Nghién ciiu trao doi

Ve
n n -
2 - - -
(] g v n g [

&Nguyén Thi Purc Loan*
Mai Thi Bach Tuyét*
Ng6é Thay Lan*

Kinh doanh bat déng sén la linh vure c6 nhiu déc thi riéng, hoat déng chiu
@nh hudng béi s phét trién cda nén kinh té - chinh tri - x& hoi, cia céc thi
trirong vang, ngoai té, 1ai suét. Cung véi déc thu cdn ngudn vén rét 16m va thoi
gian déu tw 1au dai nén hoat déng kinh doanh bét déng san duwoc danh gié 13
linh vire hoat dong tiém &n nhiéu rdi ro. Piéu d6 doi héi, cac doanh nghiép
trong linh vurc ndy phai kiém soat duoc hoat déng thong qua déng loaf st
dung céc céng cyu quan /y hiru hiéu nhét, dé cung cép théng tin hiru ich cho
viéc kiém soat va ra quyét dinh ctia Nha quan tri doanh nghiép. Bai béo trinh
bay mét sb gidi phap hoan thién céng cu quén ly 1a ké toén - tai chinh tai Céng
ty C4 phén Péu tir Réng Viét Land, tai tinh Ba Ria Viing Tau.

Tir khéa: Kinh doanh bét déng sén; Réng Viét Land; Ké toén tai chinh; Kiém
soét va ra quyét dinh; Pai hoc Ba Rja Viing Tau (BVU)

Abstract

Real estate business is a business sector with many specific characteristics,
business activities are always influenced by factors of economic, political and
social stability and development of the country, development of science and

technology, fluctuations of the gold, foreign currency, interest rates...

markets,

these factors have a direct or indirect impact on the results of real estate busi-
ness activities. Along with the characteristics of operation is the huge capital
requirement and the first time in a long term, the real estate business is con-
sidered as a potentially risky field of activity. That requires businesses in this
field to be in control of their operations by using the most effective manage-
ment tools to provide information useful for management control and decision-
making enterprise. The article presents a number of solutions to perfect the
management tool, which is financial accounting at Rong Viet Land Investment
Joint Stock Company in Ba Ria Vung Tau Province.

Key words: Real estate business; Rong Viet Land; Financial accountant;
Control and decision making; Ba Ria Vung Tau University (BVU)

1. Thue trang cong tac ké toan —
tai chinh tai Cty C6 phan Diu tw
Rong Viét Land

1.1 Uu diém

Trong nhiéu nim qua, Nha nuéc
da khong nguing hoan thién hanh lang
phap 1y cho thi truong bat dong san
van hanh va phat trién, gop phén quan
trong vao viéc thuc ddy phat trién
kinh té - xd hoi cua dit nudc. Doi
chiéu véi cac quy dinh phap lut hién
hanh, cong tic ké toan tai chinh tai
Cty Co phén Déu tu RénNg Viét Land,
ddi chiéu voi huéng dan cua luét,
chuin muc va ché d6 ké toan hién

nay, vé co ban doanh nghiép (DN) d&
tuan tha quy dinh vé ké todn hoat
d6ng kinh doanh bat dong san.

Cu thé, vé nhan dinh bét dong san,
xac dinh gia tri bit dong san ton kho
va bat dong san dau tu thude ddi
tuong kinh doanh bat dong san, Cty
d3 tuan thu cic quy dinh vé chuén
muc, ché d6 ké toan hién hanh.

Vé ghi nhén tinh hinh bién dong
doanh thu, chi phi ctia bat dong san
tdn kho va bat dong san dau tu thude
dbi tugng kinh doanh bét dong san,
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Cty d4 tudn thi cac quy dinh vé chuan
murc, ché d6 ké toan hién hanh.

V& trinh bay béo céo tai chinh
(BCTC) hoat dong kinh doanh bét
dong san, Cty da tudn thu cac quy
dinh vé& chuén myec, ché do ké toan
hién hanh.

