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Irregularities and frauds are frequent in the real estate market in Bulgaria due to the substantial lack of rigorous legislation. For
instance, agencies frequently publish unreal or unavailable apartment listings for a cheap price, as a method to attract the attention
of unaware potential new customers. For this reason, systems able to identify unreal listings and improve the transparency of
listings authenticity and availability are much on demand. Recent research has highlighted that the number of days a published
listing remains online can have a strong correlation with the probability of a listing being unreal. For this reason, building an
accurate predictive model for the number of days a published listing will be online can be very helpful to accomplish the task of
identifying fake listings. In this paper, we investigate the use of four diﬀerent machine learning algorithms for this task: Lasso,
Ridge, Elastic Net, and Artiﬁcial Neural Networks. The results, obtained on a vast dataset made available by the Bulgarian
company Homeheed, show the appropriateness of Lasso regression.

1. Introduction
The real estate market in Eastern Europe and former Soviet
Union countries is emerging. In Bulgaria, the situation does
not diﬀer. Given the recent political and economic history of
the country, the development of the Bulgarian property
market can be presented in three main temporal stages:
during socialism, the transition to a market economy, and
the current internationally attractive market. The third stage
is a period when the real estate market registered doubledigit annual growth due to the international investment
interest. Later, between 2003 and 2008, the sector was
blooming which led to the creation of a price balloon formed
by a 40% drop in the housing prices. After this crisis,
property investments have registered again a gradual increase. Statistics show that the housing sales increased by
11.5% for the ﬁrst quarter of 2018 and the interest rates
remained at their low levels. Also, numerous new buildings
were constructed, allowing for further housing sales growth
of 6.3% [1]. Figure 1 reports the trend of interest rates and
bank property loans from 2008 to 2018.
All these ﬂuctuations in the market lead to the easy
entrance and exit in the market of brokers, who compete for

customers. The market is not exclusive, and a single property
can be oﬀered on the market several times, in diﬀerent
sources and by a variety of brokers. Often brokers keep
outdated or unreal, but attractive, listings online, to increase
the chance of acquiring new customers. This usually creates
wrong expectations and bad customer experience.
Homeheed is a Bulgarian startup, which tries to counteract this problem, by centralizing the redundant listings in
one single platform. In technical terms, the company uses
key points matching technique to identify duplicates of a
listing, using several techniques including image recognition. Then, it summarizes the listings in one central unit.
Currently, one apartment can be found online listed by
diﬀerent brokers and/or with changes in the description.
This results in diﬃculties to extract a unique identiﬁcation
key for duplicated listings. Homeheed found out that images
remain the only part of a listing oﬀer by which one
apartment can be tracked.
The value proposition of this process is to act as a single
point of truth and to enable the customer to see all listings of
a property, as well as to understand whether it is available or
not. Homeheed entered the market recently with a ﬁrst
prototype to validate the idea and the demand. The team
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Figure 1: Loans interest rates Bulgaria [1] and amount of home loans [1].

provides the potential customers with a demo version of the
platform, where the listings are ﬁltered from fake oﬀerings
and only properties matching the individual preferences are
received by email.
Homeheed collected information about the property
market and listings from 2015 to 2018. The Startup aims to
analyse these data to optimize its market entry program and
to forecast return on investment (ROI). This work applies
data mining techniques, based on this historical information, to forecast how many days a listed property with
speciﬁc characteristics will be online. This will help
Homeheed and several analogous organizations to provide
customers ﬁrstly with the most attractive oﬀers and so to
optimize the revenue stream.
1.1. Background and Problem Identiﬁcation. The topic of the
irregularities and frauds in the real estate market has been
raising heated debates in the Bulgarian media channels in
the last few years. Generally speaking, the real estate market
is not regulated by rigorous laws, which leads to the easy
entrance of real estate agencies. Some agencies frequently
publish unreal or unavailable apartment listings, often on a
price below the average for the market, as a method to
acquire customers looking for a new living property. These
unaware customers either never see the desired place, or are
even misled with fraud schemes for advanced payment
before the deal. This not only creates a bad customer experience and nonsatisfaction, but also makes the process of
ﬁnding a living property challenging and time consuming.
These instabilities and misappropriations in the property
sector necessitate the development of a more transparent
platform, like the one developed by Homeheed, and the
establishment of better methods for assessing homes
availability (Vasilev, n.d.) [2].
In the core of Homeheed’s value proposition is the transparency of listings authenticity and availability. The startup
goal is to provide a solution that can support the process of
ﬁxing the market irregularities, as well as should lead to
better customer experience. Currently, the Homeheed team
is trying to develop eﬀective methods to identify unreal
listings. Interestingly, it was observed that the number of
days a published listing remains online can have a strong

correlation with the probability of a listing being unreal.
More speciﬁcally, it has been observed that among all the
available cases of ascertained fake listings, around 68% have
stayed on the market for a number of days larger than the
third quartile calculated over all the available data, while
around 21% have stayed on the market for a number of days
larger than the median calculated over all the available data.
For this reason, building an accurate predictive model for
the number of days a published listing stays online can be
very helpful to accomplish the task of identifying fake
listings. In this paper, we prefer to generate predictive
models of “days-on-the-market,” instead of directly predicting if a listing is fake or not because it is likely that the
ascertained fake listings to which we were referring above are
only a part of the fake listings contained in the Homeheed
data. In other cases, the fraud is only suspected, but it was
not ascertained. Last but not least, cases may exist in which
deciding if the listing is real or fake may be a very hard, and
subjective, task. For this reason, we believe that, in the
speciﬁc case of our study, predicting “days-on-the-market”
is more reliable and appropriate than “fraud.”

1.2. Study Objectives. This paper aims to present a systematical approach based on data analysis techniques, in
particular, predictive modelling, applied to the problem of
identifying frauds in real estate advertisements. The core
study objectives of this work are
(1) Predicting days-on-the-market for housing
(2) Identifying features which make a property more
attractive
Concerning the ﬁrst point, it should be pointed out that
attaining a highly accurate model which can predict how
long a given property will remain on the market is a
compound task: ﬁrst of all, data containing all required
information are not currently available, and in general they
are diﬃcult to collect due to the high amount of not
quantitatively measurable factors. Secondly, days-on-themarket is a variable that is highly inﬂuenced by a variety of
dynamics, dependencies, and features such as location, price,
and details regarding the condition of an apartment.
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The second objective is closely related to the ﬁrst one. In
fact, diﬀerent studies, focusing on predicting housing prices,
identify and measure the eﬀect of common housing attributes on the price. Here, the point of interest is to measure
the eﬀect of such features on days-on-the-market and
identify what makes an apartment more attractive to a
customer. The answer to this question will support the
product development of Homeheed and will allow the team
to provide customers with listings with a higher probability
of being sold/rent.

1.3. Study Relevance and Importance. With respect to real
estate market challenges in Bulgaria, this project will allow us
to (i) explore historical market data and gain valuable insights, which will permit a more accurate estimation of the
listings; (ii) streamline the market entry program signiﬁcant
for the revenue stream and ROI planning; and (iii) further
support the design of the technology which can assess a
property availability. The outcome of this work will help to
determine important housing attributes and so will serve as a
proposal for restructuring databases by introducing new
features for future data mining projects.
Furthermore, the work aims to contribute to a platform
that serves as a tool to achieve more fair competition on the
Bulgarian unregulated real estate market. It is assumed that
the ﬁndings can enhance the business model, the technology,
and the market entry strategy. Data analysis techniques can
inﬂuence positively the development of the system and
enhance it by making it more sustainable, eﬃcient, and
transparent, as well as by improving customer satisfaction
and general citizens’ experience in the process of searching
for a new home.
Several previous studies can be found about applying
data science to housing price prediction. In diﬀerent periods
when the real estate market worldwide has recorded
changes, bloom, or descent, questions regarding the accuracy of property value assessment have been raised. The
instabilities made housing predictive models the subject of
research among scholars. A literature review shows methods
that can estimate the price of a property based on diﬀerent
features and in comparison to similar objects. However, the
question of how long a listing will be on the market was not
extensively studied yet. This work aims at ﬁlling this gap,
by highlighting the importance of the concept of day
s_on_market, as a signiﬁcant feature in terms of investment
and ROI planning.

