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Terms and definitions
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Rental – property offered for rent via Airbnb

Active rental – property that was available for rent at least for one day in the last month

Booked rental – property that was booked at least once during the last month

Unbooked property – property that was not booked at least once during the last month

Participation rate – share of booked rentals in the active rentals

Average daily rate – average booked nightly rate + cleaning fees

Revenue (monthly) – the total nightly rate + cleaning fees earned during the last month

Occupancy rate – number of booked days divided by number of days available for rent during the last month. Properties with no bookings are excluded

Percentile - value below which a given percentage of observations in a group of observations falls

90th percentile – value below which 90% of observations in a group of observations falls

Median - value below which 50% of observations in a group of observations falls

Source: AirDna



Airbnb supply increased 2.5x in Tbilisi over 2016-18
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On average, more than 10k rentals were 

supplied monthly in 2018

Source: AirDna, G&T Research Source: AirDna, G&T Research

Airbnb generated a market worth US$ 23mn in 2018
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 Market is already oversupplied, but still continues growing – classic case of

market overreaction. Notably, 64% of properties does not get booked at all while

average monthly supplied rentals was up 62.8% y/y in 2018

 Oversupply is evident when compared to peers – supplied rentals in Tbilisi (12,403

rentals in Feb-19) only slightly below Istanbul and way above rest of peers

 We expect low performing properties to gradually leave the market and supplied

rentals to be concentrated in Old Tbilisi mostly

Supply and demand imbalanced – oversupply evident
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Moreover, almost 64% of total supplied 

rentals does not get booked at all

Rapid expansion resulted in one of the 

lowest median occupancy among peers

Source: AirDna, G&T Research

Note: Participation rate - share of booked rentals in total supply

Source: AirDna

Note 1: Properties with no bookings are excluded when calculating median occupancy 

Note 2: Median occupancy calculation includes only entire home properties

Note 3: Data as of February 2019

50%

39%

64% 64%

57%
52%

57%

35%

27%

57%

50% 50%

0%

20%

40%

60%

80%

0

5,000

10,000

15,000

20,000

Active Airbnb rentals (LHS) Median occupancy rate (RHS)

Despite demand growth outpacing supply growth, occupancy rates were up 

only slightly due to existing oversupply:

 Total demand nearly doubled in 2018 (+97.3% y/y, 562,320 rental/nights 

booked)

 Demand growth (+97.3% y/y) outpaced supply growth (62.8% y/y) in 2018, but 

was insufficient to absorb massive offerings on Airbnb

 As a result median occupancy was up slightly - 3.6ppts y/y to 48.4% in 2018

DemandSupply



Oversupply is driven by higher yields of Airbnb
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Airbnb business model in Tbilisi expected to 

match peers, where multiple-listing hosts 

absorb higher share of the market

Source: AirDna

 Airbnb is high-yielding investment for certain properties, incentivizing real estate owners to rent flat on Airbnb instead of long-term renting. However, median Airbnb

yields are similar to long-term renting

 Airbnb stock is mostly concentrated in the Old Tbilisi, which never was hotspot for long-term renting. Therefore, there is no sign of long-term rent price spikes in Tbilisi

due to Airbnb

 Emergence of multiple listing hosts indicates that buying or renting flats for sub-renting has become successful business model in Tbilisi, as professional management

improves performance of the properties

 Survival of the fittest - we believe, share of multiple listing hosts will increase in the future – share of multiple listing hosts in Tbilisi stands at 46% vs 58% peer average
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Above median Airbnb properties have higher 

yields vs. long-term renting 

Source: G&T Research

Note: Includes only entire home properties
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Top performers absorb biggest share of the pie
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Top performers (90th percentile, 319 properties) enjoyed above 92% average monthly occupancy, 

while median occupancy stood low at 48% in 2018

 Demand is mostly absorbed by top performing properties (90th percentile, 319 properties), especially in the offseason (October through March)

 High-performing properties will benefit most from increasing demand in the future - occupancy rates for the top performers are expected to oscillate around 100%

during high seasons similar to peer cities.

