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Short Term Lodging
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Short-Term Lodging (STL)

• Transient Occupancy of a dwelling for less than 30 consecutive 
days

•Advertised through online platforms such as Airbnb, FlipKey, 
HomeAway, VRBO, etc

• Listings include the rental of a whole house or individual room(s)

•Operated  in all types of dwelling



Do you know how many STL 
platforms are out there 

today?







Background: State Code 
Changes

• 2015-2016 – Initial review by General Assembly 
• Potential to limit or prohibit local regulation of STLs
• Would have local TOT collected anonymously at state level
• Would have prohibited audit by local jurisdictions

• 2017: General Assembly passed SB 1578
• Preserves ability to establish local regulation
• Allows for the creation of a registry
• Penalty not to exceed $500 for violating registry requirements

• Va. Code 15.2-983 allows localities to create registry for STL
• Includes a penalty not to exceed $500 for not registering 
• Registry provides jurisdictions information needed to regulate and collect TOT



What is at Stake

• Continued push from platforms for a statewide approach

•Uncollected local revenues

•Uniformity and fairness - level playing field

• THIS SHOULD STAY LOCAL 



STLs in Fairfax - A Team Effort

•Department of Planning and Zoning
• Handled all the zoning code amendments
• Administration of the STL Application Process

•Office of County Attorney
• Assisted with all county ordinance amendments
• Provides legal advice and handles all STL legal matters

•Department of Code Compliance
• Investigates and processes all STL complaints

•Office of Public Affairs
• Provides subject matter expertise on communication with public
• Handled news releases



STLs in Fairfax - A Team Effort

•Department of Tax Administration
• Discovery and Compliance with TOT requirements

• Processes monthly TOT filings and payments

•Department of Procurement and Material Management
• Assisted with procurement needs

•Department of Information Technology
• Development and implementation of the TOT Online File and Pay 

Portal 



Steps in Zoning Ordinance Amendments 
(Code of Va. § 15.2-2285)

• Draft of the ordinance amendments

• Referral to the Planning Commission for recommendation

• Planning Commission must hold at least 1 public hearing

• Planning Commission makes recommendation to the Board of 
Supervisors

• Board of Supervisors must hold at least 1 public hearing before 
adopting. 



STL Regulations in Fairfax County 
(Zoning) Effective October 1, 2018

• Fairfax County did not enact registry but a zoning permit process 
starting on October 1, 2018 for residential dwellings only.

• Apply for a $200 two-year zoning permit

• Operate STL at your permanent residence (185 days)

• Rental nights -> no more than 60 nights/year

• # of Lodgers per night -> no more than 6 adults

• # of rental contracts per night -> one



STL Regulations in Fairfax County 
(Taxes)

• STL Host must collect TOT taxes for each rental contract
• 6% for county properties
• 4% for town properties (Vienna, Herndon, Clifton)

• STL Host must file a TOT return with the taxes collected
• On or before the last day of the month following the reporting month
• A monthly return must be filed even if no taxes are due

• STL Host must file a BPOL application if gross receipts exceed $10K
• Within 75 days of business start date
• Annual BPOL renewal due with payment by March 1



Discovery

• Fairfax County uses Host Compliance LLC

• Address Identification Module
• Live web-delivered dashboard
• Complete address information and screenshots of all identifiable STRs in Fairfax County
• Up-to-date list of jurisdiction's active STR listings
• Full address and contact information for all identifiable STRs in jurisdiction 
• All available listing and contact information for non-identifiable STRs in jurisdiction 

• Rental Activity Monitoring
• Aggregate statistics on the short-term rental activity
• Active monitoring of short-term rental listings across 15+ STR websites
• Monthly analysis of jurisdiction's STR activity scale, scope and trends 







STL Permits

• Permit applications are administered 
by the Department of Planning and 
Zoning

• Since October 1, 2018, a total of 99 
applications have been received 

• 81 permits have been issued 



STL Complaints

• Complaints are handled by the Department 
of Code Compliance

• Since October 1, 2018, a total of 126 
complaints have been filed

• Parking

• Strange people coming and going

• Parties

• Multiple occupancy complaints



Discovery Selection Criteria

•Meet the STR definition

•Active listing

• Exclude hotels/motels

• Exclude current filers 

Very manual process….. 



Discovery/Compliance Efforts

• Mailings
• September 2018
• December 2018  
• May 2019 

• Prior to October 2018, 6 STL hosts were filing TOT

• We currently have 153 STL hosts in our tax system

• Issue summons to non-responses

• Statutory Assessments





TOT Filing – 2 Ways

• Online File and Pay (Effective November 1, 2018)
• Must be submitted by 11:59PM on or before the last day of the month 

following the reporting month.
• A monthly return must be filed even if no taxes are due.

• Manual Filing
• Must be postmarked on or before the last day of the month following the 

reporting month.
• A monthly return must be filed even if no taxes are due.

• Late filers
• Penalty of 5% applies 
• Interest of 0.42% applies on the second month of delinquency and assessed 

back to the original due date

https://www.fairfaxcounty.gov/taxes/forms#tot_forms
https://www.fairfaxcounty.gov/taxes/forms#tot_forms


TOT Form for County Businesses TOT Form for Town Businesses



Airbnb’s Voluntary Collection 
Agreement (VCA)

• Collects TOT on behalf of hosts 

• Enables Airbnb to step into the shoes of their hosts for 
occupancy tax collection and remittance purposes. 

• Before engaging with a jurisdiction, Airbnb reviews all applicable 
laws/ordinances to make sure that they are able to 
accommodate and track on their platform.

• There are approximately 43 states using VCAs

• In Virginia there are 3 jurisdictions that signed a VCA with Airbnb
• City of Alexandria

• Town of Abingdon

• Town of Blacksburg



Airbnb’s Voluntary Collection 
Agreement (VCA)

• Airbnb does make it significantly easier to collect TOT by adding it onto bills when 
customers pay online, so localities don’t have to collect from each host 
individually.

• However, localities are not provided information Airbnb already has at its disposal

• A list of addresses where the rooms are booked 

• Names of the taxpayers who are hosts. 

• Jurisdictions need the information to ensure taxes are being assessed and paid in 
the correct amount. The authority to audit Airbnb hosts, which is a standard tool 
for us as tax administrators is forfeited.

• Most hosts providing transient rentals in homes advertise on several platforms 
simultaneously. So, localities would still need to know the location of the provider 
in order to assess taxes for rentals provided via other platforms. 



And coming July 1, 2019….



Airbnb and Sales Tax Collections

• Airbnb will start collecting and remitting sales tax to the Virginia 
Department of Taxation for all reservations booked on or after July 1, 
2019. 

• Guests will see a separate line item for the sales tax when booking. 

• Airbnb will be filing one tax return per jurisdiction with the total 
combined reservation revenue for all Airbnb bookings. 

• All hosts will be represented by one payment amount, and Airbnb will not 
provide host’s personal information on the return.

• If not on a VCA, TOT continues to be collected by hosts from their guests 
and remitted to the local jurisdiction. 








