
The Growth of Vietnam’s Real Estate Market and Emerging
Challenges

The real estate market in Vietnam has undergone significant
transformation over the past two decades. Once considered nascent, it
now stands as one of the fastest-growing sectors in Southeast Asia,
driven by urbanization, foreign direct investment, and a burgeoning
middle class. However, as the market expands, it has also become a
hotbed for disputes, often arising from unclear regulations, speculative
investments, and evolving socio-economic dynamics. For business
owners and investors, understanding the legal landscape of real estate
disputes in Vietnam is no longer optional; it is imperative.

Common Sources of Real Estate Disputes

The rapid urbanization of Vietnam has led to a surge in demand for
residential, commercial, and industrial properties. According to the
Ministry of Construction, the total real estate market size in 2024 was
estimated at approximately USD 50 billion, with an annual growth rate of
12%. Yet, this growth has not come without challenges. Disputes in real
estate often stem from land use rights, project delays, breaches of
contract, and unclear property ownership, exacerbated by the country's
complex land tenure system. In Vietnam, all land is owned by the state,
and individuals or entities are granted land use rights, a unique system
that often leaves room for interpretation and disagreement.

Off-Plan Properties and Developer-Buyer Disputes

One of the most common sources of disputes arises from the sale and
purchase agreements between developers and buyers. Many buyers,
lured by promises of high returns, enter into contracts for off-plan
properties, only to face delays or even cancellations due to the
developer's financial instability or regulatory hurdles. For instance, in a
recent high-profile case in Ho Chi Minh City, hundreds of buyers filed
lawsuits against a prominent developer for failing to deliver apartments
that were prepaid in full. These disputes highlight the risks associated
with insufficient due diligence and the lack of robust legal protections for
buyers.
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Land Use Rights and Compensation Disputes

Another significant challenge in the real estate sector is the
enforcement of land use rights. According to the General Statistics
Office, as of 2023, over 3,000 land-related disputes were reported
annually in Vietnam, with a large portion involving overlapping claims or
disputes over compensation in cases of land acquisition for public
projects. This issue is particularly acute in urban areas, where land
values have skyrocketed, leading to disagreements between
landowners and authorities. The 2023 amendment to the Land Law
sought to address some of these issues by clarifying compensation
mechanisms and enhancing transparency, but implementation remains
uneven across provinces.

Challenges for Foreign Investors

Foreign investors are not immune to these challenges. While Vietnam
has made strides in opening its real estate market to international
players, regulatory uncertainties and inconsistent enforcement continue
to deter many potential investors. For example, foreign ownership of
property is permitted but subject to various restrictions, such as limits on
the percentage of units that can be owned in a condominium or the
duration of leasehold rights. These limitations, combined with the lack of
clear dispute resolution mechanisms, create a precarious environment
for foreign investors.

Strategies for Navigating Real Estate Disputes

To navigate these complexities, a proactive legal strategy is essential.
Business owners and investors must prioritize due diligence, ensuring
that all transactions are thoroughly vetted for compliance with
Vietnamese law. This includes reviewing land use rights certificates,
zoning plans, and environmental impact assessments. Furthermore,
engaging local legal counsel with expertise in real estate law can
provide invaluable insights into the nuances of the Vietnamese market.

The Role of Alternative Dispute Resolution

In addition to preventive measures, alternative dispute resolution (ADR)
mechanisms such as mediation and arbitration have gained traction as
effective tools for resolving real estate disputes. The Vietnam
International Arbitration Center (VIAC) reported a 15% increase in real
estate-related cases in 2023, reflecting a growing preference for ADR
over traditional court litigation. Mediation, in particular, offers a less
adversarial approach, allowing parties to reach mutually beneficial
agreements while preserving business relationships.
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Leveraging Technology to Address Disputes

The role of technology cannot be overlooked in addressing real estate
disputes. Digital platforms that provide transparent access to property
records, contracts, and transaction histories can significantly reduce the
risk of fraud and misrepresentation. The government’s push for e-
governance in the real estate sector, including the introduction of online
portals for land registration and dispute resolution, is a step in the right
direction. However, these initiatives require broader adoption and
integration to realize their full potential.

Towards a Stable Real Estate Market

Ultimately, the resolution of real estate disputes in Vietnam hinges on a
combination of regulatory reform, judicial efficiency, and stakeholder
collaboration. Policymakers must continue to refine the legal framework
to address emerging challenges in the market, while the judiciary must
enhance its capacity to handle complex real estate cases. For business
owners and investors, fostering open communication with all parties
involved and maintaining a long-term perspective can mitigate risks and
contribute to a more stable real estate market.

The Vietnamese real estate market is a dynamic and lucrative sector,
but it is not without its pitfalls. As the country’s economy continues to
grow, the legal landscape surrounding real estate will inevitably evolve,
presenting both challenges and opportunities. By staying informed,
adopting best practices, and leveraging legal expertise, business
owners and investors can navigate the uncertainties of this volatile
market with confidence.
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