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INTRODUCTION

For young travellers with a limited budget the rise of Airbnb, among comparable peer-to-
peer (hereinafter P2P) accommodation platforms, meant a new stream of endless
possibilities to travel the world. There was a fine combination between affordable
accommodation and a close connection to the local life and population. Not only was the
traveller enthusiastic at first, but also local citizens saw an opportunity to make some extra
money by renting out their spare room or apartment while being on holiday themselves.
Although the concept still sounds appealing and the exchange of under-used assets into
income is still a great method to create a more sustainable situation, an increasing sound of
protest started to occur. Starting at major city destinations such as Venice, Amsterdam and
Barcelona the local population was experiencing a more and more negative influence of
short-term rental (hereinafter STR) and the tourists drawn by it. This led to a strong request
to put the issue of short-term holiday rentals at the top of the European agenda, and this was
done by ten European cities in 2019. According to those cities, short-term holiday rentals
are bringing down the traditional long-term rental possibilities for locals, creating a major
gap between housing prices and resident income. Cities are firstly meant to accommodate
citizens and not function as a tourist attraction and STR paradise (Henley, 2019). In Italy,
the gravity of mass tourism even led cities to present the government with "Ten
Commandments™ limiting STR in an attempt to make their cities more liveable again via
strict regulations (Buckley, 2021). Unfortunately, it seems to create a great challenge for
destinations to successfully regulate the STR industry, both by legal actions and other
initiatives. At the same time, the negative impact Airbnb might have on city destinations
stays alive, resulting in a hate-love relationship between cities and Airbnb. It is essential to
understand the underlying problems and impacts Airbnb has on cities, keeping in mind that
banning Airbnb will most certainly lead to an even more uncontrollable situation (Dongen,
2019).

Although Airbnb is a relatively new concept many papers have been written about the
company and its function in the sharing economy, from a positive and negative point of
view. This thesis will add a model to the existing literature, indicating the negative impacts
of Airbnb on city destinations. It will provide a clear overview on all possible fields of
negative impact and attempts to show the connection between certain economic, social and
environmental developments and the role Airbnb presence can play in these developments.
This Master thesis has no intention of putting Airbnb, as a concept and company, or the
sharing economy in a bad light as the researcher truly believes in the possibilities P2P
platforms provide to tourists, citizens and destinations. It merely provides an overview of
potential negative impacts on economic, social and environmental indicators and shares a
light on the actions taken by various city destinations.



This Master thesis begins with the literature review focussing on the concept of the sharing
economy, the pillars of sustainable tourism and the most common point of negative impact
that destinations can experience. After the literature review, the purpose and methodology
will be explained followed by the developed indicating model and results of the research.
This Master thesis will logically end with the discussion and conclusion on the done Delphi
research and found results.

1 LITERATURE REVIEW

The theoretical background for this Delphi research is found in the literature. Previously
published research on Airbnb and the impact the platform had is taken into account with the
reaction of destinations. The focus of the literature review is on the negative impact of
Airbnb on city destinations. To be able to measure the negative impact of Airbnb on
destinations it is important to indicate what parts of society can be impacted by tourism and
platforms such as Airbnb. Gordo, Da Rivera and Cassidy (2020) suggest determining the
impact of Airbnb on the economy, the social structure of society and the environment. These
three dimensions are commonly used for determining the effects something has on its
surroundings. Below the background of the model is briefly mentioned.

1.1 “Three Pillars” Model

Already in times of industrial development the first signs of a trade-off between economic
growth and the health of social structures was recognised. After this the importance of
preserving natural resources was added to the discussion, which was emerging from the
beginning of the 1980s, about what to sacrifice for economic gain. A battle between
economic growth and environmental movements increased the consciousness among people
on the environmental costs and damage done for economic gain. At the same time questions
were asked what should be understood when talking about economic development. Well-
known economists argued that development should also be measured by social factors such
as employment and poverty rate. Around that time the three pillars of how we know them
nowadays slowly came together: economic sustainability, socially sustainability, and
environmental sustainability (Purvis, Mao, & Robinson, 2018). Another interpretation of
these elements is “people, planet, profit”, often used in literature covering the same topic
and idea (Thatcher, 2005). It is good to mention that Purvis, Mao and Robinson (2018)
question the historical correctness and academic background supporting the three pillar
theory. According to them the three pillars slowly became well accepted and recognised
dimensions affecting sustainability, although there is no proof available to support this
general acceptance.

The “three pillars” model is shown below in figure 1 as three intersecting circles, where
sustainability is in the centre of the three mentioned fields. According to Thatcher (2005)
economic perspective is needed to value the dimensions properly. The dimension economy
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is roughly valued by income, property, profit and developments strengthening accessibility.
The social dimension cares about the well-being of people, efficiency of institutions, living
conditions, social cohesion and solidarity. The environment dimension is the last field to
take into account in addressing sustainability. Moldan, Janouskové, and Hak (2012)
summarised the development of the environmental pillar. They state that the environmental
pillar is about the impact on natural resources and biodiversity. There is a necessity to
improve human welfare without damaging crucial, rare natural resources and without
exploiting nature and natural ecosystems. There remains a lot of unclarity on how to use this
model as all of the dimensions of sustainability have multiple interpretations.

Figure 1: The “Three-intersecting-circles ” representation of sustainability

Sustainable

Source: Purvis, Mao, & Robinson (2019).

To be able to use the “three pillars” model it is essential to determine what sustainability,
the centre of the pillars, means for this thesis. There are many definitions of sustainable
tourism originating from the past. Bringing most of the definitions together sustainable
development is about meeting the needs of people and improving quality of life at this
moment without compromising the possibility for future generations to meet their needs,
balancing between the carrying capacity of resources and society and economic development
for all. It can even mean improving the possibilities for future generations and leaving a
situation behind that is better (more sustainable) than the situation started with. Only to
acknowledge the need for sustainable action is not sufficient anymore as it is time to take
responsibility (Thatcher, 2005). The United Nations World Tourism Organisation
(hereinafter UNWTO) uses a relatively simple definition: “Tourism that takes full account
of its current and future economic, social and environmental impacts, addressing the needs
of visitors, the industry, the environment and host communities” (UNEP & UNWTO, 2005).
Thus, the UNWTO perceives sustainable tourism successfully when it takes into account the
economic, social, and environmental impact and minimises the negative ones. The UNWTO
also acknowledges the necessity for corrective measures when sustainable development is
not implemented correctly and negative impacts on the sustainability of the industry occur
(UNEP & UNWTO, 2005).



Mihali¢ combines this approach of the UNTWO and the “three pillars” model in the
“Responsustable Tourism” theory (Mihali¢, 2014). This theory is based on the economy,
society, and environment pillars with sustainable development in the centre. It defines the
relationship between the responsibility (actions taken) of the tourism industry and the
sustainability (concept) of the industry. According to Mihali¢, it is a challenge on all levels
of the tourism industry to strive for sustainable practice. In the hospitality industry, the
economic pillar is traditionally the most important one. Mihali¢ points out the importance of
companies and governments taking responsibility in dealing with tourism growth and
development. Everyone related to tourism policy and development has the responsibility to
make the industry more sustainable for the future. By bringing sustainability and
responsibility together Mihali¢€ created the terminology of “Responsustable Tourism”. To
indicate the function, it is necessary to state how positive or negative practices affect the
presence of the three pillars in communities. Below, in figure 2, the combination of the “three
pillars” model and the connection of sustainability and responsibility is shown.

Figure 2: Proposed understanding of responsustable tourism

Responsustable
Tourism
(Responsibiliy & Sustaianbility)

Economic Pillar
Environmental Pillar

Socio-cultural Pillar

(Implmentation)

Tourism Responsibility

Sustainable Tourism Requirements
1. Environmental awareness, education, mnformation, ethics
2. Stakeholders® participation, cooperation, consensus, leadership.
3. Tunist satisfaction

Tourism Sustainability
(All pillars and requirments)

v

Source: Mihali¢ (2014).



A sustainable tourism industry is seen as one that does take into account the impact it has on
the economy, the society it operates in and the environment it influences with the aim of
narrowing down negative impact to a minimum. The economy in this definition is both the
economy tourism directly operates in and the markets surrounding the tourism activity. The
idea of society covers all social developments, structures and the quality of life of people
affected by tourism exploitation. The quality of life will be described later on in more detail
to create a better understanding of the relation between negative impact of Airbnb and the
perceived quality of life at city destinations. For the environment pillar not only natural
resources are considered but the whole surroundings and structures present at city
destinations. Environment and society are closely related in the explanation of sustainability
and the “three pillars” model. After an extensive literature review a legal and political
dimension will be added to the “three pillars” model. Spangenberg (2002) also considers this
as a useful fourth pillar.

It logically is not the first that the “three pillars” model is interpreted freely and adjusted
where it seemed necessary. The European Tourism Indicator System, hereinafter ETIS, is in
some way a modernised interpretation of the core idea of the “three pillars” model. Designed
by the European Commission, the ETIS encourages a more intelligent approach towards
tourism with sustainability as main focus. The ETIS functions as a management, monitoring
and information tool meant to support tourism policy making for destinations. The ETIS tool
is based on 67 indicators and divided among four categories, with great overlap with the
ones derived from the “three pillars” model, consisting of: destination management, social
and cultural impacts, economic value, and environmental impact (European Commission,
2017). The ETIS tool also shows great overlap with the theory around “responsustable”
tourism, with its focus towards a sustainable and responsible approach on tourism
development.

The ETIS tool strengthens the dimension selection of this thesis. The category “Destination
management” is comparable to the function of the key performance indicators described later
on in this thesis and to the need of taking into account the presence of regulatory actions and
possibilities. The idea of using the traditional pillars from the “three pillars” model is equal
to the use of the other categories used by the European Commission. The economic value,
social and cultural impact, and environmental impact correspond directly with the economic-
, social-, and environmental dimensions identified for this Masters Thesis (European Union,
2016). The combination of the ETIS tool and the more traditional “three pillars” model
provide the starting point for this research and will present the core of the model for
measuring the negative impact of Airbnb on city destinations.

Below the five derived dimensions are further analysed through a literature review. The
literature review will start with a brief analysis of the “sharing economy” and Airbnb as a
platform company. The Model for measuring Airbnb’s negative impact, the final product of
this thesis, is derived from the literature review provided below.



1.2 The Sharing Economy

The sharing economy as a concept has existed since people started trading and living in
communicaties. It is part of a wider consumption idea, collaborative consumption. The core
idea of collaborative consumption is the trading, renting or sharing of services or products
based on access and not on change of ownership. This can take place between individuals or
between groups, organisations or companies and individuals. The sharing economy is part
of this collaborative consumption idea. Sharing under-utilised assets or skills in exchange
for income both in monetary and non-monetary payment (Luri Minami, Ramos, & Bruscato
Bortoluzzo, 2021, p. 134). This transaction takes mostly place between individuals and
organisations. It is highly questionable if the term “sharing” in the way described before is
relevant if commercial organisations are involved. Therefore, it is important to place Airbnb
in the right context compared to the sharing economy.

P2P platforms are part of the sharing economy in the wide definition of sharing. In this case
it is mostly dependent on between which parties the actual exchange takes place. If peers are
equal parties like individual to individual, local inhabitant to individual traveller the sharing
character is strong. On the other hand, if owners with multiple listings, often with purely
commercial intentions, rent out to travellers the sharing character is lost and Airbnb
functions as a platform directly active in the accommodation market. Therefore, Airbnb
seems to be more than a P2P platform participating in the sharing economy. With their
growing community in both demand and supply Airbnb provides a unique opportunity for
the local homeowners that want to make a little extra money by renting out under-utilised
spaces. At the same time the platform offers the same unique opportunity for commercial
real estate owners to challenge the traditional accommodation industry and generate great
margins through unfair competition, with the (in)direct result of increasing property prices
and driving local residents out of their cities with solely the purpose of commercially
exploiting large quantities of property for their own enrichment (Reinhold & Dolnicar, 2017,
p. 21).

The company Airbnb has around 4 million hosts worldwide in over 220 countries and
100.000 cities with a total amount of 5.6 million accommodation listings. So by the end of
2020 Airbnb had hosted more than 800 million travellers since the company was founded in
2008 (https://news.airbnb.com). In 2017 the number of hosts still counted 3 million in over
190 countries and 65.000 cities, mostly spread over Europe and the United States of America
(hereinafter USA) (Nieuwland & Van Melik, 2018). At some points it seems like Airbnb
lost the core idea of the “sharing economy” principle it operates in. It is questionable if in
the situation of Airbnb, the idea of the sharing economy is still addressed correctly. Oskam
(2019) raises a warning that as long as not all (negative) impacts are taken into account the
“sharing” character of Airbnb will remain problematic.



1.3 Key Performance Indicators

A key performance indicator (hereinafter KPI), is a quantifiable measurement tool used to
track the performance of company, process or in this case destination (Oxford University
Press (OUP), 2021). The KPIs of a touristic destination show the development a destination
made through time and allows comparison between similar destinations. By comparing
similar destinations according to set performance indicators, strengths and weaknesses can
be discovered and the need for change or further development arises. KPIs are the starting
point for any policy making on destination level and are crucial in identifying trends and
developments at the destination.

The UNWTO provides a reliable source for basic performance indicators used in their
Tourism Barometer and the Tourism Data Dashboard both being part of the UNWTO’s
market intelligence department. Both tools are used to measure tourism development by
region and country. The UNWTO logically uses a great variety of KPIs including tourism
employment, seasonality, source markets, inbound and outbound performance of
destinations, demand and capacity of accommodation and global and regional tourism
performance. The last two are most useful for this Master thesis and will be further explained
below.

The global and regional tourism performance approached by the UNWTO focuses on the
outbound tourism per country. The dashboard shows the international tourism arrivals, the
international tourism receipts, the tourism exports, the purpose of the trip, the expenditures
and transport mode. The international tourism arrivals indicate per country how many
international tourists arrived over a certain period. It is important to keep in mind that
domestic tourism is regaining an important part in the tourism industry and often is left out
in measuring tourism performance because the focus is only on international tourists
(‘Global and regional tourism performance | UNWTO’, 2020). The demand and capacity of
accommaodation shows all kind of accommodation KPIs. The accommodation capacity based
on establishment, beds, rooms and population show the performance of the accommodation
sector of a country but also indicates the number of overnight stays and the ratio of overnight
stay. Not only are the overnights measurable in this way but also the amount of officially
registered accommodation can be listed (‘Accommodation — Demand and Capacity |
UNWTO?, 2020).

During the current COVID-19 pandemic many of the mentioned performance indicators
were also used to qualify and explain the impact of the crisis on the tourism industry. There
will be more about this later in this chapter, discussing the impact of the COVID-19
pandemic on the tourism market and on Airbnb.



1.4 Economic Impact

The short-term positive economic effects of Airbnb are widely discussed in existing
literature. The platform offers property owners the opportunity to transform their under-
utilised assets into economic gain and it provides a cheaper alternative for customers instead
of the traditional accommodation sector. Airbnb also creates an easily accessible platform
where host and guest can safely rent or rent out a place based on mutual evaluation. The
issues caused by the P2P accommodation platform are found in the long run at places with
a high number of Airbnb listings. Existing literature identifies multiple disciplines where
negative impact occurs. Hajibaba and Dolnicar (2017, p. 121) identified six areas of negative
impact; Reduction in housing availability; reduction in housing affordability; changing
character of neighbourhoods; reduction of residents’ quality of life; unfair competition; and
unsafe tourist accommodation. Of those six, most are connected to economic impacts and as
will be explained below, are based on housing market, impact on hotel sector and the
development of tourism employment.

1.4.1 Housing market

The presence of STRs has always influenced the affordability and availability of long-term
rentals. These rentals are the source of residency for inhabitants in their cities. The increasing
demand for STRs resulted in a logical reaction from the supply side. Many property owners
formally renting out on the long-term rental market shifted their attention to STR, for the
simple reason that STR is more profitable than long-term rental. At many global city
destinations this switch directly resulted in increasing property value, increasing rent prices
for long-term rental with a decreasing availability of affordable housing for local inhabitants
(Edelman & Geradin, 2015, p. 313). In cities like Barcelona the increasing property prices
drifted out young vibrant inhabitants that made the destinations interesting in the first place.
On the social level Airbnb seems to strongly contribute to the gentrification in city centres.
Gentrification in this case meaning the transformation of working-class areas into middle-
class or even commercial areas caused by investments done by real estate owners and
external sources (Lees, Slater & Wyly, 2007). Locals in Barcelona gave up on buying an
apartment in their own city but nowadays even have a doubt about the affordability of renting
something in the city they grew up in (Hinsliff, 2020).

The presence of Airbnb might also benefit a neighbourhood. Renovating neighbourhoods
creates support among local citizens as long as they also benefit from this increasing value.
But once the rise in rent and property value exceeds a certain point a positive attitude turns
into a negative one towards the presence and growth of STR accommodation platforms like
Airbnb (Yeager, Boley, Woosnam, & Green, 2019, p. 969). The beneficial character of
Airbnb rapidly disappears if too many long-term rental properties turn into STRs and local
inhabitants fail to find proper accommodation. At that point the “sharing” character of
Airbnb seems to disappear, mostly when real estate owners or hospitality entrepreneurs take



over the market. The term “multilisting” is used for hosts that own a large number of
properties, logically not being used as their prime address of residence. In Amsterdam and
Barcelona this problem exists where in Barcelona 2,5% of the hosts offer 30% of the listings.
A small number of the hosts receive all benefits by offering “their” neighbourhood to the
visitors. The extra burdening of the public facilities of non-touristic neighbourhoods is in
this way not compensated for by the extra income for local hosts as this is increasingly
flowing to owners of “multilistings” (Oskam & Boswijk, 2016, p. 28). Many of the listings
are not permanent residences of local citizens and they are often rented out as whole
apartments by “multilisting” hosts. Approximately one-third of Airbnb’s revenue ended up
at multilisting owners according to Stulberg (2016). Airbnb in this way mostly benefits real
estate owners with a large capital rather than unemployed citizens or ones with low-income
(Cheng, 2016). According to Zervas, Proserpio and Byers (2017, p.697) and Wachsmuth and
Weisler (2018, p. 1148) this development increases the gentrification of whole
neighbourhoods and might create a rent gap. By having negative impact on the availability
of long-term rentals for the local population, reducing the social capital of the neighbourhood
and driving local citizens out of their living areas.

To show the impact and problem of “multilistings” one should look at the difference between
the number of registered hosts and listings per destination. This shows how big the share of
“multilistings” really is and therefore how much of the economic benefits Airbnb has flows
away to real estate owners. Research done on the influence of sharing economy platforms
by Gordo, De Rivera and Cassidy (2020) shows that the average revenue made over the last
years and especially the way it flows back into the local economy is an important indicator
on the economic impact of Airbnb. If global investors join P2P accommodation platforms
where does the money go at the end and in this way does Airbnb contribute to a sustainable
production chain?

1.4.2 Hotel industry

Wachsmuth and Weisler (2018, p. 1169) talk about unfair competition between Airbnb and
the traditional accommodation sector, in specific regard to the medium/low segment of
hotels. On many occasions Airbnb does not have to meet the same tax obligations and safety
restrictions as hotels have to. This shows an unfair situation according to the authors, and
they are accompanied by Benner (2017) who points out the difference in obligations towards
safety regulations. Either the company or the host should pay the taxes. Benner continues in
the New York Times that Airbnb operates on (partly) the same market as hotels but does not
play by the same rules when it comes to safety restrictions and tax burden. Therefore, the
prices Airbnb hosts can offer are completely out of comparison with hotels’ higher costs.
Also state income is lost because of this unfair situation. For example, New York City should
have received around 33 million U.S. dollars (hereinafter USD) over the period of 2010-
2014 on hotel room taxes now occupied by Airbnb (Wachsmuth & Weisler, 2018, p. 1169).



Airbnb says that their listings complement the hotel industry by being located outside city
centres and by offering a different experience. Oskam and Boswijk (2016, p. 28) agrees that
it is important to define where most of the listings are located, to be able to determine if
Airbnb substitutes or complements the traditional hotel sector. As Benner (2017) in the New
York Times rejected that Airbnb complements hotels, Guttentag and Smith (2017) add that
around two-third of tourists confessed to using Airbnb as a substitute for hotels. This is the
result of an online questionnaire held among 800 Airbnb users that used the service in a one-
year time span. Nowak et al. (2015) concludes this discussion by stating that users of Airbnb
substitute hotels for Airbnb during their trip. Only 4% argued that they would not have taken
the trip without the presence of Airbnb and 42% said it uses Airbnb as substitute for
traditional hotels. This suggests a stronger substituting- than complementary function of
Airbnb. Adamiak (2018, p. 69) adds in his paper that, especially in Southern Europe, Airbnb
presents a much higher maximum capacity than all hotels combined. The coastal destinations
often show a double the amount of Airbnb beds over hotels beds.

So far, the substitution of middle/low segment hotels is discussed but what kind of impact
has Airbnb on the performance of hotels? Different experts have shown different results over
time and often hotels seem to be able to adapt to the presence of Airbnb and keep their
performance indicators on the same level. The performance of hotels in cities that also have
a strong presence of Airbnb differ strongly but in general the same performance indicators
are negatively affected. Research done by Dogru, Mody, and Suess (2019, p.28) on ten US
cities states that an increase in Airbnb supply negatively impacts the revenue per available
room, occupation rate and average daily rates of hotels. The mentioned indicators are
confirmed by a research done by Zervas, Proserpio, and Byers (2017, p. 697). They say that
hotels in the middle/low segment of the market experience a negative impact on both
occupancy rate and revenue rate if Airbnb listings increase. In Austin this even led to a 8-
10% decrease in revenue for vulnerable hotels. In general, the hotels affected do not serve a
strong corporate segment.

