Nghién ciru

NGHIEN CUU CAC NHAN TO ANH HUONG DPEN GIA BAN
CAN HQ CHUNG CU HANG A TREN PIA BAN QUAN NAM
TU LIEM, THANH PHO HA NOI

Pao Vian Khanh
Truong Pai hoc Tai nguyén va Méi truong Ha Noi
Tém tit
Nghién cuu nay dwoc thuc hién nham xdc dinh cdc nhan t6 anh huong dén gia
bdn can hg chung ci hang A trén dia ban qudn Nam Tir Liém, thanh phé Ha Ni trong
giai doan tir ndm 2020 dén 2022. Két qua diéu tra truc tiép 350 cuw ddn dang sinh séng
trong cdc dw dn chung cuw hang A trén dia ban qudn Bdc Tir Liém vao thang 6/2023,
dira vao phirong phdp phdn tich héi quy da bién, cho thdy ¢é 6 nhdn té6 anh hieong
dén gid bdan can hg chung cw cao cdp tai quan Nam Tir Liém déu cé y nghia thong ké,
gom: Nang luc cua chii dau tw, vi tri diém, méi triweong xung quanh, ddc diém vit Iy
ctia chung cu, chdt lwong dich vu, tinh hinh thi trwong. Cdc nhdn t6 nay tdc déng dén
gia ban can ho chung cu hang A trén dia ban quan Nam Tur Liém. Nghién cuu dem lai
¥ nghia va thuwc tién cho cdc cong ty, doanh nghiép bdt dong san trong viéc xdy dung
cde chinh sdch phit hop phuc vu trong cong tdc kinh doanh bat déng san.
Tir khéa: Gia can ho; Nhan t6 anh huong; Chung cu hang A; Quan Nam Tir Liém.
Abstract
Analysis of factors affecting the selling price of apartments grade A
in Nam Tu Liem district, Hanoi
This study was conducted to determine the factors affecting the selling price of
grade A apartments in Nam Tu Liem district, Hanoi in the period from 2020 to 2022.
Direct survey results. 350 residents are living in grade A apartment projects in Bac Tu
Liem district in June 2023, based on multivariate regression analysis, showing that there
are 6 factors affecting the selling price of apartments. All high-class apartment buildings
in Nam Tu Liem district are statistically significant, including: Investors capacity, point
location, ambient environment, physical characteristics of the apartment, service quality,
market situation. These factors affect the selling price of grade A apartments in Nam
Tu Liem district. The study brings meaning and practice to real estate companies and
businesses in developing appropriate policies for the real estate business.

Keywords: Price of apartments; Influencing factors; Apartments grade A; Nam
Tu Liem district.

1. Pit van dé chat luong song dat tiéu chuan cao phuc vu

Thi trudng bat dong san (BDS) ¢ vai nhu ciu & ctia by phan ngudi c6 thu nhap
trd rat quan trong ddi véi tit ca cic quéc cao ngay cang trd lén cap thiét. Nam tai
gia trén thé gidi va véi Viét Nam. Trong khu vuc phia Ty cia thanh phd Ha Noi,
d6 phan khuc chung cu hang A (chung cu  quan Nam Tir Liém bao gém 10 phudng
cao cp) 14 mé hinh nha ¢ tip chung c¢6 truc thudc 13 Xuan Phuong, Trung Vain,
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Phuong Canh, Tay M, Phu D6, My Dinh
1, My Dinh 2, M& Tri, Pai M4 va Cau Dién.
Khong chi so hitu vi tri tiép giap vdi nhiéu
quan huyén cuia Thu d6, Nam Tu Liém con
thira huong nhiéu wu thé ndi troi khién thi
truong BDS khu vuc ndy day song trong
vai nam tro lai day. Véi dinh hudng phat
trién thanh mot d6 thi hién dai, vin minh,
Nam Tu Li€ém cling la mdt ctra ngd quan
trong trong vi¢c giao thuong vdi cadc quan
ndi d6 va huyén ngoai thanh. O vi tri thuan
lgi nhu hién tai, cac hoat dong BDS s€ con
phat trién hon nita trong tuong lai [14].

Tiém ning cta quan Nam Tir Liém
khi khu vuc nay dang tr¢ thanh mdt trong
nhitng dong lyc tang trudng chinh trong
btrc tranh toan canh thi truong BDS Ha
Noi. Theo bao cado quy 1/2023 cua Savills
Viét Nam, khu vuc phia Tay tiép tuc dan
dau vé ngudn cau va sé luong giao dich,
duogc coi la khu vyce trung tam mai véi co
s& vat chat hién dai. C4c quan Nam Tur
Liém chiém 46 % ngudn cung so cap va
51 % s6 can ban dugc trong quy [14].

Muc dich nghién ctru céc nhan té anh
huong dén gia ban cian h chung cu hang
A trén dia ban quan Nam Tur Li€m, thanh
phé Ha Noi. Tir d6, dé xuit céc giai phap
gia tang loi ich cho céc bén lién quan dén
thi truong BDS khoa hoc, phu hop vdi tinh
hinh thuc té va muc tiéu kinh doanh 1a hét
strc ¢6 y nghia nham gép phan timg budc
hoan thién cong tic xac dinh gid BDS va
quan ly dat dai khu vuc nghién ctu.

