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XAC PINH CAC NHAN TO ANH HUONG DPEN
GIA BAT DPONG SAN: HUONG TIEP CAN DINH TiNH
TU CAC TIN RAO TREN INTERNET

Tom tat:

Nguyén Thé Huhg*

Xdc dinh cac nhén t6 anh hutng dén gid bat dong san la viéc cén thiét doi vdi viéc dinh
gid cdc san phém bat ddng sén qua dé gidp cdc co' quan quan ly, cac nha kinh doanh bét ddng
san, cac nha phén tich va nguoi dén cd thém céng cu dé theo doi, quan Iy thi trutng bét dbng
san, 1am cén cu dé quyét dinh muc gid giao dich bat ddng san trén thi truong. Bai viét ndy tac
gia néu Ién mot sé nhan t6 anh huong dén gia bat dong san thdéng qua cac tin rao trén

internet.

Vé8i nhitng ddc diém dic thu, bat déng
san la mét san pham dudc dinh gid dua trén
cac phuong phap va nguyén tic riéng. Trén
thé& gidi, cach thlc tét nhat dé dinh gid bat
dong san la st dung cac phucng phap dinh
lugng tdc st dung cac ham hoi quy trong do
gia cla bat dong san la bién phu thudc va
cac thudc tinh anh huéng dén gia bat dong
san nhu dac diém vat ly cta bat ddng san (vi
tri, dién tich, s6 phong...); ddc diém kinh t&
cla bat dong san (kha nang sinh Igi, kha
nang phat trién bt déng san...) va cac yéu
t6 tAm ly clia cac chud thé giao dich (s& thich,
I6i s6ng, van hda, tam linh, phong thay...)
dudc str dung nhu cac bién doc lap.

O cac qudc gia khac nhau, cic thudc
tinh cua bat dong san dugc coi la cac bién
doc 1ap trong cac phuang trinh hdi quy la
khac nhau. Cac thudc tinh nay phu thudc vao
d3c diém qudc gia, phong cach s6nhg cla
ngudi dan cling nhu dic diém va cach thic
hoat dong cua thi trudng bat dong san &
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quoc gia doé. Vi du, d6i vdi loai hinh bat dong
san la nha chung cu, & Ireland, thudc tinh
bat dong san “can ho nay da ting dugc giao
dich hay chua” la mét trong nhitng yéu t6
quan trong anh hudng dén gia bat dong san
nhung day khong phai la yéu t6 anh hudng
I6n t&i gid can ho chung cu & Nhat Ban.
Ngugc lai, dién tich ban cdng la yéu t6 quan
trong anh hudng tdi cdn ho chung cu’ & Nhat
Ban nhung & Ireland thi khong.

Viéc xac dinh cac yéu t6 anh hudng tdi
gia bat dong la mot thach thirc I6n d6i véi moi
qudc gia. Cach thuc hién tot nhat dang dugc
nhi€u qudc gia ap dung la thong qua phan tich
dinh tinh d& xac dinh cac yéu t6 cd thé anh
hudng tdi gia bat dong san trudc sau do tiép
tuc kiém tra tinh tuong quan, tdm quan trong
cla cac yéu t6 nay dén gid bat dong san
thdng qua cac kiém dinh dinh lugng.

Phan tich dinh tinh cd thé thuc hién
bang nhiéu hinh thic khac nhau nhu khao
sat 1ay y kién tur chuyén gia, tir cac nha quan
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ly, tr chu dau tu bat dong san, tir nha moi
gidi... Tuy nhién, do bat dong san la loai hinh
hang hoa khong dong nhat, cé tinh dac trung
riéng cao nén can mau khao sat quy md 16n,
da dang vdi nhiéu déi tugng phéng van khac
nhau do do ton rat nhiéu ngudn luc bao gém
ca thdi gian va tai chinh.

C6 mot cach khac xac dinh cac nhan to
anh hudng dén gia bat dong san hiéu qua
ma it tdn ngudn luc thdi gian va tai chinh
han d6 la thong qua cac tin rao ban hodc cho
thué bat dong san trén cac phuong tién
thong tin dai ching nhu: Bao chi, internet...
Cach thuc hién nay da dudc ap dung thanh
cong d mét s6 nudc nhu Han Qudc, Ireland
va B0 bPao Nha trong giai doan xay dung chi
sO gia bat dong san cua ho.

Nhitng tin rao ban hodc cho thué bat
dong san phan Ién dén tir cac nha moi gidi
b4t ddng san. Ho la nhitng ngudi am hiéu thi
trudng bat dong san & tirng khu vuc cu thé
bao gébm ddc diém cla bat dong san, cach
thirc van hanh cua thi truong tai khu vuc do.
Ho cling la cau ndi cho bén cung va bén cau
cla bat dong san gdp nhau bang nhiing
thdng tin cla thi trudng dé tu van cho khach
hang, gilp ho sém dua ra quyét dinh.

