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PHAN MG PAU

1. Tinh cap thiét cta dé tai

Thi trudng bat dong sdn 12 mot trong nhitng thi trudng cé vi tri va vai trd
quan trong d6i vdi nén kinh t€ qudc dan néi chung va thi trudng bat dong sin
TP.HCM néi riéng. Phat trién va quan 1y c6 hiéu qué thi trudng nay s& gép phan
quan trong vao qua trinh thiic diy phat trién kinh t&€ xa hoi, tao kha ning thu hit
da dang cic ngudn von diu tu cho phat trién, dong gép thi€t thuc vio qué trinh
phit trién do thi va ndng thon vin minh, hién dai va bén vitng theo huéng cong
nghi€p héa — hi€n dai hoa.

Thi trudng bat dong san tai TP.HCM tuy mdi hinh thanh va phét tri€n
nhung ¢ nhitng déng gép diang ké cho sy phat trién chung ctia nén kinh t& thanh
phd, tuy nhién bén canh nhitng mit tich cuc, thi trudng bit dong sin ciling bdc 10
nhiéu khuyét tat, thé hién trén cdc mit nhu sau: phat tri€n mot cach tu phat; giao
dich phi chinh thifc (giao dich ngdm) chi€m ty trong 16n; gia cd bat dong san ting
nhanh va @6t bi€n din dén tinh trang “sot” nha dat dién ra nhiéu noi; hoat dong
dau cd dién ra nhiéu ndi va phat trién manh di va dang gay 4nh hudng khdng
nhd téi hoat dong diu tu, tai chinh- tin dung, sdn xuit, quin ly xay dung theo quy
hoach, tic dong truc ti€p dén van dé cdi thién chd & clia nhan dan va dnh hudng
khong ot d&n sy ting trudng kinh t& ctia dat nudc cling nhu phat trién dd thi,nong
thon vian minh, hién dai va bén viing.

Vi vy, viéc nghién cifu “Cac giai phap tai chinh d€ phat trién thi
trudng bat dong san tai TP.HCM” 1 yéu ciu cap thi€t dé 6n dinh va phit trién
thi trudng bat dong san trong thdi gian sp tdi.

2. Muc dich nghién citu

D& tai nghién ctfu sy can thiét clia thi trudng bat dong sdn ddi v6i su phat

trién clia nén kinh t& thanh phd trén cd s§ nghién ctfu nhitng 1y luan chung vé thi

trudng bat dong sdn, danh gid thuc trang thi trudng bat dong sin tai Tp.HCM



trong thdi gian qua tir d6 d& xuAt nhitng gidi phap tai chinh chli yéu dé 6n dinh va
phat trién thi trudng bat dong san tai TP.HCM.
3. Doi tugng va pham vi nghién cifu

3.1 Doi twong nghién ciiu :

D6i tugng nghién cifu clia dé tai nay chli yéu 1a cic chinh sich tai chinh
vé bit dong sin clia Nudc Cong Hoa Xa Hoi Chii Nghia Viét Nam c6 tic dong
dén thi trudng bat dong san tai TP.HCM trong thdi gian qua.

3.2 Pham vi nghién ctiu

Pham vi nghién cttu clia dé tai 13 thi trudng bat dong sin tai Thanh phd HO
Chi Minh.

4. Phuong phap nghién ciu.

Céc phuong phap nghién citu dudc st dung trong dé tai ndy :

- Phuong phap nghién cttu dit liéu thi cip dudc sit dung nhiéu dé nghién
ctfu co s& 1y luan nhiim dit nén tdng cho viéc xay dung va phat trién thi trudng
bat dong san. Phuong phdp nay dudc sit dung dé xem xét, tim toi, hé thong va
tom tit nhitng k&t qua nghién citu c¢6 lién quan dén nhitng cong trinh trudc do tir
d6 c6 thé sit dung nhitng k&t qua d6 hodc bd sung thém phuc vu cho viéc nghién
cifu nay.

- Ngoai ra con st dung cdc phuong phap phan tich dinh lugng, dinh tinh,
phuong phép tdng hgp, so sanh.

5.Y nghia khoa hoc va thuc ti&n cta dé tai

Viéc nghién cttu dé tai nay c6 ¥ nghia rit quan trong vé mit thuc tién
quédn 1y thi trudng bat dong sin, n6 khdng nhitng c¢6 ¥ nghia vé mit kinh t& ma
con ¢6 ¥ nghia vé mit x3 hoi. V& mit kinh t€&, thi trudng bat dong sdn cang phat
trién thi kha ning thu hit von diu tu trong vi ngoai nudc ngiy cang ting, co sd
ha ting ngay cang dugc hoan thién va ddng b ... gép phan thic ddy nén kinh t&

phét trién. Pdng thdi, viec xAy dung va phat trién thi trudng bat ddong san ciing c6



tac dong rat 16n dén cic thi trudng khac, dic biét 1a thi trudng tai chinh, tién té.
V& mit xa hoi, thi trudng bat ddng san cang phat trién, cing minh bach cang dem
lai Iong tin cho ngudi dan ddi véi chinh quyén, lam cho ngudi dan an tAm sinh
song va dau tr vio bat dong sin, gidm thi€u cac vu khi€u kién vé dat dai.
6. B6 cuc ctia dé tai gdom 03 chuong :

Chuong 1 : Téng quan vé thi trudng bat dong san

Chuong 2 : Thuc trang vé thi trudng bat dong sin tai TP.HCM trong giai doan

hién nay.

Chuong 3 : C4c gidi phat tai chinh d€ phat trién thi trudng bat dong san tai

TP.HCM.



CHUONG 1 : TONG QUAN VE THI TRUONG BAT PONG
SAN

1.1. TONG QUAN VE THI TRUONG BAT PONG SAN

1.1.1. Khai niém bat dong san

MJdi quéc gia trén thé gigi déu ton tai trén mot viing 1anh thd nhat dinh.
Tai sdn clia qudc gia bao gdm dat dai, cdc tai sdn gdn lién trén dat, mit nudc,
khong gian ... Tai sin mot qubc gia thudng dudc phan thanh hai loai : ddng sdn
va bat dong san. Pong sdn 12 nhitng tai sdn c6 thé di chuyén tir ndi nay sang
ndi khdc, con bat dong sin 1a nhitng tai sin khong di doi dudc.

Theo BO luit dan sy Nudc Cong Hoa Xa Hoi Chi Nghia Viét Nam thi

°

“ Bat dong sidn 1a cdc thi sdn khong di, ddi dudc bao gébm : dit dai; nha &,
cong trinh x4y dung gin lién v6i dat, ké cd cdc tai sdn gidn lién v6i nha &,
cong trinh xay dung d6; cdc tai san khdc gin lién v6i dat dai; cdc thi sdn khdc

do phép luat quy dinh.”

Nhu viy, bat dong sin trudc hét 1a mot tai sdn va c6 cdc dic di€m 1a
khong di d&i dugc, ton tai va 6n dinh 1au dai. Mot tai sdn dudc coi 1a bt dong

san khi thda man cdc di€u kién sau :

N6 thda man mdt s nhu cau cia con ngudi.

N6 dugc s3 hitu bdi mot qudc gia hoic mot nhém ngudi hay mot cd

nhan.

N6 c6 gia tri.

Khong thé di chuyén, hinh th4i cda né khong thay déi.

1.1.2. Khai niém hang héa bat dong san
C6 thé khing dinh ring hiu hét bat dong sin 12 hang héa. Mudn trd
thanh hang héa thi bat dong sdn d6 phadi dua ra thi trudng d€ trao ddi, mua

ban, cho thué .. vd nhitng hoat dong ndy phéap luat khong cAm. Tuy nhién



ciing c¢6 nhitng bat dong sin khong phai 12 hang héa nhu cdc bat dong sidn
cong cong ma viéc sif dung clia ngudi ndy khong 4nh hudng dén viéc st dung
ctia nguoi khac.

O Viét Nam ciing vay, khong phai tat cd cdc bat dong sdn 13 hang hoa.
C6 nhiéu loai bat dong sdn khong phai la hang héa, nhu cdc cdng trinh ha
tAng mang tinh chit cdng cong, dit dai 1a bat dong sdn nhung phdp ludt cAm

mua ban.

B4t dong sdn 13 hang héa, ngoai nhitng dic di€m chung cla hang hda

thong thudng né con cé mot s& dic diém riéng sau diy :

- Céc bat dong sin chi tao 1ap trén mot dién tich cu thé cla dat dai.
Né&u dat dai khong phai 12 hang héa thi bat dong sin trén dé khé c6
thé tr§ thanh hang héa.

- Xét dudi goc dd cdc nha diu tu thi dat dai dude dung lam phuong
tién bdo hi€m gid tri phong ngira khi lam phét, dic biét 13 nhitng
nuéc thi trudng tai chinh kém phat trién.

- DAt dai khi tr§ thanh hang héa thi gid cd cia né con phan &nh i

A’ k . v . ~ M M /3 N Pl N A A A’
thé vé vi tri dia hinh, dia di€m va cdc tai san tao lap trén dat.

- B4t dong sdn 12 hang héa khong di ddi dudc nén hd so mod ta vé
hang héa ghi nhian sy bi€n dong theo thdi gian vé hién trang, vé
thay ddi chd s& hitu, chii s dung ... theo mot trinh tu phdp 1y nhat
dinh va 1a y&u t6 dic biét quan trong trong quan hé giao dich trén

thi trudng bat dong san.

- Bat dong sdn 12 hang héa cé gid tri cao, can nhiéu von diu tu dai
han. Nhitng ngudi ¢6 thu nhap trung binh tr§ xudng khé c6 kha niing
ti€p can néu khong c6 sy hd trg clia thi trudng tai chinh.

- Hang héa bat dong sdn ludn nim trong modt khdng gian nhit dinh,
né dnh hudng truc ti€p d&€n cdnh quan mdi trudng cla din cu trong

khu vuc. Cho nén né lién quan d&€n nhiéu nganh kinh t&, khoa hoc



k§ thuat, ki€n tric, vin héa..Vi vdy thi trudng bat dong sdn it nhiéu

chiu sy chi phdi clia cdc nganh trén.
1.1.3. Cic dic diém cia bat dong san

Tu nhitng phan tich trén cho thdy bat dong sidn 1a mdt hang héa dic
biét. Vi vy, ngoai nhitng dic di€ém chung cda nhitng hang héa thong thudng,

ba't dong sdn con c6 nhitng dic di€m riéng nhu sau :

- BAt dong sdn 12 hang héa gin lién véi mot vi tri nhat dinh, khong
thé di chuyén dugc : Ngudi ta khong thé di chuyén dat dai, nha cira
goi chung 12 bat dong sin tif noi nay sang noi khic. Chinh dic diém
nay lam cho gid cd bat dong sdn chiu 4nh hudng 16n clia yé&u t& vi
tri, ching han nhu bat dong sdn dé nim & dudng nao, khu vyc nio.
Nhitng bat dong sdn cang gin trung tAm do thi, dan cu dong dic thi

gia cang cao va ngudc lai.

- Hang héa bat dong sdn 13 tai sdn c6 tinh 1au bén : Pic di€ém nay dé
nhan thi'y & chd khi st dung dat dai khong bi hao mon. Cic cong
trinh kién tric, vat ki€n tric dugc xay dung trén dit cé thé tdn tai

hang trdm ndm va hon nita.

- Cung ciu va gi4 cd hang héa bit dong sdn chiu sy chi phdi manh
mé clia phap luat va cdc chinh sidch clia nha nudc : Xuat phat tir dic
di€m bat dong sin 12 hang hda dic biét khong di ddi dugc nén gid
cd cia n6 phu thudc rat 16n vao quan di€m sd hitu, cic ché dd chinh
sdch va luat phdap cia Nha nuéc nhu Luat dat dai, cdc chinh sich
thu€ trong linh vyc dat dai, chinh sdch vé hd khau, dinh huéng ddu

tu va xay dung cd s§ ha tang cia nha nudc.

- Hang héa bat dong sdn chiu 4nh hudng b3 yé&u t6 tip qudn, thi hi€u,
tAm 1y va tinh cong ddng : gid cd hiang héa bit dong sin khong
giong nhu cdc hang héa thdong thudng ma né chiu sy chi phdi nhiéu
clia cdc y&u td nhu sy phat tri€n kinh t€ x4 hdi, théi quen, tAp quén,

yé&u td tAm Iy ... cia cu dan sinh s6ng trong khu vuc dé.



1.1.4.

Hang héa bit dong sdn 1a hang héa cé gid tri cao va khd ning
chuyén d6i thanh tién cham : Bat dong sin ludn 13 tai sdn c6 gid
cao do gid tri dit va cdc cong trinh trén dit cao, thdi gian st dung
on dinh va lau dai. Mic khéc, viéc ban bat dong sin khong thé

nhanh chong nhu cac hang héa khéc.

Hang héa bat dong sdn c6 tinh khan hi€m : Do sy phat trién clia nén
kinh t&€ xd hoi, dan sd ngay cang ting 1am cho nhu cau vé bit dong
san dé san xuit, d€ & ngay cang ting trong khi dit dai bi gii han.
Cho nén gid cd cda bat dong sidn c6 xu hudéng ngay cang ting trong
khi cdac hang héa khac, véi ti€n bd khoa hoc ky thuat thi gid ca ngay
cang giam.

Hang héa bat dong sdn c6 tinh di biét va chiu dnh hudng 1in nhau :
Moi bat dong sdn 12 mot tai san riéng biét, dugc sdn xuat don chiéc
va déu cé yé&u to riéng biét khong c6 bit cit sy giong nhau nao giita
céc don vi bat dong sin. Sy khdc biét clia bat dong sdn trudc hét 1a
do su khac nhau vé vi tri, k&t cAu va kién tric, khiac nhau vé huéng
cidnh quan .. Tuy nhién hang héa bat dong sdn c6 su tdc dong va
dnh hudng 1in nhau rat 16n. Sy ra doi, hoan thién hay mat di clia bat
dong san nay s& lam thay ddi gid tri va gid tri st dung clia hang héa
bat dong sdn kia.

Hiéu qua st dung dit dai c6 su chénh léch nhau rat 16n khi thay ddi
muc dich st dung : Pic di€ém nay cho thdy viéc ning cao hiéu qua
st dung dat 1a cAn thi€t va phu thudc vao su phat trién cia nén kinh

t€ va ngudi s§ hitu, st dung dat.

Khai niém thi trudng bat dong san

Khi hang héa bat dong sdn dugc dua ra giao dich mua ban, cAm cd, cho

thué thong qua tién té thi Iic d6 xuat hién thi trudng bat dong sin.

Tuy nhién bat dong sin khic vdi cidc hang héa khic & chd chiing khong

chi dudc mua ban, ma con 13 d6i tuong ctia nhiéu giao dich khic nhu cho thué,

thé& chap. Do d6, thi trudng b4t dong sdn hoan chinh khong chi 1a quan hé giita



ngudi mua va ngudi bAn ma con 1a noi dién ra cdc giao dich lién quan dén bat

dong san nhu cho thué, th€ chip, bdo hi€m va chuyén dich quyén s dung.

Nén thi trudng bat dong san c6 thé hi€u mot cach khdi quat nhu sau : Thi

trudng bat dong sin 1a tdng thé cdc giao dich vé bat dong san dua trén céc

quan hé hang héa, tién té dién ra trong mot thdi gian va khong0 gian nhat

dinh.

Tuy theo muc tiéu nghién citu va ti€p cin, c6 thé phan loai thi trudng

bat dong sdn theo nhiéu tiéu thitc khdc nhau :

1.1.5.

N€&u phin loai theo tinh chdt phédp 1y cia giao dich b4t dong sin ta
c6 hai loai 12 thi trudng bat dong sdn chinh thiéc va thi trudng bat
dong san khong chinh thitc. Thi trudng bat dong sdn chinh thic 1a thi
trudng ma & d6 cdc hoat dong c6 lién quan dén giao dich bat dong
sdn dugc thuc hién theo ding quy dinh ctia phép luat. Thi trudng bat
dong sdn khong chinh thitc 12 thi trudng ma § d6é cdc giao dich vé
bat dong sin khong tudn thd diy di cdc quy dinh cla phdp luat
nhung van tén tai (Thi trudng bat dong sdn khong chinh thic con
goi 12 thi trudng ngidm, hoat dong clia thi trudng nay chd yéu Ia

thong qua cdc moi gidi tu nhdan hay con goila “co ™).

Né&u phan loai theo khu vuc dia 1y : C6 thé phén thi trudng bat dong
san theo tirng khu vuc, tirng dia phuong nhu thi trudng & cdc tinh,
thanh phd, quan huyén hay thi trudng bat dong sin ndi thanh hay
ngoai thanh.

Né&u phin loai theo gid tri st dung bat dong sdn c6 thi trudng dat
dai, thi truGng nha &, thi trudng cong trinh cong nghiép, thi trudng
cdc cong trinh thong mai va dich vy, thi trudng cdc cong trinh dic
biét (sdn bay, bean cang ...).

Phin loai theo tinh chit kinh doanh cia bit dong sdn ta c6 thi

trudng mua bdn, thi trudng cho thué, thi trudng thé chap .

Sy ra doi va phat trién cda thi trudng bat dong san



1.1.5.1. Suw hinh thanh va phdt trién ciia thi truong bdt dong sdn

Su ra d5i va phat tri€n cla thi trudng bat dong sin gin lién v6i ché do
s hitu va su phan cong lao dong xa hoi. Nhu vay su chi€m hitu tv nhan vé tu
liéu sdn xudt ma truc ti€p 1a s§ hitu tv nhan vé rudng dit, cing vdi su phat
trién clia sdn xud't va trao d6i vdi hang héa khac nhau lam ndy sinh hoat dong
thué mudn, trao d6i, sang nhugng rudng dat. Khi dan s6 ngay cang ting, san
xud't xa hoi ngay cang phat trién , nhu cdu vé bat ddng sdn ngay cang ting
cho nén thi trudng bat dong sin ciing nhdn nhip, thudng xuyén va hang héa
bat dong sin cling khong ngiing phat trién. Khi dé cdc khung phép 1y ciing
dudc ban hanh va viéc quan Iy thi trudng bat dong sdn ciing dugc chinh thic
thira nhan.

Khi kinh t&€ thi trudng phat trién d€n mot giai doan nao d6, doi héi su
phét tri€n déng bo clia cdc thi trudng. Song song vdi thi trudng hang hda, cic
thi trudng lao dong, thi trudng von, thi trudng bt dong sdn ciing ra dJi va phat
trién. Céc ly thuyét kinh t&€ hién dai ciing cho ring : von, lao dong va dat dai
12 nhitng y&u t& diu vao clia moi qud trinh sdn xuét. Piéu dé cho thdy, thi
trudng bat dong san phat trién song hanh véi cdc thi trudng khic trong nén
kinh t& thi trudng 13 tAt y&u, khach quan. P&€n mot giai doan nhit dinh clia nén
kinh t&, thi trudng bat dong sdn khong chi gii han trong pham vi qudc gia ma
con dién ra trén pham vi khu vuc vd mang tinh toan cau. Cdc chd thé tham
gia thi trudng ngdy cang dugc md rong. Hing hda b4t dong sdn tham gia giao
dich trén thi trudng cling ngdy cang ting 1én vé s6 lugng va chiing loai. Sy
phét trién clia cdc giao dich trén thi trudng bat dong sdn 1am xuit hién cic td
chitc chuyén hoat dong trong linh vuc mdi gidi, tw van, thim dinh ... vé bt

doéng san.
1.1.5.2. Pdc diém clia thi truong bdt dong sdn

Do hang héa bat dong sdn 12 hang héa dic biét, vi vay, thi trudng bat
dong san 1a thi trudng giao dich hang héa dic biét nén c6 mot s6 dic diém

riéng nhu sau :



Thi trudng ba't dong sdn khong phdi 1a thi trudng giao dich ban than
bt dong sdn ma 12 thi trudng giao dich cdc quyén va Idi ich chita
dung trong ba't ddng sdn : Thi trudng bat dong sin 1a thi trudng giao
dich cdc quyén va 1gi ich c6 dudc tir viéc s§ hitu dat dai (quyén sl
dung dat). Bdi vay, dat dai khong bao gi¢ hao mon va mat di, ngudi
c6 quyén s hitu dat khong st dung dat nhu cdc tai sin thong
thudng khic, cdi ma ho c6 thé sit dung dudc d6 12 cdc quyén va Igi

ich do da't dai mang lai.

Thi trudng bat dong sdn mang tinh viing, tinh khu vuc siu sic : B4t
dong sdn 1a loai hang ho4 c6 dinh va khong thé di d5i dugc vé mit
vi tri va né chiu 4nh hudng cla yé&u t6 tdp quan, tim ly, thi hi€u.
Trong khi d6 tim ly, tdp qudn, thi hi€u cia mdi vang, dia phuong
khdc nhau. Pong thdi, dat dai khong thé di chuyén tir viing nay sang
viing khiac dugc va tAm ly, thi hi€u, tp qudn ciing khong thé di
chuyén tir viing nay sang vung khic dugc. Chinh vi vy, hoat dong
cia thi trudng bat dong sdn mang tinh dia phuong. Mic khéc, thi
trudng bat dong sdn mang tinh khong tip trung ma trdi rong & moi
viing trén c3 nudc, ma & mdi ving d6 trinh dd phat trién kinh t&,
vin héa, xa hoi khac nhau. Mat d6 dan so lai khong ddong déu. Do
d6, nhu cau vé bat dong san 1a rat khac nhau vé sd lugng, kéu céch,
mau ma, chat lugng, din d&€n sy khac nhau vé quy mo va trinh do
phdt trién cla thi trudng bat dong san. Thuc t& cho thiy, thi trudng
ba't dong sdn & cic d6 thi thudng c6 quy mo va trinh dd phat trién
cao hon & khu vuc ndong thon. Ngay ca gitta cdc do thi v6i nhau thi
dd thi 13 trung tAu kinh t€, vin héa, chinh tri cia mot viing hay ca
nudc thi cling c¢6 thi trudng bat dong san phat trién, hoat dong sdi
ddong hon cac do thi khac.

Thi trudng bat dong sin chiu sy chi phdi clia y&u td phdp luat : BAt
dong san mudn tr§ thanh hang héa va thuc hién giao dich trén thi
trudng phai chiu sy chi phdi va diéu chinh ctia hé thong phdp luat

vé dat dai va bat dong sdn. Phédp luat chi phdi, diéu chinh cdc quyén



vé bAt dong sdn nhu mua ban, th& chap, gép von.. Pong thdi phdp
luat con quy dinh hdp ddng dan sy vé bat dong sin. Viéc cung cip
thong tin vé bat dong san (y&u t& quan trong ddi v6i hoat dong cia
thi trudng bat dong sdn) ciing phdi tuin thl theo cdc quy dinh cda
nha nudc va phap luat.

Thi trudng bat dong sdn tuy c6 hoat dong phong phi nhung thudng
12 mot thi trudng khong hodn hdo : Thi trudng bat dong sdn c6 nodi
dung phong phii bao gdm cic giao dich dan sy chuyén quyén sd hitu
ba't dong sin, cdc giao dich chuyén ddi bt dong sin, cic giao dich
cho thué, th€ chap b4t dong sin, cdc giao dich dung bat dong sin
gép von lién doanh. Nhung trén thuc t€, thi trudng bat dong sdn la
dang thi trudng khong hoan hdo. Thi trudng bat dong sdn phu thudc
vao diéu kién dic trung clia tirng viing, dia phuong, né chiu sy chi
phdi clia diéu kién tu nhién, kinh t&€, xa hdi, truyén thdng va tap
qudn clia mdi ving, mdi dia phuong, mdi cdng dong khic nhau.
Chinh vi dic di€m mang tinh dia phuong nhu vay, su hi€u biét vé
giao dich va thyc hién giao dich thudng khong hoan hao. C6 giao
dich & dia phuong nay da xuat hién nhung tai dia phuong khéc lai
chua xuat hién. Thong tin vd cdc y&u t§ ciu thanh thi trudng 1a
khong hoan hdo. Nguyén nhan 1a do ban than hién vat clia tirng bat
dong sdn chi phdn 4nh tinh trang vat chat clia bat dong sdn d6. Bin
than vat chit clia bat dong sdn khong phdn 4nh dudc tinh phdp 1y vé
quyén sé hitu bat dong sdn clia ngudi dang c6 bat dong sin, d6 1a
nhitng thong tin, nhitng y€u t& ma ngudi mua, thué, nhin th& chap,
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nhin gép von li€n doanh ... can nam bat va am hi€u.

Cung bat dong sdn phin ¢ng chAm hon so v6i cAu bat dong sin :
Khi cau bit dong sin ting thi cung vé bat dong sin trén thi trudng
ba't dong sin khong thé phan tng ting nhanh chéng nhu cic hang
héa thong thudng khic. BSi vi, viéc ting cung hang héa bat dong
san cin c6 thdi gian va khé khin hon cdc hang héa thong thudng.

Viéc tao ra hang héa bat dong sdn, cdc cong trinh xay dung ... doi



héi phai ton nhiéu thdi gian, tir tim hi€u thong tin vé dat dai, chuyén
nhugng da't dai, xin gidy phép x4y dung, thiét k€&, thi cong... Thi tuc
chuyén nhugng dit dai, bit dong sin thudng 1a kha phic tap. Bén
canh d6, bAt dong sin 12 hang héa cé gid tri 16n, ddi hdi von dau tur

16n.

Giao dich trén thi trudng bat dong sdn lién quan dén cdc loai dich
vu tu van chuyén nghiép trinh do cao : BAt dong sdn 1 hang héa c6
gid tri 16n. Mic khéc, gid tri hang hod bat dong san chiu sy tic dong
phitc tap cda nhiéu yé&u t§. Pong thdi, thong tin trén thi trudng bat
dong san kha phiic tap va thuong khong hoan hdao. Chinh vi vay, khi
mua bén, giao dich bit dong sdn ddi hdi phai c¢6 sy tinh todn ky
ludng, doi hdi phdi thong qua cdc chuyén gia moi gidi, dinh gid bat
déng san c6 chuyén mon.

Thi trudng bat dong sdn c6 moi quan hé mat thi€t véi thi trudng von
: Hang héa b4t dong sdn 12 hang héa c6 gid tri 16n, do d6, cdc hoat
dong giao dich, dau tu kinh doanh trén thi trudng bat dong sidn déu
c6 nhu ciu rat 16n vé von. Mot phan nhu ciau vé von cho hoat dong
diu tu, kinh doanh bit dong sdn dugc huy dong trén thi trudng von.
DPong thdi, mot lugng von huy dong dudc trén thi trudng tai chinh
dudc dau tu trén thi trudng bat dong san.

1.1.5.3. Cdc nhén t6 dnh hudng dén thi truong bdt dong sdn

Sy phdt trién kinh t& : Sy phdt trién kinh t€ cia mot qudc gia ciing
ddng thdi 1a sy ting nhu ciu st dung dat dai vao cdc muc dich phi
san xudt nong nghiép. Su phat trién kinh t&€ ciing déng thdi 1a su
ting nhu ciu st dung bat dong sin cho cdc nganh kinh t& cong
nghiép, thuong mai, dich vu .. Su ting trudng nay doi hdi phai
chuyén dich dit dang st dung vao muc dich sidn xuit ndng nghiép,
lam nghi€p sang st dung vao muc dich cong nghiép, thong mai,
dich vu, du lich .. 1am gia ting cdc giao dich vé dit dai, bdt dong

san va thi trudng bat dong san phdt tri€n. Ngoai ra, do tinh chit cia



ba't dong sidn c6 thé mua di ban lai nhiéu Iin, nén thyc t€ mat do

giao dich clia bat bat dong sdn ngdy mot gia ting.

Su gia tdng ddn s6 : Sy gia ting din s6 13 nhan t6 1am ting moi nhu
cau clia xa hoi vé viéc lam, dn, 8, mic, hoc hanh, gidi tri ... theo dé
lam ting nhu cau vé bat dong sin. Trudc hét, sy gia ting dan s&
lam ting nhu cidu vé dat dai cho sdn xudt kinh doanh, vi v6i s&
lugng lao dong ting nhanh doi hdi phii md rong, phat tri€n sin xut
kinh 1am ting nhu ciu st dung dit. Ti€p theo, su gia ting din s& 1a
mot 4p luc 16n 1am ting nhu ciu st dung ba't dong sdn l1am nha &, d
4t 6. Dan s6 ting mOt mit 1Am ting quy md gia dinh din d€n nhu
cau vé quy md, dién tich vé nha & clia mdi gia dinh ting 1én. Thém
nifa, su gia ting dan sd theo d6 1a sy ting thém cdc nhu ciu vé cic
hoat dong xa hoi, dich vu, thuong mai, nhu cAu vé khdm chita bénh,
nhu ciu vé gido duc va dao tao, hoat dong vin héa, thé duc thé
thao ... nhitng nhu ciu nay 13 nhitng nhan t& 1am gia ting nhu cau vé

bat dong sdn nhu céc trung tAm thuong mai, dich vu, dan cu ...

