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Undoubtedly Bali’s tourism industry has been paralyzed due to the onset of the 
pandemic. However we believe the impact is only temporary and the long term 
prospects remains positive in the long run considering the various efforts that the 
Bali government has undertaken to support Bali’s tourism industry. Additionally, 
the fact that Bali has rebounded quickly in past crises show they are likely to face a 
strong tourism rebound with the ease of COVID-19 measures.

1. Overview Known for its idyllic beaches, rich culture, 
iconic rice paddies and natural beauty, Bali 
is one of the prominent tourist destinations 
within the Indonesia archipelago and 
globally. It was crowned as one of the world’s 
best destination in 2017 and again in 2021 
by TripAdvisor (despite the pandemic), 
outranking other key destinations 
such as London, New York, Paris, and 
resort destinations such as Phuket. 
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2. Current 
Developments

Re-opening Plans 

With Bali’s economy being highly dependent on tourism, re-opening Bali to international 
tourism has always been at the forefront of the government’s effort since the pandemic 
hit. In a bid to revive tourism, the Bali government has introduced a 3-stage re-opening 
plan in 2020 from within Bali, to interstate domestic tourism, to international tourism. 
 
After multiple delays in the re-opening of Bali’s international borders, Bali officially  
re-opened its flight doors to 19 countries on 14 October 2021. It is however still 
subjected to various requirements, one of which includes a 7-day quarantine 
requirement at travellers’ own cost (based on the latest regulations revised in  
January 2022). Other nationalities will have to fly into Jakarta first prior to entering  
Bali domestically. 

Vaccination Progress 

Complementing the efforts to re-open its borders and revive tourism is the rate of 
vaccination. Vaccination progress roll-out in Bali has been positive thus far, despite 
concerns over Indonesia’s slow vaccination rates. According to latest data provided 
by World Health Organization (WHO)1, Bali is currently the second highest vaccinated 
province in Indonesia as of 15 December 2021. 

In the report, Bali’s vaccination rate stood at 68.8 fully vaccinated per 100 population, 
while 10 in 100 are partially vaccinated and the remaining remains unvaccinated, trailing 
behind the top spot, Jakarta. To further strengthen the vaccination rates and in a bid to 
further boost immunity of its population, booster shots or third doses of the COVID-19 
vaccine will be rolled out to the general public from 12 January 2022.

1. WHO Indonesia Situation Report 85

Figure 1: Bali’s 3 Stage Re-opening Plan 

9 July 2020 Phase 1

Re-opening of local businesses 
Health services, government offices 
and many other sectors alongside local 
businesses are allowed to recommence 
operations. 
 
Tourists attractions are allowed to open 
for all the local visitors within Bali. 

31 July 2020 Phase 2

Re-opening to interstate domestic 
Tourists and foreign tourists who happen 
to be in Indonesia during the pandemic. 
Subjected to restrictions such as provision 
of negative PCR/Antigen tests and at least 
one vaccination dose.

  

14 October 2021 Phase 3

Re-opening to international tourism 
Bali re-opens to 19 countries namely Bahrain, 
China, France, Hungary, India, Italy, Japan, 
Kuwait Liechtenstein, New Zealand, Norway 
Poland, Portugal, Qatar, Saudi Arabia South 
Korea, Spain, Sweden, United Arab Emirates. 
These countries are allowed to fly directly into 
Bali’s Ngurah Rai International Airport and all 
other travellers will need to fly into Jakarta and 
quarantine there, before flying to Bali.
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3. Visitor 
Arrivals to Bali

Historical Trend of International and Domestic Arrivals to Bali  

Despite setbacks from natural disasters, volcanic eruptions and terrorism attacks, 
Bali has proven the ability to recover and rebound quickly from crises. One prime 
example would be the 2005 bombing incident. While arrivals into Bali recorded a dip 
in arrivals the immediate year after the incident, the market was quick to rebound in 
the following year particularly on international arrivals front which achieved a y-o-y 
growth rate of 32% (Figure 2).

