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Intro

Report findings
1

We would like to present you with our
publication PRAGUE HOSPITALITY REPORT
focused on the hospitality market in
Prague with the goal of providing a closer
understanding of the current status of
tourism, hospitality accommodation, its
impacts and its prospective direction.

For a complex view, Prague has been
included in a European comparison with
cities selected by their similarities and
characteristics regarding the topic of this
publication. The main cities used as
a comparison to Prague are Amsterdam,
Barcelona, Budapest and Vienna.

In this report hotels and peer-to-peer
accommodation ("P2P") platforms
are considered as the main facilities
of the tourist hospitality market. P2P
accommodation is represented by portals
of Airbnb.com, Booking.com, HomeAway.
com and other local alternatives from the
AirDNA database. P2P data are primarily
used from AirDNA.co database which
includes data from the Airbnb.com and
Homeaway.com portals.

This report provides an overview
and comparison of hotel and shared
accommodation markets in the above
mentioned cities. Data used in this study
comes mainly from the Deloitte internal
database, Eurostat, CZSO.cz and other
national statistical offices, Euromonitor
International, AirDNA and Inside Airbnb.
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Demand on the hospitality market
in Prague is rising while the
inflow of tourists into Prague is
increasing by an average of est.
300,000 per year. Difference just
between 2016 and 2018 is more
than 838,000 tourists yearly arrivals
to Prague.

Hospitality supply reacts
to touristic boom by a P2P
accommodation capacity
increase, where the number of
total listings has risen by 34.1% in
the last 2 years reaching 14,000
listings in total. Hotel bedplaces
capacity only increased by 1.4 %
in the same period of time.

Sharp escalation of shared
accommodation has caused
unbalance in city centre
residential housing. The number
of available units grew from
10,310 available units in 2016 to
13,824 available units in 2018 (34%).
P2P accommodation's economic
profitability pushes residents out
of the city centre. We expect this
effect to continue and extend
even to the wider city centre with
a further increase in the tourists’
numbers.
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Prague and Budapest P2P
accommodation markets
indicate the most signs of
shifting from the sharing
economy to commercial
business with more than 80% of
listings being entire homes in both
cities, 49% of listing being available
for more than 180 days per year
and 66% of listings being operated
by hosts having multiple listings.

Potential fee leakage for Prague
from accommodated tourists in
P2P accommodation was estimated
to range from CZK 88.5 million to
CZK 124 million in 2018. Potential
leakage is expected to increase
to more than CZK 250 million
with prospective changes of
accommodation fees effective
in 2020.
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Through research it has been
determined, that hotel segment
capacity growth and their
diversity (location, rates, services)
offer greater supply flexibility
and therefore limit further
growth of P2P accommodation.

In case of non-existent
response by hotel supply (both
new supply and occupancy
growth) new demand in
2025 would be covered by an
est. 4,533 additional average
P2P accommodation units
located mostly in the city centre
and wider city centre as the
most demanded localities by
tourists. 4,533 apartments are
est. 80% of total apartment stock of
Staré Město.
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Demand on the
hospitality market
European tourism is at a crossroad
The number of tourists has been increasing
rapidly for the last decade which creates
an unprecedented new demand on the
market that is transforming not only the
hospitality sector but whole cities. New city

policies and strategies will be key to finding
the right balance in tourism development in
upcoming years, mainly for cities with rising
signs of overtourism – Prague is undeniably
one of them.

Tourism as a worldwide trend
220

200

180

160

140

120

100
2009

2010

2011

2012

Total international overnight arrivals expenditure

2013

2014

2015

Total international overnight arrivals

2016

2017

2018

World Real GDP

Source: Mastercard Global Destination Cities Index 2019

12 000 000

10 500 000

9 000 000

7 500 000
06

06

07

6 000 000

Prague Hospitality Report |November 2019

Prague Hospitality Report | November 2019

220

Long-term economic upswing affordability
and the rise in the travelling trend itself
are the main drivers of higher volumes
of leisure travelling. According to the
MasterCard Global Destination Index, in
the time of an increase of world real GDP
of 140.3% the total amount of international
overnights arrivals from 2009 to 2018
ascended by 176%, while overall tourism
expenditures increased by even 197%.
The popularity of the whole trend of
travelling is not just caused by more
people who can and are willing to travel

but also by a much higher travelling
frequency than before. Leisure travelling
was for decades provided by professional
travel agencies that is currently disrupted
mostly due to the influence of technology
and connectivity. The smartphone is an
essential travel assistant and together with
internet connectivity serves as a tool
to enable to travel alone without any
professional agency and without any
knowledge of an unknown destination.

Travelling is becoming a lot easier
and lot more affordable for more
and more people.
With new possibilities people can choose
available accommodation based on the
ratings of thousands of people, just
a few hours before arrival, find a place to
have lunch on the way back to the hotel
or call an Uber to recommend a tourist
destination. These are just a few aspects
of how much travelling has changed,
which not only makes travelling a lot
easier but also a lot more affordable for

more and more people. According to the
World Tourism Organization, the number
of international tourists in the world
maintained its strong growth in 2018, to
1.45 billion people. It is expected that world
tourism activity will grow by 3% – 4% in
2019 while in Europe growth is estimated
at 6%.

200Significant increase of the number of

tourists in Prague
180

The trend of the tourism increase is
confirmed in Euromonitor arrivals statistics
160– each of the selected monitored cities
has recorded an increase of international
arrivals in the last 2 years with an overall
140average increase of significant 9.5% of all
presented cities.
120

In Prague long term perspective tourists
inflow grows by est. 300,000 per year. The
100number of international tourist arrivals has
increased by 606,000 between years 2016
2009
2010
2011
and 2017. In 2018 compared to previous
year has increased number of tourists
by 232,000. It is the second highest total
increment from 2016 to