Yéu 16" phdp ludt : Yé&u t& phdp luat quy dinh cdc quyén mua, bdn,
cho thué, th&€ chap, gép von bat dong sdn .. huéng din hop ddong
giao dich dan sy bit dong sin. Nhu vay, rd rang phdp luit 1a mot
yé&u td c6 tinh chit quyét dinh dé€n sy hinh thanh va phat trién cla
thi trudng ba't dong san. Thuc t&€ cho thiy, y&u t& phdp ludt cé thé
thic ddy hoic han ché, cd biét c6 thé déng cira thi trudng bat dong
san nhu & Viét Nam trudc khi c6 Luat dat dai nim 1993. Y&u to
phdp luat lai c6 sy 4nh hudng mang tinh quy€t dinh dén sy hinh
thanh va phdt trién cia thi trudng bat dong sin; vi bat dong sdn ma
y&u t6 ban diu ciu tao nén né 1a dit dai, nhung quan hé dit dai
dudc moi nha nuSc diéu chinh bing phdp luat : Phip luit dat
daihosic Luit dan sy. Cdc quan hé giao dich dit dai duSi hinh thic
ndo & bat cit ché dd xa hoi ndo (trir xa hodi cong xa nguyén thiy)

déu dugc phap luat quy dinh. Chinh sy quy dinh nay 13 dic diém



riéng c6 clia hang héa bat dong sdn va dnh hudng dén sy hinh thanh

va phat trién clia thi trudng ba't dong san.

- Chinh sdch kinh t&, quy hoach va ké hoach sit dung dat ciia Chinh
Phii va chinh quyén cdc cdp : Chinh sach phat trién kinh t&, van dé
quy hoach va k& hoach stt dung dit ctia Chinh phi va chinh quyén
dia phuong ciing 12 mdt nhan t6 quan trong 4nh hudng dén thi
trudng bat dong sdn. Trén phuong dién qudc gia viéc quy hoach va
hinh thanh cdc viing kinh t& trong diém sé kéo theo viéc xay dung
cdc co sG ha tAng nhu dudng x4, ciu cong, san bay, bén cing ... Cic
ddu tu nay s& thu hit von ddu tu trong va ngodi nudc theo quy
hoach chung ctia chinh pht . Chinh phii ciing c6 thé cho phép cic t&
chitc , c4 nhan trong hoic ngdai nudc dau tu, xAy dung, kinh doanh
co s§ ha ting hodc xdy dung nha dé€ ban hoic cho thué .. Piéu dé
lam ting hodc gidm cau vé bat dong sin, 1am anh hudng d&n su

phdt trién cda thi trudng bat dong san.

- Tap qudn, truyén thong va thi hiéu : TAp quan va truyén thdng dnh
hudng truc ti€p vao cach tié€n hang thuc hién cdc giao dich mua,
ban, thué mudn, th€ chap .. cla thi trudng bat dong sian. NG c6 tac
dung @4y nhanh hoidc han ch& cdc vu giao dich, n6 dm bio dd tin
cdy gilta cdc bén mua, ban, cho thué va di thué. N6 ciing gép phan
d4y nhanh hoic 1am chdm qu4 trinh thanh todn. Thi hi€u 4nh hudng
dén thi trudng bat dong sdn trén hai khia canh chi y&u : Mot 1a, thi
hi€u vé vi tri bdt dong sdn mang tinh tip qudn, truyén thdng nhiéu
hon, nhit 12 thi trudng vé nha & dat §. Hai 1a, thi hi€u vé kién tric,
ki€u ding k€ cd mét, 13 nhitng nhan t6 lam 4nh hudng dé€n thi

trudng bat dong san.
1.1.54. Cdc bo phdn cdu thanh thi truong bdt dong sdn
e Hang héa trén thi truong bdt dong sdn

Hang héa bat dong sdn bao gdm hai loai chi yé&u la dat dai va vat kién

tric da xay dung xong.



- Pat dai : Ban than dit dai n€u tdch r5i ra thi khong thé mot minh
théa man nhu ciu cu trd clia con ngudi, nhung vi c6 gid tri tim 4n d€ phat trién
thong qua diu tu, nén cudi cung thi vin c6 thé dat dugc muc dich trd thanh
khong gian cu tri. Do dé, dat dai thudc pham tri bat dong sdn va 1a bd phan
quan trong clia bt dong sdn. PAt dai c6 thé c6 hai trang thdi 13 dit dai chua
khai phat hay dat dai da khai phdt (khai phd va phat trién). P4t chua khai phat
thudng 1a dat ndng nghiép hay dit chua st dung, con dit da khai phat 1a dat

do thi va d4't chuyén dung.

- Vat kién tric da xay dung xong : Vat ki€n tric dd xay dung xong

bao gdm cdng trinh chinh va cong trinh phu, d6 1a :

+ Cong trinh nha & nhu cong trinh nha & phd thong, biét thy va cin hd
chung cu. Loai cong trinh nay ngdy cing phdt trién tudng ¢ng v4i mic ting

thu nhap, cai thién doi s6ng cia nhan dan.

+ COng trinh thuong nghi€p nhu khich san, nha vian phong, si€u thi,
chg...

+ CoOng trinh cdng nghiép nhu nha xudng , kho tang, do cdc doanh
nghiép diu tu phuc vu cho hoat dong sdn xui't kinh doanh ctia minh hoiic dau

tu xdy dung d€ cho thué, thudng 13 tai cdc khu cong nghiép tip trung.

+ Cong trinh diac biét nhu trung tim gidi tri, trudng dua, sin golf, sin

bay, b&én cdng ... Py 12 nhitng cong trinh dau tu dai han, lugng giao dich it.
e Gid cd hang héa bdt dong sdn va cdc yéu 16 tac dong
Diic trung cua gia ca hang héa bat dong san :

Ciing gi6éng nhu nhitng hang héa thong thudng khdc, gid cd bat dong
san dudc hinh thanh trén cd s quan hé cung cau vé bat dong sdn trén thi
trudng. Tuy nhién hang héa bat dong sidn l1a hang héa dic biét, do d6, gid cd
hang héa bat dong sdn c6 mot s§ dic trung riéng. Cd s§ hinh thanh gid cd bat
dong san 13 mdc do 1gi ich st dung, mic dd khan hi€m tuong ddi va mic cau
clia ngudi mua. So sanh véi gid ca hang hda thdong thudng, gid cd hang hda

bat dong san c6 sdu dac trung sau :



Tinh song triing, tifc bao gdbm c4 gia dat va gid cong trinh;

Tinh khu vuc;

Co6 hai loai hinh gid cd 1a gid mua bdn va gid cho thué.

Giao dich bat dong san thuc chi't 13 giao dich quyén I1gi ma bat dong
san d6 mang lai, quyén lgi khong giéng nhau thi gid ca ciing khéc
nhau;

Gid c4 bat dong sdn dugc hinh thanh trong tirng giao dich riéng 1é,
ngoai viéc chiu 4nh hudng cla tinh bat dong va tinh di biét clia bt
déng san, n6 con phu thudc vao tinh cd biét cia ngudi mua va ngudi
ban;

Theo xu huéng dai han, gid ca bat ddng sdn ludn c6 khuynh huéng

ting 1én vi d4t dai 1 tai nguyén ¢ han.

C6 nhiéu cdch dé phan loai gid bat dong sin, nhung ngudi ta thudng

cin ctt vao cdng dung clia bat dong sdn, c6 cdc loai gid sau : Gid thi trudng,

gi4 thué, gia th€ chip, gid dén bu, gid khsi diém dau gid, gid tinh thué ...

Cic yé&u to tac dong dén gia ca hang héa bat dong san :

DPitng du6i gdc dd vi md, cdc yéu td tdc dong chli y€u dén gid bat dong

san nhu sau :

Céc quy dinh vé s§ hitu, st dung, thué, chuyén nhugng bat dong san
ctia nha nudc trong tirng thoi ky.

Céc chinh sidch va nghia vu tai chinh do nha nudc quy dinh c6 lién
quan dén quyén st dung dit (thu€, tién st dung dat, tién thué ..),
céc chinh sdch nay c6 4nh hudng truc ti€p dén chi phi tao 1ap va chi
phi s dung nén ciing tdc dong dén gid bAt dong sin.

Nha nudc hoach dinh va cong bd cidc quy hoach vé st dung dat dai
cho tirng khu vuc. Pay 1a y&u t§ quan trong ¢ dnh hudng 16n dén

gid bat dong sin trén thi trudng.



- Ngoai ra con c6 cdc yéu td kinh t&€ chung clia qudc gia va dia
phudng nhu y&u td vé tdng san phim qudc dian, mic thu nhap binh
quian diu ngudi hay mic ti€t kiém cla c4 nhan va diu tu ... cling

déu 4nh hudng dén gid c4 bat dong sin.

- Céc y€u t6 tdc dong dén cung bat ddng sdn (nhu ting trudng kinh
t&, su phdt tri€n ctia k&t cAu ha tang, su tham gia clia nha nudc trong
cdc van dé vé quy hoach, cung cAp hang héa thudc s& hitu nha
nudc) va dén ciu (nhu tdc dd ting dan s, thu nhip, sy thay d6i dich
chuyén trong viéc 1am, nghé nghiép hoic toc do dd thi héa..) ciing
tic dong dén sy thay d6i vé gid ci bat dong sdn trén thi trudng bat

dong san.

DPing dudi gdc dd vi mo, cac y&u t6 dnh hudng dén gia cd bat dong sdn

nhu sau :

- Chi phi tao 1ap bat dong sén;

z

- Tinh hitu dung ctia bat dong sdn, nhin chung néu bit dong sin cé
tinh hitu dung cao (c6 thé st dung vio nhiéu muc dich ) thi gid cd

cang cao.

- Vi tri clia bat dong sdn ciing 4nh hudng ra't 16n dé€n gi4 tri bat dong
san. BAt dong sdn & nhitng vi tri thuin 1¢i vé mit kinh t&€ va sinh
hoat nhu gin chg, trudng hoc, bénh vién, trung tim d6 thi, gin ndi
cung ng cdc dich vu sinh hoat, kinh doanh ... thi ¢c6 kha ndng sinh
161 16n va cé gid tri cao.

- Hinh ddng cda 16 dit nhu vudng vitc, gin mit tién dudng 16n ... thi
c6 gi4 tri I16n hon nhitng 16 d4't c6 hinh dang méo mo.

Van dé dinh gia ba't dong san :

Pinh gid bat dong sdn 13 cong viéc hét sitc khé khiin va phic tap do

thong thudng ba't dong sdn dugc k&t hdp bdi hai yé&u td : dit dai va cdc cong
trinh ki€n tric gin lién véi dat, do d6 gid cd bat dong sin ciing phai bao gdm

hai yé&u t6 trén, tuy nhién :



- Gid cta vat kién tric, cong trinh tdch riéng vdi dat dai thi ta c6 thé
xdc dinh dudc dua trén viéc tdng hop cic chi phi tao 1ap, cii tao
cong trinh; tuy nhién trong mot sd trudng hgp dic biét thi chi phi tao
lap chua hén 13 gid tri cia cong trinh, vat ki€n tric do d6 13 nhitng
chi phi lién quan dén viéc kéo dai thdi gian thi cong khong can thiét

hoic do stta chita lai cong trinh do 16i thi cong ...

- Gid tri ctia dat dai nhin chung kh6 xdc dinh do n6é phu thudc vao
nhiéu yé&u t6 khong mang tinh dinh lugng nhu hinh ddng, vi tri dat,
s§ thich, thi hi€u va quan trong 1a muc dich st dung clia ngudi c6
nhu cau. Mic du hién nay c6 nhiéu phuong phap dinh gid hang héa
bat dong sdn nhu phuong phip so sdnh, phuong phdp thau khodn,
phuong phédp 1d1 nhuin, phuong phap gia tri con laiva phuong phap
diu tu (vOn héa), tuy nhién viéc dinh gid con phu thudc rat nhiéu

vao nhan xét chi quan cla ngudi dinh gid bat dong sdn.
e Cung cdu trén thi truong bdt dong sdn

CAau bat dong sdn dugc xdc dinh tif nhu ciu tif nhu ciu s& hitu va st
dung cdc loai bat dong sdn. Nhu ciu bat dong sin c6 khi khong ba't ngudn tir
nhu cau st dung phan vat chit cda bdt dong sdn ma xuit phit tif muc tiéu nhu
kinh doanh (mua d€ ban), nhu ciu tich trit ... Khac v6i nhu cau sé hitu, nhu ciu
stt dung bat dong sdn chd y&u lai 1a nhu ciu gin v6i phan vat chat cla bat
dong sdn nhu st dung di't rudng dé€ trong trot, ding dat & dé xay dung nha,
x4y vin phong cho thué ..; do dic di€m nay nén ngudi c6 nhu cau st dung bat
dong san khong nhat thi€t phai dong thdi 1a ngudi s§ hitu. Trén thuc t& dé€ dap
trng nhu ciu st dung bat dong sin, ngudi st dung thudng di thué tir nhitng
ngudi sd hitu bat dong san.

Cung bdt dong sdn : Do tinh chdt dic biét clia hang héa bit dong sdn
nén cung bat dong san thudng thay ddi rit chdm so v6i nhu ciu bat dong san
trén thi trudng, su thay d6i cham cda cung chi yé&u do trinh ty, thd tuc tao lap,
thay d6i bat dong sdn can nhiéu thdi gian so v6i cdc hang héa thong thudng

khac.



Van dé x4c dinh cung cau hang héa cho thi trudng bt dong sdn trong
tirng giai doan ngin, trung, dai han ciing 1a vin dé kh4 phic tap do phu thudc
vio rat nhiéu yé&u td khong dn dinh va khé xdc dinh nhu : ty 1& ting din sd,
nhu cdu cdi thién nha &, yéu cdu md rong sin xuit cong — ndng nghiép ... Do
dé, viéc xdc dinh mifc cAu phu hgp véi di€u kién kinh t€ xa hoi clia tirng viing
gip rat nhiéu khé khin, c6 thé gdy nén cic trang thdi cing thing cAu hang
héa b4t dong sdn hoic tinh trang thira cung trén thi trudng, tt cd nhitng trang
thdi d6 déu tdc dong dén gid cd hang héa bt dong sdn va sy dn dinh cda thi

trudng bat dong sdn néi chung.
o Cdc chii thé tham gia thi truong
Tham gia giao dich trén thi trudng bat dong sdn cé cdc chd thé sau :

- C4 nhan : Cdc c4 nhan s& hitu bat dong sidn tham gia vao thi trudng
véi tur cdach 12 ngudi ban , ngudi cho thué, ngudi dem bat dong san di th€ chap
dé vay von, dung bat dong sin d€ gép von lién doanh... Ngudc lai, c6 mot s&
c4 nhan c6 nhu cau st dung ba't dong sdn vao ddi sdng sinh hoat c4 nhan hoic
st dung vao muc dich sdn xudt kinh doanh s& tham gia giao dich trén thi

trudng vd4i tu cadch 1a nguGi mua, di thué ...

- Doanh nghiép kinh doanh bat dong sdn : Cdc doanh nghiép nay dugc
t6 chifc theo nhiéu loai hinh khic nhau nhu doanh nghiép kinh doanh va phat
trién nha, doanh nghiép kinh doanh phat trién ha tang .. day 1a loai doanh

nghiép tao ra hang héa cho thi trudng bat dong sdn.

- Nha nuéc : Nha nuée tham gia thi truGng véi tu cdc 1a ngudi quan ly
vi mo doi véi hoat dong cla thi trudng bat dong san. Nha nuéc xay dung hé
thong phap luit, tao khuon khd phap 1y cho hoat dong cia thi trudng ba't dong
san. Pdng thdi, nha nudc ciing thuc hién cidc bién phdp kinh t&, tai chinh dé
thic diy thi trudng bat dong sin phdt tri€n, thuc hién quin Iy va gidm sit,
cung cAp hé thdng thong tin vé bat dong sdn. Sy tham gia clia nha nudc vao
thi trudng bat dong san thé hién trén hai mit : thong qua cong cu quy hoach
va k& hoach cling cdc doan biy d€ diéu ti€t vi mo thi trudng dé c6 biép phap

di€u ti€t quan hé cung cau va gia ca.



- Nha thau x4y dung : Nha thiu xdy dung 13 thanh phan truc ti€p tao ra
cac cong trinh xdy dung nhu nha &, cong trinh cong nghiép, thuong mai, dich
vu ... d€ tao ra hang héa bat dong san cho thi trudng. Ngudi kinh doanh bat
dong san can dén nha thiu xdy dung dé thi cong xay dung cong trinh. Nha

thiu x4y dung doi khi cling m& rong kinh doanh sang linh vic bit dong sin.

- Cdc t8 chifc moi gidi, tw van : Qud trinh khai phat, xdy dung, giao
dich va quédn ly bat dong sin tuong ddi phitc tap nén phan 16n cd bén ban 1an
bén mua, c6 nhitng thdi di€ém déu phai can dén dich vu clia cdc chuyén gia tu
van nhu ki€n tric su; k§ su; chuyén gia dinh gid dé x4c dinh gia bat dong sdn
trong qud trinh giao dich, xdc dinh mtrc gid mua ban, cho thué ...; chuyén gia
mdi gi6i gitip hai bén mua ban gip nhau giao dich, gitip 1Aam hdp dong mua
ban hoic cho thué. Thi trudng cang phat trién thi hé thdng céc t6 chic chuyén

vé moi gidi, tw vin bat dong sidn cang phat tri€n theo huéng chuyén mon héa.

- Cé4c dinh ch€ tai chinh : Hoat dong kinh doanh bat dong sidn doi hdi
phdi c6 ngudn von 16n. Vi vay, hoat dong kinh doanh trén thi trudng bat dong
san can phdi huy dong von tir cdc dinh ch€ tai chinh hoat dong trén thi trudng
von, cdc dinh ché tai chinh nay chd yé€u la ngan hang. Ngoai ngan hang, cic
dinh ché tai chinh khac nhu cdc cong ty bdo hi€m, cong ty tai chinh, quy dau

tu ... déu c6 thé tham gia ddu tw, kinh doanh trén thi trudng bat dong san.
1.2. CAC LOAIHINH GIAO DICH BAT PONG SAN HIEN NAY
1.2.1. Giao dich mua ban bat djng san

Thai gian qua, giao dich mua bdn bat dong sdn dudc thuc hién dudi cdc
hinh thic sau:

- Chuyén quyén s§ hitu nha & dong thdi véi chuyén nhugng quyén st
dung d4't & hoic chuyén nhugng quyén sit dung dat ndng nghiép, dat
1am nghiép, did't c6 mit nudc nudi trong thuy sin gifta cdc ho gia

dinh ca nhan vd&i nhau;



- Chuyén nhugng quyén sd hitu nha & thudc s hitu nha nudc cho
ngudi dang thué (hd gia dinh, c4 nhin) cing v6i nhin quyén s

dung dat;

- Chuyén nhudng quyén sé hitu nha & va quyén st dung dit § cla cic
doanh nghiép kinh doanh phat trién ha tang, kinh doanh phat trién

nha & cho h6 gia dinh, ca nhan;

- Chuyén quyén sé hitu cong trinh cling véi nhin quyén st dung dat
gift cdc td chifc v6i nhau hoic giita cdc to chic kinh t&€ véi ho gia
dinh, ca nhan;

- C6 phan héa doanh nghiép nha nudc, din d&€n chuyén nhugng bat

dong sdn va quyén st dung dat.
1.2.2. Giao dich cho thué bat dong san

K& tir khi nu6c ta chuyén sang nén kinh t& thi trudng, nhu cau giao dich
bat dong sdn cho thué ngay ting. Céc loai hang héa bat dong sdn tham gia
giao dich cho thué bao gdm nhitng loai sau : thué dat, thué lai dat, thué vin

phong 1am viéc, thué nha xudng sin xuit kinh doanh, thué k&t ciu ha tang ...

Mot loai hinh giao dich cho thué bat dong san kh4 phd bién 1a giao dich
clia cdc doanh nghiép kinh doanh k&t cau ha ting cho cdc doanh nghiép trong
va ngoai nudc thué lai dat xay dung k& ciu ha tang tai khu cong nghiép, khu

ché& xuat, khu cdng nghé cao.
1.2.3. Giao dich th& chap biing bat dong sin

Trong thdi dai ngay nay, khi ma kinh t&€ ngay cing phdt tri€n nhanh
chéng, do d6 nhu cau vé von diung cho hoat ddong san xuit kinh doanh, tiéu
diing ngay cang ting. Vi viy, dé ddp &ng nhu ciu ndy, cdc to chic, cd nhin
phai di vay von cda cdc dinh ch€ tai chinh. P ddm bdo cho cdc khodn vay
ndy, cic td chifc, cd nhan phdi c6 tai sdn ddm bdo. Tai sdn ddm bio c6 tinh
an toan nhit 1a bat dong sdn.

1.2.4. Giao dich bat dong san gép von lién doanh



Cung vdi su phat trién clia hoat dong kinh t& d6i ngoai, hoat dong dau
tw nu6c ngodi vao mdt qudc gia ndi dia ngay cang ting, nhiéu du 4n dau tu
nudc ngoii dugc trién khai dudi hinh thic lién doanh va hdp dong hop tic
kinh doanh. Trong phin 16n cdc du 4n lién doanh vSi nuSc ngodi, phan von
gop clia quoc gia ndi dia 12 bing gid tri bat dong sdn.

1.3.  VAITRO CUA THI TRUGNG BAT PONG SAN POI VGI NEN
KINH TE

Thi trudng bAt dong sin 1a nhin td quan trong gép phan thic day su
phdt trién kinh t&- xa hoi cia mdi qudc gia va niang cao ddi song clia cic ting
16p dan cu. Vai tro clia thi trudng bt dong san bi€u hién trén cdc mit clia thé

nhu sau :

1.3.1. Thi truong bat dong san gép phan thic didy sian xuit phat
trién

Trudc hét thi trudng bat dong sdn 12 ndi thuc hién tdi sdn xult cdc yéu
td sdn xudt ddp Gng viéc phat trién kinh doanh bat dong sin, vi chinh & day
xudt hién cdc nhu ciu vé bat dong san, tir d6 xd hoi khong ngirng phat trién
ba't dong sin. Thi trudng bat dong san phat trién con gép phan tao diu kién
cho viéc bd tri, sip x&p, phan bd sdn xuit kinh doanh theo quy hoach va theo
dinh hudng phat trién kinh t€ x4 hoi cia mdi dia phuong va & tAm cd qudc gia.
Sau nita, thi trudng ba't dong sin 13 cAu ndi gitta sdn xuat va tiéu dung vé bat
dong sdn; tiéu dung cho sdn xuit, kinh doanh, dich vu, tiéu ding cho cdc hoat
dong cla dvi song, kinh t&€ — x4 hoi, cau ndi gita xdy dung, mua bdn, thué

mudn, thé chip ... bAt dong san.

1.3.2. Thi truong bat dong san gép phan huy dong von cho dau tu
phat trién
Tru6c hét, thi trudng bat dong sin phat trién chinh 13 do y&u td ting
dau tu cho tai sdn c6 dinh clia nén kinh t&€ qudc dan, sy ting 1én clia lugng tai
san cd dinh nay doi hdi phdi c6 ngudn von ddm bio. Rd rang badn than sy ting

trudng clia bAt dong sdn trén thi trudng doi hdi mot sy gia ting dau tu.



Thit hai 13, viéc ting khoi lugng hing héa bat dong sdn giao dich trén
thi trudng hoic md rong pham vi cic quan hé giao dich nhu mua ban, chuyén

nhugng ... do d6 1am ting tdc do chu chuyén von.

Thit ba 13, khi cdc giao dich thé chadp bat dong san d€ vay vén phuc vu
hoat dong sdn xuat kinh doanh ching nhitng lAm nhain d6i gid tri st dung clia
bat dong sdn ma con c6 tdc dung khai thic ngudn von nhan rdi trong din cu

cho dau tu phat trién.

Thit tu 13, khi ding gid tri quyén st dung dit d€ gép von lién doanh,
nha nu6c va doanh nghiép khdng phdi dau tu von bing tién , ma v6i bat dong
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san c6 san dung lam von d€ goi von dau tu trong va ngoai nudc.

Thit nim 13, nha nudc c6 thé dung quy dat cia minh tao von xay dung

co s ha ting, ma cudi cing quy dat ciing khong hé can di.

1.3.3. Phat trié€n thi trudng bat dong san 1a mot cach d€ khai thac

ngudn thu cho ngin sach nha nuéc

Thi trudng bat dong sidn phdt tri€n theo cdch tht nhit 13 ting khdi
lugng hang héa bat dong sin giao dich trén thi trudng 12 diéu kién cd bin lam

tang thu cho ngan sach nha nudc.

Thi trudng ba't dong san phdt trién theo cach thif hai 1A md rong va ting
lugng cdc quan hé giao dich lam cho ciing mot khdi lugng hang héa nhung
qua nhiéu Ian giao dich tdc 1 ting khdi lugng hang héa ludn chuyén, d6 ciing

la cach lam tdng thu ngan sdch nha nudc.

1.3.4. Thi trudng bat dong san anh huéng dén sy on dinh xa hoi va

nang cao doi song nhan dan

Thi trudng bat dong sdn, nhat 1a thi trudng dat dai & bat cit xd hdi nao
ciing déu gin v&i chinh sdch dit dai clia mot qudc gia. Mot khi thi trudng bat
dong sdn phdt trién lanh manh cling c¢6 nghia 13 chinh sich dit dai d6 phu
hgp, xa hoi dn dinh. Mot khi thi trudng bat dong san khong hoat dong hoic
hoat dong khong lanh manh : gid cd 1én xudng bat thudng, ngudi cé tién diu

co dat dai, liing doan gid c4 ... sé tdc dong truc ti€p vao moi hoat dong xa hoi,



x40 tron tu tudng, su hodi nghi vé chinh sdch phép luit.. 1am cho xa hoi thi€u

2 .
On dinh.

Thi trudng ba't ddng san phat trién thic ddy viéc 4p dung khoa hoc , k¥
thuat va cong nghé, ning cao chat lugng nha & ciing nhu cdc cong trinh phuc
vu cho cédc hoat dong truc ti€p clia con ngudi, cho nhu ciu vin héa, thé thao,

giao ti€p clia cong dong.

Thi trudng bat dong sdn phat trién dnh hudng vao su phat trién clia thi
trudng hang hoa, thi trudng von ..gép phan thic diy sy phat trién chung ciia

thi trudng ddp ¢ng nhu cau nhiéu mit clia ddi sdng con ngudi.

1.3.5. Phat trién thi trudng bat dong san gép phan thiic ddy déi méi

chinh siach da't dai, ddi méi quan Iy dat dai, quan 1y bat dong san

Thong qua thi trudng bat dong sin, cic giao dich din sy vé dit dai méi
dugc thuc hién va chinh § thi trudng, thong qua thi trudng sé& boc 16 nhitng
di€m khong phu hop trong quin ly dit dai. Vi th€, thong qua thi trudng gitp
nha nuéc ddi méi, bd sung, hoan thién chinh sdch dit dai va thyc hién d6i méi
cong tic quin ly dat dai nhim tao diéu kién cho cdc quan hé dat dai dudc
thuc hién phi hgp véi ban chit clia quan hé dat dai 1a quan hé kinh t€, quan
hé xa hdi dugc thuc hién chd y&u thong qua thi trudng, tir d6 md rong va phat
tri€n thi trudng bat ddng sin, khic phuc tinh trang ctia mot thi trudng khong
chinh thtc (thi trudng ngdm), khic phuc tinh trang hanh chinh héa cdc quan
hé dan su v& dat dai, khic phuc hién tugng nha nu6c lam thay thi trudng.

1.4. KINH NGHIEM CUA MOT SO NUGC Vi PHAT TRIEN THI
TRUONG BAT PONG SAN

Kinh nghiém ctia cdc nudc trén th€ gidi trong viéc hinh thanh va ph4t
trién thi trudng ba't dong sidn hét stic phong phi, trong phin nay sé& di nghién
cttu thi trudng ba't dong ctia Cong hoa Lién Bang Pic, Uc, Singapore va
Trung Qudc tir d6 rit ra bai hoc kinh nghiém cho thi trudng bat dong sdn cta

Viét Nam.



1.4.1. Thi truong bat dong san & Dic
o Khung phdp ly

Khung phdp 1y vé thi trudSng bt dong sdn & Pic 12 van dé quan tim
hang ddu. G ddy c¢6 hai mang van dé : mot 13, viéc tao khung phdp 1y bdo
ddm cho viéc chuyén ddi bat dong sin; hai 13, xay dung khudng khd phép ly
theo nguyén tic thi trudng. Nhin chung, xét vé 1au dai thi Nudc Piic hudng téi
tao dung mot thi trudng bat dong sdn bén vitng, thong sudt, nhitng can thiép tir
phia Nha nudc sé duge gidm dan.

