CAI TAO CHUNG CU CU VA XU HUONG QUY HOACH
TAI THIET PO THI TREN PIA BAN QUAN BA PINH,
THANH PHO HA NOI

TRINH THI KIEU TRANG
NGUYEN THI HANH

Tém tit: Nha & ludn 1a mot trong nhitng nhu cau thiét yéu ctia con ngudi, dic biét dbi voi thu d6 Ha
Noi la trung tdm van hoéa - chinh tri, quy dét dai co han va c6 mat do dan sb cao. Cac quan trung tam
Ha Noi 1a noi tap trung nhiéu chung cu duoc xay dung tir trudc nhimg nim 90 cia thé ki XX, trong
d6 c6 quan Ba Pinh. Bing phuong phap khao sat thuc dja, phan tich, danh gia, két qua nghién ctru
cho thdy, tai quan Ba Pinh hién c¢6 211 chung cu cii xudng cap (11 khu nguy hiém & mic do C va 2
khu nguy hiém & mirc d6 D). Vi¢c cai tao mot sb chung cu cii trén dia ban quan da dat duoc nhirng
thanh cong nhat dinh. Tir két qua nghién ctru, bai bao dé xuat mot sb giai phap gop phan cai tao chung
cu cii va xu hudng tai thiét do thi trong twong lai, tao canh quan vin minh d6 thi, gép phan ning cao
chét luong, canh quan, quy hoach do thi hién dai.

Tir khéa: chung cu cii, quy hoach, tai thiét d6 thi, Ha Noi

RENOVATION OF OLD APARTMENTS AND TRENDS OF URBAN REGENERATION
PLANNING IN BA DINH DISTRICT, HANOI CITY

Abstract: Housing is always one of the essential needs of humans, especially in Hanoi which is the
cultural and political center of the country but with limited land fund and high population density.
The old central districts of the city have a high concentration of apartments built before the 90s of the
last century, also known as old apartments, including Ba Dinh district. With field surveys, analysis
and assessment with expert consultancy, the results show that Ba Dinh district currently has 211 old,
degraded apartments (11 dangerous buildings at level C and 2 dangerous buildings at level D). The
renovation of some old apartments in this district has achieve certain success. From the study
outcomes, this article proposes some solutions contributing to the renovation of old apartments and
trends of urban regeneration planning in the future, creating civilized urban landscape as well as
improving the living quality, landscapes and modern urban planning.

Keywords: old apartments, planning, urban reconstruction, Hanoi

1. PAT VAN PE

Tir Hién phép dau tién (Hién phap nim 1946)
dén Hién phap nim 2013 déu quy dinh vé quyén
duoc c6 nha & ciia mdi cong dan, “Nha nudce co
chinh sach phat trién nha &, tao diéu kién cho
moi ngudi ¢6 chd ¢ (Khoan 3, Piéu 59, Hién
phap 2013).

Khi Luat Nha & c6 hi¢u lyc (nam 2005), lan
dAu tién khai niém nha chung cu dugc nhéc dén
trong van ban quy pham phép luat (truéc d6 nha
chung cu duogc goi 1a nha tap thé.) Nha chung cu
la nha c6 tir 2 téng trd 1én, ¢6 nhiéu can hd, 16i
di, cau thang chung, c6 phan s¢ hitu riéng, phan
so hiru chung va hé thdng cong trinh ha tang st
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dung chung, bao gdm nha chung cu dé & va nha
chung cu str dung hdn hop dé ¢ va kinh doanh
(Khoan 3, Piéu 3, Luat Nha ¢ nam 2014). Hién
nay, phap luat chua cé ché dinh cu thé nao vé
chung cu cii. Tuy nhién, theo cach hiéu thong
dung hién nay, nha chung cu cii thuong c6 tudi
tho hon 50 nam, chu yéu la cac chung cu duoc
xay dung vao trudc nhitng nam 1990.

Ha Noi 1a trung tAm vin hoéa - kinh té - chinh
tri ctia ca nude, dan s ngdy cang ting nhanh,
dac biét la sy gia tang co hoc do qua trinh do thi
hoa. Su ra doi cta nha chung cu, nha cao ting
da gop phan giai quyét duoc van dé khan hiém
dat dai, giam chi phi xay dung, kiém soat su mo
rong nhanh chong ctia d6 thi.

Hién nay, trén toan dia ban thanh phé Ha Noi
c¢6 khoang gan 1.600 nha chung cu cii dugc xay
dung chu yéu tir nim 1960-1999, riéng quin Ba
Dinh ¢6 211 chung cu cii dang xudng cip, hu
hong nghiém trong. C6 nhiéu nguyén nhan khac
nhau dan dén sy xubng cip cua cac chung cu cil,
khach quan 1a do thoi gian, con chu quan 1a do
viéc budng 1ong quan 1y, thiéu kinh phi xay
dung, dau tu va bao tri 1am cho céc khu nha nay
roi vao tinh trang xudng cip nghiém trong.

