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

The Short
Term Rental
Association of

San Antonio .
www.strassociationofsa.com



http://www.strassociationofsa.com/

What s a
short

term
rental?
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SAUDC Appendix A

* 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.

»Type 1 Short term rental: A residential dwelling unit which is occupied
by the owner or operator as their legal residence.

»Type 2 Short term rental: A residential dwelling unit which is not
occupied by the owner.




Why did San
Antonio pass

anSTR
ordinance?
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* In 20127 and 2018 constituents complained to City

Council that Airbnb rentals in San Antonio
neighborhoods were causing parking, noise, and other
problems.

- Council requested a task force to draft an ordinance,

which was eventually passed in late 2018.

* Low compliance rates have prompted another Council

Consideration Request for a task force to examine
ways to improve compliance by STR owners.



- Establishes permitting for short term

rentals
- Apply online

San AﬂtOﬂiO, X - Fee $100; valid for 3 years; renewable
Code of  Non-transferable

: * Tiers: Type 1 and Type 2, with density
Ordinances limitations; single family and multi-family
Chapter 16 * General Standards: structures conforming
ARTICLE XXII. - to codes (no RVs, tents); occupancy; smoke

’ and CO detectors; evacuation plan; comply
SHORT TERM with noise, other codes (ADUs); no outdoor
spaces (hammock or lounge chair on the

RENTALS hace:

* Inspection upon complaint
* Subject to hotel occupancy tax
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Get three citations for any city ordinances, including noise

m.  So|| your property.
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Applying for
a Permit

During this

process you
will be
assigned a
HOT account
number.
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CITY OF
SAN ANTONIO

GET CONNECTED

DEVELOPMENT SERVICES

https://www.sanantonio.gov/DSD/Resources/Short-Term-Rental
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sa.Gov Home > DSD > Resources > Short Term Rental

SHORT TERM RENTAL

DEVELOPMENT SERVICES HOME

ABOUT >

BOARDS AND COMMISSIONS >

BUILDSA

BUSINESS OWNERS >

CONSTRUCTING IN SAN ANTONIO >
CONTRACTOR REGISTRATION & LICENSING >
CODE ENFORCEMENT >

RESOURCES >

ONLINE SERVICES >

FIRE MARSHAL
OFFICE OF HISTORIC PRESERVATION

I On This Page:

» Overview » Permits

» Background » Enforcement
OVERVIEW

San Antonio’s City Council approved the Short-Term Rental (STR) Ordinance on November 1, 2018, and affects only properties
within the San Antonio city limits. If you are operating a STR, you are required to get a permit and pay Hotel Occupancy Tax
(HOT).

= 2018-11-01-0858 STR Ordinance "°F)
= STR Application, Permit, Enforcement Fact Sheet (PDF)

To see where permitted STRs are located, use our interactive map. Expand and click on the "One-Stop” layer, click, and expand the
"Development”, and click on "Short Term Rentals.”" Make sure to "zoom in" to view icons.

City staff is available and ready to assist you with any questions and information you may need:

= Permit Information - Development Services at 210-207-1111 or contact us
= HOT Accounts - Finance Department at 210-207-8667 or contact us



Under the Tax
Code:

HOT
Definitions
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State of Texas

Hotel owners, operators or managers must collect state hotel
occupancy tax from their guests who rent a room or space in a hotel
costing $15 or more each day. The tax applies not only to hotels and
motels, but also to bed and breakfasts, condominiums, apartments
and houses that are used as Short Term Rentals.



You collect.

Then, remit.
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Local - COSA/Bexar County

Hotel Occupancy Tax
is a tax on “the cost of or consideration paid for a
sleeping room or sleeping facility”
paid by guests, for stays that are under 30 days.

Every person owning, operating, managing, or controlling any

hotel* shall collect the tax imposed and remit to the City. Hotel
Occupancy Tax must be reported for each calendar month even if
there are no Taxable Room Receipts.

*A "hotel" is any building in which members of the public obtain sleeping
accommodations for consideration. The term includes, but is not limited to a Hotel,
Motel, Short Term Rental, or Bed and Breakfast. Local hotel taxes apply to sleeping
rooms costing $2 or more each day.



16.75%

How much
FY 2023 Hotel Occupancy Tax Rate

HOT dOES (16.75%)
a hotel

gUESt Pay 6%
In San

Antonio?

Convention




Where does
the City of San

Antonio
money go?

