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Tém tat

Mouc dich ciia nghién citu nay la ddnh gid thit ty wu tién ciia cdc nhéan t6 anh hudng dén lua chon
cdn ho chung cu bing phuong phdp FAHP (Fuzzy analytic hierarchy process) hay con digc
goi la phuong phdp phan tich thit bac. Thong qua viéc khdo sdt 11 chuyén gia trong linh viic bat
dong sdn, nghién citu chi ra rdng, nhdn t6 quan trong nhdt trong mé hinh lua chon cdn ho la:
Thiét ké'va chat lugng. Ngoai ra, Moi truong cdnh quan; An ninh va dan tri; Gid bdn la 3 nhan t6
duigc xép vao nhém nhan té' quan trong thit hai. Nhém xép hang thit ba la: Vi tri cin ho; Tién ich
dich vu va Giao thong. Cudi ciing, nhan t6' it quan trong nhat la Thuong hiéu nha ddu tu.

Tw khéa: phiong phdp FAHP, lya chon cdn ho, thi truong bdt déng sdin

Summary

Employing FAHP (Fuzzy analytic hierarchy process) method, the study is to evaluate the
priority order of factors affecting apartment selection. Through the survey of 11 experts
in the real estate industry, it indicates that Design and quality is the most important factor
to apartment selection. The second most important group of factors comprises Landscape;
Security and people’s knowledge; Price. The third ones are Apartment location, Utilities and

Traffic. Finally, the least important factor is Investor brand.

Keywords: FAHP method, apartment selection, real estate market

GIOI THIEU

Trong nhitng nim gan day, thi trudng
bat dong san Viét Nam phit trién manh
mé cd vé sd luong va chit lugng. Pic biét,
thi trudng can hd chung cu du tang trudng,
nhung dudng nhu vin chua ddp Gng da
nhu ciu clia ngudi tiéu dung. Theo du
dodan cla cdc chuyén gia, phan khic nay
van s& 1a diém sing trén thi trudng bat
dong san Viét Nam trong nhitng nim tdi.

Haddad, Judeh va Haddad S. (2011)
nhan dinh riing, d€ ton tai trong thi trudng
canh tranh, cdc nha kinh doanh bit dong
san phdi luu ¥ ring, ciin hd chung cu dugc
coi 12 sdn phim c6 mic do6 tham khdo
cao, qud trinh quyét dinh phic tap. Trén
thi trudng cin hd, c6 rat nhiéu dv 4n vdi
nhitng vu, nhuge diém khic nhau. Khong
¢6 du dn nao dugc coi la hoan hdo va phu
hop véi toan bd thi trudng. Mua mot cdn

ho 12 mot trong nhitng quyét dinh kinh t€ quan trong
nhat clia ddi ngudi va né ddi hdi phai thu thip nhidu
thong tin vé tinh niing, chat luong, tién nghi, thiét k€, gia
cd va moi trudng sdng (Zadkarim va Emari, 2011; Le
Hoang va cong su, 2020). Vi vay, bing viéc ung dung
phuong phap FAHP, nghién cifu nay nhiim x&p hang thit
tu cic nhan td wu tién trong lya chon cin hd chung cu.
Diéu nay sé& gidp cdc nha kinh doanh linh vuyc cin ho
nhan ra va thau hiéu hanh vi ctia khach hang trong viéc
Iya chon cén ho chung cu.

CO_SG LY THUYET VA PHUONG PHAP
NGHIEN cUu

Co s6 1y thuyét

Lién quan dén nhan t6 4nh hudng dén viéc lua chon
can hd, Yoke va cong su (2018) da nghién cttu hanh vi
mua nha § Kuala Lumpur, Malaysia. Két qué cho thay,
su tic dong manh cla cdc van dé tai chinh, trong khi vi
tri va khong gian sdng khong lién quan dén quyét dinh
mua nha &. Al-Nahdi va cong su (2015) lai cho thay su
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HINH 1: MO HINH NGHIEN cdu BE XUAT

| Lua chon can hg chung cu |

T
Thiét ké Vi tri toa An ninh Mai Su thuan Gia ban Tién ich Thuong hiéu
va chat nha va dan tri truomg loi cia can ho clia tda chi dau tu
luong canh quan giao théng nha

