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Tém tat. Bai bao nay da phan tich dugc dién bién cta thi truong quyén st dung dat & do thi trong giai doan
2017-2020 ciing nhu danh gia tac dong cua dich Covid-19 dén thi treong bat dong san trén dia ban thanh
phd Da Néng. Két qua nghién ctru da cho thay, gia dat ¢ tai do thi c6 xu hudng ting lién tuc tir ndm 2017
dén ndm 2019 va giam xudng vao nam 2020 khi dich Covid-19 xuat hién. Ty 1é ting gid binh quan cua giai
doan 2017-2018 va 2018-2019 tuong tng véi 80%/ nam va 50%/ nam. Tl giai doan 2019-2020, gia dat giam
rd rét voi murc giam binh quan khoang -11%. So v6i ndm 2017, gia dat nam 2020 tang tte 100-160%, twong
duong tir 25%-40%/nam. DY 16n cha gid dat c6 moi lién hé 16 rang vdi ty 1€ ting gia binh quan trong giai
doan nghién cttu. Nhiing thtra dat cé miec gid < 16 triéu doéng/m? c6 ty 1é tdng gia cao hon rd rét so véi
nhitng thtra c6 gia > 16 triéu déng/m?. Khi thi treong tdng manh va c¢6 dau hiéu “bong béong”, chinh sach tin
dung ctia Nha nudc, sw gidm sat chit ché cac hoat dong moéi gidi, kinh doanh bat déng san ctia chinh quyén

dia phuong la giai phap kiém soat thi truong hiéu qua.
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Abstract. This study aimed at clarifying the situation of the urban land use rights market in Da Nang city in
the period of 2017-2020, as well as assessed the impact of the Covid-19 pandemic on the real estate market
in Da Nang city. The research results have shown that, , the price of residential land in urban areas increased
continuously from 2017 to 2019 and decreased when appearing the Covid-19 epidemic in 2020. The average
rate of increasing prices in the period of 2017 — 2018 and 2018 — 2019 corresponded with 80%/year, and
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50%/year. Since the period of 2019-2020, land prices have decreased markedly with -11%/year on average.
In comparison with 2017, land price in 2020 increases from 100 to 160%, equivalent to an average of 25—
40%/year. The magnitude of land price has a significant relationship with the rate of increasing price during
the study period. Land plots have smaller or equal to 16 million VND/m? price which have ahigher rate of
increasing price than those priced greater than 16 million VND/m?2. When the land market increases strongly,
and signs of a “bubble”, the State's credit policy, and the supervision of the local government on real estate

brokerage and trading activities are effective solutions to control the market.

Keywords: real estate, Covid-19, Da Nang, land plot

1 Pit van dé

Gid dat 1a gid tri quyén st dung dat, 1a gid tri bang tién ctia quyén st dung dat d6i véi mot
dién tich dat xac dinh trong thoi han st dung dat xac dinh [1], hay néi cach khéc la sd tién tinh
trén moét don vi dién tich dat do Nha nwéc quy dinh hodc duoc hinh thanh trong giao dich vé
quyén st dung dat. Gia dat thuong bién dong theo ting giai doan lich st cu thé, phu thudc vao
nhiéu yéu td nhu: cung, cau, cac yéu t6 vé kinh t€, chinh tri, xa hoi, tam ly, ddc diém cd biét cuia
dat dai (phép ly, kha nang sinh 10i v.v.). Trong giai doan 2017-2020, kinh t& thé gidi cling nhu
kinh t€' Viét Nam c6 nhiéu bién dong dang ké, dac biét 1a su xuat hién cta dai dich Covid-19 vao
cudi nam 2019 da lam kiét qué nén kinh t& tai chinh thé gidi [2]. Hé qua la, thi truong, gia ca dat
dai cling bi tac ddng manh mé [3]. Thi trwong bat ddng san nam 2017 ctia Viét Nam cé nhiéu tin
hiéu tich cuc, hau hét cac phan khic déu tang truéng, ngudn cung van ting manh va sd lugng
giao dich kha déu so véi cung ky, thi treong bat ddong san don nhan dong von ngoai tang cao,
19,2 ty USD von FDI, tang gan 55% so véi cung ky trude do6 [4]. Nam 2018, thi treong bat dong
san tiép tuc phat trién manh do c6 nhiéu nhan t6 kinh té' vi m6 thuén loi nhu tang tredng kinh t€
vi mo tang 6,5-6,7%, lam phat ting khoang 4%, tong dau tu phat trién khoang 33-34% GDP [5].
Trong nam nay, linh vuc bat dong san thu hut gan 6,6 ty USD dau tu nudce ngoai va la linh vuc
ding thi hai vé thu hat von FDI va cling tang gap doi so véi nam truede. Nam 2019 dugc danh
gia la nam thi treong c6 nhiéu anh hudng tir chinh sach, quy dinh méi. Cac thanh phé 16n, cac
dia phuong dang chu trong ra sodt toan bd cac du 4n sai pham dé€ sém cdp phép cho nhitng du
an du diéu kién phat trién va mo ban. Thi truong bat dong san da khong xuat hién hién tuong
“bong bong” va da c¢6 dau hiéu sut giam ca vé ngudn cung dw an, nguén cung san pham nha 6
va s0 luong giao dich [6]. Nam 2020, trong bo6i canh kinh té'khé khan vi dich Covid-19, bat dong
san Viét Nam cling bi anh hwong nghiém trong, déc biét 1a cadc phan khuc bat dong san ban 1é,
cho thué, kinh doanh luu tria, nghi dudng. Dong von dau tue nudc ngoai sut giam, hang loat khach
san phai déng ctra, phan khtic can ho ban suy yéu [7]. Cung véi xu thé chung cta thi treong toan
qudc, bat dong san ¢ khu vuc mién Trung cling bién ddng manh mé, ddc biét la & cac do thi ven
bién nhu thanh phd Nha Trang, thanh phé ba Ngmg, thanh phd Hoi An, thanh phd Hué'v.v. Da

