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In the Middle
East since

In addition, the Strategy also outlines a planned
investment of between USD 40 billion and USD 45
billion of public and private capital to achieve this goal.
Comparatively, current GDP was estimated by the
Ministry of Development Planning and Statistics at
USD53 billion (QAR192 billion) at Q1 2014. This
demonstrates the importance assigned to the tourism
and hospitality sector’s role in diversifying Qatar’s
economy.
As the tourism sector has come to the forefront of
Doha’s development goals, some of the planned
projects aimed at driving demand have started to
materialise. The new Hamad International Airport

opened in May 2014, expanding Qatar’s airport capacity
from 9 million passengers to an initial capacity of 30
million passengers per year (increasing to 50 million
passengers per year when fully operational).
Additionally, the new Doha Exhibition and Convention
Centre (DECC), which provides 90,000 sq m of
exhibition space, is currently under construction and
set to open in early 2015. The DECC will build on
Qatar’s already strong MICE tourism infrastructure
which includes the Qatar National Convention Centre
(QNCC). The QNCC features multiple theatres, over
52 meeting rooms and over 40,000 sq m of exhibition
space. Doha has already attracted a number of high
profile conferences and events such as the 20th World
Petroleum Congress (WPC) in 2011, the United Nations
Climate Change Conference in Doha in 2012, the
International Sustainable Built Environment Conference
(ISBE) in January 2014 and the Euromoney Qatar
Conference, which is planned for November 2014.
Since opening, QNCC has hosted over 347 events
with over 197,000 delegates.

Figure 1 – Foreign Tourist Arrivals, Qatar, 2008 to 2013
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Qatar has plans to expand its leisure and
hospitality offer to establish itself as a strong
tourism hub in the Middle East
The Qatar Tourism Authority (QTA) has announced that
their target is to attract 7 million visitors per year by
2030. The QTA has set out a tourism strategy outlining
their approach for growing the tourism and hospitality
market in the Qatar National Tourism Sector Strategy
2030. The Strategy was developed in line with the Qatar
National Vision 2030 and the National Development
Strategy 2011 to 2016 emphasising the need to reduce
reliance on the energy sector by diversifying the
economy. The Strategy identified four priority areas:
• Proper Governance & Comprehensive Plans, Policies
and Regulations
• Sectoral Capacity Building
• Diversification and Development of Qatar’s Tourism
Product and Service Portfolio
• Optimal Market Mix
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The Tourism, Hospitality and
Leisure sector’s role is key to
diversifying Qatar’s economy
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Qatar also aims to increase tourism demand by growing
and diversifying its leisure and cultural offering. Hosting
sports events is a major driver for Qatar which, since
hosting the Doha Asian Games in 2006, has been

successful in securing multiple sporting competitions
including:
• 2014 Squash World Open
• 2014 World Military Sailing Championships
• 2014 World 9 ball Billiard Championship
• 2014 FINA Short Course World Championships
• 2015 World School Tennis Championships
• 2015 IHF Handball World Championships
• 2016 UCI Road Cycling World Championships
• 2018 FIG Artistic World Gymnastics Championship
• 2022 FIFA World Cup
Europe and America are Qatar’s dominant
tourism source markets
According to data from the Qatar Statistics Authority
(QSA), Europe and America drove the largest number
of visitors to Qatar in 2012, with the 1.1 million visitors
from these two continents (representing almost 40%
of total visitors to Qatar in 2012). Qatar also attracted
approximately 820,000 visitors from the GCC and other
Arab states and over 700,000 visitors from Asia in the
same year.