Pé 4n cai tao, xay dung lai chung cu ci,
UBND thanh phd Ha Noi dd ban hanh Quyét
dinh s6 5289/QP-UBND ngay 18/12/2021 [7],
xéac dinh 8 nhiém vu, giai phap trong tim: tong
ra soat, khao sat, kiém dinh chung cu cii; lap,
phé duyét quy hoach chi tiét chung cu cii; t6
chirc lya chon nha dau tu... UBND thanh phé
cling ban hanh 6 ké hoach trién khai dé an. Tuy
nhién, viéc trién khai cai tao, xay dung lai nha
chung cu cti rat cham, khong bao dam tién do da
dé ra. Tinh tir ndm 2007 dén thoi diém hién nay,
toan thanh phd Ha Noi méi c¢6 32 du an xdy
dung lai nha chung cu cii, bao gém 18 du an da
hoan thanh dua vao st dung va 14 dy an dang
trién khai, dat 1,8% [5].
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Hoan thanh vi¢c 1ap quy hoach chi tiét 1a mot
trong nhimg diéu kién tién quyét, tao co s& quan
trong cho viéc déy nhanh tién d6 du 4n cai tao,
xdy dung lai nha chung cu cii. Pong thoi nhim
béo dam tinh kha thi ctia dé an, can quan tri¢t tinh
than xuyén sudt 1a 14p quy hoach tai thiét dong bo
chur khong quy hoach riéng 1€. Nghién ctru thuc
trang cai tao cac chung cu cii va xu huéng quy
hoach tai thiét d6 thi gop phan tim ra cac giai
phap cai tao, nang cap cac khu chung cu cii quan
Ba Pinh néi riéng, thanh phd Ha Noi néi chung,
dinh hudng cho cong tac quy hoach, cai tao do thi
theo hudng phat trién do thi bén viing.

2.CO SO DU LIEU VA PHUONG PHAP
NGHIEN CUU

2.1. Co sé dir liéu

Nghién ctru st dung cac ngudn dit liéu chinh
sau: (i) Cac cong trinh, cong bd khoa hoc mang
tinh 1y luan vé nghién ctru cai tao nha chung cu
cii va tai thiét d6 thi; (i) Cac dit liéu vé diéu kién
tu nhién, kinh té - x4 hoi, méi truong, thuc trang
nha chung cu cli khu vyc quan Ba Dinh, thanh
phé Ha Noi; (i11) Dt li¢u khao sat thuc dia co
lién quan truc tiép dén khu vuc nghién ciru.

2.2. Phuong phap nghién ctiru

- Phuong phap khao sat thuc dia: thuc hién
theo diém, diéu tra khao sat hién trang, chét
lugng cai tao cac chung cu cti, mirc do hai long
cua nguoi dan tai khu B6, D2 Giang Vo va tap
thé Thanh Cong, quan Ba Dinh.

- Phirong phép phan tich, danh gid tong hop:
phan tich s liéu, dit liéu da thu thap va khao sat
vé cai tao chung cu cii. Panh gia dugc thyc trang
cdi tao nha chung cu cii, két qua, uu diém va han
ché, nguyén nhan van dé va dua ra dinh hudng
giai phap, xu hudéng quy hoach cai tao phu hop.
Tong hop, phén tich y kién ciia nguoi dan vé
nhitng van d¢ lién quan dén chét luong cudc
song clia ngudi dan trong qua trinh cai tao nha
chung cu ci.
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- Phwong phap chuyén gia: tham khao céc
quan diém, tu van, cac giai phap cta chuyén gia
trong van dé cai tao nha chung cu cil.

3. KET QUA NGHIEN CUU VA THAO
LUAN

3.1. Chinh sach phap luét vé cai tao chung
cu cli

Vé co ban, khung chinh séach cho cai tao, xay
dung méi cac khu chung cu cii da dugc thiét ké,
tao dugc mdi truong va co s¢ phap 1y cho qua
trinh trién khai thuc tién. Dac biét, Nghi dinh
69/2021/ND-CP ngay 15/7/2021 ctia Chinh phu
vé cai tao, xay dung lai chung cu cli (Nghi dinh
69), da thao go dugc nhiéu kho khin, vudng méc
trong vi¢c cai tao, xay dung lai nha chung cu
theo Nghj dinh s6 101/2015/ND-CP truéc day.
Nghi dinh 69 di dwra ra mot s6 nguyén tic nham
déy nhanh tién d6 thuc hién duy an, coi dy 4n cai
tao, xay dung lai nha chung cu la du an tai dinh
cu dé ap dung quy dinh vé thu hoi dat, giao dat
theo quy dinh cua Luat Dét dai, gin véi chinh
trang do thi.

