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I Abstract |

This study proposes to calculate new housing price indices through machine learning techniques.
Our research is conducted focusing on the random forest and artificial neural network
methodologies that proved excellence in existing real estate studies. We use micro-level real
estate transaction data and housing characteristics information to train our models. As a result,
the forecasting powers of the machine learning based models are found to be much superior in
terms of explanatory powers and estimation performances compared to the hedonic methodology-
based model. And the random forest model shows the best explanatory power and performance.
Our results show that the housing price indices based on the machine learning models have
greater volatility than currently used indices at the time of the housing price increase. Considering
the limitation that the existing indices have a smoothing problem, our results can be interpreted
that the new machine learning based indices reflect the market trend successfully.
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(E 2) 240 M8 2ol 22

AR el HI2(%) AlE Hetizda HIE(%)
S 7,891 1.58 2009. 1H 18,125 3.63
SET 3,051 0.61 2009. 2H 17,875 3.58

T 6,016 1.21 2010. 1H 10,659 2.14
4=+ 11,681 2.34 2010. 2H 13,282 2.66
i 11,848 2.37 2011.1H 16,461 3.30
R 53,992 10.82 2011.2H 13,537 2.71
EsT 13,107 2.63 2012. 1H 11,223 2.25
SH27 15,936 3.19 2012. 2H 11,523 2.31
g5+ 20,978 4.21 2013. 1H 17,757 3.56
g5+ 32,088 6.43 2013. 2H 19,519 3.91
ST 16,638 3.34 2014. 1H 21,317 4.27
opz 22,342 4.48 2014. 2H 24,394 4.89
Mo2+ 13,665 2.74 2015. 1H 33,899 6.80
287 16,158 3.24 2015. 2H 27,402 5.49
aa 31,490 6.31 2016. 1H 27,310 5.47
o 18,148 3.64 2016. 2H 29,792 597
T2+ 25,901 5.19 2017. 1H 28,288 5.67
Eriay 7,906 1.58 2017.2H 27,210 5.45
ST 21,140 4.24 2018. 1H 24,951 5.00
Y 26,535 5.32 2018. 2H 19,215 3.85
FsET 19,572 3.92 2019. 1H 10,543 2.1
e 25,694 5.15 2019. 2H 29,928 6.00
g+ 26,296 5.27 2020. 1H 23,859 4.78
INESS 21,513 4.31 2020. 2H 20,810 417
S0 29,293 5.87

F 13 72 U451 498,879,

L133H AFE Atz FAE s Ae A =23 54 o] vt B2 1 74 2.984
2 YEton, 20 oo A Bt 7 AH, P i 1.6467H, A %ﬁ?‘—‘ 79.885 52
Uote de 1 0 ofg AE oftE 3k 2 YR o U] 4§ tigl 7]
TAE AFH R YEAT AL & 5 9l 0]9] &8 ATE B, oltERE ALEstubz| 9] 7
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(B 3) 71287 24

== 29 E s HEHR} ESEN Z|CH

Individual characteristics

old () 14.694 7.872 0.000 48.917

old_sq A HE 277.868 266.786 0.000 2,392.840

num M|cH= 1,076.976 1,144.299 6.000 9,510.000

car FRUS_E 1,182.204 1,437.841 6.000 12,456.000

car_per ZERITH==_M|CH 1.133 0.453 0.120 6.530

area HEHE(m) 79.885 26.945 23.340 268.580

room B 2.984 0.641 1.000 7.000

toilet S I 1.646 0.493 1.000 5.000

floor = 9.648 6.171 1.000 68.000

floor_sq EHE 131.161 165.533 1.000 4,624.000

first 15 0% 0.053 0.224 - -

H1 AL E) 0.647 0.478 - -

H2 HHEIEA(X|) 0.275 0.447 - -

H3 HYYAEY) 0.077 0.267 - -

T TER(ATA) 0.704 0.457 - -

T2 TR(EEZA) 0.270 0.444 - -

T3 TX(SE) 0.026 0.160 - -

C1 HHMEF S 42 107H) 0.352 0.478 - -

FAR BNE 283.036 122.351 12.000 1,249.000

BC yalllE=y 23.058 9.722 2.000 93.000

Efficiency HEE 76.870 4.794 54.000 100.000
Distance characteristics

dist_high DESHMK| 42| (km) 0.591 0.351 0.048 2.824

dist_sub XISHFEMEX] AH2l(km) 0.577 0.363 0.032 3121

dist_park SUIK| 242|(km) 1.069 0.562 0.064 3.207
District characteristics

GU1 it 0.016 0.125 - -

GU2 2+ 0.006 0.078 - -

GU3 ST 0.012 0.109 - -

GU4 a7 0.023 0.151 - -

Journal of Real Estate Analysis Vol.8, No.3 (November 2022) 11
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(& 3) Continued

