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Tém tit

Nghién ciru nay xem xét mot s6 yéu tb tac dong dén quyét dinh chon
mua cin h chung cu cao cip cua khach hang tai TP.HCM. Cac yéu
t6 tac dong dugc kiém dinh véi 283 khach hang ¢6 ¥ dinh mua cin ho
chung cu cao cip tai TP.HCM. Két qua kiém dinh cho thdy hai yéu t6
chinh tac dong dén quyét dinh mua can ho chung cu cao cap la: (1)
Chat luong xay dung va dich vy, quan 1i can ho; va (2) anh hudng cia
chinh sach hd trg khach hang, bao gdm cac chinh sach wu dai khach
hang va hd trg tai chinh ciia cic ngan hang. Cudi cung, nghién ciru da
thao luén va trinh bay ham y chinh sach cho cac doanh nghi¢p kinh
doanh bét dong san va huéng nghién ctru tiép theo.

Abstract

The research examines factors affecting decisions to buy high-quality
apartments in HCMC. These factors are tested by 283 customers with
intentions to buy high-quality apartment in HCMC. The results reveal
two factors affecting such decisions: (1) Quality of construction and
management of apartment buildings; and (2) Policies of support of
buyers, including preferential treatment and financial support by
banks. The research also provides policy implications for real estate
companies and directions for future research.
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1. GIOI THIEU

C6 nhiéu 1i do khién nguoi dan TP.HCM chon mua cin ho chung cu cao cap. Chang
han, nhiing can ho chung cu cao cép duoc trang bi rat hién dai, dep, dﬁy du trang thiét
bi nhu hé théng gas, Internet, hé théng an ninh. Ngoai ra ho con dugc thy huong tat ca
cac dich vu thuong mai, gidi tri, van hoa, ngan hang... rat tién 1oi cho cudc séng.

Phén khiic cin ho chung cu cao cip hién nay trén thi trudng so cip va thir cip déu
gip kho khin trong viéc tim kiém khach hang. Hau hét cac doanh nghiép kinh doanh bét
dong san déu dong y giam gia hodc ap dung nhiéu chwong trinh khuyén mai nhung
dudng nhu nhitng phuong 4n nay van chua du manh dé c6 thé thuyét phuc duoc nguoi
mua. Theo nghién ciru thi trudng ciia cong ty CBRE, trong s6 1.726 cin ho ban dugc
trong quy I11/2013, s6 cin ho cao cap chi dat 21,1% [1]. Thong ké ciia cong ty Compareal
moi day ciing cho thdy con khoang 4.800 cin ho cao cap chua ban duoc [2]. Mic du
mirc gia cho phan khiic cin hd chung cu cao cip di tién gan hon dén sy mong doi cua
ngudi mua, 1.300-1.600 USD/m? kém theo nhiéu wu dii, hd tro khac nhung tinh hinh
kinh doanh van rat cham.

Céc nghién ctiru & VN cho t6i nay c6 lién quan dén kinh doanh bat dong san néi chung
va kinh doanh cin ho chung cu cao cip néi riéng cha yéu chi chu trong vao xay dung
chién lugc kinh doanh cua céc cong ty bat dong san (Nguyén Van Thanh, 2008; Tran
Minh Céng, 2009), ning cao nang luc canh tranh ciia cac cong ty bat dong san (Dinh
Hong Lé, 2011; Pham Cong Nam, 2012), chinh sach thué ddi véi thi truong bit dong
san tai VN (Nguyén Thi My Linh, 2012), hay dinh gia dit (Nguyén Quynh Hoa va
Nguyén Thach, 2013). Nghién ctru cac yéu td anh hudng dén quyét dinh mua cin ho
chung cu cao cép tai VN néi chung va TP.HCM noi riéng con qua it.

Muyc ti€u cia nghién ctu nay nham xac dinh va kiém dinh m6 hinh mot sb yéu tb tac
dong dén quyét dinh chon mua cin ho chung cu cao cdp ciia khach hang tai TP.HCM.
Céc phan tiép theo ctia bai viét nay bao gdom: (1) Co so li thuyét va mé hinh nghién ciru;
(2) Phuong phap va két qua nghién ciru; va (3) Thao luan va ham y chinh sach.
2.CO SO Li THUYET VA MO HINH NGHIEN CUU

2.1. Cac yéu t6 anh hwéng dén hanh vi mua sim cia khach hang

Theo Philip Kotler (2005), qué trinh mua hang cua khach hang bi tdc dong bd1 mdt
s6 nhan td, chéng han nhu: van hoa, xa hoi, ca nhan, va tam li.
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- Nén van héa: La yéu t6 quyét dinh co ban nhat nhiing mong mudn va hanh vi cia
mot ngudi. Mot nguoi sé tich lily dugc mot ) nhiing gia tri, nhan thic, s thich va hanh
vi thong qua gia dinh ctia minh. Nhitng ngudi xuét phat tir nhitng nén van héa khac nhau
s& c¢6 nhitng hanh vi mua sim khac nhau.

- Céc yéu t6 xa hoi: Hanh vi cia ngudi tiéu dung ciing chiu anh hudng bai nhitng yéu
t6 xa hoi nhu cac nhém tham khao, gia dinh va vai tro cua dia vi xa hoi.

