BO GIAO DUC VA PAO TAO
TRUONG PAI HQC KINH T E TP.HO CHi MINH

NGUYEN THI MY LINH

CHINH SACH THU E POI VOI PHAT TRI EN

THI TRUONG BAT PONG SAN VIET NAM

LUAN AN TIEN SEKINH T E

TP. H6 Chi Minh — nim 2012




BO GIAO DUC VA PAO TAO
TRUONG PAI HQC KINH T E TP.HO CHi MINH

NGUYEN THI MY LINH

CHINH SACH THU E POI VOI PHAT TRI EN
THI TRUONG BAT PONG SAN VIET NAM

Chuyén nganh: Kinh té tai chinh — Ngan hang
M4 s6: 62.31.12.01

LUAN AN TIEN SEKINH T E

NGUOI HUONG DAN KHOA H QC
GS.TS DUONG THI BINH MINH

TP. H6 Chi Minh — nam 2012



PHAN 1

LUAN AN TIEN SEKINH T E



LOI CAM DPOAN

Toi camdoanday |a cdng trinh nghiénra cia riéng toi, cac & qui nghién &u co
tinh doc lap riéng, clra dugc cdng b toan I noi dung nay Bt ky ¢ dau; cac & liéu, cac

ngwn trich din trong luin &ndugc cha thich ngdn goc ré rang, trung tirc.

Toi xin hoan toan @htrach nhim vé 16i camdoan danh d cua téi.

Tac gh

Nguyén Thi My Linh



MUC LUC
TRANG PHU BIA
LOI CAM POAN
MUC LUC
DANH M UC CAC BANG BIEU
DANH M UC CAC HINH V E
MO PAU
CHUONG 1:CO SO LY LU AN VE THI TRUONG BAT PONG SAN VA CHINH
SACH THUE POI VOl PHAT TRI EN THI TRUONG BAT PONG SAN ................ 11
1.2, Thi trwdNg DAL @ONG SAN. ..ot 11
1.1.1. KA MM DAL GONG SIN ...t 11
1.1.2. Kha&i mm thi tredNg Bt GONG SNt eeemeee e 11
1.1.3.Dac diém thi truong Bt GONG SIN ....o.veeeeeeee e, 12
1.1.4. Cac §u td cau thanh thtradng Bt dONG SN ....ovvevvieeeeeeeeeecece e 15
1.1.4.1. Hang héa trén hrurong it dong SIN........cccooveeveeieeeeeee e, 15
1.1.4.2. Céac cithé tham gia trén thtruong kit dong SiN ......ccceeveveeeeeeeeeens 16
1.1.4.3. Cungdu va quan B cung @u bat dong SiN..........ccceeeeeeeeeieeeceeeeeenn, 17
1.1.4.4. Gid 6 hAng hOa B dNG SIN.......ccveeeeeeeeeee et 20
1.1.5. Cac nhardtanh hrong dén phét trén thi truong bit dong SN ......c.ceevveveeeeee., 25
1.1.6. Cac chtiéu ptin &nh g phat trén caa th truong bit dong KN ......oceeeveeeee. 27
1.1.7. Céac chsd do lwong trong th trudng it NG SiN......oovveveeeeieecececeeee 28
1.2. Chinh séch thé déi véi phat tri én thi trwong bat ddng SN ..........cccveveveeenennn. 30
1.2.1. Khéai ném chinh sach tiudi véi phat trén thi truong it dong sin ... 30
1.2.2.D3cC diém cia thi DAL GONG SN ...t 30
1.2.3. Vai trd @a chinh sach tludbi voi quan ly va phat tén thi truong bit dong sin
............................................................................................................................ 31
1.2.4. Cac & thié trong INh Mrc bAt dONG SIN....oovveveieieiceeeeceee e, 34
1.2.4.1. Thd so hitu (S dung) Qit dONG SIN ..o, 34
1.2.4.2. Thd thu tr hogt déng chuyn nheong it dong SiN........coveeveeeceeeeeen. 39
1.2.4.3. ThAJANG KY Bt @0NG SN ... 40

1.2.4.4. Théd thu vao hat dgng thra ké, biéu, ting, cho lat déng sin................... 41



1.2.4.5. Thd gié trj gia ting doi Vi bat dong SIN .........ccceeeeeeeeeeieeeeeeenans 41.
1.2.4.6. Céac chinh sach thu Kha@d\Nha me6C Ve dat daii .........c.ccveevevevieeeeennn, 42
1.2.5. Plrong phap xadinh gia tinh thé bat dong SiN .........ccooovveeeeeeeeeeeeeeeee, 43
1.2.5.1. Plrong phap xadiinh gié tr tinh thié BDS theo gia thtruong............... 43
1.2.5.2. Plrong phap xacfinh gié ti tinh thié BDS theo #n cho thué............... 47
1.2.6. Ly thugt xay drng mbt chinh s&ch thutdi wu d6i véi phat trén thi truong bit
4 (0] T 1 TR PP 47
1.3. Tacdéng cia chinh sach thié dén thij trwong bat dong SIN .....ccocovevevieeeeee, 49
1.4. Chinh séch thé déi véi bat dong sin & mét sé6 nwéc va kinh nghiém cho Viét
N =0 0 T UPPPRRPPPTRPI 55
1.4.1. Chinh séach thwtéi vai thi truong bit dong $in & Mot S5 NUGC ..., 55
O I [ 0T (0] T - 55
1.4.1.2. @ng hoa Phap (saday @i 1a PRAP).........ccuvveivieieriiiiiiiiieeiiieeeeeevieeeen 57
L. L. 3. Ve 58

1.4.2. Kinh nghim &p ding chinh séch ttéutéi véi thi truong BBS cho Vit Nam .60
CHUONG 2 : THUC TRANG CHINH SACH THU E POI VOl PHAT TRI EN THI

TRUONG BAT PONG SAN O VIET NAM....ooiiiiieiieecieceeeee e 64
2.1. Thec trang thi tr wong bat déng sin ¢ Viét Nam thoi gian qua...........coeeeeeee.e.. 64
2.1.1. Khéai quat qué trinh phatémithi truong kit dong sin tai Viét Nam ................ 64
2.1.2. Phan tich cac ttiéu phin anh & phat trén cia thi truong bit dong sin........ 66
2.1.2.0. K thONG PRAD .ottt 66
2.1.2.2. Thc trang giao dch trén th triong it dong SiN........ccveeveeveverieeeeeen, 68
2.1.2.3. Thc trang cac chi thé tham gia th trieong bit dong Sin..........cceeveevne.e. 70
2.1.2.4. HPU qui S dung bt dONG SIN ...t 72
2.2. Thec trang chinh sach thé déi véi phat tri én thi trwong bt dong sin ........... 75
2.2.1. Thié Sir dung dat NONG NGNED .....eveeeeee et eeeeee e 75
2.2.2. TR NNAGAL ... 79
2.2.3. Thid thu nHip tir chuyén nhrong it dONG SN ....eovvevvieiieeceeeeeee e, 83.
2.2.4. Thi gia tii gia ing ddi Vi DAt dONG SIN.....cveeveveeeeeece e, 94
2.2.5. L& phi tirdC ba ddi Vi DAt ONG SN ..t 95
2.2.6. TRU BN ST QNG AAL. ...ttt 95

2.2.7. TEN thUBAAL, TRUB ML NUGC ..ottt et emeeee e e e et e eeee e 99



iv

2.3. Mitc d9 tAc dong cia chinh sach thié dén phat trién thij trwong bat dong san

RV B N = 10 PP UPPPPP PP 102
2.3.1. MO hinh NQIENUI ......coiiieie e e 102
2.3.2. Khio sat va thng K& di 116U NGNIBN QU ........ccoovevvieeeeeee e, 104
2.3.3. KEm dinh mo hinh NGRIBNGLI. ..........oovieie e, 106

2.4.Panh gia thic trang cia chinh sach thié déi véi phat tri én thi tr wong bat déng

SAN VIEE NG L.ttt ettt s e e s e e e eeeaeeaeeeens 110

2.4.1. NRrng uu diém oia chinh SACH th..........c.ccooveeeeeeecece e 110
2.4.2. Nfirng han ché cia chinh SACH thU...........ccooviveeicececececeee e, 112
2.4.3. Nguyén nhanah ch cia chinh sach thuddi véi phat trén thi truong bt
dong sin trong thyi gian quad Viet Nam ........coooviiiiiiiiiniieeececeiviiimmmmme e 115
CHUONG 3 : CAC GIAI PHAP HOAN THI EN CHINH SACH THU E POI VOl
PHAT TRI EN THI TRUONG BAT PONG SAN O VIET NAM ....covooviiiiieeen. 120

3.1.Pinh hwéng phat trién thi trwong bat déng sin Viét Nam dén nam 2020......120
3.1.1. Myc tiéu phét tén thi truong kit dong N & Vist Nam .......ccoovvveeeevevenene. 120
3.1.2. Quardiém phat trén thi truong kit dong sin o Viet Nam......c.ococeveevevevennnee, 121
3.1.3. C4c 6i dungdinh hréng phat trén thi truong bit dong sin Viét Namdén nam
1240 2 0 PR 121

3.2. CAc gii phap hoan thién chinh sachddi véi phat tri én thi trwong bat dong sin

VIBEINBIT coooeeoeeeee e meeee e e e e e e ee s eee e 122
3.2.1. Gii phap chung & h¢ thdng chinh sach phét én thi truong bit dong sin...122
3.2.2. Gii phap \¢ chinh sachtat dai phat trén thi truong kit dong sin................. 122
3.2.3. Gii phap \¢ chinh sach én phat trén cac dr &n kit dong SN ....ccvevveeeee. 125

3.3. CAc gii phap vé hoan thién chinh sach thié déi véi phat tri én thi trwong bat

AONG AN VIGE NAM L.eeiiiii e eeeee e e e e e e et e e e e e e e e e eeeesrnnnnaes 125
3.3.1.D6i méi thué so hiru (Sr dung) bt dONG SN ... 126
3.3.2. By sung &c thié Gid thi dat ting th8M .........c.ccoivieeeeeeeiece e 135
3.3.3. Hoan thiin cac dc thué thu nhip ddi véi chuyén nhrong bit dong san ... 139
3.3.4. Thié gia tii gia ing ddi Vi Dat dONG SN ......ecvveeeeeieeeece e 143
3.3.5. Thay th Lé phi tiréc ba bang Luat thué dang Ky tai 8N ........cvevveeeeveeeeene, 144

3.3.6. $adoi chinh sach thudh sr dung dit va thu tén thuédat......................... 147



\Y

3.4. Mét sb giai phap hé tr¢ ddi véi phat tri én thi tr wong bat déng sin Viét Nam

.............................................................................................................................. 152
3.4.1. \& minh ach hoéa thtredng Bt dONG SN ...c.vevveee e 152
3.4.2. Nang caoamg lyc chuyén mon cho céac &hhé tham gia thtruong kit dong
1 TP TPPPPPT 153
3.4.3. CAC dii PhAP KNAC .....ovvviiiiiiiiiii e 154

50 O B N N TR 157
DANH M UC CONG TRINH NGHIEN C UUDA CONG BO........covoveeeeeee, 158
TAI LI EU THAM KH A oo 161
PHAN PHU LUC

Phy luc 1.1: Mic thu thié bat dong sin d6i voi mot S5 QUIC QA ..veveeeeeeeeeeieeeeeeeeee e 1
Phy luc 1.2; Béu thié suit ddi véi tai sin thira k& tai Mot S5 NUGC ..veeeeeeeeeeeeeeeeeeeeeee, 3
Phy luc 2.1: Danh sach cac san gidorbit dONg SN ......c.eeveveeeiie e 4
Phu luc 2.2: Ty & dong vién @a thié dat tinh theo khung gi&at caa Chinh ph tai Nghi
diNN D 123/2007/ND-CP ..ovovieiiieieieteeee ettt 5
Phu luc 2.3: Thi thu nhip doanh nglgip tir chuyén quyén S dung dat ........c.cceeveeveeeenene., 7
Phu luc 2.4: Thu thé lién quandén bt dong SN qUA CACHM ......ceoveeveeeiee e 9
Phy luc 2.5: So sanh khung gt theodiéu chinh aia Chinh Pl ......coeoveeiiiceeeeeee 10
Phu luc 2.6: Phéu diéu tra mrc do tAc dong aia cac yu th dén quyét dinh dau tu/tiéu
o[0Tl 1 T gl I [T 12
Phy luc 2.7: Két qua kiém dinh cac nhanjtcaa md hinh nghi@nii ............coceeveveeennane. 13
Phy luc 2.8: Trung binh thu tuai $in/GDP @a CAC NhOMUWGC ... 16
Phy luc 3.1: Xay @ng md hinh gi@at VA gid BDS ......cooveveeieiececeeeeee e e 17
Phy luc 3.2: Phtu thu tHip thONg tin GIATAL .......ccvoeiiieieeeeeeee e 31
Phy luc 3.3: M6 hinh cay qu dinh GIAGAL ........ccooviiiicieeeece e 36
Phu luc 3.4: BEu tinh toan xadinh thié suit co ban hang BmM .........ccooveeveiieeeeceee 37

Phy luc 3.5: Tinh 8 thu thié du kién thuduoc doi Vi dAt & ..eevveeveeeeeeee e 41



Vi

DANH MUC CAC CHU VIET TAT

Viéttit  Cum tir tiéng Viét Cum tir tiéng Anh
AEEC Dié,l‘_l dz‘im hop tac kinh ¢ Chau A — Asia - Papific Economic
Thai Binh Orong Cooperation
AFTA Khu vuc mau dich tr do ASEAN ASEAN Free Trade Area
ARMI Chi sb danh gia chung ihtruong Aggregate Real estate Market Index
ASEAN  Higp hoi cac nréc Dong Nam A Ass_ociation of Southeast Asian
Nations
AVA Hiép hoi Tham dinh giabéng Nam A Asean Valuers Association
BPS Bit dong sin
BEP Piém hoa vn Break Even Point
BTCT Bé téng 6t thép
CBRE g%&ggt%gtﬁ;:a qun ly batdong in - g pichard Elis
Hiép dinhwu d&i vé thué quan c6 iu  Common Effective Preferential
CEPT .
luc chung Tariff
CL Chat lugng
CNQTP  Chuyén nhrong quyén thuédat
CP Chinh ph
CQSD® Chuyn quyén sr dung dat
CTCC Coéng trinh céngong
CTCP Céng ty & phan
DA Du an
FDI Pau tir tryc tiép nréc ngoai Foreign Direct Investment
FED Guc du trir Lién bang M/ FederaReserve System
FHA Cuc quan ly BDS Lién bang M Federal Housing Administration
The National Federation of Real
FNAIM  Lién doan kit dong sin Quic gia Estate (Fédération nationale de
I'lmmobilier)
FPI Dau tr gian tép nréc ngoai Foreign Portfolio Investment
Hiép dinh chung @ thué quan va General Agreement on Tariffs and
GATT .
thuong mli Trade
GCN Ghy ching nhin
GDP Tong sin pHm trong nréc Gross Domestic Product
g/‘;(i‘)l’ Gia tii gia ting Value Added Tax
HAI Chi b kha ning mua nha Housing Affordability Index
HDB Uy ban phat tén nha Singapore Housing and Development Board
HPI Chi s) gia nha Housing Price Index
HPrl Ch s loi nhuan nhag Home Profit Index
IMF Quy tién t& Quic t International Monetary Fund



IVSC

LPTB
ND
NSNN

ODA

OECD

QSDb
RAI

REI
REIT

RETI

RPI
SDDNN
SDbPNN

SISMIOP

SISTEP

SPOP
SXKD
TNCN
TNDN
TNHH
TSCb
1T
UBND
VT

WAVO

WB
WTO
XHCN

Vil

Uy ban tiéu chén thim dinh gia Quc

té

Lé phi tnroc ba.

Nghi dinh

Ngéan sach Nhandc

Quy hd tro phat trén chinh tiic

To chirc hop tAc va phat tén kinh €.

Quyén sr dung dat.

Chi s giao dch aia thi truong

Chi s di béo gia

Quy dau tu tin thac BDS

Chi s minh ach thi treong bit dong
san

CH s gi& kit dong sin

Sir dung dit néng nghip

Str dung dat phi ndng ngHip.

Hé thong guin ly hanh chinh BS hing

may tinh (Indonesia)
K théng diém nop thié (Indonesia)
Bn Ké khai Thé (Indonesia)
San xuit kinh doanh

Thu nkip ca nhan

Thu nkip doanh nglgip

Trach nhém hiru han

Tai sin & dinh

Thong tr

Uy ban nhan dan

Vi thé

Hiép hoi tham dinh gia T gi6i
Ngan hang thgisi

To chic therong mai thé gioi
X& hoi chu nghia

International Valuation Standards
Council

Official Development Assistance

Organisation for Economic Co-
operation and Development

Real estate Activity Index
Real estate Expectation Index
Real Estate Investment Trust

Real Estate Transparency Index

Real estate Price Index

Sistem Managemen Informasi
Obyek Pajak

Sistem Tempat Pembaya

Surat Pemberitahuan Obyek Pajak

World Association of Valuation
Organisations

World Bank
World Trade Organization



viii

DANH M UC CAC BANG BIEU

1. Bang 1.1: @ sd tinh thié cia 122 gBC Gial.....cecvviveeeeeeeeeeece e, 36
2. Bang 1.2: Cac ich ban thu thid NhAGAL ............ceoovieiiee e 37
3. Bang 1.3: & lugc tinh hinh chungu@ cac méc nghién u ..., 60
4. Bang 2.1: Phat téin san giao @th kit dong in tai Viet Nam ......cccoevveeeveeeeeennene, 69
5. Bang 2.2: $ lugng cac doanh ngép kinh doanh &t dong sin phan theo ndin

VO 1ottt nenes et e an Rttt bttt 70
6. Bang 2.3: \bn dau tu tryc tiép nrdc ngoai vao nganh xayrdg qua cacam........ 71

7. Bang 2.4: $ luong cac @ anduoc giaodat, cho thuéat, chuyén muc dich st

dung dét tréndia ban TP.K Chi Minh &r nam 2004dén nim 2010. ...................... 73
8. Bang 2.5: Thu thé sir dung dat ndng Nghdp qUA CACE M .......c.eevveveeeeceeeeeeee, 76
9. Bang 2.6: Thu th& Nhadat qUA CAC BIM..........ocveiieeeeeeee e 81
10.Bang 2.7: Thu thé chuyén quyén Sr dung dat quUa CAC BIM .........ccveveveeiereieene, 85

11.Bang 2.8: T Ié thu thit CQSDD trong Hng thu ngan séchitTp.H5 Chi Minh ...86
12.Bang 2.9: So sanh @i dong vién @a thié TNCN qua hai phiong phap tinh thiss
13.Bang 2.10: So sanh gitit theo quidinh aia UBND dp tinh va giadat thj truong

........................................................................................................................ 89
14.Bang 2.11: Bng chét tinh chénhdch thié TNCN va E phi tirdc ba phai nop .....90
15.Bang 2.12: Tling ké céac & so khai thié tai Chi cuc thié Quan GO VAp................ 92
16.Bang 2.13: Thu in St dung dat QUA CAC BIM......c.oovveviierieeeecece e 96
17.Bang 2.14: Thu in thuBdat QUA CAC M .......ccveveeiieeeeeeeeee e eeeeeee e, 101
18.Bang 2.15: Mrc d6 quan tbng aia cac $u th tacdong dén quyét dinh dau tu /tiéu

AUNG BIEAONG SN .t eeeeee ettt e et e sreste e eeneanes Q51
19.Bang 2.16: Xaalinh ¢ s tin ciy Cronbach’s Alpha..........c..cccveeevr ... 106
20.Bang 2.17: Kém dinh KMO va Bartlett's CAC B dOC 13D ....eveveeeeeieeeeeeee e, 107
21.Bang 2.18: Ma N NNAN G XOAY .......eovviveeeeeeeee et e, 107
22.Bang 2.19: Kém dinh KMO va Bartlett's 8n phu thudC ........coveevviiiiieeeeeeeen 107
23.Bang 2.20: Ma BN NNANG ....c.ooveieceeeeee e, 108
24.Bang 2.21: Bng Kt qua pheong trinh Bi qui cia md hinh........ccocoveviieeee 108

25.Bang 2.22: Gu tric (%) thu théitrong Khu vic OECD..........ccveeveviiieeeeeeeeees 113



IX
26.Bang 2.23: Mrc do hiéu qua caa chinh sach thddi véi bat dong sin anh hrong
dén doanh nglép, h gia dinh, c& nhan khi tham gi#u tr kinh doanh Bt dong

1 [P OPEPPP PP 116
27.Bang 2.24:Danh gia ¢ chinh SACKAL dai ...........cevvveveirieieieceeece e, 118
28.Bang 3.1: Tinh B sb cua cac bén dra vao Cay Quit dinh phandp giadat.......130
29.Bang 3.2: Thé suit tiy vao muc dich St dung dat..........ccooveeveeieeeceeeeeeeeee 3n
30.Bang 3.3: T 18 thu thtd AL trENG .......c.eoveeeeeeeeee et e, 132

31.Bang 3.4:Dé xuit biéu thié Thu nHip c& nhamiéi véi chuyen nhrong bit dong gin



X

DANH MUC CAC HINH V E

1. Hinh 1.1: Cung 4u va gia @ hang hoa BS trén th tradng. ........ccccveevevereeeevennane 19
2. Hinh 1.2 : lgi nhuan tir c&c lai hinh phat tén bt doNg SN ......covevevieiieeees 20
3. Hinh 1.3: Tinh ngong aia gid Bt dONG SN ....c.vevvieriiieiceeecece e 23
4. Hinh 1.4: Taatong aia thié don vi trong tirong hyp duong cungdat dai khdng co
0= 1o PP PUUPPPPTPRRTN 50
5. Hinh 1.5: Taalong aia thié ty 18 trong tirong hop duong cungdat dai khdng co
0= 1o USSP PUPURT 50
6. Hinh 1.6: Taalong aia thié don vi 1én gia @ hang h6a BS X. .......c.cccccveveveenane. 51
7. Hinh 1.7: Taalong aia thié ty 1¢ 1én gid @ hang hoa BS X......cccovevveevveeeeenn 52
8. Hinh 1.8: Taaiong aia thié don vi khi dudng ciu BBS X hoan toan khéng co
DN, ettt e et —————— e e e ettt ———— e e eeeeeeteetaan—————aaaaaeeeenrraaa, 53
9. Hinh 1.9: Taatong aia thié ty 1¢ khi duong ciu BBS X hoan toan khéng co gian. ..
........................................................................................................................ 53
10.Hinh 1.10: Ta&ong aia thié don vi khi duong ciu BDS X hoan toan co gian. ....54
11.Hinh 1.11: Ta@ong aia thié ty 1& khi duong ciu BDS X hoan toan co gian. ....... 54
12.Hinh 2.1: & minh lach aia bit dong sin anh hrong dén dong vn dau tu............ 74
13.Hinh 2.2: Mbi quan I giira ch s6 minh ach th treong BDS va tham niing.......75
14.Hinh 2.3: $ thu thié sir dung dat néng nghdp qua CACHM .........cocvvvevveeeeen. 76
15.Hinh 2.4: $ thu thi NhAdAt qUA CAC BM ......ceoveieieeeeeeece e 82
16.Hinh 2.5: $ thu thi chuyén quyén sr dung dat qua CAC BM .......c.ccvevvevreeeeeene, 85
17.Hinh 2.6: So sanh @it dong vién @a thié TNCN qua hai ptiong phap tinh thti88
18.Hinh 2.7: $ thu tién ar dung dat qUA CAC BIM .........ccveveeeeeie e 97
19.Hinh 2.8: $ thu tién thUBdAt QUA CAC BIM........ccveveeeeee e, 101
20.Hinh 2.9: M6 hinh nghiéntu tong quat cac du t6 tac dong dén quyét dinh dau
tU/tIBU AUNG BE AONG SIN .o n s 103
21.Hinh 2.10: Bng thu fr bat dong sin trong 6ng thu ngan sach qua c&om........ 111
22.Hinh 2.11: Cac ngin thu tr bit d6Ng SiN QUA CACEM .....c.vevveeeieeeeeeeeeeeeen 112

23.Hinh 2.12: @ ciu thu tr bit dong SN MM 2010 ........cooiieeeeeee e e 113



Xi
24.Hinh 3.1: So sanh gi#t giao dch trén th trudng va giatat do UBND TP.H Chi
MiNh DAN NANN ... s 128
25.Hinh 3.2: So sanh gi&c tinh &ia md hinh va gia giadch quyén sr dung dat



1
MO PAU
1. LY DO CHON BE TAI

Thi trudng bit dong sin (BDS) 1a ndt thi truong quan tsng trong &n kinh € caa ndi
qudc gia.bay la nét thi truong dic biet khdng nlitng céanh hrong lon ddi véi su phéat
trién cia toan An kinh € ma conanh hrong dén doi song xa Bi. Thém vaado thi treong
BDS c6 ndi lién hé mat thiét ddi véi cac th truong khac nkr thi treong tai chinh, in
té... va c taaiong ong lon dén moi tang lop dan o.

Thi truong BDS nréc ta trong thi gian quada débng gop quan ¢ing vao s tang truong
kinh t - x& Foi cua dat nuge. Thi trudng BPS da thu hit nkdu ngubn von dau tr va gop
phan chinh trangdd thi, tham gia kich &u va trng hréc cii thién nhu éu nhad cia nhan
dan. Théng qua ho dong aia th trudng BDS, ¢ théng qui plam phép ldt diéu chinh
hoat dong aia thi truong da trng brdc dugc hoan thin. Hang lat cac \n ban quy plam
phap Idt quan tong nhr: Luat Kinh doanh BS, Luat Bat dai, Luat Pau tr, Luat Doanh
nghiép, Luat nhao... da duoc ban hanhab diéu kién dé thi trudsng BDS phat trén, tao moi
truong dau tr thdng thodng, thim lgi cho cac nhatau tr trong, ngoai néc ding nhr
nguoi sir dung ngay canguoc tiép cn truc tiép hon v6i loai hang hoatic biét nay. Bén
canh nHing mit tich arc, thi trudng BDS & nudce ta con Be 16 nhiéu han cké, phat trén
thiéu lanh manh va khéng én virng. G thé 1a nhadat chea dugc khai thac va aka dugc
s dung hiéu qua, con lang phi, tt thoat bn. Hién twong tiéu arc, tham nking lién quan
dén BDS con nhdu. Th truong BDS phat trén mang tinhit phét, théu minh kach, giao
dich phi chinh tfic con chém ty trong cao. Cung -au vé BDS hi mat candéi, dic biét 1a
vé nhu @u nhagd cia nhan dan. Tinhdng dau oo nhadat, kich du “ao” d&é nang gia BS
lam cho th truong dén bién thit thuong, nhéu con $Ht gia nhadat da »ay ra fét phac tap,
khé lrong din ¢én hé qua 1a cac doanh ngép kinh doanh BS & gap kho khin trong
viéc tiép tuc kinh doanh, cac ngan hangréimg mai kha nang ting ty trong ny xau cao do
cho vay kinh doanh BS, nhu &u nhad chodai bo phan dan @ dang gip kho khin, nhit
la d6i tuong laodong cé thu nBp thap... gayanh hrong dén phat trén kinh € - xa i cua
dat nugc. C6 nhéu nguy@n nhanih dén tinh tang trén, trongté c6 nguyén nhan quan
trong 1a chinh séach tludién quandén BDS &p dng ¢ nudc ta hén nay con nkiu bit cap,
chua thé hién duoc vai trodiéu tiét caa thié trong rén kinh € thi truong.

Péi véi hé théng chinh sach tlunudc ta thi tr saubai hoi Pang lan VI (nam 1986)dén
nayda qua ba béc cii cach, d& hinh thanh 6t hé théng thué khaday du, khai thaaiuoc
cac ngon thu, ap dng cho noi thanh pln kinh € va trng hréc thichirng wi nén kinh €
thi truong dinh hréng xa i cha ngha. Tuy nhién, wéc yéu édu cdng nghip hoa, hén

! Cdi céach the budc 1 (1990 — 1996); @ cach thi burge 2 (1996 — 2000); @ cach thié bidc 3 (2001 — 2010)
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dai héadat nugce va trong @n trinh i nhap kinh € quic t, hé théng chinh séach thucon
boc 16 nhitng han ché can phai tiép tuc bd sung, hoan thh dé bao quét & ddi tuong cHu
thué, ddi tuong rop thié trong @ ché thi truong va gop phn thicday san xuit kinh doanh
phét trén, trongdo6 dic biét 1a chinh sach thulién quandén BDS. Hién nay, déi véi
“hang hoéa hit déng sin” tuy thudc vaoddi tuong mp thié, muc dich sr dung... ma ap
dung céc Ldt thué khac nhau nit Thué Sir dung dat ndng nghdp, Thié Nhadat, Thué
Thu nHip doanh nglép, Thié Thu nhip ca nhan, Thiigia ti gia &ing... Tuy nhién, cac
sic thié trén chra bao quat ét cac ngdn thu i BDS; chra thé hién thié 1a céng a diéu
tiét vi md rén kinh € nham thGcday phat trén thi truong BDS 6n dinh, 1anh manh, k&n
virng, thu hiidau tr nuéc ngoai 40 ngubn vén chodau tr phét trén kinh € dat nudc; con
bat cong king trong thu théiva gay tit thu cho Ngan sach nhadrc.

Vi viy, dé khic phuc cac vin dé néu trén niim phat trén thi truong BDS, din hoan thin
ca c&c chinh sachiwnd, trongdd dic biét 1a chinh sach tai chinh ma thé 1a chinh sach
thué. P6 chinh 14 1y do Tdi obn dé tai “Chinh sach thué dai véi phat trién thi trurong bit
déng sin Viét Nam” nhim nghién é¢u quan & gitta chinh sach ttéuva sr phat trén cia
thi truong BDS dé hinh thanh it hé théng thié déi voi BBS hoan thin, phat huyduoc
hiéu qui sr dung dat, thacday thi trusng BDS phat trén bén vitng, daptng nhu éu ting
thu tai chinh cho chinh phrunguong ding nhr chinh quygn dia phrong trong phanap
tai chinh vaday ding la vin dé rat cip thiét cho sr nghiép phat trén kinh € nude ta hén
nay.

2. TONG QUAN CAC CONG TRINH NGHIEN C UU PA CONG BO VE CHINH
SACH THUE POI VOI THI TRUONG BAT PONG SAN

2.1 Nghién d@ru ciia hwéc ngoai

Céac nghién €u ¢ nuéc ngoadi ¢ thi trudong BDS néi chung va chinh sach éhddbi véi
BDS ndi riéng 4t nhidu, it da cang va phong pha. Trondd dua ra nhéu ky thuat tinh
toan, cdng ¢ hd tro va mé hinh nghiénua phrc tap, nhit 1a cdc mé hinh phan tictinh
luong d& dua ra cac & qua nghién &u c6 tinh thugt phuc cao. Tuy nhién, cac nghién
clru & nudc ngoaidéu xuit phat tr cac \in dé thyc tién cia nréc dé va \an dung vao tinh
hinh thrc € cua nréc d6. Mat khac, 1§ thong dr liéu & cac mroc laday du, da cang, lién
tuc va codo tin ciy cao, 1a #n dé quan tong cho cac phan tich nghiétg trong khig
Viét Nam hén nay @ so dit liéu lién quandén thi truong BBS néi chungt mong, khéng
day du va codo tin ciy thip. Do dd, Luan an ch dua ra ndt vai nghién ¢u ¢ cac mée
mang tinhdic trerong ¢ tié nghién &u, hoc tip va \n dung dugc trongdiéu kién Viét
Nam,dic biét 1a nHing nréc codiéu kién kinh € twong dong wi Viét Nam. Bén gnh d6
ciing dua ra ndt vai nghién é¢u dién hinhd cac nréc tién tén dé Viét Nam cé thé hoc hoi
va ap ang cho th truong BDS trong trong lai. V& chinh sach thuidéi véi thi truong
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BDS mi troi c6 mit 5 tac gk d¢& nghién ¢u nhr sau:

Nghién aru V& xay ding chinh sach tBuBDS ¢m cé: Joan M. Youngman (1996) [97]
nghién ¢u vé xay drng chinh sach tiiudat va thé xay ding; Rebecca S. Rudnick va
Richard K. Gordon (1996) [123] nghiéfiicvé thué tai $in; Chris Edwards (2006) [85Fv
sira d6i thué BDS ti M§; Hong Zhang (2008) [104]éwianh gia va & cach thé BDS ti
Trung Quc...

Nghién @ru V& cai cach & théng thié BPS, i troi trong khu wc la cac nghiénim vé
cai cach thé BPS aia Indonesia. Jay K. Rosengard (1998) [8&]r¢ thong cac thanh
céng @a nganh théiIndonesia sau 6im nghién ¢u hoan thin chinh sach vaocché thué
BDS trén o so hop nhit tir 7 uat thué khac nhau lién quadén BPS. Thanh cong trong
cai cach thé caa Indonesia khong fimg la cé nét hé théng thié rd rang, tbng nhit, don
gian va pfo bién madiém nbi bat nhit caa cii cach nay 1a &thong diém nop thié (Sistem
Tempat Pembaya - SISTEP), satdtmim thyc hién, hidu qua thu thié ting tr 65% dén
79%.

Nicolaus Tideman va Florenz Plassmann (2006) [1d&%, tac gi d& dua ra Kt luan
nghién &u ring: mdt h¢ thdng thié dat hoan thén 5 tao ra ét nhiéu loi ich cho Quc
gia nhr thicday phat trén d6 thi, 1am giau cho gtc gia théng qua ¥t Sr dung hiéu
qua ngwn hec dat dai, BDS va vwn hoadugc ngudn lyc ndy nim phuc wu vén cho phat
trién kinh € noi chung.

Roy Bahl va Jorge Martinez-Vazquez (2007) [132hiég dru vé thué tai sin & nhiing
nudc dang phét tén (trongdd c6 thé BPS), nghién ¢u naydadua ra niing thuin loi va
bt loi cia phan ép tai chinh va gin ly thué tai sin ¢ cac e dang phat tén, 1am té
naodé ting $ thu \é thué tai sin vadong gop aa thié tai sin trong phat tén dat nudc.
Nghién aru vé phan @p tai chinh trong din ly thué BBS con c6 Blane D. Lewis (2002)
[81], Roy Kelly (2004) [131], cAc nghiénre nayda dua ra cac thach tit dang rdi 1én
trong phan &p tai chinh i cai cAch thé tai sin & Indonesia Bén anhdo, Jane H. Malme
va Joan M. Youngman (2001) [93jrg dua ra nghién¢u Vé s phat trén cia thié BDS
trong rén kinh € chuyén di cua cac méc Trung vabodng Au, nghién €u nay hoan thanh
dudi sy hop tac @ia Ngan hang Thgisi va Vién Chinh sachtat dai Lincoln, nghién ¢u
cu thé tai cc nrge: Ba Lan; Estonia; @g hoa Séc: éhg hoa Slovakia; Lién bang Nga;
Armenia, quéa trinh chiéy doi nén kinh € thi truong aia cac méc naydoi hoi phai phan
cip tai chinh trong gin ly va thu thé BDS tir chinh qugn trunguong xwng chinh
quyén dia phrong.

? &4 thu tr thué BBS dugc phan Is 10% mp \é ngan sach Qdc gia; 90% condi durgc phan I8 cho cac dp chinh
quyen nhe sau: 18% danh choiith, 72% cho Qgn (Huyén) va 10% danh cho chi phi hanh thu
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Robert J. Gloudemans cuing ckng nghép Almy, Gloudemans, Jacobs & Denne (2000)
[125], bai vét nay l1a Kt qua nghién ¢u theo yéu &u cia Vién Chinh sactbit dai
Lincoln (Cambridge, Massachusetts, Hog) KNghién ¢u dua ra ndt pheong phap ni,
hién dai trong thim dinh gié riéng Wt cho tai an 1a dat dai va cac cong trinh xayudg
trén dat (tda nha) théic khu dan @ bang ky thuat phan tich Bi quy dé uéc tinh gia ti tai
san tach lch gira dat dai va cong trinh xayuhg tréndat. Két qua nghién ¢u nayduoc
Vién Lincoln quan tam rim haach dinh chinh séach trong lau dai lién quém sr dung
dat, trongdd co @ van dé thué gia ti dat. Nghién cu duoc thyc hién tir co s dit liéu caa
3 d6 thi & Bic My: viingdd thi Ada (Boise), Idaho; Clareview (Edmonton), Albena;
Jefferson (ngd 6 Denver), Colorado trérocss chia ntd khu wrc nghién éu thanh ntéu
khu wre thi truong® cho muc dich xay drng mé hinhing khu dan e, s5 miu duoc thi
nghiém 1a 3.482 tdoa nha va 9@t tréng duoc ban ra. Kt qua nghién &u mé hinh cho
thiy*, ty 16 gia ti dat udc tinh trén éng gia ti BDS la 29%d6i véi khu wre Ada, 35%d0i
véi Clareview, va 43%il6i voi Jefferson. @ thé d6i véi khu wec Clareview, § 1é gia ti
dat trén Bng gia ti BDS la 35%, gia frtda nha khang 30%. Vi vy, thué dat phai loai bo
65% gia tf tai sin dan o trong khu wc thi trudng nghién ¢u. Didu nay c6 ngtadé duy
tri cing ndt mac chi tiéu @a chinh ph va ngroi dan hrong cung cht luong dch w
cong thi nic thué ddi voi dat trong € phai ting 286% (1/0,35)é bu dip cho cac §u t
khac,day ding chinh 1a “gia phi tra” cho ar “lang phi q@ dat”. Nghién aru nay thrc
hién nhim giai quyét van dé thuc tién vé& xay drng chinh sach dun ly dit dai tai My va
cac nrge codiéu kién kinh € twong ddong. Tuy nhién, Kn nay theo cac nghiénre gin
day da thbng ké fon 1/2 doanh thuitthué tai sin caa cac qdc gia la fr dit va cac toa nha,
dé phan tichduoc tacdong aia chinh séach thuddi vai tirng loai tai sin trong goi “thié tai
san” dén tong doanh thu thyy dén ting trrong GDP thiday la phrong phap phan tictbt
c6 do tin iy cao. Riéngldi véi Viét Nam,diéu kién vé co v dit liéu chra day du, mac
sdng dan a chra thé thu thié nhe & My, cac bén doc lap tacdong dén gia BDS i Viét
Nam khéac so & ¢ My, nheng day 1a nghién ¢u c6 gia tr dbi véi Viét Nam & pheong
phap ldn, dic biét 1a trong véc xacdinh gia tinh thé BDS, nghién ¢u nay ding duoc
tac gi nghién @u va \dn dung trong ldn an.

2.2 Nghién dru trong nwéc

Ching duong din 20 rim hinh thanh va phat én thi truong BDS Viét Namda co dt
nhiéu nghién éu vé chinh sach phat &m thi truong BDS, trongdd cé chinh séach tiéu

% Ching hun Thanh ph Edmonton, Albertaiiroc chia thanh 12 khuwe thi truong cho cac mc dich xay dng mo
hinh khu dan .

* Cac bién duroc lra chpn dwa vao mé hinhgm: Cac yu t anh heong dén bién noi ¢ (ddt hé, song, cong vién, giao
thong, dan g); Cong trjnh xay ang (khu wc sinh ng, khu wc ham, khu wc gé xe...); Clat luong cong trinh (clit
luwong xay dng, thiet ke, trang tri b&n ngoai, mai ngoi; t¢ gia tri con ki).
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Tuy nhién, vi 4t nhiéu ly do khac nhau ma cac nghiérucvan chra dap tng dugc nhu
cau thyc & nham hd trg phat trén mot thi truong BDS én vitng, a1 thé mot s nghién u
ndi bac vé chinh s&ch thuddi vai thi truong bit dong sin nhr sau:
Nghién aru chung ¢ chinh séach tai chinh trond c6 chinh sach tkuddi véi BPS ¢
Quéchbuc Phap (1999) [52] nghiénra V& sir dung cong a thué dé diéu tiét vi mé rén
kinh €. Hoang \an Bang (2009) [12] nghiéniai chung ¢ ly thuyét va chinh séach tktu
Quéachbirc Phap (2002) [53]di thué tai sin ap ding tai Viét Nam....
Thai B4 Gin (2004) [13] nghiénteu cac gii phap tai chinh phat & thi truong BDS,
trongdo dua ra cac gii phap ¢ gia dat, dén bu, thu bi dat va gii phong nit bang. Dam
Vin Hu (2006) [32], Ngugn Van Ninh (2007) [48]4p trung chinh vadanh gia caci
thué lien quandén BDS hién hanh vatua ra cac gii nham hoan thén cac &c thié, phi va
1& phi lién quanién BDS. Nguyn Hong Thing (2010) [66] nghiéntw Vé cai cach thé
Nha, dit tai Viét Nam vadua ra khugn ngH chinh sach & cai cach thé nha,dit trén @
so tinh thié 1a gia ti thi truong aiadét va gia ti cac cong trinh trédat, ngoai ra thé st
ap ding dugc phan bit tir thip dén cao cho batyng hyp: nha ndng thén, nha klad thi,
nha dung vi mc dich kinh doanh. Cung quatiém Nguyén Hong Thing (2010), tac gi
Trinh Hong Loan (2010) [110], nghiénta V& cai cach thé BDS i Viét Nam Wi muc
tiéu i da hda ngbn thu va éi vu hoa phat téin dat nuge. Trongdé dua ra ly do la chinh
sach thé BDS hién nays Viét Nam chi yéu 1a thié thu mot 1an, khéng phi 1a hinh thic
thué thuong xuy&n hang am déi vai tai sin, doanh thu i ngwn thié nay ngay cang
giam va @i cach 1a Bt busc, giai phapduoc dua ra |a tinh théi BDS trén @ dat va gia ti
cong trinh xay dng tréndét theo gia tr thi truong aia tai én. Tuy nhién, cac nghiénra
néu trén @ng chra nghién ¢u dén phrong phap xadinh gia ti thi truong aia BDS lam
co s tinh thié.
Nghién @ru v dinh gia BDS, dién hinh cé cac nghiénra: Nguyén Manh Hai (2006)
[26] dé& xuat cac gii phap ¢ dinh giadat & tai Viét Nam. Ngugn Manh Hung, Tén Van
Trong, Ly Heng Thanh, Tan Thanh Hung, Hoang it Phé (2008) [33]tng ding Ly
thuyét Vi thé - Chit luong trongdinh gia BDS i Viét Nam. Ngugn Minh Bién (2010)
[24], thim dinh gié tai n trongd6 co BPS...

Toém hi: Cac cdng trinh nghiénia cia cac tac gidién hinh nhr d& néu trén anyéu ch
tap trung vao phan tich mé,tit cé cac nghiénuu dinh hrgng. Chra c6 ndt nghién cu
tbng quat cho £ hé thng chinh sach tunhim phat trén thi truong BDS. Riéngddi véi
thué @it va cong trinh xayehg da c6 nhéu tac gi nghién ¢u, tuy nhién cha co gii
phap @ thé vé& xacdinh @ s thué. Nhu vay, nhin chung do nbi ly do khac nhau ma céac
nghién ¢u van chra dapung duoc nhu @u thye t 14 hinh thanh @t hé thdng chinh sach
thué d6i voi BDS nhim hd trg phét trén thi trudng BDS 6n dinh va Bn viing.



3. MUC TIEU NGHIEN C UU

Muc tiéu chinh ¢a dé tai laddi mai va hoan thdn chinh sach tHunhim phat trén thi
truong BDS Viét Nam theo kriéng lanh manh, kn vitng gop pln phuc vu qué trinh céng
nghiép héa va Hin dai héa dit nuoc. bé dat dugc muc tiéu néu trén, kn an ap trung
huéng dén cac muc tiéu @ thé sau: (i) Nghién €u oo s Iy thuyét vé chinh sach thiva
cac gc thué cy thé lién quandén thi truong BPS. (i) Cac thongd quic € hién hanh éa
chinh séch thiddi voi phat trén thi truong BDS trén tié giéi va rat ra cac baide kinh
nghiém cho Vit Nam. (i) Phan tich va@anh gia thrc trang chinh sach tléuva cac &c
thué cu thé nhim phat trén thi truong BDS Viét Nam trong thi gian qua. (iv)Dé xuit cac
giai phapdoi mai va hoan thin vé chinh sach thunhim phat trén thi truong BDS Viét
Nam.
Pé dat duoc myc tiéu nghién €u néu trén, 6 dung da Iuin an fp trungdi vao ta oi
cac cau bi nghién cru sauday:
1. Vé miat ly thuyét, chinh sach thuva céc &c thié cu thé nao lién quananh hrong
dén thi trudng BDS?
2. Chinh séach thtiva cac &c thié cu thé nao hén dang vin dung ki Viét Nam céanh
huong dén sr phat trén caa thi treong BDS va tie hién trén cac 6i dung nao?
3. Céac nguyén nhan nadimddén chinh séach thucé nhiing Hn tai, han ché ddi véi
phat trén thi treong BDS?
4. Chinh séach thaidbi véi thi treong BDS én phai dugc d6i mai va hoan thin nhu
thé nao?
4.POI TUQNG VA PHAM VI NGHIEN C UU
Déi tuong nghién ¢u cia luan &n 1a chinh sach thdrén Hng the, cac 4c thié cu thé va
cac khan thu @ia nha wéc lién quandén thi truong BDS tai Viét Nam.

Pham vi nghién ¢u aia luan an: (i) \€ thoi gian, nghién ¢u tr nim 1993dén nay, khi c6
luat dat dai va th treong BDS. (i) Vé khong gian, nghiénuai chinh séach thuphét trén
thi truong BPS trong plam vi ¢ nuée. (i) Vé ndi dung, nghién €u tong quan cacis
thué va cac khan thu lién quardén thi treong BDPS, danh gia irng sic thié, lva chon mot
sd sic thié chinhdé nghién ¢u sau, trongtd chi topng dén cac &c thué nham phaét trén
thi trudng dat phi néng nghiip va nhao.

5. PHUONG PHAP NGHIEN CUU
Co s di# ligu

Luan &n & dung cac ngéin di liéu sau nm muc dich phuc vu cho qué trinh nghiénia:
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(i) CAc dr lieu tha cip sr dung trong nghiénteu dugc thu thip tr Bo Tai chinh, B Xay
Dung, Tong aic Thong k&, Ngan hang éhgisi (World Bank - WB), Qg tién & Quic t
(International Monetary Fund - IMF),5Tchic hop tac va phat tén kinh € (Organisation
for Economic Co-operation and Development — OECDL4ac nghién eu cia cic céng
ty nghién &u thi truong trong va ngoaiwsc. CAc d liéu trén plic vu cho vic thong ke,
danh gia, so sanh... chinh sach&iéi vsi BDS tai Viét Nam.

(i) Dit liéu s cap thu thip dugc trong qua trinkdiéu tra, pldng van truc tiép, cac théng tin
diéu tra, pléng van theo ndu phéu daduoc thiét ké, gom:

Diéu tra mrc do tAcdong aia cac $u td dén quyét dinh dau tr (haic tiéu dung)
BDS: Gv s dir liéu diéu tradugc nlim muc tiéudanh gia taeong aia yéu t6 dén
quyét dinh dau tr (hoic tiéu dung) BS, trongdo co chinh sach thulam @ s xac
dinh mirc d6 anh hrong aia chinh séch titudén cung, du BDS va phat tdn cia
thi truong BDS.

Diéu tra théng tin BS: G s dir liéu didu traduoc nhim muc tiéu xay dng mo
hinh giadit va gia BDS lam o s tinh ti gia tinh thé va thié suit cia cac &c
thué lién quandén thi truong BDS.

(iii) Ngoai ra, Luin an lra cton 3 quc gia c6 cadiéu kién vé kinh €, xa ki va hé thong
chinh sach thuiddi véi BPS khac nhadé nghién ¢u d6 |a Indonesia, Phap vasvhhim
muc tiéu rat ra kinh niéim xay drng chinh séach tiuidi vsi BDS i Viét Nam.

Phuwong phéap nghién gu

Luan &n \in dung két hop nhiéu phrong phap khac nhadé thuc hién tuy trng mi dung
cuadé tai, a1 thé 1a;

(i) Pheong phap phan tictbugc van dung chi yéu & cheong 2dé phan tich chinh séach
thué, cac dc thié cy thé anh hrong dén phat trén thi treong BDS Viét Nam thyi gian qua.

(i) Phuong phéap kho sat thrc #:

- Diéu tra mic d6 tAcdong aia cac yu o dén quyét dinh dau tr (dau tr tha cip)

hoic tiéu dung BS: Déi tuong diéu tra 1a cac chuyén gia trong cac doanh émhi
kinh doanh BS va c& nhan c6 nhdicdau tr, kinh doanh hac tiéu dung BS.
Thoi giandiéu tra tr 25/10/2011dén 15/11/20114i khu wrc TP. H Chi Minh theo
mau phéu duoc thiét ké sin. Phéu diéu traduoc cacdiéu tra vién phét rait cac
san giao ith BDS, céc trung tam mdi §i BDS, cac wn phong t van BDS, doanh
nghip kinh doanh BS...

Piéu tra théng tin BS: Ddi tuong diéu tra 1a cac BS dang giao ith trén th
truong BDS, trongdé uu tién cac BS da giao dch thanh céng. Ngyi duoc diéu
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tra 1a cac B gia dinh, ca nhan (labi twong chugn nhrong haic nhin chuyn
nhuong BDS). Ngwn théng tinduoc ar hd trg boi cac san giaoidh BDS tai TP.
Ho Chi Minh, céc trung tam méi @i BDS, k¢ thong mang internet, cac béo... va
dén diéu tra trrc tiép noi c6 BPS giao dch. Thyi gian giao dch aia BPS trong
khoang tir thang 01/2011én thang 03/2011at 4 Quan 1a Quin 1, Qun 3, Qun
Binh Thanh va Qén Go Vap theo niu phiéu dugc thiét ké sin.

(iii) Phuong phap thng ké: Qua trinh thu @l cac d liéu coddi chiéu, so sanh, Lan an
s dung cac pAn mém phan tich thng ké chuyénghg nhr Excel, DTREG, SPSS, cong
cu tra aru trec tuyén... nhim thbng k&, phan tich varbng héa taaiong aia chinh séach
thué dén phat trén thi truong BDS; phan tich cac nhaé énh hrong dén gia ti thi truong
cia BDS, 1am o s5 xay drng ham giatat va gia BDS phuc wu cho viéc doi méi va hoan
thién chinh sach thuddi véi thi truong BDS.

(iv) Phaeong phap chuyén gia: Qua trinh nghi&ugclLuan anda thrc hién cac cdc phong
van va By y kién chuyén gia tronginh wrc BPS, inh wc thié. Cu thé: cac chuyén gia
nghién ¢u trong tnh wrc BDS va thh wrc thié, can b quan ly thi treong BPS, higp hoi
BDS, lanhdao cac cong ty kinh doanhEBs, san giao i¢h BDS, tng aic thié, cuc thué
Tp.H6 Chi Minh, chi mc thié Quan Go Vap...

(v) Phrong phép éng hop: Dya trén § van dung phrong phap phan tich céss khoa
hoc va thrc tién, bing phrong phap éng hyp, Ludn 4nda ddc két, dua ra cac nin xét,
nhan dinh, Kt luan vé van dung chinh sach tliudéi véi phat trén thi truong BDS Viét
Nam. Ter d6 dé xuit cac ghi phapddi mai va hoan thin chinh sach tHudi vai phat trén
thi trudng BDS Viét Namon dinh va Bn viing.

6. NHOUNG PONG GOP MOI CUA LUAN AN
Luan &ndéng gop néi vé mat khoa e va thre tién nhr sau:

(i) Nghién aru ly luan \é thi treong BDS va chinh sach thwiéi véi phat trén thi truong
BDS mbt cach éng the, toan dén. Trongdo lam rd nlkng anh hrong, tacdong aia chinh
sach thé dén phat trén thi treong BDS. Py la \an dé Iy luan quan tong c6 ¥ ngiadinh
hudng trong qué trinh nghiénra d&é d6i mai va hoan thin chinh sach thudi véi phéat
trién thi truong BDS Viét Nam.

(i) Phan tich vadanh gia mt cach c6 B théng chinh sach tltuddi voi phat trén thi
truong BDS va cac khin thu khac géa nha méc lién quandén BDS trén o so ngudn dir
liéu thir cip tin ciy thu thip tr Bo Tai chinh, Bng aic thié, Tong aic thing k&, IMF,
WB... va dr liéu v cap thu thip duoc qua qua trinktiéu tra. Luin anda rat ra nking két
qua dat duoc, nHrng mit con han ché vadic biét 1a cac nguyén nharid dén cac ln ché
cua chinh sach tituddi vaéi phét trén thi truong BBS ¢ Viét Nam.
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(i) Trén co sd nghién &u khai quat ic van dung chinh séch tluddi vai thi truong
BDS aia mbt b nude trén tie. Luan 4nda rat ra cac baide kinh nghém & doi mai va
hoan thén chinh sach tiudé nghién ¢u va \én dung phu lp v6i diéu kién cia Viét

Nam.

(iv) Luan andé xuat cac ghi phapdoi méi va hoan thdn chinh séch thuddi véi phat trén
thi truong BDS Viét Nam nhr sau:

Vé tong thé: Chinh séach thuphu lyp hon voi phat trén thi treong BDS trong
diéu kién hién nay, gop pin phat trén 6n dinh va Bn vitng th truong BDS
theo hrong phu lp voi théng B quic t&, cong ling gita cacddi tuong mp
thué, khuyén khich $ dung dat co6 hiéu qua, han ché dau oo va tich t dat dai,
ddng thyi taing thu NSNN.

Do6i méi chinh sach thtiBPS: Bua nha vaatdi tuong chu thié; gia tinh thié
dugc xacdinh theo gia irthi truong aia BDS trén o so phan tichdinh hrong
cac ¥u t anh hrong d&én gia dat baing md hinh Bi qui Cay Quyt dinh; he
thdng thié suit duoc diéu chinh tay the vao \i tri khu wre, dam bao thié diéu
tiét phu hop v6i kha sinh sinh ¢i cua dat; thdng qua k thuat phan tich hamdi
qui boi gid BPS, Luan an xaadinh ty & thué dat tréng dé khuyén khich caaidi
trong st dung dit cé héu qua.

B6 sung &c thié gia ti dit ting thém: ra trén Kt qua caa ham Bi qui boi gia
BDS, Luin an xaalinh pHin gia ti dat ting thém do nhauwvc dau tr co S5 ha
tang giao thdng, €thé 1a nha méc mo rong duong lam giaing gia ti dat. Trén
co s phan gia ti dat ting thémda dinh hrong duoc, Luan andé xuat mac thué
Ssuit diéu tiét mot phan gid ti dat ting thém nay rdm budip cho NSNN.

Hoan thén cac §c thué thu nHip ddi véi chuyén nhrong BDS: Sra ddi, bd sung
cac gc thué thu ntip d6i vé6i chuyén nhrong BDS, dic biét [ chinh sach thu
TNCN. Trongdd, chi yéu ladiéu chinh phrong phap tinh th) quidinh lai cac
truong hop mién, giam thué vadé xuat biéu thié suit phu hop.

Thay thé Lé phi tréc ba bing Luat thué diang ky tai én: Lé phi trdc ba ngay
nay hoan toan mang tinhaththué, nén Lun andé xuat thay L& phi tiréc ba
bang Luit thué dang ky tai é4n € phu lyp hon, dong thyi giam mac thu dé
khuyén khich caciéi tugng ding ky quygn s hiru, quyén st dung tai sn.

Stra doi chinh sach thu &nh sr dung dit va thu tén thuédat: Dé xuat chi ap
dung hai clé do sir dung dét 1a giaodat 1au dai va cho thudit co thdi han; Nha
nugc thee hién thu i dat saudd cung ép “dat sach” cho cac nhaiu tr phat
trién de an BDS thdng quatiu gia qugn Sr dung dat; co sd thu tién sr dung
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dat va tén thuédat dugc tnr phan dién tich dat 1am duong giao théng, gim
muc thuddi véi dién tichdat khdng xay gng; mrc thuédat dé xuat ting hon so
véi hién hanhdé dam bao céng Bing Wi cacddi tuong duoc giaodat.
7. KET CAU LUAN AN
Két ciu Luan &n ngoai niing phin mg dau; muc luc; cac tr viét tit; danh mc bang biu;
danh nmuc hinh \&; két luan; phy luc... Luan &n @m 3 chrong chinh nix sau:
Chwong 1: Co 3 ly luan V@ thi truong bit dong sin va chinh séach tiuiéi véi phat trén
thi truong bt dong sin
Chwong 2: Thuc trang chinh sach tludéi véi phat trén thi truong kit dong sin ¢ Viét
Nam

Chwong 3: Cac gai phap hoan tiéh chinh sach tiuddi véi phét trén thi truong bit dong
san ¢ Viét Nam
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CHUONG 1
CO SO LY LU AN VE THI TRUONG BAT PONG SAN VA
CHINH SACH THU E POI VOl PHAT TRI EN THI TRUONG
BAT PONG SAN
1.1. Thi trwong bit dong san.
1.1.1. Khai niém bét déng sin

Hién nay,¢ hiu hét cac quc giadéu phan chia taia thanh hai lei: BDS vadong sin’.
Tuy con c6 8 khac nhau trong khéi ¢ au thé vé BPS, nhing cé ndt diém trong doi
thdng nhit trong khai ném BDS 1a nhing tai $n gin lién véi dat dai va khong di di
duoc.
Nhu vy, co thé néi raing, BDS trrge hét 1a mpt tai sin nheng khac i cac tai 4n khaco
chd n6 khéng th di doi dugc, Hn tai va 6n dinh 1au dai. Chang ta coi tars1a BDS khi
c6 caadiéu kién sauday:

+ La mot yéu t vat chit cé ich cho con ngpi.

+ Pugc chiém hiru bsi ca nhan hac cong dong.

+ CO thé do lrong king gid ti nhat dinh.

+ Khéng thé di doi, hoic di dbi han ché dé tinh cHit, cong ring, hinh théai ¢a no6

khéng thaydoi.

+ Ton tai lau dai.
Tir d6 6 th dua ra khai ném tong quét nht vé BDS nhr sau: BDS ladat dai, nha éa,
cong trinh kén trdc va cac taiam khac gn lién véi dat dai; cac tai 8n gin lién voi dit dai
la BDS khi chiing &n tai trén dat dai v6i mot chic ning nhit dinh, chic ning nay § bi
méat di khi tach bi khoi dat dai.
1.1.2. Khai niém thi trwong bit déng sin
Khai niém thi trudong BDS duoc xudt hién cung Wi cac th truong khac, qué trinh hinh
thanh va phat tén thi truong BDS mang tinhat yéu khach quanin lién qué trinh phat
trién mMén sin xuit hang hoa vaim lién voi sy hinh thanhddng B céc th truong khac
trong rén kinh €. Bsi vi BPS la yéu t6 dau vao quan tmg aia qua trinh & xuit, khi sin
XUt phat trén doi hoi thi treong BDS ding phii phéat trén theo. Bén anh d6, qua trinh

®> Ngwn goc phan lai nay & Lugt La Ma
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phat trén cia rén sin xuat hang héa lam cho e $Hng con ngoi ngay cangang 1én, dan
sb tang lén, nhu &u vé chd & ngay cangang, qua trinhid thi hda dén ra manh né hon
dan d¢én nhu éu giao dch BPS ding phii ting nhanh. Thtruong BPS la ndt trong ¢
thdng céac th truong g@in lién qua trinh an xuit kinh doanh, céc ihtruong nay taaiong
qua hi 1an nhau, tong tac nhau rim tao hiéu qua va thicday san xuit kinh doanh phat
trién manh.

Céc chuyén gia kintétciing nhr cac nha nghiéniei vé BDS da dua ra ndt s6 quandiém
sauday € khai ném thi truong BDS:

Quandiém thr 1: Thi trudng BPS la i hinh thanh cac quéy dinh \é viéc ai tép cn
duoc BPS va BDS d6 dugc ar dung nhr thé nao va vi mc dich gi?

Quandiém thr 2: Th trudng BDS ladiu mdi thuc hién va chugn dich gia ti caa
hang hoa BS.

Quandiém thx 3: Th truong BDS 1A rvi dién ra cac hat dong mua ban, chién

nhueong, cho thué, thchip va cac ith wi c6 lién quan nin mdi gioi, tu van... gita

cac chii thé trén th treong magd do vai trd gan ly nha nedc ddi vai thi treong BDS

c6 tdcdong quyét dinh dén ar thicday phat trén hay kim hdm hd dong kinh doanh
dbi vai thi truong BPS.

Quandiém the 4: Thi truong BDS [ i tién hanh cac giaoich v BDS ¢gom chuyén

nhueong, cho thué, thchip va cac ith w hd tro nhe méi gidi, tu van.

Nhu vay, hién c6 At nhiéu quan ném khac nhau &thj truong BDS, nheng ta c6 th rit ra
nhitng diém chung nht vé thi truong BDS nhr sau:Thi triong BPS |a qua trinh giao h
hang hoa BS gira cac bén c6 lién quan, l&hdién ra cac hat déng mua ban, chun
nheong, cho thu@, thchip va cac ¢ch w khac co lién quadén BDS gira cac chi thé
trén thi treong mad doé vai tro quin Iy nha meéc co tdcdong quyt dinh dén sr thicddy
phat trén hay kim ham had dong kinh doanh trén threong BPS.

1.1.3.Pic diém thi trwong bat dong sin

Do hang hoa BS la hang hédic biét c6 nhirng dac diém riéng nén thtreong BDS ding
c6 mt 5 dic diém riéng nhr sau:

Thi truong BPS khéng péii la thi truong giao dch hin than BDS ma la th truong
giao dch cac quyn va bi ich chra ding trong BPS: Thi trudng BDS a th truong
giao dch cac qugn va bi ich coduoc tir viéc v hiru dat dai (d@di véi cac nrge co clé
d6 sv hiru tr nhan @ dat dai), haic quyén sr dung dat (d4i véi cac nrge dat dai thue
sd hitu todn dan)Dic biét trong diéu kién “dat dai thude sy hitu toan dan” do nha
nudc thbng nhit quan ly, thi cac giao ith & dat dai trén th truong thre chit 1a giao
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dich cac qun va bi ich tir viéc ar dung no. Bi vi dat dai khéng bao @i hao mon va
mat di, nguoi co quyén 5 hiru dat khéng $ dung dat nhe cac tai én théng throng
khac, cai ma & co thé sir dung dugc d6 1a cac quén va bi ich dodat dai mang ai.
Pic diém nay la gu td co ban quyét dinh giadat (quyén sr dung dat) khéng phi la
gia ti cia dat dai, ma giadat phan 4nh ki niang thu bi tir viéc st dung dit. Do \Ay,
Vv6i nhirng tién bd cia khoa bc ky thuat caa rén kinh € s3 1am cho véc thu bi tir sir
dung dit ngay cangang va ét yéu lam cho gid ¢a quyén sr dung dét ciing cé xu
huong ting.

Thi trwong BPS mang tinh ving, tinh khueossau gc: BDS 1a lai hang hoa é dinh
va khong th di doi dugc v& mat vi tri va né cliu anh hrong aia yéu t6 tap quan, tdm
ly, thi hiéu. Trong khidé tam ly, fp quan, thhiéu cia mdi vang, dia phrong khac
nhau.bdng thyi, dat dai khong tié di chuyén tir viing nay sang vung khéeroc va
tam ly, tH hiéu, ip quan ang khéng té di chuyn tr ving nay sang ving khac
dugc. Chinh vi @y, haat dong aia th truong BBS mang tinkiia phrong. Mac khac,
thi truong BBS mang tinh khéndip trung, tai rong ¢ moi vung trén @ nudc, maod
mdi viing c6 trinhdd phat trén kinh €, van hoa, xa bi khac nhau, it do dan $ lai
khéngddng déu. Dodé, nhu éu vé BPS la ét khac nhau & sb lwong, kiéu cach, rau
ma, clit lvong, din dén sr khac nhau & qui md va trinhié phat trén cia th truong
BDS. Thrc # cho thiy, thi truong BDS ¢ cacd6 thi thuong cé qui md va trinkio
phat trén cao lon & khu wrc néng thén. Ngayacgitra cacdo thi voi nhau thidd thi 1a
trung tam kinh &, vian héa, chinh trcaa mbt ving hay & nuéc co th truong BDS
phat trén, hait dong sdidong hon cacdd thi khac c6 qui mé nhhon, xa thanh ph,
xado thi [6n haic 6 nbng thon.

Thi trwong BPS 14 th triong chu danh heéng nhéu bsi sy chi phoi cia phap luit:
Thi trudng BDS la th treong hang hoa co giditton, hon nira Wi nhitng dic diém
riéng c6 @a BPS nén cac giaoich v BDS khéng th dién ra nhr nhiéu hang hoa
thdng throng madi cung \6i cac giao ich nay la cac g to va thi tuc kém theo. Vi
vay nén khi traodéi, mua ban BS déu phai chiu sr chi phdi va diéu chinh aia kg
théng cac quidinh phap lat co lién quan nin qui dinh \é: gidy ching nHin quyén sr
dung dat, cac qugn mua ban, thchip, gép wn bing BDS, thié, 1¢ phi, phi p&i nop
lién quandén viéc sr dung, mua ban, giaocich BDS. Ngoai ra phap it con quidinh
hop ddng dan s vé BPS, quidinh cung ép théng tin ¥ BPS... Piéu d6 cho thy,
néu cac quidinh phap lat cangdon gian va chit ché vé thu tuc, cac chi phi lién quan
dén giao dch BDS cang it thi vic mua ban @n ra ét nhanh va thin loi.

Thi treong BDS tuy co6 hat dong phong phu ning throng la not thi trirong khéng
hoan hio: Thi truong BPS c6 i dung phong phi baodq céc giao ith dan s
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chuyén quyén s hitu BPS, cac giao ith chuyn doi BDS, cac giao ith cho thué,
thé chap BDS, cac giao ith dung BDS gop ¥n lién doanh... Nang trén thc t, thi
truong BDS 1a ding th truong khéng hoando. Thi truong BDS phy thusc vaodiéu
kién dic treng aia trng vung, tng dia phrong, né cliu sr chi phdi caa diéu kién tu
nhién, kinh &, x& i, truyén thing va p quan éa nbi vang, ndi dia phrong, ndi
cong ddng khac nhau. Chinh diic diém mang tinhtia phrong nhr vay, sr hiéu biét
vé giao dch va thrc hién giao dch throng khdng hoan 4o. Cé giao ith ¢ dia
phwong nayda xuit hién nhing i dia phrong khac ai chua xuit hién. Théng tin va
cac yu t6 ciu thanh th truong 1a khéng hoando. Nguyén nhan la darmg BPS ch
phan anh tinh aing \at chit caa BDS d6. Ban than it chit caa BDS khong phn anh
dugc tinh phap ly & quyén s hiru BBS aia ngroi dang c6 BS, throng cac thdng
tin vé quyén s hiru, quyén sr dung BDS ding nhr cac tranh clp, kién tung... duoc
gitt kin. D6 Ia nhing théng tin, niing yeu t& Ma naroi mua, naroi thué, ngrdi nhan
thé chép, ngroi nhan gép Wn lién doanh... #n nim kit va am héu. Tuy nhing théng
tin nay ét phong pha niing ki khéng cdng khai gay nén tinhattcaa mbt thi tredong
khéng hoan #o.

- D¢ tré cua cung va gu BPS Ibn hon so Wi cac hang héa khaamst hang hoa théng
thuong duoc dua ra th treong vaduoc thra nhin, khi xuit hién nhu @u ting I&n thi
nha @n xut nhanh chéng tim o bién phap ing arong sin xuit hoic nhap khau dé
cungung cho th trudng (tir nhitng hang héatic biét). Tuy nhién,ddi voi BPS thi
khi ciu BDS ting, cung ¢ BDS trén th truong khéng th phan tng ting nhanh choéng
nhe cac hang hoa théngubng khac, khong th*san xuit” hoic “nhap khiu” dét dai,
BDS. Viéc ting cung hang héaiBS cin cé thyi gian va khé kin hon cac hang hoa
thdng throng. Bé tao ra hang hoa BS, cac cong trinh xayudg ... doi hoi phai tén
nhiéu thoi gian, tr tim hiéu thdng tin ¢ dit dai, chuygn nhrong dat dai, xin giy phép
xay drng, thét ké, thi cong... Th tuc chuyn nhrong dit dai, BBS throng 1a kha
phirc tap (nhit 1a trongdiéu kién aia Viét Nam, dat dai thubc sy hiru toan dan, mwi
thi tuc cin thrc hién dé giaodat haic chuyn nhrong quyén sr dung dat rat cham).
Bén anhdo, BDS 1a hang hda cé gid t6n, doi hoi nhadau tr phai cé von 16n.

- Giao dch trén thi trwong BPS @in nhing chuyén giaut van chuyén nglép cé trinh
doé cao: BDS la hang hda c6 giéitibn. Mac khac, gia frhang héa BS chu ar tac
dong phrc tap cia nhéu yéu 6, thdng tin trén thtruong BDS kha phicadp va throng
khéng hoan #o. Chinh vi by, khi mua ban, giaoidh BDS doi hoi phai c6 ar tinh
toan K luong, doi hoi phai thdbng qua cac chuyén gia moisgidinh gia BDS co
chuy&n mén, cé kinh ngémn, rim duoc théng tin th truong, am héu phap lat vé
BDS. Kinh nghtm cho thy & cac nréc cé th trudong BPS phat trén thi déu cin co
d6i ngii chuyén giadinh gia, chuyén giartvan chuyén ngldip dugc dao to bai kin
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va c0 trinhdd cao;ddng thi cd & cac © chic trung giandé thuc hién cac giao ith
trong th truong BDS. Hat dong aia © chirc mdi givi, té chic trung gian, cac chuyén
gia c6 vai trd quan éng gop phn kich thich tihtreong BDS phat trén .

- Thi triong BPS ¢6 mdi quan k¢ mat thiét véi thi truong tai chinh:Theo ly thugt vé
Ccau tai $in va du tién, cac giao ith v BDS trong #n kinh € lién quan cht ché dén
nhitng bén dong aia rén kinh €, dac biét & thi truong tai chinh. Vi trong riing diéu
kién nhit dinh ngroi ta c6 nhu &u chuy¥n mdt luong tién mit sangdat dai haic
nguoc lai. Mit khac, ln than cac giaoidh & BDS throng cé nhu &u rat 16n vé
vén. Tir d6, dé c6 von giao dch trén th truong nay phi lién quandén mot luong von
tuong ty trén th truong tai chinh doi cac hinh tikc chuyén dich khac nhaubiéu d6
cho tHiy, thi truong BDS aia mdt quic gia chi co the phat trén lanh mnh vadn dinh
khi c6 mbt thi trudng von phat trén 1anh manh vaén dinh. Ngroc lai, mot khi thi
truong BDS phat trén manh, hait dong 6t 1a o & dé huy dong duoc ngbn tai chinh
l6n cho phét tén kinh € thdng qua hinh trc vay tté chip (theo tlbng kéd cac nréc
phéat trén luong tién ngan hang cho vay théng qué tép bing BDS chém 80%
trong 6ng lrong von cho vay). Nir vay, hai th truong nay c6 rbi quan & bién
chang khing khit \6i nhau trong én kinh €.

1.1.4. CAc ¥u t6 cAu thanh thij trwong bat dong sin
1.1.4.1. Hang héa trén thtrirong hit déng sin
Hang hoa BS bao ¢m hai lai chi yéu l1adat dai va \at kién tracda xay drng tréndt.

- Pdt dai: it dai 1a b phan quan tong aia BDS. Dét dai ¢ the co hai tang thai la
dat dai chra khai phat vatit dai da khai phat (khai pha va phattr). bat chra khai
phéat throng ladat ndng nghdp haydat chea sr dung, condét da khai phat latat do
thi vadat chuyén dung.

-Vt kién tric da xay deng tréndat: Vat kién tricda xay drng xong bao m cac cdng
trinh chinh va & cac coéng trinh ph gom:

+ Coéng trinh nhd: cdng trinh nha pho thdng, bét thy va cn hd chung @. Loai
cong trinh nay ngay cang phaétritrong ang Vi mac ting thu nfp, ci thién
doi sbng aia nhan dan.

+ Cong trinh tlvong nghép: khach sn, nha vn phong, siéu thchy...

+ Codng trinh cdng nghp: nha xrong, kho tang,.. do cac doanh nighdau tr phuc

vu cho hat dong $in xuit kinh doanh @a minh héc dau tr xay drng dé cho
thué, throng la i cac khu céng nghp tp trung.



16

+ Cong trinhdic bigt: trung tam dii tri, truong dua, san golf, san bayé cing....
bay |a nhirng c6ng trinkiau tr dai han, krong giao dch it.

1.1.4.2. Céc cli thé tham gia trén th trwong bit dgng sin

Tham gia giao @th trén th truong BDS c6 cac chthé sau:

Cé& nhan:Céac ca nhansshiru BDS tham gia vao fitruong wi tu cach la ngoi ban,
nguoi cho thué, ngoi dem BDS di thé chip dé vay \on, ding BDS dé gop \6n lién
doanh... Ngoc lai, c6 mdt sb c4 nhan c6 nhuaa sr dung BDS vaodoi song sinh
hoat c& nhan hic sr dung vao nuc dich sin xuit kinh doanh & tham gia giao ith
trén th truong Wi tu cach 1a ngoi mua,di thué... Bén enhdd, mot sb ca nhan khac
tham gia vao thtreong BDS Wi tu cach 1a nhaau tr BDS, mua va ban BS dé thu
loi nhuan.

Doanh nghép kinh doanh BS: Cac doanh ngBp nayduoc t chic theo nhdu loai

hinh khac nhau nhdoanh ngtéip kinh doanh va phat ém nha, doanh ngép kinh
doanh phat tén ha ting,... Cac doanh ngép nay tham gia vao thruong BDS, tnrc
tiép tao 1ap hang hoa trén thruong BDS nhr xay ding nhadé ban, @i tao nha, kinh
doanh phat tén o s ha ting, ...

Nha thiu xay drng: Nha thiu xay drng 1a thanh pin trec tiép tao ra cac cong trinh
xay drng nhr nhad, cong trinh céng ngép, throng mai, dich w ... dé tao ra hang
héa BDS cho th truong. Ngroi kinh doanh BS cin dén nha thu xay drng dé thi
coéng xay gng cong trinh. Nha flu xay drng ddi khi ciing ms rong kinh doanh sang
linh wrc BDS.

Céac b chirc mdi gwi, tw van: Qua trinh khai phat, xayudg, giao dch va qan ly
BDS trong dbi phic tap nén phn I6n ci bén bandn bén muaiéu phai can dén dich
vu cia cac chuyén giartvan nhr kién tric sr; ki sr; chuyén gialinh giadé xacdinh
gia BbS trong qua trinh giacich, xacdinh mirc gia mua ban, cho thué...; iftnuong
BDS cang phat tén thi k¢ thong cac & chic chuyén @ méi gisi, tu van BDS cang
phét trén theo lwéng chuyén mén hoa.

Céac © chic tai chinh:Hoat dong kinh doanh BS ddi hoi phai cé6 ngwbn von In
ngay fr khi tao lap hang hoéa chdén khi thec hién céc giao ith trén th truong BDS.
Vi vay, von trong u hét cac hat dong trén th truong BDS khong th dya vao
ngwn vén tr cé aia mdi c& nhan haydt chic ma ndt phan 1on nhu éu vé vén nay
duoc tai tiy boi cac chii thé khac, clt yéu 1a cac & chic tai chinh, baodm: cac Ngan
hang throng mai, cac Cong ty tai chinh, Céng tyd hiém, Quy dau tu... Nhu vay,
cac ngdn von tai try tir cac & chic tai chinhdong vai trd quan éng trong véc kich
thich cac giao i¢h va thladay thi truong BDS phat trén. Quado ching ta @ng co
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thé noi, mrc d6 tham gia @a cac & chac tai chinh vao thtruong BDS 1a ndt trong
nhitng tiéu thirc quan tong noi 1én g phat trén cia th trudng BDS.

- Nha nréc: Nha nrgc tham gia vao thtruong BDS drdi cac khia enh nhr sau. Ti
nhat: nha nréc tham gia i tu cach 1a ngoi quan 1y vi mé ddi vai thi truong BDS.
Tha hai: Nha méc xay drng he thong phéap lat, tao khudn kid phap Iy cho hat
dong aia th trudng BDS. Bong thyi, nha nréc ding thre hién cac bén phéap kinhé,
tai chinhdé thacday thi trudsng BDS phat trén, thec hién quan ly va gidm sét, cung
cap hé théng théng tin ¢ BDS. Thr ba: nha ndc tham gia trc tiép vao th trudong
BDS théng qua cac cona qui hach va K haach cac khu cong ngép, khu vui cloi
giai tri, ddng thyi véi viéc xay drng cac o so ha tang nhr dudong s4, 8u odng, cac
khu nha chungw..

1.1.4.3. Cung &u va quan I cung diu bdt dgng sin
Ciing nhr cac hang hoa khacEB ding van hanh theo qui &t cung @u. Vi viy cung,
cau la céc yu t6 quan tong aia th trudng BDS.
% Cau hdt déng sin
Cau BDS la ki lwong BDS ma ngoi tiéu dung 8n sang chp nhin va cé ki ning
thanh toandé nhan duoc BDS d6. Ciu BDS duoc xacdinh tir nhu éu 5 hitu va s dung
céac lai BBS, duoc biéu thi bing ham &u hayduong céu. Nhu édu BDS c6 khi khéng it
ngwn tr nhu d@u sr dung phin vat chit cia BDS ma xiét phat fr myc tiéu nhr kinh
doanh (muaté ban), nhu &u tich tfr... Khac \6i nhu diu $ hitu, nhu éu sr dung BDS
cha yéu lai 1a nhu @u gin v6i phan vat chit caa BDS nhr sir dung dat rudng dé trong trot,
dungdat ¢ dé xay drng nha, xay & phong cho thué...; déic diém nay nén ngoi co
nhu du sr dung BDS khéng nht thiét phai dong thyi 1a ngueoi s hiru ma c6 th di thué ir
nhitng ngroi s& hitu BDS. Tacdong dén ciu BDS ¢gom cac $u t6 sau:

- Gia ban hang héaiss.

