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TU CHUYEN NHUOQNG BAT PONG SAN: KINH NGHIEM
TU SINGAPORE VA GQI MO CHO VIET NAM

Nguyén Kim Hiing"

Tém tat: Bai viét phdn tich kinh nghiém ciia Singapore trong xdy dung chinh sach
phap ludt thué thu nhdp cé nhan doi véi chuyén nhwong bdt dong san, tir do dé xudt mot
s6 dinh huong hoan thién phdp ludt Viét Nam veé thué thu nhdp cd nhdn tir chuyen
nhu’O’ng bdt dong san. Trong bdi vzet tac gia tdp trung lam ro ba ngi dung “tru cot” Viét
Nam c6 thé hoc héi tir Singapore gom: Phén loai ban chat giao dich chuyén nhuwong bat
dong san dé xdc dinh thu nhap chiu thué thu nhdp cd nhén, dp dung thém logi thué nham
kiém sodt cd nhdan ddu co ngdn han, va xdy dung hé thong co sé dir liéu bat dong sdan
hién dai, minh bach. Bai viét khuyén nghi cdi cdch hé thong thué theo huéng cong bang,
hiéu qua va tiém cdn thong 1é quoc té, dong thoi danh gid kha nang dp dung mé hinh
ciia Singapore trong diéu kién hién nay ciia Viét Nam, nham dam bdo tinh céng bang,
hiéu quda va kha thi ciia chinh sach thué.

Tir khoa: Thué thu nhap ca nhan, chuyén nhuong bat dong san, dau co, Singapore,
co so dir liéu, Viét Nam.

Abstract: The article analyses Singapore's experience in designing personal income
tax policies and legislation on real estate transfers, thereby proposing orientations for
improving Vietnam's law on personal income tax applicable to real estate transfers. The
article focuses on clarifying three “pillars” from which Vietnam can draw lessons from
Singapore, namely: (i) classifying the nature of real estate transfer transactions to
determine taxable personal income; (ii) applying additional taxes to curb short-term
individual speculation; and (iii) developing a modern, transparent and reliable real
estate database system. The article recommends reforming the tax system in the
direction of greater fairness, efficiency and alignment with international practice, and
assesses the feasibility of applying the Singapore model in Vietnam’s current conditions
S0 as to ensure that tax policy is fair, efficient and practicable.

Keywords: Personal income tax; Real estate transfers; Speculation; Singapore;
Real estate database; Vietnam.

1. Khai quat vé thué thu nhip ca
nhan tir chuyén nhwgng béat dong sin

1.1. Khdi ni¢m thué thu nhip cd nhéin
tir chuyén nhwong bt dong sin

Thué thu nhap ca nhan tr chuyén
nhuong bat dong san 1a khoan thué truc thu,

* ThS., Phong Pao tao Dai hoc, Truong Pai hoc Luat
Ha Noi.

la nghia vy ctia cd nhan c6 thu nhap phat
sinh tir viéc chuyén nhuong bat dong san,
bao gébm quyén st dung dit, quyén so hiru
nhd &, can hd chung cu hodc cac tai san
khac gan lién véi dat. V& ban chit, c6 thé
hiéu day 1a loai thué dénh vao phan gia tri
gia tang (lg1 nhuan) ma ca nhan c6 duoc khi
thuc hién giao dich chuyén quyén s
dung/sd hitu bat dong san.
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Duéi goc do kinh té, day 1a mot chinh
sach tai khoa (fiscal policy)' dé ngan sach
nha nude thu hdi mot phan gia tri ting thém
tir cac giao dich chuyén nhuong bat dong
san - von thuong khong do nguoi chuyén
nhuong tuy tao ra ma nho yéu td thi truong
va dau tu cong. Dudi goc do xa hai, sdc
thué nay gop phan diéu tiét thu nhap, han
ché dau co bat dong san, va gop phan bao
dam co hoi tiép can bat dong san (chu yéu
la nha &) cho nhom nguoi dan c6 thu nhap
thip. Dudc goc do phap 1y, thué thu nhap ca
nhan tir chuyén nhugng bit dong san duoc
quy dinh trong hé thong phap luat vé thué
n6i chung va phap luat vé thué thu nhap ca
nhan néi riéng ciia mdi qudc gia, thudong
gdém nhing ndi dung co ban nhu thu nhap
chiu thué, ddi tugng ndp thué (bao g@)m cac
truong hop duge mién giam), mirc thué.

1.2. Muc dich ciia thué thu nhip cd
nhén tiv chuyén nhwong bét dong sin

Thir nhdt, dam bao nguén thu 6n dinh
cho ngan sach nha nudc. Chuyén nhuong
bt dong san thudng c6 mic chénh 1éch gia
tri 16n trong cac giao dich nén vi¢c danh
thué 1a phu hop dé dam bao rang loi ich
phat sinh tr thu nhdp cua cd nhan phai
duoc chia sé mot phﬁn cho loi ich cong.
Thué thu nhap c4 nhan tir chuyén nhuong
bat dong san 1a mot nguodn thu quan trong
va on dinh cho ngan sach, dic biét trong
bbi canh gia tri bat dong san gia tang. Theo
T6 chirc Hop tac va Phat trién kinh té
(Organisation for Economic Co-operation
and Development - OECD), thué thu nhap

1 Chinh sach tai khoa 1 hé théng cac chinh sach kinh
té vi moé nham tac dong vao nén kinh té dé dat duoc
cac muc tiéu tang truong, kidém ché lam phat, binh 6n
gia tiéu dung... Chinh sach tai khoa chi yéu dwoc
thyuc hién thong qua cong cu thué, chinh sach chi tiéu
tr ngan sach nha nudc.
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c4 nhan (bao gém ca thué chuyén nhuong)
chiém ty 1& dang ké trong tong thu ngan
sach ctia nhidu qubc gia®.

Thir hai, thuc day cong bang xa hoi va
giam bat binh dang. Thué thu nhap c4 nhan
tir chuyén nhuong bat dong san giup dam
bao ngudi co thu nhédp cao tir bat dong san
dong gop twong ximg vao ngan sach, hd tro
cac chuong trinh an sinh xa hdi va gidm
chénh I¢ch giau nghéo.