- Nhom tham khao: Nhém c6 anh hudng dén hanh vi ciia mot ngudi. C6 nhitng nhom
13 nhém so cip (nhu: gia dinh, ban bé, hang xom lang giéng va dong nghiép) 1 nhom
ma ngudi d6 c6 quan hé giao tiép thudng xuyén. Nhitng nhom nay tao ra nhing ap luc
budc phai tuan theo nhitng chuén muc chung va cé thé tac dong dén cach lua chon san
pham va thuong hiéu trong thuc té ctia ngudi do.

- Gia dinh: Céc thanh vién trong gia dinh la nhém tham khéo quan trong c6 dnh hudng
16n nhét. Ta c6 thé phan hai gia dinh trong doi song nguoi mua: (1) Gia dinh dinh huéng
gd6m bd, me cua ngudi d6; va (2) Gia dinh riéng gdbm vo chdng va con céi. Trong trudng
hop nhirng san pham va dich vu dit tién, thuong vo chdng ciing ban bac dé thong qua
quyét dinh chung. Doanh nghiép phai xac dinh xem thanh vién nao c6 anh hudng 16n
hon trong quyét dinh chon mua san pham.

- Vai tro va dia vi: Nguoi ta c6 xu hudng lya chon nhiing san phém thé hién dugc vai
tro va dia vi cua minh trong xa hdi.

- Céc yéu t6 ca nhan: Nhimg quyét dinh cta ngudi mua ciing chiu anh huéng bai
nhimng dic diém ca nhan nhu: tudi tac, nghé nghiép, hoan canh kinh té, 16i séng, nhan
cach va y niém cua nguoi do.

- Lbi séng: Philip Kotler (2005) cho rang 16i song ciia mot ngudi thudng dugc thé
hién trong hoat dong, sy quan tAm va ¥ kién ctia ngudi d6. Lbi sdng miéu ta sinh dong
toan dién mot con nguodi trong quan hé voi moi truong cua minh.

- Nhan cach va ¥ niém vé ban than: Qiuxue & cong su (2013) cho rang mdi ngudi
déu c6 mot nhan cach riéng c6 anh huong dén hanh vi ctia ngudi d6. Nhan cach thuong
dugc mo ta béng nhitng nét nhu: ty tin, tinh doc 1ap, long ton trong, tinh chan hoa, tinh
kin d4o va tinh dé thich nghi. Nhan cach c6 mdi twong quan chit ché v6i cach Iya chon
san pham va thwong hiéu hang héa. Chang han, ngudi tiéu dung thuong cho ring cian
nha cta ho phai thé hién dugc c4 tinh cia ho, nhan cach cia ho thong qua su hiéu biét,
kinh nghiém va nhiing mbi quan h¢, tao nén sy khac biét 1au dai.
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- Tim kiém thong tin:Ngudi tiéu dung khi ¢6 nhu ciu mua sim s& tim kiém thong tin
dé tim hiéu hang hoéa minh quan tam (Philip Kotler, 2001, tr.221). Ngudn thong tin ctia
ngudi tiéu dung dugc chia thanh 4 nhém: (1) Ngudn thong tin ca nhan: gia dinh, ban be,
hang x6m, ngudi quen; (2) Ngudn thong tin thwong mai: quang céo, nhan vién ban hang,
dai 1i, bao bi, trién 1am; (3) Ngudn thong tin cong cong: thong tin dai chung, cac t6 chirc
nghién ctru, ngudi tiéu ding; va (4) Ngudn thong tin thyc nghiém: nghién ctu, s dung
san pham.

- Anh huéng ctia ngudn thong tin thay ddi theo timg loai san phim va theo dic diém
ctia ngudi mua. Thong qua viée thu thap thong tin, ngudi tiéu dung s& hiéu rd hon vé cac
thwong hiéu canh tranh va tinh nang cia san pham.

- Thudc tinh san pham: Ngudi tiéu ding c¢b gang thoa man nhu cau ctia minh, do d6
ho ludn tim kiém cac lgi ich nhét dinh tir cac thudc tinh cua san phém. Cac thudc tinh
ma ngudi tiéu dung quan tdm thudng thay ddi tiiy thudc vao san pham va tity theo nguoi
tiéu dung khac nhau. Thi trudng ctia mot san pham c6 thé duge phan khuc theo cac thude
tinh dugc xem 1a quan trong ddi voi cac nhém ngudi tiéu ding khac nhau (Philip Kotler,
2001, tr.222).

- Cac thudc tinh san phém va dich vu bao gf)m: Chtrc nang cua san phém/dich vy, gid
thanh va chat lugng cua san pham/dich vu d6 (Kaplan & Norton, 1996). Déi v6i san
pham 14 can ho chung cu cao cép thi thudc tinh san pham sé& 1a: kién trac xay dung, chat
luong xay dung/dich vy va gia thanh can ho.

- Quyét dinh mua: Su thay ddi, hodn lai hay huy bo cac quyét dinh mua sim déu chju
anh hudng boi nhitng nhan thirc ctia ngudi tidu dung. Cac yéu t vé gia, chirc ning hay
chat luong san pham ludn 1am ho can nhic do khong du tyr tin vao minh. Ho khong chic
chin duoc két qua ctia viéec mua sim nén giy ra lo ling, budn phién. Pé giam thiéu rui
ro, nguoi tidu dung s& hoi tham tin tirc vé san pham tir ban bé, ngudi than. Solomon &
cong su (2006), cho rang quyét dinh ciia ngudi tiéu dung thuong dya trén sy danh gia
vé chat luong clia san phdm hay thuong hiéu cua no.

