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TOM TAT

Vén dé nha & 1a rit quan trong, anh hudng tryc tiép dén sinh ké va 6n dinh kinh té cia cac gia
dinh, dac biét & nhiing thanh phé phat trién nhu Ha Nbi, noi gia nha dao dong 16n. Tuy nhién, cac
nghién ciru vé bat dong san cil, dic biét 1a nha chung cu thu nhép thap, con han ché. Nghién ctru nay
nham tim hiéu cac yéu t6 anh hudng dén gia nha trén thi truong chung cu cii. Bai viét thu thap 100
dit liéu tir giao dich cin ho tai khu chung cu thu nhap thap Pang X4, Gia Lam, Ha N¢i, thong qua cac
san giao dich va hop dong chuyén nhuong tai van phong dang ky dat dai huyén Gia Lam tir thang
9/2023 dén 6/2024. Sau khi xr Iy dit liéu, nghién ctru xac dinh rang tong gia cin ho chiu anh hudng
boi sb phong, dién tich, mirc do trang tri va gia trén don vi dién tich; trong khi s6 tang khong tac dong
nhiéu dén gia. M6 hinh hdi quy tuyén tinh da bién cho thy can ho c6 dién tich 16n, nhiéu phong, gia
trén don vi dién tich cao va da duoc cai tao s& co tong gia tri cao hon. Két qua nay c6 thé cung cip
tai liéu tham khao cho Chinh phu trong viéc xay dung chinh sach vé thi truong bat dong san va du
doan xu hudng gid nha trong tuong lai.

Tir khod: Chung cw thu nhdp thap, Can hé chung cw cii, M6 hinh hoi quy tuyén tinh, Yéu t6 anh
huong.

FACTORS AFFECTING THE PRICES OF SECOND-HAND APARTMENTS IN THE
URBAN AREA OF DANG XA, GIA LAM, HANOI

ABSTRACT

Housing is a critically important demand, directly affecting the livelihoods and economic
stability of families, particularly in rapidly developing cities like Hanoi, where housing prices
fluctuate significantly. However, research on second-hand real estate, especially low-income
apartment condominiums, remains limited. This study aims to explore the factors influencing housing
prices in the market for second-hand apartments. The study collected 100 data from transferred
transactions in the Dang Xa low-income condominium in Gia Lam District, Hanoi, through real estate
agents and transfer contracts registered at the Gia Lam Land Registration Office between September
2023 and June 2024. After data processing, the research identified that the total price is influenced by
the number of rooms, area of an apartment, level of decoration, and price per square meter, whereas
the floor level has no significant impact on price. A multivariate linear regression model indicates
that apartments with larger sizes, more rooms, higher prices per square meter, and renovations tend
to have higher overall values. These findings can serve as a reference for the Government in
formulating policies for the real estate market and forecasting price trends in the future.

Keywords: Low-income condominium, Second-hand apartment, Multivariate linear regression
model, Influential factors.
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1. PAT VAN PE

Huyén Gia Lam 1a mdt huyén ngoai thanh
tai Ha Noi ¢6 toe do phat trién nhanh chong vé
thi truong bat dong san. Noi day c6 vi tri 12 cira
ngd phia Pong cua thu d6, két ndi tam giac
kinh té ving Pong Béc gdm Hai Phong — Hai
Duong — Quang Ninh véi dinh hudng tré thanh
trung tdm mai, 1a d6 thi ctra ngd trén co sé phat
trién dich vu thuong mai, gido duc, y té,... gin
v&i nganh cong nghiép, cong nghé cao. Véi vi
thé thudn loi, nhu cau nha ¢ tai huyén Gia Lam
lién tuc tang, tur do kéo theo viéc tdng nhanh
ctia gia nha, cu thé gia nha chung cu. Trong bdi
canh khan hiém cac du 4n méi cta nha chung
cu thu nhap nhip ciing nhu gia xay dung 1én
cao thi can ho chung cu cii (tic 1a giao dich tu
lan hai véi chu s hiru can nha) 13 ngudn bd
sung manh mé& bao dam d4p tmg nhu ciu nha &
16n tai thanh phd Ha N6i. Do d6, viéc phan tich
thi truong can hd chung cu cii tai khu do6 thi
Ping X4, huyén Gia Lam c6 y nghia thyc té to
16n. Pham va Tran (2022) di s dung kiém
dinh Cronbach’s o va phén tich nhan t6 dé xac
dinh céc yéu té anh hudng va mirc d6 tac dong
clia cac yéu t6 ddi véi gia nha chung cu thuong
mai tai thanh phd Bic Ninh. Ngoai ra, cac hoc
gia nude ngoai da thuc hién danh gia cac yéu
t6 anh huong dén gia nha bang cach sir dung
cac thudt toan dé ra quyét dinh trén co so khoa
hoc mdy tinh nhu: thuat toan rimg ngau nhién
(Random Forests), mang no-ron (Neural
network) va mé hinh cdy quyét dinh (decision
tree), ap dung GIS va thudt toan mo (Fuzzy)
(Chung, Seo, & Kim, 2018; Koktashev & cong
su, 2021), tir d6 da cai thién dang ké do chinh
xac cua mo hinh dy bao gia nha.

