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Memorandum Report

ANALYSIS OF ACQUISITION AND DEVELOPMENT
OPTIONS AT BEEKSE BERGEN

INTRODUCTION

Drs. A. J. M, Masson of Algemeen Burgerlijk Pensioenfonds (ABP) in Heerlen, The
Netherlands spearhesded the retaining of Harrison Price Company to evaluate
acquisition and development options at the Beekse Bergen park south of Tilburg in
Brabant. Beekse Bergen is currently owned jointly by the cities of Tilburg (15/16th
ownership) and Hilvarenbeek (1/16th ownership), and Is acquireable due to the cities'
apparent reluctance to fund operating losses which the park has sustained in recent
years. ABP has had a continuing interest in the theme park industry, particularly
with regard to the proposed Water Wonderland project, and in April 1983 retained
Harrison Price Company to assess the outlook for theme park development in The
Netherlands. In consideration of the above, HPC was requested to address the
following specific issues:

1.  The suitability of the Beekse Bergen recreation park as a site for Water
Wonderland or similar venture.

2, The extent to which the Safari Park contributes to the Beekse Bergen
site in the context of the development of Water Wonderland or similar
venture.

3. An amssessment of the current management and recommendations on
management structure for Beekse Bergen in a redeveloped configuration.

4. The relative merits of ecquiring De Efteling as an additional investment
opportunity operating in conjunction with a reconfligured Beekse Bergen.

5. The relative merits of & bungalow park at Beekse Bergen.

In compliance with the client's request, striet confidentiality was maintained
throughout this assignment. Accordingly, no direct contact was made with the
managements of Beekse Bergen or De Efteling. The HPC project team met twice
with the private sector board members of Beekse Bergen without discussion of the
elients identity, and through these contacts secured much of the operating data
presented In this report. The project team also conducted extensive on-site inspee-




tions of both Beekse Bergen and De Efteling, and reviewed recreation and tourist
data from previous and current studies in Holland.

The preliminary findings of this study were presented orally to Drs. V. L. M. C.
Petri of ABP in Heerlen on July 14, 1983, This memorandum report summarizes and

enlarges upon that oral presentation.

This study initially focuses on Beekse Bergen's site and facilities (the recreation
park, safari park and campground) and its recent operating performance. These
profiles are then used to sddress the five principal issues of the study noted above.

This work was conducted by Mr., Harrison A. Price, President of HPC, and Mr.
Nicholas 5, Winslow, Executive Vice President, whose resumes are contained in
Appendix A of this report. The report is orgenized in six major sections: (1)
Introduction; (2) Profile of Beekse Bergen; (3) Suitability of Water Wonderlend or
Similar Project at Beekse Bergen; (4) Evaluation of De Efteling Aequisition; (5)
Desirability and Impact of & Bungalow Park; and (6) Findings and Recommen-
dations.

PROFILE OF BEEESE BERGEN

The success of any commercial reereation attraction is a direet function of the
product (location, site characteristies, and the nature and quality of faecilities) and
management. The following paragraphs discuss the physical and opereting charac-
teristics of Beekse Bergen as & basis for evaluating acquisition and redevelopment

options.

General Description

Beekse Bergen is a major recreation center located on the highway which links the

, eitles of Tilburg and Hilvarenbeek in the Province of Brabant. The site has excel-

lent proximity to the A58 motorway, and thus is easily accessible to virtually the

entire population of Holland, as well as to large population bases in West Germany

and Belgium (both via E 3). The Beekse Bergen complex has tﬂ@;ﬂmﬂljgm

nents - a water-oriented recreation park built around a large lake, a safari park,

and a campground. A fourth major component, a bungalow park, is currently being
r__F_\_\_‘_\_\_'_‘_‘—\—-_.—r'
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econsidered for development. The area occupied by the Beekse Bergen complex is
430 hectares, allocated as follows:

\
Lake 72
Recreation park and parking 148

Subtotal 220
Safari park, wild park and campground 150
Proposed bungalow park _B0

Subtotal 210

TOTAL 430 (

The recreation park and the safarl park each have a base admission price of {7.50,

although a combined ticket at f12.50 is also awvailable and appears to be heavily
used. There are no discounts for children or senior ecitizens, but groups of 20

persons or more are eligible for a discount of-£1.00 on individual tickets and {2.00

on the combined ticket. Loeal residents may purchase a season pass granting them

unlimited access to the _._mn_.mm:mm.lEuEr Persons utilizing the camp-
ground are given unlimited free access to the recreation park, but pay the same

pec iiee ScCee 0
admission charge for the safari park as other visitors.

The recreation park is open daily from 10:00 to 18:00 during its six-month operating

season from the beginning of April to the end of September. The safari park
operates throughout the year (except Christmas Day), with hours which vary acecord-
ing to available light.

