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An Analysis on the Reference Effects of Reserve Prices in Real Estate Auctions

L st & (No, Hanjang)*

o
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< Abstract >

In the field of real estate auctions, it is anything but a strange happening that the winners who
made an overbidding are likely to suffer from the extreme losses. This situation is what is called
winner’s curse in terms of economics. On the other hand, the owners sometimes get losses against
their will on account of the low sold prices which below the real value of the articles. These
phenomena are not easy to accept from the viewpoint of rational human beings. Winner's curse
is stemmed from the incomplete information of real estate auction system.

This study was carried out for the purpose of analysing the effects of reserve prices on the sold
prices so-called reference effects in real estate auctions. In order to accomplish this goal, we
analyze whether reserve prices have effects on the sold price rates, and whether the difference of
reserve price levels makes some meaningful gaps or not. The results of panel data analysis show
that reserve prices influence plus (+) effects on the sold price rates in Seoul City as a whole as
well as in the five main zones of life. ANOVA test revealed that the difference of starting point
made some meaningful gaps in the degree of sold price rates.
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A& AA

5,990

37.72

192,81

95.89

14.46

=AY

175

51.98

180.00

99.46

16.42

FHYB

1,495

48.30

192,81

101.14

16.00

BB

1,700

37.72

182,87

91.97

13.02

Ay

685

43.75

158.00

93.78

13.07

Ay

1,935

46,67

158,00

95.70

13.36

A
vjZ}
7H
(%)
(RES)

A AA

5,990

33.00

100.00

83.32

11.80

=488

175

51.00

100.00

84.55

12,17

TEAEH

1,495

41,00

100.00

86.99

11.28

B

1,700

33.00

100.00

80.89

11,91

ME8L4

685

41.00

100.00

81.46

11.42

AdyE

1,935

41,00

100.00

83.18

11.47

A AA

5,990

0.00

1.00

0.11

0.31

=B

175

0.00

1.00

0.18

0.39

2489

1,495

0.00

1.00

0.10

0.30

B

1,700

0.00

1.00

0.11

0.32

A5

685

0.00

1.00

0.12

0.32

A

1,935

0.00

1.00

0.09

0.29

FrAH

[ely =i

(LIEN)

A& AA

5,990

0.00

1.00

0.03

0.19

=AAE

175

0.00

1.00

0.10

0.30

sEAEd

1,495

0.00

1.00

0.02

0.15

g

1,700

0.00

1.00

0.04

0.20

AR

685

0.00

1.00

0.07

0.25

K

1,935

0.00

1.00

0.03

0.17
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gzl go|thHlE7] 2009) <E 2>E dgiA A Z&wa0] ujzihgo]| iE) o] wEkoaw
AR 171 B & SHRTE TLFH moqoz goud P nHAAE R S0
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(E 3) POLS % THES} F4A5 slsh g el PAS Bale] F 7
O A Fog NS BT 5 gdent @ e

@ POLS 1A a% POLS ¥ 2 1AEI} B F of= A A&
LRES|  (iige | qoioe 3 wAgteliE o1 el & Aol gleks Alo]
I BID ((5)603(5))*** ( féo;g)m o, & 3}‘%—% A Aol g ‘ﬂ_ﬁrE Zdul
: : o JAXE HAuA7AS] 71Ed gt A

LSQU —0.0ZO”. —0.020”- ol ] N .
(7.17)™ (-7.70y A ez guli=s ARdolt HAAwz A s

LTFL (anf; (02%07[; w2174 Apololli= o AVAAS B TFsA
LELO 20,003 20,003 o] gloemz olgd HAIME 7|FH aNE
(3,160 c2750 2 5 9l el disiiE AEe de] I

scro| e o Sk AHo] Qrkin o] A4 Ak B
supw| 0% 0001 del APplg dn 9e BE AP

JPP Ry oo wraka AAuzizolhs slete) 4ow

070 042 RAE0] P WThs AL AFH 5 9]

TENA| ey & o 71Ed mBRE A5 5 ke olfelA
LIEN s oS ﬂ'?ﬁq-%ﬂﬁéériﬁ_ﬁgxgﬂ e
Fixed Effect = T ugrHEe o 54 7HAAH| s

20061 1.171 Ak AR E= Blo] ofuel, ofg] 7] MR R

20074 | 1154 7§14 BAE SRS B AA B

,,,,, 20084 | 1142 T Wolk and Spann, 2008).