- Gia @ cac dch w lién quan qua trinhasdung BDS.

_ Tam |y, th hidu.

- Tbc dd tang dan 8.

- Thu nHip cia dan a.

- Tbc ¢ db thi hoa.

- CAc 4c thié coddi tuong mop thié 1a bén éu.
Puong du co tie dich chuyn sang trai, sang phkhi cac yu t6 trén thaydéi. Khi nghién
clru Vé cau ngrdi ta quan tdm xé&tén quan K gitta krong ciu va gia @ dich wi BBS trong
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diéu kién gia thiét cac y¥u t khach quan khonddi, day 1a quan & nghich chiu, tirc 1a
gia ting thi du giam va ngroc lai.
Cau mé & hanh vi @a ngroi mua,dd co gidn éa duong ciu phy thusc vao rng phan
khuc tH truong (phan khdc nedi thu nhap cao, trung binh, ngi thu nhip thip) vaduogc
do hing t Ié chi tiéu cho hang hoafs trong éng thu nkap.

Céu thi trudong BPS dugc xacdinh tir cAcduong cu cé bét® vé dich w BDPS. Guu thi
truong v dich wi BDS 1a md 4 s lugng dch w BPS ma ngoi tiéu dung 8 muad cac
muc gia khac nhau trong ahthoi gian ai thé trongdiéu kién cac $u t6 khac khéng thay
doi.

< Cung hit déng sin

Cung BBS la cung ¥ dich w BDS, khi luong BDS (nhadat, vat kién trac d@in lién voi
dat) voi gid & ma nhém ngoi cung @p muwin va $n sang ban ra trénittruong BDS tai
mot thoi diém. Tacdongdén cung BDS ¢gom céac yu t sau:

+ Tong cung hang hoaiBs.

+ Chinh sachia Nha méc nhr: chinh sach thy) chinh sacldit dai, thi tuc phap ly
lién quan giao ©th, mua ban BS.

+ Mtc d6 phat trén caa th truang von.

+ CAc \eu t6 cua méi tirdng i moé va s phat trén oo so ha ting qubc gia.
+ CA&c yu t6 dau vao to ra BDS va gia é dich w lién quandén BDS.

+ Nhitng tién bd ky thuat tng ding trong xay dng va kén truc.

Do tinh chit dic biét cua hang hoa BS nén th truong BPS khéng ging céac th truong
khac, nén taan phan bit hai khai ném: ngbn cung vakong cung. Ngén cung trong th
truong BDS la toan b quy BDS hién c6; conrong cung la rit con $ ang Wi mot mic
gi4 xacdinh theodudng cung. Mi quan 1§ giira krong cung éch w BDS Wi gia ci caa
né la quan &thuan chiéu, rong cung ing khi gia ing va ngroc lai.

Déi véi cau BPS thi tay trng phan khuc thtruong mado co gidin éa céu khac nhau, con
dbi véi cung thido co gidn éa cung 4i phu thusc vao khang thyi gian dai an hay ngn
han. Do cung BS throng thayddi rat chim so i nhu cu BDS trén th truong, sr thay
d6i cham caa cung ch yéu do trinh &, tha tuc tao lap, thaydoi BDS cn nhiéu thoi gian
S0 Wi cac hang héa thénguthng khac. Daid, cung BDS trong ngn han theong xem la
khéng co gi&in,dong cung khdng thagoi theo s thayddi cua gia, trong dai 4n thi cung
co gidn theowsthayddi cua gia @ trén th truong.

® puong aiu cho ing phan khic thirrong
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Db thi dudi day (hinh 1.1) méatdudng cung (SS) vaduong cu (DD) cia BDS, Wi diém
can kng cung &u 1a B; dudng cung,dudng ciu s dich chuyn khi cac $u t tacdong
dén cung, &u thaydoi.

Gia BDS

O

.y

('3 Sb lugng sin prim BDS
Hinh 1.1: Cung cu va gia é hang hoa BDS trén thi trwong.
< Quan I# cung - @u bdt déng sin

Ciing nhr cac lai hang hoa khéac, giddhang hoa BS dugc hinh thanh trénocsy quan

hé cung - &u BPS. Trongdd, cung la hanh viia ngroi ban nén mc d6 thoa man hanh
vi cia ngroi ban 1a bi nhuan thu dugc tr viéc ban BDS; con &u la hanh vi éa ngroi
mua, nén mc dé théa man hanh viia ngroi mua la bi ich tr hang héa BS d6 mang i

va kh nang tai chinh g¢a mdi nguoi ma hy lva clon modt lugng hang hoa BS khac nhau.
Déi véi cac nha cungap, tly theo nrc d6 co gidn va tinhap thiét caa nhu du vé BPS
ma h thiét 1ap trinh tr hoat dong dau tr wu tién cungeng BDS cho caaldi tugng tiéu
dung khac nhau theo quidluthi truong, vadiéu ndy ho ra cac phan khic khac nhau trén
thi truong BDS.

Sy khac nhau & thu nHip va nhu 8u cia ngroi tiéu ding 1a nguyén nhardan hinh

thanh cac phan khac khach hangentiéu @a th trudng BDS. Sr dau tr cungiing BDS

loai nay hay lai khac phu thuoc vao § sut loi nhuan cia dau tr trong g phan khc,
duoc thé hién tréndd thi diém hoa vwn (BEP) drsi day:
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Thu nhép tir
loai hinh nha

O cao cap W

Thu nhép tir
loai hinh nha
o trung binh,
thap

FC

(o] Q2 Qa Q

Hinh 1.2 : Lei nhu4n tir cac lai hinh phét tri én bat dong sin
Véi:  FC: chiphi é dinh

TC: tng chi phi

TR: tbng doanh thu

Tréndé thi, ta thy nhadau tr sin sang b ra nbt lugng tr ban 16n dé tao duwgc mit BPS
c6 gia cao va thduoc loi nhuan hap din hon (nhagd cao é@p). Ngroc lai, nhadau tr bo ra
mot lwong tr ban nho thi thuduoc loi nhudn it hon tir nhitng BPS ¢6 gié tr thip hon (nha
& cho ngroi c6 thu nfp thap).

1.1.4.4. Gia 6 hang hoa lat dgng sin

% Ban chit cia gia ai bdt déng sin

Gi4 a& thi BDS duoc xacdinh théng qua cungaa trén th truong BDS, sr twong tac éa
cung @u thi treong v dich w BPS xacdinh gia @ thi trudong aia mdt don vi dich w
BDS ti muc gia R. Gia @ thi truong aia mbt BDS hién vat cu thé duoc xacdinh king
cong thrc: P = Bx Y vdi Y 1a bién phy thupe, phu thuoe vao 2 bén doc 1ap “vi thé” va
“chat lugng”, Y = F(VT,CL). Tuy nhién khai g¢m \é gia ti bén trong Wu hién king tién
cia gia @ BDS trén th truong thi hén nay déing c6 nhéu quandiém khéc nhau:

Theo quantiém kinh € hoc chinh ti Macxit, gia ti 1a laodong xa i két tinh trong hang
hda, no la rgt trong hai thdc tinh @ia hang héa: giaitva gia ti s dung. Gia ti sir dung
|a thude tinh tr nhién @a hang héa c6 &thoa man nhu au naodé cia con ngoi. Gia th
la thuse tinh x& 1di, & laodong xa Wi két tinh trong hang hoa. Theo qudigm nay,dat
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dai khéng cé gié trvi dat dai khdng phi do con ngdi tao ra, khéng c6 ladong Kt tinh
trongdé. Gia @ dat dai thee chit [a dia td hoaw ban: (P = R/IY.

Theo céac nha kinkétthuoc treong phai tan Macxit chaing dat dai ding co gia tr, boi dat

dai hién nay khéng comtat ty nhién bantiu, mada co laodong xa i két tinh tr hoat

dong dau tr khai pha va phat tn ha tang dat dai, nénduoc xacdinh theo cong tic: (W

= C + V + MP. Tuy nhién, tirc € gia & thi truong dat dai, nhit 1a dit dai dé thi I6n hon

rat nhiéu lan gia ti dau tr khai pha va phat #n ha ting dat dai, nén quadiém trén khoéng
ly giai dugc nhitng han ché trong qué trinh hinh thanh gid @t dai va BDS trongdé thi

[37].

Céc nha kinhé thi treong dua ra quantiém cho &ng kit ky san prim nao cé kh ning

dapting dugc mong mén aia con ngdi déu duoc coi la co gid irsir dung. Ning lyc trao
doi gia tri sr dung aia mdt hang hoa khi traddi véi cac hang hda khatiroc i 1a gia ti

cia nd. Gia & 1a gia ti tién & caa sin prim khi néduogc traoddi trén th truong. Quan
diém nay & hiéu nhrng khdng c6 & manh mé & boi tinh don gian cia né, fon nira &

dan dén ar nham [3n gia ti traoddi la hinh thirc biéu hién bing tién cia gia ti sir dung.

Cac nha kinh& hoc hién dai da gép phn bd sung va ly gii sy hinh thanh gia iBDS nt
cach khai quat vday da hon. Theodo, gia ti caa mdt sin prim hang héa @m c6 gia ti
hitu hinh va gia irvé hinh. Gia trhiru hinh ph thusc vao chi phi &n xuit vat chit tao ra
gia ti sr dung aia hang hoa; giaitvd hinh ph thusc vao tam ly, thhiéu va traoku caa
nguoi tiéu dung, 1a gia trma ngroi tiéu ding ém nhin duoc tir vi thé thwong hiéu cia
hang hoéa. Wi quandiém nay thi pam tru gia ti dat dai, BDS duogc giai thich mbt cach
thuyét phuc hon. Van dung cac phm tru gid ti, gia ti s dung va gia tr traodéi trong cac
quandiém gid ti néu trén, nén quanam gia ti traodéi caa BDS bao ¢m gia ti s dung
va gia ti [34].
- Gia ti st dung la gia tf hitu hinh @ia @ sd khéng giandat dai (dién tich, hinh tA
bé mat) véi cac thc tinhdia cHit, dia hinh,dia mao va sinh thai & hop véi gia tri
dau tr tréndat dai ciu thanh cht lugng BDS.

- Gié ti ciing nhr gia ti thuwong hiéu phu thudc vao v thé cua dit dai. Gia ti 1a dai
lwong v hinh ph thuoc vao tam ly, thhiéu tiéu dung aa th truong. Ban chit
“gia tri vd hinh” aia dat dai dén tir vi thé, ma né “ng tri” trong tdm tr, nguyén
vong, tinh @m aia khach hang, ngi st dung ndi riéng va xag¢i néi chung.

"R:dijato ; I: ty 1¢ chiét khiu

8 C: gia tr t lidu sin xuit; V: gia tri sic laodgng; M: gid tri sin phim thing de.
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Vay: Gid4 trj trao ddi cua hit dong sin = {gia tri s dung (do clat lwong o ra);
gia tr (do v thé tgo ra)}.

Gi4 @ la hinh thirc biéu hién cia gia ti traoddi. Nhu vay, ban chit cua gia @ BPS chinh
la gié ti s dung va gia ti, hay gia ti hiru hinh va gia irvo hinh trong rdi don vi dich w
BDS a1 thé.

% Ddgc diém aia gia ai bat déng sin

BDS la hang hodic biét, vi vay gia ¢ BDS trong th truong nay ¢ rt s diém khac bi
gia c cua hang hoa théngiong. Nhr trinh bayo trén, gia é dugc hinh thanh théng qua
quan & cung @u Vé luong dch w BDS theo cong tic P = B X Y vé6i Y = f(CL,VT). C6
thé thiy ring yéu t5 chi ptbi gia c trong mét khu wre (dic biét 1a khu wre @6 thi) phan
l6n duge quidinh ki vi thé x& i cua khu wrc d6, bsi vi chat lugng BDS ting [én not
muc naodé thi khdng ing dugc nira, va gid é BDS chi yéu do \ thé quyét dinh, gia ing
lén 1a do gia frcua vi thé ting 1én. & thay déi gia nay throng gin lién voi qué trinh
“truong g hda” hay “hoang hoa” comgla trao Lru tiéu dung xa éi.

Gi4 a thi truong hinh thanh théng qua quaé ¢ung éu vé luong dch w BDS do thha
thuan gitra hai bén mua bampla gia “phai chang”, va gia nay la gia thtruong khidugc
damdong chip nhin. Gia @ thi truong khong phi 1a mot diém can Bing inh, ma ladiém
can king dong. O mot vi tri va thyi gian @ dinh gia @ thi truong aia mbt don vi dich w
BDS Ia khéngddi, nheng gia § thayddi theo thi gian va khéng gian phardbNhu vay,
gi4 & mua ban trén ihtreong co tié daodong, nheng luén xoay quanh & mac gid, nén
gi4 c thi truong BDS mang tinh “ngdng”, cac nirc vi thé khac nhau c6 cacim ngrang
gia BDS khac nhau. Bt khac, c6 mt s truong hyp dic biét, “muc gia phii ching” chi
do mdit nhém ngroi chap nhan, con cac nhom ngi khac thi khéng cip nhin nén hinh
thanh nét mac gia khac, gia naguoc goi 1a gia tinh hdng hay gia gc bd. Gia tinh
hudng nay cé th ting cao kbn so \6i mac gia trung binh thtruong hay éng cé tté thip
hon. Tuy gid nay c6 thién xubng nhrng Van ludn daaiong xung quanh Bt truc 65 dinh,
day chinh la “tinh ngong” caa gia BDS.
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Gi4 tinh hibng

Gia th truong

Gi4 tinh hibng

Pg
Hinh 1.3: Tinh ngudng cia gia bit dong sin

Puong gia @ thi treong chinh ladudong ngrdng, dudng quy tich aia sr két hop giira hai
thanh pln “chit lugng” va “vi thé”. Biém R, 1a mic gia can bng (mic gia th truong),
P, va B 1a gia tinh hdng, khi gia ing &én P, thi $ khéng ting dugc nra ma co xu
hudng tis vé mic Py, ngroc lai khi gia ghm dén gia ti Ps gia € khong tié giam nira va
c6 chiéu heéng ting l1én nirc P, day chinh 1a do mc tiéu 6i da héa i nhuin lam kéo
cing mit ngoai dn dén mic gia té vé mac can kng.

% CAc nhané dnh heengdén gia hit dong sin

Gi4 BDS phin I6n phi thudc vao quan &icung @u trén th truong, gia @ s5 taing khi du
l6n hon cung va ngoc lai. Tuy nhién, gid & con phi thudc vao nhéu yéu t6 khac nhu:
doc quyén, dau oo, canh tranh khéng lanh anh, sr can thép aia nha éc thdng qua cac
chinh sach. Ngoai ra conintg yeu to bit ngun tir tam ly, théi quen, &thich da ngroi
dan... Cac §u t6 tacdong dén gia & BDS co tté chia thanh 2 nhom sau:
i) Nhdm cac §u 6 vi mo
- Chinh sachia nha méc: Nha rée ban hanh cac chinh sach lién qdan quyén
sir dung dét (quyén sy hitu, cho thuédét, sr dung dat, chuyén nhrong BPS...) $
tac dong dén haat dong aia th trudong BDS vaanh hrong dén gia BBS; haic cac
chinh séach tai chinh c6 lién qudén quyén sr dung dat (chinh séch thaichuyén
nhuong BPS, tén ar dung dat, tién thuédat...), cac chinh sach naph hrong tec
tiép dén chi phi 2o Iap va chi phi 8 dung BPS nén taaiong dén gia BDS; céac
chinh séch thu tai chinh lién quaén chuyn nhrong BBS (nhr thué thu nhip dbi
véi chuyén nhrong BDS, k phi tirge ba, thué dang ky tai én...); ngoai ra con cac
chinh sach khac mh chinh sach nhé, chinh séch tinuhg, hach dinh va cong 6
qui haach 8 viéc ar dung dit....
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Céc yu 6 kinh £ chung éa quc gia,dia phrong: Tong sin prim quc gia, thu
nhap binh quantiu ngroi, tiét kiém vadau tr caa cac ch thé kinh €, mac lam
phat hang #m... Cac $u t6 nayanh hrong dén ciu va quadé tdcdong dén cung
BDS nénanh hrong dén gia BDS. Gia BDS bén dong ty 18 thuan véi tang tnrong
kinh ¥, thu nip qubc dan éng nhr thu nhip binh quardau ngroi.

Céc u t) anh hrong d&én cung BDS: Khi rén kinh € quc dan va khu wc phat
trién s ting dau tr phét trén co sd ha tang, ko diéu kién tiép cn khu wre & dang
va thu hit cac nhéau tr kinh doanh BS gia ting lam ting cung BS.

Céc yu t anh hrong dén ciu BDS: Sr gia ting dan 8 kéo theo giaing cac nhu
cau cia x& Idi, trongdd cé nhu &u vé dat dai va nhay ting 1én; ng thu nkp cing

lam ting ciu V& sir dung BDS. Ngoai ra con cacéy t khac nhr: chuyén di co

cdu ngte nghiép, o thi hoa 1am thaytoi két ciu nhu du nhag.

CAc yu t) x& hoi va tam ly: Céac rbi quan & tinh éim x& 19i, nhitng ngroi dang
chung $ng, khu wc sinh $ng, quan rém phong tiiy... Cac yu t nay cé y ngta

dic biét trong x& i phuong Péng va né @ng tacdong dén gia BDS trén th

truong.

i) Nhém céac yu o vi mo

Dién tich: Din tich thra dat cin wira phii, phd hop voi muc dich sr dung dat, qué
l6n hay quéa béléu khoéngdap tng nhu @u va kh ning tai chinh ¢a ngroi sir

dung nénanh hrong dén gia @ coa BDS. Ngoai ra cac chil caa thra dat ciing anh

huong dén gia nhr: chiéu rong quéa kp anh hrong dén hiéu qua trung bay va thu
loi cua ngrodi st dung; chBu sau qué rim hoic quéa sau sodr mat duong déu bat

tién cho ngroi sir dung.

Chi phi: Toan b chi phi ma ngoi st dung phii bo radé tao lap haic d&é cé dugc
quyén 5 hitu (sr dung) BDS, théng tieong chi phi qugt dinh gia ti BDS, tuy
nhién khéng phi bat cir chi phi nao @ng o nén gia trBDS trén th trudong madoi
khi con co tac dng ngroc lai.

Vi tri dét: Vi tri 1 roi miéng dat d6 toa lac, kha nang sinh &i do yéu t5 vi tri mang
lai cao thi gia tr cia dat cang én. Vi tri dat trong trng loai duong ptd cua tirng
loai dd thi dugc xacdinh cin or vao kh nang sinh bi, diéu kién két ciu ha tang
thuan lgi cho sinh hat, sin xuit, kinh doanh,.. khing cach so &i truc duong giao
thdng. VEc xem xéidanh giauu thé vé vi tri BBS l1a arc ky quan tong, dac biét la
dbi vai viéc xacdinh giadat.

Hinh dang: Théng thyng thra dit cé hinh vuéng hix chir nhat dap tng duoc da
s6 ngudi str dung W6i nhiéu muc dich khac nhau, con cac hinangy khac nkr tam
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giac, hinh thang, hinh binh hanh... itahdei cho viéc sr dung, nhit [a muc dich
dé o nén dén tichdat cé the 16n nhing gia d¢ing khéng cao.
- Kiéu nha, lai nha, kich tixdc nha va téi cua tai gn: Cac $u t6 nay gin lién voi
chi phi to lap va chi phi 8 dung nha néninh hrong lon d&én gia ti BPS, kiéu
dang nha con pginhai hoa wi khu wrc chung quanh.

- Do rong mit duong: LA chéu rong aia mit duong @uong tri nhea, xi ming,
duong dat). Mat duong cang éng lam tng khi ning hru dung aia BDS, nénday
la mot trong nhiing yéu 6 co ban quyét dinh dén giadat.

- Su hitu dung: La muc dich sr dung BDS nhr dungdé &, dé kinh doanh ... Nit BBS
c6 thé sir dung vao nhdu muc dich khac nhau thong cé gia ban caooh.

- Céc yu 1) giao dch th truong: Thyi gian mua ban (gia tidng dén bién theo chu
ky); diéu kién va tinh cht giao dch trén th truong (th ngay hay & gop),...

1.1.5. Cac nhan é anh hwéng dén phat trién thi tr wong bat déng sin

- S phéat trién kinh €: Sy phat trén kinh € cua mdt qudc gia la nhan& quan tong
thGcday cac giao ith, traodoi mua ban trén thireong BDS ngay cang gidinhg.

+ Sy phat trén kinh € ciing ddng thyi 14 sr ting nhu @u sr dung dat dai vao cac
muc dich phi $n xuit néng nghip nhr: dat xay drng cac o sy san xuit kinh
doanh, o s ha ting, hru chinh vén théng, tlrong mai, dich w... Sr ting
truong naydoi hoi phai chuyén dich dit dang s dung vao mic dich gin xuit
nong nghép, 1am nghép sang & dung vao mic dich cong nghéip, theong i,
dich w, du fich... lam giaing cac giao th & dit dai, BDS va th truong BDS
phat trén.

+ Phét trén kinh € lam cho @ng st lao dong ngay nit cao kon nén thu nip
thuc € cia ngroi lao dong ting 18n ding lam ting cac giao ith \é BDS trén th
truong.

+ Sy phat trén aia khoa bc ky thuit va céng ng, dic biét 1a trong thh wrc vat
liéu xay drng da o ra nlitng Yéu td tAcdong tnrc tiép dén viéc tao ra nhiing
BDS nvi, hoac cii tao cac BDS di thanh nirng hang héa Gi phu hyp véi nhu
CAu sin Xuit, thuong mai, dich wi ciing nhr doi sdng nhan dan, tuy chuykdoi
méi cua cac BS c¢o tié cham hon so i nhiéu hang hdéa khac mhg tinh clat
cia BDS c¢6 tit muadi ban hi nhiéu lan nén 1am rat d6 giao dch aia BDS
ngay ndt tang.

- Srgia ting dan 8: Sy gia ting dan 8 14 nhan & 1am &ng moi nhu éu cia xa i vé
viéc lam, an, ¢, mac, hoc hanh, gii tri ... theod6 lam &ing nhu du vé BDS. Tréc
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hét, sr gia ting dan 6 lam &ng nhu @u Vvé dat dai cho @n xuat kinh doanh, #p theo
la mot &p krc 16n 1am &ing nhu @u sr dung BDS lam nhay, dit 6. Dan $ tang nt

mat lam &ng qui mé giadinh din dén nhu @u vé qui md, dén tich \& nhag cua ndi

giadinh ting I&n. Thém a, sr gia ting dan & theodo la sr ting thém cac nhuaa

vé cac hat dong xa i, dich wi, thwong mai, nhu éu vé kham clira kénh, nhu éu

vé gido dic vadao ho, hait dong vin hoa, i duc thé thao... nlitng nhu éu nay la
nhitng nhan & 1am gia #ng nhu au vé BPS nhr cac trung tam thong mai, dich wy,

danar ...

Yéu to phéap luit: Hé thong phéap lat caa mdt quoc gia throng € qui dinh céc ¥n dé
vé quyén sy hiru; quyén Sr dung dat dai; cAc qugn mua, ban, cho thué &lehip, gop
vbn bang BPS... ; hréng din hop dong giao dch dan s BPS; quidinh & pham vi
ap ding aia cac &c thié trong véc sr dung va chugn nhrong dat dai, BDS. Nhr
vay, ré rang phap kit 1a mot yéu t c6 tinh clit quyét dinh dén ar hinh thanh va phat
trién aza th trudong BDS. Thre € cho thiy, yéu td phap ldt cé thé thicdiy haic han
ché, ca bt c6 the dong ara th trudong BDS nhr ¢ Viét Nam tizéc khi cé Lt dat dai
nam 1993. Nlx vay c6 thé néi hé théng phap lat 1a hanh lang phap hao diéu kién
cho th trudong BDS hait dong va phat tén.

Chinh sach qui éach, ¢ hoach st dung dat ciia Chinh Pl va chinh qugn cac a@p:
Chinh sach phat &m kinh €, vin d& qui hpach va K hoach s dung dat caa Chinh
phi va chinh quén dia phrong ding 1a ndt nhan & quan tong anh hrong dén thi
truong BDS. Viéc qui hach vadua ra ndt ké hoach sr dung dét, thuc chit d6 1a viee
qui haach myc dich sr dung dét caa tirng ving, tng khu wrc au thé. Biéu d6 co tré
lam thayddi tinh chit va muc dich sr dung dét trong khu wc d6 ding nhr cac khu
vuc lan @n, 1a nhan  anh hrong dén cung, du é dat dai noi riéng va BS noi
chung.bay ding la \in d& tit yéu, vi khi ma tn trinh cdng nglép hoa,dd thi hoa
phat trén & c6 mdt bd phan dat ndng nghip chuyén sang phc vu cho s phat trén
céng nghép, nhad ciing nhr cac céng trinh thc két cdu ha ting, dan sinh vaimg
trong tr nhue vay d6 thi phat trén dén dau viéc chuyén dit néng nghdp sangdat ¢
cua khudd thi ¢én ddy. Tat ca nhirng diéu d6 < lam ting cac giao ith mua ban, thué
mudn BDS ¢ céc trung tandd thi, trung tam tirong mai, dich w, giai tri, nhag, vin
phong, cong& ...

Viéc qui hach va hinh thanh céc vung kinhttong diém cia Quc gia § kéo theo
viéc xay drng cac o s& ha ting nhr duong x&, du adng, san bay, & cing... Ngoai
ra, Chinh ph ciing c6 tt& cho phép cadtchic, c4 nhan trong Ho ngoai méc dau
tu, xay dg, kinh doanh € s ha taing haic xay drng nhadé ban hdc cho thué...
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Diéu d6 1am ting hdic giam ciu v BDPS, lamanh hrong dén sr phat trén aia th
traong BDS.

- Tdp quan, truyn thong va th hiéu: Khac \6i cac lai thi truong khac nix thi truong
vén, thi trudng laodong hay th truong hang héa théng wong, th truong BDS chu
s chi phbi manh boi yéu 6 tap quén, trugn thong va th hiéu. Yéu t6 nayanh hrong
tryc tiép dén cac giao tth mua ban, chéy nhrong, thé chip, phrong tién va céc
hinh thrc thanh toan, ...

1.1.6. Cac chtiéu phan anh ar phat tri én cia thj trwong bat dong sin

- S lugng cac giao ¢th trén th trwong BPS trong nt don vi thoi gian: Sy phét trén
cua kit ky mot thi truong nao éng duoc danh gia tedc hét ¢ sy gia ting $ leong
hang hoa trén ihtruong do trong ndt don vi thoi gian. Do iy, réu thi truong BDS
phat trén phai duoc thé hién ¢ sd lrong céc giao ith v BDS khéng ngng ting 1én
qua cac thi ky. Ch tiéu nay cé th duoc tinh ling $ luong cac giao ith trén th
truong BDS hay $ phién giao ith. C4c giao ih chi yéu trén th truong BDS gom:

+ Giao dch mua ban BS (mua ban qun sr dung dat va quyén s hitu nha).
+ Giao dch thué BS.
+ Gop bn bing quyén st dung dit va cac BS khac.

- Sy phat trién aia cac chi thé tham gia th trwong BPS Khi thi truong BDS aia mbt
qudc gia cang phat &n thi ding dong nghia wi viéc ngdy cang c6 néil chi thé
tham gia vao thtrudng BDS. C4c ch thé tham gia vao thtrudng BDS bao ¢m: Cac
cé nhan, cadtchic kinh €, Nha nréc, cac & chic tai chinh, cacdtchic méi gisi, tu
van...

- Sr hoan thén hé thong phap ly trong kinh doanh#BS; Béi véi mdi qudc gia, BDS 1a
tai sin rit quan tong va th trudng BDS 14 ndt thi truong cé tdaiong manh dén hau
hét cac th truong khac ang nhr dén doi sdng kinh € xa hoi. Cho nén BS mubn tro
thanh hang hoéa vaititruong BDS phat trén phii c6 diéu chinh aia ke thong phap
luat vé dat dai va \& BPS. Do \ay, nghién &u hé théng phap lat vé dat dai va kinh
doanh BS aia mbi nudc, ngroi ta co the nhan biét dugc sr phat trén cia th truong
BDS ¢ nudc do.

- Hiéu qui s+ dung BPS: BDS ladat dai va tai én gin lién tréndat nén & dinh 8 vi
tri, vé dia diém va khéng co6 kining ting thém ¢ sd luong, din tich. Vi \ay, viéc
sir dung tiét kiem va c6 héu qua BPS |a nét trong nhiing cH tiéu quan wng phan
anh s phat trén aia th truong BPS, 1a yéu 8u quan tong dit ra trong qué trinh phét
trién thi truong BDS aia mdi nudc. Khi ma th trusng BDS phat trén thi ding dong
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ngHia Wi viéc ar dung BDS c6 héu qua. O mot qudc gia ma hdu qua sir dung dat dai
cao clirng © thi truong BPS phat trén va kéo theowsphat trén aia cac nganh khac
nhue cAc nganh cungip dau vao cho thtruong BDS va nlitng nganh & dung dau ra
cua th truong BDS.

1.1.7. Céac chsb do lwong trong thi trwong bat dong sin

Cong @ phd bién vadugc sr dung mbt cach 6ng rai nkat dé do lwong ar bién dong aia
thi truong BDS 1a K théng cac chs, bao gm: chi b gia BPS (Real estate Price index -
RPI), ch s5 giao dch aia th truong (Real estate Activity index - RAI), £tk danh gia
chung th truong (Aggregate real estate market index - ARMIY, ghdy béo gia (Real
estate Expectation Index - REI),ic loi nhuan nhag (Home Profit Index - HPrl), dhs)
kha naing mua nha (Housing Affordability Index - HAI).

< Chi s6 gia BPS (RPI):

Nghién aru chi s gia BDS gilp cho caddi tuong tham gia thtruong BDS thdng tin ¢
muc bién dong gia @a BDS, quadd co tié du bao ¢ gia aia BDS phuc vu muc tiéu a
thé caa minh nlr dau tu, ban, cho thué, éhchip....; d6i véi cac @ quan gén Iy nha mrée
c6 thé nghién ¢u dua ra cac chinh sach, cac congaguan ly vi mé tnrc tiép haic gian
tiép nhim diéu tiét mac gia BDS, dam bao 6n dinh kinh € vi mé va th truong BDS phét
trién bén ving.

Chi s gia BDS (RPI)duoc xacdinh theo cong tic sau:

Tong [(Ch s gid phan khuc thtreong) x (1 trong phan khic thtruong)]
RPI =

Téng (ty trong cac phan khac thruong)

RPI phin &nh nic do bién dong gia chunga th treong BDS, duoc xay drng trén o so
muc d6 bién dong gid 6ng hop cia cac phan khuc threong chi yéu nhr: thi truong nha
g, thi truong nha cho thu@, thtreong vin phong cho thué, thruong dat nén chuyn
nhuong... Trongdo, ddi véi thi trudng nhad 1a gia ban trung binh cho froac thanh pin
thuoc cac phan khac nhi(gia 1nf cho nha pb, nha bét thy, nha én hp...); ddi véi thi
truong nha cho thué 1a gia cho thué trung binif taa cac lai van phong (lai A, B,
C...),... C6 ngta khi tinh toan chs gia trng phan khic thtruong € dwa vao ntc do
bién dong gid @a trng phandoan thi truong trén nguy@nit binh quan gia quén dé xac
dinh, quyn $ dya trén gia trgiao dch aia tirng phandoan tai thoi diém hién tai. Chi s
gia aia trng loai phan khuc & dugc so sanh trénocsy gia cho 1 (tai thoi diém so sanh
va thyi diém lya cton lam dic). Ty trong cac phan khdc threong co thé cin o theo gia
tri giao dch aia tirng phan khicaf thoi diém nim treée do.
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% Ch/ s giao dch aia thi trirong (RAI):

Chi sd nay ptan anh s bién dong khbi luong giao dich BDS trén th truong, RAI gilp
cac © quan qgan ly, cdc nhadau tu, kinh doanh BS danh giaduoc tinh tang giao
dich aia thi truong, mrc d6 s6idong aia th truong. Phrong phap xactinh dra trén o
so O liéu giao dch thanh congai cac phan khuc thtreong chi yéu (thi trudng nha
g, thi truong nha cho thué, thruong van phong cho thu@, thtreong dat nén chuyén
nhuong...), va xadinh theo céng tinc sau:

Téng (nf nhag, m* nha cho thué, miat...) thoi diém tinh toan

Téng (nf nhao, m? nha cho thué, miat...) thoi diém chon 1am dic

RAI =

% Ch/ 6 danh gia chung thtrizong (ARMI):

Pay la ch sd tong hop quan tong do ludng qui mo phat tén caa thi truong BDS, thé hién
s bién dong chung cacdu t6 phan anh g bién ddi cua th trudong BDS ¢dm c gia giao
dich va ki luvong giao dch. ARMI gidp cac 6 quan qgan |y, cadc nhafau tr thiy duoc
xu heéng van dong chung ¢a th truong BDS theo chiu heéng nao,ddng thyi co the
phan tich niing anh hrong aia cac bén dong kinh €, chinh ti, x4 i d&én thi truong
BDS.

ARMI = ChisdgiaBDPS x Chi s giao dch aia th trudong BDS
% Chi 0 di bdo gia (REI):

REI 1a mrc d6 kha ning thayddi gia trén th truong aia ky sau so @i ky truéc duoc bidu
hién & dang % (throng |a theo thang). Doab chit caa th truong BPS 1a thi dong nén
trong thoi gian ngin han khéng tk xuat hién xu hréng thayddi 16n, réu trong thang gia
thi truong ting thi thang ép theo nhiu kha ndng Van tiép tuc ting nhrng mic do coé thé
khac, khi xit hién xu hrong giam gid thi éing phii giam dan dan it nht trong 1, 2 thang
tiép theo. Vi vy, chi sd du b&o c6 th coi la gia ti thir sinh tr duong cong éa cH b gia.

% Chi s loi nhugn nhag (HPrl):

HPrl 1& mrc d6 loi nhuan cia BDS trong Inh wrc nhad so i loi nhuan tir tién guri dai
han ngan hang. Grsb nay tinh toan ga trén quan &m sr dung cin hd nhe mot pheong
tién dau tr va nhin duoc loi nhuan tir d6. Loi nhudn tiém ning ¢dm 2 thanh phn: Tién
thué tr viéc cho thué #n ho va mirc thaydoi gia tri bandau caa né, ph thupc vao nirc do
thaydoi gia trén th truong, cong tikc xacdinh nhr sau:

(Thu nhap tir cho vic thué én ho + Mac thaydoi gia cin ho)
HPrl =

(Thu nHip tir giri tién dai lin ngan hang)
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< Ch/ 6 khi ndng mua nha (HAI):
HAI phan &nh tli gian ma giatinh c6 ti¢ tich ti tién do mua cin hy, khéng xem xédén
kha ning vay mron, cim o haic ar gilp d&, ho trg tai chinh khadé mua nha.

Gié trung binh @ ho
HAlI =

Thu nHip binh quan 1am aia b giadinh @ tir di chi phi 6i thiéu dé sdng)
1.2. Chinh séch thé déi véi phat tri én thi tr wong bat déng sin
1.2.1. Khéi ném chinh sach thié di véi phat tri én thi trwong bat déng sin

Chinh séch thuila mbt noi dung dia chinh séach tai chinh §uigia, nghién €u chinh sach
thué 1a nghién @u dén nhirng muc tiéu ma chinh sach thinréng i, noi dung kinh & caa

ting gic thié va nhirng céng @ ma chinh séch tlucan dé dat duoc muc tiéudé ra. Hay
néi cach khéac, chinh sach ¢hgdm hai pin oo ban: muc tiéu @ia chinh sach va cong ¢
thuc hién muc tiéu.

Nhin & gécdo ca nén kinh € thi chinh sach thucaa mpt quc giaduoc thé hién bing he
théng thié caa qubc giadd véi muc tiéu thu NSNN va din ly vi md rén kinh €, cong @
thuc hiégn muc tiéu trén th hién ¢ trng sic thié cu thé. DI vai thi truong BPS, chinh
sach thé ngoai mic tiéu thu ngan sach conirh muc tiéu qun ly va phat tén thi truong
BDS théng quaing sic thié nhim vao céaldi twong cHu thié khac nhau tuy vao quan
diém cia nha qan ly.

1.2.2.Pic diém caa thué bat dong sin

Do nhing dic diém riéng cé aa BDS ma cac & thué ddi voi BPS c6 nliing dic diém
riéng, ngoai nting dic diém chung éa thié nhe: tinh khéng bi hoan, tinh Bt budc, tinh
phap ly cao... th&iddi véi BBS con co niing dic diém riéng, @ thé:

- Mgt Ia, BDS codic diém bit dong, mang tinton dinh, 1au Bn, khéng tk di doi
dugc vadoi sbng kinh € 1au dai, nén thtidéi vsi BPS la ngén thu mang tinten
dinh va n vitng aia NSNN,dién hinh 1a thé trong Inh wrc dét dai. O nuéc ta tr
thoi ky Phong kén, nha méc da dra vao ngan thu chi yéu |a thié “dinh” va thié
“dién”. Chodén thoi Phap thdc da xuit hién cac thé gian thu, nirng ngwn thu
cha yéu van la thié tryc thu (thé than va thé dién thd). Ngay nay, khi én kinh €
da phét trén, sin phim xa i duoc tao ra tr nhiéu nganh khac nhau, ngu thu
thué tr Iinh wrc dat dai, BDS khéng con 1a ahyéu, tuy nhiéndé 1a mdt nguwdn thu
6n dinh va quan tng aia cac ép ngan sach, rhla ngan sackia phrong. Cung
véi sy phat trén chung @a rén kinh €, thi trudsng BDS ding ngay cang phat én
manh, lam gia 2ng $ thu thié cho NSNN & hoat dong sr dung va kinh doanh
BDS.
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- Hai 13, co so tinh thié BPS la tng gia ti cia BPS haic la gia ti ting thém éa
né, nhrng di tinh thé dudi hinh thrc nao thidé tinh dugc thié ciing phii tién hanh
dinh giaduoc BPS. Khéc Wi cac hang hoa trongén kinh € déu c6 @ so tinh gia
la chi phi 4n xuat va gia thanhs phaim, con \6i BDS ladat dai dé dinh gia chinh
Xac 1a vin dé rat khé khin. Viéc dinh gia BDS ladit dai co tré dugc thee hien mot
lan @& xacdinh cho nhdu ky tinh thié, haic xacdinh cho tng lan chuyn nhrong
dé tién hanh thu thé tay thwbe vao tng lcai thué caa trng nréc. Bo chinh xac ga
viéc dinh gia BDS € anh hrong truc tiép t6i s thué phai nop caa cacddi tuong
nop thié.

- Ba la, thué ddi voi BBS c6 tinh adng cké cao, do BS the hién rat rd rang va
trong ddi cd dinh nén khong thcheday hay di i sangdiadiém khac nm muc
dich tdn thié.

1.2.3. Vai trd aia chinh séach thdé ddi véi quan Iy va phat trién thi trwong bat dong

>

Ssan

Thié 1a hinh thirc dong gop Bt busc caa cac & chrc va ca nhan cho nharéc theo ntrc
d6 va thyi han do phap lat qui dinh. Trong #n kinh € thi truong, Nha méc sr dung
céng @ thué khéng nliing d¢é dam bao ngwbn thu cho NSNN ma con e hién diéu tiét vi
mo rén kinh €: kich thich héc kim ham éc d6 ting tnrong, ting arong haic giam tich
ldy tr ban, mo rong hdic thu kep kha ning thanh toani@ dan e, diéu chinh rén kinh €
trong trdong hyp khing haing...; diéu hoa thu nfp; thec hién céng Bing xa i; dong
thoi 14 cong @ thuc hién kiém tra, kEm soéat cac ha dong sin xuit kinh doanh. Chinh
sach thd BPS la mdt bo phan ciu thanh trong &1thdng thé caa mdi qudc gia nén &ng
c6 vai tro nlx cac lai thué khac. Tuy nhién, chinh sach $hBDS chi yéu phat huy vai
tro trong tnh wrc quan ly vadiéu tiét déi vai thi trusng BDS trén nling nétdic treng o
ban sau:

Ther nhdt, chinh sach théiBOS 1a ngén thu quan tvng aia ngan sackia phrong

- BDBS thuc loai tai sin 65 dinh, khéng th di chuyn, it khd nang tdn lau thié, &
quan ly thu thi, co th uée tinh $ thu trong d6i 6n dinh, viéc thayddi thué suét
khéng gay tadong dén gia @, tiéu dung xa &i. Pa $ cac méc thu thié tr BDS
cho phépdé lai ngan sachtia phrong va throng gix vi tri quan tong trong ngan
sachdia phrong, chinh qu§n dia phrong c6 nhéu diéu kién nim duoc ar bién
dong W s dung dat dai, BDS dé quan ly thu thié, xir Iy vi pham thich kop vé
chinh sach thiiBDS. Bong thyi tién nop thié dugc chinh qugn dia phrong sr
dung cho &i ich thiét thuc tai dia phrong, naroi nop thié thuong rt hai long,dong
tinh ung h va 1o tro tich arc cho cdng tac thu, ngay chinh qugn dia phrong
ciing € hang hai, tich ac ch dao dé cong tac gan Iy thu thié tot hon.
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Nhin chung cac wsc theong cho phép chinh géy dia phrong duoc cin or vao
khung thé suit caa Chinh ph, diéu chinh mic thié cu thé phu hvp Véi ting dia
phwong va nhu &u chi tiéu hang #m aiadia phrong do.

The hai, chinh sach théiBDS la céng g diéu tiét vi md th triong BPS

Pé diéu tiét cung, @u thi truong BPS, binhon gia @ BDS trén th truong, Nha
nuéc quidinh pham vi &p ding ddi véi tirng sic thié, cung Wi viéc quidinh thié
SUit cao, thp ola trng gic thué 8 tAc dong dén viéc mam giir, st dung hay dch
chuyén BPS. Trén o s d6 < lam thaydoéi quan & cung éu vé BPS trén th
truong, gop pAn vao véc binhdn gia @ trén th truong BDS.

bé thicday st dung BPS c6 héu qui, han ché dau oo, Nha nrée ¢ thé ap ding
muc thié caodbi vai cac tirong hyp mim giit nhiéu dat dai, im gitt dat dai nhrng
khéng s dung hdic sr dung khéngding muc dich, throng cac méc sr dung biéu
thué Ity tién dé han ché cacddi tuong nim giir nhiéu dat dai, BPS.

Dé khuyén khich céac thanh gh kinh € tham gia vao thtrudng, cung 8p hang
héa cho thtruong dap tng nhu éu cia rén kinh €, Nha nréc thee hién thu thié
thip haic khdng thu théidi vai truong hop s dung dét dai, BDS phic vu cho nhu
cau thiét yéu cia xa 19 nhu: xay ding @ so ha ting dé phat trén quy dat &, xay
dung cac khu cdng ngp, cac khu cé xuit, chung @ cho ngoi cé thu nip
thap...

Dé khuyén khich va thaatay dau tr, Nha nréc thu thé vao cac BS nhr dit dai,
nhaé cao fing, bit thy... 3 c6 tac dng gop phn khuyén khich véc sr dung thu
nhap vaodau tr, ting arong trang thit bi vé sin xuit, kinh doanh thay vi ét kiém
hoic tich By mua ém tai $in cit git, ...

Dé huéng din sr dung dat theodinh hréng aia Nha meéc, Nha mréc sr dung mic

thué cao héc thip dé diéu chinh, ching han thié s dung dat néng nghip theong

thu thip dé khuyén khich, 4o thuin loi cho phat tén ndng nghip, thié thu vao
viéc gr dung dat & vadit xay ding cdng trinh thong cao lon thié thu vao & dung

dat ndng nghdp nhim tao src ép bc ngroi sir dung dat phai co y thrc tiét kiem

va sr dung dat c6 héu qua, ding muc dich. Ngoai ra, Nhawvc con quidinh cké

d6 mién thié, giam thué s dung dat néng nghdp, dat o, dat xay ding céng trinh
dbi véi cac dr andau tr vao nlitng nganh nghcan khuyén khich,dia ban catiéu

kién kinh € xa hoi kho khin haic dic biét kho khin ding 1a nim thacday phét
trién nganh ng&theodinh hréng aia Nha meéc.

The ba, chinh sach tRUBDS 1a cong g diéu hoa thu nhip, thec hién cong lang xa i
trong s dung va chugn dich BPS
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- Pit dai & tai 4n quy gia éa mdi mot qudc gia ma thién nhién bating, dodic
diém cia tai @n ndy ma giaccia né co6 khuynhong ngay cangihg nén véc
dam bao codng Bng trong véc mam giit, st dung c6 héu qua, chuyén nhrong dat
dai, BDS c6 y ngia hét stc quan tong. Viéc ting giadat phu thuoc nhiéu vao s
phat trén kinh € vadau tr cua xa i, nhit 1a van d&é qui haich xay ding, @ s ha
tang..., dodo phan gia ti ting thém éadat dai, BDS phii duoc diéu tiét mot cach
coéng king thdng qua conguathié.

- Cong king trong thé BDS ding dugc thé hién ¢ hai khia enh: cdng Bng theo
chiéu ngang va conging theo chiu doc. Trong x& Bi, mot sd ca nhan am gii
mot luong BDS cb gia tr 16n, thuduge mot loi ich nHit dinh. NHing loi ich d6
ngay cangang khi BDS c6 gia tr16n va to ra nhéu thu np msi cho chi s hitu
(cha s dung) aia no. Vi vy, ngroi c6 gia ti tai sin ngang nhadéng thé cho
NSNN gibng nhau, ngoi c6 BDS nhiu hon phai nop thié cao ton, ngrdi co thu
nhap tir viéc chuyén dich dit dai, BDS cao phi chiu ar diéu tiét thué cao on so
véi nhitng d6i tuong khéng phat sinh thu p haic ¢6 thu nAp thdp hon. Nhr vay,
véi cac quidinh linh hat chinh sach thuddi vsi BPS da gop phn vao véc diéu
hoa thu nfip, dam bao ar cdng king trong véc nim giir va chuygn dich BDS. Mit
khac, nly ngun thudé s budip mot phan chi phidau tr xay drng @ s ha tang
cia Nha méc, phat trén quy BDS cho nling ngroi 6 thu nhp thip, gop phn
chung vao qua trinh phatdni kinh € xa hi cua dit nudc.

The tir, chinh sach théiBPS la cdng g thic hién kiém tra, kém soéat cac hat déng sin
xugt kinh doanh BS

- Viéc Nha e ban hanh chinh sach hBDS cling vi cac chinh sach khac trong
linh wrc dit dai, BDS ma céac € quan qgun ly thué, co quandia chinh, chinh qun
cac ép da rim vitng duoc $ lwong, qui médit dai, BDS ma trng © chic, ca nhan
nam giit, cing nhr cac hn chuyn nhrong BDS tr nguoi ndy sang ngoi khac.
Trén @ s d6, Nha mrdc co thé chia dong trong véc diéu tiét cung, éu ding nhr
cac giao ¢ch trén th truong BPS.

- Théng qua \dc chip hanh chinh sach thwa céng tac Kim tra kém soéat ea @
quan thé s phat hén nhitng hanh vi vi pam phap It cua cac & chic, ca nhan,
phat hén ra nliing bt cap, wréng mic trong fnh wrc thié noi riéng vainh wrc
BDS néi chungié c6 bén phap % Iy kip thoi, gidp cho cac chinh sach phaatiu
cia Nha mdc pho lop hon dbi véi tinh hinh phét tén kinh € dat nugc trong fring
thoi k3.

Nhu vay, thdng qua chinh sach h8bS, Nha moc $ thuc hién viéc diéu tiét thi truong
BDS, diéu tiét thu ntip trong teong hop gia ti cua dat dai, BDS ting Ién do Nha mdc
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dau tr két ciu ha ting o ra; khugn khich s dung dit dai c6 héu qua, han ché dau oo,
ting gidao ddi véi thi trudng BDS. Chinh séch tBuBDS hyp Iy 5 khuyén khich cac giao
dich chinh tibng, gam thiéu tinh tang giao dch “ngdm” ciing nhr cac hanh vi 6in thié
gay thit thu cho NSNN.

1.2.4. Céac &c thué trong linh vuc bat déng sin
1.2.4.1. Thé sé hitu (s dung) bit dgng sin

Thu thié dbi voi viéc 9 hiru (Sr dung) dat dai, BPS, chinh ph ky vong dat duoc cung
lic hai muc tiéu kép: 4ng ngwn tai chinh géc gia,dic biét 1a chinh qugn dia phrong va
téi da héa Bing suit hoat dong aia ngwn tai nguyén qui gia nayong thdi ngan chin
liing doan, dau oo dat dai, BDS. Néu ngubn thu thié nayduoc sr dung mdt cach cé Hu
qua, chit luong va $ luong aia cac dch w céng, © S5 ha ting ¢ dia phrong € gia &ing.
Viéc dau tu tir thué s5 mang i gia tri moi chodit dai, BDS, lam cho gia trcaa BPS ting
|én. Tat nhién véc gia ting gia ti méi cua BDS € din dén trach nhém nop thié cao ton.

% Xacdinh co sé thué

Pa $ cac mréc thu thié vao @ dit va cdng trinh xay ehg tréndat (thué tai sin, thié
BDS, thié nhadat, thué dat & va cong trinh xayehg...); mdt sb qudc gia ch thu thié dat
(thué dit ¢ va xay arng cong trinh, théisr dung dat ndng nghép...); mot vai qubc gia ch
thu thié nha.

Nhiéu quan ném cho &ng chi dat nhan dugc mit phan theang cho khongto 1a gia ti dat
ting I&n do qué trinh phatéri chung @a toan x& bi, nén chinh ph cé quyn sr dung
mot loai thué dic biet ddi vai dat dai dé diéu tiét mot phan gia ti méi tao ra. Tuy nhién,
viéc chi thu thié dit duy nHit hién nay khéngiuoc phd bién, vi Iy do @ o tinh thié bi
gidi han nén phi chiu mit mic thié suit cao ton dé tao ra cing mt khoan thu cho nha
nudc nhr 12 thi tai sin, trong hop nay Kt hop thu thié nha 12 én thiét vadam bao cdng
bang.

Mot 1ap luan khacang h viéc ch thu thié dat 1a thié nay ngoai vic ting arong dang K
sy phat trén t6i da aia dit. Cha so hitu dugc mién thué phan gia ti nha tréndat nén h
ting arong Gi tién cho tai n dé tdi da héa éi nhuan, khdng cadong hre dé dat trong
hoic giit N6 cho mac dich dau oo nhe thuong xay ra khi nha odc tinh thé nha, nkt 1a
nhitng nrée thu thié nha cao. Tuy nhién, ohc diém ¢ day la nha khéngam trong dén
chiu thié nén co th phat trén nha qua rinc, din dén bo hoang, nguy € nay co tié han
ché thdng qua gin ly qui haich va phat tén do thi.

Nguoc lai, trong tirong hyp chi thu duy nlat thué nha, teeéc hét 1a khdng khugn khich
dau tr xay drng. Tuy nhiénda $ haat dong aia con ngdi phat sinh trong cac tda nha,
nhitng khu wrc sinh $ng Vin yéu éu nhiéu dich w céng fon, da $ cac dch w cong
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khéng phu thudc vaods 16n caa khudat ma phi thupe vao kich tiedc cia toa nha vads
ngudi & d6, nhr canh séat, phong chayutic, bio vé madi treong, van chuyn céng éng,
bénh vién, treong hoc... v6i 1ap luan nhr trén, vec thu thé nha 1a cach cdngahg dé bu
dap chi phi cho céacidh w céng ich.

Trong thrc t thi cong trinh xay ehg tréndat (sauday i tat la nha)duwoc ¢ dinh trén
dat, nén 4o ra mdt nhan thiec rang nha khdng thtach bi véi dat. Do 1a Iy do mada $ cac
nudc phat trén thu thié két hop giira gia ti dat va nha (thé BPS). Tuy nhiéndét va nha
co ban & khac nhaud/nguwn goc, nén ching cé rilmg dic diém khac nhau mang tirtic
tht nhr s luong, cHit lvgng, mic do vinh diu, ar khang hém va linh hat... Do dé,
trong chinh séch tluwcéc nrge theong thiét 1ap linh haat, tri gia tinh thé sat \6i gia tri thi
truong aia BDS dé dam bao cdng Bing trong thu thé, ddng thyi két hop voi hé thong
mién giam thié dua trén $u 6 quyén 5 hitu, dic tinh @ia chi sd hitu haic ngroi st
dung, muc dich sr dung... dé loai b6 mot & BBS khong b diéu tiét boi thué theo chi y
cua chinh ph ciing nhr chinh quyn dia phrong.

Vé co so tinh thié: Mdi quic gia cé vin hoa, xa bi, méi tredng va K thuat khac nhau
trong tiim dinh gid, nén cacudc tly vaodiéu kién thyc # caa nréc minhdé lya chon oo

so tinh thié. Hai av s pho bién nhit hién nay la da trén dén tich va gia frcaa BDS.

- Dya trén dén tichla dra vao kich théc cia BDS ladat, khu wre xay drng hdic dién

tich nha & dung, né khong lién quadén gia ti tai sin, tién thué hay fin von, $ thué

phai nop duoc tinh trén o sv dién tich (nf) nhan Wi mac thué don vi tiy vao muic dich sr

dung BPS. Theo cach &p cin nay thi niing ngroi cé thu ntp thip s chiu ganh #ing

thué cao fon so i nhitng ngrdi cé thu nlp cao, trong khi nimg ddi tuong c6 thu nhp

cao hi nim giit BDS nhiu hon. Phrong phap nayuoc sr dung & mot sb nude trong giai
doan chuyn doi kinh t, vi so i hé théng thié tinh theo gid irthi treong thi K thong

thu thié nay cé chi phi hanh thu ith, di liéu duy tri tinh thé ciing & dang fon.

- Dya trén gia ti BDS dugc thuec hién theo hai cach la xatinh gia ti thi truong va gia tr
cho thué ¢éa BPS. Trongd6 gié ti tién thué phn anh gia trtai sin duoc sr dung hién tai
cia nd, con gia frthi truong bao §m sr mongdoi cua th treong vao thu nip twong lai
cua BDS do, nhing bén dong aia th truong mua ban khéuldoan on hé thong gia ti
cho thué ¢a BbS.

Nhu trinh bayo trén, @ sv thé BDBS dra vao gia tr BDS cé nhéu wu viét hon dya vao
dién tich BBS. Vi @ ban gia ti BDS dugc tao ra i co s ha ting va dch w céng, cac
loi ich aia dich wi nay dugc von héa trong gia trcaa BDS. Viéc thu thé dya vao dén
tich BDS khéngdua vao gia tr caa dau tr cdng vi n6 khdng tindén ar khac bét trong
chit lvgng aia BDS hay v tri, khu wrc BDS. Tat nhién, cach ép cin oo sd thié theo gia
tri BBS doi hoi ngudn nhan frc ding nhr mot co s dir liéu day du, c6do tin ciy cao,
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ddng thyi 1a sr hd tro cao @a cong ngh may tinh.bé thuan lgi cho cong tac hanh thu
thué, gia tinh thé BDS throng thip hon gié ti thi truong (khaing trén 70% gia irthi
truong). PN xacdinh gia ti BDS duoc trinh bay @ thé tai muc 1.2.5. “Plvong phap xac
dinh gia tinh thé bat dong sin”.
Bang dréi day thé hién xu hréng xacdinh @ s thué BDS aia mdt s khu wrc trén tié
gidi, trong dé cac qidc gia kra chon oo s thué la gia ti BBS chém da $ 52/122 qéc
gia.

Bang 1.1: Gy sb tinh thué cia 122 quc gia

, » . | Patvacéng| Chithu L
SO Gia | Gia . o A Gia tn .
. } _ .. | trinh tréndat | thue cong | | Dién
Khu wuc quoc | tri | tritai . R ~ tien thué | |
_ . i (thuriéng | trinh trén | | tich
gia | dat | san N . hang am
biét) dat
Africa 25 1 8 3 4 7 11
Caribbean 13 4 4 2 0 8 5
Asia 25 2 6 2 0 11 12
Oceania 7 6 2 0 0 4 0
Western 13 0 9 0 0 6 0
Eastern 20 1 6 0 0 0 15
Central and
South 16 2 14 1 0 1 1
America
North 3 0 3 0 0 0 0
Tong abng 122 | 16 | 52 8 4 37 44

Ngwn: McCluskey and Bell, 2008 (Trichiltz Trinh Hong Loan, 2010, “Property
Taxation and Land Use Management in Vietnam: thier@l for Reform”).

< Xacdinh ty 1¢ thué

Dua trén o s tinh thi, ty 18 thué hay con gi 1a thué suit phuc wu cho vic xacdinh
nghia w thué. Thié suit thuong khac nhau @i cac lai BDS tly vao mc dich sr dung
nhu: BBS sr dung cho muc dich néng nghép, BDS khu déan e, khu throng mai, khu
céng nghdp,... Thié suit co the nhu nhau cho & dit va céng trinh xay ehg tréndat
(nha); ding c6 tit khac nhau cho hai thanh ashnay. Gn ar dé xacdinh thié suit cha
yéu la dra vao nhu &u cia @ quan thé, tinh chit, mac d6 caa @ s thué. Trude khi xac
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dinh thié suat, co quan tai chinh dic gia @ia phrong) phii xacdinh $ ngan sachdican
tr thué BDS va ngan sachudtoan co th thu duoc (phu thudc vao qué trinh hanh thu
thué). Hai nhan é co ban xacdinh khain thu thié BPS la @ s thué va thié sut, néu oo
so thué rong thi thié suat thip va ngroc lai nhu mé plong o bang drgi day.
Bang 1.2: CAc lch ban thu thué nha dat

Pon Vi tinh: ngandsng

Co s tinh thié Gia ti BPS o, o Gia ti
. . . .. | Giatidgat | Giatinha .
vaty 1§ thue gom dat va nha cho thué
Gia ti 5.000.000 3.000.000 2.000.000 120.000
Thué suit 0,10% 0,17% 0,25% 4,17%
S5 thu thié 5.000 5.000 5.000 5.000

Ngwn: T4c gi tinh toan.

Nhu vy, néu oo s thué 1a ca dat va nha thi théi stit 0,1%:; rBu oo s& thué hep hon chi
gia tri dat hoic gia ti nha thi thé suat twong tng 0,17% va 0,25%;wbng hop oo s thué
|a gia ti cho thué hangam thi ty 1& thué 1a 4,17%. G 4 kich kin tréndéu thoa man é thu
ngan sach |1 5 @1 d6ng hang am. Tuy nhién, thé st rat nhay cam voi d6i tuong rop
thué, nén théng thong cac nha lam B mo rong @ so thué va gam ty Ié thué. Bang
théng ké ti phu luc 1.1: “Mic thu thié BDS d6i véi mot sb Quic gia” cho tiy thué suat
thuc cao nit vao khang 3% gié tr tai sin’.

O mot gocdd khac, thiéd BBS co i xem trong duong wi viéc thu thié thu nhip. Ching
han c6 ndt tai sin 1a tien mat 1 ty déng, Wi 1ai suit cho vay 10%/@m, thi thi thu nhip
phai nop hang Bm do tén I&i mang i voi 18i suit 5% la 5 tréu dong (1 § x 10% x 5%).
Néu ngroi nay mua mt BPS Wi gia 1 ty dong thi thié BPS phii nop hang #m do rim

gitt BDS ding trong duong Wi thué thu nkip 1a 5 tréu dong, khi dé thié siat ddi véi

BDS la 0,5% trén giaitBbS (1 ¥ x 0,5%).

Qui dinh k¢ théng thié sut ciing tly quan dim va yéu &u quin ly caa trng nrdc, thié
Suit cac mrée lra chon co thé sir dung chung choxckhdi BBS (mbt mic thié suit) hoic
qui dinh phan it nhiéu mrc thié suit khac nhau (nku mac thié suit). Vi ly do tranh
dau oo, tich u, ling doan thi truong dat dai, BDS va khugn khich & dung dit hiéu qua,
tiét kiém, cac nha lam Rt &p ding hinh thirc thié suét luy tién haic thu thé cao ton doi
véi dat tréng, khéngdua vao & dung dé diéu tiét.

- Mgt mize thig suit: Thué suit duy nhit duoc xem la trugn thbng va ap dng kha

°® Xem ph luc 1.1: “Méc thu thé BDS ddi véi mét 8 Quic gia”
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pho bién trong chinh sach thuai sin caa cac qdc gia trén th giéi, thué st duoc
tinh chung cho&dit va nha.Uu diém aia thié stit nay la lamdon gian hoa cho
tham dinh vién trong qua trinh 8m dinh gia BDS, vidat va nha la hai thanh ph
cua mot thuc thé va it kho dé tach bét nhau. Mit khac, né @ng co nhrgce diém la
khi dat va nhadéu thwc dién chiu thié thi mrc thié 3 thip, chi so hiru dét (sir
dung dét) coi nre tac dong aia thié va & dang dn dén hanh vi lang phi khits
dung dat, ngroc lai néu ty 18 thué qui dinh cao & kim hamdau tr xay ding khu
dan ar, tAcdong tiéu arc dén phat trén do6 thi ndi riéng va phat tén kinh € xa i
ndi chung.
Nhiéu mic thué suit: G mot sb qudc gia thi suit qui dinh khac nhau cho cécalo
BDS nhr: dat ndng nghdp, dit phi néng nghdp, nhag, khu throng mai, khu cdng
nghigp.... Myc tiéu sr dung thié sut chénh éch ntim quan ly sir dung dat, thic
day phat trén kinh € xa hoi theodinh hréng aia nha méc. Nhirng roi c6 thié dat
cao lon thié nha c6 xu hiéng chim phat trén do thi hon cac khu vc cé thé dat
thip. B4i vai cac cdng trinh xaywhg tréndat thi BDS nhag ciing khdng trong tr
nhe BBS mang tinh cit phi dan e, ching han BBS khu throng mai va céng
nghiégp gin ngwn cung é@p nguyén ku < co ki thé hon, BDS khu dan ¢ thi yéu
t6 mang leéi giao théng mang tinh qéydinh. Béi véi BBS nhad hau nhr khéng
tao ra gia tf gia ting sin pram qubc gia (do khéngtugc tham gia vao qua trinkrs
xuit) va khéng 4o ra véc 1am, ngroc lai véi BDS throng mai va céng nghip.
Diéu nay co th din dén két luan ring, BDS nhaod phai chiu mrc thié cao ton
BDS throng mai va céng nghip. Tuy nhién, thc t trai ngroc hoan toan, BS
thwong mai va cdng nghip nhin chung c6 it thié cao lon. Cac nha lam At ung
ho quandiém nay king cach bin luin ring BDS throng mai va céng nghiip doi
hoi cung ép mot dich wi cdng cao bin.

Mot s nudc ty [é thué suit duoc ban hanh & chinh phi trunguong, con 4i da $ céac
nudc, nhit 14 cac méc phat trén, thié suit duoc ban hanh & chinh qugn dia phrong.
Trongdiéu kién binh throng, thié suit gia ting khi gia ti BDS ting 1én doinh hrong aia
lam phéat nBim ting thu ngan séch hiip chi tiéu cdng, thiisuit dugc ha thip khi o so
thué gia ting hdic nang cao ang lrc va heu qua thu thié cia @ quan thé. Tuy nhién,
trong ot s truong hyp do ap ke thu hatdau tr va phat tén khu dan @ ma chinh qugn
dia phrong ha thap mic thié, tit nhién trong dai4n < anh hrong dén phat trén kinh €
x& i, cu thé 1a € giam kha nang cungtng dch wi cong. Vi iy, mot 6 chinh phi caa
cac nrgc apdat mac thié tdi thiéu dé tranh tinh ting anh tranh ¢ thué gitta cacdia
phuwong, chinh qu§n dia phrong cH diéu chinh thié suit trong gbi han quyén hanh éa
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1.2.4.2. Thié thu tir hoat dgng chuyén nhuweng bit déng sin
% Thué thu nhdp tir hogt dgng chuyén nhweng hit déng sin

Thué thu nHip tir hoat dong chugn nhrong BDS dugc thu trén phn thu ntp (gia ti gia
tang) khi chugn nhrong BPS. Gié ti ting thém tlrdng do bén doi cua xa i, dau tr co
so ha ting giao théng, kinhétphat trén, gia ing dan 8, ¢au co BPS... lam thaydoi quan
hé cung éu vé BPS. Gié ti gia ting aia BDS ¢om hai phan: gia ti gia ting “ty nhién” do
bién ddi caa cac nhandtxa hoi tao nén va gia trgia ting “nhan 20” do chi BBS b von
va grc laodong, tén hanh éi tao dat dai, BDS lam cho gia trcaa BPS ting 1én. Thric
chat thué thu nhip tir hoat dong chugn nhrong BDS ladiéu tiét mot phan thu nip ting
thém @a BDS khéng do ngoi sir dung dat dai, BDS b vén va sic laodong dé dau tu tao
nén.

Khéc wi thué thu vao véc sr dung dat c6 ngwn thuén dinh hang am, lcai thué nay co
ngwn thu ph thusc vao nirc 46 phat sinh giao idh BDS trén th truong va gia tr gia

ting aia chinggday ding la lai thué trec thuduoc thu trre tiép vao ngoi c6 thu ntip do
chuyén nhrong BDS mangdi, nén cac néc thu thé nay throng thdng qua dithdng thié

thu ntip doanh nglép va thé thu nHip ca nhan, @t s6 nuée thu qua &c thié riéng nhr

thué gia ti dat ting thém nkr ¢ Pai Loan, thé chuyén nhrong nhadat ¢ Indonexia.... Vi
vy, vin dé canh tranh thé duoc dic biét quan tdm khi hach dinh chinh séch thu thu
nay, xay @ng mrc thu phi phi hyp voi cac nrdc va cac khu we voi nhau niim thu hit
ngwn von dau tu trong va ngoai msc vao th truong BDS. Ngoai ra, chinh sach thaon

dapung trén @ pheong dién hop tac va hai hoadithué. Trongdo, hop tac ¢ thué co the

hiéu la sr tao lap khuén kb song plrong vada phrong v thué nhim muc dich han ché

nhitng tranh chp therong mai, traoddi thong tin \& thué gitta cac qdc gia; hai hoa & thué

la xay drng mdt chinh sach thva tirng sic thié voi nhitng mi dung ¢in nhau, phi ép

nhau trén ¢ s& duy tri nltng nguy@nic chung, hai hoava mbi sic thié duoc thé hién

qua: hai hoa&co s thué va hai hoa & thué suat™®.

Cin ar tinh thé thu nHip tr hoat dong chuyn nhrong BDS 1a thu nAp rong tr chuyén

nheong BDS va thé siit. Trongdo:

- Thu nhip rong: 1a gia ti ting thém do chudn nhrong BPS, duoc x&cdinh trén o sv
ldy gia chugn nhrong trir gia \v6n va cac chi phi lién quafi da $ cac mrge thi thu
nhap rongdé tinh thié duoc diéu chinh tr thu ntip theo K toan,diéu chinh theo qui
dinh aia luat thué, sr khac nhau gia cac méc vé chi phidugc tnr, V& wu dai thié, van
dé chuyén 15... nén At khddé so sanh ganhang thié thu nHip giira cac méc voi nhau.

*2 Ching hgn khi Vit Nam gia niip vao AFTA, \dt Nam plai thuc hign cam Kt cit giam thié va cung dp, trao doi
thdng tin Wi cac quc gia trong klai.
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Diéu nayda lam cho xu téng i cach thé thu ntip cia cac oc theo chiu hudng
mé rong @ so tinh thié va gim maic thié suat.

- Vé thué suit: duoc cac mdc sr dung khac nhau, ning xu hréng chung 1a & cach va at
giam thié, dac biét 1a cac moc dang phat tén véi myc dich anh tranh trong thu hitowm
dau tur truc tiép nugc ngoai, nén \c cit giam thué thuong nhanh bn cac méc phat trén
va cit giam dén mirc thié suat thap hon mac thié suit cua cac mée phat trén.

< Thué thu vao hait déng chuyén nhweng hit déng sin

Thié thu vao hat dong chugn nhrong BDS thrc chit 1a thié chuyén quyén sr dung va
quyén 5 hitu BDS, day la lai thué thu ndt 1an ddi véi cac 6 chic, ca nhan co quy Sr
dung hdic quyén & hitu BDBS khi thrc hién viéc chuyn nhrong quyn st dung haic
quyén sy hiru caa minh chaidi twong khac. Thé naynham diéu tiét mot phén tir khaan
thu aia cac & chic, b gia dinh, ca nhan cé chég nhrong BPS rp vao NSNN,dong
thoi ciing gép phn quan ly va han ché sy chuyén nhrong BDS.

Ddi tugng mp thié 1a cac & chirc, b giadinh, ca nhan c6 BS chugn nhrong theo qui
dinh aia phap lat.

Can ar tinh thié 1a dién tichdat, giadat tinh thié haic gia ti caa BDS va thé sit (¢ day
khéng phan I8t gia chugn nhrong ting hay gam — trc 1ai hay 6).

1.2.4.3. Thié dang ky hit dgng sin

Trong thrc € x& hi, cac BDS thbc quyén sy hitu haic quyén sr dung aia ca nhan,ap
thé dugc mua, ban, traddi, chuyén nhrong, cho ing hdic thira k&, vi vay can c6 st dam
bao vé mit phap ly.Dé xac nfin thoi diém phat sinh g chuyén dich tai gn va roi dung
chuyén dich tai $n, mst mat bao dam quyén hop phap éa sr chuyén dich tai €n, gop
phan quan ly, bao @ tai $in chung @a xa i va tai gn chinhdang @a ngroi dan, déng
thoi tao ngbn thu dé bu dip cac khan chi phi thrc hién céc thi tuc hanh chinhdong
vién hpp ly mot phan dong gop da ngroi co tai sin vao NSNN — Nhawsc thee hign thu
thué d¢ang ky BPS.

Nhu vy, Thié ding ky BDS la kh@n thu ma cacdt chirc, cA nhands hiru haic sr dung
BDS phii nop cho @ quan Nha aéc nhim thyc hién ar xac ntin vé mat phap ly qugn
sd hitu haic quyén ar dung BDS d6. Thié dugc thu mdt 1an vao thi diém lam thi tuc
ding ky quyn s hitu, quyén st dung khi mua ndi hoic nhan chuyn nhrong BDS, ddi
trong thube dién Nha nréc quan ly. To chic, c& nhan khi muaim, xay drng msi; khi
nhan chuyn nhrong BDS mwn xac hp quyén sy hitu, sr dung hop phap ladbi tuong
nop thié. Can ar tinh thié 1a gia ti thuc © cia BPS tinh thé va thié suit. Do tinh clit
cua thié 1a xacdinh quyén s hitu va qugn st dung BDS nén tlrong mic thu dia thié
nay tHip.
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1.2.4.4. Thié thu vao hait déng thira ké, biéu, tang, cho hit dong sin

pay la thé duoc thu ndt l1an khi co phat sinh hanh vita K, biéu, ting, cho B)S ma
ngudi c6 quyén Sr dung haic quyén sy hitu BDS dbi voi nguoi khac. Naroi nop thié 1a
nguoi nhan thira k&, biéu, ting, cho BPS. Gin ar dé tinh thié 14 gia ti caa BDS thra I&,
biéu, ting, cho va thé suat. Hau hét & cac mréc déu cé khuynh iéng khuyén khich
ngudi dan laodong dé tao ra dia ci cho xa i nén thié naydugc ap ding mic thué st
rat cao, cO nfing nréc con ap dng béu thié Iy tién tay thc vao gia tr BBS, twi tac
cua ngroi thira kK (biéu, ting, cho), hac phu thusc do dai thdi gian gira thyi diém cho,
ting so i thoi diém chét.... Pay la lai thué chiu anh hrong rt nhiéu boi phong tic, tp
quéan @a cac méc, mic thué suit cao thip tiy thidc vao yéu au quan ly, muc dich diéu
tiét cia nha éc. Nhin chung, cacudc tién tén cé mirc thu thé cao lon cac méc dang
phat trén va cac méc chuyén déi, nhu thué thira kK ¢ Nhat 1a 70%, Han Qéc 1a 50%, cao
tha nhat va thr hai trén té giéi, ké tiép 1& My 46%, Phap 40%. Tuy nhién theounh
nghién ¢u aia PricewaterhouseCooperm 2005 i 50 nréc trén tié gioi thi chi co 26
nude c6 thu thé tai sin thira k&, con hi 24 nxéc (c6 @ Australia, Canada...) thi khéng &p
dung chinh séach thunay*.

1.2.4.5. Thié gia trj gia ting déi véi bt dgng sin

Thué gia ti gia ting (GTGT) la thé gian thu, thac loai thué tiéu ding, ngoi nop thié va
nguoi tra thué theo Iuit 1a khéngddng nHit véi nhau, nén & dang chugn ganh iing thié
sang ch thé khac théng quaccché gia @ trong rén kinh €, phu thudc vaodo co gidn
cung @u gia @ BDS trén th truong. Tuy nhién, suy cho cung thi ganing thié ciing
chuyén hét cho ngroi tiéu dung cdi cung, nén co tinhily thodi déi voi thu nhip cia
nguoi tra thué. Vi vay, dé dam bao cong ling theo nguyénit kha nang tr thué, cin phi
xay drng thié GTGT Wi nhiéu mrc thié phan bét, hau hét cac nroc s dung thié thip
cho nhing hang hoa vaich w thiét yéu haic dua ra khbi dién chiu thié GTGT, nkim
ting ganh &ing thué ddi véi nguoi gidu va gim ganh ging thé déi véi nguoi nghéo.

Cac nréc sr dung thié GTGT Wi nhiéu tén @i khac nhau nin: TVA (Phap); VAT (Anh);
Thué hang hoa vaidh w (Uc, Canada, Singapore), Thtiéu dung (NAt Ban)... Cac
nudc trong kidi Asean hén nay thu thé GTGT Hiu hét & cac khau,it khau @n xuit, leu
thdngdén tiéu dung, chriéng Singapore 1a thu tAduy ntit & khau band.

Can ar tinh thé GTGT 14 gia tr hang héa vaidh w ban ra cha c6 thé GTGT va thé
suit. Nhu trinh bayo trén thi At it nuéc sr dung mdt mic thié sut thue GTGT ma
thuong 1a 2, 3 nirc haic nhigu hon nira. Mic thié giita cac méc céd st khac nhawtang K,
tir 5% dén 25%. Tuy nhién, &c thié gita cac kibi nudc thi khac nhau khéng réi (van

1 Xem plr luc 1.2: “Biéu thié suit déi vdi tai san thira ké tai mét s6 nuéc”
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dé hai hoa thé giita cac méc trong kidi), thué st tiéu chan trung binhidi véi khbi EU
la 18% (rim 2010), kidi Asean: thé suét tiéu chin ti thiéu |a 7% (Thai Lan), cao @éh
la 12% (Philippine).

1.2.4.6. Céac chinh sach thu khagia Nha rwdc \é dit dai
% Chinh sach thu khi Nha mdc giaodit thugc & hizu nha nuwdc

Chinh s&ch thu nay tiphat sinhd cac rgc cb hinh tikc S5 hiru nha rée (Y hiru toan
dan, & hitu cdng éng...) d6i véi dat dai. Khi d6 nha mdc dai dién lam chi so hiru dat
dai nén c6 qusn giaodat 1au dai héc cé thyi han déi véi cac 6 chic va c& nhanisdung
dat. Pay chinh la quanétraodoi ma nha eée 1a mdt chi thé, ngroi cé quyén s hiru dat
dai, traoddi “hang hoadic biét” 1a dat dai va thu ngan sach cho nhase, nén ¢ ban chit
thi khaan thu nay khéng mang tinhattthué caa Nha mréc.

Thu tién giaodat 1a khain thu trén gia frquyén sr dung dat, thé hién quyén 5 hitu caa
nha nréc ddi véi dat dai, ngoai ra con & B phap tai chinh rim thicday cac chi thé sir
dung dat tiét kiém, ding muc dich va cé hu qua d&é budip chi phi nn giaodét. Can ar
tinh tién giaodat (hay con gi 1a tién sr dung dat) 1a dién tichdat va giadat. Trongdo, gia
dat co tié do Nha mdc quyét dinh haic théng qualiu gia, ph thusc vao muc dich sr
dung dat (trc kha nang sinh bi cua dit tly theo mac dich sr dung dat) va thyi han giao
dat. Bdi tuong rop tién sr dung dét la ngroi nhan giaodat tir Nha nréce.

< Chinh séch thu khi chuygn muc dich s# dung dit

Khoan thu nay con @ 1a thu tén sr dung dat khi chuyn muc dich sr dung dat theo qui
hoach, K haach sr dung dat caa dia phrong. V& ban chit thi khain thu nay la thu &n ar
dung dat, nén nirc thu tly thdc vao ki ning sinh bi caa dat. Vi vay, khi chuyn muc
dich gr dung dat ma kb nang sinh bi cua dit cao lon so \6i muc dich sr dung dat ci,
nha nrdc thee hién thu chénhdch dia td gira giadat theo muc dich sr dung msi va gia
dat theo muc dich sr dung tredc do.

