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Pé xuat qua trinh quan tri marketing bat dong san

Propose the process of marketing real estate management

Tom tat

Quan tri marketing bat dong san c6 vai tro
quan trong ddi véi cac doanh nghiép dau tu
kinh doanh bt déng san, giiip dinh hudng
cho cac hoat ddng quan tri khac ciia doanh
nghiépthdng qua viéc Iap ké hoach, td
chiiic, thuc hién va kiém soat cac hoat déng
marketing. Dy Ia mét trong nhitng nhan to
chinh anh huéng dén hiéu qua hoat dong
kinh doanh bat déng san ctia cdc doanh
nghiép.

Tir khéa: bdt dong sdn,marketing bdt dong
sdn,quan tri marketing bdt déng san

Abstract

Marketing management of real estate plays an
important role for real estate investment business,
help to orient the other corporate governance
activities through planning, organizing, implement
and control marketing activities. This is one of the
reasons which have been affecting the business of
real estate.
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Hoang Thi Hang Nga

1. Dat van dé

Trong thyc t& Viet Nam hién nay, cac doanh nghiép dau tw kinh doanh bét
doéng san (BPS) cé lwgng hang tdn kho kha Ién. Theo bao cdo ctia Hiép hoi BBS
Viét Nam (VNREA), téng gia tri BDS tdn kho ndm 2016 khoang 29.573 ty ddng [1].
C6 rat nhiéu nguyén nhan dan dén tinh trang trén, nhung nguyén nhan co ban
nhét 14 do chtrc ndng quan tri marketing BDS clia cac doanh nghiép chwa dwoc
chu trong thwe hién theo ding quy trinh quan tri. Bai bao dat van dénghién clru
lam ré quy trinh quan tri marketing BDS trong hoat dong marketingBbS. S dung
phwong phap nghién ctru ly thuyét, bao gdm: phwong phap thu thap, phan tich tai
liéu va tbng hop.

2. TAm quan trong cla quan tri marketing BDS

Marketing BDSla loai marketing dwoc thye hién trong linh vec BBS ma trong
dé ngwdi ban cung cép cac dich vu, sdn phdm va nd lwc nham thda man khach
hang va tr d6 dat muc tiéu loi nhuan. Thuc chat marketing trong linh vwc BBS
dwoc xem la nghién ctru nhivrng gidi phap dé& bo phan ban hang day san phdm ra
thi trwdng. [2], [4]

Quan trj marketing BDS la linh viwc quan tri tiép thi BDS théng qua viéc lap ké
hoach, to chirc, thwe hién va kiém soat cac hoat ddéng marketing.

Do s&n pham hang héa BDS c6 nhitrng dic thu riéng nén hoat déng marketing
BDS ciing c6 nhiéu diém khac biét, nhw: marketing BDS [a mot qua trinh mang tinh
phtrc tap, phan (ng cia cung BPS cham hon ciu; marketing BDS [a marketing
nhirng cam két, htra hen b&i khach hang khong thé biét trudc dwoc chét lwong
hay nhin thay s&n phadm BDS;... Bén canh d6, cac hoat dong lién quan dén phan
phéi, truyén théng marketing BDS ciing thuc sw khac biét. Tl khi doanh nghiép
bét diu cé y twéng hinh thanh dy an thi viéc 1ap ké& hoach cho hoat ddng marketing
ciing can duoc bat diu va dé dat dwoc hiéu qua cao trong k& hoach marketing
cac nha quan tri marketing BDS can phai c6 sw hiéu biét va tAm nhin dai han.[3]

Quan tri marketing BDSc6 vai tro rat quan trong trong viéc dan dweéng, quyét
dinh dén hoat ddng kinh doanh BBSva quyét dinh dén cac linh vc quan tri khac
clia doanh nghiép.

3. Qua trinh quan tri marketing BDS

banh gia thyc trang hoat ddng marketing BDS ciia mot sb doanh nghiép dau
tw kinh doanh BBShién nay, phan Ién cac doanh nghiép da thwc hién cac hoat
déng marketing, tuy nhién van chwa ch trong dén chirc nang quan tri marketing,
cac hoat ddng marketing dwoc tién hanh roi rac, khéng cé sy ddng bod cac hoat
doéng dan dén tinh trang cac hoat ddng marketing bi trung lap va khéng c6 bd phan
chiu trach nhiém chinh vé cac hoat déng marketing. Cé nhirng doanh nghiép da
thwe hién chirc ndng quan tri marketing nhwng khéng cé sw kiém tra, kiém soat
cac ké hoach, chién lwoc marketing da dé ra.

