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LY THUYET TIM KIEM CUA NGUOI MUA NHA:

ANH HUGNG CUA CAN NHA DANG O LEN QUYET BINH CUA NGUOI MUA NHA
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Toém tdt:

Mt nguoi mua nha dang dat dwoc nhiéu li ich tir can nha hién tai thi thuong cé tam 1y khé tinh
hon trong quyét dinh mua nhd, ho Sé danh nhiéu thoi gian cho viée tim kiém mét can nha méi.
Nguroc lai, mét nguoi dang song trong can nha ¢é nhiéu dic diém gay bdt man, nghia la i ich
Ciia can nha la thap, thi sé déng co muén rit ngdn qud trinh tim kiém nén sé dé dai hon trong
quyét dinh mua nha. Trong bai nghién ciu ndy, tdc gia da xdy dung mé hinh Iy thuyét chimng
minh sw dnh hweng cua khodng loi ich ciia can nha dang & doi véi quyét dinh mua nha cia nguoi
mua. Théng qua dé gép phan gidi thich hién twong la cé mét sé dic diém cia can nha chi ¢é tdc
déng 1én gid ban nha, trong khi mét s6 déic diém khdc lai c6 tdc déng lén ca kha nang bdan nha va

thoi gian ban cua can nha (Zuehlke, 1987).

Tir khéa: Thi truong nha o; Ly thuyét hanh vi ctia ngudi mua; Ly thuyét tim kiém; Loi ich can

nha hién tai; Quyét dinh mua nha.
Abstract

A person who has a lot of benefits from the existing house is often consider carefully before
deciding to buy a new house, so he will spend more time looking for a new house. In contrast, a
person who is living in a house with a lot of disadvantages, ie the utility from staying in the house
is low; he is impulsed to shorten the process of searching a house, so it is easier for him to decide
on the purchase. In this research, the author suggests a theory model to explain how the benefits
of the existing house affect the decision of a house-buyer. From the results, the author explains
why some features of the house only affect on selling- price while the others affect on both price

and the possibility to buy a house and the time to sell the house. (Zuehlke, 1987).
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1. D4t van dé

Theo ly thuyét vi thé - chat lugng cua
Hoang Hitu Phé va Patrick Wakely (2000),
khi mot nguoi séng trong mot cin nha,
bén canh viéc huong thu cac dic diém cua
can nha, cac ti€n ich cua khu vyc xung
quanh, nguoi s dung ciing dong thoi
huong thu nhitng yéu t6 thuoc vé vi thé
cia can nha d6 va thong thuong nhiing
huong thu nay s€ dem lai lgi ich cho anh
ta. Tuy nhién, d6i khi mot s dic tinh nao
d6 ciia can nha c6 thé tré nén khong con
phtl hop voi yéu cau cia nguoi st dung.
Vi du nhu do sy xudng cap theo thoi gian,
su thay doi yéu cau cua ngudi sir dung (co
thém thanh vién hodc thay dbi chd lam)
hay sy xuit hién dic diém mai tir bén
ngoai 1am cho dic diém cii trd nén 16i thoi
va ngudi str dung cam thay bi giam vi thé
SO V&1 nguoi xung quanh,... viéc nay lam
giam loi ich rong nhan duoc tur viéc su
dung can nha, va khi d6, nhu cau vé mot
can nha khac véi lgi ich rong cao hon sé&

xuét hién.

Theo cac 1y thuyét vé tim kiém cua
nguoi mua trén thi truong nha ¢ da dugc
phat trién bai Courant (1978), Turnbull va
Sirmans (1993), Qiu va Tu (2014) va Tu
va cac dong su (2016) thi ngudi mua nha
s& dua ra quyét dinh mua/khéng mua phu
thuoc vao két qua so sanh loi ich dat dugc
khi mua va loi ich khi tir chdi. Theo d9, lgi
ich ngudi mua dat dugc khi mua can nha
1a gia tri lgi ich ma nguoi mua cé duoc tur

can nha d6 thong qua viéc hudng thu

nhitng dic tinh va vi thé ciia can nha; con
loi ich ma nguoi mua dat duoc khi tir chbi
mua cin nha 1a phan loi ich ky vong dat
duoc tir can nha s€ mua sau do sau khi tru
di chi phi tim kiém.