1.2 Nhwoc diém

Khi ghi nhén va xéc dinh gid tri bit
déng san ton kho, Cty con nham lan
giita bat dong san dau tw va bt dong
san ton kho, ddc biét 13 bat dong san
cho ting gia ban. Tur d6, din dén ké
toan ghi nhan chi phi phat sinh sau khi
ghi nhén ban dau dbi twong chura ding

Ghi nhdn va xdc dinh gia tri bt
déng sdan dau te con nhiéu bat cap.
Hién tai, cac DN kinh doanh bét dong
san tai Viét Nam no6i chung va Rong
Viét Land noi riéng déu xac dinh gia
tri bat dong san dau tu theo nguyén
tic gia gbe. Vi dy, v6i mot toa nha
cho thug, gan két thic thoi gian hoat
dong, gia tri cua téa nha co thé con
cao hon nguyén gia ban dau, do gia
dat va gia xdy dyng ting cao. Luc
nay, gia tri con lai cua bat dong san
dau tu theo mo hinh gia gbc thap hon
rat nhiéu so véi gia tri thyc té cua bét
dong san do6 trén thi truong.

Bt cdp trong ghi nhan tinh hinh
bién ddng bdt dong sdan

Déi voi ké toan chuyén myc dich
str dyung, mot s6 ndi dung quy dinh tai
chuén myc VAS 05 chua 15 rang, dan
dén Cty Rong Viét Land hay nhim
13n giita viéc ghi nhan bt dong san
ton kho hay bt dong san dau tu.
Chinh vi vay, n6i dung ké toan nay
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chua théng nhiat trong cac DN kinh
doanh bét dong san. Bén canh do6, Cty
cling c6 sy hach todn chua ding qua
trinh chuyén dbi tir bt dong san ton
kho sang bit dong san dau tur va
nguoc lai.

Ké todn doanh thu, chi phi hoat
dong kinh doanh bét déng sdan

Cty ghi nhan doanh thu khi chua
thoa man 5 diéu kién ghi nhan doanh
thu. Vi du nhu truong hop DN ghi
nhén doanh thu khi ban giao nha
ngay cho khach hang, khi khach hang
chi méi thanh todn 50% theo tién do
kém theo diéu khoan khach hang c6
thé tra lai nha néu khong vira y.

Céc truong hop phat sinh khi ban
bt dong san kém theo cac goi
khuyén mai nhu tdng ndi thét nha &,
khdm chita bénh,... do ché & ké toan
hién hanh chwa ¢6 huéng dan phuong
phép ké toan cic truong hop ban bat
dong san co khuyén mai néu trén, nén
céc Cty kinh doanh bét dong san trén
thyc té ghi khong gidng nhau.

Déi véi chi phi gia von hang bén:
Tai khoan gi4 vén hang ban dung dé
phén anh gia vén cta san phim, hang
héa, dich vy, bat dong san dau tu; gia
thanh cta san phdm xdy lip ban trong
ky. Ngoai ra, tai khoan nay con dung
dé phan 4nh cac chi phi ¢o lién quan
dén hoat dong kinh doanh bit dong
san dau tu nhu chi phi khau hao, chi
phi stra chiva, chi phi nghiép vu cho
thué bat dong san, chi phi nhuong
bén, thanh ly,... Nhu vay, mic du la
tai khoan gia von hang ban nhung noi
dung phan anh rét nhidu n6i dung nhur
chi phi gia vbn hang ban, dich vu da
ban, chi phi kinh doanh bat dong san,
cac khoan thiét hai va chi phi trich lap
du phong giam gid hang ton kho.
Diéu nay din dén kho khin, trong
viée trinh bay cic thong tin chi tiét
hoat dong kinh doanh bét dong san.

D6i v6i chi phi khau hao bat dong
san dAu tu: Viée trich khdu hao déi
v6i truong hop béat dong san dau tu
mua nhung chwa rd myc dich sir dung
hién nay con chua hop ly, mau thuan
vé khdu hao tai san ¢6 dinh néi
chung.

Trinh bay BCTC hoat dong kinh
doanh bt déng san

Vi ngay tu dau khi gh1 nhan bt
d6ng san di nham 1an véi bat dong
san dau tu, bat dong san chu s¢ hiru
st dung va bat dong san ton kho, dan
dén két qua viéc phén loai va trinh
bay khoan muyc bat dong sin diu tu
chua chinh xéc.

