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Anchoring Effects of the Auction Prices of
Foreclosed Properties on Their Subsequent
Sale Prices’

Tzu-Chin Lin* and Guang-Jiunn Ko®

Abstract

Product heterogeneity, infrequent sales and scant information, among others, all contribute
to the complex pricing process of a property transaction. A series of studies that adopt the
experimental approach have examined this process. It is suggested that both professional
appraisers and sellers and buyers take account of available price information in their valuation
and in determining their offer and counteroffer prices. Among those referred price information,
the previous purchase price of a subject property appears to be the dominant one. In other
words, the previous purchase price has acted as an anchor for consequent price negotiation.
The price of foreclosed properties is constantly proven to be substantially lower than that of
otherwise similar properties. Based on the above observation, we propose a hypothesis for
empirical testing. The price of foreclosed property will exert anchoring effects that results in
a lower subsequent resale price in the normal market compared to other similar properties.
This hypothesis is not supported by our data. The interviews with professional investors
in foreclosed properties, however, show that a significant percentage of the interviewees
deliberately hid the information from the buyers that the subject property was purchased from
a foreclosure. They hope to maintain the information asymmetry and thus their bargaining
advantage. We believe that the concealment of information might lead to the absence of

anchoring effects of the price of foreclosed properties.
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R A BT S (AR 2 Z2 B RIS BB K R L 2 AR B B B
(marketing mechanism) FYEAEEER © Quan (1994) PR REHIRHBRIEE C A8 E
S A B SRR E (AR - Mayer (1998) FEE IRAZE 19804 Y%
AR BN ERS R T EIR0% ~9% 5 3ERT T 1980 F ARBIANE IR RIPTEI% ~21% -
Allen and Swisher (2000) tHE$Hl - EEPREETHETREIA B EER - ik—
IERENAEAR30%~31% - AT BB SMITERYZEE - BIPTE G s =%
EHNEIR B R — A B EA A EE - 25558 (1997) B - 5
JETE IR R R AK0.2%~ 13% - SREEH - $EEREE (2002) AT EHTHE
2EELL EEEG B TE ER - thBlE i A L E{K25% ; B
HerifEE22% 5 At ~ PEHE ~ FEEISEEEZERI10%~14% - BRIEZ0 (2004) %
B IEEHERS R L FHREEAR  GAUEHE R — A BEK T17.2% -
TEE R Ry 2R FE 0 E I BT B AR - B A BN e R 15T
LHrE IR -

bR T LB RSN I EER - MR EEENE CBEA N #E GER
1) - 19B3FRERAHEBEN 245 - B1996FEMNET7.28 @ HHE=F2M -
EHRBENEE - B200154:4% - FEENEBEEE&R20E 5 - ZJlEngE
R E G ETEOAEEY - AR RME R » DR E— A BT
AEZNENT » EER G FHRESERE -

WA ERAENITE - (2R THERIEHREEE - fEHDIRIK
BRI EHER - B — RS EEEN - AHEEHERENENEEES
K FENEATHRIE R — TSP ER R - MERASCHESINEIEEEE
BHERR (103%) - HEEEEENER @ RIERMIERENEREEEE T R
BLR -

R ERBEHHERE
R 199311994 /1995(1996 (1997|1998 1999|2000 (2001 2002|2003 | 2004

HEHE (E) (243114572 8 [10.4[15.2/19.2(24.7]29.8(30.6|27.2
ZORIACHE < SEVIFEER
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=~ BTRHUS BB E#RUR

BT E AR ARE TR SRR - FEH A H A& - AR
PG EERDE - DL ERERE A DI - TR - SERE © IROTEREY
HIMEIEREAL - AR R R sy I - R RGP sy EAE R T - Al
FEAEY R ARG IR (heuristic) 38FE o A B EERENYEANEE » B
JRTRSRIRF IR PR - RIS e e — e KR Bl AR = - quﬁﬁﬂ'ﬂ%@
T%Jﬂ&ii%ﬁﬁﬂau&ﬂﬁﬁ (anchoring and adjustment) ° A{ERREIKEE AT »

