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HOTEL BUSINESS NEWS
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Surabaya Is on Veré;' L

Of a Hotel—Room Boom

baya, is poised for a hotel-build-

ing boom, thanks to a tripling of

the city's supply of offlce space

. since 1988 and the gradual develop
ment of a commerclal sector.

* Deregulation of Indonesia’s bank-

ing industry has attracted major fi-

Indonestas second city. Sura--

oCTO e S TH

199 2.

nancial institutions and foreign capl-

- tal investment to Surabaya, the capi-.
. tal of East Java and a major.manu-. -

facturing and- shipping center, -ac: .
cording to hotel consultancy Hor--

" wath Asia Pacific. That has brought -

the spurt in commercial- real estate

-+ construction.

Now the city is seeing the start uf

"a hotel-construction boom.’ Horwath

estimates that 1,500 new hotel rooms
will join the deluxe hotel market in -
the next five years. Currently, Sura-
baya.has only 1,250 hotel rooms of
international - standard, . mostly
three-star properties. Ninety percent
of the demand for these rooms
comes from commercial travelers.

As the new hotels come on
stream, occupany rates, now aver-
aging 75%, are expected to fall, Hor-

- wath cautions that Surabaya ig, and
- will remain, mostiy a domesti¢ mar-

ket,"In 1991, 96% of the one million
passengers who arrived at the city's

" International airport were Indone-

sian residents, the consultancy says. .

- While local businessmen will trade -
.up to the new hotels, they will be .
. rate-sensitive.
.- toom rate for the existing three-to-
"five-star hotels is $71. - - ¢

The average daily -
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Japanese Guests Find.':
Hotel Perks Blossom e,

International hotel groups-are go

ing to greater lengths to provlde
services and amenities to their *

.- Japanese clientele, which has gmwn_'
ln récent years.

"+ Four Seasons Hotels pmpertles in
-the U.8. and Canada offer Japanese

breakfasts slippers and robes,' and g
some’rooms have tatami mats At
“the "chain’s Pierre Hotel in. ‘New ¢
. York,'employees tuke classes: on:};
“Japanese customs and learn,r key.’: s

. Japanese -language phrases. |

Hyatt’ Hotels in New York, At-:

.lanta, Los Angeles and Bellevue,
. Washmgton have special floors for
- Japanese guests, where green- tea

and a basket of Japanese welcome

gifts are.delivered within 30 minutes

STREET JOURNAL.

‘of check-In. At these and some other -

Hyait properties, foreign newspa—‘

- pers are avgilable upon requestiand

)

business centers slay open longer

4
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MANDIRI ATAU MASU

ALIANSI?

- Seberapa tangguh kemampuan bangsa sendiri?

ADRIANUSMELIALA

alang, hotel dengan 75 kamar itu
verasa eksklusif, Terletak di kawasan
Pantai Kuta, Bali, hotel itu menjanjikan
sesuatu bagi para wisman (wisatawan
mancanegara) guna mampir dan meng-

Bcrlamai marmer beratap alang-

inap. Nyatanya, tak banyak tamu yang -

datzng, Entsh di mana salabnya: Yang
terang, pihak manajemen hotel — dan
Grup Pepsi Cola — hanya bisa menumpulk
utang. .
Kayu Aya Beach Hotel itu, skhirnya,
dilelang, 1978, Pemilik barunya adalsh PT
Widja Putra Karya. Walau membeli hotel,
"Tapi kami tak pernah berpikir untuk
mengelolanya sendiri. Kami lebih suka
mengontrakkannya,” vjar I Wayan Pasek,
S._E.. sang presdir. The Oberoi adalah
pihak yang kemudian diajak bermitra.
Atas dasar kontrak manajemen selama
17 whun, nema hotel berubah menjadi

e

Hote} Bali Oberoi, Sctelah beberapa saat,
berubah lagi menjadi The Oberoi. "Demi
keseragaman nama, berhubung mutu ho-
tel ini telsh sejajar dengan standar muty
hotel-hotel  Oberoi lainnya,” tambah
Passk.

Mutu itu tak dicapai dengan gampang.
Hingga 1984, bule-bule profesional itu
tetap saja menemui kesulitan, Perubahan
namz hotel, serta jumlah penerbangan
internasional yang terbatas ke Bali, adalah
beberapa kendala yang sulit diclakkan.
Juga, perihal kamar-kamar hotel yang
sudah 'tua’, Alhasil, cwner harus me’
nyuntik -dana scgar guna renovasi dan
petluasan hotel.

Setelah Rp 1 miliar habis, hotel kemudi-
an siagp menangguk untung, Di tangan
Oberoi, hotel segera mencapai tingkae
hunian kamar (occupancy rate) rata-rata
87% per bulan. Nama yang bertaraf
dunia, mau tak mau, me-
masng dimanfaatkan schagai
alat pemikat wisman, Hing-
ga tabun lalu, pemilik telah
dapat mencicil utang ke
bank. Diperkirakan, dalam
dua tahun investasi semiliar
rupiah lebil itu telah kem-
bali.

