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Abstract

Given the exponential growth of the supply of dwellings dedicated to tourist rental in the principal Spanish tourist
destinations and the non-existence of reliable, objective, and veracious information concerning their dimension
and their effects upon the tourism sector, the territorial-urban model, and local societies, in 2015 EXCELTUR
implemented a pioneering study in Spain. Its principal objective was to test the truthfulness in Spain of the alleged
positive effects of the phenomenon of the tourist rental of dwellings, recognised by the Peer to Peer platforms
entrusted with their expansion, within the new paradigm of the so-called “Sharing Economy”, at the same time as
that of understanding the implications of its currently uncontrolled expansion. All this has the aim of proposing a
series of recommendations to the set of public and private agents in the tourist ecosystem, faced with its regulatory
treatment to maintain the levels of competitiveness of the Spanish tourism model and its coexistence with local
societies.

A. Justification

The uncontrolled growth in the tourist rental of dwellings through P2P platforms represents one of the greatest
challenges in recent decades for the tourism sector in Spain and the rest of the world. This is so due to its capacity
to affect the integration of the tourist system in the urban model of each destination and the effectiveness of the
regulatory interests which have been developed to reinforce tourist competitiveness and maintain a balance
between tourist development and the capacity of the territorial burden of local neighbourhoods. Many Spanish
tourist destinations do not have available information regarding this phenomenon and have not yet studied with
the required depth and knowledge upon the diverse effects which their extension may produce in their urban model
and their tourism system, with the aim of establishing a set of instruments for their management.

The Spanish situation is not unique in the world. It is a global discussion already presentin the principal international
tourist destinations, many of which have available strategies to deal with the incidence of this phenomenon, limiting
it territorially, as it considers it harmful for the development of their urban model, the access to housing and
citizens’ coexistence. This is the case of tourist reference destinations in the world, such as New York, Miami, Berlin,
Paris, Toronto, or, in Spain, Barcelona, and the destinations of the Balearic or Canary Islands.

In EXCELTUR we believe that an adequate response must start from a deepseated knowledge of the dimension and
impact of tourist dwelling rental, which led us to instigate a far-reaching study; this paper summarises its principal
conclusions. It aspires to contemplate the phenomenon with an integrated vision and of the medium and long term
of its incidence upon destinations, overcoming the mere approach of conflict of interest and unequal regulatory
framework which today governs regulated types of accommodation (hotels, apartments in individual buildings and
rural houses) versus Short Term rentals of dwellings (STR).



B. Objectives

The structure, contents and information generated during the elaboration of the study are a response to the
following general objectives:

1. To calculate the current size of the supply of dwellings rented touristically through P2P platforms in relation to
the traditionally regulated supply.

2. To understand its principles and logics of functioning, to evaluate the degree of “collaborative” character existent
in the STR market and its perspectives for growth.

3. To evaluate the incidence of the regulatory framework upon the STR attractiveness.
4. To understand the profile, and the principal motivations of the tourists who select STR to analyse:

e Their capacity to attract new consumers.

e Their contribution to the economy and employment.

5. To analyse the principal externalities of the phenomenon upon the urban model and the system of
neighbourhood coexistence of the principal Spanish destinations, given the increasing preoccupation in other
places in the world.

6. To study the fulfilment of the rights of information, safety and quality of the consumer, keys to the competitive
success of the Spanish tourist sector.

7. To understand the regulatory frameworks in Spain, and their level of compliance by dwelling managers and P2P
platforms.

8. To propose a set of recommendations for their treatment with the aim of strengthening the competitive capacity
and the sustainability of the Spanish tourist system.

