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Abstract 
Under the background of the implementation of the policy of replacing business tax with 
value-added tax in China and the real estate industry has become the financial and tax 
revenue of local governments, which plays an important role in the optimal allocation of 
resources and the development of national economy, based on the tax management 
theory, this paper adopts the tax data of the real estate industry and real estate tax cases 
in recent ten years from China's t-ax statistical yearbook, Using Eviews multiple linear 
regression model, this paper makes a quantitative analysis on the tax revenue and tax 
amount of main taxes in the real estate industry, and analyzes the tax risk problems 
existing in the real- estate industry. The conclusion is that due to the industrial 
characteristics of the real estate industry, such as large initial investment capital and 
complex capital composition, there is a greater hidden danger of tax risk compared with 
other industries. It is necessary to strengthen the collection and management of value-
added tax, enterprise income tax and land value-added tax, which has policy 
Enlightenment for the healthy development of China's real estate industry. 
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1. Introduction 

This paper studies the nature of tax income of real estate industry, conducts multiple linear 
regression analysis of Eviews from the scope of quantitative data of tax amount of various taxes 
and tax income of enterprises, so as to reveal the influencing factors of tax income of real estate. 
From the social perspective, with the implementation of the policy of "replacing business tax 
with Value-Added Tax" in China, the continuous adjustment and implementation of a series of 
policies and rules related to enterprise tax payment, such as the continuous adjustment of 
accounting standards, which marks that China's tax management system is becoming perfect. 
In the 21st century, China's real estate industry has opened a new era, with its operating 
revenue increasing year by year. Since 2017, it has exceeded the one billion mark, playing an 
important role in narrowing the development of the national economy, increasing the fiscal 
revenue of local governments and promoting employment. 
From the historical point of view, the sales of the domestic real estate industry increased year 
by year, resulting in increasing tax expenditures. According to China Tax Yearbook, total 
investment in the real estate sector exceeded 1.2 trillion yuan in 2018, up 9 percent from 2017. 
In 2018, housing construction area exceeded 8 billion square meters, up 5% from 2017; New 
housing starts exceeded 2 billion square meters in 2018, up 17.2 percent from 2017. With the 
rapid development of the real estate industry and the continuous expansion of the development 
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scale, the proportion of the local tax revenue shows an increasing trend year by year.[1](Table 
1). 
 

Table 1. 2007-2018 Operating income and tax burden of real estate industry   Units: one 
hundred million yuan 

Year Real estate business income Real estate tax revenue Real estate tax burden 

2007 29889.12 3527.72 11.8 
2008 25068.18 3924.38 15.65 
2009 44355.17 4826.86 10.88 
2010 52721.24 6855.5 13 
2011 58588.86 8665.66 14.79 
2012 64455.79 12352.36 19.16 
2013 81428.28 11790.12 19.11 
2014 76292.41 13214.49 21.78 
2015 87281.01 16401.14 18.88 
2016 93476.01 18601.79 20.06 
2017 100110.72 20878.47 21.32 
2018 119973.32 24469.78 20.40 

Source: China Tax Yearbook 2007-2018. 
 
From the practical point of view, in recent years, the prosperity and development of local 
economy cannot be separated from the development and growth of the real estate industry. 
However, due to the characteristics of the real estate industry, such as multiple taxes, 
complicated tax accounting and large business volume, the whole real estate project almost 
involves most taxes levied in China. This is not only to the enterprise financial personnel is a 
challenge to accounting business tax amount level requirement, but also to the tax authority to 
the real estate industry tax risk identification and control put forward higher request [2], but 
there are still a lot of real estate enterprises by subjective conceal, inflated cost, decreased 
income tax evasion[3], the means of For example, in 2011, a real estate group company limited 
removed 57 subsidiaries from its financial statements, thus achieving the purpose of 
withholding 50.33 million yuan of individual income tax. 
Therefore, under the background of the steady development of domestic economy and the 
"replacing business tax with VALUE-ADDED tax", the tax-related risk of real estate industry 
should not be underestimated, and its internal risk control is particularly important in tax 
prevention. 