————— o o e QaAse] AR el on
Adj, R 0.736 0.754 o] zl=ol] AE¥ow S5EA] &S v g
F-stat 16616 2031,5% SHAl A7 S St RS g &

F 1) FEA5E 22 A2E a7k son) ogk o] opm, Aufe]l ¥ B AFAEES

Z2) ()3t e LEARo|R], e e 77} ; )

T=

2
1%, 5%, 10%9] A o4z ofn) A E3E<] 7HAel digh B4 (uncertainty) ©
(e}

A7 €
ARz &
Helo] Al
ZyApe]

13) BEEAe

O’Connell, 2003).
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=48 FEAEA TEAEA AEREA AgEd
POLS | »A&¥} | poOLS | 2AEY | POLS | 2A®Y | POLS | 2G| POLS | A&}

LRES 0.897 0.795 0.936 0.789 0.859 0.798 0.782 0.729 760 0.670
(19 24)*** (14 59)*n (61,78)*** (43 28)*“ (78 77)*** (67.05)*“ (36 20)*** (31 35)**: (54 97)*-" (46.90)**1(

LBID 0.073 0.066 0.071 0.064 0.059 0.054 0.041 0.036 0.027 0.024
(11.57)* | (10.04)** | (38. 56)*** (35.77)"* | (37. 29)‘lk (34.46)™* | (13.61)** | (11.72)** | (15. 01)‘“ (13. 80)***

£
B

sou | :0:006 | -0.007 | -0.0 0,009 | -0.0 -0.006 | -0.015 | -0.018 | -0.0 0.0
T | (0.41) | (0.43) | (1 >4) (-1 78)* (-1 56) (167)* | (-1.64) | (-1.98)* | (-5, 55)“* (5. 47)***
pre | 0042 | 0034 | 0013 | 0012 | -0.008 | -0.007 | -0.013 | -0.009 | -0.003 | -0.003
(2,600 | (-2,18)** | (-2 46)** (-2. 40)** (2,320 | (-2,02)* | (-1.91)* | (-1.32) | (-0.70) | (-0.87)
0.010 0.008 | -0.0 0.0 0,002 | -0.001 | -0.0 -0.007 | -0.001 | -0.001

LFLO 1 (123) | (1.03) <z91>*** (267)** (-1.18) | (-0.17) (223)** 191 | (0.75) | (-0.43)

sowo | 0,001 | -0.003 | -0.010 | -0.009 | -0.008 | -0.006 | -0.015 | -0.011 | -0.010 | -0.003
(0.06) | (-0.20) | (-0.88) | (-0.8%) | (-178)* | (-1.44) | (-2:42)* | (-1.85)* | (-2.66)* | (-0.87)

SuBw 0.022 0.014 -0.009 -0.012 0.007 0.004 0.002 0.007 0.005 0.011
] (1.13) (0.74) (-1.60) | (-2.34)™ | (1. 75)* (0.94) (0.37) (1.25) (1.33) | (3.22)=*

VART -0.023 -0.022 0.003 0.001 -0.0 -0,003 0.016 0.011 0.009 -0.004
) (-1.53) (-1.47) (0.68) (0.21) 1 43) (-0.87) (1.41) (1.01) (1.46) (-0.07)

p— 0,014 0.013 0.012 0.011 0.001 0.004 -0.001 -0.003 0.015 0.019
: (0.85) 0.81) | (2.02)= | (2.09* | (0.34) (1.08) (-0.20) | (0.34) | (2595 | (340"

v | 0033 | 0018 | -0015 | -0.019 | 0019 | 0016 | -0.007 | -0.008 | 0.003 | 0,001
(1.46) (0.74) | (134 | (L74* | .660* | (2,320 | (:0.61) | (-0.74) | (0.34) | (-0.01)

Fixed Effect

20061 1.103 1.119 1,021 1.412 1.743
1.095 1.117 0,989 101
1,008 1.092 0.967 1.424 1715

1.101 1.057 1.000 1403 | | 1707

~0%6 REC 0570 ve || L6%0

0.752 0.768 0.775 0.806 0.811 0.826 0.093 0.706 0.655 0.694
53 31»1»1» 64 9*** 515.6*** 6899%” 731.2*** 901.1*** 154.5*** 1835*** 362.3*** 482,6***
* 1) FHuae 272 AgE a7RLson)

F2) ()-he] gk veARgelH, =, = A7 1%, 5%, 10%] SAIH frofess ov

jus

A% A4 2ol o)

