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PHAN TiCH CAC YEU TO ANH HUONG DPEN QUYET PINH
MUA CAN HQ CAO CAP TAI TP. HO CHI MINH

ThS. Pham Thi Van Trinh'
TS. Neguyén Minh Ha?

TOM TAT

Nghzen civu nay nham xdc dinh cdc yéu to dnh hwang dén quyét dinh mua cin ho
cao cap ciia ngwoi mua trén dia ban Thanh phé Ho Chi Mznh T hong qua phong vin
truec tiép 225 ngu"m ¢6 ¥ dinh mua hodc dia mua can hé cao cdp bang bang cdu hoz va
sw dung mo hinh hoz quy Binary Logistic, nghzen civu ndy da xdc dinh dwoe chin yéu té
tdc dong den quyét dinh mua cin hé cao cdp ciia ngueoi mua. Tir két qua nay, nghién cuu
goi ¥ mét sé gidi phdp nham thu hit sw quan tam cia ngueoi mua, dong thoi gitp cho
cdc doanh nghiép kinh doanh bat dong san nhdan dinh va xdy dung chién lwoc phdt trién
cho phan khuc thi truong can ho cao cap.

Tiwr khoa: Can ho, Cao cép, Quyét dinh mua, BAt dong san.

ABSTRACT

This study aims to identify factors that affect the decision to buying luxury
apartment in Ho Chi Minh city. Through directly interviewing 225 people who have
bought the apartment or have the buy intention by questionnaire, and using Binary
Logistic regression model, this study has found out nine factors that influence purchasing
decisions of luxury apartment buyers. From these findings, the study suggests some

policy implications to attract the attention of clients, and help real estate companies to
build development strategies for the luxury apartment market segment.

Keywords: Apartment, Luxury, Buying decision, Real Estate.

1. GIOI THIEU
Thanh phé H6 Chi Minh 1a dia

wdc tinh 18.000 cin, bao gdm phén khuc
can hd cao cap tap trung da phan tai cac

phuong c6 mirc GDP binh quan dau ngudi
cao nhat ca nudc. Nam 2010, GDP dau
nguoi 1a 3.130 USD, cao hon mic GDP
binh quan dau nguoi cla ca nudce 1a 1.160
USD (B¢ xay dung, 2011).

Nhitng ndm qua, cung véi sy phat
trién cua kinh té va qué trinh do6 thi hoa,
nhu ciu vé nha & ctua Thanh phd HO Chi
Minh ngay cang tang nhanh chong. Theo
bdo cdo cua Vietrees ngay 01/01/2011,
téng ngudn cung cin ho trong nim 2010

khu vyc trung tam, can trung tam, khu
vuc phia dong va Nam Sai Gon; phan
khac can hd trung binh tap trung & Quan
7, Binh Thanh, Tan Binh, Tan Pha, Binh
Tan; phan khuc cin ho thu nhédp thap tap
trung & cac khu vuc Quan 12, Tha brec,
Binh Chanh, Binh Tan... Tt nam 2006
dén nay, tong dién tich san xay dung nha
& ciia Thanh phd H6 Chi Minh phét trién
thém 26.676.800 m? dat 83% so vai chi
tiéu 32 triéu m? dén nam 2010, trung binh

Phé Gidm déc San giao dich BPS — Céng ty Cé phan Bt dgng san Dién lyc Sai Gon Vina.
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moi nam di xay dung 6,67 triéu m2, vuot
4% so véi chi tiéu 6,4 triéu m?*/nam. Day
cling la co hdi va thach thirc cho cac doanh
nghiép kinh doanh bat dong san phat trién
va tao san pham phu hop va c6 chat lugng
dap tng nhu ciu ctia nguodi mua dé o. Vi
vay, nham x4c dinh va lua chon phan khuc
thi truong can hd cao cép lam muc tiéu dé
phat trién ctia doanh nghiép kinh doanh bat
dong san thi doanh nghiép can phai nghién
ctru hanh vi cta nguoi tiéu dung ddi voi
san pham cin ho cao cAp clia minh tao ra,
cac yéu to nao sé tic dong dén quyét dinh
mua cin hd cao cip cua ngudi tidu ding
dé tir 46 dua ra cac chién lugce phu hop va
dinh hudng cho viéc phat trién bén vimng.

Muc ti€u nghién cuu nay la phéan
tich cac yéu t6 anh huong dén quyét dinh
mua can ho cao cép tai Thanh phé HO Chi
Minh. Théng qua cac yéu té di duoc xac
dinh tir m6 hinh héi quy Binary Logistic,
tir 46 dwa ra cac goi y nham gitp cac doanh
nghiép cai tién cac yéu t tic dong dén
quyét dinh mua cin ho cao cap mot cach
c¢6 hiéu qua va dong thoi gitip phat trién
thi truong bat dong san 6n dinh va bén
vitng. Dir li¢u nghién ctru tir khao sat truc
tiép 225 nguoi mua cin hd cao cip bing
bang cau hoi tai Thanh phd Ho Chi Minh.
Két qua nghién ctru da xac dinh dugc chin
yéu t6 co tac dong anh hudng dén quyét
dinh chon mua can ho cao cép cua nguoi
mua gom: (1) yéu t6 hudng cian ho, (2)
dién tich, (3) gia giao dich, (4) tién ich
xung quanh, (5) hd tro vén vay ctua Ngan
hang, (6) tién do thanh toan, (7) hinh thirc
quang co, (8) chinh sach khuyén mai, (9)
hé théng phéan phbi.

Két cdu cta nghién ctru bao gom:
Phan 2 trinh bay tom tat co so ly thuyét,
ké dén 1a phan trinh bay mo hinh va gia
thuyét nghién ciru, phan 4 dua ra thiét ké
nghién ctru, phan 5 13 trinh bay két qua
nghién ciru, va cubi cuing 13 két ludn va goi
y chinh sach.

2.COSOLY THUYET

Theo Hawkins va Best (2004), hanh
vi nguoi tiéu dung 1a nghién ctru nhitng cé
nhén, nhom, hodc t6 churc va tién trinh ma
modt ¢4 nhan hay mot nhém lga chon, an
toan, st dung, va tr bo nhitng san phém,
dich vy, nhiing kinh nghiém, hay nhitng y
tuong dé thoa man nhimg nhu cau nao do
ctia nguoi tiéu dung va xa hoi.