Thereafter, y-o-y growth rates remain robust though volatile. Between 2004 to 2019, 
the number of arrivals grew at a Compound Annual Growth Rate (CAGR) of 10.1% and 
11.6% per annum across international and domestic arrivals respectively between 
2004 and 2019. 

Due to the onset of the pandemic, international visitors to Bali fell to 1.06 million in 
2020, a y-o-y decline of 83.0% as international borders were closed from March 2020 
onwards. Domestic arrivals, similarly recorded a decline but at a softer rate of 56.4% 
against preceding year with 4.59 million domestic visitors. 

2021 remains a challenging year as borders remain largely closed to international 
visitor arrivals and there has been reintroduction of various restrictions along 
the way to curb the spread of the highly transmissible Delta Variant and now the 
Omicron variant. Only 51 international arrivals entered Bali as of YTD November 2021 
despite re-opening on 14 October 2021. The lull numbers are likely driven by the lack 
of international flights flying into Bali and the mandatory quarantine requirement of 
10 days (subsequently revised to 3 days in November 2021 and to 7 days again in 
January 2022). 

Number of 
Arrivals

International Arrivals

International Arrivals Y-O-Y Growth Domestic Arrivals Y-O-Y Growth

Domestic Arrivals

Source: BPS Provinsi Bali

Figure 2: International and Domestic Arrivals to Bali (2004 to 2020)



6 CBRE RESEARCH ©2022 CBRE, INC.

Intelligent Investment Bali Hotel Market Outlook & Prospects 2022

Pent-up Demand Reflected On Domestic Visitors 

While international arrivals have been decimated for now, Bali remains the most popular destination for domestic 
travellers as Ngurah Rai International Airport reported to have welcomed a total of 3.7 million passengers2 in 2021, 
reflecting a 3% y-o-y increase.

Despite stricter movement restrictions (PPKM) imposed in late November 2021, December recorded the highest 
monthly number of 730,000 visitors, up 56% from the same period last year. During Christmas 2021 and New Year 
2022, Bali reported over 10,000 domestic visitors daily3. Given the robust domestic arrivals into Bali, the Tourism 
Ministry expressed optimism by setting Bali 2022 target to welcome up to 15,000 domestic travellers daily and 
anticipates a shift in domestic travel to higher quality visitors who will stay longer and spend more during their stay.

As we believe the domestic segment continues to be the main lifeline for hoteliers in Bali in the short term, we remain 
hopeful on the longer term outlook. The year-end increase in domestic visitors reflects the reality of pent-up demand 
of travellers and once borders are fully re-open to international travellers with lesser restrictions, we would expect 
international travellers to follow suit.

Bali’s Top Source Markets

For many years, Australia has been the top source market to Bali, boosted by a strengthening Australia dollar and 
rise in low cost carriers between the two countries. Its leadership position was dethroned by China in 2017 and 2018 
as arrivals from China grew at a robust speed of 42% and 39% y-o-y against the backdrop of improved diplomatic 
relations alongside efforts to promote the island to holiday makers.

Australia re-established its leadership position in 2019 as the arrivals grew 6% y-o-y while the number of China  
tourists reported a decline of 13% y-o-y possibly due to the crackdown of zero-dollar tourism and weakening of 
Chinese Yuan (Figure 3).

Other key source markets to Bali in 2019 include India, United States and United Kingdom, contributing a market share 
of 8%, 6% and 4% respectively. The markets recorded a y-o-y growth rate of 6%, 17% and 6% in 2019. Meanwhile, other 
source markets that reported significant y-o-y growth in 2019 include South Korea, Thailand and Russia at 49%, 29% 
and 28% respectively. 

