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Phan tich bién dong vé gia bat dong san nha dat
éViét Nam trong 30 nam qua

Analysis of real estate prices volatility in Vietnam over past 30 years

Tom tat

Trai qua 30 nam, thi truong bat dong san Viét Nam
ngay cang phat trién va da dat duoc nhiéu thanh
tuu. Tuy nhién, bén canh d6 van con ton tai nhing
bat cap va vudng mac chua giai quyét dwgc. Mot
trong nhiing vudng mac d6 la van dé vé gia, gia
bat dong san ¢ Viét Nam tang cao 6 nhiéu giai
doan va ngay cang cao hon nhiéu lan so véi miic
thu nhap binh quan dau nguoi va dang cao hon
nhiéu lan so véi nhiing quéc gia c6 cling miic GDP
binh quan dau ngudi. Xudt phat tir thuc tién trén,
bai bao phén tich nhiing bién déng vé gia bat déng
san & Viét Nam qua méi giai doan cu thé nham
thay dugc nhitng thay ddi ctia thi truéng va giup
ngudi doc ¢d cai nhin tdng quan vé bién dong vé
gia bat dong san trén thi trudng bat déng san Viét
Nam trong 30 nam qua.

Tir khéa: Bdt ddng san, thi trudng bdt dong sdn, gid, bién
ddng gid, gid bdt dong sdn

Abstract

Over 30 years, Over 30 years,

Vietnam’s real estate market has grown and achieved
many achievements. However, there are many
inadequacies and problems have not been solved yet.
One of those problems is the issue of prices, real estate
prices in Vietnam have increased in many periods and
are many times higher than per capita income and are
many times higher than those of other countries with
the same GDP per capita. Based on this fact, the article
analyzes about the real estate prices fluctuations in
Vietnam through each stage to show the uncertainty of
the real estate and helps readers have an overview of real
estate price fluctuations in the Vietnamese real estate
market over the past 30 years.
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Vuong Thi Anh Ngoc

1. bat van dé

Thi trwdng bt déng san nuéc ta trong 30 ndm qua da cé nhitng budc
phat trién quan trong, nhidu dy an phat trién nha &, cong trinh dich vu v&i hé
thdng ha tang k¥ thuat, ha tAng xa hoi ddng bd da dwoc hinh thanh lam thay
dbi bo mat d6 thi, tivng bwérc dap trng nhu ciu v& nha & cla cac tang 16p
nhan dan, gép phan bao ddm an sinh xa hoi. Thi trwdng bat ddng san da thu
hat dang ké ngudn vén dau tw trong va ngoai nuéc, thic ddy cac nganh san
xuét khac phat trién. Hé théng quy pham phap luat diéu chinh hoat déng cla
thi trwdng bat dong san tirng budc dwgc hoan thién hon.

Tuy nhién, bén canh nhirng mat tich cwc da dat dwoc, hoat dong cla
thi trwong bat dong san thoi gian viva qua van bdc 16 nhitng yéu kém, phat
trién thiéu lanh manh va khoéng én dinh; dac biét Ia nhivng bat cap vé gia ca
hang hoéa bat ddng san. Theo khao sat ctia DKRA, t&» ndm 2015, sau khi thi
trwdng bat déng san phuc hdi thi gia BDS cé nhirng noi tang 200% trong khi
thu nhap binh quan dau ngudi ting 33%; gia nha, dat & Viét Nam nam 2020
cao g&p 10 -15 I&n thu nhap binh quan dau nguwdi; nhat 12 tai cac thanh phé
I&n nhw Ha Noi, TP HS Chi Minh. [1]

Hodac theo mét khao sat danh gia khac ciia Numbeo, nam 2014 Viét Nam
la nwée ding thir 9 trong nhom 20 québc gia ¢ gia nha dat so véi thu nhap
binh quan cao nhét vao khodng 24 14n; con riéng Ha Néi khoang 26 [an. Nam
2017, gi4 nha dét tai Viét Nam cao gap 25 14n so véi thu nhap trung binh clia
ngwoi dan. B&n nam 2020, gia nha dét so véi thu nhap binh quan Viét Nam
vao khoang 14 1an, xép th(r 31/103 qudc gia dwoc Numbeo khao sat. Dac
biét la Ha Noi ¢ gia nha dat so véi thu nhap binh quan 34,39 1an, xép the
4/400 thanh phé dwoc khao sat; con sb nay con cao hon ca cac thanh phd
khac nhw Hong Kong, Béc Kinh, Thuwgng Hai, Bangkok [2].

