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Via hé & Viét Nam c6 mot s6 diém ndi bat so v6i cac nude
khac trén thé gidi vi c¢6 rat nhidu hoat dong kinh doanh dién ra
trén via he phia trudc nha. Tuy nhién, hién tai chua cé nghién cuu
xem xét tac dong truc tiép giira do rong via hé va gia nha o riéng
1¢ tai mot s6 qubc gia trén thé gidi ma trong d6 c6 Viét Nam.
Nghién ctru nay st dung mo hinh dinh gi& Hedonic xem xét tac
dong cua do rong via hé dén gia nha & riéng 1é tai Thanh phd Hb
Chi Minh. Téc gia da sir dung dir li¢u thu thip dugc ctia 283 nha
& riéng 1¢ bao gdm thong tin vé gia ban, khao sat hién trang sir
dung nha, dic diém cua via hé va cac tién ich xung quanh. Két
qua cho thay do rong via hé c6 tac dong 1am ting gia tri nha 0.
Cu thé, néu do rong via he trudc nha tang thém mot mét, gia tri
nha tang khoang 4%. Két qua nay c6 thé dugc coi 1a mot goi y
cho cac nha quan ly d6 thi dé xem xét viéc thuc hién chién luge
chinh trang va cai tao via he dé phuc vu cho viéc phat trién do thi,
thu phi dbi véi viée str dung via he.

ABSTRACT

In Vietnam sidewalk space has some salient points compared
to other countries because there are many business activities on
sidewalk space in front of a house. However, nowadays there are
no peer-review studies that estimate the direct effect of sidewalk
space on a single-family house value in some countries in the
world. This study uses the hedonic pricing model to examine the
impact of sidewalk space on single-family house prices. The
author uses primary data of 283 Ho Chi Minh City single-family
houses including selling prices, surveys of current housing
conditions, features of sidewalks and surrounding amenities. The
result shows that sidewalk space has significant statistics and
positive effects on single-family house prices in Ho Chi Minh City.
Specifically, if a sidewalk space increases by one meter, a house
price increases by approximately 4 percent. This result provides a
suggestion for urban planners to consider the implementation of
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urban development strategies and improve sidewalk conditions.

1. Giéi thiéu

Via hé & phan 16n cac noi trén thé gisi chu yéu duoc sir dung cho muc dich giao théng
nhu 13 noi danh cho ngudi di bo, di xe dap, hay 13 chd ngdi dé nghi ngoi. Tuy nhién, via hé &
Viét Nam c6 nhiéu dic diém ndi bat va moi nguoi dan co thé sur dung via h¢ lam tai san riéng
cua ho (Drummond, 2000). Mot $6 luong 16n Chu s¢ hitu nha ¢ riéng 1¢ trong d6 thi tai Viét
Nam str dung via hé vao cac hoat dong kinh doanh mic di ho khong c6 quyén s hitu (Deacon,
2013; Loukaitou-Sideris & Ehrenfeucht, 2009; Rupa, 2015). Co nhiéu hoat dong kinh doanh
dién ra trén via hé trudc nha nhu trung bay bang hiéu va hang hoa, bai dau xe cho khach hang,
ngudi ban hang rong, ghé ngdi tai quan ca phé va mot sé hinh thirc khac.

Hién tai chua c6 nghién ctru thuc nghiém nao danh gia truc tiép tac dong ctua do rong
via hé va gia nha & riéng 1é. Tuy nhién, c6 mot s6 nghién ctru lién quan sir dung mé hinh dinh
gid Hedonic dé xem xét tac dong gitra van dé ha tang d6 thi nhu dudng c6 dugc trai nhua bang
phang, thiét ké duong bo, kha ning di bo, phat trién dinh hudng qua canh (TOD) dbi vé6i gia
nha & riéng 1é. Trong nghién ciru ndy, tac gia st dung mo hinh dinh gia Hedonic dé xem xét tac
dong cua do rong via he dén gia nha & riéng 1¢ tai Thanh phd Hb6 Chi Minh. Cac mo hinh dinh
gia Hedonic dé xem xét gia nha 6 riéng le bang cach dya vao viéc phén tich cac yéu td tac dong
dén nha o riéng 1¢. Nhiing yeu t6 nay bao gdm cac khia canh nhu dién tich dat, dién tich san su
dung va do rong ctia mit tién nha, cling nhu cac dic diém cua khu vice xung quanh nhu do rong
via he, khoang cach tir nha dén via hé.

