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Abstract 
 

 

There has been a rapid increase of urban population resulted from sharp economic 

growth in Hanoi since the Doi Moi policy was proclaimed in 1986. The socialist 

government of Vietnam prioritized a New Urban Area housing development 

approach in response to this daunting urbanization challenges in the capital city. 

Therefore, high-rise and high-density apartment complexes equipped with 

residential infrastructure have changed the urban landscape in the peri-urban area of 

Hanoi since the 2000s.  

However, despite substantial state intervention policy on the housing market, it is 

likely to be seen that the cityscape is divided into two different housing environments.  

Row-house like self-built detached houses lead to urban sprawl while apartment 

complexes with well-equipped residential facilities represent the high-end 

residential area. Nonetheless, it has not been identified that the reasons why this 

phenomenon has developed thus far and what are the factors behind the current 

housing development in Hanoi.  

In this regard, this study begins with a question on the reason why the government 

pursues the high-rise apartment complex oriented New Urban Area development in 

Hanoi as a fundamental arm of its housing development policy. Based on the 

characteristic features of government intervention on the housing development 

market in the post-Doi Moi era, the study aims to provide in-depth explanations on 

the current results of New Urban Area (NUA) initiative. To this end, it examines 

factors behind the current housing environment results, in terms of the historical 

context in Hanoi through the diachronous approach. The main findings of the study 

are as follows. 

Firstly, the government intervention approach for mobilizing private sector via the 

public land ownership results in the establishment of the New Urban Area housing 
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development policy in Hanoi after Doi Moi. In this approach, the state takes a 

position to lead housing development market with two substantial authorities; 

centralized planning authority and public land ownership play a critical role to 

mobilize private developers. Besides, it contributes to constructing an incentive-

control mechanism for potential housing developers. In the process, modernized 

apartment complex comes to the fore as a mean not only to promote mass housing 

production with quality but also to propagate economic achievement by the regime.  

Secondly, the policy achievement in terms of apartment housing supply in New 

Urban Areas is minimal regarding the goals and objectives of the national housing 

development strategy. Although the government eagerly propelled affordable 

apartment provision, it does not yet dominate as a significant housing type in the 

housing market, in terms of both the annual housing production quantity and the 

share out of total housing stocks in Hanoi. As a result, the voluntary urban sprawl 

by self-built row-houses has been raging in the peri-urban area, including even 

planned districts of New Urban Areas. Moreover, a profit-seeking endeavor of the 

private sector makes deviations of the initial plan of affordable housing supply in the 

master-plan; it is replaced by the high-end and luxury housings supply such as villas 

and large-sized flats for a high-income bracket.  

Lastly, state-driven master-plans for the New Urban Area housing development 

are impeded by some critical factors. Limited eminent domain power of the state; 

uncertain profitability of the private sector; and mismatch between housing supply 

and affordability in terms of the purchasing power of the target groups hinder the 

implementation of the housing development scheme.  

In conclusion, the state intervention approach on the housing market, which is 

aiming for mass-housing supply against rapid urbanization, leads to the emergence 

of apartment complex oriented New Urban Area development in Hanoi. In the 

process of this approach, the state intends to minimize government expenditure 

while establishing concrete goals both for the housing quantity and quality through 

the firm authority of developable land supply. The case of New Urban Area housing 
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development in Hanoi indicates that the substantial land management authority of 

the socialist regime in the transition country does not necessarily guarantee a 

successful implementation of the affordable housing provision by government 

intervention approach.  

Regarding the fact that the master-plan approach in Hanoi was originated from 

the Technical Cooperation project of Official Development Assistance (ODA), the 

research provides essential indications for ODA in the urban development sector. 

First of all, different land control authority of the respective partner country must be 

considered from the planning stage. The next thing, appropriate financial measures 

that complement the financing capacity of potential homeowners, as well as 

developers, are critical for affordable housing provision in the developing world. 

Lastly, transparency of public entities that possess substantial authority in planning 

implementation needs to be dealt with for the visibility of the policy impact.  

To conclude, the market independence of the public entities, ensuring the 

profitability of the private sector, and financial instruments that promote the housing 

affordability of market demand are essential elements of the state-led housing 

development policy from the initial stage of planning. 
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Chapter 1.  
Introduction 

1.1. Research Background and Objectives 

1.1.1. Research Background 

The global population growth since the end of the second world war has been a 

daunting global challenge. As an increase of urban population, more than half of the 

world population live in cities; and it is expected to reach 67 percent by the middle 

of this century (Sachs, 2015). Moreover, the current rapid urbanization trend is 

accelerated by economic development in developing region (Glaeser, 2011). As a 

result, the United Nations announced SDGs (Sustainable Development Goal) 

including specific goal devoted to the urban issues by the common consent of the 

world leaders in 2015. 1  

Aside from the changes in global development agenda, the government of the 

Republic of Korea (South Korea) has provided bilateral grant Official Development 

Assistance (ODA) projects in urban development sector over time.2 When it comes 

to the current viewpoint of SDG 11, 64.0 percent of overall urban development 

projects aim to serve objectives related to the current SDG 11 targets and indicators. 

Upon investigation, Vietnam is a representing partner country that received most of 

                                            
1 Goal 11. Make cities and human settlements inclusive, safe, resilient and sustainable 
2 See appendix 1 for detail information 
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the urban development grant projects of Korean ODA. Besides, the master-plan 

projects are the highest ranks out of overall urban development projects in the 

country; it occupies 47.0 percent of total grant projects in terms of budget volume.3 

This result can be explained from the perspective that the policy direction of 

Korean ODA aims to share its development experience during the rapid economic 

development era into Vietnam, which stems from the substantial state intervention 

scheme on the housing market. It is likely to be assumed that the experience of mass 

housing production with the high-rise and high-density apartment complex 

development against rapid urbanization challenges in Korean cities influences the 

master-planning oriented ODA projects. Considering current norm of the 

international society on the international development cooperation, were it not for 

the strong will of the Vietnamese government, the master-plan projects aiming for 

New Urban Area development would not take the highest priority in the ODA flows 

from South Korea in the urban development sector.  

 

 

Figure 1. Urban Housing Landscape in Hanoi: Row-house (left), High-rise 
Apartment Complex in New Urban Area (center), Apartment and Self-built row-
house mixed Area (right) 
Source: Quinn (2014); UN-Habitat (2014) http://ciputrahanoi.com.vn/en/ 

Presumably, a master-plan approach for the housing provision would be a priority 

in the urban development policy in Vietnam. However, it is found that traditional 

detached house, which is perceived as “row-house”, dominate in the residential area 

of Hanoi, a capital city of Vietnam, although high-rise apartments communities 

become distinguished in the peri-urban area of Hanoi (Figure 1). Furthermore, the 

                                            
3 See appendix 2 for detail information 
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segregation among different housing types is observed in the sense of urban housing 

divide in terms of living environment; amenities; and income class.  

Previous research findings suggest the historical context of the emergence of the 

apartment complex oriented New Urban Area (NUA) housing development (Gough 

& Tran, 2009; Kwon, 2009; Labbé & Boudreau, 2011; Logan, 1995; Tran, 2014; 

Waibel, 2004). While the socialism and the direct influences from the previous 

Soviet Unions are identified as crucial factors in the initial stage of its introduction, 

it has not been investigated on the housing development in the post-Doi Moi era after 

1986 from the theoretical background. Furthermore, considering that the most 

common type of apartments in adjacent Asian countries are either individual high-

rise apartment for a mixed-use facility or medium-rise apartment with a shared wall, 

it is the distinct trait that the Vietnamese government underscore the apartment 

complexes with residential infrastructures as a prototype of its urban housing 

development in New Urban Areas of Hanoi (Figure 2).  

 

 

Figure 2. New Urban Area Master-plan and Current Development Case in Hanoi 
Source: KOICA (2001); www.mediabank.vn/ai-om-nhieu-dat-vang-ha-noi-nhat/ 

Regarding the generalization of apartments in the housing market, there are 

accumulated research findings based on the cases of the Newly Industrialized 

Countries (NICs) in East Asia. Particularly the case of South Korea clearly illustrates 

the state intervention mechanism on housing market for achieving effective and 

efficient affordable housing provision against rapid urbanization (Cao, 2009; Choi 

et al., 2014; Kim, 2013; Son & Shin, 2018; Wang, 2012; Yoon, 1994; Zhu, 2005).  
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Therefore, a comprehensive examination on the housing development in Hanoi 

based on the typical characteristics of the developmental state model in housing 

development would shed light on the impacts and influences of the state intervention 

policy in urban housing development. Furthermore, understanding different factors 

of the policy implementation environment in developing countries in transition 

would serve as indications for the success of the conventional master-plan oriented 

ODA project by the Korean government.   

1.1.2. Research Objectives 

This study focuses on the housing development of the transitional country from 

the perspective of the state intervention approach on the housing market. The study 

begins with a concept that there are similarities between the Vietnamese New Urban 

Area housing development process and that of the developmental state model. To 

this end, there are three main objectives of the study.  

Firstly, this study aims to explain the reason why the Vietnamese government 

pursues high-rise apartment complex oriented New Urban Area development as a 

fundamental arm of its housing development policy. It examines the factors 

characterizing the current housing development of Hanoi from the viewpoint of 

diachronous approach. Secondly, the study tries to expand the result of previous 

researches on the housing development traits of the developmental state model into 

that of the transitional socialist country. Based on the characteristic features of state 

intervention approach in housing development, it aims to provide in-depth 

explanations on the current results and the factors behind the New Urban Area (NUA) 

housing development model in Hanoi after the Doi Moi. Lastly, this study aims to 

reason out some indications and foresight on the impact of the housing development 

approach of the state intervention model in transitional countries. It highlights the 

developmental state approach in the housing market and its impacts on the housing 
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provision against rapid urban population growth in both positive and negative 

aspects in terms of international development Cooperation.  

To attain this end, the main concerns of this study focus on the reason why Hanoi 

pursues apartment complex oriented housing development policy while the impact 

of an ambitious state plan is limited in its implementation. This approach leads to 

the following research questions: 

• Can it be explained the apartment complex oriented New Urban Area 

housing development of Hanoi after the Doi Moi from the perspective 

of the Developmental State model?  

• What are the factors of the limited implementation of the New Urban 

Area apartment supply by state intervention scheme? 

In order to answer these research questions, the study proposes the following 

hypotheses:   

• The housing development approach of Hanoi has followed the general 

housing provision model of the developmental state, which is 

characterized by the substantial state intervention scheme on the 

market.  

• The expansion of urban sprawl with self-built row-houses in the peri-

urban area of Hanoi might have resulted from the partial failure in the 

embedded autonomy of the developmental state, which stresses both on 

the market independence and the robust control capacity of government 

on the private sector.  

• Despite the state intervention policy over the housing market, the 

reason why row-houses still dominate in the market can be explained 

as a combination of market failures and limitations in policy 

implementation that leads to a mismatch in demand-supply of 

apartments in the New Urban Areas of Hanoi. 
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1.2. Research Methodology and Framework 

1.2.1. Research Methodology 

This study mainly adopts qualitative methods relying on the literature review, 

interviews, on-site field survey, and secondary data analysis based both on official 

and private statistics. It includes academic papers, newspapers, official statistics, 

working paper, laws, government decrees, and various reports of the international 

organizations including both multilateral and bilateral ODA agencies.  

The literature review provides an overview of the theoretical background of the 

developmental state model and its impact on housing development of Newly 

Industrialized Countries (NICs) in East Asia. Primarily, it highlights the 

characteristics of the evolution in the housing development of South Korea (The 

Republic of Korea). Moreover, it proposes a platform for the extended discussions 

in the case of Hanoi, which is a representing city of a socialist transition country.  

Additionally, the study conducts in-depth interviews with various experts from 

the public sector, private sector, and academia. The interviews with a Deputy 

Director General and a Director of the Construction Planning Center of the Vietnam 

Institute for Urban and Rural Planning (VIUP) under the Ministry of Construction 

provided in-depth understandings on the current housing development and its factors 

behind the policy in Hanoi. Various discussions with the public sector performed.  

Government officials of the Ministry Natural Resources and Environment (MONRE) 

and the General Department of Land Administration (GDLA) and the Ministry of 

Planning and Investment (MPI) contribute to the understanding of public land 

ownership and current condition of land-use certificate market in Hanoi. A specialist 

of World Bank Group and attachés of development cooperation from the Australian 

Embassy and the New Zealand Embassy explain the impact of the ODA on the state 

intervention policy aiming for the private sector mobilization through the centralized 
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planning.4 Informal discussions with executives of private construction company 

provide an actual implementation mechanism of the state intervention policy by 

mobilizing the private sector for achieving housing provision target of the state. 

Another informal interview carried out with a professor of the Hanoi Architectural 

University in order to confirm the current government strategy on housing 

development as a central scheme of the housing supply through the private sector 

mobilization.5  

In order to complement qualitative approach, the study also adopts secondary data 

analysis based on data from the official statistics of General Statistics Office of 

Vietnam (GSO), real-estate market reports by major private institutions, and housing 

preference survey by a private marketing company. The secondary data analysis 

provides a necessary foundation to evaluate the impact of housing development 

policy for the last decade. Various comparison analyses are conducted based on the 

time-series satellite images of Hanoi. Accordingly, the study can analyze 

characterizing factors under the current condition of NUA oriented housing 

development in Hanoi. In summary, this study takes a qualitative and descriptive 

approach to the idiographic explanation of the housing development in Hanoi after 

the post-Doi Moi period. It is also research relying on the various observations and 

literature reviews on the state intervention of the developmental state model over the 

housing market in the transitional society.   

                                            
4 Series of interviews with the following interviewees had been conducted during the 
research: Mr. Nguyen The Dzung, a Senior Rural Development Specialist of the World 
Bank Hanoi Office on January 23, 2015; Mr. Nguyen Thi Lan Phuong, a Senior Program 
Manager of the Australian Embassy in Hanoi; and Ms. Kathryn Beckett, Head of New 
Zealand Aid Program of New Zealand Embassy in Hanoi at the meeting room of KOICA 
Hanoi office on January 23, 2015. 
5 The interview was conducted with Professor Nguyen To Lang of the Hanoi Architectural 
University at the International Conference of 2018 Asia-Pacific Planning Societies on 
August 23, 2018.  
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1.2.2. Research Framework 

This study consists of seven chapters (Figure 3). Chapter 1 begins with an 

introduction of the main objectives and methodologies of the study. In chapter 2, 

theoretical background and past research findings are addressed based on the 

detailed literature reviews. It also shed light on the intersection between the 

developmental state model and the transition country regarding the housing 

provision policy. The chapter also underscores the case of state-initiated housing 

provision policy in South Korea as a representing model of the development state to 

provide an analytical framework for investigating the case of New Urban 

Development in Hanoi. Chapter 3 examines the housing development of Vietnam 

from the perspective of historical context. It explores the characteristics of the 

evolution of different housing types since the establishment of the socialist regime 

until today. In Chapter 4, the study addresses the institutional and legal intervention 

structure in the government scheme on the New Urban Area housing development 

of Hanoi. The chapter also examines an incentive-control scheme embedded in the 

different policy measures of the Vietnamese government on NUA development, 

including laws, decrees, national strategies, and government structure. Chapter 5 

investigates the result of state-led housing policy in current New Urban Area housing 

development in Hanoi. Chapter 6 verifies factors of current restrictions in the 

planning implementation of affordable housing provision through apartment 

complex development in NUA from the perspective of the core value of the state 

intervention scheme on the housing market. Lastly, Chapter 7 concludes with a 

summary of the main findings of the study. It also provides foresight for the planning 

approach of international development cooperation in pursuit of the valid housing 

provision in the developing regions against rapid urbanization challenges.  
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Chapter 2.  
Housing Provision of Developmental State 

2.1. Theoretical Background 

There have been various discussions about the social and economic development 

of a country in academia since the end of the second World War. The success of the 

Marshall Plan by the U.S. for the European reconstruction brought attention to the 

economic development by newly constructed international organizations. As a result 

of the experience in European countries, the economic development representing 

economic growth in terms of the Gross Domestic Production (GDP) had become a 

priority agenda in international society. As a rise of the third world, scholars in 

economics and political science have drawn a considerable attention to the economic 

development of a country. Starting with the Rostow’s Stages of Economic Growth 

model in 1960s, a group of scholars has focused on the role of a development 

planning of the third world countries by foreign technocrats mostly from the western 

countries (Easterly, 2014). This approach gave foundations of consensus, which led 

to an increase of the Official Development Assistance (ODA) by so-called developed 

countries after the post-war world (Sachs, 2006, 2011).  

Several assertions had been formed during the 1980s to establish factors of the 

economic success of the third world countries. To a large extent, two different 

approaches have evolved with the influences of ideologies: the one is a model 

focuses on a conscious design for economic development; and the other highlights 
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spontaneous solutions of the market forces by various private stakeholders by 

various private stakeholders (Easterly, 2014). By the way, it is unable to explain the 

rapid economic growth of late industrialized countries in Asia during the 1970s to 

the 1980s with existing development models and theories. The developmental state 

model has emerged in this context; the model highlighted the state intervention with 

emphasizing a planned economy in a free-market economy. It is noticeable in that it 

is not a market economy nor a socialist system. In the same vein, the model focuses 

on the east-Asian capitalist countries with rapid economic growth rather than 

socialist countries from the beginning.   

In that respect, Johnson (1982) established the developmental state model to 

explain the industrialization process of Japan, a remarkable Newly Industrialized 

Country (NIC) of the time. The model focuses on an active and independent role of 

the state, providing a centralized development planning scheme in particular 

industries based on the market economy system (Johnson, 1999). The export-led 

economy and the robust control capacity of the government in resource allocation 

for effective industry development are two distinct vital features of NICs in East 

Asia.  

It is a remarkable trait of the developmental state that there are distinctive 

characteristics in the role of the government. An officially organized group of 

technocrats, as known as a pilot agency has substantial power for devising 

centralized planning that promotes industrial development. It is necessary for the 

state to have a close relationship with private companies for achieving given 

objectives of the development policies. In this context, the developmental state 

emphasizes the embedded autonomy as a crucial trait of the developmental state for 

coordinating among different agents of economic activities through the pilot agency 

(Evans, 1995).  

It is also highlighted that efficient resource allocation is a crucial role of the 

developmental state for assuring the effectiveness of the state intervention into the 

market system. In this model, the state chooses a target industry for the wealth of the 
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country and mobilizes financial resources with its policy measures. Yang (2005) 

argued that the efficiency in the developmental state model resulted from the control 

of the hard state in resource mobilization. It is assumed that state intervention plays 

a role as a solution to the transaction cost among the economic units in the market, 

which is inevitably occurred in a market economy. 

In line with this approach, Amsden (1989) analyzed a case of rapid economic 

development of South Korea in the context of the developmental state model. The 

study indicated that the state intervention for controlling several big enterprises in 

order to achieve national strategic goals established by its technocrats. It also 

highlighted the export-led industrialization as a vital factor of the rapid economic 

growth in a relatively short period compared to the formerly industrialized countries.  

2.2. Housing Provision of Developmental State 

2.2.1. State Intervention Policy in Housing Provision 

While the developmental state model has been evolving, goals of the development 

itself have been discussed in the broader definitions; not only economic but also 

social aspects have begun to emerge. In this regard, affordable housing provision 

against rapid urbanization challenge in metropolitan cities becomes an essential 

agenda for inclusive social development in developing world (UN, 2016). There 

have been many studies that have focused on the role of a government in housing 

provision in the developmental state model. As has been illustrated in previous 

research findings, the efficient resource mobilization for the industry promotion by 

the government is a crucial feature of the developmental state in Asian NICs. In the 

same vein, the same approach has been verified in the housing provision policy of 

some NICs; in this case, however, the resource is substituted from financial 

resources into land assets.   
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Zhu (2005) examined a case of China as a transition state with a free-market 

economy in the one-party socialist regime and found that the state’s ownership of 

the public land tenure plays a significant role in resource mobilization and allocation. 

It is repeatedly identified in relevant studies in that the land tenure is illustrated as a 

crucial measure for the resource accumulation and distribution for the property-led 

economic growth (Cao, 2009). After that, researches on the housing development of 

the developmental state draw attention to the deviation from the developmental state 

approach in tandem with neoliberalism. For instance, Wang (2012) examined 

applications of the conventional developmental state model and its evolution in the 

case of Singapore’s housing development.  

Literature reviews on the housing provision in some developmental state provide 

concrete indications on its characteristics: state’s policies mobilizing the private 

sector identifies housing development as an independent industry by which the state 

aims to reinforce its political legitimacy with sufficient and affordable housing 

provision for its people. Accordingly, public land ownership by the law in transition 

countries endows a state with an authority of resource mobilization control through 

the public land tenure. In line with this, there are a number of studies on the housing 

development of South Korea during the 1970s to 1980s as representing a case of 

housing provision in a Developmental state. They mostly highlight the role of the 

policy in state intervention in the housing market through strong land market 

controls. 

2.2.2. Government Intervention in Housing Provision: The Case of 
South Korea 

Yoon (1994) claimed housing policies of Korea in the 1970s aimed to foster so-

called housing development industry. The Korean government sought to provide 

sufficient quantities of affordable houses in response to the social challenges of 

housing shortages in newly industrialized cities; in a sense, housing supply was the 
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first and utmost mission of the developmental state which desired to secure political 

legitimacy among its people. As a result, the Korean housing market has established 

unique characteristics comparing to the one in western industrialized countries with 

a free market economy. Therefore, big private construction companies dominated 

the housing projects in South Korea (Kim, 2013).  

Since then, big private construction companies rather than professional real estate 

developers led housing development due to promotional policies in that the 

government fosters to particular big companies. In Some Ways, it is accord with 

typical characteristics of the developmental states, which highlighted the role of 

conglomerates for the industry nurturing proposed by the bureaucratic elites of the 

state (Woo-Cumings, 1999). Kim (2013) explained the domination of big 

construction company driven housing development in Korea stemmed from the state 

intervention policy on land market control; the state restricts an influx of property 

market liquidity into the land market and monopolizes developable land supply so 

that to control land price in the housing development market.  

