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Abstract: 
 
This paper gives an overview of the activities of Airbnb in 14 European cities. Since Airbnb 
provides an online accommodation platform linking property owners and visitors, it could 
potentially affect both the hotel market and the domestic rental market in the localities 
in which it operates. We discuss the structure and the segmentation of the 
accommodation market, and then present some descriptive statistics on Airbnb activities 
in the 14 cities. Finally, we present some estimates of the impact of Airbnb on hotels and 
on rents, among the first estimates for European markets. We find !ƛǊōƴōΩǎ ǇǊŜǎŜƴŎŜ ƛƴ ŀ 
market has a negative effect on hotel occupancy rates, but a positive effect on total hotel 
revenue and the average daily rate they charge. In the two countries we consider, the 
ǇƭŀǘŦƻǊƳΩǎ impact on the rental market is ambiguous, suggesting local market conditions 
are important. 
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1. Introduction 

 
Since the launch of Airbnb across Europe from 2010, the platform has grown rapidly, and 
clearly offers travellers and property owners a service they value. However, Airbnb is 
controversial because it potentially competes both with hotels and with the private rental 
market, yet without all of the same tax and regulatory constraints of either of these 
existing short-term or long-term accommodation markets. Hoteliers perceive the entry of 
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!ƛǊōƴō ŀǎ ŀƴ ΨǳƴŦŀƛǊΩ ŎƻƳǇŜǘƛǘƛǾŜ ǘƘǊŜŀǘΦ ¢ƘŜǊŜ ŀǊŜ ŀƭǎƻ ŎƻƴŎŜǊƴǎ ǘƘŀǘ ǇǊƻǇŜǊǘȅ ƻǿƴŜǊǎ 
are switching from long-term residential tenancies to short term Airbnb lets in major cities 
where housing is expensive and hard to find. Thus several cities around Europe have 
introduced regulatory restrictions on Airbnb or are discussing doing so.  
 
This paper aims to provide some empirical evidence on the effects of Airbnb entry on the 
hotel and private rental markets, in a number of European cities. To date, there is 
relatively little empirical research on the platform in Europe, and yet there is considerable 
pressure on local authorities to regulate it more restrictively, despite the value it offers 
to users on both sides of the platform. 
 
The assessment of potential harm requires answers to empirical questions. How much 
has Airbnb grown in different locations, and have Airbnb lettings affected the quantity of 
other short-stay accommodation (hotels) and the prices they charge? Has Airbnb affected 
on the other hand the price and availability of longer-term accommodation (the private 
rental market)? These effects could be large or small depending on whether Airbnb 
expands the supply of available properties, expands the demand by offering a wider menu 
of choice to travellers, or both; and also on the extent to which it is eroding the traditional 
segmentation between short-term and long-term urban accommodation. Other empirical 
questions are: how much do the effects of Airbnb vary between different cities depending 
on the market context? Where are Airbnb properties located, compared to hotels and to 
neighbourhoods of privately rented longer-term accommodation?  
 
For local authorities, the questions concern the effectiveness of their regulatory 
frameworks. Hoteliers complain that hosts on Airbnb do not pay the occupancy taxes 
imposed on hotels and can avoid other regulations such as safety rules. Tax authorities 
could be concerned that Airbnb hosts are not reporting all their income, as they might 
not be registered as self-employed or freelance workers. Local residents might have 
concerns about a larger number of short-term visitors in largely residential areas. Local 
authorities in cities where there is high demand for rental housing worry that the supply 
will be diminished by owners turning to Airbnb rentals.  
 
The contribution of this paper is to provide some empirical evidence on these questions 
in European cities. While demand for short stay and longer term rented accommodation 
is highly segmented and likely to remain so, the entry of Airbnb could break down supply 
side segmentation between these markets, as well as potentially increasing the supply of 
short term accommodation as owners of properties take advantage of the platform to 
rent out (part of) their property for the first time. 
 
