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MASTER PLAN

Ha Noi’s and Ha Dong’s master plans, both made 

in 1996 and approved by the board in 2000, have 

regulations about the development in Van Quan. 

The area is suggested to be an urban residential 

area with a low density, providing the population 

with schools, health centre, peoples committee 

building and services. The master plan of Ha Noi 

is not giving detailed regulations for this area 

while it still belongs to Ha Tay province, even 

though it is planned as a residential area in Ha 

Noi. The regulations are therefore found in the 

master plan for Ha Dong, though they are few 

there as well31.

Ha Dong’s master plan says the area should be 

an urban area. The exact meaning of this state-

ment is vague, but can be seen as a quality level 

corresponding to classification of different urban 

areas in Vietnam. The classification of urban ar-

eas will be described later and the study area 

is connecting two different levels of urban areas 

beacuse it is located on the border between Ha 

Noi and Ha Dong. The master plan suggests a 

density of 230 persons per hectare gross and 

500 persons per hectare net in the residential ar-

eas. In the study area, this density means a pop-

ulation about 14 000 people on the 60 hectares. 

31  The master plans are written in Vietnamese and 

they have been translated to me by people working 

at NIURP. 

Living area is suggested to increase from 14 

m2 per person today to 16 m2 in new residential 

areas32. A new residential area will increase the 

population dramatically; there are approximately 

300 persons living in the study area today33. The 

infrastructure also needs a new structure when 

the population increases. Sewerage should be 

dimensioned for the estimated population, but 

no other recommendations are given on that 

subject. One main road, connecting National 

Road No 6 and the city Van Dien, will cross the 

area. This road must be at least 36 m wide and 

the connection with Road No 6 is already built 

west of Van Quan. 

A military area for transmitters is juxtaposed to 

the study area. This zone will remain for the next 

couple of years and five meters must be kept 

free of buildings around the military area. 

The master plan wants to increase the green area 

per capita from 1,25 m2 today to minimum 5 m2

per person in the new areas. 0,5 m2 per person 

for sport activities should also be provided within 

the area. Total area for green areas and recrea-

tion for Van Quan is then supposed to be at least 

8 hectares. 

32  Dinh (2001)

33  This is the estimated number of people living in 

the village Yen Xa according to NIURP.

MASTER PLANS AND PLANNING CONDITIONS
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CLASSIFICATION OF

URBAN AREAS

In Vietnam, cities and towns are classified into 

6 levels of urbanity. The classification, made by 

NIURP, is according to the population, political 

and economical impact, level of industrialization 

and infrastructure. This classification is frequent-

ly mentioned among the architects I spoke to, 

when defining different urban areas. Ha Noi and 

Ha Dong are on different levels and the national 

classification highlights the main differences be-

tween the levels. 

Special urban area - Capital and metropolises 

with population over 1.5 million. Important for 

Vietnam’s development. There are just two spe-

cial urban areas today; Ha Noi and Ho Chi Minh 

City.

Level 1 - Major cities in Vietnam with at least    

500 000 inhabitants. Also important for Vietnam’s 

development. Examples are Hai Phong and Da 

Nang.

Level 2 - Cities with a population of minimum 

250 000 people. Cities are important for the de-

velopment in regions. Hue and Nha Trang are 

two of cities on this level.

Level 3 -  Provincial towns with at least 100 000 

inhabitants. Standard is generally lower than the 

higher levels. Examples are Bac Ninh and Ha 

Dong.

Level 4 - Towns with around 50 000 inhabitants. 

Rural income is still important. Examples are 

Dien Bien Phu and Hai Duong.

Level 5 - Small towns with at least 4000 inhabit-

ants. More than 1/3 is working with agriculture. 

Tam Dao and Sa Pa are examples of towns. 

Van Quan is located on the border between a 

special urban area, Ha Noi and level 3, Ha Dong. 

The differences are perceptible in standard be-

tween the two cities. Ha Dong, with its 100 000

inhabitants, is of course depending on Ha Noi 

for work and education. Ha Dong is a regular 

provincial city for a province with poverty prob-

lems and big rural areas. There are benefits be-

ing juxtaposed to the 3,7 million capital for Ha 

Dong, which is probably one of the reasons the 

province and the city is comparatively rich. Trade, 

tourism, foreign investors, industries and facto-

ries in Ha Noi is affecting Ha Dong with invest-

ments, customers and a demand for workers. 

Ha Noi Architectural University, Police University 

and University of Information are all located in Ha 

Tay province instead of in Ha Noi province. 
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GIVEN CONDITIONS FROM NIURP

NIURP’s intention a is to establish a new urban 

area in Van Quan for an estimated population of 

10-15 000 people, which can be lower than what 

is suggested in the master plan. The main inves-

tor in the project is Housing and Urban Develop-

ment Corporation, HUD. NIURP wishes that the 

new area would give the inhabitants access to:

primary school

health centre

sub-district committee

leisure centre

recreation area

commercial buildings

public spaces

While a new urban area is built west of the study 

area Van Quan, some of the requirements have 

already been fulfilled, i.e. sub-district committee 

and health centre. Schools, commercial build-

ings, recreation areas, public spaces and space 

for leisure should be integrated in the study area 

though.

•

•

•

•

•

•

•
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LANDSCAPE IN VAN QUAN

The study area is located on partly cultivated 

land. The landscape is very flat in the area, no 

major differences in height appear – it is flat all 

the way to the horizon. Banana trees are growing 

in the western part of the area. Otherwise most 

of the ground is covered by rice paddies, grass 

and bushes. Along the road to the village Yen Xa 

is an avenue of deciduous trees, accentuating 

the entrance to the village with green foliage. 

