
Summary:

The city’s failures to make clear policy decisions and clarify and enforce existing 

code has led to uncontrolled growth of STR Hotels throughout the city, causing 

unmitigated and ongoing damage and misery to existing residential property 

owners and taxpayers. The city has allowed STR Hotel owners and operators to 

operate in every residential zoning category – thus granting special favors to  

STR Hotels operators and allowing this special interest group to operate without 

any regulations -- unlike any other business in the city. 
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Based on evidence from city staff and independent experts (supporting data below), 

the harm to residents and neighborhoods from STR Hotels far outweigh the benefits, including: 

• Growth of STR hotels worsens the housing crisis. An estimated 5,000 housing units that could be 
used for long-term rent or purchase by full-time Dallas residents have been replaced by Short-term 
hotels for tourists and visitors.  

• The higher rental rates of STR Hotels help drive higher rental rates overall. 1 2 3  

• STR Hotels located in residential areas are de-stabilizing certain neighborhoods, destroying 
quality of life and increasing public safety risks (numerous shootings 4 5 6 7 8, crime, etc.) In short, 
the fundamental sense of fellowship, community and belonging -- the hallmarks of living in a  
residential neighborhood -- is being destroyed as long-term neighbors we knew and trusted are  
being replaced by a revolving door of strangers.

• STR Hotels have driven residents OUT of Dallas to re-locate in cities who protect neighbors from 
living next door to STR Hotels.9

• STR Hotels have caused losses in tax revenue; DCAD has lowered appraisals on some homes located 
near STR Hotels.

• STR Hotels cost taxpayers through responses to 311 and 911 complaints. Among 41 randomly chosen 
STR hotels over a 7-month period in 2020, the city spent over $541,000 to respond to complaints 
during a 7-month period -- according to data supplied by the city which it later withdrew. 10  

Shooting outside of an Airbnb on Sycamore St. This is the scene outside of an 

Airbnb on Sycamore, cross street Carroll. It happened at 3AM. Multiple gunshots



• In 2018, the city contracted with Muni-Revs to register and collect HOT taxes of STR hotels. As of 
October 2021, it has registered about 930 properties, fewer than one-fifth of the estimated nearly 
5.000 STRs operating in Dallas. In 2020, STR Hotels paid only about $1 million in HOT taxes vs $40 
million paid by commercial hotels. HOT Tax money, by state law, can only be spent on promotion of 
tourism.11 And because so many STR Hotels defy their obligation to pay HOT taxes, they siphon away 
HOT taxes that legitimate hotels would otherwise pay.  

Bottom line: the estimated 5,000 STR Hotels operators and owners get all the benefits 

while the estimated 500,000 homeowners and millions of taxpayers in Dallas suffer the burden and the  

consequences of neighborhood disintegration. 



Solution #1: Clarify the Development Code – a process already underway

Just last month, on Dec. 2, 2021, the Dallas City Plan Commission voted nearly unanimously to 
authorize a public hearing to consider amending Chapters 51 and 51A of the Dallas Development 
Code, with consideration to be given to amending Section 51-4.216.1, “Lodging Uses,” and Section 
51A-4.205, “Lodging Uses,” to define a new use called “Short Term Rental Lodging,” and related 
regulations.  

Action: Expedite this process with an immediate hearing. 

Facts: 
• The city has the full legal authority to regulate Short Term Rental Hotels through zoning (Assistant 
City Attorney Casey Burgess testimony to STR Task Force, 11/15/21). Cities’ power to regulate and zone 
STRs has been affirmed by the Texas courts.12

• The City of Dallas defines a short-term rental as a property that is rented for less than 30 consecutive 
days. The city further states that “a short-term rental property is considered a hotel under the Dallas City 

Code and State of Texas Tax Code13, and is subject to the Hotel Occupancy tax (HOT).”14 It further  
defines a “hotel” as “any building in which members of the public obtain sleeping accommodations 
for consideration.” This definition includes a Hotel, Short-term Rental, Motel, Bed and Breakfast. All 
hotels must register with the City and pay HOT taxes. 