R EE R N S BRI E Ry 2% (st Ediianchor) ﬁf“‘ﬁiﬁﬁéi%é}%ﬁ
BB IE S ZIREAERI45 R (Hastie and Dawes, 2001: 100-102) = FAHEAETEH
FEHSEA TEHEEIE | PRSI A AER o SRR R T A E PR - A - (Hth
AJREBUBEERMMHEAIEEIIEDL T » U N R EER A -

Diaz and Hansz (1997) FIFIEER 5= - WFFE44 0 ERTE A PGR M L A5 {H
17 o VEERTUEREGEATH R Z 2 E i (EEe (2 Se il EHER A 2 - 2R
FZAGERNTEAE E M sy - Al R EE A ) S E R e S &R L
A DA R FEHEHEAG I AE AR Z (E#% - Diaz and Hansz (2001) ZEfR{G{ERTE#TT R
TS - BRETRE SRR ~ EhALAEAYEE THUBZKI{ERS (the uncompleted contract price
of the subject property ) Eil FLHRAEAYETE THYZZKI{ERS (the uncompleted contract price
of a comparable property) * EfAMLEFERAVEZEE - HSTNMAEAIT 4k (K2
FE AR HERIH - RS EARAE ~ Eh AR EERIRE ~ PLBARAYEERIRE ) 2B EES -
FE SR BN (AT E S EEAR &N L 1 BB R ERS ST EMRAYKIZR - Diaz

(1997) WHoEanFipi AR (Atlanta) HIEAEZRAGERD (expert appraisers ) BLEE(
{ERT Capprentice appraisers) ZEHIERZ © MHEEKEHAL TR BIAKB @AY T 522
H - 3l HAR > B ERAGE RN S B A E Rt — 7 A (B R It 22 e Rl r A5 8
e o FLigcH S HLEAS ARG R AR - DiazZ@ BB & E R E( fE AT
(BERKERE) FEAREAERITEZ -
bR T ANBYEASETT RBF5E4L » Aycock (2000) EdKristensen and Girling
(2000) FEFREIAENER SR » A ER(EEE ) & DI e[S & AR R TR E
Bh o Aycock (2000) HFEMETEHEE TNMETE TR - ZEBUEIGEAH)
E#h & (Georgia Institute of Real Estate) HY1760 € B R¥i5 - FEtkr il EbeE1E
TEE® ) - BI%6(E (asking price) EIR{ZRAE (previous purchase price) &
s B A B AE R - TFERBIEE )5 E{EFAEEN L - BIRBEHEAR e
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SRR EYE T PR - (ERERA B EE NG - EEWRE EE Y e ER
ferf o (HAE DB R E SR - ESHE RS A5 2R E R Rk fhre -

Pt ER - FEE KRR A ES BHZEMR] - Kristensen and Gérling (2000) F]
MBS BEAER S EEF - BYAAE JEE - BEkRER > 85

Hif& (proposed selling price ) FERESHEES (anchor point) ; B 5 HEE S - HIE
ZIEfE (counteroffer) MK IS - thoh - BT HEH R TS H RN A EIEHE
(estimated market price) » DIPE Ay i = AR {E#E (reservation price) °

A DUE B 73 R ERMF S — R - fEREENER A SR E (WA )
) - DURHHRRER &R B B I » 152 B i R S I e (AR &
AN (WHERER, ~ AiREAER - EHFES) - FHICESEMEIE R %A HEE
DIEEER (BAEL) - SRS @ EHE&REE - fEN— ik
R - AT RIS AR E (FEER ) el HER T E 6% - 212R
SESHBURTAAE » e SR & s B A A fEA » Diekmann et al. (1996) £E5
A RHUS{ERS (previous purchase price ) ¥HAZNE 'S & S# HHVEHRETR - /EEIGE
TR E A EIERTBILAKA (sunk lost) o —RINWVERHR » B H0YE]
f& (pricing) ~ HAMHE (offering) LUREESTREEHRME (negotiation strategies )
#EHE B TIRT KIS ER - mRIVEER (negotiated outcomes) KAz
FE AT RIS A EER R - BRI BIfEGenesove and Mayer
(2001) MIBFSEH o fEELIBABRTE (loss aversion) RyH#EEL » DIEERRAR &R
ST 1990 AR A E TG o A REUR » HREEAE SR B R i A N+ AHER
JREAE T - A E LR ER S - AR R E - H2 A EE
15 o BIRIEA BRI PAE L T ESBEHYRUR © Diekmann et al. (1996) LUk
Genesore and Mayer (2001 ) FYRFFEHE— 225N BlE Al K EUSHE RS E S8R
DUBCES A B A fE RS Y AT RESZ 28 -