Memanfaatkan nama ma-
najemen hotel yang kon-
dang juga menjadi salah
satu tujuan PT Hotel Pra-
patan, pemilik  Aryadwa
Hyatt, Jakarta, "The touch
of Hyatt kan sudah establis-
bed di manz-mana,” ujar
Saleh, salah scorang direksi.
Tapi, tak hanya itu. "Mere-

krow-how di bidang perho-
telan serta akses jaringan
yang luas,” tambah Salch.

Kemampuan Hyant
mengeduk laba di Aryaduta
membuat investor lain juga
ngrler ingin menjadi anggo-
ta Kelompok Hyatt, Kini,
Hyant Hotels & Resorts —
pengelola 154 hotel di sean-
teco dunia — juga ada di

Surabaya, Bali. Grup Bi-

ka juga membawa fecharcal

mantara juga menggandeng Hyatt saat
mendirikan hotel yang berpandengan ge-
dung dengan Indonesia Plaza, Hotel itu
bernama Grand Hyatt.

Cerita tentang investor yang menggan-
deng pihak manajemen ssing, memang,
tidek baru. Sejak 1974, telah terlihat
kecenderungan menggabungkan diri da-
fam suatu hotel chain atau aliansi hotel.
Ketika it adalah Sahid Jaya Hotel yang
menggandeng Boulevard, grup dari Tra-
velodge Australia. Adapun kerja sama
meliputi bidang reservation (pemesanan
tempat), scrta konsultasi pemasaran inter-
nasional. Namun, "Hanya bertohan dua
tahunt karcna kerang menguntungken,”
vjar Sukamdani 5. Gitosardjono, bos
Sahid Hotels Group,

. Sahid Group kemudian memilih menja-
di grup hotel independen tanpa perlu
bergabung dengan kelompok-kelompak
manajemen hotel seperti Sheraton, Elil-
ton, Continental, Regent dan lain sebagai-
nya, ""Kami mencari ciri manajemen yang
mandiri denpan men-sef up sisicm manaje-
men sendiri,” tambah Sukamdani.

Dan, hasil kerja Sukamdani ¢s memang
lebib dari sekadar lumayan. Sahid Grup
kini memiliki 1 hotel di berbagai tempat
di Indonesia, dengan kapasitas lebih dari
2.000 kamar. Total karyawan sckitar 4,500
orang. ""Kami juga-punya lembaga pendi-
dikan dan latthan seadiri,” ujar Sukamda-
ni: "Dari situ, kita bisa rekrut tenaga-
tenaga profesional guna ditempatkan di
berbagai hotel Sahid Group., Oleh karena
itu, orang asing yang kami kontrak hanya
sedikit,” lanjut Sukamdani,

Memang, walaupun sudah besar, Sahid
Group tampaknya tetap merasa perlu
menycws beberapy expairiate guna meng-
isi posisi yang dianggap strategis. Misal-
nya, posisi general manager (GM) Sahid
Hotel di Jakarta dan Bali. Menurut Su-
kamdani, " Bukannya orang Indoiesia tak
mampu. Tapi, untuk melayani tamu-tamu
asing, akan lebih mudab bila dilakukan
oleh orang asing juga.”

Nzh, walau hanya untuk skala nasional,
Sahid Management Company bahkan mu.
lai bertindak bak Hyatt atau Oberoi.
Yaknt, ikut mengelola berbagai hotel lain
l[ewat kontrak manajemen operasional.
"Sistem ini bas been working well. Biaya.
nya relatif mursh dibanding kalau berga.
bung dengan manajemen asing,' lanjut
Sukamdani scicngah berpromosi.

Management fee buat para profesional
ity memang tidak murah, Pemilik The
Obcroi Bali, misalnya, memberikan sebe-
sar 12,5% dari hasil Gross Operation
Product (GOP} kepada partner manaje-
mennya, Sebaliknys, Arysduta [lyaune pu-
nya lormulasi becbeda.
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Seni *Marketing

Kepariwisataan

INI, begitu banyak negara di duniz memprioritas.”
Ki:an‘pembangunan kepariwisataan untuk bisa men-

J jadi pemasck devisa. Bahkan sejumlah di antara:"

nya -benar-benar mengandalkan.. pendapatan- utamanya --

dari sekfor ini. Inj terjadi karena kepariwisataan, dalam -
beberzpa - hai,.. mampe © memberikan 'keunsungan-
keuntngan tertentu yang tak bisa dihasilkan. oleh’
sektorsektor Jain. = . . et et
Kepariwl kemudian di
kembangkan . seluas-luasnya ‘ag.. pary
Daerah-daerah .tujuan wisat be,.;eda:de..g,n'-pen_e'ﬁpah-pe:

,_BAGAIMANA pun, penerap-

illhi

x

1992 .