2.2. Khi niém vé nha ¢ thwong mai va chung cu cao cip

- Nha & thuong mai: Nha & thuong mai 12 “Nha & do cac t chire, ca nhan dau tu phat
trién dé ban, cho thué theo nhu cau cua thi truong”. (Chuong 3, muc 1, diéu 33, Luat
Nha &, s6 56/2005/QH11 ngay 29/11/2005).

- Chung cu hang 1: Theo diéu 70, Luat Nha & 2005, quy dinh chung cu hang 1 khong
nho hon 70m? (dwoc goi 1a chung cu cao cip) 1a hang c6 chat luong str dung cao nhit;
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dam bao yéu cau vé quy hoach, kién triic, ha ting ki thuat, ha ting xa hoi; chit luong
hoan thién, trang thiét bi va diéu kién cung cép dich vu quan 1i sir dung dat mtrc ¢ hoan
hao.

- Vi tri: Phai c6 hé théng giao thong bén ngoai nha dam béao cac loai phuong tién giao
thong dudng bd déu dugc tiép can dén sanh chinh cta cong trinh. Canh quan co sén,
vuon, tham co, cay xanh, dudng dao thiét ké dep, hoan chinh va théng nhat. Khong gian
xung quanh thodng mat, rdng rai va sach dep.

- Thiét ké kién tric: Co ciu cta can ho gdm co: phong khach, phong ngu, khu vuc
bép, phong an, phong vé sinh va cac phong khac. Dién tich can ho phai phu thudc vao
quy md thiét ké, nhung khong dwoc nhoé hon 70m?, dién tich phong ngu chinh 16n hon
20m>. Vit tu, vat liéu dung dé xdy dung va hoan thién, cic trang thiét bi gan v6i nha
duoc str dung céc loai vat tu, vat li¢u co chét lugng cao tai thoi diém xay dung.

- Cin ho chung cu cao cap: Khai niém cian ho chung cu cao cap tai VN chua c6 nhiing
chuén myc cu thé, do d6 mdi chu dau tu lai co quan niém cao cép khac nhau.

Nhom nghién ctru dua ra khai niém cin ho chung cu cao cap: Chung cu cin ho cao
cap 1a chung cu hang 1 theo Luat Nha ¢ 2005, ngoai ra c6 thém céac tién ich khac nhu:
phong Gym, ho boi chuan qudc té, siéu thi, cafe, khu vui choi cta tré em, gan truong
hoc, bénh vién...

2.3. Cac nghién ciru c6 lién quan

Nghién ctru cua cia Mateja Kos Koklic & Irena Vida (2009) thudc khoa kinh té cua
truong Pai hoc Tong hop Ljubljang, Tiép Khic vé chién lugc mua nha cho thiy co 2
nhom yéu té chinh tac dong dén quyét dinh mua nha: (1) Cac nhan t6 bén ngoai, nhu:
van hoa, anh hudng ctia nhom, gia dinh, xa hoi, dan s, thong tin marketing vé san pham
va hanh vi clia cong ty; va (2) Cac nhan t6 bén trong, nhu: cam nhan, kinh nghiém, su
hiéu biét, dong co va nhan cach. Hai nhém nay c6 anh huong dén 16i sdng ca nhan (nhu
cdu, s thich, sy mong mudn) va tir d6 cé tac dong dén muc tiéu tiéu dung. Nghién ctru
ctia Qiuxue Luo va Paul TJ James (2013), trudng Dai hoc Tdng hop Bing Cdc, Thai
Lan, véi dé tai “Influences on the Buying Behavior of Purchasing Commercial Housing
in Nanning City of Guangxi Province, China”, ciing cho thiy c¢6 2 nhém yéu t6 chinh
anh huong dén quyét dinh mua nha: (1) Cac yéu td bén ngoai (gdm: vin hoa, chinh sach
cua nha nudc, cac hoat dong marketing ctia cong ty, anh hudéng ciia nhom tham khao);
va (2) cac yéu t6 bén trong (gém: nhan thirc, thai do, su hoc hoi, cam xuc, dong co, nhan
cach, 161 séng). Két qua cia nghién ctru cho thy c6 4 yéu t6 c6 anh huong dén quyét
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dinh mua nha, d6 la: nhém tham khao, nhén thirc, hoc hoi va nhan cach. Nghién ctru cua
Dinh Hong Lé (2011) vé chién luge canh tranh ctia cong ty dia 6c Hoang Quén dbi véi
cin ho cao cap giai doan 2011-2020 cho két qua mot sd yéu t6 chinh khach hang thudng
quan tam khi mua can hg cao cép nhu: vi tri khu can ho, tién ich khi &, uy tin chu dau
tu, sy an toan, gia can ho, thiét ké can ho va chat luong hoan thi¢n. Nghién ctru ctia cac
tac gia Duong Thi Binh Minh & Nguyén Thi My Linh (2013) vé chinh sach thué déi voi
thi truong bat dong san tai VN cho thay c¢6 5 yéu t6 c¢6 anh hudng duong dén quyét dinh
dau tu/tiéu dung BPS: Chinh sach ciia Nha nudc lién quan dén thi truong BDS; chinh
sach thué va cac khoan thu ddi véi dat dai, BDS hién hanh; cac yéu t6 cuia nén kinh té;
tac dong cuia cac thi truong co lién quan; yéu t6 dan sd, van hoa, xa hoi.