Trong nhitng nim gan day, cac hoc gia
Viét Nam da ap dung nhiéu phuong phap théng
ké khic nhau dé nghién ciru cac yéu to anh
hudéng dén gia nha, phuong phap dién hinh
nhit 1a thiét 1ap mo hinh gia Hedonic, hodc
phan tich hdi quy va phan tich thong ké (Pham
& Tran, 2022; Seo, Chung, & Kwon, 2018).
Tuy nhién, cic nghién ciru hau hét tap trung
vao tac dong t6i nha dat, nha chung cu nhung

khong c6 phan dinh 16 thi trudng giao dich lan
hai hay mua tryc tiép tir thi truong cip mot nén
phan tich nay con thiéu hut nhitng phan tich vé
nhitng yéu té riéng biét cia thi truong chung
cu cli. Do d6, nghién ctru nay tap trung vao
danh gia yéu t6 anh huong dén gid cin ho
chung cu cii. Bai bao nay thu thap di liéu ban
hang cua thi truong nha cii tai cadc san moi gioi
bat dong san trén dia ban huyén Gia Lam (san
giao dich Tan Thoi Pai, Quang Minh Land)
cung sO lieu vé gia tai hop dong chuyén
nhuong thyc hién tai van phong ding ky dat
dai chi nhanh huyén Gia Lam, tir d6 thiét lap
md hinh hdi quy tuyén tinh da bién dé xem xét
murc d6 anh huong dén gia nha thong qua cac
dic diém: thiét ké trang tri can ho, dién tich su
dung, cAu trac can ho, sd tﬁng vacac yéu t lién
quan khac dén gia can ho chung cu cii, dbi
tuong cu thé 1a nha chung cu thu nhap thip.
Muc dich ctiia nghién ctru nay 1a xay dung duoc
mot md hinh danh gia vé gia nha chung cu cii
tai khu do6 thi Pang Xa - huyén Gia Lam dya
theo cac yéu té anh hudng quan trong va xéac
dinh dugc muc d6 tac dong cia tung yéu t6 anh
hudng dbi véi tong gia can ho. Nghién clru nay
s& cung cip thong tin chinh xac cho nhiing
ngudi tiéu ding quan tim dén thi truong nha
cli dé ho c6 thé hiéu rd hon va chinh xac hon
vé gia tri ciia nha cii, ddng thoi 1 tai liéu tham
khao nhat dinh cho céc nha quén 1y, kinh doanh
thi truong BDS.

2.COSO LY THUYET
2.1. Nha & thu nhip thip tai Viét Nam

Kha ning chi tra cho nha ¢ thu nhap thap
duoc xac dinh bang ty 1¢ giita thu nhap kha
dung cua ho gia dinh va gia nha. Nha ¢ gia ré
& cac nudc dang phat trién dugc dinh nghia 1a
chi tiéu cho nha & khéng vuot qua 30-40% thu
nhap ho gia dinh va 80% cu dan c6 thu nhap
trung binh c6 kha nang chi tra (Mischke &
cong su, 2014). Tai Viét Nam, Ngan hang Thé
gidi udce tinh thu nhap hang thang cua ho gia
dinh trung binh 1a hon 7 triéu VND, trong khi
nhém thu nhdp cao nhét 1a khoang 30 tridu
VND. Bé nang cao kha ning chi tra, chinh phu
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da trién khai goi vay mua nha trg gia “goi vay
30 ty VND” véi 1i suat ¢d dinh toi da 6% va
thoi gian vay 15 nam, do do, dam bao 80%
nhitng nguoi c¢6 nhu cdu mua nha cam chéc
duoc co hoi nay (Samad & cong su, 2015). Su
phat trién can ho cao tang chu yéu dién ra tai
TP. HCM va Ha Noi, chiém 85% thi truong
nha & toan quéc. Tuy nhién, do sé luong nguoi
lao dong qua cao nén cac du an tai hai khu do
thi 16n nay chua thé dap ing dugc phan 16n nhu
cau va tt yéu din dén tinh trang thiéu hyt nha
& nghiém trong cho nguoi thu nhap thap.

