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1.1  Aktudlni stav projektu, zpracovana
dokumentace, U ¢el informa éniho
memoranda

Toto informacni memorandum popisuje soucas-

ny stav projektu ,Rekonstrukce, vystavby a

zprovoznéni lazni Béloves“. Jeho obsah je urcen

predevSim pro zajemce o strategické partnerstvi
vtomto projektu. Jsou zde obsazeny vsSechny
potfebné informace pro pfipadného strategic-
kého partnera, aby se mohl rozhodnout, zda je

pro néj tento projekt zhlediska obsahu a

rozsahu zajimavy.

Informacni memorandum predevsim sumarizuje
veskerou dokumentaci, ktera je v soucasné dobé
zpracovana a ktera je k dispozici vaznym
zajemcum o strategické partnerstvi.

Stézejnim dokumentem je vypracovana studie
proveditelnosti, kterd je majetkem meésta
Nachod.

Nejdulezitéjsi zavéry vyplyvajici z této studie
jsou obsazeny i vtomto informacnim memo-
randu.

Obsah studie proveditelnosti:

Zakladni informace (historicky vyvoj, soucasny
stav, minerdlni voda, hydrogeologie)

Vychozi varianty feseni

Cile projektu, vychodiska, konkurencni vyhody
Zakladni navrhové schéma projektu

Popis podstaty projektu a jeho etap

Analyza trhu, odhad poptavky, marketingova
strategie a marketingovy mix

Analyza trhu v kontextu Ceska

Kralovéhradecky kraj, mésto Nachod

republika,

Specifikace budoucich cilovych skupin, struktura
hostt - klient lazni Béloves

Marketingové zaméreni - cinnosti a sluzby
v aredlu 1azni Béloves

1. kapitola
Z AKLADNI POPIS PROJEKTU

Mozné |écebné procedury provozované na
zakladé prirodnich zdroju

Mineralni voda v laznich Béloves (IDA) -
porovnani v ramci Ceské republiky
Preferované lécebné metody - vybér pro Béloves

Predpokladany cenik lazenskych procedur a
zdravotnickych tukont

Navrh produktovych bali¢kd, odhad poptavky,
ceny

Priklady produktovych balick pro lazné Béloves
s jejich cilovym zamérenim

Ubytovani, stravovani - predpoklad, ceny

Cenova komparace - (CR, region vychodnich
Cech, kardiologie)

Management projektu a fizeni lidskych zdroji
(organizace projektu, projektové schéma)

Navrh personalniho zabezpeceni véetné organi-
zacni struktury a navrht mezd

Technické a technologické feseni projektu
Ideovy architektonicky navrh

Stavebni kalkulace

Harmonogram projektu

Specifikace nabéhového provozu, specifikace
provozniho kapitalu

Vysledné shrnuti investi¢nich nakladu
Dopad projektu na zivotni prostredi

Rizeni pracovniho kapitalu (ob&zny majetek)
Financni plan a analyza projektu

Kalkulace vynost a nakladu

Struktura financovani

Cash Flow projektu

Hodnoceni efektivity a udrzitelnosti projektu
Financni analyza

Analyza bodu zvratu

Citlivostni analyza
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Rekonstrukce lazni Béloves < Zakladni popis projektu

Analyza a fizeni rizik (citlivostni analyza)
Kvantifikace rizik a jejich eliminace
Harmonogram projektu

Systém ,Allbergo Diffuso“ - mozné wvyuziti
tohoto systému v budoucim lazenském mésté
Nachod

Pfilohovy material
1- Popis lazenskych procedur
2- Ideova urbanisticka studie

3- Development Scheme (navrh “projektové”
spolecnosti)

4- Navrhovany indika¢ni seznam pro lazenskou
péci

5- Zpracované podklady k financni analyze

6- Cash Flow pro jednotlivé varianty financovani

7- Harmonogram legislativnich ¢innosti nutnych
k zahdjeni provozu

1.2 Specifikace podnikatelského zdm éru

Hlavnim zamérem pro zpracovani studie pro-
veditelnosti byla zakladni projektova vize mésta
Nachod obnovit provoz lazni Béloves.

Lazensky provoz v téchto laznich ma svou
dlouhou a Uspésnou historii. LAzné Béloves jsou
doposud v podvédomi byvalych navstévnika.
Rekonstrukce a obnoveni provozu lazni je pro
mésto Nachod velmi vyznamny projekt, nebot
mUlZe pozitivné nasmérovat dalsi rozvoj mésta.
Obnova lazni Béloves je nadregiondlnim projek-
tem nejen v kontextu Ceské republiky, ale i
v evropském rozméru. V projektu se proto mj.
pocita i se zahranicni klientelou. Cely pod-
nikatelsky zamér je koncipovany tak, aby se
budouci lazensky a wellness provoz ve své
jedinecné specifi¢nosti odlisoval od konkuren-
ce, ale zaroven dodrzoval uznavané standardy
lazenské péce. Jsou pripravené partnerské
smlouvy s vyznamnymi zahrani¢nimi a doma-
cimi autoritami v oboru lazenstvi a wellness. Z
vySe uvedeného je proto mozné deklarovat
tento projekt jako projekt evropského vyznamu.
Mésto Nachod si uvédomuje stézejni vyznam
tohoto projektu. Jasné proto deklarovalo své
zakladni predstavy. Chce zajistit dlouhodobou

udrzitelnost tohoto projektu a podporovat tento
projekt ve vSech fazich jeho vzniku, rozvoje i
rutinniho provozu. Ve studii proveditelnosti je
mj. navrhové schéma (Development Scheme)
budouci projektové spolecnosti. Role mésta
Nachod vtomto projektu mize byt jesté
diskutovana. Nicméné Mésto Nachod se urcité
nebude pfimo podilet na projektu jako hlavni
financni investor. Rozhodné se nechce na
projektu podilet manazersky v ramci investicni i
provozni faze. Mésto Nachod vsak pocita
s vyzhnamnymi investicemi do doprovodné
infrastruktury na projektovych pozemcich i
mimo aredl lazni Béloves.

Pro feSeni tohoto investicniho projektu hleda
Mésto Nachod strategického partnera, ktery
zajisti spolecné s budoucim provozovatelem
vystavbu, rekonstrukci a obnovu lazni Béloves a
zajisti stabilni ekonomické fungovani celého
projektu. Mésto Nachod vlozi vSechny
projektové pozemky v aredlu lazni do
spolecného  projektu vramci  projektové
spolecnosti. Zakladni navrh struktury budouci
projektové spolecnosti je prilohou tohoto
memoranda.

Mésto Nachod chce proto nalézt kvalitniho,
silného strategického partnera, ktery ma
dostate¢nou schopnost resit projekt takového
vyznamu. Strategicky partner ma po provedené
rekonstrukci, dostavbé a pfipravé provozu
moznost zajistit také provozovani celého
budouciho komplexu. Jednou z moznosti je
zaclenéni komplexu lazni do sité renomo-
vaného lazenského a hotelového retézce. Mésto
Nachod si chce podrzet zvlasté v prvnich péti az
deseti letech svij vliv na tento projekt nikoliv z
odborného a rozhodovaciho hlediska, ale
predevsim z hlediska globalniho rozvoje celého
méstského Uzemi. Zaroven si je védomo, Ze
bude muset vyznamné a koncepcné investovat
do rozvoje méstské infrastruktury, a nepfimo
tak podpofit dalSi rozvoj predmétného pro-
jektu. Ddle pak chce samoziejmé napomoci
vytvoreni trvalych pracovnich mist a prispét ke
stabilizaci dobrého podnikatelského prostredi
ve mésté i regionu. Projekt ,Obnoveni provozu
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Rekonstrukce lazni Béloves < Zakladni popis projektu

lazni Béloves" predstavuje prakticky vystavbu na
,zelené louce“. Projektové pozemky jsou
lokalizovany na velmi pékném misté v tésném
sousedstvi historickych 1azni. Jedna se o projekt
lazenskych, ubytovacich a stravovacich budov
s pfislusnym wellness zazemim s celkovou
lizkovou kapacitou 404 stalych luzek. Ve bude
doplnéno infrastrukturou  pro  poradani
kongrestu, konferenci a spole¢enskych a
kulturnich akci. Standardem v ubytovani bude
First Class**** (CasteCné i pokoje***).

Formulace podnikatelského zaméru vychazi
z dukladného zmapovani situace na trhu
poskytovateld a zadkaznikli ubytovacich a
lazefiskych sluzeb v laznich v Ceské republice,
v Kralovéhradeckém kraji a vokoli mésta
Nachod. Prfi tvorbé projektu zpracovatel
vychazel z dikladné analyzy aktualniho stavu
trhu cestovniho ruchu a jeho poslednich
vyvojovych trendi od regionalniho az po
celoevropsky rozmér. Tento projekt v sobé
spojuje  tradicni  zdravotnické  zaméreni
s aktudlnimi  trendy intenzivniho rozvoje
zdravotni turistiky spojené s relaxaci, obnovou
zdravi a zivotnich sil. Zahrnuje také nabidku
,beauty“ programu a lé¢ebnych programi
vedoucich ke zlepSeni psychického i fyzického
zdravi a pohody. Na druhou stranu se s
rozvojem globalniho charakteru obchodu a
podnikani stale rozSifuje business klientela
vyuzivajici  hotelovych  sluzeb pfi  svych
obchodnich cestach, Skolenich, kongresech a
konferencich. Na vSech téchto celosvétovych
trendech je cely projektovy zamér obnovy lazni
Béloves zalozen.

1.3  Zakladni cile a programy

Hlavnim cilem tohoto projektu je obnova lazni
se soubéznou modernizaci a kompletaci
nabizenych sluzeb. M4 ambice navazat na
Gspésné pusobeni téchto tradi¢nich lazni (a to v
kontextu Ceské republiky i Evropy). Obnova
lazni Béloves pocita se Setrnym, ale dostatecné
intenzivnim vyuzitim hodnotného pfirodniho
|écivého zdroje. Jak jiz bylo feCeno, respektuje
strategické zaméry rozvoje mésta Nachod jako

budouciho moderniho lazefského mésta. Cilové
feSeni tohoto projektu musi byt pfitazlivé jak
pro pacienty (napf. klienty zdravotnich
pojistoven), tak pro ,zdravotni a wellness
turisty” z Ceské republiky i ze zahranici.

Projekt je vSak predevsim koncipovan tak, aby
byl vyhodnou investici pro strategického
partnera - investora.

Lécebna napli lazni bude navazovat na tradici
puvodnich lazni. Hlavnim pfedmétem lazeriské
[écby budou nemoci obéhového Ustroji
(indikacni skupina Il). Lécba téchto nemoci je
dnes velmi zddand a poptavana zdravotnimi
pojist ovhami. V laznich se také predpoklada
[éceni dalSich nemoci, jako je rehabilitacni 1écba
po onkologickych onemocnénich (indikacni

skupina | - onkologie). Dale se predpoklada
[éCeni nékterych  specidlnich onemocnéni
vramci indikacni skupiny VI - neurologie.

Doplnéni téchto indikaci je jiz predjednané.
Lécba nemoci zindikacnich skupin VI -
pohybové Ustroji a omezené pak i V - dychaci
Ustroji se predpoklada v rezimu samoplatcu.
Zaroven se planuje zavedeni rfady modernich,
klasicky lazeriskych, ale i alternativnich postupt
- napf. Kneippova lécebna kura, tisic let stara
[écba ayurvéda, cinska medicina, atd.
V neposledni fadé budou hostiim a pacientim
lazni nabizeny také relaxacni moznosti v ramci
Jwellness“ aktivit. Soucasti lécebnych pobytu
bude i kvalitni dietoterapie a poradenstvi v
oblastech moderniho Zivotniho stylu a
stravovacich navyku.

1.4  Kapacity — velikost projektu

V této ¢asti uvadime nékolik podstatnych udaju
tykajicich se rozsahu projektu a wvysSe
investi¢nich nakladd.

Ubytovani
Pokoje celkem 204
Stalych luzek celkem 404
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Stravovani

2x lazenska dietni restaurace

1x klasicka hotelova restaurace a la carte
s oddélenymi prostorami pro podavani snidani
a pro celodenni jidlo podavané rautovym
zpusobem

2x kavarna a cukrarna

1x VIP salonek restaurace

1x tanecni vinarna

(s feSenim i na
prechodnd obdobi s pritdpénim, popf. s celko-
vym zasklenim)

1x zahradni restaurace

Terasy
Konferencni prostory
Lazensky komplex - balneoprovoz, masaze,

rehabilitacni bazén, terapeutické prostory atd.

Celkovy rozpo €et stavby

ambulantnich zdravotnickych sluzeb a pro
hosty ubytované mimo areal lazni.

1.5 Lokalizace projektu

Lazensky aredl Béloves u Nachoda byl jiz
v minulosti vyhleddvanym lazenskym centrem
pro pobyty pacientl. Mésto Nachod ma platny
lazefsky statut. Jeho poloha v ramci CR je velmi
zajimava. Areal je zaclenén v pfirodnim
prostredi atraktivnich podorlickych a nachod-
skych krajinnych Gtvard v pfihrani¢nich lesich
podél hranic s Polskem. Kromé tradi¢nich
lazeniskych hostl je redlny predpoklad pfijezdu
dalsich potencialnich klientd se zajmem o
relaxaci, rehabilitaci, sport a spolecenské a
kulturni vyziti.
Areadl lazni bude umistén na projektovych
pozemcich v sousedstvi stavajicich lazenskych
pozemkl a budov. Stavajici

|Koup & pozemk U

25000 000] lazné budou po nezbytnych

Rozpo ¢et stavby

demolicnich pracich a terén-

nich dpravach slouzit jako

Lazné - stavba (v€. provoznich soubor() 700 000 000 o )
Konstrukce, komunikace, Gprava Gzemi, inZzenyrské sité 60 000 000] relaxacni a wellness zony.
Celkem 760000 000] zakladni aredl tak bude
Rozpo et technologie vybudovan tz.v. na ”ZEIene,
Technologie vybaveni ordinaci + lekarny 2000 000] louce” a projekt tedy neni
Vybaveni wellness a lazni (bez bazénud a saun) 18 000 000}  limitovan zadnymi omezenimi.
Parkovaci systémy, garaze 6 000 000 , . . .,
Specialni vybaveni - slaboproudy 10 000 000 Celyvpr?stor J€ zeylma\iy svym
Komplet GASTRO 16 000 000] otevienym, ale zaroven kom-
Hotelové pokoje - vybaveni 18 000 000 paktr”'m charakterem. Je
Hotelové technologie 8 000 000 mezen lokalitou méstské
Vybaveni kancelafi, provoz, administrativa 2000000, VY ) y
Technologie bazény a saunaworld 35000 000] aglomerace Nachoda s pred-
Fitness, beauty 6 000 000  méstim Bélovsi, okolnimi lesy
Interiéry ostatni - vyzdoba, vybaveni 4 500 000 K ik i p .
Technologie ostatni - zde nespecifikované goo0000| & omunikacemi. Prostor je
Celkem 137 500 000] primo predurcen k vybudovani
komplexu lazni. Projekt je
INehmotné investice- hotelovy informa  &éni systém 600 000] . - . - c
vyznamny pro mésto Nachod,
Projektova dokumentace 65000 000] Pro vychodoCesky region i pro
Development 60 000 000] celou CR. Jak jiz bylo uvedeno,
Rezerva 50000000 pro lazemstvi v CR (i v zahra-
Celkem 1098 100 000 v, kontextu) Gve by
DPH (19%) 208 639 000| MM kontextu) muze byt
Celkem 1306 739 000| projekt zajimavy predevSim

Wellness komplex - télocvicny, sportovisté

V rozpoctu je zahrnut i proporcionalni previs
kapacit lazni a wellness pro poskytovani

z pohledu pacientll s nemo-
cemi obéhového Ustroji, nékterymi neurolo-
gickymi onemocnénimi a onemocnénimi pohy-
bového ustroji. Klimatické podminky oblasti pak
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mohou byt vbudouchnu vyhodné pro
klimatoterapii. V neposledni fadé je pocitano s
prevenci a lécbou nasledki onemocnéni
onkologickych.