2.4. M6 hinh nghién ctru va cac gia thuyét

Nghlen ctru nay sir dung md hinh 13p lai, phat trién dya trén li thuyet nén vé hanh vi
mua sam ciia ngudi tiéu ding cua Philip Kotler, dugc bd sung thém yéu t6 thué ding ky
tai san (1€ phi trudc ba) va thu tuc phép li sé hitu tai san cho phu hop véi thi truong VN.

Mo hinh nghién ciru mét s6 yéu tb tac dong dén quyét dinh chon mua cin ho chung
cu cao cip va cac gia thuyét dugce trinh bay ¢ Hinh 1, gdm: (1) Céc yéu té van hoa xa
hoi; (2) Cac yéu tb thudc tinh san pham; (3) Cac yéu té anh hudng; va (4) Thué va thu
tuc gidy to s& hitu.

Cdc gid thuyét dit ra:

Gia thuyét H1: Cac yéu té vé van hoa xi hdi c6 tac dong dwong dén quyét dinh chon
mua cin hd chung cu cao cip.

Gia thuyét H2: Cac yéu té thudc tinh san pham c6 tic dong duong dén quyét dinh
chon mua cin ho chung cu cao cép.

Gia thuyét H3: Cac yéu t6 anh hudng c6 tac dong duong dén quyét dinh chon mua
cin ho chung cu cao cip.

Gia thuyét H4: Cac yéu t6 vé thué va thu tuc gidy to so hitu nha c6 tac dong nguoc
chiéu dén quyét dinh chon mua can ho chung cu cao cép.
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gidy to so hitu
can hd

Hinh 1. M6 hinh nghién ciru dé nghi

3. PHUONG PHAP VA KET QUA NGHIEN CUU

3.1. Thang do

Thang do dugc xay dung va phat trién dya trén co s¢ 1i thuyét vé hanh vi mua sim
ctia ngudi tiéu dung cua Philip Kotler (2001, 2005), bd sung thém yéu t6 thué ding ky
tai san (18 phi truéc ba) va thu tuc phap 1i s hitu tai san tai VN theo két qua nghién ctru
dinh tinh. Tét c4 cac thang do trong md hinh nghién ctru déu 1a thang do da bién. Cac
thang do nay str dung dang Likert 5 bac véi: mic (1) hoan toan khong dong ¥ va mirc
(5) hoan toan dong y. Thang do vin hoa xa hoi duoc do luong bang 3 bién quan sat, voi
ndi dung: (1) Xu huéng sinh séng & can hd chung cu cao cip 13 phu hop voi thoi dai
hién nay; (2) O cin hod chung cu cao céip 1a thé hién duoc 16i séng van minh hién dai;
(3) Méi truong vian hoa xung quanh cin hd chung cu cao cép tét. Thang do cac yéu t6
thudc tinh san pham duoc do ludng bang 11 bién quan sat voi ndi dung nhu: Can ho
chung cu cao cip c6 ndi thit sang trong; Mbi truong sdng & cin hd chung cu cao cép
luén dam bao vé sinh; (4) Can ho chung cu cao cap c6 khong gian sinh hoat chung tét;
(5) Can ho chung cu cao cap co kién triic va canh quang dep; (6) Can ho chung cu cao
cap ludn duge quan li diéu hanh t6t; (7) Can ho chung cu cao cip luén dam bao an ninh;
(8) Can ho chung cu cao cap co chat luong xdy dung t6t. Can hd chung cu cao cap c6
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thiét ké khong gian song hop 1i; (9) Thiét ké cian ho chung cu cao cip tao cam giac than
quen; (10) Gia ca va phuong thirc thanh toan can hé chung cu cao cép 1a hop 1i so voi
cac loai nha dat khac; va (11) Phi quan li can ho chung cu cao cdp hang thang khong
qué cao. Thang do cac yéu t6 anh huéng dugc do luong bang 5 bién quan sat voi noi
dung: (1) Toi chon mua cin hd chung cu cao cip vi toi ¢6 nhiéu ban bé, nguoi quen séng
& dy; (2) T6i chon mua cin hd chung cu cao cap vi ban bé toi khuyén nhu vay; (3) Toi
chon mua cin ho chung cu cao cip vi ¢ cac chinh sach khach hang dé t6i Iya chon; (4)
T6i duge hudng cac ché 6 wu dai khi mua cin ho chung cu cao cap nay; va (5) Toi dugc
su hd tro tai chinh cua ngan hang khi mua cin ho chung cu cao cdp. Thang do cac thu
tuc phap li va thué dugc do luong bang 4 bién quan sat: (1) Thu tuc phap li mua/ban cin
ho chung cu cao cip don gian; (2) Thoi gian chd nhan gidy chi quyén nha (cin ho) dung
nhu hop dong quy dinh; (3) Lé phi true ba khi mua cin hd chung cu cao cép 1a phu
hop; va (4) Tién st dung dat phai dong khi mua can ho chung cu cao cip 1a khong qua
cao. Thang do quyét dinh mua duoc xdy dung theo thang do cta Solomon & cong su
(2006), gdbm 2 bién quan sat, cu thé: (1) Thuong hiéu uy tin chi dau tu can hd chung cu
cao cap 1a yéu td t6i quan tAm hang dau; va (2) Chét lugng xay dung cin ho chung cu
cao cap 1a yéu t quyét dinh khi t6i lwa chon mua cin ho.

