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Tém tit

Nghién curu duoc thuc hién nham xdc dinh cdc nhén té anh huong dén gid mua can ho tai cdac khu
dan cu trén dia ban thanh phé Can Tho. Mé hinh Hedonic dwoc sir dung dé xdc dinh cdc nhan t6 anh
hu"ang dén gid mua can hd, dwa trén két qua khdo sdt tr 183 ho dan tai 10 khu dan cu o qudn Ninh
Kiéu va qudn Cdi Réng. Ket qua phan tlch ¢6 10 nhdn 6 tc dong dén gza mua cdn hd bao gom: tudi
can hé, dién tich cdn hé, sé phong, 80 tang, vi tri toa lac, khodng cdch dén d‘u"ong chinh, khoang cach
dén trung tam thanh pho ky vong vé gid, s6 hong va logi can hg. Dya trén két qud phan tich, nhém téc
gid dé xudt nhitng khuyén nghi nham phdt trién va qudn Iy thi truong nha 6 tai cdc khu dan cu trén dia

ban thanh phé Can Tho.

Tir khéa: M6 hinh Hedonic, nhan té danh hwéng, gid mua can hé, khu dan cu, thanh phé Can Tho:.

1. Pit van dé

Can Tho la trung tdm kinh té 16n nhét & khu
vuc Pong bang song Ciru Long (PBSCL), vai
dién tich ty nhién 1.409 km?, dan s6 khoang 1,2
triéu nguoi, thu nhap binh quéin trén dau ngudi
tinh trong sdu thang dau nam 2012 dat 51,172 triéu
ddng/ngudi [4]. Theo thdng ké thanh phd Can Tho
(TPCT) c6 khoang 20% can bd cong nhan vién
chtrc va 50.000 ho ngheo chua c6 nha ¢ [9]. Nhu
ciu vé nha & tai day dang c6 xu hudng ting rat
cao. Can Tho di c¢6 nhirng giai phap nham hd trg
cong tac phat trién cac du 4n nha ¢ x4 hoi, nha &
danh cho nguoi thu nhap thap trén toan tinh. Cung
v6i dinh hudng phat trién kién trac va hé thong ha
tang k¥ thuat hoan chinh cua TPCT, hién nay thi
truong nha & dang phat trién va thu hat sy quan
tam cuia cac nha dau tu. Theo S¢ Xdy dung TPCT,
trén dia ban TPCT hién c6 88 du 4n bét dong san,
trong do 69/88 dy an xay dung nha ¢ xa hdi va
nha & thuong mai con hi¢u lyc voi téng dién tich
1.920,71 ha, trong do6 dién tich quy hoach nha &
12 141.657 m?, twong Gng voi 1.561 16 nén. Tuy
nhién, trong diéu kién kinh ké con khé khan, khi
thi trudng bat dong san dang di vao trinh trang
dong bang, nhiéu dy an khu dan cu (KDC) chua
tim dugc dau ra, thi van dé nghlen ctru dé nha dau
tu dua ra mirc gia thich hop, nham dap ting dugc
nhu cau nha ¢ that sy ctia nguoi dan 1a can thiét.

®) Truong Pai hoc Can Tho.
" Truong Cao ding Kinh té - K thuat Can Tho.
** Truong Pai hoc K§ thuat - Céng nghé Céan Tho.

Do d6, bai viét "Cac nhan t6 anh hudng dén gia
mua can ho thuong mai tai cac khu dan cu trén
dia ban TPCT" dugc nhom tac gia thuc hién nham
g6p phan giai quyét cac van dé néu trén.

2. Lugc khao tai liéu

Ridker va Henning (1967) [7] da kham pha
03 nhém nhén t6 anh huéng dén gia nha trong
khu vuc nghién ctru, bao gdm dic diém két ciu
nha ¢, dic diém KDC va méi truong dic trung
tai khu vuc nha 6. Trong do, tac gia nhan manh
s 6 nhiém khong khi 1am giam gi trj ctia nha o,
phuong phéap dinh gia Hedonic duoc tmg dung dé
udc tinh gia tri cac van dé moi trudng va nhitng dic
diém lién quan dén nha & tac dong dén gia trj cia
nha ¢. Bén canh d6, Chung-Ho va Kyung-Hwan
(1999) [2] chirmg minh rang, khi ngudi ta ky vong
gia tang, gid tdng ngay sau khi c6 thong bao nédi
long sy kiém soat. Tuy nhién, trong dai han muc
gia giam xudng rat nhanh va thap hon muc gia
khi con dugc kiém soat. Ngoai ra, ky vong vé gia
cling tac dong dén gia giao dich cua thi truong nha
. Néu cac nha dau tu c6 thé thay ddi co cdu ky
vong, ho co thé tranh nhiing bién d6i dot ngot cua
thi truong. Thém vao do, Tse va Love (2000) [10]
cho thiy dién tich nha va sy c6 san cla bai dd xe
anh huong manh dén gia nha ¢, khi dién tich ting,
gi4 nha cling tang theo. Ngugc lai, nha duoc xay
dung cang l4u c6 gia giao dich cang thap. Khoang
cach tlr nha dén trung tim thé thao ciing nhu dén
nghia trang cang gan lam cho gid nha cang giam.
Ngoai ra, Hai-zhen (2005) [12], cho thiy c6 kha
nhiéu nhén t6 anh huong dén gia nha: dién tich san,
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khoang cach dén trung tdm thuong mai, diéu kién
giao thong, bai dau xe, muc do trang tri, quan ly
khu vue, gac mai, sb ting nha, thoi gian giao dich,
khu vuc giai tri, gan truong dai hoc.

