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KIEM SOAT THI TRUONG BAT DONG SAN
DUGI GOC DO QUAN LY NHA NUIC

NGUYEN THI PHUQNG"

Kiém sodt thi truong b4t dong san duoi goc do quan ly nha nuoc dugce thuc hién boi céc co
quan c6 thim quyén nha nudéc théng qua cic cong cy, phuong thitc, cdch thitc nhdm bdo
ddm cho thi truéng bat dong san hoat dong lanh manh, han ché nhiing tiéu cuc ctia hoat
dong kinh doanh bt dong sin. Kiém sodt thj truong bat dong san nhimg nim qua da dat
duoc nhimg két qud d4dng khich 1€ nhung van ton tai nhiéu han ché, Céc giai phdp tdng cuong
hiéu Iuc, hiéu qud trong viéc ki€m sodt thj truong bat dong san nhdm tao diéu kién cho thj
truong bdt dong sdn phét trién va thiic ddy cho viéc tdng truong kinh t€ - xa hyi ngdy cang
tot hon.

Tirkhéa: Thi truong bat dong san; qudn Iy nha nuoc; kiém sodt thi truong bat dong san.

The control of the real estate market from the perspective of state management is carried
out by state competent authorities through tools and methods to ensure a healthy real estate
market and reduce negative behaviors in the real estate business. The control of the real
estate market has achieved encouraging results and revealed many inadequacies. Solutions
to increase effectiveness and efficiency of the control of the real estate market aim to create
conditions for development of the real estate market and promote socio-economic growth.

Keywords: Real estate market; state management; control of the real estate market.
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1. Thyc trang thi truong bdt dong san &
Viét Nam hién nay

Thi truong bat dong san (TTBDS) theo
cach hiéu chung nhét la thi truong dau tu,
giao dich dat dai, 1a tong thé cac hoat dong
vé dau tu, mua bén, kinh doanh bat dong
san (BDS) (xay dung, chuyén nhuong, cho
thué) cung cédc dich vu ho trg khéac, nhu:
moi gioi, dinh gia, tuvan BDS, quan tri BDS
hay céc san giao dich BDS..., gitta cac chu
thé cd lién quan. TTBDS 6 nudc ta hién nay
chu yéu van la thi truong nha dét, dugc chia
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thanh hai loai: TTBDS cap 1 va TTBDS cédp
2. Trong d6, TTBDS cap 1 1a thi truong cha
s& httu vé BDS (Nha nudc chuyén giao
quyén st dung dat (SDD) va tai san gén lién
voi dat thong qua hoat dong giao dat, cho
thué dat, cong nhan quyén SDD). TTBDS
cdp 21a thi truong nguoi SDD chuyén giao
lai quyén SDD cho nguoi khéac theo quy
dinh ctia phap luat dét dai va phap luat co
lién quan.

* PGS.TS, Hoc vien Hanh chinh Quéc gia
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Sau ndm 2000, v6i su phuc hoi va tang
truéng ctiia nén kinh t€ cting véi nhiing co
ho6i méi, nhu: Hiép dinh thuong mai Viét -
My duoc ky két; Ludt Dat dainam 1993 dugc
stta d6i va ban hanh méi ndm 2003 va nam
2013 theo huong mé rong quyén cia nguoi
SDD; Nha nudc tap trung giai quyét nhiing
vuéng mac, di€ém nghén vé thu tuc hanh
chinh trong viéc dang ky dat dai va cap gidy
chiing nhan quyén SDD; nhtng thay doi
trong chinh sach cho nguoi Viét Nam dinh
cu & nudc ngoai dugc mua nha va quyén
SDD trong nuoc... da lam cho nhu cau ve
nha dat ngay mot gia tang, tao diéu kién cho
TTBDS ngay cang phét trién.