Areal 1azni Béloves bude navrzen do logického,
velmi prijemné pusobiciho komplexu. Celkové
urbanistické i koncepcni feSeni lazenskych a
wellness objektid bude zahrnovat vnitfni
Ucelovou diverzifikaci. Cely komplex objektd
pak bude doplnén lehkymi stavbami a
pristfesky (kolonady s pavilonem prameniku,
zahradni restaurace, propojeni celého velkého
komplexu napr. prosklenymi koridory, apod.).
Je tfeba zajistit pozadavek dostupnosti aredlu
tzv. ,suchou nohou“ ve vSech obdobich roku.
Aredl bude sofistikované a inteligentné
strukturovat pozemky, zelené plochy se
sportovisti a zabavnymi kouty. Ve své kategorii
musi plné vyhovovat nejmodernéjsim trendim
s perspektivou rozvoje a byt srovnatelny se
zahrani¢nimi komplexy tohoto typu (napf.
v Némecku, Rakousku, Svycarsku, atd.).

1.6 Prirodni Ié €ivy zdroj — mineralni voda
IDA

Jednou z nejhodnotnéjsich a nejsilnéjsich
konkurencnich vyhod projektu je vyuziti velmi
kvalitniho  pfirodniho  lé¢ivého zdroje -
minerdlni vody IDA. Tato voda je ¢erpana jiz od
roku 1932. Tento zdroj se cerpa primo ze
zdroje v rdmci aredlu lazni v souladu s tzv.
,Lazefiskym zakonem®. Jeji prutok (2,5 l/s) je

dlouhodobé dostacujici k lazenské terapii i
k pfipadnému staceni do lahvi.

Tato mineralni voda bude vyuzivana k radé
lazenskych procedur. Nejdulezitéjsi slozkou
téchto procedur je oxid uhliCity. Vstrebava se
pokozkou, pusobi na nervova zakonceni a
uvoliuje stazené cévy. Dochazi tak k lepSimu
prokrveni organu, ke snizeni krevniho tlaku a
ke zklidnéni nervového systému. Uhlicité
procedury jsou indikované pfi onemocnénich
srdce a cév.

Mezi vyuzivané procedury budou patfit napf.:
Uhlicité koupele

K uhlicitym koupelim se wvyuzivd béloveska
mineralni voda IDA s vysokym obsahem oxidu
uhlicitého. Podava se nejcastéji o teplotach 33-
34°C. Uc¢inkem oxidu uhli¢itého dochazi k
lepSimu prokrveni, snizeni krevniho tlaku a tim i
ulehceni zatéZze srdce.

Plynové uhlicité koupele

Pfi nich je vyuzivan suchy plynny oxid uhlicity z
lahvi. Podava se jako spolec¢na procedura v
obdobnych indikacich a s podobnymi ucinky
jako uhli¢ita koupel v mineralni vodé.

Plynové injekce

Jde o podkozni injekci oxidu uhlic¢itého, ktera
pusobi jednak mistni zlepSeni prokrveni, dale
muze reflexné ovlivnit i vzdalenéjsi organy
zlepSenim prokrveni nebo uvolnénim spasmu
(tedy bolestivého stazeni svalu).
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Lazné Béloves jsou znamy svymi kvalitnimi a
oxidem uhli¢itym dostateCné sycenymi prameny
jiz od poloviny 19. stoleti. Na prelomu 19. a 20.
stoleti pak tyto lazné doznaly velmi dyna-
mického rozvoje. Rodina Dr. Honla se pre-
devsim v pocatecnim vyvoji starala o nemocné,
ktefi potfebovali obecnou rekonvalescenci.
V tomto obdobi byla vyuzivana obecna lazenska
léCba, 1éceni poruch hybnosti, gynekologickych
problému, nemoci nervovych apod.

Lazné v Bélovsi byly jako mensi pfirodni lécivé
lazné vyznamné po druhé svétové vdlce, resp.
v 50. letech. Zakladni indikaci byly [écby
obéhového Ustroji s vyuzitim zdejsi atraktivni
mineralni vody. Lazné byly soucdsti statnich
lazni Podébrady (podobné jako lazné Bélohrad,
lazné Bohdanec, lazné Velichovky a dalsi). Tyto
lazné az do pocatku 90. let 20. stoleti plnily své
|éCebné poslani predevsim pro kardiologické
pacienty na cca 80 luzkach v aredlu. Lazenské
budovy vsak nebyly nijak architektonicky
atraktivni zvlasté po nékterych necitlivych
dostavbach Navic tyto objekty byly jiz od
zacatku svého lazenského poslani dislokovany
do ,zaplavové“ zény v blizkosti feky. Tato
poloha se stala pro lazné v Bélovsi osudna,
nebot pri vétSich zaplavach zde dochazelo k
vyplaveni“, coz vedlo k postupné devastaci,
kterou se nepodafilo zastavit.

2. kapitola

HISTORIE A VYVOJ PROJEKTU

Vroce 1992 byla uplatnéna restituce ze strany
rodiny Honlovych a lazné byly predany
potomkim plvodnich majiteld. V malé privati-
zaci pak byla proddna a casem odstavena
stacirna oblibené mineralni vody IDA.

AZ do predani lazni restituentim byly lazné
v provozu. Mély uzavienou smlouvu se
Vseobecnou zdravotni pojistovnou i s nékte-
rymi dalSimi zdravotnimi pojist ovhami. Lécba
zde byla Uspésna a i pfes malou lizkovou
kapacitu byl pobyt v téchto komornich laznich
velmi oblibeny a predevSim pro tuzemskou
klientelu velmi zadouci. Do poloviny 90. let bylo
,ve hie“ nékolik variant provozu. Doslo tak jesté
k vystavbé urcitych balneologickych kapacit na
druhém brehu feky (v objektu ,staré” stacirny
mineralni vody IDA). Ukonceni provozu téchto
lazni nastalo tedy de facto v letech 1992-96 po
vydani objektu v restituci.

Povodné v poslednich  letech  zpusobily
opétovné zaplaveni a doslo k dalSi postupné
devastaci lazni. V soucasnosti je jakakoliv
rekonstrukce aredlu prakticky nemozna a
naprosto neefektivni. Budovy jsou dnes
vétSinou predurceny k demolici a obnova lazni
pfichdzi v avahu pouze formou vystavby
nového arealu navazné na vrty zdejSi minerdlni
vody.
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3. kapitola

M ARKETINGOVY PR UZKUM , ANALYZA TRHU

3.1  Léazernistvi a cestovni ruch Ceské
republiky v evropském kontextu

Cestovni ruch je jiz po mnoho desetileti
ekonomiky. Ceska republika patfi mezi zemé,
kde cestovni ruch predstavuje v ekonomice
sluzeb vyznamny sektor s dlouhodobymi
dopady na platebni bilanci.

Z hlediska nejvyznamnéjsSich  turistickych
destinaci (méreno poctem pfijezd() nalezi
Ceské republice 8. misto v Evropé a 12. misto
na svété. Ceska republika navic hleda
prilezitosti a zvazuje moznosti jak nejlépe
obstat v rozSifujicim se prostoru Evropské unie.
Jednim z odvétvi, které ma realnou sanci v silné
mezindrodni konkurenci uspét, je odvétvi
cestovniho ruchu. Jeho nedilnou soudasti je
lazenstvi a lazensky cestovni ruch s dlouholetou
tradici. Lazenstvi a wellnes sluzby maji
v cestovnim ruchu v evropském i svétovém
méfitku ¢im dal tim vétsi vyznam.

Analyza trhu v oblasti lazenstvi, hotelnictvi a
dalSich aktivit souvisejicich s cestovnim ruchem
umozni nasledné vytvoreni urcitého konkrét-
niho produktového modelu vhodného pro
danou lokalitu. v daném case.

Na uGUzemi naSi republiky zac¢ind dochazet
k rozvoji lazenstvi koncem 18. stoleti. Obdobi
konce 19. a pocatku 20. stoleti je pak
oznacovano s urcitou nadsazkou za ,zlatou éru
naseho lazenstvi“. Cilem tradicni lazenské péce
je lécit nemoci s vyuzitim pfirodnich lécivych
zdroju a pfi nizSim zatizeni organismu.
Lazenska péce ma dale také zmirfovat
zdravotni problémy, pfedchazet vzniku nemoci
a dokoncovat dolécovaci proces.

Ceské lazenstvi je zaloZené predeviim na
pfirodnich  |éebnych  zdroji
s vyznamnym podilem pfimé lékarské péce.

vyuzivani

Tradicni  produkty lazenstvi se ¢cleni na
komplexni, pfispévkovou a ambulantni lécbu.

Obvykla délka Iécebného pobytu je 21 nebo 28
dni podle konkrétni indikace.

V  Evropé jeSté nedavno existovaly dva
vyhranéné proudy lazenstvi:
> Tradi¢ni |éCebné lazenstvi se silnym
medicinskym (Némecko,
Rakousko, Ceska republika, Slovenska
republika, Polsko)

zazemim

> Zemé, kde pod pojem lazenstvi patfi
také wellness a zdravotni cestovni ruch
(Spanélsko, Italie, Francie).

Skandindvské zemé pak zcela specificky spatfuji
v lazenstvi prevenci proti nemocem.

Zastanci tradicniho léCebného lazenstvi zasta-
vaji nazor, ze lé€ebny pobyt by nemél byt kratsi
nez tfitydenni, protoze az po této dobé se
zacnou v plné mife projevovat priznivé Ucinky
léCby.

Druha strana reaguje na zménu poptavky trhu,
ktera se projevuje ve stale silicim zajmu o
pobyty rekondi¢ni a regeneracné-relaxacni,
které jsou kratsi, vétSinou desetidenni, tydenni i
vikendové. Zajem o tyto pobyty maji lidé, ktefi
nechtéji nebo nemohou vénovat pobytu
v lazenském zafizeni tolik casu, kolik by bylo
potfeba (aspon tfi tydny) a presto chtéji udélat
néco pro své zdravi. Chtéji ucinit alespon
kratkodobou zménu rytmu obvyklého vSedniho
zivota. Tyto pobyty si klienti hradi z vlastnich
zdrojli, pripadné jsou hrazeny z prispévkd
organizaci, ve kterych jsou klienti zaméstnani.
Oba vyse uvedené proudy se v soucasné dobé
masivné ovliviiuji a doplhuji. V praxi to
znamena, ze je potfeba tvofit marketingovou
strategii a marketingovy mix se zretelem na
konkrétni podminky projektu a diskutovat
zahrnuti obou koncepénich proudd v kontextu
daného projektu.

Na Uspéchu lazenské péce, na celkové
spokojenosti hostl se podili nejen samotni
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provozovatelé lazefskych zafizeni, ale také
pfirodni prostredi, spolecenské klima, pra-
telskost a vstficnost mistniho obyvatelstva atd.
Lazenska mésta se svym okolim lze pfirovnat
k celistvému systému. Takto je vnimaji hosté.
Na spokojenost hosti ma vliv stejné tak bez-
pecnost, Cistota, kvalita sluzeb, jako i jazykova
vybavenost lidi, se kterymi se hosté béhem
pobytu setkavaji.

Dosazeni konkurenceschopnosti Ceskych lazni
spoCiva nejen v marketingovych aktivitach
samotnych podnikatelskych subjektd, ale
zejména ve schopnosti spolupracovat a tak
budovat jednotnou image lazenské destinace.
Lazné musi hledat, jakym zplsobem se odlisit
od konkurence, hledat své klienty, hledat
jedinecnost, sledovat zmény v prostredi.
Ktomu je potfeba mit vhodné sestavené
nastroje marketingového mixu (reklama, pod-
pora prodeje, public relations, publicita, e-
marketing aj.).

K témto nastrojim marketingového mixu je
tfeba pridat jesté spolupraci a promyslenou
tvorbu balicku sluzeb.

Lazenské organizace, hotely a lazeriskd mista
jsou spolu nerozlucné spjata. Lidé jezdi do
lazeriskych mist z riznych davodu. Ne vzdy je
divodem pouze pobyt v lazefiském zafizeni
nebo v lazenském hotelu. Hosté vnimaji misto
jako celek. Vnimaji krajinu, prostredi, nabizené
sluzby, kulturni, sportovni, rekreacni moznosti,
ale také vstficnost (nikoliv servilitu) mistnich
obyvatel. Na izemi lazefiského mista se nachazi
mnoho  poskytovatell  sluzeb  (stravovani,
ubytovani), ktefi maji rozdilné zajmy. Mnoho
z nich se pak ocita v pozici konkurentt. Zde je
nutno upozornit na skutecnost, ze konkurence
je vysilujici. Proto je vhodné si konkurovat
navzajem jenom tam, kde je to nezbytné nutné
a jinde hledat moznosti spoluprace, tvorby
spolecnych balickt i programu.

