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Introduction

Introduction
After a very slow start to the year, hotel 
transactions across Australia increased 
during the second half of 2018 to total  
$1.8 billion on sales tracked by Colliers 
International (above $5 million). 

When compared with 2017, we note that 
transaction volumes declined 15.7 per cent 
(down from $2.2 billion last year) while 
the number of deals fell sharply from 57 
last year, to just 37 transactions in 2018. 
Whilst volumes reached their lowest level 
since 2012, portfolio activity increased 
considerably to account for one fifth of  
the total sales.

Queensland was the most active hotel 
investment market ($486 million) as 
investors made counter cyclical plays, 
capitalising on improving fundamentals in 
Brisbane and ongoing strength of trade in 
the key leisure markets. Volumes in Victoria 
and New South Wales were solid, aided 
by some big-ticket sales. The Northern 
Territory also witnessed its largest single 
investment since 2010 with Delaware 
North’s acquisition of the Darwin casino. 

Offshore investors continued to dominate, 
accounting for two thirds of capital 
invested over the year. There was a 
notable broadening of the capital base 
with investors sourced from Singapore, 
Malaysia, Thailand, Middle East, Hong Kong, 
India and the United Kingdom. 

Locally domiciled and global investment 
funds were the most active buyer  
group with volumes totalling more than 
$1 billion and with new funds being 
raised targeting the sector. Serene 
Capital, Facilimate, iProsperity Group and 
Shakespeare Property Group all made 
further acquisitions, while AXA’s first foray 
came with the significant purchase of the 
Pearl portfolio of hotels. 

Development sales were prominent 
throughout 2018 with a notable transaction 
including the Quincy Melbourne, which was 
sold as a fund-through deal. We expect 
to see more development sales over the 
coming year with projects currently being 
marketed in Canberra, Sydney, Adelaide 
and Melbourne. 

 
Gus Moors, Head of Hotels

Karen Wales, Director, Hotels

Emporium Southpoint, Brisbane
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Hotel Transactions by Source of Capital 2008 to 2018

22% Corporate

 1% Developer

60% Institution

 7% Investment Fund

 8% Private

 2% Owner Operator

Australian Hotel Transactions – 2018 by Purchaser Type

Hotel Transactions

37 transactions

$1.8bn 
( 15.7% on 2017)

Average price per key 

$263,036 
( 25.6% on 2017)

Average ticket-size 

$48.3mil 
( 28% on 2017)

Most active investment 
market – Queensland 

$486mil
Portfolio sales 

$353mil

Key Findings
2018

56%  Developer

25%  Private

8%  Owner Operator

6%  Corporate

1%  Investment Fund

3 3Introduction Key Findings
Trading 

Performance
Year in Review

Profile of 
Australian 

Hotels

National 
Hotel Trading 
Performance

NZ Sector 
Overview

Case Studies
Hotel 

Refurbishments
Key

Authors

Australian  
Investment 

Outlook

Australian 
Hotel  

Transactions
Team

Australian 
Valuation 
Outlook



Trading 
Performance 
Year in Review 

New Accommodation Supply – Tourism Regions Trading Performance Year in Review 
National Supply Trends 
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Australia’s accommodation pipeline kicked 
up a gear in 2018 with the opening of 6,763 
new rooms across the ten major markets.

This is the highest number of new rooms 
which has opened in any year since 2000 
and represents a marked shift in the trading 
backdrop. A similar number of new rooms 
is anticipated in 2019 with the opening of 
a further 38 hotels with 6,611 rooms or an 
estimated $2 billion of new accommodation 
real estate. 

Brisbane, Melbourne and Sydney recorded 
the lion’s share of activity in 2018, accounting 
for three quarters of new rooms with notable 
openings including the Adina Brisbane, 
Westin Brisbane, The Calile in Fortitude 
Valley Brisbane, Novotel and Ibis Melbourne 
Central, Four Points by Sheraton in Sydney, 
Vibe Northpoint in North Sydney and the 
William Inglis Hotel, MGallery by Sofitel 
in Warwick Farm in Western Sydney. 
Melbourne and to a lesser extent Sydney 
will continue to see more openings through 
2019 along with a substantial number of 
new rooms slated for Perth creating further 
headwinds for that market.

More broadly, we note that hotel 
development is focussed on the luxury 
and upper upscale segments, reflecting 
the high proportion of mixed-use 
developments and prevalence of Asian 
capital in the Australian accommodation 
development market. Whilst domestic 
capital dominates, we are also seeing 
the development of new hotels with 
capital sourced from Hong Kong, 
Singapore, Malaysia, China, Japan and 
the Middle East. 

Australia is also playing catch-up with 
many global luxury brands not currently 
represented in the key Australian 
accommodation markets. International 
brands account for 42 per cent of new 
rooms opened through 2018 and 2019. 
We are also seeing more domestic and 
regional brands gain a foothold which 
could signal another wave of mergers 
and acquisition (M&A) activity in the hotel 
operating landscape.

Consolidation of operators has increased 
across the hotel industry, as conditions 
for mergers and acquisitions have 
improved, as operators have focussed their 
strategies on the state of the hotel cycle 
and importance of scale. One of the key 
drivers of M&A activity has been for major 
hotel operating companies to increase their 
global footprint and their market share of 
the growing boutique and lifestyle hotel 
segment. Lifestyle and boutique hotels 
accounted for 16 per cent of new rooms 
opening in 2018 and a further 6 per cent  
of rooms in 2019.

Major Markets Accommodation Pipeline by Source of Capital - 2018 and 2019

Openings 
2018

Pipeline  
2019

$ 1,000 2,000 3,000 4,000 5,000 6,000 7,000
Number of Rooms

 Singapore Hong Kong  Malaysia  Middle East  Japan  China Australia  China  Other

Source: Colliers International.
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2018
New Rooms

Opened

2019
New Rooms
Proposed

2019
New Rooms
Proposed

2018
New Rooms

Opened

56% Upscale

25% Luxury

9% Upper Upscale

6% Upper Midscale

3% Midscale

58% Full Service

21% Serviced Apartments

15% Lifestyle and Boutique

Select Service6%

50%Full Service

31%Serviced Apartments

12%Lifestyle and Boutique

Select Service 6%

61%Upscale

21%Upper Upscale

10%Midscale

9%Luxury

0%Upper Midscale

Source: Colliers International.

Source: Colliers International.

Major Markets New Accommodation Rooms by Star Grading

Major Markets New Accommodation Rooms by Property Type

2018
New Rooms

Opened

2019
New Rooms
Proposed

2019
New Rooms
Proposed

2018
New Rooms

Opened

56% Upscale

25% Luxury

9% Upper Upscale

6% Upper Midscale

3% Midscale

58% Full Service

21% Serviced Apartments

15% Lifestyle and Boutique

Select Service6%

50%Full Service

31%Serviced Apartments

12%Lifestyle and Boutique

Select Service 6%

61%Upscale

21%Upper Upscale

10%Midscale

9%Luxury

0%Upper Midscale

Australian Hotel Development Activity

Trading 
Performance 
Year in Review 

Key Findings

46 
6,763 
accommodation supply

38
in 2019, adding a further 

6,611

hotels opened  
in 2018, adding

rooms to

International brands 
accounted for 

38%of new rooms 
in 2018

hotels are  
scheduled to open 

 new rooms

5 5Introduction Key Findings
Trading 

Performance
Year in Review

Profile of 
Australian 

Hotels

National 
Hotel Trading 
Performance

NZ Sector 
Overview

Case Studies
Hotel 

Refurbishments
Key

Authors

Australian  
Investment 

Outlook

Australian 
Hotel  

Transactions
Team

Australian 
Valuation 
Outlook



Trading 
Performance 
Year in Review 

National Demand Trends
With a strong economic backdrop 
and significant investments 
in tourism and transport 
infrastructure, demand is expected 
to absorb the additional supply 
over the medium term, particularly 
as Australia’s appeal as a premium 
destination for visitors continues 
to grow. 

