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Coffeys Motel Industry Benchmarking
Survey 2025



Introduction

We are pleased to release this year’s survey, marking the seventh year of these results. The first report covered the

March 2016 to March 2018 financial years and included around 600 motel profit and loss statements. Over the past 10

years, the program sample has grown to more than 1,660 statements, including the latest March 2025 samples. This

report presents results for the six financial years from March 2020 to March 2025, based on just over 880 samples.

Charts covering the full 10-year period are available on request.

This report analyses data compiled from motel financial accounts to provide meaningful industry benchmarks for

revenue and relative costs. The data is updated continuously, so the March 2025 sample size will keep increasing,

along with earlier years, as more multi-year accounts are added. As a result, the most recent financial year will always

have the fewest samples.

To confirm the accuracy of the data entry and analysis, the original survey was audited by chartered accountants PKF

Goldsmith Fox Audit, whose findings are appended to this report. The auditor’s statement was completed in

November 2020 using 513 annual samples. The data entry and analysis methods have remained unchanged.

The findings in this report are based on national data. The analysis can also be broken down by the North Island,

South Island, regions, main centres, and specific towns or cities. Tailored reports are available, although more specific

criteria will result in smaller sample sizes.

We focus on the main categories of greatest interest to the industry. Although results are available as both averages

and medians, this report presents median findings. All relevant expense categories are included. Most are shown as a

percentage of revenue, while expenses less affected by revenue and occupancy, such as rates and insurance, are

shown on a cost-per-unit basis.
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2020 2021 2022 2023 2024 2025

Median 32905 27977 29582 39282 40239 37764

Sample 166 157 154 181 148 79

When the March 2024 results were published last year, the sample size was 94 and revenue per unit was just under $40,000 excluding

GST. The current report includes 148 samples for 2024 and shows revenue per unit slightly above $40,000, which supports that earlier

result. Revenue for the year to March 2025 is recorded as $37,764 per unit, marking the first post-Covid year on year decline. This may

change as more samples are added. However, winter 2024 was widely reported as a difficult trading period for many businesses

during the technical recession. The Reserve Bank Inflation Calculator suggests that room rates from 2020 to 2025 have broadly kept

pace with inflation. However, operating costs appear to have risen faster, reducing profit margins in recent years. Building costs have

also increased well above the rate of inflation over the same period, making new accommodation developments increasingly difficult

to justify financially.

2020 2021 2022 2023 2024 2025

Median 9631 7846 9365 9548 10218 11073

Sample 123 122 114 138 116 63

With the exception of March 2021 reflecting Covid related discounts, rent per unit has remained reasonably level, with modest growth

in recent years. We are currently seeing a higher than usual number of rent reviews taking place, with a number of lessors looking to

“catch up”, so future results may reflect this.

Income and Expenses

Revenue per unit

Rent per unit

COFFEYS TOURISM PROPERTY BROKERS LTD. © 2025 COFFEYS MOTEL INDUSTRY BENCHMARKING SURVEY 2025 WWW.COFFEYS.CO.NZ



2020 2021 2022 2023 2024 2025

Median 28.61% 28.21% 30.22% 24.16% 24.44% 28.09%

Sample 123 122 114 138 116 63

Rent as a percentage of revenue showed a noticeable decline in the March 2023 and 2024 years. Since rent per unit surveyed did not

actually decrease, this movement is explained by increasing revenue per unit while rent remained at existing levels pending rent

reviews. We are aware that there has been more rent review activity than usual over the last couple of years, as lessors seek to catch

up after extended periods of flat rentals. The 2025 result is now closer to the longer term average, at around 30% of revenue. It is also

important to note that rent reviews are often implemented partway through a financial year, so the full impact of increased rents may

take more than one financial year to be fully reflected in the results.