Khi thyc hién céi tao, xay dyng mai cac khu
chung cu phai dam bao két hop hai hoa duoc
loi ich ciia Nha nudc - ngudi dan - chi dau tu.
Viéc cai tao, xay dyng mdi cac khu chung cu
cli phai thyc hién theo du an, trén co s& quy
hoach chi tiét, cai tao déng bo, téng thé, theo
tiéu chuan quy chuan vé xay dung. Giao co
quan nha nudc ¢ thadm quyén co trach nhiém
1ap, tham dinh va phé duyét quy hoach chi tiét
ctia khu vuc nha chung cu cin cai tao, xay dung
lai thay vi dé chii du tu thuc hién 1ap nhu quy
dinh trudc ddy dé bao dam tinh kha thi, thong
nhét. Qua trinh Iya chon chu dau tu thuc hién
du 4n can cong khai, minh bach va cac chu dau
tu phai c6 du nang luc tai chinh cling nhu kha
nang thuc hién du an.

Phuong thure thyc hién céi tao, xay dung méi
cac khu chung cu cii theo phuong thirc xa hoi

hoa. Khuyén khich chu dau tu du an va cac chi
sO hitu can ho hop phap thoéa thuan thyc hién du
an bang phuong thirc hop tac kinh doanh.

Cac du an cai tao, xay dung méi khu chung
cu cii ciing nhan dugc nhitng wu dai. Péi voi
cong déng dan cu, ho gia dinh thudc dy an duoc
bdi thudng, hd tro va bd tri tai dinh cu tai chd,
quy dinh hé sb k bdi thudng tir 1-2 14n dién tich
cll va giao cho dia phuong can ctr vao tung khu
vuce du 4n dé xéac dinh h¢ s6 k. Déi voi chi dau
tu, duoc vay von tir cac ngudn von vay uu dai
ctia thanh phd dé thuc hién viée x4 hoi hoa dau
tu, vu déi vé dat dai, giam thué thu nhap xudng
10% trong vong 15 nam...

Viéc quan 1y, sir dung cac cong trinh ha ting
k¥ thuat va ha téng xa hoi, cac cong trinh ¢ sau
dau tu xdy méi di duoc quy dinh chi tiét. Vai tro
tham gia va trach nhi¢m ctia cac S¢/ Ban/ Nganh
trong qua trinh thuc hién cai tao, xay dung maoi
khu chung cu cii di duge quy dinh cu thé [3].

3.2. Thue trang cdi tao chung cw cii trén
dia ban quan Ba Pinh

Ba Dinh 1a quan trung tam cua Ha Noi va
cling 1a quan trung tdm hanh chinh - chinh tri
qudc gia, noi ¢6 sd luong cac chung cu cii kha
16n (211 chung cu). Hau hét cac chung cu ¢ day
déu dang trong tinh trang xudng cap trim trong
gdy nguy hiém dén cudc sdng cia ngudi dan
(khu tap thé Giang Vo, Thanh Céng, Ngoc
Khanh, tap thé B6 Tu phap...). Nhiing nim gan
day, mot sé chung cu cii dd duogc cai tao thanh
cong, ndi bat trong do6 1a dy 4n cai tao chung cu
cli Giang Vo (3 toa C7, D2, B6), khu Thanh
Cong (toa C1).

Bai bao tap trung vao danh gia két qua cai
tao chung cu cli B6 va D2 Giang Vo; phuong
hudng cai tao cac chung cu cii trong bdi canh
hién nay.

3.2.1. Thuc trang cdi tao chung cw cii B6
Gidang Vo
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Chung cu cii B6 (3.015 m?) va D2 (5.345
m?) Giang V& thudc khu tdp thé Giang Vo,
duoc xay dung tr nhitng nam 1970 véi sy giup
d& cua cac ky su Triéu Tién. Cac khu nha co
tir 4-5 tang véi dién tich cin ho nho. Hién nay,
chit luong nha & d3 bi xudng cap, mai nha da
hu hdng, dot nat, tuong nha bi nut, nén nha bi
Ian, hé théng v¢ sinh khong dugc bao dam an

toan, hé théng ha tr:ing hu hong, nudc thai un
tic, & dong gdy 6 nhiém méi truong trong va
ngoai khu chung cu anh huéng dén cudc sbéng
cua ngudi dan.

Qua trinh cai tao khu tap thé B6 Giang V5
trai qua ba lan déi chu dau tu, day ciing 1a mot
trong s6 nhitng nguyén nhan dan dén viéc du an
bi tri tré.