R iR S T
Y P B B
v [ :,
X
Cli by o
B L
. -
- ) Vi

mengadakan * wawancara“ per-
ihal kebutuhan wisatanya,

;. Sementara itu, distribusi ke

Pariwisataan " meliputi  pe-
nyaluran produk ke tangan wi-
satawan. Kegiaran ini melibar-
kan para sugplier, whelesalor dan
iour operalor (di Indonesia diisti-
ahl{an dengan Biro Perjalanan

iUmum) sebagai perantara, dan
‘Agen Perjalanan sebagai peng.

ecer, Dalam kegisiannya, distri-
busi.*dibantu’ oleh perangkat-
kat canggiti, semacam te-

yang dianggap potensial untok " ;macaran barang fisik ¥a.
itu ditata secantik mungkin, a- In: penting dipaharmi Karena da.
gar bisa membangkitkan ruinac. ) 1.m peinbicaraan marketing ix,
wisalawan —aktual maupun po-"" | 1 rak eristik-karakteristik pro-
tensizl .— untgk mendatangi-; duk, harga, promosi, dan-distri-
At ‘-I"fa.' - kemponen-. ;¢ kepariwisataan tidak sama
komponen lain yang MANUN-. onuan yang ada pada barang
Jang, seperti sarana akemodasi, | .berwujud, sseperti, mobit ‘atau
Jatingan transporl'..m, s:s_tem Te: ) orek api; e - R
gulasi,dan sebagainya, diusaha-- Dalam hal produk, kepariwi-
kan memberikan® aksesibilitas * | rsifat intangible, tak
yang: tnggl d“““}k alasan l::' [ bisa diraba, dipotret, maupun

:;tawan. R “-dicicipi, sebelumnya. Ia adalah
- Pemasaran pun, salah ‘satu’ ?“Eﬁﬂ?:fa@szbaﬁﬂgﬂﬂ. atau

i . janji. Jelas, kepariwisataan a-
e ok da e sistem peng o Futiness o setin deomre

Kepar " .
pat perhatian penting dalam = Atay, "dengan, kata lain, ke-
pengembangan smokeless indus-, PYataan atau perwujudannys
iry.ini. Betapa tidak. Para peng-. ‘baru bisa dirasakan ketika per-
3:-,], bisnis ini semakin me- Jalanan wisata dimulai, lebih-
nyadari bahwa kemajuan ke. ' lebih pada’saat berada di tem--
munduran .usahanya bergan. [aftujuan, Kelaupundikatakan .
tung pada segi-segi pemanfaae- 'Disa dibungkus', it terbatas-
anpemasaran. Kalaubeleh dibi-  4212m brosur, folder, leafler,
lang, kini, ada semacam keya- o kict, dan media sejenis lain-
kinan, dalam bidang usaha apa 1¥3. . o
saja, bahwa - masgran ‘_menpg- Produk keparjwisataan, ka-
uasai®.perusahaan, . lau d{]abark:}n”‘ bisz '-bg_rupa

" Peratan:pemdsaran .kepari atraksi-atraksi- -natural !"-dan
wisataan yang semakin membe-, 30sial-budays, fasilitas-fasilitas
sar ternyata mengilhami penco-” akomodasi; transpoctasi, dan di- -
motan, jde marketing miv (yang - skotek, dan cira P‘?"E“‘_I?“'Ea“ di
sering v diistilahkan -sebagai -tempal-tempat’ tujuan’ ‘wisata,
‘paduan .pemasaran’, ‘bauran - 920 sebagainya. Kekhasan pro-
pemasaran’, atzu juga *campur. . 9uk kepariwisataanternyata ju-
an pemasaran’ oleh sejumlah e- : B2 menyebabkan kekhaszn da-
konom Indonesia) dari prinsip-:'dam hal princing, atay penentu-
prinsip pemasaran umum ke da-.. a0 harga. ‘Harga, dengan -de-
lamnya, Hasilnys, markesing mix - Dikian, harvs letap bertumpu

perang :
leks, faksimiit, dan ompu_uir,__'

di'samping juga telepon. .5

'‘Untuk diketahui, karena pro-
duct, price, !mmofr'an. dan place
(atau disgribution) sering dising
kat'sebagai 4 P, ada pula yang
mencoba menambahkannya de-

ngan 3 P lzinnya, yang terdiri-

dari mp-'e,, pliysical evidunce,”
dan process,”selingea nurk.eung

mix tidak lagi merupakan 4 P,

melainkan ¥ P ‘Akan retapi,
1ampak sekali penambahan 1 P

bagi 4 P aghk dipaksakan, dan.
tidak mengandung makna spe- -

sifik tertentu lainnya. Arau, bi-
sz juga dikatakan, penambahan
tersebut cuma membuat ketum.
pengtindihan di antara unsur-
unsur marketing iz it sendiri.
Tk ok ok
MAREKETING mix dimaksud-
kan untuk melaksanakan tinda.
kan pemasaran yang sistcmatis
dun menguntungkan dari sepi
bisnis. Berapa tidak.

penEeluIa 'pfzrms:h'aan “kepari-
wisataan® " basar. _dj
negara maju menunjukkan, pe-

nyatuan aksi dan kekuatan da-

lam ‘bentuk mariciing mix jauh
lebih membukakan peiuang, di-
bandingkan dengan pengerah-
an” a2ksi dan kekuatan secara
hervlang-ulang, terkotak-
kotak, dan tidok saling Lerhu-