1.4. Manuscript Organization. The paper is organized as
follows: Section 2 contains a critical review of the literature.
In Section 3, we describe the available data. Section 4
presents the data preprocessing phase that has allowed us to
obtain a compact and informative dataset, to be used as an
input for the machine learning algorithms. Section 5 discusses the obtained experimental results. Finally, Section 6
concludes the work and suggests ideas for future research.
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Last but not least, Appendix A oﬀers a presentation of the
used machine learning algorithms.

2. Previous and Related Work
The application of data mining in the real estate has become
widely popular in the last few years. Researchers and
companies use a variety of prediction techniques to capture
ﬂuctuation periods and the factors inﬂuencing them to
analyse the market trend through regression and machine
learning algorithms, to describe property types by clustering
heterogeneous housing data, including house attributes and
geosocial information, and to ﬁnd customer habits to determine sales strategies [3].
Several studies have appeared so far analysing the real
estate prices. On the other hand, analysing the day
s_on_market (DOM) and the popularity of a property is
still an understudied area. DOM is an essential factor
although challenging to measure for real estate listing since
it is highly correlated with the popularity of a housing
object. The literature review showed that some publications are focused on studying the relationship between
DOM (or time on the market) and diﬀerent factors, such as
prices, brokers/broker agencies, marketing strategy, and
others [4, 5]. The results show contradictory ﬁndings. For
example, Belkin [6] suggest that DOM and sale price of
housing have no relationship between each other, while
Miller [7] uses DOM to explain sales prices and shows a
positive correlation between these two variables. Other
studies illustrate that DOM and sale price has an associated
connection due to various factors such as quality, listing
strategy, and real estate agency, which adds complexity to
the relationship [8].
Hengshu Zhu [9] presents a study in which the authors
measure the liquidity of the real estate market by developing
an approach for predicting DOM. The authors use multitask
learning-based regression to overcome the problem of location dependency and further compare the results by using
baseline models such as linear regression (LR), Lasso, location-speciﬁc linear regression, decision trees (DTs), and
others. Their results illustrate also the mutual importance of
the diﬀerent studied features. The performance of the
method is assessed using real-world data and a designed
prototype of a system showing the practical use of their
analysis, which can be used as a reference for Homeheed
software [9].
Ermolin [10] uses DTs to predict DOM within 7 days.
The author makes the assumption that any accuracy for
more than a week should be considered arbitrary due to the
seasonality of the housing market. In Ermolin’s work, it was
concluded that geospatial features did not add value to the
prediction [10].
Chao Mou [11] proposes a system to predict short DOM.
This work provides a framework that can serve as a reference
to estimate the market value of a housing property. The
authors make the assumption that true market value can be
approximated to the listing price when real estate agents
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have similar oﬀers because few brokers would be willing to
sell a property at a much lower price. Further, housing with
short DOM is detected by comparing their listing prices and
estimated market values [11].

3. Data Description
The dataset provided by Homeheed consists of more than
550.000 observation points and 19 variables, describing
apartments, houses, stores, restaurants, garages, lands, etc.,
for rent or sale in Soﬁa, Bulgaria. The data are collected from
the main online property listing website and contains historical information for the listings published in the period
from 01.07.2015 to 01.07.2018. Table 1 lists the features
which characterize a listing from the dataset, with the respective description.
The dataset contains both qualitative and quantitative
variables. The variables date_ﬁrst/last_seen describe the
dates when a listing has been online for the ﬁrst time and in
which it became not available anymore, respectively. These
two variables are used for the creation of the dependent
variable (the variable that the proposed system aims at
predicting) that we call days_on_market. The variable city is
constant for all observation points, namely, Soﬁa city, and
so it will be removed from the dataset, as it does not add
any useful information for the model. Also, the variable
broker_name will not be taken into consideration due to
both poor quality (most of the names are in Cyrillic) and
data privacy issues. Concerning the variable lister_username,
also some data privacy issues could exist, but they have been
solved by encoding names, using unique numeric ids. The
relevance of these ids will be examined for the model development since this might provide further insights for fraud
detection. The rest of the variables describe a property in
terms of location, value, and speciﬁc attributes.
The variables specials and description contain details
about the listed property. The variable description provides
full text about the property amenities, while specials
contains only keywords characterizing the exterior or interior of a property. We decided to remove from the dataset
the variable description since the content is in Cyrillic.
However, the features provided by the variable specials
summarize some of the main attributes of a property and
will be further analysed with some text mining techniques,
as explained in Section 4.
The variable ﬂoor mainly informs about the ﬂoor on
which a property is, as well as the total number of ﬂoors in
the building, e.g., “5 of 12”. However, it also contains
misplaced values regarding the area of the garden in m2 for
houses and villas, or some other words which purpose for the
dataset cannot be identiﬁed and are considered as mistakes.
For explorative purposes, a new variable called space_
m2_garden was created.
Finally, the variable build_type contains several pieces of
information concerning the building, namely, the type of
bricks used to build it, beams, MICCS, type of concrete
structure employed, sliding formwork (SF), panel, and under
construction, together with the year when the building was
constructed.

Complexity
To provide the reader with a visual understanding of the
frequency distribution of the selected property types,
Figure 2 illustrates the total amount of listings of every
property and their distribution by real estate owner types. As
we can observe, most of the listings are provided by real
estate agencies.
However, as discussed above, the collected data about
DOM of listings made by real estate agencies may not be
reliable and in some cases may even be not real. The missing
piece of information here is a variable which states whether a
listing was really available or not at the moment when it was
published. Since this information is not available and hard to
be collected, building a model that predicts DOM for listings
made by real estate agents will be highly biased. To overcome
this issue, we took the decision of removing from the
dataset all listings made by agencies.
Generally speaking, diﬀerent proﬁles of real estate
owners/agents who publish listings are assumed to have
diﬀerent behavior. It is a point of interest to observe the
distribution of DOM.
Figure 3 shows that listings published in July have the
maximum DOM for most of the property types.

4. Data Preprocessing
In this section, we present the methods used to transform the
data, to obtain a more compact and informative dataset. This
new dataset will be given as the input to the computational
methods that will generate a predictive model for the houses
days on market.
4.1. Univariate Analysis. Diﬀerent statistics and methods
will be used in this section to understand the individual
impact of continuous (or simply numerical, as they will be
called in the continuation), textual, and categorical variables.
4.1.1. Numeric Variables. Figure 4 reports some basic statistics describing the numeric variables of our dataset, including measures for central tendency, variability, standard
deviation, and several others. The study was performed for
the numerical features available in the original dataset
(marked with red) and also for some additional features
created for the purpose of this work.
For normally distributed data, approximately 95% of the
values lie within 2 standard deviations from the mean. For
this reason, observing our data, we can state that only
year_end and year_start can be assumed as normally distributed. The standard deviation is not the most suitable
measure to study data distribution when the values in a
variable are not normally distributed. On the other hand,
histograms are one of the most common visual tools to
quickly investigate data and make conclusions about central
tendency, spread, modality, shape, and outliers. Furthermore, histograms support the illustration of the data distribution and serve as a method to envision skewness and
kurtosis. Skewness measures the asymmetry, while kurtosis
determines “peakedness” compared to the normal distribution. These measurements are useful for the
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Table 1: Variable list and description.

