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TGM TAT

Cai tao chung cu cii dang |3 mat bai toan kha giai quyét cho chinh
quyén TP Ha Nai. Nhiéu quy dinh, chuang trinh, d& an d& dugc ban
hanh nhung ci tao, xay dung lai chung cu cii chi dat 1.14% so vai ke
hoach. Bai viét nay s& tim higu v& mong mudn cia nguei dan vé kich
bén céi tao, xay dung lai chung cu cii tai Ha Nai. Diéu tra khao sat
ngau nhién vai 129 mAu duge thuc hién tai Ha Nai nham thu thap y
kign ciia nguari dan dang sinh sing tai cac chung cur cii. S ligu phan
tich vai sur hé try cla cang cu data analysis. Kt qué cho thay ngui
dan dang ca su quan tam rét lan cho sy thay ddi kich ban cai tao,
xay dung lai chung cur cii trong thivi gian tai khi cac quy dinh lign
quan dugc dua vao ap dung. Trong da. ho quan tdm nhiéu hon cho
cé4c ndi dung gam: Chi tigu quy hoach sir dung dat, chi tigu quy hoach
kign tric canh quan va tién da thuc hign kich ban cai tao, xay dung
lai chung cu cil.

Tir khaa: Chung cu cii; céi tao; da thi; Ha Nai.

ABSTRACT

Renovating old apartment buildings is a challenging issue for Hanoi's
city government. Despite numerous regulations, programs, and
proposals being introduced, the renovation and reconstruction of old
apartments have achieved only 114% of the planned targets. This
article explores the expectations of residents regarding scenarios for
renovating and reconstructing old apartment buildings in Hanoi. A
random survey of 129 samples was conducted in Hanoi to collect
opinions from residents living in old apartments. Data were analyzed
with the support of data analysis tools. The results indicate that
residents have significant interest in revised scenarios for the
renovation and reconstruction of old apartment buildings in the near
future, especially as related requlations come into effect. Notably, they
prioritize factors such as land use planning criteria, architectural and
landscape planning criteria, and the timeline for implementing
renovation and reconstruction scenarios.
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1. GIGI THIEU CHUNG

Chung cu cii tai TP Ha Noi ¢6 lich s phat trién ti nhitng nam
1960 dén 1990, dugc xay dung chd yéu dé giai quyét nhu cau nha &
cho cén bg, cdng nhan vién va nguai lao ddng trong thai ky phat
trién kinh té& xa hoi sau chién tranh. Cac khu chung cu nay tap trung
& cac quan, ndi thanh nhu Ba Dinh, Déng Da, Hai Ba Trung, Hoan
Kiém, dugc xay dung vdi kién trac don gidn nham phuc vu nhu cau
sinh s6ng ctia dan cu trong mot xa hdi tap trung, bao cap. Nhiing
chung cu nay da dong gop tich cuc vao viéc giai quyét ché & cho
hang nghin ngudi dan, gép phan dinh hinh 16i séng d6 thi tai Ha
Noi.

Theo théng ké trén dia ban Ha Néi c6 khoang 1.579 chung cu cii
(bao gém khoédng 1.273 nha thudc 76 khu chung cu va khoang 306
chung cu cli doc 1ap, don 1é) [1]. Dién tich can ho tai cac nha chung
cu ci phan 16n nhoé dudi 30m2khéng théa man dién tich & clia ngudi
dan, dén nay cac nha chung cu ci nay khong déap tng dugc tinh
trang gia tang dan sé ctia méi ho gia dinh dan dén tinh trang cai néi
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tu phat, hu hai két cau céng trinh va ha tang ky thuat, hinh thiic kién
truc canh quan bén ngoai bi pha va [1].

