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The second quarter of 2025 ref lects a broadly stabi l is ing market ,  with 

improving performance indicators across both the sales and rental 

sectors .  Demand remains concentrated in mid-sized assets ,  whi le pricing, 

occupancy,  and supply composit ion al l  show signs of recal ibration 

fol lowing previous quarters of rapid adjustment.  Developers and investors 

are responding to prevai l ing condit ions with measured shifts in asset 

al location,  pr icing strategy,  and operational structure.

2025 Q2 Key Observations:

•  Occupancy rose to 54%, up six points from Q1 ,  with steady gains 

across al l  property sizes.

•  Dai ly rates increased to $247,  marking the f i rst  quarter of consistent 

price recovery.

•  Sales shifted to mid-sized units ,  with three-bedroom share r is ing to 

24.6%.

•  Apartment supply reached 13%,  up from under 10% a year earl ier , 

extending a slow upward trend.

Overal l ,  the Q2 market is characterised by gradual recovery in key pricing 

and occupancy metrics ,  continued real location towards two- and three-

bedroom formats,  and early s igns of consol idation in asset management 

approaches.  Whi le the market remains competit ive,  underlying 

fundamentals appear more balanced than in previous quarters , 

posit ioning the sector for steady performance heading into the second 

half  of the year.
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In Q2 2025,  the market supply prof i le 

remains f i rmly weighted towards leasehold 

propert ies ,  which account for 81 .2% of 

total  stock,  with freehold comprising 

18.8%.  This distr ibution mirrors Q1 f igures, 

indicating a stable environment where 

leasehold remains the prevai l ing structure. 

The l imited presence of freehold stock 

continues to posit ion it  as a niche,  l ikely 

inf luenced bypricing parameters or 

ownership restr ict ions t ied to land tenure.

Notably ,  the share of apartments has 

r isen to 14% of the market asset mix , 

up from under 10% twelve months prior . 

Whi le the overal l  composit ion remains 

heavi ly skewed towards vi l las (86%),  this 

gradual upl i ft  in apartment supply signals 

a clear trend towards diversif ication, 

albeit  modest .  Rather than a sharp shift , 

this ref lects a measured but persistent 

broadening of development focus.  The 

upward movement in apartment share 

represents an incremental but consistent 

evolut ion in the market ’s structural mix .

0 2 .  M A R K E T  S U P P L Y
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* Properties are defi ned as villas, townhouses, and apartments as 
a entire market, unless noted otherwise.
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TABANAN
(Nyanyi, Kedungu, Tanah Lot, etc)

Available Market Share 6 %

Median Price $ 2 4 5 k

MENGWI
(Pererenan, Seseh, Tumbak Bayuh, etc)

Available Market Share 1 7 %

Median Price $ 2 8 8 k

NORTH BADUNG
(Canggu, Berawa, Padonan, etc)

Available Market Share 3 5 %

Median Price $ 2 8 8 k

CENTRAL BADUNG
(Seminyak, Kerobokan, Kuta, etc)

Available Market Share 7 %

Median Price $ 2 8 0 k

GIANYAR
(Ubud, Kerasmas Beach, etc)

Available Market Share 8 %

Median Price $ 2 8 9 k

SOUTH BADUNG
(Bingin, Uluwatu, Nusa Dua, etc)

Available Market Share 2 3 %

Median Price $ 2 2 9 k

B A L I  S U P P L Y
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Q2 2025 data reveals a continuation of 

the trend towards compact dwell ings, 

with two- and three-bedroom units now 

comprising the majority of new supply. 

Two-bedroom propert ies account for 

31 .4% of l ist ings,  up from 26.1% in Q1 ,  whi le 

three-bedrooms have also increased to 

27. 1% from 24.7%.  In contrast ,  one-bedroom 

l ist ings have decl ined to 17 .3%,  down from 

28.8% the previous quarter a signif icant 

1 1 .5 percentage point drop. This shift  may 

be due to the reduced new apartment 

projects from previous quarters .

Median l ist ing prices have also adjusted 

across most categories.  One-bedroom 

units dropped marginal ly to $169K (from 

$170K) ,  whi le two- and three-bedroom 

prices decreased to $253K and $365K 

respectively ,  ref lecting softer demand at 

the mid-tier .  Larger propert ies ,  however , 

have become comparatively more 

accessible.  This suggests price resistance 

at the high end, l ikely driven by constrained 

buyer appetite and increased stock and 

competit ion.
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Sale Price

Listing Price

CENTRAL 
BADUNG

DENPASAR GIANYAR MENGWI NORTH 
BADUNG

SOUTH 
BADUNG

TABANAN

SALES SHARE 7% 2% 5% 15% 27% 38% 6%

Sales activity in Q2 2025 shows a continued 

rebalancing across property segments. 