Inbound arrivals to Australia topped 
9.2 million for the first time ever in 
2018 with the number of visitors 
increasing 4.9 per cent over the 
previous year. This equates to 
more 770,000 visitor arrivals each 
month. 

Whilst growth remains strong, 
the rate of growth has slowed 
over the past six months, albeit 
against a larger visitor base. In a 
marked change to recent years, the 
convention and business segments 
recorded the strongest growth 
up 13.6 per cent and 5 per cent 
respectively throughout the year. 

Holiday arrivals declined by 
0.2 per cent over the year and 
should act as a red flag to the 
industry given they account for 
almost 50 per cent of the total 
inbound market. Visiting Friends 
and Relatives (VFR) travel remains 
strong with bullish growth of 14.5 
per cent but these visitors have a 
lower propensity to stay in hotels. 

Chinese visitors to Australia 
outnumbered New Zealanders 
for the first time in 2018, with 
more than 1.43 million visitors 
from China, up 5.5 per cent on the 
previous year. This represents a 
lower growth rate when compared 
to six months earlier though this 
is to be expected as the base 
increases.

The Australian Government is 
mindful of limiting exposure to this 
market, which is showing some 
volatility and focussing marketing 
initiatives on other markets 
to broaden the base demand. 
Arrivals out of Hong Kong and 
Taiwan remain robust however 
with both markets recording 
double digit growth 2018.

UNITED STATES
0.79 million
Growth over  
previous year 1.1%

UNITED KINGDOM
0.73 million
Growth over  
previous year 0.1%

JAPAN 
0.47 million
Growth over  
previous year 7.9%

NEW ZEALAND 
1.38 million
Growth over  
previous year 1.9%

1.43 million
Growth over  
previous year

CHINA 

5.5%

Change to Top Inbound Source Markets 2018
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Trading 
Performance 
Year in Review 

Top Ten Regional Destinations Visitor Nights –  
Year Ending September 2018
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Source: Tourism Research Australia/Colliers International 

Visitor Nights in Hotels, Motels, Guesthouses, & Serviced  
Aapartments – Year ending September 2018 

 Domestic       International
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While international visitor nights grew at the national level in 2018, some key markets experienced a decline year-on-year with international visitor 
nights declining in Perth, Adelaide and Tropical North Queensland. Hobart and the surrounds continue to buck this trend with very strong growth in 
inbound visitation whilst Brisbane, Melbourne and Gold Coast all experienced healthy gains. 

Offsetting any potential weakness in the inbound market, has been the strength of the domestic segment with visitors spending a record $70.3 billion 
over the year to September 2018 (latest statistics available), an increase of 10 per cent with more than 368 million visitor nights spent across the 
country, up 6 per cent on the previous year. Across the major hotel and tourism markets, growth in domestic travel has been strongest for Perth, 
Melbourne and Tropical North Queensland. 

Regional destinations also continue to be popular for Australians with domestic spending in regional Australia increasing 10 per cent to $36.2 billion during 
the year. Regional destinations which attract the highest number of visitor nights (both international and domestic) include North and South Coast NSW, 
as well as Sunshine Coast and Hunter Valley.
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Against this backdrop, Sydney and Melbourne 
retained their mantle as the two strongest hotel 
markets in Australia with both ranked highest for 
occupancy and room rates in 2018. 

A new benchmark was set with room rates in 
the top three accommodation markets – Sydney, 
Melbourne and Gold Coast – all averaging above 
$200 over the year. 

Growth however was strongest in the Parramatta 
sub-market, as well as Gold Coast and Canberra, 
all of which are benefiting from significant 
investments in infrastructure and low levels of new 
accommodation supply.

HIGHEST OCCUPANCY: 
Sydney Airport – 88.2% 
Sydney City – 87.1% 
Melbourne City – 85.2%

HIGHEST ARR: 
Sydney – $261 
Melbourne – $207 
Gold Coast – $202

REVPAR GROWTH: 
Parramatta – 11.1% 
Gold Coast – 9.4% 
Canberra – 4.4%

Top Performing Australian  
Hotel Markets – 2018

National Trading Performance

Art Series, Brisbane Trading 
Performance 

Year in Review 
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MELBOURNE CITY

Occupancy 85.2% 0.8%

ARR $206.5 0.6%
RevPAR $175.9 0.2%

SYDNEY CITY

Occupancy 87.1% 1.6%

ARR $260.5 0.6%
RevPAR $144.9 1.0%

SYDNEY AIRPORT

Occupancy 88.2% 0.8%

ARR $164.6 2.0%
RevPAR $145.1 2.9%

SYDNEY

DARWIN

Occupancy 68.7% 5.6%

ARR $149.3 0.2%
RevPAR $102.6 5.8%

DARWIN

PERTH

Occupancy 73.2% 1.8%

ARR $166.8 1.7%
RevPAR $122.1 3.5%

PERTH

Adelaide

Occupancy 80.1% 0.4%

ARR $155.6 1.0%
RevPAR $124.7 0.6%

ADELAIDE

HOBART

Occupancy 80.3% 0.3%

ARR $180.4 2.4%
RevPAR $144.9 2.6%

HOBART

Source: STR/Colliers International 
ARR = Average Room Rate, RevPAR = Revenue Per Available Room

MELBOURNE

CANBERRA

Occupancy 78.9% 2.4%

ARR $176.1 2.0%
RevPAR $144.9 4.4%

CANBERRA

BRISBANE

Occupancy 71.4% 2.8%

ARR $155.7 0.7%
RevPAR $111.1 3.5%

BRISBANE

CAIRNS

Occupancy 81.0% 4.4%

ARR $154.1 3.3%
RevPAR $124.8 1.2%

CAIRNS

GOLD COAST

Occupancy 72.4% 1.7%

ARR $202 7.6%
RevPAR $146.2 9.4%

GOLD COAST

National Hotel Trading Performance

National 
Hotel Trading 
Performance
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Top Five Accommodation Markets By Investment 
Grade Rooms And Total Value

Source: Colliers International 

MARKET ROOMS TOTAL INVESTMENT 
($ MILLION)

AVERAGE PRICE 
PER KEY ($)

Sydney 36,026 $19,843 $550,802

Melbourne 26,558 $12,233 $460,809

Brisbane 13,805 $4,452 $322,515

Gold Coast 11,588 $4,035 $348,202

Perth 8,901 $3,297 $370,405

The Australian hotel investment market has expanded 
considerably over the past eight years with the 
development of more than 27,000 new accommodation 
rooms and a notable broadening of the capital base. Hotel 
values have also increased – considerably – in some 
markets. 