Pravé tyto tzv. dals$i 3 P - spoluprace
(Partnership), tvorba bali¢k (Packages) a tvorba
programt  (Programming) patfi k slabym
strankdm nasSich lazenskych mést. Pokud ma

byt projekt konkurenceschopny a jedinecny, je
treba tyto slabé stranky odstranit a pridat k nim
kvalitu. A to nikoliv hodnocenou jednostrannym
pohledem, ale predevSim pohledem hostd.
Profesionalita poskytovani sluzeb je samozrej-
mosti.

3.2 Struktura laze riského pr dmysluv €R
Lazedstvi vCR ma, jak jiz bylo feéeno,
dlouholetou a velmi podobnou tradici a je ¢asto
postaveno na prirodnich Iéc¢ivych zdrojich.
Pfirodnimi zdroji jsou vCR ze zakona o
lazenstvi uznany lécivé minerdlni a termalni
vody a lécivé zdroje - peloidy (slatiny, slatinné
zeminy, raSeliny, bahna), pfirodni plyn, lécivé
klimatické podminky). V Lazenském zakoné
jsou deklarovana oficidlni lazenska mista
opatfena ,Statutem lazenského mista“. Lazné
Béloves tento statut maji.

Nasledujici idaje popisuji strukturu lazni v CR:
Celkovy pocet lazeniskych mist v CR - 36
Celkovy pocet lazefskych zafizeni v CR - 63
Celkovy pocet lazeniskych zafizeni statnich - 17

Celkovy pocet luzek v lazenstvi (idaje z roku
2000 - stale kolisaji) - 22 200

Z celkového poctu lizek v laznich CR pro déti a
dorost -2 570

Celkovy pocet pracovniki v lazeristvi v CR -
10 500
z toho lékaru - 337

z toho odbornych zdravotnickych pracovniki -
3500

V roce 2000 se lécilo v laznich CR cca 276 000
pacientu

Z celkového poctu lé€enych pacientt bylo
18 400 déti
Struktura pacientt - klientd lazni CR :

pacienti prostfednictvim zdravotnich pojisto-
ven- 55%

domaci samoplatci - 11%

cizinci - samoplatci - 34%

Vydaje na lazeniskou péci predstavuji cca 2%
celkovych vydaji na zdravotnictvi.
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3.2.1 Pocet lazni v CR podle velikosti a jejich
strategie

Velikost

12 lazenskych mist je zafazeno do kategorie
velkych lazni podle poctu lizek a rozmanitosti
nabizenych l|é¢ebnych indikaci (Karlovy Vary,
Marianské Lazné, FrantiSkovy Lazné, Jachymov,
Luhacovice, Teplice v Cechach, Podébrady,
Janské Lazné, Trebon, Darkov-Karvinda, Teplice
nad Becvou, Jesenik).

Tyto velké ceské lazné mély dfive (do roku
1992) postaveni lazenskych regionalnich center,
ze kterych byly fizeny ostatni prirodni IéCebné
lazné. Zbyvajicich 24 lazenskych mist nebylo
nikdy laznémi mezinarodniho vyznamu. Méla
vSak své nezastupitelné misto pro pacienty
zCR. Dnes maji i tyto mensi lazné, po
vyznamnych  rekonstrukcich, (napf. lazné
Bohdanec, lazné Bélohrad, Velichovky, atd.)
zahrani¢ni ambice. A pocet zahranicnich klientt
a lazenskych hostl skutecné vzrista. Tato
kategorie lazni ma také velky vyznam
regiondlni, at jiz jako ambulantni centra nebo
jako zdakladni a pevnd soucast lécebného
lazenstvi nebo jako soucast komplexni
zdravotni péée o obcany CR.

Strategie

Ve vétsSich lazenskych centrech s postupujici
modernizaci ubyva kapacit pro ¢eskou klientelu
ve prospéch vynosnéjsi zahranicni klientely.
V mensich pfirodnich [éCebnych laznich, popf.
v nové vznikajicich lazenskych centrech vznika
stale vice pfrilezitosti pro léCeni Ceské klientely
(pacientl v systému zdravotniho pojisténi). Pfi
vhodné strategii dané nabidkou to vSak nemusi
byt na tkor samoplatct tuzemskych.

3.2.2 Obchodni trendy, cilové skupiny

Lazensky obor byl cca od roku 1950 do roku
1990 zalezitosti zdravotné-odborarskou, takrka
narokovou. Avsak ani pfi zménach ve
financovani nebyla prerusena  kontinuita
fungovani lazefiské péce v CR.

V CR jsou dnes lazné statni, soukromé, lazné
s komunalni participaci, aj. Do ceskych lazni
pronika stdle vice investic a kapitdlu a to jak z

tuzemska, tak ze zahranic¢i. Tvar ceského
lazenstvi se vyrazné méni, at uz se jedna o
velké lazné svétového vyznamu, nebo o mensi
prirodni |éCebné |azné. Pojeti obchodni politiky
Ceskych lazni po roce 1989 je odliSné podle
konkrétnich podminek jednotlivych lazni a
podle jejich Sanci na trhu zdravotni turistiky a
Ceského zdravotnictvi. Ztoho také plynou
nejvyznamnéjsi  cilové skupiny navstévnikd
lazni:

Cesti pacienti - pojisténci ZP (komplexni a
prispévkova péce podle platnych indikacnich
skupin pro konkrétni lazné - pobyty minimalné
3 tydny).

Jde predevSim o lazné stradici léceni
konkrétnich  lé¢ebnych indikaci s pevnym
mistem ve zdravotnickém systému CR. Hrazeni
této péce ze strany ZP je jistotou, na druhou
stranu uznané ceny a z nich plynouci zisky jsou
relativné nizké.

Cesti pacienti - samoplatci - stile stoupajici
obchodni segment. Jde o otdzku zdravotniho
sebeuvédoméni obyvatel CR (snaha o zlep3eni
vlastniho zdravotniho stavu). Sem spadaji
nejriznéjsi formy pobytu (vikendové, tydenni i
regulérni lazenské pobyty). VSe je hrazeno
z prostfedkd pacientd - klientd. Ziskovost je
vyznamné vy$si nez u pojisténcu ZP.

Zahranicni pacienti, klienti z Némecka

Jednda se predevSim o pobyty organizované
specializovanymi cestovnimi kancelaremi se
specifickymi katalogovymi nabidkami (napfr.
TUI, FIT Reisen, Neckermann, atd.). Jde o cenové
zajimavé  klienty s jednoznacné |écebné
orientovanymi pobyty. Jedna se napf. o pobyty
pro seniory, lé¢ebné kiry s gerovitalem, atd. Jde
o velmi perspektivni oblast zatim s velkou
prevahou klientely z Némecka. Pobyty trvaji
nejcastéji 1 - 2 tydny a jsou hrazené
prostfednictvim cestovnich kancelafi. Caste¢né
jsou  hrazeny zahrani¢nimi  zdravotnimi
pojist ovnami. Tato klientela je pomérné stabilni
a tito hosté se casto vraceji.
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Zahranicni pacienti, klienti z Ruska, Ukrajiny,
arabskych zemi a stfedniho vychodu

Klientela je cenové velmi vyhodna. Z hlediska
rezimu a jistot v obchodni politice je vSak méné
stabilni.

Zahranic¢ni pacienti, klienti z jinych zemi (USA,
Kanada, Austrdlie, Holandsko, Belgie, Itdlie,
dalsi evropské zemé, Japonsko a dalsi asijské
zemé, atd.)

Zatim velmi malé procento klientd. Do bu-
doucna to bude moznd =zajimava obchodni
orientace. Je tfeba nabidnout zajimavé pobytové
programy a balicky.

Rizni klienti z tuzemska i zahraniéi s jinou nez
jen lé¢ebnou motivaci pobytt

Relaxace, rehabilitace, incentivni turistika, po-
byty spojené s beauty programy pro Zzeny,
manazerské pobyty pro obnovu sil, pobyty
spojené s kulturnim, sportovnim a zabavnim
vyzitim (golf, tenis, koné, konference, kongresy,
festivaly, hrani v kasinech).

Tyto pobyty tvori stdle vyznamnéjsi segment
trhu a pro lazenskd mista a organizace maji
vyznam predevsim jako doplnék v obdobi
trzniho vypadku. Jsou vyhodné pro intenzivni
vyuziti zakladnich fondd (restaurace, divadla,
spolecenské saly, atd.).

3.3  Pramyslovy rozvoj oboru laze nstvi

Rozvoj tohoto odvétvi je dan sociodemo-
grafickymi souvislostmi rozvoje obyvatelstva
Evropy (plati to i pro obyvatelstvo Ceské
republiky). Primérny vék doziti jak u zen tak i
umuzi se ve vétsiné zemi Evropy zvysuje.
Populace starne v pfimé souvislosti s rozvojem
mediciny. Tim se prodluzuje vék poproduktivni
a zvysuje se logicky narok na kvalitu tohoto
seniorského Zivota. Idealni feSeni kvality Zivota
v seniorském véku je pravé lazenska péce ve
vSech svych moznych podobach.

V téchto souvislostech Ize ocekdvat stale vétsi
poptavku po lazenské lécebné i relaxacni a
rehabilitacni péci a tim tedy i poptavku po
daldim rozvoji celého oboru. V Ceské republice
Ize tyto trendy a rozvoj oboru sledovat mirné

pomaleji nez v zemich zapadni Evropy. Je to
dano ekonomickymi podminkami v jednotlivych
lazensky vyspélych zemich. Nicméné rozvoj
tohoto oboru je danou skuteCnosti a jde
nepochybné o velmi dynamicky se rozvijejici
obor.

3.4 Linie produktu

V souvislosti s komplexem produktt v lazenistvi
i vsouvisejicich oblastech lze sledovat
a predpokladat linie rozvoje produkti. Pivodni
jedinou lécebné orientovanou linii  nyni
doprovazeji cela spektra novych produktu.

Spolu s lécebnym lazenstvim se vraci alter-
nativni formy navazné na pfirodni lécebné
metody a postupy (Kneippovy kury, Priessnit-
zovy lécebné postupy, Schrottovy kury, ayurvé-
da, atd.).

Dalsim trendem a sledovatelnou linii produktud
je koexistence lé¢ebnych lazefiskych postupu
s diagnostikou a monitoringem spolu se
,samoobsluznymi“, komercnimi, lazefskymi,
rehabilitacnimi i relaxa¢nimi postupy (aqua-
parky, whirlpooly, sauny, biosauny, inhalatoria,
atd.).

K témto liniim a trendim lze pfidat i logicky
zaClenéné dietoterapie a celkové snahy
o zkvalitnéni Zivotnich navykl a rezimd (terénni
l[écba, helioterapie, thalassoterapie, klimato-
terapie, atd.).

3.5 Cenova politika

Zvyse uvedenych podminek pro rozvoj
lazenstvi je zrejmy trend i v cenové politice
lazenstvi Ceské republiky. Nové projekty
v lazenistvi v Ceské republice musi byt
predevsim konkurenceschopné lazenstvi
ostatnich zemi. Ziskovost v lazefstvi musi byt
postavena na optimdlni strukture vySe
uvedenych cilovych skupin. Lazné v Ceské
republice mohou byt pfi srovnatelné kvalité se
zahrani¢nimi  1aznémi UspéSné v segmentu
zahranicni klientely pouze tehdy, budou-li
v cenové politice nabizet podminky natolik
atraktivni pro cizince, aby méli divod navstivit
pravé tyto lazné. ZkuSenost ukazuje, ze cena
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srovnatelnych lazefiskych pobytli v Ceské
republice je o cca 30 - 50% nizSi nez
v Némecku, popr. Rakousku.

3.6  Analyzatrhu — p Fedpokladana struktura
cilovych skupin a pobyt & v laznich
Béloves

Pro budouci lazensky aredl Béloves byly
diskutovany a specifikovany cilové skupiny
klientd

Specifikace cilovych skupin

Lazenska klientela (pacienti lazni - pojisténci
VZP a ostatnich ZP) s indikacemi dle legislativy
se zaméfrenim na indikacni skupiny

Il - obéhové Ustroji,

VI - neurologie

| - onkologie

VII - pohybové Ustroji

V - dychaci ustroji (bude projednavano pozdéji)
Pobyt je spojen slazenskym léCenim - u
indikace Il - 3-4 tydny, u indikaci ostatnich 2-3
tydny

2. Dalsi klientela

Lazenské a wellness ozdravné pobyty -
individualni samoplatci

Doprovody k lazefiskym pobytiim s individualné
zvolenym programem (napf. beauty, wellness,
turistika, apod.)

Dovolenkové pobyty (rodiny s konzumovanim
sluzeb v co nejvétsi Sifi) - motto: ,kazdému
z rodiny podle jeho zajmu a chuti za kazdého
pocasi*

Skupinové pobyty (Skoly, firmy, dovolené
s konzumovanim sluzeb)

Konferencni a firemni turistika

Organizovana spolecenska c¢innost

Ambulantni |écba - péce o obcany regionu, ale
také o hosty z Polska

Relaxacni, wellness, beauty pobyty (a obdobné)
- kombinované

Pobyty a soustfedéni sportovct, oddila i
jednotlivct

Pfedpokladana struktura pobytu podle jejich
délky
70 % - dvou az Ctyrtydenni
15 % - tydenni (popf. prodlouzené vikendy tj.
4-5 dni),
15 % - pobyty kratsi nez 4 dny, pobyty
ambulantnich pacientdt - max. s jednim
pfenocovanim, popr. bez prenocovani)
Pfedpokladana struktura pobyti podle typu
klientti (zahraniéi x CR):
80 % - tuzemska klientela z toho
40% Kralovéhradecky a Pardubicky kraj
40% zbytek CR
20 % - zahranicni klientela (prevaha - Némecko,
Polsko, Slovensko)
Pfedpokladana struktura klientd (%) podle
zaméreni pobyti
50 % - lazenstvi, domaci pacienti - pobyty
spojené s lazefiskou lé¢bou (CR) dle indikaci
(VZP a ostatni ZP)
10 % - lazenstvi, zahrani¢ni pacienti - pobyty
napojené na zahrani¢ni organizatory pobytl -
napf. CK TUI, EUROMED, JASON, NUR
25 % - turistika - zdravotni turistika - komplex
(CR i zahrani¢i)
« Zdravotni turistika (relax, rehabilitace,
klimaticka a ost. l1é¢ba)
e Turistika sportovni obecna (pési,
cykloturistika, bézky)
« Turistika poznavaci (pfiroda, hrady,
kultura, region)
+ Tramp (turistika s vyuzitim bungalova,
stanQ)
10 % - komponované pobyty - balicky (CR i
zahranici)

« Dovolené - delSi rodinné pobyty -
ostatni
« Kongresova, konferencni, incentivni

firemni turistika

o Zajmové akce, pobyty (myslivost,
zavody, rybareni)
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5 % - obecné sluzby arealu

e Ubytovaci sluzby (business class,
prenocovani, atd.)