Bang 1. Qua trinh cai tao chung cu cit B6 Giiang Vo

Nam | NGi dung

2007 | Ha Néi chu truwong cai tao xay dung méi khu B6 Giang Vo;

2008 | UBND thanh phé giao Cong ty 36 lam ch( dau tv dy &n, t6 chire di doi, b6 tri tam cu, pha d& cdng trinh va
trién khai cac hang muc ngadm

2009 | Van ban chap thudn Cong ty TNHH MTV dau tu va xay dwng nhung hé so cdp phép cta chi dau tu khéng phu
hop chi trvong va k& hoach cai tao

2013 | UBND thanh phé& cho phép Téng cong ty 36 chuyén nhuwong toan bd dy an cho Cong ty c6 phan Diu tu va
phat trién cong nghé Mefrimex

2015 | Cdng ty c6 phan Dau tuv va phat trién cdng nghé Mefrimex xin khéng tiép tuc thyc hién du &n; Dy an duorc
giao cho T8ng Cong ty 36 lam chd d4u tw xay dung

2016 | UBND thanh phé cé van ban chinh thirc nhat tri dé xuat chl dau tu xin diéu chinh quy mé du an; chua duorc
phé duyét phuwong an kién tric, chua cé gidy phép xay dung

2017 | Trung wong va thanh phd Ha Ndi chi dao céc co quan chirc ndng, S& ban nganh cho phép thi cdng song song
véi viéc hoan thanh tha tuc phap ly

2021 | Ban giao nha cho ngu¢i dan

Sau nhiéu lan thay ddi, ndm 2015, dy an
chinh thtrc duoc giao cho Téng Cong ty 36. Dy
an cai tao khu B6 Giang Vo duogc trién khai véi
chiéu cao 24 tang ndi va 3 ting ham, 2 ting
thuong mai; dién tich du 4n 2.726 m?, téng dién
tich san xy dung cong trinh (chua ké ham, tum
thang) 43.200 m?.

Du 4n di 3 1an thay chu dau tu nén gip rat
nhiéu kho khin trong qué trinh cai tao, dinh
diém 1a viéc dy 4n dam chan tai chd trong vong
10 nam. Pa s6 cac ho dan sinh song 6 tang 1 cb
y co1 ndi, mé rdng dién tich dét 16n hon so véi

s6 do, thoa thuén giita nguoi dan va chu dau tu
vé hé sd k chua tim duoc tiéng néi chung.
Phuong 4an giai phong mit bang, bdi thuong
phén dién tich dung nhu trong s6 d6 khién cac
ho dan & day khong dong y va khong chiu di
doi. Do @6, chu dau tu da thoa thuan voi ngudi
dan va dua ra nguyén tic tai dinh cu nha B6 1a
tﬁng nao s€ duoc tai dinh cu & tﬁng do6. Cac ho
dan s€ duogc tra lai can ho ding béng dién tich
cli co trong gidy t&, voi phan dién tich chénh
1éch phai tra tién.

Béang 2. Cic chi tiéu xay dung nha B6 Giing V6

Chi tiéu Dién tich (m?) S6 cin hd
Pham vi khu d4t 3.015
Téng dién tich 13p dy &n 2.726
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Téng dién tich dat xay dwng ha tang ky thuat, cdng trinh... 1.800

Toéng dién tich san xay dwng cdng trinh 43.200

Cén ho tai phuc cu (1 phong nga) 102
Can ho duwgc phép ban 240
Cén 2 phong ngl 69,6-83,6

Cén 3 phong ngl 82,2-103,4

Cén 4 phong ngld 126,8

Cac phong phuc vu cong cong cho toan cong trinh 890

Téng dién tich san ham 8.154 3
Ham 1 (d6 xe may, xe dap, 6td...) 2.718 1
Ham 2 (d6 xe may, xe dap) 2.718 1
Ham 3 (d6 xe 6td) 2.718 1
Tang 1 (8 cin shophouse) 1.800 8
Tang 2 (khéng gian tién ich chung) 1.800 1

Chung cu B6 Giang V3 dugc thiét ké doc dao,
4n tuong theo phong cach hién dai, thong minh.
Khu nha B6 hién nay gdm 24 ting, duoc thiét ké
v6i 3 tang ham, nguoi dan sdng & d6 khong con

dam bao my quan do thi.

Bang 3. Cac thong sb ciia nha B6 Giang Vo6 truéc va sau cai tao

lo ngai vé van dé dé xe. Bén canh d6 con co6 cac
shophouse, cac khu tién ich, phong tép... Chat
lugng cudc song cuia ngudi dan dugc tang 1én va

DPic diém Trwdc cdi tao Sau cai tao
S6 tang 4-5 tang 24 tang

S6 cdn ho Hon 100 can ho 324 cin hd

Dién tich can ho 12-25m? 69-126m?

Gia ban can ho thwong mai

T 5,8 ty tré 1én

Hinh 1. Nha B6 Giang Vo truwdc va sau cdi tao
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Khu tép thé cii B6 Giang V3 ngay nay da
dugc thay thé bang chung cu cao tang The
Golden Armor. Chung cu The Golden Armor
B6 Giang V6 dugc xay dung va thiét ké theo
kién tric chau Au. Cac nha thiét ké da 10ng ghép
nhitng ¥ tudng sang tao, dua khuon vién cay
xanh vao dong b cung tat ca cac cong trinh tién
ich cao cap dugc tich hop trong du an.

