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TOMTAT:

Bai vi€t nhiim danh gi4 thuc trang hoat dong ki€ém soat ndi bd (KSNB) hién nay trong ban quan

ly (BQL) céc tdoa nha. Phuong phap nghién cttu chd y&u la dinh tinh, k&t hgp phdng van va khéo

satbd trg v&i cdc can bo, nhan vién dang lam viéc tai cac BQL toa nha vin phong § Thanh phd HO
Chi Minh (TP. H6 Chi Minh). K&t qua nghién cttu cho thiy, hé thdng KSNB tai cic BQL tda nha
vin phong TP. H6 Chi Minh nhin chung da dudc thi€t 1ap, nhung van con mdt s& han ché: phan
cong trdch nhiém chua rd rang, cong tiac gidm sit chua thudng xuyén, quy trinh tdi chinh k€ todn

thi€u kiém tra chéo, va nhan thifc cia nhan vién vé KSNB chuta ddng déu. Tir két qua nghién ciu,

tac gid dé xuat mot sd gidi phap nhiim ning cao ning lyc KSNB, gép phan hoan thién cong tic

quéan Iy van hanh, ddm bao an toan, hiéu qua va bén viing.

Tir khéa: ki€m soat ndi bo, ban quan 1y, toa nha vin phong, quan 1y van hanh.

1. Dat van dé

Trong nhitng nim gan ddy, nén kinh t& Viét
Nam dang chuyén minh manh mé theo huéng hién
dai héa va do thi héa. Tai cic d6 thi 16n nhu TP. HO
Chi Minh, nhu ciu vé nha &, vin phong lam viéc va
khong gian thuong mai ngdy cang ting cao. Diéu
nay kéo theo sy phat trién nhanh chéng cia cic tdoa
nha chung cu, cao &¢ vin phong va khu phic hgp
thuong mai dich vu, dit ra yéu cAu quin 1y van
hanh chuyén nghiép, minh bach va hiéu qua. Trong
d6, KSNB 1a cong cu quan trong d€ ddm bdo an
toan tai chinh, ngin ngira rii ro, t6i uu hda chi phi
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va nang cao chat lugng dich vu trong cic BQL toa
nha. Tuy nhién, thuc t€ hién nay cho thdy, nhiéu
don vi vin chua xAy dung dugc mot hé thdng KSNB
bai ban, con ton tai sy rdi rac, thi cong va thi€u
cong cu ddanh gid hiéu qué ro rang.

Vé bdi cdnh khoa hoc, KSNB dugc nghién ctiu
rong rdi trong quan tri doanh nghiép va tai chinh
thong qua md hinh COSO - mdt chuin myc quic
t& dugc 4p dung phd bién. Cic nghién citu quoc t&
(nhu Mutnuru, 2015; Mahadeen et al., 2016;
Wang, 2019; Musah et al., 2022) déu chi ra 5
thanh phan cia COSO (Mo6i trudng kiém sodt;
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Pidnh gid rii ro; Hoat dong ki€m sodt; Thong tin
& truyén thong va Gidm sdt) c6 tdc dong truc ti€p
dén hiéu qua t8 chifc, tinh minh bach tai chinh va
su phat trién bén vitng.

O Viét Nam, mic di dd c6 mot s6 cong trinh
nghién citu (Nguyén Thanh Trang, 2015; Bui Thi
Hong Van, 2018; Nguyén Hitu Piang, 2021), song
cécnghién citu chli yéu tap trung vao doanh nghiép
sdn xuit, ngan hang hoic dich vu cong ich, con it
nghién citu chuyén sau vé linh virc quan ly tdoa nha
vin phong. Khodng trong nghién ctfu nay cho thay
nhu cau cip thi€t phdi van dung ly thuyét KSNB
theo khung COSO d€ dinh gid thuc trang va dé
xudt gidi phap trong linh vuc quén ly tda nha - von
c6 dic thit vé van hanh tai chinh, bdo tri co s3 ha
tang va phuc vu khich thué. Viéc hé thdng héa co
s& 1y luan, lam rd mdi quan hé gitta KSNB va hiéu
qua k& todn - tai chinh trong mdi trudng dic thu nay
s& khong chi dong gép vé y nghia khoa hoc (md
rong pham vi ting dung ctia mo hinh COSO vao bt
dong san thuong mai - dich vu), ma con mang tinh
thuc tién cao, gitp cdc BQL ning cao ning luc
quén tri, ting cudng minh bach va ddp Gng yéu ciu
canh tranh ngay cang gay git clia thi trudng.