smnemiliki keberadaan yang al"'Pad: "_“; ) -.rpﬂﬂ;l ippli ;.
mat applrcub{e dala;-r! bisnis kg;. Scpbm. o ,bpi usa, a:m'dp -
Kati bagian bagien ponasains  Tainatonys, delam montiom,
t B 3 P an z 1 W -
secara terpisah lebih sering ¢j- kan PI'D!‘-’__I-_Ikk- Ini, I(E;:III-I. hal yang
dak menghasilkan apa-apa, ma__‘fangat'_ " komple i)e k:rena
i e el o s el
al, lenaga, dan wakw saja. i) . ]
Markesing mix merupakan seni . g‘:r'y‘iapgﬁltanrgsrsa ¥ang pas
ﬂlu duct, price, promosons konlsnsrﬁe:r PrEETSen maupun
danmpﬁzsrfa;ﬂ'féﬁgfrmc;f:é " Promosi kepari\yisataan‘ me"
dizerapkan secara terpadu dan :ga:f:ﬁ“‘_ J’:{"!":S?l ::;‘:ﬁ{:ﬂg
menyefuruh, Perpaduan keem. da?-l mempcn'ga.m?i Mo le::
Ea‘ unxuh: tersebut mengak_lbat. iang produk ‘yang "diciptakam
s::a;s:f:k‘:ff“:?“““. berjalan Usaha-usaha yang termasuk di’
an efisien, dan g ), 0 2 adhlab pertkianan
yang lebih penting, tujuan. pe.. ¥ Jah pet .
masaran, yakni entuk menuas. ¥

onaf :fn’ﬁng,:"_ L 1%, Pro-
kan kebutuhan konsumen (a- OS5 penjualan dan hubungan
tau, dalam hal ini, wisatawan),

'.gxasyarakal. Namun demikian,
i : p ‘diantaranys, yang paling la-
f;;;:‘nmgs "'-"'u::,:;:'ll;‘;:" k‘:: "= nyak dipakat, fak lain, media ce.
tercapai.- 1[:_* . Ao tak dan personal sefling, yaitu de-
1

ngan mendatangi wisatawar ak-
- tual, maopun potensialspgiik |
PR o L L

Untuk memperoleh  keun.
tungan yang banyak, hotel Jan
perusahaan  penerbungan, mi-
salnya, kerap difikasi pro-

laman para.

negara-:,

ring'-miz, Misalnya, kedua per-

- F _fdll.dll pem-
‘benahan produk secara besar-:

besaran untuk mendapatkan ci--
tra “kelas eksklusif, dan penu.-

runan harga- secara ekstrem,
serta jupa mencoba memakai
salurap distribusi dengan jang.
kauzn luas, tetapi lupa member.
ikan porsi kekuatan yang lehih

", .besar bagi "kegiaran-kegiatan

promosional. Masih untung a-
khirnya disadari, promosi me-
egang peran yang vital dalam
pelaksanaan pemasaran. Kedua
perusahaan ity pun bisa bang-
kit, bisa menangkap pasarnya

-lagi. ,ax

Ada sebuak srovel agenr yang
benar-benar memecar semua te-
naga pemasarannya hanya ka-
rena idak adanya kepaduan ge.
rak anrara-"personal-personal
pemataran pada bagian-bagian
produk, harga, promosi, dun di-
stribusi, * e -
Sebenarnya,” semua  personal
tersebut sudal berbuat semak-
simal mungkin, dar amat ber
tanggungjawalb pada bagiannva
masing-masing. Namun, kega-
palan manager pemasaran, da.

duknya sedemikian rupa, de-
ngan  mendatangkan  bahan-
bahan mutakhir yang sanga
mahal dari jvar negeri. Apa

. yang terjadi kemudian justru

hal

lam dukan kecmpat ba-
giannya {baca: dalam mencrup-
kan murkeiing mic} mengakiliat-
kan semua usaha yang telah di-
lakukan menjadi sia-sia. .
Anchnya, mapager pemasaran

jauh dari bayangan.

nya, karena, setelah dikalkula.

si, kedua perusahaan menderita
kerugian, Dengan bantvan risct
dari bagian pemasaran, akhir-

nya diketahui, modifikasi pro-

duk yang sudah dijalankan se-
barusnya dibarengi oleh pe-
nyesuaian harga, intensifikasi
promosi, ‘dan penyempurnaan
saluran distribusi,’

: Sebaliknya, bisa terjadi, di-
skowek atau reai<ar nyaring gu-
lung tikar hanya karena meng-

-abaikon prinsip-prinsip’ marke- -

;\n:;.,d,u.-r. LoTedm oty

Lyt

tidak menengahi dan
mencari jalan keluar dalam per-
selisihan pendapar antara para
bawahannya, yang saling me-
nyalahkan. * Akibatnyya, sang
manager dan para bawahaanya
harus meninggaikan pekerjain.
nya. Sungguh tragist !

Seni marketing mir memang
senafas dengan semboyan "Ber-
sutu kita tegoh, bercerai kila
runtuk - ’

e . '
[
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Hanan Bali Post bekerja sama dengan Lembaga Pe-

ngembangan Manajemen Kresna Naradha akan

menyelenggarakan seminar manajemen dengan tema,

“Arti Strategis Pengembangan Sikap Kewiraswastaan

Teluk.

Paling tidak dapat d:kemuka-
kan dua alasan, di mana dam-
pak Perang Teluk akan secara
cepat dirasakan dalam pereko-
nomian Dunia yakai:

tu luang, wakru santai, keny
manan hidup, sussana aman, s
dah tentu sangat bertolak be
kang dengan suasana yang 1
timbulkan olah Perang Telu
Berita yang termuat dalam M

dan Kualitas Manajemen, untuk menghadapiTantangan - ~

Usaha pada Dasa Warsa 1990.an”, pada hari Kamis, 28

Februari 1991 di Bali Hai Supper Club Hotel Bali Beach.

