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< Abstract >

This study develops and empirically tests a new prospect-theoretic model for analyzing transaction
volume in housing markets. Extending the traditional two-dimensional focus on price changes, we
introduce a new three-dimensional unit prospect value that jointly prices two key benefits: 1) secure
occupancy benefits, proxied by the deposit-to-price ratio (DPR) for Jeonse (a Korean lump-sum deposit
lease system), and 2) uncertain capital-gain benefits, proxied by the price-growth to required-
rate-of-return ratio (PGRRRR). Derived from a vector decomposition of cash-flow (rent) and capital-gains
components and incorporating Kahneman-Tversky decision weights, the model predicts that monthly
transaction volume is an increasing function of the maximum buyer minus minimum seller unit prospect
value. The resulting equation expresses transaction volume as a weighted sum of DPR and PGRRRR,
effectively integrating search frictions, transaction-cost, liquidity constraints, and prospect value into a
unified model. Using 203 monthly observations (from February 2008 to December 2024) for the Seoul
apartment market, we estimate the model using an autoregressive distributed lag (ARDL) model.
Standardized betas are 0.14 for Jeonse-ratio and 049 for price-growth-to-required-rate-of-return ratio.
The results confirm that capital-gain expectations drive the well-known price-volume “synchronization”
while secure-occupancy gains account for its time-varying strength. The model reconciles disparate
findings from search, transaction-cost, down-payment-constraint and behavioral literature; offers a
closed-form, policy-ready simulator of volume responses to tax and credit shocks; and explains why
identical price movements generate markedly different volume elasticities across cycles and sub-markets.

Keyword : Prospect-Theory, Transaction Volume, Price-Volume Synchronization, Occupancy-Benefit Valuation,
Capital-Gain Valuation
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=& =o]7] 95} oA -4 BZE 2 XHRobust
Standard Errors)S Ag8-5to] EA519ict foj7td
SE/275E HEAS(HT 9Z=)= 0.52
2A AA7He 0.208c} oF 2.68] ¢ Ao

H0] P-value

rr < re

12696

AR 7S] o] A7 =2 = 2070
AATHE ] ) 7N eF = Ty = 34692
We7PEEE 666 — 369 — 286
} g = T T
i o F7sS 1= 0.634 32

)

g, £ ool VIR autg 1w g8t 7|
48 AmEc WA 1719 A7]54E Yot 2ol A
ek o]zl AAPFEol 1% A4 T 347719 A
ei7h WA, ool PAE R/ R P40lB0l 1% AL

2 ol

BRIt B23 ] Kk F t y
a7zt 203 | 2 | 16123 | -6305 | A
- - ’ ’ (7] #4)
- T
|| 107 |2 | 390ea] oz | T
” e
|z | 2 03| s |0 T

Bounds 737\0401] E}Eﬁ Al T
WAZE EXsTt. Aol ECM(QARRT
A aF4(AD)E A7 A (LR) = <
(SR)= <& 7>1} 7t}

b2
0
AN
o
>

>

=
2
=
=
E
O'rF

=p(V,_ |, —a—B A7, ﬁQ(W

& o 0.32(=0)749] A7t AT ujsttt. 7]
S 24 A AAZHRT golsbA Ukt ofo) S
o m A AR A
s s Aalro] ol ek 2 V,_ +EOJJ N7+,
HEE/AT1rYE2 7eigol nR]= | &2
1A S40) AEE o] 9lon, AJZto] XL A] QF } =g
B0 128 258 Bkl 0aE A, O s et
CH 4> SYHL WS4 UL
e————— <E 6> £BF(AD)) E H7[AR, &) H|wL
OHOHZ
e HM7tHe o =
Sl B |zaan o WHE | UIESEN L. g
M7t = |FeST @ VIS jgasog | BT
17| 37164 8172 1947 SOt 22t (ADJ) By (LR) 3 (LR A& st
037| )
1z
27| Z7|AA | 34692 » @6?1';;'% ﬂjlr 02852+ | 16614.65%xx |  -4530 | B, 16674/