Doha’s hotel stock continues to grow
In 2009, Doha had a total supply of 49 hotels,
comprising 8,509 keys, approximately 47% of which
was unaffiliated or independent. By Q2 2014, this
increased to 74 hotels and 13,595 keys representing an
increase of 60% over the same period. If the unaffiliated
hotels are excluded, Doha’s branded hotel market grew
by over 80% from 16 branded hotels in 2009 to 29 in
Q2 2014.
Qatar’s Upper Upscale and Upscale hotel sectors
recorded the highest growth in supply of 175% and
106% respectively from 2009 to YTD August 2014,
followed by the Luxury segment at 75% growth. Qatar’s
Midscale segment experienced relatively modest growth
of 22%. Qatar’s Upper Midscale segment grew at a
significantly lower rate in comparison to the other
divisions. Independent hotels also experienced
substantial growth, recording an increase of 43%.
The most significant period of supply growth occurred
during 2012 when the inventory of hotel keys grew by
approximately 30%.

Figure 2 – Hospitality Source Markets, Doha, 2012
Figure 3 – Hotel Inventory, Doha, 2009 to Q2 2014
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Doha market performance trends
Occupancy levels in Doha have improved in
recent years
Market wide occupancy in Doha’s hotels has improved
in recent years (Figure 4) having managed to partially
shake off the double impact of a rise in hotel inventory
and a decline in general market demand during the
global financial crisis impacting the region from 2009.
The trend line in Figure 4 indicates a rise in market wide
occupancy since late 2011 with a generally positive
trend since then.

Doha’s branded hotel market grew by
over 80% from 16 branded hotels in
2009 to 29 in Q2 2014
Figure 4 – Market Wide Hotel Occupancy, Doha, 2008 to YTD August 2014
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ADR’s in Doha remain below 2008 peaks
Strong growth in hotel room supply combined with
lower levels of growth in demand continues to put
downward pressure on ADRs in Doha’s hotels.

Source: STR Global

Figure 5 – Hotel Occupancy, Doha, 2008 to YTD August 2014
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The occupancy levels of hotels in Doha experienced a
sharp decrease in 2009 in line with tightening global
economic conditions (recording an 18% drop in
occupancy) and again in 2012 in response to the
significant increase in supply. Occupancy rates increased
by 9% in 2013 and 14% in YTD August 2014. This
improvement in occupancy has been recorded across
the various sectors with Qatar’s Upper Upscale class
experiencing the highest growth in occupancy of 19%
for the YTD August 2014. The overall occupancy level is
now only marginally lower than the occupancy levels
during the 2008 peak.
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While some established hotels in Doha have been able
to achieve a premium over the market average, the
hotel market experienced a decrease in ADRs across
the Upscale Class, Upper Upscale Class and Luxury
segments, with the Upper Upscale Class recording the
most significant decrease of 10% from QAR 706 in 2013
to QAR 638 YTD August 2014. Luxury ADR’s in Doha at
YTD August 2014 are still some 30% below the ADR’s
at the same period during the peak of 2008, indicating
that despite the modest recovery in the market, rate
discounting has occurred to drive occupancy stability
in recent years.

Figure 6 – Hotel ADR, Doha, 2008 to YTD August 2014
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with a recorded growth of
approximately 11% per annum
from 2008 to 2013
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RevPAR in Doha is substantially below 2008 peaks
RevPAR levels have increased in 2013 and 2014 for
the first time since 2008 indicating that the overall
performance of the hotel market has improved from
the lows of 2012. Following a significant drop of 20%
in RevPAR levels in 2012, the market recorded modest
growth of 8% in 2013 and 2014 respectively. This was
reflected across the various market segments, with the
Upscale, Upper Upscale and Luxury segments recording
growth of between 8% and 11%. Overall RevPAR at
YTD August 2014 is 30% below the 2008 peak and
Luxury sector RevPAR is still some 31% below the 2008
peak indicating a number of performance challenges for
the market.
Figure 7 – Hotel RevPAR, Doha, 2008 to YTD August 2014

