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HA TANG GIAO THONG
DONG LUC QUAN TRONG

THUC DAY PHAT TRIEN BAT DONG SAN BEN VUNG

TRANSPORT INFRASTRUCTURE - AN IMPORTANT DRIVING FORCE
FOR SUSTAINABLE REAL ESTATE DEVELOPMENT

PGS.TS.KTS. Nguyén Vii Phuong !

Tém tat: Ha tang giao thong ludn gilr vai trd then chét trong
qua trinh phat trién dé thi va thi trudng bat dong san (BDS). Trén
thé gidi, nhiéu du an giao théng khong chi dap ting nhu cau di
lai, ma con trd thanh cdng cu dinh hinh khong gian do thi, tao
dong luc cho trung tam thuong mai - dich vy, d6 thi vé tinh va
gia tang gia tri dat dai. Viét Nam, toc dé dé thi hda nhanh dat ra
nhu cau cap thiét vé ha tang giao thdng gan véi BDS, trong khi
nguon luc ngan sach con han ché. Bén canh do, béi canh cai cach
chinh quyén dia phuong hai cap & Viét Nam doi hdi mét cach tiép
can mdi dua trén viing chiic nang (FUA/FRA), gan két quy hoach
giao théng véi phét trién d6 thi va thi trudng BDS. Bai bao khéng
chi gitip khai thac hiéu qua gia tri dat dai, ma quan trong hon con
bao dam cong bang nha & va phu hop véi kha nang chi tra cla
ngudi dan, théng qua phan bé hgp Iy quy dat cho nha & thuang
mai, nha & xa hoi (NOXH) va BDS sinh thai.

Tu khéa: Ha tang giao thong, TOD, R+P (Rail + Property),
do thi nén, do thi 15 phut, vung chic ndng do thi - néng thon
(FUA/FRA), cébng bang nha 6.

Abstract: Transport infrastructure always plays a key role in the
process of urban development and the real estate market. In the
world, many transport projects not only meet travel needs, but also
become a tool to shape urban space, create momentum for trade -

'Phé Giam déc Hoc vién Chién lugc, béi duéng can bo xay dung
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service centers, satellite cities and increase land value. In Vietnam, the
rapid urbanization poses an urgent need for transport infrastructure
associated with real estate, while budget resources are limited. In
addition, the context of reforming two-level local governments in
Vietnam requires a new approach based on functional areas (FUA/FRA),
connecting transport planning with urban development and the real
estate market. The article not only helps to effectively exploit land value,
but more importantly, it also ensures housing equity and is suitable for
people’s ability to pay, through the reasonable allocation of land funds
for commercial housing, social housing and ecological real estate.

Keywords: Transportinfrastructure, TOD, R+P (Rail + Property),
compact city, 15-minute urban area, urban-rural functional area
(FUA/FRA), housing equity.
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1.TONG QUAN HA TANG GIAO THONG VA BAT DONG SAN
G VIET NAM

1.1. Cac mat tich cuc, co hoi

Trong hon mot thap ky qua, hé théng ha tang giao théng
Viét Nam da c6 budc tién quan trong, trd thanh déng luc thic
d4dy phat trién kinh té - xa hoi va thi trudng bat dong san.
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Pudng bd & Cao téc - Ci hich cho bat déng san: Theo
World bank (2023) va B6 Xay dung, mang ludi cao t6c da mé
rong nhanh ti khodng 90 km (2010) 1én 1.700 km (2023), du
kién dat 3.000 km vao 2025 (kém 1.000 km dudng ven bién) va
5.000 km vao 2030. Hé théng cao t6c nay tao cd hich manh mé
cho BDS, nhat la khu d6 thi vé tinh, khu cong nghiép - logistics,
BDS nghi duéng, dong thdi lam gia dat doc cac tuyén vanh dai
va cao téc & Ha Noi, TP. H6 Chi Minh tang r6 rét.