We have a large volume of web scraped data on Airbnb in a number of European cities, 
provided by the information company Airdna. Daily information from September 2014 to 
!ǇǊƛƭ нлмс ŦƻǊ мп 9ǳǊƻǇŜŀƴ ŎƛǘƛŜǎ ƛǎ ŜȄǘǊŀŎǘŜŘ ŦǊƻƳ !ƛǊōƴōΩǎ ǿŜōǎƛǘŜΣ ŦǊƻƳ ǿƘƛŎƘ ǘƘŜ 



average monthly and annual performance are computed.4 This includes the occupancy 
rate and revenue (in US dollars in the original data set) from April 2015 to March 2016. 
Together with all visible online features of the hosts and the properties, we are able to 
look at the connections between performance in terms of occupancy and revenues and 
property characteristics. Among the characteristics, the start date of the listing, the listing 
type (private room, shared room or entire apartment/home), and the location of the 
listing are particularly interesting, and we briefly describe these. Secondly, we were 
provided with data on hotels ς average daily rate (ADR) per room, total revenues, and 
average occupancy rate ς by the hotel information company STR. We also gathered data 
on private rental market, available from official sources for Germany and the UK, and 
other data on city or region level explanatory variables. 
 
This paper provides some initial descriptive information on the novel data on Airbnb lets. 
We describe also the hotel characteristics for the same cities. We discuss the potential 
effects of Airbnb entry into a segmented accommodation market. We then present 
econometric results the cities for which we were able to collect the necessary data, taking 
particular care with the time series properties of the data as previous research has not 
addressed the non-stationarity that is present.  
 
We find that a rise in the number of Airbnb listings in a city was associated over this period 
with a fall in the average hotel occupancy rate, but an increase in the average daily rate 
received by hotels. The combined effect on total hotel revenues was ambiguous to slightly 
positive. On the other hand, the arrival of Airbnb is positively correlated with the rental 
price index in the UK, but not in Germany. 
 

2. Previous research  

 
The economics of so-ŎŀƭƭŜŘ ΨǎƘŀǊƛƴƎ ŜŎƻƴƻƳȅΩ ǇŜŜǊ-to-peer asset rental platforms in 
general are surveyed in a number of recent books and papers, including Coyle (2016), 
Edelman and Gerardin (2015), and Sundararajan (2016). Such markets have grown 
rapidly, thanks to a combination of the spread of smartphones enabling constant real-
time online access and to innovations in algorithmic and marketplace design. A model of 
the consumer choice in a P2P market is discussed in Horton and Zeckhauser (2016). In 
their model, in which there is a single pool of owners and renters, there is a short-term 
equilibrium after the emergence of a P2P rental market, in which both owners and renters 
use the asset as if they were paying the market-clearing rental rate ς the owners as there 
is now an opportunity cost to their own use of the asset. In the long run, the presence of 
the market for services from assets can change the buy-or-rent decision: the (normalized) 
purchase price equals the market clearing rental rate. If the short run rental rate is below 
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(normalized) purchase price, demand for asset ownership will decline. These results are 
ǘŜƳǇŜǊŜŘ ōȅ ǘƘŜ ǇǊŜǎŜƴŎŜ ƻŦ ΨōǊƛƴƎ ǘƻ ƳŀǊƪŜǘΩ ŎƻǎǘǎΣ ǿƘƛŎƘ ƛƴŎƭǳŘŜ Ŏƻǎǘǎ ǎǳŎƘ ŀǎ ƭŀōƻǳǊ 
to prepare the asset for renting out (cleaning, key exchange) and also the temporal 
indivisibility of some assets (is It easy or hard to lend them out in small chunks of time). 
The existence of such costs means that consumers placing enough value on the use of the 
asset will tilt toward ownership rather than renting. Income is also a constraint on 
ownership high-value assets such as urban properties. Like other analyses of P2P 
platforms, Horton and Zeckhauser find that the existence of the platform increases social 
welfare (eg Edelman and Giradin 2015, Benjafaar et al 2015, Einav et al 2015). 
 
