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TOM TAT:

Phat trién nha & xa hoi cho ngui thu nhap thap, cong nhan khu cong nghiép 1a mot trong nhitng
nhiém vu trong tAm trong phat trién kinh t& - xa hdi ciia Chinh phii Viét Nam. Nhitng nim gin day,
Chinh phii di c6 nhiéu chinh sdch khuyé&n khich huy dong von ddu tu phat trién nha & xa hoi (vu dii
vé tién st dung dat, tién thué dat, vu dai vé thué gid tri gia ting, thu€ thu nhap doanh nghiép, vu dii
vé vay von ngin hang). Tuy nhién, ngudn cung nha & xd hoi van con thi€u. Nghién cttu nay phan
tich thuc trang phat trién nha & xa hoi tai Viét Nam, ddng thdi budc ddu nhan dién mot s6 y&u td tac
dong d&n kha ning thu hiit von ddu tu cho cdc du dn phat trién nha & xa hoi. K&t qua clia nghién ctu

12 mot trong nhitng tham kh4o can thi€t cho cong tdc phat trién nha & x4 hoi hién nay & Viét Nam.
Tir khéa: nha & xa hoi, von ddu tw, thu hiit von, phat trién.

1.Dit van dé

Hé thong do thi Viét Nam giai doan vira qua da
c6 su phat trién manh mé. P&n nam 2025 téc do dod
thi héa dat i thiéu 45% du ki€n dat trén 50% vao
niam 2030 [1]. Téc @6 dd thi héa cao ciac @6 thi 16n
thu hit luc lugng lao dong sé& thiic d4y nhu cau nha
& xa hoi (NOXH) c6 gia thanh phi hgp. Ngoai ra,
su phat trién nhanh chéng clia cdc khu cong nghiép
trén cd nudc ciing 1a dong luc cho nhu ciu NOXH
cho cong nhin gia ting. Tinh dé€n nay, trén pham vi
ca nudc ¢ 392 khu cdng nghiép dudc thanh 1ap véi
khoang hon 2,7 triéu cong nhan dang lam viéc tai
céc khu cdng nghiép nay, trong d6 c¢6 khoang 1,2
tri€u cong nhdn c6 nhu cauveé nha § [2].

Nhu cidu vé NOXH danh cho ngudi thu nhap
thdp, cong nhian khu cdng nghiép cia cic dia
phuong giai doan 2021 - 2030 vao khodng
2.465.309 cidn, trong d6 giai doan 2021 - 2025
khoang 1.143.317 cén, giai doan 2026 - 2030
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khodng 1.327.896 cin [2]. Phét trién NOXH trong
giai doan nay rit cAp thi€t. Tuy nhién, theo k&
hoach von diu tu tir ngan sach chi dap tng 4,79%
ngudn von dau tu uSe tinh, con lai 95,21% nguodn
von diu trr cho nha & xd hoi dugce bd tri tir ngudn
von ngoai ngan sich. Chinh phii Viét Nam chd
truong khuyé&n khich cdc thanh phan kinh t& phait
trién nha & dé tao diéu kién d€ moi ngudi c6 chd &
theo co ch& thi trudng, ddp ng moi nhu ciu cia
ngudi dan [2]. Thu hit ddu tv déong vai trd quan
trong trong phat trién NOXH tai Viét Nam.

2. Téng quan nghién ciu lién quan dén thu
hiit d4u tu cho phat trién nha & xa hoi

Nam 2011, Anita Blessing & Tony Gilmour [3]
thuc hién ddi chi€u chuong trinh tin dung thué tai
Uc va My da cho thiy nhitng uu ddi doi véi thué
thu nhap doanh nghiép cu thé thong qua chuong
trinh tin dung thu€ da khuy&n khich manh mé& dong
von tr khoi tw nhan diu tw vao NOXH. Nam 2014,
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Kathleen Scanlon va cOng su [4] da khﬁng dinh mo
hinh tai chinh va cdc quy dinh vu dii cia chinh phu
dong vai trd quan trong trong tu nhan h6a NOXH.
Néam 2018, Emma Courtney [5] khi nghién cttu vé
th€ ch& diu tw vao NOXH tai DUBLIN chi ra viéc
gidm thu€ VAT, gidm cdc ngudn thu thué si
dung dat cia chinh phii va gia ting mat do

gdm: Lgi th€ vi tri khu dit du 4n, LAi sudt vay von,
thd tuc ddu tu va mic do trugt gia trén thi trudng
xay dung.