Pudng sat d6 thi - Hat nhan ctia phat trién TOD va BDS:
Ha Noi da khai thac 2 tuyén (Cét Linh - Ha Déng, Nhén - Ga Ha
N&i), TP. H6 Chi Minh da van hanh tuyén Metro s6 1 B&n Thanh
- Sudi Tién. Dén nam 2035, ca hai dé thi I6n sé c6 hon 600 km
dudng sat do thi (Ha N6i 14 tuyén dai 410 km; TP. H6 Chi Minh
8 tuyén metro va 3 tuyén monorail/xe dién mat dat dai hon 220
km). Day la dong luc tai cau tric khéng gian, hinh thanh d6 thi
vé tinh va BDS doc hanh lang TOD.

Hang khéng & Cang bién - Pong luc tang trudng kinh té
& bat déng san: Du an cang hang khéng qudc té Long Thanh
dang trién khai sé 1a clta ngd hang khéng 16n clia khu vuc.
Nhiéu san bay trong diém dugc nang cap, md rong. Trong linh
vuc cang bién, cum Cai Mép - Thi Vai va Lach Huyén tr& thanh
clia ngd quéc té quan trong, thic day logistics, cong nghiép va
BDS dich vu - nghi dudng khu vuc lan can.

Cac dy &n ha tang giao théng theo dinh huéng TOD dang
ma& rong khéng gian phét trién, déng thai tao déng luc manh
mé cho thi trudng BDS, cac d6 thi vé tinh va hanh lang kinh té
mdi. Trong tdm ctia TOD la hé thng MRT (Mass Rapid Transit
- tau dién ngam/dudng sat dé thi) vSi kha nang van chuyén
khéi lugng 16n, gitp giam phu thudc vao 6 t6 ca nhan. Nho su
két ndi nay, ha tang khong chi phuc vu di lai ma con thac ddy
hinh thanh d6 thi méi, trung tam thuong mai - dich vu - du lich
va chubi du an BDS gén véi giao théng céng cdng, qua do tai
cdu trac khong gian d6 thi theo hudng hién dai, bén vimng va
lan téa tich cuc.

Hinh 2. Buding sdt do thj vdi 3 tuyén

Hinh 4. Cang Cdi Mép — Thi Vai

1.2. Cac tdn tai va han ché

Du dat dugc nhiéu thanh tuu, ha tdng Viét Nam van doi dién
théach thuc I6n. Theo Arup (FCDO, 2023), dé duy tri ting trudng bén
viing, m6i nam can 25-30 ty USD cho dau tu ha tang, riéng giao
théng hién thiéu hut khoang 70,2 ty USD cho dudng bo, dudng
sat t6c d6 cao, san bay va cang bién. Cac du an dudng sét dé thi
thudng xuyén cham tién do, déi von va vudng mac giai phong mat
bang, phan anh nhimg han ché vé thé ché, nguén luc va nang luc
trién khai (World Bank, 2022).

Song song do, thi truding BDS cling bdc 16 nhiéu bat cap: “Sét
dat 40" phan I6n 1a do tam ly ky vong, dau co va quan ly thi trudng
chua hiéu qua; Nhiéu khu dé thi trién khai khi giao théng chua
hoan chinh, dan dén qua tai va thiéu lién két; Quy hoach thiéu
déng bo; Trong khi cac phan khuc thiét yéu nhu nha & xa hai
(NOXH), nha & cdng nhan, ky tuc xa sinh vién chua dugc quan tam
ding muc (UN-Habitat, 2024).

S N, s

Hinh 6. Nha & c6ng nhdn chua dam bdo

$6102.2025 XAY DUNG & DO THI



. VAN BE HOM NAY

Hinh 7. Ha tdng giao théng chua déng bé

BAT DONG SAN

Hinh 8. Co h¢i nha & c6ng bdng

Nhing han ché nay dat ra yéu cau cap thiét vé mot chién
lugc téng thé, vita bado dam can d6i vén cho phat trién ha tang,
vlia gan két chat ché véi quy hoach d6 thi va dinh hudng thi
trudng BDS, nham kién tao hé thong giao thong cong cong
hién dai va thi trudng nha & 8n dinh, bén viing, céng bang cho
moi Nguai.

2. HA TANG GIAO THONG: DONG LUC, HAN CHE VA HE
QUA XA HOI BOI VOI THI TRUGNG BAT DPONG SAN

2.1. Ha tang giao thong - Pong luc phat trién bat dong san

Ha tang giao théng gilt vai tro then chét trong viéc mé rong
khéng gian dé thi, khai thac hiéu qua ngudn luc dat dai va thuc
day su hinh thanh cac cyc tang trudng mdi.

