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Abstract

This paper examines the role of brokers in economizing on transaction costs in the housing
market. By lowering the cost of transactions, brokers create welfare gains compared to a market in
which buyers and sellers transact on their own. However, if brokers engage in unproductive, non-
price competition to acquire a larger share of available listings, then some of the welfare gains are
dissipated. Using a partial equilibrium model, this paper shows how an excessive commission rate
can lead to this result.

References v

Bartlett, R. 1981. Property Rights and the Pricing of Real Estate Brokerage. Journal of Industrial Economics 30:
79-94.

Web of Science® 4 Google Scholar 4

Courant, P. 1978. Racial Prejudice in a Search Model of the Urban Housing Market. Journal of Urban
Economics 5: 329-45.

Web of Science® & Google Scholar &

This website utilizes technologies such as cookies to enable essential site functionality, as well as for
analytics, personalization, and targeted advertising. You may change your settings at any time or accept
the default settings. You may close this banner to continue with only essential cookies. Privacy Policy

Manage Preferences

Accept All

Reject Non-Essential


https://onlinelibrary.wiley.com/journal/15406229
https://onlinelibrary.wiley.com/toc/15406229/1992/20/4
https://doi.org/10.1111/1540-6229.00594
https://onlinelibrary.wiley.com/authored-by/Miceli/Thomas+J.
https://onlinelibrary.wiley.com/doi/epdf/10.1111/1540-6229.00594
https://onlinelibrary.wiley.com/servlet/linkout?suffix=null&dbid=128&doi=10.1111%2F1540-6229.00594&key=A1981MS51200006&getFTLinkType=true&doiForPubOfPage=10.1111%2F1540-6229.00594&refDoi=10.2307%2F2098088&linkType=ISI&linkSource=FULL_TEXT&linkLocation=Reference
https://onlinelibrary.wiley.com/action/getFTRLinkout?url=http%3A%2F%2Fscholar.google.com%2Fscholar_lookup%3Fhl%3Den%26volume%3D30%26publication_year%3D1981%26pages%3D79-94%26journal%3DJournal%2Bof%2BIndustrial%2BEconomics%26author%3DR.%2BBartlett%26title%3DProperty%2BRights%2Band%2Bthe%2BPricing%2Bof%2BReal%2BEstate%2BBrokerage&doi=10.1111%2F1540-6229.00594&doiOfLink=10.2307%2F2098088&linkType=gs&linkLocation=Reference&linkSource=FULL_TEXT
https://onlinelibrary.wiley.com/servlet/linkout?suffix=null&dbid=128&doi=10.1111%2F1540-6229.00594&key=A1978FL84500003&getFTLinkType=true&doiForPubOfPage=10.1111%2F1540-6229.00594&refDoi=10.1016%2F0094-1190%2878%2990014-1&linkType=ISI&linkSource=FULL_TEXT&linkLocation=Reference
https://onlinelibrary.wiley.com/action/getFTRLinkout?url=http%3A%2F%2Fscholar.google.com%2Fscholar_lookup%3Fhl%3Den%26volume%3D5%26publication_year%3D1978%26pages%3D329-45%26journal%3DJournal%2Bof%2BUrban%2BEconomics%26author%3DP.%2BCourant%26title%3DRacial%2BPrejudice%2Bin%2Ba%2BSearch%2BModel%2Bof%2Bthe%2BUrban%2BHousing%2BMarket&doi=10.1111%2F1540-6229.00594&doiOfLink=10.1016%2F0094-1190%2878%2990014-1&linkType=gs&linkLocation=Reference&linkSource=FULL_TEXT
https://onlinelibrary.wiley.com/action/getFTRLinkout?url=http%3A%2F%2Fscholar.google.com%2Fscholar_lookup%3Fhl%3Den%26volume%3D10%26publication_year%3D1982%26pages%3D23-27%26journal%3DJournal%2Bof%2Bthe%2BAmerican%2BReal%2BEstate%2Band%2BUrban%2BEconomics%2BAssociation%26author%3DJ.%2BCrockett%26title%3DCompetition%2Band%2BEfficiency%2Bin%2BTransacting%253A%2BThe%2BCase%2Bof%2BResidential%2BReal%2BEstate%2BBrokerage&doi=10.1111%2F1540-6229.00594&doiOfLink=10.1111%2F1540-6229.00264&linkType=gs&linkLocation=Reference&linkSource=FULL_TEXT
https://onlinelibrary.wiley.com/action/getFTRLinkout?url=http%3A%2F%2Fscholar.google.com%2Fscholar%3Fhl%3Den%26q%3D%250A%2BFederal%2BTrade%2BCommission.%2B1983.%2BThe%2BResidential%2BReal%2BEstate%2BBrokerage%2BIndustry%252C%2BVols.%250A%2509%2509%2509%2509%2509%2BI%250A%2509%2509%2509%2509%2509and%250A%2509%2509%2509%2509%2509II.%2BU.S.%2BGovernment%2BPrinting%2BOffice.%250A&doi=10.1111%2F1540-6229.00594&linkType=gs&linkLocation=Reference&linkSource=FULL_TEXT
https://www.wiley.com/privacy

