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Luxury hotel RevPAR achieved a -1.8% compound annual growth rate 
(CAGR) over the past five-year period (2014-2019), impacted by the -1.5% 
CAGR in average daily rate (ADR). This could be attributed to the 4.7% CAGR 
in total new room supply during the same five-year period, which outpaced 
the 1.8% CAGR in total international visitor arrivals. 

In 2019, RevPAR for luxury hotels contracted by 2.9% year-on-year (YOY), led
by the 5.2% decline in ADR. This was mainly due to the absence of one-off 
events such as the 2018 Asian Games where Jakarta was joint host with 
Palembang. Total new supply is expected to moderate from 2020 to 2022, 
increasing by 0.9% annually. Of the upcoming supply, about 45% is in the 
luxury segment.

60,354
Rooms as at end-2019

Notable recent openings: 
Swissotel Jakarta PIK 

Avenue, Mercure Jakarta 
Batavia, ibis Styles Jakarta 

Simatupang, Novotel 
Jakarta Cikini, Swiss-

Belhotel Rasuna
Epicentrum

#2 Hold Recommendation for 
Hotel Assets in Asia Pacific

Emerging Trends in 
Real Estate Asia Pacific 

2020 Survey, PwC

2.4 Million
Total International Visitor 
Arrivals to Jakarta in 2019Hotel assets in Indonesia are generally tightly held. 

Despite this, a handful of forward sale transactions 
have been recorded in recent years. 

IDR 350 Billion
Hotel investment volume in 

primary markets in Indonesia, 2019

The IDR 350 billion worth of hotel deals tracked by JLL in 2019 were all 
located in Bali. In 2018, UOL announced the acquisition of the 180-room 
serviced apartment component of Thamrin Nine Tower 2 in Jakarta for IDR 
814 billion (USD56.3 million), to be developed into the future  PARKROYAL 
Serviced Suites by 2022. In 2017, we noted the forward sale of the 192-room 
Ascott Sudirman Jakarta and the sale of the 317-room Pullman Jakarta 
Central Park, which traded at a yield of 7.40%.

More recently in January 2020 before the impact of COVID-19 was felt, UOL 
announced its acquisition of the 154-room hotel component of Thamrin Nine 
Tower 2 in Jakarta for IDR 713 billion (USD 50 million). It will be the future Pan 
Pacific Jakarta when completed around 2022.

Pre-COVID-19

COVID-19

Notable hotel transactions in Jakarta

Year Property Name Keys Price Price per Key

2020 Thamrin Nine Tower 21 (U/C) 154 IDR 723B IDR 4.7B

2018 Thamrin Nine Tower 22 (U/C) 180 IDR 814B IDR 4.5B

2017 Ascott Sudirman Jakarta 192 IDR 791B IDR 4.1B

2017 Pullman Jakarta Central Park 317 IDR 1.4T IDR 4.3B

LUXURY HOTELS

YTD May 2020 (year-on-year)

Indonesia reported its first COVID-19 case in 
early-March, later than most countries in Asia 
Pacific. Whilst luxury hotel RevPAR remained 
largely unaffected month-on-month (MOM) in 
February, it registered steep MOM declines in 
excess of 40% from March to May.

As domestic and international borders are 
anticipated to remain closed until August and 
September respectively, RevPAR is likely to 
remain challenged.

COVID-19 IMPACT

Hotel Deal Volume in Indonesia as a 
Proportion of Total Southeast Asian Deals

2015-2019
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-12.7% YOY

+3.6% YOY

7.0 to 8.0%
Jakarta Hotel Yields

(Pre-COVID-19)

Indonesia Scheduled Airline Seat Capacity

*Local currency
Source: STR

Source: JLL
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Note: Property Names listed as at time of acquisition
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Jakarta

Share of International 
Visitors of Total

Existing Supply
Luxury: 10% 

Upscale: 24%
Midscale: 43%
Budget: 22%

10%

ADR*

-41.2% -46.7%-9.3%
Occ RevPAR*
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1Announced sale of hotel component
2Announced sale of serviced apartment componentU/C: Under Construction

