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Tém tit:

Bai viét phan tich mot s6 khia canh tam 1y ciia nguwoi kinh doanh bat dong san trong béi canh thi truong c6
nhiéu bién dong. Nghién ciru sir dung phirong phdp phan tich, tong hop tdi liéu, trén co so cac nghién ciru
vé tam Iy hoc, van ban phdp ludt va tai liéu lién quan dén thi truong bat dong san. Két qua nghién ciru nhdn
dién mot sé trang thai va biéu hién tam 1y dang chii y ciia nguoi kinh doanh bdt déng san, gom: tam 1y ddm
dong, cang thang, lo ngai riii ro, ky vong vao sie phuc hoi ciia thi truong va tam 1y do dir triede cdc quyét
dinh dau tw. Trén co s6 d6, bai viét dé xudt mot so giai phdp vé hoan thién chinh sdch, tang cuwong minh bach
théng tin va qudn 1y thi truong nham gop phan én dinh hoat dong kinh doanh bat dong sdn.

Tir khéa: tam 1y, bt dong san, kinh doanh bdt déng san, nguwoi kinh doanh bt dong sdan

Psychological aspects affecting real estate business operators in the current
period
Abstract:

This study examines several psychological aspects affecting real estate business operators in the context of
a highly volatile market. Using analytical and literature-synthesis methods, the study draws on research in
psychology, legal documents, and materials related to the real estate market. The findings identify several
notable psychological states and behavioral tendencies among real estate business operators, including
herd mentality, stress, risk anxiety, expectations of market recovery, and hesitation when making investment
decisions. On this basis, the study proposes several solutions involving policy improvement, greater
information transparency, and stronger market management to contribute to stabilizing real estate business
activities.
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1. Dit van dé

Thi trudng bat dong san chiu tic dong cua nhidu yéu té kinh té, tai chinh, phap 1y va tam ly. Trong bbi
canh kinh té trong nudc va qudc té c6 nhidu bién dong, nhirng thay doi vé 13i suét, tin dung, gi ca va chinh
sach quan 1y c6 thé tic dong dén ky vong ciing nhu quyét dinh cua cac chu thé tham gia thi truong. Bén
canh céc yéu t6 vé cung, ciu va ngudn von, tim 1y ciia ngudi tham gia ciing 1a mot yéu té can duoc xem
xét khi phan tich dién bién cua thi trudng bat dong san.

Thuec té cho thay, trong nhitng giai doan thi trudng ting truéng manh, ky vong vé kha ning ting gia va
loi nhuén c6 thé thac déy tam ly dam dong, lam gia tang hoat dong dau tu va dau co. Nguoc lai, khi thi
truong suy giam, thanh khoan thap hodc chi phi tai chinh gia ting, tim 1y than trong, lo ngai rui ro va do
du trong cac quyét dinh mua, ban hodc tiép tuc nam giir bit dong san c6 xu hudng gia ting. Su tic dong
ctia yéu té tam 1y c6 thé gop phan 1am thay d6i hanh vi ciia cac chu thé va anh hudng dén quan hé cung
- cAu trén thi truong. Theo Pang Hung Vo (2022), viéc nhan dinh khong chinh xac vé cung - ciu va hoat
dong dau co co thé tao ra cung, cau khong phan anh ding nhu cau thyuc té va gop phan hinh thanh cac dot
“st” bat dong san.

Cung v&i nhirng bién dong cua thi trudng, hé thong chinh sach, phap luat vé& dit dai, nha & va kinh
doanh bét dong san tiép tuc duge diéu chinh, hoan thién, qua do tac dong dén moi truong kinh doanh va
quyét dinh cua cac cha thé tham gia thi trudng. Trong bdi canh d6, viée nhan dién va phan tich cac biéu
hién tam 1y ctia ngudi kinh doanh bat dong san co y nghia trong viéc 1am rd hon hanh vi cta cac chu thé
trude nhitng thay doi cua thi truong va méi truong phap 1y.

Trén co so d6, bai viét phan tich mot sb biéu hién tdm 1y ctia ngudi kinh doanh bat dong san trong bbi
canh thi trudng bién dong, 1am rd nhimg yéu té co lién quan va dé xuat mot s giai phap nham gop phan
on dinh tam 1y ctia céc chu thé va nang cao tinh minh bach, lanh manh cua thi truong bat dong san.