Thir ba, han ché dau co va 6n dinh thi
truong bat dong san. Céc giao dich bt dong
san mang tinh dau co, dic biét trong thoi
gian ngin han, c6 thé giy ra tinh trang ting
gid 40 va bong bong thi truong®. Thué thu
nhap ca nhan duoc thiét ké nhu mot cong cu
dé han ché hanh vi nay, gép phan 6n dinh
thi trudng va bao vé nhu cau thuc su vé nha
& ctia nguoi dan?.

Thir twr, gop phan thuc day sir dung bt
dong san noi chung va dat dai noi riéng hiéu
qua hon. Viéc ap dung thué thu nhap ca
nhan ddi véi chuyén nhuong bt dong san
hop 1y c6 thé ngin chan tinh trang c4 nhan
gifr d4t va tai san gan lién voi dat dé dau co.
Tir d6, khuyén khich chu sir dung/sé hiru
dua bat dong san vao sur dung hop 1y, hiéu
qua va phu hop v6i quy hoach phat trién
bén vimng®.

2 OECD, Revenue Statistics 2023, OECD Publishing,
2023, p.11.

3 Wojciech Kopczuk, David Munroe, Mansion Tax:
The Effect of Transfer Taxes on the Residential Real
Estate Market, American Economic Journal:
Economic Policy, Vol. 7, No. 2, 2015, p.214-257.

4 Paul Collier, Edward Glaeser, Tony Venables,
Michael Blake, Priya Manwaring, Land and
Property Taxes for Municipal Finance, International
Growth Centre, 2018, p.6.

5 Ben Dachis, Gilles Duranton, Matthew A. Turner,
The effects of land transfer taxes on real estate
markets: Evidence from a natural experiment in
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2. Thuwe trang phap luat Singapore
vé thué chuyén nhwong bit dong sin ciia
ca nhan

Singapore dugc danh giad la mot trong
nhimg qudc gia c6 hé théng thué chuyén
nhuong bat dong san mang tinh minh bach,
hiéu qua va dong vai tro didu tiét thi truong
16 rét. Cac quy dinh phap luat thué hién
hanh cua Singapore khong chi chu trong
dén viéc dam bao ngudn thu ngan sach ma
con hudng dén muc tiéu han ché dau co,
kiém soat thi truong va phan biét hop 1y
gitta nhu cau nha & thyc su voi hoat dong
dau tu ngan han®. Theo quy dinh hién hanh,
hé théng thué lién quan dén giao dich
chuyén nhugng bat dong san cta ca nhan tai
Singapore bao gém nhiéu sic thué nhu:
Thué thu nhdp c4 nhan ddi voi bén chuyén
nhugng, thué trudc ba d6i véi bén nhan
chuyén nhuong (Buyer’s Stamp Duty -
BSD)’, thué trudc ba ting thém dbi véi bén
nhan chuyén nhuong (Additional Buyer’s
Stamp Duty - ABSD)?®, thué trudc ba dbi véi
bén chuyén nhuong (Seller’s Stamp Duty -

Toronto, Journal of Economic Geography, Vol. 12,
Issue 2, 2012, p.327-354.

® Vincent Ooi, Misadventures and traps in stamp
duty dodging in Singapore, Trusts & Trustees, Vol.
30, No. 10, 2024, p.615-620.

" Tai Singapore, BSD duoc ndp trong vong 14 ngay
ké tir ngay ky hop ddng chuyén nhuong. Viéc ndp
BSD la diéu kién bit buoc dé dugc ding ky chuyén
quyén s& hitu tai Co quan Piang ky dit dai Singapore
(Singapore Land Authority).

8 La mot loai thué bod sung, do ngudi nhan chuyén
nhuong bat dong san tai Singapore phai ndp ngoai
khoan BSD, 4p dung ddi véi nguoi nudc ngoai,
thuong tra nhan, cong dan Singapore mua nha thir
hai tré 18n, hodc t6 chirc mua bét dong san. Muc dich
1a nhim han ché dAu co bat dong san, kiém ché nhu
cAu mua nha tht hai tr& 1én, bao vé co hdi s& hiru
nha 1an dau cho cong dan Singapore va giam rui ro
“bong bong” bit dong san.

SSD)°. Trong pham vi bai viét ndy, ndi dung
phan tich sé& chi dé cap dén thué thu nhép ca
nhan dbi véi ca nhan chuyén nhuong bat
dong san va thué trudc ba db6i véi bén
chuyén nhugng.

2.1. Thué thu nhdp cd nhén tiv chuyén
nhwong bit dpng sin

2.1.1. Thu nhép tir chuyén nhwong bt
dong san chiu thué thu nhap ca nhan

Tai Singapore, khong phai moi thu nhap
clia ¢4 nhan tir chuyén nhuong bat dong san
déu 1a thu nhap chiu thué thu nhap ca nhan.
Theo Luat Thué thu nhdp Singapore
(Income Tax Act 1947, Cap. 134)'° thu
nhap cua ca nhan tir chuyén nhuong bat
dong san chi bi coi 1a thu nhap chiu thué thu
nhap ca nhan néu viéc chuyén nhugng bat
dong san dugc xac dinh 1a mot phﬁn cla
hoat dong kinh doanh hoac thuong mai cta
ca nhan d6. Cu thé, Pidu 10(1)(a) quy dinh,
thué thu nhép s& duoc ap dung d6i voi “bdt
ky khoan loi nhugn hodc thu nhdp nao tuw
bdt ky hoat dong thwong mai, kinh doanh,
nghé nghiép hodc céng viéc nao”**. Theo
d6, néu mot ca nhan chuyén nhuong bat
dong san va khoan lgi nhuan hay thu nhap

9 SSD 1a loai thué ap dung ddi véi nguoi chuyén
nhuong bét dong san néu thuc hién chuyén nhuong
trong thoi gian ngin, nhim kiém ché dau co ngin
han. SSD khéc véi thué thu nhap ca nhan vi tinh theo
ty 18 phan tram gi4 ban, chir khong phai 13i.

10 T yat Thué thu nhap Singapore 1a dao luat didu
chinh thué thu nhap tai Singapore, duoc ban hanh lan
dau tién vao ngay 01/01/1948 duéi tén goi Sac 1énh
s6 39 nam 1947 (Ordinance No. 39 of 1947). Hién
nay, luat ndy van dang c6 hiéu luc va da dugc cap
nhét qua nhiéu 1an stra d6i, véi phién ban sira d6i gan
nhit 14 vao nam 2020.