Tai Viét Nam, Tran Thu Van va Nguyén Thi
Giang (2011) [11] cho théy, cac nhan tb tac dong
dén gia bat dong san (BDS) bao gom: dién tich
dat, dién tich nha, khoang cach BPS dén trung
tam thanh phd va khoang cach tir BDS dén mat
tién duong; trong do, vi tri toa lac cua BDS c6 anh
huéng manh nhit. Gia BDS toa lac trong hém thap
hon gid BDS toa lac trén mét tién duodng; trung binh
BDS nim sdu trong hém thém 1m, gia tri giao dich
giam 0,14%. Nguoc lai, khoang cach tur vi tri toa
lac dén trung tAm thanh phd ty 1& nghich véi gia
cua BDS vi BDS ¢ vi tri cang xa trung tam, gia tri
duogc giao dich cang giam. Hai yéu t6 dién tich nha
va dién tich dat ty 1¢ thudn véi gia cua BDS mic
du hé sé anh huong 1a khong 16n. Trong khi do,
Lé Khuong Ninh (2011) [5] cho thiy dbi voi dat
thd cu thi khoang cach cang xa trung tim thuo‘ng
mai, truong hoc va du’orng chinh, gla dat cang thap.
Thém vao d6, thira dit ¢ mat tién duong rong tir
3,5 mét tré 1én co6 gia cao hon cac thira dét khac,
mirc d 6 nhiém ngudn nudc ting, gia dat s& giam.
Ngoai ra, khu vuc ¢6 mic d¢ an ninh cao, gia dat
cling cao hon nhiing noi khac. Quy hoach treo lam
giam gia dat vi nguoi sir dung khong thé khai thac
dat dé sinh loi; loai hinh d6 thi cang cao, gia dat
s& cang cao. Pang luu ¥ nhét 1a néu ky vong gia
dat ting 1én, ngudi giao dich trén thi truong dat dai
chap nhan mirc gia cao hon. Ky vong vé sy tang 1én
clia gia dat xudt phat tir thong tin cac dy an dau tir
phat trién hé théng két cAu ha téng, su ra doi cua
cac trung tam thuong mai, khu hanh chinh, KDC,
khu cong nghiép. Nguyén Qudc Nghi va cong tac
vién (2012) [3] cho riang, v6i thi truong nha &, cac
nhan t6 dién tich, sb phong tam, huoéng nha, vi tri,
truc duong chinh, ky vong va thu nhép c6 tac dong
lam tang gia nha ¢. Bén canh dé, cac bién sb tang
nha, khoang cach trung tam, moi truong lai co tac
dong nghich chiéu véi gia nha & tai TPCT.

Toém lai, cac nghién curu trén da tim ra dugc
cac yéu td anh huong dén gia BDS nhu: nha ¢, dat
tho cu, dat quy hoach... theo ting diéu kién vi tri
dia 1y cu thé. Két qua cac nghién ciru trén s& lam
co sO0 nghién ctru cho trudong hop phan tich cac
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nhan t6 anh hudng dén gia mua cian ho thuong mai
tai cac KDC trén dia ban TPCT. Trong do, tac gia
sit dung phuong phéap dinh gia Hedonic dé phan
tich, ddng thoi tac gia chon loc cac yéu td phu hop
voi dac diém nghién ctru tai cac khu nha ¢ thuong
mai & TPCT lam céc yéu té doc lap trong md hinh
nghién ctru.

3. Phuwong phap nghién ciru

3.1. Khung Iy thuyét

Phuong phap dinh gia Hedonic dugc dinh
nghia 13 k¥ thudt phan tich hdi quy duoc dung dé
xac dinh gia tri ciia nhitng thudc tinh lién quan dén
hang hoa trén thi trudng trong cac giai doan cy thé.
Mo hinh héi quy Hedonic duoc x4y dung dya trén
Iy thuyét hang hoa 13 mét tap hop ciia nhiéu dic tinh
khac nhau, va gia ctia hang hoa ciing duoc gin lién
v6i cac dic tinh nay. Nhung mot s6 dic tinh khong
lugng hoa duge nén dugc thé hién dudi dang bién
gia. Hé sb cta cac bién trong mo hinh hdi quy thé
hién muc d¢ dong gop, tac dong cua dac tinh do
dén gia chung ciia hang héa. Su udc tinh nay co
thé dugc dung dé danh gia nhimg dic diém tuong
tu du hang héa c6 thé méi hodc khéac so véi hang
hoéa chira thude tinh 6 (Hé thdng tai khoan qudc
gia cua Hoa Ky, 1993, Poan 16.126).