BANG 1: CAC BIEN NGON NG{ VA SO MG TUONG NG

S6 mo Bi&n ngon ngit Thang do s6 md tam gidc
1 TAm quan trong ngang nhau (1,1,1)
2 TAm quan trong giita mic 1 va 3 (1,2,3)
3 Tam quan trong trung binh (2,3,4)
4 TAm quan trong giita méc 3 va 5 (3,4,5)
35 Tam quan trong khdi quat (4,5,6)
6 TAm quan trong giita mic 5 va 7 (5,6,7)
7 RAt quan trong (6,7.8)
8 TAm quan trong gitta mifc 7 va 9 (7,8,9)
9 Tuyét d6i quan trong (8,9,10)

BANG 2: MA HOA CAC NHAN TO
Sé thi ty M3 héa Nhan t&

1 A Thiét k&€ va chit lugng

2 B Vi tri cdn ho

3 C An ninh va dan tri

4 D Moi trudng canh quan

5 E Giao thong

6 F Gid bén

7 G Tién ich dich vu

8 H Thuong hiéu nha diu tu

4nh hudng ctia vi tri va dich vu cong cong dén y dinh mua
cin ho. Labib va cong su (2013) cho thiy tAm quan trong
clia Ngan sich, Moi trudng va Tién ich cd s& vat chat
trong viéc Iua chon cdn ho. Khaled va cong su (2012) chi
ra ring, quy mo va chat lugng clia cin hd la nhitng nhan
t6 chinh din dit viéc lya chon cin ho. Ngoai ra, cdc nhan
t6 nhu: An ninh; Phu kién; Thiét k& noi that; Thong gio;
Vi tri va cac ¢o s dich vu thich hgp dude xem xét 1a cac
nhan t6 chl yé&u tic dong d&n hanh vi lya chon cin hd

(Khaled va cong su, 2012; Hoque va cdng su, 2012).

Tai Viét Nam, Nguyén Huy Tuin, Mai Thi Hong
Nhung (2019) trong nghién ctfu cic nhan td dnh hudng
dén y dinh mua cin ho chat lugng cao clia ngudi tiéu
diing Viét Nam tai TP. Pa Ndng, cho thdy tim quan
trong ctia Chat lugng thi€t k€ xay dung, Moi trudng
dich vu va Gid c3, tdc dong dén viéc lya chon cin ho.
Nghién ctfu cia Nguyén Thi Tung Phuong (2019) vé
lga chon cidn hd chung cu tai cic khu do6 thi trén dia
ban TP. Ha Noi cho thdy, nhan t§ 4nh hudng dén su
lya chon cin hd bao gdm: Gi4 cd; An ninh v Dan tri.
Tran Xuan Lugng va cdng su (2020) cho thy tAm quan

trong ctia Vi tri va Tinh phdp 1y cda cin ho.

C6 rat nhiéu mo hinh lién quan dén nhan 8 tic dong
dén viéc lua chon ciin hd trong cdc nghién citu trude dy.
Tuy nhién, vain con thi€u cdc nghién ctu tip trung vao
thuong hiéu ctia cdc nha dau tu. Thuong hiéu chti dau tw
dy 4n 12 nhan t6 quan trong khi mua cin hd, vi hinh 4nh
thuong hiéu dudc coi 1a quan diém va niém tin clia ngudi
tiéu ding d6i vdi chat lugng sdn phdm dudc cung cip
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bdi 8 chitc (Andreani va cong su, 2012;
Smith va Pinkerton, 2020). Do d6, nghién
cttu nay bd sung thém nhén td thudng hiéu
ctia chii ddu tu vao mo hinh Iya chon cin
ho (Hinh 1).

Phuong phap nghién citu

Phuong phdp FAHP

C6 nhiéu phuong phip FAHP khic
nhau d€ gidi quyét cac van dé quan tri.
Phuong phip FAHP dudc dé xuit bdi
Buckley (1985) va Hsieh va cdng su
(2004) dugc sit dung d€ tinh trong s&
nhan t6. Mot s6 cdc cong trinh khic da
st dung phuong phédp trung binh nhén
bao gdm: Sun (2010), Owusu-Agyeman
va cong sy (2017) va Pham va cOng sy
(2021). Céac bugc thuc hién nhu sau:
Budc 1: So sdnh ting ciip va thiét lap
ma trin riéng 1é; Budc 2: Xay dung ma
trin so sanh; Budc 3: Khit md; Budc 4:
Tinh todn ty 1& nhat quan cho ma tran.