< Chinh séch thu khi Nha méc cho thuédit thugc 5 hiru nha nuéc

Chinh séach thu khi nharc cho thuétat thuoc sy hiru nha meéc ddi véi cac 6 chic, ca
nhandé s dung vao nitng muc dich theo qui hach dia Nha mée. Khaan thu nay con
duoc goi 1a tién thuédat. Néu ngroi thuédat khdng thuétat caa nha méc thi phii thué hi
cua cac b chic va ca nhan cdat, khi do ngroi di thué phii tra cho ngroi c6 dat tién thué
gom hai pfan: phan tién thué dat va pHin loi nhuan cia ngroi ¢6 dat. Vi vy, chinh sach
thu tién thuédat thuoc 25 hitu nha mée ding Ay, bao @m ca tién thié dat hang Em va
phan loi nhuan mongdoi do rim giir ¢at mang Ai.
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Vé nguyén ic thi gia thué tly thac vao muc dich va thi han thuédat, dugc thoa thuin
gitta nha mdc voi cac B chic va ca nhan thudit, haic thong quatau gia. Tuy nhiérd
mot b nuée, chinh sach thudi thuédat duoc quidinh ax thé bang vin ban phéap 14t trén
co s gia do nha méc quidinh. Gin ar tinh tén thuédat dugc xacdinh thdng qua én
tich dat, don gia cho thu@ét va thvi gian thuédat.

1.2.5. Phrong phap xacdinh gia tinh thué bat dong sin

X&c dinh gia tinh thé BDS hay con gi “xac dinh ti gia tinh thé BDS”, la ndt khau
trung tdm éa qud trinh tinh thuva thu thé. Vi vay viéc luya clon phrong phapdinh gia
thich hyp dé c6 dugc két qua dinh gid gn véi gia tri thuc oia BDS la \in dé quan tong
dbi véi nguoi dinh gia. Plrong phap xaatinh gia BDS pto bién nhit hién nay laudc
lwong gia ti thi treong BDS haic tién cho thué ¢a BPS, trongdé usc hrong gia ti thi
truong BDS ©n tai hai xu hréng dinh gid: plwong phapdinh gia trugn théng va phrong
phapdinh gia hang lat.

1.2.5.1. Pleong phap xaadinh gia trj tinh thué BPS theo gia tt truong

Gia th treong aia BPS 1a gidduoc hinh thanh theo quarg ltung éu trén th truong

BDS. Theo trugn thong c6 3 plrong phépduoc st dung trongdinh gia th truong aia

BDS d6 la phrong phap so sanhute tiép, phrong phap thu nip va phrong phéap chi phi;
va mbt sd nuée hién dai str dung phrong phapdinh gia hang lat.

< Phwong phap so sanh trc tiép

bay la plrong phap xadinh mrc gia théng qua ¥t tién hanh phan tich caciro giadat,
gia nha thrc € d& chugn nhrong quyén st dung dat, quyén s hitu nha trén thtruong
trongdiéu kién binh throng, Wi 16 dit va ngdi nhald chugn nhrong cédic diém trong
tu (vé loai dét, dién tich, lang dét, hinh ding thira dat, loai duong pld, vi tri, cip nha va
trang tri i that...) co thé so sanhiuoc Véi 16 dat va ngdi nha an dinh gia. Plrong phap
nay thich krp khi thi truong BDS phat trén va xdit hién tinh trong dong gira 16 dit, ngoi
nha @n dinh gia i gia thi truong aia 16 dat, ngdi nhawong tr (nhu cac 16d4t nam clng
mot khu wrc). Tuy nhiéndé dinh gia theo ptong phap naying én mot co s dir liéu
tap trung ¢ giao dch BDS dé dam bao chinh xac trong qua trirdinh gia.
Pinh gia BDS theo plrong phap so sanhutr tiép gdm 2 hrdc: Pinh giadat vadinh gia
tai $in gin lién tréndat.
- Pinh giadat gdbm cac lxéc sau:

+ Khao sat va thu tip théng tin.

+ So séanh va phan tich théng tin.

+ Thyc hién diéu chinh céc yu t khac bét vé gia gira cac Iadat, khudat so sanh

vé6i 16 dat, khudat can dinh giadé xacdinh gia cho latit cin dinh gia.



44
+ Xéacdinh gia @a 16 dat can dinh gia ling cachdy s5 binh quan ga cac nic gia
cua 3dén 5 16dat, khudat so sanhta tinh toandiéu chinh khac bét vé gia.

- Pinh gia tai 8n gin lién tréndat (céng trinh, nhaie, Vat kién tric, cay lau #m
nhu cao su, ca phé, ché, tiéliéu .... hdc cayin qu) la dinh gia gia tr con hi caa
cobng trinh, nhatea, \at kién trac, cay #ng ti thoi diém xacdinh gia gm céc
budc sau:

+ XA&c dinh nguyén gia hix tong chi phidau tr xay drng cac cong trinh,udn
cay lau am.
+ XAcdinh ty 1&¢ khiu hao hang am (%).
+ XAcdinh $ nim da sr dung céc cong trinau tu.
+ XAcdinh gia ti cia tai $n gin lién tréndat.
% Phwong phap thu nkiip

Theo phrong phép nay giaitcaa BDS chinh ladng thu nlp trong trong lai ma BS d6
mang hi. Do d6, gia ti cia BPS $ duoc xacdinh bing ©ng dong thu nép tiém ning
(thu nHip rong) trongong lai, quy & gia ti hién tai véi mac 1i suit ky vong, throng la
&0 suat tién giri tiét kiém binh quan Bt nam. binh gia BDS theo plrong phap nay ém
cac hréc sau.

- Tinh Hng thu nlp hang &m do BPS dn dinh gia mangai.

- Tinh ©ng chi phi phi chi radé hinh thanhdng thu nlAp va cac khan phai nop
theo It dinh.

- Xacdinh thu nfap rong hang #m.

n CFt

= @+r)

- Uéc tinh mic gia BDS din dinh gia theo cong tre sau: V =
Véi: Vv : | giadat tai thoi diém hién tai.
CR : Thu nHip rong binh quanam tha t.
r . L&i sut ky vong.
n : $ nam 9 dung dét.
% Phwong phap chi phi

Theo plrong phap nay giaua BPS cin dinh gidduoc xacdinh king cach xadinh gia
cua 16 dat cong Wi chi phi xay ang codng trinh trédit. Phrong phap chi phéugc sr
dung trong teong hop thi treong BDS it phét tén va throng &p aing dbi véi BDS mbi
va trong ddi hiém (nhr cac @ s céng nghdp, throng mai).

Nhu vy, trong ba ptong phép trugn thdng xacdinh gia tinh thé BDS theo gia th
truong néu trén, plong phap gia so sanhutr tiép dugc &p ding khi thu thp, thdng ké
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duoc du thdng tin 8 liéu cua laai BPS trong tr so sanhiugc v6i loai BBS dn dinh gi4,
pheong phap thu rdp ap ding khi xacdinh dugc dong thu nfp rong mangdi tir BBS
can dinh gia, teong hop BPS ¢6 tit dinh giaduoc theo @ hai phrong phéap “so sanhuc
tiép” hoac “phuong phap thu nip” thi phrong phap so sanhutr tiép theong dugc ap
dung pho bién. Riéng plxong phap chi phi dhap ding d6i véi cadc BDS mbi hoic trong
dbi hiém, it giao dch trén th truong.

% Phwong phépdinh gia hang last

Nhu da givi thiéu ¢ trén, plrong phapdinh gid hang lat duoc thec hién véi su trg gidp
cua he thong théng tin BDS ¢ dang dr liéu oo so, théng qua nlu ky thuat phan tich Bi
qui khac nhau. Céac tiéu chii@ ham i qui duoc cac nha kinhétdd thi hoc va cac nha
phan tich BS sr dung ¢ mé # hoi qui Vé gia dia BDS, ky thuat nay gidp thét 1ap mbi
guan I& gitta gia ti BDS wi cacdac tinh riéng éa BDS. Tuy nhién, ¥k thuiat phan tich
hoi qui doi hoi dit liéu phirc tap va phi duoc cip nhit thudng xuy@n,do tin ciy cia viec
dinh gia ph thusc vao clit luong aia b dit liéu, didu nay te nén & dang lon boi sy trg
gilp aia ke théng may tinh ¢i phan mém hd trg thong tin BDS.

Ung ding ham Bi qui trong phan tich i quan 1§ giita gi4 @ BDS va caatic tinh BDS,
“Ly thuyét vi thé - chit luong” [56] d& mé pling md hinh gia BS Wi hai thanh pan oo
ban: vi thé noi ¢*2 va chit luong nhad™ mbi quan 18 giita vi thé va chit luong trong vic
hinh thanh gia BS c6 mdi quan & twong tac in nhau. Gia BS khong din ra theo
hudng cH truot trén ndt truc vi thé hay chit lvong, hay néi cach khéac la khéng tting
chat lvgng nhad ma khong cha yién vi thé noi ¢, haic ngroc lai ting Vi thé noi & ma
khéng quan tandén chit lvong nhad. Theodo, phrong phapdinh giaduoc tién hanh
thdng qua cacupc sau:
Buoc 1: Thu thap dir liéu
- Thuc hién diéu tra, ko sat gia trthi truong mua, ban, chéy nhrong BDS i
khu wirc nghién @u.
- Sirdung dt liéu heu trir vé cac giao ith mua ban BS.
Budc 2: Xacdinh cac ac vi thé (don arc hayda arc)
- Can ar xacdinh arc vi thé 1a dra vao tinh hinh kinhét xa hi cua khu wrc nghién
ciru va tham kho thém y kén chuyén gia, nha lam chinh sach, quidiotit dai...
- Vach ra cac vungithé va héu chinh cac khang cach vthé.
Buéc 3: Phan tich cac i $ dé thanh &p phrong trinh i quy

*2Khai nigm i thé khongdang nhit véi khai nigm v tri. C6 thé noi, v tri khong plai 1a thugc tinhdc trng hin chit
tai sin aia bat dong sin, tic khong phi la thuge tinh lién quanién gia tri cua bat dong sin. Vi tri bat déng sin la
bat bien, nh/ng gia ti cia bat dong sin lai thay doi theo g thaydoi cua vi the [34].

13 Chit lirong bao gm cacddc tinh vit ly do dém duwroc, nhe dién tich san, & luong phongdm, $ tang cao v.v..
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Budc 4: Chay ham i qui d¢é xacdinh gia BDS wi cac bén £ dugc t chic thanh hai
nhom @m vi thé noi & va chit lugng nhag cho tring khu wic nghién éu, Y = f(VT, CL).

% Vé vin dé diéu chinh bién dgng gia thi trwong BDS

C6 hai plrong phapdiéu chinh bén dong gia th truong BDS d6 1a ch sb héa vadanh gia
lai. Pay & hai plrong phap khac nhau &im cip nhit bién dong gia ti BPS lam o so

tinh thié. Chi s héa thong thong dugc qui dinh hang am cho 3dén 4 rim trugc khi

thuc hién danh gié 4i, bai 18 viéc xacdinh cH sb phai bao quat Bt cac ch s5 cua th

truong, réu khéng cé mt chi sb chung chodt ca cac BDS co tié lam bop méo gidacsau
diéu chinh gay nit céng lang trong thu thé. Tuy nhién du thec hién danh gia 4i BDS,

khdi lwgng cbng véc s ting 18n cho cac tim dinh vién trong \dc thu thip dir liéu haic

xac minh i cac dr liéu c6 &n. Tai Canada, ngla wi danh gia 4i BPS duoc giao cho
chinh qugn dia phrong va véc danh gia 4i tdy trng dja phrong, it nkit 1a 10 im 1 &n;

tai Phap 5 8m 1 An;...

Tat nhién véc hodn 4i chi sd gia hdic danh gia ai, dic biét ddi véi cac nroc phét trén

nhanh & dé lai hau qua cho rén kinh € nhe méit 16ng tin vao B théng dinh gi&, 2o chénh
léch nghia w tai chinh gira cac khu wc... Ching han nhr tai Bi, gia ti BDS duoc thim

dinh tir nam 1975 va thi hanh vaaim 1980, véc danh gia i duoc thyc hign mdi 10 rim

1 lan, nhing viéc danh gié 4i vao nim 1990 va 200@4 duoc hodn 4i, chi sb gia khong
du co s diéu chinh gia BDS phu lop wi gia thi trudng, thém vaaé 1a viéc sr dung thié

suit bd sung khac nhau @@ cac chinh qun dia phrong o ra khac Wt ngha w thué

gitta khu wrc noi thanh va vang ngo 6, gay ra s ¢d di dan ra ngai thanh i Bi.

Déi vai thi truong BDS chra trrdng thanh ni Viét Nam, phét tén cac plrong phap ép
can moi can phai két hop v6i nhitng rd luc truyén théngdé giai thich cach @n hanh ea
hé théng dbi véi cac chi thé co lién quan, cac quaniehdia phrong, cac ldt s, nhing
ngudi xem xét tidng nkit voi cac chidn muec phap ly cho \ic thec hién dinh gid, can b
co quan thé... Viéc thim dinh hang lat cé ki thé vé muc tiéu, tinh kinh &, qui mé va
kha nang ép nhat cac gia tr giao dch throng xuyén. Bén anh do, viéc ap ding phrong
phap naydoi hei moét chi phi bandiu cao vadoi ngii nhan vién chuyén moday ladiéu
khé daping ngay é & cac nroc phat trén vai thi truong BDS trong thanh, nén khé ki
hon ddi véi cac nrge dang phat tén vadang trong giadoan chuyén tiép kinh € nhr Viét
Nam. Vi \ay, phai thiét 1ap 16 trinh va xay d¢ng ¢ thong thong tin & liéu day du nham
phuc vu cho qua trinh thm dinh gia.

Toém lai: X&c dinh gia tinh thé BDS theo gia thtruong couu diém la gia cong khai, minh
bach va & hiéu ddi véi moi tang I6p dan @, nhing ngroi c6 BDS trong cung it khu
vuc thi gié ti caa th truong cho phép xadinh dugc  thué phai nop aia ho 1a nhr nhau
(céng king trong Bp thié). Nhin o gocdd Nha nrdc thi sr dung gid th treong 1am gia
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tinh thié BDS la thre hién chinh sach ding dau co BPS. Tuy nhién, ptong phap nay
ciing c6 nhrgc diém 1a khi gia ti caa BDS ting l1én nleng thu nip caa chi & hitu c6 the
khéng ting, nhit 1a trong trong hop bung ® gia @ thi truong BPS l1am cho gia BS
ting, wrot xa gia ti thuc cia nd, dn dén kho khin cho ngroi nop thié cé thu niap thap,
do d6 cac méc ap ding gia ti thi trudng lam @n or tinh thié déu co cté dd mién, giam
thué thich hop.
1.2.5.2. Plwong phap xaadinh gia trj tinh thué BPS theo tén cho thué

Tién cho thué BS |a khan tién ma ngoi cho thué ti cho chi so hitu BDS trongdiéu
kién binh throng aia th truong (throng 1a gia thué@a 1 rim). Tién cho thué dungé
lam ain ar tinh ti gia tinh thé BDS khong phi la tién cho thué thc & ma 1a do o quan
thué xacdinh dra trén cac @l liéu Sin tir cudc tong diéu tra nhatit.

X&c dinh gia ti tinh thié BDS theo plrong phap n cho thué cdru diém l1a khi nang dr

béo & b thu ngan sachrbng déi chinh xac vén dinh $ thu ngan sach khéng plthudc

vao bin dong aia th treong, do @ s tinh thié 1a di liéu co $n, khéng én quan tandén

st bién dong aia th truong. Ngoai ra xadinh gia ti tinh thié theo plrong phap nay &t

kiém rat nhiéu chi phi, @ quan thé c6 tr diéu chinh tién thué hang am theo chsd lam

phéat thay vi phi thuc hién diéu tra thu thp di liéu. Tuy nhién ptong phap nayimg cé

nhuoc diém 14 gia tinh thé khdng gn vai thi truong, tén cho thué do« quan thé xac

dinh throng ngroi dan kho chp nhin, nhiing théng tin lién quakén tién cho thué ga

BDS throng khéngday du, nhit 1a nHing khu wre khéng cho thué, cho thué khéng efh
ddng haic thi truong cho thué it phat .

1.2.6. Ly thuyét xay dwng mét chinh sach thié téi wu ddi véi phat tri én thi trwang
bat déng sin

Trong tac pAm “Nghién afu vé ban chit va nguyén nhan giau céi@ nhan lai” coa
Adam Smith, 6ngié dé ra cac nguyénit co ban xay drg e théng thié hop ly d6 1a:
thué phai huy dong phu lop véi kha ning va $c luc caa dan @, mec thié va thyi han
thanh toan pdi duoc xacdinh chinh xac, thi gian thu thé cin duoc quydinh thuin loi
dbi véi nguoi nop thé, cac chi phidé to chic thu rop thué cin phai thip nhit. Chodén
nay, cac tiéu chim ma Ongdua ra Bu nhr vin con nguyén giaitr Ké thira, I sung va
phét trén cac nguy@nit oo ban xay drg mot hé thong thié t6i vu caa Adam Smith, cac
nha kinh & hoc hién dai dd dua cac chéin muc cé y ngla 1am kim ch nam cho cac dic
gia trong véc thiét 1ap hé thong thié gan lién v6i yéu ciu phat trén chung éa rén kinh €
hién dai va doi hoi cia mbt x& hoi dan chi. Sauday la cac tiéu tic chi yéu dé thiét lap
mot hé thong thié tdi vu noéi chung, chinh séch thibi wu ddi véi phat trén thi truong
BDS nai riéng.
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Tinh phéap ly: Chinh sach thddi véi BPS l1a nét hé thong phap lat c6 plam vi
diéu tiét rong trong x& hi, cé quan B truc tiép, throng xuyén gka hrc lrong quin
ly vai luc lwong b quan ly. Tinh phap Iy xét phat tr nguyén ic bit buoc caa thié,
cac Nha ndc ¢ bat ky ché do chinh ti x& i nao mn ton tai va hoat dong déu
phai duing qugn luc chinh ti @& ban hanh cac i, trongdd co It thué néi chung
va luat thué déi voi BPS ndi riéng, nm tp trung ngdn tai chinh trong tay nha
nudce, thee hién chi tiéu cdng ¢a nha moc.

Tinh higu qua: Nhitng khuyét tat caa rén kinh € thi truong da khing dinh sr can
thiét phai két hop gita “Ban tay vo hinh” ga th truong va s can thép aia Nha
nudc dbi véi nén kinh € nham diéu chinh vadinh hréng cho g van dong aia cac
ngwn hrc trong toan xAa &, dam bao ar phat trén bén vitng, héu qua va cong
bang. Vi vy hé théng thié ddi véi BDS phii dam bao tinh héu qua va tré hién
trén cac nit: (i) Hiéu qua ddi véi nén kinh €, 1a sr can thép cia chinh ph théng
qua chinh séch téuidi voi BDS gilp kich thich phat & thi truong BDS Wi téc
d6 ting trong cao va Bn ving, ddng thyi giam do 16n ganh Bing phu troi cua
thué; (i) hiéu qua d6i vai s6 thu NSNN, 1a B thong thié pha hop Vi kha ning mop
thué cia cac thanh gim kinh €, vira cdng Bing vadam bao ting thu NSNN, nting
giam thiéu cac chi phi hanh thu baérg c chi phi qun ly truc tiép va gian ép.

Tinh c6ng Bng: Céng Bng 1a ndt yéu du khach quan trong quéa trinh phéaéri
cia xa [i. Thué c6 tacdong dén loi ich aia moi cha thé trong xa Bi. Vi vay, dé
dam bao tinh kh thi caa k¢ théng thié va 6n dinh chinh ti, kinh € — x& i, tinh
cong king aia ke théng duoc dit ra |a it yéu. Song, cdnging trong thé khoa tay
thuoc vao nfin thirc va quandiém cia mdi chinh phi. CAc nha kinhét cho ging
tinh cong Bng aia he thong thié dugc xem xét trén hai giadd 1a céng Bng theo
chiéu ngang va cénging theo chiu doc. Cong ling theo chiu ngang las ddi xu
vé thué nhr nhauddi voi cac tié nhan, phap nhan c6 tinhatig va kh ning mop
thué gidng nhau. Céngamg theo chiu doc la cac th nhan, phap nhan cé &ining
nop thié cao fon € nop thié nhiéu hon céc tié nhan, phap nhan co6 kming mp
thué thip. Trong thrc tién, thrdc do danh gia tinh tmg va kb nang mp thié caa
cac tlt nhan va phap nhanétién tinh céng bng throng duoc cac qéc gia s
dung la thu nBp, mzc tiéu ding va tais. Dé dat dugc tiéu thirc nay, chinh sach
thué dbi véi BDS phii 4p ding thdng ntit cho moi di twong mp thié, s dung
thué suit twong ddi (ty 16 %) va 01 thé suat cho clng 0Hbi tuong tinh thid.

Tinh 6n dinh: Tinhdn dinh ke thdng thié ddi véi BPS duoc hiéu 1a k¢ thong thié
Véi tirng gic thié dugc ban hanh va tre thi trong thee tién trong ndt khaang thoi
gian thich kp, han ché viéc sradoi bd sung tng sic thié mot cach tlrong xuyén,
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ban hanh & thuié moi phai thdng béo trdc va cé thi gian chidn bi thyc thi thich
hop. Vi vay, dé dam bao tinhon dinh aia chinh séach tRudbi vsi BDBS, doi hoi viéc
xay drng, @i cach & thong thié phai c6 cach nhin toan ém va dai n dé doén
trudc duoc xu hréng van dong aia rén kinh € quc dan.

- Tinh thuin tién: Tinh thdn tién caa chinh sach tkuddi vsi BDS thé hién sr dé
hiéu,  thuc hien, & quan ly va ting khi nang thu dp thié vao NSNN.Pé dat
duoc yéu éu cia tiéu chi nay: (i) &ithéng vin ban phap 1dt vé thué quy dinh déi
véi BDS sao cho @ch lac, rd rang ¥ng mi dung va Bo dam tinh 1 thong chit
ché, cac tr dung trong &n ban phii pho théngdé dé hiéu va héu dang ting quy
dinh; (i) tha tuc diang ky, ké khai, fp thié... gon nhe, tao diéu kién thuan loi cho
nguoi Nop thué va nang cao khning quin ly thué cia @ quan thé.

Tat nhién, kho c6 thton tai mot sic thué dap ung duoc tit ca cac yéu du néu trén, ric
du kha niang tiét kiem chi phi gan ly thié [a kha bn. Vi trong thre t, c6 sr “mAau thin”
nhau gira cac tiéu thc nay. Dod6, ngay nay cacudc trén tié gisi, hé thbng chinh sach
thué n6i chung va chinh sach thdbi véi phat trén thi trusng BDS ndi riéngdéu duoc
cau thanh Bi nhiéu sic thié khac nhau, @i sic thié c6 nhirng pram vi diéu chinh khac
nhau va tirc hién cac mic tiéu khac nhau theo yéawcquan ly cia nha méc.

1.3. TAcddng cia chinh sach thé dén thi trwong bat déng sin

Trong rén kinh € thi truong, quy ldit cung - du chi ptbi hoat dong sin xuit va tiéu dung
hang héa BS théng qua gidac Véi cac yu th khac ngoai gidtuoc gia dinh 1a khéng
thaydoi, théng throng ngroi tiéu dung 8 mua $ luvong hang hoéa vaich w BBS nhiu
hon khi gia ghm xudng va b mua it lon néu gia ting 1én. Vi iy, khi khéng c6 thé, chi
phi cac $u t tao thanh it sin phim hang héa BS Wi gia tri dich thrc cia né va & tao
radiém can ling cung — &u trong xtng trén th treong. Khi c6 thé, tit yéu phai ting gia
ca hang héa BS ban ra trén fhtruong, tio diém can ling cung - éu moi, thu rep kha
nang thanh toani@ ngroi tiéu dung cdi cung va @ ngudi cung @p. Hay néi cach khéc,
thué <3 1am thaydéi gia ca hang hda BS ban ra trén ihtreong vaanh hrong dén cung,
cau caa hang héa BS.

< Tacdpng aia thué |én ong qup dat

Péi vai tong quy dat dai n6i chung Au nhr cung khéng thaytoi do quy dat 1a khéngdoi.
Néu goi DD la dudng ciu vé dat dai, SS laduong cungdit dai thi dudng cung trong
truong hop nay 1a thing dang @uwong cung khodng co gién) (Hinh 1.4; hinh 1.5uda khi
c6 thié thi E ladiém can ling cung - 8u trén th treong, trong tng Wi sb luong dat dai
tiéu dung 1a Q va gidat [a P. Dodudng cung khdng co gidn némrd tac dong aia thié,
gia ngroi mua chp nhan 1a khdngddi (P) nhing gia ngroi ban nkin duoc 1a P’ it fon mot
khaang thié T (P’ = P — T),duong ciu s dich sang trai it khaang king thié T. Treong
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hop thué don vi'* trén dit, thi duong ciu dich chugn song songtudong ciu DD thanh
duong D’D’ mét khaang king thié T (Hinh 1.4); teong hop thié ty 16'° trén gia tr dét

ciing trong tr nhe thué don vi trén dat, nheng thay vidé thi dich chugn mot khoang
tuyét ddi bang T thié don vi, thi tnrong hop thu thié ty ¢ dich chuyn theo “ndt ty 18”

(Hinh 1.5). Ganh ing thi trong trdng hop nay hoan toan tide V& nguoi cung é@p'®.

Giadit S
P
A
Gia ngrdi cung ép nhan
duoc giam banag $ thu thié
= E
P’ K
D
S , Q
0 , >,
SO lwong dat
Q 0 luc g

Hinh 1.4: Tacdéng aia thué don vi trong trwong hop dwong cungdat dai khéng co gian.

Giadat S :
4 P Gia ngroi cung @p nhan
duwoc aiam hina $ thu thié

N

P1

0 7 SO
, S0 lwong dat dai
, @ Q e
Hinh 1.5: Tacdgng cia thue ty 1€ trong tr wong hop dwong cungdat dai khéng co
gian.

% Thié don vi trén hang hoa BS la khan thié cs dinh trén néi don vi hang hoéa BS, ching hun nhe Nha nrse thu
t dong thé trén 1 i dat.

> Thig ty I¢ la khaing thié thu theo f Ié % trén gia ty BPS.

'8 puong cung cang it co gidn thi ganking thie cang nghiéngdphia narsi cung cip.
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< Tacdpng aia thué |én hang hoa It dong sin

Ddi voi hang hoa BS, khi gid ing cac ch thé co the chuyén d6i muc dich sr dung dat
nhu: dat ndng nghdp sangiat phi néng ngtéip, dat phi néng nghiip khong phi dat ¢ sang
dat ¢, ting dién tich san xay ehg...; dong thyi gia ting ding lam gia ing cac doanh
nghiép tham gia vao thtruong BPS, lam #ng cung BS trén th truong. Dodo, duong
cung trong trong hop nay laduong dic 1én.

Khi Nha nroc thu mét khaan thié 14 T thi 1am iing gid hang héaBS, thu kp kha ning

thanh toan ¢a ngroi tiéu ding nénau < giam, lam cung gim theo. Khido, rfu goi DD

la duong ciu BDS X, SS latuong cung BDS X, dudng cung SS&dich chuygn sang trai
|en trén khang bing T thié thanhduong cung ndi S'S’, tao diém can Bing cung éu sau
khi c6 thié 1a E’ va $ luvong sin pram X tiéu dung gim tr Qxubng Q’, gia &ing tir P 1én
P’ (Hinh 1.6; Hinh 1.7) |la gia mgi mua phii tra, nheng gia ngroi bandugc nhan giam tir

P xu5ng P”.

Gia BbS X

P’

p”-

V,O

®

S5 lugng sin pham X

Q Q

Hinh 1.6: Tacdéng cia thué don vi [&n gia é hang héa BDS X.
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Gia BbS X

P’

P”

Q
S5 Tuong @n phim X

Q Q
Hinh 1.7: Tacddng cia thué ty 1¢ 1en gia & hang hoa BDS X.
Nhu vay, so sanh & muac cung éu can ting bandau chra cé thé trén th truong 1a E,
dudi thc dong aia thié 1am ting gia @ hang héa BS phii tra & mac gid P’ vadong thoi
cau giam tr Q xuwng Q’. Tuy nhién, nha cundip ch thu duoc v6i muc gia 1a P”, nha
nuéc thuduoc khain thié 1 T (T = P’ — P”).Bé canh tranh va baduoc BPS X nha
cung @p ding ganh ciu mot phan thié. O trudng hyp nay, nha cungiap phii ganh cliu
mot mirc thié 1a (P — P”); ngroi tiéu dung phi ganh cliu mot mac thié 1a (P’ — P); va
khaan (P’ — P”) 1a khan thié ma nha ndc thudugc. Ty trong chu thié caa ngroi tiéu
ding va ngoi cung ép nhiéu hay it tiy thac vaods co gidn éa cung &u BDS X trén
thi truong.

- Néu d6 déc aia duong ciu (DD) cang én (d6 co gidn éa cu theo gia nb) thi
ganh rng thié cang c6 xu téng nghiéng nidiu vé phia ngoi tiéu dung (BS
thiét yéu). Treong hop dic biét, réu dudng ciu thing dang (hoan toan khéng co
gidn) thi thé 5 do ngroi tiéu dung ganh din hoan toan (Hinh 1.8; Hinh 1.9). Khi
d6, gia @ caa BDS c6 thé ma ngroi tiéu ding chi ti la P éng T thié don vi (P?),
khoan thié Nha nrdc thuduoc A T (T = P’ — P).
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Gia BDS X
A P D S’
V
T Thié s
D
Q=Q Q (sérlu’qng BDSX)

Hinh 1.8: Tacddng cia thué don vi khi dwong ciu BPS X hoan toan khéng co gian.
Gia BBS X

N D s
P [ttt ]
T Thue S
- ¥ /
E
D
Q=Q Q (S6 luong BDSX)

Hinh 1.9: TAcdéng cia thué ty 18 khi dwong ciu BPS X hoan toan khoéng co gian.

- Néu ngroc lai, ¢6 doc caa duong ciu (DD) cang nh (d6 co giadn éa diu theo gia
16n), 6 nglia ngroi tiéu dung @ dang chugn sang cac hang hoa thag #hac (tr
mua nha sang thué nhaibongroc lai,...), khi d6 ganh #ng thié cang cé xu
hudng nghiéng ¥ phia ngoi cung @p. Truong hop dic bigt néu duong Gu nam
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ngang (hoan toan co gién) thi gariime thié s5 do ngroi cung dp chiu hoan toan
(Hinh 1.10: Hinh 1.11).

Gia BbS X
A
P’
T Th
P D
S’/ |
OEL [
_ Q (S lugng BPS X)
Hinh 1.10: Tacddng cia thué don vi khi dwong ciu BPS X hoan toan co gian.
Gia BDS X <
A
S
P’ 1
T Thué
| D
P | D '
s/
o .

) Q=Q . Q (S luong BPS X)
Hinh 1.11: Tacdgng cia thue ty I¢ khi dwong cau BPS X hoan toan co gian.

Nhu vdy, dudi tAc dong aia thié 1am ting gid @ hang héa BS ddi véi nguoi tiéu ding
hoic 1am gam thu nlp d6i véi ngudi cung @p la mot tat yéu. Song, phm vi tacdong
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cua thié khéng ph thusc vao vec thu thid ddi voi nguoi tiéu dung hay thu thudéi véi
ngudi cung ép ma phm vi tAcdong aia thié phu thuoc vaodo co gidn @a cung éu
hang héa BS trén th truong. Quadé cho ta thy, ddi véi cac BDS thét yéu nhr nhao
cho ngroi ¢6 thu nfap vira va thp, nha cho céng nhan thué.rdd tAc dong aia thié lam
taing gi4 @ BPS va ngi tieu dung la ngoi ganh chiu thié; nguoc lai, dbi véi cac BDS
c6 do co gidn &n nhr nhad cao d@p, van phong cho thué cadie... ganh fing thié s
chuyén sang ngoi cung @p.

1.4. Chinh séch thé déi véi bat déng sin & mét sb6 nwéc va kinh nghiém cho Viét
Nam

1.4.1. Chinh séach thé déi véi thi trwong bt dong sin ¢ mot sé nwéc

Chinh sach thaiddi véi BPS duoc cac méc ap ding tir rit som, theong 1a ngay @ khi
hinh thanh & thdng thié caa mdi quéc gia,dic biét 1a thié dat va cac lai thué khac thu i
BDS nhr: thué nha hdc cdng trinh xay w@ing tréndat; thué gia ti gia ting trén tai 4n |a
BDS; thi€ thira k€, cho ting BDS... Ngay nay, cac tliinaydangduoc st dung ong raio
cac nroc. Viet Nam hén dang trong qué trinh chég doi, xay drng va hoan tién he
théng chinh séach ttéy dodo viéc nghién é¢u, tham kio va hc hoi kinh nghém thu thié
& mot sb cac quc gia khac latiéu cin thiét. Vi vdy, Luan anda chon 3 qubc gia co cac
diéu kién V& kinh €, x& ti,... khac nhau va thdng chinh sach ttiuthu tr BBS khac
nhau. Trongd6: Indonesia la msc dang phéat tén, codiéu kién kinh € tuong ddong wi
Viét Nam, chinh sach thuBDS van dung ¢ Indonesiatugc danh gia 1a kha thanh céng;
Phéap la géc gia Chau Au cdhthdng thié tién tién va hén dai; My mot nudc phat trén
c6 ke théng thié phrc tap, duoc diéu chinh ki hé théng thié Lién Bang, thé Tiéu
Bang... Qua 3 gic giadai dién trén § rit ra nliing kinh nghém bb ich @ thu thié déi
véi BBS cho Vit Nam néi chung, cho phatéri thi truong BDS Viét Nam noi riéng.

1.4.1.1. Indonesia

Cai cach toan din hé théng thié caa Indonesiatuoc bit dau tir nam 1980, trongié co Gi
cach ludit thué BDS. Cac can ®nganh thé cia Indonesiald mit 6 nim dé hoan thén
chinh sach vaccché thué BDS dra trén nguy@nit chi yéu 1a thbng nHit, don gian va
pho bién. Luat thué BDS duoc ban hanh trénocsy tir 7 luat thué khac nhau lién quadén
BDS; theodd, Luat thué BDS da chuyn déi co s tinh thié tir gia ti thué hang #m sang
gia tri trén th truong, don gian hoa © ciu thié suat, ap ding mdt mac thué sut thong
nhat ddi véi tat ca cac BDS, mb rong @ so thué, dong thyi giam cac torong hop mién
giam thié. Truéc khi cii cach, 1§ thdng thié BBS rt phic tap gom 7 laai thué khac nhau



56
lién quandén BDS, nbi thué cé mrc thié suit khac nhau, va dm 1y boi cac @ quan khac
nhau @a Chinh pi'’, binh quan thu thuchi dat & mac 60%.

Nham muc tiéu 6i da hoa 8 thué BDPS, vao ngay 27/12/1985 Indoned@ban hanh Lit
thué Dat dai va Xay drng $ 12/1985 (Pajak Bumi dan Bangunan PBB)4#lthué Bat
dong sin), c6 héu hrc tir ngay 01/01/1986d6 la Kt qua caa giaidoan 1 ci cach théd
BDS Indonesia, giatoan 2 Indonesiaap trung @i thién thué BPS tir nam 1987 i sy hd
trg tr Ngan hang thgisi va chi yéu tp trung vao cdng tac thu tbuSs thu tr thué BPS
duoc phan b 10% rop vé ngan sach Qic gia; 90% conai dugc phan b cho cac ép
chinh qugn nhr sau: 18% danh choiffh, 72% cho Qin (Huyén) va 10% danh cho chi
phi hanh thu.

Déi tuong chiu thié BDS 14 it ca dat dai va cong trinh xaywhg trén toan gic. Cin or
tinh thué nhe sau:

Thé BDS _  GiatiBDS . Ty & gia ti . Thué
phaingp chiu thié BDS chu thié SUt
Trongdo:
Gia tni Gia BbS don vi (m?) Dién tich (nf) ‘
' Phan
BPSchu = At/co i 3 X At/co inh - ~ .
o (dat/cong trinh xay (dat/cong trinh mi&n thié
thue dung) xay dig

Gia BPS don vi (mf): Giadét dai va cong trinh xayuhg dugc dinh gia trén ¢ v gia ti
trén th truong, do 1a gia trung binh ghi riin theo mua ban théngubing trén th treong
hoic gia th truong aia BDS trong dwong, giaduoc xacdinh 3 rim mot 1an, riéngdéi voi
cac khu wc phat trén nhanh gigtuoc xacdinh hang am.

Phan mién thi (Phin khiu trir): La phin gia ti BBS dugc mién thié, Luat thué BDS
nam 1985 quidinh 2 tréu rupial® dau tién trong éng gia ti céng trinh xay dng dugc
mién thié, dén nim 2001 gia trmién thué duoc diéu chinh 14 12 tréu rupiah tréndng gia
tri dat dai va cong trinh xayuhg, ap d@ng cho tng chi sv hitu tai sin.

Ty |é gia tri BDS chiu thug: Khdng tHip hon 20% va khéng qua 100% gia thi truong
tiy vao tinh hinh kinhétchung éa c nudc.

Thué suit: 0,5%ddi vai tat ca dat dai va cong trinh xaywhg.

Dbiém nbi bat nhit caa chinh sachat cach thé BDS ti Indonesia 1a c¢dng tac thu thu
day lauu tién hangdau trong chrong trinh @i thién thué BBS, d6 1a ai thién hdadon

" Booth 1974; Kelly 1989,1992
18 Rupiah (IDR), # gia IDR/VND = 2,08 — 2,10 {tgi& aip nhit ngay 14/05/2010)
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thué, thanh toan thiiva thi tuc ardng cté. Biém ndi bat nhit caa chrong trinh nay 1a &
thdng diém nop thié (Sistem Tempat Pembaya - SISTEP). Tééaidi tuong mop thié cod
thé nop thié tai ngan hang hic chi nhanh bu dién (tir nam 2003d6i twgng MHp thié cod
thé nop théng qua thATM), dong thyi 1a quidinh mic phat trong trong hop nop tré.

1.4.1.2. @Gng hoa Phap (saway gi la Phap)

Ph&p la mt trong cac qgbic gia cé & théng thié tién bo trén tié giéi, cac gc thié co ban
thu tir BDS tai Phap bao §m: Thué dit néng nghép (dat khéng xay ang); Thié dit ¢ va
dat xay ding, thié nha. Ngoai ra con c6 cac thkhac nhr: Thué cia ai (thué tai sin);
Thié thira k& va quaing BDS; Thié thu nhip déi véi cac khan thu ntap khéng throng
xuyén do mua baniBS; Thié trudc ba (thué dang ky tai @n) thu 1 &n khi chuyn dich tai
san...

< Thué ddt ndng nghip

Thué dit ndng nghip cia Phép thic chit 1a thié SDDNN, do \ay ddi tuwong mp thié 1a
cac chi sv hiru dat ndng nghip, déi tuong chiu thié 1a dat néng nghdp, thié duogc phan
bd 100% cho ngan sactia phrong. Gin ar tinh thié [a dién tich, giadat va thié sut.

< Thué ddat ¢ vadat xay dmg

Déi tuong mp thié nay la cac ch v hiru dit va cac cdng trinh xayudg tréndat, duoc
xacdinh cin ar vao dén tichdit, gia tinh thé dat don vi va thié suit. Trongdd, gia tinh
thué 1a thu nlp rong ghi trong & dia chinh éa chi s hiru dit, duoc xacdinh king 50%
gia thi loi tec cho thuédit hoic gia ti cong trinh thit bi thupc dién chiu thié dat; thué
suit dugc xay drng theo irng dia phrong.

< Thu nhas

Déi trong rop thié nhag 1a nHing naroi dang $ng trong ndt cong trinh xay dng lam i &,
lam wron quanh nha, nhit xe, baidd xe tr nhan... @ s tinh thi nhad dugc xacdinh dra
trén gia tr cho thué hangam aia nhad khu dan a.

< Thu cia i thu hang @m trén gia tf sin rong a@ia ca nhan (thé cia oii hoge thuw
tai in)

Thué tai sin thyc chit 1a thié thu tr gia ti tai sin rong @a cac ca nhan, thduoc thu hang

nam tr nhitng ngroi cé gia ti tai sin rong trén khi diém tinh thié. Pi tuong chu thié 1a

toan I tai sin bing tién, bing hién vat cdu thanh sn nghép®® cua dbi twong mp thié tai

thoi diém ngay 1 thang 1@ nim tinh th. Nhitng ngroi song cuing mit ho trong ndt gia

dinh € cung cliu chung thé thu trén éng tai $n va hy lién dsi chiu trdch nhdm nop tién

19 gin nghigp: Puroc hidu 1a mot tdp hop cac tai &n bao @m toan I tai sin hién c6 @ing Wi s cho vay, cho mwon,
trur di so tien phi trd ng cho ngroi khac.
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thué. Thué tai sin dugc tinh trén & s gia ti tai sin chiu thué va thié suit theo béu thié
luy tién tirng prin gdm 7 Hic, tir 0%dén 1,8%.

< Thué thu r tai sin thra ké, cho ting

Tuy theo mdi quan & gitta ngroi d& chét dé lai tai sin (haic ngroi cho ting tai €n) va
ngudi nhan thira k& (haic ngroi nhan cho ting tai $n) ma It qui dinh c6 cac mc khiu
trir vao gia tf tai sin chiu thié khac nhauddng thyi mirc thué sut ciing khac nhau. ThHu
nay khéng ap ehg dbi véi vo, chong dang chung &g haic nhirng ngrdi ¢6 thoa thuin
sdng chung (PACS.

Ngoai cac &c thié co ban trong Inh wic BDS aia Phap néu trén, am tao ngbn thu cho
ngan sach nhawdc va gép phn binhon cung du vé dat dai, gop pln giam bt nan dau

co, thao tang gia trén threong BDS. Phap con apudg thié thu nkip ddi véi cac khan

thu ntip khéng throng xuyén do mua bantes, Chinh ph ap ding mirc thié siét riéng
cho g mrc thu ntp rongdé diéu tiét thu nkip tir kinh doanh BS. B&n anh d6, ngroi

nhan chuyn nhrong BDS con ip thié dang ky tai én (thié truéc ba) véi mac thué

khoang 13%.

1.4.1.3. \j

My 1a guic gia c6 @n kinh € thi truong hangdau thé gidi, thi trusng BDS & My phat
trién manh va hoan tkén, chinh sach théucho th truong nay éng rit thoang va linh hat

theo trng dia phrong (Tiéu Bang) nleng Van dya trén gn ting aia Gac thié Lién Bang.
Sauday la nét sb sic thié co ban lién quandén BPS aia My.

< Thué Bdt dong sin

M§ &p ding thié BPS tir nam 1916 nBim budap ar suy gam thu thié quan dainh hréng
bai chién tranh tié gii 1an thir nhit. Cac nhadp phapda thaydoi thué BDS it nhidu lan
nhim nang ¢ 1¢ thu thié. Luat thué diéu chinh duoc &p ding Iuat thué chung @a Lién
Bang, nlexng mdi Tiéu Bang c6 lat thué riéng phu bp Véi tirng dia phrong, thié duoc
diéu tiét 100% cho chinh gy dia phrong nhim trang tai cac chi phi gidowt, cinh sat,
ctru hoa... Tuy nhién, 1 18 nop thié déi véi tirng dia phrong khéng gbng nhau, gia tinh
thué dugc cacdia phrong dinh gid hi hang rAm séat i gia thi truong, thié suit binh quan
ca nuéc khaing 1,38% (trongtd: cao nht 1a Tiéu Bang Texas 2,57%,4h nhit 1a Hawaii
0,4%).Diéu d6 din dén mac thu thié trén gia tr BBS aia cac Bangimng khac nhau, binh
quan @mm 2009 @a G nuéc: Thié thu trung binh 1.917 USD, giéi thha binh quan
185.200 USD, % thutrén gia tr nha 1,04%.

? PACs (Pacte Civil de Solidarité): Lagtnhop déng dan s giiza hai ngroi cling gisi hodc khac gii dé to chirc cuic
song chung nlx vo chong.
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< Thué chuyn nheong hit dong sin

Khi mua ban BS, ngroi mua &n ngroi ban phii chiu mbt sd chi phi lién quan va tféu
chuyén nhrong. Ngroi ban phii chiu chi phi va thé khi sang ntigng quyén sy hitu. Con
ngudi mua § chiu thué BDS K tir khi v hitu tai gin.

Thué chuyén nhrong BDS duoc quidinh thy thc tirng Tiéu Bang, Qéc hoi Tiéu Bang
cho phép chinh qéy thanh pB quyét dinh mic thié chuyén nhrong, viéc dinh mic thié

caod cac Bang nkm gitp chadia phrong c6 ngan sach xay nha bércho ngroi nghéo,
30 Tiéu Bang va Washington D.C aprdy thié chuyén nhrong BDS dip Liéng Bangtai

cac Bang California, Louisiana va OhioPB dugc &p thé chuyén nhrong ch ¢ cap dia
phuong. Mirc thié suat thip nhit 1a 0,01% 4i Bang Colorado va cao ahla 2,2% i

Washington D.C, c6 khmg 2/3 cac Tau Bang ap dng mrc thié duéi 0,5%, khang 7
Tiéu Bang va Washington D.C aprty mic thié trén 1% gia chudn nhrong (gia ti thi

truong aia BDS).

< Thué thu nhip tr viéc ban hit déng sin

Thué thu nhip tir viéc ban BDS quidinh & ban nhr sau: Mt cip vo chdng ban a&n nha
cr ngu chinh cé 14i, thitugc heéng 500.000 USD &n 1ai khong tinh théithu ntip, doi
véi nguoi doc than ch huong duoc mot nita (trc 250.000 USD). 4t ca <5 14 tir viéc ban
nha cao bn mic quidinh déu phai chiu thié suit théng throng 1a 15%. Ca Bt néu loi
trc chiu thué thap thi ch déng thié 5%. Tuy nhiéndé dugc hedng mirc vu dai nay, ngoi
ban nha phi s hitu va $ng trong ngéi nha nay it ahla hai rim, tnr nhirng treong hop
bat kha khang nlr bénh #t, thaydoi noi cu trd do thaydéi chd 1am,... Con Bu ngroi ban
nha & hitu va $ng trong ngdi nha ata ©i hai nim, chi nha phi nop thié thu nhip tr
khaan 1ai nhin duoc & 15%. Tén hoa lbng cho méi ghi diaéc (vi mua ban nhae s My
it khi thuc hién tryc tiép) cing kha cao, khimg 6% ti gia cin nha. Riéngibi véi doanh
nghiép kinh doanh B'S, thié suét 1a 23% tinh trén khimg 18i nHin duoc.

< Thué tai sin thira ké va qua éing

- Thu tai san thera ké
Thué nay hinh thanhit naim 1916, Thé dugc xem nhr nghia w1 tai chinh éa ngroi thy
huong di gin thira k. Thué dugc tinh trén éng tai gn thira k& chr khong tinh tréniing
dbi tegng nhin thira k& va xacdinh dra vao gia trtai sin thira ké va thié suat.

- Thué qua ting (cho &ng)

Thué qua ng la thé thu trén g cho khéng quén s hitu tai $in gdm cac lai tai san:
BDS, tién mit, 6 phiéu, tai @n hitu hinh hdc vd hinh khacddi tuong rop thié 1a ngroi
nhan duoc tai gin. Ké tir khi nhan tai $in, ngroi nhan € déng thé déi véi tai sin hang



60

nam, mien trach nhém doéng thié ddi véi ngudi cho ting. Gin ox tinh thié 1a gia ti tai sin
cho ting va thé suat.

1.4.2. Kinh nghiém &p dung chinh sach thé déi véi thi trwong BPS cho Vit Nam

Bang 1.3: $ lwgc tinh hinh chung dia cac nréc nghién aru®

Tong dgn Dan & | Mat do dan $ Toc @6 tang | Thu n‘hﬁp binh

Nudéc tich (nghin (tridu ngroi) ) truong binh| quan dau ngroi
(¥ O i

kn?) U NGO | (nguoi/m?) | an () | (USDIREm)
Indonesia 1.919 239,9 126 6,06 2.246,5
Phap 551 62 113 0,43 44.507,7
M¥ 9.364 304,5 32 0,4 46.350,4
Viét Nam 331,2 86,2 260 6,31 1.052

Ngwn: Tong a:c thong k.

Qua nghién ¢u cac &c thié trong Inh wc BDS aia mdt s nudc trén te gigi va tinh
hinh chung kinh&, x& hi cua cac méc (bang 1.3), co th rat ra ndt sb kinh nghém vé sir
dung thié trong inh wec BDS nhim quin ly va phat tén thi truong BDS ddi véi Viét
Nam nhr sau:

% Bai hgc chung
- Trong qué trinh phat ém cia th treong BPS, viéc nghién é¢u, b sung va hoan
thién hé thdng chinh séach ttulién quandén BDS 1a d@n thiét nhim tao hanh lang
phap ly cho thtruong BPS phat trén, dong thyi dam bao céng King trong thu
thué, tranh thit thoat va tiéu ec trong thu thé, tao ngwbn thu chinh cho ngan sach
dia phrong.
- Viét Nam c6 @n kinh €, x& Ki gan v6i Indonesia, chinh sach thiBDS aia
Indonesiatugc danh gié la &i cach kha thanh cénday la bai lnc quy gia cho &t
Nam tham kho trong tén trinh @i cach chinh sach taBDS.

- Pbi vai thué so hitu (sr dung) BPS, trén tlé gisi hién nay c6 hai xuong thu thié
BDS: Mot 1a cé chinh sach teuBDS riéng ap dng cho fit ca cac BDS (cac lai
dat, nha va cac cong trinh xaymp tréndat) (nhue Indonesia, M); hai la gm mot

hé thong nhu sic thié, mdi sic thué nhim vao nét sd déi tuong chHu thié cu thé
(nhu Phép), thu théiBPS theo xu iéng nao la tly théc vao mic dich aia nha
nude, diéu kién thee € ciing nhr tip quéan éa nxoc d6. Bdi vai diéu kién aia Viet
Nam hén nay, nén apwhg mbt sic thié BDS dé thu thié, quan ly vadiéu tiét thi

21 &5 ligu cac meéc nam 2008
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truong BDS. Viéc xem xétdé két luan chra chon thu thié BPS i Viét Nam theo
xu hréng naoduoc dé cap tai chuong 3 @a Luan an.

Thué BBS l1a ngén thu quan ting cho ngan sacdfia phrong, tuy nhién & cach
thué phai phu hop v6i diéu kién kinh €, x& i, phong tic, tip quéan, y tlrc aia
nguoi dan, trinhdd quan ly thi truong BDS vadic biét 1a tao diéu kien dé thi
truong BDS phét trén 1anh manh, Bn vitng. Neu thu thé qué thip $ khéng co y
ngha tacdong dén phat trén thi treong BDS, ngroc lai néu thu thé qué cao &
lam giam nd luc sin xuit caa cac ch thé?

Chinh séach thdipht lop s 1a cdng a tai chinh u hiéu nham diéu tiét vi mé th
truong BPS, c6 the hoc hoi thém chinh sachan ché ting gida nhadat caa Han
Qudc, mbt trong cac chinh sach hadgu nhim han ch ting gia nha la Han Qe?®
la ting thié s& hiru dét tir 660 nf dit ¢, véi muc thié tir 7% - 11%/d@m, diéu nay
lam cho nling ngroi c6 nhu BDS < chiu thié cao va bac phii ban $m nhing
BDS wrot dién tich tén, tao ngbn cung cho thtruong. Voi chinh sach nay Han
Qudc d4 thanh cong trong &in soaidau oo, kiém ché ting gia nhatat.

< Bai hoc cu thé

Vé ddi tuong chu thué: La cac lai dat, nha va cac cong trinh xaymy tréndt,
dbi voi cac lai BDBS sr dung chung cho mrc dich cdng 6ng, BBS sr dung cho
muc dich nhandao, tir thién, BDS thbc sy hiru nha edc hau hét duge mién thié.

Vé dbi tuong mp thié: LA chi sv hiru BDS, trong hop khéng xaatinh duoc chi
so hiru thidéi twongdang st dung chinh [1&36i tuong mp thié (thuong &p dng déi
véi nhd), tir cAc rGc madit dai thuwe v hiru nha méc va nha méc giao cho cac
t6 chirc ca nhan qudn sr dung 6n dinh 1au dai, thitdi tuong mp thué chinh 1adbi
trong co “quign sr dung dat”.

Vé can or tinh thé: Cin ar tinh thié BDS 1a gia tinh théi BDBS va thé siuit. Gia
tinh thié phai dugc xacdinh theo gia thtreong aia BDS dé dam bao cong king,
giam that thu thié, treong hop khéng xaatinh duoc gia th truong thi ap dng gia
tri thi treong trong duong cuing thi diém. Thié suit phu bop v6i gid tri kinh € do
BDS mang di nhim dam bao cdng Bing gita cacddi tugng rop thié, chdng thit
thu ngan séach, thiddy sir dung BPS c6 héu qui va han ch dau co BDS. Bén

%2 Theo bai nghiéniu “Effects of the Federal Estate Tax on Farms antb Businesses™ua Van phong ngan sach
Quéc hgi My, thang 7/2005: Théithira ké qué cao ¢ Mj da lam giim ning kec sin xuit cia cac chi thé, vi thue
BPS (n6i chung)firoc xem nir thué thu nhip bé sung,ddc biét 1a cac doanh ngldp nhs va trang tei, nguoi nhin
thira ké phdi ngimg sin xuit ban tai sin thira ké dé tra no tién thié.

% Trong vong 4 am tr ngm 20024én 2006, gia én hy ¢ Han Quic ting 55%, riéng aim 200644 ting trén 12,8%,
gia nha trung binh khing 2.424 USD/f) tgi Thi d6 Seul éa Han Quc c6 gia kit déng sin ding thi 2 trén th
gidi, chi sau Matxcova.
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canh d6, e thdng thié suit con cé g phan bét gitta cac BDS c6 gia tr khac nhau
(tdi sin c6 gia tf cao, nirc thié cao) hdc phan bit thué suat thy vao v tri, muc
dich sr dung. Ddi voi cac thé thu theo ng ln chuyén dich BPS, théng tixdng
cac nrdc tién tén cé mirc thu ét cao (khéng 60%), cac msc kém phat tén co
muc thu thé nay thip hon haic khong thu (nh Indonesia khéng thu thuhira ké
va qua ing).

- V& muc thu thi:

+ DI véi thué thu hang am: Gdm céc thé thu tr dat (thué dat khong xay
dung, thié dat xay drng, thié BDS); thié thu tr nha va 4t kién trac dgin
lién tréndat (thué nha, thé tai sin, thié BDS), mic thu cac thé nay khéng
qué cao, ¢ thé thué BPS Indonesia c6 thusuit tir 1% - 296 trén gia ti
BDS; Phap thu thudat khdng qua 20% trén giéi tioi tirc cho thu@, thiitai
san khéng quéa 1,8% gidittai sin; My c6 thié BPS cao nht tai Tiéu Bang
Taxas 2,57% va #ip nhit Hawaii 0,4% trén gia tBPS. Thu thé chi yéu
mang y ngia quin ly tai sin néi chung va BS noi riéng, gilup aln s hitu
sir dung tai €n dng muc dich, khéng lang phiiong thyi tao ngbn thu cho
chinh quyn dja phrong.

+ Pbi voi thué thu trng An: Gdm céc thé thu tr haat dong chuyn nhrong
BDS nhr thié thu nHip tir chuyén nhrong BPS, thié thira k&, thué qua ing
BDS, thié dang ky BDS (thié truéc ba),... mrc dong vién @a cac lai thué
nay cao bn, muc dich thu thé nay nim diéu tiét thu nHip, diéu tiét thi
truong BDS, ctong dau co BDPS, chugn nhrong BPS khong thu in...., cac
nuéc tién tén thu thé rat ning vao tai 8n thira k& va qua ing, nhr thué
thira k& & M¥ 1a 46%, Phap 40% caoiilB va thr 4 trén tié gisi (cao nlit &
Nhat 70%, thr 2 1a Han Qéc 50%);Déi vaéi thué qua ing thi @ Phap, My
c6 mrc thié cao nlit khaang 60%, trong khi Indonesia thi khéng amd
thué tai sin thira ké va quaang.

- Mién thié: Hau hét cac thé thu hang #m déu c6 ngrdng chu thié dé giam bst ap
lyc thué d6i voi nguoi nghéo,ddi véi cac thi thu theo tng lin khi chuyén nhrong
thi tly thibe diéu kién cu thé caa tirng nréc, p quan da trng nrge haic tly moi
quan & gita cAc bén chwp nhrong @di vai thira k va qua ing) ma cé mc
mién thié phu hop.

- Quan ly thu thé: Md hinh qun ly thu thé cua Indonesiatugc danh gia 1a kha
thanh céng, & luc i cach thu thé BDS va in hdaton thié tai Indonesia Bt dau

24Ty 1¢ gia tri BPS chu thié 12 20% - 40%, thé suit 0,5%.
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tr nam 1989,dén nim 2003 moi ddi twong mp thué BDS ¢6 tié nop théng qua th
ATM, diéu kién kinh € x& hi cua Indonesia ltcdy gio twong dong wi diéu kién
kinh & xa hoi cua Viét Nam hén nay. Vi \y, bai lpc vé cai cach thu thé caa
Indonesia it co giéa ti véi Viét Nam.

- Phan 16 ngan sach: ku hét cac thé thu hang Bam tr dit va cAc cdng trinh xay
dung tréndat, cac mrdc déu qui dinh giao cho chinh qén dia phrong turc tiép
quan ly thu va phan dvé ngan sackiia phrong. Béi véi cac thié thu theong ln
khi chuyén nhrong BBS (nhr thué thu nhip tir chuyén nhrong BBS, thié dang ky
tai sin, thié thira k&, qua #ing), pto bién cac mréc diéu tiét cho cac &p ngan séch,
chi gianh ndt phin cho ngan séatia phrong.

Tom lai

Thié 1a cong a tai chinh lku hiéu va it yéu aia moi Nha nréc. Thié huy dong mdt phin
thu nHip cia xa i dé tao ngwbn thu chii yéu cho Nha méc nhim dam bao chi tiéu va thc
hién chrc ning aia Nha méc. Thié da tio ngbn Src manh VAt chit cho s haat dong aia
Nha nréc va tham gialiéu chinh Vi mé rén kinh €. Do \Ay, khi haach dinh chinh sach théy
Nha nréc lubn cha tong dén céc tiéu ttic khoa lc va xay dng mi dungdiéu tiét caa luat
thué phu hop Vi diéu kién, dic diém va mic do phat trén xa i moi dé co thé dua thié vao
thuc tidn cwe Hng cod Kt qua tot, ddng thyi daptng duoc muc tiéudiéu tiét thi truong aia
nha nréc.

Déi vai thi truong BDS la nét trong nhieng thi truong ¢6 i tri quan tong dbi vaéi nén kinh €
qudc dan.bay l1a not thi truong dic biét khdng nling céanh hrang 1on d6i véi sy phat trén
cia toan &n kinh € ma conanh hrong dén doi sdng xa i. Thém vaado thi treong BPS ¢6
mbi lién hé mat thiét d6i vai cac th truong khac nir thi truong tai chinh, @in € ... va c6 tac
dong ong 16n dén moi tang I6p dan @. Phat trén va quin ly tot thi truong BDS < thicday
phat trén kinh €, x& i, tao diéu kién thu hat ngan vén dau tr da cang. Mot trong nhiing
céng @ quan tong dé quan 1y, diéu tiét va phat tén thi trudong BDS la chinh séch tai chinh
vadac biét 1a chinh sach thu

Trong chrong thr nhit caa ludin anda #p trung phan tich B cach o ban mot s5 van dé
thuoc ndi dung ly Iuin Vé thi truong BPS, W cac 4c thié trong inh wrc BDS, trongdo di
sau phan tich vai traia thié trong Enh wrc BDS dbi vai viéc quan ly, diéu tiét, phat trén thi
truong BPS va tdaiong aia chinh sach thudén thi truong BDS. Pay chinh Ia niing diém
cot 18 lam @ v ly luan dé phan tich niing kinh nghém thuc % mot cach co cbn loc viéc
ap ding chinh séach thudéi voi BDBS aia mbt sd nudce trén tié gisi, quadoé rat ra nikng vin
dé co ban co ti¢ ap ding vao VBt Nam. bdng thi nhitng Iy ludn trén déing 14 @ so dé
nghién d¢u, danh gia tlec trang chinh séach théuddi voi BPS Viét Nam va xay dng cac gii
phéap hoan tlén trong thi gian i.
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CHUONG 2
THU'C TRANG CHINH SACH THU E POI VOl PHAT TRI EN THI
TRUONG BAT PONG SAN O VIET NAM

2.1. Thec trang thi tr wong bat déng sin ¢ Viét Nam thai gian qua
2.1.1. Khai quat qué trinh phét trién thi tr wong bat déng sin tai Viét Nam

Tu saubai hoi Pang Gong sin Viét Nam kn the VI nam 1986duoc xem 1a Ixdc ngait
phat trén rén kinh € Viét Nam: “phét trién theo o ché thi truong, dedi sy quan Iy va
diéu tiét vi mo aia Nha meéc theodinh hréng Xa Wi chi nghia”. Bén nim 1987, Lut
Pit dai radoi tao rén tang phap 1y quan ang cho th truong BDS: “ ddt dai thugc s hiru
toan dan va do Nhaugc thing nhit quin ly; Nha neéc giao dat va cho phép chdp
nhiong, ban thanh qiilao dong, Kt qui dau tr trén ddt dwroc giao”. Theo Idt ndy thi
Nha nréc cho phép nh& va cong trinh xayehg tréndat duoc chuyn nhrong, ladiéu
kién tién dé cho th truong nhad hinh thanh.

Dén Luat Bat dai nam 1993, th truong BDS ¢ nudc tada duoc khoi day, hinh thanh va
tirng hrdc phét trén. Theo ldt nay thidat dai ding 1a tai 4n cia toan dan do Nhawmdc

thdng nhit quan Iy nheng Nha meée thuc hién giaodit s dung 6n dinh 1au dai chod

chac, b giadinh, ca nhan. Blgiadinh, c4 nhaduoc nha méc giaodat co quyn chuyn

d6i, chuyén nhrong, cho thué, i K, thé chip, cho thuédi, gép \6n lién doanh, o

l&nh... king gia ti quyén st dung dat. Nhitng quyén nay ding dugc ap ding cho & chac

nhueng c6 fan ché @i véi té chic kinh € dugc Nha nrge giaodit ¢ thu tén sr dung dat

hoic thuédat. Pay |a kn dau tién quan dim vé dat dai va qugn sr dung dit dai ¢ nudc ta

duoc phap ldt thra nHin va xem nlr mét “tai san”. Theodd ma th truong BBS hat

dong ngay cang riém nhip, lrong diu V& nhag, dit & ngay ndt ting 1én. Bén anh do,

nam 1992 V&t Nam no cira rén kinh € thu hit cac ngin luc dau tr nuéc ngoai,day

ciing la thyi diém binh throng héa quan dViét — My, dong tén dau tr nuéc ngoai it

dau chay vao Vigt Nam, cang lamihg nhu éu vé BDS, khéng chdap ung cho nhu &u

thuc tai ma con 40 ra ky vong cho cac nhdau tr huéng i twong lai. D6 1a nhiing ly do

khién gia ting gia BDS va dn d&én con “sbt” kéo dai trong thi gian tr nim 1994 — 1996,
bat dau tir cAc thanh philén nhr HA Noi, TP. Hb Chi Minh va lan éng ra kHip céc inh,

thanh pl trong @ nuéc, gida @ nhadat ting cao clra trng cé trong trongith sr Viét

Nam.

Giai doan nim 1997 — 1998, déanh hrong aia khing haing tai chinh #n ¢ khu wrc
Chau A xit phéat & khing haing nhadat & Thai Lan, gia nhadat tai Viét Nam lién tic
giam, din dén déng king. Tuy nhiéndén ram 1999 th treong kit diu Am dan va nten
nhip trd lai vao cwi nam 2000,dén nim 2001 cung &i sy phuc hdi va ting tréng manh
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cua rén kinh € trong neée, nhirng quidinh sradéi Luat Bat dai nim 2001 theo wéng my
rong thém qu§n nang aia ngroi st dung dat va nhiing thaydoi trong chinh sach cho
ngudi Viét Namdinh ar & nuéc ngoaidugc mua nhatit d¢a 1am éu vé nhadit gia &ng,
ddng thvi 14 chinh qugn cac inh, thanh pé céng B qui hach phét trén do thi giai doan
2001 — 2010 lamihg gia ti ky vong aiadat dai ram trong khu qui hach. Cac gu to trén
da thicday gia ting dot bién nhadat & Ha Noi, TP.H6 Chi Minh va nat 5 thanh pld 16n
dang c6 o hoi phat trén, din dén con St trén th truong nhadat kéo dai & nim 2001 cho
dén ram 2003, thi diém ma Luit Pat dai 2003duoc théng qua & nhitng quidinh Mbi
vé kiém soat cungau dat dai va th truong BDS.

Sau khi Lut Pat dai 2003 radoi, Chinh phi d& ban hanh Nghdinh 181/2004/®-CP
ngay 29/10/20044vng din thi hanh Lt Dat dai, thi trudng BDS di vao giaidoan tram
ling, kém soéitong, ch c6 mua ban trong dan, cae dn BDS ding khéng c6 nku giao
dich, gia @ trong déi 6n dinh kéo dai khang 3 rim (tr nim 2004 - 2006).

Pén cuwbi nam 2007, do chinh sach cho vagi Vi suit thip caa Ngan hang, tam lyua
nguoi dan lo Eing v lam phat, cing & su chuyén heéng aia mbt sb nhadau tr tir thi
truong chirng khoan sang thtruong BDS, mdt lan nika 1am nhu éu BDS ting 1én, 1am
ting gia mc b BPS cac khu d &n, &n ho cao ép. Tuy nhiéndén thang 3/2008,wbi tac
dong aia nhHrng chinh sach km ché lam phat éa Chinh ph nhe han cké ty 16 cho vay
BDS, I4i sit cho vay cao,..da nhanh chéng %hst” thi trudong BPS, dén thang 6/2008
thi treong BDS da ghm manh v gia @ va $ luong giao dch, dic biét 1a gia @n ho
chung @ cao ép giam tir 35% - 60%, con gidat nén nha riéngd, nha bét thy giam
khoang 30%.

Theoda sit giam aia th treong BDS tr gitta rim 2008,dén dau ram 2009 th truong
BDS Vin & trong tinh tang d6ng king, gia @ hau hét cac an phim BDS déu st giam
manh, sang gia rim 2009 th trudng ¢6 du hiéu hoi phuc tré lai, chi yéu voi nha gia é
(ting khaing 12 — 30%), an ho cao d@p ting nke (khoang 2 — 3%)dén cubi nam 2009 do
gi4 vang ing manh va théng tin Chinh ghtiép tuc b tro 14 suit dén hét ngay 31/3/2010
nén th truong BDS Van c6 ting nke hang thang. Tuy nhiétén nim 2010, Ngan hang Nha
nudc nang lai sét co ban tir 7% |&én 8%/ i dén 9%/rim, thong tin Chinh phkhéng tép
tuc hd tro 14 suit @& khién thi truong BPS ching hi, chi giao dch thanh cong ahyéu tai
cac dr an co gia trung binh va.r

TOm hi, thi truong BDS Viét Nam i nim 1993dén nay phat tén manh va c6 tinh chu
ky, khaing 6 — 7 &m lai xuat hién mot dot sit gia va lrong giao dch (vao cac am 1994
— 2001 — 2007), ¢hyéu xay ra ti cac thanh pé 16n va lan ra rét sb tinh 1an @n, con
nhitng ving néng thén va &n ndi th trudng ¢ qui mé nkb chi mua ban gia cac ngoi

dan i nhau. Tuy nhién chdén nay th truong BDS VAn n tai hai loai: thi treong chinh
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thizc do Nha méc quan Iy va th treong khéng chinh tirc. Nguyén nhan sau xa la i
mot hé théng quan ly chuyén nhrong dat dai va té théng thu thé rd rang, bp ly, tir 6
chu sir dung dat da loi dung th truong khdng chinh tic ¢é chuyén quyén sr dung dat va
quyén 5 hiru nhad 1am ©n hai rat 16n dén loi ich qubc gia, @ thé 1a that thu NSNN,
ngodi ra véc xay drng hra bai, bn xon lam pha & qui hach cinh quandé thi, gay mit
trat tu xay drng do thi.

2.1.2. Phan tich cac dhtiéu phan anh ar phat tri én cia thij trwong bt dong sin
2.1.2.1. W thong phap ly

Hé thong qui plam phap 1t diéu chinh hait dong aia thi trudng BDS Viét Namda trng
budc duoc hoan thén, o diéu kién dé thi trusng BDS phat trén, tao mdi trdng dau tu
thdng thoang, thin lgi cho cac nhatau t trong va ngoai méc ding nhr ngudi sir dung
c6 diéu kién tiép cin vai loai hang héatic biét nay. Bén gnh nhing mit tich arc d6, hg
thdng phap ly qan Iy vadiéu tiét thi truong BDS Viét Nam con be 16 nhiéu han ché, cu
thé nhu sau:

Mgt 13, hé thong phéap Iy qan ly vadiéu tiét thi truong BDS chra hoan cinh:

Chua c6 cac liin phap ch tai dé busc cac giao ith BDS phii thuc hién trén th truong
chinh thirc. Hién nay ch nhitng céng ty kinh doanhiBS moi bit budc thre hién giao dch
qua san giaoidh BDS, con céac trong hop khac hén dang chém da $ trong céc giao
dich BDS hién nay thi ¥n do ngrdi dan tr thyc hién. Ngay @ van dé vé dau gia,diu thau
quyén sr dung dat, du &n BDS ding chra c6 quidinh a1 thé ciing nhr chra ¢6 quidinh X
phat vi pham.

Hé théng théng tindat dai chra duoc quidinh thing nHit, cu thé & chra c6 vin ban luat
diéu chinh hait dong dang ky BDS va & théng thdng tin BDS trén plam vi ci nuéc.

Khung phéap Iydiéu chinh cacddi tuong tham gia thtruong BPS chra bao quat ét cac
dbi twong, nén nkiu BDS chra chinh titc dugc tham gia thtreong nhr: t6 chirc, ca nhan
sir dung dat chra mp haic khéng phi nop tién sr dung dat (trir dat néng nghidp, dat 1am

nghiép), thuédat caa nha mée theo hinh the tra tién thué hang am, dat co té tién ar

dung dat nhung ngwn tién tir NSNN.

Chua hinh thanh hanh lang phép ly cho cac céngac chinh trén thtruong BDS phét
trién nhur: thi truong thé chip thr cip, mua ban m BBS, qu tin thac BDS, qu tiét kiém
nhao...

Céac hat dong méi gbi, tu van, dinh gia BDS, cung ép thong tin BS,... chra duoc
kiém soat bi co quan nha wéc. Péi v6i ca nhan hanh nghmai giéi BPS hién nay \in
chua c6 hrong din dang ky kinh doanh.
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Phap Idt vé thué chra bao quat ét cacddi tuong mp thié, chra diéu tiét vao céac thu
nhap do nha mdc dau tr xay drng @ so ha tang, chra c6 chinh sach thu thunha niim
giam tich 1 dat dai, BPS.

Hai l&, phap ldt mau thédn, chbng chéo va amaddng bH: Diéu chinh sr phét trén cia thi
truong BDS ¢gm rat nhiéu dao luat nhe Luat Dan s, Luat dat dai, Luat nhaa, Luat kinh
doanh BS, Luit t6 chic tin ding, Luat khiéu nai té cdo, Luit thué SDDNN, Phéap énh
thué nhadat, Luat thué TNDN, Luat thué TNCN.... Va lién quanién rat nhidu bd nganh,
nén khi xay d¢ng luat kho tranh ki mau thdn, chbng chéo va ama dong bb.

Trong knh wrc tai chinh va thé&t Qui dinh trong It thué TNDN, thié TNCN, cac vn
ban luat qui dinh \é thu tién ar dung dat, thu tén thuédit déu quidinh gia l1am &n o tinh
thué (néu gia thrc & chuyén nhrong thip hon gia do UNDN ép tinh ban hanh) hi tinh
tién ar dung dét, tinh tén thuédit la gia do UBND ép tinh ban hanh, nmg NgH dinh
69/2009/ND-CP quidinh kb sung ¥ qui haich, K hoach sr dung dat; thu Hoi dat, boi
thuong, 1 tro, tai dinh ar lai qui dinh xacdinh li gia dat trong tzong hop gia UBND
cip tinh ban hanh ata séat wi gia thi truong trongdiéu kién binh throng.

Qui dinh trong ldt chra chra r6 rang, 8 gy héu nhim: Cu thé tai khoan 1 diéu 38 va
diéu 40 Luit dat dai 2003dugc hiéu 1a trong teong hop sr dung dat vao muc dich sin
xuit kinh doanh thi nh&@iu tr phai thoa thuin, throng lrong Wi nguoi cé dat dé thuc
hién bdi thuong, gii phong nit baing, khdéng ap ehg gia Bi thuong va khong the hién
tha tuc thu Koi dat. Tuy nhién theo qudinh fai diéu 36 Ngh dinh 181/2004/®-CP aia
Chinh phi huéng din thi hanh Lt dat dai quydinh nhiu loai du &n sr dung dit vao mic
dich kinh doanh thac loai Nha nréc thu i dat®.

Vé cip gidy ching nhin quyén ar dung dat va quyn sr hiru nhad: Hién nayduoc diéu
chinh & hai luat khac nhau, it Dat dai nim 2003 va lat Nhaé nim 2005. Ligt Dat dai
nam 2003 quidinh dip gidy chirng nHin quyén sr dung dat - gidy c6 maudo dbi vai tat ca
cac lai dat, treong hop c6 tai gn gin lién véi dat thi tai @n d6 duoc ghi nHin trén “géy
d6”. Luat Nha ¢ naim 2005 quidinh cip gidy ching nhin quyén s hitu nhag - gidy co
mau Iong. Dy thao Luat Dang ky BDS dé xuat cap gidy chirng nhin ding ky BDS thing
nhat theo nmiu trong plm vi ca nuéc thay cho & “gidy hdng” va “gidy do6” hién nay.

Phap ldt diéu chinh cac quan dcaa th trusng BDS khéngdong déu: Phép ly cho céc
quan & trong th truong mua ban, chéy nhrong BDS quidinh rd rang, chi &t va
thuong xuyénduoc sra d6i, bé sung nén kha hoan &m lam tén dé cho th truong nay
phéat trén. Naroc lai, ddi vai thi truong cho thué, thtruong thé chip, khung phap ly

% Khain 2,diéu 36, Nb 181 quidinh nha mdéc thu Wi ddt dé si dung vao mc dich phat trén kinh € trong cac
truong pp sau: “.... S dung‘ddt‘ dé thuc hién cac dr &ndau tr sin xuat, kinh doanh, gth w, du lich thuic nhém A
theo quyZinh aia phap Idit vé dau tu ....”
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khéngdugc chd tong nén hai thtreong nay chm phat trén hon, mit canddi trong phét
trién cac th truong.

Ba |&, qui dinh phap lat chra pho lyp Vi thuc té:

Quy dinh \é giaodit cho chi thé c6 nhu &u Sr dung dat phd kyp V6i qui hoach dé thuc
hién dr andau tr, theo quidinh aia Iuat dat dai thi Nha moc < giao qugn sr dung dat
cho chi, nheng thrc € Nha nrge khéng teee tiép quan 1y dat, vi dat ¢a co ngeoi st dung,
nén \é tha tuc co quan Nha adc co thm quyén ban hanh an ban chip thuin cha truong
dé cha dau tu du an thrc hién viéc bdi thuong cho ngoi dang s dung dat trudc khi Nha
nuéc giaodat. Mat khac, Lt ciing cho phép ahthé c6 nhu u sr dung dat dé thuc hién
du &n dau tr duoc phép t throng lrong nhin chuyn nhrong quyén sr dung dat caa
nguoi dang s dung dat dé thuc hién dr &n. Vi \ay, trong thrc € rit d& phat sinh tranh
chap gitta mdt bén 1a ch dau tr duoc oo quan cé thm quyén chip thuin chi treong dau
tu véi mot bén 1a & chic tr thuong hrong Wi nguodi dang s dung dat dé nhan chuyén
nhueong quyén st dung dat.

Qui dinh @ ban hanh gi@it hang @m cia UBND dp tinh Hn kém ét nhiéu kinh phi va
thoi gian, nhrng hiéu qua ap ding trong thre t lai han ché, vi giadat UBND cip tinh ban
hanh throng thip hon gia th treong, nén Bng gia @a UBND chi yéu ar dung dé tinh
thué, con cac mc dich khac phi xacdinh li theo gia th truong.

Bon 14, thu tuc hanh chinh lién quadén thi truong BDS nhiéu khé, pic tap, kéo dai:
Theo ra soati@ By Xay drng, thi tuc hanh chinkdé hoan &t mot du andau tr tr khau
lap qui hach dén khau phé dudt du an va céc thhtuc lién quandén dat dai déi véi du &n
dau tr c6 khaing 33 lrée, chra k¢ khau Bi thuong va gii phong nit bang [10], thi

gian thrc hién cac Ixgc trén chodén khi khsi cong mit it nhat tir 1 ¢én 2 rim. Nguyén
nhan kéo dai 14 do caardin kinh doanh BS néi chung lién quadén rit nhiéu tha tuc va
nhiéu vin ban khac nhau, &m c6 Luit dat dai, Luat nhag, Luat dau tr, Luat xay drng,
Luat doanh nghéip... Cu thé, mot dy &n kinh doanh BS theo quidinh aia luat dau tu thi
thuoc danh mc dr andau tr co didu kién; vin dé vé& qui haich, xay dng lién quanién

luat xay drng; & giaodat, thuédat, giai phong nit bing duoc diéu chinh boi luat dat dai;

cac khan thu tai chinh nhausc lién quandén cac ldt thué va cac ¥n ban khac ¢ tinh
tién sr dung dat, tién thuédat; néu 1a dr an xay ang nhag thi lién quantén luat nhag...

