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Abstract: This study examines the potential for converting deteriorating rental housing (nha
tro) into co-living spaces in Ho Chi Minh City, drawing on a mixed-methods design that combines a
quantitative survey of 250 respondents (n=250), 08 semi-structured interviews, and field observation.
The findings show that while the co-living model meets tenants' demand for shared amenities, it faces
several notable barriers. Some older rental buildings located in narrow alleys face difficulties meeting
current fire-safety and renovation requirements. High renovation costs also pose capital-recovery
risks given tenants' limited affordability, compounded by the absence of a clear legal identity for the
model. In addition, tenants' tendency to prioritize privacy - reflected in a preference for en-suite
bathrooms - poses a notable challenge for operational management. The study suggests that the model
would benefit from State support through preferential-credit policies, streamlined administrative
procedures, and technical standards tailored to small-scale buildings. On this basis, co-living shows
potential for application in selected areas, such as education hubs, industrial zones, and areas well

served by public transport.

Keywords: Co-living model; Aging rental housing; Urban housing, Adaptive reuse; Ho Chi

Minh City.

1. it van dé

Su gia ting dan sd co hoc tai Thanh phé HO
Chi Minh (TP.HCM) trong nhiing nim gan day
tao ap luc ngay cang 16n 1én hé thdng nha &, dic
biét d6i voi nhom thu nhép trung binh - thap. Theo
Chi s6 kha ning chi tra nha ¢ chau A - Thai Binh
Duong nam 2023 cua Urban Land Institute, gia
nha trung vi tai TP.HCM cao gap khoang 32,5 lan
thu nhap ho gia dinh trung vi hing nim - mirc
chénh léch cao thi hai trong khu vuc chau A -
Théi Binh Duong, trong khi ngudn cung nha & xa
hoi hién chua dap tmg dii nhu cau thyc té (Urban
Land Institute, 2023). H¢ qua 1a ap lyc ngay cang
16n 1én ha tang giao thong ndi bd, hé thong cap
thoat nudc va dién sinh hoat. Bén canh do, ph?m
16n nha tro cii hién nay duoc xay dung thiéu dong
b, nhiéu cong trinh nam sau trong hé thong hem
¢6 16 giéi nho hon 3,5-5m, tiém 4n nguy co vé an
toan phong chay chita chay (PCCC). Viéc pha do
toan by dé xay moi trén dién rong kho kha thi vé
ngudn lyc, trong khi duy tri hién trang lai kéo dai

Volume 5, Issue 3

céc rui ro vé an toan cu tri.

Trong boi canh do, bai bao tiép can mo hinh
nha & chia sé (Co-living) theo hudng tai sir dung
thich tng cac khu nha tro cii thay vi xay dung
ma&i. Nghién clru tap trung tra 161 3 cau hdi tuong
ung voi 3 phuong dién cta khung phan tich: (i)
Nha tro cii tai TP.HCM c6 murc do phu hop khong
gian - k¥ thuat nhu thé nao dé chuyén doi sang
Co-living? (ii) Nguoi thu€ va chu trg ¢6 kha nang
chip nhén va chi tra cho mo hinh nay & mirc do
nao? (iii) Nhitng rao can thé ché - van hanh nao
dang giéi han qué trinh chuyén d6i? Mau khao sat
clia nghién ciru tap trung chu yéu tai Khu d6 thi
Pai hoc Quéc gia TP.HCM va Khu Cong nghé
cao va nhom sinh vién, nguoi tré dang thué tro;
do d6 cac phat hién phan 4nh tiém ning trong
nhom khach thé va dia ban khéo sat, chua dai dién
cho toan bo TP.HCM.

Két qua nghién ctru 1a co s& tham khao cho
viéc dé xuét phuong an cai tao nha tro cii theo
huéng Co-living, gop phan can bang giira loi ich
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kinh té, yéu cau phap 1y va nhu cau cu tra cta
ngudi tré do thi, hudéng dén khong gian sdng an
toan va bén viing hon.

2. Tong quan nghién ciru

Céc nghién ctru trude day vé Co-living c6 thé
dugc nhom theo 4 hudng tiép can chinh.

Thir nhdt, vé khai niém va dic trung cua Co-
living, c4c nghién ctru nhdn manh yéu t6 "tam ly
linh hoat" nhu nhan t6 ¢t 161 gitp cu dan thich
g v6i ciu triic xa hoi méi (Tan & Toh, 2025),
tir d6 hinh thanh xu huéng "ca nhan hoa tap thé"
dac trung cda gidi tré d6 thi (Zhuang, 2024). Co-
living con dugc nhin nhan nhu mét hinh thirc Iuu
trd van hanh theo huéng chuyén nghiép, dang
dich vu "plug and play" (Sanghani, 2020).

Thir hai, vé tai st dung thich tmg trong nha &
va cong trinh hién hitu, Wilkinson va cdng su.
(2014) hé thong hoa ly thuyét Tai st dung thich
{mg bén virng (Sustainable Building Adaptation):
cong trinh con két cau t6t nhung 15i thoi vé cong
ndng nén dugc cai tao thanh khong gian mang
chirc nang mm thay vi pha d& hoan toan. Cach
t1ep can nay gin lién voi muc tiéu t6i wu hoa ha
tang va tiét kiém tai nguyén do thi (Davidova &
Zimova, 2018).

Thir ba, vé nhu cau cu tra, su riéng tu va van
hanh Co-living, cac nghién ctu chi ra mé hinh
nay doi hoi mot sy can bang tinh té giita khong
gian "chung" va "riéng": khong gian chung dugc
dau tu bai ban c6 thé tré thanh mot hé sinh thai
két ndi dya trén sy dong thuan va tu quan ly,
nhung van can kiém soét rui ro thuong mai hoa
dé khong 1am suy giam gia tri chia sé (Ishraq &
Subah, 2025). Kinh nghiém van hanh tai Bangkok
cho thiy Co-living c6 thé hoat dong hiéu qua khi
hudng dén nhém khach luu tré nge'in han, nhu
khach nudc ngoai va nguodi lam viéc tr xa
(McGoldrick, 2022) - mét mé hinh nhu cau khac
biét so voi bdi canh khan hiém nha ¢ dai han tai
TP.HCM.

