
Regulating Airbnb in Amsterdam:
EU Law Dimensions and Local Lessons

Seminar Regulating Short-Term Rentals
29 September 2025

Dion Kramer
Assistant Professor of EU Law
Vrije Universiteit Amsterdam

DEPARTMENT OF TRANSATIONAL LEGAL
STUDIES, FACULTY OF LAW



I

A Changing Vision on Tourism
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Airbnb and the City
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Airbnb and the City
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Amsterdam 2018/2019:

Local alderman:
“Neoliberal European rules 
prevent Amsterdam from 
effectively regulating the short-
term rental sector.”

Responsible minister:
“European directives stand in the 
way to act against the platforms.”



II

Upstream versus Downstream



EU free movement law
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E-Commerce 
Directive/DSA

Services Directive
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Regulating Downstream



A Welcoming Start: 2013-2015
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Towards a ‘Crackdown’ 2016-2020

Dion Kramer, Transnational Legal Studies, Vrije Universiteit10 



The ‘Airbnb Ban’
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Amsterdam: 
Ban would restore “the disrupted balance between 
residential living and tourism”, protecting 
“residents against the bustle and nuisance caused 
by tourism in their direct living space – ie in the 
hallways, the gardens and on the balconies.”

Council of State 2023:
• Accepts justification
• But finds the ban disproportionate (under EU 

law) 
• However, treating short-term renting as a 

service means a reversal of the status-quo of 
zoning law.



From 1 April 2026: 15 day-limit in Centrum & De Pijp
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Enforcing Upstream



A Welcoming Start: 2013-2015
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Towards a ‘Crackdown’ 2016-2020
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Multi-Level Politics
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Amsterdam lobbies for national 
legislation targeting downstream 
& upstream 

Minister: 
“being tough on platforms is 
risky in light of the E-
Commerce Directive”



Multi-Level Politics
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Amsterdam lobbies for 
national legislation targeting 
downstream & upstream 

MP’s amend ‘disappointing’ 
Airbnb Act: platforms are 
obliged to  enforce 
registration number



Multi-Level Politics
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The Notification under the E-Commerce Directive 

Justification under 3(4) E-Commerce Directive: 

Protection of public policy - “large scale use of residential 
properties to tourists via online platforms seriously affects the 
liveability and safety in certain urban areas and exacerbates 
problems related to the supply and affordability of long-term 
(rental) housing.”



Multi-Level Politics
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Amsterdam lobbies for 
national legislation targeting 
downstream & upstream 

MP’s amend ‘disappointing’ 
Airbnb Act: platforms have to 
enforce registration number

Dutch government 
successfully notifies EC under 
E-Commerce Directive

New ‘Airbnb Act’ takes effect: 
platforms may no longer advertise 
listings without registration 
number



Towards a ‘Crackdown’ 2016-2020
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Enforcing the registration number
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September 
2021 

December 
2021

18,000 4,500

Airbnb starts to ‘voluntarily’ 
remove advertisements 
without registration number 
per 1 October 2021

Number of Airbnb listings 
in Amsterdam



Enforcing the registration number
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2.738.355
2.513.038

705.330
553.348

1.172.198
1.352.256 1.369.142

2018 2019 2020 2021 2022 2023 2024

STR NIGHTS IN AMSTERDAM



Thank you for your attention! 

Details to be found in: 

D. Kramer, ‘Airbnb, the city, and the drive 
for European integration’, European Law 
Open 2025. 

DEPARTMENT OF TRANSATIONAL LEGAL 
STUDIES, FACULTY OF LAW


	Slide Number 1
	Slide Number 2
	Changing Visions
	Airbnb and the City
	Airbnb and the City
	Slide Number 6
	EU free movement law
	Slide Number 8
	A Welcoming Start: 2013-2015
	Towards a ‘Crackdown’ 2016-2020
	The ‘Airbnb Ban’
	From 1 April 2026: 15 day-limit in Centrum & De Pijp
	Slide Number 13
	A Welcoming Start: 2013-2015
	Towards a ‘Crackdown’ 2016-2020
	Multi-Level Politics
	Multi-Level Politics
	Multi-Level Politics
	Multi-Level Politics
	Towards a ‘Crackdown’ 2016-2020
	Enforcing the registration number
	Enforcing the registration number
	Slide Number 23

