
 

 

MIDDLE EAST HOTEL SURVEY  
2014 EDITION 

FAST FORWARD AND REWIND 
 

HVS | Liberty House Building, DIFC, 7th Floor, Office 715, Dubai, UAE www.hvs.com 

APRIL 2014 І US$850 

Cristina Zegrea 
Consultant and Valuation Analyst 
 

Hala Matar Choufany, MRICS 
Regional Managing Director 



 

 April 2014                 Middle East Hotel Survey - 2014 Edition | PAGE 2 

Introduction 
 

In 2013, the Middle East region continued to 

witness turmoil and instability, and at the same 

time, it achieved historical milestones. While 

some of the countries endure chaos, others  

manage to capitalize on their stability, 

reporting unprecedented growth, thereby  

rendering regional tourism dynamic, yet at the 

same time contrasting.  

The Middle East Hotel Survey 2014 Edition 

strives to consti tute a reference guide by  

offering a comprehensive analysis of the 

overall economic performance of the region,  

with particular focus on the tourism industry.  

Our tourism analysis is based on data originating from 467 established hotels(excluding newly opened 

hotels) in the region, representing roughly 127,000 rooms; an increase of 7% over 2013 participating 

hotels.  In addition to the Middle East selected countries, our analysis incorporates, where available, supply, 

pipeline and hotel performance analysis originating from Turkey and Egypt.  

Moreover, the current edition includes a detailed performance analysis of year-end key operating 

performance indices, with a breakdown between five-star properties and midscale properties across the 

region. For the purpose of this analysis, the term “midscale” refers to four-star and three-star branded 

properties in the region.  

In order to further enhance the value of the information contained herein, HVS has introduced a section 

dedicated to the 2013 Gross Operating Profit analysis , along with a section dedicated to current and future 

tourism trends.  

 

Middle East In Figures 
 53 million – tourists arrivals in Middle East in 2013; 

 66 million – passengers movements at Dubai International Airport in 2013; 
 339.7 million – national and resident population of the Middle East; 

 USD105,000 – GDP per capita of Qatar, as the highest in the world; 

 28th worldwide – UAE’s rank in the World Economic Forum Travel & Tourism Competitiveness 

Index; 

 USD2.5 trillion – investment worth of projects in GCC in 2013; 

 USD167 billion – regional tourism total contribution to GDP in 2013;  

 USD278 billion – regional tourism forecast total contribution to GDP by 2024; 

 2.4 million – jobs to be sustained by the tourism and travel sector by 2024; 

 USD24.5 billion – tourism capital investment in Middle East in 2013.  
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Economic Overview 
 

In spite of the regional unrest and the volatility witnessed in 2013, the Middle East and North Africa (MENA) 

region remains one of the fastest growing regions worldwide, owing predominantly to the strong GCC 

economies, while transition countries such as Lebanon, Syria, Jordan and Egypt impede the aggregate 

regional growth rate. The region is forecast to grow by approximately 3%, representing one percentage point 

over the growth reported in 2013. 

FIGURE 1: ECONOMIC PERFORMANCE MENA REGION: 2000-2016 

On the back of political unrest, large 

budget deficits, low public spending on 

infrastructure and development and lack 

or insufficient foreign direct investments, 

the growth rate expected for the 

economies in transition has fallen, with 

current estimates sitting at approximately 

3%. On the other hand, the resource-rich 

GCC economies continue to flourish, with 

estimated growth rates for 2014 standing 

at 4.6%. The GCC growth is triggered 

predominantly by high oil prices, 

considerable government spending on 

infrastructure and development, 

government initiatives to develop non-oil 

related sectors and considerable foreign 

direct investments. This is reflected in the 

forecast growth rates for the real GCC 

non-oil GDP between 2014 and 2015. 

In terms of economic performance, The 

World Economic Forum Economic 

Competitiveness Index 2012-2013 

indicates Qatar as the best performing 

economy, followed by Saudi Arabia and 

the United Arab Emirates.  

In 2014, the economic growth is projected 

to expand by 2.8%, reaching up to 3.5% 

by 2016. Overall, the regional growth 

remains subject to a series of risk factors 

and is expected to remain below its real 

potential, as improvements in the political 

stability in some parts of the Middle East 

are not expected in the short-term. 

