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uccessful hotel performance
depends on the ability of asset

managers to foresee capital
expenditures. It is thus essential for
hotel consultants and mangers to be
informed of current trends in capital
expenditures and the factors that
influence capital spending. "CapEx
2007, a study of capital expenditure
in the hotel industry," produced by the
International Society of Hospitality
Consultants, provides a good overview
of historical and current capital
expenditure trends. This study examines
the spending patterns of different types
of hotel products, including full-
service/luxury, extended-stay, and
select-service hotels, between 2000
and 2005. This article will discuss the
findings of this study and the variables
that have affected spending trends
from 2000 to 2005. These factors are
business cycles, depreciation, and
ownership structure.

What are capital expenditures?
Capital expenditures are the total money
spent on renovation, refurbishing, and
replacing furniture, fixtures and
equipment (FF&E) over a specific
period of time and the cost to correct or
update obsolescence (e.g. technology

updates, wear and tear, and updates for
meeting brand requirements). The
amount spent on capital expenditures
is generally calculated as a percentage
of total revenue. Capital expenditures
are necessary for maintaining or
improving a hotel's competitive
condition; they are thus essential to
hotel operating performance. The study
indicates that capital expenditures
averaged 5.1% of total revenue in the
sample period, ranging from a high of
6.0% of total revenue for extended-
stay properties to a low of 4.7% for
full-service/luxury properties.

Business Cycles
Business cycles have a direct impact
on capital spending. The CapEx 2007
study examined hotel operating
practices between 2000 and 2005. This
period started "with a boom, became a
bust, and then began some recovery."1

The boom was the tail end of a
prosperous period for hoteliers that ran
from 1995 to 1999, during which time
there were strong increases in capital
spending. Poor economic conditions
between 2002 and 2004 caused cash
flows to decline, which in turn caused
capital spending to diminish. In
particular, the fallout from the terrorist

attacks on September 11, 2001, had a
negative impact on occupancy rates
and ADR, which caused capital
spending on hotels to decrease. This
slowdown in demand caused operating
budgets to tighten. As a consequence,
hotel owners began to negotiate brand
requirements, and hotel chains and
construction departments started
closely examining proposed designs to
ensure brand compliance. By the end
of 2004 and the beginning of 2005,
owing to a substantial increase in asset
transactions and acquisitions by new
owners, capital spending increased
and much of the capital improvements
occurred in the form of brand
conversions, which added to
increasing spending ratios. From these
trends, we can observe that capital
expenditures of hotels are extremely
sensitive to business cycles and
economic conditions.

Depreciation
Depreciation also affects capital
expenditure requirements. As a hotel
ages, the amount spent on capital
expenses and on repairs and maintenance
(R&M) increases. The CapEx 2007
study demonstrates that capital
expenditures and R&M costs increase
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as a hotel ages. Generally speaking,
minimal capital expenditures are
allocated to newer hotels, and capital
expenditures increase each year
thereafter. According to the Capex
2007 study, hotels less than 5 years old
had ±0.7% of total revenue allocated to
capital expenditures, ±3.1% of total
revenue was apportioned to hotels
aging between 5 and 15 years, and
±10.5% of total revenue was spent on
capital expenses for hotels older than
15 years of age.

Ownership Structure
The type of ownership structure also
has an influence on capital spending.
Generally speaking, there are two

types of ownership: publicly traded
hotel companies (i.e. REITs and C-
corporations) and privately held hotel
entities (e.g. private corporations,
equity funds, and pension funds).
According to the CapEx 2007 study,
publicly traded hotels have a higher
spending ratio than privately owned
hotels. Comparing the CapEx 2007
study to the CapEx 2000 study, the
capital and R&M spending ratios for
publicly owned hotels decreased,
whereas an increase occurred for
privately owned hotels.

There are several factors that can
explain this spending pattern. As
discussed earlier, world political
events and economic conditions

between 2000 and 2005 had an impact
on the amount spent on capital
expenditures. Public and private
companies employed different
approaches for dealing with the
changes in the marketplace,
specifically, public companies' CapEx
spending contracted to a greater degree
than private companies'. In addition,
the number of hotel transactions
increased in 2004 and 2005, and
several new private investors were
attracted to the market. Renovations,
re-branding, and market repositioning
followed these transactions, resulting
in higher capital spending ratios for
hotels that are privately owned. Lastly,
the rise in professional asset
management in the private sector,
concentrating on the return
requirements of investors and
additional profits, also contributed to
the increase in spending ratios for
hotels with this ownership structure.