K&t ndi lién viing, mé& réng phat trién: Cac tuyén cao téc va
dudng sat hién dai gilp gia tang lién két vung, hinh thanh trung
tam céng nghiép - logistics va cac do thi vé tinh. Cao toc da tao
dong luc phat trién kinh té& hinh thanh cac cuc tang trudng cong
nghiép nhu: Ha Noi - Hai Phong; Ha Long - Van Bon - Méng Cai
hay TP. H6 Chi Minh - Long Thanh - Dau Giay.

Pa dang héa loai hinh BDS: Co s& ha tang m& réng quy
mé dé thi, thuc ddy hinh thanh khu dé thi ven d6, dé thi vé tinh
gan metro/cao téc, khu cong nghiép - logistics gan cang/san
bay, ciing nhu BBS du lich — nght duéng ven bién. Day la nén
tang dé trién khai TOD, dap Ung nhu cu & - sdn xuat - thuong
mai — dich vu — du lich theo huéng tich hgp.

Thu hit vén dau tu va nang gia tri dat dai: Ha tang hién
dai 1a “nam cham” huat von, dac biét la FDI. Cac khu vuc c6 két
ndi thuan lgi thudng dugc nha dau tu coi la diém dén an toan,
gilip gia tang gia tri dat va stic hap dan cla thi trudng.

Ha tang giao théng via thic day ting trudng BDS, viia dat
ra yéu cau quan ly quy hoach déng bé va dinh hudng céng
bang néu mudn tranh nhimng hé qua tiéu cuc.

HOC VIEN CHIEN LUGC BOI DUGNG CAN BO XAY DUNG

2.2. Thach thic trong phat trién bat dong san theo dinh
hudéng TOD

Bén canh tac déng tich cuc, BDS gan véi ha tang & Viét
Nam con nhiéu han ché nhu: Quy hoach chua dong bé: Nhiéu
khu @6 thi trién khai khi ha tdng giao théng con thiéu, dan
dén qua tai cuc bé. Chua cha trong phan khuc thiét yéu:
NOXH, nha cédng nhan, ky tuc xa sinh vién it dugc dau tu du
nhu cau thuc té cao. Co cdu sdn phdm mat can déi: Du thua
BDS cao cap, trong khi nha & via tui tién lai khan hiém. Khai
théac gia tri dat kém hiéu qua: Viét Nam chua tan dung t6t co
ché TOD dé tai dau tu ha tang tu gia tri dat gia tdng. Nguy ca
léch hudng TOD: Doanh nghiép uu tién dat quanh ga cho du
an thuong mai, lam thu hep quy dat NOXH, di ngugc muc tiéu
céng bang xa hoi.

Nhiing han ché nay dang tao ra diém nghén I6n cho thi
trudng. Vi vay, TOD can ¢é ca ché rang budc trach nhiém phat
trién NOXH va nha & visa tui tién dé bao dam gia tri tir ha tdng
dugc phan bé cong bang cho cong déng.

2.3. Hé qua xa héi va rui ro thi truéng néu thi€u gan két

Néu ha tang giao thong khoéng di kem chién lugc phat
trién BDS cdng bang, nhiéu hé qua xa hoi va rai ro thi trudng
sé phat sinh nhu: Phdn héa giau nghéo: Khu vuc gan metro/
cao to6c dé trd thanh dac quyén clia nhom thu nhap cao,
trong khi ngudi thu nhap thap bi ddy ra vung xa thiéu ha
tang. Nha & xa trung tdm: Ngudi lao déng, cong nhan, sinh
vién phai s6ng xa noi lam viéc, chi phi di lai cao, chat lugng
séng suy giam. Suy giam céng bang xa hoéi: Khi TOD cha yéu
phuc vu BDS cao cap, quyén ti€p can nha & hgp ly clia da s6
cu dan bi han ché, lam ting bat binh ddng. Rdi ro thi trudng:
Gia dat quanh ha tang tang vot nhung thiéu co ché phan bé
lai cho cong dong, dé tao “s6t dat ao”, bong béng BDS va de
doa 6n dinh kinh té.