The empirical literature on Airbnb is small but growing. Zervas et al (2014) group hotels 
into budget hotels likely to be competing with Airbnb rentals, and high-end hotels 
catering to business travellers. Looking at data for Austin, Texas, they found an 8-10% 
drop in hotel revenue in locations where Airbnb supply is highest. They also found that 
the lower-priced hotels and those not catering to business travellers were the most 
affected. The effect was uneven since rooms in private apartments are highly 
heterogeneous in their features. Hotels still commanded a premium over Airbnb because 
some customers prefer the quality, the consistency of service, and other standard 
attributes provided by hotels. A study on the Netherlands found a negative but small 
effect of Airbnb entry on hotel prices. (Hooijer 2016) (check the reference). Neeser (2015) 
looked at three Scandinavian countries and found no significant effect on average hotel 
room prices, but a small negative effect in the places where there had been most growth 
in Airbnb listings. Quattrone et al (2016) explore the geography of Airbnb in London, 
finding that listings on the platform are linked to socio-economic characteristics of 
neighbourhoods, with more listings in desirable areas with young populations and more 
residents who are employed, and born outside the UK. Listings are less likely to be found 
in more distant residential areas with more houses than flats. However, the listings have 
expanded over time from central areas to more distant areas. (Quattrone et al 2016). 
 
We are not aware of any empirical work looking specifically at the private rental market. 
Furthermore, given that the hotel and rental market contexts in terms of both demand 
and supply can differ greatly between cities, it is important for policy makers to have 
evidence specific to their own locations.  
 

3. The structure of the accommodation market 

 
There are a number of regulatory issues at stake when it comes to understanding the 
market impacts of Airbnb. In terms of the impact on the incumbent hotel business, 
tourism is an important sector of the economy. The EU28 countries received 457 million 



international tourists in 2014 compared to 331 million arrivals in 2000.5 While there are 
many factors contributing to its growth, digital technology has revolutionised the travel 
and tourism business, enabling individuals to construct their own trips from a far wider 
array of choices.  The first stage in the technology-driven evolution was the growth of 
online travel agencies (OTAs), which have largely replaced traditional high street agencies. 
They improved competition among hotels by providing smaller hotels with a platform. 
But competition authorities have been concerned about the business model and 
structure of the industry. Booking.com is the most popular online hotel booking platform, 
especially in the US but globally ranking at 112 among all websites. It is the dominant 
player in the market and despite interventions by competition authorities, its pricing 
tactics still make it hard for a new entrant to gain market share through price competition 
(Coyle 2016).  
 
Hoteliers complain that Airbnb specifically presents unfair competition because hosts 
listing on the platform can easily avoid the taxes and regulations applied to the formal 
hotel sector. The hoteliers see it as increasing the supply of short-stay accommodation 
competing directly with hotel rooms. Local authorities are most concerned about loss of 
tax revenues, safety issues, and in some cases also about the increased volume of visitors 
to already-crowded city centres. 
 
City authorities may also be concerned about the other side of the coin, that the growth 
of Airbnb might reduce the supply of private rental accommodation available to residents, 
in tight housing markets. There have also been some issues about externalities such as 
additional noise and rowdy or anonymous visitors in residential areas. An additional issue 
is visitor safety, since some non-tourist residential areas could potentially be more 
dangerous. A hotel seems safer since there are staff and also other travellers. Meanwhile, 
some sorting is going on. The maps we present below show that highly demanded Airbnb 
properties are sparsely located, if not absent, in poorer or rougher areas of the cities. 
They are absent perhaps due to the fact that users are informed enough to avoid certain 
areas, while hosts in these areas will accumulate fewer visits and reviews. Still, it is difficult 
to disentangle the demand-side factors from those of the supply-side. 
 
A number of European cities have recently tightened regulations applied to Airbnb 
rentals. Berlin has banned unregistered short-term rentals. In Brussels owners need 
permission from their building owners or commune. Amsterdam has limited the number 
of people who can jointly rent one property (to prevent noisy parties). Barcelona requires 
the host to be in residence during the rental period, or otherwise treats the property in 
the same way as a hotel. Many cities limit the amount of time during the year a property 
can be rented out through Airbnb-type platforms, a policy directed at preventing the 
crowding out of residents in the private rental market. Barcelona and Paris have fined 
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Airbnb for various regulatory violations. By November 2016, Airbnb has agreed to collect 
tourism taxes in 200 cities, and aims to secure in total 700 cities that generate 90 percent 
of its revenue.6 According to the agreements the company collects taxes from users and 
remits to the city governments. Airbnb hosts in Paris now face an even tighter regulation 
that obliges Airbnb to hand over tax data automatically to the authorities, effectively 
forcing hosts to pay the required taxes.7 
 