Thit tir, vé diéu kién phép 1y - ky thuat tai Viét
Nam, Luat Nha ¢ s 27/2023/QH15 (Quéc hdi,
2023) hién chua c6 dinh danh va ché d6 quan 1y
riéng cho mé hinh Co-living. Diéu nay khong
ddng nghia voi mot "khoang tréng phap 1y" tuyét
ddi, ma cho théy viéc xac dinh loai hinh cong
trinh va nghia vu phap 1y twong Gmg (gidy phép
xdy dung, PCCC, diang ky kinh doanh) hién van
phaéi cén ctr vao cong nang, quy mo va hinh thuc
khai thac cy thé cua timg cong trinh.

Nhin chung, cic nghién ctru ké trén phan 16n
tap trung vao cac du an Co-living xay dung moi,
quy md 16n, dugc van hanh badi cac don vi chuyén
nghiép. Piém khéc biét ctia nghién ciru nay 1a tiép
can Co-living tr bai todn tai st dung nha tro hién
hitu, quy mé nho, do cac h kinh doanh ca thé van
hanh - nhom ddi tugng gan nhu chua duoc dé cap
trong cac nghién ciru trude, dic biét trong diéu
kién hém nho (16 giéi duéi 3,5m) va ngudn luc tai
chinh han ché. Trén co so d6, nghién ciru gop
phan 14p mot phan khoang tréng vé dénh gia ning
luc tai chinh ctia ho kinh doanh nhé 1é va cac giai
phap can thiép vat 1y phit hop v6i didu kién hém
chat hep tai TP.HCM.

3. Pi twong va phwong phap nghién ciru
3.1. Khung phan tich 1y thuyét

Nghién ctru van dung 1y thuyét Tai sir dung
thich tmg bén vitng ciia Wilkinson va cong su
(2014) 1am co s¢ danh gia kha ning chuyén déi
nha tro cii sang Co-living, thong qua 3 phuong
dién thich ing c6 quan hé twong hd: (i) Khong
gian - K§¥ thuat: gi6i han can thiép kién tric cua
cong trinh hién hitu trude cac quy chuin vé ha
tang va PCCC; (ii) Kinh té - Van hanh: tuong
quan gifra chi phi cai tao va kha néng chi trd cua
khach thué, cung kha ning thu hdi von; (111) Xa
hoi - Thé ché: mirc d6 dung hoa giira nhu cau tién
ich chung, dic diém vin hod cu tra va khung phap
1y hién hanh. 3 phuong dién nay duogc sit dung
xuyén sudt dé to chirc phan két qua va ban luan.
Hinh 1. Khung phén tich 3 phuong dién thich
ng van dung cho nghién ciru
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PHAN TICH VA DANH GIA
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W
DE XUAT MO HINH CO-
LIVING PHU HQP VOI
TEHCM

Nguon: Nhém téc gia phat trién tir Wilkinson va
cong s (2014)
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3.2. Péi twong, miu va phwong phdp nghién
curu dinh lwong

Déi tugng khao sat dinh luong 1a ngudi tré 18-
35 tudi dang thué tro tai TP.HCM. Mau dugc
chon theo phuwong phép thuan tién két hop c6 chu
dich, tap trung tai khu vuc Khu d6 thi Pai hoc
Quéc gia TP.HCM va Khu Cong nghé cao - noi
tdp trung mét dd cao sinh vién va lao dong tré.
Thoi gian khao sat tir ngay 12 thang 03 nam 2026
dén ngay 15 thang 04 nim 2026, v6i sb phiéu phat
ra 1a 260, thu v& 250 va hop 1& 250. Sau khi lam
sach dir liéu, ¢& mau chinh thic duoc dua vao
phan tich trong toan bd bai viét nay 1a n=250.

B6 céau hdi khao sat (dinh kém Phu luc) su
dung thang do dinh danh dé thu thap dic diém
nhan khiu hoc va wu tién luu tra, két hop véi
thang do Likert 5 mirc dé lwong hoa mirc do hai
long, kha niing chi tra va muc do sin sang chia sé
khong gian. Ngudn thang do dwoc phat trién tir
khung 1y thuyét Tai sir dung thich tng (Wilkinson
va cong su, 2014) 1am nén tang dé xdy dung cac
cau hoi danh gia vé phong tro: dién tich, thong
gi6, anh sang, an toan PCCC, muc d6 xuéng cép,
chimg minh ring viéc danh gia dung cac thong sb
ky thuat 1a budc bit budc trude khi 1én phuong 4n
cai tao. Ngoai ra, nghién ctru mo hinh nha & chia
sé cua Tan & Toh (2025) vé dong luc chon Co-
living tai mot qudc gia dang phat trién, bdi canh
nay rat tuong dong véi TP.HCM. Nhom da dua
vao day dé thiét ké cac cau hoi vé tién ich khong
gian gom khéng gian lam viéc chung, bép, may
gidt va mirc do sin sang chi tra ctia nhom khéach
hang tré tudi. Bé dam bao ndi dung, cdu hoi bam
sat muc tiéu dé tai da duogc ra soat va thong qua
truc tiép boi giang vién hudng dan trude do. Tuy
nhién, do gi¢i han vé mit thoi gian va ngudn luc
cua dé tai, nghién ctru chua thye hién bude khao
sat thir nghiém trén tép khach thé nho va chua c6
su tham van cua chuyén gia doc 1ap dé danh gia
gia tri ndi dung mot cach bai ban. Vé do tin cay
cua thang do, do bang hoi tap trung do ludng cac
thong sd vét Iy va nhu cau khong gian doc 1ap nhu
dién tich, gia thué, tién ich don 1¢, cic bién sb
khong tao thanh ciu triic nhan t6 an. Nghia 13, mbi
cau hoi phan anh mot khia canh riéng biét cua
nguoi khao sat chu khong gdép chung lai thanh
mot nhom ti€u chi nao. Do d6, nghién curu chi s
dung truc tiép cac s6 liéu thu thap duoc dé phéan
tich thong ké mo ta, qua d6 phan anh chan thuc
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va khach quan nhat thuc trang tir cudc khao sat.

