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Abstract:

This study examines the impact of Hanois 2024 state-issued land price schedule on the local real estate
market, with particular emphasis on its ability to reflect actual market values. The findings demonstrate
that, although the official land price schedule serves as a reference for land valuation, its alignment with
market prices remains limited and varies considerably across locations. Market prices appear to be more
responsive to official land valuations in suburban areas and locations with greater accessibility, whereas
substantial discrepancies persist in central urban wards and areas with high commercial potential. These
disparities reveal the inherent limitations of rigid, road-based land valuation methods, which have struggled
to accommodate the dynamics of rapid urbanization and increasingly differentiated land markets. The
study further underscores the significance of intra-regional spatial heterogeneity, a critical yet frequently
overlooked dimension of existing land valuation policies.
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Bang gia dat nim 2024 ciia TP.Ha Ni va tac dong ciia bang gia dat dén thi
trueong bat dong san Ha Nji

Tém tat:

Nghién ciru nay phan tich tic dong cia bang gia ddt do Nha mede ban hanh nam 2024 doi véi thi trieong
bdt déng san Ha Néi, déc biét tdp trung danh gia khd ning phdn dnh gid tri thuc té trén thi truong. Két qua
nghién ciru cho thdy, méc dit bang gia dat chinh thire déng vai tro tham chiéu trong hoat déng dinh gia dat,
mikc d¢ twong dong giira gid dat theo bang gid va gid thi trirong van con han ché va cé sw khdc biét ding
ké giita cdc khu vuee. Gid ddt thi trieong c6 xu hwéng phdn iing ré nét hon véi mire gia dat do Nha miede quy
dinh tai cac khu viec ngogi thanh va nhigng vi tri ¢o kha nang tié’p can giao thong thudn loi, trong khi sy
chénh léch ding ké van ton tqi tai cdc phong trung tdm va nhing khu viee ¢6 tiém ndang thwong mai cao.
Nhitng khdc biét nay cho thay nhitng han ché von cé ciia phwong phdp dinh gid dat cirng nhdc dwa trén tuyén
dirong, von chiea theo kip s bién dong ciia qud trinh dé thi héa nhanh chéng va mire dd phdn héa ngay cang
sdu sdc ciia thi trieong ddt dai. Nghién ciru dong thoi nhan manh tam quan trong ciia tinh khéng dong nhat vé
khong gian trong ngi bo tirng khu viee, mot khia canh co y nghia quan trong nhung thuong chua dwoc quan
tam day dii trong cdc chinh sdach dinh gid dat hién hanh.

Tir khéa: bang gid dat 2024, thi trwong bdt déng san Ha Noi, gia dat thuc té, gia dat theo bang gid
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1. Introduction

Land is one of the most valuable assets (George, 1879). Land prices are determined by the
supply-demand mechanism and profitability. In Vietnam, there are two types of land prices:
state-regulated land prices and market land prices. Many studies have shown the difference between
these two types of land prices and land prices always tend to increase, such as Ngoc Tuan (2004) or
Thanh Huyen et al. (2021).

The 2013 Land Law of Vietnam stipulates the prices of land types determined by the State to calculate
land use right transfer tax, collect fees when allocating or leasing land, calculate property value when
allocating land, and compensate for land damage when reclaiming land. The Government will regulate the
price framework of land types for each region and over time.

In 2024, Hanoi People’s committee announced a new land price list with significant increases in
some key areas. This is expected to more accurately reflect the actual value of real estate, while ensuring
fairness in transactions and financial obligations of people and businesses. However, this adjustment can
also have many different impacts on the real estate market. So, it is necessary to systematically consider
the theoretical and practical basis of the study of the impacts of the new land price list on the real estate
market in Hanoi as a scientific basis for land valuation to be applied to large cities in Vietnam in the
coming time.

This article focuses on clarifying how the fluctuations of the State land price list affect the real estate
market in Hanoi - a special urban area with a complex and policy-sensitive land pricing system, and at
the same time, deeply analyzes the impacts of the land price list in a multidimensional way, combining
both qualitative and quantitative perspectives, to more fully reflect the level of influence of this policy on
market behavior.

