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Tom tat

Xay dung va phdt trién co so ha tang loglstzcs trueée hét la cdc khu cong nghiép logzstlcs cum
Zoglstzcs va trung tam logistics va ludt héa cdc bdt dong san logistics nay ¢ Viét Nam la rdt can thiét
va cdp bach hién nay. Viéc ludt héa bdt dong san logistics va thi truong bat dong san logistics, diea
cdac van d‘e nay vao Ludt Pat dai sia doi lan nay lai cang c6 y nghia quan trong hon bao gio hét va
la yéu té quan trong cho sw phat trién kinh té nhanh va bén vitng.
Tir khéa: Co sé ha tang logistics, bdt dong san logistics, thi trieong bat déng san logistics, khu cong
nghiép logistics cong nghé cao.

Logistics infrastructure development and rationale for institutionalization of logistics real in
Vietnam
Abstract

Building and developing logistics infrastructure, particularly industrial logistic parks, logistic
clusters and logistic centers and institutionalizing this logistics real estate in Vietnam are essentially
an urgent need at present. The institutionalization of logistics real estate and the logistics real estate
market, reflecting these issues in the upcoming revised Land Law are of much more importance than
ever as it coins the fast and sustainable economic development.
Keywords: Logistics infrastructure, logistics real estate, logistics real estate market, high-tech

logistics industrial park.

1. Khai quat vé co s6 ha ting logistics

Nhiém vy cua logistics 1a dam bao cho
qua trinh cung ung hang hoéa va dich vy mét
cach kip thoi, dong b va thong subt trén
thi truong, trong qué trinh d6, co sé ha tang
logistics ludn gitr mot vai tro rat quan trong.
Co s6 ha tang logistics 1a sy tich hop cac
ha tang giao thong, thuong mai, cong nghé
thong tin (CNTT) va cac nganh dich vu
khac, ciing voi hé thong kho bai, khu cong
nghiép logistics, trung tam logistics (danh
cho cac doanh nghiép logistics) trong nén
kinh té... 13 diéu kién co ban cho cac hoat
dong cua hé théng logistics van hanh trén
thi truong mot cach hi¢u qua.

Co so ha tang logistics dugc hiéu la

tong thé cac yéu tb vat chat, ky thuat, kién
trac dong vai tro nén ting cho cac hoat dong
logistics noi chung va céc dich vu logistics
néi riéng dién ra mot cach nhip nhang va
hiéu qua. Co s ha ting loglsucs bao gom
co so ha tang “phan cting” va ha ting “phan
mém”. Co s ha ting phan clng gom h¢
thong nhiing cong trinh vat chat ky thuat,
cac cong trinh kién tric va cac phuong
tién t6 chirc co so ha ting mang tinh nén
mong cho sy phat trién ctia nganh nhu hé
thng dudng két ndi cau, duong, cang bién,
nha ga, san bay, khu cong nghiép (KCN)
logistics, trung tdm logistics, bén bai... Co
s& ha ting phan mém gom toan bd cong
nghé st dung, hé thong phan mém logistics
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va co ché van hanh hé théng co s6 ha tﬁng,
co ché, chinh sach va con nguoi quan 1y st
dung, hé thong thong tin duoc sir dung dé
quan 1y qué trinh phan phdi, luu thong hang
hoéa dich vu trén thi truong.

R& rang, voi co so ha ting logistics
hién dai cho phép dap ung hi€u qua cac
nhu cau, cac hoat dong logistics trong chudi
cung Ung tir van chuyén nguyén liéu va
thanh pham, bao quan dén xir Iy hang hoa
cling nhu dam bédo thong tin lién lac gilra
cac mit xich dé tao thanh mét day chuyén
“tiép tuc san xudt” trong khau phan phdi,
luu thong hang hoéa dich vu lam gia tang gia
tri clia cac san pham, hang hoa.