Theo Griliches (1971) [1], phuong phép
Hedonic dua trén co s¢: gid cia mot hang hoa
khong ddng nhét c6 thé dugc xac dinh thong qua
nhing thudc tinh lién quan dén hang hoa d6. Vi
thé, ham hdi quy Hedonic c6 dang:

pi = h(ci)

Vi pi 1a gid cua hang hoa va ci la vector cua
céc dic tinh lién quan dén hang hoa.

Theo Malpezzi (1980) [8], trong qua trinh
phat trién, thi truong nha & 1a mot trong nhing
ung dung rong rai cia mo hinh dinh giad Hedonic,
vi nha & 1a hang hoa khong dong nhat, dong thoi
nhu ciu clia ngudi tidu thy ciing khong ddng nhat.
That vay, mot can ho gém nhiéu dic diém riéng
biét vé dién tich, chit luong, vi tri... Mdi cin nha
c6 mot vi tri nhat dinh, thoi gian xay dung khac
nhau, ¢6 dién tich khac nhau. Bén canh d6, mac d6
thoa dung cta ngudi mua khéc nhau, dinh gia can
hd ciing khac nhau. Mgt can hd c6 cuing mdt nhom
dic diém duoc dinh gia khac nhau theo tirng nguoi
mua. Viéc dinh gia vi thé cling tré nén kho khan.
Do d6, phuong phap Hedonic duoc sir dung phd
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bién vi nd uée tinh dugce gia tri cua cac dac diém
riéng 1& cAu thanh nén gié tri chung cta can ho.

Theo nghién ciru téng hop vé tmg dung mo
hinh Hedonic trong thi truong nha & cua Ozanne,
Thibodeau va Malpezzi dugc thyc hién nam 1980
[8], phuong phép dinh gid Hedonic 1a mgt mé hinh
hoi quy cua gia tri hodc gia thué can ho duya trén
nhiing dic tinh lién quan dén cin ho. Trong d6, timg
bién doc lap dai dién cho ting dac diém riéng biét
va cac hé s6 trong két qua ctia mo hinh 13 gia tiém
an ciia nhitg dic diém nay, mé hinh hdi quy cia
gia cho thué hoac gia tri can ho c6 dang:

R=f(S,N,L,C,T)

Trong do: R 1a gia thué hoac gia tri can hg; S
la nhitng dac diém thudc cdu tric; N 1a dic diém
thudc moi truong xung quanh; L 1a vi tri; C 1a dac
diém vé hop dong giao dich va T 13 thoi han cin
h¢ dugc quan sat.

3.2. Mo hinh wéc lwgng

Thi trudng nha ¢ da phat trién va duge nghién
clru tir nhiéu ndm qua v&i nhiéu khia canh khac
nhau tai cic nude trén thé gidi. Tuy nhién, tai Viét

Nam, dac biét [a DPBSCL, nhitng nghién ctru vé thi
truong nha &, dac bi¢t nha ¢ tai cac KDC van con
kha méi mé. Thong qua vi¢e tham khao cac mo
hinh nghién ciru trude day két hop voi phong van
truc tiép tir thuce té, tac gia d& xuat mé hinh dinh
gia nha ¢ nhu sau:

Ln(P) = B0 + BITUOI + B2DIENTICH +
B3SOPHONG + B4HUONG + B5SOTANG +
B6VITRI + B7KCDC + B8KCTT + BI9KCTH +
B10KCLV + B11DUONGNB + B12VIAHE +
B13ANNINH + BI14KYVONG + B15LOAICH +
B16SOHONG

Trong md hinh trén, bién phu thudc (P/m?) 1a
gia can ho giao dich trén thi truong (triéu dong/m?).
Theo nghién ctru cta cac tac gia da thuc nghiém
trudc, cac nhan t6 anh huéng gia nha dugc phan
chia thanh timg nhom dic diém dé nghién ctru. Ung
dung vao mo hinh nghién clru nay, tac gia phan
thanh 4 nhom gém nhom dic diém thudc vé ciu
tric, nhom dic diém thudc vi tri, nhém diac diém
thuoc KDC va nhom dic diém khac. Sau day la
bang dién giai cac bién do luong.

