
New York San Francisco Boulder Denver Miami Dallas Chicago Washington, D.C. Weston, CT Phoenix Mt. Lakes, NJ  
Vancouver Toronto London Madrid New Delhi Singapore Hong Kong Shanghai Sydney São Paulo Buenos Aires Newport, RI 

 

     13 November 2008 

2008 

Space For More?  
Market Analysis – Amsterdam,  

The Netherlands 

 
 
Jan Willem Wit, Consultant & Valuation Analyst 

Arlett Oehmichen, Associate Director 

 
HVS – LONDON OFFICE 
7-10 Chandos Street 
London, W1G 9DQ 
+44 20 7878 7700 
+44 20 7878 7799 (Fax) 



   

HVS – London Office  Market Analysis – Amsterdam, The Netherlands 2 

 

Market Analysis – Amsterdam, The Netherlands 

This article has been published by HVS – London Office 

Amsterdam, the country’s capital, is the Netherlands’ most prospective 
city in regards to hotel performance. Praised for its liberalism, ease of 
doing business and language skills, Amsterdam has become a popular 
destination for headquarters of international companies and 
organisations. The city of Amsterdam currently claims that 9,000 more 
hotel rooms will be needed by 2015 to offset demand. This article 
analyses Amsterdam’s visitation pattern and takes a closer look at the 
local hotel market performance.  

The number of overnights spent in Amsterdam has experienced high 
growth over the last ten years. The city’s occupancy rate is generally far 
higher than that of most European cities, with Amsterdam currently 
between London and Paris in terms of occupancy levels. Although the 
economic downturn in 2003 slightly reduced visitation numbers, the city 
managed to recover to record levels in 2006 and 2007. Amsterdam’s 
outlook will however be significantly impacted by the current credit 
crunch.  

One of Amsterdam’s main concerns is the lack of available hotel rooms 
which impacts its competitiveness in particular within the MICE 
segment and influences the demand for congresses. Barcelona, Berlin 
and Frankfurt are cities that directly compete with Amsterdam by 
offering modern, high quality conference facilities and overall lower 
average rates. As a result Amsterdam has set out an action plan to 
provide more construction sites in order to attract new hotel 
developments. These sites are mostly in the outskirts of the city as there 
are high barriers of entry when it comes to development in the city 
centre.  

Key indicators of future hotel demand are those trends that reflect the 
relative health of the economy and the spending power of individuals. 
We have focused on those primary national domestic economic factors 
that are likely to have the greatest influence on Amsterdam’s hotel 
demand.  

Chart 1 summarises these economic indicators. 

Introduction 

National Economic 
Overview – The 
Netherlands 
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Chart 1 Key Economic Indicators – The Netherlands 

2005 2006 2007 2008 2009 2010 2011 2012

Real GDP growth (%) 1.1 3.0 3.5 2.1 0.7 1.2 1.7 2.1
Consumer price inflation (av %) 1.7 1.1 1.6 2.5 1.7 1.4 1.0 1.7
Budget balance (% of GDP) (0.5)      0.6 0.4 1.1 0.5 0.4 0.2 —
Current-account balance (% of GDP) 6.4 8.6 6.1 6.7 3.6 2.9 3.2 3.8
Short-term interest rate (av %) 2.1 3.1 4.3 4.8 4.5 4.2 4.2 4.3
Exchange rate US$:€ (av) 0.8 1.3 1.4 1.5 1.4 1.4 1.4 1.3

Source: Economist Intelligence Unit October 2008

ForecastActual

 

The Economist Intelligence Unit (EIU) reported GDP growth of 1.1% in 
2005 and 3.0% in 2006. Owing to the current economic recession, GDP 
growth is forecasted to slow; the EIU forecasts national GDP growth of 
2.1% in 2008 and 0.7%in 2009. From 2009 onwards GDP growth is 
expected to gradually increase to reach 2.1% in 2012. The EIU has 
forecast consumer price inflation to be 2.5% in 2008, 1.7% in 2009 and 
approximately 1.4% thereafter.  

Amsterdam is situated in the province of North Holland, at the heart of 
the Randstad area, Europe’s sixth largest metropolitan area. Amsterdam 
is the capital and financial centre of and the largest city in the 
Netherlands, with a population of approximately 750,000 (2007 CBS 
census). 