Hanh vi cta ngudi mua la nghién
ctru hanh vi c4 nhan quyét dinh nhu thé
nao vé kha nang chi tiéu cua ho cho muc
tiéu co lién quan. Viéc nghién ctru bao
gdm mua san pham gi, tai sao ngudi tiéu
dung mua, khi nao ho mua, noi nao ho
mua, ho thudng mua va st dung san phdm
nhu thé nao (Schiffman va Kanuk, 1997).
Nguoi mua ¢6 nhiéu quyét dinh mua moi
ngay. Hau hét cac nghién ctru vé hanh vi
mua hang cua cac cong ty lon phai dua
vao viéc nghién ctru khach hang dé tra 1o
cau hoi ngudi tiéu ding mua san pham gi,
noi nao ho mua, ho mua bao nhiéu, khi
nao ho mua, noi nao ho mua, va tai sao ho
mua (Kotler va Gary, 2001).

Mo hinh don gian nhét vé& hanh vi cua
ngudi mua la moé hinh tac nhan phan ung.
Theo mo6 hinh nay, tdc nhan marketing va
tac nhan khac duogc dat trong “chiéc hop
den” di vao y thic ctia ngud1 mua thong
qua viéc lya chon san phém, lra chon
thuong hi€u, lya chon dai 1y, dinh thoi gian
mua, sd luong mua, va phuong thirc thanh
toan. Thuyc té chi ra c6 rat nhiéu yéu t6 anh
hudng quyét dinh ciia con ngudi lién quan
dén viéc mua san pham (Kotler, 2005).

Quaé trinh mua hang cua khach hang
bi tac dong boi mot sd nhan t6 ma nhiing
nha quan tri tiép thi khong thé kiém soat
dugc nhu yéu t6 vin hoa, yéu td xa hoi,
yéu t6 ca nhan va yéu t6 tam ly. Tuy vy,
nhitng nhan t6 nay phai duoc dua vao dé
xem xét mot cach dung mutc nham dat
duoc hi¢u qua vé muc tiéu khach hang.
Trong nhiing thoi gian dau tién, nhing
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nguoi 1am tiép thi ¢ thé hiéu duoc nguoi
tiéu dung thong qua nhiing kinh nghiém
ban hang cho ho hang ngay. Thé nhung su
phat trién vé quy mo ciia cac doanh nghiép
va thi truong di 1am cho nhiéu nha quan
tri tiép thi khong con diéu kién tiép xuc
tryc tiép v6i khach hang nita (Kotler va
Gary, 2001).

Cac nghién ctru trudce day:

- Trinh Thi Xuan Lan (2005): Nghién
ctru su thoa mén cta khach hang ddi voéi
san pham cin ho chung cu cao cip trén thi
truong Thanh phd HO Chi Minh. Nghién
ctru nay da dua ra bd thang do c6 ¥ nghia
g dung thyc tidn gdm 07 thanh phan va
24 bién quan sat: chét lugng can ho (06
bién), chit luong dich vu (06 bién), gia
(01 bién), vi tri dia Iy (03 bién), thuong
hiéu (01 bién), 1ong tin (01 bién) va su
thoa mén khach hang (06 bién).

- Huynh Poan Thu Thao (2010):
Phén tich cac yéu to anh huéng dén su hai
long khéach hang cta cac ho chung cu trén
thi truong Khanh Hoa. Két qua 1a nghién
ctru da xay dung va xac dinh muc do tac

dong ctia cac thanh phan ciia thang do dén
su hai long cua khach hang. Nghién ctru
nay xac dinh dugc 07 thanh phan va 27
bién quan sat: chat lugng can ho (05 bién),
chat lwong dich vu (06 bién), gia (02 bién),
ha tang k¥ thuat (04 bién), vi tri dia 1y (03
bién), thwong hiéu (02 bién), sy hai long
chung (05 bién).

Céc nghién cuu trudce chi tap trung
vao sy théa man hodc hai long cua khach
hang mua can hd chung cu va st dung
phuong phap nghién ctru kham pha (EFA)
dé phan tich. Nghién ctu nay khac véi
cac nghién ctru trude 1a phan tich quyét
dinh mua cin ho chung cu cao cip va sir
dung m6 hinh hdi quy Binary Logistic dé
xéac dinh cac yéu td vé6i cac bang cau hoi
phong van truc tiép khach hang da va co ¥
dinh mua can ho cao cép.

3.MO HINH VA CAC GIA THIET
NGHIEN CcUU

Dua vao 1y thuyét hanh vi tiéu dung
va cac cong trinh nghién ctru trudc day,
mo hinh nghién ctu dugc dé xuat trong
hinh 1 nhu sau:

Hinh 1: M hinh nghién ciru dé nghi

Cac yéu t0 lién quan dén

thudc tinh san pham

Céc y€u to xa hoi

Quyét dinh chon mua

Céc y€u t0 ca nhan

\ A

can ho cao cap

Céc yéu t6 gay anh huong

Céc y€u t0 lién quan dén

marketing
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Cac yéu t6 lién quan dén thudc tinh
san pham dugc do luong bang Hudng cin
hg, Dién tich, va Ti¢n ich xung quanh. Cac
yéu t6 xa hoi duoc do luong bang bién
Nhom tham chiéu. Cac yéu t6 c4 nhan
duoc do ludng bang bién Thu nhap. Cac
yéu t6 géy énh huong dugce do luong béng
bién Hd trg von vay ctia ngan hang va Tién
d6 thanh toan. Va céac yéu td lién quan dén
marketing dugc do luong bang bién Quang
c4o, Khuyén mai, Hé thong phan phdi va
Gia san pham. Tt d6, mo hinh kinh té
luong gdm 01 bién phuy thudc va 11 bién
ddc lap duoc dinh dang b@ing md hinh hoi
qui Binary Logistic dy kién nhu sau:

Mo hinh héi quy Binary Logistic véi
phuong trinh hoi quy c6 dang sau:

Chon mua cin hd cao cap Y = B, +
B,HUONG - B,DIENTICH + B, TIENICH
+ B, NHOMTHAMKHAO - B, THUNHAP
- B,VAYNH + B THANHTOAN +
B QUANGCAO + BKHUYENMAI
+ B,,HETHONGPHANPHOI +
B,,GIAGIAODICH.

