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PHAN MG DAU

1. Su can thiét cua dé tai:

Thi truong bat dong san (BDS) 1a mot loai hinh thi trudong
quan trong trong nén kinh t€, chi€ém khoang 25 - 30% GDP &
céc nuéc. Hoat dong ctia thi trudng BDS gép phan thic ddy san
xudt, huy dong von diu tu phat trién, nang cao doi s6ng nhan
dan va truc tiép anh hudng dén su 6n dinh x3 hoi.

Nghi quyét Hoi nghi lan thd 9 Ban Chap hanh TW Dang
khod IX da khang dinh mot trong nhitng muc tiéu, nhiém vu
chi yéu dé€ phit trién kinh t€ trong nira nhiém ky con lai 1a hinh
thanh dong bo céc loai thi trudng, trong d6 yéu ciu “khin
truong huéng dan thi hanh luat dat dai nam 2003 va cic van
ban phap luat c6 lién quan khac dé phat trién va quéan 1y c6 hiéu
qua thi truong bat dong san”.

Thi truong BDS nudce ta néi chung, cling nhu thi trudng nha
dat do thi va khu vuc phat trién do thi nhitng nam qua da c6
nhitng chuyén bién tich cuc; gép phan vao viéc thic ddy kinh t&
xd hoi cua dat nuc vé6i nhip do tuong do6i cao, nhi€u du dn
trong cac linh vuc san xuat kinh doanh, dich vu da phat huy
duoc cdc ngudn von trong xa hoi, timg budc nang cao hiéu qua
san xuat kinh doanh, cai thién diéu kién s6ng ctia nhan dan,
lam thay déi bo mat do thi va nong thon, tao diéu kién chuyén
dich co cau kinh t€ theo huéng cong nghiép hoda, hién dai hoa.

Thi truong BDS Ha Noi thoi gian gan day c6 nhitng mat tich
cuc co ban nhu hinh thanh thi trudng mua ban quyén su dung
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dat, mua ban, cho thué nha, nha xudng, khu cong nghiép

(KCN)... da gép phan thu hdt mot lugng von dau tu rat 16n
trong va ngoai nudc.

Tuy nhién, cho dén nay thi truong BDS Ha Noi van con so
khai, va boc 10 nhitng mat yé€u kém: su 14n 4t cua thi truong
khong chinh thitc, hang héa phét trién mat can doi, tai san nha
dat chua dugc khai thac c6 hiéu qua, giy that thoat, lang phi
16n, tinh trang dau co nang gid BDS dién ra khd phé bién... gay
kho6 khan cho san xuét kinh doanh, anh hudéng khong tot dén
dau tu cling nhu quan ly xay dung theo quy hoach, taic dong
xau dén tam ly va doi song nhan dan, nhat 1a nhiing nguoi thu
nhap thip, nhitng ho bi thu héi dat... 1am cho su phéat trién
thi€u bén viing.

Do d6, viéc nghién ctu thuc trang va dua ra nhitng giai phap
hitu hiéu nhim phat trién lanh manh thi trudng BDS Ha Noi 1a
van dé hét stc cap bach.

Véi ¥ nghia d6, tac gia lua chon dé tai nghién ctu ctuia luan
van la: “Thi truong bat dong san Ha Noi, thuc trang va giai
phép”.

. Muc dich va nhiém vu nghién citu cua ludn van:

- Khdi quéit héa mot s6 van dé 1y luan co ban vé thi trudong
bat dong san.

- Phan tich, danh gid thuc trang thi truong BDS trén dia ban
Ha Noi tr nam 1993 dén nay.

- Dé xuat céc giai phdp dé phat trién thi trudsng BDS Ha Noi
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3. Ddéi tuong va pham vi nghién ciru:

Doi twong: Luan van tap trung nghién ctu thi truong BDS
Ha Noi, bao gém thi trudng giao dich quyén sur dung dat va cac
cong trinh gan lién véi dat; cdc loai hinh giao dich: mua bdn,
cho thué, thé chap, gép von lién doanh BDS.

Pham vi nghién ctu: trén dia ban Ha Noi, tr 1993 dén nay.

CHUONG 1
NHONG VAN BE CHUNG VE THI TRUGNG BAT DONG SAN
1.1 Khai Niém va DPac Piém Thi Truong Bt Pong San
1.1.1 Hang héa Bt Pong San
1.1.1.1 Bdt dong sdn

Phdp luat ctia nhiéu nudc trén thé giGi déu thong nhat &

ché coi BDS bao goém cac cong trinh xay dung, miia mang, cay
trong... va tit ca nhiing gi lién quan dén dit dai hay gan lién
v6i dat dai. Theo Bo luat dan su ctia nu6c CHXHCN Viét Nam,
BDS la cac tai san khong di doi dugc, bao gom: dat dai; nha &,
céc cong trinh xay dung gin lién véi dat dai, ké ca cdc tai san
gan lién v6i nha &, cong trinh xay dung d6; céc tai san khdc
gan lién véi dat dai; va cac tai san khdc do phdp luat quy dinh.
1.1.1.2 Piéu kién dé bdt dong sdn tré thanh hang héa

Khong phai tdt ca BDS déu 1a hang héa. Mu6n tré thanh
hang héa, mot mat méi loai BDS cu thé phai duoc dua ra giao
dich trén thi truong, va phai dugc luat phap cho phép. Tuy

nhién, do 14 hang héa dac biét nén BDS nén ngoai nhitng dac
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diém chung cta hang héa, BDS hang héa con c6 mot s6 dic

diém riéng nhu: chi c6 thé duoc tao lap trén mot dién tich cu
thé ctia dat dai, thuong 12 loai tai sdn c6 gid tri 1én va can nhiéu
von dau tu trong dai han, anh hudng truc ti€p dén canh quan
moi truong song cua dan cu trong khu vuc. ..
1.1.2 Thi truong bat dong san
1.1.2.1 Khdi niém
Thi truong bat dong san 1a hé thong cac quan hé, thong

qua d6 cac giao dich vé bat dong san cua céc bén tham gia
duoc thuc hién.

