pwe

The Greek Real Estate Market

5 Hospitality and Short-term rentals
“The luxury pivot”
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I The luxury pivot: Greek hospitality is shifting
from volume to value

&

y Hospitality real estate is widely characterised in the literature as a hybrid asset class, where real
estate value is closely linked to operational performance and demand intensity. In the Greek
context, strong and highly concentrated tourism demand plays a central role in shaping asset
outcomes, supporting pricing power and reinforcing a shift away from volume-driven growth
towards quality-focused strategies.

Unlike traditional commercial properties, hotels operate under short-term demand patterns,
dynamic pricing and high service intensity, which makes cash flows more volatile but also allows
for faster adaptation to changing market conditions. As a result, achieving sustained value
increasingly depends on aligning asset quality, brand positioning and management expertise with
demand concentration in key destinations.

A key structural trend emerging across both academic and market-oriented studies is the growing
divergence in performance between segments. Higher-end, lifestyle and experience-led hotels
continue to outperform, supported by demand for differentiated travel experiences, while more
standardised segments face increasing competitive pressure, including from alternative
accommodation models.

This dynamic is reflected in investment patterns, with capital increasingly directed towards
premium assets, particularly in core destinations, and a growing preference for smaller-scale
luxury formats, such as boutique and city hotels, which offer stronger pricing power and more
flexible operating models.

Technology is also shaping hospitality real estate, primarily through digital tools aimed at
enhancing pricing strategies, improving operational efficiency and enabling greater
personalisation of the guest experience.




The PwC Hospitality and Short-term rentals Performance Index

reflects strong recovery trajectory and moves towards luxury
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The Index is based on the
below 4 key factors:

Demand
Supply
Pricing

Investment



Demand is strong and growing, but concentrated both geographically
and seasonally during summer, and mainly in Greek islands

A

Inbound arrivals* (mn) |—|
30.1 31.3 078 32.7 36.0 38.0 Since 2023, Greece has recorded consecutive
4 14.7 ' - record-high arrivals, exceeding pre-Covid
levels. However, Greek tourism is structurally

2018 2019 2020 2021 2022 2023 2024 2025 seasonal, with activity skewed towards peak

*excluding cruises season
Source: Bank of Greece )

* Crete, South Aegean and the lonian Islands
Average hotel occupancy, per region (2024) operate at close to full occupancy during peak

879% 899 season, while experiencing very low
78% 77% occupancy levels in winter.
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34% 0 - 9 | o .
25% 27% 2% 470, " 52% ’ » | - 31% Macedonia) demonstrate more balanced,

, 5% 2%, 20% o0 2B year-round demand, supported by city break
14%7’ 3% - : : : : : : : o 13% tourism and business travel, which partially
Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec mitigates seasonality.

peak season + Secondary destinations record lower peak-
o _ , o season occupancy, with limited ability to
—o— Crete, South Aegean, lonian islands Attica, Central Macedonia Secondary destinations

capture premium summer demand.
Source: Hellenic Statistical Authority (ELSTAT)
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Emerging hospitality trends are reshaping the market towards higher-
value hotel formats and short-term rentals

=

City hotels

Resort hotels Boutique hotels Short-term rentals

As the Greek tourism product is Athe_ns and Thessa_lonl_kl emerge Boutique hotels are emerging Offering alternative

highly seasonal, supporting a as city break destinations, as a high-value segment, accommodation
leisure-oriented model, resort driven b_y year-round demgnd, reflecting a broader shift experiences, short-term
hotels, mainly concentrated in supportln.g the growth of (3|t.y towards experience-led rentals continue to expand
island destinations, remain the hotels. C't_y hotels help "‘""Qate hospitality, particularly in and reshape the competitive
leading hotel segment in Greece, seasonality and, thus, prowde_ a established island and urban landscape, broadening
reinforcing the country’s position more balanced demand profile destinations. accommodation choice and

throughout the year, benefiting
from the expansion of city break
travelling.

as a summer destination. intensifying competition

across major destinations.

Source: United Nations World Tourism Organisation, Cushman & Wakefield, PwC analysis
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This 1s also evident in the hotel stock which
is being upgraded into luxury units...

Evolution of hotel beds (th)

by star rating 894.9 beds
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Source: INSETE

Total hotel stock in Greece

2018 2024
9,873 hotel units 10,104 hotel units

Source: INSETE
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Existing hotel stock is being upgraded to luxury
hotel units, further reinforced by new
constructions

Greece’s hotel stock is expanding (+231 units in 6
years), alongside a clear shift in composition, driven
by the upgrade of existing units into higher-end
categories.

This internal rebalancing, supported by both the
expansion of 4* and 5* hotels and declining
representation of lower-rated segments, points to a
gradual reallocation of supply towards higher-end
segments.



