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Abstract

The short-term rental sector is entering a more operationally mature phase of growth.

For more than a decade, much of the industry expanded through fragmented ownership structures,
lightweight operating models, rapid online distribution, and relatively informal financial workflows. In
many markets, the sector scaled operationally long before the financial systems underneath it fully
matured.

Yet the underlying challenge itself is not entirely new.

Long before Airbnb and modern platform-era STR emerged globally, parts of the holiday-rental and
destination-management sector were already managing fragmented owner environments involving
commissions, remittances, reconciliations, and seasonal accommodation portfolios at scale.
European holiday-rental groups, local real estate agencies, villa operators, and destination managers
had operated inside versions of this complexity for decades.

What changed was the scale and speed of online distribution.

Platforms such as Airbnb, Booking.com, and Vrbo dramatically expanded fragmented accommodation
supply globally while lowering barriers to entry for operators and accelerating portfolio growth far
faster than many underlying financial systems evolved beneath them.

This paper examines what may become one of the defining structural tensions inside modern short-
term rentals:
the financial operating gap emerging beneath multi-owner accommodation businesses.

Unlike hotels operating largely under single corporate balance sheets, STR operators manage
financial activity across hundreds or thousands of individual property owners simultaneously. Every
reservation creates multiple financial obligations involving payouts, commissions, taxes, fees,
remittances, maintenance costs, and reporting responsibilities across fragmented operational
environments.

This report does not argue that sophisticated trust-accounting frameworks are yet legally required
across the global STR sector. They are not.

What it does examine is the growing movement toward stronger financial accountability as the sector
becomes more visible to regulators, institutional investors, payment providers, auditors, and corporate
acquirers.

Drawing on developments across Asia including Japan, Bali, Australia, and wider global operational
trends, the paper explores how financial discipline, operational clarity, and system integrity are
becoming increasingly important as professional STR portfolios scale.

It also examines how larger operators, PMS providers, and accommodation groups are beginning to
respond to growing pressure around reconciliation, reporting visibility, operational defensibility, and
owner fund accountability.

The next phase of short-term rentals may not be defined simply by bookings, automation, or
expansion.

It may increasingly be defined by whether the operational and financial environments underneath the
sector are capable of supporting the scale the industry has already created.
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Keith Cowarn has spent over 40 years working in and travelling across the global
travel industry.

He is the founder of Short-Term Rentals Asia (STRA), created to bring together the
operators building and running this sector across the region.

His focus sits where things connect operations, technology, and distribution and how
short-term rental businesses scale in real environments.

Alongside STRA, he advises travel and hospitality businesses through Popup Travel,
working across growth, systems, and M&A.

HOW CAN YOU HELP?

The work | do through Short Term Rentals Asia (STRA) is unpaid and not-for-profit. It exists
to help bring greater clarity, alignment, and shared learning to the short-term rental sector
across Asia. The goal is not to reinvent the wheel, but to help the region avoid some of the
challenges now facing more mature markets elsewhere in the world. STR in Asia is still
taking shape, and there is an opportunity to build a sector grounded in professionalism, trust,
hospitality standards, and sustainable growth. If you would like to support this work, the
simplest way is by attending Gather - Connect - Grow as a paid delegate, or by becoming a
partner helping ensure this research, dialogue, and industry coordination can continue
across the region.
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INTRODUCTION

The Financial System Beneath the Booking
The short-term rental sector did not begin with Airbnb.

Long before platform-era STR became a global category, parts of the travel and
accommodation industry were already managing fragmented holiday-rental
environments involving multiple property owners, seasonal demand, commissions,
remittances, reconciliations, and cross-border accommodation operations.

Across Europe in particular, holiday-letting agencies, destination managers, villa
operators, and companies such as Interhome were operating inside versions of this
complexity decades before online distribution transformed the sector globally. In
many tourism markets, local real estate agencies also managed short-stay
accommodation portfolios long before modern STR platforms emerged.

What changed was not the existence of multi-owner accommodation management
itself.

What changed was scale.

Online distribution fundamentally altered the speed, accessibility, and fragmentation
of the market. Airbnb, Booking.com, Vrbo, and modern channel-management
systems dramatically increased the volume of accommodation entering global
distribution networks while lowering barriers to entry for operators across almost
every major tourism market simultaneously.

The result was a sector that scaled operationally at extraordinary speed.
In many cases, much faster than the financial systems underneath it evolved.

This is the financial operating gap now beginning to emerge more visibly across
parts of professional short-term rentals.

For years, most attention inside STR remained focused on the visible side of the
business:

listings,

occupancy,

distribution,

automation,

pricing,

guest experience,

and growth.

Those priorities made sense.

www.shorttermrentalsasia.com email: info@shorttermrentalsasia.com
Knowledge Hub | Art of STR Podcast | Art of Data | STR Asia Brief | Gather Connect Grow
— Leadership & Operator Summits



Page | 6

STRA-
Short Term
Rentals Asia

The industry was still proving demand, building legitimacy, and competing against
traditional accommodation models that often underestimated both the scale and
resilience of alternative accommodation globally.

But underneath the visible growth of the sector sat something far more operationally
complex:
the movement of owner monies across fragmented accommodation businesses.

Unlike hotels operating largely under single ownership structures and central
balance sheets, professional STR operators manage financial activity across
hundreds or thousands of individual property owners simultaneously. Each
reservation creates multiple financial obligations involving commissions, owner
payouts, taxes, payment processing, operational costs, maintenance coordination,
and increasingly formal reporting expectations.