2018 from observed cities after Amsterdam
with 1,568,000 growth in the last 2 years,
while Amsterdam’s high numbers are
mostly impacted by the characteristic of
the city as a popular airport transition
point. Prague and Rome lead in terms of
absolute numbers of international arrivals
exceeding 9 million arrivals per year. But in
relative comparison Prague has more than
two times less population, which is why it
reaches a significantly higher density ratio
of arrivals compared to locals. This ratio
of international arrivals to locals is 6.9%
in Prague, which is more than two times
higher than in Vienna or even three times
2012
2013
2014
2015
higher than in Budapest. Euromonitor's
prediction based on the current trend
shows a further annual increase of
international tourists coming to Prague by

an additional 330,000 arrivals a year until
2025.
In the long term perspective the number of
tourists has been, on average, increasing
by an est. 300,000 every year (and it does
not seem to be slowing down) for the last
decade while the amount is, of course,
not equally spread over the whole year,
but in the most touristically frequented
time periods - the summer months and
Christmas season, which then further
increase consequent impacts. Prague’s
reputation as a leisure destination has
gained in popularity and still has a very
2016
2017
2018
positive outlook, but further impacts of
this trend are very complex and should
be intercepted on time to prevent critical
situations from occurring.
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*2017 report, Euromonitor's prediction is based on demographic trends, travel and arrivals monitoring trends
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** Amsterdam´s forecast has been readjusted in the current 2020 edition. New forecast is related to 2024.
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Quo vadis, Prague?
The global trend of travelling has
encountered problems of overtourism,
positive prospects are often outshined
by other negative consequences such as
the worsening of comfort for residents,
changes of historical centres by P2P
accommodation or spreading of irrelevant
services in historic city centres. Signs
of overtourism are currently occurring
not just in traditionally popular travel
destinations. According to sociologist
Marco d'Eramo, in 1950 just 15 destinations
were visited by 98% of international
arrivals, these traditional destinations are
now visited by an est. 55% people and
the rapid expansion of global tourism
has spread to other, often unprepared,
destinations. Another aspect that has
to be taken into account is that the data
monitoring of international arrivals is
only from registerable evidence. With
uncontrolled expansion of accommodation
in apartment buildings, it is not possible
to effectively check the total numbers of
guests, which means that the number of
touristic inflow has probably increased
even more than official statistics show.
The constant increase of the number of
tourists, together with unadapted local
governments to new trends in travelling,
legislation not prepared for the new global
phenomena such is P2P accommodation
and other new services without
regulations, is the cause of negative signs
in various areas. With these negative
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impacts some cities have already advanced
to a new type of taxation or some kind
demarketing of arrivals by focusing on
changing the structure of international
arrivals. For example, Barcelona has
already taken the approach to limiting the
tourist inflow by expanding control of the
local airport even despite growing demand.
Another regulation in Barcelona relates to
the lowering the number of cruise ships
docking in the city harbour. In Venice, a new
tourist tax was introduced - each visitor will
be charged a tax. Český Krumlov is another
example, which started to regulate its
tourist popularity by establishing fees for
touristic buses coming to the city.
Prague is experiencing not just the growth
of touristic inflow but also a yearly increase
of long term residents, which has an impact
on the local real estate market. Analysis
of Prague City Hall and Ce-Traffic states
that there are 1.55 mil. inhabitants in
Prague. This number is 250,000 more than
estimates of the Czech Statistical Office
and indicates a higher need for residential
capacity in the city.

Population development 2011 – 2017
Average yearly change of population (%)

-7,2% – -2,8%
-2,7% – -1,4%
-1,3% – -0,7%
-0,6% – -0,2%
-0,1% – 0,4%
0,5% – 1,2%
1,3% – 2,2%
2,3% – 3,6%
3,7% – 21,3%
Source: Deloitte, CZSO.cz

Source: Deloitte, data by czso.cz

Tourism should be managed with due care
to the local housing, mobility, securing of
public spaces and other aspects of city
objectives. Mutual dialogue between public
representatives, the tourism sector and
residents is essential regarding balanced
needs analysis and city planning.
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Supply on the
hospitality market
The number of tourists and P2P accommodation
listings are promptly rising, the total number of hotel
bedplaces are not
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Combined bedplaces in hotels and P2P accommodation in 2016-2018
2016/2018 growth: Prague +12.5%, Barcelona +15.8%, Amsterdam +5.0%, Vienna +16.3%, Budapest +14.8%
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47.8%

45.2%

39%

36.3%

accommodation establishment operators,
each of whom operates over a hundred
bedplaces on average, while the P2P
accommodation market is fragmented
into several thousand operators in each
city, who only take care of a few beds. This
difference gives P2P an advantage, as it is
easier for hosts to enter or exit the market
and react to changes in demand.

33.8%

40.6%

38.9%
55.9%

70%

50.7%
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39.9%

80%

34%

90%

The ability of shared short-term
accommodation to react more flexibly
to current market conditions than the
hotel market is given by its structure. The
capacity of hotels can only be increased
by developing or extending purpose-built
capacities, which takes years of planning
and developing and is highly capital
intensive. On the other hand, the supply
of bedplaces listed on P2P platforms can
change in a few weeks by transforming
apartments intended for living to tourist
accommodation and vice versa with
significantly lower costs. The difference in
capital requirements also reflects into the
market structure of the hospitality market.
There are only a few hundred official tourist

28%

As portrayed in the graph, total
accommodation capacity available to
visitors grew by at least 5% in all compared
cities between 2016 and 2018. In most
cities, with the exception of Amsterdam,
the majority of the growth can be
attributed to P2P. Amsterdam had a 14.2%
in available hotel beds while the number of
bedplaces listed on P2P dropped by almost
9%. Hotel markets in the other four cities
were stagnating, with growth rates below
5% or even a decrease of 1.7% in the case
100%
of Budapest. The rigid hotel market supply
has been substituted by more flexible
P2P accommodation to meet the growing
demand.

34.6%

The number of available listings from
airdna.co is presented from December of
each monitored year.

80 000

37.4%

For a long time, the hospitality market was
represented solely by hotels. Only in the
past few years, new challengers emerged
in the market. Thanks to wider accessibility
of the internet and the spreading of the
ideas of the shared economy, online shared
accommodation platforms started to play a
more significant role.

Traditional tourist accommodation
establishments, such as hotels, hostels,
guesthouses or tourist apartments were
the primary choice for accommodation for
travellers until the popularisation of shortterm shared accommodation platforms.
The emergence of this innovative form
of providing accommodation to visitors
introduced new capacities, which were
originally available to the residential
market, to the hospitality sector.