Do d06, ha tang gan két véi bat déng san khong chi la déng
luc kinh t€, ma con phai dugc coi la cong cu diéu tiét xa hoi, bao
dam céng bang, 6n dinh va bén viing cho thi trudng nha 6.

3. KINH NGHIEM VA BAI HOC QUOC TE

3.1. Hoa Ky: Do thi dinh huéng giao thong céng cong
(TOD)

Y tudng TOD xudt phat tir phong trao D6 thi méi (New
Urbanism) & My thap nién 1980, chéng lai tinh trang dé thi
trai réng. Kién tric su — nha quy hoach Peter Calthorpe chinh
thuc gisi thiéu khai niém nay trong cuén The Next American
Metropolis (1993), va tir dé dugc ap dung tai nhiéu thanh pho
nhu San Francisco, Portland, Washington D.C.

TOD hudng téi phat trién mat dé cao, da chic nang quanh
ga metro hodc tuyén BRT, két hgp nha & - thuong mai - dich vu
trong pham vi di bo. Cach tiép can nay giam phu thuoc 6 té ca
nhan, khuyén khich giao théng cong cong, di b, xe dap, qua
do gidam Un tac va phat thai. Nhd ha tang va dich vu déng bo,
gid tri BDS trong khu vuc TOD thudng cao hon 15-40% so véi
naoi khong cé két noi truc tiép (Duncan, 2011).

Tuy nhién, & vung ngoai 6, tdc dong lai khac biét - nghién
ctru tai Washington D.C. (Acufia, 2023) chi ra rang gia nha cé xu
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Hinh 9. Huéng dan quy hoach khu vuc ga TOD (2017)
- Vling d@6 thi Washington

hudng tang khi xa ga Metro han, do ngudi dan muén via tiép
can giao théng cong cong, viia tranh bat lgi tur ti€ng 6n, Un tac
giao théng va anh hudng tir cac nha ga TOD vdi cac bai d6 xe 16n.

3.2. Chau Au: Mé hinh “Pé thi 15 phat”

Tai Paris, thi trudng Anne Hidalgo da dua moé hinh D6 thi
15 phat “Ville du quart d’heure” - Carlos Moreno dé xuat, 2015,
thanh trong tam trong chién dich tai c&t nam 2020. Muc tiéu la
bé tri day da dich vu thiét yéu trong pham vi 15 phut di bé hoac
xe dap, qua dé gidm phu thudc vao 6 t6 ca nhan.

& Barcelona, chinh quyén trién khai mé hinh Siéu 6 phé

“Superblock”, han ché xe co gidi, m& rong khong gian cho
ngudi di bo, xe dap va giao théng xanh. Két qua khong chi
gidam 6 nhiém, phat thai ma con nang gia tri bat déng san
nhd moéi truding sdng chat lugng cao. Day la minh ching rdé
rang cho viéc quy hoach dé thi bén viing cé thé vira nang cao
dai séng cu dan, viia tao déng luc phét trién 8n dinh cho thi
trudng BDS.
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Hinh 11. M6 hinh Superblock & Barcelona

3.3. Trung Quéc: Mé hinh Rail + Property (R+P)

Trong bé&i canh d6 thi héa nhanh chong, Trung Qudc coi
phat trién dudng sat dé thi la truc xuong séng dé md rong
khéng gian va dan dat thi trudng BDS. Khong chi dap tng nhu
cau di lai, cac tuyén Metro con dugc xem la cong cu quy hoach
dé tai cau trac khong gian dé thi, kiém soat su lan tda va dinh
hudng cac trung tam mdi. Tai cac thanh phé I6n nhu Bac Kinh,
Thugng Hai, Tham Quyén, cdc hanh lang dudng sét va ga Metro
tr& thanh hat nhan ctia qué trinh phat trién dé thi, ngi tap trung
cac du an thuong mai, khu dan cu méat do cao va dich vu cong
cong. Nh& do, gia tri dat dai quanh nha ga ting dang ké, tao
nguon luc quan trong dé tai dau tu cho ha tang, déng thai dinh
hinh mé hinh phat trién dé thi tich hgp gitra giao thong va BDS.
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Hinh 12 (a,b). Nam logi hinh phdt trién TOD ctia MRT,
Héng Kong 2016