According to our analysis, we estimate there are now 
around 145,000 ‘investment grade’ accommodation rooms 
across Australia with an estimated value of $56 billion. 
This represents an average price per key of $386,000 
with the overall result skewed upwards by the depth of 
rooms in Sydney and Melbourne. Colliers broadly defines 
investment grade stock as 2 to 5-star hotels, motels and 
serviced apartments (including strata) with more than 
75 rooms, as well as chain operated product and luxury 
boutique properties with less than 50 rooms. 

An approximate pricing per room was applied to various 
asset types on the basis of location, property type and star 
grading in order to estimate the size of the investment 
grade accommodation market. We emphasise that this 
analysis is not representative of actual assessed values as 
specific hotels may be under/over-performing compared 
to our base case and influenced by critical factors such 
as location, age and maintenance of real estate product, 
management expertise, brand strength, distribution 
networks and/or management contract type or terms. 

With transaction volumes having averaged around $1.6  
billion each year over the past decade, annual deal flow 
accounts for only 3 per cent of the total accommodation 
stock. A high proportion of inter-generational owners,  
mostly from Asia, and an even higher proportion of 
strata-titled stock has historically hampered higher levels  
of activity however current ownership trends point to an 
uptick in activity. 

Real estate value highly concentrated
The value of Australia’s accommodation market is largely 
comprised within the ten major accommodation markets 
(includes metropolitan properties) with these markets 
accounting for 90 per cent of investment grade rooms. 

Sydney and Melbourne rank well above, both in terms of the 
quantum and value of accommodation rooms, with Brisbane 
and the Gold Coast coming thereafter. Major regional centres 
include Cairns, Sunshine Coast, Whitsundays and Newcastle. 

Whilst Brisbane has a larger market in terms of overall 
value, the Gold Coast ranks higher on an average price 
per key given the higher proportion of large full-service 
hotels. We note that our analysis excludes a lot of the 
unbranded strata stock on the Gold Coast which we do not 
regard as investmentgrade but weighs down on the overall 
performance of that market.

Profile of Australian Hotels

Riley, Cairns Profile of 
Australian 

Hotels 
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Asian ownership swells
Over the past twenty years the Australian 
hotel investment landscape has at times 
been characterised by strong capital inflows, 
notably from Asia, as these investors 
have looked to take advantage of counter 
cyclical hotel or property markets, as well 
as currency fluctuations. Asian investment 
has increased considerably over the last 
cycle to now account for around $18 billion 
of accommodation stock. These investors 
are typically inter-generational holders 
of assets, which can be both publicly or 
privately held. 

As a real estate asset class, hotel properties 
have historically been characterised as 
offering a higher return in exchange for a 
higher risk profile. This more ‘intensive’ 
return profile has meant that hotel 
investment has traditionally been the 
domain of the nimble and more risk-
accepting private investor as opposed to the 
risk-averse publicly listed vehicles which 
have greater management reporting and 
transparency requirements. 

Private investors tend to be more 
opportunistic in their acquisition of hotel 
properties; appreciative of the upside and 
accepting of the downside risk. These 
investors view hotels as an asset class 
where the volatility can be actively managed 
to derive an above market return. More 
often than not these investors are driven by 
an opportunistic attraction to a particular 
transaction – be it yield, capital growth or 
trophy asset status.

The case for strata 
re-consolidation
Whilst domestic owners account for 
highest proportion of investment grade 
accommodation rooms at around 
56 per cent, this also includes strata titled 
owners, whom we have classified as 
domestic even though foreign ownership  
in strata-titled investments is widespread  
in many markets. 

Whilst we have noted a considerable 
slowdown in the number of strata schemes, 
strata-titled ownership still accounts for 
around $8 billion of accommodation rooms. 
With such a high proportion of rooms 
controlled by a disparate group of investors, 
this will pose a problem for the Australian 
tourism industry moving forward. 

Only New South Wales has introduced a 
mechanism for re-consolidation, although 
this legislation is not without its flaws. 
Colliers has a first-hand knowledge of this 
process having successfully marketed for 
sale Seasons Harbour Plaza in Sydney. 

In other states, however, where there is no 
clear path, it is likely that strata-titled stock 
will exit the sector at the end of its natural 
life (through residential conversion) rather 
than be sold in one line. A limited capital 
base and refurbishment challenges along 
the way may also reduce the natural life of 
such stock compared to a more traditional 
hotel. It is therefore promising for traditional 
investors that this type of development has 
moderated, although now we have 
a new element in Short Term Holiday 
letting (STHL) supply.

Source: Colliers International 

Public versus
Private

Ownership

56%
 

Domestic

 

32%
 
 Asia

 
 53%

  
Unlisted  

25%
 
 Listed   

14%
 
Strata

8%
 
 Unknown

Origin
of Owner

 

 
 9%Unknown

1%
 

Global

1%
 
 Middle East

1%European

Total Investment Value by ownership profile

Total Investment Value by property type and grade

Source: Colliers International 

Star
Gradings

51%
 

Full Service Hotel

 

26%
 
 Serviced Apartments

 
 

7%
 

Select Service

6%
 
 Casino

Property
Type

4%
 

Boutique Property

1%
 
 Resort

34% Upscale

31%
 
 Upper Upscale

15%
 
Luxury

13%
 
 Upper Midscale

5%
 
Midscale

2%
 
 Trophy

1% Budget
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Profile of 
Australian 
Hotels 

Outlook points to uptick in  
deal flow
With accommodation development 
having ticked up in recent years, a higher 
proportion of rooms are now held by 
developers. Not usually long-term holders 
of hotels, many of these groups are likely 
to look to exit over the next few years once 
trading has stabilised to recycle capital into 
other projects, which should see deal flow 
increase. Developers currently own almost 
$5 billion of hotel real estate. 

As noted earlier in this report, domestic and 
to a lesser extent global investment funds 
came back to the sector in 2018 to now hold 
around $7 billion of Australian hotel real 
estate, albeit still well below the pre-GFC 
peak as a proportion of the total stock. 
Notwithstanding, for these groups, returns 
will need to be crystallised which should 
help deal flow over the medium term. 

Similarly, an extended period of growth 
for the sector has also seen the number 
of multi-property owners increase with 
diversified groups now holding almost 
$33 billion of accommodation real estate. 
Whilst this includes a high proportion of 
owner operators, we have also seen some 
new funds hold assets across multiple 
jurisdictions and operating companies which 
allows them to drive superior performance 
from the comparison of brand strategies. 

Building brand equity
Aggressive brand building has been a key 
feature of the global hotel investment 
landscape in recent years. Hotel operators 
have invested heavily in their brand 
portfolios to meet consumer demands, 
establish brand loyalty and grow 
market share. Full service and upscale 
hotel segments dominate Australia’s 
accommodation segment, whilst there is a 
growing select service and luxury segment.

Interestingly, hotel and serviced apartment 
operators now represent the largest owners 
of Australian accommodation real estate, 
having amassed almost $9 billion of real 
estate since the global operating companies 
started to sell down assets and adopt 
asset light strategies. Examples include 
Meriton Suites, TFE Hotels, Grand Hotels 
International, and Event Hospitality. 

Understanding brand dynamics has become 
a critical component to investing and 
operating in the industry. Currently the role 
of hotel brand varies depending on market 
segment and its’ ability to drive superior 
performance, whilst consumers have 
historically chosen hotels largely on the 
basis of proximity and room quality, brand is 
an increasingly important driver. 

