DE KHONG MAT BAC TY TRONG LAN DAU KIEM TIEN TU BAT DPONG SAN

Téi c6 thé tranh bay "tro choi chuyén lia"
bang cdch nao?

Cac phan trudc chung ta da nhac rat nhiéu dén “trd choi chuyén
Ira”. Nhung thuc su nd 1a gi? Va né sé anh hudng nhu thé nao dén

hoat déng dau tu cua chung ta?

Théng thuong, khi nghe dén hai tlr “sang nhugng”, ching ta thudng
nght ngay dén viéc ngudi chd cii lam &n thua |6, can sang lai dé g& bét
mot phan von dau tu ban dau thay vi mat trang. Tuy nhién, ban ding
guén trong linh vuc thué réi cho thué lai con cé thém mot mo hinh 13
chl dong kiém 18 trén viéc sang nhugng, nghia & chd ddng dau tu dé
nhuong, chir khéng phai sang nhugng do thua 16. M6 hinh nay rat dé
dua cac ban thiéu kinh nghiém vao ngd cut khi mai 18p 16 budc chan
vao nganh. Nhin thodng qua, cac ban mdi ra lam sé “thdy ngon” do
c6 ngudi “don mam” san cho minh hét roéi, chi can lao vao la lum tién,
nhung thuc té gdp trung mo hinh nay thi kha nang that bai cao hon

nhiéu so vdi viéc thué nha chinh chu roi tu cai tao, khai thac.

Vi du dé hiéu, khi sang nhuong do thua 16, thi ngudi di thué chinh
chu (F1) sé tén chi phi cai tao, trang bj néi that khoang 320 triéu déng.
Sau mdt thoi gian kinh doanh khéng hiéu qua (thudng trén 1 nam ho
mdi bat dau nhan ra), thi ho sé phai chap nhan sang nhuong lai vai gia
140 triéu déng dé gd von, chap nhan 16 180 triéu. Tuy nhién, néu chu
déng sang nhugng dé kiém 16, thi sau khi cai tao, trang bi ndi that va
cho thué day phong, ho sé chu déng sang nhugng cho ngudi thué mai
(F2) véi gia 500 triéu dong (sau khi da trir hét tién dat coc cho chu
nha), tic la chot 16i 180 triéu.

Trudce khi di sdu vao phan tich mé hinh nay, ching ta can lam ro
mot s6 khai niém:

- Tién coc cho chu nha: Khi thué nha nguyén can, tuy gia tri bén
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thué F1 phai dau tu thém ma khoan dat coc sé dao dong tlr 2-3 thang
(n€u nha trong, bén thué phai dau tu toan bd) dén 6 thang (néu chu
nha da dau tu san). Hét hop déng thué, chi nha sé tra lai s6 tién coc
nay cho bén thué sau khi da trir di cac khoan ng cua bén thué va cac
chi phi dich vu bén thué chua thanh toan cho nha cung cap, cling nhu

cac chi phi stra chita nha (néu cd) nhu thda thuan ban dau.

- Tién coc cua khach thué lé: Khach thué phong thuong phai dat
coc 1-2 thang tién phong tuy mic dd trang thiét bj ndi that cdé san
trong phong. HEt hop dong thué, bén khai thac kinh doanh sé tra lai
cho khach thué 1é s tién coc nay sau khi da trir di cdc khoan ng cua
khach (nhu tién phong, tién dién, tién nudc...) va chi phi stra chira

phong (néu cé) nhu théa thuan ban dau.

Bén khai thac kinh doanh cho thué sé tra tién coc thué nha cho chu
nha, réi thu lai tién coc cla khach thué 1é. Tién coc cua khach thué lé

sau nay sé 1ay cua ngudi thué mai tra cho ngudi thué c.

Bay quang cao sang nhugng, “dinh chuéng” Ia mat
tien ty

Trén thi trudong kinh doanh cho thué, ching ta sé rat dé bat gap
nhimg thong tin quang cao kiéu “thom ngon tdi giot cudi cung, khéng

thé nao bd qua” nhu:
Cau chuyén 1:

“Sang nhugng can nha & Tan Binh co 17 phong can ho dich vu va 2
mat bang, day du ndi that cao cap. M&i phong cho thué duge 5- 10,5
triéu dong. Hop dong thué mai ky 5 nam, gia thué nha 87 triéu dong.
Lgi nhuan 34 triéu déng/thang, tuong duong 400 triéu dong/nam. Chi
phi d€ sang nhugng lai la 620 triéu dong, da bao gom tién coc chd nha
350 triéu, khong tra coc khach.”
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Vai ni dung quang cao nay, nham tinh nhanh sé thay:

Tong chi phi sang nhugng = 620 triéu - 350 triéu (tién coc cho chu
nha, sé dugc tra lai khi hét hgp déng thué) + 117 triéu (tién coc cua
khach thué |é, sé phai tu bo tién tui tra lai khi khach tra phong) = 387
triéu dong.

