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ABSTRACT 

 Since 1983, Sea Breeze Jomtien Resort has been built and opened to 

accommodate the travelers who travel to the Jomtien beach area, Pattaya City, 

Thailand. The facilities and services of Sea Breeze were developing along with the 

expansion of Pattaya City since then. However, it was more than 10 years since the 

last renovation, and the structure and building system is not in good condition 

anymore. The renovation plan developed based on the current structure situation and 

the forecast. In addition, the market environment for both internal and external of the 

resort analyzed as well as the upcoming trends of the hospitality and tourism in the 

next 5-10 years. All the analyzed data used to create the direction and concept of this 

renovation plan, including the property design, the structure maintenance, the type of 

services and also the budget or financial projection of this renovation plan. The 

timeline of this plan is not based on the hotel preparation alone, but also with the 

market situation and the forecast is taken into account to make sure Sea Breeze will 

be competitive and fit to the market after the renovation. 

 

KEY WORDS:  RENOVATION PLAN / PATTAYA TOURISM / THAILAND 

TOURISM MARKET / HOTEL FINANCIAL PROJECTION 
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CHAPTER I 

EXECUTIVE SUMMARY 

 

 
The tourism sector is essential to Thailand in many aspects, especially the 

driver of Thailand's GDP growth. Tourism and hospitality of Thailand are famous for 

tourism all around the world, and the number of international tourist arrival is increasing 

every year. Pattaya City is one of the top tourist's destinations in Thailand, apart from 

Bangkok and Phuket. 

Sea Breeze Jomtien Resort is a 3-star resort located at Jomtien Beach Road, 

Pattaya City, Chonburi Province, Thailand with 277 rooms in 6 room types. Sea Breeze 

located in the middle of Jomtien nearby Jomtien Night Market which guests can walk 

and the beach is across the street. Jomtien Beach is famous for relaxation because it is 

more peaceful than Pattaya Beach. The design of Sea Breeze is the cozy style with the 

natural atmosphere. Besides the beach, the big swimming pool is another selling point 

of the property where guest can swim and sunbathe. This property has the restaurant in 

front of the hotel where guest can enjoy the beautiful sunset view of Jomtien Beach with 

the live music and international food name The Breeze Bar & Grill. 

 

 

1.1 Customer Segment  
The main market segment of Sea Breeze is Russia and CIS Market from 

travel agencies since the last five years. In the high season (November to March) of each 

year, more than 80% of rooms were booked by the Russian and CIS Travel Agencies. 

The reason is the Sea Breeze Jomtien Beach area is famous for Russian, and Sea Breeze 

names are well-known in this market with the closed relationship with the big travel 

agencies. The resort offers standard services with a long-stay promotion that match these 

types of tourist because they stay for an extended period. The types of Russian customer 

are family; parents travel with kids or couples who have limited budgets with some 
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frequent customer who comes to Thailand every year in winter and stay in this resort 

more than ten years.  

 At the same time in low season (April to October), the leading market 

segment is the seminar market from both private company and government groups. The 

resort offers three types of meeting & convention rooms which the most significant 

room capacity is 450 people in theatre style. The seminar market is one types that the 

resort focusses because besides the room, the resort also offers the catering services with 

food (Lunch and Dinner), drink and snacks for the break.  

 Besides, the Chinese market and the Thai domestic market are the secondary 

markets. Chinese market mostly come as small groups, in the past Sea Breeze used to 

have many groups series, but the trends of Chinese travelers are changing to Free 

Independent Traveler (FIT). For Thai or domestic travelers, Pattaya is one of the top 

destinations, but most of them come the weekend and during the summer period or 

school holiday.  

In the last decade, the competition in the hospitality and tourism in Pattaya 

is getting higher, many new hotels opened and plan to open soon, including the 

condominiums, service apartments and guest houses which is Sea Breeze indirect 

competitor. In the same time Sea Breeze Jomtien Resort property is degenerating, 

facilities are getting old, the design is out of the date, the structure needs some 

maintenance. Because of these, the renovation plan needs to be built to make sure this 

property will be able to compete in this market and maintain the hotel standard. The new 

design of the room and facilities will be made to change the theme and the style of the 

Sea Breeze brand.  

 

 

1.2 Objectives  
1. To plan the renovation process and estimate the budgets of the renovation 

2.  To study the effect of the renovation, during the process and after 

finishing the renovation 

3.  To increase the revenue 10 % with in 2 years after finish renovation 
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CHAPTER II 

BUSINESS BACKGROUND AND IDEA 

 

 

2.1  Introduction 
The tourism sector (Accommodation and food service activities) in Thailand 

is essential for Thai economics; it drives the GDP of 6.8% in the last quarter of 2019 

(Q4/19), slightly more than the previous quarter (6.7%). The number of international 

tourists is increasing by 6.4 % (10.33 million people) which the receipt from foreign 

tourists was rising by 1.9% (504.12 million baht). All year 2019, the accommodation 

and food service activities increase by 5.5% and +4.2% for the international tourist's 

arrival (National Economic and Social Development Council, 2020). 

 

Table 2.1 Thailand Gross Domestic Product (GDP), Chain Volume Measures y-o-

y Growth Rate in 2019 (Source: National Economic and Social Development Council, 

2020) 

Gross domestic product, chain 

volume measures 

y-o-y growth Rate 2019p1 Q1 Q2 Q3 Q4 

Accommodation  and food service 

activities 5.5 5 3.6 6.7 6.8 

Non-Agriculture 2.6 3 2.8 2.5 2 

Gross domestic product 2.4 2.9 2.4 2.6 1.6 

 

 

2.2 Business Vision/Mission 

The vision of Sea Breeze is ³To reach an outstanding position in the local 

hospitality by continuing developing products and services to meet customer 

satisfaction´. In this era that the competition in the hospitality and tourism industry in 
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Thailand is very high, especially Pattaya City, which is top 5 destination of the traveler, 

so to reach the outstanding position or be the top hotel in this area, developing is what 

the hotel needs to do. 

 

 

2.3  Business Overviews  
 

2.3.1 Business Location  
 The property is located at the middle of Jomtien area next to the beach in 

the Pattaya City Area, Chonburi Province (Figure 2.1). Pattaya is a popular place for 

both Thai and foreigners because the city has everything tourists need (TAT, 2019). 