Another critical feature of the housings in the developmental state is a 

mainstreaming of a similar housing type: high-rise and high-density apartment 

development combined with a planned unit of a neighborhood. This unique and 

identified type of housing development is widespread in Asian NICs: South Korea, 

Taiwan, Singapore, and China (Bao, 2000; Choi et al., 2014; Yuen et al., 2006).  

Son and Shin (2018) analyzed a case of housing development in Seoul during the 

1970s and underscored the state’s policy aiming for the mass housing production led 

to an increase of high-rise apartments due to the effectiveness and the efficiency in 

private sector mobilization. It was not spontaneously accepted from the beginning 

by the market demand, or even by the supply side as well. However, the utility of 

this new housing type turned out very useful both to optimize cost-effectiveness in 

resource mobilization policy to achieve the profit-maximizing of the private 

construction companies. Resultingly, apartments have proliferated in Korean Cities 

rapidly (Kim & Choi, 2016). During this process, the state monopolized developable 
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land and kept a tight rein on the price of newly built apartments. Therefore, the 

profit-maximizing strategy of the private construction companies shaped up as a 

low-price and high-volume approach. The volume sales and quick-return strategy 

prevailed among the private construction companies, which decrease a housing 

construction while increasing the supply of quantity (Choi et al., 2014; Kim, 2013; 

Yoon, 1994).   

On the other hand, there were strong policy guidelines for the construction of 

apartments from the public side. The Housing Construction Promotion Act in 1972 

provided controls and incentives scheme to the private sector for attracting large-

scale apartment development in order to achieve national housing provision goals 

(Gelézeau, 2007; Kim, 2013). Furthermore, the revision of the Enforcement Decree 

of The Urban Planning Act in 1976 defined the apartment district for promoting mass 

production of apartments as a measure for housing provision. 6  During the 

implementation of national housing policy, a series of public entities were founded 

followed by the establishment of legal instruments: Korea Housing Corporation in 

1962; Korea Housing Bank in 1969; Korea Land Development Corporation 1978; 

National Housing Fund in 1981. As a result, the government could promote and 

control the private sector to build affordable housing less than the 60 m² of floor 

space by supporting public finance. At the same time, Public corporations functioned 

effectively to monopolize developable land supply in the land market by the public 

entities.   

While the establishment of legal instruments, including public entities for 

promoting apartment housing as an alternative for mass affordable housing 

production, the government proposed concrete goals in terms of the quantities. As a 

result, the government proclaimed a series of housing provision plans during the 

1960s to the 1990s: 2.5 Million Housing Construction Plan from 1967 to 1976; the 

                                            
6 Article 16. Clause 2: Apartment district can be assigned in a case where the massive 
construction of apartment buildings is necessary in order to raise the coefficient of the 
utilization of the land concerned and to protect the residential environment. 
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First Five Million Housing Construction Plan from 1980 to 1986; and the Second 

Five Million Housing Construction Plan from 1993 to 1998. These plans are 

combined with the Five New Towns Construction Plan for the dissemination of high-

rise and high-density apartments in the metropolitan area around the capital city of 

South Korea.  

In line with this, Choi et al. (2014) provides empirical evidence of a distinctive 

trait of Korean housing market out of other developing countries; the state 

intervention approach in housing industry allows the domination of large-scale 

apartment complex development through big construction companies. Therefore, it 

is likely to be assumed the emergence of the apartment housing in South Korea was 

influenced not by a voluntary architectural evolution of the modernism trend but by 

the supremacy of efficiency in mass housing production given the short period. 

Gelézeau (2007) see this unique phenomenon of apartment domination in Korea as 

a choice of the state for the efficiency of housing provision in the era of rapid 

urbanization rather than progress in the context of architectural history. In this regard, 

the New Town development model composed of apartment complexes in South 

Korea can be a result of the state intervention in the housing market for achieving 

both quantitive and qualitative goals for the housing supply. 

2.3. Developmental State Model in Transitional Economy 

An academic focus on the developmental state in the academia had declined with 

an emergence of the neoliberalism followed by the Asian financial crisis in the late 

1990s (Park, 2000). Nevertheless, the developmental state model still provides a 

meaningful perspective on the socio-economic development of the developing world, 

while the neoliberalism does not necessarily provide sufficient alternatives to 

market-failures (Y. Kim, 2017). Besides, the emergence of socialist transition 

countries in the 1980s, in which the party-state system sustains with an introduction 
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of the market economy, retains the importance of the developmental state model in 

the planning of national development strategies. Additionally, the end of the cold 

war in the 1990s accelerated so-called market socialism in former socialist countries 

with a market opening. Dixon (2003) noted that: 

“The emergence of the transitional economies (TEs) in Eastern Europe and 

Pacific Asia have brought a new dimension to the development debate…These 

have taken place in the context of the continuation of single-party rule, high 

levels of state intervention and significant direct control of production through 

the State Owned Enterprises (SOEs)” 

Today, studies based on the developmental state model still make a substantial 

contribution to explorer the rapid economic growth in representing transition 

countries such as China, Russia, and Vietnam (Beeson & Pham, 2012; Dixon, 2003; 

Johnson, 1999; Reinart, 2006; Yip & Tran, 2008). Among those countries, Vietnam 

is especially highlighted regarding its ongoing economic development in major 

industries in terms of substantial state intervention approach (Tran, 1996). 

Furthermore, a recent détente mood between North Korea and the U.S. brings 

Vietnam as a best-practice model of this reclusive and impoverished country (Giang, 

2018; Murray, 2018; O’Hanlon, 2008). Therefore, this study begins with an 

assumption that the developmental state model would allow an analytic framework 

to examine the state intervention policy in transitional Vietnam (Figure 4).  

 

Figure 4. Evolution of Development Theory and Transition Economy 
Source: Author  
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2.4. Discussions 

2.4.1. Developmental State Approach in Housing Development 

As has shown in the literature reviews, the case of South Korea provides important 

indications that can illustrate a generalized definition of the state intervention 

approach in housing development. With a series of elaborate policies that ensure the 

implementation of centralized planning in the housing market, the Korean 

government could achieve national housing provision goals in a relatively short 

period. Besides, it also identifies that the Korean government deals with housing 

policy as a sectoral industrialization promotion policy in terms of resource 

allocations and private sector controls.  

On the other hand, the monopolistic supply of developable land to the housing 

market by the government is identified as another critical feature of the housing 

development model of the developmental state. Given that the absolute lack of 

financial resources for a housing development during the late industrialization in 

NICs, several business-friendly policies deployed to provide favorable financial 

conditions to the selective house builders. Therefore, they can ensure the profitability 

of private stakeholders in housing development. Private companies, and 

homeowners who are buyers-to-be are the biggest beneficiaries in this system 

enables to promote and to sustain the state policy, which relies on the active 

involvement of the private sector (Kim & Choi, 2015; Yoon, 1994).  

As a result, the profit-maximizing strategy of the private sector, which is 

characterized by the volume sales and quick return strategy, resulted in the 

dominance of apartment complex oriented new-town housing development in South 

Korea. Based on the in-depth investigations of previously accumulated research on 

the housing development cases of the representing developmental state, the study 

can draw a generalized definition of the developmental state intervention in housing 

provision (Figure 5).  
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Figure 5. Developmental State Approach in Housing Development; a Generalized 
Definition Model from the Case of South Korea 
Source: Kwon and Bang (2016); Yoon (1994) 

To conclude, the case of South Korean housing provision model illustrates some 

critical features of the government intervention scheme of the developmental state 

approach. Yoon (1994) explained these features in three different roles of the 

government given that policies. Firstly, the government plays the role of an initiator 

to promote mass housing supply by the private sector. In this approach, the 

government deploys some principal policy instruments such as legal basis, 

developable land supply, the choice and concentration of private construction 

companies. Secondly, the government takes charge of resource mobilization to 
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implement housing policy. Both direct and indirect subsidies are widely used for 

achieving policy impact, including project loans, land supply, and advance housing 

sale system. Lastly, there is a robust controlling authority in the process of state 

intervention scheme. The government manages the private sector with several 

policies as a controller, while induce them to participate in housing supply with an 

appropriate level of profit structure. Based on these critical pillars of the policy 

intervention mechanism, this study will extend a further investigation of policy 

elements and their interactions in the housing development of Hanoi in the following 

chapters. 

2.4.2. The Case of New Urban Areas in Hanoi 

The case of South Korea shows that the private-driven high-rise apartment 

complex development through the centralized planning approach and land provision 

controls comprises fundamental elements in the state intervention structure. For the 

sake of further argument on the New Urban Area (NUA) housing development in 

Hanoi, this study illustrates a hypothetic model for an analytical framework based 

on the crucial elements of the state intervention mechanism from the previous 

research results on the case of South Korea (Figure 6).  

There are some convincing conditions that the high-rise and high-density 

apartment development in the NUAs of Hanoi is derived from the impact of the state 

intervention policy in the housing market. Particularly, given the fact that the master-

plans of Hanoi were established by representing developmental stated of Asia, it is 

quite possible to see from the perspective of government intervention approach.  

In order to discuss the research question on the revival of the apartment complex 

oriented NUA development in Hanoi since the 1990s, this study proposes a 

hypothesis that; the NUA housing development in Hanoi can be an extensive and 

compatible model of the developmental state approach in housing provision. 

Moreover, the study focuses on embedded autonomy as a crucial prerequisite factor 

that determines the success or failure of policy implementation.  
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Figure 6. Hypothetic Model for Analytical Framework 
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In order to deal with the hypothesis, this study explores the characteristics of 

housing provision in Hanoi from the perspective of a diachronic approach. 

Furthermore, the state intervention policy and its impact on housing development in 

Hanoi after the Dow Moi are discussed either. To this end, the study probes pieces 

of evidence for verifying the hypothesis with an in-depth examination of the 

incentive and control scheme of the government. Evaluating the impact of state 

intervention in the current New Urban Areas of Hanoi will give further 

understanding to discuss the factors characterizing current housing development in 

transitional Vietnam. 
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Chapter 3.  
Characteristics of Housing Provision in Hanoi 

3.1. Historical Perspective on the Urban Growth of Hanoi 

Hanoi, the capital city of the socialist republic of Vietnam, has been a significant 

city in the region since the beginning of Lee dynasty of Dai Viet in 1010. As its 

literal meaning, Hanoi located at riverside enclosed by the Hong river (Horen, 

2005).7 The city has grown from the north-east to the south-west direction because 

of geographical condition made by the river (Figure 7). During the last millennium, 

Hanoi has developed with different dynasties and regimes while it was influenced 

by other countries such as China, France, and the Soviet Union. Most recently in its 

history, Hanoi had been a testbed of the socialist regime for its urban development 

policy influenced by the Soviet Union because it became a capital city of the new 

socialist country in 1945 (Turley, 1975). 

Since its designation as a capital of the socialist regime in Vietnam, there has been 

a series of historical events which affect the increase and decrease of its population. 

It was the Vietnam War or the Second Indochina War from 1955 to 1975 that greatly 

influenced the population of Hanoi; the population, which was about 70,000 in 1918, 

had grown to 1 million for the first time in its history with the establishment of the 

Democratic Republic of Vietnam (North Vietnam) in 1965 (Center, 2004; Labbé et 

al., 2010). Since then, there have some fluctuations in its population mostly because 

                                            
7 Ha Noi means the Riverside of River in Chinese. 
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of the war against the US from 1965; thus, the population decreased to about 40,000 

by 1968 (Logan, 2000). After the war, once again, the population of Hanoi was 

growing. Because of the aids from the Soviet Union, which was the most potent ally 

at that time, Hanoi became industrialized, and many people immigrated into this city 

from rural area (Kwon, 2009; Logan, 2000). Accordingly, the population increased 

from 1.4 million in 1973 to 2.5 million in 1978 (Center, 2004). However, due to the 

inefficiency of the communist economy and the restriction in freedom of movement, 

the population growth had been stagnant by the middle of the 1980s (Smith & 

Scarpaci, 2000). 

 

 

Figure 7. Urban Growth of Hanoi 
Source: Author 

Since then, Hanoi, which was lagged behind Ho Chi Minh City (HCMC) at that 

time in terms of economic prosperity, has developed drastically with an introduction 

of foreign investment while the Doi Moi policy proclaimed in 1986. The state 

intentionally focused on the industrialization of the city to achieve socio-economic 
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development. Thereby, annual growth GDP has reached more than 10% while the 

population increase has sustained at 2%. It is remarkable progress considering those 

of national average (Nong et al., 2018).8 Recently, the population of Hanoi reached 

7.3 million in 2016; thus, it becomes the second biggest city, followed by HCMC.   

As the urbanization of the city continuously progresses, the population density 

increased rapidly too. For instance, the average population density was 685 

people/km² in 1968, and it was five times higher than to that of the national average 

at that time (Logan, 2000). After that, it reached in 2,182 people/km² in 2016, which 

is about eight times higher than the national average. As a result, some districts of 

Hanoi are highly dense whose density level is even more than ten times than that of 

the whole country (UN-Habitat, 2014). In response to rapid urbanization progress, 

the government decided to expand urban territory more than 3.6 times bigger than 

before through the reestablishment of the master-plan in 2008 (Labbé, 2011). Since 

then, the city has developed into the south-west direction with an expansion of urban 

housing development. 

3.2. Housing Development in Socialist Regime 

3.2.1. Influence of the Soviet Union 

Under the socialist regime, different housing types have evolved in Hanoi in line 

with the socialist ideology. The ideology and the aid from the Soviet Union were 

two decisive factors that made a foundation of planning urban housing development 

in this era (Kwon, 2009). As a matter of fact, the city was a crucial measure for 

realizing communist utopia in the Soviet bloc (Fisher, 1962). The communist 

countries at that time, followed by the Soviet Union, established similar objectives 

                                            
8 "Population growth rate by Cities, Provinces and Year”, General Statistics Office of 
Vietnam, accessed 26 September 2018, https://www.gso.gov.vn/default_en.aspx?tabid=774 
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of city development; diminishing development gap between urban and rural area, 

standardization and socialization of housing, the abolition of class distinction for 

classless society are essential goals of them (Danta, 1987). Additionally, the Soviet 

Union emphasized the modernization of the city, thereby pursuing a high level of 

industrialization as well as urbanization of the society (Ki, 2013).   

In line with this approach, a socialist regime typically assigned substantial 

responsibility to architects and urban planners for realizing physical urban form 

following the ideology. Moreover, the Soviet Union had invited international 

students from allied nations, including Vietnam, for the widespread of this approach 

in the Communist block (Kwon, 2009). Consequently, centrally planned and master-

plan based top-down urban development approach became an essential element of 

the urban development in socialist Vietnam at that time (Figure 8).  

 

 

Figure 8. Master-plans of Hanoi during the Socialist Regime: Master-plan in 1960 
(left), Leningrad plan in 1973 (right) 
Source: Kwon (2009) 

During this process, the public entities of the state took charge of housing complex 

construction followed by housing policy as well as master-plan established by the 

communist party (Logan, 1995). The most import trait of the socialist housing policy 

before the Doi Moi was that the state has an obligation of housing provision to the 

people. Another important trait is that the public organizations lead and implement 

housing provision plan. To this end, the central government was in charge of 
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physical planning based on economic planning and issued a command to a local 

government. After that, a local government implemented top-down housing 

development plan through public enterprises (Quang & Detlef Kammeier, 2002). In 

other words, all the apartment before the Doi Moi were built by the public 

construction companies.   

3.2.2. Emergence of the Collective Public Housing 

The socialist regime of Vietnam had stuck to an obligation of grant-type housing 

provision to its people by the 1980s, which was specified in the housing policy in 

1954. During this era, the government was implementing the policy in two different 

ways: remodeling previous detached house into a multi-family house, and the 

introduction of public housing (Labbé & Boudreau, 2011). To this end, socialist 

states deployed nationalization and redistribution of the housing because housing 

was regarded as a social service in the Soviet bloc (Darke, 1989). This approach was 

also highlighted in Hanoi for housing provision by the regime did not cope with 

increasing urban immigrants to the new capital city after the series of international 

wars.  

However, even though the government clarified that the housing is public service 

to the people, fragility in the fiscal condition made it challenging to provide 

sufficient houses for its citizen. In response to the housing shortage, the state 

expropriates houses and redistribute them to the new urban immigrants. As a result, 

previous luxury detached houses, such as large villas built in the French-colonial era, 

were nationalized and remodeled to the multi-family houses for communist 

collective housing in the 1950s (Labbé & Boudreau, 2011). 

Another critical change at the time was an emergence of new housing type; the 

public housing was introduced in Hanoi influenced by the Soviet Union. Thereby 

the government proposed a new and modern housing that could replace substandard 
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living condition in urban Hanoi. It saw public housing as a universal solution for the 

mass housing production with proper infrastructure (UN-Habitat, 2014). 

Furthermore, because self-sufficiency of the community was a priority in housing 

development, the public housings were built with industrial complex and 

government organization (Logan, 1995).  

Given the housing condition at that time, the idea of public housing was conceived 

not only because to cope with the rapid urbanization but also to realize ideal 

communist society with modernized and standardized collective living. Under this 

approach, the state actively had built collective public houses in the peri-urban area 

of Hanoi since the 1960s. In the process of housing development, the local 

government took charge of a role of the land supplier; in order to provide sufficient 

developable land for public housings, the local government changed former 

agricultural land into the residential area (Narumi et al., 2005). Consequently, the 

collective public housing neighborhoods, constructed during the 1960s to 1970s, 

have become a central urban area today, after the serious of urban expansion of 

Hanoi (Figure 9). 

 

 

Figure 9. Transition of the Urban Territory and Public Collective Housing 
Development in Hanoi 
Source: Google Maps, Narumi et al. (2005), Author 
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3.2.3. Introduction of Public Apartment Complex 

Under the circumstance, the apartment came to the fore as an alternative housing 

type for the modernized society. Typical apartment at the time is a five to eight-story 

low-rise building; each household shares staircase, toilet, and kitchen while there 

was a separate bedroom, and a living room (UN-Habitat, 2014). The average floor 

area of the public apartment was about 18m² to 24m² and designed to accommodate 

a household with four family members; thus, the unit area for a person was 4 to 5 

m². It is comparatively small regarding the current housing norm of average housing 

floor per person as 22 m² by 2015.9 The apartment complex neighborhood consisted 

of a series of typical residential infrastructures such as school, hospital, nursery, and 

public amenities. The basic concept behind the community planning was self-

sufficiency that supports the socialist ideology (Gough & Tran, 2009; Waibel, 2004). 

In sum, the apartment was considered as a vehicle for the modernity of society; the 

communist party regarded it as a more modern and convenient housing than 

traditional row-houses (Tran & Dalholm, 2005).   

However, the state had failed to provide sufficient public apartment supply from 

the beginning of the policy implementation in the 1960s. Series of international wars 

against the U.S., China, and Cambodia resulted in constraints of the resource 

mobilization for housing supply (World Bank, 2011). As a result, only 30 percent of 

the potential demands got received public apartment after the long waiting (Labbé 

& Boudreau, 2011; Tran, 2014). Regarding the fact that the Soviet Union provided 

public apartment complex more than 79% of potential housing demands, the socialist 

approach for housing provision in Hanoi was far from success (Kim, 1997).  

Furthermore, the housing scarcity made it challenging to achieve fairness in 

housing distribution by the government in terms of the socialist ideology (Drakakis-

Smith & Dixon, 1997). Members of the public organizations had a priority in public 

                                            
9 The National Strategy on Housing Development Through 2020, With A Vision Toward 
2030 
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housing distribution at the time. Even though officials, war veterans, and employees 

of public companies received the right of a lease in priority, it usually took a long 

time getting a residence in order. Due to the long waiting time, it was prevailed to 

share an apartment house with multiple families. Even though it was designed to be 

used by a single family, it became general that two households shared one apartment 

of which floor area was 20 to 24 m².  

Therefore, urban housing environment took a sudden turn for worse as the 

urbanization of Hanoi proceeded. For instance, The average floor area per person at 

the time among the 40 thousand households in Hanoi was only a two square meter 

per person, which was half of the initially planned architectural plan for public 

apartment (Gough & Tran, 2009). The result, paradoxically, led a class distinction 

so that high-ranking officials such as members of the security policy, the ministry of 

construction gradually preoccupied collective public apartment (Kwon, 2009). 

3.3. Housing in post-Doi Moi Hanoi 

3.3.1. Transitions in Housing Types 

The socialist government of Vietnam had eventually admitted that it is impossible 

to provide sufficient public houses to the demand after the Doi Moi policy 

proclaimed in 1986. In fact, the state-led housing development could supply only a 

third of the housing demand in Hanoi at the time (Drakakis-Smith & Dixon, 1997; 

World Bank, 2011) Accordingly, the state announced an entirely new housing policy 

in 1987, which is called as “the state and the people work together (Nha nuoc va 

nhan dan cung lam)” policy. As of that point on, the state officially abjured its 

obligation for housing provision to the people as a socialist country. This result led 

to a reform of the relevant laws, with which people could possess not only housing 

ownership but also Land Use Rights Certificate (LURC) as personal property (Labbé 
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& Boudreau, 2011). Even though the socialist regime did not allow property 

transactions before the Doi Moi, there it was prevalent that small-scale illegal 

housing transactions in the illicit market (Phe, 2002). Under the circumstance, the 

Law on Land of 1993 had firstly defined the term of “Land Use Rights (LURs)”, and 

it made market transactions of LURs among the people, and public organizations 

(Hoang Linh et al., 2018).   

Therefore, a private person has been commonly able to trade in Land Use Right 

Certificate (LURC) known as “Red Book” or “Pink Book” at the private land 

market.10 The “Red Book” refers to the LURC, which was issued by the Ministry of 

Natural Resources and Environment (MONRE) from 1989 to 2009.  While it 

ensures legitimate land use right, land privatization among private people has 

accelerated because there is no actual term of validity specified in most of the holders 

for residential use. The Pink Book, on the other hand, was issued by the Ministry of 

Construction (MOC). It was initially a certificate of house ownership. However, it 

has substituted the red book since 2009, as the state integrated two different 

certificates of land and housing into the new pink book (JICA, 2007). As a result, 

the state control capacity based on public land ownership has gradually weakened in 

Hanoi.    

