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Toém tit:

Trong boi canh nhu cau phat trién nha ¢ xa héi (NOXH) ngdy cang gia ting, viéc hoan thién co ché hé tro
tai chinh ¢é y nghia quan trong doi voi hiéu qud thwc thi chinh sach nha 6. Bai viét phan tich cac quy dinh
phap ludt vé hé tro  tai chinh cho NOXH theo Ludt Nha & nam 2023 va cdc van ban hiedng dan thi hanh,
dong thoi chi ra nhitng han ché trong co ché hé tro nguon von, tin dung va wu ddi thué. Bai viét di sau phdn
tich béi canh lich sir va hé thong phap ludt diéu chinh co ché tai chinh NOXH tai Singapore (théng qua Quy
Phong xa Trung wong Singapore - CPF). Tir sw doi chiéu nay, bdi viét lam ré nhitng han ché trong quy dinh
phdp lugt Viét Nam hién hanh va dé xudt cdc giai phdp hoan thién co ché phdp 1y vé hé tro tai chinh nham
thiic ddy phat trién NOXH mét cach bén viing.

Tir khoéa: phdp ludt nha & xa héi, ho tro tai chinh, tin dung nha 6, Quy CPF.

Law on financial support for social housing: Singapore’s experience and
directions for application in Vietnam

Abstract:

Legal regulations on social housing play a central role in implementing state social welfare policies, with
financial support mechanisms determining their effectiveness. Although Vietnam's 2023 Law on Housing
and implementing documents introduced important reforms, practical implementation continues to reveal
limitations in capital support, preferential credit, and tax incentives. This study analyzes Vietnam's current
legal framework for social housing finance and examines Singapore s experience, particularly the Central
Provident Fund mechanism. Based on this comparison, the study identifies gaps in Vietnam's regulations
and proposes solutions to establish more stable, accessible, and sustainable funding arrangements. The
recommendations aim to improve preferential credit policies, diversify long-term financial resources,
strengthen state support, and encourage private-sector participation in social housing development.

Keywords: social housing law, financial support, housing credit, Central Provident Fund.
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1. Pit van dé

Qua trinh cong nghiép hoa va do thi hoa tai Viét Nam dang dién ra manh mé, kéo theo lan song di cu
co hoc quy mo 16n vao cac d6 thi va cac cuc tang truong cong nghi€p. Xu hudng nay lam gia ting dang
ké ap luc 1én hé thdng ha tang xa hoi, trong d6 nhu cau vé nha & tré thanh mot trong nhiing thach thire cap
bach nhat. Sy phat trién thiéu can dbi cta thi trudng bat dong san trong nhitng nim qua di khién gia nha
tang vuot xa kha nang chi tra ciia dai b phan nguoi dan. Theo mdt nghién curu, trung binh mot nguoi Viét
Nam phai mét it nhat 23,5 nam tich lily toan bd thu nhap mai co thé s& hitu mot can nha, dua Viét Nam
dung thir 14 trong s6 107 qudc gia vé mirc d6 kho tiép can nha & (Mai Ha, 2023). Tai Viét Nam, tu duy vé
nha & da trai qua sy chuyén bién sau sic, tir co ché bao cap sang co ché thi truong ké tir thoi ky Di méi.
Tuy nhién, sy van hanh thuan tay theo quy ludt cung - cau da lam gia bat dong san khong ngimg gia tiang,
vuot qua kha nang chi tra ciia phan 16n ngudi lao dong. Khoang cach nay dit ra yéu ciu khach quan vé sy
can thiép ctia Nha nudc thong qua cic cong cu phap ludt va chinh sach cong nham hinh thanh mét phan
khtc nha & c6 tinh an sinh. NOXH ra doi nhu mot ché dinh phép 1y tit yéu nham khic phuc nhitng khuyét
tat ciia co ché thi trudng, gop phan hién thuc hoa quyén c6 noi & ciia cong dan duge ghi nhan tai Diéu 43
Hién phap nim 2013.