2. Co s6' 1y thuyét va phwong phap nghién ciru

2.1. Co sé Iy thuyét

Pé tim hiéu vé cac khia canh tam 1y ctia nguoi KDBBS trudce hét can phan tich vé tam 1y nguoi. Tam
ly cia con nguoi c6 thé dugce y thirc hodc khong duoc y thirc, nhung nhitng gi khong dugc ¥ thirc ¢ con
ngudi khac vé chat so véi tim ly dong vat (Vi Diing, 2008). Theo Tam 1y hoc, tim 1y ngudi 1a sy phan anh
hién thuc khach quan vao ndo ngudi théng qua chi thé, tim 1y ngudi ¢ ban chét xa hi - lich st (Nguyén
Quang Uan, Nguyén Vin Lily & Dinh Van Vang, 2011). Tam 1y cia nguoi KDBDS 1a luén bi thu hut trude
loi nhuén vat chét, loi nhuan cao (c6 ging mua ré rdi ban duoc gia cao) nén tac dong vao y thirc, bude con
nguoi phai tim moi cach giéng nhu ngudi khac (tim 1y so sanh, tim Iy dam dong), vi thé 161 cudn da sé
moi ngudi vao KDBDS véi nhiéu suy nghi, tim 1y, diing theo ban chat ciia con nguoi.

Luédt BDS c6 nhiéu thay doi, anh hudng t6i loi ich ciia nguoi KDBDS, nhu Luiat BDS nim 2006
ban hanh, ¢6 hi¢u lyc nim 2007 thi lic d6 ngudi KDBDS méi ¢6 cin cir phap 1y rd rang vé hoat dong
KDBPS. Tiép theo 1a Luat KDBDS nam 2023, tai Khoan 1 Diéu 1 quy dinh: "Luat nay quy dinh vé
KDBDS, quyén va nghia vu cua to chirc, ca nhan trong KDBDS va quan 1y nha nudc vé KDBDS". Tiép
dén tai Khoan 1 Piéu 3 Luat KDBDS nam 2023 quy dinh: "KDBDS 1a hoat dong nham muc dich tim
kiém loi nhuan thong qua viéc bo von dé tao 1ap nha &, cong trinh xay dung, quyén st dung dat di co
ha tﬁng k¥ thuat trong du an BDS dé ban, chuyén nhuong; cho thué, cho thué lai, cho thué mua nha ¢,
cong trinh xay dung; cho thué, cho thué lai quyén sir dung dat da c6 ha ting k¥ thuat trong dy 4n BDS;
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chuyén nhuong du an BDS; kinh doanh dich vu BPS". Tai Diéu 9 Luat KDBDS niam 2023 quy dinh vé
diéu kién ddi voi to chirc, ca nhan khi KDBBS: "... T chtic, c4 nhan khi KDBDS phai thanh 1ap doanh
nghiép theo quy dinh cta phap luat vé doanh nghiép hodc thanh lap hop tac x4, lién hiép hop tac xa
theo quy dinh cua phap luat vé hop tac xi, c6 nganh, nghé KDBPS... T chirc, ca nhan khi kinh doanh
dich vu BPS phai thanh 1ap doanh nghiép theo quy dinh cua phap luat vé doanh nghiép hodc thanh lap
hop tac x3, lién hiép hop tac xa theo quy dinh cua phap luat vé hop tac xa (goi chung 1a doanh nghiép
KDBBDS), phai dap Gng cac diéu kién theo quy dinh ctia Luat nay" (Qudc hoi, 2023). Pong thoi Luat
Nha & nam 2023 ra doi quy dinh vé vé s& hitu, phét trién, quan 1y van hanh, sir dung nha ¢, giao dich
vé nha & va quan ly Nha nudc vé nha & tai Viét Nam; quy dinh vé giao dich mua ban, cho thué mua,
cho thué nha ¢ thuong mai ciia doanh nghié€p, hop tac x4, lién hié€p hop tac xa c6 churc nang kinh doanh
BPS, giao dich chuyén nhuong hop déng mua ban nha & dugc thyc hién theo quy dinh cua phap luat
vé kinh doanh BDS. v¢i nhiéu quy dinh nhu khuyén khich doanh nghiép, chu dau tu tham gia vao céac
dy 4n nha o, thao g& nhirng "diém ngh&n" vé phap 1y ddi voi chi dau tu dy 4n phat trién nha & xa hoi
(Quéc hoi, 2023). Hién nay Ngan hang dang day manh thanh 1y BDBS nham thu hdi ng déi véi BPS ¢6
lich sir ng xau, khong c6 kha ning tra 1ai hodc da thong nhét cac bén vé cach xur 1y tai san BPS. Chi
phi 13i vay trong thoi gian qua da bat dau tac dong rd hon dén quyét dinh mua nha. O nhirng giai doan
gan day, khi ngudi mua phai thanh toan cac khoan tién cudi cung trudc thdi diém nhén cin ho, thi
truong da xudt hién tinh trang chirng lai. Ngudi mua da bét chay theo tim 1y dam dong va chu trong
hon dén ngudn vén, ngudn tién tir dong tién ca nhan, thay vi dwa vao cac khoan vay ngin han trong
thoi gian 4n han cua dy 4n. Da sb chinh sach phap luat cua co quan Nha nuée duoc ban hanh kip thoi,
dung thoi diém da cing ¢b niém tin tuyét ddi cua ngudi dan vao co quan Nha nude, tuy nhién ciing co
nhirng chinh sach phap luat ban hanh cham tré, gay ra tam 1y lo ling cho ngudi dan KDBDS. Nhiing
nguoi dung "don bay" tai chinh trong KDBBS giai doan hién nay phai "gdng minh" tra 13i boi vi nhin
nhén van dé KDBDS sai hudng.