Héng Kéng la vi du tiéu biéu vé mé hinh Pudng sit + Bat
dong san (R+P). Doanh nghiép dudng sat khéng chi van hanh
giao thdng ma con truc tiép phat trién BDS xung quanh céc ga
TOD. Trén 50% doanh thu clia van hanh dén tir BDS. Cac du an
R+P thudng két hgp nha & va thuong mai, chu trong khong
gian di bo chat lugng cao. Mét ga R+P ¢6 thé thu hat trung binh
35.000 hanh khach/ngay, dong thai gia nha quanh ga cao hon
5-30% so vdi khu vuc lan can (Cervero & Murakami, 2009).

3.4. Nhat Ban: Quy hoach dé thi tich hop ha tang giao
théng va bat déng san

Nhat Ban dugc xem la hinh mau vé quy hoach tich hgp giira
ha tdng giao théng va phat trién BDS. Cac tap doan dudng sit
I16n nhu JR East, Tokyu hay Keio khong chi van hanh mang lugi
dudng sat rong khap, ma con truc tiép dau tu vao cac du an BDS
doc tuyén. Ho phét trién trung tim thuong mai, khu van phong,

$61022025 XAY DUNG & 8O THI
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khu dan cu mat d6 cao va cac do thi vé tinh ngay tai khu vuc ga,

tao nén cac “cuc phat trién” méi.
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Hinh 13 (a,b). Hé théng dudng st Nhat Ban va dudng sdt dé thi Tokyo

Mé hinh nay gilp t6i uu hoa khai thac quy dat quanh ga,
déng thai phan bé hop ly chiic nang d6 thi, gidm ap luc cho
khu trung tam. Mang ludi giao thong vira dap (ng nhu cau di
lai, vifa tré thanh céng cu tai chinh bén viing, tao nguén luc dé
tai dau tu ha tdng va thuc ddy tang truéng BDS theo hudng 6n
dinh, gan két va lau dai.

3.5. Singapore: M6 hinh dé thi nén va nha & céng biang
(Compact City)

Nha & xa hoi HDB & Ha tang d6 thi - An ninh nudc sach -
Van hoa da dan toc la ba nén tang quan trong trong di san cla
Ly Quang Diéu, gitip Singapore tir mét quéc dao nghéo tai
nguyén vuan lén thanh quéc gia phat trién. T nam 1968, 6ng
da khdng dinh muc tiéu “everyone would own his own home”
(moi ngudi déu co nha riéng).
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Hinh 14 (a,b). Hé théng MRT (Mass rapid transit) cua Singapore

HOC VIEN CHIEN LUGC BOI DUGNG CAN BO XAY DUNG

Chinh phl lua chon m6 hinh dé thi nén, phat trién mat
dd cao va chic nang hén hgp quanh truc giao théng cong
céng (MRT, bus). Co quan phat trién nha HDB kiém soat chat
ché quy dat va dau tu manh vao NOXH, hién cung cap ché &
cho khoédng 80% dan s6, hau hét déu gan véi MRT/bus. Cach
ti€p can nay vua gidi quyét nhu cdu nha &, vira gén két ha
tang Giao théng - B4t dong san - Dich vu xa hoi, tao ra d6 thi
bén viing va cong bang.

Cac ga MRT thudng tich hgp véi trung tam thuong mai
(Orchard, Bugis), khu dan cu (Novena, Toa Payoh) va khu van
phong (Raffles Place, Marina Bay), thé hién r6 mé hinh TOD
dong bé. M6 hinh nay gitip han ché lan toéa d6 thi, giam phu
thudc vao 6 t6 ca nhan, déng thai duy tri thi trudng BDS
minh bach va én dinh.

3.6. Kinh nghiém quéc té va bai hoc cho Viét Nam

Nhiéu quéc gia da thanh céng khi gan két ha tang giao
théng vai phat trién bat déng san, vira thuc ddy kinh té, vira
gidi quyét van dé nha & va kiém soat gia dat. Viet Nam c6 thé
hoc héi, nhung can chon loc va diéu chinh cho phu hgp véi
diéu kién thé ché&, nguén luc va dic thu ting d6 thi.

