
Do thj hoa va gia ddt vung ven do thj 6 
dong bang song Cuu Long 

LE K H l / d N G NINH 
< • 

1 ^ d thi hda Id nhu cdu vd xu the khdch quan dd'i vdi ddng bdng sdng Cdu Long trong 
J-^ qud trinh ddy mqnh cdng nghiep hda, hien dai hda vd diiu ndy td't yeu keo theo gid 

ddt vung ven dd thi d ddng bdng sdng Cdu Long tdng len. Gid ddt vd cdc yeu tddnh hUdng den 
gid ddt ludn la vdn di dUdc cdc nhd lap chinh sdch vl md, cdc nhd ddu tU cd sd ha tdng, quy 
hoqch du dn dd thi vd ddc biet Id ngUdi ddn chiu tdc ddng bdi dii dn quan tdm. Vi vay Idm ro 
cdc nhdn td tdc ddng, dnh hUdng den gid ddt vung ven dd thi de cd cd sd xdc lap chinh sdch 
gid phu hdp, gdp phdn day nhanh tien trinh dd thi hda la nhu cdu cd'p bdch hien nay d ddng 
bdng sdng Cdu Long. Ddy cung chinh Id ndi dung bdi vie't ndy. 

1. Gidi th ieu 

Dd thi hda la sU md rpng cua do thi tren 
hai phUdng dien khdng gian va thdi gian. Ve 
khdng gian, dd thj hda (hay cdn gpi la mflc 
dp do thi hda) dfldc tinh bdng ty le gifla sd 
dan dd thi tren tdng so' dan hay gifla dien 
tich dd thi tren dien tich cua dia phfldng. Ve 
thdi gian, dd thi hda (hay cdn gpi la td'c dp dd 
thi hda) dfldc tinh bang td'c dp gia tang theo 
thdi gian eiia hai yeu te dan so dd thi va 
dien tich dd thi. 

Do thi hda lan tda tfl cac dd thi ddn den 
viec sap nhap dan cac vflng ndng thdn lan 
can, bien cae vung nay thanh mot bp phan 
mdi cua dd thi; Do dd, cac vung ven dd thi se 
chiu anh hfldng Idn cua dd thi hda, vi d dd 
dfldng sa dfldc xay dflng mdi hay md rpng, 
lam cho viec di lai trd nen thuan tien, nhanh 
chdng va it ton kem hdn. Ve phfldng dien 
kinh te, cac khu chd truyen thd'ng, cac trung 
tam thfldng mai, sieu thi va ngan hang se 
mpc len cung vdi qua trinh do thi hda. Ve 
van hda - giao due, trfldng hpe, trung tam 
vSn hda, trung tam vui chdi, giai tri, v.v. 
cflng lan Ifldt xua't hien, mang lai tri thflc 
mdi cung nhfl ddi sdng tinh than ngay cang 
phong phu hdn cho ngfldi dan. Ben canh dd, 
dd thi hoa cung se cho ra ddi cac khu cdng 
nghiep tap trung, giup tao ra viec lam mdi 
vdi thu nhap cao hdn (sd vdi san xua't nong 

nghiep thuan tuy) cho ngfldi dan vung ven. 
Viec xay dflng, phat trien cac tien ich cdng 
cong (nhfl san bay, ben cang, trfldng hpe, 
trung tam van hda, vui chdi, giai tri, v.v.) 
cung nhfl cac trung tam thfldng mai hay 
khu cong nghiep se lam tang nhu cau do'i vdi 
da't dai d cac vflng ven, khien cho gia dat d 
day tang len. Ngoai ra, do thi hda cdn dan 
den sfl nhap cfl cua ngfldi dan tfl ndi khac 
den nham thu hfldng tien ich cdng cdng 
cung nhfl cd hpi mdi, lam tang nhu cau dd'i 
vdi da't dai va do dd lam tang gia da't d vung 
ven do thi. 

Tuy nhien, viec phat trien cac khu cong 
nghiep cung nhfl viec nhap cfl vao cac khu 
dd thi mdi lai gay ra anh hfldng xa'u ddi vdi 
mdi trfldng song d dd thi, nhfl cac cong trinh 
van hda, lich sif truyen thd'ng hi xam hai, 
tinh trang d nhiem (nha't la ngudn nfldc 
sdng rach va nfldc ngam) do chat thai sinh 
boat va chat thai cong nghiep cung nhfl tinh 
trang mat an ninh, te nan xa hpi, v.v. cd the 
gia tang. Cac yeu to' nay se lam giam gia tri 
da't dai do lam giam ldi ich ciia ngfldi dan 
dang sinh sd'ng d dd, nen hp chuyen ndi sinh 
song, ddng thdi lam giam dpng cd nhap cfl 
eua ngfldi dan tfl ndi khac den. 
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Nhfl vay, ca hai nhdm yeu td tren deu 
c6 anh hfldng den gia da't d cac vflng ven 
dd thi, nhflng lai theo hai hfldng dd'i 
nghich nhau. Gia da't va cac yeu td anh 
hfldng den nd ludn la mdi quan tam Idn 
cua cac nha lap chinh sach kinh te vi md, 
cung nhfl chu dau tfl cua cac dfl an phat 
trien ket ca'u ha tang va cac nha quy 
hoach dd thi, dac biet la d nhflng ndi ma 
cac yeu td lien quan den dd thi hda cd tac 
dpng manh den gia da't. Do dd, hieu biet 
tfldng tan ve anh hfldng cua cac yeu to' cd 
lien quan den gia da't vflng ven la bet sflc 
hflu ich, de giup xay dflng chinh sach sii 
dung da't d dd mot each hdp ly. Nhdm dap 
flng yeu eau tren, muc tieu cua bai viet la 
phan tich anh hfldng cua cac yeu to' ed 
lien quan den do thi hoa den gia da't vung 
ven dd thi d Ddng bdng sdng Cflu Long 
(DBSCL). 

Bai vie't se sii dung so' lieu tbfl ca'p (tfl 
cac cd quan hflu quan) cflng vdi sd lieu sd 
cap thu thap trfle tiep tfl cac hp gia dinh 
song d cac vflng ven de thi d DBSCL de 
flde Ifldng gia da't, cung nhfl phan tich anh 
hfldng ciia cac yeu to' cd lien quan den gia 
da't d day. Tren nguyen tdc, chung tdi cd 
the sif dung khung gia da't do dia phfldng 
ban hanh hang nam, nhflng thflc te eho 
tha'y khung gia da't nay thfldng khdng 
bam sat gia thi trfldng. Chinh vi vay, de 
giup cung ca'p thdng tin dang tin cay ve 
gia thi trfldng cua da't dai vung ven cung 
nhfl cac yeu td anh hfldng den nd, bai viet 
sii dung sd lieu sd cap thu thap ngau 
nhien tfl 1.279 giae dich mua ban da't ciia 
cac hp gia dinh dang sinh sdng tai vung 
ven cac dd thi d DBSCL. 