6 rat nhiéu ban tin dé€ cap dén nhiing dot tang gia cta thi truong dat nén ¢ khu vuc mién Trung
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cting nhu tac ddng cuia dai dich Covid-19 dén thi treong nay, tuy nhién, chwa c6 cong trinh nghién
cttu khoa hoc nao vé dién bién thi truong bat dong san ndi chung cling nhu thi truong dat dai

ndi riéng trong nhimg ndm gan day ¢ khu vec mién Trung duoc cong bo.

Thanh phd Da Nang 1a mot trong nhitng d6 thi 16n ¢ mién Trung, c6 thi treong bat dong
san rat s6i dong, thu hut nhiéu nha dau tu trong nudc va quoc t€, co thé ndi la thi truong bat dong
san dai dién cho khu vuc ven bién ¢ mién Trung. Sau sy kién Tuan 1& cap cao APEC 2017, bat
dong san Da Nang da thu hat sy chti y ctia nhiéu chu dau tw, tap doan 16n, tir d6 sé kéo theo su
gia tang vé gia tri bat dong san noi day trong nhitng nam tiép theo. Tuy nhién, khi dai dich
Covid-19 xuét hién, nén kinh t& ctia thanh phd Da Nang chiu tdc ddong nghiém trong, dic biét la
nganh du lich. Tdng thiét hai truc tiép cua nganh du lich Da Néng trong Quy 1/2020 khoang hon
1.859 ty dong, lily k&' dén quy 11/2020 khoang 5.672 ty dong [8], kinh t& thanh phd Da Néng c6 tdc
do tang truong -9,7% [9], kéo theo sy sut giam manh mé caa thi truong bat dong san. Nhom tac
gia da tién hanh nghién ctu dién bién gia dat ¢ tai mot s6 khu vuec trén dia ban thanh phé Da
Nang trong giai doan tir ndm 2017 déh ndm 2020 dé lam rd sy biéh dong cta thi truong dat ¢ do
thi, ddc biét la khi dai dich Covid-19 xuét hién & thanh phd nay ndi riéng cting nhuw tai khu vue
mién Trung noi chung. Bong thoi, nghién cttu nay ciing da phan tich mét s6 yéu t6 tac dong dén
gia dat & do thi ctia thanh phd Da Nang trong giai doan 2017-2020.

2 Toéng quan vé van dé nghién ctru
2.1  Thi trwong quyén sit dung dat, gia dat

Theo Hién phap nudc Cong hoa xa hoi chu nghia Viét Nam ndm 2013 va Luat Dat dai nam
2013, dat dai thudc so hitu toan dan do Nha nuwdc dai dién chi so httu va thong nhat quan ly [1].
Nha nudc trao quyén st dung dat cho doi twong c6 nhu cau st dung dat [1]. Trong qua trinh st
dung, nguoi st dung dat c6 quyén chuyén nhuong quyén st dung dat cua minh khi du kién theo
quy dinh ctia phap luat. Vi vay, hinh thanh nén thi treong quyén st dung dat. Gia dat la gia tri
quyén stt dung dat, 1a gia tri bang tién ctia quyén st dung dat d&i véi mot dién tich dat xac dinh
trong thoi han st dung dat xac dinh [1], cling ¢ thé ndi 14 s6 tién tinh trén mot don vi dién tich
dat do Nha nuwdce quy dinh hoac dugc hinh thanh trong giao dich vé quyén str dung dat. Gia dat
la thanh phan cua gia dau vao trong moi hoat dong san xuat, dich vu. Thi truong quyén st dung
dat c6 vai tro quan trong trong viéc thuc day huy dong von dau tu, thuc day san xuat phat trién,

tang thu ngan sach nha nwdc, moé rong cac thi truong, gép phan 6n dinh kinh t&'- xa hoi [10].

2.2 Vai tro cia Nha nuwéc trong quan ly thi truong quyén st dung dat

Nha nudc tao lap moi truong phap ly cho thi truong quyén st dung dat: Trong nén kinh
t&' thi treong c6 sy quan ly ctia Nha nude, hoat dong ctia thi truong duwoc diéu chinh bang phap

luat va phap luat tao moéi truong phap ly cho sy phat trién cta thi treong. D6i véi thi treong
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quyén st dung dat, yéu td phap luat cé tinh chat quy dinh sy hinh thanh va phat trién. Hé thong
phép luat quy dinh diéu kién thyc hién, pham vi, néi dung v.v. cta cac giao dich vé chuyén
nhwong, dong thoi hé thdng phap luat con hudng dan thuc hién cac giao dich d6 [11]. Nha nuwdce
can doi quy dat (ngudn cung dat) thong qua quy hoach st dung dat: Nha nudc quan ly dat dai
thong qua quy hoach va phap luat [1]. Thong qua quy hoach str dung dat, Nha nudc quyét dinh
quy dat cho cac nhu cau cta phat trién kinh té - xa hoi, trong dd, c6 quy dat cho muc dich d€ 6.
Nha nuéc quy dinh nguyén tic, phuong phap dinh gia: Luat Dat dai 2013 ctia Viét Nam quy
dinh, Nha nudc quyét dinh Khung gia dat, Bang gia dat, cic nguyén tic va phuong phap xac
dinh gia dat [1]. Nha nuwéc thue hién cac chinh sdch vi md, chinh sach thué, tin dung dé diéu tiét
thi treong bat dong san: Luat Kinh doanh bat dong san 2014 ¢6 quy dinh, Nha nudc c6 co ché,
chinh sach binh 0n thi truong bat ddng san khi c6 bién dong, bao dam loi ich cho nha dau tuw va
khach hang [11]. Do d6, tuy thudc vao dac diém thi truong trong ting giai doan, Nha nuwéc c6
cac chinh sach khac nhau d€ dinh hudng thi truong quyén st dung dat, dac biét 1a chinh sach vé
thué, tin dung [12].

