
Permitting and Hotel 
Occupancy Tax for Short 

Term Rentals in San 
Antonio



All documents mentioned here (including 
this presentation) are on the Resources 
page at:

www.strassociationofsa.com

http://www.strassociationofsa.com/


What is a short term rental?
u Short term rental. A property that rents out all or a portion of a residential dwelling 

unit, apartment, condominium, or accessory dwelling for a period of not less than 
twelve (12) hours and for a maximum of thirty (30) consecutive days to a particular 
occupant and the operator does not provide food or beverage for consumption for a 
fee.

u Short term rental (type 1) establishment. A residential dwelling unit which is occupied 
by the owner, as reflected in title records, or an operator as reflected in a valid lease 
agreement, and with the express permission of the property owner. The owner or 
operator shall make his or her legal residence at the site, as evidenced by homestead 
exemption, voter registration, vehicle registration, or similar means, and which 
supplies temporary accommodations to overnight guests for a fee.

u Short term rental (type 2) establishment. A residential dwelling unit which is not 
occupied by the owner, as reflected in title records, or an operator as reflected in a 
valid lease agreement, and with the express permission of the property owner, and 
which supplies temporary accommodations to overnight guests for a fee.

SA UDC Appendix A 



Why did San Antonio pass an STR 
ordinance?

u In 2017 and 2018 constituents complained to City Council that Airbnb rentals 
in San Antonio neighborhoods were causing parking, noise, and other 
problems.

u Council requested a task force to draft an ordinance, which was eventually 
passed in late 2018.



San Antonio, TX Code of Ordinances
Chapter 16
ARTICLE XXII. - SHORT TERM RENTALS

u Establishes permitting for short term rentals

u Apply online 

u Fee $100; valid for 3 years; renewable

u Non-transferable

u Tiers: Type 1 and Type 2, with density limitations; single family and multi-family

u General Standards: structures conforming to codes (no RVs, tents); occupancy; 
smoke and CO detectors; evacuation plan; comply with noise, other codes (ADUs); 
no outdoor spaces (hammock or lounge chair on the porch)

u Inspection upon complaint 



u Maximum number of occupants: two per bedroom (adults are those over 12 years of age)

u Location of required off-street parking, other available parking and prohibition of parking on 
landscaped areas.

u Quiet hours and noise restrictions.

u Restrictions on sleeping in outdoor areas.

u Twenty-four-hour contact person and phone number.

u Property cleanliness requirements.

u Trash pick-up requirements, including location of trash cans.

u Flooding hazards and evacuation routes.

u Emergency numbers.

u Notice that an occupant or visitor can be cited for violating city codes.

u Displaying short term rental permit, health department permit, and/or any other required permits.

u Hotel occupancy tax registration.

ARTICLE XXII. - SHORT TERM RENTALS (continued) 

Inside your listing, you must notify your guests of…



Example from Kelly Martinez



Other Facts You Must Certify

u A designated operator is available by phone at all times when the unit is 
occupied.

u Working smoke detectors and a CO detectors are installed.

u The unit has a fire extinguisher.

u Emergency contact information and exits are posted.

u The unit has a posting for the maximum number of occupants.

u Every sleeping area has at least one emergency escape.

u The permit is included in all advertisements or online listings.



?
How compliant are San Antonio’s STR hosts?

(Hint: There are about 3,300 permitted STRs in San Antonio.)

Facts: 
70-80% Airbnb
20-25% VRBO

<5% Other



How Can I Lose My Permit?
Get three citations for any city ordinances, 
including noise

Violate the STR ordinance (operating without a 
permit, failure to pay HOT, etc.)

Fail to renew your permit or cancel your permit.

Sell your property.



Can I have a 
permit for my 
address?

u Type 1: Owner-occupied. No 
limitations.

u Type 2: Not occupied by the owner. 
Limited in density to 12.5% of the 
residential units on a block face. 

u Multi-family: Limited in density to 
12.5% of the total number of units

How do I check to see if my block face is 
limited under this rule?

The One-Stop GIS Map

https://gis.sanantonio.gov/DSD/OneStop/Index.html


Applying for a Permit
https://www.sanantonio.gov/DSD/Resources/Short-Term-Rental





A unique HOT Account and STR 
Permit number is needed for each 

unit within the property.



What you need to 
apply for a permit

u Your Bexar County property ID number. Find that at 
bcad.org

u A sketch of the floorplan of your property: by hand or with 
any basic software is fine. Also draw a sketch of where the 
parking places are on the property.

u Proof of written permission to operate. Proof of ownership 
or a notarized letter of permission from the owner is 
required.

u Your name, address, phone number, email, and the same for 
the owner and 24-hour contact person, if different.

u The platform where you’re going to advertise the STR 
(Airbnb, VRBO, etc.)

u Check that you’ve complied with the information you need 
to provide the guest about a 24-hour contact, noise 
restrictions, parking regulations, etc. as well as emergency 
exit signs, a fire extinguisher, CO and smoke detectors, and 
so on.

u Type 1 or Type 2?

u Payment



What now?