2. Tong quan Iy thuy&t va cac nghién citu
lién quan

2.1. Co'sd'ly thuyét

Theo COSO (2013), KSNB [a mdt qué trinh do
hoi ddong quén tri, ban diéu hanh va cdc c4 nhian
trong don vi thi€t k& va van hanh, nhim cung cip
sy ddm bao hdp ly vé viéc dat dugc cic muc tiéu
lién quan d&n hiéu qua hoat dong, do tin ciy cla
bédo cdo tai chinh va sy tuan thi phdp luit, quy dinh.

Vé muc tiéu, KSNB thudng dugc xem xét trén
3 phuong dién cd ban. Thit nhit, d&m bio dd tin
cdy clia thong tin k€& todn va bdo cdo tai chinh.
Thong tin k& todn chi c6 gid tri khi dudc ghi nhan
day dud, chinh x4c, kip thdi va phu hgp véi cdc
chuin muc, ch€ d6 k& todn hién hanh. Hé thong
KSNB g6p phan ngin nglra va phat hién céc sai
s6t, gian 14n trong qud trinh ghi chép, tdng hop va
1ap bdo cdo tai chinh. Thit hai, KSNB trong k&
todn - tai chinh nhim bdo vé tai sdn cla don vi.

Tai sn, dic biét1a tién va cdc khodn tuong duong
tién, 1a doi tugng dé bi chi€m dung hoic st dung
sai muc dich néu thi€u cdc bién phip ki€m sodt
pht hgp. Thong qua viéc phan cong trach nhiém
1o rang, thi€t 1ap cdc thii tuc phé duyét, ki€m tra
va d6i chi€u, hé thong KSNB gitp han ché€ nguy
co that thodt tai sdn va nang cao trach nhiém cia
cdc cd nhan c6 lién quan. Thit ba, KSNB hudng
dé&n viéc ddm bio viéc tuan thii cic quy dinh phdp
luat, chudn myc k€ todn va cdc quy ché& noi bo.
Trong bdi cdnh hé thdng phdp luat va cdc quy
dinh vé tai chinh ngdy cang hoan thién, viéc tudn
thi khong chi gitp don vi tranh cédc rii ro phdp 1y
ma con gép phan ning cao tinh minh bach va uy
tin clia don vi di v6i cdc bén lién quan.

2.2. Cdc nghién ctiu thuc nghiém

Céc nghién cttu trong nuéc vé hé thdng KSNB
cung cAp nén ting ly thuyét va thyc tién quan
trong, tuy nhién vin ton tai nhitng han ché& cin
dudc bd sung. Nguyén Thanh Trang (2015) cung
cap mot khung 1y thuy€t vitng chic dya trén mo
hinh COSO, nhdn manh m&i lién hé gilta cédc
thanh phan KSNB va quan 1y rdi ro, nhung cd ch&
tich hdp rii ro vao thi€t k&€ va van hanh hé thong
van chua dugce 1am 5. V6 Thu Phung (2016) phét
trién bo thang do KSNB v6i 5 thanh phan va 49
bi€n quan sat, song tap trung chli y€u vao linh vuc
dién luc, han ché tinh (tng dung trong nganh giao
thong van tdi. Tuong tw, Hoang Thanh Hanh
(2017) 4p dung mdt cach ti€p ciAn mdi trong ddnh
gid KSNB nhung pham vi nghién cttu chi gii han
tai Téng cong ty Buu dién Viét Nam, thi€u sy mé
rong sang ciac nganh khac. Cdc nghién cttu ctia Vi
Trong Tich (2020), Nguyén Vuong Thanh Long
(2022) khing dinh m&i quan hé tich cyc giita 5
thanh phin KSNB theo m6é hinh COSO véi hiéu
qué ki€m soat nhung van thi€u cdc gidi phap dic
thi cho nganh co khi va giao thdong van tai.
Nghién cttu ctia C6 Thi Diém va Lé Hoang Phiic
(2023) tap trung vao cdac doanh nghiép tai tinh Tra
Vinh, nhung chua xem xét dé€n cdc yé&u td dic tha
ctia cdc doanh nghiép tai BQL cdc tda nha vin
phong tai TP. H5 Chi Minh. Loc Vin Nghiém va
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cic cong su (2024) nghién cttu vé HTKSNB tai
Cong ty C6 phan K&t ciu thép GSB nhung céc
gidi phdp dua ra vin mang tinh khdi quat va chua
cu thé héa cho cdc nganh khdc. Huynh Thi CAm
Tho va cdc cOng sy (2024) nghién cttu tai Cong ty
TNHH Thanh Khéi, nhung céc yé&u t6 dnh hudng
dén tinh hitu hiéu ctia KSNB vAn chua dugce phan
tich sdu sic trong bdi cdnh cdc doanh nghiép 16n.
Tran Thi Thim (2024) nghién cttu vé tdc dong clia
KSNB dén hiéu qua kinh doanh trong cdc doanh
nghiép xay dung nhung chua c6 gidi phdp cu thé
cho cdc doanh nghiép tai BQL cdc tdoa nha vin
phong tai TP. H6 Chi Minh.