Tha tuc hanh chinh qua gl tap, kéo dai thi gian khéng nitng kho kiin cho nhatau, e
ngai dau tr ma conanh hrang dén ngwbn cung hang hoa trénittreong.

2.1.2.2. Thee trgng giao dch trén thi trwong it déng sin

O nudc ta,dat dai thuye s5 hitu toan dan do Nhaudc thing nhit quan ly, con cac taias
gan lién véi dat nhe nha va cac cong trinh khéac thiaphén la thc sy hitu tr nhan. Do



69
d6, cac giao ith trén th truong BDS thrc chit 14 giao dch quyén sr dung dat va giao
dich sy hitu nha va céc cong trinh khac tré.

Luat kinh doanh B)S nim 2006da quidinh viéc thanh 4p va hat dong aia san giao i¢h
BDS, ntim gbp plan minh kach héa thtruong, 8o san chi binhdiang cho cac nhdau tir
BDS vadem hi nhiéu loi ich cho ngoi dan khi tép cin hang hoa BS, dic biét [a nhag.
pay la kénh cungng thong tin thtruong quan tng cho cac nhdau tr, ngudi tiéu dung
va cho © quan gén ly nha mréc, ddng thyi hoat dong aia cac san giaoich dddem hi b
mat méi cho th truong BPS Viét Nam, din din tacdong vao y tikc nhim thaydéi tap
quan giao th di, giao dch qua “cod” nhatat. Theo tlong k&, tinh hinh phét &m san giao
dich BDS nhr sau:

Bang 2.1: Phét trién san giao dch bat déng sin tai Viét Nam

Céc chi tiéu $ lwong
Pao to Téng @ng G nudc 35.227 ngoi
:E’CLZ'%” nhan Trong do:
Vé moi goi BDS 16.921 ngoi
Vé dinh gia BPS 9.324 ngoi
Vé quan ly, dieu hanh san giaojdh BDS 8.982 ngoi
S5 san giao | Téng dng @ nuse 652 saff
dich BDS™ Trongdo: Ha Noi 298 san
TP. H Chi Minh 271 san

Ngwn: Bé Xay deng.

Mac du phap lat da quidinh doanh ngldp kinh doanh BS phii giao dch qua san BS,
nheng nhéu giao dch van chra thrc hién, chi yéu hang héatuoc dua vao giao ith i
san giao ith BDS la cac ¢ an lién doanh & nuéc ngoai, cacd &n nhas cao dép, van
phong cho thué. B khac, phap lét van chra quidinh BPS aia dan phi giao dch qua
san S, nhrng thrc € lvong BDS trong dan @i 1a lwong hang héa ahyéu tham gia
giao dch trén th truong, bén enh dé tinh tang qui hach treo kha pé bién, thi tuc hanh
chinh rom ra nheng quan ly dat dai va kinh doanh BS lai chua chit ché khién 70% -
80% giao dch trén th trudng hién nay 1a phi chinh trc. S5 lugng san giaoidh phat tén
ram ro nhu vay nhueng li ty 1& nghich wi luong giao dch, nhiing gi cac san najong gop
cho th treong BDPS hién nay ndi chi & mat sd lvong. Theo @Gc Quan ly nha va thtruong
BDS, tng $ giao dch BDS théng qua san trén toandguiat 3.679 giao ith, trongdé

% Tinhdén thang 12/2009.
" Tinhdén thang 10/2010.

2 Xem ph luc 2.1: “Danh sach cac san giagah hit dgng sin”



70
khu wc phia Bic (chi yéu 1a Ha Ni) 1a 327 giao ith; khu wc phia Nam la 3.352 giao
dich. Uéc tinh, ¥ Ié giao dch BDS thdng qua ithdng san giao idh ch chiém ty 18 15%
téng giao dch aia th truong?.

Nhu vay, thi truong BDS Viét Nam hén naydugc cho la kém minh dzh wi ty 1€ giao
dich ngim rit cao.Pay ding la nguyén nhan chinh Khi thi truong BDS nréc ta cam
phat trén, b thao ting bBi nan dau oo, “lam gi&” gay ra cacan “sét” nha dat [am anh
huong chungién rén kinh € quc dan.

2.1.2.3. Thee trang cac chi thé tham gia th trwrong bit dgng sin

Thi truong BPS nréc tadugc céng nn chim hon so \6i cac lai thi truong khac, nén
céac chii thé tham gia trén thtruong chra mang tinh chuyén ndipi cao, cac doanh ngipi
kinh doanh BS ring lyc tai chinh con §u, phrong thrc kinh doanh con thu cac chin
luoc trong dai bn. Cu thé 1a:

Vé ngwn lyc tai chinh: Tinh & sb luong thiddi ngii cac doanh ngBp dau tr phat trén
hang hoa BS, cac doanh ngép xay drng, cacdon vi tu van thiét ké ting Ién nhanh
chong. Tuy nhién, &qui md ngén von cia cac doanh ngép nay con yu, chradu ning
lyc dau tr, nhat |a trong thh wre BDS doi hoi von 16n, thyi gian thu Bi vén dai.

Bang 2.2: $ lweng cac doanh nghép kinh doanh bat déng sin phan theo ngwn

von®
. - Trongdo
Tong $ cac , , , , , , _

Von tr 10dén Von tr 50dén Von tr 200dén | Trén 500 ¢

doanh nghip . . . .
50 ty dong 200 t dong 500 ty dong dong
3.187 1.342 726 163 93

Chiém ty trong 42,1% 22,7% 5,4% 2,9%

Ngwn: Téng a:c thong ke.

S5 luong doanh nglép kinh doanh BS c6 vWn dudi 50 ty chiém da $, khaing 70% éng
s6 doanh nghiip, trong khi 8 doanh nghip c6 \Wn trén 500 chi c6 93 doanh ngp,
chiém 2,9% 6ng $ doanh ngliip. Do tém lyc tai chinh éa cac doanh ngép c6 han nén
da ptin phu thuoc vao ngdn vén ngan hang, & chinh sach Iai gl thuong xuy@n bén
dong va chinh sach cho vagi véi dau tr BBS khéngdn dinh aia cac ngan hangithng
mai, doanh nghiip kinh doanh BS trong mréc gip rat nhiéu khé khin v& ngun von. Bén
canh d6 viéc huydong hing cac plrong thic khac i Viét Nam con 4t nhiéu han che.

2955 li¢u aip nhit tai http://www.anninhthudo.vn ngay 27/1/2010
¥ Tinhdén thei diém ddu nam 2009.
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Ddi véi dau tr nuée ngoai (FDI) vao thtrudng BDS hién nay tuy ¥n ding ky 6n nhrng
giai ngan tAp, von thec hién hang @m trung binh dgi 50% V6n diang ky, do cac d an
sau khi xay dng xong phn mong 4i huy dong won trong nrdc théng qua bamaa phim,
dan dén tinh tang von dau tr ding ky 1a vdn nuge ngoai nieng khi thre hién lai huy dong
nguwsn von trong mréc, 1am han ché vén dau tu trong nrdc cho cac d an khac.
Bang 2.3: Von dau tu truc tiép nwéc ngodi vao nganh xay @ng qua cac @m

Don Vi tinh: trieu USD

Nam 2007 2008 2009 2010
Tong von FDI dang ky 21.347,8 64.011,00 23.107,3 18.595,0
Trongdd: Von FDI vao nganh xay:ehg 993,3 492,1 652,0/ 1.734,6
S dir &ndau e xay deg hing won FDI 73 142 124 141
Ty trong von FDI vao nganh xay
dung/tbng von FDI 4,65%  0,77% 2,82%| 9,32%

Ngwn: Téng asc thong ké va tac gitinh toan

Mit khac, cac nhdau tr nudc ngoai chh quan tdm chyéu 1a cac ¢ an bn nhr khu trung
tam throng mai, khu du ich, khach sn, vin phong cho thué v&ie ho cao ép. Con én
ho phuc vu nhu du nhagé cho dan vatic biét 1a nhagd theong mai va nhad cho ngrdi ¢
thu nhip thip hau nhr khdngduoc cac nhatau tu chi tong, din dén thec trang nhad nhe
hién nay “cung nha du va éu nhao cing dr” nhung cac giao ith khong thrc hién do
“cung” khéng phu hp véi “cau”.

Vé kinh nghém kinh doanhTrong tng $ hon 1.700 doanh ngép kinh doanh BS dugc
Bo Xay ding khao sat,udc tinh khang 20 6ng cong ty 1a c6 kinh ngéin trong thh wrc
xay drng chuyn sang kinh doanhiBS. Con 4i hau hét cac doanh ngBp Ia nho 18, tiém
lyc tai chinh an ché va chugn tir cac tnh wc kinh doanh khac santju tr kinh doanh
BDS, nén théu kinh nghém trongdau tir, din dén viéc dau tr dan tai, thiéu @p trung lam
thi treong phat trén mit canddi, khéngon dinh [10].

Vé uu tin aia doanh nghip: Thuc € cho thy van d&é uy tin dia doanh nglép kinh doanh
BDS chraduoc chd tong, hang hoa khéndam bao chit luong Vin con, ndt s cac doanh
nghiép chra tuan tkh ding mrc cac quidinh aia phap lat nhe cong khai théng tin, minh
bach thong tin, enh tranh lanh mmh hay giao tth thong qua san giagath BDS.

Céc b chic tai chinh:Kinh doanh BDS doi hoi phai c6 ngwn von 16n nén Au hét cac
hoat dong kinh doanh trén thruong khong th dwa vao ngan vén ty c6, ma phn lon 1a
duoc tai tiy boi cac chi thé khéac, clit yéu 1a cac d chic tai chinh trung giarlyéc tinh, $
vbn dau tr vao BDS & nudc ta hén nay co éi hon 60% la ¥n vay ngan hang, cé réui dr
an ¥ 1é cho vay léndi 70 - 80% 6ng von dau tu, véi thoi han 10 - 15 &m. Tuy nhién,
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ngoai & thdng ngan hang ttong mai thi hién nay caca chic tai chinh khac nh quy tin
thac BDS, quy tiét kiém nhag,... chra c6 hanh lang phap & hinh thanh, nén ttiruong
BDS throng xuyén bthiéu hut ngubn von, chim tré trong thre hién du &n.

Céc © chirc moi g, twr van: Hién naydoi ngii chuyén gia méi @i, tu van dau tu, tu van
phép ly,dinh gia BDS... chra c6 nhéu kinh nghém va tinh chuyén ngép chra cao. Cac
co sb dao wo vé kinh doanh BS mit du phét tén manh & mat sb luong, nheng chit
luong dao ko con hn cké, thoi gian dao ko chradam bao vadsi ngi giang vién con hn
ché vé nang hre, thim chi chra c6 kinh nghim thc tién trong kinh doanh BS....

Poéi véi ca nhan tham gia thtrwong BPS: Do thodi quen @a ngroi dan khi tham gia th
truong BDS throng qua “co”, héc dra vao néi quan & quen bét, chra quen i viéc ar
dung cac dch w hd tro chuyén nghiip nhr: dinh gid, mdi gbi, tu van phap ly, t van tai
chinh.... Clra cha tong dén yéu t phéap ly trong th tuc mua bén, tradéi. Pau tr theo
kiéu “baydan” nén khi th truong c6 du hiéu ting, ®ng theo K vong aia ngrdi tham gia
thi treong At dé dan dén cac on $Ht gid, naroc lai khi thi treong ¢6 du hiéu giam thi hy
lai 6 at ban ra lam thtruong chaodao, din dén ting cung hang hoa wong king th
truong.

Poéi véi nha nege tham gia nlr mgt chi thé cia thi trong BPS: (i) Nha nréc tham gia
véi tu cach |1a ngoi quan ly vadiéu hanh th trudong BDS, Wi vai trd nay thi nha wsc

chua lam Rt trach nhém cia minh. Th truong BDS da hinh thanhit nim 1993, nkeng

dén nam 2008 &n dau tién nha ndc moi thanh p co quandiéu hanh th trudong BPS &

Trung vong theo Qu#t dinh $ 360/(-TTg ngay 04/04/2008ip “Ban cH dao Trung
wong V@ chinh sach nha thi trudng BDS”, tha long mot thoi gian dai th truong khéng
dugc quan ly ding mrc. Quan Iy nha nréc van con phan Bt d6i xtr gitta cac ch thé tham
gia th treong, nHit [ trong giaodat va cho thuddat, viéc lya cton chi dau tr theo
pheong thrc ddu giddu thau con han ck ¢ nhiéu dia phrong nhrng Van chra cé bén

phap clé tai, céng tac qui hwh sr dung dit con théu minh kach. (i) Nha nréc tham gia
véi tu cach |a ch so hiru dat dai va chi dong diéu tiét thi truong theo qui lat cung @u.

Thuc t nuéc tadd qua ba “on $Hit gid”, nha mée chra chi dong tham gia thtruong

nham diéu tiét cung du BPS nhr tung hang hoa BS ra th truong khi th truong cé du

hiéu gia ting gia hay mua vao khi thruong tim ling, d6ng king ntim kich du thi

truong. THim chidén nay vn chra c6 K haach chi dong tham gia thtruong hay K

hoach dr trir BDS ntam diéu tiét thi truong BDS.

2.1.2.4. Heu qud si# dung bit dgng sin

Hiéu qu st dung BBS ti Viét Nam dugc cac chuyén gidganh gia la cha cao. Hin
tuong dat bo hoang, qui hach treo, @ an kéo dai con ghbién, nhit 1a dbi véi dat do thi.
Tai cac thanh ph 16n nhr Ha Noi va TP.H Chi Minh, doanh hréng boi hién twong dau
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co nhadat nén dn dén rit nhiéu nha,dat con B hoang, khéngua vao & dung, gay lang
phi qu dat. Pén nay \in chra cé © quan tildng ké hac nghién ¢u naodua ra con & vé

nha, dit va dr &n BDS o hoang 4i Viét Nam, chra dua vao khai thacisdung. Tuy
nhién, theargc tinh @ia Ong Tén Du Lich® (2008), choing 90 % &n ho dugc mua i

muc dich dau oo, 35 % &n ho va bkt thu & khudé thi msi ¢ Ha Noi dang I tréng. Theo
khao sat @a B Tai chinh éng cho bét, 38% - 70% cacam ho mai tai Ha Noi duogc 6

chac bsi cac nhatiu oo, nhiéu nha chunge, cin ho va bit thu bo trong trong thi gian

dai, thim chi @ 10 nim. Trong khi ngoi 6 thu nlp trung binh va thu riip thdp hiu nhu

khé c6 @ hoi dé tham gia vao thtruong nhao. Di véi dat da duoc nha méc giaodat,

cho thuédat thi tinh tang sr dung dat sai muc dich, b hoang hda, 1ang phi §utat hién

nay it phd bién. Theo Tiong ké @a Bo Tai Nguyén va Méi Tedong, cé 6i gan 300.000
hadat caa 4.120 & chic dugc giao, thué ning chra st dung, trongdé $ dién tich condé

hoang hoa 1&nét hon 250.000 ha, coril gan 49.000 ha lalau tr, xay drg chim tién

d6°2. Riéng &i TP.HO Chi Minh, giaidoan nim 2004dén 2010, Thanh phda thrc hién

thu hoi 80/1.437 a an do trén khai clim haic khodng trén khai, $ liéu o1 thé nhu sau:

Bang 2.4: $ lwgng cac dr an dwoc giaodat, cho thuédat, chuyén muc dich sir dung
dét trén dia ban TP.Hd Chi Minh tir nim 2004dén nam 201G°,

A A A Thu N
Ngm | 29| Dien DA | Dign | DA | Dién Dien | Cap | . | Dién
am i i DA hoi ,
an | tich(ha)| nha| tich | SX | tich tich | GEN | J | tich
DA 7 CTCC
(DA) & (ha) KD | (ha) (ha)

2004| 482 6.715| 167| 2.696| 147|2.360] 168| 1.659| 2.832| 2 6,7

2005| 207| 473,7| 75| 3222 65| 85,5 67 66| 3.686| 09 112

2006| 217| 1.634,7| 62 703 89| 804,9 66| 126,8| 5.583| 16| 194,6

2007| 179| 1.344,9) 38| 491,8 92|720,9 49| 132,2] 6.835| 26| 200,7

2008| 134 798,0| 34| 1134 64| 401 36| 273,7| 2.677| 16 32,2

2009| 115 553,9] 45| 169,6 46| 235,7 24| 148,6/ 5.000| 05 95

2010 103| 304,8/ 41| 1456 44| 114 18 45,2 2.112| 06 499

Tong | 1.437| 11.825| 462|4.641,6) 547|4.722| 428|2.451,5/28.725 80| 1.140,2

Ngwn: Bao céo éng két thi hanh Lt Pdt dai nam 2003 — UBND TP. $IChi Minh.

31 Giamdac Vién quin ly kinh € TP. H5 Chi Minh
% Theo béo caoua Bj Tai nguyén M6i teong g Thii tweng Chinh phi vé két qua kiém ké quf dat nam 2008.
% %5 lieu nam 2010 chtinhdén hét ngay 30/10/2010
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Pa $ cac mée, dé do ar phat trén cia th trudong BDS con phan tich quahthbng céac ch
sb (chi sb gia BDS — RPI; chsb giao dch aia th truong — RAI; chi sb danh gia chung ih
truong — ARMI; cH s lgi nhudn nhao - HPrl,...). Béi vai Viét Nam, Thi tuéng Chinh
phi d& ban hanh gy dinh $ 43/2010/@®-TTg \é viéc ban hanh &thdng cH tiéu quc

gia, trongdo6 c6 cac chsd gia BDS, gia ti giao dch qua cac saniBS va doanh thu BS
duoc dua vao ch tiéu ttbng k& qiéc gia hang &m, quyét dinh cé héu luc tr ngay
20/7/2010. Tuy nhiéndén nay thi cac dhsb lién quandén thi truong BDS chra duoc

céng B mang 4m qubc gia, chi thuc hién cuc b tai mot s san BDS, day ding la ¥u t

quan tong dua cH sb minh ach aia th treong BDS Viét Nam xwng thip, vin dé cai

thién chi sd minh mch BPS la chia khoa thu haidng von tir cAc q@ dau tu BDS lon cia
thé gi6i.

Transparency | ndexv. GDP Per Capita (LISS)

(i)

R
& 40000 E.
=
o
30000 3‘
201000 %

10004

i
50 £5 410 35 10 25 20 15 10
Rat thin Thip Trung bink Mimh bach é minh bach can

Ngwn: World bank (2008) va capital research (trichBoaz Boon — 2009)
Hinh 2.1: Sr minh bach caa bit déng sin anh hwéng dén dong ven diu tw

Ngoai ra, ¥n dé kém minh kch th treong BPS con lamang mrc d6 tham nking, theo
nghién ¢u vao rim 2006 @a Tap doan Jones Lang LaSaliéng dau thé gioi vé quan ly
tién & va dch w BDS cong B: “Chi s minh ach th truong BDS (RETI) cang thp,
tham nhing cang cao”, trondd Viét Nam rim tach bt ¢ cip do thap nhit trong thangto
va tiép tuc gip nhiu van dé vé quyén 5 hiru, théng tin th trudng han cké, thiéu nhirng
qui dinh phap lat vé cong khai théng tin.
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Ngwn: Lang LaSalle, Real Estate Transparency Index 2006
Hinh 2.2: Méi quan hé giira chi s6 minh bach thij trwong BPS va tham nhing
2.2. Thrc trang chinh sach thé déi véi phat tri én thi trwong bt dong sin
2.2.1. Thié sir dung dat néng nghiép

Thué st dung dit néng nghdp (SDBNN) & loai thué thu hang #m nhim diéu tiét thu
nhap tir cacddi tuong st dung dat ndng nghdp gom: Dét trong trot; dat cé mit nuéc nudi
trdng thuy san; dat trong ng. Sic thué dau tiénddi véi dat dai trong tnh wre néng nghip
la Phap énh thié ndng nghép ban hanh #am 1951, thrc chit thué nay thu trén hoayl ruong
dat va ap dng fiy tién toan phn, qua nhiu lan sra déi thué ndng nghdp thu Kt hop ca thué
SDPNN va hoa ¢i trén ruong dit. Chodén nay, thé SDPNN tai Viét Namduoc thu hang
nam vao cacd chac va ca nhanisdung dat néng nghép thusc dbi tuong chu thié gom:
Pit trong trot>*; dit co mit nuéc nubi tbng thuy san; vadat trdng nrng®.
Can ar tinh thie SDBNN & dién tich, ling dat vadinh sut thué tinh bing kildgam thoc
trén mét don vi dién tich @a tirng hang dat. Thué s dung dat néng nghdp tinh king thac,
thu bing tién va tinh thé hang @m theo cong tic sau (ty thusc vao hang dat):
Thué sir dung Dién tich binh sut thué Gia théc
, = X X ‘
dat nbng nghép (ha) (kg thoc/ha) (dong/kg)
Mot sb nhan xét ¢ th rat ra tr chinh sach thinay nhr sau:
- Thué SDPNN tai Viét Namduoc xem la nét khaan thié tong hop caa nhiu loai
thué: Thué s dung tai nguyén thién nhién, tai sin, thié thu nhip, thié doanh
thu....

** Gom dt trong cay hang @m, ddt trong cay |au iim, ddt trong .
%5 La ddt da duoc trong ning vada giao choé chirc, ca nhan qan ly, chim séc va khai thac.
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- CO th ndi ring trong tli gian qua chinh sach thulSsDDNN d& @o ra ngén thu
tuong ddi 6n dinh cho NSNN, it d0 $ thu khéng nhu, chém ty trong At nho
trong 6ng thu ngan saching nhr GDP (xem Bng 2.5). Tuy 4y, thué SDDNN da
déng vai trd quan tng trong véc dau tr co s ha tang, dic biét 1a trong thvi ky
dau cia qué trinhidi mai, gop prin phat trén ndng nghdp va néng thongong thi
6n dinh va phat tén thi traong BDS ¢ khu wrc néng thon.

Bang 2.5: Thu thué sir dung dat ndng nghiép qua cac rim

Pon Vi tinh: ty dong

—— Thu thié SDDNN

Nam Thuth | Tong thu | % thué SDBNN Tong | % thué SDBNN
: SDPNN | nganséach| /tong thu NS GDP /GDP

2004 130 198.614 0,065 715.307 0,018
2005 132  238.687 0,055| 839.211 0,016
2006 111 289.170 0,038| 974.266 0,011
2007 113 336.273 0,034] 1.143.715 0,010
2008 97| 434.761 0,022| 1.477.717 0,007
2009° 67| 442.340 0,015| 1.679.200 0,004
2010 44| 528.100 0,008| 1.951.174 0,002
20171 32| 595.000 0,005| 2.275.000 0,001

Ngwn: BS Tai chinh vadng a:c thong ké.

150
32
3
o 100 97
iy 67
50 \44\
32
0 ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘
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Nam

Hinh 2.3: S§ thu thué sir dung dat ndéng nghiép qua cac fm

38 &5 ligu woc tinh thece hién lan 2 nim 2009.
375 ligu woc tinh thee hién lan 1 nim 2010.
% &5 ligu di toan nim 2011.
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- Qua king 2.5 ta tAy, 5 thu tr thué SDBNN ngay cang gim, tir 132 § dong vao
nam 2005, 44 vao rim 2010 va d kién ch con 32 ¢ dong vao iam 2011.D6 la
do cac nguyén nhan chinh sau:

+ Nha mc’rc dang thrc hién chinh sach mh giam thié SDBNN theo ngh
quyét s6 15/2003/QH11 ngay 17/06/2008 ham thié 2003 dén hét nam
2010, va t#p tuc mién giam thué dén hét nam 2020 theo nghquyét
55/2010/QH12 ngay 24/11/2010. Vawsb thu thié chi [a $ thu thié ton
dong tr nhitng rim tregc va thu thd SDDNN bd sungddi véi phan dién
tich dat vuot dinh mic®®,

+ Tién trinh thrc hién céng nghip hoa, hén dai héa dat nudc, xu hréng
chuyén déi dat néng nghdp thanhdat phi néng nghip ladiéu tit yéu, dodd
dién tichdat ndng nghép ngay cang thudp.

- Théng qua thu thiSDDNN da gitp nha néc quan ly tot quy dat néng nghip,
tinh hinh chugn dich @ ciu cay tbng.... Tir d6 quan ly t6t va thicday sy phat
trién aia thi truong BDS ¢ ndng thén.

- Thué SDDNN c6 thié suit ¢6 dinh, thié suit doc 1ap v6i san leong va gia tr sin
lwong trén not don vi dién tich dat, thu thié ké ca phan dién tich dat khéng s
dung, day la yeu t quan tong khuyén khich cacd chrc va ca nhanim gii dat
néng nghép phai sir dung dat c6 héu qua (ting gia 4n xuit, ting arong tham
canh, Ing ning suit vat nudi va cay tng...) khéng nitng dé ting thu niAp ma
condé co tién mop thié. Vi vay, trong trdng hop ngroi st dung dat khdng héu
qua haic khéng & dung thi cho thuéal dat hoic chuyn nhrong dat cho chi thé
khac. Quald quy dat ndng nghép duoc st dung c6 héu qua hon, dong thyi lam
tang giao dch trén th truong BDS 6 nGng thon.

- Can oz tinh thié SDDNN la dién tichdat, dinh sut thué va gia thdc, trongo dinh
suit thué tay thue vao haing dat duoc xacdinh trén o s chit dat; vi tri; dia hinh;
diéu kién khi hau, thoi tiét; diéu kién téi tiéu.... Piéu nayda thrc hién cong king
gitta cac ch thé sr dung dat khac nhaudiat tét phai nop thié cao fon, giap ting
cudng sin Xuat doi véi nhitng Mi tri dat thuan loi tudi tiéu, gin dudong giao théngdo
phi nhiéu mau @cao... tr d6 tao ra nhéu cia cii cho xa i.

- Chinh séch thlikhuyén khich céc cirthé sir dung dat thAm canh vadwo vé dat dai
do hang mic dit duoc giit 6n dinh trong 10 &m, diéu nay cé ngta hang dat cé thé

% Theo bao céo #m tra dr thio \é viéc ban hanh ngthuyét Quic hgi vé mién, giam thué s dung ddt néng nghép
giai dogn 2011 — 202042 Uy ban Tai chinh Ngan sach @uhgi cho thiy, trong giaidogn tr nam 2003 — 2010, an
nam @& mign, giam cho trén 11 tdu hj véi dién tich mén, gizm khaing hon 5.400 ha,dng $ thué mién, gizm la
2.837 ¥ dong.
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thay doi trong thdi gian canh tac ning hang dét tinh thié duoc giit 6n dinh va $é
thué SDDNN khéng thaydoi, tir 6 ngroi ndng dantau tr va bio vé vao tai nguyén
dat, ting qua trinh thAm canh va canh datdé ting do phi diadat, tranh tinh ting
“vat kiét src” tai nguyéndat.
Théng qua chdd mién giam thié, chinh séach thuhién nayda thrc hién ca chinh
sach B tro xa i, vi chinh sach thida vu tién mén giam thié cho nhing dbi
tuong khé ktin, cé hoan énhdic biét, cac 1o nghéo, danic thiéu ...

Bén anh nhing Kt qua dat duoc nhr trén, chinh sach tRUSDDNN & nudc ta ding c6 cac
tdn tai han chké sau:

Vé tén @i: Thué SDPNN chra bao quat ét pham vi thu thié, thuc chit déi tuong
chiu thié SDDNN khéng chi 1a dat sr dung vao &n xuit ndng nghdp ma condit
lam nghép, dat nudi tong thiy san, dat 1am mui, ...

Vé dbi twong thu thé: Chua tach bch nghia wa nop thié gitra dbi tuong rop thué
khi c6 quyn Sr dung dat vadbi tuong rop thié khi c6 thu nip tir viéc sr dung dat,
hoat dong kinh doanh trédat.

Vé cin ar tinh thé: Can ar tinh thié phic tap, phai xac dinh hang dat qua nhéu

khau trung gian nhxacdinh cHit dat; vi tri; dia hinh;diéu kién khi Hu, thoi tiét;

diéu kién tréi tiéu...., trong khi trinhdé can 1§ thué tai dia phrong con lan cté, vi

vay hau hét cacdia phrong déu khong theo cacéy t6 naydé xacdinh hang dit, ma
cha yéu dya vao ring st thu haich binh quani@ rim truée d6. Do \Ay, viéc Xac
dinh hang dét thuong thiéu khach quan, &phat sinh niing tiéu arc, din dén cung
mot vi tri dat nhung 9 thué nop co tié khac nhau, gay fih cdng king trong thu
thué.

Vé thué suat: Thié suit duge xacdinh king gia thocdiéu nay khéng condp ly

trong diéu kién thuc # (nén kinh € nuéc ta hén nay khéng phi san xuit ndng
nghiép 1a chi yéu nhr nhitng rim treéc). Bén anh do, thie SDDNN con thu trén
cac lai dat lam nghép, dat nubi tdng thay san, dat 1am mubi... chir khéng ch thu

tréndat sin xuit ndng nghép. Ngoai ra ¢ ap ding nhéu mac thié suit khac nhau
dbi vai ting loai cay tdng, dat trong cay lau am c6 mic thié cao ton dit tréng

cay hang am la khéng khugn khich véc chuyén ddi co cau cay tbng trong néng
nghip.

Vé mac thu thié SDPNN: Do gi4 thdc ngay cang co xurdng giam nhy ap ding

khoa hc ky thuat hién dai, nang cao ing suit thu hach thoc, lam cho &t thu

thué SDDNN thap, ngwn thu tr thué nay khéngiang K dé dong gop vao vic phat
trién néng nghip va ndng thon. Ngoai ra, do thtinh king hién vat, thu king tién
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nén ltc nat moa thé phai nop lai cao fon khi duoc mia, vi khi it mia gia thoc
lai cao fon; cing ndt hang dat nhung $ thué phai nop bing tién & mién ndi, trung
du ki cao on ¢ viingddng king do gia théc thu tud mién ndi, trung du thong
cao hon gia théoy vingdong king.

- Vé chinh sach ndh giam thié: Con mang tinh hinh dft, Luat quidinh trong torong
hop thién tai,dich ha lam thét hai mia mang & dugc giam twong uéng Wi phan
thiét hai, diéu @6 cé nghia mubn xacdinh duoc £ thué mién giam thi @ quan thé
phai xac dinh mrc do thiét hai, qua trinh thrc hién rat phic tap, lam ting chi phi
hanh thu, trong khi &t thu thié tir loai thué nay ét thap, ddng thoi khdngdam bao
tinh cong Bng dbi vai cacddi tuong mp thié.

Toém lai: Muc dich aia viéc thu thé SDDNN la dé quan ly chit ché dét dai, tin dung va
thac day sir dung dit cé hiu qua, ngin ngra ling doan vadau oo dat dai. Do do, ngroi
nam giir dat dai cang nHiu, gia ti tinh thié cang cao vadsthué phai nop cang on. Vi thé,
c6 thé thdy ring tacdong aia thié 1am cho véc ar dung dit ngay cang bp 1y, giam thiéu
lang phi, nang cao & qui sir dung dat, ngin ngra ran dau oo dat dai, 6n dinh va phat
trién thi truong BPS & néng thdn. Tuy nhiénis thié nay hén nay \in dang thrc hién
mién giam thié, cung i mot sd han ché ma chinh séach tiwnay chra dapung duoc yéu
cau nhr trén, én phii chinh sra, B sung va hoan tin hon.

2.2.2. Thié Nha dat

Thué nha,dét Viét Nam thu theo Phagnh thié nha,dit nam 1992° L& loai thué thu

hang @m ddi véi cacddi tuong co qugn ar dung dat dé ¢ haic dé xay drng céng trinh
khéng phan it ¢at co ghy phép hay cha c6 giy phép & dung, mang y ngia |1a thié

danh vao \éc sr dung dat cho muc dich phi @n xuat ndng nghép va ch mai thu thié dat,

chua thu thé nha. % dung thié dit bén @nh dong vién ndt phan thu ntp cia ngroi Sir

dung dat nhim ting ngwn thu cho NSNN con khiéy khich & dung tiét kiém, cé héu

qua quy dat ¢, dat xay drng codng trinh, in cké viéc chuyén quy dit sain xuit néng nghdp

sang xay dng nhag; cin ar tinh thié duoc xacdinh tuy théc vao \ tri dat, dién hinhddi

véi dat dé thi (thusc Thanh ph, thi x&, tH tran) tinh thé nhe sau:

Thié  Dién . Bic thié theo , Muc thié sir dung dét

nhadit ~  tichdét vi tri dat nong nghép
Ddi véi dat xay drng nhiu ting, do nhéu t chic, ca nhan cin ly, st dung ¢ cac éng
khac nhau, thittting 5 (Bu 4) t& 1én khéng phi nop thué dat, tir ting 4 (Bu 3) to xudng
tinh phan B phan dién tichdat sir dung chung theosd phan b.

“0Phap knh ban hanh ngay 31/7/1992, c@thivc tr ngay 1/10/1992.
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Pén nam 2012, Phapehh thié nha,dat dugc thay tié boi Luat thué s dung dat phi ndng
nghiép*' (SDDPNN), theadd cin ar tinh thié 1a gia tinh thé va thié suit.

Thwe —_ Giatinh »  7hg sijt
SDDPNN thué
Trongdo:
Giatinh _ Dién tichdat . Giadat
thid  tinhthié (1n?)

Dién tichdat tinh th: La dién tichdat thyc # s dung; d6i vé6i dat ¢ c6 nha nkiu ting
nhiéu o &, nha chunge (ké ca truong hop vira dé &, vira dé kinh doanh) thi din tich dat
tinh thié dugc xacdinh hing k¢ sb phan B* nhan (x) wi dién tich nha ga trng © chac,
ho giadinh, ca nhanisdung™.

Gia ddt tinh thié (1nf): La giadit theo muc dich sr dung do UBND tnh quidinh vaduoc
6n dinh theo chu 5 ram.

Thué suit

- Thué suit d6i voi dit & bao @m & trudng hop sr dung dé kinh doanh: &p ehg
theo béu thié ldy tién tirng pHin tuy theo n mrc dat*

Bac thué Dién tichdit tinh thué (m?) Thué suit (%)

1 Dién tich trong n mic 0,03

2 |PHn dién tich wot khdng quéa 3an han mic 0,07

3 |PHin dién tich wot trén 3 &n han mac 0,15

- Pit & nha nhéu ting nhiéu hd 6, nha chunge, céng trinh xay @ng droi mat dat;
dat san xuat, kinh doanh phi ndng ngip; dat phi néng nghiip thuc dién khong
chiu thié nhung sr dung vao mic dich kinh doanh: apwhg mrc thié suit 0,03%.

*1 Lugt thué s dung ddt phi néng nghip s 48/2010/QH12 théng qua ngay 17/06/2010, céuhisc tr ngay
01/01/2012.

*? H¢ 56 phan I duoc xacdinh hing dién tichddt xay dng nha chia chodng dign tich nha da céc b chic, hy gia
dinh, ca nhan ® dung; Doi véi cong trinh xay @ng drdi mat dat thi ap ding hé so phan b bang 0,5 dén tichdat
xay deng chia chodng dign tich cong trinh €a cac 6 chic, hv gia dinh, ca nhans dung.

*3 Trwong hpp nha nhéu ang nhéu hg ¢, nha chung € c6 ting him thi 50% din tich ting um aia céc 6 chic, b
giadinh, ca nhan dung trong ting him duoc ong vao ng dign tich nha éa céc 6 chirc, hp giadinh, ca nhan®
dung dé tinh k¢ s5 phan 1.

* Hgn mic ddt ¢ 1am ain ar tinh thié 1a han mic g|aoddt ¢ mgi theo quidinh aia UBND cip tinh k& tir ngay Lut
thué SDOPNN c6 héu luc, Treong hop ddt ¢ da c6 lun mic theo quidinh trwoc ngay Ludt nay c6 hiu luc
(01/01/2012) ma tp hon hgn mic g|aodat ¢ mdi thi ap ding hun mic giaodat ¢ moi dé lam ein ar tinh thig; néu
cao hn hgn mic giaodat ¢ mei thi &p ding hen mic dat ¢ cii @é 1am @in ar tinh thie.
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- Pit s dung khdngding muc dich, dat chea sr dung theodiing quidinh: ap dng
muc thié st 0,15%.

- Datlan, chém: &p ding mic thié suat 0,2% va khéng aputhg han muc.
< Danh gia chinh sach thd nha 4t hi¢n hanh

Trong nhrng nim gan day, cung i tinh hinh phat tén kinh € dat nuéc, tc 4o d6 thi
hoa dén ra ngay cang nhanhamddén dién tichdat tinh thié nhadat ngay cangang. Tuy
nhién, $ thu thié nhadat qua cac am cé ting (k& ca s thu thié va  trong trong éng
thu ngan séach) nimg khéng nhiu, phin I6n 1a do thé nhadat dugc tinh trén o so “thué
s dung dat néng nghdp” va phu thuoc vao gia thoc, trong khi gia thoc trongimly rnim
gan day hi bi giam manh nén éng $ thué nhadat ting khéngdang . Tuy Vay, thié nha
dat ciing gép phn khéng nk vao NSNN nht 1a ngan sachia phrong.

Bang 2.6: Thu thué nha dat qua cac rim
Pon Vi tinh: ty dong

) Thu thé | Tong thu | % thié nha,dat | _, % thué nha,
Nam o o , Tong GDP ,
nha,dat | ngan sach| /tong thu NS dat /GDP

2004 438 198.614 0,221 715.307 0,061
2005 515 238.687 0,216 839.211 0,061
2006 594 289.170 0,205 974.266 0,061
2007 711 336.273 0,211| 1.143.715 0,062
2008 902 434.761 0,207| 1.477.717 0,061
2009” 1.464| 442.340 0,330/ 1.679.200 0,087
2010 1.281| 528.100 0,243| 1.951.174 0,066
2011 1.373| 595.000 0,231 2.275.000 0,060

Ngwn: Bé Tai chinh vadng a.c théng ké.

45 5 ligu woc tinh thee hién lan 2 nim 2009.
8 &5 ligu woc tinh thee hién lan 1 nim 2010..
7S5 ligu dir todn nim 2011.
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‘ @ Thu thué nha, dat ‘
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Hinh 2.4: S5 thu thué nha dit qua cac rim

Thué nhadéat da gitp nha néc quan ly tot quy dat & vadat xay drng cong trinh €a cac b
chic va c& nhan, qudd nha méc co K hoach ng the vé qui hach dét dai, o s ha
tang, cac khu danu; khu kinh € trong diém.... Bén anh do, thié nhadat ciing nhr thué
SDDNN van thu thé trong trong hop dat khéng & dung, diéu nay dn dén ap lrc busc
cac b chrc va ca nhanisdung dat c6 héu qua hon, trong terdng hop khéng & dung dat
cac chi thé co the tra lai dat cho nha moc, cho thuédat, chuyén nhrong dat cho ngroi
khac... Quadd thué nhadat da tdcdong dén thi truong BDS, gilp th truong séidong
hon, ddng thyi han cté tinh tang dau oo dat, nhat 1a ddi véi thi trudng BDS & d6 thi.

X&c dinh mic thué nhadit phai nop pha thusc vao cac §u t6 nha: khu wre do thi, loai do
thi, loai duong phb, vi tri dat... trén @ s mac do tién ich @iadat va mrc sinh bi cua dat.
Déi vai thué SDDPNN, xacdinh mic thié dwa vao gia trdat tinh thié. Nhu vay, thué nha
dat ciing nhr thué SDDPNN d4, dang va & gép phan thec hién cong Bing xa i, mac thué
diéu tiét khac nhawtéi véi cac dén tichdat khac nhau, céivri va mrc sinh bi khac nhau.
Diéu nay cé y ngta quan tong trong qén ly vadiéu tiét thi truong BDS.

Tuy nhién trong én kinh € thi truong, \Vin d& phan héa giau nghéo 1a khéng thanh
khoi. Tai Viét Nam ding \dy, viéc 8 hitu nhad hién nay c6do chénh éch rt Ion, ¢ At
nhiéu ngroi sé trén 2 &n nha héc ¥ hiru Nhad ¢ gia ti rit cao. Song It thué hién nay
van chradwa nha vaaiéi tuong chu thié. Mot nghich 1y tai x& hoi Viét Nam hén nay va
dic biét 1a cac thanh pghlsén tp trung cli yéu 1a phat tén cac toa cadc cao ép, nhrng
thué nhadat chi thu thié dat tir ting thr 3 tré xudng, con thé SDDPNN phan b thué dat
cho cacing xay drng nén & thué phai nop rat thap, tuy la gia cac caéc cao ép hién nay
khong phi danh chaidi tugng c6 thu nAp trung binh va tip. Chinh vi th ma chinh séach
thué chua thrc hién duoc viéc diéu tiét thi truong BDS dong thyi that thu cho NSNN.

Mtc thu thé dat chea phi lp, con qua thp so \6i GDP, chi chiém 0,067% GDP trong
giai doan 2000 — 2009 va 0,25% trééng thu ngan sach. ¥ xacdinh mrc thu thié dat
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chua hoyp ly do dra trén © s3 1a mrc thu thié dat néng nghdp va gia théc nénam dén
tinh liy thoai @a thié, di nguoc voi chinh sach théitruc thu, Wi 18 gia dat ¢, dat xay
dung cong trinh c6 xu thtaing nhanh chdng thi gia thoang khéngdang K, thim chi
giam di. Do cach xaalinh mic thié nhu vay khién cho nirc thué dat ty 1é nghich wi gia
thuc t cua dat ¢, dat xay drng cong trinhNéu so sanhstlé dong vién aa thié so \6i gia
tri d¢at theo khung gidét quidinh aia Chinh ph (Nghi dinh £ 123/2007/Np-CP) thi ¥ I¢
dong vién @a thié trung binhddi véi: it ¢ tai ndng thdn 0,51%(dat ¢ tai d6 thi 0,1%;
d4t san xuit kinh doanhdi néng thon 0,52%d4t san xuit kinh doanhdi do thi 0,1694°.
R® rang ¢ & dong vién @a thié tai khu wec ndng théndi cao kon thanh th (d6i véi dat o
néng thdn cao4p 5 kn dat & tai d6 thi; dat sain xuit kinh doanh 4i néng thén cao ap
3,25 hn dit san xuit kinh doanhdi do thi). B6 1a so sanh it dong vién @a thié so \6i
gia quidinh theo khung gia nhartic, réu so sanhstlé dong vién @a thié so Wi gia th
truong aia dat thi ty 1é thu thié cang tp hon va nglich ly $ lan thu thé ¢ ndng thén
cao lon d6 thi cang én do gia th truong hién nay cao bin rit nhiéu so i khung gia nha
nudc vadat dé thi thi phin chénhdéch gia naydn hon, din d&én & thu thié qua nié so Wi
muc sinh bi cia tai én. Pay ding 1a mét trong ntig ly do 1am cho chinh sach thu éu
dat chrada dé khuyén khich véc sr dung dat cé héu qua va han ché dau oo dat & khu wre
d6 thi. Bi voi mot sb ngudi €6 thu nfp kha vic sr dung dién tichdat rong haic di trit,
dau oo dat thi € tién thié phai nép khéng lamanh hrong nhiu dén thu nlip aia hy. Diéu
nay gay ras mat canddi vé cung @u trén th treong BDS va ding 1a nguy@n nhan gay ra
cac cuwc bién dong \é gia BDS trén th truong.

Riéng ddi véi Luat thué SDDPNN, gia tinh thé theo Idit qui dinh 1a gia do UBND #p
tinh céng 6 hang @m, nhrng hién nay gia nay an chra sat i gia thi truong. Bén anh
d6, quidinh thu thé liy tién theo lan mic dat ciing kho kh thi trong teong hop ngroi cé
nhiéu nha, nhu dat; qui dinh thu thé déi véi dat 1an chiém 1a chra phu kp, nén ching ap
dung hinh tiirc x ly phat 1an chiém dat va thu Bi dat. Vi treong hop nay khéngluogc
céng nkn quyén Sr dung dét thi khdng nén thu thudat.

Viéc cip gidy chang nHin quyén sr dung dit va quyn s hitu nha con nldu vudng mic,
hé thdng théng tin géin ly nhadat con y¥u kém, nén khong riimg gay tft thu tht TNCN
hién nay ma con khé kim khi &p ding thié dat phi néng nghp, thu thié lity tién déi véi

ngudi c6 nhiu dat, sr dung dat vuot dinh mic.

2.2.3. Thi thu nhap tir chuyén nhwong bat déng sin

Thué thu nHip tr chuyén nhrong BDS ti Viét Namdugc thu Bn dau tién théng qua kit

Thué chuyén quyén st dung dat (CQSDP) ban hanh ngay 22/06/1994;asddi, bo sung

8 Xem phy luc 2.2: “Ty 1¢ dong vién @a thig...”
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ngay 21/12/1999. Theo gdinh aia luat nay thiddi twong mp thié 1a cac é chac, b gia
dinh, c4 nhan cé qép sr dung dat, khi c6 CQSD theo quidinh aia luat dat dai; Boi
tugng chiu thié CQSIDP |a gia ti dién tichdat chuyén quyén. Nhr vay, day thrc chit 1a
thué thu trén hat dong chugn nhrong quyén sr dung dat cho di hat dong chuyn
nhueong do 1ai hay b. Cin ar tinh thié la dign tichdat chuyén quyén, giadat va thié sut.
Trong do6: Giadit tinh thié CQSDD |a gia do UBND ép tinh ban hant. Thué siét déi
VGi dat san xuat ndng nghdp, 1am nghép, nudi tbng thuy san, 1am midi 14 2%; condat &,
dat xay drng cdng trinh va cac 4odit khac 1a 4%.

Tt ngay 01/01/2004, riéndpi véi co sv kinh doanh c6 hd dong CQSD nop thié theo
qui dinh aia luat thué Thu nHip doanh ngkéip ban hanh ngay 17/06/2003uckhéng bp
thué theo quidinh aia luit Thué CQSDP. Theodd, thu nfip chiu thié dugc xacdinh
bang doanh thutt CQSDD trir chi phi lp ly; thué suit phod thong 1a 28% trén thu ap
tinh thié, phan thu nkp con hi nop thié thu nkip bd sung theo Bu thié liy tién tirng
phan®.
DPén nim 2008, chinh séach thu ndyoc sra di, thué suit ap ding ddi véi thu nhap chu
thué tr CQSIP 14 25% nix cAc hang hoa vaich w théng throng khac,duge xacdinh
gua cong thc sau:
Thué TNDN Thu nHip C
= , . X Thue suat thue TNDN
phai nop tinh thie
Nhu trinh bayé trén, ddi véi ¢ sd kinh doanh c6 hd dong CQSD nop thié theo qui
dinh aia luat thué TNDN tir 01/01/2004, tuy nhiéddi véi ca nhan c6 ha dong CQSD
van nop thié theo quidinh aia luit Thué CQSIDD. Bén ngay 01/01/2009, khi st thué
TNCN c6é héu lec thi hanh thi ca nhan co6 4talong CQSDD ndi riéng, chugn nhrong
BDS n6i chung clu ar diéu chinh aia luat Thué TNCN ) 04/2007. Thedd, thié TNCN
duoc xacdinh bing hai plrong phap.

- Thué suit 2% tinh trén gia chén nhrong BDS.
- Hoic thié suit 25% tinh trén thu riip tr hoat dong chuygn nhrong BDS™.

Déi vai thu nhip tir thira K, qua #ing 1a BDS*? thu nhip tinh thié 1a phin gia ti tai sin
(BDS) thra k&, qua #ing wrot trén 10 tréu ddng cho ndi 1an nhan, thié suit 1a 10%.

“* Trwong hop CQSDP theo plrong thic ddu gia thi giadat tinh thi 1a gia trangdau gia nheng khong thp hon gia
do UBND dp tinh ban hanh.

0 Ch 4p ding di véi CQSDP, con nha vt kién trac tréndat van &p ding thué TNDN pls théng.

*! Déi véi cac nhan e tri c6 hai phrong phap tinh thét 25% tinh trén thu niip va 2% tinh trén gia chdi nheong;
doi véi ca nhan khdng:etra ch tinh thue theo plwvong phap 2% trén gia chdg nheong.
*2Khéng phan kit ca nhan e tra hay khdng e tra.
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< DAanh gia chinh sach thu thd thu nhdp tr chuyén nhweng bit dgng sin

Ddi véi chinh sach thiithu nhip tr chuyén nhrong BDS ma klbi dau

thu cho NSNN. (Bng 2.17)

la thié CQSIP
duoc diéu tiét khi phat sinh hanh vi CQSD hién nay 1a chinh sach tArNDN va thé
TNCN tir chuyén nhrong BPS, diéu tiét mot phan thu nhp khi phéat sinh hat dong
CQSDP. Thyc t# qua cac #m chinh sach thunayda gop phn vao véc quan ly nha mréc
d6i vai dat dai, BDS, dip nhit kip thoi tinh hinh bén dong trong & dung dat dai va BDS,
khuyén khich & dung BDS c6 héu qui, diéu tiét dugc quan B cung éu trén th trudng
BDS, gop phn binhén gia @ BDS, dong thyi thdng qua Véc dong gop tn thié tir cac 6
chic va c& nhan c6 chéy quyén sr dung BDS, quyn 5 hiru BDS da 1am ting ngwn

Bang 2.7: Thu thué chuyén quyén sir dung dat qua cac rim

Pon Vi tinh: ty dong

Thu | Tongthu| % thié Tén % thué
, 0
Nam | thue ngan SDDNN GDIS SDDNN
CQSDP | sach | /téngthu NS /GDP
2004 640| 198.614 0,322| 715.307 0,089
2005 984| 238.687 0,412| 839.211 0,117
2006 1.251| 289.170 0,433| 974.266 0,128
2007 2.328| 336.273 0,692| 1.143.715 0,204
2008 3.017| 434.761 0,694| 1.477.717 0,204
Ngwn: Bé Tai chinh vadng a.c thong ké.
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Hinh 2.5: S§ thu thué chuyén quyén sir dung dat qua cac rim
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Theo nhr bang $ lidu & trén, ta thAy mic thu thé ngay cangang va chém ty trong ngay
cang cao trongohg thu NSNN @ng nhr trong tng GDP, nit du $ liéu trén chila $ thu
tir chinh sach tfiCQSDD. Tir 2004 ddi véi t6 chic c6 CQSM, BPS dugc thu theo
chinh sach thi TNDN, tr nam 2009d6i véi ca nhan ¢ CQSD, BPS dugc thu theo
chinh sach thuTNCN. Hién nay muc luc NSNN khéng cho phép tach riéngaphthu thié
BDS tr hai chinh séch tiduthu ntip nay, tuy nhién theodsliéu thong ké riéng & Vu
Chinh sach th&iBo Tai Chinh thi § thu tr thué CQSDD va CQ tir chinh sach thi
TNDN nam 2009 chdm khaing 1% trong dng thu (thé TNDN tr CQSIP va CQ™®
khoang 1.153 ¢ d¢ong, Hng thu thé TNDN 112.072 ¢ dong)>, ngubn thu nay qua tp va
chiém ty trong rat nho trong Hng thu NSNN & thué TNDN. S5 liéu duoc cung @p tir Cuc
thué TP. H5 Chi Minh ding cho thy b thu th CQSDD va CQ ciing chém ty trong
rat nho trong Hng thié TNDN va thé TNCN (bing 2.8).0 cac nrdc phat trén & thu
ngan sachit chinh sach thuthu nhip rit 16n (thié st & My khaing 23%,Dai Loan
khoang 4096*....)

Bang 2.8: Ty 1é thu thué CQSDP trong téng thu ngan séach 4i Tp.H& Chi Minh>®

Pon vi tinh: Triéu dong

. . .| Tongthuthé | Ty lethue Ty 16 thué

Nam | TNDn | TGN | costp® | TNENTNON | TG | TN | CQstorng
+TNCN+CQSD

1) 2) 3 (@=)+(2)+(3) ©)] (6) = (3)/(4) (N R)(B)
2005| 7.396.732 1.871.2583 227.719 9.495.704 30.520.2 2,4% 0,75%
2006 | 8.733.105 2.227.13p 255.55[7 11.215.794 344885. 2,3% 0,74%
2007 | 11.788.463 3.296.690 505.074 15.590.227 46.932.254 3,2% 1,089
2008 | 4.155.038 358.951 562.389 5.076.378 15.872152 11,1% 3,54%
2009 | 2.204.958 1.347.169 41.792 3.593.919 18.281.45 1,2% 0,23%
2010 | 3.649.541 2.532.59b6 5.960 6.188.09¢ 22.088/500 0,1% 0,03%

Ngwn: Cuc thué TP.Hs Chi Minh.

%3 Xem ply luc 2.3: “Thué thu nhip doanh nghip tr chuyén quyén s¢ dung dat, chuyn quyén thuéddt naim 2009”

>4 Xem théns chwong 1 — Plin nghién ¢u chinh séach thticia cac meéc.

> Nim 2008 # |¢ thu thie CQSDP so Vi téng thu thi TNDN, TNCN va CQSD cing nhr ty 1¢ thu thié CQSDP so
véi tong thu NSNNdi Tp.Ho Chi Minh bén dong munh, céc f 1¢é naydéu ting cao. Ly do 1a ém 2008 @i tAc dong
cia suy giém kinh €, nha nréc thee hién gian thwg, giam thie TNDN; thie TNCN do ngoi dan tréng cla vao hiu
luc cia the TNCN ndi véi mize thu thip hon; ngroc lai, déi véi thué CQSDP, ludt thué TNCN c6 hiu luc tr nam
2009 quidinh thu thé CQSDP véi mic thu cao duoc tinh trén pln thu nkip chiu thié, nén gt nhiéu ngroi dan
thiec hien CQS® trong nim 20087¢ tranh rop thue TNCN Wi muic cao khi chugn nheong sau gm 2008.

% Thué TNCNduroc hiéu 1a: trirgc ngm 2009 1 thd thu nhip ddi véi ngusi c6 thu nkip cao; rim 2009 va 2010 la
thué TNCN.

* Thié CQSIP dugc hiéu 1a: thué CQSIP thu theo quidinh aia ludt thué CQSDP va thié thu nhip tir chuyn
nhiong BDS thu theo quidinh aia lugt thue TNDN, TNCN.
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Hai chinh sach tlUTNDN va TNCNA6i véi hoat dong chugn nhrong BBS hién nay 6n
tai rat nhidu diém bit cap, nHit 1& chinh sach tRuTNCN, do chinh séach téunay nvi
duoc ban hanh va tre thi, ax thé thé hién qua cadiém sau:

< Doi véi thué thu nhdp ca nhan i chuyén nhuweng bit dgng sin

Hai phrong phéap tinh th&iTNCN dbi véi BDS (thié suat 25% va 2%)a anh hrong dén
su chénh ¢éch $ thué phai nop rat 16n va gay Bt cong ting trong thu thé, dugc thé hién
& cacdiém sau:

Phrong phap tinh thiithu nhip theo thé suit 2% trén gia chudn nhrong khong
phl hop véi Iy thuyét vé thu thié thu nhip, vi theo plrong phap natéi tuong mp
thué chuyén nhrong BDS I6 van phii nop thié.

Hai di tuong mp thié co6 cung thu ndp (cung nic 14i) c6 ki ning mp hai mic
thué khac nhau do &pudg hai plvong phéap tinh thiikhac nhau.

Mtc thié suit 2% trén gia chudn nhrong din dén ngroi cé thu ntip cao éng co
thé nop thié cung nirc thué nhe ngeoi cé thu nlp thap, thim chi ndt sb truong
hop chuyn nhrong BDS 16 van nop mic thié nhr truong hop cé 14 fu c6 gia
chuyén nhrong nhr nhau.

Trong not 6 truong $ thué phai ndp theo thé suit 2% nko hon nhiéu so i b
thué phai nop tinh theo thé suit 25%, din dén ngtich 1y 1a réu gitt gin, Bo quin
day du céc chirng tir & c6 ¢in ar xacdinh gia mua thi phi nép thié cao ton.

Mtc thié van con phan Bt d6i xu giira haiddi tuong ca nhane trd va ca nhan
khéng ar tri tai Viét Nam, theadd ddi tuong khdng e tra i Viét Nam chugn
nhuong BDS 16 vin phai nop thié thu nHip theo thé suit 2% trén gia chudn
nheong. Mat khac quidinh nay lam gianfoan qué trinh tinh thhiva tio khe o
phap lut cho cacddi twong tdn thi, lach thé. Vi du nhe X ban BBS cho Y,
trongdd X 1a cd nhanetrd, con Y 1a ca nhan khong ¢ra, khidé hop dong gira
X va'Y co ti¢ khai gia chugn nhrong thip xudng dé X khdng phi nop thié, con
Y khénganh hrong dén & thué TNCN phii nop do Y ch nop thué TNCN déi voi
chuyén nhrong BDS la 2% trén gia chéy nhrong lAn sau khi Y chugn nhrong
choddi tugng khéc.
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Bang 2.9: So sanh mic déng vién aia thué TNCN qua hai phwong phép tinh thué

Pon Vi tinh: triéu dong

Gia mua| Gia chidn nhrong | Thu nfp (1&i) | Tinh thé 25%° | Tinh th 2%
500 300 -200 - 6
500 320 -180 - 6.4
500 340 -160 - 6.8
500 360 -140 - 7.2
500 380 -120 - 7.6
500 400 -100 - 8
500 420 -80 - 8.4
500 440 -60 - 8.8
500 460 -40 - 9.2
500 480 -20 - 9.6
500 500 - - 10
500 520 20 5 10.4
500 540 40 10 10.8
500 560 60 15 11.2
500 580 80 20 11.6
500 600 100 25 12
500 620 120 30 12.4
500 640 140 35 12.8
500 660 160 40 13.2
500 680 180 45 13.6
500 700 200 50 14
500 720 220 55 14.4
500 740 240 60 14.8
500 760 260 65 15.2
500 780 280 70 15.6
500 800 300 75 16
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—s— Tinh thi 2%
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Thu nhap chiu thué

Hinh 2.6: So sanh nic déng vién aia thué TNCN qua hai phweng phap tinh thué

8 Tinh thi# 25% trén thu nlip tinh thué
%9 Tinh thé 2% trén gia chugn nheong
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Cin ar tinh thié dya vao gia do UBND 4p tinh quidinh trong trrong hop gia chugn
nhuong ké khai thp hon gia do UBND @p tinh ban hanhimg gay it cdng ing cho cac
dbi twong mp thié ciing nhr thit thu cho NSNN, do gidét thi truong hién nay cao bin
rat nhiéu so \i gia quidinh aia UBND dp tinh, nhit 1 ddi véi 2 thanh pb 16n: Ha Noi
va thanh ph H6 Chi Minh.
Bang 2.10: So sanh giéat theo qui dinh cia UBND dip tinh va giadait thi trwong

Pon vi tinh: Triéu déng/nt

Gia Gia
Sb L Dién | giao Gia tii o Gid | UBND | Chén |
phiéu bia chi tich dich | cong trinh Giadat | 4zym2 | ban lech S5 lan
BbS hanh

1) ) 3) () (5) 6=4-5 | 7=6/3 (8) 0=7-8 10=9/8

1 | 337/9/51 le quang dinh, 42 | 2250 | 2293 20207| 4811 384  44p 115
phuong 5, quan binh thanh

o | 413Ale quang dinh, 92 | 8730 | 6182 8111.8| 8817 48 838 174
phuong 5, quan binh thanh

3 | 395/10 le quang dinh, 50 | 2250 504 1746,0| 3492 48 301 68
phuong 5, quan binh thanh

4 | 187/4/19 hoang hoatham, ,q, | 15044  g47 9197 | 4790 2.8 451 160
phuong 5, quan binh thanh

5 | 101/25nguyenvandau, | ,-g | 1659 311 1588,9| 3492 48 300 68
phuong 5, quan binh thanh

6 | 412 nguyen trung truc, 45 | 1890 | 2457 16443| 3654 29 337  11l7
phuong 5, quan binh thanh

g | 87A nguyenthuonghien, | 154, | ;344 82.0 72979 6072 102 505  4l9
phuong 5, quan binh thanh

g |109nguyenthuonghien, | 5 | g1 956 6114.4| 4367 102 335 38
phuong 5, quan binh thanh

10 | 9inguyen thuong hien, 653 | 5040 44.6 49954| 76,50 10,2 66,0 6,5
phuong 5, quan binh thanh

12 $r31gn\h/a” Kiep, P3, Q.Binh| 06 4| 7020 |  1387.0 5632,0 27,20 3,8 23)5 6/2
77-79 Dinh Tien Hoang, 4 L

18 | b3 0 Binh Thanh 84 | 22050| 8626 211874 252,23 216 2306 10,7
32 Nguyen Duy, P3, !

19 | S ginh Thanh 50 | 3420 782.4 2637,6| 52,75 6,8 45,0 6,8

20 %E;]‘LH”V Tan, P3, Q.Binh 5,5 | 5880 51,7 28283 91,88 101 81,7 81

Ngwn: Trich dz liéu diéu tra thec ¥ cac giao dch trén thitrwong TP. B Chi Minh tr
thang 1dén thang 3 eim 2011.

Thoéng throng khi chugn nhrong BDS, naroi chuyén nhrong € nop thuié TNCN con
ngudi duoc chuyn nhrong mp 1é phi turéc ba, ca hai mrc Hp naydéu dea vao gia
chuyén nhrong. Vi thé gia chugn nhrong thip hon gia thrc t thi G hai béndéu co bi,

nén § xay ra trong hop thoa thuin gia ghi trén bip ddng dén mic thap nhit bang wi gia
qui dinh axa UBND dip tinh.

Gia s, mua ndt manh dat 50 nf & duong Nguyn Duy, phrong 3, Qédn Binh Thinh (£
phiéu 19, ing 2.10), & tién np cho NSNNduoc thé hién & bang sau.
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Bang 2.11: Bing chiét tinh chénh léch thué TNCN va 1@ phi trwéc ba phai nop

Céc clitiéu Thié TNCN Lé phi tréc ba
Gia th truong 2.637,6 x 2% = 52,79 2.637,6 x 0.5% = 13,19
52,75 x 50 = 2.637,6 (&1 dong) (triéu ddnQ) (triéu ddnQ)
Gia thva thuin trén lyp ddng 340 x 2% = 6,8 340x 0.5% = 1,7
6,8 x 50 = 340 (tfiu dong) (triéu ddnQ) (triéu ddnQ)
Chénh éch:
2.297,6 X 2% = 45,95 2.297,6 x 0.5% = 11,49
2.637,6 —340=2.297,6 ‘ ‘
. (triéu dong) (triéu dong)
(trigu dong)

Ngwn: T4c giz md plong va tinh toan
Ghi chi: Gii dinh tinh thé theo plvong phap 2% trén gia chdg nheong.

Vay that thu cho NSNN & 57,44 @i dong (45,95 + 11,49) cho &t giao dch va at kho
dé udc tinhduoc hét cac giao ith phét sinh ninthé nay ding nhr tong $ that thu NSNN.

Phin mién giam thué TNCN ddi voi chuyen nhrong BPS chra daptng yéu éu la cong
cu quan Iy vi md rén kinh €, chra chit ché khién céacddi twong mop thié loi dung nhim
trén thié, lach thaé.

- Chinh sé&ch ndn thié khéng khugn khich cac ca nhadéng ky dp gidy ching
nhan quyén sr dung dat, do mén thié chi ap ding ddi véi d6i tuong chuyn
nhuong BDS c6 ndt nhag, mot dat ¢ duy nhit dd dugc cip gidy ching nhin quyén
s dung dét, quyén sy hitu nha. Vi vy, c& nhan c6 hai taias 1a nhadat trongdo
chi c6 mdt nha,dat cé dang ky dp gidy ching nhin quyén ar dung dat, quyén s
hitu nha, khi chugn nhrong nha,dat nay $ duoc mién thié; nguoc lai néu c hai
nhadat néu tréntéu dang ky dp gidy ching ntin quyén sr dung dat, quyén s hiru
nha thi khi chugn nhrong khéngduoc mién thié. Mic khac, & théng théng tin,
dang ky dat dai hién nay clra hoan thin, khéng Kt ndi duoc trén plam vi toan
qudc, nén ft khd dé co quan thé xacdinh déi twong chugn nhrong BDS c6 hai
BDS try I18n ma chi yéu dya vao bi khai aia ngroi nop thié.

- Chi mién thié di vé6i cac ca nhan c6 duy Ahmot nhad, quyén s dung dét & tai
Viét Nam, diéu d6 c6 nghia ca nhan con ndu quyén sr dung dat khac khong phi
dat & khi chuyn nhrong nhag, quyén ar dung dit ¢ duy nhit vin dugc mién thié.
Con khi chugn nhrong quyn ar dung dat (khéng pli dat &) van phai nop thué
theo quidinh, phii ching cacddi teong sr dung dat khéng plai dit & mudn chuyén
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nhuong dat nén chugn muc dich sr dung trege (sangdat ¢), saudd chuyn
nhueong thi hoan toan rén thué?

- Chinh séach ndin thié chuyén nhrong BDS d6i véi ca nhan cé duy riih mot nhag,
quyén sr dung dat & con it cong Bing gira cacddi tugng rop thié, déi véi céac
BDS vi muc dich kinh doanh Kim 1oi thi cac nhatau tr S8 tim ngroi diing tén phu
hop dé khong b thué diéu tiét, va ngroi ndy cé tt muadi ban ki nhiéu lan trong
nam, mén la ndi [an ban chdang  hiru mot BDS. Tir d6 dua dén mot nghich ly
la Nha e kho cé th thu thi tir nguoi kinh doanh ma dhed the thu duoc thué
tir cacddi twong rim giir tai sin khéng vi mac dich kinh doanh, nimg vi ly do nao
ndé ma lp phai ban ti san.

- Thu nhip tr chuyén nhrong, thra k&, qua #ing la BDS gita “v o Véi chong, gira
chadé, me dé véi con dé,..°* nhiing ngroi c6 mbi quan 1 gia dinh duoc mién
thué, day ding la k& hd phap ldt ma ca nhan tkc hién chuyn nhrong cho niing
nguoi than ¢ ndi quan & giadinh dé dugc mién thué nham muc dich lach thé.

- Qui dinh xac nln cacddi tuong c6 mdi quan k& gia dinh duoc mién thié khi
chuyén nhrong BDS hién nay At kho thre hién déi vai Viét Nam, vi thre t# c6 cac
cap vo chong khéng cé diy chang nhin két hdn ma chcé hén nhan tkc # vin
dugc phap ldt cdng nkn, réu ho khdngdiang ky h khau thudng trd cung rat noi
thi khéng c6 &n ar xacdinh 1a w chong dé duoc mién thié khi chuyén nhrong.

- Ché d6 mién giam khéng quidinh han mic nha,dat dwgc mién giam 1a chra hop
ly, néu ca nhan chcd mdt nhad haic mot dat ¢ duy nhit du dén tich bn, gia ti
cao khi chugn nhrong Vin khoéng b thué diéu tiét, tuy nhién ca nhan tlté dién
tich dat ¢ rit nho, gia ti thap khi chuyn nhrong mdt phan aia thra dat van phi
nop thié.

- Dbi voi phan mién thié thu nhip tr thira k& va qua ing 1a BBS, do xit phat fr
cuoc $Hng thre tign, tinh cht truyén thing aia cac giadinh Viét Nam, véc chia
tach nhan kiu va phan chia taiaa aia trng giadinh throng xay ra nhit la nhiing
ving néng thon, viay phin mién thué can phai xac dinh 16 trinh cho mén thié,
saudo thu thé nhe cac rge da lam (throng cac mée phat trén mic thu thié nay
rit cad’), mot phin nhim ting thu NSNN, phn khac nim khoa lap nhing khe Ky
phép Idt ma ngay nay caddi tuogng mp thué dang bi dung nhim trén thié, lach
thué.

®*Khain 1,diéu 4, Luit thué TNCN § 4/2007/QH12 ngay 21/11/2007
61 Xem thém pin nghién éu cac méc ¢ chirong 1
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- Qua tldng ké ndu nhién cac & so khai thié ddi véi hoat dong chuyn nhrong
BDS ti Chi cyc thié Quan Go Vap, TP.H Chi Minh vao 2 ngay 17 va 18/02/2011
cho thiy, da pHin céc giao th duoc mién thuié TNCN.

Bang 2.12: Thing ké cac B so khai thué tai Chi cuc thué Quan Go Vap

Pon Vi tinh: Triéu dong

oTT bia cfi bit dong gin Gia trén Theo gia Thué Lé phi
hop dong | UBND TP TNCN truéc

1 | 51/5duong $ 7, Phrong 3 400 189,4033 8 2
2 | 17/8A6 Pm Vin Chiéu 200 306,7731  Kh thué 1,53
3 | 39/38duong $ 2, Phrong 9 500 457,2243]  Nin thué 2,5

4 | 118/1333 L&uc Tho (1 phin) - 40,3098 | Min thié 0,13
5 | 118/1333 L&uc Tho (1 phin) - 108,7295 | Min thié 0,36
6 | 118/1333 Ld&uc Tho (1 ptin) - 106,8059 | Min thué 0,36
7 | 141/3A Phm Vin Chiéu (1 phn) 150 345,9792| Mn thié 1,73
8 | 141/3A Phm Vin Chiéu (1 phn) 150 349,6864| Mntht | 1,748432
9 | 65/4D Phm Vin Chiéu, Plrong 9 227 159,0866| Mihthié | 1,135
10 | 16/4G Phm Van Chiéu, Phong 12 | 1.550 88,8871 M thié 7,75
11 | 66dudng $ 33, Phrong 12 1.400 303,7883 I thub 7

12 | 104/11dudng $ 29, Phrong 12 360 319,3567| N thué 1,8
13 | 22/3A/11 Quang Trung, Rbng 12 165 120,0972 N thié | 0,825
14 | 30/2 Lé Lai, Ptong 3 150 86,5401 | Min thié 0,75
15 | 49Bduong $ 1, Phrong 9 1.000 605,4596 N thu 5

16 | Thra 26, indd 119, Plrong 6 300 118,944 6 1,5
17 | 688/47 Quang Trung, Rbng 11 3.000 682,2777 B thié 15
18 | 600/9/2 Quang Trung, Rbng 11 200 51,2304 | M thié 1

19 | 495/23A Léduc Thy, Phrong 16 500 443,8102| N thié 2,5
20 | 104 bu 1,18 A, CCudng $ 20, 163,25 87,492 3,265 0,81625

Phrong 5

Ngwn: Chi ac thie Quin Go \bp, Tp.H Chi Minh.
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Théng tr s 161/2009/TT-BTC ngay 12/8/2009 va Théngsh 02/2010/TT-BTC ngay
11/1/2010 éa By Tai chinhdad quidinh viéc thu thé ddi voi ca truong hop chuyn
nhuong BPS hinh thanh trongrbng lai, theodd cho du chugn nhrong cin hd, chuyén
nhuong rén nha hay mi chi chuyén nhrong hyp déng gép wn® thi ngroi kinh doanh
BDS ding $ bi diéu tiét boi thué TNCN, day la qugt dinh dingdin nhim ngin chin cac
truong hop lach It dudi dang gop ¥n, ghi danh bp d6ng mua, ban BS ©i saudo
chuyén nhrong sang tay. Tuy nhiéngvau dai én c6 quidinh thdng nhit vé nghia w
thué d6i voi thu nhap tir chuyén nhrong vén va thu np tr chuyén nhrong BPS, theo
luat thué TNCN hién nay thidéi tugng cHu thié 1a nhirng BBS tham gia vao fhtruong da
dugc Nha nréc cbéng nén, tuy nhién lat khdng quidinh rd “BPS tham gia vao ih
treong” c6 BDS hinh thanh trongrbng lai hay khéng. Nt khac theo qudinh aia luat
kinh doanh BS thi “6 chrc, ca nhan khi kinh doanhEBS phii thanh Ap doanh ngldip
hoic hop tac x&, phi c6 vén phéapdinh vading ky kinh doanh BS theo quidinh aia
phap Idt”®® theodo luat kinh doanh BS khdng cdng rim hanh vi ca nhan “gépén”
kinh doanh BS “lach IWit” nhu cac nhatiu tr Viét Nam, nheng luat thué van quidinh
thu thié ddi véi cac trong hop gop bn nén trén.

Gi4 dat do UBND dp tinh ban hanh Bh nay \in con thp so \6i gia thi truong thrc t,
gi4 nha lam #n ar dé tinh B phi tieée ba ciing khéng sat & gia thi truong, din dén gia
thuc t chuyén nhrong khac so §i gia ghi trén bp dong chugn nhrong (khai gia chugn
nhueong thip hon gia thrc t) ma @ quan thé khdng kém soatduoc din dén thit thu cho
NSNN, ddng thyi nguoi khai ding, khaida, chip hanh ét phap Idt lai nop thié cao ton.

Kho xacdinh thu nlap tinh thé d6i véi truong hyp ngrodi mua nhadat cach nayda lau,
gi4 mua nhatit bing vang, ..dén nay mit bing gia thayddi rat nhiu, gia ti tién, vang
ciing thaydoi, rat khé xacdinh chénhdch i, 16 dé tinh thi.

< Poi véi thué thu nhap doanh nghép tir chuyén nhwreng bit dgng sin

Déi vai thué TNDN tir chuyén nhrong BDS, thre chit ciing la thi thu trén phn thu nlp
chiu thié va a@in ar tinh thié ciing trong tr nhe thue TNCN, nén nitng diém ton tai doi
véi thué TNCN trong xaatinh gia chugn nhrong, gid wn va cac chi phi lién quariiog
chinh 1a n tai trong chinh sach teUTNDN. Tuy nhién,ddi véi thué TNDN dugc hinh
thanh $m hon nén chinh sé&ch ththoan thén hon, ddng thyi dugc nha méc quan 1y cac
doanh nghip théng qua qua trinh khai bao éhhdadon, ching tr ké toan... nénidi véi
doanh nghip ngwn thu nay tong déi céng king gira cacddi twong, hén twong lach
thué, trdn thué han ché hon so i thué TNCN.

%2 Hop dong mua ban, chn nheong BPS theo hinh tic izng tién treéc, tra dan theo nhéu ky, hop dong gép vn
xay deng nhag, hop dong gép vn kinh doanh nha,dp dong gop ¥n, hop dong hop tac...

8 Khadn 1,diéu 8, Luit kinh doanh bt déng sin s 63/2006/ QH11 ngay 29/06/2006.
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Toém lai: Chinh sach thiuthu nhip ddi véi chuyén nhrong BDS thyi gian quada tacdong
manh dén thi treong BDS ¢ nhiéu gécdd khac nhau: T nhat, chinh sach thugop phn
6n dinh gia & thi truong BDS, cldng dau co nhadat...; Thi hai, dréi tAc dong aia chinh
sach thé thu nHip madac biét 14 sr ra doi cua théng & 161 anh hrong tec tiép dén
luong giao dch ti cac san giaoidh BDS, theo thdng tinut cAc san giaoidh BDS TP.
Ho Chi Minh, trong 2 thn dau ké tir khi théng tr 161 cé héu lyc, lrong giao dch da
giam 90% so i trugc, thim chi nhéu san con khéng tit hién dugc giao dch nao.
Ngoai viéc tacdong dén cac nhatau tu trén th truong thi cap, thié thu nHip con taaiong
dén cac nhafau tr phét trén cac ar &n BDS, hp dé dit hon, can nkic hon khi quyét dinh
dau tur. CO the néi mt trong nhiing ly do khén thi truong BDS tri té 1a do chinh sach
thué hién nay \in con clip va, thaydéi khéng theod trinh, niit long tinddi véi nhadau
tu, chra dapung yéu éu cong king, hop 1y thi chra thé néi dén diéu tiét thi treong BDS
nhim phat trén thi truong BDS lanh manh, Bn viing. Vi Ay, cin xem xét B sung, &a
d6i dé chinh sach thichi tiét, rd rang va clit chg, phiu kp V6i diéu kién, hoan énh a
thé caa rén kinh € Viét Nam, phonguc, tip quan éa ngroi dan, lan ché nhiing k& ho
phap ly gay tht thu NSNN,dong thyi gop pHin phat trén thi truong BDS Viét Nam.
2.2.4. Thié gia tri gia ting d6i véi bat ddng sin
Thué GTGT ¢ nuéc ta hén nay thre hién theo ldt s6 13/2008/QH12, ngay 03/06/2008.
Déi tugng rop thie GTGT la cacd chic, ca nhan co b dong sin xuit, kinh doanh hang
héa, dch w1 BDS. Béi tuong chiu thié GTGT la hang héa,ich w ding cho &n xuit,
kinh doanh va tiéu dung Viét Nam,di voi BDS la Nhas thuse sy hitu nha meéec do Nha
nudc ban cho ngoi dang thué va chdn quyén sr dung dit thuoe dién khong cliu thué
GTGT. Gin ar tinh thié GTGT la gia tinh théiva thié suit, co hai plvong phap tinh thé
la phrong phap kAu trr thué va phrong phéap tirc tiép trén GTGT.
Pay 14 dic thié gian thu, ngoi chiu thié cudi cung |1a ngoi tiéu dung, 1a ngoi sir dung
BDS ma cli yéu 1a ngroi dan. Tuy nhién trongwong hyp cac doanh ngép kinh doanh
BDS mua 4i nha di cua dan (khdng tactivoc gia ti quyén ar dung dat va gia nha), sau
khi cac doanh ngBp nay xay ¢ng li nha i va ban ra, tinh tfuGTGT cH trir phén gia
dat theo gia do UBND 4p tinh ban hanh (fip hon gia th truong thrc ), nén lam cho gia
tinh thié GTGT ting 1én va ngoi chiu thié phai nop thué GTGT #t cao, cang khé kim
hon ddi véi nguoi dan mén cii thién chb 6.
Ddi véi cac dr &n c6 bi thuong, gii phong nit bang déi voi nguoi c6 quyén Sr dung dit,
thdng throng giadat thoa thuin dén bl 1a cao bn so 6i gia UBND dip tinh ban hanh.
Tuy nhién, khi ban phim dau ra (Gn ho) cho ngroi tiéu dung thi chdwogc trr gia ti
dat theo gia aa UBND tinh ban hanh, ganhing thié gian thu trong trong hop nay ding
tang 1&n do gia tinh thutang.
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2.2.5. L& phi trwéc ba ddi véi bt dong sin

Lé phi tiréc ba tai Viét Nam hgn naydugc thec hién theo Nghdinh £ 176/1999/Nb-

CP; Ngh dinh £ 47/2003/ND-CP sra d6i, bé sung Nb 176; Ngh dinh £ 80/2008/ND-

CP sraddi, bd sung ND 176 va Nb 80. Gin ar tinh k phi tirge ba d6i véi BPS la gia tinh
¢ phi teéc ba va ty 1€ (%) lé phi tege ba. Trong dé: Gia tinh & phi troc ba la gia
chuyén nhrong thrc #; ty 1& (%) 1& phi teée ba 1a 0,5% trén irgia nhadat tinh & phi
truéc ba nhung ©i da khéng qua 500 il dong.