Trinh bay thleu cac thong tin:
Tiéu chuédn cy thé ma DN ap dung
trong trudng hop gip kho khan khi
phén loai bit dong san dau tu véi bat
dong san chu s¢ hiru sir dung va hang
hoa bét dong san. Gid tri hop 1y cia
bét dong san tai thoi diém két thuc
nién d6 ké toan, 1ap BCTC, danh myc
bat dong san dau tu, 1y do khong xéc
dinh dugc gid tri hop ly cua bét dong
san dau tu.

DN ghi nhén doanh thu mot lan
d6i véi toan b b tién cho thué nhan
truGe nay chua trinh bay trén thuyét
minh BCTC vé téng sb tién nhan
trude trong truong hop nay.

2. Gidi phap hoan thi¢n

2.1 Hoan thi¢n ghi nhdn va xdc
dinh gid tri bat dpng sdn

Thit nhat, hoan thién dsi fuong,
pham vi ghi nhéan bat dong san dau tie

Theo quy dinh ctia chudn myc ké
toan Viét Nam hién hanh, truong hop
bét dong san dang trong qua trinh xay
dung hodc cai tao ning cap v6i muc
dich dé sur dung trong tuong lai nhu
1a bt dong san dau tu thi khong duge
ghi nhén la bat dong san dau tu. Tuy
nhién, xét vé ban chat, bit dong san
trong truong hop nay sau khi qua
trinh dau tu, xdy dyng hodc cai tao
ning cap hoan thanh chinh 1a bat
dong san dau tu trong DN. Vi vdy,
Cty nén ghi nhan bat dong san trong
truong hop nay la bat dong san dau tu
trong don vi, chi tiét bt dong san dau
tu trong qua trinh xay dung Viéc ghi
nhén nhu vy s& phu hop véi ban chét
cla bat dong san dau tr va gitp DN
thdng nhat quéan 1y hoat dong kinh
doanh bat déng san d4u tu trong DN.

Thit hai, hoan thién xdc dinh gia
tri bdt dong san ddu tw sau khi ghi
nhdn ban dau

M@d hinh gia goc van con nhleu
han ché, tuy nhién céc giai phap khic
phuc vy nhu sau:
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Nguyén tic giam gia tri bat dong
san dau tu 13 dam bao bat dong san
dau tu ctia DN ¢6 gi4 tri ghi s6 khong
16n hon gié tri thu hdi cta ching. Theo
nguyén tic nay, hang nim, Cty phai
xem xét ddu hidu cho thiy bt dong
san dau tu c6 thé bi giam gi4 tri khong.
Néu c6 bét ctr ddu hiéu nao tdn tai, DN
can phai wéc tinh gia tri thu hoi cta bat
dong san dau tu. Tuy nhién, nhiing tai
san bi giam gid tri méi can xéc dinh,
khoan giam nay 1a mot khoan 16 do
giam gia tri. Khoan 16 chi duoc dé
nghi khi xac dinh dugc ddu hiéu bat
dong san dau tu giam gia, tir d6 do
luong gid tri ¢6 thé thu hoi.

Xac dinh ddu hiéu giam gid: Cac
ngudn thong tin bén ngoai nhu ¢6 sy
thay dbi bt loi trong méi truong hoat
dong ctia DN nhu moi truong k¥
thuét, thi truong, kinh té, quy dinh
Nha nuée,...

Cac ngudn théng tin ndi b DN: Co
sur thiét hai vé vat chat hodc da bi 161
thoi, xuéng cép; sy thay dbi bat loi
déng ké dén bt dong san dau tu, chang
han nhu ké hoach nhung hoat dong
hodc téi co cdu mdt sb hoat dong,...

Néu ¢6 nhitng ddu hiéu trén, DN
phai xdc dinh gia tri c6 thé thu hoi
ctia bat dong san dau tu. Néu truong
hop gid tri ¢6 thé thu hdi nho hon gid
tri ghi s6 DN s& ghi nhén 13 16 do
giam gia tri.