2.2. Cac nghién ctru tai Viét Nam lién quan
dén gia can ho chung cw va lya chon cac yéu
to tac dong

Trong khi cac yéu t6 xac dinh gia nha ¢ tai
cac nudc khac da dugc nghién ciru va phan tich
mot cach sau rong, thi cac nghién ctru vé cac
yéu t6 xac dinh gia cin ho chung cu thu nhap
thap tai Viét Nam van con han ché. Nghién ctru
cua Chung, Kim, va Cho (2014) da phan tich
197 du 4n cin ho tai thanh phé HS Chi Minh
bang cach sir dung mé hinh hdi quy hedonic va
tim ra cac yéu t6 anh huéng dén gia nha & cho
ba nhom: toan bd thanh phd, khu trung tim va
khu d6 thi méi (thanh phd Phit My Hung). Két
quéa nghién ctru c6 tim hiéu thiy anh hudng cta
cac yéu tb nhu: gia dat, tudi cia toa nha va
khoang cach dén khu trung tam; tong s6 don vi
can ho trong mdt du an, dién tich don vi, ciu
trac tong thé ciia khu do thi,... Nghién ctru cia
Huynh (2015) d3 phan tich cac yéu té xac dinh
gia can ho tai khu do thi mai va cac khu vuc
lan can tai TP. HCM cho thay yéu t6 cac anh
hudng 1a dién tich can ho, sb téng, ty 1¢ dién
tich san va khoang cach dén khu trung tim.
Ngoai ra, nghién ctru tai thanh phd Béc Ninh
vé yéu t6 anh huong dén gia nha chung cu
thuong mai v6i 24 yéu té tac dong thude 7
nhém chinh trong d6 nhom yéu t6 lién quan
dén hang x6m c6 anh huéng manh mé, sau
cung 1a nhom yéu t dich vu ¢ tac dong thap
nhit (Pham & Tran, 2022). Mot phan khuc
khac cua thi truong chung cu tai Ha Noi —
chung cu hang sang (luxury apartment) ciing

dugc tim hiéu cac yéu té anh huong dén gia
ban loai hinh bat dong san nay v6i khang dinh
su tac dong cuia 3 yéu té chinh: chat luong san
pham, tim 1y cta ngudi mua va sy can bang
cung — cau trong thi truong (Nguyen & Do,
2020). Nhu vay, cac nghién ctu tai Viét Nam
con thiéu cac nghién ciru vé loai hinh chung cu
thu nhép thép. Hién tai, c6 mot vai nghién ctru
tai Viét Nam lién quan dén nha & thu nhap thap
hay con goi 1a nha ¢ xa hoi, tuy nhién chii yéu
1a tim hiéu vé nhitng khé khan, can tré dé thuc
day phat trién loai hinh dy an nay thong qua
phan tich mic d6 hai long ctia ngudi dan sinh
séng tai khu dy an thu nhap thép 0 Ha Noi
(Nguyen & cdng su, 2018), hay dung m6 hinh
hedonic dé so sanh gia gitta khu chung cu
thuong mai va thu nhap thap tir d6 thiét lap
chinh sach dé phat trién nha ¢ bén viing (Seo
& cdng su, 2018), danh gia chinh sach cho phat
trién nha & thu nhap thap s dung phuong phép
t6i wu hoa duwa trén sy md phong (Nguyen &
Reiter, 2014). Nhu vay, chua c6 mot nghién
clru nao tai Viét Nam vé yéu td tac dong dén
gia nha cii (second hand) ddi véi loai hinh bat
dong san thu nhap thap, do d6 cic yéu td tac
dong dén gia cua loai hinh bat dong san nay s&
duogc tham khao tir cac nghién ctru trude d6 voi
loai hinh chung cu néi chung va lya chon sao
cho phu hop voi dic tinh riéng cua loai bat
dong san nha ¢ xa hoi (NOXH). Trong do6, co
5 yéu td duoc lya chon nhu sau: (D) S6 lugng
phong: yéu t6 nay c6 anh hudng truc tiép dén
kha nang st dung va nhu ciu cta ho gia dinh.
Theo nghién ctru cua Foye (2017), Lé Hoang
Anh va Nguyén Thi Thu Trang (2024) sb
luong phong trong mot can ho c6 mdi quan hé
tich cuc voi su hai long ctia cu dan, cu thé: cac
ho gia dinh v6i nhiéu thanh vién thudng tim
kiém cin ho c6 sb phong nhiéu hon dé dap tng
nhu cau sinh hoat; (2) Dién tich cin ho 13 yéu
t6 co ban anh hudng dén gid tri bat dong san.
Wang va Zhao (2022) cho rang dién tich 16n
hon thudng ddng nghia véi khong gian séng
thoai mai hon va anh huéng dén quyét dinh
mua nha. (3) Yéu td thiét ké trang tri khong chi
anh huong dén thAm my ma con dén cam giac
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sdng cua cu dan, cling nhu tiét kiém duogc thoi
gian stra sang trudc khi dén sinh séng. Nhu
vay, yéu t6 khong gian duogc thiét ké tot c6 thé
cai thién sy hai long va stc khoe tam 1y cua cu
danvacod quyét dinh dén gia can hé (Bui, 2020,
Foster & cong su, 2022; Lé Hoang Anh va
Nguyén Thi Thu Trang, 2024). (4) S tang:
thuc té cho thdy nhimng cin hg c6 tim nhin t6t
hon tir cac vi tri cao thuong c6 gia cao hon,
cling nhu dat dugc mirc 6 hai long cua cu déan
(Hasanah & Yudhistira, 2018; Ng, 2017). Tuy
nhién, khu chung cu thu nhép thap tai Pang Xa
cha yéu xay dung & muc cao nhét 1a 12 tang,
déng thoi do su han ché vé tai chinh nén voi cu
dan c6 muc do thu nhap trung binh thi day
khong phai 13 1y do qua quan trong. Véan dé
dugc quan tim nhiéu nhat 1a mic do tiéng on
giam va chat lugng khong khi cai thién ¢ cac
tang cao ciing dugc cu dan coi 12 nhiing loi ich
mong mudn dat duoc (Gill & cong su, 2022;
Ng, 2017; Wen & cong sy, 2020). Do d6, can
ho & tang cao thuong duoc wa chuéng hon vi
su yén tinh va khong khi trong lanh. (5) Gia
trén don vi dién tich: Gia mdi mét vuong thuc
su 1a mot chi sd quan trong dé danh gia xu
hudng thi truong va dinh gia tai san (Charlin &
Cifuentes, 2013) va trong thi truong bt dong
san, gia theo don vi dién tich rat can thiét dé
ude tinh gia thi truong va gia tri cua bat dong
san.