2. Tong quan nghién ctu va
phwong phap nghién ciru

2.1. Tong quan nghién ciru va mo
hinh nghién ciru dé xudat

Trén the gidi da co cac cong trinh
nghién ciru vé cdc nhan t6 anh hudng

dén gia BPS va nha chung cu, nhu cua
Muhamad va cong sy (2016) da danh gid
cac dac tinh vé xay dung, vi tri, khu phd
¢ anh hudng dén gia nha ¢ tai Malaysia
[7]. Mbi truong xung quanh, ca nhan té x3a
hoi va vat Iy déu anh huong dén gia can
ho. Vi du, gan dudng giao thong va céc
noi on a0, mirc do 6 nhiém lam giam gia
tai san, trong khi canh dep va tinh trang
kinh té - x hoi cao ctia méi trudng xung
quanh lam tang gi4 (Yizhak, Portnov va
Meron, 2003) [10]. C4c nhan t6 quan
trong bao gdm céc dit liéu vé vat 1y, moi
truong va vi tri cua BDS. Trong cac cong
trinh nghién ctru, nguoi ta gop cac bién
sO cua BPS thanh ba nhém chinh gom:
Céc bién s vat ly, cac bién s6 méi truong
xung quanh va cac bién s vi tri (Ozdilek
va cdng su, 2002) [9]. Selim (2008),
v6i mo6 hinh Hedonic d3 chi ra céc yéu
t6 quyét dinh gia nha & Tho Nhi Ky 1a
loai nha, loai cong trinh, ) phong, dién
tich nha va cac bién s6 cAu trac khéc [8].
Filiz Ersoz (2018) ciing dua trén mo hinh
Hedonic cho ring quy mé, khoang cach
dén trung tam thanh phd, mic d6 phd bién
va tudi clia toa nha anh hudng dén gia ca
cin ho & Tho Nhi Ky [6].

Tai Viét Nam, c6 mdt sd tac gia
nghién ctru céc cong trinh vé céc nhan t6
anh huong dén gia BDS nhu Pham Duc
Trung va Nguyén Gia Trung Quén (2019)
trong nghién ciru “Cac yéu t6 anh huong
dén gia BPS thanh phd H6 Chi Minh”
nhin manh vi tri cia BPS ¢6 tac dong
duong dén gia BDS [3]. Nguyén Tuén
Anh (2018) da nghién ctru cac nhan t6
tai chinh va phi tai chinh anh hudng téi
viéc lira chon mua nha & gid thap va trung
binh [1]. Nghién ctru da phan tich va so
sanh cac yéu t6 tai chinh va phi tai chinh
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tac dong toi quyét dinh Iya chon mua nha
¢ x4 hdi va nha & thuong mai trung binh
thip. Céc nghién ciru di chi ra ring van
dé gia ca va vi tri noi & ¢ vai tro déc biét
quan trong khi quyét dinh mua nha & x4
hoi; Panh gia yéu té tai chinh cao hon,
nhung dénh gia anh huéng cia vi tri thap
hon so v&i nhom mua nha ¢ thuong mai
trung binh thap [1]. Nguyén Hitu Cuong
(2020) khi nghién ctru nhan té anh huong
gia ban Ha Noi vé6i phan khuc cao cap da

Nghién ciru

chi ra 5 nhan t§ anh hudng 1a: Pac diém
vat ly cua can ho, vi tri can hd, moi truong
xung quanh, chét lugng dich vu va quan
ly toa nha, dic diém nhan khau cua khach
hang, dic diém cua chu dau tu [2]. Tir két
qua cua nhitng nghién ctru trén, duya vao
mé hinh Hedonic, tac gia da ké thira cac
nhan t6 lién quan dén thudc tinh toa nha
va can ho nhu vi tri, ddc tinh, chat luong
dich vu, nang lyc chu dau tu dé dua vao
md hinh nghién cuu.

A Céc dic diém vat 1y cia
Nang luc cta chu dau tu ’ chung o Y
A
Vi tri dia diém Gié ban can ho Chat lwong dich vu
A A A
MOoi truong xung quanh Tinh hinh thi
trudong

Gid ban

Hinh 1: Mé hinh nghién civu dé xudt

2.2. Phwong phdp nghién ciru

2.2.1. Phwong phdp phdn tich hoi
quy tuyén tinh da bién

Pé kiém dinh mé hinh nghién ctu,
cac phuong phap phan tich dugc st dung
nhu sau: Kiém dinh d6 tin cay cua thang
do bang hé s6 Cronbach’s Alpha, phan
tich nhan t kham phé (EFA) va phan tich
héi quy da bién.

