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TAC PONG CUA CHINH SACH THUE POI VOI
THI TRUONG BAT PONG SAN
Nguyén Thi Ly"
Nguyén Pirc Hiu'
TOM TAT

Trong tién trinh hoi nhap kinh té qué'c té, hé th(S'ng chinh sach thué con béc 19
nhitng han ché can phdi tiép tuc bé sung, hoan thién dé giam that thu cho ngan sach
nha nuée, gép phan thic ddy san xudt kinh doanh phat trién, dac biét la chinh sach
thué lién quan dén bdt dong san. Hién nay, doi véi “hang héa bat dong san” tly
thudc vao doi tuwong nop thué, muc dich sir dung... ma dp dung cdc ludt thué khdc
nhau nhuw: thué sir dung dat néng nghiép, thué nha ddt, thué thu nhdp doanh nghiép,
thué thu nhdp cd nhdn, thué gia tri gia tang... Hon nita, thué la cong cu diéu tiét vi
mé nén kinh té nham thiic ddy phdt trién thi truwong bdt déng san o6n dinh, lanh manh,

bén viing, thu hit dau tw dé phat trién kinh té dat nuée.
Tir khéa: Bat dong san, thué, chinh sdch thué, thi truong bat dong san, thué

nha dat

1. Chinh sich thué d6i véi thi nhim vao cac dbi tuong chiu thué khéc
truong bat dong san nhau tily vao quan diém cta nha quan
Thi truong bat dong san (BDS)  ly. Hién nay, ddi véi “hang héa bat
nudc ta trong thoi gian qua da dong gop dong san” tly thudc vao ddi twong ndp
quan trong vao su ting truong kinh té - thué, muc dich sir dung... ma ap dung
xd hoi cia dit nudc. Tuy nhién, thi  cé&c luat thué khac nhau nhu: thué sir
truong BDS phat trién mang tinh tu dung dat nong nghiép, thué nha dat,
phat, thiéu minh bach, giao dich phi thué thu nhdp doanh nghiép, thué thu
chinh thitc con chiém ty trong cao. nhap cé nhan,... Cac sic thué trén chua
cung - cau vé BDS bi mét can ddi, dic bao quét hét cac ngudn thu tir BDS; con
biét 1a vé& nhu ciu nha ¢ ctia nhan dan. boc 16 nhitng han ché can phai tiép tuc
Tinh trang dau co nha dat, kich cau bd sung, hoan thién, dac biét 1a chinh
“40” dé nang gia BPS lam cho thi sach thué lién quan dén BPS. C6 nhiéu
truong dién bién that thuong, nhidu con nguyén nhin din dén tinh trang nay,
sOt gia nha dat da xay ra rat phirc tap, chinh sach thué lién quan dén BDS ap
dan dén hé qua la nhu cu nha & cho dai dung & nudce ta hién nay con nhiéu bat
bd phan dan cu gip khé khan, anh cap, chua thé hién dugc vai tro didu tiét
huong dén phat trién kinh té - x& hoi ctia thué trong nén kinh té thi truong. Vi
ctia dat nudc. vay, dé khic phuc cac van dé néu trén
Déi véi thi truong BDS, chinh sach nham phét trién thi truong BDS, phai
thué ngoai muc tiéu thu ngan sach con hoan thi¢n cac chinh sach tai chinh ma
nham muyc tiéu quan 1y va phat trién thi ~ cu thé 13 chinh sach thué. Bai bao “Tac
truong BDS théng qua timg sic thué dong cua chinh sach thué doi voi thi
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triwong bat dong san” nghién cliru quan
hé gitra chinh sach thué va su phat trién
ctia thi truong BDS dé hinh thanh mot
hé théng thué ddi v6i BDS hoan thién,
phat huy dugc hiéu qua st dung dat,
thiic dy thi truong BDS phat trién bén
virng, dap ung nhu cau ting thu ngin
sach.

1.1 Péc diém ciia thué bét dpng sin

Diét dai 13 tai san quy gia ciia mdi
mot quc gia ma thién nhién ban ting,
do ddc diém cua tai san ndy ma gia ca
cua n6 co6 khuynh hudéng ngay cang
tang nén viéc dam bao coéng bang trong
viéc nim gitt, st dung cd hi€u qua,
chuyén nhuong dit dai, BDS c6 ¥ nghia
hét stc quan trong. Viéc ting gia dat
phu thudc nhiéu vao su phat trién kinh
té va ddu tu cta xa hoi, nhét 1a van dé
quy hoach xay dung, co sé ha tang,...
Do d6 phan gia tri ting thém cua dat
dai, BDS phai duogc diéu tiét mot cach
cong bang théng qua cong cu thué. Do
nhitng dic diém riéng c6 ciia BDS ma
cac sac thué dbi voi BDS c6 nhitng dic
diém riéng, cu thé:

Mot la, BDS c6 dic diém bat dong,
mang tinh on dinh, khong thé di doi
duoc nén thué d6i véi BPS 13 ngudn
thu mang tinh on dinh va bén viing cua
ngan sach Nha nudc (NSNN).

Hai 13, co so tinh thué BDS 1a téng
gia tri cua BDS hodc la gia tri tang thém
ctia nd, viéc dinh gia BDS la dat dai co
thé dugc thuc hién mot 1an dé xac dinh
cho nhiéu ky tinh thué, hodc xac dinh
cho ting lan chuyén nhuong dé tién
hanh thu thué, tuy thudc vao tirng loai
thué ciia ting nuéc. P9 chinh xac cua
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viéc dinh gida BDS s€ anh huong truc
tiép t6i sd thué phai ndp cua cic dbi
tugng nop thué [1].