Whilst many of these newly acquired 
brands are yet to mark their first foray in 
Australia, new domestic and independent 
operators have also emerged which 
may point to further consolidation in the 
sector in the coming years. Australia 
offers the opportunity for expansion in a 
relatively unexplored market, as well as the 
opportunity to acquire an already well-
established operating platform and/or brand. 

Acquisitions by major groups with 
an operating platform in Australia
International brands have gained ground, 
however, with these groups now accounting 
for almost $30 billion of Australian hotel 
real estate. This compares to around $12 
billion for domestic brands and $15 billion 
for independent hotels or other smaller 
operators. 

As operators know, trading success is 
as much about superior location, shrewd 
operational management and high service 
standards. A hotel which achieves all three 
will undoubtedly create its own inimitable 
brand, the value of which will be unique.

The leading brands by property investment 
value include Mantra ($3.2 billion), Novotel 
($2.4 billion), Meriton ($2.3 billion), Rydges 
($1.7 billion), Quest ($2.1 billion) and Sofitel 
($1.6 billion). This gives regard to the number 
of rooms under management, grading 
and geographic spread. We note that this 
analysis does not take regard of over/under 
performance at the property level which can 
be derived from management’s operational 
expertise, purchasing power, brand recognition, 
distribution systems and/or marketing prowess 
which can result in higher cashflows and 
ultimately real estate capital value.

16%
 

Hotel/Serviced
Apartment Operator

14%
 
 Strata

 
 

13%
 

Investment Fund

12%
 
 Public Company

11%
 

HNWI

 
Private Company9%

9%

 
Unknown9%

Total
Investment  

 Developer

 
REIT

 
 Other

8%

4%

4%

Major Ownership Groups Of Accommodation  
Rooms By Real Estate Value

Real Estate Value by Brand
Brand Total Investment ($ Million)
• Mantra $3,200
• Novotel $2,400
• Crown $1,900
• Meriton $2,300
• Hyatt Brands $1,900
• Rydges $1,700
• Quest $2,100
• Sofitel $1,600
• Oaks $1,800
• Ibis $1,600
• Mercure $1,400
• Adina $1,300
• InterContinental $1,200
• Hilton $1,200
• Holiday Inn $1,100
• Travelodge $1,000
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Profile of 
Australian 
Hotels 

JAN 11

DEC 11 NOV 15 MAR 18 OCT 18

JUL 16 FEB 18

NOV 16 JAN 18 NOV 18

MAR 14 OCT 14 APR 18 MAY 18

Silverneedle Hospitality 
Group acquired 
Constellation Hotels

Minor International's 
acquisition of 
Oaks Hotels & Resorts

Accor acquisition of 
Mirvac Groups Hotel 

management business

Marriott International's 
acquisition of Starwood 

Hotels & Resorts

IHG's acquisition of 
Regent Hotels and 

Kimpton Hotels

Accor's acquisition 
of SBE Hotels

Accor's acquisition 
of Fairmont Raffles

Veriu's acquisition of Punt Hill 
serviced apartments

Accor's 30% stake  
of 25 Hours

Wyndham Worldwide's 
acquisition of 

La Quinta Holdings

Jin Jiang's acquisition of 
Radisson Hotel Group

Hyatt Hotels Corporation 
acquisition of 

Two Roads Hospitality

TFE Hotels – 
Far East Organisation 

joint venture with Toga

Accor's 35% stake 
of Mama Shelter

Accor's acquisition 
of Movenpick Hotels

Accor's acquisition 
of Mantra Group

Acquisitions by major groups with an operating platform in Australia
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Case Study: Park Regis, Sydney

Having sold the Park Regis City Centre Hotel 
Sydney to iProsperity Group (iPG) in August 
2016, Colliers International Hotels team were 
well placed to help iPG maximise their capital 
growth strategy for the asset. Gus Moors and 
Karen Wales were appointed uncontested to 
market the hotel and capitalise on the strong 
investor demand for Sydney CBD hotels.

The team ran a public sales campaign, 
which attracted keen interest from 
international and domestic investors. 

After a lengthy negotiation period, the 
property was sold for $54.18 million to the 
Yeh Group. The Yeh Group are a Sydney 
based high net worth group who own and 
operate hotels around the city.

This price reflected a 23 per cent increase 
in asset value over the past two years. 
iPG are crystallising their capital gain and 
recycling the funds into other high yielding 
investments.

Case Study: Hotel Urban, Brisbane

Colliers International was retained by our 
valued client ErdiGroup to undertake the 
marketing and sale of Hotel Urban Brisbane. 
The 4-star boutique hotel is strategically 
located in Brisbane’s CBD-fringe and offered 
a total of 179 guest rooms and suites.

A comprehensive marketing campaign was 
undertaken which resulted in a total of  
93 enquiries. At the close of the expressions 
of interest period, we fielded 8 offers from 
a range of purchasers who all took a positive 
outlook on Brisbane’s hotel market.

Colliers International was able to leverage 
our existing relationships with active hotel 
investors, while utilising the competitive 
tension generated by a full on-market 
campaign, to achieve a successful sale.

After a second-round process Hotel Urbane 
Brisbane transacted for $31 million, exceeding 
the vendor’s price expectations.

A comprehensive 
marketing campaign was 
undertaken which resulted 
in a total of 93 enquiries.

Hotel Urban, Brisbane

Park Regis, Sydney

Case 
Studies
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Colliers International  
undertook an international 
operator selection process 
with true luxury being the 
focus of the proposed hotel.

St Regis, Melbourne 

Kingfisher Bay Resort Group

Case Study: St Regis, Melbourne 
Colliers international were engaged by 
Century Group Australia, the owner of 
the former World Trade Centre site at the 
corner of Flinders and Spencer Streets, 
to undertake an operator selection for a 
luxury hotel proposal which is to form part 
of the redevelopment of this gateway site. 
Century Group Australia is a subsidiary 
of a prominent Chinese developer, who’s 
interest include residential developments, 
convention centres and hotels. Owning 
more than a dozen hotels across China, this 
is the group’s first foray into the Australian 
Market. 

Colliers International undertook an 
international operator selection process 
with true luxury being the focus of the 
proposed hotel.

A number of hotel operating companies 
were aggressively seeking the site given 
both the location and surrounding amenity 
along with the quality of the development 
partner. 

Marriott’s St Regis brand was engaged 
after a two staged operator selection 
process which resulted in Australia’s first 
St Regis Hotel being announced to operate 
a 168 room hotel, which is due to open in 
2022. The entrance of St Regis brings the 
ultimate luxury brand to the Melbourne hotel 
market and has been well received since 
the announcement in mid 2018. 

Case Study: Kingfisher Bay  
Resort Group
Colliers International were engaged by 
Cosmos Australia, a division of Daiwa Japan 
to transact the sale of one of Queensland’s 
iconic tourism groups. Kingfisher Bay 
comprised of 2 resorts, a marine enterprise 
and major touring business. 

Having developed the property some 
20 years early, it was decided to divest 
from this asset as the tourism market ion 
Queensland was buoyant.

Conducting a two-stage approach, the 
opportunity was first made available to 
a shortlist of qualified tourism investors. 
Whilst several groups continued to review, 
a second stage full market campaign was 
launched. This campaign delivered 15 offers 
for the group. After second round bids, 
the group successfully transacted for $43 
million, substantially above the vendor’s 
expectations to one of the initial prospects.