Ki€m soat tac dong ngoai bién cia TOD: TOD la xu thé
tat yéu, nhung néu khéng quan ly tét sé phat sinh tac déng
tiéu cuc nhu Un tac giao théng, ap luc bai do xe, tiéng 6n, va
dac biét la gia nha & tang vot do dau co.

M hinh R+P (Rail + Property): Kinh nghiém Trung Qudc,
Nhat Ban cho thay, day la co ché tai chinh hiéu qua, vira tao
von cho ha tang, vua khai thac gia tri dat quanh Metro va
duding sat. Piém quan trong la mét phan nguén thu dé phat
trién NOXH, ky tuc xa sinh vién va nha & cong nhan ngay tai
khu vuc TOD.

MRT
(Cty duémg sdt dd thi)
Quyén
phdt trién dat .
Chia sé
Bwrérng sit Lol vl

CHINH PHU |+
Tign sir dyng g4t

Cor hidi
phét trién dat

NHA PAU TV

Hinh 15. Vai tro cua cdc bén tham gia mé hinh (R+P)

Chinh sach phan bé quy dat bat buéc cho NOXH: Chinh
pht Singapore quy dinh t8i thiéu 20-30% dién tich phat trién
trong TOD phai do HDB quan ly. Nh& vay, t6i 80% dan sé dugc
sOng trong nha & viia tui tién, ngay gan cac ga MRT, bao dam
c6ng béng xa hoi va kiém soat hiéu qua gia nha.

Do thi nén va dé thi 15 phut + TOD: gitip gidm phu thudc
vao phuang tién ca nhan va khuyén khich sir dung giao théng
cdng cdng, nang cao chat lugng séng va gia tang gia tri BDS.

Mé&i mé hinh déu c6 uu va nhugc diém riéng, do dé Viét
Nam can chon loc, van dung phu hop vdi diéu kién kinh té - xa
hoi va dac thu phat trién cla timng dé thi.
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4.HATANG GIAO THONG VA BAT PONG SAN THEO VUNG
CHUC NANG DO THI VA NONG THON (FUA-FRA)

4.1. Nguyén tac quy hoach theo viing chitc nang FUA/FRA

Trong quéa trinh d6 thi héa, quan ly phat trién khong
gian khéng thé chi dua vao ranh gid¢i hanh chinh, ma can
xuat phat tir cdc dong di chuyén cla con ngudi va hang
héa. Thuc tién cho thay, quy hoach dua thuan tay trén dia
giGi hanh chinh thudng dan dén bat cap trong phan bd ha
tang va dinh hudng phat trién nha &. Kinh nghiém cla Lién
minh Chau Au (EU) va T8 chic Hgp tac va Phat trién Kinh té
(Organization for Economic Cooperation and Development
- (OECD) chi ra rang, cach ti€p can dua trén ving chiic nang
(functional areas) phan anh dung han thuc tién van déng do
thi - néng thon:

FUA (Functional Urban Area): Vung chic ndng d6 thi
bao gébm dé thi 16i va khu vuc cé dong di chuyén hiang ngay
(commuting zone).

FRA (Functional Rural Area): Ving chic nang nong thon,
déng vai trd san xudt, sinh thai, du lich va b6 trg cho d6 thi.

Viét Nam, cai cach theo mo hinh chinh quyén dia phuong
hai cdp md ra co hoi Ién dé ap dung tu duy ti€p can da chiéu
(FUA/FRA), khoanh vling theo dic trung lanh thé d6 thi —
néng thén, gidp phan anh ddng gia tri thuc ctia BDS theo két
néi ha tang & dong di chuyén, thay vi chi dua khung gi4 dat
hanh chinh.