C. Information sources

One of the greatest challenges when it comes to analysing the tourist rental of dwellings through P2P platforms is
the difficulty of access to information regarding the phenomenon. On the one hand, the official sources of statistical
information, surveys of tourists and administrative records regarding supply, were not designed in their day to
analyse this phenomenon, and thus their exploitation provides an overly general vision. On the other, despite there
being interesting initiatives based on methods of web scrapping, the opacity with which the principal platforms
specialised in tourist rental act makes it very difficult to approximate any characteristic of supply they intermediate
and of the client profile they use, which is representative and exempt from interested biases.

To overcome this difficulty, the study has opted for a system of multiple approximation on the basis of the
exploitation of the limited, but extraordinarily useful, official available data, giving priority to those of an official
nature in order to award the study a greater objectivity and impartiality. Their exploitation has been complemented
by investment in new ad hoc information sources for the study, whose objective is the analysis of concrete aspects
of the phenomenon, which some interested parties have transferred to public opinion without due checking.



Briefly, the principal sources of information employed in the study have been:

Information regarding demand

e The characteristics and expenditure levels of 120,247 Spanish and foreign tourist trips collected by the
official statistical operations of surveys of tourism expenditure! (Egatur) and the survey of Spanish tourist
movements? (Familitur), exploited by Neilsen to understand whether the users/renters of this type of
tourist dwellings generate a greater or lesser economic contribution to the diverse destinations.

e 2,203 trips analysed from a survey of tourists from our 4 principal ad hoc markets for the project
undertaken by Nielsen, with the aim of understanding the motivations and forms of trips to Spain by
tourists and to check whether the users of this supply correspond to the profile of a “new tourist”.

Information regarding supply

e Analysis of 49,123 advertisements of the 10 most important platforms in the 12 urban destinations and the
10 most popular Sun&Beach destinations in Spain, to understand their characteristics, prices, occupancies,
location, landlord and services offered by the owner.

e  Study of the implications for the construction and operation costs of the 249 rules which at distinct levels
regulate regulated accommodation.

Information regarding social perception

e 50 questionnaires to residents’ associations of the most important tourist areas, to understand their
opinion of the effects produced upon neighbourhood coexistence and upon the transformation of the
districts with the greatest presence of STR.

e 30interviews with persons responsible for tourism from the public administrations at central, regional and
local level, consumers’ associations, tourism entrepreneurs and experts in the sector.

D. Principal conclusions

1. We are faced with a new activity compared to traditional seasonal rental, the “hotelisation of dwellings”. For
various decades, the services of tourist accommodation in rented dwellings have had a strong presence as a formula
of accommodation in the enjoyment of summer holidays in Spain, both foreign tourists and, especially, Spanish
holidaymakers. In general, rental was concentrated in the tourist areas of the coast, normally for a period of weeks,
fortnights or months.

Thus, since tourist statistics have been available, the figures are eloquent in this respect: 10 years ago, one of every
five tourists and over one of every four overnjght stays of Spaniards (the majority) and foreigners who paid for a
tourist dwelling in Spain already made use of a rented dwelling, according to the Familitur and Egatur statistics,
elaborated by Turespafia, which then represented 19.4% of the market of paid tourist accommodation in Spain in
terms of tourists and 28.3% in terms of overnight stays.

1 The survey of tourist expenditure (Egatur) is the statistical operation which gathers data regarding the expenditure in
Spain the non-resident visitors in Spain.

2 The survey of the tourist movements of Spaniards (Familitur) was the statistical operation, current in the period of
analysis which gathered data related to the trips made by residents in Spain.



The penetration of technology in the management of stock and the placing into contact of offerers and demanders
in real time has permitted the transfer of the rental of dwellings from weeks to days, causing the “hotelisation” of
dwellings and their transfer to cities, characterised by shorter stays. Since the introduction of P2P platforms into
Spain, an exponential growth has occurred in the quantity of tourists using them to rent dwellings, strongly
concentrated in foreign demand. Concretely, since the year 2010, one year prior to the entry into Spain of the
principal online websites specialised in tourist rental, the use of dwellings rented by foreign tourists has increased
by 70.3%, according to the statistics of tourist movements by frontiers? (Frontur).

