
RESEARCH

Despite the global financial crisis in Europe, both domestic and international passenger arrivals in 

Bali continued to hit record levels. With a growing middle class and sustained consumer spending, 

the number of domestic arrivals in the first half of 2012 continued to exceed international arrivals.

As the main entry point for foreign arrivals in Indonesia, Bali continued to show a new record high 

totaling at 1.37 million in the first half of 2012 with strong regional tourists from ASEAN and the 

Asia-Pacific regions. In particular, Chinese tourists have been increasing significantly to a double-

digit growth of 53.3% (yoy).

On the back of a surge in demand from tourist arrivals visiting Bali, the growth in the overall 

occupancy and room rate resulted in a solid growth in RevPar. The average occupancy rate for  star-

rated hotels in Bali managed to perform above 70% level in the first half of 2012.  

Targeting to draw a new record high of three million foreign tourist arrivals in 2012, the Bali hotel 

market is expected to sustain positive growth. With strong demand in tourism and active domestic 

air traffic of low-cost carriers, the market optimism is expected to remain as evidenced by the hotel 

development craze in Bali.
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Growing Influx of Tourists 
Despite the global financial crisis in Europe, both 
domestic and international passenger arrivals in Bali 
continued to hit record levels. International passenger 
arrivals in the first half of 2012 reached 1.52 million or an 
increase of 9.0% over the same period last year. With a 
growing middle class and sustained consumer spending, 
the number of domestic arrivals in the first half of 2012 
continued to exceed international arrivals, rising 
considerably by 19.5% (yoy) in growth to 1.73 million.  

Figure 1 

Number of Arrivals through Ngurah Rai International Airport 
(2008 – June 2012) 

 

 

 

 

 

 

 

 
Source: Central Bureau of Statistics (BPS) 

Asia Pacific Arrivals Dominate 
Bali remained the main entry point for foreign arrivals in 
Indonesia. In the first half of 2012, the foreign arrivals in 
Bali continued to show a new record high totaling at 
1,366,111 on a cumulative basis, increasing by 5.8% over 
the same period in 2011 of 1,290,836 passengers.  

Despite the global economic slowdown in Europe and the 
United States, Bali is expected to reach the target of 
three million foreign tourist arrivals in 2012 as it still 
attracts and hosts major international conferences and 
incentives destinations. Regional tourists from ASEAN 
and the Asia-Pacific regions remained the most important 
support for Bali tourism, predominantly the top six Asia-
Pacific countries. 

Figure 2 

Number of Foreign Arrivals through Ngurah Rai Int’l Airport 
(January 2006 - June 2012) 

 

 

 

 

 

 

 

 
 

Source: Central Bureau of Statistics (BPS) 

Foreign arrivals from ASEAN and the Asia-Pacific had 
the largest market share of 72.0% of all Bali foreign 
arrivals while the remaining still came from Europe and 
the Americas.  

As shown in Figure 3, the major part of foreign visitors 
to Bali in the first half of 2012 continued to come from 
the Asia-Pacific regional countries including Australia 
(28%), China (12%), Malaysia (6%), Japan (6%), South 
Korea (5%) and Taiwan (4%), followed by European 
countries such as France and United Kingdom – each 
taking share approximately 3%-4%. 

In the first half of 2012, three nationalities comprising 
China, England and the United States experienced 
double-digit annual growth increases. Australian 
visitors continued to sustain the Bali tourism growth, 
increasing by 8.2% to 379,372 tourists over the same 
period in 2011.  

Despite facing potential major economic crisis, Europe 
remained to record a positive growth in arrivals in the 
first half of 2012, particularly tourists from England, 
Germany and France.  

In addition, tourists from Russia and the United States 
also registered an improving growth in the first half of 
2012, increasing by 10.8% and 7.8%, respectively.     
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HOTEL MARKET 
Bullishness Continues as New Hotels Spring Up  
The Bali hotel market continued its positive performance through the first six 
months of 2012. The island has benefitted from both the growing international 
arrivals and Indonesia’s large base of domestic tourists. Given its continuing strong 
market performance, hotel development remains in high gear. Competition is not 
only coming from major international brands, but also from home-grown brands.   

 

 
 
 
 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
    
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 1   

Bali Hotel Market Highlights (1H 2012) 

Distribution by Star Rating # of Rooms Occupancy Rate 

3-Star Hotels    5,441 76.87% 

4-Star Hotels    6,363 75.59% 

5-Star Hotels  10,099 74.93% 

Total Average 
21,903 75.60% 

Source: Knight Frank / PT. Willson Properti Advisindo 

 

Figure 6 

Distribution of Existing Hotel Rooms by Location 
(1H 2012) 

 
 
 
 
 
 

 

 

 

Source: Knight Frank / PT. Willson Propertindo Advisindo 

In a year-on-year comparison, the overall occupancy 
rate in the first half of 2012 recorded a decent growth 
of 4.0%. Despite a handful of new hotels entering the 
market, the overall occupancy rate still increased by 
1.9% to 75.60% in the first half of 2012 compared to 
the previous period.  

