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Abstract:

The objective of this article is to assess the impact of the pricing strategy, selling price, and timing of the sale
on the ability to sell homes in Vietnam. Given the Vietnamese context with many characteristics of a developing
country, the results show that there are many factors affecting the ability to sell houses in Vietnam. And the
pricing strategy, selling price and delivery time are important factors influencing the ability to sell homes in
Vietnam.
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1. Introduction

The housing market in Vietnam in general and the HCMC housing market in particular are both small and thin
housing markets and have only had meaningful developments since the 2000s (Chung et al., 2018. ) but market
movements are very unpredictable (Phan Dinh Nguyen et al., 2018). Accordingly, the real estate market in
Vietnam began to have the first development step in the period 1991 - 1993 with the change of economic policy
in the Doi Moi period and the introduction of the 1993 Land Law that recognized the legal rights of land
purchase, sale and transfer (Nguyen et al., 2014; Kim, 2007). And the type of housing developed mainly in this
period is the self-built single-family house (Quang and Kammeier, 2002). However, due to poor governance of
state agencies (Vinh & Leaf, 1996), nearly 80% of the private homes developed during this period in Vietnam
had legal problems (Waibel et al. et al., 2007), and this caused the fledgling real estate market to fall rapidly in
the period 1995-1999 when decree 18 and decree 87 on the transfer of land use rights and land rent born. It was
not until the policy of allowing overseas Vietnamese to buy a house, and the housing market in Vietnam was
able to get rid of the decline and increase dynamically in the 2000 - 2003 period thanks to a large amount of
foreign investment Nguyen et al., 2014). However, when the Land Law 2003 and Decree 181 / CP came into
being with the policy of banning the division of plots for sale, the housing market in Vietnam once again fell
into a quiet state. When the Government allowed the transfer of land use rights when infrastructure was built
(Seo et al., 2018), the market immediately entered a period of hot growth 2006 - 2008. In 2008, due to the The
impact of the world financial crisis and the tightening monetary policy of the Government have once again
pulled the housing market into a new recession. Then, thanks to the effects of the Government's stimulus
packages and the recovery of the economy, it wasn't until 2013 that the housing market stopped the decline and
only started to recover from the third quarter of 2015 until now on.

From the current development status of the Vietnamese housing market, the author finds that the development
demand of the Vietnamese housing market is very urgent and that investors in the market are also very
responsive to development opportunities. market. However, because the market management and regulation
role of the authorities in recent years has been assessed as not good, the management is mainly based on
administrative and inappropriate instructions and regulations. With the law of the market, and this leads to many
inadequate consequences in the management and clearance compensation, causing grievances and negative
impacts on the lives of residents, in addition to creating loopholes for corruption, adversely affecting economic
growth in general and the healthy development of the real estate market in particular (Phan Dinh Nguyen et al.,
2018). Therefore, a study of the laws of the market and the effect of these factors on the complex relationships
between the representative indices in the housing market is necessary to improve the efficiency of operations.
buying - selling, consulting, and state management of the real estate market (Asabere and Huffman, 1992).
However, the current situation is that studies on the housing market in Vietnam today mainly focus on
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analyzing the fluctuation of the housing price factor, specifically Kim (2004) studies the effect of the degree of
integration. The method of the house on the transaction price of a house in HCM, Kim (2007) studies the effect
of the difference in social norms between the South (HCMC) and the North (Hanoi) like that. House prices,
Chung et al (2018) apply geographic information system (GIS) to analyze the factors affecting housing prices in
Hanoi and Ho Chi Minh City, similarly, Bui (2020b) Apply the hedonic model to measure the factors affecting
apartment prices in Ho Chi Minh City, or as Bui (2020a) applies the ARDL (Autoregressive Distributed Lag)
model to measure the effect of interest rate fluctuations on The variation in housing prices in Ho Chi Minh City,
which is slightly different, Seo and Kwon (2017) study the impact of factors on the choice between individual
housing and apartments of imported households. residing in HCMC. As for the behavioral strategies of buyers
and sellers in the housing market, the liquidity of the housing market and the ability to sell houses in the market,
many authors are not interested. Therefore, this is a limited side of research on the housing market in Vietnam.