2. Thflc trang do thi hoa va suf 
dving da't d v u n g ven do thi dong 
bang song Cufu Long 

DBSCL gdm 12 tinh va mot thanh phd 
trfle thupc Trung fldng, cd dien tich tfl 
nhien la 39.739 km', chiem khoang 12% 
dien tich ca nfldc. Dan sd DBSCL hien 
nay khoang 17 trieu ngfldi, chiem khoang 
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20% dan sd ca nfldc. DBSCL cd 7 thanh 
phd', 11 thi xa, 105 thi tran vdi thanh phd' 
Can Thd la t rung tam ciia Vung. Ndi 
chung, cac dd thi d DBSCL ed quy md 
trung binh va nhd va dang cd xu hfldng 
md rpng thdng qua cac dfl an quy hoach 
md rpng dd thi d cac vflng ven, nha't la cac 
dd thi mdi dfldc nang ca'p (nhfl thanh phd 
Can Thd, thi xa Vi Thanh va thi xa Nga 
Bay ciia tinh Hau Giang) hay cac thdnh 
phd' cd nhieu tiem nang phat trien nhfl 
Rach Gia (tinh Kien Giang), Ca Mau (tinh 
Ca Mau) va Long Xuyen (tinh An Giang). 
Chdng ban, thanh phd Can Thd cd khoang 
5.752 ha da't dupe quy hoach de md rpng 
dd thi thudc 66 dU an qui hoach xay dUng 
dang trien khai thUe hien. Khu dd thi 
Nam Can Thd la mot dien hinh cua thUc 
trang dd thi hda d DBSCL; khoang 2.000 
hec-ta da't trUde kia la vung trdng lua. 
hoa mau va cay an trai tru phu dfldc quy 
hoach thanh khu do thi. 6 day, dfldng sa 
dfldc phat trien va md rdng, cac tien ich 
cdng cong nhfl ben cang, kho bai, cdng 
vien, benh vien, v.v. dfldc xay dflng de 
dap flng nbu cau sinh boat cua ngUdi dan 
cung nhfl nhu cau phat trien kinh te - xa 
hpi cua dia phfldng cung nhfl ca vung. Do 
dd, gia da't d day tang len kha nhieu so 
vdi trflde dd. 

Tuy nhien, cd den khoang 50% trong 
tdng sd 2.000 hec-ta dat d Khu dd thi 
Nam Can Thd khdng dfldc sfl dung, vi cae 
dfl an thi cdng pha vd he thdng thuy ldi. 
nen ngfldi dan khdng the tiep tuc canh 
tac, hay khong dfldc phep canh tac tren 
da't trong khu quy hoach, trong khi nhieu 
dfl an lai dfldc trien khai rat cham, do khd 
khan ve tai chinh, hay do anh hfldng bdi 
sfl bien dpng tha't thfldng cua thi trfldng 
bat dpng san. Du cd bdn 2.000 hec-ta dfldc 
qui hoach thanh khu dd thi, nhflng chi co 
vai tram hec-ta la cd 'dfl an dau tfl xay 
dflng, phan Idn sd cdn lai bi cac doanh 
nghiep kinh doanh dia dc xi phan. chiem 
chd de cd dip sang ban kiem ldi hay bi quy 
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hoach "treo"'. 6 cac khu quy hoach "treo", 
viec cham trien khai hoac "treo" nhieu nam 
mdi xda bd lien quan den hang nghin hec-ta, 
anh hfldng den ddi sdng cua hang nghin hp 
dan, gay ra nhflng tac dpng tieu cflc 
trong qua trinh do thi hda^ Day cung la tinh 
trang chung ciia nhieu tinh thanh DBSCL, 
mac du mflc dp it nhieu khac nhau d cac dia 
phfldng. 

Thflc te cho tha'y viec thieu cong cu quan 
ly la quy hoach chi tiet da dan den tinh 
trang thieu ddng bp gifla phat trien, md 
rpng khdng gian dd thi vdi ddi mdi va nang 
cao cha't Ifldng dd thi. Nhieu dd thi d 
DBSCL, nha't la cac do thi tfl loai 4 trd len, 
da cd he tho'ng thoat nfldc nhflng hau het 
chfla hoan chinh; ty le hfl hdng, can cai tao, 
thay the la kha Idn. Do he tho'ng thoat nfldc 
mfla va nfldc thai cdn dung chung nen tinh 
trang ngap ung khi mfla Idn thfldng xay ra. 
Ben canh dd, cha't thai cdng nghiep, chat 
thai sinh boat, v.v. thu gom dfldc xfl ly chu 
yeu bang cdng nghe chon la'p, gay ra hien 
tfldng 6 nhiem d cac vung ven dd thi, nha't la 
d nhflng ndi cd chfla cac diem tap trung rac 
cong cong. Viec ap dung cdng nghe tai che, 
tai sii dung chat thai ran nham giam thieu d 
nhiem va ban che viec chdn la'p chi mdi trien 
khai thi diem d vai dia phfldng. Tinh trang 
xa rac bfla bai ra dfldng hay xud'ng kenh 
rach, hinh thanh cac bai rac tfl phat tai cac 
khu dan cfl, v.v. ngay cang trd nen phd bien, 
cung gay ra tinh trang d nhiem nang ne d 
nhieu khu vflc mdi dfldc dd thi hda. 

Dfldi tac dpng ciia dd thi hda, d cac vung 
ven dd thi thupc DBSCL, ky thuat cao da 
dfldc dp dung trdng cac md hinh san xua't 
mdi nhu dflng mang phu nong nghiep, nha 
Ifldi, md hinh flng dung tdng hdp, mang lai 
thu nhap cao hdn tfl viec sii dung da't. O 
day, ngfldi dan cung da chuyen dich cd ca'u 
san xua't thee hfldng nudi trdng cac loai cay 
con cd gia trj cao hdn, chang han nhfl thay 
viec chuyen canh lua thanh xen canh mau 
va vfldn cay an trai, nudi bd sfla, thuy san 
(dac biet la ca da trdn va torn), v.v. de cung 

cap nguyen lieu cho cong nghiep che bien va 
cho xua't khau, khien cho nhu cau va gia da't 
cl day tdng len. 

Tuy nhien, d cac khu dd thi hda, sfl gan 
ket lang xdm, cong ddng trd nen long leo hdn 
vi sfl thay ddi cua moi trfldng song, nghe 
nghiep cung nhfl tam ly xa hpi. Dac biet, 
nhieu ngfldi sau khi tieu xai het tien den bu 
trd thanh thj dan ngheo vi khdng cdn tfl lieu 
san xua't trong khi trinh do, tay nghe, tri 
thflc, ky nang tiep can, kien thflc giao tiep, 
flng xii ndi thj thanh chfla kjp chuyen ddi de 
bat nhjp vdi ddi sdng dd thi nen bj that 
nghiep, gay ra bat dn xa hpi, ma't an ninh, 
ma't doan ket, v.v. Viec chia nhd, ban di mot 
phan da't d de ce thu nhap (nha't thdi) khi 
gia da't tang len trd nen phd bien d cac khu 
do thj hda, dan den tinh trang nhieu ngfldi 
dan co' cifu d day ngheo di nhanh chdng va 
doi khi rdi vao hoan canh be tac, phai bo que 
di Iflu lac kiem ke sinh nhai. 

3. Cd sd ly luan ve a n h hvtdng cua do 
th i hoa den gia da t vung ven do thi 

Da't dai la ngudn tai nguyen tfl nhien vdi 
so' cung cd' djnh, mac dfl muc dich svf dung 
ciia nd cd the thay ddi theo thdi gian. Tinh 
cha't co' djnh ciia so' cung da't dai ngu y rang 

1. Thuc te cho tha'y cd ba dang quy hoach "treo". 
Thir nhai, dia phuong cdng bd quy hoiich mdt khu dai de 
xay dung cdng trinh, du an nhung .sau dd khdng lam gi 
di thuc hien quy hoach. Trong khi dd, ngudi dan sd'ng 
trong khu quy hoiich mud'n xay dung, sua chiia, chuyen 
nhuong lai gap khd khan. Thir hai, da cd quyei dinh thu 
hdi dai de thuc hien du an nhimg viec thu hdi khdng dirt 
diSm, keo dai tu nam nay sang nam khiie, cd khi chi 
vudng mot vai thua, trong khi nha dau tu mdi mit chd 
giao dai. Tinh trang "treo" nay lam cham tr^ tien do thuc 
hien du an dau tu. Thii ba, dai da giao nhung chii diiu tu 
khdng dau tu gi hoac diu tu mot it rdi bd dd giiy lang 
phi (Ngudn: http://www.vnexpress.net). Tinh den thiing 
7-2008, tinh trang quy hoach "treo", du an "treo" vin 
cdn kha phd bien vdi khoang 1.650 khu virc vdi dien tich 
344.665 hec-ta dupe coi la quy hoiich "treo". Tiii 61 tinh 
thanh, da cd 1.288 du an vdi dien tich 31.650 hec-ta 
thudc dien giai tda "treo" va 1.206 du an cd dien tich 
132.463 hec-ta thudc dien du an "treo" (Ngudn: 
http://www.sggp.org.vn. ngay 17-8-2008). 