== 29 E s HEHR} ESEN Z|CH
GU5 T 0.024 0.152 - -
GU6 T 0.108 0.311 - -
GU7 e 0.026 0.160 - -
GU8 SHEF 0.032 0.176 - -
GU9 435+ 0.042 0.201 - -
GU10 d=5+ 0.064 0.245 - -
GU11 s 0.033 0.180 - -
GU12 OfEL 0.045 0.207 - -
GU13 MU 0.027 0.163 - -
GU14 28+ 0.032 0.177 - -
GU15 aMT 0.063 0.243 - -
GU16 2ot 0.036 0.187 - -
GU17 T=+ 0.052 0.222 - -
GU18 =7 0.016 0.125 - -
GU19 S 0.042 0.201 - -
GU20 AT 0.053 0.224 - -
GU21 gsmT 0.039 0.194 - -
GU22 4+ 0.052 0.221 - -
GU23 45T 0.053 0.223 - -
GU24 MET 0.043 0.203 - -
GU25 S0 0.059 0.235 - -
Time dummy
Half 1 2009 &8t 0.036 0.187 - -
Half 2 2009 olgt7| 0.036 0.186 - -
Half 3 2010 et 0.021 0.145 - -
Half 4 2010 ofgt7| 0.027 0.161 - -
Half 5 2011 7| 0.033 0.179 - -
Half 6 20114 oty | 0.027 0.162 - -
Half 7 20121 A7) 0.022 0.148 - -
Half 8 2012 5HEt7| 0.023 0.150 - -
Half 9 2013 7] 0.036 0.185 - -

12 httos.//doiorg/10.30902/jrea.2022.8.3. 1
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(& 3) Continued

B 29 S HEMAL ESEN Z|o}
Half 10 2013 5HEt7| 0.039 0.194 - -
Half 11 2014 A7) 0.043 0.202 - -
Half 12 2014 ogt7| 0.049 0.216 - -
Half 13 2015 &t 0.068 0.252 - -
Half 14 20154 57| 0.055 0.228 - -
Half 15 2016 et 0.055 0.227 - -
Half 16 2016\ ogty| 0.060 0.237 - -
Half 17 2017 A7) 0.057 0.231 - -
Half 18 2017 5lEt7| 0.055 0.227 - -
Half 19 20184 &tt7| 0.050 0.218 - -
Half 20 2018 slEtY| 0.039 0.192 - -
Half 21 2019 8t 0.021 0.144 - -
Half 22 2019 et 0.060 0.237 - -
Half 23 2020 87| 0.048 0.213 - -
Half 24 2020 ofgt7| 0.042 0.200 - -

M

1) 858 (IRIPIE | KIsHSS Al XIS pixEp)
2) 21HS: CYR|BE CfH] 245 DI,
3) Mg 220X | HBEIE|
4) HE4: 498,879.

= BHHOo =R 0.591kmolH, As5-d3} 3¢ 2Kt 71 Aok A PSR FHO FXE R
A 9] Al 242 0.577km, 1.069km<l Ao ®Woto] whedt 29 QlF HH(neuron)S A
2 U Ao =N B ZAIE s dstaAt of= 4ol
ZEoIHHEE 9, 2019). & AFAAY 23

< 7 wHo] ddE= ABAY 25 45

V. SALEHE 2 2 JaEN 2 o HAZ Zlo|th Rosenblatt(1958)
o] HAJ E&(perceptron) 355 7lol2h= 7lid

1. SIHIHE AT O & 543 o]% Rumelhart et al.(1986)°] &
Ao} & g]Z(backpropagation algorithm)

D A3AFT = a5k 2YSZ 7R S HAEES &8
ABAIFT B> AA| 71 9] 245 ol A a5 e WS AT E=A TefRt At

Journal of Real Estate Analysis Vol.8, No.3 (November 2022) 13
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()

Y = f(by + wyoH, +waHy+
W Hy +w 0 H, + we H;)

(&1
71Asks WHE 9] 49 B2 Hover-fitting)
EAlO] =&E £ loug B JJiloiE ol&
siastr] Sl IF 2939 dACNA g v
(drop out)A|A RFL %
d7o] s EH F A7 (validation)o] OIFA]
A st B} FAE siastaa skt
(Kim et al., 2020).

