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Explanation of Intended Effect: Short-term Rental Accommodation Planning 

Framework 

Airbnb Submission 

Thank you for the opportunity to comment on the Explanation of Intended 

Effect: Short-term Rental Accommodation Planning Framework.  

Executive Summary 

• Airbnb’s community continues to support the growth of the visitor 

economy in New South Wales, providing more choice of 

accommodation for consumers in more locations across a variety of 

price points. 

• Airbnb’s community is an important contributor to the New South 

Wales economy. The latest research shows that in one year alone, 

Airbnb guests who stayed in New South Wales spent $1.2 billion, 

which supported more than 7,300 jobs and contributed $987 million 

to Gross State Product. 

• Airbnb supports the Short-term Rental Accommodation Planning 

Framework proposed by the New South Wales Government, but 

suggests some specific amendments which are contained in this 

submission.  

• Airbnb supports the provisions for exempt development for hosted 

and un-hosted short-term rental accommodation (STRA). 

• Airbnb submits that the proposal for un-hosted dwellings on 

bushfire prone land to be considered complying development be 

rejected and replaced with more comprehensive, practical 

measures regarding fire safety in concert with Airbnb’s disaster 

response initiatives outlined in this submission.  
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• Airbnb supports the approach to caps on the number of nights a 

dwelling can be used for STRA to delineate between dwellings in the 

Greater Sydney Region and the regions, with the exception that the 

Blue Mountains LGA be excluded from the definition of the Greater 

Sydney Region.  

• Airbnb requests that the proposed provisions set out in Table 2 

detailing safety requirements be replaced with clearer, more 

practical provisions contained in this submission. 

• In addition to the proposed provision that dwellings used for STRA 

must comply at all times with all relevant planning, building, strata, 

fire safety and health regulations, Airbnb requests that practical 

provisions be included as extra minimum safety requirements for all 

dwellings, including the requirement for wired or battery-operated 

smoke detectors, a fire extinguisher and a fire blanket, and 

adequate evacuation procedures and signage.  

• Airbnb requests that the anti-family provision for two persons per 

bedroom be rejected.  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About Airbnb 

Founded in 2008, Airbnb’s mission is to create a world where people can 

belong through healthy travel that is local, authentic, diverse, inclusive and 

sustainable. Airbnb uniquely leverages technology to economically 

empower millions of people around the world to unlock and monetise their 

spaces, passions and talents to become hospitality entrepreneurs. Airbnb’s 

accommodation marketplace provides access to 5+ million unique places to 

stay in more than 81,000 cities and 191 countries. With Experiences, Airbnb 

offers unprecedented access to local communities and interests through 

15,000 unique, handcrafted activities run by hosts across 1,000+ cities 

around the world. Airbnb's people-to-people platform benefits all its 

stakeholders, including hosts, guests, employees and the communities in 

which it operates. 

The Airbnb community in New South Wales  

Airbnb has continued to grow into a significant presence in New South 

Wales, and it plays an increasingly vital role in the visitor economy. The 

Airbnb Homes platform is used by a broad spectrum of hosts, ranging from 

people who make extra income from sharing space in their own homes, to 

the long established holiday letting industry, and even to traditional 

accommodation providers who increasingly list their businesses on our 

platform. The Airbnb Experiences platform is used by hosts who are 

creatives, artisans, and small businesses as an online platform to share their 

passion with the world and unlock their time and potential to create new 

economic activity.  

We have a large community of people across New South Wales for whom 

sharing their home is now part of their lifestyle. The sharing economy helps 

to build resilient communities where locals can create supplemental income, 

and robust economies that are supported by increased visitation and 

spending by Airbnb guests — often in areas that do not traditionally benefit 

from the tourism dollar. This is especially important in regional communities 

which may not have adequate traditional accommodation infrastructure to 
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support the visitor economy, or may not be able to attract investment to 

build new accommodation for the growing visitor economy.  

In the past twelve months to 1st November 2018, our Homes community 

welcomed over 2,225,000 guests across the state — both domestic and 

international travellers. There are currently 60,500 active Airbnb listings in 

New South Wales, and over the past twelve months a typical Airbnb host in 

New South Wales earned $6,200, supporting hosts with supplemental 

income from sharing their spare space. 64% of hosts in New South Wales are 

women and the average host age is 45, with more than 14% of hosts aged 

60 or older.  