2.2.2. Phuong phdp thu thip sé liéu

Nghién ciru tham khao vé biéu do
ludong cac nhan t6 anh hudng dén gia ban
cin ho dé xay dung bang hoi diéu tra. Bang
hoi duoc thiét ké bao gdm 3 phan: Thong
tin ca nhan, cdc nhan t6 anh hudng va gia
ban. Biéu do ludong bao gdm 30 bién quan
sat thude 6 bién doc 1ap va 01 bién phu

thudc chinh dugc ma hoéa (Bang 1). Cac
thang do dé danh gi4 cic bién quan sat déu
¢ dang thang do Likert 5 murc d9g, vdi quy
udc ¥ kién danh gia ctia ¢ nhan dugc khao
sat vé murc do anh huong cua timg nhan
t6 dén gid ban twong Gng vdéi cac muc:
1 =Ré4t yéu; 2=Yéu;3= Trung binh; 4 =
Manh; 5 = Rat manh. Phiéu khao sat duoc
phat truc tiép dén cac cu dan dang sinh
song trong cac du 4n chung cu trén dia
ban quan Nam Tt Liém la: Imperia Smart
City, Vinhomes Skylake, Vinhomes Green
Bay, Vinhomes West Point, Vinhomes
Gardenia, My Dinh Pearl, Thang Long
Number One (trung binh mdi toa phét 50
phiéu diéu tra). S luong phiéu phat ra va
thu vé 1a 350 phiéu dugc dua vao phan
mém SPSS 22 d¢ phan tich.
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3. Két qua nghién ciru va thio luin

3.1. Gidi thi¢u vé dia ban nghién ciru

Quan Nam Tu Liém c6 10 don vi
hanh chinh cip x3 truc thudc, bao gém
10 phuong: Cau Dién, M§ Dinh 1, My
Dinh 2, Phu D6, Mé Tri, Trung Vin,
DPai M4, Tay Mo, Phuong Canh, Xuan
Phuong cé dién tich tu nhién 14 3.218,78

ha, dan sd 269.076 nguoi. Quan Nam
Tir Liém 1 trung tam kinh té, chinh tri,
van hod cua thanh phé Ha N1, dia hinh
thuan loi dé giao luu kinh té, trao d6i,
budén ban hang hod vdi cac trung tdm
kinh té. Nén kinh té cua quan Nam Tir
Liém trong nhitng nim gin ddy c6 tdc
d6 phat trién kinh té nhanh [13].

3.2. Xdc dinh cdc yéu t6 anh hwéng dén gid bdn cin hé chung cw hang A trén

dia ban quan Nam Tw Liém

Bing 1. Cdc nhén té anh hwéng dén gid bdn cin hp chung cw hang A trén dia ban quén
Nam Tir Liém, thanh pho Ha Npi

Cic nhén to Bién quan sat Noi dung
NLI Vi thé va uy tin cia chu dau tur
Ning lyc cta chii dau NL2 Hinh anh va thuong higu cua chu dau tu
tu (NL) NL3 Ning lirc va kinh nghiém cua chu dau tu
NL4 Chién lugc truyén thong va marketing
NL5 Tiém ning tai chinh ctia chu dau tu
VT1 Khoang c4ch t6i truong hoc; Mau gido
e R VT2 Khoang céch téi bénh vién
Vit diadiem (VT) VT3 Khoang cach téi trung tim mua sam
VT4 Khoang céch téi khu giai tri, thé thao
VTS5 Khoang cdch tdi noi lam vige
MTI1 Khuon vién c¢6 vuon cdy, cd vuon
Mbi truong xung MT2 Chat lwong khong khi
quanh (MT) MT3 Tiéng on
MT4 Do rong dudng va phd
MTS5 Hé thong cap, thoat nudc
Ciic dic diém vat Iy VL Dién tich ket cau
cﬁzi chung cﬁ VL2 T1501 tho vt ly ‘ ‘
(VL) VL3 So lugng can ho trén mat bang san cua tang
VL4 Kich cd bép, phong én va phong khach
VL5 S6 lugng phong ngt va ¢ phong ngu
£ : CL1 Cung cép cac dich vu nhw cam két v6i cu dan
Chat lwong dich vu = —— — . 1 i . ~
ey CL2 Kha néng dap tmg va xu ly kip thdi cdc van dé cua cu dan
do ban quan ly chung . ~ o T
curoung cép (CL) CL3 Tmlhchuyenwngh.l‘@p va lich suAcua nhan vién
CL4 Su tién lgi cua gio giac hoat dong
Tinh hinh thi TT1 SH luong du an trén dia ban tinh
truong (TT) TT2 Nhu ciu vé nha & cta céc chuyén gia nudc ngoai
TT3 Nhu cu dau tu
e GB1 Gié ban BDS va chi phi
Gid bin (GB) GB2 Gid ca va kha nang canh tranh
GB3 Gid ca va stc mua cua khach hang

Nguon: Tong hop va dé xudt ciia tde gid tiv tong quan nghién ciiu
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3.3. Danh gid mirc dp anh hwong cua
cdc yéu to dén gid ban can hy chung cw
hang A trén dja ban quan Nam Tw Liém