This city is easy to travel because it just less than 2 hours from Bangkok as tourist can 

take their own car, bus, van or taxi. In this area, there are many tourist attractions such 

as Pattaya Beach, Jomtien Beach, Phra Tamnak Mountain, Pattaya Floating Market, 

Underwater World Pattaya and Koh Larn. And many activities for example Water 

sports, golf playing, bungee jump, horse riding, diving, cabaret show watching etc.  

 
Figure 2.1 Sea Breeze Jomtien Resort nearby map 
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Sea Breeze is the first resort in the Jomtien Beach area, opened in 1983 with 

a simple design with only 45 rooms in 1 building. At that time, Jomtien beach was not 

a famous area for neither tourists nor local people because it was far from the city and 

not yet developed. Afterward in 1993, the second building was built, and the hotel 

became more popular as well as Jomtien beach became more well-known, especially 

for the European tourists who prefer a more relaxing environment than the Pattaya 

Beach. The Main building was built in 2007 together with a big renovation in the overall 

area. In the meantime, the name was changed from Sea Breeze Hotel to Sea Breeze 

Jomtien Resort. Right Now, this Resort has 277 rooms with 6 room types in 3 buildings. 

 
Figure 2.2 Sea Breeze Jomtien Resort Bird Eye View 

 

 Above picture shows the bird eye view of Sea Breeze Jomtien Resort that 

show the overall layout of the hotel. As you see in the picture, Sea Breeze located in 

front of the beautiful Jomtien Beach separated by the Jomtien Beach Road. The first 

things you will see from the road is The Breeze Bar & Grill which is the hotel restaurant, 

following by Building A with 3 floors, one small swimming pool, and Chomtalay 

Meeting Room, following by Building B which lay by the big swimming pool with 4 

floors. This two buildings, Building A and Building B, we call as the Resort Wings with 

total 138 rooms. The big building or the Main Building is located at the back composing 
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with the lobby and reception area, Supamas Coffee shop, and the 2 meeting rooms 

(Chalaysual Convention Hall and Charothorn Function Room). 

 

 

2.4 Existing Product  
Sea Breeze Jomtien Resort has a total of 277 rooms, divided into 6 room 

types in 3 buildings. Each building has its own uniqueness such as the first building 

(Building A) is the first building of the resort and the room design was a cozy style. 

Building B ± is the second building near the big swimming pool, guest can see the 

swimming pool area from the room balcony. In the third building or Main Building is 

the biggest building with 129 room in total of 8 floor with the conference room and the 

main kitchen. The highest room type is Junior Suite Room with Sea View and decorated 

in the modernized design.  

 

2.4.1 Room types  

 

Table 2.2 Sea Breeze Jomtien Resort Number of Each Room Types 

Room types Number of Rooms 

Superior Resort Wings 85 

Superior Pool View Resort Wings 49  

Deluxe Resort Wings 4 

Superior Main Building 129 

Deluxe Sea Front  9 

Junior Suite  1 
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Figure 2.3 Room Type Superior Resort Wings 

 
Figure 2.4 Room Type Superior Pool View Resort Wings 

 
Figure 2.5 Room Type Superior Main Building 
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Figure 2.6 Room Type Deluxe Sea Front Main Building 

2.5 Facilities 
 

2.5.1 F&B outlets  

� Supamas Coffee Shop ± is the room open for Breakfast Buffet in the 

morning for the in-house guest from 6 AM to 10 AM and for the catering service for 

seminar group. 

 
Figure 2.7 Supamas Coffee Shop 
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� The Breeze Bar & Grill ± is the restaurant in front of the hotel with the view 

of Jomtien beach serve both Thai and International food from 10 AM ± 12 PM (Mid-

night) 

 
Figure 2.8 The Breeze Bar & Grill 

 

� Pool Side Bar ± is the bar next to the swimming pool serve pizzas, burgers, 

and snacks with drink and cocktails nearby the pool 

 
Figure 2.9 Pool Side Bar 
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2.5.2 Meeting Rooms 

� Chalaysual Convention Hall ± is the biggest room in the hotel that have 

capacity up to 330 persons for Lunch/Dinner and 280 persons in classroom style  

 
Figure 2.10 Chalaysual Convention Hall 

 

� Charothorn Function Room ± is the function room that can separate in to 3 

small room (30 persons each room in classroom style) 

� Chomtalay Meeting Room ± is the meeting room located in front of the hotel 

which 50 persons capacity in classroom style 

 
Figure 2.11 Chomtalay Meeting Room 
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2.5.3 Other facilities 

� 2 Swimming Pools 

 
Figure 2.12 Swimming Pool 1 

 
Figure 2.13 Swimming Pool 2 

 

� 1 Fitness Room  

� 2 Massage Shops (Outsource) 

� 1 Salon Shop (Outsource) 

� 1 Tailor Shop (Outsource) 
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2.6  Organization Structure 

 

 
Figure 2.14 Sea Breeze Jomtien Resort Organization Chart 

The organization of Sea Breeze Jomtien Resort start from the board of 

owners or Decision Level, who has main responsibility to make decision and macro 

control of the hotel. The second level or Administration level is level of general manager 

and department head manager. The main responsibility is to manage, plan and arrange 

of the work in their department and General Manager will control the overall picture 

that link between different departments to make sure the work process run smoothly. In 

Sea Breeze Jomtien Resort, there are 8 departments (Front Office, Housekeeping, 

Engineer, Food & Beverage, Kitchen, Human Resource, Sales, Accounting), each 

department have their own staff depending on the scope of work. Each head of 

department controls the work inside their own and coordinate with other department 

head to finish the job. The third level is the supervision level such as the department 

head assistant and the supervisor of each outlet. This level will work more closer to the 

operation level, in order to control check and support the instant problem and complete 

the specific work from the department head. The last level is the operation level or the 

front-line staff of the hotel. Like room maid, waiter, cook. Their job is to accept the 

departmental instruction and provide customer with standardized services. 
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2.7  Renovation Idea  
The renovation ideas start from the comments and feedback of the guests 

who used to stay in Sea Breeze Jomtien Resort. Many comments complain about the old 

of the property, old design, outdated room, and aged facilities. Because this resort was 

built for more than 35 years and the latest significant renovation was more than 12 years, 

even though touchup was completed every 4-5 years, the design and concept of the 

resort were not changed.  