Neeser (2015) provides a different perspective. He discovered that in Northern-European
countries hotels adapted to the presence of Airbnb by lowering their rates to meet occupancy
goals, therefore the revenue per available room did not change. As the negative impact of
Airbnb on hotels is still acknowledged by Neeser, Haywood (2016) argues that no clear
connection is visible in Manhattan. So therefore, the effect of Airbnb on hotel performance
seems to differ per destinations and expert. The increasing presence of Airbnb at a city
destination also seems to impact the traditional pricing strategies based on demand flows.
As normally in peak periods hotels increase prices to profit high demand, Airbnb disrupts
this habit by offering a very flexible STR supply (Zervas, Proserpio, & Byers, 2017, p. 697).
The freedom of adding and removing listings whenever preferred by hosts often eliminates
the revenue management pricing tactics of many hotels in the middle/low segment.

There is nothing against strong competition on the accommodation market. Nevertheless, it
seems highly unfair that the accommodation sector has to compete with Airbnb under the
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current conditions. So, the unfair competition comes from the absence of equal safety
regulations, tax burden and standards hotels have to meet. Without any regulation towards
these issues the sharing economy can turn into the skimming economy practising on a
different level through unfair competition (Malhotra & Van Alstyne, 2014, p. 25).

The hotel industry has to learn how to deal with a change in economic approach from a
materialised society to the age of access, which is possible as shown by Neeser (2015).
Airbnb is more successful in meeting the new mindset of consumers than the traditional hotel
sector (Rifkin, 2001). In the end Airbnb could and should be complementary to the
accommodation industry or the platform should at least be a fair and stimulating competitor.

1.4.3  Tourism employment

The growing presence of Airbnb and substitution of hotels is believed to cause job loss as
performance indicators drop. Research done by Fang, Ye and Law (2016, p. 265) suggest
that this in not necessarily the case. They state that the presence of Airbnb expands the
tourism market and creates new jobs in all parts of the industry. Dogru et al. (2020, p.
104001) add that there is no significant relation visible between the increase in Airbnb
listings and dropping employment in the tourism sector. It is, given the little research done,
hard to determine if both findings are effective for all destinations. Therefore, this research
will take into account the development of employment rates in both the hotel industry as the
tourism industry as a whole and compare this to the increase/decrease of registered Airbnb
listings. These impacts combined are what Airbnb has a negative impact on at a city
destination, in figure 3 below these impacts are graphically presented.

Figure 3: Economic negative impact of Airbnb
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Source: own work.

11



1.5 Social Impact

The social impacts caused by the presence of Airbnb are hard to determine and provide a
grey area. Many social impacts are directly related to other impacts such as economic,
environmental and legal ones. For example, the rising rent prices for long-term rental is seen
as a negative economic impact but directly influences the social situation of a neighbourhood
or community. This part of the literature review is therefore less easily translated into a
measurable indicator.

The social character of Airbnb is for many tourists a motivation to use the platform as an
accommodation provider. Oskam (2019) mentions that tourist prefer the interaction with
local citizens over the use of commercial hotels, with the hope of immersing themselves in
the local culture and receiving tips from somebody who is active in the community. Gordo,
De Rivera and Cassidy (2020) add to this that the international connection for both tourist
and host are a motivation for using the service. The use of Airbnb results in interaction
between people of all layers of society, nationality and age. Therefore, it is often seen as an
enrichment of the overall experience and a successful way to broaden the mind and
understanding of people from different backgrounds. Unfortunately, there are two small side
notes to add to this positive impact. When multilistings take over the Airbnb market the
encounter between tourists and a local person, active in the everyday society, disappears.
Secondly it is questionable if the international encounters happen more than once and if they
cause lasting results or impacts for both users, hosts and the surrounding communities.

These encounters all start with the booking procedure. The booking system and screening
method Airbnb offers its hosts was argued to provide discriminative possibilities. As guests
do a booking request with their highly personalised profile there was a chance hosts would
be declining booking requests based on ethnicity or nationality causing structural
discrimination on the platform. Research done by Hajibaba and Dolnic¢ar (2017, p. 218)
rejects this assertion and says that declined requests are merely a risk reduction for hosts’
private properties. Gordo, Da Rivera and Cassidy (2020) indicate the functioning of the
booking and rating system of Airbnb as one strengthening both hosts and guests trust in one
another. Reputation and social control are strongly present in the booking procedure for both
host and guest and result in strong trust in each other and safety for both host and guest. So
far, we have been concerned with the social interaction between tourists and hosts.

If a host decides to transfer the under-utilised assets into economic gain on the STR market
the social impact is often not considered. Oskam (2019) points out that the neighbours and
neighbourhoods do not have any influence or input on the decision of a homeowner to rent
out their property as an Airbnb listing. Therefore, public areas will be used more intensively
as well as public transportation without compensation for everyday users. Also, the public
facilities inside the shared properties are more intensely used and the dynamic of an
apartment building changes when neighbours vary from week to week. In the most extreme
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scenarios Oskam states that well-being and liveability may decrease as well as property value
to with the end result in a changing character of whole neighbourhoods.

The presence of Airbnb at city destinations resulted in complaints and protests by local
communities towards the platform. The social impact Airbnb has on these destinations is so
severe that a part of the population feels the urge to actively protest against it. Citizens lost
faith in the idea that Airbnb manages the opportunity for locals to transform under-utilised
property into an extra income in a suitable way. The costs for the community, caused by
Airbnb, are too high. Costs mentioned here are mostly indirectly measurable as they concern
noise nuisance, overcrowded public spaces and public transportation and extra pollution or
damage done to public facilities (Oskam, 2019). The level of support for the development
of P2P holiday accommodations depends on the cost-benefit relation of local citizens
(Yeager, Boley, Woosman & Green, 2019, p. 969). The disruption of this balance results in
protest and marches. In Barcelona and Venice, a total ban on Airbnb is demanded by the
population while in Los Angeles the request is more on regulating the STR (Reyes, 2020).
The biggest social problem and burden seem to be the number of listings per inhabitant.
Adamiak (2018, p. 70) shows that this is most intense in coastal areas on the European
continent. In 2018 the highest number of listings were found in Paris (56.800), London
(55.400), Rome (25.300) and Barcelona (21.600). The coastal areas are experiencing the
highest number in listings per 1000 inhabitants: Batumi (40.1), Split (34.2), Marbella (31.1)
and Venice (26.7). Protest movements in Venice, Florence and Naples arguing that their
cities are “no hotels” or “theme parks” as that is how they perceive the enormous amount of
tourists visiting through platforms like Airbnb (Ciccarelli, 2020). While considering these
complaints and protests it is crucial to realise that tourism is often used as a scapegoat, fairly
and unfairly, when discussing major urban social developments. These developments,
resulting in protest, are related to tourism and P2P platforms but more often are caused by
bigger processes such as gentrification and austerity (Colomb & Novy, 2018).

A way to be more specific on the social structure of a destination and its neighbourhoods is
via the the quality of life (hereinafter QoL). The impact on QoL is mostly concerned with
the burden on society and the changing community.

The interpretation of quality of life is a much discussed topic and covers many facets of
society. The majority of existing theories agree on the fact that economic, social and
environmental factors influence the quality of life. The existence of tourism covers all these
fields. Development of cultural tourism can, for example improve the quality of life while
an increase in nightlife tourism can decrease this. The attitude of residents towards tourism
development is crucial for the impact on their perception of quality of life (Uysal, Sirgy,
Woo, & Kim, 2016, p. 255). The European Union (hereinafter EU) specified the 8 + 1
dimensions model to approach the quality of life of the European citizens. This theory
applies to a whole continent and therefore could be used for any other part of the world. The
8 + 1 dimensions focus on general aspects of life such as: material living conditions;
productivity or main activity; health; education; leisure and social interactions; economic
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security and physical safety; governance and basic rights; natural and living environment;
and the plus one dimension “Overall experience of life”. Within these dimensions certain
points relate to the negative impact of Airbnb pointed out earlier in this literature review.
Factors like housing, economic safety and value of assets, importance of social interaction
and sustainable relationships, and conditions of living environment are having an impact on
the quality of life according to the Eurostat Statistics Explained (n.d.) This is still a very
wide and general theory, a part of the approach of Rahman, Mittelhnammer and
Wandschneider (2005) towards the quality of life seems more fitting for this research. They
mention overlapping factors as the EU and conclude that the quality of life is influenced by
an interconnected network of:

Health

Work and productivity

Material well-being

Feeling part of one’s local community
Personal safety

Quality of environment

Emotional well-being

Relationship with family and friends

N A~ WNE

For this research it is not essential to point out the general impact on quality of life but only
the parts that are potentially influenced by changes caused by Airbnb. Point 3, 4, 5 and 6 of
the theory of Rahman, Mittelhammer and Wandschneider are directly linkable to negative
impact related to the presence of Airbnb. It is clear that to truly indicate the total QoL many
indicators should be taken into account and a combination of them would result in a true
value on the QoL. Nevertheless, the approach used during this research provides a possibility
to measure only the impact Airbnb has on those parts of the QoL for citizens of city
destinations.

1.5.1 Material well-being

This part of QoL has everything to do with one’s economic situation. Rahman,
Mittelhammer and Wandschneider (2005) use gross domestic product per capita as the main
indicator, while the EU also mentions material deprivation and housing (Eurostat Statistics
Explained, n.d.). Connected to economic indicators found on Airbnb the changes in housing
market, rent prices and property value are direct indicators on this part of quality of life. The
presence of listings improves the income of hosts but also impacts the availability and
affordability of housing for citizens not active on the STR platform. Indicators on material
well-being are change in long-term-rental price, availability of long-term-rental, increase
in property value and the amount of short-term tourism rental.
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1.5.2 Feeling part of one’s local community

The approach to local community used by Rahman, Mittelhammer and Wandschneider is
not relevant for this thesis as they measure the feeling part of one’s local community through
political freedom (Rahman, Mittelhammer & Wandschneider, 2005). The title would suggest
a more socially oriented view as used by the EU. Eurostat Statistics Explained (n.d.)
mentions leisure activities and social interactions as essential for a community. For tourist
the presence of Airbnb improves their possibility of taking leisure trips and increase their
(international) social interaction. As argued before by Gordo, Da Rivera and Cassidy (2020)
tourism creates social interactions between tourist and locals (hosts in this case) but the
sustainability of these contacts is questionable. The other side of social interactions is where
Airbnb negatively impacts the local citizens. By driving away local citizens from their
neighbourhoods by drifting up the rental prices, the social interaction and feeling of being
part of one’s community decreases dramatically. Indicators to measure this negative impact
on the quality of life are population decrease (neighbourhoods) linked to the increase of
Airbnb listings and change in property purpose to short-term tourism rental.

Another action influencing the quality of life in acommunity is the desire and drive to protest
against factors changing the local community. This relates to the many marches and
initiatives worldwide protesting against the presence of Airbnb and mass tourism in general.
That the urge to protest occurs indicates that the impacts are so severe continuation is not an
option. Therefore, other indicators on quality of life’s feeling part of one’s local community
are organised protest against Airbnb and registered initiatives and organisations fighting
towards Airbnb. Complaints by residents about the platforms and its users will also be used
as a measurement tool but there is a closer connection to “Quality of living and natural
environment” discussed below.

1.5.3 Quality of living and natural environment

Eurostat Statistics Explained (n.d.) and Rahman, Mittelhammer and Wandschneider (2005)
approach this part of quality of life mostly environmentally. The environmental changes on
the long-run impact everyday life. The EU also mentions one’s individual perception of the
QoL and natural environment, for example as being influenced by the quality of public
spaces and amount of pollution in all forms. For this thesis it is interesting to measure the
negative impact of Airbnb on the perception towards the public environment. Impact
indicators are in this case both social and environmental. The burden on society and public
facilities indicates the gravity of impacts and the influence on the QoL. Therefore, the
amount of Airbnb listings in certain areas determines the capability of local communities to
deal with negative factors this presence is bringing. The acceptance of this burden and the
burden itself can be measured through the following indicators: tourist arrival per capita,
tourist overnight per capita and Airbnb listings per capita. Another type of indicators is
about the complaints about the presence of Airbnb listings by citizens: complaints about use
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of public facilities, complaints about use of public facilities residencies, complaints about
pollution, complaints about noise and complaints about damage.

The general impact on the social dimension and the more detailed view on the QoL will be
narrowed down into measurable topics. All combined in figure 4 are the factors on which
Airbnb has a negative impact on at a city destination.

Figure 4: Social negative impact of Airbnb
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Source: own work.

1.6 Environmental Impact

The environmental impact on tourism in general is a complicated topic, sustainability is
much used term and has slowly lost its value over time. To address environmental impact a
wider approach is requested. As for social impact also, the environmental impact is linked
to all other dimensions. The “three pillars” model, created by Professor Mihali¢ (2016)
combines the environment, economy and social-cultural functions of tourism into a model
guiding towards “Responsustable Tourism™. This term combines responsible tourism and
sustainable tourism, the combination for a successful, long-term tourism industry.
“Responsustable Tourism” focuses on the sustainable part on regulations and requirements
towards environmentally friendly alternatives and on the responsible part on the
responsibility from all participants in the tourism sector. To translate the three pillars into
measurable impacts the approach of Dolnic¢ar, Juvan and Hajibaba (2017, p. 267) towards
environmental impact will be combined with the responsibility Airbnb claims to take in their
sustainability reports. During this analysis it is important to keep in mind that environmental
impacts of P2P accommaodation platforms can only be measured by setting saved resources
against re-spent resources. This means that impact is always measured as comparison to
alternatives. Experts share their concern towards this in research done by Gordo, De Rivera
and Cassidy (2020).
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Dolnicar, Juvan and Hajibaba (2017, p. 267) approach three basic environmental indicators
for Airbnb; the original purpose of the property, the size of the property; and the
environmental-friendly measurements taken by the owner of the property.

The original purpose of a property determines the impact on the environment concerning the
construction. If the property was constructed for housing purpose and later transformed into
STR the environmental burden is less severe than when the property was built with the sole
purpose of focusing as holiday STR, what Airbnb listings are in this case. On the property
size they mention that the bigger the property the bigger the usage of natural resources.
Bigger properties often have more space for extra facilities, hence a higher environmental
burden. Their last indicator is on eco-friendly appliances present at listings. Apartments are
having less impact on the environment if eco-friendly appliances are installed such as solar
panels, recycling options or water saving features.

To further measure the impact of Airbnb, a comparison with the accommodation sector is
unavoidable. Airbnb often substitutes the traditional accommodation sector, mostly
middle/low-segment hotels but a comparison between Airbnb listings and hotels asks for
some nuance in approach. Basti¢ and Goj¢i¢ (2012, p. 1018) argue that most of the Airbnb
listings offer less/no extra services such as room cleaning, spas or pools. In contrast to
Airbnb accommodations cleaning services are offered on a daily basis and bed linen is
provided freshly washed every day. Hotels in the middle/low segment are having a lower
impact as fewer extra services exist at these providers. Skjelvik, Erlandsen and
Haavardsholm (2017, p.9) agree with the high environmental burden that comes with
operating a hotel on daily base. They provide the same nuance that Airbnb mostly substitutes
low-middle segment hotels which in general offer fewer extra services that pollute. It can be
said that hotels are a bigger burden on the environment if the total impact of hotels is taken
into account compared to the impact of the individual STRs from Airbnb. On the other hand,
there are many listings equipped as normal living areas, and they offer fully functioning
kitchens and bathrooms causing a higher use of power and water than comparable services
at hotels. It is hard to say if eating-out is more sustainable than cooking at the Airbnb.

The increasing presence of Airbnb seems to have another positive effect. Occasionally it
prevents the construction of new hotels. During the Olympics in Rio de Janeiro in 2016 a
total of 257 new hotels would have been needed to accommodate all visitors were it not for
the presence of Airbnb as alternative accommodation (World Economic Forum, 2016).
Skjelvik, Erlandsen and Haavardsholm (2017, p.9) argue the same. STRs could prevent the
construction of new hotels in the long-run and therefore prevent CO2-emission.

Gordo, De Rivera and Cassidy (2020) link another social development to the environmental
impacts. Their report points out a change in behaviour of consumers due to the “sharing
economy’ principle. The idea of making use of existing assets instead of newly created ones
and thereby sparing the environment. P2P accommodation platforms strengthen the idea of
exploiting non-used assets and often stimulate sustainable development and improvement of
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utilities. Below data provided by Airbnb shows the result of their promoting activities
towards sustainable alternatives for hosts and tourists, reported from the perspective or the
company itself.

Based on the literature it seems that Airbnb is outperforming the traditional accommodation
sector. Nevertheless, the platforms indirectly contribute to the increasing number of trips.
This development is not directly linkable to Airbnb but the logic behind it suggests a certain
connection. Airbnb is offering more affordable, cheaper, accommodation alternatives to
travellers, resulting in less expenses while travelling. The money “saved” by less expensive
accommodations is often used for two things. Either the number of days spent at the
destination is prolonged because of better affordability or this money is “saved” and used
for another trip later that period. In the last case Airbnb indirectly contributes to the increase
in arrivals worldwide. This does not directly influence the environment dramatically but if
transportation during this extra trip is carried out by airplane the environmental burden will
be highly demanding. Skjelvik, Erlandsen and Haarvardsholm (2017, p.9) provide an
example: if one person takes one extra flight from Oslo to London Airbnb will have to
substitute around 270-400 guest nights at an hotel to compensate for this flight. According
to this theory Airbnb annuls the good work they did by driving down the prices in the short-
term accommaodation sector on destinations worldwide.

Airbnb seems to take its responsibility towards the environmental impact pillar mentioned
by Mihali¢ (2016). In 2014 the Clean Tech Group (hereinafter CTG), on request of Airbnb,
conducted a research in environmental benefits of home sharing through Airbnb in North
America and Europe. In this research CTG compared energy and water use, waste and
greenhouse gas emission of Airbnb guests to hotel guests. It showed that in North America
Airbnb guests use 63% less energy than hotel guests. Airbnb published that less than half of
their hosts offers single use toiletries, around 80% of hosts admit owning at least one energy
efficient application and around 92% claims to recycle and promote recycling at their
listings. Also, water use, and greenhouse emission seems to be lower at Airbnb listing
compared to hotel use (Clean Tech Group, 2014). In a second research done by Airbnb itself,
based on methodology used by the CTG in 2014, the platform shares promising numbers on
water, waste, energy and greenhouse gas reduction if their listings are used as replacements
of hotel rooms. The total waste reduction of North America and Europe combined were up
to 122.400 tons in 2016 (Airbnb, 2017).

Usage of Airbnb listings as accommodation type instead of hotels has a significantly lower
negative impact on the environment according to the CTG (Clean Tech Group, 2014).
Airbnb shows some ambiguity in their idea on complementing or substituting the traditional
accommodation sector. The company officially states not to function as a substitute for
hotels but as a complementary provider but when it comes to environmental impact it
promotes that fact that the platform outperforms the traditional accommodation sector as a
better alternative. All the environmental impacts combined are the factors on what Airbnb
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has an impact on at a city destination. Not all environmental impacts are negative, in figure
5 below the impacts are graphically presented.

Figure 5: Environmental (negative) impact of Airbnb
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Source: own work.

1.7 Legal Actions

The last part of this literature review is on the legal actions taken by destinations worldwide.
On the topic of legal impact, the impacts are of a different type than the economic, social
and environmental ones mentioned before. The legal actions, mostly of regulatory nature,
are measured by existence. As it is impossible to measure the impact Airbnb has on the legal
bodies of destinations this part approaches the presence of regulations, the type of
regulations and the implementation problems these existing regulations often face. To create
some clearity, destinations have three general options of approach towards regulating
according to Nieuwland (2017) and Lines (2015). They mention laissez-faire, full bans and
specific regulations. The laissez-fair approach allows STR completely and has been the first
reaction of most destinations, especially when positive impact outweighed negative impact.
The full ban has not been implemented a lot and prohibits the existence of P2P
accommodation platforms like Airbnb completely. This approach would be a big mistake
according to Dongen (2019). The specific regulations are the most chosen option and include
all types of regulations of any other nature than full allowance or full ban. Within the specific
regulations a division is made by Oskam and Boswijk (2016). They divide the regulations
into three categories: taxation, consumer protection and resident protection.

The global response to the increase of Airbnb came a little to late according to Oskam (2019).
He explains the logical late reaction as increasing tourism numbers due to platforms like
Airbnb were seen as positive tourism development at many destinations. Any agreement on
regulations and tax collections with Airbnb nowadays are seen as major victories benefiting
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both parties. In reality these victories seem to have a big downside. By collecting tax from
their hosts and paying it to local governments Airbnb protects its hosts privacy and does not
have to provide insight in real numbers of listings and income. It is also not sure if Airbnb
should be trusted with enforcing legislation for local governments (Woolf, 2017). For every
city the same kind of issues occurred over the years and Hajibaba and Dolnicar (2017, pp.
120-131) investigated a total of ten cities reacting to Airbnb. Most of the regulations they
discovered can be divided among the three major categories mentioned before. Therefore,
below these three topics will be explained.

1.7.1 Taxation

On many occasions cities-imposed taxes on hosts located at their destinations. In general
Airbnb functions as the party collecting this tax from their hosts and paying the governments.
In New York Airbnb hosts pay an income tax, tourism tax and a tax per night spent. San
Francisco came up with a more specific tax of 14% of the rental price for renting out under
30 days. Hosts in London pay a council tax but if they rent out their only residence a tax-
free income up to 7500 pounds is opposed. In Amsterdam hosts pay tourist and income tax
and the tourist pays a 5% tax to the city of Amsterdam when renting an Airbnb in the city
centre. Barcelona has comparable approach imposing an income tax and per person per night
tourism tax (Hajibaba & Dolnicar, 2017, p. 121-130).