+ Gastronomie - dochazkové sluzby, akce
(svatba, oslava, ples)

»  Ostatni - dil¢i sluzby ,pres ulici®

Aredl lazni je komponovan ve strukture klientd,
sluzeb i ve svych dispozicich a kapacitach pro
celorocni provoz. Pokles vykoni mimo sezénu
(sezéna = kvéten az zafi) nepresahne 15%.
Kapacity budou dimenzovany pro ,suchy i pro
~mokry“ program v rezimu ,pro kazdého néco a
vzdy“. Obsazenost se predpoklada v nabéhové
fazi 55-70% celorocné. Ve stabilizovanych
letech je redlny predpoklad obsazenosti 80%.
Této obsazenosti je mozné dosahnout diverzi-
fikaci dil¢ich nabidek pro jednotlivé cilové
skupiny v pribéhu roku vcetné specialnich
cenovych nabidek. Predpoklada se ofenzivni
marketingova strategie v Ceské republice i
v zahranidi.

Studie proveditelnosti obsahuje dalsi dilezité
informace pro tvorbu navrhového schématu:

Navrh produktovych bali¢ki a odhad poptavky

Navrzené procedury a metody léceni (vCetné
procedur na zakladé pfirodnich zdroju)

Cenik lazenskych procedur a zdravotnickych
ukont

Pfiklad produktovych bali¢kd pro lazné Béloves
s jejich cilovym zamérenim

Komparativni cenova analyza lazni v Ceské
republice (porovnani s cenami v laznich Béloves)

Tyto informace jsou kompletné k dispozici
v uvedené studii. Z pochopitelnych divodu
nejsou obsazeny v tomto memorandu, nebot se
jedna o zasadni know-how tohoto projektu.
Vysledky marketingové analyzy byly promitnuty
do navrhového schématu. Toto schéma bylo
podkladem pro vytvoreni ideové architektonické
studie a s tim souvisejicimi stavebnimi a
technologickymi kalkulacemi.
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4. kapitola

TECHNICKE A TECHNOLOGICKE RESENIi PROJEKTU

4.1  Architektonicky navrh

Architektonicky navrh lazenského celku vychazi
z pojeti lazenstvi jako komplexniho systému
sluzeb umisténého do pfislusné lokality
s vyuzitim vsech specifik a silnych stranek
(Iécivé zdroje, krajinny rdz, klimatologické
podminky apod.).

Prilohou citované studie proveditelnosti je
zakladni ideova urbanisticka studie, ktera je
koncipovana v ramci novych projektovych po-
zemku. Tato studie vychazi z pozadavki na
celkové zaméreni lazni. Dale pak vychazi
z nabidky lécebnych procedur a ze zdakladni
definice lazni Béloves. Zahrnuje odpovidajici
ubytovani, stravovani, doprovodné aktivity,
wellness atd. Ddle feSi i dopravni obsluznost
objektu, parkovaci plochy apod.

Ideova architektonicka studie nema ambice
definovat architektonicky navrh. Slouzi prede-
vS§im ktomu, aby bylo mozné odpovédné
zpracovat nezbytné vystupy studie proveditel-
nosti jako je finan¢ni plan aj. K tomu je nutné
odpovédné definovat plochy obytnych prostor,
lazenskych prostor, wellness apod. Jak jiz bylo
uvedeno diskutované resSeni na novych pro-
jektovych pozemcich je ,nulova“ startovaci
varianta bez tradic a architektonicky vyznam-
nych dimenzi, resp. stylu. Je to na jedné strané
vyhoda, na druhé vsak velka odpovédnost.
Z tohoto duvodu bude v dalsich etapach zpra-
covani zdakladniho architektonického ndvrhu
peclivé vybirano, zvazovano a diskutovano.
Navrh predpoklada rozvojové zény v pfimém
sméru k fece na projektovych pozemcich a nad
Uzemim dnesnich lazni. V konecném feseni by
bylo velmi Ucelné zahrnout do projektu jako
rozvojovou zoénu i stavajici pozemky lazni po
demolicich a terénnich upravach.

4.2  Stavebni kalkulace

Vtéto prubézné verzi byla zpracovana hruba
kalkulace stavebnich nakladd. Nicméné byly
pouzity tfi nezavislé metody vypoctu, jejichz
vysledky Ize vtéto fazi deklarovat jako
srovnatelné:

1. Metoda vypoctu pres obestavény prostor
2. Metoda vypoctu pres podlahovou plochu
3. Metoda vypoctu pres vynosovy koeficient

Tato kalkulace bude dale zpresnovana,
pfipadné upravovana podle ekonomiky pro-
jektu. V nize uvedeném prehledu budou za-
hrnuty i naklady na technologie a interiér
bezprostfedné nesouvisejici se stavbou.

4.3 Technologie — zakladni seznam
Lazenské sluzby a provozy
Lazensky komplex - komplement spolecny
Sekce balneoprovozu
Balneologické vany
Vany pro mineralni koupele
Vany na podvodni masaze
Hydromasazni vany

Sprchy Vichy - pro masaze pod vodou

Térebantine - specialni vodolécebna
procedura
Stfiky vodou - sprchou s pfisavanim
balzdmu
Filiforme - jemné polévani vodou

v teploté téla

Skotské striky

Sekce masazi - cca 20 typu masazi
Sekce termoterapie

Sekce plynovych obalek

Sekce oxygenoterapie

Sekce inhalace individualni
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Sekce cviceni - rehabilitace
Rehabilitacni bazény 2x:
Rehabilitace v télocvicnach
Rehabilitace individualni

Specidlni rehabilitace (ldzné x wellness) :

Lazensky komplex - kardiaci

Diagnosticka a tréninkova laboratof
Kardiologicka ordinace - EKG a dalsi pfistroje a
zarizeni 4x

Specializované terapeutické
rehabilitace se zafizenim

prostory

Lazensky komplex - pohybové Ustroji
Diagnosticka laborator - ergometrie
Rehabilitace skupinova a individudlni
Poradenstvi a obecna medicina

Poradenstvi pro kardiaky (psychoterapie,
dietoterapie, Zivotni styl)

Poradenstvi v oblasti prevence artrézy, revma-
tismu, osteoporozy

Preventivni medicina - eliminace rizikovych
faktoru (diabetes mellitus, onkologie,
kardiovaskularni terapie, obezitologie)

Sluzby wellness

Relaxacni a sportovni bazény
Zarizeni floating

Saunovy svét - cca 4 druhy sauny
Specifické procedury nejmoderné;jsi -
nejzadané;jsi ve svété

Ayurvéda - masaze lécivymi oleji

DalsSi metody Cinské mediciny, masaze thajské,
reiki, shia-tzu, lomi-lomi, hot stone, banky,
atd.

Solna jeskyné
Prostory pro beauty procedury

Fitness - ergometrie |éCebnd, rotopedy, cho-
ditka, veslovani - trenazéry, celkové posilovaci
stroje univerzal, specializované stroje a zafizeni
dle aktudlnich pozadavku klientd
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5. kapitola

FINAN CNi PLAN A ANALYZA PROJEKTU
HODNOCENI EFEKTIVITY A UDRZITELNOSTI PROJEKTU

Ve studii byla podrobné popsana a odhadnuta
vySe budouci poptdvky a byla navrzena i
budouci nabidka sluzeb lazni vCetné zakladni
cenové kalkulace. Na zakladé téchto podkladu
byla sestavena kalkulace vynost budoucich
lazni.

V této fazi samozrejmé pracujeme s radou
zjednodusujicich predpokladii a omezeni. Napr.
zakladni model pro kalkulaci nakladu je ¢lenén
v hrubé struktufe na léceni, ubytovani a
stravovani. U lécCeni je vyuzito velmi hrubé
kalkulace - 2,5 procedury na pacienta a den.
Toto zjednodusSeni bude nutné v dalsSi etapé
rozvinout do podrobnosti v ramci jednotlivych
indikacnich skupin i vlastnich indikaci a
s roz€lenénim na konkrétni typy procedur a
s nimi spojenymi naklady i cenami.

V tomto dokumentu jsou polozky v propoctech
cen a cenovych kalkulaci pro zjednoduseni
podrobeny prumérovani formou vazeného
priméru s vazbou na strukturu sluzeb a
pacientl vyjadfeného v predpokladech a
odbornych odhadech v marketingovych studiich
a strategiich. V dalSich fesenich je tfeba i toto
podrobit podstatné podrobnéjSimu clenéni
z pohledu kvality i kvantity a presnéjSimu
vyjadieni s vazbou na konkrétni indikacni
skupiny i vlastni indikace.

5.1 Finan éni plan a analyza projektu

Ve Studii jsou posuzovany Ctyfi varianty
financovani, a to:

Financovani z vlastnich zdroju

Financovani s vyuzitim investi¢niho bankovniho
avéru ve vysi 80% investicnich nakladi s dobou
splatnosti 15 let a Urokovou sazbou 5,75% p.a.

Financovani s vyuzitim investi¢niho bankovniho
avéru ve vysi 60% investi¢nich nakladd s dobou
splatnosti 20 let a Urokovou sazbou 5,9% p.a.
Financovani s vyuzitim investi¢niho bankovniho
avéru ve vysi 60% investi¢nich nakladd s dobou
splatnosti 15 let a Urokovou sazbou 5,50% p.a.

Zikladnimi vstupy pro provedeni financni
analyzy projektu jsou:

« Kalkulace vynost a nakladu

» Investi¢ni narocnost projektu

« Struktura financovani ve vySe popsanych
variantach

e Organizacni zajiSténi provozu

« Cash Flow sestavené na zakladé vystupu
z kalkulace

e Cash Flow projektu

Na zakladé kalkulace nakladi a vynosu byl
sestaven Cash Flow projektu po dobu 15 let

Sazba inflace je uvazovana 3% rocné

Diskontni sazba pro aktualizaci cash flow je
stanovena na urovni 5,5% rocné

Odpisy jsou rovnomérné s dobou odepisovani
15 let pro technologii, 30 let pro stavbu a pro
nehmotny majetek 5 let. Pro zjednoduseni jsou
za danové odpisy povazovany odpisy ucetni.

Za rok 0 je povazovan rok dokonceni realizace
vystavby, tj. rok 2011, pro rok 2011 je pred-
pokladan 50% provoz lazni, pro rok 2012 65% a
od roku 2013 je uvazovan stabilni provoz se
75% vyuzitim kapacit (predpoklad projektu).

Je uvazovano, ze provozovatelem lazni bude
soukromy subjekt, a proto je zde zahrnuta i dan
ze zisku.
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5.2 Hodnoceni efektivity a udrzitelnosti
projektu

5.2.1 Finanéni analyza

Na zakladé vypoctu Cash Flow byla provedena
financni analyza projektu, jejimz cilem bylo
zjistit, zda je projekt ekonomicky efektivni
v navrzené strukture financovani. Hodnoceni
efektivity projektu bylo provedeno pomoci
téchto ukazatel(:

CSH - Cista soucasna hodnota

VVP - Vnitfni vynosové procento

PDN - Prosta doba navratnosti

DDN - Diskontovana doba navratnosti

Vzhledem k tomu, Ze vSechny zvolené varianty
vychazi ekonomicky efektivni, bylo nutno vybrat
jednu, ktera je nejlepsi a pfinese investorovi
nejvyssi efekt. Pro porovnani variant byla vyu-
zita kriterialni analyza, kde kazdému ukazateli
byla pfifrazena urcita vaha a body byly prifazeny
od 4 pro nejlepsi po 1 pro nejhorsi vysledek.
Zavér:

Na zakladé provedené analyzy lze doporucit
k realizaci variantu c), tj, vyuziti k financovani
bankovniho Uvéru s dobou splatnosti 20 let a
urokovou sazbou 5,9 % p.a. ve vysSi 60%
investi¢nich nakladu.

5.2.2 Citlivostni analyza

Citlivostni analyza byla zpracovdna pro 3
zadkladni parametry a jejich relativni zménu
0 20%. Jedna se o tyto parametry:

« prumérna inflace (zvySeni)

» diskontni sazba (zvyseni)

» vyuziti kapacity (snizeni)
Byla spoctena citlivost zmény jednotlivych
parametri na ukazatel ¢isté soucasné hodnoty
(CSH).
Zavér:
Z citlivostni analyzy vyplyva, Ze provedené
vypocty jsou nejcitlivéjsi na:
diskontni sazbu, jejiz nartst vede k poklesu
celkovych efektd, ale investice zUstava efektivni
vyuziti kapacity, jejiz pokles vede k poklesu
celkovych efektd, ale investice zustava efektivni
Citlivostni analyza byla dale doplnéna
o sledovani relativni zmény dalSich 2 ukazatelu
0 10%.
pokles cen o 10% (snizeni vazenych pramérud
cen, pri kapacité 75%)
rust nakladd o 10% (zvyseni viech planovanych
nakladl, kapacita 75%)
Byla spoctena citlivost zmény zvolenych
parametrt na ukazatel ¢isté soucasné hodnoty
(CSH). Z citlivostni analyzy vyplyva, Ze efektivita
projektu je citlivéjsi na :
pokles cen, kdy pfi poklesu vsech prumérnych
cen se projekt stava neefektivnim
pfi nartstu nakladd je pokles efektivity také
velmi vyznamny, projekt vsak zUstava prijatelny

Ve studii je zpracovana i analyza rizik.
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V soucasné dobé je realizace pripravné etapy,
ktera navazuje na vysledky zpracované ve studii
proveditelnosti a tohoto memoranda, financné
zajiSténa méstem Nachod. Vsechny podklady
budou samoziejmé k dispozici budoucimu
strategickému budoucimu
provozovateli. Casovy harmonogram
predpoklada ukonceni nize deklarovanych praci
v Cervnu 2007. Dalsi ¢asovy harmonogram je jiz
zavisly na jednanich mésta s budoucim
strategickym partnerem a provozovatelem.
Predevsim na tom jak rychle se podafi zalozit
projektovou spolecnost a vyjasnit si projektovy
a realiza¢ni model. Vlastni realizace mize byt
za priznivych podminek i rychlejsi. Je vSak treba
vzit v uvahu logicky zacatek nabéhové faze
provozu. Nejlépe pak na zacatku sezdény.

partnerovi i

Pripravna etapa 2007

Zpracovani informac¢niho memoranda pro
budouci strategické partnery, investory a
provozovatele

Zpracovani projektd potfebnych indikaci a jejich
projednani (pro potfeby podrobného Business
Plan (BP)