At smaller scale, many operators absorbed this complexity manually.

Founders remained close to the detail.

Reconciliations were often handled internally.

Operational gaps could still be managed through experience, oversight, and direct
owner relationships.

As portfolios became larger, those same environments became harder to maintain
consistently.

This shift is now becoming more visible across the industry itself.

Governments are seeking greater transparency around accommodation activity.
Tax authorities want cleaner reporting visibility.

Institutional investors and acquirers are examining operational structure more
carefully.

Larger operators are beginning to encounter more serious expectations around
financial accountability, operational traceability, and owner fund visibility underneath
the business.

At the same time, the operator profile inside STR is changing rapidly.

The market is no longer dominated solely by individual hosts and informal portfolios.
Professional property management companies now operate across multiple
countries, ownership structures, staffing environments, and regulatory systems
simultaneously. Some resemble hospitality groups more than traditional hosting
businesses.

That operational maturity is beginning to expose the limitations of highly fragmented
financial environments underneath parts of the sector.

Importantly, this report does not argue that the global STR industry suddenly moves
into uniform trust-accounting regulation or institutional finance structures overnight.
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The reality remains highly uneven.

Different markets operate under different expectations.

Different operators remain at different stages of maturity.

Many businesses continue functioning successfully through relatively lightweight
operating structures.

But the direction of travel is becoming increasingly difficult to ignore.

As portfolios become larger, more financially visible, and more connected to
institutional capital, the pressure toward stronger financial discipline and operational
accountability naturally increases around them.

This report examines that transition through an Asia-first lens.

Because while much of the global STR conversation still focuses heavily on
platforms and distribution, many operators across Asia have spent years managing
highly operational, hospitality-intensive, multi-owner accommodation businesses
across fragmented regulatory and ownership environments.

The region sits at an important point in the sector’s evolution.
Not because Asia has already solved these challenges.

But because many of the operational pressures now emerging globally are beginning
to surface more visibly across the region at the same time professional STR
businesses are reaching a new level of scale and maturity.

The next phase of short-term rentals may not simply depend on how efficiently the
industry continues expanding.

It may increasingly depend on whether the operational and financial systems
underneath the sector are capable of supporting the scale the market has already
created.
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Chapter 1
- The Financial Operating Gap

The operational challenge now emerging inside short-term rentals is not entirely
new.

Long before Airbnb, parts of the global travel and accommodation sector were
already managing fragmented holiday-rental environments involving multiple
property owners, seasonal demand, commissions, reconciliations, and cross-border
accommodation operations. Across Europe in particular, holiday-letting agencies,
destination managers, villa operators, and businesses such as Interhome had spent
decades operating inside versions of this complexity.

In many tourism markets, local real estate agencies also managed short-stay
accommodation portfolios long before platform-era STR became a recognised global
category.

What changed was not the existence of multi-owner accommodation management
itself.

What changed was the scale and speed at which online distribution expanded the
model.

Platforms such as Airbnb, Booking.com, and Vrbo fundamentally altered the
economics and accessibility of accommodation distribution. Supply that previously
remained localised or operationally limited suddenly became globally visible. Barriers
to entry fell rapidly. Individual operators could scale portfolios faster than traditional
accommodation businesses historically could. Technology ecosystems emerged
around automation, pricing, channel management, and operational coordination.

The sector expanded extraordinarily quickly.
In many cases, faster than the financial systems underneath it evolved.

This is the financial operating gap now becoming increasingly visible across parts of
professional short-term rentals.

For years, most of the industry’s attention remained focused on growth itself.
Operators were trying to secure inventory, improve occupancy, automate workflows,
connect distribution channels, and compete inside an accommodation market
changing at exceptional speed. Investors focused on expansion. Technology
providers focused on scale and operational efficiency. Platforms focused on demand
aggregation.
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Those priorities made sense for the stage of growth the industry was experiencing.

But underneath the visible success of the sector sat a much more difficult operational
reality:

the movement of owner monies across fragmented accommodation businesses
operating at scale.

Unlike hotels operating largely under central ownership structures and single
balance sheets, professional STR operators manage financial activity across multiple
independent property owners simultaneously. Every reservation creates multiple
financial obligations moving through the operation at once:

commissions,

owner payouts,

taxes,

platform deductions,

payment processing,

maintenance costs,

operational expenses,

contractor payments,

refunds,

and increasingly formal reporting expectations.

At smaller scale, much of this complexity could still be managed manually.

Founders remained close to the operation itself. Reconciliations could still be
reviewed internally. Financial inconsistencies were often corrected through
operational familiarity rather than deeply structured systems.

As portfolios expanded, those same environments became harder to maintain
consistently.

This is where many operators began encountering a very different kind of pressure
from the one that shaped the industry’s earlier years.

The challenge was no longer simply:
“‘How do we scale bookings?”

Increasingly it became:
“‘How do we maintain operational clarity underneath scale?”

That distinction matters because many of the systems powering modern STR were
built during the sector’s operational expansion phase rather than around mature
financial operating environments. The industry evolved through layers of PMS
platforms, channel managers, accounting tools, payment gateways, spreadsheets,
APls, and manual workflows gradually connected together over time.

Much of this worked remarkably well during the sector’s rapid growth period.
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But scale has a way of exposing structural gaps that smaller operations can often
absorb quietly.

A founder-led business managing twenty properties can still function through
flexibility and operational memory. A business managing hundreds or thousands of
properties across multiple owners, jurisdictions, currencies, and systems eventually
encounters a different level of complexity entirely.