In particular, studies on the effect on the ability to sell houses, related studies in the world (there are almost no
studies in this area in Vietnam) only measure the impact in a fixed way. of factors up to sellability. Among
them, factors that are of interest are measured as the relative ratio of the asking price to expected home price
(Kluger and Miller, 1990; Hui et al., 2012), and house's difference from the average home (Krainer, 1999), its
value (Smith, 2010), vendor's motivation (Johnson et al., 2008), or the percentage difference of the actual
asking price relative to the expected market price of a home (Cirman et al., 2015). These factors, while both
found to have an effect on affordability, are only limited to measuring the static impact of these factors on the
viability of homes. However, according to the author of the thesis, the longer a house's selling time becomes,
the behavior of the buyer towards the house will change (Taylor, 1999), thus the impact of these factors on the
ability to sell. The length of a house will vary with the length of time for sale, so it is necessary to measure the
variation in the impact of these factors on the viability of a house over the length of time for sale.

Thus, given the importance of the housing market to the economy, the inconsistency between the theoretical and
empirical results of the effect of the seller's listing strategy on the selling price and timing of the sale, and more
broadly the effect on the viability of housing; Along with the scarcity of researches in this area in the small, thin
housing markets around the world, and in Vietnam, the author conducts the research on the relationship between
the seller's auction strategy. with the selling price, timing of sale, and availability of homes in the single housing
market in HCMC.

2. Literature review
2.1. Concept of individual houses

Based on the classification of the Vietnam Population and Housing Census (2009), housing types in Vietnam
are classified into the following three basic categories: permanent houses, semi-permanent houses and
temporary houses. However, these categories are difficult to accurately understand the diverse housing types in
urban areas of Vietnam (Seo and Kwon, 2017). According to the classification of the United Nations Human
Settlements program (United Nations Human Settlements program, abbreviated as UN-Habitat), housing in
urban areas of Vietnam is classified into five categories, including: shop house alley house, villa, precarious
squatter house, and apartment. In particular, the shop house and the alley house are two similar types of house,
the only difference is that the ground floor of a shop house is used for commercial purposes such as opening a
business store or rental business, and therefore the house The store usually has a street frontage and vice versa.
According to the World Bank (WB) classification, housing in urban areas of Vietnam are also divided into five
categories, including: old town house, new town house. ), villas, shelters and apartments. In particular, old
townhouses and new townhouses according to the WB classification are also the classification of shops and
alley houses as classified by UN-Habittat. These two types of houses have similar structures are narrow - long,
3-4 floors on average and especially fill almost 100% of the land area, so Seo and Kwon (2017) combine the
two types. This house becomes a single category, called a row house or tube house. Therefore, in their research,
Seo and Kwon (2017) divide houses in HCMC into single-family houses, including temporary houses, tube
houses and villas; and multi-famil houses are apartment units.
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From the above definitions, separate houses in the Ho Chi Minh City area are identified with three types of
housing: villa houses, townhouses, and temporary houses. However, in the research scope of this thesis, in order
to limit the discrepancy in the research data, the temporary house will be removed from the scope of the study,
so the object of the study is the adjacent house. tube houses and villas in the urban area of Ho Chi Minh City.

2.2. Some concepts about the price of a house
Sale price

According to the US real estate listing (MLS) service (MLS - Multiple listing service), the listing price is also
the price that the seller asks for their house for sale (asking price). , and this is exactly the amount listed on the
property listing service.

In the scope of this thesis, the author determines the asking price of the house as the price announced by the
seller (or the seller's broker) to the buyer (or the buyer's broker) on the means of transport. public news or
exchanges.

Transaction price or selling price

The transaction price or Selling price (Selling price) is the price at which the asset is actually being sold, this
amount represents the price the buyer is willing to pay and the seller is willing to receive in the delivery. Real
Estate Property (MLS) translation. When a transaction is made, the selling price of that asset will be
determined. This price is influenced by the current supply and demand relationship in the real estate market in
the region, the condition of the property in comparison to similar properties sold in the region, so the selling
price is possible. higher or lower than or equal to the asking price.

Thus, in the scope of this thesis, the author determines the selling price of the house is the actual price that the
buyer pays to the seller after the negotiation between the two parties. The price level is influenced by the current
supply-demand relationship in the regional housing market, and this price represents the price that the buyer
accepts to pay and the seller accepts to sell in the housing transaction.

Reservation Price, or investment value

According to Miller and Geltner (2005), there are two threshold values, the buyer's cutoff value and the seller's
cutoff value. The buyer's threshold value is the maximum price that the buyer will accept to pay to buy the
home, or the willingness to buy price. The seller's threshold value is the lowest price the seller will accept to sell
the house, also known as the willingness to sell price. This price varies among homebuyers due to differences in
preferences, tastes, risk tolerance, financial capacity and other tax-related conditions.

