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Abstract: Dong Nai and Binh Duong are adjacent to Ho Chi Minh City, so from
a regional and urban planning perspective, they can be considered major
satellite cities of Ho Chi Minh City. Along with economic development, these
urban areas are increasingly attracting a large number of residents from all
over the country. To take advantage of land use efficiency, high-rise apartment
buildings have appeared in Dong Nai and Binh Duong as a necessity. Due to
the rapid development of infrastructure, many management issues have arisen
for stakeholders during the investment, construction, and operation of
commercial high-rise apartment buildings. Therefore, this study uses survey
and regression methods to identify and measure the impact of factors under
the management of various stakeholders on the investment and operation
efficiency of apartment buildings. This study designed a detailed questionnaire,
collected 250 survey results, and conducted analysis and regression. As a
result, the adjusted R? value of 0.69 indicates that the model explains 69% of
the variation in investment and operation efficiency of apartment buildings. The
importance analysis also shows that legal factors, state management control,
and project investment activities have the greatest impact on the investment
and operation efficiency of commercial high-rise apartment buildings in Dong
Nai and Binh Duong provinces. The analysis results will serve as a basis for
proposing solutions to improve the quality of investment, construction, and
management of apartment buildings in Dong Nai and Binh Duong provinces.
Keywords: State management; Construction investment; Operation and
exploitation; Commercial high-rise apartment buildings; Ho Chi Minh City;
Dong Nai; Binh Duong.
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Toém tat: Dong Nai va Binh Dwong 1a dia phwong ké can véi TP.HCM nén néu
xét dwdi goc dd quy hoach ving va quy hoach d6 thi cé thé goi la cac dé thi
vé tinh I&n clia TP.HCM. Cung v&i sw phat trién vé kinh té&, cac khu do thi nay
ngay cang thu hut lwong cw dan Ién tr moi mién dat nwéc vé sinh sdng. Nhdm
tan dung hé sb st dung dat, cac chung cw cao tang xuét hién & Béng Nai,
Binh Dwong nhw mét nhu cau tat yéu. Do tbéc do phat trién ha tAdng nhanh,
nhiéu van dé v& mat quan ly cia cac bén lién quan da phat sinh trong qua trinh
dau tw xay dwng va quan ly khai thac cac chung cw cao tdng thwong mai. Vi
vay, nghién ctru nay st dung phwong phap khao sat, hdi quy dé xac dinh va
do lwéng anh hwéng cla cac yéu tb thudc quan ly clia cac bén dén hiéu qua
dau tw va van hanh chung cw. Nghién cru nay thiét ké mot bang cau hdi chi
tiét, thu thap 250 két qua khao sat, tién hanh phan tich va hdi quy. Két qua, gia
tri R2 hiéu chinh dat 0.69 cho thdy mé hinh giai thich dwoc 69% sw bién thién
vé hiéu qua dau tw va khai thac chung cw. Phan tich tm quan trong cling cho
thay réng, cac yéu td phap ly, kiém soat ctia quan ly nha nwéc va cong tac dau
tw dw an c6 anh hwdng I&n nhat dén hiéu qua dau tw va khai thac chung cw
cao tang thwong mai tai Déng Nai va Binh Dwong. Két qué phan tich sé& lam
tién dé dé dé xuét cac giadi phap nhdm nang cao chét lwong dau tw xay dwng
va quan ly khai thac chung cu tai dia phan cac tinh Déng Nai va Binh Dwong.
T khoa: Quan ly nha nwéc; Dau tw xay dwng; Khai thac van hanh; Chung cw
cao tang thwong mai; Thanh phé H6 Chi Minh; Bdng Nai; Binh Dwong.

1. Giéi thiéu

Xu hwéng chung cla cac québc gia phat trién
hién nay la gidm thiéu viéc chiém dung dién tich
dat bang cach tan dung khéng gian (nang cao hé
sb slr dung dét), bang cac nha cao tdng nham mé
rong dién tich dat xay dwng co s& ha tang, dat
cbng cong, dat cay xanh nhw duéng giao théng noi
bd, vwen hoa, cong vién, hé boi, v.v. Chinh vi vay,
cac chung cw cao tang xuét hién & hai tinh Bdng
Nai; Binh Dwong nhw mot nhu cau tat yéu.

Tinh Bdng Nai va tinh Binh Dwong (ci) la hai
tinh c6 sb lwgng dan cu 1én khoadng xap xi 6 triéu
ngwdi, khéng ké lwong cong nhan tam tra lam viéc
tai cac nha may, xi nghiép trén dia ban. Déng thoi,
DPdng Nai va Binh Dwong ciing la hai dia phwong
c6 rat nhiéu khu céng nghiép (trén 20 khu céng
nghiép I&n), cd noi ¢ hang nghin chuyén gia va
hang van ngudi lao déng sinh séng, lam viéc.

Chinh vi vay, nhu cau nha chung cw cao
tang thwong mai va nha & xa héi luén & mirc cao

JSTT 2026, 6 (4), 62-86

Ngay d&ng bai: 12/05/2026


https://jstt.vn/index.php/vn
https://doi.org/10.58845/jstt.utt.2026.vn.6.4.62-86
https://doi.org/10.58845/jstt.utt.2026.vn.6.4.62-86
mailto:anhpt@utt.edu.vn

JSTT 2026, 6 (4), 62-86

va tbc d6 phat trién ngay cang gia ting. Tai dia ban
khu vuc nay, nhiéu dw an nha chung cw va khu do
thi mai dwoc trién khai, dwa vao st dung, tao ra b
mat do6 thi ngay cang khang trang, hién dai, déng
thdi dap (rng dwoc nhu ciu bire xdc vé nha & cla
ngwoi dan.

Theo ké hoach, tir nay dén nam 2030, Déng
Nai tiép tuc dau tw xay dwng 45 dw an nha & tai
dinh cw v&i quy moé 18.784 cin hd; 39 dw an dau
tw xay dwng ha tang k¥ thuat khu tai dinh cw va 19
dw an dau tw xay dung nha & thwong mai cao tang
[1], [2]. Pé&n cubi nam 2025, tbng dién tich nha &
ctia Ddng Nai dat trén 13,3 triéu m2, binh quan dién
tich nha & toan thanh phé 1a 10 m? san/nguwi, riéng
nha chung cv thwong mai dat ty 1& 11,05% [3].
Twong tw Béng Nai, tinh Binh Dwong cling cé rat
nhiéu dw &an chung cw thwong mai cao tang da dwa
vao khai thac hodc sap dwa vao khai thac nhw
Chung cw Ventoso Tower, Chung cw Green Topar,
Chung cv The Emerald 68, Chung cw New Lavida,
Chung cw The Virgo, Chung cw The Esme, Chung
cw Diamond Boulevard, Chung cuw Tecco Felice
Tower. Ngoai ra, trén dia ban tinh Binh Dwong con
c6 rat nhiéu dy an chung cw thwong mai cao tang
khac nhw chung cw Luxury Residence, Bcons
Polygon, C-River View Binh Dwong, Midori Park,
The Glory Binh Duwong, Picity Sky D1 An, Iris Tower
Thuan An, Honas Residence Di An, v.v. Cac chung
cw nay da dwoc xay dwng xong va dang duoc khai
thac.

Theo dw doan cla nhiéu chuyén gia, qua xu
thé phat trién cha cum cong nghiép, khu cong
nghiép nhw hién nay, xu hwéng bat déng san Viét
Nam va cac ndm tiép theo sé phat trién theo hwéng
bat déng sén khu cong nghiép, nha & cho dbi
twong nguwdi thu nhap thap do Bo Xay duwng dé
xuét. Dy &n nha & thwong mai quanh céc khu cong
nghiép ciing dwoc phat trién nhanh dé dap (ng
nhu cau nha & cho céng nhan cé mirc thu nhap
trung binh.

a3
PN

Tuy nhién, viéc dau tw va khai thac & at
chung cw cao tang thwong mai sé& anh hwéng
xuyén subt trén cac mat an sinh xa hdi, chat lwong
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cudc sbng, chat lwong xay dwng, khéng gian xay
dwng, tién nghi st dung co s& ha tang ky thuat, co
s& ha tdng xa hdi. Quan ly s& dung va van hanh
chung cu thwong mai cao tang la mét linh vwc kha
nhay cdm va phutrc tap. Thuc trang cho thay cong
nang nha cao tang rat da dang, gébm chung cw
thwong mai déc lap, chung cw hén hop van phong,
siéu thi, nha & v.v. Nhirng van dé xung dot thuwong
xay ra xung quanh cac yéu té nhw: phan s& hiru
riéng cia ngwdi mua, s& hiru chung clia cac can
hd va chi diu tw; cac co s& ha tang ky thuat dé
dam bao tién nghi va chat lwong cudc sdng, chat
lwong mai trwdng theo dung cac quy dinh cta phap
luat, nhwng hién tai co s& phap ly van con nhirng
tranh chap vé xac dinh quyén s& hi*u chung va
riéng, quyén dwoc st dung va trach nhiém ctia nha
dau tw; quan ly khai thac chung cw con phai dbi
dién v&i nhiéu van dé phirc tap nhw phi quan ly,
dién tich dé xe, dién tich va khong gian chung dan
dén nhiéu b4t cap, ndy sinh ma chwa cé cac quy
dinh théng nhét, diéu nay sé gay tranh chap, tao
rdi ro cho ngwdi st dung chung cw cao tang, dan
dén cac hé luy vé an sinh xa hoi, vé thu hat dau tw
[4], [5], [6], [7], [8]- Nhw vay, ngay tai bwéc l1ap dw
an dau tw, Quan ly Nha nwéc (QLNN) can phai
nhan dién dwoc cac bat cap, tir d6 xac dinh ré rang
bang cac quy dinh mang tinh phap ly truéc khi
chép thuan cha trwong dau tuw.