This is particularly relevant across Asia.

Many operators across the region grew inside highly fragmented tourism
environments involving cross-border ownership, hospitality-intensive operations,
uneven regulation, evolving payment systems, and rapidly expanding
accommodation demand. In several markets, professional STR businesses emerged
long before governments, investors, or even parts of the travel industry fully
understood what the sector was becoming underneath.

As a result, parts of Asia’s professional STR market are now encountering
operational pressures that sit well beyond the earlier platform-era conversation
around listings and automation.

Governments are seeking greater visibility.

Investors are examining operational structure more carefully.

Acquisition activity is increasing.

Larger operators are becoming more financially exposed.

Technology providers are being pushed deeper into reconciliation, reporting, and
financial accountability conversations.

The industry itself is beginning to mature operationally.

Importantly, this report does not argue that short-term rentals suddenly move into a
single institutional operating model or universal trust-account environment.

The reality remains uneven globally.

But it does suggest that the sector is entering a phase where operational growth
alone may no longer be enough to demonstrate maturity.

The businesses likely to endure through the next stage of professional STR may
increasingly be the ones capable of maintaining financial clarity, operational
coherence, and accountability underneath increasingly complex multi-owner
accommodation environments.

That is the financial operating gap now beginning to emerge more visibly across the
sector.
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Chapter 2
- The Multi-Owner Financial Challenge

One of the reasons short-term rentals behave so differently from traditional hotels is
that the financial structure underneath the business is fundamentally different.

Hotels were largely built around central ownership and central control. Even when
ownership structures become layered through investors, brands, or management
agreements, the operational environment itself usually runs through a relatively
unified financial system.

Professional STR operations rarely function that way.

Most operators do not own the accommodation they manage. Instead, they sit in the
middle of a highly fragmented environment involving multiple property owners,
booking platforms, payment systems, contractors, local tax obligations, and
operational workflows all moving simultaneously through the same business.

That distinction changes the operational reality underneath scale considerably.
A hotel may process thousands of reservations through one operating structure.

A professional STR operator managing hundreds of properties may effectively be
managing hundreds of separate owner relationships at once, each carrying different
agreements, payout structures, tax treatments, maintenance expectations, operating
costs, and reporting requirements.

The complexity underneath the booking grows quietly.

Guests rarely see it.

Platforms rarely speak about it.

Yet operationally, it sits at the centre of how professional STR businesses actually
function.

Every reservation creates financial movement in multiple directions simultaneously.
Owner revenue must be separated from management commissions. Platform
deductions need to align correctly. Taxes vary across jurisdictions. Cleaning and
maintenance costs need assigning accurately. Refunds and damage claims
introduce further variables. Currency movement complicates cross-border operations
even further.

As portfolios scale, operators are not simply managing accommodation inventory.

They are managing continuous financial movement across fragmented ownership
environments.
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This is one reason many STR businesses begin feeling operational pressure long
before that pressure becomes publicly visible.

At smaller scale, many operators can still absorb complexity manually. Founders

Page | 12 remain close to the business itself. Reporting inconsistencies can be corrected
through oversight and familiarity. Operational knowledge remains concentrated
within small teams.

Larger portfolio environments behave differently.

Once businesses expand across multiple staff, systems, markets, and ownership
structures simultaneously, operational clarity becomes harder to maintain informally.
Financial workflows become more dependent on process consistency rather than
individual oversight. Reconciliations take longer. Reporting logic becomes more
exposed to fragmentation across systems. Visibility weakens if operational controls
do not mature alongside the growth itself.

This challenge becomes even more pronounced across Asia where ownership
structures, payment environments, regulatory systems, and operational conditions
vary significantly market to market.

Some operators manage luxury villas across multiple islands.

Others operate serviced apartments in dense urban markets.

Cross-border ownership is common.

Payment timing differs across jurisdictions.

Licensing systems remain uneven.

Hospitality staffing levels are often much higher than in some Western STR
environments.

As a result, many professional operators across Asia are managing highly
operational accommodation businesses that already resemble mature hospitality
environments in practice, even while parts of the wider global STR conversation still
focus heavily on lightweight hosting models.

This is where the financial operating challenge underneath professional STR
becomes much easier to understand.

The issue is not simply that operators require better software or more automation.

The issue is that multi-owner accommodation businesses become structurally harder
to manage once portfolios reach a certain level of scale and financial complexity.

That pressure is now beginning to surface more visibly across the sector.

Governments want clearer reporting.
Investors want operational defensibility.
Acquirers want cleaner financial visibility.
Owners expect greater transparency.
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Larger operators themselves are beginning to recognise the limits of fragmented
operational environments underneath scale.

This does not mean every STR business suddenly requires institutional-grade

finance systems tomorrow.
Page | 13

The sector remains highly uneven and many operators continue functioning
successfully through relatively lightweight structures.

But the direction of travel is becoming increasingly clear.

As professional STR portfolios become larger and more financially visible, the
operational expectations underneath them naturally begin changing as well.

The first phase of the industry focused heavily on proving demand and operational
viability.

The next phase may depend far more on whether the financial environments
underneath these businesses can mature alongside the scale the sector has already
created.
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Chapter 3
- Regulation Arrives at the Financial Side of STR

For much of its growth cycle, short-term rentals operated in a regulatory grey space.

In many markets, governments initially viewed the sector through relatively simple
questions:

Was the accommodation legal?

