
Measuring the impact of short term rentals in Spain: 
The decline of a myth 



1. Objectives 
 
 

1. To calculate the current size of the supply of dwellings rented touristically through 
P2P platforms in relation to the traditionally regulated supply (hotels, hostels, pensions). 
 
 
 

2. To understand its principles and logics of functioning, to evaluate the degree of 
άǎƘŀǊƛƴƎέ ŎƘŀǊŀŎǘŜǊ ŜȄǘŀƴǘ ƛƴ ǘƘŜ {ƘƻǊǘ ¢ŜǊƳ wŜƴǘŀƭ ό{¢wύ ƳŀǊƪŜǘΦ 
 

3. To evaluate the effect of the regulatory framework upon their market attractiveness.  
  
 

4. To know the profile and the principal motivations of the tourists who select STR to 
analyse: 
 
- STR capacity to attract new consumers. 
- STR contribution to the economy and employment. 

 
 
 
5. To analyse the principal externalities of the phenomenon on the urban model and the 
system of neighbourhood coexistence. 
 
 
 
6. 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. 
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30 interviews with 

tourism specialists 

2. Main information sources 

120,247 tourist trips 

collected by official statistics, 

Turespaña, Spanish Institute 

of Statistics. 

 

2,203 trips analyzed 

from a survey of tourists 

from our 4 main origin 

markets, made by 

49,123 individual ads 

of rental properties 

included in the top 10 

P2P platforms 

 

50 questionnaires to 

neighborhood 

associations 

 

244 regulations in  

different areas for traditional 

accommodation, and their 

translation to the operational 

costs 
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1. A new economic activity, "Hotelization ƻŦ ǊŜƴǘŀƭ ƘƻǳǎƛƴƎάΣ is due to penetration of 
technology and its capacity to manage stocks in a more efficient way. 

3. Main findings 

2.7 millions 
beds in Short term rentals 

in Spain 

2.4 millions 
Regulated beds 
(Hotels, rural houses, 
tradicional aparments, 

campings) 

VS 1.7 millions 
in P2P 
Platforms 



Niumba
(2005) Only-

Apartments
(2006)

HouseTrip
(2009)

Vacaciones 
Espana
(2006)

Homeaway
(2011)

Wimdu
(2011)

Rentalia
(2012)

Airbnb
(2011)

Alterkeys
(2012)

2. Short term rentals show an exponential growth, related to P2P platforms 
penetration 

Dwellings dedicated to tourist rental in the 10 largest P2P platforms

Listings Beds Listings Beds Variation Dec14/Oct16

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%

December 2014 October 2016
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Capacity of Accommodation facilities in urban destinations by type (*)  

Source: Compiled from information published on January P2P platforms in March 2015 and 

INE 

Beds in rental homes Beds in regulated accommodation 

 

Percentage of places concentrated in city centres 

 

 

 

Source: compiled by E&Y 

73% 

42% 

Concentration of accommodation places in 

dwellings (P2P) 

Concentration of accommodation places of regulated 

supply 

Beds in regulated 
accommodation 

Beds in STR 

48% of the total supply of 
urban tourist 
accommodation in rental 
houses in Spain are 
marketed by P2P 
platforms. 
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1 out of 11 homes is 
dedicated to tourist 
rental housing (8.5%) 
in the tourist districts 
of these cities 
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Barcelona Madrid 

Source: innside Airbnb November 22, 2016 

Historic city centre 

Sagrada Familia 
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3. The supply of rental housing through P2P platforms is mostly a business,  
increasingly professionalized and substantially more lucrative than 
traditional leases. 

Nearly 50% (44%) of the properties present in the 
P2P portals during this study were managed by 
companies or owners with more than one ad. Empresa/ 

multipro-
pietario 

44% 

Particular 
56% 

Estimation of the ownership structure of tourist 

accommodation in rental housing in P2P platforms 

Source: Compiled from information published on P2P platforms 

(January to March 2015) and INE 

Company/ multi 

owner  

44% 

 

 

Barcelona Madrid Mallorca Source: InsideAirbnb 22/9/2016 
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Appartment: 56 m2; 2.8 

beds 

Madrid Barcelona 

Monthly rent: 773ú Monthly rent : 750ú 

Monthly turnover: 1,670ú Monthly turnover: 1,130ú 

This fact is derived from the greater profitability obtained for the rental of a dwelling to 
tourists as opposed to its rental to long-stay residents (from 2 to 4 times profitability 
depending on which Spanish city). 

+46% +123% 
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4. The pressure caused by the conversion of dwellings into tourist 
accommodations in the historical centres of cities is causing adverse effects on 
local societies. Two main effects are the following:  
 
4.1 .  Increased price of housing and crowd population out of city centres 
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Barcelona Ciutat vella Eixample Sant Martí Madrid Centro 

  

Precio vivienda Población <Dwelling price growth    < Population growth  

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 
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4.2. A deterioration in the quality of living and neighbourhood coexistence 

of the local population declare their quality of 
life is deteriorating due to the high number of 

homes for holiday rental 

Noise  

(82% 
residents 

affected) 

Loss of 

security 

(42% 
residents 

affected) 

Need for 

cleaning 

(67% 
residents 

affected) 

Maintenance 

problems 

 (75% residents 

affected) 

Devaluation of 

identity elements 

of neighborhood 

life 

(58% residents 

affected) 

59%  
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5. The supply of dwellings does not attract a new profile of tourist; what it 
permits is travel for groups of tourists and lower expenditure profiles due to 
their link to price. 