Xac dinh gia tri ¢6 thé thu hdi cia
bat dong san dau tu: V& nguyén tic, gia
tri ¢6 thé thu hdi cta béat dong san dau
tu 1a gid tri cao hon gitta gia tri hop Iy
cia bat dong san dau tur trir (-) chi phi
thanh 1y bét dong san dau tur d6 va gia
tri sit dung no. Trong do, gia tri hop Iy
trir chi phi thanh 1y bat dong san dau tu
13 gié tri ¢6 thé thu dugrc tir viée ban mot
tai san trong mot giao dich thi truong
gitra cic bén ¢6 hidu biét va c6 thoa
thudn v6i nhau, trir (-) chi phi thanh 1.
Gia tri st dung 1a gia tri hién tai cua
ludng tién trong tuong lai dy kién s& thu
duoc tr viée st dung bét dong san dau
tw d6. Nhu vdy, dé xac dinh gid tri ¢6
thé thu hdi cua bat dong san dau tu
trude hét phai xéc dinh duoc gid tri hop
1 ctia bt dong san dau tur trir (=) chi phi
thanh 1y bét dong san dau tur 6 va gia
tri str dung cta bét dong san dau tu.
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Ghi nhén 18 do giam gia bat dong
san dau tu: Néu gia tri ¢6 thé thu hoi
nho hon gid tri ghi s6 cta bt dong san
déu tu, bat dong san déu tu phai dugc
ghi giam theo gi4 tri ¢6 thé thu hoi,
khodn giam nay goi 12 16 do gidm gia
tri va dugce ghi nhéan la chi phi trong
béo cao két qua kinh doanh. Sau khi
gidm gia tri clia tai san vé gia tri ¢6 thé
thu hoi (goi 1a gid tri ghi s6 méi), gia
tri ghi s6 méi ndy 14 co s& cho viée tinh
chi phi khéu hao twong lai ctia bét dong
san dau tu. Tuy nhién, trong cdc ky ké
toan tiép theo, néu gié tri thi truong bat
d6ng san dau tu ting do cac nguyén
nhan: gia d4t dai ting, ting hiu suit
cla bat dong san dau tu do dugc cai
thién,... thi DN phai hoan 1ap khoan 16
gid tri (gi tri hoan 13p khodn 16 khong
duoc vuot qué sb tién ghi sb trude day
ma xic dinh khoan 16 giam gia tri da
dugc ghi nhan vao bét dong san déu tu
cho nhiing ndm truéce do).

2.2 Hoan thién ké todn tinh hinh
bién dpng bit dpng sin

Thir nhdt, hodn thién ké todn
chuyén d@oi tir bat déng san dau tw khi
trién khai cho cde muc dich ban

Bét dong san dau tu khi Cty bt
dau trién khai cho myc dich ban da
thoa méin didu kién dé phéan loai sang
tai san dai han nam giir dé ban. Vi DN
bét dau trién khai cho muyc dich ban ¢6
nghia 12 bit dong san dau tu ndy dang
& trong trang thai sin sing dé ban ngay
trong diéu kién hién tai va viéc ban chi
tuy thude vao cac diéu kién giao dich
ban bat dong san d4u tur cling ¢6 nghia
1a d c6 ké hoach ban, di c6 cdc ké
hoach tim ngudi mua va giao dich ban
duoc ky vong phai hoan tat trong vong
mdt nam ké tir ngay phén loai thanh tai
san ndm gitra dé ban. Ké hoach béan bat
d6ng san dau tr nay gan nhu khong
thé thay d6i hay rat lai.

Thit hai, hoan thién ké todn chuyén
dsi muc dich sir dung bat dong sdan ton
kho

Viéc ghi nhan ndi dung chuyén doi
muc dich st dyng cua bat dong san
con chua théng nhét va chinh x4c. Do
d6, Cty can thong nhat phuong phap
ghi nhén dé cung cép thong tin thong
nhét, khach quan v chinh x4c vé bt
dong san dau tu.