Was tourism tax being collected?

Did the property require licensing?

Was the operation functioning more like a hotel or a residential dwelling?

Those conversations still continue across many parts of the world.

But as professional STR portfolios have become larger and more financially visible,
the focus in some markets is beginning to move further underneath the
accommodation itself.

Questions around operational accountability are becoming more common.

How are owner funds handled?

How traceable are payment flows?

Who receives revenue first?

What reporting exists underneath the booking?

How visible are transactions across fragmented ownership environments?
Can financial activity be reconstructed clearly if required?

This shift has not arrived uniformly.

Different markets remain at very different stages of maturity, and much of the global
STR sector still operates without the kind of heavily structured financial-control
environments seen in traditional property management sectors.

That context matters.
Because overstating the regulatory position weakens the broader argument.

The issue is not that sophisticated trust-account frameworks suddenly became
mandatory across global short-term rentals overnight. They did not.

The more important shift is that operational expectations are beginning to evolve
faster than the legislation itself.
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This often happens when industries mature quickly.

The market expands first.
Visibility increases second.
Financial scrutiny follows afterwards.

Short-term rentals now appear to be entering that stage across parts of the world.

Governments are becoming more focused on taxation visibility and accommodation
reporting.

Payment systems are becoming easier to trace digitally.

Cross-border financial movement attracts greater scrutiny.

Institutional investors and acquirers increasingly examine operational controls
underneath larger portfolios.

Insurance, liability, and governance expectations become more serious once
businesses operate at meaningful scale.

None of this individually transforms the sector.

Collectively, however, these pressures gradually begin changing what is expected
from professional operators.

Japan provides one of the clearest examples of how this evolution can occur.

The Minpaku framework introduced registration, reporting, operational oversight, and
accommodation visibility requirements that forced parts of the market into more
structured operating environments. Operators entering Japan quickly discovered
they were dealing with something much closer to a formal accommodation category
than the lightweight hosting assumptions that shaped earlier phases of STR
elsewhere.

Other parts of Asia are moving differently, but often toward the same underlying
destination.

Bali continues tightening tourism and accommodation oversight.

Thailand periodically revisits registration and licensing discussions.

India’s rapid alternative-accommodation growth is beginning to intersect with larger
questions around reporting, taxation, and operating accountability.

The pace varies considerably market to market.
So do the political realities underneath the regulation itself.

But the broader direction is becoming easier to recognise:
larger professional accommodation businesses eventually attract greater financial
visibility around how they operate.
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Australia and New Zealand are particularly interesting because adjacent property-
management sectors already operate within stronger accountability environments
involving owner monies, reconciliations, and operational oversight. Regulators,
auditors, and financial institutions there are already familiar with these concepts
through traditional property sectors long before they become widespread across
global STR.

That helps explain why some of the financial operating conversations now emerging
inside the ANZ STR market feel more advanced than in other regions.

Not because Australia necessarily represents the future for the entire global industry.

But because some operators there may simply be encountering operational
expectations earlier than others.

Importantly, this report is not arguing that regulation alone is driving the shift now
occurring across the sector.

In many ways, scale itself is driving it.

As portfolios become larger, the operational tolerance for fragmented financial
environments naturally begins narrowing. Businesses handling substantial owner
monies across multiple jurisdictions eventually require clearer reporting, cleaner
reconciliations, and stronger operational visibility regardless of whether regulation
explicitly forces every aspect of it yet.

That is the distinction now emerging inside professional STR.

The conversation is moving beyond:
“How do we distribute accommodation at scale?”

Increasingly it is becoming:
“‘How do we maintain accountability underneath multi-owner accommodation
businesses operating at scale?”

That is a very different operational question from the one that defined the industry’s
earlier growth years.

And it is beginning to reshape parts of the sector already.
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Chapter 4
- The Accountability Gap

One of the more important realities inside short-term rentals today is that operational
expectations are evolving faster than formal regulation.

This distinction matters because parts of the industry are still talking past each other.

On one side, some operators continue behaving as though short-term rentals remain
little more than a distribution business built around listings, automation, and
occupancy growth. On the other, parts of the conversation now speak as though
highly structured financial-control environments are already mandatory across global
STR.

Neither position fully reflects where the market actually sits.

The reality is more uneven, and in many ways more interesting than either extreme
suggests.

Most short-term rental markets globally still do not operate under uniform trust-
account frameworks or heavily institutional financial environments comparable to
traditional real estate sectors. Many operators continue functioning successfully
through relatively lightweight operating structures, particularly at smaller scale.

At the same time, larger professional STR businesses are increasingly encountering
expectations that look very different from the operational flexibility that defined much
of the industry’s earlier expansion phase.

This is the accountability gap now emerging across the sector.
The pressure is often operational long before it becomes fully legislative.

Owners want clearer reporting.

Investors want greater visibility.

Acquirers examine operational controls more closely.

Governments seek cleaner taxation oversight.

Payment environments are becoming more traceable.

Larger portfolios naturally require stronger reconciliation discipline simply to remain
manageable.

In many cases, these expectations emerge before regulation itself fully standardises
around them.

That is not unusual in rapidly growing industries.
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Operational reality often moves faster than legal structure, particularly when
technology, tourism, payments, and fragmented ownership environments all intersect
at the same time.

Short-term rentals sit directly inside that kind of transition now.
This becomes easier to understand once portfolio scale increases.