11 pjéu 10(1)(a) Luat Thué thu nhap Singapore,
30/4/1996, https://sso.agc.gov.sg/Act-Rev/ITAL1947/
Published/19991230?DocDate=19960430&WholeD
oc=1&Provlds=pr10-#prl0-, truy <cép ngay
16/3/2025.
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thu duoc khong phat sinh tir hoat dong kinh
doanh, thi khoan lgi nhuan hoac thu nhap do
s& khong bi danh thué thu nhdp ca nhan.
Nguyén tic “khong danh thué trén loi nhuan
v6n” (no capital gains tax) 1a mot nguyén
tdc nén tang trong hé thong thué thu nhéap
cua Singapore, tuy khong dugc quy dinh
truc tiép trong van ban luat nhung duoc Co
quan Thué noéi dia Singapore (Inland
Revenue Authority of Singapore - IRAS)!2
dién giai mot cach nhat quan trong cic vin
ban hudng dan chinh thuc: “Cdc khodn thu
nhdp sau day thwong khéng phdi chiu thué:
Thu nhdp twr viéc chuyén nhuwong bat dong
san tai Singapore vi day la khoan thu nhdp
tir von™*3. NOi cach khéc, Singapore khong
ap dung thué thu nhap ca nhan d6i voi cac
giao dich chuyén nhuong bat dong san
mang tinh tiéu ding véi 1ap luan rang khoan
thu tir cac giao dich nay 1a “lgi nhuin von”
(capital gains).

Viéc xé4c dinh rang viéc chuyén nhuong
bat dong san cia mot ca nhan c6 phai 1a
hoat dong kinh doanh bat dong san
(property trading) hay khong va ca nhan do
¢6 thuc té dang tham gia hoat dong kinh
doanh bat dong san? s& dugc quyét dinh boi
Co quan Doanh thu ndi dia Singapore
(Inland Revenue Authority of Singapore -

12 TRAS 1a co quan thudc B6 Tai chinh Singapore,
chiu trach nhiém x8y dung chinh sach va thyc thi,
ban hanh huéng dan chi tiét, thu va quan 1y cac loai
thué ndi dia, bao gém cac loai thué trong linh vuc bat
dong san.

13 IRAS, Gains from Sale of Property, Shares and
Financial Instruments, https://www.iras.gov.sg/taxes
/individual-income-tax/basics-of-individual-income-
tax/what-is-taxable-what-is-not/gains-from-sale-of-
property-shares-and-financial-instruments, truy cép
ngay 17/3/2025.
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IRAS)'*. IRAS khong quy dinh mot tiéu chi
dinh luong cb dinh (nhu sé 1an giao dich cu
thé mdi nam) dé xac dinh mot ca nhan c6
dang kinh doanh b4t dong san hay khong,
ma 4p dung nguyén tic danh gia toan dién
hanh vi thuc té (substance over form) dé xéc
dinh ban chét thuc té cua giao dich. Trong
bai phan hdi chinh sach IRAS nam 2014 vé
cach danh gia tinh chiu thué cua giao dich
bat dong san, co quan ndy nhin manh:
“IRAS sé xem xét cdc tinh tiét cu thé cia
tirng trweong hop va dp dung thude do ‘Ddu
hiéu cua hoat dong thuong mai’ (Badges of
Trade) - vén dwoc chdp nhin réng rii - dé
xac dinh lieu khoan loi nhudn co mang ban
chat thu nhdp hay khéng. Thuéc do nay
bao gom cdc yéu té sé dwge danh gid mét
cdach tong thé: Muc dich khi mua bdt déng
san; thoi gian nam gir tai san; tan sudt va
khoi luwong cac giao dich twong tu; viéc cai
tao tai san nham thu hit nguwoi mua; va
hinh thirc tai tro cho giao dich bdt dong
san”*®. Cach tiép can danh gia tong thé cua
IRAS thé hién tinh linh hoat va phu hop
v6i nguyén tic quan 1y rai ro trong chinh
sach thué cua Singapore. Thong qua do,
IRAS c6 thé phan biét rd rang giita nguoi
chuyén nhugng bit dong san nhim muc
dich tiéu dung khong bi danh thué) va céc
truong hop mang tinh chat ddu co hodc

14 IRAS, Gains from Sale of Property, Shares and
Financial Instruments, https://www.iras.gov.sg/taxes
/individual-income-tax/basics-of-individual-income-
tax/what-is-taxable-what-is-not/gains-from-sale-of-p
roperty-shares-and-financial-instruments, truy cép
ngay 17/3/2025.

15 IRAS, Property Sales - How IRAS Gauges
Taxability of Gains, 21/02/2014, https://www.iras.
gov.sg/news-events/newsroom/property-sales-how-ir
as-gauges-taxability-of-gains, truy cdp ngay
17/3/2025.
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kinh doanh “luét séng” (phdi chiu thué thu
nhdp ca nhan).

Thir nhat, phuong phap nay cho phép
co quan thué tranh dugc viée “4p thué”
khong cong bing dbi v6i nhitng c4 nhan
thuc hién chuyén nhuong bat dong san
trong thoi gian ngén vi 1y do ca nhan hop 1y,
chang han nhu ban nha sau mot dén hai nim
ké tir ngdy mua ngin dé dap mg nhu cau
gia dinh (ting s6 lwong thanh vién nén can
nha rong hon, con céi 16n 13p gia dinh can
nha riéng...) hodc can thay ddi noi 6.

Thir hai, cach danh gia ciia IRAS ciing
gitip tranh tinh trang ngudi dau co ¢b tinh
“né” ngudng sd lan chuyén nhuong theo
quy dinh. B&i néu co quan thué chi dwa vao
tiéu chi sé luong giao dich dé xac dinh
truong hop phai chiu thué, dat ra tiéu chi
climg vé ngudng giao dich dinh luong (vi du
nhu ba lan chuyén nhuong mdi nam thi bi
coi 1a kinh doanh bat dong san) thi nguoi
dan co thé “lach luat” bang cach thuc hién
sO luong giao dich chuyén nhugng trong
mdi ndm dudi mirc “ngudng dinh luong”
theo quy dinh dé khong phai nop thué thu
nhap c4 nhan.