Moreover, the structure and utility system's problem start to become a big 

problem, and it might affect the building's structural strength. In the last few years, many 

problems have occurred with the system, especially the hot water pipe, which is the 

copper pipe used for an extended period and starts to leak or break in some areas. Also, 

the air condition system that also used for more than ten years. For the air condition 

system, Building A and B are using the split type for each room that more accessible to 

maintenance and change because it separately changes in each room, differs from the 

Main Building and the meeting room that using the air-cooled chiller system which is 

more save the energy in term of high occupancy. However, as a recommendation from 

the outsourcing company about the chiller machine, they recommend changing the new 

machine because the old machine can use only 1-2 years. It will consume more energy 

and difficult to maintain.  

The building structure is one problem, because of the damage of the 

structure start showing in more location and more severe, especially Building A, which 

is the first building of this resort and the closest building to the seashore. 

The new concept and design will help the resort compete in the market and 

attract a new customer to the resort. Because in Pattaya City, there are many new hotels, 

resorts, condominiums are opening and during construction. If Sea Breeze does not 

develop to meet with the upcoming trends, it will be challenging to compete in this 

market. 

The conclusion of these reasons makes the hotel management team decide 

to build the renovation plan to prepare the details of the renovation, the new design, and 

the concept of the hotel and forecast the financial to be ready when the time comes.
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CHAPTER III 

TARGET MARKET 

 

 

3.1 Existing Market  
According to the hotel statistics from the last five years (Table 3.1), the 

largest market by nationality of Sea Breeze is Russian, followed by Thai and Chinese. 

Only three markets are more than 80% of overall room night for the hotel.  

 

Table 3.1 Sea Breeze Jomtien Resort Nationality Rank Statistics 2014-2019 

(Source: Sea Breeze Jomtien Resort, 2020) 

Top 10 Nationality (Room/Night) 
Nov 14/ Oct 15 Nov 15/ Oct 16 

Rank Nationality R/N % Rank Nationality R/N % 
1 Russian 25708 37.04 1 Russian 35307 46.93 
2 Chinese 24310 35.03 2 Chinese 21309 28.32 
3 Thailand 14629 21.08 3 Thailand 15296 20.33 
4 French 1171 1.69 4 Czech Rep 633 0.84 
5 Czech Rep 862 1.24 5 French 569 0.76 
6 Korean 640 0.92 6 Danish 314 0.42 
7 Polish 316 0.46 7 UK 257 0.34 
8 UAE 179 0.26 8 Norwegian 250 0.33 
9 Danish 176 0.25 9 Estonia 158 0.21 
10 Swedish 170 0.24 10 Germany 138 0.18 
Nov 16/ Oct 17 Nov 17/Oct 18 

Rank Nationality R/N % Rank Nationality R/N % 
1 Russian 57413 75.55 1 Russian 53307 65.70 
2 Thailand 11035 14.52 2 Thailand 22889 28.21 
3 Chinese 4214 5.55 3 Chinese 1387 1.71 
4 United Kingdom 390 0.51 4 Korean 391 0.48 
5 Czech Rep 387 0.51 5 Czech Rep 383 0.47 
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6 Latvia 315 0.41 6 UK 377 0.46 
7 French 274 0.36 7 Danish 346 0.43 
8 Lithuania 258 0.34 8 Germany 263 0.32 
9 Netherlands 237 0.31 9 Swedish 249 0.31 
10 Danish 172 0.23 10 Finnish 171 0.21 
Nov 18/ Oct 19 Nov 19/ Jan 20 

Rank Nationality R/N % Rank Nationality R/N % 
1 Russian 47320 59.68 1 Russian 11378 76.70 
2 Thailand 19994 25.22 2 Thailand 1293 8.72 
3 Chinese 6593 8.31 3 Chinese 765 5.16 
4 United Kingdom 517 0.65 4 Latvia 220 1.48 
5 Norwegian 367 0.46 5 Kazakhstan 158 1.07 
6 Czech Rep 352 0.44 6 Belarus 145 0.98 
7 Danish 345 0.44 7 UK 112 0.75 
8 Finnish 242 0.31 8 Czech Rep 86 0.58 
9 Germany 230 0.29 9 Lithuania 72 0.49 
10 Swedish 228 0.29 10 French 55 0.37 

 

Table 3.2 Sea Breeze Jomtien Resort Nationality Report by Month (Nov 2018 - Oct 

2019) (Source: Sea Breeze Jomtien Resort, 2020) 

Nationality Report by Month (NOV 2018 - OCT 2019) 

  Nov Dec Jan Feb Mar Apr May Jun Jul Aug Sep Oct Total 

Nationality 18 18 19 19 19 19 19 19 19 19 19 19 18/19 

Russian 6381 4942 6876 6361 5899 3482 1871 1698 1989 1893 2153 3775 47,320 

Thailand 455 1126 393 365 1008 2853 4584 2059 1203 2148 2141 1659 19,994 

Chinese 74 90 39 32 76 103 65 661 1023 1788 1467 1175 6,593 

 

The Russian market is the top 5 nationality of tourist in Pattaya city because 

of the direct charter flight from Russia to U-Tapao international airport. As shown in 

Table 3.1 , the number of Russian is the highest in every year since 2015, some years 

number of room night may drop because of many factors such as the increasing of 

RXVVian¶V Ruble to Thai Baht, Russia Economics, Government Policy or the trade war. 
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However, it still the highest because Sea Breeze is a good relationship with many travel 

agencies and Sea Breeze name is quite well known for a long time ago in the Russian 

market, and also Jomtien Beach area is famous for Russian people, there are Russian 

market, Russian shop, and Russian restaurant in Jomtien areas. According to hotel 

statistics (Table 3.2), the high season of the Russian market is in the winter season 

between November to March, during these periods the weather in Russia is worst, so 

the Russian people plan to travel in this period to the warm country such as Thailand, 

China, Vietnam, Turkey. All these reasons make the Russian market is the leading 

market segment of Sea Breeze Jomtien Resort for the last five years. 

