SU'HAI LONG CHO O CUA NGUOI LAO PONG
THU NHAP THAP: VAI TRO CUA TIEN NGHI, MOI
TRUONG KHU O VA TIEP CAN DICH VU XA HOI

Nguyén Anh Ti
Bo Xay dung
Email: tunarevn@gmail.com
Ma bai: JED-2819
Ngay nhan bai: 31/12/2025
Ngay nhan bai sta: 02/04/2026
Ngay duyét dang: 20/04/2026
DOI: 10.33301/JED.VIL.2819

Toém tat

Nghién ciru ndy phdn tich cac yéu té tac dong mire hai long ché & véi dir liéu khdo sat vé diéu
kién nha o cua 15000 ho gia dinh tai khu viee do thi va khu cong nghiép Viét Nam. Sw dung mo
hinh hoi quy logit thir tw tong qudat ghi nhén tac déng quan trong ciia yéu té méi triong khu ¢
ddc biét la cong dong khu 6, xdc dinh nhitng wu tién doi véi yéu t6 tién nghi, chire nang, ddc
tinh an toan can nha, dong thoi bé sung tae déng ciia nhu cau tiép can dich vu xa héi phan dnh
sw thay doi trong phong cdch song cia hé gia dinh tac dong dén sw hai long ché 6. Can cir két
qud thuwe nghiém, nghién civu dé xudt mot sé khuyén nghi chinh sach cu thé, thiét thuc vé quy
hoach va chinh sach nha & doi véi nguoi lao dong thu nhdp thap dé thi va khu cong nghiép.
Tur khéa: Chinh sach nha ¢, dich vu xa hdi, hai long chd 0, hai long moi truong khu ¢, mo
hinh gologit.

Ma JEL: R21. R23. I31. C25

Housing satisfaction among low-income workers: the role of amenities, neighborhood
environment, and social service accessibility

Abstract

This study examines the determinants of housing satisfaction among low-income workers,
drawing on survey data from 15,000 households across urban areas and industrial zones
in Vietnam. Employing a generalized ordered logit model, we confirm the relative impacts
of physical housing attributes, neighborhood environment, community satisfaction, and
social service accessibility on housing satisfaction. Our findings identify neighborhood
and community environment as important predictors of housing satisfaction, followed by
functional amenities and safety features, and reveal that unmet demand for social service
proximity — including access to schools, markets, and healthcare facilities — significantly
reduces satisfaction among households seeking social housing. These results carry significant
policy implications, suggesting that effective low-income housing interventions must move
beyond physical dwelling attributes to prioritize neighborhood quality and the integrated
provision of essential social services within housing developments.

Keywords: Gologit model, housing policy, housing satisfaction, neighborhood satisfaction,
social services.
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1. Pat van dé

Trong bdi canh bat 6n kinh té toan cau, Viét Nam van duy tri tbc do ting truong nhd dong luc san xuét
cong nghiép va do thi hoa. Theo do, nhu cau nha & ciia nguoi lao dong khu vuc d6 thi va khu cong nghiép
cling bién dong uu tién vé cac yéu td dac tinh can nha, khu vuc séng ¢0 vi tri thuan tién, dam bao an toan,
an ninh kém theo cac dich vu xa héi nhu chg, truong hoc, tram y té, giai tri... (JICA, 2016; Quynh & cong
su, 2025), tao ra nhitng ngoai ung ti€u cuc tai dia phuong.

Do vay, muc ti€u cia nghién ctru la so sanh mirc d¢ anh huong ctia cac yéu td t6i su hai long chd &, nham
dua ra cac khuyén nghi chinh sach nha & va quy hoach db thi tai Viét Nam nang cao kha nang dap tng nhu
cau nha & cho ngudi lao déng khu vuc dé thi va cong nghiép.

Phan tiép theo ctia bai viét s& néu tong quan nghién ctru vé sy hai 10ng chd &, d& xuat nhitng gia thuyét dé
kiém dinh nhing yéu t6 tic dong va dinh luong wu tién cta ngudi lao dong d6 thi va khu cong nghiép. Sau
d6, dé xuét md hinh kiém dinh va dit liéu dugc st dung. Cudi cung, bai viét s& thao luan két qua va duara
nhiing ham y chinh sach nha & ddi véi nguoi lao dong khu vuc d6 thi va khu cong nghiép.

2. Tong quan nghién ciru va phat trién gia thuyét

2.1. Tong quan nghién ciru

Tir thap ky 1980, cac 1y thuyét vé hai 1ong chd & déu xy dung trén ¥ tudng cdt 18i rang muirc do hai 1ong
phan anh sy sai khac gitra diéu kién thuc té va ky vong cua cu dan (Galster & Hesser, 1981; Galster, 1985).
Ly thuyét Khoang cach (Gap Theory) 1 khung 1y thuyét phd bién nhat, theo d6 chénh léch tam 1y giita ky
vong va hién trang chd & 12 dong co thuc ddy hanh vi cai thién diéu kién song (Galster, 1987; Lu, 1999).