Riéng bién sb vé& mirc d6 cing thing do khong
gian séng, dugc do bang thang tw danh gia cta
nguoi tham gia chir khong dya trén thang do tam
1y hoc da chuén héa, nghién ctru goi tén bién nay
la "murc cing thang ty danh gia lién quan dén
khong gian séng", tranh dién giai nhu mot chi bao
strc khoe tm than.
3.3. Phwong phdp nghién ciru dinh tinh

Phuong phéap dinh tinh gdm phong van ban
cAu tric v6i 08 ngudi, dugc mi hoa thdng nhét dé
phan biét ngudn trich dan: CGO1-CG04 (chuyén
gia) va CT01-CTO04 (chu tro), két hop quan sat
thuc dia. Bén chuyén gia (CG01-CG04) c6 trinh
dd tur thac s trd én, trung binh trén 10 ndm kinh
nghiém vé kién truc, quy hoach d6 thi hodc quan
Iy ha ting tai TP.HCM. Bén chu tro (CT01-CT04,
45-60 tudi) truc tiép so hiru va van hanh nha tro
truyén théng, duoc lua chon 1a cac chu nha tro van
hanh trén 10 nam, sé hitu cac khu tro mang dic
trung kién tric cii nham phan anh goc nhin thuc
tidn vé rao can tai chinh va phéap 1y khi cai tao.
Qua trinh thu thap dir lidu da két hop gitra phong
van va quan sat thuc dia. Mdi cudc phong van kéo
dai tir 15 dén 20 phat, duoc ghi nhan qua hinh
thirc ghi chép truc tiép két hop ghi 4m. Song song
d6, nghién ctru tién hanh quan sat thuc té tai 10
nha tro. Tiéu chi chon dia diém tap trung vao cac
nha tro da hoat dong trén 10 nam, cod kién tréc tho
50, bé& ngoai cii k§ va nhom tac gia c6 thé tiép can.
Hoat dong quan sat dugc trién khai tir ngay 20
thang 02 dén 05 thang 03 nim 2026, danh gia
nhanh gon qua céc ti€u chi cu thé: (1) Dién tich
(uéc lugng khong gian phong ¢ va d6 rong hanh
lang); (2) Thong gi6 (su hién dién cua cira so,
giéng troi); (3) Hé théng dién (dudong diy am
tuong hay di noi, tinh trang chip va); (4) PCCC
(c6 trang bi binh chira chay, 16i thoat hiém phu
hay khéng); va (5) Khong gian chung (bd tri bai
dé xe, khu vuc phoi d6). Dir liéu phong van dugc
phién ma, chon loc va ma hoa theo chu dé, sau do
d6i chiéu véi khung phan tich ba phuong dién
thich g d néu & muc 3.1 nham lam siu sic va
kiém chimg chéo voi két qua dinh luong.
3.4. Dao dvrc nghién ciru

Nguoi tra 101 khao sat va nguoi dugc phdng
van dugc thong bao vé muc dich nghién ctru va
ddng thuan tham gia trude khi thu thap dir liéu.
Dit liéu dinh danh c4 nhan dugc 4n danh hoa trong
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qua trinh xtt ly va trinh bay két qua, chi phuc vu
muc dich hoc thudt cua nghién ctru va duoc bao
mat theo quy dinh.
4. Két qua nghién ctru
4.1. Pdc diém méu khdo st

Trong téng s6 n=250 ngudi tham gia, 60,0%
cur tru tai tap trung & Khu d6 thi Pai hoc Quéc gia
TP.HCM va Khu Céng nghé cao; tiép theo 1a khu
vuc Quan 10 (cii) (10,0%) va Binh Thanh (ci)

(10,0%); phan con lai (20,0%) phan bé rai rac &
cac khu vuc khac. V& nghé nghiép, sinh vién
chiém 55,0%, nhan vién vian phong 30,0% va lao
dong tu do 15,0% (biéu dd 1). Co cdu nay mo ta
dic diém cua miu nghién ctu; do gidi han vé
pham vi va phuong phép ldy mau dd néu & muc
3.2, co cau nay chua thé xem 1a dai dién cho toan
bd nhom khach thué tiém ning cia Co-living tai
TP.HCM.

Biéu d6 1. Co ciu nghé nghi¢p ciia miu khio sat (n=250)

Lao dong tv do

15,0%

4.2. Thuee trang ha tang va chit lwong séng tai
cdc khu nha tro cii

Theo s lidu khao sat cia S& Xay dung
TP.HCM (Qudc Anh, 2024), TP.HCM hién c6
khoang 60.500 cong trinh nha tro tu nhan vai hon
560.220 phong; trong d6 khoang 12.800 cong
trinh (21%) chua du diéu kién an toan dé tiép tuc
hoat dong, gdbm 4.600 cong trinh chua dat tiéu chi

Sinh vién

Nguon: Nghién ciru ciia nhém tac gia
di¢n tich san binh quan va 8.200 cong trinh chua
dat tiéu chi PCCC. Pay 1a sb liéu théng ké chinh
thirc ciia co quan quan ly, khong phai két qua
khao sat cua nhom nghién cuu.

Trén mau khao sat ciia nhom nghién ctu,
62,4% nguoi thué hién dang ¢ phong dudi 20m?,
trong do6 8,0% dudi 10m? (biéu do 2).