Ban chét cbt 16i cia NOXH ¢ hau hét cac qudc gia 1a tinh “phi thi truong” (non-market housing), thé hién
0 viéc nha & dugc cung cz‘ip véi muc gia hoac tién thué thép hon gia thi truong va viéc tiép can duoc thuc
hién théng qua cac tiéu chi, thi tuc hanh chinh chit ché nham bao dam quyén tiép can nha ¢ cho cac nhom
dbi tuong yéu thé trong xa hoi (MetroVancouver, 2024). Du ¢6 sy khac biét vé thuat ngitr do dac thu chinh tri,
kinh té va xa hoi, muc tiéu ¢t 16i cia cic mo hinh nay déu hudng dén an sinh nha ¢. Nhiéu qudc gia chau
Au str dung khai niém “nha & phi loi nhuan” hodc “nha & cho thué voi gia vira phai”; trong khi Hoa Ky va
Vuong qudc Anh phd bién véi thudt ngit “nha & cong cong” hodc “nha & gia phai chang” (UNECE, 2015).

Khac véi nha & thuong mai, NOXH mang dic diém phép 1y riéng biét: 12 loai hinh an sinh xa hoi duoc
Nha nude diu tiét gia cg; quyén tiép can bi gidi han boi diéu kién chit ch&; va md hinh phat trién phu
thudc dang ké vao su hd tro tai chinh tir Nha nude (Qudce hoi, 2023). Chinh dic diém nay khién co ché hd
trg tai chinh tré thanh yéu té quyét dinh hiéu qua chinh sach. Do phéap luét gi¢i han lgi nhuan, gia ban va
ddi tuong giao dich, hoat dong dau tu NOXH kho hép din khu vuc tu nhan néu thiéu cac chinh sach hd
trg phu hop. Vi vy, cac cong cu tin dung uu dai, mién giam thué, tién stir dung dat chinh 13 nén tang bao
dam dé hé thong phap luat vé NOXH van hanh trén thuc té.

Nham giai quyét vin dé nay, ngay 03/4/2023, Thu tudéng Chinh phii ¢3 ban hanh Quyét dinh s 338/
Qb-TTg phé duyét Bé an “Pau tu xay dung it nhit 1 triéu cin ho NOXH cho ddi twong thu nhap thap,
cong nhan khu cong nghiép giai doan 2021-2030” (Thi twéng Chinh phii, 2023). Tuy nhién, thuc tién cho
thiy muc tiéu nay dang gip kho khin do chua hinh thanh dugc co ché hd tro tai chinh 6n dinh, bén viing
va dai han. Pay 14 van dé can tiép tuc nghién ciru dé hoan thién phap luét.

2. Kinh nghi¢m phap luit vé hd tro tai chinh ddi véi nha & xa hgi tai Singapore

2.1. Boi cdnh hinh thanh va phdt trién ciia phdp ludt vé nha 6 xi hoi tai Singapore

Nim 1960, Qudc hoi Singapore ban hanh Pao luat Phat trién Nha ¢ (Housing and Development Act
1960), thanh 1ap Uy ban Phat trién Nha & (HDB) chiu trach nhiém quy hoach, xay dyng, quan Iy va phan
phbi NOXH (Yap, 2007). Singapore khong chon mé hinh Nha nuéc truc tiép bao cap toan bo chi phi. Hé
théng phap luat dugc thiét ké theo nguyén tic két hop giita trach nhiém ctua Nha nudc va nghia vu tu tich
lity ctia ngudi dan. Nha nudce kién tao thé ché, quy hoach va hd tro tai chinh, trong khi ngudi dan tham gia
co ché tiét kiém bét budc dé tao nguén phuc vu nhu cAu nha & cta chinh minh (Chan et al., 2016). Triét
1y 1ap phép nay la nén tang cho hé thong phap luat tai chinh NOXH tai Singapore. Phap luét lién tuc dugc
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sira d6i dé thich ing, duy tri nguyén tic tiép can nha & qua co ché tai chinh 6n dinh, ty van hanh, giap hon
90% dan s6 sinh séng trong cin ho do Nha nudc phét trién (Tam Duong, 2026).