55.5%

Total capacity of hotels and shared
accommodation is equalising in Prague
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Share on accommodation capacity
As shown in the graphs of shares on
accommodation capacity from the years
2016-2018, in four out of five cities, P2P
accommodation share of total capacity
is growing rapidly. In Barcelona, shared
accommodation platform listings already
make up over 55% of the market. Budapest
and Prague are getting close to the 50%
mark, which would mean that a segment,
which is not yet regulated in these two
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44.1%

49.3%

59.4%

30%

60.1%

66%
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Prague
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Budapest and Prague are getting close
to the 50% mark, which would mean that
a segment, which is not yet regulated
in these two cities, would be able to
accommodate more people than licensed
accommodation establishments.
Amsterdam was the only city, where the
share of hotels grew in the monitored
years, leading to a decrease in P2P’s
share from almost 40% to under 35%.
This share is projected further decrease
thanks to a strong pipeline of hotel projects
to be finished by 2021 and a regulation
imposed by the city government in 2017.
Reaction of supply market to high demand
among others has been realised throught
redevelopment of old office buildings to
hotels.
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cities, would be able to accommodate more
people than licensed accommodation
establishments. This poses a threat to
both municipalities, as they might lose
a considerable amount of income from
accommodation fees, which are bypassed
by many P2P accommodation hosts.

Budapest
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Source: Euromonitor, AirDNA.co
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Changes of international arrivals per year and available bedplaces
in hotels and P2P hospitality between 2016 and 2018
City
Prague
Barcelona
Amsterdam
Vienna
Budapest

Barcelona

Amsterdam

Vienna

2018

2017

2016

2016

2018

2017

2016

2018

2017

2016

2018

2017

2016

Prague

2018

Prague Hospitality Report | November 2019

0%

2017

Prague Hospitality Report | November 2019

Budapest

Share on accommodation capacity

International arrivals

Beds in hotels

Beds in P2P accommodation

+ 10.2%

+ 1.4%

+ 34.1%

+ 3.2%

+ 4.6%

+ 26.8%

+ 22.9%

+ 14.2%

- 8.9%

+ 7.4%

+ 2.9%

+ 50.8%

+ 14.0%

- 1.7%

+ 40.8%

Source: Euromonitor International, Eurostat, CZSO.cz, national statistical offices, AirDNA.co
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The highest increase of arrivals, 22.9%,
could be seen in Amsterdam, followed by
Budapest and Prague with growth rates
above 10%. The Dutch city also added
the most places in hotels, the number of
bedplaces grew by 14.2% in the monitored
two-year period. No other city in the study
could increase its stock by more than 5%
and in Budapest, the capacity of hotels in
2018 was less than in 2016. The sufficient
reaction of the hotel market in Amsterdam
to the stronger inflow of visitors, combined
with regulation from local authorities led
to a decrease of 8.9% in the number of
listed beds over the two years. Stagnation
of hotel markets, despite the increasing
number of international arrivals, in the
other four cities led to a rapid development
of the P2P accommodation market, which
resulted in growth of up to 50% in two
years. The case of Amsterdam shows that if
the hotel market is able to react to changes
in the number of incoming tourists, the
motivation of apartment owners to enter
the hospitality market lowers.
Nights spent in hotels and P2P
accommodation
The total number of overnights shows
how many nights were spent in the cities
in hotels and P2P accommodation. The
figures for nights in hotels come from the
statistical offices of respective countries,
as tourist accommodation establishments
are obliged to report the number of guests
and nights they spend in the destination.
On the other hand, there are no official
16

statistics on how many overnights were
booked through P2P accommodation.
Portal AirDNA monitors the number of
booked listing nights, which shows for
how many days listings in respective
cities were booked regardless of the
number of guests. We calculated an
estimate of overnights using listings of
booked nights, average listing capacity
and a 50% occupancy rate. Our estimate
is conservative, because the capacity of
listings may be oversized by listing sofas in
the apartments as bedplaces.
Although the share of P2P accommodation
capacity in Barcelona, Budapest
and Prague is over 40% of the total
accommodation capacity, its share on
overnights spent is at 30% in Budapest and
Barcelona and 22.5% in Prague. Figures
from Amsterdam and Vienna are even
lower, reaching 17% and 15% respectively.
The share of P2P accommodation
overnights grew in all the cities with
the exception of Amsterdam, where it
decreased by one percentage point.
The lower share of P2P accommodation
on total nights spent could be possibly
explained by the fluctuating character of
the supply. Some of the apartments may
only be available for a few days a year, while
others are offered for its entirety. There is
a seasonality in the offer, with peaks in high
touristic seasons in summer and before
Christmas. For more details on availability
of P2P accommodation listings, please see
the Annex.
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In absolute values, Barcelona had the
highest number of overnights with over
20 million in both 2017 and 2018. Visitors in
Prague’s hotels spent more than 18 million
nights each year and hotels in Amsterdam
and
9%Vienna both had over 15 million
bookings in 2017 and 2018. In Prague,
Barcelona
and Budapest, the overnights
8%
grew substantially faster year-on-year in
P2P
7%accommodation than in hotels. All
6%

these cities recorded an increase of around
one million overnights. Nights spent in P2P
accommodation also grew in Vienna by
800 thousand, but the hotels added
roughly the same amount of nights.
According to our estimates, only
Amsterdam had a stagnating number
of overnights in shared accommodation
listings while the hotel market grew by 800
thousand overnights. Visitors in Barcelona

spent over 30 million nights in 2018, which
means that every night there were almost
83 thousand tourists in the city per night.
Prague is second with over 64 thousand
tourists spending the night in the city.
Amsterdam and Vienna had both eclipsed
the 50 thousand mark with 55 and 51
thousand overnights per day. In Budapest,
an average of almost 41 thousand visitors
slept in the city every night.

Visitors in Barcelona spent over 30 million
nights in 2018, which means that every
night there were almost 83 thousand
people in the city on average. Prague is
second with over 64 thousand tourists in
the city per night.
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Occupancy rates
A lower share of P2P accommodation
on overnights than on the capacity of
accommodation might indicate that the
listings have a lower rate of occupancy.
After looking at the table below, it is evident
that the occupancy of both hotels and
P2P accommodation are at very similar
levels. The only justification left to describe
the above-mentioned discrepancy is the
seasonality on the supply side. Hotels
are single purpose buildings, which
are very hard and cost consuming to
transform for another use, so their offer
is stable throughout the year, without

Prague Hospitality Report | November 2019

Regulatory framework

any fluctuations. On the other hand,
owners and operators of P2P listings can
easily decide to move their apartments
from the short-term rental market to the
rental housing market depending on their
current preferences and the demand on
both markets. This way, an P2P apartment
can be, for example, offered to tourists
in summer months and for the rest of
the year, it can be rented to students. Its
occupancy will reflect into the statistic
only for the summer months. By moving
the apartments between the housing and
hospitality markets, the owners can protect
returns on their investment and keep the
overall occupancy at a high level.