A relatively small operator can still absorb inconsistency through direct oversight.
Founders remain close to the operation. Reporting gaps can be corrected manually.
Operational memory compensates for fragmented systems and imperfect workflows.

Larger businesses behave differently.

Once portfolios expand across hundreds of owners, multiple jurisdictions, cross-
border payment flows, staffing layers, and increasingly complex technology
environments, operational ambiguity becomes harder to contain quietly.
Reconciliations take longer. Reporting inconsistencies compound. Visibility weakens
if systems and financial processes fail to mature alongside the scale of the business
itself.

At that point, financial discipline stops being theoretical.
It becomes operationally necessary.

This is partly why some of the more advanced conversations around financial
operating environments are now emerging in markets such as Australia and New
Zealand.

Adjacent property-management sectors there already operate within stronger
accountability environments involving owner monies, reconciliations, audit
traceability, and operational reporting. Those concepts are familiar to regulators,
auditors, and financial institutions long before they become fully standardised across
global STR.

That context helps explain why certain operators and PMS providers are beginning
to move more seriously into reconciliation environments, owner fund visibility, and
financial operating controls underneath larger portfolios.

Not necessarily because legislation universally forces it today.

But because parts of the market increasingly recognise where operational pressure
is naturally heading as the sector matures.

This is an important distinction.

The current shift inside STR is not really about whether “trust accounting” suddenly
becomes mandatory everywhere.
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The more important question is what happens when fragmented accommodation
businesses become larger, more financially visible, and more exposed to institutional
scrutiny over time.

That process changes operational expectations whether formal regulation fully
arrives first or not.

And in many ways, the sector may already be entering that transition now.

Not evenly.

Not universally.

But visibly enough that larger operators, investors, and technology providers are
beginning to respond to it.

The accountability gap exists because the industry scaled faster than the operational
structures underneath it fully matured.

What happens next may depend on how quickly parts of the sector can close that
gap without losing the flexibility that helped the industry grow in the first place.
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Chapter 5
- The Audit Problem

For most of its growth cycle, the short-term rental sector operated with very little
pressure to explain itself financially.

The companies referenced throughout this chapter were not selected as
endorsements or definitive models for the wider STR industry.

They were selected because each represents a different operational pathway now
emerging inside professional short-term rentals.

Forge reflects the legacy holiday-rental and agency environment that existed long
before platform-era STR expanded globally. Alloggio reflects the growing
consolidation and operational maturity emerging inside the ANZ market. Guesty
reflects the technology and PMS layer increasingly being pushed deeper into
financial operating accountability as larger portfolios scale.

Together, they provide useful visibility into how different parts of the sector are
beginning to respond to increasing operational complexity, financial scrutiny, and
multi-owner accommodation management at scale.

The industry expanded quickly, often across fragmented markets where regulation
remained inconsistent and the operating environment itself was still being
understood. In that kind of atmosphere, speed mattered more than structure.
Operators focused on inventory, demand, distribution, staffing, and guest experience
because those were the immediate pressures sitting in front of the business every
day.

Financial discipline underneath the operation often evolved more slowly.

That was not necessarily because operators were careless. In many cases, the
sector simply matured operationally faster than the systems supporting it.
Businesses grew through a combination of PMS platforms, payment gateways,
accounting tools, spreadsheets, manual reconciliations, and internal workflows
gradually stitched together over time. As long as the operation remained
manageable and owners were broadly satisfied, there was little commercial pressure
forcing deeper structural change.

But eventually scale alters the nature of scrutiny.

A business managing a relatively small portfolio can rely heavily on operational
memory and founder oversight. The people inside the company know where the
gaps are and how to work around them. Once portfolios become materially larger,
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especially across multiple owners and jurisdictions, those same workarounds
become harder to maintain consistently.

This is usually the point where operators begin discovering the difference between
operational growth and operational defensibility.

The shift often arrives quietly at first. An acquisition discussion exposes
inconsistencies in reporting. Investors ask questions around owner fund visibility.
Reconciliation processes take longer each quarter. Historical balances become
difficult to reconstruct cleanly across systems. Key operational staff leave and
suddenly parts of the financial workflow exist more in habit than in documented
process.

None of these issues necessarily stop a business from growing.

But they do change how durable the operation appears once somebody starts
looking underneath it properly.

This is where the audit problem emerges inside parts of the STR sector today. Not
purely in the narrow accounting sense, but in the broader operational sense of
whether the financial environment underneath the business still remains coherent as
complexity increases around it.

That distinction matters because much of the public conversation surrounding STR
technology still sits heavily around automation and Al, while the more difficult
operational question is whether the underlying financial structure itself can remain
stable once portfolios become sufficiently large.

Forge Holiday Group (UK) is a useful example precisely because it does not
publicly market itself around financial-control language. Most industry attention
focuses on acquisitions, technology investment, Al adoption, and the scale of brands
such as Sykes Holiday Cottages, Forest Holidays, and Bachcare.

But looking more closely, the more revealing story may be the amount of operational
consolidation sitting underneath the growth itself.

Forge appears to have spent years integrating acquisitions, centralising services,
building owner-facing systems, and creating operational consistency across a very
large accommodation environment. The business may not publicly frame this as a
“trust-accounting” conversation, yet much of its scale appears supported by
disciplined structure underneath the operation rather than growth alone.

That distinction is important because it challenges one of the more superficial
narratives currently moving through parts of the STR sector — the idea that
automation itself is the primary marker of operational maturity.

