LE QUOC KIEN

Téi ¢ thé gip nhiing van dé dau dau nao
khi xay nha lan dau?

Dén day, t6i tin chac la ban cling d3 mudng tuong dugce vé can
nha tuong lai cda minh véi nhirng khu vuc chirc nang va moét sé
loai ndi that co ban nhat.

Nhung d7nhién, cdu chuyén xdy nha, déc biét Ia trong [an dau
tién, con nhiéu van dé kho nhan hon nira. Ban sé phai xac dinh
chi phi xay nha, ngudn tién dé xay, roi tim kiém, lua chon thau,
va theo doi, kiém soat trong sudt qua trinh tir lic xay cho dén khi
hoan cong...

Trudc khi chung ta di chi ti€ét vao ting budc nhu vay, toi
mudn théng ké lai nhitrng van dé va sai lam ban dé gdp phai
trong qua trinh xay nha, dé ban cé cai nhin téng quan nhat vé
hanh trinh nay.

Dau tién, ban can nadm rd hai loai gdi thau phé bién trong thi
cbéng nha & hién nay:

Goi thau Phan tho va nhan cong hoan thién co ban (Hay duoc
goi ngan la Phan Thé): Chu nha thuong chon hop tdc vdi thau
theo hudng nay, bao gom:

- Nhan cong va toan b vat tu lam phan khung xuong nha:
Mong, da, cot, san bé tong, tuong bao, tuong ngdan, phan am
duong dién va cap thodt nude.

- Nhdn cong va vat tu thé (xi mang, cat, da, viia) dé lam phan
hoan thién co ban: To trdt, can nén I6t gach, son nudc, rap
thiét bi dién nudc. Con nhiing phan vat tu dé hoan thién chinh
(gach op lat, bot matit, son nudc, son dau, thiét bi dién - nudc -
toilet...) chii nha sé cung céap cho nha thau lam, khong bao gom
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trong don gia Phan Thé.

Gdi thau “Chia Khéa Trao Tay”: Chu nha it chon phan nay dé
tiét kiém chi phi, va dé chii dong chon lua vat liéu hoan thién
ciing nhu cac hang muc hoan thién khac theo y thich cua minh.
G6i nay thuong bao gom:

- Nhan cong va toan bo vt tu lam phan khung xuong can nhi.

- Nhan cong va toan bo vat tu tho (xi mang, cat, da, vita) cing nhu
vat tu hoan thién dé lam phan hoan thién co ban (gach Op lat, bot
matit, son nudc, son dau, thiét bi dién - nudc - toilet...).

- Nhén cong va toan b vat tu lam cdc phan hoan thién khdc
ngoai thi cong: Cita cdc loai, lan can, da hoa cuong, go, sdt,
nhom kinh, thach cao...

1. Sai Iam tir phia chd nha

Chung ta thudng chi xay nha mét Ian trong ddi, rat it ngudi cé
diéu kién va co hodi xay nhiéu hon 1 can nha. Va du cé xay vai can
nha thi chung ta ciling chua chac du thoi gian, kién thirc va kinh
nghiém dé theo sat cac cong trinh, nén gan nhu hiéu biét vai viéc
xay nha thuong chi la con sd 0 tron trinh.

Trong khi dé, xay nha lai la viéc quan trong ca ddi véi s tién
rat I&n, thudng phai tich [Ty rat nhiéu nam mdi cd. Vay nén maéi khi
xay nha la chung ta lai hao tadm tén luc hang may thang troi, va
trude sau gi cling vap phai khéng it thi nhiéu cac sai lam.