Thai market or domestic market is the second highest in term of room night 

of Sea Breeze. This market separated into two main types which are the Free Individual 

Traveler (FIT) and Group Seminar because Sea Breeze also offers the meeting rooms 

and conference room with catering services to serve this type of customer. For Thai FIT 

market, high season is between March to May, which is the Thai school holiday period. 

This period it is time for parents to bring their kids to travel and Pattaya is one of the 

top choices because it is not far from Bangkok and many tourist attraction and activities 

to do. As well as the FIT, the season for the seminar, government groups, starting from 

March to September or October. Each year, Sea Breeze receives more than 100 groups 

from 40-50 people to more than 300 people. The hotel offers many packages for an 

example meeting room with a break, meeting room with lunch or dinner, meeting room 

with full board and hotel rooms. All these packages are to support different types of 

customer. 

The Chinese market is one of the essential markets because it is the biggest 

market for Thailand tourist arrivals. According to Ministry of Tourism and Sport of 

Thailand (2020), the number of Chinese tourist arrival to Thailand during January to 

December 2019 is more than 10 million people, increase +4.36% from the same period 

of 2018 and receipts from Chinese tourist is more than 540,000 million baht, increase 

+4.78% from the same period of 2018 which are the highest in both topics. From many 

places all around Thailand, Pattaya is one of the top destinations for Chinese Tourists 

who came to Thailand (Steinmetz, 2017). Chinese tourist is different from European or 

other country tourist, because they do not book flights or hotels on any platform. Mostly 

they use their own Chinese websites or platforms, including online payment platform 
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such as WeChat Payment and Alipay or the OTA platform such as CTrip, eLong, Qunar. 

In addition, the new trends of Chinese tourist such as Free Independent Traveler (FIT) 

and travel alone are the upcoming trends for Chinese millennials generations (Verot, 

2019). For Sea Breeze, Chinese customer mostly still came as group series from Travel 

Agencies that hotel has a contract, the booking direct from OTA platforms is increasing, 

but not so much.  

These three nationality markets are the main markets that hotel needs to 

keep, but there is no stable market, especially in the market that competition is high, so 

balance the market is necessary for reduce the risk of each market.  

 

 

3.2 New Target Market  
Sea Breeze plans to target more tourist in a country in Asia, example Korea, 

Japan, TaiZan, Zhich in Whe Wop Wen of inWeUnaWional WoXUiVWV¶ aUUiYal Wo Thailand in 2019 

(ATTA, 2020). These counties are the country near Thailand that use flight time less 

than 8 hours. These markets are the market that has the potential to travel,  especially 

Thailand, that famous for traveler from every country around the world.  The number of 

travelers from these three countries  (Japan, Korea, and Taiwan) from ATTA (2020), is 

more than four hundred thousand persons in 2019 which will be the second biggest 

market segment after Chinese for Thailand tourism industry. Another reason is the 

Travel Agencies; there are many agencies of these market in Thailand that the hotel can 

make a contract with them. Chonburi is already a famous market for Japanese, especially 

the Sriracha where many of Japanese factory located. For Pattaya, the EEC project is 

expanding many industrial areas to many locations in the eastern of Thailand which 

Pattaya is located in the middle so that the corporate customer can stay. Similar to Korea 

and Taiwan that the number of tourist arrival to Thailand is increasing for the last few 

years, it the opportunity to target these markets to gain more customer.
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CHAPTER IV 

MACRO AND MICRO ENVIRONMENT ANALYSIS 

 

 
Besides, the number of competitors is increasing every year. There are many 

new hotels with similar locations, more luxury or modernized styles and the selling 

prices are not much different from Sea Breeze. Only in the Jomtien Beach area, there 

are more than 50 hotels that close to the beach with walkable distance and more than 10 

hotels that have similar facilities with Sea Breeze. In this high competition situation, 

Sea Breeze needs to upgrade the product and service in good shape all the time in order 

to compete in the market.  

 

 

4.1  Macro Environmental Influences (PEST) 
 

4.1.1 Political 

The influences of the political to the hotel start from the World Politic 

because of the leading customer segment of the Sea Breeze are the Russian tourists. The 

Russia Federation is one of the top 3 most powerful countries in the world and contains 

over 30% of the world natural resource (Bradshaw, 2016). If something happens in 

world politics, it will affect Russia Federation economics and Russian outbound 

tourism. This situation will influence the tourism market and tourism industry in 

Thailand because of the Russian tourist was ranked in the top 10 of tourist that came to 

Thailand for more than the past five years (MOTS, 2019). 

For Thai politics, it can influence to industry or sector level in many ways. 

One of the most important keys is Government Stability. Thai politics are one of the 

most unstable in the world. The change from the democratic to autocratic often 

happened in Thailand and revolution in Thailand are the highest number in the world. 

Every time that some political situation happens, it affects a lot to the tourism industry 
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especially from the foreigner because they concern more about their safety when they 

come to Thailand or the country that have the political situation. 

One more thing that influences to the hotel business is the taxes. There are 

many kinds of taxes that the hotel or the company need to pay. In Thailand, the hotel 

has to pay both the federal government and local government taxes depends on the area 

or location. It was a significant amount of money compared to the profit. In the same 

way, the minimum wages of the hotel employee are continuously increasing each year. 

The government increased the minimum wages, which advantage for the overall 

population, but not for the business owner that has to spend more money on their own 

company. 

The Visa fees are one factor that influences the sector level; the higher visa 

fees will increase the cost of tourism. One of the positive things that industry or sector 

level got from the political is the free visa campaign. This campaign increases the 

opportunity for the foreigner tourist that want to come to Thailand because of the cost 

and help to attract the new tourist and open the new market.  

