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Marketing bat dong san - Tiep can kinh doanh hieu qua 

doi v6i cac doanh nghiep kinh doanh bat dong san 
PGS.TS. Vu Tri Dung 

Dql hoc Kinh te Qudc ddn 

Th.s Nguyen DUc Hai 

UBND Qudn Hodng Mai 

Vdi sa xua't hien ngay cang manh me eiia eac nha dau tu chuyen nghiep trong va 
ngoai nude, ap lite eanh tranh giifa cac nha dau tubal dpng san Viet Nam ngay cang 
tang len. Ngudi mua bat dpng san bat diu ed quyen liia chgn nha dau ta nao dap 
itng tdt nhat nhu ciu va mong mudn eiia hg. Chinh dieu nay bupc eae nha dau tubat 
dpng sin phai thay doi chien luge dau tu. trong bdi eanh dd, tiep can marketing-- vdn 
chua duge eae nha dau tu trong nude ehu trgng dung niac - chic chin se la mdt lua 
chgn dung din va hieu qua ddi vdi eae nha dau tubat dpng sin. 

D ac diem cua mar
keting bat dpng san 

Ngay nay, marketing khdng 
chi dupc img dung dd'i vdi eae 
doanh nghiep s in xui t s in 
pham ma nd edn dugc img 
dung mpt each rat hieu qu i 
trong rfnh vUc kinh doanh bat 
dpng s in . Bi t dpng s in la mpt 
loai hang hda dae biet do, mdt 
mat, tinh chit "bit dpng", khac 
biet, tham ehi duy nhit va mat 
khae, ngudn cung thudng ed 
gidi han (tfnh khan hilm). Hon 
nufa, "chu ky sd'ng" eiia bat 
dpng s in rat dai va ed kha 
nang lam tang them gia trj. 
Chi'nh do nhung dae di lm tren 
day eua bat ddng s in ma mar
keting bat dpng s in cung cd 
nhung dac di lm rieng cd. 

Thur nhat, marketing bat 
dpng s in mang tfnh chi ln 
lupc. Trong mdi trudng eanh 
tranh manh me nhu ngay nay, 
vdi day ray nhung bien ddi va 
thach thirc, eae doanh nghiep 
kinh doanh b i t dpng s in e in 
thue hien mdt k l hoach mar
keting mang tinh chiln lupe d l 
tan dung dupe nhimg cP hpi thj 
trudng tren cP sd huy dpng va 

sir dung hpp ly eae ngudn lUe. 

Thue vay, marketing bat 
dpng s in la mpt ITnh vue rat 
phire tap, lien quan d in nhilu 
van d l khae nhau. Hoat dpng 
marketing eiia doanh nghiep 
kinh doanh bat dpng s in chju 
tae dpng tdng hdp ciia nhilu 
nhan td thupc mdi trudng vT 
md, mdi trUdng eanh tranh va 
hanh vi eiia ngudi tieu diing. 

Nha d iu tu bat dpng s in 
phii ed each nhin tdng t h i ve 
sU van hanh ciia n in kinh t l ; 
sU phat trien eiia ed sd ha 
tang; xu hudng eiia xa hpi. 
nhiirig thay ddi trong hanh vi 
lua chpn va mua bat dpng 
sin... Nd la sU ki t hpp hai hda 
giiira su hi iu bi l t mang tinh 
cue bp dja phUPng va nhiirng 
nghien eiru mang tinh ehat 
toan qude. ThUc vay, hoat 
dpng marketing bat dpng san 
eiia doanh nghiep ed md'i quan 
he chat ehe vdi chi ln lupe qui 
hoaeh va phat tr i ln vimg lanh 
thd'/dja phuong. Chi ed the 
nam bi t dupc qui hoach eung 
nhu xu hudng tieu dimg b i t 
dpng s in thi doanh nghiep mdi 
ed the danh gia dupc dimg gia 
trj ciia bat dpng s in va do dd, 

xae djnh tien thue hay gia ban 
ddi vdi bat ^png s i n eua minh 
mpt each hdp ly nhat. 