2.2. Phwong phdp nghién ciru

Duya trén phuong phap nghién ctru phan tich, tong hop dé luan giai van dé can nghién ctru tam 1y cta
nguoi KDBDS, phuong phap trén duoc sir dung trong bai luan nham hé thdng héa co so 1y luan va thuc
tién vé tam 1y nguoi KDBBS, trong d6 phuwong phép nghién ctru tai liéu 1a chii yéu. Bai luan nay dua trén
céc gi4o trinh, tap chi, bai bao dé phan tich, tong hop. Phuong phap nghién ctru tai liéu 1 mot phan quan
trong trong nghién ctru tdm ly hoc. Pay la phuong phap kham phé nhitng cong trinh nghién ctru khac
trong pham vi d& tai nghién ctru. Str dung phuong phap nay, ngudi nghién ctru hoan toan khong truc tiép
theo ddi d6i twong, khong giao tiép va khong nhan dugc nhitng phan tmg tir d6i twong. Phuong phap nay
hoan toan dua vao tai lidu di thu duoc c6 sdn dé danh gia dbi twong nghién ctru (Hoang Moc Lan, 2017).
Nguén tai li€u bao gém cac Luat cua Quéc hoi, cac gido trinh, tr dién hoc, cac bao, tap chi co lién quan
dén van d¢ luan giai.

3. Két qua va théo ludn

3.1. Két qua

Mét 1, khia canh tam Iy "chay" theo sé déng (dam déng) trong KDBDS
Hién tugng tdm ly ddm dong la hién tugng tdm ly xa hoi xudt hién & mot tap hop nguoi biéu hién qua
nhiing danh gia va tam thé giéng nhau, dinh khuon va khuén mau hanh vi do am thi duogc tiép nhan, it
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nhiéu lién quan dén trang thai xtic cam tdm Iy ciia nhiéu ngudi trong cing mot thoi gian nhu 14 két qua cua
giao tiép trong nhom 16n (Vii Diing, 2008).

Theo Mai Hanh (2012), "BPS: Pdn dau tam ly..."by dan"...v6i suy nghi BDS khong bao gio xudng
gia va cu budc chan vao la co tién ty, rat nhiéu nguoi da dbc hét tiém lyc cho n6. Khoé khan lan rong, sup
d6 day chuyén 1 hau qua cua viéc dau tu theo dam dong dang khién nhiéu doanh nghiép ding bén bo vuc
pha san". Tir d6 cho thiy cac co quan Nha nuéc dd ndm rd, thdu hiéu tim 1y ctua doanh nghiép KDBBDS,
ngudi KDBDS, bai bao da noi 1én tdm 1y, tdm tu, nguyén vong cua ngudi KDBDS hién nay dang rat "tam
1" chi mudn rat ra khéi linh vuc BDS, ho mua khong dam mua, dau tu khong dam dau tu, chi mudn ban
nhung ma ban thi ciing khong dugc. Va Bao Dién tir Chinh phii (2023) ciing dd phan tich: "Khong thé dé
cac nha dau co mua gom BBS, tich trir bién d6 thanh lgi nhuén khéng 15 trong tuong lai", trong d6 nhan
manh, dét dai 12 tai nguyén quy hiém, nha & 1a nhu cau thiét yéu, chinh vi vdy ching ta can xay dung chinh
sach BDS trén nén tang nay. Khong thé dé cac nha dau co mua gom BPS, mua gom tai nguyén dé tich trir,
bién d6 thanh lgi nhuan khong 16 trong tuong lai, trong khi nhu cau ciia nguoi dan khong duoce dap tng.
Vi nhirng phan 4nh cua béo chi, cua cic co quan Nha nuée lam sé dong ngudi KDBDS véi tim 1y e dé
khi quyét dinh dau tw KDBDS, boi vi BDS khong con 1a linh vice dau tu hip din hién nay hay trong thoi
gian tdi nira.