Nhw vay, ta ¢ thé thay trong nhitng ndm qua thij trwérng bét déng san
Viét Nam phat trién va dién bién rat phuc tap, kém theo d6 13 sw yéu kém
trong céng tac quan ly Nha nwéc. Van dé dat ra la trong subt 30 nam qua,
di&n bién thi trwdng bat dong san Viét Nam da c6 nhirng thay déi cu thé nhw
thé nao, tai sao gia BDS néi chung va gia BDS nha dét ndi rieng & Viét Nam
lai rat cao, trong khi thu nhap clia ngwdi lao dong lai & mc rét thap. Dé tra
I&i cho vAn dé trén va gitp cho ngudi doc cd mét cai nhin tdng quan vé thi
trwdng bat dong san Viét Nam thdi gian qua, bai bao da st dung két hop cac
phwong phap théng ké sé liéu, x ly va phan tich sb liéu.

2. Qua trinh bién dong gia bat dong san & Viét Nam

Tw khi hinh thanh dén nay, thi trieérng bat dong san Viét Nam da cé rat
nhiéu bién ddng, khi thi “phén vinh” — 1a luc thj trwéng hinh thanh cac con
“sbt” bt dong san; luc lai “tiéu didu” — Ia khi thj trwdng bat ddng san “déng
bang”.

a. Giai doan 1987 dén 1999

Trudc “d6i méi” 1986 va nhivng nam dau sau “ddi méi”, khai niém gia dat
chwa dwoc phap luat thira nhan. Tt ndm 1987 dén nam 1991 van c6 cac
giao dich chuyén nhuwong nha dét nhung cha yéu la tw phat, sé lwong giao
dich it va gia tri giao dich thdp phu hop thu nhap ngwoi dan. Nguyén nhan
do ndm 1987, Viét Nam ban hanh Luat g4t dai d3u tién quy dinh: “Nha & va
vat kién tric khac trén dat dwoc chuyén nhwong” tao didu kién cho giao dich
v& nha & hoat dong.

T& nam 1991 — 1993: Thj trwdng bat dong san d&c biét “sbt” manh &
phan khuc dat va quyén st dung dat. Cu thé: Nhu ciu nha &, d4t & cla dan
cuw va dat dé san xuat kinh doanh ngay cang tang, nhat 1a & cac do thi. Mot sb
cbng trinh lién doanh da dwoc dau tw, nhiéu cac khu d6 thi mai nhé 1é duwoc
hinh thanh. C4c giao dich kinh doanh BDS trong giai doan nay chii yéu la cac
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hoat ddng don 1& nhwng kha s6i ddng. Gia dat & nhirng ving
d6 thi méi tang cao, tham chi cé nhirng noi tdng hon 10 1an.
Tai trung tam Ha Nbi, gia nha dat bi diy lén khoang 2,5 — 3
cay vang/1m?. Tai cac vlng ngoai 6 ciing tang 1én 0,3 -0,5
cay vang/1m? [3]. Trong th&i gian nay, hdu hét cac giao dich
dé&u thuc hién duéi dang “trao tay”, tw viét hop déng gitra
cac bén, tha tuc d& dang. Bén canh do, viéc quan ly dat dai
Idng I&o, viéc quan ly gia dat khong dwoc dét ra nén gia dat

oy

tang theo kiéu “tha ndi”.

Bién dong trén cla thi trwdng la do nhirng thay déi trong
chinh sach va phap luét trong giai doan nay. Nha nuwéc da
quyét dinh nhitng ddi m&i quan trong: ap dung co ché thi
truong dé phat trién kinh t&, xac dinh dwdng 16i xay dung
nén kinh t& mé huéng ngoai; thwe hién cac co ché mé nhw
khéng doi hai giai trinh ngudn gbc tién dwa vao hoat dong kinh
t&, giam nhe hang rao hai quan déi v&i hang nhap khiu... Tt
ca nhirng chinh sach d6 da tao tam ly lac quan cho nguoi
dan bd tién vao dau tw kinh t&. Nam 1991, Phap Iénh nha &
1991 ra doi quy dinh vé: Kinh doanh nha &, Quyén st dung
dét gén lién v&i nha &. Nam 1992, Hién phap 1992 quy dinh:
“Té chire, ho gia dinh, ca nhan dwoc Nha nuéc giao dat co
quyén chuyé&n nhwong quyén st dung dét theo quy dinh clia
Phap luat’. Dén nam 1993, Nha nwéc ban hanh Luat Dat dai
1993 quy dinh: “Nha nwéc chinh thiec cho phép ngudi céd
quyén s dung dat dwoc chuyén ddi, chuyén nhuwong, cho
thué, thé chap, gép von va thira ké quyén stv dung dat”.

Ngay 13/02/1995, Chinh PhG ban hanh Nghi dinh
18/1995/ND-CP quy dinh chi tiét thi hanh phap lénh vé
Quyén va Nghia vu ctia cac td chirc trong va ngoai nwéc
dwoc Nha nwéc giao dat, cho thué dat da lam cho gi¢i dau
co chun tay. Quy dinh vé thué dét, theo d6 cha st dung dat
phai tra hai 1&n tién (ti&n chuyé&n quyén st dung dat va tién
thué dat). Nha dau co phai ban dat dé tra no' cho ngan hang.
Day la nguyén nhan lam chirng lai con “sét nha dat” 14n thiy
nhét nay.

