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Oireachtas Joint Committee on Housing, Planning, Community & Local Government: 
The Impact of Short-Term Lettings on Ireland’s Housing and Rental Market 

Written Statement from Airbnb Ireland UC 
 
1. Executive Summary 

1.1 Airbnb welcomes the opportunity to provide evidence to the Joint Committee on this 
important topic. Ireland is Airbnb’s international home, and we are proud to be part of 
the country’s thriving tourism sector. We are committed to working in partnership with 
governments across the world, as they address the challenges and opportunities of the 
Collaborative Economy.  

1.2 The provision of short-term accommodation to travellers is not a new phenomenon in 
Ireland. Marketplaces like Airbnb have, however, made it easier for individuals to share 
their homes with guests from around the world. 

1.3 Unlike many other cities and countries in Europe, Ireland lacks an up-to-date 
regulatory framework that clearly recognises home sharing as a distinct kind of short-
term rental activity. 

1.4 In the discussions about new regulatory frameworks to define and manage home 
sharing, it’s crucial that we do not forget the very real economic, social and 
environmental benefits that this brings for individuals and the communities in which 
they live. We frequently publish data about these impacts, including recent reports 
about Dublin, and the rest of rural and regional Ireland, some of which is included in 
this submission. 

1.5 We welcome the opportunity to provide accurate data to the Committee about the size 
and composition of our community. This submission contains information that puts 
home sharing into context: 

● In Dublin, a typical host on Airbnb earned €5,000 and hosted for 51 nights in 2016. 

● In Dublin, 3,838 “entire home” listings were booked at some point in 2016. 85% of 
these were rented for fewer than 161 nights. Only 16 entire home listings were 
booked for more than 320 nights. More detail on this is included later in the 
submission. 

● Headlines that focus only on the number of “entire home” listings on Airbnb ignore 
the fact that the vast majority of these homes are places where Dubliners already 
live. There is no simple conclusion to be drawn about the availability or affordability 
of long-term housing in Dublin from the simple number of “entire homes” offered on 
Airbnb. 

● 85% of hosts in Dublin only have one entire home listing. Taking a snapshot of the 
Airbnb platform on 1 June 2017, 1,432 hosts had only one entire home listing. Just 
36 had more than five. 

● The point at which short-term rentals become potentially more lucrative for a 
landlord than long-term rentals is also higher than often assumed. Our analysis 
suggests that this tipping point lies at up to circa 185 nights per year (depending on 
the neighbourhood). Only 550 entire home properties were booked via Airbnb for 
more than 160 nights – and these account for just one in every thousand housing 
units in Dublin. 

1.6 Ireland is not unusual in considering its response to the growing Collaborative 
Economy. Airbnb has considerable experience in working with governments across the 
world to look at how regulations can be designed and applied to new forms of 
accommodation, and we welcome the chance to talk about the approaches adopted in 
other places. 
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1.7 Platforms such as Airbnb can play a role in helping users understand and follow the 
rules – but ultimately, self-regulatory action needs to be underpinned by clear policy 
goals, set by Government. 

1.8 Airbnb is not the only player in this market. Ireland has a long tradition of non-hotel 
accommodation, and there are a number of other global platforms who are also active 
in the Irish accommodation market. The short-term rental sector is diverse, and Airbnb 
is not necessarily representative of it all. As the Joint Committee considers this topic – 
and as the Government and Dublin City Council consider clarifying the planning rules – 
there should be a focus beyond just Airbnb. 

1.9 This submission does not go into detail about other aspects of our business – such as 
the large number of steps we take to keep hosts and guests safe, or our obligations to 
report host earnings to the Revenue Commissioners each year – but we would be 
happy to provide supplemental evidence to the Committee if they believe it to be 
useful. 
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2. Introduction 

2.1 Airbnb welcomes the opportunity to contribute to the Joint Committee’s discussions on 
this important topic. In particular, we look forward to sharing the experience that Airbnb 
has of similar policy conversations in other European countries and cities. 

2.2 Founded in 2008, Airbnb’s mission is to create a world where people can belong when 
they travel by being connected to local cultures and having unique travel experiences. 
Airbnb’s online community marketplace provides access to millions of unique 
accommodations from apartments and villas to castles and treehouses in more than 
65,000 cities and 191 countries – including the Republic of Ireland. 