00-09 2010 2011 2012 2013 2014f 2015f 2016f

GDP 4.1 4.2 3.8 2.6 1.9 2.8 3.3 3.5

Inflation 4 2 1.2 2.3 1.4 3.1 3.7 3.4

Fixed investment 6.9 5.1 3.4 -0.2 -1 0.6 1.2 2.6Current Account 

Balance, % of 5.2 1.7 1.9 -1.7 -3.1 -3.4 -3.5 -3.4

Developing 

Countries

4 4.7 -0.5 2.7 0.8 3.2 3.4 3.6

GCC counties* 3.8 3.8 6.4 5.7 4.1 4.6 4.7 4.7

* Excl Qatar

Source: World Bank
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Demographics 
 

      According to World Bank 2012 estimates, the 

region accounts for approximately 339.6 

million nationals and residents, out of which 

60.0% is comprised of urban population.  With 

a growth rate of approximately 61.0% reported 

over the past 20 years, Middle East population 

growth is among the highest worldwide, 

surpassing even the population growth rates 

reported by China and India over certain years. 

Among other factors, the accelerated 

population growth provides an opportunity for 

economic expansion in the region as it offers 

incremental labour resources, which in turn 

promotes a larger market place and a higher 

GDP.  

Some Gulf Cooperation Council (GCC) countries 

such as the United Arab Emirates and Qatar are 

witnessing an influx of additional expatriates, 

owing to the fast-paced development of their 

economies and the massive infrastructure 

projects under development in preparation for 

the FIFA World Cup 2022 in Qatar and the 

World Expo 2020 in Dubai. 

In the long-term, youth population growth 

coupled with increased private consumption 

and higher government budget expenditure will 

serve as a platform for growing investment in 

MENA region. 

 

 
 

FIGURE 4:  GDP PER CAPITA (USD) 

FIGURE 3: POPULATION 

FIGURE 5:  MENA LABOUR MARKETS 
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Regional Construction Developments 
 

Triggered mainly by the GCC developing economies, the region is currently witnessing a massive 

transformation, with major infrastructure projects and mixed-use developments in planning or already in the 

construction stage. According to Zawya’s GCC Projects Report 2013, the total worth of projects in the GCC 

exceeded USD2.5 trillion, representing approximately 63.0% of the total worth of projects planned or under 

development in the Middle East. 

The United Arab Emirates leads this statistic in terms of value, 

with projects worth in excess of USD900 billion, while Saudi 

Arabia and Qatar follow, with projects worth in excess of 

USD770 billion and USD320 billion, respectively. For countries 

such as the UAE and Qatar, the considerable investment in 

projects is driven on one hand by the goal to honour 

commitments related to hosting the FIFA World Cup 2022 and 

the World Expo 2020, and on the other hand by the vision and 

the clear targets set within their strategic development plans. These plans are The 2020 Vision for Dubai and 

the 2030 National Vision for Qatar. Similarly, under the Ninth Development Plan, Saudi Arabia has set as a 

goal to invest in excess of USD350 billion for infrastructure development. According to Deutsche Bank, Dubai 

alone will be requiring an infrastructure development investment of approximately USD43 billion in order to 

host the World Expo 2020, while Qatar’s infrastructure investment in preparation for the FIFA World Cup 

2022 is estimated at roughly USD150 billion. As such, 40.0% of Qatar’s budget for the next two years is 

allocated to infrastructure development. 

In spite of the massive infrastructure development commitments, the GCC construction market is led by the 

real-estate sector, which accounts for nearly half of the total construction projects, while the infrastructure, 

oil & gas and the power & water sectors account for only 26.0%, 18.0% and 8.0%, respectively.  

FIGURE 6:  GCC PROJECTS (USD 000,000s) 
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FIGURE 7:  GCC PROJECTS MIX 
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FIGURE 8:  MAJOR INFRASTRUCTURE PROJECTS IN MIDDLE EAST 

Project City Country Developer Worth (US$) Estimated 

Completion Date
Status

Qatar Rail Network Program Doha Qatar Qatar Railways Development Company 42,900,000,000 2020 Ongoing

Doha Metro Doha Qatar Qatar Railways Development Company 37,000,000,000 2050 Ongoing

 GCC Rail Network GCC GCC Cooperation Council for the Arab States of the Gulf 30,000,000,000 2017 Ongoing