Tai Pdng Nai va Binh Duwong, giai doan
2016-2022, nhiéu dy an chung cuw cao tang dwoc
cép phép khi ha tAng giao théng, cép thoat nwéc
chwa ddm bdo. Thyc trang nay thé hién sy thiéu
ddng bo gitra phat trién nha & va ha tang ky thuat,
dan dén un tac giao thong, thiéu dién, nwéc, ngap
ung, 6 nhidm méi trwéng, tham chi la rdi ro thién
tai nhw 10 quét tai Nhon Trach (03/6/2023) [9], anh
hwéng I&n dén phat trién do thi. Nguyén nhan chd
yéu 1a do nha & do doanh nghiép dau tw, con ha
tang k¥ thuat do Nha nwéc dau tw va quan ly, dé
gay chia cét trong quy hoach. Theo Luat Dau tw,
viéc xay dwng dw an phai di kém ha téng ky thuat
— x& héi twong wng theo tirng giai doan. Tuy nhién,
theo S& Xay dwng Dong Nai, trong hon 25 khu d6
thi m&i, chi c6 6 khu hoan thanh, phén I&n con
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dang d& nhwng da dwa vao khai thac khi ha ting
nhw giao théng néi bd, cay xanh, PCCC, mdi
trwdng v.v. chwa hoan thién, dan dén phan tng cta
ngwoi dan va mat an sinh xa hoi. Mot nguyén nhan
khac 1a cong tac quy hoach thiéu ddng bo, cac co
quan chirc nang van cap phép xay dwng khi chua
dam bao dau nbi ha tang ky thuat, trong khi chi
dau tw cé thé thiéu von hodc cb tinh lwoc bd cac
cong trinh ha tang xa hdi nhw truéng hoc, y té, van
héa. Cac duv an tiéu biéu gap van dé& nhu Vista
Riverside, Roxana Plaza (Binh Duwong); The Viva
City, khu dan cw Long Binh Tan, chung cw Hoéa An
(Ddng Nai) [10], [11].

Tw nhirng thwe trang trén, viéc danh gia thyc
trang nhdm chi ra nhirtng yéu t6 &nh hudng dén
cong tac quan ly vé hoat dong dau tw va van hanh
khai thac nha & chung cuw cao tang tai Bdng Nai,
Binh Dwong nai riéng va trén ca nwédc ndéi chung la
can thiét. Nhiéu tac gia nghién ctru va chi ra nhirng
nguyén nhan va dé xuét cac giai phap khac phuc
va nang cao chat lwong cong tac dau tw va quan ly
khai thac nha & cao tang. L& Minh Thoa (2017) [12]
cho rang dé hoat ddng dau tw cé hiéu qua, viéc lap
va phan tich cac dy an dau tw xay dwng cong trinh
la quan trong, then chét. Nguy&n Binh Thi (2018)
[13] chi ra cac giai phap vé méat quy hoach nham
nang cao hiéu qua trong dau tw xay dwng nha cao
tang. Hoang Van Duwong, Lwong Pirc Long (2021)
[14] dwa ra céc yéu tb gay rdi ro trong qué trinh dau
tw xay dwng dw &4n nha cao tang cla chd dau tu tai
Tp. H6 Chi Minh. Nguyé&n Anh Diing, Nguyén Ngoc
Thang (2020) [15] chi ra rang d& dam bao an toan,
c6ng nang va than thién v&i moi trwdng, cha cong
trinh phai thyc hién bao tri theo quy dinh cla phap
luat. Céac tac gid cling nhn manh vai trd cta béo
tri trong thiét k&, van hanh chung cw cao tng nham
dam béo an toan, tudi tho cong trinh va an sinh xa
héi. Tran Chuing (2007) [16] cho rang khai niém béo
tri céng trinh & nwdc ta chwa duoc coi trong, dan
dén xubng cap nhanh. Okolelova (2018) [17] da chi
ra nhiéu yéu t6 c6 anh hwéng cbt 16i dén hiéu qua
dau tw cia dw an nha & cao tang nhw kinh té, ky
thuat, dia ly. Khalid (2018) [18] bang phwong phap
phéng van truc tiép, da dua ra sw bat cap trong
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phap ly da anh hwéng dén bao tri, quan ly cac toa
nha cao tAng thwong mai tai Malaysia.

Cac nghién ctu trong va ngoai nwéc da dé
cap dén cac van dé co ban trong quan ly vé hoat
déng dau tw xay dwng va van hanh chung cw cao
tang. Tuy vay, vé mat khung phan tich, qua lwoc
khao tai liéu, tac gid nhan thiy cac nghién clru
trwdc day thuwong tiép can hoat déng quan ly cla
nha nwéc va cac bén lién quan chwa hoan toan day
da, hodc tap trung vao giai doan thu hut dau tw,
hoac di sau vao khia canh dan sy trong giai doan
van hanh. Viéc thiéu vang mot khung phan tich
toan dién, bao pht xuyén subt vong doi dy an (tir
tht tuc dau vao dén khai thac, bao tri va an toan
PCCC) da lam han ché kha nang danh gia toan
cuc. Nghién ctru nay l4p day khoang tréng dé bang
cach dé& xuat moét md hinh ly thuyét tich hop tac
déng cia QLNN Ién ca hai khia canh: hiéu qua dau
tw va hiéu qua van hanh. V& mat thang do, da sb6
cac nghién ctu dinh lwong vé méi trudng dau tw
b4t ddng san hién nay st dung cac thang do vi mé
(nhw PCI, PAR Index). Déi v&i mang chung cw, cac
thang do vé vai trd hau kiém cia Nha nwéc va cac
bén lién quan — d&c biét 1a trong cac yéu té6 mang
tinh ky thuat va an sinh xa héi nhw céng tac phong
chay chira chay, quan ly quy bao tri va giam sat an
toan tda nha — phan 1&n chwa dwoc lwvong hoa mét
cach hé théng. Nghién clru nay déng gop vé mét
phwong phap luan théng qua viéc xay dwng, diéu
chinh va kiém dinh do tin cay ctia bd thang do déc
thu danh riéng cho cong tac QLNN dbi v&i chung
cw cao tdng. Cudi cung, vé bang chirng thuc
nghiém, phan Ién cac cong trinh nghién ctru vé
chung cw tai Viét Nam déu l4y mau khao sat tai cac
do thi dac biét (nhw Ha Noi, Thanh phd HO Chi
Minh), noi c6 mat dd dan sb cwc cao va quy dat
can kiét. Trong khi do, tai cac dé thj vé tinh mang
tinh chat thi phd cong nghiép nhu Déng Nai va
Binh Dwong, béi canh phat trién thi trwdrng co sw
khac biét ré rét. Sw thiéu hut cac bang chirng thuc
nghiém tai khu vrc nay 1a mot diém nghén. Két qua
dinh lwong tir nghién ctru sé cung cap bang chirng
thwe chirng méi, gitip dbi chiéu xem liéu cac ly
thuyét va mé hinh QLNN tai siéu d6 thj c6 con gitr
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nguyén strc manh giai thich khi ap dung vao cac
do thi vé tinh hay khéng.
2. Co s& ly luan cua nghién clru
2.1. Cac khai niém chinh

Theo Diéu 2 ctia Luat Nha & nam 2023 [19],
nha & thwong mai dwgc dinh nghia la nhirng dw an
nha & dwoc xay dwng véi muc dich ban, cho thué,
ho&c cho thué mua dwa trén nguyén tic co ché thj

Y
Buoc 1: | / \
Chap Budc 2:

thuqn Phé
cha duyét
treong quy
dau tw hoach
vachap | cpi tiet
thuan
nhadau | ~—
tw
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trwdng. Hinh 1 thé hién quy trinh tha tuc dau tw xay
dwng cho dv an nha & thwong mai.

Quaén ly khai thac chung cw cao tang thuong
mai la qua trinh té chirc, didu hanh va giam sat
toan bo hoat ddong clia tda nha nham dam bao cong
trinh van hanh an toan, hiéu qua, duy tri gia tri bat
déng san va dap trng nhu cau clia cw dan, khach
hang, cling nhw cac don vi kinh doanh tda nha.

N
Bwoc 3: .
Cac thu | | Buoc4:
tuc lién Cap
quan glay
déndat || chimg
dai dau nhan
ndi va quyen
xiy SHD,
dU'Il quyen
e SEN

Hinh 1. Quy trinh thi tuc dau tw xay dwng dw &n nha & thwong mai

T nhirng nghién cru va tai liéu nwdc ngoai
ciing nhw cac van ban phap quy cla Viét Nam vé
quan ly va van hanh cac NCC [20], [21], ta c6 thé
nhan thay rang, trong ngir canh nay, thuat ngir
"operation" (van hanh) thwérng khéng ton tai doc
l&p ma thay vao do, né thuwdng dwoc két hop v&i
"maintenance" (bao tri) dé tao thanh thuat ngi kép
"operation-maintenance," thwong dwoc viét tat 13
O&M (van hanh va bao tri). Day la mot sy thé hién
cla viéc nhan manh sv lién quan chét ché gitra hai
khia canh quan trong khi xem xét quan ly toan bd
tda nha va cac hé thdng lién quan dén viéc van
hanh téa nha, duy tri moi hoat ddng mét cach on
dinh. Theo Whole Building Design Guide [21], thuat
ng® "van hanh va bao tri" (O&M) dwoc dinh nghia
rat rd rang. N6 bao gbm tat ca cac hoat déng hang
ngay can thiét dé duy tri sy hoat ddng binh thwdng
cla tda nha va cac hé thdng, cac thiét bi bén trong
tda nha, nhdm dadm bdo chung thwc hién chirc
n&ng cla minh mét cach hiéu qua. Sy két hop gitra
hoat ddng van hanh va bao tri trong thuat ngir O&M
phan anh thyc té rang mét tai sédn khong thé hoat
doéng vai hiéu suét tdi wu néu noé khdng dwoc bao
tri dang cach, dang thoi diém. Theo Thong tw sb
08/2019/TT-BXD, ban hanh vé quy ché quan ly, st
dung nha chung cw [22] tai khoan 1 diéu 10, thuat

ng® “quan ly van hanh nha chung cu” hiéu nhw
sau: “Quan ly van hanh nha chung cw la viéc diéu
khién, duy tri hoat déng ctia hé théng thiét bi ky
thuat, cac dich vu bao vé, an ninh, vé sinh moi
trwdng, quan ly rdi ro va hwéng dan viéc st dung
nha chung cw cho cac chu s& hiru, nguwoi str dung
nha chung cu”.
2.2. Dé xuat md hinh nghién ciru

Nhiéu nghién clru da tdng hop va chi ra cac
nhan t& c6 anh hwdng dén hoat dong dau tw va
quan ly khai thac bao tri chung cw. Khalid (2018)
[18] cho rang yéu t6 phap ly cé &nh hudng I&n dén
hoat déng van hanh. Bang Hung V6 (2020) [23],
Tran Kim Chung (2018) [24] chi ra rang su thiéu
déng bod gitra Luat DAt dai, Luat Nha & va Luat Dau
tw & rao can I&n nhéat. Theo bao céo cta World
Bank [25], chi s6 'Cap phép xay dwng' la mot thanh
phan quan trong trong viéc danh gia moi truwdng
kinh doanh. Thoi gian va chi phi thwc hién thu tuc
nay tac déng nghich chiéu dén quyét dinh dau tuw.
Theo North (1990) [26], thé ché |a luat choi clia mét
nén kinh té. Trong bdi canh bat dong san, chét
lwgng cla thé ché (bao gbm hé théng phap luat va
hiéu qua thyc thi) sé quyét dinh chi phi giao dich
va mlrc do rdi ro cla nha dau tw. Bén canh do,
tranh chap vé& quy bao tri va dién tich chung - riéng
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la nguyén nhan chinh dan dén khiéu kién kéo dai.
Toan Thang (2021) [27] cho rang sw can thiép
cham tré cta chinh quyén dia phwong (UBND
phwong/quan) trong vai tro trong tai da lam gia
tang cang thang gitra cw dan va cha dau tw.