Hai 1ong chd ¢ 1a khai niém da chiéu, chiu tac dong tong hop ciia bdn nhom yéu to: (i) dic tinh vat 1y cua
cin nha va tién nghi chirc ning; (ii) moi truong kinh té — x4 hoi khu & (Mohit & Raja, 2014); (iii) kha ning
tiép can dich vu cong cong va ha tﬁng xa hoi (Hur & Morrow-Jones, 2008; Jiang & Timmermans, 2021); va
(iv) ddc diém nhan khau hoc ho gia dinh (Ciorici & Dantzler, 2019). Pic tinh cin nha va méi truong khu
& duogc coi 1a quan trong nhét, tuy mic d6 anh huong khac nhau theo nhoém nhan khau (Jiang & cong su,
2017; Tang & cong su, 2024).

Tuy nhién, van con nhiing khodng tréng nghién ctru quan trong. Cac nghién ctru vé déc tinh cin nha chi
yéu diung chi s6 tong hop, chwa xac dinh duoc uu tién cu thé vé tién nghi va cong ning phi hop 16i song
nhom thu nhap thap (Jiang & Timmermans, 2021; Mohit & Raja, 2014). Phuong phéap do luong gian tiép
qua bién khoang cach t6i dich vu xa hoi — pho bién trong nhiéu nghién ciru truée (Phyu & cong su, 2024;
Saleem & Alchalabi, 2025) — chua phan anh ding uu ti€n thuc sy cua cu dan dbi véi tung loai hinh dich
vu. Ngoai ra, bang ching thuc nghiém vé vai tro chi phdi ciia quan hé cong dong so vai yéu té vat Iy van
con han ché.

bac biét, nghién ctru nhu cu nha & cua nguodi lao dong tai d6 thi va khu vuc codng nghi¢p — la nhém co
thu nhap thap, diéu kién chd ¢ han ché (Karmali & cong su, 2022) — méi chi xac dinh nhing yéu t6 anh
huong nhung chua xac 1ap dugc nhitng uu tién thiét thuc vé tién nghi, vi tri chd &, nhu cAu an toan va tiép
can cac dich vu x3 hoi thiét yéu (JICA, 2016; Cuc Quan Iy nha va thi truong bat dong san, 2021; Quynh &
cong su, 2025).

2.2. Gid thuyét nghién ciru

Céc yéu tb dic tinh can nha bao gdm yéu t6 vé luong nhu dién tich, sé phong (Mohit & Raja, 2014). Nhu
clu tién nghi, an toan biéu hién qua nhiing yéu td vé& chat nhu chat luong két ciu, co phong chirc nang, tién
nghi (nude ndng, 16i di riéng), va trang bi phong chay chira chay (PCCC) (Hartono & cong su, 2022). Khi
thay d6i 161 sdng, ho gia dinh wu tién yéu t vé chat hon yéu t vé luong.

HI: Cdc bién chat lwong két cdu, c¢6 phong khach, phong ngi, phong bép, khu phu logi nha co phong
chire ndng, tién nghi nwde néng, 16 di riéng, trang bi PCCC ¢4 tac dong thudn chiéu téi mire hai long cho
o' va co hiéu ung can bién trung binh cao hon bién dién tich can nha.

Nhiéu nghién ctru da xac nhan tac dong thuan chiéu ctia mirc hai 1ong méi trudng khu ¢ t&i mic hai 1ong
chd 6, khong chi danh gia dac diém vat 1y khu vuc ma bao gém mbi quan h¢ voi cong déng khu ¢ (Lu, 1999;
Ciorici & Dantzler, 2019; Tang & cong su, 2024). Du thu nhap han ché, cu dan vu tién cao nhit moi truong
cong dong khu & va c6 tac dong manh nhat t6i mire hai 1ong chd 6.
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H2: Yéu t6 hai long méi truong cong dong khu ¢ cé tac dong thudn chiéu va hiéu vmg cdn bién trung binh
cao nhat t6i hai long ché 6.

Nhu cau tiép can dich vu x4 hoi 1a cac bién an vé so thich (Galster, 1987), dugc mot s6 nghién ctru kiém
dinh anh hudéng téi hai 1ong chd & thong qua khoang cach téi cac co s dich vu xa hoi (Jiang & Timmermans,
2021; Saleem & Alchalabi, 2025). Thay d6i vé 16i séng, cu dan gia ting nhu cau tiép can dich vu xa hoi anh
huong nghich chiéu dén muc hai long chd & va tic dong manh hon yéu té dién tich cin nha va nhu cau gan
chd 1am viéc.

H3: Bién nhu cau gan truong hoc, gan cho, gan bénh vién, gan céng vién, gan siéu thi tac déng nghich
chiéu dén Hai long ché & va c6 hiéu iing cdn bién trung binh cao hon bién dién tich can nha va bién nhu
cau gan ché lam viée.