Lé phi turdc ba dugc ap ding tir rat 1au va te nén kha quen thie déi voi nguoi dan
Viét Nam khi mén xacdinh mbt quyén s hitu tai $in hop phap, vi gy no 1a khan thu
kha thuin loi dbi voi co quan thé, s thu hang &m 4n dinh, c6 &ng nhig $ thu
khéng bn® do 1 16 dong vién trong dbi thap. Bong thyi thong qua chinh sach theé |
phi tnréc ba d& gilp cac ¢ quan gén Iy nha nede quan ly va kiém soat BDS ©t hon.

Nhu dinh ngha thi E phi tirge ba thuc ra 1a chi phité thec hién mot dich wi naodé bao
gom tién cdng va chi phian phong, daié mzc thu throng ft thip va cé gbi han nhit
dinh. Tuy nhién, mc 1¢ phi tieée ba &p ding di voi BBS nhr hién nay la 0,5% trén gia
tri giao dch thi hi nhu mot khoan thié chr khéng con mang y né la B phi. Voi muc 16
phi nhr vay, xin céng nAn quyén 5 hiru BPS c¢6 gia tr 4 ty ddng thi phi nop 1é phi
truéc ba 20 tridgu ddng & \Bn con cao, it du Chinh ph da diéu chinh ty 1& thu & phi
truéc ba tir 1% xubng con 0,5%, ning khung giatat caa Chinh ph ciing dé diéu chinh
taing l&n At nhiéu 1an so i trugec. Dodd khong khugn khich ngoi xin cip gidy ching
nhan quyén sr dung dat ciing nhr gidy chirng nkin quyén 5 hitu nhag, haic khai gia giao
dich, mua ban #p hon so i gia thrc t, ddng thyi rat kho quin ly BDS & mit quan ly
nha nréc ding throng xuyén wy ra cac tranh dp dang téc do ngroi dan giao ith Wi
gia khac, con dp déng cong cling wi gia khacdé ha thip mac 16 phi trée ba phai nop.
Ngoai ra, nic 1& phi cao én dén tinh tang chim nop 1é phi, mua ban trao tay, khéng qua
ding ky kha pb bién, dic biét 1a nHing ddi tuong kinh doanh mua bantBs, by mua
BDS sauid chy c6 khach baral tryc tiép chr khdngding ky quyn s hiru haic sr dung
tai sin. Nhr vay, van ton tai thi truong ngim vé BDS nhr hién nay ndt phan 1a do chinh
sach ¢ phi tnréc ba cao.

2.2.6. Thu tén sir dung dat

Ché a6 v hitru dat dai aza Viét Nam thc s hiru toan dan do Nhaudc thing nHit quan
ly nhung khoéngddng nghia wi viéc Nha mréc 1a ngroi truc tiép sr dung dat, nén Nha
nudc phai ¢d chinh séch giadat cho cacd chac, ca nhanis dung dat va khai thac ngin
loi tir ¢4t mang 4i loi ich kinh € cho x& i

84 Xem thémdsthu L¢ phi teéc by tai phy luc 2.4: “Thu thié lién quandén hit déng sin qua cac am”
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Hién nay ching ta trc hién thu tén sr dung dat theo quidinh tai Nghi dinh &
198/2004/ND-CP ngay 03/12/2004; 1 sb 44/2008/ND-CP ngay 09/04/2008xa d6i, bd
sung ND sb 198/2004/Nb-CP. Gin ot tinh thu tén sr dung dat 1a dién tichdat, giadat va
thoi han ar dung dat. Cu thé nhu sau:

- Thu tén sr dung dat khi Nha mréc giaodat: Nha redc giaodat s dung 6n dinh
lau dai va Nha méc giaodat du an cé thhi han sr dung 70 m, thu tén ar dung
dat bang 100% giatat do UBND tnh ban hanh (He gia dat trang dau gia, dau
thau); Treong hop Nha nrdc giaodat du &an cé thi han sr dung dréi 70 nim, thi
giam thu tén sr dung dat caa mdi nam khéngduoc giaodat sir dung 1a 1,2% aa
mirc thu 70 @m, dugc tinh theo cdng tic sau:

Tién ar dung s L .
o Tien sr dung Tien 9r dung dat
dat caa thoi . ) .
. . = datcuathoi - cua thoi han 70 x (70 -n) x 1,2%
han giaodat 5 3
han 70 ram nam
(n nam)

(n la thyi han giaodit tinh Bing rim).

- Thu tén s dung dat khi chuyn muc dich s¢ dung dat: Muc thu la plAn chénh éch
dia t6 gita gia dat caa muc dich sr dung moi so Wi gia dat caa muc dich sr dung
truéc khi chuygn muc dich sr dung dat.

Chinh séch thu & sr dung dit 1a cng @ tai chinh quan tmg gop phn diéu tiét viéc
s dung dat néi riéng va thtrusng BDS néi chung, théng qua chinh sach thu nagcbu
ngudi dugc giaodat sir dung dit c6 hiéu qua, ding K haach, ding qui hach, han ché sy
tdy tién trong chugn d6i muc dich sr dung dét ciing nhr ting ardng guin 1y déi véi cac
hoat dong sr dung dat khéngdang muc dich duoc giao. Tén sr dung dat 1a khain thu
dic thu @a Viét Nam dodat dai thuwe sy hitu toan dan, nén kia thu nay khdng mang
tinh cHit |1a tién bandat caa nha méc vi ngroi duoc giaodat chi nhan duoc quyén sr
dung chr khéng phi quyén s hitu. S thu ngan sachrtkhoan nay chém ty trong Ion
nhit trong Hng thu & BPS ding nhr trong tng thu ngan sach g§hg 2.13)

Bang 2.13: Thu tién sir dung dat qua cac rim

Pon Vi tinh: ty dong

Thutién | Tongthu | % tién SDb | _, % thu tén

Nam o , Tong GDP
SDb ngan sach /tong thu NS SDb /GDP
2004 14.202 198.614 7,15 715.307 1,99
2005 14.176 238.687 5,94 839.211 1,69
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2006 15.416 289.170 5,33 974.266 1,58
2007 28.6717 336.273 8,53| 1.143.715 2,51
2008 31.598 434.761 7,27 1.477.717 2,14
2009° 36.274| 442.340 8,20| 1.679.200 2,16
2010° 35.000{ 528.100 6,63| 1.951.174 1,79
2011% 30.000{ 595.000 5,04, 2.275.000 1,32

Ngwn: BS Tai chinh vadng a:c thong ké.
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® Thu tén Sir dungdat

Hinh 2.7: S§ thu tién sir dung dat qua cac iim

Tuy khaan thu tr tién sr dung dat lén nheng day 1a khan thu khéngon dinh, phu thuse
nhiéu vao chinh sach phapalué dat dai caa nha méc, theo 8 liéu thu ngan sach mh
trén ta tiy, ngwbn thu giim vao rim 2005 (gim 0,18% so &i nam 2004), not phan do
tac dong aia cac ¥in ban phap It vé dat dai ma @ thé 1a Ngh dinh $ 188/2004/Nb-
CP ngay 16/11/2004aa Chinh ph vé phuong phap xadlinh giadit va khung gia céac
loai dat, theodd UBND dip tinh d& ban hanh gidét tai dja phrong cao on nhiu lan so
v6i so Wi gia ban hanh theo Ngldinh 87/CP tréc day’®, gayanh hréng dén chinh
sach giaatat, thu tén sr dung dat va lamanh hrong dén s thu, mdt phan do quidinh

%5 55 ligu woc tinh thec hién lan 2 nim 2009.

% 5 ligu woc tinh thee hign lan 1 nim 2010.

75 ligu dir toan nim 2011.

8 Xem ph luc 2.5: “So sanh khung gidit theodiéu chnh aia Chinh pk”
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khéng duoc phan 16 ban én, thém vaodd 1a viéc 1ai suit ngan hang liénut ting da
khién nhéu nhadau tr rat khoi thi truong BDS, th truong di vao giaidoan tram ling
lam < thu tr tién sr dung dat ciing theod6 giam theo.

Nham khoi day thi truong BPS, ngay 27/01/2006 Chinh fphban hanh Nghdinh
17/2006/ND-CP sra d6i, bd sung not sb diéu caa cac Nghdinh hrong din thi hanh lat

dat dai nim 2003 va Nghdinh 187/2004/8-CP \é viéc chuyén cong ty nha méc thanh
cong ty & phan, au thé Nghi dinh 17/2006/MD-CP & dit dai cho phép ghi mtién sr

dung dat ddi vai ho giadinh, ca nhan aka du kha nang \é tai chinhdé nop tién st dung
dat (ho, giadinh c& nhan dhphai nop tién cip gidy ching nhin quyén st dung dat khi

thuc hién viéc chuyn nhrong tiép theo),diéu nay to diéu kién ting cac giao @th trén
thi truong BDS, gitp khai théng thtruong BDS won dang tdm ling. Ngoai ra, déi tac
dong aia chinh sach cho vagmg ms caa cac Ngan hangong mai, sy chuyén hréng
cia mdt sd nhadau tu tir thi trudng ching khoan sang thtruong BDS da lam ting cac
du andau tr vao th truong BDS, nHit 1a cAc @& &n én ho cao ép va $ thu tién sr dung
dat da ting vot tir nam 2007 so ¥i nam 2006 (ing 86%). Sauld, dén bién thi truong
BDS quay &i tram ling va ngén thu tr tién sr dung dat ciing gim dan véi sy ra doi

cia ND69/2009/ND-CP c6 héu lyc tir ngay 01/10/2009,wcthé theodiéu 11 Ngh dinh
nay quidinh “Khi nha nuéc giaoddt co thu tén sr dung dat.... ma gidddt chwa séat i

gia chuyn nhrong quyn s dung ddat thuc & trén th truwong trong diéu kién binh
thirong thi UBND inh ain af vao gia chuyn nhrong quyn si dung dat thuc t trén th

trirong dé xacdinh lai gid dat” . Tuy ND 69/2009 raioi da thao & rat nhiéu vuéng niic
trong VEc giai quyét thu i dat, bdi thuong, 1B trg va taidinh ar, nheng déi véi dy an
phat trén BDS no6i chung thiat kho thrc hién do giadat cao dn dén tién sr dung dit

phai nop vuot qué ki ning chu dung aia cac doanh ngép, theodd ma ngén thu vao
NSNN tir tién sr dung dét ciing giam xudng, rim 2010 gim so \6i nam 2009 |& 1.274st
ddng, dr kién nim 2011 ngan sach thiroc khaing 30.000 § dong, gam 14% so i

nam 2010. &t nhién ngdén cung q§ dat 1a c6 gbi han, nén ngdn thu nay khong én

vitng va § giam din trong trong lai. Hén nay chinh sach thu nayrvcon nt sb diém

bat cap nhr sau:

V& cin ar tinh tén sr dung dat vin con it hop Iy khi tinh tén sr dung dat d6i véi nhitng
khu dat c6 dén tich ©ng, tinh tén ar dung dat khéng c6 8 phan bét gia lam an ar tinh
tién ar dung dat cho trng ptin caa 16 dat, vi nhitng vi tri tiép giap nit duong € cé nhing
diéu kién thuan lgi hon va héu qu kinh € s cao lon nhing pHin dién tich mm bén
trong.

Tuy theo khung gid@it caa nha méc quidinh thi giadat ¢ duoc giaodé s dung on dinh
lau dai co gia caodm so i khung giadat san xuat kinh doanh phi néng ngép dugc nha
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nudc giao co thi han, nhrng viéc tinh tén sr dung dat ddi vai dat dugc giao & dung 6n
dinh lau dai vatat duoc giao $ dung c6 thyi han 70 rim déu c6 cung rat can ar tinh tién
sir dung dat (100% giadat do UBND dp tinh ban hanh) Ia aa hop ly, trong khidé dbi
véi dat giao co thi han Sr dung drgi 70 nim thiduoc trir mdi nam 1a 1,2%.

Truong hyp chuyn muc dich sr dung dat tr ¢t néng nghdp, dat phi néng nghip sang
dat ¢ dbi véi dat phai bdi thuong, 1 tro vé dat cho ngroi 6 dat bi thu hbi, luat qui dinh
thu tién ar dung dat theo chénhéch gia gita giadat theo muc dich sr dung moi (dit o)
véi gia dat theo muc dich sr dung trege do tai thoi diém chuyén muc dich sr dung. Tuy
nhién, thrc ¥ cac cli dau tr du &n tha thuin bdi thuong Wi nguoi thu hoi dat bang
nhiéu cach khac nhau,év gia cao lon nhiéu so \6i gia do UBND @p tinh ban hanh,
nhueng khi khu trr, vi nhéu ly do khac nhau ma éhtau tr khéngdugce khau tnr toan o
chi phi Bi thuong, cé terong hyp chi duoc khu trir theo gid do UBND 4p tinh ban hanh,
nén tén ar dung dat phai nop ting 1&n, 1am Ang chi phidiu vao @a cac doanh ngp
kinh doanh BS, #it nhién 14 ing gia ban ra BS, nhit 1a nhing dia ban c6s chénh éch
giita gia th trudng va gia do UBND 4p tinh ban hanhét cao ntw TP. H5 Chi Minh.

Viéc xacdinh giadat theo gia thtruong khi xacdinh tién sr dung dat theo tinh thn cia
ND69 ladungdin, tuy nhién i nhiing quidinh nhr ngay nay thi khéng rifmg kho khin

cho nhatau tr BDS ma ngay & co quan thé ciing kho thrc hién, bsi gia thi truong duoc

tinh nhr thé ndo, hén nay clra cé quidinh ax thé vé thim dinh gia theo gia thtruong. Vi

vy, cling ndt dién tichdat co thé c6 nhéu mac gid khac nhau, phthusc nhiéu vao y chi
cha quan @a ngroi thaim dinh. Két qua tham dinh giadoé phai théng qua hi ddng thim

dinh gi4 @a tinh hay thanh phnén nit nhiéu thoi gian aia nhadau tu.

Ngoai ra, véc tinh tén sr dung dit hién nay tinh trén & dién tich dat khéng xay dng

(dién tich khudn vién xung quanh khu xaynd) ddi véi cac an ¢ nhe duong giao théng
ndi bo, cong vién...)Pay ding la yu td 1am ting chi phidiu vao @a doanh nglép kinh

doanh BDS, vi khi cac doanh ngdp nay ban & phim dau ra @ia minh chitinh trén dén

tich xay drng haic dién tich st dung thrc t& ma théi,diéu nay lamday gia nhas ting cao,
gay kit on cho th trudng BDS.

2.2.7. Tén thué dit, thué mit nwéc

Ciing xuit phat fr ché do v hitu dat dai cia Viét Nam 1a ¢ hitu toan dan do Nhaudc

thdng nHit quan ly, nhim sr dung va khai thac ét cac ngén loi tir dat, ngoai hinh thc

giaodat cho ngroi sir dung dat, Nha nrgc con ap dng hinh thirc cho thuétat va cho thué
mat nudc.

Tién thuédat va thué mt nuéc ¢ Viét Nam tiréc kiadugce thee hién ¢ s phan bét giita

dbi tugng trong mac va nréc ngoaidéi véi td chie, b giadinh, ca nhan trongudc nop
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tién thué dat theo giadat do UBND dp tinh ban hanh theo Nghtinh 87/CP ngay
17/08/1994 @a Chinh ph qui dinh khung gia cac o dit cung cac n ban khac;Déi véi
ddi tugng ¢ ¥u o nuéc ngodi nir: doanh ngléip lién doanh, doanh nghiép 100%nv
nuégc ngoai, cac bén tham giamdong hop tac kinh doanhap tién thuédat theo Quyt
dinh $ 189/2000/@®-BTC ngay 24/11/2000u@ Bo truéng B Tai chinh va cacan ban
khacdiéu chinh kh&c. Hén nay thu &n thuédat, thué nit nudc dugc thuc hién thing nhit
gitra d6i tugng trong méc va nrge ngoai theo qudinh ti Nghi dinh £ 142/2005/Nb-CP
ngay 14/11/2005t@ Chinh ph vé thu tén thuédat, thué nit nugc. Cu thé:

- Truong hop ngp tién thuédat, thué rdt reéc hang @m

Tien thué » o Tien thué Tién boi thuong dat,
A R bon gia Dién tich . R x A
dat, thué Y . R dat, thué ho trg dat phan b
o thuédat, dat thué, o o
mat nuéc = R X - matnuéc - cho 01 @m trr vao
v thué nit mat nuoc ., x A L X A
phai nop 01 ) R duoc giam tien thuédat, thué
5 nude thué L, o
nam (néu co) mat nudc

- Truong hop rop tien thué nat lan cho & thoi gian thuédat, thué ndt nesc®™

‘X A s bon gia oY A
Tien SO nam i o Tien thué s
. o thué Dién tich P R Tien boi
thuédat, phai nop . . R dat, thué .
. N R dat, dat thué, o thuong
thué mait = tién thué x . X _ - matnuéc - x
) . . thué mat nudc . dat, ho
nudc dat, thué } R duoc giam .
L o mat thué <, tro dat
phai nop mat nuéc , (ncu co)
nuéc

Chinh séch thudn thuédit gép phin diéu tiét thi truong BDS do chinh séach thdiéu
tiét vao thu nfp tir viéc sr dung BDS. Théng qua chinh sach thu nagumgroi thué
dat khong sr dung haic sr dung khdng hu qua quy dat van phai nop tién thuédat,
do d6 ngroi thuédat phai chuyén quyén thuédat haic cho thuédi, moét mit nhim budép
tién thuédit caa cac ch thé, mit khac gidp ch thuédat sir dung dit c6 héu qua, déng
thoi dat thué tham gia vao thrudng BDS ntim da chng hoa thtruong BDS.

Sh thu tién thuédat hang am khéng nhiu, chiém ty trong thp trong tng thu \& BBS
ciing nhr trong Hng thu NSNN (Bng 2.14), trong tr nhr thu tén sr dung dat, tién thué
dat ciing ting vao Am 2004 va am 2007 (am 2004 ing 102% so & nam 2003; @m
2007 ting 34,4% so & nam 2006) va ngdn thu nay éng c6 xu lxéng gim trong trong
lai do an kiét ngwdn cung @ dat cong.

%955 nam phii ngp tién thuédat, thué nit niéc 1a 85 nam da duwoc trir 6 nam dwoc mién tién thuédat, thué it
nuéc (néu co).
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Bang 2.14: Thu tién thué dit qua cac rim

Pon Vi tinh: ty dong

R . % tién thué % thu tén

Thu tien | Tong thu Lo . s

Nam . o dat /tong | Tong GDP | thuédat

thuédat | ngan sach

thu NS /IGDP
2004 1.035 198.614 0,521 715.307 0,145
2005 1.004 238.687 0,421 839.211 0,120
2006 1.622 289.170 0,561 974.266 0,166
2007 2.180 336.273 0,648 1.143.715 0,191
2008 3.521 434.761 0,810 1.477.717 0,238
2009° 2.956| 442.340 0,668 1.679.200 0,176
2010 3.243| 528.100 0,614| 1.951.174 0,166
20117 3.064| 595.000 0,515/ 2.275.000 0,135

Ngwn: BS Tai chinh vadng a:c thong ké.

O Thu tién thué dét
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Hinh 2.8: S§ thu tién thué dit qua cac rim

Ddi tuong thuédit con phan i, ddi xu giita ddi tuong trong mac va nréc ngoai: Ngroi
Viét Namdinh ar & nugc ngoai, & chirc, cd nhan mdc ngoai thuétit duoc lya cton hinh

055 ligu woc tinh thee hién lan 2 nim 2009.
" 5 ligu woc tinh thee hién lan 1 nim 2010.
255 liéu dy toan nim 2011.
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thirc thuédat tra tién thuédat mot 1an haic hang #m; Ho giadinh, c& nhangtchic Viét
Nam ch duoc thuédat tra tién thuédat hang @m khongduoc tra tién thuédat mot lan.

Cin ar tinh tién thuédat dya vao giatat do UBND dip tinh ban hanh, nén @thg Van dé
néu trénddi véi chinh sach thudh sr dung dat ciing trong tr nhr thu tén thuédat. Tuy
nhién mic thu tén thuédat hién nay qué thp so \6i mic thu tén sr dung dat, gia thué
dat tra tien thué hang am chi bang khaing 35% tén st dung dit cung thyi han ar
dung (0,5% x 70 #m), ngoai raddi tugng thuédat thi khéng phi nop thué s dung dat
(thué SDPNN, thué nhadit) hang im nhr truong hop dugc giaodat. Vi vy, van dé dac
quyén dic loi trong viéc xacdinh ddi tuong thuédiat thuc # da »ay ra, bén enh do6 gia
thuédat thip s khoéng thaaiay viéc sr dung dit c6 héu qua, tao dong hrc cho tinh ting
dau oo dat dai ding nhr khdng gop pin diéu tiét thi truong BDS.

Ngoai cac khan thi, & phi va khan thu khac @a nha wdc ddi véi BPS nhr néu trén,
Nha nréc con thu cac khim phi va & phi khac lién quadén BDS nhr: phi tiong i (phi
cang); phidam bao hang i (phi dén); phi du bén; phi hoa tiéu; phi bay quawbtrdi. Tuy
nhién, \& mit ban chit cAc khén phi va ¢ phi mang tinh chuy@mdg, cac é chic va ca
nhan pli tra phi va & phi khiduoc hedong mot hang hoa, @h wi céng, hay noi cach khac
phi va B phi c6 tinhddi gia “c6 huéng - ¢6 ta tien” . Ngoai ra, Nhawéc thu phi vad phi
nhim bwc ngroi sir dung hang héa vaich w céng ndt cach cé Hu qua, ddng thyi con
dé budip thém nét phin ngwbn luc tai chinh vao NSNN (c¢hyéu & budip chi phidau tr
cho hang hoéa vaich w cdng). Dodo, trong plam vi nghién ¢u cia Ludn an nay chdé
cap dén cac khan thié, & phi (B phi taréc ba) va khan thu chinh (&n sr dung dét, tién
thuédat, thué nit nuge) lién quantén BDS va b qua cac khin phi va & phi khac.

2.3. Mitrc @9 tac dong cia chinh sach thé dén phat trién thi trwong bat dong san Viét
Nam

Nhu phan tichs trén (muc 2.2), cho thy mic do anh hréng ai thé caa tirng sic thié ciing
nhe trng khain thu dén thi trudong BDS nhr thé nao, K ca mat tich arc lan tiéu arc.
Song,dé co the danh gia trongdng thé cac nhand anh hrong dén sr phat trén aia thi
truong BDS thi mrc d6 tacdong aia yéu t6 thué dén dau, Luin &n tén hanh phan tich tac
dong aia chinh séach tléudén thi truong BPS Viét Nam nhr sau.

2.3.1. M6 hinh nghién é&u

Luan &n dra vao mé hinh ly thug PEST? vai 04 yéu 6 trong méi tedng i mé céanh
huong tnre tiép dén nganh kinh& céc cli thé kinh doanh phi chiu tacdong aia né nhr
mot yéu t6 khach quando 1a: (i) Thé ché - Luat phap; (i) kinh &; (i) V an hoa — X hi;
va (iv) Cong ngh. Két hop cuing © so ly thuyét duoc trinh bays cheong 1,thi truong

3 PEST (Political; Economics;Sociocultrural; Technological)
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BDS chu tacdong byi nhiéu yéu t6 nhu: Sy phat trén kinh € quic gia; s gia ting dan
sb; CAc Yu td phap ldt; chinh sach quidach va K hoach sr dung dat caa Chinh Ph va
chinh qugn céac ép; tip quan, trugn thdng va th hiéu... Cac ¥u t6 nayanh hrong dén
quyét dinh dau tr (hoic tiéu dung) BS, trc anh hrong dén cung, du Vé dat dai noi riéng
va BPS noi chung, tadong dén sy phat trén chung éa th truong BDS. Trén o s5 d6,
thdng qua ptiong phap chuyén gia, kb sat, nim d¢anh gia nkc do tacdong aia cac gu
t6 dén phat trén thi truong BPS Viét Nam, trongdd c6 chinh sach tluLuan andua ra
moé hinh nghiénteu nhr sau:

Chinh sachia nha
nudce lién quanién
thi truong BDS -
Nhém A

Chinh sach thiiva
cac khan thuddi
véi dat dai, BDS

hién hanh- Nhoémr B

Tacdong aia cac
thi truong co lién
quan - Nhom E

Quyét dinh dau
tu/tiéu dung BS -
Nhom F

Céc yu t6 cua rén
kinh &€ - Nhom C

Cé&c yu t6 dan $,
van hoa, xa bi -
Nhém D

Hinh 2.9: M6 hinh nghién aru tdng quat cac yeu t6 tac dong dén quyét dinh dau
tw/tiéu ding bat dgng sin
M6 hinh Wi qui boi dugc sr dung dé udc lwong cac $u to anh hrong dén quyét dinh dau
tu BDS. Phrong trinhuéc lwgng c6 dng Hng quét nix sau:
F=Po+B1A+P2B+B3sC+BsD+PsE
Trongdo:
Bién phy thuoc F: Quiét dinh dau tr /tiéu dung BS
Cac bén doc lap:
- A: Chinh séach @a nha méc lién quandén thi trudsng BDS (khéng kK chinh sach
thué)
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- B: Chinh sach thtiva cac khan thudéi véi dat dai, BDS hién hanh
- C: Céc yu t6 cua rén kinh €
- D: Céc yu t6 dan $, van hoa, x4 i
- E: Tacdong aia cac thtreong co lién quan
Véi Bo: mirc do tAcdong aia cac nhanstkhac, ngoai cac nhaé thinh trong mé hinh.
B, P2 Bay...: he S5 hoi qui chiin hda cho it mic d6 quan tong aia cac nhandt
anh hrong dén quyét dinh dau t/tiéu dung BDS.
Giathuyet Ho B1=P2=P3=Psa=Ps=0 (Md hinh khéng phugp)
Hq: CO it nhit 1 f; khac 0 [wi i = 12 5] (M6 hinh phi bp)
2.3.2. Khao sét va ttbng ké dir liéu nghién aku
Qua qué trinkdiéu tra, pldng Van trec tiép (hoic qua email) cacdtchec va ca nhan c
nhu d@u dau tr, kinh doanh hic tiéu dung BS ti khu we TP.H Chi Minh, thi gian
didu tra tr 25/10/2011dén 15/11/2011 theo & da duoc thiét ké sin™, vi thangdo duoc
sir dung 1a thanglo 5 (thanglo Likert) dé danh gia nc d6 quan tong aia cac $u t6 tac
dong dén quyét dinh dau tr /tiéu dung BS. S mau duoc diéu tra bantau 1a 230 riu,
mau hop 1& 1a 215 nau.
Theo nghién ¢u tir “Journal of Finance Research§ su diéu tra va 8 bién ti uu sr
dung dé chay ham Wi qui la:

Néu déi tuongdiéu tra la doanh ngBp: n>30 + p

Néu d6i tuongdiéu tra la cd nhan: e p x 10

- p<20

(Vi n 1a $ mau; p 1a $ bién doc lap)
Ngoai ra, not khuyén céo khac & c& mau trong phan tich nhal tho #ng it nhit s miu
quan sat ing 4 hay 54n $ bién trong phan tich nhan.t[69, &ip 2, tr.31]. Bai nghién
ctru diéu tra 215 rAu dugc cho ladai dién cho 6ng thé va phi kyp dé phan tich nhandt
thiét 1ap va xay @ng ham ki qui.
Luin &n & dung phin mém SPSSié phan tich rdi twong quan aa cac bin va clay ham
hoi qui boi dé danh gia taaiong aia cac nhandtanh hrong dén quyét dinh dau tu/tiéu
dung BDS, yéu t6 quan tong quyét dinh sr phat trén caa thi truong BDS. Thing ké mo &

™ Xem ply luc 2.6: “Mdu phidu diéu tra mic tacdgng aia cac yu t...”
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sauday cho tAy mirc d6 quan tong trung binh ¢a cac bin tacdong dén quyét dinh dau
tu/tiéu dung BS.
Bang 2.15: Mitc d9 quan trong cia cac \eu té tac dong dén quyét dinh dau tu /tiéu
dung bit déng sin

Nhém Mic do tacdong Tgi‘;]?]g
al| chinh sachi | Chinh sach qui hwh 6 viéc sr dung dat 3,25
A a2 | nhansce lien | Chinh sachHau tr va kinh doanh nha 3,13
a3 quandén thi Chinh séach cin ly nha mréc lién quanién mic 304
truong BDS | @6 minh kach th truong BBS '
bl . . | Thué nhadat 2,47
bz | Chinh sachtht =) co | nkip doi véi chuyén nhrong BDS 2,94
va cac khan thu AT R
B | b3 ...z .- | Thie gia ti gia ting (@oi vai nha) 2,85
doi voi dat dai, e
b4 BDS hén hanh L¢é phi tnréc ba 2,88
b5 - Thu tén sr dungdat _ 2,93
cl Thu nHip binh quantau ngroi 3,03
c2 Mac lam phat 3,09
c3 Céc U t cia Thu nlip aia ca nhan, hgiadinh 3,25
c |ca nénwkmh & [ Gid a thi truong BDS 3,35
c5 b6 thi héa , 3,07
c6 Chinh sachép cin tin duing BDS 3,28
7 Tacdonq %a cac dongan trong rén kinh € 3.04
o (FDI, quy dau tu..,.)
di| Cacyutodan | Sy gig ting dan 8 chung (hé@c khu wrc) 3,83
p | 92| o, vinhoa, x& | Chugn ddi co cau ngte nghigp 3,36
hoi M6i truong vin hoa xa Bi (an ninh, moi trong
d3 : e 3,37
sinh thai...)
el Thi truong tai chinh cé lién quan (ttruong 3.36
Tacdong aia cac| ching khoan, nga té...) ’
E thi truong co lién| Thi truong hang hda cé lién quan (vang, nguyén3
e2 A . Y4
guan vat li¢u, laodong...)
e3 Th truong dy Ich, th traong laodong.... 3,55
Quyet dinh dau tu/tiéu dung BS khong chxet
f1 den gia @, cung, au BDS ma con pii xétden 3.97
s tacdong aia cac yu t khac @a ren kinh € ’
Quyét dinhdau | xA hoi va he thong chinh sach phapau
F tu/tiéu dung | Céc bén phapon dinh gia & BDS la an thict
f2 BbS gop phan ting kha nang quyét dinh dau tu/tiéu 3,33
dung BDS.
Quyét dinh dau tr vao th trudng BPS Viét Nam
f3 - \ 2 S 3,12
hién nay con #im an nhiu rii ro.

Qua king thing ké trén cho ty: Trong nhém céac chinh sachacnha méc lién quandén
thi truong BPS, thi chinh sach qui hoh 8 viéc sr dung dat duoc danh gia 1a quan dng
nhit (3.25); nhom chinh sach thwa cac khan thuddi véi dat dai, BDS hién hanh, thi
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chinh séach thithu ntip déi véi BBS danh gia 1a quan éng nhit (2.94); trong tr ddi véi
cac yu td khéc...
2.3.3. Kiém dinh mé hinh nghién au
% Xacdinh hé s tin cdy Cronbach’s Alpha
XAc dinh ¢ s tin ciy Cronbach’s Alpha rim kiém dinh céc bén c6 y nglia dé dua vao
phan tich nharjt két qua Cronbach’s Alphai@ cac thanh gim nhr sad®:

Bang 2.16: Xacdinh hé sb tin cay Cronbach’s Alpha
Reliability Statistics

Cac U th Cronbach'qCronbach's Alph8ase( N of
¥ Alpha on Standardized Iltem| ltems
Chinh sach wa nha mdc lién qua
dén thi truong BDS — Nhom A 6295 6334 3
Chinh séch thliva cac khan thudoi
véi dét dai, BDS hign hanh — Nhom | 9362 9343 5
Cac yu t6 caa rén kinh € — Nnom C| 9435 9473 7
Céc u t6 dan $, vian hda, xa bi —
Nhém D 5965 5960 3
Tac dong aia cac th truong co lén
quan — Nhém E 9635 .9640 3
Quyét dinh dau tr BDS — Nhém F
(Bién phy thuoc) .6041 .6036 3

Két qua trén cho thy, cac bén trong ing thanh pn cé ndi twong quan vi nhau, do A

sd tin cay Cronbach’s Alpha trong céac thanhaphtat mic y nghia anphadn hon haic

tuong duong 0.6.

< Phan tich cac yu té kham pha EFA

Céc bén dat yéu éu Cronbach’s Alph@ugc dua vao phan tich EFA @m danh gia nic

d6 hoi tu caa cac bén quan sat thanh ph nhim hra cton cac nhand cé y ngfia cho phan
tich hbi qui. Chi sb duingdé phan tich s thich lyp caa phan tich nhardia KMO (Kaiser-
Meyer-Olkin), ti s6 caa KMO 16n (giita 0,5 va 1) latiéu kién da d¢é phan tich nhanit
thich hyp, réu tri O nay nkd hon 0.5 thi phan tich nhad té khi niang khéng thich &p

Voi cac dr liéu.

5 Xem théns phy luc 2.7: “Két qua kiém dinh cac nhand cia mé hinh nghiéniar”
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+ C4c nhan & thugc cac bén dsc lap
Bang 2.17: Kiém dinh KMO va Bartlett's cac bién dac lap
KMO and Bartlett's Test

Kaiser-Meyer-Olkin Measure of Sampling Adequac| .729
Bartlett's Test of Approx. Chi-Square 5160.744
Sphericity df 210

Sig. .000

Bang 2.18: Ma tran nhan t6 xoay
Rotated Component Matrix(a)

Component
1 2 3 4 5
cl | .846
c2 | .800
c3 | .906
c4 | .801
c5 | .799
c6 | .884
c7 | .798
bl .736
b2 .880
b3 924
b4 .905
b5 .890
el .946
e2 941
e3 917
al .604
a2 .702
a3 .643
dl .673
d2 .780
d3 .750
Extraction Method: Principal Component Analysis.ot&®ion Method: Varimax with
Kaiser Normalization.
a Rotation converged in 5 iterations.
Két qua hé sb KMO 1a 0.729 va Sig. 1a 0.00at gia ti hoi tu, EFA cho ra 5 thanh gh
nhan & 1a cac bén doc 1ap dwa vao mé hinhdi qui boi dé kiém dinh mé hinh nghiénua.

+ Céc nhand thugc cac bén ph: thugc
Bang 2.19: Kiém dinh KMO va Bartlett's bi én phu thudc
KMO and Bartlett's Test

Kaiser-Meyer-Olkin Measure of Sampling Adequacy. .610
Bartlett's Test of Spherici Approx. Chi-Square 71.575
df 3
Sig. .000
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Bang 2.20: Ma tran nhan t6
Component Matrix(a)

Component
1
f1 749
f2 812
f3 677

Extraction Method: Principal Component Analysis.
a 1 components extracted.

Két qua hé s KMO la 0.610 va Sig. 1a 0.00at gia ti hoi tu, EFA cho ra 1 nharbtla

bién phy thudc dwa vao mé hinh&i qui boi dé kiém dinh mé hinh nghiénia.
< Kiém dinh m6 hinh nghién @u

Kiém dinh md hinh nghiénuw bing phrong phéap Bi qui tong thé cac bén. Trongdé
bién F (thwhc nhém F) 1a lin phy thudc; cac bén A, B, C, D, E (tong tr thusc cac nhém
A, B...) lan luot 1a cac bén doc lap. Két qua hdi qui nhr sau:

Bang 2.21: Bing két qua phwong trinh hdi qui ciia md hinh
Model Summary

Mod R Adjusted R Std. Error of the
el R Square Square Estimate
1 .865(a) 749 743 .50695707
a Predictors: (Constant), D, A, E, B, C
Coefficients(a)
Unstandardized Standardized Collinearity
Model Coefficients Coefficients t Sig. Statistics
Toleranc
B Std. Error Beta e VIF
1 (Constant] 9.032E-17 .035 .000| 1.000
C .182 .035 182 5.248] .000 1.0000 1.000
B .329 .035 .329| 9.481| .000 1.0000 1.000
E .149 .035 149 4.299| .000 1.0000 1.000
A .755 .035 .755] 21.783] .000 1.0000 1.000
D 126 .035 126/ 3.640/ .000 1.0000 1.000

a Dependent Variable: F

Két qua tinh toan cho thy, xac sdt caa thbng ké t c6 gia irbé fon mrc y ngha 5%.
Diéu nay cling © cac bén doc lap dua vao mé hinkiéu c6 y nghia gii thich. Vi vy ta
chap nhin gia thuyét Hy, bac b gia thuyét Ho. B&n @nh do, dé danh gia nic d6 phu kup
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cia mo hinh, tatsdung h¢ s5 xacdinh R haic R hiéu chinh. H sb nay cho kit mirc do

giai thich dia mé hinh Bi quy dugc xay drng Wi tap di liéu nghién éu. Hé sb nay cang
gan 1 thi mé hinh xaywhg cang thich &p vai tap di liéu méu va ngroc lai cang gn 0

mo hinh kém phudp. Qua ling két qua md hinh Bi qui cho thy, hé sb xacdinh diéu

chinh (Adjusted R-squared)?R 0.743 = 74,3%diéu nay c6 ngta la 74,3% Hin thién
cua cac ch thé quyét dinh dau tr vao th truong BDS € duoc giai thich i cac yu t6 1a

cac bén doc lap da duoc chpn dwa vao mé hinh. Ddd, co ti¢ két luan day 1a mé hinh
twong déi pht hop. Ham Wi qui dugc viét nhe sad’®:

F=0,182C + 0,329 B + 0,149 E + 0,755A + 0,126D

Két qua cua mé hinh nh trén cho ta thy quyét dinh dau tw/tiéu dung BS cé quan &
ddng béén voi cac yu 16, trongdd mic do anh hrong aia cac bin duoc sip xép theo ntrc
d6 quan tong gam din nhr sau: Chinh sachia nha wéc lién quandén thi truong BDS
(khdng K chinh sach thd) (nhém A): I¢ sb beta 0,755; Chinh sach ﬁ'wua cac khan thu
dbi voi dat dai, BDS hién hanh (nhém B): s beta 0,329; Cacéy t6 caa rén kinh €
(nhém C): i sH beta 0,182; Tadong aia c4c thtreong co lién quan (nhém E)élsd beta
0,149; va chi cung la cac §u t6 dan $, van hoa, xa hi (nhém D): I¢ b beta 0,126.

Nhu vy, mic di mirc d6 tAcdong aia chinh séach thuva cac khen thuddi véi dat dai,
BDS hién hanh (nhém Bién quyét dinh dau tu/tiéu dung BDS khdng quan éing nhr cac
chinh s&ch khacua nha méc lién quandén thi truong BDS (nhém A). Song, qua céaé h
sb beta ti¢ hién & phrong trinh i qui cho thy chinh sach thuva cac khen thuddi véi
dat dai, BDS anh hrong khong nb dén quyét dinh dau tu/tiéu dung BS, it yéu 5 tac
dong dén cung, du BDS vaanh hrong dén ar phat trén cia th truong BDS. Trongdo,
thué thu nHip déi véi chuyén nhrong BDS dugc danh gia 1a yu t quan tong nhit anh
huong dén quyét dinh dau tu/tiéu dung BS, K do la chinh sach thué ar dung dat, 16
phi tnréc ba, thud GTGT d6i véi nha va cdi cung la thé nhadat (do ddi tuong diéu tra
khéng thiéc d6i tuong rop thie SDBNN va rop tién thuédat, nén 2 chinh sach thu nay
khéngdua vao lng hoi diéu tra).

Theodénh gia éa trng sic thié cu thé (muc 2.2)d trén ding cho thy rang, nbi sic thué
déu co nhirng wu va nhrge diém riéng, taatong dén thi truong BDS ¢ vé mit tich arc [an
tiéu arc. Sauday la ptin danh gia chungi@ chinh séach tty cac nguyén nhania nhing
han ché va ©n tai cia chinh sach tliudéi véi phat trén thi truong BDS trong thi gian
guad Viét Nam.

Qua trinh kém dinh md hinh nghiénia, tac gi @4 logi bo cac cac nhandtanh heong khongiang I d@én quyet
dinh dau t/tiéu dung BS nhe: yéu t6 tam ly trong ch vao chinh sachi@ nha nréc, hé thong kiém soéat thtrmmg
BBS,én dinh chinh tf, dau tr cia nha medc vao phat tién thi treong BPS. Tuy nhién, do gi hgn aia Luin 4n nén
tac gii khdng trinh bay day.
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2.4.Panh gia thuc trang cia chinh sach thié déi véi phat tri én thi tr wong bat déng
san Viét Nam
2.4.1. NHrng wu diém caa chinh sach thé

Véi sy thira ntin BDS 1a nét hang héa dic biét” trong rén kinh € thi truong, Nha méc
tao lap mot khuén kid phap ly cho s hinh thanh va phat ém thi truong BDS, trongdo
c6 ban hanh va hoan &hicéc &c thié. Théng quaitng gic thié noi riéng va & hé thong
chinh sach thliddi véi BBS noi chungid gop phn ting thu NSNN,6n dinh vadiéu
tiét thi truong BDS, dam bao cdng Bing x& 19i, quan ly va thacday thi truong BDS phét
trién, duoc thé hién & mot sb diém oo ban nhr sau:

Mgt 1, vé mat hinh thic chinh sach thdéi véi BDS ¢ nudc ta @ ban 1a gbng wi cac
nudc trén tie gioi: DI véi cac nrée cb clé do sv hiru tr nhan @ dat dai thi ngroi nhan
chuyén nhrong dat cé day du ba quygn: quyén chém hitu, quyén Sr dung va qugn dinh
doat. Dbi véi Viét Nam, nha née dai dién 1am chi o hitu, ngroi dugc giaodit khéng
phai 1 chi s5 hitu dat, nheng ho ¢ cac quén trong tr caa ngroi cha sd hitu. Do \ay,
nguoi duoc giaodat phai nop thié sir dung dat hang am (thié SDDNN haic thié nha
dat) nhu loai thué danh vao tai #n 1a BDS nhr cac mrée trén tié gidi; nguoi duoc giao
dat phai nop tién sr dung dat cho nha nde nhr 1a tién muadit & cac nrge. Nauoi di thué
dat, chi dugc ar dung dat trong nét thoi gian nHit dinh va khong c6 qun thira k&, quyén
chuyén nhrong dat dai..., nén b chi tra tién thuédat (cho Nha wéc haic cho ngoi c6
dat) va khong phi nop thié dat hang am.

Trong trrdng hop chuyén nhrong BPS ¢6 phét sinh giditgia ting, hu hét cac mrge déu
thuc hién diéu tiét vao khan thu ntip nay, vi phn I6n gia ti BDS ting thém ch yéu la
do Nha méc va xa i tao ra théng qua ¥t dau tr xay drng @ s ha ting vadau tr phat
trién cia toan x& i, nén nha néc c6 quygn diéu tiét mot phan thu nkp. Ging nhr phd
bién & cac mréc trén tié gisi, Viét Namdiéu tiét khaan thu nfip nay théng qua chinh
séch thé thu nhip, phu lep Vi thdng B quic €. Tuong tr ddi véi truong hop chuyn
nhuong BDS khéng thu @in (thra k&, qua #ng), nfim khuyén khich laodong to ra @a
cai cho x& I9i, tir nim 2009 V&t Nam ding da c6 chinh séach thudiéu tiét vao thu nhp
nay.

Hai l&, dam bao ngubn thudn dinh cho ngan saatia phrong, qua & liéu thong ké thi 6
thu lién quantén BPS ngay canging (tir 20.390 ¢ dong nim 2004,dén nam 2010dat
51.030 ¢ dong) va chém ty trong trong d6i cao trong éng thu NSNN @ 10,27% &m
2004, dén nam 2010dat 11,06%]J’. Pay la ngwn thu throng xuyén,én dinh va quan
trong déi v6i ngan séachtia phrong nhim dapang nhu du dau tr xay drng @ & ha tang,
phét trén BPS néi riéng va phét én kinh € xa i néi chung.

" Xem ply luc 2.4: “Thu thi# lién quandén kit déng sin qua cac aim”
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Hinh 2.10: Téng thu tir bit ddng sin trong téng thu ngan sach qua cacim

Ba 13, thdng qua \ic trién khai cac &c thié lién quandén BDS, gilp cacd chrc va ca
nhan thy dugc ar can thiét xin cip gidy chang ntin quyén s hitu nha va qudn sr
dung dat. Pay |a yéu éu phéap Iy © ban va d@n thiét d& hang héa BS giao dch trén th
truong, gidp phat tén thi truong BBS chinh thic.

Ban 14, thdng qua \ic ké khai va ap thié cua cac & chrc va ca nhan, Nhawdc nim
duoc tinh hinh & dung dat va chuyn dich BPS trong gn kinh €, tir d6 c6 bén phap
quan ly, kiém tra vadiéu tiét vi mé th truong BDS.

Néam 13, chinh séch thtiSDDNN va thié nhadat khuyén khich ngroi sir dung dét tiét
kiem, hiéu qua va goép phn diéu tiét cung @u thi truong BDS: Chinh sach thu thudat
& nuée ta thyi gian quada thé ché héa chi truong d6i mai trong cong tac gin ly dét dai
nhim khai thac ngbn luc tai chinh i dat dai, phuc vu cho phat tén kinh € dit nuéc, gop
phan quan 1y dat dai bing bién phap kinhé&. Thié van thu trong tedng hyp dat khong s
dung, diéu nay bc cac 6 chic va ca nhan gi tinh toandén hiéu qua caa viéc nim giir
dat gitp sr dung dat c6 héu qua hon, trong tedng hop khéng & dung dit cac 6 chic va
ca nhan c6 thtra lai ¢t cho nha ndc, cho thuéfat, chuyn nhrong dat cho ngroi khéc,
quado 1am ting hang héa cho thruong BDS, dong thyi han cké tinh tang dau oo dat.

Séau 13 chinh séach thu tliucé sr phan bét giitta cacddi tuong sr dung dat voi cac mic
dich khac nhau, trondd vu tién thu thé thip haic mién giam thué ddi véi dat sir dung vi
muc dich néng nglp (@t ndng nghép, 1am nghép, nudi tbng thiy sin va lam méi)
nhim phat trén sin xuit ndng nghip, khuyén khich néng dan tham caning ring sut,
ddng thyi nha nrge didu chinh th truong BDS bing cong @ thué thdng qua mc dich st
dung dét.
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Bay la, cac quidinh v mién, giam thié trong cac & thié lién quandén BDS da gop
phan thec hién cdng Bing xa i, giam bét ganh ring thié ddi véi cacddi tuong duoc uu
dai, mrc dong vién thé phu hyp voi kha ning mp thié cua trng ddi tuong, diac biet 1a
chinh sach nén thié SDPNN da gitp néng dan tichiy vén phuc vu dau tu san xuit,
nang caodoi sbng ndng dan.

Bén anh nhing két qua dat duoc nhr trén, & thdng chinh séch tkuién quandén BDS ¢
nuéc ta hén nayda boc 16 mot s ton tai, han ché ma cé ti ndi raing khéng nking khong
gOp phin phat trén thi truong BDS, cAc én tai caa chinh séch tléucon 1am It cong king
x& hi, han ché qué trinh phat tén 6n dinh, &n vitng aia thi truong BDS.

2.4.2. NHrng han ché caa chinh sach thié

Mgt 1a, chinh séach thdéi véi BPS qué plic tap, rit khé trong qué trinh dim 1y thu va
thuc hién thu dp thié do duoc quidinh & qua nhéu cac vin ban phap lat, mot s qui
dinh chra phu lyp voi thuc € gay kho kiin cho @ can 1§ nganh thé va cho @ nguoi
nop thié, dién hinh nhr qui dinh V& xacdinh gia gia theo gia thruong trongdiéu kién
binh throng, quidinh V& mign thué TNCN d6i véi c& nhan c6 @t nhag, dat ¢ duy nhit...

Hai 14, ngwn thu ir BBS hién nay khong én viing, Hng thu fr BDS trung binh ckéim
9,22% ®ng thu ngan sach va 2,56%/GDR (&im 2004dén nim 2010¥® nhrng ngwn
thu nay khéng &n vitng do cac khan thu tr thué hang m rat thip ma chi yéu 1a thu tr
tién ar dung dat do nha méc giaodat cho cacd chac va ca nhan, ngm thu nay chthu
dugc Mot 1an khi giaodat va qu dat s3 giam dan trong trong lai, nén ¥ 1& thué tir BPS
thu dugc chi chiém 1,99% tréndng thu ngan sach vaiciat 0,55%GDP.
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B Tong thu tr thué BBS

68.6%

O Thu tén st dungdét

B Thu tén thuédat

23.4% B Thu tién ban nh& thuc s5 hitu

1.7% 6.4% nha nrac
Hinh 2.12: Co' cau thu tir bat déng sin nam 2010

So Wi cac nrdc trén tie giéi thi ty trong thu thé doi véi BDS tai Viét Nam con dt thip

S0 Wi Cac nréc, ap thé cac mrde khdi OECD 1y trong thu thié tai sin/GDP thip nién 2000
la 1,46%;d6i voi cac nige dang phéat tdn va cac noc dang chugn doi ty 1é nay la
0,53% va 0,72%. Muc thu thé BPS thip khong nfing han ché ning lyc tai chinh aa

nha nréc trong phat tén cac dch wi céng ma ang 1a nguyén nhan khéng khirykhich
sir dung dat tiét kiem, hiéu qua va han ché dau oo dat dai.

Bang 2.22: Giu trdc (%) thu thu é trong khu vee OECD

Céc laai thué 1965| 1975| 1985| 1995/ 2000 2008
Thu nHip c& nhan 26 30 30 27 25 25
Thu nkip cdng ty 9 8 8 8 10 10
An sinh xa Wi 18 22 22 25 24 25
Thué tai sin 8 6 5 6 6 5
Thué tiéu ding 12 13 16 19 19 20
Thué tiéu thy dac biet 24 18 16 13 12 10
Thué khac 3 3 3 4 4 4
Téng dng 100/ 100 100 100 100 100

Ngwn: OECD revenue statistics 2010.

Ba |4 chinh sach thuiddi véi BPS & nudc ta chra thit sy 1a céng a tai chinh nbim diéu
tiét thi trudong BDS ndi riéng va én kinh € ndi chung, chra gop phn gilp cac ch thé s
dung dat c6 héu qua va han cké tinh tang dau oo nhadat. Thué dat (thué nhadat) hién
nay qua thp so \6i mic sinh bi caa tai n, trong khi nha va cac céng trinh xaynd trén
dat chra duoc trién khai thu thé nén khong trach K tinh trang dau oo nhadat trén th
truong BDS; thié chuyén nhrong BDS thu chra hop ly, chra dam bao tinh céng Bng,
néu ddi tuong rp thué khai dang, khaida thi £ thué phai nop cao (25% trén thu @p),

9 Xem ply luc 2.8: “Trung binh thu thé tai sin/ GDP aia cac nhém msc”
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con ngroc lai cacddi tuong “lot lugi phap IWt” thi dugec mién thié.... ; nhitng ngroi co
mdi quan 1§ giadinh nhin thra k&, qua fing 1a BDS dugc mién thié tao k& ho phap lat
cho céaaidi tugng lach ldt; chinh sach thuthaydoi trong thdi gian ngin gay mat 1ong tin
d6i voi nguoi dan, ho tam ly tréng ch sy thaydoi caa phéap lat, ghim gir BBS, bén enh
d6 c6 tié néi con nlieng trrdng hyp dau oo vao s thaydoi cua chinh séach.

Bén 14, chea dam bao céng Bing trong thu thé, hién nay giao ith chinh tikc trén th
truong BDS con hn cké, con hi 1a giao dch khéng chinh tirc. Piéu d6 c6 nglia mbt sH
lén céc giao ith trén th truong khéng lamiy du cAc thi tuc chuyén nhrong BDS Wi co
quan nha adc, trongdd cd @ quan thé, gay thit thu & thué chuyén nhrong BDS va B
phi trege ba cho NSNN, trongié mot phan do tén trinh clim cip gidy ching nHin quyén
sir dung dit va quyn v hitu nha. THAt thu thié trong Enh wc BDS déng nghia V6i viéc
kém hiu qua trong qun ly va kiém soét hat dong aia th truong BDS.

Néam 14, chinh sach thdichra bao quat ét cacddi twong rop thié, e théng thu thé
chuyén nhrong BPS hién nay ch mai diéu tiét cacddi tuong chugn nhrong BDS va
chuyén doi quyén sr dung dat, chra thrc hién thu thié trong trong hyp gop Wn dau tu
bang quyén st dung dat, mua & phan bing quyén Sr dung dat, nhan tién bdi thuong
dat, gia ti quyén sr dung dit ting do nha méc du tr ha ting ky thuat®,... Sic thié chua
di sat \6i tinh hinh thec tién thi khéng th cé tac dng dén viéc binhon gia @ vadiéu tiét
thi truong BDS.

Séau 13, thit thu ngan sach nharéc. Do giadit 1am cin ar tinh th® (thié thu nhip, 6
phi trée ba) ciing nhr cac nglia w tai chinh khac (thudn sr dung dat khi giaodat, thu
tién thuédat) déi vai dat dai, BDS 1a giadat do UBND dp tinh ban hanh. Tuy nhién, gia
dat do UBND dp tinh ban hanh #ip din &én 5 thu NSNN gim, thit thu NSNN.

Bdy 13, vin con phan Bt, d6i xir gita dbi twong trong maéc va nrdc ngoai, a thé trong
truong hop thuédat, ddi twong thuédit la Viét Nam thi té tién thuédat hang im, con
dbi twong thuédat 1a nréc ngoai co th tra tien thuédat mot 1an haic hang Bm. Ngoai ra,
nhadau tr trong nrée duge nhin giaodit co thyi han va rop tién sr dung dat dbi vai dat
sir dung vao mic dich sin xuit kinh doanh; con nhdau tr nuée ngoai khdngtugc giao
dat, chi dugc thuédat (gia thuédat thip hon nhu so \6i gia mop tién ar dung dat). T6
chic, ca nhan trongudc dugc tr tien boi thuong, 1 trg khdng wrot qua tén sr dung
dat, tién thuédat; con 6 chic, c& nhan mdc ngoaiduoc tnr vuot qué tén thuédat. Qua
d6, cho tly chinh sach thudn sr dung dat, cho thuédat tai Viét Nam “wu dai” cho ©
chic, ca& nhan méc ngoai kvn so \6i té chac, ca nhan trongudc.

80 Nha neéc dau e me duong giao thoéng, qui hech khu theong mui, khudo thi lam gia t dat tang.
8 Ap ding trong tuirong hop gid chuyn nheong thip hon gia do UBND dp tinh ban hanh.
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Toém lai: Chinh séach thula mot trong cac chinh séch tai chinh quamty nhim diéu tiét
thi truong BDS, vi \dy chinh sach thtichra hoan thin € anh hrong tiéu arc dén thi
truong BDS ndi riéng vas phat trén toan gn kinh € néi chung. Thc t tai Viét Nam
thoi gian qua cho thy viéc sr dung dat dai va BDS lang phi, khéng B qua, hién teong
dau oo nhadat 1a kha pb bién, din dén mot khéi luong BDS khé bn bo tréng khdng khai
thac hac muadi ban hi véi muc dich dau co khéng & dung vao nac dich & hoic sin
xuat kinh doanh. Cacan it gia 1am cho rét sd ca nhan giau 1én lanirig khaing cach
giau nghéogda $ nguoi lao dong phii ganh chiu hau qua gia thué nha qua cao va khéng
codiéu kién i thién chb ¢. Sr yéu kém trong cong tac ga ly nha mréc vé BPS ding la
yéu t6 quan tong din dén nhiéu hién twong tiéu arc, tham nking trong qué trinh giadat,
cho thuédit.

Nhin ¢ gocdo toan n kinh €, tinh tang dau oo vao th truong BDS lam © ciu phét
trién kinh € khéngddng déu giira cac nganh ngh cac thh we. Cac nhatau tr ké ca cac
nhadau tr nuéc ngoaidén Viét Nam tim o hoi dau tr, da $ da cton thi truong BDS, not

thi truong dang phat tén néng 4i Viét Nam va K vong mang di ty suit loi nhuan cao.
Mét khdi lugng I6n tién trong @n kinh € d6 vao th truong BDS, 1am gim hrong von

phuc vu vao @n xuit kinh doanhdau tr thay d6i céng nglé, nang cao ku qua kinh

doanh héc tham gia vao thtruong tai chinh gop pgim nang caot canh tranh @a rén

kinh t. Mit khac, cacd chirc va ca nhadiu oo vao BDS ch trong clé ting giadé ban
khéng nhiing chén vii mt luong tién I6n vao BDS ma con lam gim tr duy kinh doanh,
khéng sangab sin xuit ciing nhr khéng p trung khai thac thtruong, md rong th

truong, gop phn phat trén kinh €. Quado cho thy thi truong BDS Viét Nam thi gian

qua phét tén bit 6n dinh va tém an nhiu rii ro.

2.4.3. Nguyén nhan hn ché ciaa chinh sach thé déi véi phat tri én thi tr wong bat
dong sin trong theoi gian quaé Viét Nam

Nhitng ©n tai néu trén aa ke thng chinh séch thuddi véi phat trén thi truong BDS &
Viét Nam do nhiu nguy@n nhan khac nhau, tradyco & nguy@n nhan chquan la cha
c6 ning lrc chua du tim d&& ban hanh vatiéu hanh cac chinh sacharh phat trén thi
truong BDS ndi chung va chinh sach thndi riéng, chinh sach thu tai chinhuehtheo
kip ar phat tren aia th truong BPS; nguyén nhan khach quan la do tieong BDS
nudc ta chra phat trén di mac. Sauday 1a not sd nguyén nhanachban:

M4t 14, chinh sach thdéi véi BDS chra thit sy c6 hu qua: Theodanh gia aa cac ch
thé tham giadau tu trén th truong BDPS (gPm doanh nglép, ho gia dinh, ca nhan) thi
chinh séach thu tai chinh néi chud véi thi truong BDS chra thit sy c6 hu qua, sic
anh hrong dén céc chi thé chra cao nén aka #in dung triét & nham han ché dau oo dat
dai, ding nhr quan Iy va phat tén thi truong BPS.
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Bang 2.23: Mirc d$ hiéu qua caa chinh sach thudéi véi bat dong sin anh hwéng dén
doanh nghiép, hé gia dinh, ca nhan khi tham giadau tw kinh doanh bit déng sin

Don Vi tinh: %

Khong| ithiéu | Khéng | Hiéu| Rat hiéu

TT Tén chinh sach _ o
hiéu qua| qua |lién quan qua qua

1 | Chinh sach & thu tién thuédit. | 3% 7% 8% 66%  16%

Chinh sach & thué chuyén
2 N R 3% 8% 4% 66% 19%
guyen sr dung dat.

3 | Chinh sach & thué s dungdat. | 2% 6% 5% 71%  16%
4 | Chinh sach&lé phi tnréc ba. 1% 7% 6% 62% 25%
5 | Chinh sach® dung W dattao | o, 17%|  26%| 45%  10%
von xay drng @ S hatang.
6 | Chinh sdch&khung giadat. 4% 34%| 8% 41%|  12%
- Chinh séch & thuong, 1o tro tai 5 3204 120 | 33% 19%
dinh ar.
Chinh sach & Qui dinh \ dau
g |- Qui di Tl 5% | 8% 25%| 51%  11%
giad quyen gr dung dat.
Chinh sach & Qui dinh \ dau
9 |thdu ddi véi cac dr andau tu 2% 9% 28%| 48% 11%
xay drng.
ui dinh v thanh 4p céac
10 U & WAy | oo | 3g06 289 | 28% 4%
dau tr BPS.

Ngwn: Pé tai nghién ¢u cip nha mwdc “Chinh sach phat tén Th truong BPS ¢ Viét
Nam” — tinh toan @a trén hing hi diéu tra aia dé tai.

Nhu bang danh gia nkx trén, trung binh khimg ch 14% céac ch thé cho #ing chinh séach
thu tai chinh 4t hiéu qua, 51% cho 1a Kiu qua, con hi 1a khéng lién quan, it Bu qua hoac
khéng héu qua. Bic biét 1a chinh sachdkhung giadat c6 dén 38%danh gia la it Hiu
gua haic khéng cé Hu qua.

Hai &, khung giadat do Chinh ph ban hanh trén tic & da khong phn anh kp thoi
sy bién dong aia giadat trén th truong: Giadat do UBND d@p tinh ban hanh hangim
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thip hon so \6i gia thi treong?? 1a mot k& ho cho nhiing ngroi dau tr BPBS duoc huong loi
nhuin siéu ngch ngoai vong Kim soat éa Nha moc va ding 1a nguyén nhan chinh gay
that thu NSNN. Bt nhiéno da $ cac qéc gia ding ©n tai co ché 2 hé thong gia nhr Viét
Nam, nhrng diéu quan teng 1a khang cach gia 2 ¢ théng gia 1a khéng qua xa va no
phan anhddng quan & cung @u trén th truong. Thong tixong, trong ndt nén kinh € noi
chung va thtruong BDS noi riéng hat dong 6t vaon dinh thi giadat caa 2 1 théng nay
thuong 1a trong ddng nhauDiéu nay tié hién sy thiét 1ap chinh xac khung gidat cia @
quan qan ly dat dai va prn anh chan tirc kha ning sinh bi tir dat.

Ba 1a, hé théng chinh sach thuddi véi BDS chra phu lop véi diéu kién thuc €: Co s
tinh thié SDBNN, thué nhadat (thué SDDPNN) khong phu p, v nguyén ic thié dat
duoc xacdinh trén o s kha nang sinh i cia dat vaduoc biéu hién bing giadat nén @n ax
tinh thué phai 1a giadat; thué chuyén nhrong BDS con nhéu bit cap,.. Ngoai ra, qudinh
xac dinh li gia dat theo gia th truong trong teong hop giadat do UBND dp tinh ban
hanh khéng séatdr gia thi truong vra gay kho klin cho nhatau tr 13n oo quan thé.

Bén 13, chinh sach thiddi véi BBS ssm 16i thoi, khdngddng b va théu thong nhit:
Cung \6i sy hoi nhap kinh € qubc t& va khu we, rén kinh € trong nréc ding phat tén
nhanh chong kéo thea phat trén cia nhéu thi treong trongdd co th trudng BDS, ddng
thoi 12 sr gia ting ¢ d6 d6 thi héa. Chinh sach thibi vsi BBS noi chung va chinh sach
thué d6i voi BDS noi riéngda hinh thanh ning chra c6 b trinh vadinh hréng chén leoc
trong dai lan, chra duoc nghién ¢u mot cach toan @n, tng thé cac ndi quan & phét
sinh va cac chinh séch ¢ lién quari, rlang tinh cht giai quyét nhirng van dé thuc tién.
Do vy, chinh sachat nhanh &i thoi, khéngddng bb va thiéu thing ntit, khdng phat huy
hét ngwn luc tai chinh i dat dai, BDS nhim phuc wu phat trén dat nuéc.

Nam 13, chra x6a Ib hét tu twong bao ép vé dat dai, a ché “xin — cho” Van con 6n tai:
Van @ ban hanh gidat thip hon gia th truong nlim muc dich thuin loi trong thu thé,
tuy nhién 4i mau thdn khi nha méc thu ki dat phai ¢én bu gii phong nat bang. Viéc
giaodat, cho thuédit theo hinh thc chi dinh hién nay \an dién ra, véc diu gid quygn Sr
dung dat, quyén thuédat theo quidinh aia phap lat dat dai vin con han ché, nén quan &
tai chinh trongihh wrc dat dai gira Nha méc va ngroi sir dung dit vin con mang ing
tinh hanh chinh.

S&u 13, ngoai cAc nguyén nhan néu trén cortmhiguyén nhan khamh hrong d&én sr
phat trén oia th truong BDS aia nrdc ta hén nay nlr chea c6 cac chsd du bao th
truong; phat tén khéngdong déu giira cac phan khuc, @ cacdia ban, dgia cac ch thé
dau tr caa th truong; th trudng con non &, nhiéu bién d6i, khé kiém soat; trongtd noi

®2 Trong giaidogn 1993 - 2004, giddt do Nha méc quidinh ch' bing khaing 20%dén 40% giaddt trén th truong,
giai dogn sau @m 2004dén nay, giadat do Nha méc quidinh khaing dedi 70% giadat trén th truong.
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bat 14 van d&& minh lach aia th truong BDS, mit du théng tin ¢ dat dai la ndt van dé
quan tam nfit, nhrng theodénh gia @a cac ch thé kinh # tham gia thtruong BDS thi §
1& ngudi mo hd vé thdng tin At nhiédu.

Bang 2.24:PAanh gia W& chinh sachdat dai
Don Vi tinh: %
Tong $ [Biét thong | Khéng bt
traloi  [tinday du | théng tin

Chi tiéu

Nhan thirc thong tin ¥ thdng tin qui hach dat dai
: : R 100 75 25
tai tru so cia doanh ngip (ho giadinh)

Théng tin ¥ qui haich, K haach sr dung dat tai
dia phrong khi giao dat, thué dat ddi voi doanh 100 82 18

nghiép (ho giadinh).
Tinh trang dat dai cia doanh nglép (ho giadinh)

100 25 75
dang s dung.
Panh gia ¢ tha tuc xin giaodat theo Luit Pat dai

100 59 41
nam 2003
Panh gia ¢ cac qugn aia doanh ngkp (h gia
dinh) khiduoc Nha mrée giaodat theo Luit DBat dai 100 79 21
2003.
Panh gia ¢ thi tuc nhrong quyén ar dung dét. 100 79 21
DPanh gia ¢ thu tuc dugc giao qugn sr dungdat. 100, 50 50

Ngwn: Pé tai nghién ¢u cip nha mwéc “Chinh sach phat tén Th truong BPS ¢ Viét
Nam” — tinh to&n @a trén hing hi diéu tra aia dé tai.
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Tém lai

Trong xu hréng i nhap kinh € khu wre va tté gici, thi truong BDS ¢ Viét Nam trong thi
gian qua @ng theoda phat trén, tuy chi méi hinh thanh trong i gian ngin nhrng da dat
dugc nhirng hrdc phat trén nhit dinh é vé thi trudng S cap va th truong thr cap, gop phn
khéng nid vao viéc thicday ting tnrong kinh € x& hoi cua dat nudc. Tuy nhién, so & cac
thi truong khac éa rén kinh € thi thi truong BDS ¢ Viét Nam con kh& nondmén van con
mang tinh& phat, &n tai nhiéu khiém khuyét va han cté, tinh tang phat trén phi chinh tiec
dién bién phrc tap, thiéu tinh minh lach va tém an nhiéu rai ro, bt 6n. Nnim dé quan ly va
tao méi trong thuin loi cho th truong BDS phat trén, Nha nréc da ban hanh nbi chinh
sach nBim diéu tiét thi trudng nay, trongld c6 chinh sach tai chinh dac biét [a chinh sach
thué. Vi vay trong chrong 2 Luin &n &p trung vao hai an dé chinh.

Mgt 13, khai quat s phat trén cia th treong BDS Viét Nam thyi gian qua.

Hai 13, danh gia thrc trang viéc ap ding chinh séch thulién quandén BDS hién nay,
phan tich nrc d6 tAcdong aia chinh sach tliudén phat trén thi truong BDS & Viét Nam.

Qua trinh phan tich c6é&rkhiang dinh sr thanh cong @a Nha meéce trong véc thee thi chinh
sach thd nhim quan ly vadiéu tiét thi treong BDS. Tuy nhién, &n con lHc 16 mot s han

ché ma nguy@n nhan chinh bao trim 1a chinh sachhinh thanh niang tinhdong b, thing
nhit va chit ché chra cao, cha phu lwp voi diéu kién thuc t, chua bao quat ét cacdéi

trong mop thué, con phan kit d6i xtr gitta caaddi tuong mMp thué, mac thu thé chea hop 1y,

thit thu thié con pid bién... chradapung yéu &u 1a cong ¢ tai chinh gén ly vadiéu tiét vi

mo th trudng BDS ndi riéng, An kinh € x& hHi n6i chung. Gn phai tiép tuc xay drng céc
giai phap hoan tlin chinh sach trulién quandén BDS nhim phaét trén thi truong BDS, gop
phan thee hién thanh cdngs nghiép cong nghiip hda, hén dai hdadat nuée trong thyi gian
ti. Trong chrong 3, Luin 4n § dua ra ndt s giai phapdé khic phuc nhitng Hn tai trén.
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CHUONG 3

CAC Gl Al PHAP HOAN THI EN CHINH SACH THU E POI V Ol
PHAT TRI EN THI TRUONG BAT PONG SAN O VIET NAM

3.1.Pinh hwéng phat trién thi tr wong bat déng sin Viét Nam dén nam 2020

Xuat phat tr tinh thin cia Ngh quyét Dai hoi Pang lan thi X1 caa Pang Gong sin Viét
Nam, trong chin lugc phét trén kinh € xa hoi giai doan 2011 — 202@4 néu rd'T ¢o ldp
dong by va vin hanh théng sit cac lai thi trirong” va“Phat trién lanh nenh, kén viing
thi triong bit dong sin, ngin chin tinh tng ddu oo; hoan thén oo ché vdn hanh san
giao dch hit déng sin”. Ngoai ra, trong cac i phap hoan tin thé ché kinh € thj
truong dinh hréng xa Wi cha nghia codua ra gii phap phat tdn dong o céac yu t thi
truong va cac lai thi truong: “Khdn triong nghién ¢u, hoan thén hé théng phép ldt,
chinh séchidt dai, bio dam hai hoa cécdi ich aia Nha meéc, aia ngeoi giao lai quyen
sik dyng dat va aia nhadau tr; tao diéu kién thuin loi dé sk dung dat dai c6 hiu qui;
khic phuc tinh tng st dung 1ang phi va tham riimg ddat dai. Khuyén khich céacd chic,
cé nhan bthu i ddt tham gia gép an bang gia ti quyen s dung ddt vao cac ¢ andau
tir, kinh doanh. Nhawvc tzo Idp, quin ly thi triong hit dong sin va chi déng tham gia
thi trwong Wi tir cach 1a chi s hiru ddt dai va nhiu tai sin tréndat d@é phat trien vadiéu
tiét thi triong”. Thuc hién Ngh quyét nay, B Xay drng da trinh Thi tuéng Chinh ph
phé dugt “Chién lwoc phét trén nhad Quoc gia dén nim 2020 vadm nhindén nim
2030” [11], hoan thén “ Bé &n phat trén thi triong BBS” [10]. Véi cha treong do6, két
hop cling Wi thuc tién nghién ¢u, Luan &ndua ra mc tiéu, quandiém vadinh hréng
phat trén thi treong BPS ¢ Viét Namdén nim 2020 i cac rbi dung sau:

3.1.1. Muc tiéu phét trién thi trwong bat dong san & Viét Nam

Muyc tiéu phét tén thi treong BDS Viét Nam 1a phéat tdn mot thi trudong BDS lanh nanh,
bén virng, nkim thu hat ngan vén dau tr vaday nhanh éc dé chu chugn von trong rgn
kinh &, sr dung héu qu quy dat, dong thdi ting thu cho NSNNit BDS. Bé dat duoc
muc tiéu néu trén, ¥c phat trén thi treong BDS éin huéng vao nling muc tiéu a thé
sau:

- Dinh hréng aia nha méc vé phat trén thi truong BPS duoc thé ché hda thdng qua
cac @ ché chinh sach va ehdong tham gia thtruong Wi tu cach 1a ch si hitu dat
dai aia nha mac.

- Phat trén thi truong BDS Ion manh toan dén, dic biét 1a BDS ¢ khu wrc d6 thi,
khu wrc trung tam, phéat huyit da ngwn luc tir BDS, ©o ra gia tf gia &ing cho
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BDS, tranh lang phdit, han ché t6i da cac hat dong ngim trén th truong phi
chinh thirc, tinh tang tr phat vadiu co BDS.

- Thu hat va khugn khich moi thanh ptn kinh € tham giadau tr phéat trén hang
hoa BDS. Nha méc tao diéu kién thuan loi, binh dang, dam bao loi ich thoa dang
cho céc thanh gim kinh € tham gia vao thtruong.

- Nham tao méi trrong thuin loi va an toan cho céc giadcth trén th truong BDS,
doi hoi phai phat trén cac dch w hd tro thi truong BDS nhr: xay ding ke théng
théng tin theo dai, @ b&o th truong,... ddng thoi taing ardng céac bén phap chng
dau oo, han ché cac giao ith ngim.

3.1.2. Quandiém phat trién thij trwong bat dong sin & Viét Nam

Quandiém Vvé ché do so hitu dat dai: Dat dai thuyc sy hiru toan dan, do nhartc dai dién
lam chi s hitu va tiong nHit quan ly, giao cho caditchirc va ca nhan quéy sr dung dat
dai theo quidinh aia phéap lat. Quyén sr dung dit dugc xem |a hang hédic biét duoc
tham gia trén thtruong BDS drdi sy quan ly vadiéu tiét caa nha méc.

Quandiém vé quan ly, diéu tiét va phat ten thi truong BDS: Phét tén thi truong BDS
trén @ & ton tong qui Ikt khach quani@ rén kinh € thi trudng, phét tén thi truong
BDS phu lyp voi diéu kién phat trén chung éa dat nuge, cé K thira va clon loc céac
thanh tru phat trén thi treong BDS aia cac méc trén i gisi, daptng yéu du hoi nhap
kinh & Quic % va khu wrc, phi lop Véi tién trinh cong nglép hoa, hén dai héadat nudce.

Quandiém vé hoan thén chinh sach qun ly va phéat tén thi truong BDS: TH truong
BDS phéat trén trong khuén kb phap ldt vé BDS, trongd6 cin sra déi, bd sung cac qui
dinh & dét dai ding nhr cac chinh sach khac c6 lién qu#m thi truong BDS phu lvp
vé6i tién trinh phéat tén dit nuge. Pa cing hoa k& théng chinh sach phat én thi truong
BDS va hoan thin h¢ thong quin ly, diéu hanh hat dong aia th truong, phdi hop dong
bo véi cac @ quan gan ly nha nréc vé BDS.

3.1.3. C4c i dung dinh hwéng phat trién thi trwong bat déng sin Viét Nam dén
nam 2020

Trong xu hréng hi nhap kinh € quic € va khu wrc giai doan 2011 — 2020iang nhanh,
cac nrgc dang phéat tén ngay cangiéng vai trd quan éng trong @n kinh € thé gidi,

kinh t# khu wrc Chau A dn tro thanh trung tam kintétthé gisi bén anh nhirng rén kinh

té phat trén nhr EU, Bic My... Nén kinh € Viét Nam hoa nfip cung i tién trinh phéat
trién kinh € khu wrc va tié gioi, bén @nh d6 qua trinh céng ngép hoa, hén dai hdadat

nudc dugc day manh trong giaidoan nay. Th truong BDS Viét Nam ding khéng négng

phat trén cung i sy phat trén caa rén kinh € ca nuge. Theodo, dinh hrong phat trén

thi truong BDS dén nim 2020 i nhitng mi dung sau:
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The nht, thi treong BDS Viét Nam phét tén 6n dinh va Bn viing, gép phn phat trén
kinh ¥ chung @a ¢ nuéc.

Thez hai, cong khai va minhdzh héa théng tin trong cac &toiong aia th truong BDS
trén @ so kién toan cac san giaaah BDS, xay drng cac chsd do luong th truong BDS,
coéng khai cac théng tinfwqui haich va & dung dit. ..

The ba, qua trinhdd thi héa, \in dé di dan va phanddan a d6 thi, cing i dan $

khéng ngrng gia ing Wi téc do rat cao, bén anh d¢6 dan 6 tré ddng khong nfing l1am
tang ty 1é sinh ma tinh hinh chia tacld klién ra Ia &t yéu. Pay 1a cac $u t lam &ng cu

nhao trong trong lai, dic biét 1a khu wre @6 thi. Vi vay, phét trén thi truong BPS phii

daptng nhu @u oia th truong, &ip trung vao niing phan khac thtruong pho kp Vi

kha ning chi té cia ddngdao ngroi dan, nfat la ddi tuong ngroi ¢6 thu nkp trung binh
va thap.