1.2. Cdc sdc thué trong linh vuc
bét djng sin

1.2.1. Thué sir dung dat dai, bat
dong san

Chinh pha ky vong viéc thu thué
dbi véi viée so hitu dat dai, cung luc dat
dugc hai myc tiéu: ting ngudn tai chinh
quéc gia va tbi da hoa ning suat hoat
dong ctia ngudn tai nguyén quy gia nay,
ddng thoi ngan chin dau co dat dai.

Xac dinh co s& thué: Gia trj dat
tang 1én do qua trinh phat trién chung
cua toan xa hoi, co s& ha tﬁng va cac
dich vu cong dugc Nha nude dau tu,
nén Chinh phu c¢6 quyén st dung mot
loai thué dic biét ddi véi dat dai dé diéu
tiét mot phén gia tri mai tao ra.

Vé co sé tinh thué: phd bién nhit
hién nay la dya trén dién tich va gia tri
cua BDS.

Duea trén dién tich 1a dua vao kich
thuéc cia BDS 1a dit, khu vuc xay
dung hodc di¢n tich nha st dung, $6
thué phai nop duoc tinh trén co sé dién
tich (m?) nhan v6i mirc thué don vi tuy
vao muc dich str dung BDS [2].

Duya trén gia tri BDS dugc thuc
hién theo hai cach la xac dinh gia tri thi
truong va gia tri cho thué cua BDS.
Trong d6, gia tri tién thué phan anh gia
tri tai sdn dugc str dung hién tai cua no,
con gi tri thi trudng bao gdm sy mong
doi cua thi truong vao thu nhap tuong
lai cia BPS d6, nhitng bién dong cua
thi truong mua ban kh6 dy doan hon hé
thdng gié tri cho thué ctia BDS.

Bang 1 thé hién xu hudng xac dinh
co s& thué BPS cua mot sé khu vuc
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trén thé giGi, trong d6 cac qubc gia lya
chon co s¢ thué 1a gia trj BDS chiém da

s6 52/122 qudc gia.

Bang 1: C6 s6 tinh thué ciia 122 quéc gia

S6 Gia Gia

Pit va cong  Chi thu thué

Gia tri

£ . - ... trinh trén cong A ~ Dién
Khu vye quoc tr;! m,ta' dat trinh trén t{en th?e tich
gia dat san A hang nim
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
Centrz_al and South 16 2 14 1 0 1 1
America
North 3 0 3 0 0 0 0
Téng cong 122 16 52 8 4 37 44

(Nguon: [3])

Nhiéu mirc thué suat: O Viét Nam,
Chinh phi quy dinh nhiéu muc thué
suat khac nhau cho céac loai BPS nhu:
dat néng nghiép, dat phi nong nghiép,
nha &, khu thuwong mai, khu cong
nghiép... Muc tiéu sir dung thué suat
chénh léch nhim quan 1y sir dung dat,
thac day phat trién kinh t& xa hoi theo
dinh hudng ctia nha nude [3].

1.2.2. Thué dang ky bat dong san

Thué ding ky BDS 1a khoan thu ma
cac to chirc, c4 nhan s¢ hitu hodc st
dung BDS phai ndp cho co quan Nha
nude nhim thuc hién sy xac nhan vé
mit phap 1y quyén s hitu hodc quyén
sit dung BPS d6. Thué dugc thu mot
lan vao thoi diém lam thu tuc ding ky
quyén s& hiru, quyén str dung khi mua
moéi hoac nhan chuyén nhuong BDS.
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1.2.3. Thué thu tir hoat déng chuyén
nhwong bat déng san

Thué thu vao hoat dong chuyén
nhugng BDS thuc chit 1a thué chuyén
quyén st dung va quyén so hiru BDS,
day 1a loai thué thu mot lan d6i vé6i cac
t6 chirc, ca nhan c6 quyén sir dung hoic
quyén s hiru BPS khi thuc hién viéc
chuyén nhugng quyén st dung hoic
quyén so hitu ctia minh cho d6i tuong
khéc. Thué thu nhdp tir hoat dong
chuyén nhuong BPS dugc thu trén
phan thu nhap (gid tri gia tiang) khi
chuyén nhuong BPS. Gia tri gia ting
ciia BDS gom hai phan: gia tri gia ting
“ty nhién” do bién doi clia cac nhan to
x4 hoi, ddu tu co sé ha tfing giao thong,
kinh té phat trién, gia ting dan sd, tao
nén va gia tri gia tdng “nhan tao” do
tién hanh cai tao dat dai, BDS lam cho
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gid tri cia BDS tang 1én. Pay la loai
thué truc thu duogc thu truc tiép vao
nguoi ¢6 thu nhap do chuyén nhugng
BDS, thuong thong qua hé théng thué
thu nhap doanh nghiép va thué thu nhap
ca nhan. Thué nay nham diéu tiét mot
phén tr khoan thu cua céc td chuc, ho
gia dinh, c4 nhin c6 chuyén nhuong
BDS ndp vao NSNN, dong thoi ciing
gop phan quan 1y va han ché su chuyén
nhuong BDS.