2.3  Cécyéu t6 anh hudong dén gia dat

- Yéu td kinh té&: Kinh té' tang trudng On dinh gitp thu nhép va tiéu dung ctia dan cu tiang
1én, lam da dang, phong phtt nhu ciu st dung dat, lam tdng kha nang sinh loi ctia dat va nguoc
lai, khi kinh t& khung hoang, nhu cau vé dat giam xudng do kha nang thanh toan khong dam
bao, kha nang sinh 101 thap. Khung hoang kinh té thé gidi, dai dich Covid-19 da cho thay rd su
tac dong cta kinh t& dén thi truong quyén st dung dat.

-DAau tu cdng ctia Nha nude: Dau tw cong cua Nha nuwde thic day chi tiéu, lam bé d chinh
cho tang treong kinh t€'[13], ha tang kinh t&'- xa hoi 1a mot trong sau doi twong chinh cuia dau tu
cong [14]. C6 thé thay, dau tu cong gdp phan lam hoan thién hé thong co so ha tang xa hoi, day

manh cac hoat ddng dau tu vao dat, lam tang kha nang sinh 10i cta dat dai.

- Yéu t6 quy hoach, k& hoach sit dung dat: Tai Diéu 14 cua Luat Dat dai nam 2013 quy
dinh, Nha nudc quyét dinh muc dich sit dung dat thong qua quy hoach st dung dat, ké hoach
str dung dat va cho phép chuyén muc dich str dung dat [1]. C6 thé thdy, thong qua quy hoach, k&
hoach st dung dat, Nha nudc quyét dinh quy dat cho cac nhu cau ctia phat trién kinh t&'- xa hoi,
trong do, c6 quy dat cho muc dich dé€ 6. Ngoai ra, quy hoach st dung dat con quyét dinh dén
viéc chuyén d6i muc dich st dung dat va c6 anh huong dén viéc thuc hién cac quyén ctia nguoi
stt dung dat. Do vay, quy hoach st dung dat la mét trong nhiing yéu td quan trong lam thay doi
gid dat.

—Yéu t& phap ly: Theo quy dinh tai Thong tw 24/2014/TT-BTNMT vé ho so dia chinh do B
truong B Tai nguyén va Moi treong ban hanh, tinh trang phap ly ctia thira dat gom quy dinh vé
quyén st dung dat, quyén quan ly dat, quyén so hitu tai san gan lién véi dat [15]. Co thé thay,
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phép ly cta thira dat quyét dinh quyén loi, nghia vu ctia nguoi ste dung dat, quyét dinh muc dich
stt dung dat, tac dong sau sic dén gia tri ciia quyén skt dung dat khi tham gia vao thi truong bat

dong san.

3  Phuong phap nghién cttu
3.1 Phuong phap thu thip sd liéu
S6 liéu thi cap

Két qua thong ké dat dai ndm 2020, thyc trang phat trién kinh t&' - xa hoi qua cadc nam cuia
thanh phd Da Nang, ban dé hién trang st dung dat, cac van ban ¢ lién quan dén hoat dong kinh
doanh bat dong san v.v. dugc thu thap, chon loc va k& thtra tir cac co quan quan ly nha nudc nhu
Uy ban nhan dan (UBND) thanh phd Da Nang, S Xay dung thanh phd Da Néng, So Tai nguyén
va Mai treong thanh phd Da Nang, Cuc Thong ké thanh phd Da Néng, website cia UBND thanh
phd Da Néng.
S6 liéu so cap

D¢ thu thap di liéu danh gia sy bién ddng cua gia dat o tai d6 thi, nghién cttu nay da tién
hanh theo déi cac giao dich dat dai thong qua cac nha méi gidi bat dong san dang hoat dong trén
dia ban thanh pho ba meg. Cac thira dat duoc lya chon phai thdéa man tiéu chi la c6 phat sinh
giao dich thanh cong toi thiéu mot lan/nam trong sudt giai doan tir nam 2017 dén nam 2020 va cd
su tham gia cta cac nha moi gioi bat dong san. Thong qua tiéu chi nay, nghién ctru da chon loc
duoc 50 thira dat tir 40 nha moi gidi bat dong san dang hoat dong lién tuc trong giai doan
2017-2020 trén dja ban thanh phd Da Nang dé dwa vao phan tich. Toan bd 50 thira dat dwgc chon
loc va theo doi gid ca giao dich déu la nhiing thira dat duoc giao dich nhiéu lan trong sudt giai
doan nghién cttu, chu yéu tap trung tai 3 quan c6 dién tich dat ¢ tai d6 thi 16n nhat caa thanh phd
Da Néng la Lién Chiéu, Cam Lé va Ngii Hanh Son (Hinh 2). Nhiing thtta dat khong cé giao dich
trong nam thudc giai doan nghién ctu khong duoc dwa vao két qua cta bai bao nay. 50 thira dat
theo doi gia giao dich phan bd ¢ ba quan la Ngi Hanh Son (15 thtta), Lién Chiéu (16 thtra) va
Cam Lé (19 thwra). Vi tri ctia cac thira dat dwgce dinh vi toa do vi tri d€ dwa vao xt ly, trinh bay
ban d6. Bén canh phong van di liéu vé gia va dac diém cua bat dong san, nghién ctru nay ciing
diéu tra cdc yéu td tdc dong manh mé dén thi truong dat dai ¢ thanh phd Da Néng trong giai
doan 2017-2020.
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W