After Mumbai and ranked alongside 
Taipei and Kuala Lumpur



16.7% equity stake buyout

43,431
Rooms as at end-2019

Notable recent openings: 
The Apurva Kempinski

Bali, Avani Villas 
Seminyak, X2 Bali 

Breakers Resort, Tropicola
Bali, Fairfield by Marriott 

Bali Kuta Sunset Road

3

#1 Most Popular 
Asia Destination

Travellers’ Choice 2020 -
Cities that travellers raved most 

on TripAdvisor

6.3 Million
Total International Visitor 

Arrivals to Bali in 2019

Price

Notable hotel transactions in Bali

Year Property Name Keys Price Price per Key

2019 Citadines Kuta Beach Bali 194 Confidential Confidential

2019 Four Seasons Resort Bali at Jimbaran Bay1 147 IDR 72.6B IDR 7.4B

2018 Sofitel Bali Nusa Dua Beach Resort 415 IDR 1.7T IDR 4.0B

+3.4% YOY

+2.1% YOY

Existing Supply
Luxury: 15% 

Upscale: 32%
Midscale: 33%
Budget: 19%
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Luxury hotel RevPAR achieved a 1.5% CAGR over the past five-year period 
(2014-2019), driven by the increase in ADR as demand outstripped supply. 
Whilst total room supply increased by a CAGR of 5.7% during the same five-
year period, total international visitor arrivals increased at a much faster 
pace with a CAGR of 10.7%.

In 2019, RevPAR increased by 2.8% YOY, led by the 2.0% increase in 
occupancy as total international visitor arrivals increased by 3.4%. Total 
new supply moderated in 2019, increasing by 2.1% YOY. Total future supply 
growth is expected to moderate further from 2020 to 2022, increasing by 
0.8% annually. Of the close to 3,000 rooms expected to open, almost half 
are in the luxury segment.

Pre-COVID-19

COVID-19 COVID-19 IMPACT

Bali

LUXURY HOTELS

YTD May 2020 (year-on-year)

*Local currency
Source: STR

ADR*

-42.3% -40.3%3.4%
Occ RevPAR*

There were two notable deals in Bali in 2019, namely the sale of a partial 
interest in the 147-room Four Seasons Resort Bali at Jimbaran Bay and the 
194-room Citadines Kuta Beach Bali. Notably, the latter was purchased by 
Hong Kong-based hospitality group, Ovolo, representing its first hotel 
property in Indonesia. The hotel has since been rebranded as Mamaka by 
Ovolo.

Looking forward, we expect additional transactions to be recorded in Bali 
as the available pool of sellers increase due to cash flow disruptions 
resulting from COVID-19. 

Hotel Deal Volume in Indonesia as a 
Proportion of Total Southeast Asian Deals

2015-2019
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Note: Property Names listed as at time of acquisition

Luxury hotel RevPAR in Bali registered a 
greater impact by COVID-19 as compared to 
Jakarta due to its stronger reliance on 
international demand. Thus, RevPAR started 
witnessing steep MOM declines starting 
from February when the virus was actively 
spreading in the region.

With lockdown measures still mostly in 
place and international borders anticipated 
to reopen in September, the recovery path 
for Bali is expected to lag behind Jakarta.

Hotels assets that changed hands in 2019 were 
all located in Bali, comprising a total of 341 keys.

IDR 350 Billion
Hotel investment volume in 

primary markets in Indonesia, 2019



Indonesia’s road to recovery

Jun 
2020

May 
2020

Jul 
2020

A bigger stimulus package totalling IDR 677 trillion was introduced in 
June, aimed at strengthening the healthcare system and keeping 
companies afloat and workers from layoffs.

Domestic flights resumed in Indonesia, on condition that airlines 
operate at 70% capacity and all passengers wear a face mask and 
follow safe distancing rules.

Jakarta began easing lockdown measures allowing restaurants and 
retail outlets to reopen from 8 June, albeit with a 50% capacity limit. 
Malls and attractions reopened from 15 June and 20 June, respectively.