1.2.4. Thué thu vao hoat dong thira
ké, biéu, ting, cho bat dong san

Thué nay duogc thu mot 1an khi c6
phat sinh hanh vi thira ké, biéu, ting,
cho BDS ctia nguoi ¢6 quyén s dung
hodc quyén s¢ hitu BDS dbi véi nguoi
khac. Ngudi nop thué 13 ngudi nhan
thira ké, biéu, tang, cho BBS. Can cu
dé tinh thué 1a gia tri ctia BDS thira ké,
biéu, tang, cho va thué suét. bay 1a loai
thué chiu anh hudng rat nhiéu bai
phong tuc, tdp quan cta cac nudc, mirc
thué sudt cao thap tuy thudc vao yéu
cdu quan 1y, myc dich diéu tiét cua nha
nudc. Nhin chung, cic nudc tién tién
c6 muc thu thué cao hon cic nudc
dang phat trién nhu thué thira ké o
Nhat 12 70%, Han Qudc 1a 50%, My
46%, Phap 40%.

1.2.5. Thué gia tri gia tang doi véi
bdt déng san

Thué gia tri gia taing (GTGT) la
thué gian thu, thudc loai thué tiéu dung,
ganh ning thué cling chuyén hét cho
ngudi tiéu dung cudi cung, ganh ning
thué sang chu thé khac thong qua co
ché gia ca trong nén kinh té, phy thudc
vao do co gidn cung cau gid ca BDS
trén thi truong.
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1.2.6. Cac chinh sach thu khac cua
Nha neée vé dat dai

Chinh sach thu khi Nha nudc giao
dat thudc so hitu nha nuéc; khi chuyén
muc dich sir dung dat va khi Nha nudc
cho thué dét thudc sé hiru nha nude.

2. Mirc dd tac dong cuaa chinh
sich thué dén thi truong bat dong
san Viét Nam

Mirc d6 anh hudng cu thé cua timg
sic thué ciing nhu timg khoan thu dén
thi truong BDS nhu thé nao, ké ca mit
tich cuc 1an tiéu cuc. Nhu vay, dé c6 thé
danh gia trong tong thé cic nhan t6 anh
huong dén sy phat trién cua thi truong
BDS thi mac do tac dong cua yéu td
thué dén dau, tac gia tién hanh phan tich
tac dong cua chinh sach thué dén thi
truong BDS Vi¢t Nam nhu sau:

2.1. M6 hinh nghién ciru

Tac gia dya vao mo hinh 1y thuyét
PEST (Political; Economics;
Sociocultural; Technological) véi 04
yéu t6 trong moi truong vi méd c6 anh
huong tryc tiép dén nganh kinh té, cac
chu thé kinh doanh phai chiu tac dong
ctia n6 nhu mot yéu t6 khach quan, do
1a: (i) Thé ché - Luat phap; (ii) Kinh té;
(i) Van héa - Xa hoi; va (iv) Cong
nghé. Mat khac, thi truong BPS chiu
tac dong boi nhiéu yéu t6 nhu: sy phat
trién kinh té qudc gia; cac yéu té phap
luat; chinh sach quy hoach va ké hoach
sit dung dat cua Chinh Phu va chinh
quyén cic cap; su gia ting dan so;
truyén thong, tdp quan va thi hiéu,...
Cac yéu tb nay anh huong dén quyét
dinh dau tu hoic tiéu dung BDS, tic
anh huong dén cung, ciu vé dat dai.
Trén co s¢ do, thong qua phuong phéap
chuyén gia, khao sat, nham danh gia
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mirc d6 tac dong cua cic yéu t6 dén
phat trién thi truong BDS Viét Nam,

Ve

Nhoém A: Chinh sach thué va céc
L khoan thu doi véi dat dai. BDS.

N

trong d6 c6 chinh sach thué, tac gia dua
ra md hinh nghién ctru ¢ hinh 1.

Ve

Nhém B: (;hinh sach cua Nha nudc
L lién quan dén dat dai, BDS.

N

J

P

Nhom C: Céac y€u to cua nén kinh t&é
va phap ly lién quan.

.

N

( Lo
Nhom F: Tac dong dén dau tu,

J

Nhom D: Céc y€u to lién quan dén
van hoéa, xa hoi, dan so, phong tuc
9 tan auan.

~N

\ 4

tiéu dung dat dai, BDS.

.

J

p
Nhom E: Téc dong cua cong ngh¢ va
cac thi truong co lién quan.

.

N

Hinh 1: M6 hinh nghién ciru ddnh gid mirc d tdc dong ciia cdc yéu té, dén dau
tu/tiéu dung bat dong san

2.2. phwong phap nghién ciru

(i) Dir lidu so cép thu thap duoc
trong qué trinh diéu tra, phong van truc
tiép, cac thong tin diéu tra, phong van
theo mau phiéu di dugc thiét ké, voi
thang do dugc su dung la thang do 5
(thang do Likert) dé danh gia muc do
quan trong cia cac yéu tb tac dong dén
quyét dinh dau tu /tiéu ding BDS. S6
mau duoc didu tra ban dau 1a 250 mau.

(ii) Phuong phap khao sat thuc té:
Déi tuong diéu tra 1a cac chuyén gia
trong cac doanh nghi€p kinh doanh
BPS va ca nhan c6 nhu cau dau tu,
kinh doanh hodc tiéu dung BBS. Thoi
gian diéu tra tr 05/08/2019 dén
05/09/2019 tai khu vyc TP. H6 Chi
Minh (Quéan 3, Quan 4, Quan Tan Binh
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va Quan Binh Tan) theo miu phiéu
duoc thiét ké sdn. Phiéu diéu tra dugc
cac diéu tra vién phat ra tir cac san giao
dich BDS, cac trung tdm moi gidi
BDS, cic van phong tu van BDS,
doanh nghiép kinh doanh BDS...