Operating a tourist accommodation
establishment is a regulated business in
most countries. The operator has to be
a registered entrepreneur or a company.
There is an obligation to comply with

Hotel room and P2P listing occupancy in 2017 and 2018
Hotels
City

2017

2018

Prague

69.5%

Barcelona

P2P accomodation
Trend

2017

2018

69.2%

67.7%

70.5%

78.4%

78.3%

68.5%

68.5%

Amsterdam

84.0%

81.8%

79.0%

81.9%

Vienna

74.0%

76.0%

64.4%

70.2%

Budapest

73.3%

75.1%

67.7%

71.8%

Source: Eurostat, CZSO.cz, national statistical offices, AirDNA.co

Occupancy rates of both hotels and
P2P accommodation are the highest in
Amsterdam, with both values slightly below
82%. In case of hotels, there had been
a decrease, possibly caused by growing
supply. For P2P listings, the situation was
the opposite, as the municipality imposed
regulation on short-term rentals, which
led to lower supply while the demand
remained strong. In Prague and Barcelona,
occupancy of hotels remained stable. An
increase of around 2 percentage points was
seen in Vienna and Budapest. Occupancy
rates of P2P listings rose in all cities except
Barcelona, where it stagnated. The lowest
hotel occupancy had been in Prague.

18

However, this number can be misleading
due to high fragmentation of the tourist
accommodation establishment market.
There are many smaller establishments
by CZSO statistics, such as guesthouses,
operating on the outskirts of the city with
lower occupancy, while bigger hotels in the
city centre are operating at their capacity
limits above 80% occupancy (STR data).

Trend

a strict set of rules ranging from hygiene,
through fire safety, to registration
obligation, just to mention a few. These
businesses also have to pay taxes and fees
such as VAT, income tax and local tourism
fees.

Hotels are regulated under a set of rules
ranging from hygiene, through fire safety,
to registration obligation and building
regulations. These businesses also have
to pay taxes and fees such as VAT, income
tax and local tourism fees. Such control
not only secures the standard offered
to tourists in Prague but also interesting
income potential.
P2P accommodation platforms (mostly
Airbnb) were established as
a representative of the shared economy to
enable people to offer their spare rooms
to travellers through a platform to earn
some money. It has evolved over time into
a platform, which is now used by many
not only to utilise unused parts of their
own homes but it is used to offerwhole
apartments, which are being used solely

for this purpose, to tourists. This way
of doing business is closer to operating
a hotel than to the principles of shared
economy. The rapid increase in the number
of apartments which used this way poses
a problem for cities as it may have an
effect on growing property prices and
lower affordability of housing. Moreover,
P2P accommodation hosts are often
not registered hospitality operators, so

they avoid paying taxes and fees for their
activities. Local governments are pushed
by residents to help solve this problem
and they are looking for ways to oversee
this emerging market. For a detailed
description of the regulatory framework
in Prague and other cities please see the
Annex.

Occupancy data methodology of particular
statistical offices may differ.

19
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Tourism (local) fees in Prague
Shared accommodation platform hosts
often operate their listings without
necessary permissions from local
authorities. They are therefore unable
to track the number of listings and their
utilisation and there can be a significant
leakage of income for the municipality from
local fees and for state from VAT.
As mentioned in the Regulatory framework
chapter in the Annex, the current total

Overnights in P2P accommodation
Lost income from fees

Prague Hospitality Report | November 2019

amount of fees payable for one tourist in
an accommodation establishment is CZK
21 (approx. EUR 0.8). A new tourism fee in
the amount of CZK 50 (approx. EUR 2) will
replace the current ones from 2020.
Prague’s income from tourism fees in the
years 2017 and 2018 was CZK
310.6 million (approx. EUR 12 million) and
CZK 324.1 million (approx. EUR
12.6 million) respectively. Deloitte
calculated the amount of potential leakage
of fees for P2P accommodation.

2017

2018

2020

4,200,000 – 6,000,000

5,300,000 – 7,400,000

5,300,000 – 7,400,000

CZK 71,500,000 –
CZK 100,000,000

CZK 88,500,000 –
CZK 124,000,000

CZK 250,000,000

Source: For 2020, the average value of potential lost income has been calculated based on the same number of overnights as in 2018.

The estimated amount of lost income for
the city in 2018 is in the range from CZK
88.5 million (approx. EUR 3.4 million) to CZK
124 million (approx. EUR 4.7 million).
In case the effectiveness of collecting fees
does not get better in upcoming years,
together with the increased fee, the leakage
can reach more than CZK 250 million
(approx. EUR 10 million) every year. There
is also another prospective loss due to
the rise of touristic inflows in the future

which would be accommodated mainly by
P2P accommodation, while hotel market
capacity is working on its limits in the most
demanded location of the Prague city
centre. That is why, with a combination
of the increasing number of tourists, the
importance of effective collection of fees
will be crucial for the city in upcoming
years.

The estimated amount of lost income for
the city in 2018 is in the range from CZK
88.5 million (approx. EUR 3.4 million) to
CZK 124 million (approx. EUR 4.7 million).
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Cost difference between hotel
and P2P accommodation

We calculated the number of overnights,
which is the base for the fees, from the
number of booked listing nights from
AirDNA, average capacity of listing and
a range of capacity utilisation between 50%
and 70%. Furthermore, it is estimated that
the share of hosts who do not pay fees is
80%.

For the purposes of this study, we
calculated a practical example to compare
the cost difference between traditional
hotel and P2P accommodation. The
example is calculated for a weekend
stay (15 – 17 November – 2 nights) for
two people in the Prague city centre. We
compared 15 offers from both segments
with comparable amenities, such as

a privately equipped bathroom, reliable
internet connection and breakfast. The
final prices for the stay are as shown in the
table below.