Trong do:

Bién phu thuéc Y 1a bién gia
(dummy), quyét dinh chon mua cin ho cao
cap luc ndy ¢6 2 gia tri 1a 0 va 1. Y nhén gia
trj 1 khi ngudi duoc phong vén tra 10i c6
chon mua can ho cao cép, va nhan gia tri
0 khi ngudi duoc phong van tra 101 khong
mua cin ho cao cip

Bién doc 1ap Xi nhu sau:

- HUONG: 14 bién hudng can ho,
nhan gia tri 1 khi nguoi duge phong van
tra 101 c6 quan tam dén hudéng can hg,
nhan gia tri 0. Ky vong dau 12 bién hudng
can hd co quan hé dwong voi bién phu
thudc Y (bién quyét dinh chon mua cin
ho cao cip).

- DIENTICH: la bién di¢n tich cin
ho nhan gia tri 1 khi nguoi duoc phong van
trd 101 c6 quan tam dén dién tich can ho, va
nhan gia tri 0 khi nguoc lai. Ky vong diu

1a bién dién tich cin ho co quan hé am véi
bién phu thudc Y.

- TIENICH: 14 bién tién ich xung
quanh nhan gia tri 1 khi nguoi dugc phong
van tra 101 c6 quan tim dén tién ich xung
quanh, va nhan gia tri 0 khi nguoi dugc
phong van tra 161 khong quan tdm dén tién
ich xung quanh. Ky vong diu 1a bién tién
ich xung quanh c6 mdi quan hé twong quan
thuan véi bién phu thudc Y.

-NHOMTHAMKHAO: 14 bién tham
khao y kién tir nguoi than nhan gi tri 1 khi
nguoi duoc phong van tra 1oi cd quan tam
dén tham khao ¥ kién tir nguoi than, va
nhan gia tri 0 khi ngugc lai. Ky vong dau
1a bién tham khao ¥ kién tir nguoi than c6
quan hé duong véi bién phu thudc Y.

- THUNHAP: 14 bién thu nhap binh
quan/thang c6 quan hé am, do bién doc
1ap thu nhap binh quan/thang can hd co
méi quan hé twong quan nghich voi bién
phu thudc Y.

- VAYNH: 12 bién hd tro vay von cta
Ngan hang nhan gia tri 1 khi nguot duoc
phong van tra 101 ¢6 quan tdm dén hd tro
vay von ctia Ngan hang, va nguoc lai nhan
gia tri 0. Ky vong déu 13 bién hd tro vay
vbn cua Ngan hang c6 quan hé thuan véi
bién phu thudc Y.

- THANHTOAN: la bién tién do
thanh toan tién mua can ho nhan gia tri 1
khi ngudi dugc phong van tra 10i ¢ quan
tam dén tién do thanh toan, va nhan gia tri
0 khi nguoc lai. Ky vong ddu 13 bién tién
d6 thanh toan c6 quan hé duong véi bién
phu thuoc Y.

- QUANGCAO: 14 bién hinh thirc
quang cdo nhan gia tri 1 khi nguoi dugc
phong van tra 10i ¢6 quan tdm dén hinh
thirc quang cao, va nguoc lai nhan gia tri
0. Ky vong dau la bién hinh thirc quang
cdo co quan hé¢ thuan voi bién phu thudc Y.

- KHUYENMAL: 14 bién chinh séach
khuyén mai nhan gia tri 1 khi ngudi dugc
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phong van tra 10i ¢6 quan tdm dén chinh
sach khuyén mai, va nhan gid tri 0 khi
nguoc lai. Ky vong d4u 12 bién chinh sach
khuyén mai c6 quan hé duong véi bién
phu thudc Y.

- HETHONGPHANPHOI: la bién
hé théng phan phdi nhin gia tri 1 khi
ngudi duge phong van tra 161 giao dich
qua san bat dong san cua chu dau tu, va
nhan gia trj 0 khi nguoi duge phong van
tra 101 giao dich qua san bat dong san cua
don vi méi gidi. Ky vong diu 1a bién hé
théng phan phdi c¢6 quan hé duong véi
bién phu thudc Y.

- GIAGIAODICH: 14 bién gia giao
dich can hd nhan gia tri 1 khi nguo1 dugc
phong van tra 10i gia giao dich phu hop,
va nguoc lai nhan gia tr1 0. Ky vong diu
1a bién gia giao dich can ho c6 quan hé
duong voi bién quyét dinh chon mua cin
ho cao cép.

4. PHUONG PHAP NGHIEN CUU

Nghién ctru dugc thuc hién thong
qua hai giai doan: (1) Nghién ciru so bo
duogc thyuc hién bang phuong phap nghién
ctu dinh tinh nhim xay dung bang cau
hoi thim do y kién khach hang va (2)
Nghién cuu chinh thirc dugc thuc hién
bang phuwong phap nghién ctru dinh lugng
nham thu thap, phan tich dir liéu khao sat
va kiém dinh mo hinh.

Nghién ciru dinh tinh: st dung
phuong phap thao luédn nhom véi so6
nguoi phong van 1a 10 nguoi. Nguoi duge
phong van 1 nhiing nguoi da mua cin
ho cao cap truc tiép tai cac san giao dich
bat dong san trén dia ban Thanh phé Ho
Chi Minh nham nhan dang céac yéu té anh
huong dén quyét dinh mua cian ho va qua
d6 kham pha cac yéu té phu hop dé dua
vao mo hinh dé xuét. Két qua tir nhitng ¥
kién ctia nguoi tham gia thao luan nhom
dugc ghi nhan dé xac dinh cac yéu té anh
huong dén hanh vi chon mua can ho cao
cdp. Dé hoan thién bang cau hoi, tién

hanh nghién ctru thir nghiém véi 20 khach
hang da mua cin ho cao cip va truc tiép
sit dung nham diéu chinh nhiing ndi dung
con t6i nghia. Thong qua d6, bang cau hoi
s€ dugc gan loc va hi¢u chinh cho phu hop
v6i viéc nghién ctru cua dé tai. Pbi tuong
khao sat thir dugc chon theo phuong phéap
thuan tién tai cac san giao dich bat dong
san trén dia ban Thanh phd H6 Chi Minh.
Trén co s& do, hiéu chinh cac cau héi cho
phu hop dé xdy dung dugc mot bang cau
hoi tham do chinh thie dung cho nghién
ctru dinh lugng.