Dua trén dir liu khao sat ciia 283 nha & riéng 1€ tai mot $6 tuyén duong tap trung kinh
doanh trong nam 2018-2019, nghién ciru nay xem x¢ét tac dong cua do rong via hé dbi voi gia
nha pho tai Thanh phd Ho Chi Minh. Pong thoi, tic gia ciing phan tich bién dong va chénh léch
gia nha ¢ gitta mdi quan trong khu vire khao sat, bang cach str dung bién gia. Két qua cho thay
do rong via he co tac dong tich cuc dén gia nha ¢ riéng 1é va ¢ ¥ nghia thong ké. Phat hién nay
ngu y rang gia tri ciia do rong via hé da trd nén quan trong hon trong mot sé tuyén duong co
kha nang kinh doanh trong d6 thi.

V&1 muc tiéu nghién ctru nhu trén, cac phﬁn con lai cua bai bao duge ciu trac nhu sau:
Muc 2 trinh bay ly thuyét md hinh dinh gid Hedonic; Muc 3 luot khdo mdt ) nghién ctru thyuc
nghiém c6 lién quan dén chu dé nghién ctru; Muc 4 mé ta dit liéu sir dung trong qua trinh nghién
clru va md hinh hoi quy va cac bién s dugce trinh bay & Muc 5; Muc 6 trinh bay va thdo luan
két qua nghién ctru va Muc 7 néu két luan va mot s6 ham y rat ra tir két qua nghién ctru.

2. Ly thuyét mé hinh dinh gia Hedonic

Mo hinh dinh gia Hedonic trong nhitng ngay dau tién hoan toan khong phai 1a mot ing
dung trong nghién ctru vé bat dong san. Trong nhimng thap nién gan ddy, nhiéu hoc gia khac
nhau ma so khoi 1a Houthakker (1952), Becker (1965), Muth (1966), va Lancaster (1966) va
gan day nhét 1a Rosen (1974) di phat trién 1y thuyét mo hinh dinh gia Hedonic va ing dung
vao udc tinh gia tri bit dong san.

Vé ban chat, md hinh dinh gia Hedonic phat sinh do tinh khéng dong nhat ciia hang hoa
trén thi truong. Nha ¢ 1a mot vi du dién hinh vé hang hoa khac biét. Nhitng ngudi mua va nguoi
ban trén thi treong cho rang cac loai hang hoa khac nhau thi c6 gia khac nhau va gia nay phu
thudc vao ddc diém cu thé cua ting loai hang hoa. Lancaster (1966) di cung cép nén tang ly
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thuyét dé uéce tinh gia tri cua cac dac diém cua hang hoa nham tao ra do hitu dung tdi da cho
ngudi tiéu dung, trong khi d6 Rosen (1974) tip trung vao cac dic diém chinh tac dong dén gia
hang hoa hon la nhin manh dén d6 hiru dung. Hon nita, Rosen da chi ra nén tang co ban cho
cac mo hinh dinh gia Hedonic phi tuyén tinh.

D0 hitu dung ctia nguoi ti€u dung dugc xac dinh khi nguoi tiéu dung lya chon gitra hai
nhém hang hoa gdm Z 1a hang hoa khac biét va x 1a hang hoa tong hop dai dién cho tat ca cac
hang héa khéac (nghia 13, thu nhap con lai sau khi mua Z). N6i chung, bat ky mot can nha nao
thi ¢6 thé md ta boi cac vecto,

z2=(z1, 22, ..., 7x)

trong d6 zi (i = 1 dén k) 1a mot trong cac dic diém cia nha. Vecto z 14 nhitng dic diém
vbn c6 ctia nha ma dap tng nhu cau cia mot ho gia dinh. Khi cac ho gia dinh chon mét cn nha
& mot vi tri cu thé, tirc 13 ho dang chon mot tap hop cac dic diém trong mdi zi. Ngudi tiéu ding
j, voi ddc diém nhan khau hoc aj ¢6 murc hitu dung duoc dinh nghia la:

Uj (X; 21, 22,..., zk; Oj)

Gidi han ngan sach 1 yj = x + P (z). Nguoi tiéu dung tim cach tdi da hoa tién ich bang
cach chon mo hinh ctia sdn pham Z khac biét va s6 lugng x dé mua, tuan theo diéu kién vé rang
budc ngan sach nay.

Mo hinh dinh gid Hedonic thuong dugc phan tich theo hai giai doan. Trong giai doan
thi nhat, mé hinh dugc udc tinh bang cach sir dung thong tin vé gia ciia mot loai hang hoa khac
biét va cac dic diém cua hang hoa. Muc dich cua giai doan nay la xac dinh gia an cia cac dic
diém va boc 16 dugc so thich an clia nguoi tidu dung thong qua cac déc diém nay. Sau khi hoan
thanh phan tich giai doan thur nhit, tic gia co thé sir dung gia an trong giai doan thir nhét dé udc
tinh ham cau cho céc dic diém cta hang héa (giai doan thir hai).