Tac gia su dung cic phin mém
phan tich théng ké chuyén dung nhu
Excel, SPSS 20.0, dé phan tich mdi
twong quan ctia cic bién va chay ham
hoi quy bdi dé danh gia tac dong cua
cac nhan t6 anh hudng dén quyét dinh
dau tu/tiéu dung BPS. Phan tich chinh
sach thué, cac sic thué cu thé anh
huéng dén phat trién thi truong BDS
Viét Nam thoi gian qua.
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2.3 Kiém dinh mé hinh nghién ciru dau tu BDS. Phuong trinh udc lugng c6
M6 hinh héi quy bdi duoc st dung dang tong quat nhu sau:
dé udc lwong cac yéu td anh huong dén F=ap+ A+ aB+a3C+
oD + asE
Bang 2: Mirc do tac dong ciia cac yéu 1o tic dong dén dau tw/tiéu ding
bdt ddng san bao gom chinh sach thué

Nhém Mirc d§ tac dong Trung binh
Al Chinhsach  Thué thu nhgp ddi véi chuyén nhugng BDS 2,95
A2 thuévacic  Thuénha dét 2,46

A A3 kggfg ;?‘éflo‘ Thué gid tr gia ting (d5i v6i nha) 2,87
~ A4 BDShién Thutién sir dung dat 2,93
A5 hanh Lé phi truée ba 2,89

~ Bl Chinh sich cua _Chinh sach d4u tu va kinh doanh nha & 3,23

B ~ B2 nhanuéclién Chinh sach quy hoach vé viéc str dung dat 3,25

quandeén thi  Chinh sach quan 1y nha nudc lién quan dén mirc

B3 truomg BDS 45 minh bach thi truong BDS 3,24
cl Thu nhap cua ca nhan, h¢ gia dinh 3,22
c2 Thu nhép binh quan dau ngudi 3,01
€3 Céc yéu té cua _Gid ca thi truong BDS 3,35
C ¢4 nénkinht€  Myc lam phat 3,05
c5 Do thi hoa 3,17
c6 Chinh sach tiép can tin dung BDS 3,38
c7 Tac dong cuia cac dong von (FDI, quy dau tur...) 3,13
di Cic yéu tb dan Su gia tang dan s6 chung 3,83
D d2 so,vanhoa, xa Chuyén d6i co cau nghé nghiép 3,35
d3 hoi Moi trudng viin hoa xa hoi 3,37
Thi truong tai chinh (thi truong chung khoan,
el o \ A 3,16
Tac dong cua _ngoai té...)
E ng Iti}gnn;;j;ﬁg Thi truong hang hoa (vang, lao déng...) 3,57
e3 Thi truong du lich, thi truong lao dong.... 3,55
Quyét dinh dau tw/tiéu dung BDS dudi tic dong
f1 ) . cuacdc yéu to khac cia nén kinh té xa hoi va hé 3,27
Quyeét dinh dau  thong chinh sach phap luat
Fp W tg;gung Céc bién phép 6n dinh gid ca BDS 3,33
f3 Thi truong BDS Viét Nam hién nay con tiém an 312

nhiéu rui ro

Bang 2 cho thiy: Trong nhém cic thi truong BDS thi chinh sach quy
chinh sach cta nha nuéc lién quan dén hoach vé viéc st dung dat duoc danh
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gid 1a quan trong nhat (3,25); nhém
chinh sach thué va cac khoan thu ddi
v6i dat dai, BDS hién hanh, thi chinh
sach thué thu nhap ddi v6i BBS déanh
gia 1a quan trong nhat (2,95); tuong tu
dbi voi cac yéu to khac. ..

Reliability Statistics

Xdc dinh hé sé Cronbach’s Alpha
ciia tirng thanh phin cdc nhan to

- Chinh sdch thué va cdc khodn
thu doi véi dit dai, BPS hi¢n hanh

Cronbach’s Cronbach’s Alpha Based on Standardized Items N of Items
Alpha
,9365 ,9343 5
Inter-Item Correlation Matrix
al a2 a3 as
al 1,000
ab ,5295 ,8830 ,8822 ,8323 1,000
- Chinh sdch ciia nha nwdc lién quan dén thi truong BDS
Reliability Statistics
Cronbach’s Cronbach’s Alpha Based on Standardized Items N of Items
Alpha
,6295 ,6334 3
Inter-ltem Correlation Matrix
bl b2 b3
bl 1,000
b2 ,3522 1,000
b3 ,3912 ,3528 1,000
- Cdc yéu to ciia nén kinh té
Reliability Statistics
Cronbach’s Cronbach’s Alpha Based on Standardized Items N of Items
Alpha
,9435 ,9473 7
Inter-ltem Correlation Matrix
cl c2 c3 c4 c5 c6 c’/
cl 1,000
c2 ,8960 1,000
C6 , 7064 ,7991 9142 8394 7144 1,000
c7 ,6187 4691 7648 5592 ,5482 ,6665 1,000
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Xdc dinh hé sé tin cdy Cronbach’s Alpha
Bang 3: Xac dinh hé s6 tin cdy Cronbach’s Alpha