2. Research methodology

2.1. Methodology

This paper uses a mixed method approach, combining qualitative and quantitative analysis. Qualitative
analysis is used to describe land price fluctuations in wards in Hanoi during the period from October 2024
to March 2025. The quantitative research is implemented based on panel data, with the dependent variable
being the actual land price by ward, month and location. The implementation method includes a series of
simple and multivariate linear regressions to test the hypotheses.

The models will be implemented through STATA and Python software. All variables used have been
standardized, cleaned, and preliminarily tested for assumptions of normal distribution, autocorrelation
and multicollinearity.

2.2. Data

2.2.1. Data sources and collection process

The study uses two main data groups: actual land prices collected from Batdongsan.com.vn, Rongbay.
com, brokerage reports, and valuation sources, and official land price lists published by the Hanoi
People’s Committee. Actual prices cover October 2024-March 2025, classified into street-front (VT1-
VT2) and alley (VT3-VT4) properties, with interpolation used to estimate VT-specific values. Official
price data are standardized by ward and location (VT1-VT4). Although the new price list was originally
scheduled for January 2025, administrative changes delayed implementation until January 1, 2026 under
Decision 71/2024/QD-UBND. The final panel contains 168 wards, six months, four locations, and 4,032
observations, with no human participants.

2.2.2. Statistical description of data
The Table 1 below summarizes descriptive statistics of some key variables in the research data set:
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Table 1. Statistical description of key variables
Unit: million VND/m?

Variables Mean Standard Deviation Min Max
Real Land Price (AP) 104.7 61.2 225 390
Price List’'s Land Price (PL) 37.9 18.4 10 120
Difference (AP — PL) 66.8 48.5 5.5 305

Source: Compiled by authors

The statistical table shows that the gap between actual land prices and the State price list is very large,

especially in central areas. Actual land prices are highly dispersed, reflecting the uneven characteristics of
urban development between wards.

2.3. Research hypotheses

The hypotheses are built based on practicality in the context of Vietnam, and are also referenced from
quantitative research works such as Nguyen (2022) or Leung et al. (2021). Studying and proving these
hypotheses can reflect policy expectations on the convergence between market land prices and State land
prices according to the revised Land Law in 2024.

Hypothesis 1 (H1): Actual land prices are positively correlated with land prices in the land price list
issued by the State.

Hypothesis 2 (H2): The announcement of the new land price list has a clear impact on the adjustment
of actual land prices.

Hypothesis 3 (H3): Central city areas have a higher gap between actual land prices and land price
lists than suburban areas.

Hypothesis 4 (H4): The difference in price between land locations (VTI to VT4) in actual land prices
in suburban areas is smaller than that in central areas.

Hypothesis 5 (H5): The impact of the land price list on market prices depends on the type of road
(street or alley).

2.4. Research model and variables

After establishing the research hypothesis system, the author proceeds to build a suitable quantitative
model system to test the proposed hypotheses in turn. Each model is not only established according to a
reasonable mathematical structure, but also ensures econometrics through testing indicators and practical
explanatory ability. Research data in panel form (panel data), combined by space (ward) and time (month),
allows the application of linear regression models with interactive variables.

2.4.1. Basic OLS linear regression model (M1)

The first model tests hypothesis H1 on the positive relationship between actual land price (APit) and
listed land price (PLit). If the statistical test results (p-value < 0.5 and high R?) confirm the significance of
the model, we can conclude that the land price table has market-oriented value.

The M1 model (with varables described in table 2) has the following formula:

AP =a+ B, *PL; + ¢

In which:

- Actual land price - AP;: Market price in ward i, at time t

- Price on the price list - PL;: Price in the price list issued by the government, in ward i, at time t. 3, >
0 which shows positive correlation, the higher the price in the official list the higher the real price

- Random error - &;: Reflecting other factors not included in the model

2.4.2. Multiple linear regression model (M2)
Model M2 is designed to test H2 - the impact of the announcement of the new land price list from
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01/2025. If the model gives suitable results, it can be concluded that the market has a short-term expected
reaction to the price policy, in accordance with the adaptive expectations theory.