Zpracovani Business Plan (BP)

Podrobny BP  zpracovany na  zakladé
projednanych indikaci s presné definovanymi a
rozpracovanymi variantami

Variantni zpracovani vysledovky a rozvahy pro
rizna vyuziti (véetné podkladu pro pripadné
uvérové financovani)

Zpracovani pravni analyzy, definice moznych
rizik pro mésto Nachod a doporuceni pravniho
ramce v prubéhu celého projektu

Navrhy variantnich moznosti financovani

a) Pouze komercni financovani - navrh
uvérového ramce a vlastniho kapitalu

6. kapitola
HARMONOGRAM PROJEKTU

b) Vyuziti nevratného kapitalu (dotaci) -
predpoklad, navrhy, moznosti, zhodnoceni,
priprava podkladu

Finan¢ni plan a podrobné financni analyzy
projektu

Plan prabéhu nakladd a vynosu v jednotlivych
variantach, planované stavy majetku a jeho
kryti. VSe zpracovano jiz na zakladé
projednanych indikaci

Zpracovani Cost & Benefit Analyse (CBA)

Doporuceni, diskuse a vybér konkrétnich moz-
nych budoucich investorl a provozovateli
(samostatny dokument - profily, postupy re-
Seni, pravni aspekty, konzulta¢ni podpora pfi
sladéni budoucich zdjmG mésta, investorl a
provozovatel()

Variantni navrhy struktury projektové spolec-
nosti (,Development Scheme®), definice projek-
tového fizeni ve vSech fazich projektu, zajisténi
externich odbornych vazeb

Navrh profilu budouciho provozniho mana-
zerského tymu

Findlni navrhy reseni

Definice podilu mésta Nachod pfi feseni
projektu - styc¢né body investicniho zaméru se
strategii mésta (predpoklady a moznosti
rozvojové vize ,Nachod - moderni lazenské
mésto”)

Vypracovani podrobného zadani pro
architektonickou studii na zakladé wvyse
uvedeného. Budouci architektonickd studie
bude zpracovana na zakladé vybrané optimalini
varianty

Priprava financovani

Priprava projektového a realiza¢niho modelu
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Projek¢ni etapa 2007-2008

Zahajeni praci na architektonické studii

Vytvoreni projektové dokumentace
rozhodnuti o umisténi stavby

stavebni povoleni

Realiza¢ni etapa 09/2008-2011

09/2008 Zacatek stavebni realizace
2009 Realizace stavebni a technologicka
2010 Realizace stavebni a technologicka

03/2011 Ukonceni realizacni faze

(celkem 30 mésict)

Provozni etapa 09/2010-2013

09/2010 Priprava provozni faze

03/2011 Nabéh provozni faze

2012 Prvni rok s celoro¢nim provozem
2013 Prvni stabilizovany rok provozu
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Jak jiz bylo feceno dalSi casovy harmonogram
tohoto projektu je zavisly na jednanich
strategického partnera a provozovatele s més-
tem Nachod. Projektovou spolecnost je mozné
zalozit podle navrhového schématu obsa-
Zeného ve studii proveditelnosti. Mésto Nachod
nema principidlné zadna omezeni dand ne-
prekrocitelnymi rozhodnutimi méstského
zastupitelstva. Nicméné jsou zde jiz nékteré
predpoklady dané povahou projektu.

1. Mésto Nachod se nebude podilet na tomto
projektu pfimym financovanim tohoto projektu
Z rozpoCtu mésta.

2. Mésto Nachod pocita predevsim s kontrolni
roli v uvazované projektové spolecnosti.

3. Mésto Nachod predpoklada, Zze bude
vyznamné investovat do doprovodné infrastru-
ktury navazujici na projektové pozemky.

4. Mésto Nachod deklarovalo svoji urbanis-
tickou a spolecenskou vizi koncipovat budouci
rozvoj mésta predevsim jako mésta lazenského.
S tim souvisi i vSechny dalsi aktivity propagacni.
5. Mésto Nachod vlozi stavajici projektové
nemovitosti a pozemky do spole¢ného projektu
(projektové  spoleCnosti) se  strategickym
partnerem, provozovatelem pripadné dalSimi
participanty.

6. Mésto Nachod a Kralovéhradecky kraj je pfri-
praven jakkoliv napomoci ekonomickému
vylepseni celého projektu formou vyuziti dotaci
zfondd EU v souladu s platnou legislativou.
Nebrani se proto zadnym flexibilnim dohodam
s budoucim strategickym partnerem. Jedinou
podminkou je, ze projekt bude ekonomicky
,samonosny" bez vyuziti dotaci. Dotace mohou
projekt jen ekonomicky vylepsit.

7. kapitola

| NFORMACE O DALSIM POSTUPU

7. Mésto Nachod vyhledda strategického
partnera, ktery bude mit pfislusné know-how a
kapitalové vybaveni pro rfeseni projektu tohoto
rozsahu.

Jedinymi kritérii pro vybér budouciho strategic-
kého partnera je jeho vyznacna bonita, vy-
znamné reference Uspésné dokoncenych pro-
jektd podobného zaméreni a podobného fi-
nancniho objemu a s tim souvisejici know-how
k feSeni projektu podobného vyznamu.

Toto informacni memorandum je k dispozici
zdjemcim o strategické partnerstvi vtomto
projektu. Mésto Nachod je presvédceno, Ze je to
dostatecné vypovidajici podklad k rozhodovani
pro zajemce o strategické partnerstvi. Mésto
Nachod je pfipraveno poskytnout k jakémukoliv
smysluplnému vyuziti vesSkeré soucasné (i
budouci - viz kapitola 6) podkladové materialy
deklarované v tomto memorandu.

Podstatna c¢ast téchto materiald muize byt
vyuzitelna jako podklad pro pfipadné poskyt-
nuti bankovnich tvérl nebo dotaci.

Na zakladé téchto podkladi pak bude mozné
pripravit optimalni model financovani (pfipadna
kombinace vlastniho kapitdlu strategického
partnera, bankovniho Gvéru a pfipadné i vyuziti
dotacnich tituld).

Mésto Nachod si uvédomuje, ze ten, kdo nese
podnikatelské riziko, musi mit pravo rozhodo-
vat a riziko minimalizovat. S ohledem na vy-
znam tohoto projektu pro mésto Nachod trva
pouze na moznosti kontroly realizace projektu
ve smyslu zakladniho projektového zadani a
navaznosti na strategicky rozvoj mésta.
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Postup vybéru strategického partnera vychazi
z vySe uvedeného.

Mésto Nachod vyzve prislusSného zajemce
k predlozeni zakladnich materiald, které budou
deklarovat jeho bonitu, kapitalovou a odbornou
vybavenost k feSeni projektu obdobného obsa-
hu a rozsahu. Ddale bude mésto Nachod
pozadovat pisemnou deklaraci finanéni a
odborné pripravenosti k feSeni takovéhoto
projektu. A to pro variantu bez jakéhokoliv
vyuziti nevratnych financnich zdroju. Bez
ohledu na pozdéjsi mozné vyuziti takovychto
financnich prostfedki tak, jak to bylo vysSe
diskutovano.

Pri splnéni téchto zakladnich podminek bude
mit zdjemce o strategické partnerstvi moznost

se seznamit se vSemi dostupnymi pod-
kladovymi materidly. Bude mit moznost si
provést dukladnou prohlidku projektovych
pozemkd a souvisejiciho okoli. Bude mu
zabezpecena pfislusna soucinnost a odborna
podpora konzultacni firmy.

Nasledné se predpokladd, ze zdjemce o stra-
tegické partnerstvi predlozi navrhy na budouci
moznou strukturu projektové spolecnosti,
budouci vztahy s moznymi provozovateli, fi-
nancovani, a fizeni projektu.

Ke vSem naslednym uUkonum bude strate-
gickému partnerovi poskytnuta pfimérena
exkluzivita.
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8. kapitola
ZAVERECNE SHRNUTI A ZHODNOCENI| PROJEKTU

Predkladany projekt je mozno celkové hodnotit jako pfinosny. Projekt byl posouzen
z nasledujicich hledisek:

Technicka a technologicka stranka projektu: Projekt je realizovatelny

Financ¢ni stranka projektu: Projekt je financovatelny

Legislativni stranka projektu: Realizaci projektu nebrani Zadna legislativni omezeni
Efektivnost projektu: Po provedeni ekonomické analyzy Ize projekt hodnotit jako pfinosny
Rizikovostni stranka projektu: Projekt je realizovatelny

Provozni stranka projektu: Po provedeni analyzy budouci poptavky lze projekt hodnotit jako
provozovatelny

Predkladany projekt po své realizaci bude nejen efektivni a vyznamny pro misto realizace - mésto
Nachod, ale bude pfinosny i pro rozvoj celého regionu. Jeho nepfimymi dopady bude snizeni miry
nezaméstnanosti a zvySeni danové vytéznosti v celé oblasti.
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9. kapitola
ILUSTRATIVNI FOTODOKUMENTACE

Photo documentation (illustrative)

Byvaly lazensky areal
The former spa area
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Byvaly lazensky areal
The former spa area
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Byvaly lazensky areal

The former spa area
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Byvaly lazensky areal

The former spa area
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Byvaly lazensky areal - pramenik

The former spa area - the spring
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Byvaly lazensky areal - ,feditelska vila“

The former spa area - ,the director’s villa“
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Byvaly lazensky areal - ,feditelska vila“

The former spa area - ,the director’s villa“
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Nové projektové pozemky
The project”s new estates
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Chapter 1

BASIC DESCRIPTION OF THE PROJECT

11 The current state of the project, its
documentation, the purpose of the in-
formation memorandum

This information memorandum describes the
current state of the ,Reconstruction, building
and putting into operation of Béloves Spa“ pro-
ject. It is meant for interested parties/investors,
who will be able to use the information pub-
lished in the memorandum to make a qualified
decision, thus declaring their serious interest in
a strategic partnership. The purpose of this ma-
terial is to make potential strategic part-
ners/investors familiar with the current state of
the project and to do so in a concise and trans-
parent way. The information memorandum can
be seen as a digest of the existing documenta-
tion. In the selection procedure the full docu-
mentation will be made available to selected
applicants.

The information memorandum also contains the
most important conclusions based on the
documentation.

The contents of the Feasibility Study:

Basic information (historical development, cur-
rent state, mineral waters, hydrogeology)

Starting points for the project”s solution

Project targets, starting points, competitive ad-
vantages

Basic design scheme of the project
Basic description of the project and its stages

Market analysis, demand assessment, marketing
strategy and marketing mix

Market analysis in the context of the Czech Re-
public, the County of Hradec Kralové and the
Municipality of Nachod

Specification of future target groups, the struc-
ture of clients visiting Béloves Spa

Marketing goals - activities and services in the
area of Béloves Spa

Proposal for product packages and demand
assessment

Proposed procedures based on natural sources

Comparison of Béloves mineral water (Ida) with
other Czech mineral waters

Selection of preferred therapeutic procedures
for Béloves

Proposed price list of the spa procedures and
medical services

Proposed product packages, demand assess-
ment, prices

Examples of product packages for Béloves Spa
and their targeting

Accommodation, catering - suggestions, prices

Price comparison (Czech Republic, the region of
Eastern Bohemia, cardiology)

Project and human resources management (pro-
ject organization, project scheme)

Proposal for the personal solution, including the
organizational structure and proposed wages

Technical and technological solution of the pro-
ject

Basic concept of architectural design
Construction calculations

Timetable of the project

Specification of the start-up operation, specifi-
cation of operational capital

Summary of investment costs
Environmental impacts of the project
Working capital management (floating means)
Financial plan and project analysis
Calculation of revenues and costs

The structure of financing
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Financial plan - basic inputs
Cash flow of the project

Evaluation of cost-effectiveness and
sustainability of the project

Financial analysis

Break even point profitability analysis

Sensitivity analysis

Risk analysis and management (sensitiv—-
ity analysis)

Quantification and elimination of risks
Project timetable

The ,Albergo Diffuso” system and its possible
use in the future spa

Appendices
1 - Description of spa & wellness procedures
2 - Conceptual urbanistic study

3 - Development scheme (proposal for a joint-
venture company)

4 - Suggested list of indications for spa & well-
ness services

5 - Groundwork for the financial analysis
6 - Cash flow of individual variants of financing

7 - Timetable for crucial legislative procedures
preceding the start of operation

1.2  Specification of the business

The feasibility study was inspired by the project
of breathing a new life into the old Béloves Spa
envisioned by the Municipality of Nachod.

Béloves has a long and successful tradition of
operating a spa. The name of Béloves has never
disappeared from the memories of those who
visited the spa in its glory days. The project of
the reconstruction and revival of the spa is very
important for Nachod, because the renovation
of Béloves Spa could have a positive impact on
the development of the whole town. In fact, the
project crosses regional boundaries, and it is
not exaggerated to say that it also has a Euro-
pean dimension. That’s why the range of po-
tential clients includes visitors from abroad. The
business plan is based on the idea of being
different and offering unique spa & wellness

services without compromising acknowledged
standards. For this reason partnership agree-
ments with leading spa operators, both foreign
and domestic, have been prepared. As a result,
the project can be declared as a project of pan-
European importance, with the town of Nachod
being fully aware of its significance. The Mu-
nicipality of Nachod has clearly defined its basic
visions. It strives to ensure a long-term sus-
tainability for the project, giving it support at all
stages of the formation, development and rou-
tine operation. The feasibility study includes the
Development Scheme for a future joint-venture
company. The role of the Municipality of
Nachod in the project is still to be discussed,
but it is definitely not ready either to play the
role of the main investor or to be involved
managerially in the investment and/or opera-
tional schemes. On the other hand, the Munici-
pality of Nachod envisages significant invest-
ments into the infrastructure planned both for
the area covered by the project and outside of
Béloves Spa.

The Municipality of Nachod is looking for a
strategic partner, who, in cooperation with the
future operator, would realize the
(re)construction and renovation of Béloves Spa,
guaranteeing the economic viability of the pro-
ject. The Municipality of Nachod will contribute
by providing all estates belonging to the spa
area. The project should be carried out by a
joint-venture company. The suggested struc-
ture of the company is included in an appendix
to the memorandum.

