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Tom tit :

Bai bdo nghién citu cdc yéu té anh hwong dén gid bat dong sdn tai phirong Cau Gidy,
thanh pho Ha Néi trong boi canh sap nhdp don vi hanh chinh va van hanh mé hinh chinh quyén
hai cdp. Nghién ciru sir dung dit liéu thi cdp tir tai liéu quy hoach, bédo cdo kinh té - xd héi va cdc
nghién civu lién quan; dong thoi thu thdp dir liéu so cap thong qua 150 phiéu khdo sat hop 1é
trong giai doan thang 3-4/2026. Dit liéu dwoc xir [y bang cdc phwong phdp kiém dinh dg tin cdy
thang do Cronbach’s Alpha, phdn tich nhan t6 kham phd (EFA), twong quan Pearson va hoi quy
tuyén tinh da bién. Két qud cho thdy 6 nhém nhan té déu cé tac dong thudn chiéu va ¢d y nghia
théng ké dén gia. bdt dong san. Mo hinh héi quy c6 R? hiéu chinh dat 0,605. Theo hé sé Beta chudn
héa, co sé ha tang la yéu t6 anh hwong manh nhdt (0,473; 24, 05%), tiép theo la vi tri (0,399;
20,28%), xa hoi (0,350, 17,79%), ca biét (0,298; 15,15%), kinh 1é (0, 232; 11,79%) va chinh sach
(0,215; 10,93%). Két qua nghién ciru goi y chinh quyén dia phirong can wu tién ndng cap ha tang,
minh bach hoa thong tin quy hoach - giao dich, hoan thién co so dir liéu ddt dai va diéu tiét thi
trweong theo hirdng bén viing.
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Abstract:

This paper examines the factors affecting real estate prices in Cau Giay ward, Hanoi, in
the context of administrative consolidation and the two-tier local government model. The study
combines secondary data from planning documents, socio-economic reports and prior studies
with primary data collected from 150 valid survey responses during March-April 2026. The data
were analyzed using Cronbach’s Alpha, exploratory factor analysis (EFA), Pearson correlation
and multiple linear regression. The findings indicate that all six factor groups have positive and
statistically significant effects on real estate prices. The adjusted R-squared of the model is 0.605.
Based on standardized Beta coefficients, infrastructure has the strongest effect (0.473; 24.05%),
followed by location (0.399; 20.28%), social factors (0.350; 17.79%), property-specific
characteristics (0.298; 15.15%), economic factors (0.232; 11.79%) and policy factors (0.215;
10.93%). The results suggest that local authorities should prioritize infrastructure upgrading,
transparency in planning and transaction information, digital land databases and sustainable
market regulation.
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1. Giéi thi¢u

Bt dong san 1a loai tai san c6 gia tri lon, vira phuc vu nhu cAu & va kinh
doanh, vira phan anh chat luong phat trién d6 thi va ning luc quan 1y dat dai. Trong
cac do thi 16n, gia bat dong san thuong chiu tic dong dong thoi cia vi tri, ha tang,
ddc diém kinh té - xa hoi, phap 1y, quy hoach va nhitng thudc tinh ca biét cua ting
tai san. Do dat dai c6 tinh ¢ dinh vé vi tri va khan hiém tu nhién, gia bat dong san
& khu vuc trung tdm thuong nhay cam véi bién dong ha ting, thay doi chinh sach
va ky vong ctia nha déu tu.