Model M2 (with variables described in table 3), has the following formula:

AP, =a+ B * PL; + B2 * ISSU, + Bs * PL;, * ISSU, + ¢

In which:

- Actual land price - AP;: Market price in ward i, at time t

- Price on the price list - PL;: Price in the price list issued by the government, in ward i, at time t. , >
0 which shows positive correlation, the higher the price in the official list the higher the real price

- Policy Issuing time - ISSU,: Classifying the time before and after the initial announcement of the land
price list. Get value = 1 if announced in 01/2025, get value = 0 if before. 3, < 0 which shows that after the
new price list is announced, real land price tends to slightly decrease

- Policy interaction - PL;*ISSU,: Reflects the time sensitivity of land prices. B; > 0 shows that the
impact of price list announcement on actual prices is clearer

- Random error - g;: Reflecting other factors not included in the model

2.4.3. Extended regression model with spatial variables (M3)

Model M3 allows quantifying spatial differentiation in the adjustment effect of land price tables, thereby
providing an empirical basis for proposing a mechanism for constructing land price tables by region
(zone-based valuation), instead of the average price of the whole area; at the same time, re-establishing
the process of determining "VT1", "VT 2" in land price classification to correctly reflect the market heat
by area. In addition, the model also contributes to answering the question: does the current land price
table correctly reflect the nature of the market in central urban areas or not, thereby serving as a basis for
adjusting planning, land tax policies, and compensation levels in site clearance.

Regression model M3 has the form:

AP, =a+ B, * PL, + B, * UA; + B, * (PL; * UA)) + g

In which:

- Actual land price - AP;: Market price in ward i, at time t

- Price on the price list - PL;: Price in the price list issued by the government, in ward i, at time t. B1 >
0 which shows positive correlation, the higher the price in the official list the higher the real price

- Spatial characteristic - UA;: Classify land locations according to central or suburban districts. Get
value = 1 if in central districts, 0 if in suburban. B, > 0 showing that land prices in central areas are
generally higher than in suburban areas.

- Spatial interaction - PL;*UA;: Reflects the difference in actual price response to price list between
central and suburban areas. f3; > 0 showing that the level of reaction of real price to list prices is greater
in central areas.

- Random error - g;: Reflecting other factors not included in the model

M3 above shows the description of variables of model 3. The interaction coefficient B3 plays a particularly
important role in testing hypothesis H3. If this coefficient is positive and statistically significant, it proves
that for the same land price on the board, the central area will have a higher actual price than the suburban
area, reflecting a stronger adjustment of the market in this area.

2.4.4. Regression model testing internal stratification by location (VT1-VT4) (M4)

Model M4 helps to test the role of intra-regional structure in the formation of actual land prices,
thereby clarifying the relationship between spatial differentiation and market value of land; providing
quantitative evidence for land pricing policies that need to clearly classify usage locations, instead of just
applying the average price of the whole region; at the same time, it is a premise for more detailed analysis
of usage value, commercial value and urban spatial planning.

To test the above hypothesis, model M4 is built as follows:
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AP, = a+ B,*PL, + B, * DIFF, + ¢,

In which:

- Actual land price - AP;: Market price in ward i, at time t

- Price on the price list - PL;: Price in the price list issued by the government, in ward i, at time t. §, >
0 which shows positive correlation, the higher the price in the official list the higher the real price.

- Spatial Characteristic - DIFF;: Difference between actual price at VT1 and VT4 in the same ward,
DIFF; = PLy11 - PLyrg;. B2 > 0: If a ward has clear stratification (high DIFF), the average price of the
whole ward also tends to be higher, reflecting the attractiveness of space and land use function in that area.

- Random error - &;: Reflecting other factors not included in the model

The data used in the M4 model, which are described in table 5, are actual land prices by location (VT1-
VT4) in wards in Hanoi, collected from October 2024 to March 2025. From this data set, the average price
in each ward is calculated by the average of land prices in VTs. The DIFF variable is calculated by the
difference between the average land price at location VT1 (street frontage) and VT4 (alley). The model
only uses one representative observation for each ward to avoid bias due to panel data.

2.4.5. Regression model testing the impact of differentiation by type of access (M5)

The successful testing of the M5 model will help supplement quantitative evidence for the argument that
the construction of land price tables should be differentiated not only by administrative area, but also by type
of real estate, especially in the context of Hanoi with a very specific "street in alley" urban structure.