TINH THUA THIEN HUE

BIENDONG

TINH QUANG NAM

Hinh 1. Vi tri cac thira d4t theo doi gid ban trong giai doan 2017-2020

3.2  Phuong phap xit 1y s6 liéu
Xt 1y gia giao dich cta cac thira dat

Déi véi nhitng thira dat dugc giao dich nhiéu lan trong nam, nghién cttu nay da tién hanh
tinh gia ca trung binh ctia nam d6 dé€ dua vao phan tich, x ly két qua. Nhitng thtra chi duoc giao
dich mot 1an trong nam thi mtec gia giao dich d6 duoc xem la gia giao dich ctia nam. Gia ca duoc
dua vao phan tich va trinh bay trong bai bao nay la don gid/m? dwoc tinh bang gia ban ctia thira
déat chia dién tich ctia thira dat.

Phuong phap xt 1y s liéu
Céc s0'liéu vé gia, vé kinh t€, xa hoi trong nghién cttu nay duwoc bién tap va xtt ly thong ké
trén phan mém Excel 2016, Minitab 18. Kiém dinh t-test 2 sample duoc xt ly trén phdn mém R.

X, -X

t="Fp SED=.\[SEl+SE

7

Trong d6, X7, %7 1a gia tri trung binh ctua 02 nhém dit liéu; SED la d¢ 1éch chuan; SEs, SEz1a

sai s6 chudn cta hai nhom dix liéu.
Phuong phap ban do6

Cac ban d6 phan bd vi tri cta céac thira dat trong nghién ctru nay dugc bién tap va trinh
bay bang phan mém ArcGIS 10.6. Dit liéu anh nén duoc khai thac tir ngudn Google Earth bang
cdng cu Terralncognita 245. Di liéu dia gidi hanh chinh thanh phd Da Néng dwoc ké'thtra tir ban
d6 hién trang st dung dat thanh phd Da Ndng nam 2019.
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4 K&t qua nghién ctru va thao luan
41 Két qua nghién ctu
Khai quat khu vic nghién ctitu

Thanh phd Da Néng c6 tong dién tich tw nhién 1 128.473 ha, trong d6, c6 4.676 ha dat & tai
d6 thi, chiém 3,64% tong dién tich ty nhién [16], tdp trung nhiéu tai quan Ngit Hanh Son, Lién

Chiéu, Cam Lé.

Theo két qua thdng ké ctia Cuc thong ké thanh phd Da Ndng ndm 2020, quy md nén kinh
t& thanh phd Da Nang ndm 2020 khoang 100.000 ty déng, GRDP binh quan ¢ mtc 85,5 triéu
déng/nguoi (nam 2020). Co ciu kinh &' tai thoi diém nam 2020 nhu sau: Cong nghiép va xay
dung chiém 21,7%; Dich vu chiém 65,5%; Nong, lam nghiép va thuy san chiém 2,3%; Con lai
10,5% la thué san pham trir trg cdp san pham [17]. Trong giai doan 2017-2020, GRDP cua thanh
phd Da Néng tang trudng tir 5-8%/ndm, ngoai trir ndm 2020, ting treéng am do tdc dong cua
dich bénh Covid-19.

Trong giai doan 2017-2020, nganh du lich ctia thanh phd Da Néng chiu tic dong manh mé
cua dai dich Covid19 vao cud6i ndm 2019, dau nam 2020. Tong thiét hai truec tiép ctia nganh du
lich Da Nang trong Quy 1/2020 khoang hon 1.859 ty dong, liiy k& dén quy 11/2020 khoang 5.672
ty dong [8], kinh t&'Da Nang c6 tdc d ting trudng -9,7% va kéo theo s sut gidm manh mé cta
thi truong bat dong san.

1400
Ha
1200
1000
800
600
400
200
o [
Quan Ngil Quan Lién Quan Cdm Quan Son Quan Hai Quan  Huyén Hoa
Hanh Son cChiéu Lé Tra Chdu Thanh Khé Vang

Hinh 2. Dién tich dat ¢ tai d6 thi ctia thanh phd Da Nz?mg tinh dén thoi diém 31/12/2020

Ngudn: Bdo céo thong ké dat dai thanh phd Da N&ng ndm 2020
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Khai quat vé cac thira dit dwgc khao sat

Céc thira dat dugc khao sat gia ban trong nghién cttu nay chu yéu cé dién tich nho hon
120 m?, hinh chi nhét v6i kich thude phd bién la 5 m chiéu réng, 20 m chiéu dai, toa lac & cac

duong phd véi d6 rong duong khac nhau, cht yéu 1a cac duong phd rong tir 5,5-10,5 m (Hinh 3).