Ung dung pho bién nhat ctia mé hinh dinh gia Hedonic la lién quan dén viéc do luong
mirc gia san 1ong tra cho nha &. Trong bdi canh nay, mdi ngdi nha dugc coi 1a mot sy ket hop
cac dic diém riéng biét dé xac dinh mirc gia ma ngudi mua hoic nguoi thué tiém ning sin sang
tra. Noi chung, hau hét cac nghién ctu lién quan t6i gia tri nha can xem x¢t to1 ba nhom thude
tinh: (i) cau trac cia ngdi nha, (ii) dic diém cua khu phd, (iii) vi tri ctia ngdi nha.

3. Nghién ctru thuc nghiém

Trong qua trinh luge khao cac nghién ciru thyre nghiém, tic gia nhan thy chua c6 nghién
ctru thuc nghiém xem xét tac dong truc tiép cua do rong via he va dén gid nha o riéng 1€ tai Viét
Nam. Do d6, tic gia s& diém qua mot s6 nghién ciru thyc nghiém c6 lién quan gan nhat véi vin
dé nghién ctru nay.

Mot s6 nghién ctru xem xét mbi quan hé gitra ¢d so ha tang, thiét ké cua duong x4 va
gia tri bat dong san (Fullerton & Villalobos, 2011; Gonzalez-Navarro & Quintana-Domeque,
2010; Seo, Salon, Shilling, & Kuby, 2018). Sir dung mo hinh hdi quy OLS va m6 hinh véi bién
cong cu (IV) ung dung voi gia giao dich nha ¢ riéng l¢ thuc té tai Mexico trong giai doan 2006
- 2010, két qua nghién ciru cho thiy bé mat duong bang phang s& lam ting gia tri nha ¢ riéng
1é tir 21 dén 25% (Gonzalez-Navarro & Qumtana—Domeque 2010). Trong nghién ctru nay, cac
tac gia cing woc tinh mirc 46 anh huong lan toa dén cac dudng c6 bé mit khong bang phang va
st dung két qua ude tinh ndy dé cung cap mdt phan tich loi ich - chi phi cia dau tu cong vao
viéc cai tao bé mit duong. Tuong tu, két qua nghién ctru tuong tu cua Seo va cong su (2018)
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khi str dung dit li¢u tir nhitng nam 1970 va 1980 tai Hat Solano, California.

Van d ha tAng giao thong cua dudng phd, van dé tiéng 6n d6 thi anh hudng dén gia nha
¢ riéng l¢ cling dugc tdp trung nghién ctru. Larsen va Blair (2014) thuc hién phan chia duong
phd thanh hai nhém gdm duong giao thong chinh va dudng ndi bd va so sanh tac dong khac
biét cua hai nhom duong nay dwa vao s6 luong xe luu thong trong 24 gio dén gia nha. Két qua
cho thiy, cac ngdi nha nam lién ke voi cac duong giao thong chinh dugc ban voi gia giam trung
binh 7,8%, so vdi cac ngéi nha nam trén cac duong ndi bo. Ngoai ra, nhiéu nghién ctru da diéu
tra tac dong cua tiéng on giao thong dbi v6i cac gia tri nha (Bateman, Day, Lake, & Lovett,
2001; Nelson, 1978, 1982). Tiéng 6n giao thong lién quan chat ché voi diéu kién duong pho vi
mot trong hai thanh phan chinh cua tiéng dn giao thong la tiép tuyén gilta 16p xe va mat duong
duoc lat gach (Mun, Cho, & ChOI 2007). Tiép tuyén nay ting 1én khi bé mit duong xuong cap
va c¢6 bang ching 16 rang rang tiéng 6n giao thong tang 1én khi diéu kién mat duong xudng cip
(Bendtsen, Lu, & Kohler, 2010; Donovan, Pierce, Lodico, Rochat, & Knauer, 2013; Donovan,
Reyff, & Pommerenck, 2012).

Thém nita, d6 rong dudng phd ciing 1a mot trong nhitng van dé can dugc xem xét tac
dong dén gia nha. Mot van dé gay tranh cai trong chinh sach mo rong dudng gan day ¢ El Paso
vo1 bo dir liéu gém 564 nha ¢ riéng 1€ tai Texas, cling da dugc phat hién co tuong quan &m
(Fullerton & Villalobos, 2011). Két qua nay cho thdy cac duong phd rong hon 1 feet vuong lam
giam gia tri nha xudng 0,08% va két qua ciing phi hop véi cac 1ap luan vé duong hep, co thé
tac nghén giao thong hodc giam chd dau xe trén duong. Xiao (2017) cling dé cap dén mdi quan
hé dong gitra bd cuc duong phd, d6 rong duong phd, van dé tic nghén giao thong va gia nha ¢
riéng 1& tir nam 2005 dén nam 2010 tai Nam Kinh, Trung Qudc. Nhin chung, kha ning tiép can
hay dudng ph thong thoang thi 1am cho gia nha cao hon nhu mong doi. Nhung nghién ciru
nay ciing tim thdy mot méi quan hé tiéu cuc dbi voi dudng phd thudng xuyén bj tic nghén.