Hai la, khia canh stress cua nguwoi KDBDS trong giai doan hién nay

Tam 1y nguoi KDBDS d6i chiéu tir s bo 1§ dén sg mua sai. Ngudi KDBDS trong giai doan hién nay
chiu anh hudng rat 16n v6i tam 1y than trong, chuyén dich tir "so bd 16" sang "s¢ mua sai/rui ro phap 1y"
(Vi Anh, 2026), hay voi tam 1y nguoi mua BDS déo chiéu: Nbi so 16n nhat 1a 'mua sai'. Tam 1y nguoi mua
BDS dang thay d6i manh mé&. Néu trude day, nhiéu nha dau tu lao vao thi truong voi ndi so bo 15 co hoi,
thi hién nay, ndi s¢ 16n hon lai la... mua sai (Thién An, 2026). Bén canh d6, 13i sudt ngan hang lén cao lam
ngudi KDBDS stress, Thang 7 khong nha bang nao giam 13i suit cho vay, noi cao nhit ting 1én 11,34%/
niam, Ngoai GPBank, cac ngan hang (trong nhom 19 ngan hang di cong bd) c6 13i suit cho vay binh quan
trén 10%/nam gém Vikki Bank 10,82%, BVBank 10,71%, Techcombank 10,62%, Bac A Bank 10,48% va
Viet A Bank 10,19%. D4y ciing 1d nhém ngan hang c6 mit bang i suat cho vay binh quéan cao nhat trong
s6 cac ngan hang di cong bd (Tuan Nguyén, 2026). Dau nhimng nim 2020, khi gia tri BDS ting trén khip
moi mién dat nudc, tir thanh phé td1 d6 thi, moi néo duong da anh huong toi tam 1y nguoi KDBDS. Pé rdi
nguoi ngudi déu KDBDS, ho bo cong viée dang lam dé theo nghé KDBPS, theo d6 cac dich vy ciing dn
theo nhu "mai gidi BDS", "co gidy t0", "co dich vu": sang tén, thé chap, vay vén,... dé roi ngay hom nay,
ngudi nguoi KDBDS déu phai mang tim 1y ning né, dau x6t vé hau qua cua nhitng viéc minh da dau tu
BDS, KDBDS. Hién nay kinh té kh6 khin trén ca nuée, cong viée 1am ngay cang bi siét chit vé mit phap
1y, ma phai ké dén 1a thué, tin dung 1ai suit cho vay, da lam cho gia tri BDS khap noi trén ca nudc tro vé
gia tri thuc cua no, co noi gia tri giam 2/3 gia tri so vdi lac dinh diém "sbt dat", "s6t BDS", hién tai nguoi
dung don by tai chinh (vay tin dung) dé dau tu KDBDS thi ngudi ban thi nhidu v6 ké, ngudi mua thi it.
Nhitng diéu d6 di anh huong t6i tam Iy dai da s6 dam dong, nguoi KDBDS.

Ba la, khia canh sikc khoe tam than cia nguoi KDBDS

Theo T6 chirc Y té Thé giéi (WHO), khai niém nay (stc khoe tdm than) khong chi don thuan 1a viéc
khong méc cac bénh hay r6i loan tim than, ma 12 mot nén tang toan di¢én vé su can bf‘?mg ndi tam va kha

nang thich mg véi moi trudong. Strc khoe tim than 1a nén tang cho sy khée manh va hoat dong hi¢u qua
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cuia cac ca nhan. Stre khoe tam than khong chi 1a trang thai khong co rdi loan tAm than, ma con bao gém
kha ning suy nghi, hoc hoi va hiéu dugc cam xtc ciia mot ngudi va phan Gng ctia nguoi khac. Strc khoe
tam than 1a mot trang thai can bang, ca bén trong co thé va véi moi truong. Cac yéu t6 thé chat, tam 1y,
x4 ho1, van hoa, tinh than va cac yéu t6 lién quan khac déu tham gia vao viéc tao ra su can bé'mg nay. Co
mbi lién hé khong thé tach roi giita sirc khoe tAm than va thé chat (World Health Organization, 2026).
Thi trudng BDS ca nude vira trai qua mot giai doan sot dit kéo dai trong nhiéu niam lién tiép. Con sbt
dat d6 mang dén niém vui cho nhiéu nguoi, nhung ciing khién khong it ngudi phai budn (Luu Bang,
2023). Bén canh sd it nguoi vira "chién thing" trong KDBDS thi da sé nguoi KDBPS dang nhiéu bat
6n vé strc khoe tam than. Ho séng trong tam 1y lo au, bon chon, tim 1y ning né, cong viéc thi kho khin
trong khi hang thang phai "gdng 13i", ho vui it, twoi cudi it hon, tham chi c6 nguoi vi KDBDS ma phai
bo cé gia dinh, dong ho, ban bé dé di noi khac 1am viéc dé tranh no nan, 16i dam tiéu cia moi nguoi vi
thua 16 trong KDBDS.