Hotel - 4* category (including VAT)

P2P accommodation (Airbnb)

Average price

EUR 290

EUR 223

Minimal price

EUR 198

EUR 131

Maximal price

EUR 548

EUR 350

The above price table indicates that hotels
are more expensive than P2P by 29% on
average and the spread of their prices is
higher. This price difference is logical, as
hotels have to comply with strict rules to
ensure their operation and they employ
their staff to provide services, such as
24-hour reception, regular cleaning
or cooking. On the other hand, P2P
accommodation hosts do not need to bear
these costs. Despite abovementioned
aspects is reduced average price og P2P
accomodation by VAT 15 % equal to EUR
256 just 12 % lower then P2P average rate.

The cost difference between staying in a
hotel and in shared accommodation would
be even higher for larger groups. Hotels
often charge the same amount for every
additional guest, while P2P apartments
usually have one price for the whole place,
which is independent of the number of
guests.
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Effect of shared
accommodation platforms
on the residential market
The emerging shared accommodation is not only
forming new competition for traditional tourist
accommodation establishments, but the supply of new
apartments for P2P accommodation is coming from the
residential market and especially from the long-term
rental market
Many theories state that the expansion of
P2P accommodation and similar services
is one of the main drivers of property
price growth. It may be because potential
income from operating an apartment for
P2P accommodation is higher than offering
it on the rental housing market. Therefore,
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the real estate market attracts investors
that would not be otherwise interested
in this segment and their acquisitions are
increasing the property prices for people
willing to buy their new homes. This study
compared the potential income from longterm rental and P2P accommodation.
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Relation between property prices and P2P accommodation average daily rate in 2017 and 2018

Cost of buying an investment property and yield for long-term rent and P2P accommodation in 2018
City

Property price

Rental income

Rental yield

P2P income

P2P yield

Prague

EUR 167,460

EUR 9,648

5.8%

EUR 12,780

7,6%

Barcelona

EUR 262,939

EUR 14,112

5.4%

EUR 25,983

9,9%

Amsterdam

EUR 308,880

EUR 13,464

4.4%

EUR 34,143

Vienna

EUR 177,120

EUR 7,056

4.0%

Budapest

EUR 94,860

EUR 7,560

8.0%

City

Price 2017

Price 2018

Change

ADR 2017

ADR 2018

Change

Prague

EUR 2,490

EUR 2,791

+ 12.1%

EUR 68.3

EUR 69.0

+ 1.0%

Barcelona

EUR 3,854

EUR 4,382

+ 13.7%

EUR 131.8

EUR 144.3

+ 9.5%

11,1%

Amsterdam

EUR 4,634

EUR 5,148

+ 11.1%

EUR 147.4

EUR 158.7

+ 7.6%

EUR 14,468

8,2%

Vienna

EUR 2,898

EUR 2,952

+ 1.9%

EUR 76.8

EUR 78.5

+ 2.2%

EUR 9,692

10,2%

Budapest

EUR 1,342

EUR 1,581

+ 17.8%

EUR 50.8

EUR 51.3

+ 1.1%

P2P and rental yield are estimates by market average prices and expert assumptions
Source: AirDNA.co, Deloitte Property Index

Source: AirDNA.co, Deloitte Property Index

Property prices were all calculated
for similar apartments with 60 sqm.
The highest property prices were in
Amsterdam, where one sqm costs over
EUR 5,100 and the lowest prices, around
EUR 1,500, were in Budapest. Rental
income is calculated from average rent with
a full occupancy over 12 months, as the
demand for rental housing is strong in all
compared cities. Income from operating an
P2P listing is based on average daily rates
in 2018 for the respective cities and market
occupancy, in order to calculate a realistic
amount of income an apartment could
generate in each city. P2P accommodation
rental income is reduced by 20% as the
market standard fee for short-term rental
management companies or respectively
as additional costs for cleaning, check in
services, emergency support and listing
management and 10% as estimated costs
for services including electricity, gas and
water rate which are paid in P2P rental
scenario by the owner of the property.

Property prices per sqm of apartment across
all cities, with the exception of Vienna, where
the residential property market is very
specific, grew at a pace of over 10% between
2017 and 2018. The highest growth could be
seen in Budapest, where the prices are on
the lowest absolute level. Average daily rates
in P2P accommodation were also growing
in all monitored cities but at a slower pace.
Prague and Budapest only had ADR growth
rates of around 1% while their property
prices rose by 12.1% and 17.8%, respectively.
A relatively small change in ADR may have
been caused by fast growth of supply on
the P2P market, which prevented rates from
growing. This led to a decrease of yields
generated by P2P apartments in these cities.

points above the other cities. Buying
investment property is the least profitable
in Vienna, where the rents are the lowest
because the city itself owns a big share of
apartment stock in the city and regulates
the rent.
In all cities, yield from operating an
apartment as P2P listing was higher than
7%, which indicates that it can be an
attractive investment. The lowest yield in
Prague could be caused by fast growth of
prices on the market and significant growth
of P2P listings. In order to stay competitive,
the hosts could not react to growing
housing prices by increasing their rates.
On the other hand, Amsterdam, where the
number of listings decreased, scored the
highest yield of over 12%.

A slower decrease of yields could be
witnessed in Western European cities
that introducing an effective regulation of
P2P accommodation in past years. Both
Barcelona and Amsterdam started to restrict
the supply of new P2P accommodation,
which led to growing rates, as the demand
did not show any signs of slowing down.
However, property prices increased in both
at a four percentage point higher pace.
The only city, where the ADR rates grew
faster than property prices, is Vienna. Both
values increased by around 2%. P2P ADR
could not increase due to developing supply
and the residential prices being under
pressure from the regulated rental market.

Higher yield from P2P accommodation
also comes with an increased risk of longer
vacancies, faster wearing off of furniture
and more property management and
marketing responsibilities.

Apartments in Budapest could generate
the highest yield from long-term rent in
2018 with 8.0%, more than two percentage

24

25

Prague Hospitality Report | November 2019

Majority of P2P accommodation
listings are in 5 Prague central districts
When looking at the figures of the
overall number of listed offers on P2P
accommodation websites, such as P2P, it
may seem like these services use only
a small fraction of the total housing
stock. The total number of apartments
in Prague reaches almost 700,000, while
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Share of entire home listings on stock in Prague

there are only around 12,600 P2P listing,
which adds up to only 1.8% of the housing
stock. However, the listings are not
distributed evenly across the city. They
are concentrated in the most attractive
part, the historical city centre. The listings
are distributed across cadastral areas of
Prague as shown in the following map.