2.1.2. Can civ tinh thué thu nhdp cad
nhdn tir chuyén nhwong bat dong san

Can ctr vao céc tiéu chi IRAS dua ra va
qua qué trinh danh gia toan dién véi moi
truong hop cu thé, khi mot ca nhan bi xac
dinh rang thu nhap tir chuyén nhuong bat
dong san la thu nhdp phat sinh tir hoat dong
Kinh doanh, thi toan b khoan lgi nhuan do
s€ phai chiu thué. Khoan lgi nhuan nay
khong phai toan bo gid tri chuyén nhuong
bat dong san, ma chi la phﬁn loi nhuan (1ai
rong), twong ty nhu thué thu nhap tir hoat
dong kinh doanh thong thuong. Loi nhuan
nay dugc xac dinh theo cong thirc: Loi

nhuan chiju thué = Gia ban bat dong san -
(Gia mua ban dau + cac chi phi phat sinh
lién quan truc tiép dén giao dich)®®.

2.1.3. Thué suat

Thué suét thué thu nhap c4 nhan d6i voi
chuyén nhuong bat dong san dbi véi ca
nhan cu tri tai Singapore 1a thué liiy tién,
nghia 13 ngudi nao co thu nhap tir chuyén
nhuong bat dong san cao hon s& phai chiu
muc thué cao hon, dugc cin ct theo Biéu
thué thu nhap c4 nhan cu tra theo liiy tién
ciia IRASY. Hién nay, Biéu thué thu nhap
c4 nhan cu tra theo liy tién méi nhat duoc
cap nhat vao nam danh gia thué 2025
(Resident Tax Rates - Year of Assessment
2025) (tinh cho nim két thuc vao
31/12/2024). Theo do, cd nhan cu tra tai
Singapore chiu thué suat liy tién tir 0% dén
24%, trong d6 mirc cao nhét 1a 24% ap dung
ddi v6i phan thu nhap vugt 1.000.000 d6 la
Singapore (SGD)*8.

Vi du: Mdt cé nhan cu trt tai Singapore
thuc hién giao dich chuyén nhuong bat
dong san va dugc IRAS xé4c dinh day la
hoat dong mang tinh chat kinh doanh. Téng
loi nhuan tir giao dich chuyén nhuong bat
dong san nay la 1.200.000 SGD. Trong
truong hop nay, khoan loi nhuan tinh thué
theo Biéu thué thu nhap ca nhan cu tr theo
iy tién moi nhat dugc cap nhdt vao nam
danh gia thué 2025. Cu thé, phan thu nhap

16 IRAS, Property Sales - How IRAS Gauges
Taxability of Gains, 21/02/2014, https://www.iras.
gov.sg/news-events/newsroom/property-sales-how-
iras-gauges-taxability-of-gains, truy cdp ngay
17/3/2025.

" IRAS, Individual Income Tax Rates, https://www.
iras.gov.sg/taxes/individual-income-tax/basics-of-ind
ividual-income-tax/tax-residency-and-tax-rates/indiv
idual-income-tax-rates, truy cap ngay 17/3/2025.

18 IRAS, Calculators, https://www.iras.gov.sg/quick-
links/calculators, truy cap ngay 17/3/2025.
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dén 1.000.000 SGD s& chju muc thué luy
tién tir 0% dén 23%, vai tong sb thué tuong
mg 12 199.550 SGD. Phan thu nhép vuot
ngudng 1.000.000 SGD (tuc 200.000 SGD
con lai) s€ chiu muc thué suit 24%, tuong
duong 48.000 SGD. Nhu viy, tong sb thué
thu nhap c4 nhan phai nop 1a 247.550 SGD.

2.2. Thué truwéc ba doi véi bén chuyén
nhwong bit dpng sin

Ngoai viéc danh thué thu nhap ca nhan
d6i v6i hanh vi ddu co bat dong san,
Singapore con ap dung SSD tu ngay
20/02/2010. Tuong ty thué thu nhap c nhan
tir chuyén nhugng bat dong san, SSD ciing
dugc coi nhu mot chinh sach tai khoa nhim
ngan chin hanh vi dau co bt dong san ngin
han. Can ct theo Luat Thué trudc ba
Singapore (Stamp Duties Act, Cap. 312)
cung cac thong bdo cap nhat cua B9 Tai
chinh Singapore!® va huéng dan thuc thi
cia IRAS, SSD chi 4p dung ddi véi bat
dong san nha ¢ (residential property) duoc
chuyén nhuong trong mot thdi gian nhat
dinh ké tir thoi diém ngudi ndy nhan chuyén
nhuong bat dong san trude do, tic 1a trong
“thdi gian nam git” (holding period). Tuy
timg truong hop, ngay nhan chuyén nhuong
duoc xac dinh linh hoat dua trén ban chét
ctia giao dich, bao gdm: (i) Ngay chap nhan
thuc hién hgp dong chuyén nhuong (ngoai
trir cac truong hop diéu kién tién quyét 1a ky
hop dong chinh thirc); (ii) Ngay ky hop
dong chuyén nhuong; (iii) Ngay ky thoa

19 Tyat Thué truéc ba Singapore 1a dao luat diéu
chinh cac loai thué trudc ba tai Singapore, bao gém
cac loai thué trudc ba ap dung ddi vai giao dich bat
dong san. Dao luat dugc ban hanh lan ddu nam 1929
dudi tén goi Sic lénh Trudc ba nam 1929 (Stamp
Ordinance 1929) va dugc ma hoa lai trong Bo luat
stra d6i Singapore nim 1985. Hién nay, dao luat van
con hiéu lyc va dugce cap nhat thuong xuyén.
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thuan thué theo hinh thitc mua can ho
HDB?® mdi; (iv) Ngay chuyén giao quyén
s¢ htru cho nguoi thy hudng trong truong
hop tai san dugc gitr theo hinh thirc tin thac
(trust) khong xac dinh ro nguoi thu hudng;
ngdy chuyén nhuong bat dong san thuc té
néu cac diéu khoan trén khong ap dung. Dic
biét, truong hop cac phan cua bat dong san
nha ¢ dwoc ngudi chuyén nhuong di nhan
chuyén nhuong vao cac thoi diém khac
nhau, thoi gian nam giit cho mdi phan duoc
chuyén nhuong sé& duoc tinh tir ngdy nhan
chuyén nhuong twong ing. Truong hop viée
chuyén nhuong chi bao gdm mot phan
quyén lgi trong bat dong san nha ¢, SSD
phai tra s€ dua trén muc cao hon giira gia
ban hodc gia tri thi truong cua phan quyén
loi do.