DE dé hinh dung, trong phan nay ching ta sé 1ay vi du xay mot
can nha co dién tich 60m?, quy mo 1 trét, 2 [au, cé mai che thang
va san thugng.
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<+ Sailam 1: “Lam c6” kha ndng cho phép

Da sO ngudi xay nha [an dau déu bi phat sinh it nhat 25% chi
phi so véi du todn, nghia la chuan bi ngén sach theo ké hoach la
10 d6ng nhung lam dén 12 déng. Diéu dang ndi, phan Ién thudng
“lam c¢6”, ban than 10 déng trong ngan sach chuan bj thi thuc té
cling chi 8 dong san cd, con 2 déng di vay mugn thém. Do do,
chung ta c6 thé hut dén 4 dong (chi co 8 dong, trong khi thuc té
chi trd 12 déng), twong duong lam gap rudi so véi sé tién thuc co.

SO tién tuw co trong kha néng 8 doéng

Rang thém 25%

S& tién theo k& hoach rang dé lam | 10 ddng " »
(2 ddng / 8 ddng)

S& tién phai chi thuc té 12 ddng
Chénh léch gilra sb tién trong kha s g Vuot 50% khoan tién ty cé
nang vdi s tién phai chi thuc té (4 ddng / 8 ddng)

Hinh 1: Minh hoa sé tién phai chi lam nha thuc té so voi sé tién tu
co trong kha nang

» Sailam 2: Tinh thiéu cdc hang muc chi phi

Dé can nha cé thé hoan thién va vao & dugc, chung ta sé co cac
hang muc xay dung chinh. Téi da téng hgp chi tiét vao file “Cdc

3

hang muc chinh va téng chi phi xay nha so bé” duoc dinh kém trong

b tai liéu danh cho déc gia mua sach. Ban vui Iong lién hé voi chung

téi qua duong link hodc QR code tai “Thé bookmark kém theo sach”
dé nhdn tai liéu nhé.

Trong do, vé vat tu hoan thién co ban (gach 6p lat, son, thiét bi
vé sinh, thiét bi dién...) va cac hang muc hoan thién khac (ctra cac
loai, da hoa cuong, go, sat, n(hdm kinh, thach cao...), téng chi phi sé
c6 khoang dao déng rat Ién vi cé du loai véi dd murc gia khac nhau,
day ciing la phan chuing ta dé thay ddi va quyét dinh cam tinh nhat.
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Co thé ban dinh dung bén cau loai 1,5 triéu dong, nhung ra
dén showroom thay loai 5 triéu déng thich hon nén déi, nghi rang
chi cd 3,5 triéu thi rang thém chut xiu. Nhung mdt cén nha dung
dén 4 céi bon cau nhu vay la ban da phat sinh 14 triéu déng so
véi du toan ban dau.

Hodc mdi dau ban chi dinh str dung clra bang sat, sau lai muén
cO thém mét chut dung clra go vdi gia gap 2-3 lan.

Hay cac hang muc nhém kinh thuong cling duoc thay bang
céc loai nhap khau véi gia gap 1,5 lan.

Da hoa cuong ciing thay loai 900.000 dong/m? nhu tinh todn
ban dau thanh loai 2 triéu dong/m?...

Nhitng phan “co thém xiu cho tai san ca doi” nay thuong lam
phat sinh 30-50% chi phi vat tu hoan thién, lam tadng 15% so véi
tdng chi phi xay nha theo tinh toan ban dau.

CAC HANG MUC CHINH VA CHI PHI XAY NHA sO° BO

Ty trong Ghi chia
STT Hang muc Ponvi SL Gia Thanh tién Khéng Co thang
thang may may

XAY DUNG
1.1 [Phan thé & nhan cdng hoan thién co ban m2 279 3,700,000 1,031,560,000 46.3% 38.4%

vt tw hoan thién co ban (gach dp 1at, som, thigt
12 :':a\:f;::c ?;::lt::lh?é]inl:r;élc (clra cic logi, dd hoa HE 2 AR 3000 226 ARTH: | Chfa g oop

