
Short-Term vs Long-Term 
Rentals in New Zealand
A practical guide to choosing the right investment property strategy for Kiwi 
investors.

This guide is designed for New Zealand investors who are weighing up a 
traditional long-term rental (LTR) against a short-term rental (STR) like Airbnb. 
It explains the key trade-offs, what makes a good property for each strategy, 
and how to decide which path fits your goals, risk tolerance, and lifestyle.

Examples and locations in this guide focus on Auckland and popular lifestyle 
regions, but the principles apply to investors across New Zealand.



Typical Investor Parameters

$600k–$1.2m
Purchase Price

Typical range for investment properties in Auckland and lifestyle 
regions.

20%
New-Build Deposit

Lower deposit threshold vs. 30–40% for existing properties — 
helping investors scale faster.

30–40%
Existing Property Deposit

Higher deposit required for existing stock, but more choice and 
immediate rental income.

1–2hrs
Location Sweet Spot

Properties within 1–2 hours of a major city or key employment hub 
tend to offer the best yield-to-lifestyle balance.

New builds often allow a lower deposit than existing properties and can help you scale your portfolio faster. Location, yield, and quality 
still matter more than price alone. Always verify current lending requirements with your mortgage adviser.



Long Term Rental (LTR) vs. 
Short Term Rental (STR)
The choice between a traditional long-term rental and an Airbnb short-term 
rental is fundamentally a trade-off between passive stability and active yield 
— and for some investors, a third factor: personal use as a family holiday 
home.

Long-Term Rental (LTR)
Set-and-forget income. Tenant pays utilities. Fixed weekly rent. No 
personal use.

Short-Term Rental (STR)
Higher potential yield. Operated as a hospitality-style rental. Seasonal 
income. Personal holiday dates can be blocked out.



Strategy Comparison at a Glance

Metric Long-Term Rental (LTR) Short-Term Rental (STR)

Typical Gross Yield ~3.5% – 4.5% ~6.5% – 10.0%+

Effort Level Passive (set and forget) Active (hospitality business)

Income Consistency High (fixed weekly rent) Variable (seasonal peaks/troughs)

Operating Costs Low (tenant pays utilities) High (owner pays all bills/linen)

Personal Use None Yes — block out dates

Management Fees ~7.5% – 10% of rent ~15% – 30% of revenue

The STR yield advantage is significant, but so is the effort and cost. A professional STR manager can outsource the work — but at ~15–
30% of revenue, this must be factored into net return calculations. Actual yields and fees vary by location and property — always verify 
numbers for the specific area and property before committing.



What Makes a "Good" Property for Each Strategy?

Good LTR Property

Focuses on tenant durability. Look for:

3–4 bedroom homes near schools and transport links

Proximity to industrial employment hubs

Modern townhouses with low-maintenance materials

Healthy Homes compliance as standard

Good STR Property

Focuses on desirability and "The Hook". Look for:

Water views or coastal proximity

Near a wedding venue or vineyard

High bathroom-to-bedroom ratio (ideally 1:1)

Unique features: outdoor shower, hot tub

Professional photography and dynamic pricing (PriceLabs)



Example STR Market: 
Mangawhai Heads
These locations are examples only and are not personalised recommendations. 
Use the same criteria to assess regions that match your own budget and 
preferences. Mangawhai Heads is a strong example of a premium lifestyle STR 
market — a coastal destination that ticks many of the key boxes for a property 
that earns strong returns while also being usable as a holiday home.

Peak Nightly Rate
Average $350/night in peak 
season, with strong occupancy 
data confirmed by AirROI and 
GuestFavorites (2026).

Lifestyle Appeal
Surf beach, estuary, cafés, and a 
growing arts scene. A genuine 
destination for Auckland families 
seeking weekend escapes.

Gross Yield Potential
Well-managed STR properties in Mangawhai can achieve ~6.5–10%+ gross 
yield — well above LTR equivalents.



