
September 17, 2020 

The Honorable Jay Clayton 
Chairperson 
Securities and Exchange Commission 
100 F Street, NE 
Washington, CA 20549 
 
RE: Airbnb, Inc. Public Offering 
 
Dear Mr. Chairman: 
 
Airbnb, Inc. reportedly filed disclosure documents with the Commission recently for a public stock offering later this 
year. As neighborhood, community and affordable housing organizations actively engaged in efforts to ameliorate the 
harmful, hazardous affects Airbnb and its operators bring to cities around the globe, we are keenly interested in seeing 
the Commission exercise its statutory authority to ensure that the corporation’s financial and risk assessments are 
accurate and complete. 
 
We believe that there are a number of specific issues that are critically important for investors to understand, prior to 
committing capital to this offering. We believe further that it is incumbent upon the Commission to ensure that Airbnb 
adequately and accurately addresses these matters in its public filing. The need is particularly acute given that many of 
Airbnb’s public descriptions of its business model, practices, and operations are controversial and at odds with the 
findings of independent analysts. Indeed, many of the corporation’s pronouncements are often at odds with reality.  
 
Furthermore, in the past year, private market valuations of several high-profile companies were proven to be grossly 
inflated once their securities began trading publicly. Uber and Lyft, for example, are today both valued well-below their 
initial public offering prices. After investors reviewed the disclosure documents of We (parent company of WeWork), the 
company’s private valuation of $47 billion dropped by 80 percent and its scheduled initial public offering was scrapped. 

The SEC’s principal charge is investor protection. The Commission must ensure that Airbnb provides clear, substantiated 
information about its practices, operations, financial condition and risks, so that investors can make fully-informed 
decisions about investing in the company’s securities. There are several sets of issues that we believe deserve the SEC’s 
particular attention and that must be addressed in Airbnb’s public filings.  

Accurate Disclosure of Risks  

Like other companies, Airbnb must make a comprehensive disclosure of risks which could have an adverse effect on its 
business, financial condition, operating results, or prospects, including legal and regulatory risks. Legal and regulatory 
risks are usually presented as risks that lie in the future; from changes in laws and regulations that might be made 
subsequent to a public offering. So, for example, there is a proposal to severely limit residential rentals to tourists in 
Prague, the world’s 22nd most visited city, which, if implemented, could have a significant impact on Airbnb’s revenue 
from its 13,000 listings in that market and must be discussed in its disclosure statements.1  

(Prague city officials share the motivations of local leaders around the globe who are wrestling with the effects of Airbnb 
rentals:  

An impact report from the city’s institute of planning and development said the number of Airbnb outlets almost 
tripled from 5,537 in March 2016 to more than 13,000 in May 2018, representing a jump from 17,913 to 52,738 
in the number of beds. Eighty per cent of available rentals are entire flats. 

 

 

 
1 “Prague Aims to Restrict Airbnb to Curb Overtourism,” Skift, February 2, 2020 
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The result has been an increase in noise and disturbance to long-term residents and soaring property values and 
rents that have priced locals out of the housing market.2) 

Other European cities are also moving aggressively to curb the number of available Airbnb rentals and restore units to 
the housing market for residents,3 for a very simple reason: the conversion of housing units to full-time tourist 
accommodations – the very foundation of the company’s business model – dramatically reduces the availability and 
affordability of housing opportunities for working families.4 

Unlike other companies, however, Airbnb’s risks include current laws and regulations, not simply those that might be 
adopted in the future. If the limitations and prohibitions on short-term rentals (STRs) already in place today in many of 
Airbnb’s largest markets are effectively enforced, the company faces substantial revenue losses. In San Diego, for 
example, there are an estimated 14,000 to 16,000 dwelling units that are offered as STRs on Airbnb, on other, similar 
platforms, and by private real estate management companies. It is Airbnb’s fifth largest U.S. market.5 Yet according to a 
determination by San Diego’s City Attorney, under existing law, short-term rentals in the city are not legal.6  

In New York City, it is illegal to rent an entire apartment or home for less than 30 days. An extra bedroom can be legally 
rented short-term to a transient occupant but only if the resident occupant is present during the transient’s stay. New 
York is Airbnb’s largest U.S. market with more than 55,000 listings. New York City officials estimate about two-thirds of 
those listings -- or 35,000 -- could break local laws.7 

Paris, with more than 60,000 listings, is Airbnb’s largest market in the world. City officials estimate that as many as half 
are illegal,8 and the city issued $14 million in fines to the company for illegal STR advertisements this past year.9 The data 
are similar for other major Airbnb markets around the world – Barcelona, London, Amsterdam, Singapore, et al.  