3.2. Miu nghién ciru

Nghién ciru nay sir dung ki thuat phong van truc tiép bang bang cau hoi chi tiét véi
cac cu dan séng tai TP.HCM c6 ¥ dinh mua cin hd chung cu cao cép. Thoi gian thuc
hién diéu tra khao sat tir thang 8/2013 dén 9/2013. Mau dugc chon theo phwong phap
thudn tién vé6i kich thude n=330, thu vé 300 phiéu. Sau khi kiém tra c6 17 phiéu bj loai
vi tra 161 khong day du. S6 phiéu con lai st dung cho nghién ctru chinh thirc 13 283. Vé
gi6i tinh, c¢6 144 nguoi 1a nam (chiém 50,9% mau) va 139 nguoi 13 nir (chiém 49,1%).
Vé thanh phan, c¢6 218 ngudi 1a CB-CNV (chiém 77,0%), thuong-doanh nhan ¢ 27
ngudi (chiém 9,5%) va cac thanh phan khac c6 38 nguoi (chiém 13,4%). Vé tudi, c6 272
ngudi ¢ do tudi 25-40 (chiém 96,1%); 9 ngudi & do tudi tir 41-60 (3,2%) va 2 ngudi &
d6 tudi > 60 (0,7%).

3.3. Phan tich dir liéu va két qua

Thang do cac khai niém nghién ciru trude hét duoc danh gia so bo bang hé s tin cay
Cronbach’s Alpha va phén tich nhan t& (EFA). Thang do tiép tuc duoc kiém dinh (d6 tin
cdy tong hop, gia tri hoi tu va gia tri phan biét) bang phuong phap phan tich nhan t6
khang dinh CFA (Confirmatory Factor Analysis). Phuong phap phan tich mé hinh céu
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trac tuyén tinh SEM (Structural Equation Modeling) duoc sir dung dé kiém dinh mo
hinh 1i thuyét va cac gia thuyét. Phuong phap udc lwong 1a ML (Maximum Likelihood).

Phan tich Cronbach’s Alpha cho thay c6 8 bién quan sat bi loai vi ¢6 twong quan bién
téng nho hon 0,3, trong d6 c¢6 5 bién thudc tinh san phadm (TTSP), 1 bién anh huong
(AH) va 2 bién thu tuc phap 1i (TTPL). Thang do Vian hoa - xa hoi (VHXH) khong dat
do tin cay vi c6 0=0,578 <0,6, do d6 thang do nay bi loai. H¢ s6 Cronbach’s Alpha ctia
cac thang do khac déu thoa man yéu cau vé do tin cdy (tir 0,672 dén 0,895). Nhu vy,
trir 3 bién cia thang do VHXH, 14 bién con lai dugce dua vao phén tich EFA tiép theo.
Bang két qua EFA 1an cudi cho thiy c6 4 yéu t dugc trich tai eigenvalue bang 1,114,
tong phuong sai trich 1a 57,7%. C6 3 bién quan sat TTSP tiép tuc bi loai vi c6 trong s6
< 0,5. Thang do anh huong duoc tach thanh 2 nhém: nhom 1 gém 2 bién duogc dit tén
moi 14 anh hudng cta nguoi than, ky hiéu (NTHAN); nhém 2 gom 2 bién dugc dit tén
1a 4nh hudng cua chinh sach hd trg khach hang, ky hiéu 1a (AHCS). Két qua phén tich
nhan té bién quyét dinh mua (bién phuy thudc) trich dugce 1 nhém véi tri s6 Eigenvalue
14 1,573 va tong phuong sai trich 14 57,25% > 50%. Tat ca cac bién quan sat déu c6 hé
s tai nhan t6 > 0,7 (Bang 1)

Két qua CFA cho mé hinh t6i han cho thidy mé hinh nay c6 gia tri thong ké Chi-binh
phuong 1a 41,797 véi 34 bac tu do, gia tri p=0,168 > 0,05. Néu diéu chinh theo bac tu
do c6 CMIN/df = 1,229 < 2, dat yéu clu cho do tuong thich. Cac chi ti€u khac nhu
GFI1=0,975, TLI=0,983, CFI=0,990, RMSEA= 0,029< 0,08, déu dat yéu cau. Nhu viy,
cac thanh phan cta thang do dat tinh don nguyén. Ngoai ra, cac trong s chuin hoa déu
dat yéu cau (> 0,59), co y nghia thong ké (p<0,000) (Hinh 1). Vi vy cac thang do nay
dat duoc gia tri hdi tu. Céac h¢ sb twong quan va sai I¢ch chuén cho théy chung déu khac
v6i 1. C6 thé néi, cac khai niém nghién ctru dat dugc gia tri phan biét.