Thi trudng BDS chinh quy duoc hiéu 1a thi trudng ma & dé
cac hoat dong co6 lién quan dén giao dich BDS duoc thuc hién
theo diung quy dinh cta phap luét. Thi truong BDS phi chinh
quy lat thi truong ma & d6 cac giao dich BDS khong tuan thu
hoac tuan thu khong day du cac quy dinh cua phap luat. Mic
do ton tai cla thi truong phi chinh quy phan dnh nhiing ton tai
ctia hé thong luat phép va thuc thi phap luat cia méi nude.

1.1.2.2 Pdc diém

Ngoai nhitng dac diém chung cta thi trudng hang hoa, thi
trudng BDS con ¢6 mot s6 dac diém riéng, chi yéu la:

- Thi truong BDS khong phai 1a thi truong giao dich ban
than BDS ma 1a giao dich céc quyén 1a lgi gan véi BDS.

- Thi trudng BDS dé bi phan khic do dic diém cta BDS
dong san 1a mot loai hang héa dac va nhitng chinh sach tir phia
Nha nuée ap dung doi véi cac doi tugng cling khac nhau.
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- Thi truong BDS doi héi su can thiép nhiéu hon ctia Nha

nudGc trong cong tac quy hoach, ké hoach st dung dat...

- Thi truong BDS rat nhay cam d6i v6i tang trudng kinh té,
dé bi “néng” khi nén kinh t€ ¢c6 miic tang trudng cao, hoac
“dong bang” khi kinh t& suy giam.

- Qua trinh giao dich BDS trén thi truong phuc tap, doi hoi
nhiéu thoi gian va chi phi giao dich.

1.1.3 Vi tri va vai tro cua thi truong BDS trong nén kinh té
1.1.3.1 Vitri:

Thi trudng BDS 1a mot phan hé khong thé thiéu clia co cau

thi truong trong cdc nén kinh t€ thi trudong. Pay la thi trudong
dau vao cua bat ky loai hinh san xuat — kinh doanh nao trong
nén kinh t€ thi truong.

1.1.3.2 Vaitro:

Vai tro cua thi truong BDS duoc xac dinh trong moi quan
hé ctia thi trudng nay doéi véi thi trudng khac va doi vé6i tong
thé nén kinh t€ quoc dan: Gép phan thic ddy san xudt; Huy
dong von cho dau tu phat trién qua viéc tang khoi luong BDS
hang héa va m& rong pham vi cac quan hé giao dich nhu mua
ban, chuyén nhuong, cadm c6 thé chap, bao lanh, gép von; Gop
phan lam tang ngudn thu cho ngan sach nha nudc va tic dong
dén su 6n dinh x4 hoi; Thic ddy déi méi chinh sdch dat dai,
anh hudng lan téa vao thi truong tai chinh...

1.2 Hoat Pong Cua Thi Truong Bat Pong San.

1.2.1 Cac chu thé tham gia trén thi truong bat dong san.




6
Cac chi thé tham gia trén thi truong BDS duoc chia 1am 4

nhém: Nhom céc cd nhan, ho gia dinh va nhém cic doanh
nghiép san xuat - kinh doanh, céc t6 chic kinh doanh BDS
tham gia trén thi truong khi la ngudi mua, ban, thué, cho
thué... Nhém céc t6 chiic trung gian 1am cdu néi va hé tro
nguoi mua va nguoi ban trén thi truong. Nha nuée tham gia thi
truong BDS véi tu cach 1a nguoi quan 1y vi mo doi véi hoat
dong cua thi truong BDS va ciing giao dich trén thi truong nhu
céc chi thé khac dé diéu tiét thi trudng.

1.2.2 Cung — cau trén thi truong bat dong san.

Cau BDS duogc xac dinh tir nhu cau s& hitu va st dung cac
loai BDS trong xa hoi. Nhu cau s& hitu BDS ¢6 khi khong xuat
phat tir nhu cau st dung ma xuat phat tr muc tiéu kinh doanh
BDS. Nhu céau s& hitu BDS thé hién ¢ viéc ngudi chl s& hitu
tién hanh viéc xay dung, tao lap BDS méi hoac mua BDS da
dugce tao lap, xay dung san. Nhu ciu st dung BDS chu yéu la
nhu cau st dung phan vat chét cia BDS, nhu sit dung dat ruong
dé trong trot, xay nha, van phong... Vi vay ngudi ¢6 nhu ciu st
dung khong nhat thiét phai dong thoi 1a nguoi s6 hitu BDS.

Do 12 hang héa dac biét, ¢6 nhitng dic diém riéng nhu dugc
tao lap trén mot dién tich cu thé cua dat dai, c6 gié tri 16n can
nhiéu von, thoi gian dé tao lap trong dai han nén cung BDS
phan ting cham hon so véGi cau BDS.