Recreation Park Facilities

The prinecipal feature of the Beekse Bergen recreation park is its 72_hectareslake
with white sand beaches. All facilities are built around the perimeter of the lake,
which dominates all aspects of the park and gives It its water-sports orientation.
The facilities are connected by a !nﬁ%éﬂ free mini-bus
service, as well as a ﬂ___.u__mlm:n#ﬂnuu..‘ cable chairlift (f3.00 charge). A total of 25
attractions are included in the admission _uw.ln_m_ which are listed in Table 1. These

e

attractions are very heavily oriented r children. In addition to the

cable chairlift, other facilities for which a use-charge is imposed include a beautiful

-3~




Source:

Table 1

FREE ATTRACTIONS AT BEEKSE BERGEN
RECREATION PARK

Mini-bus

Rowing boats
Trampolines

Jump cushion
Bambipark
Children's Farm
Pony farm
Waterbicyeles
Cross-country cycle dirt track
Water bus
Mini-golf
Roller-skating rink

Mini-soccer

Old-fashioned games
Heather garden
Mininture rallway
Playground
Angling

Jogging Track
"Play" street
Trafllic-playground
Beach

Midget-golf

"Ball mountain”

Maze

Beekse Bergen and Harrison Price Company




new IMAX theater (f3.00), & "Teleski" mechanical water-skiing operation, and a
wind-surfer rental-area. A small and run-down area with amusement rides is loca-
tm:eun the beach restaurant and the IMAX theater. There is a charge for
each of the rides. The recreation park also has a :ﬂl_ﬂﬂ_lgﬂur and & 4.5 km
Olympic standard rowing course.

- o

The principal outlet for food and beverage service is the he_fﬂ re_stquﬂL located
near the entrance gate which has an instant holding capacity of between 1,200 and
1,300 persons, Additional food service facilities include a chicken grill, a pancake
house and an Eﬂ_frigl_ﬁnt--uf"fﬂ:ﬂt-fﬂﬂd and drink stands smPtEmd throughout the

park. All food service is operated by a single concessionaire—which is in the first
year of a five-year plus five-year option contract.

Merchandise sales areas are concentrated near the entrance gate, and are operated

by independent concessionaires.

Safari Park Facilities

The Beekse Bergen safari park offers an interesting and well-presented drive-
through display of exotic wildlife. The collection of 800 animals contains excellent
collections of felines (lions, tigers, cheetahs, ete.) hoofed stock, elephants, rhinos,
giraffes, monkeys, and large birds. An in-park breeding program for endangered
species is apparently quite suecessful. The park may be viewed by motorear, or

from a Safari additional charge). The safari park contains four principal

components, as follows:

w1, The primary drive-through area - a series of five large compounds linked
by road, each featuring a ecollection of compatible species. All dan-
gerous animals are kept In this section, which is eclosely monitored by
park personnel.

+" 2. The "wild park,” a very large drive-through compound containing hoofed-
stock from around the world.

1./ 3. The "walking safari,” located in the "wild park,” which combines & rest
stop, minimal food and beverage service, a small merchandise stand, and
some walk-through exhibits. The walking safari was added in the spring
of 1982 at a cost of 1.2 million,

e




L 4. The Dierenland and restasurant complex outside the gate near the exit
from the safari park and on the conneeting road toe the recreation park,
which houses a small petting zoo (included in the admission price), a bird
display, and the main restaurant and shopping mrea. The restaurant is a
nicely appointed, full-service restaurant with & deck overlooking the bird
display, and is operated by the food concessionaire. Seversl small shops
operated by concessionaires and featuring themed merchandise line the
entrance to the Safari Restaurant.

Campground

The camping area contains a total of 520 sites, of which 450 have full hookups and
70 are primitive. A large proporation of the fully developed sites are rented for
the season, mostly by families from Rotterdam, leaving only the primitive sites for
transients and short-stay visitors, As mentioned earlier in this report, campground
guests are provided free and_unlimited access to the recreation park, making Beeckse
Bergen perhaps the most amenity-endowed camping park in Holland or enywhere
else,

Cost of Facilities at Peekse Bergen

The total cost of the facilities constructed at Beekse Bergen is (30.4 million,
allocated as follows:

Cost
Facility (£ millions]
Recreantion Park
IMAX theater f6.00
Entrance building 4.40
Beach restaurant 2,80
Cable chairlift 1.40
Teleski center 0.75
Other (attractions, food and
merchandise stands, ete.) 2.40 |
Recreation Park Subtotal 17.55 ‘
Safari Park (including animals and
restaurant) 5.80 |
Campground 1.50
Other development (park-wide infrastructure,
administrative facilities, ete.) _5.55 ;‘;ﬁ;"

Total £30.40 (10 -




L

Not included in the total is a sizable inveltrm-n'l in basic infrastructure (site work,
roads, utilities, ete.) contributed by the eities. Contributed infrastructure is not
shown on the financial statements prepared for Beckse Bergen, and thus the actual
amount spent was not determined by HPC. Through December 31, 1982, Beekse
Bergen had written off f13.4 million of its investment in facilities, resulting in &
book wvalue at the beginning of calendar year 1983 of (17.0 mlll.'inf_.

Attendance Profile

Table historical att for gach of the three principal components at
Beekse Bergen as it is reported by park management. As shown, total reported
attendance has declined from 1.61 million In 1979 to 1.49 million in 1982, an

.
average drop of 2.65 percent per year. These data, however, do not present a
completely accurate picture of sttendance at Beckse Bergen because of the methods
by which season pass sttendance, combined ticket sttendance, and dierenpark
attendance are recorded. Salient points include the following:

. Table 2 shows attendance at the recreation park increasing from 662,600

in 1979 to 747,100 jn 1982, an aonusl-growth—of—4.08 percent. All of
this growth & W y in the

case¢ of Beekse Bergen generates a very low per capita admission fee. L/
The number of paying customers actually declined slightly, Taking out
repeat attendance by season pass holders, and excluding use by campers,
recreation park attendance over the past four seasons was as follows:

Unduplicated
Recreation Park
Attendance
{excluding campers)

Xear {oon)

1979 483.7
1980 458.9
1981 484.8
1982 480.2

1 In HPC's opinion, the season pass attendance estimates are open to question.
In 1982, for example, season passes sold for (40.00 and generated {460,000 in
revenue, Indicating that 11,500 passes were sold. Season pass admissions were
reported to be 278,500, or 24.2 admissions per season pass, which is extra-
ordinarily high by any meesure. HPC considers it likely that either season

admission estimates are inflated, or that individual passes are being used
several people.