Thur hai, trong marketing 
bat dpng s in , hieu qua kinh 
doanh cd mdi quan he chat 
ehe vdi kha nang du bao thj 
trudng. Do chju anh hudng 
true t i lp va manh me ciia eac 
yeu td mdi trudng vT md, trong 
nhOmg tinh hinh nha't djnh, xua't 
hien tinh trang "ddng bang" bat 
dpng s in , keo theo riii ro tai 
chfnh rat eao eho eac nha dau 
tu. Hdn nufa, "ehu ky s in xua't 
san pham" bat dpng san 
thudng dai. Mpt du an bat 
dpng san thdng thudng d iu 
mat tdi thieu tU 3 d i n 5 nam de 
ed dugc s i n pham tung ra thj 
trudng. Do vay, ngoai viec can 
ed mpt tam nhin chi ln lUpc tdt 
cdn phai thue hien tdt, giam 
doc marketing edn can tidn 
hanh nghien ei/u du bao thi 
trudng tai thdi diem hien tai de 
dua ra nhung quylt dinh chien 
lupe ed ket qu i trong vdng vai 
ba nam sau dd. 

Rd rang, hieu qua hoat 
ddng eiia marketing bat dpng 
s in ddi hdi doanh nghiep kinh 
danh bat dpng s in phai xay 
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dung mpt he thdng thdng tin 
thj trudng day dii va phai 
thudng xuyen cap nhat ehiing. 
Giam dde marketing can phai 
ed nhtifng nghien eiili "khoa 
hpc" va nhtifng thdng ke day 
dii v l thj trudng, san pha'm 
trong qua khU hien tai va du 
bao trong tUPng lai. Nhtifng 
nghien ciru nay se la yeu td 
quylt djnh viee: dau tu d dau 
(dja diem)? lam gi (loai san 
pham)? va nhu the nao (each 
thire kinh doanh)? Chi tren cd 
sd nghien eiru dU bao thj 
trudng, nha dau tU mdi ed the 
gia tang td'i da eac chi sd ldi 
nhuan nhu mong mudn ddi vdi 
b i t dpng san, t i in thue cung 
nhuia gia ban. 

Cimg vdi nghien eiru du bao 
nhung thay ddi ciia eae nhan td 
mdi trudng vT md va anh hudng 
eiia ehiing d in hoat dpng mar
keting, nha dau tu bat dpng s in 
eung can xay dung va phat 
triln he thdng ngan hang diif 
lieu v l khach hang t i lm nang. 
Oilu nay eho phep nha dau tu 
nang eao kha nang d im bao 
gianh dupe nht/ng ehi sd tdt 
nha't trong cae giao dich bat 
dpng s in , dinh hudng, xay 
dung dupe nhufng phan khiic thj 
trudng mdi cho eae nhdm s in 
pham eiia edng ty. 

Thurba, marketing bat dpng 
s in khdng ehi dPn thuan la 
ban can hp hay eho thue day 
tda nha vdi bat ke gia nao ma 
cdn la viee xay dUng dUde 
thUPng hieu eiia s in pha'm ddi 
vdi cae nhdm khaeh hang t i lm 
nang, each thire phue vu 
ehuyen nghiep. 

Trude h i t , marketing bat 
dpng s in ed quan he mat thilt 
vdi viee xay dung ban sac eiia 
doanh nghiep kinh doanh bat 
dpng s in . Ban sac va hinh 
inh ciia doanh nghiep khdng 
tu nhien ma cd. Nd la uy tfn 
dupe hinh thanh dua tren su 
thUa nhan eua khach hang, ddi 

thii eanh tranh eung nhU eae 
ddi tae lien quan nhu eae nha 
cung cap vat lieu xay dung, 
ehi'nh quyln eae cap, eae bp 
nganh lien quan, eae san giao 
djeh bat dpng san. 

