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Katherine Borgella, AICP Telephone (607) 274-5560 
Commissioner of Planning and Sustainability www.tompkinscountyny.gov/planning 

 
TO:  Housing and Economic Development (HED) Committee 
FROM:  Nick Helmholdt, Principal Planner / Tourism Program Director 
CC: Kelli Cartmill, Strategic Tourism Planning Board (STPB) 
DATE:  October 25, 2021 
RE:   Initial Analysis of Short Term Rentals 
 
INTRODUCTION 
 
What is a short term rental? 

A short term rental (STR) is a residential unit used for transitory lodging for periods of 30 days or 
less. A STR can be a part of a home shared with the permanent occupant or, more commonly, an entire 
dwelling unit. Several popular websites, such as Airbnb.com and VRBO, list STRs and allow guests to 
reserve rooms.  
 
Why does the county care about short term rentals? 

Overnight stays in STRs are subject to the county’s hotel room occupancy tax law (room tax) at a 
rate of 5% per night. The county has established a voluntary collection agreement with Airbnb.com for 
the payment of room tax for all stays booked through their website. All other STR owners are required to 
register their properties with the County Finance Department for payment of room tax. Preliminary data 
indicates that many STRs are not in compliance with the room tax law. 

The use of residential property for the benefit of visitors may be a factor contributing to the 
county’s shortage of affordable housing. Property owners in parts of the county may be able to earn more 
revenue by listing homes or apartments as short term rentals than they could earn from a typical lease. It 
is possible that the growth of STRs has led to a reduction in the number of housing units available for 
residents. 

As residential properties, short term rentals are not subject to the same codes for health and safety 
as commercial lodging properties. A property owner who wishes to list a residential unit as a STR does 
not need to complete any health or safety inspections.  

Unlike with hotels and motels, stays in STRs are exempt from sales tax in New York State. The 
recent shift in demand toward STRs and away from hotels has led to a reduced amount of sales tax 
collected in the county. 

Neighbors of STRs often raise concerns related to transient visitors in their community. These 
issues typically include excess noise, crowding, parking, and loss of a sense of community.  
 
What data do we have? 

Three primary datasets help us understand STRs in Tompkins County: 
 

1) LTAS Technologies / Harmari 
In May 2021, following a competitive request for proposals for monitoring and analysis of STRs, 

Tompkins County entered into an agreement with LTAS Technologies. LTAS Technologies’ data 
platform is called Harmari. Harmari uses software to scan STR listing websites daily for properties in the 
county. Analysts employed by LTAS review the listings and match the records to other datasets to 
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identify addresses of STRs. The software automatically updates a wide array of data about each STR 
listing. All data represented from Harmari in this report is current as of Oct. 1, 2021. 
 

2) AllTheRooms 
In late 2019, the Ithaca/Tompkins County Convention and Visitors Bureau (CVB) established an 

agreement with a firm called AllTheRooms Analytics to provide market data for STRs in Tompkins 
County listed on the two most popular home-sharing websites, Airbnb and VRBO. This data, which is 
updated monthly and tracks aggregate market performance, includes occupancy, average daily rates, as 
well as supply and demand. All data represented from AllTheRooms is current through September 2021. 
 

3) Quarterly Hotel Room Occupancy Tax Reports 
Finally, the County Finance Department gathers some data through its quarterly room tax reports. 

These reports show aggregate taxes paid by establishments with 10 or fewer rooms. All room tax data is 
current through the third quarter, which ended Aug. 31, 2021.  
 
ANALYSIS 
 
Definitions 

Data from Harmari are classified in a variety of ways. The following definitions are used 
throughout this report: 
- Active listing –Harmari shows a listing is active if it appears at least 70% of the time. 
- Intermittent listing – Harmari shows a listing is intermittent if it appears between 30% and 70% of 

the time. 
- Inactive listing – Harmari shows a listing is inactive if it appears less than 30% of the time. 
- Unique – Harmari analysts can classify listings as duplicates. Any data represented as “unique” has 

had all duplicate listings removed. 
- Residential listing –Harmari gathers a specific “property type” for each listing. Property types that 

clearly are residential include apartment, condominium, house, townhouse, and others. Residential 
listings include single family and multifamily dwelling units.  

- Non-residential listing – Harmari gathers a specific “property type” for each listing. Property types 
that clearly are non-residential include bed and breakfast, inn, motel, hotel, and other lodgings.  

- Entire housing unit –Harmari gathers a specific “room type” for each listing. Room types that are 
clearly entire housing units include entire apartment, entire condominium, entire house, and entire 
townhouse. 

- Shared housing unit – Harmari gathers a specific “room type” for each listing. Room types that are 
clearly shared housing units include shared room and private room. 

Listing Website 
Harmari breaks down data according to the website where STR listings appear. The majority of 

listings in Tompkins County are on Airbnb and VRBO. Many STRs advertise on multiple sites. The 
figures below allow for duplication, so if a unit is listed on Airbnb it is included below and if the same 
until is also listed on VRBO, it is also included in that line. 
 

 Active Listings in 
Tompkins County 

Airbnb 986 
VRBO 186 
Flipkey 35 
Booking.com 24 
Other 183 
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Bedrooms, Guests, and Minimum Nights 
The Harmari system gathers data on the numbers of bedrooms in each STR and the number of 

guests that the host allows. Most active STR listings offer between one and three bedrooms for use by two 
to seven guests.  The average number of bedrooms is 1.8 and the average number of guests is 5.2. Most 
active STR listings require a minimum stay between one and two nights. The average number of 
minimum nights is 3.1, but this is likely skewed by some outliers. 
 