In addition, the results from the model can also support the review of the classification of locations VT1
to VT4 according to actual usage criteria, establish adjustment coefficients in tax calculation, compensation
for site clearance, and management of public assets according to road type and orient support policies for
residential areas in alleys, where the market adjustment according to the State price list is less likely.

The structure of the M5 model is as follows:

AP,=a+ B, * PL; + B, * ALLEY; + B; * (PL; * ALLEY)) + &;

In which:

- Actual land price - AP;: Market price in ward i, at time t.

- Price on the price list - PL;: Price in the price list issued by the government, in ward i, at time t. 3, >
0 which shows positive correlation, the higher the price in the official list the higher the real price.

- Characteristic of land type - ALLEY;: Represents the nature of the property and the level of access to
transportation and commerce. Get value 1 if it is land in alley (VT3-VT4), and 0 if it is a street-front house
(VT1-VT2). B, < 0 which shows that houses in alleys have lower market value than houses on the street.

- Land type interaction - PL; * ALLEY: Reflects the degree of difference in response to the two types
of land. B; < 0 showing that for houses in the area of alleys, the level of reaction to the price list is smaller.

- Random error - &;: Reflecting other factors not included in the model

3. Model results and discussion

After applying the models, the findings are presented and discussed in detailed in the following part.

3.1. Model 1
Table 2. Results of linear regression model 1
Variable Coefficient | Standard error t value P-value Significance range 95%
Listed Price 1.088 0.047 22.55 <0.001 [0.992; 1.183]
Constant 62.41 4.50 13.84 <0.001 [63.49 ; 71.33]
R?=0,794; F-statistic = 508, 1; Prob(F-statistic) < 0,001

Source: Compiled by authors
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The regression results in Table 2 indicate a strong positive relationship between the state land price
list and actual land prices. The coefficient 1 is approximately 1.088 and statistically significant at the 1%
level (p-value < 0.01), meaning that a 1 million VND/m? increase in the official price is associated with an
average 1.088 million VND/m? increase in actual prices. The model’s R? of 0.794 indicates that the price
list explains 79.4% of the variation in actual land prices, demonstrating substantial explanatory power.
The intercept (o= 62.41 million VND/m?) suggests that location, development potential, expectations, and
other non-policy factors also influence market prices. In newly developed areas such as Long Bien, official
price increases may trigger even larger market-price increases. These findings are consistent with Pang
et al. (2021) and Pham et al. (2022). Compared with Singapore’s more dynamic system, Vietnam needs a
flexible, market-based mechanism integrating data, monitoring, and expert consultation.

3.2. Model 2

To test hypothesis H2 — The announcement of the new land price list has a significant impact on the
adjustment of actual land prices, the authors continue to expand the regression model to an interactive
form, allowing to test the differential impact before and after the announcement of the official land price
list (January 2025). The results of the model are shown in table 3 as follows:

Table 3. Linear regression results of model 2

Variable Coefficient | Standard error | t- value P-value Significance range 95%
Intercept (a) 61.43 2.84 21.58 <0.001 [65.84 ; 67.01]
PL, (B1) 1.062 0.029 34.89 <0.001 [1.002; 1.122]
ISSU, (B2) 1.960 4.01 0.48 0.625 [-5.93 ; 9.85]
PL, x ISSU, (Bs) 0.051 0.042 1.20 0.227 [-0.032; 0.135]
R-squared = 0.763: the model explains 76.3% of the variance in actual land prices.
F-statistic = 854.3; p < 0.001: the model has high overall statistical significance.

Source: Compiled by authors

Model 2 confirms a strong positive relationship between the state price list and actual prices (p1 =

1.062). However, ISSUi (B2, p = 0.625) and the interaction effect (fs = 0.051, p = 0.227) are insignificant.
Thus, effective land-price reform requires coordinated planning, taxation, and data-disclosure policies.

3.3. Model 3

The extended M3 model is established to analyze the differential impact of land price lists on actual
prices between central and suburban areas. Specifically, the model adds the dummy variable UA; (taking
the value 1 if the ward is in the central area such as Ba Dinh, Hoan Kiem, Dong Da, Hai Ba Trung, Tay
Ho, Cau Giay, Thanh Xuan) and the interaction variable PL; X UA, to clarify hypothesis H3 - central areas
have a stronger reaction to the State land price list.