The top source markets have not varied much since 2019, with Australia continuing to take the lead followed by China 
and India. However, it is important to note that 99.9% of arrivals in 2020 took place during the first three months 
before borders were closed to international travelers end of March (Figure 4). Until international tourism normalizes, 
the top source markets to Bali will be largely dependent on two key factors namely two-way quarantine free travel as 
well as the flights flying directly into Bali. 

Australia
20%

China
19%

India
6%United 

Kingdom
5%

United States
4%

Others
46%

Australia
21%

China
11%

India
6%

Russia
5%Japan

5%

Others
51%

Figure 3: Top Five Source Markets to Bali 2019 Figure 4: : Top Five Source Markets to Bali 2020

Source: BPS Provinsi Bali

Note: Total may not add up due to rounding off

2. Gusti Ngurah Rai International Airport Bali 
3. Bali Discovery Tours
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4. Hotel 
Performance

Unsurprisingly, overall hotel performance in Bali 
hit rock bottom in the first few months after the 
declaration of COVID-19 outbreak as a pandemic 
by WHO on 12 March 2020. Occupancies were 
well below 4% (Figure 5) while ADR was below 
IDR750,000 between April 2020 and July 2020 
(Figure 6), as nationwide social and interstate 
restrictions kicked in on top of closure of 
international borders. 

As soon as interstate travel restrictions were 
lifted, hotel performance improved and Bali 
concluded 2020 with an occupancy of c. 19% and 
IDR 1.25 million, however primarily supported by 
the first two months of the year prior to the hit of 
COVID-19.  

Better prospects were expected for 2021, 
however the emergence of Delta variant in Q2 
2021 has led to a halt in tourism industry once 
again, dragging down overall performance. 
Nonetheless, as soon as travel restrictions 
eased, it has helped to release domestic pent-
up demand in H2 2021, allowing the island to 
observe m-o-m improvements.  

Overall 2021 concluded with an occupancy of c. 
17% and an ADR of IDR 945,000. While notably 
performance remains subpar as to the preceding 
year, the improvement in performance in H2 
2021 is a clearly a positive sentiment. The island 
reported its best performance in the month 
of December 2021, clearly signaling Bali is on 
its path to recovery, with domestic tourists 
providing the lifeline to the industry.

Figure 6: Historical Average Daily Rate (ADR) Performance in Bali  (2016 to 2021)  

ID
R

Source: STR

Figure 5: Historical Occupancy Performance in Bali  (2016 to 2021) 

Source: STR
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5. Supply Future Supply With A Focus On 
Upscale Segment

According to STR AM:PM which tracks mainly 
branded operators and more prominent local 
domestic operators, there are c. 80,000 rooms in 
Bali as at end 2021. 

Bali remains as an attractive destination for 
international hotel operators to penetrate 
the market. Approximately 3,900 rooms 
across 24 projects are under construction or 
in final planning stage, and these are slated 
for completion between 2022 and 2025 with 
more than 50% of the supply slated to open 
in 2022. The pipeline are concentrated in key 
tourist areas such as Kuta, Uluwatu, Ubud, 
Jimbaran and Nusa Dua. In terms of hotel 
segment, approximately 70% of the pipeline are 
contributed by hotels in the Upscale segment 
and above. 

 

Figure 7: Projected Future Hotel Pipeline (2022 to 2025)

Source: STR AM:PM, CBRE Hotels

*Note: Considering the fluidity of the situation, CBRE opine that the chances of projects being delayed 
or put on hold is potentially high.