Biéu dd 2. Dién tich phong ¢ hién tai cia nguwoi thué (n=250)

Tir 30m2 trér kén

Tir 20 - durgi 30m2

Quan sat thuc dia tai cac khu tro trong miu
khao sat ghi nhan tinh trang am thép, thiéu khong
gian chung va h¢ thong dién dau ndi thu cong &
mdt s6 noi dugc quan sat; ddy 1a ghi nhan dinh
tinh tai cac dia diém cu thé, chua phai s6 liéu dai
dién cho toan bd nha tro trén dia ban. B sung cho
quan sat nay, mot chuyén gia (CG03) néu nhan
dinh vé tinh trang phat trién thiéu dong bo: "Déan
s6 tang qua nhanh nhung qué trinh phat trién chwa
thuc s dong bo giita khong gian xay dung va ha
tang k§ thuat... su ty phat nay dang dan tao ap luc
1én ha tang". Mot chuyén gia khac (CG04) néu
quan diém vé ha tﬁng dién, nudc tai cac khu tro

Durdri 10m2

10 - durdi 15m2

Tir 15- dugi 20m2

Nguon: Nghién ciru ciia nhém tac gia
cii: "Puong dng nude, day dién ban dau chi tinh
cho mot gia dinh &, gio nhdi nhét thém chuc nguoi
v6 thi chic chan qua tai". Pay 1a cac ¥ kién phong
van, phan 4nh goc nhin ciia nguoi dugc phong
van, khong phai két qua do luong truc tiép cta
nhom nghién ctru.

Vé yéu cdu PCCC khi cai tao, mot chu tro
(CT02) cho rang nha tro quy mo nho can "1 trinh
va tiéu chuén riéng, vira sirc... dé cai tao" vi nhiéu
yéu cau kho ap dung cho cong trinh cii. Y kién
nay phan anh nhan thirc cia ngudi van hanh vé
mirc d6 kho khin khi cai tao, khong dong nghia
v6i viée quy chuan PCCC hién hanh "khong
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tuong thich" vé mit k¥ thuat hay phap 1y; viéc danh gia tinh twong thich cu thé can dua trén phan tich
ky thuat - phap 1y riéng cho tirng loai cong trinh, dugc trinh bay thém ¢ muc 5.
4.3. Nhu cdu tign ich chung, mivc dp riéng tw va khd ning chi tri

Dir lidu khao sat cho thay 77,6% nguoi tham gia danh gia khong gian 1am viéc/hoc tap chung la
quan trong hodc rat quan trong (46,0% & mirc 5, 31,6% ¢ mirc 4) (biéu dd 3).

Biéu d6 3. Mirc d9 quan trong ciia khong gian 1am viéc/hgc tip chung (n=250, thang Likert 5

mirc)

Mirc §

Nguoi thué thé hién mirc sin sang chia sé kha
cao ddi véi phong khach, khu lam viéc va bép;
riéng muc san sang chia s¢ nha vé sinh chung chi
dat diém trung binh 3,24/5 (biéu d6 4).

Do bang hoi khong c6 cau hoi truc tiép vé viéc
"yéu cdu nha vé sinh riéng", nghién ctru khong

Mirc 2

Mirc 3

M 4

Nguon: Nghién ciru ciia nhém tac gia
suy dién két qua nay thanh két luan rdng phén 16n
ngudi thué yéu cau nha vé sinh khép kin; diém
trung binh 3,24/5 chi cho thiy muc sin sang chia
sé nha vé sinh & murc trung binh - kha, thdp hon
16 rét s0 Vi mure san sang chia sé cac khong gian
con lai.

Biéu db 4. Mirc dd siin 10ng chia sé cac tién ich khéng gian (n=250, thang Likert 5 mirc)

Khu 3 xe chung (ct
quén li/camera)

4325

Phing khdch / Sinlh
hoat, doc sach

Kha virc Bép va
phong an

May gidt va sin phoi
do

Miha wé sinh chung
(ngoai phang ngd,
ch don dep)

i} 1 2 3 4 5
Nguoén: Nghién ciru cia nhém tac gia
O khia canh Kinh té - Van hanh, 34,0% khach thué hién chi duéi 2 triéu dong/thang cho chd & va
32,8% chi tir 2 dén dudi 3,5 triéu dong; tong cong 66,8% mau khao sat cé muc chi tra dudi 3,5 tridu
dong/thang. Cac phan khiic chi tra cao hon - tir 3,5 dén dudi 5 tridu (22,0%), tir 5 dén dudi 7 tricu
(8,4%) va trén 7 tridu dong (2,8%) - chiém ty trong nho hon (biéu db 5).
Biéu do 5. Mikc chi tra t6i da cho mé hinh Co-living diy du tién ich (n=250)

40%

30% 34%

20%

TY LE (%)

10%

0%

Tir 5 friéu - Dwrdi Tir 7 friéu VNE

Dudi2 trigu  Tir2triéu- Dudi  Tir3.5 tiéu -
VNB

3.5 trieu VNB Duwdi 5 néu 7 fnéu VN tré 1én
VND

MUC CHI TRA

Nguon: Nghién cuu cua nhom tdac gida
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Vé khoan tiét kiém khi chia sé dién, nuoc,
internet va dich vy, mdt chuyén gia (CG01) udc
tinh murc tiét kiém co thé dat khoang 300.000-
500.000 dong/thang; day 1a woc tinh dinh tinh tir
phong vén, chua phai két qua do luong truc tiép
trén mau khao sat.