The mega project pushed by the government is the EEC project. EEC is a 

project of the Thai government that developed under the scheme of Thailand 4.0. In 

order to dUiYe Whe coXnWU\¶V inYeVWmenW and lifW Whe innoYaWion and adYanced Wechnolog\ 

for the future generation. This project includes three provinces (Chachoengsao, 

Chonburi, Rayong). This project is composed of a logistics transportation network and 

the infrastructure (Motorways, Railways, Airport, and Seaports) to support the 

investment in 10 industries which are divided into the First S-Curve and the New S-

Curve. Tourism is one of the First S-Curve industries, especially wellness and health 

tourism, because Thailand is the leader in terms of medical and health tourism in this 

region. The direction of this Curve is to upgrade the value proposition to attract the 

medium and high-end tourists and encourage tourist experiences such as water sports 

activities which also include the support in the wellness and rehabilitation and medical 

tourism and MICE sector from international (EECO, 2020). According to 

Tangkitvanich, S., & Rattanakhamfu, S. (2017), the investment that will affect tourism 

the most is the Expanded U-Tapao airport because the new terminal with a capacity of 

3 million passengers per year will facilitate international tourism to travel to Thailand 
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especially affluent, medical & wellness tourism. U-Tapao airport development is likely 

to simulate aviation (MROs, aircraft parts, training) and logistics (air cargo).  

The high-speed train project to link the three airports together is one of the 

EEC projects by connecting the high-speed train from U-Tapao airport in Rayong to 

Suvarnabhumi and Don Muang Airport in Bangkok. According to EECO 2020, this 

project consists of 9 stations in 5 Provinces (Bangkok, Samut Prakan, Chachoengsao, 

Chonburi, and Rayong) separated into three sections. The first project is the Airport Rail 

Link that connects the Suvarnabhumi Airport to the City Center, Phayathai station. 

Follow by the Airport Rail link Extension that will connect Don Muang Airport to Bang 

Sue Grand Station and Phayathai station. The last section is the link from Suvarnabhumi 

Airport Bangkok to U-Tapao Airport in Rayong Province, which is the High-Speed Rail. 

In the first period, this project will use five years for planning and construction, by the 

total contract is 50 years between the government and business companies that win the 

bidding. This high-speed train will take 45 minutes from Suvarnabhumi Airport to U-

Tapao Airport, which is less than 50% by using the road while the cost of transportation 

is almost the same (BLT Bangkok, 2019). 

 

4.1.2 Economic Factors 

Tourism is one of the most powerful drivers of economic growth around the 

world. Since 2019, the number of international tourist arrivals has reached 1.4 billion, 

which is the number that the UNWTO forecast to be reached in 2020 (UNWTO, 2020). 

It means the growth rate is two years ahead, which is suitable for the tourism industry. 

In the year 2019, the number of international tourist arrivals grew up 4%which is the 

same as the forecast of the UNWTO to grow 3-4% for 2019. 

The most significant outbound tourism is still Chinese tourist (+14% in trips 

abroad), even though spending was 4% lower in the first quarter because of the trade 

ZaU ZiWh Whe USA and Whe depUeciaWion of Whe ChineVe¶V \Xan, folloZed b\ Whe Vecond 

largest spender the USA which (+7%), which is supported by strong US dollar. Besides, 

the Asian markets, the spending from Japan (+11%) and Australia (+6%) is strongly 

positive, in contrast to the Republic of Korea (-8%) as well as Russian Federation (-4%) 

that the spending declined in the first quarter of 2019 (UNWTO, 2020). 
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Nation Economics, Interest Rate, Inflation and Currency these are the factor 

from the macro-level that influences to the industries level. Good nation economics will 

conduct people to spend their money and attract more people to invest, which good for 

business overall. Seen from the last few years that the national economy was not good, 

which affected domestic tourism. The national economy may cause by many factors 

from both inside and outside Thailand; many departments and sectors need to work 

together to make it better.  

The Inflation, which is higher and higher affect the money in people pocket 

because of the money that saving will be less value depending on the Inflation. The cost 

of living is increasing while the earning is remaining the same will cause people to spend 

less.  

Currency rate is one of the main factors that influence the hospitality and 

tourism sector. Higher currency rate is better for the outbound traveler, but it affects a 

lot to the hospitality and tourism business sector in Thailand because the foreign traveler 

will spend less amount of money. Reversely, the lower rate of Thai currency (Baht) will 

attract the foreigner to spend, and the number of foreign travelers also influences the 

currency rate. 

There are many markets of tourist in Thailand, But the most prominent 

market is Chinese. Because of this, many businesses focusing on the Chinese market 

and its cause higher in the competition. The company that has potential will not rely on 

only one market that why the substitute market like Malaysia, Laos, India, Japan, Korea 

and Russia are also important because of the size of the population and the potential of 

the market that can replace the space of Chinese market when some situation happens 

to this market. 

According to the Thailand Ministry of Tourism and Sports statistics (2019), 

The number of international tourist arrivals to Thailand from January to September 2019 

has increased (+3.51%) from 2018 with the same period. For each nationality, the 

highest number is still Chinese tourists around 8.5 million people, increased (+1.71%) 

from last year as well as Malaysia (+5.56%), Korea (+4.87%), Laos (+12.16%), Japan 

(+9.78%) and India (+25.60). In contrast, Russia (-2.95%) and many countries in Europe 

are decreasing. According to the Kasikorn Research Center Report (2019), the decrease 

of the customer from Europe (-1.9%) is because of many reasons such as the economic 

 

 

 

 

 

 
 

 

 

 

 

 

 

Copyright by Mahidol University 



Kunapat  Udomrattanakulchai  Macro and Micro Environment Analysis / 22 

slowdown in term of receipts, Strong Thai Baht, The climate change in this region and 

the new attraction in other countries. Although the first half of this year the growth was 

not so good, the Kasikorn Research Center still forecast that this second half will be 

better, so it will help the growth of the international tourists for the year 2019 around 

2.0-4.0%.  

One nationality that had the highest growth of this year (2019) is India that 

increased 25.60 %. The most exciting market for this era is the Indian teenager because 

apart from the 1300 million population of India, the Indian teenager is also the biggest 

market of the world teenagers. Thailand is the second country that Indian tourists travel 

the most (Bangkok Bank, 2019). 

For the Russian market, which is the most significant market share of Sea 

Breeze Jomtien Resort, the trend of Russian this year might be dropped because of the 

strong Thai baht and the depreciation of Russian Ruble with the trend of Turkey and 

European countries that attract more Russian people (PostToday, 2019). It might affect 

the long term of Russian if Thai baht is still strong as it is now. 

 

4.1.3 Sociocultural Factors  

World Population Demographics is essential for the hospitality and tourism 

industry. According to the World Population Prospects(United Nations, 2019), the 

world population are getting higher and higher. The country that has a large amount of 

the population like China, India, USA plays a crucial role in the world tourism industry. 