Nghién ciru dinh lwong: Mau dugc
chon theo phwong phap phi xac suit ma
cu thé 1a phuong phap chon mau thuan
tién c6 thé chap nhan duoc giup tiét kiém
thoi gian va chi phi thuc hién. Phuong
phéap thu thap dir liéu: phong van truc
tiép bang phiéu khao sat da dugc thiét ké
san. Tir 300 phiéu khao sat dugc phat ra
va thu vé 285 phiéu (trong ndm 2011).
Sau khi loai bo nhitng phiéu khong dat
yéu cau do c6 qua nhiéu cau hoi khong co
tra 101, két qua 250 phiéu khao sat dugc
tién hanh nhdp liéu. Sau khi tién hanh
lam sach dir li€u, b dir liéu so cép con
lai vo1 225 dap vién dugc chon dé tién
hanh phan tich.

5. KET QUA NGHIEN CUU
5.1. Pic diém ciia miu

Vé gi6i tinh ctia mau diéu tra hop 18,
ty 1¢ nam va nir chénh 1éch khé thap trong
d6 nam chiém ty 18 44,9% va nir chiém ty
18 55,1%.

Vé d6 tudi cia mau khao sat, c6 40%
ngudi nam trong do tudi tir 25 dén 35; do
tudi tir 36 dén 45 chiém ty 1& 32.4%; do
tudi tir 46 dén 55 chiém ty 16 19.1%, va
trén 56 tudi chiém ty 1& 8.4%. Nhu vay,
nhimng ngudi phong van nam trong do tudi
tir 25 dén 45 t6i chiém ti 1¢ kha cao 72.4%,
diéu nay cho thdy nhiing ngudi tré tudi co
khuynh huéng chon mua cin ho cao cap
nhiéu nhat.
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V& trinh d6 hoc véan cua nguodi khao
sat, da s tir trinh do trung hoc pho thong
trd 18n, chiém ty 1€ khé cao. Trinh d¢ trén
dai hoc chiém ty 1€ 9.3%; trinh do dai hoc
1a 52.9%; trinh do trung cip — cao dang
la 8.4%; trinh do phé thong trung hoc 1a
21.8%; trinh d¢ trung hoc co s& 1a 5.8%;

trinh do pho thong co so la 1.8%. Nhu vay,
nhom nguoi co6 trinh do dai hoc chiém ti
1€ kha cao trong mau, diéu nay co nghla
la nhu:ng ngu:m ¢6 trinh dd hoc van cao co

thé s& co diéu kién va kha nang tai chinh
dé co thé chon mua cin ho cao cap.

Vé muc thu nhap binh quéan/thang
ctia ngudi duge phong van, thu nhap binh
quan trén 36 triéu dong/thang co ty 18 kha
cao (49.8%); thu nhap binh quén tir 26 dén
35 triéu dong/thang 13 16.4%; thu nhap
binh quén tir 19 dén 25 triéu ddng/thang 1a
1.3%; thu nhap binh quan tir 13 dén 18 triéu
dong/thang 1a 16.0%; thu nhap binh quan
tir 6 dén 12 tridu dong/thang 1a 14.7%; thu
nhap binh quan dudi 5 triéu dong/thang 1a
1.8%. Nhu vay, nhitng nguoi dugc phong
van c6 do tudi tir 25 dén 40 c¢6 mirc thu
nhap binh quan/thang tir 19 dén 35 tridu

dong/thang, c6 thé 1a nhiing nguoi mua
can ho cao cép véi muc dich cho thué, dau
tu kiém 10, con nhimg ngudi ¢ do tudi
trén 40, mic thu nhap trén 25 triéu dong/
thang co thé c6 nhu ciu & thuc su va rat
can sy hd tro von vay tir Ngan hang.

V& tinh trang hén nhan cua nguoi
dugc phong van, nguoi co gia dinh chiém
ty 1 kha cao 1a 68.4% va doc than la
31.6%. Diéu nay giai thich s6 nguoi c6 gia
dinh trong mau nghién ctru ¢6 nhiéu sy lya
chon va quyét dinh mua can ho cao cip
cao hon so v&i nhitng nguoi doc than.

5.2. Két qua théng ké mé ta cia
cac bién doc lap

Két qua thong ké mod ta cac bién
thé hién trong bang 1. Vé gia tri nho nhat
cho thiy yéu td thu nhap binh quan triéu
dong/thang phan anh s6 nguoi c6 muc thu
nhap thap nhét binh quan/thang 1a 5 triéu
dong/thang va da sb cac bién doc 1ap con
lai cho gid tri 1a 0, c6 nghia 1 s6 nguoi
khong quan tim dén cac yéu t6 c6 mirc do
anh huong dén quyét dinh mua can ho 1a
khong c6 nguodi nao.

Bang 1: Két qua mé ta ciia cac bién doc 1ap.