Table 4. Linear regression results of model 3

Variable Coefficient Standard error t- value P-value Significance range 95%
Intercept 9.690 1.930 5.01 0.0000 [5.89 ; 13.47]
PL; 1.474 0.032 45.34 0.0000 [1.40; 1.53]
UA -5.889 2.855 -2.05 0.038 [-11.48 ; -0.28]
PL; x UA -0.517 0.034 -14.85 0.0000 [-0.58 ; -0.44]
R2=0,744

Source: Compiled by authors
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Table 4 shows that the model explains 74.4% of variation in actual land prices (R? = 0.744), while the
F-test (p <0.001) confirms overall statistical significance. PLit has a strong positive effect (§1 = 1.474, p <
0.001), meaning a 1 million VND/m? increase in the state price list raises actual suburban prices by 1.474
million VND/m?. UAi is negative (B2 = —5.88, p = 0.038), while the interaction PL; X UA, is also negative
(Bs=-0.517,p <0.001), reducing the central-area effect to 0.957. Hanoi’s location-based price disparities
illustrate this gap. These findings are consistent with Nguyen & Bui (2022) and Doan (2023), who identify
larger differences between actual and regulated prices in central districts.

3.4. Model 4
The results of model M4 were built to test hypothesis H4: The level of land price stratification between
locations in a ward (from VT1 to VT4) is related to the average market price of that area.

Table 5. Linear regression results of model 4

Variable Coefficient Standard error t-value P-value
Intercept 42.89 1.79 23.78 0.000
PL; 0.1094 0.0384 2.83 0.005
DIFF 0.4755 0.0165 28.70 0.000

R2=0,971

Source: Compiled by authors

Table 5 shows that PLit remains statistically significant (§ =0.1094, p =0.005), confirming the reference role

of state land prices in market price formation, although its effect is weaker than in previous models. DIFF has

a much stronger positive effect (B = 0.4755, p < 0.001), indicating that greater VT 1-VT4 price differences are

associated with higher ward-level land prices. The intercept is 42.8. Hanoi demonstrates substantial intra-ward

price stratification, with frontage and alley prices differing sharply, whereas suburban areas such as Dong Anh

show smaller gaps. This suggests existing price lists inadequately capture spatial differentiation. The findings
are consistent with Nguyen Van Hung (2021), Park & Lee (2020), and Chen et al. (2019).

3.5. Model 5

To test hypothesis H5 stating that the impact of land price list on the market depends on the type of
access - specifically between street-front houses (VT1, VT2) and alley houses (VT3, VT4). The results of
model M5 are presented in table 6 as follows:

Table 6. Linear regression results of model 5

Variable Coefficient Standard Deviation t-value P-value
Intercept 85.6537 1.7281 49.55 0.000
PL, 1.2926 0.0129 99.58 0.000
ALLEY, -36.9191 2.7368 -13.48 0.000
PL, * ALLEY, -0.7948 0.0372 -21.28 0.000

R2=0,862

Source: Compiled by authors

The M5 model shows a strong positive relationship between the state land price list and market prices.
PLit has a coefficient of 1.2926 (p < 0.001), meaning a VND1 million/m? increase in the price list raises
street-front prices by about VND1.29 million/m?. ALLEYi has a coefficient of —36.9191 (p < 0.001),
indicating alley properties are approximately VND36.9 million/m? cheaper than street-front properties.
The interaction PLit x ALLEYi is —0.7948 (p < 0.001), reducing the alley response to about VNDO.5
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million/m?. Hanoi’s large frontage—alley price gaps illustrate this spatial differentiation. The findings are
consistent with Kim & Lee (2020), highlighting limitations of current price lists.

4. Conclusion

The study examines how State land price lists affect market land prices in Hanoi, focusing on spatial
differences, access types, and market responses before and after price adjustments. Results show that official
prices provide only a relative market reference, with stronger effects in suburban and accessible areas.
Significant gaps remain in central and commercially valuable locations. The findings highlight limitations of
rigid, route-based pricing and emphasize the need to incorporate access depth, commercial value, and urban
structure to reduce financial distortions, speculation, and land-management difficulties m
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