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In accordance with the previous regulations on VAT, in respect of real estate 

business activities, the VAT taxable price shall be the price for transfer of real 

estate minus (-) the actual price of the land at the date of transfer. Where the 

price of the land at the date of transfer declared by the taxpayer is not sufficient 

to determine a reasonable VAT taxable price, the deductible price of the land 

shall be the price of the land (or the rent for the land) stipulated by the provincial 

People's Committee under central authority at the date of transfer of real estate. 

However, there is no clear guidance on how to determine the reasonableness of 

deductible land price, which result in obstacles for enterprises in calculating VAT 

payables.  

 

To overcome the difficulties, Decree No.121/2011/ND-CP has specifically 

stipulated the deductible land price as below: 

 

 For enterprises which are allocated or lease land from the State to develop 

houses/infrastructure for sale, deductible land price is determined as land 

using fee/land rental fee (excluding land using fee/land rental entitled to 

exemption and reduction) plus compensation, ground clearance cost in 

accordance with current regulations. 

 

 For enterprises which receive land using right from individuals and 

organizations, deductible land price is land price at the time of transfer 

including infrastructure value, if any. 

 

Up to now, the Decree has not provided any specific guidance on invoice and 

document presentation to reflect the change in calculation method as above. We 

will keep you updated with any further development on the issue. In the meantime, 

the Company is recommended to review and consider your calculation of the VAT 

taxable price in order to be in line with newly issued Decree 121, which will be 

effective from 1
st
 March 2012. 
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This publication contains general information only, and none of Deloitte Touche Tohmatsu Limited, any of its member firms or any 

of the foregoing’s affiliates (collectively the “Deloitte Network”) are, by means of this publication, rendering accounting, business, 

financial, investment, legal, tax, or other professional advice or services. This publication is not a substitute for such professional 

advice or services, nor should it be used as a basis for any decision or action that may affect your finances or your business. 

Before making any decision or taking any action that may affect your finances or your business, you should consult a qualified 

professional adviser. No entity in the Deloitte Network shall be responsible for any loss whatsoever sustained by any person who 

relies on this publication. 

 

If you prefer to receive future issues by soft copy or update us with your new correspondence details, please notify Ms. Thanh Bui 

(Hanoi Office, e-mail thanhbui@deloitte.com) or Ms. Trang Dinh (Ho Chi Minh City Office, e-mail trangdinh@deloitte.com). 

 
 
 
 
 
 

Deloitte refers to one or more of Deloitte Touche Tohmatsu Limited, a UK private company limited by guarantee, and its network of member firms, each of 

which is a legally separate and independent entity. Please see www.deloitte.com/about for a detailed description of the legal structure of Deloitte Touche 

Tohmatsu Limited and its member firms. 

Deloitte provides audit, tax, consulting, and financial advisory services to public and private clients spanning multiple industries. With a globally connected 

network of member firms in more than 150 countries, Deloitte brings world-class capabilities and high-quality service to clients, delivering the insights they 

need to address their most complex business challenges. Deloitte’s approximately 182,000 professionals are committed to becoming the standard of 

excellence.  

About Deloitte Southeast Asia 

Deloitte Southeast Asia Ltd—a member firm of Deloitte Touche Tohmatsu Limited comprising Deloitte practices operating in Brunei, Guam, Indonesia, 

Malaysia, Philippines, Singapore, Thailand and Vietnam—was established to deliver measurable value to the particular demands of increasingly intra-

regional and fast growing companies and enterprises. 

Comprising over 230 partners and 5,300 professionals in 22 office locations, the subsidiaries and affiliates of Deloitte Southeast Asia Ltd combine their 

technical expertise and deep industry knowledge to deliver consistent high quality services to companies in the region.  

All services are provided through the individual country practices, their subsidiaries and affiliates which are separate and independent legal entities. 

About Deloitte Vietnam  

Deloitte Vietnam, founded 20 years ago as the first audit and advisory firm in Vietnam, is part of the global Deloitte network, one of the largest professional 

services organisations in the world. Our clients are served by over 600 staff located in our Hanoi and Ho Chi Minh City offices but also enjoy access to the 

full strength of our Deloitte Southeast Asia member firm with practices in Brunei, Guam, Indonesia, Malaysia, Philippines, Singapore and Thailand. Through 

our extensive network, Deloitte Vietnam delivers value-added services in Enterprise Risk Services, Consulting, Financial Advisory, Tax and Audit to the 

private and public sectors across a wide range of industries. 
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