2. Den nay, thanh phd Can Tho da xda nhidu trudng 
hop quy hoiich "treo", tap trung d qufm Ninh Kieu va hai 
quan viing ven Binh Thuy va Cai Rang. 
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gia da't phu thupc chu yeu vao nhu cau ddi 
vdi nd, chfl khong phu thupc vao md'i quan 
he tfldng tac gifla cung va cau, nhfl thfldng 
dfldc giai thich bdi cac ly thuyet kinh te hpe 
vi mo. Do dd, cac nghien cflu ve gia da't d 
vflng ven do thj chu yeu tap trung phan 
tich phfldng dien cau dd'i vdi da't dai d day. 
Cac nghien cflu nay cd the dupe phan thanh 
hai nhdm chinh. Nhdm thU nha't (bao gdm 
Chavas va Shumway 1982, Shalit va 
Schmitz 1982, Alston 1986, Burt 1986, 
Featherstone va Baker 1987, Runge va 
Halbach 1990, v.v.) xem thu nhap tfl san 
xua't ndng nghiep la yeu td chu yeu quyet 
dinh gia da't. Theo quan diem cua cac 
nghien cUu nay, ngoai trfl trUdng hdp da't 
dupe sfl dung vao muc dich phi nong nghiep 
mang lai ldi ich cad, gia da't d vung ven dd 
thj phu thupc vao thu nhap tfl san xua't 
ndng nghiep. Do dd, hp sfl dung bien sd thu 
nhap tfl boat dpng san xua't ndng nghiep 
cung vdi cac bien so' cd lien quan khac (nhfl 
dp mau md ciia da't, kha ndng tiep can 
ngudn nfldc tfldi, thdi tiet, kbi hau, v.v.) de 
giai thich xu hfldng bien dpng gia da't d 
vung ven dd thj. Hau bet cac nghien cflu 
nay nhan tha'y cd mdi quan he ty le thuan 
gifla cac bien so' ndi tren vdi gia da't tren thj 
trfldng d cac vflng ven dd thj. 

Trong khi dd, nhdm cdn lai xem xet anh 
hfldng cua cac yeu td phi ndng nghiep den 
gia da't cl vflng ven do thj, vi cho rdng neu 
hinh thflc sii dung da't mang lai ldi ich cad 
nha't khdng phai la san xua't ndng nghiep, 
thi gia da't tren thj trfldng se phai cae hdn 
gia trj sfl dung cua nd cho san xua't ndng 
nghiep thuan tuy. d nhflng ndi ma thu nhap 
tfl san xua't ndng nghiep khong Idn va khdng 
ed anh hfldng manh bdng dd thj hda, thi cac 
bien so' phan anh anh hfldng ciia dd thj hda 
cdn phai dfldc dfla vao mo hinh xac djnh gia 
da't d day. Nhdm nay (bao gdm Chicoine 
1981, Shonkwiler va Reynolds 1986, Folland 
va Hough 1991, v.v.) chu yeu sfl dung cac 
yeu td phi ndng nghiep nhfl: khoang each 
den trung tam do thi, vj tri da't, khoang each 

den dfldng giao thdng va den cac cdng trinh 
cong cdng khac (trfldng hpe. trung tam 
thfldng mai, san bay, ben cang, v.v.) de giai 
thich sfl bien dpng cua gia da't ndng nghiep. 
Cung gid'ng nhfl nhdm dau tien, hau het cac 
nghien cflu nay nhan tha'y: cac yeu td vfla 
neu cd anh hfldng ty le thuan den gia da't 
vung ven dd thj. 

Dfla tren luan diem eua hai nhdm nghien 
cflu tren, Benirsehka va Binkley (1994) va 
Livanis va cpng sfl (2006) sfl dung ca bai 
loai bien so' phan anh thu nhap tfl san xua't 
nong nghiep va anh hfldng cua dd thj hda de 
nghien cflu sfl bien ddng cua gia dat d vung 
ven trong qua trinh do thj hda. Ben canh dd, 
mot sd nghien cflu khac (chang han nhfl 
Bastian va cdng sU 2002) cdn cho rang, gia 
trj cua da't dai cdn phu thudc vao cac yeu to 
cd gia trj phi tien te nhu ngudn nfldc. ngudn 
khdng khi. mUe dp than thien cua hang xdm, 
tinh hinh an ninh, v.v. Cu the, gia tri cua 
da't dai cang cao neu nam d ndi cd ngudn 
khdng kbi trong lanh bay ngudn nfldc sach, 
hay d nhflng khu vUc tai dd mpi ngUdi sdng 
than thien, tfldng trd lan nhau. an ninh 
dupe dam bao tot. 

Mdt so' nghien cflu khac cdn sU dung cac 
bien so' nhu dien tich da't de phan tich sU 
bien dpng cua gia da't vflng ven dd thj. Theo 
quan diem cua cac nghien cflu nay, neu 
dien tich dat cang Idn thi gia da't cang cao, 
vi da't vdi dien tich Idn se cd the dfldc sfl 
dung vdi muc dich tan dung tinh kinh te 
quy mo nham tao ra sinh ldi cao bdn. Tuy 
nhien, cung cd lap luan cho rang, dien tich 
da't Idn se vfldt qua kha nang tai chinb cua 
ngfldi mua (dac biet la trong trUdng hdp 
mua de d chU khdng de kinh doanh), nen 
ngUdi mua chi se ddng y mua vdi gia tha'p 
va de ban dUdc thi ngUdi ban co the phai 
giam gia, lam cho gia da't lai giam di. Ben 
canh dd, mot yeu td khac cung cd anh 
hUdng den gia trj cua da't treng bien tai la 
gia trj tang len cua da't theo ky vpng cua 
ngUdi mua. Nhflng manh da't cd gia trj difdc 
ky vpng se tang len trong tfldng lai thi se 
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dupe mua ban vdi gia cao hdn trong hien 
tai, vi khi dd ngUdi mua se sd hflu cd hpi 
ban da't lai vdi gia cao hdn de hfldng ldi. 

Mac du da xem xet anh hfldng cua dd thj 
hda mot each kha toan dien, nhflng cac 
nghien cflu trflde day chfla de cap den anh 
hfldng ciia quy hoach "treo" den gia da't, dac 
biet la gia da't d cac vung ven dd thj, ma 
day la hien tfldng da xua't hien kha nhieu d 
nfldc ta (nhfl vfla de cap d phan trflde). Do 
dd, de phan anh anh hfldng cua hien tfldng 
nay va tim giai phap khdc phuc khiem 
khuyet cua nd, bai viet cung se phan tich 
anh hfldng cua quy hoach "treo" den gia da't 
vung ven d DBSCL. 