Haramain High-Speed Rail Makkah KSA Saudi Railways Organization 29,100,000,000 2016 Ongoing

 King Abdullah Economic City Port Jeddah KSA Saudi Arabian General Investment Authority 26,600,000,000 2026 Ongoing

Khalifa Port and Industrial Zone Abu Dhabi UAE Abu Dhabi Ports Company 24,000,000,000 2030 Ongoing

Riyadh Metro Riyadh KSA High Commission for the Development of Arriyadh 22,500,000,000 2018 Ongoing

Cairo Airport City Cairo Egypt Egyptian Holding Company for Airports and Air Navigation 20,000,000,000 2021 Ongoing

New Doha International Airport Doha Qatar New Doha International Airport Steering Committee 17,500,000,000 2015 Ongoing

Al Sharq Crossing Doha Qatar Public Works Authority - Qatar 15,000,000,000 2021 Ongoing

Source: Zawya
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Worldwide Tourist Arrivals and Middle East Growth 
 

After the worldwide tourist arrivals surpassed 

the one billion mark for the first time in 2012, 

the United Nations World Tourism 

Organization reported an additional 5% 

growth in 2013. Furthermore, the forecast for 

2014 suggests that the world tourist arrivals 

will expand, exceeding 1.1 billion arrivals. As in 

the previous year, Asia Pacific and Africa have 

witnessed the strongest growth, at 6.0% and 

5.6%, respectively. The Middle East remains 

the region with virtually 

stagnant growth, reporting a 

0.3% increase in the number of 

tourist arrivals. The preliminary 

estimates for 2014 project a 

similar performance. We 

further note that the UNWTO 

forecast is dependent on the 

stability of the region and 

reflects the uncertainty associated with countries facing political unrest such as Egypt and Syria. In spite of 

this, the same organization has ranked the UAE among the top ten fastest growing hotspots in 2013, reporting 

a 10.4% growth in international tourist arrivals. Alongside the UAE, Qatar and Kuwait were ranked among 

the best emerging markets in terms of outbound expenditure growth. Among regional tourist arrivals, Dubai 

remains the most visited city in the region, accounting for 50.0% of total passenger movements. Sustained by 

its solid national carrier, Doha ranks second, with an approximate 16.0% contribution to regional travel.

FIGURE 9:  WORLD TOURIST ARRIVALS (000s) 

2005 2006 2007 2008 2009 2010 2011 2012 2013

2014 

Forecast

% Change 

2012-13 % of Total

World 814,047 851,321 901,366 921,355 879,885 938,518 980,000 1,035,000 1,086,750 1,130,220 5.0% 100.0%

Africa 36,374 39,626 42,635 44,763 46,998 50,002 50,000 52,000 54,912 57,658 5.6% 5.1%

Americas 132,165 134,685 140,694 146,326 139,008 149,710 156,000 162,000 167,832 173,874 3.6% 15.4%

Asia Pacific 151,212 162,779 179,788 185,297 181,608 204,509 216,000 233,000 246,980 261,799 6.0% 22.7%

Europe 450,831 468,991 488,000 489,186 459,830 474,539 503,000 535,000 563,890 580,807 5.4% 51.9%

Middle East 43,465 45,240 50,249 55,783 52,441 59,758 55,000 53,000 53,159 53,691 0.3% 4.9%

Source: UNWTO

Source: World Bank  
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FIGURE 10:  REGIONAL PASSENGER MOVEMENTS (2013) 

City 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

Annual 

Growth 

2012-13

Percentage 

of Total

Abu Dhabi 4,622,023 4,877,387 4,788,893 6,565,556 8,687,712 9,374,631 10,496,300 12,400,000 14,700,420 16,523,272 12.4% 7.9%

Amman 2,988,174 3,272,020 3,506,061 3,850,347 4,477,811 4,770,769 5,430,000 5,467,726 6,250,048 6,502,323 4.0% 3.1%

Bahrain 4,617,138 5,169,831 6,362,365 6,983,629 8,411,442 8,736,974 8,598,069 7,568,200 8,479,884 7,377,499 -13.0% 3.5%

Beirut 3,199,952 3,179,753 2,739,606 3,326,433 4,039,560 4,953,891 5,512,435 5,596,034 5,960,414 6,249,503 4.9% 3.0%