Hdn ntira, trong marketing 
bat dpng s in , yeu td "san 
pham" ludn phai dap irng dugc 
nhu eau/mong mud'n eiia 
khaeh hang mue tieu- nhtifng 
dd'i tupng ma doanh nghiep 
mudn hudng tdi. Mdi doanh 
nghiep can xae djnh va 
khueeh trUdng nhtifng dae tfnh 
khac biet va ed gia trj canh 
tranh eiia minh mpt each hieu 
qua. Ndi each khae, hp can tim 
ra each thirc khae biet hda va 
djnh vj tren thj trudng muc tieu. 
Viee phan doan thj trudng van 
la mpt giai doan khdng the 
thi lu khi thilt ke mpt chiln 
lUde marketing bat dpng san. 
Vdi mdi doan thj trudng ma 
doanh nghiep mudn hudng tdi, 
hp e in bi l t nhu eau, Ude mud'n 
va dac biet la kha nang thanh 
toan eiia khaeh hang de tU dd 
ed the phat trien eae chiln 
lupe marketing phii hpp. 

ThUPng hieu ciia doanh 
nghiep kinh doanh bat dpng 
s in khdng chi dupe danh gia 
bang dPn vj thj phan hoac 
doanh thu ma edn phan anh 
tfnh cpng ddng. Hoat dpng eiia 
doanh nghiep gdp phan lam 
dep dja phUPng va ei i thien 
cupc sdng, sinh hoat ngudi dan. 

Thur tu, hoat dpng tu van 
ban hang ed tam quan trpng 
dae biet trong marketing bat 
dpng san. Ndi each khae, 
ngudi ban ed anh hudng dang 
ke trong qua trinh ra quyet 
djnh mua eua khaeh hang. 
Cung nhu marketing hang tieu 
diing, marketing bat dpng san 
ddi hdi tien hanh phan doan thj 
trudng khach hang va lua chpn 
dimg dan khaeh hang mue 
tieu. Tuy nhien, do gia trj bat 
dpng s in thudng rat Idn va 

qua trinh ra quyet djnh mua 
eua khaeh hang rat phi/c tap 
nen van de phan doan thj 
trudng ed vai trd dae biet quan 
trpng. Qua trinh phan doan thj 
trudng cho phep nha dau tU 
bat ddng san quyet djnh loai 
hinh bat dpng s in dau tu kinh 
doanh. Tiiy theo cae doan thj 
trudng lUa chpn, ngudi lam 
marketing bat dpng san se 
phai cung cap eae thdng tin va 
ed kha nang tu van eho eae 
nhdm khaeh hang khae nhau 
trong qua trinh quylt dinh v l 
dau tu hay mua bat dpng s in . 

Chfnh do vai trd quan trpng 
eiia hoat ddng tu van nen 
ehi'nh saeh "kenh" trong mar
keting bat dpng san eung ed 
nhtifng diem dae thii. Tdn tai 
song song eac "kenh" phan 
phdi chfnh thi/e (eae edng ty 
bat dpng s in , eae san giao 
djeh bat dpng sin...) va khdng 
ehfnh thire (eae edng ty 
va/hoae ea nhan ngudi mdi 
gidi...). Mdi quan he giiira 
chi ln lupc "keo" va chi ln lupe 
"day" trd nen rat chat ehe. Tiiy 
theo tinh hinh eung-eau tren 
thj trudng ma eae cdng ty kinh 
doanh bat dpng san L/U tien sir 
dung chien lUdc "keo" hoac 
chien lUde "day". Trong bdi 
eanh thj trudng bat ddng s in 
eiia Viet Nam thdi gian qua, do 
eung ed xu hudng thap hdn 
cau nen eae edng ty bat dpng 
s in thudng ap dung nguyen 
t ie "khdng ehe eung, kfch c iu , 
gitif gia d mirc cao". 