1.7.2  Resident protection

The resident protection is meant as an attempt to protect the liveability of neighbourhoods
for local citizens. Examples of how cities try to achieve this vary but many are concerned
with a rental day maximum, the obligated presence of property owners or rules on the matter
of accessibility and visibility of listings.

The city of New York passed a law prohibiting the renting out of entire houses for a period
less than 30 days with high fines for breaking the law. This had a direct major impact on the
amount of whole house listings. Another law was imposed that allows entire houses to be
rented out as the owner is on vacation and registers the absence at the municipality. San
Fransisco allowed only primary residencies to be registered with proof that the hosts live at
the residence for at least 275 days a year. The city also has a maximum of 90 days for rental
if the host is not present at the residence but there is no limitation if the host is present (Bort,
2014). Paris focused more on commercialising properties that are rented out for more than
120 days a year, non-commercial rent of primary residences is obliged not to pass this
number of days. Like many cities London followed with a maximum of 90 days per year of
renting out entire homes, parts of residences are allowed to be rented out the whole year
round. Berlin chose a different approach by limiting the number of permits given out for
STR and this is known as one of the most severe regulations in Europe. By not only tackling
residences but also all kinds of empty buildings the number of listings in Berlin dropped by
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40% in 2016. Amsterdam even created a new term “private rental” to deal with P2P
accommodation platforms and limited the STR to 60 days annually with a maximum of four
people per property. If a listing occupies 40% or less of the residence there is no limitation
on days to rent (Hajibaba & Dolnic¢ar, 2017, p. 121-130). Oskam also mentions the existence
of limitation of maximum days annually of mostly 90-, 60- or 30-days limitations. According
to Oskam a 30-day limitation, such as implemented in Singapore, is most effective as it fits
the idea of renting out your primary residence during a holiday.

As burden releasing actions the location of rentals has been addressed by certain
destinations. Amsterdam prohibits STRs in the city centre and listing buildings in the centre
of Madrid requires a separate entrance from the one used by locals. Valencia even took a
step further in limiting listings to ground floors and first floors to prevent Airbnb listings
having an attractive view over the city (Oskam, 2019).

In the more recent developments, the COVID-19 crisis is offering local citizens a unique
moment of peace and quietness now tourism is brought down to a minimum. Nevertheless,
in Venice and Florence citizens initiatives are very much aware of the threat of mass tourism
returning to their cities. Therefore, they sent a list with ten requests in the fight against mass
tourism, two of them concerning Airbnb. The manifesto suggests a 90-day rental limit and
the classification of all short-term rentals under 30 days as a tourism purpose. To prevent
multilisting they suggest a maximum of two properties per owner. According to the local
society Airbnb practices unfair competition paying 39% less taxes, lowering the average
quality of the tourism offer. In their experience Airbnb slowly hollows out whole cities
(Ciccarelli, 2020).

1.7.3  Consumer protection

To protect the consumer many destinations, oppose a fee upon registration. As in the past
many listings were not known by local governments and were seen as illegal listings this is
still seen as a real problem. New York enforces a law that once occupancy of residencies is
changed from long-term to transient (suited for short-term) a safety check is obligated. San
Fransisco managed to partly regulate with a required registration and registration fee and a
full insight into the hosts’ personal details. Also hosts need to provide a detailed safety plan
inside the facility. London implemented the same type of requirements concerning fire safety
and the obligation to allow inspections by the fire department (Hajibaba & Dolnicar, 2017,
p. 121-130).

Figure 6, on the next page shows a visual presentation of the existing structure of legal
possibilities taken by city destinations worldwide.
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Figure 6: Legal possibilities against Airbnb at city destinations
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1.7.4 Enforcement issue

One of the practical and biggest problems is the intensity of enforcing the regulations on
Airbnb listings. The time and personnel needed to check individual listings is enormous and
not worth the achieved result and as long as Airbnb does not provide full transparency the
true enforcement of regulations seems an undoable task. Data and host information is not
provided by Airbnb and the only method of control is door-to-door controls based on
neighbour complaints. There are services providing spatial data on the locations of Airbnb
listings such as AirDNA. This company tracks down Airbnb listings by following bookings
and in that way indicating where listings are located (AirDNA, 2020). Next to that it is
essential not to let regulations hold back the efficiency of the market and function of Airbnb
as holiday accommodation provider. If Airbnb is able to, within legal base and equal
competition, provide a more efficient service, legislation should not be there to prevent this
(Oskam, 2019). On daily basis destinations, you can experience how delicate the regulation
of Airbnb is and how tricky implementation is. In the beginning of this year the Scottish
parliament withdrew a new regulation for a licensing scheme targeting STRs because it was
judged to be impossible to effectively implement. This new legislation was put in place as a
response to increasing complaints about high rental prices, litter and noise caused by Airbnb
guests from the community (BBC News, 2021).

Nevertheless, in an article written by Leshinsky & Schatz (2018) the effect of different types
of regulations on the amount of Airbnb listings is mentioned. According to the study the
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biggest visible effect occurs when Airbnb hosts are personally targeted instead of Airbnb as
a whole. In Berlin and Santa Monica this tactic was used on entire home listings and hosts
in general. The hosts were fined with respectively $100.000 in Berlin and $500 in Santa
Monica which led to a 49% and 37% decrease in the cities just mentioned. The main reaction
was that there was a significant drop in the amount of professional Airbnb hosts. Therefore,
it seems that targeting Airbnb hosts in person is a much more successful strategy than going
after Airbnb itself.

As clarity of listings makes enforcing the law a time consuming and impossible challenge
private companies more and more take the place of data gatherers. Companies such as
AirDNA provide a tool for governments and this development is expected to continue,
bringing new challenges for governments. Next to that, in recent time some cities like
Amsterdam found an agreement with Airbnb itself to drop off illegal listings from their
website as a move towards a sustainable future between company and city. This is a type of
self-enforcement that might be one of the best options for future law enforcement, the only
downside is that control remains in the hands of Airbnb itself (Leshinsky & Schatz, 2018).

The literature review, concerning all types of on impact Airbnb has on city destinations
combined, is graphically presented in figure 7 on the next page. Legal actions are considered
to be a separate field as it is the reaction of destinations on the presence of the negative
impacts presented before.
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Figure 7: Negative impact model Airbnb
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1.8 COVID-19 Impact on Airbnb

The whole tourism industry stopped in the beginning of 2020 when the COVID-19 pandemic
spread over the earth. According to the UNWTO (2020) tourism numbers dropped back to
where they were 30 years ago, with up to 75% less international arrivals over the whole
2020. The UNWTO predicts a total recovery, although up to the level before the pandemic
might take up to four years, if it recovers to former numbers at all. On the other hand, the
COVID-19 global pandemic offered many targeted citizens a moment of relief from the
endless mass of tourists visiting their cities. Tourism will return after this crisis and although
the predictions are not all the same large quantities of tourists are most probably to return.
For the listing owner the travel ban meant a dramatic stop in income. The impact of this stop
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depends on the type of owner according to Dolnicar and Zare (2020). They differentiate
between owners with pure commercial intentions, often with high starting costs, and owners
of listings offered in the idea of the sharing economy. The first ones have been strongly hit
by the stop as the income flow stagnated but costs like mortgages and exploitation costs have
continued to exist. For the second group these costs are the everyday costs as listings are
primary addresses of residence and renting them out was only an extra source of income.
Dolnicar and Zare created two possible scenarios for the future of Airbnb after COVID-19.
Their first expectation is that the economic crisis caused by the global pandemic made house
owners and investors return to the long-term rental market as costs exceeded income for too
long. This would suggest a partial return of Airbnb listings to the original sharing character
of the platform. The second, more realistic, scenario is that the function of Airbnb will
remain how it is and that the demand will recover to nearly pre-COVID-19 numbers.
Dolnicar and Zare expect the number of commercial listings to decline in the future and for
Airbnb to recover its original purpose of sharing spaces between local hosts and tourist. This
expectation from a purely economic point of view seems too positive as long as Airbnb has
no regulations to follow concerning exploiting the STR accommodation sector for
commercial purpose. Another argument supporting the switch from short-term rental to
long-term is the unpredictability of the tourism market, the impact of global events shown
by the COVID-19 pandemic and the anxiety that arose in many Airbnb listing owners (Krouk
& Almeida, 2020, p. 99). In the end it will depend on the financial means of listing owner if
they will continue in the STR market or if they will switch back to the more stable long-term
rental.

So far, the perspective was purely from the house owner renting out via Airbnb. The
company itself had to let go 25% of its employees as result of the global travel restrictions.
Hu & Lee (2020) measured a drop of 57.8% in global bookings during the lockdowns at
destinations. Around the beginning of April 2020, the cancellation rate was about 90% and
booking down by 80% according to AirDNA. Airbnb launched a supporting plan for
covering mortgage costs worth of 17 million USD and compensating lost income because of
cancellations worth of 250 million USD (Temperton, 2020). Airbnb as a company cut out a
lot of “unnecessary” costs and returned to the core of the business: being a host. By laying
of a quarter of the workforce the company managed to remain a stable factor for their hosts
in need. Airbnb also “invested” 1 billion USD for refunding non-refundable cancellations to
keep the market vibrant (Taulli, 2020).

The cancellation procedure and flexibility in booking will be essential to recreate the trust
from tourists in the platform as a safe option for travelling after the COVID-19 pandemic
(Krouk & Almedia, 2020, p. 99).
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2 RESEARCH PURPOSE

The aim of this thesis is to provide a model suitable for measuring Airbnb’s negative impact
on destinations based on found indicators currently impacting city destinations. The focus
will not only be on negative impact but also on regulatory actions taken by destinations
towards Airbnb. The principle of the sharing economy is described and taken into account,
to understand Airbnb’s business environment. Airbnb is a relatively young research topic as
the company was founded in 2008, yet many papers and articles have already been dedicated
to the complexity of the P2P accommodation platforms and their problematic presence.

The main research question to be answered will be the following: How are global city
destinations affected by negative economic, social, and environmental impact and legal
actions caused by Airbnb? To support the general research question subquestions will be
answered in order to come to a final result. These questions will deal with the economic,
social and environmental impact that Airbnb has on destinations worldwide, what the
negative impacts are and what kind of legal actions have been taken so far by city
destinations. The purpose of indicating these impacts is to combine them into a framework
usable for negative impact analysis of Airbnb on city destinations worldwide. Next to the
impacts also the legal actions are playing a factor in gravity of impacts for the future.

This thesis will deepen the existing knowledge on this topic and function as a collection of
research done towards the negative impact Airbnb has on city destinations. The goal is to
serve as a guideline, best practices example and literature source for future policy makers on
destination level.

For the literature review city destinations worldwide are used for analysis of negative
impacts resulting from the presence of Airbnb. The attempt was to use a wide and diverse
selection of city destinations covering the most common and severe negative impact
indicators. The analysed city destinations are chosen based on four criteria: gravity of
negative impacts; number of registered Airbnb listings; actions taken towards regulating
STR; and personal interest of the author. Airbnb is mostly present in Europe and the USA,
therefore most of the selected cities are located here. The destinations are selected based on
a literature review considering the factor mentioned above. Personal preference of the author
was only in force after academic arguments equalled out. The negative impact of Airbnb on
city destinations is the basis for the developed benchmark model.

According to Henley (2019) there are many European cities that took measurements against
STR. Among them are Amsterdam, Barcelona, Berlin, Brussels, Krakow, Munich, Paris,
Valencia and Vienna. In 2019, these cities requested the European Commission to add the
explosive growth of Airbnb to their agenda. At the same time Italy is dealing with mass
tourism in cities like Venice, Rome and Florence. Based on the number of listings in 2016
cities like Venice, Rome and Florence provided a basis for this research (Picascia et al.,
2019). To indicate on how Airbnb is reshaping city structures Jiao and Bai (2019) conducted
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a research in three major cities in the USA: New York, Chicago and Los Angeles. The
intensity and pressure of listings was measured by listings per 10.000 households and
provided different results per city. Therefore, Jiao and Bai recommend a different approach
towards regulating Airbnb per city destination. Their paper shows the gravity of Airbnb on
American cities.

According to Oskam (2019) San Francisco, Singapore, Amsterdam and Barcelona already
made attempts to regulate STR platforms like Airbnb and are therefore interesting for this
research. As Airbnb is mostly present in Europe and the USA most of of the city destinations
are located here. All mentioned city destinations are analysed on current impacts through
available literature and present the selection of cities where the negative impact of Airbnb is
most visible. Based on this reasoning any other city destination with Airbnb listings
experiences the negative impact of the platform and is also interesting for this research and
is freely added while conducting the literature review.

3 METHODOLOGY

The research methodology of this master thesis is of a qualitative nature. Based on the
indicators determined in the literature review a model for measuring Airbnb’s negative
impact is created. The first idea was to create a benchmark model from the found indicators.
Benchmark models are often based on one company or destinations compared to other
companies/destinations performing worse or better (Zairi, 1994, p. 12). During the process
it became clear that this would be too difficult because of the complexity of the topic and
the global general approach of this research. The final result will therefore be a model for
measuring Airbnb’s negative impact. This model shows the negative impact on the four main
categories found in the literature: economy, social, environment and legal. And it offers the
opportunity to compare the impact of Airbnb and the approach on regulating Airbnb of the
different destinations based on measurable indicators.

3.1 Delphi Method

This Delphi research has been conducted using two research methods. Firstly, the models’
indicators were subtracted from existing literature, research and theoretical background on
negative impact of Airbnb on destinations worldwide. This desk research has been conducted
to provide a solid basis and starting point for the development of the final model. The second
part of this research is conducted via the Delphi method. This method is used through history
as a tool for structuring models, tackling difficult topics by generating external expertise and
to discover the strengths and weaknesses of models and theories (Linstone, Turoff, &
Helmer, 1975). In the Delphi method a panel of experts is selected to discuss a topic on
which no consensus exists. The experts provide their opinion on a proposed topic or model
as tool a of improvement (Hohmann, Brand, Rossi, & Lubowitz, 2018, p. 349).
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The Delphi method has been suitable for this master thesis because of the wide scope of the
topic. Airbnb and P2P accommodation platforms are relatively new research topics,
therefore not many data-based theories and sources are available and the relatively small
number of experts that wrote about the topic often differ in opinion. The fact that Airbnb
does not provide direct insight in its data makes it even more of a challenge to create useful,
measurable indicators without the expert opinion of specialists from various city
destinations. The two rounds idea of the Delphi method is suitable for this research because
it provides an opportunity to improve the model for measuring Airbnb’s negative impact and
then again collect the feedback of the experts. This results in a well evaluated model of high
quality based on experts’ opinions and their consensus.

For this research the Delphi method did consist of two rounds of feedback, conducted via
online communication. The first round focused on a detailed evaluation of the model by the
approached experts. In this evaluation the general opinion on indicators was asked along
with comments on their measurability, usability, completeness and possible improvements.
Next to that the experts were asked to point out indicators that could be left out or if certain
indicators were still missing. A total of 55 indicators were presented to the experts with the
aim of narrowing this number down and improve the model based on the experts’ opinions.
The design of the second round was different. The experts were asked to give feedback on
the quality of the renewed model and if in their opinion their feedback has been used
adequately. The research instruments used during the first and second round of the Delphi
method are presented in appendix 3 “Research tool”.

During this Master thesis the Delphi method is used with a more liberal interpretation of the
models’ function. Normally the Delphi method would consist of multiple rounds of
questionnaires, where the input on every round would flow back into the following
questionnaire. In this Master thesis the first round of questionnaires followed the original
structure of the Delphi method. Experts were asked to provide their opinion through a
structured document on the created model. The input they provided was used to adjust and
improve the model that afterwards was sent back to the experts for the second round of
feedback. During this second round the function of the questionnaire changed slightly as a
more general opinion was asked. This was done because of a switch in purpose during the
process of the research. Next to that the second version of the model resulted in satisfying
reactions from the panel of experts, indicating that their first round of feedback was well
taken into account while improving the model. Therefore, it deemed unnecessary to conduct
a third questionnaire round and this way of using the Delphi method will be seen as
successful and fitting for this Master thesis. The second draft of the model for measuring
Airbnb’s negative impact can be found in appendix 2 “Second draft of the model”.
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3.2 Expert Selection

The selection method of the experts is based on the destination analysis and their direct
connection with the selected destinations. The respondents did consist of a selection of
experts on Airbnb, university professors (mostly on tourism) and policy makers. Experts are
also selected and found based on used literature, often authors of used sources are requested
to share their opinion on this research. The experts were required to have deep knowledge
of the economic, social and environmental impact of Airbnb and the regulatory actions that
followed (Rowe & Wright, 1999). If selected experts were not wiling to cooperate others
were approached, mostly through the network of already collaborating experts. Eight experts
participated during the first round of this research; this number dropped to five active
participants during the second round of the Delphi method.

3.3 Indicator Selection

As mentioned before, the benchmark model will be directed from the four fields of impact
discussed by Gordo, Da Rivera and Cassidy (2020) and confirmed by the literature review:
Economic, Social and Environmental supplemented with the legal reactions. These
dimensions of impact will be preceded by a set of basic indicators measuring the
performance of a destination. Based on the brief introduction of KPIs during the literature
review only arrivals and overnights spent seem truly relevant influencing the impact of
Airbnb. The current COVID-19 pandemic has had a major impact on the international
arrivals, overnights spent and amount of Airbnb listings at the selected destination.
According to the UNWTO (2020) the pandemic drove back international arrivals by 75% in
general and the expectation is that total recovery might take up to four years.

Positive economic impacts of Airbnb are widely discussed such as transforming under-
utilised assets into money for the local house owner. But the presence of Airbnb brings many
negative economic impacts. Increasing numbers of listing tends to increase the rental prices,
the property value and affordability of living for local inhabitants (Edelman & Geradin,
2015, p. 313). A negative social impact is the loss of support for Airbnb if costs of living
seem to increase (Yeager, Boley, Woosnam, & Green, 2019, p. 969) and money flows to
multilisting owners and international cooperations instead of the local citizen (Oskam &
Boswijk, 2016, p. 28). Multilistings often exist without neighbours giving consent, causing
more negative social impacts (Oskam, 2019). The traditional hotel industry argues that
Airbnb operates as unfair competition, by not having to face the same tax burden or safety
restrictions (Benner, 2017; Malhotra & Van Alstyne, 2014, p. 25), negatively influencing
revenue per available room, average daily rate and occupancy rates (Dogru, Mody, & Suess,
2019, p.28). Airbnb is often used as cheaper substitute for the low/medium hotel sector
(Guttentag & Smith ,2017; Nowak et al., 2015). No clear disturbance is visible in
employment in tourism caused by the presence of Airbnb (Fang, Ye, & Law, 2016, p. 265;
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Dogru et al., 2020, p. 104001). A possible connection might exist between the total tourism
employment and the hotel employment rate.

Also social impact protest has occurred as a reaction to increasing noise, pollution and
burdening of public services with the threat of increasing gentrification of neighbourhoods
(Wachsmuth & Weisler, 2018, p. 1148). Next to that international social encounters are a
positive influence of Airbnb, but it is questionable if these encounters happen more than
once and if they cause lasting results or impacts for both users, hosts and the surrounding
communities (Gordo, Da Rivera & Cassidy, 2020). The burden of presence of Airbnb on the
community causes social complaints through protest marches against cities being used as
“theme parks” by tourists (Ciccarelli, 2020), influencing the quality of life of locals. This
burden is partly caused by the unbalanced number of tourists per inhabitant, not necessarily
directly caused by Airbnb (Henley, 2019).

Environmental impact by Airbnb can partly be indicated by looking at the original purpose
of the property, the size of the property and the environmental measures taken at the property
(Juvan, Hajibaba, & Dolnic¢ar, 2017, p. 271). Skjelvik, Erlandsen and Haavardsholm (2017,
p.9) argue that STRs’ could prevent the construction of new hotels in the long-run and
therefore prevent CO2-emission. Negative or positive impact compared to hotels can be
measured by difference in added polluting services offered by traditional hotels (Basti¢ &
Gojcic, 2012, p. 1018). As Airbnb lowers accommodation costs for travellers it indirectly
opens up more budget for extra trips. Airbnb could therefore indirectly stimulate extra trips
causing extra pollution (Skjelvik, Erlandsen and Haarvardsholm, 2017, p.9).

The last field of interest are the legal impacts and taken actions. Oskam and Boswijk (2016)
identify legislative actions based on taxation, resident protection and customer protection. A
simpler observation done by Nieuwland (2017) and Lines (2015) is that government
approach is often based on laissez-faire (no actions taken), a full ban or STRs’ or specific
regulations. The last option matches the approach identified by Oskam and Boswijk. Many
destinations already attempted to put regulations in place mostly focused on taxation, rental
days limit, registration of rental owners and safety restriction (Hajibaba & Dolnicar, 2017,
p. 121-130).

The result of this thesis will be a model measuring Airbnb’s negative impact on city
destinations. This model can in the future be used as literature on negative impact of Airbnb.
The research has a cross-sectional character based on deductive reasoning, carried out at a
specific moment in time measuring the situation at that specific moment.

3.4 First Draft of the Model

The indicators of the first draft are derived from the model presented at the end of subchapter
1.6. The model starts off with basic tourism performance indicator, those indicators are
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essential to put the measured data further on in the model in perspective. The model below
is the one presented to the experts, prior to any form of improvement or adjustment.

3.4.1 Basic indicators, draft version

As as starting point to measure negative impact the basic performance indicators of a tourism
destination have to be determined. For this model the development of tourism arrival,
overnights spent, and the development of Airbnb listings are added. The impact of COVID-
19 on those three basic indicators is added to create a complete overview of the current
situation and the trend of development before the global pandemic changed the market.