SAtH(Bazerman and Samuelson, 1983; Kamins et FAVgS
3k = AE Ve aYE Btk

al.,, 2004).A2]gtol] 7133 Q17ke] Yol TAS A= %
Hol= 53] oM olAd Azt

ARpEo] HAMAIAS B 7k 2 A5 2) sl 71EASAE A At

Faks Wo} 150] A Estarz} sk 7ol A GAP TR F7ho] AFAN0 2= Bl
Wsks 7 ee AR AES Vel ave SHAAE Pt JATE A Wriete] x|
waw, o gve] §5 EE RS Sgshs o uel A= o]dX FASYY 4BPe B
TAETR oy Bg9 deY HRY . ol 97t B wiie] £ AFME ofutE
s A EIERA 23 S T2 o83t AAH7F A5 A=) AAREE 20061 195

I 3JtHRosenkranz and Scmit, 2007; Trautmann H 20104 69741 AZH W= Asto] o]
and Traxler, 2010). 2 <A7ollA= ek 22 Al 717F bl A& ofgtE AujellA w2t
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3. AAANY AR5E
Aol

7] 46}04 AA AV X}E%— él% JMUHﬁ
74 ol WeEH00%, 80%, 64%, 51%, 51%MW

14) AA) A} 5T ZIRABARE o] £4
R A AgA AAdNG FYF 2AS
b ulel S0l 14 BN AR ARuIAI Aol L ol 1ol ARk of
NHAGEd Wate THAE Aeld avE onsiug, AXuAAe B4 44T 1F% W
Hlw3hs e g #A=o| 7153} thBarrymore and Raviv, 2009).

15) &4

—|—‘

it r[r

-5

A3 189 B

PSS AR SR o] el
A(ANOVA)I} - AAel viz7kee] 24
o, Figk B, ARARLAAFGRh ] Aols
B WBIATHS), <F 5>2] ANOVA Aol up=w
F1880] p-0.0002.2 HAvj27HE] e} T
23}l 5709 AT Afole] wlZyHS Hito] &
SJrlgk Zol7t Irke AES W 4 ok

<18 2> HAuZA7FE0] 100% AR 1E
S RIE S1%VNl AR ES el i
= 7S] B Yo Eae A7
Aoz wofFal glon, o HdNE &
8l AaAl ok vl N HAAMA (7S
7@) Fo| th=d uH7l7].g(u}_0‘7ﬂer) A=
FRIth: ARdE BRI 4 Slek

Sii

F

(3" 2) AR Al

W27 Aol
120
110
W 100 \
7_|}
J} 90
g ® =
g M0 ~
80 “'-\
50 T
40
100% B0%AMIE G4%AMIE B1%ALIE  BLATIT
AHIE AIE
HAAWATIE R AATT

2) AR (Post-hoc test) ¥} t-747

RS ) ARl v sl A}
AFES) ato] sk Bk AR WHe
Ll ol gk zto|7} ow gk HekEo] xfoloA 7]

A5 TR Aozt A=A Lok ] Sfsl HolHu
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(¥ 5) ANOVA 3§ 3}

A T A FH 23k Heligk | ARAREF(ESE Bt Hire] FFA}
100% 1% 1,670 100.00 192.81 107.8400 111.4953 0.31430
80% L& 5,300 80.00 144.87 89,2200 90,2263 0.10247
04% 1% 2,168 04 114.20 77.1900 77.2306 0.15077
519% 1% 365 51.20 101.05 62.7000 62.7714 0.41585
519%m|¥F 18 128 21.63 83.64 49,0600 48,3115 0.71625
AN 9,631 21.63 192.81 87.9100 89.3908 0.15827
Al A= BAANF Fak frolgtE
ez 1,614,991 4 403,747.7 | 5,486 0.000
ek 708,455 9,626 73.6
A 2,323 445 9,630
ASFeAE o 5 glom AEAl ekl o HR ofzle] AjolE molw glEn), HHujzbL
b E7EA BAE Aalalof FThio B ATl go] 100%Y W e AMTFL sk 3

Bl el

7 Aol 249 delHe 47 vEa, o 7o) 111.49% 2 HAANZ7HER: oF 11.49% 4

o A ] Adalelg Auder Rl & = Adfshke aeoR yERey AAvATHE
T RS 125l Scheffe WHOE HAHS o] 80%, 64%, S1%OlA HEE Ark1EelAE

A

Arglom, < 6>of vieRd nke o] 5749 ujzb7Hgo] Zb2t 10.22%, 13.23% 2 11.77% A
ek Zholl B Hatgre] fFomgk Aot e BA e Zlow UEith