Tir nghién ctu tdng quan, nhom tic gia xay
dung mo hinh 1y thuy&t nhu Hinh 1.

Hinh 1: Mé hinh nghién ciu

x4y dung khi&n cho 1¢i nhuin trén mdi dong

( Quy dat sach va quy hoach dyan |——

von clia nha dau tu gia ting. Can tao ra niém

tin v6i khdi tu nhan vé thu nhip tao ra khi

Quy dinh tht tuc dau tu

Kha néng
thu hat dau

]7

dAu tw vaio NOXH nhd vao su 8n dinh va tinh

tu cho phat
trién NOXH

]7‘

thu hit vén so v6i cdc du 4n thuong mai.

rtii ro thap hon dé€ dat dudc canh tranh trong [Chinh sach tin dung

Chinh séch uu i chonha dauty J——

Niam 2019, Julie Lawson va cdng sy [6] khi
nghién cttu tai Uc cho riing ci tai trg va tai
chinh déu déng vai trd khong thé thi€u trong thu
hiit diu tu vio NOXH. Chaplai Irina Vitaliivna [7]
khi nghién cttu qué trinh dau twv NOXH chiu Au
ciing chi ra hau hét cdc chinh phi st dung cdc
chinh sach uvu dii vé thué, cdc bao lanh tir chinh
phtl, cdc nghia vu clia nha dau tu, sy k&t hop hiéu
qud cdc ngudn von, hgp tic gifta chinh phii va cic
nha diu tv tw nhan lam cdng cu phat trién NGXH.
Eziyi Offia Ibem [8] va Matafu Manda [9] cho
ring, phat trién NOXH theo hinh thifc PPP thong
qua tao diéu kién thuin 1gi cho viéc ti€p cin dit
dai, tai chinh, co s ha ting va cic dich vu cd bén,
x6a bd cdc luat han ché, viéc dua ra cdc quy dinh
thuc t€ vé xdy dung va st dung dit tao ra sy tham
gia clia nhiéu d6i tugng vao viéc cung cAip NOXH.
Abd Aziz va cdng sy [10] va Un-habitat [11] ciling
da chi ra ring hd tr¢ clia khu vyc cong trong viéc
cung cip dat dai, kinh t€&, chinh tri va xa hdi vin
héa cip vi mo thuin 1¢i, kha ning thu hdi chi phi
va bién 1¢i nhuan cho nha diu tu tu nhian anh
hudng dén thu hit dau tu va sy thanh cong trong
phét trién NOXH & nhiéu qudc gia.

Tai Viét Nam, Nguyén Trung Kién [12] da chi
ra mot s6 ton tai trong quan ly phat trién nha & xi
hdi, trong d6 c¢6 van d& vé thd tuc dau tu phifc tap
va kéo dai. Nim 2023, nhém téc gid [13] v6i ti€p
can tir dit lieu thuc t€ tai cdc du 4n khi nghién cttu
céc dy 4n NOXH cho cdng nhan da chi ra 4 nhém
y&u t6 chinh tic dong d&€n quyé&t dinh tham gia thuc
hién dy 4n diu tw NOXH ctlia cdc nha dau tu bao

