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Thue trang va mét 8 giai phap
phat tri én tlu truong
bit domg san tai TPHCM

Thi tluom bat ddng !
ong Ve
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san TP.HCM vdi nhiing con bién
€ gia nha dat cung vdi viéc s dung dat thiéu hiéu

qua trong thdi gian qua cho thay quan ly nha nudc trong linh

vuc nay con nhiéu bat cap

Thi trudng chinh thic thi nho

nhoi, cdicoc va rudm ra vé thu tuc; thitrudng phi chinh thiic

thi nong sét, bat dinh dang tac déng tiéu "",i_'.'jl
déng kinh té va dan sinh, tir dé cho thay thit
sy van ddéng cua no sé

san co tinh xa hoi rat cao,

dén cac hoat
ruéng bat déng
-_.il}'

hudng 16n téi ca kinh té va xa hoi clia thanh phé.

1. Thljc trang thi truong bat
déng san TP.HCM

Trong nhitng niim qua, cling vdi
qud trinh phdt rién Kinh (& - xa hdi ¢
TP.HCM, thi trudng bt ddng sin trén
dia ban ciing din hi€n hién ré nét
nhitng dic tring ¢d bian ctia nd. Hoat
ddng cla thi truding bal dong sén nhin
chung 14 khd s6i dong mic dii cdc yéu
t6 dé hinh thanh, d€ hoat dong ctia thi
trudng ndly vin chua day di; khung
phédp Iy vé bat dong sin chua duge
hoan thién dong bo. Chinh di¢u nay
di tao ra mot viin dé b xic, dé 1a:
thi trung chinh quy thi nhé bé, chim
chap, chua hi¢u qud, con thi trudng
phi chinh quy (hay thi lnrf‘fng ngam)
thi s6i dong, bal én va diy phife tap.
Céc giao dich mua bdn phi chinh quy
ndy On tai duGi nhiéu hinh thic da
dang trong 1Al ¢d cdc khiu cia thi
trudng bat dong sdn, né chi phdi
khodng 70 - 80% cdc giao dich vé nha
dét, do thi va cdc bt dong san khic,
giy méo mé quan hé thi rudng va tao
ra sut bat &n cho thi rudng bit dong
sén,

BéE ¢6 suf nhin nhan bao qudt va
t8ng thé hon v& tinh hinh trén cin
xem xét thyc trang thi trudng bl
ddng san thanh pho trong mdi quan
hé vdi thue trang thi trudng bat dong
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sédn & nudc ta. Trén thuc L&, thi truding
naly mdi ton tai hon 10 nim qua trong
trang thai sd khai v manh nha nhung
da tao ra nhiéu bi€n dong: ba “cdn
sO1” vlo nhitng nim 1995, cudi nim
2000, diu nam 2002 va “déng bang”
trong nhitng niam 1997 - 1999
(Ngudn: Kinhté'Viét Nam 2002, Vién
nghién citu quin ly kinh & trung
udng, trang 85) va giai doan cudinim
2003 ddu ndm 2004 nay ciing ¢6 thé
coi thi trudng bat dong sdn khd im dng
do viéc chd tri€n khai Lujt dit dai
stta dGi nam 2003 (¢6 hi¢u lue Wrngiy
1.7.2004). Qud trinh ndy cho thdy gid
cd ctia thi trudng bat dong sdn rit dé
bi€n dong, phu thude nhiéu vao cic
chinh sdch dat dai, phdp luat dil dai;
gid ¢d ¢6 noi ¢6 lic ting vot dén
chéng mit mic dit nhu ciu vé bat
dong sdn thyc & khong ting nhiéu.
D& Iy gidi cho diu nay chi ¢6 thé quy
v& hai nguy&n nhin. P6 1a do nan diu
¢d, tich trit, rifa tién va hi¢u dng “tdm
Iy dan citu” dé thay ddi, bi€n dong
day chuyén. Pay la nhitng y&u 15 giy
bit &n cho cde nha kinh doanh balt
ddng sdn, lao ra bat binh ding cho
nhifng ngudi ¢ nhu cau thue sy vé
nhi dit (do phdi mua vdi gid 4o) va
dnh hudng tiéu cyc dén cdc hoat dong
dau wr, khai thdc thi trudng bat dong

san phuc vu phét trién kinh & xa hoi
clia dil nue.