Mot sé nghién ctru thyc nghiém lién quan dén via hé thuong dugc dé cap lién quan toi
vi tri dia 1y (Cho, Clark, Park, & Kim, 2009; Li et al., 2015; Shin, Saginor, & Van Zandt, 2011).
Str dung phuong phap phan tich hdi quy c6 trong s, bién sé khoang cach gan nhét dén via heé
c6 tac dong am dén gia nha o riéng 1é vao nim 2000 tai quan Tennessee (Cho et al., 2009). Tiép
nira, Shin va cong sy (2011) s dung mo hinh tuyen tinh phan cép (HLM) dé xem xét yéu t6
két ndi via he tac dong dén gia nha ¢ riéng 1¢, két qua nghién ctru cho thdy c6 tac dong tich cuc
giita hai bién s6 nay. Bén canh do, Li va cong su (2015) kiém tra anh huong ciia kha nang di
chuyén trén cac tuyén duong d6 thi, dugce do bang chi sd Street Smart Walk Score (SSWS) va
chiéu dai via he, dén gia nha ¢ tir nam 2010-2012 tai Austin, Texas. Tac gia sir dung mo hinh
héi quy tu tuong quan khong gian va két qua cho thay gia nha ¢ riéng 1¢ s€ tang 4,57 d6 la neu
mét ngdi nha nam trong khu vyc chi c6 thé di chuyen bang 6 t6, so véi tang 15,38 d6 la néu
mot ngdi nha nam trong khu vre ma co s ha tang co thé tao cho ngudi dan khong gian dé di
bo duoc.

4. Dir liéu nghién ctru

Nghién ctru nay dugc thuc hién tai Thanh phé Ho Chi Minh, trudc day duogc goi la Sai
Gon, la mot thanh phé phat trién nhanh choéng va dugc coi la trung tdm kinh té, van hoa, khoa
hoc va cong nghé cia Viét Nam. Téng dién tich cia Thanh phé Ho Chi Minh 14 2.056 km? va
dan s gﬁn 8,7 triéu nguoi. Khu vyc do thi g6m 19 quéan c6 dién tich 140 km? va khu vuc ndng
thon gdm 5 huyén chiém hon ba phan tu dién tich 13 1.916 km?.

Thanh phé H6 Chi Minh dugc chia thanh mot khu d6 thi chinh véi bon khu d6 thi vé
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tinh xung quanh, cu thé nhu sau: Trung tdm khu do thi s€ bao gé)m 13 quén chinh Ia Quan 1,
Quan 3, Quan 4, Quan 5, Quan 6, Quan 8, Quan 10, Quan 11, Quan Phu Nhuan, Quan Binh
Thanh, Quan Tan Binh, Quan Tan Phu; Khu do6 thi phia Bic nhu huyén Hoc Mon, Quan 12,
huyén Cu Chi; Khu d6 thi phia Nam nhu Quéan 7, Huyén Nha B¢, Huyén Can Gio; Khu do thi
phia Tay nhu quan Binh Chanh, Quan Binh Tan; Khu d6 thi phia Pong nhu Quéan 2, Quan 9,
Thu Dirc. Nghién ciru nay s& tién hanh thu thap dit liéu cia mudi ba quan. Cu thé, dir lidu duoc
thu thap tr mot quan trong khu do6 thi trung tdm va thém hai quan & khu d6 thi phia Pong va
phia Tay (xem Bang 2).

Thanh phé HO Chi Minh hién c6 tong cong 4.869 dudng phd co do rong tir 5,0 mét trd
1én, v6i tong chiéu dai 4.044km do S& Giao thong van tai va Hoi dong nhan dan cac quin quan
ly. Theo S& Giao thong van tai nim 2017, Thanh phd HO6 Chi Minh c6 2.598 tuyén dudng khong
c6 via hé vé6i chidu dai 2.074km, va 2.271 tuyén dudng con lai c6 via hé, chi c6 772 dudng cd
d6 rong via hé tir 3 mét tro 1én véi chidu dai 451km. Do d6, hon mot nira sé tuyén duong khong
c6 via hé nén tinh trang dimg dd xe trén dudng, tinh trang ket xe, hanh lang an toan giao thong
cho nguoi di bo 13 nhitng van dé kho khian ma cac nha chirc nang can giai quyét. Mot diém doc
dao khac, ngudi di xe may thuong di xe trén via hé trong gio cao diém, khién bé mat via he bi
hu hong nghiém trong.