Airbnb’s contribution to the New South Wales economy  

The growth and mainstream adoption of the sharing economy is leading to 

fundamental changes in how people travel and experience destinations, 

opening up possibilities to build a robust and resilient visitor economy. 

These trends are resulting in increased travel, increased spending, and 

increased engagement with different parts of cities and the regions than 

visitors have typically visited historically, and in the process supporting 

cafes, restaurants, hotels, retail and other small businesses.  

Airbnb’s community is an important contributor to the New South Wales 

economy. A recent report by Deloitte Access Economics — Economic 

contribution of Airbnb in NSW for 2017: an update — found that in 2017 

Airbnb guests who stayed in New South Wales spent $1.2 billion, which 

supported 7,300 jobs, including more than 2,500 jobs in areas outside 

Sydney in brick-and-mortar businesses such as cafes, restaurants, and 

retailers, and contributed $987 million to Gross State Product.  

In addition to visitor spending, the home sharing economy is supporting the 

growth of ancillary services — such as domestic cleaning and property 

management — facilitated by some Airbnb hosts who prefer to engage 

professional services to manage their listings and bookings.   
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Short-term Rental Accommodation Planning Framework  

Airbnb supports the clear, statewide regulatory framework adopted by the 

New South Wales Government that allows our host community to 

responsibly share their own homes without the need for burdensome red 

tape such as approvals, costly or cumbersome registrations, or restrictive 

caps, and a clear, simple framework for non-principal places of residences, 

such as holiday homes. The NSW Government’s proposed framework 

provides certainty and clarity for hosts and Airbnb broadly supports the 

provisions included in the proposed Short-term Rental Accommodation 

Planning Framework. 

Noting our broad support for the Short-term Rental Accommodation 

Planning Framework, Airbnb requests that consideration be given to a 

number of amendments relating to the proposed provisions for the sake of 

clarity and to ensure that the measures proposed in the proposed 

provisions can be practically applied whilst maximising the benefits of STRA 

and implementing adequate safety measures.  

Proposed amendments to the Standard Instrument Order 2006 

Airbnb supports the provisions to provide a statewide definition of STRA, 

and for STRA to be permissible in all zones in which dwellings are 

permissible.  

Airbnb suggests that consideration be given to amending the definition of 

STRA to be consistent with the definition of “short term rental 

accommodation arrangement” set out in the Fair Trading Amendment 

(Short-term Rental Accommodation) Act 2018.  
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Proposed amendments to the State Environmental Planning Policy 

(Exempt and Complying Development Codes) 2008  

Development approval pathways and exempt and complying development 

standards 

Airbnb supports the provisions set out with regards to exempt 

development.  

Regarding the provision for a host to seek complying development 

approval, Airbnb submits that this provision is not clearly defined and is 

unreasonably onerous. Airbnb agrees with the rationale that STRA requires 

adequate safeguards and fire protections, including for properties on 

bushfire prone land. The safety of our host and guest community is of 

paramount importance, and we have developed best-practice resources for 

our community to protect their safety. However, given that it is proposed 

that all properties or buildings in which STRA activity can take place 

(whether through the proposed exempt and complying development 

approval processes) must comply at all times with all relevant planning, 

building, strata, fire safety and health regulations, it is unclear what extra 

safety measures would be attained by requiring properties on bushfire 

prone land to obtain complying development approval. As such, Airbnb 

opposes the requirement for un-hosted properties on bushfire prone land 

to seek complying development approval.  

In addition to the minimum safety requirements that are required under the 

proposed Short-term Rental Accommodation Planning Framework, Airbnb’s 

sophisticated technology allows real time and up-to-date communication 

directly with guests and hosts who might be affected by a natural disaster, 

including bushfires. Airbnb has pioneered initiatives across the world and in 

partnership with a growing network of government and relief agencies, we 

provide disaster and emergency preparedness educational materials to 

Airbnb hosts, help arrange community emergency preparedness trainings 

with local experts, and use Airbnb communication channels to notify hosts 

and guests about significant emergencies. Locally, Airbnb has established 
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partnerships in Australia with Emergency Management Victoria and the 

Australian Red Cross on disaster response programs and training, and we 

would be interested in developing similar partnerships with the NSW 

Government and its agencies to ensure the safety of our host and guest 

community in partnership with emergency services, as well supporting the 

broader community in times of natural disaster or crisis. It is proposed that 

these measures — in addition to the specific measures set out below for all 

dwellings — will more adequately address concerns regarding bushfire 

safety than the proposed complying development approval pathway for un-

hosted properties on bushfire prone land.  