In Thailand, all of these three countries are in the top 10 rankings of tourist that come 

to Thailand. If some of them have some problem, it will influence the tourism market in 

Thailand for sure.  

The purpose of travel of the people is changing base on the lifestyle of 

tourist. Form the 2018 Travel Trends Report by TripAdvisor (2018) shows the changing 

in term of experience of the traveler. They conclude that travelers are becoming 

incUeaVingl\ inWeUeVWed in neZ e[peUienceV, bXW Whe\ aUe VWill lo\al Wo Whe ZoUld¶V moVW 

iconic sites.  

The lifestyle of the traveler may change due to many factors, and it can 

influence the number of travelers in the tourism industry directly depending on the 

tourist attraction and activities in each area.  
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4.1.4 Technological 

Nowadays, technology is developing faster, and faster everyone needs to be 

updated and adapt themselves all the time to live in this world. Also, in the hotel or other 

business, the speed of technology makes the work more comfortable and more efficient, 

but it also creates more competition. Every hotel needs to upgrade themselves in some 

way to make their company still in the market.  

Online Booking Engine is one of the technologies that change the way of 

booking the hotel, and it creates an opportunity to the new business that is the significant 

influence of the world hospitality and tourism industry which is Online Travel Agents 

(OTA). Last year, OTA gained more profit than the hotel owner because of the 

commission. OTA got the commission for the room price when the customer was 

booking the hotel from their platform, while they do not need to take care of any fixed 

cost. The more customer they have, the more commission they request from the hotel 

owner. This problem impacts the hotel business owner to find a way to solve this kind 

of problem.  

The new technology, like money transfer, is another influence. The money 

transfer shift from cash to the cashless; many kinds of new technology is developing so 

fast. For example, in the Chinese market, they use their application like Ali pay, WeChat 

pays to pay on everything. To catch this kind of customer, the hotel needs to develop all 

the time to be convenient for them, and it comes with commission cost and the hardware 

cost. In the same way, infrastructure technology is also influencing to the hotel. Wi-Fi 

technology is used to be the option and the advantage of the hotel in the year 2010, but 

now it becomes the necessary facility. To develop the infrastructure, it cost lots of 

money to the hotel.  

The automation technology is one of the influences soon. The cost of hiring 

the staff, training, and other operating cost are getting higher and higher. Reduce this 

kind of cost; automation is one way. 

  

 

 

 

 

 

 
 

 

 

 

 

 

 

Copyright by Mahidol University 



Kunapat  Udomrattanakulchai  Macro and Micro Environment Analysis / 24 

4.2 Internal Environment 
 

4.2.1 SWOT Analysis  

 

Table 4.1 Sea Breeze Jomtien Resort SWOT Analysis 
 

Strengths Weakness 

Internal Location ± Sea Breeze is located 

in front of Jomtien beach in the 

middle area of the beach with the 

public swimming area  

Limited Market Segmentation - 

with one big market segment is 

very risky, new market segment 

will be reducing the chance due to 

the effect of one   

 
Low Price Promotion - 

Cause  the  hotel to have no loan 

in the bank, the low-price 

promotion can be used to attract 

the customer   

Branding - not the chain brand 

makes less opportunity to be 

chosen by the customer because 

of the trust of the brand 

 
Atmosphere and environment - 

from the customer feedbacks, the 

Russian tourist show that they are 

more likely to stay in resort that 

close to the swimming pools and 

the beach  

The hotel property is old, the 

room and facilities are not 

photogenic which cannot attach 

young generation of customers 

 The connection with the travel 

agencies, especially the Russian 

Travel Agencies because we have 

a close relationship with their 

management and operation staff 

High taxes: Government often 

impose a high tax rates on 

restaurant and hotel business, 

which make the business to 

charge more. 
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 Help local economy: Increase 

chance of people spending in local 

area, example small business. 

Maintenance and staffing fees: 
Hotel business have frequent 

maintenance issues and including 

the payment of fix cost that must 

be paid monthly even if there is 

no income  

 

Table 4.2 Sea Breeze Jomtien Resort SWOT Analysis (Cont.) 
 

Opportunities Threats 

External Visa on arrival ± one way that 

help tourist reduce the cost of 

their travel plan.   

Thailand Economic growth - 

growing but depending on the 

result of the election and the policy 

of the next government 

 
Many Attractive Destination 

nearby - both natural destination 

and man-made destination are 

open and plan to open in Pattaya 

City  

Minimum Wage - create a higher 

cost of to the owner in the 

operation   

 The uniqueness and 

differentiation: It have been 

claimed that any hotel that can 

create a unique experience tend to 

attract more customer. 

Commission - commission fee is 

getting higher for OTA and online 

marketing because of the demand 

from the internet 

 Using online booking: As the 

internet and social media is one of 

the main ways to get a customer. 

If the business available online, 

The worse unexpected economies: 

In most hotels around the world, 

unfavorable interest rates and low 
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thus it can ask customer for 

booking and payment. 

disposable income have reduced 

dramatically the sales. 

  Strong Thai Baht ± create huge 

effect of tourist especially 

European traveler.  

 

4.2.2 Strength 

According to the review score in OTA channels, the first Strength of Sea 

Breeze Jomtien Resort is the location. Sea Breeze is located in the middle of Jomtien 

beach with the public swimming area in front of the hotel. Jomtien beach is about 5 km 

long and about 6 km far from Pattaya City Center. This beach is quieter and less crowded 

than Pattaya Beach, so it is more famous for tourists who prefer a calmer and more 

relaxed atmosphere. 

One more Strength is the connection with the travel agencies, especially the 

Russian Travel Agencies because we have a close relationship with their management 

and operation staff. Now we have big 4 Russian agencies that give more customers than 

others. The customer from these 4 companies is above 70% of the hotel occupancy in 

the high season. 

Another Strength is that Sea Breeze Name is quite well known in the 

Russian Market, said by travel agencies. They said that Sea Breeze could sell by itself 

in the Russian Market for this location because it is already well known, and the 

customer likes the atmosphere and the location as long as the price is reasonable. 

