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The COVID-19 pandemic has brought about significant health risks, 
leading governments to implement strict social distancing measures 
such as lockdowns, and travel restrictions. The tourism industry, 
including the growing peer-to-peer accommodation sector, has been 
particularly impacted by these measures (Dogru et al., 2023). However, 
Peer-to-peer platforms such as an Airbnb provided flexibility during the 
crisis, allowing property owners to adopt various coping strategies, 
including returning to long-term rentals. This increased resilience 
compared to traditional accommodation models (Gyódi, 2022), result
ing in rapidly changing supply patterns in cities. 

Notably, coping strategies have been differential and dependent on 
various factors, including the characteristics and preferences of hosts, 
such as whether they are professional or non-professional hosts (Dol
nicar & Zare, 2020); demand factors such as the perceived threat of 
COVID-19, and visitors’ travel motivation (e.g., business, leisure) (Jang 
et al., 2021); type of accommodation (Dogru et al., 2023); and location 
factors. The latter, geographical location factors have been considered a 
major determinant of performance also prior to the pandemic (Sainaghi 
& Chica-Olmo, 2022). However, during the pandemic, the effect of 
location had changed. For example, city centers that previously saw high 
demand for short-term rentals due to their proximity to tourist attrac
tions have been disproportionately affected, witnessing a drastic decline 
in host income (Kourtit et al., 2022), with some reports indicating drops 
of up to 80% (Chen et al., 2022). Beach areas and other attractive des
tinations experienced similar declines in income. Conversely, less 

densely populated areas that are commonly more remote from the 
center have seen a more moderate impact, with some even experiencing 
growth following the first shock of the pandemic (Jang et al., 2021). 
However, these effects were not always consistent (Dogru et al., 2023; 
Jang & Kim, 2022), possibly due to the fact that business tourists, who 
are often concentrated in urban centers, perceived the pandemic as less 
threatening, and thus their travel choices were less affected by it (Jang 
et al., 2021). 

By evaluating the impact of the initial and late stages of COVID-19 on 
Airbnb listings performance in Jerusalem, this study examines the 
response to crisis situations in the context of flexible (peer-to-peer) ac
commodation models. Particularly, we focus on distinct spatial patterns 
of the pandemic’s effects and how socio-geographical factors moderated 
its impact. 

Following previous studies (Chen et al., 2022; Kourtit et al., 2022), 
we hypothesize (H1) that properties near the tourist center will 
demonstrate reduced performance and availability during COVID-19 
due to lower demand for leisure-oriented listings. Similarly (H2), we 
posit that in Jerusalem, Arab neighborhoods and neighborhoods of 
lower socioeconomic status that are distant from the center and are often 
less attractive for leisure purposes will see a more moderate decrease in 
performance compared to listings in the affluent areas. Finally (H3), the 
Arab and lower socioeconomic neighborhoods who typically have lower 
share of professional hosts will also experience a more moderate decline 
in listings’ availability. This is because non-professional hosts are more 
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reluctant to add their listings to the long-term renting market (Dolnicar 
& Zare, 2020). 

1. Methodology 

1.1. Study area 

Jerusalem, Israel’s capital and the country’s poorest large city, ex
hibits a highly segregated neighborhood pattern, with Arabs comprising 
over one-third of the population primarily residing in the eastern part, 
and Jews in the western part. As a sacred city to three monotheistic 
religions, it attracts a substantial number of international tourists and 
heavily depends on incoming tourism. However, during the COVID-19 
pandemic, the city witnessed a significant 77% decrease in overnight 
stays (Jerusalem Municipality, 2021). 

1.2. Data and analysis 

The study used AirDNA data on Jerusalem listings, applying linear 
mixed models with two random effects (property ID and date) and a 
temporal autocorrelation component. Fixed effects included socioeco
nomic level (1− 10), proximity to the tourism center, holiday, lockdown 
level, COVID (yes/no), ethnicity, listing type, and number of rooms. The 
study also examined three interaction terms to explore moderating ef
fects: ethnicity*COVID, socioeconomic*COVID, and proximity*COVID. 
The dependent variables were monthly revenue (Model 1) and number 
of reservation days (Model 2). For more information on data, variables, 
and analysis, refer to the supplementary materials. 

2. Results 

2.1. Airbnb supply: descriptive statistics 

Fig. 1A indicates higher rental availability in 2019, prior to the 
pandemic, near the tourism center (old city). Notably, there were 

significant differences between the more affluent Western Jewish 
neighborhoods and the more deprived Eastern Arab neighborhoods. The 
latter had substantially lower rental availability, suggesting low adop
tion of the Airbnb platform among Arab populations. Fig. 1B reveals a 
significant decline in rental availability during the pandemic for most 
neighborhoods in the city. 

Figs. 1 Ci-iii display property changes from 2019 (pre-pandemic) to 
2020 (initial shock) and 2021 (late COVID period with vaccinations). 
The curves are referenced to 2019 (100%). Values on the curves 
represent the absolute number of available properties in each year. 
Regardless of socio-geographical characteristics, there was a consistent 
decline in the number of properties from 2019 to 2021 (to around 50% 
of 2019 levels). Arab neighborhoods saw a slightly sharper decline to 
69.1% of the properties in the first COVID year, while Jewish neigh
borhoods went down to 75.2% (Fig. 1 Ci). In the second COVID year, 
trends shifted, with Arab neighborhoods showing a more moderate 
decline compared to Jewish ones. The difference between neighbor
hoods of low and high socio-economic status (Figure 1Cii) is more 
dramatic with more affluent neighborhoods demonstrating sharper 
decline in the number of properties, possibly due to a quicker host re
action to the demand drop. The distance from the tourism center also 
seems to moderate the decline (Figure 1Ciii), with distant properties 
decreasing faster than those closer to the center. 