Tu nam 1999, UBND TP Ha Noi da ddt ra nhiém vu cai tao, xay
dung lai chung cu cii véi muc tiéu dén nam 2015 sé cai tao, xay dung
lai toan bo nha chung cu cd. Nam 2021, UBND thanh phé da ban
hanh Dé an cai tao, xay dung lai chung cu ci trén dia ban Ha Néi,
véi cac ké hoach, tién do thuc hién cu thé [1]. Tuy nhién, tinh dén
nam 2023 mai chi dat 1,14% so véi ké hoach vai 19 khu chung cu
dugc trién khai cai tao, xay dung lai [2]. Mot s6 quy dinh, chuong
trinh, dé an cai tao, xay dung lai chung cu cii tai Ha Néi da duoc thuc
hién nhung chua tim ¢é su théng nhat gitta 3 cha thé chinh trong
du an cai tao nha chung cu gém co quan quan ly nha nudc, chu dau
tu va ngudi dan [3]. Nhiing vuéng méc trong qua trinh trién khai cai
tao, xay dung lai chung cu cti tap trung & 4 n6i dung: Co sG phap ly
dé lua chon don vi tu van kiém dinh, danh gia chat lugng nha chung
cu va phé duyét quy hoach chi tiét 1/500; can ci phap ly trong lua
chon chd dau tu; chi phi lap quy hoach téng thé mat bang; xac dinh
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hé s6 diéu chinh gia dat dé lap phuong én béi thudng, hé trg, tai
dinh cu[2, 4]

2. QUY PINH VE CAI TAO CHUNG CU CU TAIHA NOI

Cai tao, xay dung lai chung cu cii tai Ha No6i la bai toan ton tai
nhiéu nam chua dugc gidi quyét triét d€. Luat Nha & 2023 [5] va Nghi
dinh 98/2024/ND-CP [6] da c6 su diéu chinh vé cac quy dinh cai tao
nha chung cu theo hudng luat hoa nhiéu van dé nhu thai han su
dung nha chung cu; kiém dinh, danh gia chat lugng nha chung cu;
quy dinh cu thé vé hé s6 K dé tinh gia dat boi thudng, gia thué nha
& sau khi dau tu xay dung lai, gia tri can ho dugc xac dinh sau khi
quy déi dién tich va gia tri nha & phuc vu tai dinh cu trong trudng
hop tai dinh cu tai dia diém khac; b sung co ché uu dai dé thuc hién
du an dau tu cai tao, xay dung lai nha chung cu; phan dinh trach
nhiém ctia cac chd thé tham gia trong du an cai tao chung cu c;. ...

Bén canh d6 Luat Tha dé 39/2024/QH15 [7] cling hién thuc hda
nhiéu quy dinh tao thuan Igi hon cho hoat déng cai tao chung cu
cl. Luat Thi d6 cho phép, trong truang hgp khong chon dugc chu
dau tu du én cai cao cac khu chung cu ct, UBND TP Ha Noi dugc dau
giad quyén st dung dat cac khu chung cu ci, 13y tién dau gia dé gidi
phong mat bang, téi dinh cu, tao diéu kién cho ngudi dan cé ché &
phu hop. Theo Luat Tha dé [7], Ha Noi dugc trao quyén diéu chinh
chi tiéu, hé s6 dén bu, diéu chinh quy hoach da duyét cho phu hop
va thuc hién cai tao, xay dung lai chung cu ci theo tung khu.

Quyét dinh s& 5289/QD-UBND ngay 18/12/2021 vé viéc ban
hanh "Dé an cai tao, xay dung lai chung cu ci trén dia ban TP Ha
Noi" [1] da danh gia téng két thuc trang cai tao, xay dung chung cu
cG trén dia ban thanh phé dén ndm 2020 va dé ra muc tiéu, nhiém
vy va gidi phap trong tam. Tai Quyét dinh s6 5289/QD-UBND 19 trinh
cai tao, xay dung lai chung cu ci da dugc xac dinh ré. Tuy nhién, véi
két qua hién nay, nhiém vu cai tao chung cu ct dang rat cham so véi
ké hoach. Nhiing thay d&i quy dinh vé cai tao chung cu cii ban hanh
theo Luat Nha & 2023 [5], Nghi dinh 98/2024/ND-CP [6], Luat tha d6
39/2024/QH15 [7] dang dugc ky vong sé gidi quyét dugc cac khd
khan trong van dé cai tao, xay dung lai cac khu chung cu dang
xuéng cap nghiém trong tai Ha Néi [2, 8].