3. Phan tich thyc trang thu hit dau tu cho
phat tri€n nha & xa hi tai Viét Nam

Dua vao sd liéu thong ké [2], phan tich ti€n
hanh tai 10 dia phuong c6 tdc do do thi héa cao
nhit nhim ddnh gid muc tiéu diu tv xay dung
NOXH danh cho ngudi thu nhap thap tai do thi
trong giai doan 2021-2030 so vdi thuc trang va
nhitng k&t qua phat trién NOXH di dat dudc trong
giai doan 2011-2020 (Hinh 2). K&t qud cho thdy
tai mot s§ dia phuong nhu Ha Noi, thanh phd H6
Chi Minh, Pong Nai, s6 lugng cdc du 4n dang
trién khai gan nhu dang theo kip muc tiéu dé ra,
dic biét tai Binh Duong s6 lugng du 4n dang trién
khai da vugt trén muc tieu. O mot s6 dia phuong
khac nhu Bic Ninh, Bic Giang, Vinh Phiic, Quing
Ninh va Long An, s& lugng cdc du 4n dang dugc
trién khai con thap hon nhiéu so vdi muc tiéu dé
ra. Thuc trang nay da cho tha'y phan nao khé khin
trong thu hidt dau tu tai cdc dia phuong nay (Hinh
2).

Tdng hgp céc vin bdn quy pham phap luat [14]
xdc dinh thd tuc Iva chon nha diu tu xay dung
NOXH tir khi 14p ho so chap thuan chi truong dau
tr dy 4n d&€n khi cong bd két qui nha diu tu
(trudng hdp dau thiu rong rdi) 1a 548 ngay lam
viéc, cho dén khi chinh thic ki k&t hop dong thuc
hién dy 4n giita dia phuong v6i nha dau tu 1a 605
ngay lam viéc. Khodng thoi gian tir khi thdng tin
cong b danh muc dy 4n dau tw dudc cong khai cho
t6i khi dia phuong va nha diu tu chinh thitc ki két
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Hinh 2: Biéu dé thuc trang va muc tiéu xdy dung NOXH cho ngudi thu nhép thép

tai dé thi & céc dia phucng
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hdp ddng thyc hién dy 4n cAn khodng 490 ngay
lam viéc. Nhu vy theo quy dinh nha dau tr ké tir
khi quan tim dé&n du 4n cho t6i khi hoan thién céc
thd tuc ddu thau d€ ki k&t hgp ddng vdi dia phuong
chinh thiic tré thanh chli dau tv du 4n s& cAn gan 2
nam d€ hoan tit cdc thi tuc. Xa hoi sé& cin chd dgi
t6i thi€u 2,5 nim cho quing thdi gian k€ tir khi
hinh thanh quy hoach du 4n dé&n khi lya chon dugc
nha du tu thue chinh thic hién dy dn.

Ngoai cdc tha tuc chung nhu phé duyét quy
hoach, chp thuin chii triong ddu tu, dau thau lya
chon nha diu tu, giao dat, cho thué dat, 1ap va phé
duyét bdo cdo nghién cttu kha thi, thi€t k& va cip
gid'y phép x4y dung,... cdc du 4n NOXH con phat
sinh thém céc thii tuc vé xdc nhin ddi tugng dugc
mua, thué NOXH, thd tuc thim dinh gid ban, gid
cho thué NOXH. Khi di c6 quy hoach dv 4n, dé
thuc hién cdc thi tuc diu tu theo quy dinh cla
phép luat, hoan thanh cong tdc xdy dung cho dén
nghiém thu dua vao khai thiac, uGc tinh trung binh
mdi dy 4n dau tw xdy dung NOXH ddc 1ap can toi
thi€u 5 nam trién khai @€ c6 thé dua vao sit dung.
Nhu vay theo nhu quy dinh hi€n tai dé dat muc
tiéu da dé ra, tai mdi chu ky k& hoach 5 nim céc
dia phuong can trién khai ngay viéc b6 tri quy dat
sach, quy hoach dy 4n tao tién dé thu hit dau tu
cho phdt trién NOXH. Ngay cd khi quy dat da
dudc bd tri, viec gidi phéng mit bing va quy
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hoach cdc quy dat ndy sao cho hiéu qud ciing 4nh
hudng rat16n dén thu hiit dau tu.