AR, = 22 5

2) WP EHAE(random forest, RF)
Breiman(2001)2 AYZHAE HFS A=

7S Agslo] tio] JRFEAHE D (decision
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A EZ(regression tree) XFo|2}t st} 3]H
Ef myg2 dAYguis e Y AY
Ry, Ry, ..., R; ol A2 AAA] A DFSHL, m
AA(m=</) Aol &dt= R, 2] BSX]|o] ths]
R, A9 53 o] Bt ghS FHXE AASHA €
o}, oluf R, A HZ (4] 2)9] A EHresidual

sum of squares)°] HA7} HEE E3sl}

o

(3] 2)

ZAAEFEE A5 6= 7|02 A E
g TATT A A #AC =S
£ s 2sly] Yurz o g 7155t

2 Zol/he Wy o A4l EoE 245
A Hisw), ol 4408 HashH (4] 25 Ha
Shshe WAolet B 4 UTHERAS - S84,

(4] 3)

(4] 3)0llA | 7] E T 71A] S5 QJu]st

3, R, & m WA 7Ho] S BEH e o

)3t} o= 5% = (tunning parameter)

2 HIEE E=5h=t], o =09 A% olF-d HYd

g7t glou g o) Eg| 271 "t B E o
AN Z
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L= ZopA ==t oldf H& ok WAF e Ao AR, o] IS B R eSS
3 ASE Bl o|FATHeIHE, 2015). & SHUAIZ 4= Atk

A= A5 A=ol thet @&} £A1& Ayt

o] g WAt AFot= IFoA Ao E 3) 3=y "' Z(hedonic methodology)
nE =&vtt Sy B 42 FHjof wEt A3 AR

et g7 Z-2(semi-log) BHo] Yut o2 A}
JAYES BH ST MRS AP gET 12T B AT NE T Fe B 22
o} AAEDE S0 AHA BB O mYe Aedt 220 nde] 49 A

o THEEe) BA0] REE  Aeuso] ke Qg R5Al 7o) wiskeke
£ AL ke, AERAAE Bl o melat 4 qlrks AT §A B AA50] 4ol
AAHED o g FATCRA oS HAT  MYslARPRT o 7)

ot Fersicks ol glct.
o MEEHLE Bl E G2 EHL HF R BEON ALY FEY HFREL 24 F 71
F2 AN BHOIN F8 A Y= MSRE = ole) 2L A mEd
A S 9Ioks Zolch mebd B o)A
ERYRAAE PUES A RES B & tnprice = e+ Y X, + 3 BDis,
2T 2447 AUt BPolA) s B LN »
= E3 A wEeieh B

AYRYAE F29] E OFE EY oA 3

L Eo] mE EE BRo olth BEPoAE ke tnprice = e+ Yy, X+ 3 st
o] uet FE-S off 2 Bty & I + iiﬂ/iastricti +§]16i Time, +e€ (4] 5)
A o5 O] sggststol 32 2RI ol 7]
29] 3|78 meoleld vu] WHE k2t B 712 219) 2ol e that 2k (4] oA
sto] Aol P WS +LoKindexing)st = 4T AETE A3l F 600712 AR
ol gl o) WS BT 5 YSS AUt B /MY 0|2 B 1A Tpgol A A
o] o] g olf AYHS F o Wi ER Z AT R mA = P Tl
7 Qlom Mol WF Sukg ny Mg @4 Ak oY RS 5o FErtE%o] of
7t 3F5te] it agETt o AR s HAE AT FeEvtE A4S YKoz o
Ho| golu} v o myo] 4 ma e AT S k= gol gk (4 5ol Y &
4 9)7) WjEolty, whehd Zhzk AZhEjn] Wig 24 B F] SI5) AXT jn] Mot A ou) 3
ek A jm] WS 254 A sek Y 58 47 15 BAAS TR AEE
S dslslel 249 Wgg £4ste] 7145 91(2008)2] AFNAE AT A AHE
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AR 744 o] 23 ] 90X

Alo] Tolof sit} Yo}/l AA| 7HEE 23R
o1 8 olok e b 2 A7

=0l & < ¥ FE(train sample)
3 HE(test sample) O Z FE5Fo] A
of digt 7S4S XPFLL, P Ay
'5]'7] e A xR 2 A(R-squared)

Fch 18 4 eAeto] A
o

= H’?SH RMSE(root mean square error)