Variable name
lid
date_ﬁrst_seen
date_last_seen
rent_or_sell
property_type
city
neighborhood
street
space_m2
price_in_bgn
price_in_currency
currency
build_type
ﬂoor
specials
description
n_photos
lister_type
lister_username
broker_name

Description
Listing ID
The date on which the listing of a housing object ﬁrst appeared online
The date on which the listing of a housing object was last seen online
Variable which indicates whether a housing object is for renting or selling
Identiﬁes the type of property being for sale or rent
The city in which a property is located
The neighborhood in which a property is located
The street on which a property is located
The area of a property in m2
The price of a property in national currency
The price of a property in diﬀerent currency
Speciﬁes the currency
Speciﬁes the building material type
Names the ﬂoor on which is a property
Gives details about the condition of a property
Text description of a property
Number of photos which a property has included in the listing
Speciﬁes whether the listing was made by owner, agent, investor, etc.
The name of the account from which the listing was made
The name of the broker (company) which stays behind the listing
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Figure 2: Property types provided by the real estate owner type.

Figure 3: DOM based on month when a listing was published.

diﬀerentiation of extreme values. In positively skewed
(right-skewed) data values far from the mode are more
regular and usually the mean is greater than the mode. If the
skewness is negative, then the mean is less than the mode.
Regarding kurtosis, a positive one allows the interpretation
that values which are far from the central tendencies are
more probable, as well as that the shape is more centrally
peaked, but the tail is greater. When the kurtosis is negative,
then the peak has wider “shoulders,” compared to the
normal distribution [12]. Figure 5 shows the distribution of
some of the variables in our dataset.

Additionally, Table 2 represents the values of the
skewness and the kurtosis of the variables. The negative
values imply that the distribution of the data is skewed to
the left or negatively. The closer to zero, the slighter the
skewness, and likewise if the number is more distant from
zero. Oppositely, when the value is greater than zero, the
distribution of the variable data is positive/skewed to the
left. Concerning the kurtosis, a value smaller than 3 implies negative or ﬂat and wide distribution, while a value
larger than 3 should be interpreted as high and “slim”
distribution [13].
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Figure 4: Numerical variables basic statistics.
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Figure 5: Histograms of some numerical variables.

4.1.2. Textual Variables. Textual features are extracted from
the main description of the house and collected in the
variable called specials. They include keywords that describe
a property regarding its construction and/or amenities. To
give the reader an overview of the features which are

generally used in a listing, a word cloud is created. Figure 6
shows that “elevator” and “furniture” are the most recurrent
words in the description of houses, followed by “internet”
and “brick.” These features have to be extracted through text
modelling as an essential part of the data preparation.
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Table 2: Skewness and kurtosis values of the variables.
Variable
space_m2
price_in_bgn
price_in_currency
n_photos
year_start
month_start
day_start
year_end
month_end
day_end
ﬂoor_new
total_ﬂoors
year_built

Skewness_of_variable
58.55332354
6.276439942
13.76938472
0.09699499
− 0.019183275
− 0.005586014
0.099231688
− 0.085003855
− 0.047972758
0.066149649
1.464791477
1.585019943
− 1.06531323

Kurtosis_of_variable
4076.35939
166.7471085
556.4922087
1.811480527
1.928599009
1.954408133
1.790969492
1.933427314
1.945445542
1.778833735
6.643659231
6.768881337
3.845297287

Figure 6: Word cloud of the variable specials.

Organized text is usually represented by a table with one
token per row. A token is an important component of the
text, for instance, a word, which is noteworthy for analysis,
and tokenization is the practice of separating the text into
tokens. A token can also be a sequence of n words (called ngram) or even a complete sentence. For instance, in our
dataset, several combinations of words such as “entrance
control” exist, and they are called bigrams. Also, the variable
specials itself contains multiple words which deﬁne property
features. Thus, it is interesting to examine the relationship
and co-occurrence of words. Figure 7 shows the consecutive
sequences of words which can be found in the description of
a property.
Not only “furniture” and “elevator” are the words that
appear most frequently, but also the combination between
these two words occurs repeatedly. To examine the correlation between words, the so-called phi-coeﬃcient, which is
a measure for the binary association of features, was used.
This coeﬃcient quantiﬁes the correlation between the
probability of two words appearing together and of the same
two words appearing independently. Figure 8 illustrates the

four words which appear most often and the words which
are most often associated with them. Here, it should be
mentioned that, e.g., “under” and “construction” have the
same phi-coeﬃcient related to “brick” since “under construction” is a predeﬁned special bigram. The same is valid
for several more word combinations. Interesting point was
to study the correlation between the words “furniture” and
“elevator” due to their common occurrence, but the analysis
showed a phi-coeﬃcient of only 0.096.
4.1.3. Categorical Variables. The last type of variable that can
be found in our dataset is the categorical variable. Table 3
shows that owners are the main listing publishers among the
studied ones, and that ﬂats with 2 or 3 rooms have the
highest supply level for both rents or sell.
The variable neighborhood contains a large number of
possible values. The center region oﬀers slightly more listings, but still, none of the neighborhoods preponderates
signiﬁcantly.
Appealing fact, shown in Figure 9, is that the variable
type_built usually contains signiﬁcant values only when a
property is listed for selling. When a listing is marked for
renting, then the construction type is often unknown. This
should be considered during the management of missing
values.

4.2. Management of Missing Values. Figure 10 provides an
overview of the missing values in the original dataset. The
variable space_m2_garden has the greatest amount of
missing values since it makes sense only for houses and
villas. Nevertheless, for the other types of dwellings, this
variable can be informative, and so it was left in the dataset.
On the other hand, Homeheed currently concentrates its
interest and service to properties which can generically be
clustered as “home.” Therefore, the focus of this work is only
on properties listed for living purposes, mainly apartments.
The type of apartment is stored in the variable property_type,
it can assume values such as 1, 2, 3, 4, or multiple rooms,
studio, maisonette, and room, and it has no missing values.
Our data contain more than 400.000 observations for this
type of dwelling. Other types of listings will not be analysed
and will be excluded from the dataset.
Other variables with missing values are street, broker_name, and build_type. Given their high percentage of
missing values, variables street and broker_name were removed from the dataset. Concerning the variable build_type,
as it will be discussed later in this document, a decision was
taken to split the information contained in this variable, thus
creating two new variables: year_built and type_built,
containing information relative to the year of building and
the building material, respectively. Interestingly, both these
variables have a large number of missing values for houses
that are for rent, while they present no missing values when
houses are for sale. Nevertheless, we decided to remove
year_built and type_built from the dataset. In fact, even
though both variables contain information for properties
that are for sale, the imputation or prediction for 50% of the
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Table 3: Cross table for property type by listing provider and by rent or sell.

1
Agency (looks like)
Bank
Builder
Investor
Owner
2
Agency (looks like)
Bank
Builder
Investor
Owner
Total

1

2

3

4

Maisonette

Multiple rooms

Room

Studio

Total

7
0
2
1
3251

56
0
4
10
7586

54
0
2
7
4027

15
0
0
0
455

2
0
0
1
174

5
0
1
1
191

1
0
0
1
1438

7
0
0
0
449

147
0
9
21
17571

93
2
11
11
1571
4949

615
24
85
121
5015
13516

695
25
92
156
5165
10223

159
3
21
29
970
1652

63
2
6
10
335
593

89
8
2
14
393
704

0
0
0
0
0
1440

44
6
0
0
157
6663

1758
70
217
341
13606
33740
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Figure 9: type_built by rent or sell.