Table 1: Negative basic performance indicators, draft version

Indicator

Sources

Amount of tourism arrivals at the destination indicating the
development of tourism over the last 5 years*

(‘Global and regional tourism
performance | UNWTO’, 2020)

Amount of tourism arrivals per capita at the destination
indicating the development of tourism over the last 5 years*

(‘Global and regional tourism
performance | UNWTQO?’, 2020)

Amount of overnights spent at the destination indicating the
development of tourism over the last 5 years*

(‘Accommodation — Demand and
Capacity | UNWTO?’, 2020)

Amount of overnights spent at the destination indicating the
development of tourism over the last 5 years*

(‘Accommodation — Demand and
Capacity | UNWTO?’, 2020)

Amount of tourism arrivals at the destination indicating the
development of tourism as result of COVID-19 global
pandemic**

(‘Global and regional tourism
performance | UNWTQO?’, 2020)

Amount of overnights spent at the destination indicating the
development of tourism as result of COVID-19 global
pandemic**

(‘Accommodation — Demand and
Capacity | UNWTO?’, 2020)

Amount of Airbnb listings (entire houses, single rooms and
shared rooms) registered via official institutions or external
sources

(AIrDNA, 2020)

Amount of Airbnb listings (entire houses, single rooms and
shared rooms) registered via official institutions or external
sources over the last 5 years

(AIrDNA, 2020)

Change in amount of (registered) Airbnb listings due to the
COVID-19 global pandemic**

(AIrDNA, 2020)
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*2021 will not be considered, because of severe impact of the global COVID-19 pandemic

**this data is only relevant in the years following the global pandemic until the point the tourism industry is

“recovered”

Source: own work.

3.4.2 Negative economic indicators, draft version

The economic indicators are measuring impact on housing market, multilistings, money

flow, tourism employment and unfair competition.

Table 2: Economic impact indicators, draft version

Indicator

Sources

Increase in value of real estate properties and housing
prices in areas popular among tourists in %

(Edelman & Geradin, 2015, p. 313;
Yeager, Boley, Woosman & Green,
2019, p. 969)

Increase of the rental price for long-term rental
possibilities in areas popular among tourists in %

(Edelman & Geradin, 2015, p. 313;
Yeager, Boley, Woosman & Green,
2019, p. 969)

The substitution of long-term rental accommodations to
short-term rental accommodations in areas popular among
tourists in %

(Edelman & Geradin, 2015, p. 313;
Yeager, Boley, Woosman & Green,
2019, p. 969

Amount of change in the local population of
neighbourhoods due to the increasing housing prices and
unaffordable living opportunities in %

(Edelman & Geradin, 2015, p. 313;
Yeager, Boley, Woosman & Green,
2019, p. 969

Amount of Airbnb listing owners with 3 listing addresses
or more as % of the total amount of listing owners

(Oskam & Boswijk, 2016, p. 28)

The total revenue made by multilistings (listing owners
with 3 or more addresses registered) in €

(Guttentag & Smith, 2017; Nowak
etal., 2015)

Number of Airbnb substitutes for accommodations *
amount of tax paid per comparable accommodation sector
in €

(Stulberg, 2016; Oskam & Boswijk,
2016, p. 28

Change in employment rate in the tourism sector in %
compared to the development of Airbnb listings

(Fang, Ye & Law, 2016, p. 265)

Change of employment rate in the low/middle-sized hotel
sector in % compared to the development of Airbnb listings

(Zervas, Proserpio & Byers, 2017,
p. 697)

Substitution rate in % between Airbnb listings and
comparable rooms in the accommodation sector

(Guttentag & Smith, 2017; Nowak
etal., 2015)
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Change in the amount of available Airbnb listings during the
high tourism season and peak periods

(Guttentag & Smith, 2017;
Nowak et al., 2015)

Change of revenue per available room in % in the middle/low
hotel segment

(Dogru, Mody & Suess, 2019,
p.28; Zervas, Proserpio &
Byers, 2017, p. 697; Neeser,
2015; Haywood, 2016)

Change of occupancy rate in % in the middle/low hotel
segment

(Dogru, Mody & Suess, 2019,
p.28; Zervas, Proserpio &
Byers, 2017, p. 697; Neeser,
2015; Haywood, 2016)

Change of average daily rate in % in the middle/low hotel
segment

(Dogru, Mody & Suess, 2019,
p.28; Zervas, Proserpio & Byers,
2017, p. 697, Neeser, 2015;
Haywood, 2016)

Source: own work.

3.4.3  Negative social indicators, draft version

The social indicators have a close connection to all other types of indicators and are
measuring the burden on society and the number of complaints occurring among the local

population.

Table 3: Social impact indicators, draft version

Indicator

Sources

Number of Airbnb listing per capita at the selected
destination

(Henley, 2019)

Number of Airbnb overnights a per capita at the selected
destination

(Henley, 2019)

Change in number of listings in a neighbourhood, area or
whole destination per capita in % indicating the burden on
society

(Henley, 2019)

Development of the population number in a specific
neighbourhood, area or destination

(Wachsmuth & Weisler, 2018, p.
114)

Number of complaints, either officially registered or
measured by research, on Airbnb in general and Airbnb
listings on location

(Oskam, 2019)

Number of complaints, either officially registered or
measured by research, on pollution, damage or noise done by
Airbnb in general and Airbnb listings on location

(Oskam, 2019)
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Number of complaints, either officially registered or
measured by research, on damage on public facilities done
by Airbnb in general and Airbnb listings on location

(Oskam, 2019)

The amount of complaints, either officially registered or
measured by research, on damage on overcrowded public
facilities done by Airbnb in general and Airbnb listings on
location

(Oskam, 2019)

Number of registered and reported protests against mass
tourism, Airbnb or P2P accommodation sector

(Reyes, 2020; Ciccarelli, 2020)

Source: own work.

3.4.4 Negative environmental indicators, draft version

The approach of the environmental indicators is more neutral than the other impacts, in
general seems to have a more positive impact on the environment than the services it
substitutes. Therefore, it is only possible to measure environmental impact when compared

to comparable alternatives. Property use, substitution,

returning travel are the topics of the used indicators.

environmental initiatives and

Table 4: Environmental impact indicators, draft version

Indicator

Sources

Amount of Airbnb listings located in a building build with
tourism purpose measured in number or % of total listings

(Juvan, Hajibaba, & Dolnicar,
2017, p. 271)

Amount of Airbnb listings registered as anything else than
primary residence in number or % of total listings

(Juvan, Hajibaba, & Dolnicar,
2017, p. 271)

Amount of listings being entire houses as a % of total amount
of Airbnb listing

(Juvan, Hajibaba, & Dolnicar,
2017, p. 271)

The amount of hotel nights substituted by Airbnb as less
environmental damaging alternative

(Basti¢ & Gojéic¢ , 2012, p.
1018; Skjelvik, Erlandsen &
Haavardsholm, 2017, p.9)

Relative change of available hotel rooms in % compared to
the relative change of available Airbnb listings in % OR
change in total nights spent at destination compared to change
in available hotel rooms

(World Economic Forum, 2016;
Skjelvik, Erlandsen &
Haavardsholm, 2017, p.9)

Number of initiatives mentioned in the media, via the Airbnb
platform or other source indicates the environmental
consciousness of Airbnb

(Airbnb, 2017)
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Number of listings mentioning the presence of environmentally (Juvan, Hajibaba, &
friendly appliances and the average amount of appliances indicate the | Dolnicar, 2017, p. 271)
environmental consciousness and activism of the Airbnb hosts and
platform

Number of extra trips taken as a result of remaining budget because (Skjelvik, Erlandsen &
of using Airbnb as more economical accommodation option. Haavardsholm, 2017,
p.9)

*This indicator requires a personal approach towards travellers to
acquire this data

Source: own work.

3.4.5 Negative legal action indicators, draft version

The legal actions taken by destinations are important to take into account as they show how
far a city destination is developed in regulating P2P accommodation platforms such as
Airbnb. It is difficult and little functional to qualify this analysis and by simply pointing out
which types of regulations exist we can already provide a source for future policy making.
The “Legal Actions” tables below present the globally existing, and most used regulations.

Table 5: General legal action indicators, draft version

Amount and description of regulations in the Laissez-faire: (Oskam, 2019;
categories laissez-faire, specific regulations or o ... Dongen, 2019)
a full ban of Airbnb Specific regulations:
e ...
Full ban:

Source: own work.

Table 6: Taxation indicators, draft version

Number and description of regulation taken °* .. (Hajibaba &

towards taxing Airbnb hosts and Airbnb in o ... Dolnicar,

general o ... 2017, p. 121-
o 130)

>>(table continues)<<
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Number and description of regulations taken
towards taxing Airbnb hosts and Airbnb in general
collected and paid by Airbnb in order of
governments

(Ciccarelli,
2020; Oskam,
2019; Woollf,
2017)

Source: own work.

Table 7: Resident protection indicators, draft version

Indicator

Details regulations | Sources

Number and description of regulations concerning
the limitation of rental days for all types of STRs

(Bort, 2014;
Hajibaba &
Dolnicar,
2017, p. 121-
130; Oskam,
2019)

Number and description of regulations concerning
a limitation of maximum rental days for entire
house

(Hajibaba &
Dolnicar,
2017, p. 121-
130)

Number and description of regulations concerning
a limitation on capacity per P2P STR listing

(Hajibaba &
Dolnicar,
2017, p. 121-
130)

Number and description of regulations to
determine the purpose of property of buildings
used as P2P STR listings

(Hajibaba &
Dolnicar,

2017, p. 121-
130)

Number and description of regulations concerning
the division of properties in use, between private
living and STR holiday accommodations

(Hajibaba &
Dolnicar,
2017, p. 121-
130)

Number and description of regulations obligation
the regular presence at the property of the owner of
the listing

(Hajibaba &
Dolnicar,
2017, p. 121-
130)

Number and description of regulations defining
maximum number of properties managed per
owner

(Hajibaba &
Dolnicar,

2017, p. 121-
130)
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>>(continued)<<

Number and description of regulations prohibiting
presence of Airbnb in certain
areas/neighbourhoods

(Ciccarelli,
2020)

Number and description of regulations taken on the
accessibility and/or visibility of Airbnb listings for
the public

(Oskam, 2019)

Source: own work.

Table 8: Consumer protection indicators, draft version

Indicator Details regulations | Sources
Number and description of regulations concerning o ... (Hajibaba &
mandatory administration of listings o ... Dolnicar,

o ... 2017, p. 121-

o« 130)
Number and description of regulations on safety o ... (Hajibaba &
restrictions o ... Dolnicar,

o ... 2017, p. 121-

o ... 130)
Number and description of regulations on safety o .. (Hajibaba &
restrictions comparable to accommodation sector o ... Dolnicar,

° ... 2017, p. 121-

130; Malhotra
& Van
Alstyne, 2014,
p. 25)

Source: own work.

4 RESEARCH RESULT

During the Delphi method 40 experts in the field of tourism, experienced with the complex
situation Airbnb creates at city destinations, were requested to participate. Out of these 40
experts a total of 8 (20% response rate) completed the first round of research and 5 (62,5%

response rate) remained and also completed the second round of research.

The general feedback on the structure of the model suggested a better clarification of the
connection between certain indicators and the way of measuring and valuing the data
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belonging to those indicators. The idea of creating a measuring benchmark model therefore
has changed into creating a model indicating potential fields of negative impact caused by
the presence of Airbnb. Mostly because it has become clear that creating an all covering
model taking all external factors into account is too much of a challenge in the available
timeframe and requires a higher specialism in all areas impacted than the author of this
research possesses. Below the feedback, used to improve and adjust this model into a
indicating tool, is described. The analysis combines round 1 and 2, showing both the general
opinion of all experts together supplemented with direct quotes made by experts.

4.1 First Round of Research

The first round of research provided detailed feedback on the model in general and the
specific indicators. Per dimension the general results of the first round of research are shown
below accompanied with data on values given to the indicators by the experts and direct
quotes added as comment to their values.

4.1.1 Results basic indicators

The use of basic tourism performance indicator has been received as a logical start while
analysing impact and development at a city destination. Out of nine indicators presented,
two were removed and two others were combined based on the provided feedback.
According to the feedback the global approach of this model might not be the most suitable
way to go as Airbnb is of destination specific influence. VVarious experts state that it is quite
crucial for effectively measuring the impact of P2P accommodation providers like Airbnb
to address such a model as this one from a destination specific point of view:

With some of these indicators you will have great tools to monitor Airbnb activity,
but 1 do not to measure their negative impact. The difficulty will be to obtain
homogenised data as each destination is different. You might first need to determine
a list of destination that will make sense with these indicators.

Next to this the experts presented a more practical and technical point of critique on the
created model. The experts advise making a clear distinction in the time frame of the
indicators and the geographical body used, indicating the investigated area. Destinations
often struggle with providing necessary data as data collection systems might not have been
operational yet in the past. To deal with this possible issue a constant time range should be
added, providing at least some structure and consistency even if destinations struggle with
providing data. The same clarity and consistency is required for the geographical approach
for the indicators that are in need of a geographical distinction, “You need to choose which
scale you are working with and be consistent. Neighbourhoods are usually delineated by
official zoning policies which is the scale I would recommend.” Using neighbourhoods as
geographical framework provides the opportunity to distinguish highly touristic areas like
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downtowns, cultural hubs and historical city centres from quiet non visited areas. This is
specially of value when measuring impact per capita, based on the following opinion:

Might also consider the size of the metropolitan area vs the tourist city - e.g., most
urban destinations have a strong clustering of overnights in a limited part of the city,
while the population is often calculated over a larger area (sometimes even
metropolitan regions)

If these indicators are based on the whole population of the city destination, per capita data
might provide an unrealistic picture. Some neighbourhoods might show more negative
impact than is actually present and experienced in the neighbourhood and other
neighbourhoods show data suggesting little negative impact while in reality the impact is
more severe. The basic indicators should therefore be focused on per capita data in
neighbourhoods. To make sure the basic indicators capture the whole influence of the STR
market they should be improved by focusing on the development of P2P accommodation
providers in general, not only Airbnb. As one of the experts stated:

I would argue that you should not focus on "Airbnb". Rather, it is more appropriate
to focus on "peer-to-peer accommodations™ or "short-term vacation rentals” for a
comprehensive understanding of the impacts of this lodging sector. In some cities,
VRBO is just as prevalent as Airbnb.

This specification provides a better way of measuring the development of P2P
accommodations on the economic, social and environmental factors.

The first round of feedback resulted in a more complete set of indicators improved on time
frame, specificity in type of accommodation and sensitivity in treating the influence of the
COVID-19 global pandemic. The influence of COVID-19 creates a delicate situation
according to experts,” how you treat the years 2020 and 2021 is a tricky point. But | would
consider them separately to see if it's possible to detect some (although faint) possible
trends.” Dividing both COVID-19 impacted years provides a better insight into the recovery
of international tourism, directly influencing the overnights spent at all types of
accommodations including Airbnb listings. Separating 2020 and 2021 is in this case essential
as limiting measurements enforced by governments are quickly changing and therefore also
the amount of inbound international tourists.

Table 9 shows the indicators values based on experts’ feedback gathered during the first
round of the Delphi method. The measurability, usability and completeness of indicators
combined resulted in a final total score. This total score combined with the need for
improvement and written feedback decide if the indicators remain as part of the model, if
they will be removed or if there is need for improvement. Red numbers in the total score
mean that indicators are not valued as being of decent quality by at least 50% of the experts,
red numbers in the column “need for improvement” indicate direct and severe need of
improvement of the given indicator. Based on written feedback each indicator has been
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improved and adapted to the experts’ collective opinion. For all following tables in this
chapter this method of reading the tables applies.

All basic indicators reached a consensus among experts, being at least 50% suited for the
model. On indicator 7 and 8 half of the experts mentioned that the indicators need
improvement, crossing the 50% barrier set, demanding direct improvement of the indicator.
Next to the values visible below adjustments and improvements are necessary based on the
rest of the qualitative data as described above. All values showed are the means of the values
provided by the experts.

Table 9: Experts Feedback — Basic indicators

Indicators Measurability | Usability | Completeness | Consensus im,;\nlﬁg\eefr?]gn t
1 1,00 1,00 0,86 0,95 0,38
2 1,00 0,88 0,71 0,86 0,25
3 1,00 1,00 0,86 0,95 0,25
4 1,00 1,00 0,86 0,95 0,13
5 1,00 1,00 0,57 0,86 0,38
6 1,00 1,00 0,57 0,86 0,38
7 1,00 1,00 0,57 0,86 0,50
8 0,75 0,75 0,57 0,69 0,38
9 0,88 0,88 0,29 0,68 0,50

Source: Derived via the Delphi Method.

4.1.2 Results economic indicators

Following the feedback provided on the fourteen economic indicators a total of four
indicators is removed at first resulting in ten remaining indicators. The remaining indicators
were judged to be impractical to measure and there were some questions about data
collection possibilities. Some guidelines and clarity in data collection is required to take
away worries about “where the data will be available” and via “what sites” data can be
collected.

In general, the set of economic indicators mostly shows possible connections and impacts,
sometimes looking more like causality than correlated, as pointed out by one of the experts;
“what data analysis are you proposing to put this data into? It sounds like you are trying to
suggest causality instead of correlation.” The set of experts also agrees on the influence of
external sources on the determined indicators:

This might be tricky, decrease of long-term rent can be because of many reasons.
E.g., what happens if an international real estate crisis happens? Or if popularity for
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a city as a place to live increases? And how would you be able to calculate this/get
data on this? How will you distinguish the tourism and non-tourism influence?

How will you be able to confirm that a traditional lodging option might have
developed instead of an Airbnb?

The effect of Airbnb on property and short/long term rental prices is possibly impacted by
Airbnb but there might be an even bigger possibility that other forces also have an impact,
such as migration, increasing popularity of neighbourhoods or scarcity on the housing
market because of economic reasons. It also seemed questionable for experts if this
development of increasing property value is necessarily a bad one:

Are you looking at changes in property value over a period of time? | would
recommend the same time frame as your basic indicator questions. Also, increasing
property value is not necessarily a negative impact for some stakeholders. Increasing
property value can increase the value of other houses in a neighbourhood which
might be a desire of some residents.

Also measuring the lost tax income by destinations based on the substitution of hotels by
Airbnb listings seems like a step too far, making it to complex to actually measure. Experts
agreed on the fact that this substitution happens, but it is rather difficult to put a value on this
missed tax income. Mostly because it is almost impossible to simply indicate the substitution
rate of hotels by Airbnb, without conducting a separate analysis, and therefore calculating
tax loss. Too many external sources influence the economic situation to be able to clearly
show a correlation between many of the indicators and Airbnb’s impact on these indicators.
The indicators on multilistings are received as easy to avoid, “it's quite easy to get around
this by making multiple host profiles.” As a solution was suggested to differentiate between
owners with a maximum of two listing that are owner occupied and owners with three
listings or more that are used for pure economic exploitation. This was suggested by one of
the experts as follows: “I would differentiate having 2 listing that are owner occupied (1 city
+ 1 holiday destination) with listings that are pure investments (usually 3+ listing per host).”

Experts agreed that some language technicalities and time frames should be improved in
some of the indicators, such as clearly distinguishing commercial listings (multilisting) from
personal Airbnb listings. For this set of indicators, the same time frame and geographical
distinction should be used as implemented in the basic indicators. On the matter of
competition and impact on the hotel sector there is a positive consensus, although “You
might want to differentiate by class of hotels”, the hotel segments need some specification.
Also, the negative impact on employment in tourism is not necessarily the case. The
employment rate in middle/low class hotels might drop but it can be expected that other parts
of the industry will see growth in tourism employment numbers. While measuring negative
economic impact on a city destination it is crucial to keep in mind the presence of many
other, more important factors that might influence the stated indicator. Table 10 shows the
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indicators values based on experts’ feedback gathered during the first round to of the Delphi
Method. All economic indicators reached a consensus among experts, being at least 50%
suited for the model, except for indicator 7 that was therefore deleted from the model.
Indicators 1, 2, 4, 5, 6, 7 and 8 were valued in need of improvement by at least 50% of the
experts, demanding direct improvement of the indicator of removal from the model. Next to
the values visible below adjustments and improvements are necessary based on the rest of
the qualitative data as described above. All values showed are the means of the values
provided by the experts.

Table 10: Experts Feedback — Economic indicators

Indicators Measurability | Usability | Completeness | Consensus im,p\xll?g\?efr(r);n t
1 0,75 0,88 0,86 0,83 0,50
2 0,63 0,75 0,86 0,74 0,50
3 0,50 0,63 0,71 0,61 0,38
4 0,63 0,88 0,71 0,74 0,50
S 1,00 0,88 0,57 0,82 0,50
6 0,75 0,88 0,57 0,73 0,50
7 0,13 0,38 0,43 0,31 0,75
8 0,63 0,88 0,86 0,79 0,50
< 0,88 1,00 1,00 0,96 0,25

10 0,75 0,63 0,86 0,74 0,38
11 0,75 0,63 0,86 0,74 0,00
12 1,00 1,00 1,00 1,00 0,00
13 1,00 1,00 1,00 1,00 0,00
14 1,00 1,00 1,00 1,00 0,00

Source: Derived via the Delphi Method.

4.1.3 Results social indicators

The main difficulty among social factors and indicators is that many of them are either not
directly linkable to Airbnb and STR accommodation platforms or are connected to bigger
underlying developments on social level. Therefore, many indicators might show some
relevant negative influence caused by Airbnb but at the same time these impacts can be the
result of bigger movements, developments in cultural diversity and population structure like
gentrification and austerity. Also, the focus on protests and complaints against Airbnb and
comparable STR platforms are often part of a bigger movement and underlying reasons and
tourism is easily used as a scapegoat and a responsible phenomenon:
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Many responses (complaints, protests) are part of processes outside of tourism
(gentrification, austerity etc.). Tourism is often used as a scapegoat. Some complaints
might be about nuisance in general, and tourism/Airbnb often is a scapegoat.