Number of foreign tourists staying in rented dwellings from 2001 till 2016

Source: Elaborated by Exceltur based Frontur data (Turespana)
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2. The dimension of the supply of rented tourist dwellings in Spain commercialized by the platforms is located at
overwhelming levels, due to its exponential growth. On the basis of the data for tourism demand used by the
dwellings rental in Spain of Turespafia, the total supply of places reached a very strong level, exceeding 2.7 million.
Of these, the number of tourist places in dwellings rented by the 8 principal plataforms is 1.76 million in October
2016, representing an increase of 74.7% in barely two years, with regard to the data for December 2014.

This is, nevertheless, an approximate figure which requires greater fieldwork, given the notable difficulty involved
in its exact quantification and the effect of the repetition of listings in various platforms. This is due to the scanty
regulation existing at regional level  and to the generalized nonfulfilment of the regulations in those territories
where the phenomenon is regulated, due to the difficulties in guaranteeing this compliance with the instruments
of inspection and fine available. On this point it is determinant the current lack of collaboration of the platforms in
compliance with the established norms, and the requirement of its administrative records, in order to know the
supply. All this is despite the facility introduced by the technological base of all the transactions whose exploitation
and follow-up would make it possible to have available objective information regarding the number of dwellings,
their price, size, facilities or location, as occurs with the remaining regulated typologies.

3 The survey of tourist movements at borders (Frontur) is the statistical operation which gathers data regarding the entry into Spain of non-resident
visitors in Spain. 2016 figure based on anual rate Sep YTD.

4 In Spain it is the regions who have competences for the regulation of tourist accommodation.



Dwellings dedicated to tourist rental in the 8 largest P2P platforms

Source: Compiled by EXCELTUR on the basis of information from the P2P platforms

December 2014 October 2016 Variation

Listings Beds Listings Beds Dec14/0Octl6
Airbnb 75.390 287.236 130.425 496.918 73,0%
Homeaway 65.541 249.711 111.273 423.950 69,8%
Niumba 37.945 144.570 68.485 260.928 80,5%
Wimdu 34.741 132.363 51.538 196.360 48,3%
Housetrip 22.784 86.807 43.203 164.603 89,6%
Rentalia 17.059 64.995 31.293 119.226 83,4%
Vacaciones-Espana 7.400 28.194 7.740 29.489 4,6%
Only-Apartments 3.909 14.893 18.646 71.041 377,0%
Total 264.769 1.008.769 462.603 1.762.515 74,7%

The extraordinary dimension reached in Spain by the phenomenon of the tourist rental of dwellings through P2P
platforms with their 1.76 million places in barely 5 years of existence, becomes clear when it is compared with the
regulated accommodation supply which, after 40 years of tourist development, has reached 2.4 million places.

From a geographical analysis and by typology of destinations, it is in the urban zones and in territories with a limited
land area, such as islands, where the tourist rental of dwellings through platforms has meant a greater novelty and
registers the greatest challenges for their tourist and territorial model, due to their exponential growth and the
negative externalities they generate. From the far-reaching study of the supply existing in the 12 most important
Spanish urban destinations, which represent 71% of the total supply of regulated accommodation® in provincial
capitals, a series of important conclusions are derived:

- The notable magnitude which the phenomenon of the services of tourist accommodation in rented
dwellings already has in its supply of tourist accommodation; in 2015 this type of tourist accommodation
services represented 48% of the total urban tourist supply of the cities analysed, which means equalling
the regulated supply. Of all these, Barcelona is by far the paradigmatic city of the almost uncontrolled
progression of this phenomenon, where the quantity of beds in STR amounts to 137,196 (almost doubling
the regulated supply), followed by Madrid with 40,319, and Malaga with 28,763.

5 Included in this analysis as regulated establishments are: hotel establishments (hotels, hostels and pensions), tourist apartments in
collective establishments (a single building destined to these effects), and supply in rural dwellings.