HISTORICAL ATTENDANCE AT BEEKSE BERGEN

Becreation Park

Season Pass
Single Admission
Group Admission

Subtotal

safarl Park

Visitors in Cars
Bus Groups
Safari Bus
Dierenland

Subtotal

Campground

Camper nights
Other Visitors

Subtotal

Total

Table 2

—Allendance by Year (000)
1979 1980 1981 1982
186.7 209.7 277.2 278.5
344.7 124.0 363.6 348.2

—ia3l.2 A —d00.6 1204
662.6 659.9 750.4 T47.1
430.5 380.8 325.1 300.8
156.7 152.7 123.2 124.7
107.7 98.8 99.4 98,2

—126.3 —20.7 — 568 —lb
821.2 723.0 514.5 581.3
118.4 119.9 130.7 151.9

63 53 — 4.8 — 6.1
124.7 125.2 135.5 158.5

1,608.5 1,508,1 1,500.4 1,487.0

Source: Beckse Bergen and Harrison Price Company
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L] Attendance at the dierenland Is reporte i park

attendance, no doubt because n separate admission charge was made prior

to 1983, It is HPCs opinion that dierenland attendance is mpanent

of safari park attendance and should not be double counted. Making this
adjustment results in safari park attendance as follows:

g aFap | Undiplicated

Park
Attendance
(excluding campers)
Year {000} i
e s
1978 694.9 FPLT (o
1980 6323 | Ansy e
1981 547,7 "
1982 523.7 2 5 g 10

As shown above, unduplicated attendance at the safari park declined
from 694,900 in 1979 to 523,700 in 1982, an average of 9.89 pereent per
year. This trend is obviously a cause for great concern in that it
indicates possible market saturation.

. According to 1982 survey data, 47 percent of visitors to thiggggnﬂun
park also visited the safari park. If one takes the point of view that &
visit to both the recreation park and the safari park constitute a single
visit to Beekse Bergen - an argument which has merit in assessing the
total spending potential of visitors to a given attraction - then total
unduplicated attendance at Beekse PBergen, execluding campers, is

estimated as follows:

Unduplicated
Combined Attendance

(excluding campers)

1979 el /
1980 875.5 B r;,tl"@%" 7o
1981 804.7

1982 778.2

[] In Table 2, campgrecund attendance is expressed in terms of camper
it B it .

nights, l.e., one camper spending five nights at Beekse Bergen equals [ive

camper nights. Campground attendance has exhibited healthy growth
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since 1979, with a substantial increase ﬂ_llE_ percent in 1382, most likely
in response to the Lﬁ_.percent increase in the number of campsites
developed. 1/ This response to an increase in inventory may indicate
the existence of pent-up demand for campsites at Beekse Bergen,

If it is assumed that a reasonable use fee for the facilities of the
recreatlion park is built into the campground rental fee, and that campers
at Beekse Bergen visit the recreation park each day during their sfay,
then camper nights represent an increment to recreation park attendance
with the following impact:

Unduplicated Unduplicated G}M
kse

teadares (040 Attendanes Tio0)
Xear Attendance (000)
1979 608.4 / 1076.0 1
1980 584,1 9 1000.7 g 037%™
1981 620.3 sllel g 940.1
1982 638.3 936.8

A case can be made that multiple attendance by campers should be
discounted in the manner of season pass attendance to derive true
unduplicated attendance. HPC has elected not to follow this course
because the campers pay a daily fee and thus are more like daily visitors
than season pass holders. 'ﬁr?:ttendance figures in the text table above
thus represent HPC's estimate of true attendance at the recreation park
and at the entire Beekse Bergen complex. As the text table shows,
attendance at the recreation park has increased by a modest 30,000 to
638,000 from 1979 to 1982, an average annual growth rate of 1.61
percent. On the other hand, total attendance at Beekse Bergen has
declined some 139,000 to 937,000 ﬂsitnr;_i.n the same period, an average
mmgw The attendance decline is entirely,
dttributable to falling visitation at the saferi park.

1

The 70 primitive sites were developed for the 1982 season.

alie
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1983 Attendance

Only limited data are available on Beekse Bergen attendance for the current
operating season for obvious reasons. The data which are available, which includes
the period 1 January 1983 to 17 July 1983, is not encouraging. With one excep-
tion, all categories of Yisitation at both the recreation park and the safari park are
ﬂ‘uﬂl_ for each reporting period. L1/ After adjusting for imcomplete data in the

final reporting period (20 June to 17 July), total ettendance at the recreation park

is down 24 percent from 1982, and total attendance at the safari park is down 27
percent from 1982. Paid admissions at the recreation park, i.e., excluding season
manm. show a ﬂm drop, the same as the safari park. The precise
reasons for the i:_rtpc?t_u!‘ the attendance drop at Beekse Bergen cannot be deter-
mined. In all likelirood, the weather, sluggishness of the Dutch economy, and the
recent improvements at nearby De Ettelj;g'_haﬁﬁl had an impact. Whatever the
reasons, it app;ﬁm that the 1983 semson will not be Iuvnral:lli__ for Beelse Bergen

unless a substantial turnaround is realized during the rest of the summer.