Estimated Opening Year Property Location Estimated Rooms

2025 W Hotel Bali Ubud Ubud 100

2023 Jumeirah Bali Uluwatu 104

2022 Anantara Ubud 85

Figure 8: Key Hotel Pipeline Openings

Source: STR AM:PM, CBRE Hotels
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Operators Hotels Rooms % of Total Supply

Marriott International 22 4336 5.4%
Accor Hotels 21 3838 4.8%
Tauzia Hotels 13 1836 2.3%
Archipelago International 16 1810 2.3%
Hyatt 7 1582 2.0%
Santika Indonesia Hotels & Resorts 13 1514 1.9%
IHG Hotels & Resorts 8 1478 1.8%
Inna Hotels & Resorts 7 1431 1.8%
Swiss-Belhotel International 8 1369 1.7%
Wyndham Hotels & Resorts 6 1233 1.5 %

Figure 10: Top 10 Hotel Operators in Bali (2021) 

Room for More International and Unique Brands  
to Enter Bali

It is noteworthy that the majority of hotels in Bali are still 
driven by independent brands and only 18% are chain-affiliated 
(Figure 9). 

Of the total supply, Marriott International is the top operator in 
Bali accounting for 5.4% of the total room stock from 22 hotels, 
followed by Accor Hotels, accounting for 4.6% with 20 hotels. 
The penetration of international hotel-branded operators 
remain limited in Bali, with only six out of the top 10 operators 
in Bali being international operators while the others are 
domestic operators such as Archipelago and Santika. Among 
the keys opened by these top 10 operators, 36.8% are over 10 
years old (opened in 2012 or before) (Figure 10). 

Given the low penetration rate of international branded 
operators and relatively dated properties, there is further room 
for operators to bring in new brands into the Bali market as 
well as refurbishment opportunities. This include independent 
Asian brands and boutique European resort operators. For 
instance, leading Japanese operator Hoshino Resorts opened 
its first property abroad in Bali with the Hoshinoya Bali in 2017.

Chain Management
15%

Franchise 
3%

Independent 
82%

Figure 9: Hotel Supply By Operating Model (2021)

Source: STR AM:PM

Source: STR AM:PM
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6. Pipeline Of 
Tourism And 

Infrastructure 
Development

2023
Bali International Hospital - Medical Tourism Development 

Construction of the Bali International Hospital began in 2021 and expected to complete by mid-2023. This is part of the 
development plan for a 41-hectare health tourism hub integrated with various facilities including a medical training and 
research centre as well as hotels and a botanical garden located within Sanur.

2024 & Beyond
A secondary airport to be constructed in North Bali, Kubutambahan

With a design capacity of 20 million passengers and slated for completion in 2024, the new airport is expected to relieve 
pressure on the existing Ngurah Rai International Airport in Denpasar City. 

Bali’s second major toll road

The Gilimanuk-Mengwi toll road will span 96 km (60 miles) from the Gilimanuk port in Western Bali to the island’s capital 
and biggest city in the South, Denpasar.

Development of rail infrastructure in Bali

The construction of a Light Rail Transit (LRT) to connect I Gusti Ngurah Rai Airport and Bali’s inner area is expected to 
start by 2023. In early 2020, Indonesia has signed with two partners from the Republic of Korea to develop the LRT system, 
worth 5 trillion IDR (over 350 million USD),.
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7. Hotel 
Transactions

Referencing from Real Capital Analytics (RCA), hospitality deals in recent years 
remains limited in Bali. Some of the key deals include the sale of Citadines 
Kuta Beach, which was sold to Hong Kong-based branded operator Ovolo and 
subsequently rebranded into Mamaka. Other deals include the sale of 6.7% equity 
stake buyout of Four Seasons Jimbaran Bay priced at IDR 7.4 billion per key.

Most recently, industry sources revealed the acquisition of Sofitel Bali Nusa Dua 
Beach Resort by a South Korean investor – ST International. 

There are a few types of land ownership structures in Indonesia, including Right to 
Own (Hak Milik/HM), Right to Build (Hak Guna Bangunan/HGB) and Right to Use 
(Hak Pakai/HP). Figure 11 below illustrates the difference in tenure for the types 
listed. 

HM is typically for local Indonesians; foreign investors normally obtain land 
rights via HGB or HP. In terms of structuring, a foreign investor will be required 
to establish a foreign investment limited liability company known as a Perseroan 
Terbatas Penanaman Modal Asing (PT PMA). PT PMAs often are held by offshore 
vehicle(s), typically out of Singapore or Hong Kong. 

