REETIHHE T REAHE ~ A4 B
BN ES N — KU FER R

x & k7
IFRHERMER
REAEBZE RBEHIIZ

(e 19994 2A248 #3788 199485198 #4952 a:1994+%9A278)

"W R

B & %48 (Multiple Listing Service » MLS) R £ B fd N ¥4 %
MR EBANERAANL2IABNERABESLF AATR
(pooled information) % 4 > @AM ¥ T RERF > RULMEERS
BRABHERRABEA THRASANAEANME N2 LHEE
FAREBTHHMRBAE - BNEBNALTRIGELELARGHHER
B ARBIF RGNEERMEZZEARR B CRBRA IR RRTHE
ARFESTEL RR ARTRBESAMFNEL BAAFENE
HER R—EHEFABARBENABT N AAETHERERE

AT EZ TR g MBS (NSC-2415-H-251-001) » R LAEH -

ENEEN L EEEEEGHARAGIRE  BREAOAKERERTABROT® IR E AR LE
HZEEEBER -

T EUREEERNERTHERERYEAR

REMRLEK 515 Tel: (08) 7238700 & 502 - 765 » (02) 29335204

E-mail : lcc@sunl.npic.edu.tw
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|
SR

A BIE A BRRE 1L

KOBAERHRETUNENEAMAOEREHN -REBTARYERA
BHE S LAMETREBOBEREAS L AR A£G B & FREY
H B R AT e & 4 # 1R £ (free-rider ) M) %8 & i¥ 48 ¥ 42( moral hazard )
MR AXREARREECHELO R RS AP FETREHE -

B - ¥ & 74 (Multiple Listing Service » MLS) -~ # A 3. & (pooled information)
#® & (free-rider ) P& - # 4 M4 (moral hazard)
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THETBHEEAREE - A/ TEMNNEE N - ESHERROT

— W %

BEEAM (Multiple Listing Service » MLS) ZXRBINMERENHEE - KHAUNE
BHNARHEBARIEARGEE  LHAEARM  ERBHEEAMERYS  REFEBEEN
AN I @ E X RIRLA » THEE BN AR LH - HE FEREET SN

- TEHENBER LB -RE2ARTE  RUEMTHNTER  SHELEZBTHE
(uncertainty) FIFRE - ‘I MLS #IEMELER ERZTBAET TR THEY - Yinger
(1981) BEEFAHSERBHEEI RSN MLS HIE THNEHTRE - HERHNLL
ABEEFRBAIENEECHEARNER HARANEGEFRFT HESHARL AR
BHERFZHE > W MLS #EFEBMNEZRIBEFRECES L - TEE TR0
BSHEE  IMEEERBEE (moral hazard) AJRIE - FHHHY » Wu and Colwell (1986) HY
HEDERENWHEGANIENRE Wit - FNREAFENESHES -°

B3 > Miceli (1991) FiJF 8 SR KT MLS T RE M4 4B ( commission splits )
HEFHBSKABLABERRRECACESENINEE AR RSBREGHELR
RN » GHEEBRICAMELBENTS (race) @ EREANBESESHEIERL K
Rt AL TEANHGR - B—FHE > BHESSKEERFRCRILAMLRSE L
A RO BEBS > BATRCAWBEGHE - Bk iGwmEr HELE - f
SERITRELFHRSRANELFABERICARER  MEHRACEBRSINE ILH
SREHEANFIRELESR

HAiENEASRMNEECARSRERFNRELRF  RONREEMEETRE  #

'R A SEABEREMTHBES Y RE (listing) MKFSVES - A EERHTRE
SORGRINAIKHY -

P PRWAEERC UG EERERNERRINTE - Yinger (1981) #—RBIL AR FEH MLS HBR R
PE—EIRARSRINMEREEHBRERLCANESENE MLS HAREANT NZEE - 1 Wo
and Colwell (1986) Bl L BRBINRERXBMRBILACHETINEE -
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RIBUEKB2RE LM