Bang 1. Bang tém tat két qua kiém dinh thang do

Sé A ge A
b.gn Do tin cay Phwong
3 i
Thanh phan Cronbach’s sai Gia tri
qnan Tonghgp  trich
sat Alpha
Thudc tinh san pham 3 0,765 0,774 0,537
Thu tuc phap 1i 2 0,728 0,754 0,612 Pat

Anh hudng nguoi than 2 0,793 0,794 0,658 yéu
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Anh huong tir chinh sach hd tro khach hang 2 0,651 0,665 0,501 cau
Quyét dinh mua can ho 2 0,728 0,748 0,603

- Piéu chinh mé hinh nghién ciru

Két qua kiém dinh so bd cho théy thang do VHXH bi loai vi khong dat duogc do tin
cdy (o < 0,6). Thang do TTSP chi con lai 3 bién quan sat. Xét vé ndi dung cua 3 bién
nay, thang do duoc dit lai tén 13 “chét luong xay dung va dich vu quan 1i”” cho phu hop.
Thang do anh huong dugc tach thanh 2: anh hudng ctia nguoi than va anh hudng tu
chinh sach hd tro khach hang. Do d6, mé hinh nghién ctru dugc diéu chinh lai gdm: (1)
Chat luong xay dung va dich vu quan 1i (CLDV); (2) Anh hudng tir nguoi than va ban
bé (NTHAN); (3) Anh hudng tir chinh sach hd trg khach hang (AHCS); va (4) Thué va
1€ phi trude ba (PLY).

- biéu chinh cac gia thuyét:

+ Gia thuyét H1: Cac yéu t6 vé chét lugng xay dung va dich vu quan li ¢ tac dong
dwong dén quyét dinh chon mua cin hd chung cu cao cip.

+ Gia thuyét H2: Su anh huéng tir nguoi than va ban be c6 tac dong duong dén quyét
dinh chon mua cin ho chung cu cao cip.

+ Gia thuyét H3: Cac yéu té anh hudng tir chinh sach hd trg khach hang c6 tac dong
duong dén quyét dinh chon mua cin ho chung cu cao cép.

+ Gia thuyét H4: Thué va 1& phi trudc ba c6 tac dong nguge chidu dén quyét dinh
chon mua cin ho chung cu cao cép.

Két qua phén tich SEM cho thiy mé hinh nay c6 gia tri théng ké Chi - binh phwong
1a 41,797 v6i 34 bac tu do, gia tri p=0,168 > 0,05, diéu chinh theo bac ty do c6 CMIN/df
= 1,229< 2, dat yéu cdu cho do tuong thich. Céc chi tiéu khac nhu GFI=0,975,
TLI=0,983, CFI=0,990, RMSEA= 0,029< 0,08, déu dat yéu cau. Vi vay co thé két luan:
mo hinh nay thich hop véi dit li¢u thi truong (Hinh 1).

Két qua kiém dinh mbi quan hé nhan qua giita cac khai niém nghién ctru trong mo
hinh (chuan héa) tai Bang 2 cho thiy chét lugng x4y dyung va dich vu quéan i cin ho c6
tac dong twong d6i manh dén quyét dinh mua cin ho chung cu cao cip (H1: y=0,209,
p=0,013). Sy 4nh hudng tir ngudi than va ban bé khong c¢6 anh hudng dén quyét dinh
mua cin ho chung cu cao cap (H2: y=-0,125, p=0,15). Cac yéu t anh hudng tir chinh
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sach hd tro khach hang co tic dong manh nhat dén quyét dinh chon mua can ho chung
cur cao cap (H3: v=0,365, p=0,004). Cubi ciing 1 thu tuc phap 1i (thué va 18 phi trudc ba)
khong c6 tac dong dén quyét dinh mua cin hd chung cu cao cap (H4: y=-0,023, p=0,765).
Nhu vy, chi c6 gia thuyét 1 va 3 dugc chip nhan.

Chi-square=41.797; df=34; P=.168;
Chi-square/df=1.229;

GFI=.975; TLI=.983; CFI=.990;
RMSEA=.029

Hinh 2. Két qua SEM cho mé hinh li thuyét (chuén héa)

Bang 2. Két qua kiém dinh moéi quan hé nhan qua giira cac khai niém

nghién ctru trong md hinh (chuén héa)

Mobi quan hé Uéc lwgng S.E. CR. P
MUA « CLDV 0,209 0,061 2,479 0,013

MUA«< PLY 0,023 0,073 -0,299 0,765
MUA «— NTHAN -0,125 0,063 -1,44 0,15

MUA <« AHCS 0,365 0,089 2,844 0,004
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U'éc lwong md hinh li thuyét bing boostrap
Nghién ciru nay str dung phuong phép boostrap vé6i sd lugng mau l1ap lai N=500. Két
qua udce lugng tir 500 mau duoc tinh trung binh kém theo do chéch (Bias) trinh bay trong

Bang 3.
Bang 3. Két qua wéc lwgng bootstrap véi n=500
M&bi quan hé ML SE SE-SE  Mean Bias  SE-Bias CR
MUA «— CLDV 0,209 0,098 0,003 0,207 -0,002 0,004 0,50
MUA «— PLY -0,023 0,087 0,003 -0,015 0,008 0,004 2,00

MUA < NTHAN -0,125 0,092 0,003 -0,124 0,001 0,004 0,25
MUA «— AHCS 0,365 0,105 0,003 0,358 -0,008 0,005 1,60

Céc thang do déu c6 CR < 2, c6 nghia d6 chéch 1a rat nho, khong ¢ y nghia thong
k& & do tin cay 95%. Nhu vay, udc luong trong mo hinh c6 thé tin cay duoc.
4. THAO LUAN KET QUA NGHIEN CUU

Két qua cua cac md hinh do luong cho thay cac thang do déu dat dugc do tin cay va
gié tri cho phép, trir thang do Vian hoa - Xa hoi. Co thé do nghién ctru nay chi diéu tra
cho phan khuc thi trudng can h chung cu cao cap, mau nho do d6 thang do nay bi loai.