Tai thoi diém nam 2017, gia ban cua cac thita dat duoc khao sat ¢ nhiéu muirc khac nhau,
thap nhat la 5 triéu ddng/m?2 va cao nhat 1a 36 triéu dong/m? tuy thudc vao vi tri va ddc diém caa
thira dat (Hinh 4). C6 21 thtra c6 muc gid tir 20 triéu dong/m? tro 1én, con lai 29 thira c6 gia tir
5-19 triéu dong/ma2.

Béng 1. Dién biéh GRDP ctia thanh phd Da Nang trong giai doan 2017-2020

Nam GRDP Tang/giam Ty 1é %
2017 98481,2 6494,24 7.06
2018 106527,2 8046 8.17
2019 112194,4 5667,2 5.32
2020 101233 -1.0961,4 -9.77
Nguén: Cuc Thong ké thanh phd Da Néng, 2020
Dién tich dat (m2) Chiéu dai dat (m)
180 * 25.0 *
150 * 225 .
120 ¥ 20.0 mmwm:%:mwm
’"‘ 17.5 ¥
90 %‘ #
. 15.0
60 . - i
Chiéu réng dat (m) D6 réng dudng phé (m)
20 * 15.0 -
12.5
15 .
10.0 i
10
7-5 SHEHH
5 5.0 et
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Hinh 4. Don gid clia c4c thira dat duoc khao sat

Ghi chii: Dién tich hinh trong khac nhau thé hién muc don gia (tr.d/m?) cta cac thita dat dugc

Bién dong gia dat ¢ do thi trong giai doan 2017-2020

khao sat, gia cao twong ttng voi hinh tron 16n va nguoc lai

Két qua thé hién ¢ Hinh 5 cho thay, theo thoi gian, gid ban cua cac thtra dat khao sat ¢ xu
hudng tang lién tuc tir nam 2017 dén ndm 2019 va giam xudng vao nam 2020, sau khi dai dich

Covid19 xuat hién. Mtic ting gia qua mdi nam duoc thé hién ¢ Hinh 6.

Gig 2017 Gig 2018 Gidg 2019 Gidg 2020
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70 | 3 e
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Hinh 5. Gia d4t giao dich tai cac di€m khao sat trong giai doan 2017-2020
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Hinh 6. Ty 1&¢ % bién dong gia tai cac diém khao sat qua moi ndm
,
Hinh 6 cho thay:

— Giai doan 2017-2018: Ty 1é tang gia binh quan ¢ mutc 80%/nam, phan 16n giao dong
trong khoang tir 50-100%, thap nhat 6 mitc 15%/ndm va cao nhat 1a dén 200%/nam. Mtc tang gia

0 quan Cam L¢ va quan Ngit Hanh Son cao hon so véi quén Lién Chiéu.

— Giai doan 2018-2019: Ty 1é tang gia binh quan giam xudng con ¢ mutc 50%/nam, phan
16n giao dong trong khoang tir 20-60%/ndm, muc tang gia ¢ quan Cam Lé da chiing lai, va mot
s0 thtra dat giao dich vao cu6i nam 2019 da giam gia tir 10-12% so v6i nam 2018, khi dich bénh
vira mdi xuat hién.

— Giai doan 2019-2020: Bén nam 2020, khi dich bénh da tac dong sau sic dén moi linh
viee, trong d6 cd thi truong bat dong san, gia ban cua cac thira dat da giam ro rét. Mtec giam binh
quan la -11%, phan 16n tir -5% dén -18%, thap nhat la -27%. Chi c6 03 thira dat giao dich sém vao

dau nam 2020 véi miee gia cao hon ndm 2019.

Nhu vay, giai doan 2017-2018 1a giai doan thi treong quyén st dung dat ¢ tai thanh phd
Da Néng tdng manh nhat trong bon ndm ttr 2017-2020. Thoi diém nay la giai doan thi truong bat
dong san néi chung ¢ thanh phd Da Néng rat sdi dong ciing vdi thi treong bat dong san trén toan
quéc. Két qua nay hoan toan phti hop véi dién bién cua thi treong bat dong san Da Néng vao
nam 2018. Sau thoi gian s6i dong, thi treong bat dau trdm lang vao cudi nam 2019 khi Nha nude
c6 nhiing chinh sach dé siét chat thi treong bat dong san nhuw siét chit tin dung bat dong san
béng cach giam ty trong von vay cho trung han va dai han xudng 40% dén nam 2020, va chi con
30% vao ndm 2020; nang hé sd rui ro cho vay bat ddng san v.v. ctia Ngan hang Nha nuwde [10] va
bat dau giam khi dai dich Covid-19 xuét hién.

So véi nam 2017, gid ca nam 2020 van cao hon dang k€& véi mirc tdng binh quan tt
100-160%, ty 1é tang gia binh quan & mttc tit 25-40 %/nam, mitc tdng ¢ quan Ngii Hanh Son cao
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hon so véi hai quén con lai la Lién Chiéu va Cam Lé (Hinh 7, Hinh 8).