2. Literature Theoretical Analysis and Hypothesis Review 

The earliest research on tax risk can be traced back to the loss of tax revenue caused by the 
"underground economy" in the United States. Later, scholars at home and abroad paid attention 
to it, and conducted further research and interpretation from the definition, influencing factors, 
assessment and control of tax risk [4]. 
First in terms of tax risk definition, foreign scholars Stanford (1995) argue that due to the 
enterprise's understanding of the tax bias caused by an accidental damage, this is the first 
scholar to the definition of tax risk, made further explanation for the later scholars, namely due 
to the taxpayer and the taxman information asymmetry caused by a kind of uncertainty relation. 
Rong Liu (2005) pointed out that it is the uncertain relationship between taxpayers and tax 
collectors that often brings tax payment risks to enterprises. 
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Then, Kerim Peren Arin (2003) proposed from a macro perspective that changes in the 
macroeconomic environment, the adjustment and implementation of relevant national laws, 
and the emergence of some macroeconomic intervention policies by the government may all be 
the causes of tax risks. From the perspective of microeconomic subjects, Rui Yan (2007) pointed 
out that whether market economic subjects comply with the tax law, carry out financial 
accounting in accordance with national rules and regulations, carry out overall tax planning 
activities, as well as the past practices and corporate culture of enterprises are all micro factors 
causing tax risk. Therefore, judging the tax risk behavior of enterprises should be studied from 
both macro and micro aspects. 
Secondly, in terms of tax risk assessment, economic cooperation and development introduces 
risk management theory into tax collection and management system for the first time by issuing 
tax risk guidelines, and gives a brief explanation. China started late in terms of risk management 
system. In 2009, Risk Management Guidelines for Large Enterprises (Implementation) was 
promulgated to carry out tax risk management for large Enterprises in China. The main process 
includes risk identification, assessment and control to help enterprises reduce tax risk [5]. 
Finally, in the aspect of tax risk control, domestic and foreign scholars have pointed out that the 
key to reduce enterprise tax risk lies in establishing and perfecting tax risk control system, 
there are many ways in the process can take, such as establishing and perfecting enterprise pay 
taxes through the assessment of risk control system, through the observation and control of 
indicators, to evaluate and improve the tax risk of the enterprise. In addition, the application of 
tax pooling in enterprise tax management system is also the embodiment of tax risk 
management theory. Yun-Song Hu (2010), a Domestic scholar, proposed from the perspective 
of tax supervision that tax collection and administration departments in various regions must 
adhere to the guidance of tax law and form a comprehensive and perfect risk management 
system by establishing a scientific and effective analysis system, making full use of the 
identification model of tax risk indicators and a reasonable performance assessment system. 
Based on the research conclusions of the above literature, we can summarize the management 
of tax risk: by strengthening the identification, assessment and control of tax risk of enterprises 
in the industry [6], establish and improve the internal control of enterprises, strengthen 
cooperation with tax collection and management departments, and strive to reduce their own 
tax risk. 
This paper is based on the hypothesis of the lack of internal control of enterprise internal tax 
risk, that is, the root cause of enterprise tax risk is the defect of enterprise internal tax risk 
control. Therefore, the study of enterprise tax risk control should be carried out from the 
internal financial system of enterprises, accounting personnel's understanding of financial 
rules and tax laws, and communication channels with relevant government departments. By 
analyzing the composition of enterprise tax burden and related fields, risk management can be 
better targeted at specific tax payment links. 
In addition, combined with the practical economic significance and the relevant content of tax 
law, we put forward the following hypotheses to help us make a better empirical analysis. 
H: The tax income of real estate enterprises increases with the increase of tax amount. 

3. Research Design 

3.1. Model Establishment 
Zero-mean assumption: In the model of tax income and various tax values of the real estate 
industry established by us, the difference between the true value and the overall regression 
function, namely the expected value of the random disturbance term is 0 , which can be 
expressed by the matrix: 
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Assumption of homoscedasticity and no autocorrelation: In order to improve the reliability of 
the model, before establishing the model, we assume that the variance of the random 
disturbance terms of the model is the same, and there is no correlation between them, which 
can be expressed in the form of matrix: 
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Namely:   nIUVar 2 . 

Random perturbation terms unrelated to explanatory variables assumption: Assume that: 
 

  0, iji uXCov  

 
Absence of multicollinearity hypothesis: it is assumed that in the model we set, there is no linear 
relationship between the four explanatory variables selected, namely, the amount of tax 
payment of various tax categories, the square matrix XX ' is now full rank. 

Normality assumption: Assume that in the model we set, the random error iu  follows the 
normal distribution, that is: 
 

 2,0~ Nu i  

 
In order to fully reflect the relationship between tax income of real estate industry and various 
taxes, combined with the analysis of the main factors affecting tax income, We choose the tax 
income of the real estate industry as the dependent variable Y , the tax revenue of VALUE-
ADDED tax as the independent variable 1x ,business tax as the independent variable 2x , the tax 

revenue of enterprise income tax as the independent variable 3x , and the tax revenue of land 

value-added tax as the independent variable 4x  [7]. Considering that China implemented the 
replacement of business tax with value-added tax in 2006, the data in this year changed greatly. 
In order to eliminate the influence of individual data on the model, we chose 2008-2015 and 
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2016-2018 as the time limit to establish the econometric model and bar statistics chart 
respectively. The econometric model is as follows: 
 

tttt XXXY 5544221 lnlnlnln    

 
The following data are collected from China Tax Statistical Yearbook based on the 2008 -- 2018 
tax revenue data of China's real estate industry (excluding Hong Kong, Macao and Taiwan) 
released by the National Bureau of Statistics (Table 2). 
 