Accommodation capacity in urban destinations, by typologies (%)
Source: Compiled EY compilation from information published in P2P platforms January-March 2015 and INE.
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- The cities with a strong presence of foreign tourism and situated on the coast are those which present the
greatest services of tourist accommodation in STR, endorsing the so far international/vacational character
of the phenomenon. In several of them (Barcelona, San Sebastian, Alicante and Malaga) the total volume
of places already outnumbers the number of places in of the remaining traditionally regulated typologies
(hotels, hostels, pensions and tourist apartments).

The supply of services of tourist accommodation in STR is more intensively concentrated than the
remaining accommodation typologies in the more central and/or typically touristic areas in each city. This
circumstance contradicts the supposed capacity of this type of accommaodation services to extend the
multiplying effects of tourist activity and tourist expenditure towards areas of the city which are not greatly
attractive to visit. 73% of the total places of tourist accommodation in rental dwellings of the 12 cities
analysed are concentrated in their zones of greatest tourist specialisation, such as historic centres and
seafronts in the cases of coastal cities, while in the case of regulated accommodation this percentage is
42%, which would indicate a greater capacity for income generation in other areas of the city.

Percentage of places concentrated in city centres

Concentration of accommodation places in
dwellings (P2P)

Concentration of accommodation places of regulated
supply

Source: compiled by E&Y

The sharp increase of supply in these areas of the most important cities has led to a situation of incipient
overflow. Specifically, in the tourist districts of these cities, one of each eleven dwellings is already dedicated
to tourist rental through P2P platforms, which represents 8.5% of the total. This datum means that in a five-



story building with two neighbours per story the residents live daily with tourists, reaching two apartments
per building in some areas of Spain, such as the tourist districts of Ciutat Vella in Barcelona, Ciutat Vella in
Valencia, Centro in Palma de Mallorca or Erdialdea in San Sebastian.

3. The supply of tourist rental of dwellings through P2P platforms is principally a professionalized and lucrative
economic activity. The 462,603 properties offered by the eight principal P2P platforms of services of tourist
accommodation in rental dwellings in October 2016 did so in return for an economic counter payment, which for
their price level and average occupations obtained are proper of an economic activity with a lucrative purpose,

This situation contrasts with the scanty presence and weight of platforms truly specialised in the exchange of
dwellings, which truly respond to the principles of the economy based on sharing leisure capacities, in which in an
interested fashion the set of this phenomenon has been intended to be inserted.

Supply of services of tourist accommodation in rental dwellings commercialized through P2P
platforms.
Source: EY compilation on the basis of information published in P2P platforms, December 2014

Services of
accommodation
in exchange
dwellings 7%

Services of
accommodation
in dwellings in
exchange for

economic
counterpayment

93%

—_—

Within the difficulties of ascertaining the final beneficiary of the counterparts for rental satisfied by tourists and of
the analysis performed in the abovementioned destinations, it results that it is a market with a significant business
presence. On the basis of the information contained in the platforms which offer this datum (Homeaway in its
search engine and the rest, in the information regarding the owner in the advertisement behind the advertisements
of tourist rental published), 44% corresponded to company formulas or to companies with more than 1
advertisement per property.

Estimation of the property structure of the establishments of tourist accommodation in rental
dwellings in P2P platforms.
Source: EY compilation from information published in P2P platforms (January-March 2015) and INE
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This is information corroborated by the Inside Airbnb website, which exploits the information from the platform
and market leader Airbnb. According to it and for the three Spanish destinations for which information is offered
53.7% of the advertisements for dwellings in Barcelona are from persons who have more than one listing, a ratio
which is located at 52.8% in Madrid and rises to 66.9% in the island of Mallorca.