3. Phuong phap nghién ctiru

3.1. M6 hinh

Nghién ctru sir dung phuong phap dinh lugng véi thiét ké nghién ciru cat ngang dé phan tich cac yéu td
anh huong dén mirc d¢ hai long chd ¢ dua trén Ly thuyét Khoang cach giita hién trang so v6i ky vong chd
& do Galster dé xuit (Galster, 1987; Galster & Hesser, 1981).

Do hai 1ong chd & 1a bién an phirc hop ngiu nhién lién tuc, c6 tinh thir bac, khoang cach cac bac khong
déu nhau, dya trén phan tich cuia mot s6 nghién ctru (Lu, 1999; Eizenberg & cong su, 2023) va phu hop dic
diém dir liéu Du 4n xay dung chinh sach toan di¢n phat trién nha & xa hoi Viét Nam (Cuc Quan ly nha va thi
truong bat dong san, 2021), nghién ciru nay st dung cach do ludng truc tiép bién phu thudc Hai long chd ¢
dua trén thang nam bac Likert (Likert, 1932) voi mirc R4t khong hai long (RKHL), Khong hai long (KHL),
Chap nhan duoc (CND), Hai long (HL), va Rat hai long (RHL).

Theo Lu (1999) mé hinh logit thir tw (ologit) phtt hop ude lwong hdi quy tuy nhién van c6 truong hop
céc bién vi pham gia dinh parallel lines (Long & Freese, 2014; Williams, 2016). Dé khic phuc han ché d6,
Williams (2006) da dé xuat mo hinh logit thir tu tong quat (gologit) cho phép dong thoi tinh toan ty 18 odds
cho nhitng bién tuan thu gia dinh duong song song va tinh toan ty 1 odds tac dong véi muc d6 khac nhau
d6i v6i cac bién khong tuan thu (Li & cong sw, 2019; Hand, 2020).

Theo Williams (2006) cong thirc ciia mé hinh gologit cho bién phu thudc c6 M hang muc nhu sau:

exp(X;Bj—a;)

P> = Seotas—a)]

= logit™ ' (X;B; — a;), j=1.2,...M~1 (1)

Trong do:
o P(Y > j) laxac sudt quan sat i roi vao cac nhom c6 gia tri 16n hon mirc j.
o M 1a sb danh muc cua bién phu thude.
° i 1a vector céc bién doc lap cua quan fét 2

o ,8]. 1a vector cac h¢ so hoi quy twong trng véi muc ;.

o a la cac diém ngudng (cut-points).

Thang do Likert = S’mt'rc hé’i long cho bién phu ‘Ehu(f)c Hai 16pg 01}6 0: M=5 theo d6 mo hinh gologit s€
ude lwong dugc xac suat lily ké tac dong cua cac bien ddc 1ap dén diem ngudng mirc hai long nhat dinh.

Phan tich Hi€u rng can bi€~:n trung binh (AME) cho phép so sanh xéac suét anh huong cua cac yéu t6 khac
nhau 1én muc d¢ hai long cho ¢ (Karlson & Jann, 2023; Leeper, 2017).

AME Ila gia tri trung binh cta cac hi€u tng cén bién ca thé (marginal effects) trén toan b mau dit liéu (n
quan sat):

AME;(X,) = =31, ME; @)

Phan tjch Hi¢u ung cér~1 bién trung binh cho thdy c6 su thay doi hé sé xac suét trong mé hinh gologit, vi
B}.k c6 thé khac nhau & moi ngudng j.

3.2. Bién so

Bién phu thudc HSatisf c6 cac mic CND thé hién khoang cg’tch ky vong — thug té ton ’tai nhung &
muc chiu dung duogc, nha ¢ chua dat mong mudn, nhung su thiéu hut chua du lon dé gay bat man. Mic

86 346(2) thing 4/2026 145 Kinh téPhit trién




Bang 1. Bién so

Bién MG ta
Bién phu thuéc .
HSatisf Mirc Hai long vé nha ¢: 1 = RKHL; 2 =KHL; 3 =CND; 4 =HL; 5 =RHL.