Concerning the structure of neighbourhoods and the feeling of still belonging to the city
citizens once knew, experts suggest a careful approach in stating that change in social
structure is necessarily caused by the presence of Airbnb. It remains important to identify
social structure change and once again putting it against the biggger social development at
the neighbourhood or destination. The approach on indicating the change in social structure
by measuring cultural background and especially the change of this seems too far fetched.
Nevertheless, a change in the size of the population can be an indicator of a certain negative
or positive trend suggesting change in the social structure of the neighbourhood. Again, it is
hard to determine if these changes are linkable to Airbnb or P2P accommaodation platforms.
Indicators concerning the number of listings, overnights spent and social structure change at
neighbourhoods are said to be repetitive from the basic indicators but should remain in the
social dimension, slightly improved, to indicate the burden on society.

Although table 11 below only shows three indicators in need of improvement this set of
indicators needs some kind of redoing. It is especially important to keep in mind the
scapegoat function of tourism and Airbnb in negative developments at destinations. From a
practicality point of view the feedback suggested reshaping the indicators in a more
measurable way. Complaints can be found via platforms and reviews but might never reach
the official institutions that can do something with these complaints. “I would only focus on
complaints officially filed” shows the way to go with this issue. The filed complaints are
more reliable for indicating the unsatisfactory ones among societies. In the matter of protests
official media channels might provide a reliable source of objective information as suggested
by the experts, “I would identify these in local media outlets (e.g., news articles)”. For both
complaints and protest, a more general approach is requested, merely indicating the total
amount of all types of complaints and from that point trying to analyse if these complaints
are caused by Airbnb directly or if they are part of the bigger ongoing developments as
mentioned before.

In addition, it is essential to keep in mind that some destinations might operate a well
functioning complaints system while others do not, so what does the number tell us.
Consistency of measurement should be equal through the model, “You need to choose which
scale you are working with and be consistent. Neighbourhoods are usually delineated by
official zoning policies which is the scale I would recommend”. So, it is essential to create
an equal time frame and the geographical division of neighbourhoods. The social indicators
dropped from nine to seven indicators in the adjusted model.

Table 11 shows the indicators values based on experts’ feedback gathered during the first
round to of the Delphi Method. All social indicators reached a consensus among experts,
being at least 50% suited for the model. On indicators 6, 7 and 8 half of the experts mentioned
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that the indicators need improvement, crossing the 50% barrier set, demanding direct
improvement of the indicator. Next to the values visible below adjustments and
improvements are necessary based on the rest of the qualitative data as described above.
After reshaping this set of indicators, the starting amount of nine indicators is reduced to
seven, combining some of the original indicators and adding a new one of the changes in
social structure. All values showed are the means of the values provided by the experts.

Table 11: Experts Feedback — Social indicators

Indicators Measurability | Usability Completeness | Consensus im’p\)lsg\(jefr(r)]gn t
1 0,88 0,88 0,86 0,87 0,13
2 0,88 0,88 0,86 0,87 0,13
3 0,88 0,88 0,86 0,87 0,13
4 0,88 0,75 0,57 0,73 0,38
5 1,00 0,63 0,57 0,73 0,25
6 0,63 0,63 0,57 0,61 0,63
7 0,75 0,63 0,57 0,65 0,50
8 0,63 0,50 0,57 0,57 0,50
9 0,88 0,75 0,86 0,83 0,25

Source: Derived via the Delphi Method.

4.1.4 Results environmental indicators

The problem with measuring the environmental impact of Airbnb is that it can only be
determined compared to other accommodation types. The second issue is that in that case
the other accommodation type should be comparable to the Airbnb listing in size, features
and other technical characteristics. To truly tackle the environmental impact of Airbnb on
city destinations in general, both positive and negative, a separate study is necessary,
conducting a Life Cycle Analysis (hereinafter LCA):

My general feedback on these indicators is that you can only truly compare the
natural resource consumption of a given P2P with a traditional lodging option by
conducting a Life Cycle Analysis of the structures and then conducting a study to
measure a baseline for natural resource consumption within each structure.

During this LCA the accommodations of Airbnb should be divided by type based on set
characteristics. These types of accommodations should then be lined up next to comparable
accommodation units from originating from the traditional lodging industry. In this way the
environmental impact of Airbnb could be best indicated by setting a baseline of natural
resources consumption present in the created accommodation structure. Therefore, the
current set of indicators seem not suited to use as measurement tools for indicating the
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(negative) environmental impact of Airbnb on city destinations. As said before, it needs a
full study firstly, to create accommodation categories comparable to traditional
accommodations before being able to start thinking about the impact on natural resources.

Also, the way of approaching the data would create some problems as it becomes more
difficult to separate Airbnb listings from other accommodations as platforms start to cover
both, “In the last years many hotels started to list on Airbnb, also websites such as
booking.com are blurring the line between hotels and airbnb. I think this will be difficult to
indicate.” The environmental developments among comparable accommodations also
follows a very comparable path and therefore is less relevant to compare.

The idea that Airbnb has a more positive impact on the environment than the traditional
lodging industry created a consensus among the experts, “I agree that the environmental
indicators are more neutral than the others and they should have more positive impact than
negative on the environment.” This suggests a more superficially approaching to the
environmental impact than Airbnb might have on city destinations.

All together in this way it seems only possible to measure the impact of Airbnb on the
environment via an LCA. The most general indication remains the separation of listings
purely used for economic tourism purpose only and listings serving as address of primay
residence. According to the research it seems possible to indicate the contribution Airbnb
has on the increase in trips and in which way the company is promoting and developing
environmentally friendly initiatives and appliances. But also, this development is under the
influence of many external factors and can therefore not be completely connected to the
presence of Airbnb solely.

From a total of eight indicators the existing ones were adjusted based on the comments and
reduced to a new set of five indicators. Table 12 shows the indicators values based on
experts’ feedback gathered during the first round to of the Delphi method. The experts did
not reach a consensus on indicators 3, 5 and 8 based on measurability, usability and
completeness. These indicators were therefore either deleted or improved and combined with
other indicators. On indicators 2, 3, 4, 5 and 8 half of the experts agreed that the indicators
need improvement, crossing the 50% barrier set, demanding direct improvement of the
indicator. Next to the values visible below adjustments and improvements are necessary
based on the rest of the qualitative data as described above. All values showed are the means
of the values provided by the experts.
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Table 12: Experts Feedback — Environmental indicators

Indicators Measurability | Usability Completeness |Consensus imﬁﬁg\cllefr%n t
1 0,75 0,75 0,57 0,69 0,38
2 0,63 0,75 0,29 0,55 0,63
3 0,50 0,63 0,29 0,47 0,63
4 0,38 0,63 0,57 0,52 0,50
S 0,38 0,25 0,14 0,26 0,88
6 0,88 0,75 0,71 0,78 0,13
7 0,63 0,50 0,57 0,57 0,38
8 0,38 0,63 0,29 0,43 0,63

Source: Derived via the Delphi Method.

4.1.5 Results legal action indicators

According to the experts there is a major gap between the implementation of regulations and
the possiblility of enforcement. They state that the current tools, mostly the lack of them,
and the workforce needed to reach and control the Airbnb hosts is out of proportion and
creating an unbearable pressure on responsible institutions. The door-to-door control method
Is time consuming and intense but at this moment still seems to be the most used method at
this moment and therefore possible future methods of enforcing regulations on Airbnb and
other STR platforms should be taken into account and considered:

In general, | think that you might have a hard time actually demonstrating whether
or not regulations are enforced. Enforcement procedures are put in writing all the
time and often do not have as many resources as needed to actually follow through
with them. | would recommend restructuring this to look at the presence or lack
thereof of methods for enforcement.

The method and efficiency of enforcing existing regulations is also received as essential
when looking at the total number of regulations. This number is not indicating anything if it
is not taken into account how efficiently the enforcement has been done:

Why would you want to know the number of regulations? This says more about how
policy/regulations are formulated and can vary between different countries without
affecting how policy works out

Focusing on the effectiveness of enforcement might be a better way of indicating the impact
or influence of Airbnb at city destinations. Although the feedback on the individual
indicators was mostly positive some indicators were dropped and new ones, focused on
future possibilities, were added resulting in a decrease of three indicators from fifteen to
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twelve in the renewed version of the model. Table 13 shows the experts feedback gathered
during the first round to of the Delphi Method. All legal action indicators reached a
consensus among experts, being at least 50% suited for the model. Although the table shows
that none of the indicators needs improvement the structure of this dimension is slightly
changed based on the feedback. The two original indicators on taxation are combined into
one covering the whole topic, the same was done to the three indicators on consumer
protection. Mostly, this is because the number of regulations is less interesting than the
effectiveness of enforcing them as mentioned before. As well as these three new indicators
are added concerning future enforcement methods already present at destinations. These
enforcment methods are about self-regulation done by Airbnb, host-specific targeting while
enforcing and about the possible, modern, enforcement tools put in place at city destinations.
All values showed in the table are the means of the values provided by the experts.

Table 13: Experts Feedback — Legal action indicators

Indicators Measurability | Usability Completeness | Consensus im,p\)lsg\(je];%::nt
1 1,00 0,86 0,83 0,90 0,14
2 1,00 0,86 1,00 0,95 0,14
3 1,00 0,86 1,00 0,95 0,14
4 1,00 1,00 1,00 1,00 0,14
5 1,00 1,00 1,00 1,00 0,14
6 1,00 1,00 1,00 1,00 0,14
7 1,00 1,00 1,00 1,00 0,14
8 1,00 1,00 1,00 1,00 0,14
9 1,00 1,00 1,00 1,00 0,14
10 1,00 1,00 1,00 1,00 0,14
11 1,00 1,00 1,00 1,00 0,14
12 0,86 0,86 0,83 0,85 0,29
13 1,00 1,00 1,00 1,00 0,14
14 1,00 1,00 1,00 1,00 0,14
15 0,86 0,86 0,83 0,85 0,29

Source: Derived via the Delphi Method.

4.2 Second Round of Research

During the second round of feedback the experts were asked to provide a general opinion on
the improved version of the model. This resulted in a short list of positive comments
concerning the quality of the work done based on their feedback provided in the first round
of research. According to the experts the improved version, the second draft, most definitely
captures the major negative impacts, although staying on the surface of the problem. As they
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argue, Airbnb has a complicated, difficult to measure, influence on city destinations,
especially when approached on global level and not destination specific. There is a clear
consensus (5 out of 5 respondents, 100%) on the decision to decrease the number of
indicators from 55 to 40. They agree that it makes the model “more doable”, arguing that “it
was a great idea to reduce the number of indicator and focus on the important ones.” The
same unanimous consensus exists on that the second draft is of higher quality than the first
version provided.

Although the model has been received very positively, one of the experts stresses the need
of for consistency and the combination of all indicators while using the model. It is crucial
for this model not to look at the indicators on individual level but take all of them into
account and aim for trends and developments among them. This feedback is comparable to
the connection between social indicators and all other indicators mentioned before. When
approached individually most of the indicators show a useless piece of data but seen as a
whole the model aims to provides a tool indicating where the negative impact is connected
to Airbnb and where no connection is (directly) visible.

The difficulty of gathering the required data and measuring necessary parts of the indicators
remains a point of critique during the second round of feedback. For example, “change of
revenue, occupancy and average daily revenue per available room in percentage in
middle/low segment hotels will be difficult to measure” and “the same goes for the
difference in energy use, water and natural resources consumption, between categorised
Airbnb listings and comparable accommodation types”.

Also, consistency in scale of measuring, unit to measure and time frame were mentioned as
points of improvement on specific indicators. When measuring impact on a city destination
it seems more feasible to look at the whole P2P sector instead of just Airbnb as “Airbnb is
not the only contender in this marketplace.” This mostly goes for the basic indicators
measuring the performance of a city destination on certain data influenced by tourism
practices.

Some of the social indicators keep creating a difficult situation when it comes to
measurability. As Airbnb seems to influence the social structure of neighbourhoods by being
a possible reason driving up rent prices it is interesting to indicate the change in social
structure and try to discover a correlation between one another. The difficulty lies in the
possibility of measuring the change in the social or cultural structure of a neighbourhood.
This indicator is also connected to the extent that citizens feel like being part of society, and
most importantly keep feeling like this. To conclude the question asked by one of the experts
remains “how will you measure culture diversity?” Most probably the answer will be not,
unless it is not done by conducting a separate research on population development based on
factors such as income, education, cultural background and former place of residency.
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On the matter of measuring complaints in the social dimension of negative impact some
unclarity occurred concerning the institutions registering these complaints. Are complaints
registered by official governmental institutions (police, city hall, etc.) or “are complaints
found on the P2P platforms also relevant for the indication of social impacts”. It seems more
useful to only indicate official registered complaints, based on two arguments. First of all,
the measurability of complaints via official sources is easier, faster and more reliable.
Secondly, the complaints on the P2P accommaodation platforms are mostly about the host-
customer relationship and not that much about the disturbance Airbnb might create at city
destinations.

Based on the provided feedback received during the second round of research the second
draft of the model will be improved, transformed into the finalised version of the Model for
Measuring Airbnb’s Negative Impact.

4.3 Model for Measuring Airbnb’s Negative Impact

The result of this Master thesis is the final version of the Model for Measuring Airbnb’s
Negative Impact. This model is presented below divided by the dimensions used through
this whole thesis. As result of the research process it is clear that the model serves as an
indication of the negative impact Airbnb has on city destinations. To successfully read and
use this model, external factors have to be taken into account at all times.

4.3.1 Basic tourism performance

Firstly, the basic performance indicators of a tourism destination are essential to determine.
For this model the tourism arrivals, overnights spent, and the development of Airbnb listings
is interesting. A specific approach on pre- and post-Airbnb is essential determining the
impact of the company and the total impact of P2P accommodations. The impact of COVID-
19 on arrivals is added to create a complete overview of the current situation and the trend
of development before the global pandemic changed the market. Figure 8, shown on the next
page, presents the basic indicators of this model.
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Figure 8: Model Basic Indicators
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similar pre-COVID data for 2020 and 2021 separately

\

Development of tourism arrivals at the destination
indicating the peneral increase/decrease af tourism through
time indicating both data development before and since the
Sfounding of Airbnk

Development of tourism arrivals per capita in a selected,
touristic neighbourhood ai the selected destination since
2008 ar as far back in time as data provides

Development of overniphts spent at the destination
indicating the general increase/decrease of tourism
since 2008 or as far back in time as data provides

Development of overnights spent per capita in a selected,
towristic neighbourhood at the selected destination since
2008 or as far back in time as data provides

The growth development of the peer-to-peer indusiry (entire
houses, single rooms and shared rooms) registered via
afficiel institutions or external sources Iike AirDNA since
2008 or as far back in time ay data provides

Indicating the impact of the COVID-19 pandemic on the
number of arrivals and overnights spent combined,
measuring both international and domestic tourism. Thix
data should be measured separately for 2020 and 2021 to
show the presence of slow recovery or not

Source: own work.

4.3.2 Economic dimension

The economic indicators are showing a possible impact on housing market, multilistings,
money flow, tourism employment and impact on the middle/low hotel segment. Figure 9,
shown on the next page, presents the economic indicators of this model.
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Figure 9: Model Economic Indicators

rC|1uIIgE in property value in neighbourhoads on yearly A
base comparing the period IOE-2008 and 20408-present
+ compared o basic indicator 5 " Development ol Airbnb
lislings "™
J
- - - - )
Change in renl price for long-term rentals in
neighbourhaads on yearly base comparing the period
Z0H0-200% and 2008 -present
+ compared o basic indicator 5 " Development ol
\Airbnb listings” J
rcl.l:ll:lpilrillg the development of long-lerm renl
availability in neighbourhoods on vearly base
comparing the period 20400- 2008 and 200%-present
+ compared o basic indicator 5 "Development ol Airbnb
\Jistings" y
- ™
The total revenue made by hosts owning mone than wo
listing in € compared 1o tolal revenue made by Airbnb at
a cily destinalion
Y, >
r ™
Change ol employvment rale in the low/middle-sized
hotel sector compared o change in employment rate total
tourism industry on vearly base comparing the period
2000-2008 and ZO00E-present
X
- =
Substitulion rale between Airbob and middleflow
segmenl hotels trough increase/decrease patlerns ol bath
parties an yearly base measured by nights spent
\ F
'3 =
DilTerence belween the amount of Airbob listing during
high season/peak periods in lourism seasons and during
low season
\ 7
F B
Change of revenue per available room in percenlage in
middleflow segment hotlels on vearly base
. r
~
Change of occupancy rale in percentage in middleSlow
segment hotels on vearly base
. -
F e
Change ol average daily rale in percentage in middle/low
segment holels on vearly base
L A

Frake for this indicaror alwavs external developmenis infe

aecount affecting the howsing market

*
Increasing interest in real estate in greas popular among fourist drives
up the valiwe of the property in this area. Data collected via
nationalfregional dotabares

P . L
Increasing interest in real estate and short-term rental because of
tourism increaxe makes if more interesting for owner te switch to STR
instead of long-ferm rental, driving ap the prices of long-term reafal,
Data collected via nationalfregional datobaxes
Swidreh from lowg-rerm reetal (o TR becanse of econamical prafi? creares a &

shertage an the fong-rerm renral marker. Properry oweers lewd 1o change the
purpese frow lowg-teny reatal to STR for quick econamic galn. By comparing the
erewad of Inag-rerm rear avaifabiliny in the peried before Alrbeb was tnencked ro rhe
period gfter Alrbel was lngnched some comnection might show. Dada collecred vie
narionaifregdomal dalelases

Were Airbrl was inferded o provide citizens with the opporfurity fo
creaie revenne from underused assets, the platform is row often used by
multilistings for only cconomical purpese. The difference between total
revenie made by Airbrb ety and e reverue made by kests owning more
thar I listungsshows kew much morey eads wp of commerciel Airbnk hosis

The substitution of hotels by Airbrb is said to kove a neganve effect an the
emplovmend rate of towrism and masiy in the lew/middle-sized hotel sector.
By setting off the employment rate of middieflow segmend hotels o the
emplovmend rate of the dodal lourism indesiey i shows if these hotels are
following general develspments or is held back by the presence of Airbrb

Subrtitution rate of Airtnk for middlefdow segment hotels measured Iy
following the development of rights spert af middieflow segmend hotels
ard the amernt of nighls spenr al Airbrb listings sver lme

Airbrix listings have the freedom to remove ard odd themselves from the
website wherever they wani. The difference between the preseace of
Airbrir during high season and low searen show the year round presence
af the company and the comperitional power Airbrb fax during high
demand

Hotels perfermance in the low/middie-sized sector can be negatively
irfluenced by the presence of Airbrb while the platform does vet have to
follow equal restrictions. Revenue per available rosm can direciiy be
impacted, measered or yearly base

Hotels performance in the fow/middle-sized sector can be negatively
irfluenced by the presence of Airbab while the plaiform does vet have to
follow equal restrictions. Qceuparcy rate can be directly impacied,
measured on yearly bose

Hetels performance in the low/middie segmert can be negarively
irfluenced by the presence of Airbrb while the platform does vet have o
follow equal restrictions. Average deily rale car be directly impacted,
measured on yearly kase

Source: own work.
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4.3.3 Social dimension

The social indicators are in close connection to underlying developments in society and all
indicators possibly affected by Airbnb often have more or bigger reasons behind their
existence. Airbnb and tourism are often mentioned as scapegoats in the fight against bigger
social problems. The best way to indicate social impact caused by Airbnb is to look at the
total pressure of tourism on neighbourhoods, changing cultural dimensions in those
neighbourhoods and the visible protest against mass tourism and Airbnb, fairly or unfairly.
Figure 10 below presents the social indicators of this model.

Figure 10: Model Social Indicators

SOCIAL
INDICATORS

Number of peer-to-peer listing per capita of the
destination measured per neighbourhood trough time

' 3

. r

r
Number of overnights spent at an a peer-to-peer
accommodation per capita of the destination
measured per neighbourhood trough time

Change in amount of Airbnb listings in
neighbourhoods at the selected city destination

7
Change in amount of population in neighbourhoods
based on the difference between new inhabitants and
leaving inhabitants

r
Development of the social structure in
neighbourhoods based on various factors compared to
excisting populations

Amount of officially registered complaints on
negative influence of peer-to-peer platforms and
mass tourism

\

=
Amount of protests against mass tourism. Airbnb or
peer-to-peer accommodation sector mentioned by
news channels
\. v

Source: own work.
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Measuring the burden on sociefy trough the number of peer-
to-peer listings per capite of a destination measured per
neighbourhood trough time provides a measurable indicaror

To specifically measare the burden on society the number
af overnights spent al a peer-to-peer accommeodation per
capita of a destination measured per neighbourhood
trowgh time provides a measurable indicator

To measure the development of the burden on local
societfes the increasefdecrease of Airbnh presence
provides o social indicaror

Increasing rent prices and over used public services drive
out local inhabitants and change the character of
neighbourhoods

Increazing rent prices and over wsed public services drive out local
inhabitants and change the social character of neighbourioods
trowgh gentrification, neighbourhoods change chavacter because of
affordabilitv. Various facters to show the changing secial structure
of neighbourhoods can be income, education, culfural background,
farmer place of residency, etc.

Complainis towards the over use af public spaces, public
transpartation and services, the presence of accommodation
listings, noise, pollution and damage complainis and complainis
concerning nse of public areas in privaie properties such as
staircases eie. Measured by complaints registered af official
insritueions such as local police ar other governmental services.

Organired protesis againgt the presence of masy fourism,
Airbnb or peer-to-peer accommodation sector picked up by
the news channels indicate how andesirable peer-to-peer
accommodation providers like Airbnb are in the eves of the
local popalationfprotesters
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4.3.4 Environmental dimension

As it proves to be almost impossible to measure environmental impact without comparing
Airbnb to a similar type of accommodation the indicators below remain on a superficial
level. A Life Cycle Analysis will be the most suitable way to indicate the environmental
impact of Airbnb. Next to that the indicators will focus more on the level of consciousness
of Airbnb and its hosts through initiatives. Figure 11 below presents the environmental

indicators of this model.