Néu nhu cdc du 4n NOXH duge xay dung tir
quy dat trong cdc duy 4n nha § thuong mai sé& ti€t
kiém rat nhiéu thdi gian cho viéc Iya chon nha
dau tu. Tuy nhién, tinh tif nim 2009 dé&n nay, ca
nudc ¢6 thém khodng 5.000 dy dn nha & thudng
mai, nhung chi ¢6 533 du 4n danh quy da't 20% dé
x4y dung NOXH. Phan con lai cdc du 4n déu thuc
hién phuong 4n ndp tién chuyén giao st dung quy
dat nay dé dudc khai thic thuong mai. Hoic mot
s6 du 4n bo tri 20% dién tich cho dau tv NOXH
nhung lai 12 phan dién tich dat khé khin trong gidi
phéng mit bing.

Phan tich so sdnh thyc trang, nhu cau va muc
tieu diu tv xdy dung NOXH tai mot s dia phuong
cho thay, du ddp tng 100% muc tiéu da dé ra trong
giai doan 2021-2030 s6 lugng NOXH tai cdc dia
phuong vin chua di dé€ ddp Gng nhu cau. Pic biét
tai mot s6 dia phuong nhu Ha No6i, Thanh ph HO
Chi Minh, Long An, Pdng Nai, Vinh Phic, muc
tieu dé ra mdi chi dap Gng chua d€n 50% nhu cau
(Hinh 3). Piéu nay xuét phét tir thyc trang quy dat
dudc quy hoach cho phéat trién NOXH tai cdc dia
phuong con khan hi€m, dic biét 1a cdc do thi,
thanh phd 16n c6 tdc dd do thi hdéa cao. Mit khic,
tai mot s6 dia phuong, lai gap khé khin trong thu
hiit von dau tr do cdc diéu kién dic thi cling nhu
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céc uu dai chua di hap din cdc nha dau tu, din dén
k&t qua hoan thanh cdc dv 4n ky trudc va so lugng
cdc du 4n dang trién khai ky nay con han ché, vi
vay cang khé khin trong viéc ddp tng nhu cau.
Thyc t&€ da chitng minh vai trd quan trong clia viéc
bd tri quy dat sach, 1ap quy hoach du 4n va cdc quy
dinh vé thd tuc diu tu trong thu hidt dau tu phat
trién NOXH. (Hinh 3)

cho vay von mua NOXH tir ngan hang chinh sich
nhu hién nay 1a chua hdp dan. Chinh séch tin dung
1a mot trong nhitng y&u t6 quan trong tic dong dén
thu hit dau tw cho NOXH.

Chinh phti Viét Nam di ban hanh nhiéu chinh
sach wu dii nhim khuyé&n khich cdc nha diu tu
tham gia phat trién NOXH, tuy nhién cdc uu dai
van chua di manh dé thu hit cdc nha dau tr. Mot s6

Hinh 3: Biéu dé thuc trang, nhu cdu va muc tiéu xdy dung NOXH (bao gém nha &
cho ngudi thu nhép thép va nha & céng nhan) tai cac dia phuong
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Von dau tu ciing 12 vAn dé mau chot, goéi
120.000 nghin ty ddng hién dang dudgc trién khai.
Tinh dén nay, cdc ngan hang cam két c4p tin dung
cho 15 du 4n, v6i s6 tién khodng 7.000 ty ddng dat
ty 1& 5,83%, trong d6 da c6 12 dy an dugc giai ngin
v6i s6 von khodng 1.295 ty dong dat ty 1& 1,08%.
Miic 14i suit thip hon 1,5 - 2% so v6i 1di suit vay
thong thudng khodng 7,5 d€n 8% hién nay chua hap
din dugc cic nha diu tu, hon nita 1di sudt dugc tha
ndi theo tirng thdi ky khi&n cho ca doanh nghiép 1an
ngudi mua nha s& c6 nhitng bat an. Ngoai ra, viéc
ti€p can von vay uu dai vin con han ché. Céc du 4n
NOXH dugc mién tién st dung dat theo quy dinh,
cdc chi diu tu khong dugce cip gidy chitng nhian
quyén st dung dit du 4n, vi vay ho khong thé thé
chap vay von bing quyén st dung dit ca du 4n ma
phdi stt dung tai sin khdc. HS trg tin dung cho ngudi
mua nha ciing khi€n cho kh4 ning thanh khodn clia
céc du 4n ting 1én gép phin tao dong luc cho cic
nha dau tu, tuy nhién véi mic 1ai suat 6,6% danh