DPi¢u XIV Hién phdp nuéc Cong Hoa Lién Bang Pic quy dinh quyén
s§ hitu dat va quyén thira k€ xay dung dudc Nha nudc ddm bio vdi diéu kién
chi s& hitu st dung dat khong di nguge véi 1di ich clia tdoan xa hdi. Khadi niém
vé 58 hitu nha va dat & Ditc 12 thdng nhi't véi ngoai 1€ : thit nhat, quyén thira
k& x4y dung — véi quyén nay ngudi dugc hudng quyén thira k€ xay dung c6
thé x4y dung va st dung cong trinh trén manh dat cda chi ngudi khdc — bén
giao quyén thira k&€ xay dung — theo hgp dong dugc phép ky cho mot thdi han
t0i da 12 99 nim. Ngudi mua quyén c6 nghia vu phdi trd hang nim cho chd

dA't khodn tién biing 6-7% gid tri cla manh dat.

Thi trudng nha, dat dugc diéu chinh theo mo hinh thi trudng xa hoi, cdc
dao luat cd ban chi phdi thi trudng nay 12 : Pao luit vé cu trd, Pao luat vé xay
dung nha &, Pao luat vé quyén thira k&€ xdy dung, Pao ludt vé s3 hitu nha &

va cdc quy dinh vé mua, ban, moi gidi va xag dung.
e Do tugng mua bdn trén thi truong bdat dong sdn

Hang héa trén thi trudng bat dong san & Piic gdm dat, dit c6 cong trinh
va quyén thira k&€ xdy dung. P& dat c6 thé giao dich mua ban dudc thi trudc
hét dat d6 phdi dude quy hoach theo muc dich st dung dudc xdc dinh trong
quy hoach huéng din x4y dung; ti€p dé&n 13 x4c dinh chi s& hitu bat dong sin.
Hién nay bat dong sdn thudc s& hitu Nha nudc dugc mua bin theo quy dinh



cda Luat cong; thi trudng nha &, vin phong, dit kinh doanh dugc thuc hién
theo Luat tu.

e Cdc t6 chitc trung gian tham gia thi truong

Pé d@im bao tinh phap 1y cia cic giao dich va thuc hién viéc mua ban
ba't dong sdn, moi ngudi déu cé thé truy cip cdc thong tin vé hd so dia ba va
st dung cac dich vu nhu gidm dinh gid, cong chiing va cac dich vu moi gidi tir
cic t8 chic thong tin v& dia chinh, dia bava ding ky dia ba(hd so bat dong
san), cdc t6 chifc mdi gidi, cdc to chic dinh gid. Theo danh gid clia cic
chuyén gia thi s6 hgp dong giao dich thong qua mdi giSi tu do chi€m khodng
30%, thong qua mdi gidi c¢6 td chitc chi€m khdang 50%, con 20% thdng qua
hinh thi'c ty mua — tu ban.

o Vé cdch thitc giao dich va cdc quy dinh phdi tudn thii

Viéc giao dich bat dong sdn trén thi trudng ba't dong sdn déu thuc hién
thdong qua hgp dong véi gid thda thuan. Hgp dong phdi qua cdng ching nhu
mdt di€u kién bit budc, hgp dong chi két thic khi chd mdi duge ding ky vao
s6 dia ba tai tdoa 4n. D€ tranh diu cd, Nha nudc quy dinh vi€éc ngudi mua (t6
chifc) ba't dong sin néu sau d6 lai ban bat dong sin trong vong 10 nim k& tir
khi tr8 thanh chd sd hitu, thi ngudi nay phai chiu ndp mot loai thué€ goi 1a thué

dau co.

Bén ban (mua) bat dong sdn phai thyc hién diy di cdc nghia vu vé
thu€ va phi gdm : thu€ chuyén nhuong dat 1a 3,5%, 1& phi cong ching va 1é
phi tdoa 4n dé ding ky vao sd dia batir 1,8 - 2%, phi moi gidi 1a 2 thdng tién
thué nha hoic 4-6% gia tri hgp ddng, thué€ dit va cic khodng déng gép cho
dia phuong vé€ ha ting, thu€ VAT. Téng cong cdc khodn thu€ va phi khoin

16% gia tri tai sin mua — ban.
e Su can thiép ciia Nha nudc vao thi truong bdt dong sdn

Ciing nhu cdc thi trudng khéc, thi trudng bat dong sdn ciling phdi thong
thodng, khong bi méo mé bdi nhitng can thi€p khiac nhau. Tuy nhién, theo

kinh nghiém cta DPic thi van dé nha & khong thé phé mic hoan toan cho thi



trudng tw do dugc. Nha nuSc van phdi c6 su can thiép nhat dinh thong qua céc
hinh thitc nhu thu€, phi, cic quy dinh chdng diau cd va cédc chinh sich hd trg
nha &. G Pic, Nha nudc c6 nhiéu chuong trinh hd trg nha & nhu hd trg s& hitu
nha, hd trg tuy theo thu nhap, hd tr¢ xdy dung cin hd cho thué, hd trg tin
trang va bdo dudng nha hién c6. Cdc chuong trinh hd trg dugc thuc hién thong
qua cdc hinh thitc nhu cho vay uu dii, hd trd ti€t kiém xay dung, trg cAp nha,

cho vay khong 14i d€ cdi tao nha, trg cAp nha §.
1.4.2. Thi trudng bat dong san cua Singapore va Trung Quéc

Singapore 12 mdt nuéc thudc khoi ASEAN, 12 mot qudc gia véi modt ddo
chinh va 63 ddo nhd bao sung quanh. Dién tich ddo chinh chi ¢c6 682 km2. Tuy
12 mot qudc gia nhd bé nhung c6 nén kinh t& phat trién nhat trong khu vuc.
Thi trudng bat dong sin tai Singapore ciing phat trién manh vdi cic loai hinh
kinh doanh bat dong sdn nhu cho thué viin phong, mua bdn nha, cho thué cin
ho, cdc dich vu moi gidi, tw van bat dong sdn ... Trong d6, thi trudng cho thué
vin phong dién ra so6i dong v6i toc dd ting trudng hang nim 1a 6,4% do su
md rong clia mot s6 ddi tuong thué vin phong & cdc khudn vién hién tai cling
nhu viéc di chuyén dia diém, cdc cong ty nudc ngoai diu tu vao Singapore
ngay cang ting. Cdc cong ty chuyén vé linh vuc tai chinh, cdc dich vu phap
luat va cdc nganh cong nghé thong tin (IT) van ti€p tuc 12 cdc ngudn nhu cau
chinh d6i vé6i dién tich vin phong. Thi trudng nha &, thi trudng cho thué cin
hd, cdc dich vu lién quan dén bAt dong san phat trién diéu din trong nhitng
nim qua. D€ dat dudc nhitng k&t qua d6, Nha nudc di tri trong cong tic 1ap
quy hoach st dung dit, cong tdc quy hoach nay phan dinh ro tirng khu vuc
dugc phép phat tri€én nhitng loai bat dong sadn nao va Nha nudc rat trd trong
dén viéc xdy dung hé thdng co sé ha ting, cdnh quang dd thi. Hé thdng chinh
sach phap ludt vé bat dong sdn dudc xay dung dong bo, trong d6 Nha nuéc tri
trong va wu tién phat trién mang thi trudng cho thué bat dong san. Nha nudc
quéan ly cong dan bing thé cu trd. Thé cu trd c¢6 hai loai 12 thé vang va thé
xanh. Cin cit d€ c4p thé cho cong dan I thdi gian cu trd va thdi gian déng
g6p cho nén kinh t&€ Singapore. Nhitng cong dan dugc cip thé vang sé dugc
thué nha véi giad ré hon nhitng ngudi dugce cip thé xanh. Do vay, chinh sich



nay tao diéu kién cho viéc huy ddong ngudn lyc nhan rdi trong dan cu dé phat
trén nén kinh t&, déng thdi tao diéu kién thuin 1¢i hon trong cdng tic quy

hoach st dung dat cia Nha nuéc.

Thi trudng bat dong sin & Trung Qudc : Nén kinh t& Trung Qudc
chuyén ddi tir nén kinh t&€ k&€ hoach héa tip trung sang nén kinh t€ thi trudng
dudc vai thap ky, nhung nén kinh t€ nu6c nay dugc dinh gid c6 téc dd ting
trudng nhanh nhat th€ gidi. K€ tir khi Chinh phd Trung Qudc bii bd viéc cap
nha mién phi va trg cap, thi trudng bat ddng san Trung Qudc phat tri€n nhanh
chéng, gid nha dit ting nhanh trung binh khodng 5,5%/mim, ngudn von do
vao dau tu bat dong sdn hang nim ting khodng 30%, tao ra nguy cd phd v&
quy hoach chung. Tru6c nguy cd d6, Chinh phi Trung Quoc dd nd luc xay
dung va ban hanh nhiéu chinh sich, thé ch& dé ha nhiét thi trudSng bat dong
sdn va ho di thanh cdng. Trong hé thdng chinh sich d6, Trung Qudc tri trong
dén cong tic quy hoach st dung dat, phat trién khong gian d6 thi, cac dic khu
kinh t&, phat trién ddng bo cd s& ha ting ... Phat tri€n cdc hinh thifc mua bén,
cho thué bat dong san, trong 6 Nha nu6c khuyén khich xay dung cin ho dé
cho thué nhim ddp &ng nhu ciu cho dai da s6 ngudi din, ddng thdi cling tao
diéu kién thuin 1¢i cho Nha nudc trong cong tic quy hoach, thu hdi dat sit

dung vio muc dich phat tri€n kinh t& xa hoi.
1.4.3. Thi trudng bat dong sdn ctia Australia

Australia ¢6 hé thdng quan ly dat dai va thi trudng bat dong sin dat téi
trinh d6 phat tri€n rat cao. Hién nay c6 ba loai s@ hitu dat & Australia 13 dat tu
nhan, dat cong cong, sd hitu clia ngudi thd dan. Thi trudng bat dong san &
Australia c6 cdc giao dich bat dong sdn hoan toan chinh thitc. Xap xi 100%
céc giao dich dit dai dudc thuc hién mot cach chinh thifc, nghia 1 ¢6 ding ky

tai cdc co quan quan 1y dat dai cia Nha nuéc.

Chinh phii khuyé&n khich diu tr viao bat dong sdn d6i vdi nhitng ngudi
mua nha 1an diu va cdc chinh sich cho vay clia cdc thé ché tai chinh bing
cach 1am cho cdc khodn vay dé mua nha trd nén dé€ dang hon. Hon nita, hé

thdng thdng tin dia chinh hién nay & Australia di dudc s6 hda, bao gom céc



thong tin vé€ tit cd cdc manh dat tai Australia va d€ tao thanh mot co sé dif
liéu quoc gia. VGi bd co s dit liéu nay cho phép cho phép xdy dung ban db
dia chinh thdng nhi't d€ tao diéu kién thuin 1di cho viéc quin ly dat dai, tra

citu thong tin, 14p quy hoach va dic biét 1a 1ap quy hoach vé mdi trudng.

Vé vin dé thu hoéi dat va gidi phong mdt bang : Theo luat Land
Acquisition Act 1989 clia Australia, c6 hai loai thu dat 13 thu hoi dat bit budc

va thu hdi dat tw nguyén.

- Thu hdi dat tv nguyén : Khong c6 quy dinh dic biét ndo cho trudng
hop thu hdi dit tw nguyén, do d6 viéc thu hdi dit tw nguyén (khdng
vi muc dich cong cOng va mdot bén tham gia la nha nudc) 1a do cac
bén ty thda thuan. Chii dit c6 dat can thu hdi va ngudi thu hoi sé&
thda thuin gid dén bu dit trén tin thAn dong thudn va thi trudng.
Khong c6 bén nao c¢6 quyén hon bén nao trong thda thuin va ciing

khong bén nao 4p dit dugc doi véi bén kia.

- Thu hoi dat bit budc : Nha nudc Australia c6 quyén chi€m doat vi
cdc muc dich cong cong d6i véi dat dai va cdc 1di ich khéc trén dat
& moi noi trén dit nudc Australia. Nguyén tic bdi thudng 1a cong

bing va theo gi4 thi trudng.

Vdn dé dinh gid bdt dong sdn : Bat dong sdn dugc dinh gid nhim tinh
thué& bat dong sdn; 12 co s& cho viéc dén bu khi bat dong sin dugc trung dung;
cung cAp thong tin cho cdc t§ chifc tin dung; 13 c¢d s& dinh ra gid ban dit; 1a cd
s& cho quyét dinh ddu tu vao bat dong san. PE ddm bio tinh nhit quin cida
cdc bd dit lieu dinh gid, chinh pht da thi€t 14p va duy tri mot nhém chuyén gia
do cdc co quan 1ap phdp quéan ly. Viéc dinh gid dat rat phic tap, dua trén gid
bdn cdc bat dong sdn tuong duong, udc tinh vé gid tri von cla dit va nha,

khong xét t6i dd dac va cdc tai sdn c6 thé duy chuyén khdc trong ngdi nha.



1.4.4. Rut ra bai hoc kinh nghiém cho Viét Nam

T viéc nghién cttu hai thi trudng bat dong sdn & Puc, Singapore,
Trung Qudc va Australia cé thé rdt ra mot s6 bai hoc kinh nghiém cho thi

trudng bat dong sdn & Viét Nam:
e Phadt trién hinh thiic cho thué bat dong sdn

Kinh nghiém tir cdc nudc trén cho thdy cdc chinh sich Nha nudc ban
hanh d€ diéu ti€t thi trudng bat dong san phdi dong bo, trong d6 wu tién phat
trién bat dong san ding d€ cho thué nhim tirng budc ti€n t6i mot thi trudng
cho thué bat dong sdn 1a chd y&u. Muc dich cla chinh sich nay nhim dap ng
nhu cdu nha & cho dai bo phin din cu, tao diéu kién thuin 1gi cho Nha nudc
trong cong tic quy hoach, phdt trién kinh t&€ xa hoi. Thi trudng bat dong san
Viét Nam néi chung va thi trudng bat dong sdn TP.HCM néi riéng can phai
tham khdo, hoc tdp cdc nuSc trén vé cdng tic quy hoach, dinh huéng phat
trién nhitng ba't dong sin dung d€ cho thué nhim thyc hién nhitng muc tiéu

phat trién kinh t& — x4 hoi, xay dung mot do thi vdn minh.
e Loai bé nhiing chinh sdch lam méo mo thi truong

Viét Nam mdi chuyén d6i tir nén kinh t&€ k& hoach héa tip trung sang
nén kinh t&€ thi trudng, do d6 con mdt s6 chinh sdch vé bat dong sin khong
con phit hgp nita vi vay Nha nudc cin phdi ra sodt lai nhitng vin ban phap
luat khong con phii hop d€ thay thé bing nhitng vin ban phip ludt mdi phu
hop hon nhiim khai thong thi trudng bt dong sin theo dinh hudng XHCN.

e Cdi cdch thé ché va ludt phdap

Viéc quan ly bat dong sdn (ding ky bat dong sin va dia chinh) § cdc
nudc dang phat trién thudng dudc thuc hién bdi cac thé ché thi€u ning luc k¥
thuét, quan 1y va phdp 1y. Cac tht tuc hanh chinh thuGng phiic tap va khong
minh bach. Chi phi diéu chinh dit dai cao, khong cé nhitng thong tin tdi thi€u
vé thi trudng ba't ddng sdn cho cdc bén quan tAim. Thém vao dé, cidc quyén bt
dong san dudc thuc thi khong cong bing va thudng doi xit phan biét bat 1gi

vdi ngudi nghéo. Vi vdy, Nha nudc can uu tién cdi cdch thé ché va luat phap



dé loai bd cdc rang budc trén d6i v6i hoat ddng cla thi trudng bat dong san,
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trong d6 noi 1én cdc van deé :

- Thic ddy sy ti€p cin v6i thong tin dat dai qua cdc cd quan dia
chinh, can phai xay dung mot hé thong thdng tin da't dai minh bach
va dé ti€p can 1a cin thiét, vi thong tin 12 diéu kién quan trong cho

st van hanh cla thi trudng bat dong san.

- Danh gi4 va dinh gid bat dong sdn. Nhiém vu nay dugc giao cho cdc
c6 quan dia chinh, cd quan ding ky b4t dong sdn va cdc trung tdm
dinh gid bat dong sdn. Nhitng thong tin cin thiét cho cong viéc nay
(vé kich thudc, hinh thitc s& hitu, gid thi trudng clia bit dong sdn ... )
thudng xuyén dugc ciap nhit & cdc t6 chifc ndy va san sing cung

ttng cho nhu ciu clia cidc bén tham gia thi trudng bat dong sin.

- Khuyén khich viéc ding ky s& hitu va giao dich. Mot chic ning
quan trong ctia cdc thé ch& 1a quy dinh don gidn cdc thid tuc va ting
cudng nhitng bién phap khuyén khich ngudi dan cung cip thdng tin
va thuc hién nghia vu ding ky nha dat.

K&t luan chuong 1 : Trong chuong 1 da trinh bay cd s& 1y ludn vé bat
dong sdn, thi trudng bat dong sdn va vai trd cda thi trudng bat dong sin
doi v6i nén kinh t€. Pay 1a co s 1y ludn chung nhat vé thi trudng bat
dong san dé Nha nuSc 6 nhitng chinh sdch phit hgp, nhat 1 chinh sdch
tai chinh dé diéu ti€t thi trudng thi trudng bat dong sin, hudng thi
trudng ba't dong san phat trién cho phit hdp véi dinh huéng phat trién
chung cla nén kinh t&€. Pong thdi trong chuong nay, tic gid ciing rit ra
dudc mot so kinh nghiém vé qudn ly, diéu hanh thi trudng ba't dong sdn
clia mot sd nudc trén thé gidi dé Nha nudc c6 thé 4p dung trong hoan
canh cu thé ctia Viét Nam. Tir nhitng hi€u bi€t trén, trong chuong 2 sé&
di sAu phan tich thuc trang vé thi trudng bat dong sin tai TP.HCM trong

giai doan hién nay.



CHUONG 2 :
THUC TRANG VE THI TRUONG BAT PONG SAN TAI
TP.HCM TRONG GIAI POAN HIEN NAY

2.1. KHAI QUAT QUA TRINH HINH THANH VA PHAT TRIEN THI
TRUONG BAT PONG SAN TAI TP.HCM

2,

Cung vé6i su phat trién clia nén kinh t€, thi trudng bit dong sin &
TP.HCM trdi qua nhitng giai doan hinh thanh va phdt trién theo chinh sich
phép ludt ctia Nha nudc.

2.1.1. Thi truong bat dong san tai TP.HCM trudc khi c6 Luat dat dai nim
1993

Trong giai doan k& tir khi chinh quyén cdch mang ti€p quin Sai Gon
cho dén nim 1980, thi trudng bat dong sdn trong giai 1a thi trudng tu phat,
chua c¢6 khung phédp luit cho thi trudng bat dong sin, chua xuit hién cic td

chitc kinh doanh, mdi gidi, dich vu bat dong san.

K& tir khi Hi€n phap Nudc Cong Hoa Xa Hoi Chi nghia Viét Nam ra
ddi nim 1980 quy dinh dit dai thudc s hitu toan din va nghiém cim viéc
mua bdn dit dai. Do d6, Nha nudc khdng ban hanh hé thong cdc vin bin phip
luit cho thi trudng bat dong sdn Viét Nam ndi chung va thi trudng bat dong
sén Thanh phd HO6 Chi Minh néi riéng. Ciing nhu ca nudc, viéc ding ky quyén
s hitu tai sdn, ding quyén st dung dat tai TP.HCM ciing khong dugc thuc
hién, vi dit dai thudc s hitu toan din va dudc giao cho khu vuc kinh t€ nha
nudc va kinh t€ hop tdc xi. Quan hé chuyén dich, mua bin dit dai, thué
mudn, cam ¢d dat dai tr nim 1980 cho dén dau thap kj 90 khong dudgc thira

nhan.

Tuy nhién, cliing vdi qud trinh ddi m&i chuyén sang nén kinh t& thi
trudng, yéu ciu st dung dat phuc vu cho viéc phdt tri€n cd s& ha tang, xay
dung va phat trién cong nghiép, thuong mai, dich vu ... trén dia ban TP.HCM

ngly ting, do d6 phdt sinh nhu ciu giao dich vé dat dai, bat dong sin. Hién



tuong mua bdn dit dai, bAt dong sdn da xuit hién va dién ra sdi dong tai do
thi vio nhitng nim 1991 d&n nim 1993. Hinh thifc giao dich phd bi€n 1a mua
bdn nha & gin vdi quyén st dung dit. V& cd s§ phap ly, diéu 17 Luat dat dai
nim 1988 da cho phép : Ngudi dudc thira k&€ nha & hoic ngudi chua c6 nha &
khi dudc ngudi khdc chuyén nhugng nha &, sau khi dudc co quan cé thim
quyén cong nhian quyén sd hitu ddi v6i nha & thi dugc quyén st dung dit c6
ngdi nha d6”. Tuy nhién trén thuc t€, giao dich mua bdn nha & tai TP.HCM
thuc chat 12 giao dich mua bdn dat dai ngdm khong dugc phéap luit quy dinh.
Giao dich mua bdn 1a giao dich trao tay, tu vi€t gidy t6 cam két giita ngudi
mua va ngudi ban, mot s6 trudng hgp c6 dadu xdc nhan cia UBND phudng, x4,
thi tran. Hién tugng tu chuyén dit nong nghiép thanh di't &, ddu co nang gi4,
ha gia 12 khd phd bi€n, khong tudn thd nhitng quy dinh vé cda phdp luat vé
dA't dai. Viéc giao dit, phan phoi dat khong ding thim quyén dién ra kh4 phd
bi€n & hau hét cdc viing ngoai thanh TP.HCM, cdc khu vuc ven dudng giao
thong, cdc trung tdm cong nghiép, thuong mai va dich vu .. lam ndy sinh
nhiéu vu khi€u kién vé dat dai. Chinh vi vdy, trong giai doan tif nim 1980 d&n
diu thap ky 90, thi trudng ba't dong sdn con goi 12 thi trudng ngam va dudc
hinh thanh mot cach tu phat.

2.1.2. Thi trudng bat dong san TP.HCM giai doan ti¥ nim 1993 d&€n nim
2003

Hié&n phdp Nuéc Cong Hoa Xa Hoi Chi Nghia Viét Nam nim 1992 quy
dinh dit dai thudc s toan dian, do Nha nudc thong nhit quin ly toan bd dat
dai theo quy hoach va theo phap luit, bio dam s dung ding muc dich va c¢6
hiéu qua. Trén co sé Hi€n phdp, Luat dat dai nim 1993 khing dinh : “ Nha
nudc giao dat st dung 6n dinh ldu dai cho t6 chic, ho gia dinh, c4 nhin; cho
phép ho gia dinh, c4 nhan dudc chuyén ddi, chuyén nhugng, cho thué, thira
k&, th€ chap; Nha nudc thira nhan dat c6 gid, quyén st dung dit dai 1a hang
héa dic biét”. Ti€p d6, B luat din sy nim 1995 di quy dinh vé cic diéu
kién, ndi dung hdp ddng mua bdn tai sdn, vé chuyén ddi cho thué, th& chip
quyén st dung dat. Nhitng thay d6i trong chinh sdch phdp luit ctia Nha nudc
mang tinh dot phd, diy 12 c¢d s phap 1y cho sy hinh thanh va phat trién thi



trudng bat dong sdn néi chung va thi trudng bat dong sdn tai TP.HCM néi
riéng. Khi quyén ddi vé6i viéc st dung dit dugc nha nudc thira nhan, diéu nay
gép phan lam da dang hang héa trén thi trudng bat dong sdn, md rong thi
trudng bat dong sin va giao dich bat dong sdn trén thi trudng ngdy cang sdi

dong hon, gia cd bt dong sdn ngay cang ting.

Tuy nhién trong giai doan nay, thi trudng bat dong sdn TP.HCM vian
hanh theo c¢d ch€ tai chinh hai gid dat, gia ddt do UBND Thanh phd quy dinh
va gid dat do thi trudng quyét dinh.Trong d6 gia dat do UBND thanh pho quy
dinh chi bing khodng 20% dé&n 40% gi4 tri trudng, gia dat phi ndng nghiép
ting gan 100 lan trong giai doan nay. Chinh mic gid ddt do UBND TP.HCM
ban hanh chénh l&ch thdp hon rit nhiéu so véi gid thi trudng, nén din dén
nhiéu vu khi€u kién dong ngudi vé gia dén bu dat dai khi Thanh phd thu hdi
da't thuc hién cdc dy 4n cda minh. Trong khi d6, nhu cau vé bat dong sdn cla
khu vuc tu nhan ting trudng manh mé&, hoat ddng dau tu va giao dich ba't dong
san clia khu vuc tu nhin biing nd theo mot kénh khdc, hay con goi 1a thi
trudng phi chinh thitc, giao dich bat dong sdn khong theo cdc quy dinh hién
hanh cda phap luit. Cd ch& “xin cho” vé dit vin phd bi€n, tir d6 cdc hién
tgng tham nhiing trong quan 1y, dau cd trong st dung dat va ti€t kiém dan cu
dudgc tich trit chi y&u vao bat dong san 12 hién tugng phd bi€n va rong khip.
Chinh nhitng diéu nay tao nén con sot gid gid tao, gid cd bt dong sdn ting
lién tuc trong nhiéu nim. Trudc thuc trang nhu vay, Nha nuéc hiu nhu khong

c6 bién phdp nao d€ chian chinh lai thi trudng bat dong san.

Khi nén kinh t& cdc nuéc Chau A rdi vao cudc khing hodng nim 1997-
1998, nhung nén kinh t&€ viét Nam it bi 4nh hudng 13 do trong giai doan nay
Viét Nam chua hoan toan md ctra nén kinh t&. Tuy nhién thi trudng bat dong
sdn TP.HCM c6 d4u hiéu cham lai, nhung sau dé lai ti€p tuc néng 1én vao tir
nim 1999. Trong thdi gian nay nhiéu doanh nghiép, trung tim giao dich bat
dong sin ra ddi, phong trao sang nhudng dat trdi phép, diu cd truc 1di ... bung
nd d&€n d6 chinh quyén dia phuong khong thé ki€m sodt ndi. Thi trudng bat
dong san ti€p tuc phat trién néng 1én cho d&€n nim 2003. Trong giai doan nay,

thi trudng bat dong sin chinh thic titng budc phdt tri€n va chi y&€u danh cho



khdi doanh nghiép kinh doanh bat dong sdn. Con thi trudng phi chinh thirc vin

ton tai v6i quy md ngay cang 16n hon, theo so liéu thong ké chua chinh thic,

c6 khong dudi 70% cac giao dich dia dc tai TP.HCM 14 nhitng giao dich ngdm

nim ngoai tAim ki€m sodt clia cdc cd quan chifc ning, phat trién tu phat dé

théa min nhu cau cia ngudi dan. Do vay, khi c6 di€u kién thi cic “con sot”

bat dong sdn s& bung phat va dién ra theo chu ky, phd v& quy hoach kién triic

do thi, Anh hudng d€n ddi song vin hda va xa hoi.

Pdu la nguyén nhdn ciia lam cho thi truong phi chinh thitc phdt trién ?

C6 thé dua ra mot s6 nguyén nhdan sau :

Nguyén nhan diu tién phai néi t6i 12 nhan thic phdp ludt vé quyén
s§ hifu tai sdn cla ngudi dan con y&u. Liu nay ngudi ta mua, bdn
hay cho nhau quyén thira k€ mot ngdi nha hay bat cit dong sdn sdn
nao khdc déu giao dich bing miéng hoic lam gidy viét tay véi nhau.
Ho quan niém cdi nha ho dang ¢ mic nhién 1a cia ho cho du ho ¢6

lam thi tuc sang tén ddi chi hay khong thi ciing chang quan trong.

Céc quy dinh phdp 1y v€ viéc mua, bdn, sang nhugng, thira k& nha
d4't con qud nhiéu bat cip. C6 thé néi d€ hoan thanh dudc mot hop
ddong mua, ban sang nhugng, thira k& thi ngudi dan con phdi qua
nhiéu thli tuc rudm ra, phdi qua nhiéu cd quan chiic ning, nhiéu cip
va mAt nhiéu thdi gian. Con cdc quy dinh vé tinh phép 1y clia s hitu
nha dit qua tirng thdi ky cling khdng dude nhat quan khi€n nhiéu
chii s& hitu khong di cdc y&u to phap 1y d€ giao dich mua ban, sang
nhugng thong qua cdc cd quan nha nudc.