Bén canh nhting két qua kha quan ma
TTBDS dem lai thi gia ca vé nha dat trén
TTBDS hién nay ngay mot tdng cao, tao ra
nhing con sot (giai doan 2003 - 2007; 2011 -
2012; cudi 2021 - dén nay). Hién tuong nay
duoc ly giai 1a do nhiéu nha dau tu chuyén
huéng dau tu ti thi truong chiing khoan
sang TTBDS lam cho thi truong nay ngay
cang bung phat. Bén canh do, hién tuong
“sot dat” thuong roi vao thoi diém gan voi
nhting hoat dong lap va phé duyét quy
hoach, ké hoach SDD ctia Nha nuéc (nhu: ky
quy hoach va ké hoach 2001 - 2010; méi day
Quadc hoi khoa XV da thong qua Nghi quyét
vé quy hoach SDD qudc gia thoi ky 2021 -
2030, tam nhin dén nam 2050 va ké hoach
SDD 5 ndam 2021 - 2025).

bau nam 2022, hién tuong “sot dat” dién
ra tai nhiéu noi trén ca nuéc (c6 nhiing vu
viéc mang tinh bat thuong). Ngoai nhiing
con sot dat tai TP. Ho Chi Minh va Ha Néi,
thi theo thong ké trong ca nudce c6 t6i 20 dia
phuong ciing dang c6 nguy co sot dat thong
qua ddu gia. Trong khi do, trén TTBDS tai
mot so dia phuong da xuat hién hién tugng
doanh nghiép (DN) trién khai viéc kinh
doanh BDS chua du diéu kién phap ly;
chuyén nhugng dét dai, kinh doanh BDS tréi
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quy dinh ctia phap luat cting dién ra kha
phtic tap cung voi viéc thuc hién cac du an
phan 16, ban nén trén dién tich dat nong
nghiép, dat phi nong nghiép nhung khong
phai la dat &; hodc thuc hién giao dich mua
bén, chuyén nhuong nha, dat khi chua dap
tng day du diéu kién, co sé phap ly, gdy anh
hudng téi tinh hinh phat trién kinh té - xa
hoi va su phat trién lanh manh ctia TTBDS!.
Gid nha dat tang cao, don ctr: giai doan 2020
- 2021, gid nha tang so voi thoi ky 2018 -
2019, trong d6 cdn ho cao cdp tang khoang
0,5%; can ho trung cdp tang tir 2 - 3%. Tang
gia manh nhat la phan khic dat nén véi mic
khoéng 5%; c6 noi tang t6i 10%?2. Tham chi,
mot sd truong hop gid trang ddu gia cao gap
nhiéu lan so voi gia khoi diém ddu gia ban
dau, roi sau do lai huy bo hop dong dau gia
(vu d4u gia quyén SDD tai Thd Thiém - TP.
Ho6 Chi Minh cudi ndm 2021). Nguyén nhan
gid nha dat tang cao con xudt phat tir viéc
nguon cung han ché, nhiéu du 4n BDS chua
hoan thanh nén chua c6 san phdm chao ban
trong khi nhu cau vé nha dat van tang.

Nhan dinh vé TTBDS nhiing nam t6i,
nhiéu chuyén gia cho ridng, nhu cau vé
TTBDS sé con dién bién khé phtic tap do
chinh sach phét trién nha & xa hdi, ha tang;
thuc hién cac du én cong - tu con chua r6
rang, cu thé. Mat khéc, gia nhiéu loai BDS
trén thi truong te do qua cao (nha ¢, dat &
tai nhing khu vuc da dugc phé duyét quy
hoach) cting da lam cho viéc tao lap nha &
ctia phan lén nguoi thu nhap thap gap nhiéu
kho khan, nhat 1a nhiing nguoi nghéo, sé
khong thé hodc kho mua dugce nha véi gid ca
hién nay. Don ctt: gid ban trén thi truong so
cdp trong quy /2022 dugc ghi nhan trung
binh & mic 1.655 USD/m? (chua bao gom
VAT va phi bao tri), tang 13% theo ndm va
4% theo quy®.

Mot van dé nita cing tac dong khong
nho t6i TTBDS, do 1a hé thong phép luat quy
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dinh vé quan ly nha nuéc (QLNN) doi voi
TTBDS con dang thi€éu ving mot co quan
quan ly thong nhat; méi chi dung lai & viéc
quy dinh mot s6 co quan quan ly doi véi moi
yéu t6 ctia BDS, nhu: co quan xay dung
QLNN vé nha ¢ va cong trinh xay dung; co
quan tai nguyén va moi truong QLNN vé dat
dai; nganh néng nghiép va phat trién nong
thon QLNN vé ddt nong nghiép, lam nghiép;
B Tai chinh c6 tham quyén ban hanh chinh
sach vé thué va nghia vu tai chinh khac
trong kinh doanh BDS; Ngan hang Nha nudc
c6 trach nhiém huéng dan viéc thanh toan
trong cac giao dich kinh doanh BDS, viéc
cho vay thé chap bang BDS, bao lanh trong
ban, cho thué mua nha ¢ hinh thanh trong
tuong lai; cdc bo, co quan ngang bo, Uy ban
nhan dan (UBND) cép tinh trong pham vi
chtic nang, nhiém vu va quyén han c6 trach
nhiém phoi hop voi Bo Xay dung, Bo Tai
nguyén va Moi truong to chiic quan Iy, kiém
tra, thanh tra, cung ting, bé tri cdc nguon dat
dai trong linh vuc kinh doanh bat dong san*.