<E 452 B, 17]0A] 272 dolstaAA A7}
291 714 A2NY FFol © AR, vfujrha

By 822/4

171 |-0.9210%** | 8171.87xx% | 1947 27%xx*
Byt 1924/4

27| |-0.3660%** | 34691.65%** 31.71 By 347112

Z 1) wex, wn, v 242 1%, 5%, 10%014 Rolg



<E 7> U7 HASE/74+A &S B7|A(SR) H|iL

ne [A0IPtas g/ LocPtass] |
a7t | 274018)9, | 27428)9, -
RE

751475 362.28%xx 07| Qo
7|2

= - ARDL(3,0,0)2X
171 | ey els S gls R s
27 | 654.80%%r 286.08%* o) 99

Zi ) ek wk k= ZEZE 1% 5%, 10%0|A 90|t

ECMQ] 2R &G p= Q0|3 S2o0j0gz L0
SHEG. 2 2Poa J < AR}
o] X&A a&(HFHY, AR2o]5)9] 7HEAIE, B
AL(Oe 719 - A=l digh ©7] ¥-3dS Uerd
o <& 6> AAI7He] A7 A LA st
Foid oz Armelo] AH-E/do] tigh XI&AQ &
&2 AARRIT SH oot S-S/ R a5
7]7ﬂ¢t 171(2008-2016)0]l -9 5t FAlQ] 7HAH
S -5t 400 AF2olE w9 A7) 7S A4
OV\] Ok, 271(2017-2024)0 = v]5-9fstaL D7 A 57t
A fosto 7HAWE - g Alsof digt @714
WSS AARITH o] 2R E tu7PH-S&/270E
o] ol 7] TN B7] sAo= Wi g2

o

3
)
P
)

2 A7E 98 A4S olmE At2g
Aehe “ohat-oieat 2t AlelA ThR) AR
ohuh Supol ge] Qioks AlZolA A2e 2@ g A
AlstdTt PRIMOR AZWOlS Leps “HA}
R DI RN IS b P

spgoz, Fe

]
£/274018"S AYo|E JHEOR WA 7, £
o] ge “THUIA"2 Aolst, vjp-oleAl

2 U RYIR Axte Aol A% 24 aves
RSt AE A BE 50 Wavt $AR0R
Sl5PA UrehLtol, BE8} A% 71202 A ot
E9] xpEo| S|t AZHY BT} 3.5 o) 2 T
oA TS ARG FRotE AN FEst
o2 Uehit. ole} Baiste] & o1 7o] ojoli the
o 47bx2 Hed & k.

rr
o Y o

a

o1

AHYOIZ 7Jut B H2F ZY BY AT 85

S, CHREEA Fgole wolA Asjae A
gk 2]x0] AAolct. o|47bA] Aehol thet AT
o x2 1A, 28, A2 59 A Wa Gaol

2150 AJsFo] XA =0]o IACH J2u}
J-= Kahneman and Tversky(1979)2] A %o]
g M gato], Ze ojpatel ohEALe) o1
A Zak Alolz Al GAts dYste Mz A
= F3t. o= "HRFAAQI HRlA 889 Afol= A
22k AR QQl"olat= |2 & ofo|tjoj &, 7|EQ] “I}
A Afol= A2l o &7t It S5 UAM 5
Astg oz shgst Zio|ot

X, B=A A, AAN7Te 2 ojoprAd s E
o] A& AYo]2 & viEog o|2Ao g E%ﬁ}
o|2 A= flo|E &2 AZ35I3ITE o]A HilEse
B&olut Granger QA4 3] 7EAH So] &
o, o5 ARt AdFES 2A5ke ol
g BAK R At et A7 ol
oM BEAt 209 T 7Hx] YAS AlA
=2 HAsta, o
TAS A= H—’P—K} 7\‘]” DHE
)] FEi= YAIA