Large accommodation businesses rarely remain stable without coherent financial
and operational structure sitting underneath the technology layer.
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Guesty (PMS) reflects a different stage of the same broader shift. Much of the PMS
sector evolved during the years when the industry urgently needed operational scale,
distribution efficiency, and workflow automation. Those systems helped
professionalise STR globally.

Now parts of the market are beginning to ask more difficult questions around
reconciliation visibility, owner fund clarity, regional reporting expectations, and
financial accountability inside larger portfolio environments. Guesty’s movement into
localised trust-account discussions within ANZ is interesting less because it predicts
a single global future and more because it reflects where some operators
themselves are beginning to focus attention.

The challenge, of course, is that global STR remains highly uneven. Operators
manage different ownership structures, regulatory systems, currencies, and reporting
expectations across every maijor region. Building systems capable of supporting
flexibility while also improving financial coherence across fragmented
accommodation businesses is considerably harder than simply improving operational
automation.

Alloggio Group (AU) is relevant because it reflects this pressure from the operator
side rather than the platform side. The significance of its public alignment around
localised trust-account development was not the announcement itself so much as
what it revealed underneath: larger operators are beginning to think more seriously
about the financial operating environment required to support increasingly complex
portfolios.

Australia and New Zealand sit slightly ahead of some other regions because
adjacent property sectors already operate with stronger expectations around owner
monies, reconciliations, and operational accountability. Those ideas are familiar
there long before they become standard practice across global STR.

None of this suggests the industry suddenly converges around one operating model.
The sector remains far too fragmented and regionally uneven for simple conclusions
like that.

But collectively these examples do reveal something increasingly difficult to ignore.

The market is gradually moving beyond the phase where growth alone is enough to
demonstrate operational maturity. Increasingly, larger operators, investors, and
technology providers are being forced to examine whether the financial environment
underneath the business can support the complexity now sitting on top of it.

That may become one of the defining separation points in the next stage of
professional short-term rentals.
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Chapter 6
- The Technology Divide

One of the more important tensions now emerging inside short-term rentals sits
inside the technology stack itself.

For years, the sector rewarded systems that could help operators grow quickly.
Distribution mattered. Automation mattered. Connectivity mattered. The market
needed tools capable of handling fragmented supply, multiple booking channels,
fast-moving inventory, and increasingly complex guest communication across a
highly decentralised accommodation environment.

That phase of the industry produced enormous innovation.

Compared with traditional hospitality, STR technology evolved at remarkable speed.
Operators could connect pricing tools, channel managers, messaging systems,
cleaning platforms, accounting software, payment gateways, and dozens of
specialist applications together far faster than most hotel environments were capable
of moving.

Flexibility became part of the culture of the sector itself.

But the same openness that accelerated growth also created a new operational
problem underneath larger portfolios:
fragmentation.

Most professional STR businesses today do not operate inside a single clean
operational environment. They operate across layers of connected systems, manual
interventions, integrations, exports, workarounds, spreadsheets, and financial
processes that evolved gradually over time as the business expanded.

At smaller scale, that complexity often remains manageable.

A founder-led operation with twenty or thirty properties can still maintain a relatively
clear understanding of how money moves across the business. The gaps are visible.
Staff remain close to the workflows. Reconciliations can still be corrected manually
when systems do not align perfectly.

At larger scale, those same environments become much harder to control cleanly.

This is where the technology divide inside STR starts becoming visible.
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Because not all systems were originally built with the same assumptions about
financial accountability underneath the operation itself.

Many PMS environments evolved primarily around operational efficiency:

bookings,

channels,

calendar management,
pricing,

guest communication,
workflow automation.

Financial management often sat adjacent to the system rather than deeply inside it.

That made sense for the stage of industry growth the sector was experiencing at the
time.

But larger operators are now beginning to encounter pressures that sit much further
underneath the operational surface:

owner fund visibility,

reconciliation integrity,

financial reporting consistency,

payment traceability,

and the ability to maintain operational clarity across highly fragmented multi-owner
portfolios.

This becomes particularly difficult when businesses rely on multiple systems all
interpreting financial logic slightly differently.

A reservation may move through several operational environments before the owner
payout itself is finalised. Booking platforms deduct commissions differently. Taxes
may be treated differently across jurisdictions. Currency movement introduces
further complexity. Accounting environments often sit outside the PMS itself.
Historical reporting becomes dependent on multiple systems remaining aligned
simultaneously over long periods of time.

None of this necessarily breaks the business immediately.
But it does increase operational fragility underneath scale.

This is one reason many larger operators eventually discover that integrations alone
do not automatically create operational coherence. In some cases, the opposite
occurs. The more fragmented the operating environment becomes, the harder it
becomes to maintain consistent financial visibility underneath the business.
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The issue is not that open systems are inherently flawed. In many ways, openness
helped professionalise the sector far faster than a heavily centralised approach might
have allowed.

The challenge is that flexibility and control do not always scale together neatly.

Eventually operators begin facing trade-offs between operational freedom and
operational clarity.

Some businesses respond by simplifying systems.

Others centralise finance functions more aggressively.

Some invest heavily into reconciliation environments and reporting visibility.
Others continue prioritising operational flexibility while absorbing the increasing
complexity manually behind the scenes.

The sector itself has not settled on a single answer yet.

That is partly because short-term rentals still sit across several industries
simultaneously. Hospitality, property management, travel technology, payments, and
real estate all intersect inside the same operational environment, often carrying very
different assumptions about how financial control should work.

Asia makes this even more complicated.