ZoR Uepsith gk AR ARE T gleb e EAATE YEAkEe] 4
A&e] ofgtE Auljel] oAM= 71 HA ) A AAG HAAATHA S 83to] &
2WHE s A AR 1 Rk ARl v THOR ujzto] o]Foixlrth= At EFEA
WH SRk olithe 71 2nE IRIg & 2he Zlo® ofgEofof gt §jERlEe] 7]
Ak FHoE AXE HAujA7HAel o] AleH

i

ohel, 7123 stel Aol glort 2t 74 e Wt s A4 WAS Y

16) o9} ZL F7HEAE ARFEA(Posthoc tes)©]E} d1H, SHAH TF o] wel Scheffe, Tukey-
Kramer, Duncan, Dunnett 5 &J2] 7}x] ¥ o] o]&5x Qi)

17) Ao M e A4ke) oA AR, ZIHFERE 1S ddulolH AN ALtz
A B3l G2 9631719 AAIHIOlE FolA e F38A] ¢ vlolHE A AT 5990715 AME
PO}, ANOVASIAE 9,631705 57 ARRSITh o= sidEA oA AR 5990015 7124 g
2 UE AT 4 JAdY 527 B4 AFYE wF 15 B2A X3 AL AAd g
ANOVAYF AAJstg o, sidiaa= g2 BAEAoA = 7133tA] & dAdolE HAE AHE-g

- -
Ao Faghe vlastks 2] 45 U #94S e g Hielth
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7149 4819 WA £ (range or threshold
of internal acceptable prices)= *Yil It}
(Monroe et al., 1977). Webx] JEAREAl HA]
iz} As e 9% 7|57} (external
reference price)©] =018 74-9- Z15l0] APAle]
7S 14401] or o]E Hholgol, 1
A5 Blojd Afol= ol sk AlelA
5= HolAl ¥th(Monroe et al., 1977). $1<}
& oz} a5 o)l elahl HEA Aul
ol F1E azel elstel HAuzi
Gzol weh wzlA Sel GEe v
1 HAmz o] jEAREe] WiRA 487t
] gl 501 SlolA YA o] ol A
2 AR, HAA7E0]l 1 MelE Hlofy
W As T vl wiztell AsistAl W=

ok fleh 22 BAAI] digte] ol gAd
A AedoR AR Ao,

A aEE 49 AzAANANEL B Y
Aol AR F1ER G2e o) Tt
= o] oRluk= oj%e] AY)R S Stk 1
Aut 7IEAH avks AR EdddeRe
Slo] FRsae, B4 ARHA

BA] FA7E F08 Al
7) ol s
2010). 714 A&e o]
“dvgo] Z(prospect theory) = AFgHE
S el A58 Wl s
A A}l 01212 AAMA oA A x| o]
A-5<(adaptation level)Z}e] 7| Slof|A]

X
Mo oxl o my¥ rE‘: ot
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ok =

o 50
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=
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KN
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_Qi
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=

N
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rlr
2
S
%
o WE ot 0284 19
o,
=
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l-H
i)
23

o,

(Z 0 oot
oo I & rlo 1

(¥ 6) Scheffed] ARZEA A}

| A ul 2} Bt Aol HFE
(%) | 100 80 64 51 |s1m)gk
100 0 | 21.26° | 34.26* | 48.72% | 63.18"

80 -21.26¢ 0 12.99* | 27.45* | 41,91*

64 -34.26* [-12.99* 0 14.46* | 28.92*

51 -48.72% |-27.45* | -14.46* 0 14.45*

1Al |-63,18¢|-41.91* [-28.92*|-14.45¢| 0
“= p (0,001 9]

otjek
(reference  point)¥} IRHE WHsE 77
(magnitude of change)oll £J3to] ofal=|ojo} g}
(Kahneman and Tversky, 1979).

WA 10095 olher) 23] fElo)
FHAz}7FA o) ZHA7FA 2] 64%8<) 6247 Rkl o

O

I BAE ot 2R ke T
dlof] Asfjgitets I Al oA el A
T Ao 1 80 AR AR Azt

oA Aol 7HARD HAEZEA B il
o ohe, F& AR <14E 3L = 7
ae] oA G ofvlshs AA Rt o
Z7HEolRRs A TS stel 217 51

Wm0l FhWaT ALS o] S Hx HA v}



St Zofol| A0M ZMoiA7HA0| 7Y Bat 24 125

ol Aribel] ASHoE M 9% 4, BEA ARAET 12 &3
fE ohEgle ol) Agamt ok

<E 7> A A ol tieel el glol AP T BAETE Am gl A
AY Alole] Fitgk Aol Hlwshs BT A S ovlshe AArkast izt
e o Ale) A 2

to

€ Agste] st ek
o] %oll A+ 70|, Scheffed] AFEAA A} ek ope} Auel] ojate] 9RFHAES 4
o 5 ATE AL 5 AT Ashs g AR s Ak
Hel 9 7E71AS Hrlsls 74l T AuA
(E7) AAPRe ANag w1 2 A geAAks oA 01318* 7AE AV 2 st
o olgle] AalH Fake W el fick w