Ngoai ra, TTBDS hién nay van thi€u vdng
cac t6 chiic chuyén nghiép tham gia hoat
dong kinh doanh, ké ca viéc niém yét giao
dich trén san ching khoén. Thuc té cho
thay, cdc san giao dich BDS, nhu: san giao
dich dia 6c ctia Cong ty co phan Dia 6c ACB
(ACBR) va san giao dich BDS do S¢ Tai
nguyén va Moi truong TP. Ho Chi Minh van
chua c6 tinh théng nhét cia mot moé hinh
san giao dich BDS; phuong thic kinh doanh
khong mang tinh bai ban, chuyén nghiép;
tiém luc tai chinh ctia cac DN kinh doanh
BDS chua da 16n manh, thi€u chién luoc
kinh doanh dai han va thiéu van hoéa, ban
sic kinh doanh. Hién van ton tai mot s6 DN
kinh doanh BDS theo ki€u co hoi, thoi vu
hodc manh mun, roi rac... Cac cong ty trén
van hoat dong trén co s stt dung thé manh
vé giao dich thi truong, tap trung dugc nhiéu
nguon cung san phdm ctng nhu thu hut

dugc su chi y ctia nhiéu doi tugng c6 nhu
cau thué, mua, chuyén nhugng, quang céo,
ti€p thi BDS.

Co6 thé no6i, TTBDS & nuoc ta hién con
mang tinh tu phat, thi€u chién luogc, ké
hoach phat trién cu thé nén chua bao dam
su can doi trong viéc diéu tiét cdc nguon
cung cau, gia ca, cac nha dau tu méi chi tap
trung quan tam doi voi cdc du dn nha &, du
an khu do thi, thuong mai, dich vu va dulich
dé ban cho nhiing nguodi c6 thu nhap cao.
Trong khi cac du 4n nha & dé ban tra dan
hodc cho thug, cho thué lai danh cho cac doi
twong c6 muc thu nhap thidp chua dugc
quan tam dung mtc. Thi truong nha ¢, dat
& chua phat trién tuong xting voi nhu cau
cta xa hoi doi héi can phai c6 giai phap can
thiép vé co ché, chinh sach va phap luat ti
phia Nha nuéc dé thiuc day TTBDS phat
trién dong bo theo yéu cau cta xa hdi cling
nhu bdo dam tinh thong nhat vé QLNN.

2. Kiém soat thi truong bdt dong san &
nudc ta hién nay

a. Vé co'sé phdp Iy cho viéc kiém sodt thi
truong bat dong san

Dé kiém sodat viéc quan ly va SDD ndi
chung, TTBDS ndi riéng, tit nam 1993 dén
nay, Nha nudc da ban hanh, stra déi va bo
sung nhiéu van ban quy pham phéap luat.
Don cu: Luat Dat dai nam 2013, Luat Xay
dung ndm 2014, Ludt Nha ondm 2014, B
Iuat Dan sunam 2015, Ludt Kinh doanh BDS
nam 2014, Luat Dau ternam 2020; Ludt Thué
chuyén quyén SDD nam 1994... Dac biét,
Nghi dinh s6 02/2022/ND-CP ngay
06/01/2022 ctia Chinh pht huéng dan thi
hanh Luat Kinh doanh BDS da cu thé hoa
cac ndi dung, lam co s¢ cho cac co quan co
thdm quyén theo doi, kiém tra, thanh tra
kién nghi céc t0 chtic, cd nhan thyuc hién cac
quy dinh vé kinh doanh BDS nghiém minh
va dung phép luat.
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b. Vé co quan thuc hién tham quyén
kiém sodt thj truong bat dong san