Under the legal reforms, privatizations of housing property made substantial 

changes in the urban housing environment. Firstly, there has been a boom in private 

and self-built housing development by individual households (Boothroyd & Phạm, 

2000; Forbes, 2001). However, most of these small-scale housing construction 

activities, such as modifications of own property, or land transactions, were 

officially illegal; the government just overlooked it for the housing supply to the 

significant demand (Koh, 2004). As a result, more than 90% of the houses in Hanoi 

were not registered lawfully in the 1990s. Secondly, a large-sized land plot owned 

by public institutions, such as ministries, army, and public companies, were allotted 

                                            
10 The Light Law Firm Vietnam, Retrieved from http://luatsuthudo.vn/phan-biet-so-hong-
va-so-do 
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and transacted to the ordinary people; they were mostly their employees (Labbé & 

Boudreau, 2011).  

Moreover, the privatization of public land led to the accelerations of the self-build 

housing development boom in Hanoi. Thirdly, as the urban population increased 

rapidly, the idea of the New Urban Area Development in the peri-urban area of 

Hanoi had been established by the government (DiGregorio, 2011; Gough & Tran, 

2009; Nguyen et al., 2016). As a result, conversions of farmland into the developable 

land for the large-sized housing development have proliferated since the 1992 

(Labbé & Boudreau, 2011).   

After the introduction of the private property system, the market economy in real-

estate development has been available. It stimulated people to ameliorate their 

housing environment more actively so that they could increase the value of housing 

assets. Because of housing shortages, the government did not intensively control 

illegal housing construction boom in Hanoi since the Do-Moi (Quinn, 2014; Tran & 

Yip, 2017; UN-Habitat, 2014). Therefore, constructions of self-built row houses and 

remodeling have predominated both city center and the peri-urban area. It is 

presumably to be estimated that more than 70% out of the entire houses were 

constructed or remodeled illegally by private people (Geertman, 2007). It is 

remarkable in the existing urban area, in which most of the houses were densely 

constructed exceeding the building coverage of land plot. Resultantly, housing space 

expanded vertically not horizontally by voluntary and illegal remodeling (World 

Bank, 2011).  

For instance, the changes in housing floors over time shows the widespread 

tendency of vertical expansion of houses in Hanoi. While the majority of private 

houses were single story and two-story house by the 1980s, six or seven-story private 

house have become in general after the 1990s (Figure 10). In this way, housing 

owners used expanded space of their house either for the extra income by the lease 

or for new housing space of their enlarged family by the marriages of the children 

(Gough & Tran, 2009).   
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Figure 10. Typical Case of Vertical Expansion of Private Row-house in Hanoi 
Source: World Bank (2011) 

Banerjee and Duflo (2011) explained that a lack of financial accessibility among 

the low and middle-income groups in the developing countries makes an extension 

of a house as an attractive savings instrument. A similar phenomenon, widely 

observed in Hanoi, can be read in line with this explanation (Figure 11). It is 

noticeable that the boom of housing extension works has continuously increased 

since the privatization of housing property as the means to the personal asset increase 

(McGee, 2009; Quinn, 2014). Regarding the fragile condition of private finance 

service, the preference of the row-house can be interpreted as a common tendency 

of the developing region in housing development (World Bank, 2015). Besides, this 

tendency also restraint to the expansion of slums, while most of the houses were 

built as self-built type (Quinn, 2014). 

However, widespread private development has led to the scarcity of urban 

infrastructure. Therefore, the degradation of settlement conditions among urban 

residents has been rampant. While the mismatch in housing supply and demand has 

improved through the increase of private development boom of row-houses, urban 

sprawl has been intensified with a reckless land-use transition at the edge of the 

existing urban area (Bertaud, 2013; Geertman, 2007; Nguyen et al., 2016). For 
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instance, the chronic traffic congestion by the lack of transport infrastructure is good 

evidence that shows the current challenge of urban sprawl (World Bank, 2011). 

 

 

Figure 11. Typical Housing Extension Construction in Hanoi  
Source: Author 

Therefore, the housing provision policy through collective public housing has 

diminished precipitately since the Doi Moi. Furthermore, the existing public 

apartments had been privatized. As the occupants of the apartment changed to the 

de facto owner of their home, they began to remodel their houses. For instance, add 

an own kitchen and toilet inside the house are the typical type of remodeling because 

the public apartment was initially designed to share basic housing facilities (Figure 

12). Extending living space was also prevalent among the apartment owner. Merging 

each flat side by side into one single house was a typical extension work. It was 

remarkable among the owners in ground floors of the apartments because it was easy 

to build an annex on the public space alongside apartment block. Besides, the ground 

floor housing had an extra advantage in converting residential space into a 

commercial facility, which is common in row-houses as “shop house” or “tube house” 

(Gough & Tran, 2009; Phuong, 2011).   
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Figure 12. Changes of Floor Plan in Socialist Public Apartment: Typical Layouts 
of Collective Housing (left); Remodeled Floor Plan with Large Extension to 
Previous Shared Space (right)  
Source: Gough and Tran (2009); Tran and Dalholm (2005) 

Correspondingly, there have been changes in housing traits of public apartments 

since the housing privatization policy proclaimed. The housing environment of them 

has been switched into that of private houses. Vertical expansion of previous public 

apartment was restricted because of distinctions in building structures comparing to 

row-houses. However, it is also in common the illegal housing remodeling activities 

such as housing space extension, merge of separate houses, and transition of the 

ground floor into commercial use (Gough & Tran, 2009; Tran & Dalholm, 2005). 

The result indicated the fact that the apparent advantages of collective housing, such 

as well managed residents’ public facilities, relatively better securities, and 

convenience in housing management diminished among pubic apartments (Figure 

13). 
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Figure 13. Transformation of the Ground Floor in Socialist Public Apartment after 
the Doi Moi 
Source: Gough and Tran (2009); Tran and Dalholm (2005); Author 

3.3.2. Emergence of the New Urban Area Development 

The rapid urbanization of Hanoi since the 1990s gives rise to issues such as urban 

sprawl, infrastructure deficiency, and the housing shortage. Unlike rapid growth of 

the city’s population, the urban infrastructure such as water supply, sanitation, 
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transport, and amenity does not meet the demands of the influx of urban population. 

Therefore, the state suggests housing alternatives to prevent exacerbation of urban 

housing condition; high-rise apartment complexes equipped with housing 

infrastructure in NUAs are suggested as alternative housing prototypes for its 

modernized capital city (Luan, 2014; Thang, 2001). 

Interestingly, there is another firm intention of the state that lies behind the 

emphasis of high-rise apartments complexes. According to the Korean experts 

participated in a bilateral technical cooperation project on the New Urban Area 

master-plan, most of the politicians in Hanoi enthusiastically prefer high-rise 

apartment as a symbol of economic growth of the city.11 Furthermore, it is also a 

distinctive feature of this model that the state insists apartment complexes rather than 

the pre-dominated apartment housing type in other countries: medium-rise and 

single-attached apartment, or high-rise single detached apartment (Figure 14).  

 

Figure 14. Typical Single-detached Apartment in the Cities of Asian Countries: 
Manila, Philippines (left), Dhaka, Bangladesh (right)  
Source: Lee, Sang-back, Joe Hyungue 

                                            
11 Official Note of Korea Intentional Cooperation Agency (KOICA) for the meeting on the 
evaluation of Hanoi New-town feasibility study project (December 27, 2001) 
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During the development of the NUA based housing development policy, the 

concept of state intervention approach has been evolved in various stages. At first, 

the government has carried forward the redevelopment of previous socialist low-rise 

apartments into the high-rise housings through the state-affiliated companies in the 

2000s (Geertman, 2007). However, the fact that the land-use right certificates 

appertain to the current residents made it challenging to demolish previous socialist 

housings for rebuilding a new high-rise apartment in the same place. Furthermore, 

as the urban area has gradually expanded, most of the socialist collective housing 

sites which were built at the urban fringes in the past has become central urban areas 

of Hanoi (Figure 9). These facts lead to the housing speculation by previous residents 

who are supposed to be beneficiaries of new apartments. Therefore, they transact 

their right of residency to other private people who are seeking for investment outlet 

in overheated real estate market.   

After the series of redevelopment trials, the government initiated a new approach 

in the peri-urban area of the city; the New Urban Area development model was 

introduced. The main idea of this model is to develop new urban districts consisted 

of high-rise and high-density apartment complexes with proper infrastructure based 

on the master-plan or comprehensive plan by the central government (Labbé, 2014; 

Phe, 2015; Thang, 2001). Under this initiative, the government proposed a new 

vision of its future urban environment through long-term master-plan of the 

city(Horen, 2005; Logan, 1995). Even though the state claimed government-led, 

entrepreneur-driven planning scheme, the majority of the implementing entities were 

still closely connected to the public sector: former state-owned construction 

companies and a joint venture between a state company and foreign developers (Tran, 

2014).   

The first master-plan of the city after the Doi Moi was established in 1992 by the 

People’s Committee of Hanoi. In this plan, the city conceived an idea of the 

expansion of the urban area to the north of the Hong river for long-term city 

development. A self-contained urban residential area with the neighborhood of high-
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rise apartment was introduced as a basic residential unit of the new urban 

structure(Labbé & Boudreau, 2011; Leaf, 1999). The master-plan of Hanoi had been 

evolved over time and officially confirmed in 1998 with the target year of 2020 

(Mizuno et al., 2000). This master-plan was followed by the housing development 

plan of Hanoi from 2000 to 2010, which promoted high-rise and high-density 

apartment neighborhood in the NUA for the efficient land-use, and underscored an 

affordable housing supply (Tran, 2014). 

As the proliferation of the urbanization in Hanoi, the state revised antecedent 

master-plan in 2007 with an expansion of the city border (JICA, 2007). In this 

revision, the south-western area of the city was designated as a future urban 

development direction while the previous plan accentuated the northern area of the 

city. The revision also resulted in reorganization of administrative districts of Hanoi; 

the city area officially expanded from 921 km² to 3,345 km² in 2008.  

After then, the current Hanoi Capital Masterplan to 2030 was established in 2010 

as a part of the 100th anniversary as a capital city. A large group of international 

experts, including Korean planners, developed the plan aiming for a global city by 

2050. The Key features of this plan are: to reserve 70% of Hanoi as a permanent 

protected green area for the sustainability of the city; and to make an urban structure 

based on the development of NUAs in the peri-urban areas of Hanoi. According to 

the announcement of Hanoi Department of Construction, there are 152 NUAs 

covering the area of 44,406, and about two million inhabitants lived there in 2012 

(Luan, 2014).   

Under the series of comprehensive plans, the People’s Committee of Hanoi has 

been pursuing to make a new Hanoi by mainstreaming high-rise apartment 

complexes in NUAs. By the way, it required a substantial amount of budget 

expenditure. However, the fiscal condition of the government was in fragile status 

after the failure of an experiment of a socialist economic system by the 1990s. In 

order to overcome such drawbacks, the state promoted a private sector driven NUA 

development (Labbé & Boudreau, 2011).  
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Since then, the Vietnamese public-private partnership (PPP) development model 

has been established, which divides the roles between government and private 

developers. In this model, the state holds the authority of centralized planning while 

the private sector implements actual housing development based on the guideline of 

the local government. Furthermore, even though the state did now provide a financial 

guarantee for the profitability of the private companieås, the private developers, 

including foreign companies invested in a commercial high-rise apartment project 

in a fever in the 1990s. Labbé (2014) claimed that the land policies which allow 

land-use right transaction among the private people made it possible to induce 

private sector participation in NUA development. This kind of unique features in the 

land tenure system of the socialist transition country are the key factors that make 

PPP mechanism work in housing development.  

In the initial stage, the state preferentially considered foreign investors as housing 

developers. The government expected not only the financial investment on the 

commercial housing projects but also the capacity building based on the knowledge 

and experience of the Newly Industrialized Countries (NICs) in Asia for large-scale 

urban housing development with high-rise apartment. Investors in the NICs which 

were eager to participate investment on their neighbor country also considered that 

the commercial housing development project is a good magnet for investment. As a 

result, a large number of NUA housing development project launched in the 2000s 

by foreign developers from Indonesia, Singapore, South Korea, and Taiwan (Labbé 

& Boudreau, 2011).    

The first and pioneering commercial NUA project in Vietnam was “Phu My Hung 

New Urban Area” project in Ho Chi Minh City (HCMC) by CT&D group of Taiwan 

in 1993; it has been considered as one of the successful foreign development in the 

NUA projects (Huynh, 2015; Kim, 2016). With a great success of the PMH project, 

the local government of Hanoi wanted to replicate the model into its peri-urban area, 

which is mostly agricultural land at the time. It led to an establishment of a joint-

venture company with Ciputra group of Indonesia to develop an NUA called 
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“Ciputra Hanoi International City (CHIC)” alongside the West Lake: an urban 

development project of 390 ha for 50 thousand people (Nguyen, 2011). By and large, 

these two projects indicate a prototype of NUA development today and influenced 

in succeeding NUA projects in Hanoi (Figure 15).   

 

 

Figure 15. The Prototype of New Urban Area Housing Development in Vietnam: 
Phu My Hung New Urban Area in HCMC (left), Ciputra Hanoi International City 
(right)  
Source: Author 

Today, the CHIC is recognized as one of the best residential areas in Hanoi, which 

is renowned for its luxury high-rise apartment, villas, international school, and 

infrastructures. However, expensive housing price of the CHIC allows only 

expatriates, and Vietnamese emerging capitalist class to reside this place; as a result, 

it is now regarded as a luxury gated community (Luan, 2014).   

The case of the CHIC indicates that there are certain constraints to achieve 

centralized planning goals which aim to ameliorate overall urban housing 

environment and to proliferate affordable housings among the urban residents (Leaf, 

2015; Luan, 2014). The government demanded the mass-production of high-rise 

apartments in the NUAs to private developers in order to supply affordable houses 

for the lower and middle-income class households.  However, commercial 

developers such as foreign investors and private construction companies preferred 

to develop large-size apartments, luxuries villas, and large-scale commercial 

facilities for the upper-income class. The private companies primarily seek profit 
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securing rather than fulfilling the minimum criteria of the policy guideline, which 

are designed to achieve national goals.  

As a result, the gap between the local government and the foreign developers in 

the implementation process resulted in the difficulties of negotiations for further 

Foreign Direct Investment (FDI) based housing development. Besides, as a 

consequence of the Asian economic crisis in 1997, the NUA development through 

the FDI scheme was on a downswing (Labbé & Boudreau, 2011). 

3.3.3. Dominance of High-rise Apartment Complex 

Thus far, it has been examined the factors behind the emergence of apartment 

housing in Hanoi from the historical perspective on housing development. However, 

it remains unsolved why the government chose a high-rise and high-density 

apartment complex as a means for the new urban housing vision responding to the 

rapid urban population growth since the 1990s. In order to proceed with in-depth 

research into the issues, the study focuses on the facts that the government has 

exerted to ameliorate inefficient urban land-use by urban sprawl after the Doi Moi.  

Past research finding identified that the government wanted to change primary 

housing type by apartment instead of conventional row-house; it strongly urged to 

allocate apartment more than 60 percent of the built surface of the NUA (Labbé & 

Boudreau, 2011). Additionally, simultaneous development of urban infrastructures 

such as education facilities, public parks, roads, water supply, and drainage system 

is a substantive objective of the master-plan approach for the NUA development 

(Luan, 2014). Another ostensible reason for apartment promotion policy is an 

efficient use of urban space in terms of population density (Labbé & Boudreau, 

2011).  

In order to verify the proposed merit of NUA in terms of population density, the 

study probes into the density comparison between the NUAs and existing residential 
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districts of Hanoi. Two central districts and four NUAs in Hanoi were chosen for 

comparison. The former mostly consists of row-houses while the latter represents 

large-scale urban housing development mixed with residential, commercials, and 

business areas.  

The comparison result indicates that despite a primary housing type in NUAs is 

high-rise apartment, and the population density is not as much as dense than that of 

old-town districts (Table 1). That means the NUA model does not necessarily 

provide a higher population density, which is considered a more efficient urban land 

use in the initial planning stage. As a result, it is likely to be assumed that the reason 

for the emergence of the apartment complex in master-planning is mainly aiming for 

the residential environment improvement against deterioration of housing quality.  

Table 1. Density Comparison between Existing Urban Area and New Urban Areas 
in Hanoi  

Types District/ 
NUA 

Area 
(ha) Population Density 

(person/ha) 
Development 

Period 

Existing 
Urban 
Area 

Hoan Kiem 529 160,600 303.6 - 

Dong Da 995 420,900 423.0 - 

Ba Dinh 921 247,100 268.3  

Hai Bà Trưng 1,026 318,000 309.9  

Average 762 290,750 326.2 - 

New 
Urban 
Areas 

Ciputra 301 50,000 166.1 2002-2018 
Splendora 264 35,000 132.5 2009-2020 
My Dinh I 228 23,987 105.1 2013 
My Dinh I 197 26,991 137.0 2013 
Average 248 33,995 135.2 - 

Source: M. J. Kim, SeoRyeung; Cho, Eunhyung (2017); Hanoi Statistical Yearbook 
2017; www.splendora.vn; www.ciputrahanoi.com 

Regarding the degradation of urban housing environment in Hanoi, it can be 

understood as a part of national wide changes since the 1980s. First of all, the 

average living space per capita has been substandard due to the rapid and continuous 

influx of rural people into the cities. In total, 68 percent of urban housing units had 

a living space of less than 60 m², with an average of 44 m² per unit nationwide in 
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1999 (UN-Habitat, 2014). In addition to that, brisk urbanization caused a boom of 

unsafe and structurally vulnerable self-built houses in the peri-urban area of major 

cities. General Statistics Office of Vietnam categorized houses in four types based 

on structural safety: Permanent, Semi-permanent, Temporary, and Simple type 

(Table 2).  

Table 2. Housing Typologies by Structural Stability in Vietnam 

Category 
Stable Vulnerable 

Permanent Semi-
permanent Temporary Simple 

Definition 

All three main 
structural 
elements, 
supporting 

columns, roof and 
walls, consist of 

sturdy types 

Two out of three 
structural 

elements are 
made of sturdy 

categories 

Only one of the 
three structural 

elements 
belonging to the 
sturdy category 

All three 
structural 

elements are 
classified as 

flimsy 

Type 

Apartment 
Single-detached 

(Shop-house, 
Tube-house, Alley 

House) 
Villas 

Single-detached 
(small single-

storey or at best 
G+1) 

Precarious 
squatter housing 

Precarious 
squatter 
housing 

Location NUA 
City center 

Existing Urban 
Area 

Urban Fringe 

Urbanizing 
villages urban 

fringe 
Slum (canals) 

Urbanizing 
villages on 

urban fringe 
Slum (canals) 

Source: General Statistics Office, UN-Habitat (2014) 

Permanent type mostly stands for an apartment in NUAs and a simple detached 

house in a recent year, while the other types are applicable toward structurally 

vulnerable houses which are built voluntarily by private homeowners. The analysis 

of housing production by housing stability categories in Hanoi over time also shows 

the share of vulnerable houses out of total households increased rapidly during the 

2000s (Table 3). 

Under these circumstances in Vietnam, the urban infrastructure of the Hanoi was 

at the marginal stage with uncontrolled urban sprawl in the 2000s. The boom of 

private driven housing development after the Doi Moi led a sudden increase of 
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residential areas; they are located at mostly out-skirt of the previous urban center, in 

which precedent urban infrastructures such as road network, water supply, sanitation, 

and urban amenities are absent (Leducq & Scarwell, 2018). 

Table 3. Year Administration of Houses in Hanoi 
(Unit: household, %) 

Year of 
Administration Total Houses Stable Houses Vulnerable Houses 

Total 
1,543,604 1,371,017 172,172 

100.0% 88.8% 11.2% 

Before 1975 
124,403 113,028 11,364 

100.0% 90.9% 9.1% 

1975-1999 
781,362 715,572 65,721 

100.0% 91.6% 8.4% 

2000-2009 
926,861 782,747 144,029 

100.0% 84.5% 15.5% 
Data Source: Vietnam Population and Housing census 2009, General Statistics 
Office 
Note: Vulnerable housing category includes households reside in Semi-permanent, 
Temporary, and Simple houses 

As a result of the state intervention for promoting apartment development after 

the 2000s, commercial apartment development has increased continuously since 

2000. Recent housing census data shows that about half of the constructed apartment 

today have built since 2000. Regarding the fact that most of the public housing in 

the 1960s are still in use today, and there are no many thoroughgoing 

redevelopments of existing apartments in Hanoi, most of the apartments today began 

to construct in earnest after the Doi Moi (Table 4). However, the share of the 

apartment out of total housing types is still minimal; it only posses 2.9% in total 

housing stocks in 2016 (Table 5).  
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Table 4. Households Distribution by Dwelling Year and Types of Housing  
(Unit: %) 

Region 
Original Built Year 

Total Before 
1975 

1975 to 
1999 

2000 to 
Present Missing 

Whole Country 4.0 36.5 58.7 0.7 100 
Apartment 17.9 38.3 42.3 1.5 100 
Detached Housing 3.9 36.5 58.9 0.7 100 
Villas 2.9 14.6 82.4 0.2 100 

Urban Area 7.1 36.8 54.8 1.3 100 
Apartment 18.5 38.7 41.3 1.5 100 
Detached Housing 6.6 36.7 55.3 1.3 100 
Villas 4.1 16.9 78.8 0.2 100 

Rural Area 2.5 36.4 60.7 0.4 100 
Apartment 3.5 25.7 70.2 0.5 100 
Detached Housing 2.5 36.4 60.7 0.4 100 
Villas 0.3 9.6 90.1 0.0 100 

Source: The 1/4/2014 Viet Nam Intercensal Population and Housing Survey: Major 
Findings Report, General Statistics Office 

Table 5. Area of Housing Floors Constructed by Types of House  

(Unit : thousand m²) 

Housing Types 2005 2008 2010 2012 2014 2016 

Total 
33,370 57,911 85,885 81,313 89,843 102,488 
100% 100% 100% 100% 100% 100% 

Apartment 
1,592 2,058 4,559 1,844 2,326 2,982 
4.8% 3.6% 5.3% 2.3% 2.6% 2.9% 

Private House 
31,778 55,853 81,326 79,469 87,517 99,506 
95.2% 96.4% 94.7% 97.7% 97.4% 97.1% 

Villa 
- - 650 - 379 833 
- - 1.9% - 1.1% 2.5% 

Source: General Statistics Office 
Note: Private House includes self-built row-houses 

To sum up, the dominance of a high-rise apartment in the housing policy of Hanoi 

is likely to be seen as a strategic choice of the government to develop a new urban 

environment corresponding to the new era of market socialism. In particular, it is 

remarkable that the reason for choosing a specific housing type is not only to use 



 

47 

land more efficiently but also to reveal the concept of modernity in the urban 

environment. 