3.2.2. Thuc trang cdi tao chung cw cii D2
Gidang Vo

bé viée cai tao khu tap thé D2 Giang Vo
dugc dién ra nhanh chéong, UBND thanh phé
Ha No6i (ndm 2010) di chip thuin va giao
cho Cong ty Gia Bao lam chu dau tu thuc
hién du an.

Béang 4. Qua trinh cai tao chung cu cii D2 Gidng V04, quan Ba Pinh

Nam

NGi dung

2010 | UBND thanh ph& Ha Néi chap thuan va giao cho Céng ty Gia Bao lam ch( dau tu du an

2013 | Gap mot s6 khé khdn vai chd dau tu (chd dau tw khéng cé vén dé gép vao du dn— Cong ty N&H )

2014 | Chua dau tw ban giao nha cho ngudi dan tai khu tap thé D2 Gidng Vo

phé duyét la 242 can

2015 | S& Xay dyng kiém tra dy an, phat hién s cdn ho thuc t&€ xay dung 13 254 cin, ting 12 cin so véi s6 cin dugc

Dy an cai tao khu D2 Giang V4§ dugc trién
khai 2 toa thap chung v6i 21 ting ndi va 2 tang

ham, dién tich xdy dyng 2.952 m?, mat do xay
dung 55%, dién tich cin ho tir 60 - 168 m?.

Bang 5. Cac chi tiéu xay dung nha D2 Giing Vo

Chi tiéu Dién tich (m?) S6 can hd
Pham vi khu dat 5.345
Téng dién tich lap dy &n 2.952
Quy mé dy an (21 ting ndi va 2 ting ham)
Tang 1 (khu |& tan, siéu thi...)
Tang 2 -5 (lam van phong )
Tang 6 - 11 (cdn hd dan cw D2) 76 114
T tAng 12 tré 18n (bdn va cho thué) 60-168 140

Sau mot khoang thoi gian vudng mic vé
nguén von cta chu dau tu, dén nim 2014 dy
an cai tao chung cu cii D2 Giang V0 da hoan
thanh va ban giao lai nha cho nguoi dan. D2

Giang Vo dugc dau tu thiét ké 4n tuong va doc
ddo, vira hién dai vira ¢ dién, sang trong. NOi
that ca trong va ngoai déu duoc bay tri mot
cach tinh té, hai hoa.

Bang 6. Cic thong sb ciia nha D2 Giing V6 trudc va sau cai tao

Pic diém Trudec cdi tao Sau cdi tao
S3 tang 4-5 tang 21tang
S6 can hd 114 can ho 254 cin
Dién tich cdn hd 30-45 m? 60-86-168 m?
Gia ban cdn hd thuwong mai 48,6-67triéu/m? (tir 6,5 ty/can)
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Chung cu cli D2 sau khi cai tao thanh 3
toa la toa thap A, thap B va D2. Trong do,
toa D2 la khu vuc danh riéng cho nhiing ho

dan tai dinh cu con toa thap A va B 1a can hg
thwong mai. Ca 3 toa déu dap ung dugc day
du tién ich.

Hinh 2. Khu D2 Giing V0 truwéc va sau cai tao

3.2.3. Sw hai long ciua ngwoi ddn tai cdac duw
dn cdi tao chung cw cii

Nghi dinh 69/2021/ND-CP coi dy an cdi tao,
xay dung lai nha chung cu la dy én tai dinh cu,
nghién ciru tién hanh khao sat danh gia muc do
hai long cuia nguodi dan tai cdc du an chung cu
cii d4 cai tao. Su hai 1ong vé nha ¢ tai dinh cu
cia nguoi dan dong vai trd quan trong trong
viéc hoach dinh, diéu chinh chinh sach vé nha
& noi chung va chinh sach vé nha & tai dinh cu
noéi riéng.

Két qua cho thdy, c6 7 nhan t& chinh anh
huéng dén sy hai long vé nha tai dinh cu: (1)
dién tich can ho; (2) thiét ké can ho; (3) ddc diém
ndi va ngoai that; (4) kha nang tiép can; (5) moi
truong xa hoi trong khu vuc; (6) sy tham gia
trong qua trinh thyc hién du an; (7) dich vu quan
1y van hanh toa nha tai dinh cu [2].

