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TOWN OF LEESBURG 

TOWN COUNCIL  MEETING 
 

Information Memo 
 
 
Subject: “Homestay” or short-term leasing of rooms and/or houses on the Internet  
 
Staff Contact: Christopher Murphy, Zoning Administrator 
 
Council Action Requested: None at this time. Information  only. 
 
Staff Recommendation: Should Town Council wish to pursue enacting regulations of 
homestay uses in Town, staff recommends modeling any requirements after those already 
established in Roanoke and Charlottesville. 
 
Commission Recommendation: None at this time. 
 
Fiscal Impact: Each “homestay” occupancy equals one less hotel/motel/B&B room occupancy, 
and the associated revenue from state sales tax, Business Professional Occupantial License, and 
the Transient Occupancy tax.  If this new use continues to  grow, the impact could become 
significant.   
 
Work Plan Impact: If the Town Council initiates a text amendment to the Zoning Ordinance 
to either specifically permit or prohibit “homestay”, it will require staff to draft new 
ordinance sections, and/or amend existing sections as necessary in order to restrict or include 
this specific use. The Zoning Ordinance does not currently address this type of commercial 
use of residential properties. 
 
The list below includes active projects and projects which have previously been initiated by 
Council and which remain in the Department of Planning and Zoning work queue: 
 

• Mobile Hope text amendment – Scheduled for Planning Commission public hearing  on 
November 5, 2015.   Anticipated for Town Council public hearing  in December 2015. 

• 2015 Zoning Ordinance Batch -  Anticipate Planning Commission Public Hearing  on 
November 5, 2015 and Town Council Public Hearing in January. 

• Floodplain Ordinance – On hold pending completion of key land development 
applications.  Anticipate resumption of staff work in winter/spring 2016 with Planning 
Commission and Town Council public hearings in Spring/early summer 2016. 

• East Market Street Small Area Plan – Staff anticipates starting this project in January 
with a completion by the end of 2016. 

• Low Impact Development regulatory changes – The start date of this project has been 
planned upon the completion of the Floodplain Ordinance. However,  it should not start 
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before the completion of the East Market Street Area Plan.  As such, staff anticipates 
this starting in 2017.  This project is expected to take approximately six to eight months.  

 
Executive Summary: The Internet-based sharing economy that has produced companies 
such as Uber and Ryft ridesharing has also produced a new business model whereby 
individual home owners use their home for short-term leases much like a hotel.  This activity 
has come to be known as “homestay”and companies go by such names as Airbnb, Turnkey, 
Homeaway, VRBO, and others. 
 
In larger cities like New York and San Francisco, homestay has created controversy due to its 
overall effect on the availability of affordable housing, and its impact on the hospitality 
industry. The primary concern in Virginia seems to be a fairness issue as it relates to the 
hospitality industry. The City of Richmond relies on a long-standing regulation to prohibit 
homestay uses whereas Roanoke and Charlottesville have adopted regulations to permit the 
use. Loudoun County currently regulates homestay uses through zoning permits issued under 
current definitions and regulations for bed and breakfast businesses. 
 
Currently in Leesburg, there are eight (8) active listings for short-term rentals through 
websites like Airbnb, HomeAway, Turnkey, VRBO, etc.  Because a homestay-type use is not 
listed as a permissible home occupation use, each of these listings is in violation of the 
Zoning Ordinance.  Additionally, if any of these accommodations provides for four or more 
guests, that use then qualifies as a “Boarding House” and is specifically prohibited by the 
Zoning Ordinance Sec. 9.1.5. Prohibited Uses. 
 
Beth Erickson of Visit Loudoun, speaking for the hospitality uses here in town, notes that at 
present homestay users are not paying the 8% Transient Occupancy Tax nor the 6% Virginia 
Sales Tax that hotel guests currently pay.  The 2014 estimate for transient occupancy tax paid 
to the town is $690,000.  Homestay, if allowed to grow unregulated, will  impact  this 
revenue source, and may put hospitality uses at a competitive disadvantage. (See Attachment 
1) 
 
Background:   
 
Airbnb, along with other “sharing economy” homestay websites HomeAway, Turnkey, 
VRBO, etc., provide individuals with the means to advertise rooms, and/or, their entire home 
for short-term rentals varying from one night up to 30 days. This model is very similar to the 
ridesharing services Uber and Lyft where individuals use their personal vehicles to drive 
customers to their destinations.  The difference with a homestay business is that individuals 
are allowing others to stay in their homes, or on their properties, for a fee much like a hotel.   
 