Tl cudi nam 1995 dén 1999, thi trudng BDS bwéc sang
giai doan suy thodi: gia BDS nha dét giam manh, cac hoat
déng dau tw chi yéu 1a xay nha & don 18 trong cac khu phan
16, ban nén, mét sé doanh nghiép dau tw BBS 1am vao tinh
trang khé kh&n, pha san. Nguyén nhan xuét phat tir khing
hoang tai chinh tién té chau & nd&m 1997, ting trudng tin
dung gidm va lam phat tdng cao 16,9%. Cung v&i d6, nam
1995 Chinh Phl ban hanh Nghi dinh 18/1995/ND-CP quy
dinh chi tiét thi hanh phap lénh v& Quyén va Nghia vu cla
céac td chire trong va ngoai nwéc dwoc Nha nwédc giao dat,
cho thué d4t da lam cho gi¢i dau co chun tay. Theo dé cha
st dung @At phai tra hai lan tién: tién chuyén quyén st dung
d4t va tién thué dét 14 nguyén nhan 1am cho cac nha dau co
phai ban d4t dé tra ng cho ngan hang.

b. Giai doan 2000 dén 2006

Trong nhitng ndm tiép theo, Viét Nam c6 nhiéu thay ddi
I&n nhw: thang 7/1995 Viét Nam tr& thanh thanh vién cua
Hiép hoi cac Quéc gia Dong Nam A ASEAN; thang 11/1998
tham gia Hop tac Kinh t& Chau A — Thai Binh Dwong; thang
7/2000 tham gia Hiép dinh thwong mai v&i Hoa Ky. V&i qua
trinh hoi nhap toan dién, Viét Nam da tao niém tin cho cac
nha dAu tw ngoai khu virc nha nuwéc vao dau tw phat trién.

Pén giai doan 2001 — 2003, Chinh phl con ban hanh
nhidu Nghi dinh hd tro, wu dai trong diu tw xay dwng nhw
Nghi dinh 71/2001/CP vé wu dai dau tw xay dwng nha & dé
ban va cho thué; Nghj dinh 79/2001/CP v& thi tuc chuyén
ddi, chuyén nhwong, cho thué,cho thué lai, thira ké& quyén st
dung dé4t va thé chap, gép vén béng gia tri quy&n str dung dat.

Nhe do, thi trworng bat dong san giai doan nay cé nhiéu
thay ddi tich cwe. Nam 2001, ngudn vén ODA tiép tuc dwoc
cam két & mlrc cao (trén 2 ty USD/nam). Thi trudng BDS
dwoc ting trwéng ca vé quy mo, pham vi va sb lwong, cac
nha dau tw mua dat & khap noi (dinh diém quy 2 nam 2001).
Ca gia va giao dich trong nhirng ndm nay déu téng rat cao.
Tai Ha Noi va thanh phé H6 Chi Minh gia nha dét & day tang
gép 10 Ian so v&i ndm 1993, nhitng noi cé gia 2,5-3 cay
vang/1m? thi nay tang lén 25-30 cay vang/1m?.[3] Giai doan
nay c6 thé ndi 1a giai doan thanh céng nhat cla cac doanh
nghiép xay dwng. R4t nhiéu doanh nghiép cé chirc nang xay
dwng da tré thanh cac cdng ty kinh doanh BDS hodc bd sung
chtrc nang kinh doanh BDS. Céac cong ty kinh doanh BBS
trong giai doan nay, khéng nhirng thanh toan dwgc cac kho
khan vé tai chinh ma con cé lgi nhuan Ion.

Con “sbt nha dat” 1an tht hai nay bi cét sau khi Quéc
héi théng qua Luat dat dai 2003 va Chinh phd ban hanh
Nghi dinh 181/2004/ND-CP ch&m dt tinh trang “phan 16 ban

nén”. Ban chi dao phat trién nha va thj trwong BDS va cac
Hiép hoi BDS Ian lwot ra doi, dinh hwéng phat trién cho thi
trwong BDS. Nghi quyét vé nhiing gidi phap chi yéu tap
trung kiém ché lam phat, én dinh kinh té vi mé, bao dam an
sinh xa hdi, gidi phap thao g& khé khan cho san xuét kinh
doanh, hé tro thi trwéng. Lac ndy, cac nha dau tw phai dirng
lai nghe ngéng viéc thuc thi phap luat 1am cho thi trwéng dién
bién tram lang.

c. Giai doan 2007 dén 2012

Con “sbt nha dat” 1an th hai bi c&t cling Itc khi thi trudng
chirng khoan nuwéc ta bat ddu néng. Cac nha dau tw bat dau
chuyén vén sang thj trwerng chivng khoan. Day ciing 1a diéu
kién dé thj trwerng chivng khoan thay ddi nhanh chéng, tao
“‘bong bdéng” va rat nhanh choéng tao ra siéu loi nhuan. Thj
trwdng bat dong san bj b lai va roi vao trdm lang. Dau nam
2007, “bong béng” cuia thi trwdrng chirng khoan bét dau ran
nt, thi tredng nhanh chéng bj gidm sut va roi vao suy thoai.