3.3.1. Théng ké mé ta mau

Vi 350 phiéu thu dugc, mau quan
sat gdm ¢6 59,2 % la nit, 40,8 % 13 nam,
vé tiéu chi thu nhap hang thang: “Dudi 7
triéu ddng” chiém 10,13 %, “Tur 7 triéu
dén duéi 15 triéu déng” chiém 25,50 %,
“Tu 15 triéu dén dudi 40 triéu ddng”
chiém 45,56 % va “Tir 40 triéu dong tro

1én” chiém 18,81 %.
Bing 2. Két qud kiém dinh dp tin cdy cdc thang do

Nghién ciru

3.3.2. Kiém nghiém do tin cdy thang
do Cronbach’s Alpha

S6 litu duge dua vao phén mém
SPSS 22, kiém nghiém d6 tin ciy thang
do cho tirng nhan td duoc tién hanh, sau
khi kiém dinh ca 30 bién quan sat déu
thoa man diéu kién hé sé twong quan bién
tong Corrected Item - Total Correclation
> 0,3 va hé s6 Cronbach’s Alpha>0,6 [4],
dé tién hanh cac phan tich tiép theo, két
qua thé hién ¢ Bang 2.

I Bién quan | Hé ) twong quan H¢ 50 Cronbach’s H¢ 50
Nhan to sat " bién thng Alpha sau khi logi Cronbach’s
bo bién quan sat Alpha
NL1 704 .880
Nang lyc cua chu dau Ellﬁ ;gg zg; 0.824
tw(NL) NL4 691 885
NL5 .760 .868
MTI .683 727
Mbi trudng xung MT2 .695 734
MT3 591 628 0.658
quanh (MT) MT4 601 654
MTS5 525 627
VT1 733 .835
VT2 627 854
Vi tri dia diém (VT) VT3 775 828 0.897
VT4 737 .834
VT5 768 .829
VLI 613 794
Céc dic diém hiru VL2 577 809 0.869
hinh vt ly cua chung VL3 686 197 '
cu (VL) VL4 588 .809
VL5 .564 811
Chat lugng dich vu SE ' zgg g?;
do ban qu;in ly chung CL3 . 51 . 630 0.698
cucung cap (CL) CL4 : 590 '7 0
NP : TT1 674 702
gﬁ}n h“(l?Tﬂ)“ TT2 611 o483 0.724
& T3 679 708
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. Bién quan | H¢ s6 twong quan H¢ s0 Cronbach’s H¢ 50
Nhan to sat : bién tong Alpha sau khi logi Cronbach’s
bo bién quan sat Alpha
GBI 841 881
Gia ban (GB) GB2 835 872 0.903
GB3 .820 845

Nguon: Két qua xir Iy div liéu tir SPSS 22
Bing 3. Kiém dinh KMO

KMO and Bartlett’s Test
Kaiser-Meyer-Olkin Measure of Sampling Adequacy .891
Approx, Chi-Square 5586.226
Bartlett’s Test of Sphericity df 387
Sig .000

Nguon: Két qua xir Iy di¥ liéu tir SPSS 22

3.3.3. Phan tich nhén té6 EFA

Sau khi phan tich thang do cac nhan té, 27 bién quan sét thudc 6 bién doc 1ap duoc

dua vao kiém dinh KMO va Bartlett’s Test va phan tich nhan t6 EFA.

Bing 4. Phan tich nhan t6 EFA

Nhan t6

Rotated Component Matrix®

Bién quan
sat

Component

1 2

3 4

Ning lyc cta chii dau tu
(NL

NL2

835

NL3

798

NL1

762

NL5

736

NL4

696

Moi trudng xung quanh
(MT)

MT3

7128

MT35

715

MTI

687

MT4

705

MT2

633

Vi tri dia diém (VT)

VT3

.864

VT5

.845

VTI1

837

VT4

185

VT2

763

Céc dic diém hitu hinh
vat ly cua chung cu (VL)

VL2

832

VL4

826

VL1

767

VLS5

743

VL3

615

Chat lugng dich vy
do ban quan ly chung
cucung cap (CL)

CL2

.836

CL1

817

CL3

792

CL4

791

56

Tap chi Khoa hoc Tai nguyén va Moi truong - S6 47 - nam 2023




Nghién ciru

Rotated Component Matrix*
Nhén t6 Bién quan Component

sat 1 2 3 4 5 6
Tinh hinh thi 112 802
truomg (TT) TT1 793

TT3 173
Eigenvalues 8.825 3.396 2.184 1.987 1.512 1.263
Cumulative % 34.613 | 47.231 | 55.206 | 62.518 | 68.103 | 72.507

Extraction Method: Principal Component Analysis, Rotation Method:
Varimax with Kaiser Normalization,

a, Rotation converged in 6 iterations,

Theo két qua phan tich & Bang 4 ta
c6: 0,5 < KMO = 0,891 <1 thi phan tich
nhan t6 13 thich hop, Kiém dinh Bartlett
c6 y nghia thdng ké (Sig < 0,05) do d6
céc bién quan sat cé tuong quan véi nhau
trong tong thé. O Bang 5, chay EFA véi 6
phép xoay, thang do dugc chip nhan khi
téng phuong sai trich 1 72,507 % > 50 %,

hé sb Eigenvalue dai dién cho phén bién
thién dugc giai thich bdi mdi nhan t5, hé
sO nay c6 gia tri 1a 1,263 > 1, dong thoi
két qua phan tich nhan té (EFA), Hé sb
tai nhan té (Factor Loading) déu 16n hon
0,5 nén cac bién quan sat déu cé y nghia
trong cac nhan té, pht hop dua vao phan
tich tiép theo.