LIBRARMEFTRERAEN B8 2 AXATRBS2ENHENEE > BHA
NIRRT K- EREEESRERTREROA - FI A BN RRER  BEER
MEATLEAARNEFEES - BEEMBEANEEFBHE > SR M4 072 IEIL
BHARARAFRAE  AEXEREEAMOBFEEDLE  RRMEAREETAANE
B BB REAT BB (free-rider) FHRE K i (8RR B9 IRE -

AR g A 15 s L PR A B B T R R TR DM R B I E R
T RPN CHERICARE S EOESE MRS EERERREA
HARBECCAZENESNEE  EAHENYEINEBENAE - 538 EREHN
& N SN ENBEHNELSFIENSEARSHENEE UFERERTEAEAR?
FRERAIENHERS BEOHRAEREREHNR ? SEARSTEENBLE i
SRR FHEEMEICAFARLRNER NS A B EHENMEEE ?

AT BREETRTE S B AR A RE R S SRR T I A
T BRI REAREESBROBG . BEEN AR ERE > FHSEEEA
SHOME BB ARER -

I HEBAE YN E—FE S - BB AR
HEEERLANITE ML

ARIHEAE Miceli (1991) #1 MLS 2 AT H i - BN 20825 BE R - B4
REB R IR (listing stage) » WLBFH —HRENNRLCABHEBEE - LABESR
B¢ (search stage) - REALAEHERAWHE TISRE S - BATRER Miceli (1991)
B $EFSH Lippman & McCall (1976) 2 EIRLIFFIMBMA (infinite sequential
search model ) » Devine and Kiefer(1991) 2 TSR ZHE « 15 £ B 8 bk 5 1997)
ZBREFHEA - KB T AT BN EBEDE A RERE RN LR —

PEMIFESHLEANEREESENONATS SRS (1991) 255 . R (1996) -
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THETERHERIEHE - MERE PN EE I —ERSE R

fiEl B — Y FE R

MAZER Miceli (1991) —Z ZRAER  AEMZ R ESFIHESER - I HiRE
BEZRFR (discrete time) 5= - "HAINBEL S KM EERBZ T LHE BB LERQK
AFGEHMBLAEERLCAEEWERE Hit > AXTGHEIHBREATS RS
AR FNEN (s=0) » BE L EALHBREAMOEMASILIBECT » BARE
EAMER I E A AR - I AN EB R ERNEREEARC T e oLy
HECAMRAESEENAE HEAAENTRANCRAMBESFENZE DR
HEFOM G - FEGERHTERBES S RMEEEEEREREFHESME -

PR IRRE R SERIEREAFR TR —FFE KB EHSLEFEERTE - EEit—
EEMRLN  BRRABRLA - B4 CEHESREGHE - LABEQLCANEFRKLA
BHPREL - - EESREE—FE  ERSILCAERE S Jk%E (level of effort)
D#EEEY MEHAEKSHKARKRERERELE  HIFBRLCARI 2NN HE - HNER
HERBERLCALKFREEL AIHEHmE RS FMERLAES2EMASY s
HEBERICAER s &n » 0<s<1 -

BEE T ZARBIKAL - KBERE - EHREEEXRKHEAPMBRMENEA (EREF
%) 0 HrE & (discount rate ) B & E rr HEAHRE AR IMLIFEE (infinite time horizon) ©
BRE H 5 E 2 REEIEER (without recall) » BIAIEE HH@E T 8 AT E KL ER
AGEEFAM -  BRESSHESIRERA R -HEEHEXRLEN T (sequential
search)  HIFHE—WE A EXKNLE  AFMHREET  WRER » Mg BEENE
1k BANRTEEN o BRERHTENMHES B A8 AIBESK N -HES  ME
ARGEZIL—EAERNHE RENE TEERE AR E HK (reservation price) R
MEE - BEtE SRR —ELE  HEES P T FEHE2 % (random variable) » R
KB —EGE G FNAEEE FB{E (realized value) 2% 4 » BHAIE PATEGRIHEER

LS SOERIR A B 5 X 72 R Devine and Kiefer (1991) B it HURME 7 E -
S AN IER AT S BN AR L]
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BUBEARBHE LT

S+EC £ (probability density function, PDF ) R H BEBREE K F (cumulative density
function, CDF ) °