4.4. Nhdn thirc vé rao cin phap ly va tai chinh
khi cdi tao

Vé nhan thuc ctia chit tro d6i voi yéu cau phap
Iy, phong véan cho thay nhiéu chu tro xem gidy
phép xdy dung va tiéu chudn PCCC 14 rao can 1én
nhat khi cai tao. Mot chit tro (CT02) chia sé: "Néu
¢6 tién rdi, thi 100% rao can lam chu so nhat hién
nay la may vu gidy to phap 1y, cu thé 1a gidy phép
xdy dung va tiéu chuan PCCC méi". Pay la nhan
thirc chii quan ctia ngudi dugc phong van vé mirc
d0 kho khan khi tiép can thu tuc, khong déng
nghia v6i viée quy dinh phdp ludt hién hanh
khong cho phép cai tao; cac quy dinh cu thé vé
PCCC va diéu kién chuyén dbi cong ning duogc
trinh bay dya trén van ban phap luat hién hanh ¢
muc 5.

vé nang luc tai chinh, nhiéu chu tro cho biét
cong trinh dang nha dng, day tro cap 4 sir dung
tuong chiu luc ¢6 gidi han két cau, khién viéc mo
rong khong gian chung khé thue hién néu khong
can thiép mot phan két ciu. Mot chii tro (CT04)

md ta: "Mudn lam mo hinh Co-living cho ra hon,
chi c6 mot cach: kéu xe cude vo, ti bﬁng dia hét...
Nhung lam vay thi tién ty, dau ra?". Y kién nay
minh hoa ap lyc von du tu ban dau ma cac ho
kinh doanh c4 thé gip phai khi c4n nhic phuong
an cai tao quy mo 1on.

Nhin chung, ba phuong dién thich tng c6 mdi
lién hé chit ch& v6i nhau trong di liéu phong van:
nhan thirc vé tha tuc phap 1y phirc tap lam giam
dong luc cai tao (X4 hoi - Thé ché), trong khi gidi
han két ciu cua cong trinh cii 1am ting chi phi can
thiép can thiét (Khong gian - K¥ thuat), tir d6 dat
ra thach thirc 16n hon vé kha ning thu hdi vén
(Kinh té - Van hanh).

4.5. Phuwong dn thiét ké khdi ni¢gm va dé xudt
vdn hanh

Trén co sé két qua phén tich, nghién ciru dé
xuit mot phuong an thiét ké khai niém/minh hoa
- chua trai qua thdm tra két cAu hodc thim duyét
PCCC - nhim goi y cach phan vung rui ro va to
chirc khong gian theo triét Iy Sang - Thoang -
Sach, ap dung cho truong hop cai tao cuc bo mot
nha 6ng dién hinh:

Tang trét: cach ly khu dé xe voi khu vuc luu
tri nhdm han ché ngudn chay tir pin, xing dau; bd
tri phong khach va khu dé xe tach biét (hinh 2).

Hinh 2. Miit bing ting trét - phwong an thiét ké khai niém (ban vé minh hoa, chwa thim tra k§y

thuéat)
N 4300 3200
0p 2300 l$ 1600 1600 1400 1 1600 100 1400 #‘ 1600 100 1400 g
oy T # § ﬁ ¥
o LT } = ﬂ
= = T 1 ‘w - —— ‘
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’ 2500
200
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+ 14000 +
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MAT BANG TRET
TL:1/100

Lau 1: b tri khu lam viéc chung (co-working)
gidm mui va han ché nguy co chap dién trong khu
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Nguon: Nghién citu ciia nhém tac gia
va bép chung tach khoi khu vire phong ngii nham
lvu tra c& nhan (hinh 3).
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Hinh 3. Mat bé'mg lau 1 - phwong an thiét ké khai niém (ban vé minh hoa, chwa thim tra ky

thuat)

Céc tang trén (khong kém ban vé do gi6i han
dung lugng bai viét): bd tri khu luu tra c4 nhan
v6i phong nga khép kin, cé nha vé sinh riéng -
phtt hop véi mic sin sang chia sé¢ nha vé sinh &
muc trung binh da ghi nhan tai muc 4.3; san
thuong duoc dé xuit bd tri khu giat phoi va 16i
thoat nan thtr hai két ndi véi thang ngoai troi.

bay la phuong an minh hoa & muc khai ni€m,
duogc xay dung dwa trén nguyén tic phan ving rai
ro chdy va bao vé riéng tu. Cac giai phap k¥ thuét
cu thé nhu thang thoat nan ngoai troi, khu lanh
nan hay hé théng chita chay tw dong can duoc co
quan chuyén mén thdm dinh truéc khi ap dung
thuc té; nghién ctru chwa xem day 1a cac giai phap
da dat chuan.

V& van hanh, nghién curu dé xuét sb hoa mot
s6 khau quan 1y: khai bdo luu tri truc tuyén qua
VNelD hoic cong dich vu cong, két hop khoa van
tay va camera giam sat nham giam thu tyc hanh
chinh va ting kha nang sang loc khach thué dau
vao - yéu té duge 31,2% ngudi khao sat danh gia
la quan trong nhét trong van hanh. Viéc thu thap,
st dung dir li€u sinh tric hoc va hinh anh phai

(3) Khu vyc Co-working
4) Khu vire bép chung

Nguon: Nghién ciru ciia nhém tac gia
tuan thu Luat Bao vé dit liéu ca nhan sb
91/2025/QH15 (Quéc hoi, 2025), bao gdm thu
thap su déng thuan bz‘“ing van ban, gidi han muc
dich st dung va quy dinh rd thoi han luu trir. Vé
vé sinh chung, nghién ciru dé xuit thay hinh thirc
truc nhat b'ilng dich vu v¢€ sinh dinh ky, phan bd
chi phi vao phi dich vu hang thing nham giam
mau thuin sinh hoat trong khong gian chung.

Bang 1 trinh bay mdt kich ban tai chinh minh
hoa cho phuong an cdi tao quy mo l6n (gid dinh
40 vi trf luu tra), dung dé tham khao so bo vé thi
tur d6 16m cua chi phi va dong tién. Can luu ¥ ngay:
quy mo 40 vi tri luu tra trong kich ban nay 16n
hon nhiéu so véi quy mé khoang 8 phong thé hién
trén ban vé minh hoa ¢ hinh 2-3, vén phu hop véi
mot nha 6ng cai tao cuc bo co6 gidi han vé dién
tich dat. Vi vay, hai bo dir liéu nay khong dugc
dung 13n dé suy ra hiéu qua dau tu cho cing mot
cOng trinh; nghién ctru hién chua cé udc tinh tai
chinh riéng cho quy mo cai tao 8 phong theo dung
ban v& va xem day 1a mot han ché can bd sung &
cac nghién ctru tiép theo (xem muc 6.3).