Nam 2007, Viét Nam gia nhap WTO, GDP tang vuwot 8%,
tang trwéng tin dung lén dén 50%, cung v&i d6 tir 1/1/2007
Luat Kinh doanh BDS c¢é hiéu Iwc quy dinh chinh sach kinh
doanh b4t ddng san gilp cac nha diu tw trong va ngoai
nwéc yén tam hon khi tham gia thi trwéng; gi¢i dau co BDS
nhan thay rang dau tw trong thi trwéng BDS van c6 nhiéu loi
nhuan khi ma gia BBS ngay mai cao hon ngay hom nay, ho
tap trung tré lai thj trwdng BDS voi lwong dau tw cao hon
do lgi nhuan cé dwoc tir thi trwdng chirng khoan. Con “sét
nha dat” 1an th( ba lai hinh thanh va téang nhanh trong véng
1 n&m, dén thang 4/2008 thi ngwng lai va suy gidm do tac
doéng clia chinh sach that chét tién t& cia Nha nuwéc nhdm
kiém ché lam phat.

Theo téng két gia thi trwdng ctia mot sb dy an tai Ha
N6i va thanh phé H6 Chi Minh thi trong vong 1 nadm tir 2006
-2007 gia BDS tai mot sd quan thanh phdé HCM tang gép 2
lan nhw tai khu d6 thi méi Nam Sai Gon, gia dat cia dy an
Tan An Huy t&r 8 -10 triéu ddng/m? da nhay vot 1én 16 dén
20 triéu ddng/m?; dy an cia Cty Him Lam tr 14 dén 16 triéu
ddng/m? nhay vot lén 20 - 30 triéu ddng/m? DAt nén, nha
trong cac dw an ndm trong khu d6 thi méi Pha My Hwng con
c6 mirc téng gia cao hon, nhiéu trwéng hop ca biét mire téng
lén dén 300%. Dén d&u nam 2008, gia BDS lai tiép tuc cao
gép 2-3 1&n so véi dAu nam 2007. Nhiéu nha dau tw nwéc
ngoai ciing chuyé&n hwéng dau tw vao thi trweng BDS Viét
Nam. Nam 2007 d& cé 40% sb vbn dau tw truc tiép tr nwéc
ngoai vao thj truong BDS (khoang 8/20 ty USD). Theo sb
liéu ctia Tdng cuc Théng ké, ty I& gitra vdn dau tw vao BDS
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trén téng s6 vén dau tw ndm 2005 |4 65.143 ty/213.931 ty;
nam 2007 la 143.729 ty/309.117 ty; nam 2008 la 255.421
ty/328.827 ty. Didu nay cho thay sirc “néng” cla thj trudong
BDS nam 2007, 2008.

Nhw vay, sau con “sét nha dat’ 1an thir ba, thi trwong
BDS roi vao suy thoai -“déng bang”. Twr giba nam 2011,
hang loat cac dw an cén ho 6 at ban thao, gidm gia ttr 30%-
35% & ca Ha Noéi va TPHCM; ngay ca d4t nén tai cac khu
vire doc Lang Hoa Lac, dac biét khu viee Mé Linh — Ha Noi
vbn tang nhe 5%-10% hdi d4u nam thi nay gia cling giam
manh, trung binh tir 20-40%, nhung gan nhw ciing khéng c6
giao dich. Nguy&n nhan xuét phat tlr chinh sach that chat tin
dung BDS cua Ngan hang nha nwéc vao ngay 30/6/2011,
trong khi dén giai doan nay cac chi dau tw dén han tra cac
khoan vay ngan hang. Tuy nhién, du thj trwéng c6 déng bang
thi gia nha d4t van cao hon 10-15 1&n thu nhap binh quan
clia nguwdi dan & giai doan nay.

d. Giai doan ttr 2013 dén nay

Dén nam 2013 véi sw ra doi cGa mdt loat cac van ban
phap luat méi hoan thién hon: Luat dat dai 2013, Luat nha
& 2014, Luat kinh doanh bAt ddng san 2014 thi thi truong
b4t déng san ciing dan phuc héi. T ndm 2017 dén nay thi
trwdng BDS Viét Nam c6 nhitng dot “sét” cuc bd, co thé ké
dén BDS tai mét s6 quan & thanh phd HCM, Ha Néi, gia BBS
cling tang dan theo cac nam tuy theo tirng phan khic. Theo
khao sat ciia CBRE Viét Nam vé& ngudn cung va mic hdp
thu phan khuc can ho tai TP HCM va Ha Néi tir 2007 -2017:
tr nd3m 2014, ca cung va m&c hip thu BDS cin ho tai thi
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trwong Ha No6i va TPHCM déu tang vot, déc biét 1a lwong
can ho thudc phan khuc trung cap.