4. Mo h i n h ngh ien ciJfu va ke t qua hoi 

quy 
4.1. Md hinh nghien cdu 

Bai vie't sii dung md hinh "Iflc ha'p din" xay 
dflng bdi Shi va cpng sfl (1997) - la md hinh 
dfldc sii dung bdi rat nhieu nghien cflu ve gia 
da't vung ven do thj (chdng ban nhfl Capozza 
va Helsey 1989, Bernirschka va Binkley 1994, 
Plantinga va Miller 2001, Cavaihes va 
Wavresky 2003, Livanis va cpng sfl 2006, 
V.V.). Md hinh nay chu yeu bao gdm cac bien 
so' do Ifldng "life ha'p dan" cua dd thj hda thdng 
qua viec phat trien he thd'ng giao thdng, cac 
tien ich cdng cpng, trung tam thfldng mai, khu 
cdng nghiep, v.v. khien cho nhu cau va gia trj 
cua da't dai d cac vung ven tang len. Tuy 
nhien, nhfl vfla phan tich d phan cd sd ly luan, 
cac bien so' nay khdng quyet djnh toan bp gia 
da't d vung ven cac de thj nen cac bien sd cd 
lien quan khac dfldc bd sung vao md hinh. Cii 
the, md hinh nghien cflu sfl dung trong bai 
vie't nay la: 

GIADAT=ao+a^KCTTDOTHI-i-a2KCTMAI+ajKCTRHOC+ 

+ a,KCDCHINH-\-a^MATTIEN+ a(,NGUONDIEN+ ajNGUONNUOC+ 

+ asONHIEM+aJNHAPDAT-^-oi^of^VGIA-^-a^^QHOACHTRE(J^ 

+ aj2lOAIDOTHI+a^^MATDO+a^^DTDAT 

Trong md hinh nay, bien phu thupc 
(GIADAT) la gia da't thflc te mua ban tren 
thj trfldng (1.000 ddng/m"). Dau tien, md 
hinh bao gdm cac bien so' do Ifldng "life ha'p 
ddn" ciia dd thj. Bien sd KCTTDOTHI la 
khoang each (tinh bdng met) den trung tam 
dd thj. Khoang each den trung tam do thi 
cang xa thi gia da't se cang tha'p, vi song 
eang xa trung tam thdnh phd' thi ngfldi dan 
phai di chuyen xa hdn khi can tbda man 
nbu cdu ciia minh, nha't la nhu cau ve cac 
djch vu cdng (nhfl djch vu phap ly), cac djch 
vu chat Ifldng cao (nhfl djch vu tai chinh, tfl 
van, V.V.), do cac djch vu nay thfldng tap 
trung d khu trung tam ciia cac dd thj. Vi 
vay, a, dfldc ky vpng la cd gia trj am. Tfldng 

tfl, bien sd KCTMAI la khoang each (met) 
den trung tam thfldng mai, chd hay sieu thj. 
Do cang gdn cac tien ich nay thi ngfldi sii 
dung da't se mat it thdi gian hdn de mua 

sdm hang hda tieu dung cho ban than cung 
nhfl cho gia dinh. Dieu nay rat quan trpng 
dd'i vdi cudc sd'ng hien dai, vi ngfldi dan can 
cd nhieu thdi gian nghi ngdi, tbfl gian, cham 
sdc gia dinh, v.v. Do dd, he so' a2 cung dfldc 

ky vpng la am. Ben canh dd, KCTRHOC la 
khoang each (met) den trfldng hpe. Day la 
mdt trong nhflng yeu td cd anh hfldng Idn 
den tam ly cua ngfldi sii dung da't, vi thflc 
te cho tha'y hau het mpi ngUdi deu mud'n 
con em minh hpe hanh day dii nhUng phan 
Idn cac em, nha't la d cac dp tudi mau giao 
va ca'p mot, khdng the tU den trUdng ma 
phu huynh phai dUa ddn. Do dd, neu da't 
cang d gan trUdng hpe thi gia da't se cd xu 
hudng cang cao vi ngUdi mua sdn long tra 
gia cao hdn cho da't d day de tiet kiem thdi 
gian va chi phi dUa ddn cdn em hang ngay, 
cung nhu di lai an toan hdn. NhU vay, he 
so' ttj se cd gia trj am. He so' Uj ciia bien sd̂  
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KCDCHINH - khoang each (met) den dudng 
giao thdng chinh - cung se dUde ky vpng la 
am vi gia da't se cdng cao neu cang gan true 
dUdng chinh. 

Mot trong nhflng bien sd do Ifldng sflc hut 
manh me cua dd thj hda la MATTIEN - bien 
sd cd gia trj la 1 neu la dat mat tien dfldng 
giao thdng va cd gia trj la 0 neu khdng phai 
la mat tien. Do khi dd thj hda, dfldng sa se 
phat trien nen eang nhieu manh da't se trd 
thanh da't mat tien va gia cua chung se 
tang, tham chi tang ra't cao trong mot sd 
trfldng hdp dac biet, vi cd the sii dung de tao 
ra sinh ldi cad hdn (nhfl tfl kinh doanh hay 
cho thue). Do dd, a^ dfldc ky vpng la cd gia 
trj dfldng. Ben canh dd, NGUONDIEN va 
NGUONNUOC la hai bien sd do Ifldng chat 
lifdng cua ngudn dien va ngudn nfldc. Cu 
the, bien sd NGUONDIEN cd gia trj Id 1 neu 
cha't Ifldng ngudn dien la td't, 2 neu cha't 
Ifldng ngudn dien la kha td't, 3 neu cha't 
Ifldng ngudn dien la kem va la 4 neu chfla cd 
dien. Tfldng tfl, bien sd NGUONNUOC cd 
gia trj la 1 neu chat ngudn nfldc may Id td't, 
2 neu ngudn nfldc may la kha tot, 3 neu 
ngudn nfldc may Id kem va la 4 neu chfla cd 
ngudn nfldc may. Ro rang, hai khia canh 
nay deu la ket qua ciia do thj hda. Thdng 
thfldng, mflc dp dd thj hda cang cao thi cha't 
lupng eua hai loai tien ich ndy cung cang 
cao. Gia da't se cao hdn neu chat lUdng cua 
hai Idai tien tich nay tang len. Do dd, ca hai 
he sd â , vd a^ deu dUde ky vpng la cd gia 

trj am vi cha't lUdng ciia hai loai tien ich nay 
cdng tha'p (nghia la gia trj cua hai bien sd 
tren cang cao) thi gia da't d dd cang tbd'p. 

Ben canh cac bien sd neu tren, do thj hda 
cdn mang lai mot sd tac dpng xau den mdi 
trUdng sd'ng cua dd thj, do dd lam giam gia 
da't d day. De do lUdng cac tac dpng nay,^ md 
hinh cdn bao gdm bien sd ONHIEM de do 
ludng mflc dp d nhiem cua mdi trifdng sdng. 
Bien sd nay cd gia trj la 1 neu moi trfldng 
khdng bj d nhilm hay ra't it bj d nhilm, 2 
neu mdi trfldng bj 6 nhiem d mflc do vfla 
phai, 3 neu mdi trfldng hi d nhilm nang va 

la 4 neu mdi trfldng bj d nhilm ra't nang. 
Nhfl vay, he so' ag dfldc ky vpng la cd gia 
trj am. 

Nhfl phan tich d tren, theo quan diem cua 
mot so' nha nghien cflu, thu nhap tfl da't 
cung se quyet djnh gia da't d vung ven. De 
kiem chflng lap luan nay, chung tdi sfl dung 
bien sd TNHAPDAT de do Ifldng thu nhap 
hang ndm (1.000 ddng/m^) ma ngfldi sd hflu 
da't nhan dfldc tfl viec khai thac, sfl dung da't 
cua minh. He so' a , cua bien so nay dflpc ky 

vpng la.cd gia trj dfldng. Ngoai cac bien so' 
dfldc sii dung bdi cac nghien cflu trUde day, 
me hinh cdn sfl dung cac bien sd cd lien 
quan khac. Dd la bien sd KVGIA - bien so'do 
Ifldng ky vpng ve mflc tang eua gia da't trong 
tfldng lai. Bien so' nay cd gia trj la 0 neu 
ngfldi mua dat khdng ky vpng gia da't tang 
len va gia trj cua bien so' nay se lan Ifldt 
tang them met diem neu ngfldi mua ky vpng 
gia da't tang len them 10% trong tfldng lai. 
Do ngfldi mua da't cd the tinh den viec ban 
lai de thu ldi khi cd cd hpi nen he so' a^^ cua 

bien so' nay dfldc ky vpng la se cd he so 
dfldng. 