Cairo 9,386,707 10,089,339 10,665,708 12,475,605 14,272,180 14,305,800 16,052,619 12,847,398 14,711,500 13,773,560 -6.4% 6.5%

Dammam 2,782,423 3,013,240 3,341,092 3,840,671 3,883,700 4,149,588 4,568,715 5,268,073 6,473,307 NA - -

Doha 5,500,031 7,191,991 8,733,160 9,522,620 12,425,161 13,270,005 15,863,292 18,202,489 21,163,382 23,266,187 9.9% 11.1%

Dubai 20,868,995 23,922,292 27,925,522 33,481,257 36,592,307 40,104,149 47,200,000 50,980,000 57,684,550 66,431,533 15% 32%

Erbil - - 163,619 263,148 301,534 348,120 435,469 621,870 947,600 1,193,783 26.0% 0.6%

Istanbul 15,600,601 19,293,769 21,265,974 23,196,229 28,553,132 29,757,384 32,145,619 37,452,187 44,998,508 51,320,875 14.1% 24.4%

Jeddah 12,256,413 13,239,144 13,265,071 14,356,433 15,292,451 15,923,875 17,839,544 20,892,590 25,785,463 NA - -

Kuwait 5,048,937 5,381,258 6,053,094 6,910,309 7,226,345 8,125,617 8,332,857 8,466,737 8,979,281 9,376,618 4.4% 4.5%

Muscat 3,334,655 3,388,866 4,521,343 4,050,005 3,918,136 4,474,837 5,521,802 6,479,860 7,546,715 8,310,927 10.1% 4.0%

Riyadh 9,138,170 9,881,495 10,532,752 10,962,043 11,709,230 11,465,552 12,635,739 14,836,305 18,000,000 NA - -

Source: HVS Research
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Regional Tourism in Global Context 
 

The Travel & Tourism Competitiveness Report 2013 assessed 140 economies  worldwide based on the extent 

to which each country managed to implement strategies aimed at developing the travel and tourism sector. In 

2013, the UAE ranked 28th, up two positions  when compared to 2012 and outranking strong economies such 

as Russia and China. Furthermore, the UAE has outranked well-established tourist destinations such as 

Seychelles, Mauritius and Turkey. The UAE’s most important competitive advantage relates to its world -class 

international hubs for global air traffic, backed by effective marketing and brand campaigns. In terms of 

world ranking, the WTTC 2014 report positions the Middle East as the 8th region worldwide with the most 

competitive tourism sector based on 2013 performance, and 6th worldwide, based on tourism growth.   

 

Travel & Tourism in a Regional Context 
 

Middle East tourism has reported sustained growth over years preceding 2013, with some countries across 

the region embarking on unmatchable investment and development programs aimed to develop their tourism 

sector. According to the World Trav el and Tourism Council (WTTC), the regional direct contribution of 

tourism to GDP in 2013 was roughly USD64 billion, a growth of 4.0% when compared to the previous year. 

Furthermore, the direct contribution is estimated to nearly doubl e by 2024, reaching approximately USD 106 

billion. The total contribution of the trav el & tourism sector to the regional GDP is estimated to ramp up by 

more than double from USD167.7 billion in 2013 up to USD278.6 billion by 2024. 

 

 

 

 

FIGURE 11:  TOURISM COMPETITIVENESS INDEX (2013) 
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FIGURE 12:  ME TOURISM - WORLD RANKING WTTC (2014) 
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FIGURE 13: MIDDLE EAST TRAVEL & TOURISM GDP AND EMPLOYMENT CONTRIBUTION (2007-2024) 
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As it expands, the regional travel and tourism sector gains in 

importance, as in addition to being accountable for roughly 

6.5% of the Middle East’s GDP, it was also accountable for 

approximately 4.5 million jobs in 2013 (including jobs  

indirectly supported by the industry). This is expected to 

further grow by  2.4% in 2014, reaching up to 6.3 million jobs  

by 2024 and accounting for roughly 6.8% of total regional 

employment. As  revealed by a WTTC study carried out in 2013,  

the travel and tourism industry has exceeded automobile and 

higher education sectors in terms of contribution to GDP, and 

accounts for 1 out of 15 jobs in the region, ahead of automobile, 

higher education, banking and financial services sectors.  