Pé tién hanh nghién ctru nay, tac gia can thu thap mot s6 thong tin gdm gid ban cua 283
nha ¢ riéng 1é nam trén cac tuyen duong 16n, dic diém cia nha & riéng 1€ va via hé truée nha
khao sat. Dit liéu thu thap vé gia ban nha ¢ riéng 1¢ dén tir nhiéu ngudn nhu chinh chi so hiru
nha cung cip, cac trang web mua ban nha hodc thong tin tir cac bao mua ban trong giai doan tir
cubi naim 2018 dén gitta nam 2019. Pdng thoi, cac thong tin nhu dic diém cua nha o riéng 18,
thong tin vé via hé va mot s6 van dé vé tién ich cua cac khu vuc xung quanh dugc tac gia thu
thap bang cach t6i truc tiép timg ngdi nha & riéng 1¢ dé khao sat va ghi nhan lai cac dit liéu can
thiét.

5. M6 hinh

Céc dang ham ctia m6 hinh dinh gia Hedonic c6 thé 1a dang tuyén tinh, semi-log hoic
log-log (Chau & Chin, 2003; Malpezzi, 2002; Sirman, Macpherson, & Zietz, 2005; Xiao, 2017).
Hau hét cac nghién ctru cho thdy dang ham semi-log c6 mot s6 1gi thé so véi dang ham tuyén
tinh (Follain & Malpezzi, 1980). Nghién ctru nay dugc thuc hién theo dang ham semi-log dugc
viét & phuong trinh (1), chi ra ba loai bién doc lap bao g6m cac dic diém ciu trac nha, vi tri va
khu vuec.

InP; = Bo + BrSki + Bnlni + BmNmi + & (1)

Véi P 1a gia rao ban cua nha thir i; S, 12 hé s6 goc; Ski 1 ddc diém cau tric k cta nha
thit i; Lni 1a ddc diém vi tri n cta nha thir i; Nimi 12 ddc diém khu vuc cta nha tha i; By, B, Bm hé
s6 hoi quy cuia cac bién doc 1ap 1an lugt 1a Ski, Lni, Nmi; &; sai s6 doc 1ap ctia nha thw i.

Nghién ctru nay stir dung dang ham semi-log dugc minh hoa trong phuong trinh (2) dudi day:

InPrice; = [y + BiInlot + B,Infloor + fz;corner + B,width + Bsrental + fymixeduse

+ B,neighbor + Bgchd + Byhospital + f;omarket + B,,sw_width
+ Biodist_to_sw + [i;district + ¢ (2)

Trong phuong trinh (2), InPrice; 1a logarit tu nhién cua gia ban ciia nha ¢ riéng 1€ thur i
¢ thanh pho H6 Chi Minh, Byla hé so goc, B; la cac hé so6 hoi quy va ¢ 1a phan sai so.
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Céc bién s trong mé hinh:
e Bién phu thudc: gia ban ciia nha ¢ riéng 1&
e Bién doc lap:
o dién tich dat (Inlot);
o dién tich san str dung (Infloor);
o chiéu rong mat tién cua nha (width);
o nha nam & vi tri goc (corner), bang 1 néu nha nam vi tri goc, néu khong thi bang 0;

o nha cho thué nguyén cin (rental), bang 1 néu nha c6 kha ning cho thué nguyén can,
néu khong thi bang 0;

o nha st dung két hop kinh doanh va & (mixeduse), bang 1 néu nha duogc st dung két
hop vira kinh doanh vira &, néu khong kinh doanh hodc nha chi sir dung dé ¢ thi
bang 0.

o SO lugng nha trong khu vuc duge sir dung dé kinh doanh (neighbor) 1a s6 lugng
nha c6 kha nang kinh doanh trong nhém tdm nha gdm nha khéo sat, hai nha lién ké
mdi bén va ba nha d6i dién.

o Mot sb bién vi tri 1 cbd, hospital, market twong ng khoang cach dén khu trung
tam CBD, khoang cach gan nhat dén bénh vién quén va khodng cach gan nhat dén
cho.

o do rong via he trude nha (sw_width)

o khoang cach dén via hé gan nhit (dist_to_sw).

o Mot loat cac bién gia ctia gia nha theo quan (district) nham kiém soat diéu kién thi
truong.

Céc thong ké mb ta cho cac bién chinh trong co s& dit liéu nha & riéng 1é sir dung trong
nghién clru nay duogc trinh bay trong Bang 1 va Bang 2 dir li¢u cua tirng quan.