2.3 Indeed, Ireland is Airbnb’s international home. The first Irish hosts started welcoming 
guests in 2009, and since then we have put down roots here and grown our own 
presence to number over 500 employees, as well as supporting many hundreds more 
through our partnerships with companies across the country. We are very proud to be 
part of the thriving tourism sector in this country. 

2.4 Short-term tourist accommodation (and other forms of short-term rental) is not a new 
phenomenon. Ireland has had a long tradition of non-hotel accommodation, and a 
tradition of non-professional hospitality. Airbnb – and other online marketplaces and 
booking sites – has added a new dimension to this existing activity, allowing for greater 
levels of transparency, safety and quality. 

2.5 The Airbnb marketplace allows travellers (who we call “guests”) and providers of 
accommodation or other services (who we refer to as “hosts”) to connect and transact 
directly with one another. Airbnb hosts are in total control of the accommodation they 
offer in the marketplace. They choose whether to share their entire home, or just part 
of it. They set the price they wish to charge, any conditions they set (such as whether 
to accept pets), the dates that their place may be available, and ultimately who they 
choose to accept as a guest. They also earn 97% of the price that they set for their 
home. As a platform, Airbnb does not control, manage or rent these properties: hosts 
do. Airbnb is not a middleman in the contractual relationship. We provide hosts and 
guests with the tools they need for a safer and more trusted environment where they 
connect with one another.  

2.6 The vast majority of properties listed on the Airbnb website are in the host’s primary 
home – either spare rooms, or the whole place when the host is away. That is why we 
tend to refer to “home sharing”: the activity of making your primary or secondary home 
available to guests from time to time. You can see some specific data about our 
community in Ireland later in this submission. 

2.7 In our experience of working with governments across Europe, the main topic of 
discussion tends to be this newer phenomenon of people using their homes as short-
stay accommodation on an infrequent basis. This presents a challenge to long-
established ways of thinking, and to legal concepts and frameworks. For example, 
when – if ever – does the use of a person’s primary or secondary home for home 
sharing result in a change in the use of that property from residential to something 
else? 

2.8 With that in mind, we urge the Committee to take a cross-sector approach in their 
thinking. While Airbnb is one of the most high-profile brands in the home sharing and 
short-term rental space (alongside others, such as Priceline/Booking.com, 
Expedia/Homeaway), there are countless other websites, marketplaces, bulletin 
boards and offline rental agencies engaged in the business of connecting guests with 
places to stay. The whole short-term rental industry should be kept in focus, and the 
policy solutions under consideration should be appropriate for the full spectrum of 
rental activity. 

2.9 The question of short-term rentals should also be placed in the context of the wider 
needs of Ireland as a popular destination for travellers – both domestic and 
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internationally. According to data provided by Fáilte Ireland1, Dublin expects to see 
visitor numbers grow by 13 to 34 percent between 2015 and 2020 – translating to 
between 760,000 and 2 million new guests travelling to and within Dublin per year. 
These growth rates are likely to result in shortfalls in guest accommodation, and while 
building more hotel capacity in the city would be one response to that challenge, using 
underutilised space in Dubliners’ homes could provide a more sustainable, efficient 
and economically beneficial alternative. 

  

                                                
1 
http://www.failteireland.ie/FailteIreland/media/WebsiteStructure/Documents/3_Research_Insights/2_Regional_Su
rveysReports/Analysis-of-Visitor-Accommodation-in-Dublin-2015-20.pdf?ext=.pdf 
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3. Some Foundational Concepts 

3.1 We wish to take a moment to clarify a few important terms, which are crucial to 
understanding the broader context of the submission. 

“Short-Term Rental” 
3.2 Distinguishing between long-term residential tenancies and short stays is a key piece 

of the regulatory jigsaw. Setting a clear definition of what constitutes a “short-term 
rental” allows regulation to be targeted at a specific kind of activity, and applied fairly to 
everyone engaged in it. 

3.3 Some cities define any stay of fewer than 30 consecutive nights as a short stay, and 
the property in which that stay takes place will be subject to the Short-Term Rental 
Laws during that stay. If a guest were to stay in that home for two months instead (for 
example, because they are relocating from another part of the country and need a 
temporary place of residence) the governing framework would be the normal 
residential letting rules. 