The Municipality of Nachod wishes to find a
strategic partner, who will be strong enough to
realize a project of this significance. When all
construction and preparation works have been
finished, the strategic partner will be entitled to
run the envisaged complex. There is a possibil-
ity to make it a part of a renowned spa and/or
hotel chain. Being the main administrator and
coordinator of the general development of the
municipal area, the Municipality of Nachod
wishes to exert its influence over the first five to
ten years of operation, but this would not mean
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any interference in managerial matters or deci-
sion-making. At the same time, the Municipality
of Nachod is fully aware of the fact that it will be
obliged to support the development of the
whole municipal area by a significant, premedi-
tated investment into the municipal infrastruc-
ture, thus allowing for a continued development
of the project. First of all, this will help to create
permanent jobs and stabilize a healthy business
environment both in the town and the whole
region. The realization of the project ,Recon-
struction of Béloves Spa“ practically means to
start building from scratch. The estates as-
signed to the project are located in a very beau-
tiful area adjacent to the old spa. The capacity
of the envisaged complex of buildings provid-
ing for spa services, accommodation and cater-
ing, together with an adequate background for
wellness services, will be 400 permanent beds.
The spa complex will have an infrastructure
allowing to organize congresses, conferences,
social and cultural events. The accommodation
standard will be First Class****, with some

Jedede

rooms of the *** standard.

The business plan is based on a detailed survey
of the suppliers of the accommodation and spa
services and their clients in the Czech Republic,
the County of Hradec Kralové and the Nachod
region. The authors also had access to an in-
depth analysis of the travel and tourism market
and its latest trends as observed in the regional,
national and European contexts. The project
makes a link between the traditional medical
approach and modern trends involving the
rapid development of health tourism which is
focusing on relaxation, recuperation and re-
freshment. The beauty and health programmes
aimed to improve mental and physical health
and well-being also make a part of the project.
On the other hand, the development of the
global dimension of business and entrepre-
neurship results in ever expanding clientele
using hotel services while being on business
trips, doing courses or taking part in con-
gresses or conferences. All these global trends

were taken into consideration when creating the
project of the reconstruction of Béloves Spa.

1.3 Basic aims and programmes

The main goal of the project is the reconstruc-
tion of the spa accompanied by the moderniza-
tion and completion of its services. The project
has the ambition to resume the successful op-
eration of the traditional spa (both in the na-
tional and European context). The reconstruc—
tion of Béloves Spa allows for the environmen-
tally considerate, but still intensive use of the
natural therapeutic source. As mentioned
above, it respects the strategic plans of the Mu-
hicipality of Nachod to develop the town as a
future spa. The solution of the project has to be
attractive both for the patients (e. g. clients of
health insurance companies) and the ,health
and wellness tourists“, be it Czechs or visitors
from foreign countries.

First of all, the project is designed as a profit-
able investment for the strategic part-
ner/investor.

The spa & wellness services will be based on
what has old tradition here (indication group Il -
cardiovascular diseases). There is a great de-
mand for treatment of these diseases - both
from the patients and the health insurance
companies. Other therapies, like the post-
oncological rehabilitation (indication group | -
oncology) and treatment of specific neurological
diseases (indication group V - neurology), are
planned to be offered here as well. The addition
of these indication groups has already been
pre-negotiated. The costs of treatment of dis-
eases belonging to indication group VIl (loco-
motive organs) and, partially, group V (respira-
tory system) are supposed to be carried by pa-
tients.

The project also envisages the introduction of a
series of both traditional and alternative proce-
dures and treatments, e.g. the Kneipp therapy,
the ancient Ayurveda, the Chinese medicine,
etc. Last but not least, the guests and patients
seeking wellness activities will be offered vari-
ous types of relaxation techniques. High-quality
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diet therapy and consulting in the matters of
modern lifestyle and dietology will also be in-
cluded in spa & wellness packages.

1.4 Capacity — the scale of the project

In this section important figures regarding the
scale of the project and investment costs are
presented.

Accommodation

number of rooms 200
number of permanent beds 400
Catering

Two dietetic spa restaurants, a classic-type
hotel restaurant a la carte with separate spaces
for breakfast and daily meal self-service, two
cafés/patisseries, a VIP lounge, a wine bar with
a dancing hall, terraces, a garden restaurant
(designed for the use in winter season as well,
equipped with auxiliary heating and possibly
glassed-in), conference rooms.

Spa complex - balneology department, mas-
sage rooms, a swimming pool, therapy rooms,
etc. Wellness complex - gyms, sports facilities

The overall construction budget

The budget incorporates a proportional excess
of the spa & wellness capacities for outpatient
medical services and services for guests ac-
commodated outside.

15 Project location

The area of Béloves near Nachod has a history
of a much-frequented and popular spa resort.
The town of Nachod is a statutory spa having a
very attractive location at the foothills of Orlice
mountains and the Nachod landscape forma-
tions covered by woods which go along the
border with Poland. It can be assumed that Bé-
loves will be frequented not only by visitors of
the spa, but also by people seeking relaxation,
rehabilitation, sports activities and social life.

The spa will be situated on the project”s estates
adjacent to the area of the old spa and its
buildings. It will be necessary to demolish the
dilapidated structures and work the terrain,
before the area is turned into a relaxation and
wellness zone. This means that the new com-
plex will be built from scratch, so the project
has no space limitations. The new space is in-

teresting for its openness and, at the

same time, compact nature. It is demar-

|Purchase of land | 25 000 000| i )
cated by the urban area of Nachod with
Sunshudicnibudget its suburb of Béloves, surrounding forests
Spa — construction 700 000 000 . . .
Other construction works — exteriors — indoor tech. | sport B0 000 000 and communications. It is almost des-
Total 760 000 000 tined to be transformed into a spa com-
Technology budget plex. As mentioned above, it may be
Equipment for medical rooms and pharmacy 4000 000 attractive, both in national and interna-
Equipment for wellness activities and spa (excl swimming 18 000 000 ti | text. f tient fferi f
Parking systems, garages F 000 000 Ional context, Tor patients sutrrering rrom
Special equipment — weak-current installations 10000 000 cardiovascular diseases, specific types of
GASTRO set 16 000 000 logical di d d di f
Equipment for hotel rooms 158 000 000 neurologica Isoraers an Iseases o
Hotel technologies & 000 000 locomotive organs. The climate of the
Equipment for offices 4 000 000 . . itable f limatoth Last
Swimming pool and sauna-world technologies 35 000 000 region Is suitable for climatotherapy. Las
Fitness & beauty & 000 000 but not least, the complex could also be
Other interior technologies — decoration, equipment 4 500 000 d f h d logical
Other technologies, not specified ahove & 000 000 used for the pre- and post-oncologica
Total 137 500 000]  therapies.
IMor-material imvestment — hotel infarmation systém 600 000| The area of the new Béloves Spa will be
designed as a logical, congenial urban
Technical fees, management costs, projects 63 000 000 | h | urbanisti d hi
Development coooooool  complex. The general urbanistic and archi-
Reserve 50 000 000 tectural concept will incorporate the spe-
Total 1098 100 000 . . ificati fi
VAT (19%) 208639000 Cial-purpose diversification of indoor spa-
Total 1306 739 000 ces. The complex of purpose-built objects
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will be accompanied by light constructions and
shelters (colonnades with a pavilion sheltering
the spring of mineral water, a garden restau-
rant, possibly glassed-in corridors connecting
individual buildings of the complex, etc.). It will
be necessary for the patients to be able to get
to all sections of the area, including the well-
ness section, dry-shod in all seasons. The un-
developed land will be sophistically structured
into green areas with sports grounds and enter-
tainment corners. The complex must meet the
latest trends to be comparable with similar pro-
jects in highly-developed countries (Germany,
Austria, the Switzerland).

1.6 Béloves own mineral water — the IDA

The use of the high-quality natural water called
IDA belongs to the strongest points of the pro-
ject. Having curative effects, this mineral water
has been drawn in Béloves since 1932. It is
drawn directly from the spring located in the
spa area, in accordance with the so-called ,spa
law". The rate of flow (2,5 litres per second) is
high enough to saturate demand for the spa
procedures and possibly the bottle-filling.

The mineral water will be used in a number of
the spa procedures based on the effects of car-
bon dioxide. Being absorbed by the skin, the
gas affects nerve endings and unblocks con-

tracted blood vessels. This promotes blood
circulation in organs, decreases blood pressure
and calms down the nerve system. The carbonic
procedures are indicated for patients with car-
diovascular problems.

Here are just a few examples of the procedures:
Carbonic baths

For carbonic baths the Béloves mineral waters
or IDAs containing a high percentage of carbon
dioxide are used. They are usually applied hav-
ing the temperature between 33 and 34 °C.
Carbon dioxide promotes blood circulation and
decreases blood pressure, which in turn
unloads the heart.

Carbo-gaseous baths

Bottled dry gas carbon dioxide is used. These
baths are applied as accompanying procedures
in similar indications and having similar effects
as the carbonic bath in mineral water.

Gaseous injections

This means hypodermic injection of carbon
dioxide, which locally promotes blood circula-
tion. It can affect remote organs as well by
promoting blood circulation or releasing
spasms (painful contractions of muscles).
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Chapter 2

PROJECT HISTORY AND DEVELOPMENT

Béloves Spa has been famous for its high-
quality, carbon dioxide-saturated mineral wa-
ters since the middle of the 19th century. In the
late 19th and early 20th centuries, the spa went
through a very dynamic period. Initially, it was
members of doctor Honzl s family who looked
after patients seeking general convalescence. In
this period general spa therapies were pre-
scribed. The first balneologists also tried to
cure disorders of locomotive organs, gyneco-
logical problems, diseases of the nerve system,
etc.

After World War I, especially in the 50"s, Bé-
loves had a reputation of a small, but very
popular spa, its main indication being the
treatment of the cardiovascular system using
the locally available, attractive mineral waters.
At that time, Béloves Spa was a part of the Po-
débrady Spa consortium, as was the case of
Bélohrad, Bohdane¢ and Velichovky Spas. Up
until the early 90"s, Béloves Spa, having ap-
proximately 80 beds on offer, was mainly fre-
qguented by cardiovascular patients. Unfortu-
nately, the spa buildings had before long begun
to dilapidate and they suffered from inconsid-
erate and reckless reconstructions. To make
things worse, these objects were located in the
flood zone near the river. The location turned
out to be fatal, because every big-scaled flood
washed up the spa area, precipitating its grad-
ual devastation.

In 1992, the Honzl family successfully exerted
its right to restitute the spa premises. The bot-
tle-filling plant was later sold in the so-called
small privatization.

In a short period before the restitution, the spa
was a contractual partner of the General Health
Insurance Company (VSeobecna zdravotni po-
jistovna - VZP) and other Czechoslovak insur-
ance companies. Its balneological therapies
proved to be very successful, and, apart from its
low capacity, Béloves, with its intimate atmos-
phere, was a favourite destination for many
patients and visitors, especially the native ones.
In the early 90 s several ways of operation were
considered. It was at that time that some new
balneology capacities were built on the prem-
ises of the old bottle-filling plant located on the
opposite bank of the river. Following the resti-
tution, the old spa gradually closed its opera-
tion between 1992 and 1996.

The more recent floods brought further dam-
ages to the old buildings, and the spa was des-
tined to turn into ruins. Today any reconstruc—
tion of the area is practically impossible, as it
would be costly and ineffective. The majority of
the old buildings will therefore be demolished
and the renovation of the spa is only thinkable
as a newly-built complex using new sources of
mineral water.
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Chapter 3

MARKETING RESEARCH, MARKET ANALYSIS

3.1 The spa services and tourism in the
Czech Republic — the European per-
spective

For quite a few decades tourism has been the
most dynamic branch of world economy. The
Czech Republic is one of the countries where
tourism makes a significant part of the service
sector and has a long-term impact on the state
budget. The Czech Republic is ranked 8th in
Europe and 12th in the world among tourist
destinations, and it is still seeking new oppor-
tunities in quest of being successful in the ex-
panding area of the European Union. Tourism in
the Czech Republic, including the spa services
and spa tourism, belongs to segments that have
a real chance to succeed in the strong interna-
tional competition. The importance of the spa
and wellness services is ever growing both in
the European and world context.

Market analysis in the field of the spa and hotel
services and other activities related to tourism
has a very significant regional dimension, de-
termining correct placement of a concrete
product including the spa services in given lo-
cation and given time.

The history of the spa services on the territory
of today s Czech Republic unfolds at the end of
the 18th century, but it is the end of the 19th
and the beginning of the 20th century that is
often referred to as ,the golden era of Czech
spas“. The main goal of the traditional spa
therapies is to treat human diseases and disor-
ders using various natural therapeutic sources
and without placing too much burden on the
human organism. The spa therapies also have
soothing and preventing effects and are helpful
in medical after-care.

The spa services in the Czech Republic are
mainly based on the natural therapeutic
sources, involving a significant share of direct

medical care. The traditional products of the
spa services can be divided into three types of
treatment: the complex, contributory and out-
patient treatment. The usual duration of a spa
therapy is between 21 and 28 days depending
on the indication.

Up until recently, there were two strongly de-
fined approaches to the spa services:

- the traditional, therapeutic approach based on
the strong medical background (Germany, Aus-
tria, Czech Republic, Slovakia, Poland);

- the modern approach based on wellness and
health tourism (Spain, Italy, France).

In the Scandinavian countries, there is a specific
approach viewing the spa services firstly as a
preventive means against various diseases.

The traditionalists insist a spa therapy should
not take less than three weeks to be really ef-
fective.

The other approach responds to changed de-
mands of the market bringing ever increasing
interest in the refreshment, relaxation and fit-
ness procedures. The stays are shorter, usually
taking 10 days, a week or just a weekend. They
are demanded by people, who cannot or do not
want to spend 21 to 28 days in a spa, but still
want to do something for their health, for their
body. They often seek a short-term change to
the rhythm of their everyday life. These stays
are paid for by the clients themselves or cov-
ered by their employers.

Today, however, the two approaches mentioned
above often combine, heavily influencing each
other. This means that a marketing strategy and
marketing mix must be created with respect to
a concrete situation and the roles of both ap-
proaches in the context of a given project.

EN-7



Béloves spa - Renovation « Marketing research, market analysis

It is not only the personnel of a spa that creates
its success. It is also the environment, social
climate and warmness of local people that con-
tribute to making the clients feel happy. Spa
towns and their surroundings can be seen as a
compact, indivisible system. That’s how they
are perceived by visitors. Factors like security,
tidiness, the quality of services and language
skills of the personnel also play an important
role.

The entrepreneurs must realize that it is not
only their marketing activities that can make
Czech spas competitive — it is also their coop-
eration aimed to build a solid image. The spas
must constantly look for the ways of how to be
different, how to be unique, they must look for
their clients and monitor the latest trends. This
can only be done with the help of appropriate
tools of marketing mix (advertisement, sales
support, PR, e-marketing, etc.). A thoughtful
approach to the design of the service packages
is also highly recommendable.