Number of entire home listings in Prague districts

< 0.4%
0.5% – 0.9%
1% – 1.9%
2% – 4.9%
5% – 9.9%
10% – 14.9%
15% – 19.9%
> 20%
Source: AirDNA

0–1
2 – 49
50 – 99
100 – 249
250 – 499
500 – 999
1000 – 1999
2000 – 3999
Source: Deloitte, AirDNA.co

In the central cadasters, the number of
active listings of entire homes ranges
between 300 and 3,000, while most of
the cadastral areas have fewer than 100
listings. There are 11 cadastral areas with
zero active listings and 54 cadasters have
fewer than 10 listings. This demonstrates
the disproportional distribution of listings
that are concentrated close to the city
landmarks.
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The most listings, 2,904, are in the
cadastral area Nové Město followed by
Staré Město, Žižkov and Vinohrady, all of
them with around 1,500 entire apartments
available. 23.1% of all P2P entire home
listings in Prague are located in Nové
Město. Moreover, over 64% of listings are
located in five cadastral areas with the
most listings and over 90% in the first 20.

Uneven distribution of P2P accommodation
capacity may lead to gentrification of
certain parts of the city, where few
permanent residents will live because of
the inconveniences, such as fast turnover
of people in neighbouring apartments,
overcrowded streets and night life.

Housing stock and P2P accommodation
listings
These effects may occur in those parts of
the city, where the share of apartments
used for short-term rentals is more
significant. The map of the share of entire
home listings on total housing stock shows

that from 112 cadastral areas of Prague,
12 have a higher than 2% share of P2P
accommodation and only in seven is this
share over 5%. These are Staré Město,
Nové Město, Malá Strana, Karlín, Josefov,
Hradčany and Vyšehrad. All of them are
located in the close vicinity of popular
tourist spots. The highest share is in Staré

Central cadastral areas

Město, the historical city centre, where the
share of P2P entire home listings reaches
24.8% of the housing stock. However, P2P
accommodation listings do not necessarily
have to be located in apartments, but also
in spaces categorised otherwise.

*Estimated share of the total housing stock

Staré Město

24.8%

Nové Město

16.3%

Malá Strana

13.7%

Josefov

12.2%

Hradčany

5.3%

*Share is counted from total housing listing from Census 2011 by CZSO.cz and updated by Deloitte
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Long-term rental and P2P
accommodation offers
As demonstrated in the previous parts
of this chapter, the yield from operating
an P2P accommodation listing can be
almost twice as high as when renting it
long-term. We analysed the current state
of the long-term rental market and the P2P
accommodation market in the Prague city
centre. Five cadastral areas, Nové Město,
Staré Město, Josefov, Malá Strana and
Hradčany are considered as the city centre.
Total apartment stock in this area is over
27,000. In September 2019,
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821 apartments were offered for longterm rent through the Sreality portal. This
amount of current rental offers made up
for 3% of the overall stock, while P2P with
almost 5,000 listings represents 17.6%
of the housing stock. It is evident that
apartment owners in the Prague city centre
prefer to use their investment properties
as accommodation for tourists despite the
higher risk and time demands connected
with it.

Cost of buying an investment property and yield for long-term rent and P2P accommodation in 2018
Apartment stock

Long-term offers

Share on stock

P2P listings

Share on stock

821

3.0%

4,770

17.6%

27,056
Source: CZSO.cz, Czech Statistical Office, Sreality.cz, AirDNA.co

Prague outlook
To further increase yearly tourist inflow to
Prague, which Euromonitor International
estimates to be an additional
2,323,000 tourists in 2025, should the
hospitality sector adequately react with its
supply. If Prague´s total hotel occupancy of
69,2% (occupancy for the whole city, while
hotels located in the city centre reach to its
limits regarding to hotel occupancy above
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80%) would rise to 77%, hotels would
absorb est. 21% of all additional tourists.
In case of non-existent response by hotel
supply (both new supply and occupancy
growth) new demand would be covered by
an est. 4,530 average P2P accommodation
units located mostly in the city centre and
wider city centre as the most in demand
localities by tourists.
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Summary of hotel market in Prague

With yield compressions in the commercial
investment proceeds existed in 2019 with
real estate market, the hotel segment
realised transactions involving Hotel
1 000 000
Despite significant growth of demand,
is offering an interesting investment
Panorama, Hotel Ibis (Na Poříčí) or Hotel
hotel capacity in Prague rose by just 1.4%
alternative as prime hotel yield is ranging
Don Giovanni.
from
2016 to 2018 and Prague is meeting
above other segments, specifically around
500 000
its limits of occupancy rates above 80% of
an average 6%, however premium can
In recent years, we have seen a trend of
hotels located in central districts. Overall
still go under 5%. Hotels as an asset for
the expansion of hotels offering premium
supply is saturated and creates space
diversification are highlighted by the
services into regions and lesser-known
2017
2018
2017
2018
2017
2018
2017
2018
2017
2018
for further construction of new facilities.
fact that their customer base differs
tourist destinations in the Czech Republic.
Prague
Barcelona
Amsterdam
Vienna
Budapest
The average daily rate (ADR) in Prague is
significantly from other real estate market
This expansion is mainly due to the everestimated at EUR 90, with other compared
investment segments.
increasing influx of tourists and economic
cities having an ADR of EUR 150 in
boom in recent years. The growing
Amsterdam, EUR 125 in Barcelona. Vienna
The total transaction volume in 2018 was
standard is also reflected in the popularity
has reached a similar ADR level as Prague.
almost EUR 400 million in 2018 with the
of mountain apartments, where guests can
high participation of both international and
enjoy the services typical of hotel facilities.
domestic investors. High interest in hotel

Prime Yields, Prague
9%
8%
7%
6%
5%
4%
3%
2%
1%
0%
2013

Hotels

Office

2014

Industrial

2015

2016

2017

2018

H1 2019

Shopping centres

Source: Deloitte.cz/REport, Deloitte internal database
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Hotel project pipeline in Prague