Other researchers have considered separate aspects of these issues. Although long-term 
ǊŜƴǘŜǊǎΩ ǎŜƴǎƛǘƛǾƛǘȅ ǘƻ ǇǊƛŎŜ ǿƛƭƭ ōŜ ŀŦŦŜŎǘŜŘ ōȅ ƭƛǉǳƛŘƛǘȅ ŎƻƴǎǘǊŀƛƴǘǎΣ ƛƴ ŜǉǳƛƭƛōǊƛǳƳ ǊŜƴǘŀƭ 
prices should be equal to (suitably normalised) property purchase prices. This rent-or-buy 
decision is the one analysed by Horton and Zeckhauser (2016). We do not consider the 
rent-or-buy decision further here as it is not one of the relevant regulatory concerns.  
 
Einav et al (2015) present a stylised model of new flexible entry like Airbnb into a hotel 
market, where hotels have fixed upfront as well as variable costs, and the new entrants 
have variable costs only. Their results support the intuition that when demand is high, 
additional flexible supply is induced. This will reduce the equilibrium price and the 
profitability of owners of fixed supply (hotels). The higher fixed costs and the lower 
variable costs, the more flexible supply there will be. An additional element is the cost of 
visibility in the market, a fixed cost assumed to be equal for all suppliers. Lower visibility 
costs will increase total capacity and flexible capacity; but decrease fixed capacity, and 
also prices.  
 
This is only part of the story, however. The context into which Airbnb is entering is one of 
inter-related but segmented property markets. The demand side in urban rental markets 
is normally segmented: demand for long-term rentals and short-term stays in cities have 
been largely (although not completely) distinct. The entry of Airbnb into the market is 
unlikely to affect long term rental demand, which will depend on factors such as 
employment and population growth; but it could increase demand for short stay 
accommodation if travellers either have sufficiently price elastic demand or are attracted 
by other characteristics (such as the greater ease of visiting with children). In any case, 
short and long stay demands will probably retain distinct characteristics, preserving 
demand-side segmentation.  
 
Within short-stay demand there may additionally be other relevant market segments: less 
price sensitive business travellers and more price sensitive tourists. Despite the cost-
advantage of Airbnb listings, hotels are obviously not always an inferior choice, so these 
segments may also be preserved. Business travellers are much more able or willing to pay 
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for convenience and reliability. For example, Airbnb hosts can cancel reservations at short 
notice and the platform does not penalize the hosts who renege on their promises, or 
compensate the users who find themselves nowhere to stay at short notice. The 
informality of the sharing economy does not (yet) sustain service norms. On the other 
hand, we always expect hotels to observe their promises. By screening out budget 
travellers, hotels may be better able to identify customers with less price-elastic demand 
and thus possibly even raise prices and obtain higher revenue thanks to the greater scope 
for price discrimination. Thus the entry of flexible low cost supply could in effect push up 
the prices and revenues of some hoteliers, though low-cost hotels may suffer.  
 
The literature on segmentation in housing (or labour) markets focuses largely on 
differences in preferences and search costs on the demand side.8 However, the entry of 
Airbnb may be eroding supply side segmentation between hotels and rental apartments, 
as well as increasing the supply of flexible/informal short-term accommodation. Entry 
into the hotel market has always been expensive, requiring both significant financial 
investment and a number of one-off regulatory and other barriers (licensing, inspections, 
marketing, etc.) so supply is inelastic. Entry into property ownership (for own use or 
rental) is similarly costly (with different costs) and constrained by physical supply in large 
cities, but existing owners may be concluding that the Airbnb platform gives them the 
option of short-term rentals.9  
 
There are therefore two margins of choice on the supply side to consider post-Airbnb 
entry into a market:  
 

¶ for existing private owners who can now choose to supply spare capacity to short-
term renters if they perceive demand to be sufficiently high and revenues to 
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 D= D  (p, k)  

 Costs of providing accommodation include:  

 Upfront fixed costs c(q) to provide q units (person -nights) of 

accommodation  
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variable costs, Airbnb hosts have variable costs only, and private landlords fixed costs only. 
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exceed the costs of joining the platform and providing the services such as key 
exchange and cleaning;  

¶ for existing landlords who can choose to supply to short-term rather than long-
term renters. Landlords will want to consider whether this is a more profitable 
option. They are also likely to face fewer regulatory constraints on both price and 
tenancy conditions if they switch. On the other hand, there may (in principle) be 
higher visitor taxes on short-term rentals.  