2.2. Quy dinh ciia phdp ludt vé co ché hé tro tai chinh doi véi nha ¢ xi hoi tai Singapore

DPao luat Quy Phong xa Trung wong Singapore (Central Provident Fund Act 1953). P4y 1a van ban phap
luat giir vai tro trung tim trong viéc tao 1ap ngudn vdn cho chwong trinh NOXH.

Thir nhat, vé nguon hinh thanh quy tai chinh. Pao luat Quy Phong xa Trung uong Singapore quy dinh
ngudi sir dung lao dong va ngudi lao dong co nghia vu dong gdp bit bude vao Quy Phong xa Trung wong
Singapore (Central Provident Fund - CPF) theo ty 18 do phap ludt quy dinh va duoc diéu chinh theo ting
thoi ky. Khoan dong gop nay dugce phan bo vao nhidu tai khoan khac nhau, trong d6 Tai khoan Thong
thuong (Ordinary Account) duge phap luat cho phép sir dung dé thanh toan tién mua, thué mua hoic tra
ng vay d6i véi NOXH (Parliament of Singapore, 1953). Quy dinh nay tao ra mt ngudn vén tich liiy dai
han, 6n dinh va c6 tinh bét budc. Viéc thiét ké co ché dong gop bit budc xudt phat tir quan diém lap phap
rang nghia vu bao dam chd ¢ phai duoc chia sé gitra Nha nude va ngudi lao dong, thay vi hoan toan dya
vao ngan sach.

Thir hai, vé co ché huy déng va sir dung nguén von. Phap luat cho phép Chinh phi phat hanh trai phiéu
dic biét Special Singapore Government Securities (SSGS) dé huy dong ngudn tién tir CPF va st dung
ngudn von niy cho cac chwong trinh phat trién nha & do HDB trién khai. Theo Pao luat Chimg khoan
Chinh phu Singapore (Government Securities Act), ngudn tir CPF dugc dau tu vao SSGS khong thé duoc
sir dung cho chi tiéu ctia chinh ph, diéu nay khang dinh ban chét ciia SSGS 1a mot cong cu dau tur an toan
cho quy CPF, chir khong phai 14 ngudn thu dé chinh phii chi tiéu cho cac muc dich khéac (See, 2024). Co
ché nay giup Nha nudc c6 dugc ngudn tai chinh quy mé 1on dé dau tu xay dung NOXH ma khong tao ap
lyc tryc tiép 1én ngan sach thuong xuyén.

Thit ba, vé co ché tin dung nha ¢. Pao luat Phat trién Nha ¢ trao cho HDB tham quyén cung cp cac
khoan vay wu dai ddi voi nguoi du diéu kién mua NOXH. Lai suit cho vay dugc xac dinh theo cong thirc
phap lut quy dinh, gin véi 13i suat ciia CPF va chi cao hon & mirc rat thip nham bao dam tinh 6n dinh va
kha nang chi tra cia ngudi dan (Parliament of Singapore, 1959). Dong thoi, phap luat cho phép ngudi mua
sir dung truc tiép s tién tich lily trong Tai khoan Thong thuong ctia CPF dé thanh toan tién tra gop hang
thang (Central Provident Fund Board, n.d-a). Co ché nay 1am giam déng ké su phu thudc vao tin dung
thuong mai va han ché rui ro tai chinh d6i véi nguoi mua nha.

2.3. Thuee tién dp dung quy dinh ciia phdp ludt vé co ché hé tre tai chinh déi véi nha 6 xa hdi tai
Singapore

Thuyec tién 4p dung cho thay, cac quy dinh phap luat vé hd trg tai chinh ctia Singapore di phat huy hiéu
qua cao. Nho co ché tiét kiém bat budc két hop véi tin dung wu dai va nguén von diu tu 6n dinh, HDB
¢6 du nang lyc tai chinh dé trién khai cac chuong trinh phat trién NOXH véi quy mé 16n trong thoi gian
dai. Pong thoi, nguoi dan co diéu kién tiép can nha & thong qua chinh ngudn tich lily ctia minh thay vi
phu thudc hoan toan vao cac khoan vay thwong mai. Dén nay, trén 90% dan sb Singapore dang sinh séng
trong cac can ho do HDB phat trién, cho thay hiéu qua ciia mé hinh phép Iy nay trong viéc bao dam quyén tiép
can nha ¢ (Tam Duong, 2026).