Visitor Origin

Table 3 summarizes data on the origin of visitors to the recreation park taken
from a 1982 in-park survey. Of particular significance is the regional character of
the visitor market. Fully 75 percent of recreation park attendance is accounted for
by residents of the southern half of The Netherlands and the northern portion of
Belgium, and 43 pemmt. Very little visitation is realized from
the heavy concentrations of population in Utrm-:;: North Holland, and West
Germany, indicating that Beekse Bergen is percelVed as a r__eéwgﬂan and
does not presently have the drawing power which could be expected of a major

theme park.

Yisitor Characteristics

Beekse Bergen currently caters to young, middle-income families. Survey data

indicate that the median age of visitors 15 ﬂpfﬂ_mm, and that median

income In 1982 was jlm_t_tu_ﬂf_l'_fw_'lhe decision to visit Beekse Bergen is

1 Individual ticket attendance for the recreation park is up for July 1983,
although total recreation perk ettendance for July is about the same as 1982.

=]]=




Table 3

ORIGIN OF VISITORS TO BEEKSE BERGEN

RECREATION PARK

Area of Origin
Other Brabant
South Holland
Tilburg
Gelderland, Overijssel and Jsselmeerpolder
Belgium
North Holland
Limburg
Groningen, Friesland and Drenthe
Leeland
Utrecht

Other

1 Does not add to 100% due to rounding.

Source:

Beekse Bergen and Harrison Price Company

Percent of

25 %.
18 :
17 =
13



largely M_g, with 39 percent of visitors deciding to atltend on the day of their

visit, and 64 pen!mt deciding within 24 hm:ﬂ of their ﬂl!.l‘.. Only 11 p:r:-ent of
visitors planned to attend more than s -uk in advance, These are characteristics

of a locally oriented sttraction. Remﬂlm park visitors generally give the park

high marks. The most popular attractions are the beach, the EIblE chnl.rl.lft and the

M-‘f_lji_ﬂ « The HM policy is also viewed flmr:b!g. Tl*u IMAX theater
was very popular with those persons who had viewed a presentation, but at " the
time of the survey this group constituted lm__Lh!n_,mﬂ_;]]!_ﬁﬂtur_:.. In terms of
new attractions the visitors would like to see, a ﬂhlu water ride, roller coaster
and cosmocenter all drew about equal responses, llthu-u:h the wording of the
question makes the responses of qu queulmlhlt value in assessing what new attrac-
tions should be developed. -

In comparisons with other parks, Beekse Bergen was liked considerably less t
Phantasialand in Germany (1.8 million attendance) and slightly less than Bobbejaan-

land in Belgium (700,000 attendance) and Ponypark Slagharen (1 million attendance).
In m—m—m—m to be substantially better than Flevohof
(600,000 attendance) slightly better than De Efteling (1.7 million attendance) L/,

and about the same as Walibi in Belgium (1.1 .1 million attendance).

Financial Performance

After earning a profit in 1979, Beekse Bergen has experienced ever-inereasing losses
in each of the last three years, os follows:

Total Net Profit/

Re Costs (loss)
Xear _{roon) (fooo) _{frooo)
1979 f 12,1310 f 11,8310 f 300.0
it HEUiem HiRiewn Gad
1982 12,332.5 13,483.8 (1,151.4)

1 Note: The survey was taken before the installation of De Efteling's new
white water ride. Given the extreme popularity of this ride, the rankings
derived from the survey may no longer be true.

2 After BTW.
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As shown, despite declining altendance, revenues have increased at & rate of 0.55
percent per year, indicating modest growth in gross per capita revenue. Expenses,
on the other hand, have increased at a rate of 4.46 percent annually, resulting in
the increasing losses, -

Although per capita revenue figures have exhibited some growth over the past four
years, they are still sub-par in comparison to per capitas at other parks in The
Netherlands and eﬁinem. Gross per capitas for reported total sttendance and
unduplicated total attendence are shown below:

Based On Based On
Total Total
Reported Unduplicated
Attendance Attendance
1879 f 7.54 f 1127 — 22
1980 790 432 1191~ §-5
1981 B.15 13.01
1982 8.29 13.16

The above figures represent an annual increase of 3.21 percent based on reported
attendance and 5.30 percent based on unduplicated attendance, and are consistent
with the cost increases experienced during the same period. Of greatest concern is
the mf_g_'_n_I_t_ude of expenditures, which Is not consistent with the level and breadth
of the facilities provided. The consultant has also broken down per capitas by
revenue center, but has not found 1_._h_:;_ dﬁ"_‘ particularly useful because of reporting
procedures other than to say that expenditures are uniformly low :g‘hrg:_l_ the probable
length of stay at Beekse Bergen, and that season ‘Eass ﬂsituis,_u_t__!;_ﬁs_pna_re-

ported admission, are clearly not paying their w;;?. _____

Table 4 depicts the financial performance of each of Beekse Bergen's operating
units in 1982. As shown, the ‘s ting 1 f £1.15 milli 1 1

year's operating nssl o r____._un was largely
attributeble to the deficits sustained by the recreation park safari park and
the safari park restaurant, with offsets garnings from the campground—and the

recreation [ d_and merchandise operations. In terms of the net operating
Wm of Beekse Bergen's principal components, the 1982 loss should

be viewed in the following terms:
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1982 Net
Profit/(Loss)

(f000)
Recreation park f (836.2)
Safari park (317.4)
Campground 212.0
General overhead _(209.8)
Total f (1,151.4)