While banks are still slightly cautious on the hospitality sector, they remain keen to 
participate in selected projects to ride on the recovery together with the investors. 
Debt markets remain open both domestically and from SG-based banks, especially 
for an asset in an established location with a clear upside strategy.  

Buyers remain keen to invest in the Bali market due to its status as one of the 
top resort locations, keeping a lookout for value-add assets. However, actual 
transacted deals remain limited in Bali since the start of the pandemic due to 
the disrupted cash flows of properties. There remains a mismatch in sellers 
and buyers’ expectation on pricing of the properties as well as stringent travel 
restrictions, preventing international buyers to touch and feel the asset prior 
to acquisition. However, we are seeing more sellers who are willing to change 
their approach towards their assets to meet market expectations. With many 
properties on the market due to pressures from the ongoing pandemic, investors 
should focus on assets with upside potential in established locations such as 
Seminyak, Jimbaran, Nusa Dua and Ubud as these will be the first to recover 
once travel borders relax.  

Types of Rights Validity Period

Right to Own (Hak Milik/HM) Indefinite
Right to Build (Hak Guna Bangunan/HGB) 30 + 20 + 30 years
Right to Use (Hak Pakai/HP) 30 + 20 + 30 years

Figure 11: Examples on Types of Land Ownership Structures in Indonesia
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8. Conclusion Towards the end of 2021, the emergence of Omicron has resulted in delays to 
borders re-opening across the region with some reinstatement lockdown measures. 
While tourism recovery for the Bali market is likely to have stalled, this is the same 
situation for most countries. However, CBRE remains optimistic on the long-term 
outlook of Bali on the back of steady vaccination rollouts and continuous efforts 
from the government to navigate ways to safely re-open borders.

The spike in domestic visitors during the year-end holidays despite current 
movement restrictions illustrates strong pent-up demand within the country. While 
the short-term recovery will be mainly supported by domestic demand, we strongly 
believe Bali is well-positioned and prepared to fully capture the international 
demand upon borders re-opening.

While the financing environment is not quite at pre-pandemic levels, lenders are 
cautiously positive of the impending hospitality recovery and have been factoring 
in the necessary risks as opposed to turning potential borrowers away. Resort 
destinations will be the first to capture pent-up demand upon re-opening and we 
expect that borrowers will secure sufficient funding as long as they can deliver a 
solid upside plan for the assets. 

Although the gap between buyer and seller expectations still exists, it has 
significantly narrowed compared to 2020. There continues to be a large quantum of 
capital looking for returns in the hospitality sector, with experienced investors set to 
turn more active in the coming months. Bali presents a great opportunity for savvy 
investors who can put aside the challenges of the past couple of years and filter 
through the available opportunities to unlock value. We are confident that there will 
be a healthy flow of deals in 2022 for resort markets.   



Contacts

Authors

Junrong Teo
Associate Director
Hotels & Hospitality Asia Pacific
+65 9691 3401
junrong.teo@cbre.com

Ting Ting Wee
Manager
Hotels & Hospitality Asia Pacific
+65 9152 1409
tingting.wee@cbre.com

Thu Tran
Senior Analyst
Hotels & Hospitality Asia Pacific
+65 9233 7417 
thu.tran@cbre.com

Leadership

Steve Carroll 
Head of Hotels & Hospitality 
Capital Markets Asia Pacific 
+65 9179 1439
steve.carroll1@cbre.com

© Copyright 2022. All rights reserved. The views and opinions in these articles belong to the author and do not necessarily represent the views and opinions of CBRE. Our employees are obliged not to make any defamatory clauses, infringe or authorize infringement 
of any legal rights. Therefore, the company will not be responsible for or be liable for any damages or other liabilities arising from such statements included in the articles.