Figure 11: Model Environmental Indicators

ENVIRONMENTAL
INDICATORS

-

Percentage of Airbnb listings used for commercial
tourism purpose only

\.

i

The difference in energy use between categorised

Airbnb listings and comparable accommodation
types

\

’
The difference in water consumption between
categorised Airbnb listings and comparable
accommodation types

\

r

The total difference in consumption of natural
resources between Airbnb listings and other
accommodation types conducted trough a LCA
\

7

Environmental consciousness of Airbnb and hosts

level

N

measured trough initiatives on company and property

4.3.5 Legal actions

All emission, pollution and usage of naiural resources from properties wsed for
commercial rourism purpose only (no residency purpose | negatively influence the
enviromment with ne other aim than economical gain. If used as residency for local
inhabitants this properiy would alse use natwral resources but for purpose of living
rather than leisure. This indicator merely shows the percentage of Nirings where all
envirormental impact is tourism relared.

Airbnb is said to be substituting the traditional accommodation sector.
Comparing energy use by eategory of Airbnb listing (entive house,
apartment, studio, etc.) based on a Life Cvele Analysis provides an insight
in environmental friendly competitiveness between Airbnb and the
traditional accommaodation industey

Airbab is said to be substituting the traditional accommodation sector.
Comparing water consumption by category of Airbnb listing {entire house,
apartment, studio, etc.) based on a Life Cvele Analysis provides an insight
in environmenial friendly competitiveness between Airbnb and the
traditional accommaodation industey

Airbab is said to be substituting the traditional accommaodation sector.
Comparing the total consumption of all natural resonrces by caregery of
Afrbnb listing (entire house, apartment, studio, ete.) based on a Life Cyele
Analysis provides an fngight in environmental friendly competitiveness
berween Airbnb and the fradisional accommodation industry

Airbnb iz following the global trends on sustainabilirty and promoting its hosis o be
as environmental friendly as possible, so it seems. This indicator shows the
contribution Airtmb and it hosts have to this global trend by looking at initiatives
and campaigns promoting @ sustainable accomodation environment. From Airbab
point of view this results in campaigns and promotions done towards guesis and
fosts and from host point of view sustainable appliances are a measurement ool on
their contribuiion to the cause.

Source: own work.

The biggest challenge for destinations remains the problem between implementation and
enforcement of legistlation. Limited available data on Airbnb listings and the high intensity
of enforcing these regulations, often by door-by-door labour, are holding back effective
control. The future seems to be building in self-regulatory deals with Airbnb and direct
punishment of individual hosts, most effectively in the form of high fines. Figure 12 shows

this set of legal action indicators.
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Figure 12: Model Legal Actions

LEGAL ACTIONS
INDICATORS

GENERAL LEGAL ACTIONS
( A
Deseripition of existing regulations towards peer-to-
peer accommaodation providers and/or Airbnb

\ J
TAXATION
r A

Description of regulation taken towards taxing Airbnb
hosts and Airbnb in general and/or peer-to-peer

accommodation providers in general
“

RESIDENT PROTECTION

F A

Description of regulations limitating in maximum
amount of rental days

\.

,

Description of regulations concerning a limitation on
visitor capacity per listing

\. .
~

-

Description of regulations to determine the purpose
and use of property

e
.

r
Deseription of regulations concerning the division
between private use and commercial use of address of

residency
.

d N

Description of regulations defining maximum amount
of properties per owner

. J
’

Description of regulations prohibiting presence of
Airbnb in certain areas

. 7
CONSUMER PROTECTION
y A

Description of existing regulations on consumer
protection

. J

FUTUROUS REGULATION METHODS

r N
Description of self-regulating agreements with Airbnb

LN J
f N

Description of regulations targeting individual hosts

\ 7
r

Description enforcement tools used to indicate the presence
of Airbnb

. o

Total amount of regulations in the categories laissez-faire,

specific regulations or a full ban of Airbab

Regulations considering taxation towards Airbnb hosts,
Airbnb in general andior peer-to-peer accommodation
providers in general opposed and enforced by the {local)
government of the city destination

Regulations on the maximum amount of annual rental days
for defined per tvpe of accommodation (entire house,
apartment, floor, studio erc.)

Regulations concerning the maximum amount of visitors per
Airbub listing present at the same time, as attemp! to lower
number of arrivals and burden on society

Regulations stating the purpose of properties and
preventing properties build as housing for citizens to be
transformed into STR holiday accommodations

Regularions deciding on surfaces of primary addresses of
residence should be divided between living and STR and
regulations on minimam presence of owner on adress of
residency

All regulations preventing owners fo have large amount of
Airbnb properties under their name, known as multilistings

Concerning regulations prohibiting the presence of Atrbnb
listings in certain areas or neighbourhoods

Regulations concerning the obligation of hosts to register
their listing{s) ar the responsible governmental instilutions
and any form of safery regulations or restrictions on Airbnb
hosts and properties

Regulations allowing Airbnk to collect and pay rax from
their hosts in order of the {local) government and the
removal of illegal listings from their websire

Regulations targeting the individual hosts instead of Airbnb
as o company, trough fines and bans on illegal listing,
exceeding maximum amount of days, renting our entire
fionses etc.

The description and presence of tools 1o map the presence
of Airbnb listings trough either governmental platforms or
hired private sources such ay AirDNA

Source: own work.



5 DISCUSSION

The purpose of this research was to identify the factors of negative impact Airbnb has on
city destinations and to create a model helping to identify and measure these negative
impacts. In this chapter the main findings are presented. These findings originate from the
result section, coming from both the process of reshaping the model and the final version of
the model. In this chapter the findings will be compared and linked to the theories presented
during the literature review. The end of the chapter discusses the limitations of this research
and recommendations concerning future research and expansion of the model. The
discussion will give a detailed answer to the main question of this Master thesis:

How are global city destinations affected by negative economic, social, and environmental
impact and legal actions caused by Airbnb?

As for dimension the main findings will be presented and placed in the perspective of the
theories presented during the literature review. The “three pillars” theory, used to identify
the dimensions of impact, provided a clear and well received structure during this research.
The experts unanimously agreed on the correctness of the dimensions presented by Purvis,
Mao and Robinson (2019).

The main findings on the basic indicators are of a general nature because this set of indicators
is used as a starting point, indicating the performance of touristic destinations. The basic
indicators were narrowed down to the number of arrivals, overnights spent, and the number
of listings present. Additionally, to these indicators the importance of measuring per capita
per specific area was pointed out. Via this method a more specific result will be found
providing more reliable data on the pressure coming from arrivals, overnights and listings at
certain geographical areas. Also, the scope of development of P2P listings should be
approached on the whole P2P market and not only for Airbnb, because the experienced
impact is caused by all players on the market offering comparable services. There has been
the need to adjust the KPIs presented by the UNWTO. The approach of the UNWTO on
arrivals and overnights at destinations is limited as domestic tourism is mostly left out in
their calculations (‘Global and regional tourism performance | UNWTO’, 2020). The final
model is presenting data on all arrivals, not only international and therefore presenting the
total performance on arrivals and overnight spent. The accommodation performance tool
presented by the UNWTO was also partly suited for this research as there was the need to
divide the performance of accommodations per capita and per neighbourhood of the
destination (‘Accommodation — Demand and Capacity | UNWTO?’, 2020). This leads on to
focus more on the burden per neighbourhood and not generalise results because of the
quantity of the population and the narrow focus of tourism activity.

The research shows that the negative impact of Airbnb on the housing market can be
measured via the development of property value in neighbourhoods and via the development
of rental prices and availability of long-term accommodations. It is essential while indicating
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these developments to compare the data found in the period before the founding of Airbnb
(2008) and the period after the founding of the company up till now. Experts state the
importance of placing these developments in the situation a destination is in at the moment
of measuring. Property prices and availability of rental accommodations are constantly under
influence of a wide selection of factors. It is essential to consider the impact of a real estate
crisis, increasing popularity of neighbourhoods and cities or that instead of P2P platforms
traditional lodging developed. So, the main result of the set indicators is that Airbnb’s
negative impact on the housing market can partly be indicated in this way but a detailed
analysis of the development of the specific indicator placing it in the right timeframe and
situation is crucial. These findings support the theory presented by Edelman and Geradin
(2015, p. 313) that the presence of P2P accommodations increases the rental prices and
availability of long-term accommodations and increases the property prices as estate owners
switch from long-term rental to STR. Although much of the literature suggests a direct
connection between the presence of P2P accommodations and the changing character of
neighbourhoods this research experienced trouble showing a direct connection. As example,
Hinsliff (2020) mentions that locals in Barcelona can not afford to even rent there anymore
it is hard to show the direct reason for this is a P2P platform like Airbnb. Therefore, it seems
more fitting to add some nuance to the findings and to place the certain negative impact of
Airbnb on the housing market in the right context considering all factors and developments
on the housing market, destination specific. It is also questionable if increasing property
value is necessarily a bad development. The experts argue that this development could also
be positive as it helps a neighbourhood grow and Yeager, Boley, Woosnam, and Green
(2019, p. 969) acknowledge this point of view. They make the side note that once the
beneficial character of development changes into more burdens than benefits the presence
of P2P platforms is negative once again. The findings in this research confirming this theory
are of a more social character, indicating the change in social structure of neighbourhoods
but also focussing on the money flow as discussed below.

In the attempt to indicate the money flow coming from Airbnb it is possible to do so through
the number of listings owned by hosts that are solely using Airbnb for commercial
exploitation. This can only be done if there is a clear division between commercial listings
and personal listings. The best way to differentiate is by separating hosts with three listings
or more from ones with one or two listings. The idea behind this is that hosts could rent out
their primer address of residency and for example their private holiday house, in this way
justifying the one or two listings per host. Any host with more listings than the two
mentioned will in this way be qualified as a commercial host and it will be taken into account
by indicating the money flow disappearing through the purely economic exploitation of the
sharing economy idea that Airbnb is part of. Oskam and Boswijk (2016) have strongly
pointed out the importance of this development and therefore this indicator and Cheng
(2016) directly links the presence of these multilistings to the wrong division of benefits
between commercial hosts and the local community. The literature nevertheless approaches
this problem very theoretically while in practice a specification was needed to be able to
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successfully separate commercial hosts, owning multiple listings for economical gain, from
the local citizen renting out the address of residency and for example a holiday house in the
countryside.

Airbnb’s impact on tourism employment creates a more complicated situation. First of all,
Airbnb is believed to have increased the total amount of employment in the tourism industry,
as more tourists often mean more work. Nevertheless, experts agree on the possible exchange
of tourism employment leaving the middle/low hotel sector disappearing into less
measurable fields of tourism. The impact Airbnb has had on the hotel employment rate,
classified as middle/low segment hotels can be indicated and provides an insight into the
change of the employment structure of a destination. Comparing the general development of
the employment in tourism to the one in the middle/low hotel sector indicates the
disappearance of work in the hotel sector due to the presence of Airbnb listings. Fang, Ye
and Law (2016, p. 265) already pointed out that the substitution of hotels in the middle/low
segment by Airbnb is not necessarily causing job losses in the tourism industry. This research
confirms this and offers destinations the tool to measure the development of tourism
employment in general and the employment at middle/low hotels to indicate the difference
of development and possible correlation between the presence of P2P accommodations and
job loss in that specific sector. The theory suggests that there is no connection and although
experts agreed on this, they still point out the importance of proving this lack of connection.
Therefore, the indicator on measuring the development of tourism employment is still
present in the model, creating a complete picture of development on this matter.

The last part of negative economic impacts is concerning the remaining accommodation
industry and, specifically the middle/low segment hotel industry. Airbnb is influencing the
general hotel performance and how this has developed through time, especially since the
existence of P2P accommodation platforms. The development of the average daily rate,
revenue per available room and occupancy rate are basic indicators measuring hotel
performance over time. These basic hotel performance indicators are creating an insight into
the development of the middle/low hotel sector. The way to set the indicators on hotel
performance are completely based on the literature provided by Dogru, Mody, and Suess
(2019, p.28) and Zervas, Proserpio, and Byers (2017, p. 697) and is confirmed to be adequate
by the selection of experts during this research. The question is what the change of hotel
performance tells us. As Neeser (2015) states that in Scandinavian countries no connection
is visible which could show that Scandinavian hotels found a way to successfully compete
with the disruptive force by of which Airbnb scoops the market. Although this research
shows how to measure the impact on hotel performance by the presence of P2P
accommodations such as Airbnb, no positive nor negative value can be put on the change in
performance.

This sector is believed to be substituted by the Airbnb listings at the destination. The results
show that this substitution can be measured by following both the change in number of nights
spent at middle/low class hotels and the change in number of nights spent at Airbnb listings
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over the same period of time by comparing those to each other. The theory agrees on this
substitution and based on the findings from research done by Guttentag and Smith (2017)
and Nowak et al. (2015) among tourists using Airbnb as substitution for a hotel. Wachsmuth
and Weisler (2018, p. 1169) mention the unfair competition between the traditional
accommodation industry and Airbnb. During this research the difficulty of measuring this
unfair competition is shown as the experts only agreed on the impact of Airbnb on the profit
of hotels based on seasonality. The possibility for Airbnb hosts to activate their listing during
peak moments in accommodation demand scrapes away a part of the income of the
accommodation sector without meeting the same regulations on safety and tax duty.
Nevertheless, this research shows it is hardly impossible to show this unfairness more
successfully. How this unfair meeting of regulations is in reality can be measured via the
legal action indicators on tax regulations and consumer protection.

The limitation about these findings is that the substitution between the traditional
accommodation sector and Airbnb is not necessarily a bad development. A new alternative
next to hotels, bed and breakfasts or other types of lodging creates a new challenge and need
for competitive advantage. Also, the literature suggests that some disruptive competition
might be a good stimulation for the traditional hotel sector to keep improving (Rifkin, 2001).
Another limitation is that because of the global approach of this research external
developments, on destination level, were left out of consideration. This is now seen as a
limitation for implementation of this model.

The main findings on the social dimension is that, although hard to measure, the change of
social structure, the unhappiness of citizens on Airbnb and tourism in general and the
pressure on society caused by the presence of P2P platforms are the type of indicators suiting
this dimension best. The pressure on society can best be measured per capita while making
a distinction per neighbourhood. It is important to measure per neighbourhood as some
neighbourhoods might experience a much higher burden than others, if the unit of
measurement would be the whole city destination the true pressure certain neighbourhoods
experience might seem lower than it is in reality. In the literature Adamiak (2018, p. 70)
show the severity at coastal destinations but most importantly confirms this finding based
on past research. Nevertheless, he talks about the pressure per inhabitants but fails to make
the division per neighbourhood, as adviced by the experts during this research. It would be
a mistake to only take Airbnb listings into account when indicating negative impacts on the
social dimension. The whole P2P market has its impact and should therefore be measured.
The burden on society caused by P2P accommodation platforms can be measured through
the development of the total amount of listing per capita per neighbourhood in time. Next to
that the development of overnights spent at P2P listings per capita per neighbourhood show
the actual use of the present listings. These indicators are close to the ones described in the
basic indicator section but are essential to show the change in pressure set on society. To
refocus on the impact of Airbnb also the development of Airbnb listings through time might
show the increasing pressure caused by Airbnb. The presence and pressure of listings on the
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society also influences the quality of the living and natural environment mentioned by the
EU (Eurostat Statistics Explained, n.d.). The experienced burden on the surroundings and
facilities directly impacts one’s perspective towards the quality of the living environment.
Although other authors approach this dimension of the QoL based on environmental
resources the interpretation of the EU is aligned with the findings of this Master thesis, as
confirmed by the experts.

Society is supposed to be in constant development and undergoes a constant change caused
by a long list of external factors. The results indicate that P2P platforms are contributing to
these constant developments, although it is hard to truly prove this. An easy measurable
indicator is the change in the amount of population in neighbourhoods. A strong decrease
might suggests that citizens move out. Especially when this development is aligned with the
increasing presence of P2P listings and the increasing property prices and rent prices this
suggest a certain correlation. To take a step further in this reasoning the research finds,
supported by the experts, that the increasing presence of P2P listings might create a change
in the social structure of neighbourhoods. A change in the background of inhabitants, level
of education, income or cultural background. The found literature only mentions a little the
connection between the negative impacts and the effect they have on the structure of society.
Lees, Slater, and Wyly (2007) point out that Airbnb can directly contribute to the
gentrification of neighbourhoods and the moving away of local citizens. Hinsliff (2020)
provides an example of locals not being able to buy and sometimes not even rent an
accommodation anymore in the city they were born in. The experts agreed on the reasoning
that the changing housing market influences the social structure of a neighbourhood.
Although they strongly request approaching with caution the changing social structure, there
is logically an impact on the social dimension as many external factors may be of bigger
impact than Airbnb and P2P platforms in general. On the QoL this possible development is
connected to both material well-being as the feeling of being part of one’s community.
Changes in social structures are decreasing this feeling of being part of one’s community.

The limitation on this approach and the aligned indicators is that many other factors might
have a bigger influence on the change of the social structure at a city destination
neighbourhood. So, some connection or correlation might be visible but this could also be a
causality. To tackle this limitation a more detailed approach to the development of the social
structure is necessary, keeping in mind all types of developments including the increasing
presence of P2P platform accommodations.

The best method to indicate unhappiness and dissatisfaction among local citizens towards
P2P platforms is by showing the way of complaining and the amount or resistance that occurs
at city destinations, and this is what the experts agreed on. The most reliable way to do so is
by only measuring the complaints officially filed at trustworthy institutions. Although the
web provides an unlimited source of information, especially through review platforms, for
the matter of validity and reliability official sources provide the most consistent way of
measuring. The type of complaints can best be approached generally, not categorising the
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complaints by topic. This could provide an unwanted challenge in categorising while trying
to indicate the negative impact. In the matter of protests against tourism, P2P platforms and
Airbnb the (local) media might provide the best source of information as these protests are
not necessarily always registered officially. The literature mostly provides insight into the
existence and topic of the protests and less about how to categorise and measure them. As
Ciccarelli (2020) did mention the growing protest against cities turning into theme parks,
decreasing the liveability of destinations. The complaints and following protest directly link
with the QoL dimension of feeling part of one’s local community, or better said showing the
lack or disappearance of this feeling. Although the literature suggests that protests are more
a sign of unhappiness in general than directly linked to a decreasing feeling of being part of
one’s local community. Although the theories of the EU and Rahman, Mittelhammer and
Wandschneider do not mention the number of protests or complaints as being directly
connected to the QoL they do result from clear unhappiness. Unhappiness about the
development of, for example, the housing market as mentioned by Edelman and Geradin
(2015, p. 313) and the burden on public facilities as mentioned by Oskam (2019).

The limitation in this part of the model is the threat of directing negative social developments
to the influence of tourism and Airbnb while in reality these developments occur from all
kinds of reasons. Colomb and Novy (2018b) already pointed out the fact that problems
around P2P platforms are often part of a bigger development. This was confirmed and
eleborated by the experts during this research. In these situations, tourism and companies
such as Airbnb are an easy scapegoat and receive all the blame that they are not responsible
for at all or not completely. The only way to prevent this wrong addressing of negative
factors is to analyse the social structure and developments at a city destination when
indicating Airbnb’s contribution to these negative developments.

The results suggest that Airbnb provides a more sustainable alternative to the traditional
lodging industry. Experts agree on the fact the the core idea of P2P platforms is of a more
sustainable nature indeed. Some difficulty was found on indicating the environmental impact
of Airbnb on city destinations during this research. So, the main finding is that a detailed
LCA is necessary to be able to indicate the impact of Airbnb on the environmental
dimension. This LCA is in need of a baseline of natural resource consumption and a division
of categories of accommodation. These accommodation categories provide the opportunity
to compare similar Airbnb listings with other accommodation with the same characteristics,
being therefore comparable in use of natural resources meeting the request for nuance done
by Basti¢ and Goj¢i¢ (2012, p. 1018) in the literature review. Therefore, the result of this
study and model is a small introduction to this topic. Indicating the difference in energy use
and water consumption between Airbnb listings and other accommodation types based on
comparable accommodation categories indicates some of the difference in impact. The all-
conclusive indicator on the use of natural resources is based on the comparison of the total
use of natural resources based on an LCA. This indicator is the basis of the suggestion to
conduct a separate future research aiming to create a measurable model based on an LCA.

60



Gordo, De Rivera and Cassidy (2020) mentioned the need for comparison before but failed
to point out the importance an LCA to be able to compare. Therefore, the fields of impact
found and mentioned by Dolnic¢ar, Juvan and Hajibaba (2017, p. 267), purpose of property
and size, and the environmentally friendly initiatives, have provided a good starting point
but are still in need of the right perspective from the LCA.

Another, more simple finding in the environmental dimension is based on the purpose of the
property. The use of natural resources of listing solely used for economic exploitation can
be categorised as direct negative impact. The theory of Dolni¢ar, Juvan and Hajibaba is very
extensive on this topic but in practice it is valued as too complicated to measure the change
in property purpose due to lack of registration of listings. For known properties this approach
would be possible, especially separating them between commercial listings and non-
commercial listings. The natural resources used at the commercial properties are solely
meant for touristic purpose. If listings are a primer address of residency the use of resources
is mostly for the owners normally living at the property and therefore less culpable on
tourism exploitation. This indicator provides a starting point for indicating the use of natural
resources purely for touristic purpose. An important finding during this research is that much
of the theory on the impact of P2P accommodations on a destination is either not provable
or not measurable without conducting a detailed LCA. The impact based on property size,
user quantity or number of extra facilities can only be measured through this LCA and
comparable categories of accommodation. On the other hand, theories by Skjelvik,
Erlandsen and Haavardsholm (2017, p.9) on the decrease in building hotels at destination
because of Airbnb presence or the increasing number of trips per person because of cheaper
accommodation are found to be to hard to prove. Therefore, these possible impacts are
perceived as not being useful and reliable enough for this model.