B ERE FTESHNE T HENBEE (+uy > RHEREZRZKE Poisson
process ( Wurzel,1993,17-18) » Bl £ — [y ] W i X 45 B0 B B3¢ S5 01 Lt — R ] & R o — L BB
%o B BEHRE SRR ERBERMEBE HEENEE - It Poisson B EA
HEER /+u- B EXMNEERREME HNEER /+u [+uBEMNERIF IKE
M - R — X J+u RBHNEBOE IKRE > B RREARRILAT k% uFk
TEFABERLATIAE - & TRRRME > & o (TT+t) REEGH (TT+t) HEHLE
Ll

prin(T, T+ )21} = (I +u)t +o(t) (1)
RAE—GREEH - EOEB—REENEE -5
prin(T,T +1) 2 2}=o(1) (2)
(2) ARTHGER - REENBREK - E1>0,00)/t >0 - ERFEFHRE —ELE
T BEREN L AR HLAZESOR - (McCall,1970) - EHHERAMNEES

ARG BENREENEREY  ARBETEXEIRENER HRERVELEES - &
DEMREZT  HHRAANEHEE

ye = U0 pada - aype(py ]+ L s
1+ 7t 1+ 7t

'+ w)[t-F(RJ1-a)E(P|P>R)
- r+ (I +u)1-F(R)]

(3)
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FEETHRERARHE - HEHTEPNEFT N HESERRIT

Ve BRI

I+u - HEFZERIMNE BIEAN) BHk#
roEE

t R REER

a BN Rz HeBExS

Vep) s B2 EAHE PHRE

CAFHEA > F-HEE-EHES - HENBRR FMRNTNE (RBSEK
iR > optimal policy) 58 — JH 2 7 — IR ] W 1% 75 MK 31 M (0 MR 38 8 10 TR 0T 00 -

BT RFmANTEEREASHBAEEAMNER  ETHRAERR -

(=)  HMREARFET > AR RCRLANS
BB ARERHEL  AENMASEHARKILCANSE  ARBEQLAELESH
& CORTHBRIEAWESRA » AHHFIERSS

V[ _ (l+u)t
1+rt

Emaxfaye(p) ' |+ 1201, CO
1+rt 1+rt

'+ w1l - F(R)]aE(P | P 2 R)-C(l) (4)
- ¥+ +w)[l1 - F(R)]

HREFEHMEZERFEVRLCATRL  AFRBESCAERATRSLBENES - E
RELELEGHE - TRIRBARBESKANBFRE  GUHRSTHLBENE

* BEIETS L ORRBEARELUTRE AEER THRER: BTER SEESRMNEENL X
THE  T2RNEHE BERX BERMNE - KTEEE  fEMNEYE PEEENEREEEREN
DEZE®ER  TREESKELRE  KENETRENHES -
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B BEARRRE T
% WERNERGRANFE (ov'/ou>0) -

(Z) HMEFAMENET  BHFEHENSLAERR

EFEHAFRBERRLATL  RILHEIE TR ME - 55— 0 € B th R AR
ANER - PR EFREAZHHMER

i (l+u)tEmax[saV (P). V’] 1-(+u) p _C(x
1+ rt 1+rt 1+rt (5)
'+ w1 - F(R)saE(P| P> R)-C())
B r+ (I +u)1 - F(R)]
i FE ERC A THEFES -
pe _ (1+u)tme[(1 DV (P), V‘] L-(+u)t . Cluy
1+rt 1+rt 1+rt (6)

'+ w1 - F(R))(1-$)aE(P | P 2 R)—C(u)
B r+(+u)l1- F(R)]

Cu) ZmHtFEBERILANEIHAL -

B (5) K (6) AAAMETHEBZEFERLCANELFHERLATE ZHSFE (joint
profits ) £ :

V=V 4+v©
_ '+ w1 - F(R)aE(P| P 2 R) - C(1) - C(u) (7)
r+ (Il +u)[l - F(R)]
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REEHHHEETEHE - Mo EEMN) 28— REESERA I