chinh sach lién quan dén nha diu tv chuwa hip din
nhu Igi nhudn dy 4n khong vugt qui 10% t6ng chi
phi ddu tu phan dién tich xay dung NOXH. Pic
diém cla dy 4n dau tu xdy dyng NGXH hoan von
lau, rai ro hon du d4n nha § thuong mai. Phuong dn
khdng ch€ 1gi nhuin sé& khé tao dong luc khuyé&n
khich cdc nha dau tu quan tAm dau tu cong nghé
m&i dé gidm chi phi. Cdc khodn wu dii nhu gidm
thu€ gi4 tri gia ting, mi&n tién st dung dit thuc chit
danh cho ngudi mua nha. Chii diu tu thyc chit chi
dugc hudng wu dii vé thu€ thu nhap doanh nghiép,
tao quy datsach va hd trg ha ting k§ thuat.

5.Kétluan

Nghién cttu ndy da budc dau nhian dinh 4 nhém
y&u t6 chinh tic dong d&€n kha niing thu hiit von diu
tv tu nhan cho phat trién nha & NOXH, dong thdi
x4y dung mo hinh tdc dong clia cic y&u to nay. Véi
cich ti€p can k&t hgp giita tdng hop cdc nghién citu
trong va ngoai nuéc va phan tich thyc trang phat
trién NOXH tai Viét Nam, nghién cttu d cho thy:
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“Quy dat sach va quy hoach du dn; Chinh s4ch wu
ddi cho nha dau tw; Chinh sich tin dung va Thi tuc
dau tu” chinh 13 cdc nhém y&u td chinh tric ti€p tic
dong d&n kha ning thu hiit vén diu tu cho phit trién
NOXH tai Viét Nam.

Khuyén nghi dugc dua ra d6i véi thu hit von
dau tu cho phét trién NOXH chinh 12 sy cin thiét
trong viéc xem xét dén dic thu cla tirng dia phuong
trong phét trién NOXH; ddy manh phan cip, phan
quyén cho cic dia phudng trong cong tic phat trién
NOXH; chinh phti quén ly thong qua ki€m tra, gidm

Loicam on:

sdt chit ché; hoan thién hé thdng phap 1y va co s&
hé thong dif liéu ddong bd, thdng nhit vé nha &; quy
dinh trach nhiém phat trién NOXH clia c4c chd diu
tu xay dung nha & thuong mai mot cach linh hoat,
hiéu qua. P€ thu hiit hon nita khu vuc tw nhan tham
gia phét trién NOXH song song v6i mé rong cic uu
dai thu€ va ha ting k§ thuit, ha ting xa hoi cin
quan tAm hon nita d€n van dé cung cAp dat dai, lap
va quan 1y quy hoach hiéu qu; hd trg vé von thong
qua céc chinh sich tin dung; ddng bo, hé thdng va
riit gon thi tuc dau tur m

Nghién citu nay dugc tai trg béi Truong Pai hoc Giao thong Vén tdi trong Pé tai nghién citu khoa hoc

ma 56 T2024-QLXD-002
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SOCIAL HOUSING DEVELOPMENT IN VIETNAM
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ABSTRACT:

Developing social housing for low-income individuals and industrial park workers is a
strategic priority in the Vietnamese government's socio-economic development agenda. Despite
implementing various policies to encourage investment in social housing, such as incentives on
land use fees, land rents, value-added tax, corporate income tax, and bank loans, the supply
remains insufficient. This study evaluates the current state of social housing development in
Vietnam and identifies key factors influencing the ability to attract investment capital for such
projects. The findings provide valuable insights and serve as a critical reference for advancing
social housing initiatives.

Keywords: social housing, investment capital, capital attraction, development.
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