_4m>~ N

A = lo _,4 Horr 9
mlo _llNl
_,_4 o

ox,

2} MAPE(mean absolute percentage error),
Corr.(correlation) A EE AFR5l9 o AlA|
Fholl diet =g 9] e ddsty] flsll = 4k
7ko] AR ALS v mach ToF, 7 x| Bl WA
S TE7HA 9] 218k ARESto] AlAtEgloH,
MAPE®] #9- th2 gl 79}o] v w2 9J5}o] wx]
T FEMAS 7|0 R AAEQITES) £ 2
oM B o] deE 45| St 2 A=
R-squared= ZAF O, A FEA ALE
H 284 w2 94 R-squared®t 723171

Q18] Score® HEAFTH AA FES F2F9| =
< Y (random sampling)S AR&-5to] E&13}
Al

i__i A}l\ 111 u] _971-71- SEH A

ATAAY BB FASHE o] 9lo] 5L
o oj3o e o] s 24 4TS v
st} 58] 7| A8 9] 49 £d B4epoch)S
% 3w A4SEA7L & 4iE RESE o
o1 5517 YEo] e T R4 Agst
Anke Eolgit. e BE JitE A4
sholsjo slug 7|2 T mio) YNE A%

[o
D:
i
ot

el

r

o)

ox

o,

HE(validation sample)0. & =
Qg ojdf 5 #E29 /7t T BER
O U5 Ao gFo] SHIEA o] FHAIA] o=
= 9lo] SET 9 HES FHEjof K Zur
et al., 2009). T3, £ A7t A=A A
o 50| EHS SEATH o] & 7t
Mg 2] AAE Atsh= Ao]E=E 203]9
P08 o0 F3 A3k o] T2 ol

o (E H= A3AAFT BP9 = e Y
EpHT}. o] F with interaction= AT 23S
Z3Fol= o], without interactione AF
28 E9beHA| ¢l Bu| 4] 1 |t
B A A 9E @3 B P2 YERAT 94

7] A vl 245 ©A

Sol(dropout)S Zg&stozn X

8) B 82 X Hah A ool ALl A=t

o
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g= oIz
sHEs 500 500
N With Without
=T interaction interaction
AH= R-squared 0.946 0.930
RMSE 0.107 0.115
MAPE 7.763 8.652
At
Corr. 0.970 0.964
Score 0.937 0.927

% RMSE, root mean square error; MAPE, mean absolute
percentage error; Corr., correlation.

e FHAAA HF 2GS £
29 A%, 4548 B BYo] X
L ‘I o

A FA A7 S vh ], 500

2) AHEHAE BA

WHEHAE B 55 ofntE vjuj7} 4 &
F751 IFgolAle BA et A} o] I
tlu| Hg s gstoto] ATt 3792)(2021)
£ AHRHAE B3PS AFE51H AR F S
A B-A ot W=l 7Hg 519 150 Waatk

BFolHE QX2 ZfolS Lhehh7] 9istel Az
Aok AT WSS 27 A, et 3

T AmE ARz olF tAE o US2

ofm i}, meb & ol et Tol A4
o 4L WSS B SR A9 244

I HAE o AUeAl IRl Aot F e A

2AhE BE3to] YA 54 WS AH T WSS
[¢]

=
1 RE A9uSE 7 BY(3)08 vkl

TS A, 7 ERO|A 0] ARGHS (I 5)

(B b) Ha 20 ME 2™ =3 dutHlw
=5 HHIAE
g 20 | 2HQ | 2EEQ)

M | R-squared | 0.997 0.996 0.996
RMSE 0.066 0.067 0.067
MAPE 4.432 4557 4.526
Corr. 0.988 0.702 0.697
Score 0.976 0.976 0.976

FIDEHE(): Y, B T
2) 2 (2): |k, B, AT 2E
3) Y (3): RE HYHS TE
4) RMSE, root mean square error; MAPE, mean
absolute percentage error; Corr., correlation.
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3) sl=Y &4

Sy HPolA A oA} 71 o f
of wt Ko Ayt FHHE Bl A
S A(black box)2] SHAIE 7HA= 71 AISs
3’4';@5’4' gy deYy 1g9 3
TEHQ o tE O] AT 71A 0] oH =

9 7 Agwst

(smoothing)?] EAIE R4 %) whet Uehts=
e AT o Al kA sl RS 5
St ol mtE wfjuj7}4 Ao M= J e AT E
el YL HF RPo = A3, o) B3
ol E wiu|7}AR]|E EE3T