 

4.2.3 Weakness 

The Weakness of Sea Breeze is limited to market share, since the principal 

nationality of the customer in 2019, 75% is Russian with 10% Thai, 5% Chinese, and 

the other 10%. This situation means the hotel is mainly depending on the Russian 

Market; if something happens, it will have a significant effect on the hotel occupancy. 
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For example, 5-6 years ago that the Russian Ruble was depreciated, it made hotel 

bookings drop 30-40% at that period.  

One of the weaknesses is the old property; this property was built almost 40 

years ago, which was the first hotel in the Jomtien area. Right now, 40 years have passed, 

and so many hotels were opened, and many are coming to the area. It makes the hotel 

not competitive compared to the new hotel that most of the room have a sea view or 

ocean view that can be more selling point of that room with the similar selling price 

which Sea Breeze has only 9 rooms that have a sea view with some number of rooms 

that can see the sea from the side. 

Another weakness is the hotel brand Today, many hotel chains or brands are 

expanding their business to Pattaya, and it affects the local brand like Sea Breeze 

because it is difficult to compete with the big brand, especially the marketing which they 

have more advantages. 
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CHAPTER V 

SALES AND MARKETING STRATEGY 

 

 

5.1 Marketing Strategy  
The target market for Seabreeze Jomtien Resort is mainly family and couple 

in an economy class customer. In Pattaya city, most hotels are arranging between three 

to four stars which the price is about one thousand baht to around two thousand bath per 

night. It is proving that there are many competitors with the same target group with our 

hotel. Therefore, we have turned out to give more importance to marketing that is 

suitable for today generation, which is digital marketing. As the competitors move and 

try to take our customer, we are planning to find our competitive advantage: something 

that is differentiated with the competitor (USP). Our leading country market choice, 

Russia, Thailand and China. Besides that, we are planning to focus on target more tourist 

in a country in Asia, example Taiwan, Korea, Hongkong and Japan as the number of 

tourists from these several countries are now increasing in Thailand (Sullivan, 2018).  

After the renovation of the hotel, Seabreeze Jomtien Resort is planning to 

focus on online marketing more than offline marketing as it has been claims from 

Wergin and Muller (2012) that using online marketing strategies offers cost proficient, 

including the budget control to prevent from overspending. Moreover, there is no cost 

of using search engine optimization; it only required good knowledge together with a 

proper website. Thus, compare the cost-effectiveness of using the offline marketing 

strategies example by newspaper or outdoor tends to have a much higher cost than using 

online strategies. The new strategy like Pay-Per-Click is an example of an excellent 

choice to help reduce the cost, as the payment is based on the real clicks that they 

advertise get. In this way, our business can also consider the number of people who 

contribute or visit our webpage, compared to the high cost of a television advertisement 

that cannot tell the exact amount of people attend. Online marketing also provides 

measurability, which allows the business to be measurable the number by using the 

example of an analytical tool like "Google Analytics". It gives information about the 

 

 

 

 

 

 
 

 

 

 

 

 

 

Copyright by Mahidol University 



Fac. of Grad. Studies, Mahidol Univ.       M.M. (International Tourism and Hospitality Management)/29 

indirect impact of our business sales. We firmly believed that the trend of old marketing 

or traditional marketing is now fade out from our society and replace by a new media. 

Next is the real-time results. Even though online marketing is a long process, results can 

be seen right after a new strategy has been introduced. For example, if you buy 

AdWords, you can measure the clicks directly and then analyze the impact with Google 

Analytics afterwards. This way, you can measure the effectiveness of your strategy and 

implement real-time changes if needed. Internet marketing offers more opportunities 

than before since websites can update every minute. It has been identified that keeping 

customers up to date with the latest information is very important for business 

marketing. For example, competitors may have special promotions coming out. 

Therefore, we may have to release a promotion suddenly to attract customers' attention 

from competitors. Although, online marketing can create a demographic target. 

Determining the target audience online is much more accurate compared to offline 

marketing. Internet sites such as Facebook can specifically target your advertising to a 

defined target audience and show how many people you have reached. The offline or 

traditional marketing channels allow you to direct ads to some extent as you can place 

ads for home appliances in the magazine that has a specific target group that is more 

likely to purchase your products. But segmentation is far from the incentives to market 

on the internet. To sum-up, the main benefits of online marketing that gives to the 

business are more significant than the offline strategies.  

On the other hand, we cannot deny that offline marketing still plays a role 

in today's society. But may receive fewer duties because of changes in the world with 

various technologies that play a significant role in human life. The offline marketing 

strategies have been claims that it can build trust from customer faster. Any employment 

that uses offline marketing will appear more reliable in customer's eyes. Together with, 

tangible media can be emotionally powerful, creating a sense of comfort and familiarity 

in the potential customer. As the digital growing, the customer might see several 

advertisement and popups every day. This is means that it is harder to getting noticed 

by the customer or customer might ignore it. Using the offline strategies like a printed 

brochure and direct email can put the message directly to the customer at the right place 

and at the right time.  
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Our hotel is now cooperating with different Online Travel Agencies (OTA) 

like Booking.com, Agoda, Expedia, and more. These travel agencies help the business 

to connect with the potential customers; also, it is a reliable website that most tourists 

are trusted and choose to use, including the social media platform like the official 

Facebook page and Instagram account. According to the statistic from Clement (2020), 

Facebook and Instagram are the most popular social media networking app of 2020. It 

also allows us to filter different elements such as age, gender and nationality; hence it 

enables us to deliver our ads to the target specific groups that have opportunities and 

may be interested in our products or services. So, we do not have to waste time and 

money on a group of persons who do not have an interest. We are also planning to 

increase the price up to about 10-15% of the current price. Due to the renovation of the 

room to meet the customer satisfaction. For example, decorate the room style to match 

the trends that are popular and currently receiving attention from people. Along with, 

adding more goods and facilities for customer conveniences to raise the standard. 

 

5.2 Competitor Analysis 

 
Table 5.1 Sea Breeze Jomtien Resort Competitor Analysis 

Competitors Seabreeze Jomtien 

Resort 

Grand Jomtien 

Palace 

D Varee Jomtien 

Hotel 

Organization 

Overview 
³Sea BUee]e´ locaWed 

on Middle of Jomtien 

Beach (Soi 10). Best 

location to your 

relaxation 

surrounding with 

green environment.  