Thi trudng bat dong sdn trén dia
bin TP.HCM ciing khong nim ngoai
thue trang ay. Thi trudng bat dong
san TP.HCM chi y&u sbi dong véi
cdc giao dich vé nha & va dit d db thi.
Nhu vy, ¢in dit rong tam dédnh gid
vao thi trudng dit & va thi trudng nha
@ clia thianh pho.

Theo diéu tra ciia Téng cuc
thdng k& thi hon 97% 8ng dién tich
d&t & do thi hién nay 1a do cd nhin ho
gia dinh sif dung nén tao diéu kién
cho giao dich dat ¢ khd nhon nhip va
da dang. (Nguon: Kinh té" Viét Nam
2002, Vién nghién citu Quan 1y kinh
1€ trung wong, trang 79 ). Pt & db thi
cing dugc chuyén déi, chuyén
nhugng, thé chép, thita k& wong uy
nhur da't & ndng thon. Tuy nhién véi ca
hai viing ndy thi loai hinh chuyén
nhugng quyén sit dung dat vin la
giao dich chti y€u (chiing ta c6 thé
thiy rd viin dé nay qua thong tin dit
dai ding wén cdc trang quang cdo
cia bdo Thanh nién, Sai Gon gidi
phéng va bdo Tudi tré). 6] goce do
pham vi, 16ng dién tich dit & dé thi
chi biing khodng 20% (8ng dién tich
dit ¢ nong thdn, mit khdc do qud
trinh do thi hod: thidédn ting nhanh vi
nhu cdu cdi thi¢n nhd & ngay cang
cao nén thi trudng chuyén nhugng
quyén st dung dat ludn ¢6 cung nhd
hon ciu, wr d6 gid dat dd thi tai
TP.HCM ludn ¢6 xu hudng ddng bién
(hay ting gid), ¢6 nim ting vai chuc
hoidc ¢d trim phan tram (vi du: nim
2002 tiang 40% so véi nam 2001 -
ngudn: Thoi bdo Kinh 1€ Sai Gon, s6
12/2004 ngay 18.3.2004). Theo diéu
tra clia Vién nghién cifu quan 1y kinh
1€ trung udng nim 2002 tai TP.HCM
thi ¢6 t6i 80,7% ngudi mudn ¢6 nha
riéng, c¢hi ¢6 13,7% mudn & nha
chung cu. Piéu ndy thé hién nhu ciu
giao dich vé dat &, nha G riéng biét tai
TP.HCM la rit 16n. Vay thi trudng
nha & clia Thanh phd hién tai nhu th€
nao?

Do nha & gdn lién véi dal §, nén
thi truding mua bdn nha § cta thanh
phé ciing 1a mdt phan cia thi trudng
chuyén nhugng quyén sit dung dit d.
Tit d6 thi truding nha & s¢ anh hudng
nhiéu t6i thi trudng chuyén quyén sir
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dung dit, Con s& théng ké clia Sd tai
chinh cho thdy s& vu mua bdn nha &
tai cd quan thué nam 1996 14 21.043
vy, ndm 1997 13 41.660 vy, nim
1998 la 37.480 vu, nim 1999 la
34.271 vu, nam 2000 la 35.294 vu,
nam 2001 12 48.772 vu, nam 2002 14
50.000 vu., tic 1a giaodichnha & vin
ting. Tuy nhién theo ddnh gid ciia
cdc chuyén gia kinh & bit dong sin
thi s6 vy mua bdn nha & ¢6 ding kY,
déng thu€ chi chi€m khodng 30% s&
vu thuc (€ giao dich trén dia ban.
Nhu viy dén nay s vu mua ban nha
3 s6 hitu w nhian vin ting din (6i
lugng giao dich ddt & cling ting Ién,
song ddy mdi chi 12 bé ndi ma thdi vi
thuc € thi chiing ta chua ki€m sodt
dugc s6 lugng giao dich thit sy clia
hai thi trudng nay.