A
STRSA

Short Term Rental Association
of San Antonio

FY 2023 Hotel Occupancy Tax Revenue
Allocation

Visit SA
35%

Convention
Facilities
35%

History &
Preservation
15%



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

Taxes and anything.

Airbnb * It is up to you to collect and remit local HOT. In
San Antonio, that's an additional 9% for the city
and 1.75% for Bexar County.

Short Term Rental Association
of San Antonio



Two ways to collect HOT:

1. Collecting HOT a. Using default tax setting in Airbnb.

b. SetAirbnb tax to Custom at 16.75% (in any
combination of taxes).

STRSA
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a. Using the default tax setting in Airbnb.

Airbnb:

e Collects from the guest and
remits the 6% State of Texas
HOT for the host. (No
remittances or reporting for
the state portion.)

Host
responsibility:

e Collect San Antonio
city/Bexar County HOT from
guest (or build taxes into
nightly rate).

e Report and remit county and
city tax monthly.




b. Using the Airbnb Custom tax option

Choosing this option stops Airbnb from collecting and remitting State of
Texas HOT, so you need to collect and remit that yourself.

Set Airbnb tax to Custom at 16.75% (in any combination of taxes).

Airbnb: Host responsibility:

e Collects tax specified and e Report and remit State of
remits to host. Texas HOT quarterly.

e Report and remit San
Antonio city/Bexar County
HOT monthly.




Example 1: Default Tax Collection Example 2: Custom Tax Collection

Why |t pays Room Rate: $100 Room Rate: $100

Airbnb collects from guest: $6 Airbnb collects from guest: $16.75
to COl |ec—t (passes taxes through to Host)
I Airbnb pays to state: $6
USi ng Host pays to city: $10.75 Host pays to state: $6.00
CU St om t aX (out of proceeds) Host pays to city: $10.75
Net to host: $89.25 Net to host: $100.00

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.
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Setting up
Custom Tax in

Airbnb

1. Turn ON Professional
Hosting Tools
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(Q) airbnb

Account
Shelley Galbraith, shelleygalbraith@gmail.com - Go to profile

AZ @

Personal info Login & security

Provide personal details and how we can Update your password and secure your
reach you account

S¢ ®

Notifications Privacy & sharing

Choose notification preferences and how you Control connected apps, what you share, and
want to be contacted who sees it

=

Professional hosting tools

Travel for work Get professional tools if you manage severa

Add a work email for business trip benefits roperties on Airbnb

Switch to hosting @D =

Payments & payouts

Review payments, payouts, coupons, gift
cards, and taxes

(o)
(o)

Global preferences

Set your default language, currency, and
timezone

3

Referral credit & coupon

You have $0 referral credits and coupon.
Learn more.

¢



2. Navigate to
your listing, then

click on Pricing
and availability

Then, scroll down
to Taxes

Find "Choose a tax
collection option:”
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The Historic Nix House Riverwalk Loft - Downtown e + w

Listing details

Pricing and availability ~ Policiesandrules  Infoforguests  Co-Hosts

\

N\

Taxes

m
=3
v

\

\

Occupancy tax collection

Choose a tax collection option:

Default CURRENT

With this option we collect and remit
a set of taxes on your behalf.

Taxes apply to your nightly price and fees for bookings, and we include them in your earnings
report. Guests are shown tax amounts as part of the booking total.

Custom

With this option you can add and
remit your own taxes that we collect
on your behalf.

Default tax collection

location:

Accommodations Tax (Texas)

As a default, we already collect and remit occupancy taxes on your behalf based on the listing

To revert back to default tax collection, you must delete all custom taxes.




Occupancy tax collection

Taxes apply to your nightly price and fees for bookings, and we include them in your earnings
report. Guests are shown tax amounts as part of the booking total.

3. Click on the

C ustom b OX. Choose a tax collection option:
r 2\
Default CURRENT Custom
4 : T h e nl C | | C k on With this option we collect and remit Witt-1 this option you can add and
a set of taxes on your behalf. remit your own taxes that we collect
Add a tax. on your behalf.
> 7/

To choose this option and replace the taxes we currently collect on your behalf, add your own
taxes. We'll collect the taxes on new bookings, remit them to you, and include details in your
payout report. Learn more

Add a tax <
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Tax type

v Choose one
Hotel tax
Lodging tax
Room tax
Tourist tax

Transient occupancy tax

Sales tax
VAT/GST

\

IO W T

Fee per guest
Fee per night

Fee per guest,

Tourism Assessment/Fee

per night

v Percentage per booking.