Biéndoclip
Pac diém nhan khau hoc

Inc Thu nhap hang thang
log Inc Logarit tu nhién cua Inc
Age Tudi chu ho
Gen Giéi tinh: Nam=1; N&=0
HHSize C& ho - S6 ngudi séng cing cin nha
bic diém vat 1y can nha
HType Loai nha: 1= Chung cu chung phong; 2= Thép ting chung phong; 3= Thip
ting co phong chirc ning; 4=Chung cu c6 phong chirc ning.
HQ Chat lugng két cdu nha o: 1. R4t kém; 2. Kém; 3. Chép nhén; 4. Tét
Dién tich cin nha m?
HH Area Bién tuong tic = HHSize x Area
LiRoom Phong khach riéng: 0=Khong; 1=Co
Kitch Phong bép riéng: 0=Khéng; 1=C6
Bedroom Phong ngu riéng: 0=Khong; 1=C6
RatioKP Ty 1¢ dién tich khu phu trén dién tich can nha
HotWa Nudc nong: 0=Khong; 1=Co
Pcce Thiét bi PCCC: 0=Khong; 1=Cé
Entranc Léi di riéng: 0=Khéng; 1=Co
Moi truong khu &
Tenur Mubn sé hitu nha: 0=Khéng; 1=C6
Ensatis Mirc d6 Hai 1ong méi truong cong dong khu ¢: 1 = RKHL; 2 =KHL; 3 =
CNbD; 4 =HL; 5 = RHL.
NearCen Nhu ciu gan trung tim: 0=Khéng; 1=C6
Infra Nhu ciu ha ting k¥ thuat t6t: 0=Khong; 1=Cé
Nhu ciu tiép can dich vu xa hoi
Market Nhu ciu gan chg: Uu tién 1 dén 6.
Schl Nhu cdu gin truong hoc: Uu tién 1 dén 6.
Smarket Nhu ciu gan siéu thi: Uu tién 1 dén 6.
Park Nhu ciu gin cong vién: 1 dén 6.
Hospi Nhu ciu gan bénh vién: Uu tién 1 dén 6.
Workplc Nhu cdu gan chd lam: Ut tién 1 dén 6.

know policy  Biét chinh sach nha xi hdi: 1=Cé; 0=Khéng.
Nguon: Tac gid tong hop

HL thé hién khoang cach ky vong — thuc té thu hep dén mirc nhan thire tich cuc. Diém ngudng 2 (a,,
KHL—CNBD): bay la ngudng nhu cau co ban, cac yeu to vat chat (dién tich, chirc nang, an toan) chi phoi
manh, vugt qua ngudng nay cha yéu can dap tng diéu kién tdi thiéu (Morris & Winter, 1975). Diém ngudng
3 (a,, CND—HL): bay la ngudng nhan thire tich cuc, cac yéu t6 phi vat chit nhu cong ddng khu 6, tiép can
dich vu xa hoi, cam gidc gan két co theé dong vai tro quan trong hon. Cac bién phu thudc néu trong Bang 1.
Bién HH_Area c6 VIF=10,12 (MH1), VIF=12,78 (MH2) va két qua u6c lugng khong c6 ¥ nghia thong ké
nén khong duoc sir dung dé uée lugng.

3.3. Dir liéu

Dt liéu duoc str dung tir két qua diéu tra chon mau nguoi lao dong thu nhap thép khu vuc do6 thi va khu
cong nghiép trong Du 4n x4y dung chinh sach toan dién phat trién nha & xa hoi Viét Nam do Vién Nghién
ctru nha & va dat dai LH thuc hién (Cuc Quan ly nha va thi truong bat dong san, 2021). C& mau 1a 11.000
diéu tra tai 6 thanh phd Ha Noi, Hd Chi Minh, Hai Phong, Pa Nang, Can Tho, Nha Trang va 4.000 diéu tra
hai tinh Bic Ninh va Pong Nai nhiéu khu céng nghiép, dai dién cho udc lugng tong thé 1.093.389 ngudi
lao dong khu vire d6 thi va 1.199.506 cong nhan hai tinh, sai sb A twong tng 13 0,0093 (0,93%) va 0,01546
(1,55%) dat do chinh xéac cao véi diéu tra phong van. Diéu tra sir dung phuong phap chon mau ngiu nhién,
phuong phap chon mau hén hop: chon miu ngau nhién phéan tang, chon mau ngiu nhién hé théng, chon miu
chum. Bang hoi gdm 39 cau dya trén khao sat nha & Han Qudc va str dung phuong phap chuyén gia dé xac
nhan chi tiét cac cau hoi. Két qua diéu tra duoc nhap liéu vao Excel va 1am sach dit liéu, chinh 15i siéu dit
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lidu dén ngay 08-01-2020 (Cuc Quan ly nha va thi truong bét dong san, 2021). Nap dir liéu, xur ly outlier,
thng ké mé ta, va ude luong mo hinh bing phdn mém Stata 14.

Nghién ciru loai bé 676 quan sat (4,52%) vuot ngudng IQR va |z|>3 dé xir 1y tinh trang phan phdi 1éch
phai manh cua bién Area, Inc, HHSize, tao Dt liéu 1 (DL1; n=14.283) dé uéc lugng M6 hinh 1 (MH1). Viée
két hop hai tiéu chi niy nham tan dung robustness ctia IQR ddi v6i dudi phan phdi va kha ning xac dinh cac
gia tri phan ky chuén cua z-score dé loai bo cac dbi tuong thuc sy cuc doan (Cousineau & Chartier, 2010).
Phuong phap Winsorization khong duoc lya chon vi muyc ti€u la loai trir cac quan sat khong dai dién cho
nhém lao dong thu nhép thap (sai biét vé ban chat kinh té - xa hoi) thay vi chi diéu chinh anh hudng s6 hoc.