 
Note, however, that the different regulatory concerns about the effects of Airbnb will not 
be simultaneously valid. If the entry of the platform is reducing the profitability of hotels, 
it is unlikely that it will be tempting private landlords to switch from long-term rentals 
into behaving more like hotels. In what follows we therefore look at the effects of Airbnb 
expansion on both hotel performance and private rental costs.  
 
Hotel and Airbnb are generally believed to be competitors. Assume that hoteliers face 
downward sloping individual demand, i.e. each of them commands a certain degree of 
market power. Profit maximization requires marginal revenue equal marginal cost: 
 

MC = MR= p(1-
1

e
) 

 
where p is the price and ʁ  ƛǎ ǘƘŜ ǇǊƛŎŜ ŜƭŀǎǘƛŎƛǘȅ ƻŦ ŘŜƳŀƴŘΦ ¢ƘŜ ǇǊƻƳƛƴŜƴŎŜ ƻŦ !ƛǊōƴō 
very likely causes some visitors to shift their demand away from hotels. A fall in demand 
then causes the marginal cost to fall. But if the demand now becomes less price elastic, 
the term in the parentheses decreases and the price may go up to restore the equilibrium. 
Therefore, a fall in demand for hotel rooms due to the booming of Airbnb may cause the 
room rate to increase, if the remaining customers are less price elastic. The overall effect 
on total revenue is ambiguous, which may also increase if the magnitude of the price rise 
overwhelms that of the fall of occupancy of hotel rooms.  
 
Airbnb impacts the traditional rental market in a different way. Owners may supply their 
properties to the Airbnb platform instead of the traditional long-term rental market. The 
prospect of earning a higher return from the Airbnb platform causes the supply of the 
long-term leases to fall and also the rent to rise to match the opportunity cost. Still, short-
term lease and long-term lease are not completely substitutes. Owners may prefer the 
certainty associated with long-term leases, while some of them prefer the flexibility of 
Airbnb. 
 

4. Description of the data 

Airbnb 

Number of listings, occupancy rates and average revenue of Airbnb hosts 



According to the Airdna database, 227,093 listings were to be found in the 14 cities in 
April 2016.10 Figure 1 displays the number of listings in the 5 biggest cities in the sample 
from January 2008 to April 2016. Paris ranks the top with 65,217 listings (for perspective, 
the population the metropolitan region is roughly 12 million).11 A mild catch-up in the 
smaller cities is evident; the average growth rate of the small cities (those with fewer than 
10,000 listings up to April 2016) has outpaced that of the 5 big cities.12 Properties on 
!ƛǊōƴō ŀǊŜ ƘƛƎƘƭȅ ƘŜǘŜǊƻƎŜƴŜƻǳǎΦ ¢ƘŜ Ƴƻǎǘ ŦǊŜǉǳŜƴǘ ǘȅǇŜ ƻŦ ǇǊƻǇŜǊǘȅ ƛǎ ΨŀǇŀǊǘƳŜƴǘΩΣ 
accounting for 87.8% of all listings, but it is not unusual for Airbnb users to spend a night 
ƻƴ ŀ ōƻŀǘ ƻǊ ƛƴ ŀ ŎŀǎǘƭŜΦ ¢ƘŜ Ƴƻǎǘ ŎƻƳƳƻƴ ǘȅǇŜ ƻŦ ƭƛǎǘƛƴƎ ƛǎ ΨŜƴǘƛǊŜ ƘƻƳŜκŀǇŀǊǘƳŜƴǘΩΣ 
reaching 65% of the total number listings. However, the cities show a considerable 
variation in this respect, ranging from just 36% in Manchester to 87% in Paris.  
 