Taxable base

Learn

(<< <<

more

Base price

Management fee

Community fee

Linens fee
Resort fee
Cleaning fee

Pet fee

Al

5. Add aTax, Part1

X

Add a tax

This tax will be collected for any new bookings. If this tax is remitted Type of charge

to you, you are responsible for submitting, paying and reporting the

correct amount to the tax authorities. In some jurisdictions, we will Percentage per booking. v

instead remit this tax directly to local tax authorities. Refer to the
pricing and availability section for more information.

Tax type

Choose one v

Type of charge Amount Maximum cap per person per night

Percentage per booking. v 0 %

$

Taxable base
Learn more

Base price

Management fee (Does not apply —_ Leave blank)

Community fee

Resort fee

|

|

|

| Linens fee
|

| Cleaning fee
|

] Petfee Business tax ID
Maximum cap per person per night You can find this number on your tax registration documents

$
Learn more O pt I O n a |

I@ Don’t forget to re-assess your nightly rate — 5
| | Idonot have abusiness tax ID

Business tax ID
You can find this number on your tax registration docum:

\7\ I do not have a business tax ID



Accommodations tax registration number
5 . Ad d a Ta XI P a rt 2 You can find this number on your tax registration documents

HOT-XXXXXX
Learn more
| use my HOT Does your jurisdiction provide exemptions for long-term stay?
number here. Tax may not apply to bookings longer than a certain number of days. Learn
more

@ Yes (long term stay exemption)

/ Bookings over number of days are nontaxable

YES! Anything over 2

29 days is NOT

subject to HOT. If Yes (conditional exemption)
you have a stay over No

29 days, report HOT

as $o for that stay. Terms for adding taxes

| confirm this tax amount is correct, and | will pay this tax once remitted
to me by Airbnb. | grant Airbnb permission to disclose tax-related and
transaction information (such as listing address, tax amount, and Tax ID)
to the relevant tax authorities.

. =




When you're

1 " IR 'ﬁ = Entire loft
fl nis h € d - 1 ﬂ{ Historic River Walk Loft -
. Downtown Convenience
g~
B @

““l % 4.99 (322 reviews) - T Superhost

Occupancy tax collection

Taxes apply to your nightly price and fees for bookings, and we include them in your earnings report. Guests are Your booking is protected by aircover
shown tax amounts as part of the bocking total.

Custom tax collection Price details

Add your own taxes and choose how to charge them. Any taxes you add will apply to new bockings, and we'll include
details in your payout report. Learn more $129.00 x 2 nights $258.00

Hotel tax T rvice f $36.42

16.75% Percentage per booking. Edit Occupancy taxes and fees $43.22
Total (USD) $337.64
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Preview what
guests pay

now includes
taxes.
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X

Preview what guests pay

Select any combination of nights, guests, and pets, and we’ll show
you the final price.

(2nights v) C1guest v) No pets v

$125 x 2 nights
Your base price

Guest service fee

Taxes

Total

Your earnings




If you have an

HOT account,
you can be
audited.
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- Make sure that you download and keep Airbnb records

for four years.

* Print and keep copies of your 1099 from Airbnb for

each permit.

- 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.



6. Remitting
HOT:

City of San
Antonio/Bexar
County

Y
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Finance Dept. Inquiries: hotelmonthlyreport@sanantonio.gov
210-207-8677

v HOT reports are due monthly by the last day of
the month following the period —a report for
any income in June is due by July 31°%, for
example. An HOT report is due even if you have
noincome on your STR.

v" You are responsible for HOT from the day you
receive your permit. The Finance Dept. collects
for both San Antonio and Bexar County

v If you aren't listing your property yet, file a
report with the income of $o. Even if your
income is $0, you can be charged a late fee if you
don’t file a report!



mailto:hotelmonthlyreport@sanantonio.gov

Using the city’s

collection
oelgr:]
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CITY OF

SAN ANTONIO

AV ENWDU

INSIGHTS & ANALYTICS

www.hoteltaxonline.com



http://www.hoteltaxonline.com/

https://www.hoteltaxonline.com/

Avenu ~Tax

Insights Is a
Payment

ONLINE

A cloud-based solution to file and
remit tax returns.

Portal
Contractor for
the City of
San Antonio

Business Account

For business owners or companies who need to file for a
single business or a business with multiple locations.