The last result concerning the environmental dimension is that it seems interesting to indicate
in which way Airbnb is following the global trends of sustainability and how they stimulate
both consumers and hosts in limiting their environmental impact as much as possible. Airbnb
says to take responsibility according to the Clean Tech Group (2014). According Gordo, De
Rivera and Cassidy (2020) Airbnb is fitting in the idea of sharing the burden on resources,
mostly when it comes to the environment. By indicating the number of initiatives, campaigns
and programs the company launches focused both on their own way of conducting business
and focused on their hosts it becomes clear how Airbnb follows the global development.
This is so especially if put in perspective on the global trends in the accommodation sector.
The experts advised to keep this indicator superficial because the trend of more sustainable
practice is very common in the lodging industry and therefore no big differences are found,
which are useful to point out.

The environmental dimension in this research has experienced a lot of limitations because
of difficulty of measurement. Many possible indicators, derived from theory, are impossible
to measure and therefore too far fetched. For the measurable indicators is at the same time
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more extensive research is needed on the LCA with categorising of comparable
accommodation types.

The main finding on the possibility and existence of legal actions is the gap between
implementation and regulation. This gap is one of the main findings and was mentioned by
the experts during this research. Destinations worldwide struggle with successfully
enforcing and controlling the implemented regulations. At the same time destinations seem
to constantly add new legislation to the already non-functioning system in the attempt to
regulate STR and sharing platforms. The experts do confirm that the fields of regulations do
cover the main possible regulations that destinations put in place in their attempt to regulate
P2P platforms. And the exploratory function of this dimension is in their opinion fitting the
set of indicators. The result is that the existing regulations can be indicated by focusing on
taxation law, consumer protection and resident protection. By comparing the existing
regulations to these fields of law and to other destinations dealing with the same issues policy
makers can decide where there are still possibilities for their destination for new types of
regulations. The literature has the same approach to this dimension as impact is not really
possible to indicate. Indicating the existence of possible regulations is what is suggested by
Nieuwland (2017) and Lines (2015) with their three categories of action: laissez-faire, full
ban and specific regulations. As both literature and the model are of exploratory nature not
many disagreements or differences between literature and findings occur in this part of the
research. Examples of regulations protecting residents described by Bort (2014) and Oskam
(2019) show destination specific regulations. Those regulations are implemented at that
destination for a reason and this research did show that existing regulations worldwide
mostly function as best-practices for other destinations than as a way of measuring any
impact caused by Airbnb.

Another finding is that the number of regulations is not telling us anything about the success
destinations have in regulating Airbnb and other P2P platforms. The key here lies in the
success of enforcement. To indicate this success a decrease in, for example, listings is not
necessarily the way of measuring, also because many listings are not officially registered.
The presence of the regulation types of the future gives a better view on how successful
destinations are in regulating P2P platforms. Self-regulatory agreements between Airbnb
and local governments seem to be the most successful as are regulations directly targeting
individual hosts. These types of regulations are, as all others, again relying on a successful
way of indicating where to find the P2P listings. Any initiative concerning recovering this
type of data indicates the type of actions governments take in the attempt to regulate P2P
platforms such as Airbnb. Woolf (2017) raises questions if self-regulatory is a preferred
option, Airbnb remains in control and can basically do whatever it wants. Nevertheless,
Leshinsky and Schatz (2018) argue that it might be the only way to successfully implement
any type of regulation in the future, together with directly targeting hosts and charging high
fines to set an example.
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One of the main findings of this research is that although literature contains a lot about the
impact P2P platforms have on destinations and what kind of developments, they stimulate
the way of truly measuring those impacts is left out. During this research the aim was to find
a way to measure the negative impacts but the main issues in this is the presence of many
external influences, as mentioned before. But another issue is the access to reliable data.
Airbnb does not provide much insight in their data on the amount and location of listings,
host specific information and revenue made. The only way to gain access to useful data while
measuring the negative impact of Airbnb is through services such as AirDNA, constantly
updating their knowledge on the presence and performance of P2P accommodations at city
destinations worldwide. This is more or less the only option for future policy makers and
researchers to get to the necessary data as long as Airbnb keeps the doors shut.

After conducting this research, it became clear that although there are many thoughts,
hunches and theories on what kind of impact Airbnb and peer-to-peer platforms can have on
destinations there is no consensus and few measurable impacts existing. This already became
clear in the literature review but also after both rounds of the Delphi method. Feedback on
indicators was both positive and negative confirming the lack of consensus on measurability
of factors and existence of correlation between certain developments and the role Airbnb
might play in these developments. In particular the attempt to create indicators on specific
and detailed topics of influence was not successful. The author of this research is partly
satisfied with this conclusion as it confirms the difficulty of creating a well proven model
for measuring the negative impact of Airbnb. The practical implementation of the Model for
Measuring Airbnb’s Negative Impact is thus more of an exploratory nature. It provides a
tool and a starting point for policy makers to map the possible negative impact on all
dimensions at their destination. For future research the model, and this Master thesis can be
of use as a literature source and starting point for further expansion of this model and any
indication of the impact of P2P accommodation platforms from global and destination
perspective.

To improve the model, there is a need for more extensive research taking into account all
factors of society, economy and environment. It would be interesting and useful for
researchers with more expertise on the various fields of impact to expand this model and
attempt to distinguish the impact of Airbnb and peer-to-peer platforms from the underlying
developments of society. During this Master thesis, the author has experienced a lack of
expertise on all individual aspects. Therefore, the result is a collection of the most logical
and present indicators found in literature, confirmed, shaped and improved by the opinion
of various experts.

The idea of creating a benchmark model has changed into creating a more general model
indicating the areas Airbnb has a potential negative impact on. Proving direct correlation
between negative developments at a destination and the presence of Airbnb is problematic
because of all external factors influencing the same developments. It has also become clear
that creating an all covering model taking all external factors into account is too much of a
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challenge in the available timeframe this research will be done in. The feedback of experts
on the structure of the model was diverse. Some experts suggested creating a framework
connecting related indicators to each other and to give them value in an attempt to be able to
quantify the negative impact of Airbnb. Other experts agreed with the current structure and
had preference over the individual approach per indicator, stating that because of the
influence of external factors each indicator should be approached with care and placed in its
own context.

The result limitations per dimension have already been mentioned while discussing the main
findings of the dimension. A general limitation of this research is the generality of the results.
As also mentioned under some of the dimensions, the impacts measurable from this research
are of a general nature because of the complexity of the topic. The indicators of the
economic-, social-, and environmental dimension are only of use if placed in the wider
context of a destination. Therefore, no correlation is shown between any of the indicators in
this research and whether it will be destination and external factor depending if the found
impacts are present at the selected destination. Also there remains a question if those impacts
are in that case caused by Airbnb or are the result of different developments at the
destination. Therefore, it can be said that the scope of this research was too big to truly
specify the detailed negative impact of Airbnb on city destinations. Nevertheless, this
research directly contributes to the existing knowledge on the (negative) impact of P2P
accommodation platforms on city destinations. It shows the complexity of the topic and
provides a clear starting point for the Airbnb performance at destinations and any judicial
possibilities. Next to that it both agrees and disagrees with the existing literature and
therefore adds caution to the approach on the impact of P2P accommodation platforms.
Although a destination specific tool seems more appropriate and useful for measuring the
negative impact this research contributes to the knowledge on the presence of impacts that
are not destination specific and occur on global level at destinations spread over the world.
It is beyond the scope of this research to address each dimension of impact on a detailed
level and therefore it leaves out the severe existence of external factors, decreasing the
possibility to show correlation between the presence of Airbnb and visible negative
developments.

One of the practical limitations of the model is that it is not quantified and therefore is not
suited to use for comparison between destinations. To be able to quantify this model it should
be approached on destination level. On this level connection between indicators can be better
identified and fitted into the economic, social and environmental structure of the destination.
Another limitation, one often occurring when dealing with the impact of P2P platforms, is
the presence of causality over correlation as they are such a big part of all types of economic,
social and environmental systems.

The practical implementation of this Master thesis calls for two types of future actions
following the results of this research. First of all, the Model for Measuring Airbnb’s Negative
Impact can be used by future research, policy makers and anybody interested in the impact

64



P2P accommodation platforms can have on city destinations as a starting point for research,
policy making or as a research article.

The second type of future actions recommended based on this research is the call for further
research. On the economic-, social-, and environmental dimensions further, detailed research
is necessary to indicate a closer connection between the possible negative impact of Airbnb
and the existing developments at a city destination. For both the economic-, and social
dimension detailed research should be done placing the negative impact of P2P
accommodation platforms in the right environment. With the environment is meant all
influencing factors on the selected destination, so each destination should be analysed
individually. For example, the development of the housing market (economic dimension) is
impacted by the increasing presence of Airbnb but a full picture of the development of the
housing market includes all external impact. For the social dimension all influences of the
social structure of destinations should be investigated in combination with the current social
structure.

In the environmental dimension of this model, there should in future be expanded research
by adding an LCA based on categories of comparable accommodation types between Airbnb
listings and the rest of the accommodation sector. This research could be of a general
approach making it suitable for multiple destinations. Such an approach seems suitable for
this type of future research because the use of natural sources seems not to be destination
specific.

Another recommendation to directly improve this model is via further research into a model
suitable to measure the performance of a destination. By quantifying this model and adding
value to the indicators it will become a tool with a benchmark purpose. To do this work
further research should identify internal connections between the indicators.

The last recommendation for future research is to transform this model into a destination
specific one, capturing local developments and trends. In that way the model would be more
suitable for the specific destination, based on the local structure, providing a useful tool for
policy making.

CONCLUSION

The aim of this Master thesis was to show how Airbnb negatively impacts city destinations
worldwide. Based on the literature research and qualitative research done it can be concluded
that this question has a wide and complex answer. The negative impact should first of all be
categorised among the three main dimensions, based on the “three pillars” model: economic,
social and environmental. Considering the reaction on the negative impact also legal actions
have shown to be essential to indicate. To start the analysis of negative impacts the basic
performance of a destination has to be shown through the arrivals, overnights spent and the
development of listings over time. In the current timeframe the impact of the COVID-19
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pandemic is an additional performance indicator. The basic performance is the basis for
further indication of negative impacts and all results should be put into the perspective of
the basic indicators.

In the economic dimension Airbnb has a negative impact on the development of the housing
market based on increasing property prices, decrease in availability of long-term rental
accommodations and a price increase in their rent. As suggested the employment rate in
tourism is more positively impacted by Airbnb than negatively but a shift from the
employment rate in the middle/low hotel segment towards the general tourism employment
is to be expected. The impact of Airbnb on the hotel sector should be indicated by measuring
hotel performance and setting it off against the change in number of P2P listings. Airbnb
does negatively influence the performance of hotels in the middle/low segment, but this is
not necessarily a bad development as it might create a more competitive market. In the social
dimension Airbnb negatively influences the feeling of connection between citizens and their
city. In combination with the impacts on the housing market it creates a situation where
citizens can no longer afford to live in their city and communities tend to fall apart because
of unhappiness towards tourism and P2P accommodations, resulting in complaints and
protests. This is all caused by the increasing pressure on society, measurable by the number
of listings, arrivals and overnights spent per capita of neighbourhoods at P2P
accommodations such as Airbnb. The environmental dimension is more difficult to truly
measure. Indicating which properties are purely used for tourism exploitation provides a
basic idea of resources solely used for tourism but if not put in a framework of comparison
the true environmental impact can not be measured. Therefore, an LCA is required
categorising similar accommodation types from Airbnb and other accommodations and
measuring their use of natural resources put against a basis line of usage. The number of
legal actions destinations implemented does not show anything as it is the efficiency of
enforcing that counts. The gap between implementing and enforcing regulations is the
biggest challenge destinations face. The results of this research show that the types of
regulations most effective dealing with Airbnb are based on self-regulation and direct
targeting of hosts based on information gathered via external data sources.

One of the technical findings is that the model derived from the literature is partly not suited
for use in practice. The literature suggests connections and correlation that often is
experienced as more causality than true correlation. Or at least at the global level, this
correlation seems more adequate on the destination level.

During this research the use of the Delphi Method had a positive influence on the results.
The experts provided clear and honest feedback creating an extensive set of information to
improve the first draft of the model. Finding the experts willing to participate in this research
created a challenge. Many approached experts are university professors and therefore busy
with finalising the academic year while this research was conducted. Also, the specific topic
and approach of the research seemed to have prevented experts from participating or even
replying. The author hoped for a higher response rate but is satisfied with eight respondents
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for the first round of research and five for the second. The results of the research know some
limitations. The biggest limitation of the results is that the research did not take into account
the external factors per dimension. One example is the impact of a global economic crisis on
the housing market or migration on the social structure of society. Therefore, the results per
dimension remained superficial and in need of further expansion. Another limitation is that
although many impacts occur on international level at various city destinations the most
fitting approach remains the destination specific level. This was suggested by various experts
as destinations experience different external factors, often of more influence than the
negative impact Airbnb provides. A good contribution to the final model would be to
quantify the model. This makes the model suitable for comparison between similar
destinations by putting value on the negative impacts, resulting in a total performance score.

The advice based on this research is to use this exploration of the negative impact of Airbnb
on city destinations while creating policy at destination level. The presented model and
findings supporting this model provide a solid basis for future indication of Airbnb’s impact
and show insight into the existing and possible regulations destinations might consider.
Therefore, the main recommendation is to take the created model as a starting point towards
the negative impacts when dealing with the presence of P2P accommodation platforms such
as Airbnb.

Recommendations concerning future research are based on the limitations of this research
and will be complementary to the results found. To expand and specify the existing model
future research per dimension is advised, more specifically indicating the connection
between Airbnb’s impacts and the external factors. Next to that future research could expand
the presented model by adding quantifiable measures to it, based on a research done on the
connection between the individual indicators and their importance towards each other.

This research has actively contributed to the expansion of knowledge on the negative impact
P2P accommodation platforms, and especially Airbnb, have on city destinations. The
research broadened the existing knowledge and showed the complexity of the topic. It also
created a better understanding about the complexity of the fields Airbnb has impact on and
on the importance of approaching most of the impacts on destination level. The research is
also additional to existing literature and even sharpens this literature as many of the
suggested impacts mentioned in the literature are not that straightforward and need a strong
side note, considering the external factors present. This Master thesis should be seen as a
starting point for a literature review, for destinations aiming to map the impact of P2P
accommodation platforms and for future researchers interested in this topic.
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APPENDICES



Appendix 1: Povzetek (Summary in Slovene language)

Vzpon peer-to-peer (P2P) platform je odprl vrata v svet popotnikom z razli¢nimi finan¢nimi
zmoznostmi. Prebivalci so pridobili moZnost spreminjanja svojega premalo izkoriS¢enega
premozenja v denar, popotniki pa poceni nastanitveno storitev, ki jih je hkrati neposredno
povezala z lokalno skupnostjo. To je bila — in Se vedno je — ideoloska vizija P2P platform za
oddajanje nastanitev, kot je Airbnb. Danes ima vse skupaj bolj komercialno funkcijo, ki
vpliva na stanovanjski trg, socialne strukture in nastanitveno dejavnost. Protesti proti
Airbnbju in P2P platformam so v najvecjih svetovnih mestih, ki se spopadajo z njihovo
regulacijo, pogosti. Ceprav gre za razmeroma nove izzive, Airbnb obstaja Sele od leta 2008,
je bilo na to temo objavljene Ze kar nekaj literature. Ta opisuje tako pozitivne kot negativne
vplive Airbnbja, pogosto z vidika destinacij. Namen tega magistrskega dela je prikazati
potencialni negativni vpliv Airbnbja na mestne destinacije na splosno. Cilj je podati pregled
obstojece literature in teorij o omenjenih negativnih vplivih in nato na tej podlagi ustvariti
sklop smernic za sploSno uporabo. Vprasanje, na katerega raziskava odgovarja, se glasi:
"Kako negativni ekonomski, druzbeni in okoljski vplivi Airbnbja ter pravni ukrepi, povezani
z njim, prizadenejo globalne mestne destinacije?«. Osredoto¢anje na ekonomsko, druzbeno,
okoljsko in pravno dimenzijo ne le odgovarja na zastavljeno vprasanje, temvec¢ poglablja
tudi obstojece znanje o tej temi ter ponuja usmeritve in vir literature za prihodnje
raziskovalce in oblikovalce politik.

Ta raziskava k problemu Airbnbja pristopa z globalnega vidika. V ta namen je narejen izbor
mestnih destinacij, ki sluzi kot izhodis¢e pregleda literature. Destinacije so izbrane na
podlagi resnosti negativnih vplivov, Stevila ponujenih nastanitev in Stevila pravnih
postopkov zoper kratkoro¢ne najeme. Amsterdam, Barcelona, Berlin, Bruselj, Chicago,
Firence, Krakov, Los Angeles, Miinchen, New York, Pariz, Rim, San Francisco, Singapur,
Valencia, Benetke in Dunaj so mesta, uporabljena v pregledu literature. Da bi lahko prikazali
negativni vpliv Airbnbja na destinacije, je klju¢nega pomena dolociti referen¢ni okvir.
Model "treh stebrov" ponuja temeljno izhodis¢e za nadaljnje primerjave. Ta teorija prikazuje
zgodovinsko pogojen vpliv dejavnikov na ekonomske, druzbene in okoljske dimenzije
destinacij. Te tri dimenzije se zato uporabljajo kot negativno prizadeta podro¢ja in sluZijo
kot osnovna podrocja zanimanja za preostali pregled literature. Pravni ukrepi so dodani kot
dopolnilna dimenzija, ki zajema pozive k ukrepanju na destinacijah in ucinkovitost ze
sprejetih ukrepov. Ta magistrska naloga kot trajnostno vidi tako turistiéno panogo, ki
uposteva svoj vpliv na gospodarstvo, druzbo, v kateri deluje, in okolje, na katerega vpliva;
z namenom minimaliziranja vseh negativnih vplivov na ekonomske, socialne in naravne
vire. Ekonomska dimenzija zajema vplive na stanovanjski trg, hotelski sektor in
zaposlovanje v turizmu. Merimo jo skozi prisotnost ponujenih nastanitev, nelojalne
konkurence in vrste denarnega toka. Na druzbeni ravni se negativen vpliv na kakovost
zivljenja lahko spremlja skozi breme druzbe, spremembe v skupnosti in naraS¢anje pritozb
s strani le-te. Zdi se, da je vpliv na okolje bolj pozitiven. Vedno ga je treba primerjati s
podobno enoto, kaze pa se skozi uporabo nepremicnin, okolju prijaznih pobud, zamenjave



hotelov in vpliva turistov-povratnikov. Obstojec¢i pravni postopki, ki trenutno tecejo na
destinacijah, so razdeljeni na laissez-faire (brez predpisov), popolne prepovedi in posebne
predpise. Posebni predpisi so ve¢inoma predpisi o davénih dajatvah, zas¢iti strank in zasciti
rezidentov.

Pandemija COVID-19 vpliva tudi na Airbnb. Ko so se leta 2020 mednarodni prihodi
zmanjSali za 75%, se je svetovni turizem za trenutek ustavil. Trg sicer okreva, a bo u¢inek
viden Sele v prihodnjih letih. Obstajata dva mozna scenarija za okrevanje in prihodnost
Airbnbja. Prvi scenarij predvideva, da se bodo lastniki poslovnih nepremicnin zaradi vecje
stabilnosti vrnili k dolgorocnemu oddajanju, saj le-ta zagotavlja stabilnejsi vir dohodka v
obcutljivem turisticnem sektorju. Realnejsi scenarij je, da se bo Stevilo prenocitev vrnilo
skoraj na nivo pred COVID-19, Stevilo ponujenih nastanitev dolgoro¢no stagniralo, veé
kratkoro¢nih najemov pa postalo dolgoro¢nih Sele po u¢inkoviti uvedbi predpisov.

Cilj te raziskave je bil razviti model za merjenje negativnega vpliva Airbnbja na mestne
destinacije. Za zaCetek razvoja tega modela je bil — kot v vsaki raziskavi — opravljen
podroben pregled literature. Med tem so bili opredeljeni glavni kazalniki, ki delujejo kot
podlaga za preostanek raziskave. Kazalniki so del enega od stebrov modela "treh stebrov".
Za izboljSanje razvitega modela je bil drugi del raziskave opravljen po metodi Delfi. Ta
metoda uporablja znanje in mnenja strokovnjakov o razli¢nih temah v dveh krogih povratnih
informacij. V prvem krogu so strokovnjaki podali svoja mnenja glede opredeljenih
kazalnikov in presojali, ali so ti merljivi, uporabni in popolni ali pa bi jih treba izboljsati. V
drugem krogu so se strokovnjaki na kratko opredelili glede izbolj$ane razli¢ice modela na
podlagi predhodno podanih mnenj. Ta metoda je bila uporabljena, ker omogoca razpravo o
temi, o kateri ni soglasja; na primer o negativnih vplivih Airbnbja na mestne destinacije. V
prvem krogu je sodelovalo osem strokovnjakov, v drugem pa pet. Strokovnjaki so bili izbrani
glede na njihovo povezanost s tematiko in poglobljeno znanje o njej.