Goldberg, V. 1986. Fishing and Selling. Journal of Legal Studies 15: 173-80.

Web of Science® & Google Scholar &

Jud, G. 1983. Real Estate Brokers and the Market for Residential Housing. Journal of the American Real
Estate and Urban Economics Association 11: 69-82.

Google Scholar 4

Jud, G. and J. Frew. 1986. Real Estate Brokers, Housing Prices, and the Demand for Housing. Urban Studies 23:
21-31.

Web of Science® & Google Scholar &

Miceli, T. 1991. The Multiple Listing Service, Commission Splits, and Broker Effort. Journal of the American
Real Estate and Urban Economics Association 19: 548-66.

Web of Science® & Google Scholar &

Mortensen, D. 1982. Property Rights in Mating, Racing, and Related Games. American Economics Review 72:
968-79.

Web of Science® &4  Google Scholar &

Owen, B. 1977. Kickbacks, Specialization, Price Fixing, and Efficiency in Residential Real Estate Markets.
Stanford Law Review 29: 931-67.

Web of Science® & Google Scholar &

Salant, S. 1991. For Sale by Owner: When to Use a Broker and How to Price the House. Journal of Real Estate
Finance and Economics 4: 157-73.

Web of Science® [Z = Google Scholar &

This website utilizes technologies such as cookies to enable essential site functionality, as well as for
analytics, personalization, and targeted advertising. You may change your settings at any time or accept
the default settings. You may close this banner to continue with only essential cookies. Privacy Policy