...and transformed into smaller
boutique hotels over the last 6 years

Average Greek hotel size per category
beds per hotel unit

310
5 R
146
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Overall, hotel units are getting smaller in size across almost
51 all categories, with the shift being more evident in the 5* hotel

2*
- 49 segment.

37 While the number of 5* hotel units, as well as their total bed
1* - s E capacity, has increased in recent years, the average size per
2018 W 2024 hotel unit has decreased, highlighting a shift towards smaller-
scale developments, such as boutique and city hotels,
rather than large integrated resorts.

Source: INSETE
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Short-term rentals emerge as a complementary accommodation solution

covering experience-led demand

Number of beds in short-term rentals (th)
2025
555 556 552

o547

255 253
237 244 258 258
009 231 252 22 230
245 241
908 236
221 223 219
Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov
>1 mn beds
—8— Crete, South Aegean, lonian islands Attica, Central Macedonia Secondary destinations

Note: Properties listed on AirBnB, Vrbo, Booking.com, TripAdvisor platforms
Source: INSETE, PwC analysis
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Experience-led and lower budget
stays

As hotels operate at or near-full
occupancy during peak season in
island destinations, short-term
rentals act as a critical complementary
solution. Their supply scales
disproportionately during peak season,
increasing overall capacity over

1 mn beds

responding to a growing demand for
lower budget, experience-led stays,
offering visitors greater flexibility and a
more localised, residential
experience.



Growth in hotel revenues is driven by pricing rather than volume

Nights spent (th) & Average daily rate* (€)
2018-2024

e +39.3%

between 2018

and 2024
0
227 232 217 228 231 +1 -8 /0
between 2018
and 2024
131
64
2018 2019 2020 2021 2022 2023 2024
—@®—— Average daily rate (€) Nights spent (th.)

*Turnover of Hotels per night
Source: Bank of Greece, Research Institute for Tourism
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Hotel revenue is value driven rather
than volume driven, with pricing
becoming a key driver of profitability.

Although total nights spent have largely
stabilised since the recovery from Covid
pandemic, average daily rates (ADR)
continued to rise, driving hotel revenue
growth, supported by strong demand,
capacity constraints during peak season, and
rising inflation.



Limited exposure of REICs in the
hospitality sector, mainly concentrated in
luxury resort hotels

REICs’ investments in the hotel sector

Gross Asset Value (in € mn)
7 Resort hotels

Parklane Hotel
* The Landmark Hotel
* Aphrodite Hills Resort
* Sunwing & Sungarden Hotels
« Sunwing & OBC Makrigialos Hotels
+ GAIA ROYAL & GAIA PALACE
* Radisson Resort Plaza Skiathos

3 Boutique hotels
*  Mr & Mrs White, Paros
*  Mr & Mrs White, Corfu
*  Mr & Mrs White, Tinos

115.0

101.5 5 City hotels

75 5 73 7 Wyndham Grand Athens

* Moxy Patra Marina hotel
24.5 + Lazart Hotel
- * Ergon House

2018 2019 2020 2021 2022 2023 2024 2025 *  The Modernist

Source: REICs’ Financial Statements, PwC analysis
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Although increasing, Greek REICs maintain
selective exposure to luxury hotel units,
such as resorts, boutique and city hotels,
particularly in main destinations, reflecting
the sector’s performance and attractive yield
potential.

In 2025, REIC exposure to the hotel sector
amounted on average, for

~9%
of their total portfolios
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PwC Hospitality and Short-term

rentals Performance Index

The Greek hospitality market is increasingly shaped by
strong demand and a shift towards smaller luxury units, with
the investor appetite focused on premium assets,
particularly in main destinations.

Demand

Tourism demand remains strong and highly concentrated in five main destinations,
reinforcing peak season pressure and the need for sufficient accommodation supply to
meet demand.

Supply

Hotel stock remains broadly stable, driving a shift towards the upgrade of existing hotels
into smaller luxury units, primarily in main destinations.

Pricing

Hotels record increased revenue per night, primarily driven by inflation, despite stable
volume of nights spent.

Investment

Investor activity is directed towards smaller luxury assets in main destinations, by
acquiring existing hotels either luxury or lower category units aiming to upgrade them.
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The Hospitality and Short-term rentals Performance Index signals strong
demand but growth normalises in 2026 and 2027

Demand remains strong, with arrivals and overnight stays still growing in 2025 and 2026, though at a milder pace than in 2024, while peak-

season performance continues to anchor market activity.

Growth is becoming more selective. Expenditure per night and ADR* continue to rise, hotel and accommodation turnover keeps expanding,
and resort, city and boutique formats remain favored alongside smaller, higher-quality luxury assets with stronger return potential and

flexible positioning.

Overall, the index points to continued but slower
expansion in 2026, as arrivals, overnight stays,
expenditures, ADR*, turnover and investment activity

advance at a milder pace.

Continued but slower expansion in 2026, supported by
resilient demand and more selective capital allocation.

*Average daily rate (€)
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