Selected hotel transactions in Prague
Year

Hotel

Buyer

Seller

2016

Hotel Central

Goldman Sachs a Highgate
Hotels

K+K

2016

Hotel Fenix

Goldman Sachs a Highgate
Hotels

K+K

2016

Hotel Don Giovanni

Mornington Capital

Dorint

2016

Hotel Evropa

House of Julius Meinl

PSN

2016

Le Palais

CEFC

Torino Praga

2016

Parkhotel

Undisclosed (York Capital)

Daramis

2016

Mandarin Oriental Hotel

CEFC

Hotel Properties Limited

2016

Angelo, Smichov

CIMEX

Warimpex

Hotel

Owner

Expected year
of completion

Expected no.
of rooms

Location

Expected
category

W Hotels - Hotel Evropa

Ferid Nasr

2020

154

Prague 1

5*

Sugar Palace

UBM

2021

175

Prague 1

5*

Ritz-Carlton Hotel

Akroterion dcera
Golden Star Real Estate

2022

90

Prague 1

5*

Almanac Alcron Prague

WSF Group

2022

204

Prague 1

5*

Hotel Letná

EPH

2023

523

Prague 7

N/A

River Terrace

Jablonec Property Holdings

N/A

326

Prague 5

N/A

Hotel Mozart

Mast group

N/A

152

Prague 5

N/A

Source: Deloitte.cz/REport

2016

Hilton Prague Old Town

M&L Hospitality

Blackstone

2017

Hotel Náprstkova

Deluxe Expand

CNB

2017

Hotel Diplomat

U City

Warimpex

2017

Motel One

CEFC

Penta

2017

Hotel Nyx

Do Hong Son and Thai Ngoc
Nguyen (Sportisimo)

Lordship

2018

Leonardo Hotel

Jan Hotels

N/A

2018

Sugar Palace

UBM

UralNěftěGazStroj

2018

InterContinental

R2G

Best Hotel Properties

2019

W Hotels - Hotel Evropa

Ferid Nasr

House of Julius Meinl

2019

Hotel Don Giovanni

Wenaasgruppen family fund

Mornington Capital

2019

Sheraton Prague

Wenaasgruppen family fund

N/A

2019

Hotel Ibis (Na Poříčí)

Amundi Asset Management

Jean-François Ehrlich
a Jean-Louis Maréchal

2019

Panorama Pankrác

S+B Gruppe

Corinthia Panorama
(to be redeveloped)

Tables of selected hotel transactions and Hotel project pipeline in Prague summarises
market activity and does not contain official titles (properties, entities, etc.). Data are
based on Deloitte real estate public information monitoring.

Source: Deloitte.cz/REport
32

33

10 000
10 000

3%
2%

Prague Hospitality Report | November 2019

0

0
Prague
Prague

1%

Barcelona
Barcelona

Amsterdam
Amsterdam

Vienna
Vienna

Prague Hospitality Report | November 2019

Budapest
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Capacity of tourist accommodation establishments in 2014 – 2018
and bed count per establishment in 2018

Bedplaces per tourist accommodation establishment in 2018
250
250
200
200

100 000
+ 5.9%

150
150

90 000
+ 9.9%
80 000

+ 35.4%

100
100

+ 9.4%

70 000
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Vienna
Vienna

Although Prague has the biggest stock of
beds, they are distributed across a high
number of establishments and it has the
lowest
average number of available beds
250
per establishments with 114, which is
33 beds less than Amsterdam with the
second
200 lowest amount.

Budapest
Budapest
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150

Prague is second after Amsterdam with
the lowest number of bedplaces in tourist
accommodation establishments per
1,000 international arrivals in 2018 with4%
4%4%
only 10 beds. This can indicate that
4% in
the peak season, there is no supply to
satisfy the demand and
it creates room
12%

100

50

for alternative accommodation providers.
Stockholm has more than twice as many
bedplaces per 1,000 international arrivals
as the other cities because a big part of the
clients there are domestic travellers.
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4* and 5* hotel category distribution by size
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II. P2P accommodation
in Prague in a European
comparison
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100%

For most travellers, cities like Prague,
Europe did not see any significant growth in
90%
Budapest
and surprisingly also Vienna
ADR between 2017 and 2018, because the
represent a cheap travelling option
supply of new listings remained high, unlike
34%
with costs of accommodation in P2P
35%in Amsterdam and Barcelona, where the
accommodation
almost three times lower
cities implemented restrictions that led to a
80%
than in Barcelona or Amsterdam. Central
growth of ADR in the remaining listings.

55%

70%

34%

In the case of Prague and Budapest,
For Barcelona, a city with a majority of
where two thirds of the listings were being
listings being private rooms, it is possible
25
000
operated
by multi-listing hosts, it is likely
that the host has a bigger apartment split
+ 26.8%into multiple listings and still is a resident of
that a big share of the listings is used
solely for short-term rentals and not as a
that property.
20 000
residence of their owners or renters.
15 000
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Bedplaces per 1,000 arrivals in 2018
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but remained stable in 2018 in reaction
a significant growth of over 30% in the
to newly introduced regulation. Both
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another regulation on P2P accommodation
had been implemented. On the other
hand, Stockholm is the least saturated by
P2P accommodation, thanks to one of the
highest saturation by hotels among the
compared cities. Prague placed second

after Barcelona in terms of bedplaces per
inhabitants, raising the question of whether
Prague wants to get to the point where
Barcelona now stands.
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Source:
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In terms of beds, Barcelona leads by even
Amsterdam
more than in the case of listed units,
because it has the highest average number
of beds
per listing, 5.1, which is 0.5 beds
Vienna
more Prague
than Prague and Budapest in second

place. On the other hand, an average listing
in Amsterdam and Stockholm has only
3.3 bedplaces.
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Average daily rate (ADR) in Prague districts

The highest average daily rate is mostly in
Prague central districts as expected with
ADR ranging from CZK 2,000 to CZK 2,984.
In the cadastral areas of Dolní Počernice,

42

Běchovice, Vinoř and Písnice are ADRs
disproportionately high because of few
listings of P2P accommodation of family
houses with high capacity.
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Source: Deloitte, AirDNA.co
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III. P2P accommodation
regulation
Prague
The hosts of P2P accommodation listings
that are offered regularly and for profit are
obliged to obtain a free trade licence. They
are further obliged to pay tourist fees to
the municipality, VAT of 15% and income
tax. The amount of local fees is up to the
municipality but the maximal amount for
a local fee from accommodation capacity is
set to CZK 6 (approx. EUR 0.2) per occupied
bed per night and the local fee for a spa
and recreational stay is CZK 15 (approx.