One-bedroom units ,  which led Q1 sales 

continues it ’s  posit ion as leading category, 

whi le ,  two- and three-bedroom homes 

have gained traction.  Sales in the four+ 

bedroom category al l  saw renewed 

interest ,  suggesting modest l iquidity 

returning to the high-end segment.

Median sale prices rose across al l 

categories except one-bedrooms, which 

remained unchanged at $155K.  Whi le 

l ist ing-to-sale price gaps persist ,  the 

magnitude of discounting has narrowed 

sl ightly ,  point ing to stronger buyer 

al ignment and improved pricing discipl ine. 

Regional ly ,  sales share patterns remain 

relatively consistent ,  with South Badung 

(38%) and North Badung (27%) maintaining 

dominance. Overal l ,  the market is showing 

signs of broader segment part icipation, 

with stronger mid-tier performance and 

early s igns of l iquidity returning to upper-

end product.
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CENTRAL 
BADUNG

DENPASAR GIANYAR MENGWI NORTH 
BADUNG

SOUTH 
BADUNG

TABANAN

AVG SIZE 260 sqm 285 sqm 270 sqm 245 sqm 235 sqm 185 sqm 295 sqm

AVG PRICE SQM $1,780 $1,540 $1,725 $1,850 $1,850 $2,275 $1,665
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Property siz ing metrics in Q2 2025 show 

a stabi l isation after several quarters of 

compression.  Average sizes remained 

unchanged across al l  categories,  with 

one-bedroom units holding at 67 sqm 

and six-bedroom homes at 564 sqm. This 

fol lows Q1 ’s contraction of -3% in average 

siz ing and signals a potential  pause in the 

densif ication trend. The broader average 

remains at 210 sqm, down from 235 sqm 

in Q1 ,  implying a last ing structural shift 

towards smaller bui lds,  but no further 

compression this quarter .

Pr ice per square metre f igures were largely 

consistent ,  though minor decl ines were 

observed in several categories.  One-

bedroom units retained their  premium at 

$3,045/sqm, unchanged from Q1 ,  whi le two- 

and three-bedroom categories dipped 

sl ightly to $1 ,845/sqm and $1 ,645/sqm. 

South Badung remains highest in value 

density at $2,275/sqm, despite a sl ight 

decl ine from $2,305,  and continues to have 

the smallest average unit  s ize at 185 sqm.



POWERED BY © Copyright 2024 | PT Real Info Indonesia (REID) and its licensors are the sole and exclusive owners of all rights, title and interest (including intellectual 

property rights) subsisting in this publication including any data, analytics, statistics and other information. All rights reserved. No reproduction, distribution, or 

transmission of the copyrighted materials is permitted. The information is deemed reliable but not guaranteed. 

Q 1  2 0 2 5  M A R K E T  R E P O R T

TABANAN
(Nyanyi, Kedungu, Tanah Lot, etc)

Average Daily Rate $ 2 4 5

Average Occupancy 4 5 %

MENGWI
(Pererenan, Seseh, Tumbak Bayuh, etc)

Average Daily Rate $ 3 2 5

Average Occupancy 5 6 %

NORTH BADUNG
(Canggu, Berawa, Padonan, etc)

Average Daily Rate $ 2 7 5

Average Occupancy 5 9 %

CENTRAL BADUNG
(Seminyak, Kerobokan, Kuta, etc)

Average Daily Rate $ 2 1 5

Average Occupancy 5 3 %

GIANYAR
(Ubud, Kerasmas Beach, etc)

Average Daily Rate $ 2 0 0

Average Occupancy 5 2 %

SOUTH BADUNG
(Bingin, Uluwatu, Nusa Dua, etc)

Average Daily Rate $ 2 8 0

Average Occupancy 5 5 %

B A L I  R E N T A L  S U P P L Y
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Rental supply in Q2 2025 ref lects a 

consistent composit ion of short-let 

stock.  One-bedroom units maintain their 

dominance, this dominance wi l l  continue 

as new apartments enter the market ,  with 

only marginal movement in the other 

categories.

Vi l las continue to dominate the rental 

landscape, maintaining a 78% share, 

unchanged from Q1 .  Apartments reamined 

steady at 6% of rental supply.  Please note 

in our previous report ,  we mislabeled 

apartments and guest houses,  showing the 

reverse relationship.

Professional ly managed rentals rose to 

13%,  up from 12% in Q1 ,  continuing a gradual 

upward trend in inst itut ional management. 

This incremental shift  highl ights a 

growing emphasis on service qual ity 

and operational eff iciency as market 

part icipants seek to differentiate offer ings 

and optimise returns in a competit ive 

rental environment.
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Occupancy performance strengthened 

in Q2 2025,  with average rates cl imbing 

to 54%, up from 48% in Q1 .  This s ix-

percentage-point increase ref lects 

seasonal momentum and stabi l is ing 

demand across the residential  rental 

sector .  Monthly occupancy trended 

posit ively through the quarter ,  r is ing from 

52.4% in Apri l  to 57.4% by June,  suggesting 

a broader upl i ft  in ut i l isation ahead of the 

high season.