Bon la, khia canh tam Iy dé nay sinh tiéu cyc ciia nguoi KDBDS khi cong viéc tru cét, nguon thu nhdp
chinh bdp bénh, thiap, KDBDS é am, gid tri BPS giam gid tri theo thoi gian

Vi KDBDS thoi ky "sét dat" dem lai nhiéu loi ich 16n va v6i tdm 1y nhidu nguoi thing 16n, "BDS
mua ddu 1a thing do", "BDS tang gia theo thoi gian", "nguoi sinh chir dat khong sinh" da 161 cudn nhiéu
nguoi tham gia vao KDBPS, chinh vi thé nhidu ngudi bat chdp moi hau qua xay ra, bat chdp hoan canh,
vi thé trong xa hoi, bo ca cong viéc chinh dang, bo ca thu nhap cao chinh ddng dé nhay vao tim loi ich tir
KDBDS. S6t gia BPS ludn rinh rap gy hau qua nghiém trong ddi voi nén kinh té, néu khong dugc ngin
chin kip thoi s& 1a lam phat, khung hoang tién té hay tai chinh, cao hon 1a khing hoang kinh té (Pang
Hung V3, 2022). Tuy nhién ciing ¢6 nhiéu nguoi KDBDS véi nguodn thu bat chinh dé dau tu KDBDS
voi tam 1y so bi nghi ngo, s¢ bi truy van vé nguén thu bat chinh nén da ban thao cac BPS, léy tién tich
trlr, gilr tién mat phong than. Pic biét cac hién tuong rua tién thong qua cac giao dich BDS da chuyén
sang linh viyc méi. Dién hinh 1 vy viéc Van Thinh Phat "ria tién" thong qua ddu tu KDBBS, chuyén
tién ra nudc ngoai, di lam chan dong toan giéi KDBDS trong nudc va thé gidi, kéo theo nhidu hé luy
ma co quan Nha nudc di phat hién, xtr 1y hinh sy nhiéu nguoi va dang tién hanh xtr 1y nhu phong téa
tai san bat hop phap, truy thu tai san tham nhiing, tham 6 ma c6. Qua vu viéc trén da phat hién nhiéu vi
pham phap luat vé KDBDS, vé thué, ngan hang, tin dung kéo dai nhiéu nim nay.

Nam la, khia canh tdam Iy mong doi, hy vong thi truong BDS "s6i dong" tro lai

Néu trude day nguoi KDBDS tam 1y "ludt song” va ky vong ting gia trong thoi gian ngan, thi nay chi
trong nhiéu hon dén thanh khoan 6n dinh, kha nang khai thac thyc té va mirc d¢ an toan cua tai san. Trong
bbi canh thanh khoan thi truong chua dong déu giira cac phan khuc, tdm 1y, hanh vi ciia nguoi mua nha
cling dang c6 nhitng thay dbi r rét. Thay vi xudng tién theo tdm 1y dam déng hodc ky vong gia tiép tuc
tdng, ngudi mua c6 xu hudng can nhic k§ hon. Khao sat khach hang do Trung tim Nghién ctru Thi trudng
va am hiéu khach hiang One Mount Group thyc hién trong quy /2026 cho thiy, khoang 36% khach hang c6
duy tri nhu cau rd rét vi BDS - bao gdm nhom "dang can nhéc" va "chuan bi mua", giam manh so véi mirc
55% cua nam 2025. Pang chu ¥, chi khoang 17% khach hang c6 ké hoach mua BDS trong vong 6 thang
t6i, trong khi téi 41% Iya chon thoi diém mua trong khoang mot nam t6i. Didu nay cho thiy ngudi mua
dang c6 xu huéng kéo dai thoi gian ra quyét dinh va than trong hon véi cac ké hoach dau tu trong ngin