3. PHUONG PHAP NGHIEN CUU

3.1. Phuong phap chon diém nghién ctru

Nghién ciru tap trung vao ddi tugng 1a nha
thu nhép thap hay con goi 1a nha ¢ xa hoi, trong
khi d6 du an BDS nay chu yéu phat trién tai
cac d6 thi co dan sb déng duc nhu thu d6 Ha
Noi va thanh phé HO6 Chi Minh. Thém nita, dy
an khu d6 thi mgi Pang X4, Gia Lam 1a mét
trong nhing dy an dau tién duoc Bo Xay dung
va Uy ban nhan dan thanh phd Ha Noi chép
thuan cho chuyén d6i muc dich tir nha &
thuong mai sang nha & xa hoi nham giai quyét
nhu ciu nha & cho nhitng ngudi co thu nhap
trung binh thap va tré thanh khu d6 thi kiéu
mau dang d6 thi nha ¢ xa héi. Du an x8y dung
cin ho co dién tich vira va nhd (quy mo 33m?,
44m?, 55m?) nham dép ung nhu ciu vé nha &
cho cac ddi twong xi hoi co thu nhap thap, kho
khin vé nha & trén dia ban Thi d6. Dy 4n dugc
trién khai trén 5 16 dat voi tong dién tich 6,2
ha, tong muc dau tu 850 ty dong. Cum cong
trinh ndy cao 12 tang va 6 ting c6 thang may
v6i gia ban dudi 9 tridu dong/m2, day 1a mirc
gia hdp dan va thuc su phu hop véi cac ddi
tuong c¢6 nhu cau tai thoi diém cach day hon
10 nim va dén nay cac nha chung cu tai khu do
thi nay da du diéu kién duoc chuyén nhuong
lai. Do @6, nghién ctru Iyra chon dy an nha ¢ xa
hoi tai Pang X4, Gia Lam lam diém nghién ctru
vé cic yéu t6 anh huong dén gia chuyén
nhuong can hd cii d6i v6i nha chung cu thu
nhép thép trén dia ban Ha Noi.

Hinh 1. Toan cdanh khu nha & xa h¢i — Khu dé thi méi Pang Xa

Ngué‘n: Zing.vn

3.2. Phuwong phap chuyén gia

Pé dam bao sy phu hop ciia cac yéu to da
lya chon tir cac nghién clru tuong tu trudce do,

nghién ctru da sir dung phuong phép hoi y kién
cac chuyén gia trong linh vuc bat dong san lam
viéc tai san giao dich BDS Quang Minh Land
va Tan Thoi Dai tai dia ban Gia Lam va cac
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can b quan 1y dat dai tai chi nhanh vin phong
dang ky dat dai huyén Gia Lam. Mot bang cu
hoi d3 duge tao ra dé diéu tra mic do phu hop
clia cac yéu td voi dbi tuong nghién ciru thong
qua danh gia boi cac chuyén gia v6i thang diém
Likert gdm 5 murc tir rat thap (1) dén rét cao (5)
v6i s6 lugng ngudi duge phong van 1a 12 du
dam bao sy ddng thuan dang tin cay cho nghién
ctru nho, it phuc tap (Bekele & Ago, 2022;
Lewis, 2015; Osborne & Grant-Smith, 2021).
Bang cau hoi sau d6 da duoc guri dén email cia

cac chuyén gia, mdi chuyén gia déu c6 hon
muoi nam kinh nghiém trong Ilinh vuc kinh
doanh, quéan 1y bat dong san va chinh sach dat
dai, quan 1y hanh chinh vé dat dai. Tat ca cac
bang cau hoi da dugc hoan thanh va gui lai tr
mdi ngudi phong van va ¢ 12 phiéu phu hop
duoc tra vé, két qua danh gia cho thiy su phu
hop cua cac bién do luong, do dé c6 du diéu
kién dé tiép tuc thuc hién cac budc danh gia
trong nghién ctru nay (Hinh 2).