Tén bién Gid tl:i Trung vi Do lef;\ch Gfé tr% gié tr}
trung binh chuan nhoé nhat 16n nhat

HUONG 0.54 1 0.499 0 1
DIENTICH 0.50 1 0.501 0 1
TIENICH 0.57 1 0.496 0 1
NHOMTHAMKHAO 0.40 0 0.490 0 1
THUNHAP 18.65 16 10.112 5 60
VAYNH 0.53 1 0.500 0 1
THANHTOAN 0.43 0 0.496 0 1
QUANGCAO 0.47 0 0.500 0 1
KHUYENMAI 0.52 1 0.501 0 1
HETHONGPHANPHOI 0.42 0 0.495 0 1
GIAGIAODICH 0.51 1 0.501 0 1
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Vé gia tri 16n nhat cho thay yéu t6
thu nhap binh quan phén anh s nguoi co
muc thu nhap cao nhat b1nh quan/thang la
60 triéu dong/thang va da sb cac bién quan
sat 1a 1, c6 nghia 13 s6 nguoi co quan tim
dén cac yéu t6 co muc do anh hudng dén
quyét dinh mua can ho it nhat 12 1 nguoi.
Vé gia tri trung binh cta thu nhap cho
két qua kha cao 18.65, diéu nay cho thay
nhimg ngudi duge phong van vé quyét
dinh chon mua can hg cé thu nhap tuong
d6i kha, tuy nhién murc thu nhap nay ciing
chua phan anh kha ning quyét dinh mua
can hd cao cép vi con phu thudc vao rat
nhiéu yéu t6 khac.

Vé gia tri trung binh (Mean) cho
két qua cac bién quan sat dat gia tri tir
0.40 dén 18.65 (thap nhat 1a gia tri 0.40

ctia bién tham khao y kién ctia ngudi than
va cao nhét 1a gia tri 18.65 cua bién thu
nhap binh quin/thing). Cac bién hudng
can ho, dién tich, tién ich xung quanh, ho
trg von vay tir Ngan hang, khuyén mai,
gid giao dich can ho dugc danh gia kha
anh hudng dén quyét dinh mua va hau hét
déu cho 1a quan trong (16n hon 0.5). Céc
bién quan sat c6 muc dao dong tir 0.40
dén 0.47 (nho hon 0.5) nhu tién d6 thanh
toan, hinh thirc quang cdo, thong tin tham
khao tir nguoi than cho thay nguoi mua it
quan tam.

5.3. Két qua phan tich mé hinh
héi qui

Két qua hoi quy vé quyét dinh chon

mua cin hd cao cip dén cac bién doc lap
thé hién trong bang 2 nhu sau:

Bang 2: Két qua hdi quy Binary Logistic ciia mé hinh nghién ctru

Cic bién doc lap Hé s6 Beta (B) | Std.Errors | Mirc y nghia Exp(B)
HUONG 3.258™ 1.177 0.006 25.997
DIENTICH -6.430" 2.593 0.013 0.002
GIAGIAODICH -2.395 1.007 0.017 0.091
TIENICH 5.860™ 1.471 0.000 350.610
VAYNH 2.860™ 1.023 0.005 17.462
THANHTOAN 2.356" 0.971 0.015 10.549
QUANGCAO 3.162™ 1.165 0.007 23.621
KHUYENMAI 3.967" 1.285 0.002 52.849
HETHONGPHANPHOI 3.385™ 1.121 0.003 29.528
NHOMTHAMKHAO 24.070 2932.804 0.993 28402694
THUNHAP 0.374 0.284 0.187 1.454
Hang s -10.784 2.909 0.000 0.000
Sb quan sat 225

Wald Chi-square 13.739

-2Log Likelihood 50.473

Hé s Cox & Snell R Square 0.672

Hé s Nagelkerke R Square 0.911

Ghi chu: ** mirc y nghia 1%, *

mike Y nghia thong 5%.
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- Kiém dinh mac d6 pha hop
cia moO hinh: c6 y nghia quan sat sig =
0.000, nén ta c6 thé an toan bac bd gia
thuyét H0: BHUONG:.O; H0: BDIENTICH':(); HO:
:0’ HO. BTIENICH:O; HO. BVAYNH

:O’ HO: BTHAHTOAN =O’ H0: BQUANGCAO:(); HO:
BKHUYENMAI - 0’ H0: BHETHONGPHANPHOI: 0

- @Gia tri -22LL = 50.473 cua mo
hinh 12 khéng cao, nhu vay thé hién mirc
d6 phu hop rat tot cia mé hinh tong thé.
Hé sb twong quan Cox va Snell R Square
dat 0.672, trong khi d6 hé sb twong quan
Nagelkerke R Square 1a 0.911 cho thay
rang 91.1% quyét dinh chon mua can ho
cao cap dugc giai thich boi cac bién dua
vao trong mo hinh.

B GIAGIAODICH

- Kiém dinh y nghia hé sé hdi quy:
kiém dinh Wald vé ¥ nghia ctia cac hé sb
hdi quy tong thé cua 09 bién trong md
hinh, cac bién déu c6 muc y nghia 1%,
nhu bién TIENICH, KHUYENMALI,

HETHONGPHANPHOI, VAYNH,
HUONG, QUANGCAO, céc bién con lai
¢6 murc ¥ nghia 5% nhu bién DIENTICH,
THANHTOAN, GIAGIAODICH, nén
bac bo gia thuyet Hoz BHUONG - BDIENTICH -
BGIAGIAODICH - B TIENICH - B VAYNH - BTHAHTOAN
- BQUANGCAO: BKHUYENMAI: BHETI—{ONGPHANPHOI
= 0. Nhu vay, vdi cac hé so6 hoi qui co y
nghia thong ké va mé hinh da dua ra s& sir
dung tot.

- Kiém dinh tinh chinh x4c trong du
bao cia m6 hinh trong bang 3: 88 truong
hop khong mua cén hd cao cap thi md
hinh da du doan tring 81 truong hop vay
ty 1¢& du doan tring 1a 92.0%, con véi 137
truong hop dwa ra quyét dinh mua cin
ho cao cép thi mo hinh lai du doan sai 3
truong hop ty 1€ trang ltc nay la 97.18%.
Tu do tinh todn dugc ty 1€ du doan tring
cua toan bo mo hinh 1a 95.6%.