Bing 5. Kiém dinh KMO va phén tich EFA ciia nhén té Gid bin GB

Gia ban KMO and Bartlett’s Test
(GB) Kaiser-Meyer-Olkin Measure of Sampling Adequacy, .680
Approx.Chi-Square 218.852
Bartlett’s Test of Sphericity df 3
Sig .000
Rotated Component Matrix® a, Only one c.omponent was extracted, The
solution cannot be rotated,

3.3.4. Phan tich héi quy da bién

Xuat phat tir gia thuyét ban dau vé
nhitng nhéan té anh hudng dén gia ban va
sau khi tién hanh xong phan tich EFA rut
trich duge 6 nhan té doc l1ap (Bang 6), bai
viét xdy dung mé hinh hdi quy tuyén tinh
nhu sau:

GBCHCC =0+ 1 VT + 2 VL + B3
CL+B4MT+B5SNL+B6TT +ei

Trong do: GB: Bién phu thudc; Gia
ban X1 — X6: Bién doc lap 1a 6 nhan
t6 anh huong dén gia ban 0O , Bl - B6 ;
ei: Hang s6, hé s6 hdi quy va sai s6 ngiu

Nguon: Két qua xit Iy dit liéu tir SPSS
nhién, nghién ctru dua 6 nhéan t6 doc lap
vao tién hanh phén tich danh gia do phu
hop ctia mé hinh theo R? hiéu chinh, kiém
dinh ANOVA va ¢6 két qua mo hinh hoi
quy da bién tong thé nhu Bang 6. Phuong
phap Enter dugc sir dung dé phan tich
hdi quy cac nhan té anh huong dén gia
ban & quan Nam Tir Liém, v6i 6 nhan tb
cua thang do dugc dua vao phan tich. Tu
Bang 6 két qua danh gia mac do phu hop
cua mo hinh: Ta ¢6 R? hiéu chinh 13 0,813
cho biét cac bién doc lap giai thich duoc
81,3 % su bién thién cua bién phu thudc,
con 18,7 % con lai dugc giai thich bdi cac
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bién khéc va sai s6 ngiu nhién. Két qua
phan tich ANOVA kiém dinh F ¢6 y nghia
théng ké, do d6 mé hinh tuyén tinh xay
dung duoc phi hop véi tong thé. Phan
tich hoi quy tong thé cho két qua hé sb
VIF< 2 kha tét, cho thay khong c6 hién
twong da cong tuyén, két qua phén tich
héi quy 1a dang tin cay.

Phuong trinh hoi quy ddi vé6i cac bién
d3 duoc chuan hoa dugce lay tir bang ¢6 ¥
nghia cac hé s6 hdi quy riéng phan trong
mo hinh - Coefficientsa cd dang nhu sau:

GBCHCC = 0,266 + 0,391 VT + 0,335
VL + 0,259 CL + 0,084 MT + 0,078 NL
+0,057TT

Bdng 6. Pdnh gid dp phit hop ciia mé hinh, kiém dinh ANOVA
va két qua hoi quy da bién

Model Summary
Model R R Square Adjusted R Std. qur of the
Square Estimate
1 .901a 818 813 27938
a, Dependent Variable: GB
b, Predictors: (Constant), TT, CL, VT, TC, NL, DT
ANOVA
Model Sum of Squares df Mean F Sig.
Square
1 Regression 102,348 6| 18,135 238,945 ,000°
Residual 24,753 345 ,087
Total 127,816 356
Coefficientsa
Unstandardized Standardized . . ..
Model Coeflicients Coeflicients t Sig. Collinearity Statistics
B Std.Error Beta Tolerance VIF
1
(Constant) ,266 ,135 1,993 ,040
NL ,078 ,034 083 2915 ,014 ,769 1,425
MT ,084 ,035 095 3,056 ,001 173 1,473
VT ,391 ,046 4011 12,031 ,000 ,536 1,998
VL ,335 ,039 398 | 12,968 ,000 ,572 1,915
CL ,259 ,037 287 8,493 ,000 ,547 1,872
TT ,057 ,026 076 2,608 ,025 ,945 1,136

3.3.5. Thdo ludn két qua nghién ciru

Két qua phan tich hdi quy tai Bang 6
cho thay véi mirc y nghia 5 % (Sig < 0,05)
ca 6 nhan t6 khao sat: Nang luc cua chu
dau tu; Moi truong xung quanh; Vi tri
dia diém; Cac dac diém hiru hinh vat ly
cua chung cu; Chét lugng dich vu do ban
quan ly chung cu cung cap; Tinh hinh thi
truong déu cd y nghia thong ké. Qua két
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Nguon: Két qua xir Iy s6 liéu tir SPSS
qua khao sat cho thay, 6 nhan t6 déu c6 hé
s6 géc duong c6 nghia 1a ca 6 nhén t6 nay
déu c6 anh huong thuan chiéu dén gia ban
cin ho chung cu cao cdp va c6 y nghia
thong ké.