HPC has reviewed several schedules of cost details for Beekse Bergen and, while
there is some M&M@ney. in general is of the opinion that the
eurrent cost levels are those required to run the park. The current management, in
t‘m:t. has done a g:und job of ho _liapemtlgg -‘:mta at reasonable levels in an
inflationary era. Beekse Bergen's downward fman-.zm] trend is primarily attributable
to its failure to attract sufficient visitors and revenues to cover its fixed costs
(see the next subaee_tlan), and an overburdening debt. The largest expense category
at Beekse Bergen in 1982 was indireet and capital costs at 6.5 million, or approxi-
mately 49 percent of all expenses., This category includes management, adminis-
trative expenses, advertising and promotion, and ‘utilities as indirect expenses which
account for half the total. Prinecipal repayments (f1.6 million) and interest expense
(f1.8 million) - the ecapital costs - are, however, by far the two largest items in the
category. Interest expense increased by f583,000 in 198 red to 1981, or by
£55,000 more than the increase in Beekse Bﬂﬁ% high interest

“costs are the direct result of the project being undercapitalized from the outset,

——

and additional borrowing in recent years to cover ::E:era[i losses. ‘Through 1982,

total mﬂ million against a recorded investment of f30.4 million
(88 percent), and both the book walue of assets and loan principal outstanding were
spproximately 17 million, Long-term debt increased by 2.9 million in 1982, The
current ratio at yearend was0:75—

By any measure the ﬂ__nﬂ_ng_i_nl_mudjﬂnn,_nf Beekse Bergen was not good at the end
of 1982. The further erosion of attendance which is apparently occuring in 1983 is
likely to make the situation far worse by the close s¢_of the current year. Beekse
Bergen must be positioned to gmerﬂta better attendance and revenue numbers, and
be relieved of some of its debt if it is to be mcr]dnd into & ‘Inlbl-ﬂ' operation.

1 Beekse Bergen's outstanding loans carry generally favorable interest rates, with
the costliest loan at 124 percent, and most in the range of & to 9 percent.

V =16=




Observations On Beekse Bergen
Eecrestion Park

The recreation park has some outstanding assets which give it great potential
as a water sports and recreation complex:

(] A beautiful, large, deep lake
Exeellent beaches

® High quality facilities for the most part, particularly those related to
water sports

Excellent roads and internal transportation systems
Good location and accessibility in relation to & huge market base
Proximity to a 520-site campground which feeds it.

The park has severe problems, however, which if left uneddressed could lead to its
demise. First among these is the failure to understand and establish its gwn
identity. It is neither a theme park nor an amusement park, but a water sporls
mm excellent infrastructure and underdevel I‘Iéilities and amenities.
There is no thematie integration, user nrier.a‘t_;?::n wmm
The layout of the park greatly contributes to the problem, with most attractions
spread out along the 6+ km perimeter of the lake, denying the park of a eentral
core of activity like the plaza at Disneyland, and making use of the facilities an
exhaustive exercise in logisties. The tfunspnﬂatinn systems, particularly the cable
chairlift, further c-nmp-nund the problem in that the time . between destination points
is long, and the destination points do_not correspond well with activity patterns.
Other significant problems include the following: -

] Landscaping of public areas is very inadequate, particularly in comparison
with nearby De Efteling. (It is HPCS understanding that the Department
of Agriculture has been doing the landscape work as a government
contribution to the park.)

(] The IMAX theater, despite being & superb facility, is poorly located in
terms of its relationship to other park attractions. In addition, the
theater is currently featuring one of the more mediccre IMAX [ilms,
which has no relationship to Beekse Bergen, water, recreation or The




Netherlands. Although current data are not aevailable, it is unlikely that
the f3.00 admission charge has enabled Beekse Bergen to optimally
capitalize on this potentially outstanding attraction.

] As mentioned earlier, the amusement rides are of poor quality - & detri-
ment to the park - and should be deleted or replaced,

* Several of the facilities are either of shoddy eonstruetion, need main-
tenance or thematic treatment. These include the games ares, _Eul]er
rink, boat rental ares and entrance complex, among others.

. The quality of food service at Beelse Bergen is abysmal. Menu, present-
ation, preparation and food quality are all poor. It is apparent that the
concessionaire retained at the beginning of 1983 is not providing ade-
quate service. It is HPC's understanding there is & possibility of voiding
the current food concessionaire contract if ection is taken before the
end of calendar 1983, Action should be taken to regain control of the
food service operation.

It is HPC's understanding that park management is considering the dum]upment of a
Cosmocenter and/or the move of Autotron (a limited automobile collection Eurrentlz.r
exhibited at a free-standing m:atim} at Beekse Bergen. MNeither of these attrae-
tions have any relationship to what Beekse Bergen is, and their ineclusion would
further confuse an already clouded presentation.