City

Year

Princip of regulation

Description

2012

- P2P accomodation as shared
service. Limitation of rental time
to cover peak seasons.
- Whole apartment rental has to
have licence issued by Catalan
tourism office"

Property owners have had the ability to rent out a maximum of 2 rooms
in an apartment and they also have to live there. The maximum renting
time is 31 consecutive days and 4 months in total in a year. For listing
a whole apartment, a special licence issued by the Catalan tourism
office is required. In case of offering a whole apartment for short-term
rental stay, it has to be classified as a “Tourist dwelling” and it has to be
assigned a registration number, which must be stated in all marketing
offers. The city cooperates with P2P accommodation in checking the
legality of listings. In 2018, 2,577 listings were removed due to regulation
violation.

2017

- Limitation of building new
hotels in the city center
- Limitation of boat cruises,
limitation of airport expansion
despite of high demand"

Because of the rapidly growing number of tourists coming to the
city, Barcelona limits the building of new hotels and restricted the
expansions of the existing ones in the wider city centre in 2017. The city
of Barcelona also limits planned expansion of airport buildings and boat
cruises in the city harbour despite increasing demand and commercial
attractivity.

- Limitation of rental time
to cover peak seasons

Amsterdam started regulating P2P accommodation offers in 2017. Since
that year, an apartment could be rented for a maximum of 60 days in a
year. Starting from 2019, the rules became stricter, lowering the rental
time to 30 days and a maximum of four guests at once. There is an
obligation to report every stay to city officials. If someone wants to rent
out his or her apartment for a longer time, there is a need to obtain a
licence. There is still a possibility to rent out single rooms without limit to
the number of days if the area of the rented part does not exceed 40%
of the apartment area and the host must live in the apartment.

2015 2017

- Limitation of hotels
development in the city centre

Besides regulating P2P accommodation, Amsterdam also started to
restrict the building of new hotels in the city centre. Between 2007 and
2015, the city supported the development of tourism until it became
a problem. In 2015, Amsterdam banned the construction of new hotels
in the city centre and further extended this area in the following years.
However, the development pipeline was quite strong and the capacity of
the hotel market is expected to grow by over 3,500 rooms in the years
2019 and 2020.

2018

- Selection of a zone restricted
for P2P accomodation

The city government responded to the rapid development of the P2P
accommodation market in December 2018 by defining residential zones,
where short-term rentals are prohibited.

- Regulation specific
to each city district

In Budapest, the regulation of short-term rental market is in the hands
of the city districts. Only a few districts located in the centre of the
city have introduced rules to regulate the market. There are three
categories of rules being imposed. The first is the Architect’s report,
which states that the apartment is suitable to be used for short-term
accommodation. The second is an obligation to have a consent from all
owners of apartments in the building and short-term rentals also have
to be allowed in the bylaws of owners association. The last rule is a onetime parking capacity fee in the amount starting from HUF 1.5 million
(approx. EUR 6,000) based on the area of the dwelling.

Barcelona

EUR 0.6) per visitor per night. Effective
from 2020, a new law establishes one
accommodation fee in a maximal amount
of CZK 50 (approx. EUR 2) per day per
person.
City officials have opened negotiations with
P2P accommodation about providing data
about hosts, but have not yet been able to
reach an agreement. Further, city officials
agreed to cooperate with the Financial
Administration in order to optimise tax and
fee collection.

2017

Summary
Definition

Taxes

•• The Czech Civil Code distinguishes
between rent (long-term, in order to live
at a certain place) and accommodation
(short-term, for recreation). Furthermore,
according to the Financial Administration,
P2P accommodation is considered
accommodation services. Based on the
above, private-law regulation is not as
strict as in the case of rental agreements.

•• According to the Financial Administration,
P2P accommodation is not exempt from
VAT. If the host is a taxable person, the
host is obliged to pay 15% VAT.

Licence
•• Occasional renting via P2P
accommodation does not require any
form of government licence. However,
in order to rent residential properties
via P2P accommodation regularly and
for profit, it is necessary to obtain a free
trade licence.
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•• Furthermore, hosts (both individuals and
companies) are obliged to pay income tax
from providing accommodation via P2P
accommodation.

•• In case of planned construction /
acquisition of residential property, more
than 50% of which is to be rented via
P2P accommodation, it is necessary to
fulfil strict hygienic and construction
requirements for accommodation
facilities (room size, fire safety, elevators,
etc.)

Amsterdam

Fees
•• Effective from 2020, the new law
establishes for accommodation a fee of
maximum CZK 50 per person a day.

Vienna

Other
•• Prague city officials and the Financial
Administration share information about
guests in order to optimise tax and fee
collection.

Budapest

N/A

45

Prague Hospitality Report |November 2019

Contacts
Miroslav Linhart
Partner, Real Estate Advisory
mlinhart@deloittece.com
+420 737 235 553

Petr Hána
Senior Manager, Real Estate Advisory
phana@deloittece.com
+420 731 638 268

Zdeněk Vašata
Consultant, Real Estate Advisory
zvasata@deloittece.com
+420 731 099 934

46

47

Deloitte refers to one or more of Deloitte Touche Tohmatsu Limited (“DTTL”), its
global network of member firms, and their related entities. DTTL (also referred
to as “Deloitte Global”) and each of its member firms are legally separate and
independent entities. DTTL does not provide services to clients.
Please see www.deloitte.com/about to learn more.
Deloitte is a leading global provider of audit and assurance, consulting, financial
advisory, risk advisory, tax and related services. Our network of member firms in
more than 150 countries and territories serves four out of five Fortune Global
500® companies. Learn how Deloitte’s approximately 264,000 people make an
impact that matters at www.deloitte.com.
Deloitte Central Europe is a regional organization of entities organized under
the umbrella of Deloitte Central Europe Holdings Limited, the member firm in
Central Europe of Deloitte Touche Tohmatsu Limited. Services are provided by the
subsidiaries and affiliates of Deloitte Central Europe Holdings Limited, which are
separate and independent legal entities. The subsidiaries and affiliates of Deloitte
Central Europe Holdings Limited are among the region’s leading professional
services firms, providing services through more than 6,000 people in 44 offices in
18 countries.
© 2019. For information, contact Deloitte Central Europe.