Operators frequently manage multiple ownership structures across several
jurisdictions at once. Payment environments differ market to market. Tax treatment
varies. Staffing models remain highly operational compared with many Western
urban STR environments. In some markets, regulation remains relatively light. In
others, accountability expectations are increasing rapidly.

Technology providers attempting to serve the region must navigate all of this
simultaneously.

This helps explain why the conversation around PMS capability is beginning to
evolve beyond pure operational automation.

Larger operators are increasingly asking harder questions.

Not simply:
“‘How efficiently can the operation run?”

But:
“‘How clearly can the operation be understood underneath scale?”

That is a different type of technology conversation entirely.

And it may become one of the more important dividing lines inside professional STR
over the next phase of the sector’s maturity.
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Chapter 7
- Institutional STR

One of the biggest misconceptions still surrounding short-term rentals is that much of
the outside world continues to view the sector through the lens of its earliest growth
phase.

The image remains familiar:

individual hosts,

spare apartments,

side income,

lightweight accommodation operating somewhere outside traditional hospitality.

That version of the market certainly helped drive the early expansion of platform-era
STR.

But it no longer explains a growing part of the industry, particularly across Asia
where many operators have spent years building businesses that look far closer to
accommodation management companies than informal hosting environments.

This shift did not happen suddenly.

In many ways, it happened quietly underneath the broader platform narrative that
dominated much of the global conversation around STR for the past decade.

As portfolios expanded, operators gradually built:
central reservations teams,

revenue management functions,

housekeeping coordination,

maintenance departments,

owner servicing,

guest operations,

finance teams,

technology environments,

and cross-border management structures capable of supporting increasingly
complex accommodation businesses.

The sector itself evolved operationally long before much of the outside world fully
recognised what it was becoming.

Asia is particularly important in this discussion because many of the region’s
operators developed inside highly operational hospitality environments from the
beginning.
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In large parts of the region, short-term rentals were never simply about low-touch
urban apartment inventory. Villas, serviced residences, resort-style accommodation,
branded stays, and hospitality-intensive management models played a much larger
role in shaping the market. Staffing remained central to operations. Guest
expectations often resembled hospitality far more than informal hosting. Cross-
border ownership structures became common across tourism markets where
international capital flowed into accommodation supply quickly.

As a result, many operators across Asia were already managing substantial
accommodation businesses while large parts of the wider global STR conversation
still focused primarily on platforms and distribution.

That distinction matters because businesses built around hospitality-intensive, multi-
owner accommodation environments eventually encounter very different operational
pressures from businesses built primarily around lightweight listing aggregation.

The complexity underneath them grows differently.

Owners expect clearer visibility.

Teams become larger.

Reporting obligations increase.

Financial movement becomes more significant.

Operational inconsistency becomes harder to contain manually.

At smaller scale, many of these pressures remain manageable through founder
oversight and operational familiarity. Once portfolios become materially larger,
however, businesses begin requiring stronger operational structure simply to
maintain consistency underneath growth.

This is where parts of the sector are now beginning to separate operationally.

The early expansion phase of STR rewarded speed and adaptability. Operators
succeeded by moving quickly, solving problems pragmatically, and scaling supply
faster than traditional accommodation sectors could react.

The next phase may reward something less visible but ultimately more difficult:
the ability to maintain operational coherence as the business itself becomes larger
and more exposed to scrutiny.

This does not mean the sector suddenly becomes institutional in the traditional hotel
or corporate real-estate sense. Short-term rentals remain highly fragmented and
highly local by nature. Much of the industry’s strength still comes from flexibility,
entrepreneurial operators, and accommodation models capable of adapting faster
than traditional hospitality environments.
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But larger portfolio businesses inevitably begin pulling parts of the market toward
more structured operational disciplines over time.

Not because somebody formally declares it necessary.
Because complexity eventually forces it.
This is already becoming visible across several parts of the sector.

Professional management groups are consolidating smaller portfolios.
Institutional capital is becoming more selective.

Acquisition activity is increasing.

Technology providers are moving deeper into financial operating environments.
Governments are beginning to treat larger operators more like accommodation
businesses than informal hosts.

At the same time, operators themselves are beginning to recognise the limitations of
fragmented operational structures once portfolios reach a certain scale.

The conversation changes.
Early-stage STR focused heavily on proving demand and operational viability.

Now larger operators increasingly face a different challenge:

whether the systems, reporting environments, financial controls, and operational
structures underneath the business are capable of supporting the scale already
created.

That may ultimately become one of the defining differences between businesses that
simply expanded during the industry’s growth phase and businesses capable of
enduring through its next stage of maturity.
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Chapter 8
- Built to Hold

The short-term rental sector has already proven it can grow.
That part is no longer really in question.

Across Asia and globally, the industry has moved well beyond the stage where short-
term rentals were viewed simply as fringe accommodation operating outside the
wider travel economy. Professional operators now manage substantial portfolios
across multiple countries, investor groups, ownership structures, and
accommodation categories. Large management companies exist. Sophisticated
technology environments exist. Institutional capital is paying attention. Governments
are paying attention.

The sector is no longer trying to prove legitimacy through growth alone.

What happens next may depend far more on whether the operational foundations
underneath that growth can continue holding together as the industry becomes
larger, more visible, and more financially exposed.

This is where the conversation around financial operating discipline ultimately
matters.

Not because every operator suddenly needs institutional-grade reporting
environments tomorrow. And not because regulation alone forces the issue.

The pressure is emerging from something more natural than that.
Complexity changes the way businesses need to function.