Conclusion
Capital expenditures are extremely
sensitive to business cycles and
economic conditions. Regardless of
the hotel type, capital expenditure and
repair and maintenance costs increase
as a hotel ages. The type of ownership
structure implemented has an effect on
the amount spent on capital
expenditures. As previously summarized,
average capital expenditures for all
hotel types was 5.1% of total revenue
for the study period. 
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Occupancy Rate Average Room RevPAR Room Room
September 2007 Number (%) Rates (in $CAD) (in $CAD) Supply Demand

of Rooms 2007 2006 2007 2006 2007 2006 % chg % chg

Nova Scotia Area 1,255 74.8% 76.9% $108.85 $100.29 $81.42 $77.12 -2.0% -4.7%
Halifax, NS 3,287 87.5% 88.7% $146.34 $143.31 $128.05 $127.12 2.7% 1.2%
Montreal Downtown 10,020 82.2% 81.8% $161.74 $157.10 $132.95 $128.51 2.3% 2.8%
Montreal Area 5,477 74.9% 74.3% $110.21 $103.12 $82.55 $76.62 3.5% 4.3%
Quebec City, QC 3,732 70.8% 75.2% $151.41 $155.19 $107.20 $116.70 0.8% -5.0%
Quebec Area 5,758 66.2% 65.4% $125.96 $123.46 $83.39 $80.74 0.0% 1.2%
Toronto Downtown 13,824 84.9% 84.5% $197.21 $197.13 $167.43 $166.57 2.5% 3.1%
Toronto North/East 6,599 75.2% 76.2% $117.42 $119.00 $88.30 $90.68 -0.7% -1.9%
Toronto Airport/West 7,957 75.7% 76.4% $115.44 $111.61 $87.39 $85.27 -0.8% -1.8%
Ottawa, ON 6,439 79.8% 81.2% $138.62 $134.13 $110.62 $108.91 -0.3% -2.1%
Ontario East 4,214 71.4% 72.6% $108.93 $107.26 $77.78 $77.87 1.2% -0.4%
Windsor/ Ontario SW 3,084 58.7% 56.4% $100.25 $96.97 $58.85 $54.69 0.0% 4.1%
London/ Kitchener 6,942 67.4% 72.1% $106.12 $104.25 $71.52 $75.16 5.3% -1.6%
Ontario North/ Thunder Bay 2,192 76.1% 82.5% $91.77 $87.91 $69.84 $72.53 0.5% -7.3%
Ontario NC/ Sudbury 4,535 70.6% 74.3% $114.16 $109.77 $80.60 $81.56 2.5% -2.6%
Niagara Falls, ON 8,549 74.3% 73.4% $137.04 $144.80 $101.82 $106.28 1.5% 2.8%
Ontario Central 3,221 64.2% 69.5% $107.67 $107.10 $69.12 $74.43 3.3% -4.7%
Mississauga, ON 5,683 71.9% 72.0% $108.62 $110.17 $78.10 $79.32 2.0% 1.9%