Trong bbi canh sap xép don vi hanh chinh cAp xd cua thanh phd Ha Noi va
phan dinh tham quyén theo mé hinh chinh quyen dia phuong hai cap vao nam 2026
[1-2], khong gian quan ly cua phuong Cau Giay duoc tai cau trac. Qua trinh chuyén
d6i nay lam thay d6i manh mé co ché phé duyét du an, toc d cp phat gidy chimg
nhan quyén sir dung dat va tinh minh bach cua thong tin quy hoach. Vi vay, viéc do
luong xem nhirng thay d6i quan 1y nay tac dong thé nao dén tam 1y thi truong va sy
dich chuyén gia tri bt dong san la mot nhu cau thuc tlen vO cung cap bach.Cac
nghién ctru trude day da khang dinh vai tro ciia nhom yéu t6 vi tri, ha ting giao
thong cong cong, tién ich do thi, bién sd kinh té vi mé va dic diém khu vue d6i véi
gia nha dat. Mot s6 nghién ctru qudc té cho thay kha nang tiép can giao thong, tién
ich cong cong va cac thudc tinh khong gian c6 anh huong dang ké dén gia nha [3-
5]. Tai Viét Nam, cac nghién ctru lién quan ciling chi ra vai trd noi bat ctia vi tri, ha
tang va moi truong phap 1y trong dinh gia dit ¢ d6 thi [6-9]. Tuy nhién, van con
thiéu cac nghién ctru dinh luong truc tiép sy tac dong cia mot ci sdc thé ché - cu
thé 1 viéc sap nhap hanh chinh va van hanh mé hinh chinh quyén hai cap. Nghién
clru nay 1ap day khoang trong d6 bang cach 16ng ghép cac chi bao vé "su tinh gon
thii tuc hanh chinh" va "tinh minh bach do sap nhap" vao thang do bién Chinh sach,
qua d6 cung cap bang chimg thuc nghiém vé tac dong ctia cai cach bo may hanh
chinh dén gia bat dong san.

Vi vdy, bai béo nay tap trung tra 1oi ba cdu hoi: (i) nhitng yéu té nao anh
huong dén gia bat dong san tai phuong Cau Gidy; (ii) mirc d6 anh hudng cua timg
nhom yéu to ra sao; va (iii) két qua dinh lwong c6 thé goi mé ham y gi cho quan 1y
dat dai, phat trién ha ting va diéu tiét thi truong bat dong san tai dia phuwong. Dong
g6p chinh ctia nghién ctru 13 chuyén hoéa dit liéu khao sat tai cdp phuong thanh mo
hinh dinh lugng, qua d6 cung cép bang ching thuc nghiém cho viéc xay dung bang
gia dat, minh bach hoa giao dich va dinh huéng phat trién bt dong san bén viing.
2. Co s& 1y thuyét va mé hinh nghién ctru
2.1. Co s6 Iy thuyét

Nghién ctru dugce xay dung dua trén Ly thuyét gia tri huong thu (Hedonic
Pricing Theory), cho rang gia tri cia mot bat dong san dugc hinh thanh tir tap hop
cac didc tinh cAu thanh nd nhu vi tri, ha tang, cau tric vat Iy va moi truong xung
quanh. Ddng thoi, nghién ctru van dung Ly thuyét thé ché trong kinh té hoc dé lap
ludn rang: sy thay doi vé chinh sach (sap nhap chinh quyén hai cép) gitip giam chi
phi giao dich, tang tinh minh bach thong tin, tir 46 lam gidm rui ro phéap 1y cho nha
dau tu va tao ra tac dong tich cuc dén gia bt dong san.

2.2. Cdc gid thuyét nghién ciru

Nghién ciru duoc tién hanh dua trén gia thuyét nhu sau:
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- Nhom 1: Vi tri (VT) c6 tac dong thuan chiéu dén gia bat dong san tai phuong Cau
Giay.

- Nhém 2: Kinh té (KT) c6 tac dong thuén chiéu dén gia bat dong san.

- Nhom 3: X4 hoi (XH) c6 tac dong thudn chiéu dén gia bat dong san.

-Nhom 4: Chinh sét‘ch (CS), - dac biét la muc do miqh ba,ch va hi’éu qua thu tuc tu
mo hinh chinh quyén hai cap - c6 tadc dong thuan chiéu dén gia bat dong san.
- Nhém 5: Dic diém c4 biét (CB) c6 tac dong thuan chiéu dén gia bat dong san.
- Nhom 6: Co s6 ha tang (CSHT) c6 tac dong thuan chiéu dén gia bt dong san.
3. Phuwong phap nghién ciru
3.1. Phwong phdp diéu tra, thu thp thong tin, tai li¢u thir cap
Tai lidu tht cap duge thu th@p, chon loc va hé thong hoa nhém,phu’c vu ba