Xuét phat tir qua trinh quan tri marketing néi chung, d& xuét qua trinh quan tri
marketing BBS nhu sau:

(1) Phén tich cac co hdi thj trrong

Doanh nghiép van hanh hé théng théng tin marketing dé thu thap cac théng tin
vé BDS trén thi trwdng va céc d6i thi canh tranh, tir d6 phat hién ra cac co hoi dau
tw BDS. O giai doan nay can ¢ géng xam nhap vao thi trwéng cang sém cang tét,
tir d6 d& ra cac chién lwgc marketing thich hop.

C6 thé str dung phuwong phap phan tich bang mang lwéi mé réng san pham
va thj trwéng dé& danh gia nhivng loi thé va han ché, ciing nhu nhitng trién vong va
bé tac clia sdn phdm BDS trén thi trwéng muc tiéu, réi tir két qua phan tich dé ma
dinh dang céc co hoi thi trudng dbi véi san phdm.

- Tham nhap thj trwdng: thu hat thém khach hang cta dbi tha canh tranh nhe
cac bién phap gidm gia, tdng thém ngan sach quéng céo va cai tién noi dung
khuyén mai...,
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Hoach dinh chién Iwoc marketing

A 4

Thiét Iap marketing - mix

A 4

T6 chtrc thuc hién va kiém soat hoat
déng marketing

- M& rong thi trwéng: Day 1a chién lwoc trién khai san
pham hién cé sang phan doan thj trw&ng méi véi mong mudn
gidm dwoc lwong hang BDStdn kho nhé vao viéc khuyén mai
nhirng khach hang méi. Mudn vay, ngwdi lam marketing phai
phan tich cac phan doan thj tredo'ng theo nhirng dac treng co
ban nhat, nhw: thu nhap, tudi tac, gi&i tinh, hanh vi mua hang,
muc dich s dung,... dé phat hién ra nhitng khach hang tiém
nang va tiép can ho bang cac giai phap marketing thich hop,
nha&m bién ho thanh khach hang thyc sw clia doanh nghiép.

- Phat trién san pham: Déchiém gitrthiphan va gia tang
strc mua trén thitrwdnghién cd, cac nha quan tri can phai can
nhéc quyét dinh déi m&i sa&n pham hién c6 hodc dwa ra san
phdm mé&i cho khach hang cla minh. Ngudi 1am marketing
c6 th& tham muwu cho khach hang nhitng san phdm BDS thay
ddi c6 chét lwong cao hon, chang loai phong phi hon, thdm
my hon, dich vu hoan hao hon, s& dung dwoc t6i da dién tich
ho&c dwa ra nhitng s&n phdm méi hira hen nhirng lgi ich
m&i,... tAt c& d&u nham vao viéc huéng khach hang dén véi
san ph&m cta doanh nghiép.

- Pa dang héa san phdm: Tiép nhan nhitng y kién phan
hdi ctia khach hang vé sén phdm BDScla doanh nghiép, tir
dé thay dbi cac thiét k& phu hop voi tirng khach hang, gitp
cho khach hang linh hoat hon trong viéc Iya chon san pham.
(2) Nghién ctru thi trirong BDS va lwa chon thi tricong muc
tiéu

a. Nghién ctru thj trwong BBS

DPé dwa ra duwoc nhivtng quyét dinh marketing phu hop
v&i hoan canh hién tai cia doanh nghiép hoat déng nghién
ctu thj trwdng 1& mot hoat dong khong thé bd qua. Pay la
bwéc dau tién trong qua trinh ra quyét dinh ctia cac nha quan
tri marketing. V& co’ ban, nghién clru marketing gitip doanh
nghiép tim kiém duwoc co hdi, nhirng de doa, thach thirc tir
thi tredng va méi trwdng marketing; danh gia dwoc kha nang
thanh cong hay rdi ro cla dy an mét cach khach quan, ti
doé doanh nghiép sé c6 ké& hoach diéu chinh chwong trinh
marketing sao cho phu hop nhéat. V&i méi dw an BDS khac
nhau, muc tiéu nghién cru marketing sé khac nhau, nhwng
nhin chung cé mét s& hoat déng marketing co' ban thudng
thwe hién dé hé tro' cong tac ra quyét dinh marketing 1a:

- Nghién ctru thi treérng: Xac dinh quy md, co cdu va toc
do tang trwdng cla thj trwdng, xac dinh thi phan.

- Nghién ctvu hanh vi mua sdm ctia ngwdi str dung: Tim
hiéu théi quen st dung, mirc do thich &rng ddi véi san pham
BDS clia khach hang.