Bang 1. Kich ban tai chinh minh hga - so sanh hién trang va phwong 4n cai tao quy mé lén

tu (CAPEX) tu, bao dudng dinh ky)

Don vi: VND
Hane muc Hién trang nha tro Kich bdn minh hoa - Co-living quy mé 16m
Ang my théng thuwong (gid dinh 40 vi tri)
Quy mé 10 phong riéng biét 40 vi tI:l Ivu trd nén (gla th; chua c6 ban vé
twong ung - xem luu y trén)
Téng mirc dau ~100.000.000 VND (duy | >450.000.000 VND (udc lugng tho; chua cod

bang khéi lugng - BOQ - chi tiét)

Du no = 50.000.000
VND; 14i vay = 500.000
VND/thang

Von vay va lai
suat

Vay 225.000.000 VND; 13i suat thuong mai 10-
12%/nam (= 2,25 triéu VND/thang)
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Hién trang nha tro

Kich ban minh hoa - Co-living quy mé l6m

Hang myc théng thwong (gia dinh 40 vi tri)
Chi phi van ~ , ~ 6.000.000 VND/thang (chua gdm phi quan 1y,
hanh (OPEX) ~2.000.000 VND/thang bao hiém)

Khiu hao wéc

tinh ~ 1,6 tritu VND/thang

~ 17,5 tri¢u VND/thang (gia dinh don gian hoa,
chua c6 bang khau hao theo BOQ)

24.000.000 VND (cong
suat 80% x 10 phong x
3.000.000 VND)

Doanh thu wéc
tinh

54.000.000 VND (cong sut gia dinh 90% x 40
vi tri x 1.500.000 VND)

Loi nhuin rong
wée tinh

19,9 triéu VND/thang (=
24-2-0,5-1,6)

38,25 triéu VND/thang (=54 — 6 —2,25—17,5);
chua trir thué, tra gbc vay, quy du phong

~ 4,7 thang (dong tién ~
lgi nhuén rong + khéu
hao = 21,5 triéu

Thoi gian hoan
von gian don

~ 10-12 thang, tinh theo hai cach gia dinh: (a)
dong tién = loi nhuan rong + khéu hao = 45,75
triéu — = 9,8 thang; (b) dong tién = loi nhuén
rong ~ 38,25 triéu — ~ 11,8 thang. Pay 1a con sb

(minh hog) VND/thang; 100/21,5) | minh hoa du6i gia dinh don gian ho4, khong phai
chi s6 hiéu qua dau tu chinh thirc
Chua xéc dinh r5: quy mé 2 tang trd 1én vé6i 40 vi
tri cho thué c6 kha nang thudc dié€n phai dap ung
Ho kinh doanh ca thé; diéu kién chi dau tu du an nha & theo Piéu 57
Thé ché va phap | PCCC co ban theo quy Luat Nha ¢ s6 27/2023/QH15 (4p dung cho nha
ly mo hd gia dinh; thu tuc ttr 20 can ho/phong cho thué tré 1én); day 13 van
hanh chinh don gidn dé can co quan quan 1y huéng dén, dién giai cu

thé, khong nén xem 1a duong nhién duge mién
trir (xem muc 5)

Nguon: Nhém nghién cieu tinh todn trén cdc gia dinh néu trong bang

Do thiéu cac bién sé thiét yéu, nghién ciru
chua thé tinh toan NPV (gia tri hién tai thuan),
IRR (ty sudt hoan von ndi bo) hay diém hoa vén
chinh xac: (1) tudi tho du an dung dé chiét khau
dong tién; (2) ty sudt chiét khau/chi phi sir dung
v6n binh quan (WACC) phéan anh chi phi co hoi
von chu s hitu va phan bu rii ro; (3) thué thu
nhép, du phong ng xau, chi phi trng phong va
quy du phong thay thé tai san; (4) bang khi lwong
(BOQ) chi tiét cho CAPEX. Vi vdy, cc con sb
trong bang 1 chi nén dugc xem la kich ban tai
chinh minh hoa, phuc vu muc dich tham khao so
bd, khong phai chi sé hiéu qua dau tu da dugc
kiém ching.

5. Ban luin

Vé khia canh Xa hoi - Thé ché, mirc d9 uu tién
khong gian chung cao (77,6%) ciing mirc sin sang
chia sé nha vé€ sinh & mirc trung binh (3,24/5) phu
hop véi cac nghién ctru qudc té cho rang "tam ly
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linh hoat" va "c4 nhan ho4 tap thé" 1 dong luc cot
161 ctia Co-living trong nhém cu dan tré (Tan &
Toh, 2025; Zhuang, 2024): ngudi tré trong mau
khao sét san sang chia sé khong gian sinh hoat va
lam viéc, nhung van wu tién giit phong ngi va nha
vé sinh khép kin - phan anh xu hudng wu tién
riéng tu cb nét twong dong véi phat hién cua
Ishraq va Subah (2025) tai Thuy Dién, du bdi
canh vin hoa va mat do d6 thi khac biét dang ké.
So véi mo hinh tai Bangkok - noi Co-living chu
yéu phuc vu khach qudc té va nguoi lam viée tir
xa luu tri ngén han (McGoldrick, 2022) - dong
lyc trong mau khao sat tai TP.HCM gan lién hon
v6i ap lyc chi phi nha ¢ cia nhém sinh vién va
nguoi tré di lam, cho théy Co-living tai TP.HCM,
trong nhoém khach thé nay, ¢6 thé phit hop hon voi
nhu ciu luu tra dai han.

Vé khia canh Kinh t& - Vén hanh, ph?m 16n
mau khao sat (66,8%) c6 muc chi tra cho chd &
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dudi 3,5 triéu dong/thang, trong khi chi phi céi tao
theo kich ban minh hoa quy mé I6n uéc tinh vuot
450 trigu dong. Khoang cach nay gitip gii thich
vi sao cic chu tro dugc phong van (CT02, CT04)
déu nhin manh rao can vé vdn va tha tuc hon la
thiéu nhu cau thué: dau tu cai tao 16n khé thu hoi
vbn nhanh néu khach thué muc tiéu 12 nhom co
kha ning chi tra thip. Piéu nay phit hop véi nhan
dinh ctia Sanghani (2020) rang hiéu qua van hanh
ctia Co-living phu thudc nhiu vao ning luc quan
Iy chuyén nghiép va quy mo khai thac - nhiing
diéu kién ma phan 16n ho kinh doanh ca thé tai
TP.HCM hién chua co.

