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Understanding and Addressing the Growth of
Short Term Rentals in Tompkins County

Responding to the Growth of Airbnb and Online Rental Platforms

The World’s Largest Accommodations Provider Owns No Real Estate

5.4%
of all
accommodations
No other company
has larger than 5%
market share

Why Are People Choosing AirBnB, or not?
Reasons For

Reasons Not Choosing

 92% say they would do it again

 57% lack of expectation

 70% saves money

 55% safety

 58% seeking unique experience

 40% didn’t want to interact with

 53% kitchen access

a host

 75% enjoy connection to local

culture

Source: ErrBnB presentation, NCP17 Conference, presenters Douglas Hammel, Dan Gardner, Daniel Bolin

A Debate is Happening, but Good Data is Tough to Come By
 “In reality, everyone involved in this debate, from Airbnb to the

AH&LA, has a specific angle or motive, and it’s just not clear whether
the numbers being presented by anyone are actually real, period.” –
Skift.com Article

 Sites are not willing to share certain types of data
 Who is renting un-hosted rooms for more than certain numbers of days/year
 Names and addresses of hosts

What is the Impact
of AirBnb Activity in
Tompkins County?
By the Numbers

22,400
550

Hosts with at least one reservation

2.6

Nights ‐ average length of a reservation

$3,200,000 Total host earnings
$5,000

According to figures from
Airbnb, for the period of June 1,
2015-June 1, 2016

Guests stayed in an Airbnb listing

Median host earnings

$140

Average nightly rate

$364

Average revenue per reservation (avg. nightly rate * avg length)

8,791

Number of reservations

16.0

Average number of reservations per host

$5,818

Average host earnings

$3,200,000 Total host earnings

Impact – By
Extrapolation

900,000
2.49%

Estimated annual visitors*
Portion of all visitors staying in Airbnb properties**

450,000

Estimated annual visitors staying in hotel, motel, airbnb

22,400

Guests stayed in an Airbnb listing***

5.0%

Portion of all hotel/motel visitors staying in Airbnb properties**

$335

Average per trip hotel guest spending*

$7,504,000 Estimated annual local spending by Airbnb guests **
*Source: 2009 Profile of Visitors to Tompkins County
** Calculated
*** Source: Airbnb

What The County
Has Done
12/14 resolution: “Encouraging
New York State to Study and
Address Issues Related to
Growth in Short-Term Online
Rental Platforms Such as
Airbnb”
Change in Definition of a Hotel
in the County Room Tax law
Voluntary Collection Agreement

12/14 resolution:
“Tompkins County encourages Governor
Andrew Cuomo, Attorney General Eric
Schneiderman, the New York State Assembly,
and the New York State Senate to study this
issue in depth and explore possible State legal
and regulatory actions in support of Counties
and local governments in Upstate New York in
their efforts to enforce existing law, collect
hotel room occupancy taxes, and ensure
compliance with existing health and safety
regulations”

VCA
First in NYS
Why we did it

Tompkins County’s Voluntary Collection Agreement
with Airbnb:
 Is under the normal administrative purview of
County Finance to support collection of the room tax.
 Provides a service to Airbnb hosts in Tompkins
County by automating collection and payment of the
required County hotel room occupancy tax.
 Brings us to 100% compliance with the room tax
law for Airbnb hosts.
 Supports fairness and a level playing field in the
local lodging industry.
 Increases revenues to the Tompkins County
Tourism Program which supports tourism
development and marketing activities in the county
from which all AirBnB hosts and guests, and all
municipalities in Tompkins County benefit.

Analyzing
Community and
Economic Impacts
Multiple potential factors on
both sides of the equation
Net impact likely depends
greatly on the specific type of
activity

Possible Benefits
 Increased overall tourism and
associated revenues
 Increased room tax revenues
(sales tax – different issue in
NYS)
 Increased income for local
residents directly from visitors
 Increased Lodging Supply
without Building Additional
Hotels, especially around peak
demand periods
•

Different type of Lodging Product

Besides Tax
Compliance, what
other issues might
there be?
Other possible issues are not
addressed by the County’s Hotel
Room Occupancy Tax Voluntary
Collection Agreement

 Possible Negative #1: Housing Impact
 Possible Negative #2: Impact on Formal

Lodging Industry
 Possible Impact #3: Impact on
Neighborhoods
 Possible Impact #4: Health, Safety and
Destination Reputation

Possible Issue #1
Housing Impact
We don’t really know how many
units have been taken out of the
long-term rental or homeowner
market due to full-time service
as short-term rentals.

Possible Issue #2:
Local Lodging
Industry Impacts
Traditional BnBs are already
very concerned.
Will Airbnb start to be seen by
local hotels as a competitor?
If so, are they competing on a
level playing field?