O

o T
rp 2 oo r2 O oan of

0
é? <
o

B oo o2 oun 4> o re

ofr (& o 19 o o

Iz oy > ot

N
-

%3t owod(zm )2l ujol7tA = RAAZ7HE (L

ox

7]‘5(]) + 7(]»3?_0]57}721(57(]»/\]- 7]»72] E‘}E‘ %;\4%
23511, 7 7]o AYgo]z9] ua]m 889 IS
gaigich. PAIM O ojoliAg aAete £ @

(QIed 7141, 74 71x)el ol ALEe FAsh
ol @8 4 slone, A7) Fud s1FAE o
71K BILE Sk A%l Wol'm AR 7]
o )3t =ukA WS AMofo]Ro] Eg vt
o} S5, ALY} o EAte) H2A FRE
IR e J1E ARl 9 Hos

B4} Aofo] UriE ARl A0 7] vs. AL

ju 09.
I



249 J12I8 SUHOL D2ASHA Jj1e] Eud
ot S Fak S WA Al2e Alzolc. of
24 Tesl @1 714 4% I 716401 4ol

M
Byl A28 YA
=y

MR, o] A ThAw

o]

£ o
N

_E_

o " r
19

o o

B
%

E

Oﬂ yal cu= o
SHIAIR 49T 4 9eg BolaoTh 9 A
s

r\r
g ol
;
re
M=)
ol
o

5H2020)0) @7 9ol 7] ol2AHct. & AP WY
5 2of et 1RE Kt ARy

g 5o AAFE0l £4S TS U ANsHE
A7)(5e ool 58/ 2210l HEAR)OE 71

[e]

29 Y= ofgo] oF Uk} Afrt Fstez
3t 2257 Ui vt 240 E206HR AU
7% 7HA o] #A15 Fe AVI(EE s /5

219 HIEHA 4, 2 AAIZHES] HEA S = 22

1_

a

1A stetolw Ag) 74aEo] Aol Ex5} ofstd
2~ 9lth= 71o|c}. o] o]A d1So] = x5}ALS
HHEA dgozgt 71aT o Hisl, off o e 7H4
of gafofat Hefrk LA, 22 ofE KoL s1Hol
ol & A2t REEAl 5 AYY 4+ Yt 5
ABYHe AolA ojejr} irt. Aupdoz & oy
€ 56 SAAUUE DYRAT Yol olifer 4
o]

SN, S HITR S, Hel adE sl 2

ciet o] A £2 AAARYo] o Este] nE
ﬂ*“%#(‘é'ﬂ 77], 71Et 874 =)= ER|5HR]= 2
],

FIE(R
r
T

2] oftE A S BAoRA o
SECREREEL
A7} 9lct. Ee Aol &l “HY

7HA] 7V m@oleks AlelA a4g AusoR 7
Aste dole gesbt Bohmac). ety 22 o
TN, BT} Clors AR J]gol o)Al
Glole] 48 w s BE AR o] Aafagol u]x]

aats o Fists) kst Aol MR Aol
q ARIMA, ARDL, VAR, VECM, 984 =2 &8
S E O AL Aol PAYHARY(SEM)