Tuy nhién, bén canh nhiing thanh cong, qua trinh thuc thi cling boc 16 mot sb han ché. Quy dinh vé ty
1¢ déng gop bét budc vao CPF ¢ mirc twong ddi cao dao dong tir 12,5% dén 37% tién lwong hang thang
lam giam thu nhap kha dung ctia nguoi lao dong trong ngin han (Central Provident Fund Board, n.d-b).
Bén canh d6, viéc cho phép sir dung phan 16n khoan tiét kiém dé dau tu vao nha ¢ ciing 1am phat sinh tinh
trang tai san cta nhiéu ho gia dinh tap trung chu yéu vao bt ddng san, trong khi nguén tién mat phuc vu
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nhu cdu sinh hoat sau khi nghi huu trong d6i han ché (PropertyNet.SG, 2026). Piéu nay budc Chinh phu
Singapore phai nhiéu lan diéu chinh phap luat vé CPF nham cén bang giita muc tiéu bao dam nha & va
muc tiéu an sinh tudi gia.

3. Thuc trang phap luét va thuc tién ap dung vé hd tro tai chinh ddi véi nha & xa hgi tai Viét Nam

3.1. Sw hinh thanh va phat trién ciia phdp ludt vé hé tro tai chinh doi véi nha 6 xi héi

Chinh sach hd trg tai chinh hinh thanh tir Luat Nha & nim 2005 va tao dung khung phap 1y tuong ddi
day du tai Luat Nha & 2014. Bén Luat Nha & nam 2023 va Nghi dinh s6 100/2024/ND-CP, hé théng phap
luat tiép tuc md rong chinh sach uu dai, chuyén tir dwa vao ngan sach sang két hop huy dong von tu nhan
va tin dung. Du phu hop dé giam ap luc ngan sach, hiéu qua thuc té van can duoc danh gia.

3.2. Quy dinh ciia phdp ludt vé nguon vén va tin dung wu ddi

Theo Diéu 85 Luat Nha ¢ 2023, ngudi mua, thué mua NOXH dugc tiép can cac khoan vay uu dai nham
giam chi phi von. Trén thuc té, tin dung wu dai phu thudc vao cac chuong trinh giai doan nhu Goi 120.000
ty ddng. V& ban chat, ddy khong phai quy nha nude ma 1a von thuong mai tir cic ngan hang, nén van phai
tuén tha Luat Céc td chirc tin dung vé quan tri rui ro va an toan tin dung. Sy khac biét gitta muc ti€u an
sinh va nguyén tic tin dung kinh doanh lam phat sinh kho khan. Muc 13i sudt thuc t& van kha cao so véi
hiéu qua du an va tai chinh ngudi mua. Piéu kién giai ngan theo chuan thuong mai khién kha ning tiép
can han ché. Ty 1é giai ngan goi 120.000 ty ddng rat thdp, phan anh khoang cach giita luat phap va thuc
thi (Tam Nguyén, 2025). Viét Nam van chua c6 co ché nguén vOn dai han tu van hanh nhu CPF, 1am han
ché hiéu qua tin dung wu dai.