4.3. Management of Outliers. The next step before the
transformation of the data is the detection and management
of outliers. Outliers may have a signiﬁcant impact on the
data if no actions are taken. For instance, they can increase
the error discrepancy and decrease the supremacy of numerical tests. Also, outliers can aﬀect normality, as well as
the fundamental hypothesis of some statistical models. In
practice, an outlier can be interpreted as a value which is 1.5
times the IQR (interquartile range) more extreme than the
quartiles of the distribution. The most applicable and useful
way to detect an extreme value is by visualizing a boxplot.
Figures 11–14 illustrate the boxplots of four features. Extreme values that require attention can be seen, as well as
long tails in the distribution of the values.

60
Percent missing

Figure 10: Missing values in the studied dataset.

rent_or_sell
0
1

4,000,000
price_in_bgn

observation points would be either extremely time consuming or not be reliable.
Among the other variables with a signiﬁcant amount
of missing values, we also decided to remove the variable
lister_username from the dataset.

30

3,000,000
2,000,000
1,000,000

0

2,000,000
price_in_bgn

4,000,000

Figure 11: Boxplot for price_in_bgn.

One method which can support a better understanding
of these outliers is the breakdown of the variable, which is
observed based on the values in another feature. This is
called multivariate analysis. Figures 15 and 16 show an
example with separating space_m2 based on property_type
and by price in currency Bulgarian lev. The scatterplots show
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Figure 15: Outliers of space_m2 based on property_type.
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small and inconsequential for the overall analysis, so these
points were removed from the dataset.

Figure 13: Boxplot for space_m2.
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Figure 14: Boxplot for ﬂoor_new.

that there are mainly outliers in 1-, 2-, or 3-room apartments
and that places with extreme space have extreme prices.
Extreme points were detected only in two variables,
price_in_bgn and space_m2, and their total amount was

4.4. Data Transformation. In our dataset, diﬀerent variables
have diverse ranges of possible values. Given that some
algorithms base their functioning on the distance between
observation points to make a prediction, a common scale is
needed to assure that none of the features will be dominant.
Further, as revealed previously, the distribution of the data
in some variables shows skewness, which might represent a
diﬃculty for some of the studied machine learning algorithms, and that can be alleviated by scaling the data.
Common normalization methods are Min-Max, which
scales the range between 0 and 1 and Z-score, which scales
values between -1 and 1. In this work, the values have been
normalized using Min-Max.
Table 4 reports a set of other modiﬁcations that were
made to the variables, to obtain a more informative, and
potentially more useful, dataset.
Among the other transformations reported in Table 4, it
is worth discussing how we decided to transform the textual
variable specials. The ﬁrst task is the removal of punctuation
because it has no added value to the information. Furthermore, all letters are converted to lower case. This prevents multiple extracted copies of the same word. Since the
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Table 4: Recoding of original variables.

Variable
date_ﬁrst/
last_seen
rent_or_sell
property_type
lister_type
neighbourhood
lister_type

build_type
specials
ﬂoor

Original version

Recorded version
6 new variables were created, namely year_start/end;
Both variables are in format “yyyy-mm-dd”
month start/end; and day_start/end
Recoded to binary on− 0 rent, 1 for sale recoded
“rent” and “sell” 1234 maisonette multiple rooms room studio
completely to numbers-1, 2, 3, 4, 5, 6, 7, 8
Contains many character values with the name of the
An id number was assigned for the diﬀerent
neighbourhood
neighbourhoods
Since no strict condition for the recognition between
Contains the levels “owner,” “invester,” “builder,” “blank,”
investor and builder was found, the value “agency
agency (looks like).” The value “agency (looks like)” is a mistake
(looks like)” was randomly replaced to be either
made during data collection. It represents in reality either
builder or investor. New variables with codes from 1
investors or builders
to 4 were created
The variable was split in two new variablesOriginally the variable contains year and building material
year_built and type_built
Binary variables for each word indicating the
Text variable in the format [\word1\,”\word2\,”\word3\,”. . .]
existence or lack of this feature
Originally in the format for example “5 to 10”
Split in two new variables ﬂoor_new and total_ﬂoors

variable itself contains only keywords, some basic preprocessing procedures, such as stop words removal or
stemming (removal of suﬃces), were not executed. However, the last step was the conversion of a single word into
binary variables.
Finally, two new variables were additionally introduced–price_per_m2 and n_features. The ﬁrst one is calculated
based on space_m2 and price_in_bgn. The second one
represents the total number of features, including as keywords in the description, available for a listing.
4.5. Feature Selection. The original dataset at our disposal
included 19 variables. However, the transformations presented so far have increased the number of variables up to
54, so variable selection techniques have to be applied to
choose the most valuable predictors for the model. Filter
methods are usually employed as a data preparation step, to
select features. First of all, a study of the correlation coefﬁcients was performed, to have an idea of the relationship
between the continuous variables. Figures 17 and 18 show
both the heat matrixes of Pearson and Spearman correlation
coeﬃcients.
Both these ﬁgures show a signiﬁcant correlation only
between the expected year_start and year_end and between
price_bgn and price_per_m2.
Correlation alone can limit the detection of multicollinearity since it is only pairwise. One of the techniques
which support the detection of more complex relationships
is the usage of eigenvalues. A small magnitude shows that
there is no multicollinearity, while a high range between the
values is a signal for signiﬁcant multicollinearity, which is
the case here. The variance inﬂation factor (VIF), which
indicates how much the variance of a regression coeﬃcient is
overestimated due to multicollinearity, can be calculated.
The minimum possible VIF is equal to 1 and, as a rule of
thumb, results between 5 and 10 are considered as indicators
for the problem. In our dataset, year_start and year_end
showed extreme results above 20 and price_bgn has a result

around 9. To solve this issue, we have decided to remove
those variables from the dataset. To examine the signiﬁcance
level between the categorical variables and the target, the
Kruskal–Wallis test was performed. A p value which is
less than 0.05 indicates a signiﬁcance level between the
groups. Only the variables extracted from the description,
telephone_exchange, and elevator had a p value higher than
0.05. All the others, having a smaller p value, cannot be
excluded from the dataset.
Based on both these ﬁlter methods, i.e., correlation and
Kruskal–Wallis test, not a signiﬁcant amount of variables can be
excluded. To select the proper variables for the model, we
applied an embedded method: Lasso regression. Figure 19 illustrates the variables sorted based on their importance and
based on the Lasso method.
Observing Figure 19, we can remark that, among the 8
variables that have importance larger than 0.05, two variables are highly correlated between each other: price_per_m2
and price_bgn. Given that these two variables, practically,
contain the same type of information, it makes sense to
choose only one of them and to remove the other from the
dataset. The obvious choice is to keep in the dataset the
variable which has the highest importance according to
the Lasso algorithm and disregard the other. For this reason,
price_per_m2 was kept in the dataset, while price_bgn was
removed.
In conclusion, the resulting, ﬁnal dataset, which was
given as an input to the machine learning methods to build
the predictive models, contains 7 variables. These variables
are
(i)
(ii)
(iii)
(iv)
(v)
(vi)
(vii)

lister
rent_or_sell
under_construction
space_m2
brick
furniture
price_per_m2
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Figure 17: Spearman correlation heat map.