3.4. Summary of the Main Findings 

This chapter begins with a question on the historical background of the emergence 

of apartment complex oriented housing development initiative in Hanoi. The crucial 

factor in the introduction of exogenous housing type is derived from the housing 

policy that promotes apartment development. In the process, the government has 

intentionally and continuously prioritized apartment as a new housing prototype for 

society. As a result, the idea of apartment development has been consolidated as a 

modernized housing type in Hanoi, where row-houses have been predominant over 

time (Figure 16). 

 

 

Figure 16. Historical Evolution of Housing Development Policy in Hanoi 
Source: Author 

There are substantial differences in the characteristics of housing development 

between the pre and the post-Doi Moi period. Literature reviews show that the first 

advent of the apartment in Hanoi is originated from the socialist housing system in 

Changes in 
Housing 
Policy

Doi Moi
New Urban 

Area 
Development

1980s 1990s 2000s

Development of New Urban Areas 
(NUAs) with High-rise Apartment in 

the Peri-urban Area of Hanoi

Centralized
Master-plan

Private Sector 
Mobilization

Housing 
Divide

Economic 
Growth

Rapid 
Urbanization

Urban Sprawl

Socialist  
Housing 
Provision

Limited Policy 
Impact

1960s

Collective Public 
Housing

2010s

Property 
Privatization

Apartment 
Complex

Advent of 
Apartment

Developmental State Model



 

48 

the 1960s. It is clear that socialism and the influence of the Soviet Union directly 

affected the introduction of apartment complexes.  

However, it is still ambiguous why the private driven, high-rise apartment 

development in NUAs of Hanoi has been prioritized by the government, although 

the people have widely and overwhelmingly accepted self-built row-houses.  

Examination on the historical context of the housing development in Hanoi shows 

there are common traits of housing provision policy in terms state intervention 

approach. As a socialist transition country opening to a market economy, Vietnam 

allows housing development by the private sector for achieving its policy goal for 

housing supply. By the way, it is thoroughly controlled and mobilized by the 

government. For instance, centrally planned NUA master-plan by the state plays a 

significant role to induce private sector for achieving the national housing 

development strategy.  

 

 

Figure 17. Hypothetical Proposition on the Different Factors of Apartment 
Oriented Housing Development in Hanoi 
Source: Author 
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As a result, the advent of apartments in NUAs shows different traits comparing to 

the previous public housing development model by the 1980s, even though they 

share similar target in terms of the housing development (Figure 17). In order to 

make an in-depth examination on the issue, this study will highlight on the 

government intervention in NUA housing development of Hanoi in the following 

chapters, based on the developmental state model illustrated in Chapter 2. 
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Chapter 4.  
Government Intervention in New Urban Area 
Housing Development of Hanoi 

4.1. Goals of Housing Development Policy 

As has been discussed in chapter 2, the strategic intervention of the government 

through industry promotion policy in a market economy is a critical trait of the 

developmental state model. In the process, the state plan must include quantitative 

and qualitative goals and objectives in a limited period. This approach follows the 

conventional way of a strategic framework, which is working as a rolling plan 

combined with the Plan-Do-Check-Act cycle.  

It is noteworthy that the state-led housing development policy has continuously 

existed since the beginning of the Socialist Republic of Vietnam. However, the aims 

of policy have been changed rapidly. For instance, housing provision was an 

obligation as well as the responsibility of the society in the socialist regime before 

the Doi Moi. Followed by the Soviet model of housing provision, the government 

aimed to provide a complete housing supply for the people.  

On the other hands, the government of transitional Vietnam changed its role in 

housing supply as a promoter to the market since the 1990s. In line with this, the 

state proposed goals and objectives to achieve through the market mechanism. By 

and large, the role of the government become a policy initiator and facilitator for 

more effective intervention effect on the market.  
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Regarding the housing supply policy, People’s Committee established “Hanoi 

Housing Development Program to the Year 2010” in 1997. The primary goal of the 

program was to cope with endemic lack of housing supply at the time. Also, it was 

designed to improve urban housing environment through simultaneous development 

both urban residential infrastructure and housing; it aimed to supply affordable 

apartments to all income brackets. 

Under this program, there are two primary objectives for achieving a strategic goal; 

total housing production in terms of the floor area, and housing quality in terms of 

average floor area per person are proposed (Table 6). On top of that, the government 

presented overall resource mobilization targets by the budget plan; most of the 

financial resources are supposed to be provided by public finance. However, the lack 

of a systematic monitoring and evaluation capability of official entities for 

implementation was a potential weakness of the plan.  

Table 6. Major Indicators and Targets of the Hanoi Housing Development Program 
to the Year 2010 

(Unit: m², %) 

Indicators Strategic Targets 
2000 2010 

Annual Housing Supply (m²) 2.13 to 4.70 million 12.60 to 18.00 million 

Average Floor Area (per person) 5.5 8.0 

Overall Required Investment 690 billion VND (USD 59.6 million) 

- Sale of State-owned housing 200 billion VND (USD 17.3 million) 

- State Budget 450 billion VND (USD 38.9 million) 

- Rent Fee of Public Housing  40 billion VND (USD 3.5 million) 

Source: Housing Development Plan to the Year 2000 to 2010 (Mizuno et al., 2000) 
Note: The program is established in 1996 by the People’s Committee of Hanoi; The 
amount of US dollar converted costs are calculated by the exchange rate of the year. 

This approach led to establishing a five-year National Strategy on Housing 

Development in 2011 by the prime minister. In line with the national Socio-
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economic Development Strategy, the strategy announces long-term goals of the 

housing development policy in three directions.  

Firstly, the state identifies its role as a promoter of the housing provision through 

the market economy while rendering social policy for the political stability of the 

society. Therefore, the mobilization of the private sector in order to social security 

related to the housing shortage becomes a priority of the regime.  

Secondly, the strategy stresses the social housing for the vulnerable social group 

such as low-income households, students, industrial park workers, and inhabitants 

in areas prone to natural disasters and inundation. Regarding the previous 

beneficiaries of the public housing in the socialist regime, which mainly focused on 

the public officials, and persons with meritorious services to the revolution, the 

government assures social housing as a means of housing policy from a universal 

perspective.  

Thirdly, the strategy proposes a new housing prototype of the housing 

development; the emphasis on high-rise apartments is in priority for the housing 

provision plan. Furthermore, the state encourages apartment for commercial lease 

instead of housing purchase.  

Based on the strategic directions, there are targets and indicators for each 5-year: 

from 2011 to 2015, and from 2016 to 2020 respectively. The annual supply of new 

housing is a primary strategic target in terms of quantity. The strategy sets up an 

objective of 100 million m² of new houses in terms of floor area every year by 2020. 

Regarding the average household size and target of the average floor area per person, 

it is about 1.2 million units of new houses per year. Thus, the target of each five-year 

plan is 6 million new houses by 2015, and about 5 million new houses by 2020 

respectively. Considering the case of the housing provision plan of South Korea, it 

is very similar in terms of the quantities.12   

                                            
12 South Korea set up a target through “The Second 5 Million Housing Construction Plan 
from 1993 to 1998.” 
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Meanwhile, the state proposes a vision of the new housing development strategy 

through the indicators related to the housing quality: housing type; average living 

space; structural stability of house; the share of rental housing; diffusion of hygienic 

latrine; and social housing supply (Table 7). In this strategic plan, the state firmly 

clarified apartments as universal housing type for the metropolitan cities in Vietnam. 

For instance, the strategy intends to diffuse the apartment more than 90% of the 

newly built houses in Hanoi by 2020. Additionally, the strategy set up an annual 

supply of social housing both in quantity and in housing type. Ten million m² of new 

social houses are supposed to be built regarding this plan; it is 10 percent of the total 

supply of new houses nationally.   

Table 7. Major Indicators and Targets of the National Strategy on Housing 
Development 

(Unit: m², %) 

Indicators Strategic Targets Note 2011-2015 2016-2020 
Annual Housing Supply (m²) 100,000,000 100,000,000 Floor Area of 

Newly Built 
Houses 

Annual Social Housing Supply 
(m²) 10,000,000 12,500,000 

Rate of Firmly Build Houses    
- National wide 62% 70%  
- Urban Areas 65% 75%  
- Rural Area 60% 65%  

Average Floor Area 
(m² per person)    

- National wide 19.0 22.0  
- Urban Areas 22.0 25.0  
- Rural Area 6.0 12.0  

Proportion of Apartments (%)   Out of Total New 
houses 

- Special-grade City 80 90 Hanoi, HCMC 

- Grade I, II City 50 60 
Can Tho(I), Da 

Nang(I), Hai 
Duong(I) 

- Grade III City 30 40 Cam Pha, Tan An 
Proportion of Rental Houses (%) 20 30 Out of Total New 

houses 
Source: The National Strategy on Housing Development through 2020, with a Vision 
toward 2030 
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Based on the in-depth investigation on the national strategies, it is identified that 

the state underscores its long-term goal of NUA development with a particular 

indicator such as apartment supply rate out of annual housing production. However, 

the institutional basis for the New Urban Area development goal, which has been 

emphasized in previous studies and media, was rather vague; there is no precise 

definition of the indicators. Moreover, the amount of floor area of the constructed 

houses does not allow the government to control the housing stocks by the number 

of household units. 

Therefore, the study conducted interviews with a local university professor of 

urban planning in order to identify more fundamental foundations of the NUA 

housing development model.13 The expert confirmed that the NUA oriented urban 

development policy originated from the Hanoi master-plan since the very first one 

after the Doi Moi, which is established by the government over time. This argument 

strongly supports the review of the master-plan shown in the following study. Labbé 

and Boudreau (2011) noted that; 

To achieve higher occupation densities, the master plan further stipulated that 

60 percent of the built surface in these projects ought to be occupied by high-

rise apartments. Along with the imposition of these new residential forms, the 

master plan required that KDTMs be ‘complete’ neighborhoods, including 

schools, parks, daycare facilities, and other public services. 

Additionally, the professor affirmed that the local planning experts take for 

granted that apartment complexes oriented NUA housing development is the best 

alternative for mass housing production while making efficient use of limited urban 

space and improving poor housing conditions simultaneously.   

To conclude, the housing development strategy shows similar aspects of industry 

promotion strategy of the developmental state model concerning the strategic plan 

                                            
13 The interview was conducted in Seoul with Professor Tú Anh Trinh, a Head of Regional 
and Urban Planning Department of Ton Duc Thang University on July 27, 2019 
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with specific targets. The government stresses on housing right of the people and 

proposes specific indicators which provide baseline and target to evaluate the 

success of the strategic plans. Besides, it is identified that the Hanoi master-plan 

since 1992 consistently provide housing development vision of the state with an 

underscore on the NUA housing development. 

4.2. Government Intervention Structure 

4.2.1. Planning Elements of Government Intervention 

As has been illustrated in the previous studies on the case of South Korean 

developmental state, there is a state intervention structure which is consisted of a 

statutory basis, a pilot agency, and a policy goal for housing development. A 

statutory basis functions as an initiator of housing development; it mobilizes the 

private sector in line with policy objectives. A pilot agency is a vital element of the 

developmental state that oversees incentive-control scheme of the state over the 

market (Johnson, 1982). A policy goal proposes strategic targets and indicators of 

economic and social development, both qualitatively and qualitatively. In line with 

this, the study explores a similar structure in the housing development approach of 

the government in Hanoi.  

In this regard, the study examines three relevant laws in Vietnam, which directly 

control private housing development: the law on urban planning, the law on land, 

and the law on housing (Kwon, 2009; Nguyen et al., 2018).  

One, the law on urban planning is a legal basis for the centralized planning 

authority of the state. It classifies levels of planning with different scales: region, 

city, and district. The law also empowers different government entities and local 

authorities as main agents by respective planning stage.  
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Two, the law on land controls overall management of the public land ownership, 

including land allocations to private developers and land-use change. It also 

designates land control authority to local authority.  

Three, the law on housing is a crucial element for achieving the government’s 

goal of housing development in terms of housing supply. The incentive-control of 

the state over the housing market is directly controlled by the housing law, including 

housing types, affordability, and supply.  

Among these laws, the planning law and the land law play significant roles in the 

NUA housing development, by which the regulatory bodies and implementing 

agencies are determined. The laws also empower authorities to approve permits such 

as housing development project, constructions, and detailed planning. In this way, 

the government sets up goals and objectives of the housing development based on 

these laws.  

4.2.2. Regulatory Bodies and Implementing Agencies 

There are three government ministries under the prime minister intervening in the 

housing development: Ministry of Planning and Investment, Ministry of Natural 

Resource, and Ministry of Construction (Quang & Detlef Kammeier, 2002). These 

government bodies collaborate with local authorities for overseeing the planning and 

development of NUAs (Figure 18).  

Firstly, the Ministry of Planning and Investment (MPI) supervises national 

housing development planning in line with the socio-economic development plan of 

the country. Its role is very similar to the pilot agency of the East Asian NICs in the 

1980s; it controls other government entities as well as the private companies of 

particular industries. The ministry draws up the Five-Year Socio-Economic 

Development Plan, in which the government proposes goals, objectives, and 

significant indicators for the sectoral development.  
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Figure 18. Structure of State Controls on Urban Development in Hanoi 
Source: Author; Law on land; Law on Housing; Constructing Law; Hoang Linh et 
al. (2018); Thien Thu and Perera (2011) 
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Secondly, the Ministry of Natural Resources and Environment (MONRE) is in 

charge of land-use certificates and land transactions management. As a socialist 

country, the Vietnamese public land ownership is guaranteed by the constitution. 

However, ever since the privatization of land-use right after the land law revision in 

1993 makes complicated conflicts of interests among the various members of the 

society (Labbé, 2014). In this regard, the ministry represents public control on the 

land-pricing framework; allocation system; and empowerment of the right of 

eminent domain. 

Lastly, the Ministry of Construction (MOC) is a leading body for creating 

comprehensive urban planning. The ministry directly manages each level of 

planning in terms of spatial development. It is noteworthy that there is a group of 

elite bureaucrats under the ministry which supervises master-plans of the city; the 

Vietnam Institute for Urban and Rural Planning (VIUP) is a technocratic entity of 

the state for establishing city planning in collaboration with both the public sector 

and the private sector. Under this structure, the Ministry of Construction leads the 

master-plan approach in different scales; Regional Planning in regional scale; 

General Planning in city scale; and Zoning and Detailed Planning in district scale. 
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4.3. Measures of Incentive-control Scheme for Private Sector 
Participation  

4.3.1.  Land Provision Control: Public Land Ownership 

Vietnam has been recognized as a transitional country since the Doi Moi policy 

proclaimed in 1986. The policy allows a market economy while the country sticks 

to a socialist system in politics. As a result of the transition, the socialist land policy 

changed dramatically in the 1990s. Basically, as a socialist country, Vietnam 

clarified in the land law that the land belongs to the state. This fundamental 

foundation has continued from its constitution to the current land law. According to 

article 5 of the law on land, “Land belongs to the entire people with the State as the 

representative owner”. 

The most critical change in the land tenure system is the revision of land law in 

1993; since then land use right and land ownership are separated by law (Thien Thu 

& Perera, 2011). Although the state still possesses land ownership, public 

organizations, private companies, and private person own the land use right 

certification by approval of the local government. Furthermore, inheritance, 

transaction, and cession of land between private people had become officially 

available by law (Gillespie, 1998; Nguyen, 2010). 

There are three types of official land cessions in Vietnam: land conveyance 

method including auctions and bidding; free allocation as compensation for 

expropriation or as propulsion means for specific projects; and transactions of land-

use right in the land market (Hoang Linh et al., 2018). Primarily the land market 

deals with the Land-Use Right Certificate (LURC) of the private people, which are 

endowed by the state since the change of land law in 1993. In the initial stage of 

housing property privatization, the state endowed private men with the land for 

private housing and agricultural purpose (Geertman, 2007).  
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The public land ownership provides substantial authority to the government for 

urban development. In addition to that, the state has continued to reinforce control 

authority to the land with a series of the land law revisions since the 1990s; the law 

empowers local government to manage land acquisitions, allocations, and land-use 

change. People’s committee, as a representative of the state, has authority for the 

land-use certification management.  

Besides, the land law clarifies conditions of land-use control, which was 

previously defined with ambiguous terms: “public interest and national security”. 

The land law revision in 2003 proposes more specific conditions for an application 

of the state authority. It allows people’s committee to change the land-use of 

agricultural land when the total area is less than 200 ha (Labbé, 2014). After then, 

the revision in 2007 mitigates the conditions of land expropriation: for crucial 

economic development; for residential areas; or economic development in urban 

areas and rural residential areas. Even though the state has an influential authority 

on land development, the government does not sufficiently provide developable land 

for large-scale NUA due to the lack of public finance. Furthermore, it could not be 

expected public infrastructures such as roads, water supply, and drainage in the 

supplied land by the government.  

As a result, in the early stage of the introduction of the NUA development scheme, 

local governments sought financial resources from foreign investment and Official 

Development Assistance (ODA). However, the project financing from these sources 

was limited throughout the 1990s (Labbé, 2014; Laurent, 2001). Therefore, the 

government pays attention to the peri-urban agricultural land for implementing its 

housing development scheme (Laurent, 2001). It seems relatively easy in terms of 

expropriation of land at a low cost in the socialist society; the state put compensation 

expenses at the level of 30 to 70 percent of the market price (World Bank, 2011). 

After then, the government allocates acquisitions to the State-Owned Enterprises 

(SOEs) for NUA development (Gillespie, 1998). The SOEs, such as Hanoi 

Construction Corporation (HANCORP), and VINACONEX establish a detailed plan 
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in line with the centralized master-plan of the government. Then they attract private 

construction companies with a supply of large-scale developable land for housing 

development in low price (McGee, 2009).  

During this process, the local government exercises its authority to certificate land 

leasing conditions with preferential treatment. These measures can be enormous 

attractions for the private sector to involve in the implementation of centralized 

planning because it influences directly on the profitability of private companies. The 

private companies, in this regard, competes each other seeking for better conditions 

of location in the peri-urban area of Hanoi because it is open to negotiating with the 

local government for the land-use assignment and certification of land-use planning 

permit, and building construction permit (Hoang Linh et al., 2018; Labbé & 

Boudreau, 2011; Leducq & Scarwell, 2018). In this method, the state can construct 

an incentive scheme for resource allocation for mobilizing private companies.   

On the other hands, the state also put a control scheme over the hybrid land market, 

in which the land-use right certifications determine project profitability. There are 

two primary control measures for achieving policy objectives: land-for infrastructure 

scheme; and negotiation mechanism. 

Land-for-Infrastructures mechanism is a barter system between the state and the 

private companies for the supply of developable land. In this mechanism, the 

government selectively chooses specific companies for NUA housing development, 

which can provide residential infrastructures and amenities  (Labbé, 2014). The key 

to this mechanism is that the government provides only the land without extra 

expenses from the government budget. Instead, the state indirectly imposes the 

burden on the private sector, which is seeking and competing for developable lands 

at a prime location in lower costs. 

The negotiation mechanism is a sort of land allocation system. Although there are 

auctions and biddings, and free allocation methods for land, the negotiation between 

local government and the private land user is a big part of the land-use-right 

conveyance process in Hanoi. Hoang Linh et al. (2018) noted that; 
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“In Vietnam, this is also known as the ask-give mechanism (co che xin cho) in 

which decisions regarding land allocation and the conditions and fees for land 

leasing are determined by developers and local governments behind closed 

doors.”  

With this control scheme, the government can guide the private sector to achieve 

its policy goals of housing production quantities as well as the intended housing type: 

high-rise and high-density apartment neighborhoods integrated with NUAs.  

4.3.2. Centralized Planning: Master-plan Approach 

It is noteworthy that the Vietnamese government has stressed on the NUA model 

since the 1990s as a solution for the rapid urbanization, as well as a means for the 

improvement and modernization of urban housing condition in Hanoi (Labbé & 

Boudreau, 2011). The government has maintained a firm authority over the planning 

of urban housing development and proposed a new vision of urban development 

through the master-plan approach (Horen, 2005; Logan, 1995).  

However, unlike the previous housing development model before the Doi Moi, 

the housing provision becomes a primary role of the private sector. In line with this, 

Law on Housing, Law on Urban Planning, and social housing policy work 

conjunctly as primary arms for the implementation of the centralized master-plan, 

which directly and indirectly affect the profitability of the private companies. As has 

been described in section 4.2.2, a series of legal instruments provide a robust 

foundation of the incentive-control scheme of the government.  

The Law on Urban Planning categorized as an officially approved urban planning 

in four different levels: Regional Planning, General Planning, Zoning, and Detailed 

Planning. The Regional Planning shows a long-term vision of the capital city; a 15 

to 20 year based plan is established at this level. VIUP, a leading government entity 

under the MOC, takes charge of the supervising the establishment of master-plan. 
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Through the master-plan, the government proposes an urban development strategy 

and directions. Furthermore, the MOC revises it periodically as a rolling plan 

corresponding the changes in the urban environment.  