cwong, g8, sit, nhém kinh, thach cao,...)
1.4 |Epcoc Goi 1 70,000,000 70,000,000 3.1% 2.6% |Néuco
1.5 |Pha di xac nha ci, chuyén bo xa ban Gol 1 10,000,000 10,000,000 0.4% 0.4% |Néuco
1.6 |V&sinh nha dé vao & sau khi xay xong Gl 1 3,000,000 3,000,000 0.1% 0.1% |Néuco
1.7 |Quanhé dia phuwong bdi dudmg tho dn udng Goi 1 5,000,000 5,000,000 0.2% 0.2% |Néucd
1.8 |Giam sat cOng trinh Thang 5 12,000,000 60,000,000 2.7% 2.2% |Néucd
2 |THIET KE, PHAP LY 0.0%
2.1 |Ban vE thift k& Gol 1 50,000,000 50,000,000 2.2% 1.9%
2.2 |Ban v cdp phép, xin phép xay dyng G6i 1 10,000,000 10,000,000 0.4% 0.4%
2.3 |Thué, ban v& hoan cdng chi phi hoan cing Gol 1 50,000,000 50,000,000 2.2% 1.9%
3 |TRANG THIET Bl & NOI THAT 0.0%
3.1 [May bom & bdn nudc Goi 1 10,000,000 10,000,000 0.4% 0.4%
3.2 |May lanh, tivi, t lanh, may gaf ‘ Goi 1 67,000,000 67,000,000 3.0% 2.5% | wmgAhd més
3.3 |May nu.d'c ndtig NLMT/ may tam nwdc ndng rini Goi 1 15,000,000 15,000,000 0.7% 0.6% ST S
3.4 |Ngi thit co ban (t0, givdng, ban, ghé, bép,..) Goi 1 146,000,000 146,000,000 6.6% 5.4%
3.5 |Thang may va két cdu bubng thang Goi 1 460,000,000 460,000,000 17.1% |Loai VN thwdng
1 DY PHONG PHAT SINH Goi 1 199,152,000 199,152,000 8.9% 74% |Néuco

2,228,552,000  [N&u khong rap thang may)
2,688,552,000 NEu b Bp d -

TONG CHI PHI XAY XONG NHA vAO &

Hinh 2: Cac hang muc chinh va téng chi phi xdy nha so bg

File tinh cac hang muc chinh va téng chi phi xdy nha so bé co trong

bé tai liéu danh cho déc gia mua sach. Ban vui long lién hé voi chung

téi qua duong link hodc QR code tai “The bookmark kém theo sach”
dé nhan tai liéu nhé!
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Théng thudng, khi tim hiéu chi phi xdy nha, da sé ching ta sé
co 2 “level” vé viéc tinh toan du trl ngan sach xay nha.

Level 1 - chua biét gi: Chi tinh dén Phan thé va nhan cong
hoan thién (STT 1.1 & bang trén), va tu du trt thém phat sinh 10%,
tlre 1a chi khodng 50-60% téng chi phi dé xay hoan thién cén nha
va co6 thé vao & dugc, dé la chua ké viéc tinh thiéu dién tich tinh
phi (sé dugc phan tich ki & phan Sai [am 3 dudi day).

Level 2 - ¢6 tim hi€u k§ hon: Tinh dugc thém phan Vat tu va
cac hang muc hoan thién co ban (STT 1.2 d bang trén), va tu du
tru thém phat sinh 10%, nghta la cling chi mdai tinh duoc 70-80%%
téng chi phi dé xay hoan thién cdn nha va co thé vao & dugc.

Vdi cac cong trinh cé nén dat khéng du cing, hodc nén dat
van dam bao lam méng bang nhung ching ta mudn yén tadm hon
thi sé trién khai ép coc va lam phan mdng nha trén dau coc. Tuy
nhién, trong don gid phan thdé khéng bao gém phan ép coc, nha
thau khong tinh chi phi nay vao du toan ma chung ta phai tu biét
dé tinh thém. Vai dién tich cdn nha 60m?, phan ép coc nay cling
dao dong rat Idn trong khoang 50-150 triéu déng tluy dd néng
sau cua coc va diéu kién thi cong kho khan hay thuan loi.