Case 
Studies
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As we assess the outlook for hotel 
values and cap rates, key factors that will 
affect the hotel investment landscape 
over the near and mid-term include the 
availability of debt as refinancing looms 
and the current Australian political 
landscape with both Federal and NSW 
elections taking place in 2019. The 
outcome of which will undoubtedly 
alter the economic landscape. Policy 
and regulatory changes made over the 
past few years with respect to foreign 
investment in commercial and residential 
property will also continue to impact. 

Taking the countervailing factors into 
consideration, cap rates are likely to 
remain stable over the coming year, 
though this may be tempered in markets 
which are experiencing material supply 
increases. 

After more than five years of growth, 
new factors are at play in the Australian 
hotel investment market that will affect 
hotel capitalisation rates and values 
in a changing economic and political 
landscape. Hotel transaction activity 
declined in 2018, while cap rates and 
hotel values held largely stable and with 
cap rates continuing to reflect historically 
low levels. 

The outlook for 2019 remains broadly 
positive against strong growth in the 
tourism sector and a broadening of the 
capital base with a weight of capital 
looking to invest in Australian hotels. 

However, political uncertainty and 
increased supply in some markets could 
weigh down on the overall outlook. 

Australia remains a favoured hotel 
investment market due to its economic 
performance, stability, transparency 
and governance. Population growth, 
large infrastructure projects, increasing 
urbanisation and strong state economies 
are also supporting valuations and 
opportunities for new hotel development. 
Sydney remains the most favoured 
investment destination with strong 
growth in hotel income and valuations 
over the past five years. This has 
resulted in a significant widening in hotel 
values between Sydney and the other 
major state capitals. RevPAR in Sydney 
is now around 26 per cent higher than 
in Melbourne and almost double that of 
Brisbane.

Hotel sales transaction activity provides a 
gauge for assessing asset value and cap-
rate trends. While total 2018 Australian 
hotel sales volume reached $1.8 billion, 
a decline of 15.7 per cent from the $2.1 
billion level reached in 2017, individual 
sales transactions, which accounted 
for 79.3 per cent or $1.3 billion of the 
total volume, declined at a higher rate 
of 38 per cent, highlighting the limited 
number of transactions throughout the 
year. Cross-border transaction activity, 
declined by only 18 per cent, from $1.3 
billion to $1.1 billion. 

The average price per key (PPK) derived 
from the total sales volume declined by 
26.6 per cent in 2018, from $354,861 
to $260,789. The lower average PPK 
should not be viewed as a decline in 
hotel values, as this metric is affected by 
the composition of assets sold. Fewer 
large, high-priced hotels in Sydney and 
Melbourne CBD’s sold in 2018, thus 
affecting the PPK metric. Queenslands 
capital and leisure markets were more 
favoured by investors with greater 
potential for upside. 

Overall, the hotel transaction market has 
remained active and balanced through 
2018, reflecting the continued appeal 
of hotel assets for investors and the 
willingness to take a more medium-term 
view in those markets which are showing 
lower income growth due to the impact 
of significant new supply. Based on the 
evidence, the past five years has seen a 
continued compression of yields; from 
over 9 per cent in 2013 to just below 6 
per cent in 2018.

Australian Valuation Outlook

Hotel Valuation Index – Sydney 4-star hotels 1995 to 2018
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Occ = Occupancy, ARR = Average Room Rate, 
RevPAR = Revenue Per Available Room

MELBOURNE 
CITY 2018 FORECAST 2019

Occupancy 85.2% Decline

ARR $206.5 No change

RevPAR $175.9 Decline

Yield Range 5% to 6% Softening likely

New Rooms 1,159 1,909

SYDNEY CITY 2018 FORECAST 2019

Occupancy 87.1% No change

ARR $260.5 No change

RevPAR $226.9 No change

Yield Range 5% to 6% No change

New Rooms 457 606

DARWIN 2018 FORECAST 2019

Occupancy 68.7% Decline

ARR $149.3 No change

RevPAR $102.6 No change

Yield Range 7% to 9% No change

New Rooms 91 NIL

PERTH 2018 FORECAST 2019

Occupancy 73.2% Decline

ARR $166.8 Decline

RevPAR $122.1 Decline

Yield Range 4% to 6% Softening likely

New Rooms 204 1,501

ADELAIDE 2018 FORECAST 2019

Occupancy 80.1% Increase

ARR $155.6 Increase

RevPAR $124.7 Increase

Yield Range 7% to 9% No change

New Rooms 265 NIL

CANBERRA 2018 FORECAST 2019

Occupancy 78.9% Increase

ARR $176.1 Increase

RevPAR $138.8 Increase

Yield Range 6% to 8% No change

New Rooms 63 479

BRISBANE 2018 FORECAST 2019

Occupancy 71.4% Decline

ARR $155.7 Increase

RevPAR $111.1 No change

Yield Range 6% to 8% No change

New Rooms 1,615 166

HOBART 2018 FORECAST 2019

Occupancy 80.3% Increase

ARR $180.4 Increase

RevPAR $144.9 Increase

Yield Range 7% to 9% No change

New Rooms -105 202

Hotel Forecast Indicators
Australian State Capitals

Australian 
Valuation 
Outlook
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Money never sleeps, and neither do hotels.  
It is often one of the biggest challenges faced 
by hotel owners: maintaining facilities to the 
standards expected by discerning guests and 
determining how and when to upgrade those 
facilities without turning away or losing business.

It is a simple fact that eventually every property 
will need an upgrade but with the opening of more 
than 15,000 new rooms over the past three years, 
existing owners will need to consider expediting 
the renovation cycle to compete with significant 
new supply.

The majority of Australia’s accommodation rooms 
were built in the 1980s, 1990s and 2000s and 
it is the owners of these properties which will 
need to give greater regard to major capital 
refurbishment plans, particularly if ongoing repairs 
and maintenance have not been maintained. 

Owners that carefully consider guests’ needs and 
use any property upgrade as an opportunity to 
reposition the asset will ultimately be those who 
get the most out of their renovation and improve 
the value of their hotel asset in the long-term. 
There are strategies that can be followed to 
minimise disruptions and maximise the potential 
benefits of a renovation.

Hotel Refurbishments

Hotel 
Refurbishments

Age of Property

Source: Colliers International
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Why Refurbish?
Capital expenditure can be initiated 
for many different reasons such as 
commercial business opportunity, 
compliance with current legislation 
(WHS/NCC/DDA), end of life 
replacement or meeting consumer 
trends. But it should ultimately 
have the common objectives of 
maintaining market position and/
or upgrading the hotel business, 
increasing owners’ return in 
this highly competitive market 
with the future long-term goal to 
increase the real estate value of the 
property. 

Major drivers of capital expenditure 
include:
•  Maintain and/or to improve 

market position of the property 
and business in response to 
competitive market place;

•  Obtain financial advantage by 
improving operational efficiency;

•  Maintain and/or to upgrade the 
safety of the property to meet 
the latest building and safety 
regulations;

•  Implement more efficient 
building services  
and reduce utility costs; 

• Respond to consumer trends;
• Maintain brand compliance;
• End of life replacement and; 
•  Conform to new environmental 

standards.