Tuong ty, cdc nghi€n cttu nudc ngoai lién quan
d&én HTKSNB cung c4p mdt géc nhin da dang va
chi ti€t vé HTKSNB. Tuy nhién, ching cling tdn
tai nhitng han ché trong viéc dng dung vao bdi
canh Viét Nam. Cu thé, Mutnuru (2015) lam sing
td mdi quan hé gitta HTKSNB va cédc yéu td ciu
thanh quan trong trong t6 chifc, nhAn manh KSNB
hi€u quad khong chi cdi thién tinh minh bach ma
con cling ¢d sy tin cAy va gdn k&t nhan vién. Tuy
nhién, nghién cttu nay chua di siu vao cdc yé&u td
dic thu tai BQL céc tda nha vin phong tai TP. HO
Chi Minh. Mahadeen va ciac cong sy (2016) phan
tich tdc dong ctia KSNB dén hiéu qua t6 chic tai
cdc doanh nghiép & Jordan nhung nghién cttu nay
chili y&u tap trung vao céc td chitfc quy mo nhd, noi
ma ngudn lyc con han ché d€ duy tri hé thong
ki€m sodt ddy dd, do d6 han ché tinh tng dung
cho cdc doanh nghiép tai BQL cdc tdoa nha vén
phong tai TP. H6 Chi Minh. Adenigi vi Adeniran
(2017) phan tich vai tro ctia KSNB d6i véi su phét
trién bén vitng ctia cdc doanh nghiép nhd tai
Bang Lagos, Nigeria nhung cdc gidi phdp dé xuit
chi yé€u tip trung vao viéc cai thién quy trinh
tuyén dung va quan 1y nhan su, chua dé cap dén
cac y&u t6 ky thuat va cong nghé trong KSNB &
cdc tdp doan, cdng ty 16n. Nashwan (2018) ddnh
gid tdc dong cla ciu tric KSNB dya trén khung
COSO dén hiéu sudt hoat dong clia cdc cong ty
xay dung tai Ddi Gaza nhung nghién ctu nay
chua xem xét d€n cdc yéu td dic thi tai BQL céc
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tda nha vin phong tai TP. H6 Chi Minh. Wang
(2019) phan tich HTKSNB ctia cdc doanh nghiép
san xudt ning lugng nhung cdc van dé nhu giao
ti€p khong hiéu qua giita bd phin ki€m todn va
cdc bd phan lién quan, sy y&u kém trong gidm sat
ndi bd va nhitng ba't cap trong chat lugng thong
tin tai chinh vin chua dudc gidi quyét triét dé.
Musah va cdc cong sur (2022) phan tich mdi quan
hé giita hiéu qud KSNB va hiéu suf't tai chinh clia
cdc doanh nghi€p nhd va vira tai Ghana nhung
nghién cifu nay chd y&u tap trung vao vai trd clia
quan tri cong ty, chua di sdu vao cic yéu td ky
thudt va cong nghé trong KSNB. Braim va
Mohammed (2023) phan tich tdc dong cta céc
thanh phan trong khung COSO dén tinh hitu hié¢u
va hiéu qua ctia KSNB tai cdc cong ty sdn xuat &
Erbil, Kurdistan nhung nghién cttu nay chua xem
xét d&€n cdc y€&u t6 dic thu tai BQL cédc tdoa nha
vin phong tai TP. H5 Chi Minh. Chitacapa-
Orellana va cdc cdong su (2024) danh gia
HTKSNB cua cdc cong ty thuong mai tai Cuenca,
Ecuador nhung nghién cfu ndy chua dé cip dén
céc y&u td dic thi tai BQL cdc tda nha vin phong
tai TP. H6 Chi Minh.

Mic du cdc nghién ctu trong nudc va nudc
ngoai lam rd tim quan trong cla hé thong KSNB
trong doanh nghié&p, tuy nhién vin con ton tai nhiéu
han ch& va khodng tréng nghién citu can dudc 14p
day. Trudc hét, tinh dic thit nganh chua duge quan
tam day dd, khi phan 16n céc nghién cifu hién nay
chii y&u tap trung vao cic linh vic nhu dién luc, diu
khi, ning lugng hodc cac doanh nghiép nho va vira.
Nhitng linh vuc nay thudng c6 cd ciu to chic va
quy trinh van hanh tuong d6i don gidn hodc dugc
chuin héa, do d6 cic gidi phap KSNB dugc xay
dung c6 xu huéng mang tinh tdng quit hoic dng
dung cho cdc nganh c6 tinh ddng nhit cao.