©
Dal
Y
3
%
J
;
a

o 7
¥ 570] 7

1 20259 64 30¢
120259 74 314
0 20259 84 19¢




- TTo T,

o

L1123

LA - YENE, “OITHE F12t A2l B QlnkEA
S TR, M3 A25, STHASAHE, 2018,
pp. 153-178

4, “Qe|Uet A WSOl 7|2 ATt Y
| CHBALER, I A

S gate] AAST AL
A ool BojE 7, s

TOoOL T

SAFEMSES| 2013, pp. 25-44

L UEY - 20|14 UM, FN|Y| ST Helef 7|

F Aol B BT, TRERT, He9W, FEHTY,
2011, pp. 141-155

HES, HBEW ZYIH Y A 0j2/=
B3k FAHAH 23t A HO HAUS A, 2
27 H163 M43, SIRAZAHUHSZIA, 2018, pp. 105-
o 2] EY M i
2020

A7, MEH

Ho 4)1
Hr
Joh
kl
£

>
1o
o 46

fir

Mo o

i o =
.
=

_I_JEZ_

N N
N MY T JT
X T
o
rlrx.-m
—rEJE

AYEHO] 2 e S
| i 25 oPAAS T Hele)
st FREAE, A57H A53, o
, 2022, pp. 199-214
Z_*I 7|42l E0| oHof & A AH2HF 0|
", Ter=R|2]EtRlR] ) AH13E H3E, A
2024, pp. 271-282
L RYA, HIE| Q3 RH(VECM)S 083 28
7| ol 2t OIH OFLES| 7HA Nt A2l 7He| Ao T
3t AT, TR, MI3E MAB, FRFEABHS,
2015, pp. 143-161
QEL, BB AR MalH HuERo| Bt 45
2, THZRE FAH L Med A28, StaAE - BAHEE
201 pp 313-337
| , "N ZA| OfItEC] DHOy7 e} 747} Ato|2)
H01I et AL THEEAAL, AH168 A3
2015, pp. 69-89
e ZEp ws
694, —;LEC’!-?H 2011, pp. 3
HE“*I”OHH EAIR-E2] EARYE 2t
T, TREAAT, 2258 35, 3t
pp. 97-112
HYIE SE BT L USAAEO
7_°J T |27 b
2017, pp. 7-16
ZENTFAD} Hefel A 7+ QIR
JIFLEET 2AY7, TREHAITL ) Z|46H |65,
, pp. 131-148
OAPY, S FHeint 712e] §25t Y
" TREQIT, H20W 23, SRS,

&
I
N
e rr ro
oﬁln|or't'
Ei
o oln rQ
H R

N
b

™ 0

o
Hrr
ot

A

of
ol
X

AN o N
r°T" o rr 4

40 ox MU O JT jm for

al

1

‘) o)
Hoh 3
rox o r°"

HHO II'I

I___'L
Iﬂi
|
7, raE]

oo ou
=

-
=

7

+ —

IN 4T XN ox rR M ox

oh ofn 1% Mo 44 2 o
L
ry

jo

-

20

=
o

. 0

Ry
ot
rf

i
-|o

ro oX rx ox oX
il

rﬁrﬂ
2 Jo
-lﬁg

1z T

A

Jo
ox

of
N
I

e N
'O_IE
= o

o
=

rB oX ro w3 oX i

wx ojr H1 oy

H
roh

o> e
44

20.

21.

22.

23

24,

25.

26.

27.

28.

29.

30.

31.

YOI T3t SN AT TY 2Y AT 87

2012, pp. 77-101

ZEH - = - YR, U2 2200 271 v 0]
e B, TREAZ, H45H Aoz, HRRE - EAA
&t3], 2010, pp. 45—58

587 - HEA - UNT - AT, R R 71 2
Of TR QIIBH BAP, TREAAT, H16H A4S, 32
EiS3|, 2008, pp. 49-70

5150t 0[G4, “OAHBHEO| FUAY LI EI BA
THEABRM | 43 135,

ShEEEAMR 2018, pp. 55-70
Brzezicka, J. and Tomal, M., “Estimation of The Utility
Function of Money and Housing Based on The
Cumulative Prospect Theory”, Real Estate Management
and Valuation, Vol. 31 No. 3, 2023, pp.83-92
Buisson and Florent, “Prospect Theory and Loss
Aversion in the Housing Market”, Journal of Real
Estate Research, Vol. 38 No.2, 2016, pp. 229-249
Crane, Alan D. and Jay C. Hartzell, “Is there a
disposition effect in corporate investment decisions?
Evidence from real estate investment trusts’,

T oL d

Evidence from Real Estate Investment Trusts, Vol.16,
2010, pp. 1-46

Einid, Katia and Puttonen, “Price Setting and the
Reluctance to Realize Losses in Apartment Markets”,
The journal of Economic Psychology, Vol. 29, 2008, pp.
19-34