Theo d6, nguoi dan cam thay hai long nhét
vé thiét ké can ho tai dinh cu trong cac du an cai
tao lai nha chung cu cii, néi va ngoai that, dich
vu quan ly van hanh nha téi dinh cu, sy tham gia
trong qua trinh thuc hién du an. Trong khi do,
cac nhan t6 lién quan dén sy hai long vé: dién

tich can hQ; kha nang tiép can; moi truong xa hoi
ctia khu vire & ¢6 mure diém thap so véi cac nhan
t6 con lai, dy chinh 13 3 nhan t6 chinh can phai
duoc co quan quan 1y nha nuée va chu dau tu
chu y xem xé&t, cdi thién hon trong qué trinh thuc
hién cac du &4n xay dung lai cac nha chung cu cii
trong thoi gian toi. Nhan td sy tham gia trong
qua trinh thie hién du 4n c6 mirc hai 10ng thap
nhat. Trong qua trinh thue hién cac du an xay
dung lai cac nha chung cu cii can phai c6 nhiing
giai phap nham ting cudng hon nira sy tham gia
cua nguoi dan trong viéc thuc hién cac du an.

3.2.4. Danh gia dw dan cdi tao chung cw tai
qudn Ba Dinh

(1) Thanh cong: Du an dugc danh gia la su
thanh céng budc dau trong cac chuong trinh cai
tao chung cu cil, 13 co s¢ dé tiép tuc hoan thién
vé co ché chinh sach ciing nhu cac mo hinh cai
tao xay dung lai cac khu chung cu cii.

Nguén von cia dy an, bao gdm ngudn von tyr
¢, von vay va von huy dong hop phéap theo
dung quy hoach va noi dung dy an dau tu di
dugc UBND thanh phd phé duyét dé Ban quan
1y du 4n thudc ngudn von ngan sach cip thuc
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hién viéc tai dinh cu cho cac hd dan B6, D2
Giang V3. Du 4n ngoai viéc phuc vu ddi tugng
tai dinh cu cua cac toa nha B6, D2 cii, sb lugng
con lai dugc dong gop vao vige tang trudng kinh
té cho doanh nghiép va dat nudc.

Dy an mang tinh chat xa hoi hoa cao, cb su
phéi hop dong b ciia nha nude, nha dau tu va
cd nguoi dan. Dy an rut ra nhitng bai hoc kinh
nghiém dé c6 thé trién khai, cai tao cac khu
chung cu cii, khu tap thé khac trén toan dja ban
thanh phé Ha Noi ciing nhu ca nude.

(2) Nhitng khé khan va vieéng mdc: Khé khan
chit yéu do cu dan va chi dau tu chua tim duoc
tiéng néi chung, khong théng nhat duoc phuong
an tai dinh cu, anh huong dén tién do thyc hién
du an.

Du an gdp phai nhirg kho khin, vuéng mac
lién quan dén hanh lang phép 1y, hé sé quy d6i
va chi phi dong thém cho phan dién tich doi du
cua can ho, gid wu dai véi cac dbi tuong c6 nhu
cAu mua cin ho...

Chét lugng cong trinh bi danh gia 1a khong
tuong duong va dong bd giita cac khu. Khu tai
dinh cu c6 phan thiét ké don gian, so sai hon khu
nha ¢ thuong mai. Chua dap ing duoc vé co so
gido duc, y t&, san choi, dich vu giai tri... khi s6
lugng dan cu tang 1€n so voi trudce day.

(3) Bai hoc kinh nghiém trong cai tao chung
cw ci: Thong qua nghién cuu thyc trang, qua
trinh cai tao, thanh cong va han ché cua mot sb
dy an chung cu cii trén dia ban quan Ba Dinh,
bai hoc kinh nghiém rut ra:

Mot la, cin co nhting chinh sach, sy can thi¢p
manh mé€ ctia Nha nudc;

Hai la, can t6 chiic ngay viéc 1ap, phé duyét
quy hoach cac khu chung cu cii theo hudng tong
thé, khong lam dirt gy, don 1é va xdy dung phai
theo dung quy hoach;

Ba la, dy an can phu hop véi chu truong cia
thanh phd vé viéc xd hoi hoa dau tu, phat huy
duoc kha nang st dung vén trong dau tu kinh
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doanh, quan 1y hi€u qua, nang cao nang lyc, dem
lai loi ich cho cha dau tu noi riéng va cho thanh
phd néi chung;

Bon la, phai ton trong, khdo sat y kién cua
nguoi dan, tdng cuong sy tham gia cua nguodi
dan trong qua trinh trién khai dy 4n cai tao chung
cu cl;

Nam la, phai c6 chién luoc va ké hoach tai
thiét d6 thi phu hop véi thyuc tién mdi khu vuc
(dc diém, quy mo, tinh chat, didu kién hd trg...).
Cai tao theo huong tang tién ich do thi, giam
mat do xay dung, tang dién tich cay xanh, khong
gia ting mat d6 dan sd dé nang cao chit luong
d06 thi sau cai tao;

Sau la, tham khao kinh nghiém cai tao chung
cu cii cia cac nudc phat trién da di trude trong
linh vuc nay nhu My, Canada, Nhat Ban, Han
Quéc, Trung Quéc. .