Cu thé, theo bao cao nghién clru toan canh thj trwdng
BDS TPHCM nam 2017 cla DKRA Viét Nam dwa ra ghi
nhan nhw sau:

Tai phan khiuc can hé chung cw, gia trung binh can hd
trong vong 5 ndm qua (2012-2017) ting gan gép déi. Trong
do, can hd hang C tang 54%, hang B tang khodng 67%,
hang A khoang 45%. N&m 2017, m{rc gia nay gap gan 20 lan
thu nhap binh quan cda nguwdi lao dong. [4]

Trong khi d6, & phan khic dat nén phan 16 thi ting manh
nhét 13 loai hinh dat nén, khu vuc ting 130% la quan 9, quan
7 tang khodng 50%, dinh diém Ia Tha Bic véi 170%. Ndm
2017, mirc gia nay gép gan 40 Ian thu nhap binh quéan cla
ngwoi lao dong. [4]

Nam 2017 khép lai, nhitng céi tén nhw Novaland,
Vingroup, Hwng Thinh v&i nhiéu dw an cao cap 1am néng thi
trwong giao dich BDS. DBon ctr, tap doan Novaland véi hon
30 dw an duwoc dwa ra thj trwdng, chiém phan 16n sb lwong
giao dich trén thj trwérng BPS tai TP H& Chi Minh.

Thi trwerng BDS n&m 2018 van gitr dwgc sw phat trién én
dinh. Cu thé, da khéng c6 hién twong “bong béng BDS” va
van con nam trong chu ky phuc hdi, tdng trwdng. Tinh dén
hét thang 11/2018, thi trwong Ha Noi c6 khoang 33.000 can
h& mé&i chao hang, tdng gan 2.000 can so v&i ndm 2017. Con
tai TP.HCM c6 32.000 can chao béan, tang 1.000 can so voi
2017 (chwa tinh g&n 10.000 c&n Vingroup dw kién mé& ban
cudi n&m). Theo nghién ctru clia CBRE
Viét Nam, phan khtc cao cap va hang
sang ghi nhan mdc tang vao khoang 8
- 9% so v&i nam ngodi. Loai hinh nha &
trung cép, binh dan gan nhuw it bién déng,
chi nhirng dy an dep méi c6 mirc téng
tam 1 - 3%.

Trong ndm 2018, xay ra hai dot sét
4o gia dat nén, dat nong nghiép, da dwoc
chinh quyén céac dia phwong quyét liét
vao cudc xtr ly va da duwogc kiém soat.
Viéc sét gia dat bung phat trén dién rong,
tap trung tai cac vung dw kién tr& thanh
d&c khu kinh t&¢ nhw Phu Quéc (Kién
Giang), Van Dén (Quéang Ninh) va Van
Phong (Khanh Hoa), sau dé gidm xudng
khi Luat Dac khu kinh té chwa dwoc
Quéc hoi thong qua. Thi trweng BDS TP.
Hb Chi Minh nhirng thang dau nam 2018
xay ra hién twong tdng manh gia dat &
cac quan vung ven, tap trung & phan
khic dat nén sb dé va dat nén du an.
Tiép do dén céac tinh viing ven nhu Bdng

O Nam 2012
B Nam 2015
O Nam 2016
O Nam 2017

O Nam 2012
B Nam 2015
O Nam 2016
O Nam 2017

Nai, Binh Dwong, Long An..., roi lan
réng ra cac tinh, thanh mién Trung nhw
Khanh Hoa, Binh Binh, Pa Nang, Nghé
An, Thanh Hoéa...Nguyén nhan cda tinh
trang trén dwoc cho la do tinh trang dau
co dét dai, thdi gia dét Ién cao ctia mot

s nha dau tw ca nhan lgi dung théng tin
chuén bi thanh 1ap ba dac khu kinh té dé
day gia 1én cao, sy budng 1dng quan ly
ctia chinh quyén dia phwong trong cong
tac quy hoach, quan ly dat dai.