Céc gi4 tri bién con lai (n=125, Area max=211 m2) thudc nhém nha thip ting (HType=3) duogc giir lai
vi phan anh thuc té bdi canh Viét Nam véi chu ho cao tudi sdng trong nha dién tich 16n tich liy tai san tir

Bang 2. Thong ké mé ta bién lién tuc

Dir liéu 1 Dir liéu 2
bo So
SO quan Binh léch Cuyc Cuc quan Binh Do 1§ch Cuyc
Bién sat quan chuan tiéu dai sit  quan  chuan tiéu Cuc dai
Inc 14.283 12,13 5,6 0,5 31 6.592 12,8 5,56 1 32
Age 14.283 46,88 16,4 16 99 6.592 44,3 15,7 16 98
HHSize 14.283 3,31 1,7 1 13 6.592 3,37 1,8 1 13
Area 14.283 59,02 39,0 6 211 6.592 51,98 35,2 6 185
RatioKP 14.283 0,11 0,065 0,01 0,9 6.592 0,12 0,06 0,01 0,9

Nguon: Téc gid tong hop

Biang 3. Thong ké mé ta bién nhi phan va thir bac

Sb quan sét Phén trim
HSatisf RKHL 63 0.44
KHL 1,433 10.03
CND 4,484 31.39
HL 6,758 47.31
RHL 1,545 10.82
Htype Cao tang - p. chung 195 1.37
Thap tang - Phong chung 4,011 28.08
Thép tang - p. chic ning 9,758 68.32
Cao tang - p. chirc ning 319 2.23
LiRoom No 7,719 54.04
Yes 6,564 45.96
Bedroom No 4,505 31.54
Yes 9,778 68.46
Pcce No 13,152 92.08
Yes 1,131 7.92
Entrance No 7,216 50.52
Yes 7,067 49.48
Tenur No 4,233 29.64
Yes 10,05 70.36
Ensatis RKHL 32 0.22
KHL 793 5.55
CND 4,064 28.45
HL 7,828 54.81
RHL 1,566 10.96
NearCen No 8,932 62.54
Yes 5,351 37.46
Infra No 13,173 92.23
Yes 1,110 7.77
know_policy = No 6,628 46.40
Yes 7655 53.60

Nguon: Tac gid tong hop
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truge (Phan, 2024; Tien, 2023) hodc lao dong thu nhap thip thué mot phan trong cac cin nha thap ting quy
md 16n (Jullien, 2021; JICA, 2016). Kiém dinh d6 nhay (sensitivity) xac nhan két qua md hinh (chiéu déu
hé s6) khong thay doi va Pseudo R? gan nhu khong ddi (0,2059 vs 0,2004) sau khi xir 1y outlier, dam bao do
tin c@y cua cac udc lugng.

Dir liéu nhom quan tim nha xa hoi duoc tach riéng, xir Iy outlier (Dit liéu 2-DL2, n = 6.592) dé woc
lwong M6 hinh 2 (MH2). Kiém dinh Heckman hai budc str dung bién cong cu know policy (Tinh hop 1&
ctia know_policy duoc xac nhan probit voi p = 0,601; z = 26,89; p<0,001 cung kiém dinh Wald cho 2 =
723,33, p<0,001 théa man inclusion restriction (Stock & Yogo, 2005)) x4c nhan Inverse Mills Ratio khong
¢6 y nghia thong ké (coef.=0.004; p=0.978), cho thay sai léch chon mau khong anh huong dang ké dén wdc
lwong MH2. Do d6, két qua tir Dataset2 c6 thé dugc giai thich nhu wéc luong gan nhu khong chéch trong
pham vi nhém quan sat quan tam dén nha & xa hoi (Heckman, 1979; Wooldridge, 2010).

4. Két qua wéc lwong

MH1 c6 likelihood ratio (LR) chi? = 6945,47 va p-value<0,00001 cho thidy mé hinh c6 y nghia thdng
ké cao. Pseudo R?= 0,2004 mo6 hinh giai thich dugc 20,04% bién thién cua bién phu thudc, dat muc tdt
(Williams, 2016).

Kiém dinh Wald cho gia dinh parallel lines c6 chi?= 35,55 v6i p-value (Prob>chi?)=0.1254>0,05 cho thiy
md hinh cudi cting khong vi pham gia dinh ty 1é odds twong tng cho cac bién, xac nhan tinh phu hop cia
mo hinh va do tin cay cua két qua.

Kiém dinh VIF x4c nhan MH1 khong c6 da cong tuyén dang ké (Mean VIF=1,55; VIF max=3,10), toan
bd cac bién déu dudi ngudng nghiém trong (VIF<10), cho thiy twong quan cau tric giita cac bién & muc
chap nhan dugc va khong anh huéng dén do chinh xac cua wéc lwong hé s6 (Wooldridge, 2010; O’Brien,
2007).