Sudah menjadi jelas, tantangan utama yang dihadapi o-

leh masyarakat pengusaha industri pariwisata pada ta-

hun pertama dasawarsa 1990-an ini adalah: bagaimana

menghadapi konsekuensi ekonomi yang terjadi akibat

Perang Teluk, justru pada saat masyarakat pengusaha-

menaruh perhatian begitu besar terhadap kesempatan

usaha di sektor ini..

Uraian secara garis besar di-bawah

ini, akan mencoba melihat relevansi dari pengembangan

sikap kewiraswastaan dan peningkatan kualitas’ mana-

‘jemen dalam suasana lingkungan bisnis yang'diwa'mai o

leh pengaruh Perang Teluk.

Oleh 1 Gde Sudibya -

Pertama, kawasan Teluk secara
tradisional adalah pemasok ter-
besar untuk energi dunia, se-
hingga ketidakstabilan politik

di kawasan ini membawa risike

terhadap ketidakstabilan harga
energi di tingkat-dunia. Keti-
dakstabilan harga energi ini su-
dah tentu berarti unsur ketidak-
pastian (uncertainty) menjadi
semakin besar, yang akan sa-
ngat mempengaruhi iklim in-
vestasi di banyak negara. Risiko
akan terjadinya inflasi akan
tnenjadi semakin besar, inflasi

sering terjadi bukan semata-.

mata karena alasan ekonomi da-
lam artian bis; 3 wendorong
kenaikan harga (cost push infla-

- tion}, tetapi dapat disebabkan

oleh aspek psikologis yang di-

. sebabkan oleh makin tingginya

Dampak Ekonomi

Kalau diperhatikan "air bah"
informasi mengenai Perang Te-
luk, paling tidak secara se-
derhana informasi yang dite-
rimaoleh masyarakat umum da.
pat dikelompokanr kedalam bi-
dang: Teknologi meliter, poli-
tik, ekonomi, agama. Di bidang
teknolegi meliter masyarakat
manusia “disuguhi” infermasi
mengenai kecanggihan sistem
persenjataan, sistem radar, pe-
sawat pembom, sampai dengan
sistemn perlindungan bawah ta-
nali. Di bidang pelitik masyara-
katmenjaditahubagaimana pe-
Jiknya konstelasi polirik di Ti-
mur. Tengah, mulal dari masa-

BCTET AN

lah bangsa Palestina,” pengua-

saan Dataran Tinggi Golan dan

politik berkepanjangan di Liba-
non, Sistemn monarki abselut di
beberapa negara, sampai de-

ngan pensuasaan Kuwa:t oleh_
Erak,

Berita dan anahs:s ber:ta se-
cara rinci tentang dampak eko-
nomi dari- perang teluk belum

btanvak dimuat dalam Media-

Massa. Analisa ekonomimenge-
nai proyeksi harga minyak ma-
sih simpang siur, sehingga sulit
untuk diperoleh jawaban terha-
dap ‘pertanyaan : Bagaimana
trend harga minyak jika Perang
Teluk berkepanjangan,’ atau
harga minyak pasca Perang
. .

. tingkat ketidak-pastian dalam
:kegiatar ekonomi,

Kedua, sejak parch kedua dasa-

Jalur Gaza oleh Israel, kemelur- 72753 1970-an ada beberapa ne-

gara dalam kawasan Teluk ini
adalah: pemegang Surplus "pet-
ro dollar” yang cukup besar, se-
hingga peranannya sebagai pe-
masck dana dalam Pasar Uang
dan Moda! Dunia patut d:perhr
tungkzan. Seretnya penerimaan
minyak karena perang, dan be-

-sarnya dana yang diperlukan

untuk membelanjai *mesin per-
ang” yang sedang berlangsung,
sudah rentu sangat berpenga.
ruh terhadap pemasokan dana
yang terjadi di Pasar Uang In-
ternasional.

Industri pariwisata yang me-
rupakan industri yang berhubu-
ngan erat dengan kegiatan wak-
;- . : .

jalah Pariwisata TTG (Trav
Trade Gazette) Asia Edisi 25,
Januari 1931 antara lain menj
mukakan :

Pertama, situasi di Bandara
dara Bangkok sangat ketat, t
Jasan penerbangan ditum
bahkan dibatalkan, terutar
untuk penerbangan Alr Frant
Lufrhansa. dengan pertimt
ngan keselama:an penetk
ngan.

Kedua, di Hongkong diberi
kan 1000 polisi dipersiapk:
untuk berjaga-jaga selama
jamn serta asosiasi perhotal
Hongkong mengambil langka
langkah untuk meningkatk:
keamanan di Hotel.

Ketiga, orang mulai memp
kirakan tingkat keamanan di
perusahaan penerbangan (4
Lipes Safety Rating) deng.-
menggunakan tolok ukur:
mungkinan pembajakan ser

- kemungkinan' pemasangan bc

di pesawat."