muc dich: xac dinl} co 8O 1,5’ luan vé gid bat dong san; nhéq dién céc yéu to co khé}
nang anh hudng dén gia pét dong san tai do thi; vamo ta boi canh tu nhién, ‘kinh te
- xa hoi, phap ly va ha tang cua phuong Cau Gidy. Cac tai liéu thu thap gém: (1)
Bao cdo tinh hinh kinh t€ - xa hoi dinh ky (2024-2025) cuia UBND phuong; (2) Ban
d6 quy hoach str dung dat va cac van ban phap ly vé sap nhap don vi hanh chinh
[1],[2] dugc trich xuat tir Cong thong tin dién tir Thanh phd Ha Noi va S¢ Nong
nghiép va Moi truong; (3) Cac bai bdo khoa hoc trong nude va qudc té dé xay dung
co so ly
3.2. Phwong phdp diéu tra, thu thip théng tin, tai lidu so cip

) Poi twong khdo sat: Gom 3 nhom chinh: nguoi dan dang sinh séng/co so hitu
bat dong san tai dia ban (40%), nha dau tu/mdi gidi bat dong san (40%), va can bo
quan ly dia chinh/quy hoach tai dia phuong (20%). Ti€u chi lya chon 1a nhiing
nguoi ¢ am hiéu vé thi truong bat dong san Cau Gidy va nam duoc thong tin vé
viéc sap nhap chinh quyén hai cap.

. Phuong phdp chon md~u.,' Nghién ctru su dung phuong phap chon mau phan
tang (theo nhom doi twong) két hop lay mau thuén tién (convenience sampling) qua
hinh thtrc khao sat truc tiép va truc tuyen (Google Forms). Can cur theo cong thirc
cua Hair et al. (2019) [11], quy mdé mau t6i thiéu N =5 * m (m la s6 bién quan sat).
V6i28 bién quan sat doc 1ap, s6 mau t6i thiéu 1a 140. Tac gia phat ra 180 phiéu, thu
vé 165 phiéu, sau khi 1am sach con 150 phiéu hop 1é.

Bdng 1. Hé thong bién nghién ciru

Nhém bién Ky higu | SO bien Noi dung do ludng chinh
quan sat
Vi tri VT 5 Khoang cach dén bén xe, b@n}} vién, chg, truong hoc va
trung tam
Kinh té KT 4 Téng truong kinh ‘Ee khu Ve, '[hl;l. nhe.}p - tiéu dung, kha
nang sinh 101, 1ai suat
Xa hoi XH 6 Do thi hoa, mat (?Q de}n SO, .chat 11{Qng y t€ - gido duc,
dan tri, an ninh, dau co
Chinh sach CS 3 Chinh sach thué, quy hoach va chinh sach kinh té
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C4 biét cuia bat CB 6 Hinh dang, dién tich, mit tién, chiéu sau, huéng dat va
dong san loai duong tiép giap
, X Giao thong, dién nudc, thong tin lién lac, co s& giao duc
Co s6 ha tang CSHT 4 & die & o & i

-yteé

Nhan dinh vé gia tri thuc, xu hudng ting gia va tac

Gidbatdongsan | AH . dong cia kinh té - xa hoi - ha tang

Nguon: Tong hop tir div liéu nghién citu, 2026.

3.3. Phwong phdp phan tich nhén t6 kham phd

D6 tin cay thang do dugc kiém dinh bang hé s6 Cronbach’s Alpha [12]. Thang
do duoc chip nhan khi Cronbach’s Alpha 16n hon 0,6 trong nghién ctru kham pha
va hé sd twong quan bién - tong 16n hon 0,3. Sau d6, phén tich nhan t6 kham pha
(EFA) duoc sur dung dé kiém tra gia tri hoi tu va phan biét cua thang do. Céc tiéu
chi danh gia gom KMO 16n hon 0,5, kiém dinh Bartlett c6 Sig. nho hon 0,05,
Eigenvalue 16n hon 1, tong phuong sai trich 16n hon 50% va hé sb tai nhan t6 16n
hon 0,5 [11].
3.4. Phén tich héi quy tuyén tinh da bién