Capital expenditure plans should be 
prepared which combine short term 
operational business opportunities 
in line with the long-term asset 
goals, whilst having regard to 
the estimated life cycle of the 
Mechanical & Engineering (M&E) 
plant and building components. 

Refurbishment Analysis
While there are undoubtedly 
large challenges that any owner 
must overcome and address to 
ensure a successful renovation of 
their property, a major property 
refresh also presents a hotel 
with the unique opportunity to 
reposition itself in the market and 
ultimately support its longer-term 
revenue goals. Owners that take a 
considered approach, determining 
the right time to relaunch renovated 
rooms while also having the right 
pricing strategies in place, will 
ultimately get the most out of their 
renovation.
 
Refurbishments can include 
both soft and hard elements, as 
well as a Return on Investment 
component. Renovations should 
always be accompanied by a 
repositioning exercise. If a hotel 
decides to carry on with ‘business 
as normal’ following a renovation, 
then customer satisfaction may 
increase as a result of renovations, 
but revenues and profits may 
not. It is essential that a detailed 
repositioning exercise is conducted, 
evaluating price vs. value equation 
and examining the potential for 
more aggressive upward pricing 
based on the impact of renovations. 

This exercise should take place 
prior to any major investments 
and determine the effectiveness 
and Return on Investment (ROI) 
of the renovation. It is essential 
to evaluate both the cost and the 
value of completed renovations in 
order to ensure positive Return on 
Investment (ROI) from a revenue 
management perspective. 
Careful assessment of the new 
market demand created by hotel 
renovations is also very important. 
Since contracts for both corporate 
and leisure clients are often 
based on certain room types, it is 
important to think through what 
the implications are for existing 
contracted clients. If contracts 
are not dealt with effectively 
and continue to be priced at 
'old' pricing levels, a hotel will 
struggle to get a positive return on 
investment from the renovation by 
only being able to get increases 
from non-contracted and group 
business.

Westin Brisbane
Hotel 
Refurbishments
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Novotel, Brisbane

To Close or Not to Close
Many owners struggle to decide whether  
a total or partial renovation is best for their 
hotel given the likely short-term impact 
on revenues. In most cases, a partial or 
staggered renovation is preferred. However, 
if a major repositioning is planned, for 
example at a different star level, it may be 
better to close the whole property while 
the refresh is undertaken. Among the many 
issues to be considered is the additional 
construction cost over a prolonged period 
if staggered and the displacement of hotel 
management and staff during a full closure. 

A major re-opening of the hotel property 
can elevate visibility and interest. Major 
refurbishments present a terrific marketing 
opportunity. It is a positive news story that 
will generate press coverage, excite staff and 
provide reasons for new guests to stay at the 
hotel or to encourage repeat visitation from 
existing guests.

Evaluating Business
Evaluating contracts and group bookings is 
an important renovation consideration. If 
prices are increasing, it may be time to cut 
ties with contracts that are no longer good 
business for your hotel. 

For group bookings — which can be made 
up to 18 months or more in advance — it’s 
important for revenue and sales teams to 
work closely throughout the renovation 
process. If the wrong rates are offered to 
groups, a hotel could end up losing money 
due to under-pricing, or, worse yet, face 
empty rooms due to pricing uncertainty and 
an inability to effectively bid on groups.

Fencing for the Future
While undergoing the renovation process all 
hoteliers must consider having appropriate 
fencing strategies in place to protect their 
business. Uncertainty of the impact of the 
renovations themselves, or even the final 
product after renovations, means hotels 
need to take care not to set the wrong 
pricing strategy for the short-term and 
which may negatively impact the long-term 
performance. 

By applying effective fencing to promotional 
rates, short-term business can be generated 
despite any negative impact of renovations. 
This should form part of the overall sales, 
marketing and revenue strategy.

Hotel 
Refurbishments
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Hotel Design Trends
The design of a hotel, both interior and 
exterior, is often the most effective way 
to make an exceptional first impression 
– a first impression that guests use to 
distinguish between hotels/brands. Product 
offerings are also changing as hotels look 
to satisfy new ways of living and working. 
Current trends include a greater focus on 
the lobby as a central meeting point and the 
development of innovative new food and 
beverage concepts which showcase local 
produce and meet a growing awareness  
of health and well-being. 

In the face of growing concerns about 
borrowing consumption from future 
generations, and increasing corporate 
social responsibility, the hotel sector is also 
under increasing pressure to reduce its 
environmental footprint and develop truly 
sustainable operations. Hotel buildings have 
significant opportunities to reduce their 
energy, water consumption and greenhouse 
gas emissions. 

Energy star ratings disclosure has been in 
place for commercial buildings in Australia 
since the introduction of NABERS (National 
Australian Built Environment Rating System) 
in 2004, and while hotels are not obligated to 
report their energy star ratings, contracting 
clients are increasingly requesting this 
information as part of their tendering process.

The hotel industry is also undergoing a 
period of significant change with a greater 
focus on technology and distribution. Guests 
have a high expectation when it comes to 
technology capability, particularly of a high-
end hotel. Most guests are self-sufficient, 
tech-savvy travellers who are comfortable 
using apps or mobile websites and expect 
seamless connectivity across platforms and 
devices. New developments include service 
automation, mobile device as door key and 
on-demand technology in relation to smart 
televisions.

Data analytics is also transforming how 
leading hospitality companies do business 
|as they are increasingly using larger 
amounts of data and more advanced analytic 
techniques to improve decision-making 
across functions. 

Analytics is also transforming the way 
hospitality companies approach investments, 
including supporting the creation of the 
market outlook, assisting with asset target 
identification and enhancing the approach 
to evaluating a transaction or refurbishment 
expenditure.

How Often to Refurbish? 
Operators and investors typically work  
on |seven-year cycles for room 
refurbishments, 15-year cycles for hotel 
bathrooms and five-year cycles for food, 
beverage and public areas but this can be 
extended with well-designed, high-quality 
fit-out and rolling maintenance programs. 
The measured renovation approach usually 
focuses renovations on the following  
areas in order:

1.  Rooms – the room is the space in which 
hotels will make the biggest impact and  
for which a hotel owner will receive the 
greatest Return on Investment (ROI); 

2.  Food and Beverage – keeping restaurants 
 up-to-date, while streamlining kitchen  
and wait staff processes, will always be  
the key motivators; 

3.  Hotel lobby – balancing functionality 
and extravagance is the key to a great 
lobby renovation. A swing too far towards 
functionality could lead to a loss of the  
“Wow” factor. A swing too far towards 
extravagance and costs will spiral to an 
unacceptable level and; 

4.  Conference and Banqueting – without 
an investment in meeting space, you risk 
losing or alienating business travellers 
and it is therefore a necessity to keep 
conference rooms and meetings spaces 
current and up-to-date.

Hotel 
Refurbishments

21 21Introduction Key Findings
Trading 

Performance
Year in Review

Profile of 
Australian 

Hotels

National 
Hotel Trading 
Performance

NZ Sector 
Overview

Case Studies
Hotel 

Refurbishments
Key

Authors

Australian  
Investment 

Outlook

Australian 
Hotel  

Transactions
Team

Australian 
Valuation 
Outlook



Refurbishment Cycle
With increasingly discerning customers, 
increased competition and frequent 
technological advancements, the acceptable 
time between refurbishments appears to 
be shortening. To maintain market position 
there is often the need to regularly enhance 
the product to create the perception of a 
‘new’ environment. Moreover, designs can 
become dated especially as the competitive 
environment changes to meet maturing 
customer expectations.