3.4 For example: a host has a property that they have rented on a long-term basis to a 
tenant for the last two years. Their tenant has now moved out, and they are in the 
process of finding a new tenant – but during their “void” period, they want to use the 
property to host travellers for a few days at a time. During the longer tenancies, the 
long-term rental rules would apply. During the short stays, they would be subject to the 
short-term rules. Most of the elements of the rules can be the same – e.g. the 
applicable health and safety obligations, or tax treatment of the revenue – but there 
may be some differences to reflect the different policy issues at stake. Thus, it’s crucial 
to understand that the nature and ownership of the property is just one part of the 
picture: the kind of activity taking place within that property also needs to be taken into 
account. 

3.5 This lack of clarity has also proven to be an issue in tax discussions, with the Revenue 
Commissioners declaring that the Rent-a-Room Relief tax break does not apply to 
“short” stays, but has not indicated any clear boundary between when a short stay 
becomes a long stay. 

“Host” 

3.6 On the Airbnb platform, a host is the person who controls the property being listed on 
the website. They are usually an individual, but hosts can also be property 
management companies who own a number of listings, or a service company who is 
managing a number of properties owned by individuals, or potentially even a boutique 
hotel. A host who appears to have multiple listings may be managing these on behalf 
of other home-sharers, they may be a professional lettings business, or may (as noted 
below) be offering multiple spaces in a single property. A host with multiple listings 
may not therefore necessarily be providing a “professional” service. 

“Entire Home” and “Private Room” 
3.7 When they create a listing on Airbnb, hosts are asked whether it will be offered to 

guests as an “entire place”, a “private room” or a “shared room”. Accuracy is important 
here – hosts who mis-describe their listings are not just potentially in breach of our 
Terms of Service, but they will surprise or disappoint guests, resulting in negative 
feedback that will be seen by other potential guests. 

3.8 Looking at the total number of entire home listings in any given area is not necessarily 
an indication of impact on long-term housing. Very few of those listings would likely be 
available for long-term housing, absent Airbnb. An entire home is very often – but not 
always – already the home of the host. They are offering their entire home to guests 
while they are themselves away. Thus, an “entire home” listing on Airbnb is not 
necessarily a property that would be available for long-term rental under other 
circumstances. Some properties – such as “granny flats” within a property – are 
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sometimes classified by their hosts as an “entire home” as they are self-contained, 
often with their own means of entry and exit. These would also not necessarily be 
available for long-term rental.  

3.9 Some hosts choose to offer both options to guests: offering their home as an entire 
home when they are not around, and also offering a private room (or rooms) when 
they are there. Such a choice would result in more than one listing being visible on the 
Airbnb website. 

Calendars and Availability 

3.10 Hosts using Airbnb are in total control of their activity. They decide when to host, and 
on what terms. One of the key ways they do this is through their online calendar. This 
indicates which dates they are available for booking, and which days they are not. 

3.11 Not all hosts keep their calendars up to date (although we encourage them to do so, 
as guests like to have an accurate picture of when places are actually available). If a 
host’s calendar appears to be open, it does not mean that they are prepared to accept 
bookings on every single one of those nights. They may be signalling an interest in 
receiving a guest, but will decide whether to accept a booking based on the enquiries 
they get. 

3.12 Equally, if a calendar shows a large number of blocked nights where a listing is 
unavailable, that does not necessarily indicate that the property has been booked in 
those periods. It is more likely to indicate that the host is at home, and not accepting 
bookings. 

3.13 For this reason, most of the home sharing regulations that have established thresholds 
between professional and non-professional activity use nights booked as the 
boundary. 