Bing 1. Dién giai cac bién trong mé hinh nghién ciru

Tén bién Dién gidi bién Pon vi tinh Cin ctr chon bién Vl(fzg
TUOI Tudi cin hod hay s6 nam hoat ndm Ronald G. Ridker, John A. i
dong tinh dén thoi diém khao sat Henning, 1967
Chung-Ho Kim, Kyung-Hwan
: . Kim, 1999; Ronald G. Ridker.
A A r 1 Y 2 9 b b +
DIENTICH Tong dién tich san nha m John A. Henning, 1967; Lé
Khuong Ninh, 2011
SOTANG S0 tang cua can ho (khong vuot ting Wen Hai-zhen, 2005 ]
hon 06 tang)
SOPHONG S? lu’?ng cac phong churc nang phong Chung-Ho Kim, Kyung-Hwan N
cua can ho Kim, 1999
= 1 néu hudng nha 1a Pong Fp
. <A < 1 < A i Quyeét dinh
HUONG Hudéng mat tién cua can ho anc‘Donrg Nam', 207/2006/QD-TTg, 2006 +
=0 12 hudng khac
=1 néu can ho & ngay goc
VITRI Vi tri toa lac cua can ho ngd ba, ngi tu cia KDC; | Lé Khwong Ninh, 2011 +
=0 néu vi tri khac
KCDC Khoang cich tir cin ho dén tryc m L¢ Khuong Ninh, 2011 :
duong chinh
Chung-Ho Kim, Kyung-Hwan
KCTT Khoang cach tir can ho dén trung km Kim, 1999; Lé Khuong Ninh, i
tam thanh pho 2011; Tran Thu Van va Nguyén
Thi Giang, 2011
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Chung-Ho Kim, Kyung-Hwan
. . ; . Kim, 1999; Lé Khuong Ninh,
KCTH Khoang cach dén truong hoc km 2011: Trn Thu Van vaNguyén |
Thi Giang, 2011
Gidi han duong ndi phia trude Chung-Ho Kim, Kyung-Hwan
DUONGNB cdn ho km Kim, 1999; Wen Hai-zhen, 2005 *
s f s 1 1A Chung-Ho Kim, Kyung-Hwan
+
VIAHE Gidi han via he phia trude can hd m Kim, 1999 Wen Hai-zhen, 2005
Raymond Y.C. Tse, Peter E.D.
KYVONG Bién ky vong vé gia khi mua nha % Love, 2000; Tran Thu Vanva | +
Nguyén Thi Giang, 2011
Gidy chimg nhan quyén st dung | = 1 néu dugc cip s6 hong; | Chung-Ho Kim, Kyung-Hwan
SOHONG 2, i N % . . +
dat va s hitu nha ¢ = (0 néu nguoc lai Kim, 1999
At . .| =1 néu la can ho xay tho; .
LOAICH Lo:gu cappo khi mua daA dugexdy | _ 0 néu duoc xay hoan Chung-Ho Kim, Kyung-Hwan |
hoan thién hay xay tho thién Kim, 1999

3.3. Phwong phap thu thap s liéu
Nghién ctru 4p dung phuong phap chon mau phan tang két hgp vdi ngau nhién. Tiéu chi phan tang

la quén, & mdi quan s€ chon ra mét sb KDC, chon
ngiu nhién can ho thugc KDC dé phong van. Dbi
tuong duogc phong van 1a ngudi mua, ngudi dang
s& hiru can ho tai cac KDC. Kich thuéc mau duogc

Nguoén: Tdc gid tong hop tir cdc nghién cieu cé lién quan

tinh theo cong thirc n > 50 + 8p. Trong do, n 1a kich
thude mau toi thiéu can thiét, p 1a s6 luong bién

4. Két qua nghién ctru
4.1. M ta mau khio sat

Bang 2. Pic diém cac yeu to trong mo hinh nghién ciu

doc 1ap trong mé hinh. Nghién ctru sir dung 16 bién
ddc lap, do do co mau dugc chon phai 16n hon 178
quan sat, nhom tac gia tién hanh phong van 183 ho
dé thuc hién trong nghién ciru.

P Gia mua can ho triéu ddng  1.073,67 548,89 520 3.500
TUOI Tudi cin ho nam 5,17 1,87 1 9
DIENTICH Tbng dién tich cin ho m? 210,06 89,97 80 600
SOTANG S6 tang tang 2,88 0,62 2 4
SOPHONG  Sé phong phong 5,81 1,21 4 10
HUONG Hudng cin hd 1/0 0,22 0,41 0 1
VITRI Vi tri toa lac 1/0 0,14 0,34 0 1
KCDC Khoang cich dén duong chinh m 124,07 129,01 0 1.000
KCTT Khoang cach dén trung tim thanh phé km 5,07 1,40 1,5 7,5
KCTH Khoang cach dén trudng hoc km 3,33 3,62 0,1 40
DUONGNB  Gidi han duong noi by m 7,14 2,11 4 14
VIAHE Gi6i han via hé m 3,43 0,83 2 7,5
KYVONG Ky vong vé gi4 can ho % 5,99 11,21 -20 50
SOHONG  Cép s6 hong 1/0 0,52 0,50 0 1
LOAICH Loai can ho 1/0 0,48 0,50 0 1

34

Nguon: X Iy tir 56 liéu diéu tra tir 183 hg, 2013



TRUGNG DAI HOC PONG THAP

Tap chi Khoa hoc s6 23 (12-2016)

Bang 2 mo ta ddc diém cac bién trong mo
hinh nghién ctru, dya trén két qua khao sat tir 183
hd gia dinh.