 22% increase in

hotel rooms in
Tompkins
County expected
between 2016
and 2018
 Hotel industry
will need to fill
those rooms…
 Starting to see
some dips in
RevPAR

Possible Issue #3
Neighborhood
Impacts
Traffic
Noise
Short term tenancy

Photo: Shannon Stapleton, Reuters

BnBs

Photo: infoshop

Photo: Paul Brody, San Diego Magazine

Possible Issue #4:
Health, Safety,
Destination
Reputation, Host
Liability
Airbnb internal mechanisms
help, but are they adequate?
System self-policies negative
activity, but only to a degree.
•

Airbnb host regulations

•

Reputation and trust

Photo by Jane Taguchi

Where is most of the
activity locally?
Hosted Airbnb Listings in
Tompkins County
•

Airbnb listings in every
municipality.

•

But concentrated especially
in the urban area.

Source: Airbnb proprietary bookings and survey data for the period June 1, 2015 – July 1, 2016

14850 – Source: AirDnA

College Grad
Weekends
Additional short-term housing
supply for visitors during
commencement and other busy
weekends

Chart Source: Airbnb

AirDna Data – Private Room – Top 10 Listings

AirDna Data – 2 Bedrooms– Top 10 Listings

AirDna Data – 3 Bedrooms– Top 10 Listings

Question1 : How
many days in a year
would you have to
rent out a 2BR unit
on Airbnb to make
more money than
renting it out as a
long-term rental?
Question 2: How
many Airbnb Units
are currently
reaching this
threshold in the
Ithaca Market?

 Q1 Assumption:
 Avg monthly rent for the Ithaca market =
$1121/month, or $13,452/year.
 Q1 Answer: 84 days

 Q2 Assumption:
 23% occupancy rate required for 84 days of rental on
Airbnb
 Q2 Answer: Over half of the 67 2BR units in

Ithaca are reaching this threshold

What should local
municipalities
consider doing, if
anything?
Balanced approach
recommended.
Other communities have led the
way; use best practices.
Beware compliance problems
related to burdensome or
complex schemes.
Town of Ithaca and Village of
Cayuga Heights are actively
looking at this now.

To ban or not to ban? Wrong question.
“Instead of bans, cities can enact innovative,
enforceable policies that address the negative
consequences of short-term rentals while
maximizing economic and community benefits.”
How? “Explicitly identify the unwanted
behaviors and negative consequences of shortterm rentals, and devise specific, practical
policies to mitigate them”.
Source: Ulrick Binzer, Host Compliance

NYS Legislation
Proposed by
NYSHTA
Introduced last week

Proposed Modification to Multiple Dwelling
Unit Law
Calls itself a ban, but isn’t really a ban.

Applies to NY Upstate
If passed, communities will have
to “opt-in”. Proposed to take
effect in 2018.

 Bring hosts into compliance with standards

for hotels, motels and BnBs. Requires:


http://www.nyshta.org/index.p
hp/governmental-affairs/stateissues




Proof of tax collection (sales and room occupancy)
Proof of ‘real estate rental agreement
Proof of liability insurance.

 Stiff penalties
 Hosts earning less than $2,500 are excepted

from the law.

 None -- No restrictions against short term rentals

A Range of
Available Options
for Local Responses








(STR’s)
Minimal -- Limit vehicles or occupants; notify
neighbors
Modest -- Report STR income; pay lodging tax
Greater -- Register; obtain license; inspection;
pay fee.
Significant -- Cap on number of STR’s or STR
duration; rate of change regulation
Major -- Retrofit to comply with safety codes
Maximum -- Outright prohibition against STR’s

 Other: align revenues with impacts like

contribution to Housing Trust Fund

 San Luis Obispo, CA: No STR may be located
Responses Vary







within 200 linear feet of another STR
Austin, TX: “Secondary STRs” (not the hosts
primary residence) cannot exceed 3% of each
census tract
Mendocino County, CA: Only 1 STR per 13
long-term residences
Ft. Meyers Beach, FL: One STR rental per
month, not less than one week in duraction
Miami, FL: No leases less than 6 months + 1
day in R-1 zones.

 San Bernadino, CA: Special use permit, safety
Responses Vary

standards, limit occupants to “raised sleeping
beds”, notify neighbors, pay $671 fee, pay
Occupancy Tax
 Maui County, HI: STRs only within
“destination resort areas”.
 Garret County, MD: $150 license; $200
Health Department fee; inspection (water,
fire, hot tubs, pools, septic); parking,
occupancy cap; quite time
 San Francisco, CA: STRs allowed up to 90
days per year, but only for residents.

Some ideas for local
municipalities to
consider
To sign on to NYS Legislation
next year or not? Let’s see if it
passes first…

 Enforce existing codes
 Look at 3rd party vendors for host compliance

support
 Consider local balanced regulation




Sales Tax!
Reporting and Enforcement
Limits on density, frequency, # of days of occupancy, and
the like to limit “Speculative STRs”.

 Post the rules and require hosts to post.
 Realistic penalties that promote compliance (high

enough so not just seen as a cost of doing
business)
 Also, private regulation of STRs – through HOAs

Helpers
A cottage industry has grown up
around supporting homesharing compliance
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