Sau khi cac thang do dat yéu cau, nghién ctru sir dung hoéi quy tuyén tinh da
bién dé luong héa tic dong cia cac nhom nhan té dén gia bat dong san. M6 hinh
hoi quy c6 dang [13]:

AH=p0+ p1 VT + B2KT + B3XH + p4CS + BSCB + B6CSHT + ¢

Trong d6 AH la bién phu thudc dai dién cho gia bat dong san; VT, KT, XH,
CS, CB va CSHT lan luot 1a cac nhén t6 vi tri, kinh té, xa hoi, chinh sach, ca biét
va co s ha tang; PO 1a hing sb; 1 dén B6 1a hé s hoi quy; € 1a sai s6 ngdu nhién.
M5 hinh duoc danh gia théng qua hé s6 R? hidu chinh, kiém dinh F, kiém dinh t,
mirc ¥ nghia Sig., Durbin-Watson va kiém tra da cong tuyén [13].
3.5. Phwong phap chuyén gia

Phuong phép chuyén gia dugc sir dung trong qua trinh ra soat thang do, lya
chon bién quan sat phu hop voi dac thu thi truong Cau Gidy va dién giai két qua
hoi quy. Y kién chuyén gia giup k1em tra tinh hgp 1y cua cac ham y chinh séach, dac
biét d6i voi cac noi dung veé ha tang, quy hoach, minh bach théng tin va quan 1y
giao dich bat dong san O cap phuong.
3.6. Phwong phdap tong hop va xir Iy so ligu

Dir liéu so cap dugc ma hoa va xur Iy thong qua phan mém SPSS 26.0. Quy
trinh phan tich bao gom (1) Thong ké mé ta dic diém mau; (2) Panh gia do tin cay
thang do qua hé s6 Cronbach's Alpha (loai cac bién c6 twong quan bién - tong <
0,3); (3) Phén tich nhan t6 kham pha EFA (voi diéu kién KMO > 0,5); va (4) Phéan
tich hdi quy tuyen tinh da bién, kiém dinh cac vi pham gia dinh (da cong tuyén
thong qua hé s6 VIF, tu twrong quan qua Durbin-Watson).
3. Két qua nghién ciru va thao luin
3.1. Két qud nghién ciru

3.1.1. Piéu kién tw nhién, kinh té - xa héi phuwong Cau Gidy
Phuong Cau Gidy nam trong khu vyc trung tdm phia Tay ctia Ha Noi, ¢ vi tri

két ndi thuan loi véi cac tuyén giao thong quan trong nhu Cau Gidy - Xuan Thuy,
Pham Van Bong, Tran Duy Hung, Trung Kinh va cac truc duong d6 thi hién dai.
Dia hinh twong ddi bang phang, pht hop véi phét trién do thi, thwong mai, dich vu
va nha ¢.
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V& kinh té - x4 hoi, Cau Gidy 1a dia ban ¢ co cdu kinh té thién vé dich vu,
thuong mai, c6ng nghi€p va xay dung. Tdng gia tri san xudt trén dia ban nam 2025
theo gia so sanh dat 110.890 ty dong, trong do dich vu chiém ty trong 70 ,8%, cong
nghiép - xay dung chiém 29,2%. Co ciu lao dong ciing phan anh dic diém d6 thi
0 nét khi lao dong dich vu duy tri khoang 79% trong giai doan 2023-2025, con lao
dong nong nghiép bang 0%.

Theo s6 liéu nghién ctru, phuong Cau Gidy co tong dién tich ty nhién 1.225,96
ha; dét phi nong nghiép chiém 1.188,46 ha, tuong duong 96,94%; d4t & d6 thi chiém
475,00 ha, twong duong 38,74%; dat phat trién ha tang chiém 465,00 ha, twong
duong 37,92%. Dan so trén dia ban dat 236.981 nguodi, mat do trung binh 19.683
ngudi/km?, dong thoi con cd luong sinh vién, lao dong nhap cu va ngudi tam tra
kha 16n. Nhimng diéu kién nay 1lam cho bat dong san Cau Giay c6 loi thé vé cau su
dung thuc, nhung cling tao ap luc 16n 1én ha t?mg ky thuat, ha tﬁng xa hoi va cong
tac quan ly dat dai.