Reliability Statistics

Cronbach’s Alpha

Cac yéu té Cronbach’s Based on N of
Alpha Standardized Items
Items

Nhom A: Chinh sach thué va ,6295 ,6334 3
cac khoan thu déi voi dat dai,
BDS hién hanh.
Nhém B: Chinh sich cua nha ,9365 ,9343 5
nuéce lién quan dén thi truong
BDS
Nhém C: Cac yéu t6 cta nén 9365 9343 5
kinh té
thomr D: NCaAc' yéu to dan so, 0435 0473 7
van hoa, xa hoi
Nhoém E: Téc dong cua cac thi ,9635 ,9640 3
trudong ¢ lién quan
Nhom F: Quyét dinh déu tu ,6041 6036 3

BDS

Két qua trén cho thiy, cac bién
trong tung thanh phan c6 mdi tuwong
quan v&i nhau, do hé s6 tin cay
Cronbach’s Alpha trong cac thanh phan
dat mic y nghia Alpha 16n hon hoac
tuong duong 0,59.

Phan tich cdc yéu to kham phd EFA

Cac bién dat yéu cau Cronbach’s
Alpha dugc dua vao phan tich EFA
nham danh gid muc do hdi tu cua cac
bién quan sat thanh phan nham lya

chon céc nhan t6 ¢ ¥ nghia cho phan
tich hoi quy. Chi s6 dung dé phan tich
su thich hgp cua phén tich nhan t6 1a
KMO (Kaiser Meyer-Olkin), tri s cia
KMO 16n (giita 0,5 va 1) 1a diéu kién
du dé phan tich nhan té thich hop, néu
tri s6 nay nho hon 0,5 thi phan tich
nhan t6 c6 kha ning khong thich hop
voi cac dir liéu.

+ Cdc nhdn té thuc cdc bién dpc lip

Bang 4: Kiém dinh KMO va Bartlett’s cdc bién djc lgp KMO and Bartlett’s Test

Kaiser-Meyer-Olkin Measure of Sampling Adequacy. 731
Approx. Chi-Square 0,52

Bartlett’s Test of Sphericity df 209
Sig. ,000

Két qua hé sé6 KMO 1a 0,731 va
Sig. 1a 0,000 dat gia tri hoi tu, EFA cho
ra 5 thanh phan nhén t6 1a cac bién doc

lap dua vao mod hinh hdi quy boi dé
kiém dinh mé hinh nghién ciru.

+ Cdc nhin to thupc cdc bién phu thugc
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Bang 5: Kiém dinh KMO va Bartlett’s bién phu thugc KMO and Bartlett’s Test

Kaiser-Meyer-Olkin Measure of Sampling Adequacy. ,609

Bartlett’s Test of Sphericity Approx. Chi-Square 0,72
df 3

Sig. ,000

Két qua hé s6 KMO 1a 0,609 va  nha dat 1a kha pho bién, din dén mot khoi
Sig. 1a 0,000 dat gia tri hoi tu, EFA cho luong BDS kha 16n bo trong khong khai
ra 1 nhan t5 1a bién phu thudc dua vio  thic hodc mua di ban lai v6i myc dich
mo hinh héi quy boi dé kiém dinh mo dau co khong s dung vao muyc dich ¢
hinh nghién ctru. hoic san xuit kinh doanh.

Kiém dinh mé hinh nghién ciru 3. Cac giai phap hoan thién chinh

Kiém dinh moé hinh nghién ciru sach thué ddi voi thi truong bat dong
bang phuong phap hdi quy tong thé cac san ¢ Viét Nam

bién. Két qua tinh toan cho thiy, xac 3.1. Gidi phdp chung vé hé thong
suat cta thong ké t c6 gia tri bé hon  chinh sdch bit djng sin
mirc ¥ nghia 5%. Diéu niy chimg t6 cac Pat dai thudc so hiru toan dan, do

bién doc 1ap dua vao mé hinh déu ¢o ¥ nha nudc dai dién lam cha sé hiru va
nghia. Hé s6 nay cang gan 1 thi mo hinh thng nhét quan 1y, giao cho cac t6 chirc
xay dung cang thich hgp vai tap dir li¢u va c4 nhin quyén sir dung dat dai theo
mAu va nguoc lai cang gan 0 mo hinh quy dinh cua phap luat. Nha nuéc can
kém phu hop. Két qua cia mé hinh nhu xdy dung hé thong phap luat lién quan
trén cho ta thdy quyét dinh dau tu/tiéu dén thi truong BDS phai thong nhét, 6n
ding BDS c6 quan hé¢ déng bién véi cac dinh chinh sach, tranh truong hop nhiéu
yéu t6. Cac hé s6 Alpha thé hién o ban nganh quan 1y ra quyét dinh, quy
phuong trinh hdi quy cho thiy chinh dinh chong chéo nhu hién nay, quy
sach thué va cac khoan thu d6i véi dat hoach dit dai phai mang tinh chién luoc
dai, BDS anh hudong khong nhé dén  va 6n dinh, thay doi theo 1 trinh, khong
quyét dinh dau tu/tiéu dung BDS, tit  thuong xuyén thay ddi, gdy khé khin va
yéu sé tac dong dén cung, cau BPS va anh huong dén chién luoc dau tu dy 4n
anh hudng dén su phat trién cua thi cta chu dau tu, vi hiu hét cac du an
truong BDS. BDS déu c6 thoi gian thuc hién ciing
Tém lai, chinh sach thué 1a mot trong nhu thu héi von rat dai. Nguoc lai,
cac chinh sach tai chinh quan trong nham chinh sach dat dai chwa phu hop véi
diéu tiét thi truong BDS, vi vdy chinh  tinh hinh phat trién kinh t& x3 hoi s&
sach thué chua hoan thién s& anh hudng kim hdm qud trinh phét trién cia thi
tiéu cuc dén thi trudng BDS néi riéng va truong BDS néi riéng, toan nén kinh té
sy phat trién toan nén kinh té néi chung, ndi chung.
Thyc té tai Viét Nam thoi gian qua cho
thdy viéc sit dung dat dai va BPS ling
phi, khong hiéu qua, hién tugng dau co
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3.2. Poi mdi thué thu nhidp cd
nhan tiv thiva ké bét dong sin