Manage Preferences

Accept All

Reject Non-Essential



https://onlinelibrary.wiley.com/servlet/linkout?suffix=null&dbid=128&doi=10.1111%2F1540-6229.00594&key=A1986A102300007&getFTLinkType=true&doiForPubOfPage=10.1111%2F1540-6229.00594&refDoi=10.1086%2F467808&linkType=ISI&linkSource=FULL_TEXT&linkLocation=Reference
https://onlinelibrary.wiley.com/action/getFTRLinkout?url=http%3A%2F%2Fscholar.google.com%2Fscholar_lookup%3Fhl%3Den%26volume%3D15%26publication_year%3D1986%26pages%3D173-80%26journal%3DJournal%2Bof%2BLegal%2BStudies%26author%3DV.%2BGoldberg%26title%3DFishing%2Band%2BSelling&doi=10.1111%2F1540-6229.00594&doiOfLink=10.1086%2F467808&linkType=gs&linkLocation=Reference&linkSource=FULL_TEXT
https://onlinelibrary.wiley.com/action/getFTRLinkout?url=http%3A%2F%2Fscholar.google.com%2Fscholar_lookup%3Fhl%3Den%26volume%3D11%26publication_year%3D1983%26pages%3D69-82%26journal%3DJournal%2Bof%2Bthe%2BAmerican%2BReal%2BEstate%2Band%2BUrban%2BEconomics%2BAssociation%26author%3DG.%2BJud%26title%3DReal%2BEstate%2BBrokers%2Band%2Bthe%2BMarket%2Bfor%2BResidential%2BHousing&doi=10.1111%2F1540-6229.00594&doiOfLink=10.1111%2F1540-6229.00280&linkType=gs&linkLocation=Reference&linkSource=FULL_TEXT
https://onlinelibrary.wiley.com/servlet/linkout?suffix=null&dbid=128&doi=10.1111%2F1540-6229.00594&key=A1986A118500003&getFTLinkType=true&doiForPubOfPage=10.1111%2F1540-6229.00594&refDoi=10.1080%2F00420988620080031&linkType=ISI&linkSource=FULL_TEXT&linkLocation=Reference
https://onlinelibrary.wiley.com/action/getFTRLinkout?url=http%3A%2F%2Fscholar.google.com%2Fscholar_lookup%3Fhl%3Den%26volume%3D23%26publication_year%3D1986%26pages%3D21-31%26journal%3DUrban%2BStudies%26author%3DG.%2BJud%26author%3DJ.%2BFrew%26title%3DReal%2BEstate%2BBrokers%252C%2BHousing%2BPrices%252C%2Band%2Bthe%2BDemand%2Bfor%2BHousing&doi=10.1111%2F1540-6229.00594&doiOfLink=10.1080%2F00420988620080031&linkType=gs&linkLocation=Reference&linkSource=FULL_TEXT
https://onlinelibrary.wiley.com/servlet/linkout?suffix=null&dbid=128&doi=10.1111%2F1540-6229.00594&key=A1991HW14600005&getFTLinkType=true&doiForPubOfPage=10.1111%2F1540-6229.00594&refDoi=10.1111%2F1540-6229.00567&linkType=ISI&linkSource=FULL_TEXT&linkLocation=Reference
https://onlinelibrary.wiley.com/action/getFTRLinkout?url=http%3A%2F%2Fscholar.google.com%2Fscholar_lookup%3Fhl%3Den%26volume%3D19%26publication_year%3D1991%26pages%3D548-66%26journal%3DJournal%2Bof%2Bthe%2BAmerican%2BReal%2BEstate%2Band%2BUrban%2BEconomics%2BAssociation%26author%3DT.%2BMiceli%26title%3DThe%2BMultiple%2BListing%2BService%252C%2BCommission%2BSplits%252C%2Band%2BBroker%2BEffort&doi=10.1111%2F1540-6229.00594&doiOfLink=10.1111%2F1540-6229.00567&linkType=gs&linkLocation=Reference&linkSource=FULL_TEXT
https://onlinelibrary.wiley.com/servlet/linkout?suffix=null&dbid=128&doi=10.1111%2F1540-6229.00594&key=A1982PR99200003&getFTLinkType=true&doiForPubOfPage=10.1111%2F1540-6229.00594&refDoi=e_1_2_1_10_1%3AISI&linkType=ISI&linkSource=FULL_TEXT&linkLocation=Reference