[FUA)
KHU vire DO TH| CHIC NANG
Lii dé thi + Ving di Lai

(FRA)
KHU VIIC NONG THON CHUC NANG
Trung tdm nding thin +Wing dnh hudmg
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Hinh 16. Khung ly thuyét FUA/FRA
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Hinh 17. Phdt trién dé thj TOD

FUA/FRA + TOD = B4t dong san céng bang, bén viing

Tiép can quy hoach theo vung chiic nang (FUA/FRA) gitip
kiém soat dé thi hda, dinh hudng phét trién dua trén chic nang
- khéng gian - dong di chuyén ngugi va hang héa. Cach tiép

can nay gan két chat ché gilta ha tang giao thong, st dung dat
va thj trudng bat dong sén, mang lai nhiéu y nghia:

Gia tdng gia tri BDS bén viing nhd ha tang quy hoach
theo nhu cau di lai thuc t& bdo ddm én dinh dai han cho
thi truong.

Phan bé nguén luc hgp ly, tranh dau tu chéng chéo hodc
bat can xing gilta cac dia phuong.

Khac phuc han ché cta quy hoach hanh chinh, phu hop
vGi mé hinh chinh quyén hai cap & Viét Nam, tao nén tang cho
mot hé théng quy hoach lién két vung linh hoat, hién dai va
thuc tién hon.

Két hgp FUA/FRA vai TOD vira han ché “s6t dat ao”, vira dinh
hinh BDS theo ding nhu cau, déng thdi bdo ddm phan bé
nguon luc cdng bang va duy tri nha & phu hop kha nang chitra
cho da sé cu dan.

FUA: Phat trién BDS d6 thi, thuong mai, dich vu quanh truc
giao thong.

FRA: Phat trién BDS sinh thai, nghi duéng, néng nghiép
cong nghé cao.

Nh& d6, mé hinh nay gidp tranh tinh trang dén nén BDS cao
cap tai 16i d6 thi, d6ng thdi mé rong co hoi dé nhém thu nhap
thap ti€p can hé théng TOD, thay vi bi ddy ra ngoai “vuing t6i”
thiéu ha tang giao thong.

4.2.Pinh huéng va kién nghi phat trién ha tang giao théng
gan véi bat ddng san bén viing tai Viét Nam

Dé phat huy téi da vai tro cla ha tdng giao thong ddi Vi
thi trudng bat dong san, Viét Nam can trién khai hé théng
dinh huéng va giai phap dong bé, vira bado dam phat trién bén
viing, vlia nang cao chat lugng s6ng va cong bang nha &.

4.2.1. Mét sé dinh huéng chinh

Quy hoach tich hop giao théng - sir dung ddt: TOD tr&
thanh trong tam quanh metro, BRT, vanh dai, cao t6c. Trong
pham vi ti€p can giao théng cong cong, can bé tri hai hoa cac
loai hinh nha & Nha & thuong mai, NOXH, nha & cong nhan
va ky tuc xa sinh vién. Song song d6, can phat trién déng bo
dich vu - thuong mai dé vira can bang cung - cau, vira thac day
céng badng xa hoi, van minh va hién dai

Phat trién nha & theo vung chiic nang FUA/FRA

FUA 16i: Uu tién nha & thuong mai két hgp dich vy, van
phong, ban Ié.

FUA ngoai vi: Danh dé phat trién NOXH, nha & vira tui tién,
nha & cong nhan, ky tic xa sinh vién, két néi truc ti€p metro/
BRT. Day la nhdm ngudi c6 nhu cau nha & that sy va sé st dung
giao théng cong cdng nhiéu nhat.

FRA: BS sung BBS sinh thai, nghi duéng, néng nghiép céng
nghé cao, tao can bang dé thi - néng thon.

Co ché tai chinh bén viing: Ap dung co ché thu gi4 tri gia
tang tu dat (Land Value Capture) dau gia dat, quy phat trién do
thi; @y manh PPP; van dung mé hinh Pudng sat + Bat dong san
(R+P) dé khai thac quy dat quanh nha ga, tai dau tu ha tdng va
trich nguén thu cho NOXH, nha & vira tui tién.

Dinh huéng phdt trién bén vitng: Phat trién theo mé hinh
do thi nén, dé thi 15 phat, giam phu thudc 6 t6 ca nhan - thic
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déy sir dung giao théng céng cdng, nang cao chat lugng séng,
déng thai gitt dugc kha nang chi tra hgp ly cho da sé cu dan.