The majority of domestic and international travelers 
continued to travel to Bali for both holiday and 
business purposes. 

 

Flourishing New Supply  
With a steady increase in tourist arrivals and resilient 
domestic demand, the star-rated hotel market in Bali 
grew by 8.0% (yoy) or 1,628 rooms in the first half of 
2012, bringing the total supply to 21,903 rooms.  

The largest supply share of 33.4% for hotel rooms 
remained in the Kuta area, while Nusa Dua and Sanur 
contributed about 24.0% and 12.2% respectively. The 
majority of 3 and 4-star rated hotels still took place in 
the Kuta area, while the Nusa Dua area had the highest 
concentration of 5-star rated hotels.   

Approximately 7,970 rooms are currently in the pipeline 
projected to enter the market during 2H 2012-2013 of 
which 61.2% or 3,922 rooms will enter the market in the 
second half of 2012. Overall, the 4-star rated hotels still 
dominated the future supply market in 2H 2012-2013 
with 44.1%, followed by 3 and 5-star rated hotels with 
30.6% and 25.3% respectively.   

Figure 5 

Distribution of Existing Hotel Rooms by Star Rating 
(1H 2012) 

 

 

 

 

 
Source: Knight Frank / PT. Willson Properti Advisindo 

33.4%

24.0%

12.2%

9.1%

6.6%

9.7%
3.7%

1.3% Kuta

Nusa Dua

Sanur

Tanjung Benoa

Jimbaran

Seminyak

Ubud

Others

25%

29%

46%
3-Star Hotels

4-Star Hotels

5-Star Hotels



 

ww
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Ta

Pr
Es
Co
2H

2H

2H

2H

2H

2H

2H
2H

2H

2H

2H

2H

2H

20

20

20

20

20
To
 * 
 **

 S

Bas
pu
ma
200
the
fro

Wit
tra
exp
dev
bra
Mo
An
Car

Gr
On
vis
roo

ww.knightfra

able 2 

rojection of Fu
st.  
ompletion 

Pr

H 2012 Th

H 2012 Ju

H 2012 Sh

H 2012 Th

H 2012 Le

H 2012 Th

H 2012 Be
H 2012 Ha
H 2012 Sw
H 2012 Th
H 2012 W
H 2012 Ci
H 2012 Sa

013 Re

013 Ra

013 W

013   Ho

013 Ho
otal                        
   Selected new projec
* Initially offered as C

ource: Knight Fran

sed on the B
rpose of visit

ajor support, 
05 to 55.05%

e share of bus
m 12.84% in 

th strong dem
ffic of low-co
pected to con
velopment cr
ands included
oreover, seve
antara, Bacc
rlton, Sherato

rowth in
 the back of a
iting Bali, th

om rate result

ank.co.id 

uture Supply (2

roject Name 

he Mulia Hotel, R

meirah Resort 

heraton Bali Kut

he Address Hote

e Meridien Bali –

he Regent Hotel 

est Western Sun

arris Hotel – Jim

wiss-Belhotel – W

he RainForest – S

estin Ubud Reso

tadines Kuta Te

antika Hotel – N

enaissance – JW

amada & Suites 

uku Centara** 

oliday Inn Expre

orison Hotel – S
                              
cts – Total is the sum 

Condotel units 

nk / PT. Willson Pro

ali Tourism B
t to Bali, holid
 but the share

% in the first h
siness travel
 2005 to 34.9

mand for tour
ost carriers, th
ntinue as evid
raze in Bali. S
d Amaris, Fav
ral high-end 
arat, InterCon
on, Sofitel, W

n Revenu
a surge in de
e growth in t
ted in a solid

 

2H 2012 – 2013

Resort & Villas 

a Resort 

ls & Resort 

– Jimbaran 

 

 Heritage** 

baran View** 

Watu Jimbar** 

Swiss-Belhotel*

ort & Spa 

rrace** 

usa Dua 

W Marriott  

 Sakala Hotel** 

ss 

eminyak** 
                              
 of all new projects fo

operti Advisindo 

Board’s surve
day travelers
e was down f

half of 2012. O
ers recorded

97%.   

rism and acti
he market op
denced by th
Several majo
ve, Pop!, Tun
 products inc
ntinental, Jum

Westin and m

ues 
emand from t
he overall oc

d growth in Re

 

3)*  
Star 

Rating 
To

Ro
5 5

5 2

5 2

5 1

5 1

5 1

4 2

4 2

4 2

* 4 1

4 1

3 1

3 1

5 1

 4 2

4 1

3 1

3 1
                       7,97

or 2H 2012-2013  

 

ey of tourists’
s remained th
from 68.20%
On the contra
 an increase 

ive domestic 
ptimism is 

e hotel 
r budget hote
e and Whiz. 

cluded 
meirah, Ritz-
any others. 

ourist arrival
ccupancy and
evPar.  