Hinh 2. Mirc d§ phit hop ciia cic yéu té anh huéng

Nguon: S6 liéu phan tich

Trén thi truong bit dong san, gia chung cu
cii chiu anh hudng cia nhiéu yéu t6. Nghién
ctru nay lay tong gia can ho trong mdi tap dir
liéu 1am bién phu thudc va cac bién doc lap bao
gdm s lwong phong, dién tich can ho, yéu tb
thiét ké trang tri, s ting va gia trén don vi dién
tich. Cu thé, cac céu triic sb lvong phong trong
can h chung cu tai dia diém nghién cuu la: 1
phong ngu va 1 phong khach; 2 phong ngt va
1 phong khach; 2 phong ngu, 1 phong khéach va
2 v¢ sinh; 3 phong ngt, 1 phong khach va 1 nha
v€ sinh; 3 phong ngut, 1 phong khach va 2 nha
v€ sinh. Dién tich can h¢ va gia trén don vi dién
tich tham khao duogc cung cap trong cac dit liéu
cua cac san giao dich trén dia ban. Muc do
trang tri dugc chia thanh bdn loai: thiét ké tho
nhu tinh trang ban dau ctia can nha khi nhén tir
chu dau tu; trang tri tinh x40 va co thiét ké hién
dai; trang tri don gian vdi céc tién ich co ban;
va céc loai trang tri khac. S6 tang ciia can ho
duogc chia thanh ba loai: thap, trung binh va
cao.

3.3. Thu thap dir li¢u va phuong trinh hdi
quy

Bai viét nay thu thap 100 dit lidu tir cac
giao dich nha chung cu cii tai khu chung cu thu
nhép thép biang X4, Gia Lam, Ha Noi tai cac
san giao dich Tan Thoi Pai, Quang Minh Land,
cung sd litu vé gia tai hop ddng chuyén
nhuong thyc hién tai van phong ding ky dat
dai chi nhanh huyén Gia Lam. Thoi gian thu
thap dir liéu tir thang 9 nam 2023 dén thang 6
nam 2024. Nghién ctru két hop phuong phap
dinh tinh va dinh luong thong qua bang hoi dé
dat duge muc tiéu tim hiéu vé anh huodng cua
cac yéu t dén tong gia cua can ho chung cu cii
tai khu do thi Pang X4 — Gia Lam. Theo cong
thirc xac dinh ¢& mau trong phan tich hdi quy
cua Tabachnick va cong su (2013) voi N >
50+8m, trong d6: N = s6 lugng ¢& mau; m = sb
bién doc 1ap (5 bién) nén 100 ho so thu thap
dugc diéu tra s6 liéu 13 thoa man. Théng ké mo
ta dugc st dung cho phan tich dit li€u dinh
luong bao gdm tan sb, phan tram, trung binh
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va do léch chuan. Két hop véi do 1a phan tich
hdi quy da bién nham phén tich cac yéu td lién
quan dén gia nha chung cu cii tai khu d6 thi.
Mo hinh cho phan tich hdi quy da bién duoc
xac dinh nhu sau:

Y = o+ BI#X, + B2*Xo + P3* X5+ PA*X4+ B5*Xs

Céc bién doc 1ap nhu da dugc phan tich
lua chon tai muc 2.2 dugc ma hoa tir X; dén Xs
v6i bién dugc giai thich Y 14 tong gia giao dich
cua can ho (Bang 1).

Bang 1. M hoa cdc bién quan sat

Bién doc lap Bién quan sat Tiéu chi do lwong Ma hoa
Dién tich cin ho Don vi: mét vuéng Xi
S6 lugng phong So6 phong X2
D3 lam lai thiét ké nhung chi la thiét | . ., Ciin
’ ’ ’ ’ Ké co ban 1 = diing, 0 = khong X31
Yéu t0 thiét ké | Palam laithict ke hién dai, tinh xdo | 1 = dung, 0 = khong X3
trang tri Giir thiét ké nhu ban dau 1 = dang, 0 = khong X33
Thiét ké khac Khi gia tri 3 dang thiét ké trén duoc
danh gia=0
S6 tang 1 = thap, 2 = trung (gitta),
_ X4
3 =cao
Gid trén don vi dién Triéu VND/m2 Xs
tich
Tong gid can ho Triéu VND Y
giao dich
Nguon: So liéu phan tich
4. KET QUA NGHIEN CUU thuan 1oi cho cudc séng cia cu dan. Cac tién

4.1. Pic diém thi trwong nha chung cw cii
tai khu do thi méi Pang X4a

bang Xa ndm & vi tri thuan loi, gﬁn cac
tryc giao théng chinh nhu Qubc 16 5 va duong
Vanh dai 3. Diéu nay giup cu dan dé dang di
chuyén vao trung tdm thanh phd va cac khu
vuce 1an can. Khu d6 thi duge dau tu phat trién
co sO ha tﬁng déng b0, bao gém hé théng dién,
nuée, va giao thong cong cong, tao diéu kién

ich cong cong nhu truong hoc, bénh vién va
trung tim thuong mai ciing duoc xay dung dé
phuc vu nhu clu cua cong déng. Gia tri can ho
thu nhap thap tai Pang Xa thudng dao dong tir
1,5 ty dén hon 3 ty VNBD, tuy thudc vao dién
tich va vi tri cu thé trong khu d6 thi. Dya trén
s6 liéu ciia 100 ho so da thu thap, gia trung binh
khoang 2,1 ty VND, véi gia trén don vi dién
tich khoang 35,67 tricu VND/m?2. Gia ca c6 su
bién dong tiy theo nhiéu yéu té (Bang 2).