Can bang cung - cAu trén thi trudong BDS ciing nhu cdc loai
hang héa thong thuong khac, khi cau 16n hon cung thi thi
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truong thuoc vé bén cung, do bén cung quyét dinh. Nguoc lai,

khi cung 16n hon cdu thi thi truong BDS thudc vé bén céu, do

bén ciu quyét dinh.

1.2.3 Gia ca bat dong san

Gia ca BDS phu thuoc mot phan 16n vao quan hé cung —
cau trén thi truong. Tuy nhién, gida ca BDS con phu thuoc vao
nhiéu yé€u t6 khac xuat phat tir su can thiép cia Nha nudc nhu
dau tu ctia nha nudc vao viéc nang cip co sd ha tang, khu dan
cu... Nhin chung, khi khong bi nhitng yéu t6 thdi qua chi phoi,
gia ca BDS thuong dugc coi 1a mot trong nhiing tin hiéu quan
trong bi€u thi nhitng dong th4i phat trién cia mot nén kinh té,
Khi nén kinh t€ dang trén da tang trudng thi gia BDS ¢6 xu
hudng tang 1én. Mat khéc, khi gid BDS tang 1én (lanh manh) thi

nén kinh t€ c6 thém mot tin hiéu vé tang trudng, phat trién.

1.2.4 Quan Iy nha nudc doi véi thi truong BDS

Quan ly nha nuéc doi véi thi trudng BDS dugc cu thé trén
cac mat nhu: Tao 1ap moi truong phap 1y, xay dung hé thong
quan ly BDS, quy hoach xay dung, st dung dat. Thiét 1ap hé
thong thong tin cong khai, minh bach. Tao su dong bo véi su
phét trién clia céc thi trudng trong nén kinh t€, dac biét 1a thi
truong tai chinh. Tao di€u kién st dung cic loai chuyén gia thi
truong BDS. Thuc hién diéu tiét thi truong.

Mit khdc, Nha nuéc phai ¢6 su can thiép nham dam bao
cong bang xa hoi, ¢6 chinh sach hé tro cin thiét cho nhitng doi

tuong c6 thu nhap thap, nguoi ngheo.
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1.3 Kinh nghiém mét so nudc trong viéc phat trién thi truong. 1.3.3 Nha nudc trong vin dé phat trién do thi

1.3.1 Giao dich trén thi truong:

Tai cdc nuée nhu Oxtraylia, Phdp, giao dich trén thi trudng
BDS duoc dién ra cong khai va dugc cong bo trén cdc phuong
tién thong tin dai ching. Céc giao dich dugc dang ky tai co
quan quan ly BDS, va thuong thong qua cic t6 chiic trung gian.

0 Cong hoa Séc, gia quy dinh dugc dp dung nhi€u hon Ia
gia thuc t&€ trén thi truong va cac van phong giao dich BDS
danh gid BDS bang cdch riéng clia minh. Phan 16n cac hop

déng giao dich thuc hién thang giita ngudi mua va nguoi ban.

1.3.2 Sudung cong cu thué:

O Dai Loan h¢ thong thué BDS bao gém thué gid tri dat va
thué gia tri dat tang thém, déu duoc tinh theo phuong phép liy
tién. Thué gid tri dat budc nguoi so hitu nhi€u dat va phai déng
g6p nhiéu thué€ hon theo mic liy tién. Thu€ gia tri dat tang
thém budc ngudi chuyén nhuong phai nop nhiéu thué hon khi
gia tri tang thém rong 16n, theo muc ldy tién.

O Cong hoa Phdp hé théng thué BDS bao gém thué dt
nong nghiép, thué dat ¢, dat xay dung. Gia dat va mic thué do
co quan thu€ va chinh quyén dia phuong an dinh theo khung
thué¢ ctia nha nuéc. Khi chuyén quyén stt dung dat, 4p dung
thu€ thu nhap.

Ciing nhu cdc nudc trén, trong Pao luat vé thu€ BDS va tai,
Thuy Dién quy dinh mic thu€ tai san dugc tinh theo biéu thué
lily tién tling phan.

Singapore: Ché d6 s& hitu dat dai da dang, chap nhan s&
hitu tu nhan vé dat dai. Dat dai do Nha nudc s& hitu chiém ty
trong 16n nhat (gan 90%). Ngudi nudc ngoai dugc quyén s
htu can ho hoac nha & keém theo véi dat . Ché do sir dung dat
pho bién 12 hop déng thué clia Nha nudc trong thoi han cu thé.

Quy hoach dugc nhan thic 1a van dé quan trong hang dau
trong viéc phét trién, 6n dinh thi trudng BDS. Quy hoach theo
tha tu hop 1y va nhat quan tir dinh huéng dén chi ti€t. Nha nudc
khong cho phép chu dau tu mua di ban lai trén manh dat duoc
giao, trir mot soO truong hop dac biét.

Singapore thiét 1ap mot co quan tap trung thuc hién viéc
cung cip nha & cong cho nguoi dan, chu yéu phuc vu tai dinh
cu (Cuc Phét trién Nha - HDB). HDB ¢6 nhiéu loai nha phii hop
vGi nhu cau da dang ctia nguodi dan, da cung cap nha cho 85%
dan so Singapore. Dé han ché tinh trang mua di b4n lai va dau
co, Chinh pht quy dinh khi mua nha ctia HDB phai & 5 nam
méi dugc ban va sau 10 nam (ké tir khi ban cin nha thit nhat)
moi duoc mua can nha thit hai cia HDB. Dong thoi Nha nude
c6 chinh sach twong ting dé hd trg chuong trinh nay.