The: tue, thuc hién nhirng cam Kt caa Viét Nam gia nip WTO c6 lién quarén thi truong
BDS: D6 la (i) cam Kt v& minh ch hoa chinh sach; (i) canétkvé khdng phan kit déi

xt t6i hué qudc vaddi xtr qubc gia; (i) cam Kt vé tao thuan lgi cho mdi trong dau tu,

mdi tredng kinh doanh; (iv) camé& mé cira th truong dch wi nhr dich w kinh doanh
BDS, dch wi cho thué BS, dch w xay drng va thi cong...

3.2. CAc gii phap hoan thién chinh sachddi véi phat tri én thi trwong bat dong sin
Viét Nam

3.2.1. Ghi phap chung W hé théng chinh sach phat trén thi trwong bat dong sin

Viéc ban hanh &ithéng chinh sach phapaulién quandén phat trén thi truong BDS, doi
hoi phai dam bao:

Mgt 13, tinhdong by trong viéc ban hanh vadt chirc thec hién chinh sdchNha nrdc xay
dung e théng phap lét lién quandén thi truong BDS phii théng nHit, ddng by, tranh
truong hop nhiéu ban nganh dun Iy ra quyét dinh, quydinh ctong chéo nhr hién nay,
nhim tao hanh lang phap ly choittruong BDS van hanh va phat &n. T6 chic 6t cong
tac kiém tra, giam sat ¢t thyc thi phap 14t trongdau tu, giao dch trén th truong BDS.
Hai 14, on dinh chinh sachChinh sach, phap 4tvé BPS, qui hach dit dai phai mang
tinh chén luoc vaoén dinh, thaydéi theo b trinh, khéng tiong xuyén thayioi, gay kho
khan vaanh hrong dén chién lwoc dau tr du &n @a chi dau tu, vi hau hét cac dr &n BDS
déu co thyi gian thre hién ding nhr thu hbi vén rat dai.

3.2.2. Ghi phap vé chinh sachdit dai phat tri én thij trwong bat déng sin

Tién dé cho qua trinh phéat tm thi truong BPS ¢6 tié noi 1a chinh sackiat dai, chinh
sachdat dai phu lop, théng thodng 1adiéu kién cin” thuc day thi truong BDS phat trén.
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Nguoc lai, chinh sachtit dai chra phu kp véi tinh hinh phét tén kinh € x& i s& kim
ham qué trinh phéat &m aia th treong BDS ndi riéng, toanén kinh € néi chung. NBm
hd tro clng chinh sach thuidi voi phat trén thi truong BDS Viét Nam, chinh sachit
dai cin sra ddi nhitng mi dung sau:

% Veé ché d so hiru dat dai: Dam bao nguyén 4c dat dai thupc v hiru toan dan, nhaudc
dai dién cha so hitu va ting nHit quan ly vé dat dai. Nhim dam bao loi ich gita cac
bén trong quanéquan ly vé dit dai, tranh cling chéo phéap A1, can thdng nhit moi
dbi teong cH do ndt luat diéu chinh va do mt Bo, nganhdam trach.

% Vé ché do giao dat, cho thuédat: Chi &p ding hai cié do 1a giaodat cé thu tén ar
dung dit haic khdng thu tin st dung dat va cho thuétat. Trongdo, cré do giaodat co
thoi han 6n dinh 1au dai chodt ca cac muc dich sr dung dét, di véi truong hop cho
thué dat thi cé thi han, tra tién thué hang ¥m haoic tra mot lan. Tir d6 méi c6 thé
théng nHit pheong phap tinh &n sr dung dat va tinh tén thuédat tay theo thi han
thué.

*,

s Vé cung @p “dat sach” cho cacdon vi thuc hién dy an: Nha nréc chu trach nhim

bdi thudng, ghi phong mit baing va thu Bi dit, saudd cung ép “dat sach” cho cac
don vi dé thuc hién dr &n theo quy hach (giaodit cé thu tén sr dung dat hoic cho
thué) thdng qua hinh e ddu gi4,dau thiu dr an, chugn nhrong cH dinh hdic dau

thau c6 han ché quyén sr dung dat. Mot mat tranhduoc nhiing tredng hop “déi dau”

gitta nhadau tr va chi dit trong qué trinkién b, di @i, giai phong nit baing va lam
cham tién d6 thuc hién dr &n; mit khac kiic phic dugc tinh tang giaodat, cho thué
dat theo hinh ttic ch dinh mang ang tinh “xin — cho” gay it cong king vadong
thoi that thu cho NSNN. Teong hop khéng cliu di dbi nha nréc ap ding bién phap
cudng cké haic phat theo Iuit dinh nhr md hinh éa Singapor®, dam bio céng king
va binhdang Wi moi t6 chirc, cad nhan trong qué trintibthuong, gii phong nit

bang.

D)

< Gi& quyn ¢ dung dat: Chinh sachiat dai phai xuat phat tr quy It hinh thanh va
phan pli dia td dia dit dai. Nha mréc s thu V& mot phan gid ti ting thém trértat dai
do cacdau tr xa hi lam ting gia ti cua dat dai; con khi thu Bi dat dai, Nha nréc
thuc hién dén bu phin gia ti dau tr thém @a chi thé sir dung dat dau tr vao @i tao
dat va cac ngén loi dang co tréntat theo gia & thi truong. Pam bao céng ling gira
nha nréc, ngroi ¢6 quyén Sr dung dat va chi dau tr du &n, ho diéu kién cho cac nha

D)

8 T4i Singapore, Nha msc ban hanh ldt vé thu hoi dat (Land Acquisition Act) &o dam cOdu dat dung, nha mdc
chiu trach nhém gidi téa, di i doi véi cac b chirc va ca nhan cdat by trung cung, nhiing treong hpp khéng chu
di doi khi nha nréc thu Wi dat s¢ p ding hinh thic aréng cké haic phat theo Luit xam chém ddt cong (State Lands
Encroachment Act).
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dau tu phat trén dr an BDS. Tuy nhién, khai @m gia th treong ¢ day 1a gia do nha
nudc ban hanh satov gia thi traong chuyn nhrong quyén st dung dat, tranh torong
hop quidinh gia th truong chung chung nhhién nay dn dén c6 nhéu cach hdu khéac
nhau, qua trinh xadinh gia th truong qua nku khau, nén achit trong véc dén bu
giai phong nit bang va p tién sr dung dat, anh hrong dén tién o6 phat trén dy an
BDS.

Xay deng giadat ban hanh ga nha meéc theo sat gia thtruong: Gia dat UBND cap

tinh ban hanh hangim phai duoc xay drng theo nguy@rit thi truong, sat i gia thi

truong chugn nhrong quyén ar dung dat va duoc sr dung cho nhdu muc dich khéac
nhau nlr: LAm @ s tinh tén st dung dét; tinh tién thuédat; tinh tién bdi thuong khi

thu hoi dét; tinh cac ngta w tai chinh, thé dbi véi nha nrée... Viéc cong b bang gia
dat hang mm sat Wi gia thi truong 14 gép phn nang cao Bu qua cua céng tac oan ly

Nha nrdc vé dat dai, giip cho cac nha dn ly thi truong BDS néi chung va gin ly

gi4 dat néi riéng cé cai nhindhg quan bn & gia th truong dé c6 chinh séackiéu

chinh cho phu bp.

Pam hio quyén binhdang gira nhadau tr trong neéc va nhadau tr niedc ngoai: Phu
hop Véi tién trinh Ki nhap kinh € qudc t va khu wrc, vin dé phan bét déi xu gitra
“Vi ét Nam” va “nréc ngoai” phi dugc x6a lb. Vi vy, thdng nhit nghia w tai chinh
gitta caaddi tuong dugc giaodat va thuédat 1a cin thiét. Do dit dai Viét Nam théc sy

hitu toan dan, nhaudc dai dién lam chi s& hitu va giaodit lai cho cac & chic va ca
nhan & dung, nén ¢ ddi tuong giaodit c6 han ché, cu thé ddi twong & 6 chic va ca
nhan mréc ngoai khéngiuoc nhan giaodit ma ch dugc thuédit, nheng nghia wi tai

chinh @a haidi tuong nay phi trong duong nhauié dam bao cong Bing.

Tao qu dat phat trien dy &n BDS: Can phai kiém tra, thanh tra thong xuyén tinh hinh
sir dung dat va xr ly kip thoi cac hanh vi vi plm phap ldt vé dat dai, dic biét 1a tinh
trang qui hach treo; c6 Wn phap ch tai a1 thé, tir 46 c6 the ngin chin, phat hén va
xt ly cac trong hop phé dugt du an khéng theo qui hoh, K hoach, thrc hién thu
hdi dat va giao cho cac ¢hdir 4n c6 ki ning dau tr phat trén dy an.

Pdy nhanh véc aip gidy ching nhin quyén s dung dat: Hién nay thi tuc xin cip $
do, s hdng phic tap, ©tn nhiéu thoi gian & khién cho th treong phi chinh thc phat
trién v6i quy md bn. Vi vay, cii cach va tinh gim thi tuc hanh chinhddy nhanh véc
cip gidy ching nhin quyén sr dung dat, quyen s hiru nha, éng nhr phé dugt va
trién khai cac ¢ andau tr BPS $ tao hang hoa céay du tinh phap ly cho thtruong,
gOp pHin thacday thi trudong BDS phat trén.
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3.2.3. Ghi phap vé chinh sach ¥n phat tri én cac dr an bat déng sin

Thi truong BPS hién nay dang trénda phét tén, nhung hu hét cac doanh ngBp
déu "khat" \6n, chra hinh thanh tihtruong von lién thdng huytong von msi d@é thi truong
BDS phat trén lanh mnh. Theo nir kinh nghém nhiéu nuéc trén té giéi, nguon von tai
trg cho nhu &u phat trén thi truong BDS, ngoai ngbin vén dau tur truc tiép tir cAc nhatau
tu, phan 16n ngubn von dugc huydong gian tép thong qua cac kénhbm tin ding tir cac
ngan hang tiong mai; kénh cung &p vén théng qua & théng thé chap va tai tlé chap
trong k¢ thong ngan hang; kénkétikiém BDS; kénh huytong won théng qua trai phu va
co phiéu BDS; va kénh huytong von théng qua ofdau tu tin thac BDS... CO tié noi
ring cac doanh ngép kinh doanh BS fai Viét Nam ch dya vao ba ngan huydong von
chinh,d6 1a: ngén vén chi s& hiru; vay tr cAc ngan hang tlong mai; va huydong tr
khach hang. \c phy thudc qua nhiu vao ba ngén vén trén vadic bigt 1a ngwn von vay
tir cAc ngan hang tlong mai khién cho cac doanh ndgig kinh doanh BS [uén bi vao
tinh tang théu von. Bén anh dd, chinh sach cho hugéng vén ddi véi cac doanh nghp
kinh doanh BS throng xuyén thayiéi, khdngén dinh cang gay khé kim hon trong vic
tiép cin cac ngdn vén phat trén thi treong BDS.

Trongdiéu kién hién nay, i trinh d6 phét trén oia th truong BDS Viét Nam, \bn cho

thi truong BDS 1a mdt yéu tb quan tong, dic biét [a vén trung va dai im. Gin nhanh
chong trén khai nhéu chinh sach&cac cong ¢ tai chinh cho thtruong BDS nhim bao

dam ngbn luc tai chinh cho cac doanh nghidau tr phat trén dr an BDS, tép tuc hoan
thién cac chinh sach kh@éng 1% vai viéc hinh thanh cac cong ¢ai chinh cho thtruong

BDS. Gi thé: (i) ting ardng von tin ding trung va dai 4n cho th truong BDS thdng qua
thu hat vn tin ding tr cac ngdn nréc ngoai, xay dng th truong mua ban e dé gilp

cac ngan hang tlong mai c6 duogc ngubn von trung va dai in trong Bi canh th truong

tién goi huy dong da ptin 1a vbn ngin han nhr hién nay; (ii) phat tdn mé hinh cting

khoan hoa BS; (iii) thuc hién cac nghip vu Repo; (iv) phat tdn ngbn vén théng qua
quy dau tu tin thac BDS...

3.3. CAc gii phap vé hoan thién chinh sach thié @i véi phat tri én thi trwong bat
dong sin Viét Nam

Ngan sach trungong vadia phrong Viét Nam ngay nay pt doi mat véi nhitng trach
nhiém ning ré d6 1a nhu &u gia ting ngan sach Am tiép tuc phuc vu phat trén dat nuéc,
ddng thyi nham nang cao B qua sir dung dat trong thi gian %i, gop prn phat trén thi
truong BPS lanh nanh, kn vitng. NHing han ché vé ngan sach va &il qua trong qun 1y
dat dai, thié d6i véi BDS dugc xem lauu tién hangiau trong thyi gian ©i va ci céch,
hoan thén hon nita chinh séch tléunay 1adiéu tit yéu. Sauday 1a mét b giai phapdua ra
nham muc tiéudoi méi va hoan thin chinh sach tiudbi véi BDS ti Viét Nam.
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3.3.1.P6i méi thué s hiru (sir dung) bit déng sin

Ddi véi diéu kién caa Vit Nam hén nay, cung @t dbi tuong chu thié 1a dat nheng dugc
diéu chinh ki hai luat thué khac nhau 1a thusir dung dat néng nghdp va thé nhadat
(thué sir dung dat phi néng nghip). Do \ay, cin nghién ¢u xay drng Luat thué Bat dong
san thay tté cho hai ldt thué nay, vira thong nhit vé can o tinh thié ciing nhr thué suit,
thuan loi cho viéc so sanh, phan ticianh gia va tht ké thué suat; vira don gian va tét
kiém chi phi trong qua trinh hanh thu,akhphuc dugc tam |y pli nop nhiu loai thué caa
ngudi dan.bic biét, ddi véi cac ving ndng thdn b hét cac 1§ giadinh vra codat &, vira
c6 dat lam néng ngleip nén chcan mot s6 dat, mot hdadon thué dat hang mm.

Ddi véi nha, nhr phan tichy cheong 2, viec ar dung ¢ong @ thué dé diéu tiét thu nhip tir
nhitng ngrodi c6 thu ntp cao 1a 4t can thiét, dic biét ddi vaéi Viét Nam hén nay clra c6
chinh sach thlitai sin. Vi vay, xay drng chinh séach thu thunha &i Viét Nam c6 4m
quan tong trong thrc hién cdng king xa i, diéu tiét thu nHip caia cacddi tuong co thu
nhap cao nix 1a mt thué tai sin, han ché dau oo nha, & dung nha khéng Bu qua, dong
thoi 1& ngbn thuday tiém ning cho NSNN, nfit [a ngbn thu ngan sach ngay cangnh
hep do tén trinh tr do hoéa tirong mai quic t& nhe ngay nay. Qua gim nghién ¢u chinh
sach thé BDS ¢ cac nrgc ching tatéu thiy hau hét cac nrdc déu thu thé nha, cac ase
tién tién mac thu the nha cao bn. Tai Viét Nam gia mua nhéir cao, nleng sauté khong
phai nop thié nha (thé dat lai thdp) nén tlrong din dén tinh tang dau co nha gay ét gia
trén th truong, cang lam kho Kim hon cho nha aéc khi gii quyét nha s cho dan néi
chung, cho ngoi c6 thu nfp thip noi riéng. Theatd, hréng xay dng sic thié BDS i
Viét Nam nhr sau:

% Vé doi twong chiu thué

Déi tuong chiu thié 1a (i) tt ca cac lai dit duoc nha méc giaodé s dung, khdng phan
biét muc dich sr dung dat, bao @m: dat san xuit ndng nghdp, 1am nghép, nudi tbng thay
san,... dat phi ndng nghip, khong thu théidéi voi dat nha nrée cho thué (rong hop nay
nguoi thué dat khéng coday du cac qugn nhr nguoi duoc nha mée giaodat); (i) cong
trinh xay drng tréndat. Trir cac BDS sr dung vao mic dich dic biét va céng 6ng.

% Vé doi twong ngp thué

Ddi twong mp thié 1a cac & chic, ca nhan c6 qén sr dung dat, quyén 5 hitu nha thide
dbi twong chu thié. Truong hyp chra dugc cip gidy chaing nhin quyén Sr dung dat,
quyén s hiru nhag thi ngroi dang s dung dat 1a ngroi nop thié.

% Vé can ar tinh thué

Qua nghién u ly thuyét va thrc nghém da ching minh &ng tinh thé dyua trén gié trthi
truong BPS 1a ly rong nhit dam bao nguyén dc céng king, khi nang tra thué khach quan
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va minh lach. Bong thyi du kién € nang cao &thu ngan sach va co tdéng tich aerc vé
chinh s&chis dung dit ciing nhr chinh sach kinhét Cac mréc trén ti¢ giéi hau hét ciing
sir dung gia ti thi traong BDS l1am © so thué. Tuy nhién, c xac Bp gia ti truong doi
hoi phai xac Bp quyén s hiru (st dung) tai $n, xac ip ban d6 dia chinh khutat, dang ky
BDS... Viét Nam ding nhr mot sb nude dir liéu nay throng khdngday du, han ché haic
khong ti¢ tiép cin dugc, viéc thiét 1ap mot hé théng gid ti thi truong phii mat nhiéu thoi
gian vadugc thec hién theo § trinh.

Mtc thié dat va nha cé th xacdinh riéng bét, saudo két hop dé hinh thanh thé BPS.
Mtc thu thié BPS dra trén ki nang chi té thué, mac do tiéu thy cac dch wi cdng ding
nhu kha ning cungang dch w céng. Mic tiéu thu thé BDS 1& nfim nang cao ing stit
sir dung dat va ting mdt phan thu thé nhim cung ép tot hon cac dch wi cong trong Bi
canh x4 Idi ngay nét gia ting dan 8. Mat khac, BDS la tai én gin lién voi cdng sic lao
dong, sr tich fiy 1au dai @a ngroi dan, vaday 1a pfin thu ntip con hi sau thé thu nhip,
nén nirc thu @ia thié nay ding khéng qué cao.

Vi ly luan nhr trén, thé BPS Viét Namduoc xay drg nhr sau:
Thué bat dong sin = Thié dat + Thué cong trinh xay dng (nha)

Trongdo:
.y Dién tichdat Gia tinh thé Ty & gia ti dat Thué
Thue dat = ] . X . 2 X . X ,
chiu thue dat (m") tinh thie (%) suat
A Dién tich nha Gia ti nha xay .
Thue nha = . . X X Thue suat
chiu thié dung (nf)
) Thué dat

- Di¢n tichddt: Dién tichdat tinh thié 1a dién tichdat s dung hop phép, khéng phan i
da cip gidy chang nHin quyén sr dung dit hay chra, quidinh nay phi bp Véi dic diém

tinh hinh qgan ly dat dai hién nay &i Viét Nam la ét nhiéu treong hop chraduoc cip gidy

chang nhin quyén sr dung dat, déng thi han ché that thu thé va cong Bng trong thu
thué. Riéngddi vai dat 1an chiém thyc hién phat vi pham va tén hanh edng cté thu Hi

dat ch khéng thre hién thu thié dat.

Véi diéu kién Viét Nam hén nay ét kho quidinh dién tichdat trong lin mic va ngoai
han mic, do & thong théng tin c6 @ khéngdapung yéu au thing ké tng dién tichdat
s dung aia trng déi tegng trong pam vi ca nudc, xacdinh dién tich trong va ngoaiam
muc cia trng ddi tuong sr dung dat doi hoi chi phi hanh chinhit Ién, nén véc thu thié
s3 khong héu qua. Mit khac, Bu xacdinh han mac ar dung dat phai cong dn dién tich
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dat sir dung, saudé xacdinh din tichdat trong han mac, trong khi giadat tinh thié tay
thuoc vao frng dia phrong quidinh, \é tinh cHit sic thié nay chi yéu dodia phrong quin
ly va ngudn thudé lai cho ngan sachia phrong nén véc cong cn dién tich dat dé tinh
thué khéng kh thi trong phan p tai chinh thé ¢ tirng dia phrong.

- Gi4 tinh thé dat: La gia ti thi truong aia dt (1 nf), dugc UBND dip tinh cong 1
hang im tuy theo mc dich sr dung. Gi& naydong thoi ciing 1a @n ar tinh thié thu ntip
tir chuyén nhrong dat, tinh tén sr dung dat, tién thuédat, 1& phi tege ba va tinh gia bi
thuong khi nha méc thu Wi dat... Qui dinh nay nBim dam bio thong nhit giita chinh
sach thu thé BBS wi céc chinh sach tai chinh khac.

Vé phrong phap xadtinh bing giadat hang Am sat i gia thi trudong chugn nhrong,
nhue trinh bayd phu luc 3.1: “Xay drng mé hinh gi&fat va gia BDS”, Cay Quyt dinh
phan tich giatit cho trng phan khicwcthé bing mé hinh Cay rilphan, nén choé qua

udc tinh gia kha chinh x&eng wi tirng phan khac thtruong. Do \y, két qua phan tich
Cay Quyt dinh 1a @ sv cho viéc xay drng king giadit hang @m sat Wi gia thi truong BDS.

Qua phan tichitbo dit liéu BDS thu thp dugc tréndia ban TP.ld Chi Mint** cho thiy

giadat do UBND thanh pé cong b hang im 1a kha tAp so \6i gia trén th truong, duoc
thé hién ¢ bang droi day.

— « Gi&dUBNDban hanh  —=— Gié giao dich/m2

600

500 -

400

300

200

100 +

Ngwn: TAc gii tinh toan & gid diéu tra va gia do UBND dp tinh ban hanh.

Hinh 3.1: So sanh gi&lit giao dich trén thi trwong va giadat do UBND TP.Hd Chi
Minh ban hanh

8 Theo ndu thiét ké sin ti phu luc 3.2: “Phiéu thu thip théng tin giadat”
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Két qua phan tich Bi qui bing md hinh Cay Qu dinh giadat/m? véi muc d6 giai thich

R?1& 86,238%uéc tinh gia @ dat dai cho toan thtruong i khu wec nghién éu tir dir

liéu mau. Két qua ugc tinh @ia mé hinhduoc thé hién qua Bng droi day Wi sy dan xen
lAn nhau éa giadiéu tra va giaroc tinh, cho thy mé hinhudc tinh giadat sat \6i gia tri

thi trudng chugn nhrong dat. Tuy nhién, do qué trinh kb sat ch yéu ladiéu tra gia rao
ban, gia giao ith cH la ugc tinh, nén gidtat thuc t diéu tra va giatat mé hinhudge tinh
khéng hoan toan kip nhau Iatiéu hién nhién. Songgdé giai thich sr bién thién gia é dat

dai trén quy mé toandthanh pid H6 Chi Minh b dit liéu nghién ¢u nay co th chra

hoan toan phudp. Tuy nhiénd mdt ching mrc naodd, phan tich méd hinhdhqui Cay
Quyét dinh a ban da th hién dugc nhirng y wrong dic treng aia mdt ham giadat véi do

giai thich kha én.

——(1a grao dich/m?2 —=— (514 woc tinh theo mo hinh
500.00
450.00 I
400.00 .
n n
350.00
300.00 1
n | I | T I
250.00 s i ! | I
. fl !
200.00 H
[ W | l| ] 1
150.00 : 1 "H' T s | se b It | & !
.
100.00 T , I I 1] ié l [
| S
& ! 1
50.00 - : '
Lo I I o o T o W IR Vs T v T o T e e B s S I I I = v e e O o AL N A T B = o R v v [ R e T I
Ea I I o T ol I T W T Y o T T T Y T T Y O i T T S & O e T VA 0 T (N I R U T L & S I A T o I R S IS
o e I B B B B O o T e Tt It At N I o I o I o N ot A o A 0 B O N 0 0 B 0

Ngwn: Tac gii tinh toan & gia diéu tra va mé hinh Cay Qdydinh
Hinh 3.2: So séanh giaréc tinh cia mé hinh va gia giao &th quyén sir dung dat (m?)

Gi4 tinh thé dit (hay gia do UBND #p tinh ban hanhyn dinh 5 rim, sau i nim gia
dugc diéu chinh mot 1an thdng qua chtiéu cH s5 gia dat. Theo nlr kinh nghém céc
nude, phrong phapdiéu chinh bén dong gia th truong BPS hing ch sb hda khéng qua
danh gia i gitp tiét kiem thoi gian va chi phi ddanh gia i gia dat, nheng phrong phép
diéu chinh bén dong gia th truong BPS king ch sb héa théng thong duoc qui dinh
hang rim cho 3dén 4 rim, saudé phii thuc hién danh gia 4i. Vi viéc xacdinh cH s6
phai bao quét Bt cac chi sb cua thi truong, réu khéng c6 mt chi sb chung chodt ca cac
BDS co ti¢ 1am bop méo gidacsaudiéu chinh gay nit cdng king trong cong & gia dat.
Vé6i diéu kien aza Vit Nam va rat kinh ngléim tir cac nréc, giadat & Viét Nam c6 th on
dinh 5 im thyc hién danh gia 4i mot lan, hang Bm diéu chinh giadat théng qua &
théng cH sb gia BDS.
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- Ty 1é gia tri dat tinh thw: Nham thuan loi trong céng tac hanh thu thuhoc hoi kinh
nghiém thu thé & mot sb nude, gia tinh thé dat thuong thip hon gié ti thi truong, thdng
thuong vao khang trén 70% gia irthi truong. B6i véi Viét Nam, canddi ngudn thu tr
gia tinh thd dat va thié sut, ké thira luat thué nhadat (thué SDDPNN) hién hanh, ¥ I¢
gia ti dat tinh thié Luan &ndé xuat 1a 70% gié trdat tinh thié.

- Thu suit: Vé nguyén ic thu thé phai dua trén ki ning sinh bi cia dat, nén thé suat
duoc thaydéi phu thusc vao muc dich sr dung dat. Béi véi dat ¢ vira khdng c6 ki ning
sinh bi, viradaptng nhu du thiét yéu cia con ngoi va khéngdoi hoi mac sr dung dch
vu c6ng qué cao nh cong an, cléu séng, ¢ sinh... nén mc diéu tiét thué déi vaoi dat &
thip hon so \6i dat sir dung vao kinh doanhdat s dung vao mic dich phi néng nglép
diéu tiét thué cao ton dat sr dung vao nuc dich néng nghéip, 1am nghép, nudi tbng thiy
san. bic biét ddi voi dat bo hoang khdngis dung thié diéu tiét cao fon so \bi dat da dua
vao sr dung, nlim han ché dau oo dat, tich © dat va khuyn khich & dung dat c6 hiu
qua.

+ Cin ar xacdinh mrc thié suit tiy theo mc dich sr dung dat duoc thec hién
bang phrong phap phan tich tatdng aia cac bin doc 1ap 18n bén phy thudc 1a giadat.
Co6ng @ thuc hién 1a phan tich md hinh Cay Qinydinh king ptin mém DTREG”, cin
ctr vao mic do tacdong aia cac bén doc 1ap dén giadat cua trng khu wre theo muc dich
sir dung dat nhu: dat &, dat cé khi nang kinh doanh..dé xacdinh k¢ s5 anh hrong aia
cac bén dén giadat ung wi tirng phan khic thtruong, trén o s cac ¢ sd da tinh toan
duoc Luan andé xuat mic thié suat phu hop theo mac dich sr dung dét.

Bang 3.1: Tinh hé s ciia cac bén dwa vao Cay Quyét dinh phan l6p gia dat®®

iy , Gia tii dat tuong ang Wi .
Yéu to Tht tw node A Hé s0
node (tréu déng/nf)
0 18 49,02 1
o Bubn ban 2;19 58,44; 67,37 1,4
Vi tri khu wrc
Van phong;
,p g 3 144,11 3,5
Khach an

Ngwn: Tac gii tinh toan & Cay Quyt dinh giadat/nt.

% Xem ply lyc 3.1: “Xay deng mo hinh giaddt va gia kit dong sin” va phy luc 3.3: “M6 hinh Cay Quét dinh gia
dat”

8 Xem ply luc 3.3: “M6 hinh Cay Quét dinh giadat”
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Nhu vy, cin ar vao ¢ sd tinh todnduoc & trén cho thy, he s ddi cac khu we
nha o, khu we c6 kh ning budn ban va khuwe 1am \an phong, khachas co 1§ sb
trong thg anh hrong dén gia bn luot 14 1; 1,4 va 3,5. C6 nigh, dat thuoe khu we budn
ban ¢ c6 gia trung binh caooh dit chi dung vao mc dich ¢ 1a 1,4 kn; twrong tr dat
thuoc khu wre 1am \an phong, khachas trung binh cé gia caoh khu wrc dat ¢ 1a 3,5
lan. Gin ar hé sd nay Luin andé xuat mic thié suit thué BPS phil lp thg Wi tirng i
tri khu wrc nhr sau.

Bang 3.2: Thué suit tly vao muc dich sir dung dét

Muc dich sr dung dat Thué suit so \6i thué
SUit ciadat &
Dit ¢ 100%
Pét khu wc kinh doanh buén ban 140%
Dét khu wre 1am vin phong, khachas 350%

Ngwn: T4c gi tinh toan.

+ D6i vaoi dat bo hoang khéngts dung, chi so hitu (s dung) mp thié véi mic
thué suit cao lon dat da dua vao & dung, ntim tranh tinh tng sr dung dat 1ang phi, n
ché dau oo, tich u dat, dong thyi khi dat bo hoang khéngiua vao & dung € khéng to ra
san pham ding nhr viéc lam, nha néc s that thu ndt phan thié (ching han khoéng thu
dugc thié nha, thé thu nkip do cho thué nha...). Vidy, dé c6du ngan sach duy tri ic
chi tiéu trong tr va mrc d6 cung d@p dich wi ¢dng trong tr, khdng c6 $u t bu trir boi
nhitng roi khac, thé dat tréng phii tang Ién nlAm badap ngwn thu dodat khéngdua vao
sir dung. Thoéng qua k thuat phan tich hamdi qui, bic tach § trong gia ti “chat lugng”
cia BDS dugc hinh thanh doén va src laodong aia chi so hitu dat tao ra va phn “vi
thé” do x& i mang hi. Truong hop nayduoc hiéu ring, nha éc dau tr cdng ko ra “vi
thé” BDS va c6 qugn diéu tiét mot phan tr gia ti BPS, tuy nhién do ahdat khdngdua
dat vao sr dung nén thé dat tréng duoc diéu tiét cao fon so \bi dit da sr dung xem nlx
khaang budap NSNN to ra “vi thé” caa BDS. Song, rdi ving M thé khac nhau coytlé
xay drng va nirc d6 xay drng khac nhau, nén phdugc xem xét trong Bt phan tich céi
cung ndt cach éng quat 4i mdi cuc vi thé dé xacdinh thié suit cu thé theo trng khu wrc.
Theod6, thié suit thué dit tréng duoc xacdinh &i 4 Quan nghién éu thidiém nhr sad”:

87 Xem xaafinh cacdai luwgng “vi thé” va “chdt liong” tai phu luc 3.1: “Xay deng md hinh gidat va gia it dong
san”
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Bang 3.3: Ty 1é thu thué dét tr 6ng

. . . Thué dat tr 6ng so \6i dat da s
Quan % Vi the % Chat lwgng
dung
(1) (2) (3) (4) = 100%/(3)
Quan 1 73% 27% 372%
Quan 3 70% 30% 336%
Binh Thanh 63% 37% 274%
Go Vip 54% 46% 216%

Ngwn: T4c gii tinh toan.

Déi v6i khu wirc Quan 1, thié dat tréng thu cao bin dit d8 dua vao & dung la 372%,
trong tr ddi véi khu wec Quan 3, Binh Thnh va Go Mp lan luoc 1a 336%, 274% va
216%. Tuy nhién, thu tiudit tréng thi muc tiéu chinh 1& khudn khich & dung dat cé
hiéu qua, han ché dau oo va tich t dat, vadiéu nay ch xay ra & cac thanh phlon, dic
biét 1a Ha Noi va TP.H Chi Minh. Vi \ay, dé xuat chi 4p ding thié dat trong ddi véi cac
quan ndi thanh @a thanh ph truc thwe trunguong va thanh phtrec thuwe tinh.

Hién nay, hén twong sr dung sai muc dich sr dung dat rat nhiéu, oa thé la dat nong
nghiép Sr dung vao nuc dich ¢ va muc dich kinh doanh. Trong hop nay khéng qudinh
muc thié stit ma quidinh hinh thiic phat, mac thu gm phan thié theo muc dich sr dung
hién tai va mrc phat.

Vé muac thié suat (hay % thé suit): No6i chung, thé suat duge xacdinh sau khi tinh toan
cac khan thu khac trong ngan sach trungng (haic dia phrong), ¢in or vao nhu éu
ngan sach va khning chi ta thué, nha lam Lét quyét dinh mxc thué suit bang cach chia
téng gia ti BDS cho nhu #u tai chinh. Theo phlyc $ 3 — To trinh Chinh ph vé du &n
Luat thué nhadat, trung binh rc thu thé dat phi néng nghip trén gia tr dat trong
nude 1a 0,0329%8. Trén @ s5 do6, K thira sic thié nhadat, Luan andé xuit mirc st thué
dbi véi dat & (ké ca néng thon va thanh ihla 0,03%:;ddi vai dat san xuét, kinh doanh phi
néng nghép dra vao nicc do tac dong dén giddat cua cac khu wc dat o va dat co kha
nang kinh doanhié xacdinh thié st cy thé. V6i mac thié suat nhu trén va ¢ 18 gia ti
dat tinh thié xacdinh 1a 70%, ¢ kién & thu thié tdi thiéu dat 846.074.945.97#dng"®
(chi tinh thié suit 0,03% trong uéng Wi dat &), so \6i sd thuc thu & 588.564.109.634
ddng, da ting 44%.D6 1A chra tinhdén gia tinh thé dugc diéu chinh theo gia firthi

8 Xem ph luc 3.4: “Biéu tinh toan xadinh thié suit co ban hang @m”
89 Xem ph luc 3.5: “Tinh & thu thié di kién thudicoc dsi véi ddt 6"
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truong aia dat, do giadat hién nay chra thé woc tinh theo gia trthi truong trong plam vi
ca nudc nén khong th dy doan nirc thu, nhrng chic chic ngwbn thu € ting 1én nhéu so
v6i mac thu hén tai. Vi mac thié suat nhe trén, gia tr dat 2 ty dong i khu virc Quan
G0 Vap, Tp.H Chi Minhduoc ar dung vao nuc dich ¢, sH thué du kién thu hang &m a:

Thué dat = 2 t x 70% x 0,03% = 420.008ng.
« Néu dit nay théc khu wre kinh doanh budn ban:
Thué dat = 2 t x 70% x 0,03% x 140% = 588.0@0ng.
« Néu dét nay thc khu wrc 1am vin phong, khachas:
Thué dat = 2  x 70% x 0,03% x 350% = 1.470.086ng.
Tu twong ddi véi truong hop dit dé trong, khdng 8 dung.
« Néu dét sr dung vao muc dichdé & ma chradwa vao & dung.
Thué dat = 2 t x 70% x 0,03% x 216% = 907.2@0ng.
« Néu dét sr dung vao muc dich kinh doanh ma atadua vao & dung.
Thué dat = 2ty x 70% x 0,03% x 140% x 216% = 1.270.Q8Mg.
« Néu dat s dung vao nac dich 1am win phong, khachas ma chra dua vao
St dung.
Thué dat = 2 ty x 70% x 0,03% x 350% x 216% = 3.175.20Mg.
i) Thué nha
- Dién tich nha chu thw: Dién tich nha ctu thié 1a toan 1 dién tich san xayehg aia
nhag, can ho, haic cong trinh xay ehg khac thac quyén sy hitu hop phap @a © chic va
ca nhan.
- Gia tinh thé: B4i v6i nha nvi xay deng ladon gia 1nf nha xay @ng msi caa nhagd
cung lai do By Xay Dung cong B stit von dau tr hang im, haic do UBND &p tinh
coéng 1 tai dia phrong minh cho phudp voi diéu kién thec # caa dia phrong; d6i véi
nhada sr dung, én ar theodon gia nha xay @ng msi cia nhad cung lai do co quan nha

nudc ¢ thm quyén quydinh, tir phin khiu hao theo quiinh tinh & phi taréc ba do By
Tai Chinh ban hanh tly vadgnha va thi gian sr dung.

- Thé suit: Thué suit nhaduoc thu cung mic voi thué suit dat tay theo mac dich sr
dung.

< Vé mién giam thué

Déi vai dat san xuit ndng nghdp (gom dat trong trot; dat c6 mit nudc nudi tng thuy san;
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dat trong nrng), do chi phi hanh thém, by may can b cong kénh, ngoai can dthué xa,
phuong, con phi st dung can B uy nhiém thu va i dong tr van thué cac dp. Nheng
sd thué thuduoc lai khéng bn. Bén anh doé, néng dan an laddi tugng thu nip thap hien
nay. Sin xuit néng nghdp thoi gian qua d@ng nhr hién nay con gp rat nhidu khé khin,
thién taianh hrong dén sin xuit ndng nghip theong xay ra. Viéc mién giam thié trong
han mxc 10 rim quada gian tép hd trg ngudi néng dan cé thémdwn tai dau tr phat trén
san xuat néng nghdp, dong vién ndéng dan yén tanars xuit, gop phn xéadaéi, giam
nghéo, di thién doi sbng, g hréc nang cao thu rlp, din x6a b khoang cach chénh
léch giau nghéo @i thanh thva néng thén; gép ph han cté tinh tang chugn doi dat
néng nghép, dam bio quy dat phat trén néng nghip,... Viéc tiép tuc ap ding chinh séach
mién, giam thué SDPNN trong thi gian ©i la dangdin nhim gép pln ddy nhanh éc d6
x0adoi giam nghéo di cac vung nong thén ¥i Nam, nang caous canh tranh éa hang
héa néng nglép, thicday phét trén kinh € néng nghip theo lwong hién dai. Tuy nhién,
trong lau dai én thiét phai thu thié d6i vai viéc ar dung dat néng nghip, vi viéc sr dung
tai nguyéndat dai thi phii thyc hién nghia w thué ddi véi Nha nréc. Bén anh do, thu
thué sir dung dat néng nghdp con thrc hién céng ling gita cacddi tuong sr dung dit,
Nha nréc diéu tiét mot phan dia td6 chénhdch | tr vi tri, d6 mau nd, didu kién tuoi
tiéu,... dugc phan anh trong gidia dat (gia tinh thé), déng thyi thuc hién ar thdng nhit
trong quin Iy nha mrée va khuygn khich & dung dat hiéu qua, tao ngbn thu cho ngéan
sachdia phrong, nhit 1a nHrng dia phrong ma phat tén ndng nghip la chi yéu.

Déi véi dat phi néng nghip: Ké thira chinh sach tlunhadat, thid SDDPNN hién hanh,
tiép tuc thee hién ar vu déi caa nha eée doi véi mot sd ddi twong sr dung dat nhe da qui
dinh.

Déi voi nha, mén giam thié nhaduoc thyc hién ddng thyi véi viéc mién giam thué dat
phi néng nghdp. Tuy nhién, do tinh 4ng nhag Viét Nam hén nay 6n tai nhiéu dang nha
khac nhaugda $ cac ving néng thén nhiékién & con ét han ché, muc dich thu thé nha
nhim diéu tiét vao nha coé gia trcaodong thyi han ch dau oo, tich u nhadat. Hon nira,
dbi voi nhag gid © duoc xem la “hang héaat can thiét cho ngroi dan, nénduong cu it
co gin, khi @6 duéi tac dong aia chinh séch tiéy ganh #ing thié s5 nghiéng ¢ phia
nguoi tiéu dung, khé kin hon trong véc ci thién chd ¢. Do d6, Luan an chi dé xuat thu
thué d6i véi nha va cac lgi cong trinh xay dng c6 ét, da king bé téng &t thép tb 1én
theo quidinh aia By Xay drng.

% Qudn ly thu thué

Ky tinh thié theo rAm va rdp thié lam hai &n, vao thang 1 va thang 7 hangm mbi lan
nop 50% $ thué, ngroi nop thié cé the nop mot 1an cho toan b sb thué phai nop.

Vé quan ly hanh chinh thliva thu thd, hoc hoi mé hinh “f¢ théng diém mop thié -
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SISTEP” @ia Indonesia, Vit Nam @n phét trén hé thing quan Iy va thu thé véi sy hd
trg cia mang may tinh va &ithbng ngan hangao diéu kién thuan loi cho ngroi nop thié,
giam thiéu chi phi hanh thujong thyi nang cao tfu qua thu thié.

Tém lgi: Chinh séch thu tRuBPS dra trén ki ning chi té thué, yéu du cia ngan séach
trung wong vadia phrong, mirc do tiéu thy cac dch wi cdng va o s ha tang. Voi cach
tiép cin nay, ndt thach thirc cho VEt Nam |a K thuat danh gia gia irdat va nha, tuy
nhién bi thé tir sic thié nay théng quaéthdng thié suit s5 nang cao Bu qua s dung
dat, ting arong xay drng va gaim dé dat tréng, thét lap gia ti thuc sr cua BDS, to o
hoi cho céacddi tugng cé thu nhp thap tiép cin vao th truong nhag. Bén anh do, thié
BDS condat duoc muc tiéu d@ia Chinh ph & nang cao #ng suit sir dung dat va ting
ngwn thu NSNNdé cung ép tt hon cac dch w cong trong bi canh dan é ngay cang
gia ting nhr Viét Nam,dac biét la cac vungio thi [on. Nhirng muc tiéu ky vong néu trén
tir chinh sach thuBDS la @ sd nén ting gop phn phat trén thi truong BDS Viét Nam
lanh manh, Bn viing.

3.3.2. B sung sic thué Gia tri dat tang thém
< Tinh cdp thiét phdi xay deng chinh sach thé Gia tri ddt tang thém

Viét Nam hén naydang cé éc d6 d6 thi héa it nhanh. Vao #m 2008 dan & do thi
chiém 28% dan & ca nuge, dén nim 2010 ¢ 16 nay 1a gn 30%. Theo d bdo @a Bo Xay
dung, ¥ 16 dd thi hdad Viét Namdén nim 2020 khéng 50%. Qua trinkdé thi hoadoi hoi
nhu du phat trén co S5 ha ting giao théng va dhh trangdd thi. Tuy nhién, ngén lrc tai
chinh @a Nha méc cé han, thim chi gam do thre hién cac cam & thueong mai Quéc t.
Trong knh wrc dau tr, vén dau tr phat trén d6 thi rat 16n, dic biét cac cong trinkdau tr
co & ha ting giao thdng, ning gia ti gia ting aa dit tir cAc cong trinh giao thdng nay
mang hi van chra duoc phan b hop ly, chra mang di nguon thu budip cho NSNN.
Song, gié trgia ting aia dit d& mangdi loi ich cho cac nh&au tr d& muadit truge d6 va
cac I dan cadit canh cong trinh giao théng. Qua tridhu tr co s ha ting giao thongta
day gia dat cua ¢ khu wre ting 18n hang dic 1an, thim chi hang #m lan, nHit 1a cac
manh dét tiép giap nit tién duong. Tuy nhién, chinh sach thddi vai dit dai hién nay i
Viét Nam, nhr phan tichy cheong 2 cho thy, thué dat hang im dugc thu dra trén gia tr
dat nhe 1a thié nam giir tai sin, thié thu nHip tr chuyén nhrong dat vé ly thuyét 1a diéu
tiét mot phan thu nkp tir gia ti dat gia ting, trongd6 c6 gia ti dat gia ting do Nha ndc
dau tr co s ha ting, nhrng ngwn thu nay Nha wéc chi thu dugc khi chi sir dung dét
thuc hién hanh vi chugn nhrong dat (trongdé cé nhéu treong hyp mién thié). Mac thu
thué dat hang @m twong di thap, nén ngén thu thié nay chra du dé bé sung ngdn thu
NSNN nkam phat trén co o ha ting noi riéng va phéat #m do thi n6i chung. Ngoai ra,
van dé that thu thié va Hit cong king trong thu thé dat 1a nguyén nhanah dén chinh
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sach thé chra dapung yéu du la cdng a tai chinh qgan Iy vadiéu tiét vi mé th truong
dat dai, BDS.

Thiét ngh Nha nréc dau te co s ha ting giao thdng lam giaing gia ti dat, hoan toan
khéng phi do ngroi sir dung dat dau tr mang 4i, Nha nréc cé quyn diéu tiét mot phan
tir gid ti dat ting thém nay. Tuy nhién, $tiNam hén nay clra c6 chinh sac#iéu tiét dia
t6 chénh dch rt 16n tir gia ti dat ting 18n sau khitau tr ha ting mdt cach kp ly. Néu
nhu gia ti dat ting thém trong trong hyp naydugc phan b mot cachding mic gira loi
ich aia nhan dan vail ich aia nha méc, ngwn thu vao NSNN khdng riimg gop phn téi
tao von dau tr cho cac cong trinhahting khac ma cond thuong xrng dang cho niing
t6 chirc, ca nhan bthiét thoi do gai téa di dvi, thuc hién cdng Bing xa 1i.

Kinh nghiém & cac nréc Canada, Nit Ban,... it thanh cong &i giai phap gii toa hoan
toan @ khu wrc md dudng va hinh thanh gudat, thay vi ch giai téadu dién tichdé mo

rong dudong, Nha méc thre hién giai toa hoan toan khuue nay vado ra ndt quy dat, day
la khu wrc c6 gia tr dat gia ting cao nit. Quy dit nay $ duoc bandiu gia cdng khaiab

ngwn thu budip mot phan ngbn von do NSNN b radau tu, tai o vén dau tr cAc © s

ha tang khac @ng nhr thyc hién cdng ling V6i nhirng treong hop giai toa hoan toan pi

di doi. Piéu nay ding duoc xem la gii téa tring nhing khu @, phat trén khéngdong

déu, thrc hién tai chinh trangdé thi, dong thyi ciing la bén phap x6a b hoan toan ning

truong hyp nha “siéu ring” & cac thanh phlon. Voi giai phap nay, Nhawsc thu hoan
toan pln chénhdch gia ti dat ting |én sau khiau tr co s& ha tang thdng qua badau

gia quy dat.

Nguoc lai, véi Uc thanh cdng &i chinh sach thiigia ti dit ting thém. Gia irdat ting

thém trong trong hyp Nha nrée dau tr co s ha ting giao théng la do x&hmang hi

cht khdng pli do ngroi sir dung dét dai bo vén va src laodong dau tr tao ra. Nhr vay,

gi4 ti dat ting thém nay tiac chit 1& mdt khaoan “thu nhip” dugc x& Wi “ban ting” cho
nguoi cha dat, nén nha aéc cé qugn diéu tiét mot phan tr gia ti gia ting aia dat. Trén
co 85 d6, Uc ding nhr mot sb nuge ban hanhie thué Gia ti dat ting thémdé diéu tiét

ngwn “thu nHp” nay Wi co s tinh thié 14 pHin gia ti dat ting thém. Nix vay, véi giai

phé&p nay, Nhawbc chi diéu tiét mot phan gia ti dat ting thém tong dwong nhr sic thué

thu nHip, mang 4i lgi ich cho caatdi tuong duoc hudng loi tir Nha nréc dau tr co v ha

tang giao théng.

Péi véi Viét Nam, dodic thu truygn thing ngroi Viét Nam mén sinh $ng &i khu wre
da quen thac voi minh, ngdi nha ta minhda trng 6. Mat khac, Wi giai phap gii toa
hoan toan & khu wrc dé hinh thanh g dat nhe Canada, Nit Ban con ph thuoc vao
dinh gia gia tr cong trinh trémtat, trong ndt sd truong hyp nhim chinh trangdd thi va co

~

quy “dat sach” dé thuc hién ddu gia con phi pha B hoan toan cac céng trinhéhihiru
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tréndat. Do \Ay, Véi diéu kién cia Viét Nam hén nay, én thec hién chinh séch thu tiéu
gia tri dat ting thém & phu kyp hon.

Mot Iy luan khacang h chinh sach thu tiéugia ti dat ting thémduoc giai thich nhr sau:

Mot 13, khi nha eéc dau tr co s ha ting giao thdng latdng ngha Wi viéc
phat sinhdia t6 chénhdch |, do \i tri cia dat dai da thaydoi 1am cii thién mic
do tién loi khi sir dung dat, din dén loi ich kinh € thuduogc do s dung dit ting
len. Nhr vay, phan dién tichdat dai phat sinhija td chénhéch | nay pli thudc
vé ngudi dau tu co s ha ting va ndt phan cho ngroi sir dung dat.

Hai 1a, thu thé gia ti dat ting thém ngoai ¥c ¢am bao céng Bing trong xa Bi
con ¢ y ngta ckbng hiéu tng thu nfp cho nliing déi teong dang s dung dat,
néu ngroi str dung dat khong té bt ky khoan chi phi nao thi d1sin sang cung
ung “hang hoa” ra thtruong BDS wi muac gia é khdng lop ly, gay ting doan
thi trudong BDS va 1a nguyén nharodian din d&én tinh tang giau co én st
cach nhanh chéng khéngry src laodong aia ngroi ¢6 dat, din dén nhiu t
nan xa Ioi nhu thyc € da xay raddi véi cacdd thi méi ndi tai Viét Nam.

Ba 14, Nha méc diéu tiét mot phan gia ti dat ting thém khéng nimg giam &p
luc V& von cho NSNN, 2ng them ngén kinh phidé bdi thuong, gai phong nit
bang, Gi tao oo s ha ting ma thrc chit 1a thu hi mot phan tién déng gop tr
thué cua cac dng I6p dan @.

Bén 1a, khi thrc hién bdi thuong, gii phéng nit bing dé nha nréc xay dring @
s ha ting, ching han nhr mo rong duong. Nha méc phai boi thudng cho cac
cha s dung dat theo gia it tién duong, saudé phan dién tichdat phia trong
trg thanh “mit tién duong”. Gia dinh sau mt thoi gian, do yéu au phat trén
kinh £ x& hi, Nha nréc tiép tuc giai phong nit bing va § bdi thuong cho cla
sir dung dét véi gid “mat tién duong”. Diéu nay cang amg minh fon cho &
bt cong Bing réu Nha nréc khéng thre hién mot chinh sach thu nadé diéu
tiét vao “thu np” do gia ti dit gia &ing.

Nhu vay, theo phan tich trén, véc xay drng chinh sach tltugia ti dat ting thém 4i Viét
Nam |a thét yéu, khéng niing thu i mot phan vén dau tr do Nha mdc bo ra phat tén
co & ha ting ma condam bao cdng ling gita cac thanh gim trong xa bi. Van dé dat ra
tai Viét Nam ding nhr cac nroc ¢6 chinh séch thu thwnay 1a xaadinh gia ti dat ting
thém nhr thé ndodé lam @ so thu thié. Mot thuc t ¢ Viét Nam @n phii nhan thac rang,
viéc xay drng, hach dinh ding nhr van dung luat phap va chinh sachg ché lién quan
dén dat dai va qun ly thi truong BDS con nhdu bat cap; thi truong BDS con théu minh
bach; dréi tdc dong aia nhéu yéu t khach quan va ehquan 1am cho tinh thanh kiro
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cua th truong kém; cac giaoidh BDS ngoai san con chin chi yéu; do \ay ciing gay khé
khin cho qua trinh xadinh gia ti dat ting thém do Nhawbc dau tr vao phét tén co so
ha tang.

% Co s6 thu thué gia tri dat tang thém

Co s thu thié gia ti dat ting thém 14 phn gia ti ting thém éa dat, dugc xacdinh trén
co s giadat chénh éch sau khi Nhawoc dau tr co sd ha tang so i gia dat truge khi

dau tr co o ha ting. Tat nhién,dé xacdinh mrc chénh dch nay phi tién hanhdinh gia
dat. Tuy nhién cac prong phapdinh gia trugn thing nhr pheong phéap so sanhute tiép,

phuong phap chi phi, ptong phap thu nip... vin mang #ing y chi cld quan @a nha
dinh gia va chphu lop véi dinh gia riéngd, khdngdai dién cho tng thé toan th truong.

Trong trdng hop dinh gia hang lat nhim muc dich thu thé thi cac plrong phap
truyén théng nay ¥n khong héu qua. Vi vay, Luan an tép cn phrong phap tinh gia ir
dat ting thém thoéng qua & xay drg ham bi qui gia BDPS giao dch trén th truong. Két

qua caa mo hinh Bi qui da duoc wéc lugng, trinh baydi phu luc 3.1: “Xay deng mé hinh
gia dat va gia hit dong sin” nhr sau:

Y =-7346,808 + 48,713X; + 4,024X; + 179,266X; + 28213,306X4 + 2577,076Xs + 2154,827X,

Véi két qua ham i quy xay drng dugc nhr trén, ta tAy gia BDS cé quan &dong bén
vGi cac yu t6: dién tich (X)), gia ti cdng trinh trértat (X,), do rong duong (Xs), khaang
cachdén trung tam v thé (1/t) (Xu), vi tri (Xs) va phap ly (%). Trongdod, ke 5 ps =
179,266duoc giai thich: V6i diéu kien cac ¥u t6 khac khongidi, khi chiéu rong duong
trung binh ing 1&n 1m thi gia BS trung binh &ting 179,266 (téu dong) va ngroc lai.

Theodo, nhadinh gia @ dang xaatinh gia ti dat ting thém sau khi Nhaudc dau tw mo
rong duong, lam én ar tinh thié gia ti dat ting thém. Xem xét qua viuchhe sau: Mt
BDS c6 gia tr 2.000 tréu, khi nha méc dau tr mo rong duong thém 2 m thi gidua BDS
d6 < 1a: 2.000 tréu + (2 x 179,266 téu dong) = 2.358,532 téu dong

Nhu vay, gia ti BDS ting thém sau khi trong duong 1a 358,532 téu dong, trdng hop
nay Nha méc cé the diéu tiét mot phan tr gia ti BPS ting thém do Nhauvc dau tr co
so ha ting giao théng.

< Vé thué suit thué gia tri dat tang thém

Thu thi gia ti dat ting thém 1a Nhawdc diéu tiét mot phan gia ti dat ting thém khéng
do chi dat bd vén va sic laodong lam gia ing gia ti dit, nén & ban chit thi day la sic
thué thu nHip, mrc thié suit S5 twong duong nhr sic thié thu nHip. Tuy nhiéndéi véi
thué thu nHip, ngroi nop thié cé “thu nHip” thuc tir viéc chuyn nhrong BDS, nén n dé
thu thié tién hanh @ dang lon. Béi véi thué gia ti dat ting thém, phn “thu nhap” chinh
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la gia ti gia ing aia tai an, khéng co “thu nfp” thuc, £ khd khin hon trong hanh thu
thué. Vi vay, Luan andé xuit mic thué suit 1a 20%, thp hon so \6i mic thié thu nhip
theo quidinh hin nay la 25%.

% Vé doi twong ngp thué

Déi twong mp thié 1a cac 6 chic, ho giadinh, c& nhan cé giaitdat ting 1én do nhawsc
dau tr co sd ha tang, tir cac BDS sr dung vao muc dich dic biét va coéng 6ng.

Thuc t khi Nha nréc dau tr co sd ha tang, 1am gia é BDS ting 1én trong plm vi ¢ khu
vuc, ching han nhr xay drng Giu Thi Thiémé Tp.H6 Chi Minhda lam giaing giadat it
nhat 1a khu wrc Quan 2 va Qdn 9; Tai Ha Noi, mo dudng Lé Tiong Tan, dudng L& Van
Lwong kéo dai 1am giaihg giddat cac khudé thi doc hai bén nih Phing Khoang, Trung
Vin, Duong Noi, Van Khé, ... Songgdé thuan loi cho qué trinh thu thy Luan andé xuat
chi thu th déi véi nhitng d6i teong hrong loi truc tiép tir cong trinh giao thdngyrt co
dat tiép giap trre tiép v6i cong trinh théng giao do nhadc dau tr mé rong.

< Vé thu thué

Gi4 ti dat ting thémduoc xacdinh hang &m, vao thi diém dau mbi nam déi véi nhirng
khu wrc c6 gia tr dat ting thém do Nhauvc dau tr co sd ha ting. Thié duoc thu hang
nam vao thang 1 hangim. Trong tedng hop chi dat khdng cé ki ning mp thié s giai
quyét theo hai kxéng: (i) cho w tién thié gia ti dat ting thém va tinh pht chim nop thié
theo quidinh aia phap lat; (i) Nha nrxoc dung ra thu Bi phin dit con hi caa chi dit,
saudé thec hién bandau gia cho cadéi tuong khac.

Tom lgi: Véi chinh sach thiigia ti dat ting thém, Nha msc thee hién diéu tiét thu mot
phan “thu nhip” ting thém dodau tr co s ha ting king ngwn NSNN. Ngoai mc tiéu
dam bao cong king trong x4 Ai, budip NSNN, con cé y nga quan tong la cldng hiu
trng thu nlp cho nling ddi twong dang s dung dit, ngin ngra nhing hanh vi gayiing
doan thi treong, gép phn phat trén thi treong BDS Viét Nam.

3.3.3. Hoan thén céc sic thué thu nhap ddi véi chuyén nhweng bt dng sin

Hoat dong chuygn nhrong quyén sr dung dét 1a hat dong binh throng va khach quan
trong rén kinh € thi truong, réu loai trir kha ning dau oo, tich 1 BBS chuyn nhrong dé
kiém 10i siéu ngch tr BDPS, thio gocdd khac, chugn nhrong BDS c6 y ngla nang cao
hiéu qua sir dung BPS, do ngoi dang s dung dat s dung khdng hdu qua nénda chuygn
nhugng cho ngoi khac, Wi ky vong chi méi sé sir dung BDS ¢6 héu qua cao lon. Vi
vay, réu chuyn nhrong BDS thuin loi s3 tao diéu kién 6t thiic day chuyén dich @ ciu
kinh ¥ theodinh hréng aia Nha méc.
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C6 the no6i haat dong dau oo ton tai trén nhéu thi treong, dréi goc do caa cac nhatau tue
thi day la hat dong kinh doanhkiugc phép ldt thira nkin, ho ky vong trong trong lai gia
BDS < tiang va thudugc loi nhuan tir haat dong nay. Nir vay, muc dich cubi clng dia
hoat dong dau co BDS la thu nfp rong tr haat dong chugn nhrong BDS. Tuy nhién, do
dic diém cia BDS c6 tinh cht ¢d dinh, khéng di chugn duoc, nén trong cling mec nht
dinh naodo co tré kiém soatduoc haat dong dau oo théng qua chinh sach thoay.

Thué thu nHip tr haat dong chugn nhrong BDS duoc thu trén phn thu ntap khi chuyn
nhuong BPS khdng do ngoi chi BPS b von va sic laodong ko nén, dadé phin thu
nhap tinh th dugc xacdinh trén o sy lay gia chugn nhrong trir gia von va cac chi phi
lién quanDai véi Viét Nam, theo qudinh hién hanh, gia én cia BBS dugc xacdinh dra
vao gia ghi trén ép déng chugn nhrong BDS. Tuy nhién, it sb truong hop BDS mua
tir rat lau nén gia mua tinhibg vang, Bng USD, ngay & truong hyp mua Bing tién thi
dén nay thvi gia da thaydéi, gia vang, gia US4 ting manh trong thi gian din day, tén
ddng Viét Nam b tacdong boi ty 16 lam phat @a cac @8m nén khéng pin 4nhdlng gia
tri nhu 1& mot chi phi \é gia vbn. Dodo, khong it nitng trrong hyp chuyén nhrong BDS,
gia von duoc trir khdngdang K, din dén ngha wi thié rat cao.

Trudc thre trang néu trén, \dt Nam c6 té hoc hoi thém kinh nghim cia chinh sach thu
thué thu nHip cia Pai Loan, nénifua ch sb gia vaodé diéu chinh gia vwn BDS. Theodd,
thu nHip chiu thié duoc xacdinh nhr sau:

Gia BbS thxc L Chi Chi phidau tu, cai tao
Thu nHip . . Gia wn . . .
, . = te chuyén - X s - va cac khan thig,
chiu thwe BbS B j o
nhueong gia phi, & phida np

Chi sb giadua vaodiéu chinh gia \Wn BDS 1a ch s gia tiéu dungtugc nha mée cong b
hang @m. Bdi véi truong hop gia mua BS bing vang, Bng USDduoc qui thanh #n
ddng Viét Nam theo gia tng ké binh quan hang thang thoi diém mua, sauwi6 diéu
chinh gia Wn theo ch sb gia. Tzong hop khdng xaatinh duoc gia vén BPS thian dinh
gia do UBND dp tinh ban hanhat thoi diém mua.bdi véi cac BPS c6 ngdn goc trudc
khi luat dat dai im 1993 c6 Hiu luc (treéc ngay 15/10/1993), khdngub hién xacdinh
gia \on, vi lic nay thtruong BDS chra chinh tic duoc thira nHin. Gin ar tinh thié thu
nhap ddi véi chuyén nhrong BDS dugc dé xuit cu thé cho trng sic thié: Thu nhip doanh
nghip va thu np ca nhan.

a) Péi véi thué thu nhgp ca nhan & chuyén nhweng hit déng sin

% Vé doi twong ngp thué
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Péi tuong mp thié 1a ngroi trong nréc va ngrdi nudc ngoai hén nay quidinh phrong
phép tinh thé khac nhau. Trong xuudng hi nhap kinh € thé gisi va khu wc ngay nay
ciing nhr da $ chinh séach thicuia cac e khéng con phan & dbi xir gitra ngroi trong
nudc va ngrdi nuéc ngoai, lon nira thbng nhit pheong phéap thu thiigitra haiddi tuong
nay con tranh tinh4ng lach thé nhe hién nay i Viét Nam.

Péi tuong mop thie TNCN hign hanh chra thrc hién thu thié trong trong hop gop wn
dau tr bing quyn sr dung dit, mua © phan bing quyn sr dung dat, nhan tién boi
thuong v dat. Can b sung caaldi tuong nay vaoddi twong rop thié, vi: (i) ddi véi
truong hop gop Wn dau tr bing quyén ar dung dat va mua 6 phan bing quyén st dung
dat dugc xem nhr cha sir dung dat chuyén nhrong quyén sr dung dat caa minhdé so hiru
mot tai sin khac, K vong co bi nhuan cao lon. Khi da gép ¥n dau tr bing quyn ar
dung dit haic sr dung quyén sr dung dat ¢ mua & phiéu, ngroi cha sir dung dat khong
con cac “quyn” dbi voi dat. Vé mat tha tuc phap ly déng thaydoi chu s dung dat. Vi
vy, néu gia ti gop \bn haic mua 6 phin cao lon gia \bn va céc chi phi lién quan khac
cua dat, thi day chinh phn gia ti gia ing aa dat, cin duoc diéu chinh byi sic thié thu
nhap. (i) ddi véi truong hop nhan tién bdi thudng Ve dat, nhr d& xuat caa Luan and trén,
gi4 dit dugc UBND cip tinh ban hanh |a sa6ivgia thi truong chugn nhrong dat, nén
cha sir dung dat nhan duoc tién bdi thuong ma cao bin gia Wwn va céc chi phi khac lién
quandén quyén sr dung dat thi day ding la plin gia ti gia ing aia dit vaduoc nha moc
diéu chinh bing thié thu nHip.

% Vé pham vi thu thué

Thué TNCN tir chuyén nhrong BPS bao §m & truong hop chuyén nhrong BDBS hinh
thanh tronguong lai, nha oéc didu tiét mot phan thu nfp tir hoat dong chugn nhrong
nay vao NSNN la hoan toaiiingdin. Tuy nhién, ¢ lau dai én c6 quidinh thdng nhit vé
ngha w thié dbi véi thu nHip tr chuyén nhrong Von va thu nhp tr chuyén nhrong
BDS, tranh tinh tmg mau than phap lt.

% Vé phwong phap tinh thié

Phrong phap tinh thtitheo thé suit 2% trén gia chudn nhrong khdng phu bip véi tén
goi “thué thu nHip”. Do diéu kién Viét Nam trong mt 5 truong hop rat khé xacdinh
dugc gia \bn BDS nén cac nha lamauqui dinh phrong phap nayté co tre ap ding thu
thué. Pay thrc chit 1a sic thié thu vao hat dong chuyn quyén sr dung dit va quyn sy
hitu BDS, khong phan bi chuyén nhrong lai hay , trén ti¢ gisi ciing cé nhéu nxéc ap
dung, Viét Nam ding d4 tirng ap dng thié nay thong qua chinh sach “Thahuyén quyén
sir dung dat” khi chua c6 éc thué thu nhip déi véi chuyén nhrong BDS. Tat nhién trong
diéu kién kinh €, xa i cu thé caa mdt qudc gia, \6i mot sb han ché nhit dinh khi ban
hanh luit thué, sic thié naydugc ap ding Wi vai trd gin twong tr nhu sic thué thu nhp.
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Tuy nhién, phi nhit quan ¢ pheong phép thu thés chi 4p ding thu thé 1 trong 2
phuong phéap trong @t giai doan thu thé, khdng nén 4puhg ¢ hai phrong phéap, va

thu thié theo mirc thié suit 2% trén gia chudn nhrong, vra thu theo mic thué 25% trén
thu nHip tinh thé nher Viét Nam. \Gi diéu kién kinh €, xa 1oi Viét Nam hgn nay hoan
toan co th ban hanh® thié thu nkip. Vi vay, phrong phép tinh th&12% trén gia chudn

nhuong khéng nén quiinh trong ldt thué, chi qui dinh duy ntat mot phuong phap tinh
thué trén thu nhp.

< Vé qui dinh mién thué

Ddi voi phan mién thié thu nhip tir chuyén nhrong BDS, thra k&, qua #ing 1a BBS gira
nguoi ¢6 quan B giadinh, do xidt phat fr cudc Hng thyc tién, tinh clat truyén thing aia
cac giadinh Viét Nam, véc chia tach nhan Kl va phan chia taias cia trng giadinh
thudng xay ra, vi \dy phan mién thué can phai xacdinh 6 trinh cho mén thié, saudé thu
thué nhr cac mréc da lam (throng cac mée phat trén mic thu thé thira kK va qua ing
rit cao: NHt 70%, Han Qbc 50%, My 46%, Phap 40%...) éh phan nhim ting thu
NSNN, phin khac nim khoa lip nhing khe b phap ldt ma ngay nay cadbi teong mp
thué dang bi dung nhim tron thié, lach thé. Theodd, thoi gian mén thué dé xuat 1a 3
nam ké tir khi qui dinh aia phap lat cé hiu luc, khaing thyi gian da dé thuc hién viéc
chia tach tai #n trong cac b giadinh (rfu cn thiét), qua thvi han quidinh néu trén, cac
khaan thu nlp phat sinhit cacddi tuong nay & bi thié diéu tiét nhe cac trong hop
chuyén nhrong, thra k&, qua #ing khac. Teong hop tai gin chuyn nhrong, thra k€, qua
ting BDS cb ngdn goc truéc ngay 15/10/19986i véi nhirng déi tuong cé quan & gia
dinh néu trén &dugc mién thié, vi day thrc chit 1a hanh vi chia tach taas, khéng vi
muc dich kinh doanh.

Van dé mién thié ddi véi nhag, dat ¢ duy nhit chea phu lp vé6i thuc €, nén quidinh han
mac mién thué haic thoi gian rim giir tai $in dé thu thié, ching han nhr Han Quc: Néu
BDS rim giir tir 1 rim dén dudi 2 nam, thié st 14 40%, drGi 1 nam thié suit 1a 50%,
dbi voi mot sb truong dic biet cod mirc thié suit dén 60% hdc 70% nhr nguodi ban & hiru
nhiéu BBS ma nfing BDS rim ¢ cac \ tri dic bist, BDS khdng dungié ¢ haic kinh
doanh, DS chrading ky... Ngoai ra, khi xadinh thu np tinh thié tai Han Quc, ding
ty thupc vao thvi gian nim giir tai sin € duogc tnr khoan giam tnr dac biét theo § 1& %.
Viéc quidinh han mic mién thité haic thoi gian nim giir tai sin dé thu thié con cé y
ngha han cké tinh tang dau co nhadat hién rat phd bién tai Viét Nam. Tuy nhiéng goc
d6 mot sic thié thu nhip thi khdng nén aputhg han mic mién thié, vi nha meée chi diéu
tiét phan gia ti gia ting aia BDS khdng do ch i hitu bd vn va src laodong tio nén. Vi
vay, dé han ché tinh tmang dau oo, tich 1 BDS néndiéu chinh king céng a thué suat dua
trén thoi gian rim giir tai sin dé thu thié. Biéu thué dé xuat nhr sau:
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Bang 3.4:Pé xuit biéu thué Thu nhap ca nhandéi véi chuyén nhweng bit dong sin

Thoi gian rim giit BDS Thié suht
Dudi 2 nim 25%
T 2 nim dén dudi 5 nam 20%
Tu 5 rim dén duesi 10 nam 10%
Tir 10 rim tré 1én nhrng sau thi diém ngay 15/10/1993 5%
BDS c6 ngdn ghc tredc thoi diém ngay 15/10/1993 0%

Thoi gian nim giir tai sin dugc tinh i ngay nfn chuyn nhrong (mua) BS dén ngay
chuyén nhrong (ban) BS ghi trén kbp ddng chuyn nhrong BDS.

b) Péi véi thué thu nhap doanh nghép tir chuyén nhweng it déng sin

Thué TNDN tir chuyén nhrong BPS duoc hinh thanh & hon so i chinh sach th
TNCN tir chuyén nhrong BPS, nén chinh sach thinoan thén hon, nha méc quan ly cac
doanh nghip kinh doanh BS théng qua qué trinh khai bao éhtnéadon, ching tr ké
toan... nénidi voi doanh nghip ngwn thu nay tong ddi cdng king gita cacddi tuong,
hién twong lach thé, tron thié han ché hon so \6i thué TNCN. Tuy nhién, chinh sach thu
thu nHip cin c6 mic thié suit vu d4i voi doanh nghip tham giadau tr phéat trén nhao
cho sinh vién, céng nhan lam trong cac khu congépghip trung thuéié ¢, nhas cho
nguoi cé thu nfap thap, ..

TOm lgi: Voi nhitng goi ¥ hoan thén chinh séch thuthu nHip tai Viét Nam, tac gi Luan
an ky vong thié thu nhip tir chuyén nhrong BPS Ia cdng ¢ tai chinh Ku hiéu huydong
moét phan ngwbn thu cho NSNN, cdngédng gira cacddi tugng mop thié vadic biét 1a han
ché tinh tang dau oo, tich u BPS, day gia BPS ting cao,anh hrong khdng ét dén thi
truong BPS ndi riéng, An kinh € ndi chung.

3.3.4. Thié gia tri gia ting di véi bat déng sin

Thué GTGT la thié gian thu, thu trén giditgia ting aia BDS, khong thutdi véi quyén st
dung dat. Nhu phan tichs cheong 2, ndt nhuegc diém aia sic thié nay |1a it céng king
dbi voi cacddi tuong cHu thié, cu thé 1a ngha w thué cé th cao fon. Nhroc diém nay
xuat phat fr qui dinh giadat cia UBND dp tinh thip hon nhiu so \6i gia dat thuc t trén
thi trudng. Tuy nhién, thedé xuat caa ludn an, \in dé cbt 18i can giai quyét khi xay ding
chinh séach thdinhim phat trén thi truong BDS 1a ban hanh gidat sat \bi gia thi truong
chuyén nhrong. Nén ¥n dé bt cdng king trong chinh sach tAGTGT d6i voi BDS phin
naoduoc giai quyét.
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3.3.5. Thay tHé Lé phi trwéc ba bang Luat thué diang ky tai sin

Lé phila khain tién ma 6 chic, ca nhan pdi nop cho @ quan nha wéc, haic 6 chic
dugc nha mdc uy quyen khiduoc cung ép cac thi tuc hanh chinh, phap ly ma Nhadc
dam nhan, gin voi chac ning quin ly Nha nrgc, nlaim xacdinh mdt quyén s hiru tai $in
hop phap. Mic dich aia thu & phi Ia thrc hién chic ning quin Iy Nha nrée, khéng nm
muc dich budiap NSNN. Tuy nhién, & qui dinh aia chinh sach thi phi tirdc ba déi véi
BDS tai Viét Nam hén nay, ¢ [é phi téc ba 0,5% trén tr BBS giao dch tinh € phi
trudc ba (t6i da khéng qua 500 i ddng), ki mang tinh cht thué chir khdng phi 1a 1¢
phi. Tinh clt thué caa khain thu nay th hién & chd mic thu @a n6 khéng hoan toand
vao cac chi phi lién quatén viéc cung ép dich w hanh chinh, phap Iyie Nha méc ma
muc thuduoc xacdinh theo ¢ [& phan tram tinh trén gia ircaa BDS dang ky tnréc ba.

Néu thu B phi taréc ba thi cin phii 4n dinh mbt mac phi & dinh va thp nhr 1a mbt loai
1& phi hanh chinh binh #ng khac. Ngoc lai, véi ban chit caa chinh sach thué Iphi
truéc ba hién nay, én thiét ban hanh chinh sach thaughi tirge ba thanh Lt thué ding
ky tai sin trén © s& ké thira, sra ddi, b sung niing mi dung quidinh trong chinh sach
thu € phi teéc ba, ndng cao tinh phap Iyia chinh sach thé Iphi trac ba.

Viét Nam c6 mdt thuan loi khi thuc hién Luat thué dang ky tai én 1a thié diang ky tai én
da phin ndo tlé hién ¢ 1& phi trge ba, do B phi tiege ba [ khain 16 phi mang tinh clt
thué, nhy chinh sach thwél phi tiréc ba duoc ap ding tir rat 1au va to nén kha quen
thuoc dbi véi ngudi dan Viet Nam khi mén xacdinh nmbt quyen 5 hiru tai sn hop
phap, thm chi thoai quen ngyi dan Viét Nam \an quen @i “thué truéc ba”, cé ngha
dudi goc nhin éada $ nguoi dan thida thra nhin phai nop thié khi ding ky qugn sy
hiru tai gin.

Trén tté gioi ngay nay cé4t nhiéu Quic giadang ap dng hinh thirc thié thu vao hat
dongdang ky tai én. Dodo, Viét Nam ding hoan toan cé &ép ding hinh thirc thié nay.
Bén anh do, viéc xay drng Luat thué dang ky tai €n con couu diém lada két hop mot
céch fwp ly tinh chit 18 phi va tinh cht thué caa k phi tizéc ba hinh thanh it sic thué
thdng nhit. Hon nita, tén @i “truéc ba” mic duda tw thanh quen thic ddi véi ngudoi
dan nhrng cn thiét doi tén thanh &ang ky tai én” dé dam bao & hiéu, phin anhddng
hoat dong phét sinh ngha wi thué theo téng Viét pho théng.

BDS la tai 4n thwwc danh mc Nha mréc quan Iy va yéu &u xac hp quyén & hiwu,
quyén ar dung. Thié ding ky BDS duoc thu mdt lan vao thi diém 1am thi tuc dang ky
quyén 5 hitu, quyén Sr dung BDS nhim thirc hién sx xac nfin vé mat phap Iy qugn s
hitu haic quyén sr dung BPS khi mua m méi, xay drng mvi, hoic nhin chuyn
nhuong (bao §m ci BPS chu thié tao deng nén adi cac hinh tiic duoc biéu ting,
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duoc thira k). Biéu naydam bao cho chi s& hiru, chi sr dung céday du cac qugn dbi
véi BPS, duoc Nha nréc ding ra cdng ndn va ko ho quyén sy hitu, quyén sr dung hop
phap cho ch sv hiru. Dodd, cac cld so hitu, chi sir dung phii thuc hién déng gép nit
phan thu nkp aia minh cho Nhauwvc théng qua ic nop thué dang ky tai an.

Theod6, Luat thué dang ky tai an duoc xay drng Wi nhirng mi dung chinh nh sau:
% Vé déi twong chiu thué dang ky tai sin

Ddi twong thube dién chiu thié diang ky tai én 1 cac tai an thwe dién phii ding ky
quyén sy hiru, quyén ar dung Wi co quan nha méc, thubc danh mc tai sin do Nha éc
qui dinh theo k& ning va yéu &u quan ly cia Nha m6c®™. V& nguyén ic thi cac tai an
c6 gia ti 16n, tai sn cin phai xac dinh ré cac quén va nghia w cu thé cia chi so hiru
trong cac quanédan s, viéc s hiru va s dung tai sn cé nhiing anh hréng nhit dinh
dén doi song kinh € - x& i, duoc Nha mréc dua vao danh mc ding ky quyn s5 hiru
v6i Nha nrge va thwe dién chiu thié diang ky tai gn®, trongdé cé BDS.

< Vé déi twong ngp thué dang ky tai gin (déi véi BPS)

Déi tuong rop thié ding ky BDS 1a cacd chic, ca nhan khi muais, xay dmg nmoi, nhan

chuyén nhrong BDS, tir cac tedng hop: BDS duoc sr dung vao cac mc dich cdng éng;

lam tn s caa cac o quan nha wéc; phuc vu an ninh, gdc phong; éa cac é chic ton

gido, tin ngdng; dat nghia trang, ngtadia...

< Vé cin ar tinh thué dang Ky tai sin (déi véi BDS)

Ké thira chinh sachélphi tréc ba hién hanh, n ar tinh thié ding ky tai én |a gia tinh

thué va thié suit. Trongdo:

Gia tinh thé ding ky tai én la gia ti thuc € chuyén nhrong aia BPS i thoi diém tinh

thué, duoc ghi trén cac aimg tr phap ly lién quarién viéc tao lap, chuyn nhrong, mua

ban BDS.

- Dbi vai dat, treong hyp khong xaalinh duoc gid ti thoi diém chuyén nhrong, hdic

gi4 chugn nhrong thip hon gia do UBND ép tinh ban hanh thi gia tinh thding
ky tai sin 1a gia do UBND ép tinh ban hanh.

% Truong hpp céc tai sin khong bt bugc dang ky quyn s5 hitu nheng chi s6 hitu mwn duoc dang kydé Nha nesc
cbng nkin va hio hé quyén loi cia minh thidwroc quyén dang ky vadong thoi ngp thue dang ky tai gn cho Nha
Nuoc.