han. Ciing theo khao sat ciia One Mount Group, BDS van 14 kénh dau tu dugc wu tién hang dau, véi 58%
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khach hang tham gia lwra chon trong tt ca cac kénh dau tu. Didu nay cho thiy niém tin vao tiém ning ting
truong ctia BDS trong trung va dai han chua suy giam. Tuy nhién, so voi khao sat gan nhat thyc hién nam
2025, khi ma thi truong sb6i dong, ty 1& nay di giam khoang 13 diém phan tram. Nguyén nhan chinh khién
nhu cau BDS suy giam dén tir ap lyc tai chinh ngay cang 1on. Phan 16n khach hang cho thay, mit bang gia
hién tai d4 ting nhanh hon dang ké so voi toc do tang thu nhap, khién kha niang tiép can nha & tré nén kho
khin hon (Ha Anh, 2026). Dai da s6 ngudi KDBDS déu mong BDS "4m" trd lai theo chidu hudng tich cuc
dé nhirng nguoi 1am an chan chinh dau tw KDBBS hop phép theo quy dinh phap luat. Hién nay dy la co
hoi cho nhiing ngudi c6 nhu cau ¢ thuc, nhiing nguoi c6 lugng tién thuc mua BDS dé tién t&i hanh trinh

A"

toi tam 1y "an cu lac nghiép" theo ding tdm 1y chung ctia nguoi dan Viét Nam.

Sau la, khia canh tam 1y "tién thodi, lwéng nan” ciia ngwoi KDBPS

Trung tdm Nghién ctru thi truong va am hiéu khach hang One Mount Group nhan dinh: Trudc nhiing
bién dong ciia nén kinh té vi mo, thi truong BDS dang ghi nhan sy chuyén dich rd rét trong tam 1y va hanh
vi ctia ngudi mua nha. Thay vi phu thudc 16n vao don bay tai chinh nhu giai doan trude, dong tién hién tai
dang c6 xu hudng wu tién cac san pham mirc gia phut hop, chit lwong phat trién tt va co kha ning dap tng
nhu cau ¢ thuc sé tiép tuc 1a nhém din dit thanh khoan trong thoi gian t6i (Ha Anh, 2026). Khac voi trudce
day, voi tam 1y "BDS mua déu 1 thing 46", "BDS ting gia theo thoi gian", "ngudi sinh chir dat khong
sinh" thi ngudi KDBDS hién nay ding "don bay" tai chinh khong dung cach da phai ban 15, "cat 18", "cat
sau", "thoat hang", tham chi "tha tr6i BDS" dé ngan hang tu xt 1y,... chinh nhimng diéu d6 da anh huong
tam 1y nhitng ngudi KDBDS con lai trén thi trudng hién nay 14 ban hay dé lai hay mua thém.

3.2. Thanh céng, han ché va nguyén nhén ciia han ché

3.2.1. Thanh cong cua nguwoi KDBBS trong giai doan hién nay

Trudc tinh hinh, dién bién phtc tap ciia BDS, cua tam 1y nguoi KDBPS, Nha nudc di can thiép kip
thoi, da diéu chinh, stra d6i, b sung, ban hanh Luat Dat dai naim 2024, Luat KDBDS nam 2023 va Luat
Nha ¢ ndm 2023 va cac Nghi dinh, thong tu hudng dan kip thoi dé dicu chinh vi mé thi truong BBS ciing
nhu thi truong KDBDS, tao niém tin cho nguoi dan vé su tin tudng tuyét doi Duong 16i 1anh dao cua
Dang, su quan Iy ciia Nha nudce. Hién nay, Qubc hoi dang 1dy y kién vé du an Luat KDBDS (sira d6i). Luat
KDBDS (sira d6i) di thé ché hoa ddy du cac quan diém, chu truong cua Pang vé tiép tuc doi moi, sip xép
td chire bd may tinh gon, hoat dong hi¢u luc, hiéu qua; déy manh phan cép, phan quyén; cat giam diéu kién
dau tu kinh doanh, cai cach thu tuc hanh chinh; thic ddy chuyén dbi sd, xay dung hé thong dit liéu dong
bd, lién thong, bao dam "dung, du, sach, sdng"; giai quyét thdo g& cac vudng méc, bat cap trong thuc tién,
ra soat dam bao dong bd véi cac phap luat lién quan; hoan thién co ché diéu tiét, thuc day thi truong BDS
phat trién manh, hiéu qua, bén vitng. Luat chi quy dinh cac van dé mang tinh nguyén tic, khung thudc
tham quyén ctia Qudc hoi (Bich Lan, Vii Hiéu va Cao Hoang, 2026). D6 1a nhiing tin hiéu vo cung tot dep
dén vé6i nhirng nguodi KDBDS, doanh nghiép KDBDS chan chinh, thuc thu, 14 co sé phap 1y dé séng, 1am
viéc theo diing quy dinh cuiia phép luat vé KDBDS ciing nhur ludn tin tudng tuyét ddi vao sy lanh dao cta
Pang va co quan Nha nudc trong moi thoi diém.