V& khia canh Khong gian - K¥ thuat va phap
ly, can ra soat lai theo van ban hién hanh. Tir ngay
01 thang 7 nam 2025, Luat Phong chay, chita
chay va ctru nan, ctru hd sb 55/2024/QH15 va
Nghi dinh s 105/2025/ND-CP 1a can cir phap 1y
chinh, bén canh cac yéu cAu ky thuat cu thé
(khoang céach tiép can xe chira chay, bé nudc du
trir...) tai QCVN 06:2022/BXD va ban stra dbi
1:2023 (B6 Xay dung, 2022; Chinh phu, 2025;
Qudc hoi, 2024). Theo Phu luc III Nghi dinh
105/2025/ND-CP, chi nha chung cu, nha & tap thé
tir 07 tng hodc tong dién tich san tir 3.000 m? tré
1én m&i thudc dién phai tham dinh thiét ké PCCC
chuyén nganh. Ngudng nay khong dong nghia véi
viéc cong trinh dudi ngudng dugc mién moi nghia
vu PCCC: chu co sé van phai tur td chirc kiém tra
va bdo dam cac diéu kién an toan PCCC bit budc
theo Piéu 19-23 cua Luat. Do nghién ciru chua
thyc hién phan tich k¥ thuét - phép 1y chi tiét cho
tung loai cong trinh nha trg cai tao, nghién ciou
khong khang dinh quy chuan hién hanh "khong
twong thich" voéi ha ting hém nho, ma chi ghi
nhan rang mot s cong trinh nha tro cii trong hém
¢6 10 gidi dudi 3,5m gap kho khan thuc té khi dap
lig cac yéu cau vé khoang cach tiép can xe chira
chay va cac giai phap k¥ thuat lién quan, theo
quan sat thuc dia va y kién phong van tai myc 4.2
va4.4.

Vé dinh danh phap 1y cho Co-living, Piéu 57
quy dinh c4 nhéan s¢ hitu ¢it & mudn xay nha tir
02 tang tré 1én v6i quy mé tir 20 can ho trd 1én dé
cho thué phai dap ung diéu kién lam chu dau tu
du 4n nha & - mot phuong an Co-living quy mo
40 vi tri luu tr trén nhiéu téng, nhu kich ban minh
hoa & bang 1, nhiéu kha ning thudc dién phai dap
g diéu kién nay chir khong duong nhién duge
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mién trr. Do ludt hién hanh chua c6 dinh danh
riéng cho Co-living, viéc x4c dinh ban chat phap
ly cua tirng cong trinh va hoat dong kinh doanh
cu thé can c6 hudng dan hodc dién giai chinh thirc
tir co quan quan 1y; ddy 1a vin dé can duoc 1am rd
thém, chua phai mot két luan di c6 sin.

Téng hop lai, cac phat hién cia nghién ciru
cho thdy Co-living 1a mét phwong 4n c6 tiém ning
ddi voi nhom sinh vién va nguoi tré tai khu vuc
khao sat, di kém céc diéu kién can vé an toan
PCCC, kha nang chi tra va khung phap 1y rd rang
hon. Pay 1a mot xu huéng dang xem xét trong bdi
canh gia nha tai TP.HCM cao gép khoang 32,5
lan thu nhap ho gia dinh trung vi (Urban Land
Institute, 2023), nhung dit li€u hién tai chua du co
s dé khai quat thanh giai phap tit yéu hay xu
huéng bt bude cho toan bd TP.HCM hay khu
vuc Pong Nam A.

Diéu kién dé cac phat hién trén c6 thé ap dung
rong hon bao gdm: cong trinh c6 két ciu bé tong
cbt thép nhiéu ting (thay vi nha cip 4, nha 6ng
trong hém rat nho); vi tri gn giao thong cong
cong hodc khu vyc tap trung truong dai hoc, khu
cong nghiép va mot co ché quan tri van hanh phu
hop vé6i ddc diém vin hod cu trai dé cao su riéng
tu tai TP.HCM.

6. Két luan va kién nghi
6.1. Két lugn

Trong pham vi dit li€u thu thap tr nhdm sinh
vién va nguoi tré thué trg tai khu vuc Khu d6 thi
Pai hoc Quéc gia TP.HCM va Khu Cong nghé
cao, nghién ctru cho thy mé hinh Co-living c6
tiém nang dap Gmg nhu cau vé tién ich chung va
khong gian két ndi ctia ngudi thué, dic biét tai cac
cong trinh bé tong cdt thép nhiéu tang, gan giao
thong cong cdng hoac khu vyc tap trung trudng
dai hoc. Tuy nhién, qua trinh chuyén doi tir nha
tro il - nhat 1 nha cp 4 va nha 6ng trong hém c6
16 gii dudi 3,5m - sang Co-living can dap tmg
ddng thoi mot sé diéu kién: an toan PCCC theo
quy dinh hién hanh, kha nang chi trd cia khach
thué twong ximg véi chi phi cai tao va mot co ché
quén tri van hanh phi hop véi dic diém vin hoa
cu tri dé cao sy riéng tw. Nghién ciru chua dii co
s& dé khang dinh mo hinh da sin sang nhan rong
dai tra; day 14 két qua mang tinh khdm pha trong
nhom khach thé va dia ban khao sat, cin dugc
kiém ching thém & pham vi rong hon.