Ty 1& bién déng 2017-2020 Ty I& bién déng binh quan/nam
450 | Y 9 108 ¥ g 9
400 96
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Hinh 7. Ty 1& % bién dong gi4 trong ca giai doan 2017-2020 va bién déng gia trung binh/ndm tai cac quan

Hinh 8. Ty 1& % bién dong gia dat o tai d6 thi binh quan/nam

Ghi chii: Dién tich hinh tron khac nhau thé hién ty 1é ting gia (%/ndm) cta cac thira dat duoc khao sat, ty 1&

tang gid cao twong tng voi hinh tron 16n va nguoc lai.
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Sy tang gia cua thi treong bat dong san ndi chung ciing nhu thi truong quyén st dung
dat ¢ ndi riéng phu thudc vao nhiéu yéu t6 nhu kinh t& 1ai suat, phap ly thira dat, kha nang sinh
101, tiém nang khu vyece v.v. tuy nhién, Hinh 9 cho thdy, don gia dat cing c6 moi lién hé 16n voi ty
1é tang gia binh quan hang ndm. Cu thé, nhiing thira dat c6 muc gid tai thoi diém goc (nam 2017)
cang thap thi ty 1¢ tang gia binh quan hang nam cao hon rd rét so véi nhitng thira c6 gia cao hon.
Két qua phan tich twong quan Pearson cling cho thady moi twong quan ngugc chiéu nay véi hé s6
r = -0,778 (P-value = 2,785e11). C6 thé nhan dinh r:fmg nguyén nhan ctia moi lién hé nay la do
nhiing thira dat c6 gia thap thuong thoa man kha nang chi tra ctia nhiéu nha dau tu hon, do d¢,
c6 tinh thanh khoan cao hon so véi nhitng thira dat co gid cao.

D€ xem xét cd sw khac nhau vé ty 1€ tang gid binh quan hay khong, nghién cttu nay chia
d@ liéu gia tai thoi diém ndm 2017 thanh hai nhém. Cu thé, nhém mdt gom cac thira dat cd don
gia <16 triéu dong/m?, va nhom hai godm cac thira dat c6 don gia >16 triéu ddong/m?2. Két qua kiém
dinh t-test nhw sau: t-test=7,4877, df = 37,911, p-value = 5,515e . Két qua nay cho thdy cé sw khéac
biét gitra hai nhém vé ty 1é tdng gid binh quan/nam va sy khac biét nay c6 y nghia vé mit thong
ke.
N Ty lé bién déng binh quan/nam = 68.00 - 1.896 Gia 2017

s 13.4217

R-Sq 60.6%
R-Sqladj)  59.8%

—y
o
(=]
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Hinh 9. Tuong quan gitia ty 1€ ting gid binh quan/ndm vdi don gia tai thoi diém gdc (nam 2017)
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Hinh 10. Su khac biét vé ty 1€ ting gia binh quan/ndm gitta hai nhém

Mot s6 yéu to tic dong dén thi truong dat & do thi caa thanh phd Pa Ning trong giai doan
2017-2020

Bang phuong phép thu thap va tdng hop céc tai liéu, van ban két hop véi khao sat cac nha
mdi gidi bat dong san dang hoat dong trén dia ban thanh phd Da Néng trong giai doan
2017-2020, nhom tac gia da chi ra mot sd yéu td ndi bat sau:

Giai doan thi treong s6i dong

— Ttr ndm 2017, UBND thanh phd Da Néng da phé duyét va kéu goi dau tw nhiéu du 4n

trong diém trén dia ban thanh phd, nhw 68 du an trong diém [18], dac biét la dw 4n truc vanh dai
phia Tay Da Nang di qua dia ban 4 xa Hoa Khwong, Hoa Phong, Hoa Phti va Hoa Ninh trén dia
ban huyén Hoa Vang véi tong kinh phi hon 1.500 ty dong, tao hé thong giao thong két noi lién
hoan, dong bd tuyén huyét mach tir vanh dai phia Nam, QL1A, truc cao t6c Da Néng - Quang
Ngai, duong La Son - Tuy Loan. Thong qua c4c dy 4n trong diém, thanh phd Da Néng da thu
hat nhiéu du an bat dong san. Cac du an nay da thu hut cac nha dau tw bat dong san trong va

ngoai tinh va kich hoat thi treong dat dai tdng manh.

Theo Ong Phan Thanh Long, mdt nha moi gidi bat dong san trén dia ban thanh phd Da Nang:
“Thi trieong dat & do thi ctia thanh phd’ Da Ning soi dong do siec hdp dan ciia cdc dw dn bat dong sdn
16 ctia cdc tdp doan tw nhin nhw Chiam Riverpark ciia Tap doan Gami, Lancaster Nam O Resort Da
Ning ciia Tdp doan Trung Thity - TTG Holding, Khu do thi Sunrise ciia Tdp doan NovaLand, Trung

Nam Group véi dy dn Golden Hills...”

Hop 1. Y kién ctia nha moi gi6i bt dong sin
- Sau su kién Tuan 1& cap cao APEC 2017 duogc t6 chirc tai thanh phd Da Nang, thi treong
bat dong san ndi chung va thi truong dat dai néi riéng tdng manh. Nguyén nhan la dé€ dap tng

yéu cau phuc vu cho su kién trong dai nay, Da Nfing da thuce hién cdng tac nang cap co so ha

135



Dwong Quéc Non va CS. Tap 130, S6 5C, 2021

tang thanh phd, dong thoi mot s& du n luu tra dang cap cling duoc dau tw xay dung phuc vu
APEC nhu Ariyana Beach Resort & Suites Danang, Seraton, Hoa Binh Green v.v. lam b mat
thanh pho thay d6i, kich thich hoat dong dau tu.