ERFERREAFEBALT - HESKE I NRERRLABRHTA -

r_l[l_F(R)ME(PIPZR)_C,(I)_(1—F(R)ir“(l+u)[1—F(R)}saE(Plsz)—C(l)]ZO (8
r+(+w)[1-FR)]

i
r 1= F(R)JsaE - C'(1)) =[1- F(R)W' (9)

HESHERLAFEBAMT - HESKE u i REREDARL T

1-F@RY (+0l-FRN -9 P2R-Ca)]_q 1o

- - —
r 1-F(R}(-s)aB(P| P= R —-C'(w) r+(+[—-FR)]

H

P = F(R))(1-s)aB(P | P2 R)-C'(u) =[1-F(R)W¢ (11)

FIRE AL (9) FEE (11) 3 BE /R o HEE  HB s HEE - RE 0<s<l &
g (8) F0 (10) ABERBLAERIML THENS AL MEGRASTHET -
Kifi - f1 (11) & % s=1 ABRREECKAEGRBMNMAE  SHE (4) AliH%
A A REE AR - L@ (9) R # s=0 HERRREALRESHMES - /A
RTEAT L EEBEMCRAKEE  RAHEBOE  s=0 > BEEFMHEIET
o AR R EY - HE o s=0 RRERERFERR  ERZTRMEREE N
migREAE Y FREFENHS SR EBIATE . 258 S B (open listing) -
FEBHEFTRLANBESRBERE  NEFMERAH  RUtREERNHEN
B RIS EREEREHEL T FHERLBEARTHRATASERER
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BRI Bia KBEEE 1+

Foos=0 MBHAMBLEABHRE  EREZRELEEEHERS - L BEEABHE
T AERAFMEENETRCAMIBNRFHENTEE - 544> B (9) RE (11)
AFBEIRRR - & Miceli (1991) CHEM L8 KRBT H s BEAE  BERRLA
HEHFENEIRE > MAFRBECKLARE s<1 FEHFENESAYE - ERNOL  &F
ARENHABREAEFAOEZHERE s=0 EFIREZ LML ARLRBERR
e BEEAMRARELBETLE - A Miceli AIEEHE s=0 2T - BHBRLAHLR
SRERKABRAFORMAE  Fit > #EENS K SEERRANR LSS E
—H% -

BEEERMESNOIRADENARRLAALFABECLASHNEE - FHNILES
RRARNHEEFZANE - BREEE

% -;—I:C"(u (1-F)aE +r“l(1—F)2asE—(1—F)2V[. (1-F)aE }0 (12)

- r+(+w)(1-F) r+(+u)(l-F) r+(+u)1-F)

|

=l[-c"(1) (-FleE __r'(-FP(-s)aE-(1-F)*V* (1= F)aE ](0 (13)
A r+(l+u)(1-F) r+({+u)1-F) r+(l+w)(1-F)

ARK SRR AFIRK - AS0 ZIBEIHRHBEE - (12) ABEN  ETERETAB
LT ERSRERARRCARMARHNHESRS NERRCAREES INESE-"(13)
ARAN  BARREARSEINHESRS  HEOLFHERKAFMEIEINRSR
Do MHAFABERLARTEZNES - NRHBERAE S ANESHLSNARLE - §
wANESEEE T RMAE  LTREGHR  tAREREATRRESELERSE

" Miceli (1991) 8% (12) XATHEB AWK EL - BHBHAE s=1 2T » 0l/0s >0+ #£ s=0 2 F
0lfos <0 CHUEHMBNERE  ERBRREN AR FRFR - CHE L - BAIREE LI R BT s=0

FZARR A BBEERRERHMERAKSEE - VALHERREAFIEIZ RS LAA  HREEAKR
THERAMSHES -
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THETHHEEARHE - HEOLEMNEE N ESERRIT

EWMES > WMRERRENEARMRD® WHBRCAHFARERIKACHEE
(joint efforts) WIRER/ » DIBGE B K E HHIFIR

B PHRN SN ARHE TN EEREMNBEANENEE - A5 RE
e (3) A HHREHFBE -

v (1-F)1-a)E [Q au}xo (14)