Table 2. Tax status of real estate industry from 2014 to 2018  

Year Tax revenue Business tax added value tax Corporate income tax Land value added tax 

2008 3924.4 1279.3 - 766.4 321.7 
2009 4826.9 1498.1 - 1253.3 667.4 
2010 6855.5 2057.5 - 1211.0 975.7 
2011 8665.7 2223.5 - 2209.1 1297.3 
2012 12352.4 3901.2 - 2281.6 2032.4 
2013 11790.1 5173.7 - 2444.7 2906.4 
2014 13214.5 5626.6 - 2960.7 3202.7 
2015 16401.1 6104.4 - 2870.5 3041.3 
2016 18601.8 3967.7 2748.1 3641.2 3431.5 
2017 20878.5 185.6 6154.8 4983.7 4121.8 
2018 24469.8 4.1 7014.4 5762.0 5120.3 

Units: one hundred million yuan. 

3.2. Date Source 
The data in this paper are derived from the information disclosed by CNKI and NBS, and six 
relevant tax indicators such as tax revenue, value-added tax, land value-added tax and 
enterprise income tax of the real estate industry in CNKI and NBS are collected as analysis 
samples, and the time range of data is locked from December 31, 2007 to December 31, 2018. 
The reason is that CNKI and NBS are the largest and most extensive comprehensive data 
information resources for data collection and collation in China, covering almost all fields of 
society. In addition, as an institution directly under The State Council, NBS plays an important 
role in formulating laws and regulations for statistical work and national statistical survey 
plans, and its data are extremely rigorous. Therefore, it is widely used in literature data analysis. 
on the other hand, in the past decade, the scale of the real estate industry has grown, the tax 
revenue accounted for larger proportion in local government budget, the real estate industry 
huge revenues behind a greater risk of tax payment, urgent need us by building a model 
between tax with the tax income tax, as a whole to grasp the real estate industry tax situation[8]. 
In view of this demand, the tax data statistics of CNKI and NBS are relatively sufficient data 
resources. 
Specifically, according to the data classification method of China tax Statistical Yearbook, this 
paper collected the business income, tax income, local tax income, real estate industry value-
added tax, land value-added tax, corporate income tax, real estate tax and other key tax 
indicators of the real estate industry[9]. Based on this data source, this paper conducts 
statistical and quantitative analysis on tax payment in real estate industry. 
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4. Empirical Results and Analysis 

Through Eviews software, input data from 2008 to 2015 to obtain the following model (Tabie ). 
By observing the values of various variables T and tdistribution, it is not difficult to obtain that 
model variables "business tax revenue ( 2x )", "enterprise income tax revenue ( 4x )" and "land 

value-added tax revenue ( 5x )" have significant effects on "tax revenue ( Y )" under the 
significance level of 0.10, as shown in (Table 3). 
 

Tabie 3. Multiple linear regression of tax income from 2008 to 2015 
Variable Coefficient Std. Error t-Statistic 
c   2.21911852 0.665953 5.874068 

2x   0.437537** 0.197534 26.810004 

3x   0.387019* 0.151757 8.507517 

4x   0.063514* 0.149751 10.592734 

Data source: Eviews running results; *,** are significance levels lower than 0.10 and 0.05, 
respectively. 
 
Therefore, the model expression from 2008 to 2015 is: 
 

tttt XXXY 542 ln06.0ln39.0ln44.020.2ln   

 
Then we select the data from 2017 to 2018 to establish the broken line statistics chart (Tabie ). 
 