N&m 2019, gia b4t déng san ciing c6
sy thay ddi tai mot sé khu vuc, ddc biét
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la thi trwng dét nén tai mot sb dia phwong viing ven d6 thi
I&n nhw thanh phé Ha Noi va TPHCM, céc tinh mién Béng
Nam B9, c6 nhi¥rng noi gia d4t nén tang gap ddi, gap ba. Gia
nha chung cu tai Ha N&i va TPHCM c6 bién dong cu thé: tai
thanh phé Ha Nai, gia cin ho chung cw trong ndm 2019 téng
khoang 3%-5% so v&i cling ky ndm 2018, gia nha & riéng 1é
tang khoang 3%. Trong khi d6 tai TPHCM gia bat déng san
c6 chiéu hwdng téng cao hon khi gia ban c&n hod chung cw
tang khoang 3%-5%, mot vai dy an can hod cao cap gia con
Ién t&i 250tr/m2 va gia nha & riéng |1é tang khodng 9% so v&i
ciing ky ndm 2018. [9] Gia b4t dong san nha dat nam 2019
so v&i thu nhap binh quan cuda sinh vién méi ra trwdng &
merc thdp nhat nhém khao sat 1a 72 triéu ddng mot nam, gia
nha cao hon thu nhap ctia ngudi lao déng téi 28 1an. Gia nha
tai 2 do thj phat trién bac nhat Viét Nam ciing cao gép 17 lan
thu nhap trung binh clia nhan vién cé kinh nghiém lau nam
(120 triéu ddng mét nam); hay trwdng nhdm va giam sat co
thu nhap trung binh 192 triéu ddng mdi ndm ghi nhan gia nha
trén thi trwérng cao gép 10 1an thu nhap. [5]

Nam 2019 dwoc danh gia la ndm thj trieérng cé nhiéu anh
hwéng tr chinh sach, quy dinh mai. Tuy nhién, day déu la
nhi*ng chinh sach nhdm hwéng dén thiét 1ap thj trwong phat
trién 6n dinh, bén virng, tranh nhitng tac dong tiéu cuc dén
nha dau tw, kinh t& - x& héi. Dau tién phai ké dén viéc chinh
quyén cac thanh phé Ién, cac dia phwong dang chu trong
ra soat toan by cac dy an sai pham dé sém cép phép cho
nhirng dw &n da diéu kién phat trién va mé ban vao cudi nam
2019. Nhiéu doanh nghiép ciing dang khéc phuc nhirng sai
pham truéc day dé thi trwong dan 6n dinh tré lai. Th hai la
viéc Ngan hang Nha nuéc siét tin dung vao bat déng san. Cu
thé, ty 1& dung ngudn vén ngan han dé cho vay trung va dai
han hién da ha xudng mirc 45% va chi con 40% ké tir ngay
1/1/2019. L6 trinh sra ddi Thong tw 36 gdm 3 giai doan dén
n&m 2022, ty l& t6i da ngudn vén ngén han dwoc st dung dé
cho vay trung, dai han sé xuéng con 30%.

Nhuw vay, mdi mét con “sét nha dat” dién ra lai day gia bat
dong san Ién cao va cho du sau dé thj trieong co suy thoai,
tiéu didu thi cling khdng 1am gidm gia nha dat xubng nhiéu
do nhu cau vé& nha dét clia ngwdi dan cang ngay cang tang,

trong khi d6 Viét Nam lai la quéc gia déng dan the 15 trén
thé givi.[6]

3. Phan tich gia bat dong san hién nay va dw doan bién
dong gia BDS trong giai doan tiép theo 2021 - 2023

Nam 2020, hai dot dich COVID-19 bung phat tai nwéc
ta da lam nén kinh t& chiu nhiéu tac déng nghiém trong,
thi trwdng bt ddng san trong nwédc ciing khong 1a ngoai
I&. Nhitng thach thirc dat ra béi dai dich COVID-19 ciling
nhw kinh té ting trwdng cham lai 1am nhu ciu suy giam,
ngudn cung thiéu hut, doanh nghiép kinh doanh bat déng
san khéng c6 dw an méi hoac khong trién khai dwoc dw an
do vwéng tha tuc cip phép. Tinh dén hét thang 11/2020 c6
t&i 1.272 doanh nghiép kinh doanh b4t déng san phai tam
ngtrng kinh doanh cé thoi han, tang hon 117% so v&i cung
ky nam trwac. Tuy nhién, ngay 18/12/2020, Nghj dinh 148
dwoc ban hanh dé sira mot sé diéu trong luat D4t dai. Néu
di mua tai san trong mét thra dét cla nha nwéc, néu mua
cay cao su dé& thué dat 1am resort thi thdi han thué dat sé
dwoc theo thdi han ctia nha dau tw mai. Nghi dinh 148 giai
quyét van dé dich vu cdng vé dét dai, giao sd dé tan noi cho
nguwdi yéu ciu. Bén canh phap ly thi 13i suat vay mua nha
dang th&p nhét trong 15 nam qua. Day la co hoi dé cac ho
gia dinh, ngudi tré cé thé mua nha, hay dau tw.