Heé thong gido duc, y té va tién ich cong cong 1a diém manh ndi bat ciia phué)’ng
Trén dia ban c6 nhiéu truong pho thong, truong dai hoc, trung tdm thuong mai, co
quan va doanh nghiép. Loi thé nay khién bat dong san Cau Gidy khong chi co gia
tri cu tri ma con ¢o6 gia tri thwong mai, cho thué va khai thac dich vu. Vi vy, céac
yéu t6 nhu ha ting giao thong, vi tri tiép can, chat lugng cong ddng cu dan va tinh
trang phép 1y c¢6 kha niang tac dong manh dén gia bt dong san tai dia ban.

3.1.2. Cdc yéu t6 anh hwong dén gia bat dong san tai phuwong Cau Gidy

1. Bdc diém mau khdo sat va mé hinh thang do

Mau khao sat gdm 150 quan sat hop 1¢. Vé giéi tinh, nir chiém 68,0% va nam chiém
32,0%. V& d6 tudi, nhom tir 30-50 tudi chiém ty 1& cao nhét véi 49,3%, tiép theo 1
nhom trén 50 tudi v6i 30,7% va nhém dudi 30 tudi voi 20,0%. Vé nghé nghiép,
cong chirc/vién chirc chiém 51,3%, kinh doanh chiém 24,0%, lao dong tu do chiém
16,0% va nhom khac chiém 8,7%. Vé thu nhép, nhém 10-20 tri¢u dong/thang chiém
58,7%, cho thdy mau khao sat tap trung vao nhom c¢6 nhu cau thuc va mirc 46 quan
tam dang ké dén nha & do thi.

Bdng 2. Thong ké mdu khdo sdt

M0 ta Pic diém S6 lwong Ty 18 (%)
Nam 48 32,0
Gidi tinh
Nt 102 68,0
Dudi 30 30 20,0
Do tudi T 30-50 74 49,3
Trén 50 46 30,7
Lao dong ty do 24 16,0
. Cong chuc/vién chiic 77 51,3
Nghe nghiép
Kinh doanh 36 24,0
Khac 13 8,7
<10 triéu 21 14,0
Thu nhép binh quan/thang
10-20 triéu 88 58,7
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20-40 triéu

35

233

> 40 triéu

6

4,0

Nguon: Tong hop tie dix liéu nghién citu, 2026.
2. Kiém dinh thang do bang hé sé6 Cronbach’s Alpha

Két qua kiém dinh cho thay toan bd thang do c6 do tin cdy cao. Cronbach’s

Alpha cua cac nhom bién ’d(f)c 1ap dao déqg tur Q,946\dén 0,980; thang do bién phu
thu@c,dat 0,825. Cac hé so tuong quan bién - tong déu 16n hon 0,3. Vi vay, khong
c6 bién quan sat nao bi loai khoi moé hinh va toan bd thang do duogc st dung cho

budc phan tich EFA.
Bdng 3. Két qud kiém dinh dé tin cdy thang do

S6 bién Tuong quan | Alpha néu loai .
Nhom thang do quan | bién - tong nho | bién (Khoang | Cronbach’s Alpha | Két luin
sat nhat dao dong)
Vi tri (VT) 5 0,612 0,951 - 0,960 0,968 bat
Kinh té (KT) 4 0,654 0,958 - 0,965 0,971 bat
X4 hoi (XH) 6 0,630 0,970 - 0,975 0,978 bat
Chinh sach (CS) 3 0,589 0,920 - 0,935 0,946 bat
Ca biét (CB) 6 0,711 0,965 - 0,972 0,980 bat
Co so ha tang (CSHT) 4 0,688 0,962 bat

Nguon: Tong hop tir dir liéu nghién ciru, 2026.
3. Phan tich nhan t6 kham pha doi véi bién doc lip

Trude khi chay EFA, kiém dinh KMO va Bartlett dugc thuc hién dé danh gia
tinh phu hop cua dir licu.