Hoat dong kiém soat vé TTBDS duoc
quy dinh tai Ludt D4t daindam 2013 dai voi
céc co quan c6 tham quyén chung vé QLNN
vé dat dai, bao gom: (1) Hoat dong giam sat
viéc QLNN vé dat dai, nha ¢ gin lién voi
quyén st dung cta cac co quan quyén luc
nha nudéc, nhu: Quéc hoi, Hoi dong nhan
dan trong viéc thuc hién chitc ndng phé
duyét quy hoach, ké hoach SDD, trong hoat
dong giam sat hoat dong QLNN vé dat dai
ctia Chinh phti va UBND céac cdp tai Diéu
45,198, 199). (2) Hoat dong thanh tra, kiém
tra giai quyét khiéu nai, t6 cdo trong quan
ly va SDD ctia céc co quan chuyén mon
QLNN vé dat dai quy dinh tir Diéu 22 - 25,
201, 204, 205. (3) Thong qua chiic nang xét
Xt cdc vu an tranh chdp vé dat dai va tai san
gdn lién voi quyén SDD cia Toa an nhan
dan (Diéu 203). Cuing véi d6, thim quyén
kiém soat TTBDS cling dugc quy dinh tai
Ludt Kinh doanh BDS nam 2014 va tai Diéu
15 Nghi dinh s6 02/2022/ND-CP cting da cu
thé hoa vé tham quyén kiém soét truc tiép
doi voi TTBDS ctia cac co quan nha nuéc
bao gom: bo Xay dung trong pham vi quyén
han va trdch nhiém; cdc b9, nganh cé lién
quan; UBND cac tinh, thanh pho truc
thudc trung wong.

Ngoai viéc quy dinh hé théng céc co
quan c6 tham quyén chung kiém soat vé dat
dai thong qua cac chtc ndng chuyén biét
trong QLNN, phép luat vé kinh doanh BDS
da quy dinh truc ti€p cho B6 Xay dung (cac
bd, nganh cé lién quan) va UBND cdp tinh
c6 tham quyén truc ti€p thuc hién viéc kiém
soat hoat dong kinh doanh BDS thong qua
viéc thuc hién chiic ndng thanh tra, kiém tra,
xt Iy cac vi pham phép luat vé cac du an
kinh doanh BDS nhdm bao dam cho TTBDS
hoat dong ngay cang lanh manh, nghiém
minh va han ché nan dau co vé dat dai.
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c. Vé thuc trang kiém sodt thi truong bat
dong san nhiing nam qua

Trén phuong dién thuc t€, kiém soat BDS
la toan bd cdc hoat dong ctia co quan c6
thdm quyén nha nudc thuc hién viéc thanh
tra, ki€ém tra va dénh gid céc giao dich, hop
dong kinh doanh BDS nhdm ngan chan, loai
b6 nhiing nguy co, nhiing hanh vi vi pham
phép luat ctia céc chti thé (gom co quan nha
nudc, t0 chic, ca nhan) trong viéc kinh
doanh BDS. Tut d6, bao dam cho hoat dong
kinh doanh BDS trén thij truong dién ra cong
khai, minh bach va dung phap luét.

Mot 1a, vé gia ca TTBDS. Theo thdm
quyén, nhiing nam qua, By Xay dung da truc
ti€p thuc hién ra soat, kiém tra nhiéu du an
xay dung, kinh doanh BDS, nhat 1a viéc phét
trién nha & va dat ¢ cting nhu cac cong trinh
du én da va dang hinh thanh trong tuwong lai
khi chuyén muc dich SDD. Dac biét, viéc
kiém tra ddnh gia két qua cac cugc ddu gia
SDD tai dia phuong, nhat la viéc dau gia cac
khu dét c6 gid cao bat thuong dé c6 danh gia
chung vé TTBDS. Theo tim hiéu chung, gia
ca TTBDS nhitng ndm qua déu tang, song
thuc té lai la hién tuwong tang gia tao, nhét 1a
vao thoi diém cudi 2021. Theo y kién ttr phia
co quan quan ly la B¢ Xay dung va mot so
chuyén gia cho rang, thi truong cé ddu hiéu
“bong bong” nhung kho vo, “sot dat” 40°.