91 Quyén s hiru tri tué 1a quyén 5 hitu doi véi tai san vo hinh, ch s¢ hizu mwn dang ky quyn s5 hitu VGi co quan
quan ly Nha meéc dé duoc Nha meéc cdng nkin, bio vé quyen loi cia ho. Thee chit, khi chi so hitu dang ky quyn
so hizu tri tug ciing chinh la b dang thee hién hanh vidang ky quyn s hizu tai sin aia minh. Do gy, c6 thé dua tai
sin la quyn s5 hiru tri tué vao dén chiu thué dang ky tai gn (nheng khéng Bt bugc).
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- Ddi véi nha (nha hac vat kién tric tréndat), néu 1a nha xay i 1a gia thre € xay
dung theo bp dong va hoaion xay drng, trong hyp khdng xaatinh dugc gia xay
dung mbi hoic gia xay dng msi thap hon gia quidinh tai “Suat von dau tr xay
dung” dugc Bo Xay drng cong B hang @m, thi gia tinh thé dang ky tai an 1a gia
theo quidinh i Suit vén dau tr xay ding aia By Xay ding. Trrong hop nha xay
méi trén @ sd nha @ thi gia tinh thé 1a chénhdch gita gia nha xay ehg msi va
gi&4 nha @ trugc do (khdng tinh théidéi véi dat). Néu nha xindang ky khéng phi 1a
nha ndi xay drng, xindang ky Bn dau thi gia tinh thé cin ar vao dén tich nha xay
dung, st von dau tr do Bo Xay drng cong b va % ¥ |é chit luong con i cia nha
tuy vao thyi gian sr dung nhr d& ban hanh trong qdinh tinh & phi tréc ba hién
nay’?, theo cong thc nhr sau:
Gi4 tinh thé dang ky

tai sin =

Dién tich san . SL‘ﬁ’t vén y % gia ti con hi
. xay drng dau tur cta cong trinh
(dang ky kn 2 to di)
Thué suit thué dang ky tai @n quydinh theo ¥ 18 % tinh trén gia tinh tiéu Tuy nhién, thu
thué dang ky tai én v6i muc tiéu chinh & gin Iy nha nréc dbi vai viéc sy hitu cac tai 8n
chiu thié theo y chi éa nha méc, duoc nha mée quidinh trong danh e, nén néc diéu
tiét twong doi thap. Ngoai ra, nbm khuyén khich ngoi dan xin dp gidy ching nkin
quyén st dung dat ciing nhr gidy ching nhin quyén 5 hitu nhag, dong thi bao vé duoc
quyén loi hop phap @a ngroi dan, nirc thu B phi trge ba d6i voi BDS nén gim xubng &
mac 0,3% so i mac hién tai 1a 0,5% va khéng @i han mac i da. Khi do, dang ky
quyén 5 hitu cin nha tf gia 2.000 tdu ddng, th dang ky tai €n < 1a 6 tréu dong
(2.000 x 0,3%)ttong ddi phu hyp voi mac chi té caa ngroi nop thié.
< Mién giam thué dang ky tai sin (doi véi BPS)
Nhu trinh bays trén, thé ding ky tai gn diéu tiét & mac thip, v6i muc tiéu qun ly nha
nudc doi véoi cac tai én phii xac nHin quyén s hiru, quyén sr dung, nén teong hop
mién, giam thié ding ky tai an khdng nhdu. Ké thira chinh sachél phi tréc ba hién
hanh, thé ding ky tai @n chi mién giam thué déi véi truong hop nha,dit caa nhing
ngudi o diéu kién, hoan énh kho khin; haic duoc tao dung hi sau céc tht hai do thién
tai, dich ha, di doi theo chi truong phéat trién kinh €, xa i cia Nha méc...

% Thu thué dang ky tai sin (déi véi BPS)

Thué dang ky tai @n 1a laai thué thu ot 1an dbi véi cac tai én bit busc dang ky quygn sy
hitu, quyén sr dung tai $n theo danh mc do nha néc quidinh; ding nhr cc tai én

92 Quidinh i Théng t s6 68/2010/TT-BTC ngay 26/04/20106dmg din vé L¢é phi tursc by.



147
khéng kit busc ding ky quyn s hiru. Thié dugc nop trude khi o quan nha wéc cod
thim quyén cip cho cli s hitu, chi sir dung tai $n gidy ching nHin quyén  hitu,
quyén st dung tai $n, héadon thié chinh 1a o s dé co quan nha méc co thim quyén
cap gidy chirng nHin quyén 5 hitu, quyén sr dung tai sn cho chi s hitu, chi sir dung.

Tom lgi: Luat thué dang ky tai én duoc xay drng trén ¢ so ké thira, c6 $a ddi va b
sung chinh séacte Iphi tiréc ba hién hanh. \6i tén @i caa sic thié phu lyp véi noi dung
thu thié. Vi muc tiéu qun Iy nha nréc doi véi cac tai én thuwe danh mc do nha ndc
qui dinh theo y chi a nha dc. Bén anh d6, mic thié dé ngh twong dbi thap nhim
khuyén khich cac ci so hitu BDS ding ky quyn s hitu, quyén sr dung BPS:; gop phn
tao lap “hang hoa BS” co day du phap ly trén thtruong, gép phn minh kach hoa th
truong BDS ding nhr gép phn phat trén thi truong BPS.

3.3.6. Sra ddi chinh séach thu tén sir dung dat va thu tién thué dat

Thu tién sr dung dit va thu tén thuédat 1a hai khén thu bn trong tng thu tr BDS, riéng
thu tién sr dung dat hang m giai doan 2004 — 2010 chim khaing 67,6% trongdng thu
tir BDS. Khain thu nay khéng &n vitng vi ngwn tai nguy@ndit dai $ can kiét dan trong
trong lai do nha méc khéng con gy dat dé giao hdc cho thué. Tuy ay, chinh sach thu
tién ar dung dat va tién thuédat hién nay \in con nhéu bat cap, chinh séach thu dladam
bao cong king, hop ly va gay tht thu cho NSNNddng thyi 1am han ché qué trinh phat
trién cac ar &n BDS ndi riéng, thtrudong BDS ndi chung. Twéc thre trang d6, cac chinh
sach thu nayam phii chinh sra va hoan tkn theo cac ong gvi y nhu sau:

Mgt 1, ché dé giao dat va cho thuélat: Nhu dé& xuat o trén, ch ap ding 2 cté d6 1a giao
dat c6 thu tén ar dung dat haic khong thu #in st dung dat va cho thuélat. Theodd, doi
twong nhin giaodat phai nop thié BBS hang am tuy theo mc dich sr dung dét, conddi
trong thuédat caa nha méc ding nhr thuédat caa cacddi tuong khac khdng ph nop
thué BDS hang am, ngroi nop thié BDS trong trong hop nay la ch dat (nguoi co
quyén Sr dung dét, ngueoi cho thuédat).

Hai 14, &p ding ddu gia quyn s dung dat trong giaodat va cho thuéfat: Truong hop
nha nréc thyc hién dau gia qugn Sr dung dat haic dau thiu dr an BDS, thi gia thu Ein
s dung dat va gia thu #n thuédit 1a gia tringdau gid hdc dau thiu. Nhr vay, moi quan
hé dat dai duoc thyc hién theo o ché thi truong, thlcday thi truong quyén ar dung dat
néi riéng, th truong BPS ndi chung phét &n. Trongdo, d6i véi cac b chirc va ca nhan l1a
nhadau tr nudc ngoai, ngoi Viét Namdinh ar ¢ nugc ngoai chap ding hinh thic cho
thuédat.

Goi y cho trng chinh sach thuém st dung dat va tén thuédat cu thé cho mi truong hop
s2 dugc phan tich déi day:
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% Thu tién s dung ddt

Théng nHit qui dinh khéng thu in s dung dat d6i voi ho giadinh va ca nhanisdung dat
6n dinh taréc thoi diém ngay 15/10/19933én nayduoc cip gidy chang nhin quyén Si
dung dt, ké ca truong hyp mua nhatang thué théc g5 hitu nha mréc.

Cin ar tinh tén sr dung dat khi nha mroc giaodat 1a dra vao dén tichdat va giadat (1

m?).

Dién tich dat: Dién tich dat tinh tén sr dung dat 1a phin dién tich dat duoc giao
theo muc dich sr dung dat, dugc ghi trén giy ching nHin quyén sr dung dat; déi

v6i khu dat dir an xay @ng cong trinh trédat, dién tichdat tinh tién sr dung dét la
phan dién tich dat da duoc trr phan dién tich dat 1am duong giao thdng &i bo.

Diéu nayduoc Iy giai ring: @y s& ha ting giao théng 1a do nhartc dau tr xay
dung, trong teong hop chi dau tr thuc hign dr an BDS coduong mi bd xem nhr

nhadau tr da b vén dau tr co s& ha ting, phuc wu loi ich chung cho éng dong
ciing nhr gép plin chinh trangdd thi, nhim khuyén khich nhatiu tr du an BDS
mé rong dudng giao thdng, gim ap Lrc giadau ra @a BPS vi chi phidau vao la
quyén sr dung dat phai nop ting 1én do nhawoc thu tén ar dung dat trén & phan

dién tichdat khdng xay dng nhr hién nay, véc mién tién sr dung dat déi voi phan

dién tichdét sr dung lamduong giao thdng &i bo 1a hop 1y, hinh thrc nay co6 th

xem nhr “nha nréc va nhan dan cung 1am”, nhadt mién tién sr dung dat, nha
dau tr ma cwi cung 1a ngoi sir dung sin pham, dich w dau ra ¢a dr &n BDS b

vbn dau tr ha ting giao théng.

Gia dat: Giadat duoc xacdinh |a gia trangtau gia qugn ar dung dat, treong hop
khéng thdng quaiu gia qugn sr dung dét thi giadat 1a gia do UBND ép tinh
ban hanh hangiam tly theo mc dich sr dung dat, sat Wi gia thi truong chuygn
nheong quyén sr dung dat. Riéngddi véi cac khudit du an, giadat tinh tién sr
dung dit dugc xacdinh ai thé ddi véi tirng khu wre trong khudat. Khu wre dat xay
dung cong trinh hiic nhag, giadat tinh tén sr dung dit theo muc dich sr dung dat
&, khu wrc cong vién cay xanh Bo khu wc khéng xay dng khac (tir duong giao
thdng i bd), giadat tinh tién sr dung dét tinh bing 50% gi&tat theo muc dich sr
dung dat ¢. Giai thich trong tr nhu truong hop dét sir dung lamduong giao théng
ndi bo & trén, pln dat 1am cdng vién cay xanh hodat khéng xay ¢ng khac do
cha dau tr bo vén dau tr. Mat du nhadau tr bo von xay drng céac khu cong vién 1a
gop phin chinh trangdd thi va phuc vu chung éng dong. Song, ngoi huong loi
truc tiép tir cac cong trinh nay |a fthg ngroi sir dung sin pham, dich wi caa dr &n
BDS, nén b phai chiu mot phan chi phi & gid qudn ar dung dat dugc chuyn héa
vao trong gia ¢a sin phim, dich w du an BDS.
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Hudng sra d6i nhu trén ¢ khic phuc dugc tinh tang gid 4n phim dau ra dia cac @ an
BDS ting qué caodic biét ddi véi cac dr &n nhad. Gid nha giaidng la do véc tinh tén
sir dung dat d6i véi cac dr &n BDPS hién nay tinh trén & dién tich dit khéng xay gng
(nhe duong giao thdng & b, cdng vién...),da lam tng chi phidau vao @a doanh
nghiép kinh doanh BS, trong khi gid banas phim dau ra ch tinh trén dén tich xay
dung haic dién tich s dung thrc # ma théi,diéu nay lamday gia nhao ting cao, gay &t
6n cho th truong BDS. Ngoai ra, gii phap naydugc xem l1a gii phap B tro cia nha éc
dbi véi “bén cu” nha¢ nham tao diéu kién cai thién chd & cho toan dan theo ghruong,
chién luoc phat trén kinh € x& hi cua ¢ nuéc.
Ddi véi truong hop chuyén muc dich sr dung dét, vé ban chit thi khain thu nay Ia thu &n
sir dung dat, mic thu phi thupc vao Kk nang sinh bi cia dat sau khi chugn muc dich sr
dung. Dodd, nha méc chi thu khi nao chugn muc dich sr dung dat ma kh nang sinh bi
cuadit cao hon so i muc dich sr dung dat cii, mic thu trén o s phan chénhéch dia td
do chuyn d6i myc dich sr dung dét, lam gia iing loi ich trong trong lai tr viéc st dung
dat.

- Néu dat nhan chuyn nhrong tr cAc & chic va c& nhan thidh sr dung dat phai
nop la pHin chénh §ch gira gia dit theo muc dich sr dung mbi tai thoi diém
chuyén muc dich sr dung (gia theo UBND 4p tinh ban hanh) va gidit nhin
chuyén nhrong.

- Néu dit can chuyn myc dich sr dung ladat da duoc cac 6 chic va ca nhada sr
dung 6n dinh tir truée thoi diém 15/10/1993, thi &n sr dung dat phai nop 1a phin
chénh éch gira giadat theo mic dich sr dung mvi va giadat theo muc dich sr
dung trege do tai thoi diém chuyén muc dich sr dung dat (gia theo UBND ép tinh
ban hanh).

- Truong hyp chuy¥n muc dich sr dung dat lam “giam gia ti dat” nhu chuyén tir
muc dich sr dung dit ¢ sangdit sain xuat ndng nghép haydat phi néng nghip
nhueng khéng phi dat &; tir dat phi néng nghip sangdat san xuit néng nghip, 1am
cho giadat theo muc dich sr dung msi thip hon gia dat theo muc dich sr dung
trudc d6 thi nha wdc khéng thec hién hoan ti lai tién sr dung dat.

% Thu tién thué dat

Chinh sach thuén thuédit phat sinh khi nhauwdc c6 qugn 5 hitu vé dit dai cho cacd
chic, ca nhan thudat dé s dung vao nltng muc dich theo qui hach aia Nha mréc. Khi
d6 ngroi thué dat phai tra khaan tién thuédat gom hai phan: tién thué dat hang am va
phan loi nhuan mongdoi do rim giir ¢it mang 4i cho chi dat. O gécdd caa ngrodi cho
thué (nha ndc), tién thuédat nhim budip chi phi b ra dé c6 duoc dat nhe chi phi Bi
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thuong, gii phéng nit bang, k& ca chi phi thé dat hang am. Vé nguyén ic thi gia thué
tiy thupc vao muc dich va thi han thuédat, dugc thoa thuin gitta nha ée voi cac 6
chic va ca nhan thuéit, haic thong quatau gia. Tuy nhién ning trrong hop khéng
thdng quadiu gia thi gia thu@it dugc xacdinh dra vao thi gian thuédat, dién tich dat
vadon gia cho thuéfit tiy theo nac dich sr dung dat va kha nang sinh bi ky vong aia
dat.

Véi ly luan Vvé thu tén thuédat nhu trén, tiege bi canh i nhap kinh € quoc t va khu
vuc hién nay, \in dé phan bét ddi xir gita Viét Nam va méc ngoai dn duoc x6a 1. Vi
vay can phai théng nHit déi tuong thuédat, khéng c6 s phan bit d6i xir gitra © chac, ca
nhan mréc ngodi va & chic, ca nhan trongudc; cacddi tuong thuédit dugc phép kra
chon thuédat tra tién mot 1an haic tra tién thué hang #am. Quidinh nay #o diéu kién
thuan loi cho cac ch thé tham gia thu@it, néu t chic haic ca nhan thudat co du diéu
kién tai chinh c6 th chon hinh thirc thuédat tra tién 1 Bn. Ngroc lai, néu khéngdu diéu
kién Vé tai chinh c6 th chon hinh thirc thuédat tra tién thué hang am, dam bao nhu @u
ngwn von dé dau tur khai thac g dat. Viéc sraddi nhu trén ngoai y ngia gop phn binh
dang gira cacddi tuong thuédat l1a cac & chrc, ca nhan trongudc va cacd chac, ca
nhan rdc ngoai; phi bp V6i xu heéng md cira va tr do throng mai; gép pHin hoan thin
chinh sach thdéi voi dit dai theo hréng don gian, & hiéu, & thuc thec hién... khic
phuc nhitng Hn tai hién nay; con cé y ngh gop phn thicday thi truong BDS phat trén.

Cin ar tinh tén thuédat duoc xacdinh ax thé tly theo hinh tic thuédat: tra tién mot 1an
cho @ thoi han thuédat hay té tién thuédat hang am, o thé nhr sau:

i) Truong hpp trd tién thué 1 dn cho & thoi han thué:
Gi4 thuédit duoc tinh theo cong trc:

Gia thuédat tra 1 1an Dién tich Pon gia thué Thoi han

cho @ thoi gianthué  dit(md)  dét(1nd) «  thuédét
- Tuong tr nhr chinh sach thudn ar dung dat, dién tich dat tinh tén thuédat doi
véi cac dr 4n xay a@ng cac cong trinh trédit | ptan dién tich da duoc trir phan
dién tich dat lam duong giao thdng & bo trong dr an.Pon gia thuédat déi voi
phan dién tichdat lam céng vién, khu gi tri... khéngdugc xay drng céng trinh,
thu 50%don giadit theo muc dich sr dung dat.

- Vé don gia thuédat: Néu thuédit thdng quatau gia thuédat, thidon gia thuétat la
don gia trangdau gi&; réu thuédat khdng thdng qudau gia qugn thuédat, thi don
gia thuédat cin or vaodon giadat do UBND dp tinh ban hanhat thoi diém thué.
Tuy nhién, Wi mac thu nhr qui dinh hign nay ét thap so \6i gi& cho thuétat thyc
té trén th truong ding nhr mic thu tén sr dung dat khi nha mréc giaodat. Gia
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dinh thuédit va nhin giaodat cé thi han 70 rim, gia thuédat hién nay ch bang

35% (0,5% x 70 #m) gia rép tién sr dung dat. Piéu nay dn dén that thu NSNN,
bit cdng king gita cacddi twong st dung dat, ngodi ra do gidat thué thp nén
khéng cédong luc thicday cacddi tugng sr dung dat c6 héu qua, gay lang phi
quy dat. Nham dam bao céng ling & nghia w tai chinh gia cacddi tuong sr

dung dat, mac gia thuédit caa nha wéc phii duoc diéu chinh cao bn hién nay,
phi hop voi nguyén ic thi truong, mrc thu tén thuédat tra tién thué 14n cho &

thoi han thué phi tuong duong Wi muc thu tén sr dung dat va cac khan thiué dit,

gan véi gia cho thuétat trén th truong BPS.

Vé nguyén ic gia thuédit tra tién thué 1 4n tai thoi diém thué 1a gia irsinh bi ky
vong tr s dung dat thué trong tong lai, duoc chét khdu dong thu nfp nay
thoi diém hién tai véi mot ty 1& chiét khiu nhit dinh. C6 th x&c dinh théng qua

cong thirc sau:
__Ck

(@L+r)
Trongdd: P la gia thudit tra tién thué not lan.

CF la thu nlp rong fr viéc sr dung dat thué mm th t.

rla t 1& chiét khau.
Ké thira chinh sach thuéi sr dung dat va thu tén thuédat hién hanh, nic thu tén
sir dung dit trong tzong hop nha méc giaodat 1au dai va giaatat co thyi han 70
nam déu c6 mirc thu nhr nhau Bing 100% giatat. Hon nira Wi thu nhip rong
vong do & dung dit tir sau @m the 71, chét khdu @ thoi diém hién tai xem nhr
gia tri khéngdang K va c6 tit xem Ia pln loi nhuan danh cho ngpi cha dat. Mat
dl ngroi thué dat khdng c6 quén ddi véi dai dai nhr nguoi duoc giaodat nheng
ho khdng phi nop tién thuédat hang im. Do \dy, mic thu tén thuédit theo tac
gia luan &ndé xuit véi thoi han thué 70 am c6 gia thuéuong dwong Wi mirc thu
tién ar dung dat. Tr d6 mic gia thuddat hang Am dé xuat 1a 1,5% giadat, khi d6
nguoi thuédat 70 nim c6 gia thué 1a P = 1,5% x giat x 70 rim = 105% x giatat.

i) Truong hop trd tien thuédat hang m:

Néu thuédat tra tién thué hang am, gia thuédit naim dau tiénduoc xacdinh ain ar vao
gia dat do UBND dp tinh ban hanhat thoi diém thuédat, véi mac gia thué bng 1,5%
gia dit. Gia thué aa nim sauduoc tinh trén o si cia giadat thué m trudc odng thém
ty 1& 1&i suit du kién (r), ty & 1ai suit du kién duoc quidinh tnrée va thda thuin trong op
ddng thué, c6 thén dinh vadiéu chinh 5 im 1 kn. Quidinh nhr vay nhim tao diéu kién
cho céc ch dau tr du toan tirée dugce chi phi thuétit, |am @ sd cho qué trinh tm dinh
du andau tr c6 héu qua hay khéng tirée khi tham gia bip dong thuédt.
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Tom lai: Vé6i goi y stta doi chinh sach thu &n sr dung dat va thu tén thuédat nhu trén,
trudc hét cac chinh sach thu nad thing nhit duoc ngha w tai chinhddi véi cac ddi
tuong nhin giaodat va thuédat; gép pln binhding gira © chic, c& nhan trongudc va
nugc ngoai trong chinh sach tai chidfit dai; saudoé 1a vin @& diéu chinh ting mic thu
tién thuédat phu hyp v6i kha nang sinh bi caa dat va gin trong duong Wi chinh séch thu
tién ar dung dat, dam bao cdng ling cho caaldi twong tham gia vao fhrudong quyn st
dung dat. Mit khac, ing mic thu tén thuédat 1a thicday cacddi tuong thuédat s dung
dat c6 hiu qua, tiét kiem, dong thyi tang thu cho NSNN, gép ph phét trén thi truong
BDS.

3.4. Mét sb giai phap hé tr¢ ddi véi phat tri én thi trwong bat dong sin Viét Nam
3.4.1. \@ minh bach héa thi trwong bt déng sin
< Kién toan cac san giaojdh bit dgng sin

Ph&p ldt qui dinh mpi giao dch v san phim, dich w caa dr &n BDS déu phii théng qua
san giao ith BDS (trir mot b trudng hop dic biét theo quidinh aia phéap lat). biéu nay
tao diéu kién tt cho cac san giacich BDS hinh thanh va phat én, tao diéu kién cong
khai va minh bch héa théng tindam bao quyén loi cua cac bén tham gia giadct ding

nhr quan Iy nha e trong phéat tén thi trudong BDS. Tuy nhién cac san giadct BDS

hién nay clra dapang dugc cac tiéu chi néu trén, eadua tinh chuyén nglép va chra du

stc hap dan trong cdng ching. M phan ding do &p quén thoi quenta ngroi dan Viet

Nam khi mua ban BS throng qua “cod méi g@ii” nén cin phai cé thoi gian dé ngeoi dan
tirng hrdc 1am quen; it khac, do #n prim cia cac san conah hep, chra cé nhéu mit

hang KBp din va chra c6 nhtu hra cton cho khach hang, giadah chra thuin tién va
chua cé nhéu dich wi hd tro kém theo (nh dinh gia, dch w ngan hang...).

Ngoai ra, nét sb san giao @th BDS hinh thanh khéng phtheo nhu éu cia th trudong ma
do cac nhatau tr “d6i phd” véi qui dinh aia phap lét ty thanh &p san giao ith riéng éa
minh hdic san giao th thanh4p véi muc dich dé lién két kinh doanh ¥i mot sb nhadau
tu “chién luoc cung canh”. Qui lit caa th trudng da khén nhiéu san giao @th tr thanh
nguoi mua hang ga cac ch dau tr dy an, saul6 dinh gia va banal nhu mét nha phan
phdi di véi san prim BDS, diéu nay ding & dang dn dén d¢au co BDS aia cac san khi
thi truong khan hdm. Nhr vay, nhiégm wu céng khai héa théng tin ithreong aia cac san
giao dch BDS thrc ¥ khéng mangdi hiéu qua, sr cd mit cia cac san giaoich BDS cH
mang tinh hinh tirc. Vi Ay, phap ldt can quidinh cac bdn phap ch tai a thé dé kién
toan hat dong aia san giao idh BDS hién nay, yéu &u cac cli dau tr phai cong khai
thdng tin nhay trén trang weldién ti, tai van phong céng ty,an phong o quan gan ly
nhadia phrong. Gin 4p ding nHing hinh thrc phat vi pham réu chi dau tr khéng cdng
khai théng tin, cong khai téii théng tin hac cong khai thdng tin saédh.
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< Thiét ldp cac cli sé do lwong thi trwong bit dgng sin

Thiét 1ap duoc cac chsb do luong th truong BDS 14 ¢dng ¢ theo dbi g phat trén aia th

truong BPS, 14 yu t6 quan tong cii thién dé minh ach aia th truong BDS Viét Nam, 1a
chia khoa thanh céng trong thu hiat éigwon dau tr vao th truong BDS, 1a @ s gilp
cac @ quan clc ning cé nling gii phap @ thé va kp thoi ddi voi su bién dong aia th

truong BDS. Pa $ cac méc do ludng sr phat trén cia th truong BDS théng qua &
thdng cac chsd (chi s6 gid BPS — RPI; chsd giao dch aia th truong — RAI; chi sb danh
gia chung thtruong — ARMI; cH b lgi nhuan nhag - HPrl,...). Mac du Thi teéng Chinh
pha Viét Namda ban hanh quy dinh $ 43/2010/®-TTg \é viéc ban hanh &ithéng cH

tiéu quic gia, trongdd gdm cé cac chsd gia BDS. Tuy nhién chdén nay, cac chs) lién
quandén thi trudng BPS chra duoc cdng 16 mang &m quc gia, ch thuc hién cuc bH tai

mot sb cdng ty BDS. Vi vy, cin nghién ¢u ban hanh cacim ban qui plam phap ldt c6
tinh phap Iy cao & cung ép thdng tin BS, to diéu kién cung ép ngwn théng tin &
liéu day du, chinh x&c lame sy xay drng cac chsb cua th truong.

% Xay deng hanh lang phap ly cho giaoidh nhae¢ hinh thanh trong wong lai

Giao dch nhag hinh thanh trongubng lai throng Hp din cho cac nhdau tu, vi ngroi
dau tr c6 von déng gop teéc € dugc mua nha §i gia r©, cha dau tr phat trén dr &n huy
dong dugc ngbn vén cn thiét chi yéu tr ngdn von tiét kiem trong dan va chim da $
trong Hng giao dch trén th treong (khaing 60% - 70%) [76]. Tuy nhién giadath nay
ludn chra dyng nhéu rai ro ndi tai vi tai sin vin chra dugc hinh thanh. Theo mhphap
luat hién hanh quidinh, chi dau tr dy &n ch duoc ban nh& hinh thanh trongubng
lai sau khid& hoan thanh xong ph mong. \6i qui dinh nhr trén \in chra da dé kiém
Soat cacui ro co th xay ra va chra c6 cac tin phap ch tai hop ly. Thuc € cho thiy,
nhiéu nhadau tr so cap da kéu @i gép Won ma \in chra hoan 4t thu giao dit véi nha
nude, nhadau tr the cap da kéu @i gop von van chra hoan it thi tuc chuyén nhrong wi
nhadau tr so cip. Ngoai ra théng tin lién quatén dr an chradugc minh ach, cdng khai
dang mic, khdng cé théng tin chinh dhg hdic c6 bén th ba xac nhn va chu trach
nhiém nhr ngan hang tirong mai, san giao ith BDS.... Vi vy, dé han ché cac i ro c6
thé xay ra nhr néu trén, nhauwc ssm c6 hanh lang phap ly choalaiao dch nay, nht 1a
cong khai théng tin trung tit cho dr &n, cac in phéap ch tai hop ly, ching khoan BS
cho phin gép \n thay cho hinh tic ban nh& hinh thanh trongiong lai.

3.4.2. Nang cao #ng luc chuyén mén cho cac anthé tham gia thi trwong bat dong
san

Tham gia vao thtruong BDS ¢m nhiéu chi thé khac nhaug thi trudng S cip ¢ s
tham gia @a nha wéc — ladai dién chi so hiru dat dai, giaodat haic cho thuétat cho céc
d6i tuong 1a 6 chic va ca nhanisdung dat; & thi truong thr cip, ngoai “bén cung” va
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yo

“bén du” cua th truong BDS con c6 cac nha moidj nha tr van, dinh gia, cacd chic
bao hiém, céc trung gian tai chinh, cae quan dch w... Thi truong BDS phat trén lanh
manh, Bn vitng doi hoi cac chi thé tham gia th truong phii c6 mic do hiéu biét nhat
dinh. Cac nhatiu tr phai du nang lec chuy@n mén, caé tchic trung giandodi hoi phai co
cac chuyén gia @i, nguoi tiéu dung phi hiéu biét nhit dinh cac cac quiinh aia phap
luat. Pong thyi ciing ing arong can b quan Iy nha mréc cé trinhdo ¢ cac By, nganh va
dia phrong lién quandén BDS. Vi Ay, ning cao #ing luc chuy@n mén cho cac ehhé
khac nhau tham giaitlruong BDS ladiéu cin thiét, co K hoach va b trinh. Béi voi can
bo quan Iy nha nrdc cha chbt can chi tong © chic dao wo, ar di hoc cac &p nghiép wu
trong va ngodi moc; phéat huy ép tuc cac khéatao no cip ching cH nhe mdi givi BDS,
dinh gia BDS, tr van BDS,..; ing arong tuyén trugn cac quidinh aia phap lat dén moi
tang lop dan o.

3.4.3. Céc gii phap khac
< Gidi phap ¢ chinh sachddu tw phat trién cac de an hit dgng sin

Theo nhr dy bdo xu lréng phat trén aia th truosng BDS Viet Namdén nim 2020, nhu
cau phét trén thi truong BDS chi yéu la ip trung vao phét &h do thi, voi tong dién tich
d4t du bao é@n cho phat tén d6 thi giai doan 2011dén 2020 |& 7.325.000 nghin’nirong
d6 phat trén nhag duoc dic biét duoc chd tong Wi tong dién tichdat du toan én khaing

871.400 nghin M, nhit 1a cac thanh phlén nhr HA Noi va Tp.H> Chi Minh. Trén o

sd du b&o, én phat trén cac chinh sacliu tr thich kyp vao th treong BDS nhim phat
trién cac én phim BDS dung dinh hréong, ding chén leoc va muc tiéudé ra, dong thoi

dapung yéu au thiét yéu aia th trudng ding nhr tao diéu kién mang i loi nhuan cho
cac nhatau tr, gop pln phat trén sdidong th truong BDS.

< Hoan thign hé théng théng tin quin Iy va de béo th trwong bit déng sin

Van @& mat canddi caa th truong BDS Viét Nam thyi gian qua phn I6n [a do Vit Nam
chua cé ndt hé théng théng tin ¢ bao th truong va plic wu cho véc dinh hréng phét
trién aza th trudong BDS. Xay drng ke théng thdng tin thtruedng, ngoadi mc tiéu phic wu
cho qué trinh xaywhg cac chsb thi trudng con & o s du bao nhu au thi treong. Cac
san giao gth BDS phii c6 trach nhdm bao céo thong tindvthi truong BDS, bao ¢m ci
s6 lugng giao dch, gia @ giao dch,... Gv quan gén Iy nha méc tirng dia phrong cé
trach nhém tong hyp va cong b thong tin minh beh cho th truong. Nghién ¢u dé xuat
hé théng ptin mém quan ly co so dix liéu vé thi truong BDS & tam quic gia.

% Tac giz tinh toan dra vao “Dé an phat trén thi treong BPS” va “Chién luoc phat trén nhag Quic giadén nim
2020 va &m nhindéen nam 2030” aia By Xay dng.
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% Tiép twc aii cach hanh chinh lién quanién thi truong bit déng sin

Céng cc cii cach hanh chinbia thrc hién khéa 1au vatén nay éing da dat dugc mot s
két qua nhat dinh. Nhing nhin chung céac thtuc hanh chinhai Viét Nam kha phc tap,
thi tuc con om ra, tinh taing quan liéu, €a quyén con pld bién gay khé kiin khéng it
cac nhatau tr ciing nhr nguodi dan. Vi Wy, cn triét dé cai cach hanh chinh lién quaién
BDS ¢ moi mit, ké ca thi tuc dau tw, phé dugt duy &n, ép gidy ching ntin quyén sr
dung dat, quyén 5 hitu nhagd, tha tuc thé chip BDS... cii cach theo tiong ghm bot cac
thu tuc khéng @n thiét, rat ngin thoi gian cung ép dich w, thuec hién triét dé co ché “mot
cira” trong cAc th tuc hanh chinh lién quatén BDS.

< Ddy manh cdng tacddu gia quyén s dung ddt, ddu thau dw a&n BDS

Nha nréc chiu tradch nhém thu Wi dat, thuc hién bdi thuong, gii phéng mit bang va hinh
thanh q@ dat, saudé giaodat hoic cho cacd chirc va ca nhan thuit sir dung vao cac
muc dich d8 dugc xacdinh theo y chi¢a nha wéc. Hién nayda $ cac dr &n BDS dugc
nha nréc giaodat hoic cho thuétat theo © ché “xét duyét” hoic giao (cho thué) dhdinh.
Nhim minh kach hoa th treong BDS, to san chi lanh manh va cdng #ng cho cac nha
dau tr, nénday manh cong tactiu gia qugn Sr dung dét trong giaodat va cho thuétit,
dau thau dr andau tr kinh doanh BS. Biéu nay con c6 y ngh lam gim thiéu tiéu arc,
tham nling trongdét dai, thu hatduoc nhu nhadau tr tham gia vadng thu NSNN.

% Gidi phapdoi véi doanh nghiép kinh doanh BPS

Thue hién ding cac quidinh aia ludt phap ¥ kinh doanh BS, kinh doanh nhéa: Xay
dung e thong phap lat, chinh pl ky vong < diéu tiét thi trusng BDS theo lréng minh
bach, céng khaiddng thyi nang cao liu qua quan ly cia nha éc trong tnh wc nay.
Thuc hién dang cac quidinh aia luat phap ¢ kinh doanh BS la gop phn minh tach
héa th trudng BDS, han ché cac ni ro tiém an trong kinh doanh BS.

Nang cao ung lkc chuyén ménTheo quidinh hén nay, ca nhan hb dong moi gbi,
dinh gi&, qan ly, diéu hanh san giaocich BDS phii quadao to. Bé duoc cip chrng cH,
ngudi hanh ngk méi giéi BDS phii c6 du cacdiéu kién, trongdd codiéu kién lada co
gidy chang nHin d& hoan thanh khédao to, bdi dudng kién thrc v& méi gisi, dinh gia
BDS. Tuy nhiénda $ nhan viéndi cac san giaoidh déu tu hoc, rat it truong hop duogc
dao to qua terong lop ban An vaduoc cip ching cH. Han cké vé kién thrc 1a mbt trong
nhitng nguy@n do ma cac san gidotdBDS hién nay hat dong khéng hiu qua, cu thé 1a
khong tlé banduoc “hang” qua san. Bénanh d6 thi “co” BDS hat dong At manh va
kha quen théc voi da $ nguoi dan Vist Nam. Chinh vi §y ma cac khau dun ly nha
nudc khdng tl kiém soat tinh #ng dau oo lién tuc dién ra dréi nhiéu hinh thirc khac
nhau trén thtruong BDS, gay ting doan thi truong.
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Theo chén lugc phat trén kinh € xa hi nam 2011 — 2020, \&t Nam @ ban tré thanh
mot nudc cdng nghip. Véi xu huéng do, thi truong BPS ding khoéng ngng phat trén
clng i sy phat trén oia rén kinh € ca nuéc. Pé thi truong BPS Viét Nam ngay cang
phat trén 6n dinh va &n vitng thi viéc hoan thin chinh séch tai chindbi vai thi trudng
nay la ndt yéu du cip thiét, trongdo dic biét 1a chinh sach thu O cac clrong turdc,
Luan &nda nghién ¢u oo so ly thuyét vé mot chinh sach thuihiéu qua quan ly va phét
trién thi truong BDS, kinh nghém diéu hanh chinh sach thutdi véi thi truong BDS &
mot s nuge va kinh nghm cho Vit Nam, phan tich tadéong aia chinh sach tiéuciing
nhu nhirng mit dat dugc va chraduoc cia chinh sach tluddi véi BDS ti Viét Nam thi
gian qua. Trong atong 3, \6i muc tiéu, quandiém vadinh hrong phét tén thi truong
BDS. Luin andua ra cac gi phapddi mai va hoan thin chinh séach thuddi véi phéat
trién thi trudng BDS Viét Nam. Gi thé: Boi méi chinh sach thtiBDS; b sung chinh sach
thué gia ti dit ting thém; &a d6i, bd sung chinh sach tAuhu nhip ddi véi chuyén
nhuong BDS; thay th Lé phi tréc ba bang Luat thué dang ky tai én; sra doi, bd sung
chinh sach thddi voi dat dai. Bong thyi ciing dua ra ndt sb cac gii phap B tro khac
nhim quan ly va phat tén thi trudng BDS Viét Nam.

Xay dyng 6t chinh sach thddi véi BBS, dap ing yéu éu chinh sach thudon gian,
minh ach, rd rangpn dinh, dam bao céng Bing trongdiéu tiét thu nHip cia cac ing 6p
dan ar va tén gin hon dén nhitng thdng & quic t& 5 gép pln phat huy vai troi@ thié
trong qun ly vadiéu tiét thi truong BDS, dong thyi nang cao tinh B qua caa ke thong
chinh sach thavViét Nam.
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KET LUAN

Thi truong BDS Viét Nam la th truong con non &, trong qua trinh hinh thanh va phét
trién, cac © ché va chinh sach cho ithruong naydang trong giaidoan hoan thin nén
khéng tranh kbi bat cap, chinh sach eta day du va chra déng k. Bén anh do, dp do
phat trén cia th truong BDS Viét Nam cond mic thap, cac yu t hd trg thi truong chra
thdng sét, quan ly dat dai con nhéu bat cap, tinh minh lch aia th trudng chra cao nén
kha ning thu hat ngéin vén dau tr ciing con lan cté... @6 1a hang lat cac nguyén nhan
dan dén thi truong BDS Viét Nam hén nay phat tdn khong lanh rnh, niit can dbi
nghiém tong gita cung va au trong giao ¢th BDS, th truong tiém an nhidu i ro, hiéu
qua Sir dung dat chua cao... CO th noi ring, ndt trong nktng nguy&n nhan chinh K
thi treong BDS tri t@, phat trén thiéu lanh manh 1a do chinh séach tAddi voi BDBS hign
nay \Vin con clip v4, thaydéi khong theod trinh, mit 1dng tin dbi véi nhadau tr, chra
daptng yéu éu codng ting, hop ly thi chra thé noi dén diéu tiét thi trudsng nlm phét
trién thi truong BDS lanh manh, Bn viing.

Bén anh do, tredge bdi canh hoi nhap kinh € Qudc € va khu wre nhr hién nay, ngdn thu
ngan sachibgiam st do Vet Nam phi dapung nhitng cam Kt hoi nhap, ngn thu ngan
sach t chinh sach thuiddi véi BBS déin dugc chd tong hon nira trong thi gian 6i. Do

vy, cn thiét phai sira d6i nhitng quydinh dang ngay cangdrnén @t cip cia phap lat

thué ddi v6i BDS hién hanhdé cac dc thié nay thrc ar thé hién vai tro quan ting aia
minh trong k& thong phéap lat thué Viét Nam. Hy wng ring Wi chinh sach thiithiéu qua,

véi vai tro la “hang hoatac bigt” tham gia vao thtruong BDS Viét Nam, ndt thi truong

day tiém ning € gop plAn quan tong trong céng cic xay drng va phat tdn dat nudc.

Tuy nhién, BDS c6 mdi quan 1§ phac tap, lién quandén duong 16i, chinh sach a Pang
va nha mdc, chu sr chi phdi cia nhéu Bo, nganh va tadong dén rén kinh € & nhiéu
mit kh&c nhau. Vi &y, trong qua trinh nghiénra, ©ng hop, danh gia,déi méi va hoan
thién chinh sach thuddi véi phat trén thi truong BDS Viét Nam kho tranh kéi nhiing
thiéu sét. Tac @i Luan &n mongiuoc ar quan tam goép yiu@a quy TRy C6, cac chuyén
gia, cac nha nghiénra, cac nha lantao va cac bn doc.
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CAC VAN BAN PHAP LUAT

Phan: LUAT DPAT DAl

1.
2.

Luat dat dai nram 1987, 1993, 1998, 2001, 2003.

Nghi dinh $ 181/2004/ND-CP ngay 29/10/2004uéng din thi hanh Lat DAt
dai.

Nghi dinh $ 84/2007/ND-CP ngay 25/05/2007, quiinh b sung ¥ viéc cip
gidy ching nhin quyén sr dung dét, thu i dat, thuc hién quyén s dung dit,
trinh tr, tha tuc bdi thuong, 1 tro, tai dinh ar khi nha nréc thu i dat va gii
quyét khiéu nai vé dat dai.

Thong tr lién tich $ 14/2008/TTLT/BTC-BTNMT ngay 31/01/2008ybng din
thue hien mot b diéu aia Ngh dinh $ 84/2007/ND-CP ngay 25/05/2007ua
Chinh plit quy dinh kb sung & viéc cip Gidy chiing nhin quyén sr dung dét,
thu i dét, thyc hién quyén sr dung dat, trinh tr, tha tuc bdi thuong, 1 tro, tai
dinh ar khi Nha nréc thu i dat va gii quyét khiéu nai vé dat dai.

Nghi dinh 69/ND-CP ngay 13/08/2009 quiinh b5 sung & qui hach sr dung
dat, giadat, thu ki dat, bdi thuong, 1 tro va taidinh ar.

Thong tr s5 14/2009/TT-BTNMT ngay 01/10/2009i& By Tai nguyén — Moi
truong quydinh chi tét vé boi thuong, b tro, tai dinh ar va trinh tr, tha tuc
thu hoi dat, giaodat, cho thuétat.

Phan: THUE SU DUNG PAT NONG NGHI EP

7.
8.
9.

Phép ¢nh thué ndng nghdp 1951, 1983, 1989.
Luat thué sir dung dat ndng nghdp nim 1993.

Phap énh Thié bd sungddi véi ho gia dinh sr dung dat néng nghdp vuot quéa
han mac dién tich duoc Uy ban throng w Quic hoi thdng qua ngay
15/03/1994



10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.
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Nghi dinh € 73-CP ngay 25/10/19931& Chinh ph vé& quy dinh chi tét viéc
phan hng dat tinh thié sir dung dat néng nghép.

Nghi dinh $ 74-CP ngay 25/10/1993ia Chinh ph vé quydinh chi tét thi hanh
Luat thué sir dung dat ndng nghip.

Théng tr 89-TC/TCT ngay 09/11/1993ua B6 Tai Chinh tong din thi hanh
nghi dinh $ 74-CP ngay 25/10/1993i@ Chinh ph quy dinh chi tét thi hanh
Luat thué sir dung dat ndng nghip.

Quyét dinh 619/TTg ngay 27/12/1993%1& Tha tuéng Chinh ph vé viéc diéu
chinh ©Hng hop diém hang dét tinh thé sir dung dat néng nghdp.

Nghi dinh $ 84-CP ngay 08/08/1994ia Chinh ph qui dinh chi tét thi hanh
Ph&p énh thié bd sungddi vai ho giadinh sr dung dat néng nghép wvuot qua
murc dién tich.

Théng tr sb 82-TC/TCT ngay 07/10/1994ia Bd Tai chinh kxéng din thi hanh
Nghi dinh & 84-CP ngay 08/08/1994i& Chinh ph qui dinh chi tét thi hanh
Ph&p énh thié bd sungddi vai ho giadinh sr dung dit néng nghép wvuot qua
murc dién tich.

Quyét dinh $ 326/TTg ngay 18/05/19961a Thi teéng Chinh ph vé viéc phé
chuan hang dat tinh thié sir dung dat néng nghip cho cécinh, thanh pb truc
thudc trunguong.

Théng tr sd 03-TC/TCT ngay 21/01/1997&a B Tai Chinh lxéng din sra doi,
bd sung thdngu sb 89-TC/TCT ngay 09/11/1993uinh gam mién thié sir
dung dit ndng nghép khi cé thién taidich hpa.

Nghi quyét sb 15/2003/QH11 ngay 17 thang 06nm 2003 @a Quic hoi vé viéc
mién, giam thié sir dung dt ndng nghép.

Nghi dinh $ 129/2003/Nb-CP ngay 03 thang 11am 2003 @éa Chinh ph quy
dinh chi tét thi hanh Nghquyét sb 15/2003/QH11 ngay 17 thang 0&m 2003
cia Qubc hoi vé viéc mién, giam thié sir dung dat néng nghip.

Quyét dinh $ 58/2008/@-BTC ngay 21/07/2008u@ Bo truang Bo Tai chinh ¢
viéc bai b qui dinh thu thé s dung dit ndng nghdp d6i véi dat néng nghip
thuoc quy dat danh cho nhuaw cong ich da x& &i Thong tr s6 89/TC-TCT
ngay 09/11/1993v@ Bo Tai chinh.

Nghi quyét b 55/2010/QH12 ngay 24 thang 14nm 2010 @a Quic hoi vé viéc
mién, giam thié sir dung dat néng nghép.
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Phian: THUE NHA, PAT — THUE SU DUNG PAT PHI NONG NGHI EP

22. Phéap énh thié nha,dat nim 1992; Phapéhh nim 1994 &a d6i, bé sung Phéap
lénh thié nhadat nam 1992.

23. Nghi dinh $ 270 ngay 14/06/1991ia Hoi ddng b truong quidinh chi tét thi
hanh Phapeéhh Thié Nha,dat.

24. Thoéng tr s 53-TC/TCT ngay 28/09/1991Ina B tai chinh lréng din thi hanh
Phap énh aia Hoi dong Nha méc va Ngh dinh aia Hoi ddng bH truong &
Thué Nha, dat.

25. Thong tr lién b s 7-LB/TT ngay 30/09/1991t@ Bs XAy drng — B Tai Chinh
— UBVGNN va Tong aic quan ly ruong dat huéng din viéc phan lai cac hing
nha, ling dat vadinh giéa tinh thé Nha, dt.

26. Théng tr sb 58-TC/TCT ngay 24/10/1991ia Bj tai chinh réng din by sung
mot S5 van dé vé thué Nhadat.

27. Nghi dinh $ 339 ngay 22/09/1992ia Hyi ddng b truong quidinh chi tét thi
hanh Phapéhh Thié Nha, dt.

28. Nghi dinh $ 94/CP ngay 25/08/1994i@ Chinh ph qui dinh chi tét thi hanh
Phap énh Thié Nha,dat va phap dnh sra d6i, bo sung nét sb diéu aia Phap
lénh Thié Nha,dat.

29. Théng tr sb 83-TC/TCT ngay 07/10/1994aa B) tai chinh lréng din thi hanh
Nghi dinh $ 94/CP ngay 25/08/1994i@ Chinh ph qui dinh chi tét thi hanh
Phap énh Thié Nha, dit.

30. Théng tr s 71/2002/TT-BTC ngay 19/08/2002a B tai chinh &a ddi, b sung
Théng tr sd 83TC/TCT ngay 7/10/1994ua Bd Tai chinh lréng din thi hanh
Nghi dinh $ 94/CP ngay 25/8/1994aa Chinh ph qui dinh chi tét thi hanh
Ph&p énh thié nhadit.

31. Luat thué sir dung dat phi néng nghip $5 48/2010/QH12 ngay 17/06/2010.

32. Nghi dinh $ 53/2011/ND-CP ngay 01/07/2011ia Chinh ph quidinh chi tét va
hudng din thi hanh mit s5 diéu aia Luat Thué sir dung dat phi néng nghép.

33. Théng tr s 153/2011/TT-BTC ngay 11/11/2011a& Bj tai chinh trong din thi
hanh Ngh dinh $ 53/2011/ND-CP ngay 01/07/2011ae Chinh phk qui dinh
chi tiét va hrong din thi hanh mt s diéu cia Luat Thué sir dung dat phi néng
nghip.
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Phian: THUE THU NHAP DOANH NGHI EP

34.
35.
36.

37.

38.

Luat thué thu ntp doanh ngléip nim 2003.
Luat thué thu ntip doanh ngléip $5 14/2008/QH12 — ngay3/03/2008

Nghi dinh $ 124/2008/Nb — CP ngay 14 thang 12m 2008 quydinh chi tét thi
hanh It thué thu nHip doanh ngléip nim 2008.
Théng tr 130/2008/TT-BTC ngay 26 thang 12nm 2008 lréng chn thi hanh ND

s6 124/2008/Nb — CP ngay 14 thang 12m 2008 @a Chinh ph quydinh chi
tiét thi hanh Lat thué thu nHip doanh ngféip.

Théng tr 18/2011/TT-BTC ngay 26 thang 0&m 2011 @¢a Bo Tai chinh, ga
ddi, bd sung théngu sb 130/2008/TT-BTC ngay 26/12/2008.

Phan: THUE THU NHAP CA NHAN

39.
40.

41.

42.

43.

44.

45.

Lu4t thué thu nHip c& nhan&4/2007-QH12 ngay 21/11/2007.

Nghi dinh $ 100/2008/Nb-CP ngay 08 thang 0%m 2008 @¢a Chinh ph quy
dinh chi tét thi hanh Ldt thué thu nHip ca nhan & 4/2007-QH12 ngay
21/11/2007.

Thoéng tr b 84/2008/TT-BTC ngay 30 thang 0%m 2008 @¢a B Tai chinh
hudng din thi hanh Nghdinh $ 100/2008/Nb-CP ngay 08 thang 0%m 2008
cia Chinh ph quydinh chi tét thi hanh Lt thué thu nHip c& nhan.

Thoéng tr 5 62/2009/TT-BTC ngay 27 thang 03m 2009 ¢a B Tai chinh
hudng din sraddi, bd sung Thongu sb 84/2008/TT-BTC ngay 30/9/2008.
Théng tr sb 161/2009/TT-BTC ngay 12 thang 08m 2009 éa B Tai chinh
huéng din V& thué thu nHip ca nhanddi véi mot s5 trudng hop chuyén

nhueong, nhin thira k&, nhan qua ing la Bit dong sin.

Thoéng tr sb 02/2010/TT-BTC ngay 11 thang 0Em 2010 ¢a B Tai chinh
hudng din bd sung Théngu sb 84/2008/TT-BTC ngay 30/9/2008.

Théng tr sb 12/2011/TT-BTC ngay 26 thang 0im 2011 éa Bd Tai chinh, ga
d6i, bd sung théngut sb sd 84/2008/TT-BTC ngay 30/9/2008.

Phian: THUE GIA TRI GIA TANG

46.
47.

Luat thué gia ti gia ting nim 1997, &addi 2003, 2005.
Luat thué gia ti gia ting $ 13/2008/QH12 — ngay 03/06/2008.



48.

49.

174

Nghi dinh $ 123/2008/ND-CP ngay 08 thang 12im 2008 @a Chinh ph Quy
dinh chi tét va hrong din thi hanh mt s diéu cia Luat Thué gia ti gia &ng
s6 13/2008/QH12 — ngay 03/06/2008.

Théng tr 6 129 /2008/TT- BTC ngay 26 thang 12nm 2008 éa B Tai chinh,
hudng din thi hanh mt sd diéu ocia Luat Thé gia ti gia &ing va hegng din thi
hanh Ngh dinh $ 123/2008/Nb-CP ngay 08 thang 12im 2008 éa Chinh
phi quydinh chi tét va hréng din thi hanh mt 5 diéu caa Luat Thié gia ti
gia ting.

Phan: THU Tl EN SU DUNG PAT

50.

51.

52.

53.

54,

55.

56.

S7.

58.

59.

Nghi dinh $ 89/CP ngay 17/08/1994i@ Chinh ph vé viéc thu tén sr dung dat
va k phidia chinh.

Nghi dinh € 44/CP ngay 03/08/199Gi& Chinh ph vé viéc bd sungdiéu 1 aia
Nghi dinh $ 89/CP ngay 17/08/1994i& Chinh ph vé viéc thu tén sr dung
dat va k phidia chinh.

Nghi dinh $ 38/2000/ND-CP ngay 23/08/2000uae Chinh ph vé thu tén ar
dung dét.

Nghi dinh $ 198/2004/ND-CP ngay 03/12/2004ua Chinh ph vé thu tén ar
dung dét.

Théng tr sb 117/2004/TT-BTC ngay 07/12/2004udng din Ngh dinh
198/2004/ND-CP ngay 03/12/20043a Chinh ph V& thu tién sr dung dat.

Quyét dinh $ 216/2005/@®-TTg ngay 31/08/20058wiéc ban hanh Quy éhtiu
gi4 quyén Sr dung dat dé giaodit cé thu tén sr dung dét hoic cho thuétit.

Nghi dinh £ 13/2006/ND-CP ngay 24/01/20063a Chinh ph vé vé xacdinh gia
tri quyén sr dung dt dé tinh vao gia frtai sin aia cac é chic duoc Nha rée
giaodit khong thu &n ar dung dat.

Théng tr s 70/2006/TT-BTC ngay 02/08/2006xéng din sra doi, bd sung
Théng tr sb 117/2004/TT-BTC ngay 7/12/2004a& B Tai chinh.

Thoéng tr sb 92/2007/TT-BTC ngay 31/07/200¥éng din xacdinh tién sr dung
dat, tién nhan chuyén nhrong quyén st dung dat d& tr c6 ngwn ghc ngan sach nha
nuaéce.

Nghi quyét sb 33 ngay 31/12/2008 &/thyc hién thi diém mot 5 thu tuc hanh
chinh trongdau tr xay drng ddi véi du &n khudd thi mai, du &n khu nhab, du
an ha ting ky thuat khu cdng ngléip.
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60. Nghi dinh £ 44/2008/Nb-CP ngay 09/04/20081a Chinh ph vé viéc sraddi, bd
sung not s6 diéu caa NgH dinh € 198/2004/ND-CP ngay 03/12/2004ue
Chinh phi vé thu tén sr dung dat.

61. Thong tr sd 192/2009/TT-BTC ngay 01/10/2009rdng din thi diém viéc nop
tién ar dung dat d6i véi dy an khudd thi méi, du &n nhao, dr 4n h ting ky
thuat khu cong nghtip tai Nghi quyét sb 33/2008/NQ-CP ngay 31/12/2008ac
Chinh phi.

62. Thong tr sb 151/2010/TT-BTC ngay 27/09/2010wdng din &p ding cac lai
thué va cac khan nop ngan sach nhartc dbi vai Quy phét trén dat quy dinh
tai Piéu 34 Ngh dinh $ 69/2009/ND-CP ngay 13/08/20009.

63. Nghi dinh $ 120/2010/ND-CP ngay 30/12/2010&wsa ddi, bo sung ndt b diéu
cua Ngh dinh $ 198/2004/ND-CP ngay 03/12/2004.

Phan: TIEN THUE PAT, THUE M AT NUOC

64. Nghi dinh $ 142/2005/ND-CP ngay 14/11/20051a Chinh ph vé thu tén thué
dét, thué nat nuéce.

65. Thong tr s 120/2005/TT-BTC ngay 30/12/2005uéng din Ngh dinh
142/2005/ND-CP.

66. Thong tr & 141/2007/TT-BTC ngay 30/11/2007%dng din sra d6i, bd sung
Théng tr 120/2005/TT-BTC.

Phin : PHUONG PHAP XAC PINH GIA PAT VA KHUNG GIA CAC LO Al
PAT
67. Nghi dinh 87/CP ngay 17/08/1994a Chinh ph, quidinh & khung gia cac kg dat.

68. Nghi dinh $ 188/2004/Nb-CP ngay 16/11/2004aa Chinh ph vé& phrong phap
xacdinh giadat va khung giéa cac o dat.

69. Nghi dinh $ 123/2007/ND-CP ngay 27/07/2007ia Chinh ph stra doi, bd sung
mot sd diéu caa Nghi dinh $ 188/2004/Nb-CP ngay 16/11/2004.

70. Thong tr b 145/2007/TT ngay 06/12/2007xéng din thec hién Ngh dinh £
188/2004/ND-CP ngay 16/11/2004 ue Chinh ph va Ngh dinh £
123/2007/ND-CP ngay 27/07/2007e Chinh ph siraddi, bo sung nét sb diéu
cua Ngh dinh $ 188/2004/Nb-CP ngay 16/11/2004.

Phan: LE PHI TRUOC BA
71. Phap énh Phi vaéd phi $ 38/2001/PL-UBTVQH10 ngay 28/08/2001.
72. Nghi dinh $ 176/1999/Nb-CP ngay 21/12/1999a Chinh ph vé Lé phi tnréc ba.



73.

74.

75.

76.

77.

78.

79.

80.

176
Théng tr s 28/2000/TT-BTC ngay 18/04/2000& By Tai chinh kréng din thrc
hién Ngh dinh $ 176/1999/ND-CP ngay 21/12/199%ea Chinh ph vé Lé phi
trudc .

Nghi dinh $ 47/2003/ND-CP ngay 12/05/20031a Chinh ph vé viéc sradéi, bd
sung Nghdinh £ 176/1999/ND-CP ngay 21/12/1999ia Chinh ph vé Lé phi
trudc .

Théng tr 6 95/2005/TT-BTC ngay 26/10/2005a& By Tai chinh kréng din thec
hién cac quidinh aia phap lat vé 18 phi trée ba.

Théng tr 6 02/2007/TT-BTC ngay 08/10/2007& Bo Tai chinh ga ddi, bd
sung Théngu sd 95/2005/TT-BTC ngay 26/10/200%a& Bo Tai chinh lréng
dan thre hién cac quidinh aia phéap lat vé 1& phi taréc ba.

Nghi dinh £ 80/2008/ND-CP ngay 29/07/20081a Chinh ph vé viéc sradoi, bd
sung Ngh dinh & 176/1999/Nb-CP ngay 21/12/1999 va Nghiinh
47/2003/ND-CP ngay 12/05/2003ia Chinh ph vé 18 phi tiréc ba.

Thong tr sb 79/2008/TT-BTC ngay 15/09/2008a& By Tai chinh fxéng din thec
hién Ngh dinh $ 80/2008/ND-CP ngay 29/7/2008is. ddi, bd sung not sb
diéu cia Ngh dinh $ 176/1999/Nb-CP ngay 21/12/1999 va Ngkinh $
47/2003/ND-CP ngay 12/5/20033@ Chinh ph V& I phi trée ba.

Théng tr b 68/2010/TT-BTC ngay 26/04/201@a Bd Tai chinh, lxong din vé
Ié phi tréc ba.

Quyét dinh 1492/®-BTC ngay 30/06/2010v& B Tai chinh,dinh chinh théng
tu s 68/2010/TT-BTC ngay 26/04/201@a& Bd Tai chinh éng din Vé 18 phi
trudc .

Phan: PINH GIA BAT PONG SAN

81.

82.

83.

Quyét dinh $ 411/@-BXD ngay 31/03/2010i@ B Xay Dyng \é Suit vén dau
tu xay drng cong trinh &im 2009.

Quyét dinh $ 12/2008/@-UBND ciaa UBND TP.H Chi Minh, ban hanh Bu
gia chuin V& suit vén dau tr phan xay drng cdng trinh trédia ban thanh gh
Ho Chi Minh.

Nghi dinh £ 209/2004/ND-CP ngay 16/12/2004aa Chinh ph vé quan ly chit
lwgng cbng trinh xay ehg.

Quyét dinh 89/2010/@®-UBND ngay 22/12/2010i@ UBND TP.H Chi Minh, ban
hanh Quydinh \é gia cac lai dat tréndia ban thanh ghH6 Chi Minh.
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PHU LUC 1.1

MUC THU THU E BAT PONG SAN POI VOI M QT SO QUOC GIA

C L . . _y Thué suat
Quoc gia Lai thue Co so tinh thie Thue suat danh ngia thuc
Indonesia | Thé&éBDS Gia ti BDS 0,5% 0,1%

. ia ti nha anh
Thé nha ;:‘ I nhaduoc dan 1,38% — 5%
bai Loan - X
. Gia tni dat dugc dan
Thé dét ot dat duo 1,5% — 7%
gia
. Gia ti nha (80% gia th . N
Thué nha 1 nha (0% glath | ) oor (1206 giathus)  0,9%
Trung truong)
Qudc Thué st dun ,
ditue "9 | pign tichdat 05-7,5NDT/i | 0,6%
a
Malaysia | Thétaisin | Gia ti tai sin 2% 0,6%
_— C . ia ti tai sin .
Philippines| Tha tai sin G,a ' .6} i dugc 0,25% - 2% beén 1,6%
danh gia
. C o Gia tni tai sin duoc
ThaiLan | Thétaisin | o " ol Shaue 12,5% 2,1%
danh gia
. Gia quidinh ddi voi dat
Thié BBS | ' dUiGmndoiver &a 1% 0,6%
va nha
Thué nam giir | Gia tri tai sin dugc
(e TEm g eia tn el Sin due 1,2% - 4,8% 2,9%
tai sin danh gia
Thué qui . . .
. Gia tni dat theo qui
Han Qwc | hoach thanh H e a 0,5% 0,4%
X hoach
pho
Thié dia Gi4 ti dugc danh gia
diém kinh cua codng trinh kinh 250 Won/m Rat nho
doanh doanh
Thué nhad | SO nguoi o trong nha 62.500 Won/ngi | Rat nho
Thué tai sin ., ..
Nhat Ban L .. . Gia ti tai sin 1,4% 1,2%
co dinh nha
Thué qui
Gia ti tai sin 0,3% 0,3%

hoach thanh
phd
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Thu nhip rong (80% gid
tri loi tic cho thué hang  Khong qua 20%
nam)

Thué dat
nong nghép

Khong
qua 16%

Thu nhip rong (50% gid

Thué dit o va ) s
tri lgi tirc cho thué hang

Do dia phrong qui
Phap

dat xay drng | . dinh tdy theo nhuau
nam)
. . _ R Dua trén gia thué
Thue nhao SO nguoi 6 trong nha v R g
hang am
Thué tai n | Gia ti tai sin rong 0% - 1,8%
M Thié BBS Gia BDS duoc dinh gia 0,4% - 2,57%

Ngwn: Thong ké & Web @a ngan hang th gisi va trich ki tir Hoang \in Bang (2009),
“Ly thuyét va chinh séach thl
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o o PHULUCLZ -
BIEU THUE SUAT POI VOI TAI SAN THUA KE TAI M QT SO NUGC %

STT Nwéc Thué suat (%) | STT Nwéc Thué suat (%)
1 | Japan 70 27| Argentina 0
2 | South Korea 50 28| Australia 0
3 | United States 46 29 Canada 0
4 | France 40 30| China 0
5 | United Kingdom 40 31| Colombia 0
6 | Spain 34 32| Cyprus 0
7 | Germany 30 33| Czech Rep 0
8 | Belgium 30 34 | Estonia 0
9 | Netherlands 27 35/ India 0
10 | Venezula 25 36| Indonesia 0
11 | Chile 25 37 | lIsrael 0
12 | Hungary 21 38| Latvia 0
13 | Philippines 20 39| Lithuania 0
14 | Norway 20 40| Malaysia 0
15 | Ireland 20 41| Malta 0
16 | Greece 20 42| Mexico 0
17 | Luxembourg 16 43| New Zealand 0
18 | Finland 16 44| Portugal 0
19 | Hong Kong 15 45| Russia 0
20 | Denmark 15 46| Slovak Rep 0
21 | Austria 15 47 | Slovenia 0
22 | Turkey 10 48 | Sweden 0
23 | Singapore 10 49| Switzerland 0
24 | Poland 7 50| Thailand 0
25 | Brazil 4
26 | ltaly 3 Average (Trung binh) 13

Ngwn: American Council for Capital Formation based @2005 analysis by
PricewaterhouseCoopers.

% Trich & bai “Repealing the Federal Estate Tax” by Chrisvitds, Director of Tax Policy Studies, Cato Ingttu

No. 36, June 2006
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PHU LUC 2.1
DANH SACH CAC SAN GIAO DICH BAT PONG SAN
PA PANG TREN WEBSITE CUA MANG CAC SAN GIAO DICH VIET NAM

- So San
STT Ten Tinh (@én ngay 27/10/2010

1 | Bic Ninh 6
2 | Binh Drong 13
3 | ba Ning 6
4 | bong Nai 14
5 | Pbong Thap 3
6 | Ha Nbi 298
7 | Hai Duong 1
8 | Hai Phong 3
9 | Hoa Binh 1
10 | H& 2
11 | Khdnh Hoa 2
12 | Kién Giang 2
13 | Lang Son 1
14 | Long An 2
15 | Ngl¢ An 7
16 | Phu Tl 1
17 | Quing Nam 1
18 | Quing Ninh 9
19 | Thanh Hoa 2
20 | Tién Giang 1
21 | Tp H Chi Minh 271
22 | Tra Vinh 1
23 | Vinh Long 4
24 | Vinh Phac 1

TONG 652

Ngwn: Bé Xay drg
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] _PHyULYC22
TY LE PONG VIEN CUA THUE PAT TiINH THEO
KHUNG GIA PAT CUA CHINH PH U TAI NGHI PINH SO 123/2007/Nb-CP

Bang 2.2.1:Pét ¢ tai ndng thon

Pinh sut | .« [Muc thié | Giadat theo s
1 5 , ; Ty |
Loaixd | Loaimic | thué SDP I‘Z’l‘r’] dht M(gfng';)@ Nghidinh |~ °
NN (kg/ha) (kg/ha) 123/ND-CP () |4ong vien
(1) (2) 3) (4) | (5=3x4)| (6) (7) (8=6/7)
.. |Muccao nit 650 2 1.300 520 1.875.000 0,03%
Xadong king p p
Mt thip nhit 80 2 160 64 10.000 0,64%
3 Mttc cao nit 650 1,5 975 390 1.275.000 0,03%
Xa trung du ; .
Mt thip nhit 80 1,5 120 48 4500 1,07%
~__ |Mtc cao nht 650 1 650 260 900.000 0,03%
Xa mign nui - -
Mtc thip nhit 80 1 8( 32 2.500 1,28%
Trung binh 365 1,5 548 187 677.833 0,51%
Trongd6: Gia théc tinh thd 1a 4.000dong/kg, nén (6) = (5) x (4.000)/(10.000).
Bang 2.2.2:Pit & tai @d thi
Pinh suit | .« [Mac thié|, . | Giadit theo -
Loai do thi | Loaimic | thué SDP é‘:} dht M(‘éfr:]'z")‘ﬁ Nghi dinh dATy e
NN (kg/ha) (kg/ha) 123/ND-CP @) |40Nn9 Vien
(1) (2) (3) (4) | (5=3x4)| (6) (7) (8=6/7)
_ _ Mtc cao nit 650 32| 20.800 8.320 67.500.000 0,012%
Loai dac biét , ,
Mtc thip nhit 80 9 720 288 1.500.000 0,019%
Lo | Mtc cao nit 650 30| 19.500 7.80( 42.500.000 0,018%
al 7 7
' Mt thip nhit 80 8 640 258 400.000 0,064%
Loai I Mtc cao nit 650 26| 16.900 6.76( 30.000.000 0,023%
a y 7
' Mtc thip nhit 80 7 560 224 150.000 0,149%
Loai I Mtc cao nit 650 19| 12.350 4.94Q 19.500.000 0,025%
al 7 7
' Mt thip nhit 80 5 400 160 120.000 0,133%
Lo IV Mttc cao nit 650 13 8.450 3.38C 13.350.000 0,025%
a y 7
' Mtc thip nhit 80 5 400 160 50.000 0,320%
Loai V Mtc cao nit 650 13 8.450 3.38C 6.700.000 0,050%
al 7 7
' Mt thip nhit 80 3 240 96 30.000 0,320%
Trung binh 365 14 7.451 2.980 15.150.000 0,10%

Trongdo6: Gia théc tinh thé la 4.000dong/kg, nén (6) = (5) x (4.000)/(10.000).
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Bang 2.2.3:Pét san xuit kinh doanh tai néng thén

binh sut | o [Muc thié | Giadét theo 1A
A . o 5 . ] . Tyl
Loai xa Loai murc thue SDb é?} dat M(lélcntlg)lﬁ Nghi dinh . 7 ?A
NN (kg/ha) (kg/ha) 123/ND-CP @) |d0ng vien
(1) (2) 3) (4) | (5=3x4)| (6) (7) (8=6/7)
L . |Mtc cao nit 650 2 1.300 520 1.350.000 0,04%
X&a dong king . .
Mtc thap nhat 80 2 160 64 10.000 0,64%
. Mtc cao nlt 650 15 97b6 390 900.000 0,04%
Xa trung du . .
Muc thap nhat 80 15 120 48 4500 1,07%
. . [Muc cao nit 650 1 650 260 525.000 0,05%
Xa mign nui - -
Muc thap nhat 80 1 8( 32 2.500 1,28%
Trung binh 365 1,5 548 219 465.333 0,52%

Trongdo: Gia théc tinh thd la 4.000d6ng/kg, nén (6) = (5)x(4.000)/(10.000).

Bang 2.2.4:Pét san xuat kinh doanh tai dd thi

Loai do6 thi Loai murc ai%hss[t)g E.:l I\/Iug;[hlﬁ M(gfntlﬁ‘)te GI\IIZ?EBEEEO d()-r:y Iém
NN (kg/ha) (kg/ha) 123/ND-CP ¢) | dong Vien
1) (2) 3) (4)| (5=3x4) (6) (7) (8=6/7)
Lol dic bit Mrc ca}o nlﬁf 650 32| 20.800 8.32C 47.810.000 0,02%
Murc thip nHit 80 9 720 288 1.000.000 0,03%
Lo | Mrc ca}o nlﬁf 650 30| 19.500 7.80C 29.500.000 0,03%
' Murc thip nHit 80 8 640 256 250.000 0,10%
Lol Mirc caro nit 650 26| 16.900 6.760C 20.000.000 0,03%
' Muc thip nHit 80 7 560 224 100.000 0,22%
Loai I Mirc caro nléf 650 19| 12.350 4.94(Q 13.500.000 0,04%
' Muc thip nHit 80 5 400 160 50.000 0,32%
Lo IV Mirc caro nléf 650 13 8.450 3.38( 8.500.000 0,04%
' Muc thip nHit 80 5 400 160 40.000 0,40%
Loai V Muc cao nlt 650 13 8.450 3.38( 4.500.000 0,08%
' Muc thip nhét 80 3 240 96 15.000 0,64%
Trung binh 365 14 7.451 2.98( 10.438.750 0,16%

Trongdo: Gia thdc tinh thé la 4.000d6ng/kg, nén (6) = (5) x (4.000)/(10.000).

Ngwn: Trich ph: luc & 2 — To trinh vé di &n Luit thué nhadat, 2009.
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PHU LUC 2.3

CHUYEN QUYEN THUE PAT NAM 2009

Pon Vi tinh: dong

THUE THU NHAP DOANH NGHIEP TU CHUYEN QUYEN SU DUNG PAT

)

Cécdia phiong Thué TNDN tir Thué TNDN tir
: CQSDP CQTP

Ca Nwéc 1.112.352.718.776 40.808.907.978
Ha Noi 227.060.132.591  736.712.367
Hai Phong 59.578.927.855  458.995.099
Hai Duong 14.561.349.4p3 3.114.995.741
Hung Yén
Ha Nam
Nam®binh 3.756.671.061
Thai Binh 984.812.547
Ninh Binh 273.291.500 10.721.400
Ha Giang
Cao Bing 29.392.028
Lao Cai 1.608.079.685 2.393.220
Bic Can 1.449.145.712
Lang Sn 518.258.019
Tuyén Quang
Yén Bai 44.944.000
Thai Nguyén 175.829.271 1.235.111.604
Phu Th 113.056.375
Vinh Phuc
Bic Giang
Béc Ninh 19.485.296.131
Quang Ninh 42.180.183.639
bién Bién
Lai Chau
Son La 215.511.500
Hoa Binh
Thanh Hoa 2.122.719.079
Nghé An 9.409.803.423
Ha Tinh
Quang Binh
Quang Tii 27.677.081
Thura Thién — Hé
Pa Ning 58.670.279.918 47.999.202
Quang Nam 1.798.453.892 419.377.361
Quang Ngai 220.627.939
Binhbinh

Phu Yén




8

Khéanh Hoa 21.558.479.037

Kon Tum 2.800.000

Gia Lai 160.559.921 37.046.376
Pic Lic 2.401.446.580

Dbik Néng 157.919.880 225
Tp H56 Chi Minh 286.151.335.860 10.119.727.265
Lam bong

Ninh Thuin 40.000.000

Binh Phréc 1.918.809.067

Tay Ninh 224.218.869 280
Binh Duong 165.665.057.382 23.845.912.11]
bdng Nai 23.877.109.892  767.316.627
Binh Thuin 31.415.286.061

Ba Ra - Ving Tau 96.838.775.151

Long An 21.108.509.2[77 12.094.600
bong Thap 1.448.948.795

An Giang

Tién Giang 2.088.515.668

Vinh Long

Bén Tre 1.173.090.263

Kién Giang 6.014.325.091

Can Tho 3.477.894.593

Hau Giang 24.400.000

Tra Vinh 245.630.214

S6c Ting 313.878.278

Bac Liéu 319.772.681

Ca Mau 1.441.513.597

Ngwn: Nguyn Vin Phung — Pho VW trirong we chinh sach théiBg Tai Chinh.

Ghi chd: Tong thié TNDN nim 2009 @ nuéc 1a 112.072 ty dong, trongdé thué TNDN
tr CQSDD va CQ® khaang 1.153 ¥ dong, chém 1%.

% &5 ligu woc tinh thec hién lan 2



PHU LUC 2.4: THU THUE LIEN QUAN PEN BAT PONG SAN QUA CAC NAM

Pon vi tinh: Ty dong

Nim 2004 Nim 2005 Nim 2006 Nim 2007 Nim 2008 Nim 2009° Niam 2010’ Nam 2017°
% ting % ting % ting % ting % ting % ting % ting % ting
ST Chi tiéu Sthu | 29 | SSthu | SO0 1 ssthu | %2V | sthu | SO sthu | SO | Shthu | SOWN | SEthu | O | Sitha | SOV
T nam nam nam nam nam nam nam nam
truéc truéc truéc truéc truéc truéc trudc trudc

1 | Thié SDBNN 130 ~14% 132 2% 111 ~169% 113 2% 97 “14D6 67 -31% ~34% 3p D7%
2 | Thié nha,dat 438 22% 515 18% 594 15% 711 20% 902 27% 1.464 62% 81  -13% 1373 7%
3 | Thié CQSDD 640 57% 984 54% 1.251] 27% 2.328 86%6 3.01f7 30%
4 | Lephituscba | 2.607 | 43% | 2.797 7% 3.363 209 5.634 6806 7.363 31% 9.658 31% 10,598  |10%  12.397 | 17%
5 dTgt“ nardung | 14202 | 74% | 14.176) 029 15416 9% 2867 86% 31598  10% 36274  [15%  35.000 | -4%  30.000 | -14%
6 | Thu tén thuddat | 1.035 | 102% | 1.004 -3% 1622 62% 2.180 34% 3.521 62% 2956  116%  3.043 10% 3.064 6%

Thu tién ban nha
7 | & thwe s hitu 1.338 | 20% | 1.283 -4% 1.993  55% 2.488 2506 1.287 -48% 1.369 6% 864 37% 598 -31%

nha nréc

Téng thu tir bat _
8 | aong sin 20.390 | 63% | 20.891| 2% | 24350  17%| 42133  73% = 47.785  13{ 51.788 8%  51.080  -1%  47.464  17%
9 | Téng thu NSNN | 198.614| 26% | 238.681  20% | 289.170 219  336.273  16%  434.761 29 442340 2% 461500 4%  528.100 |14%

Ty trong thu tir
10 | BPS/éngthu | 10,27% 8,75% 8,42% 12,53% 10,99% 11,71% 11,06% 8,99%

NSNN
11 | GDP 715.307 839.21 974.266 1.143.715 1.477/717 1.670.200 1.951.174 2.275.000

Ty trong thu tir 0 0 0 0 0 0 do
12 | Yoo 2,85% 2,49% 2,50% 3,68% 3,23% 3,08% 2,629% 2,09%

Trong d6:

Tong g‘gst" thee | 5615 4.428 5.319 8.788 11.379 11.189 11.993 13.802

T Eong | 1,920 1,86% 1,84% 2,61% 2,62% 2,53% 2,58% 2,61%

Tyong T 0,530 0,53% 0,55% 0,77% 0,77% 0,67% 0,61% 0,61%

Ngwn: B¢ tai chinh va tinh toania tac gii

% 5 ligu woc tinh thee hién lan 2 nim 2009.
97 %5 ligu woc tinh thee hién lan 1 nim 2009.
% S5 liu dy todn nim 2011.
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_PHULUC25
SO SANH KHUNG GIA PAT THEO DIEU CHINH CUA CHINHPH U
Don Vi tinh: dong/nf

Loa ) Gia rém Giarim [ Giamim [ 2004/1994 [ 2007/2004
pes Khu wc Mic gia 1994 2004 2007 (1an) (1an)

- (1) (2) 3) 4)=2/1)] ©6)=03)?2)
B Gia i thiéu 100 4.000 4.000 40,00 1,00
| XadongEng T S da 19.300  90.000]  135.000 4,66 1,50
déKthtlrJénr?ggclgy X trung du |G i thiéu 75 3.000 3.000 40,00 1,00
hang &m Gia i da 12.100  70.000|  105.000 5,79 1,50
& min ngi | Cia 0 thiéu 50 1.000 1.000 20,00 1,00
Gia ti da 9.8000  47.500 71.000 4,85 1,49
X& ddng bing Gié k”')i,thiéu 70 5.000 5.000 71,43 1,00
5 Gia ti da 14.000 105.000 158.000 7,50 1,50
dgtht‘;é”r?ggc'gy X trung du Gia i thiéu 55 3.500 3.500 63,64 1,00
(AU rEm Gi4 i da 10.500  65.000 98.000 6,19 1,51
W& midn g |12 i thicu 35 800 800 22,86 1,00
Gia ti da 7.0000  45.000 68.000 6,43 1,51
x& ddng ing Gia i thiéu 200 10.000 10.000 50,00 1,00
3 Gia ti da 38.600 1.250.000 1.875.000 32,38 1,50
g;‘g”gﬁ%'g X4 trung du Gia téi’thiéu 150 4.500 4.500 30,00 1,00
thén Gia i da 24200 850.000 1.275.000 35,12 1,50
& midn g |4 0 thidu 100 2.500 2.500 25,00 1,00
Gia ti da 16.100 600.000  900.000 37,27 1,50

% Khung giaddt ban hanh kém theo Ngttinh 5 87-CP ngay 17-8-1994ia Chinh phi
*%Khung giéddt ban hanh kém theo Ngi#inh & 188/2004/M-CP ngay 16/11/2004ia Chinh phi
101 Khung giaddt ban hanh kém theo Nginh s5 123/2007/M-CP ngay 27 thang 74m 2007 ¢a Chinh pi
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D biét Gié}téifhiéu -| 1.500.000 1.500.000 - 1,00

T Gi4 i da - | 67.500.000 67.500.000 - 1,00

| Gia ‘6i’thiéu 90.000|  400.000, 400.000 4,44 1,00

Gi4 i da 11.500.000 42.500.000 42.500.000 3,70 1,00

Khung a4 ' Gia k”')i,thiéu 70.000| 150.000, 150.000 2,14 1,00
dététgi?ié C.aié’t.()i dg 6.500.000 30.000.000 30.000.000 4,62 1,00
thi " G@ i thieu 30.000| 120.000, 120.000 4,00 1,00
Gia i da 4.000.000 19.500.000 19.500.000 4,88 1,00

v Gia k”')i,thiéu 16.000 50.000 50.000 3,13 1,00

Gia i da 2.000.000 13.350.000 13.350.000 6,68 1,00

| Gia ‘6i’thiéu 16.000 30.000 30.000 1,88 1,00

Gi4 i da 1.500.000 6.700.000 6.700.000 4,47 1,00

Mirc ting trung binh toan khung 19,4 1,15
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) ) PHU LUC 2.6 ) o )
PHIEU PIEU TRA Mﬁ]’C TAC PONG CUA C}AC YEU TO PEN QUYET DINH
PAU TU/TIEU DUNG BAT PONG SAN
Phiéu sd: ..............
Xin anh (ch) vui 1dng cho bt mot s thong tin sau.
1 — khéng quan ¢ng; 2 — it quan tng; 3 — Trung binh; 4 — Quaryty; 5 — Rt quan tong

1. Mikc dd quan trong cia cac Yu té tac dong dén quyét dinh dau tw (hoic tiéu dung) bit
dong sin?

Nhom Mrc d§ tAc dong 1)1 2| 3] 4] 5

Chinh sachiga | Chinh sach qui heh ¢ viéc si dung dat
nha neae lien | Chinh sackiau tr va kinh doanh nhé
quandén thi | Chinh sach gin ly nha nrge lién quantén
truong BBDS | mirc 6 minh kach th truong BDS

A

Chinh sach thii| Thué nhadat
va cac khan | Thué thu ntip ddi véi chuyén nhrong BBS
B thu ddi véi dat | Thué gia ti gia ting (@6i v6i nha)
dai, BBS hign | Lé phi tréc ba
hanh Thu tién sr dung dat

Thu nhip binh quarau ngroi

M1rc lam phat

Thu nHip aia ca nhan, higiadinh

Gi4 a thi truong BDS

b6 thi hda

Chinh séch ép cin tin ding BBS

Tacdong aia cac dong én trong rén kinh €
(FDI, quy dau tu...)