Bang 2. Thong ké tong gia va gia trén don vi dién tich ciia cin nha chung cu cii

N¢i dung Max Min Gia tri trung binh | D0 léch chuan
Tong gia 4,3 ty VNb 950 triéu VND 2,1ty VND 556,004
Giatrén don vi n 30,7 triéu i
dién tich 43,6 triéu VND VND 35,67 triku VND 23.974,977

Nguon: So liéu phan tich

Sy bién dong cua gia trén don vi dién tich
¢6 kha nang lién quan dén vi tri. Noi chung,
cac bat dong san nam & cac khu vyc phat trién
hon va thuén tién hon s€ c6 xu hudng co gia
don vi cao hon. Pang X4, mic du 1a mét khu
d6 thi thu nhap thap, nhung nhiing dy 4n nam

gan cac truc giao thong chinh hodc céc tién ich
cong cong nhu truong hoc, bénh vién, va trung
tam thuong mai c6 thé ¢ gié tri cao hon. Piéu
nay cho thdy rang, mic du la khu d6 thi thu
nhap thap, nhung sy phat trién ha tang va tién
ich xung quanh c6 thé tao ra sy khac biét rd rét
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vé gi4 ca. Nhin chung, thi truong nha chung cu
cli tai Bang Xa phan anh su da dang va phtc
tap trong cac yéu to anh huong dén gid ca. Viéc
hiéu 5 cac yéu td nay khong chi giup nguoi
mua va nha dau tu dua ra quyét dinh thong
minh hon ma con hd tro cac nha hoach dinh
chinh sach trong viéc phat trién cac giai phap
nha & phu hop cho khu vuyc thu nhap thap.

Hién nay, nhu cau vé nha & thu nhap thap
tai Pang X4 van rat cao, dic biét 1a trong bbi
canh dan s tang nhanh va sy phat trién kinh
té. Nhiéu ho gia dinh tré va nguoi lao dong tir
céc tinh 1an can tim kiém co hoi séng va lam
viéc gan trung tAm thanh phd. Ngoai ra, thi
truong nha ¢ tai Bang Xa cling ddi mat véi su
canh tranh tir cac dy an nha ¢ thuwong mai khac.
Tuy nhién, v6i muc giad hop ly va cac chinh
sach hd tro tir chinh phu, Bang Xa van thu hat
dugc nhiéu nguoi mua. Thi trudng nha thu
nhap thap tai khu d6 thi Pang X4 dang phat
trién manh m& va c6 nhiéu tiém nang. Voi vi
tri dia 1y thuan loi, co s& ha tang ngay cang
hoan thién va chinh sach hd trg tir chinh phu,
biang Xa hua hen s€ tiép tuc 1a mot lua chon

hap din cho cac ho gia dinh ¢6 thu nhap thip
tim kiém noi an cu.

4.2. Phén tich cac yéu t6 anh huong
4.2.1. Xdy dwng mé hinh hoi quy tuyén tinh

Mot phén tich hdi quy tuyén tinh da bién
duoc thyc hién trén di li¢u thi truong can hd
chung cu cii ¢ khu d6 thi Pang X4, huyén Gia
Lam va phuong trinh hdi quy duge xay dung
dwa trén cac hé sb trong bang 3 ciing v6i budc
kiém dinh y nghia cta cac hé sb hoi quy. C6
thé thay rang gia tri tuyét ddi cia thong ké T-
test cho sb phong, dién tich nha, viéc c6 dugc
trang tri dep hay khong va gia ctia can nha theo
don vi dién tich 1a twong ddi 16n. Xem xét thoa
mian diéu kién hé s a 1a 0,05, cac gia tri p-
value twong tmg cho céc bién doc 1ap déu nho
hon a. Nhu véy, cac hé s6 hdi quy cho cac bién
giai thich 1a c6 y nghia. Pong thoi, gid tri dung
sai (Tolerance) gan téi 1 va hé s phong dai
phuong sai (VIF) nho hon 3 nén khong c6 hién
tugng da cong tuyén giita cac bién doc lap
(Hoang Trong & Chu Nguyén Mong Ngoc,
2008).

Bang 3. H¢ s6 hdi quy tuyén tinh da bién

Mo hinh | HESOChUa | by sk chudn t Sig. Dung sai VIF
chuan hoa
Hang sb 129,106 10,424 260,105 0,000
X 2,117 3,120 7,704 0,000 0,431 2,320
X 9,278 0,081 114,957 | 0,000 0,413 2,432
Xs1 15,063 7,688 1,753 0,000 0,440 2271
X2 28,612 7,860 3,537 0,030 0,438 2,282
Xs3 11,498 3,600 1492 0,034 0,897 1,115
X 20,663 3,024 20,158 0,575 0,990 1,008
Xs 0,010 0,000 0,518 0,000 0,936 1,066

Nguon: S6 liéu phan tich

Nghién ciru xay dyng phuong trinh hoi
quy dua trén cac bién (X, Xa, X31, X3, X33, Xs)
nhu sau (bién X4 6 gia tri sig. 16n 0,05 nén hé
s6 hoi quy khong cé ¥ nghia dé dwa vao mo
hinh):