Active, Unique, and Residential Status 

The data provided by Harmari needs to be filtered in a variety of ways to clarify the number of 
STRs operating in Tompkins County. Of the total 1,930 STR listings identified by Harmari, 1,409, or 
73%, are active (see definition above). (Twenty-seven are classified as intermittent and will be treated the 
same as the 494 inactive listings for the purpose of this report.) 

Not all active listings are unique. Harmari analysts have classified 225 active listings as 
duplicates, leaving 1,154 active and unique listings. Not all active and unique listings are residential. 
There are 792 active, unique, and residential STR listings in Tompkins County. Finally, not all active, 
unique, and residential STRs represent entire housing units. In Tompkins County, 653 short term rental 
listings are active, unique, residential, and entire housing units.  
 
Room Supply 

Currently there are 109 lodging properties registered with the Finance Department with 10 or 
fewer rooms. Lodging properties include bed and breakfast inns and other establishments that existed 
before the emergence of short term rental. An additional 28 lodging properties with 11 or more rooms are 
also registered for a combined total of 137. 

Harmari data shows that there are 1,154 active and unique STR listings in the county. This figure 
is ten times larger than the number of lodging properties registered with the county. These listings 
comprise 1,804 bedrooms.  

A certain amount of overlap exists between these two figures, as some registered lodging 
establishments also list rooms on STR websites.  
 
Occupancy and Rates 

Reports from AllTheRooms indicate that STR average occupancy was lower than those of 
conventional hotels and motels. For the 12-month period ending Aug. 31, 2021, the occupancy rate for 
Tompkins County Airbnb listings was 25% (or 91 nights per year), while the occupancy rate for VRBO 
listings was 19% (or 70 nights per year).  

However, the AllTheRooms report shows that STR nightly rates are, on average, higher than 
conventional hotels and motels in Tompkins County. For the 12-month period ending Aug. 31, 2021, the 
average daily rate for Tompkins County Airbnb listings was $171, while the average daily rate for VRBO 
listings was $351. (These are 26% to 154% higher than hotel rates for the same period.)  
 
Geographic Distribution 
 While STRs are generally concentrated in the urban core of the county, there are many listings in 
rural areas. The attached maps illustrate the distribution of active STRs as of Oct. 1, 2021. 
 
NEXT STEPS 
 
Hotel Room Occupancy Tax  

The data indicates that many STR operators are not in compliance with the county’s room tax 
law. County staff are working on a plan to contact these property owners to inform them of their 
obligation to remit the room tax. 
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Housing Affordability Analysis 
The data from LTAS Technologies and AllTheRooms can inform an analysis of the impacts of 

short term rentals on our local housing market, however the data is limited in its ability to tell the full 
story. Staff is working on developing the questions this analysis would address and determining how best 
to obtain the information needed to conduct this analysis.  
 
Supporting Municipalities and Establishing a Municipal Data Partnership 

As a “shared service,” the data generated from this project was intended to help municipalities 
with the development and enforcement of ordinances relating to short term rentals. Department of 
Planning and Sustainability staff are working with the County Attorney on developing an acceptable 
method for sharing this data with municipal partners. 
 
CONTACT 
 
Nick Helmholdt, Principal Planner / Tourism Program Director, 607-274-5560,  
nhelmholdt@tompkins-co.org   
 
ATTACHMENTS 
 

- Map of Active and Unique Short Term Rentals in Tompkins County as of Oct. 1, 2021 
- Map of Active and Unique Short Term Rentals that are Entire Housing Units in Tompkins 

County as of Oct. 1, 2021 

mailto:nhelmholdt@tompkins-co.org


Active, Unique, and Residential Short Term Rentals

Active, Unique, and Residential 
Short Term Rentals

1 - 14 

14 - 46 

46 - 241 

Municipal Boundaries

Sources: LTAS Technologies / Harmari, October 1, 2021; Open Street Map
See Memo titled "Initial Analysis of Short Term Rentals" for definitions.

Name STR Count

TOWN OF GROTON 5

TOWN OF LANSING 46

TOWN OF DRYDEN 72

TOWN OF ITHACA 196

TOWN OF ENFIELD 21

TOWN OF NEWFIELD 28

TOWN OF ULYSSES 56

TOWN OF CAROLINE 14

TOWN OF DANBY 52

VILLAGE OF GROTON 8

CITY OF ITHACA 241

VILLAGE OF CAYUGA HEIGHTS 16

VILLAGE OF FREEVILLE 1

VILLAGE OF DRYDEN 4

VILLAGE OF LANSING 21

VILLAGE OF TRUMANSBURG 11



Active, Unique, Residential, and Entire Housing Unit Short
Term Rentals

Active, Unique, Residential,
 and Entire Housing Unit 
Short Term Rentals

1 - 11 

11 - 43 

43 - 198 

Municipal Boundaries

Sources: LTAS Technologies / Harmari, October 1, 2021; Open Street Map
See Memo titled "Initial Analysis of Short Term Rentals" for definitions.

Name STR Count

TOWN OF GROTON 4

TOWN OF LANSING 43

TOWN OF DRYDEN 52

TOWN OF ITHACA 157

TOWN OF ENFIELD 15

TOWN OF NEWFIELD 27

TOWN OF ULYSSES 52

TOWN OF CAROLINE 11

TOWN OF DANBY 48

VILLAGE OF GROTON 1

CITY OF ITHACA 198

VILLAGE OF CAYUGA HEIGHTS 14

VILLAGE OF FREEVILLE 1

VILLAGE OF DRYDEN 3

VILLAGE OF LANSING 17

VILLAGE OF TRUMANSBURG 10
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