Thang do va mdau nghién ciiu

Pé thuc hién so sinh theo ting cip
gifta cdc tham s6 md, bién ngdn ngit
dudc dinh nghia tuong ng vé6i cdc cip
d6 danh gid nhu Bang 1.

C6 14 chuyén gia da dugc chon tham
gia khdo sit bao gdm cdc nha quén ly,
tu van, san giao dich bat dong sin, nha
diu tu xay dung va céc trudng dai hoc
da tham gia cudc khao sdt trong thang
4 va thdng 5/2021. K&t thic khdo sit,
nhém tdc gid nhan dugc phin hdi cda 11
chuyén gia (Bai viét sit dung cdch viét s6
thdp phén theo chudn quéc té).

KET QUA NGHIEN cUu

Két qua phan tich FAHP

Duva trén viéc xem xét cdc nghién
citu trude day lién quan dén hanh vi Iva
chon cin ho va phéng van cdc chuyén
gia trong linh vuc bat dong sin, nghién
cttu nay da chon ra 8 tiéu chi hoat dong:
Thiét k& va chat lugng; Vi tri cin hd; An
ninh va dan tri; Moi trudng canh quan;
Giao thong; Gid ban; Tién ich dich vu;
Thuong hiéu nha diu tu (Bang 2).

Viéc so sdnh tAm quan trong hoic
mic do wa thich cia mot ti€u chi, thude
tinh hodc sy thay thé so véi tiéu chi khic
¢6 thé dugc thuc hién vé6i su trd gitp cla
bang ciu hoéi. 11 chuyén gia da danh gid
thi tu vu tién cda ho théng qua bang cau
héi va dudc céc tic gid chuyén tir thang
do ngdn ngif sang cdc s6 mJ tuong ¥ng.
Bing 3 thé hién ma tran ddnh gid cdc
nhan t& 4nh hudng dén lya chon cin ho.
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BANG 3: MA TRAN PANH GIA CAC NHAN TO ANH HUGNG PEN LUA CHON CAN HO

A B ©

1.00{1.00/1.00/2.62| 3.38]| 4.12] 5.18] 6.19] 7.21

0.24/0.30/0.38] 1.00]| 1.00{ 1.00{2.62{ 0.21] 0.28

0.14/0.16/0.19|3.55|4.67| 5.74| 1.00] 1.00{ 1.00

0.28/0.35/0.46|3.09] 3.88(4.67]0.72] 0.89] 1.07

0.18/0.20/0.23/10.95|1.14{ 1.36|0.17] 0.20{ 0.26

0.2410.28|0.34|2.56] 3.26{ 3.98| 0.56/ 0.74] 1.02

0.16]0.20/0.26]0.64] 0.85| 1.04] 0.34] 0.39/0.46

T QT T || (>

0.12/0.14/0.16/0.27] 0.33{ 0.40{ 0.16[ 0.19[ 0.24

D6i v6i viéc tinh todn cdc phan tif cia ma
tran so sanh theo cip dugc tdng hgp biing
cach st dung phudng phdp trung binh
nhan theo dé xuat ctia Buckley (1985).
a,=(a/®a’..a")" Liyd, lam
vi du: ' '
a,=234)®3450..8(.89)""
= ((2x3x..xT)/1, (Bx4x..x8)"1,
(4x5%..x9)"1) = (2.62, 3.38, 4.12)

Buéc ti€p theo 1a tinh trong s6 md cho
céc tiéu chi (dimensions). Phuong phap
tinh du6i day th€ hién céch tinh chi s6 (7).