(E6) sz 2o 28 gt H|u

V. OHIE OHOH7}A K|+ =8 A H|W

1. OHIFE DHO§7}Z4X ]

A o= HHHH7}

9,
rorE
oX
=2
X
rr
5
b
mlo
O}fﬂ

f
)
|m
:'j:,'
:rj:,'
N
N
Y

FAHE

oflt

37HA] W2l 7]Z°} ol E wiwj7}A %4
BEL 7| EH 0= 20099 FE 2020974 A
2A] 2571 AFA]|-9] 498,87971 2] AAH 7} A=
£ E20 % It} WA o] 7hsSt B otut
E AAH7T ARE AA FE(full sample)o.&
2gof oltES] FAAQl 7HEE 451, o]

2 vl e A 2AE tEslE ol e Hju)7}2

22 53] 2 ofuE vjoi}
A7) 3 A4 ARE U
Ehuic}. BEE Tl S AR SHs AL 2|5
A9 A4 Al ASEE Eo] Wi Al
ohtERS o 51| thie] HA ofwhE A

1)

;

N, i
M o
N

¥
N

i
>,

M

ol

2= A=y
s nomoton | intoracton 5 7) OIS 12474 SEo Y A1)
M | R-squared 0.846 0.838 2= QFMAY | HEHYAE 1=t
RMSE 0.167 0.171 RMSE 0.107 0.066 0.167
a1 MAPE 12.852 13.254 MAPE 7.763 4.432 12.852
Corr. 0.921 0.916 Corr. 0.970 0.988 0.921
Score 0.848 0.840 Score 0.937 0.976 0.848

% RMSE, root mean square error; MAPE, mean absolute
percentage error; Corr., correlation.
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A BBHAM, A% B89 240 24 w2
stk A4 T4 Aurk gheb £ =go
A A5k otk sje7F2 A 4 0] 8 4= 9L
£ BE RES A3 1A S 2l o)

Ao MSRELR 71 A5 TS BUSHE

IS st

SHH, (B 7)S BH 7|&9 A4 Ak HE
A=Y W E Bt v|ws] 7| A 48
S JAFA G T} HHZHAE B E] 1Yo
A FE7HA 9T 2N 4TS SIS 4
AUrh AlFEHoZ AmE ey Ko HY
SEe71A 9 2HS 84.8% sEol4] A5t
£ 9, JIFAAY B2 93.7% oA A
gttt 7P B9 drEo] w9kd Y x|
AE 29| A9 97.6% S0 A AAHE A
got, A 4 E3H0.988% 1] w-%- 77t
& FAE HojEo

2 02 B3 7| ASHE 7|9he] oA &
A 22 QA Bt 4 @A JA dley &2
oA 71 HoH, QA4 REat Bl w ]
WL ZHAE 1P| Japr} 73 4514 Uret
ot ey W ET) BHE oo g o] F9- 5
H7HAE A9 ff FEHE o|F & ofg] WAl
AGaA =N wAGTE T2y FE7HE-2 IRt
202 RS o= 2AEY HAY A 2T
O3 o]Fojx] glo] ¥4 7He] AP TAE 7S
O 2 34 &7} HAghet. v, 7] AIsk5

71Z3 PHEY 9 FE A ¥ b ulA
FEELEEERE DELESER DR
W% 9T, PR T 2 0 IS 5
o 29HNE Fhsts BPS HET 5 9
o 049 AFOE o]Fojxl FertAg )

AsH59] WAYS(mechanism)22 Agsict
, | Z_P/ﬂd*m]i A5t ol Hlsf &

74 1 ofg 23
= 7|§te g —71‘—‘5—"47}7—3%]4\—% ZETH, tE
HpE0| A= 2 AATE o o3 A7
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= A5 ¢ & gofd & ot
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7)ol &3t ol E el 714 g S vk
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Rt 0% 2k Al B A1 Hmlof 03} 18k
Hate sigshe Al R A9 FE7Ha e &
3t o & 50, =AE X199 20099 3t
7| FE7 A F5talAt ok A A A1 Y
Eujof 1=, 20091 ARE7] HHlef] 1= Ysta
A A9 SLAE HElf] 02 sl ol & Wt
5ot 2+ |9 Sl A 7S AR
et 3 7|EAIE S kAl Alghs AR 2
AFolAE A 20174 ol FE7H4 F5
71ZOA 2 Kepe] g Hlash] fiste]

I
20174 34719 X]x%k" 10028 Ad7gst3ict.
1d 3> 7 B2 55 &3t ofutE Hjv)
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‘ﬂ—h*—‘~.
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