Supply growth in Doha strong but not matched
by demand growth
Hotel demand in Qatar, as measured in hotel rooms
sold, is increasing with a recorded growth of
approximately 11% per annum from 2008 to 2013.
Hotel supply has increased by approximately 13% over
the same period, resulting in an occupancy level of 65%
at 2013. This mismatch in supply growth and demand
growth has led to a decline in room rates as the market
competes for customers.
Figure 8 – Hotel Supply vs. Demand, Doha, 2008 to YTD August 2014
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There is a substantial amount of supply in the pipeline
with over 44 hotels across all market sectors in varying
stages of planning or construction, primarily in the
Luxury, Upper Upscale and Upscale segments which are
estimated to provide over 11,000 additional keys. The
Midscale and Economy hotel pipeline is quite limited in
Doha with only a few hotels under construction or in
the planning stages suggesting that there is potential to
consider development in this sector.

In addition to the above ‘known’ supply pipeline
growth, there is likely to be additional hotel room
inventory required to meet the 2022 FIFA World Cup
accommodation targets placing further challenges on
the market.
Figure 10 – Hotel Development Pipeline, Doha, Q2 2014
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Investment continues in Doha’s hotel pipeline
Looking forward, Doha’s hotel pipeline is likely to be
driven by the need to meet supply targets for the 2022
FIFA World Cup, rather than a typical market demand
driven approach. Typically a market demand led supply
growth approach would trigger additional supply being
considered when the market maintains occupancy
performance above 65% for around three years or
more. This is not the case in Doha, as the market hasn’t
managed to achieve this level hotel occupancy since
2008.
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Figure 9 – Hotel Supply and Demand Growth, Doha, 2008 to YTD August 2014
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Doha, a growing hospitality destination…
Driven by improving fundamentals, Doha’s hotel market
achieved 72% market wide occupancy levels in YTD
August 2014, despite the significant increase in supply
over the last 2 years. The rise in demand for hotel
accommodation in Qatar in recent years is in part as a
result of an increase in business travel as a result of
Qatar’s preparations for the 2022 FIFA World Cup and
related infrastructure and other major developments.
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Approximately 67% of the upcoming hotel supply in
Doha is within the Luxury, Upper Upscale and Upscale
segment with 30 hotels or 7,253 keys at various stages
of construction and planning. Independent hotels
account for 18% of the total upcoming supply (8 hotels
consisting of 2,087 keys). 7% of the total upcoming
supply falls within the Midscale and Economy segments
consisting of 7 hotels with 1,369 keys.
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Through its Qatar National Tourism Sector Strategy,
Qatar is diversifying its leisure offering in order to attract
demand from a more diverse target market.
The Travel & Tourism Competitiveness Report 2013,
published by the World Economic Forum, ranked Qatar
at 41 globally on the Travel and Tourism Competiveness
Index in 2013, up one place from the last assessment in
2011. This places it as second in the Middle East region
following the UAE. Its ranking is partly attributed to the
superior airport infrastructure and the fact that Qatar
benefits from a safe and secure environment.

Hotel supply in Doha has been increasing at a CAGR of
13.4% from 2008 to 2013, with demand increasing at a
lower rate of 10.7% over the same time period. The gap
between supply and demand growth is expected to
increase as developers push ahead to meet the targeted
supply of rooms for 2022 FIFA World Cup. While
investment into the hospitality and tourism sector in
Qatar is growing and demand is steadily increasing,
there is a risk that the demand growth will not be
sufficient in order to sustain this level of supply growth
post 2022 FIFA World Cup.

Doha’s hotel market achieved 72%
market wide occupancy levels in
YTD August 2014
Figure 12 – Hotel Demand Growth Requirements to Support Accommodation Inventory
Targets for the 2022 FIFA World Cup 2022
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Figure 11 – Hotel Market Performance Summary, Percentage
Change from Previous Year, Doha, 2012 to YTD August 2014
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The 2022 Supply challenge
Hotel demand in Doha has grown at an average rate of
just below 11% per annum over the last 5 years. If we
assume that this level of growth continues, the market
should be able to support approximately 38,000 hotel
rooms in total by 2022, assuming a target minimum
occupancy of 60%. Adopting the same approach we
estimate that at a constant rate of 12% annual demand
growth the Doha hotel market could support 42,000
rooms. Whereas to support the 60,000 rooms targeted
by FIFA, the level of demand growth required is
approximately 16% per annum between 2014 and
2022. At this level of growth, hotel demand would need
to double from its current levels before the end of 2019.