In the case of Hanoi, the first master-plan of this kind is one of 1998. The MOC 

organized an international competition for the planning of the capital city (Labbé, 

2014; Leducq & Scarwell, 2018). What is interesting is that the state selectively 

adopted ODA (Official Development Assistance) from the East Asian NICs, which 

were recognized as representing cases of the developmental state model in the 

academia of international political economy. As a result, South Korean government 

involved to the revision of the first Hanoi master-plan in 1998 with an ODA project 

followed by the revisioning of the master-plan by Japanese ODA in 2007 (JICA, 

2007; KOICA, 2001). The revision was conducted with an official urban territory 

expansion in 2008. The current one is the Master Plan for Hanoi to 2030, vision to 

2050, which is established by an international joint-venture (Figure 19). 14  

Meanwhile, the local government also supervises urban planning from the city-

scale to the district-scale. Similarly, the VIUP conducts to make each level of 

planning in collaboration with the People’s Committee under the People’s Council. 

The public sector oversees relatives plans based on the master-plans: land-use plans; 

construction plans; technical infrastructure plans; and sectoral plans. At this stage, 

the government determines locations and basic concepts of the NUA in which a high-

rise and high-density apartment complex is a critical element of the neighborhood. 

At the same time, the regional authority decides a land-use change of peri-urban area 

for promoting the NUA development designated in general planning.   

                                            
14 It is approved in Decision No. 1259/QD-TTg dated 26/7/2011(Leducq & Scarwell, 
2018). 
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Figure 19. The Hanoi Capital Construction Master-Plan to 2030 and Vision to 
2050 
Source: Vietnam Institute for Urban and Regional Planning (VIUP)  
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Lastly, there is Detailed Planning under Zoning plan, in which the private sector 

actively involved in its establishment. The process begins with the public land supply 

by public authority; the local government exclusively provides developable land for 

large-scale housing development to the SOEs in Hanoi. Then the SOEs collaborate 

with private sectors for the establishment of the Detailed Planning; usually, domestic 

construction companies and foreign developers join to the projects at this stage. 

Finally, private companies make Detailed Planning of their commercial housing 

development project in line with Zoning and General Planning. In the process, the 

local government has an authority to approve detailed planning proposed by the 

private sector, including housing type, density, and technical infrastructure.   

Under the circumstances, a merit-based legal support policy gave a strong 

attraction to the private sector seeking a profit from the housing development project. 

There are three types of incentive-based policies associated with the master-plan 

approach: a tax exemption for the private developers of NUA housing; the 

concessional rate of interest in commercial loans for social housing development; 

and the housing advance sale with official guarantee scheme. As a direct means to 

control the profitability of housing project in NUA, the Vietnamese housing law 

allows a tax exemption; when a private company develops a high-rise housing 

complex for implementing the master-plan of NUA, the land use tax is exempted for 

three years (Geertman, 2007).  

Previously, there was no consent definition of social housing in Hanoi before the 

Doi Moi. Public housing policy aims to provide for selective classes of the society 

at the time: soldiers, veterans, officials, and state employees (Labbé & Boudreau, 

2011). The revision of the Law on Housing in 2005 and the relevant decrees15 firstly 

defined a concept of the social housing in Vietnam (Quynh, 2011).  

The current law on housing also specifies its definition in Article 50 and 51. It is 

differentiated from the previous one in that additional eligibilities for social housing 

                                            
15 Decree No.90/2006/NĐ-CP (September 6, 2006) and the Decree No.71/2010/NĐ-CP  
(June 23, 2010) 
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are included: individuals living in low income, people in poverty or near poverty in 

urban areas; households or individuals subject to land withdrawal and land clearance 

as prescribed without any compensation in form of housing or residential land by the 

government; and students. Unlike previous public housing provision policy, social 

housing policy proclaims that the state provides affordable housing for the majority 

of the people under the middle-income class.  

Furthermore, the state provides more merits for a social housing development 

project by the housing law such as exemption from land levies and land rents; 

exemption from land levies and land rents; exemption and reduction of a VAT and 

a corporate income tax (Table 8).16 The emergence of social housing in housing 

policy signifies changes of the government approach to housing provision. 

In line with these changes, the new social housing promotion policy launched in 

2012, which is called “VND 30 trillion stimulus package” (Asia News Monitor, 

2013). With this policy, the private construction companies participated in a social 

housing project in the NUA development take advantage of long-term based 

concessional loans with a fixed interest rate of a maximum of 6%. Moreover, the 

private companies also have benefit in commercial loan; Loan-To-Value (LTV) rate 

with 70 to 80 percent for 15 years of the repayment period applies to them (World 

Bank, 2015). Considering the regular commercial loan rate, which is almost double 

to the concessional one, these advantages make private construction companies more 

competitive in the housing supply market.  

In addition to that, the government supports private companies which participated 

in social housing projects with indirect means of financing; the housing advance sale 

is available to the tenants of social housing (Hoang Linh et al., 2018). With a 

guarantee of the National Bank for Investment and Development of Vietnam, the 

tenants of social housing lend money with a concessional rate for their down 

payment before the completion of the housing construction. It is also available for 

                                            
16 Article 58 of the Law on Housing 
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their housing purchase after a certain period of the lease. As a result, the private 

sector can reduce the burden of commercial financing. Instead, they can mobilize it 

from their customers from the beginning of the project if their projects meet the 

guideline of social housing allocation by the law.  

Table 8. Incentives for Private Sector Participating in Social Housing Development 
 

Categories Incentives 

Tax 
Exemption 

• Land use levies and land rent fees  
• Preferential value added tax rate as specified in the Law on 

Value-added Tax 
• Exemption, reduction, and preferences of corporate income 

tax rates in accordance with the Law on Corporate Income Tax 
2003. 

• Reduction of corporate income tax in case of followings: 
- Construction costs for company housing for the workers 
- Rental cost for employees' accommodation 
- Repayment for the loans of the company for construction or 

rent fee of employees' accommodations 

Financing 

• Investment credit support from the following sources:  
- preferential loans 
- Interest rate subsidy 
- Loans from the housing development fund or housing 

saving fund  
- Subsidy by the provincial People‘s Committee on the 

repayment of a private developer to the commercial loans  

Technical 
Support 

• Support for the capital resource designated to the 
infrastructures of social housing development projects. 

• Grant support for following technical support: 
- Standard floor plan of social housing 
- Architectural design of social housing 
- Development consulting 

Source: Quynh (2011), Government Decree No.71/2010/NĐ-CP (June 23, 2010) 

On the contrary, there is also a robust control scheme for the private sector. Private 

companies working for the NUA project must initiate its housing development 

project no later than a year. It is a corresponding obligation of the private sector for 

acquiring a legitimacy land-use right of the developable land, in which the master-

plan allocates residential areas for the high-rise apartment (Geertman, 2007).  
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Furthermore, the government also imposes some conditions to private companies 

such as the social housing quotas, and the compulsory contribution of the developed 

residential land equipped with infrastructure. As per the guideline of the state, the 

private companies allocate 30 percent of the total houses in its project as social 

housings. Otherwise, it is allowable to provide 20 percent of the developed housing 

site as a donation to the local authorities (Tran, 2014).  

The permission authority of the local government, inter alia, is the most important 

and intensive control measure of the state for pursuing the implementation of 

centralized master-plan, by which the commercial housing development projects 

begin. In this regard, a negotiation process behind the closed door between the urban 

planning bureau of the local authorities and the private companies is a crucial 

challenge for proceeding housing projects based on the initial plan.  

4.4. Discussions 

This chapter focuses on the reasons why the government of Vietnam underscores 

apartment complex oriented New Urban Area development in the housing 

development of Hanoi. The critical research question deals with the distinction in 

origin between the previous pubic apartments influenced by the Soviet Union and 

the New Urban Area after the Doi Moi. The housing development model of the 

developmental state was proposed as an analytical framework to explain the origins 

of the current housing development. Figure 21 illustrates the state’s intervention 

structure in the housing development in Hanoi as an answer to the research question. 

The main findings of the research are as follows. 
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Figure 20. State Intervention Structure of the Incentive-Control Scheme for 
housing Development in Hanoi  
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One, the study identifies pieces of evidence in the apartment complex oriented 

NUA housing development of Hanoi in accordance with the state intervention model 

in the developmental state; analysis on the state intervention structure provides 

incentive-control scheme through public land ownership and master-plan by the 

public authority. Besides, some clear strategic goals and objectives by the 

government; the public authority approve housing development project proposals by 

the private sector in terms of both quantitive and qualitative measures. Albeit the 

state announced a free-market system in housing development after the Doi Moi, the 

government does not allow the market to decides specific housing type and location 

of New Urban Area. Instead, the state conducts both to promote and to control the 

private sector for achieving policy goals through the control authority of the 

developable land supply. In this regard, the developmental state model provides a 

valid foundation to understand the housing development of market socialism in 

transitional Hanoi.  

Two, this study clarifies the government entity and the structure corresponding to 

the pilot agency in the developmental state by analyzing the current structure of 

public controls on urban development in Hanoi. As the researches on the 

developmental state highlighted embedded autonomy through the pilot agency, the 

study finds out a similar structure in the current planning mechanism in Hanoi. In 

line with this, the Vietnam Institute for Urban and Rural Planning (VIUP) under the 

Ministry of Construction plays a critical role for housing development, which is 

equivalent to the pilot agency for substantial planning controls in policy 

implementation.  

Three, the state underscores social housing policy not only for the right to 

adequate housing of traditional beneficiaries but also for affordable housing 

provision to most of the urban residents in Hanoi. Admittedly, there are core values 

of the social house in the relevant policies which highlights certain classes of persons. 

However, it is distinctive in some traits that the policy stresses on the affordable 
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housing development through commercial housing in NUA, which are differentiated 

from the previous public housing development before Doi Moi.    

To conclude, the emergence of the high-rise apartment complex oriented NUA 

housing development in Hanoi can be a result of the state intervention approach. The 

government pursues leveraging private sector participation for achieving the 

government goals for affordable housing provision. In the process, direct land supply 

controls and the incentive scheme for the mass housing production by government 

results in the dominance of apartments in NUA housing development. 

Previous studies merely focused on the socialist housing policy before Doi Moi 

to explain the factors behind the emergence of NUA apartment development. 

Regarding the past research findings, this study has an essential point of difference 

in that the state intervention model is highlighted to explain the current NUA 

development. In conclusion, apartment complex development in NUAs in Hanoi can 

be seen as a general outcome of the state intervention scheme in the transitional 

economy rather than a mere result of the introduction of the exogenous style of 

architecture. 

On the other hands, on-going expansion of urban sprawl with self-build row-

houses in peri-urban areas of Hanoi indicates that there is some malfunction in the 

policy implementation. As specified in the introduction, it seems that the 

representing housing types and dwelling conditions are divided into two groups in 

the current NUAs in Hanoi: a well-equipped high-end residential neighborhood in 

NUA; and haphazard housing development in reckless urban sprawl. Therefore, the 

following chapters will verify the current housing development condition and 

illustrates the factors behind them. 
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Chapter 5.  
Results of State Intervention in New Urban Area 
Housing Development 

5.1. Current Housing Supply in Vietnam 

The government of Vietnam has emphasized the apartment as a modernized 

housing prototype for its New Urban Area development. In line with this approach, 

the National Strategy on Housing Development emphatically declares apartments as 

an architectural solution to the rapid urban population growth and exacerbation of 

the housing environment. 

 

 

Figure 21. Floor Area of Newly Constructed Houses by Housing Types  
Data Source: General Statistics Office 
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However, the official statistics show that the actual dissemination of the apartment 

in the commercial housing market has been very limited at the national level. The 

share of the apartment out of total floor area of the newly built houses decreased by 

2.9% in 2016 from 4.8% in 2005 (Figure 21). The result reflects the fact that the 

supply of self-built row housing has increased significantly in the housing market 

while the construction of apartments has increased gradually. By the way, the same 

statistics show that 22.6% of the newly built apartment in 2016 is social housing. 

Moreover, 80.0% of newly constructed social housing in 2016 are apartments, which 

are constructed by private developers participated in the social housing promotion 

policy (Table 9).  

Table 9. Current Social Housing Production in 2016 

(Unit: thousand m² of Housing Floor Area, %) 

 Total Housing 
Production Apartment Private 

House 
National Target for Annual Housing 
Production 100,000 - - 

Total Floor Area of Constructed 
Houses 

102,488 
(100.0%) 

2,982 
(2.9%) 

99,506 
(97.1%) 

Comparison to Annual Target 102.5% - - 

Total Constructed Floor Area of 
Social Housing 

841 
(100.0%) 

673 
(80.0%) 

168 
(20.0%) 

National Target of Annual Social 
housing Production 2,500 2,500 - 

Comparison to Total Constructed 
Housing 0.8% 22.6% 0.2% 

Comparison to Annual Target of 
National Strategy 33.6% 26.9% - 

Data Source: Statistical Yearbook of Viet Nam 2014-2017, General Statistics Office; 
The National Strategy on Housing Development Through 2020, with a Vision 
toward 2030 

On the other hands, the high-rise tendency of apartments has been broadly 

observed in a nationwide. The government has focused on the high-rise apartment 

as a vital component of the NUA housing development. Therefore, the master-plan 
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approach aims to provide apartments in the planning stage, which are higher than 

nine stories high by more than 60 percent of whole houses in the NUA (Tran, 2014). 

As a result, there have been remarkable changes in floor levels of the house. The 

analysis based on the data of official census data shows that there is no significant 

gap between the low-rise and high-rise apartment in 2010. However, the gap is 

glaringly evident in the recent data; the production of high-rise apartments is more 

than five times than the other one (Figure 22). 

 

 

Figure 22. Changes in the Height of Apartments Nationwide  
Data Source: General Statistic Office 
Note: The share of each group is calculated based on the housing floor area of newly 
constructed houses in the year. 

Concerning the fact that the housing choice preference of the people is still one-

sided to the low-house, it is not likely to be easy to achieve ambitious policy target 

on the dissemination of the apartment immediately. The official survey result 

indicates that among the people who want to buy or rent a house for the next three 

years, row-house still occupies the majority of their expected housing type (Table 

10). 

Additionally, the central government sets the national target for social housing in 

terms of quantity. The national strategy indicates an objective “to strive to build at 

least 10 million m² of social houses to create accommodation for low-income earners 

in urban areas” from 2011 to 2015. The target increases to 12.5 million m² in the 
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second stage from 2016 to 2020; the annual targets of social housing provision are 2 

million m² by 2015, and 2.5 million m² by 2020 respectively. Besides, the strategy 

also aims to prioritize apartment in social housing supply; it emphasizes to provide 

social housing with mostly apartments in its objectives.  

Table 10. Nationwide Housing Preference of Potential Homebuyers for the Future 
Housing Type 

(Unit: %, thousand households) 
Housing Preference Total Less than 70m² 70m² and over 

Apartment 12.5% 
(n=70) 

54.2% 
(n=38) 

45.8% 
(n=32) 

Row-House 87.5% 
(n=489) 

55.0% 
(n=269) 

45.0% 
(n=220) 

Total 100.0% 
(n=559) 

54.9% 
(n=307) 

45.1% 
(n=252) 

Data Source: The 1/4/2014 Viet Nam Intercensal Population and Housing Survey: 
Major Findings Report, General Statistics Office  
Note: Housing preference is yield from the national housing survey data requested 
by households answered to buy or rent housing in the future three years. 

The official statistics of housing construction can grasp the current condition of 

social housing supply. In this way, the achievement of the initial targets of the 

national strategy can be monitored. The recent statistics show the progress of social 

housing production since 2013. Regarding the annual supply target in terms of 

constructed housing floor area, it is still very far from achieving relative targets. 

During the last four years, the annual supply of social house has reached 34.2% of 

the target on average. On the other hand, there has been a partial success in the 

dissemination of apartment type social housing. The share of the apartment in social 

housing reaches more than 80% in 2015, which means the policy objective resulted 

in the mainstreaming of an apartment in social housing.  

The official statistics provide the total housing floor area and the number of total 

units of social housing by year and by type; these data provide an average housing 

floor area of the apartment type social housing. The result indicates that there is an 
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improvement in housing quality; the average floor area of a social house increased 

from 55.3m² in 2013 to 62.9m² in 2016, which is an increase of 13.7%. Despite the 

progress over the last couple of years, it is still below the national standard for the 

social housing; the standard floor area is 70m² per house, which is specified in the 

law on housing, decree, and the circular by the ministry of construction (Table 11). 

Table 11. Social Housing Production by Types of Houses 
(Unit: m², %)  

 2013 2014 2015 2016 Total 
Total Floor Area of 
Completed Social 
Housing (m²) 

722,783 954,532 1,226,926 841,031 3,745,272 

Apartment 574,435 640,133 1,017,539 672,855 2,904,962 
Portion of 
Apartment (%) 79.5% 67.1% 82.9% 80.0% 77.6% 

Number of Social 
Houses (unit) 13,073 18,315 21,324 13,373 66,085 

Average Floor Area 
(m²/unit) 55.3 52.1 57.5 62.9 56.7 

Comparison to 
National Standard of 
Floor Area (70m²) 

79.0% 74.5% 82.2% 89.8% 81.0% 

Comparison to 
National Provision 
Target* 

28.7% 32.0% 50.9% 26.9% 34.2% 

Data Source: Statistical Yearbook of Viet Nam 2014-2017, General Statistics Office; 
The National Strategy on Housing Development Through 2020, with a Vision 
toward 2030 
Note: National standard of social housing floor area referred to the Law on Housing 
2005 (Article 47, Clause 1 and 2); The Decree No.71/2010/NĐ-CP dated June 23rd, 
2010 by the government (Article 36, Clause 1); and The Circular No.14/2009/TT-
BXD dated June 30th, 2009 by the Ministry of Construction (Article 3); * 2 Million 
m² of annual social housing production by 2015, and 2.5 Million m² 2020 

One important aspect is the dominance of social housing in apartments production. 

As has illustrated in chapter 4, there has been a change of definition on social housing 

in relevant laws. This change leads to the change of government approach to social 

housing from a budget housing supply or lower income class to the affordable 

housing policy for the middle-income group. In line with this, the 30 trillion VND 

stimulus package for social housing development launched in June 2013. While the 
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government stresses more on social housing production, the private sector focuses 

on large-sized luxury housing; thus, the high-end apartment complexes are 

oversupplied in the market.  

The critical components of the program are financial support for the commercial 

developers and the beneficiaries; 30% of the total financial resources are allocated 

for developer loans and 70% for mortgage loans of beneficiaries, respectively. It is 

designed for three years by 2016, and the beneficiary group received loans with a 

concessional rate of 50% of average commercial lending rate; the maximum ceiling 

is 6% which is about half of the commercial rate (World Bank, 2015). Moreover, the 

private construction companies participating the social housing development receive 

other advantages such as the reduction in VAT and an exemption of land-use tax 

(Asia News Monitor, 2013).  

As a result, the portion of apartment type social housing out of total apartment 

supply in Vietnam increased drastically by 43.8% in 2015 (Table 12). However, at 

the end of the 30 trillion VND program, the share of social housing out of the entire 

apartments production drop down to 22.6% in 2016. Besides, the weak public control 

over the selection of social house beneficiaries makes a significant amount of illegal 

appropriation. Recent news article claims that illegal beneficiaries in the central 

cities have misused about 35.5% of the social housing apartments (Asia News 

Monitor, 2016). 

Table 12. The portion of Apartment Type Social Housing in Total Apartment 
Production 

 

 2013 2014 2015 2016 
Total Floor Area of 

Apartment Production (m²) 3,361,000 2,326,000 2,324,000 2,982,000 

Social Housing Production 
by Apartment (m²) 574,435 640,133 1,017,539 672,855 

Portion of Social Housing in 
Apartment Production (%) 17.1% 27.5% 43.8% 22.6% 

Source: General Statistics Office 
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On the other hand, achievement in the housing quality target is not bad thus far. 

The average housing floor per person is a representative indicator in this regard. 

Conventionally, the Vietnamese government officially declared the minimum 

required housing floor, which is 14 m² per person (UN-Habitat, 2014). However, 

most of the people did not live in places that meet the nationally recommended 

standard. For instance, most of the income groups in 2004 stayed in smaller houses 

than the minimum size in the housing floor area. Only upper-income classes could 

afford to live somewhat spacious houses that are slightly bigger than the minimum 

average (Table 13). 

Table 13. Average Dwelling Area by Income Quintile 
(Unit: m² per person, %) 

 Income Quintile Q5/Q1 Q1 Q2 Q3 Q4 Q5 
2004 10.0 11.5 12.9 14.6 18.8 

1.88 

Comparison of Housing 
Floor Area to the 

Minimum Required 
Space (14m²) 

71.4% 82.1% 92.1% 104.3% 134.3% 

Comparison of Housing 
Floor Area to the 

National Target of 
Dwelling Area by 2015 

(22m²) 

45.5% 52.3% 58.6% 66.4% 85.5% 

2014 15.2 18.4 20.8 23.6 30.7 

2.02 

Comparison of Housing 
Floor Area to the 

Minimum Required 
Space (14m²) 

108.6% 131.4% 148.6% 168.6% 219.3% 

Comparison of Housing 
Floor Area to the 

National Target of 
Dwelling Area by 2015 

(22m²) 

69.1% 83.6% 94.5% 107.3% 139.5% 

Source: General Statistics Office; The National Strategy on Housing Development 
Through 2020, with a Vision toward 2030; (UN-Habitat, 2014) 

Moreover, comparing to the current target of the housing floor per person, not any 

income quintile could live in houses that meet the minimum housing space per 

person. On the contrary, the housing condition has been improved dramatically in 
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terms of space during the last decade. A similar analysis of the housing space 

condition in 2014 shows that most households in Vietnam now live in the place 

larger than the minimum housing space. Even in the lowest income group, people 

can live in a place more spacious than the minimum. Even though the majority of 

the houses does not meet the national target of housing space yet, the statistics 

provide positive outlooks in middle-income class. 

Considering achievements thus far, the strategic approach in average housing 

space contribute to obtaining a certain level of success. However, the gap between 

the top and the bottom income group has been widened. Regarding the current 

housing divide phenomena in Hanoi, there is room for the supplement of the current 

national strategy in terms of social equity.  

On the other hands, it is arguable whether the indicators sufficiently represent and 

lead the universal housing quality of the people. In this regard, it is strongly 

requested to propose other targets intertwined with housing quality. Current national 

housing strategy also proposes structural stability of the house and the rate of 

households using hygienic latrines. However, it is yet to seek because those targets 

are not challenging considering the average living condition of the country.  