 

Figure 1. Tax payment chart of various tax categories from 2016 to 2018 
Data source: According to NBS disclosure tax data collation 

 
The estimation results of the 2008-2015 model show that under the condition that the model 
assumption and other variables do not change, every 1% increase in business tax revenue, on 
average, the tax income of the real estate industry will increase by 0.44%. For every 1% 
increase in corporate income tax revenue, the average tax revenue of the real estate industry 
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will increase by 0.39%; For every 1% increase in land value-added tax, on average, the tax level 
of enterprises will increase by 0.06%. This is consistent with our theoretical analysis and 
empirical judgment. According to the degree of influence of changes in various tax income on 
industry tax income, we have reason to believe that business tax income and enterprise income 
tax income have the most significant impact on industry tax income, so the tax risk caused by 
the problem cannot be underestimated. 
In 2016, China implemented the policy of replacing business tax with value-added tax, and the 
tax revenue of some tax categories changed significantly. According to the results of the 
discounted statistics chart from 2016 to 2018, the business tax decreased significantly, the 
enterprise income tax and land value-added tax increased significantly, and the value added tax 
increased most significantly. Therefore, it is not difficult to predict that VAT, corporate income 
tax and land value-added tax will have the most direct impact on the tax revenue of the real 
estate industry in the next few years, so the tax risks caused by these links should be worth 
paying attention to. 
Combined with the practice of our country to add "camp" policy and a series of real estate 
related policy, we have reason to believe that in the real estate industry tax revenue and value 
added tax, enterprise income tax, land value-added tax, the tax is more close together, so in 
these links are more likely to tax risk and fords the tax amount is bigger, need to strengthen the 
management of tax risk. 

5. Conclusions and Prospects 

Under the background of "replacing business tax with VALUE-ADDED tax", in order to better 
help the real estate industry to conduct tax risk management, the important conclusions of this 
paper are as follows: 

5.1. The Enterprise Shall Do its Own Internal Control Well and Attach 
Importance to Supervision and Examination 

The root cause of real estate tax risks lies in the internal control defects of enterprises. 
Therefore, enterprises in the real estate industry must optimize management and rigorous 
audit, pay attention to the understanding and control of various details, and pay attention to 
the control of each detail. Review the determination of cost objects, land development fees and 
compensation fees for demolition of local people, construction fees in progress, building 
installation fees, infrastructure construction fees, public supporting facilities development 
indirect fees [10], and the collection of cost of sold products. Whether hidden income in terms 
of income (e.g., falsely making out invoice, low price of make out an invoice, sales area of 
providing false or incomplete, with closed supports, etc.), if not timely affirm income 
(enterprise for delay or withhold any entries that income house purchase contract, to have 
finished product do rental business or private enterprises, and not according to the provisions 
of the relevant accounting shall be regarded as sales revenue recognition, And the actual rent 
or operating revenue in exterior circulation, or included in the relevant affiliate), open to 
booking a house money whether to prepay taxes according to regulations (such as the use of 
accounting methods to do the booking revenue other lenders, paid house money into account 
in advance of due payment, confuse the meaning of the pre-sale income, and take various means 
to conceal, move the unearned revenue)[11]. Give full play to the supervision function of 
relevant departments to correct the problems existing in enterprise tax administration in time. 
Actively communicate with tax authorities to improve organizational and management 
functions, so as to provide good organizational system and functional guarantee for internal 
control. 
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5.2. Strengthen Exchanges with Tax Authorities, Strengthen Personnel 
Construction and Technology Construction 

In the process of tax risk management, real estate enterprises should actively communicate 
with tax authorities and obtain official information, so as to facilitate enterprises to carry out 
relevant tax work, avoid misuse of information and reduce tax risks. Strengthen the 
construction of risk management Internet technology and personnel team. Tax risk 
management needs to adapt to the development and changes of The Times, combine tax 
management with Internet technology, do a good job in the control of online financial data, 
financial information control, and reduce human subjective mistakes. At the same time, we 
should strengthen the training and education of employees, improve the professional ethics of 
employees, and improve the moral quality of enterprise leaders and financial employees. 

5.3. Tax Collection and Administration Departments Shall Establish Relevant 
Information Platforms, Strengthen Cooperation with Various Government 
Departments, and Improve the Tax Collection and Administration System. 

Constantly improve tax collection and administration information system, to promote real 
estate information, according to the sharing platform to establish integrate relevant tax 
collection and administration system of information resources, strengthen the tax department 
and enterprise department coordination, strengthen information communication, on the basis 
of tax collection and management of information, control the link of tax collection and 
administration audit, establish real estate tax information database, Establish tax collection and 
the tax collection and administration departments of platform establishment, deliver timely 
information related to real estate, to assist to do a good job of tax risk management, tax 
collection and administration department at the same time comply with tax right along with 
the time development and the reality of continuous development, constantly improve the tax 
collection and administration system, explore new ways to adapt to the policy change of 
collection. 
Because the research is limited by sample and cognitive level. The research conclusion is not 
perfect, I think future research should continue to summarize and analyze, so as to make further 
research on relevant issues, in order to put forward more useful advice for the real estate tax 
collection and management. 
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