Céc yu t cua
C nén kinh €

Céc yu t6 dan | Su gia ting dan & chung (hac khu wrc)
sd, van hoa, x& | Chuyén doi co ciu nght nghiép

hoi M®i truong vin hda xa hi (an ninh, moi
truong sinh thai...)

Thi truong tai chinh c¢é lién quan (thruong
Tacdong aia | ching khoan, nga té...)

E cac th truong | Thi truong hang hda co lién quan (vang,
co lién quan | nguyén \t liéu, laodong...)

Thi truong du ich, th truong laodong....

2. Quyét dinh dau tw (hojc tiéu dung) BPS
Anh (ch) cho bét mac d6 dong tinh khi choang:

Nhém Mirc d§ tac dong 112 3] 4] 5

Quyét dinh dau tw/tiéu dung BDS khéng chxétdén gia @, cung,
cau BDS ma con phi xét dén ar tAcdong aia cac yu t6 khac aa
nén kinh € xa hoi va ke thdng chinh sach phapau

F | Cac bén phapon dinh gia @ BDS la én thiét gop phn ting kha
nang quyét dinh dau tu/tiéu dung BS.

Quyét dinh dau tr vao th truong BDS Viét Nam hién nay con
tiém an nhiu nii ro.

5 = o o SR PPPPUPUPSRRN
5 1T oI a1 Y= TP TP P PP PPPPPPPPPPP
NN = P
Xin chan thanh cdmon sy hep tac aia anh (ch).
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) . ) ~ PHULYC2.7: o A ]
KET QUA KIEM DPINH CAC NHAN T O CUA MO HINH NGHIEN C UU

X&c dinh hé sb Cronbach's Alpha aia tirng thanh phin cac nhan 6
- Chinh séch @a nha nwdc lién quandén thi trwong BPS
Reliability Statistics

Cronbach's [Cronbach's Alpha Based on Standard
N of Items
Alpha ltems
.6295 .6334 3
Inter-Iltem Correlation Matrix
al a2 a3

al 1.000

a2 .3522 1.000

a3 3912 .3528 1.000

- Chinh séch thié va cac khdn thu déi véi dat dai, BPS hién hanh
Reliability Statistics

Cronbach's [Cronbach's Alpha Based on Standard
Alpha ltems N of ltems
.9365 .9343 5
Inter-ltem Correlation Matrix
bl b2 b3 b4 b5
bl 1.000
b2 .4986 1.000
b3 5977 .8207 1.000
b4 .5935 .8906 .8704 1.000
b5 .5295 .8830 .8822 .8323 | 1.000
Céc Yu té cia nén kinh té
Reliability Statistics
Cronbach's [Cronbach's Alpha Based on Startized
Alpha ltems N of ftems
.9435 9473 7
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Inter-ltem Correlation Matrix

cl c2 c3 c4 c5 c6 c’
cl 1.000
c2 .8960| 1.000
c3 .7676| .7053( 1.000
c4 .6255| .6502 .8064| 1.000
c5 .8805| .9112| .6520| .6219| 1.000
c6 .7064|.7991(.9142|( .8394| .7144| 1.000
c7 .6187|.4691| .7648| .5592| .5482| .6665| 1.000
CAc Yu té dan 9, van hoa, xa i
Reliability Statistics
Cronbach's [Cronbach's Alpha Based on Standard
Alpha ltems N of ftems
5965 .5960 3
Inter-Item Correlation Matrix
dl d2 d3
dl 1.000
d2 .3129 1.000
d3 2725 4035 1.000
Tacdong aia cac th truwrong c6 lién quan
Reliability Statistics
Cronbach's [Cronbach's Alpha Based on Standard
Alpha ltems N of ftems
.9635 .9640 3
Inter-ltem Correlation Matrix
el e2 e3
el 1.000
e2 .9343 1.000
e3 .8783 .8852 1.000
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- Quyét dinh dau twr (hogc tiéu dung) BDS
Reliability Statistics

Cronbach's [Cronbach's Alpha Based on Standard
N of Iltems
Alpha ltems
.6041 .6036 3
Inter-ltem Correlation Matrix
f1 f2 f3
f1 1.000
f2 4250 1.000

f3 2417 .3433 1.000
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PHU LUC 2.7
TRUNG BINH THU THU E TAI SAN/GDP CUA CAC NHOM N UOC

Cac nhém néc 1970’s| 1980’s| 1990’s| 2000's%?
Céac nrtéc OECD 1,24%]| 1,31%| 1,44%| 1,46%
(S6 thanh viénduge thong k&)| 16 17 16 21

Céac nroc dang phat tdn | 0,42%| 0,36%| 0,42%| 0,53%
(S6 thanh viéntugc thing ké)| 21 27 24 17

Céac nroc dang chugn ddi | 0,34%| 0,59% | 0,54% | 0,72%

(S6 thanh viéntugc thing ké)| 1 4 18 17
Tat ca cac mréc 0,77%]| 0,73%| 0,75%| 0,95%
(S6 thanh viénduge thong k&)| 38 48 58 55

Ngwn: International Monetary Fund Government FinandatiStics Yearbook, various
issues.ss VRichard Bird and Enid Slack, 2006

1.60%

1.40% A

1.20%

1.00%

0.80%

0.60% —_— /
Ay

0.20% -|

Ty trong thu thié tai sin/GDP (%)

0.00%
1970's 1980's 1990's 2000's

Thap nién
—4&— Cac mméc OECD —8— Cé&c mréc dang phat tdn —2— Cac nrgc dang chugn doi

Ty trong thu thué tai sin/GDP aia cac nhdm mréc qua cac tHip nién

192Thip nién 2000 la trung binhia 3 nim ( nim 2002 - 2005)
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PHU LUC 3.1
XAY DUNG MO HINH GIA PAT VA GIA B AT PONG SAN
3.1.1 Tong quan ¢ khu wrc nghién éu
3.1.2 Xay ding mé hinh gidit va gia lat dong sin
3.1.2.1 Phan tichixly théng tindiéu tra
3.1.2.2 Xay ¢ng mo hinh hi qui giadat va gia lat dong sin
3.1.2.3 Xaatinh “vi thé”, “chit lvgng” tai ving nghién ¢u

3.1.1 Tong quan & khu vic nghién aru

Do diéu kién Viét Nam hén nay clra c6 ngén di liéu leu trir vé cac giao ith mua ban
BDS trén th truong dé 1am @ s cho qué trinh phan tichbhqui. Vi vay, tac gi chon
Thanh plé H6 Chi Minh lam khu wc nghién éu thidiém, trongdé chon 4 Quin c6 “vi
thé” khac nhaudé diéu tra, khio sat va xay eng md hinhdé 1a Quin 1, Quén 3, Quin
Binh Thanh va Qén Go \Ap. Trongdd, Quin 1 dugc xem [& gén trung tdm thanh gh
tap trung At nhiéu BDS dch w (khach sn, vin phong cho thué...), gi&dbS ti khu
vuc nayduoc xem ladit do nhat thanh pb; Quan 3 1a qun i thanh phat tén, ty 16
BDS dch wi tai quan nay thp hon guin 1 nén mt 6 dan $ tai quan nay cao bin; Qun
Binh Thanh tuyda hinh thanhit lau nhrng xa trung tdm thanh phva k¢ théng kénh sch
daydic 1a yeu t can tro s phat trén kinh €, xa 1oi ciing nhr quyét dinh gia @ BDS i
khu wrc nay; Qén Go VAp la quin ven thanh phy tc do do thi hda mnh tr sau @m
2000, gia & BPS hyp ly nén mt 6 dan $ quan nay gia ing kh& nhanhdén nam 2009
mat d6 dan $ quan naydat 27.112 ngdi/km?

Bang 1: S lwgc cac Quin nghién aru nam 2009

ouin sh Dién tich | Dan _f& Mat do sd dan
' phuong (km2) (nguoi) (nguoi/km?2)
Quin 1 10 7,73| 186.483 24.125
Quin 3 14 4,92| 190.177 38.654
Binh Thanh 20 20,76/ 463.516 22.327
Go Vap 16 19,74| 535.188 27.112
Toan thanh phé 322| 2.095,01] 7.165.398 3.420

Ngwn: Cuc thong ké thanh phiHé Chi Minh
3.1.2 Xay drng m6 hinh giadat va gia bt déng sin
3.1.2.1 Phan tich & ly thdng tindiéu tra
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a) Két qud cac miu diéu tra

Tong $ mau duoc diéu tra bandau 1a 434 mMiu, mbi mau ang Wi mot BPS 1a nh&d cu
thé. Qua qué trinh phan tichnty théng tindiéu tra, sandc va clip nhin 351 ndu (cac
mau bi loai 1a thiéu thdng tin trén pléu diéu tra do gp khé khin trong qué trintdiéu tra).
Trongdd, 49 nmiu diéu tra dm co @ gia rao ban va gia giadah aia BDS ($ con hi chi
diéu traduoc gia rao ban). F 49 miu nay, tac ditinh binh quan gia giadah vao khang
90,3% gia rao ban. Trérm sy do, dbi véi cac BDS khdngdiéu traduoc gia giao ith, tac
gia diéu chinh gia giao &th king 90% gia rao bania cac BS. Gi thé mé & cac mu
nghién ¢ru nhr sau:

Bang 2: M6 ta mau nghién aru

M6 td mau Mau Ty I¢
Quan 1 64| 18%
R Quan 3 71 20%
Quan Binh Thanh 166  47%
GO Vap 50| 14%
Buén ban dt 103 29%
Bubdn ban nh 123 35%
Vi tri khu wrc Khach an 13 4%
Van phong 60 17%
Chi dé ¢ 52 15%
Mt tién 97 28%
Hém vi tri 1 73 21%
Vi tri N tri 2 125 36%
N tri 3 43|  12%
Nt 4 13 4%
Ket duong 7 2%
bbngdudc 153 44%
Mat do giao thong Trung binh 117 33%
Thua 69| 20%
Rét thua 5 1%
An inh Tot ‘ 28ﬁ 8%
Trung binh 323 92%
R4t tot 19 5%
Tot 228 65%
M@i truong sinh thai Trung binh 101 29%
O nhém 3 1%
R4t & nhEm 0 0%
. Day du 345  98%
Phap ly Churady di 6| 2%
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Nhua 183 52%
Két cau duong Bé tong 167  48%
Pat 1 0%
Co s ha ting Hoan clinh 330 94%
' Chua hoan cimh 21 6%
Lén nht 243
Dién tich (m2) Bé nHit 32
Trung binh 66,5
. Cao nlat 4.256
Gia tii cong trinh trérdat Z z
’(trieg ang) Thip nit 0,63
Trung binh 30¢
Cao nlit 56.700
Gia it dong in (triéu dong) | Thap nhét 1.004
Trung binh 4.674
Khoing cachi BDS dén éZnnrr?r:ét 28’22
trung tdm thanh gh(phut) -
Trung binh 12,6
Rong ntit 40
Chiéu rong dudng Hep nhit 1
Trung binh 7,9

Ngwn: Piéu tra trén th trirong hit déng sin Tp.H Chi Minh

b) X&cdinh gia tri cdng trinh tréndat

Buwdc 1: Xacdinh gia xay ¢ng moi, hién nay B Xay ding céng b suit von dau tr xay
dung va cong 6 hang im, dong thyi UBND TP.Hd Chi Minh ding ban hanh Bu gia
chuan vé suit von dau tr phin xay drng cdng trinh trédija ban thanh ghH6 Chi Minh,

cu thé nhr sau:
Bang 3: StAt von dau tw xay dwng céng trinh nhaé do BH Xay dung cong

STT Loai c6ng trinh Sét vén dau tr (ddng/nf)

1 | Nhao 1 ting, trong bao, Ry gach, mai ton. 1.050.000
Nhag 1 ting, ain ho khép kin, Kt cau teong

2 : L SR RS TS 2.750.000
gach chui |1.1’<}, mal bé tqng@t thépdo tai cho.

3 Nhag tir 2déen 3 ting, ket cau khung cliu hec 4.240.000
bé téng 6t thép, trong bao xay gch, san,
mai bé tong ot thepdo ta cho

4 Nha caoﬁng< 5 ting, ket ciu khung chu lec 4.890.000
bé téng 6t thép, trong bao xay gch, san,
mai bé téng &t thépdo tai cho.

Ngwn: “Sudt vén dau tw xay drng cong trinh am 2009”, kém theo H s 411/QP-BXD

ngay 31/03/2010:@ Bg Xay Drng dé xacdinh gid ti xay ndi cia cdng trinh.



Bang 4: St vén dau tw xay dwng céng trinh nhaé do UBND TP.Hé Chi Minh cdng bb
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)

)

)

)

)

Mong néng| Mong @c
S . R hoic coc L | cac lai
T Loai cong trinh <15m L > 15m
T R .
(d¢dng/nf) | (ddng/nT)
1. Got, da, mai ing BTCT haic BTCT dan ngéi,uong 2 950.000
gach, ren lat gach ceramic cac o hay trong duong. R
2. Cot, da BTCT, trong qach, mai bp ngdi, co tin, rén 5 050.000
lat gach ceramic céac o hay trong duong. T
3. Got, da BTCT, trong qach, mai bp tole, c6 tin, rén 1.950.000
lat gach ceramic céc o hay trong duong. R
Nha < .
.. |4. Got gach haic go, tuong qach + van hac tole, rén lat
1{ ¢ 3 L. » 1.550.000
trét gach tau hd@c trong duong, mai bp tole hac ngoi.
5. Gyt gach hdic g5, twong gach + véan hac tole, rén 1.150.000
gach tau h@c terong duong, mai bp giay dau, la. U
6. Cot gc*g, vach van hac tole, mai tole, én lang xi 800.00d
mang, tian van hdc cot ép. '
7. Khung son o, véch tole + §, nén lang xi ning, 500.004
mai la hac giay dau. '
1. Got, d&, san, mai BTCTubng gach, rén lat gach 2 200.000 2.300.00
ceramic hdc trong duong. U U
2. Ot, da, san BTCT,uong gaich, mai bp ngéi, c6 tin, 5 100.000 2.150.00(
nén lat gach xi mang ceramic hac trong duong. A U
3. Got, da, san BTCT,uong gach, mai bp tole, 6 tin, 2 050.000 2.150.004
nen lat gach xi mang ceramic h@c trong duong. T U
Nha|4. Cot BTCT haic gach, trong gach, san xay ain trén
4| 9= |sit |, mi king, ren lat gich ceramic hac trong duong. 1.900.000 1.950.00¢
4
ting 5. Gt BTCT haic gach, wrong gach, san Xay abn trén
sit 1, méi lop tole hdc ngoi, c6 tin, rén lat gich 1.800.000 1.850.00(
ceramic héc twrong duong.
6. Gt BTCT hdic gach, rong qach, sandtc gi haac
san @, mai p tole hay ngoi, cé in, rén lat gach 1.450.000
ceramic héc twrong duong.
7. Got go, san @, vach van, maidp tole, co tin, rén lat 250,000
gach ceramic hac twrong duong. '

Ngwn: Quyét dinh $

$ 12/2008/@-UBND aia UBND TP.H Chi Minh, ban hanh Bu

gi4 chuin vé suit vén ddu tw phan xay drg cong trinh tréndja ban thanh p# Ho Chi

Minh.
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Tac gh sr dung Suit vén dau tr xay drng cdng trinh nha do By Xay drng céng B, vi
nhitng ly do sau:

- Bang gia @ia Bo Xay drng duoc diéu chinh hang am, phu kip v6i gia thre t bién
dong trén th truong.

- Theodiéu tra, khio sat éing nhr y kién cia cac chuyén gia chémg gia theo Quit
dinh $ 12/2008/®-UBND cia TP.H Chi Minh qua thp so \6i gia thec & cua
thi truong.

- Bang gia @a UBND TP.H Chi Minh phan &p rit nho tuy vao Kt ciu cong trinh,
tuy nhién d liéu tac gi diéu tra khéngtu co si dé xacdinh chinh xac.

Buwdc 2: Xac dinh éip nha, én ar theo Ngh dinh $ 209/2004/ND-CP ngay 16/12/2004
ciaa Chinh ph nhr sau:

Bang 5: Phan dp, phan laai cdng trinh xay dung nhaé

Cap dic bigt Cép | Cap Il Cap I Cap IV
Chiéu cao> 30 ting | Chiéu cao 20-| Chiéu cao 9 -| Chiéu cao 4| Chiéu cao< 3
hoic tbng dén tich | 29 ing haic | 19 ing haic | - 8 ting haic | tang haic

san (TDTS; TDTS 10.000 41 TDTS 5.000 -| TDTS 1.000 4 TDTS <1.000
15.000m <15.000 <10.000 M | <5.000 nf m2

Ngwn: Ngh' dinh $ 209/2004/N-CP ngay 16/12/2004i@ Chinh pki

Bwdc 3: Dua vao Bng diéu tradé xacdinh twi cdng trinh, &n ar vao king gia tinh ¢ phi
truéc ba dé xacdinh % gia ti con hi cua cong trinh.

Bang 6: Chat lweng con hi ciia nha co thyi gian da sir dung twong wng

Nha Nha Nha Nha Nha

Thoi gianda gsr dung | biét the cap | cap Il cap Il cap IV -
) | e | o | @ |

- Duéi 5 nam 95 90 90 80 80

- T 5dén 10 rim 85 80 80 65 65

- Trén 10 &im dén 20 rim 70 60 55 35 35

- Trén 20 &im dén 50 rim 50 40 35 25 25

- Trén 50 @m 30 25 25 20 20

Ngwn: Thong tr s6 68/2010/TT-BTC ngay 26/04/2010dmg din vé Lé phi treéc ba
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Bwdc 4: Tinh gia ti caa cong trinh trédat

Tinh gia ti cua
cong trinh trértat

Dién tich san
xay drng

Suit von
dau tu

% gia ti con hi

caa cbng trinh

c) Xacdinh gia dét ban hanh gia UBND TP. Hs Chi Minh

Bwgc 1: Xac dinh gia dit mat tien duong theo king $ 6 kém theo Quit dinh
89/2010/-UBND ngay 22/12/2010t@ UBND TP.H Chi Minh, ban hanh Quginh \é
gia cac lai dit tréndia ban thanh ghHb Chi Minh.

Buwdc 2: Xacdinh Vi tri hém va ép hém dé ap ¢ s tinh giadat theo cac rtri va ép hem
so Wi gia dat mat tién duong, a thé nhe sau:

- Vi tri hém:

+ Vitri 1: c6 chéu rong hem I6n hon 5mduoc trai nhea haic bé téng, xi ring.

+ Vi tri 2: c6 chéu rong hem tr 3m dén 5m duoc trai nhya haic bé téng,
Xi mang.

+ Vi tri 3: c6 chéu rong kem tir 2mdén dudi 3m duoc trai nhya haic bé téng, Xi
mang.

+ Vi tri 4: c6 chéu rong kem dudi 2m duoc trai nhya haic bé téng, Xi ring.

- Phan ép hem:

+ Hém cip 1: 1a km ¢ \i tri tiép giap \6i mat tién duong;

+ CAc ép hém con hi.

- Hé sd dé tinh giadat theo cac vitri va dip hem so i gia dat mat tién duong:

SHTT Loai hém Vitril | Vitri2 Vitri3 | Vitri4
1 Hem cip 1 0,5 0,4 0,3 0,2
2 Céac ép hém con hi Tinh khéng quéa 0,8ih gia kem cip 1

Ngwn: Quyét dinh 89/2010/@-UBND ngay 22/12/2010ia UBND TP.H Chi Minh

- Néu la kem dat, tinh Bing 0,8 in so \6i mac gia dia hem trai nhya hdic bé tng, xi

mang aia cung lai hém.

Buwdc 3: Xac dinh giadat ban hanh@a UBND TP.H Chi Minh.

Gia dat ban hanh
cua UBND

Giadat mat
tién duong

Heé sb cip hem
theo \i tri

0,8 (rfu la
hém dat)
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3.1.2.2 Xay gng md hinh Wi qui gia dat va gia kit dgng sin

bé xay drng ham Bbi qui phu lp, c6 ¥ nglia & mat théng ké, ¥ co s khoa hc ding

nhe mic d6 tng ding trong thrc t thi viéc quan tong nHit [a xacdinh dugc ding céc
bién anh hrong ©i gia BDS. Viéc lra chon cac bén dua vao md hinh lawh vao thrc €,

da vao kén thac, sr hiéu biét, y kién cia cac chuyén gia wdic biét 14 sr hd tro cia cac
phin mém phan tich thng ké.0 day tac gi sir dung ptin mém DTREG va SPS8¢ xay
dung ham bi qui.

a) Gigi thiéu phan mém DTREG, md hinh cay quit dinh gia dat/m?.
< Gidi thigu phan mém DTREG

DTREG la clrong trinh phan tich ting k& c6 ki ning xay drng cay qugt dinh phan
16p, i quy ¢é md & mdi lién he gitra dr liéu va cé th sir dung dé du doan gia tr khao
séat trongong lai. DTREG c6 th tao nhirng md hinh cayion @ dién (SingleTree) #ing
nhe TreeBoost, Decision Tree Foresing c6 nhéu cay. DTREG @ng co6 tié xay drng
mo hinh Support Vector Machine (SVM) vaiHjuy logictic (Logistic Regression)...

DTREG chip nhan tp hop dit liéu chra nh&u dong Wi mot cot cho ndi bién. Mot trong
cac bén 1a bén phu thuse (bién muc tiéu), gia tr cia nddugc md hinh héa vduoc dy
doan nhr 1a mot ham @a bién doc lap.

Chuong trinh DTREG phan tichip gia ti di liéu va to ra cay quét dinh. Cay quyt
dinh c6 ti¢ s dung dé du doan gia tf caa bién phu thusc dya trén nliing gia ti cua nhing
bién doc 1ap. Mot du doanduoc tao bing cach &n ar vao cay i goc, theo nhanh trai Hio
phai dya vao gia tir bién doc 1ap chodén khi ti 14. Mai 14 chi ra gia ti c6 kha ning phu
hop nhit cho bén phy thubc boi gia tri caa cac bén doc lap din dén 4. Chrong trinh
DTREG Wi md hinh cay quét dinh codiém ndi bac sau:

- Cay quyt dinh chip nhan @ liéu kiéu text ding nhr dir liéu kiéu 5: Di Véi
nhitng bén roi rac v6i cac gia tf nhe “nam”, “nit”; “tinh trang phap lyday du”,
“tinh trang phap ly khongtay du”; v.v.., khéng én ma hoéa ching mhla di liéu
sb. Cay quyt dinh tr dong phan phi nhitng trong tac nay bng cach chia ning
truong hop va phan tich 6i nhém ndt cach riéng lgit.

- Cay quyt dinh nHin ra nlitng bén quan tong: DTREG phan Bt nhiing bién
quan tong tacdong manh dén bién phu thusc va thre hién chia tach ning nat
gan ¢ dinh aia cay, saudé dén nhiing bén it quan tong hon va chia tacky tirng
nat nhanh, Ia.

Véi nhirng dic diém nhr trén, cay quét dinh duoc tac gh sr dung dé phan tich mc do
tacdong aia cac bén, dic biét 1a cac bén dinh tinhdén giadat tai TP.H6 Chi Minh. & di
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phan tich cay qu dinh trén giadat 1a vi: (i) gia ti cong trinh xay dng tréndat khéng
tacdong lam thayddi gia dit trong BDS, hay néi cach khac 1°méng trinh xay dng fi
Quan Go \VAp ding gidng 1 nf xay drng (cung cht lvong) ki Quan 1, giadit khong ph
thudc vao yu td nay. Qua qua trinh phan tighlé tacdong aia cac bin dinh tinh 1én gia
dat, 8 lam @ s xay drng k¢ sb tdc dong, Kt qua cia cac B b duoc ar dung trong
Maketing BDS, tinh nglta w1 tai chinhddi véi nha nréc, &p ding trong qui hach dé th...
(i) gia dat von co tinh ac by, gia da tig khu wrc khac nhauit xa va ph thusc vao
nhiéu arc vi thé, nén 6i cach phan tichi@ ptin mém DTREG va mé hinh Cay Qéty
dinh € xay drng giduéc tinh cho Kkt qua chinh xac bn cho trng khu wre.

< Xay deng md hinh cay quét dinh
¢ Xacdinh bién
Bién phu thuéc (bién muc tiéu):

- GIA DAT/m* Giadit giao dch tinh trén 1 ) duoc tinh king cach 4y gia giao
dich BDS tnr gid cong trinh xayehg tréndat.

CA4c bién doc lap:

VTKV: Vi tri khu wrc dugc phan lam cac khupe “buén ban t”, “buén ban
nho”, “khach an”, “van phong” va ¢”.

- KCTP(phuty Khoang cach & BDS dén trung tam thanh gh(lday méc 1a Nha
Tho Buc Ba)dugc do bing phit, Wi van tic trung binhiuoc tinh 1a 30 km/h.

- KCQ(phut): Khoang cach & BPS dén trung tdm Qfn (liy mdc l1a UBND
Quan) duoc do bang phat, Wi van tic trung binhiuoc tinh [a 30 km/h.
- MTKD: M@i truong kinh doanhgugc xacdinh trong phm vi ban kinh 200 m

1 13

gém gan “bénh vién”, “Chua hdic nha th”, “cdng vién”, “khu hanh chinh”,
“truong hoc”, “siéu th”. Trong d6: “siéu th” duoc hiéu gin siéu th haic chy
hoac khu throng mai.

- CR DUONG:Chiéu rong duong (m), la chiu rong aia mit tién duong chinh.

- NGHE NGHIEP: Nghé nghiép khu wc xung quanh i BPS ba lac gom céc
khu “can 1§ cong clirc”, “kinh doanh”, “laodong”, “tong hop”.

- VITRI: Vitri cia BDSdiéu tra gom “mat tién” va “hem”.

- CR HEM: Chiéu rong hem, 1a chéu rong aia hem tiép giap \6i BPS.

- KCMT: Khoang cachdén mit tién, dugc do bing m, xacdinh tr BDS ba lac
dén mit duong chinh.
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MDGT: Muyc db giao théng, baodm “ket duong”, “déng dac”, “trung binh”,
“thua”, “rat thua”.

- LOAI HEM: Loai hém gdm “hém théng” va “lm aut” (khéng xacdinh déi voi
nha nit tién duong).

- KC DUONG: Két ciu duong, gom “nhua”, “bé tong”, ‘dat”.
- PL: Phap ly éa BbSdiéu tra, @m “day du” va “chuaday du”

A

- MTST: Méi truong sinh thai, §m “rat tot”, “tbt”, “trung binh”, “6 nhém”, “rat
6 nhém”.

- CSHT: Co v ha ting, ¢om “hoan clinh” va “chra hoan cmh”.

- AN NINH: An ninh tét tr cia khu wc gdm “rat tét”, “t6t”, “trung binh”,

“kém”, “rat kém”.
¢ Phan tich mé hinh cay qut dinh gia d@at/m?

Chay mé hinh cay quit dinh wi 351 nfiu, 01 bén phy thudc, 15 bén doc lap duoc phan
thanh 104ng, 64 nhém vaan c6 129 nude.

============ Model Size Summary Report =======—=

Number of data rows: 351
Total weight for all rows: 351

Phan tich phrong sai
—==—=====———= Ana|ysis of Variance ============

Variance in initial data sample = 3541,9898
Residual (unexplained) variance after tree fittng87,44424
Proportion of variance explained (R"2) = 0.86238,288%)

Dit liéu tir bang b&o cdo phan tiat bién thién ¢a @p di liéu nghién éu ta thiy:

Mirc do bién thién aa @ip di ligu truée khi xay dng cy 1a: 3541,9898. & do bién
thién sau khi xay whg céyduc_yc ung dung vao #p dir liéu dé udc t[nh gia tr bien pha
thuoc la: 487,44424; cho 8y mot mic d6 cai thién phrong saidang K, day ding chinh la
tinh thich kyp cia mo hinh cay quwy dinh duoc dua ra.

Ty Ié bién duoc giai thich i mé hinh cay la: 86,238% @R thé hién do thich fyp va kh
nang uéc tinh gia tr ¢at caa cay quit dinh kha cao.

Phan tich cac yu té anh hweng dén gia dit

Mtc d6 quan tong aia cac bin dugc DTREG tinh toanh trén véc sr dung yeu t6 d6
trong cac phép tach chinh va phép tach thakithxay drng cay. Phép tach chinh 1a phép
tachduoc thé hién trén cay, phép tach thayétla phép tackiuoc sr dung déi véi nhiing
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dong dr liéu co gia ti rdng ddi véi thudc tinhduoc chon 1am phép tach chinh trong node
dangduoc tach.
============ Qverall Importance of Variables ——=======

C4c bén Mzc d6 quan tong
VTKV 100.000
KCTP(phut) 74.207
KCQ(phut) 29.489
MTKD 27.646
CR DUONG 9.289
NGHE NGHIEP 7.112
VI TRI 6.465
CR HEM 5.360
KCMT 4.985
MDGT 2.924
LOAI HEM 2.416
KC DUONG 1.440
PL 0.598
MTST 0.210
CSHT 0.108

Theo dd, bién vi tri khu wc céanh hrong I6n nhat dén gia dat, tng Wi mirc do anh
huong 100%; t#p theo 1a cac Bn khaing cachdén trung tdm thanh [¢h74,207%; khang
cachdén quan 29,489%; moi trong kinh doanh 27,646%;..droc bicu dién bang do thi
nhu sau:

Relative Importance of VVariables

100
95
an
g4
a0
74
70
B5
G0
44
a0
45
40
35
30
248
20
14
10

Importance

WY KCQiphut) CR DUONG W TR KCMT
KCTP(phut) MTKD NGHE NGHIEF CR HEM MDGT

Hinh 2: Mic dd tac dong ciia cac bén dgc lap lén gia 1 nf dat
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¢ M6 hinh Cay Quyt dinh gia dit/m?

Xem phu luc 3.3 “M6 hinh Cay Quyt dinh gia dat”
b) Ham hji qui gia bit dgng sin
Tac g sr dung pHin mém SPSS#é chay ham ii qui xay drng ham gia BS. Mot nhueoc
diém khi xay drng ham gia BS hing ptin mém SPSS 1a ning BDS c6 gia §n Voi
duong trung binh & gid uwéc tinh ét chinh xac, tuy nhién img BDS rim quéa xaduong
trung binh thi giargc tinh c6dé chinh xac thp hon. Béi vai thi truong BDS ¢ tinh ac
bo nén & chénh éch \é gia gita cac khu wc 1a ét 16n. Dodd sr dung ham gia nay vi
muc dich uéc tinh gid héc xay drng bing giadat hang @m thido tin ciy 3 thdp hon
trong phan tich mé hinh Cay Qitytinh. Tuy nhiéng gécdé toan th trudng thi mé hinh
hdi qui gia BDS cho phép nhirbhg quét b, viét dugc phrong trinh i qui gia BDS va
két qua cia mé hinhiuoc sr dung trong nét sd tng ding khac.
T 15 bén dugc xacdinh céanh hrong dén giadat tr Cay Quyt dinh, trir cac bén moi
truong sinh thai “MTST” va é s& ha ting “CSHT” c6anh hrong khéngdang K dén gia
dat nénduoc tac gi bo ra khdi cac bén doc 1ap, SPSS & ly va cHip nhin cac bén con hi
c6 y nghia V& mit théng ké nhr sau:

Bién phu thugc:
 Y: Gia giao dch aia bit dong in (triéu dong).
Bién dac lap:
X, Dién tich @a kit dong sin ().
e X, Gia tii céng trinh trémat (triu dong).
e X Chiéu rong duong (m), duoc hiéu 1a chéu rong duong tiép giap \6i
BDS, K ci BDS mit tién va kem.

e X, Khoang cachi BDS dén trung tam thanh gh(KCTP) (By mbc la Nha
Tho Puc Ba); KCTP = 1/t ¥i t dugc do bing don vi thoi gian (phat) tru
thdng tr vi tri BDS dén trung tam thanh @h véi van toc trung binhdugc
tinh 1& 30 km/hO day 1/t = v/s (v 1a §n t6c; s 1a quangiuong) duoc hidu
trong kinh & hoc d6 thi 1a Hiéu suit van i [37], khi ha tang giao théng phat
trién thi v € tang |&n, 1/t phn anh sr ting I&n @a van toc d6. Tuy nhién
diéu nay ch ham y i chi phi van ti trong khong giardia ly.

e X Vitri cia BDSdiéu tra dm “mit tién” va “hém”, dugc ma héa bng hai
bién gia (dummy), nlin gia ti teongtng & “1” va “0”.
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e Xg Tinh tang phéap ly aa BDS diéu tra, @m “day du” va “chua day du”
dugc ma hda bng hai bén gia, nhan gia ti trongung 1a “1” va “0”.
M6 hinh i qui boi dwoc s dung ntim thee hién viéc luong hoa cac du td anh hrong
dén gia BDS. Trongdd co st dung ky thuat bién gia (dummy variable) ikm muc dich
so sanh 8 khac bét vé gia BDS theo tng thibe tinh khac nhauta né. Plrong trinh
wdc lwgng c6 dng Hng quét nir sau:
Y = Bo+ BrX1 + P2 Xo+ B3 X3+ Bsa Xg + Ps Xs + s Xe + Ut
Vi Bo, Pu,... B la cac tham&ta én wdc heong;
Bola he sb chin;
B1,.... Bg la e sb goc dia cac $u t6 anh hrong dén gia BPS;
u 1ado nhiéu, la sai 8 ngiu nhién.
DPay 1a md hinhié chay ra hamueéc lugng gid BDS, Kt qua uwdc lwong mé hinh nh sau:
Mirc dé phu hep aia mo hinh
Két qua m6 hinh Bi qui cho 1§ sb xacdinhdiéu chinh (Adjusted R-squared)’R 0.697 =
69,7%,diéu nay c6 ngta 1a 69,7% Hin thién Ga gia BDS € duoc giai thich i cac y¥u
t 1a cac bén doc 1ap da duoc chon dua vao md hinh, hay noi cach khac 69,7% gishc
truong BPS duoc udc tinh i md hinh. Nhr vay, co tré két luan day 1a mé hinhitong
dbi phu hyp.
Bang 7: Két qua hoi qui
Model Summary(b)

\V

Model R R Square| Adjusted R Square Std. Error of the Estimat
1 .838(a) .702 .697 3087.486

a Predictors: (Constant) 4 XX5, X3, X4, X5, Xe.
b Dependent Variable: Y

Coefficients(a)

Unstandardized | Standardizec Collinearity

Model Coefficients Coefficients t Sig. Statistics
B Std. Error Beta Tolerance VIF

(Constant] -7346.808 1277.983 -5.749| .000

X1 48.713 4.958 351/ 9.826, .000 679 1.472
X5 4.024 468 308, 8.598 .000 677 1.477
X3 179.266  36.053 198/ 4.972) .000 544 1.837
X4 28213.306 2362.586 357/ 11.942 .000 967 1.034
Xs 2577.076 497.846 206, 5.176, .000 544 1.837
Xe 2154.827 1191.057 .054/ 1.809 .071 979 1.021

a Dependent Variable: Y
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X&c dinh céc k¢ sé hoi qui:
Gia thuyét:
Ho: B1=PB2=B3=P2=Ps=Ps=0 (M6 hinh khong phugip)
Hy: C6 it nit 1 p; khac O [ii=1-> 6] (M hinh phd bp)
Két qua tinh toan cho thy, xac siét cua thing ké t co gia irbé fon mic y ngha 8%.
Diéu nay clitng © cac bén doc lap dwa vaodéu co y nghia gii thich sr thay doi gia
BDS. Vi Wy ta chip nhin gia thuyét Hy, tic 1a md hinh nay phuolp.
Két qua hoi qui dwoc woc liwong nhue sau:
Y =-7346,808+ 48,713X + 4,024% + 179,266% + 28213,306X + 2577,076X + 2154,827X%
Nhu vay, qua Kt qua caa md hinh ta thy gia dat c6 quan B ddng bén vé6i cac y¥u t:
dién tich (X)), gia ti cong trinh trémat (X,), 4o rong duong (Xs), khaang cachdén trung
tam vi thé (1/) (X, Vi tri (X) va phap Iy (¥).

3.1.2.3 Xaatinh vj thé, chit lweng tai viing nghién atu

Dua vao ham mé hinhdhqui ¢ trén, “chit lvong” va “vi thé” dugc tinh toan nh sau:

« Céc bén “Chiat luong” (CL) 1a “dién tich” (X;) va “Gia ti cong trinh” (%)

« Céac bén “Vi thé” (VT) la “Chiéu rong duong” (Xs); “Khoang cach thanh
pho” (X); “Vi tri” (Xs); va “phap Iy ().

Bang 8: Bang chi tiét tinh “ch 4t lweng” “v i thé”

r-rll_;u X1 X Xz | Xa | X5 | Xeg Y Y - Bo VT CL %CL | %VT
103 | 39.7 27.1| 1.80.42| 0 | 1 | 8,839.54| 16,186.35 14,143.42 2,042.94| 87% | 13%
104 33 12,13 2| 0.2 0 | 1 | 4,659.90| 12,006.71 10,350.39 1,656.33| 86% | 14%
105| 32.2| 365.1% 6 | 0.21| O | 1 | 4,799.46| 12,146.26  9,108.20| 3,037.91| 75% | 25%
107 | 72.96| 505.61| 3.5/ 0.36| O | 1 | 11,100.52 18,447.33 12,858.44] 5,588.69| 70% | 30%
108 40 1176 2| 0.20 0 | 1 | 4,000.45|11,347.25 8,925.47 | 2,421.74| 79% | 21%
109 | 82.8| 3043 5 021 0| 1| 7,284.77|14,631.58 10,475.71] 4,155.88| 72% | 28%
111 80 21 3| 019 0 | 1 | 4,752.98| 12,099.78 8,118.26| 3,981.54| 67% | 33%
112 | 66.5| 460.8%10| 0.38| 1 | 1 | 15,123.01 22,469.87| 17,375.83| 5,093.85| 77% | 23%
Ngwn: TAc gii tinh toan.
Ghichl: Y -Bo=CL+VT

CL =48,713X 1 +4,024 X,

VT =179,266X 3 + 28213,306X 4 + 2577,076X 5 + 2154,827X 4




Bang 9: Bang tong hep tinh “chét lweng” “v i thé” theo khu vuc nghién aru
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Quan % Vi Thé % Chét L wong
Quan 1 73% 27%
Quan 3 70% 30%
Binh Thanh 63% 37%
GO Vap 54% 46%

Ngwn: T&c gii tinh toan.
Nhu vay, ta thy nhiing Quin trung tam thanh gh“vi thé” chiém ty trong cao, nir tai
Quan 1 “vi thé” chiém 73%; nlitng Quin xa trung tam “vthé” giam dan, ax thé Quan 3 1a
70%, Binh Thnh 63%, Go \Mp 54%. “Vi thé” giam dan, ngroc lai “chat luong” ting din
vaduoc biéu dién bing do thi sau:

——%CL ——%VT

120% -

100%

80%

G0%
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2019
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— D — D -~ D -
— M = 1D M~

o o~ 10 - 10 - D
wm M~ o0 O — o =f
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106
121
136
151
166
181
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211
226
241

Hinh 3: Gia tri “vi thé” va “ch at luweng”
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PHU LUC 3.2
PHIEU THU THAP THONG TIN GIA PAT (NHA DAT)

‘ Phiéu 9: ......I.....
Nguoi diu tra: ...
Nguon lay thong tin e .......oooee i

Ngay coéng b théng tin: .............

THONG TIN CHUNG V E CHU SOHUU

Ho tén chii s hitu (Sr dung): S dién thaai:
THONG TIN V E BAT PONG SAN
Pia chi: S6 duong pidng Qin:
Vi _tri Kich_thwéc, quy mé, hinh dang, lai_dat
- Mat tién dudng: ...ocveeeee m - Kich thréc (RxD): ......... Xevronrnns
1 Mét chiéu ] Hai chéu - Dién tichdat: ....cveooveeeeene. m2
-Hém: ........... m - L0ai dAt: oo,
] Théng ] Cut - Hinh déang tha dat:
Cachduong chinh: ................. m 1 Vubdng wrc
- Két ciu duong: ] Top hu
[ Bétdong [ Nhya [ Pat 1 N& hau
-HuoNg: 1 Hinh binh hanh
KhAc, NEU IB: ...evveveeeeieeeeeeeee
M0i tr wong xung quanh Cong trinh xay dung trén dat
- Méi truong sinh thai: [ Nhatet [ Nha hu ] Can ho
[ R4ttdt 0 Té6t [ Trung binh O Bictthy [0 KRACH.eoeeieeeeeeeeeeens
1 O nhém ] R4t 6 nhEm | - Dién tich xay d@ng: ............. m2
- Mat @6 giao thong: - Dién tich sr dung: ............... m2
] Ket duong [ Béngduic - CAP NNA:.eee e
[ Trung binh Thea O Ritthua | - SO tANG:.ecvieeeceeeeeceeee
- Méi truong kinh doanh: =-S5 phONg: ..o,

Gan: (pham vi ban kinh 200 m)
1 Khu throng mai,siéu th: .........
O 1 o S
O Truong hoc: v,
T BENh VIEN: .eviieieee e

- Khoang céachdén trung tam:
Thanh ph: .......... km
Quini................. km

- Tén giao khu damc

1 Phat giao [1 Thién chda gido ] Khag

- Nghé nghiép khu dan a:
[ Can 9, cbng clic, vién chirc
O Kinh doanh [J Laoddong [ Khac

-Nam xay ding: ......ccoeeeeenee.

- CHit lugng con 4i: ............. %

- Hién trang nha:
1 Pango 1 Cho thué
[ Pé trong [] Thé chap
KRAC:........coiiiiiiee

- Noi that:
1 Cao @p [ Trung binh [ Kém
- Muc dich sr dung dat:

0 Pé o 1] San xuat kinh doanh
Khéac:....... S PP PPN
- Gia thué ¢¢ kinh doanh): ......... téu/thang
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Vi tri khu vuc Co sb ha tang khu virc

1 Lam nhay 1 Van plong | ] Hoan clinh 71 Chra hoan cnh
[ Co s Sin xuat ] Kho, xxéng| - An ninh tiét ty:

] Khach an [ Nha hang | [ Rat tét ] Tét ] Trung binh
1 Hangan, ca phé [] Coéng vién | [ Kém [ Rt kém

] Truong hoc, nha sach [ Bo trong | - Tinh tang phéap ly

[ Bénh vién, higu thubc [ Khéc ] Coday du gidy to phap ly

] Cira hang thi trang (] C6 chraday du gidy to phap ly

[ Tap héa, budn ban Bh ] Chua c6 giy to phap ly

) Khu vui choi, giai tri D KNAC.....c oo
Théng tin vé gia bat déng sin

- Giadat theo ling gid @a UBND @GP tinh: .....coovevieieceieeeeeee e, m2

- Theoudc tinh @ia chi s hitu (Sr dung) (gid rao ban): ................. (cha ¢ai sin)
-Macgidmachsshtuddban BS: ...............coooeeiivvivveeeveeeeeee(ChaG €A SAN)

- Co s& ma chii so hiru uéc tinh gia BS:
1 Do suydoan
71 Do chuyén viémtinh gia
1 So sanh giaai BbS da ban khac
(1 Khac (fr dau): ....ccovvveeeeeeeeeeeeenin,

Ghi chi: Giai thich cac théng tindiéu tra va xay deng hé théng thangdo theo thang
diém cho céac bén dinh tinh.
¢ M0Gi tr wong sinh thai
Cac tiéu chi xadinh:

1. Cay xanh®* C6é cay xanh trénia héduong chinh, pam vi ban kinh 500 m c6 céng

Vién cay xanh.

2. Puong phd: thuong xuyén sch <.
Hé thdng thu gom rac: Codthong thu gom rac (¢t ran), it nkit méi ngay nét lan.
4. Tiéngdn va khoi mi®®* rit it.

w

5. Ngap nudc haic 6 nhEm ngbn nuede tr nhién gay mai hdi, di (nhu gin kénh,
cdng...): khéng co.

193 Theo quyZinh tzi Quyét dinh 01/2006/@-BXD ngay 05/01/2006:u@ Bj truong Bj Xay deng, tiéu chdn dat cay
xanh cdng viénia dd thi dgc biét 1a 7 - 9 m2/ngoi, do thi logi I-1l : 6 - 7,5 m&/naeoi, logi lI-IV: 5 - 7 m3/ngeoi,
logi V: 4 - 6 m2/ngoi. Tuy nhién, di Tp.Ho Chi Minh 1446 thi dac biét, nheng diégn tich cay xanh trédau ngeo
hi¢n ch dat khaing gin 1m2/ngoi (ngwn: Phong Qun ly Cay xanh); Daio, tiéu chi “cay xanh’duwoc tac gii xay
ding trong Wi canh méi teeong chungdi Tp.Ho Chi Minh. Bén enh @6, dé thugn loi cho qua trinhdiéu tra, tiéu chi
“cay xanh” khéng quidinh theo “nf/nguoi” ma qui dinh nhe trén.

194 Pon vi do arong dé &m thanh, éing on |a decibel (dB). @i Tp.Hs Chi Minh, khéi bi di d@oi véi tiéng on, vi chi
yéu khoi hui diroc hinh thanhit cac phrong tién giao théng cé gaydng on. Pon vi dB duroc do: Hoan toan inh king
la 0dB, hvi th¢ 10dB, téng 4 thu pi xa0 xc 20dB, néi chuin than ndt 50dB, may #a batdia 65dB,tiéng on
dwong phd khodng 70dB hat ki 75dB, béu dién nhzc rock 110dB, pén lizc ar cat canh hdic tiéng coi xe éu hva
c6 arong ds hon 140dB. Khi gong dé am thanh léndi 160-170 dB tai &diéc hoan toan, du tai dmghe c6 nit lan.
Theo nghién #u aia tién 5 Wolfgang Babischy Puic aing nhe nhiéu tac gii khac cho thy, nhing ngeoi phdi chiu
dung tiéng on xe @ lién tuc ¢ mizc 70dB c6 nguyaccao mic bénh nhi mau @ tim.
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Néu dat mdi tiéu chuin néu trén &chdm 1a 1diém; nu hoan toan khéngdat s chim 1a 0
diém; réu dat & mirc trung binh & chim 1a 0,5diém.
- Néu khu wec tai BDS ta lac dat 5 diém, duoc xacdinh 1a méi teong rat tot
- Néu khu wc tai BDS ta lac dat tir 4 dén dudi 5 diém, dugc xacdinh 1a méi tedng
tot
- Néu khu wec tai BDS ta lac dat tir 3dén dudi 4 diém, duoc xacdinh 1a méi tedng
trung binh
- Néu khu wec tai BDS ta lac dat tir 2 dén dudi 3 diém, dugc xacdinh 1a méi trdng
6 nhiém
- Néu khu wec tai BDS ta lac dat tir 0 dén dudi 2 diém, dugc xacdinh 1a méi trdng
rdt 6 nhiém
Xay drng thangdiém dé dinh hrong cH tiéu “Méi truong sinh thai” khi xay dng mo
hinh kinh & luong.

Cac y¥utsb | Thangdiém
Rat tot 5
Tot 4
Trung binh 3
O nhém 2
Rat 6 nhem 1
¢ Mat do giao thong
Céc yu t6 Tiéu chi xaatinh

- Muc dé tic duong, ket xe ti khu wec dang sinh éng: lru lvong xe lru théng 4t it,
khéng »y ra tic duong, ket xe.

) - Biém nong giao thdng trong pim vi ban kinh 500 m: khéng.

Ratthua | - Luong phrong tién giao théng ting i 16n tai khu wec $5ng: khéng c6 hic rat it.

- Muc dé tic duong, ket xe i khu wrc dang sinh éng: luu lwong xe lru théng it,
khéng »y ra tic duong, ket xe.

- Biém nong giao thdng trong pim vi ban kinh 500 m: khéng.

Thua - Lugng phrong tién giao thdng ting i [6n tai khu wirc $Hng: khdng co hic rét t.

- Ml’g:c do tic duong, ket xe tai khu wuc dang sinh éng: lru lurong xe vira phai. 7
Trung binh | - biém nong giao thong trong pim vi ban kinh 500 m: c6 nimg khong qua &iem.
- Luong phrong tién giao théng tsing i [on tai khu vuc 9ng: khéng co hic it.
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- Murc d ket xe i khu wrc dang sinh éng: eu lugng xe throng xuyéndongduc; it
c6 tic dudng, ket xe vao gb caodiém (sang, chiu)

- Piém noéng giao théng trong pim vi ban kinh 500 m: wbi 4 dém.

- Luong phrong tién giao thdng ting ti 1on tai khu vuc $Hng: nhéu

boéngduc

- Mf{:c do ket xe ti khu wrc dang sinh éng: throng xuyén i
Ket duong | - Biém ndng giao thdng trong pm vi ban kinh 500 m: c6 ndu diem.
- Luong phrong tién giao thong tng &i [on tai khu wec HNg: nheéu.

¢ Khoang cachdén trung tam thanh phaé, trung tam quan

- Khoang cachdén trung tdm thanh ph(KCTP) 1a khéng cach & BDS dén trung
tam thanh pé (Iiy méc 1a Nha Tk Buc Ba); KCTP = 1/t ¥i t dugc do bing don
vi thoi gian (phat) ru thdng & vi tri BDS dén trung tam thanh ph vai van tc
trung binhduoc tinh la 30 km/h.

- Tuong tr khaing cachdén trung tdm gén 1a khaing cach & BDS dén trung tdm
quan (liy mbc 12 UBND quin). Hai ch tiéu nayduoc xacdinh dra vao théng tin
cung @p tir webside: http://www.diadiem.com.

¢ Co si ha tang

Cac yu t6 Tiéu chi xaalinh

Hoan ctinh DPuong, céu duong, F thdng ddng thoat méc da hoan cinh.

Chua hoan cinhl Buong, hdic ciu duong, hdic hé théng dng thoat méc chra hoan cinh.

¢ An ninh tr at tw

Céc yu t6 Tiéu chi xaalinh Thangtiém
- Tinh tmng »ay ra tvm cip: Chra bao gb xay ra.
- Mtrc d6 tuan tra @a luc lwong bio vé khu ptd (cong an, dam
Rat t6t phong): Throng xuyén. 5
- Khu wrc ¢ cdduoc xem |adiém néng da € nan xa ki ¢ dia
phueong khdong: Khéng.

- Tinh tmang xay ra tvm cip: it khi xay ra.

- Mtrc do tuan tra @a fec lwong bio vé khu ptd (cong an, dam
Tét phong): Throng xuyén. 4
- Khu wre ¢ cdduoc xem ladiém néng da € nan xa ki ¢ dia
phuong khong: Khéng.

- Tinh tmang »ay ra t®m cip: Thinh thaing X3y ra.

- Mtrc dd tuan tra @a luc lwong bio vé khu ptd (cong an, dam
Trung binh | phong): Thinh thaing. 3
- Khu wrc ¢ cdduoc xem |adiém néng da € nan xa ki ¢ dia
phueong khong: Khéng.

- Tinh trang xay ra tom mp Thueong xuyén %y ra (trung binh
mdi ngay c6 1 v trém dip).

- Mtrc d6 tuan tra @a fec lwong bio vé khu pt (cong an, dam
phong): Hém khi c6 tuin tra.

- Khu wrc ¢ cdduoc xem ladiém néng da € nan xa ki ¢ dia
phuong khéng: én cha y.

Kém
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RAt kém

- Tinh tang xay ra tom cip: Rat thuong xuyén wy ra (trung
binh nhéu hon 1 w1 mdi ngay).

- Mtrc do tuan tra @a luc lwong kio vé khu pt (cong an, dam
phong): Throng xuyén khong co fin tra.

- Khu wrc ¢ cdduoc xem |adiém néng da € nan xa ki ¢ dia
phueong khong: Co.

¢ Tinh trang phap ly

Céc ¥u t

Tiéu chi xaatinh

C6 day du giay
to phap ly

Co day du cac giy to phap Iy @a BDS nhr: Gidy ching nhin quyén
st dung dat; Gidy ching ntin quyén sr dung dat va quyn 5 hiru
nhad; Gidy chirng ntin quyén 5 hitu nhagd va cac diy to khac lién
quandén phép ly éa BDS.

C6 chraday du
gidy to phap ly

Chua céday du cac giy to phap ly da BDS nhr: Gidy chiing nhin
quyén ar dung dat; Giay ching ntin quyén sr dung dat va quyn s
hitu nhad; Giay ching nHin quyén sy hitu nhad va cac diy to khac
lién quandén phéap ly éa BPS nhrng c6 kb ning lam thi tuc hop
thac héa hgc hoan thin thém nét s5 thu tuc khacdé xac dinh
quyén sr dung, quyn 5 hitu BDS.

Chua c6 gy
to phap ly

La treong hop chra c6 B so phap Iy cho BS; hadic cé b so phap
ly nhung khéngday du, khdng cling minh dwgc quyén sr dung,
quyén v hitu BDS ma khdng coasdy dé tiép tuc hoan thén hd so
phéap ly.
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~_ PHULUC33
MO HINH CAY QUY ET PINH GIA PAT/M?



PHY
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LUC 3.4

BIEU TINH TOAN XAC PINH THUE SUAT CO BAN HANG NAM

Dién tich dat ) ) ]

- - - Gia dat tinh thue Sé thué Thue

PO thi Néng thén ; n ; suat

T Tinh : ,TongA d|g,n ghl thu dur

DTtheo Qb | DTtinh | DT theo Qb | tiehdattinh o yang . \ nam 2005 | i,

272/0D-TTg thud 272/0D-TTg DT tinh thué thue thén PO thi Trung binh
m2 m2 m2 m2 m2 pong pong bong Pong %

1) 2 3) 4) 5 (6) (8=4+6) 9 (10) (11=9x6+44)/8 (12) (13)
1 Bic Giang 9.069.50( 3.809.190 201.320.800 84.554|73688.363.926 307.538 2.916.000 419.979 5.450.833/50(015
2 Bic Can 3.731.600 1.567.27p 19.725.500 8.284.710 9.881,.98430.000] 1.375.000 580.332 1.112.241.460,019
3 Bic Ninh 9.444.100 3.966.522 85.730.300 36.006./26 .9730248 508.20( 3.845.400 839.348 5.254.405/4100016
4 Cao Bing 4.528.300 1.901.886 43.016.900 18.067.098 19883 135.600 5.227.000 620.515 1.275.442.01@010
5 bién Bién 6.570.400 2.759.568 25.474.900 10.699.458 .45P3026 121.20( 2.720.500 654.147 3.093.321]460035
6 Ha Giang 6.197.900 2.603.118 53.992.600 22.626.89 25.280.010 28.690 476.500 74.802 3.181.106/500168
7 Ha Nam 3.410.600 1.432.4%2 44.059.400 18.504{94819.937.400, 135.040 2.066.900 273.839 3.494.538,30(D64
8 Ha Noi 45.598.700 19.151.454 82.503.200 34.651.344 237@8| 631.000 16.965.000 6.445.193  49.550.255/000014
9 Ha Tay 10.277.100 4.316.382 158.823.200 66.7@5,74 71.022.124 251.7383 2.607.640 394.914  13.327.705.30,048
10 Ha Tinh 7.077.600 2.972.592 68.187.800 28.638.876 314681 30.6000 1.860.00D 202.628 7.104.848.000,111
11 Hii Duong 15.863.000 6.662.460 121.900.200 51.198,042 667582 483.000 6.430.000 1.167.779  13.563.772{200020
12 | Hii Phong 29.362.100 12.332.082 92.928.000 39.029,76051.361.842]  560.000  7.080.000 2.125.465 19.645060§. 0,018
13 Hung Yén 8.863.50( 3.722.670 82.520.100 34.658/442 .3838112 848.00( 3.350.000 1.090.675 7.167.653[900017
14 Hoa Binh 11.556.600 4.853.7y2  192.499.000 805849 85.703.357 82.400 2.830.000 238.009 3.228867. 0,016
15 Lao Cai 5.430.800 2.280.936 26.735.900 11.229(07 13.510.014) 48.800  2.845.000 520.891 2.924.820.362042
16 Lang Son 8.756.500 3.677.73D 47.020.8p0 19.748.736 231686. 110.000 2.695.20D 515.852 6.164.436.360,051
17 Lai Chau 3.089.100 1.297.422 21.557.100 9.023(98 10.351.404 201.800 539.000 244.064 723.003{700029
18 | Nambinh 11.540.40(Q 4.846.968 90.338.000 37.941.960 82078| 904.00Q 4.436.000 1.304.002  11.156.207{40@0020
19 Ngre An 12.356.300 5.189.646 151.660.600 63.697.452 8878098 430.60( 2.145.0Q00 559.765 12.387.616{200032
20 | Ninh Binh 5.038.900 2.116.338 47.559.800 1910165 22.091.454 284.000 3.863.0Pp0 626.864 5.5130601. 0,040
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Dién tich dat ) ) ]

- —— Gid dét tinh thu Sue | Thué

PO thi Néng thdn ; n ; suat

TT|  Tinh ' Tong dign ghi thu dir

DTtheo QP | DTtinh | DT theo OB , , | tichdattinh | 500 . \ nam2005 | idn

272/0D-TTg thud 272/0D-TTg DT tinh thué thue thén PO thi Trung binh
m2 m2 m2 m2 m2 pong Pong bong Pong %

1) (2) ) (4) (5) (6) (8=4+6) 9) (10) (11=9x6+44)/8 12) (13)
21 Phi Th 10.059.700 4.225.074 77.152.100 32.403.882 360688. 494.167, 1.476.000 607.419 6.594.789.640,030
22 | Quing Ninh 43.843.20( 18.414.144 49.287.900 20.700/91839.115.062 335.400 5.081.000 2.569.480 11.7407G43. 0,012
23 Sn La 4.656.100 1.955.562 60.684.900 25.487.658 437220 252.00( 1.940.200 372.2P9 4.928.774)924048
24 Thai Binh 5.148.500 2.162.370 119.689.300 50506 52.431.876 230.000 5.105.000 431.052 10.385)88| 0,046
25 N;E;Ién 16.037.600 6.735.79P 75.346.8D0 31.645.656 38.381.4 141.900, 5.163.600 1.023.188 5.880.863.880015
26 | Thanh Hoa 17.632.100 7.405.482 433.299.900 881098 189.391.440 243.000 4.317.067 402.302 1480%300| 0,019
27 (Bt};?]g 3.516.800 1.477.056 48.048.000 20.180.160 21.667.21243.000 944.000 290.809 3.777.844.000,060
28 Vinh Phic 10.683.700 4.487.154 73.361.900 30.811.99835.299.152 536.338 2.376.667 770.273 5.063.750,00019
29 Yén Bai 8.067.70 3.388.434 35.001.200 14.700/50 18.088.938 243.600 2.498.667 666.021 6.753.4R28.00,056
30 Binhbinh 14.211.100Q 5.968.662 58.136.500 24.417.330 51092 65.700 3.954.000 829.4Y1  11.142.049.2,044
31 | Binh Thdn 20.720.800 8.702.736 49.003.200 20.581.844 290384 404.200 2.249.333 952.543 6.906.522.00m 025
32 ba Ning 25.919.200 10.886.064 29.215.800 12.270/636 583700 301.400 7.056.000 3.476.766  12.171.908|504015
33 bik Lik 22.263.700 9.350.75¢ 107.396.100 45.106.362 F414% 269.00Q 4.545.000 1.003.2P6 10.644.090|593019
34 | Pik Nong 3.048.500 1.280.370 32.445.300 13.627/026 .9074396 166.00( 1.118.000 247.766 1.349.393/440037
35 Gia Lai 31.445.30 13.207.026 100.952.500 420810 55.607.076 41500 2.523.1B3 630.903 13.7022885 0,039
36 | Khanh Hoa 21.928.100 9.209.8D2 36.309.500 159909 24.459.792 264.300 3.297.067 1.406.222  1174G1800| 0,033
37 Kon Tum 14.371.300 6.035.946 32.455.400 13.681|2 19.667.214 33.500 2.325.000 736.170 2.388.689.5Q,016
38 Lambdng 20.535.200 8.624.784 47.780.300 20.067.[726 2569 330.400 3.223.200 1.199.957 15.882.700/261046
39 | Ninh Thiédn 7.962.800 3.344.37p 28.823.600 12.105.912 152880. 90.533 1.079.000 304.497 2.472.295.836,053
40 Pha Yén 11.947.700 5.018.034 45.591.700 19.148.5 24.166.548 312.000 1.927.000 647.345 6.332.809.00,040
41 | Quing Binh 5.602.30( 2.352.966 40.574.400 17.041)248 9.394.214 26.167 1.657.200 224.049 3.745.787|000086
42 | Quing Nam 22.376.100 9.397.962 180.611.200 75.856(70485.254.666 440.338  1.643.500 572.963 5.371.247,18311
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Dién tich dat ) ) ]

- —— Gid dét tinh thu Sue | Thué

PO thi Néng thdn ; n ; suat

TT| Tinh ' Tong dign ghi thu dir

DTtheo Qb | DTtinh | DT theo Qb | tiehdattinh o yeng - \ nam 2005 | i,

272/0D-TTg thud 272/0D-TTg DT tinh thué thue thén PO thi Trung binh
m2 m2 m2 m2 m2 pong Pong bong Pong %

1) 2) (3) 4) (5) (6) (8=4+6) 9) (10) (11=9x6+4)/8 (12) (13)
43 | Quing Ngai 11.713.20( 4.919.544 79.850.400 33.537/16838.456.712 268.738  1.632.000 443.128 5.571.220.682033
44 Quing Trd 14.738.800 6.190.296 66.017.800 27.727.476 3379271. 84.267| 1.556.80D 353.017 5.416.105.760,045
45 Thﬁgl‘;ghlén 23.114.800 9.708.21p 127.799.7P0 53.675.874 63)984. 30.500, 5.716.000 901.319 8.407.789.800,015
46 An Giang 34.445.800 14.467.286 119.772.400 B0403 64.771.644 658.000 4.844.000 1.592.975 12/BB7B00| 0,012
47 | Binh Drong 19.699.800 8.273.916 52.574.700 22.081.374 5196 660.000Q 4.780.000 1.782.985 5.398.267/5@0010
48 | Binh Plxéc 8.657.700 3.636.23# 48.392.000 20.324.640 239a8Q0. 67.300] 1.772.500 326.076 3.662.298.000,047
49 Vggg@ri\lu 20.490.100 8.605.84p 26.698.900 11.213.538 19.809.3 922.800; 4.083.86) 2.295.378 11.857.342.628026
50 Bac Liéu 9.321.300 3.914.946 32.439.200 13.624.464 5307410 82.00( 3.606.000 868.587 3.076.885/0@)020
51 Bén Tre 4.646.200 1.951.404 69.170.800 29.051/736 0031140 120.00( 4.250.000 379.951 3.659.085/000031
52 Ca Mau 8.123.700 3.411.9%54 58.192.500 24.440.85027.852.804 630.000 3.075.000 929.911 4.248.227.26(D16
53 Gin Tho 30.376.100 12.757.962 29.219.900 12.272.858 253080 424.800 5.075.000 2.795.008 11.140.5481%7016
54 bdng Nai 34.082.80( 14.314.716 101.397.400 42.586{90856.901.684 276.500 3.976.667 1.207.352  18.1052037. 0,026
55 Déng Théap 13.436.200 5.643.204 124.863.500 52.442.67068.085.874 252.800 3.754.000 592.951 5.676.006.00(D16
56 TPMl_iE)]hChI, 146.639.100 61.588.422 58.567.800 24.598.476 88286 5.129.00Q 27.720.000 21.272.336  87.590.415,60,005
57 Hiu Giang 5.160.60( 2.167.452 35.986.900 15.114/498 7.281.950 399.000 2.890.000 711.414 2.285.611|/500019
58 | Kién Giang 26.699.900 11.213.958 84.086.900 135498 46.530.456 284.800 2.671.267 859.945 6.363%45| 0,016
59 Long An 20.303.00 8.527.260 144.746.900 6068583 69.320.9589 135.000 4.842.000 714.014  15.728352 0,032
60 SOc TiEng 7.644.900 3.210.858 45.753.700 19.216.554 220427 96.0000 3.360.00D 563.296 2.539.375.200,020
61 Tay Ninh 12.243.900 5.142.438 74.384.800 3162461 36.384.054 215.333 1.845.5p0 445.737 5.4873667. 0,034
62 | Tién Giang 6.160.20( 2.587.284 76.583.700 32.165/154 4.752.438 774.000 5.615.667 1.134.457 9.309.792.20(M24
63 Tra Vinh 5.618.80( 2.359.896 30.497.600 12.808B/9 15.168.888 624.000 4.380.000 1.208.839 2.685/6R09 0,015
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Dién tich dat ] )
Gia dat tinh thué S5 thud Thué
PO thi Néng thén f fhue sudt
TT Tinh ’ Tong dién ghi thu dur
DT theo QP DT tﬁjh DT theo Qb DT tinh thué thhtﬂat‘tmh Nong Do thi Trung binh nam 2005 kin
272/Qp-TTg thué 272/Qp-TTg ue thon - 9
m2 m2 m2 m2 m2 pong Pong bong Pong %
1) (2) ) (4) (5) (6) (8=4+6) 9) (10) (11=9x6+44)/8 12) (13)
64 | Vinh Long 5.728.00( 2.405.760 49.772.900 20.904/618 3.31D.378 860.000 3.538.000 1.136.384 9.256.930.50(D35
Tf)ng odng | 1.028.785.400 432.089.868 4.955.491.900 2.081538| 2.513.396.466 348.949 7.643.4b4 588.56468@9. 0,032

Ngwn: Trich phe luc &5 3 — Tor trinh Chinh pki vé dir n Luit thué nha,dat, 20009.
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PHULUC 3.5
TINH SO THU THUE DU KI EN THU PUQC POI VOl PAT O

Dién tich dét tinh thué Gié dat trung binh
i cacdia phwong ban P
hanh Thue | o6 thué du kién
. sw;t' thu dwoc
TT | Tinh Nongthon | ThanhTH | Nong | dwkién '
thon Bo thi
m2 m2 bong bong % Pong

1) 2 ) 4) ) (6) (7) (8)

1 | Bic Giang 84.554.736 3.809.190 307.833 2.916/000 0,03| 11.133.299.35§
2 | Bic Gan 8.284.710 1567.270  430.000 1.375.000 0,03 1.715.227.29Q
3 | Béc Ninh 36.006.726 3.966.502 508.2D0 3.845.400 0,03| 10.065.444.556
4 | CaoBing 18.067.098 1.901.886 135600 5.227.000 0,03 3.717.316.983
5 | pien Bién 10.699.454 2.759.568  121.200 2.720.500 0,03 2.641.253.716
6 | Ha Giang 22.676.89p 2.603.118  28.690 476500 0,03 567.295.728
7 | HaNam 18.504.948 1432452 135040 2.066/900 0,03 1.637.892.964
8 | HaNbi 34.651.344 19.151.454  631.000 16.965.000 0,03| 104.030.824.552
9 | HaTay 66.705.744 4316.382 251.133 2.607.640 0,03 8.414.288.894
10 | Ha Tinh 28.638.874 2972592  30.600 1.860.000 0,03 1.921.611.218
11 | Hai Duong 51.198.042 6.662.460 483.0p0 6.430.000 0,03| 20.270.481.626
12 | Hai Phong 39.029.760 12.332.082 560.000  7.080J000 0,03| 32.750.341.84¢
13 | Hung Yén 34.658.442 3.722.670  848.000 3.350.000 0,03| 12.558.390.99"
14 | Hoa Binh 80.849.58p 4.853.772 82400 2.830/000 0,03 6.119.454.044
15 | Lao Cai 11.229.078 2.280.936  48.d00 2.845/000 0,03 2.111.172.578
16 | Lang Sn 19.748.738 3.677.730  110.0p0  2.695.200 0,03 3.625.373.657
17 | Lai Chau 9.053.98p 1.297.422 201.800  539/000 0,03 757.921.208
18 | Nambinh 37.941.964 4.846.968 904.0D0 4.436.000 0,03| 16.740.204.566
19 | Ngfe An 63.697.452 5.189.646  430.600 2.145.000 0,03| 11.567.974.05(
20 | Ninh Binh 19.975.116 2.116.338  284.000  3.863/000 0,03 4.154.503.991
21 | Pha Th 32.403.882 4225074 494167 1.476.000 0,03 6.674.738.274
22 | Quing Ninh 20.700.914 18.414.144 335400 5.081.p00 0,03| 30.151.606.06¢
23 | SnLa 25.487.658 1.955562 252.0p0 1.940.200 0,03 3.065.121.363
24 | Thai Binh 50.269.506 2.162.370  230.00  5.105/000 0,03 6.780.265.569
25 | Thai Nguyén 31.645.656 6.735.702  141.900 50886 0,03| 11.781.436.247
26 | Thanh Hoa 181.985.958 7.405.482 243.000 4.317.06 0,03| 22.857.764.18§
27 (Tg‘ijaenr; 20.180.160 1.477.056  243.000  944.G00 0,03 1.889.435.923
28 | Vinh Phic 30.811.998 4.487.154 536333 2.376/667 0,03 8.156.991.28(
29 | vénBai 14.700.504 3.388.434 243.600 2.498)667 0,03 3.614.282.959
30 | Binhbinh 24.417.33( 5.968.662  65.700 3.954.000 0,03 7.561.292.439
31 | Binh Than 20.581.344 8.702.736  404.200 2.249.333 0,03 8.368.300.026
32 | pa Ning 12.270.636 10.886.064 301.4p0 7.056.000 0,03| 24.153.131.182
33 | bak Lik 45.106.362 9.350.754  269.000 4.545.000 0,03| 16.389.836.492
34 | bik Néng 13.627.026 1.280.370  166.000 1.118.p00 0,03 1.108.061.993
35 | Gia Lai 42.400.05( 13.207.026  41.500 2.523/133 0,03| 10.524.806.883
36 | Khanh Hoa 15.249.990 9.200.802  264.300 3.297/0670,03| 10.318.771.061
37 | Kon Tum 13.631.268 6.035.946  33.500 2.325/000 0,03 4.347.066.578
38 | Lambéng 20.067.726 8.624.784  330.4D0 3.223.500 0,03| 10.328.934.13¢
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Dign tich dét tinh thué Gia dat trung binh
cacdia phwong ban P
hanh Thue | o6 thué du kin
. sw;t' thu dworc
TT | Tinh Nongthon | ThanhTH | Nong | dwkién '
thon Bo thi
m2 m2 bong bong % Pong

1) 2 (3 4) %) (6) (7) (8)
39 | Ninh Than 12.105.912 3344376 90533 1.079.000 003|  1.411.371.08]
40 | Phu Yeén 19.148.514 5.018.084  312.000 1.927]0000,03|  4.693.226.366
41 | Quing Binh 17.041.248 2352966 26167 1.657.000 003|  1.303.574.373
42 | Quing Nam 75.856.704 9.397.962  440.333  1.643500 0,03|  14.654.335.763
43 | Quing Ngai 33.537.16¢ 49010544  268.733 1.63200 003|  5.112.375.227
44 | Quing Ti 27.727.476 6.190296 84267 1.556.800 0,03|  3.592.066.437
45 Lﬂga Thién 53.675.874 9708216 30500 5.716.000 0,03| 17.138.783.044
46 | An Giang 50.304.408 14.467.286  658.000  4.844]000 0,03|  30.953.877.494
47 | Binh Drong 22.081.374 8273916  660.000 4.780.000 0.03| 16.236.907.596
48 | Binh Plsc 20.324.640 3636234 67.300 1.772.300 003|  2.343.921.911
49 | BRVT 11.213.538 8.605842 922.800 4.083.867 0,03| 13.647.889.24¢
50 | Bac Lieu 13.624.464 3914946 82.000 3.606.000 0.03|  4.570.350.397
51 | Bin Tre 29.051.73¢ 1.051.404  120.000 4.250.000 0,03|  3.533.902.596
52 | CaMau 24.440.85D 3.411.954  630.000 3.075/0000,03|  7.766.848.21¢
53 | Gn Tho 12.272.358 12.757.962  424.800 5.075.000 0,03|  20.987.986.444
54 | bong Nai 42.586.904 14314716 276500 3.976.667 0,03| 20.610.111.787
55 | bong Thap 52.442.670 5643204  252.00 3.754/000 0,03|  10.332.628.434
56 IAFi’nEb Chi 24.598.476 61.588.420 5.129.000 27.720.000 0,03| 550.018.992.37
57 | Hiu Giang 15.114.498 2167.452  399.000  2.890000 0,03|  3.688.386.295
58 | Kién Giang 35.316.498 11.213.958 284800 2.67|2 003| 12.004.083.251
59 | Long An 60.793.698 8527260  135.000 4.842.000 0,03|  14.848.842.64¢
60 | Soc Ting 19.216.554 3210858  96.000 3.360.000 003|  3.789.981.619
61 | Tay Ninh 31.241.616 5142438 215333 1.845/500 0,03|  4.865.319.194
62 | Tin Giang 32.165.154 2587.284 774000 5615667 0,03| 11.827.546.114
63 | Tra vinh 12.808.992 2350896 624.000 4.380.000 0.03|  5.498.746.646
64 | Vinh Long 20.904.61¢ 2405760  860.000 3538000 003|  7.946.865.108

Téngoong | 2.081.306.594  432.089.868 1.208.678.494.244

Ngwn: Trich ph: luc & 4 — To trinh Chinh pki vé dir an Luit thué nha,ddt, 2009.

Theo nhr & xuat cia tac gi, ty I¢ gia ti dat tinh thié 1a 70%, nén &thu dr kién la:
846.074.945.97dong.
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PHAN 2

CAC TAI LI EU LIEN QUAN

Quyét dinh thanh Iap Héi ddng chim Luan &n tién < kinh té.
Céc ban nhan xét aia cac thanh vién Hi dong.

Bién ban cia Hei dong chim Luan an cp truong.

Quyét nghi cia Hoi ddong chim Luén an dp trwong.

B&o c&o ghi trinh chinh sira theo gop y éa Héi dong chim Luén an cp
tr wong.
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