3. Phuong phap nghién ciu

Nghién cttu dinh tinh nhim xay dung thang do
chinh thitc, gdm 2 ndi dung:

- Hinh thanh badng hdi cho nghién ctu dinh
lugng: Nghién citu 1y thuyé&t va bang cau hdi miu
dé hinh thanh bang cau hdi chinh thic.
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- Quan sét thu thap s6 liéu thuc t&, diéu tra va
phan tich: Quan sat thuc t& tai don vi; diéu tra, x{ ly
k&t qué diéu tra thong qua thdng ké mo ta cic bing
cAu hdi; danh gia, suy dién va quy nap dé dé ra cic
nhan xét.

4. K&t qua nghién ciu va thuc trang hé thong
ki€m soat ndi bd

4.1. Gidi thi¢u vé Ban qudn Iy cdc toa nha vin
phong tai TP. Ho Chi Minh

Trong bdi cdnh d6 thi héa manh m&, TP. Hd Chi
Minh 12 trung tdm kinh t& - tdi chinh 16n nhat cd
nudc, tdp trung hang trim tdoa nha vdn phong ti
hang C dé&n hang A. P& ddm bio cic hoat dong
trong tda nha dugc vin hanh an toan, dn dinh va
hiéu qué, cic BQL toa nha déng vai trd nhu “bd
may van hanh trung tim”, chiu trach nhiém quan
1y, gidm sdt, bao tri ky thudt, tai chinh, an ninh va
dich vu khach hang. BQL tdoa nha thudng dugc 8
chitc dudi 2 hinh thic chinh: (1) BQL tryc thudc chi
diu tr hodc cong ty phat trién dy 4n; (2) BQL do
don vi quan 1y van hanh chuyén nghiép dugc thué
ngoai ddm nhiém. Trong ca 2 trudng hgp, BQL c6
chiic ning: T8 chic, quan 1y, diéu hanh toan bd
hoat dong van hanh toa nha (dién, nudc, PCCC, an
ninh, vé sinh, bao tri ky thuit...); Quan Iy tai chinh,
l1ap va thuc hién ngan sidch van hanh, thu - chi quy
quén ly, quy bao tri; Ki€m soat hgp ddng dich vu,
giam sit nha thiu va bdo ddm chat lugng dich vu;
Thuc hién nghia vu phédp 1y v6i co quan nha nude

(B6 Xay dung, PCCC, Mbi trudng...); Pam bao sy
hai long va an toan cho khach thué, chi sg hitu, va
khach hang dé€n lam viéc.

4.2. Thuc trang hé thong KSNB tai Ban Qudn Iy
cdc toa nha van phong

K&t qua khio sit cho thiy, hé thong KSNB tai
BQL céc toa nha dudc hinh thanh véi cac quy trinh
cdban. (Bang 1)

K&t qua khio sit cho thay, mdi trudng kiém soat
tai BQL tda nha dugc hinh thanh nhung chua ddng
bd. Mic dit 67% ngudi dudc hdi ghi nhan sy ton tai
clia quy tic Gng xU va 66% tham gia hodc dudc
thong bdo vé cidc chuong trinh dio tao trong 12
thdng qua, cong tdc truyén thong va dio tao vin
chua bao pht toan bd nhan sy. Pang luu y, chi 55%
¥ ki€n quy trinh phan cdng va phé duyét cong viéc
c6 vin ban huéng din o rang, phdn dnh mdc do
chuén héa quy trinh con han ch&. Ngugc lai, cd ché
khuyé&n khich va nhic nhg tuan thi dugc ddnh gia
kh4 tich cuc v6i 85% ¥ kién ddng thuin. K&t qua
nay cho thay, moi trudng ki€m sodt budc diu dugc
quan tAm nhung can ti€p tuc hoan thién vé tinh hé
thong va tinh nhit quan. (Bang 2)

K&t qua khio sét cho thdy, cong tic ddnh gid rii
ro tai BQL toa nha dugc trién khai tuong ddi thudng
xuyén, thé hién qua 82% y ki€n xdc nhan don vi c6
ra sodt cac rui ro chinh theo chu ky. Tuy nhién, viéc
ap dung c4c cong cu hd trd nhan dién rdi ro con han
ch& khi chi 58% cho biét c6 sit dung checklist, phan