SCRRIETRE 3 2R AV EREL © ANE) 2 fEAR U SR AR TR A A7 A i 8 S S B
% - I HE RIS ER S EERE SR, - AR EREREE - THREnE
HEBUIB R KIS EER o KBRFIMTS R RS DU —fe AN EhE =
EBZER ST R RIS ER S S AR TR - Rre s BRI A (B -

AWFFEAE20074-3 H7THEBH1ITHEL TiEEARAR, ~ TEmESRS ) ~ T
THEE S  FREY - KRB S SRR < AT - fRLIEGRH
fitg - HE2eR A RIEEHREENECRKE - b - TfitEs T adbii R EhEm
HigE o BhE&TBE S BB E BRI 10A - fEIE360 BRI ERER N
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Hoerh . KERIERSEERETA - RELEIRR21IA - BARINTEIEE R AI40E 707 8 » 35
iR M T E 3 B R iR R e EARME R T ER - SALTiEENTR5% ~20%
[ o KERI3ZEGE (72% ) MEEEIERERS - Vh KA P i — e AN Eh
BRI - ERAHOZHEIRoR B ERIBESIEA (RIRIHER) ER
HES o EAGEWRE] - ARDIB(RER AL mER - B REELUER TS
RS 2 Rl 32iiE (90% ) FoRrlLI#Esz 5 EEM R IAHERBARATHIG R
ARLURGHE R - EEWE © SomERERE S ME TSR pT KIS EREA
R EEH R -

AR EEERREBER 2 E#HIR

SCRR AR SRR BRI » vA 0 R T (A RS A L B R oy 7 A S B
R AEMLE R RAAER - HLAh - EESTF e — 3 - R HE %
BRI B TG ER - HINATHREEER - FURSREREIEZ AR EAR
e (HH S RERTE) - CRNI— A EIE A AR - BN Bty FRR B HE s -
HAMFEHAEE SRR DT BIRRIRTREIGRA - K EREENRERES
[REKRAE - Sl LRI SRR e BA (B » T 1 e Lotttz - AR
SABER GER) - HEMGIEHERANE — i S R TR I S (EA - Bg LR
At R (A B[l HE A < FRIIT S5 EA © ANRGA T A R 7H I
i ER » MIFEERE B AAEERNSCR - SR E B R RN
TRHERERE™

1]
7/

(—) FIEHRARA

HAHEER K E B Z U A EER R - UG ¢ PItaL - @Y - £
HuAE ~ Rl > 1K TSRS B - YIS - @YIFT e - &Y
Mg -5 o B U B BUE IR (I A B E E T B HILLE - IRHA R BRI

il —frERARDRERIREE « e e NGt ERE A B E TS o [EE R
SESRBETRAE — MR EIEETIES  Genesove and Mayer (2001) FYRFFEEREAILER - ]TH
R BRMRNE R EFEEIRRE - i E A% Genesove and Mayerf3 73R - HH
BRI ERF T — R B R - I AR R IR (AIRAAAEEE ) MR E R
HUSRAHIAE] o K EAMHE R EAIRIER i ER AR T (FF2 IS T RS EEE L
BlEL) - DOAEEEER S SRR E DI B ZEER - B ER S SN %
AU ER AR A E SRR -
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103 2B e -

FOTIERRATEARER, « BAIAE1993~20045 5 “FEIEEY) IR Fy32.48
BF o Sy st A R 9. 985 - SPIGHHE BLE f23.97 EIT/HY - S B AR
28.67E L/ - AR ERTRAERFE TR LEH 2135 H - 518 H -
HRPAEIR/ NI E 655 » 1~ 248 185 - R B N E & CIERAN
80% - WLILFFEIHEARE @ AIIGEERAZ BIEHEBERREHN - FFEANT