Leisure travellers predominantly fuel regional tourism, with the 

leisure spending accounting for as much as 75% of the tourism 

GDP contribution in 2013, the equivalent of roughly USD 93.5 

billion. On the back of leisure attractions  under development 

across the region, and in an attempt by the individual tourism 

authorities to further grow their tourism sectors, leisure 

spending is forecast to grow by 4.5% per annum and reach 

USD153 billion by 2024. The remaining 25% regional tourism 

contribution to GDP is attributable to business spending, which 

generated approximately USD 31 billion in 2013. This is forecast 

to grow by 4% per annum and is expected to generate up to 

USD49 billion by 2024. 

Both l eisure and business spending are primarily generated by foreign visitation,  which accounted in 2013 

for 54% of the total spending in 2013, with the remaining attributable to domestic spending. By 2024, the 

WTTC forecasts growth in domestic spending, which is estimated to generate up to 50% of the regional 

tourist spending. 

In line with the unprecedented tourism growth forecast, tourism capital investments are witnessing an 

ascending trend and are expec ted to rise from USD24.5 billion in 2013 to USD44.7 billion in 2024.  

 

 

 
 

 

FIGURE 14: TRAVEL AND TOURISM COMPONENTS 
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FIGURE 15: REGIONAL TRAVEL & TOURISM INVESTMENT (2007-2024) 
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Supply and Pipeline 
 

For the purpose of the supply analysis, HVS has taken 

into account the existing and proposed supply across 

the region, including Turkey, where data from 

participating operators was made available. As a 

reflection of the 2013 status quo, InterContinental 

Hotel Group continues to boast the greatest supply in 

terms of existing inventory, currently managing over 

18,000 rooms. Starwood Hotels & Resorts follow by a 

slight difference, while Hilton Worldwide secures the 

third position, with approxim ately 16,000 operational 

rooms. 

The forecast for supply analysis reveals Hilton 

Worldwide as the most rapidly expanding hotel chain,  

with more than 54 hotels, equalling almost 18,000 

rooms scheduled to enter the market by 2020. Rotana 

Hotel Management Corporation and Starwood Hotels & 

Resorts follow suit, each with approximately 13,500 

rooms in the pipeline.  

From data analysed by HVS, the current supply pipeline 

pertaining to the participating hotel chains consists of 

over 95,000 rooms, which suggests that in the years  

ahead, the inventory in the region (including Turkey) is 

expected to increase by 66.0%, without accounting for 

expanding properties. The highest supply growth is 

forecast for Saudi Arabia and the UAE, with over 

28,000 and 24,000 new rooms to be added by 2020,  

respectively. 

The majority of the proposed supply, amounting to 43,000 rooms is scheduled to enter the market during the 

course of this year and will continue into 2015, provided that no delays will occur. A handful of projects 

representing approximately 20,000 rooms remain without an estimated opening date. We present in Figure 

19, an evolution and forecast of the overall branded supply in the top countries across the region.  

 

 

FIGURE 16: BRANDED SUPPLY BY OPERATOR (2013) 
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FIGURE 17: BRANDED PIPELINE BY OPERATOR  
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FIGURE 18: BRANDED PIPELINE BY COUNTRY 
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FIGURE 19: GCC SUPPLY EVOLUTION (2010-2018) 
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New Hotel Openings 
 

Notwithstanding the political unrest and volatility witnessed in some countries across the region, 2013 has 

been a prolific year in terms of new openings, with more than 13,000 rooms entering the market. The 

majority of new supply was launched in the UAE and Saudi Arabia, with approximately 6,000 rooms for the 

former and 2,700 rooms for the latter. The cities that benefited 

most from the additional supply are Dubai and Riyadh, which 

saw the opening of 2,900 rooms and 1,900 rooms, respectively. 

The third position is occupied by Ras Al Khaimah and Abu 

Dhabi, each with an equal number of new rooms entering the 

market in 2013. Our research further reveals that the addition 

to supply is divided amongst five-star properties on one hand,  

and upscale  and midscale properties on the other hand.  

 

Historical Key Performance Indicators 
 

Over the course of the past ten years, the regional hotel market  has witnessed periods of growth and periods 

of decline. On the back of the economic recovery and disregarding the political unrest witnessed by some 

counties, starting from 2011, regional tourism has entered a sustained growth trend. It is worthwhile to 

mention, however, that this positive performance remains below the peak achievements of 2007.  