FI= (dll ® &12® d13® dl4® &15 ® d16®
517 ® &18)1/8

=((1 x2.26 x ... x 6.34)" (1 x 3.38
X .X 7.35)" (1 x 4.12 x... x 8.37)"%) =
(3.13,3.75, 4.34)

Tuong ty, 7, dugc tinh todn nhu sau:

7, =1(0.50, 0.60, 0.73)

7 = (1.42, 1.72, 2.05)
7 = (1.69, 2.04, 2.41)
7 = (0.40, 0.47,0.57)

w

b

(1.25,1.51, 1.83)
=(0.52,0.62,0.75)

Py = (0.25, 0.29, 0,.34) B

Ti€p theo, trong s6 clia mdi nhan & (W)
dudgc tinh toan theo cong thiic:

W=F QLD OF ®F BF ®F
®7)"'=((3.13,3.75,4.34) ® (1/4.34 + ...
+0.034), 1/(1/3.75 + ...+ 0.29), 1/(3.13 +
..+0.49)) =(0.24, 0.34, 0.47)

Tuong ty, W, cho mdi nhan t6 dugc
tinh todn nhu sau:

w, =(0.04, 0.05, 0.08)
=(0.11, 0.16, 0.22)
=(0.13,0.19, 0.26)
=(0.03, 0.04, 0.06)
=(0.10, 0.14, 0.20)
=(0.04, 0.06, 0.08)

w, =(0.02, 0.03, 0.04)

Bang viéc ap dung phuong phap COA ta
c6 thé tinh dugc gid tri ctia chi s6 BNP clia
trong s6 mJ cho mdi tiéu chi nhu sau: 1dy
gia tri BNP clia tiéu chi A (thiét k& va chat
Iugng) lam vi dy, dua vao cong thic ta co:

BNP :[(Uw, L,)+M, -L)] Ll

[(0.47 -0.24) + (0.34 -?).24) ]

= 3 +0.24=035

(=)

b

<

S

2 2 2

2
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D E F G H
2.17[2.82]3.55(4.32[4.90[ 5.47[ 2.93[ 3.62[ 4.25[ 3.88] 5.04] 6.12[ 6.34] 7.35[ 8.37
0.2110.26]0.32[0.74]0.88] 1.05[ 0.25/ 0.310.39[ 0.96] 1.18] 1.56] 2.50] 3.03] 3.66
0.9411.13]1.39[3.92[4.97[6.01[ 0.98/ 1.36] 1.78[ 2.20[2.56] 2.97[ 4.19]5.29] 6.36
1.00]1.00[ 1.00[ 4.78]5.83[ 6.86/ 1.80] 2.32[2.93]2.61[ 3.28[ 3.99[ 4.69[ 5.48[ 6.25
0.15/0.17[0.21[ 1.00] 1.00[ 1.00[ 0.17]0.20[ 0.26[ 0.76] 0.97] 1.26[ 1.24] 1.57[ 2.00
0.3410.43]0.56 3.90]4.92[5.94[ 1.00] 1.00[ 1.00[ 2.56/ 3.18] 3.88[ 5.15] 6.15] 7.16
0.25/0.31]0.38[0.79] 1.03 1.310.26/ 0.31[0.39[ 1.00] 1.00] 1.00[ 3.01]3.51[ 3.98
0.16/0.1810.2110.50] 0.640.810.14] 0.16 0.19] 0.25] 0.28] 0.33[ 1.00] 1.00[ 1.00

