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What Drives
Airbnb Prices
in Toronto?
Park Minjun

L A K E  O N T A R I O

5 km

10 km

15 km

CN TOWER

Short-term Monthly



01 · CON TE XT

One city, two markets → two models
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SHORT-T ERM  ·  1 –27 NIGHT S

$320
median per night  ·  7,759 listings

$0 $1,500+

MO NT HLY ·  28+  N IGHTS

$118
median per night  ·  8,411 listings

$0 $1,500+



02 · DAT A

22,198 listings → 16,170 clean
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Raw 22,198

Has a price 18,277

Valid quote 17,804

Entire / private 17,727

Complete data 16,462

Clean, split 7,759 short-term 8,411 monthly



02 · VA RIAB LE S

Seven groups of predictors

4

4
Space
guests · beds · baths

2
Privacy
room · shared bath

7
Location
distance · region

10
Amenities
count + 9 flags

4
Reputation
rating · superhost

4
Host
years · listings

6
Property
typ e · nig hts · licence

y
log(price)
effects = % change



02 · NO TE BO OK O UT PUT

Size variables move together
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SHORT-T ERM MO NT HLY



02 · MET HOD

Five checks to the final model
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1
OLS

all predictors

2
VIF

max 6.7 ✓

3
BP test

→ robust SEs

4
Residuals

linear ✓

5
Distance²

curve ✓

Final:  log(price) + distance²  ·  HC3 robust SEs  ·  one model per market



02 · NO TE BO OK O UT PUT

VIF below 10 · variance not constant
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SHORT-T ERM MO NT HLY



02 · NO TE BO OK O UT PUT

Residuals: no pattern, heavier tails
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SHORT-T ERM

MONT HLY



02 · F IT

Our models explain ~70% of price
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72%
R²

Short-term
n = 7,759

69%
R²

Monthly
n = 8,411



02 · NO TE BO OK O UT PUT

The final model, as statsmodels prints it
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SHORT-T ERM MONT HLY

0.687
R²

0.686
Adj. R²

8,411
observations

HC3
covariance



PAR T 2  ·  F INDINGS

What drives
the price?
1  Common drivers     2  Market differences     3  Why
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FINDIN G 1  ·  C OMMO N DRI VE RS

Privacy is the biggest price driver

12

−31%
private room vs
entire home

same in both markets

Short-term Monthly

−31%

−28%

+16%

+11%

+4%

+7%

−31%

−14%

+8%

+13%

+11%

+5%

Private room

Shared bath

+1 bedroom

+1 bathroom

+1 guest

A/C



FINDIN G 1  ·  L OC ATIO N

Price falls fastest near downtown
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Short-term Monthly

−50%

−40%

−30%

−20%

−10%

0%

0 km 3 km 6 km 9 km 12 km 15 km 18 km 21 km 24 km

−15%
at 5 km
short-term

18 km
monthly low point
≈ −38%



FINDIN G 2  ·  MA RKE T DIFFER EN CES

Same feature, different value
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Short-term Monthly

+16%

+4%

+4%

+5%

+3%

+3%

+8%

+11%

+14%

+10%

−4%

−3%

+1 bedroom

+1 guest

Condo

Dishwasher

Superhost

Self check-in

Short stays pay for

bedroom
& trust
Monthly stays pay for

space 
& comfort



FINDIN G 3  ·  WHY

Different hosts, different guests

15

SHORT-T ERM

67%
solo hosts

Guests pay for trust
S uperhost + 3%    ·   S elf check- in + 3%

MO NT HLY

38%
solo hosts — operators dominate

Guests pay for comfort
Dishwasher +10%   ·   Licence +27%



03 · FOR  HO ST S

Four moves for hosts

16

−31% Rent the
whole place
private room vs entire 

home

2× Match home to 
market
bedrooms pay short · 

· guests pay monthly

+27% Get licensed

monthly · only 28% 

have one

+10% Add a 
dishwasher
monthly · only 45% 

have one



03 · FOR  A IRB NB

Two markets, two pricing playbooks
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Short-term Reviews  ·  Superhost  ·  Self check-in  ·  Bedrooms

Monthly Licence  ·  Dishwasher  ·  Parking  ·  Guest capacity

One price guide for both markets would misprice both.



03 · LIMIT ATI ON S

What we cannot claim
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01
Association,
not causation

02
Asking price,
not revenue

03
One snapshot,
June 2026

04
~30%
unexplained



04 · F INAL MO DEL

Short-term model, with real coefficients
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SHORT-T ERM

log(price)  =  4.899
− 0.371 × Private room − 0.330 × Shared bath

+ 0.149 × Bedrooms + 0.101 × Bathrooms

+ 0.039 × Guests − 0.035 × Distance

+ 0.0004 × Distance² + 0.066 × A/C

+ 0.031 × Superhost + 0.037 × Condo
+ 26 more terms  (amenities · reviews · host · region · property type)
Adj. R² 0.720  ·  n = 7,759  ·  HC3 robust SEs  ·  distance = km to CN Tower  ·  % change = e^β − 1



04 · F INAL MO DEL

Monthly model, with real coefficients
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MONT HLY

log(price)  =  4.870
− 0.370 × Private room + 0.235 × Licence

− 0.145 × Shared bath + 0.127 × Condo

+ 0.123 × Bathrooms + 0.106 × Guests

+ 0.076 × Bedrooms + 0.095 × Dishwasher

− 0.053 × Distance + 0.0015 × Distance²
+ 27 more terms  (amenities · reviews · host · region · property type)
Adj. R² 0.686  ·  n = 8,411  ·  HC3 robust SEs  ·  distance = km to CN Tower  ·  % change = e^β − 1



K O R E A  U N I V E R S I T Y

Thank you
Questions?

Privacy first

Two markets, two values

Act by segment

Park Minjun

L A K E  O N T A R I O

5 km

10 km

15 km

CN TOWER

Short-term Monthly
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