 
 
Judged by the performance of the Airbnb listings in the sample from April 2015 to March 
2016, at any given time most of the listed properties are not rented. The average 
occupancy rate was about 30% during the 12 months of the sample period and is 
significantly influenced by seasonal fluctuations of demand. Taking Paris as an example, 
the average occupancy rate of a listed Parisian property was 35%. Among those having at 
least one successful transaction, 23% of them had only one customer every ten days. 
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stick with those active listings throughout the analysis.  

11 The number of hotel rooms in Paris was roughly 76,600 in 

2010.http://www.hvs.com/Content/3131.pdf  

12 The big 5 are Paris, London, Berlin, Barcelona and Amsterdam.  

0

10000

20000

30000

40000

50000

60000

70000

Figure 1: Total No. of Listings

Amsterdam

Barcelona

Berlin

London

Paris



Other cities exhibit a similar pattern (see Table 1). 
 
 
 

Table 1 
Average 
Occupancy 
Rate 

Proportion of 
Listings with 
an occupancy 
rate 

City  less than 10% less than 50% 
more than 
90% 

Amsterdam 39.42% 16.48% 65.40% 2.49% 

Berlin 36.44% 20.32% 69.48% 3.44% 

Barcelona 35.18% 21.91% 70.83% 1.73% 

Paris 35.07% 22.74% 71.10% 1.00% 

Glasgow 33.88% 21.03% 74.49% 3.69% 

London 33.30% 24.31% 73.47% 1.30% 

Nantes 33.27% 23.91% 73.91% 1.08% 

Manchester 31.25% 26.01% 76.73% 2.51% 

Edinburgh 30.00% 27.29% 78.35% 2.19% 

Strasbourg 29.80% 28.58% 77.84% 2.02% 

Toulouse 28.69% 26.27% 81.05% 2.60% 

Munich 26.26% 37.45% 81.50% 1.24% 

Frankfurt 25.04% 33.18% 84.68% 4.41% 

Cologne 23.86% 35.93% 86.24% 2.47% 

 
 
Revenue is also unevenly distributed among hosts (See Table 2). For example, among 
those active listings in Paris, almost 27% have earned less than US$1,000, while just 3.4% 
earned more than US$30,000 during the past year. This suggests a wide range of 
behaviours on the part of owners. 
 

Table 2 Average 
Annual 
Revenue US$ 

Proportion of 
Listings with 
an annual 
revenue 

City  Under 
US$1,000 

Under 
US$10,000 

Over 
US$30,000 

London 7928.88 23.48% 72.86% 5.73% 

Amsterdam 7792.49 15.26% 73.00% 4.34% 

Edinburgh 6714.75 19.35% 76.67% 2.82% 

Paris 6535.50 26.82% 79.47% 3.39% 

Glasgow 6268.78 22.44% 78.41% 2.33% 



Barcelona 6163.10 26.11% 78.66% 2.40% 

Manchester 5594.82 29.64% 80.41% 2.42% 

Berlin 3858.84 40.10% 88.44% 1.02% 

Munich 3754.48 36.59% 89.71% 1.03% 

Toulouse 3731.30 29.22% 90.92% 0.22% 

Frankfurt 3207.95 34.57% 93.28% 0.33% 

Cologne 3149.16 39.10% 93.34% 0.27% 

Nantes 2798.53 38.75% 94.59% 0.00% 

Strasbourg 2663.29 43.84% 94.89% 0.07% 

 
 

Reputation 

An effective evaluation system is fundamental to the success of any online platform. 
Airbnb, like other platforms, has an evaluation system for both hosts and visitors. It works 
as follows: A user books a property through Airbnb. The telephone number and the exact 
address are revealed to the user only after confirmation. If the host cancels a booking 
before the visit date, an automatic comment is posted on the wall of reviews of the host: 
 
The host canceled this reservation X days before arrival. This is an automated posting. 
 