Y =-129,106 + 21,117+X; + 9,278*X, +
15,063%X3; + 28,612% X3, — 11,498%X3 + 0,01%Xs
t+e

Nhu véy, két qua phan tich hdi quy tuyén
tinh da cho thay cic yéu té c6 ¥ nghia tac dong
dén tong gia cia can ho chung cu cii 1a s6
phong, yéu td trang tri, dién tich cin ho va gia
trén don vi dién tich, trong d6 yéu td s6 ting
khong co6 y nghia tac dong. Ngoai ra, nhin nhan
tir gi4 tri hé sd tac dong trong phwong trinh,
nghién ciru cho thay nhing cin ho c6 thiét ké
lai va tinh x4do s€ nhén dugc gia chuyén
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nhuong cao hon cac cin ho khéc, day 1a yéu tb
tac dong manh mé& dén gia chuyén nhuong cia
can ho chung cu cii vdi hé sb 28.612. Sau do,
la dién tich can hg, tuc la can hd cang c6 dién
tich rong rdi s& thoa man nhu cau sinh séng cua
ho gia dinh tot hon (21,117), két qua nay tuong
tu nhu nghién ctru cua Akan va Selam (2018),
va Tsai (2014). Nguoc lai, véi can ho co thiét
ké co ban nhu khi dugc ban giao tir chu dau tu
6 hé s6 tac dong am (-0,663), tirc 1 yéu té nay
s& kéo gia can ho cii thap hon do nhu cdu mubn
vé & ngay khong phai qua mat thoi gian cho
viéc stra sang.

4.2.2. Kiém dinh phwong trinh hoi quy

Sau khi thiét 1ap phwong trinh hdi quy
tuyén tinh da bién, nghién curu thyc hién cac
budc kiém dinh tinh hiéu qua cia mo hinh

thong qua cac kiém dinh: kiém dinh muc do
phut hop cua phuong trinh hdi quy, kiém dinh
¥ nghia ctia phuong trinh hoi quy va kiém dinh
hién twong phuong sai thay doi.

- Kiém dinh mirc d6 pht hop cta phuong
trinh hoi quy

Theo két qua tai bang 4, hé s6 xac dinh da
diéu chinh 13 0,936, tirc 1a 93,6% tong phuong
sai trong tong gi4 clia nha chung cu cii co thé
duoc giai thich bang phuong trinh hdi quy. Vi
hé sb nay tién gin voi 1 nén c6 thé xac dinh
rang phuong trinh da dat duoc mirc d6 phu hop
cao, thém nita, hé sb Durbin-Watson dat 1,826
va cang gan 2 (thoa man 1 < DW < 3) cho thiy
khong ¢ kha ning ty twong quan trong phan
tir du tir phén tich hoi quy.

Bang 4. Két qua kiém dinh phwong trinh héi quy

M4 hinh Héso R

Heé so6 R binh phwong hiéu chinh

Durbin-Watson

1 0,967

0,936

1,826

Nguon: So liéu phén tich

- Kiém dinh y nghia cta phuong trinh hbi
quy. Theo két qua tai bang 5, tong binh phuong
ctia bién duogc giai thich 1a 170,657. Bdi véi
phan du, tong binh phuong 1a 59,989 va binh
phuong trung binh 13 0,488. Tong binh phuong
ciia hdi quy la 110,668 va phuong sai la
18,398. Trong phép kiém dinh y nghia cho
phuong trinh hoi quy, gia tri ciia théng ké kiém

dinh F rat 16n va dbi véi gia tri p-value duoc
ude tinh gan bang 0. Trong diéu kién mic ¥
nghia o 1a 0,05, mdi quan hé tuyén tinh giira
téng gia can hd chung cu cii tai khu d6 thi Pang
Xa — Gia Lam va cac bién giai thich 1a ¢6 ¥
nghia, do d6 c6 thé thiét 1ap mot phuong trinh
tuyén tinh giita cac bién giai thich va bién dugc
giai thich.

Béang 5. Phan tich phuong sai ANOVA

A s Tong binh Bic tw do Binh phwon .
M hinh phl%’(mg df trung binhg F Sig.
Hoi quy 110,668 6 18,398 37,723 0,000
Phan du 59,989 123 0,488
Tong 170,657 129

Nguon: So liéu phén tich

- Kiém dinh hién tuong phwong sai thay
d6i trong hdi quy tuyén tinh. Mot trong cac gia
dinh khi thuc hién hdi quy tuyén tinh da bién
1a gia dinh phuong sai dong nhét. Néu xay ra
hién tuong phuong sai thay doi, két qua cia
phuong trinh hdi quy s& khong chinh xac, lam
sai 1éch két qua so voi thuc té, tir d6 s& danh
gi4 nham 14n chit luong ctia phuong trinh hoi

quy tuyén tinh. Két qua cta kiém dinh duoc thé
hién trong bang 6, gia tri sig. trong quan hang
Spearman giita cac bién doc 1ap va phan du
chuén hoa (ABSZRE) 1a 0,263, ttc 14 16n hon
0,05, cho thdy mé hinh hdi quy khong c6 hién
tugng phuong sai thay doi xay ra. Ngoai ra,
thong qua biéu d6 phan tan (Scatter Plot) giira
cac phan du chudn hoa va gia tri du doan cia
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phép hdi quy (Hinh 3) cho thay rd rang gia dinh
phuong sai ddng nhat khong bi vi pham.