Barcelona Madrid Mallorca

: Host Name #Listings Host Name #Listings
Host Name #Listings

scar And Dieg

Lna8Marmna

53.7x

mult-istings

el 52.8Y - e (66.9+)-

multi-kstings

Leticia multi-kstings

Source: Inside Airbnb 09/22/2016

This reality is endorsed by the results of the detailed analysis of 49,123 platform advertisements. From this, it is
found that the majority of the dwellings commercialized are not primary residences where the host resides. The
shortage of personal belongings and the functional decoration reflected in the photographs of each of them
denotes a conception of a property product without permanent occupants and merely directed at the rent more
than an inhabited residence whose leisure capacity is intended to be shared.

4. The pressure caused by the conversion of dwellings into tourist accommodation upon the historical centres of
cities is provoking adverse effects upon local societies. This causes two negative externalities for residents,
identified in the study:

4.1. Increased prices for access to housing. This trend is derived from the greater profitability obtained for the

rental of a dwelling to tourists as opposed to its rental to long-stay residents. Using data from 2015, the average
revenue obtained from the long-term rental of a typical apartment of 56m? in Madrid and Barcelona was around
750€ in their tourist districts, while the revenue obtained from their tourist rental in platforms rose to 1,670€ in
Barcelona, and 1,130€ in Madrid. This reality has led to a conversion of flats in long-term rental to their tourist
rental, hindering access to residents and promoting the entry of investment funds due to the high profitability
linked to their large-scale profitability.



[ Flat: 56 m,; 2,8 places ]

[ Monthly rental: 773€ ] [ Monthly rental: 750€ ]

l +46% l +123%
1

Montly revenue: ,1 30€ Monthly revenue: 1 ,670€

Source: elaborated by E&Y on the basis of information from the P2P platforms and from the Idealista real estate portal

Consequently, in the tourist districts of the cities for which there is available information regarding property prices
(only Barcelona and Madrid), since the entry of the platforms there has occurred a sharp increase in the sales prices
of dwellings, while the number of residents has declined. This apparent paradox has its most important explanation
in the use of these dwellings for their rental to tourists, with the consequent effect of the loss of local life and of
the elements of identity and singularity it introduces and which represent their greatest tourist attraction. It is
precisely this undesirable consequence which is the greatest risk for the tourist competitiveness of the destination,
due to the trivialization it produces regarding the supply of services, of principal proximity for tourist demand.

Evolution of the population and dwelling sales prices 2012-2015 in tourist districts of Madrid and Barcelona
Source: compiled from data from INE and Idealista

40,0 34.4
30,0 23.7

20,0 16.1

8.5 11.4

10,0 I I
0,0 . — .

10,0 ' 41 ' T e0>t

-20,0
Barcelona Ciutat vella Eixample Sant Marti Madrid  Centre

W Dwelling price growth B Population growth

3.2. A deterioration in the levels of quality of living and neighbourhood coexistence. The change of use of

permanent residence of a dwelling to a tourist dwelling generates a reduction in the quality of life of residents for
59% of the principal neighbourhood associations of these urban zones interviewed in January 2015 for this study.
This is due to the affirmation of a series of inconveniences which neighbours association with the exploitation of
dwellings as tourist accommodation and which take shape in:



- Noise levels which disturb the rest of the neighbours of adjoining properties and which is in 82% of cases the
principal problem most often denounced by neighbours in the tourist areas of the cities analysed.

- Agreater need for cleaning in the buildings, denounced by 67% of the neighbours of these cities.

- Aloss of security due to the placing at the disposal of third parties of keys to the principal entrance door of
each property, observed by 42% of neighbours.

- Greater maintenance costs of communal areas, according to 75% of the interviewees.