5.2. New Urban Area Housing Development in Hanoi 

There has been a considerable amount of housing supply corresponding to the 

rapid urbanization of Hanoi since the Doi Moi. As has been discussed, state 

intervention through the master-plan approach plays a substantial role in the mass 

production of apartment housing. Admittedly, it is still on-going for the 

implementation of NUA master-plans. However, it is not clear whether the strategic 

goal has been achieved successfully or not in terms of both affordability and 

universality in the housing culture of Hanoi.  

Therefore, it is important to evaluate the current progress of housing development 

based on national strategy and plans. In this respect, the indicators such as the share 
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of the apartment out of total housing stock, and the portion out of annual housing 

supply are essential. Furthermore, whether the proliferation of apartments gives rise 

to the amelioration in a housing environment or not is another crucial point to deal 

with the evaluation of the policy impact. However, the official statistics provide only 

limited data regarding these questions. Thus, this study schematically analyzes the 

overview of current progress based on the official statistics; secondary data from the 

business report in the real-estate industry; newspapers; and interviews with various 

stakeholders in the housing market are widely used. 

Unlike national housing statistics, official statics in the city scale allows minimal 

ranges of indicators to monitor the current housing environment in Vietnam. Some 

critical data were reviewed, corresponding to the current national housing strategy 

after examining various official statistical data. First of all, the share of the apartment 

out of total housing stock in Hanoi is scanty, although the exact share of the 

apartment out of the annual housing production is not identified clearly. The recent 

housing census data indicates that 8.5% of entire houses in Hanoi are apartments 

(Table 14). On the other hands, the same statistics show that it is the highest rank 

among all cities and region in Vietnam, including HCMC. That is to say, the 

dissemination of apartment housing in Hanoi is at the head at the national level. 

Table 14. Percentage of Household by Housing Type 

(Unit: %) 
 Apartment Row-house Villa 

Whole Country 1.4 98.5 0.1 
Urban 4.0 95.8 0.2 
Rural 0.1 99.9 0.1 
Hanoi 8.5 91.3 0.2 
HCMC 5.2 94.4 0.4 

Source: The 1/4/2014 Viet Nam Intercensal Population and Housing Survey: Major 
Findings Report, General Statistics Office 

In order to compensate for the limited official data, various housing property 

market data from the private sector are collected to estimate the current trend of 
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apartment production on an annual basis.17 The result of the analysis shows that the 

share of apartment supply in the housing market of Hanoi has increased consistently 

since 2010. According to the analysis based on the secondary data, the share of 

annual apartment supply out of total newly constructed houses captured about 34.1% 

in 2017 (Table 15).  

Table 15. Percentage of Newly Constructed Apartments in the Annual Housing 
Supply of Hanoi  

(Unit: thousand m², thousand units) 
 2014 2015 2016 2017 

Annual Housing Supply 
Total, Hanoi (m²) 8,442 6,685 5,932 7,521 

Apartment Supply, Hanoi     
Annual Supply (unit) 21.5 23.2 23.0 27.0 
Unsold Inventory (%) 16.9% 13.9% 17.0% 17.5% 
Annual Supply 1,998 2,156 2,187 2,568 
Share in Annual Housing 
Supply (%) 23.7% 32.3% 36.9% 34.1% 

Data Source: JLL (2018), Result of the Vietnam household living standards survey 
2016, General Statistics Office 
Note: The number of house unit is calculated by the official statistics of the average 
size of household; average floor area per capita in Hanoi; and secondary data from 
the real estate industry report. 

The result of the analysis on the annual share of apartments also indicates that the 

total housing stock of apartment has been doubled from 65,000 units in 2014 to 

138,000 units in 2017. On the other hands, the unsold inventory of the apartments 

also has increased from 16.9% to 17.5% during the same period. This result strongly 

supports the idea that the increase of apartments in the housing market is undergoing 

to progress, whereas the supply of apartments through the state policy does not 

necessarily reflect real demand in the housing market. 

Additionally, there is a progress in housing quality indicators such as structural 

stability of the house, and average dwelling area per person. According to the official 

                                            
17 Commercial housing supply trend in 2017 from VAR (Vietnam Association of Realtors), 
and Vietnam Property Market Brief by JLL (Jones Lang LaSalle) are used for the broad-
brush analysis during the research 



 

82 

statistics, most of the houses in Hanoi reveals permanent type housing. Moreover, it 

is the highest level among the cities in Vietnam; the portion of permanent type is 

more than twice the national average, and more than triple that of HCMC (Table 16).  

Table 16. Percentage of Structural Safety of Houses by Regions in 2016 
(Unit: %) 

 Whole Country HCMC Hanoi 

National Target by 2015 65.0 60.0 60.0 

National Target by 2020 70.0 75.0 75.0 

Total 100.0 100.0 100.0 

Permanent 49.7 27.2 91.8 

Semi-Permanent 42.5 71.8 8.1 

Less-temporary 5.2 0.7 0.1 

Simple 2.6 0.3 - 

Data Source: The National Strategy on Housing Development Through 2020, with a 
Vision toward 2030; General Statistics Office 

Regarding the current national housing strategy, the current housing condition in 

Hanoi already meets the proposed target by 2020. Besides, the current average 

dwelling area per capita in Hanoi exceeds the national target too; It is the highest in 

the country (Table 17).  

Furthermore, a large share of the permanent type house in Hanoi shows the level 

of housing quality. Remarkably, Hanoi achieves superiority among other cities in 

Vietnam in terms of structural stability. Regarding the rapid growth of the city after 

the wars, the current superior condition in housing quality has resulted from the 

private house development boom after the Doi Moi. In addition to that, active 

intervention of the state in housing development has a substantial effect on the result 

because the level of apartments dissemination also ranked at the top in the whole 

country.  
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Table 17. Average Dwelling Area per Capita of Special Grade Cities in 2016 
(Unit: Floor Area, m² per person) 

 Whole Country HCMC Hanoi 

National Target by 2015 22.0 26.0 26.0 
National Target by 2020 25.0 29.0 29.0 

Total 22.2 20.7 25.8 
Permanent 24.7 26.9 26.2 

Semi-Permanent 20.8 18.3 21.1 
Less-temporary 14.8 12.9 19.2 

Simple 13.8 18.0 - 
Source: The National Strategy on Housing Development Through 2020, with a 
Vision toward 2030; General Statistics Office 

In conclusion, the state intervention strategy has achieved particular success in 

housing development through the apartment complex based NUA both qualitatively 

and qualitatively. Even though the current result does not meet the proposed national 

strategic targets, Hanoi is a leading city in terms of dissemination of apartments 

housing. Moreover, this result leads to the amelioration of the housing environment 

too. Admittedly, the national target of apartments supply is too challenging to 

achieve regarding the cases of other NIC countries. In this regard, it is clear that the 

current apartments development in Hanoi does not meet the ambitious goal of state 

intervention policy. 

5.3. Results of New Urban Area Development Policy in Hanoi 

5.3.1. Urban Sprawl: Proliferation of Self-built Row-houses 

As has been discussed in Chapter 3, the government allowed both privatizations 

of houses and transfer of land use right to private citizens after Doi Moi. Therefore, 

the urban sprawl of self-built row-house was already prevalent in the peri-urban area 

of Hanoi in late 1990 when the government initiated the New Urban Area (NUA) 

housing development. Furthermore, this phenomenon has accelerated continuously 
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even after the constructions of NUAs in the 2000s. Despite the state-driven master 

plan, the urban sprawl has increased steadily in the developable land designated as 

NUAs in the outskirt of the existing urban area of Hanoi (Figure 23).  

 

 

Figure 23. Urban Sprawl with Self-built Row-houses in the Peri-urban Area of 
Hanoi 2002 (left); 2018 (right) 
Source: Google Earth Pro, Author 

Regarding the urban sprawl, the restrictions in planning implementation of the 

master-plan approach are widely observed in the previous researches. 

Nonfulfillment of land-based barter system for the urban infrastructure by the private 

companies is a representing example of the gap between initial plan and 

implementation in the process of housing development (Hoang Linh et al., 2018; 

Labbé, 2014). On the one hand, it is explained as a side effect that happens during 

the planning implementation, which is caused by the dissatisfaction of private 

developers who are expecting high-return of their investment on the housing 

development project. As apartment complex development project does not guarantee 

high profits, they choose to sell their project site to other private persons by paneling 

out the land (Geertman, 2007). On the other hands, the weak public control on the 

unauthorized change of plan accelerates the reallocation of the land among the 

stakeholders in the private sector. Besides, the untransparent administrative 

Existing Urban Area Existing Urban Area
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procedures in urban development is also a crucial factor in the weak control of the 

public authority. 

Moreover, the hardening policy stance on social housing development in NUA, 

which control the size and payment condition of the new house, also decrease to the 

estimated benefit of the private sectors. As a result, the private developers who get 

the housing development permission can easily re-allocate developable lands to 

other private person for pursuing maximum profit; the land-use right transaction in 

the land market is expected more profit rather than the housing development project 

itself (World Bank, 2011). Based on various in-depth interviews with experts in 

housing industry Hoang Linh et al. (2018) noted that: 

Since the land allocated to developers through “under-the-table” negotiations 

has a lower price than its estimated market value, developers may choose to 

hoard the land to obtain speculative profits, rather than construct projects 

according to the promised schedule. (p. 13). 

The case of Tây Hồ Tây New Urban Area (Khu đô thị Tây Hồ Tây) in Từ Liêm 

district, which is one of the representing NUA projects in Hanoi shows the prevalent 

instance of changes of housing supply plan during the implementation. Regarding 

the initial master-plan, the place was designated as NUA of high-rise apartment 

complexes. For a comparative analysis on the changes between the initial plan and 

the actual implementation, the study intensively examined differences between the 

initial master-plan of the project in 2001 and the actual implementation in 2018 by 

examination on time-periodic satellite images of the site.  

The satellite image on the area in 2002 shows the planned NUA site was 

agricultural land before. Generally, this type of transitioned developable property is 

considered as optimum land for housing development because the expropriation of 

land is relatively simple rather than the existing residential area. However, the 

satellite view on the same site in 2018 identifies there is urban sprawl with row-

houses in the planned residential area (Figure 24). 
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Figure 24. Case of Newly Built Row-house Colony within the Planned Area in 
Tây Hồ Tây New Urban Area; Original Master Plan in 2001 (top); Site in 2002 
(bottom left); Implemented Result in 2018 (bottom right) 
Sources: KOICA (2001), Google Earth Pro, Author 

As a result, many of NUAs in Hanoi contains self-built row-house colony within 

the planned residential area for the apartment complex. Apartments are mixed with 

self-built houses while the necessary residential facilities such as access roads are 

not adequately supplied. Moreover, apartments are built not as a unit of a complex 

but an individual residential facility in the middle self-built row-houses. Figure 25 

shows the widespread of this kind of typical mixed area in Hanoi. 

Self-built row-house
(Urban Sprawl in 2002)

Self-built row-house
(Urban Sprawl in 2002)

Self-built row-house
(Urban Sprawl in 2002)

Self-built row-house
(Urban Sprawl in 2002)

Self-built row-house
(Urban Sprawl in 2018)

New Urban Area
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Figure 25. Single Apartment Building Zone within Self-built row-house Colony in 
NUA 
Source: Google Earth Pro, Author 

5.3.2. Deviation from the Initial Housing Supply Plan 

Another predominant phenomenon is a deviation from the initial master-plan of 

NUA development project after the approval of a local planning authority. Despite 

the government continually insists high-rise and high-density apartment complex as 

a modernized affordable housing prototype in the NUA, the private sector seeks to 

maximize development profit through the most lucrative housing type in the market. 

Albeit the public planning authority expects private developers to supply affordable 

housing through the apartment complex, the market demand on apartments is not 

that sufficient to assure a maximum profit of commercial developers (Jung & Lee, 

Existing Urban Area

Single Apartment 
Building Mixed with  

Self-built Row-house 
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2017). In practice, as a result, the initial plan approved by the local planning 

authority is easily violated by private developers for the quick profits of the projects. 

As has been discussed, the housing preference of the middle-income class in 

Hanoi still inclines to row-houses. Besides, the preference of the high-income group 

has gradually moved into the villa, an expensive and high-end detached housing 

types in the market, as the rapid economic growth of the capital city; a low-density 

luxury detached house with private courtyard and spacious bedrooms is a typical 

model of this type of housing. Therefore, changes in the initial plan are identified in 

the apartment complex construction plan in the NUAs of Hanoi. The case of Tây Hồ 

Tây New Urban Area development illustrates well a deviation from the original 

housing supply plan during the project implementation by the private developer.   

As shown in the original master-plan by the Korean construction company which 

officially obtained planning and development permits in 2001, the residential area 

of this NUA is consisted of high-rise apartment complexes from the beginning 

(Figure 26). The infrastructure equipped residential area was planned as a high-

density affordable apartment neighborhood with public facilities such as pedestrian 

walkway and neighborhood parks for the middle class. Most of the houses were 

supposed to be less than 100 m² with a population density of 361 persons per ha 

(KOICA, 2001).  

 

 

Figure 26. Housing Development Master-plan of Tây Hồ Tây New Urban Area in 
2001 
Source: KOICA (2001) 
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Figure 27. Actual Implementation of Tây Hồ Tây New Urban Area in 2018 
Source: Starlake Hanoi (www.starlake-hanoi.com) 

However, the actual implementation of the site shows substantial deviations of 

initial planning in terms of housing supply (Asia News Monitor, 2010). High-end 

villas replace the affordable high-rise apartments; thus, the overall population 

density of the site remains low level (Figure 27). As a result, the composition of 

housing types in the Tây Hồ Tây New Urban Area has changed substantially from 

the original plan in 2001. Whereas the initial plan was established to supply 

affordable housing for the middle-class households, the results of the project 

identified that the main focus of the project is shifted to providing large-sized, high-

end residential complexes for the high-income class (Table 18).  

Table 18. Comparison between Master-plan 2001 and Actual Implementation on 
the Selective Characteristics of Supplied Housings 

 
 Master-plan 2001 Actual Implementation 

Housing Units 3,424 801 
Population Density 
(persons per ha) 361 130 

Housing Type (%)   
- Apartment 100% 75% 
- Villa - 25% 

Floor Area (m²/%) 

50 m² 19.9% -  
80 m² 55.5% Below 100 m² 13.1% 

120 m² 24.6% 100 m² to 200 m² 65.4% 
-  200 m² to 300 m² 18.7% 
-  Above 300 m² 2.8% 

- Average Floor Area 83.3 m² - 144.5 m² - 
Source: Feasibility Study on the Hanoi New Town Development Project (KOICA, 
2001), Starlake Hanoi (www.starlake-hanoi.com) 
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This result also indicates that the policy intention does not influence entirely upon 

commercial housing development. Deviations of the housing supply plan during the 

implementation result in the dominance of large-sized housing supply in NUAs of 

Hanoi. Moreover, the national housing strategy indicator, which sets a total floor 

area of newly constructed houses as its target, appears to be failed to control the 

modification of plan by the private sector. Because it does not designate specific 

housing type, the overall housing supply target can easily be achieved only the 

supply of the high-end and large-sized housing rather than a large number of 

affordable housing supply. 

5.3.3. Large-size-oriented Housing Supply 

Literature reviews generally claims that the current apartment supply in NUAs of 

Hanoi is mainly focused on the high-end housing type rather than affordable one. To 

clarify current apartment supply condition, this study carried out focus group 

interview with specialists in the pilot agency for the housing development; two 

senior level officials in the Vietnam Institute for Urban and Rural Planning (VIUP) 

participated in the interview and provided evaluations on the current housing supply 

in NUA from the perspective of supply-and-demand mismatch in housing market. 
18 The officials indicated that the construction companies in Hanoi have mainly 

focused on the large-sized high-end apartment in the housing development project, 

which aims for the high-incomers and foreign expatriates. It is claimed that the 

average floor area of most of the new apartment houses in recent years is more than 

100 m², which is considered as a large-size home for individual household in Hanoi. 

According to the interview, due to the oversupply of large-sized apartments, many 

construction companies are too distressed to deal with the unsold inventory. 

                                            
18 The interview was conducted with Ms. Phan thi nham, a Deputy Director General and 
Ms. Linh Pham Thi Hue, a Director of Center for Construction Planning at the office of 
VIUP in Hanoi on January 27, 2015. 
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In order to verify the actual housing size supplied in NUAs, the official data of 

the standard housing floor area of the newly constructed flats are necessary. 

However, the current national statistics system does not report those data in the 

housing census. According to previous studies on the housings in Hanoi, the average 

floor area of apartments can be briefly estimated. Yoo et al. (2013) examined on the 

ten selected apartments in Hanoi and roughly calculated average housing floor of 

them as 149 m². Another research by Chung et al. (2018) estimated that the average 

floor area of apartments is about 103 m² based on the secondary data review of 187 

apartment complexes in Hanoi. Those results identify that the supply of apartments 

is concentrated in the relatively large-sized houses thus far. However, both studies 

do not sufficiently provide appropriate data for the comparative analysis because 

they highlighted typical apartment complexes in Hanoi no matter what their 

locations are either at the existing city center or the NUA.  

 

Figure 28. Locations of Selective NUA projects in Hanoi for the Analysis 
Sources: Google Earth Pro, Author 

Existing Urban Area
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Therefore, this study collected housing floor area data of the apartments in NUAs 

from popular websites of the real-estate companies and marketing brochures 

produced by developers for the in-depth investigation on the housing size. To this 

end, 252 unit plans of 24 apartment complexes in NUAs in 15 districts of Hanoi 

which have been constructed since 2010 were collected for the analysis (Figure 28). 

The study reviews on the unit plan of each apartment complexes to estimate 

relatively exact average housing floor, which reflects the component ratio of 

different housing size in the same apartment complex (Table 19) . 

Table 19. Basic Information of Selective Apartment Complexes in Hanoi  
 

Number of Districts 15.0 
Number of Apartment Complexes (NUAs) 24.0 

Number of Unit Plans 252.0 
Average Distance to the Existing City Center 8.0 

Note: Distance of each apartment from the city center is calculated by the distance 
from the Hoàn Kiếm Lake in Hanoi 

The result of the analysis identifies the average housing floor area in the 

contemporary apartments development projects as 94.7 m² per housing unit (Table 

20). It is relatively smaller than that of previous studies. In the one hand, it can be 

understood that there have been changes in apartment supplies from large-sized 

housing to the affordable one in recent years. The launch of social housing 

promotion policy in 2013 might affect the average floor area of the newly built 

apartments. This result clarifies the dominance of large-sized housing among the 

newly built apartments in NUAs is still valid. Regarding the fact that the state 

intervention policy intends to supply affordable housing supply through the mass 

production of apartments, the result identifies there are obvious restrictions in 

achieving strategic goals of the centralized planning. 
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Table 20. Descriptive Statistics of Housing Floor Area of Selective NUAs in Hanoi  

(Unit: m²) 
Mean Median S.D. Max. Min. 
93.6 87.5 38.1 323.2 45.0 

Note: Descriptive statistics of sample group are calculated based on the floor area of 
collected unit plans in the selective NUAs in Hanoi 

5.4. Summary of Main Findings 

This chapter has mainly dealt with the issues of how state intervention affects the 

current housing development environment in Hanoi. The main findings of the 

research are as follows (Figure 29). 

Firstly, given the targets of the national strategy on housing development, the 

current high-density apartment complex supply in NUAs of Hanoi is somewhat 

limited. Admittedly, there has been a certain level of achievement in terms of 

housing quantities both on a national scale and city scale. However, regarding the 

initial policy goals, which underscore overall improvement both in housing quantity 

and quality corresponding to the rapid increase of urban population, the current 

outcomes do not sufficiently satisfy housing demand in Hanoi. According to the 

analysis based on the secondary data of the real estate industry, the portion of 

apartments in annual housing supply remains far less than the target of national 

strategy. 

Secondly, despite the state intervention on the housing development market, the 

reckless urban sprawl has increased. This result indicates the weak public controls 

on the land-use right transaction market. Regarding the developmental state model 

in housing development, the predominant of urban sprawl in peri-urban areas of 

Hanoi reflects some failure for ensuring embedded autonomy of the government. 

This study also identifies the average housing size of the apartments in NUAs. 

Although the government consistently emphasize affordable housing supply, the 

result shows that the apartment in NUA converges on high-end homes. In line with 

a discussion on the embedded autonomy in a government planning capacity, the 
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result shows the vulnerability of the housing policy in Hanoi. Furthermore, a current 

private land-use transaction in the free market indicates that the land-use right is 

regarded as pseudo-property-ownership even in the transitional country with a 

socialist regime.  

Thirdly, Uncontrolled modifications in the initial plan by the private sector are 

widely observed during the implementation of planning. In particular, the emergence 

and expansion of high-end villas in NUAs are noticeable in terms of the housing 

type change during the planning implementation. Besides, an oversupply of the 

large-size-oriented apartment supply aggravates the profitability of the private 

developers because it does not meet the housing demand of ordinary households in 

Hanoi.  

The results of the analysis in this chapter are significant because it illustrates the 

current development status of the apartment complex in NUAs of Hanoi, which has 

not been presented before. Furthermore, the findings indicate that although the state 

intervention structure and planning elements are established the government, 

effective planning implementation may not be achieved without tangible profit for 

the stakeholders who are influenced by the policy. 

 

 

Figure 29. Result of State Intervention Policy in the New Urban Area Housing 
Development of Hanoi 
Source: Author  
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Chapter 6.  
Factors Constraining Current New Urban Area 
Housing Development 

6.1. Weak Government Controls in Intervention Scheme 

6.1.1. Limited Eminent Domain Power 

As has been illustrated in Chapter 4, public land ownership bestows substantial 

power on the government in terms of control to the housing development market. 

The state owns an authority of land exploitation for housing development, which 

increases the public interest of the society (Labbé, 2016).19 However, the reality in 

the land market is entirely different from the legally established condition. 