O Trung Qudc, dé khic phuc tinh trang dau tu khong dong
bo, Nha nuéc dua ra chinh sach phat trién téng hop cdc khu do
thi, chia qu4 trinh phat trién thanh hai giai doan. Giai doan mot
cht ddu tu tao ra mat bang, san nén va xay dung déng bo ha

tang. Giai doan hai chuyén nhugng quyén sit dung tiing manh
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dat cho cac chl dau tu khac xay dung cong trinh va thu phi

phat trién. Nhiing viing khong thudc quy hoach do thi héa thi
xay dung tap trung thanh nhiing lang méi c6 cic diéu kién vé
gido duc, y t&, van héa va cdc diéu kién khac.

Hong Kong: Ap dung chinh sich bit buoc cic cha thué dat
phai tra tién ngay mot 1an cho toan bo gia tri hop dong, khong
thu hang nam, dé thu dugc ngay khoan tién 16n dé phét trién ha

tAng va mot phan dé dau tu phat trién nha 6.

1.3.4 Mot so vdan dé rut ra.

-0 nhitng nudc phét trién, giao dich gifta ngudi mua va
ngudi ban trén thi truong BDS qua trung gian chiém ty 1é cao.

- Viéc ap dung thu€ thué tri gia dat tang thém hay thué thu
nhap trén thi trudng BDS s& rat hitu ich trong viéc di€u tiét thu
nhap thuc t€ trong giao dich BDS, dam bao su cong bang giita
céc d6i tuong nam gitt, chuyén dich dat dai.

- Trong viéc phét trién do thi, Nha nuéc can c6 co ché,
chinh séch riéng phu hop véi diéu kién, hoan canh dic thu cua
moéi nuéc nhdm khic phuc tinh trang dau tu khong dong bo,
nang cao hiéu qua stt dung dat dai, phat trién da dang céc loai
hang héa nhu nha & gid ré, ddm bao moi ngudi dan c6 nha & ...

- Ché& do¢ so hitu dat r6 rang, quan ly su dung dat chat ché va
y thic tuan thl phap luat cia nguoi dan va co quan hanh phap
cao (Singapore) trong viéc quan 1y va st dung dat da ngan chan
duoc viec dau co BDS, gid BDS khong bién dong nhiéu dé c6
thé anh hudng xau dén phat trién kinh té.
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CHUONG 2: THUC TRANG THI TRUONG BPS HA NOI

2.1 Toéng quan vé diéu kién tu nhién, kinh té, chinh tri - xa hoi

2.1.1 Diéu kién tu nhién:

Thu d6 Ha Noi nam hai bén bo song Hong, gitta ving dong
biang Béac Bo tra phd, vdi vi tri va dia thé€ dep, thuan 1gi, 1a dau
moi giao thong quan trong phia Bac. Gidp v6i nam tinh: Thai
Nguyén & phia bac, Bac Ninh vd Hung Yén & phia dong va
dong nam, Ha Tay va Vinh phic & phia nam va phia tay.

2.1.2 Diéu kién kinh té, chinh tri - xa hoi:

Ha Noi la trung tdm dau ndo chinh tri, hanh chinh qudc gia,
trung tam 16n vé€ van héa, khoa hoc, gido duc cua ca nuéc. La
trung tam 16n vé kinh t€ va giao dich qudc t€, 1a dong luc cua
viing trong diém kinh t€ phia Bac. Tinh t6i nay Ha Noi gom 9
quan noi thanh va 5 huyén ngoai thanh, mat do dan cu Ha Noi
cao nhat ca nudc. GDP nam 2004 chiém 8,43% GDP ca nudc.

2.2 Thuc Trang Hoat Pong Thi Truong BDS Ha Noi.
2.2.1 Giai doan truéc 1993

Giai doan nay cdc chinh sdch dé thi trudng BDS hoat dong
con rét han ché, viéc mua ban dat dai khong dugc thira nhan vé
mat phap ly. Giao dich trén thi truong BDS, sau khi c6 Luat dat
dai 1987, chu yéu la giao dich mua ban nha & nhung thuc t€ la
giao dich mua ban dat dai ngdm do phap luat chua thira nhan
viéc giao dich mua ban dat. Thi truong BDS Ha Noi méi manh
nha hinh thanh duéi hinh thic giao dich nha 6.
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2.2.2 Giai doan tu 1993 dén nay

Sau khi Luat dat dai ra doi cho phép nguoi st dung dat
duoc quyén chuyén quyén sir dung dat. Tuy nhién, Luat dat dai
1993 chi méi dua ra duoc mot s6 quy dinh ban dau vé viéc
chuyén quyén nay, chu yéu dp dung trong pham vi dit dugc
Nha nuéc giao. Phai dén Luat dat dai 1998, noi dung vé chuyén
quyén st dung dat méi duge xdc dinh ddy d4 nhu hién nay.
Diéu nay da gép phan tao nén théi quen, tap quan giao dich phi
chinh quy cua nguoi dan trén thi truong BDS: theo ude tinh co
dén 70% giao dich trén thi truong la phi chinh quy; 30% cac
giao dich BDS duoc dang ky vé6i Nha nuéc chi yéu do cic td
chtic thuc hién nhu cdc co quan hanh chinh sy nghiép, DNNN

cho thué dat, cic cong ty kinh doanh phat trién nha. ..