Keempat, para penumpang 1
nasehati untuk hati-hati men
lih perusahaan penerbanga
membatasi jadwal waktu:did
lam pesawat, di kantor peru:
haan penerbangan, dan di lo
bandar udara.

Suasana dan ekspresi kekt
watiran tersebut di atas jel
mempunyai dampak yang lu
terhadap mobilisasi pendud:
antar negara, yang sangat bes
artinya dalam perkembangs
pariwisata. Suasana kekhawa
ran tersebut di atas agakn:
berlebihan untuk suasana ki
di Indonesia pada umuma:
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HOTELS: DELUXE
VERSUS ECONOMY

1990

Top-class hotels continue to go up around Asia. But there are

some good arguments for investing in more down-to-earth projects

By Mumay Bailey,
Travel Business Editor
ou're an investor, and you've
Y- decided to build a deluxe hotel.
You've got the site, you think
you've got the money, and you know there
are a lot of hotel management companics
(HMCs) out there that would be very happy
to run your hotel for you.

You'll even get one of the big names to
adorn your hotel — Sheraton, Inter-Con-
tinental or Hitton International.

But should you build a2 deluxe hotel? Or
would il be better to build an economy class
hotel, or maybe even something in between?

At the top end, the investment is almost
limitless. About 30 years ago, it was adequate
1o aim to be a five-star hotel, a level often
associated with the Hilion or Inter-Con-
tinental hotels of the day. Then, a five-star
hotel could not be bettered.

Then the US began to water down this
accolade, Asia finished it off, In Asia, all
hotel owners called their new hotels five-star.
‘They might not be five-star, but that’s what
they were caifed.

This rapidly devalued the unofficial
grading sysiem, so that now ‘(ive-star-plus’ or
even ‘six-star’ has become a more common
tag for the besl hotels, The word *deluxe’ still
describes the hotels that are superior lo the
traditional four-star, but there is now a wide
range above that four-star level.

The devaluation of the five-star tag is
linked to the desire in Asia to build 2 hotel to
be admired. But the financial consequences of
this desire to build a hotel that is admired are
not always fully understood.

To complicate matters further, the prolit
motive is often so strong among new owners
that there is a chance the hotel will not be
finishied as it should be, or that once the huge
bill has been paid for building a deluxe hotel,
there is a reluctance to spend yet more big
money on sales and marketing. Surely, the
argument goes, a top quality hotel should seli
itself? it is an argument that tends to lead to
conflict with the hotel management company. |

HMCs have not yet come to terms with
this fact of business life. They have been slow
to recognise the need to prove statistically that
owners can make greater profits if they bring
in an HMC than if they try to manage the
hotel themselves.

In fact, there is 2 possibility that HMCs
will gradually be converted into HFCs —
hotel franchise companies — because the”
management aspect of their work has been
eroded in importance, and the reservations,
sales and marketing links — all functions the
HFCs also handle — are the only clear
advantage they have over owner-manage-
ment.

‘There are many examples of deluxe holels
changing HMCs. (See Table 1.) Although this |
does not necessarily prove that HMCs would

MANAGEMENT COMPANIES

Currant Pravious S \
. HMC HMC : - of .

Bangkok Dusit Thani nong Waestin 1875

President Meridien Regent 1987

- Meridien

. Regent . Regent Paninsula 1985

Royai Orchid - . Sheraton Mandarin Origntal 1986
Hong Kong Omoi Omni Peninsula 1987 i
Regal Meridlen  Regal . Meridien 1587 |
Kuala Lumpur  Park Aoyal Southem Regent 1589 1|
Pacific i

Singapore Regent Regent Inter-Continental 1988
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be better off becorting HFCs, it does show
that differences of opinjon between owner
and HMC are by no means rare,

Another development has been the
emergence of HMCs that systematically offer
a variety of hotel brand names or products.
This is now more common for the bigger
companies. (See Table 2.)

Some HMCs, notably the best-known
Asian firms such as Mandarin Oriental,
Regent and Shangri La, have so {ar avoided

becoming involved with hotels befow the

_ deluxe level,

But others are in the process of broaden- :
ing their scope, Hilton International, frr -
instance, has begun a Hilton National chain in °
its home country, Britain, with hotels at the :
tourist/economy level, Holiday Inn already

has a range of different qualities, although
there are currently no Garden Courts in Asia

{nor, indeed, any of Holiday Inn's top-range :

hotels, the Crowne Plazas).
As with many economy segments of the

JULY + 1990

ravel industry, the economy hotel segment is

“most advanced in the US. There, the dif-

ferentials in terms of quality and facilities of
the hotels are clearer than in Asia. It is
reckoned that about 20% of the 2,75 million
rooms in the US are in the economy class, and

|

it is interesting to mote that not one of the

leading economy hotel companies has any
hotels in Asia, (See Table 3.)

That situation may be changing. Days
Inns, which many still consider to be the
leading economy hotel company (there are
nearly 800 hotels in North America that carry
its name) no longer wants to be classified as an
economy chain, saying it is now moving into

the middle market, as its hotels have more

than basic facilitjes.

Days is also opening in Asia. It has sold a
master franchise on the Days lnn name io K
Wah Stones, a Hong Kong-based quarrying
company that is now expanding into leisure
activities. K Wah and Days are looking for
franchisees for 3-star hotels in Asia, but

although they believe prospects are excellent,
the planned expansion rate looks modest —
three hotels under development in 12 months,
and eight more after five years.