Significant tourism infrastructure needs to be developed
in order to support such levels of demand now and
beyond 2022. Notably, the nature of demand after 2022
is likely to change from the current demand profile which
is to a relatively large extent driven by ‘construction’
related industries. After 2022, this source of demand is
likely to be very different and may present challenges in
the market. The QTA has ambitious plans to address the
legacy beyond 2022 with tourism infrastructure and
strategies to support tourism demand growth.
It is recognised that there are plans to address the long
term tourism vision for Qatar. Clearly there is limited
time to construct the high volume of hotel rooms
required to meet the 2022 targets. To deliver 42,000
rooms, i.e. 210 new hotels over 7 years, at a rate of
over 30 properties per year will require focus in order to
achieve delivery, particularly when compared to Qatar’s
peak delivery rate of 12 hotels in 2012.
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Our service offering

Whether you are an owner, operator
or investor, our understanding of the
challenges and opportunities of the
hospitality and leisure sectors will
support you in reaching your goals
Whether you are an owner, operator or investor, our
understanding of the challenges and opportunities of
the hospitality and leisure sectors will support you in
reaching your goals.
We have a strong track record in delivering clear and
comprehensive advice that will assist in your decision
making processes at all stages of the hospitality and
leisure investment cycle.
From single assets to large global portfolios, our team
has extensive experience in successfully advising clients
on the acquisition or disposal of assets, securing or
restructuring debt finance, asset management including
capital investment programs and due diligence,
development appraisals and feasibilities, and valuations
for a wide range of purposes, carried out, where
appropriate, in compliance with RICS standards.
Our local knowledge, combined with our global office
network, and access to unrivalled synergies through
Deloitte’s other service lines, ensures we have the ability
to meet your needs.
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Development and Consultancy
Our team of hospitality experts has extensive experience
in providing strategic advice to clients whether they are
looking to undertake a new development or make the
most of an existing asset. Our development and
consultancy services include:
• Capital investment and projects
• Development appraisals
• Estate strategy
• Feasibility studies
• Finance optimisation
• Highest and best use solutions
• Market analysis
• Operator strategies
Capital Markets
We advise our clients on how to maximise value
and returns through their investment in real estate.
Our services include:
• Asset identification
• Acquisition
• Finance
• Disposal
• Due diligence
• Negotiation
• Structuring
• Tax

Key contacts

We are members of Deloitte's Global Tourism, Hospitality and Leisure (“THL”) industry group that brings together
teams globally with diverse experience and knowledge to provide customised solutions for clients in the broad
hospitality sector and across the full spectrum of the real estate community.
STR Global is part of the STR family of companies and is proudly associated with STR, STR Analytics and
HotelNewsNow.com

Robin Williamson MRICS
Managing Director
Tel +966 (11) 288 8611
Mob +966 (0) 54 1543 725
rwilliamson@deloitte.com

Robin Butteriss
Managing Director
Head of Financial
Advisory, Qatar
Tel +974 4434 1112
Mob +974 5561 2833
rbutteriss@deloitte.com

Grant Salter
Director
Hospitality
Tel +971 (0) 4 506 4778
Mob +971 (0) 50 658 4558
gsalter@deloitte.com

Martin Cooper
Director
Tel +971 (0) 4 506 4945
Mob +971 (0) 50 657 9028
marcooper@deloitte.com

Nick Witty
Director
Tel +974 4434 1112
Mob +974 3336 6318
nwitty@deloitte.com

Philip Wooller
STR Global
Area Director
Middle East & Africa
Tel +971 (0) 4 376 8888
Mob +971 (0) 55 770 1202
PWooller@strglobal.com
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Use of the information contained in this document
The statistical information on hotel performance contained in this document has been compiled by Deloitte
Corporate Finance Limited (“Deloitte”) using data released by STR Global. Any reproduction of the statistical
information, in whole or part, must be attributed to “Deloitte and STR Global.”