In the framework of search theory, the threshold price is determined at the search stop, and therefore within the
thesis, the buyer's threshold price (the buy threshold price) is defined as the highest price at which the buyer
accepts to pay to buy a home (stops looking for a new home), and the seller's threshold price is the lowest price
the seller will accept to sell the house (the stop is looking for new buyers). This threshold price varies from
person to person and is influenced by many different factors (Turnbull and Sirmans, 1993).

Market value / Expected market price / Fair market value (Market Value or Fair market value)

According to US tax law, the market price, the market expected price or the fair market price (hereinafter
referred to as the market expectation price of the house) is the price of the house when traded under edge
conditions. painting. In other words, this is an estimate of the market value of the house based on the amount
that a knowledgeable buyer has market information; Willing and not under pressure will pay sellers who are
knowledgeable, willing and not under pressure. This price is often unobservable in the market, so it must be
estimated based on precedent or extrapolated from properties such as supply and demand, maintenance,
renovation, number of bedrooms, bathrooms. , area, age and many other factors (Hui et al., 2012).
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However, since the housing market is uncompetitive, buyers and sellers may have different values for
properties. For example, the seller may feel that the indoor swimming pool is a benefit and therefore give a high
value to this facility in the composition of the home price, but the buyer (with small children) feels the pool.
Indoor swimming is dangerous and inconvenient so they do not set high value (or possibly negative) for this
gadget and thus lower the price of the house they want to buy. Or a seller who prides itself on the quality of his
home is very good and feels that it is very worthwhile, asking for a high price, whereas the buyer only cares
about the location of the lot and the surrounding area for business opportunity so to him the quality of the house
IS not important (because he may destroy it) so the value of the quality of the house for the buyer is very low
and reduces the price of the house. A home near a school or hospital can be of great value to a buyer with
children or health problems, but for a young single buyer those amenities are not worth it.

From the definition of market expectation and selling price, we find that the market expected price is the selling
price of a house in competitive conditions (the seller is knowledgeable, willing and not under pressure). But in
reality, market housing transactions are often influenced by a variety of influences, possibly on the side of the
seller or buyer, and thereby deviating from the market expectation. In particular, given the seller's need of
financing for maturity debt, there will be more pressure to complete the transaction and therefore house selling
prices will tend to be lower than period prices. market outlook. Conversely, when a buyer expects a home to
give him more benefits in the future (compared to other homes), he suffers from more pressure to complete the
transaction and thus the price. sale may exceed market expected price.

Thus, the selling price of houses will fluctuate around the expected market value (MLS) due to the influence of
market conditions (when the market goes down, the selling price is trending downward and possibly below the
value of the house, and when the market goes up, the selling price tends to increase and exceed the home's
value), and position in the interaction between buyers and sellers ( when the seller has a higher position in the
interaction (like the buyer urgently needs to buy the house), the selling price will be higher) and vice versa.
Hence, the market expected price can be estimated from the selling price of the house, and the estimated value
will tell us the expected price of the house under competitive conditions (neither buyer nor seller will accept.
pressure in trading) (Hui et al., 2012).

2.3. The concept of a pricing strategy

Bidding strategy is a concept widely used by authors such as Haurin (1988); Hui et al. (2012); Cirman et al.
(2015) use to refer to the difference between the asking price and the expected market price of a home. There
are basically two pricing strategies that sellers use:

Price below market expectations

With this strategy, the seller will set the asking price to be lower than the market expectation with the aim of
attracting more attention in order to shorten the time to sell the house. This strategy to put the house under
market expectation will make the house sell faster because when the asking price is lower than the expected
market price, it will attract buyers' interest. This will create competitive pressure and cause the buyer to offer a
price higher than the seller's offered price and eventually the selling price will be higher than the original asking
price. However, there is a risk in this price strategy that when a home does not attract sellers (or attracts not
enough sellers to create fierce competition), the seller may have to sell his home. with lower than expected
price. Therefore, this bidding strategy is recommended to be effective only in areas of attention with high
demand and limited supply, such as buildings with unique design or aesthetics. houses in the neighborhoods
around major schools.

Thus, the under-price strategy is to set the asking price to be lower than the market's expected market price of
the home, and this lower may be either a ratio or difference. In the scope of the thesis, the author determines the
below-market expected sale strategy when the value of the ratio of the asking price to the market expected price
of the house is less than one.