3. PHUONG PHAP NGHIEN CUU

3.1. Cdc budc thuc hién nghién ciru

- Budc 1: Téng hgp céc ndi dung chinh trong kich ban cai tao,
xay dung lai chung cu i tai Ha Noi theo Dé an cai tao, xay dung lai
chung cu ca trén dia ban TP Ha Nai [1].

Bdng 1: Cdc ndi dung cdi tgo nha chung cu'[1]

Ky

hieu Cac ndi dung cai tao, xay dung lai chung cu cii

Chi tiéu quy hoach sir dung dat cho cac muc dich nha &,
X1 sinh hoat cong d6ng, hdm dé xe, van phong, thuong mai
dich vy, trung tam céng cdng phuong,....

Chi tiéu quy hoach kién tric, canh quan: Chiéu cao, mat

X2 d0 xay dung, cay xanh, mat nuéc

Quy hoach va stta chita hé thong giao théng tao diéu kién

X3 thuan Igi cho di chuyén va van chuyén hang héa

X4 Quy hoach, Iap dat hé thong théng tin lién lac vién théng

X5 Hoan thién hé théng cung cap dién

X6 Hoan thién hé théng cung cap nudc sach

X7 Quy hoach, I3p dat, hoan thién hé théng thoat nudc

X8 Xay dung méi khu tap két rac

:iyéu Cac ndi dung cai tao, xay dung lai chung cu cii
X9‘ Stra chfa, 13p dat bd sung mdi hé théng chi€u sang cong

cdng

X10 | Lap dat hé théng phong chay chira chay

Hé s6 dén bu khi thuc hién kich ban cai tao, xay dung lai

X11 _
chung cucii

X12 Tién d6 thuc hién kich ban cai tao, xay dung lai chung cu
cll

- Budc 2: Diéu tra khao sat thu thap sé liéu vé mong mudn cla
ngudi dan vé kich ban cai tao chung cu ¢l tai Ha Noi.

- Budc 3: XUrly s6 liéu st bang phuang phéap héi quy da bién.

- Budc 4: Phan tich két qua.

3.2. Piéu tra khdo sdt

(1) Xac dinh c& mau diéu tra khao sat: Co nhiéu cach xac dinh
kich thudc mau tuy theo muc dich nghién ctu. Trong nghién clu
nay, tac gid xac dinh kich thuéc mau theo Hair va cong su [9] kich
thudc mau téi thiu phaila 50, t6t hon 1 100 va ti lé s6 quan sat/bién
do ludng la 5/1, nghia la c& méi bién do ludng cén t&i thiéu 05 quan
sat. M6 hinh nghién cttu c6 12 bién doc lap, 1 bién phu thuéc. S6
mau t6i thiéu xac dinh 1a 65 mau.

(2) Phuong phap lay mau: Phuang phap lay mau ngau nhién
dugc 4p dung trong nghién cuu.

(3) Xtrly s6 liéu: Sau khi thu dugc s6 liéu thé, nhém nghién ctu
tién hanh xt Iy s6 liéu, loai bo cac phiéu tra 16i khong day da théng
tin hodc khéng d3m bao logic trong cac cau trd 16i. Téng hap s6 liéu
thuc hién véi su hé trg ctia Excel va chudn bi cho budc phan tich tiép
theo.

3.3. Phuong phdp héi quy da bién

(1) Dénh gia d6 tin cay cda thang do [10]: D6 tin cdy cta moi
thang do dugc danh gia thong qua hé sé Cronbach’s Alpha, trong
d6 Cronbach’s Alpha dugc tham chiéu nhu sau:

- Lén hon 0,9: thang do rat tot

-Tu 0,8 dén 0,9: thang do tot

-Tu 0,7 dén 0,8: thang do dugc chap nhan.