Ung dung céng nghé sé trong quan ly: Trién khai rong rai
GIS, dir liéu mé, Al, Big Data dé minh bach théng tin quy hoach,
gia dat, dy an; xay dung co sG dit liéu lién thong giao thong -
xay dung - tai nguyén - tai chinh, hé trg chinh quyén ra quyét
dinh kip thai va hiéu qua.

Véi nhiing dinh huéng nay, ha tang giao thong khong chi la
cong cy két nGi ma trg thanh don bay kién tao khéng gian séng
c6ng béng, bén viing, gép phan thuc day tang truéng kinh té
va nang cao chat lugng séng do thi.

4.2.2. Kién nghi vé chinh sdch

Dé phat trién ha tang giao théng gan véi BDS theo hudng
bén viing va cdng bang. B& Xay dung va Chinh phd can xem xét:

Quy dinh ty Ié téi thiéu NOXH trong TOD: B4t budc danh it
nhat 20-30% quy dat hodc dién tich san trong céc dy an TOD
cho NOXH, nha & cong nhan va ky tic x4 sinh vién, bdo ddm
céng bang va kha nang chi tra.

Thi diém mé hinh Rail + Property (R+P): Trién khai tai Ha
Néi va TP. H6 Chi Minh theo hudng doanh nghiép van hanh
Metro dugc tham gia khai thac BDS quanh ga, déng thdi trich
mot phan doanh thu dé tai dau tu ha tang va phat trién NOXH.

Ap dung co ché Land Value Capture (LVC): Thu héi mét
phan gia tri dat gia tang nh& ha tdng méi (metro, vanh dai, cao
t6c) dé tao quy phat trién do thi va tai phan bé cho céng déng,
dac biét vGi cac du an I6n nhu'Vanh dai 4 tai Ha N6i, Vanh dai 3 tai
TP. H6 Chi Minh va cac dy an dudng sat dé thi trong quy hoach.

Xdy dung quy dat du trit chién lugc: Chinh quyén dia
phuang ch dong quy hoach va gitt quy dat tai cac nut giao
théng trong diém, nhdm tranh dau co, kiém soat gia dat, déng
thdai bado dam bé tri hop ly nha & vira tai tién.

Ung dung céng nghé sé va dir liéu mé: Phat trién hé théng
GIS, Big Data va co s& dir liéu lién thong vé ha tang - bat déng
san — dat dai, minh bach hoa quy hoach va gia dat, h6 trg quan
ly thi trudng, ngan chan “sét dat ao”,

HOC VIEN CHIEN LUGC BOI DUGNG CAN BO XAY DUNG

5. KET LUAN

Ha tang giao théng khong chi la cau dudng, ma con la cong
cu dinh hinh d6 thi va diéu tiét thj trudng bat déng san. Kinh
nghiém qudc té véi TOD, R+P, dé thi nén va dé thi 15 phat cho
thay: Ha tang hién dai thuc day BDS, con BDS tao nguén luc
tai dau tu cho ha tang. Trong béi canh céi cach chinh quyén
hai cap, cach tiép can FUA/FRA gitp quy hoach theo luéng chtic
nang thay vi ranh gigi hanh chinh, gan két d6 thi 16i - viing ven
- néng thon. K&t hgp TOD véi FUA/FRA sé tao ra thi truéng
BDS cdng bang, bén viing, phu hgp kha ndng chi tra, dong thaoi
thic ddy ting trudng va nang cao chat lugng séng dé thi.

DETOD tr& thanh cdng cu binh én gia nha va bido ddm cong
bang xa hoi, can:

« Quy dinh ty 1€ NOXH/nha & viia tui tién trong du an TOD.

- Phan bé lai gia tri dat gia tdng cho cdng déng va NOXH.

- Kiém soat dau cag, han ché “s6t dat 40", 6n dinh thi trudng
BDS.

« Minh bach thi trudng qua dit liéu mé& vé quy hoach va cac
du &n BDS.

Mbi khoan dau tu vao Metro, BRT hay cao t6c khéng chi
tao két ndi, ma con quyét dinh co héi ti€p can nha & phu hgp
cho hang triéu ngudi dan. Néu gan vai TOD, R+P va Land Value
Capture, ha tang giao théng sé trd thanh céng cu hiéu qua dé
phat trién BDS bén viing va cong bang xa hoi.
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