ThLf nam, trong marketing 
bat dpng s i n , tfnh "cam xiie" 
ed y nghTa ngay cang quan 
trpng. Bat dpng s in khdng chi 
la tai s i n dd'i Idn ddi vdi khaeh 
hang ma edn g i n l i ln vdi eupe 
sd'ng va lien quan d i n chat 
lUPng "cam nhan" eupe sdng 
ciia ngUdi sir dung. Vi vay, viee 
quyet djnh mua/ban thdng 
thudng dUde eae khaeh hang 
can nhac rat ky ludng va yeu 
td tam ly-, earn xiic (vj tri. 

47 



e INH T€ Xfl HOI , NGflNH, D|fl PHUONG, DOflNH NGHI6P 

Bang 1: Cac ye'u to cua qui trinh Marketing bat dong san 
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(Dua theo Seppo K Rainisto, "Success Factors of Place Marketing", 2003) 

hudng ciia b i t ddng sin...) 
ddng vai trd quan trpng trong 
qua trinh ra quylt djnh mua. 
Oilu nay ddi hdi eae giam dde 
marketing phai cd ki ln thire v l 
"phong thiiy" va cd d iu dc 
sang tao trong hoat dpng 
truyin thdng bat dpng s in . 

Chien lUdc marketing bat 
dpng sa.i 

Xua't phat tU mpt sd dae 
diem ed ban eiia marketing bat 
dpng s in va chiln lupe phat 
tri ln dai han, doanh nghiep 
e in phai xac lap va thuc hien 
chiln lupc marketing. Mae dii 
la mpt img dung dac biet eiia 
marketing, qui trinh marketing 
bi t dpng s in eung md phdng 
theo qui trinh xac lap chien 
lupc marketing eP b in vdi eae 
giai doan ehii y l u nhu sau: 

1/ Phan tfch va danh gia cP 
hpi marketing; 

2/ Xae lap marketing chien 
lupc: phan doan thi trudng, lua 
chpn thj trudng mue tieu va 

djnh vj thj trudng; 

3/ Thilt k l marketing tae 
nghiep: marketing - mix; 

4/ To ehurc thue hien, kiem 
tra va danh gia hoat dpng mar
keting. 

Tuy nhien, qua trinh market
ing bat dpng s in eung ed 
nhufng diem khac biet, the hien 
trong bang 1. 

Cae y lu td tren ed vai diem 
khae biet so vdi marketing 
truyin thd'ng. Nhiirng di iu khae 
biet nay da xac djnh nhtifng 
dac diem ed ban eiia market
ing bat dpng s in . Cd the tdm 
t i t nhimg dac trumg cP b in 
eua marketing bat dpng san 
nhu sau: 

1. Tfnh chat chi ln lupe hPn 
la tae nghiep. 

2. Anh hudng eiia eae y lu td 
mdi trudng, dac biet la mdi 
trudng vT md ngay cang tang. 

3. Qua trinh mua r i t phUe 
tap va chju tae dpng ddng thdi 

ciia rat nhilu y l u td. 

4. Phan doan thj trudng ed y 
nghTa quyet djnh. 

5. Marketing theo eung 
quan trpng hPn marketing theo 
cau: ap lue phat trien s in 
pham mdi rat eao. 

6. San pham hoan ehinh. Vi 
du nhu can hp chung eU, ha 
tang xung quanh, djeh vu sau 
ban (thu tue phap ly, quin 1̂  
tda nha, sira chiifa...). 

7. Gia san pha'm ed xu 
hudng tang hoac dn djnh b 
mirc eao. 

8. Kenh tuyen chpn (eac 
san giao djch) va vai trd tUvan 
ban hang. 

9. Chien lupe "keo" (Pull) 
thudng sir dung nhi lu hdn la 
chi ln lUde "da'y" (Push). Tire 
la, kfch eau quan trpng hPn la 
tang lupng s i n pha'm (Han ehe 
cung, kfch eau va giur gia b 
mi/c eao). 