Source: AirDna

Note 1: Properties with no bookings are excluded

Note 2: Includes only entire home properties



Price gap also high
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Top performing properties (95th percentile, 159 properties) enjoyed 2.9x more ADR than 

median in 2018

 Average ADR of top-performing properties stood at US$ 101.1 in 2018, 2.9x higher than median ADR of US$ 35.3

 Oversupply pressures prices mostly in midmarket properties - ADR of top-performing properties was down 2.4% y/y in 2018, while median ADR was hit even

harder (-7.8% y/y), illustrating that oversupply mostly pressures mid-market properties
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Competition pressures revenues
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Average monthly revenues per rental shrank in 

every category…

...making Tbilisi lowest income Airbnb market 

among peers

Source: AirDna, G&T Research

Note 1: Properties with no bookings are excluded

Note 2: Includes only entire home properties

Source: AirDna

Note 1: Properties with no bookings are excluded

Note 2: Includes only entire home properties

Note 3: Data as of February 2019
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Airbnb complementary to hotel industry
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Airbnb accounts for 11% of accommodation 

market in Tbilisi

Source: G&T Research, AirDna, Colliers International

Note: Properties with no bookings are excluded

Airbnb is price competitive with hotel industry in 

respective segments

Source: G&T Research

Note: Top 5% is equivalent to 95% percentile. i.e. top 5% (183 properties) have ADR equal or higher than US$ 101. 

Same applies for top 25%

Rooms sold in other 
forms of 

accommodation
89%

Airbnb nights sold
11%

Market share of Airbnb

Paris – 15% 

Amsterdam – 12%

Madrid – 10%

Berlin – 7%

London – 7%

Tbilisi – 11%

Regulations

Airbnb market in Paris, Amsterdam, Madrid, Berlin, London is regulated and 

have length of stay limits from 60 to 120 days – owners can rent their home only 

for limited number of days

Tbilisi Airbnb market is unregulated, but underperforms above mentioned 

regulated cities - Tbilisi Airbnb market accounts for 11% of accommodation 

market, similar to regulated cities share, which illustrates growth potential of 

Tbilisi in the future
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Key findings and expectations on Airbnb in Tbilisi
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Question 1: Is Airbnb profitable for hosts?

It is. Top performing properties enjoy much higher yields compared to long-term renting, while yields of median Airbnb properties tend to be similar to long-

term renting business.

Top performers on Airbnb expected to enjoy higher yields in the future in our view. However, part of median (or below) properties expected to gradually leave

the market, because of similar (or lower) yields compared to long-term renting business.

Question 2: How Airbnb affects long-term rental rates?

There is no sign of long-term rent price spikes in Tbilisi.

Airbnb stock is mostly concentrated in the Old Tbilisi, which never was hotspot for long-term renting business.

Question 3: Is Airbnb price competitive with hotel industry?

Airbnb mostly competes with local midscale/economy/budget class hotels, offering lower prices to tourists.

We believe that Airbnb has largely been complementary to the hotel industry lacking budget accommodation. Airbnb benefits market and adds value to the

tourism industry.

Question 4: Will Airbnb’s market share increase?

It will. Tbilisi Airbnb accounts 11% of market share, similar to peers, which have strict regulations and are more price competitive with hotel industry.

Taking into account tourism boom to continue in Georgia there is room for Airbnb growth in Tbilisi. This segment expected to gain maximum of 20% of the

market size over next 5 years on the back of low yielding visitors.



Annex 1: Key characteristics of Airbnb rentals in Tbilisi
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Rentals by size Top 10 rentals by revenue

Rental Annual revenue ADR Occupancy Guest capacity

Property 1 $79,426 $296 83.0% 14

Property 2 $63,083 $256 69.0% 8

Property 3 $57,640 $200 89.0% 8

Property 4 $49,188 $212 66.0% 12

Property 5 $47,107 $179 75.0% 6

Property 6 $40,904 $154 73.0% 8

Property 7 $40,006 $147 75.0% 10

Property 8 $36,920 $125 93.0% 9

Property 9 $36,720 $360 34.0% 12

Property 10 $34,471 $145 68.0% 8

Amenities of Airbnb rentals

Source: AirDnaSource: AirDna

Source: AirDna

Origins of Airbnb guests
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Disclaimer
This document is strictly confidential and has been prepared by JSC Galt & Taggart ("Galt & Taggart"), a member of JSC Bank of Georgia group (‘Group”) solely for informational purposes

and independently of the respective companies mentioned herein. This document does not constitute or form part of, and should not be construed as, an offer or solicitation or invitation of an

offer to buy, sell or subscribe for any securities or assets and nothing contained herein shall form the basis of any contract or commitment whatsoever or shall be considered as a

recommendation to take any such actions.