• Although this definition of STR Hotels is clearly stated in the local and state TAX code, a definition of 
STRS has NEVER been included in the Dallas Development Code. 

• Other large, urban US cities ALREADY restrict STR Hotels in residential areas, including:  
Los Angeles15, New York16, San Francisco17, New Orleans18, Boston19, Chicago20 and Denver21; 

• In Texas, cities with STR zoning restrictions include: Addison22, Arlington23, Austin24, College 
Station25, Colleyville26, Coppell27, Corpus Christi28, Fort Worth29, Galveston30, Grapevine, Hurst31, New 
Braunfels32, San Marcos33, Southlake34 and West University Place35. (see links to footnotes for specifics 
of each ordinance.) 

• Matt Curtis, a STR policy consultant with Smart City Policy, says allowing STRs in mixed use, 
commercial and multi-family districts, but not in low density, single family residential areas is the  
model that works best in large, urban cities36.  

Why Zoning: 

• Zoning is a proactive and straightforward solution by creating defined land use. Zoning allows the 
city to specify where STR Hotels and other businesses may operate. It is designed to prevent 
problems that occur when incompatible land uses are forced to coexist.  

• As confirmed by the City Attorney’s Office, the City has the full legal authority to create and define land 
use through zoning, including defining where STR Hotels may legally operate and where they may not. 

• In layman’s terms, our code works this way:  Residential zoning is “restricted” which means 
unless a use is defined and allowed, it is prohibited. Short term rentals are an undefined land use. 
An undefined land use is to be treated the same as the existing defined land use to which it is 
most similar. In the case of short-term rentals, the closest defined use is lodging — like a hotel or 
a bed & breakfast — both of which are defined in our code as a Lodging Use and not allowed in 
single-family zoned neighborhoods.37 



• Defining STR Hotels as a lodging use and prohibiting them in R (residential) zoning districts is 
consistent with the expectations of residents who bought or rented homes in reliance on Dallas’s 
existing zoning ordinances that prohibit STR Hotels from operating in R zoning. Most of us did not 
buy a home expecting to live next door to a hotel.  

• According to Airbnb’s Terms of Service, a guest is granted limited license, not a lease.38 This is why, 
rather than a landlord/ tenant relationship, STR operators have innkeeper’s rights.39 The fact that the 
legal relationship between a STR operator and his/her guests is the same as that of a hotel or other 
lodging uses is further reason why STRs should be defined as a lodging use.

• Dallas Development Code sets limits on the number of unrelated people who may occupy a  
single-family dwelling as a family. Dallas code defines “family” as “individuals living together as a single 
housekeeping unit in which not more than 4 individuals are unrelated to the head of household by 
blood, marriage or adoption.”40 STRs rented out to large, unrelated groups do not meet the definition 
of “family” in the Dallas Development Code. 

• Restricting STR Hotels in residential zones is consistent with Dallas’s Comprehensive Housing Policy 
(DCHP) and its goals of preserving housing stock and promoting homeownership.41 

• Dallas has a housing shortage of approximately 20,000 units. DCHP recognizes that one of the 
reasons it is difficult to convert rental homes to homeownership is because income-producing  
property in a tight market will not be released by landlords until returns are diminished (DCHP, page 
10). STR operators often receive 2-3x the returns of long-term residential landlords, making it even  
less likely STRs will ever become available for homeownership. 