Dac biet, gia da't vung ven dd thj d 
DBSCL cung nbu d nhieu vflng khac d nfldc 
ta cdn chiu anh hUdng cua quy hoach "treo". 
Do cae nguyen nhan dUdc phan tich d tren, 
quy hoach "treo" khien cho thu nhap cua 
ngUdi sd hflu da't giam manh va da't chi cd 
the dfldc mua ban khdng chinh thflc nen gia 
ciia nd se ra't thap. De kiem djnh gia thuyet 
nay, md hinh nghien cflu trong bai bao gdm 
bien sd QHOACHTREO - bien sd cd gia trj 
la 1 neu da't thupc khu quy hoach "treo" vd 0 
neu da't khdng thupc khu quy hoach "treo". 
Nhfl da phan tich, he so' a,, cua bien sd 

QHOACHTREO dfldc ky vpng cd gia trj am 
vi gia da't d cac khu quy bdach "treo" se tha'p 
hdn. Cu the hdn, he sd a,, do Ifldng mflc dp 

chenh lech cua gia gifla da't bj quy hoach 
"treo" va da't khong bj quy hoach "treo". 

Ngoai ra, theo quy djnh cua Chinb phu, 
cac do thi d nfldc ta dfldc phan thanh dd thj 
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loai dac biet, loai 1, loai 2, loai 3, loai 4, v.v. 
can cfl vao vai trd ciia no trong viec thuc day 
sfl phat trien kinh te - xa hpi cua vung hay 
dja phfldng, chat Ifldng ciia dd thj ve cac 
phfldng dien nhfl ket ca'u ha tang, quy mo 
dan so', v.v. Do dd, do thj dfldc xep hang cang 
cae thi gia da't d dd cd the cang cao. De kiem 
chflng luan diem nay, mo hinh nghien cflu 
bao gdm bien sd LOAIDOTHI - la bien sd'cd 
gia trj la loai dd thj ma Chinh phu quy djnh 
dd'i vdi cac dd thj dfldc khao sat. He so' a^j 

ciia bien sd LOAIDOTHI se cd gia trj am vi 
xep hang dd thj cang tha'p (nghia la gia trj 
cua bien so' LOAIDOTHI cang cao) thi gia 
da't d dd cd the cang thap. Ben canh dd, nhfl 
lap luan trflde day, gia da't ndi chung va gia 
da't d vung ven cac dd thj chju anh hfldng 
ciia nhu cau dd'i vdi nd, vi so' cung gan nhfl 
la cd' djnh. Mot trong nhflng bien so' do Ifldng 
nhu cau dd'i vdi dd't dai chinh la mat dp dan 
so'. Vi vay, md hinh bao gdm bien so MATDO 
- do Ifldng mat dp dan sd'ciia cac do thj dfldc 
khao sat. He so' a^^ dfldc ky vpng la dfldng, 

nghia la mat dp dan so' dd thj cdng cao thi 
gia da't se cang tang vi d dd nhu cau dd'i vdi 
da't se cang Idn. Cud'i cung, md hinh nghien 
cflu cdn sfl dung bien sd DTDAT - do Ifldng 
quy md dien tich da't. Bien so' nay cd the cd 
he sd tfldng quan (0,4) la dfldng vi neu dien 

tich da't cang Idn thi da't se cd the dfldc sii 
dung chd muc dich tan dung tinh kinh te 
quy md de thu dfldc ldi Ich cao. Tuy nhien, 
thflc te cung cho tha'y Id da't cd dien tich Idn 
thi lai cd the khd tim dfldc ngfldi mua nen 
ngfldi ban se cd the phai ha gia de cd the 
ban dfldc. Vi vay, he so' a ,4 cua bien so' 

DTDAT cung cd the am. 

4.2. Md td mdu khao sdt 

Phan nay md ta mau khao sat thong qua 
mot so'bien so'cd ban sii dung trong md hinh 
nghien cflu d tren. Nhfl ta dd biet, so' lieu sd 
cap sii dung trdng bai viet ndy dfldc thu 
thap tfl 1.279 giao djch mua ban da't ciia cac 
hp sinh song d cac vung ven do thj ciia 
DBSCL nhfl: thanh phd Can Thd, Long 
Xuyen (tinh An Giang), Ca Mau (Ca Mau), 

Rach Gia (Kien Giang), Sdc Trang (Soc 
Trang) va cac thj xa Vinh Long (Vinh Long), 
Ben Tre (Ben Tre), Vj Thanh va Nga Bay 
(Hau Giang). Vdi cd mdu du Idn nhfl vay thi 
so' lieu thu thap dfldc se cd dp tin cay cao. So' 
lieu d bang 1 cho tha'y, gia da't binh quan d 
cac vung ven do thj DBSCL la 1.598.000 
ddng/m". Mflc gia nay kha tbd'p so vdi gia 
da't vflng ven cl cac thanh phd' Idn cua nfldc 
ta nhfl Ha Noi, thanh phd' Hd Chi Minh, Hai 
Phdng hay Da Nang, vi hau bet cac dd thj d 
DBSCL cd quy mo trung binh va nhd, cd tam 
quan trpng vfla phai do'i vdi sfl phat trien 
kinh te cua ca nfldc va cua vung, san xua't 
cdng nghiep cung nhfl cac nganh thfldng 
mai, djch vu d day chfla phat trien md ehu 
yeu dfla vao san xua't ndng nghiep hay cac 
djch vu, budn ban nho le. Tuy nhien, trong 
mot so' trfldng hdp dac biet, gia da't d day len 
den 8.000.000 ddng/m" do can ke cae trung 
tam thfldng mai mdi hinh thanh, cac true 16 
giao thong chinh, cac cdng trinh quan trpng 
khac (nhfl cau Can Thd, cau My Thuan d 
Vinh Ldng hay cau Rach Milu d Ben Tre), 
v.v. Ngflde lai, trong mot so' trfldng hdp 
khac, gia da't chi cd 200.000 ddng/m^ Day 
thfldng la da't cd sfl chdng cheo hay khdng ro 
rdng ve chu quyen, hay nam trong cac khu 
quy hoach "treo" nen khong the sang ban vdi 
gia cao. 

Bang 1 cung cho tha'y khoang each binh 
quan gifla cac diem khao sat va trung tam 
dd thj la 4,508 km (vdi dp lech chuan la 
2,230 km), cho tha'y quy mo kha nhd ciia 
cac do thi d DBSCL, vi vung ven d day kha 
gan vdi trung tam do thj. Khac vdi khoang 
each den trung tam do thj, khoang each 
binh quan gifla cac diem khao sat va cac 
trung tam thfldng mai khdng Idn - la 1,809 
km vdi dp lech chuan la 1,212 km - cho 
tha'y la trong thflc te phat trien dd thj d 
DBSCL nhieu trung tam thfldng mai hay 
cac khu budn ban tap trung da dfldc hinh 
thanh cl cac khu do thj mdi de phuc vu nhu 
cau mua sdm cung nhfl kinh doanh cua 
ngfldi dan. Dieu nay phan anh tfl duy kinh 
te nhay ben cua cac nha dau tfl, song tinh 
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hieu qua cua cac trung tam thfldng mai hay 
khu budn ban tap trung la va'n de can dfldc 
xem xet ky, do mot sd trung tam thfldng 
mai dfldc xay len nhflng bj bd trdng, gay ra 
sfl lang phi Idn ve vdn dau tfl. Tfldng tfl, 
khoang each gifla cac diem khao sat den cac 
trfldng hpe khdng Idn, chi khdang 1,045 km 

BANG 1. Mo ta 

(vdi dp lech chuan la 0,756 km), bdng 
khoang 23% so vdi khoang each den trung 
tam dd thj, cho tha'y viec hpe hanh kha 
thuan tien ciia cac em d cac khu dd thi hda 
d DBSCL, vi vdi phfldng tien giao thdng 
hien dai nhfl ngdy nay thi khoang each nay 
la khdng dang ke. ., , ., . , 

mau khao sat : ; : . ! : . 
7 i - . ' l ! 

