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If you are considering offering your property as a holiday let, here is our guide, gained
from lengthy experience in the industry. We hope that it will help you make your decision.
To begin with, the property you may be considering to offer as a holiday let has to appeal
to potential guests. You have to take a step back and think “If I was to look for a
holiday house in the Blue Mountains, what would I look for?” This is a very different
question to the sort of thing you might think about if you are looking for a house to retire
to eventually. That old saw of “Position, Position, Position” can be supplemented by
Price & Presentation.
1. So what are these mysterious guests looking
for when they prowl through the websites and
planning their holiday?
Our stats show that most, but not all, bookings are
made by women. That implies that the property has
to look clean, attractive and family friendly if they
are mothers. For couples the scenario is different.
That might mean a more romantic requirement with
a spa & wood fire to relax in front of.
2. Why don’t they just book a hotel?
Fine for a couple, but more difficult for families. Holiday homes offer more space, a
decent kitchen, privacy, can be pet friendly, have a yard for the kids to play in and
much more economical.
3. When are they coming?
Here in the Blue Mountains the peak season is in the colder months from Autumn to
Spring. July is the peak month.
4. Why are they coming?
To visit the wonderful national park we live in and experience the many tourist delights
on offer such as Scenic World, the Toy and Railway Museum and others. Bushwalks
are a favourite. There are also some large conference venues at Katoomba, Winter
Magic and the Leura Village Fair to name just a few.
5. Will they wreck the place?
Short answer – NO! In our experience of many years we find our guests are quite
respectful. Yes you will get the odd broken glass or plate, just as you would at home.
Blue Mountains Getaways can make some suggestions for you if you call
02 4751 7511.

6. Should I pack in as many as I can to get the maximum return?
Definitely not! The optimum number is a maximum of 8 persons. After this capacity
the local council requires you to submit a development application for a holiday let.
The reality is that more than this number will result in a noisy group that will disturb
your neighbours, leading to complaints. This is a guide only – all councils are reviewing
their local by-laws on the subject of holiday lets and we recommend that you get the
current guidelines from your local council.
7. How do I furnish my holiday home?
Long gone are the days when you could use that old cast off furniture for your holiday
shack. Think about what you might see in a good hotel with durable classy furniture.
Do not be tempted by French polished items that will be damaged by hot plates and
water stains. Supply good quality linen and identify it with the property name.
8. Should I offer food?
No, not unless you want to be classed as a bed & breakfast and the local council will
then be keen to ensure that you meet the local by-laws for such an establishment.
9. How do your guests pay?
Blue Mountains Getaways has several options for payment including Electronic Funds
Transfer (EFT) and via Credit Cards. No guest gets access until they are fully paid up
before arrival.
10. What sort of returns can I expect?
This is the “How long is a piece of string?” question. There is no ready answer. You
can expect anywhere from $10,000 to $65,000 p.a. We have some properties that
would return even more but the owners use them themselves at times, thus reducing
availability. Let’s be practical – the majority of bookings will be for weekends and
you will get week long bookings occasionally, usually in school holidays. In the Blue
Mountains, November and February are very quiet indeed and you are lucky to get
a booking at all. If you are using the property yourself, use it mid-week and leave it
vacant on weekends to maximise it’s availability.
11. So what rate can I charge?
That all depends on Position and Presentation. An outstanding property with beautiful
presentation and fantastic views will command top dollar. Other properties may be
beautifully presented and within walking distance of the centre of town. We can advise
you on a base rate to begin with and the load the rates for peak periods. Mid-week
and week-long rates are usually discounted. We can advise you of a suitable rate on
inspection. Call us on 02 4751 7511.
12. Why use Blue Mountains Getaways?
We are local, licenced real estate agents bound by law and have been offering holiday
lets since 1913. Our systems are proven and reliable. We concentrate solely on holiday
lets as a specialist and are up to date with the industry. Our office is contactable 24/7
for emergencies.

BEGINNERS GUIDE
TO HOLIDAY LETS

This is a competitive business with lots of smart operators offering very high quality
homes so your presentation has to be pretty sharp.
Pricing is very competitive. You are best advised to look at some of the offerings on our
website www.bluemountainsgetaways.com so that you have an idea of how successful
homes are presented and rated.
• Our search facility brings up every house available for the dates selected by the
searcher so it does not matter if the name starts with an A or Z. Try to pick a name that
rolls off the tongue easily and is unique. (Good Luck!)
• Avoid white lounges and pale carpets.
• There is a shortage of pet friendly homes – but dog hair loves carpet. If your home is pet
friendly it is useful to be fully fenced or have a dog run. We find that pet friendly houses
are generally well treated by pet owners.
• Make sure that all heating is simple to operate and working - ESSENTIAL!
• Have one bedroom with 2 single beds for singles or kids. Consider a trundle bed if you
have the space.