— Giai doan 2017-2018, tinh hinh phét trién du lich ctia thanh phd Da Néng tang manh,
lam ting nhu cau luu trd, kha nang 1ap day s& phong trong chudi ngay du lich ngay cang tang
cao. Theo S¢ Du lich thanh phd'Da Néng, trong 6 thdng dau ndm 2017 thanh phd chao dén khoang
hon 3,2 triéu lwot khach du lich, trong d6 khach quoc t€ chiém 38% [19]. Luong khach qudc t&
tang 36% va lugng khach noi dia tdng 11%. Du lich phat trién kéo theo nhiéu co hoi dau tu tiém
nang, gop phan kich thich thi truong bat dong san tang gia.

Giai doan thi truong tram lang va giam xudng

— Trong giai doan sdi dong, xuat hién nhiéu sai pham, mau thuan loi ich gitta nha dau tw
v0i cac bén trung gian nhu cac cong ty kinh doanh, moéi gidi bat ddng san trén dia ban thanh phd
Da Néng. Do vay, UBND thanh ph& Da Néng da c6 van ban vé viéc chan chinh hoat dong kinh
doanh dich vu bat ddng san trén dia ban thanh phd. Dién hinh la Cong vén s6 3073/UBND-SXD
ctia UBND thanh phd Da Nang vé viéc hoat dong giao dich, kinh doanh bat dong san [20]; van
ban s6 1667/SXD-QLN ctia S¢ Xay dung vé viéc chan chinh hoat ddng giao dich, kinh doanh bat
dong san trén dia ban thanh phd Da N&ng ndm 2019 [21]; van ban s6 5125/UBND-SXD vé viéc
chan chinh hoat déng kinh doanh dich vu bat dong san trén dia ban thanh phd vao nam 2020
[22]. Biém chung cuia cac van ban nay la luu y rd ndi dung sai pham vé cung cap thong tin sai
léch trong hoat dong moi gidi, kinh doanh bat dong san, nghia vu theo quy dinh tai Diéu 66, Diéu
67 Luat Kinh doanh bat dong san nam 2014 [11].

— Nha nudc siét chat cho vay bat dong san khi chinh thitc dwa ra 16 trinh giam dan ty 1é
t6i da ctia ngudn vén ngan han duoc st dung d€ cho vay trung va dai han [23]. Cu thé, ti
1/1/2020-30/9/2020 ty 1é nay la 40%; 1/10/2020-30/9/2020 la 37%; 1/10/2021-30/9/2022 14 34% va k&
ttr 1/10/2022 sé giam xudng con 30%. Dac biét, bén canh viéc giam ty 1é von ngén han cho vay
trung va dai han, Ngan hang Nha nudc con tang hé s rui ro khi kinh doanh bat dong san ti
150% 1én 200%. Cac khoan phai doi duge dam bao toan b bang nha ¢ (bao gdm ca nha & hinh
thanh trong tuong lai), quyén st dung dat, cong trinh xay dung gan véi quyén st dung dat cia
bén vay va dap tng mot trong cac diéu kién sau sé ¢d hé sd rai ro 50%. D61 véi cac khoan phai
doi khac nhu d6i véi cd nhan phuc vu doi séng ma tong s tién thoa thuan cho vay/mtc cho vay
tai cac hop dong tin dung cta khach hang d6 tir 4 ty dong tro 1én (sau khi trir di khoan phai doi
ctia khéch hang d6 da ap dung hé sd rui ro 50%) sé bi ap hé sd rti ro 120%, bat dau ap dung tir
ngay 1/1/2020 dén hét ngay 31/12/2020 va sau d6 sé nang 1én 150% ké tir ngay 1/1/2021. Ty 1€ toi
da duno cho vay so véi tong tién gt 1a 85% d6i véi ngan hang, chi nhanh ngan hang nudc ngoai.

- Dai dich Covid-19 xuat hién gay thiét hai kinh t€ nang né€ cho kinh t& thanh pho Da
Nang. Nganh du lich chiu tdc dong manh mé, tong thiét hai truc ti€p ciia nganh du lich Da Néng
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trong Quy 1/2020 khoang hon 1.859 ty dong, liiy k&' dén quy 11/2020 khoang 5.672 ty dong [8], kinh
t&' Da Néng c6 tdc do tang truedong -9,7% kéo theo sy sut giam manh mé cta thi treong bat dong

san.

Theo Ong V& Hoang, mot nha méi gidi bat dong san trén dia ban thanh phd Da Néng: Doi v6i
ddt nén ving ven, do da trdi qua thoi ky tang gid manh tridc d6, nén giai doan cudi nam 2019 dén nam
2020, thi trieong bat dong sin da gidm xudng, cung véi tic dong cua dgi dich Covid-19, nha ddu tw tré

nén than trong hon. Két hop hai yéu 6" nay lam thi truong dm dam.

Hop 2. Y kiéin clia nha moi gidi bt dong sin
4.2 Thao luan

Thi treong bat dong san noéi chung va thi truong dat dai noi riéng la kénh dau tw ¢6 hiéu
qua cao. Ttr két qua nghién cttu cho thady, méc du c6 su suy giam do dai dich Covid-19 nhung
trong giai doan 2017-2020, ty 1é ting gia binh quan van dat & mtic 25-40%/ndm. Téc dd ting
truedong vé gid cua dat nén 6 mién Trung phu thudc kha nhiéu vao mikc gia ctia né. Kha nang sén
sang chi tra va c6 kha ndng thanh toan cua nha dau tu phu thudc vao muc gia cta thtra dat. Trong

giai doan 2017-2020, mttc gid tir 16 triéu dong/m? tré xudng da cd ty 1é ting gia manh mé hon.