https://onlinelibrary.wiley.com/action/getFTRLinkout?url=http%3A%2F%2Fscholar.google.com%2Fscholar_lookup%3Fhl%3Den%26volume%3D72%26publication_year%3D1982%26pages%3D968-79%26journal%3DAmerican%2BEconomics%2BReview%26author%3DD.%2BMortensen%26title%3DProperty%2BRights%2Bin%2BMating%252C%2BRacing%252C%2Band%2BRelated%2BGames&doi=10.1111%2F1540-6229.00594&linkType=gs&linkLocation=Reference&linkSource=FULL_TEXT
https://onlinelibrary.wiley.com/servlet/linkout?suffix=null&dbid=128&doi=10.1111%2F1540-6229.00594&key=WOS%3AA1977DZ42700002&getFTLinkType=true&doiForPubOfPage=10.1111%2F1540-6229.00594&refDoi=10.2307%2F1228140&linkType=ISI&linkSource=FULL_TEXT&linkLocation=Reference
https://onlinelibrary.wiley.com/action/getFTRLinkout?url=http%3A%2F%2Fscholar.google.com%2Fscholar_lookup%3Fhl%3Den%26volume%3D29%26publication_year%3D1977%26pages%3D931-67%26journal%3DStanford%2BLaw%2BReview%26author%3DB.%2BOwen%26title%3DKickbacks%252C%2BSpecialization%252C%2BPrice%2BFixing%252C%2Band%2BEfficiency%2Bin%2BResidential%2BReal%2BEstate%2BMarkets&doi=10.1111%2F1540-6229.00594&doiOfLink=10.2307%2F1228140&linkType=gs&linkLocation=Reference&linkSource=FULL_TEXT
https://onlinelibrary.wiley.com/servlet/linkout?suffix=null&dbid=128&doi=10.1111%2F1540-6229.00594&key=WOS%3A000725257000005&getFTLinkType=true&doiForPubOfPage=10.1111%2F1540-6229.00594&refDoi=10.1007%2FBF00173122&linkType=ISI&linkSource=FULL_TEXT&linkLocation=Reference
https://onlinelibrary.wiley.com/action/getFTRLinkout?url=http%3A%2F%2Fscholar.google.com%2Fscholar_lookup%3Fhl%3Den%26volume%3D4%26publication_year%3D1991%26pages%3D157-73%26journal%3DJournal%2Bof%2BReal%2BEstate%2BFinance%2Band%2BEconomics%26author%3DS.%2BSalant%26title%3DFor%2BSale%2Bby%2BOwner%253A%2BWhen%2Bto%2BUse%2Ba%2BBroker%2Band%2BHow%2Bto%2BPrice%2Bthe%2BHouse&doi=10.1111%2F1540-6229.00594&doiOfLink=10.1007%2FBF00173122&linkType=gs&linkLocation=Reference&linkSource=FULL_TEXT
https://onlinelibrary.wiley.com/action/getFTRLinkout?url=http%3A%2F%2Fscholar.google.com%2Fscholar_lookup%3Fhl%3Den%26publication_year%3D1990%26author%3DC.F.%2BSirmans%26author%3DG.%2BTurnbull%26author%3DJ.%2BBenjamin%26title%3DThe%2BMarkets%2Bfor%2BHousing%2Band%2BReal%2BEstate%2BBroker%2BServices&doi=10.1111%2F1540-6229.00594&linkType=gs&linkLocation=Reference&linkSource=FULL_TEXT
https://onlinelibrary.wiley.com/servlet/linkout?suffix=null&dbid=128&doi=10.1111%2F1540-6229.00594&key=A1987K748000005&getFTLinkType=true&doiForPubOfPage=10.1111%2F1540-6229.00594&refDoi=e_1_2_1_14_1%3AISI&linkType=ISI&linkSource=FULL_TEXT&linkLocation=Reference
https://onlinelibrary.wiley.com/action/getFTRLinkout?url=http%3A%2F%2Fscholar.google.com%2Fscholar_lookup%3Fhl%3Den%26publication_year%3D1987%26author%3DS.%2BWachter%26title%3DResearch%2Bin%2BLaw%2Band%2BEconomics&doi=10.1111%2F1540-6229.00594&linkType=gs&linkLocation=Reference&linkSource=FULL_TEXT
https://www.wiley.com/privacy