• As far back as Oct. 9, 2020, the city’s Housing Policy Task Force administrator told the STR task 
force that STRS reduce housing supply, cause upward pressure on housing costs, and remove affordable 
housing stock. (Photos of presentation upon request) 

• According to the Dallas Police Department, getting to know your neighbors and becoming familiar 
with your neighbors’ habit and vehicles allows you to know when something is suspicious or out of the 
ordinary.42 STR Hotels whose business model relies on bringing a constant parade of strangers into  
a neighborhood makes forming an effective crime watch group virtually impossible. The proliferation  
of STRs in residential neighborhoods has been linked to increases in violent crime due to increased 
transiency and loss of community cohesion.43 Municipal policies that reduce the number of STR 
listings and prevent commercial STR operators from listing multiple properties have been shown to 
reduce the overall crime rate.44



Solution #2: Write clear and precise regulations to govern STR Hotels in 
allowed zoning categories (see separate attachment with must-have regulations) 

At the first STR Task Force meeting on Nov. 15, 2021, Assistant City Attorney laid out the various legal 
options the city has for regulating STRs. He listed zoning and regulations and said, “We should 

probably bring the two together at the same time.” 

Facts:  

• Fewer than 1,000 of the estimated 5,000 STRs have complied with the single requirement of the 
present law: to register and pay HOT taxes, despite three years of notifications from the city. This, coupled 
with the experiences of other cities nationwide, provides clear evidence of the need for strong zoning 
and regulations to force compliance. 

• Relying on nuisance laws alone to manage and police the many issues created by short term rentals 
operating in residential solutions is a reactive solution and ineffective solution. Nuisance laws are difficult 
and expensive to enforce and reliant on neighbors having to keep tabs on nearby STRs and report 
issues.45 Violations frequently occur late at night and on the weekends, when Code Enforcement is not 
on duty and the police already have their hands full. This is one reason WHY any regulations must be 
simultaneously coupled with a zoning solution that limits the locales where STRs are allowed. 

• STR Hotel investors actively seek out cities with lax STR Hotel regulations like those being proposed 
by Councilman Bazaldua and the heavily weighted pro- STR Task force. STR Hotel investors view cities 
with such regulations as a safer investment than cities with no regulations at all. This frequently leads 
to a rapid proliferation of STRs after the passage of such ordinances. Multiple cities that initially allowed 
absentee investor owned STRs in residential zones have had to go back within just a few years and 
enact stricter regulations to correct the harmful impact of STRs on long-term housing and a lack of 
resources to effectively manage the nuisances created by the proliferation of STRs. 
 o Austin: Original ordinance passed in 2012, amended in 2016 to phase out non-homesteaded  
  STRs in residential zones.46

 o Waco: Original ordinance passed in 2017, amended in 2021 to prohibit new non-primary residence  
  STRs in residential zones.47

 o New Orleans: Original ordinance passed in 2016, amended in 2019 to eliminate non-homesteaded  
  STRs in residential zones.48

Financial Costs
How much has the city paid Muni-Revs to “register” STRs since 2018? 

How much more will the city spend to create, implement and regulate STRs? 

When you add up the ongoing costs of the contract with Muni Revs or some other vendor to  
register and collect HOT tax, the hundreds of thousands of dollars of costs to set up a computerized 
registration system, the costs of hiring extra code enforcement staff, the loss of tax revenues when 
DCAD lowers property values on homes next to STR Hotels, the bottom line is clear: There are NO 
benefits to homeowners and neighborhoods and taxpayers. 

We bear the burden while a small group of investors reap the benefits.   

(Beware: the STR industry will volunteer to collect HOT tax and NOT share identification of STR hotels with 

the city. It’s a trap with no verification. It should NOT be considered.) 



Neighborhood Position: 
1.  We seek a moratorium on registration of any NEW STR Hotels and those STR Hotels that have not 
been complying with their legal obligations to timely remit HOT taxes should be treated as New STR 
Hotels for purposes of this moratorium.

2. We seek a thorough and transparent public hearing and debate on the threshold public policy 
issues, namely where STRs may legally operate in Dallas. This should be a well-publicized meeting, 
with an agenda posted in advance and should allow at least 3 minutes per speaker and questions and 
discussion with citizens and city council members and/or City Plan Commissioners. 

3. We seek a combined solution of zoning clarification and regulations with clear enforcement 
mechanisms in non-residential areas of the cities where STR Hotels are deemed legal. These solutions 
should be enacted SIMULTANEOUSLY to avoid falling into the legal trap of giving a license and then 
later taking it away, which many cities, such as Austin have done and later regretted. The zoning laws 
should be clarified simultaneously with the enactment of clear regulations and an enforcement process. 