According to the high-level official of the General Department of Land 

Administration (GDLA), which is a government agency for land management under 

the Ministry of Natural Resources and Environment (MONRE), the compulsory 

land-use transition by the state is very restricted. Because of civil-suit derived from 

the conflicts of interests related to the land-use right of the private people, the public 

authority on eminent domain power is almost obsolete.20 Another official of the 

Ministry of Planning and Investment (MPI) also claims that most of the current civil-

                                            
19 Article 5, Law on Land 
20 The interview was conducted with Mr. Đào Trung Chính, a Deputy Director General and 
Ms. Nguyễn Thị Thu Hồng, a Director of International Cooperation, Science and 
Technology of Genera Department of Land Administration (GDLA) at the meeting room of 
GDLA in Hanoi on January 20, 2015. 
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suits in Hanoi has close relation with the land-use transition and expropriation issues 

of the former agricultural land and residential land in the peri-urban area.21  

Historically, the de facto ownership of the private people is originated from the 

change of land law in 1993, which allows the people own and inherit the land-use 

right certificates for the residential use and the agricultural use (Thien Thu & Perera, 

2011). Therefore, the current unsuccessful achievement of state intervention policy 

so far is presumably assumed due to the restrictions of government authority on land 

management. 

In this regard, the urban sprawl of Hanoi clarifies the challenges of NUA 

development by the de facto private land ownership. The examples of changes in the 

suburban area during the previous decade explain the challenges of NUA 

development by the de facto private land ownership. While the government officially 

announced the NUA development model with its master-plan in the 1990s, the actual 

implementation has been selectively progressed. Most of the NUAs have developed 

on the sites transitioned from agricultural lands by public intervention. It is 

noteworthy that the self-built row-houses, which are already built by individuals, 

have not been affected by state control such as land-use change and expropriation. 

Therefore, the existing colony of row-houses resulted in urban sprawl in the peri-

urban area, although the government wanted to develop a new housing model in the 

area. 

The Hanoi master-plan for 2020, which is established in 1998 and revised in 2007, 

shows an initial housing development plan in the peri-urban areas of the existing 

urban area (Figure 30). In this plan, the government proposes an NUA based 

residential development plan for the expansion of the city. However, the result shows 

that the eminent domain power of local authority does not sufficiently convert 

existing urban sprawl of self-built houses. 

                                            
21 The interview was conducted with Pham Hung Vinh, a head of Division of Ministry of 
Planning and Investment (MPI) at the office of MPI in Hanoi on January 20, 2015. 
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Figure 30. Hanoi General Master Plan 2020 (1998) (left); Revised Master Plan 
2020 (2007)  
Source: KOICA (2001), JICA (2007) 

In this sense, Figure 31 shows the progress of NUA development from 2002 to 

2018 in comparison with the existing urban sprawl in 2002. Albeit the NUAs have 

increased during this period based on the master-plan, the urban sprawl in 2002 has 

been sustained up to present. The housing development change in Cau Giay District, 

one of the representing NUA of Hanoi, is a typical case that identifies the limit of 

the state intervention in the NUA development. Although the master-plan designated 

this district as a high-rise residential area, the self-built row-house area has not been 

affected by the implementation of the plan. This result indicates that even the land-

use right without land tenure can wield strong influence as property rights in Hanoi 

(Figure 32). 

On the contrary, the case of large-scale NUA development in Hai Ba Trung district, 

which is adjacent to the existing urban area, identifies the contrast of development 

accessibility between the private residential area and the state-owned industrial site. 

While the preoccupied self-built residential areas have not been affected by state-

driven planning, the former industrial area was quickly expropriated by the People’s 
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Figure ES.2 HAIDEP-proposed General Plan 
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Committee and developed during the last decades (Figure 33). The changes in this 

area reinforce the idea that the public land ownership does not necessarily guarantee 

strong legal force to the people who own de facto land-use right. 

 

 

Figure 31. Urban Sprawl in the Peri-urban Area of Hanoi 2002 and New Urban 
Areas of Hanoi in 2018 
Source: Google Earth Pro, Author  
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Figure 32. NUA development progress in Nam Từ Liêm District: 2002 (top) and 
2018 (bottom) 
Source: Google Earth Pro, Author 
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Figure 33. NUA development progress in Hai Ba Trung District: 2000 (top) and 
2018 (bottom) 
Source: Google Earth Pro, Author 
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6.1.2. Weak Planning Control  

As discussed in Chapter 5, although there has been a state-driven master-plan 

since the late 1990s, the urban sprawl has increased steadily in the peri-urban NUA 

designated area of Hanoi in the 2000s (Figure 21). Past studies indicate two 

significant factors that make changes of the initial plan: uncontrolled transaction of 

developable land between the private developers and individuals; and transformation 

of initial housing development plan by private developers (Geertman, 2007; Hoang 

Linh et al., 2018; Labbé & Boudreau, 2011; Labbé et al., 2010; Labbé, 2014; Leducq 

& Scarwell, 2018; Smith & Scarpaci, 2000; Tran, 2014).   

As Geertman (2007) noted that “the areas designated for high-rise housing in the 

Master Plan, low-rise self-built housing has emerged instead”. An informal 

interview with a professional in the housing development industry identifies the 

public control on the illegal changes of the initial plan by the private sector is too 

weak during the actual housing development process. In this regard, it is 

understandable that the private developer can hand over the authorized project site 

to individuals because the expected profit in the secondary land-use is higher than 

implementing an approved project. Based on various in-depth interviews in housing 

industry Hoang Linh et al. (2018) noted that: 

Since land that is allocated to developers through “under-the-table” 

negotiations has a lower price than its estimated market value, developers may 

choose to hoard the land to obtain speculative profits, rather than construct 

projects according to the promised schedule. (p. 13). 

Therefore, private developers, especially joint-stock companies with foreign 

developers, pushfully transform original master-plan of the housing development 

project aiming for higher margins through the substitution of affordable apartments 

by high-end and luxurious villa housings in their project. (Labbé, 2014) described 

that: 
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Before ground was even broken, the developer sought to change this 

arrangement. Once the area had been expropriated, the developer claimed that 

he could not recover his investment by building and commercializing the 

relatively affordable residential project planned by the city. After a few weeks 

of discussions, the city planners redefined the project to follow an alternative 

proposal by the developer. (p. 1154) 

To sum up, restrictions of the housing policy for affordable apartment provision 

stem from the weak planning control of the government rather than the problem of 

the centralized planning itself. Regarding the fact that the persuasive planning 

authority is a critical factor to determine the success of the housing policy in the 

developmental model, the weak planning control in Hanoi reflects a partial failure 

of the embedded autonomy. 

6.2. Uncertain Profitability of Private Sector in New Urban 
Area Housing Development 

As discussed in Chapter 4, the core approach of the housing policy in Hanoi in the 

post-Doi Moi era is that the government induce the private sector to implement 

centralized master-plan which pursues affordable housing supply by NUA 

development. It is identified that the approach is similar to the housing provision 

model of South Korea in terms of state intervention structure. The success of the 

precedent results from the robust profit structure of the private sector involvement 

in housing development; it is achieved by scales of the economy of apartment supply 

(Choi et al., 2014; Kim & Choi, 2015). Even though the state took a firm position 

through performance standards for private companies and housing price controls for 

end-users, a stable profit structure has driven the success of government intervention 

policy in the case of South Korea (Yoon, 1994).  
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Previous studies on the NUA development in Hanoi claims that the revenue 

structure of the private construction companies is substantially fragile when it comes 

to affordable housing supply. On the one hand, it is presumably originated from the 

malfunction of the public barter system such as Land-for-Infrastructure by the local 

government. Conceptually, the land-use rights for the NUA development subject to 

the simultaneous provision of an internal road system, water supply, and other public 

amenities as a benefit in return. However, the weak public control abets the private 

sector in noncompliance of the conditional permission for land-use rights in peri-

urban area (Labbé, 2014).  

On the other hand, it is claimed that intangible obstacles to foreign investors 

appear to threaten the profitability of housing development projects in NUA. Most 

of the large-scale housing development project in Hanoi have been implemented as 

joint ventures in conjunction between a foreign investor and a local partner due to a 

large amount of financial resource required for the initiation of the project. However, 

foreign investors have several adverse conditions in terms of cost reduction 

compared to local partners. Relatively high fixed costs of foreign companies for 

managing local offices and substantial taxation controls on the international transfer 

of realized revenues by the government result in the risk factors for project 

profitability (Jung et al., 2013). Thus the large-scale foreign-invested NUA housing 

development projects tend to focus on high-end housing; Ciputra by Indonesian 

developers and Splendora by South Korean construction companies are examples of 

such trend (Leaf, 2015).  

In line with previous findings, the study conducted focus group interviews for 

more detailed investigations on the profit structure of the private developers. A local 

university professor who stayed most of the lifetime in Hanoi claims that the lack of 

specific standards and guideline for implementing NUA housing development 

policy is a threatening factor for the profit structure.22 The professor also notes that; 

                                            
22 The interview was conducted in Seoul with Professor Tú Anh Trinh, a Head of Regional 
and Urban Planning Department of Ton Duc Thang University on July 27, 2019 
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even though the detailed guidelines and manuals are essential for estimating 

profitability by the private developers, the government does not sufficiently provide 

such kinds of detailed guidelines except for macroscopic master-plans for NUA 

development.    

Another interview with a Korean executive of local construction company 

provides an in-depth understanding of the unofficial costs of official approval during 

the progress of the housing development project.23 Because the authorizing process 

relies mostly on informal negotiations with officials, private companies used to 

struggle in calculating the overall cost and return of a specific project.  

Moreover, the professional also claims that it is impossible to observe even the 

minimum requirement of social housing supply in the project in terms of the 

profitability, which demand at least 20 percent of the total houses in the project must 

be provided in social housing. Despite tax exemptions and financial subsidy, it is a 

daunting challenge to ensure surplus because of additional unauthorized charges 

likely to be imposed during the project.  

Therefore, there are few options for the developers who want sustain project 

without critical financial risk takings: intended delay of the social housing 

construction in the project site; or readjustment of obligation duty with another 

informal negotiation with public authority; or reallocation of developable land to 

other private people who are eager to build self-built row-houses.  

Under the circumstances, a deviation of master-plan by private developers 

happens. As it has illustrated in the previous chapter, the private company proceeds 

the project with a change of housing supply plan. In this case, at least, the company 

sustains the initial development plan approved by the public authority while it can 

ensure profits by luxurious houses supply. 

 To conclude, low-profitability of the private sector participation in the state-led 

housing supply scheme results in the limited policy impact in terms of affordable 

                                            
23 The interview was conducted with an Executive of a local construction company at the 
headquarter of the Korea International Cooperation Agency on July 27, 2019 
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apartment supply in NUA. The profitability of private companies is an intrinsic value 

for enabling the state intervention model in housing development. As the weak 

planning control promotes reckless profit-seeking activities of the private sector, the 

condition of affordable housing supply in NUA has aggravated.  

6.3. Mismatch between Housing Supply and Affordability 

6.3.1. Housing Type and Size 

As has been illustrated, the increase of apartments supply in the housing market 

of Hanoi is undergoing to progress. However, the national housing census indicates 

that the majority of the potential housing demand still prefers row-house rather than 

an apartment. Moreover, the unsold inventory of the apartments also has increased 

from 16.9% in 2014 to 17.5% in 2017. Self-built row-houses still dominates the 

housing supply market; it can be attributed to the fact that the preference of ordinary 

people on the apartment complex is relatively low.   

Due to the lack of official data on the apartment production in Hanoi, it is 

challenging to draw an exact situation in the current housing market. The only 

available data is that the official housing census in 1997, which indicates housing 

type preference of the people in Hanoi between apartment and row-house. The result 

shows that “the demand for an apartment in NUA accounts for only one percent of 

the total estimated demand (Luan, 2014).  

Therefore, to examine the actual situation in the housing market of Hanoi, this 

study probes various secondary data produced by the private sector, including local 

marketing firms and multinational real estate companies. In this way, different data 

are categorized by three dimensions: housing type, floor area, and price.  

First of all, the study explores the housing preference of the residents in Hanoi. 

The survey data by the private marketing research company is used to illustrate 

general housing preference. It was conducted with randomized chosen 200 persons 
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in Hanoi and HCMC who have an intention to buy a house within two years (W&S, 

2014). 

The survey result indicates that the preference of apartment and row-house are 

similar in Hanoi, whereas the majority of respondents in HCMC prefers row-houses 

(This result is contrary to the national survey result; apartment takes a position as a 

majority housing type in national level. In this regard, the reason why row-houses 

still occupies a large share of housing production in Hanoi does not merely stem 

from potential home buyers' preference for housing types. 

Table 21). This result is contrary to the national survey result; apartment takes a 

position as a majority housing type in national level. In this regard, the reason why 

row-houses still occupies a large share of housing production in Hanoi does not 

merely stem from potential home buyers' preference for housing types. 

Table 21. Housing Type Preference by Region 
 

Types Whole Country HCMC Hanoi 
Apartment 12.5% 72.0% 54.0% 
Row-house 87.5% 28.0% 45.0% 

Villa - - 1.0% 

Total 100.0% 100.0% 100.0% 
Date Source: Housing Market in Hanoi & Ho Chi Minh City (GSO, 2015); The 
1/4/2014 Viet Nam Intercensal Population and Housing Survey: Major Findings 
Report (GSO, 2015)  
Note: Housing preference is yield from the national housing survey data of 559,000 
households which answered to buy or rent housing in the future three years: Target 
respondents of the survey on Hanoi and HCMC intend to buy a house in two years.  

In line with this, the study also examines the housing size, which is assumed to 

affect the decision of potential home buyers in the focus group interview.  Above 

mentioned marketing survey examines the demand of residents in terms of the 

housing floor depending on their preference of housing type between Row-houses 

and apartment. The result shows that both of the groups preferentially consider 

houses, of which the floor area is under 100m² (Table 22). The most preferred type 
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in apartment group is the one whose floor area is less than 70 m². This fact indicates 

that most of the housing demands on the apartment converge on the affordable and 

mid-end categories; 70 m² is the upper limit that applies to the social house 

promotion policy for incentive.  

 

Table 22. Housing Type Preference of the Residents in Hanoi   
 

Floor Area Row-house Apartment 

Under 70m² 61.1% 71.4% 

71 - 100m² 23.6% 21.4% 

Over 101m² 12.5% 7.2% 

Unspecified 2.8% - 

Total 100.0% 100.0% 
Date Source: Housing Market in Hanoi & Ho Chi Minh City (2014) 
Note: Target respondents of the survey intend to buy a house in two years. 

 

 

Figure 34. Housing Supply and Demand of Apartments in Hanoi by Housing Floor 
Area 
Data Source: Housing Market in Hanoi & Ho Chi Minh City (2014); Author 
Note: Housing supply is calculated by the author’s analysis on the housing floor area 
of selective NUA project in Hanoi 
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However, the average floor area of apartments of the NUAs in Hanoi is still 

spacious than affordable housing. In this sense, the housing supply and demand by 

different housing sizes indicates that there is a mismatch in the housing market in 

terms of housing floor area (Figure 34). While the potential buyer of the apartment 

prefers an affordable apartment, developers tend to focus on the supply of large-

sized houses as a profit-maximizing strategy. 

6.3.2. Housing Price and Affordability 

As has been illustrated in the previous section, the preference of apartment in 

Hanoi is relatively higher than that of other regions. If so, housing price must be 

investigated because it is a critical factor in the demand and supply of housing market. 

Furthermore, it is also necessary to examine the housing affordability in that it is an 

essential determinant in the generalization of specific housing type.  

Previous research on the determinants of young households who want to buy a 

house shortly suggests that the developers’ price policy is the most critical factor in 

the choice of house (Lan, 2011). Another study on the housing affordability claims 

that housing price, household income, and interest rate of loans are significant 

factors in constructing housing affordability (Trimbath & Montoya, 2002). 

In this regard, previous research on South Korea's case of the generalization of 

apartments provides essential implications. In practice, the apartment had been 

recognized as a high-end or luxury housing type since its introduction in Korea in 

the 1960s; single-detached housing at the time took a primary position in the housing 

market.  However, a continuous effort of housing price control by the government, 

the unit price of each housing type reversed at the end of the 1960s (Kang et al., 

1997). During this process, well-equipped infrastructure, security, central heating 

system, and amenities, which are gained through the mass production and economy 

of scale, function as a critical factor for the dissemination of apartment in Korean 

Housing Market. In this way, the state can achieve both mass housing production 
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and improvement of living environment simultaneously responding to the rapid 

urbanization in the era of economic growth.  

In this respect, it is necessary to compare the supply price per unit area for 

verifying price competitiveness of different housing types. Similarly, the official 

statistics of housing development does not sufficiently provide necessary data for 

the comparison of housing price by types. Therefore, secondary data from the report 

of the international organizations and the real estate companies are widely reviewed 

in the study. In this way, the study collects unit housing price per square meter, 

including land-use right value. The result indicates that there is no significant price 

gap between apartment and row-house in terms of average housing price per housing 

unit. The purchase cost of a row-house is somewhat higher when purchasing a 

similar size apartment (Table 23). 

Table 23. Comparison of Unit Price by Different Housing Type 

(Unit: USD per m²) 

Types Row-house 
(Year of Investigation) 

Apartment 
(Year of Investigation) 

Affordable 
1,800 
(2015) 

700 
(2015) 

Mid-end 1,000-1,100 
(2015) 

High-end 2,011 
(2015) 

1,750-2,000 
(2015) 

Luxury 3,800 - 4,000* 
(2016) 

3,500 
(2016) 

Data Source: Hanoi Market view 2018 2Q, CBRE; 2018 Asia Pacific Real estate 
Market Outlook 2018; World Bank (2015); UN-Habitat (2014); Kato (2019)  
Note: Housing price in this table is a unit price per square meter including 
construction costs and land-use fee; Each price is converted from Vietnamese Dong 
to US dollar by the average exchange rate of the respective year; * stands for Villa 
and Terrace House. 

Nevertheless, according to the survey on housing market demand show that 

prospective buyers of apartments prefer low-priced homes, while high-priced 

housing preferences are still high in the row-house group (Table 24). However, a 
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question remains, why demand in the housing market is not entirely driven into 

apartments despite its competitiveness in price. To this end, it is necessary to 

investigate the overall housing affordability in terms of housing finance resources 

mobilization. 

Table 24. Expected Housing Price by Housing Type among the Potential 
Homebuyers in Hanoi   

 
Housing Price Range per Unit Row-houses Apartments 

Under 1 billion VND  
(equivalent to USD 23,655) 22.2% 44.5% 

1 to 2 billion VND 
(equivalent to USD 23,655 to 47,310) 57.7% 40.8% 

2 to 3 billion VND 
(equivalent to USD 47,310 to 70,965) 11.1% 13.0% 

3 billion VND and over 
(equivalent to USD 70,965 and over) 6.7% 1.9% 

Unanswered 2.2 - 

Total 100.0% 100.0% 
Date Source: Housing Market in Hanoi & Ho Chi Minh City (2014) 
Note: Target respondents of the survey intend to buy a house in two years; Each price 
is converted from Vietnamese Dong to US dollar by the average exchange rate of 
2015. 

In order to verify the effectiveness of the current financing services for 

homebuyers, especially the one for apartments, this study investigates the amount of 

available funding for housing purchases by income quintile. Furthermore, the effects 

of the 30 trillion VND stimulus package are also reviewed, which aims to 

disseminate affordable apartment among the potential homebuyers. In the process, 

the findings of the World Bank's report were applied to estimate the total amount of 

available loans for each income quintile. Besides, available savings by income class 

are applied to calculate housing demand price (World Bank, 2015). For the housing 

affordability analysis, the initial selling price of apartments in the real estate industry 

by exploring various secondary data review is also used in the study (Table 25). 
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Table 25. Estimated Housing Price Range by Housing Type in Hanoi   
 

Types Floor Area Primary Price 
(USD per m²) 

Housing Price 
(USD) 

Affordable Under 70m² 700 Under 49,000 

Mid-end 71m² - 100m² 1,100 78,100-110,000 

High-end Over 101m² 1,800 Over 181,800 

Date Source: Housing Market in Hanoi & Ho Chi Minh City (2014), 2018 Asia 
Pacific Real Estate Market Outlook Vietnam (2018) 
Note: Target respondents of the survey intend to buy a house in two years; Each price 
is converted from Vietnamese Dong to US dollar by the average exchange rate of 
2015.  

 

Table 26. Effective Housing Demand by Household Income in Hanoi, 2016  
(Unit: USD) 

Categories Income 
Quintile 

Average 
Monthly 
Income 

Payment 
Capacity 

Loan Condition Housing 
Demand Term Rate Loan 

Amount 

Market 
Condition 

Q5 1,922 40% 20 10% 61,497 87,853 

Q4 869 30% 20 10% 20,845 26,056 

Q3 655 25% 15 10% 11,799 14,749 

Q2 492 20% 5 20% 5,906 5,906 

Q1 236 15% 5 15% 2,124 2,124 

30 Trillion  
VND 

Stimulus 
Package 

Q5 1,922 40% 15 5% 32,858 46,940* 

Q4 869 30% 15 5% 26,801 33,501 

Q3 655 25% 15 5% 16,856 21,069 

Q2 492 20% - - - - 

Q1 236 15% - - - - 

Date Source: Result of the Vietnam household living standards survey 2016, General 
Statistics Office; World Bank (2015)  
Note: The US Dollar converted income and loan amount are calculated by the annual 
average exchange rate of 2016 (https://www.ofx.com/en-au/forex-news/historical-
exchange-rates/yearly-average-rates/); Total loan amount is determined by payment 
capacity and different interest loan condition, which are prevalent in the market; * 
stands for the maximum price of eligible properties of the loan by 30 T VND Package, 
which is VND 1.05 billion for home purchase. 
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The result of the analysis shows that even the upper 20% income group in Hanoi 

can barely afford to purchase a mid-end house through institutional financial services. 

Although the 30 trillion package is designed to support the Lower-and-middle-

income class, even the households in the second income quintile cannot buy 

affordable apartments only with loans supported by this program (Table 26).  

Furthermore, regarding the fact that “68 percent of the labor force have informal 

income and therefore do not qualify for mortgages. Neither do home-owners with 

informal tenure and the poor, who have low payment capacity”, lower 40% income 

group in Hanoi are not available to benefit from the state support for affordable 

apartment dissemination (World Bank, 2015).  