Bien sd 

Gia dit (1.000 ddng/m^) 

Khoang each den trung tSm dd thi (m) 

Khoang each dS'n trung tam thuong mai (m) 

Khoang each den trudng hoc (m) 

Chit luong ngudn dien (1 = tdi, 2 = kha tdi, 3 = kem va 4 
= chua cd dien) 

Chat luong ngudn nudc may (1 = td't, 2 = kha tdi, 3 = kem 
va 4 = chua cd nudc may) 

Mire dp d nhiem (1 = rit it, 2 = vira phiii, 3 = nang va 4 = 
rat nang) 

Quy hoach "treo" (0 = khdng bi quy hoach "treo" va 1 = bi 
quy hoiich "treo") 

Binh 
quan 

1.598 

4.508 

1.809 

1.045 

1,6 

2,2 

1,6 

0,2 

Cao nha't 

8.000 

10.000 

6.000 

5.000 

4 

4 

4 

1 

Thap 
nhat 

200 

500 

100 

10 

1 

1 

1 

0 

Dp lech 
chuan 

1.341 

2.230 

1.212 

765 

0.7 

1,4 

0,8 

0,4 

Ngudn: Tu khao sat thing 12-2008. 

Mdt trong nhflng thdng tin dang chu y 
tfl bang 1 la cha't Ifldng ngudn dien d cac 
khu dd thj hda d DBSCL la kha tdt, trdng 
khi cha't Ifldng ngudn nfldc may chi la 
trung binh. Ket qua nay ngu y rdng, cung 
gid'ng vdi mot sd ndi khac d nfldc ta, viec 
phat trien ke't ca'u ha tang d cac khu dd 
thj hda d DBSCL cdn thieu ddng bp, vi 
dfldng giao thdng da dfldc md mdi nhflng 
cac tien ich cdng cpng (nhfl ngudn nfldc 
chdng ban) chfla phat trien theo kjp. 
Ngflde lai vdi cac ket qua tren, sd lieu 
trong bang 1 cho ta tha'y rang mflc dp d 
nhi lm d cac vung ven de thj DBSCL la 
kha tha'p. Day cd the la do mat dp dan sd 
cung nhfl mflc dp tap t rung cua cac khu 
cdng nghiep d vflng ven cac dd thj d 
DBSCL cdn thap, nen mflc dp 6 nhi lm mdi 
trfldng chfla cao. Tuy nhien, neu khdng cd 

giai phap hdp ly thi mflc dp 6 nhilm d cac 
khu dd thj hda se cd the tang nhanh. 

Cudi cung, bang 1 cho tha'y hien tfldng 
quy hoach "treo" da xua't hien cl cac khu 
dd thj hda d DBSCL, chiem den 20% sd 
m l u khao sat. Dieu dang Iflu y la sd 
trfldng hdp bj quy hoach "treo" phan Idn 
nam d thanh phd Can Thd, chiem den 
75,6% sd trfldng hdp bj quy hoach "treo" 
ghi nhan dfldc (sd cdn lai nam rai rac d thj 
xa Ben Tre va thj xa Nga Bay). Ket qua 
nay lam cho gia da't d vung ven thanh phd 
Can Thd kha tha'p so vdi cac dja phfldng 
khac. Day la dieu ma dja phfldng nay cdn 
Iflu y. 

4.3. Phdn tich kit qud hdi quy 

Ket qua hdi quy sii dung phfldng phap 
flde Ifldng binh phfldng be nha't (OLS) dflpc 
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trinh bay trong bang 2^. Dau tien, mo 
hinh 1 tr inh bay ket qua hdi quy sii dung 
md hinh "Iflc hap dan" ciia dd thj hda dd'i 
vdi nhu cau va gia da't dai. Ket qua cho 
tha'y bien sd KCTTDOTHI - khoang each 
den trung tam do thj - cd he sd tfldng 
quan la -0,024 d mflc y nghia 1%, ngu y 
rang da't cang xa t rung tam dd thj thi gia 
da't se cang tha'p, dung nhfl dfl bao bdi md 
hinh ly thuyet. Tfldng tfl, bien so' 
KCTMAI - khoang each den t rung tam 
thfldng mai, sieu thj hay chd - cd he so' 
tfldng quan la -0,377 d mflc y nghia 1%. 
Nhfl vay, so vdi mflc dp anh hfldng cua 
trung tam dd thj len gia da't vflng ven thi 
mflc dp anh hfldng cua cac t rung tam 
thfldng mai Idn hdn. Dd la vi trong eupc 
sd'ng hien dai, ngfldi dan cang cd it thdi 
gian trong khi thu nhap tang len, nen hp 
thifdng chpn sinh sd'ng d nhflng ndi gan 
vdi cac t rung tam thfldng mai, chd hay 
sieu thj de ce the mua dfldc nhanh nha't 
cac bang hda minh can nhdm tiet kiem 
thdi gian, nen gia da't d dd se cao hdn. 
Tfldng tfl, bien sd KCDCHINH - khoang 
each den dfldng chinh - cung cd he so' am 
(-0,143) d mflc y nghia 1%. Ket qua ndy 
cho tha'y neu da't cang gan true dfldng 
giao thdng chinh thi gia da't se cang cao 
va ddng thdi cung chflng td rang dd thj 
hda, thdng qua viec phat trien ket ca'u ha 
tang, se lam cho gia trj da't dai tang len 
do rut ngdn khoang each den dfldng giao 
thdng. Dieu dang Iflu y la so vdi cac bien 
sd khac, bien so' MATTIEN - da't cd giap 
mat tien dfldng giao thdng hay khong - la 
yeu to cd anh hfldng manh nha't den gia 
da't vflng ven, vi bien so' nay cd he so' tfldng 
quan dfldng a^ - 345,713 d mflc y nghia 1%. 

Ben canh cac yeu to' tren, ta cdn tha'y 
hai yeu to'khac cung tao ra sflc hut eua dd 
thj hda do'i vdi da't dai vung ven, dd la cha't 
Ifldng cua ngudn dien (NGUONDIEN) va 
chat Ifldng cua ngudn nfldc (NGUONNUOC). 
Thdng thifdng, mflc dp dd thj hda cang cao 
thi chat Ifldng ciia hai tien ich nay cung 

cang cao. Tuy nhien, trong hai bien sd 
nay chi co cha't Ifldng ngudn nfldc 
(NGUONUOC) cd he sd am (-160,543) d 
mflc y nghia 1%, cho tha'y cha't Ifldng 
ngudn nfldc cang kem thi gia da't cang 
tha'p. Dd la vi khi mua da't de sii dung thi 
ngfldi mua quan tam den viec phai co 
ngudn nfldc sach de sinh hoat, trong khi 
thiic te cho tha'y ra t nhieu hp cd the sii 
dung dien nhd tfl hang xdm cho nen co the 
it hay khdng quan tam den khia canh.nay. 
Ngoai ra, ket qua hdi quy cdn cho tha'y bien 
sd ONHIEM cd he sd am (-253,657) d mflc 
y nghia 1%. Ket qua nay phu hdp vdi thflc 
te nay vi bdng chflng la hien nay ce nhieu 
ngfldi, dac biet Id nhflng ngfldi cd thu 
nhap kha va cao, cd xu hfldng chuyen 
sang sinh sd'ng d nhflng ndi it bj 6 nhiem 
de dam bao tot hdn cho sflc khde cua minh 
cung nhfl ciia gia dinh. 

Nhfl vay, mo hinh "life ha'p dan" cua do 
thj kha phfl hdp vdi thflc tien cua gia da't 
vflng ven d DBSCL. Tuy nhien, nhfl trinh 
bay d phan cd sd ly luan, cd quan diem 
cho rang thu nhap tfl da't (cho thue hay tii 
canh tac, sii dung, v.v.) cung la mot yeu td 
cd anh hfldng den gia da't d vung ven do 
thj. Vi vay, md hinh 2 bao gdm them bien • 
sd TNHAPDAT - do la thu nhap tfl da't. 
Tuy nhien, ket qua hdi quy cho tha'y he so' 
tfldng quan a-^^ cua bien sd nay khdng co 

y nghia tho'ng ke, ngu y rang thu nhap co 
anh hfldng khdng dang ke den gia da't 
vflng ven d DBSCL, vi d day phan Idn da't 
dfldc mua ban la de d, cd quy md nhd nen 
khd cd the san xua't ra Ifldng hang hda 
nhieu, cd gia trj cao hay mang lai thu 
nhap dang ke cho ngfldi sii dung den mflc 
cd the lam thay ddi gia da't d day. 

