co quan nha nuoc

Uy ban nhén dan cip tinh can day nhanh
tién d6 t& chuc 14p, thim dinh, phé duyét quy
hoach xay dung do thi, nong thon, quy hoach,
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Kké hoach str dung dét; thuc hién cong khai
minh bach thong tin quy hoach xdy dung,
danh muyc, tién do trién khai cac du an phat
trién co so ha tang, cac du an bat dong san
dac biét 1a cac dy an 16n va viéc sap nhép,
thanh 1ap, nang cép don vi hanh chinh tai dia
phuong, ngan chan hién tuong tung tin ddn
thdi, dau co nham déy gia dé truc loi bat hop
phap. Bén canh do, can xiy dung chuong
trinh phat trién nha & giai doan tur nay dén
nam 2025 va 2030 va ké hoach phat trién nha
& 05 nam va hang nim theo quy dinh dé lam
o 8O chap thuén chu truong dau tu dy 4n nha
. Ddng thoi, can sém ra soat 1ap danh muc
cac du an nha o, bét dong san trén dia ban;
danh gia cu thé 1y do, nguyén nhan ddi véi
cac du an da dugc chap thuén chu truong dau
tu nhung chua trién khai hodc chdm trién
khai. Uy ban nhan dén cép tinh can tap trung
thdo g& kho khan vudng mic vé phap ly, thu
tuc chuan bi dau tu cac dy an nha ¢ dé ting
ngudn cung cho thi trudng.

Ngoai cac ndi dung & trén, cin cong khai
danh muc dy &n, qu¥y dét, trinh tu thu tuc phat
trién nha &, bat dong san trén dia ban dé kéu
gol dau tu; tao didu kién thuan lgi dé cac nha
dau tu trong va ngoai nudc co thé dé dang
tlep can va tham gia dau tu nha g, bét dong
san. Tép trung chi dao, t6 chirc thyc hién giao
dét, lwa chon chil dau tu thuc hién cac du an
bét dong san, dy &n nha & mdi dé tang nguén
cung cho thi truong. Déy manh thyc hién déu
gia quyen sir dung dat, ddu thau dy 4n co sir
dung dat dé lya chon nha diu tu gitp lam
tang ngudn cung du 4n nha ¢ thwong mai cho
thi truong bat dong san. Dic biét, can quan
tam hon nira dén phat trién nha & x3 hoi, nha
0 cong nhan khu cong nghiép, cdi tao, xay
dung lai chung cu cii trén dia ban.

Cac dia phuong thyc hién ra soat, b sung
quy hoach, b tri quy dat danh dé phat trién
nha ¢ xa hoi, nha & cho cong nhan theo diing
quy dinh phéap luat, thuc hién nghiém quy
dinh danh quy dit 20% trong cc du 4n nha
&, khu d6 thi va dam bao nhu cau phit trién
nha ¢ xa hdi, nha & cong nhan trén dia ban.
Ngoai ra, cling can ngan chan viéc chia tach,
“phan 16, ban nén” tai cac khu vuc chua duoc
phép dau tu, thiéu hé théng ha téng; tang
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cuong kiém soat hoat dong ciia cac san giao
dich bét dong san, cac td chirc, ca nhan hanh
nghé moi gidi bat dong san; chan chinh hanh
vi mua ban trao tay, gdy nhiéu loan thong tin
thi truong bét dong san. Déy manh thanh tra,
kiém tra va chi dao cac dia phuong ngan
chén, xur [y nghiém céc hanh vi vi pham trong
hoat dong dau gia quyén sir dung dit nham
dam bao ding phép luat. Kiém tra, ra soat cac
chi tiéu vé quy hoach, ké hoach sir dung dat
dé phu hop vé quy hoach dat cua cac nganh
nghé, linh vuc dam bédo hai hoa hop ly, tranh
chdng 14n, phat sinh khiéu kién. Song song
voi do, can theo doi, giam sat chdt ché tin
dung ddi voi linh vuc bét dong san; chi dao
cac t6 chire tin dung kiém soat chit ché chat
luong tin dung, cho vay ddi vé6i linh vuc bat
dong san nhiam bao dam dung quy dinh cua
phap luat; khin truong xem xét uu tién cho
vay cac du 4n nha & xa hdi, nha & cong nhén,
nha ¢ thuong mai gia ré cd hi€u qua cao, co
kha nang tra no.

4. KET LUAN

Thi truong bat dong san c0 vai tro rat quan
trong trong viéc gilr viing on dinh kinh t& vi
md, kiém soat lam phat, bao dam cac can ddi
16n, thuc day tang truong. Tuy nhién, bén
canh nhiing két qua tich cuc, su phat trién cua
linh vyc bat dong san thoi gian qua cling boc
16 nhleu ton tai, han ché, bat cap. Sy phat
trién chua thuc sy bén ving va con tiém 4n
nhiéu rai ro nhu: co cdu hang hoa bat dong
san chua hop 1y, gia san pham bat dong san
nhét 1a gia nha & con khé cao so véi thu nhap
cua nguoi dan, co s dir lidu thong tin vé thi
truong bat dong san chua dong bo, day du,
thiéu tin cay, thleu minh bach... Nhim khac
phuc nhimg ton tai, bat cip néu trén va tiép
tuc thuc day thi truong bat dong san phat
trién an toan, lanh manh, bén viing trong thoi
gian toi, can ra soat cac quy dinh cua phap
ludt dé giai quyét cac van dé trudc mit ciing
nhu 1au dai theo hudng xdy dung cong cu
chinh sach lanh manh, phu hop, hiéu qua dé
bao dam lién thong, an toan, chic chin giita
cac thi truong von véi thi truong bat dong
san, da dang hoa nguén vén cho thi truong
bét dong san; day manh phan cip, phan
quyén cho céc cép, nghién ctru k¥ ludng, dé

ap chi khoa hoc
DAI HOC HA LONG

25



26

ap chi Rhoa hoc
DAI HOC HA LONG

xuét thi diém co ché chinh sach tao dong luc,
xung lyc méi cho phat trién thi truong. Can
hoan thién h¢ thdng phép luat lién quan dén
linh vuc bét dong san bao dam ddng bo, thao
g0 cac kho khan, vuong mic, tao diéu kién
dé thi truong bt dong san phat trién 6n dinh,
lanh manh, xay dung hé thong thong tin thi
truong bat dong san gan véi thong tin dat dai,
hoan thién co s¢ phap ly va tang cuong thuc
hién thanh toan khong ding tién mit trong
giao dich bat dong san.
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