A olye WA % THEA] ¥ 7)E=H &

ul sz frelag| Hole] "
b: 2}o - - -
U e (BT paon e Bajeis 9ol BAE oud] ol
100% ! AL £ gt} B oA o]z sk Ao
Z > 164336 0.000 | 21.268 | 0.330 He = 9l T el Ao
800 Zolsle] BAGPE 717k 54k Aol 2 7}
100% 2 = = = N
) 42/ 98.286 | 0.000 | 34.263 | 0.348 AHE e 270] QYA o & A% 31
0470
47 0.000 48.72 0.521 i =
swp | ’ =) ofng Ban
100% 2 L olgE ujujA|Re] TFAXS8) MBS
) ! ' 80.780 | 0.000 63.183 0.782 ]-'4_ HH ] /] }_‘ ]T ) s
51% =4 Al Ash 2AWY 7L 20061 197

80% H 64%]| 69.493 | 0.000 12,995 0.182

20108 697H] 5478 Bt A A optE

80% H 51%| 67.717 | 0.000 | 27.455 0.428
80% 2 51%

uplA e FESGRAA e AAUE

62.681 | 0.000 41,915 0.668

ikl Z4517) AR 2006 19RE 20073744 F
64% H 51| 32,690 | 0,000 | 14,460 | 0.442 VA 7)o W 7pAA 717k} 20089 9
64%1;]%}51% 44859 | 0.000 | 28,920 | 0.644 QA A =571 mE 2 £ A5k 7|3¢
519% 2 51% S 71 B 200995-E] 2010 Z=R7EA]

() 0 17.626 | 0.000 14,459 0.820 ]:]]_]’ﬂX_' E}fl_z‘]_ EZ]H/H]E 7]%§4 ']i q_ﬂ_]}d\_q

h}

tho2 offE AujAlge] HA w7 7HES
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WE-E 20079 Alelolli= Hat 80.63%2] vl =
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&o] ghigl sjEAol e Eekal HA AT
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Al HA o] 1 WE ol & Aol
& 23d 717k 3 aEste] <iE 8>3 ol
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ato] 71 mele Fofgh Apolzt QUSlEA
o 55 AT

22 Hgk H2xAEW FFHLOLS : log
ordinary least square model)!9)S- A7gdalo] 7} W
STAPER AN 3] AE Hlaskgit
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TABE] Sfel Syast FEHSE e 21
o= 3|AAE Ao, Tt ARl
B3 AEAME A

3 7He] SlufE Aol digk -3 (Hardin
and Wolverton, 1996)0.%2 FE&Hgo] 215 F
slom, dlolEe 963171 AAHolHAAS
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AT HA7EES] w27l digk 3]
AAFE gn|sl= LRESE 7|7HEE 2jo]S K
Qom, olgE wjujr]e] 7|7} ghiksto] wuj
m7pAR G} HA iz o] w9k ZIRKAL

ZhellE BAAGR] = 08712 EA UER}

o

(% 8) H& AdEel uke 39y +74
I 2A] A

A17] A|27) |37
T (09
‘06 d-07d ‘osd
(0007 '104969)
s ju7 12 =897 w714
AAE e Ay kR |
0.871 0.895 0.785
LRES
(131.69)* | (72.69)** |  (99.79)***
0.059 0.006 0.040
LBID
(50.86)* | (28.08)*** | (36.08)**
0,002 -0.023 -0.020
LSQU
(-0.93) (-4, 11)"= (-6.41)=*
0,005 -0.022 -0.001
LTFL
(-2.06)* (-4.51)™ | (-0.06)
-0.001 0.002 -0.005
LFLO
(-0.34) (1.13) (-4.13)"*
0.002 -0.008 0,008
SCHO
(0.83) (-1.64) (-2.71)¢
0,005 0.001 0.008
SUBW
(1.93)* (0.03) (3.17)=
0,002 -0.003 -0.001
MART
(-0.87) (-0.73) (-0.59)
0.012 0.012 0.008
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(3.27) (1.95)* (2.46)™
0.019 -0.004 -0.001
LIEN
(3.47)% (-0.52) (-0.24)
Adj. R 0.832 0.856 0.781
F-stat 2189.38* | 853.10%* | 1301.53"*
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O

FN
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M

o
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