BAng 1. K&t qud khdo sat vé “Méi trudng kiém soat”

Traloi
STT Cau hoi
Co Khéng
Méi trudng kiém soat - BQL tda nha ban hanh quy tac ing x( hodc huéng dan noi bd
1. ] ., A . 67% 33%
lién quan dén cong tac quan ly chua?
9 Méi trudng kiém soét - Anh/chi ¢6 dugc théng bao hoac tham gia chuong trinh dao tao 66 349
" | lién quan dé&n quy trinh quan ly, an toan hoac tai chinh trong 12 thang qua khong? ’ °
5 Méi trudng kiém soat - Quy trinh phan cong nhiém vu va phé duyét cdng viéc co van 559 459
" | ban hudng dan d& tham khao khong? ° °
4 Méi trudng kiém soéat - Bon vi co ca ché khuyén khich (khen thudng) hoac nhac nhé 859 15%
" | (nh&c nhdrky luat) lien quan viéc tuan tha quy trinh khong? ’ °
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Bdng 2. K&t qud khdo sat vé “Panh gid i ro”

Traloi
STT Cau héi
Co Khéng
1 Danh gia rii ro - Bon vi ¢6 tién hanh ra soat céc rli ro chinh (ki thuat, PCCC, tai 829 18%
" | chinh, phap Iy) theo chu ky (vi du: hang nam hoac khi can) khang? ° ’
5 D’anh g|Aa rui ro - Bon v ¢ cong cu hd trg nhan dién rui ro (checklist, phan mém, bao 58% 429
céo) khong?
Danh gia rtii ro - Trudc khi trién khai cac cong viéc co nguy co cao (bao tri ki thudt, thi
3. | cong nhathiu, lam viéc trén cao, PCCC...), BQL cd thuc hién danh gia rii ro bang 65% 35%
bi€u mau cu thé va dugc phé duyét truée khi lam viéc khéng?
4 Danh gia rti ro - Sau khi danh gia rti ro, BQL ¢ xem xét lai va cap nhat mic do rii ro 629 389
" | khidiéu kién lam viéc thay d6i hodc sau khi xay ra su ¢& khong? ’ °

mém hoic bdo cdo chuyén biét. P&i véi cic cong
viéc c6 nguy co cao, 65% ngudi dugce hdi cho biét,
BQL ¢6 thuc hién ddanh gid rGi ro va phé duyét
tru6e khi tri€n khai, song mic do tuan thd chua
ddng déu. Bén canh d6, hoat dong ra sodt va cap
nhat rii ro sau khi diéu kién lam viéc thay ddi hoic
X4y ra su ¢d mdi dat 62%. Piéu nay cho thiy, cong
tdc ddnh gid rdi ro dugc chid trong nhung vin can
chuén héa va ting tinh lién tuc. (Bang 3)

K&t qua khdo sit cho thdy, cdc hoat dong kiém
sodt tai BQL toa nha dudc trién khai nhung hiéu
qua chua dong déu. Cu thé, 72% y kié€n cho biét

ching tir dugc kiém tra trude khi thanh todn theo
checklist hoic biéu miu, phdn dnh sy ton tai ciia
thi tuc ki€m sodt ban diu. Tuy nhién, nguyén tic
phian nhiém chua dugc thuc hién diay dd khi chi
47% x4c nhan c6 sy tdch biét gitta ngudi 1ap, ngudi
phé duyét va ngudi chi trd. Viéc theo doi tién do va
nghiém thu hgp ddng nha thau dat 66%, cho thay
cong tic ki€ém sodt nha thau dugc quan tim. Péng
Iuu ¥, hd sd bdo tri va nhatky van hanh chi dudc lvu
trit, d6i chi€u dinh k¥  mitc 50%, cho thay rii ro vé
tinh ddy dd va lién tuc ctia thong tin ki€m sodt van
con hién hiru. (Bang 4)

Bdng 3. K&t qud khdo sat vé “Hoat dong ki€m soat”

Tra loi
STT Cau hoi .
Co Khéng
1 Hoat dong kiém soét - Trudc khi thanh toan, chiing tui (héa don, phiéu nghiém thu, 79 289%
" | hop déng) thudng duoc kiém tra theo checklist hoac biéu m&u khong? ° °
Hoat dong kiém soat - Viéc phan nhiém (ngudi lap # ngudi phé duyét # ngudi chi tra)
2. 3 . R . 47% 53%
c6 dudc ap dung 6 don vi ban khéng?
3 Hoat dong kiém soat - Hgp déng véi nha thau (bao tri, vé sinh, bao vé&) c6 dugc theo 6% 349
" | daitién do va nghiém thu theo dinh ky khong? ° °
4 Hoat dong kiém soét - H6 so bao tri/ nhat ky van hanh (thang méay, may phat, hé thdng 50% 50%
" | PCCC) dugc luu trii va dsi chigu dinh ky khong? ° °
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BAng 4. K&t qud khdo sét vé “Théng tin va truyén théng”