Theo bao céo cla Hoi Méi gidi bat dong san Viét Nam
nam 2020 cho thay:

Tai Ha N§i, gia chung cv tang nhe & phan khac trung
cép, phan khuc cao cép trén thwe té& cho thay dang cé ap lwc
gidm gia, c&n ho binh dan khéng co bién dong. Do tinh thanh
khoan cham nén cac nha dau tw cé hién twong cét 16 va cha
dAu tw gia téng chinh sach hd tro, khuyén mai.

Nha dét 1& phan khac wa thich clia cac nha dau tw Ha
Noi va mét phan ciing 1a dong s&n phdm hang hiém. Vi vay,
mé&c du Covid nhwng nhidu dy 4n dworc dau tw ha tAng chét
lwong tét da tang gia manh, tdng khodng 5% so v&i ndm
2019. M6t sb dy an nha phd da thanh lap nhivng mire gia
ky luc nhu: Kién Hung Ha Dong cé gia 200-250trd/m2, Him
lam T Htru c6 gia 300tr/m2. Tai khu vuc dat dai trong khu
dan cw hién hiru: viéc do thi hda manh cac vang Son Tay,
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Hoa Lac, Thach Thét, Hoai Blrc...da day gia dat trong lang
xa khu viec nay 1én mirc 25-30trd/m?, tang so v&i nam 2019
khoang 50%. Cac vung nhw Bong Anh, Gia Lam, Long Bién
cling tang khodng 20-30% so v&i nam 2019. Mac du tang gia
nhwng hién twong giao dich thwe dién ra khdng nhiéu mua
ban chd yéu qua lai gitra cac nha ddu co véi nhau. [7]

Con tai TPHCM, gia ban can hd binh dan da duoc day
lén thanh phan khic trung cap. Gia ban can ho trung cap
tang manh (so v&i nam 2019 tang 26,5% va so v&i nam 2018
tang 50,7%). Gia ban trung binh cén hé cao cép la 72,9 tr/
m2; gia trung binh cla lién k&, nha phd, shophouse 13 74,2
tr/m?. [7]

Tinh dén quy 1/2021, theo sb liéu ma&i nhat cta Hoi Moéi
gi¢i BDS Viét Nam, lwgng sén phdm chao ban trén thj trwong
bAt dong san ca nuwdc la 74.144 san phdm ting 39,2%. Giao
dich dat 31.733 san pham tang 315,3% so v&i cung ky nam
2020. Phan khuc BBS nghi dwéng van chiju thiét hai ndng né
b&i dich Covid-19 con phan khic van phong, dat nén, chung
cu chju anh hwéng nhe hon.

D&u ndm 2021, hién twong gia dat ting xuét hién tai
nhiéu dia phuong, gia dat ting tao ra nhitng con séng sét
d4t khoé tin. Tham chi con xuét hién hién twong dau tw bat
chép quy dinh phap luat. Tai mét sé dia phwong, dat dai séi
suc khép noi, gia tdng chéng mét, trung binh ting 10% sau
1 thang. Cuc bé mét sb noi tdng 2-3 1&n chi trong vong tiv 1
dén 2 thang. Trong con sbt dat, nhidu noi, ngudi dan bd kinh
doanh, bé san xuat dé lao vao dau tw dat, "sét dat" khong chi
& cac khu vue c6 quy hoach ré rang, cé gidy phép xay dwng
ma con s6t nay con xay ra & nhirng vi tri khéng ndm trong
quy hoach, d4t thé cw trong lang xém, tham chi d4t phi néng
nghiép nhw dét rirng.

Nam 2021 c6 diém dac biét 1a luat Dau tw, luat Xay
dwng stra dbi c6 hiéu lwc tlr ngay 1/1, tao didu kién thuan
loi cho cac nha d3u tw; ddng thdi 14 nam kiém soat hiéu qua
Covid-19, vaccine nghién ciru thanh céng, nén kinh té Viét
Nam dang la diém sang, ndm t6i bd Xay dwng sé stra ddi
Luat nha &, ttr d6 ban hanh nghj dinh, xay dwng lai chung cw
cil, stra dbi quy dinh dé tao diéu kién cho doanh nghiép tham
gia vao thi trwdrng bét ddng san phan khic nha vira tui tién,
trung cap, gia ca hop ly.