 

otal 
ooms 
524 

230 

200 

49 

118 

110 

277 

234 

225 

161 

07 

74 

50 

59 

247 

155 

60 

56 
70 

Fig

O
(1

 

 

 

 

 

 

 

 
So

Th
d
m
A
re

W
av
si
$
R’ 

he 
 in 

ary, 
 

 air 

el 

ls 
d 

5

5

6

6

7

7

8

8

9

gure 7 

ccupancy Rate
H 2008 – 1H 2012)

ource: Knight Fran

he average ro
ollar terms in

marginal incre
ARR for 5-star 
easonable in

With the incre
verage RevPa
izeable grow
83.11 and in 
p771,212.  

0%

55%

0%

65%

0%

75%

0%

85%

0%

1H08 2H

3-

e by Star Ratin
 

k / PT. Willson Pro

oom rate for 5
n the first hal
ease by 2.0%
 rated hotels 
crease by 12.

ase in room 
ar for all star-

wth in U.S. do
Rupiah terms

H08 1H09 2H09

-Star 4-St

g 

operti Advisindo 

5-star rated h
lf of 2012 reco

% (yoy) to $17
 in Rupiah te
.5% (yoy) to R

night deman
-rated hotels
llar terms by 
s by 10.3% (y

9 1H10 2H10

ar 5-Star 

hotels in U.S.
orded a 
2.71 and the 
rms indicated
Rp1,637,331. 

d, the overal
 witnessed a
 19.0% (yoy) 

yoy) to 

1H11 2H11 1

Overall

4 

. 

 
d a 
 

ll 
a 
 to 

H12



 

5                 

First half 2012 

BALI HOTEL  
Market overview 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 3 

ARR of Bali Hotel Market by Star Rating (1H 2012) 

Market Segment 
ARR Price Changes from 2H 2011 

Rupiah           US$              Rupiah US$ 

3-Star Hotels Rp656,947  $69.30     3.16% -1.33% 

4-Star Hotels Rp897,411  $94.66     6.66%  2.02% 

5-Star Hotels Rp1,637,331  $172.71     4.00% -0.52% 

Overall Hotels  Rp1,063,897  $112.23     4.56%  0.01% 
US$1 = Rp9,480 
Source: Knight Frank / PT. Willson Properti Advisindo 

 

Table 4 

RevPar of Bali Hotel Market by Star Rating (1H 2012) 

Market Segment 
ARR Price Changes from 2H 2011 

Rupiah           US$              Rupiah           US$ 

3-Star Hotels Rp479,844  $50.62     11.98% 7.11% 

4-Star Hotels Rp631,849  $66.65     18.67% 13.52% 

5-Star Hotels Rp1,201,942  $132.07     2.34% 1.97% 

Overall Hotels  Rp771,212  $83.11     8.34% 5.88% 
US$1 = Rp9,480 
Source: Knight Frank / PT. Willson Properti Advisindo 

 

Figure 8 

ARR by Star Rating in U.S. Dollar 
(1H 2008 – 1H 2012) 

 

 

 

 

 

 

Source: Knight Frank / PT. Willson Properti Advisindo 

Figure 9 

RevPar by Star Rating in U.S. Dollar  
(1H 2008 – 1H 2012) 

 

 

 

 

 
Source: Knight Frank / PT. Willson Properti Advisindo 

Coupled with plenty of new supply becoming available in 
the next two years and the growth of Condotel expected 
to flourish, the hotel market in Bali is expected to remain 
in tight competition. 
 
Government’s commitment to accelerate infrastructure 
building in Bali is perceived positively and it is expected 
to help optimizing its tourism potential to a higher level. 

Outlook 
Targeting to draw a new record high of three million 
foreign tourist arrivals in 2012, the Bali hotel market is 
expected to sustain positive growth.  

Performance metrics in the remainder of 2012 is expected 
to remain strong supported by anticipated high demand 
growth of tourists, particularly from the domestic tourists 
flocking for the seasonal year-end holidays. 
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This report is published for general information only.  Although  high  standards  have  been  used  in  the  preparation of
the information, analysis, views and projections presented in this report, no legal responsibility can be accepted by Knight
Frank Research or Knight Frank / PT. Willson Properti Advisindo for any loss or damage resultant from the  contents of this
document.  As  a  general  report,  this material  does  not  necessarily  represent  the  view  of  Knight  Frank / PT. Willson
Properti Advisindo in relation to particular properties or projects. Reproduction of this report in whole or in part is allowed
with proper reference to Knight Frank Research.

Technical Note
The figure in this report to the availability of built, up-and-ready star-rated hotels and boutique villas within Bali Market.
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