5. The supply of dwellings does not attract a new profile of tourist; what it permits is travel to groups of tourists
and lower expenditure profiles due to their vinculation to price. The survey undertaken by Nielsen for the project,
which gathers information for 2,206 trips to Spain (Spaniards, British, Germans and French) in the last year,
regarding profiles, behavioural habits and motivations reflect a clear similarity among the users of the rental supply
with respect to the remaining regulated typologies. This survey does not reveal clear differences with regard to
sociodemographic characteristics (age, education or income level) or in relation to the attitudinal profile which
permits the establishment of different typologies of tourists among the users of the regulated accommodation
supply and those using the rental dwelling supply.

Classification of tourists by age and education according to the accommodation typology
Source: Survey by Nielsen February-March 2015
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The decision to travel to the different Spanish destinations is not related for 54.4% of tourists with access to a
specific typology of accommodation. For the remaining 45.6%, for whom finding a concrete accommodation
according to their preferences influences their final decision regarding the destination of the trip, no differences
are to be found among the users of the rental supply, compared to that of the regulated typologies. From the results
derived from the Neilsen survey of final consumers, it does not appear that today the existence or otherwise of this
type of supply may be a limitation for the attraction of particular profiles of tourists to Spain. What can be extracted
from the results of the survey is that access to a cheaper accommodation supply could have conditioned the
possibility of changing the choice of destination for these travellers with more economic budgets.

Classification of tourists by motivations according to accommodation

typology
Source: Survey origin Nielsen February-March 2015
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Elsewhere, in distinction to what is taken to be one of the principal reasons for the growth of this phenomenon,
the same data confirm that the quantity of tourists who seek via the rental of dwellings the enjoyment of a greater
experience of local culture through the capacity of welcome of the proprietors is, in the case of Spain today,
marginal on average. This is demonstrated by the fact that only 6.1% mention it as one of the motives determining
their choice of this type of typology.

6. The access to a cheaper supply proceeds from the differential regulatory and fiscal treatment enjoyed by the
dwellings compared to the remaining regulated typologies. The analysis of the construction and operative costs
introduced by the regulatory framework designed to safeguard the rights of tourists which all regulated
accommodation in Spain must comply with, compared to the non-existent costs for tourist accommodation in rental
dwellings gives an advantage for these latter in the market of 17.2 euros less for each commercialized place of
accommodation®. To respond to the exposed guarantees, the regulated establishments in Spain must comply with
over 1,000 requirements which affect 24 distinct areas of their activity, with different developments between

6 A medium range 3-star hotel is taken as price reference
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regions and local entities, while dwellings dedicated to tourist rental, where they are regulated, have to satisfy
minimum requirements so basic they hardly generate costs.

Concretely, the impact of the distinct regulatory concepts, mentioned above, is produced by:

6.1. Greater construction and subsequent maintenance costs of the building and the installations, as well as the
personnel necessary to comply with the regulatory requirements demanded, a priori and on average, which must
be met by regulated supply (the case of a three-star hotel) represents a difference of 10.1€ per place with regard
to those which must be met by rental dwellings. Regulated supply must comply with multiple requirements with
regard to installations and physical characteristics (minimum number of bathrooms, minimum space per bedroom,
reception, space for catering, common rooms, etc.), installations for the prevention of and protection against fire,
external access dedicated and of internal mobility within the establishment identifying placards, installations for
employees, existence of 24 hour reception and customer service, requirement to note the data of the guest upon
his or her arrival at the establishment, luggage room, daily cleaning service of rooms, or making available catering
services (breakfast) and half board in many cases.