Memorandum of Understanding 

3.14 Airbnb has entered into a number of MoUs with governments across the world. In 
Ireland, our approach has been to seek to establish a protocol with the Department of 
Housing to remove professional operators who are listing properties on the site without 
the relevant authorisations, and capture that in a clear agreement. This does, however, 
rely on some agreement about the underlying policy questions: what constitutes a 
short stay? What is the level of activity that should be termed as “professional” letting? 
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4. Data 

4.1 As a matter of principle and practicality, Airbnb believes that policy discussions must 
be based on sound evidence. We are aware of a number of attempts to analyse Airbnb 
in Ireland by just extrapolating or tabulating figures “scraped” from our website. This 
often leads to inaccurate conclusions about the nature and impact of our community in 
Ireland2. We welcome the chance to share an accurate picture with the Committee, 
which we believe will contribute to a more informed debate about the appropriate 
policy responses. 

4.2 The Airbnb community in Ireland is diverse. There is a strong tradition in Ireland of full-
time, professional or semi-professional holiday letting – using properties that are 
available for most of the year, and which are rarely (if ever) lived in on a permanent 
basis. This sector of the hospitality industry has existed for decades – and platforms 
such as Airbnb, Homeaway, Booking and Tripadvisor are simply providing a new way 
of marketing those properties to a global audience. 

4.3 The characteristics of hosts in dense, urban areas such as Dublin are also different 
from more rural, tourist-oriented destinations elsewhere in the country. It is important 
to make that distinction as the Committee considers its recommendations. 

4.4 In recent months, we have published data on our community in County Dublin3, and 
also on our community in regional and rural Ireland4. 

Dublin City5: 
4.5 5,200 hosts in Dublin City hosted at least once during 2016. On average, a typical host 

in the city earned €5,000 and hosted for 51 nights. 48% of listings were private rooms, 
and 88% of Dublin hosts report that they share their primary residence. Hosts in Dublin 
welcomed 358,300 guest arrivals, and these guests spent an estimated €196 million 
while in the city. 

4.6 Our hosts are often highly active in – and connected to – their local communities. 
Across the world, we have been helping bring hosts together in Home Sharing Clubs, 
where hosts can discuss issues of mutual interest, and take part in civic life. If the 
Committee felt it would be of value, we would be delighted to connect you with hosts 
from across the country to participate in your hearings, for them to give you first-hand 
personal experiences of hosting, and for them to explain what it means for themselves 
and their local communities. 

4.7 Most of our hosts in Dublin are not running “businesses” as anyone would recognise 
the term. They are not property investors. They are ordinary people who want – for a 
variety of reasons – to use their space to host visitors and generate some extra 
income. Hosts have told us this income typically helps contribute to their mortgage, to 
passions and interests, and to support themselves and their families in small but very 
meaningful ways over and above their existing employment or business activity. This 
extra income can make a real difference. Some 53% of our hosts in Dublin have told 
us they use Airbnb income to help make ends meet. 

4.8 The diversity of accommodation available on Airbnb in Dublin also helps to spread the 
impact of tourism and its related spending well beyond the city centre.  

 
 

                                                
2 We would be happy to provide the Committee with a more detailed explanation of why the methodologies employed by data 
source such as “InsideAirbnb” provide inaccurate and misleading information. 
3 https://ireland.airbnbcitizen.com/new-report-positive-impacts-dublin/ 
4 https://ireland.airbnbcitizen.com/new-study-airbnbs-social-economic-impact-regional-rural-ireland/ 
5 All figures in this section are for calendar year 2016. This data covers the neighbourhoods within the administrative area of 
Dublin City Council, allowing for a small margin of error. 
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Occupancy in Dublin during 2016: 
4.9 Looking more closely at occupancy in County Dublin confirms the picture of a largely 

non-professional community of hosts. 

4.10 During 2016, there were 3,838 “entire home” listings that received a booking on 
Airbnb. Of these listings that received a booking, 85% were ultimately booked for fewer 
than 161 nights: 

 

Nights booked: Number of entire home listings % of entire home listings 

1-80 2,735 71% 

81-160 553 14% 

161-240 330 9% 

241-320 204 5% 

321+ 16 >0.5% 

Total 3,838 100% 
 

Listings and Hosts in Dublin on 1 June 2017: 
4.11 The data also proves that the vast majority of hosts have only one entire home listing, 

and a significant majority of entire home listings on the platform are controlled by hosts 
with only one entire home listing.  