Web-based homestay businesses are rapidly growing around the country.  The service is 
spurring controversy in places like New York City and San Francisco as it appears to be 
contributing to the elimination of affordable housing options in those cities.  As landlords 
begin to realize greater profits from short-term leasing, they offer fewer long-term leases for 
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more lucrative short-term rentals.  In Virginia, controversy over homestay uses has been met 
with enforcement of long-standing prohibitions in Richmond , and the adoption of new 
regulations to permit the use  in Roanoke andCharlottesville.   
 
In the case of Airbnb, hosts are advised of their responsibility to comply with all local zoning 
regulations, and to make payment of all local taxes before leasing space through the service.  
However, Airbnb does not require its hosts to verify compliance with local regulations.  
Airbnb takes a three percent service fee from the host’s revenue each time reservations are 
booked, and the tax added on to the guest’s payment is a six to twelve percent service fee 
depending on the price of the rental.  Airbnb does not charge for lodging taxes in the 
localities it serves.  As a way to embrace this growing trend but also level the playing field 
between homestay and existing hospitality uses, some municipalities have begun to enact 
regulations for the homestay use. 
 
In Roanoke, the use is permitted with a Special Use Permit (Homestay Permit) issued by the 
City.  The permit fee is $250, and allows up to two bedrooms with a four guest maximum 
occupancy.  In Charlottesville, homestay uses are permitted as a Home Occupation limited to 
no more than three guestrooms with a maximum of six guests.  The proprietor must be the 
owner of the property in order to legally rent it, and must actually reside on the premises a 
minimum of 180 days of each calendar year the permit is valid.  The use requires a 
provisional use permit valid from January 1 through December 31 of each year.  In both 
cities, Transient Occupancy Tax is required to be paid by the owner. In Loudoun County, 
homestay uses are regulated by using their current definition of a Bed and Breakfast and the 
requirement to obtain a  Zoning Permit.  
 
In Leesburg, the Zoning Ordinance does not contemplate temporary, short stay rentals, as a 
permissible home occupation use.  In fact, Zoning Ordinance Section 9.1.5 Prohibited Uses, 
expressly prohibits “Boarding Houses and Transient Lodging” in all zoning districts. 
Boarding House/Transient Lodging is defined as: 
 

Any building other than a hotel, B&B, motel, and commercial inn where for 
compensation or by prearrangement for defined periods, lodging, lodging and 
meals, or meals are provided on a commercial basis for four (4) or more 
nonrelated persons.  
 

As result of the qualifier, “…four (4) or more nonrelated persons”, and upon the advice of the 
Town Attorney, the Town does not consider homestay operations to be prohibited as a 
Boarding House/Transient Lodging unless it can be proven that leasing is offered for four (4) 
or more people.  Regardless of the Boarding House qualifier, in all instances, homestay is not 
a permitted Home Occupation use under Section 9.4.3. 
 
At present,  staff has only received two complaints/inquiries relating to homestay uses in the 
town.  While preparing this memo, staff was able to locate eight (8) active listings within 
town limits on various homestay service websites.  Of these eight, three offer to lease the 
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entire house. One indicates accommodations for up to six guests, and one can accommodate 
up to four.  Except for these two listings, the six other listings do not violate the Boarding 
House/Transient Lodging provisions, but all of the eight homestay listings violate Zoning 
Ordinance Section 9.4.3 for establishing unpermitted home occupation uses. To date, no 
enforcement actions have been initiated by staff. If Council wishes to update the Zoning 
Ordinance to address homestay uses, staff will not pursue enforcement at this time.    
 
Homestay uses come with a list of potential pros and cons for a locality to address.  Some of 
the Cons identified with leaving the Homestay use unregulated are as follows: 
 

• Impact on neighborhoods: noise, parking, safety concerns, loss of the residential 
character. 

• Lost local revenues through uncollected Transient Occupancy Taxes, Sales Taxes, 
and Business Professional Occupancational License. 

• Competitive disadvantage to hospitality uses. 
• Increased property crime has been reported by some using the services. 

 
Whereas, localities who embrace the use and establish regulations specific to it realize some 
potential Pros inherent to the use: 
 

• Low cost lodging alternative:  Potential to attract broader range of visitors; more un-
tapped tourists’ dollars. 

• More lodging available in instances when hotels are booked to capacity, e.g., wedding 
and graduation seasons. 

• Means for providing extra income for home owners.    
 
 
 

Attachments: 1. Beth Erickson, Visit Loudoun, email with attachment: Quick 
Synopsis re: Airbnb from a DMO or CVB perspective: 
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