Yveuw Vil SLiCiiLe\VY YJ GUUVUSIC ILiVial Y

Wu, C. and P. Colwell. 1986. Equilibrium of Housing and Real Estate Brokerage Markets Under Uncertainty.
Journal of the American Real Estate and Urban Economics Association 14: 1-23.

CAS [Z  Web of Science® (&  Google Scholar 4

Yinger, J. 1981. A Search Model of Real Estate Broker Behavior. American Economics Review 71: 591-605.

Web of Science® & Google Scholar &

Zumpano, L. and D. Hooks. 1988. The Real Estate Brokerage Market: A Critical Reevaluation. Journal of the
American Real Estate and Urban Economics Association 16: 1-16.

Web of Science® & Google Scholar &

Citing Literature

Download PDF

ABOUT WILEY ONLINE LIBRARY

Privacy Policy
Terms of Use
About Cookies

Manage Cookies
Accessibility

Wiley Research DE&I Statement and Publishing Policies

HELP & SUPPORT

Contact Us

This website utilizes technologies such as cookies to enable essential site functionality, as well as for
analytics, personalization, and targeted advertising. You may change your settings at any time or accept
the default settings. You may close this banner to continue with only essential cookies.

Manage Preferences

Accept All

Reject Non-Essential


https://onlinelibrary.wiley.com/doi/pdf/10.1111/1540-6229.00594
https://onlinelibrary.wiley.com/servlet/linkout?suffix=null&dbid=128&doi=10.1111%2F1540-6229.00594&key=A1987K748000005&getFTLinkType=true&doiForPubOfPage=10.1111%2F1540-6229.00594&refDoi=e_1_2_1_14_1%3AISI&linkType=ISI&linkSource=FULL_TEXT&linkLocation=Reference
https://onlinelibrary.wiley.com/action/getFTRLinkout?url=http%3A%2F%2Fscholar.google.com%2Fscholar_lookup%3Fhl%3Den%26publication_year%3D1987%26author%3DS.%2BWachter%26title%3DResearch%2Bin%2BLaw%2Band%2BEconomics&doi=10.1111%2F1540-6229.00594&linkType=gs&linkLocation=Reference&linkSource=FULL_TEXT
https://onlinelibrary.wiley.com/servlet/linkout?suffix=null&dbid=32&doi=10.1111%2F1540-6229.00594&key=1%3ACAS%3A528%3ADyaL28XlslCiurs%253D&getFTLinkType=true&doiForPubOfPage=10.1111%2F1540-6229.00594&refDoi=10.1111%2F1540-6229.00366&linkType=COI&linkSource=FULL_TEXT&linkLocation=Reference
https://onlinelibrary.wiley.com/servlet/linkout?suffix=null&dbid=128&doi=10.1111%2F1540-6229.00594&key=A1986A537500001&getFTLinkType=true&doiForPubOfPage=10.1111%2F1540-6229.00594&refDoi=10.1111%2F1540-6229.00366&linkType=ISI&linkSource=FULL_TEXT&linkLocation=Reference
https://onlinelibrary.wiley.com/action/getFTRLinkout?url=http%3A%2F%2Fscholar.google.com%2Fscholar_lookup%3Fhl%3Den%26volume%3D14%26publication_year%3D1986%26pages%3D1-23%26journal%3DJournal%2Bof%2Bthe%2BAmerican%2BReal%2BEstate%2Band%2BUrban%2BEconomics%2BAssociation%26author%3DC.%2BWu%26author%3DP.%2BColwell%26title%3DEquilibrium%2Bof%2BHousing%2Band%2BReal%2BEstate%2BBrokerage%2BMarkets%2BUnder%2BUncertainty&doi=10.1111%2F1540-6229.00594&doiOfLink=10.1111%2F1540-6229.00366&linkType=gs&linkLocation=Reference&linkSource=FULL_TEXT
https://onlinelibrary.wiley.com/servlet/linkout?suffix=null&dbid=128&doi=10.1111%2F1540-6229.00594&key=A1981ME69900005&getFTLinkType=true&doiForPubOfPage=10.1111%2F1540-6229.00594&refDoi=e_1_2_1_16_1%3AISI&linkType=ISI&linkSource=FULL_TEXT&linkLocation=Reference
https://onlinelibrary.wiley.com/action/getFTRLinkout?url=http%3A%2F%2Fscholar.google.com%2Fscholar_lookup%3Fhl%3Den%26volume%3D71%26publication_year%3D1981%26pages%3D591-605%26journal%3DAmerican%2BEconomics%2BReview%26author%3DJ.%2BYinger%26title%3DA%2BSearch%2BModel%2Bof%2BReal%2BEstate%2BBroker%2BBehavior&doi=10.1111%2F1540-6229.00594&linkType=gs&linkLocation=Reference&linkSource=FULL_TEXT
https://onlinelibrary.wiley.com/servlet/linkout?suffix=null&dbid=128&doi=10.1111%2F1540-6229.00594&key=A1988P411600001&getFTLinkType=true&doiForPubOfPage=10.1111%2F1540-6229.00594&refDoi=10.1111%2F1540-6229.00440&linkType=ISI&linkSource=FULL_TEXT&linkLocation=Reference
https://onlinelibrary.wiley.com/action/getFTRLinkout?url=http%3A%2F%2Fscholar.google.com%2Fscholar_lookup%3Fhl%3Den%26volume%3D16%26publication_year%3D1988%26pages%3D1-16%26journal%3DJournal%2Bof%2Bthe%2BAmerican%2BReal%2BEstate%2Band%2BUrban%2BEconomics%2BAssociation%26author%3DL.%2BZumpano%26author%3DD.%2BHooks%26title%3DThe%2BReal%2BEstate%2BBrokerage%2BMarket%253A%2BA%2BCritical%2BReevaluation&doi=10.1111%2F1540-6229.00594&doiOfLink=10.1111%2F1540-6229.00440&linkType=gs&linkLocation=Reference&linkSource=FULL_TEXT
https://www.wiley.com/privacy
https://onlinelibrary.wiley.com/terms-and-conditions
https://onlinelibrary.wiley.com/cookies
https://onlinelibrary.wiley.com/accessibility
https://onlinelibrary.wiley.com/publishing-policies
https://hub.wiley.com/community/support/onlinelibrary
https://www.wiley.com/customer-success/wiley-online-library-training-hub
https://onlinelibrary.wiley.com/dmca-notification-policy
https://onlinelibrary.wiley.com/sitemap
https://onlinelibrary.wiley.com/agents
https://onlinelibrary.wiley.com/advertisers
https://www.wiley.com/privacy

The Wiley Network

Wiley Press Room

Copyright © 1999-2026 John Wiley & Sons, Inc or related companies. All rights reserved, including rights for text and data mining and training
of artificial intelligence technologies or similar technologies.

WILEY

This website utilizes technologies such as cookies to enable essential site functionality, as well as for
analytics, personalization, and targeted advertising. You may change your settings at any time or accept
the default settings. You may close this banner to continue with only essential cookies.

Manage Preferences

Accept All

Reject Non-Essential


https://www.wiley.com/network
https://newsroom.wiley.com/
https://www.wiley.com/
https://www.wiley.com/
https://www.wiley.com/privacy