(2) M hinh héi quy da bién

Céac s6 liéu thu thap dugc tir cudce diéu tra khao sat sé dugc phan
tich véi su hé trg bang phan mén Ung dung solver/excel. Mé hinh
héi quy da bién:

Y=A X1+ AxXa+ ...+ AnXi2

Trong d6: Y chi su quan tdm, mong muén cla ngudi dan vé kich
ban cdi tao, xay dung lai chung cu cl; Xi dén Xi2 chi céc ndi dung
trong kich ban cai tao chung cu cii dugc téng hop qua dé an vé cai
tao chung cu ci tai Ha Néi.

4. KET QUA NGHIEN CUU

4.1. Két qua diéu tra khdo sdt

Sau qua trinh diéu tra khdo sat, nhém nghién ctiu thu dugc két
qua:

- Téng s6 phiéu phét ra: 129 phiéu.

- SO phiéu thu vé: 129 phiéu dat yéu cau.

S6 lugng phiéu thu vé da dam béo kich ¢& mau. Do tin cay cla
thang do dugc kiém tra thong qua hé sé Cronbach’s Alpha. Két qua
hé s6 Cronbach's Anlpha = 0,929 cho thay thang do dat gia tri rat
tot.

(1) Vé gidi tinh ctia ngudi tham gia khao sat

Théng ké vé gidi tinh clia d6i tugng khao sat duoc thé hién trong
hinh dudi day. Ty I& nam gidi va nit gi¢i tham gia khao sat c6 s6
lugng khéng chénh léch 16n, nam gidi chiém 51% va ni gidi chiém
49%.
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Hinh 1. Thong ké gidi tinh d6i tugng tham gia khdo sat
(2) Vé thdi gian sinh séng tai cac chung cu ca

NGHIEN COU KHDA HOC
Hinh 3 thé hién nai sinh s6ng clia d6i tuong tham gia khao sat
theo quan. Chiém ty 1& nhiéu nhat la ngudi sinh séng tai quan Déng
Da (29%). Tiép sau d6 la quan Hoan Kiém (19%) va quan Thanh Xuan
(14%). Quan Ba Binh, C4u Gidy, Hai Ba Trung, Hoang Mai c6 ty 1é kha
déu nhau.
48.84%
51.16% ]
Nam = Nir —I_I—I.I-I_‘

Chiém ty 1& nhiéu nhat la nhiing ngudi co thai gian sinh song tai
cac chung cu ci trén 7 ndm (50%). Nhiing ngudi sinh séng tur 5-7
nam chiém 27%. Nhiing ngudi sinh séng dudi 1 nam tai cac chung
cu ¢l chiém 10%. Théng tin nay cho thdy nhiing ngusi tham gia
khéo sat cé thai gian sinh s6ng lau dai tai cac chung cu cii va ho cé
su am hiéu nhat dinh vé van dé cai tao, xay dung lai chung cu ca.

Tfng I
Hinh 3. Thong ké vé noi sinh sdng clia ddi tugng tham gia khao sét
4.2. Phén tich su quan tdm ciia ngudi dédn vé kich ban cdi tao,
xdy dung lai chung cu cii tai Ha N6i
K&t qua phan tich, tuang quan bdng céng cu data analysis thé
hién tai Bang 2, Bang 3 va Bang 4.