Hai Ia, viéc niém yét va phat hanh trai
phiéu kinh doanh BDS. D€ kiém soat, Thu
tuong Chinh phu va Bo Xay dung ban hanh
cac van ban dé chi dao kiém tra cac DN BDS
phét hanh tréi phiéu voi khoi luong 16m, lai
suat cao (nhu: Cong ty c6 phan Muong Thanh,
Tap doan Vingroup, Sungroup, Bitexco, Cong
ty c6 phan FLC, Cong ty Dia 6c Dai Quang
Minh, Cong ty TNHH Nam Thédng Long,
Cong ty Kinh doanh dia 6c Hung Thinh...).
Bén canh do, Cong dién s6 304/CD-TTg ngay
07/4/2022 ctia Thi tuéng Chinh pht vé chdn
chinh hoat dong thi truong tréi phiéu DN va
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dau gia quyén SDD do c6 hién tugng lira dao
chiém doat tai san xay ra tai mot so tap doan
va cac to chiic, don vi cd lién quan dén phat
hanh trdi phiéu, huy déng tién ctia nha dau
fu...5,

Ba Ia, hoat dong thanh tra, kiém tra tién
do giai ngan ké hoach von dau tu BDS cong
han ché viéc cham thuc hién tién do cac du
an da duoc phé duyét. Bo Xay dung ctng dé
nghi Chinh phu diéu hanh tin dung véi lai
sudt cho vay trong nam 2021 tiép tuc giam dé
thac ddy cho viéc vay von kinh doanh BDS.
Dac biét, tai hoi nghi truc tuyén sang ngay
05/4/2022 cua Chinh phu, Thu tuéng Chinh
phu da chi dao céc co quan chiic nang xtit ly
quyét liét cac vi pham trong linh vyc BDS, thi
truong chumg khodan, phat hanh trdi phiéu
DN, hoat dong dau gid quyen SDD khong
tuan tha nghiém céc quy dinh cta phép luat
doi voi hang loat cac cong ty c6 ddu hiéu vi
pham. Theo do, két qua thanh tra, kiém tra
TTBDS tai nhiéu tinh, B¢ Xay dung ciing
phat hién hang loat vi pham hoat dong kinh
doanh BDS, xay dung sai phép, khong du
diéu kién ban giao nha &, dat ¢ tai nhiéu du
an khu do thi, khu nha & xa hoéi, nhu: Bac
Ninh’, Bic Giang®, Ha Noi...%.

Bon Ia, két qua thanh tra, kiém tra viéc
ban hanh va thuc hién céc van ban quy
pham phép luat lién quan dén dat dai, tai
nguyén, moi truong, xay dung va kinh doanh
BDS. Theo chiic ndng, nhiém vy, B¢ Tai
nguyén va Moi truong da ra soat 440 van
ban, trong dé xac dinh 40 van ban cé noi
dung chua thong nhat, dong bg, con bat cap,
mau thuan. B cting thyc hién thanh tra,
kiém tra, ra soat, thu hoi dat voi dién tich 1én
toi 16 nghin ha; yéu cau dua vao stt dung gan
53 nghin ha; cham dut cha truong dau tw 7,7
nghin ha. Co ban hoan thanh ra soét, cim
moc ranh gi6i dat nong, lam truong & 45/45
dia phuong!®. Bén canh d6, Téng cuc Quéan
ly D4t dai cling da c6 van ban giri UBND cac

tinh, thanh pho tryc thudc trung wvong nham
chan chinh tinh trang sot dat, trong dé co
yéu cau cac dia phuong phai cong khai thong
tin vé quy hoach, ké hoach SDD, vé gia dat.

Nhu vay, viéc kiém soat TTBDS cua cac
co quan c6 thdm quyén thong qua viéc
thanh tra, ki€ém tra, xt phat vi pham hanh
chinh da dat dugc nhing két qua nhat dinh.
Tuy nhién, thuec té€ con c6 nhimg han ché, bat
cap. Diéu nay, xudt phat tir mot s6 nguyén
nhan, nhu: hé thong thong tin, du béo ve
TTBDS thiéu thong nhat, thi€u do tin cay,
cing nhu chua bao dam tinh cong khai,
minh bach cua thi truong nén gay kho khan
cho cong tac thanh tra, kiém tra. Trong
QLNN, chua xay dung dugc hé thong theo
doi thong ké tinh hinh TTBDS, hé thong
quan ly va thong ké dit liéu vé s& httu BDS,
giao dich BDS chua dugc thiét lap theo
huéng dong bo tir trung wong dén dia
phuong gay kho khan cho cong tac chi dao,
diéu hanh; chua phat huy dugc vai tro ctia co
quan QLNN trong viéc dinh huong, diéu tiét
vi mo va kiém soat hoat dong ctia TTBDS.