• You will have to supply adequate supplies of ready to use soaps, toilet paper and basic
cleaning tools for the guests. Don’t be mean…
• Your major cleaning supplies will have to be kept in a locked cupboard.
• Clean the whole house and then get one of our professionals to do a final clean.
• Do not leave any open food containers in the house.
• Leaving any food for guests means that you will have to comply with local food
regulation, so don’t make a rod for your own back.
• Make sure that there are no water leaks of any kind, dripping taps or running toilets
• Leave nothing precious or fragile in the house.
• Make up a book with the instructions for the operation of the appliances in the house.
• Make sure the stairs have good handrails.
• We can’t vet your guests but most will be family groups. Large homes will attract groups
and some will be intent on having a party, like it or not.
• While you can specify BYO linen to keep your price down, imagine yourself renting a
house. Do you really want to make beds on arrival, then strip them and take home a
load of dirty linen? Not me! Also it means that if someone wants to book and arrive on
the same day it is usually not possible to arrange linen at the last moment and there are
plenty who have linen already in place that you are competing with.
• If you don’t like the house, no one else will either!
• Wood fires, BBQs & spas are always attractive to guest. Please go to any property we
list at www.bluemountainsgetaways.com to see the list of “Amenities” that is provided
at a property. If you can tick most of the boxes you probably have a good formula to
start with.
• Your cleaning costs will be significant. The cleaner will charge around $30 to $35/hr.
The total depends on the size of the house and the state it is left in. You will save a
lot of money if you can do your own cleaning. If you need the property to be cleaned
professionally BMG can arrange a cleaner or a gardener on your behalf.
• Laundry costs are significant. Ring the nearest Laundromat for a costing.
• BMG specialises in holiday lets only, we do not offer short term leases or unfurnished
properties.
• BMG charges an annual listing fee and a commission of 15% +GST on the gross tariff
and the guest pays a booking fee of $22 per booking. This may vary from time to time.
Contact us for current rates.
• We advertise your property heavily and have many repeat guests as the business has
been established since 1913 (originally as Soper Bros).
• Ring us during business hours on 02 4751 7511
or email Geoff@bluemountainsgetways.com for advice.

YOUR OBLIGATIONS
AS OWNERS

1. Keep the property in excellent condition at all times, clean, safe and fit for occupancy
by guests arranged by Blue Mountains Getaways.
2. Ensure that all statutory requirements by authorities are met, such as working smoke
alarms (currently photo-electric type in every bedroom), health regulations and others
as required by regulation.
3. At all times have a valid insurance policy in place to cover the property, contents and
public liability – get it in writing that the insurer acknowledges this.
4. Pay all council rates, water and energy bills on time and in full.
5. Ensure that all rates, terms and conditions quoted by you at any time are the same
those published on your property page at www.bluemountainsgetaways.com and in
the property notes supplied to guests by BMG
6. Advise BMG immediately if the property is not fit for occupation by guests.
7. Compensate the guest for any loss of stay or enjoyment at your expense if the
property is rendered uninhabitable for any reason during a guests stay, or an
advertised service or facility of your property is not available for any reason and this
will not impinge on the fees paid to BMG for arrangement of the stay by the guest.

8. Acknowledge that any damage caused by guests to your property is at your risk and
are not the responsibility of the Agent in any way. If you are concerned about damage
to your property, absconding tenants or theft, we recommend that you speak to your
insurers or contact us for a specialist landlord insurance.
9. If you are using the property for your own enjoyment, you will leave the property in a
condition ready for use by guests arranged by BMG, or advise the Agent in writing of
your requirements for cleaning or maintenance.
10. If you wish to refuse a booking made by the Agent, you are required to do so in writing
stating a valid reason, within one working day of the placement of the booking. In the
event of refusing a booking outside of these terms you will pay any costs incurred by
BMG or the guests if they have to be placed elsewhere, to a minimum of $100.
11. Provide the Agent with 3 sets of keys for access to your property. We will arrange for a
keysafe to be installed at your property at your expense, for the guests
12. Provide 3 sets of good quality linen for each bed unless other arrangements are made.
13. Advise Blue Mountains Getaways of any rate changes you require in writing and to
honour all existing bookings at the advertised rate for up to 12 months from the initial
booking date.
14. Ensure that the description of your property and rates quoted on our website
www.bluemountainsgetaways.com are accurate at all times. If any changes are to
be made, the information is advised in writing to BMG.
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