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Planned notable openings in Bali include W

Hotel Bali, Ubud, Renaissance Nusa Dua

Bali, Swissotel Bali and Waldorf Astoria Bali

while Jakarta will witness openings such as

Pan Pacific Serviced Suites Jakarta, Citadines

Sudirman Jakarta and St Regis Jakarta

year-on-year dip recorded in 
RevPAR performance, led by 
stronger decline in ADR levels, 
averaging low 

IDR600,000 range 

4%

year-on-year uplift recorded in 
RevPAR performance, led by 
stronger increase in ADR levels, 
averaging low 

IDR1.15mil range 

7%
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OUTLOOK

Primarily a corporate destination, Jakarta is gearing up to attract more leisure

guests through the development of new leisure tourism products such as New

Sea World, which is expected to begin construction in 2022. In addition, Jakarta

will be hosting EPRIX, an electric-powered car race event for a period of five

years beginning June 2020, which is likely to help in boosting leisure tourism.

In addition, the construction of Soekarno-Hatta International Airport Terminal 4

is expected to begin in 2021. The new terminal is expected to increase the

existing capacity by a further 40 to 45 million passengers a year.

On the corporate tourism front, an announcement was made recently by the

tourism ministry to revitalise the growth of the MICE industry and focus on the

MICE industry as a key economic driver through the MICE Directorate.

Although we expect continued downward pressure on RevPAR levels (in Rupiah)

for 2020 due to the global headwinds and especially the uncertainties around

the COVID-19 (declared by the World Health Organisation as a global health

emergency on the 30th January 2020), we expect the above mentioned

initiatives to induce further demand into the Jakarta market in the longer term.

While prices of the Jakarta hotel investment market may have increased and

yields are anticipated to compress, we expect investors to remain interested in

this attractive market due to the huge growth potential for the tourism and

hospitality sectors.

DEMAND

Being the capital city of Indonesia, the hospitality market of Jakarta has developed

tremendously over the years on the back of the country’s growing population, an

expanding middle class and increasing domestic business activity. Domestic

demand contributed more than 80% of the total guest arrivals at Jakarta’s star

rated accommodations, while the international arrivals are dominated by key

regional markets such as China, Japan, Malaysia and Singapore. The number of

foreign visitors to Jakarta totalled 2.4 million in 2019, a year-on-year (y-o-y)

decline of 14%.

HOTEL MARKET PERFORMANCE

The performance of Jakarta’s hospitality sector softened in 2019 after a robust

2018, driven primarily by the 2018 Asian Games. RevPAR declined by

approximately 4% y-o-y in 2019 to reach the low IDR600,000 range, after

recording a 5% y-o-y growth in RevPAR levels (in Rupiah) 2018.

This was likely a result of various factors such as the hotel supply growth influx prior

to the 2018 Asian Games and the post-election riot on 22 May 2019. The riot

situation resulted in travel advisories being issued by multiple countries and a

subsequent decline of international visitor arrivals to Jakarta for full year 2019 by

14% y-o-y.

Recognising the drop in international visitor arrivals in 2019, the Jakarta

administration is keen to arrest the decline and to rebuild its reputation as a

tourism destination.

THE JAKARTA MARKET 
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Initiatives to counter impacts of overtourism include moving upcoming

developments away from the overly congested South Bali to North Bali. This

includes a 200-hectare tourism development by Indonesia Tourism Development

Corporation (ITDC), envisioned to include a lifestyle hub, starred hotels, villas, a

retail village, mangrove reserve, marina and Cruise Ship Terminal.

On the infrastructure front, a secondary airport is likely to be constructed in North

Bali, Kubutambahan to support the growth in that area. The new airport is to

accommodate low-cost carriers and expected to be operational in 2025. The road

network is also expected to be expanded in the long run, with the building of five

new toll road segments and a shortcut spanning 12.76km to connect North and

South Bali.

Moving forward, due to the global headwinds and especially the uncertainties

around the COVID-19 (declared by the World Health Organisation as a global

health emergency on the 30th January 2020), we would expect some downward

pressure on RevPAR levels (in Rupiah) for 2020. However, the above mentioned

initiatives are likely to induce further demand into the Bali market in the longer

term.

Given the strong tourism demand fundamentals of Bali, we expect continued

interest from investors in this market, even though yields are starting to see signs of

compression.

DEMAND

The Island of Gods received 6.3 million foreign visitors in 2019, a 2% increase y-o-

y. While arrivals continue to grow, it was the lowest growth rate recorded

compared to the Compound Annual Growth Rate (CAGR) of close to 12% recorded

between 2008 to 2018. The Australia and Chinese markets are the top two feeder

markets to Bali, contributing more than 38% of total international arrivals.

Even though the Chinese market contributes significantly to total visitor arrivals,

little is contributed to the Balinese economy due to presence of zero-dollar based

tourism. A crackdown on this sector was conducted in 2019, resulting in a sharp

decline of 13% y-o-y in Chinese visitor arrivals in 2019, alongside the weakening

yuan and a slowdown in the Chinese economy.

HOTEL MARKET PERFORMANCE

On the back of continued tourism growth and Bali’s reputation as a leading

tourism destination in Indonesia, the Bali hotel market achieved a 7% y-o-y growth

in RevPAR (in Rupiah) in 2019 to reach approximately IDR1.15 million range. This

was likely a result of various factors such as y-o-y 6% uptick in ADR levels (in

Rupiah) and abated hotel supply growth.

OUTLOOK

Following a robust growth of visitor arrivals in the last decade, the number of

arrivals to Bali has started to overwhelm the island resulting in overtourism. The

issues of traffic congestion, disregard of cultural norms, unsustainable production

of waste and water were starting to weigh on Bali’s tourism sector.

THE BALI MARKET 