The city is highly accessible, with well developed local, national and 
international transport links, including the European high-speed rail 
network and the North Sea Canal, which gives access to the coast. 
Amsterdam is an important trading and commercial centre, with the 
city’s port (handling mostly freight and cruise ships) achieving very high 
volumes of traffic. 

The city’s historic core, centred on Dam Square, is a major cultural and 
tourist centre. Surrounded by a ring of canals and sixteenth to 
eighteenth-century merchants’ houses, the city also contains some of 
Europe’s finest art museums.  

Amsterdam, being both a commercial and a leisure destination, benefits 
from a healthy mix of demand for hotel accommodation. Most of the 
city’s quality hotels are located in the city centre. The modern office 
districts are located on the ring road, particularly to the south, where the 
RAI convention centre is located. This area is expected to attract further 
investment from a number of key sectors, including IT, 
telecommunications, transport logistics, investment banking and 

CITY OVERVIEW 
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insurance. The city’s economy is thus expected to be among the fastest 
growing within Europe in the next few years.  

The museums are the main tourist attractions in Amsterdam. The 
Rijksmuseum, the Van Gogh Museum, the Scheepvaart Museum and 
the Stedelijk Museum are the most popular, with another 50 museums 
attracting many millions of visitors every year. Other popular tourist 
attractions include the canals, the Jordaan and the numerous bars and 
cafes around Rembrandt Square and Leidse Square. Nearby tourist 
attractions such as the towns of Volendam, Edam and Marken are also 
generators of leisure demand for Amsterdam’s hotels. 

Schiphol is a 100-hectare complex made up of five business parks 
approximately 25 minutes from Amsterdam’s city centre. The 
international environment and close proximity to Amsterdam Airport 
Schiphol is well suited for European business headquarters, distribution 
centres, R&D facilities, sales offices, aviation research and training 
facilities and many other types of businesses. Major residents of Schiphol 
include KLM Computer Centre, British American Tobacco, Microsoft, 
Mitsubishi Motors European Headquarters and Canon Europe. Schiphol 
is an attractive location for hotel developments and as such we have 
included some paragraphs describing Schiphol’s recent market 
performance.  

To determine the effective relevance of the domestic market and the 
international source countries, an analysis of visitation to the region has 
been performed.  

Chart 2 summarises the number of foreign and domestic tourists that 
visited Amsterdam between 2000 and 2007. 

Tourism and Visitation 
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Chart 2 Domestic and International Visitation – Amsterdam 2000-07 (000s) 

Source: TourMIS
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As illustrated in Chart 2, visitation to Amsterdam from 2000 to 2007 
increased by more than a 800,000 visitors, which represents a compound 
annual growth rate of 2.8%. The growth in visitation for the domestic 
segment was impressive with a compound annual growth rate of 9.0% 
from 2000 to 2007; however, the domestic market only accounted for 
about 20% of total visitation in 2007. International visitation for 2007 only 
slightly increased on 2006 levels, while the level of growth in 2004 and 
2005 reflected a strong increase after international visitation to 
Amsterdam decreased in 2002 and 2003, owing mainly to the war in Iraq 
and the SARS epidemic.  

Chart 3 Accommodated Bednights – Amsterdam 2000-07 

Sources: CBS; TourMIS
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Chart 3 illustrates that the total number of accommodated bednights in 
Amsterdam was just over 8.8 million in 2007, of which 83% were 
international guests and 17% domestic. The number of international 
bednights increased at a compound annual rate of only 1.0% over the 
period under review whilst the number of domestic bednights increased 
by 7.3%. The average length of stay for foreign guests in 2007 was 
around 1.9 days and around 2.0 days for domestic guests. Amsterdam is 
often used as a hub which explains the short average length of stay for 
international guests. Total average length of stay has hardly changed 
from 2.0 days in 2000 to 1.9 days in 2007, reflecting the popularity of 
Amsterdam as a short-break destination. 

Airport passenger counts are important indicators of transient hotel 
demand. A sizeable percentage of arriving passengers may need hotel 
accommodation, depending upon the type and location of a particular 
airport. Trends showing changes in passenger counts also reflect local 
business activity and the overall economic health of an area. 