Hién nay, luat thué quy dinh mién
thué thu nhéap tir chuyén nhuong BDS,
thira ké, qua tang 1a BPS giita nguoi co
quan hé gia dinh, do xuat phat tir cudc
song thyc tién, tinh chat truyén thong
cua cac gia dinh Viét Nam. Vi vay,
phan mién thué can phai xac dinh 16
trinh cho mién thué, sau do6 thu thué nhu
cac nudc phat trién da 1am (thuong cac
nuéc phat trién mirc thu thué thira ké va
qua tang rit cao: Nhat 70%, Han Qudc
50%, My 46%, Phap 40%...), mot phan
nham ting thu NSNN, phan khac nhim
khoa lap nhitng khe ho phap luat ma
ngay nay cac dbi twong ndp thué dang
loi dung nham tron thué, lach thué [4].
Theo d6, thoi gian mién thué dé xuét 1a
2 nam ké tir khi quy dinh cta phap luat
c6 hiéu lyc, qué thoi han quy dinh néu
trén, cac khoan thu nhdp phat sinh tur
cac ddi twong nay s& bi thué diéu tiét
nhu cic trudng hop chuyén nhugng,
thira k&, qua ting khac.

Vén dé mién thué déi v6i nha ¢, dat
& duy nhat chua phu hop voi thuc té,
nén quy dinh han mtc mién thué hoic
thoi gian ndm giir tai san dé thu thué,
tac gia kiém nghi: Thué sudt tr 65%
dén 75% néu nguoi ban s¢ hitu nhiéu
BDS, BDS khong ding dé & hoic kinh
doanh, BDS chua ding ky... Néu BDS
duoc ndm gitr dudi 6 thang, muc thué
suat 40%, dudi 18 thang, thué suat 13
35%, dudi 3 nam thué sut la 30%, dbi
véi mot sd truong dac biét cd mic thué
suat dén 76% hodc 80% ma nhiing BDS
nam & cac vi tri khac nhau, vi tri dic
biét chiém uu thué. Viéc quy dinh han
murc mién thué hodc thoi gian nam gitr
tai san dé thu thué con c6 y nghia han
ché tinh trang ddu co nha dét hién rat
phé) bién tai Viét Nam. Dé han ché tinh
trang dau co, tich tu BPS tac gia dé suit
cong cu thué sudt dua trén thoi gian
nam giit tai san dé thu thué. Biéu thué
dé xuit trong bang 6:

Bang 6: Dé xudt biéu thué thu nhdp cd nhdn doi véi chuyén nhwong bat dong san

Thoi gian nim giir BDS Thué suit
Duéi 6 thang 40%
Tir 6 thang dén dudi 18 thang 35%
Tir 18 thang dén dudi 3 nam 30%
Tir 3 nam dén dudi 5 nim 20%
Tir 5 nam dén dudi 10 nam 12%
Tir 10 ndm trd 1én nhung sau thoi diém ngay 15/10/1993 5%
BBS c¢6 ngudn gbc trude thoi diém ngay 15/10/1993 0%

Thoi gian nam gitt tai san dugc
tinh t ngdy nhan chuyén nhuong
(mua) BPS dén ngay chuyén nhuong
(ban) BDS ghi trén hgp dong chuyén
nhuong BDS.
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3.3. Doi méi thué sé hiu bit
dong san

Viét Nam hi¢n nay chua c6 chinh
sach thué tai san. O Viét Nam gia mua
nha rat cao, nhung sau d6 khong phai
noép thué nha (thué dat lai thip) nén
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thuong din dén tinh trang dau co nha
gy sot gia trén thi truong, cang lam
kho khdn hon cho Nha nudc khi gidi
quyét nha & cho dan néi chung, cho
ngudi ¢6 thu nhap thip noéi riéng. Theo

d6, hudng xdy dung sic thué BDS nhur
sau: Mirc thué nha dét va thué dat co thé
xac dinh riéng biét, sau do két hop dé
hinh thanh thué BDS.

Thué bat dong san = Thué nha (cong trinh xay dung) + Thué dat

Trong do:
Thué Dién tich dét Gié tinh thué Tylegiaw — Thue
gt chiu thué At (m2) X  dat tinh thue suat
' (%) (%)
Thl{e Dién tich riha chiu Gia tri nhazxay dung X Thué suit (%)
nha thue (m?)
Thué dat Thué sudt: V& nguyén tic thu thué

Di¢n tich ddt: Dién tich dat chiu
thué 1a dién tich dat sir dung hop phap,
khong phan biét da cap gidy ching nhan
quyén str dung dat hay chua.