2.2. Mixed models 

Models 1 (revenue) and 2 (reservation days) in Table 1 show similar 
trends, with the control variables behaving as expected. During holiday 
months, revenue and reservation days increased by ~$259USD and 
0.565 rental days per month, respectively. Full apartments and hotel 
rooms performed better than private and shared rooms. Increasing the 
number of rooms increased revenue but decreased monthly rented days 
by − 0.900 per room. Socio-geographical variables had a significant 
impact on performance. Properties located closer to the tourism center 
and in Jewish (compared to Arab) neighborhoods displayed enhanced 

Fig. 1. Airbnb availability. (A) Pre-COVID. (B) During COVID. (C) Annual change in properties relative to 2019 (i) By ethnicity; (ii) By socioeconomic cluster; (iii) By 
distance from the tourism center. 
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performance, with an increase of ~$656USD and ~ $724USD in 
monthly revenue, respectively, as well as higher monthly occupancy of 
2.119 and 2.654 days, respectively. Interestingly, properties in higher 
socioeconomic status neighborhoods showed lower performance, 
experiencing a monthly decrease of ~$81USD in revenue. 

As expected, COVID-19 reduced monthly revenue by over $652USD 
and reservation days by 5.138 days. The economic impact on hosts was 
worse the stricter the lockdown restrictions were. The positive coeffi
cient of the interaction terms for COVID with Arab and socioeconomic 
level (~$505USD and ~ $61USD, respectively) indicate that the effect 
of COVID on performance was positively moderated in Arab areas and in 
higher socio-economic neighborhoods. This suggests that while the 
overall effect of COVID on performance was negative, it was relatively 
less severe in these neighborhoods. In contrast, in more central neigh
borhoods the adverse COVID effect was amplified as indicated by the 
negative coefficient (− $424.2USD). 

3. Conclusions 

The study validates COVID-19’s impact on Airbnb listings, show
casing reduced numbers of listings and their performance, particularly 
during lockdowns and with heightened effects in central areas (H1). 
Moreover, properties in disadvantaged areas, such as lower 

socioeconomic and Arab neighborhoods experienced a smaller decline 
in the number of listings, possibly since they have a lower share of 
professional hosts (H3). In line with our hypothesis Arab neighborhoods 
that typically see lower demand, demonstrated a more moderate 
decrease in performance (H2). However, contrary to our hypothesis, 
properties in higher socioeconomic areas demonstrated greater resil
ience, with a more moderate decline in economic performance. 

The reason why seemingly disadvantaged neighborhoods show more 
resilience during crises appears to rely on both demand (e.g., a stronger 
decrease in demand for leisure tourism in central neighborhoods) and 
supply aspects. The ability of hosts to quickly open, close, and modify 
their offerings makes the supply side a crucial factor in determining 
Airbnb’s listings performance and spatial distribution. Here, we suggest 
that various factors may impact hosts. For example, higher socioeco
nomic populations with greater resources may respond more promptly 
to shocks and experience milder economic impacts. Additionally, cul
tural conventions and home ownership structures within neighborhoods 
may result in distinct spatial patterns in hosts’ responses. 

In conclusion, we suggest that the increased flexibility in tourists’ 
accommodation supply significantly impacts the tourism market’s crisis 
(and routine) responses. This new landscape of enhanced supply flexi
bility has practical implications. Policymakers should consider imple
menting distinct strategies and remedies tailored to each neighborhood 
based on its condition (e.g., gentrification process), residents’ resources, 
and the municipality’s future development plans. For instance, the rapid 
decrease in Airbnb supply in wealthier neighborhoods during the 
COVID-19 presents an opportunity to encourage hosts to maintain their 
properties in the long-term housing market, thereby alleviating high 
rental issues in Jerusalem and other tourist cities. 

The potential increase in the frequency of crises due to environ
mental, health and security risks makes this investigation timely, 
encouraging further exploration of flexible accommodation supply’s 
impact on cities. While Jerusalem makes a unique case study, we 
anticipate similar responses among property owners in other destina
tions as these responses often reflect similar risk reduction strategies. To 
substantiate this hypothesis, further research is necessary to directly 
examine property owners’ decision-making and extend the study to 
encompass other cities and regions. Additionally, researchers should 
examine the long-term effects of COVID-19 on peer-to-peer supply 
patterns. 
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Gyódi, K. (2022). Airbnb and hotels during COVID-19: Different strategies to survive. 
International Journal of Culture, Tourism and Hospitality Research, 16(1), 168–192. 
https://doi.org/10.1108/IJCTHR-09-2020-0221 

Jang, S., & Kim, J. (2022). Remedying Airbnb COVID-19 disruption through tourism 
clusters and community resilience. Journal of Business Research, 139, 529–542. 
https://doi.org/10.1016/j.jbusres.2021.10.015 

Jang, S., Kim, J., Kim, J., Kim, S., & (Sam).. (2021). Spatial and experimental analysis of 
peer-to-peer accommodation consumption during COVID-19. Journal of Destination 
Marketing & Management, 20, Article 100563. https://doi.org/10.1016/j. 
jdmm.2021.100563 

Jerusalem Municipality. (2021). Jerusalem statistical yearbook. 
https://jerusaleminstitute.org.il/en/yearbook/#/3589/19252. 
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