Occupancy gains were consistent 

across al l  asset types,  with no major 

discrepancies by bedroom count.  Three-, 

four- ,  and six-bedroom propert ies led 

performance at 56%, whi le one-bedroom 

units posted a modest r ise to 53%, up from 

49% the previous quarter .  This uniformity 

points to balanced demand across the 

market ,  indicating that the occupancy 

perfromance is not isolated to specif ic 

formats.  As supply continues to expand, 

maintaining these levels wi l l  require 

sustained attention to pricing,  amenity 

standards,  and operational responsiveness.
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Average dai ly rates continued their 

reduction in Q2 2025,  sett l ing to $247 

overal l ,  down from $281 from the same 

period in 2024.  Thiscontinues the downward 

pressue on dai ly rates seen across the 

market .  From Q1 increases were observed 

across al l  asset classes:  one-bedroom 

units rose to $77 (up from $60),  whi le six-

bedroom propert ies reached $701 ,  up from 

$547.  Despite this upward movement,  rate 

levels remain below 2023 peaks,  suggesting 

a gradual normalisation rather than 

sustained growth.

By month,  the average rate grew steadi ly 

across the quarter compared to Q1 , 

from $245 in Apri l  to $256 in June.  This 

incremental r ise ref lects seasonal demand, 

however al l  rates sit  below their  2024 

benhmark.  Whi lst  occupany rates remain 

steady,  i f  not up,  year-on-year,  dai ly rates 

are feel ing the squeeze of increased supply 

and t ighter comptit ion.
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Average Daily Rate (ADR) The average price per night of a rental property

Clearance Rate The percent of propert ies sold compared to total  avai l-
able propert ies on the market

Discount Rate The percent change between sold price compared to 
l isted price

Floor Space Ratio (FSR) The relation of bui ld size compared to plot s ize ex-
pressed as a percentage

Lease Term The number of years remaining on a leasehold owner-
ship t i t le

Occupancy Rate The percentage of days in a year that a rental property 
has a tenant

Quarter over Quarter (QoQ) The percentage change in value between current 
quarter and previous quarter

Year over Year (YoY) The percentage change in value between current year 
and previous year

G L O S S A R Y
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1. The information provided by PT Real Info Indonesia & NF Group is compiled from sources believed to be reliable, but no guarantee, warranty, or 
representation is made as to the completeness, accuracy, or timeliness of the data. Users are advised to independently verify the data's accuracy and 
relevance. The data presented is subject to revisions and should not be viewed as a substitute for professional advice.

2. Data is collected using methodologies deemed reliable by PT Real Info Indonesia & NF Group, including public records, private sources, surveys, and 
proprietary data analysis techniques. Despite our best efforts to ensure accuracy and reliability, discrepancies may occur due to the dynamic nature of real 
estate markets and the inherent delays in updating public records. 

3. PT Real Info Indonesia & NF Group is committed to the privacy of individuals and entities in our data collection process. Personal information is anonymised 
and aggregated to ensure confidentiality, and our practices comply with applicable privacy laws. We do not disclose personally identifiable information 
without explicit consent, except as required by law.

4. The data provided is intended for informational purposes only and is not to be construed as legal, financial, or real estate advice. Users are granted a non-
exclusive, non-transferable license to use the data contained within the reports for personal, non-commercial purposes only, unless a written agreement 
with PT Real Info Indonesia specifies otherwise. Any other use, including reproduction, modification, distribution, transmission, or display of the content of the 
reports, is strictly prohibited without our prior written consent.

5. All content provided by PT Real Info Indonesia including, but not limited to, text, graphics, logos, images, and data compilations, is the property of PT Real 
Info Indonesia or its content suppliers and is protected by international copyright laws. The compilation of all content in these reports is the exclusive 
property of PT Real Info Indonesia and also protected by international copyright laws.

6. PT Real Info Indonesia reserves the right to update, change, or modify the content of our Real Estate Data Reports at any time without prior notice, reflecting 
the evolving nature of data collection and analysis in the real estate sector. Users are encouraged to consult the latest version of the report for the most 
current information.

7. Users of our Real Estate Data Reports are expected to use the data ethically, considering the impact on real estate markets, communities, and individuals. 
Misuse of the data, including manipulation or misrepresentation, is strictly prohibited and may result in legal action.

8. PT Real Info Indonesia shall not be liable for any direct, indirect, incidental, or consequential damages arising from the use or inability to use the information 
provided. This includes, but is not limited to, damages for loss of profits, business interruption, or loss of information. While efforts are made to ensure the 
accuracy and currency of information, there is no warranty that the content will be uninterrupted or error-free.

9. By using PT Real Info Indonesia reports, users acknowledge and agree to the terms stated. PT Real Info Indonesia reserves the right to modify these terms at 
any time without notice.
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