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NHAN DANG THI TRUONG
BAT DPONG SAN VIET NAM

PGS. TS Thdi Bi Cin *

Tém tat: Noi dung bai viét ban vé thi trudng bat dong san (BPS) & Viét Nam.
Tht nhét, bai viét cung cép mét s6 van dé 1y luan vé thi truong bat dong san ¢ Vit
Nam: Khai ni¢m, cong nang, phan loai thi truong, co ché van hanh cua thi truong bat
ddng san va vai trd quan Iy ctia nha nude, vai tro ciia Chinh pha d6i véi thi trudng bat
dong san. Thir hai, bai viét danh gia thyuc trang cuia thi truong bat dong san Vi¢t Nam
may nam gan ddy va dua ra kién nghi cac giai phap phat trién thi truong BPS trong
thoi gian tdi.

Tir khoa: bat dong san, thi truong bat dong san, thi truong dat nén, phan khuc bat
dong san.

Abstract: The article gives the discussions of the real estate market in Vietnam.
Firstly, the article provides some theoretical issues of the real estate market in
Vietnam: concepts, functions, market classification, operating mechanism of the real
estate market and role of the State management as well as the role of the Government
in the real estate market. Secondly, the article evaluates the real situation of Vietnam's
real estate market in recent years and proposes some solutions to the development of
the real estate market in the years to come.
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1. Nhan dang thuc trang thi trueomng
bat dong sin Viét Nam

Thuc trang thi trudng bat dong san
Viét Nam hi¢n nay la van dé dang dugc
nhiéu nguoi quan tim.

- Giai dogn 2000-2001: Sy phuc hoi
va tang truéng ctia nén kinh té trong nude
cung v6i nhitng quy dinh stra d6i ciia Luat
dat dai nam 2001 theo hudéng mé rong
quyén cta nguoi str dung dat (dic biét 1a
chinh sach cho phép ngudi Viét Nam dinh
cu ¢ nuoc ngoai dugc mua nha 0),... da
lam cau vé nha dit ting, con st trén thi
truong nha dat bat dau bung phat tir cudi
ndm 2001 kéo dai dén cudi ndm 2003,

....................................................................

* Pho Chu nhiém khoa Tai chinh
Truong PH KD&CN Ha Noi.

- Giai dogn nam 2004—2006 Thi
truéng BDS chuyén sang tram lang, kém
501 noi, cac du an BDS khong ¢6 nhiéu
giao dich, gia ca twong d6i 6n dinh.

- Tir cudi nim 2007 dén thing 3
nam 2008: Thi truong BDS s6i dong tai
mot sb thanh phd 16n, nhu Ha Noi, thanh
phd H6 Chi Minh, Pa Ning, Nha Trang.
Nguyén nhan do nhiéu nha dau tu chuyén
hudéng dau tu tir thi trudng ching khoan
sang thi truong BDS. Tu thang 3/2008,
hién tuong néng cua thi truong BDS da
chimng lai, d&én thang 6/2008 thi truong
BDS giam manh ca vé gia ca va s luong
giao dich: gia can ho chung cu cao cip
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giam 35-60%; gia giao dich dit nén nha
riéng 1¢, nha bi¢t thy giam 30%.

- Tir nim 2009 dén nay: Thi truong
BDS Viét Nam phat trién kha 6n dinh, co
cau san pham BDS da dang: nha & cin
ho chung cu (chung cu cao cip, chung cu
thuong), it nén nha riéng 1¢, nha biét thy,
biét thu nghi dudng phat trién ¢ hau hét
cac thanh phé ven bién, nhu Quang Ninh,
DPa Nang, Nha Trang, Ninh Thuén, Binh
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Thuan, Viing Tau, ddo Phii Qudc,....

- Trong 3 nam, 2015-2017, dich vu
tu vin BPS cung thi trudng BDS Viét
Nam phat trién dang ké, khoi sic, dic biét
& hai thanh phé Ha Noi va Ho Chi Minh,
v6i cac dau hiéu trong phan A, B.1. Pong
thot du no tin dung trong linh vuc BDS
tang, thé hién vai tro ciia cac Ngan hang
thuong mai ddi véi cac du an, dé 4n BPS
(phan B, B.1)

Bdng 1. Hang héa bat dong dan va du no tin dung trong linh vire bt dong sin

Donvi: Ty VND

A: Gia tri hang bat dong san B: No tin dung vé bat dong san,
. A So nam Tang, So nam Tang,
Ton kh D
Nam on ko trude, % | giam, % wne trude, % | giam, %
2015 | 50.800 - - 364.000 - -
2016 | 31.000 61,02 -38,98 472.900 129,91 29,91
2017 | 35.000 112,9 12,9 445.016 122,25 22,25

Nguon: Nguyén Quang Lic. Bio Cong thwong, ngay 16/11/2017.