Bdng 4. Kiém dinh KMO

Kiém dinh KMO va Bartlett's (Bién doc lap)

Hé s6 KMO 0,872
Kiém dinh Bartlett (Chi-Square) | 4562.18
Mtc y nghia (Sig.) 0,000

V&i KMO = 0,872 (>0,5) va Sig. = 0,000, dir liéu hoan toan phu hop dé phan
tich EFA. Két qua trich xuat duoc 6 nhan t6 véi tong phuong sai giai thich 1a
90,661%.

Bdng 5. Két qud nhan té kham pha

Bién quan sat Nhin t (Factor Loadings)
1 (CSHT) 2 (VT) 3 (XH) 4 (CB) 5 (KT) 6 (CS)
CSHT1 -> CSHT4 | 0,75-0,89
VTI1 > VTS5 0,72 - 0,88
XHI1 -> XH6 0,70 - 0,85
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Bién quan sat Nhan t6 (Factor Loadings)
1 (CSHT) 2(VT) 3 (XH) 4 (CB) 5 (KT) 6 (CS)
CBI1 > CB6 0,73 -0,87
KT1 ->KT4 0,68 - 0,84
CS1->CS4 0,65 -0,82

Bdng 6. Tém tat két qua EFA

Nhoém phéan Bartlett | S6 nhan | Tong phwong A s
tich KMO Sig. td trich | sai trich (%) Nhan xét
K en a Phtt hop; céc nhan té hoi tu
Bién doc lap 0,872 0,000 6 90,661 theo md hinh Iy thuyét
" R Phti hop; 3 bién AH hoi tu
Bién phu thugc | 0,716 0,000 1 74,093 thanh 1 nhan t

Nguon: Tong hop tir dir liéu nghién civu, 2026.
4. Phdn tich hoi quy va kiém dinh da céng tuyén

Két qua hoi quy cho thay R =0,788; R2=0,621 va R? hiéu chinh = 0,605. Diéu
nély c¢6 nghia 6 nhom nhan t6 trong mo hinh giai thich dugc 60,5% bién thién ctia
gia bat dong san tai phuong Cau Giay. Kiém dinh F c6 gia tri 39,032 Vi Sig. =
0,000, khang dinh m6 hinh hoi quy phu hop voi dir liéu nghién ctru. Tri s6 Durbin-
Watson bang 1,899, nam trong ngudng chap nhan, cho thiy phan du khong c6 hién
tuong ty twong quan bac nhat nghiém trong.

Bdng 7. PG phit hop va kiém dinh ANOVA ciia mé hinh hoi quy

R? hiéu £ 2 Durbin-
2 ¢ . A 2 .
R R chinh Sai s0 chuin Watson F Sig.
0,788 0,621 0,605 0,30912 1,899 39,032 0,000

Nguon: Tong hop tir dit liéu nghién civu, 2026.

Béng 7 trinh bay két qua hé s hoi quy. Tét ca céc bién doc 1ap déu co Sig. =
0,000, nho hon 0,05, do d6 déu c6 anh huong ¢6 ¥ nghia thong ké dén gia bat dong
san. Cac hé sb hoi ‘quy chua chuan hoa déu dwong, cho thay khi mét yeu to duoc
cai thién thi gid bat dong san c6 xu hudng ting trong diéu kién cac yéu t6 khéc
khong dbi.

Bdng 8. Hé s6 hoi quy ciia mé hinh

Bién Beta CIII:,)'?I chuéin Sai s6 chuin | Beta chuin héa t Sig.

Hing sb -0,244 0,258 - -0,947 0,345
VT 0,221 0,029 0,399 7,620 0,000
KT 0,126 0,029 0,232 4,348 0,000
XH 0,201 0,030 0,350 6,723 0,000
CS 0,122 0,030 0,215 4,113 0,000
CB 0,156 0,028 0,298 5,661 0,000
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CSHT 0,256 0,028 0,473 9,045 0,000
Nguon: Tong hop tie dir liéu nghién citu, 2026.