4.2. Ciac nhén to6 anh hwong dén gia mua
cidn h¢ thwong mai tai cic KDC trén dia ban
TPCT

Bang 3. Két qua phan tich hdi quy Hedonic

Hé s6 Beta

Chi tiéu Hésé B Chuinhoa  MieY nghia VIF
Hing s6 5,035 0,000%%*
Tudi ctia cin ho 0,263 -0,317 0,000%** 1,228
Dién tich cin ho -0,331 -0,240 0,000%** 1,718
S6 lugng phong -0,220 -0,111 0,022%%* 1,742
S ting 0,276 -0,153 0,003%%* 1,989
Hudng cta can hd -0,016 -0,016 0,676 1,099
Vi tri toa lac -0,122 -0,105 0,007%*%* 1,099
Khoang céch dén duong chinh -0,023 -0,134 0,002%** 1,364
Khoéng cach dén trung tim thanh ph -0,575 -0,475 0,000%%* 1,421
Khoang céch dén trudong hoc 0,008 0,018 0,648 1,113
Gi6i han dudng ndi bo 0,028 0,023 0,587 1,396
Gi6i han via hé 0,077 0,045 0,276 1,282
Ky vong gi4 can ho ting 0,002 0,069 0,070% 1,059
Cép s6 hong 0,114 0,141 0,001 %%* 1,201
Loai cin ho -0,308 -0,383 0,000%** 1,231
Muec y nghia (Sig.F) 0,000
Hé s6 R? hiéu chinh 0,758
Hé s6 Durbin-Watson 1,982

Nguon: Két qua phan tich héi quy sé liéu diéu tra
cua tac gia, 2013. ) ) .

Ghi chu: * ** *** the hién cac bién co y nghia lan
luot ¢ mire 10%, 5% va 1%.

Két qua phan tich bang 3 cho thay: (1) Mtrc
¥ nghia quan sat Sig. clia toan mo hinh rat nho
(Sig. =0,000) cho thdy mé hinh Hedonic dugc thiét
lap phu hop véi co so dir ligu thu thap dugc. (2) Gia
tri R2 diéu chinh 13 0,758 tirc 13 ¢ 75,8% sy thay doi
clia gia can ho dugc giai thich boi cac bién doc lap
¢6 y nghia trong mé hinh. (3) Hé s6 Durbin-Watson
ctia md hinh 1a 1,982, nam trong khoang quy dinh:
1,5<d =2,034<2,5 chting t6 m6 hinh khong c6 hién
tugng tu twong quan. Bén canh do, d6 phong dai
phuong sai (VIF) ctia cac bién trong mé hinh nho
hon nhiéu so v6i 10 nén ta két luan cac bién dua vao
mo hinh khong c6 hién tugng da cong tuyén.

Trong sb tit ca 14 yéu t6 dua vao mé hinh
nghién ctru c6 10 yéu td ¢ y nghia thong ké & mirc
1%, 5% va 10%. Trong d6, c6 8 yéu td mang diu

am, nghia 1a c6 twong quan nghich chiéu voi gia
cin ho va 2 yéu t6 mang diu duong tirc co twong
quan thuan chiéu dén gia can ho. Cac yéu td Tudi
cua can ho, Dién tich cua can hg, Khoang cach
dén trung tdm, Logi can hg, So tcfng, Vi tri toa lac,
Khodng cdch dén dwong chinh va S6 hong déu c6
¥ nghia thong ké & mirc 1%. Trong d6, cac yéu t6
Tuéi ciia can hé, Dién tich cua can hé, Khoang
cdach dén trung tam, Logi can ho c6 tac dong manh
nhat dén gia can hd do c6 hé s B 16n hon céc yéu
t6 con lai (Bang 3). Yéu t6 S6 lirong phong co ¥
nghia & mirc 5%. Yéu té Ky vong gid can ho ting
¢6 y nghia & mirc 10%. Py 14 10 nhan t6 c¢6 anh
huong dén gia can ho tai cac KDC trén dia ban
TPCT. Cac nhan t6 con lai c6 muc ¥ nhia 16n hon
o = 10% nén khong c6 y nghia thong ké.