Tuy nhién, theo tac gia, khi nguoi mua
nha tir chéi mua cin nha dang xem xét va
tiép tuc qua trinh tim kiém cin nha tiép
theo thi anh ta van s& tiép tuc sinh séng
trong can nha cii cia minh va huong lgi
ich ma n6 mang lai. Nhu vay, loi ich ma
nguoi mua dat dugc tor can nha dang ¢ 1a
mot ciu thanh cua loi ich ma ngudi mua sé
dat dwoc khi tir chdi mua cin nha dang
xem xét va do do s€ cd anh hudng 1én
quyét dinh mua nha cia ngudi mua. Cu
thé, khi loi ich nay 16n (ham ¥ ngudi mua
dang huong thu nhiéu tir can nha nay) thi
anh ta sé c6 xu hudng kho tinh hon trong
viéc mua nha va do d6 thoi gian mua nha
thuong kéo dai. Nguoc lai, néu loi ich nay
l1a nhé (ham y ngudi mua dang khong hai
long vé can nha dang ¢) thi anh ta thuong
dé dai hon trong viéc mua nha va do d6

thoi gian mua nha thudng duogc rit ngan.

Hién tuong nay di dugc dé& cap boi
Zuehlke (1987) khi nghién ctu vé kha
ning ban nha tai Tallahassee, Florida. Ong
da phat hién ra rang c6 mot s6 yéu t nhu
dién tich khuon vién nha, dién tich san, sb
lugng phong ngu... ¢ anh huong manh
Ién gid nha trong md hinh danh gid su
huéng thu (hedonic model) nhung lai
khong c6 y nghia gi trong kha nang ban
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nha. Nguoc lai, yéu t6 nha dé xe va tudi
Cla can nha lai c6 tac dong 1én kha nang
mua nha ciia nguoi mua. Tuong tu, Li
(2004) ciing phat hién rang lugng phong,
lugng toilet, hd boi chi co tac dong lam
ting gia nha, con yéu t6 giao thong thuan
lgi, c6 huéng Bac/Nam (khéng bi anh
nang truc tiép) lai tac dong rat ngin thoi
gian mua nha ctia ngudi mua.

Bai nghién ctru ndy s& phat trién mot
md hinh 1y thuyét vé hanh vi cua ngudi
mua dua trén khung 1y thuyét tim kiém dé
tra 16i cau hoi vé su tac dong cua khoang
lgi ich nguoi mua dat duoc tir can nha

dang & 1én quyét dinh mua nha caa ho.

2. Mot sé gia dinh

Ta bat dau mo hinh véi viéc gia su
ring dang c6 mot lwong dang ké can nha
duoc rao ban mot cach ngau nhién trén thi
truong. Trong d6, mdi cin nha s& bao gom
mot vector cac dic diém, Xs, va c6 mirc
gi4 ban 1a P. Néu mot ngudi (V6i cac dac
diém c4 nhan o, mic thu nhap Y) mua cin
nha thi anh ta s& dat dugc muc loi ich rong
tor can nha, goi la v. Pay chinh la khoang
httu dung ma anh ta dat dugc tir viéc
huwong thu cac dic diém va tién nghi cua
can nha v4i ham hiru dung u(Xs; a, Y) tru
di khoan chi phi phai bo ra dé mua can nha
P. Nhu vay, khoang loi ich rong cta nguoi
mua dat duoC tir cadn nha dang xem xét

duoc xac dinh nhu sau:

v=u(Xs;a, Y)—P

Va v6i gigi han vé& ngan sach nén
nguoi mua luon thich can nha c6 1¢i ich
rong cao hon 1a nhirng can nha c6 lgi ich
rong thap vi né mang lai hiéu qua cao hon

cho ngudi mua.

Gia dinh méi cin nha dugc rao ban
mot cach ngiu nhién trén thi trudng Véi
kha niang xuat hién tai mdi vi tri 13 nhu
nhau, v&i ham mat do phan phdi xac suat
lubn duong g(v) va ham phan phdi tich liy
la G(v). Nhu vay, kha nang mot nguoi mua
nha tim thdy mot cin nha dang rao ban
trén thi truong vai loi ich rong v, 1a g(v)?
VG gia tri V € [-o0, +o0].