2 [+(l+u)(1 HFflLa o

iﬁ%%ﬁ%¢%%¢ﬁ%%ﬁ@%k¢ﬁi°E%E%%%%ﬂ%>mf%dhé

%E"J%@‘ﬁﬂﬁﬁﬁ%%ﬁ’ﬂ%@ﬁﬁ ’ EU%> 0 RnHAFRLAFIELMELHBE > EH
BRENGMZENARLEFARERKANBL 2B MR HE#REEN - K2

**ﬂm%ﬁmmvﬁumﬁﬁ@ wﬁV <0 BTREBREAFAECHEILARE &

BB RE AN BN INEERERRAFRRAZE I HEAHZHBREGRD - JiilE
AREBE  BHEEHBICLAELFABESKANENELREY  EMPEREE K
¥ WEANAEEEEE - Al EREEAEFEZT  AeoENLIIREERES
BIFIA o i Miceli (1991) — 3B %] » % s=0 B oV*/os <OFIE s=11 » Al oV*[as >< 0
HiS s=1 2 F » 3 0l/os ZEEHE/INR dufos » aV°[os <0 > FEERET » ol/os GREE s
BIFEE  AALIB S 7E s=0 B - B ARV B A - i Miceli 5E —REZ NG -
R\ RN ERAESWBEER (s=08) > IEAFAAPEERENHERMEREN - &
AN s=0 ERL T HRIRLCARARTEEMEEFEAARLALRABERBED
_1:% o

P AEEHEEABNERL  BAMRRCARRREEAREERAZHSIERYD  MHELARE
hEBESHHABERE  BRANEREIRERFENERIAH -
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B Bia RBBEEE I
EHRMERMer ENEFHE MRS FIENEE -5 (7D 0 IR

ov _ , o , 10
3;={D‘U—FME—C(D—U—FW:£+DIU—FME—C(M—U—FNL%}

Ir + (¢ + u)(1 - F)]

= {[r"'(l -F)Y1-s)aE+(1-FW'-(1- F)V]§+ [rfl(l - FYasE +(1- FV ¢ —(1 - F)V]—gu—}
S Ay
Nr+ ( +u)(1 = F)]

- {[r‘la — FY(1 - s)aE — (1 - F)Vc]gz+ (- Fysak - - F)V’]%} r+ (U +u)1 = F)]
A)

={CTu)§§+C”U)%%}dr+(ﬁ+uX1—F(R»] (B9 - (1) ) (15)

EAZHRBEXGE  RED THIHEEMEAN (B-HRE B 2HRE) M
E - BRI ADE < MEIGI - B HAIEF S 738 0 3k [ 88 & R840 A B T e et
KRR SR AEFE 1128 SR B AR A BRI SR ARk & 7R & s n
R QI EFEE g RE -

PAEFETEmi 2 M B AC A S H T RORE By - B T 2K AT o B 38 R UR RS B AP R RC A B9 7T

? Miceli (1991) B%/% s=18 » 8] 9V <0 & s=08F > 8] 0V >0 (EERETE s=1 BV BBy M
os a5
s=0; V ZIRIEH  BUREW s LANO0HR 1 Z AHSHE Y TS A BB ANL - MATEE
AREETAMCT »s=1 ErXFEHRBRILABCEYE  BHHBEZHE EEHFHERBR s=0 8
ATLGEREFE  FHBEFCLAF TR EFEE MLS REE -
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THETGHEEARIE - BESREMNES - ESERRIT

Z - HBERBER—F ) HEKLANALFHER
& AN AT A M 1A

BME A RESHEERAFESEER HEENEEARAZ NHERFEHREME
RAANFEASNE - ERBXERR SRAMIBHFNEINER &HZHE
BRRKA  IBHEREA  B—REAEREEAM THRE AR ERCA - £7F
MEER > ENESLREEE ARE AR AL EREQLAMEBERMAMAENER NS
EHB RN — KRN R - L—FRTERE -

(—) HEEAMFIET rARFRFRCRAES

D(s)=V"(s)=V(s)

U w)l- F(RNGE(PI P> RY-C() (16)
r+ (I +u)1-F(R)