Hoat d6ng du lich tac dong sau sdc va manh mé dén thi treong bat dong san tai cac thanh
phd du lich. Nganh du lich da kich thich dau tw phat trién hé thong ha tang, hé thong san pham,
dich vy, mang ludi phan phdi, mang lai ngudn thu, gia ting xuat khau, tao viéc lam v.v. va tac
dong lan toa dén tat ca cac nganh, linh vuc lién quan va ddc biét la bat dong san. Su tang trudng
luwong khach du lich quéc t& va ndi dia lam tdng manh mé ty suét loi nhuan khi dau tw vao bat
dong san. Va nguoc lai, khi hoat dong du lich giam suat, dién hinh nhuw ndam 2020 do dai dich
Covid-19, kéo theo su sut giam manh mé cta thi truong bat dong san. Viéc phat huy toi da tiém
ndng du lich cua dia phuong, thu huit khach du lich khong nhitng lam tang truong nganh du lich
ma con la tdc nhéan thuc day thi treong bat dong san tang gia. Ngoai ra, viéc dau tu cua Nha nude
vao cac du an trong diém va dau tu vao cac sy kién tdm cd qudc gia, qudc té€ cling la tac nhan

quan trong dé€ kich thich thi treong bat dong san tang gia.

Chinh sach tin dung la giai phap httu hiéu d€ Nha nuwéc kiém sodt thi treong bat dong
san. Ngudn von tin dung la mot trong nhitng nhan td thiuc day su tang trudng thi treong bat
ddng san, do vay, nhitng dong thai that chit hay néi 1ong ctia chinh sach tin dung déu anh huong
truc tiép dén thi truong nay. Trong giai doan 2017-2019, khi thi treong bat dong san tang manh
va c6 dau hiéu “bong bong”, Nha nudce da ¢ chu treong siét tin dung khién nguwoi dan, nha dau
tw kho tiép can véi ngudn von vay tir ngan hang dé dau tw bat dong san. D€ danh gia chinh xac
tac ddng cta chinh sach tin dung cing nhw chinh sach thué dén thi treong, can c6 nhiéu nghién
ctru sdu hon nita vé dién bién thi treong dat dai, bat dong san qua cac thoi ky, déc biét la tai cac
dd thi 16n. Ngoai nhitng chinh sach vi mé cua Nha nudc, si can thiép, quan ly kip thoi caa chinh
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quyén dia phuwong ddi v6i hoat dong kinh doanh, mdi gidi bat dong san la can thiét khi thi treong
bat dong san tang manh va c6 dau hiéu “bong bong”. Tl nhitng van ban chan chinh hoat dong
mdi gidi bat dong san ctia thanh phd Da Nang, c6 thé thdy, viéc quan ly hoat dong mdi gidi chi
thuc sy duoc quan tam khi thi truong da tdng manh va cé dau hiéu “sot ao”. D€ thi treong bat
dong san phat trién 6n dinh, co quan quan ly nha nudc can luén luén quan ly chat ché hoat dong

moi gidi bat dong san, ngay ca khi thi truong khong soi dong.

5 Kétluan

Trong giai doan 2017-2020, gid dat ¢ tai d6 thi c6 xu hudng tang lién tuc tir nam 2017 dén
nam 2019 va giam xudng vao ndm 2020, sau khi dai dich Covid19 xuét hién. Giai doan 2017-2018,
ty 1é tdng gia binh quan & mtc 80%/nam. Giai doan 2018-2019, ty 1€ tang gia binh quan con &
murc 50%/nam va giai doan 2019-2020, khi dich bénh da tac dong sau sdc dén moi linh vuc, trong
d6 c6 thi truong bat dong san, gia ban ctia cac thira dat da giam ro rét. Mtc giam binh quéan la
-11%. So vé6i nam 2017, gid cad nam 2020 van cao hon dang k& véi muc ting binh quan ti

100-160%, ty 1é tdng gia binh quan ¢ muc tit 25-40 %/nam.

Cac yéu t& anh huong dén thi truong gia dat & do thi trén dia ban thanh phd Da Néng gom
(i) chinh quyén thanh phd kéu goi dau tu nhiéu dy an trong diém, thong qua d6, da thu hut nhiéu
du 4n bat dong san; (ii) thuc hién cong tac nang cdp co s ha tang thanh phg, dong thoi mot s&
du an luu tra déng cap ciing dwoc dau tu xay dung phuc vu Tuan 1& cip cao APEC 2017; (iii) tinh
hinh phat trién du lich tdng manh, kéo theo nhiéu co hoi dau tu tiém nang, gop phan kich thich
thi treong bat dong san tang gia; (iv) UBND thanh phd Da Néng da cé nhiéu van ban vé viéc
chan chinh hoat dong kinh doanh dich vu bat ddng san trén dia ban thanh phd; (v) Nha nudc siét
chat cho vay bat dong san khi chinh thittc dua ra 1§ trinh giam dan ty 1é t6i da ctia nguon von
ngén han duoc st dung d€ cho vay trung va dai han; (vi) dai dich Covid-19 xuét hién gay thiét
hai kinh t&' n&ng né cho kinh t& thanh phd Da Nang, kéo theo sy sut gidm manh mé ctia thi truong
bat dong san.

Su can thiép, quan ly kip thoi cua chinh quyén dia phuong la can thiét khi thi treong bat
ddng san tang manh va c6 dau hiéu “bong bong”. D€ thi truong bat dong san phét trién on dinh,
co quan quan ly nha nudc can luoén ludn quan ly chat ché theo dung cac quy dinh phap luat ngay
ca khi thi treong khong s6i dong.
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