Tra IGi
STT Cau hdi
Co Khoéng
1 Théng tin va truyén thong - Khi co su ¢d (ky thuat, PCCC, tai chinh, phaplly...) 739 279
" | thong tin cé dudc truyén dat kip thdi gilia cac bo phan khong? ° °
’ Théng tin va truyén théng - BQL c6 kénh théng tin chinh thic dé théng bao cho 80 20%
" | khach thué/cu dan (email, bang thong béo, nhém Zalo...) khong? ’ ’
3 Thong tin va truyén thdng - Cac théng bao vé bao tri, clip dién, PCCC, thi cong 859 15%
" | nhathau co duoc thong tin trudc va kip thoi khong? ’ ’
Thong tin va truyén thdng - Anh/Chi ¢ biét rd minh phai bao cao cho ai khi xay ra
4. . . N 67% 33%
su ¢d, vi pham hodac rui ro trong cong viéc khéng?

K&t qua khio st cho thiy, cong tdc thong tin va
truyén thong tai BQL toa nha dugc trién khai tuong
ddi hiéu qua. Cu thé, 73% y ki&n thong tin vé cic
su ¢d dugc truyén dat kip thdi giita cdc bd phan,
g6p phian hd tr¢ x{ 1y tinh hudng phat sinh. Bén
canh d6, 80% ngudi dugc hdi xdc nhan BQL ¢6
kénh thdng tin chinh thic d€ thong bdo cho khich
thué hoic cu dan, trong khi cdc thong bdo vé bio
tri, ctip dién, PCCC va thi cong nha thau dugc d4nh
gia cao vdi 85% ¥ ki€n ddng thuin. Tuy nhién, vin
con 33% nhan su chua xac dinh rd ddu méi bao cdo
khi x4y ra sy c6 hoic rii ro. Piéu nay cho thdy hé
thong truyén thong hinh thanh nhung cin tiép tuc
lam rd quy trinh va trach nhiém béo cdo. (Bang 5)

K&t qua khdo sdt cho thdy, hoat dong gidm
sat tai BQL tdoa nha dugc thuc hién kha thudng
xuyén, thé hién qua 90% ¥ ki€n xdc nhan don vi
c6 ra sodt, rit kinh nghiém sau cdc sy ¢d va 1ap
bién ban ghi nhian k&t qui ki€m tra. Bén canh
d6, 70% ngudi dude hdi cho thdy, cong tdc gidm
sat hién nay gép phin gitp gidm riii ro va sai s6t
trong cong viéc. Tuy nhié€n, mirc d6 tham gia cla
cdc bén ddc lap trong hoat ddng gidm sit con
han ch€ khi chi dat 33%. DPiéu nay cho thiy,
hoat dong gidm sat chi y&u vin mang tinh noi
bo, chua phat huy diy dd vai trd gidam sdt doc
lap dé nang cao tinh khdch quan va hiéu qua
kiém sodt.

Bdng 5. K&t qud khdo sét vé “Giam sat”

Tra Ioi
STT Cau hdi
Co Khoéng

Giam séat - Sau cac su ¢d an toan, ki thuat, PCCC hoac khigu nai, BQL ¢6 t6 chiic

1. e N . 90% 10%
ra soat, rut kinh nghiém khong?

5 Gidm s?t -Apﬂh/Chgﬂcé cam thay viéc giam sat hién nay gidp giam ri ro va sai sét 70% 30%
trong cong viéc khong?

3 Giam sat - K&t qua kiém tra, giam sat c6 dugc lap bién ban, ghi nhan bang van ban 90% 10%

" | (checklist, bao cao, nhat ky) khong? ° °

Giam sat - Hoat dong giam sat cd su tham gia clia bén doc 1ap (Ban Quan tri, cdng

4. v o A, R 33% 67%
ty chu quan, kiém toan, tu van...) khong?
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5. Giai phap hoan thién hé thong kiém soat
ndi bd tai Ban quan Iy cac toa nha vin phong tai
TP. H6 Chi Minh