Nhan t6 vi tri dia diém cua chung cu
anh huong 16n nhit dén gia ban can ho
chung cu cao cip vdi hé s6 Beta 1a 0,391
nguyén nhan la do nguoi dan thuén lgi cho
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viéc di lai t61 cac trung tam, truong hoc
va bénh vién, noi lam vi¢c. Cac nghién
clru nudc ngoai ciing da c6 két luan dong
thuan. Cetintahra va cong sy (2011) dya
trén mo hinh Hedonic da chi ra ring: Vi
tri, dién tich, hinh thie, ddc diém, moi
truong, thién nhién, nang luc cuia chu dau
tu ¢6 anh hudng dén gia thué can ho va
gia nha tai Thé Nhi Ki va Malaysia [11].
Theo nghién ctru cua Tze, S. O. (2013) thi
nha dit ngay trung tam thanh phé 16, dan
cur dong diic, cude sdng hién dai chic chin
s& ¢o gia cao hon cac bat dong san tuong
tu nhung nam & khu vue ngoai thanh [12].

Nhan t6 diac diém vat Iy cia chung cu
cling anh hudng twong ddi cao véi hé sb
Beta 1a 0,335 vi chét luong két cu, tudi
tho vat Iy da dugc kiém dinh chat luong.
Chat luong thiét ké dang cip cao s& mang
lai khong gian song trong cin ho chung
cu cao cap (CCCC) su thoai mai va tién
dung khi sinh hoat.

Nhan t6 chat luong dich vu vdi hé
s6 Beta 13 0,259 (bao gdm: Cung cip céac
dich vu da cam két vé6i cu dan; Kha nang
dap tmg va xtr ly kip thoi cac van dé cua
cu dan; Tinh chuyén nghiép va lich sy cua
nhan vién) cling 14 nhan t6 tic dong manh
dén gi4 ban cin ho CCCC. Nguyén nhéan 13
do cac mau khéo sat 1iy y kién ciia nhimng
cu dan dang s6ng tai ddy, chinh vi vay van
dé nay c6 anh huong truc tiép dén chat
lugng cudc séng, hoc tdp va lam viéc cia
moi ca nhan va gia dinh cua chu cin ho.
Két qua nay ciing déng nhat véi nghién
ciru cia Nguyén Hitu Cuong (2020),
Muhamad Hilmi va cong su (2016) [2, 7];
Khi cho rang cic nhan té anh huong t6i
quyét dinh mua nha va sy thoa mén cua
khach hang c6 nhan t6 chit luong quéan ly
va dich vu di kém.

Nghién ciru

Nhan t6 méi trudong xung quanh véi
hé s6 Beta 1a 0,084 cling tac dong dén
cam nhan vé noi & trong twong lai. Nhiéu
du an CCCC phai dung chung co sé ha
tang k¥ thuat da lac hau va qud tai nén
khong thoat dugc nudc thai va nudc mat
gy ngap lut 1au dai; Thiéu nudc sach va
chat luong nudc khong dam bao cho sirc
khoe cua con ngudi. It ¢6 cac cong trinh
cong ich xung quanh khu vyc du 4n chung
cu mac du chu dau tu (CDT) rat quan tAm
dau tu canh quan nhan tao va nhiéu hang
muc vui choi giai tri dé dap ung chat
lwong sbéng cho cu dan nhung lai bi bua
vay boi nhiéu bat cap ngay tir phia ngoai
hang rao du an.

Nhan t6 vé nang luc CDT véi hé sb
Beta 12 0,078 1a yéu t6 c6 strc anh hudng
dén cam nhén cua khach hang vé gid ban
chung cu cao cip. CDT c6 thuong hiéu
16m, ¢6 tiém nang tai chinh manh, co6 nhiéu
kinh nghiém va cé tam nhin xa vé hoach
dinh chién luge dau tu kinh doanh vé nha
& s&é mang dén cho khach hang niém tin
vé nhiéu gia tri phai sinh lién quan dén gia
ban CCCC. CDT uy tin luon tao cam giac
cho khach hang tam ly an toan khi du tu
bat dong san (BDS) hon 1a nhing CDT
yéu vé tai chinh, it kinh nghiém chuyén
nganh vé BDPS. CDT ¢6 thuong hi¢u s€
khong phai thé chép tai san ma chi can tin
chap ciing c6 thé vay duoc tién ngan hang
va khach hang ciing dé dang thé chap tai
san dé vay ngan hang.