Example Investment Zones: Where Opportunities 
Lie
Several regions within 131.5 hours of Auckland offer strong returns across both strategies. These are examples only 4 use the same 
framework to assess regions that match your own budget and goals.



Example Mixed-Strategy Corridor: Northern 
Auckland
These locations are examples only and are not personalised recommendations. Use the same criteria to assess regions that match your 
own budget and preferences.

Warkworth / Milldale

"Blue Chip" LTR for commuter tenants and professional 
households. The Ara Tūhono motorway has reduced the 
Warkworth-to-CBD commute to under 50 minutes off-peak. 
Strong tenant demand from commuters and growing local 
employment.

Mangawhai Heads

Premium STR lifestyle destination. Nightly rates average $350 in 
peak season. Ideal for investors seeking a family holiday home 
that also generates Airbnb income. This is the standout STR 
location within the Northern Auckland corridor.

The Ara Tūhono (Pūhoi to Warkworth) motorway is the key infrastructure driver making this corridor viable for both commuter 
tenants and weekend visitors.



Examples of Strong LTR Zones
These locations are examples only and are not personalised recommendations. Use the same criteria to assess regions that match your 
own budget and preferences.

Helensville & Parakai (North-
West)
"Village feel" within 40 minutes of 
West Auckland. Popular with hybrid 
workers. LTR yields of 3.9–4.2%. 
Parakai's thermal pools offer niche STR 
"wellness weekend" potential.

Pokeno & Tuakau (Southern 
Zone)
Massive industrial development in 
Drury and Paerata provides a strong 
rental demand floor. Brand-new 
standalone 3-bedroom homes 
available for $850k–$900k — a strong 
entry point for investors in this price 
range.

Te Kauwhata / Lakeside 
(Waikato Gateway)
Master-planned communities with 
brand-new standalone homes from 
$610k. LTR yields of 4.4%+. Ideal 
"cashflow king" properties — more 
likely to be cashflow neutral even at 
high interest rates.



Why New-Builds Can Be a 
Strong Choice
For many investors, new-build properties offer meaningful advantages over 
existing stock 4 but quality varies considerably between developers, so due 
diligence is essential.

Lower Deposit Threshold
20% deposit required vs. 30340% for existing properties 4 freeing up 
capital for other investments or a buffer.

10-Year Master Build Guarantee
Reputable developers provide this as standard 4 a critical protection for 
a remote investment property.

Healthy Homes Compliant
New builds meet all Healthy Homes standards from day one, reducing 
compliance risk and attracting quality tenants.



New-Build Quality Checklist
Use this checklist to filter developers and protect your investment before signing anything.

Developer Track Record: Research past projects (10+ years is ideal). Check if they finished on time and if owners are happy with the 
finish.

Fixed-Price Contract: Ensure there is no "Price Escalation Clause" allowing the builder to charge more for materials after you sign.

Buyer-Only Sunset Clause: You can cancel if the build takes too long, but the developer cannot cancel to resell at a higher price if 
the market rises.

Soundproofing: Ask for the STC (Sound Transmission Class) rating. Code minimum is 55 — aim for 60+ for high-quality tenancies.

Dual-Key Option: Some new builds offer two separate units on one title (e.g., studio + 2-bed), pushing gross yields to 6.5–7% in 
Auckland Central or Māngere.



The Dual-Key Advantage
Dual-key properties are one way some investors improve yield or 
combine personal use with rental income.

What Is a Dual-Key Property?

Some new builds are configured as two separate, self-contained units 
on one title — for example, a studio apartment plus a 2-bedroom unit 
accessed via separate entrances.

This configuration can push gross yields to 6.5–7% in Auckland Central or 
Māngere, making it one of the most effective yield-enhancement 
strategies available at this price point.

For an STR strategy, a dual-key property also allows an investor 
to occupy one unit while renting the other — maximising both 
personal use and income simultaneously.