Hotel design techniques have responded 
to these demands over the past decade 
and increasingly owners and operating 
companies are moving away from ‘on trend’ 
designs which require frequent updating 
to those which are more timeless, akin to 
target markets and able to be refreshed 
through regular minor investments

Westin, Brisbane
Hotel 
Refurbishments
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Australian Hotel Investment Outlook
Australian’s tourism market continues to 
expand with spending by domestic and 
international visitors at record levels and 
with both recording strong growth at levels 
well-above inflation. For investors, however, 
the outlook is not without uncertainty with 
changes in the political landscape widely 
expected in 2019. 

Even as the economic and political 
environment shifts, the globalisation of 
Australian hotel real estate will continue. 
Technology will continue to be a key enabler, 
accelerating transparency through aspects 
such as the availability of data and deal 
information, improving global communications 
and influencing aspects such as capital 
raising and fund administration. 

Overseas investment continues to be a 
significant part of the transaction flow and 
ownership structure in many Australian cities. 
A role which will remain key given the weight 
of capital and strong performance of the sector. 
The diversity of buyer types, from institutions 
to sovereign wealth, private equity, developers 
and private individuals is also deeper than ever 
before. Each of these groups have their own 
specific dynamics including cost of capital, 
hurdle return rates, hold periods and sector 
preferences. This can make for a deep and 
competitive market. 

Against this backdrop, deal flow is expected 
to increase as owners respond to changing 
market conditions, particularly in markets 
with significant new supply. There are more 
than 6,600 new rooms slated to open in the 
ten major accommodation markets in 2019 
with Melbourne, Perth and to a lesser extent 
Sydney, expected to see the lion’s share of 
new rooms. If they have not already done so, 
existing owners will need to consider expediting 
the renovation cycle to compete with new 
accommodation supply. 

Active capital flows are likely to change 
direction and emphasis. We expect more 
interest in Queensland and other key 
leisure destinations as state capitals see 
performance moderating. Sydney and 
Melbourne will continue to attract significant 
capital, but domestic players may, for the 
first time in a while, get to play ball as some 
global investors shift focus back home or 
to displaced markets in Europe. The lower 
Australian dollar will continue to provide 
currency arbitrage for some. 

Development debt remains a challenge and 
this is likely to cause the shelving of some 
longer-term or more marginal projects. The 
debt funding gap is being partially filled with 
offshore banks and non-traditional lenders, 
who remain positive about the broader trading 
fundamentals in the Australian accommodation 
market, however overall the pipeline of new 
rooms should temper. 

Employment growth in the major capitals will 
also create an increasing strain. The ability to 
attract the right talent to deliver on the brand 
promise will be a key consideration for the 
industry as it continues to expand. Whether 
it's by collaborating with external partners or 
relaunching their in-house dining rooms, hotel 
groups are looking to differentiate themselves 
by investing in food and beverage. Innovative 
concepts will demand a new style of service 
delivery and a new generation of employees. 

OTAs and Airbnb continue to disrupt the 
accommodation sector, increasing the cost of 
acquiring guests and drawing guests away 
during peak demand periods, in turn creating a 
drag on ADR and Net Operating Income (NOI) 
growth. While hotel companies are forging a 
strong counter-attack, the battle will continue. 

The Calile Hotel, BrisbaneAustralian 
Investment 
Outlook
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Jewel, Gold Coast

New South Wales

Victoria

Australian 
Hotel
Transactions

Australian Hotel Transactions

PROPERTY NAME SUBURB STATE DATE SALE PRICE PRICE PER KEY

North Shore Hotel North Sydney NSW Feb-18  $10,000,000  $370,370 

Quest Griffith Apartments Griffith NSW Feb-18  $15,250,000  $224,265 

Breakfree on Clarence Hotel Sydney NSW Mar-18  $30,000,000  $576,923 

Warners at the Bay – Pub and Motel Lake Macquarie NSW Apr-18  $12,000,000  $240,000 

Quest Newcastle West Newcastle NSW Jun-18  $16,000,000  $205,128 

Bankstown Motel 10 Bankstown NSW Jul-18  $6,000,000  $200,000 

Cosy Private – 410 Pitt Street Sydney NSW Aug-18  $21,250,000  N.A. 

Westside Motor Inn Ashfield NSW Aug-18  $8,300,000  $237,143 

Park Regis City Centre Sydney NSW Sep-18  $54,180,000  $444,098 

The Little Albion Surry Hills NSW Oct-18  $25,750,000  $715,278 

Quest Penrith Penrith NSW Nov-18  $30,250,000  $263,043 

PROPERTY NAME SUBURB STATE DATE SALE PRICE PRICE PER KEY

Bell City Preston VIC Aug-18  $127,200,000  $150,711 

Quincy Melbourne – Fund Through Melbourne VIC Aug-18  $83,000,000  $344,398 

Pullman Melbourne on the Park Melbourne VIC Sep-18  $156,000,000  $372,315 

Habitat HQ – Development Site St Kilda VIC Oct-18  $16,000,000  $363,636 
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FV by Peppers, Brisbane

PROPERTY NAME SUBURB STATE DATE SALE PRICE PRICE PER KEY

Emporium Brisbane Brisbane QLD Jan-18  $36,180,000  $354,706 

Kingfisher Bay Resort and Village Fraser Coast QLD Feb-18  $43,000,000  $282,895 

Mackay Grande Hotel Mackay QLD Mar-18  $20,000,000  $219,780 

Metro Hotel Tower Mill Brisbane QLD May-18  $10,000,000  $243,902 

Watermark Hotel & Spa Gold Coast & Brisbane Portfolio QLD Jun-18  $90,000,000  $186,722 

Watermark Hotel Brisbane Brisbane QLD Jun-18  $10,250,000  $109,043 

Quest Springfield Central Springfield Central QLD Jul-18  $24,312,500  $296,494 

Hotel Urban Brisbane Brisbane QLD Aug-18  $31,000,000  $173,184 

Novotel Twin Waters Sunshine Coast QLD Aug-18  $88,500,000  $241,803 

QT Port Douglas Port Douglas QLD Aug-18  $12,500,000  $73,529 

Limes Hotel Brisbane QLD Sep-18  $6,000,000  $285,714 

Cairns Queenslander Cairns QLD Oct-18  $14,700,000  $130,088 

ibis Styles Brisbane, Elizabeth Street Brisbane QLD Nov-18  $94,000,000  $256,131 

Travelodge Rockhampton Rockhampton QLD Dec-18  $5,800,000  $67,442 

Queensland

Western Australia

Northern Territory

Australian Hotel Transactions

PROPERTY NAME SUBURB STATE DATE SALE PRICE PRICE PER KEY

Holiday Inn Perth City Perth WA Apr-18  $63,880,000  $343,441 

Sunmoon Boutique Resort Perth WA Apr-18  $8,300,000  $184,444 

Sebel West Perth Aire Apartments Perth WA May-18  $13,400,000  $209,375 

Aloft Perth (& adjoining office for $48.7M a/c to RCA) Perth WA Nov-18  $51,300,000  $229,018 

Sullivans Hotel Perth WA Dec-18  $11,500,000  $161,972 

PROPERTY NAME SUBURB STATE DATE SALE PRICE PRICE PER KEY

Sky City Darwin – Casino Darwin NT Nov-18  $188,000,000  N.A. 