T -

K2 EIBRAERARTH

/M AME SR8 PR
Yt () 9.14 86.94 32.48 14.14
T thimifE (B 1.44 40.84 9.98 7.37
veithiy Y] 2 19
YR 1 12
HER RS 2 43 17.75 8.52
R R 2 43 19.21 8.59
FrEfaE (B) 129 4,028 773.27 691.54
HrEBRE (E/EE) 2.62 160.84 23.97 20.47
EERE (&) 150 3,500 923.75 690.47
EERME (A/ER) 10.81 139.75 28.67 18.62
FrawRE (H) 1 134.77 18.27 26.82

(=) — &7 AR ARA

AR R A AL T BUR B i < A B E HE BRI - fHFEIRA (1993~
20044F) 1% L EEEENSOIOEABE - AR MERIATR - PRV
29.858F » P IR R 9.965F - P B B K2 1. 52 BT/ SRR
{523 428 0/EF - IR BV AENEH - S RERS8E A - SF3#99.351
A o BrhfFFEIRVINR 1 EEA545E - 1 ~255975 » KA IR E R R Tk
ARHI92% o BAFFEIAR IS - BEmEEEEASELL - #ERRAE BRI SHRRE
1% - BRI EABE - B RRE I -
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R3 T IE T B SRR

v/ IME FONE] SR8 FEHER
AYEME (BF) 8.57 152.4 29.85 10.32
bR (BF) 0.83 69.69 9.96 6.03
ARG 2 20
IR 1 12
i R R R 0 40 19.49 6.92
TR e 0 40 20.34 7.31
M EREE () 125 3,700 642.27 340.73
HEE A (E/ER) 9.69 44.38 21.52 8.21
P EREE (&) 142 3,900 699.01 359.67
P E A (E/ER) 9.49 52.41 23.42 8.6
R (HD 0 58 9.35 9.7

(=) S EERMEANA
AR T 5995 — AN Bh s T H EE IR 2 BR8N T (E RS TR 2K - B b HERY
IR EAER Y RTRE T S ER - ZE LI EEVET - &Y (Wil ~ B
f#iE% » 2007) ~ +-HEPE (Lin and Evans, 2000 ; FRiH3E - FEHES - 2007) ~ &)
FERU SR B (2= HEE > 1999 ; BKESE » 2007) 2 IR AH FEE A — 1R E
(B ~ 5RFFES > 1997 5 FEIRSE » 2005) ~ Efg (B ~ 5L » 1997 5 B
B 2006 5 MRIHEE ~ R - 2007) ~ BEEA (FAEFEE > 2007) DURAL SRR
ER (BREE - 2006 ; BEKESE » 2007) - B ARH LN BEBEEENE
% o WITEAYE  AWFSTERZ EHE— SRR B AR § BIANERE - A -
B A S LE AR A A B Y I SRR - FERZ AN SR B s R AU ) - B4
AR FEER G B B 12 AT E R e - BRI U i 2 R (E S By
T H RS AT (Sirmans et al., 2005) A6 H A] DI EE 5 (heteroscedasticity )
FIRTE (Allison 1999: 128) - #EIt » ASGHEEEAERANAVEEANRAFTR - LA}
FEATA A TR DR A FE RS S A1 225 e F6 T

2. AR ERER (20060) - @5 (&) DUTFLAIRGIENM PR R AELUR AR -
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AHE THE AR BT R RS L TESIIUR

e (A% #OH
%éiiﬁﬁ SP | HCAE
e (FF) | BA | HUGHE
TR (FF) | LA | HCHE
EYRER BT | K#E (6#LI L) 05 2AH (SBLIF) 1
YA BF | 1ELIME)E 105 1# 11 -
B () A U
WA D | DIEARE R R T (B SR S )
IKIE19944F ~20044E (5 B E Y - DIZILii A EEER
IR (4F) Y | RIEZ2003F R AHEE (BEEEA RS ) RS
IR LR -
RS —MAEA R B ERAMTRE M 26
TTEE Kz | FEE | fiEE | BUE | s | RiE
EZN 8 20 26 60 38 81
1T R | DA | JERE | KA | EFEE | SglE
EEN 29 106 131 8 49 43
K6 — AT E BB BN FE R

£ | 1994 | 1995 | 1996 | 1997 | 1998 | 1999 | 2000 | 2001 | 2002 | 2003 | 2004
BEA® 23 | 84 | 71 | 93 6 21 | 42 | 82 | 44 | 94 | 39
() @ERAREELR