5.1. Cdc can cit dua ra gidi phdp hoan thi¢n

5.1.1. Cdn cit tit két qud phan tich thuc trang

K&t qua khdo sat va phan tich thyc trang cho
thdy, hé thong KSNB tai cic BQL tda nha vin
phong TP. H6 Chi Minh dugc hinh thanh va van
hanh & mic dd nhit dinh, tuy nhién vin ton tai
nhiéu han ché cu thé theo tirng thanh phan COSO.
Mbi trudng ki€m sodt tuy c6 quy dinh, ndi quy,
phan c6ng nhi€ém vy nhung mdc d6 tudn thi chua
ddng déu. K&t qua khio sit cho thdy ty 1& nhan su
ddnh gid cao vai trd guong miu cla lanh dao dao
dong tir 55 - 85%, trong khi vin con 15 - 45% viéc
tuan thd quy trinh con mang tinh hinh thic. Piéu
nay phan dnh mdi trudng ki€m sodt chua thuc sy
tao dudc tinh ky luat va vin héa kiém sodt thong
nhat, d6i véi ddnh gid rii ro, BQL nhan dién dugc
cdc rii ro van hanh cd ban nhu an toan, PCCC, ky
thudt va tai chinh. Tuy nhién, viéc ddnh gid rdi ro
chua dugc thyc hién theo quy trinh chuin héa.
Viéc st dung bi€u mau JSA, ma trdn rdi ro hay
phan loai mic d6 rdi ro con chwa dong bo gitra cic
bd phan, din d&én khd ning phong ngira rii ro
chua cao.

5.1.2. Can cit tir dinh huéng qudn Iy van hanh toa
nha vdan phong

Trong boi cdnh dd thi héa nhanh, yéu ciu vé an
toan, cht lugng dich vu va tudn thl phap luat doi
v6i cdc toa nha vin phong ngay cang cao. Pinh
hudng quan 1y van hanh tdoa nha hién nay khong chi
dirng lai & viéc ddm bdo hoat dong lién tuc, ma con
huéng dén quédn 1y rdi ro chii dong, minh bach tai
chinh va nang cao trai nghiém khéach thué. Theo
d6, BQL toa nha cin chuyén tirt mo hinh quan ly
mang tinh phan tng sang mo6 hinh quan ly dya trén
quy trinh, dif liéu va kiém sodt phong ngira. Piéu
nay doi hdi hé thong KSNB phai dudc thi€t k& dong
bd, bam sat thyc ti€én van hanh cdc bd phan nhu k§
thuat, bdo vé, I€ tin, k& todn va quin ly nha thiu -
ding v6i cac SOP quan 1y tda nha duge xay dung
va dp dung.
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5.1.3. Can cit tit khung Iy thuyét COSO (2013)

Khung KSNB COSO (2013) cung cAp nén ting
ly thuyét toan dién vdi 5 thanh phan: (1) Mai
trudng ki€m sodt, (2) Panh gi4 rti ro, (3) Hoat dong
ki€m sodt, (4) Thong tin va truyén thong, va (5)
Gi4am sit. Viéc hoan thién hé thong KSNB tai BQL
tdoa nha vin phong cain ddm béo cic gidi phap dugc
x4y dung tuong ng o rang véi tirng thanh phian
clia COSO, tranh chdéng chéo va ddm bdo tinh
logic, k& thira gifta cdc nhém gidi phap.

5.2. Gidi phdp hoan thi¢n hé¢ thong kiém sodt
ndi bp theo mé hinh COSO (2013)

5.2.1. Gidi phdp hoan thién moi truong kiém sodt

XuA't phat tir han ch& vé tinh tuan thd va vai tro
guong mau clia lanh dao dugc néu tai Chuong 3,
BQL cin cling ¢6 mdi trudng kiém sodt thong qua
viéc chuin héa quy ché& noi bo, phan dinh rd trach
nhiém va ting cudng ky luat thuc thi. Cac ndi quy,
quy trinh trong SOP cic bd phan cin dugc phd bién
dinh ky, gén v6i ddnh gid hiéu qua cong viéc va
trach nhiém ca nhan.

5.2.2. Gidi phdp hoan thi¢n cong tdac ddanh gid
riii ro

Xuat phat tif thuc trang cong tdc ddnh gid rdi ro
con mang tinh kinh nghiém va chua dong bd gitta
cdc bd phan, BQL cin chuin héa quy trinh ddnh gia
rti ro theo hu6ng ti€p can hé thong. Cu thé, can dp
dung thong nhat bi€éu miu Phan tich an toin cdng
viéc (JSA) va ma tran danh gia rai ro cho cac hoat
dong c6 nguy co cao nhu bdo tri hé thong k§ thuat,
PCCC, lam viéc v6i nha thiu. Viéc phan loai rii ro
theo mic d6 hdu qua va kha nang xay ra s€ gidp
BQL uu tién ngudn Iuc ki€m sodt phit hgp. K&t qua
khéo sit cho thdy, vin con ty 1& ding ké nhan su
chua nhan thitc diy dd vé ridi ro trong cdng viéc,
diéu nay cho thdy nhu cau cip thi&t phai 16ng ghép
dédnh gia rti ro dao tao va hop giao ban dinh ky. Qua
do6, cong tic danh gia rdi ro khong chi mang tinh
hinh thifc ma trd thanh cong cu quan 1y thuc chat.