Bang 1

Théng ké mo ta
Bién sb Pon vi Trung binh  Toi thiéu Toi da
Giarao ban Ty VND 16.09 19 205
Pic diém cau trdc nha
Dién tich dét m?2 84.74 7.2 1200
Dién tich san sir dung m? 251.57 15 5280
L6 goc (1 =goc) 1/0 (dummy) 0.09 0 1
Chiéu rong mat tién m 4.83 25 20
Nha c6 kha nang cho thué (1 =C6)  1/0 (dummy) 0.32 0
Nha vira ¢ vira kinh doanh (1 =cd)  1/0 (dummy) 0.39 0

Pic diém khu vuc
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Bién sé Pon vi Trung binh  Téi thiéu Toi da
Khu c6 kha nang kinh doanh S6 nha trong khu vic 3.66 0 8
Pic diém vi tri

Khoang cach dén trung tam (CBD)  km 5.74 0.13 19.9
Khoang cach gan nhat dén bénh vién  km 1.76 0.02 6.6
Khoang cach gan nhat dén cho km 0.63 0.01 1.8
Do rong via he m 2.02 0 7
Khoéang cach dén via he m 12.37 0 260

Ngudn: Két qua phan tich dir lidu ctia nhém nghién ctru

Trén thuce té, hau hét cac dit liéu nha ¢ riéng 1é trong nghién ctru nay lién quan dén ngoi
nha nam trén cac tuyén dudng chinh c6 kha ning kinh doanh. Hon nira, dit liéu c6 59 trong sd
283 giao dich trong cac con hém véi khoang cach tdi da dén via hé 1a 260 mét. 270 quan sat &
cac tuyén dudng co via hé, chi c6 13 quan sat & cac tuyén dudng khong co via he.

Bang 2

Phan trim sd quan sat & cac quén tai Thanh phé H6 Chi Minh
Ky hiéu Tén quan Tan suit Phan trim (%)
BT Binh Tén 6 2.12
BTh Binh Thanh 25 8.83
D1 Quan 1 24 8.48
D10 Quan 10 35 12.37
D11 Quan 11 31 10.95
D3 Quan 3 20 7.07
D5 Quan 5 19 6.71
D6 Quan 6 15 5.30
D9 Quan 9 9 3.18
GV GO Viap 14 4.95
PN Phi Nhuan 31 10.95
B Téan Binh 27 9.54
TP Tan Phu 27 9.54

Ngudn: Két qua phan tich dir liéu ciia nhom nghién ctru

M6 hinh dinh gia Hedonic dugc st dung trong nghién ctru nay dé xem xét tic dong ciia
d6 rong via he d6i voi gia nha ¢ riéng le tai Thanh phd H6 Chi Minh. Sau d6, két qua bai bao
s& phan tich bd sung thém dé thiy rd sy bién dong cia gia nha ¢ riéng 1¢ theo cac quén khac
nhau, théng qua céc bién gia theo quan trong mé hinh hdi quy.

6. Két qua nghién ciru

Két qua & Bang 3 cho thiy cac hé s6 hoi quy, do 1éch chuén, p-value va tim quan trong
ctia mo hinh hoi quy nay. Thong ké F rat c6 y nghia va mtrc d phu hop ciia moé hinh cao véi
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R? diéu chinh dat gin 83,8% bién dong cta gia nha. Hau hét cac bién giai thich déu c6 y nghia
thong ké véi do tin cay 99%.

Téc dpng ciia d réng via hé dén gid nha 6 riéng Ié

Céc bién giai thich vé ddc diém ciu triic cua ngdi nha nhu dién tich dat (Inlot) va dién
tich san st dung (Infloor) ¢6 dau nhu ky vong va c¢é ¥ nghia thong ké & murc 1%. Dién tich dat
va dién tich san sir dung c6 tac dong tich cuc dén gia nha & riéng 1é. Két qua nay phu hop véi
nhitng phat hi¢n cua Sirman va cong su (2005) va Xiao (2017). Vi dy, khi di¢n tich dat ting 1%
thi gi4 nha tang 0,6%. Nguoc lai, bién chiéu rong mit tién ctia nha va bién nha nam & vi tri goc
khong c6 y nghia thong ké trong nghién ctru nay. Két qua nghién ctru nay nguoc véi ky vong
cua tac gia va mdt so nghién ctru thuc nghiém.

Bién d6 rong cua via hé c6 tic dong duong dén gia nha & riéng 1é mirc y nghia 5%. Gia
tri nha sé& ting khoang 4% néu do rong via hé thém 1 mét. Theo cac 1ap luan trén, nha mat tién
cling tap trung vao cac tuyén duong chinh va chu s¢ hiru thuong thich trude nha c6 via he rong
dé c6 chd dau xe cho khach, chd trung bay hang hoa va dat bang hiéu trén via he ¢ phia trude
ng01 nha. Do do, nguoi mua nha s san long tra gia cao hon cho nhirng ngdi nha tiép can duoc
v6i via hé ¢6 do rong phi hop. Phat hién nay rat co y nghia cho cac nha quy hoach d6 thi xem
xét vi d6 rong via he dong gop quan trong lam tang gia nha ¢ riéng lé trong d6 thi nhat 1a trén
cac tuyén duong chinh, noi tap trung nhiéu ctra hang kinh doanh. Céac nha mat tién tlep can via
hé c6 do rong phu hop ¢6 thé thuan loi cho viéc kinh doanh va khach hang tiép can dé dang hon
khi c6 chd dau xe trude ctra hang, c6 khong gian bay ban ghé cho khach hang ngdi, tao cho via
heé tai cac khu vuc nay s& sim uat va sdng dong hon.