Quoting prices exceeding market expectations
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This is a strategy in which sellers set the asking price to be higher than the market's expected price. This
strategy is often used by sellers who have a strong belief in the value of the home and, most importantly, do not
have the time limit to sell. In such a case, they may be able to offer prices above market expectations in order to
test the market, and of course this often comes with a prolonged offering.

Similar to the under-price strategy, within the thesis, the author of the thesis determines that the strategy to sell
for sale exceeds the market expectation is when the value of the ratio between the asking price and the expected
market price. the school of the house is larger than one.

3. Research method

The main method is a quantitative research method based on survey data of individual housing transactions in
districts in Ho Chi Minh City and Hanoi, conducted from September 2017 to May 5. 2019.

With data collected from the survey, the author of the thesis will apply the method of estimating the expected
market price of housing according to the hedonic model. The hedonic model results will help the author
measure the expected market price of the home by determining the price level for the properties of the home.
The market-for-sale price is then used to determine the seller's bidding strategy for his newly listed home. In
which, the auction strategy of the seller is the difference between the asking price and the expected market price
of the house.

The seller's bidding strategy is then applied in quantitative research models to determine the relationship with
the home's selling price, length of sale, and viability. The results of these quantitative models will help the
dissertation author answer research questions corresponding to the first research objective.

4. Result

Table 1 Results of testing the impact of the old home's flooding characteristics on the selling price and duration
of the current home selected to buy

Price model Time model
12 13 14 15
Variables Coef. Robust Coef. Robust Coef. Robust Coef. Robust
Std. Err. Std. Err. Std. Err. Std. Err.
LnAge -0.0387** 0.018 -0.0404** 0.018 -0.1208 0.111 -0.1202 0.111
LnFloor_area 0.1609*** 0.036 0.169*** 0.036 -0.1864 0.148 -0.1892 0.151
LnLot_area 0.5282*** 0.056 0.5261*** 0.055 0.8548*** 0.233 0.8555*** 0.233
Shape -0.0864** 0.035 -0.0849** 0.035 0.0266 0.169 0.0261 0.170
Sun 0.0539** 0.024 0.0564** 0.024 -0.1065 0.146 -0.1073 0.147
Widestreet 0.0189*** 0.002 0.019%**= 0.002 0.0012 0.011 0.0011 0.011
Dstreet -0.0002** 0.000 -0.0002** 0.000 0.0006 0.000 0.0006 0.000
LnTworkpla -0.043** 0.022 -0.0439** 0.022 0.006 0.108 0.0063 0.108
LnTchd -0.0709** 0.030 -0.069** 0.029 0.3738*** 0.144 0.3732*** 0.145
Safe 0.0129 0.014 0.0125 0.014 -0.183*** 0.059 -0.1829*** 0.059
\Waste 0.0632 0.045 0.0643 0.045 -0.17 0.156 -0.1704 0.156
Smelly 0.0357*** 0.010 0.0365*** 0.010 -0.115%** 0.042 -0.1153*** 0.043
Noisy -0.0315*** 0.011 -0.0303*** 0.010 0.1027** 0.046 0.1023** 0.046
Flooding -0.0957** 0.042 -0.1021** 0.042 -0.2911 0.235 -0.2889 0.237
Oldflood 0.0631*** 0.023 -0.0215 0.163
_cons 5.5727*** 0.256 5.4939*** 0.258 1.1945 1.450 1.2213 1.485
District Control Yes Yes Yes Yes
Dummy
R-squared 0.8867 0.8879 0.3063 0.3063
Prob(F) 0 0 0 0
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Root MSE 0.23267 0.23427 1.1973 1.1987
Dep. Var. Inprice Inprice Intom Intom
N. of obs 448 448 448 448

Housing price model results can account for about 89% of the variation in house prices and time for sale models
can account for about 30% of the variation in time for sale of a home, these results are Similar to the results of
the related studies cited above. In addition, adding the variable representing the flooding characteristic of the
old house, the Oldflood variable, in models 13 and 15, the estimated coefficients of other explanatory variables
were almost unchanged compared to model 12. and 14. This implies that the model estimates are solid and that
the control variable, Oldflood, in models 13 and 15 can be used to explain the impact of flooding characteristics
in an old home. Up to the transaction price and time for sale of a home purchased in the present.