Disclaimer
The information contained herein has been compiled and analysed by Deloitte and is intended to provide general
information on the concerned subject(s) and is not an exhaustive treatment of such subject(s). Accordingly, the
information is not intended to constitute accounting, tax, legal, investment, consulting or other professional advice
or services. The information is not intended to be relied upon as the sole basis for any decision which may affect
you or your business. Before making any decision or taking any action that might affect your personal finances or
business, you should consult a qualified professional adviser.
The information contained herein has been compiled as is, and Deloitte makes no express or implied representations
or warranties regarding the information contained herein. Without limiting the foregoing, Deloitte does not warrant
that the information contained herein will be error-free or will meet any criteria of performance of quality. Deloitte
expressly disclaims all implied warranties, including, without limitation, warranties of merchantability, title, fitness for
a particular purpose, non-infringement, compatibility, security and accuracy.
Prediction of future events is inherently subject to both known and unknown risks, uncertainties and other factors
that may cause actual events to vary materially. Your use of the information contained herein is at your own risk
and you assume full responsibility and risk of loss resulting from the use thereof. Deloitte will not be liable for any
special, direct, indirect, incidental, consequential, or punitive damages or any other damages whatsoever, whether
in action of contract, statute, tort (including, without limitation, negligence), or otherwise, relating to the use of the
information contained herein.
About Deloitte
Deloitte Corporate Finance Limited is a Company limited by shares, registered in Dubai International Financial Centre
with registered number CLO 748 and is authorised and regulated by the Dubai Financial Services Authority. A list of
members is available for inspection at Al Fattan Currency House, Building 1, Dubai International Financial Centre,
the firm’s principal place of business and registered office. Tel: +971 (0) 4 506 4700 Fax: +971 (0) 4 327 3637.
Deloitte below refers to one or more of Deloitte Touche Tohmatsu Limited, a UK private company limited by
guarantee, and its network of member firms, each of which is a legally separate and independent entity. Deloitte
Corporate Finance Limited is an affiliate of the UK and Middle East member firms of Deloitte Touche Tohmatsu
Limited. Please see www.deloitte.com/about for a detailed description of the legal structure of Deloitte Touche
Tohmatsu Limited and its member firms.
Deloitte provides audit, tax, consulting, and financial advisory services to public and private clients spanning multiple
industries. With a globally connected network of member firms in more than 150 countries, Deloitte brings worldclass capabilities and high-quality service to clients, delivering the insights they need to address their most complex
business challenges. Deloitte has in the region of 200,000 professionals, all committed to becoming the standard
of excellence. Deloitte's professionals are unified by a collaborative culture that fosters integrity, outstanding value
to markets and clients, commitment to each other, and strength from cultural diversity. They enjoy an environment
of continuous learning, challenging experiences, and enriching career opportunities. Deloitte's professionals are
dedicated to strengthening corporate responsibility, building public trust, and making a positive impact in their
communities.
About STR Global
STR Global benchmarks data for over 6.4million hotel rooms worldwide with the industry standard STAR report,
allowing hoteliers to identify changes in market share and provides developers, financiers, analysts and suppliers in
the hotel industry-access to hotel research with regular and custom reports. As the eminent provider of
benchmarking reports to the global hotel industry, our data covers daily and monthly performance data, forecasts,
annual profitability, pipeline and census information across Europe, Middle East, Africa, Asia Pacifica and South
America. For more information please visit www.strglobal .com
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