Bang 6. Két qua kiém dinh hi¢n twgng phuong sai thay d6i

Gia tri d1_£ doan, ABSZRE
chwa chuan hoa
Tuong quan| .., . ] Hé s6 twong quan 1,000 0,263
ong QU Gia tri du doan - .Ag !
that tu x&p hura chuin hod Sig. (2 chiéu) . 0,000
hang chua chuan hoa g 100 100
Hé sb tuong quan 0,263" 1,000
ABSZRE Sig. (2 chiéu) 0,000 .
N 100 100
Nguon: So liéu phan tich
Scatterplot
Dependent Variable: CS
§l- 00 ‘%:0 = 6600 :Q?:o;%bo
S R
8 o Z gy o4 o o © i o ©
E a4 ?°Q’:§ %t %000 oooooo?cbo
-g o Qcqg o 3 & Z
o © 2
7 ‘Regression é;andardized Plu'edicted Value
Hinh 3. Biéu do phan tin
Nguon: S6 liéu phan tich
5. KET LUAN hon; s6 phong nhiéu hon va gia tinh theo don

Nghién ctru da chon nam dac diém tir tap
di liéu thu thap duoc tir mot sb san giao dich
trén dia ban nghién curu va van phong dang ky
dat dai chi nhanh huyén Gia Lam lam bién doc
1ap va tong gia can hd chung cu cii lam bién
phu thudc, tir d6 phan tich hdi quy tuyén tinh
da bién trén tap dir liéu nay két hop cung véi
cac budc kiém dinh mé hinh dé c6 thé dua ra
két luan chinh x4c nhét vé nhing tac dong cta
céc bién quan sat dén gia can ho chung cu ci.
Tong gia can ho chung cu cii & khu d6 thi Pang
X4 chiu anh hudng cta nhiéu yéu td, bao gdom:
sb lugng phong, dién tich can hg, gia trén mat
don vi dién tich va dic diém trang tri, thiét ké
cua can hd. Noi chung, nhitng can hd cii co
thiét ké lai tinh x40, hién dai hon; dién tich 16n

vi dién tich cao hon sé€ co téng gia tri ciia can
hd cao hon. Trong do, trong cung diéu kién,
can hg chung cu cii da dugc cai tao, thiét ké lai
sao cho phu hop va cong ning sir dung t6i wu
hon c6 thé 1am ting tong gia ctia can ho. Thong
thuong, khach hang thich nhiing cén h cti da
duoc cai tao va hé sd tac dong cua trang tri,
thiét ké cang tinh xao co6 tong gia 1a cao nhat
voi muc anh hudng la 28,612. Boi vi trong
nhing trudng hop cin hd da duogce trang tri thiét
ké tinh xa0, ngudi mua cé thé don vao & ngay,
tiét kiém duoc rat nhidu thoi gian. Nhiing cin
ho thd, van con giit thiét ké ban dau cua chu
dau tu (chua dugc cai tao, thiét ké lai) s€ co
anh huéng nguoc chiéu dén tong gia cin hd véi
hé sb tac dong 1a -11,498, nguyén nhan la do
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vi€c lya chon cidn hd tho sé lam tang dang ké
chi phi ma ngud6i mua phai bo ra trude khi don
vé &. Dic biét, sd t?mg cua cian hd chung cu cii
khong c6 tac dong dang ké dén gia vi khu d6
thi Bang Xa la mot trong nhiing khu d6 thi xay
dung cic toa nha ¢ mirc ting vira phai, toi da
1a 12 tang nén hau hét khong c6 su khac biét
giita d6 cao cac tang. Tém lai, sb ting khong
phai 1a yéu t6 chinh ma khach hang quan tim
can nhic so vai cac yéu td khac.

Két qua nghién ctru v6i cac yéu t6 anh
hudng dén gia can hd chung cu cii ddi voi loai
hinh BPS nha & x3 hoi 1a co s¢ dé khach hang
tim hiéu va hiéu rd hon vé thi trudng mua ban
loai chung cu khan hiém va dic biét nay, déng
thoi 14 tai liéu tham khao nhat dinh cho cac nha
quan ly, nha kinh doanh BDS va nha mdi gidi
BDS trong vi¢c xac dinh gia giao dich védi cac
can ho chung cu cii trén dia ban Gia Lam. Tuy
nhién, day 1a han ché ciia nghién ctru khi pham
vi nghién cttu con bi gidi han trong mdt khu do6
thi tai huyén Gia Lam, can thiét mo rong
nghién ctru vai cac khu vuc 1an cén, cling nhu
céc loai chung cu khac dé c6 cai nhin tong quét
hon vé cac yéu t6 anh hudong dén gia nha chung
cu chuyén nhuong 1an hai.
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