Galt & Taggart is authorized to perform professional activities on the Georgian market. The distribution of this document in certain jurisdictions may be restricted by law. Persons into whose

possession this document comes are required by Galt & Taggart to inform themselves about and to observe any and all restrictions applicable to them. This document is not directed to, or

intended for distribution, directly or indirectly, to, or use by, any person or entity that is a citizen or resident located in any locality, state, country or other jurisdiction where such distribution,

publication, availability or use would be contrary to law or regulation or which would require any registration or licensing within such jurisdiction.

Investments (or any short-term transactions) in emerging markets involve significant risk and volatility and may not be suitable for everyone. The recipients of this document must make their

own investment decisions as they believe appropriate based on their specific objectives and financial situation. When doing so, such recipients should be sure to make their own assessment

of the risks inherent in emerging market investments, including potential political and economic instability, other political risks including without limitation changes to laws and tariffs, and

nationalization of assets, and currency exchange risk.

No representation, warranty or undertaking, express or implied, is or will be made by Galt & Taggart or any other member of the Group or their respective directors, employees, affiliates,

advisers or agents or any other person as to, and no reliance should be placed on, the fairness, accuracy, completeness or correctness of this document and the information contained herein

(and whether any information has been omitted from this document) and no reliance should be placed on it. This document should not be considered as a complete description of the

markets, industries and/or companies referred to herein. Nothing contained in this document is, is to be construed as, or shall be relied on as legal, investment, business or tax advice,

whether relating to the past or the future, by Galt & Taggart any other member of the Group or any of their respective directors, employees, affiliates, advisers or agents in any respect.

Recipients are required to make their own independent investigation and appraisal of the matters discussed herein. Any investment decision should be made at the investor's sole discretion.

To the extent permitted by law, Galt & Taggart, any other member of the Group and their respective directors, employees, affiliates, advisers and agents disclaim all liability whatsoever (in

negligence or otherwise) for any loss or damages however arising, directly or indirectly, from any use of this document or its contents or otherwise arising in connection with this document, or

for any act, or failure to act, by any party, on the basis of this document.

The information in this document is subject to verification, completion and change without notice and Galt & Taggart is not under any obligation to update or keep current the information

contained herein. The delivery of this document shall not, under any circumstances, create any implication that there has been no change in the information since the date hereof or the date

upon which this document has been most recently updated, or that the information contained in this document is correct as at any time subsequent to the date on which it is supplied or, if

different, the date indicated in the document containing the same. No representation or warranty, expressed or implied, is made by Galt & Taggart or any other member of the Group, or any

of their respective directors, employees, affiliates, advisers or agents with respect to the accuracy or completeness of such information.

The information provided and opinions expressed in this document are based on the information available as of the issue date and are solely those of Galt & Taggart as part of its internal

research coverage. Opinions, forecasts and estimates contained herein are based on information obtained from third party sources believed to be reliable and in good faith, and may change

without notice. Third party publications, studies and surveys generally state that the data contained therein have been obtained from sources believed to be reliable, but that there is no

guarantee of the accuracy or completeness of such data. Accordingly, undue reliance should not be placed on any such data contained in this document. Neither Galt & Taggart, any other

member of the Group, nor their respective directors, employees, affiliates, advisors or agents make any representation or warranty, express or implied, of this document's usefulness in

predicting the future performance, or in estimating the current or future value, of any security or asset.

Galt & Taggart does, and seeks to do, and any other member of the Group may or seek to do business with companies covered in its research. As a result, investors should be aware of a

potential conflict of interest that may affect the objectivity of the information contained in this document.

This document is confidential to clients of Galt & Taggart. Unauthorized copying, distribution, publication or retransmission of all or any part of this document by any medium or in any form for

any purpose is strictly prohibited.

The recipients of this document are responsible for protecting against viruses and other destructive items. Receipt of the electronic transmission is at risk of the recipient and it is his/her

responsibility to take precautions to ensure that it is free from viruses and other items of a destructive nature.
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