Cubi cung, tac gia gia dinh rang mdi
lan tim kiém mét can nha khac thi ngudi
mua phai tén thém mot khoang chi phi tim
kiém cb dinh, goi 1a ¢, dai dién cho nhitng
ton that vé thoi gian va tién bac ma ngudi
mua phai bo ra dé thuc hién qué trinh tim
kiém mot can nha rao ban, va day la mot
yéu té ngoai sinh dbi v4i ngudi mua, nghia
la chi phi tim kiém, ¢ ,s& khong chiu tac
dong cua cac yéu td khac, vi du nhu 1a phi
hoa hong hay kinh nghiém trén thi trudng
nha &,...(Tu va cac dong su, 2016).

Bén canh d6, d& don gian cho viéc
phan tich, tac gia gia dinh nguoi mua nha

s& khong tir bo qua trinh tim kiém cho dén

2 Theo Turnbull va Sirmans’ (1993) va Qiu va Tu
(2014) thi nhiing ngudi mua nha c6 nhicu thong tin
hon thi kha nang tim can nha rao béan sé tot hon so
voig(v) va Qiuva Tu (2014) datla (r=rt (- (» .
TrongKhuon kho mé hinh , .
nay cua tac gia khong xem xet tac dong cua van dé
thong tin nén gia dinh rang m oi nguoi mua nha co6
muc d6 thong tin 1a nhu nhau.



HO tro 6n tap

[DE CUONG CHU'O'NG TRINH DAI HOC]

Tap chi Nghién ctu Tai chinh — Marketing sé 46, thang 8/2018

khi mua dugc cin nha méi va cudi cung 1a
gia dinh rang khong cé su thwong lugng
lai gitra nguoi mua va nguoi ban nha.
Nguoi mua phai dwa ra quyét dinh mua
hay khong mua cin nha d6i véi ting can
nha xem xét va khong thé tai thuong luong

d6i véi nhitng cin nha da bo qua.

3. M6 hinh tac dong cta khoan Igi ich
nguwoi mua dat dugc tir can nha dang &
|én quyét dinh mua nha

V&i mot can nha i dang dugc xem xét,
nguoi mua lyén c6 2 quyét dinh phal Iua
chon: (1) chip nhan mua cin nha va dat
duoc loi ich 1a vi; (2) tr chdi mua cin nha
do, khi @6 nguc‘yi mua phai tiep tuc ¢ lai
cdn nha cii voi loi ich vo, tiep tuc qua trinh
tim kiém cin nha khéc vai loi ich ky vong
E(v) v6i kha ning tim thiy can nha c6 gia

tri v € [-o0, +o0] 1a g(v), nén E(v) = [~ 0™
(), vaton mot khoang phi tim
kiém cd dinh c.

Nhu vdy, van dé ciua ngudi mua 13 s&
dua ra quyét dinh mua/khéng mua dua
trén so sanh lgi ich ctia hai truong hop

nay:

Theo d6, nén can nha i dang xem xét ¢6 vi > vo + [+, vg(v)dv — ¢
thi ngudi

mua s& chdp nhin mua cin nha va dat duoc loi ich 1a vi. Nguoc
lai, néu vi < vo + [—to  vg(v)dv — c thi nguoi mua s& tir chéi

mua cdn nha va dat dugc loi ich
vo + [—+o" vg(v)dv —c.

Trong truong hop V=

v+ [+ vgw)dv—c, ta gOl

day la
truong hop nguoi mua bang quang gitra
viéc chap nhan hay tir chdi mua cian nha.
Goi day la gia tri dat trudc (the reservation
value)3, v* va dugc xac dinh nhu sau:

Chu ¥ rang, qua trinh tim kiém cin nha
khac tiép theo voi kha niang tim duge 1a
g(v), nguoi mua c6 thé gap dugc can nha
v6i loi ich (v) t6t hon hodc loi ich (v) té
hon so voi gia tri dat truoc v*. Do do,
phuong trinh (1) c¢6 thé duoc viét lai nhu
Sau:

4o
=4S Vv

+[ vy —c @)

Vi truong hop can nha khac tim dugc
sau d6 c6 loi ich v nam trong doan [-oo,
v*] thi ngudi mua s& khong chap nhan
khoang loi ich v d6 ma lai tiép tuc qua
trinh tim kiém cin nha khac nita. Do do,
lgi ich ma nguoi mua nhan dugc trong
truong hop ndy van s8¢ la

v+ [+vg(v)dv - ¢, v theo phuong

trinh (1) thi d6 chinh la v*. Nhu vay,
phuong trinh (2) duoc viét lai nhu sau:

3 Gia tri dat trude: trong 1y thuyét Job search cua
McCall, nguoi lao dong s€ c6 mot muc luong dat
trudc W* khi mirc lvong duoc dé nghi we > w* thi
nguoi lao dong sé tir bo cudc doi that nghiép cua
minh dé di lam, Nguoc lai néu wi < w* thi nguoi
lao dong sé tir Ch01 co hoi viéc lam do.
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. vE(V)dv

v -c
V6i 1= [t g(v)dv véi v thuge doan [-oo, +oo].