LEEY R -KENFE  ArESERFRCKATNEREFERIHNAHE—
B REENST  HRSLARSHENMAS  BAEXEZNE TS IHRBEARA
S (W FERCES  EREEIBEHNEL T HREKABCHERFEZZRME
RS EEESEORE  LRELMSRARHPHE [t SRR M TR - 7
EEERAE  AFREZEHMAERIFRE

(Z) MEEAMFEHET  AHFAHERRCRKARY

D(s)=V'(s)-V(s)
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BB EAREHEC LM

'+ w1 - F(R)(25 -DaE(P|P > R)-C(l)+C(u) (17)
B r+(I+u)1- F(R)]
=Q2s-DW i)+ Cu)r+(+u)l-F(R)] ™

212> f D(s) >0 HAEFEFEERLSNNG - REATEEH NERBER -
& os=0 K> FonREK AN B ABERCAEHANFRMENERERANEEE T
DO)=V'(0)-V°(0)=0  BAREXFEXHBRFENBHATNE  HIE HIKILAE
e ERME - Bt REMNTBEAGRATHHNENLERHBER - BB L s=0 7EHHE
BAR NIRARTRER A - fi 0<s<1/2> BI D (5) 20> B HEGELFEHNMEEATHE
FARMERE TP AEBLUARBESKANTREBEMAMARLROER KE
EFBENEFEREME -

£ MLS MEBEMFL  HRFRERBCCAEABECRAMSEHSLLHS
50%82 50% i LLBI £ 38.5% 60%58 40%.2 LLEIAG 15.4% 40%EE 60% 2 LLHIAL 12.8% »
HAMEL UG 33.3% - ey BB 05 > Be A AC A\ B 3t [ 88 5 SRS A P 3 BC I € LT S0% 8
50%:2 LA 40.5% > 60%EE 40% 2 LAl 14.3% > 40%HE 60% 2 LL#G1E 14.3% » H At EL 1
f30.9%  '* (Miceli » 1991) f EEREHR  HMTLIEBHBEEE (MHEEEE)
EAGBRFEEHRETEEH2EAS N IFRFERHERMERLAEL  HREL
ARG —PHENTARLE  MBARKILAS R 60%4E 40%8 77 = - 4R A It w5 = Fr
EHLAIES S - HRBRIEAD T 0% FABERRKAS S 60250 EBAE AR
AHEAREN 5 EHHE > RBET BT RARBRE TR -

IR s (g MARAERENZE > (17) XY s KEH > wiEH

U mN BEAHERELETBED ML S0%E S0%K A -



SHETZHEEARIE - AESEEENES ) - EFERR N

AD(s) _oV'(s) OV (s)
8  Os - Os (18)
_ 2r '+ u)[1- F(R)]eE(P |P 2 R) 50

r+(I+u)[l- F(R)]

212 BHEENELARERLHIERFG - 1 BLFEE s R 0imE - B s @70
o BRI AR M SR8 -

BIEE— S ZRERBRBELANNPREENRFE - 7 A ZTREART FME
B THE S F(A) BTRENORE  £>0,/720 » MEERA  FEHHE JTHI AR
BIIRA < 4 p(A) BR—BEAENIRFENEE  p'>0,p"20 - —BIEAFHHE—
EHEFIE > TRTE

w(A,5) = pAW ' (5)+ (1~ p(ANV “(s) - f(A) (19)
= p(A)D(s)+V(s) - f(A)

FRE ARG TR

on(A,s) _

ST =P(D(s) = () <0 (20)

A >0 AR

i1y 9D (S)

* - i —_—
a PP (21)
s p"(AYD(s)- f"(A)

LRMEERY s AL BRABABRSNENEHREIR - 8 s=0K D (0) =0
A&
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BELTAE

5=
=F

BZ\‘

i

B
1B

N

on(A,8) _ 4 27
- <0 (22)