Theo quy dinh hién hanh (4p dung cho
chuyén nhuong bat dong san nha & tir sau
ngay 11/03/2017), bat ky bat dong san nha &
nao néu duoc chuyén nhuong trong vong ba
nam ké tir thoi diém néu trén, thi nguoi ban
s& phai nop SSD véi muc thué suat luy tién
theo thoi gian ndm giir. Cy thé:

(i) Chuyén nhuong bat dong san trong
vong mot nim ké tir ngay nhan chuyén
nhugng thi phai dong murc thué SSD 14 12%;

(ii) Chuyén nhuong bat dong san trong
nam thtr hai tir ngdy nhan chuyén nhuong
thi phai dong mirc thué SSD 1a 8%;

2 Co quan Phat trién nha ¢ Singapore (Housing and
Development Board - HDB) la co quan tryc thudc B
Phat trién Qudc gia Singapore, dugc thanh lap nim
1960. Can ho HDB la loai nha & cong cong do HDB
phat trién, chiém hon 80% tong s6 nha & tai
Singapore, trong d6 hon 90% cu dan HDB so¢ hitu
nha thay vi thué. Giao dich chuyén nhugng cin ho
HDB phai tuan thu quy dinh riéng cia HDB (vi du:
Thoi gian t6i thiéu phai s¢ hiru nim nam) (Minimum
Occupation Period - MOP) trudc khi dwoc chuyén
nhuong lai.
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(iii) Chuyén nhuong bat dong san trong
nam thir ba ké tir ngay nhan chuyén nhuong
thi phai dong mirc thué SSD 13 4%;

(iv) Chuyén nhuong bit dong san sau
ba nam ké tir ngay nhan chuyén nhuong thi
khong ap dung SSD.

Muc thué nay dugc tinh dya trén gia tri
chuyén nhuong bat dong san ghi trong hop
ddng chuyén nhuong cia hai bén hodc gia
chuyén nhuwong bit dong san d6 trén thi
truong (tuy xem muc gia nao cao hon) theo
nguyén tic ciia IRAS, nham tranh ké khai
thip gia tri bat dong san dé “né” thué?.
Nham kiém soat viéc hai bén thoa thuin gia
chuyén nhuong trong hop dong thip hon
mirc gia thuc té hai bén trao - nhan, IRAS
¢6 co ché kiém tra va xac minh cac giao
dich bat dong san dé dam bao tinh trung
thuc trong viéc ké khai gia ban. Néu phat
hién su chénh léch dang ké gitra gid chuyén
nhuong trong hop dong va gia thi truong,
IRAS c6 thé diéu chinh mtrc thué SSD dua
trén gia tri thi truong thuc té. Ngoai ra, ca
nhan ké khai sai 1éch gia tri chuyén nhuong
bat dong san co thé bi phat 1én t6i gip bdn
1an phan SSD thiéu hut?.

Vi du 1: Ong Tan di mua bat dong san
cua minh vao ngay 15/11/2019 va chin
thang sau ban vai gia 1.350.000 SDG. Vi
thoi gian nam giit thudc danh muc “Tdi da
mot ndm”, nén s€ 4p dung muc thué SSD 1a

2L |IRAS, Seller’s Stamp Duty for Residential
Property, https://lwww.iras.gov.sg/taxes/stamp-duty
[for-property/selling-or-disposing-property/seller%2
7s-stamp-duty-%28ssd%?29-for-residential-property,
truy cap ngay 17/3/2025.

22 |RAS, Stamp Duty Audits by IRAS, https://www.
iras.gov.sg/taxes/stamp-duty/for-shares/getting-it-rig
ht/stamp-duty-audits-by-iras,  truy cip  ngay
17/3/2025.

12%, cu thé: 1.350.000 d6 la x 12% =
162.000 SGD?.

Vi du 2: Ong Q di nhan chuyén nhuong
mot bat dong san nha & vao ngay 17/3/2017
va chuyén nhuong lai vao ngay 01/2/2018
v6i gia 1.500.000 SGD. Vi thoi gian nim
gilt tai san chua di ndm nam, giao dich nay
bi 4p dung thué SSD véi mirc 12% trén gia
ban hodc gid tri thi truong, tuy theo muc
nao cao hon. Trong truong hgp nay, SSD
ma ong Q phai nop la: 1.500.000 SGD x
12% = 180.000 SGD. Néu bat dong san
dugc ong Q chuyén nhuwong sau ngay
17/3/2020 (tac sau thoi gian nam giir tbi
thiéu ba nam), thi 6ng Q khoéng phai chiu
SSD cho giao dich nay?*.

Ngoai ra, trong mot s truong hop cu
thé, bén chuyén nhuong c6 thé dugc mién
hodc giam thué SSD. Cac trudng hop dugc
mién hodc giam SSD duoc quy dinh trong
van ban phap ly phu luc (subsidiary
legislation) 13 Quy dinh nim 2020 vé viéc
mién thué trudec ba dbi v6i bén chuyén
nhuong bat dong san theo Luat Thué trudce
ba Singapore (Stamp Duties (Seller’s Stamp
Duty) (Remission) Rules 2020). Tuy nhién,
hién tai, van ban nay khong dugc cong bd
cong khai trén cac trang chinh thuc cua
IRAS hodc Vin phong Tong Chudng 1y
Singapore (Attorney-General’s Chambers -
AGC)®. Mic du vy, mot sé truong hop cé

2 Redbrick.sg, A Comprehensive Guide to Seller’s
Stamp Duty (SSD), https://www.redbrick.sg/blog/a-
comprehensive-guide-to-seller-stamp-duty-ssd/, truy
cap ngay 17/3/2025.

% |IRAS, Seller’s Stamp Duty for Residential
Property, https://www.iras.gov.sg/taxes/stamp-duty/
for-property/selling-or-disposing-property/seller%27
s-stamp-duty-%28ssd%29-for-residential-propertym,
truy cap ngay 17/3/2025.