Classification of tourists by age and education according to the accommodation typology  

Source: Survey by Nielsen February-March 2015 
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Classification of tourists for motives according to the range of accommodation types 

Source: Nielsen Survey origin February-March 2015 

0.0% 

30.8% 

21.2% 

20.1% 

18.2% 

17.4% 

11.7% 

34.8% 

6.1% 

14.2% 

15.1% 

15.9% 

21.1% 

25.3% 

45.8% 

52.7% 

Relación con el anfitrión 

Prestación de servicios (limpieza, 
restauración) 

Ambientación, diseño 

Seguridad sobre lo contratado 

Capacidad de acoger al grupo 

Amplitud de la estancia 

Independencia (cocinar, comer a mi hora) 

Precio 

Alojamiento en viviendas de alquiler Alojamientos reglados Accommodation in rental homes Regulated accommodation 

Price 

Independence (cooking. own meals time 

Amplitude of home 

Capacity to lodge group 

Security of the contracted 

Atmosphere, design 

Services (cleaning, meals) 

 

Relation with host 

The main reasons for 
selecting accommodation 
in tourist rental homes in 
Spain are a better price, 
larger space and 
availability of kitchen 
equipment. 

The search for experiences 
associated with the 
possibility of a more 
personalized welcome by 
the host / homeowner is 
only mentioned by 6.1% of 
tourists. 

Spanish 
Competition  

Authority 
June 2016 

66.4% 

10.0% 

Nielsen Survey 
February 2015 
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The economic impact of rental properties 
on a daily destination is 80.4ϵ,  vs 148.6ϵ 
promoted by the formal offer because: 
ϵ 20.3 less spent on accommodation. 

ϵ 16.7 less spent on shopping, dining and 
entertainment (official statistics).  

It generates a multiplying effect of ϵ 31.2 less (using 
input ς output tables) 

 
40.7 

48.1 
59.8 

148.6 

20.4 
31.4 

28.6 

80.4 
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Usuario oferta reglada Usuario alojamiento en vivenda alquiler turístico 

Daily Economic impact in destination by type of accommodation 
Source: from Familitur. Egatur (Turespaña). Spanish IOT (INE). Units in euros 

84.8% above 

99.2%  
above 

109.4%  
above 53.1%  

above 

Regulated 

accommodation user 
Home rental accommodation user 

Direct- 

Accommodation 
Direct- Other 

pocket expenses 

Pull effect 

The daily economic contribution generated by the tourists who rent 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.  

 

In terms of job creation the difference 
spreads to 9.8 direct and indirect jobs per 
100 beds on housing versus 53.3 in 
regulated businesses 
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REGULATED 

24 mandatory fields 

1,000 different 

regulations 

Tourist accommodation in rental 

housing 

7 areas partially required compliance 

6 regulations 

30.7 ú 
(Real) 

21.7 ú 
(Real) 

       38.9 ú 
(With equivalent 

regulation) 

12.8 ú (42%) 

21.0 û (97%) 

without 

(7.8 ú, 35%) 

0.7 ú 

Regulatory costs 

difference (10.1 ú,  

33%) 

38.9 û 

6. The lower price of short term rentals proceeds from the differential regulatory 
and fiscal treatment and the lack of compliance with existing regulation 
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Loose rooms are forbidden in the 
majority of regional laws but have a 
24% of the market share in STR 
platforms. 

 

Barcelona 
 
Only 10% of properties are 
registered in the regional 
registration 

Madrid 
 

96% of listings are allowed to be 
rented out for less than 5 days, 
the minimum permitted by law 

 
Baleares 
23,119 beds in properties are 
located in Palma de Mallorca 
buildings, where rental is 
prohibited by regional tourist 
law 

76% 

24% 

Some examples of the lack of short term rental regulation compliance 
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Many of the supposed opportunities derived from the extension of STR are not positive.  1. 

4. Final conclusions 

This reality demands the introduction of an integrated response, which combines an improved 

system of statistical information, together with a regulatory framework which limits its negative 

externalities and, at the same time, it guarantees the basic rights of consumers and an equal 
level playing field. 

2. 

The only way to  fulfill legislation is involving  P2P platforms in assuring its compliance. 3. 

General: 

Statistical: 

It is necessary to delimit what we are talking about when mention ñsharingò tourist services. In 

any case, the different criteria discussed in the majority of papers are very difficult to be 
measured. 

4. 

There are two key issues in gathering information on this phenomenon: 

-A regulation that requires an administrative register for their quantification and control. 

-The participation of the intermediaries in the supply of information regarding the dwellings they 
mediate and the principal features (price, size, location, occupancyé). 

5. 
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Thanks for your attention! 

Oscar  Perelli 
operelli@exceltur.org 
  