Chart 4 Total Passenger Arrivals Amsterdam Airport Schiphol 2000-07 

Source: ACI Worldwide Airport Traffic Report 2000-07
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Chart 4 shows that passenger movements at Amsterdam Airport 
Schiphol have steadily increased in recent years, with a compound 
annual growth rate of approximately 2.8% from 2000 to 2007. We note 
that the high growth rate of 6.6% in 2004 reflects the recovery of 
passenger movements following the decline of 2003. In 2007, 
international arrivals accounted for about 47.7 million, whereas domestic 
arrivals only reached 52,000. Therefore, the amount of domestic arrivals 
is negligible and illustrates Amsterdam Schiphol’s importance as an 
international travel hub within Europe. Amsterdam Airport Schiphol is 
the fourth-busiest airport after Frankfurt Airport, London Heathrow and 
Charles de Gaulle in Paris.  

Airport Passenger 
Arrivals 
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Chart 5 shows the top six source countries by percentage of visitation 
arriving in Amsterdam. 

Chart 5 International Visitation to Amsterdam by Source Country 2007 

Source:  TourMIS
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As illustrated in Chart 5, the UK is the main feeder market for 
Amsterdam, representing 24% of total visitors in 2007. The USA 
accounted for approximately 15% of international arrivals, Spain for 7%, 
Germany for 7%, Italy for 6% and France for 6%. The proportion of 
international to domestic tourists has shifted from 87% of international 
visitation in 2002 to 80% in 2007, underlining the increase in domestic 
visitation.  

Tourism to Amsterdam  follows a rather distinct seasonality pattern, as 
illustrated by chart 6.  

Chart 6 Seasonality – Monthly Occupancy 2003-07 

Source: HVS Research 
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The peak season in Amsterdam is from March to November, while 
visitation declines between December and February. The city is primarily 
considered to be a business destination. However, promotion of the city 
during the summer periods, when commercial demand is lower, has 
managed to attract strong leisure demand; thus stabilising seasonality 
from March to November, although we note the strong drop in 
occupancy levels during the month of July.  

The aggregate room count for hotels in Amsterdam was 19,400 in 2007. 
The city has ten classified five-star hotels (2,202 rooms), 43 four-star 
hotels (6,653 rooms), 88 three-star hotels (6,208 rooms) and 210 other 
hotels (4,337 rooms).  

Hotel supply in Amsterdam has been stable over the past ten years. The 
total number of hotels and rooms in the city has increased slowly with a 
compound annual growth rate of 1.5% for hotels and 1.8% for rooms. 
Three-star hotels have shown the highest growth, with a compound 
annual growth of 5.4% in properties and 2.6% in rooms.  

Charts 7 and 8 illustrate the distribution of number of hotels and number 
of guest rooms per category.  

Chart 7 Distribution of Hotel Supply – Amsterdam 2007 

Sources: Amsterdam in cijfers; Dienst Onderzoek en Statistiek; HVS Research
2007 figures as per the revised Netherlands Hotel Classification Criteria
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Supply Analysis 
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Chart 8 Distribution of Guest Room Supply – Amsterdam 2007 

Sources: Amsterdam in cijfers; Dienst Onderzoek en Statistiek; HVS Research
2007 figures as per the revised Netherlands Hotel Classification Criteria
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Comparing the distribution of hotel and room supply it can be noticed 
that whereas the five star segment only accounts for about 5% of the 
total hotel supply, it comprises 23% of total guest rooms. The difference 
in the four-star segment is similar (10% of total hotels vs 24% of rooms 
supply) whereas the distribution of hotels and rooms in the three-star 
segment is almost equal.  

In the past, high barriers to entry have prevented new hotels from being 
developed in Amsterdam. Suitable sites in the city centre are scarce and 
building restrictions further hinder any increase in supply. In recent 
years, increases in supply in the city centre have been primarily the 
result of extensions to existing hotels rather than the building of new 
properties. The majority of the new developments are currently 
concentrated in the Schiphol area and on the outskirts of Amsterdam, as 
hoteliers seek to take advantage of the increase in the number of 
commercial developments between the city and the airport.  