Profit calculated before payment of rental, then rental reported as percentage of that profit

2020 2021 2022 2023 2024 2025

Median 52.45% 50.06% 54.09% 42.85% 42.78% 51.24%

Sample 123 122 114 138 116 63

Rent as a percentage of Revenue

Rent to Profit Ratio
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Electricity and / or Gas - Diesel (Non Motor Vehicle)

2020 2021 2022 2023 2024 2025

Median 3.47% 3.53% 3.55% 3.16% 3.35% 3.89%

Sample 163 157 154 181 148 79

Travel Agents – Booking Sites

2020 2021 2022 2023 2024 2025

Median 4.00% 3.03% 3.49% 4.38% 4.84% 5.32%

Sample 145 139 129 148 120 69

OTA costs continue to rise, and we suspect that the figures shown here understate the true level. This may be because some operators

do not code these commissions separately and instead report revenue net of those commissions. However, the OTA costs are fully

captured when viewed as part of total operating costs: if revenue is reduced by commissions, then operating costs expressed as a

percentage of that reduced revenue will be higher.

Energy Costs

OTA Commissions

COFFEYS TOURISM PROPERTY BROKERS LTD. © 2025 COFFEYS MOTEL INDUSTRY BENCHMARKING SURVEY 2025 WWW.COFFEYS.CO.NZ



Advertising (including sponsorship), website and related costs, group commissions and marketing and franchise fees,

(excluding OTA commissions)

2020 2021 2022 2023 2024 2025

Media 0.83% 0.69% 0.59% 0.41% 0.36% 0.30%

Sample 152 145 137 157 124 63

The reduction in general advertising costs is likely due to the increase in OTA bookings and a growing reliance on those platforms to

generate business. Many of the traditional hard copy and relatively expensive advertising channels used in earlier years are no longer

part of the mix.

Includes: Water & Refuse Rates where applicable

2020 2021 2022 2023 2024 2025

Median 912 940 977 1094 1241 1353

Sample 153 148 146 171 140 76

Rates per unit have risen by just under 50% over the last six years, while inflation over the same period has been only about 24%.

Promotion and Marketing

Rates per unit
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Insurance. Including Land & Buildings – Liability – Business Interruption – Chattels

2020 2021 2022 2023 2024 2025

Median 780 797 786 949 1071 1205

Sample 160 155 150 179 145 76

Another expense category where costs have risen significantly more than inflation – up over 54% in six years from 2020.

2020 2021 2022 2023 2024 2025

Median 3.33% 4.16% 3.79% 3.96% 3.74% 3.40%

Sample 163 157 154 180 148 78

This category includes repairs, maintenance, and replacements or renewals of assets under $500—for example, crockery, cutlery, and

linen. As a percentage of revenue, this expense is lower than expected, and we believe it may be slightly understated. Possible reasons

include that payments into maintenance funds may not have been treated as expenses, and reimbursements from such funds may

not have been treated as income. (Leases that actually operate such maintenance funds are in the minority, so the impact on the

overall results should be limited.) It is also worth noting that upgrades treated as capital expenditure are not recorded as expenses in

the Profit and Loss Accounts.

Insurance per unit

R&M and Replacements
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Including ACC & KiwiSaver as a Percentage of Revenue Unfiltered

2020 2021 2022 2023 2024 2025

Revenue > $500K 12.80% 11.47% 12.50% 12.20% 12.46% 11.32%

Median All Samples 11.85% 12.11% 11.69% 10.82% 11.43% 10.42%

Revenue < $500K 9.39% 12.93% 10.62% 7.94% 7.47% 7.33%

Sample 163 157 154 181 148 79

Cleaners' Wages

This is a challenging category to survey because spending on wages is highly discretionary and fluctuates

significantly. Where owners’ remuneration, drawings, or salaries are clearly identifiable, those amounts are excluded

from the survey (see the list of excluded income and expenses). The aim is to capture only wages paid to cleaners,

excluding payments to minders/managers, administration staff, or maintenance wages. Accordingly, the charts

below present results for both filtered and unfiltered datasets.

The unfiltered dataset includes “outlier” samples where zero wages are recorded as paid to cleaners, as well as

samples where wages exceed 20 percent of revenue, which appears excessive. This dataset also includes accounts

that show payments to managers/minders and administration staff; however, those amounts are not counted as

cleaners’ wages.