Nhu vay, chi chua day mét nam chung ta co thé thu hoi von, 4 nam

con lai déu co |ai.

%~ HOI CHO THUE NHA LAM CHDV TPHCM

ngay - @

Sang Nha CHDV 17p +2mb full ndi That Cao Cap TAN BINH

- DT: 164m2/san

- KC: 1 trét, 4 lau

- T6ng: 17 studio, dién tich 25 - 40m2; 2 mat bang (moi MB 40m2)

- Full ngi that cao cap CHDV: full NT, cd may hat mui, may giat, may sdy free
- Gia thué: 87TR

- Lgi nhudn nhudn 30tr+ dv dién nudc 4tr( tfingitrl

- Coc cha: 350tr

- Gia phéng tlr 5tr - 10.5tr

- Gia sang: 620tr bao gém coc chu 350tr, stra chra 170tr ko tra coc khach
- HD mdi ky 5 nam

Lh: (D mién tigp mo gisi)

v

Hinh 1: Théng tin sang nhuong duoc quang cdo, chua toi 1 nam sé
thu hoi vén
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Nhing sai lam pho bién khi tinh bai toan sang nhugng

Tat ca cac quang cao trén déu ap dung chung mét céng thirc gay
nhiéu cho nhirng ngudi thiéu kinh nghiém:

Loi nhuan = Doanh thu t6i da - Tién thué nha
Trong khi cong thirc ding phai la:

Lgi nhuan = Doanh thu kha thi t6i da - Ty Ié trong binh quan

- Tién thué nha - Tong chi phi quan ly van hanh

(Tam thdi khong tinh chi phi khdu hao, thay vao do tinh bang cach dé
hi€u hon la “thgi gian thu h6i van” va “thai gian con lai dé thu Igi nhuan”)

Nhu vay co thé thay, trong cac phép tinh nham trén, chung ta da

tinh thi€u 2 bién so (Ty Ié tréng binh quan, Téng chi phi quan ly van
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hanh) va “mép mo” 1 bién sd khac (Doanh thu kha thi téi da).

- Doanh thu kha thi t6i da: Khac voi doanh thu t6i da trong noi
dung quéng céo, doanh thu kha thi t6i da phai dugc tinh dya trén don
gia cho thué kha thi dé co6 thé cho thué tt, gidm ty 1 trong binh quan;
dong thoi phai dugc tinh toan chinh xac bang don gia cda ting don vi
thué nhan véi sd lugng ting don vi thué, chir khéng phai 1dy don gia

cla don vi thué cao nhat nhan vai tdng so luong don vi thué.
DE tdi tinh thir cho ban:

Vi truong hop 2, doanh thu duge nhac dén trong quang céo la doanh
thu t6i da: 111 triéu dong cho 9 can ho dich vu, tuong tng binh quan hon
12 triéu/phong. Tuy nhién thuc t€, chuing ta phai tinh doanh thu kha thi téi
da, cé thé chi la 9 triéu/phong x 9 phong = 81 triéu déng. Hodc cling co
thé trong ndi dung quang cao, con s 12 triéu dugc tinh dua trén gia cho
thué ngan ngay khoang 400.000 déng/ngay trén Airbnb, réi map mao “gia
dinh” trong diéu kién ly tudng ludn cé khach trong 30 ngay.

Hay trong trudng hgp 1, gid cho thué dugc quang céo la tir 5 dén
10,5 triéu déng, thi thuc té chi cé 2-3 phong dat murc gia cao trén 9
triéu, con lai chi tam 5-6 triéu déng.