3. Trudc khi tien hanh hdi quy, chung tdi dii kiSm 
dinh md'i quan he tuong quan giira cac bi6'n giai thich. 
Kei qua kiem dinh cho thay cac bifi'n nay cd the sir dung 
tdi. Tuy nhien, do quy md bai viei cd hiin nen chung tdi 
khdng trinh bay kei quii kie'm dinh nay d day. 
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BANG 2. Ket qua hoi quy 

Bie'n phu thudc: GIADAT- Gia da't thflc te mua ban (1.000 ddng/m^) 

Bien so 

Hang s6C '•' 

KCTTDOTHI 

KCTMAI 

KCTRHOC 

KCDCHINH 

MAW EN 

NGUONDIEN 

NGUONNUOC 

ONHIEM 

TNHAPDAT 

KVGIA 

QHOACHTREO 

LOAIDOTHI 

MATDO 

DTDAT 

S6 quan sSt (N) 
R' 
R̂  6\6u chinh 
Gia tri kilm dinh F 

Mo hinh 1 

3.508,730"* 
(21,698) 
-0,024"* 
(-4,844) 
-0,377"* 
(-9,881] 
-0,264*** 
(-5,145) , 
-0,143*" 
(-3,031) 
345,713*" 
(3,193) 
-62,073 
(-0,964) 
-160,543*" 
(^,184) 
-253,657*** 
(^,126) 

T.279 
0,232 
0,227 
0,000 

Mo hinh 2 

3.515,129*" 
(21,579) 
-0,024"* 
(-4,873) 
-0,375*" 
(-9,805) 
-0.260"* 
(-5,056) 
-0,144"* 
(-3,041) 
338,359*** 
(3,103) 
-62,859 
(-0,974) 
-161,462*" 
(-4,174) 
-254,268*" 
(-4,174) 
-0,001 
(-0,538) 

1.279 
0,230 
0,224 
0,000 

Mo hinh 3 

1.723,126"* 
(5,806) 
-0,040*" 
(-6,930) 
-0,248*** 
(-6,363) 
-0,173*" 
(-3,479) 
-0,129*" 
i-2,865} 
650,151*" 
(5,831) 
-9,140 
(-0,148) 
-104,480"* 
(-2,568) 
-180,923*" 
(r3.072) 
0,003 
(1,084) 
58,304*** 
(4,201) 
-517,729*** 
[-3,770J 

. -75,446 
(-1,357) 
0,711*** 
(12,625) 
-0,632*" 
(-3,306) 
1.279 
0.357 
0,348 
0,000 

Ngudn: Tu khao siit thang 12-2008. 
Ghi chu: *: Miic y nghia 10%, **: Mu'c y nghTa 5%. ***: Miic y nghTa 1%. 

Cac md hinh 1 va 2 cua bang 2 dd trinh 
bay cac yeu to' cd ban cd anh hfldng den gia 
da't vflng ven dd thj d DBSCL. Tuy nhien, 
thflc te cho tha'y cdn cd mot so' bien so' khac 
cung anh hfldng khdng nhd den gia da't vung 
ven. Do dd, md hinh 3 bao gdm them cac bien 
sd nay. Ket qua bdi quy cho tbd'y md hinh 3 
tdt hdn ban hai md hinh 1 va 2 vi ca hai gia 
trj R̂  va R̂  dieu chinh deu tdng len dang ke, 
trong khi gia trj kiem djnh F hau nhfl khdng 
ddi va cd mflc y nghia rat cao. Dau tien, mo 
hinh 3 bao gdm them bien so' KVGIA - dd la 
mflc dp tang gia ciia da't theo ky vpng cua 
ngfldi mua. Thdng thfldng, neu ky vpng gia 
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da't tang cang nhieu treng tfldng lai thi hien 
tai ngfldi mua se san long tra tien eao hdn de 
mua da't de tan dung cd hpi thu ldi trong 
tfldng lai. That vay, he sd tfldng quan aio cua 
bien sdky vpng gia (KVGIA) \a dfldng (58,304) 
d mflc y nghia 1%, giup khang djnh lap luan 
tren. Ket qua nay ngu y rang neu ky vpng gia 
da't tang them 10% thi ngfldi mua se san sang 
tra them 58.304 ddng/m". Ben canh bien sd 
KVGIA, md hinh 3 cdn bao gdm cac bien sd 
khac cd anh bfldng den gia da't vung ven. Dd 
la bien sd QHOACHTREO - bien sd cd gia tri 
la 0 neu da't khdng bj quy hoach "treo" va cd 
gia trj la 1 neu da't bj quy hoach "treo". Ket 
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qua hdi quy cho tha'y he sd tfldng quan a^ 
cua bien sdnay cd gia tri am (-517,729) d mflc 
y nghia 1%. Nhfl vay, chenh lech gifla gia da't 
nam ngdai khu quy hoach "treo" va ndm trong 
khu quy hoach "treo" cd the len den 517.729 
ddng/m^. Day la mot con so' dang ke ma cac 
nha quy hoach do thj can Iflu tam khi thflc 
hien viec nay. 

Ben canh dd, md hinh 3 cdn bao gdm bien 
sd loai do thj LOAIDOTHI. Ket qua hdi quy 
cho tha'y he so'tfldng quan ai2 ciia bien so'nay 
khdng cd y nghia tho'ng ke, ngu y rang loai dd 
thj cd anh hfldng khong dang ke den gia da't 
vung ven, do cd the d dd anh hfldng cua cac 
bien so' khac la'n at anh hfldng ciia yeu to' nay. 
MATDO - bien so' do Ifldng mat dp dan so' ciia 
ciia dd thj - cung dfldc dfla vao de phan tich 
anh hfldng cua mat dp dan so' den gia da't d 
vung ven. Bien se' nay dfldc dfla vao dfla tren 
luan diem la d cac dd thj cd mat dp dan so' 
cang cao thi nhu cau ddi vdi dat dai cang cao, 
khien cho gia da't cang cao vi so' cung da't la cd' 
djnh. Ket qua hdi quy cho tha'y bien so' 
MATDO cd he sd a,3 dfldng (0,711) d mflc y 
nghia 1%. Nhfl vay, mat dp dan so'cao hdn se 
lam tang nhu cau do'i vdi da't, do dd lam tang 
gia da't vung ven d DBSCL. 

Cudi cung, mot so' nghien cflu cho rang 
dien tich da't cung se cd anh hfldng den gia 
da't. Dd la vi neu dien tich da't cang Idn thi da't 
cd the dfldc sfl dung vdi muc dich tan dung 
tinh kinh te quy md nhdm mang lai ldi ich 
cad. Vi vay, dien tich da't cang Idn thi gia da't 
cang cao. Tuy nhien, theo quan sat thflc te ciia 
chung tdi, dien tich da't cang Idn thi cang cd 
kha ndng vfldt qua kha nang tai chinh cua 
ngfldi mua, nha't la khi chi mua de d, ma day la 
hien tfldng kha phd bien d vung ven cac dd thj 
thupc DBSCL. Vi vay, de cd the ban dfldc da't 
thi ngfldi ban thfldng phai giam gia. Ket qua 
hdi quy chflng te luan diem nay la phu hdp, vi 
he so'tfldng quan cua bien sd DTDAT (dien tich 
da't) la am (-0,632) d mflc y nghia 1%. 