C6 thé thdy, mac du cac nghién clu trwdc
day (nhw Dang Hung V8, 2020 [23]; Tran Kim
Chung, 2018 [24]) da khang dinh vai tro then chbt
cla quan ly nha nwéc dbi véi bat dong san, da
phan méi chi tiép can tlr goc d6 vi mé. Nghién ciru
nay di sau vao bdi canh thuc tién tai cac tinh do thi
héa néng nhw Binh Dwong va Bdng Nai dé kiém
chirng mbi quan hé nay théng qua hai giai doan cét
15i:

Th& nhét, déi v&i giai doan dau tw va xay
dwng: Dywa trén Ly thuyét Kinh t& hoc Thé ché
(North, 1990) [26], mét hanh lang phap ly tot sé& lam
giam rui ro giao dich. Thyc té tai Déng Nai va Binh
Dwong, sw chdng chéo hodc do tré clia cac van
ban dwdi luat (Nghi dinh, Thong tw) thwong la rao
can lén nhat gay dinh tré dw an. Tiép do, sw hé tro
hay gay kho dé cta co quan nha nwéc trong khau
gidi quyét tha tuc quyét dinh trwc tiép dén chi phi

Nguyen & Pham

vbn va gia thanh can ho. Bén canh dé, mot yéu td
ky thuat quan trong la coéng tac thdm dinh thiét ké
co s& clia S& Xay dwng nhdm dam bao cong trinh
dung chuén trwéc khi nguwdi dan vao &. Do dé, viéc
dwa céac bién Phap ly, Thi tuc dau tw va Thdm dinh
thiét k& vao mé hinh la co sé& thuc tién dé danh gia
xem QLNN da thyc sw tao diéu kién khoi théng
ngudn vén cho doanh nghiép hay chua.

Déc biét, déi véi nha cao tAng, PCCC 14 véan
dé séng con. Cac vu chay chung cw gan day dat ra
bao ddng ddé, doi hdi viéc tach riéng nhan td nay
nham nha&n manh vai trd kiém soat dac biét cta lwc
lwong Canh sat PCCC va ban quan ly. Twong tw,
sw xubng cap cla tda nha phu thudc sbng con vao
cong tac bao tri, do do, Nha nwéc bat budc phai cd
co ché cuéng ché ban giao quy bao tri. Cubi cung,
viéc quan ly khu vwc cong cong va dam bao an
toan, an ninh trat tw doi héi Nha nwéc phai phan
dinh ré ranh gi®i s& hiru trong Gidy chirng nhan va
giam sat ché tai xtr ly. Day la can ct thwce tién virng
chéc dé kiém chirng mirc d6 tac ddng clia cdng cu
hanh chinh nha nwdc dén sy 6n dinh x& hdi va bao
toan gia tri tai sdn cho nguwdi dan.

1. Yéut6 phép ly

2. Kiém soat cia QLNN

3. COng tac dau tuv toan bd du &n

4. Cong téc bao tri

5. CAng tac thiét ké tdba nha

6. Cong tac an toan (Thoat hiém, lan can, théng gid)

7. Cong tac PCCC

8. Str dung khu vire cdng cdng

Hinh 2. Cac yéu t6 anh hwdng ctia QLNN dén dau tw va khai thac chung cuw cao tAng thwong mai

Dua trén nén tang cua ly thuyét kinh té hoc
thé ché [26] va ly thuyét that bai thj trwéng [28], két
hop véi lwgc khao cac nghién clru thwc nghiém
trong va ngoai nwéc da trinh bay & trén, tac gia
nhan thay sw tac dong ctia Quan Iy Nha nwéc va

cac bén lién quan dén vong doi chung cw la mét
chubi lién tuc. Do d6, nghién clu nay dé xuét
khung phan tich gébm 8 bién doc lap (Hinh 2), ¢
thé co6 tac dong I&n nhat dén hiéu qua hoat dong
d4u tw va quan ly khai thac van hanh chung cw cao
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tang thwong mai & dia ban Bong Nai, Binh Duwong
(Hinh 2). Cac bién doc lap 1an lwot dwoc ky hiéu
nhw sau: (1) Yéu t6 phap ly (ky hiéu la PL); (2) Kiém
soat cia QLNN (ky hiéu 1a KS); (3) Céng tac dau
tw dw an (ky hiéu la DT); (4) Cong tac bao tri (ky
hiéu 1a BT); (5) Cong tac thiét ké va nghiém thu toa
nha (ky hiéu la TK); (6) Cbéng tac an toan (ky hiéu
la AT); (7) Cong tac PCCC (ky hiéu la PC); (8) Str
dung khu virc céng cong (ky hiéu la CC). Bién phu
thudc clia mé hinh 1a hiéu qua dau tw va quan ly
van hanh nha chung cw (Ky hiéu la QLVHNCC).

3. Phwong phap nghién ciru

Quy trinh nghién cu dwoc thé hién trén
Hinh 3. Cu thé nhw sau:

Budc 1: Trén co sé lwgce khao cac cong trinh
nghién clru trong va ngoai nwérc, ké thira co sé ly
thuyét vé cac nhan t6 co ban anh huéng dén két
qua cla cong tac diu tw ndi chung; xac dinh cac
nhan t6 anh hwéng & cac mirc dd khac nhau dén
két qua cong tadc QLKT chung cuw cao tang thwong
mai; tac gid d& xuadt mé hinh va cac gia thuyét
nghién ctru.

Bwéc 2: Nghién ctru dinh tinh: nham kiém
tra, sang loc va xac dinh méi quan hé gitra cac bién

Nguyen & Pham

trong mé hinh; kiém tra tinh hop ly ctia cac thang
do; diéu chinh, bb sung cac bién quan sat cho phu
hogp véi muc dich nghién clru. Phwong phap
nghién ctu dinh tinh dwoc thwc hién trén co sé&
phdng van sau cac chuyén gia, cac nha quan ly co
lién quan dén linh vuwec nghién ciru cta dé tai. Cu
thé, nghién ctru dinh tinh dwgc thwe hién thdng qua
phwong phap phéng van sau véi nhém 07 chuyén
gia. Tiéu chi lwa chon chuyén gia bao gém: Cé téi
thiéu 05 ndm kinh nghiém lam viéc hodc nghién
ctru trire tiép trong Iinh vee quan Iy nha nwéc, quan
ly dw 4n hodc van hanh bat dong san; Am hiéu thuwc
tién dia ban tinh Bdng Nai va Binh Dwong. Co ciu
nhém chuyén gia bao gém: 02 can bd quan ly nha
nwéc (thudc S& Xay dwng va Phong Quan ly dé thi
cép huyén), 02 dai dién Cha dau tw cac dy an
chung cuv trén dia ban, 02 Trwdng ban quan ly nha
chung cw va 01 gidng vién chuyén mén vé Quan ly
dé thi. Dwa trén két qua thdo luan véi nhém chuyén
gia, bd thang do gbc (dwoc tdng hop tir lwoc khao
tai liéu) da dwoc hiéu chinh dé& phu hop véi béi
canh dia phwong. Két qua hiéu chinh da dwa ra bo
thang do gébm 8 nhan tb doc lap va 1 nhan té phu
thudc véi tdng cong 45 bién quan sat.

Coéng cu

nghién cltru

Két qua

nghién ctru

Co so&

ly thuyét

Ké& thira cac céng
trinh nghién ciru
trong va ngoai

Nghién cliru

dinh tinh

Phéng van sau
cac chuyén gia,
cac nha quan ly

Pé xuét md hinh
va gia thuyét

nghién cliru

!

v

Nghién clru dinh
lwgng so bd

Tham van y kién
chuyén gia

Kiém tra mé hinh va
thang do

4

Nghién ctru dinh
Iwong chinh thirc

- Hé sb6 tin cay
Cronbach's Alpha

Chuan hoa bang

cau héi

- banh gia chung
binh va dé léech
chuan clia cac

thang do

- Banh gia dé tin cay thang
do

- Banh gia trung binh va
dé léch chuén

thac chung cw cao tang thwong mai

Hinh 3. Quy trinh nghién ctvu anh hwéng cla cac nhan td dén két qua cong tac dau tw va quan ly khai
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Buwéc 3: Nghién ctru dinh lvgng so bd: Tac
gid thwe hién nghién ctru dinh lwong so bo bang
bang cau hai chi tiét v&i cac mau nghién clru, nham
chuén hoéa cac thuat ngi va diéu chinh nédi dung
cau hdi trong phiéu khao sat, dm bao ngudi dwoc
phéng van hiéu ding, hiéu day du vé thuat ngi, y
nghia. Cu thé, trwdc khi tién hanh khao sat dién
rong, nghién ctru da thyc hién khao sat so b voi
quy md mau la N = 35 (bao gébm dai dién cw dan
va nhan vién ban quan ly). Muc dich cta khao sat

Nguyen & Pham

so bd nham: (1) Kiém tra tinh logic, cach trinh bay
va do rd nghia cltia bang hoi; (2) Uéc lwvong thoi
gian tra 1&i (trung binh 10-15 phut/phiéu); (3) Banh
gia so bd dd tin cay cla thang do théng qua hé sb
Cronbach’s Alpha. Két qua phan tich so bd cho
thay tat ca cac thang do déu cé hé sb Cronbach’s
Alpha > 0.7 va hé sé twong quan bién tbng > 0.3.
Do dé, bang cau hdi chinh thirc dwoc gilr nguyén
va st dung cho dot khao sat dinh lwgng chinh
thire.