Is Days cautious because of the high
failure rate for groups in this category? Failed
entrants from the US into this arena include
Interlodge, Quality, and Ramada (in earlier
guises) in the 1970s and early 1980s, Kuala
+ Lumpur-based Travel Inn failed in the early
1980s. . .

A more recent stumbler has been the giant
Best Western, the world's bigpest chain, with
more than 1,800 hotels, of which nearly all are
franchised. It came into Asia in late 1987,
aiming to open 20 hotels in three years. This
year, still waiting for its first hotel, it re-
organised its operations in Asia to try again.
The fargetis 12 hotelsby the end of next year,

One of the earliest HMC entrants into
Asia, Hoiiday Inn, foresaw this difficulty
when it started in the region 15 years ago. It
decided 1o go up-market from the kind of

hotels it had in the US, on the basis that in
Asia market demand was stronger for high-

standard hotels. Another factor seems to have
been that the investors too were interested in '

a higher standard.

Days' first hotel will probably be the |

project it has announced in Hong Kong, due
to open in late 1990, But this will not be a
franchise. Days has signed a contract to
manage the hotel, mainly because the hotel is
planned as the group’s Asian flagship, so
Days wants mafe control.

The hotel will have 200 small rooms,
around 22 square metres each, a coffee shop,
a bar, two Chinese restaurants, and a health
centre. This is more than is generally expected
of 3-star hotels, and may thus cause confusicn
over just what Days represents.

Construction costs, at US$103,000 per
room, excluding the cost of fand, seem to be
ot the high side, even though the localion, in
the Mongkok district of Kowicon, is not
prime.
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- Peninsula hotel rooms (guests crossed the
road by an overhead covered walkway), The
two hotels are run by the same company —
Hong Kong & Shanghai Hotels, better known
as the Peninsula Group.

A rough calculation (not by Peninsula,
but based on some figures given me, plus
additional estimates) indicates that this year
the Peninsula hotel will achieve a revenue of
around US$18.7 million from its rooms, and
the Kowloon will weigh in with around
US$19.6 million. Based on total rooms
available, this means that the Peninsula will
earn an annual room revenue of US$2, 120 per
square metre, and the Kowloon US$] 420 per
square metre.

That, of course, monlypartofmeslow
Adding revenue from restaurants and bars
‘and other F&B outlets (and ignoring other
‘revenue which does not fall into either

§ TABLE 3: TOP FIVE ECONOMY
HOTEL MANAGEMENT
COMPANIES IN THE USA,

DECEMBER

Hotels

fee8
HMC

Motel & 7%
Comfort Inn:
“Travelodge?+:
Econo Lodges'
Supar 8 {ulolels _

Holnis&"'

calegory, which will probably be around 10%

of the total), the Peninsula figure will
probably be US$3,500 per square metre of
room, and the Kowloon US$1,900.

The next basic step is profit levels, Using
industry indicators noted earlier would mult
in gross operating profits for the Peninsula of

_about US$1,600 per square metre and for the
Kowloon US$1,200. Close enough to allow
argument in favour of the profitability of the
deluxe Peninsula or the economy Kowloon,
although once again, all these figures include
only direct operaling costs,

But in Hong Kong now, hotels are
running at near-100% occupancy rates, What

. happens when business slackens off? Could
an argument not be made for investing in
economy hotels because they will fill up first
when times get lough?

Not necessarily. In Manila in the late

TABLE 4: OPERATING PROJECTIONS OF PENINSULA'S HONG

KONG HOTELS, 1989

Rooms Size,
sqm
Kowloon 890 20
Peninsula 210 42

JvLy , (490

1970s and early 1980s, the deluxe hotels
reduced their room yields to between US$20
and US$30 and the haotels squeezed out were
those in the level below th t\ is. Why stay at the
Filipinas for US$20 wheh you could stay at
the Peninsula for US$30?

S0 despite the argments for and against,
there are no clear figures which prove eco-
nomy hotels are better than deluxe, only a
consensus — even among operators of top-
quahty hotels — that economy hotels are a
better investment,

Robert Gerber, who is responsible for
three hotels in Hong Kong, says of his latest
responsibility, the New World Harbour View,
which shares the site with the dejuxe Grancl
Hyatt hotel: ‘1 know in a downturn which of
the hotels will ﬁave the higher occupancy —
mine,’

That said, Gtrber is oversecing the
upgmdmg of the existing New World hotel fo |
bring it closer to the standard of the group's
Victoria hotel (which is at Hilton levels).

The Hong Kong Peninsula, t0o, is due for |
a major wpgrading, almost a rebuilding,
although this has been postponed for a year.
Some observers think this is because the top of
the market does not look so attractive over the
next few years.

This introduces another efement into the
economy versus deluxe argument — current
market realities. It explains, for instance, why
the New World is being upgraded. The hotel
has a good central location, and it is in .
demand by travellers. Adding to this will be |
the attraction of a shopping mall being bullt

- under the hotel. In other words, the markel |

for the location can support a quality hotel, |

A very different kind of guest stays at the |
Kowloon hotel. A lock through the trash '
from the hotel shows that its guests are big |
spenders — shopping bags from Gucd or :
Lanvin are plentiful — but they don’t want to |
spend their money on rooms.