Mot van dé nita ciing khi€n cho giao dich ngim trén thi trudng bat
dong phat tri€n d6 14 gid nha dat va hién tuong dau co bat hgp phip
bat dong sdn. Hién tai gid nha dit & TP.HCM dugc giao dich trén
thi trudng rit cao, trong khi gia do UBND Thanh phd quy dinh chi
bing 20-40% gi4 thi trudng. Vi gi4d dit cao nhu vay nén nhitng vi tri
dep & cic viing d6 thi déu c6 nhitng “dai gia” trong thi trudng dia ¢

mua diu cd, chd co hdi gid 1én d€ tim ki€m 1¢i nhuan. Chinh vi vay,



viéc mua bdn cda nhitng doi tugng nay thudng 13 nhitng giao dich
ngim, diu cd, sang tay bat hgp phdp nhAm muc dich tron tranh cic

thli tuc va nghia vu thu€ clia cdc co quan quan ly.
2.1.3. Thi trudng bat dong san TP. HCM giai doan ti nim 2003 d&n nay
* Giai doan 2003 — 2006 :

Pé€ khic phuc nhitng han ch& cta Luat dat dai nim 1993, ngiy
26/11/2003 Qudc Hoi da thong qua Luat dit dai va c6 hiéu luc thi hang ngay
1/1/2004. Theo Luat dat dai nim 2003, co ché “xin — cho “ vé dat dai bi x6a
bd, gid dat trén thi trudng bat dong sdn c6 xu hudng chitng lai va di xudng,
hién tugng dau cd vé dit va cit trif tién ti€t kiém bing viéc dau tu bit dong
san cling gidm manh. Con s6t gid dAt nim 2001- 2003 bit dau ling diu, thi
trudng bat dong sin trong thdi ky nay c6 xu huéng phdt trién khong lanh
manh. Sy mit cAn d&i nghiém trong giita cung va ciu trong giao dich bat dong
san dang di€n ra. Cung c6 chiéu huéng gidm do it nha dau to mdi sin san va
cdc nha ddu tu cii dang gip khé khin nhat dinh. Theo s6 liéu thong ké chua
chinh thitc, so v6i nim 2002 thi khoi lugng giao dich trén thi trudng bat dong
sdn nim 2004 gidm 55-60%, dén cudi nim 2005 gidm hon 75%. Giao dich bat

d6ng sian cang trd nén Am dam hon.

Theo s6 liéu thong ké tinh hinh kinh doanh bat ddng sin tai Cong ty C6
phan Pia 6¢ Sai Gon (SaigonRES) trong giai doan 2002 — 2006, khdi lugng va
gid tri giao dich ba't dong sdn cé chiéu huéng ting trong giai doan trudc 2003,
ma dinh di€m 12 nim 2003. K€ tir ddu nim 2004 d&€n nim 2006, khdi lugng va

gid tri giao dich gidm lién tuc va duy tri & mifc thap.

Bang 2.1 : Tinh hinh giao dich bat ddng san tai SaigonRES giai doan 2002-
2006



PVT :Tricu dong

NA'M KHOA’ILU(T,NG GIAO DICH GIA TRIGIAO DICH
2002 19 30.916
2003 173 132.826
2004 38 32.216
2005 34 25.548
2006 35 22.775

Ghi chii : Khoi lugng giao dich dugc tinh theo tiéu thitc don vi bdt
dong sdan (nhuw 1 nén dat la 01 don vi BPS; 01 cdn ho la 01 don vi
BDS ...)
Nhin chung thi trudng b4t dong sin trong giai doan nay kha 4m dam.
Loai bit dong sdn nhd 1é ngay cang trd nén khan hi€m do quy dinh méi theo
Nghi dinh 181 huéng din thi hanh Luat dit dai nim 2003 12 cAm phan 16 bdn
nén; loai bat dong sdn c6 gid tri cao rat khé giao dich; khu vurc nha biét thuy,
nha riéng 1& c6 stic mua gidm sit ngoai trlir cin ho chung cu cao cip c6 chat
lugng ot va vi tri thudn 1gi. C6 du 4n dang trién khai nhung thi€u von, von
vay tlr cdc ngan hang bi ngung lai, hing hdéa bat dong sdn bi & dong, s6 giao

dich thanh cdng & mic thap.

Hién tugng trén cla thi trudng bat dong sdn goi 1a hién tudng “dong
biang”. Hién tugng nay c6 nguy co tim 4n hiu qui vd cling to 16n, cdc doanh
nghiép kinh doanh b4t dong sdn c6 nguy co bi phd sin, hé thdng ngin hang
cing gip nhiéu khé khin. Pong thdi kéo theo d6 1a hang loat cdc hoat dong
dich vu v& mdi gidi, xdy dung ciing nhu d5i song cla ngudi lao dong hoat

dong trong linh vuc nay.

Ciing trong giai doan nay, thi trudng bat dong sdn phi chinh thitc vin
phdt tri€n manh, gid dat vin ding & mic cao. Su ting gid nay 1 do chi phdi
clia gi6i dau co chit khong phai gid ting do quy luit cung ciu. Do d6, khi cic
chinh sdch mdi vé dat dai ra ddi dd c6 mot s6 tdc dong tich cuc, nhu Luit nha
& dugc Qudc hoi thong qua va cé hiéu Iyc ngay 1/1/2006 nhim muc dich lanh

manh héa thi trudng bat dong sdn néi chung va thi trudng bat dong sin



TP.HCM néi riéng, dic biét 1a tao diéu kién cho moi ngudi c6 thé ti€p cin
vGinha §.
Thi truong bdt dong sdn tai TP.HCM déng bing la do mét s6 nguyén nhdn

sau

Thit 1 : Chinh sich vé dit dai trong giai doan nay ciing phat sinh mot s6
han ché nhu theo quy dinh ciia Luat dit dai nim 2003 va cdc vin bian huéng
din lién quan dén viéc giao dat, cho thué dit phdi thong qua dau gid quyén si
dung dat hoic dau thiu lva chon chii diu tw nhung chua c6 huéng din cu thé,
kip thdi 1am cho nhiéu dia phuong ling ting khi thuc hién. Viéc thuc hién
Luat dat dai nim 2003 va Nghi dinh 181 hudng din thi hanh Luit dat dai da
giy ra nhitng tic dong ngudc chiéu, theo hudng tao diéu kién thuin 1gi cho
cdc doanh nghiép c6 diéu kién vé von va c6 sian dat, nhung khé khin cho céc
doanh nghiép it vén va chua c6 ti€p can dugc v6i ddt. Thém vao dé ngudi dan
c6 tim 1y e ngai cdc quy dinh mé6i vé thi tuc phdp ly, vé nghia vu tai chinh

trong giao dich bt dong sdn IAm gidm ciu trong thJi gian qua.

Thit 2 la chinh sdch diu tu bAt dong sdn : Do chit lugng cdc du 4n dau
tw kinh doanh bat dong sidn va viéc xem xét hiéu qud clia cidc du 4n nay
khong dugc thyc hién t8t nén xuat hién tinh trang dau tu cdc du 4n bat dong
san tran lan. Nhiéu khu dd thi méi, du 4n kinh doanh bi't dong sin ra ddi dan
dé&n thira cung gid tao. Viéc diu tu bat dong sdn mat cAn ddi vé chiing loai,
thira bat dong sdn gid tri cao nhung thi€u bat dong sdn gia tri thap, vi vy chi
c6 nhitng ngudi gidu mGi mua duge bat dong sdn, thi€u hing héa bat dong sdn

cho ngudi c6 thu nhép trung binh.

Thit 3 1a Chinh sdch tai chinh : Cd ch& nop tién st dung dit tru6c khi
giao di't hay cho thué dit chua hgp Iy gy khé khin vé mit tai chinh cho cdc
doanh nghiép kinh doanh bat dong sin, dic biét 12 nhitng du 4n 16n.

Thit t 1a chinh séch tin dung : Lai sudt ngan hang thuong mai ngay
cang ting, thdi han cho vay ngin va han mic tin dung ciing han ch€ .. 1am

4nh hudng 16n d&n viéc huy dong von cho dau tu vao bat dong sin.



Thit 5 13 gid va co cAu hang hda bat dong sin : gid cd hang hda bat
dong san dugc ddy 1én qué cao trong giai doan 2001-2003, khong phan 4nh
ding gid tri thuc clia bat dong sdn, vudt kha ning clia phan 16n ngudi dan.
Trong khi d6 cdc doanh nghiép c6 xu hudng diu tu vao nhitng bat dong sin c6
gid tri 16n, nhung bat dong san gi4 tri thap it dudc quan tAm.

e Tu dau nim 2007 dé&n nay:

Thi trudng bat dong sdin TP.HCM dau nim 2007 c6 nhi€u diu hiéu
khéi sic, dic biét 1a sy kién Viét Nam 12 thanh vién chinh thitc ctia Té chiic
thuong mai thé gidgi (WTO) ngay 7/11/2006, t6 chiic thinh cong hdi nghi dién
dan hop tic kinh t&€ Chau A - Théi Binh Duong (APEC) va Viét Nam nhédn
dudc quy ché& thuong mai binh thudng vinh vién véi My. Von dau tu nudc
ngodi vao thi trudng bat dong sdn ngay cang ting, nhi€u t§ chic tai chinh
nudc ngoai diu tr vao nude ta 1am ting khad ning huy dong von cho cdc nha

dau tu.

Song song v6i nhitng sy kién trén, 1a nhitng n luc cda nha nuéc dé vuc
day thi trudng bat dong sdn thodt khéi tinh trang dong bing, chinh séch lién
quan dén bat dong sin dugc diéu chinh dan di vao 6n dinh, Luat kinh doanh
bat dong sdn cé hiéu luc ngay 1/1/2007, thu nhip cda ngudi dan thanh phd
ngdy cang ting, bén canh dé sau gin ba nim chd dgi tinh hinh thay ddi thi
trudng nha dat thi nhitng ngudi cé nhu ciu chd & thuc sy di dén lic mua cho
minh mdt chd an cu ... Chinh vi vay, thi trudng bt ddng sdn thanh phd c6 dau
hiéu sdi dong trd lai sau mot thdi gian dai bi déng bing, gid cd bat dong sdn
trdi qua mot con s6t mdi. Chi trong vong mdt thing, gid nha dit tai mot s6 khu
vuc ting it nhat 30%, c6 ndi ting 50% va thim chi c¢6 ndi ting 100%. Cu thé
gid nha dat trong trong du 4n khu dd thi mdéi Trung Son (Nam Sai Gon) di
ting khodng 5 triéu dong/m2; trong thiang 3 & hai khu vuc phia dong Thanh
phd, gdm cdc quan 2, 9 va Thi Pitc; khu vic phia nim Thanh phd gdm Quin
7, Nha Be, Binh Chdnh, gid dit ting trung binh 50%, cé noi ting 100% va
trong xu thé€ ting ti€p tuc. Tai siéu thi nha dat ACB, gid nha dit niém yét

chao bdn di ting it nhat 1a trén 10%. Tuy nhién gid bat dong sdn ting néng



nhat van thuoc vé du 4n Phi My do Cong ty ADC lam chi dau tu, vao cudi
nim 2006 gid dat cda du 4n nay khodng 6-7 triéu ddng/m2, nhung hién nay
gid da ting 1én 12-18 triéu ddng/m2. Mic du gid nha dat ting nhanh nhung
khach hang vin dd x6 di mua dat, tai cong ty Phic Pidc s& luong dit ban ra
ting ting gap 5 1an so vé6i thdi di€m nim 2006. Con siéu thi dia 6¢c ACB, s&
vu giao dich thanh cong ciing ting 1én gip 2 1an. Tinh hinh kinh doanh bAt
dong sdn tai Cong ty C6 phan Dia ¢ Sai Gon trong 6 thang dau nim 2007
ciing ting dot bi€n, theo s6 liéu thong ké thi khdi lugng giao dich bat dong
san tai Cong ty ti€u thu chim trong nhitng nim 2004-2006, nhung 06 thing
dau nim 2007 tinh hinh kinh doanh bat dong sdn da c4i tién ddng k€ v6i khdi
lugng giao dich ting 1&én 295 don vi bit dong sén, véi gia tri giao dich 1a
165,986 ty dong (trong nim 2006 chi tiéu thu dugc 35 don vi bit dong sidn, v6i
gid tri giao dich dat 22,775 ty dong).

Bang 2.2 : Tinh hinh giao dich bat dong san tai SaigonRES giai doan 2004-

2007
DVT : Tri¢u VNP
Niam Khdi lugng giao dich Gia tri giao dich
2004 38 32,216
2005 34 25,548
2006 35 22,775
6 thiang 2007 295 165,986

Tinh hinh kinh doanh bit dong sdn tai SACOMREAL ciing tudng tu,
nim 2005 chi tiéu thu dugc 44 don vi bat dong sdn vé6i gid tri giao dich 1a
47,91 ty ddng, nim 2006 tiéu thu dudgc 49 don vi bAt dong sdn vdi gid tri giao
dich 1a 82,519 ty dong, tuy nhién chi sdu thing ddu nim 2007 s& lugng giao
dich ting dot bi€n 1én 295 don vi bat dong sin vdi gid tri giao dich dat
507,743 ty dong.



Bang 2.3 : Tinh hinh kinh doanh bat dong san tai SACOMREAL giai doan
2005-2007

DVT : Triéu VND

NAM KHOI LUGNG GIAO DICH | GIA TRI GIAO DICH
2005 44 47,910
2006 49 82,519

6 thang 2007 295 507,743

D6i véi thi trudng thué va cho thué bat dong sdn tai Thanh phd ciling
néng 1én, hién nay, tai TP.HCM c6 khodng 67 cao &c dat tiéu chuin qudc t&
v6i téng dién tich van phong cho thué khoing 440.000m”. Véi mitc gid cho
thué trung binh tir 16 —> 36 USD/m*/thang chuwa c6 VAT.

Bang 2.4 : Tinh hinh cho thué vin phong tai TP.HCM

Phin S6 lugng | Tong dién Ty 1é thué Gi4 thué
Loai cao 0c tich usd/m?*/thang
cho thué
Loai A 5 107.051 100% 34 —> 36
Loai B 12 168.100 99% 28 —> 32
Loai C 50 164.364 90% 16 —> 20
Tong 67 439.515 25.5
cong

* Gid thué trén da cé phi dich vu, chua thué VAT.
+ Van phong han A (gia thué giao dong tr 28 -36 USD/thang/m?2)
Hién nay, theo thong ké c6 khodng 05 vin phong loai ndy dang hoat
dong trén dia ban Tp. HCM, chii yé&u tap trung tai quin 1, véi ty 1& cho thué
thudng xuyén & mic cao gin 100% cic vin phong loai nay hién khong dd ddp

rng nhu cau cla thi trudng.



Bang 2.5 : Tinh hinh cho thué viin phong han A

) Gid thué | Téng DT san
" ) bién S6
Tén cao &¢ Pia chi . usd/m?/th | k/doanh
thoai tang

(m2)

1. Saigon Tower 29 L& Dudn - Q1 8234000 18 34-36 16.560
2. Diamond Plaza | 34 Lé Dudn -Q1 8257750 21 28-32 15,500
3. Metropolitan 61 Nguyén Du - Q1 8245100 16 30-35 20.400
4, Sunwah 115-117 Nguyén Hué Q1 8219988 21 31-35 30.591
5. Saigon Center | 65L& Ldi- Q1 8229888 25 32-36 24,000
107.051

+ Van phong cho thué han B (gid thué giao dong tw 15-35
USD/thdng/m’)

V6i trén dudi 12 van phong loai B dang hoat dOng trén dia ban Tp.
HCM, tap trung nhiéu tai cdc quin trung tAim Quan 1, Quin 3 va Q. Phd
Nhuan. Cac vian phong loai nay c6 ty 1€ cho thué it hon so vdi van phong loai
A, 99% dién tich vin phong dudc thué hét nhu hién nay sé con hita hen mot
ty 1€ cao hon trong thdi gian t6i vi loai vin phong nay phai lam nhiém vu thay
th€ cho vin phong loai A dang khong con dién tich cho thué.

Bang 2.6 : Tinh hinh cho thué vin phong han B
+ Vin phong cho thué han C

Dang vin phong nay c6 tiéu chuin thap hon loai A va B nhung ciing
ddp @ng dudc nhitng nhu ciu t6i thi€u cda mot toa nha vin phong cho thué,
C6 khodng trén 50 toa nha dat tiéu chuén, nim rdi rac trén dia ban thanh pho,
nhung ciing tip trung chli yéu & cdc quin trung tAim nhu Quin 1, Quan 3,
Quén 10, Q.Phi Nhuén. Cung cip gin 200.000m” san vin phong.

Qua nhitng s6 liéu trén cho thdy tinh hinh cho thdy thi trudng thué va
cho thué vin phong tai TP.HCM rat khd quan, theo ddnh gid cda gidi kinh
doanh bat dong san thi ddy Ia linh vuc diu tu diy trién vong. Do tdc do ting
trudng clia dong chdy von dau tu tryc ti€p nudc ngodi vao ving kinh t&€ trong
di€m phia nam nhat 132 TP.HCM va viéc md rong hoat dong clia cic tip doan

da qudc gia, vin phong dai dién méi thanh 1ap clia cdc cong ty nudc ngoai




thué va cho thué bat dong sdn 1én con sot.

Bang 2.7 : Tinh hinh cho thué vin phong han C

ciing nhu céc cdng ty trong nudc ... 12 nhitng nhan td chinh 1am cho thi trudng

R R . - Gid thué TB
Tén toa nha bia chi (USD/m?/th)
Titan 18 Nam Quéc Cang - Q1 14
Mondial 203 Bong Khdi - Q1 17
An Nam 2 (Valentina) 124 BBP - P. Ba Kao - Q1 18
Sommerset Regency Chancelor Court | 21-23 NTMK - Q1 21
International Business Center 1A Cong trudng Mé Linh - Q1 24
2E 2E Nguyén Thanh Y - Q1 16-18
City View 12 Mac Binh Chi - Q1 18-20
HAn Nam 65 Nguyén Du - Q1 18-21
HQi Thanh 2 Thi Sdch - Q1 23-26
Cao 8¢ 62 Cao Thdng 62 Cao Thdng - Q3 15
Duy Tdn Building 80-82 Pham Ngoc Thach - Q3 15
Thién Son Building 5 Nguyén Gia Thiéu - Q3 15
KM Plaza 51 Vo6 Van Tan - P6 - Q3 17.5
Green House 62A Pham Ngoc Thach - Q3 18
Giay Viét Plaza 180-182 Ly Chinh Thdng - Q3 14-18
GreenStar Building 70 Pham ngoc Thach - Q3 17-20
Sdi Gon House 384-388 Hodng Diéu - P5 - Q4 10
Duy Tén Ploza 10 Budng 3/2-P12-Q10 10-16
Sacom 152/11B Bién Bién Phd - P25 - Q.BT 12
Cao 6c Nam An 22 Pinh BS Linh - P24 - Q.BT 14
Cao &¢ Hud 159 Bién Bién Phd - P15 - Q.BT 16
Vimadeco 211 Nguyén Van Tréi - P11 - Q.PN 17
Tecasin Business center 243B Hodng V.Thu - P1 - Q.TB 19




2.2. CAC CHINH SACH TAI CHINH CUA NHA NUGC TAC PONG
PEN THI TRUONG BAT PONG SAN

2.2.1. Thu tién si dung dat

Nha nuéc thu tién st dung dit nhim diéu ti€t hoat dong st dung dat
ding quy hoach, k&€ hoach, han ché sy tuy tién trong chuyén ddi muc dich st
dung dat, ddng thdi ting cudng quin 1y d6i vdi cdc hoat dong st dung da't trdi
phép, khuyén khich ngudi st dung dat ti€t kiém.

Khung phdp 1y 1am cidn ct d€ thu tién st dung dat 13 Nghi dinh
198/2004/ND-CP va cdc vian bian hudéng din thi hanh (Nghi dinh
198/2004/ND-CP thay th& cho Nghi dinh s& 38/CP). Theo Nghi dinh nay, Nha
nudc thu tién st dung dat trong cdc trudng hgp sau : Nha nudc giao dat cé thu
tién st dung dat; chuyén muc dich si dung dit; chuyén tir thué di't sang giao
di't c6 thu tién st dung dat; cap gidy chitng nhdn quyén st dung dit cho cic
ddi tugng phai ndp tién st dung dat theo quy dinh; xay dung khu cong nghiép,
khu cong nghé cao, khu kinh t€.

Cin ctf d€ tinh tién si dung di't : dién tich dat st dung, gid dat va thoi

gian st dung dat.

Trong trudng hop cAp gidy chitng nhan quyén st dung dit, ngudi sit
dung dit chi ndp 50% tién s si dung dit d6i v6i dat st dung tr ngay
15/10/1993 dén thdi di€m xin cAp gidy chitng nhin quyén st dung dit, néu
dat dang st dung pht hdp véi quy hoach, khong tranh chdp; khong tinh thu
tién st dung dat d6i vdi trudng hop st dung dat 6n dinh tir trudc ngay
15/10/1993.

Trudng hdp Nha nudc giao dat, xdc dinh hinh thic giao dit c6 thdi han
12 70 nim va giao dat sit dung lau dai, tao diéu kién thuin 1di cho ngudi dudc
giao di't lva chon phit hdp véi muc dich stt dung, nha't 13 ddi v6i cdc nha dau
t, cdc doanh nghiép. Trudng hop ngudi dugc giao dat thuc hién bdi thudng,
hd trg cho ngudi c6 dit bi thu hdi theo quy dinh tai Piéu 3 Nghi dinh s6
198/2004/NP-CP thi dugc trir s§ tién di bdi thudng, hd trg dit vao tién st



dung dat phdi nop, nhung mitc dugc trir khong vudt qud so tién st dung dit
phai ndp.

Tuy nhién, di€ém mAau chdt trong Nghi dinh 198/2004/ND-CP 1a gia tinh
thu tién st dung dit va gid tinh bdi thudng. Theo quy dinh tai diéu 4 Nghi
dinh 198/2004/ND-CP thi gid tinh thu tién st dung dat 1a gid d4t theo muc
dich st dung do UBND Thanh phd quy dinh; gid tinh ti€n bdi thudng khi ngudi
c6 dat bi thu hdi ciing 13 gid di't theo muc dich st dung tai thdi di€m c6 quyét
dinh thu hdi dit do UBND Thanh phd quy dinh. Nhu vy, néu trit chi phi bdi
thudng vao tién sit dung dit theo quy dinh trén 13 hoan toan hgp 1y, tuy nhién,
quy dinh vé€ bdi thudng con cé cic khodn hd trd di chuyén, dn dinh ddi sdng,
sdn xuat,... diy 1a khoan chi phi ma ngudi dugc giao dit phai chiu. Mic khic,
gid dat do UBND Thanh phd quy dinh 12 rat thip so vdi gia thi trudng, do do,
viéc bdi thudng khong thé 4p dung theo mifc gid nay va kha ning cdc chii diu
tuf linh dong hd trd cho ngudi cé dat bi thu hdi 1a thuc t& d€ ddy nhanh ti€n do
du 4n, nhu th€ mifc chénh 1&ch gita gid boi thudng hd trg va tién s dung dit

ngay cang 16n.

Mot di€m nita 13 tinh hinh c4p gidy chitng nhian quyén st dung dat con
cham, 4nh hudng dén tinh phdp 1y clia hing héa bat dong sdn. Nguyén nhin
12 do tién st dung dat phdi ndp qué 16n, vugdt qua kha ning cia ngudi din. P&
thio g& kh6 khin trén, ngdy 27/1/2007 Chinh phd ban hanh Nghi dinh s6
17/2006/NP-CP cho phép ghi ng tién sit dung dat khong thdi han ddi vé6i
nhitng hd gia dinh, c4 nhan chua dd kha ning vé tai chinh dé ndp, va chi nop
tién stt dung dat khi thyc hién viéc chuyén nhugng ti€p theo. Tuy nhién cho
dén nay vin chua c6 Thong tw huéng din cu thé Nghi dinh nay 13 trudng hgp
nao dugc ghi ng va trudng hgp nao thi khong nén hd sd xin cAp gidy chitng
nhian quyén st dung dat con ton dong nhiéu, 1am cho ngan sich Thanh phd bi

that thu.
2.2.2. Tién thué dat

Chinh sich vé thu tién thué dit dudc Phdp luit quy dinh 1am hai khu

vuc :



+ Khu vuc trong nudc : Cic t& chifc trong nude khi st dung da't vao muc
dich sdn xui't kinh doanh ma khong phdi 12 sdn xuit ndng nghiép, 1Am nghiép,
nudi trong thiy san, lam mudi dugc cic cd quan Nha nudc c6 thim quyén cho
thué dit déu phai nop tién thué dit theo Quyét dinh s& 1357/TC/QB/TCT
ngdy 30/12/1995. Gid thué dit dugc xdc dinh theo ty 1€ % trén gia dit do
UBND TP.HCM quy dinh, ty 1& % nay dugc chia lam hai mdc tuy muc dich st
dung dat thué. Ty 1€ 0,5% gid 1 m2 dit do UBND TP.HCM quy dinh dudc 4p
dung d6i v6i cdc nganh sdn xudt vat chat, xdy dung va van tai. Ty 1€ 0,7% do6i

v4i cdc nganh thuong mai, du lich, buu dién va cidc hoat dong dich vu khéc.

Theo quy dinh hién hanh, ngoai viéc nop tién thué dat, cdc td chic sit
dung dat con phdi bdi thudng, hd trg cho ngudi c6 dat bi thu hoi. Tién thué dit
ciing dugc khau trir vao tién bdi thudng cho viéc thu hdi di't, nhung thuc t&
tién bodi thudng doanh nghiép bd ra 13 rit cao, gia thué thap, vi vay thdi gian
dé thu hdi tién bdi thudng 1a rat dai. N&u td chitc st dung dat thué bi phd sian
thi tién bdi thudng gidi quyé&t nhu thé nao vin chua dudc phdp luat dé cap

dén.

+ Khu vuc dau tv nu6c ngoai : Cac doanh nghiép lién doanh, doanh
nghiép 100% v6n nudc ngoaiva cdc bén tham gia hdp dong hop tic kinh
doanh dugc Nha nudc Viét Nam cho thué dat, mit nuéc, mit bién dé st dung
thuc hién cdc du 4n déu phdi trd tién thué dat theo Quyét dinh sd 189/QP-
BTC ngay 24/11/2000. Gid thué dudc tinh bing Dolla My. Gi4 thué tuy thudc
vao vi tri dat & dd thi hay & nong thon, diu kién cd s ha ting va nganh
nghé kinh doanh. TP.HCM duva viao khung gid do Bo tai chinh ban hianh dé

x4c dinh gid cho thué cho tirng du 4n cu thé.

Phap luat quy dinh vé tién thué dit ciing boc 16 mdt s& nhuge di€m :
thit 1, viéc phan biét chinh sdch thué dat ddi vdi cdc t8 chic trong va ngoai
nudc giy bat binh ding vé nghia vu giita nhitng t§ chitc dugc nha nudc cho
thué dat; tha 2, gia thué dat 4p dung cho céc t& chic trong nudc thap hon gid
cho thué trén thi trudng. VAn dé nay sé tic dong dén viéc sit dung dat lang

phi, khdng hiéu qua, khong khuyé&n khich viéc dua dat vao sin xuit, khai thic



gid tri gia ting tir d't. Ngoai ra gid thué dat ré con lam ting tinh trang cho
thué lai theo gid thi trudng nhim hudng chénh léch, gy thit thu ngin sich
Nha nuéc, ddng thdi Nha nudc khong quan ly dugc thuc trang di't cong.

Bing 2.8 : Tinh hinh thu tién s dung dat, tién thué dat tai
TP.HCM

NAM T(‘)?n\g thu tién st dung dat, | Ty trong thu tién SDP,tién thué dat
tién thué dat (ty dong) so véi tdng thu NS Thanh phé (%)

2000 484.,5 1,90%

2001 847,5 2,80%

2004 2639,2 5,40%

2005 2390,3 4,00%

2006 2207,4 3,20%

Nguon : Cuc thong ké TP.HCM
2.2.3. L& phi truéc ba

B4t dong sdn 12 nha, dat khi ding ky quyén s§ hitu, quyén st dung vdi
Co quan nha nudc c¢6 thAm quyén phai nop 1& phi truée ba theo Nghi dinh s6
176/1999/ND-CP ngay 21/12/1999 va cédc vin bdn huéng din thi hanh.

Cin ct d€ tinh 1& phi trudc ba 13 gid tri nha dat, ty 1& thu 1& phi trudc
ba:

- Gid tri nha, dit tinh 1& phi trudc ba: Gid tinh thu€ truéc ba dat thi
theo khung gid nha nuSc quy dinh & mdi dia phuong. Gid tinh phi
tru6c ba nha 13 gid thi trudng trén mdi mét vudng dién tich nha tai

thdi di€m ké khai truéc ba.

- D&i v6i nha, dat khi ding ky quyén s hitu va quyén st dung phai
ndp 1€ phi trude ba 1a 1%.

Lé phi truSc ba 1a 1€ phi hanh chinh nhim ting cudng quin 1y Nha
nudc, bdo vé quyén 1di hdp phdp clia ngudi s& hitu, st dung tai sdn va huy
dong ngudn thu cho ngan sdch Nha nudc. Lé phi truSc ba tuy déng gép chi€m
ty trong khong 16n s& vé6i tong thu ngan sdch Thanh phd, nhung né ciing déng



g6p mot phan ngin sach d€ thyc hién cdc chic ning nha nudc. Tinh hinh thu

1é phi trude ba tai TP.HCM qua cdc nim dau ting 13 do nén kinh TP.HCM

ngay cang phat tri€n, toc d6 ting GDP thanh phd ting déu qua nim va ludn

giit § mifc cao nhat cd nuéc, kéo theo d6 hoat dong chuyén dich tai sdn va

ding ky quyén s hitu, quyén st dung ngay cang ting.