Tai Dién dan Bt dong san Viét Nam
thuong nién 1an thir nhat dién ra tai Ha
Noi ngay 15/11/2017, nhiéu ¥ kién nhan
xét thi truong BDS di c6 ddu hiéu khai
sac, lugng ton kho san pham BPS (cin ho,
dét nén,. . .) ¢6 giam, mot sb phan khuc c6
muc ting trudng ngoan muyc, ngudn cung
o phan khuc can h dang tang 1€n, nhung
strc mua cham.

Nhin chung, thi truong BDS Viét
Nam trong thoi gian qua da khoi séc,
gop phan ting nang luc san xuét, thac
day nén kinh té phat trién, timg budc dap
tmg nhu cdu nha & cta nhan dan; phat
trién d6 thi va néng thon theo hudng vin
minh. Tuy nhién, co cdu san phim hang
héa BPS chua that hop 1y, ning vé nha
0 kinh doanh, phuc vu nguoi ¢6 thu nhap
cao, ty trong nha & cho ngudi cé thu nhap
thép chua nhiéu, chua da dang. Vi vay,
thi truong BPS Viét Nam phat trién chua

toan dién, chua dap Ung nhu cau nha &
cho toan xa hoi. Cu thé:

1)Theo danh gia cia Chu tich Hi¢p hoi
Bt dong san Viét Nam, thi trong hai nam
2017-2018 thi truong BDS nudc ta phat
trién kha nhanh & tat ca cac phan khiic tir
binh dan dén cao cip. O Ha Noi va thanh
phé HO6 Chi Minh c6 dén hang trim dy an
chung cu va dat nén duoc chio ban. Tuy
nhién c6 thé thy, ngudn cung rat doi dao
cho cdc loai hinh can hd chung cu cta cac
doanh nghi¢p kinh doanh BDS, nhung
thi truong nha ¢ cho nhiing nguoi cé thu
nhap thap con han ché.

2) T cubi ndm 2017 dén nay, phan
khuc cin ho cao cdp dang c6 xu hudng
chiing lai do nhu cau thi truong dang dan
dan bdo hoa, cung di 16n hon cau (dic
biét tai thanh phd HO6 Chi Minh, noi ngudn
cung chung cu cao cp kha 16n).

3) Tir dau nam 2018, trong khi dién
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bién phan khuc cin ho c¢6 xu hudng bio
hoa, thi dit nén lai phat trién soi dong.
Thé hién rd nhét 1a dat & cac ving ven
thanh phé H6 Chi Minh, Pa Ning, Nha
Trang, cac hoat dong mua ban dién ra
rit s6i ndi. Tai dién dan BDS Viét Nam
ngay 15/11/2017. Ong Nguyén Trong
Ninh, Cuc truéng Cuc Quan ly nha va thi
truong bat dong san, By Xay dung, cho
biét co hién tuong tang manh gia dat ving
ven thanh phd H6 Chi Minh, nhu Quan
2, Quan 9, cac huy¢n Binh Chanh, Hoc
Mén, Ci Chi, Can Gio: gia dat ¢ nhiing
vung nay da tang 10-20%, c6 noi tdng 30-
40%, c4 biét dén 710% so v6i ndm 2016,
Nguyén nhén 14 do ha ting giao thong tai
cac khu vuc nay dang phat trién manh,
nhiéu dy 4n 16n dang chuan bi dugc dau
tu,... Nhitng thong tin nay bi gi¢i dau co,
moi gidi loi dung day gia 1én cao.

4) Ciing tai Dién dan nay, Bo truéng
Bo Xay dung Pham Hong Ha thang than
nhan xét nhu sau:

- Thi truong BPS Viét Nam hién con
chua déng b, thiéu bén viing, con tiém
an nhiéu rai ro; mot bo phan phat trién tu
phat lai bi loi ich nhém chi phéi;

- Ngudn vén cho thi trudong BDS
chua 16n, chua da dang, chu yéu vay tir
cac ngan hang thwong mai, vén chi so
hitu cta céc chu dau tw kinh doanh BDS
con thép; viéc kiém soat, giam sat vi¢c
vay von dé dau tu kinh doanh BPS ciia
chu dau tu va cac ngan hang thuong mai
gip nhiéu kho khan;

- Co cau BDS hién nay chua hop 1y:
du cung & mot s6 phan khuc BDS cao cép,
trong khi thiéu nha ¢ xa hoi, nha thuong
mai gia ré; phan 16n cac doanh nghiép
kinh doanh BDS dau tu nhiéu vao phan
khiic nha & cao cap, BPS nghi dudng,
chua quan tam dén nha ¢ xa hoi, nha &
binh dan.
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2. Nguyén nhan yéu kém ciia thi
truwong bat dong san Viét Nam

Trong To trinh Tha tudéng Chinh phu
vé Chién lugc phat trién thi truong BDS,
B6 Xay dung c6 néu 10 nguyén nhan hién
dang con yéu kém cua thi truong BPS
Viét Nam nhu sau:

Thir nhdt, hé théng phap luat diéu
chinh thi truong BPS — tir cong tac dau tu
xay dung, giao dich dén quan 1y st dung —
cham duoc hoan thién, con chdng chéo.