Ambits controlled by regulations for tourist dwellings (in dwellings vs, the rest)
Source: Elaboration EY and Tourism&Law, on the basis of current legislation
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These requirements mean that for a given floor space and a determined limit of construction, regulated
establishments offer a lower individual space for the guest (the rooms), at a higher price, as they must dedicate
part of the building area to common spaces (such as reception rooms, space for catering, etc.), spaces whose
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use and maintenance must be reflected in the price of the room and which do not feature in the case of

dwellings in tourist rental.
The lower fiscal burdens applied to dwellings of tourist use, due to their exemption from VAT and their

6.2.

greater fiscal opacity, which among others affects the social coverage of the jobs linked to each accommodation
typology and to the declaration of the income generated, causing an estimated difference of 7.8€ per
accommodation place’ in the price; this, added to the 10.1€ generates the 17.9€ of total charge compared to 0.7€

which must be borne by the dwellings.
This situation means that in the current situation the business of tourist rental dwelling generates a much higher

profitability than that of regulated accommodation, insofar as each offerer disposes on average a margin of 21.0€

per place to finance whatever cost, manage the reservation, place the dwelling at the disposition of the tourist, and
obtain a profit; while in the hotel only 12.8€ is available to meet these management expenses and obtain their

profitability, after satisfying the compliance and payment of the costs demanded by the regulations and the taxation

applicable.
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7. The daily economic contribution generated by the tourists who use the rental of dwellings in Spain is 84,8%
lower in added value and 500% lower in employment with regard to that obtained from clients in regulated
dwellings. This is the conclusion to be extracted from the analysis and exploitation of the information regarding the
characteristics of the travels and the expenditure levels of 120,247 trips by foreign and Spanish tourists in Spain,

7 The taxation of accommodation in tourist dwellings could be estimated as approximately 0.73€ per place (corresponding to the VAT of the

intermediation of the property agents which can represent 44% of the supply analysed in the platforms, and similarly the company tax corresponding

to the profit of this business)



compiled in the statistical operations of Egatur for the years 2013 and 2014 and Familitur for 2013, elaborated by
Turespaia (Government of Spain). From this information it can be extracted that:

7.1. The average daily expenditure in the destination of the client of regulated establishments is 71.2% above that
corresponding to the user of services of tourist accommodation in rental dwellings. Concretely, the client of
regulated accommodation spends 88.8 euros versus 51.9 euros, which is spent by that of rental apartments,
according to the data derived from the 120,000 trips gathered by the Egatur and Familitur statistics elaborated by
Turespaiia. This lower average daily expenditure in the destination is the reflection of a lower expenditure on
accommodation and on “pocket expenditure” (bars, restaurants, leisure, shopping and catering). The daily
expenditure on accommodation services of Spanish and foreign tourists is 40.7€ on average in the case of clients of
regulated supply, in contrast to the 20.4€ of the user of residential dwellings of tourist rental, very close to the
average price of rental detected in the analysis of the prices of the supply commercialized by the platforms (23.67€)
identified in this study.

In fact, the daily pocket expenditure of the tourist who is accommodated in the regulated supply in other type of
concepts is 53.1% greater than that who lodges in a rented dwelling (48.1€ vs, 31.4€). This datum corroborates that
supposing that the tourist does not wish to pay for the services provided to regulated accommodation, many of
which are derived from regulation itself, their economic contribution derived from their expenditure at the
destination on catering, purchases and leisure is far lower.

The spillover effects® of the daily expenditure of a tourist in regulated establishments regarding the remaining local
productive network are double (109,4% higher) those of the user of accommodation in a dwelling of tourist rental.
This is due to, in addition to spending more, tourists who use the regulated supply concentrate their consumption
in branches of economic activity with a greater capacity of carry-over effect regarding local companies in relation
to the type of tourist expenditure realised by users of the supply of tourist accommodation in rental dwellings.

The greater expenditure in the destination and their greater carry-over capacity explains that the daily economic
impact of the tourist who stays in regulated supply is 84.8% higher than that who uses the supply of rental
apartments, which means an added value generated directly and indirectly of 148.6€ as against the 80.4€ of the
client in the supply of rental, as underlined at the beginning of this section.