Chua k&, & nhirng khu vuc dat yéu, duong trudc nha hay rung
lac do cé nhiéu xe 16n di qua, lam garage 6 td hodc lam kho chat
nhiéu vat nang, thi phai dan sat san dé bé téng nén tang trét. Vai
chi phi tdam 270.000-320.000 déng/m? tly quy chuan sat va do
day bé tdéng, 60m? san tang trét sé tén thém 16-19 triéu déng.

Nhu vy, thong thuong so tién xay dung thuc té sé nhiéu hon

0 tién du trit khd lon, khién cdc gia dinh rat dudi tién va dp

luc sau khi x@y xong. Cin nha dang Iy la t6 @m hanh phiic lai

thuong trd thanh van dé tranh cdi kéo dai trong gia dinh.
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Do dd, té6i khuyén ban hdy chd dong tim hiéu dé tinh toan day
da cac chi phi, déng thoi hiéu ré kha nang chuan bi ngan sach
cua gia dinh dé Iya chon céac loai vat tu hoan thién, trang thiét bi
ndi that phu hop.

Sai ldm 3: Hiéu sai Dién tich dudc cdp phép xdy dung la
Dién tich tinh phi xdy dung

Trong lan dau tién xay nha, chung ta rat dé hiéu nham dién
tich xay dung trén gidy phép la dién tich tinh phi, dan dén tinh
thi€u 20-30% ngan sach. Vi du nhu bang dudi, chd nha tinh thiéu
muc so (1) Mong nha (phan trén dau coc), muc sé (9) Mai tum va
muc s6 (10) San thuong, nén téng chi phi dang thap hon thuc té
dén 235 triéu dong, tuc khoang 31,8%.

Moi khu vuc thi céng, tuy khdi luong cdng viéc khac nhau sé
c6 hé so tinh phi khac nhau (nhu bang bén phai). Hé so tinh phi
nay cling la moét k¥ thuat lam gia d€ canh tranh gilra cac nha thau
(s& ndi thém & phan sau).

CAcH TiNH DIEN TiCH TINH PHI XAY DUNG CACH TINH DIEN TicH TiNH PHI XAY DUNG
CHU NHA HAY NGHT TRONG THU'C TE
Dién tich xay Dién tich xdy | Dién tich xdy H&s8 Dién tich
STT Khu vire xay dung dymg theo STT | Khu vure xdy duwng dyngtheo  (ding chus thi tinh phi tinh phi
GPXD GPXD hién di trén (%) (m2)
(m2) (m2) GPXD (m2)

3 1 |Méngtrén dBu coc 60 50% 30

2 |Tangtrét 60 2 |Tangtrét 60 100% 60

3 [San trudc 8 3 |San trudc 8 70% 5.6

4 |Tanglaul 60 4 |Tanglaul 60 100% 60

5 |Banchng L3ul 3.6 5 |Bancdngldul 3.6 100% 3.6

6 |Tangldu2 60 6 |Tangldu2 60 100% 60

7 |Ban conglLau 2 36 7 |Bancdng Lau 2 36 100% 3.6

8 |Tum che thang 20 7 |Tum che thang 20 100% 20

Q 8 |Maitum 20 60% 12

10 9 |San thuwgng 40 60% 24

215.2 120
Téng dién tich tinh phi 215.2 Téng dién tich tinh phi 278.8
Pon gid/m2 3,700,000 Don gid/m2 3,700,000
Thanh tién 796,240,000 Thanh tién 1,031,560,000

Hinh 3: Khadc biét trong cach hiéu vé dién tich tinh phi giita chu nha
va thuc té
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Sai lam 4: Can cu theo Pon gia/m? dé chon thau

Co |é ban cling nhu tdi, trong lan dau xay nha, da s6 chung
ta déu so sanh don gia/m? dé quyét dinh thau, nén cac nha thau
budc phai canh tranh nhau vé con sd nay dé cé gang thu hut su
chu y cua chung ta, sau dé ho sé tang bu lai cac phan chung ta it
dé y (sé ndi thém & phan sau).