Thuc té, nganh dich vu logistics Viét
Nam dd c6 nhilng budc phat trién kha
nhanh, tdng trudng binh quan hang nam tu
12-15%, hién c6 hon 4.000 doanh nghiép
logistics hoat dong chuyén nghiép cung cap
dich vu logistics qudc té. Ca nudc co 69
trung tam logistics quy mo 16n va vira, phan
b6 tap trung & mot sd khu cong nghiép.
Thoi gian qua, cac trung tdm nay tlep tuc co
su chuyén doi tir trung tm logistics truyén
thong sang trung tam logistics thé hé mai,
ap dung cong nghé 4.0.

Tuy nhién, nganh dich vu logistics van
con nhiéu han ché, chua phét trién twong
ximg véi tiém ning. Nang lyc canh tranh
ctia nganh con thap, chi phi logistics con
cao. Cac doanh nghi¢p logistics Viét Nam
tiép tuc phai d6i mat véi viéc canh tranh gay
git voi cac doanh nghiép nudc ngoai. Mot
trong nhitng han ché co ban d6i voi hé thong
logistics quc gia hién nay 1a su yéu kém vé
co so ha ting logistics, ddc biét 1a ha tang
két ndi va thiéu cac bat dong san logistics
(KCN logistics, cum logistics va cac trung
tam logistics...) & ca cap do qudc gia, dia
phuong va ving lanh thd. Cé thé ndi, co s¢
ha tang logistics Viét Nam chwa dap tmg
dﬁy du nhu cau cho cac hoat dong tiép tuc
san xuat trong phan phdi, luvu thong hang
hoa dé 1am gia tang gi tri cho cac hang hoa
va san pham cua cac doanh nghiép trén thi
truong, tham chi ¢o lac, c6 noi con lam dat
gdy ca chudi cung tmg hang héa, trong khi,
khoi lugng va tri gia hang hoa tham gia qua

trinh cung Ung ngay cang lon. Vi du, céac
cang bién nude sau Viét Nam thiéu két ndi
voi cac KCN logistics, trung tam logistics
thong qua hé théng duong sit dé thu hat
hiéu qué tau bién c6 trong tai 16n va thu hut
hang héa trung chuyén tir cac quoc gia vao
cang bién Viét Nam. Hién tugng tic nghén
giao thong, xe tai ndi dudi nhau xép thanh
hang dai khi vao, ra cang lay hang nhu &
Ba Ria-Viing Tau, Thanh phd (TP.) Ho Chi
Minh, TP. Pa Néng, TP. Hai Phong... van
xay ra thuong xuyén.

Nguyén nhan co ban cua tinh hinh
trén 14 do hiéu biét va nhan thic chua day
du vé logistics noi chung va co so ha tang
logistics - bat dong san, thi trudng bat dong
san logistics néi riéng. Qua két qua diéu
tra khdo sat tai cac doanh nghiép cung cip
va sit dung dich vu logsitics tai mot s dia
phuong, cho thay, cac doanh nghi¢p hiéu
biét muc thap vé logistics 1én toi 54,3%,
hiéu biét mirc trung binh 1a 35,3%, hiéu
biét tir kha tré 1én vé logistics chi ¢6 10,3%,
(Hinh 1). Méc du dich vu logistics da dugc
ludt hoa tir nam 2005 voi 8 Diéu trong Luat
Thuong mai Viét Nam va dich vu logistics
tré' thanh nganh dich vu quan trong, mii
nhon cta nhiéu dia phwong, thanh phd
nhung co so ha tang logistics, dic biét cac
khu cong nghiép logistics, cum logistics,
trung tdm logistics va hé théng kho tang,
bén bii - bat dong san logistics lai chwa
duoc quan tam, dau tu va phat trién, chua
dugc luat hoa, nhiéu chinh sach phap luat
Viét Nam van chua dé cap dén cac van dé
quan trong nay. Trong khi tit ca ching ta
thira nhan mot thuc té rang: “Qud trinh sdn
xudt san phcfm chi két thiic khi san phafm
hang héa dén tay ngwoz tiéu dung cuoi cung
trong va ngodi nudc”. Ay thé ma chung ta
lai khong dau tu, xay dung co so ha ting
logistics mot cach bai ban, xay dung va van
hanh thi truong bat dong san logistics mot
cach hiéu qua.