The spa companies, hotels and spa locations
are inseparably connected to each other. The
spas are visited for various reasons, and it is
not always a spa therapy that is the main goal
of such a visit. The visitors perceive the location
in its complexity. They enjoy the landscape, the
environment, register the quality of services,
take notice of what cultural, sports and social
events take place and appreciate the warmness
(not servility) of local people.

The territory of the spa is the operational area
for many providers of catering and accommo-
dation services. Their interests can be very dif-
ferent and many of them are competitors. Here
it is necessary to point out that competition is
exhausting. Therefore, it is highly recommend-
able to compete only where it is unavoidable,
and, at the same time, to seek opportunities to
cooperate in designing joint packages and pro-
grammes.

Despite their importance, these 3 P’s - partner-
ship, package designing and programming -
are often underestimated and can be regarded

as the weak spots of the spa services in the
Czech Republic. The only way for the project to
be competitive and unique is to turn the weak
spots into quality, or to be more precise, what
clients regard as quality. No need to say that
being professional when providing the services
is an absolute must.

3.2  The structure of the spa industry in the
Czech Republic

As mentioned above, the Czech Republic has a
long tradition in the spa services, which are
often based on natural therapeutic sources. The
Czech spa legislation recognizes the following
natural sources: curative mineral and thermal
waters, peloids (moor, moor soils, peats, muds),
natural gas and climatic conditions with curative
effects. Locations having the official status of a
spa are listed in the law, with Béloves Spa being
one of them.

The structure of the spa industry in the Czech
Republic can be described by the following fig-
ures:

Total number of spa locations in the Czech Re-
public: 36

Total number of spa facilities in the Czech Re-
public: 63

Total number of state-approved spa facilities:
17

Total capacity of spa locations (as of the year
2000 - constantly changing): 22 200 beds

Total capacity of spa locations specialized in
child health care: 2 570 beds

Total number of people employed in the spa
industry of the Czech Republic: 10 500

including 337 doctors and 3500 other medical
professionals

In the year 2000 some 276 000 patients were
treated in Czech spas

including 18 400 children

The structure of patients—clients treated in
Czech spas:

health insurance policyholders: 55 %

domestic self-pay patients: 11 %
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foreign self-pay patients: 34 %

The expenses on health care in spas make ap-
proximately 2 % of total expenses on health
care in general.

3.2.1 Division of Czech spas by scale and
strategy

Scale

There are 12 spa locations categorized as
large-scale spas according to the number of
beds and diversity of indications covered by
their therapies (Karlovy Vary, Marianské Lazné,
FrantiSkovy Lazné, Jachymov, Luhacovice,
Teplice v Cechach, Podébrady, Janské Lazné,
Trebon, Karvina-Darkov, Teplice nad Becvou,
Jesenik).

Until 1992, these spas had a status of regional
spa centres administrating and managing other
natural spas. The resting 24 spa locations never
had international importance, but they played
an important role in domestic health care. To-
day even these smaller spas (e.g. LAzné Boh-
danec, Lazné Bélohrad, Lazné Velichovky) have
international ambitions, having been signifi-
cantly reconstructed and renovated. Indeed the
number of their clients and guests is growing.
The small-scale spas have kept their regional
importance, playing the role of outpatient cen-
tres and being a fundamental, solid part of the
spa industry and, at the same time, a part of the
complex health care in the Czech Republic.

Strategy

With the modernization of larger spa cen-
tres the capacities reserved for Czech patients
are being reduced in favour of the more lucra-
tive foreign clientele. At the same time, there
are ever growing opportunities to treat the
Czech clientele (patients covered by health in-
surance) in the small-scale natural spas or the
newly established spa centres. By choosing the
right strategy it is still possible to change the
balance and attract both domestic and foreign
self-pay patients to these places.

3.2.2 Business trends, target groups

Between 1950 and 1990, the citizens of former
Czechoslovakia took the therapeutic and re-
laxation stays in spas almost for granted, be-
cause they were entitled to spend a number of
days in spas as a part of the national health
service and the system of holiday vouchers dis-
tributed by the trade unions. After 1990, the
system of funding has completely changed, but
the continuity of the spa services in the Czech
Republic was not interrupted.

In today s Czech Republic various types of spas
exist, including the state-owned spas, the pri-
vately run spas and the spas with the communal
participation. The investment of both domestic
and foreign capital into the Czech spas has
continued to grow. The face of the Czech spa
industry is fundamentally changing, both in the
large-scale spas and the smaller natural therapy
spas. After 1989, the business policies of the
Czech spas have been differentiated depending
on a concrete situation in individual spas and
their chances on the health tourism market and
in the system of the health service in the Czech
Republic. These aspects have also contributed
to forming the target groups of spa visitors.

Czech patients-health insurance policyholders
(complex care as well as contributory care ac-
cording to the valid indication groups for a
given spa - the stays lasting at least three
weeks). They usually visit the spas specialized
in treating concrete therapeutic indications
within the system of the health service in the
Czech Republic. Being covered by health insur-
ance companies, this type of care means no
risk, but the established prices are relatively
low, so it also means lower profits.

Czech self-pay patients. They make an ever
growing business segment. This is a conse-
quence of increasing health awareness of Czech
people, trying to do more to improve their
health. Patients from this segment are offered
various types of stays (weekend, week-long,
regular stays). The profits are significantly
higher in this segment compared to the seg-
ment of health insurance policyholders.
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Foreign patients/clients - pre-arranged stays
for individuals and groups from Germany.
These stays are predominantly organized by
specialized travel agencies covering specific
catalogue offers (e.g. TUI, FIT Reisen, Necker-
mann). Patients from this segment traditionally
demand therapy-oriented stays, like the stays
for seniors, gerovital treatments, etc. The Ger-
man clientele makes this segment very lucra-
tive. The stays usually last 1-2 weeks and they
are paid for through the travel agencies, being
partially covered by health insurance compa-
nies. This segment of clients is quite stable, as
they often tend to return.

Foreign patients/clients - Russia, the Ukraine,
the Arab countries, the Middle East. This seg-
ment of clients is also very lucrative, but less
stable due to political instabilities influencing
the economic situation in those regions.

Foreign patients/clients from other countries
(USA, Canada, Australia, the Netherlands, Bel-
gium, Italy and other European countries, Japan
and other Asian countries, etc.). So far, the per-
centage of patients and clients coming from
these regions is very small, but in the future
this segment may become an interesting busi-
ness direction. This will depend on the ability to
offer attractive packages and programmes.

Various domestic and foreign clients coming for
other than purely therapeutic reasons. Relaxa-
tion, rehabilitation, incentive tourism, stays
offering the beauty programmes for women,
refreshment programmes for managers, sports
and leisure activities, social and cultural events
(golf, tennis, horse-riding, conferences, con-
gresses, festivals, casino gambling). These stays
make an ever increasing segment of the mar-
ket. Being important as a complement in the
recession periods, they can also be attractive for
making use of local facilities (restaurants, thea-
tres, halls, etc.).

3.3 Industrial development of the spa ser-
vices

The development of this sector is conditioned
by the socio-demographic trends in Europe,

which can be observed in the Czech Republic as
well. In most European countries the average
life expectancy grows - both for men and
women. The ageing of their populations is a
direct consequence of the progress in medicine.
It means prolongation of the post-productive
period, which in turn increases demands on the
quality of life in this period. The full range of
the spa services offers an ideal solution for this
problem.

In this context a steadily increasing demand for
the therapeutic, relaxation and rehabilitation
procedures can be expected, which will cer-
tainly accelerate the progress in the spa ser-
vices. In the Czech Republic these trends are
still a bit less progressive when compared with
highly-developed European countries. Never-
theless, the rapid development of this sector is
a reality and there is no doubt that the spa in-
dustry is one of the most dynamically growing
sectors.

3.4  Product lines and trends

The complex nature of products in the spa in-
dustry and related sectors allows to ob-
serve/anticipate the product development lines.
The therapeutically oriented line, which used to
be the only product line of the spa services, is
now accompanied by a whole range of new
products.

The current revival of therapeutic procedures in
the spa industry goes hand in hand with alter-
native forms related to natural therapies (the
Kneipp therapy, the Priessnitz procedures, the
Schrott therapy, Ayurveda, etc.).

There are other distinctive trends with clearly
discernible product lines, one of them being the
co-existence of the spa therapies with diagnos-
tics and monitoring, plus the ,self-service” spa,
the rehabilitation and relaxation techniques
(aqua parks, whirlpools, saunas, biosaunas,
inhalatory rooms, etc.).

Logically, these lines and trends also include
diet therapies and general attempts to improve
the quality of daily habits and regimes (terrain
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therapy, heliotherapy, thalassotherapy, climato-
therapy, etc.).

3.5 Price policy

The above mentioned conditions for the devel-
opment of the spa services determine the
trends and price policy in this sector. It is nec-
essary for new spa projects in the Czech Re-
public to compare favourably with the competi-
tion in other countries. The profitability of the
spa industry must be based on the ideal struc-
ture of the target groups. In the segment of the
foreign clientele, the Czech spas can only be
competitive, if they offer the same quality for
favourable prices, which would make them at-
tractive enough to foreign visitors. The experi-
ence shows that the prices of comparable stays
in the Czech spas are 30-50 % lower than the
prices in Germany and, possibly, Austria.

3.6 Market analysis — the anticipated struc-
ture of the target groups and stays in
Béloves Spa

The target groups of clients for the future spa
complex in Béloves have been thoroughly dis-
cussed and specified.

Specification of target groups
1. The most significant, “core” clientele

The spa clientele (spa patients-clients of Gen-
eral Health Insurance Company and other
health insurance companies) with indications
according to legislation. The main targets are
the following indication groups:

Il - cardiovascular diseases

VI - neurology,

| - oncology

VII - diseases of the locomotive organs
The respiratory system (to a limited extent)

The main point of the stay is the spa therapy -
lasting 3-4 weeks with indication Il, 2-3 weeks
with the other indications

2. Other clients

Spa & wellness refreshment stays - individual
self-pay clients

Supplements to the spa stays with individually
chosen programmes (e.g. beauty, wellness,
tourism)

Holiday stays (families consuming a maximum
range of services) - the motto: ,Let every mem-
ber of the family get what he or she prefers in
every type of weather.”

Group stays (schools, firms, services consuming
holidays)

Conference and business tourism
Organized social activities

Outpatient treatment - medical care not only for
local people, but also for visitors from Poland

Relaxation, wellness, beauty and similarly ori-
ented stays, including their combinations

Stays and training camps for athletes - both for
clubs and individuals

The anticipated structure of stays by length

70 % - two- to four-week stays

15 % - one-week stays (including prolonged
weekends, i.e. 4-5 days),

15 % - stays lasting less than four days, outpa-
tient stays - including/not including one night)
The anticipated structure of the stays by clients
(foreign countries vs. Czech Republic):

80 % - the domestic clientele consisting of

40% the Hradec Kralové and Pardubice counties
40% the rest of the Czech Republic

20 % - the foreign clientele (mainly from Ger-
many, Poland, Slovakia)

The anticipated structure of clients (%) by the
type of stay

50 % - the spa services, domestic patients - the
therapy-oriented stays (for Czechs), according
to the indication (General Health Insurance
Company and other health insurance compa-
nies)
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10 % - the spa services, foreign patients - the
stays organized by foreign agencies - e.g. the
TUI travel agency, EUROMED, JASON, NUR

25 % - tourism - health tourism - complex of-
fers (for both Czechs and foreigners)

Health tourism (relaxation, rehabilitation, cli-
matic and other therapies)

Sports tourism (walking, cycling, cross—country
skiing)

Sight-seeing tourism (nature, castles, culture,
region)

Tramping (tourism + stay in cabins or tents)

10 % - packages (for both Czechs and foreign-
ers)

Holidays - family stays - other

Congress and conference tourism, incentive
company tours

Events and stays for enthusiasts (hunting, races,
fishing)
5 % - general services of the spa complex

Accommodation (business class, overnight
stays, etc.)

Gastronomy - distribution of meals, events
(weddings, parties, balls)

Other - partial ,take-away" services

The spa complex, with its structure of clients
and services as well as its dispositions and ca-
pacities, is designed for perennial operation.
The output decrease in the off-season period
(the season begins in May and ends in Septem-
ber) will not exceed 15 %. The capacities will be
designed for both ,dry* and ,wet" programmes
going along the line \We have always something
for everyone®. In the run-up period, some 55-
70 % of all capacities should be occupied per-

ennially. After the operation have been stabi-
lized, it is realistic to expect this number to be
as high as 80%. It can be reached by the diver-
sification of partial offers for individual target
groups in the course of the year, including the
special price offers. A strong marketing strategy
for both the Czech Republic and foreign coun-
tries is anticipated.

The Feasibility Study contains further informa-
tion which is essential when creating the design
scheme:

Suggested product packages and demand as-
sessment

Suggested procedures and therapies (including
procedures based on natural sources)

The price list of spa procedures and medical
treatments

An example of specifically targeted product
packages for Béloves Spa

A comparative price analysis of Czech spas (the
comparison with prices in Béloves Spa)

The details are fully available in the above men-
tioned study. For understandable reasons the
detailed information which makes the essence
of the project’s know-how is not published in
this memorandum.

The results of the market analysis have been
projected into the design scheme, which in turn
creates a base for the conceptual study of ar-
chitectural design and the related construction
and technology calculations.
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Chapter 4

TECHNICAL AND TECHNOL OGICAL SOLUTION

4.1  The architectural design

The architectural design of any spa should be
based on the idea of the spa industry as a com-
plex system of services using all specifics and
advantages of the location (therapeutic sources,
landscape, climatic conditions, etc).

The complex system of the spa services can be
divided into its individual functions and the
existing relations between them.

An appendix of the Feasibility Study contains a
basic conceptual urbanistic study of the pro-
ject’s new estates. The study takes into consid-
eration the requests related to the general dis-
positions of the spa. It also takes into consid-
eration the therapeutic procedures involved and
the basic definition of Béloves Spa. It also incor-
porates solutions for adequate accommodation,
catering, transport services, parking lots, ac-
companying activities, wellness, etc.

The study does not have the ambition to pre-
cisely define the architectural design. Its main
purpose is to help in determining correct out-
puts of the Feasibility Study, e.g. the financial
plan. To fulfill this purpose, it is necessary to
define the habitable floor areas, spa and well-
nes areas, etc. As mentioned above, the solu-
tion discussed is the ,zero" starting option
which does not consider any tradition and ar-
chitecturally significant dimensions or style.