Also surprising is the high proportion of .
business travellers at this hotel, the high share
of non-package travellers, and the high share
from Europe (big people, small rooms), when
the hotel was originally aimed at auracung
tour traffic from Asia,

Those two additional elements — market :
and location — serve as a final reminder that
there are many combinations and many
variables that must be considered before the
answer ¢an be made categorically that one
type of hotel is a better investment than
another. :

Occupancy, Dally room
% yleld,USs
95 - 8205
T 87 280.77
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TABLE 2y BHAND NAMES ' OF ‘SELECTED’ MAJOH HO'I‘EL

. MANAGEMEN COMPANIES .

Accor Sofitel

Holldayinn - Crowne Plaza
fnter-Continental . Inter-Continental .-
:Ramada: - ! Renalssancg ¥+
Southern: Paclﬁc “Park Royal “%+7 o

Boltom
Novotel, Pansea lbis, Urbis
Holiday Inn Garden Court
Forum _ . L pone
CHoteh - F e ®iim

“Travelodge, Genlra 7 Trave! Court

~ Source: Trovel Business Analyst.

Likewise, the staff/rooms ratio, at 1:1,
will be high for an economy hotel, and about
70% o 80% of total revenue will come from
rooms, However, rack rates will be between
USS$75 and US$8S, which looks low enough
to ensure a high level of occupancy.

If the region's top hotels talk of five-star-
plus and six-star, then Days In Hong Kong
looks like it is going to be three-star-plus or
four-star.

In the US the definition of an economy
hotel is one that eams at least 95% of its
: revenue from rooms. Or, the structure that
- would result in such a percentage — which
means a hotel that has just one restaurant,
usually an all-day dining coffee shop

Room prices are also low. At Motel 6, for
instance, they are down at about US$22 per
person. The situation is similar in Japan,
where the Sunroute group of hotels has about
75 hotels. Occupancies at Sunroute are higher
than those achieved by the leading 'US
companies (30%, compared with 63%-73%
at the top five in the US), and the yield is

higher. Room yields at Sunroute on average”

are about US$57 per room.

At Ramada International in the Asia/
Pacific region, the answer to the question,
Which category of hotel is the best for
investment? has to be economy class althongh
there is no unequivocal proof of this, simply
because the figures are constantly changing
and no one hote] is like any other, .

In broad terms, it could cost about
US$90,000-100,000 per room to build an
economy hotel in Asian cities like Bangkok,
Hong Kong or Singapore, excluding land,
which is too much of a variable.

Hotel development costs are usually
expressed as a per-room cost by taking the
total construction cost of the hotel and
dividing by the number of rooms.

The cost of building a hotel of deluxe
standards is difficult to limit at the top end
(the Regent hotel in New York, for instance,
is expected to cost 1US$300,000 per room to
build, excluding land), but generally
the figure is- between US$150,000 and
US3$200,000.

The size of a room in an economy hotel
would probably be around half the size of a
room in a deluxe hotef, Thus, a hypothetical
500-room economy hotel would cost US$45
million to baild, excluding land, and if the
decision was to build deluxe on the same site,

that 250-room hotel would cost US$38
million,

In the case of Ramada, the experience is
not totally hypothetical as in Hong Kong it
has two Inns and one Renaissance (its deluxe
brand name). -

Inn operating results, there is a remarkable
difference between the two types of hotel. The
first Ramada Inn, opened in 1987, is now
achieving a gross operating profit (GOP) of
60%, This means that around 60% of its
revenue from all sources is operating profit.
The GOP at the HMC's second Ramada Inm,
opened only in 1988, is almdy close, at about
55%.

Because it is new, and because it has had
& poor start, using figures from the Ramada
Renaissance in Hong Kong would not be a
worthwhile comparison. But, in general
terms, Hong Kong's deluxe hotels are
achieving GOPs of 40%-45%.

Part of the reason for this difference
between the Ramada Inns and the Renais-
sance is the cost factor, When taken at a
department level, profits from the rooms
division are higher than those from other
departinents — because once the room has
been built and furnished, the cost of putting
it up for hire each night is minimal. A hotel
restaurant, on the other hand, needs more
staff, and is more expensive in terms of the
food and beverages that have to be bought.

At the first Ramada Inn in Hong Kong
departmental profit on rooms is over 90%.
This means that for every US$100 taken in by
the hotel for its rooms, US390 is operational
profit, This equation jgnores, of course, the
costs of building and the high costs of
financing that room in the first place. Net
profits can take much longer to achieve. At
Regent’s planned hotel in New York, for
instance, net retarns are expected to take 15

l-iotels inFong Kong are probably getting
60% of their total revenue from rooms. The

_pattern differs in different countries, but in

most the figure is between 40% and 60%. The
other major department of any hotel, food
and beverage (F&B) — restaurants, bars and
banqueting — is usugally less profitable.

An interesting exercise can be tried with
Hong Kong"s deluxe Peninsula and the upper-
economy-level Kowloon hotel, (Ses Table 4.)
They are on adjacent sites; indeed, the
Kowloon is on a site that at one time housed