Bang 2.9 : Tinh hinh thu ¢ phi truée ba tai TP.HCM

NAM Tong thu 1é phi truce | Ty trong thu 1é phi truéc ba so
ba (ty dong) v6i tong thu NS Thanh phé (%)

2000 280,2 1,10%

2001 353,7 1,20%

2004 756,7 1,50%

2005 808,3 1,30%

2006 8932 1,30%

Nguén : Cuc thong ké TP.HCM

Nhitng han ché clia 1& phi trudc ba :

Hoat dong chuyén nhugng quyén st dung dit trén thi trudng bat
dong sdn phdi chiu hai khodn thué 1a 1& phi truSc ba va thué& chuyén
quyén st dung dat. Piéu nay la bat hgp 1y bsi vi cing mdt hoat
dong chuyén nhuong quyén st dung dit tir ngudi ndy sang ngudi
khdc nhung phdi vira déng thu€ chuyén nhudng quyén st dung dat,
vira phdi dong 1€ phi trude ba. Ty 1€ thu 1€ phi truGc ba 1a 1% cung
vdi ty 1é thu thu€ chuyén quyén st dung ddi véi dit ndong nghiép l1a
2%, d6i v6i dat phi ndong nghiép 1a 4%., mic ndp nay dugc xem la
khd 16n khi chuyén nhugng quyén st dung dit. Vi vy, né sé tao ra
rao can cho cac hoat ddong giao dich hgp phéap trén thi trudng. Chinh
vi mitc nop thu€ cao nhu vay cho nén hoat dong chuyén nhugng
quyén st dung dat khong thong qua Nha nuSc ngay cang ting, gy
th4t thu cho ngan sdch Thanh phd.

Né&u mot hang héa thong thudng dugc giao dich thanh cong trén thi
trudng, khi ngudi mua da nhan hang va ngudi bdn da nhan tién thi



coi nhu giao dich d6 két thiic. Nhung trén thi trudng bat dong sn thi
lai khdc, mic di giao dich mua bdn di hoan tit nhung viéc xdc
nhan quyén s& hitu phdi qua mot giai doan trung gian : xdc nhin cida
nha nudc, & giai doan nay Nha nudc s& ti€n hanh xdc 1ap quyén s
hitu va quyén st dung cho ngudi mua, dong thdi hiy bd quyén nay
ddi v6i ngudi ban. Pay thuan tuy 12 cong viéc quin 1y hanh chinh
nha nudc, do d6 khong nhat thi€t ngudi mua phdi chiu mot ty 1€ %

1€ phi truGc ba trén gia tri tai san.
2.2.4. Thué& chuyén quyén s dung dat

Luat thué& chuyén quyén st dung dit dugc quoc hoi thong qua ngay
22/6/1994. Theo luat thu€ nay, t6 chitc, hd gia dinh, c4 nhin c6 quyén sit dung
da't, khi chuyén quyén st dung dat theo quy dinh ctia phdp luat diéu phdi nop
thu€ chuyén quyén st dung dit. Muc dich st dung loai thu€ nay nhim ting
cudng hoat dong quén 1y hoat dong st dung dat cia ngudi st dung dit trong
toan xa hoi; Han ch& viéc chuyén muc dich st dung dat trai phép (chii y&u tir
ndng nghiép sang phi nong nghiép); di€u ti€t thu nhdp clia nhitng ngudi
chuyén nhugng quyén st dung d', tao ngudn thu cho ngan sich nha nudc.

Cin ctt tinh thu€ chuyén quyén st dung dit : Dién tich dit chuyén
nhugng, gid dit va thué sut :

- Dién tich dat chuyén nhugng chiu thué 1a dién tich thyc t& dung dé

chuyén nhugng.
- Gi4 dAt tinh thué€ 1a gia do UBND Thanh phd quy dinh.

- Thu€ sudt 2% ddi véi chuyén nhugng quyén s dung dit nong
nghiép va 4% ddi véi viéc chuyén nhuong quyén st dung dit phi

nong nghiép.

Thué€ chuyén quyén st dung dit v6i muc dich diéu ti€t thu nhip cida
ngudi chuyén nhuong quyén st dung dat. Tuy nhién , gid tinh thué€ duva vao
dua vao gid dat do UBND TP.HCM quy dinh, nhu vay bat luan 15i 16 ngudi
chuyén nhuong quyén st dung dat phii nop tir 2-4% trén gia tri chuyén



nhuong (dién tich x gid dat), day 1a diéu bat hop ly d6i v6i ngudi nop thué vi
phuong thifc tinh thu€ chua thé hién ding muc dich cda loai thu€ nay.

Quy dinh gid tinh thu& 12 gid tring ddu gid s& tao bat hdp 1y néu c6 mot
ba't dong san lién k& dugc chuyén nhugng va xdc dinh gid chiu thu€ chuyén
quyén st dung dit theo gid ddt do UBND TP.HCM ban hanh, trong khi gid
nay thap hon rat nhi€u so véi gid thi trudng.

Tuy nhién ciin ct tinh thu€ (gid dat) bat hgp Iy da gép phan hinh thanh
cc giao dich ngam trén thi trudng. Chap nhan viéc giao dich khong thong qua
c6 quan quan Iy Nha nudc, do d6 khong dong cdc khodn thu€ theo quy dinh
hién hanh cling ddng nghia v§i viéc ngudi mua c6 trong tay tai sin khong hgp
phdp. Ping dudc géc do thi trudng, tdn tai bat dong sidn nhung khong trd
thanh hang héa trén thi thi trudng b4t dong sin chinh thitc do tinh khong hgp
phdp clia n6.. Cu thé, da han ch& ngudn hiang héa cho thi trudng, thi trudng
hoat dong véi s6 it nhitng tai sdn hgp phdp di khong tao nén mdt thi trudng
bAt dong sdn phat tri€én nhu mong mudn d€ gép phan vao viéc phit trién
chung cda kinh t€ TP.HCM trong thdi gian qua; ngoai ra chinh sy hoat dong
manh cla thi trudng phi chinh thic khong ki€m soat dude ctia Nha nudc ciing
c6 tdc dong manh dén kinh t€ TP.HCM néi chung va thi trudng bat dong sidn
TP.HCM néi riéng, ddng thdi lam cho hoat dong diu co gia ting di gdy bién
dong that thudng trén thi trudng bat dong sin.

2.2.5. Thué& sit dung dit néng nghiép

Quan di€m 4p dung : Thu€ st dung dat nong nghiép dudc nha nudc ap
dung chi y&u d€ ting cudng quin 1y nhi nudc, khuyén khich ngudi dan st
dung dit ti€t kiém va hiéu qua, diéu ti€t mot phan thu nhap cda ngudi st
dung di't vao muc dich sdn xuit ndng nghiép vao ngin sich nha nudc, ddm
bao sy cdng biing giifa nhitng ngudi st dung dat.

Cin ctf phdp ly dé€ thu thu€ st dung dit ndong nghiép 13 Luat thué st
dung d4t ndong nghi€p ngay 10/7/1993 va cédc vin bin huéng dan thi hanh.

Cin ctf d€ tinh thu€ 12 dién tich tinh thu€, hang dit va thu€ suat.



- Dién tich tinh thu€ cin ctt vao tJ khai ctia ho, va dong thdi phai cin
c vao cdc tai liéu sau d€ ki€m tra t khai cia hd nhu dién tich tinh
thué€ néng nghiép nim 1993, k&t qua do dat gin nhit cda cd quan

quan 1y rudng dat quan, huyén.

- Hang dit dugc cidn ci vao cdc y€u to sau : chat dit, vi tri, dia hinh,
khi hau, diéu kién thuan 1gi vé tudi tiéu. Han dit dudc quy dinh dn
dinh trong vong 10 nim. Dya vao kha ning sinh Igi cla tirng loai
d4't tr thAp dén cao ma phan thanh 05 han dat d6i v6i dat trong cay
lau ndm va 06 han dit ddi v6i dat rong cAy hang nim, dit c6 miit

nuée nudi trong thiy san.

- Thu€ suit thu€ sit dung dat nong nghiép dudc tinh bing kg théc trén
mot don vi dién tich canh tdc (01 hecta) clia tirng hang dat. S6 théc
niy dugc quy ra thanh tién dé€ thu thu€, gia théc dé quy ra tién dé
thu thu€ 1a gi4 thi trudng cla tirng dia phuong theo vu mua thu thué.

Trong thdi gian qua thu€ st dung dit nong nghiép déng gép mot phan
trong ngudn thu ngan sidch Thanh phd. Tuy nhién TP.HCM véi t6c do do thi
héa ngdy cang nhanh thi dit st dung vao muc dich nong nghi€p ngay cang
gidm, dit st dung vao muc dich phi ndng nghiép ngay cang ting. Theo quy

hoach sir dung dat d&€n nim 2010 ctia TP.HCM :

Bang 2.10 : Tinh hinh s dung dit nong nghiép dén 2010 tai
TP.HCM

Nam 2003 Nam 2005 Nam 2010
Loai dat Dién tich | Cdcau |[Diéntich| Cdcidu | Dién tich | Co ciu
(ha) (%) (ha) (%) (ha) (%)
Pat nong nghiép 74.814 35,71 63.889 30,49 47.501 22.67

Nguén : Quyét dinh sé 1060/QP-TTg ngay 4/10/2004 ciia Thii tuéng Chinh phii
Thu€ st dung dit ndong nghiép déng gép vao ngudn thu ngin sich

Thanh phd ngay cang gidm cd vé sd tuyét d6i 1in tuong ddi. Ty trong thu thué



st dung da't nong nghiép trén tong thu ngin sach Thanh phd khong ddng ké
(bdng 2.10). Nguyén nhan 13 do dién tich dat st dung vao muc dich sdn xuit
ndng nghiép ngay cang gidm, sd tién thu ngan sdch Thanh phd tir cic loai
thu€ khéc chi€m ty trong cao, va do thuc hién Nghi quyét s6 15/2003/QH11
dudc quoc hoi thong qua ngay 17/6/2003 vé viéc miém gidm thu€ st dung dat
ndng nghiép d€n 2010. Tinh hinh thu thué€ néng nghié€p qua cdc nim :

Bang 2.11 : Tinh hinh thu thué néng nghiép tai TP.HCM

Chi tiéu 2000 2001 2004 2005 2006
1. Thu€ ndong nghiép (ty déng) 12,9 10,6 1,9 1,9 1,1
2. Ty 1é thué€ nong nghiép trong tong
thu NS TP.HCM (%) 0,0005 0,0003 0 0 0

Nguon : Cuc thong ké TP.HCM

V6i quy dinh moi ¢4 nhan dudc giao dat c6 sit dung hay khong st dung
di't déu phai nop thué€, nén bit budc moi ngudi nim gilt dat phdi ting cudng
thim canh ting ning sudt IAm ting thu nhip va hoan thanh nghia vu thué.
Né&u khong st dung hoic st dung khong hiéu qui dat bit budc bit budc phai
chuyén giao lai cho ngui khic bing cich cho thué dit hay chuyén quyén s
dung dat. Do dé, viéc 4p dung thu€ st dung di't nong nghiép gidp nha nudc
quan ly dudc quy dit ndng nghiép, chuyén dich co ciu ciy trong, gép phan
thic ddy viéc st dung dit c6 hiéu qua, lam gia ting hang héa bat dong san

trén thi trudng.
Tuy nhién thu€ st dung di't nong nghiép c6 mot sé nhugc di€ém sau :

- Nhitng bat hgp 1y va khong cong bing khi tinh thu€ suit bing thdc,
nhung quy ra biing tién d€ thu thu€ : Do truéc day 1a mot nude vdi
nén kinh t€ nong nghiép néi chung va TP.HCM néi riéng, véi hon
80% dan s6 hoat dong trong linh vuc ndng nghié€p thi viéc thu thu€
theo gid théc lahdp 1y. Ngiy nay véi trinh d6 phdt trién cla nén
kinh t€ ngay nay, toc d9 CNH-HPH ngay cang nhanh, quan hé tién
té phat tri€én manh thi thu€ tinh trén théc khong con phi hgp nita.

Bén canh d6, gid thu€ théc tinh thu€ khong ddng nhat gifta cic dia




phuong tao ra sy khdng cdng bing trong nghia vu nop thué€ cida
ngudi dan. Trong khi d6, gid dat cé xu huéng ngdy cang ting din
dén viéc nong dan khong mudn nim giir dat d€ sidn xudt ndng
nghiép nira, lan séng di cu vao vao do thi ting nhanh, lam cho thi

trudng dat dai & khu vuc ndng thon va thanh thi diéu bi 4nh hudng.

- Bén canh dé, viéc x4c dinh han dit d€ 4p thu€ sudt thu€ st dung
dat nong nghiép cho hgp 1y va cdng bing, trén thuc t€ cling khé
thuc hién dugc di€u nay. B3i vi, viéc xdc dinh hang dat thudng
thi€u khdch quan, dé phat sinh nhitng tiéu cuc, ndy sinh nhiéu
trudng hgp cing mot dién tich d4t nhung dudc x€p hang 1a dat thap
dé d6ng thué& ndng nghiép, nhung khi bi thu hdi lai dudc x&p hang

dat cao d€ nhan dén bu cao.
2.2.6. Chinh sich vé gia dat

V& chinh sdch gid dat, ngdy 16/11/2004 Chinh phii ban hanh Nghi dinh
s6 188/2004/ND-CP quy dinh vé phuong phap xdc dinh gid dit va khung gid
da't cdc loai, gid dat mdi sé dugc cong bd hang nim va trong khung gid dit do
B0 tai chinh ban hanh. Theo d6, gid dit dugc xdc dinh phai xdc gid tri trudng
trong diéu kién binh thudng, di€u nay di loai bd dugc y&u td bién dong gid do
dau cd, thay ddi quy hoach, chuyén nhugng trong tinh trang ép budc.

Trén thyc t€, TP.HCM ban hanh bin gid dit theo Nghi dinh sO
188/2004/ND-CP chua thit sdt vdi gid dat trén thi trudng. Gid dat ban hanh
dudc st dung vao nhiéu muc dich khiac nhau nhu : tinh tién st dung dat, tién
thué dat, tién bdi thudng hd trg khi nha nu6c thu hodi dat ... nén khé tranh khoéi
viéc gid mot so loai dat khong xdc véi thuc t€. Trong diéu kién cdc vin bin
phdp luat vé chinh sich dat dai chua ddng bo, cdc dia phuong budc phai quy
dinh gid dat vdi cdc yéu ciu hai hoa dudc cdc muc dich, gidm d&€n mdc thap
nhat nhitng tic dong 4nh hudng dén doi tugng st dung dat 1a dai da s6 ngudi
dan va cdc td chiic, cd4 nhan hoat dong sadn xuit kinh doanh. Tuy nhién, cling
mot gid da't khong sat v6i thyc t&€ nhu vy nhung dudc sit dung cho nhiéu muc
dich khdc nhau 1a khong hdp ly, vi néu bing gid dit 1a cao so véi gid thi



trudng thi muc dich bdi thudng s& thda min, nhung nghia vu ndp cic loai
thué&, phi lién quan dé&n dai s& cao lam ph4t sinh nan trén thué€ va cdc giao
dich ngdm trén thi trudng. Tién st dung dat va tién thué dit cao dnh hudng
d&n mdi trudng dau tu, cling nhu d5i song hang ngay clia ngudi din. Ngudc
lai, n€u bang gid dat thap so v46i gid thi trudng, thi muc dich bdi thudng sé
khong théa man, lam cho viéc gidi phéng mit biing & cdc du 4n s& bi dch tic,

du 4n tri€n khai bi chdm tré va khi€u kién x4y ra nhiéu hon.

D€ cho dia phuong chli dong hon trong viéc xdc dinh giad dat, ngay
27/7/2007 Thi twéng Chinh pht ky ban hanh Nghi dinh s6 123/2007/ND-CP
stta ddi, bo sung mdt s6 diéu clia Nghi dinh s& 188/2004/NP-CP. Theo Nghi
dinh 123, bd sung thém hai phuong phdp xdc dinh gid dit 12 phuong phdp
chi€t trlr va phuong phép thing du, gitip cho dia phuong linh hoat hon trong
viéc x4c dinh giad dat.

Ngay 22/12/2006 UBND TP.HCM di ban hanh quy dinh vé gia dat cic
loai theo Quyét dinh s& 179/2006/QD-UBND, theo Quyét dinh nay c6 87
tuyén dudng dudc ting gid dat v6i bién do trong khodng 10-15%, giad dat &
cdc quan cii ting tir 700.000 — 1.700.000 ddng/m2, cdc quin mdi ting tif
300.000-600.0000 déng/m2. TP.HCM sé& giif nguyén gi4 tai 2.151 doan dudng,
tuyén dudng hién hitu; bd sung thém 156 doan dudng, tuyén dudng mdi. VE
gid dat sdn xuit, kinh doanh phi ndng nghiép tai do thi v ndong thdn van giit
mic cii nhim khuyé&n khich cdc doanh nghiép sdn xuit kinh doanh di doi ti

ndi thanh ra ngoai thanh.

Tuy nhién, bidng gid dit nim 2007 chi ting gid dit § mot s6 tuyén
dudng, con gid diat & 2151 doan dudng dugc quy dinh & bing gid dat 2007 van
gift nhu cii so véi bing gid dit nim 2006, diéu nay 13 bat hop 1y vi khung gid
dat nam 2006 rat thap so v4i gid dat trén thi trudng chua k€ ty 1& ma't gid hang

nim do lam phat. Chi s6 gid tai TP.HCM qua cdc nim nhu sau :



Bang 2.12 : Chi sé gia tai TP.HCM

bVT : %

2000 2001 2004 2005 | 2006
Chi s6 gi4 nha & va VLXL 108,44 103,65 114,47| 105,74 105,11
Chi s6 gid chung 101,75 101,54 109,28 108,77| 106,45

Nguon : Cuc thong ké TP.HCM

Mic khac bang gid dit do UBND TP.HCM ban hanh phuc vu cho bay
muc dich, trong d6 sdu muc dich ma nha dau tu va ngudi dan phai thuc hién
nghia vu tai chinh v6i nha nudc khi sit dung di't, mot muc dich 12 bdi thudng
cho ngudi dan khi bi thu hdi dat. Khi Iam nghia vu tai chinh thi ngudi dan va
t6 chifc mudn thuc hién & mic thap, khi dugc bdi thudng thi mudn nhian & mirc
cao. Pi€u quan trong 1a phdi 1am sao xdc dinh dugc khung gid dat phu hdp,
khdng giy soc cho nén kinh t€. Trong khi d6, bing gid dit do TP.HCM ban
hanh chi bing 40-60% gi4 thi trudng. NEu ban hanh ban gid dit sdt gid thi
trudng trong diéu kién binh thudng ma khong c6 16 trinh cu thé s& dnh hudng
dé&n tinh hinh kinh t€ xa hoi Thanh phd.

2.2.7. Pén bu thiét hai khi nha nuéc thu hoi dat

Chinh sdch bdi thudng khi nha nudc thu hdi dit 12 mot chinh sich quan
trong, tdic dong d&€n nhiéu mit cia nén kinh t&€ - xa hdi, dic biét tic dong rit
16n dén thi trudng ba't dong sdn néi chung va thi trudng bat dong sdn TP.HCM
néi riéng. Chinh vi vy, nha nuéc thudng xuyén chinh stta, ban hanh cdc chinh
sach bdi thudng khi Nha nudc thu hdi di't cho phii hdp véi tinh hinh thuc t&
cla dat nu6c. Khung phédp 1y quy dinh cho hoat dong nay 12 Luat dat dai nim
2003, Nghi dinh 197/2004/ND-CP ngay 3/12/2004 va dugc stta d6i, bd sung
mdt s& diéu trong Nghi dinh 84/2007/ND-CP ngay 25/5/2007. Trong cdc Nghi
dinh nay, Nha nudc thu hep pham vi thu hdi dat : Nha nudc chi thu hdi da't dé

stt dung vao muc dich qudc phong, an ninh, 1di ich quéc gia, 1¢i ich cong cOng,



vio muc dich phét trién kinh t& x hdi. Con cdc du 4n khic, chi dau tu c6 nhu

cau st dung dat ty thda thuin vdi ngudi dan.

Trong thuc t&, khi 4p dung nhitng chinh sdch dén bl vao cdc dy 4n bi
thu hdi dat vin con nhiéu vin dé chua phi hgp vé6i dién bi€n thuc t& cla
TP.HCM. Trong d6 van dé chua phi hgp nhat la chinh sich gid dén bu vé dat.
Theo quy dinh, gid dat dung d€ bdi thudng phai sit v6i gid thi trudng trong
di€u kién binh thudng va hang nim UBND Thanh phd ban hanh bing gid dit
mdi, nhung bing gid dit nay van con rat thap so véi gid thi trudng. Chinh gid
boi thudng thdp nhu vdy nén giy ra rat nhi€u khé khiin cho cdng tic dén bu,
gidi tda, rat nhiéu dy 4n bi chAm tr& va c¢6 nhiéu dv 4n khong trién khai dugc.
Theo thdng ké cda S§ tai nguyén va moi trudng TP.HCM, tir nim 2003 dé€n
nay Thanh phd di x& 1y thu hdi 59 dv 4n dau tu xay duyng ha tang véi tong
dién tich trén 793 ha, trong d6 riéng dau nim 2007 dén nay da thu hdi 19 du
an v4i dién tich 155,8 ha. Ngoai ra, trén dia ban TP.HCM hién con hang chuc

du 4n ha tiAng chdm tri€n khai dang bi 1én danh sdch chuén bi thu hdi.

Thyc t&€ cho thdy c6 su chénh léch gid qud 16n gifta gid dén bu so véi
gid thi trudng, chinh diéu nay giy ra nhi€u khé khin cho cong tic gidi phong
mit biing, 1am cho nhiéu du 4n khong trién khai dugc giy khé khin cho chi
dau tr du dn. Cu thé, dy 4n ddu tu x4y dyng khu din cv Binh Hoa Phudng 13,
Quan Binh Thanh ctia Cong ty C& phan Pia 6¢c Sai Gon vdi quy md 3,2 ha,
dién tich dat duwa vao kinh doanh 1a 2,1 ha, dién tich cdng cdng 1,1 ha. Mitc
gid Cong ty bdi thudng cho dan c6 dit bi thu hdi theo phuong dn dugc duyét,
ddi v6i dat nong nghiép bdi thudng vé dit 1a 200.000 d/m2, dit & bdi thudng
900.000 d/m2. PAt sau khi dén bu nay, sau khi diu tu cd s& ha tang thiét y&u
dudc ban vdi gid tir 10 triéu déng dén 14 triéu ddng/1m*, mdc gid bdn ndy cao
gip 50-70 1in gid dén bu dit ndong nghiép va gdp 11-15 1an dat gid dén 4.
Chinh mtc gid dén bu thdp nhu vay, nhiéu ho din khong chip nhin gid dén
bl trén nén du 4n bi day dua kéo dai va cho d€n nay Cong ty vin chua hoan
tdt viéc dén bu ctia du 4n trén. Ciing phai k€ d&én mot du 4n giy bic xic
nhiéu cta ngudi din cé dit bi thu hdi tai Xa Phudc Kién, Huyén Nha Be vdi
dién tich 1én d&€n 329 ha. Nha nudc giao dit cho tip doan LG d€ xiy dung khu



dan cu, khu do thi méi v6i mic dén bu ban diu 140 nghin/lm” dit nong
nghiép nhung bi din c6 dit bi thu hdi phian khing rat quyét liét. Sau do,
Thanh phd diéu chinh mdc gid dén bu 1én 200 nghin/Im2 nhung vin chua
dudc sy dong thuin cla ngudi dan. Ngudi din chua dong thuin ciing hgp 1y
bdi vi thdi di€m hién tai mic gia chuyén nhugng dat ndong nghiép & khu vuc
lién k& 1&én d&n 500 nghin/Im’, n&u ho nhin véi mic gid dén b nay thi ho

khong thé tdi tao lai mot manh dat tuong duong bi thu hdi.

Tai TP.HCM, hién tai c6 rat nhiéu du 4n Thanh phd thu hdi di't d€ xay
dung khu cdng nghiép, xay dung co sé ha ting, khu dan cu mdi .. Nhung
Thanh phd chua tao 1ap trude cdc khu tai dinh cu d€ dwa dan vao & khi dat clia
ho bi thu hdi ma gid dén b cho ho khdng dd tao 1ap dugc noi & mdi. Chinh vi
vay, cong tac gidi phéng mit bing ludn bi dch tic lam chim ti€n do thi cong

cac du 4an.

Tuy nhién, Nghi dinh 84/2007/ND-CP ngay 25/5/2007 ciing md ra
huéng méi, d6 13 Nha nuSc cho phép ngudi din c6 dit bi thu hdi néu c6 dd
ning luc theo quy dinh thi cho phép ho diu tu trén chinh mdnh dat cia minh.
Diéu nay ciing rat khé x4y ra, bdi da s6 ngudi ndng din con nghéo do d6 bi
han ch€ vé kha ning tai chinh va trinh do d€ thuyc dau tr trén manh dit cia

minh.
2.2.8. Thué& nha dat

Thu€ nha, dit 1a thu€ thu do6i véi nha va doi véi dat &, dat xay dung
cong trinh. Trong tinh hinh hién nay, tam th&i chua thu thu€ nha va chua quy
dinh vé thu€ nha. Cin c phdp ly 12 Phap l&énh thué& nha, dit dudc ban hang
ngay 31/7/1992 va Phédp 1énh stra ddi, bd sung Phap 1énh thu€ nha, dat ngay
19/5/1994 cung v6i cdc vin badn huéng dan thi hanh.

Muc dich ctia Phap lénh thué& nha, dit 1a d€ ting cudng quan ly Nha
nudc d6i véi viéc xdy dung va st dung nha &, khuyé&n khich cic t§ chic, cd
nhan st dung dat ti€t kiém phl hop v6i Luat dit dai, dong vién sy déng g6p
cda chii s hitu nha va ngudi st dung nha, di't vao ngin sich Nha Nudc.



Cin ct tinh thué€ 13 dién tich dit, hang dat va mdc thué€ sit dung dat

ndng nghi€p cua mot don vi dién tich :

- Dién tich dat : 13 toan bd dién tich dang st dung bao gdm dién tich
mit dit xdy dung nha &, xay dung cong trinh, dién tich dudng di lai,
dién tich sin, dién tich bao quanh cdng trinh ... tri dién tich dit da

dong thu€ st dung d4t ndng nghiép.

- Hang d4t dudc phan theo dit do thi, hay dat nong thon. Hang dat do
thi dudc ra 1am 5 cap (tir do thi loai 1 dé€n loai 5) va thi trdn dwa vao
vi tri dia 1y, su tién 1¢i. Hang dAt ndng thon dudc phan theo hang dit

nong nghiép.

- Mdc thu€ suat : St dung mdc thu€ suat thu€ st dung dit nong
nghiép 1am cin cit d€ tinh thu€ nha, di't. Mic thu€ suit thu€ nha,
dat tuy thudc vao loai do thi, loai dudng phd va vi tri clia nha, dat
tinh thu€. Vi du : Vi tri khu dat A chiu thu€ dugc phan loai 1a d6 thi
loai 1, loai dudng phd 1, nim & vi tri 2 thi mifc thu€ nha, dat bing
28 1an mifc thu€ st dung dat ndng nghiép cao nhit trong viing theo

Thong tw 83TC/TCT ngay 7/10/1994.

Thu€ nha, dat tdic dong chd y€u vao loai dit khong phai 1a d4t nong
nghiép, nhung cd s& tinh thu€ lai gin vdi thu€ st dung dit ndng nghiép, cin
ct nay 1a khong hop 1y. Mitc thu€ nha dat hién nay trong khodng tir 1 dén 32
1an mdc thu€ st dung dit nong nghiép tuy khu vuc 13 khong hop 1y. Bdi vi
d4't & @6 thi c6 thé tao ra 1gi nhudn 16n gap nhiu 1an so véi 1¢i nhuén thu tir
dat nong nghiép. Thuc t€ mifc thu€ nay thdp so vdi thu nhap & khu vyc thanh
thi vi vdy nhiéu ngudi ¢ thu nhap cao sin sang tich trit vao dat dai dé dau co,

lam mAat can d6i cung ciu trén thi trudng bat dong san.

Mot han ché nita cia thué€ thué nha, dat 1a vin dua trén cd sG thué st
dung dat nong nghiép, ma thué€ st dung dat nong nghiép dugc tinh biing théc,
sau d6 quy ra thanh tién theo gid théc thi trudng d€ nodp vao ngin siach nha
nuSc. Vi vdy, nhitng han ché& vé viéc tinh thu€ theo gid théc nhu tinh thué st
dung dat nong nghiép I1a khong tranh khoi.



Thu€ nha dit cling dé6ng gép mdt phan trong ngudn thu ngin sich
Thanh phd, nhung ty trong khodng thu nay trong tong thu ngin sich chi€m ty

rat nho va c6 xu huéng ngay cang giam qua cac nam.