Viét Nam cho dén nay, van chua co
khu cong nghiép logistics nao danh cho céac
doanh nghiép logistics trén ca nudc ma chi
trong cac KCN (danh cho cac doanh nghiép
cong nghiép) ¢ cac dia phuong, thanh phd,

6 Tap chi KH&CN Truong Pai hoc Hoa Binh - S6 05 - Théang 9.2022



KINH TE VA XA HOI

60,0%
50,0%
40,0%
30,0%

20,0% 10,3%
TR .0 O -
0,0%
Hiéu biét ve Hiéu biét

trd 1én

g Hiéu biét
logistics rat tot logistics tir kha logistics trung
binh

54,3%

35,3%

0,0%

Chua c6 hi‘éu
biét gi vé
logistics

Hiéu biét
logistics thap

Hinh 1. Hiéu biét cia doanh nghiép dia phuong vé logistics

cac doanh nghiép dau tu xay dyng trung tam
phan phdi (trung tam logistics) cia minh dé
cho thué kinh doanh va phuc vu san Xuét
kinh doanh. R rang, dang c6 sy bat cap
trong quy hoach céc khu cong nghiép va cac
trung tam logistics (KCN logistics) ¢ Viét
Nam, hinh nhu chung ta chi cha y dén quy
hoach phat trién cac KCN ma khong tinh
dén cac khu cong nghiép logistics danh cho
cac doanh nghiép logistics va thuong mai...
(bang Pinh Pao, 2019). Theo Bo Cong
thuong (2020), dén cudi nim 2019, ca nudce
chi ¢6 69 trung tam logistics tai 10 tinh,
thanh phd, phan bd tap trung & mot s khu
cong nghiép phia Nam... quy md dudi 10
ha, trong khi, cac KCN danh cho cac doanh
nghi¢p cong nghi¢p ca nudc co trén 369
KCN véi trén 114 nghin ha (Bo Ké hoach
va Dau tu, 2020). Tuy vay, Viét Nam van rat
thiéu cac trung tim logistics hién dai, quy
mo 16n, nhét 13, cac trung tam logistics dé
so ché, ché bién, bao quan nham giam thiéu
hu hong, bao dam diéu kién dé xuat khau.
2. Phat trién va luit héa bit dong san
logistics 1a dé thiic ddy ting truwéng kinh
té nhanh va bén virng

Viéce phat trién co sé ha tang logistics
can huéng vao diu tu phat trién co sé ha
tang logistics ca phan cting va phin mém
(cac khu cong nghi¢p logistics, KCN
logistics cong nghé cao, trung tam logistics,
cum logistics...) déng b, hién dai, déng
thoi, xdy dung thi truong bit dong san
(BDS) logistics Viét Nam dé thu hat dau
tu logistics trong va ngoai nudc; Uu tién
xdy dung ha ting két ndi mang ludi giao