Bang 3: Két qua kiém dinh tinh chinh xac trong du b4o ciia mé hinh

' Mua can hd cao c?ip tai TP.HCM Mire d6 chinh xac
Quan sat Khong oo két qua du béo
Mua can ho cao Khong 7 92.0
cap tai TP.HCM Co 134 97.8
Ty 1€ du bao chinh xac ciia m6 hinh 95.6
Phan tich mtrc d¢ tac dong cua tfrr}g - Bién tién ich xung quanh

yéu to dén quyét dinh mua cin ho cao cap
(trong bang 2) nhu sau:

- Bién dién tich can ho (DIENTICH) ¢6
mirc ¥ nghia théng ké ¢ mirc 5%. Hé sb hoi
quy mang diu 4m, tirc 14 dién tich cin ho co
quan hé nghich bién véi quyét dinh mua cin
ho. Piéu nay c6 nghia nguoi dan ¢ nhu cau
mua cin ho nhé nhiéu hon cin ho 16n (cin ho
nhd c6 nghia la nhitng can h 2-3 phong ngu)
phu hop v6i s6 nhan khau trong gia dinh hién
nay. Nhu vay, dién tich can ho c6 tac dong
dén quyét dinh chon mua can ho cao cép cua
ngudi mua tai Thanh phé H6 Chi Minh.

(TIENICH) ¢6 muc ¥ nghia 1%. Hé sb
hdi quy mang dau duong, tic 1a c6 quan
hé ddng bién giita bién tién tich xung
quanh va quyét dinh chon mua cin ho cao
cap, thoa ky vong ctia md hinh nghién
cuu. Ti¢én ich xung quanh cua can ho c6
anh huong rat 16n dén viéc chon mua cin
ho boi nguoi mua ho rat quan tam dén
tién ich cia can ho nhu truong hoc, giao
thong, moi truong, giai tri, thé thao...
chinh cac yéu té nay gop phan tao nén
gia tri va khong gian sdng cho cin ho cia
ngudi mua.
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- Bién chinh sich khuyén mai
(KHUYENMAI) c6 quan h¢ du:ong voi
quyét dinh chon mua can ho cao cap véi
muc ¥ nghia sig.= 0.003, thoa ky vong cua
mo hinh nghién ctru. Do cin hd cao cap
la loai hang hoa dac biét, cAn c6 mot sd
tién 16n dé co thé quyét dinh mua, do vay
van dé khuyén mai gitp ho c6 thé tiét kiém
mot phan chi phi trong viéc ra quyét dinh
chon mua cin ho cao cip.

- Bién hé théng phan phdi
(HETHONGPHANPHOI) c¢6 quan hé
duong véi quyét dinh chon mua cin ho cao
cap voi mirc y nghia 1% (sig.=0.003), thoa
ky vong cia md hinh nghién ctru. Diéu
nay c6 nghia 1 hé thong phan phdi 1a mot
trong nhitng yéu t6 anh huong dén quyét
dinh chon mua can ho cao cép cua nguoi
mua. Hé thdng phan phéi bao gdm céc san
giao dich bt dong san cta chu dau tu va
céc san giao dich bat dong san ciia cac don
vi mdi gidi cho san pham cua chu dau tu
ky giri ban, dugc b tri cang hop 1y vé sb
luong, chat lugng va thuan tién trong giao
dich thi kha ning quyét dinh chon mua cin
ho cao cap cua ngudi mua cang cao. Viée
duy an dugc phan phdi ¢ hé théng phan
phdi nao s& anh huéng huong dén quyét
dinh mua, hé théng phan phbi gitip khach
hang tin tuong vao du an va tinh phap 1y
cua du an hon khi ho mua can ho.

- Bién hudng cin ho (HUONG) co
hé s sig.=0.006 nén dugc xem la co mirc
v nghia théng ké ¢ miac 1%. Hé sb hoi
quy cua bién huéng B = 3.258 mang dau
duong, tirc 13 ¢6 moéi quan hé dong bién
gilta bién hudng can hoi voi bién quyét
dinh mua can ho, théa ky vong ctia mo
hinh nghién ctru. Nguoi Viét Nam khi mua
cin ho rat chu trong dén phong thily cin
ho ma yéu t6 hudng cin ho 13 mot trong
nhimg yéu té thudc vé phong thuy, yéu tb
lién quan dén thudc tinh ciia san pham. Do
vay, yéu td huéng can ho thé hién sy quan
tAm clia ngudi mua cang cao thi quyét dinh
kha ning chon mua cin ho cao cip cia

ngudi mua cang 16n. Ner vay, mo hinh
udc luong da xac dinh yeu t6 hudng cin
ho co tac dong dén quyét dinh lya chon
mua cin hd cao cip clia ngudi mua trén
dia ban Thanh ph6é H6 Chi Minh

- Bién hinh thétc quang céo
(QUANGCAOQO) c6 quan hé duong voi
quyét dinh chon mua can ho cao cép duoc
chap nhan véi muc ¥ nghia sig.= 0.007,
thoa ky vong ciia mo hinh nghién ctru. Khi
nguoi mua chon mua can ho cao cép thi ho
phai tim hiéu thong tin vé san pham bang
rat nhidu ngudn khac nhau nhu bao chi,
trang thong tin chuyén nganh bt dong san,
kénh truyén hinh, trang théng tin ctia chu
dau tu. Email, tin nhén ... do vay, chu dau
tu phai ndm bat dugc co hdi va lua chon
hinh thirc quang cdo tiép thi san pham dén
v6i ngudi mua mot cach nhanh nhat va an
tugng nhat, khi d6 kha niang quyét dinh
chon mua cin ho cao cap ciia nguoi mua
cang cao.

- Bién h trg v6n vay ctia Ngan hang
(VAYNH) c6 quan hé cung chleu voi quyet
dinh chon mua can ho cao cap, vo1 hé so
hdi quy B= 2.860 c6 muc y nghia 1a 1%
(sig.= 0.008), thoa ky vong ciia mo hinh
nghlen ctru. Két qua nay phan anh sy hd
tro von vay cia Ngan hang cho ngudi mua
can ho cang cao thi kha ning quyét dinh
chon mua can ho cang 16n vi khi mua can
h6 ngoai ngudn von tir c6 ctia minh, khach
hang van ky vong vao sy hd tro ngudn von
vay ctua Ngan hang dé c6 thé mua duoc
can ho phu hop véi nhu cau va kha ning
tra ng. Bén canh do, vi mua can ho doi
hoi phai co sb tién 1on, do do su hd trg
vay ctia Ngan hang sé& gitip khach hang dé
dang mua can ho hon.