Mo hinh hdi quy duoc thiét 1ap nhu sau:

Ln (P) = 5,035 - 0,263In (TUOI) - 0,331In
(DIENTICH) - 0,220In (SOPHONG) - 0,276In
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(SOTANG) - 0,122 (VITRI) - 0,0231n (KCDC)
- 0,575In (KCTT) + 0,002(KYVONG) + 0,114
(SOHONG) - 0,308 (LOAICH)

Heé s6 cin ho nhan t6 TUOI (tudi can ho) mang
dau 4m (-), pht hop v6i dau ky vong. Hé s6 B mang
gid tr1 -0,263 c6 nghia 1a khi can hd tdng thém mot
tudi s& lam gia mua can ho/m? giam 26,3% khi céc
yéu t khac khong ddi. Thuc té cho thiy nhiéu cian
hd dugc xay thoé hoac hoan thién tai cac KDC thoi
gian xay dung cang lau cang lam cho gid tri cua can
hd bi giam sut. Nhiéu cin ho tai KDC duoc xay dung
cach day vai nam nhu Thién 16c, KDC 586, KDC
Nam Long ngudi mua phai chi thém mot khoan tién
nita dé sta lai nén gach do bi lun, bi thAm nudc &
mot vai noi mac du can h da dugc xay hoan thién.
Do d6, ngudi mua chap nhan & muc gia thap hon
ddi v6i can ho da duoc xay dung lau hon.

Heé sb ciia nhan t6 DIENTICH (dién tich cin
h6) mang ddu am (-) cho thay khi dién tich ting thém
1m? thi gi4 cin ho/m? s& giam 33,1% khi cac yéu t6
khac khong d6i. Du cta hé sé nguoc voi dau ky
vong. Thuc té cho théy, do dic diém két cAu nén dat
mém & vung Nam B9, nén khi xay dung mot can ho
thi phﬁn quan trong va t6n nhiéu chi phi nhét (thong
thuong khoang 25% gia tri can ho) la phén mong.
Do d6, chi phi xay dung dbi véi cac tang lau thuong
thap hon so véi tang trét. Vi vay, khi mua cin ho co
dién tich cang 16n thi gia trén can ho s€ tang, nhung
tinh gia mua can ho/m? s& giam hon nhiéu.

Heé s6 cta nhéan t6 SOPHONG (s6 phong ciia
cin hd) mang dau am (-), nguge véi dau ky vong.
Hé s6 B mang gia tri -0,220 tirc 1a khi s phong ting
lén 1 thi gia can ho/m? giam 22% khi ¢ dinh cac
yéu t6 khac. Vé wu diém, s6 phong cang nhiéu cang
thuan tién cho céc sinh hoat cua gia dinh. Tuy nhién,
vi dién tich san xay dyng hi¢n nay ¢ cac KDC tuong
d6i gan giéng nhau, nén khi nha duoc bé tri nhidu
phong ma cu thé 1a tang thém phong ngu thi phan
dién tich cho cac phong s€ bi thu hep lai. Cu thé, tai
KDC Thién 16c d6i voi can ho xay hoan thién dién
tich 128m?, véi s6 lugng 6 phong trong d6 ting trét
duoc b tri thém 1 phong ngit. Ciing véi dién tich nay
tai KDC Hung Phu 2 can ho duoc bd tri voi 5 phong
chit yéu. Vi xu huéng hién nay, da phan nguoi dan
chudng cach bd tri phong khach va phong bép duge
rong rdi nén viéc ting thém sd luong phong ngu s&
giam di gia tri cua can ho.
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Heé s6 ciia nhan t6 SOTANG (sé tang clia cin
ho) mang dau am (-), pht hop véi dau ky vong. H¢
s6 B mang gié tri -0,276 c6 nghia 12 khi s6 tang tang
thém 1 thi gia can ho/m? s€ giam 27,6% khi cac yéu
t6 khac khong d6i. Vé wu diém, s ting cang cao
cang tiét kiém dugc nhiéu dién tich d4t. Tuy nhién,
nha c6 nhiéu tang s& gay bét tién khi 1én xudng cau
thang. Thém vao dé, viéc xay dung nha cao tang doi
hoi nén moéng phai viing chic va an toan. Do d6, néu
cung dién tich dit xay dung thi nha trét hoic thap
tang s& dugc danh gia cao hon nha cao ting.

Theo két qua phan tich, hé s cua nhan té
VITRI (vi tri cdn hd) mang ddu am (-) diéu nay
két luan bién ty 1¢ nghich véi gia can ho. Két qua
cho thay, voi cin ho & ngay goc ngi ba, ngi tu cla
KDC gia/m?sé& thip hon 12,2% gia can ho ¢ vi tri
khac. Thyc té tai cac KDC 16n nhu KDC 586, KDC
Hung Phu 2, KDC 91B maéc du can hd & ngay vi
tri goc nga ba, nga tu cia KDC nhung do khoang
cach dén duong chinh kha xa nén gia cin ho nay
cling khong cao hon nhitng can h cé khoang cach
& gan duong chinh.

Heé s6 ctia nhan t6 KCDC (khoang cach dén
duodng chinh) mang déu 4m (-) va ding vé6i dau ky
vong. Diéu nay giai thich cin hd ¢ xa dudng chinh
tang thém Im thi gia can hd/m? s€ giam 2,3% khi cac
yéu td khac khong ddi. That vay, can ho ¢ truc duong
chinh hay cang gan dudng chinh ngoai sy thudn tién
vé giao thong thi con mang lai loi ich vé kinh té vi
¢6 thé kinh doanh mua ban hoc cho thué mit bang.
Do d6, cin hd cang gan dudng chinh c6 gid cang cao.