Mt khc, m3i quan hé gita thi
trudng dat & va thi trudng nha khong
chi c6 vay. Thuc t€ cho ta thiy su tic
déng manh mé cia thi trudng nha §
d6i v6i thi trudng dat . C6 thé nhin
xét: cdc con “néng s6L” cla thi rudng
dit & may nim vita qua déu xudl phat
(i nhu ciu nha § ting nhanh trong qué
trinh d6 thi hod, chinh trang lai cic
chung cur va “bd mit” do thi. Viy la
s6tnha da gy néng thi trudng dat &!

Mot y&u & ciu thanh nita ctia thi
trudng bt dong sin TP.HCM Ia thi
truding da't khu cong nghiép, khu ché
xudt, khu cong nghé cao. Py cling sé
12 mt thi truding 16n va s6i dong néu
nhu ching ta quan Iy hiéu qud hon va
phit hgp hon véi doi héi thue (€. Tuy
nhién, thye trang & thanh phd hién
nay cho thi'y mdt dién bi€n ddng chi
y trong viéc cho thué lai dat tai cdc
khu céng nghigp, khu ch& xudl [a &
chd da ¢6 su phin dinh thi€u rd ring
gita quyén cho thué dit cia Nhi
nuéce vdi quyén cho thué lai quyén sit
dyng dit clia cdc doanh nghiép phat
trién ha ting cdc khu cong nghiép
nay. DO v6i dal khu cong nghiép,
khu ¢ch& xud, cdc doanh nghi¢p mudn
¢6 dit dé€ xay dyng mit biing nha
xudng, vin phong phuc vu sin xuil
kinh doanh déu phdi thué dit. Theo
quy dinh clia Ludt dat dai, chi Nha
nudc mdi c6 quyén cho thué dat. Tuy
nhién tai phan Ién cdc khu cong
nghiép, khu ché& xuit ctia thanh phg,
Nha nuéc 8 chifc giao dat cho cdc
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cong ty xay dung phdt trién ha ting.
Sau khi nhan giao dat, cdc doanh
nghiép nay tién hanh xdy dung cdc
cong trinh ha tdng phia bén trong
hang rao khu cong nhiép; sau dé dé
thu hdi vén, cdc doanh nghiép nay
phdi cho thué lai quyén sit dung dat
theo gid ca thod thudn vdi cdc don vi
di thué. Trén thuc t€ phudng thiic nay
chura dudc thuc hién diy di vi nhiéu
doanh nghiép phét trién ha ting
khdng c6 quyén dinh gid cho thué dat
tai cdc khu cong nghiép ma thim
quyén d6é thudc Uy ban nhin din
tinh, thanh phd (truc thude Trung
uong) ndi ¢6 khu cong nghiép 4y toa
lac. Thuc t& nay lam cho nhiéu doanh
nghiép phét trién ha ting difng ngoai
thi trudng chuyén nhugng quyén st
dung dit. Piéu ndy c6 th€ minh
chiing qua s viéc: “Uy ban nhdn din
TP.HCM da chinh thiic cdng bd danh
muc quy dit sdn sing cho nha diu tu'
thué hién con 140,06 ha va 43.000 m?

nha xudng tiéu chuidn xdy sin, gid
cho thué dét ciing dugc cong bd chi
ti€t: khu ch€ xudt Tan Thudn 108 -
110 USD/m? nha xudng 3.4 - 4,5
USDfmzf’théng. KCNTén Tao59-80

USD/m?, nha xudng 22 - 3,0
USDr‘mzhhéng (Bdo SGGP ngay
31.3.2004).

Nhur viy ti€m adng va kha niing
phét trién ctia thi rudng bt dong san
thanh phd 1 rat I6n; song do cong téc
quin 1y chua hdp 1y nén trén thuc 1&
thi trudng bal dong sin nay chuta 6n
dinh va déng goép nhiéu cho sy phét
trién kinh &€ xd hdi clia thanh phd.
Mot dai dién cia UBND thanh phd
da ting xdc nhin: “Thi trudng bat
ddng san 12 mdt dn tai khidch quan,
¢6 quan hé dén hiu hél cdc thanh
vién trong xa hdi, nhung dén nay
nude ta chua cé6 mot dic k&t nio vé
thyc ti&n ciing nhu 1y ludn nhim di
d€n mdt md hinh quin ly va phét
tri€n ¢6 hiéu qua ™.