 

 

 

 

 

FIGURE 21: NEW OPENINGS BY COUNTRY AND CITY (2013) 
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FIGURE 20: NEW OPENINGS BY BRAND (2013) 

FIGURE 22: REGIONAL TOURISM HISTORICAL PERFORMANCE (1994-2013) 
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FIGURE 23: AVERAGE ANNUAL OCCUPANCY (1994-2013)  
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FIGURE 24: AVERAGE ANNUAL ROOM RATE (1994-2013) 
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FIGURE 25: AVERAGE ANNUAL RevPAR (1994-2013) 
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2013 vs. 2012 Hotel Performance Analysis 
 

As previously mentioned, HVS has based the present regional hotel performance analysis on data pertaining 

to 469 internationally branded hotels across the region. At a fi rst glance, our research suggests  that the 

regional tourism performance seems to be positioned below 2012 achievements, with the aggregate RevPAR 

dropping by 8.0%  on 

the back of lower  

ADR, all the while 

maintaining the same 

occupancy levels. In 

reality, these 

performance levels 

were achieved in spite 

of the considerable 

supply introduced in 

the region in 2013, a 

testament to the 

demand continuing to 

experience strong 

growth. Coupl ed with the performance drop in countries such as Lebanon and Egypt this indicates the 

strength and resilience of the GCC tourism sector, which positively impacts the regional aggregates. The 

highest occupancy level in the region was achieved, as expected, by Dubai, which reported 81.0% average 

annual occupancy at the end of 2013, while Erbil managed to command the highest average rate in the region, 

and at the same securing the greatest regional RevPAR of approximately USD233. On the other hand, the 

weakest hotel performance growth was witnessed by Egypt and Lebanon, with Sharm El Sheikh and Beirut’s 

RevPAR dropping by 45.0% and 37.0%, respectively. In terms of “winners”, Yanbu managed to improve i ts 

RevPAR in 2013 by 45.0% on the back of both strong occupancy and ADR levels.  

In the short-term, the aggregate regional KPIs will remain dependent on the political stability of key 

destinations such as Egypt, Syria and Lebanon and therefore positive or negative fluctuations remain  

relatively challenging to anticipate.  
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FIGURE 26: HOTEL PERFORMANCE (2013) 

FIGURE 27: HOTEL PERFORMANCE (2012-2013) 
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Performance of “Midscale” Properties Analysis 
 

In order to enhance the value of the Middle East Hotel Survey, HVS has incorporated in this year’s edition a 

brief analysis of the midscale properties across the region in comparison to the performance achieved by 

upscale and upper-upscale properties. Our analysis revealed that in 2013 midscale property performance 

remained relatively stagnant, as only marginal growth was achieved across all KPIs. When compared to the 

performance of upscale and upper 

upscale properties, our study  

indicates that  while midscale 

properties manage to achieve an 

aggregate occupancy of 61.0%,  

three percentage points higher, the 

five-star category clearly 

dominates the market with ADR 

and RevPAR l evels higher by as  

much as 50.0% and 48.0% 

respectively.  The greatest 

performance gap between the 

aforementioned categories is 

evident largely in Abu Dhabi, Dubai, 

Istanbul and Kuwait Ci ty. 

 

Regional GOP Performance 
 

In terms of gross operating profit performance, the aggregate across the region in 2013 was roughly 34.0%. It 

is essential to mention that GCC hotels managed to obtain an aggregate GOP of approximately 45.0%. The 

undeniable leader in terms of GOP performance is Kuwait, by achieving a GOP of approximately 55.0%. This is 

followed by Saudi Arabia, with an achieved GOP of approximately 50.0%.  