- Bién gia giao dich cia cin ho
(GIAGIAODICH) ¢6 hé s6 hdi quy B =
-2.395. Dau cua hé sb hodi quy mang dau
am, quan hé nghich bién véi bién phu
thudc, trai nguoc vo1 ky vong cuia mo
hinh nghién cltru véi mic y nghia 5%
(s1g.=0.019). Gia cang cao thi nguo1 mua
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can hd cang it. Nghia 14, gla ca cao thi
nguodi dan khong c6 du t1en dé mua cin
ho, mic du ho c6 nhu cau. Hodc ddi vai
nha dau tu, gia cao thi lgi nhuan sé thép va
kho ban nén ho mua it.

- Bién tién d0 thanh toan
(THANHTOAN) c6 quan hé duong véi
quyét dinh chon mua can hd cao cép vO1hé
s6 hdi quy B= 2.356 dugc chip nhan véi
muc v nghia sig.=0.024, thoa ky vong cua
mo hinh nghién ctru. Tién d6 thanh toan
can ho phai gan voi cam két vé tién do xay
dung cta chi dau tu vi nguoi mua phai
xem xét kha ning vé tai chinh, muc do
ri ro cta chu dau tu khi dy an x4y dung
khong dung tién do cam két. Nhu viy, viéc
lya chon mua can hd cia ngudi mua cang
cao khi tién d6 thanh toan cin ho cang phu
hop voi kha nang tai chinh cuia nguoi mua
va murc d6 chiju rui ro khi cha dau tu khong
cam két xay dung du 4n va ban giao cin
ho ding tién do. Ngoai ra, vi mua can ho
phai c6 sb tién 16n nén tién d6 thanh toan
r0 rang s€ glup khach hang c6 kha nang
hoach dinh nguon vbn cho viéc mua, va co
thé tich lity du dé mua can hd.

6. KET LUAN VA GQI Y CAC
GIAI PHAP NHAM PHAT TRIEN THI
TRUONG CAN HQ CAO CAP TAI
THANH PHO HO CHi MINH

6.1. Két Luan

Muc tiéu ctia nghién ctru nay 1a nhan
dang mot sd yéu té anh huong dén quyét
dinh mua can ho cao cép cua ngudi mua tai
Thanh phé H6 Chi Minh. Qua d6 xem x¢ét
mirc do anh hudng cia cac yéu td thudce
tinh bat dong san (hudng can ho, tién ich
xung quanh, dién tich cin ho), cac yéu
t6 xa hoi (thong tin tham khao tir nguoi
than), cdc yéu t6 ca nhan (thu nhap binh
quan/thang) yéu to giy anh hlmng (hd
trg von vay cua  Ngan hang, tién d6 thanh
toan), cac yéu to marketing (gia giao dich,
hé thong phan phdi, hinh thirc quang céo,
chinh sach khuyén mai).

Véi kich thude mau 1a 225, két qua
phan tich hoi quy Binary Logistic cho
thay c6 09 yéu t6 co y nghia thong ké va
02 yéu t6 khong cé ¥ nghia thong ké dugc
loai ra khéi mo hinh. Tuy mtc dd anh
hudng cua timg yéu té khac nhau nhung
mic d6 anh huéng manh nhét 13 yéu t6
thudc tich san phém (dién tich can ho,
tién ich xung quanh, hudng cua can hg),
cac yéu t6 marketing (gia giao dich, chinh
sach khuyén mai, hé théng phén phéi,
hinh thic quang cao) cac yéu td gay anh
huong (hd tro von vay Ngén hang, tién
d6 thanh toan). Qua két qua phan tich,
nghién ctru dé xuit cac giai phap nhim
thu hut sy quan tdm ctia ngud1 mua can hg
cao cap vao thi trudong bat dong san, dong
thoi gitip cho doanh nghiép nhan dinh va
xay dung chién luoc phat trién cho phan
khuc thi truong cin ho cao cap.

6.2. Cac goi y chinh sach

- Gidi phdp vé quy chudn dién tich
cin hé cao cdp: Dbi voi cac doanh nghiép
kinh doanh bat dong san phai tuan tha cac
quy dinh cta cac co quan Nha nudc, cong
khai minh bach va giai thich cho nguoi
mua hiéu 6 vé cac quy chuin dién tich s&
hiru chung, di¢n tich s& hiru riéng, néu rd
cac dién tich sir dung trong can ho, dién
tich khi duogc cép gidy chimg nhan quyén
so hitu nha ¢ thé hién cu thé trong hop dong
mua ban..., dong thoi cam két xay dung
va ban giao cin ho dung tién do va ding
v6i phan dién tich ghi trong hop ddng.

- Gidi phdp vé nguon vén vay cho
ngwoi mua cdn hj cao cap: Dbi voi cac
doanh nghiép kinh doanh bat dong san can
phai c6 cac giai phap nhiam thao g& cac kho
khan dbi voi ngudi mua can hd nhu sau: 1)
Ho tro 14i sut cho nhung nguoi dang gop
vbn mua can ho cao cip. ii) Gidn tién do
g6p von cho nhirng ngudi dang gép von
mua can hd cao cép nhu cho tra cham tur
01 dén 05 nam c6 tinh 1ai suat hoic khong
tinh 14i suét. iii) Thay d6i hinh thirc hop
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dong tir hgp dong mua ban can ho chuyén
sang hinh thirc hop dong thué ngan han
trong thoi gian khoang 01 nam khi khach
hang c6 du ngudn tién hodc cho dén khi
Ngan hang mé rong cho vay bat dong san
dé duoc tiép tuc gop von mua cin ho.