H¢ s6 cuia nhan t6 KCTT (khoang cach dén
trung tdm thanh phd) mang déu am (-) va dung
v6i ddu ky vong. Diéu nay giai thich khoang cach
tir can ho dén trung tdm thanh phd ty 1& nghich
v6i gia can ho. Tac gia chon trung tim thanh phé
la quan Ninh Kiéu va Pai 16 Hoa Binh la mbc dé
tinh khoang cach. Nhu vay, nha cang xa trung tam
thi gi4 cang thap, hé s6 B 1a -0,575 cho thiy néu
khoang cach dén trung tim tang thém lkm thi s&
lam giam 57,5% trén mdi m? can ho khi cac yéu
t6 khac khong d6i. Qua khao st thuc té cac KDC
nhu Hung Phu 1, 91B, Hong Phat, KDC Van Phat
cach trung tdm thanh phd khoang 1 dén 2 km déu
c6 gia rat cao. Trong khi d6 xa nhat 1a KDC Thién
Loc hién nay gié rat thip do khoang cach dén trung
tam thanh phd khoang 7km.
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Heé s6 nhan t6 KYVONG (ky vong gia cin hd
tang khi mua) manh dau duong (+) ding voi dau ky
vong. Khi nguoi mua ky vong gia nha tang trong
tuong lai s€ lam gid can h tang thém 0,2% khi cac
yéu t khac khong doi. Thuyc té cho thiy, trong nhitng
nam vura qua gia can h da duogc théi 1én rat cao do
du doan vé gia s& ting trong twong lai. Khi gid can
ho da ting lén dén dinh diém hién tuong dong bang
da xdy ra vi nguoi tiéu dung khong cha ¥ dén thi
truong nay nita va chinh didu nay da dem lai bat loi
cho giéi dau tu trong thi trudng hom nay khi gi can
h¢ da dugc dicu chinh vé gia tri thit cua no.

Heé s6 nhan t6 SOHONG (cap s6 hong) mang
dau duong (+), ding voi dau ky vong. H¢ s6 B 1a
0,114, diéu nay duoc giai thich la d6i v6i can ho da
dugc cip so héng s€ co gié cao hon 11,4% so voi can
ho chua dugce cap s6 hong. Trmh trang phap 1y cua
cin ho hién nay & cac KDC van con ton tai, nhidu
can ho da dugc mua kha lau nhung theo nhiéu ho dan
& KDC cho biét viéc hoan thanh thii tuc phap 1y van
chua thyc hién dugc, mac du trén hop déng mua ban
chu dau tu cam két s& duoc cap trong vong 6 thang
sau khi mua can hg. Ciing theo nhan xét cua S¢ Tai
nguyén va Mbi truong, hién nay do nhiéu khu dat
tai KDC dang trong giai doan thé chap ngén hang,
nén khong thé hoan thanh thu tuc cap s6 hong cho
ho dan cu. Chinh yéu t6 nay lam cho gia can ho chua
¢6 s6 hong s& co6 murc gia thap hon.

Hé s6 nhan t6 LOAICH (loai cin ho) mang
dau am (-), dung v6i dau ky vong. Hé s6 B cla
nhan t6 12 -0,308, c6 nghia 14 can ho x4y tho s& co
muc gia/m? thép hon 30,8% so v&i can ho duoc
xdy hoan thién khi ¢é dinh cac yéu té khac. Véi
loai hinh can h¢ xay thé dugc wu chudng hon tai
cac KDC vi khach hang c6 thé chu dong b tri cac
phong theo y thich va dé chon vat li¢u trang tri cho
cdn hd. Qua khao sat cho thfiy dé hoan thién cin
ho xdy tho khach hang thuong chi thém mdt khoan
tién bang 30% - 40% gia mua cin ho va tuy vao
thu nhap ctua chi ho ma can ho co thé dugc hoan
thién v6i gia cao hon.

Tuy nhién, két qua mé hinh con 4 nhan t6
dugc chimg minh khong c6 ¥ nghia thong ké 1a
huéng cin hg, khoang cach dén truong hoc, gisi
han duong ndi b va nhan td gidi han via he.

Theo mé hinh, nhan t6 hudng cin ho mang
ky vong duong (+), c6 nghia la khi can ho ¢ hudng

bong hoac Bong Nam s€ c6 gia cao hon can ho &
nhitng hudng khéac. Tuy nhién, thuc t& ddi véi chit
hd c6 quan tam dén hudng khi chon mua nha, thi
khong nhét thiét chon huéng Pong hoic huéng
Pong Nam, ma khach hang s€ chon can hd co
huéng phii hop véi tudi cia chi hg. Vi thé, mac
du trong két qua nghién ctru, bién nay mang hé sd
duong, chimg t6 c6 quan hé twong quan thuan chiéu
v6i bién phu thudc, nhung sy khac nhau vé& huéng
can hg khong di manh dé tac dong dén gia can ho.