Kiém dinh Likelihood-Ratio so sanh ologit vdi gologit day du cho két qua LR chi%(54)=944,64 (p<0,001),
bac bo gia thuyét Ho: ologit va gologit c6 kha nang phii hop dir liéu twong duong, xac nhan gia dinh parallel
lines bi vi pham c6 hé thong trong dit liéu va gologit 1a dic ta phu hop hon dang ké so voi ologit tiéu chuén
(Williams, 2006; Williams, 2016).

Béang 4. AME M6 hinh 1

M0 hinh 1
Bién RKHL KHL CND HL

log_Inc 0,001 -0,010™ -0,010™ 0,012
Age 0,000 0,001"* -0,001™ 0,001**
Gen 0,001 -0,006 0,007 -0,017**
HHSize 0,001 0,014 -0,000 -0,006***
HType -0,001 -0,004 -0,018"™ 0,033
HQ -0,002*** -0,033™ -0,035™ 0,039"*
Area -0,000** -0,001™ -0,001™* 0,001***
LiRoom -0,002*** -0,035™ -0,037"* 0,042***
Kitch 0,003** -0,001 -0,077 -0,013

Bedroom -0,000 -0,005 -0,006 0,006

RatioKP 0,002 0,037 -0,004" -0,044"
HotWa 0,000 -0,001 -0,001 0,001

Pcec 0,003** -0,032"* -0,039™* 0,063
Entranc -0,002"* 0,029 0,031 0,035
Tenur 0,004** 0,034 0,011 -0,025*
EnSatis -0,002*** -0,066*** -0,193"* 0,108"*
NearCen 0,002 0,048" 0,030 0,077
Infra 0,002*** 0,042™* 0,044 -0,050***

(M), (), ¢*): muc ¥ nghia 1an luot tai 10%, 5%, 1%
yng

Nguon: Tinh todn ciia tic gid
MH?2 str dung DL2 ¢6 LR chi>=2528,63 va p-value<0,0001 cho thiy mé hinh c¢6 y nghia théng ké cao.
Vi Pseudo R?=0,154, mé hinh giai thich dugc 15,4 % bién thién cta bién phu thudc, dat mirc twong ddi tot
(Williams, 2016). Kiém dinh Wald cho parallel lines c6 chi>=34,81 véi p-value (Prob>chi?)=0,5249>0,05
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cho thdy mé hinh cudi cing khong vi pham gia dinh ty 1¢ odds tuong tmg, x4c nhén tinh phii hop ciia mo
hinh.

Kiém dinh VIF xac nhan MH2 khong c6 da cong tuyén nghiém trong (Mean VIF=2,51; VIF max=5,85).
Hai bién NearCen va Infra c6 VIF ~5,84-5.85 phan anh tuong quan cAu tric gilia cac bién wu tién vi tri d6
thi, nhung déu dudi ngudng nghiém trong va khong gy bias cho udc lugng hé s6 (Wooldridge, 2010).

Kiém dinh Likelihood-Ratio cho MH2 so sanh ologit v6i gologit ddy du cho két qua LR chi?(72)=460
(p<0,001), bac bo gia thuyét rang ologit va gologit c6 kha nang phu hop dir lidu trong duong. Didu nay xac
nhan gia dinh parallel lines bi vi pham c6 hé théng 0 ca hai mo hinh, bién minh cho viéc ap dung gologit cho
phén tich (Williams, 2006; Williams, 2016).

Béng S. AME Mo hinh 2

M0 hinh 2
Bién RKHL KHL CND HL
Area -0,0001"" -0,002"" -0,001" 0,002
EnSatis -0,006™ -0,086™" -0,165™" 0,172
Schl -0,001 0,029 -0,016™" -0,005
Market -0,001 0,025 -0,018" 0,007
Hospi -0,001 0,022 0,016 0,006
Smarket -0,003" 0,021™" -0,015™ 0,006
Park -0,001 0,020™" -0,015™ 0,009
Workplc -0,002 0,019 -0,013" 0,001

9, (), (*): mie ¥ nghia 1an luot tai 10%, 5%, 1%
yng

Nguon: Tinh todn cua tdc gid

MH]1 va MH2 cho két qua hé s6 hdi quy B c6 y nghia thong ké dén cac murc hai long va két qua udc luong
gia tri AME ciing c¢6 ¥ nghia thong ké & nhung nhom yeu t6 chinh. Mic du cac bién Age, Gen, Area dat y
nghia thong ké, gia tri AME tuyét d6i nhé (<0,1%) cho thay ¥ nghia kinh té han ché va khong nén dugc dién
giai nhu cac yéu t chinh sach uu tién.