Nhén t6 tinh hinh thi truong véi hé sé
Beta 12 0,057 (bao gdm: S6 luong du an
trén dia ban quan; Nhu cdu vé nha & cua
cac chuyén gia nudc ngoai; Nhu cau dau
tu) anh huong thdp nhat dén cam nhan gia
ban 1a phi hop véi thuc té vé thi truong
BDS néi chung va thi truong trén dia ban
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quan Nam Tu Liém vi trong nhiing ndm
gan day, quan Nam Tl Liém thi truong
nha chung cu ciing ¢6 phan chiing lai va
khé khan trong viéc thu hut dong vén FDI,
quan hé cung ciu mat can bang khién cho
viéc gia ca chua hop ly; Cac du an lan
can c6 nhiéu vu viéc vi pham lién tiép xay
ra khién cho niém tin nha dau tu bi giam
sut, thanh khoan thi truong gidam nhanh.
Ngoai ra, trén thi truong BDS trong giai
doan hién nay phat trién khong dong déu
va chua can ddi, nén din dén tinh trang
gi4 dat thi trudng bi giam xubéng manh.

3.4. Danh gia chung

3.4.1. Nhitng két qua dat dwoc

Trong thoi gian qua, Pang va Nha
nude ta da cé nhiéu chinh sach lién quan
dén thi truong BDS néi chung va thi
truong nha & ndi riéng nham tang cuong
cong tac quan ly, didu hanh thi truong.
Nhitng chinh sich vé tai chinh nha o,
chinh sach vé quy hoach, xay dung phat
trién d6 thi, cdc chu truong phat trién nha
& cho nguoi dan da dan di vao cudc song.
Thi truong nha & di c6 budce phat trién
16n, bo mat do thi da c6 nhidu chuyén
bién tich cyc, nhiéu khu d6 thi méi, khu
dan cu v6i day du hé thong ha ting k¥
thuat, ha tang x4 hoi da va dang dugc hinh
thanh véi tée do cao.

Thi truong trén dia ban quan Nam
Tir Liém phat trién nhanh, da hinh thanh
duge mo hinh t6 chirc phét trién nha &
theo dy 4n, qua thuc té trién khai khéng
dinh mé hinh phat trién d6 thi theo du 4n
VOl su déng bo vé ha téng xa hoi va ha
téng ky thuat, tao ra by mat do thi van
minh, hién dai 1a ding ddn va 1 xu huéng
tat yéu trong qua trinh x4y dung va hién
dai hod dat nudc va quan Nam Tu Liém

d3 ¢6 nhiéu khu vyc phét trién do thi kha
dong bo. Chét lugng nha &, moi truong
sdng dugc nang 1én; Chinh sach tai chinh
nha & ¢ nhiéu cai thién.

3.4.2. Tén tai, han ché

Bén canh nhiing két qua da dat duoc,
van con nhiéu chinh sach, quy dinh chua
¢é tinh thue thi trén thue té, chua khuyén
khich cac chu thé tham gia phat trién nha
&, din dén chua tao diéu kién dé tang
ngudn cung cho thi trudng, 1am cho quan
hé cung - cau vé nha ¢ van con mat can
d6i va nhiéu bit cap. Co cdu hang hod
thiéu can d6i gay ra tinh trang mat can doi
cung - ciu gia tao.

Cung vdi do, quan ciing chua c6 cac
bién phép cu thé dé diéu tiét thi trudng
nha & nhim bao dam cho thi truong phat
trién can bang, dic biét 1a diéu tiét vé gia
ca, cac phan khuc nha ¢, cac loai nha ¢
va chua quan ly chat ché hoat dong méi
gii, san giao dich BDS nén gia nha & van
cao hon so véi thuc té, nguoi c6 nhu ciu
thue su vé chd ¢ khong c6 kha ning tao
1ap nha &, trong khi s luvong ngudi dau tu
khong vi muc dich dé ¢ 1am cho gia nha
day 1én cao.

Céc van ban, chinh sach dé hd tro va
wu dai cho cac chu dau tu thyuce hién cac du
an nha & con han ché, chua hoan chinh.

Nguén cung vé nha ¢ phu hop véi
kha nang thanh todn ctia nguoi dan trén
thi truong hién nay con rat khan hiém,
trong khi d6 lai c6 nhiéu du 4n nha xay
xong khong ban duge do thiéu nhiéu yéu
t6 dé hap dan nguodi mua nha.

Vén dé thong tin thi trudng trong boi
canh xa hdi thong tin hién nay lam cho
nguoi dan bi bio hoa va “nhiéu loan” khi
¢ nhu cau tim hiéu thong tin thi truong
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d6i v6i cac loai hinh nha ¢, d6i khi ca
nhéan, t6 chirc khong biét tin cay vao
ngudn thong tin duge cung cap.