Bang 2.13 : Tinh hinh thu thué nha dat tai TP.HCM

NAM Téng thu thl\lé’ nha, dat (ty Tj’fotr(,)ng thu thu& nha, dat véi
dong) tong thu NS Thanh phd (%)

2000 67,4 0,30%

2001 58,1 0,20%

2004 81 0,20%

2005 81,3 0,10%

2006 89,2 0,10%

Nguén : Cuc théng ké TP.HCM

2.2.9. Thué thu nhip tir chuyén quyén si dung dat, chuyén quyén thué
dat

DPay 12 mot sic thu€ nhim di€u ti€t mot phan thu nhap tir hoat dong
chuyén quyén st dung dat, chuyén quyén thué di't vao ngan sich nha nudc.
Cin ctt phdap 1y 12 Nghi dinh s& 164/2003/ND-CP va dugc stta d6i bo sung
trong Nghi dinh s6 152/2004/ND-CP. Theo quy dinh, khi céc td chic kinh
doanh c6 thu nhap tir hoat dong chuyén nhugng QSDD, quyén thué dat phai
ndp 28% trén thu nhip rong tir hoat ddong chuyén nhugng QSDP, quyén thué
d4't. N&u ty 1& phan thu nhap rong con lai so vdi chi phi dau tu d€ c6 quyén st
dung dit trén 15% thi phdi ndp thué€ thu nhip bd sung theo bi€u thu€ luy ti€n
tirng phan. Trong thdi gian gan day, gid ca bat dong sdn lién tuc ting va ngay
cang cdch xa khung gid do UBND TP.HCM quy dinh, do d6 tao diéu kién cho
nhiéu t6 chic kinh doanh BPS thu dugc siéu 1¢i nhuin tir hoat ddng clia minh.
Do d6, thué& thu nhip tir hoat dong chuyén QSDP, quyén thué dit nhim diéu
ti€t thu nhap, han ché€ diu co ddy gid dat ting giy bat 6n thi trudng.

Tuy nhién, sic thu€ nay ciing con nhiéu han ché& nhu chi diéu ti€t thu

nhdp cia cic td chic kinh doanh cé thu nhap tir hoat dong chuyén nhugng



QSDD, quyén thué dat. Con ddi vdi cd nhan thi chuwa ¢é vin ban nio huéng
din cuy thé vé viéc nop thu€ thu nhap tir hoat dong nay, trong khi d6 cic giao
dich bat dong sidn hién nay chd yé&u 1a giao dich giita nhitng c4 nhan v§i nhau,
tinh trang dau cd dat gia ting ddy gid ci bat dong sdn lién tuc ting vi vay thu
nhap tir hoat ddng nay 1a rit 16n nhung nha nudc chua cé sic thu€ @€ diéu tit
mdt phan thu nhip nay vao ngin sdch, din dén tinh trang dau co dit gia ting
gdy bat On thi trudSng. Ngoai ra, sic thu€ nay quy dinh qud nhiéu mitc thué
gay khé khiin trong cong tac tinh thu€ va hanh thu thu€, phuong phdp tinh con
phtic tap.

2.3. NHUNG KET QUA PAT PUGC, NHUNG TON TAI VA NGUYEN
NHAN TON TAI CUA HOAT PONG THI TRUONG BAT PONG
SAN

2.3.1. Nhitng k&t qua dat dugc

Thi trudng ba't dong sdn TP.HCM tuy mdi buSc dau phdt trién nhitng da
c6 nhiéu chuyén bi€n trén nhiéu phuong dién va da tham gia tich cuc vao qud
trinh phat trién kinh t& xa hoi. Su déng gép cia thi trudng ba't dong sin trong

thdi gian vira qua dudc thé hién trén cdc mit :

Thit nhdt, thi trudng quyén sit dung dat nhanh chéng hinh thanh va phat
trién trén cdc linh vuc giao dit, cho thué dat, chuyén ddi, chuyén nhugng va
th& chdp quyén st dung dat, gép phan st dung c6 hiéu qua ngudn luc clia dat
dai (ngudn tu liéu sdn xuat dic biét), thic ddy cdc nganh ciing nhu nhiéu linh
vuc clia nén kinh t& phat tri€n nhu cong nghiép, ndng nghiép, giao thong van

tai, xdy dung, dich vu, du lich ...

Thit hai, Phat trién thi trudng bat dong sidn nha & di thu hit mot lugng
16n von dau tu trong nudc va nudc ngodi tham gia vio ddu tu phat trién bat
dong san, dic biét 1a bat dong sdn nha &, gép phan tich cuc vao viéc kich cau

nén kinh t&.

Thit ba, thi trudng bat dong san nha & va cédc loai bat dong san khac da
tirng budc ddp &ng nhu cAu bifc xiic cia ngudi din vé cdi thién chd & va gép
phin thic diy sy phat trién do thi va nong thon theo huéng vin minh, hién

dai va bén vitng.



Thit tw, thong qua thuc t&€ van hanh thi trudng bat dong sdn, cong tic
quin 1y nha nudc va thé ché kinh t€ thi trudng dugc hinh thanh, hoan thién

titng budc dé phit hgp v6i yéu cau phat tri€n va hoi nhap.

Thit ncim, thong qua chinh sdch thu€ lién quan dén thi trudng bat dong
san, chinh quyén Thanh phd phan nao nim dugc tinh hinh st dung dat dai va
cdc chuyén dich bat dong sin trén thi trudng, gidm thi€u tinh trang du co dit
dai, liing doan thi trudng, gép phan vao viéc stt dung ti€t kiém va khai thic c6
hiéu qué ngudn luc tai chinh tir tai nguyén dat dai, ting cung hang héa cho thi
trudng bat dong sdn. Pong thdi, ngudn thu tir hoat dong cla thi trudng bt
dong san gitip cho Thanh phd c¢6 ngin siach dau tu ¢d s ha tang, phic 1gi xa
hoi gép phan phat trién kinh t€ x4 hoi, tao diéu kién phat trién thi trudng bat

dong san.
2.3.2. Nhitng ton tai can khic phuc

Thong qua hoat ddng mua bdn, cho thué, th€ chdp va qudn 1y khai thac
bat dong sdn, thi trudng bat dong sin TP.HCM bén canh nhitng déng gép tich
cuc cho kinh t& Thanh phd, né con bdc 16 nhiéu nhude di€m va khuyét tat can

khic phuc :

Thit nhdt, cdc chinh sdch thu€ cia Nha nuéc lién quan dén thi trudng
ba't dong sdn chua gitip dugc Thanh phd trong cong tic quin 1y, kiém sodt tat
cé cac giao dich bat dong sdn di€n ra trén dia ban. Chinh vi vy ma giao dich
ba't dong sin trén thi trudng phi chinh thic ngdy mot phat trién, nhitng giao
dich nay khong thé ki€m sodt dugc do d6 gay that thu thu€ cho ngin sich
Thanh pho.

Thit hai, cdc phuong phap tinh thu€ lién quan dén bat dong sdn van con
nhi€u diém bat hop 1y nhu viéc viéc dp thu€ suit thu€ st dung dit nong
nghiép biing gid théc va quy ra thanh tién dé thu thu&€ din d€n mdi dia phuong
4p mifc gid khdc nhau tao ra sy khong cong biing trong nghia vu nop thu€ clia
ngudi st dung dit; thém nita, thu€ nha dat lai dva trén co s& thu€ ndong nghiép
12 khong phit hgp vi nha, di't c6 gid tri gdp nhi€u lan so v6i dAt ndng nghiép,
thém vao dé véi tdc do do thi hda ngay cang nhanh lam cho kha niing sinh 1gi

N

cia dit &, nha & 1a rd't 16n so v4i d4t ndong nghiép.



Thit ba, chinh sich vé gid dit ciing chua hop 1y. Theo quy dinh hién
hanh, bdng gid dit do cdc dia phuong ban hanh phdi sdt v6i gid thi trudng
trong diéu kién binh thudng. Tuy nhién, bdng gid dat nim 2007 do UBND
TP.HCM ban hanh khong phit hgp véi thuc t€. Giad dit quy dinh thdp hon rat
nhiéu 1an so vdi gi thi trudng 1am cho ngudi din c6 dat bi thu hdi khong thé
tdi tao lai dudc manh dit ciia minh nhu tru6c kia, gid bdi thudng doi v6i dat
ndng nghiép con thidp hon nhiéu trong khi nhitng nha dau tu bodi thudng vé6i
gid rat thap, nhung v6i chinh manh dit d6 khi ddu tu ¢d s§ ha ting ban dau va
chuyén muc dich st dung dugc ban véi gid gdp vai truc 1an so v6i chinh manh
da't ndong nghiép ban diu. Chinh vi vy, cdc vu khi€u kién tip thé vé chinh
sach gia dén bu trong thdi gian qua ngay cang gia ting, lAam mat long tin vao

céc chinh sich cia Thanh phd cida ngudi dan.

Thit tw, Cong tdc 1dp va qudn 1y quy hoach con nhiéu y&u kém, chua
ddp tng dugc yéu cau sit dung hiéu qua nguodn lvc dat dai phuc vu cho cic
muc tiéu phat trién kinh t€ — xd hoi cda Thanh phd. Cic hoat dong ki€m sodt
thi trudng bat dong sdn ciia Thanh pho con budn 16ng dan d€n hién twgng xay
dung khong phép, xuit hién hién tuong lira ddo dat dai... Ngoai ra, Thanh pho
chua tao dudc quy dat tdi dinh cho ngudi c6 dat bi thu hdi ddi véi nhitng du 4n
quan trong nhu xdy dung cd s§ ha ting, khu ché& xuat, khu cdng nghiép ... gdy
nhiéu khé khin vé chd & clia nhitng ngudi dan c6 dat bi thu hdi va Thanh phd
cling chua c6 chinh sdch vé nha & cho ngudi ¢6 thu nhap thap. Hién nay, thi
trudng bat dong sdn da va dang c¢é xu huéng giao dich cdc bat dong sdn cé gid

tri I6n nim ngoai kha ning clia phan I6n dan chiing.

2.3.3. Nhitng nguyén nhan ton tai

Nhitng ton tai trén thi trudng bat dong sdn trong thdi gian qua do cic
nguyén nhan, dugc thé hién trén cdc mit :

Thit nhdt, hé thong chinh s4ch lién quan dén thi trudng ba't dong sdn du
da dugc ban hanh nhiéu nhung con khi€m khuyé&t va thi€u dong bo. Nhiéu
chinh sdch ban hanh mang tinh tinh th€, thu dong d6i phé véi cac dién bién
phat sinh trén thi trudng cho nén nhiéu khi thi€u dinh huéng, chdng chéo, khé
thuc hién trén thyc t€. Tinh trang thd ndi vin dé nha & cho thi trudng tu do
quyét dinh da khong phdt huy vai trd diéu ti€t thi truSng dé ddm bdo dinh



huéng XHCN, c6 su quan 1y cia Nha nudc va yéu ciu cdi thién chd § cda xi
hoi.

Thit hai, cd cAu thi trudng bAt ddong chua hoan chinh, nhiéu thanh td cia
thi trudng dudce hinh thanh tu ph4t, thi€u cidc quy dinh clia Nha nuéc. Nhiéu
thanh t& can dugc hoan thién nhung chua dudc quan tdm ding mic. Céc td
chifc tu vin bt dong sin, td chitc dinh gid bA't dong sin, td chifc bdo hi€m bat
dong sdn va hinh thanh hé thong thong tin bit dong sdn 1a nhitng ndi dung bit
budc cia cd ciu thi trudng bat dong sdn hoan chinh nhung lai chim hinh
thanh.

Thit ba, cidc c6 quan quin ly Nha nuéc thi€u quan tAim dén cdng tdc
quan 1y nha nudc d6i vé6i thi trudng bt dong sdn. C4c co quan quéin 1y Nha
nuéc ciia Thanh phd méi chi chi y d€n y€u t6 phdp ly lién quan d€n bat dong
sén ma chua chid trong d&€n ban chat gid tri kinh t& clia bit dong san d€ phat
huy tiém niing clia bAt dong sin trong viéc phat trién va quin 1y thi trudng bat
dong san theo ding quy luit ca nén kinh t& thi trudng, chua thé hién dudc
vai tro trong viéc chi dao 14p va quan ly xay dung theo quy hoach, xay dung
k& hoach st dung dat va t6 chifc thuc hién cdc cd ché khuyén khich bdo dam
hang héa bat dong san ddp &ng nhitng yéu cau thi€t yéu cho sdn xuit va ddi
song nhan dan.

Thit tw, cdng tdc cAp gidy chitng nhan quyén st dung dit va quyén sé
hitu nha trong thdi gian qua con cham tré, 1am cho hang héa bit dong sin
thi€u diéu kién phdp ly dé€ luvu thdng trén thi trudng, thém vao d6 thi tuc xin
cAp gidy chitng nhan quyén st dung dit con rudm ra, qua nhiéu khau, nhiéu
co quan, thdi gian kéo dai Iam cho ngudi dan ngai 14p hd so xin cAp gidy
chitng nhian quyén st dung dit. P6 chinh 13 nhitng nguyén nhin cd ban din
dé&n giao dich ngdm va tudt khéi tAm quan ly clia Nha nu6c trén thi trudng bat
dong san.

Thit ndm, chinh sich gid cd dat dai ma Thanh phd ban hanh chua phu
hop véi gid giao dich thuc t€ clia bt dong sdn trén thi trudng.

Thit sdu, Thanh phd c¢6 nhiéu cd quan tham gia quin 1y vé bat dong sdn

nhung chua c6 c¢d quan chiu tradch nhiém vé di€u hanh thi trudng bat dong san.



Két luan chuong 2 : Qua phan tich thyc trang thi trudng bat dong sin
TP.HCM trong thdi gian qua, c6 thé thdy ring thi trudng bit dong sin
TP.HCM tuy mdi hinh thanh va phat tri€n nhung né cé nhitng déng gép nhat
dinh cho sy phdt tri€n chung cda nén kinh Thanh phd. Bén canh nhitng mit
tich cyc, thi trudng bat dong sin & TP.HCM ciing con méi mé&, mang tinh ty
phdt va con nhiéu bt 6n. Nhim dé€ quan 1y va tao mdi trudng thuin Idi cho
thi trudng ba't dong san phat trién, Nha nudc da ban hanh nhiéu chinh sich dé
diéu ti€t thi trudng nay, dic biét 1a chinh sdch tai chinh. Trong qué trinh van
hanh né mang lai mot s& k€t qua kha quan, tuy nhién, mot s6 chinh sdch con
bdc 16 nhiéu han ché& can phai khic phuc. Trong chuong 3, tic gid s& dua ra

mot s gidi phap dé€ khic phuc nhitng ton tai trén.



CHUONG 3 : CAC GIAI PHAP TAI CHINH PF PHAT TRIEN
THI TRUONG BAT PONG SAN TAI TP.HCM

31. PINH HUGNG VE CHINH SACH TAI CHINH POI VGI THI
TRUONG BAT PONG SAN

Thi trudng bat dong sin TP.HCM tuy mdi hinh thanh va phdt tri€n
nhung di dat dugc nhitng k&t qua rat ddng khich 1€, d6 1a k&t qua tat yé&u theo
xu huéng phat tri€n chung ctia nén kinh t€. Bén canh nhitng mic tich cuc, thi
trudng bat dong sdn TP.HCM ciing con nhi€u han ch&, khi€m khuy&t can phai
khic phuc. Trong thdi gian t6i, TP.HCM cin phdi xdy dung va phat tri€n thi
trudng bat dong san theo huéng hién dai va bén vitng ma trong tAm tap trung
vao khu dd thi va cdc viing quy hoach phét trién trong tuong lai, gép phin
hinh thanh ddng bd cic loai thi trudng, nhim thu hiit cic ngudn luc d€ phat
trién kinh t& xd hoi theo huéng CNH-HPH va hoi nhdp kinh t& quoc t&. Vi

vay, muc tiéu cu th€ d€ phat trién thi trudng bat dong sin :

- Thu hiit cdc ngudn luc cda toan xa hoi nhim thic ddy su phét trién
hang héa bat dong sdn, dic biét 1a bdt dong sdn nha & va dat &. Chi dong
diéu ti€t d€ dn dinh thi trudng bat dong sdn gép phin thiic ddy sy phat tri€n

kinh t&€ — x4 hdi va phat tri€n d6 thi vin minh, bén ving.

- Huy dong cdc thanh phan kinh t&€ tham gia diu tu phat trién bit dong
san, ting cudng tinh canh tranh lAnh manh va khuyén khich cdc giao dich
chinh thitc, minh bach, han ch€ tinh trang giao dich ngdm va chdng dau co

truc 1gi, kich cau 4o, gdy khan hi€m nha dat gid tao.

- Tang cudng hiéu lyc quin 1y nha nudc trong dinh huéng, diéu tiét vi
md va ki€m sodt hoat dong clia thi trudng bdo ddm cho thi trudng bat dong
san phdt trién bén vitng, gép phin thiic diy ting trudng kinh t& va thuc hién

tot chinh sdch xa hoi.



Pé dat dugc nhitng muc tiéu trén, trudc hét can phai khic phuc nhitng
han ch€ cda cdc chinh sidch va dinh huéng xay dung cdc chinh sich lién quan
dén bat dong sdn va thi trudng bat dong sdn, dic biét 1a chinh sdch tai chinh

vé bat dong sdn va dinh huéng quy hoach phat trién do thi.
3.1.1 V& chinh sich thué&, phi va l¢ phi

Hé thong cdc chinh sich thué€ vé bit dong sin dugc st dung nhu cong
cu diéu ti€t cdc hoat dong clia thi trudng bat dong san, gitp nha nudc quan ly
thi trudng, kich thich viéc sit dung dat hiéu qud, han ché cdc tdc dong tiéu cuc
va tao ngudn thu cho ngin sich nha nudc. Tuy nhién, thyc trang chung clia thi
trudng bat dong san TP.HCM trong giai doan hién nay nhu da phan tich trong
chuong 2 con nhiéu khi€m khuy€t nhu : thi trudng giao dich phi chinh thitc
hoat dong manh, cic giao dich vé bit dong sdn khong qua cd quan quin ly
nha nuéc chi€m ty trong 16n; tinh trang st dung dit kém hiéu qua, ling phi,
khong phat huy dudc gid tri gia ting clia dat; diu co dat gia ting, ddy gid dat
1én qud cao so véi gid tri that, tic dong 16n dé€n cdc hoat dong sdn xuat kinh

doanh; that thu thu€ cho ngin sdch nha nudc.

Vi viy trong giai doan hién nay, chinh sich thu€ can phai dudc stra ddi,
b6 sung sau cho déng bd vé6i cdc chinh sdch vé dat dai nhim thuc hién chiic
ning quan ly chiit ché dat dai va cdc giao dich trén thi trudng bat dong sn.
Hé thong thu€ phdi kich thich viéc st dung dat dai c6 hiéu qua, ddm bdo su
cong bing, binh ding va khuyén khich dudc tit cd cdc thanh phin kinh t&
tham gia vao thi trudng bat dong san. Hé thong thu€ phai thé hién 1a cong cu
chong c4c hoat dong dau cd, giao dich bat hop phdp, dicu ti€t cung ciu hang
héa bat dong sin, dua dat dai vé ding vi tri cda né 1a dé &, sdn xuat, kinh
doanh.

Tuy nhién, chinh sdch thu€ vé bat dong sdn trong thdi gian tdi khong
nén dit ning ting thu tif bat dong sdn, cAn 6n dinh va ting cudng sy quin ly

cia nha nudc doi vdi thi trudng nay. Mot khi thi trudng bat dong sdn phat



trién &n dinh va bén virng sé& kéo theo sy phat trién chung ctia nén kinh t&. Va
vi vdy, ngin sich nha nudc sé thu tir cdc ngudn khic do hoat dong hiéu qui

cua thi trudng bat dong sdn mang lai nhuv thu tif sdn xuat, kinh doanh, dich vu

3.1.2 V& chinh sach gia dat

Chinh sdch vé gid dat 1a vin dé dugc quan tAm va tranh ludn nhiéu
nhat, bdi vi gid dit la cin cd d€ tinh thu€ lién quan dé€n dat dai, tién dén bu
khi nha nudc thu hdi dit, tién thué dat, tién si dung dit ..Vi vdy, né 4nh
huéng rat 16n d&€n nghia vu va quyén 1gi cla céc td chiic, cd nhan trong moi
hoat dong lién quan d€n b4t ddong sdn. Theo quy dinh hién hanh, chinh sich
v€ gid dat phdi tiém can vdi gid thi trudng trong dicu kién binh thudng. Thuc
tién tai TP.HCM, gid tri quyén st dung dat dugc xdc dinh bdi hai mic gid 1a
gid giao dich thyc t€ trén thi trudng va gid do nhd nuSc ban hanh, tuy nhién
bang gid dit do UBND TP.HCM ban hanh chi bing 40-60% gia thi trudng, do
viy bdng gi4 dat nay dudc xay dung chua ding theo tin thin ca Luat dit dai

ndm 2003 va cdc viin bin huéng din thi hanh.

Trong thdi gian t6i, TP.HCM can dinh huéng xay dung lai bing gid dat
theo ding tin than ca Luat d4t dai nim 2003 va vin bdn huéng dan thi hanh
la gid dat phai sdt v4i gid thi trudng trong diéu kién binh thudng nhim han
ch€ cdc hoat dong st dung ling phi dit dai, thu hep d&€n mitc thip nhit
khoang cach chénh 1éch gitra gid do UBND TP.HCM quy dinh va gid giao
dich thuc t&€ trén thi trudng, gidm cdc bat hop ly trong viéc tinh gid bodi thudng
khi Nha nudc thu hoi dat.

3.1.3 Vé chinh sach quy hoach va khai thac cdc du 4n

Cong tdc quy hoach, k&€ hoach st dung dit c6 y nghia dic biét quan
trong, khong nhitng gitip cho cdng tdc quin 1y ciing nhu qué trinh sit dung dat
dat hiéu qua cao ma con c6 tdc dong tich cuc dén hoat dong clia thi trudng bt

dong sin. Tuy nhién, trong nhitng nim gin diy, tinh trang d6 thi héa &



TP.HCM khong tudn theo mdt hinh thdi rd rét. Mic dit bdn v& quy hoach rat
dep va rat kha thi, tuy nhién TP.HCM khong quén 1y dudc qud trinh thuc hién,
din d€n cdc cong trinh dua nhau moc 1én véi cdc hinh thic ki€n tric khic
nhau tao ra sy chap v, khap khién vé kién triic, lam xdu bo mit d6 thi. Mot
ton tai khdc 1a khi quy hoach chi ti€t do thi€u thi€t k& do thi nén chua c6
nhitng quy dinh 16 rang va cong khai rong rii vé chiéu cao ting, chiéu cao
nha cling nhu hinh thifc va k€t cAu mit ngoai cong trinh, din dén viéc xay
dung mdi cong trinh don 1& ciing nhu khong gian tong thé clia tuyén dudng
phd con thi€u tinh thdng nhit vé cidnh quan. Piéu d6 khong chi din dén tinh
trang thi€u trat tu trong xAy dung ma con tao diéu kién cho su ludn ldch phap

luit, tiéu cuc trong quan ly.

Dinh hudng trong thdi gian t6i, cin di€u chinh quy hoach TP.HCM theo
huéng dong bo, thong nhat va hién dai. V6i muc tiéu xay dung TP.HCM
thanh trung tdm kinh t€, viin héa ctia khu vuc, khoi phuc vi thé hon ngoc Vién
Pong. Trén co s quy hoach méi, viéc diu tu cdc du 4n phdi chi trong dén
cadnh quan, miang xanh d6 thi, co cAu nha & phai dong bd va da dang bao gdm
nha & lién k€, biét thy, cin ho chung cu .. Trong d6 huéng t6i mo hinh chung

cu la chia dao va phat trién hinh thitc cho thué nha, cin ho.
32. CAC GIAIPHAP TAI CHINH CU THE

3.2.1. Cic chinh sich lién quan dén thué

3.2.1.1. Thué sit dung dat

Nhu d3 phan tich trong chuong 2, thu€ stt dung di't nong nghiép va thué
nha di't dd bdc 16 nhitng han ché. P6i v6i thué nha dat hién nay chi thu thué
dat nhung chua thu thu€ nha, co s& tinh thué€ 1a dya trén cd sd tinh thué st
dung diAt ndng nghiép. Con thué st dung dat ndong nghiép dugc tinh trén cd s
hoa 16i sinh ra tir viéc st dung dit, thu& dudc tinh bing théc va quy ra tién dé
ndp vao ngin sach. C4 hai loai thu€ ndy suy cho ciing tinh theo muc dich st

dung dit, mot bén 1a thu thu€ st dung dit vio muc dich sdn xuit ndng



nghiép, con mdt bén 1a thu thu€ sit dung dit st dung vao muc dich phi nong
nghiép nhu 1am dit 1am nha &, d4t st dung d€ xay dung cong trinh dé san
xuat kinh doanh, dich vu.Thu€ st dung dat phi ndong nghiép dugc tinh nhu 1a
boi s6 ctia thu€ st dung dat ndng nghiép vi cin ct tinh thu€ dya trén thué skt
dung d4t ndng nghiép. Mic khdc, thu€ stt dung d4't ndng nghiép déng gép vao
ngin siach TP.HCM la khong ddng k&, ma loai thu€ nay danh vao ddi tugng la
ngudi nong dan trong khi d6 dai bd phadn nong dan con ngheo, do d6 loai thu€
nay s& l1a ganh ning cho ho. Vi vy, tir nhitng ton tai néu trén, can phai xay
dung mot sic thu€ mdi d€ thay thé€ hai loai thu€ sit dung dit ndng nghiép va
thu€ nha dat. Sic thu&€ d6 dugc goi 1a thué€ st dung dat. Sic thu€ mdi nay
dudc xay dung véi quy dinh ti€n bd, hgp 1y, gép phan l1am don gidn héa hé
thong thué& hién hanh, ddm bdo thdng nhit cho cong tic hanh thu, binh 6n thi
trudng, ddm bédo st dung dat ti€t kiém va hiéu quéa, ddm bdo tinh cong bing

cho cédc ddi tugng ndp thué.

Thué st dung dat nay dugc 4p dung cho tit cd cdc loai dit, moi to
chitc, c4 nhan c6 quyén s hitu dat hay dugc nha nudc giao dat st dung vao
muc dich sdn xuat kinh doanh déu 13 ddi tugng phai ndp thu€ nay. Co s§ tinh
thu€ 1a dién tich dit, gid dat va thu€ suat. Tinh linh hoat clia sic thu€ nay la
gid da't dé tinh thu€ va thué suit. Vé gia dat, TP.HCM can phdi x4c dinh gid
da't chinh x4c, hop 1y va theo sit gid thi trudng theo tin than clia Luat dit dai

nim 2003.Vé thu€ suat thu€ st dung dat, c6 hai quan diém 4p dung :

- Quan diém mot 12 4p dung hai mitc thu€ suit, thu€ suat cao d6i véi
dat phi nong nghiép, con thu€ suit thap ddi v6i dit nong nghiép.
B&i vi trong di€u kién hién nay gid dit &, dat xay dung cong trinh
(dat phi nong nghiép) ludén cao hon gip nhiéu l1an so vdi dit nong
nghiép, vi vdy mifc ndp thu€ st dung dat & va dat xay dung cong

trinh sé& cao hon so v4i dat ndng nghiép.



- Quan diém th hai 12 4p dung mdt mic thu€ suit, 1a 4p dung thong
nhat mot mitc thué€ suit cho cdc muc dich st dung dat ndng nghiép
va phi nong nghiép. Su khdc biét vé mitc ndp clia hai muc dich st
dung dit nay do 1a gid ditlam cin c tinh thu€, gid dat cao doi vé6i
loai d4t st dung vao muc dich phi nong nghiép va gid dat thap si
dung vao muc dich nong nghiép. Gid dat nay do UBND TP.HCM
ban hanh.