Bang 1. Théng ké két qua khao sat

Bién doc lap N Nho .nhat Lén nhat Trung binh D6 18ch chuén
(min) (max) (Mean)
PL1 250 1 5 3.30 0.784
PL2 250 1 5 3.26 0.791
PL3 250 1 5 3.82 0.835
PL4 250 1 5 3.70 0.893
PL5 250 1 5 3.64 1.139
KS1 250 1 5 3.32 0.730
KS2 250 1 5 3.30 0.827
KS3 250 1 5 3.34 0.831
KS4 250 1 5 3.74 0.825
KS5 250 1 5 3.79 0.885
KS6 250 1 5 3.99 0.946
KS7 250 1 5 3.22 0.635
KS8 250 1 5 3.49 0.823
DT1 250 1 5 3.34 0.781
DT2 250 1 5 3.40 0.801
DT3 250 1 5 3.76 0.863
DT4 250 1 5 3.82 0.871
BT1 250 1 5 3.32 0.864
BT2 250 1 5 3.35 0.819
BT3 250 1 5 3.29 0.821
BT4 250 1 5 3.63 0.897
BT5 250 1 5 3.80 0.953
BT6 250 1 5 3.67 0.899
TKA1 250 1 5 3.40 0.860
TK2 250 1 5 3.37 0.932
TK3 250 1 5 3.80 0.948
TK4 250 1 5 3.73 0.917
TK5 250 1 5 3.74 0.922
TK6 250 1 5 3.20 0.614
AT1 250 1 5 3.40 0.883
AT2 250 1 5 3.37 0.919
AT3 250 1 5 3.82 0.870
PC1 250 1 5 3.41 0.888
PC2 250 1 5 3.44 0.863

69



JSTT 2026, 6 (4), 62-86

Nguyen & Pham

Bang 1. (tiép)

Bién doc lap N Nho .nhat Lén nhat Trung binh D6 lach chudn
(min) (max) (Mean)
PC3 250 1 5 3.89 0.903
PC4 250 1 5 3.84 0.901
PC5 250 1 5 3.76 0.926
PC6 250 1 5 3.80 0.892
CC1 250 1 5 3.39 0.853
CC2 250 1 5 3.47 0.817
CC3 250 1 5 3.94 0.836
CC4 250 1 5 3.88 0.897
QLVHNCCA1 250 1 5 3.69 0.571
QLVHNCC2 250 1 5 3.74 0.581
QLVHNCC3 250 1 5 3.72 0.584

Buwéc 4. Nghién ctru dinh lwgng chinh thive:
DPuwoc thwe hién véi cac chuyén gia, cac nha quan
ly trong linh vwe nghién ctiu véi cdc mau nghién
ctru théng qua phwong phap khdo sat bang bang
héi. D& lieu thu thap véi cong cu hé tro 1a phan
mém SPSS sé& dung dé danh gia do tin cay cla
thang do théng qua phéan tich Cronbach’s alpha;
kiém tra trung binh va d6 léch chuan cta cac thang
do; phan tich nhan t6 kham pha EFA va phan tich
hdi quy da bién dé danh gia mirc do clia cac nhan
t6 trong mé hinh.

S6 lwong mau tbi thiéu dwoc lay theo cong
thirc (1) chia Tabachnick va Fidell (2007) [29]:

N = 50+8m (1)

Nhw vay, véi nghién ctu nay, sd mau téi
thiéu dé két qua hdi quy da bién co y nghiala N =
114 mAu.

Nghién clru nay xay dwng mét bang cau hai
(phu luc 1) va da thu thap két qua khao séat ciia 250
chuyén gia va cac bén lién quan khac gébm céac chii
dau tw, nha thau va cac ban quan ly, cw dan tai cac
dw an & thanh phé Bién Hoa, Nhon Trach (Bdng
Nai) va thanh phé Thuan An, DT An, Tha Dau Mot
(Binh Dwong). Két qua duoc thé hién trén Bang 1.

4. Két qua nghién ctru

4.1. BPanh gia chung
Két qua khao sat duwoc théng ké trong Phu
luc 2 cho thay két qua thdng ké mé ta tai Bang 1

cho thay di lidu thu thap tr 250 mAu khao sat déu
hop & va khéng cd gia tri khuyét (N=250). Cac bién
quan sat dugc do lwdng trén thang do Likert 5
diém, v&i gia tri nhd nhat 14 1 va Ion nhét la 5. Vé
gia tri trung binh, hau hét cac bién quan sat déu co
gia tri Ién hon 3.0, dao déng tir 3.22 dén 3.99. Diéu
nay cho thdy phan Ién déi twong khédo sat co xu
hwéng déng y hodc danh gia & mirc d6 kha quan
trong déi v&i cac yéu té anh hwéng clia quan ly nha
nwdc va cac bén lién quan. Cu thé, nhém nhan té
Kiém soat (KS) c6 bién quan sat KS6 dat gia tri
trung binh cao nhat (Mean = 3.99), phan anh sy
quan tam dac biét cla cac bén lién quan dén cong
tac “Ché tai ciia nha nwéc chwa dd manh”. Nhém
nhan t6 Phap ly (PL) ghi nhan sy phan tan y kién
cao nhat & bién PL5 (D6 léch chuan = 1.139), cho
thdy van con nhiéu quan diém trai chiéu vé “Su
ddng bd clha cac Ban - nganh trong dau tw - khai
thac” tai dia ban nghién ctru.

Nhin chung, d6 léch chuén cutia cac bién dao
dong trong khoang 0.635 dén 1.139, cho thdy
khéng c6 sw bién dong qua 16n trong cau tra 1o,
dam bao dd tin cay dé thwc hién cac bwdc phan
tich tiép theo.

4.2. Kiém tra do tin cay Cronbach's Alpha cta
tirng bién

Trong viéc kiém tra do tin cay Cronbach's
Alpha, néu bién nao c6 twong quan bién téng
(Corrected Item-Total Correlation) < 0.3 thi sé& bj
loai vi khéng déng goép vao két qua téng thé.
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4.2.1. Bién bién PL (Yéu t6 phap ly)
Két qua phan tich dd tin cay cla bién PL v&i
5 bién nhw trén Bang 2. Theo bang théng ké tong

Nguyen & Pham

s& muc ctia bién PL (Bang 3), bién PL5 bij loai do
c6 twong quan bién téng nhé hon 0.3. Chay lai lan
hai v&i 4 bién, két qua dwoc thé hién trén Bang 4.

Bang 2. Do tin cay cua bién PL (5 muc)

Théng ké d6 tin cay

Cronbach's Alpha

S6 bién (N)

0.724

5

Bang 3. Thdng ké tdng s& muc cua bién PL (5 muc)

Scale Mean if Item Scale Variance if ltem

Corrected Item-Total Cronbach's Alpha if

Deleted Deleted . Item Deleted
(Trung binh thang do (Ty 1é phuong sai néu Correlatlgn . (P6 tin cay néu bién bj
néu bién bi xo03) bién bj xod) (Tuong quan bién tong) X08)
PL1 14.42 6.533 0.608 0.636
PL2 14.46 6.434 0.629 0.627
PL3 13.90 6.826 0.472 0.682
PL4 14.02 6.301 0.555 0.649
PL5 14.08 6.689 0.271 0.789
Bang 4. Do tin cay cla bién PL (4 muc)
Cronbach's Alpha S bién (N)
0.789 4

Bang 5. Thdng ké tdng s6 muc cla bién PL sau khi loai PL5 (4 muc)

Scale Mean if Item Scale Variance if Item

Corrected Item-Total Cronbach’s Alpha if

Deleted Deleted . Item Deleted

Trung binh thang d Ty Ié phuong sai né Correlation D6 tin cay néu bién bj

( unlg / .a g (0] (Ty e;.); u’o. gs’a/ éu (Twong quan bién téng) (P06 tin cay ’eu ién bj

néu bién bj xo0a) bién bj xoa) x04a)

PLA1 10.77 3.976 0.672 0.701
PL2 10.82 4.060 0.629 0.721
PL3 10.26 4.265 0.501 0.784
PL4 10.38 3.810 0.597 0.738

Theo két qua chay lai v&i 4 bién (Bang 5), tat
ca cac bién quan sat déu c6 Corrected Item-Total
Correlation Ién hon 0.3. Hé sé6 Cronbach’s Alpha
cua thang do I&n hon 0.6 (nhw trén Bang 3), nhw
vay thang do dam bao do tin cay.

4.2.2. Bién KS (Kiém soat ctia Quan ly nha
nwéc)

Két qua phan tich d tin cay cta bién KS nhw
trén Bang 6. Theo két qua phan tich tdng s6 muc
cta bién KS (Bang 7), tit ca cac bién quan sat déu
c6 Corrected Item-Total Correlation I&én hon 0.3.
Hé sb Cronbach’s Alpha cla thang do Ién hon 0.6,
nhw vay, thang do dam bao do tin cay. Bién KS gil
nguyén 8 muc (ltems).

Bang 6. Do tin cay cua bién KS (8 muc)

Théng ké dé tin cay

Cronbach's Alpha

S bién (N)

0.884

8
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Bang 7. Théng ké tdng sb muc ctia bién KS

Scale Mean if Item
Deleted
(Trung binh thang do

Deleted

Scale Variance if ltem

(Ty Ié phuong sai néu

Cronbach's Alpha if

Corrected Item-Total
i Item Deleted

Correlation L

i a (P06 tin cdy néu bién bj

(Twong quan bién téng)

néu bién bj xo&) bién bj x04) X04)
KS1 24.86 19.090 0.628 0.873
KS2 24.89 18.113 0.687 0.866
KS3 24.85 18.135 0.679 0.867
KS4 24.44 18.272 0.663 0.869
KS5 24.40 18.096 0.631 0.873
KS6 24.20 17.647 0.640 0.872
KS7 24.97 19.505 0.664 0.871
KS8 24.70 18.277 0.665 0.869

4.2.3. Bién DT (Cong tac dau tw)

Két qua phan tich do tin cay cta bién DT nhw
trén Bang 8. Theo két qua phan tich tdng s muc
cta bién DT (Bang 9), tat ca cac bién quan sat déu

cd Corrected Item-Total Correlation |&n hon 0.3.
Hé sb Cronbach’s Alpha cta thang do I&n hon 0.6,
nhw vay thang do dam bao dé tin cay. Bién DT git
nguyén 4 muc.