5. Experimental Results
All the results shown in this section have been obtained by
performing 30 independent executions of each one of the
studied machine learning algorithms. For each one of these
executions, a diﬀerent split of the available data into a learning
set and a test set was considered. To obtain this split, 70% of the
observations, selected at random with uniform distribution,
were considered as the learning set, while the remaining 30%
formed the test set. For each one of the studied machine
learning methods, the training phase was executed on the
learning set and the reported results are the results that have
been obtained on the test set. When parameters needed to be
set (it is the case, for instance, of the lambda parameter of
Lasso, Ridge, and Elastic Net), only the learning set has been
used to optimize the parameters’ values, in the following way:
the learning set was partitioned into 5 subsets and 5 diﬀerent
training phases were performed with diﬀerent values of the
parameters. In each one of these phases, 4 of these subsets were

used for training, while the other one was used for validation
cyclically, so that each one of these 5 subsets was used once and
only once for validation (5-fold cross-validation). The set of
parameters that were used are the ones who allowed us to
obtain the best median results on validation.
Let us begin the discussion of the experimental results by
analysing the results obtained by Lasso, Ridge, and Elastic Net.
Each of the three models was trained performing a grid search
of predeﬁned values of the parameter lambda. The value of
lambda which minimizes the RMSE on validation was selected. The obtained values of lambda were 0.001 for Lasso,
0.0023 for Ridge, and 0.00014 for Elastic Net. With these values
of lambda, the results shown in Table 5 were obtained:
As Table 5 shows, Lasso outperformed both Ridge and
Elastic Net both in terms of minimum and median obtained
RMSE.
Tables 6 and 7 show, for each one of the used features, the
value of the coeﬃcient that was obtained for each one of the
studied algorithms.
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Figure 18: Pearson correlation heat map.

Tables 6 and 7 give an idea of the relative importance of
the variables for each one of the studied algorithms. As we
can see, none of the coeﬃcients was equal to zero, except for
the coeﬃcient of variable price_per_m2 for Lasso and Elastic
Net. This conﬁrms the appropriateness of the work that was
done in the feature selection phase, corroborating that the 7
selected features are important for the prediction.
Let us now discuss the results obtained by Artiﬁcial
Neural Networks. A grid search was performed to look for
appropriate values of the number of hidden layers and the
number of units per hidden layer. The results that returned
the best median results on validation were 2 hidden layers, 3
units in the ﬁrst hidden layer, and 2 units in the second
hidden layer. Figure 20 illustrates the trained Neural Network that was possible to obtain with this conﬁguration. The
black lines give visibility on the connections and their
weights, while the blue lines and values represent the bias
term added on each step.
Figure 21 reports a comparison between the Neural
Network and the Lasso regression, showing real vs predicted
values. The closer the data points to the line, the better the
model (theoretically, in the best-case scenario, the data

points should align perfectly with the line, when the RMSE is
equal to 0).
The scatterplots show that the Neural Network has
slightly more distant data points from the line than the
Lasso. This gives a visual indication that Lasso may be a more
accurate algorithm than Neural Networks for the studied
problem. This qualitative result is also corroborated quantitatively: the RMSE obtained by the Neural Network is equal
to 0.065, which means that Lasso performs slightly better.
Besides that one may also consider that Neural Networks
are in general more complicated for interpretation and
explanation.
Finally, to strengthen the robustness of the results obtained using Lasso, we perform a comparison against other
well-known machine learning techniques commonly
employed to address regression problems, namely, random
forests (RFs), support vector regression (SVR), and k-nearest
neighbors (K-NN). The reader is referred to the material in
Appendix A for a brief overview of these techniques. To
ensure a fair comparison, the values of the parameters
characterizing the diﬀerent techniques were chosen by
performing a preliminary tuning phase. In particular, similar
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Figure 19: Lasso variables importance.

Table 5: RMSE obtained by Lasso, Ridge, and Elastic Net.
Model Min 1st Qu. Median Mean 3rd Qu. Max NAs
Ridge 0.059 0.065
0.068 0.067 0.070 0.073
0
Lasso 0.056 0.064
0.066 0.067 0.070 0.081
0
Elastic 0.059 0.065
0.068 0.067 0.070 0.073
0

Table 6: Ridge regression coeﬃcients.
Variable
(Intercept)
rent_or_sell
space_m2
brick
furniture
under_construction
price_per_m2
lister

Coef.
0.007812742613
0.017990042310
0.087954307932
0.006890894870
− 0.005648094327
0.023199993261
0.012193552241
0.126633821677

to the experiments performed with Neural Networks and
Lasso, we performed a grid search to determine the most
suitable parameters for the considered machine learning
techniques.
Focusing on RFs, the tuning phase returned a value of 70
for the maxnodes parameter (i.e., the parameter that limits
the total number of nodes in each tree), 1000 for the number
of trees in the random forest, and the function used to

Table 7: Coeﬃcients of Lasso and Elastic Net.
Variable
(Intercept)
rent_or_sell
space_m2
brick
furniture
under_construction
price_per_m2
lister

Coef. Lasso
0.008262840044
0.020773920773
0.081148777731
0.006277781636
− 0.004166719412
0.020923002635
0
0.127546013431

Coef. Elastic
0.006914658626
0.021302049363
0.088121228126
0.006389871295
− 0.004836976890
0.022619172277
0
0.130465654935

measure the quality of a split in the trees was the Gini
impurity. The RF with this conﬁguration returned a median
RMSE equal to 0.073.
Focusing on K-NN, it is important to highlight the
importance of the parameter k (i.e., number of neighbors) on
the performance of the model. In particular, the literature
reports that a model with a very low value of k may tend to
overﬁt the data, while higher k values can lead to underﬁtting. The grid search procedure returned a value of k equal
to 15, leading to a ﬁnal model with an RMSE of 0.064.
Though this value is comparable to the one achieved with
Lasso, K-NN has some weaknesses in the context of the
problem studied here. In particular, K-NN requires an
unbearable amount of time to return a prediction for unseen
data since it has to compute the distance between each new

Complexity

15

1

1

1

rent_or_sell

.96
525

4.06222

–1.4

9
135
–0.6

space_m2

–1

5

6295

613

–0.2

0.2

0.0
66
56

297

3

757

2.7

7
34
.41
–1 .72687
1

4

47
17

–1
.00

0.1

brick

0.2

.34
–0

days_on_market

–
–00.0559
1
.11
55
6
0.91
511
6.1
311
4

–0.70376

–1

0.06949

71
7

lister

3
2.1295

41

0.6
639
3

0.4
1

62

7
68
.05
–0

–0
.30
47
8

0
.47
–0
–0
.94

price_per_m2

3

06

.85
–1

0.21111

under_construction

14
–0.23

20

4

16

furniture

30
7

0.799

584

0.3

05
33

950
–0.4

41
46
0.4

5

5
83
.21

Figure 20: The best Neural Network that we were able to obtain in our experiments.
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Figure 21: Real vs. predicted values for Neural Network and Lasso.

observation and the samples in the training set. Moreover,
the interpretability of a model generated by means of a
penalized regression is higher than the one of K-NN, since
features’ importance cannot be extracted from K-NN.
The performance of the last machine learning technique
considered, SVR, generally depends on the choice of the
kernel function. The kernel function deﬁnes the relationship/distance between the support vector and the target, by
transforming the nonlinear input space into a linear space.
The basic concept behind SVR is that the maximum admissible error for the prediction should be below a certain
value deﬁned as epsilon. To avoid overﬁtting, the regression
is penalized by the usage of a cost parameter. In the experimental phase, we used the automated kernel function
selection, but to deﬁne penalty cost and epsilon (maximum
allowed error), we performed a grid search. Performing the
experiments with epsilon � 0.5 and the cost parameter equal
to 4.57, we obtained a median RMSE of 0.066.
Table 8 presents several performance measures to
summarize and compare the models trained for the presented problem. MAE (mean absolute error) and MDAE
(median absolute error) are both suitable measures as the
data taken into account are characterized by some extreme
values for DOM. The explained variance score takes into
consideration the mean error, while R2 does not consider the
mean error in the calculation and this makes the metric a bit
more biased, which may lead to over- or underestimating the
model in terms of how well the predictors explain the target.
All in all, it is possible to state that despite its simplicity,
Lasso is the technique that we found most appropriate to
address the problem at hand. In particular, it produced a
competitive performance (i.e., low error) by also allowing us
to analyse the most important features that characterize the
problem. Section 5.1 is dedicated to this analysis.
5.1. Feature Importance in the Model Found by Lasso.
One of the most known methods to measure the importance
of features in a learned predictive model consists of measuring the increase in the error of the model, after modifying
the values of the features, for instance, shuﬄing their values