Tuong tu, nhan té khoang cach dén trudng
hoc mang ky vong am (-), tirc cang cach xa truong
hoc thi gia can ho/m? s& giam. Két qua nghién ciru
bién mang hé sé duong chimng to co twong quan
nghich chiéu véi bién phu thudc. Thuc té hién nay
mét s6 KDC c6 truong hoc nhu KDC Thién loc,
Nam Long, Hung Phu 2 nhung s6 luong ngudi hoc
chua nhiéu. Chét luong day va hoc la yéu td dugc
ngudi dan quan tdm nhidu hon, nén phan 16n con
em duogc di hoc ¢ céc truong thude trung tdm thanh
phé. Do d6, bién khoang cach dén trudng hoc ciing
khong tac dong dén gia can ho.

Nhan t6 giéi han duong noi b va gidi han via
he mang ky vong duorng (+), két qua ciing cho thay
6 mbi lién hé thuan chiéu véi gia can ho. Gidi han
duong ndi bo va via he 1a phan dién tich bat budc,
duoc quy dinh cu thé trong quy hoach KDC nham
dam bao an toan giao théng va tao vé tham my cho
KDC nén khong c6 su chénh 1éch 16n phﬁn dién tich
nay ¢ nhitng duong ndi by khac nhau trong cing mot
KDC hay véi cac KDC khac nhau. Vi vy, ca hai bién
nay ciing khong dit manh dé tac dong dén gia can ho.

5. Két luin

Két qua phan tich c6 10 nhén t6 tic dong dén
gia mua can hd bao gém tudi can ho, dién tich can
ho, sb phong, sb téng, vi tri toa lac, khoang cach
dén duong chinh, khoang cach dén trung tam thanh
phd, ky vong vé gia, cap s6 hong va loai cin ho.
Trong d6, khoang cach dén trung tim thanh phd
c6 tac dong manh nhét, cang cach xa trung tam thi
gia can ho cang giam. Ké dén 1a yéu t6 vé loai cin
ho duoc xay tho s& c6 gia thap hon cin ho duoc
xay hoan thi¢n. Dién tich can ho cang 16n gia giao
dich cang tang nhung tinh trén don vi m thi gia sé
cang giam. Cac yu t6 vé tudi can ho, sd phong, s6
tang, vi tri toa lac, khodng cach dén duong chinh
déu c6 tac dong nghich dén gia can ho. Hai nhan
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t6 ky vong vé gia va cép s6 hong ty 1¢ thuan voi
gi4 can ho nhung yéu t ky vong khong anh huong
16n. Nhin chung, v6i toc do phat trién kinh té - xa
héi ctia TPCT, thi truong nha ¢ tai cac KDC noi
riéng va ctia toan thanh phd néi chung hira hen s&
phuc hdi va mang dén cho ngudi tiéu dung mot sy
chon Iya phi hop vé6i nhu cau.

Pé dam bao c6 nguén cung nha & cho d6i
tugng thu nhap thdp d¢én nam 2020, lanh dao
TPCT nén tiép tuc xem xét cac chinh sach hd trg
dé khuyén khich cic nha dau tu tham gia vao thi
truong nay. Tiép tuc ddy manh cong tac don gian
hoéa thu tuc hanh chinh dé cac dy 4n sém trién khai
di vao hoat dong nhét 1a cac dy 4n nha & xa hoi. Céac

chu dau tu xay dyng nha can da dang céc loai hinh
nha & trén thi truong, da dang cac kich c¢d nha, cAu
tric cin nha, kiéu dang nha nham dap ing nhu cau
khéc nhau cta khach hang; tir d6, hinh thanh nén
nhitng can ho véi cac muc gia khac nhau, phu hop
véi dic diém ctia mdi can ho. Ngoai ra, cac nha chu
dau tu can phat trién chinh sach chiéu thi san pham
nha thong qua nhiéu hinh thirc nhu marketing qua
truyén hinh, internet... cic kénh truyén thong, dé
thong tin mot cach chi tiét cic san phdm nha & dén
v6i nguoi ¢6 nhu cau; hodc théng qua hinh thuc
mua nha trd gop, da dang céc hinh thuc quang céo
va khuyén mai dé thu hat sy quan tdm cta khach
hang ngay cang nhiéu hon./.
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FACTORS AFFECTING PURCHASE PRICE OF RESIDENTIAL
APARTMENTS IN CAN THO CITY

Summary

The study was conducted to determine factors affecting purchase price of residential apartments in
Can Tho City. Hedonic model is used to determine these factors, based on a 183-household survey among
10 residential areas in Ninh Kieu and Cai Rang districts. The results show that there are 10 factors related:
apartment age, area, room number, floor number, location, distance to the main road, distance to downtown,
price expectation, ownership certificate and apartment type. Based on the obtained results, the authors propose
recommendations for developing and managing residence market in Can Tho city.

Keywords: Hedonic model, factors, apartment purchase price, residential areas, Can Tho city.
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