After all, to buy an apartment in Hanoi, the individual household has to rely on 

financial support from family and acquaintances as before. This finding reconfirms 

the survey result that prospective homebuyers in Hanoi still consider financial 

support, including a private loan from their family and relatives as a top priority in 

funding housing purchases (W&S, 2014). 

Interview with a local urban planning expert provides some significant indications 

that explain the constraint factors of the dissemination of apartment complexes in 

NUA.24 According to the interview, the house has more meaning than commodity 

or property in Vietnamese culture; homeownership is the highest and ultimate 

mission of ordinary people in Hanoi. As a result, it is widespread among the people 

that of the absolute preference of housing ownership instead of housing rent. The 

expert also claims that preference for an apartment in Hanoi has increased, especially 

among the young generation due to the excellent living conditions comparing to 

conventional row-house. According to the interviewee, the fact that there is no 

vertical moving inside the home in apartment housing attracts young homemakers. 

Nevertheless, the expert also claims given that the high cost of purchasing a new 

apartment even for the affordable one hinders the generalization of apartments. 

                                            
24 The interview was conducted in Seoul with Professor Tú Anh Trinh, a Head of Regional 
and Urban Planning Department of Ton Duc Thang University on July 27, 2019 
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From this point of view, it is possible to explain that the purchasing and renting 

of row-houses are still maintained higher portion. On the one hand, due to the 

characteristics of row-house as multi-family housing in which multiple-households 

live together on each floor, it is easy to mobilize housing fund by family members. 

Besides, it can also be expected to ease the financial burden for purchasing a home 

as it is common to lease the ground floor for commercial use in pursuing additional 

household income.  

In terms of the housing rental market, row-house can be rented at relatively low 

cost, given that the structural characteristics of the houses allow rental by each floor. 

In this regard, the fact that apartments are designed to be occupied independently by 

a single household seems to be less affordable in the housing market. For instances, 

the average rent for apartments in the NUAs of Hanoi is about USD 230 for the one 

bedroom and about USD 514 for the three bedrooms. Considering that the median 

monthly income of the middle-income group in Hanoi is ranged from USD 549 to 

719, the rent of the apartment is burdensome. In sum, although the price of a row-

house is relatively higher than that of an apartment, it is still highly competitive in 

terms of housing affordability. 

6.4. Discussions 

6.4.1. Gap between ODA Master-plan and its Implementation  

As was discussed in chapter 4, the Hanoi master-plan has been a basis of high-rise 

apartment complex oriented NUA housing development since the beginning of the 

1990s. Regarding that it has been established and revised by the support of Official 

Development Assistance (ODA) from South Korea and Japan, the current 

restrictions in NUA housing development can be addressed in terms of the 

effectiveness of the ODA technical cooperation project itself.  
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The critical gap between ODA master-plan and its implementation is the point 

that foreign experts established the plan in concurrence with local technocrats. As 

Easterly (2014) criticized it as a Blank Slate25, elaborate consideration of the local 

housing development circumstances is likely to be ignored or omitted in the 

conventional cooperation system in international development. The case of Hanoi 

identifies that the authority of the socialist government in transition country is also 

struggling for the planning implementation because of weak control power. 

Moreover, the lack of careful analysis on the affordability and the preference of the 

potential homebuyers are undermined.  

Besides, additional concessional loan support plan turns out ineffective for the 

implementation of the plan. For instance, albeit the Hanoi Master Plan for 2020, 

which is established by Korean ODA project emphasizes follow-up loans, the actual 

support by the bilateral concesstional loans on the proposed proposals has not 

proceeded thus far. Indeed, large-scale infrastructure development projects which 

aim to the implementation of the Hanoi master-plan have not been identified in the 

list of EDCF projects carried out in Vietnam.26 That is partly because the size of the 

EDCF loan is insufficient to carry out the large-scale urban development project 

such as residential land development for NUA. Besides, the government of the 

recipient country also does not indiscriminately allow both bilateral and multilateral 

loans by foreign institutions because it will be a burden for their future taxpayers.  

Therefore, to ensure the impact of the ODA master-plan, a more meticulous 

approach is required in the planning of the follow-up concessional loan support plan. 

In this respect, as noted in the previous section, financial support to assist potential 

homebuyers is necessary to be considered as a measure for the long-term loan-based 

ODA project in combination with master-plan.  

                                            
25 The Blank Slate is a concept that originated from Latin “Tabula Rasa”, which considers 
a person or a country can be trained for the economic growth by the technocrats. Easterly 
(2014) criticized so-called development specialists from developed world lean on this 
approach without consideration in the historical and geopolitically context of a country. 
26 EDCF Statistics Report, Retrived June 1, 2019, from https://www.edcfkorea.go.kr  
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6.4.2. Housing Divide Phenomenon 

This study began with an interest in the existence of the housing divide 

phenomenon in the cityscape in Hanoi. Thus far, in-depth examinations on the 

current NUA housing development based on the theoretical background have shown 

that the separation in terms of housing environment is caused by a structural problem 

of the state intervention approach in the housing market. The approach has 

contributed to the expansion of NUAs in Hanoi since the 2000s. On the other hand, 

current housing development situation shown in chapter 5 indicates that the housing 

policy has not fully achieved the state goal for the improvement of housing 

environment; mass affordable housing supply is not successfully achieved in terms 

of apartments production.  

In this light, this study is meaningful in that it provides a framework for an analysis 

of the housing divide phenomenon in Hanoi as a result of limited policy impact of 

state intervention scheme. The scheme may result in the universalization of 

apartments with successful housing supply as in the case of South Korea, whereas if 

it fails, it could create a new threat of housing divide to the urban environment 

(Figure 35).  

To conclude, it is a widely accepted idea that the socialist country possesses a 

substantial authority of housing market intervention by a one-party state. However, 

given the situation in NUAs of Hanoi, the effective mobilization of private 

companies in a transitional country is a challenging issue as much as that of 

developed countries. In particular, albeit the socialist transitional country owns 

substantial public land ownership by legal basis, the effectiveness of the eminent 

domain power needs to be considered similar to that of other capitalist countries. 
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Figure 35. Factors Constraining Affordable Apartments Development in New 
Urban Areas of Hanoi 
Source: Author 
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Chapter 7.  
Conclusions 

7.1. Housing Development in Transitional Hanoi  

This study began with a question of whether the apartment complex oriented New 

Urban Area housing development can be a universal solution against the housing 

challenges of the metropolitan cities in the developing world. In line with this 

question, the study focuses on the similarity between South Korea and Vietnam from 

the perspective of the developmental state approach in housing development. On the 

basis of previous researches, the scope of the application of the developmental state 

model is extended to Vietnam, a socialist transition country with a market economy. 

As a result, several traits of the government intervention scheme are identified in the 

housing development of Hanoi. The significant findings are as follows.  

Firstly, the study demonstrates some evidence which supports the hypothesis that 

housing development model of Hanoi after the Doi Moi is accord with housing 

development model of the developmental state. Based on the investigations on the 

relevant Vietnamese laws for housing development, the study identifies incentive-

control scheme of housing development policies. Additionally, the public land 

ownership system and its eminent domain power play a significant role in mobilizing 

private sector into the New Urban Area housing development. The previous studies 

considered the introduction of apartments in the New Urban Area as a natural 

consequence of the foreign investment in housing development. This study, however, 
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is distinctive because it explains the factors behind the emergence of a high-rise 

apartment development from the theoretical interpretation of housing development 

conditions in Hanoi.  

Secondly, the current housing supply condition of Hanoi shows that there are 

deviations of the initial master-plans during the policy implementation. The 

apartment housing supply does not still dominate the housing market of Hanoi. 

Moreover, the affordability of the newly supplied apartments in New Urban Areas 

of Hanoi is insufficient for effective housing provision. The primary constraint is 

that the actual state control over private land-use right is ineffective. In other words, 

the eminent domain power for the land expropriation does not completely work 

against de facto ownership of private land-use right.  

Lastly, the widespread urban sprawl of row-houses at the peri-urban area of Hanoi 

identifies the failure in embedded autonomy during the policy implementation. Due 

to the interest coalition in the market, a public authority does not necessarily function 

to control private stakeholders in the housing market. Weak control of the coalition 

between public entities and private companies in the land market disrupt the 

implementation of centralized plans. Besides, the mismatch between housing supply 

and affordability of demand-side is another critical factor that hinders the apartments 

supply in NUAs. As a result, the private sector, which has not been guaranteed 

project profitability, has sought to profit maximation strategy through the 

noncompliance with the state guideline for achieving its housing provision plan. 

In conclusion, government intervention influences the overall aspects of housing 

development. The case of New Urban Development in Hanoi shows that the 

developmental state model is still valid to explain the mechanism of state-led 

planning in the transition economy. In particular, the intervention structure in the 

housing market affects the physical environment of a city. On the other hands, even 

the socialist transition country with persuasive state authority over the housing 

market, the government intervention strategy does not necessarily guarantee the 

effective planning implementation of urban housing development. The importance 
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of the embedded autonomy, which is emphasized as a critical factor for the success 

of the developmental state model, is reaffirmed in the case of New Urban Area 

housing development in Hanoi. 

7.2. Implications and Limitations of Study 

The results of this study indicate the importance of the market independence of 

the government in the state intervention scheme. Its competent authority over the 

private sector mobilization is another critical factor. In this regard, to attain the 

impact of housing provision policy by state intervention approach, some 

preconditions must be considered at the beginning stage of policymaking. 

 Firstly, the level of public control for the public land tenure is a critical 

determinant for the successful resource allocation, which leads to the private sector 

mobilization. Secondly, a close and multifaceted analysis of the preferential housing 

prototype of the demand group is crucial. Ensuring proper returns of the private 

sector is indispensable for a virtuous circle of a scales of economy in the affordable 

housing production. Thirdly, effective means of financial support are essential to 

assist the affordability of the target demand group in housing provision. State driven 

housing development plaaning must address intangible restrictions on the use of 

institutional financial service both for private developers and potential homebuyers. 

Because the private mortgage loans in the developing country are minimal in terms 

of loan limit, the government must focus considerably on the housing price control 

for affordable housing supply as well as the effective financial subsidy for target 

demand class.  

Additionally, the ODA master-plan project needs to be scrutinized in terms of the 

implementation from the beginning of planning stage. It should be understood that 

the master-plan approach of state intervention model is not always an omnipotent 

solution for the urbanizing cities in the developing world. Albeit the model worked 
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effectively and efficiently during the period of economic growth in South Korea, its 

successful application is up to the planning implementation capacity and the state 

intervention power of the partner country. In this regard, government transparency 

is another critical factor in the implementation of planning. On the other hands, the 

role of ODA concessional loans that support the affordability of potential 

homebuyers in the developing country is also open to consideration.   

This study, however, has some potential limitations. Most of the analyses rely on 

secondary and qualitative data from the literature review due to the limitations of 

official statistics. Therefore, they are subject to restrictions in illustrating the critical 

factors behind the current housing demand condition of Hanoi. In order to identify 

general housing preference in Hanoi, an extensive sampling survey is expected to 

illustrate specific affordable housing demand by different groups in Hanoi. 
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Appendices 
1. Official Development Assistance (ODA) Project List of Korea 

International Cooperation Agency (KOICA) during 1992 to 2015 
classified as “Urban Development and Management", which are officially 
reported to the statistics of Organisation for Economic Co-operation and 
Development (OECD) Development Assistance Committee (DAC).27  

(Unit: thousand USD, months) 

No. Year Project Title Total 
Amount Period SDG 

11 
Master
-plan 

1 1992 Eastern Visayas Regional 
Industrial Center 292 12 ✔  

2 1996 Master Plan of Sinai 
Technology Valley in Egypt 990 12 ✔  

3 1997 

Assessment of Future 
Infrastructure and Fiancing 

Requirements for the 
Development of North-east 

Asia 

294 4 ✔  

4 1999 
Feasibility Study on the Hanoi 

New Town Development 
Project 

905 4 ✔ ✔ 

5 2003 Master Plan of the Sidi-
Abdellah STND in Algeria 1,001 12 ✔ ✔ 

6 2004 
Monitoring Systems to 

Observe and Evaluate Land 
Development Policies 

1,000 8 ✔  

7 2008 

Project for the Improvement of 
the District Heating and Water 
Supply System of Ulaanbaatar 

in Mongol 

5,000 18   

8 2009 
Establishment of the Detailed 

Master Plan of Hai Phong New 
Town Development 

4,000 38 ✔ ✔ 

9 2007 
Establishment of Cadastral 

Methodology and Pilot Project 
of Tangier in Morocco 

1,000 23   

10 2010 
The Project for Strategic 

Development Planning for 
Ahanta West District in Ghana 

1,500 20 ✔ ✔ 

11 2011 

The Production of the National 
Base Map and the 

Establishment of the Master 
Plan for the National Spatial 

Data Infrastructure in 
Cambodia 

2,500 21   

12 2011 Project for the Modernization 1,500 30   

                                            
27 The classified sector is managed by standard code of Creditor Reporting System (CRS), 
which is devised by OECD and the World Bank Group; the code number of Urban 
Development and Management is 43030.  
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No. Year Project Title Total 
Amount Period SDG 

11 
Master
-plan 

of Land Cadastral System in 
Turkmenistan 

13 2011 
New town development 
planning in Ahanta West 

District, Ghana 
1,000 17 ✔ ✔ 

14 2011 

Providing Education and 
Training Services for the 
Specialists, Managers and 

Students 

1,500 36 ✔  

15 2013 
Establishment of the 

Ulaanbaatar Land Information 
Integration System 

2,700 36   

16 2014 The Modification of Hue 
City’s Master Plan 3,500 45 ✔  

17 2011 
Feasibility Study and Detailed 
Design for Textile industrial 

complex in Central Java 
4,800 24 ✔  

18 2013 
Project for Cadastral Mapping 

and Land Registration in 
Jamaica(2011-2014) 

2,100 26   

19 2013 

Project for technical assistance 
to establish multi-purpose land 
information system model for 

Vietnam 

3,500 38   

20 2015 

The integrated Maternal, 
Neonatal and Child Healthcare 
with the Health Care Project 

on Pediatric Education(I 
HOPE Project) project 

3,500 36   

21 2015 

Detailed Planning and a Pilot 
Project for the Huong 

Riverside Development in Hue 
City 

6,000 30 ✔  

22 2015 
The Project for Establishment 
of Land Information System in 

Kyrgyz Republic 
4,000 36   

23 2015 

Project for Establishment of 
Master Plans for Yangon-

Hanthawaddy-Bago Corridor 
and Yangon South-western 
Regional Development in 

Myanmar 

5,000 36 ✔ ✔ 

24 2015 Vietnam Green City Urban 
Planning Project 6,500 36 ✔  

25 2015 

Master Plan for sustainable 
environmental resources 

utilization in Antonio 
Raimondi in Peru 

3,800 36 ✔  

Average 2,715 25   
Total 67,882  16 6 
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2. Classified Table of ODA projects from 1992 to 2015 focusing on the New 
Town Development Master-plan by Korean Government in Urban 
Development and Management Sector 

 
(Unit: thousand USD) 

 Vietnam Other Countries Total 

 Total 
Amount 

No. of 
Projects 

Total 
Amount 

No. of 
Projects 

Total 
Amount 

No. of 
Projects 

New 
Town 

Master-
plan 

8,405 
(40.2%) 

3 
(60.0%) 

9,491 
(44.7%) 

5 
(41.7%) 

17,896 
(42.5%) 

8 
(47.1%) 

47.0% 37.5% 53.0% 62.5% 100.0% 100.0% 

Others 
12,500 
(59.8) 

2 
(40.0%) 

11,735 
(55.3%) 

7 
(58.3%) 

24,235 
(57.5%) 

9 
(52.9%) 

40.0% 22.2% 48.4% 77.8% 100.0% 100.0% 

Total 
20,905 

(100.0%) 
5 

(100.0%) 
21,226 

(100.0%) 
12 

(100.0%) 
42,131 

(100.0%) 
17 

(100.0%) 

49.6% 29.4% 50.4% 70.6% 100.0% 100.0% 
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Abstract in Korean 
체제 전환 이후 베트남 주택 개발의 정부 개입 영향 연구: 

하노이 신시가지 사례를 중심으로 
 

신 유 승 

공과대학 대학원 협동과정 도시설계학 전공 

서울대학교 
 

도이모이 이후 베트남의 고도 경제 성장은 수도 하노이의 급격한 

인구 증가를 야기했다. 하노이의 도시화에 따른 주택 부족과 주거환경 

악화에 대응하여 베트남 정부는 고층아파트 단지 중심의 신시가지 

개발을 정책의 우선순위로 두어 왔다. 기존의 연구에서는 베트남에서 

사회주의 체제가 수립된 이래로 이념적 영향에 의해 최초로 아파트 

단지가 도입되었다는 사실을 확인하고 있다. 그러나, 도이모이 이후 

아파트 단지 중심의 신시가지 개발이 어떻게 하노이 주택개발의 정책의 

핵심 수단으로 자리 잡게 되었는가에 대해서는 설명하지 못하였다.  

한편, 이를 실현하기 위한 주택시장 개입 정책의 지속적인 전개에도 

불구하고, 오늘날 하노이에서 대표적인 주거유형은 아파트와 연립형 

단독주택으로 양분된 형태를 보인다. 하지만, 그러한 현상이 과연 어느 

정도 규모에서, 왜 나타나는지에 대해서는 명확히 규명되지 않고 있다.  

본 연구는 하노이의 주택 개발사에 비추어 외생적 주거유형인 아파트 

단지가 어떻게 주택개발 정책의 핵심 수단으로 자리 잡게 되었는가에 

대한 문제의식에서 출발하였다. 특히 체제 전환 이후 정부의 주택시장 

개입 정책에 주목하여, 신시가지 고층 아파트 단지 개발이 등장하게 된 

원인을 통시적(通時的) 관점에서 고찰하고, 그 결과가 오늘날 하노이의 

도시환경에 미친 영향을 탐색해 보고자 했다. 이를 위해 정부의 

시장개입을 통한 산업발전과 주택 보급을 설명한 이론적 모델인 
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발전국가(Developmental State) 관점에서 하노이 주택개발과정에서 나타난 

현상과 원인을 설명하고자 하였다. 본 연구의 주요 결과는 다음과 같다.  

첫째, 하노이에서 신시가지 아파트 개발 정책은 도이모이 이후, 

정부가 토지의 공공 소유권을 매개로 주택 공급을 촉진키 위해 민간 

기업을 동원하는 과정에서 발현되었다. 즉, 정부는 양질의 서민 주택 

대량 공급을 위한 전략 목표를 설정하고 중앙집중형 계획을 수립하는 

권한을 보유하면서, 개발 가용 토지의 효율적인 배분을 통해 계획 

실현을 위한 민간 동원의 유인-견제 체제를 구축한 것을 확인했다. 이를 

통해 신시가지 아파트는 체제의 발전상을 보여주는 한편, 양질의 

주거환경을 갖춘 주택을 효율적으로 공급하기 위한 정책 실현 수단으로 

부상하였다.  

둘째, 정부의 지속적인 신시가지 아파트 보급 정책에도 불구하고, 

오늘날 그 성과 목표의 달성 수준은 제한적인 것으로 확인된다. 

신시가지 아파트는 연간 신규 주택 공급비율 및 전체 주택 재고 중 

점유비율에 있어서 아직까지 주류 주거 유형으로 자리잡지 못하고 있다. 

그 결과, 마스터플랜상 신시가지 개발이 설정된 지역에서 조차 연립형 

단독주택이 난립하는 난개발 현상이 광범위하게 확산되고 있다. 또한 

서민주택으로 공급하고자 했던 당초의 계획은 고소득층을 위한 고급 

단독주택 또는 대형 아파트로 변용되었다. 

셋째, 정부 정책에 의한 신시가지 개발 마스터플랜 실현이 제한된 

원인으로는 민간 토지사용권에 대한 정부의 제한된 통제력, 정책 참여 

기업의 수익성을 보장하지 못하는 정책 유인기제, 주택 수요층의 

선호요인 및 구매력(affordability)과 불일치하는 공급자의 고급 주택 위주 

공급등의 요인을 확인했다.  

이러한 연구 결과는 급격한 도시화에 대응하여 정부의 재정 부담을 

최소화하며 양질의 주거환경을 공급하고자 하는 정책의 전개 과정에서 
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아파트 단지 중심의 신시가지 주택 개발 방식이 발전되는 현상을 

이해하게 해 준다. 그 과정에서 민간에 대한 정부의 개발가용 토지공급 

권한은 민간 기업의 정책 참여를 독려하는 핵심 유인 기제로 작동한다. 

본 연구에서 살펴본 하노이 신시가지의 사례는 토지의 공공 소유권과 

중앙집중형 계획 권한을 보유한 사회주의 체제전환국이라 할 지라도, 

정부 개입을 통한 서민 주택의 대량 공급이 반드시 용이하지는 않다는 

점을 보여준다.  

아울러, 하노이 신시가지 개발 계획을 도입한 마스터플랜이 

공적개발원조(ODA) 사업을 통해 추진되었다는 점에서, ODA 

도시개발사업에 대한 중요한 고려 사항이 확인되었다. 협력국 정부의 

토지시장 통제력은 각 국별로 상이할 수 있다는 점은 계획의 수립 

단계에서 반드시 고려될 필요가 있다. 또한, 개발도상국의 서민 주택 

보급 확대를 위해서는 주택 수요자와 참여기업의 재원 동원력을 

보조하는 금융수단 지원방안 강구가 필요하다. 이와 더불어, 계획 

이행과정에서 권한을 보유한 공공 부문의 투명성을 제고하기 위한 

지원이 동반되어야 한다.   

본 연구의 결과는 주택시장 개입을 통한 주택보급 정책의 성공을 

위해서는 시장으로부터 독립된 정부의 강력한 토지 공급 통제력과, 

참여기업을 유인하기 위한 수익구조, 그리고 목표 수요계층의 

주택구매력을 보조하기 위한 실효성 있는 금융수단이 계획 

단계에서부터 반드시 고려되어야 한다는 시사점을 제공한다. 
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