JAKARTA-
SINGAPORE

Ranked the third busiest 
global international 
flight route

Busiest Route 2020, OAG

In many cases, lenders are waiving and offering capital and interest 
moratoriums in the near-term. As such, we expect limited distressed hotel sales 
in Indonesia. We see an opportunity to provide bridge financing to groups who 
require additional capital. As financing rates for this type of lending can be 
attractive, we see private investors and funds providing these solutions. 

Limited distressed asset  sales; bridge financing opportunity

Recovery in Jakarta is expected to be fuelled by domestic corporate demand, 
arising from domestic travel and small meetings and events. We expect the 
midscale and economy hotel segments to recover at a quicker pace due to their 
lower reliance on group and international travellers.

In Bali, the recovery will be more dependent on the reopening of international 
borders given its greater reliance on the international market.

Domestic market to drive recovery

Whilst infection rates in most countries across Southeast Asia are stabilising, 
Indonesia is witnessing a surge in infections; it has the highest number of 
COVID-19 infections and fatalities across Southeast Asia as of 9 July. 
Nevertheless, recovery is expected to pick up once the virus is contained and 
country travel restrictions ease. We anticipate recovery in Jakarta to outpace 
Bali given its relatively lower reliance on international demand.

Recovery likely to take up to 18 to 24 months

4Indonesia | July 2020

On 3 July, Jakarta extended its restrictions for two weeks with increased 
monitoring of traditional markets and commuter trains following a surge 
in infections. A 50% capacity limit has been imposed for public transport, 
markets, food and beverage outlets, attractions and malls.

On 9 July, Bali reopened after a 3-month lockdown, allowing locals and 
stranded foreigners to resume public activities. Tourists will face stringent 
rules in hotels, F&B outlets and beaches. Domestic borders are anticipated 
to reopen on 31 July, and international borders on 11 September.

Indonesia launched the National Economic Recovery programme in 
May, estimated at IDR 641 trillion. This includes additional spending on 
tourism, as well as tax exemptions for employees in the hotel and 
tourism sectors who are earning below IDR 200 million.

IDR 1.1T
USD 75M

Indonesia Transaction 
Volume Forecast 

2020
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Indonesia Optimising Performance and Value

Calculate the hotel’s break-even 
occupancy, taking into account cost 
mitigation implementation in 
conjunction with a Stay Open vs Close 
study.

Ensure hotel facilities are ready for post-
lockdown travel, embrace restrictions 
and set up health and safety protocols as 
markets reopen. Participate in local level 
certification, as well as programmes 
initiated by brands / operators to instil 
guest confidence for international 
travellers. Look into packages that 
provide a one-stop service from airport 
arrival to hotel check-in, offering a 
‘controlled’ environment and an added 
level of service. 

Critically analyse hotel's positioning,  
segmentation and geographical mix, 
accounting for limited flight connectivity 
and lower demand in the near-term. Over 
the medium to longer term, look into a 
diverse geographical mix to mitigate risks 
from any one source market or segment. 

Consider selective marketing campaigns 
around F&B and social events. Work 
around reduced outlet capacities due to 
social distancing, with extended meal 
periods and designated seating times. 

Undertake zero-based forecasting and 
manning reviews now to right-size the 
headcount as you navigate through an 
extended period of uncertainty. Factor in 
gradual demand ramp up, particularly 
around domestic travel in the near-term, 
and potential travel bubbles as they are 
established for the medium-term. 

Look at alternative revenue 
opportunities such as creating 
promotional takeaway meals, gourmet 
product lines, and “at home” hotel 
experiences. Explore remote meeting  
meal delivery packages, hotel rooms as 
day-use office, offer meeting / bespoke 
social event  spaces, as well as strategic 
partnerships with nearby offices and 
businesses forming community related 
campaigns. 

Launch local resident offers  (i.e. 
staycation packages, F&B offers, 
potential membership programmes) to 
take advantage of current travel 
restrictions and focus on bringing cash 
flow into the business. 

Take opportunity of the lull period to 
execute a potential hotel re-positioning 
where either essential maintenance or 
refurbishment might be required. These 
expenditures will optimise the asset for 
the years ahead without displacing 
potential income under the current 
business conditions. 
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