Thi trudng bal ddng sin
TP.HCM véi nhitng con bién dong vé
gid nha ditcling véi viée sit dung dat
thigu hiéu qui trong thdi gian qua cho
thi'y quén 1y nha nudc trong linh vire
ndy con nhiéu bat cap. Thi trudng
chinh thife thi nhd nhoi, cdi coc va
rudm ra vé thi twc; thi rudng phi
chinh thiic thi néng sét, bat dinh dang

tdc ddng tiéu cuc dén cdc hoat dong
kinh t&€ va dan sinh, i d6 cho thi'y thi
trudng bat ddng sén c6 tinh xa hoi rit
cao, st vin ddng clia nd sé Anh hudng
16n 16 ¢4 kinh t& v x4 hoi cha thanh
phd.

2. Mot sd giai phap pht trién thj
truong bat dong san TP.HCM

Hdi nghi 1dn thit 9 Ban chip
hanh Pang b6 TP.HCM khod VII
(thing 10.2002) dua ra muc tiéu véi
thi trudng bt ddng sdn la:

- Xdc lap va phdt trién thi truding
bat dong sdn c6 6 chic trén dia ban
thanh phd bao gdm thi trudng mua
ban, chuyén nhudng, thi trudng cho
thué va thi trudng thé& chip bat dong
sdn.

- Thong qua cdc gidi phdp va
bién phdp dau tr d€ ting lugng cung
vé nha &, mit bing cho cdc khu cong
nghiép va cdc nhu cau phét tri€n kinh
t€, din sinh khdc; ning dlen tich nha
& vao nam 2005 dat 12m?*/ngudi dan
thanh phd.

- Théng qua cdc céng cu quéan Iy
nha nudc d€ chdng diu cd mot cich
hiéu qua, lanh manh hod thi trudng
bit dong san.

Pé dat dugc muc tiéu dé va tao
su &n dinh, lanh manh cho mét thi
trudng bat dong sin hién dai, hiéu
qud, miu muc cho ca nudc, Thanh
phd chiing ta can tip trung vao mtsd
giai phdp sau:

Mot la, hoidn thién cdc quy dinh
vé qudn Iy nha nudc d6i vdi thi
truding bat ddng san theo phin cip tai
Nghi dinh 93/2001/ND-CP ctia Thit
twiéng Chinh phti va theo quy dinh
clia Ludt dit dai sita déi nam 2003,
trong dé chi ¥ dén cdc bién phdp
chdng diu co, bd dit hoang, st dung
dit khong ding muc tiéu, muc dich
quy hoach. Pay la mt bude quan
trong d€ thé ché héa, cy thé héa cdc
dé, cdc ndi dung clia thi trudng bat
ddng sdn vi ting cudng hidu luc quan
Iy nha nudc. Thanh phd cin phai chu
¥ dé&n cong tic quan 1y nha nudc ddi
vdi cdc hoat ddng lién quan dén thi
trudng bt dong sdn, soan thio diy
dii va kip thdsi hé thOng van ban phdp
quy lién quan d&€n pham vi, d6i wigng
tham gia giao dich bat dong san trén
nguyén tdc: rong md va khong nén
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han ché nhidu. Thue (& nhitng nim
qua tai thanh pho cling nhu ca nudce
cho thd'y néu cing han ché&, cang b6
hep” lai cang dé& bi “bung ra”, tao
diéu kién cho thi rudng ngam c6 cd
hoi phét tri€n. Cin quy dinh 15 vé
viée md rdng pham vi giao dich dan
st vé& bt dong sin (nhu cho phép
cdc cd quan hanh chinh sy nghiép,
doanh nghiép nha nudc, 16 chic
chinh tri, don vi luc lugng va trang.
duge quyén cho thué lai, chuyén ddi,
chuyén nhugng, the chdp, gép von,
bdolanh bing quyén sitdung dat.) vi
day 12 mot gidi phap quan trong dé
thi trudng bat dong sin phdt trién.
Thanh phd ciing cin vdn dung
nhanh, nhay nhitng quy dinh mdi ctia
Ludt dit dai 2003, vi du theo Luit
dat dai 2003 thi chi con mot loai
chitng thu'cho edce bat dong san dé la
gidy chitng nhdn quyén sif dung dat
va cdc tai san khdc gdn lién vdi dat
thi dudc ghi nhin trén gidy nay, chi
sd hitu 1ai sdn phdi ding ki tai san
theo quy dinh ctia phdp luat (khdc
véi trude diy 1a c6 cd gidy ching
nhan quyén s3 hitu nha va gifly
chitng nhian quyén st dung dau).
Diéu nay sé gép phin laim thong
nhAt, don gidn héa duge thi we cip
gidy chitng nhidn va gidp quin ly dat
dai, bdt dong san chat ch& hon qua
quy hoach va “chiing minh thu” nay.