6.2. Kién nghi
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Trén co s& két qua trén, nghién ctiru dé xuat
mot sd hudéng chinh sach can dugc nghién ctu,
danh gia thém trudc khi ap dung:

Vé quy hoach, cac khu vuc gin ddu méi giao
thong cong cong, khu dai hoc va khu cong nghiép
1a dia ban d4ng xem xét dé thi diém mé hinh Co-
living cai tao, di kém danh gia tac dong cu thé vé
ha tang va an toan truéc khi mé rong.

Vé thé ché - phap 1y, co quan quan 1y co thé
xem xét ban hanh huéng dan 1am 13 viéc phan loai
cong trinh Co-living cai tao tir nha tro hién hiiu,
xéc dinh 16 nghia vu lién quan dén gidy phép xay
dung, PCCC va ding ky kinh doanh theo Diéu 57
Luat Nha & s6 27/2023/QH15 va Luat Phong
chdy, chita chdy va ciu nan, cou ho sb
55/2024/QH15. Nghién ctru khong kién nghi néi
16ng yéu ciu an toan PCCC vi dic thu hém nho;
hudng phi hop hon 13 huéng dan cu thé cac giai
phap k¥ thuat cai tao (nhu phan ving chdng chay,
16i thoat nan thay thé) phit hop v6i cong trinh quy
md nho, trong khi van bao diam mirc an toan bat
budc.

V& tai chinh, chinh séach tin dung uu déi cho
cdi tao nha tro quy md nho 1a mot lua chon chinh
sach can dugc danh gia thém vé chi phi - loi ich
va tac dong trude khi trién khai, do nghién ctru
nay chua thuc hién phan tich chi phi - loi ich hay
danh gi4 tic dong chinh sach day du.

Déi véi chi co s, nguén Iuc cai tao nén uu
tién cho an toan chay nd va vé sinh chung trudc

khi dau tu vao tién ich trang tri khong thiét yéu;
viéc tmg dung khai béo Iuu tra tryc tuyén (VNeID
hoac céng dich vu cong) két hop tuan thu Luat
Béo vé dit liéu c4 nhan s6 91/2025/QHI15 la
huéng kha thi ¢é giam thu tuc hanh chinh trong
quan ly véan hanh.
6.3. Han ché nghién ciru va huwong mao rong
Nghién ctru con mot s6 han ché can luu y khi
dién giai két qua: mau dinh luong tp trung chu
yéu tai Khu d6 thi Pai hoc Qubc gia TP.HCM va
Khu Céng nghé cao vdi co cdu nghé nghiép chu
yéu la sinh vién, chua phan anh day du hién trang
luu tré va ning lue thich img kinh té ctia cac nhom
nhén khau hoc khac trén toan TP.HCM; céc ban
vé kién tric méi dimg & mic mo phong khai
niém, chua qua kiém chung k¥ thuat chuyén siu
va chua c6 cong trinh thuc té dbi chung; kich ban
tai chinh minh hoa chua c6 bang khéi lugng chi
tiét va chwa tinh dén thué, tra gbc vay, du phong
va phan tich d6 nhay, ddng thoi chua c6 ude tinh
tai chinh twong tmg véi quy mo 8 phong thé hién
trén ban v€; nghién cuu ciing chua c6 danh gia
thuc nghiém sau cai tao tai mdt cong trinh cu thé.
Hudng nghién ciru tiép theo ¢6 thé mé rong khao
sat sang cac quan trung tim va nhom nhéan khau
hoc da dang hon, déng thoi xay dung b cong cu
danh gi4 rui ro ky thudt - tai chinh chi tiét cho timg
kich ban cai tao cu thé, phuc vu truc tiép cho
hoach dinh chinh sach va quyét dinh dau tu cua
khu vuc tu nhan.

Tuyén b vé GenAl va Quyén tac gia: Ching t6i co sir dung AT dé hiéu dinh ngén ngit vin ban.
Tat ca két qua nghién ciru déu do nhém tac giad thuc hién.
Tuyén bd vé xung ddt lgi ich: Nhom tac gia tuyén bd khong co bat ky xung dot loi ich nao lién

quan dén viéc cong bo bai bao nay.
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Tém tit: Nghién ciru danh gid tiém ndang chuyén doi cac khu nha tro xuong cdp thanh khéng
gian song chia sé tai Thanh pho Ho Chi Minh. Nghién ciru sir dung thiét ké hon hop, két hop khao sat
dinh heong, phong van ban cdu triic va quan sat thwe dia. Dit liéu gom khdo sdt véi 250 nguweoi tra loi
(n=250), 08 phong vin bdn cdu triic va quan st thie dia tai cdc khu nha tro dwege khdo sat. Két qua
nghién cieu cho thdy mé hinh Co-living ddp vmg dwoc nhu cau tién ich chung ciia nguoi thué, song
dang ddi mdt véi mét sé rao can dang ké. Mot s6 cong trinh nha tro cii trong hém nhé gdp khé khan
khi dép iing cdc yéu cau an todan phong chdy chita chdy va cdi tao theo quy chudn hién hanh. Bén
canh do, chi phi cdi tao lom tao rui ro thu héi von do kha nang chi tra cua khach thué con han ché,
trong khi mé hinh van thiéu mét dinh danh phép Iy ré rang. Ngodi ra, xu hwéng wu tién riéng tw thé
hién & mire @6 san sang chia sé nha vé sinh thép hon so voi cac tién ich chung khac - ciing dat ra
thdch thire ding ké cho céng tac quan 1y van hanh. Nghién ciru ciing cho thay mé hinh can sw hé tro
cuia Nha nudc thong qua chinh sdach tin dung wu ddi, tinh gidn thu tuc hanh chinh va xdy dung quy
chudn ky thudt ddc thi cho céng trinh quy mé nhé. Trén co sé d6, mé hinh cé tiém néing dp dung &
mét s6 khu viee phiv hop, nhie viing 16i gido duc, khu cong nghiép va khu viee ¢é mang ludi giao thong
cong céng phat trién.

Tir khéa: Nha & chia sé; Nha tro cii, Nha ¢ do thi, Tdi sir dung thich iing, Thanh phé Ho Chi
Minh.
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