Thang do Thudc tinh san pham duogc tach thanh 3 nhém (kién trac—xdy dung, dich
vu va gid). Nhom kién tric khong dat duoc gia tri tin ciy va bi loai. Thao lun vé yéu td
nay c6 thé giai thich, nguoi tiéu ding cho rang chung cu can ho cao cap 1a phai dat duogc
nhing tiéu chuin chét luong cao nhu di dinh nghia ¢ muc 2.2, do d6, day khong phai 1a
yéu tb tac dong dén quyét dinh chon mua. Gid mua nha va phi quan 1i ciing bi loai. C
thé hiéu phan khtc thi truong can ho chung cu cao cdp hién tai 1a danh cho nhitng ngudi
c¢6 kha nang tai chinh, vi gid mdi can ho cao cip la rat cao, khoang 3-5 ti VND hoic cao
hon. Do d6, yéu té gia khong phai 12 yéu t6 quan trong. Hon nita, gia cac cin ho chung
cu cao cap hién nay di giam 50% va rat sat v6i gia tri thuc ctia né. Phi quan 1i chung cu
cao cip la cao, nhung ho cam thiy an toan va ho chip nhan. Con lai 3 bién quan sat c6
tac dong manh dén quyét dinh mua d6 1a chit lugng xay dung chung cu, an ninh va quan
li diéu hanh. Cac cong ty kinh doanh chung cu cao cip nén chu trong khai thac 3 yéu t6
nay.
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Thang do Céc yéu té anh huong dugc phan thanh 2 nhém: anh hudng tir gia dinh va
ban bé va dnh huong tir chinh sach hd trg khach hang. Nhém anh hudng tir gia dinh va
ban bé khong c6 tac dong dén quyét dinh mua, trong khi d6 nhom chinh sach hd trg
khach hang lai c6 tac dong rat manh dén quyét dinh mua. Cac cong ty kinh doanh cin
ho chung cu cao cap nén chii y dén yéu td nay. Cong ty nén c¢6 nhiéu chinh sach wu dai
hon nita cho khach hang. Mit khac, sy hd trg vé tai chinh ctia ngan hang khi mua cin
ho chung cu cao cip duoc ngudi tiéu ding rat quan tim va ciing 13 mot yéu t6 chinh tac
dong dén quyét dinh mua nha cua ho.

Vé thang do Thu tuc phap li, c6 hai bién quan sat b loai vi khong dat gia tri tin cay.
Thao luan van dé nay cho thay cac cong ty kinh doanh cin hd chung cu cao cap hién nay
1udn c6 mot bd phan dich vu phap 1i hd trg cho khach hang mua nha va gidy chu quyén
nha khach hang s& nhan dugc dung han theo hop dong da ky két. Con lai 2 bién quan sat
13 1& phi trude ba va tién st dung dat. Hai yéu té nay ciing khong c6 tac dong dén quyét
dinh mua cia nguoi tiéu dung. Tim hiéu vé van dé nay co thé giai thich rang cac khoan
tién 18 phi trudc ba hay tién sir dung dét khach hang mua can ho chung cu cao cip phai
nop khi lam gidy to so hitu nha 1a theo ludt ciia Nha nudc ban hanh nén ho chip nhan.
Vi véy, day khong phai 1a yéu td tic dong dén quyét dinh mua cin ho chung cu cao cap.

Vé mo hinh li thuyét, két qua kiém dinh cho thiy su phi hop cia mé hinh nghién ctru
v6i dir liéu thi trudng. Hai gia thuyét dugc chdp nhan mang lai mot ¥ nghia thiét thuc
d6i voi cac cong ty kinh doanh can ho chung cu cao cap. Chit lwong xay dung cin ho
chung cu cao cép, chét luong dich vu quan li diéu hanh, cac ché do wu dai khi mua can
ho va sy hd tro tai chinh ctia ngan hang 13 cac yéu té tic co6 dong manh dén quyét dinh
mua cin ho chung cu cao cp cta khach hang.

5. KHUYEN NGHI POI VOI CAC DOANH NGHIEP

Két qua nghién ctru cho thay co 2 yéu t6 tac dong manh dén quyét dinh mua cian ho
chung cu cao cép cta khach hang tai TP.HCM: (1) Chét luong xay dung va dich vu,
quan 1y can ho; va (2) Anh huong cuia chinh sach hd tro khach hang, bao gdm cac chinh
sach wu dai khach hang va hd tro tai chinh clia cac ngan hang. Cac cong ty kinh doanh
cin ho chung cu cao cdp cé thé khai thac 2 yéu t6 nay dé ting kha ning tiéu thy hang
ton kho ctia minh.

V& chét lugng x4y dung cin ho chung cu cao cp, cic cong ty xay dung can bao dam
chat lugng xay dung nhu da cam két voi chu dau tu. Nguoc lai, chii dau tu ciing phai
kiém tra git gao chat lugng cong trinh dé dam bao chat lugng xay dung cin ho chung
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cu cao cap nhu dd quang cdo, giam thiéu rui ro cho khach hang ciing nhu tranh trudng
hop kién tung sau nay.