along with the diﬀerent observations. In other words, a given
feature is considered less or not important if rearranging its
values does not lead to any change in the model’s error, and
it is considered as important if it leads to a signiﬁcant
modiﬁcation of the error. One of the interesting points of
this method is that it takes into account not only the relationship of a feature with the output variable, but also with
all the rest of the features. Additionally, the permutation
importance does not require retraining of the model, but just
a simple shuﬄing of the values of the features [14].
Figure 22 shows the features, sorted according to their
importance (from the most important one that is reported at
the top to the less important one that is reported at the
bottom). For each feature, its importance is measured as a
diﬀerence in the RMSE between the model executed with the
original values of the feature and the model executed after
shuﬄing. Table 9 gives detailed information on the results of
the features importance test.
These results show that lister is considered as the most
important feature by the Lasso model, followed, in the order
by rent_or_sell, under_construction, space_m2, brick, and
furniture. Finally, price_per_m2 was considered as the less
predictive feature.

6. Conclusions and Future Work
The objective of this paper was to develop a model to predict
the days_on_market variable by applying several algorithms,
in particular, Lasso, Ridge, and Elastic Net regressions and
Neural Networks. The starting point of the work was the
formulation of the following research questions, which will
be answered in the upcoming paragraphs:
(1) Can a machine learning algorithm predict the
days_on_market variable for the housing units?
(2) Which features eﬀectively inﬂuence the property
attractiveness for the customer target?
The various features were investigated and transformed
to identify the key factors that aﬀect the attractiveness of a
property, which resulted in the reduction of features used in
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Table 8: Model comparison—performance measures.

Model
Random forest
Elastic Net
Lasso
Ridge
ANN
K-NN
SVR

RMSE
0. 073
0.065
0.064
0.065
0.065
0.064
0.066

MAE
0.0399
0.0341
0.0340
0.0341
0.0339
0.0331
0.0396

R2
0. 3625
0.1983
0.1832
0.1942
0.2
0.2394
0.0761

MDAE
0. 0202
0. 0176
0.0177
0. 0176
0.0160
0.0155
0.0321

Explained variance score
17.5037
9.5736
8.8431
9.3746
9.6594
11.5575
3.6757

lister
rent_or_sell

Feature

under_construction
space_m2
brick
furniture
price_per_m2
0.96

1.00
1.04
1.08
Feature importance (loss: rmse)

1.12

Figure 22: Feature importance in the model.
Table 9: Feature importance in the model.
Variable
lister
rent_or_sell
under_construction
space_m2
brick
furniture
price_per_m2

Importance.05
1.0611371
0.9945100
0.9973978
0.9818909
0.9752772
0.9664737
0.9698690

Importance
1.0676099
1.0278727
1.0262011
1.0215203
1.0109712
1.0071756
0.9905373

the model to 7. Then, the studied algorithms were trained
and Lasso regression outperformed the other studied algorithms. In conclusion, we were able to develop an accurate
predictive model using Lasso regression, to predict the independent variable days_on_market with a selection of
discriminators, which will be discussed in the second research question. The answer to the second question (2) was
closely related to the ﬁndings of the ﬁrst one: recognizing the
features which make a property more interesting to the
market. As many studies focus on measuring the eﬀect of
factors on houses’ price, here the point of interest was
measuring the eﬀect of features on attractiveness. Based on
this particular dataset, the features which have the most
inﬂuence on the days_on_market are lister, rent_or_sell,
under_construction, space_m2, brick, and furniture. One of
the main limitations of this work is given by the available
data. For instance, a signiﬁcant amount of the variable
characters was in Cyrillic, and while it was possible to
translate some of them in English, others contained a major
number of characters which made the automatic and correct

Importance.95
1.119868
1.072171
1.030145
1.032234
1.038632
1.037656
1.030250

Permutation error
0.07243278
0.06973678
0.06962337
0.06930579
0.06859008
0.06833257
0.06720373

translation impossible. For example, analysing further the
full description of the listings, or considering the names of
the agencies/owners who published the listings could provide deeper insights.
To improve this work, several supplementary steps can
be taken in the future. In the data collection phase, which
was not part of the scope of this paper, additional data
sources can be taken into account. For example, data for
the neighborhood and residential proﬁle (schools, supermarkets, transport, etc) can be collected and included
in the research. The same is valid for other factors that
inﬂuence the market. Additionally, as mentioned previously, the real days on market for a property were not
available and known in this dataset. To assure the reliability of the outcome, information about properties’ liquidity needs to be collected. This is not only time
consuming but also a long-term task since such information would be available only if it provided directly by
agencies and owners. Furthermore, the data used here
were only for one city; a more complex dataset covering
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various cities and regions with their own speciﬁcations
would be more informative. In the long term, we plan to
collect demographics, users proﬁle, and in-app behavior
data. Such information together with macroeconomic
statistics for purchasing power, banking interest rates,
employment level, wage rates, etc., can provide a broader
picture not only about the market, but also about the
factors which inﬂuence home preferences and attractiveness. Not to forget news and media data, which both
can reveal interesting patterns for customer behavior and
market ﬂuctuations, as well as can provide some insights
for the reputation of diﬀerent agencies. Last but not least,
another ﬁeld of potential research involves the use of other
machine learning algorithms, such as a k-nearest neighbor, support vector machines, and random forest.

equation is the basic OLS. If lambda is greater than zero, then
a constraint is added to the coeﬃcients. This constraint has
the objective of minimizing the coeﬃcients (or, informally
speaking, shrinking). The values of the coeﬃcients tend
towards zero as the values of lambda get larger. Shrinking the
coeﬃcients leads to lower variance and in turn a lower error
value. Therefore Ridge regression decreases the complexity
of a model. However, Ridge does not reduce the number of
variables it rather just shrinks their eﬀect.
Lasso (least absolute shrinkage and selection operator)
regression uses the L1 penalty term, which is equal to the
absolute value of the magnitude of the coeﬃcients:

Appendix

Analogously to Ridge regression, also for Lasso, a lambda
value equal to zero corresponds to the basic OLS equation.
However, given an appropriate lambda value, Lasso can
drive some coeﬃcients to zero. The larger the value of
lambda, the more features are shrunk to zero. This can
eliminate some features and give us a subset of predictors
that helps mitigate multicollinearity and model complexity.
If a variable is not shrunk to zero, it means that the variable is
important. In other words, L1 regularization allows for
feature selection (sparse selection).
A third commonly used model of regression is the Elastic
Net, which incorporates penalties from both L1 and L2
regularization:

Regression analysis is a statistical technique that models and
approximates the relationship between a dependent variable
and one or more independent variables. In the case of this
study, the dependent variable is days_on_market (DOM),
while the independent variables resulted from a complex
phase of data preprocessing, described in Section 4. This
Appendix describes the diﬀerent techniques used in the
paper to address the regression problem at hand.
A.1. Lasso, Ridge, and Elastic Net. Simple linear regression,
also known as ordinary least squares (OLS) attempts to
minimize the sum of error squared. The error, in this case, is
the diﬀerence between the actual (observed) data point and
its predicted value. The equation for this model is referred to
as the cost function and is a way to ﬁnd the optimal error by
minimizing and measuring it:
M

2

p

M

2

⎝y −  w × w ⎞
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j
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The gradient descent algorithm is used to ﬁnd the optimal cost function by going over several iterations. But the
data we need to deﬁne and analyse are not always so easy to
characterize with the base OLS model. One situation is the
data showing multicollinearity, this is when predictor variables are correlated to each other and the response variable.
To produce a more accurate model of complex data, we can
add a penalty term to the OLS equation. A penalty adds a
bias towards certain values. These are known as L1 regularization (or Lasso regression) and L2 regularization (or
Ridge regression).
Ridge regression adds the following penalty term, called
L2 term, to the OLS equation:
p

+ λ  w2j .