Dual-Key at a Glance

One title, two incomes

Gross yield: 6.5–7%

Available in Auckland Central & Māngere

Ideal for maximising LTR cashflow

STR variant: occupy one, rent one



STR Operations: What Investors Are Actually 
Signing Up For
Running a successful Airbnb is a hospitality business. Understanding the operational reality — and how to outsource it — is essential 
before committing to this strategy.

Setup Costs
Budget $30,000–$50,000 for high-quality furnishings and a 
professional photoshoot. First impressions drive bookings.

Dynamic Pricing
Tools like PriceLabs (or similar STR software) can help with 
pricing and automation — always confirm current pricing and 
features. High-performing hosts capture a 40% occupancy 
premium over static pricing.

Platform Fee Hack
Apply an 18.34% pricing markup on Airbnb to cover the host-
only service fee without eroding net margin.

Automation Tools
Many hosts use tools like Hospitable as a channel manager to 
automate guest messaging and sync calendars across 
platforms. Many hosts choose to outsource most of the work to 
a specialist STR manager who uses these tools behind the 
scenes.



STR vs. LTR: Management Fees Compared

LTR Management

Fees: ~7.5–10% of rent

A property manager handles tenant sourcing, vetting, and 
routine inspections. Rent is reviewed once every 12 months. A 
genuinely passive investment once a quality tenant is in place.

STR Management

Fees: ~15–30% of revenue

An STR manager handles marketing, cleaning coordination, and 
guest support. Pricing is adjusted daily using tools like 
PriceLabs. Higher fees, but can still deliver superior net returns 
at strong occupancy.

Always verify STR net yield after management fees, cleaning costs, utilities, and platform fees — not just the headline gross yield 
figure.



Decision Tree: Which Strategy Is Right for You?

Location?
Urban or tourism spot?

Priority?
Stability or cash flow?

Family Holidays?
Use personally or rent?

Use this decision tree to sense-check which strategy might align best with your goals. Then stress-test the numbers and talk to an 
adviser before committing.

Mostly urban, commute-focused locations + desire for low effort = LTR usually suits better.

Strong tourism/lifestyle locations + higher yield target + willingness to manage more moving parts = STR may fit.

Want both income and personal holiday use? STR or dual-key configurations can offer a hybrid option.



How to Decide: A Framework 
for Investors
Use these four questions to stress-test whether STR or LTR fits you better 4 
before you chase specific properties.

Clarify Your Goal
Are you optimising for 
maximum yield, minimum 
time and effort, or a blend of 
lifestyle and investment? Your 
answer will point you toward 
STR or LTR. → If you prioritise 
maximum yield and lifestyle 
use, STR may fit; if you prioritise 
simplicity and low time 
commitment, LTR may be 
better.

Compare Net, Not 
Gross, Returns
Factor in management fees, 
maintenance, vacancy, and 
platform costs. STR gross yields 
look impressive 4 but net 
returns after all costs tell the 
real story. → STR numbers must 
be compared after fees, 
cleaning, and utilities; good 
LTRs are often simpler to 
model.

Stress-Test Your 
Cashflow
Model your mortgage 
repayments at higher interest 
rates and lower occupancy. Can 
you service the loan if the 
property sits empty for 638 
weeks? → If you need very 
stable cashflow, that pushes 
you toward LTR or ultra-proven 
STR markets.

Know Your Appetite for 
Effort
STR is a hospitality business. 
LTR is a passive investment. Be 
honest about how much time 
and energy you want to spend 
managing your property. → If 
you're not prepared to run or 
outsource a hospitality-style 
business, lean toward LTR.



Next Steps: STR Action Plan
01

Identify the Right Property
Focus on lifestyle and tourism areas with 
strong visitor demand. Look for "high-hook" 
amenities: water views, outdoor shower, hot 
tub, or proximity to high volume locations 
like wedding venues. Aim for a 1:1 - 1:1.5 
bathroom-to-bedroom ratio.

02

Verify Actual Earnings
Use AirROI or AirDNA to check historical 
earnings for comparable properties on the 
same street — not developer projections.