Vdi sfl cd mat ciia cac bien so' ndi tren, dp 
Idn cua he so' tfldng quan ciia cac bien cdn lai 
trong md hinh 3 cd thay ddi so vdi hai mo hinh 
1 va 2, nhflng mflc y nghia cua cac bien so'ndy 
khdng thay ddi. Trong dd, dang Iflu y nha't 

trong cac bien so' nay la he so' tfldng quan a 5 
ciia bien so' MATTIEN trong mo hinh 3 la 
650,151. Ket qua nay ngu y rdng gia da't mat 
tien va dat khong mat tien cd the chenh lech 
nhau len den 650.151 ddng/m', cho tha'y tam 
quan trpng rat Idn cua dd thj hda do'i vdi gia 
trj da't dai thong qua viec phat trien dfldng 
giao thong, de bien da't khdng phai mat tien 
thanh da't mat tien. Ben canh dd, he so' tfldng 
quan ciia hai bien sd NGUONNUOC va 
ONHIEM deu c6 gia trj am Qan Ifldt la -
104,480 va -180,923) cflng d mflc y nghia 1%, 
chflng td sfl anh hfldng ra't Idn ciia cha't Ifldng 
ngudn nfldc va mflc dp 6 nhiem cua moi 
trfldng den gia da't d cac vung ven de thj. Cu 
the, neu mflc dp 6 nhiem tang len them mot 
ca'p (nhfl dfldc djnh nghia trong bai) thi gia 
da't giam den 180.923 ddng/m~. Do dd, cdng 
tac quy hoach phat trien dd thi can quan tam 
thflc sfl den hai khia canh nay de cd the svi 
dung td't nha't ngudn tai nguyen da't. 

5. Ket luan va k ien nghi 

5.1. Kit ludn 
Trong bai viet nay, ly thuyet ve anh hfldng 

ciia dd thj hda den gia da't vung ven dfldc kiem 
djnh thdng qua md hinh hdi quy sii dung so' 
lieu sd cap thu thap trfle tiep tfl 1.279 giao 
djch, mua ban da't cua cac hp gia dinh d vung 
ven dd thj d DBSCL. Ket qua hdi quy cho tha'y 
tam quan trpng cua do thj hda dd'i vdi gia da't 
d day. Cu the, do thj hda khong chi phat trien 
ket ca'u ha tang, ma cdn lam tang them cac 
tien ich cdng cpng khien cho gia da't d cac 
vflng ven tang len, dung nhfl dfl bao cua mo 
hinh "life ha'p dan" - md hinh dfldc sii dung 
pho bien trong cac nghien cflu ve anh hfldng 
cua dd thi hda do'i vdi gia da't vung ven d cac 
do thj tren the gidi. Mot ket qua dang Iflu y 
cua bai viet la thong qua viec phat trien he 
thd'ng giao thong, dd thj hda se bien nhieu 
khoanh da't trd thanh da't mat tien va khi do 
thi gia ciia nd se tang len them 650.151 
ddng/m^ theo flde Ifldng ciia md hinh hdi quy 
dfldc sii dung. Ngoai ra, cac bien so' khac -
cung la san pham ciia qua trinh dd thj hda -
deu cd tac dpng ty le thuan den gia da't vung 
ven dd thj d DBSCL, ngoai trfl hai bien so 
NGUONDIEN va TNHAPDAT cd he sd tfldng 
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quan khong c6 y nghia thdng ke vi hai bien sd 
nay khdng thflc sfl la moi quan tam 16n cua 
nhflng ngfldi sii dung da't. 

Ngoai ra, bai viet con phan tich anh hfldng 
ciia quy hoach "treo". Ket qua kiem djnh cho 
tha'y neu bj quy hoach "treo" gia dat se giam 
den 517.729 ddng/m^ so vdi trfldng hdp khong 
bj quy hoach "treo". Nguyen nhan cua ket qua 
nay la khi bj quy hoach "treo" thi da't chi cd 
the dfldc sang ban khdng chinh thflc, hay chi 
cd the ban cho nhflng ngfldi mdi gidi cua cac 
cdng ty dja dc dfldc giao nhiem vu thiic hien 
cac dfl an quy hoach, ma de thu ldi cad, mpt so' 
cdng ty da ep gia, hay gay khd khdn de ngfldi 
sd hflu da't khdng ban dfldc cho ngfldi khac. 
Ben canh yeu to' quy hoach "treo" cd tac dpng 
xa'u den gia da't vflng ven, bien so' do Ifldng 
mflc dp 6 nhiem cua moi trfldng sd'ng 
(ONHIEM) cung cd anh hfldng tfldng tfl. Khi 
do thj hda cang manh thi dan cfl va cac khu 
cdng nghiep se tap trung dong hdn. O cac khu 
dan cfl trong khu vflc mdi dd thj hda, d nhilm 
do chat thai sinh boat la mot va'n de nghiem 
trpng do thdi quen xa'u ciia mot bp phan dan 
chung, cung nhfl do each thflc td ehflc thu gom 
rac hay he thd'ng xfl ly chat thai cdng cpng cdn 
yeu kem. Ben canh dd, thflc te trong thdi gian 
qua cho tha'y nhieu doanh nghiep chfla that 
sfl quan tam den viec xfl ly cha't thai, hay chi 
xfl ly sd sai rdi thai thang ra sdng rach hay 
khdng khi, gay 6 nhilm mdi trfldng nghiem 
trpng. Neu cac hien tfldng nay tiep tuc xay ra 
thi khdng chi sflc khde ciia ngfldi dan bj anh 
hfldng ma gia trj da't dai ma hp sd hflu cung se 
giam di, gay thiet hai cho chinh ban than 
ngfldi dan sd'ng d day nhfl flde Ifldng ciia md 
hinh hdi quy trong bai. 

5.2. Kii'n nghi 
• Thd nhdt, vd'n cho quy hoach va thflc 

hien cac dfl an quy hoach phat trien dd thj cdn 
thieu, do ngan sach cua Chinh phu ddnb cho 
cdng tac nay khong nhieu (vi phai phan tan ra 
cho nhieu muc tieu phat trien khac cua nen 
kinh te) trong khi ngudn vdn nfldc ngoai (nhfl 
vdn ODA chang ban) lai khd tiep can va 
khdng de thoa mdn yeu cau cua td ehflc tai 
trd. Do dd, viec tao ngudn vdn cho quy hoach 
cung nhfl thflc hien cac dii an do thj hda la het 

sflc can thiet, ddng thdi vdi viec sii dung mdt 
each hieu qua ngudn vd'n ngan sach (chang 
ban nhfl tranh lang phi hay tha't thoat) de cd 
the thflc hien cdng tac dd thj hda mot each 
ddng bp, dflt diem nham tranh hien tfldng quy 
hoach "treo". 

• Thd hai, dpi ngu can bp quy hoach chfla 
dap flng dfldc yeu cau ciia viec quy hoach phat 
trien dd thj, dfl bao khong td't, khau lap quy 
hoach chfla that sfl khoa hpe, khdng tinh den 
cac dieu kien de thflc hien quy hoach v.v., dan 
tdi tinh trang quy hoach "treo". De khac phuc 
tinh trang nay, trong thdi gian qua Chinh phu 
da yeu cau cac dja phfldng bao cao ro nhflng 
bien phap de giam quy hoach "treo" va hfldng 
xii ly trong thdi gian tdi. Nhflng khu quy 
hoach trai quy djnh, khdng hdp ly, khdng cd 
tinh kha thi dd bj buy de da't cd the dfldc tiep 
tuc sfl dung theo hien trang. Viec lam nay can 
dfldc tiep tuc thflc hien mot each triet de. 

• Thd ba, viec thflc hien cac dif an dau tfl 
phat trien cac khu dd thj mdi thfldng dfldc 
giad phd cho cac doanh nghiep kinh doanh dja 
dc, ma khong cd cd che kiem soat hay che tai 
dd'i vdi cac doanh nghiep nay, nen viec thflc 
bien cac dfl an dau tfl thfldng cham tre, keo 
dai, nha't la khi thj trfldng ba't dpng san cd 
dau hieu di xud'ng, gay ra't nhieu khd khan 
cho ngifdi dan. Hien tfldng nay cung can phai 
dfldc khac phuc./. 
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