It is HPCs opinion that aettendance and per capita revenue can b-e increased at the
Beekse Bergen recreation park hy fucm‘lng attention on the principal “attraction -
the lake - and making Beekse Bergen intc the best water park in the market. It
should not be be reconfigured as a conventional theme park with a heavy emphasis on
rides, lmd attempt to e_.f.in'_._g di:eﬂtlg—udlh—ni_ﬂt_-elingr Bﬂhbej.a.mland or Phan-
tasialand - the site iu not well suited to this costly course n[‘ action. Specific
steps which could be taken to return the reereation park to & profitable venture
include the following:
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. Development of a major water park similar to Wet 'm Wild in Florida.
Major attractions could include:

\ — Kiddie pool

— Wave pool
= Rampage
— Body slides
— Giant slides
= River runs
The objeetive would be to create the most spectacular water park in
Europe - a destination in its own right and a complement to the recrea-
tion perk's other attractions. A possible location is the peninsula direct-
ly across the lake from the existing boating center. ‘This site has
outstanding visibility from throughout the park, and is currently served
by the cable chairlift. Estimated cost - {25 million.

e—— —

Safari Park

As mentioned previously, the safari park has many positive features; - first
class Infrastructure, & good animal collection, a clean and well maintained operation
and an attractive restaurant and merchandise complex. Nevertheless, attendance
has fallen 25 percent in the past four years, and the safari park is losing mopey.
HPC views the saferi park's problems as follows:

] The safari park lacks show elements - it is an extremely passive experi-
ence. This leads to a low level of repeat attendance which, in a park
with a heavy orientation to the local market, Is catastrophic.

[ Recent improvements such as the HMEMM to the

breadth of appeal of the park, reinforcing its image as a static attrac-

tion.

[ The h_gguL_nLM;mekﬁ%—eemph:—dm an enormous disservice to

the restaurant, stores and dierenland, and has a negative impact on food

=20=
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and merchandise sales. With a loeation to the side and away from the
main gate to the perk, a stop st the restaurant complex end dierenland
does nol become & requisite pert of the safari perk experience, but an
inconvenience.

m— e e

In HPCS opinion, these problems can be easily remedied, and the safari park
returned to a profitable operation with growing attendance. Specific needed
improvements include the following:

Develop and landscape a new entrance/exit complex which includes the

safari restaurant and shops, the dierenland and relocated parking.
Revitalize merchandise and refreshment operations. FEstimated cost - 3.1

- Eapsaagiddiinn
million.

Create a large area for special exhibits and shows at the new entrance
complex. The show complex should have sufficient critical mass and
drawing power to make it a necessary slop on a visit to the saferi perk,
and thus feeding the food and merchandise operations, extending visitor
length of stay, and increasing the perceived entertainment value of the
safari perk. The emphesis should be on show, not on science. The
African Village at the San Diego Wild Animal Park provides numerous
outstanding examples of the kinds of shows, exhibits and attractions
which could be developed. These include:

= Dog and cat show featuring trained household pets.

— Birds of prey show

= Elephant show

— Animal rides (elephants and camels)

— Exotic primate exhibit (lowland gorillas, etec.)

= Tropical aviary featuring flora and fauna as well as birds

= Animal nursery for baby animals born in the park

It would not be feasible to develop all of the above. Some, such as the
tropical aviary, may be difficult or costly because of the need for
extensive climate control. Others, however, such as the shows, require
only modest facilities such as bleachers, a simple backdrop, _a ¢ covering
for raln protection, and some sound reilnforcement. HPC believes an

excellent show area could be developed for 7.1 million.
r"-—‘_'_-—-.___-_
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. Improve the dierenland and add te parking, Estimated cost - 0.8
million. —

The total estimated costs for safari park improvements is f10.8 million.

Campground

The campground facilities are heavily utilized and profitpble. It feeds the
recreation park and the safari park, and Is an important element in their usage.
When fully cecupled, which is the case for much of the summer months, the camp-
ground has & ecaptive population of approximately 2,080 visitors (520 sites x 4
visitors per site) upon which Beckse Ber:m'h other attractions can draw. At a
minimum the current inventory of campsites should be maintained and the camp-
ground remain Intu:rnted with the recreation park. As mentloned earlier, however,
there is evidence that there is additional demand for campsites as evidenced by the
increased usage in 1982 attributable to the development of the 70 new primitive
sites. HPC thus recommends that the potential expansion of the campground be

given further consideration.

EBeelse Bergen Management

The HPC project team has not met with the current park management, and thus a
eritiqgue of management mey not fully account for ell of the factors affecting
management’s decisions, policies and procedures. There is substantial evidence,
however, that Beelse Bergen's management does pot fully understand the commercial
recreation business. HPC considers the following problems to be particularly
alarming:

e  Ticket and gate controls are almost nonexistant., There are no apparent
procedures to physically reconcile ticket sales to actual admissions at
any of the access points - the main gates to the recreation park and the
safarl park, and the entrances to the cable chairlift and the IMAX

theater. Tickets are punched to aveoid reuse, but stubs are not taken
which ean provide a basis for reconciliation. HPC belleves that there

may be substantial breakage (loss) in admission revenues from this lack of
controls,




™ As mentioned earlier, there appears to be a lack of control over the
eounting of season pass admissions or unauthorized use of season passes.
Controlled usege and admittance procedures and the use of photographs
on season passes are not known. The exceptionally heavy use of passes
reported, however, Indicates either a lack of proper controls or a grossly
underpriced ticket or both.

. Pricing policies do_not appear to optimize per capita revenues. The
problem with season passes has already been mentioned. It is also
possible that campers are not paying a reasonable rate for free access to
the recreation park's extensive facilities (per capita rent from campers
actually declined in 1982 compared to 1981).

. Employee training is second rate. The concept of the visiter as & guest
is not in evidence. Many employees seem to have a lacksidaisical atti-
tude towards visitors and their job.

. As mentioned earlier, the water recreation theme has not been effec-
tively implemented, and there is no ecoherent plap for growth. The
layouts for both parks, the recent improvements which have been made
(the IMAX theater and the walking safari) and the improvements being
considered (Cosmocenter and Autotron) all point to a failure to under-
stand what Beekse Bergen is and how to implement it. Losing control of
the food operations to & concessionaire providing totally inadequate
service l_en&u further evidence to the fact that perk management is
inadequate.