Thir hai, viéc phat trién BDS khong
theo quy hoach, khong c6 ké hoach,
khong cin clr vao nhu cau cta thi truong
va nguon thuc hién. Cong tac quan 1y phat
trién d6 thi con bat cap.

Thiz ba, chinh sach phat trién thi
truong BDS chua that sy phu hop, vai
tr(‘) ctia nha nudc trong kiém soat va diéu
tiét th1 truong BDS thong qua thi truong
quyén st dung dat so cap chua hiéu qua.
Chinh séach tai chinh dét dai thoi gian qua
con thiéu nhat quan, chua rd rang.

Thir tu, hé théng cdc dinh ché tai
chinh BPS chua dugc hoan thién, thiéu
ngudn von trung va dai han cho thi truong
BDS; chinh sach tin dung BDS khong 6n
dinh, gay kho khin cho cac nha dau tu va
ngudi dan. Nguén von cho dau tu BPS
cha yéu tir ngan hang va huy dong cua
nguoi dan ¢6 nhu ciu mua nha, mua dat
nén 1am nha.

Thir ndm, chinh sach thué, phi lién
quan dén BDS chua thuc sy 1a cong cu
g6p phan cong khai, minh bach va diéu
tiét thi truong, han ché dau co; phuong
phap tinh thué va thi tuc ndp thué c6 diém
con chua thyc sy tao thuan lgi cho nguoi
dan va doanh nghiép, d& thit thu thué.

Thir sau, nang luc cac chu thé cua thi
truong BPS, ké ca nang luc chuyén mén
cling nhu nang luc tai chinh, con nhiéu han
ché, hoat dong thiéu chuyén nghiép, dau
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tu theo phong trao, tham chi c6 khong it
doanh nghiép kinh doanh theo kiéu chup
giat, lira ddo 1am mat 1ong tin cta xa hoi
vao thi truong.

Thir bay, da s6 cac nha dau tu méi chi
trong dén cac san phém ¢0 loi nhuan cao,
chwa quan tdm dén cac san phdm phu hop
v6i nhidu ddi tuong, dic biét 1a cac ddi
twong ¢ thu nhap thap. Nha nudc ciing
chua c6 chinh sach phu hop khuyén khich
cac doanh nghiép phat trién da dang cac
san pham phu hop véi nhu cau kha ning
chi tra cia dai bo phan dan cu, dan dén
tinh trang 1éch pha cung-cdu, thi truong
du thira nha & cao cap, thiéu nha ¢ binh
dan va nha ¢ xa hoi.

Thir tam, céc thi truong khac c6 tinh
chat hd trg, két hop véi thi truong BPS,
nhu thi truong von, thi trudng vat lidu
xdy dung, thi truong xay dumg, thi truong
lao dong, phat trién chua dong bd, chua
tuong thich véi thi truong BDS, vi vay,
chwa hd trg cho thi truong BPS phat trién
mdt cach 6n dinh.

Thir chin, hé théng thong tin, du bao
vé thi truong BPS khong théng nhat, thiéu
tin cay, gay kho khan cho cong tac quan
Iy nha nudc, cling nhu dam bao tinh cong
khai, minh bach cua thi truong BDS.

Thir mwoi, cong tac quan ly nha nudc
d6i vai thi truong BDS con nhiéu bét cép,
chua phat huy dugc vai tro cua nha nudce
trong viéc dinh hudng, didu tiét vi mo va
kiém soat hoat dong cua thi truong, bao
dam thi truong BDS hoat dong mot cach
6n dinh, 1anh manh.

3. Giai phap phat trién thi truong
bat dong san Viét Nam

Trong T trinh Thu tudng Chinh phu
vé Chién luoc phat trién thi truong BDS,
Bo Xay dung da d& cap dén 9 giai phap
phat trién thi truong BPS trong thoi gian
to1 nhu sau:
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Thir nhdt, hoan thién hé théng phap
luat nham thuc ddy va quan 1y thi truong
BDS phat trién 6n dinh, bén viing va lanh
manh. P6i mé&i co ché chap-giai chap
BPS. Thong nhat hé théng ding ky so
hitu BPS, ding ky quyén st dung dét va
quyén sé hiru tai san trén dat mot cach
khoa hoc, don gian vé thu tuc.