25 Van phong Téng Chudng 1y Singapore 13 co quan
phép 1y cao nhat ciia Chinh phii Singapore, ¢ chirc
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nhan chuyén nhuong lai bat dong san trong
thoi gian ngan c6 thé dugc mién SSD theo
quy dinh ciia IRAS bao gdm: (i) C4 nhan la
chu s& hitu bat dong san nha & nhung di bi
tda 4n tuyén bd pha san va budc phai ban tai
san nha ¢ dé thi hanh nghia vu pha san; (ii)
C4 nhan chuyén nhuong can ho HDB di
mua can hd tir sau ngay 30/08/2010 va can
hoé cua ho di nim trong danh siach quy
hoach tai phat trién theo Chwong trinh Tai
phat trién chon loc (Selective Enbloc
Redevelopment Scheme - SERS) nhung ho
tu ban can ho trén thi truong md trude khi
HDB chinh thic thu hodi; (iii) C4 nhan
chuyén nhuong cian ho HDB hoan tra cin
h6 lai cho HDB do bi thu hdi hoic trong
khuon khd SERS; (iv) Ca nhéan so hitu cin
ho HDB va thira ké thém mét can ho HDB
khac, va theo quy dinh cua HDB, ngudi do
budc phai ban mot trong hai can ho; (v) Ca
nhan s¢ hiru can ho khong phai HDB, nhung
thira ké mot can ho HDB, va theo quy dinh,
nguol nay budc phai ban can ho HDB duogc
thira ké; (vi) Hai ca nhan déu so hitu can ho
HDB va két hén v6i nhau, va theo quy dinh
HDB, ho budc phai ban mot trong hai can hd
(truomg hop (iv), (v) va (vi) 4p dung mién
SSD ké tir ngay 18/12/2015)%.

2.3. Co s¢ div ligu bét dpng sin hién dai

Singapore t6 chtic va van hanh co s& di
liéu bat dong san hién dai, tao nén tang cho

nang cd van phap 1y cho nha nudc, truy t6 hinh sy,
dai dién trong cac tranh chép phap ly va dac biét la
soan thao, ban hanh va cong b6 hé thng phap luat
quoc gia, bao gdm ca cac vin ban phap luat phu trén
cong thong tin phap luat chinh thirc cua Chinh phu
Singapore, https://sso.agc.gov.sg/.

% |RAS, Seller’s Stamp Duty for Residential
Property, https://www.iras.gov.sg/taxes/stamp-duty/
for-property/selling-or-disposing-property/seller%27
s-stamp-duty-%28ssd%29-for-residential-property,
truy cép ngay 17/3/2025.

68

hé théng thué minh bach, phan téng va hiéu
qua. Dir liéu giao dich bat dong san &
Singapore dugc tdp trung hoda, lién thong
v6i nhau va cong khai. Cu thé, IRAS, HDB
va cac co quan quy hoach nhu Co quan Tai
phat trién d6 thi Singapore (Urban
Redevelopment Authority - URA)?" déu sir
dung chung co s dit liéu vé gia va cac giao
dich bat dong san, dugc cdp nhat theo thoi
gian thyc v6i day du thong tin vé gia ban,
thoi diém, dién tich, loai hinh bat dong san
va vi tri dia 1}'/28. Toan bd dir licu nay déu
dugc cong bd cong khai trén cac cong thong
tin dién t¢ nhu Cong dir liéu qudc gia
https://data.gov.sg/, Cong thong tin giao
dich nha & HDB https://www.hdb.gov.sg/
cs/infoweb/homepage, va Cong thong tin thi
truong bat dong san URA https://www.ura.
gov.sg/Corporate. Can cur vao do, IRAS co
thé xac dinh gia tri thi trudng hop 1y, phat
hién cac dau hiéu khai gia thip, va néu can
thiét, IRAS dinh gia lai dé 4p dung muc
thué chinh xéac d6i véi cac loai thué. Nho co
s& dir liéu manh va déng bd, Singapore cod
thé ap dung cac sic thué dua trén ban chat
kinh té cia giao dich, dong thoi, dam bao
vai trd diéu tiét cia chinh sach thué déi véi
thi trudng bat dong san.

27 La co quan quy hoach d6 thi trung wong cua
Singapore, truc thudc Bo Phat trién Quéc gia. Chiu
trach nhiém thiét 1ap, thyc hién va didu chinh ké
hoach phat trién téng thé va quy hoach sir dung dét
trén toan lanh thd Singapore, quan 1y viéc phan b6
dat, dau gia dat cong, va cap phép xdy dung, duy tri
co so dir lieu vé gia bat dong san, bién dong thi
truong va lich sr giao dich, ddc biét qua cac nén tang
cong khai. Nguon: URA, Who We Are, https://www.
ura.gov.sg/Corporate/About-Us/Who-We-Are, truy
cap ngay 17/5/2025.

% URA, Real Estate Information System (REIS),
https://eservice.ura.gov.sg/reis/index, truy cap ngay
17/3/2025.
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3. Goi m& cho Viét Nam trong hoan
thién phap luét vé thué thu nhép c4 nhén
chuyén nhwong bét dong san

Trong bdi canh Viét Nam dang stra d6i
Luat Thué thu nhap ca nhan nam 2025, vi¢c
tham khao kinh nghiém qudc té dé diéu
chinh chinh sach thué dbi véi giao dich
chuyén nhuong bit dong san 1a hét stc cap
thiét. Viéc hoan thién chinh sach thué thu
nhap c4 nhan ddi véi hoat dong chuyén
nhuong bat dong san ciing phai dam bao
dugc muc tiéu cdt 16i cua sdc thué nay, gé)m
(i) Pam bao ngudn thu ngan sach nha nudc,
(ii) Thuc day cong bang xi hoi, (iii) Han
ché dau co bat dong san, va (iv) Nang cao
hiéu qua st dung dat dai. Tr md hinh cta
Singapore, c6 thé rat ra mot sd dinh hudng
cu thé mang tinh kha thi va phu hop véi
diéu kién qudc gia dé cai cach chinh sach
thué tai Viét Nam.