Winnipeg, MB 3,693 70.2% 71.9% $102.76 $96.98 $72.14 $69.73 2.8% 0.4%
Regina/Saskatoon, SK 4,265 77.1% 74.1% $106.92 $100.24 $82.44 $74.28 0.0% 4.1%
Calgary, AB 8,271 84.2% 85.8% $147.48 $133.50 $124.18 $114.54 2.7% 0.9%
Edmonton, AB 6,967 79.2% 79.6% $115.04 $110.62 $91.11 $88.05 0.7% 0.2%
Alberta North Area 3,172 77.2% 81.2% $168.75 $158.22 $130.28 $128.47 3.3% -1.9%
Alberta South Area 8,350 73.7% 73.4% $166.10 $157.09 $122.42 $115.30 0.9% 1.2%
Vancouver Downtown 7,896 87.5% 86.4% $186.82 $178.40 $163.47 $154.14 -2.7% -1.4%
Vancouver/ Burnaby Area 2,272 83.0% 82.4% $128.39 $120.95 $106.56 $99.66 0.0% 0.7%
Richmond-Surrey/ East Area 6,081 77.0% 76.3% $115.96 $111.12 $89.29 $84.78 0.7% 1.7%
British Columbia Area 5,263 63.5% 62.8% $126.12 $121.15 $80.09 $76.08 0.9% 2.1%
Kamloops/ Kelowna Area 4,723 69.3% 69.1% $115.35 $106.89 $79.94 $73.86 1.0% 1.3%
Vancouver Island 4,111 80.5% 76.9% $147.46 $142.08 $118.71 $109.26 0.4% 5.1%
Provinces
Alberta 26,760 77.0% 78.1% $134.22 $124.78 $103.35 $97.45 1.7% 0.2%
British Columbia 29,988 73.2% 71.8% $126.15 $119.20 $92.34 $85.59 0.3% 2.2%
Manitoba 4,525 70.6% 68.5% $81.67 $80.90 $57.66 $55.42 1.4% 4.6%
New Brunswick 3,573 61.2% 56.7% $97.82 $99.82 $59.87 $56.60 -0.3% 7.7%
Newfoundland 1,839 82.3% 78.8% $117.37 $111.00 $96.60 $87.47 0.0% 4.5%
Nova Scotia 4,542 71.1% 77.3% $123.34 $111.89 $87.69 $86.49 -0.2% -8.2%
Northwest Territories 124 INS INS INS INS INS INS INS INS
Ontario 73,239 73.5% 73.9% $121.97 $119.60 $89.65 $88.38 1.6% 1.2%
Prince Edward Island 1,006 71.5% 76.8% $119.79 $120.65 $85.65 $92.66 0.0% -6.9%
Quebec 24,987 70.4% 69.7% $118.34 $114.71 $83.31 $79.95 1.1% 2.0%
Saskatchewan 5,807 68.5% 66.2% $91.75 $87.54 $62.85 $57.95 0.0% 3.5%
Yukon Territory 234 INS INS INS INS INS INS INS INS
Canada 176,624 71.8% 71.5% $119.54 $115.35 $85.83 $82.48 1.1% 1.5%
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Occupancy Rate Average Room RevPAR Room Room
September 2007 Number (%) Rates (in $CAD) (in $CAD) Supply Demand