The host manages the reception of the visitor (access to keys). After the stay, both the 
host and the visitor will receive an email with a link to an e-form through Airbnb.13 The 
visitor is asked to rate six aspects of the property: Accuracy, Communication, Cleanliness, 
Location, Check-in, and Value. A final score, from 0 to 5, is then computed accordingly. 
Besides the numerical score, the visitor is asked to comment, including the location, the 
ŦŀŎƛƭƛǘƛŜǎΣ ǘƘŜ ŜƴǾƛǊƻƴƳŜƴǘΣ ŀƴŘ ǘƘŜ ƘƻǎǘΩǎ ŦǊƛŜƴŘƭƛƴŜǎǎΦ Only if both parties have written 
the review, the reviews will be shown to both and the public. If only one party has written 
a review, the review will be shown after the 14-day of evaluation period. 
 
The original system is similar except that the review is shown to all once the review is 
written, regardless whether the counterparty has written a review. The new system 
(launched in July 2014) is meant to promote more honest and transparent evaluation. 
However it seems not producing an effect they expected. Since leaving a review is not 
mandatory, a visitor who had bad experience may not bother to comment. A bad 
comment from the user may backfire because potential hosts may take that into account 
before accepting a request.  
 

                                         
13 There are some users reporting  that they received the email for evaluation only after 

sending a request to Airbnb. Without the email, no host or user can get access to the 

evaluation system  even the stay has finished . 



Bilateral evaluation system is plagued with problems, which seems to create a fake ΨŦŜŜƭ 
ƎƻƻŘΩ ŜƴǾƛǊƻƴƳŜƴǘΦ [ƛǎǘƛƴƎǎ ŀǊŜ ƴƻǘ ǾŜǊȅ ŘƛŦŦŜǊŜƴǘƛŀōƭŜ ƛƴ ǘŜǊƳǎ ƻŦ ǊŀǘƛƴƎǎΦ ¢Ƙƛǎ 
phenomenon is already well-recognized in the literature (Dellarocas and Wood, 2008; 
Bolton et al, 2013; and Fradkin et al. 2014).  Zervas, Proserpio and Byers (2015) compare 
Airbnb and TripAdvisor, which does not use a bilateral evaluation system but allows 
unilateral comments by visitors, and they find that users tend to give higher ratings on 
Airbnb. Luca (2016) reviews the design choices available to reduce the bias in reviews but 
observes that there are inescapable trade-offs (such as the amount versus the quality of 
information provided by reviewers). 
 
In practice, visitors seem to use the length of time a property has been listed, or the 
number of reviews posted, rather than the actual rating score to evaluate properties. 
Figure 2 shows the average annual revenue and the occupancy rate from April 2015 to 
March 2016 of all listed entire homes/apartments in Paris, sorted by the date of first being 
listed on Airbnb. A negative trend is clear.14 Figure 3 plots the average number of reviews 
and the average rating of the listings of the same period. The sharp fall in number of 
reviews is not surprising since a new entry takes time to accumulate visitors and reviews. 
But old and new listings are almost identical in terms of ratings. Thus longer-listed 
properties do not systematically receive higher ratings, but have accumulated larger 
numbers of reviews and are thus able to attract more customers and earn higher 
revenues. Users seem not rely on the rating for selection but instead on the number of 
reviews and/or longevity of the listing as a measure of trustworthiness. This is consistent 
with findings about the ineffectiveness to date of online ratings in some other contexts, 
due to either gaming of the system or a reluctance to post negative reviews.15  
 

                                         

14   Fluctuations in 2008 and 2009 are mainly due to the small number of listings and thus 

are of less significance.  