3.1. Phin logi ban chit giao dich
chuyén nhwong bit dong sin dé xdc dinh
nghia vu thué thu nhdp cd nhan twong irng

Theo Luat Thué thu nhdp c4 nhan hién
hanh?® ctia Viét Nam, moi ¢4 nhan cé thu
nhap tir chuyén nhugng bat dong san déu c6
nghia vu déng thué thu nhap ca nhan, trir
mot sb truong hop duoc mién theo quy dinh
phép 1uat*. Tir ngay 01/01/2025, khoan thu

29 Luat Thué thu nhdp c4 nhan nim 2007, duoc sta
dbi boi Luat stra ddi, bd sung mot sé didu cua Luat
Chutng khoan, Luat Ké toan, Luat Kiém toan doc lap,
Luat Ngén sach nha nudc, Ludt Quan ly, st dung tai
san cong, Luat Quan ly thué, Luat Thué thu nhdp ca
nhan, Luit Dy trir quéc gia, Ludt X 1y vi pham
hanh chinh 2024 (Luat ) 56/2024/QH15 nam 2024).
%0 Khoan 1 Piéu 3 Thong tu s 111/2013/TT-BTC
ngay 15/8/2013 cua Bo Tai chinh, huéng dan thuc
hién Luat Thué thu nhip c4 nhan, Luat sira d6i, bd
sung mot s6 diéu cta Luat Thué thu nhap ca nhan va
Nghi dinh s6 65/2013/ND-CP (stra dbi béi khoan 1

nhap chiu thué thu nhép ca nhan tir chuyén
nhuong bat dong san duoc xac dinh 1a gia
chuyén nhuong timg lan, truong hop
chuyén nhuong quyén st dung dit thi thu
nhap chiu thué tinh theo gia dt trong bang
gia dat®!. Muc thué suat véi chuyén nhuong
bat dong san 14 2% cb dinh trén gia chuyén
nhuong bat dong san clia c4 nhéan theo ting
lan, khong phan biét 13 hay 15. Cach tinh
khoan theo ty 1€ 2% tuy don gian, nhung
dan dén bat cap khi nguoi chuyén nhuong
du hoa vdn, tham chi thua 16 van phai ndp
thué, gdy lam thu va thiéu cong bang®.
Trong khi d6, nguyén tic cta thué thu nhap
ca nhan la nguoi c6 thu nhdp (tuc co loi
nhuan) méi nop thué. Cach tinh nay ciing
1am sai 1éch ban chit cua sic thué thu nhap
cd nhan - vén chi nén danh vao phan loi
nhuén thuc té phat sinh.

Trong dé xuat sira d6i Luat Thué thu
nhap ca nhan nam 2025, B Tai chinh dang
xem xét phan loai hai phuong thtrc tinh
thué: (i) Tinh 20% trén phan 13i (gi ban trir
gia mua va chi phi), néu c6 du co so dir lidu;
(ii) Tinh 2% trén gia chuyén nhugng néu
khong xac dinh duoc chi phi*®. Cach tiép
can nay thyc chét timg duoc quy dinh trong
Luat Thué thu nhdp c4 nhan nam 2007 véi

Didu 12 ngay 15/6/2015 ciia BO Tai chinh, sira dbi
Thoéng tw s6 111/2013/TT-BTC).

31 pidu 247 Luat Dat dai nim 2024 (stra ddi, bd sung
khoan 1 Piéu 14 Luat Thué thu nhap c4 nhin nim
2007).

32 Dao Xuan Hoi, Doan Hong Nhung, Nguyen Vinh
Hung, Personal Income Tax Levied on Real Estate
Business in  Vietnam: Reality and Some
Recommendation, Journal of Law and Sustainable
development, Vol. 11, No. 11, 2023, p.1-13.

3 Phwong Dung, Bé Tai chinh nghién citu dp thué
20% trén ldi chuyén nhirong nha dat, 05/5/2025,
https://vnexpress.net/bo-tai-chinh-nghien-cuu-ap-thu

e-20-tren-lai-chuyen-nhuong-nha-dat-4881779.html,

truy cap ngay 17/3/2025.
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mirc thué suit 25% trén phan 1ii, nhung da
bi stra ddi vao nam 2015 do han ché vé dit
li¢u. Tuy nhién, theo thong tin tor BO Tai
chinh, tir nim 2018, co quan thué da c6 thé
tra ctru lich sir giao dich dat va thong tin
ngudi nop thué, mé ra kha ning ap dung
phuong an danh thué trén loi nhuén sat hon
v6i ban chét thué thu nhap ca nhan®

Dé hoan thién chinh sich thué, Viét
Nam can tién thém mot bude, ¢o thé hoc hoi
kinh nghiém cta Singapore trong vi¢c phan
loai ban chét giao dich chuyén nhuong bét
dong san theo muc dich: Giao dich tiéu dung
hay giao dich dau co dé xac dinh nghia vu
thué twong tng. Cac giao dich mang tinh dau
co, thuong mai ngén han c6 thé bi danh thué
theo biéu thué thu nhép luy tién hodc muc
cao hon, thay vi 4p dung dong loat thué suat
2%. Dé xay dyung hé tiéu chi nhan dién giao
dich dau co, c6 thé tham khao mé hinh “dau
hiéu cua hoat dong thuong mai” (badges of
trade) cua Singapore, dya trén cac yéu t6
nhu: Myc dich mua, thoi gian nam giit, tan
sudt giao dich, cach thtc tai trg, va déu hiéu
thuong mai. Cach phan loai nay khong chi
dam bao cong bang thué, ma con gop phan
chéng that thu, giam tinh trang khai gia
thap, va dinh hudng thi trudng bat dong san
phat trién lanh manh. Tuy nhién, dé trién
khai hi¢u qua tai Viét Nam, can ¢6 van ban
huéng dan rd rang va co ché giam sat doc
lap dé tranh tuy tién trong xac dinh nghia vu
thué. Ngoai ra, viéc phan loai nay can gin
lién voi quyén khiéu nai, giai thich, tao
niém tin cho ngudi ndp thué.