2.2.2.1 Cdc chii thé tham gia thi truong

bén nay, trén thi truong BDS Ha Noi da cé hau hét cac
loai hinh t6 chifc cua thi truong BDS tham gia: Nhém cic t6
chtc, doanh nghiép xay dung, kinh doanh va phat trién nha, két
céu ha ting. Nhém cdc t6 chic trung gian, moi gidi, dinh gid,
tu van phép luat vé dat dai, thong tin BDS. Céc cong ty trong va
ngodi nudc 1am dich vu quan ly BDS. Nhém cdc t6 chic tin
dung trong va ngoai nuéc cho vay dau tu phat trién nha hoic
nhan thé chap BDS dé cho vay von kinh doanh, ngan hang nha,
ngan hang phét trién nha. C4c c4 nhan, ho gia dinh c6 nhu cau
mua, ban, moi gidi BDS, dat dai. Qiiy ddu tu, phat trién, Trung
tam phat trién qiiy dat thanh pho.
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2.2.2.2 Cung - cdu va gid cd

- Nguén cung trén thi truong bao gom: Doanh nghiép kinh
doanh & phét trién nha, dit, doanh nghiép x4y dung va kinh
doanh két cdu ha tang, Ca nhan, ho gia dinh, Trung tam phat
trién qily dat thanh pho.

- Nhu cau trén thi truong gom c¢6: Nhém cac ca nhan, ho
gia dinh c6 nhu ciu vé nha, dat, nhém cic t6 chic, doanh
nghiép c6 nhu cau vé dat dai, nha xudng. ..

Nha xuong, khu cong nghiép: Dén nay, Ha Noi c6 6 KCN
tap trung va 16 KCN vira va nho (nam 2004). Giao dich thué
dat san xudt ctia caic KCN trén thi trudng hién nay chu yéu dién
ra doi v6i cac KCN vira va nho. Cac KCN tap trung dién tich
thué dat méi dat khoang 26%. Trong khi cac khu (cum) cong
nghiép vira & nho dugc thanh 1ap sau nhung nhu cau thué dat
g4p nhiéu 1an dién tich hién c6.

Thuc trang thi€u dét cho san xuat kinh doanh cua cac DN
do: Quyét dinh thanh 1ap cac KCN tap trung chua c6 tiéu chi cu
thé mang tinh khoa hoc (méac du da c6 quy hoach), cdc nay tap
trung chi yéu nham vao nhém khach hang 1a cac doanh nghiép
nudc ngoai, doanh nghiép 16n, vi vy phu thudc nhiéu vao
chinh sach thu hit dau tu nuéc ngoai ciia Nha nude, trinh do
lao dong dia phuong...; Hau hét cic KCN vira va nhé nam & vi
tri thuan loi, va c6 stc canh tranh cao hon do gia ca thué dat
thap, va c¢6 nhu ciu cao nhi€u doanh nghiép vira va nho dang cé

nhu cidu mat bang do di doi, thanh 1ap mdi. ..
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Vdn phong cho thué: Téng dién tich van phong cho thué

tai Ha Noi hién nay khoang 200.000 m?, duoc chia 1am 3 loai:

Van phong loai A véi dién tich khoang 80.000 m?, day la
thi truong ma cha yéu 1a cac doanh nghiép nudc ngoai, va lién
doanh cung cap hang héa va c¢6 nhu cau trén thi truong, gin
day mot s6 t6 chiic kinh t€ trong nu6c cling di manh dan tham
gia thi truong nay. Van phong loai B ciing c¢6 gid 16 - 19
USD/m?/thang. Van phong loai C la loai nha cii, nho, thiéu
trang thiét bi, xa trung tam, c6 gid 9 - 13 USD/m*/thdng. Tat ca
dién tich van phong cho thué hién nay hau nhu da dugc cho
thué hét, hé so str dung dat trén 90%, day la hé so st dung cao
trén thé€ giéi va chiém vi tri s6 1 Chau 4 vé hiéu sudt su dung
van phong cho thué.

Nha cho thué: Nguon cung nha cho thué trén thi truong
nay chu yéu la do nhitng ngudi dan chua cé nhu cau st dung va
nhiing nguoi dan gan cdc co quan, xi nghiép, KCN tu xay cat
tam dé cho thué. Do dé, nguén cung loai BDS hang héa nay chi
mang tinh tam thoi, cdc doanh nghiép xay dung, kinh doanh
nha chua cung cip hang héa nay do ciac du an xay dung nha &
dé ban c¢6 1ai suit cao, thoi gian thu héi von ngén hon so véi
viéc xay dung nha & dé cho thué.

Giao dich thé chdp, gép von lién doanh BPS: Su phat
trién nhanh chéng clia cdc thanh phan kinh t&, va su ra doi Luat
Doanh nghiép din dén viéc lién két, lién doanh giita céc t6

chuic trong nudc ngay cang gia tang. Hinh thiic gép von lién
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doanh kh4 phd bién clia phia Viét Nam 1a dung gi4 tri BDS, gia

tri quyén str dung dat dé tham gia da g6ép phan nang cao hiéu
qua st dung BDS.

Nha ddt: Trong nhiéu nam gan day, nguén cung vé nha &
trén thi trudng tang lén déng ké, binh quan trong 3 nam (2002 -
2004) méi nam toan thanh pho x4y dung trén 1,2 triéu m? nha &
mdéi. Dén nay, tong dién tich san clia thanh ph6 da dam béo
theo muc tiéu cua thanh pho la dién tich binh quan nha & nam
2005 dat 7m*/ngudi. Nhing du 4n dang duogc trién khai xay
dung ciing ddm bao k& hoach dén nam 2010 1a 8 - 9 m?*/ngudi.