JE FHEF U EREHEHY (hedonic price model ) AP EIE(EMEIITER - HRIEUE REAYHRL
ETAEE - FIEERMERA S A G AR E IR - (2R E R EER R
FERRIERIIES (Evans, 1995) ° ARFGATL - AREEERHEE B2 BEEGHET LR

3. RHUEHFEAERE (reference group) HEEISHERENENE - AN B - A%
Hardy (1993:10) » DUEEARBURZHIT TG R B HERT
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BB o TEPR I A IRy - A R E U A (semi-log) DUk
EEEIE (double-log) MR o ~EHOEERRY B ROR R B EOURE - BB (REL
FRRE Ry BB (AN bres) SEEh— BN - BEAHE SRR H oL - BEEEY
R AR KRR I RE o« B RO AR BT - B PRE R R B A (At
VIrres ) SEN %I - PR EEEERENTE I - RS ERY5EME (Soderberg,
2002) - ERIMEEERAIRE - FRiwid TR ERE (PIANEEE ~ BERTE) B ER R
FERRMERYEDK - ST AR R I A 218 B EAHRA IS E CEE B - 2R/
B ~ RIS ES 0 1997 5 HEKESE 0 2007 o HEEBENE - 2 B - iR5S
1997 5 Lin and Evans, 2000 ; MiH%E » FfEL - 2007) - AHHFERIRE £ A ¥ 8
IVYSE wap el R il =y (adjusted R—square) DI SO eE - i HHEE
SR BB SR I E TS o [RIEL - A8 53 A7 i LB S I i s SR e B B 4K
P o BT EERHCH R -
RO A adjusted R-squareiEE0.8157 - HAUMERE JFF & —MEK -
15 BB SRR M AT - A B VIF (variance-inflating factor) {EEFE10LA
A FoBBE AR AR ERTE (Gujarati, 2003:362-363) ° L4 » &
White Z2 B8 B A5 E (heteroscedasticity test) (Gujarati, 2003: 413-414) - JE72IH
RAFAE SV 38 B RRE™ o 25 BB B 7T - NENEE B R T R %
90% 5 Lo7KHESL » HLEREFIEII% LA ERIE La7kHE - Yt Bl 1 T A B S B
ERGREBAYEIS (HME R E HAREME/ MR ) - R R 28 B ERE R A RE T
gk - 1 AT SRR T DU BIS MR B HAREHME/ VR L) - A
HINFEAFZE  — MR EMEE DB S0 ER o AL 1TSS e 2
¥ R TEMHREENEE - FEERSEREE BRI - FFE2003F A5
woRI R B TERA -
— AR A TR BRI S T R B R R R - AT RE AR AR B A Bl A
(saturated ) EEADIREE o TR AL - SHIMEV A S TG R A R 5t
BRI (RLER8) - SRR IS (AYmtE - Tt - BEe) 1R
4. PEEEHETadjusted R-square0.7334 - EEHEGHERE0.8157  BRILZ AL e mbmHs
SR - P HOE R NV AR ERS BRI B S o AR - SEEBORER T
Wi DL R 1 TR SRR A A R BURIRE S - AT S BERTEI - BRICZSL - SR EONER
FIrS 20 Eiie ~ 1l DU B2 B R+ BB 55— { $7 I S S OB ER A BTS2 (MRiH
7~ BREE » 2007) RERIEFADLE o 35 LeiE R E BRSO R R SR Ry R T
s -
ZF5. EMBEER210F » Chi-Square=213.55 » Pr>ChiSqk0.4189 -
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RT FHEHBEEFER