D3 co truong hgp quang cao “cho thué 21 phong tai Go Vap co gia
cho thué dén 7 triéu déng/phong”. Néu nhdm nhanh sé thay doanh thu
t0i da dén 147 triéu dong, nhung khi tinh chinh xac ting don gia cua
tlng loai phong thi chi cé 3 phong dugc 7 triéu do dién tich 16n gap
rudi dén gap doi cac phong khac, con lai chi cé gia 3,5-5,5 triéu, tuc
tdng doanh thu kha thi tdi da chi Ia 102 triéu dong, trung binh chua
dén 4,9 triéu déng/phong, bang 70% gia trén quang cao. Con so “léch

pha” nay la cai bay khong thé 1ap day cho cac ban mai vao nghé.
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Loai phong Dién tich | SL phong| Gid cho thué | Thanh tién

2.7m x 6.0m + 1m x 1.5m 18 3 5,000,000 | 15,000,000
2.7m x 6.0m + 1m x 1.5m 18 3 4,000,000 12,000,000
2.7m x 4.8m 13 3 4,000,000 | 12,000,000
2.7m x4.8m 13 3 3,500,000 10,500,000
3.0mx6.0m + 1.8 x 1.1m 20 3 5,000,000 | 15,000,000
4.5m x 6.0m 27 3 5,500,000 16,500,000
4.5m x 6.0m 27 3 7,000,000 | 21,000,000
21 102,000,000

Gia trung binh 1 phong 4,857,143

Hinh 5: Doanh thu thuc té chi la 102 triéu néu kiém tra va dém chinh
xdc tung loai phong

- Ty lé trong binh quan: Day la bién s6 thudng xuyén bi bd qua.
Nhu ching ta da phan tich rat nhiéu trong cac phan trudce, khéng co
chuyén ty |é 1ap day luén dat 100% ma tuy vao phan khuc sé cé mot ty
1& tréng nhéat dinh, trong dé phan khuc gia cang cao thi thi ty & trong
cling cang cao. Ban c6 thé xem lai udc tinh vé ty suat |ap day trong
bang phan khuc gid phong cho thué & phan: Téi ¢cé nén thué si nha

nguyén can roi chia nho ra cho thué lai? (trang 185).

Vi du, vai phan khuc phong 9 triéu déng ¢ Binh Thanh thi binh quéan
sé co khoang 2-3 phong tréng. Phan khic 5-6 triéu dong ¢ Tan Binh
(néu khong phai khu vuc gan san bay Tan Son Nhat) thi sé co ty |é
tréng binh quén khoang 2-3/17 phong. Phan khic tir 5 triéu dong tro
lén & GO Vap thi sé co ty |é tréng binh quéan Ia 1-2/12 phong.

Thuc ra, néu chi nghe “loang thoang” con sd trong 1-2 phong hay
2-3 phong thi rd rang sé cam thay rat it, sé cé tdm ly 1a da cho thué
duoc nhiéu phong nhu vay roi thi chi con vai phong con lai cling kha
don gian. Tuy nhién, chuiing ta can chuyén sang dinh lugng chinh xac
theo phan trdm, va phai xac dinh dé ciing Ia ty |1é tréng binh quan cua
phan khuc gia, tuc la co thé khi chung ta cho thué dugc cac phong
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TONG KET NOI DUNG
Toi c6 thé tranh bay "tro choi chuyén liia"
hang cach nao?

Bay quang cdo sang nhugng, “dinh chudng” la mat tién ty

- 4 cdu chuyén thuc té

Nhirng sai lam pho bién khi tinh bai toan sang nhuong
- Doanh thu kha thi téi da

- Ty |é tréng binh quan

- Toéng chi phi quan ly van hanh

- Chi phi dau tu ban dau

RUi ro cho nhirng F2 non tay “nhan Itra”

Loi khuyén cho nhirng nguoi méi bat dau

HAY TU TiM CAU TRA LOI CHO RIENG MiNH

1. Gid s&r mét can nha cé 17 phong cho thué day da néi that. Bén
sang nhugng quang cdo “Gia thué nha 79 triéu dong, hgp déng thué
mdi ky 5 nam, dang cho thué dugc 7 triéu/phong, lgi nhuan 40 triéu
déng/thang, gia sang nhuong lai la 720 triéu (da bao gom tién coc chu
nha 350 triéu, khéng tra coc khach)”. Vay véi thong tin quang céo trén,
ban can kiém tra lai nhirng so liéu gi? Va kiém tra nhu thé nao?

2. Cac thoéng tin quang cao sang nhugng thuong bi thiéu va map
ma cac bién sb nao?

3. Giad sir can nha co 20 phong, khi chung ta di khao sat thuc té
dang tréng 1 phong. Vay cé thé két luan ty Ié trdng binh quén cla du
an la 5% dugc khéng?

4. Lam sao tinh toan dugc chi phi dau tu ban dau cua bén sang

nhugng da dau tu vao du an trudc khi sang cho minh?
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