Model, ki je bil predstavljen strokovnjakom, je obsegal 55 kazalnikov, med postopkom
odprave pa je to Stevilo padlo na 40. Izpadli kazalniki so bili zaznani kot nemerljivi,
prezapleteni ali namiSljeni ali pa so se preprosto zdeli nepomembni za raziskavo. Na podlagi
povratnih informacij strokovnjakov so bili kazalniki izbolj$ani in v¢asih kombinirani, Kar je
ustvarilo merilno orodje, postavljeno v skladen ¢asovni in geografski okvir. Glavni rezultati
so pokazali potrebo po odpravi kompleksnih kazalnikov, temeljecih bolj na mozni vzro¢nosti
kot na resni¢ni korelaciji. Strokovnjaki so izpostavili pomen enostavnosti in merljivosti
kazalnikov ter opozorili, da je treba vse pridobljene vrednosti iz kazalnikov prikazati v
ustrezni perspektivi glede na destinacije. Kazalnike je bilo treba izboljSati na podlagi delitve
na turistiCen in neturisticen vpliv ter resnejSih zunanjih dejavnikih, ki vplivajo na rezultat
posameznega kazalnika. Strokovnjaki so dosegli soglasje o tem, da se raziskava posameznih
dimenzij sicer loteva na pravi nacin, vendar so potrebne Se podrobne raziskave o osnovnih
zunanjih dejavnikih, ki vplivajo na te dimenzije. Po mnenju strokovnjakov bi se morali
nekateri kazalniki osredotociti na celoten P2P nastanitveni sektor in ne zgolj na Airbnb,
zlasti ko je govora o pritisku na druzbo. Opozorili so tudi na pomen zaznavanja tega modela
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z vidika vseh dogodkov na destinaciji, saj imajo Stevilni zunanji dejavniki enak ali vecji
vpliv na opredeljene kazalnike. Konc¢ni izdelek te raziskave je Model za merjenje
negativnega vpliva Airbnbja, sestavljen iz 40 kazalnikov, razdeljenih na ekonomsko,
socialno, okoljsko in pravno dimenzijo.

Zakljucek te magistrske naloge je, da je negativni vpliv Airbnbja na mestne destinacije
kompleksen, a vpliva na vse S§tiri dimenzije posamezne destinacije. Prisotnost Airbnbja
povecuje vrednost nepremicnin, visa cene dolgoro¢nega najema ter vpliva na razpolozljivost
stanovanj za lokalne prebivalce. Vse manjSa razpolozljivost in cenovna dostopnost
neposredno vplivata na socialno strukturo sosesk. Zdi se, da vse ve¢ P2P prenoc€is¢ spreminja
strukturo prebivalstva in pocasi rusi obcutek povezanosti prebivalcev s svojo skupnostjo in
mestom. To neuravnotezeno stanje med koristmi in bremeni poslabsa kakovost zivljenja
lokalnega prebivalstva in posledicno vodi v uradne pritoZbe in proteste. Pritisk na druzbo
lahko najbolje prikazejo dejavniki, kot so prenocitve na prebivalca v soseski ali Stevilo
prenocisc na prebivalca v soseski. Na podroc¢ju nastanitvene dejavnosti je Airbnb disruptiven
in predvsem hoteli v srednjem/niZjem razredu ga doZivljajo kot hudo konkurenco. Airbnb in
podobne P2P storitve negativno vplivajo na povpre¢no dnevno ceno, zasedenost in dohodek
na razpolozljivo sobo. Okoljska dimenzija kaze, da je vpliv mogoce prikazati le v primerjavi
s podobnimi nastanitvami. Zato je potrebna podrobna analiza zivljenjskega cikla, da bi lahko
izmerili resni¢ni negativni vpliv Airbnbja na okolje. Model tukaj predstavlja osnovni sklop
kazalnikov, ki opredeljujejo namen posesti in rabo osnovnih naravnih virov v primerjavi s
podobnimi vrstami nastanitev. Kar se tice pravne dimenzije, na destinacijah, ki se spopadajo
z Airbnbjem, obstaja vrzel med implementacijo in izvrevanjem ukrepov. Ceprav model
ponuja najboljSe prakse za oblikovalce pravnih ukrepov, prihodnost lezi na zunanjih
ponudnikih podatkov, specificnem ciljanju na gostitelje in samoregulaciji ter odgovornosti
Airbnbja.

Glavna omejitev rezultatov je, da so vsi negativni vplivi del vecjega temeljnega razvoja na
ravni destinacij. Zaradi zapletenosti in omejenosti s ¢asom in viri v raziskavi tudi ni bila
upostevana teza zunanjih dejavnikov. Vsako dimenzijo bi lahko raziskali lo¢eno, s ¢imer bi
poglobili znanje o osnovnih zunanjih dejavnikih, ki jih pogosto pripiSemo P2P nastanitvenim
platformam. Splosni znacaj rezultatov najbolje razloZimo z globalnim pristopom k raziskavi.
Ta prinaSa dolo¢ene omejitev in predlog je, da se negativni vpliv dolo¢i na ravni destinacije.
Kljub temu pa to magistrsko delo ponuja odlicno izhodis¢e za nadaljnje raziskave pri
merjenju negativnega vpliva Airbnbja na mestne destinacije in specifi¢ne dimenzije.



Appendix 2: Second draft of the model

This appendix shows the improved and adjusted version of the model after the first round of
research based on the detailed feedback and values given to the indicators by the panel of
experts. The model shown below is the later in the research, after the second general round
of research, adjusted into the final model presented in chapter five Research Results, sub-
chapter 5.3 Final model.

Table 14: Basic indicators, second draft

Indicator

Description indicator

Development of arrivals at selected city
destination on yearly basis comparing the
period 2000-2008 and 2008-presenton.

Development of tourism arrivals at the destination
indicating the general increase/decrease of
tourism through time indicating both data
development before and since the founding of
Airbnb.

Total number of arrivals per capita at
selected neighbourhood of the selected city
destination on yearly basis comparing the
period 2000-2008 and 2008-present.

Development of tourism arrivals per capita in a
selected, touristic neighbourhood at the selected
destination since 2008 or as far back in time as

data provides.

Total number of overnights spent at
selected city destination ia peer-to-peer
accommodations on yearly basis comparing
the period 2000-2008 and 2008-present.

Development of overnights spent at the
destination indicating the general
increase/decrease of tourism since 2008 or as far
back in time as data provides.

Total number of overnights spent per capita
at selected neighbourhood of the selected
city destination via peer-to-peer
accommodations on yearly basis comparing
the period 2000-2008 and 2008-present.

Development of overnights spent per capita in a
selected, touristic neighbourhood at the selected
destination since 2008 or as far back in time as
data provides.

The total amount of peer-to-peer listings at
selected city destination registered via
official institutions or found by external
sources since 2008 on yearly basis.

The growth development of Airbnb listings (entire
houses, single rooms and shared rooms) registered
via official institutions or external sources like
AirDNA since 2008 or as far back in time as data
provides.

Total number of arrivals at selected city
destination combined with number of
overnights spent at selected city destination
during the COVID-19 pandemic compared
to similar pre-COVID data for 2020 and
2021 separately.

Indicating the impact of the COVID-19 pandemic
on the number of arrivals and overnights spent
combined, measuring both international and
domestic tourism. This data should be measured
separately for 2020 and 2021 to show the
presence of slow recovery or not.

*this data is only relevant in the years following
the global pandemic until the point the tourism
industry is “recovered”

Source: own work.




Table 15: Economic indicators, second draft

Indicator

Description indicator

Change in property value in touristic
neighbourhoods on yearly basis comparing
the period 2000-2008 and 2008-present.

+ compared to basic indicator 5
"Development of Airbnb listings"

*take for this indicator always external
developments into account affecting the
housing market

Increasing interest in real estate in areas popular
among tourist drives up the value of the property
in this area. Data collected via national/regional

databases.

Change in rent price for long-term rentals
in touristic neighbourhoods on yearly basis
comparing the period 2000-2008 and 2008-
present.

+ compared to basic indicator 5
"Development of Airbnb listings"

*take for this indicator always external
developments into account affecting the
housing market

Increasing interest in real estate and short-term
rental because of tourism increase makes it more
interesting for owner to switch to STR instead of
long-term rental, driving up the prices of long-
term rental. Data collected via national/regional
databases.

Comparing the development of long-term
rent availability in touristic neighbourhoods
on yearly basis comparing the period 2000-
2008 and 2008-present.

+ compared to basic indicator 5
"Development of Airbnb listings"

*take for this indicator always external
developments into account affecting the
housing market

Switch from long-term rental to STR because of
economical profit creates a shortage on the long-
term rental market. Property owners tend to
change the purpose from long-term rental to STR
for quick economic gain. By comparing the trend
of long-term rent availability in the period before
Airbnb was launched to the period after Airbnb
was launched some connection might show. Data
collected via national/regional databases.

The total revenue made by hosts owning
more than two listing in € compared to total
revenue made by Airbnb at a city
destination.

Were Airbnb was intended to provide citizens
with the opportunity to create revenue from
underused assets, the platform is now often used
by multilistings for only economical purpose. The
difference between total revenue made by Airbnb
hosts and the revenue made by hosts owning more
than 2 listingsshows how much money ends up at
commercial Airbnb hosts.

>>(table continues)<<



>>(continued)<<

Change of employment rate in the
low/middle-sized hotel sector compared to
change in employment rate total tourism
industry on yearly basis comparing the
period 2000-2008 and 2008-present.

The substitution of hotels by Airbnb is said to
have a negative effect on the employment rate of
tourism and mostly in the low/middle-sized hotel
sector. By setting off the employment rate of
middle/low segment hotels to the employment
rate of the total tourism industry it shows if these
hotels are following general developments or is
held back by the presence of Airbnb.

Substitution rate between Airbnb and
middle/low segment hotels through
increase/decrease patterns of both parties
on yearly base.

Substitution rate of Airbnb for middle/low
segment hotels measured through following the
development of the increase in middle/low
segment hotels and the amount of Airbnb listings
over time.

Difference between the amount of Airbnb
listing during high season/peak periods in
tourism seasons and during low season.

Airbnb listings have the freedom to remove and
add themselves from the website whenever they
want. The difference between the presence of
Airbnb during high season and low season show
the year-round presence of the company and the
competitional power Airbnb has during high
demand.

Change of revenue per available room in
percentage in middle/low segment hotels.

Hotels performance in the low/middle-sized sector
can be negatively influenced by the presence of
Airbnb while the platform does not have to follow
equal restrictions. Revenue per available room can
directly be impacted.

Change of occupancy rate in percentage in
middle/low segment hotels.

Hotels performance in the low/middle-sized sector
can be negatively influenced by the presence of
Airbnb while the platform does not have to follow
equal restrictions. Occupancy rate can be directly
impacted.

Change of average daily rate in percentage
in middle/low segment hotels.

Hotels performance in the low/middle segment
can be negatively influenced by the presence of
Airbnb while the platform does not have to follow
equal restrictions. Average daily rate can be
directly impacted.

Source: own work.




Table 16: Social indicators, second draft

Indicator

Description indicator

Number of Airbnb listing per capita of the
destination measured by touristic
neighbourhoods.

Measuring the burden on society through the
number of Airbnb listings per capita in a touristic
neighbourhood of a destination.

Number of overnights spent in an Airbnb
per capita of touristic neighbourhoods of
the destination.

To specifically measure the burden on society the
number of overnights at an Airbnb listing per
capita of a touristic neighbourhood of a
destination provides a measurable indicator.

Change in number of listings in
neighbourhoods at the selected city
destination.

To measure the development of the burden on
local societies the increase/decrease of Airbnb
presence provides a social indicator.

Change in amount of population in
neighbourhoods based on the difference
between new inhabitants and leaving
inhabitants.

Increasing rent prices and overused public
services drive out local inhabitants and change the
character of neighbourhoods.

Development of populations’ cultural
diversity in neighbourhoods based on
cultural background new inhabitants
compared to excisting populations.

Increasing rent prices and overused public
services drive out local inhabitants and change the
multicultural character of neighbourhoods’
through gentrification, neighbourhoods change
character because of affordability.

Amount of officially registered complaints
on negative influence of peer-to-peer
platforms and mass tourism.

Complaints towards the overuse of public spaces,
public transportation and services, the presence of
accommodation listings, noise, pollution and
damage complaints and complaints concerning
use of public areas in private properties such as
staircases etc.

Number of protests against mass tourism,
Airbnb or P2P accommodation sector
mentioned by news channels.

Organised protests against the presence of mass
tourism, Airbnb or P2P accommodation sector
picked up by the news channels indicate how
undesirable peer-to-peer accommodation
providers like Airbnb are in the eyes of the local
population/protesters.

Source: own work.




Table 17: Environmental indicators, second draft

Indicator

Description indicator

Percentage of Airbnb listings used for
commercial tourism purpose only.

All emission, pollution and usage of natural
resources from properties used for commercial
tourism purpose only (no residency purpose)
negatively influence the environment with no
other aim than economical gain. If used as
residency for local inhabitants this property would
also use natural resources but for purpose of
living rather than leisure. This indicator merely
shows the percentage of listings where all
environmental impact is tourism related.

The difference in energy use between
categorised Airbnb listings and comparable
accommodation types.

Airbnb is said to be substituting the traditional
accommaodation sector. Comparing energy use by
category of Airbnb listing (entire house,
apartment, studio, etc.) based on a Life Cycle
Analysis provides an insight in environmentally
friendly competitiveness between Airbnb and the
traditional accommodation industry.

The difference in water consumption
between categorised Airbnb listings and
comparable accommodation types.

Airbnb is said to be substituting the traditional
accommodation sector. Comparing water
consumption by category of Airbnb listing (entire
house, apartment, studio, etc.) based on a Life
Cycle Analysis provides an insight in
environmentally friendly competitiveness between
Airbnb and the traditional accommodation
industry.

The total difference in consumption of
natural resources between Airbnb listings
and other accommodation types conducted
through an LCA.

Airbnb is said to be substituting the traditional
accommodation sector. Comparing the total
consumption of all-natural resources by category
of Airbnb listing (entire house, apartment, studio,
etc.) based on a Life Cycle Analysis provides an
insight in environmentally friendly
competitiveness between Airbnb and the
traditional accommaodation industry.

Environmental consciousness of Airbnb
and hosts measured through initiatives on
company and property level.

Airbnb is following the global trends on
sustainability and promoting its hosts to be as
environmentally friendly as possible, so it seems.
This indicator shows the contribution Airbnb, and
its hosts have to this global trend by looking at
initiatives and campaigns promoting a sustainable
accomodation environment. From Airbnb point of
view this results in campaigns and promotions
done towards guests and hosts and from host point
of view sustainable appliances are a measurement
tool on their contribution to the cause.

Source: own work.




Table 18: General legal actions indicators, second draft

Descripition of existing
regulations towards peer-to-
peer accommodation providers
and/or Airbnb.

Total amount of regulations
in the categories laissez-faire,
specific regulations or a full
ban of Airbnb.

Laissez-faire:

Source: own work.

Table 19: Taxation indicators, second draft

Description of regulation taken
towards taxing Airbnb hosts
and Airbnb in general and/or
peer-to-peer accommodation
providers in general.

Regulations considering
taxation towards Airbnb
hosts, Airbnb in general
and/or peer-to-peer
accommaodation providers in
general opposed and enforced
by the (local) government of
the city destination.

Source: own work.

Table 20: Resident protection indicators, second draft

Description of regulations Regulations on the maximum | > ......
limitating in maximum number | amount of annual rental days | > ......
of rental days. for defined per type of >
accommaodation (entire house,
apartment, floor, studio etc.).
Description of regulations Regulations concerning the >
concerning a limitation on maximum number of visitors | > ......
visitor capacity per listing. per Airbnb listing present at >

the same time, as attempt to
lower number of arrivals and
burden on society.

>>(table continues)<<



>>(continued)<<

Description of regulations to
determine the purpose and use
of property.

Regulations stating the
purpose of properties and
preventing properties build as
housing for citizens to be
transformed into STR holiday
accommodations.

Description of regulations
concerning the division
between private use and
commercial use of address of
residency.

Regulations deciding on
surfaces of primary addresses
of residence should be
divided between living and
STR and regulations on
minimum presence of owner
on adress of residency.

Description of regulations
defining maximum number of
properties per owner.

All regulations preventing
owners to have large amount
of Airbnb properties under
their name, known as
multilistings.

Description of regulations
prohibiting presence of Airbnb
in certain areas.

Concerning regulations
prohibiting the presence of
Airbnb listings in certain
areas or neighbourhoods.

Table 21: Consumer protection indicators, second draft

Description of existing
regulations on consumer
protection.

Source: own work.

Regulations concerning the
obligation of hosts to register
their listing(s) at the
responsible governmental
institutions and any form of
safety regulations or
restrictions on Airbnb hosts
and properties.

Source: own work.
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Table 22: Future regulation method indicators, second draft

Description of self-regulating
agreements with Airbnb.

Regulations allowing Airbnb
to collect and pay tax from
their hosts in order of the
(local) government and the
removal of illegal listings
from their website.

Description of regulations
targeting individual hosts.

Regulations targeting the
individual hosts instead of
Airbnb as a company,
through fines and bans on
illegal listing, exceeding
maximum number of days,
renting out entire houses etc.

Description enforcement tools
used to indicate the presence
of Airbnb.

The description and presence
of tools to map the presence
of Airbnb listings through
either governmental platforms
or hired private sources such
as AirDNA.

Source: own work.
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Appendix 3: Research tool

Appendix 3 provides the tools used for conducting the rounds of questionnaire. Below the
fields with text provided to the experts as instruction is shown in combination with the
valuing syst and comment section. These fields were presented next to the first version of
the model mentioned in chapter four Methodology, sub-chapter 4.3 First draft of the model.

This was the message presented firstly to the panel of experts in a excel document:

Dear expert,

In the first round of participation you are asked to provide your opinion on the found indicators of this
benchmark model. Which indicators are useful, which are not relevant in your opinion and are there
indicators missing in the model. A total of 55 indicators are created pointing out economical, social and
environmental impact and mapping the legal reactions of destinations on the increasing negative presence
of Airbnb. The basic tourism performance indicators are added because they seem essential for the
comparison of other indicators and to be albe to explain certain influences. The indicators are either divided
by topic of interest or by certain themes they have impact on, based on literature and the researchers
personal view.

The aim is to narrow down the number of indicators into an easy usable benchmark model, therefore feel
free to add any comments you have on how suitable the format is and on the applicability of the indicators.

| want to thank you on forehand for your participation and hope you will also be of guidance during the
second, confirming and ranking, round of feedback.

Kind regards,

Jelle Baas

This messaged was followed by the instructions described in text and visually explained by
an exemplary table:

Measurable? Useful? Complete? Improvement? Additional comment:

Indic. 1. X X X -
Indic. 2. i i i
X X X The dl.rt?ct I.|nk \{Vlt'h
competition is missing
Indic. 3. X X Drop this indicator
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Instructions

As part of the Delphi method, the panel of experts is asked to participate in two rounds of research. The
first round you are asked to share your opinion on the derived indicators based on:

Measurability of the indicator

Usefulness of the indicator

Completeness of the indicator (is this the right version of the indicator or would you adjust anything)
Improvement

A owndE

When an indicator is measurable, useful and/or complete please mark the colum with an X, when
improvement is needed please mark that column with an X. If one of the columns is not marked with the
X | want to ask you to add a brief description on how to improve the indicator in the additional comment
section. If the indicator needs no alteration no comment is needed.

If, in your opinion, indicators are missing or unnecessary to add please mention this in the general comment
section below each evaluation table. Feel free to add any comment in the document wherever necessary.

At each set of indicators at each dimension (basic perfromance, economic, social,
environment and legal actions) such a table as above was presented supplemented with a text
area to provide any additional comments. Below an example of this table is given plus the
an example of a text area coming from the basic indicators dimension.

Please provide your opinion in the part below

Measurable? [Useful? |Complete? Improvement? Additional comment:

General comment on basic indicators:
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The second round of research has been, as mentioned before, conducted in a brief and general
way. The experts were asked to provide their general opinion on each set of indicators per
dimension. No value was given to the indicators in this round, merely an agreement or
disagreement with the set indicators was requested. The tool used for this was again an excel
sheet with instructions, the second draft of the model and text areas where feedback could
have been provided. Below the instructions given to the experts is shown in combination
with another example of a used text area.

Dear expert,

In this second round of participation you are asked to provide your general opinion on how your feedback
has been implemented and the general quality of the finalised set of indicators. The total of 55 indicators
have been narrowed down to 38, a decrease as aimed for.

The aim is to finalise the excisting indicators and at the end combine them into a set of indicators on
potential negative impact of Airbnb on city destinations’ economic, social and environmental structures
and the regulatory developments.

As mentioned in the email correspondence, the previous round of feedback provided great insight in the
complexity of this topic and made the researcher decide to simplify this model into a set of potential
negative impacts instead of a measuring tool based on hard data. One of the conclusions is therefore that
each impacted field (economic, social, environmental) is in need of an individual research, more destination
specific, to be able to take all underlying external developments into account. With this in mind | ask you
to provide a second look at this document and the created indicators.

| want to thank you on forehand for your second time of participation round of feedback.
Kind regards,

Jelle Baas

Instructions

As part of the Delphi method, the panel of experts is asked to participate in two rounds of research. During
this second round some quick feedback is sufficient for finalising the set of indicators. The feedback can
be both on the quality of the indicators or if the previous given feedback is used properly in your eyes or
not.

General comment on improved Social indicators:
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Appendix 4: Expert selection

Below the experts that participated are presented. For the matter of privacy no names are
given, only the country of origin and the profession of the experts is revealed. Next to that
the table shows the level of participation. During the first round of the Delphi Method 8
experts partcipated providing their opinion on the created draft model. During the second
round this number dropped to 5 (62,5% response rate in the second round).

Expert Country of origin Profession Reply round 1 | Reply round 2
1 The Netherlands Academic/Professor
2 Australia Academic/Professor
3 Slovenia Researcher/Analyst
4 United States of America | Academic/Professor
5 Slovenia Academic/Professor
6 Italy Researcher/Academic
7 The Netherlands Academic/Professor
8 United States of America | Academic/Professor
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