3.2.2. Han ché

Co quan quan Iy Nha nudc can thiép chua kip thoi nén mai dé ra tinh trang "s6t dat" trén dién rong,
trén pham vi ca nudc. Nhirng ca nhan, doanh nghi¢p KDBDS mong cho co quan Nha nude ban hanh chinh
sach phap luat kip thoi dé 6n dinh tinh hinh chung cia thi truong BDS.
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C6 sb it nguoi véi hidu biét vé thi truong KDBDS chua 13, am hiéu vé phap luat con han ché nén van
bi thao tang tim 1y trong KDBDS. Trén ca nudc van con mot sd noi do mot sé ca nhéan hay té chirc, doanh
nghiép KDBDS thoi "sét dat" trong pham vi nho 18, tuy nhién d6 chi 1a "séng" nho va sau do6 1a "hét song"
boi vi thong tin bay gio lan truyén chong mit trén Internet, Zalo, Facebook,... va su can thiép kip thoi ctia
chinh quyén dia phuong d lam cho nhitng ngudi lam KDBBS "bét chinh" hét duong "lam an".

Hién nay, sy phat trién ciia xa hoi ngay cang nhanh ma vin ban phap luat chua kip thoi diéu chinh nén
van con nhiéu diém bat cap trong KDBDS nhu giao dich, thanh toan trong KDBDS, nhiéu nguoi véi tim
1y s¢ bi truy thué (néu thanh toan be‘ing chuyén khoan thi con luu lai trong lich str giao dich) nén lga chon
giao dich KDBDS bang tién mit.

Cong nghé thong tin trong thoi budi hién nay la khong thé thiéu, n6 hién dién trong moi mat, linh vuc,
doi séng, budc con nguoi phai tim hiéu va nhanh chéng kip thoi "phd cap" kién thire cong nghé. Tuy nhién,
cAn nhan dién va tranh bi lra dao bﬁng cong nghé thong tin, danh vao tam ly cua con nguoi, tam 1y "nhe da
ca tin", "mu cong nghg". Nguoi KDBDS thiéu thong tin thi trudng BDS nén dé bi thao ting tim 1y trong
viéc giao dich, nhu mua véi gia cao va ban thi ré.

3.2.3. Nguyén nhén cia han ché

Sy phat trién ctia x4 hoi budc Nha nude phai kip thoi didu chinh, stra d6i, b6 sung, ban hanh cac van
ban Ludt va cac vin ban c6 lién quan dé phu hop véi sy phét trién cua xa hoi.

Cac ca nhan KDBDS, doanh nghi¢p KDBDS lg¢i dung so hé ctuia chinh sach phap luat ma thyc hién
hanh vi vi pham phap luat nhu tao ra cac hién tugng "sbt dat", "sbt dat ao".

Sy budng 1ong cia co quan 1y Nha nudc ¢ mot s6 dia phuong nén cac ca nhan, doanh nghiép KDBD
thuc hién viéc trai quy dinh phap luat vé KDBDS, gay ra tam 1y bat 6n ctia ngudi dan ¢ khu vue do.

Nhiéu thi doan lira dao, nim bat tam 1y, thao ting tim 1y ctia nguoi KDBDS ngay cang tinh vi, tring
tron, bat budc nguoi KDBDS ngiy cang phai hoc hoi, am hiéu vé phéap luét, nang cao trinh do vé phap
luat, luoén ludn cap nhat sy thay ddi cac chinh sach cta Nha nude dé van hanh, ap dung trong cudc séng
va cong viéc, phai dé phong, tranh bi Itra ddo dudi moi hinh thure, kip thoi bao co quan chinh quyén khi
phat hién.

3.3. Dé xudt gidi phdp

Mot la, Nha nudce phai kiém soat chit ché giao dich BDS cua ca nhan, doanh nghi¢p KDBDS, dam bao
su lanh manh cho thi trudng BDS, cho nguoi KDBDS dé han ché toi pham, dic biét 1a kiém soat d6i voi
c4 nhan dau co BPS. Viéc ca nhan dau co BDS, "thoi phong" thong tin BDS 1a nguyén nhan chinh dan dén
tam 1y "sot dat", 1am cho tinh hinh an ninh trét ty trd nén phuc tap.

Hai la, Nha nudc phai bao dam cong bang xa hoi vé BPS, vé KDBDS. Trich 10i caa Téng Bi thu, Chu
tich nu6e T6 Lam da phat biéu: "Nha 1a dé & chtr khong phai dé kinh doanh, tich san" (Nhat Khanh, 2026)
va Téng Bi thu, Chu tich nuéc T6 Lam ciling da chi rd tir nay dén 2030, nha & cho thué phai duoc xac dinh
1a tru cot chién luge. Trong thoi ky phat trién mdi, tiép can nha & an toan phu hop véi kha ning chi tra phai
dugc coi 12 quyén co ban ciia ngudi dan va thudce do cua tién bo x3 hoi. Nha ¢ phai 1a mot bo phan 6n dinh
cuia céu trac d6 thi, nong thon, an sinh xa hoi, an ninh d6 thi, nang suét lao dong va sy lanh manh cua thi
truong BDS (Nguyén Thi Hong Piép, 2026).