3.3. Quy dinh vé wu ddi déi véi chii dau tw va nhitng vuwéng mdc trong thuec tién dp dung

Bén canh chinh sach tin dung, phap luat hién hanh con quy dinh nhiéu co ché wu dai nhiam khuyén
khich doanh nghiép tham gia phat trién NOXH. Theo Nghi dinh s6 100/2024/ND-CP, chu dau tu duoc
mién tién st dung dat, tién thué dat; duoc hudng cac wu dai vé thué gia tri gia ting va thué thu nhap doanh
nghiép; dong thoi dugc huong muc loi nhuan dinh mirc tdi da 10% tong chi phi dau tu xay dung ddi véi
phan dién tich NOXH (Chinh phu, 2024). Viéc quy dinh giéi han loi nhudn xudt phat tir muc tiéu bao dam
tinh chit an sinh cia NOXH, han ché tinh trang doanh nghié¢p chay theo lgi nhuan qua mirc lam anh hudng
dén kha ning tiép can nha & clia ngudi thu nhap thap. Dong thoi, cac wu dii vé dat dai va thué duoc thiét
ké nham bu dap phan loi nhuin bi khdng ché nay.

Tuy nhién, chinh sach chua du thu hat doanh nghiép do thiéu dong bo gitra cac quy dinh phap luat. Cac
thu tuc giao dat, giai phong mat bang kéo dai nhiéu ndm 1am phat sinh chi phi 13i vay va duy tri hoat dong
(Thanh Huong va My Trang, 2026). Co ché kiém toan gia ban hién hanh chua phan anh du chi phi thyc
té, khién dinh murc 10% nhiéu khi khéng bao dam ty suat sinh 10 thyuc té sau quyét toan. Sy thiéu lién két
giita phap luat vé nha 6, dit dai, tai chinh lam giam strc hap din ciia dy an NOXH.

4. Pinh hwéng hoan thién phap luit vé hd tro tai chinh ddi véi nha ¢ xi hi tai Viét Nam

Kinh nghiém Singapore cho thdy, hiéu qua NOXH doi hoi co ché tai chinh luat hoa, ngudn von 6n dinh
lau dai gén 1ién hé thong an sinh. Phap lut Viét Nam du di c6 co ché wu dii nhung van thiéu nén tang tai
chinh bén viing.

4.1. Nghién ciru hoan thign co ché tao Iip nguon von dai han cho nha 6 xi hji

Mot trong nhirng nguyén nhan lam han ché hiéu qua cua chinh sach tin dung vu dai 1a phap luat chua
thiét 1ap dugc ngudn von dai han danh riéng cho phat trién NOXH. Trén thuyc té, viéc trién khai cc chuong
trinh tin dung van cha yéu dua vao cac goi hd tro theo tung giai doan, nén tinh on dinh chua cao va kho
dap tng nhu cau von lau dai. Tir kinh nghiém cta Singapore, Viét Nam khong nhét thiét phai xay dung mot
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mo hinh tuong tu CPF, nhung c6 thé nghién ctru tiép thu nguyén tic tao 1ap ngudn von an sinh thong qua
co ché tich lity dai han dugc luat hoa. Theo d6, trong qua trinh sira d6i phap luat vé nha ¢ va phap luét vé
bao hiém xa hoi, co thé xem xét kha ning thiét ké mot co ché tai khoan tich liy phuc vu muyc tiéu NOXH
v6i pham vi, d6i twong va phuong thire quan 1y dugce quy dinh chit ché. Ngudn tai chinh nay chi dugc sir
dung cho myc dich mua hozc thué mua NOXH theo cac diéu kién do phap luat quy dinh, qua d6 gop phan
hinh thanh nguén von 6n dinh, gidm sy phu thudc vao cac chuong trinh tin dung ngén han. Viéc nghién
ctu mo hinh nay can duogc danh gia toan dién vé tac dong ddi véi thi truong lao dong, hé théng an sinh xa
hoi va kha ning can d6i quy dé bao dam tinh kha thi trong diéu kién Viét Nam.