 

FIGURE 28: GOP PERFORMANCE IN % (2013) 

0.0%

10.0%

20.0%

30.0%

40.0%

50.0%

60.0%

70.0%

Source: HVS Research

FIGURE 28: HOTEL PERFORMANCE (2012-2013) 
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Regional Travel & Tourism Trends 
 

 Following ongoing political unrest, the shift of tourism flow from Egypt, Syria and Lebanon towards 

Gulf markets is expected to continue; 

 Shopping tourism is expected to expand further as several major malls in the region are scheduled 

to open during the next two years; 

 Low cost carriers are trying to enlarge their target market and they are introducing luxury services  

on board in an attempt to appeal to Middle East travellers with a preference for luxury. Jazeera 

Airways was the first airline to introduce business class services in 2009, while Fly Dubai added this 

facility in 2013; 

 Online is the new tomorrow.  The online travel sales are expected to grow over the next few years at 

a compound annual growth of 9.5%, with over 50 billion network -connected devices to be available 

by 2020; ten times more than the number existing in 2012.  This in turn will incite a change in the 

traditional segmentation of hotels, with contracted leisure business expected to decrease in favour of 

FIT bookings; 

 In the UAE alone, it is estimated that over 40.0% of the population owns a Facebook account and 

over 1 billion tweets are recorded annually. With this in mind, social networking remains an 

inexpensive marketing platform, which has not yet reached its full potential;  

 Luxury and ultra-luxury trav el will remain “in fashion” as high net worth individuals increasingly 

spend on travel and lifestyle. As the world benefits from excellent airlift, the need for exploring new 

destinations and seek new experiences will rise. Therefore, hotel operators will most likely race to 

secure presence in emerging markets.  

 With continuously growing market competition and product features being similar, hotel operators 

will need to stand out by providing their guests with unique experiences. The authenticity of the 

service and the overall guest experience will ultimately become a differentiating criteria between 

brands.  

 

Regional Tourism Outlook 
 

The UAE remains the undisputed tourism leader in the Middle East; however, Saudi Arabia, Qatar and Oman 

are witnessing massive tourism transformation on the back of iconic mega developments planned and 

ambitious long-term economic and tourism development strategies.  Average room rates and occupancy 

levels across some of the region’s cities continue to rank among the highest in the world, while infrastructure 

developments, multi-billion dollar projects and winning bids for hosting major world events continue to fuel 

growth in the regional hotel sector.  
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SERVICES & SOLUTIONS 
 
 
CONSULTING AND VALUATION provides appraisals, market 
studies, feasibility studies and strategy consulting for single assets 
and portfolios of hotels worldwide as well as mixed-use 
developments. 
 

Valuation 

HVS is widely regarded as the leading provider of specialist hotel 
valuations worldwide. As pioneers of the discounted cash flow 
method, the firm stands at the forefront of the industry in terms 
of degree of analysis, depth and transparency of reporting and 
sophistication of computer modeling. HVS valuations are 
recognised and used by many of the world’s leading banks, hotel 
owners and developers. Valuation services can be provided for 
individual assets or portfolios, and can range from limited service 
hotels through to prestigious five-star properties as well as mixed-
use developments. 
For global acquisitions, we can assemble the largest worldwide 

team of specialist hotel valuers capable of appraising the most 

sizeable groups/chains in the most  

rapid timescale possible. 

General Consulting  
Additional advisory services provided by HVS include: 
Strategic advice – relating to specific properties, hospitality and 
shared ownership companies, markets or segments. 
Operational reviews – assistance in maximising the performance 
of a hotel. 
Due diligence assistance  – assisting in the evaluation and 

purchase of individual hotels, shared ownership properties or 

portfolios. 

Feasibility Studies 
HVS is a leading provider of development feasibility advice. Using 
the same approach and methodology utilized in undertaking 
valuations, feasibility studies are performed for hotel and shared 
ownership operators, developers, investors and lenders.  
Feasibility studies provide detailed profit and cash flow 
projections, valuation estimates and return on investment 
analyses for all types of assets. By combining our extensive 
knowledge of the dynamics of both established and emerging 
markets, HVS offers unparalleled advice in connection with new 
hotel developments worldwide. 

 

Operator Search and Management Contract Negotiations  
HVS has considerable experience in advising on management 
contract and lease negotiations with hotel operators.  
As you may be aware, we are familiar with all the leading hotel 
operators around the world. It is these operators that are most 
likely to form the nucleus of those that are eventually short-listed 
and we are confident that our combination of hotel industry 
knowledge and our contacts within all the leading hotel 
companies, will ensure that your project receives the appropriate 
attention from potential operators  and that we negotiate the 
most reasonable terms for you as an owner. 
 