5. Théo luin két qua

Trong Bang 4, tri tuyét doi AME aNC tang dan theo muc do hai long cao hon cho thay thu nhép cao
hon tang kha nang nam trong nhirng mirc hai long cao hon twong ddng voi cac nghlen clru trudc day voi
AME =1,2%. Tubi tac Age c6 AME ¢ mirc rat nhd nhung c6 dau phit hop véi 1y thuyét nguoi 16n tudi co
ky vong thuc té hon vé diéu kién nha & (Alemu & cong sw, 2025). Gi6i tinh (Gen) v6i AME, =-1,7% cho
thiy nir gidi c6 chidu hudng dat hai 1ong nha ¢ hon so véi nam gidi.

C& ho voi AME,, =+1,4% cho thay ho dong nguoi tang xac suat KHL, phan 4nh kho khan trong tim
kiém nha ¢ phu hop vé khong gian chirc nang va riéng tu do xung dot nhu cau da thé hé (Hadziabdic &
Kohl, 2025). Dién tich nha (Area) c6 tac dong thuan chiéu véi murc do rat nho khi AME, =0,1%, nhit quan
v6i phan 16n bang chiing thuc nghiém vé vai tro cta khong gian vat 1y doi voi hai long ché ¢ (Jiang &
Timmermans, 2021; Alemu & cong su, 2025; Mohit & cdng su, 2010).

Gi4 tri AME cho thdy vai tro ndi trdi hon cia chit lwong khong gian chirc ning so voi yéu tb thuan dién
tich. Chung loai nha ¢ Htype, AME =3 2% minh ching cu dan c6 xu huong ha1 long hon v6i chung loai
nha ¢ ¢6 phong chuc nang phu hop nhu cau an toan va tién nghi. Chat lugng két cdu HQ tac dong manh nhat
trong nhom dic diém vat 1y can nha AME, =3,9%. Bién LiRoom véi AME, =+4,2% cho thdy c6 phong
khach riéng lam ting xac suat dat muac hai 1ong phu hop véi Hu & cong sy (2024). Bén canh do, bién ty 1&
dién ticl} khu phl;l (RatioKP) cho AME,  =+3,7%, AME  =-4,4% phan anh hi¢u l'mg‘dénh d6i khong gian
trong dicu kién tong dién tich bi gioi han (Kuok & cdng sy, 2025), tang ty 1€ khu phu dong nghia véi thu hep
dién tich chtc ning khac tvong dong két qua cua Tran & Van Vu (2018) va Mohit & cong sy (2010). Bién
Bedroom, Kitch va HotWa khong dat ¥ nghia théng ké.

De’mg chu y, Pccc voi AMEHL:+6,3% VE:I Entranc V(’Y‘i AME, =+3,5% cho thay méi quan tdm dén an toe:m
chay nd va sy riéng tu nhat quan véi cac bang ching ve vai trd quan trong cua chat lugng, an toan va quyén
riéng tu trong mo hinh hai 1ong nha ¢ ciia nhom thu nhap thip (Mensah & cong su, 2025). Gia tri AME cua
cac bién Htype, HQ, LiRoom, Pccc, Entranc tang thuan chiéu cac muc hai long cao hon va 16n hon rat dang
ké gia tri AME cuia bién Area, RatioKP chimg minh gia thuyét H1 vé& cic dic tinh phan anh chat luong, an
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toan va tién nghi, 16i sdng co tac dong thuan chidu manh hon nhiéu so véi cac bién thuin vé lugng.

Hai long vé cong dong khu & (EnSatis) ¢6 anh huéng manh nhét dén sy hai 1ong chd 6 trong nghién ctru
nay v6i AME, ¢ muc +10,8% (Datasetl) va 17,3% (Dataset2) cho thiy nguoi lao dong uu tién hang dau
moi truong cong dong noi cu tr, tuong dong véi nghién clru vé quan hé lang giéng gan két cong dong (Tang
& cong su, 2024; Ciorici & Dantzler, 2019), hay van hoa thich nghi hang xém tai Viét Nam (Vansintjan &
cong su, 2019).

Trong khi, nhu cau séng gan trung tim (NearCen) ting 1én lam giam 7,7% xac suat dat mirc HL, nhu cau
ha tang ky thuat tot hon (Infra) va mong mudn so hitu nha & (Tenur) déu lam giam xac suat dat mirc HL (1an
luot —5% va —2,5%), phan anh khoang cach giira ky vong va hién trang chua dugc dap ung, phu hop véi
Gap Theory cua Galster (1987) va Afolayan & Ibiyemi (2019).

Tong thé, bon yéu t6 méi trudng khu ¢ déu c6 tic dong dang ké trong md hinh téi mirc hai long, trong d6
hai 1ong cong dong khu & dong vai tro wu tién hang dau, chi phoi cé xac suat dat mirc HL cao hon déng ké
x4c sudt cia nhu cdu s& hiru, ung ho gia thuyét H2 va twong dong vdi cac bang ching thuc nghiém gan day
vé vai trd trung tdm ctia moi trudng xi hoi — cong dong trong hinh thanh sy hai long nha ¢ cia nhom thu
nhap thap (Jiang & Timmermans, 2021; Mohit & Raja, 2014; Tang & cong su, 2024).