@
VLI gAY + [ Y g)AV] = Vo [ VgAY + Ve vig@dy —c

S+ g(V)dv + v* [ Ve g(v)dv = vo + v [vH2 g(v)dv +
v* [Vt g(v)dv — ¢

Két luan 1: Mbi quan hé giita chi phi
tim kiém cia ngudi mua va khoang gid tri

dat trudc.

Tur phuong trinh (3), lay dao ham 2 vé
theo c, ta co:

1=—ae [yH.* g(v)dv _
V6i 0 < [vh.® g(v)dv , nén tac6 ¥acr <
04

Nhu vday, mdi quan hé nghich bién

giita chi phi tim kiém (c) va gia tri dat

* Tu, Li and Qiu (2016) da xay dyng md hinh Iy
thuyét ve tdc dong cta von xa héi dia phuong cua
ngudi mua tic dong 1am thay doi chi phi tim kiém
cia ho va do d6 dnh huong dén hanh vi mua nha
clia nguoi mua. Theo d6, ngudi mua ¢ von xa hoi
dia phuong (b) cao hon thi s€ c6 chi phi tim kiém
thap hon, ¢ = ¢(-b), va do d6 s€ c6 murc gia dat

trude v¥ cao hon, * > 0, nén s kho tinh hon trong céc quyét dinh mua nha va thoi gian gian tim

kiém binh quan (T) s& kéo dai hon, —.

truéc (V*) VAn giir nguyén két qua so véi
Fallick (1992) va Qiu va Tu (2014), Tu va
cac dong su (2016).

Két luan 2: Tac dong caa khoan loi ich
nguoi mua dat dugc tur can nha dang ¢ lén

quyét dinh mua nha.

Tir phuong trinh (3), ldy dao ham 2 vé
theo VO, ta co:

av +o
—1=- g(v)dv

V6i 0< ) g(V)dv , néntacd

Nhu vay, véi moi quan hé dong bién
gitra khoan logi ich tir can nha ci va gia tri
0& da chirng minh rang khi mét nguoi mua
nha dang ¢ trong mot can nha mang lal loi
ich 16n cho anh ta (VO I6n, nghia la nhirng
dac diém va tién nghi ctia can nha hién tal
la tot va dang mang lai mac hu dun
cao), thi nguol mya luc nay s€ kho tin
hon trong cac quyét dinh mua nha, anh ta
s¢ dat ra muc gia tri dat trude cao dé tim
Kiém can nha mang lai cho minh mdt mac
lgi ich cao, va véi a,"aT* > 0 (Tu va cac
dong su, 2016) thi dicu nay sé kéo dai thoi
g[an tim kiém cua ngudl Mua ciing nhu

€0 dai thoi gian rao ban clia nguoi ban.
NOi cach khac, voi mac gia ban Pi cho
trude thi kha nang cén nha giao dich thanh
cong cua can nha s€ giam.

Nguoc lai, voi mot nguoi mua dang

song trong cin nha ¢ nhidu dic diém hay
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tién nghi khong phl hop véi yéu ciu nhu
la giao thong khong thuan lgi, bi anh néng
truc tiép, nghia 1a gia tri vo thap, thi ngudi

mua s& luén c6 nhu ciu nhanh chéng

dbi cling c6 thé thu hut ngudi mua, va tat
nhién diéu nay s& rat ngin thoi gian tim
Kiém cta ngudi mua cling nhu thoi gian

rao ban cua nguoi ban (Tu va cac dong su

(2016) da ching minh 9Va1* > 0). Néi céch khac,
voi mirc gia ban Pi cho trueée thi kha ndng cén nha
giao dich thanh cong cla can nha s€ tang lén.

chuyén sang cin nha méi véi cac diéu kién
pht hop hon, nén anh ta s& dé dai hon
trong viéc ra quyét dinh mua nha théng
qua viéc giam thap gia tri dat trudc v*, khi
d6 mot can nha c6 muc lgi ich vi tuong
Tai liéu tham khao
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