Trong giai doan hién nay, do chinh sich lién quan dén bat dong sdn
con nhiéu bat cap, dé€ sic thu€ nay di vao thuc tién dat hiéu qua nhu mong
mudn thi ching ta nghién vé phuong 4n quy dinh hai mitc thué€ suit. Thué suit
cao d6i v6i dat st dung vaio muc dich phi ndong nghiép bdi vi dit phi ndng
nghiép sé tao ra gid tri gia ting cao hon gdp nhiéu 1an so véi dit st dung vao
muc dich phi nong nghiép. Pdng thdi gép phan lam 6n dinh ngudn thu ngin
sach, ddm bdo su cong biing cho cdc ddi tugng ndp thué. Bén canh dé, can 4p
dung thu€ suit thdp d6i véi dat st dung vao muc dich ndng nghiép, bdi vi thu
nhip trong linh vuc nay thudng 13 thip, né con phu thudc vao rat nhiéu yéu to
khdch quan nhu thdi tiét, diéu kién tu nhién .. Ap dung mdc thué€ thip dé
gidm bét gdnh ning cho ngudi ndong dan, khuyén khich viéc st dung dat ding

muc dich, hdp 1y nhim thic ddy sdn xuit ndng nghiép phat trién bén virng.
3.2.1.2. Thué trudc ba

Trong chuong hai di trinh bay, viéc xdc nhan va cip gidy chitng quyén
stt dung dat, quyén sd hitu nha & chi 1a cong tdc hanh chinh, chi mang tinh
quan 1y cia nha nudc trong cdc hoat dong giao dich trén thi trudng bat dong
san. Vi vy, d€ khic phuc nhitng han ché& nay thi 1& phi trudc ba can 4n dinh
mot s6 tién c¢d dinh thdp nhu 1a loai phi hanh chinh binh thudng khdc nhim
tao di€u kién va khuyé&n khich cdc giao dich bdt dong sidn dugc thyc hién trén
thi trudng chinh thitc, nhim gidip nha nudc quin 1y chit ché thi trudng bat

dong san, n dinh ngudn thu cho ngin siach. Lé phi trudc ba dugc tinh bing



1% trén gia tri chuyén nhugng thuc t&€ 12 qué cao, bd vi ngoii 1 phi trudc ba,
td chic, c4 nhan con phai nop thu€ chuyén quyén st dung dat 13 4%, doi véi
td chifc con phdi ndp thém thu€ thu nhip tir chuyén quyén st dung dat,
chuyén quyén thué dat, ddi véi c4 nhian con phdi ndp thué€ thu nhap cd nhan.
Nén tdng s6 thué€ phai ndp sé rit cao, diy chinh 13 mdt trong nhitng nguyén
nhan lam cho giao dich bit dong sin thdong qua thi trudng phi chinh thic phat

tri€én manh trong thdi gian qua.
3.2.1.3 Thué thu nhdp tit hoat dong chuyén nhuong bat dong sdn

XuA't ph4t tir nhitng han ch€ clia thi trudng bat dong sdn nhu da phan
tich trong chuong hai, giao dich ngdm trén thi trudng phi chinh thifc ngay cang
ting, xudt hién hién tugng diu co dat dai, tao gid 1am liing doan thi trudng,
nha nudc thi bi that thu thu€. Hién nay, c¢6 nhiéu quan di€m cho ring cin phai
c6 mot sic thu€ dé ddnh vao cic hoat dong diu cd trén thi trudng bat dong
san nhim han ch&€ d&€n mic thap nhat hoat dong ndy va dua dit dai vé ding
gid tri, gia tri st dung clia né, gép phan lam lanh manh héa thi trudng, thic

d4y hoat dong san xuat kinh doanh, dich vu ph4t trién.

Hoat dong diu co ton tai trén nhiéu thi trudng, tuy nhién do dic diém
clia bat dong sin c6 tinh chi't c6 dinh, khong di chuyén dugc, do vay & chirng
muc nhit dinh c¢6 thé ki€m sodt dugc hoat dong diu cd thong qua chinh sich
thué& nay. Hoat dong ddu co trén thi trudng bat dong sin tdc ddong xau lam 4nh
hudng dé&n sy phat tri€n clia thi trudng ba't dong san va cdc thi trudng c6 lién

quan, dic biét 1a thi trudng von.

Hoat déng diu co bat dong san ditng dudi géc dd clia cd nhan hay to
chitc d6 1a hoat dong dau tu bat dong sdn, ho ky vong trong tuong lai gid bat
dong sin sé ting va dem ban bit dong sin d6 di dé ki€m 18i. Vi vdy, muc
dich cudi cling clia hoat dong dau co bit dong sdn 12 thu nhdp rong tir hoat
dong chuyén nhugng bat dong sin, va hién nay phip luit khong cAm hoat

dong nay. Do d6, d€ han ché va tié€n t6i ki€m sodt dudc hoat dong dau cd bat



dong san, gép phan 1am lanh manh héa thi trudng, tao tinh minh bach cho thi

trudng bat dong san va di€u ti€t mot phan thu nhip vao ngin sich nha nudc

thi gidi phdp dua ra 13 cin phdi d4dnh thu€ thu nhip vio hoat dong chuyén

nhugng bat dong sdn :

- P0i vdi cdc t6 chitc kinh doanh : Can sita d6i, b6 sung nhitng quy

dinh trong luat thué€ thu nhap tir chuyén nhugng QSDP theo huéng

don gidn hon trong cdch tinh thu€, gidm s6 lugng mitc thu€ nhung

ting thu€ suit. Theo quy dinh hién hanh, bi€u thu€ suit luy ti€n

tirng phan trong thué thu nhap bd sung tir hoat ddng chuyén nhugng

QSDP ¢6 nim muc thu€ 13 :

Biac Ty sudt thu nhap con lai trén chi phi Thué suit
1 |Pén 15% 0%
2 |Trén 15% dén 30% 10%
3 |Trén 30% dén 45% 15%
4 |Trén 45% dén 60% 20%
5 |Trén 60% 25%

Trong thdi gian t6i, cin gidm s lugng mifc thué xudng con ba mic

nhung ting thu€ suit 1&én cao hon (theo bing bén dudi) d€ diéu tiét thu

nhap c6 dugc tir hoat dong hoat chuyén nhugng QSDP vio ngan sdch

nhi nudc, ma hoat dong nay mang 19i nhuin siéu ngach cho cic t6

chitc kinh doanh. B&i vi, thuc t& gid chuyén nhudng c6 su chénh 1éch

qud 16n gitta gia dat ndng nghiép bi thu hoi so vdi gid dat dé sau khi

hoan thanh co sé ha tang.

Bac Ty suét thu nhap con lai trén chi phi Thué suit
1 |Pén20% 0%
2 |Trén 20% dén 50% 20%
3 |Trén 50% 30%




- Péi véi cd nhdn cé thu nhdp tiv chuyén nhugng bdt dong sdn : Can
phdi ban hanh mdt vin ban phdp luat huéng din cu thé viéc thu
thué thu nhap tir chuyén nhugng bat dong sin ciia c4 nhan, theo u6c
tinh ngudn thu sé& rat 16n do da phan cic giao dich bat dong sdn hién
nay la gifta cdc c4 nhan v4i nhau. Trong thdi gian qua, gid cd bat
dong san lién tuc ting, nhiéu nha diu tu bat dong sdn giau 1én mot
cich nhanh chéng tir hoat ddng chuyén nhugng nay. Tuy nhién, hoat
nay dong hién nay phap luat khdong cAm, do vay sic thué€ nay ra doi
gép phin tao ngudn thu cho ngin sich dudc dy dodn 13 rit 16n,
ki€m sodt thi trudng ba't ddng san, han ch& sy phan héa giau ngheo.
Thu€ thu nhip ndy dugc tinh trén thu nhip rong tr hoat dong
chuyén nhugng, tifc 12 chénh léch giita gid chuyén nhugng va chi
phi dé c6 bat dong sdn d6 (gém gid mua va cdc chi phi lién quan).
Thué suit thu€ thu nhap tir hoat dong chuyén nhudng bat dong san

4p dung bi€u thué toan phian & mic 30% trén thu nhip rong.

Trong thdi gian qua, cdc hoat dong chuyén nhugng bat dong sin chi
y&u dién ra trén thi trudng phi chinh thitc, khong thong qua cdc cd quan quin
ly nha nudc. Vi vy, dé€ han ché tinh trang nay, gidi phdp dua ra trong trudng
hdp nay 13 Nha nuSc cin phdi ban hanh mot vin ban luat trong d6 quy dinh
nha nudc khong cdng nhan hoat ddong chuyén nhugng bat dong sin “gidy tay”
ma khong qua ¢ quan quéan ly nha nudc, n€u cé tranh chdp x4y ra thi hoat
dong chuyén nhugng d6 12 vo hiéu va nha nu6c cé hinh hinh thifc phat that
ning cho hoat dong nay. Tuy nhién d€ c6 thé 1am viéc ndy cin phii c6 16
trinh, trtéc mat Nha nuSc can phadi diay nhanh ti€n d6 cip gidy chitng nhin
quyén st dung dit, nha & va khuyén khich cdc giao dich bat dong san phii
thong ky v6i co quan nha nudc c6 thim quyén, can phai xdc dinh khung thgi

gian dé thuc hién viéc nay; sau d6 sé dp dung nhitng quy dinh mdi trén.



3.2.2. Giai phap vé chinh sach gia ca bat dong san

Chinh s4dch vé gid dat tai TP.HCM ciing nhu nhiéu dia phuong khic 1a
van dé dudc quan tAm va tranh ludn nhiéu nhat. Bgi vi gid dat lién quan truc
ti€p d€n quyén va nghia vu clia cd nhan, t& chic khi thuc hién cdc hoat dong
lién quan dén bat dong san. Quyén 1gi clia cdc nhin, t6 chic dugc thé hién
khi ho c6 @it bi thu hdi d€ thuc hién cdc muc tiéu phat trién kinh t&€ xa hoi cla
nha nu6c, con nghia vu dudc thé hién khi cd nhan, t6 chifc ¢ thuc hién cdc
hoat dong mua, ban cho thué .. bdt dong sin thi ho phai nop thué€ chuyén
quyén st dung dat, tién thué dat .. Thuc tién tai TP.HCM hién nay, gid tri
quyén st dung dat ton tai theo hai co ch€ gid : gid tri quyén st dung dat do
UBND TP.HCM quy dinh va gi4 tri quyén st dung di't dudc giao dich thuc t&€
trén thi truong. Hai mdc gid nay c6 sy l€ch nhau theo hudng gia thi trudng
luén Iudn cao hon gid do UBND TP.HCM quy dinh. Tuy nhién theo tin than
cia Luat dit dai nim 2003 va cdc vin ban huéng din thi hanh thi gid dat do
UBND TP.HCM quy dinh phdi sit v6i gid thi trudng trong diéu kién binh
thudng. Gid dat quy dinh thap hon gi4 thi trudng nhu vay sé c6 1gi cho céc cd
nhén, t§ chitc khi thyc hién nghia vu tai chinh v6i nha nu6c, nhung bat 1gi cho
ngudi cé dat bi thu hoi, vi s6 tién dén bl ma ho nhan dugc khong di d€ tai tao

lai manh d4t twong duong nhu clia ho trudce kia.

Trong thdi gian téi, TP.HCM can phai xdy dung lai bing gid dit theo
ding tin than Luat dat dai nim 2003 va céc vin bdn huéng din thi hanh, la
gid di't phdi sdt vdi gid thi trudng trong di€u kién binh thudng nhim han ché
dé&n mic thap nhat cdc hoat dong st dung ling phi dait dai, tao ngudn thu 6n
dinh cho ngin sich Thanh phd, ngay cang thu hep khodng cdch giita gi4 thi
trudng va gid dit do UBND TP.HCM quy dinh, gidm cdc khi€u kién clia ngudi

dan lién quan dé&n tién bodi thudng khi nha nudc thu hdi dat.

Vi vay, yéu cau dit ra can phdi x4dc dinh gid d4t nhanh chéng, chinh

sat, hop ly sdt véi gid thi trudng 1a van dé vo cling quan trong trong tinh hinh



hién nay. P& c6 thé 1am viéc nay, thi vin dé dit ra 1a TP.HCM cin phdi x4y
dung mot trung tAm luu trit toan bo cdc thong s6 vé bat dong sin cling nhu cdc
giao dich bat dong sin trén thi trudng. HE thdng thong tin ndy phdi cong khai,
minh bach, moi ngudi cé thé st dung thdng tin tir hé thong nay d€ tham khio,

d6i chi€u khi ¢6 nhu cau.

Viéc xay dung trung tim luu trit thdng tin vé bat dong sdn cin phdi c6
thdi gian hoan thién. Bing gid dit hién hanh do UBND TP.HCM ban hanh chi
bing 40-60% gia tri chuyén nhugng thuc t&€ trén thi trudng (nhu da trinh bay
trong chuong 2), vi vay, viéc xay dung lai bidng gid dat cia TP.HCM theo sit
véi gid giao dich thuc t€ trén thi trudng ciing can phai cé thdi gian d€ thuc
hién tirng budc dé tranh viéc giy cid sdc cho thi trudng bat dong sdn. Vi vay
trong giai doan tru6c mit, gidi phdp dé xuat d€ ddy nhanh ti€n do thu hdi dat
clia cdc dy 4n can phai tam thdi 4p dung hé s& K di€u chinh. P6i véi cdc
nghia vu tai chinh phai thuc hién v6i nha nudc thi 4p dung theo khung gid dat
do UBND TP.HCM ban hanh, con gid dit d€ bdi thudng ciing cin ci vao
bdng gi4 dat trén nhung c6 diéu chinh theo hé s K sao cho gid tri bdi thudng
that sat v6i gid thi trudng. Hé s6 K nay dudc 4p dung phu hdp cho tirng khu
vuc nhat dinh va do UBND TP.HCM ban hanh. Cé nhu th&é mdi tao dudc su
dong thuin cda ngudi dan, va diéu nay ciing hop ly bdi vi véi sd tién dén bu
nhan dugc ho cé thé tdi tao lai chd & mdi, manh vudn, manh rudng mdi tuong
duong nhu trude kia, d@m bio su cong bing giita chd diu tu va ngudi cé dat bi

thu hoi.

Trong dai han, khi ma hé thdng thong tin luu trit vé bAt dong sdn hoan
chinh, dura trén co s& hé thong thdng tin d6, bang gid dat dugc diéu chinh that
st v6i gid thi trudng thi hé s6 K nay s& dugc bd di. Va khi d6, cdc nghia vu
tai chinh phdi nop cho nha nudc, ciing nhu quyén 1gi clia ngudi cé dat bi thu
hdi dudc 4p dung chung mdt bang gia dit thong nhat do UBN TP.HCM quy
dinh.



3.2.3. Gidi phap thu tai chinh lién quan dén bat dong san
* Tién thué dat

Su kién Viét Nam 12 thanh vién chinh thic cia T8 chifc thuong mai thé
gi6i (WTO) ngay 7/11/2006, t& chic thanh cong hoi nghi di€n dan hop tic
kinh t€ Chau A — Théi Binh Dudng (APEC) va Viét Nam nhin dudc quy ché
thuong mai binh thudng vinh vién vdi My. Von dau tu nuSc ngoai vao thi
trudng bat dong san ngdy cang ting, nhiéu td chifc tai chinh nudc ngoai dau tu
vao nuéc ta 1am ting kha ning huy dong von cho cdc nha diu tu. V4i xu thé
hdi nhap kinh t€ qudc t€, cdc yéu cau dit ra 1a cdc chinh sich do nha nuéc
ban hanh cin ph3i ddm bdo tinh cong bing giita cdc thanh phan kinh t&, gitta
thanh phin kinh t€ ¢6 von dau tu nu6c ngoai va thanh phin kinh t€ ¢6 von

diu tu trong nudc.

Thyc t&, nhu da trinh bay trong chuong 2, chinh siach vé tién thué di't cé
st phan biét gitta thanh phan kinh t€ c6 von dau tu nu6c ngoai vSi thanh phan
c6 von diu tu trong nuSc. Vi vay, chinh sich vé tién thué dat hién tai khong
ddm bdo dudc tinh cong bing giita cdc thanh phan kinh t&€, khong phit hop véi
xu huéng qudc t€. Cho nén, trong thdi gian t6i, cAn phadi xay dung lai chinh
sach tién thué dit, nén ching 4p dung cling mdt mifc tién thué du cho ngudi
thué 12 trong nudc hay ngoai nuSc. Tién thué di't nén diéu chinh cho phii hop
vGi tinh hinh hién tai ¢6 tham khdo gid cho thué cua cac nudc trong khu vuc
c6 cung diéu kién gidng nhu nudc ta d€ ddm bio tinh canh tranh, dé€ day
manh thu hit ddu tu nudc ngoai, phat tri€n cdc thanh phin kinh t&€ trong nudc
g6p phan thiic ddy sy phat trién chung ctia nén kinh t€ ma TP.HCM 1la dau tau

trong van dé nay.

Bén canh d6, TPHCM can phdi nhanh chéng thanh lap va dua vao hoat
dong céc td chitc khai thic quy dat chuyén nghiép nhu cii tao dat, bdi thudng
gidi phéng mit bing, xay dung két cAu ha ting .. nhim tao quy dit sach cho

cic to chiic va cd nhan thué, viéc cho thué dugc thuc hién d€ dang, nhanh



chéng ma c4 nhén, t6 chic thué di't khong phai ti€n hanh bdi thudng tién dat
cho ngudi cé dat bi hdi. Ngoai ra, nha nudc con cé thé thuc hién dudc cic k&
hoach quy hoach va phit tri€n nganh nghé theo cdc muc tiéu kinh t&€ da ditra
thdng qua chinh sich tién thué cho cdc ddi tugng nay. Pong thdi gidi dugc bai
todn quy hoach phat trién kinh t&, quy hoach d6 thi trén dia ban ddm bio tinh

ddng bod va thdng nhat.
e Tién sif dung dat

Nha nu6c thu tién st dung dit nhim diu ti€t hoat dong st dung dat
ding quy hoach, k& hoach, han ch& sy tuy tién trong chuyén ddi muc dich st
dung dat, dong thdi ting cudng quin 1y d6i véi cdc hoat dong st dung da't trdi
phép, khuy&n khich ngudi st dung dat ti€t kiém. Tuy nhién, trong chinh sich
thu tién st dung c6 mot vai di€m can phai chinh stra lai d€ tao diéu kién thiic
d4y thi trudng bat dong san phat trién theo nhu dinh huéng da dé ra trén diu
chuong nay, 1a chinh séch thu tai chinh lién quan dén bat dong sdn trong thdi
gian tdi khong nén dit ning ting thu tir bdt dong sin, can 6n dinh va ting

cudng su quan 1y clia nha nude doi véi thi trudng nay.

Cu thé, theo quy dinh hién hanh, tién si dung di't phai ndp dugc tinh
trén toan bo dién tich cda du 4n 1a chuwa hdp ly. Vi vy, gidi phdap dé xuit la
chi thu tién st dung dat trén dién tich trén phan dién tich dit dung d€ kinh
doanh, con phan dién tich dat dung vao viéc xay dung cic tién ich cong cong
cho dy 4n d6 nén thu mot ty 1& nhd hoic khong thu tién st dung dit. Con quy
dinh vé thdi gian ndp tién st dung dat vao ngin sidch nha nudc, theo Nghi
dinh 38/CP truSc day cho phép cic t6 chiic, c4 nhan dude phép chim ndp tién
tién st dung dat trong vong 05 nim, nhung theo quy dinh mdi tai Nghi dinh
198/2004/ND-CP thi thdi gian ndp tién st dung dit ngay khi ¢ quyét dinh
giao dat, diéu nay s& giy khé khin cho chli ddu tu vi chiu hai 4p luc vé tai
chinh 12 tién st dung va tién bdi thudng cho ngudi c6 dit bi thu hdi. Pong thdi

con phdi tuin thd thoi gian quy dinh dua bdt ddng sdn vao kinh doanh khi da



x4y duyng va hoan chinh co s& ha ting. Gidi phdp cho van dé nay 1a cho phép
ndp tién st dung dit theo ti€n dd kinh doanh cta dy 4n nhung khong qué 05
nim nhim gidm 4p luc vé tai chinh cho chd diu tu, ddng thdi khuyén khich
céc thanh phan kinh t& tham gia dau tw vao bat dong sdn nhat 13 thanh phan

kinh t&€ ¢6 v&n diu tu nudc ngoai.
3.2.4. Cac giai phap khac

3.2.4.1. Ddy nhanh viéc cdp gidy chitng nhdn quyén sit dung dat, quyén sé
hitu nha ¢

D& thi trudng bat dong san phat trién lanh manh trudc hét phai dua trén
cd s§ clia mot hé thong hang héa va cdc quan hé giao dich cong khai, 6n dinh,
lanh manh va hdp phdp. Vi vay viéc tao 1ap tinh phdp 1y cho hang héa bat
dong sdn ma trudc hét 1a cAp gidy chitng chitng nhian quyén s dung dit va
quyén s& hitu nha & 13 vAn dé quan trong, cAp bach hién nay. Tuy nhién, cong
tdc cap gidy chitng nhan quyén st dung dit, quyén s hitu nha & tai TP.HCM
van chua dugc quan tAm ding mifc, viéc nay TP.HCM du ki€n hoan thanh
vao gifta nim 2006, nhung d&€n nay viéc cap gidy chitng nhan quyén sit dung
da't va nha & vAn chua dugc thuc xong, hién tai con ton rat nhi€u hd so chua
dugc cip gidy ching nhan. Theo S& Tai Nguyén va Mdi Trudng TP.HCM,
tinh hinh c4dp gidy chitng nhan quyén st dung dat tai TP.HCM trong thdi gian
qua thyc hién con chdm, tinh dén nay TP.HCM mdi chi cAp dugc 806.447 gidy
chitng nhian quyén s dung dat, dat ty 1& 64,3%, nhu viy TP.HCM con phai
cAp 446.252 gidy chitng nhan quyén st dung dat tuong tng ty 1& 35,7%.

Vi viy, d€ ting lugng hang héa bat dong sin trén thi trudng bat dong
san, tao tinh phdp 1y cho bat dong sin, han ché& cdc giao dich ngim khong
thong qua cdc ¢ quan chdc nidng, gidi phdp trong thdi gian tdi 1a :

- Ddi véi nhitng nha, dat tuy khong c¢é day di gidy t6 hgp 1é theo quy

dinh hién hanh, nhung nha dit d6 da st dung 6n dinh lau dai, khong



3.2.4.2.

c6 tranh chip, khong thudc dién quy hoach cian phdi xem xét cip

gidy chitng nhan quyén s& dung dit va quyén sd hitu nha 8.

Tp.HCM can phai ra sét lai tdt cd cdc khu quy hoach tir trude t6i
nay, néu nhitng khu quy hoach ndo khong c¢6 tinh kha thi, quy hoach
treo, quy hoach chidm trién khai cAn phdi x6a ngay quy hoach dé

khong lam 4nh hudng 16n dén ddi s6ng cla cu din trong viing.

D6i v6i dién tich dat 14n chi€m, xdy dung nha khdng phép trong
viing quy hoach cin phdi kién quyét gidi tda. Trong trudng hdp
khong nim trong khu quy hoach, khong cé tranh chidp thi TP.HCM
can phdi xem xét cAp gidy chitng nhan quyén st dung dat va quyén
sG hitu nha § trén cd sG c6 xem xét phat hanh chinh do xay dung
khong phép va truy thu cdc khodang thu€ theo quy dinh. Trong thdi
gian tdi, cAn phdi ddy manh cong tic thanh ki€m tra d€ c6 thé ngin
chin tinh trang 14n chi€m khu quy hoach, xay dung khong phép

ngay tir dau d€ tranh ling phi chi phi cda xi hdi.

Nghi dinh s6 17/2006/ND-CP ctia Chinh phti cho phép ghi nd tién sl
dung d4't khong thdi han d6i véi nhitng hd gia dinh, cd4 nhan chua dua
kha ning vé tai chinh d€ ndp, va chi ndp tién st dung dat khi thuc
hién viéc chuyén nhugng ti€p theo. Tuy nhién cAn phdi c6 Thong tu
huéng din cu thé Nghi dinh nay 13 trudng hdp ndo dudc ghi ng va
trudng hgp nao thi khong dé tao diéu kién thuin Igi cho viéc défy

nhanh ti€n d6 c4p gidy chitng nhan cho ngudi dan.

Ti€p tuc diy manh cong tdc quin ly hanh chinh, xem xét gidm thi€u
céc thii tuc theo phuong thitc don gidn nhat cho ngudi xin ding ky,
can cong bd cdng khai cdc quy trinh, thd tuc trong viéc cidp gidy
chitng nhan ciing nhu quy dinh cuy thé thdi thu 1y hd so va trao trd hd

SO.

Tao lap va ting cung hang héa cho thi truong bat dong sdn



Pay la gidi phdp quan trong d€ ting s6 lugng hang héa bat dong sin,
ting ching loai hang héa d€ dip tng cho nhiéu dang ddi tugng va dp dung
cdc phuong thiic phit hop véi dic di€m cilia thi trudng bat dong san theo dinh
huéng XHCN clia nuSc ta. Trong cdc chinh sich cin tap trung & nhitng di€m

sau :

- TP.HCM can phai c6 chinh sdch tao quy phat trién nha & d€ chii
dong phat trién quy nha & cho thué, nha bdn trd gép (sau diy goi
chung 12 quy nha & xa hoi) d€ ddp tng yéu cau cia cic d6i tugng
thudc dién cé thu nhap thip, cidc ddi tuong chinh siach chua c6 diéu
kién tich luy dé tu tao 1ap nha & nhung c6é diéu kién thué hoic mua
trd gép. Tai khu vuc dd thi, viéc phat trién quy nha & xa hoi dang
cin ho phdi dudc coi trong. Pay 12 gidi phdp tao diéu kién dé thuc
hién xod bd bao cAp vé& nha & trén co s tao di€u kién dé€ nhitng ddi
tugng thu nhap thap cé di€u kién ti€p cin vdi thi trudng bat dong
san nha &.

- TP.HCM can chi dao cdc S3, Ban, nganh truc thudc khan truong 1ap
quy hoach phét trién nha &, xdy dung cong trinh phdt trién nha &,
dic biét 1a phat trién quy nha & xa hoi d€ cac d6i tugng c6 thu nhap
thdp c6 nhu cau cai thién chd 8. Trong qud trinh x4y dung va trién
khai thuc hién k& hoach phat trién kinh t& xa hoi, TP.HCM phai x4c
dinh chi tiéu nha & 12 mdt trong nhitng chi tiéu quan trong trong k&
hoach ph4t trién ctia dia phuong va dinh ky phai ki€m diém két qua
viéc thuc hién.

3.2.4.3.  Xady dung hé théng thong tin vé bdt dong sdn va thi truong bdt dong
sdn cong khai, minh bach

Hé thong thdng tin vé dit dai, quy hoach, tai chinh va xdy dung tai

TP.HCM vin chua day dd, cong khai va minh bach. Mudn c¢é mot thi trudng

bat dong sin hoat ddong hiéu qua thi ddi tugng tham gia thi trudng phai nhan



thiic dugc cdc thong tin vé loai hang héa giao dich ciing nhu khuon khd phdp
ly diéu chinh cdc hoat dong kinh doanh va 4nh hudng dén cic loai hang héa
d6. Viéc c6 mot hé thong thong tin minh bach va cd sé dif liéu day di 1a diéu
kién can cho bat cif giao dich bit dong sdn nao. V4i sy trg gitp cla k§ thuat
va cong nghé thdng tin hién dai, CAp qudc gia cling nhuw TP.HCM can phdi
xdy dung mot hé théng cd sd dit liéu qudn 1y bat dong sdn thdong qua viéc
ding ky bat dong sdn va thu thap gid giao dich bat dong sdn. Cé4c thdng tin thu
thap can phdi c6 day dd nhitng thong tin nhu ma s& clia bat dong sin, cic dic
di€m clia bat dong san nhu dia di€m, dién tich, hinh dang, sd dd khu dat, cic
chii s hitu d&€n thdi di€m hién tai, cic quyén va nghia vu lién quan dén viéc
st dung, s& hitu bat dong sidn dé, va gid clia bit dong sin tai cdc thdi di€m
giao dich hoic chuyén nhugng khdc nhau. Riéng vé nha va cdc cong trinh xay
dung trén dit can luu trit cdc ban vé thi€t k& kién triic va so db két cau dién

nudc ... cua cong trinh.

Hé thong thong tin dit dai nay 13 mot mang k&t ndi hién dai, trao d6i
thdng tin cip nhat gilta cidc ¢d quan qudn ly dat dai, thu€, ngan hang thuong
mai, kho bac Nha nuéc cdc cidp nhiim gitip nha nudc ki€m sodt dudc nhitng
bi€n dong vé dién tich, hién trang s& dung dat va chd st dung dat. Qua d6
ndm vitng cung — cau trén thi trudng va c6 bién phap xi 1y kip thdi trudc bi€n
dong clia thi trudng bat dong sin. Pi€m dic biét cda hé thong nay 12 ngudi si
dung dit bat dong sdn phai ding ky gid dit trén co s& gid giao dich thuc t€
xdy ra trén thi trudng d6i véi khu dat d6, gid qua dau thau, ddu gid néu co,
hoic gid dat do cd quan chuyén dinh gid x4c dinh, hoic tdi thi€u ciing phai 1a

gid dat trén cd s§ khung gid dat do nha nudc quy dinh.

Céc co quan chiifc ning cia nha nudc can cd vao mic gid dang ky nay
dé tinh tién dén bl dat dai khi gidi phong mit bing, thu€ si dung dait, thué
chuyén quyén st dung dit va cic khodn phi, 1& phi khdc. Hé thong nay nén
giao cho mot ¢cd quan chdc ning cia nha nuéc quan ly, duy tri, cAp nhat dinh

ky va bdo cdo hang nim. Hé thong ciing nén lap trinh phin quyén ti€p cin hé



thong thdng tin cho cdc cd quan ¢é lién quan clia nha nudc va ty dong ghi lai

nhitng thdng s6 truy cip clia cdc cd quan nay.