The landscape is flat, in and around Van Quan.Rice is cultivated in the area today.

There is no information about pollution in the soil, 

or restrictions according to carrying capacity or 

sensitive species. The landscape is not sensitive 

for visual changes according to the master plan 

and my inventory of the area has not come to 

any other conclusion. Due to the flat landscape, 

new buildings will be clearly visible over the open 

fields in the north and east and give Van Quan a 

new character.
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THE VILLAGE YEN XA

Yen Xa is a rural village with approximately 300 

people, most of them working with agriculture. 

The village has winding gravelled alleys, clearly 

defined by concrete fences. No cars can drive in 

the village since the alleys are too narrow. Though 

the capital is just 9 km away, the pace in the village 

is very slow and no urban life can be perceived. 

People live in one family houses, size and architec-

ture is very varied from simple brick houses to five 

storey purple art deco pastiches. There is a 

pagoda in the western part of the village and a 

cemetery next to it. I consider the pagoda and 

cemetery as the genius loci of the village and 

a natural meeting point for the villagers. A cou-

ple of family-run shops exist in the village, open 

when the shop owners are at home, selling fruits, 

stationery, petrol, batteries, toys and candy. 

Most houses have a low standard in Yen Xa.

A new modern house in Yen Xa.

There are narrow gravelled alleys in the village. 
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The pagoda in Yen Xa. The cemetery next to the pagoda.

Ha Dong seen from Yen Xa.
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THE TOWN HA DONG

Ha Dong has around 100 000 inhabitants34. The 

heart of the city is the market, a busy spot where 

food and all kinds items can be bought. How-

ever, the main trade and investments take part in 

Ha Noi since the range of products is better. The 

population in Ha Dong is growing, due to urbani-

sation and the increasing population in Ha Noi. 

A landmark in Ha Dong is the Catholic Church, 

built by the French in the 19th century. The church 

is still used by the Christians.  Another important 

building is the war hospital, Y103, located south 

of the study area. This was a famous hospital 

during the Vietnam War and is therefore a his-

torical monument. Today it is an ordinary hospital 

but still with a tank standing in front of the main 

building as a reminder of the war in the 1960s.

34  NIURP

The hospital Y103. 

Road to the market in Ha Dong.
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The complexity, combination of styles, mixtures 

and irregularity is in my view the smallest com-

mon denominator for architecture in Ha Dong. 

Houses are traditionally deep and narrow, 

between 1 to 5 storeys high, but some block-

houses exist as well. Each epoch has left foot-

prints and the city is a collage of colonial style, 

Russian architecture, post-modern complexes, 

art deco pastiches, classicism and traditional 

style.

Entrance to the market.

The architecture varies in the town centre. Modern houses along Road No 6.
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ACCESS BETWEEN HA DONG

AND HA NOI

The aorta and only access between Ha Noi and 

Ha Dong is National Road no. 6, starting south 

of  Ha Noi heading towards the north-western 

parts of Vietnam. Traffic is intense and the road 

has high capacity. National Road No. 6 is a 6 to 

8 lane road between Ha Dong and Ha Noi, with 

a high density of traffic. Buses and slow-going 

vehicles (bicycles, horses and cows) are partly 

separated from the rest of the traffic by a row of 

trees and concrete fundament. A planted funda-

ment with flowers and grass is in between the 

lanes in each direction. As the traffic is intense, 

the fundament works as a pause for pedestrians 

crossing the road. The separated lanes are actu-

ally working quite well for making people going 

in one direction. Exemptions are of course seen, 

but generally the traffic in one lane seems to go 

in one direction. 

The number of vehicles passing every day is 

unknown, but could be approximately around 

100 000 vehicles per day. No statistics were to 

be found about the flow of vehicles and to get a 

clue I counted the number of vehicles passing 

by in 1 minute by several occasions at different 

times of the day. The day can be diverted into 

three categories: rush hour (7 pm to 10 pm and 

4 am to 7 am), off peak (10 pm to 4 am) and 

evenings (after 7 am). 

This is not attended to serve as a statistic mate-

rial, but to give an idea about the situation on 

Road No 6. There are definitely fluctuations, still 

100 000 vehicles per day is a plausible guess.

The traffic is mainly motorbikes and mopeds. 

Cars, buses and trucks are less common and the 

density of vehicles is therefore very high. Along 

the road, shops, smaller production companies 

and workshops are established and the border 

between Ha Dong and Ha Noi is diffuse. It is ac-

tually the city of Ha Noi spreading out towards 

its borders and the only visual sign of crossing 

the border to Ha Tay is a traffic sign telling the 

same.

A couple of bus lines traffic Road No. 6 but only 

one is connecting the Ha Noi city centre with Ha 

Dong. Bus number 2 is going every ten minutes 

from Ha Noi to Ha Dong. Bus number 22 and 39 

are passing south of the study area and partly 

go on National Road No 6. The bus station in Ha 

Dong is about 1,5 km away from Van Quan. 

The two new urban areas in Van Quan, firstly 

the one next to the study area and secondly the 

study area, will increase the population dramati-

cally, from approximately 8000 people today to 

around 35 000 in 2020, according to the mas-

ter plan. Road No 6 can probably handle some 

more traffic than today, but in my opinion it could 

be suitable to ease the pressure by having a con-

nections between the cities from Van Quan.
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