Thit hai, 461 méi cong tac 1ap quy
hoach, ké hoach phat trién kinh té-xa hoi,
quy hoach phat trién nganh va quy hoach
phat trién do thi, ndng thon, béo dam thi
truong BDS phat trién theo quy hoach, co
ké hoach, khic phuc tinh trang phat trién
d6 thi, bat dong san mot cach ty phat.

Thur ba, tang cudng vai tro quan ly
cua nha nudc trong khai thac va str dung
c¢6 hiéu qua ngudn luc dat dai nham kiém
soat, diéu tiét thi truong BDS phat trién
bén vitng. Pay manh hinh thiac ddu gia
quyén st dung dat dé diéu tiét thi truong
va ting ngudn thu cho ngan sach. Xay
dung chinh sich tai chinh dat dai phu
hop dé khuyén khich st dung dat tiét
kiém, bao vé méi truong, khuyén khich
dau tu cac nganh nghé st dung it dét,
nhung tao gia tri gia tdng cao, s dung
nhiéu lao dong.

Thir tw, tai co ciu thi truong BDS,
phat trién da dang cac loai hang hoa BDS,
nhat 12 nha & cho phu hop véi nhu cau
ctia thi truong, khic phuc léch pha cung-
cau hang héa trén thi truong BPS. Nha
nuéc chu dong didu tiét cung hang hoa
BDBS thong qua quy hoach phat trién, quy
hoach xdy dung d6 thi, dic biét 1a ngudn
cung dat dai cho thi trudng BDS so cap
thong qua viéc giao dét, cho thué dit,
chuyén muc dich st dung dat.

Thir néim, hinh thanh va tao diéu kién
dé cac dinh ché tai chinh phat trién nham
thu hat cac ngudn voén cho thi truong
BPBS, diéu chinh chinh sach tin dung linh
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hoat dé tao diéu kién vé vén cho cac chu
thé tham gia thi truong BPS.

Thir séu, hoan thién chinh sach thué,
phi va 18 phi lién quan t6i BDS dé khuyén
khich str dung c6 hi€éu qua BDS giao dich
chinh thtrc trén thi truong, han ché dau
co, tron 14u thué ciing nhu ting ngudn thu
cho Nha nudc.

Thir bay, hoan thién co cu, t6 chic va
nang cao nang lyc cac chi thé tham gia thi
truong BDS dé dam béo thi truong BPS
hoat dong lanh manh va chuyén nghi¢p.
Khuyén khich cic nha dau tu nuéc ngoai
dau tu vao linh vuc BDS cao cap nhu khach
san nha hang cao cap, cac khu nghi dudng
cao cap, can ho €ao cap va ha ting cac khu
cong nghiép can vén dau tu 16n ciing nhu
cac khu d6 thi 16n mang tinh dac thu. Han
ché giao cac dy 4n nho 1¢ ma kha ning dau
tu trong nudc co thé thuc hién; déng thoi
kiém soat chit ch& viéc cam két dwa von
dau tu tir nude ngoai vao Viét Nam va tién
do thuc hién du an.

Thir tam, xay dung hé thong thong
tin, dy bao vé thi truong BDS théng nhit,
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tin cdy tir trung wong dén dia phuong lam
co sO cho hoach dinh chinh sach, quan 1y
thi trudng BDS; thuc hién cung cip thong
tin, bao dam thi truong BDS hoat dong
mot cach cong khai, minh bach.

Thir chin, nang cao hiéu lyc, hié¢u qua
cong tic quan Iy nha nudc dbi véi thi truong
BDS tir trung wong dén dia phuong.

4. Két luin

Dén thoi diém hién nay, nhiéu chuyén
gia trong nganh déu c6 nhan xét, tinh hinh
thi truong BDS dang phat trién 6n dinh,
chua ¢6 hién tuong bat thuong. Vi vay
chwa can lo ngai vé th1 truong bong bong
Thi truong BPS chi xay ranhiing “ con sot”
gia cuc bd trong phan khtic gia dat nén, &
mdt s tinh thanh pho 16n, thanh phd ven
bién. Néu c6 sy phdi hop gitra cac nganh,
cac cap tir trung wong dén dia phuong dé
thuc hién chién luoc phat trién thi truong
BDS ma B Xay dung da trinh Thu tuéng
Chinh phu phé duyét, thi trién vong thi
truong BDS Viét Nam ¢6 nhiéu kha ning
khic phuc duoc nhitng yéu kém hién c6 va
phat trién bén viing trong thoi gian t6i./.
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