Put simply, where a property is located on bushfire prone land and has been 

deemed safe for existing residential use in compliance with all relevant 

planning approvals, there should not be additional burdens placed upon 

those hosts for engaging in STRA. This would be specifically onerous for 

hosts who wish to engage in STRA in their primary place of residence from 

time-to-time, for example, when a family undertakes STRA in their entire 

home whilst on holiday. The current proposal for complying development 

would discriminate against home sharers who live in regional areas in 

particular, and would present unnecessary barriers to entry for many hosts 

sharing their own home whilst away on holiday if they happen to live on 

bushfire prone land. Airbnb submits that the concerns regarding fire safety 

for guests can be more adequately addressed through other measures 

(outlined further in this submission).  

With regards to the draft provision for properties which exceed the BAL 29 

bushfire risk rating requiring approval via a development application to 

undertake STRA, Airbnb recognises that in special circumstances extra 

oversight is required and seeks no changes to this draft provision. 

Airbnb strongly supports the rights for hosts to share their home 

responsibly, whether that be in a house, unit, or townhouse. Airbnb would 

like to take this opportunity to re-state our support for the policy intent of 
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the NSW Government’s whole-of-government approach to protect the 

rights of hosts sharing their principal place of residence in a strata building 

to continue doing so responsibly and respectfully. Further, insofar as Airbnb 

supports the proposed provisions contained in the Short-term Rental 

Accommodation Planning Framework that dwellings used for STRA must 

comply at all times with all relevant planning, building, strata, fire safety and 

health regulations, that the reference to strata regulations is considered in 

the context of both the NSW Government’s policy intent to protect 

responsible home sharing in strata buildings and Section 139 of the Strata 

Schemes Management Act 2015 which provides that “a by-law must not be 

harsh, unconscionable or oppressive”. That is, that “harsh, unconscionable or 

oppressive” by-laws cannot be used to circumvent the NSW Government’s 

whole-of-government approach to STRA by enacting by-laws that a 

reasonable guest or host could breach or fall-short of and thus work to ban 

or prohibit or unduly restrict STRA in strata buildings. For example, a strata 

by-law could not state that all STRA guests can only be residents of 

Australia or that all STRA guests must be a family member, partner, friend or 

colleague of the host. As such, in this submission where Airbnb supports the 

proposal that STRA must comply at all times with all relevant planning, 

building, strata, fire safety and health regulations, it is in the context of the 

principles of the NSW Government’s whole-of-government policy intent 

and Section 139 of the Strata Schemes Management Act 2015.  

Ability of regional councils to determine the permissibility of STRA  

Airbnb supports this provision to allow councils and shires outside the 

Greater Sydney Region to determine the maximum number of days per year 

a host can conduct STRA when the host is not present (provided that 

maximum number is not able to be reduced below 180 days per year). This 

provides important discretionary authority to regional councils and shires to 

make decisions within the statewide framework, and to support STRA 

activity in the pursuit of their visitor economy policy ambitions which is 

particularly acute in regional areas without the ability to attract adequate 

investment in visitor and tourist accommodation. Importantly, and to 
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preserve the integrity of the NSW Government’s whole-of-government 

approach to STRA, it is vital that exceptions not be granted to a council or 

shire to operate outside the statewide Short-term Rental Accommodation 

Planning Framework. Such a move would undermine not only the 

community consultation and deliberative processes of the Inquiry by the 

NSW Legislative Assembly Committee on Environment and Planning and 

the NSW Government’s Options Paper, but it would raise serious policy 

questions regarding the applicability of the whole-of-government response, 

most obviously how the Code of Conduct, compliance, and enforcement 

actions would apply in such an instance. Moreover, it would also raise equity 

issues regarding the rights of hosts to participate responsibly in STRA 

activity and realise the benefits of the home sharing economy, and pre-

empt the NSW Government’s planned 12 month review of its regulatory 

approach to STRA.  

Safety 

Airbnb supports the introduction of clear, consistent, minimum safety 

standards and evacuation requirements for properties used for STRA. 

Generally, these provisions should be consistent with (and not more onerous 

than) the Building Code of Australia and the provisions set out for the 

relevant residential dwelling. Airbnb submits that these standards and 

requirements are adequately set out in the proposal for the building in 

which STRA is proposed must comply at all times with all relevant planning, 

building, strata, fire safety and health regulations.  

