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Hotel Values in Russia, the CIS and Georgia – 2009

The objective of this publication is to provide an indication of hotel values and trends in the main markets of
Russia, the CIS and Georgia and to show how values in the region have been affected by the global economic
crisis, and the subsequent reduction in trading and investor appetite. This publication also outlines the HVS
valuation methodology for hotels that has become the industry standard throughout the world.

Introduction

Hotel Values in the Region

Article Outline

Almaty, Kazakhstan
Astana, Kazakhstan
Baku, Azerbaijan
Kazan, Russia
Kiev, Ukraine
Moscow, Russia
Rostov on Don, Russia
Samara, Russia
St Petersburg, Russia
Tbilisi, Georgia
Yekaterinburg, Russia
Yerevan, Armenia
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Table 1 Main Considerations for Hotel Valuation

RevPAR Performance
Revenue Mix (Rooms, food and beverage, other)
Cost Structure/Net Operating Income
Hotel Market Structure (branded and/or qua l i ty supply)
Planned New Supply (confi rmed)
Market Outlook
Investor Sentiment

 

Table 2 List of Cities Considered

Armenia Yerevan

Azerbaijan Baku

Georgia Tbi l i s i

Kazakhstan Almaty
Astana

Russia Kazan
Moscow
Rostov on Don
Samara
St Petersburg
Yekaterinburg

Ukraine Kiev

Table 3 HVS Estimates of Hotel Values (€)

2007 2008 2009
Mo s co w 518,000 466,000 310,000
St Pe te rs b u rg 422,000 397,000 216,000
European Average 274,000 245,000 212,000
Ba ku 292,000 245,000 205,000
Ki e v 427,000 376,000 194,000
Al m a ty 418,000 293,000 190,000
As ta n a 329,000 224,000 179,000
Average – Russia, the CIS
and Georgia 280,000 239,000 161,000
Tb i l i s i 273,000 213,000 156,000
Ye ka te ri n b u rg 143,000 148,000 106,000
Ka za n 119,000 130,000 102,000
Ro s to v o n D o n 126,000 133,000 96,000
Sa m a ra 156,000 145,000 88,000
Ye re va n 134,000 100,000 85,000

Source : HVS London Office
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Table 4 Value Ranking

2007 2008 2009
Mo s co w 1 1 1
St Pe te rs b u rg 3 2 2
European Average 8 5 3
Ba ku 6 6 4
Ki e v 2 3 5
Al m a ty 4 4 6
As ta n a 5 8 7
Average – Russia, the CIS and
Georgia 7 7 8
Tb i l i s i 9 9 9
Ye ka te ri n b u rg 11 10 10
Ka za n 14 13 11
Ro s to v o n D o n 13 12 12
Sa m a ra 10 11 13
Ye re va n 12 14 14

Source: HVS London Office

 

Table 5 Value Change in Euro 2008 09 (%)

Growth/Decline 2008 2009
Ki e v 12% 48%
St Pe te rs b u rg 6% 46%
Sa m a ra 7% 39%
Al m a ty 30% 35%
Mo s co w 10% 33%
Average – Russia, the CIS and Georgia 15% 33%
Ye ka te ri n b u rg +3% 28%
Ro s to v o n D o n +6% 28%
Tb i l i s i 22% 27%
Ka za n +9% 22%
As ta n a 32% 20%
Ba ku 16% 16%
Ye re va n 25% 15%
European Average 11% 13%

Source : HVS London Office

 

Table 6 Value Change in Local Currency 2008 09 (%)

Growth/Decline 2008 2009
St Pe te rs b u rg 5% 34%
Tb i l i s i 23% 29%
Sa m a ra 6% 27%
Al m a ty 26% 25%
Ki e v 2% 24%
Ba ku 21% 21%
Average – Russia, the CIS and Georgia 21% 20%
Mo s co w 9% 20%
Ye ka te ri n b u rg +5% 13%
European Average 11% 13%
Ro s to v o n D o n +7% 13%
As ta n a 28% 7%
Ye re va n 28% 5%
Ka za n +10% 5%

Source : HVS London Office
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Market Overviews

Moscow, Russia

St Petersburg, Russia

Baku, Azerbaijan

Kiev, Ukraine
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Almaty, Kazakhstan

Astana, Kazakhstan

.

Tbilisi, Georgia
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Yekaterinburg, Russia

Kazan, Russia

Rostov on Don, Russia
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Samara, Russia

Yerevan, Armenia

Challenges for the Valuer in the Region

 

 

 

 

 

 

The Hotel Valuation Methodology

 

 

 

1 Definition of Market Value: ‘the estimated amount for which
an asset should exchange on the date of valuation [here, 31
December 2009] between a willing buyer and a willing seller
in an arm’s length transaction after proper marketing
wherein the parties had each acted knowledgeably, prudently
and without compulsion.’

– Appraisal and Valuation Standards 
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Income Capitalisation approach

Cost approach

Table 7 Indicative Construction Costs (€)

Countries Economy Midscale Upscale
Upper
Upscale

Ukra ine 35,000 75,000 105,000 160,000
Kazakhstan 45,000 135,000 190,000
Russ ia 60,000 90,000 115,000 155,000
Armenia 160,000
Azerbai jan 80,000
Georgia 55,000 150,000 200,000

Source: Richard Chancellor, 2010

 

Sales Comparison approach

Table 8 Recent Hotel Transactions in the Region (€)

Property Location Sale Date
Number
ofRooms

Estimated
Price

Price Per
Room

Budapest JSC (55% stake) Moscow March 2009 137* 45,900,000 335,000
Park Inn Ekaterinburg Ekaterinburg July 2008 160 22,500,000 141,000
The Sadovaya Hotel St Petersburg January 2008 70 7,000,000 100,000
Iris Congress Hotel (50% stake) Moscow October 2007 98* 43,800,000 438,000
Sheraton Metechi Palace Hotel Tbilisi June 2007 140 49,400,000 353,000

* Pro rated room count based on stake percentage acquired.

Source: HVS Research – Selected Transactions
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Conclusion and Outlook

Note: This publication serves as a value indicator only in
order to provide a point of orientation for owners and
investors. As experienced with the European HVI, this
publication’s reliability increases as more and more hotels
contribute their data and the markets reach a greater degree
of stability. No investment decision should be based solely on
the information contained in this article. For feasibility
studies, valuations and strategic advice, please contact Elke
Geieregger or Saurabh Chawla.

Table 9 Russia, the CIS and Georgia/European HVI Value Comparison 2009 (€)

0 100,000 200,000 300,000 400,000 500,000 600,000

Paris
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Geneva
Zürich
Rome

Istanbul
Milan

Moscow
Amsterdam

Madrid
Barcelona

St Petersburg
EUROPE

Stockholm
Edinburgh

Baku
Kiev

Astana
Copenhagen

Almaty
Munich
Athens
Vienna

Hamburg
Berlin
Tbilisi

Brussels
RUSSIA/CIS/GEORGIA AVERAGE

Warsaw
Dublin

Prague
Frankfurt

Manchester
Bratislava

Birmingham
Budapest

Lisbon
Bucharest

Yekaterinburg
Kazan

Yerevan
Sofia

Belgrade
Zagreb

Rostov on Don
Samara
Tallinn

Riga

RUSSIA/CIS/GEORGIA AVERAGE
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