It is a great advantage, but also a great respon-
sibility. For this reason, the basic architectural
concept will be thoroughly selected, considered
and discussed. The concept envisages the de-
velopment zones located in the project’s estates
extending towards the river and above the area
of the old spa. For the final solution of the pro-
ject it is recommendable to incorporate the old
spa with the old buildings demolished and the

OF THE PROJECT

terrain cultivated in the new development
zones.

4.2  Construction calculations

This interim version of the study only includes a
rough calculation of construction costs. Never-
theless, three independent calculation methods
have been used, whose results can be declared
as comparable at this stage of the project:
1. The calculation method based on the built-
up area

2. The calculation method based on the floor
area

3. The calculation method based on the rate of
return

These calculations will be continuously refined
and/or adapted to the economic background.
The technology and equipment costs, which are
not closely related to the construction, will be
added to the following overview at a later stage.

4.3  Technologies — the basic overview
Spa services and premises
The spa complex - the joint section
The balneology section
Bathtubs for balneology
Bathtubs for mineral baths
Bathtubs for sub aquatic massages
Bathtubs for hydro massages

The Vichy showers for sub aquatic mas-
sages

Térebantine - a special hydrotherapy
Water showers with balm applications

Filiforme - soft sprinkling with water
having the body temperature

Scottish showers
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The massage section - approx. 20 types of
massages

The thermotherapy section

The carbo-gaseous bath section
The oxygenotherapy section

The section for individual inhalation
The exercise section - rehabilitation
2 pools for rehabilitation
Rehabilitation in gyms

Individual rehabilitation

Special rehabilitation (spa x wellness) :

The spa complex - cardiac patients
The diagnostic and training lab

he cardiology room - the ECG and other
equipment - 4 pieces each

Equipped rooms for special rehabilita-
tion therapies

The spa complex - the locomotive organs
Diagnostic lab - ergometry
Group and individual rehabilitation

Consultancy and general medicine

Consultancy for cardiac patients (psychother-
apy, diet therapy, lifestyle)

Consultancy in the matters of prevention of
arthritis, rheumatism, osteoporosis

Preventive medicine - elimination of risk factors
(diabetes mellitus, oncology, cardiovascular
therapy, obesitology

Wellness services

Relaxation and swimming pools

The equipment for floating

The sauna world - approx. 4 types of saunas

The most trendy and sought-after specific pro-
cedures

Ayurveda - therapeutic oil massages
Other methods of the Chinese medicine, Thai

massages, reiki, shia-tzu, lomi-lomi, hot stone,
bottling, etc.

Salt chamber

Rooms for beauty procedures

Fitness - therapeutic ergometry, stationary ex-
ercise bicycles, treadmills, rowing machines -
simulators, universal fitness and weight ma-
chines, special machines and equipment avail-
able on demand
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Chapter 5

FINANCIAL PLAN AND PROJECT ANALYSIS
ECONOMIC EFFECTIVENESSAND SUSTAIN AINABILITY

In this study a detailed description and assess-
ment of future demand are presented, together
with the envisaged services offered by the spa,
including basic price calculations. These en-
abled to make a calculation of the future spa’s
revenues.

At this stage a series of simplifying conditions
and limitations have obviously been worked
with. E.g. the basic model for the calculation of
costs is only roughly structured into treatment,
accommodation and catering. As for treatment,
there is a very rough estimation of 2,5 proce-
dures per patient and day. At the next stage,
the calculations will have to be refined, taking
into account more details about the indication
groups and the indications themselves. It will
also be necessary to structure the treatments
into concrete types of procedures, including
their costs and prices.

In this document the items entering the price
calculations have been processed by the
method of weighted average in relation to the
structure of services and patients, as expressed
by the assumptions and expert assessments in
the market studies and strategies. At the next
stages, this will also have to be elaborated on,
both qualitatively and quantitatively, finding a
more precise expression of the relation to con-
crete indication groups and indications them-
selves.

The study evaluates four methods of financing:

- using own sources

OF THE PROJECT

- taking a bank loan amounting to 80 % of the
investment costs, with a credit maturity of 15
years and interest rate of 5.75 % p.a.

- taking a bank loan amounting to 60 % of the
investment costs, with a credit maturity of 20
years and interest rate of 5.9 % p.a.

- taking a bank loan amounting to 60 % of the
investment costs, with a credit maturity of 15
years and interest rate of 5.5 % p.a.

The essential entries for the financial analysis
are:

» Calculation of revenues and costs
« Investment demands of the project

e Structure of financing for the above
mentioned options
« Administrative background for the op-
eration
e Cash flow based on the calculation out-
puts
» Cash flow of the project
Based on the calculation of revenues and costs,
cash flow of the project for the next 15 years
has been determined, with the following as-
sumptions:

The annual inflation rate is considered to be 3 %

The annual discount rate for cash-flow updates
is setto 5,5%

The write-offs are steady, with write-off peri-
ods being 15 years for technology, 30 years for
construction and 5 years for immaterial posses-
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sions. For simplicity reasons, tax write-offs are
considered to be accounting write-offs.

The year zero is meant to be the year, when the
construction has been completed, i.e. the year
2011. In 2011, the planned capacity utilization
of the spa is 50 %. In 2012, the number should
be as high as 65 %, and, beginning from 2013,
the project envisages stabilized operation, with
75 % of the spa capacities being used (the pro-
ject’s assumption).

The spa operator is supposed to be a private
company, so the profit tax is incorporated.

5.1 Financial plan

The evaluation of the project’s effectiveness
and sustainability

Financial analysis

Based on the cash flow calculation, the financial
analysis of the project has been made to find
out, if the project, with the proposed structure
of financing, is economically sound and effec-
tive. The effectiveness of the project has been
evaluated using the following indexes:

NPV - net present value

IRR- internal rate of return

PP - payback period

DPP - discounted payback period

Because all options considered here proved to
be economically effective, it was necessary to
choose the one that can bring the investor the
highest profit. For the comparison of individual
options a criterial analysis has been used, with
each of the criteria being assigned a certain
weight and 1 to 4 points awarded - 4 points to
the best and 1 point to the worst result.

Conclusion:

The analysis showed that the best option was
option c). Therefore, it is recommendable to
finance the project by taking a bank loan
amounting to 60 % of the investment costs, with
a credit maturity of 20 years and interest rate of
5.9% p.a.

5.1.1 Sensitivity analysis

The sensitivity analysis was made for 3 basic
parametres and their relative change by 20%.
The parametres are as follows:

» average inflation rate (increase)
« discount rate (increase)
e capacity utilization rate (decrease)

In the next step, the sensitivity of the parame-
tres to net present value (NPV) was calculated.

Conclusion:

The sensitivity analysis showed that the calcula-
tions are highly sensitive to:

discount rate, whose increase leads to a de-
crease of overall effects, but the investment
remains to be effective

capacity utilization, whose decrease leads to a
decrease of overall the investment remains to
be effective

The sensitivity analysis was supplemented by
the observation of relative change of two more
indexes by 10 %. The indexes are as follows:

price decrease by 10 % (decrease of weighted
mean prices, with capacity utilization amount-
ing to 75 %)

increase of costs by 10 % (increase of all
planned costs, with capacity utilization amount-
ing to 75 %)

In the next step, the sensitivity of the chosen
parametres to net present value (NPV) was cal-
culated.

The sensitivity analysis showed that the effec-
tiveness of the project is more sensitive to:

price decrease. With the decrease of all
weighted mean prices the project becomes in-
effective.

With the increase of costs the decrease of the
effectiveness is also significant, but it is still
acceptable.

The study also contains the risk analysis.
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The project’s preparatory stage, which takes
into consideration the results published in the
Feasibility Study and this memorandum, has
been financially covered by the Municipality of
Nachod. All reference materials will naturally be
made available to the future strategic partner
and the future operator, respectively. The time-
table of the project assumes that the works
mentioned below will be finished by June, 2007.
But the precise sequence of further steps will
only result from the negotiations between the
Municipality and representatives of the future
strategic partner and the future operator. First
of all, it will depend on how long it will take to
found the joint venture and perfect the project
and realization models. Under favourable cir-
cumstances, the process of realization could be
speeded up, but it is necessary to keep in mind
that the starting period should be conveniently
timed, preferably in the beginning of the spa
season.

The preparatory stage - 2007

The information memorandum addressing the
future strategic partners, investors and opera-
tors is released.

The lists of relevant indications is completed
and discussed (as a reference document for the
detailed Business Plan (BP)).

The Business Plan (BP) is completed. It will con-
tain the following items:

a detailed business strategy based on the dis-
cussed indications, with precisely defined and
worked out options

variant projections of the income statement and
balance, made for various purposes (including

Chapter 6

TIMETABLE OF THE PROJECT

reference documents for a possible bank loan
scheme)

legal analysis, identification of possible risks for
the Municipality of Nachod, a proposal for the
legal frame of the project

The variant proposals for financing are com-
pleted.

a) Commercial financing only - frame proposals
for taking a bank loan and using own capital

b) Using of non-returnable capital (subsidies) -
assumptions, suggestions, possibilities, evalua-
tion, preparation of reference documents

The financial plan and detailed financial analy-
ses are completed.

The variants of the costs and revenues plan, the
planned state of property and its covering. All
these items will have been worked out in rela-
tion to the discussed indications.

The Cost & Benefit Analysis (CBA) is completed.

After all recommendations have dutifully been
considered and discussed, the selection of po-
tential investors and operators is made. (a
separate document - profiles, solution meth-
ods, legal aspects, consultancy support in the
process of harmonization of future interests of
the Municipality, investors and operators)

The variant proposals for the structure of the
joint-venture company (the ,Development
Scheme") are presented, the management of the
project at all stages of its realization is defined
and external expert links are established.

The profile of the future operation management
team is proposed.

The final proposals for the solution of the pro-
ject are presented.
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The participation of the Municipality of Nachod
in the process of the project’s realization is
defined - points of intersection between the
investment project and the strategy of the Mu-
nicipality of Nachod (the assumptions and op-
tions for the town’s development strategy
,Nachod - the modern spa®).

A detailed specification for the architectural
study, based on the above points, is presented.
The study itself will be based on the selected
optimal variant.

The background for financing is prepared.

The project and realization models are worked
on.

The project stage 2007-2008

The work on the architectural study is started.
The project documentation is created.
decision about the project’s location

building permit

The realization stage 09/2008-2012

09/2008 Start of construction works

2009 Construction and  technology
works
2010 Construction a technology works

(30 months in total)
03/2011 End of the stage
Operation stage 09/2010-2012
03/2011
2012 The first year of operation

Start of operation
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As mentioned above, the timetable for further
steps can only be agreed on at negotiations
conducted by the strategic partner, the operator
and the Municipality of Nachod. But it is possi-
ble to establish the joint-venture company to
the intent of the design scheme contained in
the Feasibility Study. On the part of the Munici-
pality of Nachod, there are no essential limita-
tions that could result from any irrevocable
decision taken by the council. Nevertheless,
there are some restrictions resulting from the
very nature of the project.

1. The Municipality of Nachod is not ready to
participate in this project by way of direct fi-
nancing from the municipal budget.

2. The Municipality of Nachod assumes that it
will primarily have a supervisory role in the pro-
posed joint-venture company.

3. The Municipality of Nachod assumes that it
will significantly invest into the infrastructure in
areas surrounding the project’s estates.

4. In its urbanistic and community vision, the
Municipality of Nachod has declared its inten-
tion to primarily shape the future of Nachod as
a spa. This vision will also be present in all PR
and advertisement campaigns.

5. The Municipality of Nachod will provide the
joint-venture company, incorporating the stra-
tegic partner, the operator and, possibly, other
participants, with the project’s estates and land.

6. The Municipality of Nachod and the County
of Hradec Kralové is ready to support the pro-
ject by providing EU subsidies in accordance
with current legislation. Therefore, it is open to
any flexible agreements with the future strate-
gic partner. The only condition is for the project
to be economically independent of any subsi-

Chapter 7
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dies. Their role can only be auxiliary, improving
the balance of the project.

7. The Municipality of Nachod wishes to find a
strategic partner with adequate know-how and
sufficient capital equipment for a project of this
scale.

For the selection of the strategic partner, the
only criteria will be the credibility of the partner
and notable references about projects of a
similar scope and financial dimensions that
have successfully been completed by the part-
ner.

The information memorandum is fully available
to all parties interested in the strategic partner-
ship. The Municipality of Nachod believes the
memorandum is a document whose reference
quality is sufficient for making a decision about
the strategic partnership. The Municipality of
Nachod is ready to provide all documents avail-
able both at present and in the future (see
Chapter 6), which are declared in the memo-
randum.

A substantial part of these documents can be
used as a reference, when taking a loan or ap-
plying for a subsidy.

These documents form a base that will enable
to create an optimal model of financing (possi-
bly a combination of the strategic partner’s
own capital and a bank loan, with a possible use
of subsidies). The Municipality of Nachod is
fully aware of the fact that subjects carrying the
business risk must have the right to make deci-
sions to minimize the risk. With respect to the
importance of the project, the Municipality of
Nachod wishes to keep the right to supervise
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the project to the intent of its basic assignment
and its relation to the strategic development of
the town.

The procedure of selecting a strategic partner
will be based on the above mentioned state-
ments.

The Municipality of Nachod will then invite in-
terested parties to present essential documents
declaring their credibility, capital equipment
and expertise for a project of this scale and
content. It will also be necessary for the inter-
ested parties to present a written declaration of
their readiness, both financial and technical, to
realize such a project, including the “no non-
returnable financial sources” option, even if this

option does not exclude the possibility to use
such sources at a later stage, as was discussed
above.

Interested parties satisfying these basic condi-
tions will have access to all available reference
materials. They will also be allowed to make a
profound site-visit and get the expert support
from a consulting firm.

In the next step, the interested parties will be
expected to present proposals for the structure
of the joint-venture company, future relations
with potential operators, financing and the pro-
ject management.

The strategic partner will be guaranteed ade-
quate exclusivity towards all following opera-
tions.
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Chapter 8
FINAL SUMMARY AND EVALUATION OF THE PROJECT

It can be declared that the presented project will have positive social impacts. The project has be-
en assessed from the following points of view:

The technical and technological side of the project: The project is sound.

The financial side of the project: The project is sound.

The legislative side of the project: There are no legislative limitations restricting the project.

The effectiveness of the project: The economic analysis shows that the project will have positive
impacts.

The risk side of the project: The project is sound.

The operational side of the project: The analysis of future demand shows that the project is sound
and will have significant and positive social impacts.

When realized, the presented project will be socially effective and significant - not only for the
town of Nachod, but also for the whole region. A lower unemployment rate and higher tax reve-
nues will be just two of its indirect impacts.
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