For clarity, Airbnb seeks a number of changes to the proposed Short-term 

Rental Accommodation Planning Framework to provide for clear and 

streamlined approaches that protects both host and guest safety without 

the need for onerous alterations or additions to properties, and which is 

consistent with the principle that a home which is fit for existing residential 

use should not require additional or unreasonably onerous burdens placed 

upon those hosts for engaging in STRA.  

�9



Specifically, Table 2 sets out the proposed safety requirements applying to 

dwellings used for STRA, and Airbnb submits that the provisions in this table 

be rejected and consideration be given to the following requirements for all 

dwellings. 

Airbnb requests that the provision for no more than two persons per 

bedroom or 12 persons, whichever is the lesser to be removed from the 

proposed Short-term Rental Accommodation Planning Framework and be 

replaced with a provision that allows for no more than two adults per 

bedroom, or the permissible limits for the dwelling under the existing 

planning consent. As it is currently proposed, the provision for two persons 

per bedroom would expressly prohibit parents sleeping in a bedroom along 

with their newborn baby or child, a practice which is quite common in the 

usual residential use of a dwelling. It would also expressly prohibit STRA 

activity in dwellings which have existing planning consent that exceed the 

proposed limits, and which is consistent with normal behaviour in residential 

dwellings.  

In addition to the proposed provision that dwellings used for STRA must 

comply at all times with all relevant planning, building, strata, fire safety and 

health regulations, Airbnb requests that practical provisions be included as 

extra minimum safety requirements for all dwellings: 

• The host be required to install and maintain smoke detectors in 

each bedroom of the dwelling, either wired or battery-operated. 

• The host be required to install and maintain a fire extinguisher and 

fire blanket in the kitchen or kitchenette of the dwelling. 

• The host be responsible for the creation of an Evacuation Plan and 

that the Evacuation Plan be made available to guests, displaying 

“evacuation signage”, and familiarising guests with information on 

what to do in an emergency. 

These are practical and consistent requirements for all dwellings used for 

STRA to provide for the safety of hosts, guests, and the broader community.  
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With regards to the proposed provision that dwellings not be able to be let 

for STRA to unrelated parties at one time, Airbnb submits that this would be 

overly restrictive and difficult to enforce compliance. It would foreseeably 

prevent a host from sharing two rooms in their own home to two separate, 

unrelated couples, a practice that would otherwise be benign and provide 

potential benefits to all parties. If this provision were enforced, it would have 

prevented the very first guests who used Airbnb from doing so.  Airbnb 1

requests that this proposal be removed from the draft Short-term Rental 

Accommodation Planning Framework.  

Local Government Areas comprising Greater Sydney Region 

With regards to the local government areas comprising the Greater Sydney 

Region, Airbnb requests that the Blue Mountains City Council be excluded 

from this definition. The visitor economy of the Blue Mountains, of which 

STRA makes an important contribution, is a vital part of the local economy. 

As it currently stands, including the Blue Mountains LGA in the Greater 

Sydney Region will mean that homes which have historically been used for 

STRA will be affected by the provision for a property to be used for STRA for 

no more than 180 days per year. The effect of this would be to limit STRA 

activity in areas such as Blackheath, Leura, and Katoomba, which have 

historically benefited from the accommodation provided by hosts and 

which supports the local visitor economy.  

Similar to other regional councils that depend on tourism, Airbnb submits 

that the decision to set the number of days from between 180 days to 365 

days for which STRA activity can occur in properties when the host is not 

present can be best managed by the Blue Mountains City Council to adjust 

the balance and ensure the long-term sustainability of their visitor economy.  

  

 https://press.airbnb.com/wp-content/uploads/sites/4/2018/08/The-Airbnb-Story-1

Timeline-EN-GLOBAL.pdf. 
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Conclusion 

We look forward to working with the New South Wales Department of 

Environment and Planning in relation to these issues, and would be pleased 

to engage in discussions and provide additional information which would be 

helpful for the Government’s deliberations. 

As the outcomes of the Short-term Rental Accommodation Planning 

Framework will affect our community and their hosting activity, we would 

particularly appreciate the opportunity to meet with appropriate NSW 

Government representatives to talk through this submission in detail. 

Yours sincerely,  

 

Brent Thomas 

Head of Public Policy, Australia and New Zealand 

Airbnb
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