AR THE AR BT R S L TESIIUR

R REE (R EfREUE]  tvalue HEEME VIF
EHEELE| 3.51048% % 0 31.34 <.0001 | O
FEYIERE (InBA) | 0.76636%% 0.55295 21.56 <.0001 | 2.12984
T HUERE (InLA) | 0.18958%%* 0.21259 6.80 <.0001 | 3.16654
iEYRER (BT) 0.16419%%* | -0.14482 -6.08 <.0001 | 1.83522
Frietfg (BF) 0.33509%* 0.30786 15.49 <.0001 | 1.28012
Z#z (InA) -0.03117* -0.03595 -1.89 0.0596 | 1.17494
K& (D1) 0.20221 %% 0.05346 2.82 0.0050 | 1.16482
fE#E (D2) 0.13296%# 0.05501 2.81 0.0051 | 1.23756
HiEE (D3) 0.21836%** 0.10247 5.29 <.0001 1.21782
AL (D4) 0.1051 1% 0.07267 2.89 0.0040 | 2.04500
& (D5) 0.10472%%% 0.05879 2.82 0.0050 | 1.40707
AIE (D6 ) -0.21078*** | -0.16512 733 <.0001 1.64554
FEEE (D7) -0.18266*** | -0.09029 -4.57 <.0001 | 1.26656
JE#lE (D) -0.14058*** | -0.13381 -5.61 <.0001 | 1.84265
KFEE (D9) -0.09397 -0.02484 -1.27 0.2052 | 1.24323
EHEE (D10) -0.10965%** | -0.06921 2.92 0.0037 | 1.82300
S (D11) -0.23424%** | -0.13925 -6.73 <.0001 | 1.38582
19945 (Y94) 0.25336% % 0.11212 5.35 <.0001 1.42461
19954 (Y95) 0.15552%%% 0.12435 4.90 <.0001 | 2.09060
19965 (Y96) 0.18293 % 0.13617 5.67 <.0001 1.87104
19974 (Y97) 0.15885%* 0.13189 5.09 <.0001 | 2.17566
19984 (Y98) 0.48735% % 0.11177 5.85 <.0001 1.18453
19994 (Y99) 0.09354% 0.03962 2.06 0.0397 | 1.19718
20005 (Y00) 0.03840 0.02258 1.08 0.2797 | 1.41080
20014 (YO1) 0.01797 0.01423 0.63 0.5292 | 1.65446
20024 (Y02) 0.00629 0.00378 0.18 0.8562 | 1.40614
20044 (Y04) 0.13813%*x* 0.07849 3.84 0.0001 1.35376
(EFZN 599

Adj R’ 0.8157

F Value 102.63 %%

it e R B DL ERIREE /KAE o RO RS RRIBIE KR + RO R 10 %A BRE K HE
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H St E# A R ) - hAh - FERH T S 4F i R s bR 1 - AU RERE
J7 (adjusted R-Square ) FH0.8157 REEEN0.6751 » KB Le e B REaE N
[y o

R FOTHEEARFE R GEIEEFER
e fREUE  [EHELAREUE|  t-value HEEE VIF
BEHTE 3.57517%%%| 0 26.6 <.0001 0
YR (InBA) |0.73719%#% | 0.53191 16.54 <.0001 1.90038
+HuERE (InLA) |0.21626%%% | 0.24251 6.21 <.0001 2.79769
EpFER (BT)  0.16963%%* | -0.14962 -4.89 <.0001 1.71899
FifEt#lg (BF) |0.36747+%%| 0.33762 13.09 <.0001 1.22227
FE#z (InA) -0.02698 -0.03112 -1.28 0.2023 1.09188
EZN 599
Adj R’ 0.6751
F Value 249, 1%

il e R RIET %L, AR KR

() *HERE/RBEBR TR LK

2 AR S AR B HE AL 103 A R E B I  THIH T S ER - FE ki
AR - FHIHEENEESEREARE41E ) HERe2ER AT ER
R EER - BB S » 60.2 %9340 2 E 8 (B AR AR i Sl B A o I E -
PP RS EE R e A E SR ITEAE - (2 T 58 BB tha B e s8R » 3%
4 DU AR S E (paired t-test) (FREEES ~ BRIEA > 2000 : 613-615) LUk
IR B E ARAT IR E M E ( Wilcoxon signed-rank test) ( Anderson et al., 1999:
813-816) - B FEMEA AR EEER ETHIN T EE GRE AR - Ko Rt
e TR EREER - R R A EE RS B TE I T (B R AN A - B R iE
B L TE S RAFAE

B SR MEREENRT - MR H 292 iE NG EHHENE T HE
IR R iR © MRy BN - B e e B T IS e (E R D - jedt - B
TELRH S FCEE - T HAnEEER - FAEM0 KECNMEE - fthiE
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