The results of estimating the impact of the homebuyer's old home flooding characteristics on the transaction
price and duration of the current purchased home (models 13 and 15) show that the Flooding in old houses has a
significant effect on current home buyers' searching behavior of new homes, which is consistent with the thesis
author's initial expectation.

Specifically, the results of model 13 show that buyers with an old house flooded have an acceptable price to pay
6.3% higher with a significance of 1% (equivalent to 500 million for an average house). sample) vs.
homebuyers with old homes that are not inundated. This implies a lower threshold benefit level of home buyers
whose old house is flooded, and this experimental result is consistent with the conclusion No. 1 of the
theoretical framework that the thesis author has developed. .

The results of testing the effect of the old home's flooding characteristics on the length of time for sale of the
newly purchased home also showed an inverse relationship consistent with the author's expectations. . This
implies that buyers with a flooded old home will have an incentive to quickly move to a new home, with a
higher acceptable price so their search time will be shorter, and this is consistent with Conclusion No. 2 of the
theoretical framework developed by the thesis author. However, the results indicated in model 15 show that this
factor is not statistically significant. The reason may be that the length of time for sale for a home is not a good
representation of the search time of a homebuyer, even though these two metrics include the length of time for
negotiation between buyer and seller, But this time only accounts for a small proportion of the time for sale as
well as the search time of the home buyer, so it does not guarantee the similarity between these two quantities.

5. Conclusion

In order to clarify the controversial capital relationship between researchers in both theory and experiment on
the relationship between the asking price, selling price and the length of time for sale of houses in the market,
the author concludes. Project on analyzing the relationship between the seller's bidding strategy with the selling
price, time for sale and the ability to sell the house with two specific objectives as follows: (1) measure
measuring the impact of a seller's pricing strategy on price levels, on time for sale, and on a home's ability to
sell for different time periods for sale; (2) Develop a theoretical framework to analyze the effect of old home
characteristics on home buyer behavior.

The analytical results in the theoretical model developed by the author show that the homebuyer's threshold
benefit value level and the home buyer seek time expectation have a positive relationship with the the value of
the benefits the buyer receives from the old home. Thus, an old home with unfavorable properties gives the
homebuyer a low value of benefit (low GO) and thus influences the homebuyer's behavior in the direction of
lowering the price. value of the buying threshold benefit and shortening the period of time to seek expectations
of the buyer, meaning that the buyer will want to buy a house faster and accept to pay a higher price.

Research results show that, in the Vietnamese housing market, the stigma of homebuyers is strong, so a low
price listing strategy will not only reduce the selling price of the house but also This is a negative signal to
home buyers about the quality of the home, and this will make it harder to sell with reduced availability and the
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expected shelf life of the home as well. prolonged. Therefore, according to the author of the thesis, a reasonable
strategy for sellers in the Vietnamese housing market is to carry out the strategy of selling for sale above the
expected market price of the house, that is, the seller. The house should adopt fishing behavior on the housing
market. The empirical results show that a seller's over-selling strategy will increase the expected selling price of
the home, and at the same time, make the house easier to sell over time. Sales of shorter expectations and
increased availability of the home on any given day. In addition, the research results also show that the impact
of the over-price strategy, although there is a decrease with the length of time for sale, but still has an impact on
the ability to sell a home until the time. After 180 days, the author of the thesis recommends that the home seller
should not reduce the asking price during this period because this does not only make the house easier to sell.
but it can also lead to a stigmatization of buyers, in which case the buyer may request additional discounts or
extend the time to seek further discounts. Conversely, when the listing for a home exceeds 180 days, the over-
price strategy no longer has an impact on the home's viability, and therefore, the seller can take measures to
reduce the price. the sale price needed to attract buyers.

A car's likelihood of entry is a factor that has a very strong impact on the price of the home and on the
availability of the home during the first 30 days of sale. Therefore, in developing new single-family homes,
developers should pay special attention to the width of the road in front of the house to ensure the house's car
reception, which will have an impact. A sharp increase in the selling price of a house can also help it be traded
very quickly.

Research results show that individual homes with a small campus area are always more likely to sell than large
homes with all dates for sale, at the same time, the average time for sale. for these properties is also
significantly shorter at 1%, particularly during the first 30 days of sale, although the prices for these properties
will also be lower. Therefore, the author of the thesis proposes that, during the downturn of the housing market,
individual housing developers should develop individual homes with a small campus area to help shorten the
listing time. sale and increase the sale of the home. This will help improve the housing market downturn.
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