EARREEARE NHEERE  HERS-KENANEREY 574 =0 BER
FMATERAFTRLFARER SEABTEESAEE  MEEE R E LS AR %
R AT -

vy~ %

A HREANESH RN R REBEL SR EE AR TR mE -
AN T S i D 7 R R R T R R i T B R 2 S BB A AR 1T U T L o
HENEE - AU RERE HOME  IREFTFRASTEERSHENL B
Bl MASCH Miceli (1991) X2 ZRERN AR HEBFIESHEA - I LRA
B (discrete time) /55K « BAVEORRE L 4 OB B AR RE 2 T 52 0 eh BA 48 LA AT
AR GH BRI FR SN T MRS - Wi AT GRS AR ER AR RS
PR FREN (s=0) - FEL EAVHAEREAMALFESILABES T » AR E
AR BRI ESE - LA AN EHEERAEHEEARS T HE 2 DR
HEALAMBEARSHEENARRE  HE A EOER RSO ARSFIENEE DL
HEBEMG - FALRI T RES SR E S B p i F HESME  ETREAYL
MR E R

HEGmN A EA AR 0<s<l MRFLATERENC THENE KK - B8
EE R MREECAMPEIENHSES AR EABECLARESRENALS R
By MRS ARG ES INES  MARBELCEARTEENES  RSHRY
BER QRN ERE IR - Kt BT AR RS R AR RE M - %2
FACA NI 0.2 55 TR KRS F 3 I A B TR A IR g JIE 5 2 R e

—146—



TEENGHERRREE - MO N 250 HESERRIT

e iz WEAZHMERRD - BEZ > WSS R BE) A& QR AR SR i A
HACHANSHERNES > SR BEHERGAASNEY  E0hRE LU R EE
FHRHEE - B ERJLRASE M@ SRS 88 [ S48 AR
AT B FRARAN 26 8 AEAC AR B 00 2D S B B D\ A8 iz et Bt 5 )
BREEn R IIBEFIERaRE -

HE > 212l D(s) >0 FEXRHEEAFEZNHNE - REAAFBRANT N EHR
FIF - Es=0 D (0) =0 B NAF NBHEBERE  HENE - FZENFESES B
SREATERABEEMBRE - R KACRINRE  s=0 EHFEAM TR
ARTREH A - FREFERCALRAREME  RARTF LT HEZFERH AL AR
& HE s=0 REEHERFHE  ERZORERERE  RAEBEELEH  #F
RATERNME - ERRREAE R 58 SRS K (open listing) » FEETEHIE TR AR
RERFHERE  HEAMSEEHN  WUEREREENHENR - Al BE &AM
EZT TEHGLMMEREFE TRIEANENZENHEFHEENER - M O<s<1/2- 8] D
(5) 20 BREGESEEMNMREATESGRMAREE > 2 ABBEISFSBELIT
AWBBEREMARFERERNER FELEBRENEFEENE SHEEAAARN
EHESRA G ERE M R AN EAEE

HEZAMGNEHEHRESME BAEHESHNENE SFEMMTHEN - EERE
o B A B ENRTHEE AR IR KFRRMES EOME - e sk
EAE  BYEIMRRLNELARERKARARZNEE  EMEREE M -
UURAEEER SR ESLAFNERNER - 508 HBERS RPN L AR 2B/ EE
WEMEEE- ST (HE ) O REANRASSTHME  NTERL S
SRS EBRES FRE - B2 EREZSRRARSECMEEHIEZ /)
A 50%  BITREEHEREAMBRENZRRE MEREEERREHNAMMERLE
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Abstract

Although real estate brokerage system is quite popular in Taiwan recently ,there is little
knowledge about the behavior of real estate brokerage market ,particularly in Taiwan‘s academic
field. This research examines the MLS (Multiple Listing Service) in the residential real estate
brokerage industry.

Through the MLS, for example ,an individual buyer and seller can have access to the entire
market area covered by the service by engaging a single broker. The MLS it works is that member
firms submit their listings to the service, which then distributes the collected information to all
other members. Sales arranged by brokers other than the broker who originally acquired the
listing result in a sharing of the commission according to a prearranged rule. This paper also

examines the impact of split commissions on broker effort in MLS sales.

Keywords : MLS , Effort, Split Commissions, Moral Hazard, Free-Rider.
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