A substantial portion of Airbnb’s current revenue is derived by facilitating illegal short-term rentals in these and other 
markets. As more cities adopt mechanisms that effectively enforce existing STR laws and regulations, an increasing 
percentage of Airbnb’s revenue is at significant risk. 

For example, San Francisco adopted legislation making it illegal for Airbnb and similar companies to collect booking fees 
on illegal STRs. (Airbnb’s booking fees range from 12-20 percent of rental fees, varying from city to city.) The ordinance 
survived a Federal legal challenge, jointly filed by Airbnb and HomeAway (now owned by VRBO). When it went into 
effect in 2018, the number of listings on Airbnb dropped by half.10 

The San Francisco model became known as “platform accountability,” and was subsequently adopted by the cities of 
Boston, Los Angeles, San Diego, and Santa Monica. Boston’s ordinance resulted in Airbnb listings dropping by more than 
two-thirds.11 

 

 

 
2 Ibid 
3 “The European Cities Using the Pandemic As a Cure for Airbnb,” New York Magazine Intelligencer, August 13, 2020 
4 “The Airbnb Effect on Housing and Rent,” Forbes, February 21, 2020 
5 “The Most Popular Cities for Airbnb in the U.S.,” Statista, August 8, 2019 
6 Memorandum to Councilmember Barbara Bry, March 15, 2017 
7 “Airbnb Is in Settlement Talks with with New York Over Data Law,” Bloomberg, February 14, 2020 
8 InsideAirbnb 
9 “Paris seeks $14 million in fines from Airbnb for illegal adverts,” Reuters, February 10, 2019 
10 “Airbnb listings in San Francisco plunge by half,” San Francisco Chronicle, January 18, 2018 
11 “Thousands of Boston Airbnb listings pulled amid new regulations,” Boston 25 News, December 6, 2019 
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The Commission should require Airbnb to disclose the number of illegal STRs listed on its platform by city – not region, 
state, country, or continent – and the amount of money those listings are generating in each city, by dollar amount and 
percentage of revenue. Furthermore, the company should disclose the revenue impact sustained in each city that  
adopted the platform accountability model, to provide investors a sense of the effect of those listings compression rates 
and what can be expected if additional cities adopt that model or something equally effective.  

In other words, we would like to know – and investors deserve to know – how much the revenue from facilitating illegal 
short-term rentals contributes to Airbnb’s bottom line. What is the corporation’s path to profitability if it’s reduced or 
eliminated? 

Accurate Disclosure of Business Model and Operations 

Airbnb claims that it is in the business of “helping regular folks make ends meet” through “home sharing” by 
occasionally renting spare bedrooms and entire houses to tourists. Indeed, in its formative years, the preponderance of 
the company’s listings was offered by just such people. But more recently,  

While these so-called amateur hosts still dominate Airbnb’s listings, their share of the total appears to be 
shrinking as full-time rental properties expand rapidly. The number of Airbnb listings likely to be operated by 
hospitality professionals grew 36% last year, more than three times the increase in listings for rentals of spare 
rooms, according to previously unreported data from AirDNA, which analyzes short-term rental sites.12 

To fully inform potential public investors about its business model and operations, Airbnb should disclose – again, by 
city, not region, state, country, or continent – how much of its revenue is generated from: 

 Shared rooms 
 Separate rooms 
 Whole units 

In addition, the company must disclose its dependence on commercial operators who are renting full units, full-time on 
a short-term basis. Some (if not many) of these operators manage many hundreds of Airbnb listings. 

Regulators are increasingly restricting STRs to primary residences. They are declaring second homes and investment 
properties – the units most often run by commercial operators – ineligible for use as transient accommodations. It is 
therefore important for investors to have a clear understanding of the risk that continued losses of these commercial 
rentals poses to Airbnb’s revenue.  