(A.2)

j�0

The L2 term is equal to the square of the magnitude of
the coeﬃcients. In this case, if lambda (λ) is zero, then the
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In addition to choosing a value for the lambda parameter, Elastic Net also allows us to tune the alpha (α)
parameter. A value of alpha equal to zero corresponds to
Ridge; a value of alpha equal to one corresponds to Lasso. If
we choose an alpha value between 0 and 1, we can incorporate penalties from both L1 and L2 regularization and
alpha allows us to decide the relative importance of these two
penalties. The interested reader is referred to Fonti [15] for
deepening the functioning and properties of the Lasso,
Ridge, and Elastic Net regression methods.

A.2. Artiﬁcial Neural Networks. An Artiﬁcial Neural Network (ANN) is a computational model based on the
structure and functions of biological neural networks. It is
composed of a set of elementary computational units, called
neurons, strongly interconnected between each other by
means of connections, or synapses, characterized by a
weight. An ANN encodes a function (or model) that can
produce outputs once inputs are presented to it. Supervised
learning ANNs that are the ones studied in this paper have
the objective of returning the expected outputs for each one
of the input vectors contained in a given dataset. The
learning phase, aimed at obtaining this expected input/
output match, consists in a modiﬁcation of the weights of the
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connections in the network. Every single neuron can be
represented as shown in Figure 23.
Once the values of the set of weights of the connections
entering into a neuron have been established, the output of
the neuron is calculated by
n

⎝ w x + θ⎞
⎠.
y � f⎛
i i

+1
Weights
x1
x2

.
.
.

(A.5)

In an ANN, neurons are usually organized into layers.
Supervised learning ANNs are formed by three diﬀerent
types of layers of artiﬁcial neurons:
(i) Input layer
(ii) Hidden layer
(iii) Output layer
The input layer communicates with the external environment that presents data to the neural network. Its job is to deal
with all the input values. These input values are transferred to
the hidden layers, which are explained below. Every input
neuron represents some independent variable that has an inﬂuence over the output of the neural network. The hidden layers
are intermediate layers, found between the input layer and the
output layer. The job of each hidden layer is to process the
inputs obtained by its previous layer. Finally, the output layer
contains the units that return the computed result to the outside
world. The general structure of a feed-forward ANN, i.e., one of
the most diﬀused types of supervised ANN and the one used in
this work, is shown in Figure 24.
Several learning rules exist, aimed at looking for a
conﬁguration of the connection weights that allow a perfect
input/output match. One of the most diﬀused ones and the
one used in this paper is called backpropagation. The interested reader is referred to Gurney [16] to deepen the
subject.
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Figure 23: General structure of an artiﬁcial neuron.
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Figure 24: Architecture of a feed-forward ANN.
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A.3. Support Vector Regression. Support vector machines
(SVM) were introduced in [17], for classiﬁcation problems.
The objective is looking for the optimal separating hyperplane between classes. The points lying on classes’ boundaries are called support vectors, and the in-between space,
the hyperplane; when a linear separator is not able to ﬁnd a
solution, data points are projected into a higher-dimensional
space, where the before nonlinearly separable points become
linearly separable, using kernel functions. The whole task can
be formulated as a quadratic optimization problem that can
be solved with exact techniques. In Figure 25, an example of
a linearly separable classiﬁcation problem solved using SVM
is presented. SVM aims at maximizing the margin between
the support vectors and the hyperplane.
One year after the introduction of SVM, Smola [18]
presented an alternative loss function, which allowed SVM
to also be applied to regression problems. In SVR, the idea is
to map the data events X into a k-dimensional feature space
F, through a nonlinear mapping φj (X), so that it is possible
to ﬁt a linear regression model to the data points in this
space. The obtained linear learner is then used to forecast in

the new feature space. Once again, the mapping from the
input space into the new feature space is deﬁned by the
kernel function. One of the most attractive characteristics of
SVR is related with the model errors; instead of minimizing
the observed training error, SVR minimizes a combination
of the training error and a regularization term, aimed at
improving the generalization ability of the model. Other
attractive properties of SVR are related to the use of kernel
functions, which make them applicable both to linear and
nonlinear forecasting problems, and the absence of local
minima in the error surface due to the convexity of the
ﬁtness function and its constraints. Given
(i) Training dataset T, represented by
T �  x1 , y1 , x2 , y2 , . . . , xm , ym ,

(A.6)

where x ∈ X ⊂ Rn are the training inputs and
y ∈ Y ⊂ R are the training expected outputs;
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not always true; therefore, one might want to trade oﬀ errors
by the ﬂatness of the estimate. Having this in mind, Vapnik
reformulated equation (A.8) as

(ii) A nonlinear function:
f(x) � wT Φ xi  + b,

(A.7)
minimize

m
1 T
w w + C  ξ +i + ξ −i ,
2
i�1

subject to

⎪
⎧
yi − wT Φ xi  − b ≤ ε + ξ +i ,
⎪
⎪
⎪
⎪
⎪
⎪
⎨ T
w Φ xi  + b − yi ≤ ε + ξ −i ,
⎪
⎪
⎪
⎪
⎪
⎪
⎪
⎩ ξ + ξ − ≥ 0,
i i

where w is the weight vector, b is the bias, and Φ(xi ) is
the high-dimensional feature space, which is linearly
mapped from the input space x.
The objective is to ﬁt the training dataset T, by ﬁnding a
function f(x) that has the smallest possible deviation ε from
the targets yi . Equation (A.7) can be rewritten into a constrained convex optimization problem as follows:
1
minimize wT w,
2

subject to

⎪
⎧
y − wT Φ xi  − b ≤ ε,
⎪
⎨ i
⎪
⎪
⎩ T
w Φ xi  + b − yi ≤ ε.

(A.8)

The aim of the objective function represented in equation (A.8) is to minimize w, while satisfying the other
constraints. One assumption is that f(x) exists, i.e., the
convex optimization problem is feasible. This assumption is

where C < 0 is a prespeciﬁed constant that is responsible for
regularization and represents the weight of the loss function.
The ﬁrst term of the objective function wT w is the regu+
−
larized term, whereas the second term C m
i�1 (ξ i + ξ i ) is
called the empirical term and measures the ε-insensitive loss
function. To solve equation (A.9), Lagrangian multipliers
( ∝ +i , ∝ −i , η+i , η−i ) can be used to eliminate some of the
primal variables. The ﬁnal equation that translates the dual
optimization problem of SVR is

minimize

m
m
1 m
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i
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where K(xi , xj ) is the kernel function; the above formulation allows the extension of SVR to nonlinear functions, as
the kernel function allows nonlinear function approximations while maintaining the simplicity and computational
eﬃciency of linear SVR. The performance and good generalization of SVR depend on three training parameters:
(i) Kernel function
(ii) C (the regularization parameter)
(iii) ε (the insensitive zone)
A.4. K-Nearest Neighbors. k-nearest neighbors (K-NN) [19]
is one of the simplest existing machine learning algorithms
and, despite its simplicity, is often capable of making accurate predictions on a large number of applications. The
basic idea of K-NN is as follows: suppose we want to partition a dataset into classes and suppose we have a supervised
training dataset, where some training observations are already categorized into the correct class. Suppose now that we
have a new data x and we want to predict which class x