8 For the calculation of the carry over effects regarding Gross Added Value and Employment the input-output methodology has been applied
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Daily Economic impact in destination by type of accommodation
Source: from Familitur, Egatur (Turespana), Spanish 10T (INE)
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This reality is amplified in terms of the employment generated by tourists of one or other accommodation typology,
due to the scanty services provided in the dwellings and the lower expenditure at the destination. From the
information supplied by the INE and the economic indicators of the hotel industry of EY, for each 100 places of
accommodation in regulated establishments, 17.9 posts are directly generated in the accommodation itself, while
in the case of tourist rental dwellings, this ratio falls to 2.2 (3.7 in urban destinations).

The lower expenditure at the destination resulting from the reduced expenditure of the tourists who use the rental
supply in catering, purchases and leisure, leads in turn to a lower generation of employment. Concretely,
employment directly linked to the carry over expenditure of these tourists amounted to 3.8 work posts for each
100 places. 14.8 in the case of the clients of hotel establishments and similar. If to this effect is carried over the
employment induced in other sectors of activity, for each 100 places in the market of regulated supply 20.6 indirect
jobs are generated in other branches of activity, the same 100 places in rental dwellings produce 3.9 jobs.

Anual employment in destination by bed and type of accommodation
Source: Nielsen from explotation of Familitur, Egatur (Turespana), Spanish 10T [INE)
Units: Annual FTE per accommodation beds
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E. Final reflections

The conversion of dwellings into tourist accommodation under the adjective “Sharing” means a new reality which
requires a strategic response due to its capacity to affect the urban model and the tourist system on the basis of its
dimension and rate of growth. The evidence available from their study in Spain reflect that many of the supposed
opportunities derived from their extension are not so and, nevertheless, there exist worrying negative external
effects for residents, together with an impoverishment of the tourist system and its economic contribution and
upon employment which it is necessary to limit.

This reality demands, as is already occurring in various places around the world (New York, Berlin, Paris, Sydney,
Miami, Toronto, Barcelona), the introduction of an integrated response, which combines an improved system of
statistical follow-up, together with a regulatory framework which limits its negative externalities, at the same time
as it guarantees the basic rights of consumers, with the involvement of the technological platforms in their
compliance.

From the point of view of challenges for the system of tourist information, it is necessary to delimit what we are
talking about when mention is made of “Sharing” tourist services, and particularly in the sphere of tourist
accommodation. Firstly, because from reality it is derived that it is an economic activity in use, that was being
supplied in a generalised way and whose principal innovation is the scale and fractioning by days introduced by P2P
platforms. Secondly, because the criteria to define this questionable collaborative character are not clear and are
very difficult to delimit and, above all, to measure nowadays. In this discussion are present criteria such as: the
duration of their exploitation (days), the regularity (recurrence) in the exercise of the activity, their condition of
primary or secondary residences, the volume of the income obtained by the lessor, the approximation of its price
to that of the market and several others.

It seems reasonable to assume that, as the first objective, the important thing is to attempt to approximate the
dimension and characteristics of the supply of dwellings converted to tourist rental and the channels of their
commercialization. From this proposal there are two key instruments which would assist their follow-up:

1. Aregulation which requires an administrative register for their quantification and control, as followed by
the remaining accommodation typologies and which serves as a basis for the statistical institutes entrusted
with the publication of information of supply and its characteristics.

2. The participation of the intermediaries in the supply of information regarding the dwellings they
intermediate and their principal features. This approach would leave outside the supply not intermediated
by the platforms, at the same time as it would require the implementation of systems of correspondence
and congruence among them, to avoid the counting of duplicated dwellings.

Following this approximation of supply, the challenge is planted of understanding the factors determining their use
and the degree of their consumption in the market on the basis of the information of demand, through the
traditional tourist surveys (not designed for this today) and, once more, the data compiled by the intermediaries.
The dimension of the phenomenon and the taking of decisions regarding its regulation requires it. Will we be
capable of responding as quickly as the market moves?

For a better knowledge of the results of the study condensed in the paper and the recommendations of EXCELTUR
the complete report can be downloaded from www.exceltur.org
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