The above points are only the most readily apparent symptoms of a shortcoming in
management. A detailed management audit is likely to reveal other problem areas.
HPC believes that Beekse Bergen's three primary components can be sueccessfully
operated under a single management, but that ean effective management team,
experienced In the commercial recreation business, must be put in place to effec-
tuate the drastic turnaround required. _




THE SUITABILITY OF WATER WONDERLAND OR SIMILAR PROJECT AT BEEKSE
BERGEN

In the previous section, the strengths and weaknesses of Beekse Bergen were
explored In some detail, and a basic plan put forward to make the operation profit-
able by providing an infusion of well directed new Investment end improved
management. In some respects, the plan proposed for the recreation park is for a
water wonderland, but one which emphasizes sports rather than history. In arriving
at these recommendalions, HPC gave eareful consideration to the concept of devel-
oping Water Wonderland or a similar project at Beckse Bergen. In the final anal-
ysls, however, HPC does not recommend Water Wonderland, or a major theme park,
for Beekse Bergen for the following reasons:

. It would be impossible to do the original Water Wonderland concept at
Beekse Bergen in its full format. The confliguration of the site, with its
large lake, would lead to e&n unsatisfactory physical plan for & highly
capitalized park such as Water Wonderland.

] The southern Hollend market Is well served by theme parks, particularly
De Efteling and Bobbejaanland. It would be a mistake to reposition
Beekse Bergen to compete with these well established parks. The strong
possibility of a Six Flags park in Heerlen, which would doubtless become
a powerful force in the marketplace, |s an additional eonsideration.

] Assuming ascquisition of Beekse Bergen on reasonable terms, the redevel-
opment program proposed will have a betlter return on investment end &
higher revenue to Investment ratio than development of Water Wonderland
or other highly capitalized park operation at Beckse Bergen.

. Development of Water Wonderland at Almere represents a lower risk
because:

- It has excellent proximity to Holland's largest urban markets, which
should help attendance during the shoulder seasons.

=  There is less competition.
=  The site epitomizes the Water Wonderland theme.




In summary, there are no distinct edventages, end several risks, inherent in devel-
oping Water Wonderland at Beekse Bergen. In terms of other projects, HPC
believes the course of action outlined in the previous section optimizes the eco-
nomie potential of Beekse Bergen. This issue Is further addressed in the recom-
mendations section of the report.

EVALUATION OF DE mﬂ LGQUIEI_'I'IE_IH

Although HPC has Inspected De Efteling on several occaslons and is familiar with
its recent attendance history, there has been no contact with the management of
the park and no operating or financial data have been reviewed., Thus, a detailed
evaluation of a De Efteling acquisition cannot be presented. Nevertheless, the
following thoughts are deemed to be in order:

¢  De Efteling is an excellent park which is in the process of strengthening
and consolidating its position in the market. Starting with a well-land-
scaped but underdeveloped childrens park, the management is adding
major rides to increase appeal to a broader market, particularly the teen
market. Construction of the Swing and Python roller coaster resulted in
a jump in attendance from 1.287 million to 1.7 million. The opening of
an excellent white water ride for the 1983 season appears to be having
a further beneficial affect on attendance., A theater featuring live
entertalnment with day and night potential Is scheduled for 19584.

. With its heavy emphasis on hard rides and teen appeal, De Efteling is
positioning itself to compete more with Phantasialand, Bobbejsanland, and
the new park at Heerlen than Beekse Bergen.

. Although there could be joint benefits from a Beekse Bergen-De Efteling
cooperative marketing program, there are no beneflits of placing the two
parks under a common management - the parks are too different and far
apart to be effectively controlled by a single management entity. Thus,
there Is no real incentive to aequire De Efteling in the context of a
program to acquire and redevelop Beekse Bergen. A judgement on the
desirability of ecquiring De Efteling would have to be made sclely on the
basis of Its own economic merit.




. De Efteling was established for the purpose of providing funds for the
development of recreation facilities in the local area in addition to being
an activity center in its own right. It seems to be doing this success-
fully. One has to question whether or not there is an incentive to sell,

particularly at a reasonable price.

. Determination of a selling price for a facility like De Efteling is diffi-
cult in the absence of past and current financial data. Assuming, how-
ever, that attendance is In the range of 1.7 million to 2.0 million, and
that per capita expenditures are in the range from f22.00 to 25.00, then
a purchase price on the order of 60 milllon to {70 million would be

considered appropriate.
DESIRABILITY AND IMPACT OF A BUNGALOW PARK

An investment In a major bungmlow park is currently being contemplated on 60
hectares of land adjacent to the safari park and the campground, owned by the
City of Hilvarenbeek. The first phase of development, on 53 hecteres, would
consist of 530 bungalow units and a substantial amenity packege including a major
restaurant, bowling lanes, supermarket, snack bar, laundromat, swimming pool
complex, children's pool, lakes with beaches, and tennis courts, among others. An
additional 7 hectares would be available for the future development of 70 additional
bungalows, Forty percent of the units would be capable of housing four persons,
and the remaining 60 percent could house six persons, giving the bungalow park an
overnight holding capacity of 3,120 persons at bulldout.