Tuy nhién, gid ca nha dit van luén & mdc cao, nhu ciu luon
trong tinh trang khan hi€m do: Sy tang trudng kinh t&€ va téc do
do thi hoa cao lam cho viéc dau co nha dat mang lai siéu lgi
nhuan, trong khi nhu cau vé nha, dat tang nhanh do dau co, do
s6 lugng ngudi vé Ha Noi lam an, tam 1y, tdp quan mudn so
hitu nha dat... da ddy gid ca nha dat lén cao. Mit khdc, cdc
doanh nghiép xay dung Nha nudc dugc wu dii dé cung cap nha
0, nhung cac doanh nghiép nay da tang gia ban nha, dit phan 16
lén gdp nhiéu 1an gia thanh. Diéu nay gép phan tic dong nguoc
lai thi truong dat dai, lam cho gia ca nha, dat tang.

Hang héa trén thi truong BDS phdt trién mdt can doi: Cac
KCN tap trung cé quy mo 16n nhung dién tich thué dat dat
dugc rat han ché, trong khi cac khu (cum) cong nghiép vira va
nho dugc thanh 1ap sau nhung khong dap tng dt nhu cau. Nha
O cua da s6 cac du an hién nay chi thuc hién theo hinh thic 2
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chiéu, chi mot khoi kién tric v6i mot muc dich don thuin dé &

hay lam van phong, chua tao ra mot cong dong song. Nhiing
giao dich trén thi trudng nha dit cht yéu dién ra gitta nhiing
nguoi dau co, cac DN xay dung va mot s6 nhiing nguoi kha
gia. Pai bd phan dan ching khong cé kha nang tham gia do
nha & cho nguoi thu nhap thap, nha & tra gép con rit han ché.
Giao dich phi chinh quy trén thi truong chi€ém ty 1& cao.
Nguyén nhan cht yéu la do tht tuc kha ruom ra, va muc thué,
phi, tién st dung dit kha cao... trong khi ngudi dan c6 théi

quen mua ban trao tay.

2.2.2.3 Hé thong thong tin

Heé thong thong tin trén thi trudng BDS Ha Noi vé co ban 1a
khong day du, kho tiép can va thi€u minh bach. Theo danh gia,
hé thong thong tin trén thi truong BDS cé tinh chat bat doi
xitng cao, ton tai su bat binh dang gifta nhitng doi twong c6 nhu

cau trong viéc ti€p can hé thong thong tin vé BDS.

2.2.2.4 Quan ly nha nudc.

Cong tac quan 1y cua Nha nudc doéi véi thi truong BDS con
nhiéu yé€y kém, thé hién trén cdc mat: Hé thong quan 1y con
dan trai, cac van ban phép 1y lién quan dén giao dich con cham
va chong chéo, khong phit hop véi thuc t€, gay kho khan trong
t6 chic thuc hién. Cong tdc quy hoach chua dép ting dugc yéu
cau chi dong di tru6c mot bude trong viéc phat trién kinh t€ -
x4 hoi. Chua c6 co ché chinh sdch khuyén khich dé hang héa

c6 du diéu kién va céc t6 chiic i chinh tham gia thi trudng. ..
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2.3 Panh gia chung

2.3.1 Thanh tuu:
- Céc chu thé tham gia vao thi truong BDS ngay cang duoc

md& rong. Cac thanh phan kinh t€ tu nhan, lién doanh, nudc
ngoai cling tham gia hoat dong trén thi truong.

- Luong hang héa BDS trong nhi¢u nam gan day tang lén rd
rét, gép phan cai thién di€u kién s6ng cho nguoi dan va thu hdt
von dau tu nuc ngoai phat trién kinh t€. ..

- bit dai duge stt dung mot cach hop 1y hon, khong chi
duoc khai thdc st dung theo bé mat ma con dang duoc tang
cuong st dung theo chiéu cao va lam thay déi bo mat do thi.

- Lan dau tién trén thi truong Ha Noi, cac thanh phan kinh
t€ da c6 ddy du can ct phdp 1y dé thuc hién giao dich mua bdn,
thé€ chap, gbp von... bang gid tri BDS.

2.3.2 Han ché

- Hang héa trén thi trudng BDS phat trién mat can doi,
chung loai hang héa don diéu, giao dich phi chinh quy va nan
dau co dién ra khap noi.

- Hé thong quan 1y Nha nuGc con nhiéu yéu kém.

- Hé thong thong tin trén thi trudng vé co ban 1a khong day
du, khé ti€p can va thi€u minh bach. Tén tai su bat binh dang
gitta nhung ddi tuong c6 nhu cau trong viéc tiép can hé thong
thong tin vé BDS.

- Hoat dong cuia cdc t6 chifc trung gian méi chi don thuén 1a

moi gidi nha dat gitra ngudi mua va nguoi ban.
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2.3.3 Nhitng vdan dé dat ra:

- BDS hang héa phét trién mat can déi va nan ddu co dién ra

khap noi 1am cho chi phi cho viéc cai thién chd &, chi phi dé c6
mit bang san xudt kinh doanh ctia cdc thanh phén kinh t€ ngay
cang dat do.

- Thi truong phi chinh quy hoat dong manh lam cho dat dai
Nha nuéc bi chiém dung va chuyén nhugng trai phép tao diéu
kién cho tham nhiing va thu nhap bat chinh, thi truong BDS
chinh quy khong du diéu kién hoat dong. ..

- Hé thong thong tin thi truong BDS cé tinh chat bat doi
xiing cao tao ra su bat binh ding trong viéc tié€p can hé thong
thong tin vé BDS.