Phuong trinh hdi quy theo hé s chwa chuan hoa dugc viét nhu sau:

AH =-0,244 + 0,221VT + 0,126KT + 0,201XH + 0,122CS + 0,156CB +
0,256CSHT + ¢

Theo phuong trinh trén, khi yéu t vi tri ting 1 don vi, gia bat dong san ting
trung binh 0,221 don vi; khi yéu 6 kinh té ting 1 don vi, gia ting 0,126 don vi; khi
yéu t6 x3 hoi tang 1 don vi, gia ting 0,201 don vi; khi yéu t6 chinh sach ting 1 don
vi, gia tang 0,122 don vi; khi yéu t6 ca biét ting 1 don vi, gia ting 0,156 don vi; va
khi co s ha tang tang 1 don vi, gia bt dong san ting 0,256 don vi. Xét theo hé sd
chuan hoa, co so ha tang 13 yéu t6 c6 anh hudng tuong ddi 1on nhat. Ty 1¢ anh hudng
tuong d6i tai Bang 8 dugc xac dinh theo ty trong tuyét d01 ctia hé sd Beta chuan
hoa cuia timg nhan t trén tong gia tri tuyét dbi cta cac hé sd Beta chuan hoa trong
mo hinh: Ty 1€ 1= [Beta i//Z|Beta j| x 100% [14].

Bdng 9. Thir tir mirc dg anh hwéng cia cdc yéu to

Nhém yéu to Beta chuin hoa Ty 18 (%) Thir ty
CSHT - Co s¢ ha ting 0,473 24,05 1
VT - Vi tri 0,399 20,28 2
XH - X4 hoi 0,350 17,79 3
CB - Ca biét 0,298 15,15 4
KT - Kinh té 0,232 11,79 5
CS - Chinh sach 0,215 10,93 6

Nguon: Tong hop tir dir liéu nghién civu, 2026.

3.2. Thao ludn

Nghién clru xac nhan 6 nhém nhan td tac dong tich cuc dén gia bét dong san,
trong do Co s¢ ha t?mg (Beta = 0,473) chiém vai tro quan trong nhat. Su vuot troi
ctia yéu t6 ha ting so v6i vi tri truyén thong phan anh mot thuc té twong dong voi
cac nghién ciru qudc té cua Soltani et al. (2024) [5] va Duan et al. (2021) [3], noi
kha ning tiép can cac tién ich va mang ludi giao thong cong cong dinh hinh lai gia
tri dat dai trong long do thi.

So sanh véi cac nghién ctru tai thi truong Ha Noi trude day nhu Lé Phuong
Thuy et al. (2020) [9], von de cao "Vi tri" 13 nhan t6 s6 1, nghién clru cua ching to1
chi ra mot su dich chuyén cau trac. Sy khac biét nay xuét phat tir bbi canh méi cua
phudng Cau Glay khi cac tuyen duong sat d6 thi di vao hoat dong va quy dat 151 bi
thu hep, khién chét luong ha tang tién ich noi khu trd thanh yéu t6 quyét dinh thanh
khoan.

bic biét, viéc chimg minh tinh hiu qua cua bién Chinh sach (Beta = 0,215)
cung cap mét goc nhin séu sic vé tac dong cua the ché. Trong b01 canh sap nhép
chinh quyén hai cép, su tinh gon trong phan quyén va ddy nhanh tdc d6 giai quyét
thii tuc hanh chinh dit dai d truc tiép nang cao tinh minh bach. Nguoi mua va nha
dau tu dinh gia tai san cao hon khi cac rai ro vé quy hoach va phap 1y duoc giam
thiéu, mot yéu té hiém dugc lugng hoa rd rang trong cac nghién ctru trude day.
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Tir cac két qua trén, c6 thé rat ra mot sb ham y quan 1y. Thi nhat, chinh quyén
can wu tién nang cip ha ting vi md trong khu dan cu, bao gdm thoat nudc, chiéu
sang, vé sinh méi trudng va an toan phong chay chita chay. Thtr hai, can cong khai
hoa thong tin quy hoach, tién do du 4n ha tﬁng va dir liéu giao dich thanh cong dé
giam bat can xung thong tin. Thir ba, viéc xay dung bang gia d4t nén tinh dén hé sb
vi tri, mirc do tlep can giao thong cong cong va kha nang khai thac thuong mai cua
tirng nhom thira dt. Thir tw, can kiém soat chit hoat dong chia tach thira, , xay dung
nha siéu mong, si€u méo va cac giao dich thiéu minh bach. Th&r ndm, can khuyén
khich phat trién d6 thi theo dinh huéng giao théng cong cong, dong thoi bao dam
can bing giita ting trudng gia trj tai san va kha nang tiép can nha & cia ngudi dan
¢4 nhu cau thuc.