T cac phan tich sé liéu & trén, két hop x ly cac sb ligu
thu thap dwoc, cung nhirng dién bién thay ddi cta thij trwong
BDS, biéu db dwdi day thé hién xu hwéng bién dong gia BDS
nha dét tai Ha Noi trong thdi gian qua nhw sau:

Gia nha duoc dy bao van tiép tuc tang khi chu ky ting
trwéng cla thi trwong chwa két thic. Nam 2021, gia nha sé
tiép tuc ting khodng 10% so v&i nam 2020. Va trong 2- 3
n&m t&i gia nha dat van dang ndm trong chu ky téng gia. Day
dwoc coi 1 nhitng théng tin tot d& cac nha dau tw yén tam
chon bat dong san la kénh rét vén. Tuy nhién, cac nha dau tw
cling nén than trong, néu dat ky vong qua cao vao thi truéng,
nhét I thoi diém dang dién ra nhidu con sbt dét cuc bo nhu
hién nay thi khé xac dinh sat gia tri thwc cla bat dong san,
tham chi roi vao tinh trang gia ao.
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Nhw vay, tlr nhivng phan tich & trén, cé thé tdng hop lai
cac nguyén nhan chd yéu dan dén nhirng bién déng vé gia
trong th&i gian qua nhw sau:

M6t 13, qua trinh chuy&n ddi co ché thj trwdng tao ngir
canh cho ngwoi dan nhan thire dwoc gia tri cla dat dai va
dAu tw vao thi trwdng bat dong san.

Hai 13, tw duy vé& quan ly di cham hon qua trinh phat trién
kinh t&, nén chua cé cong cu phii hop dé diéu tiét strc “néng”
cua thj trwong.

Ba la, qua trinh ddi m&i khong ddng bd da tao nhirng 16
hdng va s chdng chéo trong quan ly thi trwéng BDS.

B&n 14, mot vai chinh sach, quy dinh chwa phu hop dan
dén c6 giai doan tdn tai nhitng tiéu cwc trong kinh doanh
BDS, tinh trang dau co tao nén gia &o trong thi truong.

N&m 13, thdy duoc cai loi khi ddu tw vao bat déng san
mang loi nhuan cao, dé dang, an toan tao nén xu hwéng
ngwdi dan mudn gitr tién tiét kiém trong BDS thay vi san
xuét kinh doanh.

Sau la, tai nhiéu thdi diém cac chinh sach vé thué chuwa
hop ly tao nén tinh trang dau tw vao BDS mang lai loi nhuéan
nhiéu hon cac Iinh vwe khac.

Nhw vay, trong qua trinh phat trién thi trwéng BDS Viét
Nam trong th&i gian qua da ton tai nhiing bat cap vé gia
BDS; ¢6 nhitng yéu kém trong cong tac quan Iy, Nha nwéc
lién tuc phai ban hanh cac van ban phap luat méi dé& phi hop
véi thj trwdng tai méi thdi diém; tuy nhién van chwa déng bd
va bao quat dwoc hét toan b thj treong.

4. Két luan

T viéc phan tich qua trinh bién dong vé gia bat dong sén
Viét Nam trong 30 n&m qua, c6 thé két luan réng:

Gia b4t dong san & Viét Nam néi chung, cling nhw gia bét
doéng san nha dét néi riéng vé mét béng gia c6 thé chua cao
bang cac tha dd khac nhw Hongkong, B&c Kinh, Bangkok...
nhwng so chénh léch gilia gid va thu nhap binh quan cua
ngudi dan thi lai cao hon nhiéu.

Viéc quan ly gia bat dong san néi riéng, cling nhw quan
ly thi trudng BDS néi chung can dwoc quan tam day du va
dung mirc. Can cé sw tham gia cla tat ca cac thanh phan,
dac biét Ia Nha nwéc thdng qua cac cong cu chinh sach,
phap luat dé& diéu tiét thj trwong theo ding huéng, bdo vé
quyén lgi cho nguoi dan.

Thi trwong bat ddng san ludn thay ddi va bién dong do
cac tac dong bén ngoai va nguyén nhan tlr bén trong thj
trwong, nén Nha nwéc can cé nhivng théng ké danh gia téng
quan d& cé nhitng dinh hwéng va gidi phap chuan bj trwdc
cho cac tinh hudng bién dong cla thj trudng.

Tém lai, cac phan tich & trén khong chi danh gia dwoc
nhirng bién dong vé gia BDS qua méi giai doan ma con cung
cAp cho ngwoi doc mét cai nhin tdng quan vé sy phat trién
clia thi trwdng bat déng san Viét Nam trong 30 ndm qua./.

4. Bdao cdo nghién citu toan canh thi truong BDS TP.HCM nam 2017,
DKRA Viét Nam (2017).

5. Navigos Group, Bdo cdo tai Hoi nghi bat dong san Viét Nam —
VRES 2019, Navigos Group, 2019.

6. Hiép hoi bt dong san Viét Nam, Bao cdo tinh hinh thi triong BDS
Viét Nam nam 2019, Hiép hoi bat dong san Viét Nam, 2019.

7. Hiép hoi bat dong san Viét Nam, Bao cdo tinh hinh thi truong BDS
Viét Nam nam 2020, Hiép hoi bat dong san Viét Nam, 2020.

88 TAP CHi KHOA HOC KIEN TRUC & XAY DUNG



	#48 for online