Két qua nghién ctru ciling cho thay, nhimg nha & riéng 1€ toa lac trén cac tuyén duong
c6 kha ndng kinh doanh thi gié ban sé& tdng 5,8% so vdi nha toa lac tai cac khu vuc chi dé o.
Nghia 13, nguoi mua nha sé& tra thém 5,8% cho mot ngdi nha néu ho nhan ra rang tat ca cac ngoi
nha xung quanh toa lac trong khu vuc c6 kha ning kinh doanh. Nhing két qua nghién ctru nay
12 mot trong nhirng phat hién doc déo lién quan dén nha & riéng 1é str dung kinh doanh trong
tuyén dudng c6 kha ning kinh doanh tai Thanh phd H6 Chi Minh.

Hon nia, cac bién dic diém vi tri nha cho ra két qua hon hop. Khoang cach dén khu
trung tam két qua 1a dau trir, tirc co tac dong &m dén gia tri nha. Két qua nay ciing twong ty nhu
hau hét cac nghién ctiu thyc nghiém. Chang han, khi khoang cach nha xa hon CBD 1km, gia
nha s& giam 6,5%. Nhung mot két qua bat ngo khi bién khoang cach gan nhat dén bénh vién lai
khong ¢ y nghia théng ké. Ngoai ra, khoang cach gan nhat dén cho co tich cuc dén gia tri nha
va c¢6 muc y nghia 10%. Diéu nay co nghia 1 nhiing ngdi nha & xa chg thi gia nha sé& ting,
nhung c6 thé dy doan rang & mot khoang cach nhat dinh néu nha ¢ qua xa cho thi gid nha s&
giam. C6 mot thuc té 1a khi ngoi nha nam gén cho, rat d& bi 6 nhiém boi tiéng on va mui hoi
trong khu phd. Hon nita, ngudi Viét Nam thuong di cho truyén thong dé mua thuc pham moi
ngay hon 1a mot hé théng phan phéi hién dai nhu siéu thi. Do do, két qud nay cling la mot trong
nhitng phat hién doc ddo trong nghién ctru nay.

Bang 3
Két qua hoi quy
A A A A3 As Robust
Bién s0 H¢ so hoi quy Std. Err. P-value

Hé s6 goc -1,626*** 0.247 0.000
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Bién s6 H¢ s6 hoi quy Etct)jt.nljis:r. P-value
Dic diém ciu tric

Dién tich dat 0.682%** 0.060 0.000
Dién tich san stir dung 0.184*** 0.034 0.000
L6 goc (1 = goc) -0.026 0.066 0.691
Chiéu rong mit tién 0.004 0.012 0.745
Nha c6 kha ning cho thué (1 = C6) 0.141%** 0.048 0.004
Nha vira & vira kinh doanh (1 = c6) -0.097* 0.049 0.053
Thudc tinh khu vue

Khu ¢6 kha niang kinh doanh 0.058*** 0.008 0.000
Pic diém vi tri

Khoang cach dén trung tim (CBD) -0.065*** 0.015 0.000
Khoéang cach gin nhat dén bénh viéen ~ 0.030 0.020 0.140
Khoéng cach gan nhat d&én cho 0.090* 0.054 0.094
Do rong via he 0.039** 0.018 0.029
Khoang cich dén via hé -0.002*** 0.001 0.000
Quan

Binh Thanh 0.113 0.134 0.402
Quén 1 0.389** 0.177 0.029
Quén 10 0.384** 0.153 0.013
Quan 11 0.326** 0.130 0.013
Quén 3 0.418** 0.182 0.022
Quén 5 0.406** 0.159 0.012
Quén 6 0.233* 0.135 0.087
Quén 9 0.289* 0.157 0.067
Go Viép 0.041 0.122 0.739
Pha Nhuan 0.418*** 0.139 0.003
Tan Binh 0.333*** 0.125 0.008
Tan Phu 0.077 0.101 0.447
R2 diéu chinh 0.838

Ghi chu: Tong sb quan sat: 283; Bién phu thudc: In(price)
wEkR** mure y nghia thong ké 1an luot tai muc 1%, 5%, 10%.