Year-To-Date of Rooms 2007 2006 2007 2006 2007 2006 % chg % chg

Nova Scotia Area 1,255 61.4% 59.0% $101.17 $96.88 $62.12 $57.16 -0.9% 3.2%
Halifax, NS 3,287 71.7% 70.2% $129.05 $124.06 $92.53 $87.09 -1.3% 0.7%
Montreal Downtown 10,020 68.4% 69.0% $151.48 $155.87 $103.61 $107.55 2.6% 1.7%
Montreal Area 5,477 65.2% 66.6% $107.43 $106.05 $70.04 $70.63 1.4% -0.8%
Quebec City, QC 3,732 64.8% 67.2% $138.47 $137.29 $89.73 $92.26 0.8% -2.7%
Quebec Area 5,758 58.7% 58.2% $125.78 $122.23 $73.83 $71.14 0.3% 1.2%
Toronto Downtown 13,824 71.5% 70.4% $170.87 $171.69 $122.17 $120.87 1.4% 2.9%
Toronto North/East 6,599 65.5% 65.9% $116.60 $116.24 $76.37 $76.60 0.5% 0.0%
Toronto Airport/West 7,957 70.0% 69.3% $113.47 $112.93 $79.43 $78.26 -0.8% 0.2%
Ottawa, ON 6,439 71.6% 69.2% $134.99 $130.54 $96.65 $90.33 -0.3% 3.2%
Ontario East 4,214 59.3% 60.3% $105.96 $103.46 $62.83 $62.39 1.0% -0.8%
Windsor/ Ontario SW 3,084 53.2% 53.6% $99.57 $102.60 $52.97 $54.99 0.0% -0.8%
London/ Kitchener 6,942 59.7% 62.3% $103.21 $101.08 $61.62 $62.97 3.1% -1.2%
Ontario North/ Thunder Bay 2,192 68.7% 70.2% $90.38 $87.92 $62.09 $61.72 0.2% -2.0%
Ontario NC/ Sudbury 4,535 59.2% 61.9% $106.39 $103.42 $62.98 $64.02 2.1% -2.4%
Niagara Falls, ON 8,549 59.6% 60.6% $144.87 $143.11 $86.34 $86.72 1.3% -0.2%
Ontario Central 3,221 56.1% 58.4% $109.34 $105.98 $61.34 $61.89 4.5% 0.4%
Mississauga, ON 5,683 62.2% 60.3% $108.72 $106.88 $67.62 $64.45 2.6% 5.7%
Winnipeg, MB 3,693 67.3% 64.4% $99.62 $94.27 $67.04 $60.71 0.1% 4.5%
Regina/Saskatoon, SK 4,265 72.4% 65.6% $103.22 $96.24 $74.73 $63.13 0.0% 10.3%
Calgary, AB 8,271 75.8% 76.1% $144.15 $130.41 $109.27 $99.24 3.3% 3.0%
Edmonton, AB 6,967 75.5% 74.0% $117.67 $107.52 $88.84 $79.56 0.1% 2.0%
Alberta North Area 3,172 72.8% 77.1% $156.18 $138.90 $113.70 $107.09 2.5% -3.2%
Alberta South Area 8,350 66.4% 66.0% $146.75 $140.78 $97.44 $92.91 1.3% 1.8%
Vancouver Downtown 7,896 77.6% 76.7% $169.29 $163.40 $131.37 $125.33 -2.7% -1.6%
Vancouver/ Burnaby Area 2,272 76.2% 73.5% $119.65 $112.52 $91.17 $82.70 0.0% 3.7%
Richmond-Surrey/ East Area 6,081 72.4% 70.6% $111.39 $104.17 $80.65 $73.54 0.8% 3.4%
British Columbia Area 5,263 62.9% 61.0% $150.77 $143.77 $94.83 $87.70 0.8% 3.9%
Kamloops/ Kelowna Area 4,723 60.8% 59.9% $111.02 $103.18 $67.50 $61.80 2.0% 3.5%
Vancouver Island 4,111 70.9% 68.2% $132.54 $126.12 $93.97 $86.01 0.6% 4.6%
Provinces
Alberta 26,760 70.8% 71.7% $127.04 $116.16 $89.94 $83.29 1.7% 0.5%
British Columbia 29,988 66.3% 64.6% $120.34 $114.10 $79.79 $73.71 0.5% 3.2%
Manitoba 4,525 64.6% 62.1% $82.36 $77.25 $53.20 $47.97 0.1% 4.0%
New Brunswick 3,573 53.2% 52.4% $96.91 $94.57 $51.56 $49.55 -0.5% 1.1%
Newfoundland 1,839 69.3% 60.6% $111.55 $106.42 $77.30 $64.49 0.4% 14.8%
Nova Scotia 4,542 56.3% 57.1% $110.68 $101.55 $62.31 $57.99 -1.1% -2.6%
Northwest Territories 124 INS INS INS INS INS INS INS INS
Ontario 73,239 62.3% 62.3% $116.80 $114.28 $72.77 $71.20 1.4% 1.4%
Prince Edward Island 1,006 53.5% 59.5% $102.71 $94.95 $54.95 $56.50 -0.4% -10.5%
Quebec 24,987 59.4% 57.6% $114.27 $115.40 $67.88 $66.47 1.0% 4.2%
Saskatchewan 5,807 63.1% 58.7% $88.88 $82.84 $56.08 $48.63 0.2% 7.7%
Yukon Territory 234 63.0% 60.2% $101.77 $89.84 $64.12 $54.08 0.0% 4.7%
Canada 176,624 62.5% 61.7% $115.05 $110.56 $71.91 $68.22 0.9% 2.3%
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DEFINITIONS
Occupancy: Rooms sold divided by rooms available.
Room Revenue: Total room revenue generated from the sale or rental of rooms.
Average Daily Rate (ADR): Room revenue divided by rooms sold.
Room Revenue Per Available Room (RevPAR): Room revenue divided by rooms available (occupancy times average room rate will

closely approximate RevPAR).

If you have any questions regarding this publication please send a message to bmacdonald@hvs.com
Web Site: http://www.hvs.com
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