Nhom bién nhu cau tiép can dich vu xa hoi dugc thiét ké dé nam bét thanh phan ‘nhu cau, ky vong tu
danh gla trong cau tric tim 1y ctia Galster (1985), dya trén lap luan rang stated preference ¢ mirc cao ngam
dinh diéu kién thyc té chwa dat mirc ky vong. Trong Bang 5, hudng tac dong duong (AME, , >0) cung cip
bang ching gian tiép cho thay diém tham chiéu vuot qua dieu kién thuc t&€ — nhat quan véi du bao cia Gap
Theory (Galster, 1987). Tuy nhién, do mé hinh khong do luong song hanh diéu kién tiép can thuc té, d6 16n
cua khoang céach ky vong—thuc té cho tung dich vu cu thé chua duoc dinh luong truc tiép.

Két qua AME_, >0 biéu hién nhu cau chua dugce dap tng lam giam mirc do hai long theo Gap Theory
(Galster, 1987) xac nhan Gia thuyét H3 vé vai tro cia ti€p can ha tang dich vy xa hdi doi voi sy hai long cho
& phu hop v6i nghién ctru vé cac dic diém khong gian — xa hoi va chénh léch giira ky vong va hién trang
cua Alemu & cOng su (2025).

Bén canh d6, khac biét trj sb AME, rat nho cho mét thir tu wu tién dich vu xa hoi nhu gﬁn truong hoc,
gan cho va bénh vién - ham y ho gia dinh quan tdm nhi€u dén gido duc cho con céai va ti€ép can cac dich vu
thiét yéu - trudc gan noi lam viéc.

6. Két ludn

Két qua nghién ctru minh chimg tic dong ndi troi ciia moi truong cong dong khu & véi xac suit trén 10%
dat muc hai 1ong, xac nhan wu tién ciia ngudi lao dong ddi véi yéu to tién nghi, cong ning, an toan cao hon
dang ké yéu t6 dién tich chd ¢. Pong thoi, ghi nhan thir ty vu tién cta cic nhu cau tiép can dich vu xa hoi
va anh huong manh hon yéu t6 khong gian dén hai 1ong chd ¢ phan nao thé hién sy wu tién vé chat lugng
song cuia ho gia dinh.

Két qua nghién ctru dong gop vao 1y thuyét vé sy hai 10ng nha & bang cach xac nhin va mé rong khung
Ly thuyét Khoang cach ctia Galster (1987) trong bdi canh cac nude dang phat trién va nhom nguoi lao dong
thanh thi va khu cong nghiép véi thu nhap han ché tai Viét Nam. St dung bd dir liéu quy md 16n nghién
ctru cy thé hoa Gap Theory bang do ludong nhu cau dich vu xa hoi tu danh gia va tac dong toi hai long chd
&, bo sung bang ching thuc nghiém khi danh gia anh huéng cta nhiing yéu t6 nhu cau tiép can dich vu xa
hoi chua duge dap tng tac dong.

Nghién ctru dua ra mot s6 ham ¥ chinh sach theo d6 can chi trong thiét ké day du khong gian chirc ning,
tién nghi, dic tinh an toan ciia cin nha hon so v6i nhing yéu t6 dién tich hodc khu phy. Trong ké hoach phat
trién nha, can wu tién van hanh déng thoi cac co sé dich vu xa hdi co ban gén voi giao duc, y té, va cong
dong. B sung nhimng quy chuén, quy dinh dong bd vé cac dich vu xa hoi gan khu vuc ¢. Phat trién cac khu
dinh cu hoan chinh va nha cho thué c6 ddy du tién nghi va ha ting van hanh ddng b khong chay theo sb
luong, tang hi€u qua cua chinh sach nha ¢ nham dap ung nhu cau thuc té cua nguoi lao dong tai do thi va
khu cong nghiép.

Nghién ciru ¢6 han ché khi thiét ké cit ngang chi ghi nhan twong quan tai thoi diém, thiéu bién dong theo
thoi gian, khong khéng dinh méi quan hé nhan qua chat ché. Déng thoi, nhom bién nhu cau tiép can dich vu
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xa hoi khong duoc do luong song hanh véi didu kién tiép can thuc té, dan dén mé hinh chwa thé do luong
tryc tiép khoang cach ky vong—thuc té cho timg tién ich ma chi nim bét dugc chiéu nhu cau. Pay ¢ thé
hudng nghién ctru tiép theo. Bén canh dé, da Pseudo R?=0,2013 va 0,1555 & mirc khé tot van con khoang
80-84% su bién thién chua duoc giai thich v& murc hai 1ong chd & nhu tac dong clia cac bién an ninh, trat ty,

hay gia thué hodc mua can nha, cling nhu tac nhan khac biét van hoa cu dan can duoc ti€p tuc nghién curu.
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