Hai 13, thanh phd cin quyéttam
trong nim 2004 ¢ip xong gidy chitng
nhén trén toan thanh theo muc ticu da
dé ra. Piéu nay s¢ gidi quy&t dugc
viin d& 16n tai lau nay 1a cdc chi thé
thi€u gidy chitng nhan quyén sir dung
dat va quyén sd hitu nha d€ giao dich,
mua ban. Khi di ¢6 gidy t& hgp 1€ thi
giao dich phi chinh quy s& gidm di va
tao diéu kién cho thi trudng bal dong
san chinh quy phdt ri€n manh hon.
Thanh phd cin tép we trién khai
manh m& cong tic kiém tra, ki€m
sodl viéc str dung dil dai; don doc
hoan 41 bd ban db dia hinh méi phi
kin thanh phd, trude mit trién khai sit
dung bin dd dia hinh khu vyc do thi
héa phuc vu cho cde nhu ciu quin 1y
vii phdt trién kinh (& — xa@ hoi; hoan
chinh bdn dd dia chinh khu vuc do
thi,Jap s6 bo dia chinh d&€ quén Iy nha
datwén 24 quin, huy¢n; va thuc hién
161 cdce hoat dong giao dich, ding ki,

10

¢Ap nhit bién dong vé nha dét phuc
vu cho viéc phét trién bat dong san
chinh quy.

Ba lIa, xdy dung cdc dinh ché&
quéan Iy va hd td cho thi rudng bat
ddng san nhir cdce trung tim théng tin,
giao dich, dinh gid bal ddng san, thi
diém lip san giao dich bit dong sin,
bdn diu gid quyén st dung dat, dau
thau xay dung cdc du 4n. Cdc dinh
ch€ nay s& gép phin thic ddy cdc
giao dich ctia thi trudng bt dong sin,
lam giam chi phi giao dich, ting hi¢u
qud hoat ddng clia thi rudng va lam
gidm nguy ¢d “kinh 1€ bong béng ™ do
ddu co qui mic vao bal dong sin.
Viéc chi truong lap san giao dich bat
dong sin di duge Thu wdéng cho
phép, cong tdc bén diu gid quyén sit
dung dit dugc Chinh phd khuyén
khich thue hién thay cho phudng thifc
d6i dat 14y ha tang ma trude nay vin
thye hién. Piéu nay lam cho thanh
ph& chiing ta sl dung dat dai, nha &
(i€t kiém hon va hiéu qua hon.