4.12 The number of listings available on the platform varies widely during a year, so the 
only way to give a picture of listing distribution is to take a snapshot. The following data 
describes the 2,345 entire home listings in Dublin that someone searching the Airbnb 
platform on 1 June would have been able to see6: 
 

Active Entire 
Home Listings: 

 Number of 
Hosts: 

% of Hosts: Number of 
Listings: 

% of Listings: 

1 1,432 85% 1,432 61% 

2 112 7% 224 10% 

3 49 3% 147 6% 

4 26 2% 104 4% 

5 20 1% 100 4% 

6+ 36 2% 338 15% 

Total 1,675 100% 2,345 100% 
 

                                                
6 To be clear: the previous table, showing entire homes totalling 3,858, was all entire home bookings that had 
been booked at some point in 2016 – i.e. they were not all present on the platform simultaneously. 
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4.13 Put simply, 85% of hosts with an entire home listing in Dublin on 1 June this year only 
had one entire home listing. 

4.14 On 1 June, only 36 hosts in Dublin had more than five entire home listings active on 
the platform – a total of 338 properties. These 338 properties account for just 15% of 
all the entire homes available on that day. 

4.15 Finally, for reasons outlined above, a host with multiple listings could be explained in 
other ways than “professional” activity – for example, a host managing their own home, 
and the homes of neighbours or relatives. 

Regional and Rural Ireland: 
4.16 Beyond Dublin City and County, 6,000 hosts welcomed guests during the period 

covered by our rural study – September 2015 to August 2016. 

4.17 Reflecting the different economics of these areas, typical hosts welcomed guests less 
frequently, but still generated typical earnings of €2,700. The split between private 
rooms and entire homes was around 50/50. 

4.18 Hosts in Regional and Rural Ireland are typically older than those in Dublin, and have 
lived in their hometown for an average of 20 years. 67% of our hosts in these areas 
are women (versus 60% in Dublin). 

4.19 Guests came from around the world – with 29% from North America, and 64% from 
Europe (including guests from elsewhere in Ireland). They spent an estimated €101 
million during their stay. 

4.20 You can see more detail, region by region, below: 

 

 Number 
of Hosts 

Annual 
Earning per 
typical host 

Total nights 
booked in a 

typical listing 

Number 
of Guests 

Estimated 
economic 

activity 

North-West – Cavan, 
Sligo, Donegal, 
Leitrim, Monaghan 

800 €1,800 19 30,000 €12m 

West – Galway, 
Mayo, Roscommon 

1,200 €2,500 20 80,000 €30m 

Midlands – Laois, 
Longford, Offaly, 
Westmeath 

180 €1,000 10 5,500 €2m 

Mid-West – Clare, 
Limerick, Tipperary 

800 €2,100 26 42,000 €15m 

South-West – Cork, 
Kerry 

1,700 €3,900 37 108,000 €42m 

South-East – Carlow, 
Kilkenny, Waterford, 
Wexford 

600 €2,300 22 28,000 €10m 

Mid-East – Kildare, 
Louth, Meath, 
Wicklow 

600 €2,300 27 28,000 €12m 
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5. The Current Home Sharing Framework in Ireland 

5.1 Unlike many other cities and countries in Europe, Ireland lacks an up-to-date 
regulatory framework that clearly recognises home sharing as a distinct kind of short-
term rental activity. 

5.2 For most listings, the most relevant framework is typically planning legislation and any 
applicable guidance. Very often assessing whether hosting activity in a particular case 
requires an application for a different planning permission will require a qualitative 
judgement on whether a material change of use of a property has occurred or is 
planned. In the case of home sharing, where the use as tourist accommodation may 
be only occasional and sitting alongside the full-time use of the property as a 
permanent primary or secondary home, these qualitative judgements may be difficult 
for a host, or a local authority, to make. 

5.3 In the case of the use of a property for full-time, dedicated short-term rentals, there 
have been a handful of planning authority and An Bord Pleanála decisions in recent 
years that have determined that commercial use of property exclusively or nearly 
exclusively for short-term rentals may be a material change of use requiring 
commercial planning permission. However, these decisions cannot be treated as 
determinative as the decision in each case is based on a wide range of factors and 
facts specific to the property in question.  