15 Surveyed in Dellarocas et al (2006)  
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Figure 2: Revenue and Occupancy Rate
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Figure 3: No. of Reviews and Rating
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The location of a listing will certainly influence its revenues. Figures 4 to 7 map the listings 
with occupancy rate above 75% in Berlin, London, Paris and Toulouse respectively.16 One 
of the advantages Airbnb claims to provide is that it directs some of the economic benefit 
of tourism to local communities outside city centres. Loosely speaking, these maps seem 
to confirm its claim. Take London as an example. One previous study of web scraped 
Airbnb data for London concluded that the listings on the site cover a far wider 
geographical area than hotels, which are concentrated in the centre and towards the west 
of London. It found that the renters of rooms and those of whole properties had different 
socio-demographic characteristics and were concentrated in different kinds of 
ƴŜƛƎƘōƻǳǊƘƻƻŘǎΥ άtǊƻǇŜǊǘƛŜǎ ŀǊŜ ƳƻǊŜ ƭƛƪŜƭȅ ǘƻ ōŜ ŎƻƴŎŜƴǘǊŀǘŜŘ ƛƴ ǘŜŎƘ-savvy and well-
to-do areas with young renters. In practice, Airbnb listings are very different among them 
though. A clear distinction that the website makes is between entire homes/ apartments 
ŀƴŘ ǇǊƛǾŀǘŜ ǊƻƻƳǎΦ Χ ²Ŝ ƻōǎŜǊǾŜ ǎƛƎƴƛŦƛŎŀƴǘ ŘƛŦŦŜǊŜƴŎŜǎΥ !ƛǊōƴō ǊƻƻƳǎ ǘŜƴŘ ǘƻ ōŜ ƻŦŦŜǊŜŘ 
in areas with highly-educated non-UK born renters, while homes tend to be offered in 
areas with owners of high-end homes in terms of house pricŜΦέ όvǳŀǘǘǊƻƴŜ Ŝǘ ŀƭ нлмрύ 
 

Prices 

Travellers using Airbnb can find accommodation at a lower cost than hotels and with 
different attributes. For example, in our dataset, the cost of a standard private room in 
Paris can be as low as US$30 (the median rate is US$54), whereas a single room in a 
budget hotel in Paris will cost at least US$60. An entire home sleeping 3-4 people may 
cost US$60 a night in Paris on Airbnb (the median rate is US$96), making a family stay in 
the city far more affordable than booking two rooms in a hotel. This could help explain 
why the occupancy rate for entire homes is in general higher that for private rooms. In 
these cases, Airbnb is likely bringing into the market some visitors who would not 
otherwise have been able to afford to make the trip. There are also some expensive 
rooms (>US$100 per night) and homes (>US$200 per night) listed. The people hiring these 
properties could easily afford hotels and so must choose Airbnb for other characteristics, 
such as personalization (hotels can be bland and rarely enable much interaction with local 
residents), or location (hotels are clustered in central business districts). The rates (and 
occupancy) for the 14 cities for the 18 month period in our data set show few signs of any 
trend but they do display some clear seasonal variation ς such as Oktoberfest in Munich 
and New Year (Hogmanay) in Edinburgh. In most of the 14 cities the rate is stable but 
some cities (e.g. Nantes, Glasgow) shows a slight downward trend.  
 

Multiple Listings 

While the idea of home sharing is becoming popular all over the world, some critics argue 
that Airbnb is a platform for owners to circumvent existing regulations on leases. One 
insight into this argument comes from looking at the proportion of the hosts listing 

                                         

16 All maps are drawn in the scale 1:120,000.  



multiple properties on the website. Relatively few hosts have multiple listings. In Paris, 
for example, 91% of the hosts list just one property; the proportion is substantially lower 
in some of the other cities. Table 3 shows the extent of multiple listings in the 14 cities. 
 
 

Table 3 1 listing 2 Listings 3 Listings 4 Listings 5 or more 
Listings 

Paris 90.97% 6.73% 1.16% 0.36% 0.77% 

Nantes 89.03% 8.61% 1.60% 0.35% 0.42% 

Cologne 88.55% 8.33% 1.46% 0.66% 0.99% 

Amsterdam 88.53% 7.92% 1.85% 0.69% 1.01% 

Strasbourg 88.53% 9.01% 1.27% 0.47% 0.72% 

Toulouse 87.55% 9.30% 1.53% 0.37% 1.25% 

Munich 87.30% 9.47% 1.81% 0.79% 0.63% 

Berlin 86.18% 9.83% 2.19% 0.72% 1.07% 

Frankfurt 86.18% 10.34% 1.88% 0.86% 0.74% 

Glasgow 83.50% 11.97% 2.45% 1.09% 1.00% 

London 80.89% 12.03% 3.12% 1.27% 2.69% 

Manchester 78.61% 13.18% 3.72% 1.62% 2.87% 

Edinburgh 77.88% 14.03% 4.11% 1.66% 2.31% 

Barcelona 69.37% 16.57% 6.11% 2.65% 5.30% 

 
 
 



Figure 4: Berlin 

 
 
 
 
Figure 5: London 

 
 