4. Clear costs of establishing this regulatory and enforcement process should be provided to the 
public as part of the public policy debate. 

5. Disband the current STR Task Force and allow CPC to take the lead on this process. Two years  
of imbalanced task forces, biased in favor of the powerful STR Hotel industry and their highly paid 
lobbyists, are enough.  



Footnotes: 
1 https://www.forbes.com/sites/garybarker/2020/02/21/the-airbnb-effect-on-housing-and-rent/?sh=74d204a52226

2 https://hbr.org/2019/04/research-when-airbnb-listings-in-a-city-increase-so-do-rent-prices

3 https://www.epi.org/publication/the-economic-costs-and-benefits-of-airbnb-no-reason-for-local-policymakers-to-let-

 airbnb-bypass-tax-or-regulatory-obligations/

4 https://www.fox4news.com/news/fight-at-party-held-at-dallas-house-rented-through-airbnb-leads-to-shooting?fbclid=

 IwAR2gkgdyRhpAIEYxbQ_OkQ71AVHTF-hmw8m91kyGCWpIMlrv9Ms6qZFnwh8

5 https://www.wfaa.com/article/news/crime/police-respond-to-shooting-at-airbnb-party-in-dallas/287-2edfe80a-349f-4a5c-

 b1af-85314f3eb0ed?fbclid=IwAR13keDbNec0BSVpQ-B2T_5ZMBZuejD4EDHtGL2cidPNOxgJyDKslKgrkXI

6 https://dfw.cbslocal.com/2021/04/12/wild-shootout-dallas-residents-upset-shooting-short-term-rental/?fbclid=IwAR1qwA_  

 hOFU-9lrDDm28EIuguMhrKo8BIeOyJgGePB91NlYayWMsYJ8P8Fk

7 https://candysdirt.com/2021/06/19/north-dallas-airbnb-gets-totally-trashed-after-a-party-ends-early-gunshots-fired/

8 https://www.fox4news.com/news/2-men-shot-at-dallas-airbnb-house-party?utm_campaign=trueanthem&utm_

 medium=trueanthem&utm_source=facebook&fbclid=IwAR1vk3wGF0qN4KylL--eVx_NriU5JEcqkqP7LcaCvpHSYaK   

 e2n9p8TueICY

9 https://candysdirt.com/2022/01/04/with-airbnbs-unchecked-the-city-of-dallas-stands-to-lose-millions-in-tax-revenue-

 from-short-term-rentals/

10 https://www.fox4news.com/video/914474?fbclid=IwAR0OQq0LS99oCNsIpJ_

 4iHfVF6h3e9gGrXEAa5bOuuSg9femwB6Xne6QK-c

11 https://statutes.capitol.texas.gov/Docs/TX/htm/TX.351.htm#351.101

12 https://scholar.google.com/scholar_case?case=8566154556966138191&q=draper+arlington&hl=en&as_sdt=6,44

13 https://statutes.capitol.texas.gov/Docs/TX/htm/TX.156.htm

14 https://dallascityhall.com/departments/controllersoffice/Pages/hotel-taxes.aspx#shortterm

15 https://planning.lacity.org/ordinances/docs/HomeSharing/adopted/FAQ.pdf

16 https://www1.nyc.gov/assets/buildings/pdf/MultipleDwellingLaw.pdf

17 https://codelibrary.amlegal.com/codes/san_francisco/latest/sf_admin/0-0-0-27937

18 https://nola.gov/nola/media/311/STR-Code-MCS_1.PDF

19 https://www.boston.gov/sites/default/files/document-file-08-2018/short-term_rental_ordinance.pdf

20 https://www.chicago.gov/content/dam/city/depts/bacp/Small%20Business%20Center/

 sharedhousingordinance09092020.pdf

21 https://library.municode.com/co/denver/codes/code_of_ordinances?nodeId=TITIIREMUCO_CH33LO_ARTIIISHRMRE