5.4 For a material change of use to apply, it is necessary to satisfy two conditions: first, 
there must be an actual change in use and secondly, that change must be material. 
This requires an analysis of whether or not the character of the existing use of the 
property will be altered by the proposed change and whether the quality of that change 
is of a material nature, such that it impacts on the proper planning and sustainable 
development of the area. Ultimately, the question as to whether or not a change in use 
is material is one of fact and degree, which falls to be determined on the particular 
facts of each case. The absence of a threshold or any guidance note by the 
Department makes it difficult for hosts to know whether they fall into a category that 
would require them to apply for planning permission. As a result, the status quo does 
not provide sufficient clarity or guidance for hosts and exposes them to the possibility 
of enforcement action by local authorities which may adopt very different approaches. 

5.5 We would suggest that the Joint Committee’s deliberations are a golden opportunity to 
explore some sensible long-term solutions that provide clarity and certainty for hosts – 
both professional and non-professional – about their obligations under the planning 
regime. 

5.6 However, planning is just part of the picture. Airbnb requires all hosts using its platform 
to comply with all applicable legislation that may be relevant to their particular 
circumstances. Our dedicated “Responsible Hosting in Ireland” webpage links to a 
number of potentially applicable pieces of legislation and guidance, including: 

● The Property Services Regulation Act 2011 

● The Tourist Traffic Act 1939 and the Fáilte Ireland Guesthouse Classification 
Scheme 

● The Planning and Development Act 2000 

● The Planning and Development Regulations 2001 (as amended) 

● The Fire Services Act 1981 and guidance on Fire Safety in Guest Accommodation 

5.7 Not all of these will apply to every host, and their relevance will depend on the nature 
of the services being offered by the host, and the particular circumstances of the 
property that they are listing. Other rules and regulations may apply to hosts, including 
building-specific regulations and restrictions set out in their lease. We also provide 
detailed information about income taxes, including links to user-friendly information 
from Ernst and Young, and to tax preparation services. 
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6. Policy Responses 

6.1 Consistent with our global commitments to engage directly in dialogue with 
governments, Airbnb has been in contact with the Irish Government and with Dublin 
City Council for many months. 

6.2 After the October 2016 An Bord Pleanála ruling about the specific circumstances of a 
short-term rental in Temple Bar, Dublin City Council announced their intention to ask 
the Department of Housing, Planning, Community and Local Government for clarified 
planning guidance. The Minister also declared his intention to look at clearer policies to 
differentiate between occasional, non-professional home sharing and full-time use of 
housing as tourist accommodation. In response, Airbnb welcomed the opportunity to 
work with policymakers in Ireland to look at how such a differentiation could be 
recognised in planning guidance. 

6.3 We have since met with representatives of the Department of Housing on three 
separate occasions. In those discussions, our objective has been to clarify the desired 
policy outcome.  

6.4 Our understanding is that we share the goal of focusing on establishing clearer and 
evidence-based boundaries between the kind of non-professional home sharing that 
has negligible measurable impact on housing supply (and which provides significant 
positive externalities in terms of economic impact and increased tourism capacity at 
times of need), and professional lettings that could, under certain circumstances, be 
putting pressure on supply in specific areas of the most housing-constrained cities. 

6.5 After each meeting, we have followed up with ideas and suggestions for how such a 
framework could be approached, with ideas for how online platforms could support the 
Government in achieving their goals, using our experiences in other European and 
global markets. 

6.6 More recently, we have also been engaging directly with Dublin City Council to 
understand their position. 

6.7 To be clear: we have never conceived of an MOU between the Government and 
Airbnb as being the whole response to the challenge set by the then Minister for 
Housing, Planning, Community and Local Government. In the other places where an 
MOU is in place between Airbnb and a government, it typically references the 
underlying regulatory framework governing most hosts in those places, with some 
practical commitments for how that framework can be augmented. 