A small operator can often rely on operational proximity. Founders remain close to
the detail. Reporting gaps can still be corrected manually. Reconciliations can still be
reviewed personally. Problems remain visible because the business itself remains
physically close to the people running it.

Larger portfolio environments behave differently.

As portfolios expand across more owners, markets, systems, staff, and jurisdictions,
operational clarity becomes harder to maintain informally. Processes that once
worked reasonably well begin creating friction underneath scale. Financial visibility
weakens across disconnected systems. Institutional memory becomes harder to
preserve as teams grow. Reporting logic fragments. Operational inconsistency
compounds quietly over time.
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This is not unique to short-term rentals.

Most sectors eventually encounter some version of this transition once scale reaches
a certain point.

The difference is that STR reached operational scale extraordinarily quickly while
much of the underlying financial structure beneath the industry remained
comparatively immature.

That tension now sits underneath many of the operational questions beginning to
surface across the sector.

Over time, businesses stop being judged only by how quickly they grow.
Increasingly, they are judged by whether the operation itself remains coherent once
complexity, scrutiny, and accountability increase around it.

Owners expect clearer visibility.

Acquirers expect operational defensibility.

Governments expect greater transparency.

Lenders and investors increasingly examine operational structure rather than growth
alone.

This does not mean the industry suddenly converges into a single operating model.
The sector remains highly fragmented, highly regionalised, and operationally diverse
by nature. Different operators will continue building different types of businesses
shaped by local market realities, regulatory conditions, staffing models, and
ownership structures.

Asia itself reflects this complexity clearly.

Some operators manage luxury villas across multiple islands. Others manage urban
apartments at high density. Some businesses operate with hospitality-level staffing
environments. Others remain highly automated. Certain markets are moving toward
tighter reporting structures while others still function relatively informally.

That diversity is unlikely to disappear.
But underneath those differences, one broader shift does appear increasingly visible.

The market is slowly moving from a period dominated by expansion into one where
operational accountability matters more than it did during the industry’s earlier
growth years.

Not publicly perhaps.
Not always politically.
But operationally.
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The businesses likely to endure through the next phase of the sector may not simply
be the ones with the fastest growth curves or the largest automation stacks. They
may increasingly be the businesses capable of maintaining clarity underneath
complexity:

clear reporting,

clean reconciliations,

stable operational systems,

owner trust,

financial visibility,

and operational environments capable of holding together as scale increases around
them.

Those qualities rarely generate headlines in the STR sector.

They are quieter than growth metrics.
Less visible than Al announcements.
Less marketable than expansion stories.

But over time, they tend to become the difference between businesses that scale
temporarily and businesses that remain durable.

This is ultimately why the financial operating conversation matters beyond regulation
alone.

The issue is not simply whether short-term rentals continue growing.
The industry almost certainly will.

The more important question may be whether parts of the sector are now willing to
build the operational maturity required to support the scale they have already
created.

Because eventually every fast-growing sector reaches a point where growth alone
stops being the defining achievement.

What matters next is whether the structure underneath it can hold.
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This report draws on a combination of publicly available industry information,
operator observations, regional market discussions, regulatory developments,
corporate announcements, financial filings, and ongoing STRA engagement across
the Asian short-term rental sector.

The paper is intentionally positioned as an operational and strategic industry analysis
rather than a legal or accounting advisory document. Regulatory environments,
financial obligations, and reporting requirements vary significantly across
jurisdictions and continue evolving rapidly.

Key source categories referenced throughout this report include:

* Public corporate announcements and strategic partnership releases from STR
technology providers, property management companies, and accommodation groups

* Public financial statements, investment announcements, and operational updates
relating to Forge Holiday Group, Sykes Holiday Cottages, Bachcare, Guesty,
Alloggio, and associated market activity

» Japanese Minpaku regulatory frameworks and tourism accommodation reporting
structures

* Public reporting and policy discussions relating to short-term rental regulation
across Australia, Bali (Indonesia), Thailand, India, and wider Asia-Pacific
accommodation markets

» STRA operator discussions, leadership roundtables, market observations, and
ongoing engagement with professional property managers across Asia

* Industry reporting covering PMS evolution, operational scale, M&A activity,
payment systems, reconciliation environments, and accommodation management
technology trends

» Public commentary and reporting surrounding financial accountability, owner fund
handling, operational governance, and audit visibility within adjacent property
management and hospitality sectors
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Selected Public Sources Referenced

Forge Holiday Group
Public financial statements and corporate materials relating to operational structure,
acquisitions, technology investment, and portfolio scale.

Guesty
Public partnership announcements, product positioning, PMS capability discussions,
and regional trust-account development commentary.

Alloggio
Public announcements relating to operational scale, PMS migration, and localised
trust-account collaboration within the ANZ market.

Japan Minpaku Framework
Public accommodation registration, reporting, and operational compliance
frameworks administered under Japanese private lodging regulation.

STRA Industry Observations
Market discussions, operator engagement, leadership roundtables, and regional
observations gathered through ongoing STRA activity across Asia.

Disclaimer

This paper reflects strategic analysis and operational observations developed by
STRA and does not constitute legal, accounting, financial, or requlatory advice.
Operators should seek appropriately qualified professional advice relevant to their
specific jurisdiction, ownership structure, and operating environment.

The short-term rental sector continues evolving rapidly across Asia and globally. As
such, regulatory positions, financial obligations, operational standards, and
technology environments referenced within this report may continue changing over
time.
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