Source: RCA, Industry Sources, Colliers International.

Australian 
Hotel
Transactions
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New Zealand Sector Overview
The New Zealand hotel market continues 
to exhibit strong performance on the back 
of yet another record breaking year in 
inbound international visitation numbers, 
with over 3.85 million visitors for the year 
ending December 2018. 

This has culminated in positive RevPAR 
growth throughout the country as a whole, 
with the star performers of the past 12 
months being Queenstown which has 
experienced an 8.9 per cent increase  
in RevPAR, followed by Rotorua at 5.8  
per cent.

With international tourism numbers 
forecast to grow at 4.6 per cent p.a 
reaching 5.1 million by 2024, coupled with 
healthy levels of domestic demand which 
is underpinned by robust economic growth 
and high net migration; the New Zealand 
hotel sector is well placed to remain one of 
the top performing assets classes over the 
short/medium term. 

On the back of such performance, we have 
seen an increasing number of new hotel 
developments, with 3,187 rooms currently 
under construction throughout the country. 
A number of proposed hotel developments 
have also been announced, however, a 
large number of these projects have yet 
to commence construction. Despite the 
heightened hotel development activity, these 
projects are faced with the implementation 
of the Auckland Council targeted rate on 
commercial accommodation and high 
land and construction costs, together with 
delays in the consent process and ongoing 
constraints in the construction sector. We 
may, therefore, see the delay or deferment of 
many of these projects, resulting in a limited 
number of new hotels being delivered until 
post 2022, with demand still expected to 
outpace supply in the short/medium term.

Looking ahead, with sustainable levels 
of new supply entering the New Zealand 
market in the short/medium term and 
the completion of the New Zealand 
International Centre (NZICC) in mid 2020, 
which is expected to attract 33,000 
delegates annually, the New Zealand 
hotel sector remains well poised to take 
advantage of a range of strong demand 
drivers moving forward, including major 
high profile events such as the America’s 
Cup and APEC summit in 2021.

Waldorf Stadium, AucklandNew Zealand 
Sector 
Overview
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Turning to the investment 
front, we continue to 
witness strong interest 
for hotel assets in all key 
centres from both offshore 
and domestic investors. 
However, opportunities 
remain scarce as hotel 
assets remain tightly held 
as investors and owners 
continue to enjoy buoyant 
trading conditions. We note 
below the recent major sales 
completed in New Zealand 
over the past 12 months.

Waldorf Stadium, Auckland
The 178-unit strata title leasehold 
hotel was sold to Australian-based 
Mulpha Group for $57.25 million at a 
yield of circa 7.0 per cent. The sale 
generated a large volume of interest 
from both international and domestic 
investors and is the largest hotel 
transaction in New Zealand  
since 2015.

Former Amora, Wellington
The 192 room decommissioned hotel 
was sold for an undisclosed sum to a 
domestic party along with associated 
facilities located within the adjacent 
carpark building.

Best Western President 
Hotel, Auckland
The first FHGC hotel in the Auckland 
CBD in the past five years has 
attracted significant interest. The 
majority interests in this Hotel were 
sold to New Zealand’s largest hotel 
owner, Pandey Hotel Corporation for 
an undisclosed sum and set a record 
investment yield of under 7 per cent.

CQ Hotels, Wellington
The 177-room CQ Hotels in 
Wellington has been sold to 
Singaporean Naumi Hotel Group 
for $40.88 million. The property 
comprises the 115 room, 3 star plus 
rated Comfort Hotel and the 62 
room, 4 star plus rated Quality Hotel, 
both of which Naumi Group intend  
to refurbish and rebrand as the 
Naumi Wellington. 

VR Queen Street, Auckland
Comprising an 80-room hotel which 
sold for $25.0 million in March 2018 
at a passing yield of 3.82 per cent 
and a value per key of $312,500. The 
hotel is subject to a 30 year lease 
from 2014 with structured annual 
rental increases and a market review 
next occurring in 2022.

CQ Hotels, Wellington

Best Western President Hotel, Auckland

New Zealand 
Sector  

Overview
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GUS MOORS  
Head of Hotels Australia
+61 404 005 066
gus.moors@colliers.com

DEAN HUMPHRIES  
National Director, Hotels | NZ
+64 9 358 9896
dean.humphries@colliers.com

KAREN WALES  
Director, Hotels
+61 405 227 152
karen.wales@colliers.com
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National Director, Valuation & 
Advisory Services
+61 412 053 598
michael.thomson@colliers.com
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National Director, Hotels
+61 431 288 677
nigel.greenaway@colliers.com
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STATE CITY FULL NAME TITLE SERVICE LINE EMAIL CONTACT NUMBER

NSW Sydney Gus Moors Head of Hotels Australia Hotels gus.moors@colliers.com +61 404 005 066

NSW Sydney Karen Wales Director Hotels karen.wales@colliers.com +61 405 227 152

NSW Sydney Nigel Greenaway National Director Hotels nigel.greenaway@colliers.com +61 431 288 677

NSW Sydney Michael Thomson National Director Valuation & Advisory Services michael.thomson@colliers.com +61 412 053 598

NSW Sydney Christopher Milou National Director Valuation & Advisory Services christopher.milou@colliers.com +61 413 615 398

NSW Sydney Robert Bird Assistant Valuer Valuation & Advisory Services robert.bird@colliers.com +61 419 124 533

NSW Sydney Denise Kirk Analyst, Hotels Hotels denise.kirk@colliers.com +61 414 708 112

QLD Brisbane Leo Carne Executive Hotels leo.carne@colliers.com +61 439 736 861

QLD Brisbane Barry Fleischmann Director Hotels barry.fleischmann@colliers.com +61 448 460 800

QLD Brisbane Baden Mulcahy National Director Valuation & Advisory Services baden.mulcahy@colliers.com +61 439 034 033

QLD Brisbane Paul Ellis Associate Director Valuation & Advisory Services Paul.ellis@colliers.com +61 484 900 212

QLD Brisbane Ian Pert National Director Project Management ian.pert@colliers.com +61 418 195 741

VIC Melbourne Guy Wells Associate Director Hotels guy.wells@colliers.com +61 405 612 416

NT Darwin Tony West Director, Valuation Valuation & Advisory Services tony.west@colliers.com +61 409 422 458

STATE CITY FULL NAME TITLE SERVICE LINE EMAIL CONTACT NUMBER

NZ Auckland Dean Humphries National Director Hotels | New Zealand / South Pacific dean.humphries@colliers.com +64 9 358 9896

NZ Auckland Chris Bennett Director Hotel Advisory & Valuation chris.bennett@colliers.com +64 9 356 8802

NZ Auckland Jack Charters Director Valuation Hotels & Leisure jack.charters@colliers.com +64 9 356 8826

NZ Auckland Damon Pere Associate Hotel Valuation and Brokerage damon.pere@colliers.com +64 9 359 8372

NZ Auckland Jackie Su Property Analyst, Hotels Hotels jackie.su@colliers.com + 64 9 359 1107

Team
Australia

New Zealand

Team
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