Nguén: Ping Dinh Déo, thing 4/2022
thong van tai theo hudng van tai da phuong
thirc dé khai thac hiéu qua hé thong co so
ha tang logistics hién c6 nhim giam chi
phi logistics & Viét Nam; Pay nhanh viéc
dau tu xay dung cac KCN logistics, KCN
logistics cong ngh¢ cao, trung tam logistics,
hé théng kho hang theo tiéu hudng hién
dai dé két ndi cac phuong thic van tai,
hién thyuc hoa lién két kinh té, thic diy san
Xuit va gia ting gia tri cho cac san phim
cua cac dia phuong va doanh nghi¢p; Khu
cong nghiép logistics can dugc xdy dung
tai cac trung tam kinh té, cac diém két nbi
cac loai phuong tién van tai ma dia phuong,
vung dang s¢ httu, nhu duong bd, duong
sit, duong thiy, cang bién, duong hang
khong... va phai duoc quy hoach voi tam
nhin dai han, xay dung v6i quy mo, nhu cac
khu cong nghiép hién nay dé thu hat cac
tap doan logistics cua khu vuc, thé gidi, cac
doanh nghiép logistics trong nudc vao dau
tu, kinh doanh; Pay nhanh viéc xay dung
cac BDS logistics - KCN logistics, trung
tam logistics nham godp phan giam ap luc
qua tai lén duong bd, duong khong, giam
Un tic va tai nan giao thong, dic biét 1a dé
giam chi phi logistics cho cac doanh nghiép
trong bdi canh canh tranh gay git hién nay;
Xay dung cac KCN logistics, KCN logistics
cong nghé cao, trung tim logistics, hé thong
kho hang dong b, hién dai la co sé cho phat
trién kinh té xanh, kinh té tuan hoan, xay
dung giao thong va thuong mai van minh,
“thong minh”, hién thuc hoéa kinh té sb
trong logistics: Dung dé Quéc 16 1A, duong
Ho6 Chi Minh, duong cao tc ven bién dang
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duogc xdy dung va cac tuyén dudng cao toc
khac lai di vao “vét xe” nhu trong xay dung
va phit trién cac khu d6 thi & cac thanh ph
hién nay thiéu khu vui choi, truong hoc,
phat trién KCN ma thiéu cong nghiép hau
can, ca tuyén duong HO Chi Minh khong
quy hoach, xay dung ldy mot diém hau can
(logistics), diém dirng nghi dan dén sir dung
kém hiéu qua, trong khi, duong qudc 16 1A
lai qua tai... hay h¢ thong “com ti”, “diém
dirmg nghi” cudng birc trén cac qudc 16 hodc
nguoi dan tu pha hang rao béo v¢ trén tuyén
cao toc Ha Noi - Lao Cai dé “don xe” van
chuyén hang hoa, hanh khach gdy tai nan
giao thong, duong xudng cip nhanh, dién
mao hé théng giao thong duogc dau tur xay
dung “hoanh trang” nhung chi sau mot thoi
gian tré nén 1on xon, mat my quan trén cac
tuyén qudc 16, cao téc va néu duge dau tu
mo rong, Nha nudc lai phai tiép tuc giai toa,
dén bu...! (Pang Pinh Dao 2018, 2021).

Viéc ludt hoa BDS logistics va thi
truong bat dong san logistics, trén co s
d6, hinh thanh cac chinh sach phat trién
kip thoi, phtt hgp mang lai nhiéu lgi ich
kinh té-xd hoi cho ca nén kinh té va cac
doanh nghiép, cu thé, trén gbc do nén kinh
té qubc dan:

- Viéc phat trién cac BDS logistics va
thi truong BDS logistics 1a tién dé dé Viét
Nam thu hit duge cac nha dau tu logistics,
cac tap doan logistics nudc ngoai vao dau
tu kinh doanh logistics nham gop phan thuc
déy tiéu thy san phérn, Xuét nhap khéu, dac
biét gia tang gia tri cho hang hoa, nong san
pham ciia Viét Nam va tang ngudn thu cho
ngan sach Nha nudc va cua cac dia phuong.

- Théng qua hoat dong cua cac khu
cong nghlep logistics, trung tam loglstlcs
hé théng kho tang ma cac vung kinh té va
cac dia phuong hién thuc héa lién két kinh
té mot cach hiéu qua va di vao thyc cht,
x6a bo kiéu lién két kinh té hanh chinh va
hinh thic nhu hién nay...