There have been more than 130 reported shootings at U.S. Airbnb rentals since May of 2019. Airbnb CEO Brian Chesky 
announced this past November – with great fanfare – that the company would ban “party houses” from its roster of 
listings, following the murder of five people at an Airbnb rental in Orinda, California.13  

  

 
12 “Influx of Professional Hosts Tests Airbnb’s Message,” The Information, January 21, 2020 
13 “Airbnb outlines steps to clamp down on parties after Orinda shooting,” San Francisco Chronicle, November 6, 2019 
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That pronouncement has proven not credible. The parties in Airbnb rentals continue unabated as does the lethal 
violence, in Toronto;14 London;15 Los Angeles;16 Jackson Township, New Jersey;17 Dayton, Ohio;18 Pendleton, Ohio;19 
Atlanta;20 and Sydney21. (This is by no means an exhaustive list of incidents.) As The Information recently reported: 

Even though fewer people are traveling, the number of complaints about parties at Airbnb and rivals including 
Vrbo grew 239% during the three-month period spanning May, June and July compared with the same period in 
2019, according to an analysis of 87 U.S. cities and counties by Host Compliance, which runs a complaint hotline 
some cities make available to local residents. NoiseAware, which sells noise-monitoring devices to hosts of 
short-term rentals, found a 45% increase in late-night disruptive noise events in July, compared with the same 
month the previous year.22 

Following these incidents, in some cities, Airbnb announced that it had “suspended” listings that were advertised as 
“suitable for parties and events,” or that had been the subject of complaints from neighbors in the past. 

Now, if Mr. Chesky was serious about “banning” party houses in November, why were there any left to suspend in so 
many cities in July and August, and why were the listings only suspended? Why was it necessary to issue another “global 
ban on party houses” in August, just one day after Airbnb submitted its confidential registration statement to the 
Commission?23 

It seems the only way to effectively ban parties in Airbnb rentals is to require that operators be onsite throughout the 
rental term, to ensure that renters abide by the company’s ban. Absent an operator’s presence, any unit of any size can 
be used as a “party house” (or brothel24 or porn film set25).  

That, however, directly contradicts Airbnb’s current marketing initiative promoting “whole-home” rentals -- where the 
operator is not present – as an alternative to staying in hotels. If that effort is successful, the number of parties – and 
associated violence – in Airbnb rentals will continue escalating. 

A recent Wall Street Journal story on the many safety and security problems the company faces reported that: 

Airbnb frequently strikes out-of-court monetary settlements to resolve complaints from guests and hosts. In 
2017 alone, it made hundreds of such settlements involving refunds, credits or cash, according to people 
familiar with the matter. In return, users signed agreements saying they wouldn’t file a future claim.26 

Investors need to know about the number and size of all claims Airbnb has paid to its operators and guests, and to third 
parties, each year since its inception in 2008. Furthermore, the company must disclose its projections for future payouts, 
as it increasingly relies on professional operators with multiple properties to fuel its growth and profitability. 