Gary V. Engelhardt, “Nominal loss aversion, housing
equity constraints, and household mobility: evidence
from the United States”, Journal of urban economics,
Vol. 53 No.1, 2003, pp. 171-195

Genesove, D. and C. Mayer, “Loss Aversion and Seller
Behavior: Evidence from the Housing Market”, Quarterly
Journal of Economics, Vol. 16, 2001, pp. 1233-1260
Jams A. Berkovec and John L. Goodman,
as a Measure of Demand for Existing Homes”, Real
Estate Economics, Vol. 24, No. 4, 1996, pp. 421-440
Jeremy C. Stein, “PRICES AND TRADING VOLUME IN
THE HOUSING MARKET: A MODEL WITH DOWN-
PAYMENT EFFECTS”, QUARTERLY JOURNAL OF
ECONOMICS, 1995, pp. 379-406

Kahnenman Daniel and Amos Tversky, “Prospect Theory:
An Analysis of Decision Under Risk”, Econometrica,
Vol. 47 No. 2, 1979, pp. 263-291

Nicholas Barberis and Wei Xiong, “What Drives the
disposition effect? An analysis of long-standing
preference-based explanation”, Journal of finance,
Vol. 14 No. 2, 2009, pp. 751-784

Odean, T., “Are investors reluctant to realize their
losses?”, The Journal of finance, Vol. 53 No. 5, 1998,
pp. 1775-1798

Shefrin, H., and Statman, M. “The disposition to sell
winners too early and ride losers too long: Theory and

“Turnover



88

2SAAL 231 H3=

32.

33.

34.

evidence”, The Journal of finance, Vol. 40 No. 3, 1985,
pp. 777-790

Tversky, A. and D. Kahneman, “Judgement Under
Uncertainty: Heuristics an Bias”, Science, Vol. 185,
1974, pp. 1124-1131

Williamson, O. E., Market and Hierarchies: Analysis
and Antitrust Implication, NY: Free Press, 1975
Williamson, O. E., “Transaction-Cost Economics: The
Governance of Contractual Relations”, Journal of Law
and Economics, Vol. 22 No. 2, 1985, pp. 233-261



(R
(m}
o
ru
AN
e
T
f
>
N
o)
off
uy
oX
Ha
oQl
rf
-+
(00}
~O

= 35t (Lee, Choong-Han)
ol H (Park, In-Kwon)

1z o

A= FEAZON CHSt 22 YOI 7|8 HelE 2F RYS =5 4FHez AT 7|E a7t
7HAEE S Al 7HK|Ek= 2XHEA AlZHof E Zdar "2l = Gals AFEAS FII0H0 3KHRIS| (T
HES =YSICh DHONZHES ATH7HKIQE AE=0|S7HK|e] HiEZ Zofsin HAU0|Z| 71SAIE HE =5 =
22, HeiZ0| ‘DAt X[ EHIHBZEN — OH=Af X2 ERIHYZEXof Bl2f3l Sotets OIS 5, AH2ig2
HM7Ent DOV HAESE/RTAE0 2l 282 7K8510] dot d8AM22 HAHED, 070 EMOIE -
EHHIE - 78 M - TY7IKIE SERICE 2008 2B FEH 2024 127K M2 OIE EE A= 203742 ARDL
=MOR FYot 2, BES At TMZEE 014, DHOWZIHSE/Q72AE 0492 LIEHCH, Ol 7H4HESe]
AH2O|S 7|CH7t Sxefeidds FEoln, AFH0| 1 B=E A SNz TEeS &Qloitt 2oz ny2
B - ZEHHIE - AP7IREE Mo - HEFASH Ao| Jolgt ZME st MK - 38 SOl et #HEiE BES
M AIZ20|E HEHZ MSoHH, St 7t4 BS0| A7 - X|Hof| W2} A By S SZofeido] "Elkls

[ S |
OlfE 2t

X i

o

X

2
[l
o3
S

4

|2, Y AN, sx=ey, 20157t HM7HE

)