5.2.3. Gidi phdp hoan thién hoat dong kiém sodt

Hoat dong kiém sodt 1a thanh phan con ton tai
nhiéu han ch& nhat theo k&t qua khio sit. Do do,
céc gidi phap can tap trung khic phuc tryc ti€p céc
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diém yé&u dudc chi ra. Thit nhat, cAn hoan thién
nguyén tic phin nhiém trong cdc nghiép vu tai
chinh - k& todn. Vi chi 47% don vi 4p dung day dd
phan nhiém, BQL can ra sodt lai quy trinh thanh
todn, ddm bdo tich biét rd rang gitta ngudi l1ap
chitng tir, ngudi phé duyét va ngudi chi tra. Thit hai,
cin chuin héa viéc ki€ém tra ching tir truSc thanh
to4n thong qua checklist hoic biéu mau thdng nhat.
K&t qua khéo sit cho thdy 72% don vi thuc hién
ki€m tra chiing tir, tuy nhién cAin md rong 4p dung
cho toan bo nghiép vu va gin trach nhiém cu thé.
Thit ba, ddi v6i hoat dong bdo tri - van hanh, BQL
can ting cudng viéc luu trit va doi chi€u dinh ky hd
s6 bao tri, nhat ky van hanh c4c hé thong k§y thuat
quan trong. Viéc 50% ¥ ki€n cho biét hd so chua
dugc d6i chi€u dinh ky cho thay rii ro tiém 4n vé an
toan va phdp 1y néu x4y ra sy cd.

5.2.4. Gidi phdp hoan thién thong tin va truyén
thong

Xuat phdt tir thue trang vin con 27% - 33%
nhan sy chua hai long vé khd ning truyén dat

TAILIEU THAM KHAO:

thong tin, BQL can thiét 1ap co ch& thong tin -
truyén thong rd rang, thdng nhit va dé ti€p cin.
Cu thé, cin quy dinh r&6 didu m&i ti€p nhan va x
ly thong tin khi xdy ra su ¢d ky thuat, PCCC, tai
chinh hodc phédp 1y. Cac kénh thong tin chinh thic
nhu email ndi bo, bang thong bdo, nhém Zalo cin
dudc quan ly thdng nhit, trdanh thong tin chong
chéo hodc sai I€ch. Bén canh d6, viéc thong bao
k& hoach bdo tri, ciip dién, dién tap PCCC can
dugc thuc hién trudc va ding thdi gian, phu hgp
v6i k&t qua khdo sit cho thdy 85% ddnh gid cao
viéc thong tin kip thdi.

5.2.5. Gidi phdp hoan thién hoat dong gidm sdt

Mic du hoat ddong gidm st ndi bd dugc ddnh gid
kha cao (90% c6 1ap bién ban, bdo cdo), nhung viéc
thi€u gidm sat doc 1ap 1a han ché 16n. Do d6, BQL
cAn ting cudng sy tham gia clia cic bén doc 14p nhu
Ban Quan tri, cong ty chli quin hodc don vi tw vin
trong cong tac ki€ém tra, ddnh gid dinh ky. Piéu nay
s€ gitp nang cao tinh khach quan, minh bach va
hiéu qua clia hé thong ki€m sodtndi bd m
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ENHANCING INTERNAL CONTROL CAPACITY
WITHIN THE MANAGEMENT BOARDS OF OFFICE BUILDINGS
IN HO CHIMINH CITY
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ABSTRACT:

This study evaluates the current state of internal control system activities within office building
management boards. Employing a qualitative research approach, the study integrates in-depth
interviews and supplementary surveys of staff working at office building management boards in Ho
Chi Minh City. The findings indicate that internal control system frameworks have generally been
established, several limitations persist, including unclear allocation of responsibilities, infrequent
supervisory practices, insufficient cross-checking in financial and accounting processes, and
uneven levels of awareness and understanding of internal control systems among staff. These
results provide a basis for identifying measures to strengthen internal control capacities, thereby
enhancing managerial effectiveness and supporting safe, efficient, and sustainable building
operations.

Keywords: internal control, management board, office buildings, operations management.
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