- Nha nuéc Trung vong va dia phuong
c6 diéu kién dé quan 1y tap trung, thong
nhit cac nguon thu cho ngan sach tir cac
hoat dong logistics trén thi truong, ngudn
thu ctia cac doanh nghiép logistics trong va

ngoai nudc, bao gdm ca ngudn thu tir cac
giao dich BDS logistics khong chinh thirc
trén thi truong hién nay.

- Viéc luat hoa BDS logistics (KCN
logistics, trung tdm logistics) va thi truong
BDS logistics, mgt mét, vua cho phép thu
hut cac nha dau tu logistics trong va ngoai
nude, mit khac, gop phan giai quyét cong
an vi€c lam cho nguoi lao dong ¢ cac dia
phuong va thanh phd, ting thu nhap cho
nguoi lao dong va ting ngudn thu cho ngan
sach nha nudc.

- Phat trién cac BPS logistics gop
phan quan trong giai quyét tinh trang tn
tac giao thong & cac do thi 16n nhu TP. Ho
Chi Minh, Ba Ria-Viing Tau, TP. Ha Noi,
TP. Hai Phong... nhd han ché xung dot
giao thong, han ché cic phuong tién chay
xuyén qua cac thanh phd, cac phuong tién
giao thong, kho bai nho 1é va cac cang can
duoc tap trung vao cac KCN logistics, trung
tam logistics. Chinh diéu nay lam giam 6
nhiém méi truong cho cac thanh phd, dia
phuong tr khoi bui cua cac phuong tién va
hoat dong kinh doanh cua cac doanh nghiép
logistics nam rai rac khap thanh phd, dia
ban nhu hién nay.

- Viéc luat hoa BDS logistics va thi
truong BPS logistics chinh 1a dé diy nhanh
viéc xdy dung nén kinh té xanh, kinh té
tuan hoan ¢ Viét Nam, gop phan xay dung
hé théng giao thong, thuong mai hién dai,
thong minh nho thu hut, tap trung cac hoat
dong logistics, cac doanh nghi¢p logistics
phén tan ¢ cac do thi, dia phuong vao kinh
doanh tai cac KCN logistics va trung tam
logistics dugc quy hoach va xdy dung bai
ban, hién dai véi tam nhin dai han.

Péi véi doanh nghiép:

- Viéc luat hoa BDS logistics (KCN
logistics, trung tam logistics) va co cac
chinh sach phat trién phii hop chinh 1a tao
moi truong kinh doanh logistics tap trung
thuéan 1gi cho cac hoat dong logistics cua
chinh cac doanh nghiép logistics hién nay
dang nam len 1i trong cac ngd ngach & cac
dia phuong, thanh phd ma cac dia phuong
rat khé quan 1y.

- Doanh nghiép logistics trong nudc c6
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co hoi dé mo rong dau tu kinh doanh va m&
rong thi truong trong linh vuc logistics, lién
két chit ch& hon voi cac nha san xuét, nho
do, nang cao hiéu qua kinh doanh, dong gop
nhiéu hon cho ngudn thu ctia ngén sach nha
nudc tai cic dia phuong va thanh phé.

- Gitp céac doanh nghiép logistics Vit
Nam hoc tip duoc kinh nghiép diéu hanh,
kinh nghiém quan 1y, tiép thu cac cong nghé
hién dai vé& bao quan, dong lanh sau hang
hoa, cong nghé giao nhan hang hoa va cong
nghé sau thu hoach tién tién... tir cac tap
doan logistics nudc ngoai vao dau tu kinh
doanh trong cac KCN logistics va trung tam
logistics, vi hién nay, ho mdi chi dung lai
mé cac chi nhanh va van phong dai dién ¢
Viét Nam la chinh.