Hay tudng tugng néu ban quyét dinh xay nha, ban cé thé sé
lién hé 3 nha thau. Néu don gia cta 3 don vi dua ra lan lugt la
3,6 triéu dong/m?, 3,7 triéu doéng/m? va 3,8 triéu dong/m? thi nha
thau 3,6 triéu dong/m? chac chan da chiém hon 50% “loi thé thién
cam” dé thang thau, ding khong?

Diéu nay cling dan dén diém sai lam chi tir thir 4 cdia chung ta,
vi con s6 don gid/m? chi mdi chiém 1/3 yéu t6 cdu thanh tdng chi
phi phan thd, ngoai muc dich dé cac nha thau canh tranh thién
cam vdi ching ta thi khong cé y nghia gi ca.

Ban héy nhd: Tong chi phi Phan Thé = Téng Dién tich tinh phi x
Pon gia/m?. Chua ké don gid/m? con phu thudc vao chiing loai
vt tu, cdc hang muc thi cong di bao gom trong don gid, chat
lugng két cdu, hé s6 an toan “trit hao”, do phiic tap kho dé vé
kién triic va bién phdp thi cong.

Trong khi thuc té, da s6 chung ta thudong khong cd san ban vé
thiét ké, dic biét la ban vé két cdu, chi dua cho nha thau thong
s vé dién tich, hodc hon nita la gidy phép xay dung, dé ho bao
Don gia/m?. Khi do, moi nha thau sé cé mot quan diém khdc
nhau vé quy cdch xay dung, két ciu cong trinh, ching logi vat
tu, cdc hang muc thi cong da bao gom trong don gid,... nén cdc
con s6 don gia/m? thau dua ra khong thé so sanh véi nhau.
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TONG KET NOI DUNG

“T6i co thé gap nhiing van dé dau dau nao khi
xay nha lan dau?”

Giai thich Goi thau Phan thd va nhan cdong hoan thién co ban
(Hay dugc goi ngén la Phan Tho)

Giai thich Go6i thau “Chia Khéa Trao Tay”

Sai [dam 1: “Lam c&” kha nang cho phép

Sai [am 2: Tinh thi€u cac hang muc chi phi

Sai [am 3: Hiéu sai Dién tich dugc cap phép xay dung la Dién tich
tinh phi xay dung

Sai lam 4: Can clr theo Don gia/m? dé chon thau

Sai lam 5: Tiéc tién thué don vi thiét ké déc lap, tu “Nhat Duong
Chi” hodc ham thiét k& dugc tdng mién phi clia nha thau khi giao
ho thi cdng

Sai lam 6: Khong tim dugc tiéng ndi chung véi nha thau do su l1éch
pha tu duy, kién thirc va kinh nghiém

Sai lam 7: Thiéu kinh nghiém gidm sat qua trinh thi cong va lam viéc
vdi nha hang xom nén “chua xong nha minh da an dén nha ban”
Sai [am 8: Khéng nam ré céc quy dinh cua Nha nudc vé xay dung
nén vudéng phap ly

HAY TU TiM CAU TRA LGI CHO MINH
1. Néu xay nha, ban sé chon goéi thau phan thé hay goi thau chia
khoa trao tay? Vi sao?
2. Gia str co ké hoach xay nha, ban du tinh nha dién tich bao nhiéu,
quy moé may tang, ngan sach du kién bao nhiéu?
3. Dung 2 file “Cach tinh dién tich tinh phi xay dung” va “Cac hang
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muc chinh va téng chi phi xay nha so bd”, tinh thir ngan sach du kién
thura hay thi€u bao nhiéu phan trdm so vdi so tién thuc té phai chi.

4. Khi ban lién hé véi cac nha thau 18y bao gia, cé phai nha thau
bdo don gid 3,6 triéu déng/m? la ré hon nha thau 3,8 triéu dong/
m?2? Tai sao?

5. Uu va nhugc diém cla ban vé thiét ké dugce thau tang véi ban vé
thiét ké doc 1ap cua bén thu ba?
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