According to statistics from the city of Amsterdam and our research 
database, we understand that only seven additional hotels have been 
confirmed to enter the market over the next four years. Other projects 
are still at a speculative stage and may not materialise in the future. We 
consider that the estimated additional 1,651 rooms, equal to about 9% of 
the existing supply, are not likely to have a long-term impact on 
marketwide operating performance. The majority of those units are 
expected to be within the four-star and five-star categories.  

In the following paragraphs we take a closer look at Amsterdam’s hotel 
performance for both, the city centre and airport area. 

 

Future Developments 

Hotel Performance  
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City Centre 

Chart 9 illustrates the hotel performance for the city centre from 2000 to 
2007.  

Chart 9 Market Performance – City Centre 2000 to 2007 (€) 

Source: HVS Research
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Traditionally, Amsterdam has recorded some of the highest occupancy 
levels amongst Europe’s main markets. It is interesting to note that over 
recent years this gap has started to narrow.  

Since 2003, visitation to the city started to somewhat improve while 
marketwide occupancy increased at a compound annual growth rate of 
1.9% to reach 80% in 2007. As is often the case in a recovering market, 
average rate experienced a more modest increase with a compound 
annual growth rate of 3.4% between 2003 and 2007, resulting in a 
compound annual growth rate of 5.3% in RevPAR.  

Owing to the economic environment, 2008 year-to-date figures reveal a 
decrease in occupancy levels on 2007. We note a stable average rate, 
which translates in a slightly lower RevPAR compared to year-to-date 
2007. Upscale hotels with an average rate of €150 and above seem to be 
suffering the most with occupancy rates down by about seven percent. 
Even though average rate went up by about 3%, RevPAR for upscale 
hotels has shown a decrease of about 4%.  
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Airport Area  

Chart 10 illustrates the hotel performance for the airport area from 2000 
to 2007.  

Chart 10 Market Performance – Airport Area 2000-07 (€) 

Source: HVS Research
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Both occupancy levels and average rate have experienced larger 
fluctuations during the period under review than recorded in the city 
centre. The airport hotels experienced a double digit decrease in average 
rate in 2003 and further declines in 2004. Positive marketwide rate 
growth was achieved in 2005 and 2006 with ADRs of €102 and €114, 
respectively. A further 4% rate increase led to an average rate of €118 in 
2007. RevPAR decreased from 2000 until 2005, then increased to reach 
€88 in 2007.  

The 2008 Year-to-date figures reveal a decrease of about 2.5% in 
occupancy rate. Average rate has so far remained stable compared to the 
previous year which resulted in a slight decrease in RevPAR.  

City Centre Vs Airport Area 

The airport hotels suffered more over the period under review than the 
city centre hotels. We also note that the airport hotels recovered at a 
slower pace than those in the city centre; however, we note that for the 
time being the financial crisis has had more impact on the city centre 
than it has on the hotels at the airport. 
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The performance of Amsterdam’s airport and city hotels are strongly 
correlated. The properties located in the airport area were impacted 
more by the September 11 attacks in the US; the real impact was felt in 
the years following the terrorist attacks and demand only started to 
recover from 2005 onwards. As we proceed on another downward trend 
in both occupancy and average room rate the limited growth in supply 
will help to maintain occupancy levels at a more moderate level in spite 
of the falling demand.   

Amsterdam is a gateway city with a lot of growth potential in the hotel 
segment. We understand that a few of Amsterdam’s famous museums 
will stay closed over the course of 2009, which will negatively impact 
visitation to Amsterdam. However, the city invests heavily in its 
marketing and in the organisation of new events year after year to attract 
new visitors.  

The local government and tourism bureaus are aware of the increased 
competition within the MICE segment with locations such as Barcelona, 
Berlin and Prague which are becoming increasingly popular. Amsterdam 
is in need of further hotel rooms to be able to continue competing with 
new players within this segment. With little growth in new supply, the 
authorities are now encouraging hotel development and remain positive 
that these developments will be well absorbed by the market.  

Overall, we consider Amsterdam as an attractive and stable city for 
further hotel development. Amsterdam is one of the main European 
gateway cities and is therefore likely to recover quicker than other 
European cities from the current economic downturn.  

Conclusion  
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