4.2. Hoan thién phdp lugt vé dinh ché tai chinh phuc vu phat trién nha 6 xi hji

Thuc tién ap dung cho thiy, viéc thuc hién chinh sach tin dung vu dii thong qua cic ngan hang thuong
mai con gip nhiéu han ché do cac t6 chirc tin dung van phai tuan thi nguyén tic bio dam an toan hoat dong
theo quy dinh cta phéap luat vé ngan hang. Diéu nay din dén sy khac biét gitra muyc tiéu an sinh cta chinh
sach NOXH va yéu cau quan tri rili ro trong hoat dong tin dung. Dé khic phuc han ché niy, can nghién ctru
hoan thién khuén khé phap luat theo hudng hinh thanh mét dinh ché tai chinh chuyén bi¢t phuc vu phat
trien NOXH. Dinh ché nay c6 thé hoat dong trén co sé ngudn vén duoc ludt hoa tir nhiéu kénh khac nhau
nhu ngan sach nha nudc, phat hanh trai phiéu, cac ngudn tai chinh hop phap khac va sy tham gia ctia khu
vuc tu nhan theo co ché pht hgp. Quan trong hon, phap luét can quy dinh rd co ché huy dong, quan 1y, sir
dung va giam sat ngudn von nham bao dam tinh minh bach, 6n dinh va bén virng. Chi khi c6 mot ngudn
vbn dai han va van hanh doc lap véi tin dung thuong mai thi chinh sach cho vay wu dai d6i voi NOXH méi
c6 diéu kién phat huy hiéu qua trén thuc té.

4.3. Hoan thign co ché wu dii tai chinh doi véi chii dau tw dw dn nha ¢ xa hji

Nhirng phén tich & Phin 3 cho thay, hé théng wu dai hién hanh tuy kha diy du nhung hiéu qua thyc té
con han ché do thiéu su déng bd gitta phap luat vé nha ¢, dat dai, dau tu, tai chinh va thué. Vi vay, viéc
hoan thién phap luit khong nén chi ding ¢ viéc mé rong sb lwong chinh sach wu ddi ma can tap trung nang
cao hi€u qua thyc thi cia cac chinh sach hién co. béi vai quy dinh vé lgi nhuin dinh mtc, cin tiép tuc
nghién ciru danh gia mirc d6 phu hop ciia co ché khéng ché lgi nhuén trong bdi canh chi phi dau tu, chi phi
vbn va thoi gian trién khai du 4n c6 nhiéu bién dong. Trudng hop tiép tuc duy tri co ché nay, phap luat can
ddng thoi hoan thién phuong phéap xac dinh gia ban, gia thué va cac khoan chi phi hop 1y dugc tinh vao gia
thanh nham phan anh dung chi phi thuc té cia doanh nghiép. Bén canh dé, c6 thé nghién ciru bo sung cac
co ché wu di tai chinh linh hoat hon, nhu mé rong chinh sach wu dai thué hodc cac hinh thirc khuyén khich
dau tu khac d6i voi doanh nghiép tham gia phét trién NOXH. Dong thoi, can ddy manh céi cach thu tuc
hanh chinh, rat ngin thoi gian chuén bi dau tu va ting cudng su thdng nhat giita cac quy dinh cua phéap luat
vé nha ¢, dat dai, dau tu va xay dung. Pay la diéu kién quan trong dé cac chinh sach wu dai tai chinh thuc
su phat huy hiéu qua, tao dong lyc thu hit khu vyuc tu nhan tham gia phat trién NOXH trong thoi gian toi.

5. Két ludn

Phap ludt vé hd trg tai chinh ddi véi NOXH khong don thuan 1a cac quy dinh vé wu dai thué hay 13i suat,
ma 1a mot ché dinh phap luat mang tinh téng hop, quyét dinh tinh kha thi ctia toan bd chinh sach an sinh
nha 6. Viéc phan tich hé thong phap luat ciia Singapore cho thay sy thanh cong chi dén khi c6 mot dao luat
mang tam chién lugc, tao ra nguén von ndi sinh bén ving (CPF). Déi véi Viét Nam, dé Luat Nha & nam
2023 thyc sy di vao cudc song, co quan lap phap va hanh phép can tir bo tu duy dua vao tin dung thuong
mai ngan han. Thay vao d6, can lut hoa céc thiét ché tai chinh chuyén biét, dong b hoéa phap luat vé nha
&, dat dai, thué va bao hiém x4 hoi, tao 1ap mot hanh lang phap 1y vira dam béo tinh an sinh, vira ton trong
cac quy ludt cua kinh té thi trudngm
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