BANG 4: MA TRAN KHd MG
A B C D E F G H

A 1.00 337 6.19] 284 490 3.61] 502 735

B 0.30 1.00] 0.22] 0.26] 088 031] 1.22] 3.05

C 0.16 466 1.00] 1.15] 497 1.37] 257 5.8

D 0.36 3.88] 0.89] 1.00] 5.83] 234[ 3.29] 5.48

E 0.21 1.15] 0.21] 0.a7] 1.00] 021 099 1.59

F 0.28 3.26] 0.76] 0.44]  4.92] 1.00[ 3.20[ 6.15

G 0.20 0.84[ 039] 031] 1.04] 032 1.00[ 3.50

H 0.14 0.33] 0.19] 0.8 0.65] 0.16] 0.29] 1.00

BANG 5: MA TRAN CHUAN HOA

A B C D E F G | H [ MEAN

A 0.55] 0.26] 0.75] 0.54] 0.30] 0.47] 0.41] 0.35 0.34

B 0.17] 0.08] 0.03] 0.05] 0.05] 0.04] 0.10] 0.14 0.06

C 0.09] 036/ 0.12] 0.22] 0.30] 0.18] 0.21] 0.25 0.16

D 0.20] 0.30[ 0.11] 0.19] 0.35] 0.31] 0.27] 0.26 0.18

E 0.11] 0.09] 0.02] 0.03] 0.06] 0.03] 0.08] 0.08 0.04

F 0.15] 0.25] 0.09] 0.08] 0.30] 0.13] 0.26] 0.29 0.14

G 0.11] 0.07] 0.05] 0.06] 0.06] 0.04] 0.08] 0.17 0.06

H 0.08] 0.03] 0.02] 0.04] 0.04] 0.02] 0.02] 0.05 0.03

BANG 6: XEP HANG CAC NHAN TO THEO TRONG SO

Nhén t& Trong s& () GI;?\I},” Tr““g(gﬁl)‘ nhin lﬁ‘;"g

Thi€t k€& va chat lugng [ (0.04, 0.05,0.08)]  0.35 0.34 1
Vi trf ciin hd (0.11,0.16,0.22)]  0.06 0.06 5
An ninh va dén tri (0.13,0.19,0.26)]  0.16 0.16 3
Moi trudng canh quan  [(0.03, 0.04, 0.06) 0.19 0.18 2
Giao thong (0.10,0.14,0.20)] _ 0.05 0.04 6
Gid bdn (0.04, 0.06, 0.08)]  0.14 0.14 4
Tién ich dich vu (0.02, 0.03, 0.00)]  0.06 0.06 5
Thuong hiéu nha ddu w[(0.04, 0.05, 0.08)]  0.03 0.03 7

Nguén: K&t qua nghién ctu

Sau khi ¢6 dugc trong s& rd nét thong qua chi s6
BNP, chuin héa trong s& rd nét dudc thuc hién ta c6
dugc bang ma trdn khi mo nhu Bidng 4 va ma trdn
chuin héa nhu Bang 5.

Hé s6 nhat quan dudc tinh theo cong thiic: CR = (CI/RI)

K&t qua dugc thé hién nhu sau:

L=8.63;CI=0.09 =>vdin=8=>RI=1.41 (Satty,
1980); CR = CI/RI =0.06

Sau khi tinh todn trong s& (W); gia tri BNP va trong
s6 trung binh nhan cda ting nhan t6, ta c6 bing x&p
hang cdc nhén t& nhu Bang 6.

Béng 6 cho thiy, mifc dd quan trong (BNP) va gia
tri trung binh nhin ctia 8 nhan t6 4nh hudng dén viéc
lura chon ciin ho chung cu, theo x€p hang thit tu vu tién
tlr quan trong nhit dén thap nhat, 1a: Thiét k& va chat
lugng (BNP = 0.35; GM = 0.34); M6i trudng canh quan
(BNP =0.19, GM = 0.18); An ninh va dan tri (BNP =
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0.16; GM = 0.16); Gia ban (BNP = 0.14; GM = 0.14);  cédnh quan; An ninh va dan tri; Gid ban
Vi tri cin ho va Tién ich dich vu déu x&p vi tri th 5 13 3 nhin t& dudc x&p vio nhém nhén &
(BNP = 0.06; GM = 0.06); Giao thong x&p thit 6 (BNP  quan trong thit hai. Nhém x&p hang thit ba
=0.05; GM = 0.04) va vi tri cudi cliing 1a Thuong hiéu 12 Vi tri cin ho, Tién ich dich vu va Giao

nha diu tuv (BNP = 0.03; GM = 0.03). thong. Cudi cling, nhan t6 it quan trong
L nhat 1a Thuong hiéu nha dau tu.
KET LUAN VA HAMY Ham ¥ cla két qua nghién cttu doi vdi

thuc tién quan tri cho thdy, viéc mua cin

Muc dich clia nghién citu nay 13 4p dung phuong ho chung cula sukién quan trong va quyét

phap FAHP d€ d4nh gi4 thi tu cdc nhan t& trong md hinh  dinh dau tu 1au dai clia ngudi dan. Vi vay,

lra chon cin hd chung cu. K&t qua clia nghién citu chi  cdc chii diu tu chung cur cAn chi y dén cic

ra rang, nhan t& quan trong nhit trong mo hinh Iya chon  nhan t6 ndi trén, dic biét 1a nhan t6 thiét
cin ho 1a: Thiét k& va chat luong. Ngoai ra, Moi trudng k& va chat lugng clia cin ho chung cu.d
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