- Gidi phdp vé hinh thirc quing
cdo: Da dang hda hinh thic quang cao,
cu thé: Quang céo truc myén trén internet,
thu dién tir (email)... dé tiét giam chi phi.
Lua chon céc loai bao chi, tap chi chuyén
nganh bat dong san c6 nhiéu doc gia quan
tam va tim kién thong tin nhiéu nhat nham
gitip khach hang tiép can ngudn thong tin
mot cach chinh xac va t6i wu hoa chi phi
quang cdo. NOi dung quang céo trén kénh
quang cdo truyén thong hay kénh quang
c4o truc tuyén phai trung thuc va néu duoc
vu diém cta bat dong san va cac thong tin
khach hang can quan tdm. Cong ty kinh
doanh bt dong san can phai thiét ké trang
thong tin dién tir ciia minh that tbt, phai
cong khai minh bach cac théng tin vé
du an nhu quy hoach, di¢n tich, gid ban,
phuong thic thanh toan, hd tro vay von tir
Ngan hang, cting nhu tinh hinh tai chinh
ctia doanh nghiép... diéu nay s& gitp cho
khach hang c6 nhu cau mua bat dong san
s& d& dang tiép can thong tin chinh x4c va
c6 quyét dinh diing dan trong viéc ra quyét
dinh chon mua bét dong san.

- Gidi phdp vé chinh sich khuyén
mdi: Chinh sich khuyén mai phai linh
hoat va phu hop véi tinh hinh thuc té ciia
doanh nghiép cling nhu duogc khach hang
don nhan mdt cach hop 1y. Tranh trudong
hop khuyén mii “khing” tao sy hdp dan
ban dau dé ngudi mua ra quyét dinh chon
mua cin ho, ma cha dau tu khong c6 von
dé trién khai xay dung duy 4n. Nhing chinh
sach khuyén mai hap dan nhu giam gia
ban tryc tiép, chiét khau ty 1¢ phan trim
trén gid ban, tdng noi that...Chinh sach
khuyén mai phai két hop véi phuong thirc
thanh toan linh hoat, gia phai phu hop véi

thi truong méi tao dugce hi€u tng va hép
dan dbi voi nguoi mua.

- Gidi phdp vé h¢ thong phéin phéi:
Céc doanh nghiép kinh doanh bat dong san
phai cong khai minh bach cc san pham,
chinh sach ban hang, gia ca... thong qua
cac san giao dich bat dong san cua chinh
don vi chi dau tu thanh 1ap hodc cic san
giao dich bét dong san cua cac don vi moi
gidi. Xay dung doi ngii tu van vién chuyén
nghiép nhiéu kinh nghiém, trung thyc va
tan tim. Xay dung cac trang thiét bi hién
dai ¢ san giao dich nham gitp ngudi mua
c6 thé tu tim hiéu va tra ctru thong tin vé
bét dong san can tim mot cach nhanh nhat
va hiéu qua nht.

Nha nudc can sém hoan chinh va
ban hanh hé thng chudn muc hanh nghé
kinh doanh BDS va 4ap dung thong nhit.
Khi viéc hanh nghé chua tuan thu theo mot
chuan myc chung thi viéc mdi noi lam mot
kiéu, din t6i sy van dong khap khiéng cua
thi truong, nguot dan chua tin tudng vao
hoat dong cua san giao dich bét dong san
v6i vai tro 1a to chie tu van, trung gian
moi gidi trong giao dich.

- Gidi phdp vé gid cin hé cao cdp:
Tinh toan k§y cac loai chi phi cau thanh
gia can hd cao cap nhu chi phi 1ai vay,
chi phi xay dung co ban, chi phi quan 1y,
chi phi ban hang... dé c6 thé dua ra gia
ban that canh tranh va mang tinh hap dan
d6i v6i ngudi mua. Kiém soat chit ché va
rit ngan tién do thi cong du 4n cong trinh
nham giam thiéu cac rui ro phat sinh dén
gia thanh nguyén nhién vat li¢u khi lam
phat ting cao gop phan xay dung gia ban
can ho hop ly.

Chi phi tién str dung dat 1a mot yéu t6
céu thanh gia ban can ho. Vi vay, cac doanh
nghiép phai gip ap luc vé von ban dau, va
phai tim cach vay Ngan hang véi 131 suét
cao dé dong thué cho Nha nudc, diéu nay
lam cho gia thanh can hd bi d6i gia 1én. Do
d6, Nha nudc can diéu chinh chinh sach



38 TAP CHI KHOA HOC TRUONG DAI HOC MOTP.HCM - SO 7 (2) 2012

thué nhu 1a tién st dung dét cho no hodc
cho ndp nhiéu lan nhung phai chét tai thoi
diém tinh thué (c6 hodc khong co tinh lai
sut cho viéc cham ndp hoac ndp tung lén).

Nha nuéc can ting cuong phat huy
cac cong cu tai chinh nhu trai phiéu BDS,
hinh thanh cac mé hinh quy tin thac dau tu
BDS, quy dau tu BPS, quy tiét kiém nha g,
thi truong tai thé chip ... nham muc dich
t6i da hoa ngubn vbn huy dong dé hd tro
ngudn von 6n dinh cho cic doanh ngh1ep
kinh doanh bat dong san c6 mot nguon von
trung va dai han bén viing gop phan xay
dung gia ban cin ho cao cip phu hop véi
nhu cdu cua thi trudng.

6.3. Cac gidi han nghién ctru va goi
y cac nghién ciru tiép theo

Nghién ctu nay di dat duoc két
qua can thiét, tuy nhién van con mot sb

han ché nhét dinh. Thit nhdt, nghién ctru
chi thuc hién mét s6 du an can ho cao
cép co6 chon loc & quén 7, 2 va Nha Bé
trén dia ban Thanh phé HO Chi Minh.
Thit hai, do han ché vé thoi gian, kinh
phi, va chon mau theo phuong phap
thuan tién nén tinh dai dién khdong cao.
Thwr ba, nghién ctu chi méi nhan dang
cac yéu td anh huéng dén quyét dinh
mua can ho cao cép, tuy nhién, con rat
nhiéu cac yéu té khac gép phan vao
viéc giai thich quyét dinh chon mua cin
ho cao cip cua ngudi mua trén dia ban
TP.HCM nhu chinh sach thué, cung cau
cua thi truong bat dong san, thuong hi¢u
ctia chu dau tu, thong tin minh bach cia
cic san giao dich bat dong san... day
1a hudng mo cho cac dé tai nghién ctru
tiép theo.
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