 
14 “’We’ve had parties every single weekend since the beginning of the pandemic’: Toronto’s residents dismiss Airbnb’s new party 
ban,” The Star, August 20, 2020 
15 “Inside the Airbnb nightclubs wreaking havoc on London,” Wired UK, August 21, 2020 
16 “Woman Killed, 2 Wounded After Gunfire Erupts At Beverly Crest Mansion Party,” CBS Los Angeles, August 4, 2020 
17 “Airbnb suspends dozens of New Jersey rentals that violate coronavirus restrictions,” NBC News, July 31, 2020 
18 “Shooting latest local episode in continuing debate over Airbnb, short-term rental regulation,” Dayton Daily News, August 2, 2020 
19 “Man suffers spinal cord injury after being shot at party inside Airbnb apartment,” WKRC, August 16th, 2020 
20 “Authorities ID 2 teens killed in shooting outside NW Atlanta house party,” Atlanta Journal-Constitution, July 24, 2020 
21 “’Kids running wild’: Shocking footage emerges from Airbnb party,” Yahoo News Australia, July 19, 2020 
22 “Airbnb Wrestles with House Party Problem Ahead of IPO,” The Information, August 13, 2020 
23 “Airbnb bans parties in COVID-19 fight,” Reuters, August 20, 2020 
24 “My Airbnb flat was turned into a pop up brothel,” BBC, April 8, 2017 
25 “Airbnb host says guest caused $10k in damage after shooting porn in home,” Fox News, August 11, 2016 
26 “Shooting, Sex Crime and Theft: Airbnb Takes Halting Steps to Protect Its Users,” The Wall Street Journal, December 26, 2019 
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We are following the Airbnb public offering with keen interest. Given the corporation’s many past misrepresentations of 
its business model and practices, and its ongoing promotion of policy pronouncements that have little if any effect on 
the deleterious impacts it brings to neighborhoods and communities, we have no confidence that Airbnb will provide a 
thorough, honest accounting of its finances and assessment of its risks. It is therefore incumbent on the Commission to 
compel Airbnb to fully and truthfully provide all information relevant to investors, in order for them to make informed 
judgements about the company’s valuation and prospects.  

Sincerely, 

ACORN Canada 
Toronto, CA 
 
ACORN International 
New Orleans, US 
 
Advice4Renters 
London, UK 
 
Advocacy Center for Tenants 
Toronto, CA 
 
Anti-Eviction Mapping Project 
San Francisco, US 
 
Barnstable Watch 
Barnstable, US 
 
Citizens Preserving Venice 
Los Angeles, US 
 
Coalition for Economic Survival 
Los Angeles, US 
 
Comité Logement du Plateau Mont-Royal 
Montreal, CA 
 
Community Action Tenants Union (CATU) Ireland 
  Mountjoy Dorset Street Committee 
  Inchicore Kilmainham Committee  
  Phibsboro Glasnevin Committee 
  Rathmines Ranelagh Committee 
  Crumlin Drimnagh Committee  
Dublin, IE 
 
Cooper Square Committee 
New York City, US 
 
Droit au Logement 
Paris, FR 

European Action Coalition for Rights to Housing  
  and the City 
 
Fairbnb Canada 
Toronto, CA 
 
Federation of Metro Tenants’ Associations 
Toronto, CA 
 
Generation Squeeze 
Vancouver, CA 
 
Haight Ashbury Neighborhood Council 
San Francisco, US 
 
Homes Not Hotels 
Vancouver, CA 
 
Housing Conservation Coordinators 
New York City, US 
 
Housing is a Human Right 
Los Angeles, US 
 
Impacct Brooklyn 
Brooklyn, US 
 
Inside Airbnb 
New York, US 
 
Jane Place Neighborhood Sustainability Initiative 
New Orleans, US 
 
Keep Neighborhoods First 
Los Angeles, US 
 
Kotti & Co 
Berlin, DE 
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Los Angeles Alliance for a New Economy (LAANE) 
Los Angeles, US 
 
Moms Against Short Term Rentals 
Arlington, US 
 
National Shelter 
Adelaide, AU 
 
Neighbors for Short Term Rental Reform 
Austin, US 
 
Neighbors Not Nightmares 
Scottsdale, US 
 
Neighbours Not Strangers 
Sydney, AU 
 
Neighbours Speak Up 
Halifax, CA 
 
Ontario Coalition Against Poverty 
Toronto, CA 
 
PLACE 
Edinburgh, SC 
 
Renters’ Rights London 
London, UK 
 
St. Nick’s Alliance 
Brooklyn, US 
 
San Francisco Gray Panthers 
San Francisco, US 
 
San Francisco Tenants Union 
San Francisco, US 
 
Save San Diego Neighborhoods 
San Diego, US 
 
Senior & Disability Action 
San Francisco, US 
 
ShareBetter SF 
San Francisco, US 
 
 

 
 
 
 
Strategic Actions for a Just Economy (SAJE) 
Los Angeles, CA 
 
Temecula Valley Stand United Neighbors 
Temecula, US 
 
Tenants PAC 
New York City, US 
 
We Live Here 
Melbourne, AU 
 
West Side Neighborhood Alliance 
New York, US 
  