Bang 8. Do tin cay cla bién DT (4 muc)
Théng ké d6 tin cay

Cronbach's Alpha

S bién (N)

0.841

4

Bang 9. Thdng ké tbng s6 muc cla bién DT

Scale Mean if Item
Deleted

(Trung binh thang do

Deleted

Scale Variance if Item

(Ty Ié phuong sai néu

Cronbach's Alpha if
Item Deleted

Corrected Item-Total

Correlation

in t6 DG tin cay néu bién bj
(Twong quan bién téng) (D0 1 €@y neu bien bj

néu bién bj xo0d) bién bj x04) X048)
DT1 10.77 3.976 0.672 0.701
DT2 10.82 4.060 0.629 0.721
DT3 10.26 4.265 0.501 0.784
DT4 10.38 3.810 0.597 0.738

4.2.4. Bién BT (Cong tac bao tri)

Két qua phan tich dd tin cay cla bién BT nhw
trén Bang 10. Tiép tuc phan tich tbng s6 muc cla
bién BT dé tim giad tri “Corrected Item-Total
Correlation” nhw trén Bang 11. C6 thé thay tat ca

cac bién quan sat déu cé Corrected Item-Total
Correlation I&n hon 0.3.

Hé sb Cronbach’s Alpha cua thang do Ién
hon 0.6, nhw vay thang do dam bao dé tin cay. Bién
BT gilr nguyén 6 muc.

Bang 10. Do tin cay cta bién BT (6 muc)

Théng ké dé tin cay

Cronbach's Alpha

Sé bién (N)

0.869

6
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Bang 11. Théng ké téng sd muc cta bién BT

Scale Mean if tem  Scale Variance if Item Cronbach's Alpha if
Corrected Item-Total
Deleted Deleted . Item Deleted
Correlation
(Trung binh thang do  (Ty Ié phuong sai néu i (D6 tin cay néu bién bj
néu bién bj x08) bién bi x04) (Tuong quan bien tong) X08)
BT1 17.75 11.627 0.740 0.835
BT2 17.71 12.118 0.692 0.844
BT3 17.77 12.273 0.659 0.849
BT4 17.43 11.740 0.682 0.845
BT5 17.26 11.930 0.592 0.862
BT6 17.39 11.862 0.657 0.849
4.2.5. Bién TK (Céng tac thiét ké toa nha) déu co Corrected Item-Total Correlation Ién hon

Két qua phan tich dé tin cay cta bién TK nhww ~ 0.3. Hé s6 Cronbach’s Alpha ctia thang do Ién hon
trén Bang 12. Theo két qua phan tich tbng s muc 0.6, nhw vay thang do dam bao db tin cay. Bién TK
cta bién TK (Bang 13), tAt ca cac bién quan sat  gilr nguyén 6 muc.

Bang 12. D6 tin cay cla bién TK (6 muc)
Théng ké db tin cay
Cronbach's Alpha Sé bién (N)
0.831 6

Bang 13. Thdng ké tdng sb muc cuia bién TK

Scale Mean if tem  Scale Variance if Item Cronbach's Alpha if
Corrected Item-Total
Deleted Deleted , Item Deleted
Correlation
(Trung binh thang do  (Ty Ié phuong sai néu . (P6 tin cay néu bién bj
. e (Twong quan bién téng) ]
néu bién bi xo0a) bién bi xoa) x04a)
TK1 17.84 10.577 0.638 0.797
TK2 17.88 10.109 0.659 0.791
TK3 17.44 10.200 0.625 0.799
TK4 17.52 10.701 0.557 0.814
TK5 17.50 10.275 0.636 0.797
TK6 18.04 12.251 0.524 0.822
4.2.6. Bién AT (Cong tac an toan) c6 Corrected Item-Total Correlation I&én hon 0.3.

Két qua phan tich d6 tin cay cta bién AT nhww ~ Hé sd Cronbach’s Alpha clia thang do Ién hon 0.6,
trén Bang 14. Theo két qua phan tich tdng sé muc  nhw vay, thang do dam béo db tin cay. Bién AT gilr
clia bién AT (Bang 15), tAt ca cac bién quan satdéu  nguyén 3 muc.

Bang 14. Do tin cay cla bién AT (3 muc)
Théng ké d6 tin cay
Cronbach's Alpha Sé bién (N)
0.781 3
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Bang 15. Théng ké tdng sé muc clia bién AT

Scale Mean if Item Scale Variance if ltem

Cronbach's Alpha if

Deleted
(Trung binh thang do

Deleted

(Ty Ié phuong sai néu

Corrected Item-Total

Item Deleted
Correlation

D (D6 tin cay néu bién bj
(Twong quan bién téng)

néu bién bj xo&) bién bj x04) X04)
AT1 7.20 2.471 0.617 0.704
AT2 7.23 2.410 0.599 0.725
AT3 6.78 2.464 0.639 0.681

4.2.7. Bién PC (Céng tac phong chay chira
chay)

Két qua phan tich d6 tin cay cta bién PC nhw
trén Bang 16. Theo két qua phan tich tdng s6 muc
cta bién TK (Bang 17), tit c& cac bién quan sat

déu co Corrected ltem-Total Correlation I&n hon
0.3.

Hé sb Cronbach’s Alpha clia thang do I6n
hon 0.6, nhw vay thang do dam bao do tin cay. Bién
PC gilr nguyén 6 muc.

Bang 16. Do tin cay cla bién PC (6 muc)
Théng ké dé tin cay

Cronbach's Alpha

Sé bién (N)

0.868

6

Bang 17. Théng ké tdng sé muc ctia bién PC

Scale Mean if Item

Scale Variance if Item

h's Alpha if
Corrected ltem-Total ~ C'O"PachsAlpha

Deleted Deleted , Item Deleted
A . s Correlation e
(Trung binh thang do (Ty 1é phuwrong sai néu s (P06 tin cdy néu bién bj
e e (Twong quan bién téng) i
néu bién bj xoa) bién bj x0a) x04)
PC1 18.72 12.658 0.623 0.852
PC2 18.69 12.471 0.683 0.842
PC3 18.24 12.089 0.714 0.836
PC4 18.30 12.434 0.651 0.848
PC5 18.37 12.170 0.674 0.844
PC6 18.33 12.528 0.643 0.849

4.2.8. Bién CC (Str dung khu vwc cong cdng)

Két qua phan tich dd tin cay cia bién CC nhuw
trén Bang 18.

Theo két qua phan tich tdng s6 muc ctia bién
CC (Bang 19), tat ca cac bién quan sat déu co
Corrected Item-Total Correlation I&n hon 0.3. Hé
s6 Cronbach’s Alpha cuia thang do I&n hon 0.6,
nhw vay thang do dam bao do tin cay. Bién CC gilr
nguyén 4 muc.

4.2.9. Bién phu thudc (QLVHNCC)

Két qud phan tich do tin cay clia bién
QLVHNCC nhuw trén Bang 20. Theo két qua phan
tich tdng s6 muc cta bién QLVHNCC (Bang 21),
tat cd cac bién quan sat déu c6 Corrected ltem-
Total Correlation Ién hon 0.3. H& s6 Cronbach’s
Alpha clia thang do I&n hon 0.6. Nhw vay, cé thé
thay rang thang do nay dam bao dé tin cay, va bién
QLVHNCC gilr nguyén 3 muc.

Bang 18. Do tin cay cuta bién CC (4 muc)

Théng ké d6 tin cay

Cronbach's Alpha

Sé bién (N)

0.849

4
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Bang 19. Théng ké tdng sé muc ctia bién CC

Scale Mean if Item

Scale Variance if Item

Corrected Item-Total Cronbach's Alpha if

Deleted Deleted . Item Deleted
(Trung binh thang do  (Ty Ié phwong sai néu Correlatlgn . (D6 tin cay néu bién bj
néu bién bj x08) bién bi x04) (Tuong quan bien tong) X08)
CC1 11.29 4.585 0.731 0.789
cC2 11.21 4.977 0.642 0.827
CC3 10.74 4.755 0.694 0.806
CC4 10.80 4.554 0.686 0.810

4.2.9. Bién phu thuéc (QLVHNCC)

Két qua phan tich do tin cay clGa bién
QLVHNCC nhw trén Bang 20. Theo két qua phan
tich tdng s6 muc cua bién QLVHNCC (Bang 21),
tat cd cac bién quan sat déu c6 Corrected Item-

Total Correlation I&én hon 0.3. H& s& Cronbach’s
Alpha cta thang do I&n hon 0.6.

Nhuw vay, co thé thdy réng thang do nay dam
bao do tin cay, va bién QLVHNCC giir nguyén 3
muc.

Bang 20. D4 tin cay cla bién QLVHNCC
Théng ké d6 tin cay

Cronbach's Alpha

S bién (N)

797

3

Bang 21. Théng ké téng sd muc cta bién phu thudc QLVHNCC

Scale Mean if ltem
Deleted
(Trung binh thang do

Scale Variance if
Item Deleted
(Ty Ié phuong sai néu

Corrected Item-Total
Correlation

Cronbach's Alpha if
[tem Deleted

(Twong quan bién (D6 tin cay néu bién bj

néu bién bj xo04) bién bj x04) téng) X08)
QLVHNCCA1 7.46 1.084 0.615 0.749
QLVHNCC2 7.41 1.070 0.611 0.753
QLVHNCC3 7.43 0.993 0.695 0.663

4.3. Phan tich nhan té kham pha (EFA)
4.3.1. Két qua EFA cho cac bién doc lap

Muc dich |a kiém tra xem cac cau héi c6 gdp
lai dung thanh 8 nhém nhw Iy thuyét ban dau hay
khéng, hay bi tach ra hodc nhap vao nhau. Két qua
phan tich chi s6 KMO (Kaiser-Meyer-Olkin) va
kiém dinh Bartlett thé hién trong Bang 22. C6 thé
thdy chi s6 KMO dat 0.883 > 0.7 |a du dé phan tich
nhan té tich hop. Ngoai ra, gia tri kiém dinh Bartlett
bang 0 (Sig. = 0.000 < 0.05) chirng té cac bién co
twong quan vé&i nhau. Két qua phan tich Total

Variance Explained (Bang 24) theo phwong phap
Principal Component Analysis (PCA), tai mic gia
tri Eigenvalues > 1, phan tich da trich dwgc 8 nhan
t, gidi thich dwoc 63.544% bién thién cha di liéu
(tbng phwong sai trich > 50%). Tiép theo, phép
xoay Varimax dwoc st dung dé tao ma tran xoay
(Rotated Component Matrix). Két qua (Phu luc 2)
cho thay, cac hé sb tai nhan td (Factor Loading)
cla cac bién quan sat déu I&n hon 0.5. Cac bién
quan sat hoi tu dung vé cac nhém nhan té theo gia
thuyét ban dau, khong cé bién nao bij loai.