- Su yéu kém cua hé thong quan 1y nha nudc da lam cho thi
trudng BDS phét trién khong 1anh manh, tao ra gdnh nang doi
v6i ngan sach trong viéc phét trién co sd ha tang thanh pho...

- Céc t6 chifc tai chinh tham gia trén thi trudng con & miic
rat khiém ton do nhitng quy dinh rang budc trong viéc cho vay,
chua ¢6 luat dinh cu thé ché tai doi véi trudng hop ngudi thué
nha & hoac mua nha & tra gép khong thuc hién ding cam két...

- Hoat dong clia cac t6 chifc céc t6 chifc trung gian hau hét
nim ngoai su kiém sodt clia nha nudc di din dén viéc hoat
dong thi€u dao dic nghé nghiép lam phat sinh tranh chép, kién

tung...
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CHUONG 3: MOT SO GIAI PHAP PHAT TRIEN THI

TRUONG BAT PONG SAN HA NOI
3.1 Quan diém, dinh huéng va muc tiéu.
3.1.1 Quan diém phit trién thi truong BPS.
- Phét trién thi truong BDS trén co s& Nha nudc thuc hién

quyén dai dién cht s& hitu toan dan va quan ly vé dat dai.

- Nguoi st dung dat dugc dam bao quyén va nghia vu cla
minh trong thoi han st dung dat theo quy dinh cua phap luat.

- M6 rong céac hinh thic, cac thanh phan tham gia kinh doanh

- Kién quyét lap lai trat tu trong quan ly, sit dung dat va BDS
theo luat phéap, chong ddu co va nam giit dat dai trdi phdp luat.

3.1.2 Dinh hudng phdt trién thi truong BDS:
- Hinh thanh thi truong BDS thong thoang, bao dam cho cac

t6 chitc, ¢4 nhan c6 thé tham gia binh dang trén thi trudng.

- Khéc phuc co ch€ quan 1y va st dung dat dai theo hudng
quan 1y bang quy hoach va cac cong cu quan 1y vi mo khac.

- Phét trién thi trudng BDS gép phéan phat trién thi trudng tai
chinh, da dang héa cdc co hoi ddu tu cha cdc t6 chdc va ca
nhan, qua d6 thiic ddy tang trudng kinh t€.

- Tang cuong nang luc quan ly cia nha nudc doi véi thi truong
BDS, g6p phan tang thu cho ngan sach, dong thoi c¢6 ché do hod
trg doi véi nhitng doi tugng chinh sach, ngudi thu nhap thap.

3.1.3 Muc tiéu phat trién thi truong BDS.
- Phét trién thi trudng BDS nhim khai thdc, st dung c6 hiéu

qua cac loai BDS phuc vu su nghiép cong nghiép héa, hién dai
héa dat nudc.
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- Thu hdt cdc nguon luc cta xa hoi, khuyén khich cac thanh

phan kinh t€ tham gia ddu tu phét trién BDS hang héa.

- G6p phan hinh thanh déng bo cdc loai thi trudng cliing céc
thé ché phu hop véi kinh t€ thi trudng dinh huéng XHCN va
hoi nhap qudc té.

3.2 Mot sé giai phap phat trién thi truong BDS Ha Noi.

3.2.1 Ndng cao vai tro quan Iy cua Nha nudc

Qudn ly nha nuoc:

- Phan cap manh hon cho cac cap chinh quyén dia phuong,
dong thoi quy dinh rd chic nang, nhiém vu va trach nhiém cuta
timg cép, nganh nhdm han ché nhiing tiéu cuc trong bd may
quan 1y Nha nudc.

- Chinh stra va nang cao hiéu luc ctia cac van ban phap ly
nhiam tao diéu kién dé€ thi trudng quyét dinh gid ca theo nguyén
tdc canh tranh, giam thiéu su can thiép clia co quan Nha nuéc
vao vu viéc cu thé.

- B6i méi hé thong thué, phi va I¢ phi theo huéng tinh giam
céc khoan thu. Nghién ctu ban hanh thu€ thu nhap tir chuyén
quyén sir dung BDS dat dai, nha & thay thé thué€ chuyén quyén
str dung dat hién nay.

DOoi vai thanh pho':

- Day nhanh tién do cdp gidy chiing nhan quyén sir dung
dat, quyén s hitu BDS trén co s6 chap nhan nhiing sai sét va
hé qua do buong long quan ly trong nhitng nam qua.
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- Péi méi cong tdc quy hoach theo huéng phai dugc nhan

thiic 12 mot trong nhitng van dé hang dau trong viéc phat trién,
6n dinh thi trudng BDS.

- Chu dong tham gia di€u tiét thi trudng bang viéc tang
nguoén cung BDS theo huéng chuyén déi muc dich sir dung dat
theo nhu cu cua thi truong.

- Cham dut co ché bao cip doi véi doanh nghiép kinh doanh
ha tang cac KCN, khu ché xuét ciing nhu chinh sach uu dai cho
cac doanh nghiép kinh doanh BDS nha & thuong mai.

3.2.2 Phdt trién BDS hang héa.
- Cong khai quy hoach va k& hoach sir dung dat. Pon gian

héa cac chinh sach khuyén khich d6i véi cac loai du an dau tu.

- Thong nhdt mat bang chinh sdch doi véi tat ca cdc doi
tuong tham gia tao 1ap BDS.

- Tach chitc nang cong ich khoi chic nang kinh doanh doi
v6i cdc DNNN.