3.3. Xu huéng quy hoach tai thiét, chinh
trang do thi

Tai thiét d6 thi 1a quan diém va hanh dong
toan dién hudng téi cac giai phap vé van dé& do
thi dan t6i su cai thién theo hudng bén viing vé
diéu kién kinh té - x4 hoi, khong gian va moi
truong cua mot khu vie ma thiy co van dé can
thay d6i. Vi su phat trién ciia xa hoi va thay doi
tu duy phat trién do thi hién dai nho hudéng dap
g tién nghi, dam bao khong gian xanh cdt 16
thi cac d6 thi, siéu do thi, nhiéu qudc gia trén thé
gid1 da dua ra mo hinh cai tao khu chung cu cii
va dat dugc nhidu thanh céng dang mo udc.

Canada thanh cong véi dy an cai tao khu
chung cu cii Regent Park, thanh phd Toronto.
bay la khu do6 thi xay dung trong nhirng nam
1950 danh cho nguoi nhap cu. Do dugc xay
dung danh cho ngudi c6 thu nhap trung binh va
thip nén khu nha nay chi c6 tién ich tbi thiéu va
roi vao tinh trang xudng cép nghiém trong trong
vai thap nién tré lai ddy. Nam 2005 chinh quyén
thanh phé Toronto di dua ra ké hoach cai tao
khu vyc nay. Qua trinh cai tao gitip nang cip hé
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théng duong giao thong do thi cong cong, mo
rong khong gian xanh va cac khu sinh hoat cong
dong, tao ra cac cin ho phi hop véi nhidu mirc
thu nhap khac nhau dé giup cu dan co thé dé
dang tiép can. Hé théng dich vu da nganh dugc
mo ra toi tan chan cua cac toa nha khong chi
gitip dan cu dé dang tiép c4n ma con tao ra cong
an, viéc 1am cho ngudi dan noi day. Sau khi cai
tao, mO hinh khu d6 thi Regent Park da nhan
duoc nhitng danh gia cao tir gidgi chuyén gia va
mo ra hudng giai quyét co ban cho cac khu
chung cu cii da va dang xudng cép tai Cannada
noi riéng va trén thé gisi néi chung.

Nhat Béan ciing 1a mot qudc gia rat thanh cong
trong vi¢c cai tao nha chung cu cti. Mot mo hinh
dang cha y la cai tao khu chung cu cii
Shinonome Canal Court tai thu d6 Tokyo, noi
ndi tiéng voi gia nha diat d6. Co quan Tai thiét
va cai tao d6 thi Nhat Ban va Tap doan
Misubishi da hop tac thuc hi¢n cai tao du an véi
viéc bién 16 ha cac khdi nha chung cu cii dang
xudng cip tram trong va khu ciu cang b hoang
thanh mét khu do thi sang trong trong long thu
doé Tokyo. Sau khi hoan thanh, khu chung cu
moéi lién hoan da tao ra 6.000 can hd méi vdi cac
khu tién ich lién hoan va déng bd. Trong do, co
quan Tai thiét va cai tao d6 thi Nhat Ban quan ly
13,9 ha con Tap doan Misubishi 1a 2,5 ha. Dy an
dugc thyc hién theo phuong thic st dung mat
b?mg tai chd, cac vi tri dep dugc x4y dung thanh
cac khu chung cu cao cip ban trén thj truong dé
tao nguén von céi tao toan bo khu chung cu. Sau
khi thu hoéi von, khu dé thi lién hop danh cho
nguoi thu nhap trung binh va thip dugc xay
dung tai vi tri d@ dugc hoach dinh. Du 4n nay
cling duogc coi 1 du an dién hinh thanh cong vé
cdi tao chung cu ci.

Thuc té phat trién d6 thi & Ha Noi nhitng ndm
qua ciing cho thay, nhiéu khu vuc do thi phat
trién 16n x0n, roi rac, thiéu co so va dich vu ha
tang, nhiéu khu bi xudng cap, diéu kién séng

chat hep, thiéu khong gian cong cong, giao
thong tic nghén, ngap lut, 6 nhidm moi
truong... Van dé dit ra can co phuong 4n quy
hoach cai tao, tai thiét phu hop, déng bo chir
khong thuc hién mot cach riéng 1€, phan tich ki
cac van dé va tinh hinh db thi khu vuc. Can phai
c6 tu duy dot pha trong cong tac cai tao chung
cu cil, trude hét phai tir viéc 1ap quy hoach chi
tiét ting khu, cum nha chung cu. Quy hoach
phai giai quyét cac kho khin, vudng méic va bao
dam hai hoa 191 ich cua ngudi dan, nha dau tu va
Nha nuée. Can cé sy thay doi va cai thién khong
gian do thi, két cAu xa hoi, co so kinh té va diéu
kién moi truong. St dung quy hoach chién luoc
hop nhét dé giai quyét van dé duoc can bang phu
hop v6i muc tiéu phat trién bén viing.