Hospitality Development Strategy 
The typical HVS approach to a hospitality development 
strategy includes: 

1. Defining likely evolution of hospitality 
market under various scenarios over a pre-
determined period of time; 

2. Determining the supportable number of 
hotel/hotel derivative rooms and assets 
under each scenario; 

3. Recommending, for each asset class, the 
ideal phasing and timing of development, 
the optimal facilities mix, the most 
competitive positioning, target markets, 
etc. 



 

 

 
 

 
 
 
 

 
 
 
 

 
 
 
 

 
 
 

 

SERVICES & SOLUTIONS 
 
 

EXECUTIVE SEARCH is the premier executive search  
and advisory firm providing human capital consulting services to 
leaders of the hotel, restaurant, and gaming industries. This 
includes senior-level executive search, mid-management 
recruitment, compensation consulting, and performance 
management. 

ASSET MANAGEMENT offers a comprehensive range of strategic 
planning, asset oversight, operational and development 
consulting, franchise and management company evaluation and 
selection, and expert witness litigation support. 

SHARED OWNERSHIP services provides strategic advice, and 
marketing and sales solutions relevant to vacation ownership, 
residence clubs, condo hotels, and mixed-use resort development.  

INVESTMENT BANKING provides you with one-stop shopping for 
the hospitality industry’s investment banking needs, including 
financing, investment sales, and capital advisory.  

HOTEL MANAGEMENT helps you maximize the return on 
hospitality investments with hotel management, asset 
management, operations and consulting, and special services such 
as receivership and strategies for repositioning your property or 
hotel company. 

RISK MANAGEMENT specifically addresses the needs of hotel 
owners and operators looking to reduce their overall cost of risk. 
We provide insurance solutions specific to the hospitality 
industry. Our expertise includes property, casualty, and employee 
benefits. 

PROPERTY TAX services meets the increasing demand of hotel 
owners seeking to control their property tax valuation and 
expense. If you are uncertain about the accuracy of your latest 
U.S. assessment, and need representation or support through the 
process, we invite you to discuss our specialized approach.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

HOTEL PARKING services helps you maximize  
the value and capture the full potential of hospitality  
parking assets.  

GAMING services provides appraisals and market and financial 
feasibility studies with comprehensive analyses of market support 
and financial projections for casinos and ancillary operations.  

SALES & MARKETING services provides sales training, marketing 
communications expertise, and public relations support to expand 
awareness, brand recognition, and reach, in order to boost 
occupancy  
and revenue.  

GOLF services provides appraisals, market and feasibility studies 
as well as litigation support for stand alone and mixed-use 
developments that include resort residential communities, mixed-
use developments, membership clubs and golf facilities. 

SUSTAINABILITY services enables hospitality firms to identify cost-
saving opportunities, enhance operational efficiency, and 
demonstrate a positive commitment to the environment—to 
guests, investors and other stake holders. Our core services 
include benchmarking, auditing, project implementation support, 
certification and strategic advisory. 
 
DESIGN works around the globe and specializes in interior design, 
architecture, and project management for lodging industry. 

CONVENTION, SPORTS & ENTERTAINMENT FACILITIES 
CONSULTING provides you with the specialized expertise 
necessary to analyze and implement public facilities projects, 
including convention centers, headquarters hotels, arenas, 
fairgrounds, water parks, and museums. 
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About HVS 

HVS is the world’s leading consulting and services 
organisation focused on the hotel, restaurant, shared 
ownership, gaming, and leisure industries. Established 
in 1980, the company performs more than 2,000 
assignments per year for virtually every major industry 
participant. HVS principals are regarded as the leading 
professionals in their respective regions of the globe. 
Through a worldwide network of 30 offices staffed by 
400 seasoned industry professionals, HVS provides an 

unparalleled range of complementary services for the 
hospitality industry. For further information regarding 

our expertise and specifics about our services, please 
visit www.hvs.com. 

Superior Results through Unrivalled Hospitality Intelligence. 

Everywhere. 

HVS DUBAI has a team of experts that conducts its 
operations in the Middle East and Africa. The team 
benefits from international and local cultural 

backgrounds, diverse academic and hotel-related 
experience, in-depth expertise in the hotel markets in 

the Middle East and Africa and a broad exposure to 
international hotel markets. Over the last seven years, 
the team has advised on more than 500 hotels or 
projects in the region for hotel owners, lenders, 
investors and operators. HVS has advised on more than 
US$55 billion worth of hotel real estate in the region. 
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