Bang 22. Théng ké chi s6 KMO va Bartlett's ctia bién doc lap

Chi sb Kaiser-Meyer-Olkin vé tinh diy dd ctia méu 0.883
Approx. Chi-Square 5214.758
Kiém tra tinh cau cla Bartlett df 820
Sig. 0.000
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4.3.2. Két qua EFA cho bién phu thuéc

Két qué EFA cho bién phu thuéc QLVHNCC
(Bang 25 va Bang 26) cho thdy KMO = 0.72, trich
dwoc 1 nhan té duy nhét tai Eigenvalue = 2.133,
tbng phwong sai trich dat 71.106%.

Nhw vay, nhéan td6 dwoc trich gidi thich
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71,106% bién thién di¥ liéu cla cac bién quan sat
tham gia vao EFA. Ma tran xoay cta bién phu thudc
(Bang 23).

Hé s tai ciia cac bién quan sat déu Ién hon
0.5, nhw vay cac bién quan sat nay déu cé y nghia
trong phén tich EFA.

Bang 23. Ma tran xoay cla bién phu thudc

QLVHNCC3 0.876
QLVHNCCA1 0.828
QLVHNCC2 0.825

Bang 24. Két qua phan tich Total Variance Explained cta bién doc lap
Extraction Sums of Squared
Loadings
(Téng binh phuong hé sé tai
trich xuét)

Rotation Sums of Squared
Loadings
(Téng binh phuong hé sé tai xoay)

Initial Eigenvalues
(Gi4 tri riéng ban dau)

Tong V% Tosutich Tong VP iewticn Tong V% 1yie %tich
céng phuqng luy cbng phu’qng luy cbng phuqng luy
sai sai sai
1 9.063 23.239 23.239 9.063 23.239 23.239 4.198 10.764 10.764
2 4922 12.621 35.860 4922 12.621 35.860 3.828 9.815 20.579
3 2748 7.047 42.907 2.748 7.047 42.907 3.741 9.593 30.172
4 2023 5.186 48.093 2.023 5.186 48.093 3.096 7.939 38.111
5 1725 4.424 52.517 1.725 4424 52.517 2.767 7.096 45.207
6 1.593 4.085 56.603 1.593 4.085 56.603 2.682 6.877 52.084
7 1456 3.734 60.337 1456 3.734 60.337 2.436 6.246 58.329
8 1.251 3.208 63.544 1.251 3.208 63.544 2.034 5.215 63.544
Bang 25. Théng ké chi s6 KMO va Bartlett's ctia bién phu thudc
Chi s6 Kaiser-Meyer-Olkin vé tinh diy dd ctia mau 0.695
o Approx. Chi-Square 232.771
B:artlett's Test ‘of Sphericity of 3
(Kiém tra tinh cau cua Bartlett) _
Sig. 0.000
Bang 26. Két qua phan tich Total Variance Explained cta bién phu thudc
Total Variance Explained
Initial Eigenvalues Extraction Sums of Squared Loadings
Thanh phan (Gl:';: z:r_/ riéng ban, d:au) : (Téng binh pth’o’Ijg hé sb ta! tilch x’uat)
T6ng Ty € % Ty 1€ % tich T6ng Ty & % Ty 1&€ % tich
phuwong sai luy phwong sai luy
1 2.133 71.106 71.106 2.133 71.106 71.106
2 0.504 16.814 87.920
3 0.362 12.080 100.000

va cac bién doc lap, md hinh héi quy tuyén tinh da
bién dwoc st dung. Trwdc khi hdi quy, can kiém tra

4.3.3. Két qua hoi quy
Dé xem xét twong quan gitra bién phu thudc
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twong quan gitra cac bién doc lap dé tranh hién
twong da cong tuyén. Trong nghién cru nay, twong
quan Pearson Correlation [30] dwgc s dung dé
danh gia mirc dd doc lap tuyén tinh gitra cac bién.
Két qua phan tich (Bang 27) cho thay twong quan
gitra cac bién doc lap déu nhé hon 0.7, chirng té
khéng xuét hién van dé da cong tuyén. Ngoai ra,
quan hé gitra bién doc 1ap va bién phu thudc (gia
tri sig. 2-tailed) déu bang 0 < 0.05, chirng t6 cac
bién doc lap déu cé y nghia va gép phan giai thich
bién phu thudc.

S dung SPSS dé héi quy div lieu, két qua
thé hién trong bang téng hop hdi quy (Bang 28), cé
thé thdy mo hinh héi quy dat hiéu suét kha tét. Cu
thé, gia tri R2 hiéu chinh dat 0.69, diéu d6 c6 nghia
rang, md hinh gébm 8 bién doc lap da thanh céng
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trong viéc gidi thich dwoc 69% s thay dbi clia bién
phu thudc. Bang 29 tdng hop cac hé sb hdi quy cla
mo hinh, cé thé thay bién doc 1ap CC c6 “sig.” kiém
dinh Ién hon 0.05, diéu d6 ching té bién doc lap
nay khong cé tac dong thdng ké 1én bién phu thudc,
hay cac quan hé gitra 2 bién nay chi c6 tinh ngau
nhién. Do d6, bién CC can dwoc loai khéi phwong
trinh hdi quy. Ngoai ra, hé sb VIF déu nhé hon 2
chirng td khéng gép van dé da cong tuyén gitra cac
bién trong phwong trinh héi quy. Két qua cubi ciing,
phwong trinh héi quy sau chuan hoa dwoc viét theo
cong thire (2), cu thé nhw sau:
QLVHNCC =0.296PL + 0.295KS + 0.209DT +
0.13BT + 0.156TK + 0.144AT + 0.142PC + ¢ (2)
Trong d9, ¢ la sai sé cta phwong trinh héi
quy.

Bang 27. Bang phan tich twong quan bién

QLVH
PL KS DT BT TK AT PC CC
NCC
Hé sb twong . 0538 0504 0543 0476 0.508 0.377° 0.337'
QLVH 1 052 : : ! * : : :
NCC quan
Sig. (2-tailed) 0 0 0 0 0 0 0 0
He sb t . 0.454' 0.241" .
esotrong 4 500 1 %0405 S 0092 0.143° 0012 0.017
PL quan
Sig. (2-tailed) 0 0 0099 0 0147 0024 0849 0.795
He sb t . 0454 0262 0.206'
©SOlONg 538 * 1 0128 <% 0081 ~°° 0033 0016
KS quan
Sig. (2-tailed) 0 0 0043 0 0201 0001 0607 0.797
He sb t . * 0.480° 0.405 0.389° 0.260° 0277
©SONONI 45047 0.105 0.128 1 * : : ) *
DT quan
Sig. (2-tailed) 0 0099 0.043 0 0 0 0 0
Hesétuong .. 0241 02627 0480 0399 0334 0310° 0332
. o . * * * : : : :
Sig. (2-tailed) 0 0 0 0 0 0 0 0
Hesbtuong o oo ooey 0405 0399 0463 03747 0435
TK quan
Sig. (2-tailed) 0 0147 0201 0 0 0 0 0
Hesétuong .. ... 0206 0389 0334 0463 0374 0376
AT uan . . * : : * : :
Sig. (2-tailed) 0 0024 0001 0 0 0 0 0
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Bang 27. (tiép)

QLVH
PL KS DT BT TK AT PC CcC
NCC

pC Hé sbé twong quan 0.377” 0.012 0.033 0.260" 0.310” 0.374" 0.374" 1 0.525™

Sig. (2-tailed) 0 0.849 0.607 0 0 0 0 0

ce Hé sbé twong quan 0.337" 0.017 0.016 0.277" 0.332" 0.435" 0.376" 0.525" 1

Sig. (2-tailed) 0 0.795 0.797 0 0 0 0 0
Bang 28. Bang todng hop két qua hdi quy
M& hinh R R2 R2higuchinh ~ oasochuancua o i \Watson
woce lwong
1 0.836 0.700 0.690 0.27179 2.082
Bang 29. Bang tdng hop hé sb hdi quy
Hé sb khéng chudn  Hé sb chuan S Thdng ké da cong
o hoa hod g tuyén
M6 hinh Bién Sai 8
B N Beta Tolerance VIF
chuan
(Constant) 0.086 0.160 0.538 0.591

PL 0.223 0.030 0.296 7.365 0.000 0.774 1.292
KS 0.229 0.032 0.295 7.251 0.000 0.750 1.333
DT 0.149 0.030 0.209 4.906 0.000 0.687 1.455
BT 0.093 0.031 0.130 2.964 0.003 0.644 1.553
1 TK 0.109 0.031 0.156 3.531 0.000 0.641 1.561
AT 0.095 0.028 0.144 3.342 0.001 0.668 1.498
PC 0.099 0.030 0.142 3.282 0.001 0.669 1.495
CcC 0.020 0.031 0.029 0.664 0.507 0.635 1.576

5. Thao luan

Dwa vao phwong trinh hdi quy (2), cé thé
thdy ngoai bién CC khéng dwoc xét dén trong
phwong trinh hdi quy, tat ca cac bién doc lap déu
c6 hé sé dwong. Diéu nay khéng dinh méi quan hé
thuan gitra cac yéu t6 Quan ly Nha nwéc (QLNN)
va hiéu qua quan ly van hanh nha chung cw
(QLVHNCC). Nhw vay, khi QLNN 1am tét hon & bét
ky khau nao (Phéap ly, Kiém soat, hay PCCC v.v.),
thi hiéu qua dau tw va van hanh chung cu tai Béng
Nai - Binh Dwong déu sé ting Ién twong (ng.
Khéng co yéu td nao gay tac dong nguoc chiéu.