4. KET LUAN

Nghién ctu thyc trang, kinh nghiém tir cac
du an cai tao chung cu cii cua quan Ba Dinh,
thanh phé Ha Noi cho thdy, tinh hinh cai tao, ti
thiét d6 thi hién nay con gap rat nhiéu kho khin,
vuéng méc. Py khong chi 1a van dé riéng cua
Nha nudce, nha dau tu, nguoi dan ma nd con la
van dé cua toan xa hoi, can su phéi hop hai hoa
lgi ich ciia moi céd nhan va céc co quan t chirc
méi ¢6 thé nhanh chong thuc hién dugc viéce cai
tao cac khu chung cu cil.

Viéc ban hanh dé an cai tao chung cu cii trén
dia ban Ha Noi 1 co sé phap li quan trong dé
m¢& ra huéng di méi thao g& nhitng kho khan
trong nhiéu nam qua. Dé c6 thé bién dé an tro
thanh hién thuc can sy tham gia déng gop cia
ngudi dan, tim huyét ciia doanh nghiép va su
quyét tim cta chinh quyén. Bai viét khuyén
nghi mot sd giai phap nhu sau:

- Vé co ché chinh sdch: can thu hit cac nha
dau tu tham gia vao cai tao chung cu cil, ¢6 uu
dai v6i cac nha dau tu trong qua trinh thuc hién.

- Vé quy hoach, kién tric: t6 chirc 1ap, diéu
chinh quy hoach ddi vé6i cac khu vire ¢ chung cu
cil can cai tao, xem xét cac chi tidu quy hoach
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(mat do xay dung, h¢ s sir dung dat, quy mo dan
sO, chiéu cao ting), wu tién dién tich nhét dinh
cho cac nhu ciu cong cong, chu trong da dang
hoa thiét ké dap ing nhu cau ctia nhiéu dbi turong.

- Vé ddt dai: UBND cép tinh xem xét, cho
phép chu dau tu dy an dugc chuyén mot phan
dién tich dat trong du an dé phuc vu nhu cau
kinh doanh, dich vu nhdm dam bao hiéu qué vé
tai chinh cua tung du 4n trén co s& bao dam phu
hop v6i quy hoach chi tiét xay dung do co quan
c¢6 thdm quyén phé duyét. Cha dau tu dy an dugc
mién tién str dung dét, tién thué dat dé thuc hién
du an...

- Vé tai chinh: tily diéu kién cu thé ciia timg
dia phuong, co quan chirc ning xem xét, quyét
dinh cho phép cha dau tu du an dugc vay mot ty
1¢ von dau tu (tdi da khong vuot qua 70% gia tri
xdy lip va thiét bi cua dy an) tir quy dau tu phat
trién hodc quy phat trién nha & cta dia phuong.
HO trg von dau tu dé xay dung cac cong trinh ha
tang ky thuat ngoai pham vi du 4n va mot sd
cong trinh ha ting x3 hoi thiét yéu trong pham
vi dy 4n. Cha dau tu dyu an duoc ap dung muc
thué vu dai trong va sau khi thuc hién du an. Cac
t6 chuc, ho gia dinh, ca nhan thudc dién dugc tai

dinh cu tai chd khong phai nop 1é phi trude ba
khi cip gidy chimg nhan quyén so hitu nha .

- Vé boi thuong, bé tri tam cur va tdi dinh cu:
chu dau tur dy an phai lap, thong nhat phuong an
bdi thuong, bd tri tam cu, tai dinh cu cho nhimg
nguoi dang s& hitu, st dung hop phép nha & tai
chung cu cii trinh co quan c6 tham quyén xem
xét, phé duyét trudc khi thyc hién viéc pha do
chung cu cii. Viéc boi thuong, b tri tam cu, tai
dinh cu dugc thyc hién thong qua hinh thirc
thanh toan bang nha & trong pham vi du 4n (sau
khi cai tao, xay dung lai) hodc béng nha ¢ tai cac
diém khéc.

- Quan Iy dw én sau dau tue: chu du tu dy an
c6 trach nhiém quan 1y va van hanh chung cu
sau khi cai tao, xdy dung lai theo Quy ché quan
Iy str dung nha chung cu do B§ Xay dung ban
hanh; tuy theo diéu kién cu thé cua tung du an,
cho phép chu dau tu duoc bd tri, khai thac mot
phan dién tich nha chung cu (sau khi cai tao, xay
dung lai) dé phuc vu nhu cau kinh doanh, dich
vu nhdm bu dap chi phi quan 1y sir dung chung
cu, gop phan giam bt cac khoan chi phi ma
nguoi dan phai dong goép khi dua chung cu vao
khai thac, van hanh.
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