3. Mot s6 gidi phdp vé kiém soat thi
trueong bdt dong san

Mot Ia, can tiép tuc hoan thién chinh
sach dau tu theo huong khuyén khich céc
chtu thé tham gia dau tu dé tang nguon
“cung” cho TTBDS gbép phan binh o6n thi
truong. Tung budc tao diéu kién khuyén
khich cac nha dau tu nuéc ngoai tham gia
TTBDS theo huong binh dang.

Hai la, nghién ctu stta doi Ludt Dat dai,
Ludt Nha o, Ludt Kinh doanh bat dong sanva
céc Ludtkhdac c6 lién quan dé bao dam dong
b tirkhau quy hoach, thué, co ché tai chinh,
dau tuxay dung dén kinh doanh, quan ly van
hanh cécloai BDS. Tap trung ddy manh phat
trién nha &xa hoi, nha ¢ thuong mai quy mo
vira va nhd, gia thap dé giai quyét ché ¢ cho
nguoi c6 thu nhap thap va diéu chinh co cdu
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BDS nha ¢. Bong thoi, don gian héa th tuc
hanh chinh, nhat 1a thi tuc hanh chinh vé
giao dich BDS theo huéng cong khai, minh
bach, thuan tién, hiéu qua; thanh lap hé
thong cac co quan dich vu cong vé dat dai tai
céc tinh con chua thanh 1ap theo Diéu 116,
124 Luat Dt dai... nham dap tng doi hoi cua
qué trinh hoan thién thé ché kinh té thi
truong, trong d6 c6 TTBDS.

Ba Ia, ti€p tuc stta doi, bo sung va hoan
thién cac chinh sach, nhu: chinh sach vé
thué lién quan dén thi truong (thué tai san,
thu€ ha tang, thué€ chuyén quyén SDD)
nham bao dam quyén loi cia Nha nude, gop
phan 6n dinh thi truong; chinh séach dén bu,
giai phong mat bang, tdi dinh cu cho phu
hop va sat voi gia dat trén thi truong, han ché
tinh trang khiéu kién, khiéu nai kéo dai, gop
phan ddy nhanh tién do thuc hién cac cong
trinh, dy an BDS.

Bon Ia, tiép tuc hoan thién co ché cho
thué dat doi voi truong hop dau tu xay dung
nha ¢, nha thuong mai, dich vy, du lich, nha
0 cho cong nhan, nguoi lao dong trong cac
khu cong nghiép, khu kinh té€ dé cho thué,
hoac cho thué lai, gop phan thic day thi
truong cho thué BDS nha ¢ phat trién bén
ving. Ddi moi cong tac quy hoach xay dung,
dac biét la quy hoach chi tiét xay dung do thi,
nong thon, cac khu cong nghiép, tao dieu kién
thuan loi cho cac nha dau tu dé dang tiép can
thong tin vé quy hoach; khdc phuc su triing
1dp, chong chéo gitta quy hoach xay dung va
quy hoach phat trién viing, dia phuong.

Nam Ia, tang cuong nang luc va hiéu luc
thanh tra kiém tra, xtt Iy vi pham hanh chinh
cta céc co quan chtic ndng. Bao dam TTBDS
phat trién lanh manh, minh bach, an toan;
c6 ché tai canh bdo som, quan ly rui ro va xt
ly manh mé, nghiém minh céc hanh vi vi
pham phap luat, nhu: cac truomg hop moi
gioi, mua ban BDS, du an BDS khong diung
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quy dinh, khong da ho so phép ly, khong da
diéu kién kinh doanh.

Vé xu hudng t6i, can nghién ctu va xac
dinh co quan quan ly BDS vao mot dau moi
dé tao diéu kién cho viéc thuc hién chtc
nang kiém tra, thanh tra, xtt Iy vi pham ngay
cang ro rang, trach nhiém va hiéu qua hon(J
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