6.8 We would suggest that there are a number of issues for consideration here: 

• Examining whether, and to what extent, the growth of short-term rentals (however 
defined) is having an impact on housing supply in certain areas of certain cities – 
and how significant this impact is vis a vis other factors that will also be contributing 
to rising housing costs; 

• Identifying areas of the country where limits on home sharing or short-term rentals 
more generally cannot be justified on the basis of housing concerns – and where 
such restrictions may restrict the growth of much-needed tourism revenue; 

• Where restrictions might be justified, establishing where the boundary should be 
drawn between non-professional activity that doesn’t constitute a formal “change of 
use”, and professional activity that should be more tightly regulated – and how this 
should be reflected in formal planning guidance to provide a solid legal 
underpinning; 

• What self-regulatory protocols can then be established with short-term rental 
platforms to assist people and businesses in Ireland in understanding and 
complying with those rules. 
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6.9 It is important for the Joint Committee to understand that the most effective industry 
self-regulatory solutions are underpinned by clear statutory or regulatory positions that 
apply to everyone engaged in the market.  

6.10 In our discussions with Government, it has been clear that our shared objective is to 
find the appropriate point at which home sharing in a primary home turns into a more 
intensive use of property that might require formal planning permission. Airbnb’s 
experience in other jurisdictions in Europe may provide some useful reference points. 

6.11 Cities such as Amsterdam, London, Paris and Hamburg have established clear 
legal frameworks that recognise the occasional use of residential property as tourism 
accommodation and set clear boundaries between activity that does not require 
permission, and that which does.  

6.12 In Paris, “change of use” permission is required only when a host is using a property 
that isn’t used as their primary home. This is clearly defined in French law (for other 
purposes) as the place you live for at least eight months of a calendar year. 

6.13 In London, “change of use” permission is required only after a property has been 
rented out for more than 90 cumulative days in a calendar year. Short-term rentals are 
permitted in any residential building that is subject to local property tax (Council Tax), 
and there are separate use classes for full-time short-term rental activity – such as 
serviced apartments and aparthotels. 

6.14 In Hamburg, “change of use” permission is only triggered if a host is sharing more than 
50% of their home for the whole year, or their entire home for more than 50% of the 
time. 

6.15 In Amsterdam, a primary home (again, defined by law) can be shared as an entire 
home for up to sixty nights in a calendar year. Beyond that (very low threshold), a 
“short stay” licence is required, or a bed and breakfast permit. Private room rentals are 
not subject to limits. 

6.16 Other jurisdictions – more heavily reliant on tourism – have taken different approaches. 
In parts of Italy, the boundary of professional and non-professional activity typically 
relates to the number of properties you rent out. Portugal and Greece have established 
updated tourism regulations that provide clarity to both professional and non-
professional hosts about the rules that apply to them. 

6.17 This is consistent with guidance issued last year by the European Commission, as part 
of their strategy for the so-called “Collaborative Economy” in Europe7. In that guidance 
(and the accompanying documents), the Commission lays out some principles for 
regulating new forms of activity that sit alongside established industry sectors: 

“[Providers of services in the collaborative economy (e.g. hosts using Airbnb)] should 
only be obliged to obtain business authorisations or licenses where strictly necessary 
to meet relevant public interest objectives. The specificities of the business model 
concerned should be considered, and regulation should not favour one business 
model over another. Absolute bans of an activity should only be a measure of last 
resort. 

“Platforms should not be subject to authorisations or licenses where they only match 
consumers and those offering products and services. Whether their activities go 
beyond such intermediary activities and they also provide the actual service (e.g. 
transport or accommodation service) must be established case-by-case. 

“EU countries should differentiate between individual citizens providing products and 
services on an occasional basis and providers acting in a professional capacity, for 
example by establishing thresholds based on the level of activity.” 

                                                
7 http://ec.europa.eu/growth/single-market/services/collaborative-economy_en 
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6.18 In some places where home sharing rules have been clarified, Airbnb has agreed to 
work in partnership with governments to help hosts to understand and follow those 
rules. In Amsterdam and London, for instance, we have introduced automated systems 
which limit hosts with entire homes to the night limits established in the underlying 
legislation. Where the relevant permissions have been granted by a local authority, or 
in cases where hosts are exempt from those rules (for instance, if they are hosting in a 
self-contained space that still forms part of their home), they have routes to notify us 
so we can allow them to continue hosting. 

6.19 It is important to understand that these voluntary steps rely on there being clear 
guidance onto which we can layer some self-regulatory protocols. Our Memorandum 
of Understanding with Amsterdam, for example, is based on the underlying short stay 
regulations. 