Két qua phan tich cho thay bién CC (St dung
khu vuc chung) khéng cé y nghia thdng ké (Sig. >

0.05), déng nghta véi viéc gia thuyét CC bi bac bd.
Mac du trén thuc t&, khu vwe chung (nha sinh hoat
céng déng, hanh lang, bai dau xe v.v) la noi thuwong
xuyén xay ra xich mich. Tuy nhién, viéc nhan té nay
khéng tac ddong y nghia dén mé cé thé duoc ly giai.
Th& nhét, tinh chat vi mo cda van dé: Cac tranh
chép vé khu vuc chung thwérng mang tinh chat dan
sw ndi bd hang ngay gilra Cw dan va Ban quan ly
hay Ban quan tri. Déi twong khao sat cé xu hwéng
coi day la trach nhiém gidi quyét cia don vi van
hanh (khu vyc tw nhan) hon la sy can thiép tryc
tiép cha bd may Quan ly nha nwdc. Thé hai, sy
bao ham cla phap ly: Nhirng bat cap Ién nhét vé
khu vire chung thwong da dwgc Nha nuwée xir ly ti
khau cap Gidy chirng nhan (Sé héng) hoac théng
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qua hé théng van ban phap luat. Do d6, ngu®i dan
danh gia tAm quan trong ctia nhém Yéu tb Phap Iy
(PL) cao hon so v&i viéc tach r&i né thanh mét
khau quan ly st dung riéng biét.

Céan clr vao dd lén cla hé sbé Beta chuan
hoéa, mrc dd &nh hwéng clia cac nhan t6 dwoc chia
thanh 3 nhém ro rét:

Nhém 1: Nhém dén dét chd dao, gém 2 bién
doc lap Yéu té phap ly (PL) va Kiém soat cua
QLNN (KS), Ian lwot co gia tri hé sb Beta la 0.296
va 0.295. Hai bién nay co hé sbé tac dong gan nhw
bang nhau va cao vuwot trdi so véi cac bién con lai.
Diéu nay cho thay "Hanh lang phap ly" (van ban
luat) va "Céng tac thwe thi" (thanh tra, kiém tra) 1a
hai tru cot song hanh khong thé tach roi. Két qua
nay phan anh dung thwc trang tai Déng Nai - Binh
Dwong rang cac nha dau tw va cw dan dang thiéu
mot co' ché phap Iy rd rang (PL), nhwng déng thoi
ho ciing doi hoi sy nghiém minh, giam sat chat ché
tir chinh quyén (KS) d& dam bao luat duoc thuc thi
diung, tranh tinh trang trén bao dwéi khéng nghe
hoac bubng ldng quan ly.

Nhém 2: Nhém thi tuc dau vao (DT) c6 hé sb
la 0.209. Bién nay dirng & vi tri thir 3 véi mirc tac
dong kha manh. Diéu doé chirng té thi tuc dau tw
(xin chu trwong, giao dat, tinh tién s dung dét)
dong vai tro la rd rét. Tuy khéng quyét dinh manh
mé bang khung phap ly chung, nhwng néu QLNN
thao g& dwoc nut that nay, hiéu qua dw an sé tang
dang ké.

Nhém 3: Nhém cong tac thiét ké va an sinh -
TK, AT, PC, BT B&n bién con lai c6 mirc dd tac
dong xap xi nhau va thdp hon cac nhém trén, dao
dong tir 0.130 dén 0.156. Thiét ké (TK - 0.156) c6
tam quan trong cao nhat trong nhém nay, cho thay
viéc thAm dinh thiét ké ban dau la quan trong nhat
trong céac yéu t ky thuat. Céng tac an toan (PC -
0.144), PCCC (PC - 0.142) tac dong & murc trung
binh. C6 thé hiéu rang day la cac quy chuan ky
thuat bat budc phai lam, nén mac do bién thién vé
hiéu qua do ching mang lai khéng qua dot bién
nhw yéu té Phap ly. Cubi cling cong tac Bao tri (BT
- 0.130) la bién c6 tac déng thap nhét trong md
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hinh. Diéu nay cé thé do trong nhan thirc ctia dbi
twong khao sat, cong tac bao tri phu thudc nhiéu
vao Ban quan tri va Bon vi van hanh vén phu thudc
vao khu vue tw nhan, hon 1a sw can thiép trwc tiép
hang ngay ctia QLNN. QLNN chi déng vai tro trong
tai khi c6 tranh chép 16n, nén mrc d6 anh hwéng
truc tiép dwoc danh gia thap hon cac khau khac.
6. Giai phap va Kién nghij

V6i két qua hdi quy cling nhu nhirtng phan
tich va nhan dinh & trén, cé thé thdy nhém 1 gébm
Yéu té Phap ly (PL) va Kiém soat QLNN (KS) 14 hai
dong lwc quan trong nhat. Didu nay gt di mot
théng diép manh mé: Nha dau tv va Cu dan tai
DPdng Nai, Binh Dwong can mét méi truéng minh
bach va ky cwong hon la cac wu dai tai chinh ngén
han. Vi chinh quyén cdp Tinh (Bdng Nai, Binh
Dwong) khdng c6 quyén stra doi, nén cac gidi phap
dwdi day tap trung vao quyén han thuc té cia dia
phwong: Van dung luat, Ban hanh van ban dwoi
luat va Thuc thi cong vu. Duéi day 1a mét sé dé
xuét cu thé, mang tinh hanh déng cho hai tinh.

Th&r nhat, déi véi nhan td "Yéu td Phap Iy"
(PL). Nham muc tiéu la gidm rdi ro chinh sach, téng
tinh minh bach va rat ngan dé tré cta van ban. Can
thwe hién cac giai phap sau:

- Xay dwng co' ché phan (rng nhanh thao g&
vuéng mac phap ly. Vi du nhu sw chdéng chéo gitra
Luat D4t dai, Luat Nha & thwong khién dw an bi
treo khi ch& huwéng dan tir Trung wong. Do do, can
thanh lap "Té cbng tac dac biét" treec thuéc UBND
Tinh. Td nay cé quyén ra soat cac dy an dang téc
nghé&n phap ly, phan loai vwéng mac dé tham muwu
ra quyét dinh thao g& tirng trwdng hop cu thé. Ban
hanh cac quy chuan ky thuat dia phwong hwéng
dan chi tiét vé cac chi tiéu quy hoach kién triuc déc
thu cho nha cao tang, tranh tinh trang mdi dw an
hiéu mot kiéu.

- Minh bach héa théng tin quy hoach trén nén
tang sb. Thuc trang hién nay tai D(‘“)ng Nai, Binh
Dwong, nha dau tw va ngwdi mua nha thiéu théng
tin chinh théng, dé bi Itra b&i cac dw an ma hoac
quy hoach treo. Tlr d6, S& Xay dwng va Sé Tai
nguyén va Mai truéng céc tinh can ddng bd héa div
liéu quy hoach phan khu (1/2000) va quy hoach chi
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tiét (1/500) lén ng dung trwc tuyén cong khai,
ddng thoi cong khai tinh trang phap ly cta cac dw
an.

Tiép theo, déi v&i nhan td "Kiém soat cua
QLNN" (KS). Nhdm muc tiéu chuyén ti tién kiém,
cap phép sang tang cudng hau kiém, giam sat van
hanh va lam trong tai kinh t&. Can thyc hién cac
nhém gidi phap sau:

- Siét chat ky cwong trong ban giao va Quy
bao tri vén dang la diém noéng tranh chap. Viéc
tranh chap quy bao tri 2% va dién tich chung - riéng
la nguyén nhan chinh dan dén khiéu kién déng
ngwoi, gay mat an ninh trat tw. Dé khac phuc diéu
nay, UBND tinh can c6 ché tai manh tay: Cuwéng
ché ban giao quy bao tri ngay lap ttrc néu chi dau
tw cb tinh chay i. S& Xay dwng can ban hanh "Sé
tay hwdng dan quan ly van hanh chung cu" mau,
quy dinh rd quy trinh té chtrc Hoi nghi nha chung
cw, quy ché thu chi tai chinh dé cac Ban quan tri
(thwéng thiéu nghiép vu) ap dung théng nhét.

- Nghiém thu chat ché va "phat ngudi" vi
pham trat tw xay dwng nhw xay sai phép, coi ngi
khéng gian thwong mai lan chiém khéng gian
chung. Do d6, QLNN tuyét déi khédng nghiém thu
dwa vao slr dung cac tda nha chwa hoan thién hé
théng ha tdng x& hoi cam két hodc chwa dam bao
cong tac PCCC. Béng thoi, ting cwdng vai trd cua
Thanh tra S& Xay dung va UBND cip Phuong -
Xa trong viéc giam sat dia ban. Thiét lap duwong
day néng chuyén biét d& cw dan phan anh sai
pham xay dwng.

Vé mat hoc thuat, diéu nay ciing c6 manh mé
quan diém cua Ly thuyét Kinh t& hoc Thé ché cua
North (1990) [26], trong d6 khang dinh thé ché 1a
luat choi, quyét dinh rdi ro va chi phi giao dich. Déi
véi chung cw thwong mai, khung phap ly (vé giao
dat, cap phép, sb hong) la yéu té quyét dinh tinh
hop phap va quyén tai san. Sy cham tré hodc
chdng chéo cua luat phap tao ra chi phi ngam
khéng 16 cho nha dau tw va gay tam ly bat an cho
cw dan. Do d6, né vwot 1én trén moi yéu td ky thuat
khac. Bén canh dé, thi trw&ng chung cw tai cac do
thi vé tinh dang phat trién qua nhanh, dan dén "that
bai thi trwérng" [28] khi chil dau tw cd xu hwéng toi
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da héa loi nhuan ma bd qua cam két. Sy kiém soat,
thanh tra va x&r phat cia Nha nwéc luc nay déng
vai trd nhw mét ban tay hivu hinh thiét 1ap lai can
can quyén loi, khién nguwoi dan va doanh nghiép
cam thay an tdm hon khi dau tw va sinh séng.
Cudi cuing, nghién ctru nay ciing dé xuét dac
thu riéng cho tirng tinh. Mac du cung la doé thi vé
tinh, nhwng dac thu phat trién cla 2 tinh khac nhau,
nén trong tdm phap ly ciing can khac nhau: Tinh
Binh Dwong la thd phd cong nghiép c6 mat dod cao.
Véi dac thu 1a tbec dé do thj hoéa rat cao, nhiéu
chung cw cao tdng moc lén sat cac khu cong
nghiép (Thuan An, Di An). Do d0, kién nghj wu tién
la tap trung vao phap ly cho nha & xa héi va nha &
céng nhan. Can cé co ché phap ly dac thu dé rat
ngan tha tuc cho dong san phdm nay, nhwng phai
kiém soat chat ddi twong mua dé tranh dau co
.Quy hoach ha tang giao théong két ndi cac khu
chung cv nay véi TPHCM can duoc wu tién vé
phap ly gidi phong mat bang. Déi véi tinh Bdng Nai,
tinh nay cé nhiéu dw an quy mé dai dd thi (Aqua
City, Long Hwng, v.v.), nhwng dang vwéng phap ly
dét dai rat Ion. Do d6, kién nghi wu tién va tap trung
thdo g& vwéng méac phap ly dét dai va dinh gia dét.
DPdng thoi, chinh sach can day nhanh quy trinh xac
dinh tién s dung dat vi sy cham tré trong khau
nay dang khién hang loat dw an khong thé ra sb
héng cho cw dan. Chinh quyén ciing can kiém soat
chét viéc phan 16 ban nén trai phép nap béng dw
an chung cu thwong mai. K&t qua ctia nghién ciru
nay hoan toan ddng nhét véi cac nghién ctru vi md
ctia Pang Hung V6 (2020) [23] hay Tran Kim
Chung (2018) [24] khi déu khang dinh nut that thé
ché |a rao can I&n nhét cla thj trudng bat dong san
Viét Nam. Diém tha vi la két qua nay cé sw khac
biét so v&i mot sbé nghién clru tai cac siéu dé thi
nhw thanh phd H& Chi Minh hay Ha Nai. Dién hinh
nhw nghién ciru cGa Toan Thang (2021) [27]. Tai
céc I6i trung tam, do quy dat chat hep va céac toa
nha da ci, cac yéu td vé Bao tri (BT) hodc PCCC
thwong tréi 18n thanh néi blirc xic sb mot. Tuy
nhién, tai Déng Nai va Binh Duong, yéu té Phap ly
d4u tw lai chiém thé thwong phong. Diéu nay hoan
toan logic v&i vong ddi phat trién cla thi truéong.
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7. Két luan