- Nghién ctvu san phdm: Phat trién cac san phdm méi, so
sanh v6&i cac san phdm canh tranh khac.

- Nghién ctru gia ban: Phan tich chi phi, gia canh tranh,
mirc d6 nhay cdm vé gia cla nguoi st dung.

- Nghién ctru phan phéi: Phan tich cac trung gian thwong
mai hién cd, danh gia hiéu qua hoat dong cua kénh phan
phdi hién tai.

- Nghién ctru xtc tién ban hang: Xac dinh cac thong diép
quang cao, phwong tién quang céo hiéu qua.

b. Phan doan thj tred'ng va Iya chon thij trwdng muc tiéu

Phén doan thi trwong 1a qué trinh phan chia thj trwong
tdng th& thanh nhidu nhém khach hang khac nhau theo
nhitng tiéu thirc nhét dinh, sao cho méi nhém gdém nhirng
khach hang cé nhitng d&c diém chung, nhu cau va hanh vi
st dung san phdm BDS la giébng nhau. Trong kinh doanh
BDS, viéc phan doan thi trwérng khach hang chi yéu dwa vao
cac yéu té sau:

- Céc yéu tb dia ly: khu vuc dia ly, quy mo, dac tinh dan
cw, khi hau.

- Cac yéu té nhan chang hoc: tudi, gisi tinh, quy mé gia
dinh, chu ky séng cta gia dinh, thu nhap binh quan hé gia
dinh, nghé nghiép, hoc véan, dan tdc, quéc tich.

- L&i séng: dia vi xa hoi, tinh cach.

- Hanh vi tiéu dung: Ly do mua, lgi tich tim kiém t&r san
phém, sw trung thanh véi thwong hiéu,...

Sau khi hoan thanh céng tac phan doan thj trwéng, can
phai xac dinh dwoc thj trrdng muc tiéu cho tirng nhém san
pham BDS. Viéc lwa chon thj trwéng muc tiéu ciing can phai
dwoc xac dinh dwa trén cac tiéu chudn nhét dinh, bao gém:
do lwéng dwoc, da 16n va cé thé 1am marketing. Nhin chung,
cac thj treong muc tiéu dwoc lwa chon chud yéu dwa vao sv
phu hop v&i ngudn lwc hién cé ctia doanh nghiép, co tbc dod
tang twdng cao, virng chac va phu thudc vao nhu cau cta
thi trwong.

(3) Hoach dinh chién luoc marketing

Dwa vao nhirng phan tich & cac bwéc trén, can ct vao
chién lwgc kinh doanh, xay dwng va lwa chon mét chién lwoc
marketing thich hop nhat d& dinh hwéng cho toan bd hoat
dong marketing. D6i véi san phdm BDS nén Iwa chon chién
lwoc marketing cé phan biét, 1a xay dwng va thwc hién nhiéu
chién lwgc marketing véi cac bién phap khac nhau trén tirng
doan thi trwdng. Tl d6, méi nhan dang dwoc cac diém khac
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biét gitra cac doan thj trwrng va mbi doan thi truéng ap dung
chién lwoc riéng nhdm tang tdi da kha nang gianh dwoc thi
phan, mé rong thi trwéng kinh doanh.

Dé xay dung hé thdng chién lwoc marketing can phan
tich méi trwdng ndi bd clia doanh nghiép nham phat hién ra
nhirng diém manh, diém yéu, co hdi va thach thire. St dung
ma tran SWOT lam céng cu phan tich chién lwoc, ra soat va
danh gia vi tri, dinh hwéng cho hoat ddng marketing nhw sau:

_ Méi trwdng bén trong
MA TRAN SWOT

Diém manh (S) Diédm yéu (W)
Moi Co hoi St dung diém Han phé djém yéu
trwong | (0) manh dé nam | dé nam bat co hoi va
bén bat co hdi tan dun’g co héi’dé
ngoai han ché diém yéu
Thach S dung didm |Han ché diém yéu dé
thiec (T) | manh d& han | han ché thach thic
ché thach thirc | va han ché diém yéu
d& tranh rai ro

(4) Thiét lap marketing - mix

Marketing - mix la sw tap hop cac phwong thirc marketing
c6 thé kiém soat dwoc, phdi hop st dung 4 chinh sach: chinh
sach san phdm, chinh sach gia ca, chinh sach phan phdi,
chinh sach giao tiép va khuyéch trwong dé tao nén sw dap
(rng can thiét trong thi trwd'ng muc tiéu nhdm dat dwoc muc
tiéu marketing cia minh. Giai doan nay doanh nghiép cé thé
két hop va didu chinh cac chinh sach linh hoat theo nhirng
thay ddi trén thi truerng BDS.