Ngudn: Két qua xir Iy tir dit lidu diéu tra
Sw khdc nhau ciia gid nha 6 méi quin

Béng 2 va 3 trinh bay thong ké mo ta cho mudi ba quan khao sat va tom tat két qua
trong md hinh hdi quy. Viéc kiém tra cac so lidu thong ké mo ta chi ra rang c6 su khéc biét
dang ké gid tri nha gitra cdc quan tai Thanh phd H6 Chi Minh. Gia nha ctia cac quan khac nhau
khi so sanh véi gia nha & Quan Binh Tén, két qua cho thy gia nha ¢ Binh Tén thap hon so véi
cac quén con lai trong Thanh phd H6 Chi Minh. Diéu nay c6 thé giai thich rang Quan Binh Tan
thudng tap trung sé lwong 16n nguoi nhap cu, nhitng nguoi thu nhap thap, nhitng ngdi nha &
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day thuong xay tam hodc cti ky va dac biét chét lugng bé mit via hé kém hodc c6 mot sd tuyén
duong khong co via hé. Phan 16n két qua hdi quy c¢6 ¥ nghia théng ké & mirc 1%, 5% va 10%,
tuy nhién, két qua cua cac Quan Binh Thanh, Go VAp va Tan Pha khong c6 ¥ nghia thong ké.
Dic biét, Quan 9 cling 1a mdt quan xa trung tam thanh phé, Quan 9 ¢6 khoang cach dén khu
trung tAm thanh phd bang Quan Binh T4n, nhung gia nha dat Quin 9 van cao hon, do Quén 9
dang duoc dau tu 1am khu d6 thi phia Pong dugc quy hoach 13 trung tim phat trién cong nghé
cao cta Thanh phd HO Chi Minh.

7. Két lugan

Via he c6 mot dong gbp quan trong d6i v6i cha so hitu nha 6 riéng 1é trong do thi trén
cac tuyén duong tap trung nhiéu cira hang c6 kha nang kinh doanh tai Thanh phé Ho Chi Minh.
Hién tai, d6 rong via he ctuia hau hét céac tuyen duong 1a khong dong déu, tham chi c6 mot sb
tuyén dudng khong co via hé. Ké hoach mé rong va cai thién via hé nén dugc coi la chién lugc
trong tim ctia Thanh phé HO Chi Minh trong qué trinh nang cap cac tuyén duong chinh c6 day
du tién nghi. Mot Iy do ¢6 thé 1am ting chi tiéu cong cho viéc mo rong duong phé va via hé vi
no s€ lam tang gia nha ¢ riéng 1€ tai cac tuyén duong tap trung nhiéu ctra hang c6 kha nang kinh
doanh. Vé mit 1y thuyét, d6 rong via hé c6 thé anh hudng dén gia nha ¢ riéng 1é vi nguoi mua
s& sdn 1ong tra gia cao hon cho nhirg ngdi nha tiép can truc tiép voi via hé nham phuc vu chinh
cho muc dich kinh doanh cta ho, hodc ¢6 thé chi phuc vu cho muc dich sinh hoat cua ho gia
dinh. Mat khac, mot via he rong rai s& glup cho giao thong thuén loi, giam un tic giao thong,
ket xe vao gio cao diém, giam tiéng on giao théng & mot sO tuyén dudng chinh, giam khéi bui
va 6 nhiém méi trudong, chinh nhitng yéu té nay clng tac dong dén quyét dinh lya chon mua
nha cta nguoi tiéu dung va do d6 s& anh huong dén gia nha. Do d6, nhitng yéu t6 nay cé tac
dong tich cuc dén gia nha ¢ riéng 1¢ tai Thanh phd H6 Chi Minh.

Nghién ctru tmg dung mé hinh dinh gia Hedonic nham xem xét tic dong cua do rong
via h¢ dén gia nha ¢ riéng 1é tai Thanh phd HO Chi Minh trong giai doan giita nim 2018 dén
gitra nam 2019. Vo1 dit li¢u dugce thu thap dua vao khao sat muodi ba quéan tai Thanh phé HO
Chi Minh, ciing véi két qua nghién ctru, bai bao ciing bién dong va chénh 1éch gia nha o riéng
1¢ gitra mdi quan. Két qua nghién ctru chi ra rang do rong via hé co tac dong tich cyc dén gia
nha ¢ riéng 1¢ tai Thanh pho Ho Chi Minh. Nhin chung, mdi tuong quan tich cyc gitra d rong
via hé va gia tri nha cho thdy rang nguoi mua nha ¢ san sang tra nhiéu tién hon cho ngdi nha
c6 via hé rong hon va trong cac tuyén duong c6 kha nang kinh doanh.

Nghién ctru nay dong gop vao van dé thuc nghiém kha méi mé vé tac dong truc tiép cua
d6 rong via hé dén gia nha o riéng 1é tai cac nudc dang phat trién. Béi vi via hé & Thanh phd
Hb Chi Minh ¢ nhiéu diém doc dao so véi cac qudc gia khac trén thé gidi. Tai cac tuyén dudng
c6 kha nang kinh doanh, noi cu dan luén cé xu huéng chiém dung via he dé phuc vu cho muc
dich kinh doanh nhu quay hang thuc pham hodc trung bay hang hoa, chd ngdi cho khach hang,
chd dau xe cho khich hang.
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