Ba la, Nha nudc can phai kiém soat viéc giao dich KDBDS thong qua hinh thirc phwong thirc thanh
toan chiang han nhu chuyén khoan, han ché viée dung tién mit trong thanh toan, giao dich BDS, ¢6 nhu vay
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Nha nudc moi quan ly chat chg, tranh thét thu thué dbi véi moi ca nhan, té chuc trong giao dich KDBDS.

Boén la, tiép tuc tao viéc 1am cho nguoi lao dong bang chinh sach thu hat dau tu, phét trién moi nganh
nghé, tao tam 1y cho ngudi dan an tim vé cong viéc, tiép tuc phat trién nganh nghé minh dang lam. Pam
béo vé an sinh x3 hoi duge bén virng, chat ché, moi nguoi dan déu duoc tham gia va co loi ich.

Nam la, tiép tuc hoan thién vi¢c xay dung hé théng thong tin thi truong BDS, KDBDS cong khai, minh
bach trén ca nude ndi chung va dbi voi timg dia phuong noi riéng.

Sdu la, cic co quan quan Iy Nha nudc ¢ dia phuong quan 1y chit chd dbi voi dién bién, tinh hinh
KDBDS ¢ khu vuc quan 1y, tién hanh thanh tra, kiém tra, tham chi xir Iy vi pham hanh chinh. Pdng thoi
phéi hop véi co quan Cong an dé xir Iy nghiém tinh trang vi pham phap luat ctia ca nhan, doanh nghiép
vé KDBDS.

4. Két luan

Trong bdi canh ap luc lai suét, lam phat va cac bién dong dia chinh tri khién mat bﬁng gia neo cao
cung chi phi tai chinh gia ting dang khién tdm 1y nha du tu tré nén than trong hon, thi truong dan
chuyén tir trang thai "mua nhanh - ban nhanh" sang xu huéng quan sat va chon loc (Ha Anh, 2026). D6
la tam 1y chung cua ngudi KDBPS trong giai doan nay va trong thoi gian téi. Noi lo tdm 1y tai san bi
"d6ng bang", thanh khoan kém, tai san ngay cang xudng gia dé ning quyét dinh xudng tién ctia ngudi
KDBDS. Kém v6i d6 1a 13i suét tién giri ngay cang cao, hap din, thu hat lwong tién nhan rdi cia ngudi
vua 101, "théng dam" BDS luc trudce, trong va sau "sbt dat", hay nhiing nguoi cé lugng tién du da, nhan
rdi ¢6 y dinh KDBPS nay da chuyén ¥ dinh d6 dau tu tién vao kénh ngan hang, hay dau tu vao vang,
chiing khoan; niém tin vao thi truong BDS cua ngudi KDBDS trong thoi gian qua bi sut giam bai cac
chinh sach phap luat vé thué, dinh danh tai san trén VNelID; chinh sach diéu tiét thi truong BDS, dang
cht y 14 bién phap thit chit tai chinh, ngudi KDBDS tiép cin cic cac goi hd trg tin dung ngay cang
kho trong viéc chimg minh ngudn thu nhap (nhu phai ¢6 ngudn thu nhép thuc, tat ca phai chuyén khoan
qua ho kinh doanh da dugc dang ky véi co quan thué, hang nim phai dong thué day du). Hay quy dinh
vé diéu kién phai thanh 1ap doanh nghiép ddi véi ca nhan KDBDS, viéc siét chit ké khai ndp thué theo
quy dinh cua phép luat di anh hudng rat 16n dén hoat dong kinh doanh cia cac ca nhan tir trude téi nay,
mic du khong phai 1a méi nhung da gy "sdc tdm 1y", n6 da tic dong khong nho dén tam 1y cua cac ca
nhan khi KDBDS.

Chinh vi vy, Nha nudc chi dong ting cudng quan 1y, diéu tiét thi treong BDS phu hop, 1am 6n dinh
tinh hinh kinh té - xa hoi va bao dam cac yéu t6 nhu tinh thdng nhat ctia nén kinh té qudc dan, ton trong tdi
da cac quy luat thi truong KDBDS, ¢6 nhu vay nhiing nguoi KDBDS, doanh nghiép KDBDS chén chinh,

thuc thy méi dam manh dan tam 1y dau tu vao KDBDS =
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