3 Thanh Hién, Mai Hoa, Chuyén nhuong bdt déng
san: Ban khoan dé xudt thu thué 20% loi nhudn,
14/5/2025, https://www.sggp.org.vn/chuyen-nhuong-
bat-dong-san-ban-khoan-de-xuat-thu-thue-20-loi-nhu
an-post795120.html, truy cép ngay 17/5/2025.
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3.2. Cii cdch hé thong co sé dii liéu
bit dong sin

Mot diéu kién tién quyét dé trién khai
chinh sach thué thu nhdp c4 nhan theo
huéng danh trén phan loi nhuan 1a xay dung
co so dir liu bat dong san day du, minh
bach va c6 thé xac thuc. Singapore thanh
cong mot phan 16n nho hé thong dir liu tap
trung, cong khai va lién thong gitra cac co
quan quan ly. Trong khi d6, mot trong
nhitng rao can I6n nhét hién nay cia Viét
Nam 1a thiéu minh bach théng tin va co s
dir liéu gia bat dong san, cy thé 1a thiéu dir
liéu lich su giao dich, gia thi truong va chi
phi thuc té, dic biét 1a ¢ cac dia phuong.
Chinh vi vay, trong diéu kién hién nay, viéc
xac dinh thu nhédp chiu thué dya trén loi
nhuén thyc té gﬁn nhu khong thé trién khai
mot cach dai tra, khién co quan thué budc
phai duy tri cach tinh thué khoan (2% trén
gia chuyén nhuong)®®.

Néu khong c6 hé théng dinh gia dang
tin cdy, viéc xac dinh chi phi dau vao, gia tri
bat dong san va phan loi nhuan rong s& dan
dén tranh chip, gian 1an va tham chi ting
thém ganh nang thu tuc hanh chinh. Do vay,
cai cach quy dinh phap luat Viét Nam vé
thué thu nhap c4 nhan chuyén nhuong bat
dong san can gan lién vai 16 trinh xay dung
co so dit lidu qudc gia vé bt dong san, bao
gom thong tin vé: Gia giao dich thyc té theo
timg thira dat hay loai bat dong san; lich sir
chuyén nhuong va thay d6i chu st dung/sé
hitu; chi phi xay du’ng, dau tu ha tang va
quyén tai san gin lién; cac thong tin lién
quan nhu quy hoach, gidy phép xay dung,
han ché quyén str dung dat. ..

% Phan Hoat, Nha ddt loan gid vi thiéu minh bach
théng tin, 24/10/2024, https://cand.com.vn/dia-oc/
nha-dat-loan-gia-vi-thieu-minh-bach-thong-tin-i7480
71/, truy cép ngay 17/5/2025.
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Mot phuong an kha thi tham khao tir
Singapore 1a trién khai cic cong thong tin
cong (sb hoa toan bo dir liéu dat dai va bt
dong san, két hop véi ma dinh danh tai san,
lich str giao dich va cong cu phan tich gia
bat dong san) - noi ngudi dan cé thé truy
cap dir liéu vé bat dong san cong khai. Diéu
nay khong chi nham muc dich dam bao trién
khai hiéu qua chinh sach thué bat dong san
dua trén lgi nhuén, ma con c6 y nghia diéu
tiét thi truong va giam dau co bat dong san.
Tuy nhién, vi¢c tham khdo mo hinh s6 hoa
dir lidu va nén tang truy cip cong khai nhu
Singapore néu duoc trién khai trén thuc té
tai Viét Nam thi can duoc diéu chinh phu
hop voi thyc tién quan ly dat dai nudc ta,
dac biét trong bdi canh phap luat dat dai,
kinh doanh bat dong san, nha &, thué con
chua thuc su dé)ng bd. Ngoai ra, kién nghi
nay ciing dat ra mot s6 yéu cau vé: (i) Pam
bao van d& an toan va an ninh mang trong
thoi dai cong nghé sb; (ii) Nang cao hiéu
qua coéng tac dao tao, boi dudng chuyén
mon, nghiép vu viing chic va trinh d9, ning
luc cong nghé thong tin cua doi ngli can bo
co quan nha nudc dap tng yéu cau chuyén
d6i sd; (iii) Nang cao hiéu biét, kha ning
tiép can va trinh d6 cong nghé thong tin cua
nguoi dan.

3.3. Bé sung loai thué chéng cd nhin
ddu co bit dpng sin ngdin han

Mot sic thué tuong duong voi SSD cua
Singapore c6 thé duoc ap dung tai Viét
Nam nhu céng cu diéu tiét thi truong. Thué
suat luy tién theo thoi gian ndm gitr (vi du:
12% trong nam dau, 8% nam tht hai, 4%
nam thur ba) s€ gitp ran de hoat dong “ludt
song”, dong thoi khong anh hudng t6i
ngudi mua nha dé ¢ lau dai. Pay la bién
phap phu hop trong diéu kién Viét Nam

chua c6 co s dir liéu ddy du dé tinh chinh
xé4c phan loi nhuén rong tir giao dich.

Tuy nhién, can tinh dén céc tac dong da
chiéu cua loai thué bo sung nay. Cu thé, néu
khong thiét ké hop 1y, thué sudt luy tién
theo thoi gian nam giir bat dong san co thé
lam gidm tinh thanh khodn thi truong, dac
biét trong giai doan thi truong bat dong san
Viét Nam dang khé khin. Di v6i nhimng
ngudi budc phai chuyén nhuong bat dong
san trong thoi gian ngan vi nhu ciu sir dung
clia ban than, gia dinh hodc 1y do bat kha
khéng c4d nhan, vi¢c danh thém mot loai
thué véi cao co thé gy bat cong. Do dé, can
¢6 co ché mién giam hodc phan loai dé chi
ap dung loai thué dic thu nay cho nhiing
giao dich ma c4 nhan chuyén nhuong bt
dong san mang tinh chat thuong mai dau co
0 rét.

Két luan

Tur kinh nghiém cta Singapore, co thé
thdy rang viéc thiét ké chinh sach thué thu
nhap c4 nhan d6i véi chuyén nhuong bat
dong san khong chi nhim muc tiéu ting
thu ngan sdch ma con dong vai tro la cong
cu diéu tiét thi truong, bao dam cong bang
va han ché dau co. Boi v6i Viét Nam, viéc
hoan thién phap luat vé thué thu nhép ca
nhan trong linh vuc ndy can gin lién voi
phan loai & ban chit giao dich dé ap dung
mure thué twong tmg, xay dung hé thong co
so dir liéu bat dong san hién dai va minh
bach, ddng thoi xem xét ap dung sic thué
bd sung nham kiém soat dau co ngan han.
Cai cach nay chi co thé dat hiéu qua néu
dugc trién khai déng bo cing qua trinh
chuyén doi sé trong quan 1y thué va dat
dai, hudéng t6i mot hé thong thué cong
béng, hi€u qua, ti€ém can thong 1¢ quéc té
va phu hop voi diéu kién thuc tién Viét
Nam hién nay.
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