D4i vGi nguGi ban, nguGi moi gidi giup
néu bat nhithg uu diém ndi trdi tao nén gid
tri cia bat dong san can ban trong cac tin
rao. DAi v8i nguGi mua, nha moi gidi giup ho
hi€u rd cac ddc diém cua bat déng san dang

quan tam qua dé xac dinh sat nhat gia tri cla
bat dong san doé.

Do vay, thong qua cac tin rao ban hodc
cho thué bat déng san ta co thé xac dinh
dugc nhitng yéu t6 anh hudng I8n dén gia
cla bat dong san & ting khu vuc khac nhau
vG@i gia thiét nhitng yéu t6 nao c6 tan suat
xudt hién nhiu nhéat trong téng thé céc tin
rao la nhitng yéu t6 c6 anh hudng I6n nhat
dén gia cua bat dong san. PBay la ngudn
thong tin quan trong anh hudng dén gia cua
cac bat dong san nén viéc phan tich dinh tinh
xac dinh cac yéu t6 anh hudng dén gia bat
ddng san cé thé xut phat tir day.

Thir nghiém tién hanh xac dinh cac yéu
t6 anh hudng dén gid can ho chung cu trén
dia ban Thanh phd H6 Chi Minh, tac gia su
dung bo tin rao ban can ho chung cu tir 10
trang web chuyén mua vé bat dong san Ién
nhat tU nam thang 01/2016 dén thang
12/2017. Nhitng trang web nay gom:

https://batdongsan.com.vn/;

http://www.batdongsan.vn/ ;
https://alonhadat.com.vn ;
https://www.chotot.com/;
https://bds.rongbay.com/;
https://nhadat24h.net/;
http://www.muabannhadat.vn/;
http://diaoconline.vn/;
https://muaban.net/.

Hinh 1: Sg d6 thu thap va x{r ly cac tin rao ban/cho thué bat dong san tur internet
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Nhirng tin rao nay dugc thu thap thong qua bo cong
cu lay dir liéu tur cac trang web trén, sau dé cac tin rao dudgc
lam sach theo mét s6 budc cd ban nhu sau:

(1) Phén loai tin rao theo khu vuc;

(2) Lam sach cac chi tiét trong tin rao (vi du: ‘Q.Tan
Binh’, ‘Q. Tan Binh’, ‘Q. T Binh’, ‘Tan Binh District’, ‘'Tan Binh
Dist’ dugc chuyén hét vé chuan chung la “Quén Tan Binh");

(3) Loai bo nhirng tin rao trung nhau (cung mét noi
dung nhung xuét hién & cac trang web khac nhau) dé xay
dung nén bo cd sé dir liéu tin rao bat dong san.

Trong khoang thdi gian nghién c(tu néu trén, tdng s6
tin rao sau khi da dugc lam sach la hon 10 triéu tin.

Bang 1: Cac tir/cum tU xuat hién nhiéu nhat trong cac tin rao

Tan suat xuat
Péc tinh clia cn hd hicn trong
tong tin rao
(%)

Dién tich 100,00
S6 phong ngu 100,00
Hudng clia can ho 100,00
SG6 phong vé sinh 80,00
Gan trung tdm 66,95
NOi that can hd (ti vi, td lanh, may giat...) 59,61
Phuong thic thanh toan 52,20
Gan chg/ siéu thi/ trung tam thuong mai 49,71
Pudng giao thong xung quanh 42,69
Gan trudng hoc 40,35
Tién ich trong khu 35,93
HG bai trong khu 28,80
Gan bénh vién 28,12
Ca hoi sinh 1Gi 25,79
Can clr phap ly (s6 hong) 22,01
Gan cong vién 19,71
S6 tang ham 18,00
Dan tri xung quanh 17,35
Uu d8i tir cht dau tu 15,04

Ngudn: Tdc gia téng hap
SU dung phan mém khai pha dit liéu dang chir OQA
(do tac gia tu phat trién va da gidi thiéu trén TS Thong tin
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khoa hoc Thong ké s6 6/2017)
dé xac dinh nhitng tir/cum tir
nao xuat hién nhiéu nhat
trong cac tin rao.

Két qua cho thay nhitng
tu/cum tUr sau xuat hién nhiéu
nhat trong cac tin rao nhu
Bang 1.

Nhu vay, théng qua
phan tich dinh tinh, 19 yéu t6
trén la nhitng yéu to cd tac
dong I6n nhat dén gia cua can
ho chung cu tai thi trudng
thanh phé H6 Chi Minh. D&
khang dinh chinh xac, can
kiém dinh théng qua phan tich
dinh lugng véi bién phu thubc
la gid cta can ho va bién doc
Iap la cac yéu to trén. Mudn
vay, cac bién doc lap trén phai
dugc lugng hda va thuc hién
udc lugng gid cla cac bat
dong san chua cong bd trong
cac tin rao. Cac cong viéc nay
s€ dugc trinh bay trong cac
bai bao tiép theo.
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