Dé nang cao chit lwong dich vu quan 1i diéu hanh cin ho chung cu cao cap, can tach
riéng hai hoat dong quan 1i chung cu va cung cip khong gian sinh séng cia ho dan chit
luong va an toan. Can chi tiét hoa cic quyén va nghia vu vé sé hiru va sir dung chung va
riéng d6i v6i ho dan séng & can ho chung cu cao cap. Cac cong ty quan li néu thude chi
dau tu thuong s& din dén xung dot loi ich khi quan li. Theo kinh nghiém cua Singapore
va Hong Kong, cac ho dan tai can ho chung cu cao cdp can phai thanh 1ap cong ty s&
hitu va quéan 1i chung cu theo dang c6 phan hay cong ty TNHH nhiéu thanh vién (céc ho
dan phan quyén c6 phan theo ti 1& dién tich ho ¢). Cong ty nay s& hitu toan bd chung cu
ca phan riéng va chung, c6 thé ty quan li hay ky hop dong quan 1i va bao tri voi phap
nhan. Ban quan tri c6 vai tro giam sat cong ty nay.

Vé ché do uu dai khi mua can hd va sy hd tro tai chinh cia cac ngan hang, tuy thudc
vao chién lugc dau tu - kinh doanh ciing nhu méi quan hé cia cic cong ty kinh doanh
bat dong san véi cac ngan hang hd tro. Cac cong ty nén ¢ nhiéu chinh sach thanh toén
cho khach hang luya chon ciing nhu khuyén mai, vu dai khi mua can ho. Chang han, vé
chinh sach thanh toan, khach hang mua can ho sé c6 cac lya chon, nhu: khach hang thanh
toan 50% s€ dugc nhéan ngay can ho hoan thién dﬁy du noi that, 50% con lai tra gbp trong
5 nam véi 1ai suat cd dinh 6% mot nam. Hodc, khach hang co thé thanh toan 60% nhén
nha ngay, 40% con lai tra trong vong 18 thang va duoc ting goi noi that tri gia 4% tong
gia tri can ho...

Céc cong ty ciing c6 thé thuc hién cac uu dii vé chiét khau tir 3%-15% gia tri can hd
cho khach hang khi mua cin ho va mién phi tién quan 1i trong vong 6-12 thang. Bén
canh thu tuc don gian, phuong thirc thanh toén linh hoat, ti 1¢ 1i suit vay da dang va hap
dan, céc ngan hang nén hd trg cho khach hang mua cin ho chung cu cao cip vay von
dén 90% gia tri can ho v6i thoi han tir 5 - 20 nam.

Mit khac, két qua khao sat ctia nghién ciru cho thiy 3 quan c6 nhu cdu mua nha cua
nguoi tiéu dung cao nhit 1a Q7, Q2 va Q3. V& dién tich nha, theo théng ké dién tich can
ho ma ngudi tiéu dung tiém ning chon nhiéu nhat 1a 71-90 m? (chiém 30,7%) va 91-
110m? (chiém 30%), ké dén 1a 110-130 m? (chiém 18,7%). Kénh thong tin ngudi tiéu
dung thuong str dung khi tim kiém thong tin mua nha nhiéu nhat 13: Internet, qua ngudi
quen, quang cao va qua san giao dich bat dong san. Cac cong ty kinh doanh cin ho chung
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cur cao cip co thé dua vao két qua niy ma quang ba hay gidi thidu vé san pham cin ho
chung cu cao cdp ctia minh véi nguoi tiéu dung.
6. KET LUAN

Nghién ctru nay ¢6 muc tiéu chinh 1a kham pha mot s6 yéu t6 tic dong dén quyét dinh
mua cin hd chung cu cao cap ctia khach hang tai TP.HCM d&é tir d6 gitp cho céc cong
ty kinh doanh can hé chung cu cao cép c6 thé ban dugc hang ton kho ctia minh.

Tuy nhién, nghién ctru nay con ton tai mot s6 han ché nhit dinh:

Mot 1a, nghién ctru chi dugc thuc hién tai TP.HCM, do d6 kha nang téng quat hoa
chua cao, no sé& cao hon néu dugc thuc hién & mot sd thanh phé khac ntra & VN.

Hai 1a, nghién ctru nay thuc hién chon mau thuén tién do d6 cling c6 nhugc diém cua
mau 1a tinh dai dién khong cao.

Ba 14, nghién ctru chi thuc hién cho phan khic thi trudng cin ho chung cu cao cip.
C6 thé c6 sy khac biét vé thang do ludng cua cac loai nha khac nhu chung cu hang trung
hay nha & xd hoi. Nhu vay can c6 nhiéu nghién ciru 1ap lai cho cac loai san phim nha
khac. Cudi cing, nghién ctru ndy méi chi xem xét 4 yéu té (van hoa xa hoi, thudc tinh
san pham, thu tuc phép 1i, anh hudng) tac dong dén quyét dinh mua can ho chung cu cao
cap. C6 thé con nhiéu yéu t6 nita tac dong dén quyét dinh mua can ho chung cu cao cép
nhu: vi tri cin ho, phong thuy, thim my, cic hoat dong marketing...Van dé nay sé& la
dinh huéng cho cac nghién ctru tiép theom

Chu thich

[1] http://kinhdoanh.vnexpress.net/tin-tuc/bat-dong-san/luong-can-ho-chao-ban-tai-tp-hcm-tang-dot-
bien-2889594.html (truy cap ngay 04/11/2013)

[2] http://batdongsan.com.vn/phan-tich-nhan-dinh/den-2015-thi-truong-can-ho-cao-cap-tai-tphcm-
se-khoi-sac-ar43825 (truy cap ngay 11/10/2013).
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