4. Két luin

Bai béo da phan tich cac yéu t6 anh hudng dén gia bt dong san tai phudng
Cau Giay, thanh ph Ha Noi trong bbi canh sap nhap don vi hanh chinh va van hanh
mo hinh chinh quyén hai cép. Trén co s& 150 phiéu khao sat hop 18 va cac phuong
phap Cronbach’s Alpha, EFA, tuwong quan Pearson va hdi quy tuyén tinh da bién,
nghién ctru xac dinh 6 nhom nhan té c6 tac dong thuan chiéu va co y nghia thong
ké dén gia bat dong san: co so ha tang, vi tri, xa hoi, ca biét, kinh té va chinh sach.
Mo hinh ¢6 R2 hiéu chinh dat 0,605, cho thiy kha ning giai thich twong ddi tot dbi
v6i bién dong gia trong pham vi nghién ctru.

Két qua quan trong nhat la co s¢ ha tang gilr vai tro anh huong manh nhat,
vuot 1én trén yeu t6 vi tri truyén théng. Piéu ndy phan anh sy thay (101 trong ti€u
chi dinh gia bat dong san tai do thi hién dai: gia tri tai san khong chi gan voi toa do
dia Iy ma con phu thudc vao chat luong két ndi, tién ich cong cong, an toan do thi
va kha nang khai thac kinh té. Vi trf van 1a nén tang tao ra dia to6 chénh 1éch, trong
khi cac yéu to x4 hdi va ca biét gop phan gia ting gia tri bén viing va tinh thanh
khodn cua tai san.

Tir goc @6 quan 1y, nghién ctru kién nghi phuong Cau Glay can day manh
s0 hoa dir liéu dat dai, cong khai thong tin quy hoach, nang cép ha tang trong khu
dan cu, hoan thién co ché tham chiéu gia giao dich va kiém soat cac hanh vi dau co
hodc thoi gia dya trén thong tin thiéu chinh thong.Céac chinh sich diéu tiét can
huéng dén muc tiéu kép: khai thac hiéu qua gia tri dat dai d6 thi va bao dam thi
truong phat trién minh bach, 6n dinh, phuc vu nhu cau & thuc cua nguoi dan.

Han ché cta nghién ctru 14 dir liéu chu yéu phan anh nhan thtc cia ngudi
tra 101 khao sat, chua két hop siu véi dir liéu giao dich thyc té theo toa do dia 1y va
chudi thoi gian. Cac nghién ciru tiép theo c6 thé md rong bang mo hinh Hedonic
két hop GIS, dir li¢u giao dich thu cép, hodc mo6 hinh hoc may dé do luong chinh
xéac hon tac dong cua khoang cach dén nha ga, tuyén giao théng cong cong, trudng
hoc, bénh vién va céc tién ich d6 thi dén gia bét dong san tai tung vi tri cu thé [18]-
[20].

Cam két cia céc tac gia

Tén t6i 1a Bui Thi Cam Ngoc. Pon vi cong tac: Truong Pai hoc Kinh té - Pai
hoc Quéc gia Ha Noi. La tac gia cua bai bao “Nghién ctru cac yéu té anh huong dén
gia bat dong san tai phu:ong Cau Gidy, thanh phd Ha Noi trong bdi canh sat nhap
chinh quyén hai cip”
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T6i xin cam két day 1a cong trinh nghién ctru cta riéng toi. Nghién ciru, s6
lidu va két qua dugc trinh bay trong bai bao 1a hoan toan trung thyc va chua ting
duoc cong bd trén bat ky tap chi hay 4n pham nao khac. Moi thong tin trich dan tir
cac tai li¢u khac deu dugc xac dinh ro rang nguon gdc. Toi xin cam két hoan toan
chiu trach nhiém vé tinh chinh x4c va ban quyén cta bai bao nay.
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