(Xem tiep trang 65) 
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chfnh theo hudng tang eudng 
tfnh tuehu, tUchju traeh nhiem 
eho eae trudng dai hpc, eao 
ding edng lap vUa la cP hpi va 
di iu kien thuan Ipi di be thd'ng 
giao due dao tao trong eae 
trudng dai hpe, eao d ing cdng 
lap chil dpng phat trien, ddng 
thdi cung la nhirng khd khan 
thach thire rat Idn eho eac 
trudng trong yiec phai dUdng 
dau vdi viee cat gi im dan kinh 
phf eiia ngan saeh Nha nude. 
He thdng thdng tin k l toan vdi 
vai trd quan trpng la cdng eu 
quan ly' tai ehi'nh ciia cac 
trudng dai hpe, cao dang edng 
lap can phai dupe thudng 
xuyen quan tam, ehu trpng 
hoan thien, nang eao chat 

lupng he thdng thdng tin, giiip 
eho cae nha quan ly d l ra eae 
bien phap tang eudng ngudn 
thu, kiem seat tdt cae khoan 
ehi, thiie day edng tac dao tao, 
nghien ciru khoa hpe va eac 
boat dpng djeh vu nham nang 
eao chat lupng dao tao va 
nang lUe canh tranh eiia eae 
trudng, gdp phan phat trien su 
nghiep giao due dai hpe mpt 
each b in vt/ng.• 
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Marketing bat dong san - tiep can kinh doanh hieu qua... 
10. T im quan trpng eiia 

hoat dpng quan he edng ehiing 
(Pf^) ngay cang tang len. 

Diem khae biet ndi bat nhat 
eua qua trinh xae lap chiln 
lupc marketing bat dpng san 
so vdi chi ln lupc marketing 
hang tieu diing ehi'nh la mar
keting bat dpng s i n mang 
"tinh chiln lUPe" rat rd net. 
Chien lUpe marketing bat dpng 
sin dat doanh nghiep trong 
mdi quan he chat ehe vdi thj 
trudng. Ndi each khae, xua't 
phat diem cua chiln lupe mar
keting bat dpng san khdng 
thuan tiiy tU trong ra ngoai 
(nhu quan diem marketing 
truyin thdng) hoac tU ngoai 
vao trong (nhu quan diem 
marketing bien dai) ma k i t 
hpp ddng thdi tU doanh nghiep 
va thi trudng. Marketing bat 
dpng s in hudng trpng tam d in 
nhu cau eiia khaeh hang trong 
mdi quan he chat che vdi mdi 
trudng kinh doanh. Trong mar
keting bat dpng s in , vipc thi l t 
k l marketing- mix phai d im 
bao tmh ddng bp, nha't quan 

vdi eae chirc nang khae eua 
doanh nghiep nhu tai ehi'nh, 
nhan luc, xay lap, edng 
nghe... Cudi cimg, marketing 
bat dpng s in nham muc dfch 
thu dupc Ipi nhuan tren eP sd 
thda man nhu eau khdng ehi 
ciia khach hang ma ea ciia 
eae ddi tae lien quan. 

Rd rang, marketing bat 
dpng san ed nhilu diem khae 
so vdi marketing hang tieu 
diing va ed nhtifng diem tUPng 
ddng so vdi marketing lanh thd 
va marketing B2B. Van d l 
quan trpng la eae doanh 
nghiep kinh doanh bat dpng 
s in can phai hi iu rd nhiing 
dae di lm nay de ed t h i sir 
dung hieu qu i nha't edng eu 
marketing nham dat dupe 
nhiing mue tieu da djnh. 

Tren thuc t l , chi ln lupc 
marketing bat dpng san 
thudng dupe trien khai gan vdi 
timg du an bat dpng san eiia 
doanh nghiep vdi phuong an 
kinh doanh eu th i . Thuc t l nay 
ddi hdi lanh dao doanh nghiep 
phai quan tam d in viee xay 

dung chien lupe marketing 
"san pham/du an". Chiln lupe 
s in pham, dae biet la quan trj 
danh mue dau tu hay/va eac 
du an bat dpng s in ludn ludn 
la thach thirc ddi vdi lanh dao 
eae doanh nghiep kinh doanh 
bat dpng s in eua Viet Nam." 
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