03

Apply the New-Build Checklist
Verify developer track record, fixed-price 
contract, buyer-only sunset clause, and STC 
soundproofing rating (aim for 60+).

04

Make a Conditional Offer
Submit a conditional offer subject to "Solicitor's Approval" and 
"General Due Diligence" (10–15 working days). Engage a property 
lawyer experienced in off-the-plans purchases.

05

Set Up for Success
Budget $30,000–$50,000 for furnishings and professional 
photography. Sign up for PriceLabs ($19.99/mo) and Hospitable for 
automated pricing and guest management.



Next Steps: LTR Action Plan
If the passive income and simplicity of a long-term rental better suits your situation, here is your action plan — focused on identifying 
high-yield LTR zones that match your budget and goals.

01

Identify Target Properties
Use Relab or OneRoof to filter for new builds in high-yield areas 
near employment hubs, schools, and transport links. Prioritise 3–4 
bedroom standalone homes near schools and transport links.

02

Get an Independent Rental Appraisal
Request a rental appraisal from a local property manager (not the 
developer's agent) to verify realistic market rents before 
committing.

03

Verify Compliance & Guarantees
Check the Healthy Homes certificate and confirm the developer 
provides a 10-Year Master Build Guarantee.

04

Make a Conditional Offer
Submit a conditional offer subject to "Solicitor's Approval" and 
"General Due Diligence" (10–15 working days).



Key Risks to Manage

⚠️ STR Seasonality

STR income in lifestyle and coastal areas will peak in 
summer and dip in winter. Ensure mortgage serviceability is 
stress-tested against low-occupancy periods, not just peak-
season projections.

⚠️ Price Escalation Clauses

Some new-build contracts allow developers to charge more 
for materials after signing. Insist on a fixed-price contract 
with no escalation clause.

⚠️ Sunset Clause Risk
Ensure the sunset clause is buyer-only. A developer-
triggered sunset clause could allow them to cancel your 
contract and resell at a higher price if the market rises.

⚠️ STR Regulation Changes
Short-term rental regulations in New Zealand are evolving. 
Consult a solicitor and check local council rules for your target 
area before purchasing specifically for Airbnb.

Tool names referenced in this guide (e.g. PriceLabs, AirDNA, Hospitable, Relab, OneRoof) are examples only. Always check current 
pricing, features, and alternatives before committing.



Your Next Steps at a Glance
If You're Leaning STR

Shortlist 2–3 lifestyle or coastal 
locations with strong visitor 
demand

Get an STR appraisal from AirROI 
or a local STR manager

Verify net yield after 
management, cleaning, and 
platform fees

Talk to your mortgage adviser 
about STR lending requirements

If You're Leaning LTR

Shortlist 2–3 high-yield zones 
near employment hubs or 
transport links

Get an independent rental 
appraisal from a local property 
manager

Compare net yield after 
management fees and 
maintenance

Talk to your mortgage adviser 
about how LTR fits your 
borrowing plan

Whichever strategy you choose, compare net returns — not just gross 
yields — and stress-test your cashflow before committing.



Book Your Free 20-Minute Investment Strategy Call
About Andrew Becker

Andrew Becker is a New Zealand mortgage 
adviser helping Kiwis turn confusion into clear 
steps – from first home through to long-term 
wealth. He works with multiple lenders and 
supports investors in comparing long-term and 
short-term rental strategies.

On the call, we'll look at your goals, deposit, and borrowing power, and 
compare how a long-term rental vs a short-term rental could work for you 
– including risks, cashflow, and lending requirements.

You don't need to have it all figured out before you reach out – this call is to help you decide which path 
to pursue.

Book My Investment Strategy Call

Prefer to Start by Email?

Click 'Email Andrew' and send a brief summary of your situation with 'STR vs LTR 
Guide' in the subject line, and you'll get a personalised reply. No forms, no pressure 
– just a real answer to your real situation.

Email Andrew
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