6.20 Where Airbnb takes these voluntary steps, we also expect the authorities to use their 
energies to ensure that other, competing platforms also introduce similar protocols. It 
is in nobody’s interests for unwelcome unauthorised commercial operators to simply 
skip to another platform that has no interest in reaching a similar agreement.  

6.21 We have discussed a number of proposals with both the Department of Housing, 
Planning and Local Government and Dublin City Council in recent months, and are 
making good progress on a framework that could balance the interests at stake here. 
However, any Memorandum of Understanding needs to refer to clear, updated 
planning guidance. Without a change in the underlying rules, self-regulatory steps 
would be arbitrary, and could create a significant disparity between online and offline 
activity. 

6.22 Ultimately, the Government needs to determine the goal of regulation in this sector. Is 
the aim to ensure that commercial operators are clearly identified and authorised? Or 
is the aim to ensure that long-term housing is not lost to short-term rentals? Or is it 
both? Where does the Government want to intervene – just in Dublin and other urban 
markets? Or across the whole country? 

6.23 Assuming that the aim is to maintain the availability of long-term housing in bigger 
cities, a key consideration for the Joint Committee – and for the Department of 
Housing, Planning and Local Government and Dublin City Council – should be the 
point at which short-term rental becomes a more lucrative option for a property owner 
than finding a long-term tenant. 

6.24 A rough look at data from the Residential Tenancies Board, cross-matched with our 
own records of host earnings suggests that a typical unit of housing in Dublin would 
need to be rented for well over 120 nights a year to outcompete a long-term rental – 
and in some parts of the city, closer to 200 nights. When compared to the data shared 
earlier in this submission, it is clear that the vast majority of entire home listings rented 
on Airbnb do not get close to that tipping point. 

6.25 The 550 properties that were booked for more than 160 nights on Airbnb in 2016 
represent just 0.10287% of all housing units in Dublin. Put another way, that is one in 
every thousand housing units8. 

6.26 This is consistent with research published in London9, Berlin10 and many other global 
cities that concludes that Airbnb activity has a negligible impact on housing costs – 
especially in comparison to many other factors that have a far bigger influence on 
rents – such as shortfalls in housebuilding, the growing number of people who wish to 
live close to city centres, and changes in tax policy for landlords.  

                                                
8 According to most recent data available from the Central Statistical Office, in 2016 there were an estimated 534,652 housing 
units in Dublin – Housing Stock and Vacant Dwellings 2016 by County. 
9 http://www.ippr.org/publications/homesharing-and-londons-housing-market 
10 https://berlin.airbnbcitizen.com/new-study-airbnb-has-no-significant-impact-on-berlin-housing-market/ 
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7. Conclusion 

7.1 We thank the Joint Committee for the opportunity to provide evidence, and hope that 
the information we have shared in this submission provides useful context about our 
business in Ireland, and our community of hosts who use their homes to generate 
extra income for themselves and their families. 

7.2 We have consistently shown our willingness to work with the Department of Housing, 
Planning, Community and Local Government and Dublin City Council as they gather 
evidence and propose policy solutions. In addition to continuing our bilateral 
conversations with them, we note the establishment of the Working Group on Short-
Term Lettings, and look forward to contributing to its deliberations as well. 

7.3 Airbnb has consistently welcomed new regulation in the short-term rental market 
where it sets proportionate, clear, and fair rules for individuals who are not engaged in 
professional activity. In many other international markets, this has been the regulatory 
“grey zone” that has left our hosts in an area of uncertainty – and we have welcomed 
the opportunity to make things clearer and easier for them. 

7.4 We reiterate the importance of balance in these discussions. The data we have shared 
in this submission demonstrates the extent to which the vast majority of home sharing 
hosts is having a negligible impact on the housing market in Ireland – but we would 
welcome the opportunity to inform more in-depth research into this topic, to provide 
policymakers with a proper evidence base. 

7.5 Ireland has the opportunity to look carefully at the full spectrum of the short-term rental 
market – from the most commercial, professional property management companies 
offering high-volume serviced apartments to business travellers, all the way down to a 
spare room in a rural village – and identify appropriate regulations that set clear rules 
for all participants, in the public interest. 

 

 

 

 

Airbnb Ireland UC 
26 June 2017 