Bungalow parks have been extremely popular and successful in The Netherlands
because of the excellent value offered in terms of accommodations and amenities,
all designed to be usable throughout the year. Reported annual occupency levels of
90 percent are common. HPC is of the opinion that the bungalow perk at Beekse
Bergen will be a tremendous success, given the established location, the internal
amenity package proposed, and the availability of Beekse Bergen's own package of
complementary attractions. The bungalow park stands to benefit from its adjecency
to Beekse Bergen as long as Beekse Bergen's facilities are properly maintained,
developed and managed. A severe decline in the quality of Beekse Bergen's offer-




ings could, however, have a negative impact on the bungalow park. Thus, the
management of the bungalow park has a wvested interest in seeing that Beekse
Bergen's current downward trend is reversed.

Beekse Bergen, in turn, stands to greatly benefit from the development of the
bungalow park in that the bungalow park will feed visitors to both the reereation
perk and the safsri park, much as the campground is doing at present. For
example, a 50 percent penetration of the bungalow parks visitors days for the six
months that the recreation park is open would generate 253,000 visitor days at the
recreation park, assuming the bungalow park achieves 90 percent occupancy during
this pericd. A fair economic arrangement which stipulates the terms and conditions
of bungalow park guest access to the recreational park will have to be negotiated
in order to optimize the benefits of adjacency to both parks.

FINDINGS AND RECOMMENDATIONS

Beekse Bergen is a park with excellent potential which is not being realized. It
has an excellent loeation in relation to the merket, is easily accessible, has excel-
lent infrastructure and some fine facilities and amenities. It is losing attendance,
revenue and operating income because of poor layout, overburdening debt, absence
of show, failure to capitalize on its inherent strengths, and poor management. All
of these problems can be remedied, and the park made profitable,

Development of Water Wonderland or other highly capitalized theme park at Beekse
Bergen is not recommended. The market area is well serviced by ride-oriented
theme parks, and "playing eatch-up™ could be difficult., Water Wonderland as
presently conceived would net work well on the Beekse Bergen site and, for &
number of reasons, Is better suited for Almere. Beekse Bergen can be transformed
into an attractive investment opportunity without it.

There are no apparent benefits from bringing the operations of De Efteling and
Beekse Bergen together. Conversely, joint management may be more of & problem
than & benefit. A decision on the desirability of ecquiring De Efteling should be
made on its own merits. There is some question as to why the current ownership
would want to sell, given the park's recent improvements in performance,



Beckse Bergen is an excellent location for & bungalow park, and both facilities
stand to benefit from their proximity to each other, The continued vitality of
Beekse Bergen should be a cause for concern to the developers of the bungalow
park. The Beekse Bergen recreation park needs to be assured of earmning a fair
return In exchange for providing sccess to bungalow park guests. HPC sees no
major problems and many advantages in bringing Beekse Bergen and the bungalow
park under one common management should the need or opportunity erise.

Beekse Bergen represents an excellent acquisition opportunity in & turnaround
situation, Its current muniecipal ownership Is very unlikely to take the necessary
actions to reverse the downward trend, and must be getting desperate to stop rising
losses. No doubt the park's bankers are also getting concerned about financing
operating deficits for an entity where long-term debt and the book value of assets
are equal. For these reasons, it is likely that Beekse Bergen can be acquired on
extremely favorable terms. One scenario for making the acquisition end turnaround
is as follows:

. Acquire the assets of Beelse Bergen for a minimum cash payment, and
negotiate a land lease at & level which provides the cities with a rea-
sonable expectation of covering all or most of the current debt service
requirement of between f1.5 million and 1.7 million. [Initially, lease
payments of between 6 and 8 percent of gross revenue will most likely
be required. The lease should provide for a sliding scale which reduces
percentages as revenues increase. The acquirer should assume none of
the cities' debt.

. Install a management group which is capable of running the park in its
present confliguration, and planning for its future development and opera-
tion. Revise pricing, marketing, gate control, and other policies and
procedures as appropriste, Maintain a single management organization
with the recreation park, safari park and campground as profit centers.

. Got out of the existing food service contract before the end of 1983 and
replace it with qualified in-house personnel.




Initiate recommended Phase | redevelopment of the recreation park,
including the establishment of & central activity and entertainment center
immediately behind the main gate, consclidation of children's attractions,
reorientation of Internal transportation systems, establishment and promo-
tion of the water sports theme, and & major landseaping program, all at
a cost of f12.4 million.

Prepare plans for a major water park in the recreation park as a Phase
11 development to be funded at a level of {25 million out of project cash

flow.

Initiate the recommended revitalization program for the safarl park,
including development of & new and relocated entrance complex, creation
of a major show and special exhibit area, and dierenland and parking
improvements, al a tolal cost of f10.8 million. As an alternative, the
safari park could be closed and its assets liquidated, providing expansion
space for cambing and bungalow parks. HPC does not recommend this
latter course for the present. It is believed that the revitalization
program will make the safari park quite unique and profitable, and add
substantially te the attraction of Beekse Bergen complex as & major
visitor destination.

The sbove scenario would require an investment of 23.2 million plus any cash paid
to the city to acquire an established but revitalized park with current unduplicated
attendance of one million and substantial potential for upward growth. In addition,
some [mprovements may be eligible for an already funded economic development
grant to Brabant, and WIR rebates which could substantially lower investment
requirements.
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Mt. 5t. Helens impact region. Mr. Winslow also conducted a complete [easibility
study for a full-service resort near Reno, Nevada.




FIGURE 1
PROPOSED DEVELOPMENT PLAN
FOR BEEXSE BERGEN
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