(A.9)

(A.10)

belongs to. The idea is to consider the k training observations
that are closest to or most similar to x (where similarity is
quantiﬁed by a predeﬁned distance measure) and return to
the class to which most of these observations belong (majority vote). Following the same idea, for regression problems, the output on an unseen instance x is given by
the average output of the k training observations most
similar to x.
K-NN is a supervised, nonparametric, instance-based
classiﬁcation method. It is not parametric because before
making the prediction, you do not have to make any assumptions about the distribution of the data, nor about the
shape of the model. It is instance-based in the sense that there
is no training phase: as long as we have the supervised data and
the data we want to make predictions about, we can make the
prediction. Although K-NN is nonparametric, we usually use
two parameters to build the model: k (the number of
neighbors) and the distance metric. There are no strict rules for
selecting k. Indeed, this choice depends on the dataset and
experience in choosing an optimal value. Generally, when k is
small, the prediction would be easily impacted by noise and

Complexity
when k is larger, while reducing the impact of outliers, it
will show more bias (as a limit case, when we increase k up
to the number of training data, the forecast will always be
the majority class in the training set). The selection of the
distance metric also varies in diﬀerent cases. By default,
the most commonly used metrics are Euclidean distance
(L2 standard), Manhattan distance, and Minkowski
distance.
There are several advantages of using K-NN: it is a simple
method, very easy to implement and interpret, there is no
model training phase, there are no previous assumptions
about data distribution (this is especially useful when we
have poor quality and unstructured data), and it generally
has relatively high accuracy. Of course, there are also disadvantages: high memory requirements (we need to store all
training data in memory to execute the method) and
computationally expensive (we need to calculate the distance
between the new data point and all existing data points to
decide which k are closest), which is quite expensive in terms
of computation and sensitive to noise (particularly if we
choose a small k, the prediction results will probably be
impacted by noise, if any).

A.5. Random Forest. Random forest [20] is a type of ensemble model, which uses bagging as an ensemble method
and the decision tree as an individual model.
A decision tree is a predictive model, where each internal
node represents a variable, an edge towards a child node
represents a possible value for that property, and a leaf
represents the predicted value for the target variable starting
from the values of the other properties. A decision is represented by the path from the root node to a leaf node.
An ensemble method is a technique that combines predictions from multiple machine learning algorithms, to make
predictions more accurate than any single model. Bagging
represents a general procedure that can be used to reduce the
variance of those algorithms that have a high variance, such as
decision trees, in the case of random forests. Decision trees, in
fact, are sensitive to the speciﬁc data on which they are formed.
If the training data is changed (e.g., a tree is trained on a subset
of the training data), the resulting decision tree can be quite
diﬀerent and, in turn, the forecasts can be quite diﬀerent.
Bagging is the application of the bootstrap procedure to a
high-variance machine learning algorithm. A random forest
combines many decision trees into one model. Individually,
the predictions made by the decision trees may not be accurate, but combined together, the forecasts will on average be
closer to the result. The ﬁnal result returned by the random
forest is nothing but the average of the numerical result
returned by the diﬀerent trees in the case of a regression
problem, or the class returned by the largest number of trees
for classiﬁcation.

Data Availability
The data used to support the ﬁndings of this study are
available from Maria Dobreva upon request.

21

Conflicts of Interest
The authors declare that they have no conﬂicts of interest.

Acknowledgments
This work was supported by national funds through the FCT
(Fundação para a Ciência e a Tecnologia) by the projects
GADgET (DSAIPA/DS/0022/2018), BINDER (PTDC/CCIINF/29168/2017), and AICE (DSAIPA/DS/0113/2019).
Mauro Castelli acknowledges the ﬁnancial support from the
Slovenian Research Agency (research core funding no. P50410).

References
[1] P. Stoykova: Psopcoj Πplaiatfmj ia hjmj7oj> Πaiar c
B8mΓarj> Πrfi 2018: Bulgarian Properties, https://www.
bulgarianproperties.bg/novini-za-imoti/pokazateli-imoten-pazar2018-7555.html, 2018.
[2] BTV, Bulgaria. BTV Novinite, https://btvnovinite.bg/
bulgaria/falshivi-brokeri-zalivat-pazara-na-imoti.html, 2012.
[3] Q. M. Xian Guang LI, The Application of Data Mining
Technology in Real Estate Market Prediction, Fraunhofer Information Center for Space and Construction IRB, Stuttgart,
Germany,
2006,
https://www.irbnet.de/daten/iconda/
CIB5807.pdf.
[4] E. C. M. Hui, J. T. Y. Wong, and K. T. Wong, “Marketing time
and pricing strategies,” Journal of Real Estate Research, vol. 34,
no. 3, pp. 375–398, 2012.
[5] G. D. Jud, “Time on the market: the impact of residential
brokerage,” Journal of Real Estate Research, vol. 12, no. 3,
pp. 447–458, 1996.
[6] D. D. Belkin, “An empirical study of time on market using
multidimensional segmentation of housing markets,” Real
Estate Economics, vol. 4, no. 2, pp. 57–75, 1976.
[7] N. Miller, “Time on the market and selling price,” Real Estate
Economics, vol. 6, no. 2, pp. 164–174, 1978.
[8] J. Z. Catherine-Tucker, J. Zhang, and T. Zhu, “Days on market
and home sales,” Rand Journal of Economics, vol. 44, no. 2,
pp. 337–360, 2013.
[9] H. X. Hengshu Zhu, “Days on market: measuring liquidity in
real estate markets,” in Proceedings of the 22nd ACM SIGKDD
International Conference on Knowledge Discovery and Data
Mining, pp. 393–402, Beijing, China, 2016.
[10] S. V. Ermolin, Predicting Days-on-Market for Residential Real
Estate Sales, Department of Computer ScienceStanford
University, Stanford, CA, USA, 2016, http://cs229.stanford.
edu/proj2016/report/ermolin_predicting_Days_on_market_
for_Residential_Real_Estate_Sales_report.pdf.
[11] Q. Z. Chao Mou, “Recommending property with short dayson-market for estate agency,” Journal of Ambient Intelligence
and Humanized Computing, vol. 9, no. 6, pp. 2077–2092, 2018.
[12] H. Seltman, Exploratory Data Analysis. Experimental Design
and Analysis, Carnegie Mellon University, Pittsburgh, PA,
USA, 2015, https://www.stat.cmu.edu/~hseltman/309/Book/
chapter4.pdf.
[13] A. A. Asaad, Measures of Skewness and Kurtosis. R Bloggers, https://
www.r-bloggers.com/measures-of-skewness-and-kurtosis/, 2013.
[14] C. Molnar, Interpretable Machine Learning. A Guide for
Making Black Box Models Explainable. Christopher Molnar,
https://christophm.github.io/interpretable-ml-book/, 2019.

22
[15] V. Fonti, Research Paper in Business Analytics: Feature Selection with LASSO, VU Amsterdam, Amsterdam, Netherlands, 2017.
[16] K. Gurney, An Introduction to Neural Networks, University
College London (UCL) Press, London, UK, 2004.
[17] C. Cortes and V. Vapnik, “Support-vector networks,” Machine Learning, vol. 20, no. 3, pp. 273–297, 1995.
[18] A. J. Smola, “Regression estimation with support vector
learning machines,” Master Thesis, Technische Universität
München, Munich, Germany, 1996.
[19] N. S. Altman, “An introduction to kernel and nearestneighbor nonparametric regression,” The American Statistician, vol. 46, no. 3, pp. 175–185, 1992.
[20] E. Bauer and R. Kohavi, “An empirical comparison of voting
classiﬁcation algorithms,” Machine Learning, vol. 36, no. 1/2,
pp. 105–139, 1999.

Complexity