Bon Ia, hoan thién cd ché dén
b, gidi 6a, di ddi, tdi dinh cu theo
tinh thin Nghi quyét 18 ciia Thuding
vu Thanh Gy khéa V1. Piéu nay sé
g6p phan thue hién cdc du dn phdt
trién ha ting cling nhudy én nha & 16t
hon, nhanh hon, d€ tao ngudn cung
ddi dao cho thi trudng bat dong san
phét trién va cling trdnh dugc tinh
trang khi€u kién, tranh chip kéo dai.
Kién quy&txit 1y cdc trudng hgp chiy
i, Ian chi€m dit cong. Tiép tuc thye
hién thu hdi dit vdi cde dy 4n chim
tré, khong hiéu qud, cdc “quy hoach
treo ™ dé phuc vu cho cong tac diu gid
quyén sif dung dat ciing nhu cdc muc
dich khdc theo chi thi 8/2002/CT - UB
va 18/2003/CT - UB ciia UBND TP
(nim 2003 TP da thu hdi 09 khu dat
véi t6ng dién tich 1A 1.048.434 m?,
ngudn: Bdo cdo cong tdc 2003 cha SG
tai nguyén moi trutng.)

Nim la, nghién citu chinh sdch
vi cd ché& huy dong von diu wr tao
ngudn cung hang hod déi dao cho thi
trudng bat dong sdn theo nguyén tic:
xa hoi hod cdc ngubn diu wr, dong
thdfi cling ¢d vai trd chii dao ctia cdc
doanh nghiép nha nudc hoat ddng
kinh doanh bit dong sin qua viéc
binh 6n gid nha dat, tao quy nha cho
ngudi ¢6 thu nhap thip va thi din

ngh¢o. Hé thdng doanh nghiép kinh
doanh bit dong sdn déng vai trd quan
trong trong hoat ddng cta thi truSng
bit dong sdn. Cdc doanh nghiép la
chii thé chii yéu tao ra hang hod bt
dbng sdn cho thi truding, cung ing cdc
dich vu méi gidi, tr vin cho cdc chii
thé khdc tham gia giao dich. Néu thuc
hién 161 duge gidi phdp nay sé lam
cho thi trudng bit dong sin cia
Thinh pho van dong s6i dong hon,
hiéu qud hon; thi trudng s€ thu hiit
dude nhiéu ngudn vén trong xa hoi
d€ phuc vu muc tiéu phat trién kinh
1& - xa hoi. Mat khéc, véi cac doanh
nghiép thudc thinh phin kinh (& nha
nudc sé lam doi trong, 1a nhan t& chii
y&u d€ han ché& cdc khuy&t tat von di
ciia cd ché thi trudng cling nhwretia thi
trudng bit dong sdn; ddng thdi dinh
hudng thi trutng thong qua cdc chinh
sdch khuy€&n khich dau w va cdc ché
tai xtr 1y. Kinh nghiém tai cdc nudc
cho thay, chinh phii, nha nudc ¢é thé
chi dao truc ti€p vao phia “cung” clia
thi truting bat dong san qua céc chinh
sdch don bidy. C4c doanh nghiép nha
nue duge giao nhiém vy diu w dé
cung cip hang hod bit dong sin
trude, rdi ngan sdch s& hd trg dé thu
hdisau. Pay la gidi phdp hitu hiéu dé
thuc hién chinh sdch nha & cho ngudi
thu nhip thdp va phét wién quy nha
cho thué.

Séula, thi trudng bit dong sin la
mdt trong cdc thi trudng clia nén kinh
(€, do d6 thanh phd cin phdi thuc
hién cdc gidi phdp dong ho d€ phdt
trién cdc thi trudng nhu : thi trudng
von, lao dong, hiang hod, dich vu,
khoa hoc cong nghé., Piéunay sé tao
ra nhitng hiéu dng tich cuc cho toan
bo nén kinh t& clia thanh phd. Khi thi
trudng von, lao dong phat trién dan
t6i xa hoi cAn nhiéu dat dai, bat dong
sian dé phuc vu cho sdn xual - kinh
doanh nén s& kéo theo sy phét trién
clia thi trudng bat dong sin. Thi
trudng hang hod, dich vu va thi
truding khoa hoc cong nghé phat trién
s& lam cho cdc hang hod bitdong sén
¢6 chat lugng cao hon, hién dai hdn
dap (tng nhu ciu ngdy cang cao clia
xd hoi. Thue hién dong bo cdc gidi
phdp phat trién cdc thi rudng s€ [am
cho kinh 1& - xd hoi cla thanh phd
phét tri€n manh hon, bén vitng hon®
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