Céc doi tugng 1a doanh nghiép, cd nhin ciing c¢6 thé truy cip hé thdng
va trd mot khodn phi nhi't dinh d€ mua mot s& thong tin vé bat dong sdn ma
ho quan tim nhim bdo ddm tinh cdng khai va minh bach ctia thong tin. Thu
nhap tir viéc cung cAp thdng tin niy s& chuyén vao quy dé€ duy tri, bdo dudng

va cAp nhat thong tin clia hé thong.
3.2.4.4. Thanh ldp cdc t6 chitc tw vén, moi gidi bat dong sdn

Mot trong nhitng yé&u t6 quan trong c6 tinh chit quyé&t dinh cho viéc
hinh thanh va van hanh thi trudng bat dongsdn, dich vu quin Iy bat dong sdn
12 cdc t6 chifc tw van va moi gidi, dinh gid bat dong sin, cong ty quin 1y quy
dau tu bat dong san. Cdc td chifc tu vin, moi gidi déng mot vai tro duy tri mot
thi trudng bat dong sdn hiéu qui bdi cc td chiic nay khong nhitng mang ngudi
mua va ngudi ban lai gin véi nhau ma ho con tao diéu kién cho céc giao dich
dién ra. Tuy nhién hién nay, cd ciu td chic clia cic t§ chic nay con manh
mun, nhd 18, khong chuyén nghiép, nhiéu t6 chitc lam chirc ning “cod” nha dat
hon 12 1am dich vu tu van. Hoat dong clia doi ngii nay con rat 1on xon, nha
nudc khong ki€m sodt dudc. Phan 16n cdc cd nhin hoat ddng mdi gidi nha dat
khong c¢6 nghé nghiép, khong dudc dao tao kién thic tw van, vi vy hoat dong
clia lvyc lugng nay gdy nhiing nhiu thong tin gép phan lam cho gia dat lic

“nong”, luc “lanh”.

Céc t6 chic dinh gid 12 mot cong cu tr¢ gitp dic luc clia nha nudc
trong viéc thyc thi tinh thu€ nha, @t cling nhu thim dinh lai gid giao dich bt
dong sdn khi cAn thi€t d€ tinh thu€ chuyén quyén st dung dit va 13 y&u to
thic ddy hoat dong cia thi trudng bat dong sin thém sdi ndi. Trong khi cdc
quy dinh vé cAp bing va hanh nghé dinh gid, dich vu tu vdn, moi gidi bat

dong san con nhi€u han ché.

Luat kinh doanh bat dong sdn dugc Qudc hdi thong qua ngay 29/6/2006
va ¢6 hiéu lyc thi hanh ngay 1/1/2007, ludt nay quy dinh vé hoat dong kinh



doanh bat ddng san, hanh nghé kinh doanh bit dong sin, quyén va nghia vu
clia cdc t6 chifc cd nhan tham gia kinh doanh bat dong sin, hoat dong moi
gidi, tur van vé bat dong sdn va hang loat nhitng quy dinh vé kinh doanh dich
vu trén thi trudng bat dong sin. Nhu vay, hoat dong tu van, moi gidi bat dong
san da c6 hanh lang phdp ly d€ diéu chinh cho cdc hoat dong nay. Vi viy,
trong thdi t§i, TP.HCM can cé nhitng chinh sdch thich hgp d€ khuyén khich
thanh 14p cdc t6 chiic moi gidi, tu viAn bat dong sdn dé hd trg cho thi trudng
ba't dong sdn phat tri€n, thém vao dé can phai td chitc nhitng khod dio tao va
cAp biing chuyén nghiép vé thaAm dinh gid, nghiép vu tu vAn mdi gidi bat dong

2

san.

Thi trudng bAt dong sdn sé cang phdt tri€n va so6i dong hon véi nhiéu
hinh thiic dau tv va nhiéu d6i tugng tham gia dau tw. Vi vay, cAn phdi da dang
cdc loai hinh ddu tr vao thi trudng ndy, bén canh hinh thifc dau tu tryc ti€p
nén cé hinh thifc dau tu gidn ti€p thdng qua cidc quy dau tuw bat dong sin
(REIT). REIT 12 mot dinh ch& cho phép nha diu tu c6 tién nhan rdi tham gia
dau tu vao linh vyc bat dong sdn dua trén kha ning, kinh nghiém chuyén mén
va uy tin clia cong ty quan 1y dau tu chuyén nghiép. REIT cho phép cdc nha
dau tu nhd c6 thé ti€p can vao cdc du 4n 16n ma khong thé ty minh thuc hién
dugc nhung lai 1a ndi quy tu v&n vao nhitng cong trinh 16n. Pay 1a hinh thitc
phan tdn riii ro ma vin hiéu qui né€u cong ty quin 1y quy hoat dong chuyén

nghiép.

3.2.4.5. DPéi mdi va hoan thién chinh sdch tin dung lién quan dén hoat dong

kinh doanh bdt dong sdn

Trong nhitng nimqua, thi trudng bat dong sin tai TP.HCM c6 nhitng
budc phat trién ddng k&, trong dé c6 su déng g6p ddng ké cia hé thdng ngin
hang thdng qua hinh thic hd trg tin dung cho cdc doanh nghiép kinh doanh bt
dong sdn va hd trg von cho cd nhan mua bat dong sdn. Tuy nhién, khd ning
ddp tng ngudn von d€ cho vay ciia t6 chic tin dung d6i véi linh vuc kinh
doanh bt dong sdn con nhiéu han ch& do nhu ciu vay chii y&u diing vn trung

va dai han, trong khi ngudn von trung va dai han chi€m khodng 30-35% tong



ngudn von huy dong. Trong khi d6 nhu cdy vay von la rat 16n, d€ dap ¥ng nhu
cAu ndy, cdc td chic tin dung chi y&u can ddi ngudn von ngian han d€ cho vay
kinh doanh bat dong sdn. Nhu vay s& din dén viéc cdc td chic tin dung khong
ddp &ng dudc nhu ciu vay dai han cia khach hang, nhit 13 cdc doanh nghiép
kinh doanh bat dong san, ddng thdi ciing d€ gip phdi riii ro trong thanh khoén,
bdi vi chl y&u st dung ngudn von ngin han d€ cho vay trung va dai han. Bén
canh do, cd ch€ th€ chdp bat dong san di va dang dugc ban hanh va ngay
cang thong thodng, gidm phién ha cho bén th& chip va td chifc tin dung nhan
th& chap. Tuy nhién, bén canh nhitng mit tich cuc, vin con tdn tai mot s6 khé
khin vuéng mic nhu phdp luat vé dat dai, lién quan dén bat dong sdn chua
ddng bd, nhi€u quy dinh chua phit hgp véi thuc t€, chua thdng nhat, chua 1o
rang gdy khé khin cho viéc th& chip; viéc cip gidy ching nhian quyén st

dung d4t con cham ...
Vi viy gidi phdp trong thdi gian t6i :
- Hé thong ngan hang can md rong quan hé hgp tic vdi cdc td chitc

tai chinh qudc t& dé thu hiit ngudn vén tif nuSc ngoii tai trg cho kinh

doanh nha & va dau tu bat dong sdn khic.

- Chi dao cdc t8 chiic tin dung diéu chinh co cAu tin dung phii hop véi
co cau clia nén kinh t&, bd tri khdi lugng von hop 1y cho vay ddi véi
kinh doanh bat dong sdn, ti€p tuc don gidn héa thd tuc cho vay, ting
kha ning thinm dinh va gidm sit von cho vay dé€ ddm bdo an toan,

hiéu qua va bén vitng hoat dong tin dung.

- Chi dao céc t8 chifc tin dung ti€p tuc cdi ti€n quy trinh va don gidn
héa thi tuc cho vay d€ ti€t kiém chi phi, dm bdo hiéu qua kinh

doanh cho t8 chifc tin dung ciing nhu khach hang vay.

- T8 chitc viéc thong ké, theo doi, ddnh gid thudng xuyén vé tin dung
ddi v6i hoat dong kinh doanh bat ddng sdn d€ cinh bdo, chi dao cic
td chic tin dung cic td chic tin dung vé cho vay va xit 1y cdc khé

khin vuéng mic.



- Phéi hdp v6i cdc nganh, dia phuong x{r 1y nhitng khé khin, vuéng
mic lién quan d€n hoat dong tin dung, co ché thé& chap, thd tuc cdng

chitng, ding ky giao dich bdo ddm cdc hop ddng thé chap.

3.2.4.6. D&i méi cong tdc quy hoach, ké hoach sit dung dét, hoan chinh cong

tdc thiét k& do thi

Cong tic quy hoach, k& hoach st dung dit va thi€t k& do thi c6 vai tro
dic biét quan trong, khong nhitng gidp cho cdng tdc quan ly cling nhu qua
trinh st dung dat dat hiéu qud cao ma con tidc dong tich cuc d€n hoat dong
cda thi trudng bat dong sdn. Tir kinh nghiém cda Trung Qudc, Trung Qudc 1a
mot qudc gia chuyén d6i tir nén kinh t& tip sang nén kinh t& thi trudng theo
dinh huéng XHCN (nim 1980) nhu chiing ta, nhung ho rit nd lyc dé trong
viéc thay d6i tu duy trong linh vuc quy hoach, k& hoach sit dung dit va thiét
k& @6 thi. Ho da x4y dung thi diém thanh phd ThAm Quyén theo huéng “dic
khu kinh t€” 4p dung theo co ché thi trudng. Thim Quyén da cé nhitng chinh
sdch kéu goi dau tu nudc ngoai vao linh vyc diu tr xay dung do thi, song song
d6 Thaim Quyén x4y dung quy hoach tdng thé, quy hoach chi ti€t khdng ché,
quy hoach chi tiét tu bd, thi€t k& do thi ... Trong cong tdc quy hoach va thiét
k& dd thi, ThAm Quyén di xAy dung mdt bd khung k&t ciu ciia thanh phd, bao
gdm : td chifc giao thong, hinh thdi ki€n tric, nét dic sic cia khu vuc, quy
hoach khu din cu, kinh t&, vin héa ..va coi d6 nhu 12 tiéu chi d&€ quan 1y thanh
phd. Trong thi€t k& do thi, ThAm Quyén con dua ra nhitng quy dinh cu thé tir
hinh thic ki€n tric, chiéu cao cong trinh, vat liéu, mau sic, khodng i clia
cong trinh ... bing cdc bdn vé&, hé thong vin ban va diéu 1& quin 1y kém theo.
Nhitng ban thi€t k& nay 12 quy dinh bit budc cho chli diu tu, ddm bio dugc
hinh thdi do thi theo quy hoach dinh sin. K&t qua 1, sau hai mudi nim, Thim
Quyén tr mot lang chay nhd bé nay trd thanh mot trong nhitng thanh phd phat
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trién hién dai vao bac nhat cia Trung Qudc.

Tu kinh nghiém cda Trung Qudc, cdng tic quy hoach thi€t k& dd thi
ctia TP.HCM trong thdi gian t6i can phat trién theo hudng :



- Khu n6i thanh cii : Trong tAim cua khu vuc nay la cdi tao, chinh
trang k&t hdp v6i xay dung mdi. Phat trién ki€n tric mdi trén cd sé
k&t hop, giif gin, bdo vé cdc di sdn vin héa va cdc cong trinh ki€n
tric c6 gia tri; t8 chidc xdp x&p lai mang lu6i giao thong, hién dai
héa cd s6 ha ting; xAy dung mang lu6i cdc cong trinh phiic 1gi cong
cong; xay dung cdc trung tim kinh t€, tai chinh; gidi tda cdac khu
nha lup xup trén kén rach va khu phd; di chuyén cic xi nghiép cong

nghiép va cédc co s& gy 6 nhiém mdi trudng ra ngoai vi.

- Khu ndi thanh ph4t trién : M§ rong va phdt trién & phia TAy — Nam,
khai thdc quy dat kém hiéu qua vé ndng nghiép, chi phi dén bu thap
tai khu vuc phi Tay — Bic thanh ph6 thuoc Huyén Ci Chi, H6c Mon
phét trién khu d6 thi méi, dich vu cong nghiép nhim ddp ¢ng nhu
cAu phat trién clia thanh phd, ddm bdo mat d6 xay dung, mat do cu

tra theo quy dinh.

- Tai cdc khu dd thi phat trién dau tu xay dung cd s& ha ting ddng bo,
hién dai, dic nén ting cho su phat trién dd thi bén vitng trong tuong

lai.

- Khu vyc ngoai thanh : Trén dia ban cdc huyén ngoai thanh, xay
dung cdc khu d6 thi méi gdn véi cdc khu cong nghiép tap trung, cdc
khu du lich — nghi dudng; Cdc khu d6 thi va d6 thi méi dugc xay
dung theo huéng hién dai, c6 co s§ ha ting dong bod, k&t hgp giit gin
di tich, cdnh quan, ddm bido mdi trudng song chit lugng cao; Cic
khu din cu ndong thdon dudc quy hoach, sip x&p theo hudng tip

trung, dau tu cdc co s§ ha tang d4p ¢ng nhu ciu §, lam viéc tot hon.

- C4c khu cong nghiép tap trung : C4i tao nang cAp va sip x€p lai cdc
khu cdng nghi€ép hién c6 va quy hoach thém cdc khu, cum cong
nghiép theo dinh huéng quy hoach phat trién cong nghiép TP.HCM.

Nhirng cong viéc phai lam trong thdi téi :

- UBND TP.HCM cin t8 chic thuc hién quy hoach, k& hoach sif dung
di't ciia tirng dia phudng, cdc quy dinh vé thiét k&€ d6 thi trinh Chinh
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phi phé duyét. Trén co s& quy hoach, k& hoach st dung di't da dugc
xét duyét, chi dao viéc 1ap va xét duyét quy hoach, k& hoach sit
dung di't d€n tirng dia phuong trén dia ban quan Iy.

Cong tiac 1ap quy hoach, k& hoach st dung dit va thi€t k& do6 thi
phéi phit hdp v6i quy hoach chung, d@m bdo phit hgp véi ti€n trinh
CNH-HDbH.

D6i véi cong tac 1ap quy hoach, k& hoach sit dung dat va thi€t k& do
thi cAn t6 chitc 14y ki€n déng gép clia nhan dan. Co quan lap quy
hoach, k& hoach sit dung dat tdng hdp, ti€p thu y ki€n déng gép clia
nhian dan d€ hoan chinh du thido quy hoach, k& hoach st dung dat
trinh cdc cAp c6 thAim quyén phé duyét.

Can phdi cong bd cong khai quy hoach, k&€ hoach st dung dat da
dugc phé duyét tai tru s lam viéc cla cdc c¢d quan tai nguyén,
UBND Quén huyén, phudng xa va trén cdc phuong ti€n thong tin
dai chung.

C6 cac bién phap kiém tra, theo d&i viéc thyc hién quy hoach, k&
hoach st dung dat, thi€t k& do thi da dudc xét duyét, kip thdi va
kién quyét xtt Iy cdc trudng hgp vi pham quy hoach, k& hoach st
dung da't tai dia phuong, dong thdi c6 bién phap khic phuc c6 hiéu
qua tinh trang quy hoach treo.

Gidi phdp mang tinh dai han

Tat cd cdc gidi phdp trén nhim hudng dén muc tiéu phd “bing” thi

trudng bat dong san, han ché giao dich “ngdm”, &n dinh ngudn thu cho ngin

sach nhim tirng budc khoi phuc va phat trién thi trudng bat dong sin TP.HCM

trong thdi gian tdi.

Trong dai han, gidi phdp dé xuit cho thi trudng bat dong san TP.HCM

ciing nhu c4 nudc huéng d&€n muyc tiéu khong mua dat, khong mua nha, dat dai

thudc s3 hitu toan dan do nha nu6c thdng nhit quin 1y, nha thudc sé hitu nha

nudc, ting cudng va phdt trién hinh thic cho thué. Uu di€m cda gidi phdp nay

gitip cho nha nudc quan 1y thdng nhat, ki€m sodt va phan bé tinh hinh st dung

da't dai d€ thuc hién cdc muc tiéu kinh t& — x4 hoi. Trong thdi gian qua, tinh



hinh thuc hién cdc du 4n gidp rat nhiéu khé khin, khé khin 16n nhat van 13
cong tdc dén bl gidi tda, tdi dinh cu cho ngudi din cé dat bi thu hoi, trong d6
chi phi dén bu chi€m khodng 60-70% trong tong chi phi cia dy dn. Khi thuc
hién gidi phdp nay, vi dat thudc s hitu toan dan con nha thudc s§ hitu nha
nuéc, trén thi trudng bat dong sdn thi hinh thitc cho thué 1a chd yéu do d6
cong tdc gidi phéng mit bing gip rat nhi€u thuin Igi, khong bi 4p luc bdi chi
phi dén bu gidi tda, ti€n d6 gidi phéng mit bing nhanh chéng gitip diy nhanh
ti€n do cta du 4n ...

Thém vao dé gitip nha nudc thuc hi€n dugc cdc muc ti€u xa hdi ma
nha nudc tir trude téi nay chua thyc hién dugc nhu nha § cho nguGi c¢6 thu
nhap thap, nha § chinh sach x4 hoi, nha tdi dinh cu ...

Khi thyc hién gidi phdp khong mua d4t, khong mua nha, ti€n t6i hinh
thitc cho thué bat dong sin s& tao ra mot lugng von nhan rdi rat I6n trong dan
cu, can phai huy dong ngudn von nhan rdi nay dé tii ddu tu, gép phan gidi
quyét sy thi€u hut von cho nén kinh té&.

Ngoai ra nha nudc cling nén tién t6i cap thé cu trd cho cong din véi
nhiéu hinh thifc wu dai vé tién thué nha, st dung cdc tién ich cong cong ...
Viéc cap thé nay cin ct vao thdi gian cu trd, sy déng gép clia cong dan cho

xa hdi, thu nhép ...

K&t luan chuong 3 : PE thi trudng bat dong san TP.HCM phat tri€n 6n dinh,
bén vitng, han ch€ giao dich ngdm, 6n dinh ngudn thu cho ngan sich thi viéc
hoan thién chinh sdch tai chinh vé bat ddng sin 12 van dé ciAp bach hién nay.
Viéc dé xuit cdc gidi phap d€ hoan thién cdc chinh sich tai chinh va phat
trién thi trudng bat dong sin TP.HCM dua trén cd s phan tich nhitng uu,
nhudc diém cla chinh sich tai chinh hién tai tir d6 dua ra cdc gidi phap phi
hgp. C6 bdn nhém gidi phdp dugc dé nghi 12 : Nhém chinh sich lién quan dén
thué; gidi phap vé chinh sich gid ci bt dong sin; cdc gidi phdp thu tai chinh
lién quan bat dong sdn; cdc gidi phap khdc lién quan dén thi trudng ba't dong

o
san.



KET LUAN

Thi trudng bat dong sdn tai TP.HCM dang trong giai doan hinh thanh
va phat tri€n theo co ché thi trudng. Do d6, cdc chinh sdch tai chinh d€ diéu
ti€t thi trudng ndy con dang trong giai doan hinh thanh, tuy c¢é nhiéu tic dong
tich cuc, song cling khong tranh khdi nhitng han ché, khi€m khuyét cin khic
phuc. Vi vdy, ludn vin da nghién ctu c¢o s 1y ludn va phan tich thuc trang
cda thi trudng bat dong sdn ciling nhu cdc chinh sich tai chinh chl yéu tic
dong dén thi trudng bat dong sdn tai TP.HCM, ludn vin da chi ra dugc nhitng
mit ton tai clia cdc chinh sdch tai chinh dang d4p dung tir d6 dua ra cdc gidi
phdp dinh huéng d€ sita ddi, b sung va ban hanh cédc chinh sdch tai chinh
cling nhu cdc chinh sich khic c6 lién quan phit hgp hon nhim thic diy thi
trudng ba't dong san tai TP.HCM phit trién.

Hién nay cip do phdt tri€n cla thi trudng bat dong san tai TP.HCM van
con thap, cho nén trudc mit luan vin ki€n nghi Nha nudc ti€n hanh sta ddi,
bd sung cdc chinh sich tii chinh lién quan dén bat dong sin, thi trudng bat
ddng san cling nhu ban hanh cdc chinh sdch méi cho pht hgp hon véi tinh hinh
phdt trién thi trudng bat dong sdn hién nay cling nhu muc tiéu phat trién thi
trudng bat dong sdn trong thoi gian t6i. Cdc nhém gidi phdp ma ludn vin ki€n
nghi gdm : Nhém gidi phdp vé chinh sich thu€ : thu€ st dung dat, thu€ truéc
ba, thu€ thu nhip tir hoat dong chuyén nhugng bt dong sdn; gidi phip vé
chinh sich gid c4 bat dong sdn; gidi phdp thu tai chinh lién quan dén bat dong
san; va nhém cdc gidi phap khic. Trén cd s cdc nhém gidi phap da dé nghi &
trén, ludn vin da dua ra dinh hudng d€ khic phuc nhitng ton tai cda thi trudng
ba't dong san d€ tao tién dé cho su phat trién thi trudng ba't dong TP.HCM 8n

dinh, bén vitng theo huéng vin minh, hién dai trong tuong lai.
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1/ DU AN PHUONG 13 QUAN BINH THANH

Phu luc 2 :

TY SUAT SINH LGI CUA MOT SO DU AN BAT PONG SAN

Pon vi : Cong ty CP DPia 6¢ Sai Gon

STT DIEN GIAI SO TIEN
1 | Doanh thu 215,789,759,728
2 | Gid von 134,884,176,469
2.1 | Chi phi dén bi 27,239,443,554
2.2 | Chi phi co sd ha tcfng, xdy dung 84,435,830,862
2.3 | Chi phi khdc 23,208,902,053
3 | Laigop [(1) - (2)] 80,905,583,259
4 | Chi phi QLDN 6,744,208,823
5 | Lairong[(3) - (4)] 74,161,374,436
6 | Ty suit sinh lgi trén gia von [(5)/(2)] 54.98 %
2/ DU AN PHUONG 7 QUAN 8
STT DIEN GIAI SO TIEN
1 | Doanh thu 70,456,268,172
2 | Gia von 39,660,790,854
2.1 | Chi phi dén bi 23,411,442,555
2.2 | Chi phi co s ha tcfng, xay dung 9,559,540,950
2.3 | Chi phi khdc 6,689,807,349
3 | Laigop[(D)-(2)] 30,795,477,318
4 | Chi phi QLDN 1,983,039,543
5 | Lairong[(3) - (4)] 28,812,437,775
6 | Ty suit sinh lgi trén gia von [(5)/(2)] 72.65%




3/ DU AN CHUNG CU BINH TAN

STT DIEN GIAI SO TIEN
1 | Doanh thu 147,857,735,667
2 | Gia von 103,626,117,262
2.1 | Chi phi dén b 11,529,645,192
2.2 | Chi phi co sé ha tdang, xdy dyng 86,886,122,584
2.3 | Chi phi khdc 5,210,349,486
3 |Laigop [(1)-(2)] 44,231,618,405
4 | Chi phi QLDN 5,181,305,863
5 |Lairong[(3)- 4] 39,050,312,542
6 | Ty suit sinh lgi trén gia von [(5)/(2)] 37.68 %




CONG TRINH PHUONG 13 QBT

So

Dién Gidi can Doanh Thu Tién SDP CP Xay dung CP khac QLDN Lai vay Gia von Lai

Q4/2004 16 12,188,505,509 | 2,573,098,000 | 4,607,348,234 | 3,707,330,364 469,967,210 11,357,743,808 830,761,701
Q1/2005 6 4,096,640,869 808,340,282 | 1,464,849,906 | 1,148,034,010 322,063,000 182,116,000 3,925,403,198 171,237,671
Q2/2005 6 5,565,192,955 | 1,408,853,780 | 1,654,735,906 | 1,759,297,437 290,701,031 5,113,588,154 451,604,801
Q3/2005 6 6,800,333,160 | 1,004,866,208 | 2,584,406,569 133,974,270 1,458,295,826 296,211,876 5,477,754,749 1,322,578,411
Q4/2005 8 9,633,467,074 996,882,000 | 3,846,994,180 937,063,630 954,373,382 1,154,819,960 7,890,133,152 1,743,333,922
Q1/2006 7 5,793,896,521 911,279,860 | 2,115,149,067 168,047,388 981,579,516 807,324,560 4,983,380,391 810,516,130
Q2/2006 6 5,618,885,844 | 1,075,563,866 | 1,931,389,390 367,055,083 643,705,826 530,299,441 4,548,013,606 1,070,872,238
Q3/2007 4 3,840,496,407 533,980,000 | 1,336,740,536 19,021,579 744,316,194 2,634,058,309 1,206,438,098
Q4/2006 10 8,445,224,181 | 1,395,209,162 | 2,899,362,428 496,143,473 210,742,122 173,532,151 5,174,989,336 3,270,234,845
Q1/2007 2 1,415,428,095 258,282,410 500,353,904 84,812,494 189,906,938 1,033,355,746 382,072,349
Q2/2007 6,707,689,113 | 1,195,247,736 | 3,308,713,769 215,034,921 537,715,538 375,637,012 5,632,348,976 1,075,340,137
U6c 121 145,684,000,000 | 15,077,840,250 | 58,185,786,973 | 14,173,087,404 | 14,434,897,403 | 17,466,651,895 | 119,338,263,925 26,345,736,075
Cong 200 215,789,759,728 | 27,239,443,554 | 84,435,830,862 | 23,208,902,053 | 21,238,263,986 | 20,986,592,895 | 177,109,033,350 38,680,726,378




CONG TRINH PHUONG 7 Q8

So

Dién Giai can Doanh Thu Tién SDP CP Xay dung CP khac QLDN Lai vay Gia von Lai

Q3/2004 43 27,164,762,535 | 9,326,131,234 | 3,063,598,873 | 3,003,637,327 | 4,500,955,069 19,894,322,503 7,270,440,032
Q4/2004 2,989,684,794 862,706,292 356,232,427 687,912,913 391,239,210 2,298,090,842 691,593,952
Q1/2005 1,259,928,565 365,945,042 142,492,970 295,664,629 217,354,944 | 122,905,808 | 1,144,363,393 115,565,172
Q2/2005 1 607,182,545 221,234,000 71,246,485 174,733,400 17,310,853 67,660,613 552,185,351 54,997,194
Q3/2005 16 7,266,862,832 | 2,731,417,144 | 1,219,943,760 37,919,000 | 1,463,426,664 | 230,508,960 | 5,683,215,528 1,583,647,304
Q4/2005 5 782,018,885 17,541,626 212,106,656 67,678,758 62,153,494 | 109,226,700 468,707,234 313,311,651
Q1/2006 1,746,744,725 525,761,433 375,224,174 65,400,000 295,926,000 82,743,138 | 1,345,054,745 401,689,980
Q2/2006 4 2,681,691,258 838,979,842 256,552,194 16,292,500 307,217,540 85,491,825 | 1,504,533,901 1,177,157,357
Q3/2006 2,373,891,379 781,138,000 303,382,340 8,000,000 460,077,451 1,552,597,791 821,293,588
Q4/2006 30 20,130,466,352 | 7,252,213,400 | 2,137,394,562 | 2,095,560,926 11,485,168,888 8,645,297,464
Q1/2007 1 633,476,571 55,000,000 96,708,815 51,569,253 84,993,082 288,271,150 345,205,421
Q2/2007 4 2,819,557,731 433,374,542 | 1,324,657,694 185,438,643 226,028,775 2,169,499,654 650,058,077
Cong 117 70,456,268,172 | 23,411,442,555 | 9,559,540,950 | 6,689,807,349 | 8,026,683,082 | 698,537,044 | 48,386,010,980 | 22,070,257,192




CONG TRINH BINH TAN

Dién Gidi | So ciin Doanh Thu Tién SDP CP Xay dung CP khac QLDN Lai vay Gia von Lai
Q4/2006 156 69,756,446,455 5,741,511,000 | 43,492,900,696 1,470,039,725 1,638,576,613 2,823,584,461 55,166,612,495 14,589,833,960
Q1/2007 18 8,964,644,180 637,693,262 4,831,091,125 951,517,472 1,200,962,280 1,217,526,226 8,838,790,365 125,853,815
Q2/2007 18 9,017,823,265 671,796,643 5,029,843,143 363,755,516 720,233,371 1,396,036,672 8,181,665,345 836,157,920
0 0
Uéc 120 60,118,821,767 4,478,644,287 | 33,532,287,620 | 2,425,036,773 | 4,801,555,807 9,306,911,147 54,544,435,634 5,574,386,133
0 0
Cong 147,857,735,667 11,529,645,192 | 86,886,122,584 5,210,349,486 8,361,328,071 14,744,058,506 | 126,731,503,839 21,126,231,828




Phu luc 3 : Mot sé vin phong cho thué dén nim 2010 tai TP.HCM

. THI TRUONG VAN PHONG TP HCM

Ti |é mat bang dwoc thué va con ’rrfr*ng o
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Phu luc 4 : Thi truong van phong cho thué va gia ban can ho tai TP.HCM

. TP.HCM - THI TRUONG VAN PHONG

Bang gid thué Vin phong chinh
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. TP.HCM - Can ho ban
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Phu luc 5 : Ngudn cung viin phong cho thué d&n niim 2010

HCMC FUTURE SUPPLY
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Phu luc 6 : K&t qua khdo sat loai hinh BDS dy dinh mua cua VietRees

Loai Hinh BES Dw Binh Mua Hien Nay
(N=1.294 tra 1&i)
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