A permit should take about 5 business days to process.

You are responsible for HOT from the day you apply for the 
permit. If you aren’t listing your property yet, or the permit is 
delayed, file a report with the income of $0. Even if your income 
is $0, you can be charged a late fee if you don’t file a report!

Inquiries: dsdshorttermrentals@sanantonio.gov



What is this 
tax I owe?

San Antonio City/Bexar 
County Hotel 
Occupancy Tax (HOT)

State of Texas Hotel 
Occupancy Tax 



The tax is paid by the guest.



Taxes and Airbnb

u By default, Airbnb collects and remits the 6% State 
of Texas Hotel Occupancy Tax. You don’t need to do 
anything.

u You can set up the Custom Tax Option to add other 
taxes or fees, however, you must then collect and 
remit the state tax yourself.



Two Steps: Collecting from the Guest and 
Remitting to the State of TX and San 
Antonio/Bexar County

1. Collecting San Antonio/Bexar County HOT

Two ways to collect HOT:

a. Set Airbnb tax to Default. 
b. Set Airbnb tax to Custom at 16.75% (in any 

combination of taxes).



Why it pays to collect using custom tax

Example 1: Default Tax Collection

Room Rate: $100
Airbnb collects from guest: $6

Airbnb pays to state: $6
Host pays to city: $10.75
(out of proceeds)

Net to host: $89.25

If you paid HOT on $89.25, the amount would 
be $9.59, or $1.15 less. For 200 nights a year, 
that’s $230 you could have saved.

Example 2: Custom Tax Collection

Room Rate: $100
Airbnb collects from guest: $16.75
(passes taxes through to Host)

Host pays to state: $6.00
Host pays to city: $10.75

Net to host: $100.00



a. Collecting DEFAULT TAX in AIRBNB

Airbnb:

•Collects from the 
guest, and remits 
state tax.

Host responsibility:

•Collect from guest or 
build taxes into 
nightly rate and pay 
out of earnings.

•Report and remit 
county and city tax 
monthly.



b. Using the AIRBNB CUSTOM TAX OPTION

Choosing this option stops Airbnb from collecting and remitting your 
State of TX HOT, so you need to collect and remit that yourself.
Set Airbnb tax to Custom at 16.75% (in any combination of taxes).

Airbnb:

• Collects tax and remits 
to host.

Host 
responsibility:

• Report and remit state 
tax quarterly

• Report and remit county 
and city tax monthly. 



Register for State of Texas HOT

FAQ: https://comptroller.texas.gov/taxes/hotel/faq.php

Form: https://comptroller.texas.gov/taxes/hotel/forms/index.php

https://comptroller.texas.gov/taxes/hotel/faq.php
https://comptroller.texas.gov/taxes/hotel/forms/index.php


Remitting Taxes

u San Antonio and Bexar County: 
https://secure.hostcompliance.com/san-antonio-
tx/permit-registration/welcome
Due on the last day of the month for the previous month; 
must report every month - $0 for no income. So, July is due 
by August 31.

u State of Texas: 
https://comptroller.texas.gov/taxes/file-pay/
Due by the 20th of the month following the quarter. So, 
January – March is due by April 20.

https://secure.hostcompliance.com/san-antonio-tx/permit-registration/welcome
https://comptroller.texas.gov/taxes/file-pay/


Setting up Custom Tax in Airbnb
1. Turn ON Professional Hosting Tools



2. Navigate to your 
listing, then click on 
Local Taxes and 
Laws



3. Under 
Occupancy Tax 
Collection, find the 
Choose a tax 
collection option: 
Default and 
Custom boxes.



4. Click on the 
Custom box.

Then, click on 
Add a tax



(Does not apply – Leave blank)

Optional

5. Add a Tax, Part 1



5. Add a Tax, Part 2

I use my HOT 
number here.

YES! Anything over 
29 days is NOT 
subject to HOT. If 
you have a stay 
over 29 days, 
report HOT as $0 
for that stay.

29



When you’re finished…





If you have an HOT account, you can be 
audited.

u Make sure that you download and keep Airbnb records for 
four years.

u Print and keep copies of your 1099 from Airbnb for each 
permit.

u If you have a property manager, but you hold the permit 
and the HOT account, make sure that you have access to 
and keep copies of income records. Alternatively, register 
your property manager for the HOT account. 



www.strassociationofsa.com

shelleygalbraith@gmail.com