2.3 Hoan thi¢n ké todn ghi nhin
doanh thu, chi phi hogt dong kinh
doanh bat dpng sin

Thit nhdt, hoan thién ké todn ghi
nhén doanh thu bat déng san kem
theo cdc hinh thirc khuyén mdi

Dé déy manh hoat dong kinh
doanh bit dong san, Cty hién nay
dang 4p dung cac hinh thic khuyén
mai: ndi tht nha &, khim chita
bénh,... Dbi v6i chi phi thyc hién goi
khuyén mai cho khach hang mua bét
dong san, DN ghi nhén vao céc tai
khoan co6 lién quan tuy theo tung
truong hop nhu DN mua ngoai hay
DN ty cung cép goi khuyén mai.

Thit hai, hodn thién ké todn chi phi
bdt ddng sdan

Hién tai, ghi nhdn ndi dung gla
vbn hang ban phan anh rat nhidu noi
dung chua pht hop va rat kho theo dai
chi phi. Cén chi tiét tai khoan gi4 vén
hang ban cho tung ndi dung riéng,
trong hoat déng kinh doanh bat dong
san tai Cty.

2.4 Hoan thién trinh bay va
thuyét minh hoat djng kinh doanh
bat dpng sin

Thit nhdt, trinh by va thuyét minh
BCTC giam gid tri bat dong san dau
tw doi véi DN sik dung mé hinh gid
goc khi ghi nhdn bdt dong san dau tw

D6i voi timg bét dong san dau tu,
moi khoan 16 va hoan nhap dugc ghi
nhan vao két qué hoat dong kinh
doanh trong ky.

Néu khoan 16 do giam gia hodc
hoan nhap bat ky bit dong san déu o
nao trong ky mang tinh trong yéu phai
cong bd thong tin vé cac su kién va
truong hop lam phat sinh ching; gia
tri 16 hodc hoan nhap.

+ Co s6 duge su dung dé xac
dinh gia tri hop ly trur chi phi thanh
ly tai san.

+ Mirc chiét khdu duge st dung dé
xac dinh gid tri s dung.

Thit hai, trinh bay va thuyét minh
BCTC tai san dai han ndm gii cho
ngdy dé ban

Cty trinh bay bat dong san dau tur
dé ban dugc phan loai thanh tai san
dai han nim gitr dé ban riéng biét nhu
1a mot tai san ngén han.

+ Co 86 str dung dé xac dinh gia tri
hop Iy trir chi phi thanh 1y tai san.

+ Néu khoan 16 do giam gia tri tai
san hodc khodn hoan nhép nao trong
ky mang tinh trong yéu phai cong bb
thong tin vé: Céc sy kién va truong
hop lam phat sinh ching; gid tri 16
hodc hoan nhép.

Thit ba, trinh bay va thuyét minh
Vé tong sé tién nhdn trong truong hop
thoi gian cho thué bat déng san dau
tw chiém hon 90% thoi gian sir dung
hitu ich cua tai san

Cty ghi nhan doanh thu trén tong
s6 tién nhan trude trong truong hop
ndy déu chua trinh bay théng tin vé s6
tién nhén trudc trong ndi dung thuyét
minh trén BCTC. Cty ¢an b sung cic
thong tin sau:

+ Chénh léch vé doanh thu va loi
nhudn gilra hai phuong phap ghi
nhén: Phuong phap ghi nhan doanh
thu phan bd dan theo thoi gian cho
thué va phuong phap ghi nhan doanh
thu mot 1an, dbi véi toan bd s tién
cho thué nhan trude tai Cty.

+ Anh huéng cta viée ghi nhan
doanh thu mot 1an déi véi toan bd sb
tién cho thué nhan trude trong ky dbi
v6i khé nang tao tién, roi ro trong viéc
suy giam doanh thu, 1gi nhuan ctia cac
ky trong tuong lai.

Tur thue té, ké toén tai chinh tai
Cty Rong Viét Land, téc gia dd duara
4 nhém giai phdp nhim hoan thién
cong tac ké toan tai Cty, giup Cty hoat
déng ngay cang hiéu qua hon. O
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