Gid tinh thué dat: La gia tri thi
trudng cua dat (1 m?), duge Gy ban nhan
dan (UBND) cép tinh cong b6 hing nim
tuy theo muc dich st dung. Giad nay
dong thoi ciing 13 can ¢l tinh thué thu
nhdp tir chuyén nhuong dét, tinh tién sir
dung dat, tién thué dét, 1¢ phi trudc ba va
tinh gia boi thuong khi nha nude thu hoi
dat... Quy dinh ndy nhim dam bao
thong nhat giita chinh sach thu thué BDS
v6i cac chinh sach tai chinh khac.

Qua phan tich tir by dir licu BDS
thu thip duoc trén dia ban TP. H6 Chi
Minh cho thdy gia dit do UBND thanh
phd coéng bd hang nim 1a kha thap so
V61 gid trén thi truong.

Ty 1é gid tri dat tinh thué: Gié tinh
thué dat thuong thip hon gia tri thi
truong. Dé can ddi ngudn thu tir gia tinh
thué dat va thué suat, ty 1& gia tri dat
tinh thué tac gia dé xuat 1a 80% gia tri
dat tinh thué.
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phai dya trén kha nang sinh lgi cua dat,
nén thué suit duoc thay déi phu thudc
vao muc dich sir dung dat. DBbi voi dat
st dung vao muc dich phi ndng nghi¢p
diéu tiét thué cao hon dét st dung vao
muc dich néng nghiép, 1am nghiép,
nudi trong thuy san. Pat ¢ vira khong
c6 kha nang sinh loi, vira dap ung nhu
cau thiét yéu ctia con ngudi... nén murc
diéu tiét thué d6i voi dat o thap hon so
véi dat st dung vao kinh doanh. Pac
biét ddi voi dat bo hoang khong sir
dung thué diéu tiét cao hon so véi dat
da dua vao str dung, nham han ché dau
co dat, tich tu dat va khuyén khich st
dung dat c6 hiéu qua.

+ Can ct xac dinh muc thué suét
tuy theo muc dich su dung dat duoc
thyc hién bang phuong phap phan tich
tac dong cua cac bién doc 1ap 1én bién
phu thudc 1a gia dat, hé sé dbi cac khu
vuc nha ¢, khu vuc cé kha nang budn
ban va khu vyc lam van phong, khach
san ¢6 hé sb twong Gmg anh hudng dén
gia lan luot 1a 1; 2,2 va 4,0. Co nghia,
dat thuoc khu vuc budn ban s& co gia
trung binh cao hon dat chi dung vao
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muc dich ¢ la 2,2 lan; tuong tu dat
thuoc khu vuc lam van phong, khach

san trung binh c6 gid cao hon khu vuc
dat &'1a 3,5 lan.

Bang 7: Thué sudt tiry vao muc dich sir dung dat

Muc dich sir dung dat

Thué suat so véi thué suat
cua dat ¢

Dt & 100%
Dat khu vuc kinh doanh budn ban 220%
bat khu vuc lam van phong, khach san 350%

(Ngudn: Tac gia tinh toan.)

+ Pbi v6i dit bo hoang khong sir
dung, chu s& hiru ndp thué v6i muc thué
sudt cao hon dat dd dua vao st dung,
nham tranh tinh trang str dung dat lang
phi, han ché dau co, tich tu dat, déng
thoi khi dat bo hoang khong dua vao sir
dung s& khong tao ra san pham ciing
nhu viéc 1am, nha nudc s& that thu mot
phan thué (chang han khéng thu dugc
thué nha, thué thu nhap do cho thué
nha...). Hi¢n nay, hi¢n tugng st dung
sai muc dich st dung dét rat nhiéu, cu
thé 1a dat néng nghiép st dung vao muc
dich & va muc dich kinh doanh. Truong
hop nay khong quy dinh muc thué suét
ma quy dinh hinh thic phat, mic thu
gdom phan thué theo muc dich sir dung
hién tai va mirc phat.

ii) Thué nha

- Dién tich nha chiu thué: Dién tich
nha chiu thué 14 toan bo dién tich san
xay dung cua nha &, can hg, hoac cong
trinh x4y dung khéac thudc quyén so hiru
hop phap ctia to chirc va ca nhan.

- Gid tinh thué: Déi véi nha méi
xdy dung 1a don gia 1 m? nha xay dung
mdi cia nha & cung loai do By Xay
dung cong bd suit von dau tu hang
nam, hoic do UBND cép tinh cong bd;
dbi voi nha da sir dung, cin ctr theo don
gia nha xay dyng moi cia nha & cung
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loai do co quan nha nuéc co thim
quyén quy dinh, trir phan khiu hao theo
quy dinh [5].

- Thué sudt: Thué suit nha duoc thu
cing muc véi thué suit dat tiy theo
muc dich st dung.

3.4. Péi mdi thué thu nhip doanh
nghigp tiv chuyén nhwong bit dong sin

Nha nudc quan 1y cac doanh nghiép
kinh doanh BDS thong qua qué trinh
khai bao thué, hoa don, chimg tir ké
toan... nén dbi v4i doanh nghi¢p, hién
tuong lach thué, tron thué han ché hon
so v6i thué TNCN. Tuy nhién, chinh
sach thué thu nhap can c6 mirc thué suat
vu ddi v6i doanh nghiép tham gia dau
tu phat trién nha & cho ngudi co thu
nhap thip, nha & cho cong nhan lam
trong cac khu cong nghiép tdp trung
thué d¢ o,...

