
F R E E  G U I D E

The Bali Rental

Income Guide
What a villa really earns after every cost. The

numbers the brochures leave out.

By Kai, Bali property adviser · balioffscript.com



T H E  F I R S T  T H I N G  T O  K N O W

The brochure number is
gross.

8–15%
The yield on most brochures. A year
of bookings divided by the price,

before any cost.

4–6%
What an average villa really keeps,
net, after every cost and tax.

7–9%
Net on a villa that was well bought

and is well run. That's a good result.

Bali can be a great buy. Just buy on the net number,

never the brochure.
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O N E  V I L L A ,  R E A L  N U M B E R S

A $300,000 villa, worked
out.
$150 a night, 65% occupancy, a 25-year lease.

Bookings for the year $35,588

Running costs, 45% of gross − $16,014

Income tax, 10% − $3,559

What reaches you $16,015 · 5.3%

The lease running down ($300k ÷ 25) − $12,000

Your real economic return $4,015 · 1.3%

The lease is the hidden cost. A guaranteed extension in the

contract changes this whole picture.
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W H A T  G U E S T S  P AY

Nightly rates and occupancy

B E D R O O M S B AS E  R AT E  A  N I G H T

One $80–110

Two $130–180

Three $180–260

Four $250–350

Five $300–450

V I L L A O C C U PA N CY

Well run, strong area, 1–3 bed 70–80%

Larger villas 60–70%

Average villa or location 50–60%

Peak season runs 40 to 70% above the base rate.
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W H E R E  T H E  M O N E Y  G O E S

Running costs take 40–50%
of gross.

Management 15–25%

Platform commission ~15.5%

Accommodation tax (PB1) 10%

Maintenance 10–15%

Reserve for pool, roof, aircon 10–15%

Pool, before repairs $100–200/mo

Land and building tax (PBB) 0.1–0.5%

Staff, utilities and insurance come on top. Aircon and a pool

pump cost more power than most models assume.
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W H A T  E A R N S  M O R E

Five things that move your
rate
1 Walkability

Guests who can walk to breakfast, beach and dinner pay
more and book more.

2 A real view

Ocean, rice field or valley. The biggest single multiplier.

3 Pool and outdoor space

Not bedroom count. A great pool beats an extra

bedroom.

4 Photography

Often a bigger difference than the area. And the

cheapest fix.

5 Management

Good management grosses 15 to 25% more on the

same villa.
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R E N T  I T  O U T  L E G A L LY

Licence and tax, in short
1 A licence to list

Since 31 March 2026, booking platforms need a verified

business number with the right classification.

2 10% accommodation tax

Charged on stays. The platforms don't collect it for you.

3 Income tax on rent

10% final for a resident individual, 20% for a non-
resident.

4 2.5% when you sell

A final tax on the transfer value.

Your home country may tax your worldwide income too. Check

before you buy, not after.
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W H A T  I  D O  F O R  Y O U

You don't have to do this
alone.
I'll run your numbers with honest occupancy, check the

licence position and find a villa or land that can actually

earn.

1 I find the land

In the area and budget that fit your plan, with the zoning

checked first.

2 I find the right property or project

Built, off-plan or land to build on. I look at all of them, so

you see the honest options.

3 I check everything before you pay

Certificate, zoning, permits, the lease clauses and the

seller.

4 I stay with you to the notary

Questions answered straight, in plain words, until the

keys are yours.

Message me on WhatsApp

Tell me the area, your budget and your timing, and I'll tell you what I would check

first. This guide is general information, not legal or tax advice. Rules change:

verify with your own notary before you sign.
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https://wa.me/46700081414?text=Hi%20Kai%2C%20I%20read%20your%20guide.%20I%27m%20looking%20at%20a%20rental%20villa%20in%20