Bén canh dd, cac doanh nghiép kinh doanh BBS ciing
can phai dv tinh ngan sach marketing, c6 thé theo muc tiéu
ban hang, muc tiéu thj phan, theo mirc d6 canh tranh,... va
phai phan phdi ngan sach nay cho cac s&n phdm BDS, cac
kénh phan phéi, cac phwong tién xdc tién ban hang.

chién lwgc da dé ra, cling nhw c6 thé tién hanh nhitng sy
diéu chinh can thiét d& dat dwoc muc tiéu.

b. Kiém soéat hoat dong marketing

Coéng viéc cla bd phan marketing la 1ap ké& hoach,
thwe hién va kiém soat hoat déng marketing. Mot ké hoach
marketing di dwoc thiét ké hoan hao dén dau, trong qua
trinh thwc hién van co6 thé phat sinh nhiéu van dé& can giai
quyét, vi thé bo phan marketing phai thwerng xuyén theo dbi
va kiém soat cac hoat dong marketing. Cac hé théng kiém
soat marketing néu hoat dong tét s& dam bao cho hoat déng
marketing néi riéng va hoat déng kinh doanh néi chung dat
dwoc muc tiéu voi hiéu qua cao.

C6 thé tién hanh kiém soat marketing theo k& hoach nam,
theo kha néng sinh 16i, theo hiéu qua hay theo chién lwoc
marketing nhw sau:

No6i dung
kiém soat

Chiu trach
nhiém chinh

Muc dich
kiém soat

Kiém soat mirc do
dat ké hoach duv kién,
tién hanh nhirng didu
chinh can thiét nham
dam bao hoan thanh
ké hoach dé ra.

Kiém soat ké
hoach nam

Ban lanh dao
doanh nghiép

Kiém soat kha Nguoi kiém Kiém soat tinh hinh 13,
nang sinh 10i soat 1ai. Xac dinh kha nang
sinh loi thwe cla cac
san pham, cac khu
vire, cac thi trweong va
cac kénh phan phbi
Kiém soat hiéu | Ngwoi kiém Danh gia va nang
suét clia cac yéu | soat cao hiéu suét cia chi

t& marketing phi marketing thong
qua cac hoat dong
ban hang, quang céo,

phan phdi.

(5) Té chirc thuc hién va kiém soét hoat déng marketing

a. T chire thue hién hoat ddng marketing

Kiém soat chién
lwgc marketing

Ban lanh dao
doanh nghiép,
ngudi kiém

Kiém soat mirc do
khai thac vé co hdi thi
trwong, san pham va

Chién Iwoc marketing xay dwng méi chi dirng lai & dang
ban thao, thé hién cac dw dinh can tién hanh trong twong lai,
vi vay can phai bién cac dy dinh d6 thanh hién thwc bang
cach t6 chirc thue hién chién lwgc marketing mot cach hivu
hiéu.

N6i dung cta t& chic thuwc hién chién lwoc marketing
BDS bao gbém:

- T6 chirc bd phan marketing thich hgp véi quy mé hoat
déng clia doanh nghiép: phong marketing phai thwc hién cac
chién lwoc marketing trén co s& hoach dinh cta cac nha
quan tri marketing va chiu sy quan ly trwc tiép cta ban giam
dbc doanh nghiép.

- Xay dwng cac chwong trinh hoat déng marketing cu thé.

- Phat trién hé thdng khen thwéng va quyét dinh.Xay
dwng méi treong lam viéc tich cwc co kha nang dong vién
toan bo nd lwc clia nhan vién marketing néi chung va nhan
vién trong doanh nghiép phdi hop trong viéc hoan thanh muc
tiéu marketing da dé ra.

- Phat trién ngudn nhan lwc da kha nang thwc hién cac
chwong trinh marketing da thiét ké.

- Can phai thuc hién viéc kiém tra cac hoat ddng marketing
d& dam bao réng viéc thuc hién dwoc tién trién theo dung

soat

kénh phan phéi.

4. Két luan

Viéc lam rd qua trinh quan tri marketing BDS c6 anh
hwéng tich cuc, c6 thé ng dung dé gidi quyét cac van dé
lién quan dén t6 chirc va quan ly hoat déng marketing cla
cac doanh nghiép dau tw kinh doanh BDS. Bai viét d4 chira
dwoc tAm quan trong clia quan tri marketing va dé& xuét qua
trinh quan tri marketing BDS, gép phan thuan tién hon trong
viéc thire hién cac chire nang quan tri cia doanh nghiép./.
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