- Véiviéce tap trung kinh doanh logistics
vao cac KCN logistics, trung tdm logistics
“lang logistics”, cac doanh nghiép logistics
Viét Nam c6 diéu kién két ndi 1lam an voi
cac doanh nghiép logistics nudc ngoai, nho
vay, c6 thé vuon ra thi truong ngoai nudc,
phan d4u vuon 1én thanh cac doanh nghiép
logistics dau dan, c6 nhu vay, moi co thé
chiém linh duoc thi truong logistics Viét
Nam, vi dang tiée hién nay, doanh nghiép
logistics Viét Nam van chii yéu lam thué
tung cong doan cho cac tap doan logistics
nudc ngoai (qua cac van phong, chi nhanh,
doanh nghi¢p FDI), ciing nhu hang hoéa
xuét khau ciia Viét Nam c6 t6i 90% di bang
duong bién, nhung doanh nghiép logistics
Viét Nam modi chi ddm nhan co6 10-12%
trong s6 d6 ma thoi!

- Doanh nghiép logistics trong va ngoai
nudce c6 san choi thong nhat “lang logistics”
hién dai, van hanh theo dung quy tic thi
truong, qua do, tao didu kién thuan loi cho
cac doanh nghiép logistics thiét 1ap cac mdi
quan hé kinh t& bén viing trong cung tng
hang hoéa dich vy, canh tranh vuon 1€n, hién
thuc hoa lién két kinh té giita cac doanh
nghi¢p logistics va gilita cac doanh nghiép
logistics v6i cac doanh nghiép san xuat kinh
doanh trong vung...

- Gitp cac doanh nghiép loglstlcs
trong nudc diy nhanh viéc dao tao ngudn
nhan luc logistics va dao tao nghé logistics

chat lugng cao, ngudn nhan Iyc sé trong
logistics, nho c6 sy lién két chit ché ba bén
gitra doanh nghiép logistics vdi cac truong
dai hoc, cac vién nghién ctu, cac KCN
logistics, trung tdm logistics trong vung,
gop phan hién thyc héa Quyét dinh 200/
QB-TTg ngay 14/02/2017 va Quyét dinh s6
221/QD-TTg ngay 22/02/2021 vé sira doi,
b6 sung Quyét dinh sb 200/QD-TTg ngay
14/02/2017 cta Thu tuéng Chinh phu vé
nang cao nang lyc canh tranh va phat trién
dich vu logistics dén nam 2025, trong do,
¢6 cac nhiém vy rat quan trong vé dao tao
ngudn nhan Iyc logistics.

B6 Giao thong van tai, B Cong
thuong can phdi hop chit ché véi cac
dia phuong trong cong tac xay dung quy
hoach giao théng dam bao két ndi hicu
qua voi quy hoach trung tdm logistics trén
dia ban ca nudc, gan quy hoach trung tim
logistics voi quy hoach cang can; hoan
thién co s& ha tang va két ndi cac phuong
thire van tai dudng bo, dudng sit, duong
thuy, dudong bién va duong hang khong;
huéng dan, khuyén khich cac doanh
nghiép, tich cuc trién khai van chuyén da
phuong thirc va ing dung cong nghé trong
linh vyc van tai nham giam thiéu thoi gian
va chi phi logistics.

Nhu vay, viéc xdy dung va phat trién
co so ha tang logistics, trudc hét 1a cac
KCN logistics, KCN logistics cong nghé
cao, cum logistics va trung tam logistics va
luat hoa cac BDS logistics 1a rat can thiét
va céip bach hién nay. Viéc luat hoa BDS
logistics va dua vao Luat Dit dai stra d6i 1an
nay lai cang c6 y nghia quan trong hon bao
gio hét, 1a tién dé cho sy phat trién nganh
logistics Viét Nam trong thoi gian téi. Trén
co s& o, xay dung co ché va chinh sach
phat trién cac BDS logistics va thi truong
BDS loglstlcs kip thoi, phu hop, gop phan
thiic day ting truong kinh té nhanh va bén
viing ¢ nudc ta trong bdi canh hién nay.
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