Nghién ctru dwoc thwe hién nhdm muc tiéu
do lwdng va phan tich vai tro can thiép cua bé may
nha nwéc va cac bén co lien quan dbi véi vong doi
dw an chung cw cao tang tai khu vierc Ddng Nai va
Binh Duwong. Nghién clru da xay dwng va kiém
dinh thanh céng b6 thang do gém 8 nhan t6 cé anh
hwéng nhét téi hiéu qua dau tw va quan ly khai
thac chung cw cao tAng thwong mai tai Déng Nai
va Binh Dwong. Nghién clru da thu thap va xt ly
bd dir liéu khao sat tir 250 mau hop |é tai hai dia
ban trong diém Ia Ddéng Nai va Binh Dwong. D
lieu dwgc phan tich dinh bai ban qua cac bwéc:
banh gia doé tin cay Cronbach’s Alpha, Phan tich
nhan t6 kham pha (EFA), Phan tich twong quan va
Hbi quy tuyén tinh da bién, d&m bao tinh khoa hoc
va do chinh xac cla két qua.

Két qua nghién ctru da khang dinh vai trd cla
QLNN. Cu thé, gia tri R? hiéu chinh dat 0.69 cho
thdy md hinh giai thich dwoc 69% sw bién thién vé
hiéu qua du tw va khai thac chung cw. Nghién ctru
da dinh lwong cu thé mirc dd tac dong cua tirng
nhan té, chi ra rang Yéu t6 Phap ly (PL) va Kiém
soat cia QLNN (KS) la hai dong lwc quan trong
nhat, c6 tac déng vuwot trdi so véi cac yéu té ky
thuat nhw Thiét k&, Bao tri v.v. Dong thdi, phat hién
I6 hdng chinh séach khi chi ra rdng cong tdc QLNN
ddi voi hoat déng bao tri c6 mirc d6 anh huwdng
thdp nhét (hé sb dat 0.130), phan anh thyc trang
sw can thiép cua chinh quyén trong giai doan van
hanh con m& nhat va chwa dap &ng ky vong cla
nguwoi dan.

Cudi cuing, nghién ctru da dé xuat cac nhém
gidi phap dwa trén trong sd hdi quy, tap trung
ngudn lwc wu tién cho cai cach thé ché va tang
cwdng thanh tra, giam sat (nhém coé trong sb cao)
trwdc khi gidi quyét cac van dé ky thuat. Két qua
ctia nghién clru ndy cung cap co sé& khoa hoc thuc
tién gidp chinh quyén tinh Bdng Nai va Binh
Dwong hoach dinh chinh sach quan ly dé thi,
chuyén dich tir tw duy cip phép sang tw duy kién
tao va giam sat dé phat trién thj tredng chung cw
bén virng.

Bén canh dé, nghién ctru con nhiéu han ché,

Nguyen & Pham

sb lwong mau 250 chi dd vé mat thdng ké, chwa co
tinh dai dién cao. Md hinh hdi quy giai thich dwoc
69% s bién thién cta bién phu thudc. Diéu nay cé
nghta |a van con 31% chiu tac dong cla cac yéu td
khac chwa dwoc dwa vao mé hinh. Vi vay, dé xuét
can c6 nhirtng nghién ctu sau rong hon dé tang
cwdng s mau va nhivng nhan té khac con chua
duwoc ké dén day da trong mé hinh.
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Phu luc 1. Bang cau héi khao sat

Nguyen & Pham

MUC DO ANH
TT A. Bién quan sat HUONG
2 3 4 5

1 Yéu t6 phap ly

1.1 Hé théng luat dinh vé hoat dong dau tw va QLKT

1o Van ban hu’c")’ng dan cta cac Bod nganh vé tiéu chuan - quy chuén cla
hoat dong dau tw

1.3 Quy hoach chi tiét clia cac dia phuwong

1.4  Chinh sach cta dia phuwong vé thu hat dau tw va QLKT

1.5 Sw ddng bo clia cac Ban - nganh trong dau tw - khai thac

2 Kiém soat cia QLNN

2.1 Chép hanh quy hoach trong xay dwng

2.2  Déaunbi co s& ha tang k§ thut

2.3 Sy dap tng clia co s& ha tang xa hoi

2.4 Sy chap hanh quy chuan - tiéu chuan kj thuat

o5 Cc‘zng tac nghiém thu giai doan - nghiém thu hang muc, nghiém thu téng
thé, hoan cbéng

2.6 Ché tai cla nha nwéc chwa dd manh

2.7  Sw nghiém tac thyc hién ché tai x& ly cta Nha nuwéc

2.8  Su tiép thu cia QLNN vé phan bién cla cdng ddng

3 Céng tac dau tw dw an

3.1 Swtuan thd quy hoach ctia cac chd thé (QLNN chi dau tw)
Tuan tha cac quy dinh, hop ddng trong hoat ddng xay dwng chung cu

3.2  cao tang cong tac dau ndi ha tAng ky thuat va thwc hién ha tang xa hoi
clia cac cha thé

33 Trach nhiém cﬂ‘a QLNN trong thwc hién va kiém tra viéc dau tw xay dung
chung cuw cao tang

3.4 Cong tac thwc hién phan bién xa hoi

4 Cong tac bao tri (khai thac)

4.1 Stra chira thuwdng xuyén

4.2  Stra chira dinh ky

4.3  Stra chira dot xuat

4.4 Kinh phi bao tri

4.5 An toan, vé sinh trong bao tri

4.6 Ché dd va thdi han va minh bach trong bao tri

5 Céng tac thiét ké va nghiém thu toa nha
Sw tuan tha tiéu chuén va quy chuén (théng gio, dién, nwdc, thoat hiém,

5.1 phong chay, chira chay, dién tich str dung chung bén trong tda nha, khu
vui choi céng cdng, cay xanh v.v.)

5.2  Céng tac phé duyét va thdm dinh thiét ké

5.3 Sy tuan tha nghiém tic ca chi dau tw

5.4  Coéng tac nghiém thu bd phan, giai doan, tdng thé ctia QLNN
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Phu luc 1. (tiép)

MUC DO ANH
TT A. Bién quan sat HUONG
1 2 3 4 5
5.5  Trach nhiém chuy&n mén, phdm chét ctia déi ngii nghiém thu
5.6  Cac quy ché, x ly trach nhiém cla cac cap QLNN
6 Cdng tac an toan
6.1  Ché do bao vé
6.2  Cobng cu va phwong phap bao vé
6.3  Con nguwoi bao vé
6.4 Ché do, dinh ky sw nghiém tac, minh bach trong quan ly an toan
7 Cdéng tac phong chay chira chay
7.1 Thiét bi phong chay chira chay day dui
7.2  Cong tac bao tri va s8n sang cla thiét bi PCCC
73 Céng tac tap huén va dién tap cta doi ngd quan ly va cw dan sé& hivu can
ho
7.4 Ché d6 kiém tra ctia bo phan bao tri va bao vé
- Trach nhiém kiém soat clia cac cip quan ly (cong an, chi dau tw, ban
quan ly vv...)
- Y thirc nguedi qén trong coéng ts’ic st dung va} bao vé thiét bj ciia hd gia
dinh va tap thé véi vat dung dé gay chay no
8 St dung khu vwc céng cdng
8.1 NGi quy cla tdoa nha khi str dung khu viwre cong céng
8.2 \'{thu’c‘ngu’(‘)’i dan khi str dung khu virc céng cong (khu vui choi, bé boi,
' tang ham, cong vién v.v...)
8.3  Trach nhiém cta Ban quan ly (kiém tra, xt ly)
8.4 Sw hé tro clia chinh quyén dia phwong
B. BIEN PHU THUOQC
Dw an chung cw dwoc trién khai thuan loi, dung tién do va dap tng day
1 d0 cac diéu kién phap ly dé cap Gidy chirng nhan (sb héng) cho ngudi
mua.
) Céng tac cung cp dich vu van hanh va béo tri tda nha dwoc duy tri én
dinh, tuan tha phap luat, gidp duy tri tudi tho va béo toan gia tri can ho.
Phu luc 2. Ma tran xoay
Component
1 2 3 4 5 6 7 8
KS2 0.779
KS8 0.770
KS4 0.746
KS3 0.743
KS1 0.711
KS5 0.698
KS6 0.690
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PC2
PC3
PC1
PC6
PC5
PC4
BT3
BT1
BT2
BT4
BT6
BT5
TK2
TKS
TK1
TK3
TK4
DT4
DT2
DT1
DT3
CC1
CC4
CC3
CC2
PL1
PL2
PL3
PL4
AT3
AT2
AT1

Phu luc 2. (tiép)

Nguyen & Pham

Component
2 3 4 5 6 7 8
0.780
0.761
0.751
0.729
0.705
0.690
0.758
0.748
0.731
0.730
0.726
0.670
0.746
0.721
0.695
0.688
0.673
0.783
0.774
0.750
0.742
0.808
0.779
0.733
0.684
0.761
0.747
0.732
0.717
0.759
0.753
0.714
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