22 https://addisontexas.net/sites/default/files/fileattachments/development_services/page/15151/ordinance_-_short_term_  

rentals.pdf

23 https://www.arlingtontx.gov/city_hall/departments/planning_development_services/information_center/short-_term_rentals

24 https://www.austintexas.gov/page/types-short-term-rentals



25 https://cityofcs.files.wordpress.com/2020/08/str-ordinance.pdf

26 https://civicclerk.blob.core.windows.net/stream/COLLEYVILLETX/2a696564e8.pdf?sv=2015-12-11&sr=b&sig= 

 FMZHQbzQL%2BFu4LBgfDuZRxVkrH7TRw18d9EyM7THO3c%3D&st=2021-03-28T06%3A44%3A30Z&se=2022-03- 

 28T06%3A49%3A30Z&sp=r

27 https://www.coppelltx.gov/DocumentCenter/View/395/Short-Term-Rental-Ordinance-PDF

28 http://online.encodeplus.com/regs/corpuschristi-tx/doc-viewer.aspx#secid--1

29 https://codelibrary.amlegal.com/codes/ftworth/latest/ftworth_tx/0-0-0-34930

30 https://galvestontx.gov/DocumentCenter/View/8823/Land-Development-Regulations-PDF?bidId=

31 https://library.municode.com/tx/hurst/codes/code_of_ordinances?nodeId=PTIICO_CH5BURE_ARTXRERE_ 

 S5-396.1SHRMREPR

32 https://www.nbtexas.org/2356/Short-Term-Rental

33 https://library.municode.com/tx/san_marcos/codes/code_of_ordinances?nodeId=SPAGEOR_CH34EN_ART7REPRST

34 https://library.municode.com/tx/southlake/codes/code_of_ordinances?nodeId=SPAGEOR_CH11OFMIPR_ARTVISHTERE_ 

 S11-94SHTEREPR

35 https://library.municode.com/tx/west_university_place/codes/code_of_ordinances?nodeId=PTIICOOR_CH54OFMIPR_ 

 ARTVIIISHRMRE

36 https://stories.smartcitypolicygroup.com/podcast/best-practice-urban-markets/

37 http://weborigin1.dallascityhall.com/zoning/html/zoning_2_-_residential_uses.html

38 https://www.airbnb.com/help/article/2908/terms-of-service

39 https://www.dentonlaw.com/news-and-articles/texas-innkeepers-and-hotels-by-r-scott-alagood/

40 https://codelibrary.amlegal.com/codes/dallas/latest/dallas_tx/0-0-0-27709

41 https://dallascityhall.com/departments/housing-neighborhood-revitalization/CHP%20Documents/ 

 Comprehensive%20Housing%20Policy%201-Page%20Overview.pdf

42 https://www.dallaspolice.net/division/northcentral/crimewatch

43 https://www.businessinsider.com/airbnb-linked-crime-uptick-boston-neighborhoods-northeastern-study-2021-7

44 https://papers.ssrn.com/sol3/papers.cfm?abstract_id=3520919

45 https://www.fox4news.com/video/914474?fbclid=IwAR0OQq0LS99oCNsIpJ_ 

 4iHfVF6h3e9gGrXEAa5bOuuSg9femwB6Xne6QK-c

46 https://www.austinmonitor.com/stories/2016/02/austin-city-council-adopts-new-regulations-for-short-term-rentals/

47 https://wacotrib.com/news/local/govt-and-politics/stricter-short-term-rental-rules-in-residential-parts-of-town-up-for- 

 waco- city-council/article_aaf80afc-be68-11eb-b2b5-1fa4ddb37c84.html?fbclid=IwAR0OMbPwlgDVA2C1si_ 

 jpPZRGhQpEZLPndoacdT0qmiAJrfZY_DK5h_hFTk

48 https://council.nola.gov/news/august-2019/council-approves-changes-to-city-s-short-term-rent/