O Viét Nam, theo quy dinh hién
hanh, gia vbn ctia BPS duogc x4c dinh
dua vao gia ghi trén hop dong chuyén
nhuwong BDS. Tuy nhién, mot sé truong
hop BDS mua tir rat ldu nén gia mua
tinh bang vang, bang USD, ngay ca
truong hop mua bang tién thi dén nay
thoi gia da thay doi, gia vang, gia USD
da ting manh trong thoi gian gan day,
tién déng Viét Nam bj tac dong boi ty 18
lam phat cua cidc nam nén khong phan
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anh dung gia tri nhu 14 mot chi phi vé

gia von. Do d6, khong it nhimng truong

hop chuyén nhuong BDS, gia von duoc
Thu

. Gia BDS thuc Gia
nhép £ 3 4
chiu = t€ chuyén - von

e h Bb
thué . 5

Chi s gia dua vao diéu chinh gia
von BDS 14 chi sé gia tiéu dung dugc
nha nudc céng bd hang nim. Dbi véi
truong hop gia mua BPS biang vang,
bang USD duoc quy thanh tién dong
Viét Nam theo gia thong ké binh quan
hang thang tai thoi diém mua, sau do
diéu chinh gia vén theo chi s6 gid.
Truong hop khong xac dinh dugc gia
voén BPS thi 4n dinh gia do UBND cép
tinh ban hanh tai thoi diém mua.

Tom lai, V6i goi y stra ddi chinh
sach thu tién st dung dat va thu tién
thué dat nhu trén, gop phan binh dang
gitta t0 chirc, ca nhan trong nudc va
nudce ngoai trong chinh sach tai chinh
dat dai. Mat khac, ting muc thu tién
thué dét 1a thic day cac dbi tuong thué
dét sir dung dét c6 hiéu qua, tiét kiém,
dong thoi ting thu cho NSNN, gop
phan phat trién thi truong BDS.

4. Két luan

Trudc bdi canh hoi nhap kinh té
Quéc t& va khu vuc nhu hién nay,
ngudn thu ngan sach bi giam sut do Viét
Nam phai dap ung nhitng cam két hoi
nhap, ngudn thu ngan sach tir chinh
sach thué d6i voi BPS can duoc chu

trir khong dang ké, dan dén nghia vu
thué rat cao.

Chi
X sb

Chi phi dau tu, cai tao
- va cac khoan thué, phi,
gia 1€ phi da nop

trong hon nira trong thoi gian téi. Do
vdy, can thiét phai stra doi nhimg quy
dinh bét cap cua phap luat thué déi véi
BDS hién hanh dé cac sic thué nay thuc
su thé hién vai tro quan trong ctia minh
trong hé thong phap luat thué Viét Nam.

V61 nhiing goi y hoan thién chinh
sach thué thu nhap tai Viét Nam, tac gia
ky vong thué thu nhap tir chuyén
nhuong BDS 1a cong cu tai chinh hitu
hiéu huy dong mot phan nguodn thu cho
ngan sach Nha nudc, cong bang giira
cac d6i tuong nop thué va dic biét la
han ché tinh trang dau co, tich tu BDS,
day gia BPS ting cao, anh hudng
khong tot dén thi truong BPS néi riéng,
nén kinh t& néi chung. Bén canh do,
mirc thué d& nghi trong ddi thdp nhim
khuyén khich cac chii s¢ hiru BDS dang
ky quyén so hitu, quyén sir dung BDS;
gop phan tao 1ap “hang héa BDS” ¢
day du phép 1y trén thi truong, gop phan
minh bach hoéa thi truong BDS cling
nhu gop phan phat trién thi trudng
BDS.

TAI LIEU THAM KHAO
1. Pam Vian Hué (2006), Thué dat dai — céng cu quan 1y va diéu tiét thi truong
bat dong san, Nxb Pai hoc Kinh té Qudc dan, Ha Noi

27



TAP CHI KHOA HOC - PAI HOC BONG NAL SO 18 - 2020 ISSN 2354-1482

2. Thai Ba Can (2004), Gidi phdp tdi chinh phdt trién thi truong bat dong san,
Nxb Tai chinh, Ha No6i

3. Trinh Hong Loan (2010), Property Taxation and Land Use Management in
Vietnam: the Potential for Reform, Nxb Tai chinh, Ha Noi

4. Nguyén Hong Thang (2010), “Thué nha, dat: Cai cach nhu thé nao?”, Tap chi
Tai chinh, thang 5/2010, tr. 20-33

5. Thai Ba Can va Tran Nguyén Nam (2003), Thi truwong bat dong san: nhiing
van dé 1y lugn va thye tién ¢ Viét Nam, Nxb Tai chinh, Ha Noi

THE IMPACT OF TAXPOLICY ON REAL ESTATE MARKET

ABSTRACT

In the process of international economic integration, the tax policy system has
still revealed the limitations that need to be supplemented and improved to reduce
revenue losses to the state budget, contributing to promoting production and
business development, especially tax policies related to real estate. Currently, for
“real estate goods” depending on the taxpayer, the purpose of use, etc., various tax
laws, such as Agricultural Land Use Tax, Housing Tax, Business Income Tax
Business, Personal Income Tax, Value Added Tax, and so on are applied. Moreover,
tax is a tool to regulate the macro economy in order to promote the stable, sound,
and sustainable development of the real estate market to attract investments for
national economic growth.
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