s . Bdng 2: Regression Statistics
S0% Multiple R 0,969691556
fr. R Square 0,940301714
- Adjusted R Square 0,926142046
30% T
Standard Error 1,014725519
405 - Observations 129
o o 7% Bdng 3: ANOVA
_ Significanc
. i . . o oSS Ms F eF
durdi 1 n@m 1-3 nd@m 3-8 nar 57T nim trén 7 ndm
Regression 12 1897,529 158,1274 153,5713 3,3E-65
Hinh 2. Thdng ké thai gian sinh sdng tai cic chung cu cii ctia ddi tugng tham gia khdo sat Residual M7 1204711 1029668
(3) V& nai sinh s6ng clia d6i tugng tham gia khao sat ' '
Total 129 2018
Bdng 4: Coefficients
Standard Lower Upper
Coefficients Error t Stat P-value Lower 95% Upper 95% 95,0% 95,0%
Intercept 0,000 #N/A #N/A #N/A #N/A #N/A #N/A #N/A
X Variable 1 0,311 0,120973 2,57215 0,011358 0,07158 0,550743 0,07158 0,550743
X Variable 2 0,264 0,08485 3,106733 0,002374 0,095566 0,431649 0,095566 0,431649
X Variable 3 0,061 0,124135 0,491361 0,624092 -0,18485 0,306839 -0,18485 0,306839
X Variable 4 0,065 0,112333 0,581355 0,562119 -0,15716 0,287774 -0,15716 0,287774
X Variable 5 0,035 0,112607 0,314331 0,753829 -0,18762 0,258408 -0,18762 0,258408
X Variable 6 -0,195 0,132325 -1,47548 0,142769 -0,4573 0,066819 -0,4573 0,066819
X Variable 7 0,174 0,125809 1,380054 0,170201 -0,07553 0,422781 -0,07553 0,422781
X Variable 8 -0,040 0,12089 -0,32791 0,743566 -0,27906 0,199775 -0,27906 0,199775
X Variable 9 0,156 0,112863 1,378651 0,170633 -0,06792 0,379118 -0,06792 0,379118
X Variable 10 0,032 0,102596 0,311977 0,755613 -0,17118 0,235193 -0,17118 0,235193
X Variable 11 -0,056 0,107802 -0,52066 0,603585 -0,26962 0,157368 -0,26962 0,157368
X Variable 12 0,248 0,09816 2,522202 0,013006 0,053179 0,441982 0,053179 0,441982
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Bang 5: Xép hang cdc ndi dung kich ban cdi tao, xdy dung lai chung cu ca tai Ha N6i

Ma hiéu Cac ndi dung cai tao, xay dung lai chung cu cii DPiém sé | Xép hang
X1 Chi tiéu quy hoach st dung dat cho cac muc dich nha &, sinh hoat cong déng, ham dé xe, vin 0311 1
phong, thuong mai dich vy, trung tdm céng cong phudng,.... '
X2 Chi tiéu quy hoach kién truc, cdnh quan: Chiéu cao, mat dé xay dung, cay xanh, mat nuéc 0,264 2
Quy hoach va stta chita hé théng giao thong tao diéu kién thuan lgi cho di chuyén va van chuyén
X3 \ ] 0,061 8
hang héa
X4 Quy hoach, I3p dat hé thong théng tin lién lac vién théng 0,065 7
X5 Hoan thién hé théng cung cap dién 0,035 1
X6 Hoan thién hé théng cung cap nudc sach 0,195 4
X7 Quy hoach, [ap dat, hoan thién hé théng thoat nudc 0,174 5
X8 Xay dung mdi khu tap két rac 0,040 10
X9 Sta chiia, 13p dat b6 sung méi hé théng chiéu sang céng cong 0,156 6
X10 Lap dat hé thong phong chdy chita chay 0,032 12
X11 Hé sé dén bu khi thuc hién kich ban cai tao, xay dung lai chung cu ci 0,056 9
X12 Tién @6 thuc hién kich ban cai tao, xay dung lai chung cu cii 0,248 3

Tu két qué Bang 3 c6 thé thdy, ngudi dan c6 su quan tam tdi tat
ca cac ndi dung cai tao, xay dung lai chung cu c{, trong d6 su quan
tam 1én nhat cho céc ndi dung chi tiéu quy hoach st dung dat, chi
tiéu quy hoach kién tric canh quan va tién dé thuc hién kich ban cai
tao, xay dung lai chung cu ci véi diém sé 1an luot 14 0,311; 0,264 va
0,248. Tiép dén su quan tdm clia ngudi dan cho cac noi dung vé ha
tang ky thuat gobm: Hoan thién hé théng cung cdp nudc sach (0,195
diém); Quy hoach, Idp dat, hoan thién hé théng thoat nudéc (0,174);
Stia chira, 13p dat b sung méi hé théng chiéu sang céng cong
(0,156). 06/12 ndi dung con lai cé s6 diém kha déng déu véi mc ti
0,032 - 0,056 diém. K&t qua nay cho thay, cac nodi dung cai tao, xay
dung lai chung cu cii ghi nhén tai Quyét dinh s6 5289/QD-UBND [1]
van nhan dugc su quan tam ca ngudgi dan.