- Tap trung dap ung nhu cau di doi cac co quan, doanh
nghiép, nha dan két hop véi viéc chuyén déi muc dich st dung
dat nham tang hiéu qua st dung dat.

Dot voi BDS nha o:

- Tang lugng cung hang héa vé BDS nha &, nha cho thue,
tra gép, nha cho nguoi c6 thu nhap thap.

- Nang cao chat lugng BDS hang hoéa hién c6 trén thi truong
bang viéc phat trién co s& ha tdng xung quanh, chuyén nghiép

héa cong tac quan ly.
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3.2.3 Hoan chinh hé thong thong tin

Hoan chinh hé théng thong tin theo huéng dé ti€p can,

minh bach nhdm gidm chi phi giao dich, ting hiéu qua hoat
dong cia thi trudng va c6 thé giam nguy co nén kinh t€ “bong
boéng” do diu co qia mic vao BDS.
3.2.4 Phdt trién hé thong tai chinh BDS
Xay dung co ché, chinh sdch phlt hgp dé€ cdc ngan hang cé

du diéu kién, kha nang tham gia vao viéc dau tu, cho vay von
trén thi truong BDS. Nghién ctiu hinh thitc phti hop thu hit von
dau tu truc tiép tir dan cu va céc t6 chic kinh t€ vao viéc tao lap
va kinh doanh BDS thong qua thi truong chitng khodn.

Tiép tuc hoan thién va bé sung chinh sdch nhim thu hit von
dau tu tr bén ngoai, trong d6 ¢6 van dé ting buGc md rong su
tham gia ciia nguoi nuée ngoai va ngusi Viét Nam dinh cu &
nudc ngoai tham gia vao thi truong nay.

Nang cao hiéu qiia hoat dong cta Qily diu tu phat trién
thanh phd, da dang héa cdc t6 chiic tai chinh va c6 co ché dé
céc t6 chitc ndy tham gia thi trudng BDS dudi cdc hinh thitc
nhu “qiy tiét kiém mua nha, xay nha, thué nha” cho nguoi thu
nhap thap...

3.2.5 Phdt trién cdc té chirc trung gian, dao tao chuyén gia cho

thi truong.
Phat trién c4c t6 chifc trung gian theo huéng da dang cdc

loai hinh kinh doanh. Cé6 k& hoach, chuong trinh dao tao nghiép
vu cu thé cdc chuyén gia vé thi trudng BDS.
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KET LUAN

Thuc hién chinh sidch d6i mdi, thi trudng BDS Ha Noi da
budc dau duoc hinh thanh va di vao hoat dong va da gép phan
vao viéc ddp ung cdc nhu cdu vé BDS, dat dai duoc st dung
hiéu qua hon va tré thanh mot trong nhitng nguén luc cho dau
tu phat trién.

Tuy nhién, vé co ban thi trudng BDS Ha Noi van con so
khai va boc 10 nhiéu khi€m khuyét, tic dong tiéu cuc dén cédc
hoat dong kinh t€ va viéc cai thién diéu kién séng cua nguoi
dan. Nhing ton tai chu yéu la:

- Vai tro quan ly cua Nha nudc doi véi hoat dong cuia thi
truong con nhiéu yéu kém, lam cho quan hé cung céu trén thi
trudong luon roi vao tinh trang cang thang gia tao, han ché hoat
dong cua thi truong chinh quy.

- Hang héa trén thi truong BDS phét trién mat can doi,
ching loai don diéu, chua dap tng dugc nhu ciu da dang cua
thi trudng. Viéc dau co dién ra khip noi da ddy gi4 ca ting cao,
gay khé khan cho nguoi tiéu dung.

- Hé thong thong tin trén thi trudng BDS vé co ban 1a khong
day du, kho tiép can va thi€u minh bach. Ton tai su bat binh
dang gifta nhitng d6i tuwong cé nhu cdu trong viéc ti€p can hé
thong thong tin vé BDS da gbp phan cho viéc dau co trén thi
truong.
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Cac t6 chic tai chinh chua thuc sy tham gia hoat dong trén

—r0ng do nhitng quy dinh rang budc va han ché vé tiém luc
tai chinh.

- C4c loai hinh t6 chifc trung gian hoat dong chi don thuin
la moi gidi nha dat giita nguoi mua va nguoi ban. Chua cé doi
ngii chuyén gia c6 nghiép vu vé thi trudng BDS.

DPé khic phuc nhitng ton tai va han ché, nang cao hiéu qua
hoat dong cuta thi truong BDS, thanh pho can thuc hién mot s6
giai phap sau:

- Mot la nang cao vai trd quan 1y ctia nha nudGe, ho tro va
cung cap hang hoa ra thi trudng, déng thoi déi mdi hé thong
thu€, phi theo huéng khuyén khich cac giao dich chinh quy
trén thi truong.

- Hai la tao diéu kién cho thi trudng phét trién lanh manh
theo huéng: phat trién da dang cdc loai BDS hang hoa; d6i méi
hé thong thong tin theo huéng minh bach, dé ti€p can; c6 co
ché, chinh sach cho hé thong tai chinh tham gia vao thi truong;
phat trién cédc t6 chic trung gian va dao tao chuyén gia cho thi
truong BDS.

Véi mot hé thong giai phap dong bo va cuong quyét, thi
truong BDS Ha Noi s& phét trién gép phan nang cao hiéu qua
stt dung nguodn luc BDS, phuc vu cho quda trinh phét trién kinh

t€ xa hoi cua tha do.