4. Pé xuat va giai phap

bé danh nang cao dugc hiéu qua
trong viéc danh gia cic nhan t6 anh
huong t6i gia ban cin hd cao cip hang
A can dua ra mot s6 giai phap nhu: Hoan
thién san pham; Giai phap lién quan dén
vi tri va vi thé cua toa nha va can ho cao
cip hang A; Giai phap vé tao 1ap canh
quan, moi truong tich cuc; Nang cao
chat lugng dich vu va quan ly toa nha;
Nang cao uy tin va hinh anh cua CDT va
hoan thién chinh sach quan ly thi truong
BDS cua Nha nudc.

5. Két luan va kién nghi

K¢ thira nhitng nghién ctru di ¢ cia
cac hoc gia trong va ngoai nudc, nghién
ctru nay tién hanh téng hop, xay dung mo
hinh va thuc hién khao sat 350 hd dan
dang sinh sbng trong cic duy an CCCC
trén dia ban quan Nam Tu Liém. Dya trén
phuong phap phan tich hdi quy tuyén tinh
da bién, tng dung phan mém SPSS 22,
nghién ctru da chon loc nhitng nhan t6
dién hinh dé dwa vao phén tich nhan t6
anh huong, chon loc dugc 6 nhan t6 mai
bao gém: Nang lyc cua chu dau tu; Vi tri
diém; Moéi truong xung quanh; Dic diém
vat ly ciia chung cu; Chét luong dich vu
do ban quan ly chung cu cung cép; Tinh
hinh thi truong. Cudi cing véi sé6 mau
nghién ciru rit ra ca 6 nhan t6 ¢ y nghia
théng ké va déu 1a yéu t6 cbt 15i tac dong
dén gia ban chung cu hang A trén dja ban
quan Nam Tt Li€m.

Qua két qua nghién ciru cho thiy mirc
d6 anh hudng cta cac nhén t6 t6i gid ban
cin ho chung cu hang A nhu sau: Nhén t6

Nghién ciru

vi tri anh huong nhiéu nhat véi hé sé Beta
14 0,391, tiép theo 1 nhan t6 dic diém vat
ly ctia chung cu véi hé sé Beta 1 0,335;
Nhan t6 chat lugng dich vu hé s6 Beta la
0,259; Nhén té Mai truong hé s Beta 13
0,084 va nhan t6 anh huong thip nhat 1a
nhan t6 Nang lyc cua chu dau tu va nhan
t6 Thi truong 1an luot véi hé sb Beta 1a
0,078 va 0,057.

Tuy nhién, nhitng két luan ciia nghién
ctru c6 duge méi chi dimg lai & mau khao
sat véi sd luong han ché 350 ho dan, diéu
nay c6 thé da anh huong dén két qua phan
tich v6i chi s6 R2 hiéu chinh 12 0,813, tic
cac bién doc lap giai thich duoc 81,3 %
su bién thién cta bién phu thudc, con lai
18,7 % dugc giai thich boi cac bién khac
va sai s6 ngau nhién. Do d6, trong nhiing
nghién ctru tiép theo, tac gia cin mo rong
hon nita d6i twong khao sat dé tim ra cac
nhan t6 khac nira anh hudng tdi gia trén
dia ban.

Anh huoéng dén gid ca BDPS noi
chung va CCCC trén dia ban tinh noi
riéng cé rat nhiéu nhan t5, co ché tic
dong ciing tuong dbi phirc tap. Cac nha
phat trién BPS luén dat ra nhiing cu hoi
xoay quanh van dé nhifng nhan t6 nao
anh huong nhiéu tdi gia BPS va lam
thé nao dé tac dong dén cac nhan td nay
nham han ché thap nhit cc rui ro cho
cic nha dau tu kinh doanh BDS. Thuc
trang thi truong hién nay da canh tinh
gidi kinh doanh BDS nudc ta, bude phai
thay dbi tu duy va hanh dong dé thich
tmg véi doi hoi cao hon vé tinh bén
viing cia du 4n BDS, chu trong nghién
cuu thi truong, du bdo trung han vé xu
hudéng bién dong cung - ciu va gia ca
san phém, tir d6 chuén bi vén dau tu bao
gom tin dung ngan hang, dong tién, ty
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suat lgi nhuan,... Dién bién khé luong
cua thi truong BDS bude cac nha dau tu
va cac san giao dich BDS phai nang cao
kha niang nim bit cac tin hiéu thi truong
thong qua mic do hap thu cac san pham
nha ¢. Mat khac, viéc hiéu khach hang
va do luong dugc cam nhan cua ho dén
gia ban c6 y nghia t6i quan trong ddi véi
nha dau tu. Trén co s¢ nhitng phén tich
trén, bai viét d& xuat mot s6 kién nghi
dbi véi cac chi dau tu: Chu trong cong
tac nghién ctru thi truong va phan khuac
khach hang khi 14p du 4n dau tu; Nang
cao uy tin va hinh anh cua chu dau tu;
Chu trong cong tac nghién ctru thi truong
va phan khac khach hang khi 18p du an
dau tu; Quan tdm, chi trong nang cao
chét luong va ddy nhanh tién d6 thi cong
cong trinh; Hoan thién vé chinh sich
quan ly thi truong BDS cua Nha nudc.
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