Create a Business Account >

A
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Home Lookup Support FAQ Short Term Rental List

Returning Users Login

Username

Forgot UserName?
Password

B Remember Username Forgot Password?

Tax Preparer Account

For tax preparers, CPAs and filing practitioners who
manage multiple business accounts for multiple clients.

Create a Tax Preparer Account >


https://www.hoteltaxonline.com/

Registration

www.hoteltaxonline.com k
' N\
Online Filing Account | Return Setup
—mhe To set up a return you want to file, select the options below, type in the corresponding account number, and click th

Step 1

User Information

Step 2 1. Select State: Texas v

T C k b = t = t h Business Information
rl C y I S WI Step 3 ® Hotel / Motel / STR Tax
Security Question 2. Select Type:
. =  Short Term Rental Permit
Reqgistration

Additional Information

Step 5 3. Select Return: [Select retum] v @

Return Setup
4. Select Location: Test Account v |

Click here to add a new business location
Authority Account
s Number: J@
Click here to apply for a new Authonity Account Number
6. Select Filing Status: Monthly v @
o J
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Registration

www.hoteltaxonline.com r

3. Select Return: Select return v @
[Select retum)]

Avenu DBA MuniServices Hotel Occupancy Tax Return
San Antonio - Hotel Occupancy Tax
San Antonio - Short Term Rental

« Step 2’s radio button should remain as Hotel / Motel / STR Tax.

More Info on

- Step 3:

Reg |St rat | O N + Hotels must select during the Return Setup: San Antonio - Hotel Occupancy Tax
» STRs must select during the Return Setup: San Antonio - Short Term Rental.

You may file for more than one location; each location needs its own
permit and HOT number.
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Avenu Insights
Also Provides

Data to the
City for
Enforcement
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* Penalties and interest will continue to accrue until the return is

filed.

* Avenu will serve delinquency notices by mail, email, and phone

calls.

* You can subscribe to monthly reminders to file.

- Avenu retains copies of payments you’ve made for future

reference.



v How do | apply for a hotel tax permit?

While the Comptroller's office does not issue printed hotel tax permits, businesses that report the tax
should send a completed [ Form AP-102, Hotel Occupancy Tax Questionnaire (PDF) to the
Comptroller's local field office.

Owners and operators should contact the county and city where their hotel is located for more
information about collecting and reporting local hotel taxes.

7. Re m |tt| N g FAQ: https://comptroller.texas.qov/taxes/hotel/faq.php

HOT:
State of Texas

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

Taxpayer Services and Collections

Taxpayer Services and Collections field offices collect delinquent taxes and
provide taxpayer service to promote compliance with the tax laws
administered by the Texas Comptroller of Public Accounts.

Field offices do not accept credit cards.

San Antonio

10010 San Pedro Avenue, Suite 410
San Antonio, TX 78216-3862
210-342-2300

Monday 9 a.m. - 4 p.m. (CST)

Wednesday 9 a.m. - 4 p.m. (CST)
S , RSA Friday 8 a.m. - 12 p.m. (CST)
Short Term Rental Association
of San Antonio



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

* San Antonio and Bexar County:
http://www.hoteltaxonline.com/

* Due on the last day of the month for the previous month; must report
every month - $o for no income.

O TAX RETURN DUE DATE REMINDER - Inbox

¢ State Of Tean: U Delete & Archive £g Move
Re m Itt I n g https //Com ptr0| Ie rtexas TAX RETURN DUE DATE REMINDER S S~

Review:

.gov/taxes/file-pay/

TaxeS Due by the 20th of the
month following the

DO.NOT.REPLY@CPA.TEXAS.GOV <... Wednesday, July 6, 2022 at 11:32 AM
To: SHELLEYGALBRAITH@GMAIL.COM

Dear Taxpayer, This is a reminder from the Texas Comptroller's office that the Hotel Tax return for

— tax period ending 06/30/2022 will be due on 07/20/2022. Thank you for filing the return
U . uary
. ! . electronically. If you have any questions, please contact us at
https://comptroller.texas.gov/about/contact/. Returns can be electronically filed at
March is due by April 20.

Comptroller.Texas.Gov. Please do not reply to this email. Please disregard this reminder if the return
has already been submitted.
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http://www.hoteltaxonline.com/
https://comptroller.texas.gov/taxes/file-pay/
https://comptroller.texas.gov/taxes/file-pay/
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shelleygalbraith@gmail.com

eed more?