The filtered dataset excludes samples with either zero wages or wages exceeding 20 percent of revenue, and also

excludes samples where wages are recorded for minders/managers, administration, or maintenance staff.

Cleaners' Wages
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As a Percentage of Revenue Filtered

2020 2021 2022 2023 2024 2025

Revenue > $500K 10.82% 10.95% 12.02% 10.84% 12.09% 10.96%

Median All Samples 10.40% 10.83% 9.68% 8.80% 10.25% 8.86%

Revenue < $500K 9.21% 9.75% 8.07% 6.26% 5.96% 4.52%

Sample 82 84 90 109 88 52

This category shows a somewhat surprising reduction in expenses, given increased labour costs. A likely explanation is that operators

are actively trying to reduce costs wherever possible.

Per Unit Unfiltered

2020 2021 2022 2023 2024 2025

Revenue > $500K 4859 4232 4325 5131 5637 4532

Median All Samples 4190 3547 3335 4222 4719 3616

Revenue < $500K 3048 3162 2725 2473 2462 2082

Sample 163 157 154 181 148 79

Cleaners' Wages

Cleaners' Wages
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Per Unit Filtered

2020 2021 2022 2023 2024 2025

Revenue > $500K 4306 3774 4182 4455 4961 3933

Median All Samples 3666 3090 2815 3625 4136 3200

Revenue < $500K 2914 2728 2319 2338 2244 1214

Sample 82 84 90 109 88 52

Quantity of Samples Under Vs Over 500k Revenue.

2020 2021 2022 2023 2024 2025

>500K 45% 34% 42% 63% 68% 59%

<500K 55% 66% 58% 37% 32% 41%

Sample 163 157 154 181 148 79

2023 is the first year recording more samples in the over $500,000 revenue category, this continuing noticeably in the March 2024 &

2025 years.

Cleaners' Wages

Cleaners' Wages
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The intention is to focus on motels that are actively operated by owner‑operators. We believe an additional

allowance should be made for motel minders, since operators do need time off.

The results support our observation that, with some exceptions, cleaners’ wages increase not only in dollar

terms but also as a percentage of revenue and on a per‑unit basis as overall revenue rises. This appears to

run counter to the expected economies of scale.

Possible explanations include the fact that smaller owner‑operated businesses benefit from a significant

amount of labour contributed by a “hands‑on” couple. As the size of the operation increases, the operators’

own labour input stays the same or even decreases due to other demands, which pushes up staffing costs. In

substantially larger accommodation businesses, employees are often also paid to supervise and manage

other cleaning staff, further adding to wage costs.
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2020 2021 2022 2023 2024 2025

Median 8.01% 6.78% 7.32% 6.85% 6.69% 6.94%

Sample 163 157 154 181 148 79

This category covers cleaning and laundry (excluding wages), supplies and consumables, TV services (including Sky and other

streaming platforms), provisions, rubbish and waste removal, staff expenses and training, newspapers, and breakfast supplies.

General Categories

Because a number of particular expense items are coded by accountants in various ways, some expense

categories must, and have been, grouped into overall categories. Determining which expenses are to be

allocated to these general categories will always be subjective. By combining those expenses into general

categories, these reports will at very least provide consistent comparisons for those expense groupings 

Occupancy Costs
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2020 2021 2022 2023 2024 2025

Median 4.33% 4.28% 4.38% 3.44% 3.55% 3.96%

Sample 163 157 154 181 148 79

Bank charges, credit card/merchant fees, equipment hire (including EFTPOS terminal), telephone (incl. mobile) and internet, postage &

freight, printing & stationery, general expenses, licenses and subscriptions, computer expenses, software, security, sundry.