“Hé s6 dén bu khi thuc hién kich ban cdi tao, xdy dung lai chung cu
cd" 1a ndi dung dugc quan tam x€p hang tha 9. Phan anh ctia nguoi
dan cho rang day la ndi dung rat quan trong trong kich ban cai tao
chung cu ci. Tuy nhién, moi dy an hé s6 dén bu sé dugc xem xét
riéng. Trong hon 20 nam qua, UBND TP Ha Noéi d& ban hanh cac
chuong trinh, chinh sach @& thuc day cac du an cai tao, xay dung lai
chung cu ¢l nhung céc du an ludn gap tinh trang cham tién doé kéo
dai. Diéu nay anh hudng t6i tdm ly clla ngudi dan dang sinh séng tai
cac chung cu c. Ho mong muén hon bao gid hét, tién do thuc hién
kich ban cdi tao, xdy dung lai chung cu cii dugc luat héa trong cac
quy dinh.

Cai tao, xay dung lai chung cu cl la mot nhiém vu khé va lién
quan truc tiép dén cudc sdng ctia mot bd phan 16n dan cu Ha Noi
[11]. Cac dy &n cai tao, xay dung lai cadc chung cu ¢l mang tinh xa
héi cao va can c6 su hai hoa lgi ich cta co quan quan ly nha nudc,
chu dau tu va ngudi dan. Nam 2024, nhiéu quy dinh mdi lién quan
t6i cai tao, xay dung nha chung cu ¢6 hiéu lyc nhu Luat Nha & 2023
[5], Luat Thu d6 39/2024/QH15 [7], Nghi dinh 98/2024/ND-CP [6].
Cac quy dinh nay du kién sé tao ra dugc su dot pha va thu hat hon
cac chu dau tu tham gia cac dy an cdi tao chung cu cl. Theo dé
Quyét dinh s6 5289/QD-UBND [1] vé cac ndi dung kich ban cai tao,
xay dung lai chung cu cii trén dia ban TP Ha Néi, ciing can c6 su thay
déi trong thai gian téi d€ phu hgp hon cac cac quy dinh mai.

5. KET LUAN

Ha N6i la thanh ph6 cé nhiéu chung cu ¢l da xudng cap va hét nién
han st dung. Cac van dé tén tai clia cac chung cu ci da dugc nghién
cUu, d3t ra nhiém vu trién khai nhiéu ndm qua. Trong bai viét nay nhém
tac gia tim hiéu vé su quan tdm clia ngudi dan vé kich ban cai tao, xay
dung lai chung cu ci tai Ha Noi. K&t qua cho thdy, ngudi dan danh rat
nhiéu sy quan tam cho chi tiéu quy hoach st dung dat, chi tiéu quy
hoach kién tric canh quan va tién do6 thuc hién kich ban cai tao, xay
dung lai chung cu cl. Trong thai gian téi, cac quy dinh mdi lién quan téi
cai tao, xay dung lai chung cu ci c6 hiéu luc, Ha Néi can c6 nhiing diéu
chinh dé an cai tao, xay dung lai chung cu cti trén dia ban TP Ha Néi phu
hgp véi quy dinh mdi. Két qua nghién ctiu la tham khao hitu ich cho co
quan quan ly nha nudc trong qud trinh xem xét, phé duyét kich ban cai
tao chung cu cii dap ting mong mudn, nguyén vong clia ngudi dan.
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