Fixed Vs Variable expenses excluding rent

2020 2021 2022 2023 2024 2025

Fixed 15.05% 16.65% 16.50% 14.05% 14.85% 16.46%

Variable 27.64% 27.26% 27.11% 26.38% 26.75% 27.49%

Total Sum 42.68% 43.92% 43.62% 40.43% 41.60% 43.96%

Total Median 43.53% 43.42% 45.02% 41.72% 42.38% 43.8%

Sample 163 157 154 181 148 53

Excluding the net impact of the omitted income and expenditure items detailed below, this chart shows total running costs (excluding

rent) as a percentage of accommodation revenue. The separate classification of variable costs may be helpful when calculating loss of

profit arising from disruptions to income, such as during a lockdown, road closure, or other events that result in extraordinary or

non‑recurring revenue losses.

Administration

Total Overheads
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Income and expenditure excluded from these reports

While some income and expense categories as reported by business operators for tax purposes are real and ongoing,

(such as motor vehicle expenses), some of these are more influenced by the operator’s particular circumstances,

rather than actual revenue and running costs for a typical motel business. The intention of the survey is to examine

revenue and expenses for accommodation sales to the exclusion of some other items of income or expense. We have

excluded from the data the following income and expenses (if any): 

 Bartercard – (minimal) 

Commissions and/or Interest received 

Covid Wage Subsidies 

Covid Resurgence Payments 

Chargebacks – other parties 

Credit card surcharges 

Dividends 

Domestic Establishment Allowance –

(benefit of “free living” declared as

income for tax purposes)

Insurance proceeds

Maintenance fund reimbursements

Rent received – off site

Shop sales 

Vehicle personal use – for tax purposes 

 Bad debts and debt collection costs 

Bartercard costs 

Chargebacks or accommodation charges

paid to other providers 

Depreciation - loss on sale of assets -

lease amortisation 

Discretionary expenses - including,

donations and entertainment 

Fringe Benefit Tax 

Home office expense – for tax purposes 

Interest 

Maintenance fund contributions 

Managers’ and/or minders’ remuneration –

see appendix 

Motor vehicle expenses 

IRD penalties 

Owners – salaries – wages - drawings 

Professional fees – accountants – lawyers -

 valuers or consultants 

Rental paid between related parties, such

as in the case of a Freehold Going

Concern. (Such rentals may not reflect

market levels) 

Shop supplies 

Travel and/or conference expenses –

discretionary 

Variations in stock levels (for non-food

and beverage operations) 

Income Expenses
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The database has been developed so that the exclusion of some expense items from a certain set of

accounts will not distort the results. All expenses are entered into the system, in order that the reconciliation

of the totals can be made to confirm accuracy of the data input. The excluded line entries are then

automatically removed from the sample number reported.

We trust that this report will be of value to the industry and we would welcome any feedback

COFFEYS TOURISM PROPERTY BROKERS LTD © 2026
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Appendix

This report covers the six years from March 2020 to March 2025 inclusive, with just over 880 samples. The program

now holds 10 years of data with more than 1,660 samples. Charts covering the full 10‑year period are available on

request.

As more data is collected each year—often including financial accounts from previous years—the earlier sample sizes

also continue to grow. At the time of releasing the 2024 survey there were 94 samples; this has since increased to 148

samples for 2024.

Revenue for the year to March 2025 is recorded at $37,764 per unit, marking the first post‑Covid year‑on‑year decline.

This may change as more samples are added. However, winter 2024 was widely reported as a difficult trading period

for many businesses during the technical recession.

According to the Reserve Bank Inflation Calculator, room rates from 2020 to 2025 have broadly kept pace with

inflation, which compounded is around 24 percent over the six years. However, operating costs appear to have risen

faster, reducing profit margins in recent years. Rates have increased by just under 50 percent and insurance by over

54 percent over the same period.

Cleaners’ wages show a somewhat surprising reduction in reported expenses, given rising labour costs. A likely

explanation is that operators are actively trying to reduce costs wherever possible.

PKF Goldsmith Fox Audit Report attached. 

Summary of observations for the March 2025 financial year. 

Addendum 

COFFEYS TOURISM PROPERTY BROKERS LTD. © 2025 COFFEYS MOTEL INDUSTRY BENCHMARKING SURVEY 2025 WWW.COFFEYS.CO.NZ

https://www.coffeys.co.nz/resources/file/picker/68af8d2db9eab.pdf