More than 30 years of 

hospitality services 

experience, we 

always are the best 

Grand Jomtien Palace 

is positioned near 

the Jomtien Beach, 

Pattaya. Situated in 

calm and peaceful 

beach, ideal for a 

romantic and a leisure 

holiday. Surrounded 

with many restaurant 

and local shop. 

 

D Varee Jomtien 

Beach is an elegant 

38-storey hotel 

positioned on Pattaya 

's stunning Jomtien 

beach, just a two-

hour drive from 

Bangkok. There are 

plenty of souvenir 

shops, food stalls, 

restaurants and 
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value for customers 

by serving family 

service quality and 

still be the best taste 

of Thai and 

International food. 

activities to be found 

along the straight 

beach street. 

Competitive 

advantage 
Low price with the 

same quality of 

services. 

More room which can 

accommodate more 

customers. 

Tall building, which 

provide more better 

scenery that can 

attract customers. 

Target 

market 
Family and couple in 
economy class 

Family and couple in 
economy class 

Family and couple in 
economy class 

Market 

strategy 

Seabreeze Hotel now 

tends to focus more 

on digital marketing 

as it plays a 

significant role in 

today economic and 

can motivate the 

sales. Moreover, a 

loyal customer also a 

main aspect. 

Grand Palace is 

focusing on OTA e.g. 

Booking.com, Agoda, 

TripAdvisor. 

Together with, 

seminar group. 

Starting to pay more 

attention to the digital 

aspect. 

D Varee market 

strategy is also 

focusing on digital 

marketing, OTA, 

walk in customers, 

and royal customers.  

Product and 

service 
6 types of room:  

- Junior Suite 
- Deluxe Sea Front 
- Superior Main Bld. 
- Deluxe Resort 
Wings 
- Superior Pool View 
- Superior Resort 
Wings 

10 types of room:  

- Superior Low floor  
- Superior Room 
- Superior Chalet 
- Top superior  
- Deluxe Room 
- Deluxe Chalet 
- Top Deluxe  
- Cottage garden 
- Cottage pool  
- Junior Suite 

6 types of room: 

- Superior City  
- Superior Ocean  
- Deluxe ocean  
- Executive club  
- Executive Suite 
- 2 Bedrooms 

Family Suite 

Price 1,387 ± 4,000 baht/ 
night 

1,799 ± 6,210 baht/ 
night 

1,542 ± 7,500 baht/ 
night 
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Distribution 

channels of 

products and 

services 

Social Media:  

- Facebook 
- Instagram 
- Line 
- WeChat 
- Website 

OTA: 
e.g. Booking.com, 
Agoda, etc. 

Social Media:  

- Facebook 
- Instagram 
- Website 

OTA: 
e.g. Booking.com, 
Agoda, etc.  

Social Media:  

- Facebook 
- Instagram 
- Website 
- Line 

OTA:  
e.g. Booking.com, 
Agoda, etc. 

Strengths - Low Price 
Promotion 

- Russian Speaker 
Staff 

- Atmosphere and 
environment 

- Dept Free 

- High number of 
rooms  
- Different type of 
rooms 
- Family room 
available 
- 3 Swimming 
Pools 

- Tall building 
- Good scenery 
- Different type of 

rooms 
- Family room 

available 
- Roof top Bar 
- Local Chain 

Weakness - Limited Market 
Segmentation 

- Branding 
- The hotel property 

is quite old 
- High taxes 
- Maintenance and 

staffing fees 

- Maintenance and 
staffing fees 
- High taxes 
- High maintenance 
and staffing fees 
- Limited Market 
- Old building  

- Very high 
maintenance and 
staffing fees 

- High taxes 
- Old building 

Opportunity - Visa on arrival 
- Many Attractive 

Destination nearby 
- The uniqueness 

and differentiation 
- Using online 

booking 

- Visa on arrival 
- Many Attractive 
Destination 
nearby 
- The uniqueness 
and differentiation 
- Using online 
booking 

- Visa on arrival 
- Many Attractive 

Destination 
nearby 

- The uniqueness 
and 
differentiation 

- Using online 
booking 

Threats - Thailand 
Economic growth 

- Global economic  
- Minimum Wage 
- Commission 
- The worse 
- Unexpected 

economies 

- Thailand 
Economic growth 
- Minimum Wage 
- Commission 
- The worse 
- Unexpected 
economies 
- Global economic  

- Thailand 
Economic growth 

- Minimum Wage 
- Commission 
- The worse 
- Unexpected 

economies 
- Global economic  

 

 According to Table 5.1, the competition between these three hotels is very high. 

All three hotels have a similar selling point: location, three hotels located in the Jomtien beach 

 

 

 

 

 

 
 

 

 

 

 

 

 

Copyright by Mahidol University 



Fac. of Grad. Studies, Mahidol Univ.       M.M. (International Tourism and Hospitality Management)/33 

road within 1 km from each other. Other selling points of Sea Breeze Jomtien Resort, such as 

the swimming pool atmosphere or Grand Jomtien Palace such as the luxury decoration or 

DVaree Jomtien hotel such as the tall, elegant building, are the differences of each property. 

The target market for each property is quite similar: the family and couple customers and the 

market strategy, which are focusing on online marketing or digital marketing with Online Travel 

Agencies. DVaree focuses more on digital marketing by using the dynamic rate structure in 

OTA and other online platforms by using the advantage of the local chain hotel brand. Sea 

Breeze and Grand Jomtien are more competitive in the seminar group, especially the 

government groups. 

Moreover, Grand Jomtien has the highest number of room types (10 room types), 

while the other two hotels have 6 room types of each property. The pricing rate starts from 1,xxx 

baht to around 4,xxx baht for Sea Breeze and 6,xxx and 7,xxx baht for Grand Jomtien and 

DVaree Jomtien. It matches the strength of Sea Breeze, which is the low price compare to others. 

Also, the Russian speaker staff, resort atmosphere, and environment are the strength of Sea 

Breeze. However, the weakness of the Sea Breeze is the limited market segment, which is the 

Russian market, while others have more variety of markets and also branding, DVaree has more 

advantages because it is the local brand with many properties in Thailand.  

The opportunities and threats are similar for all three properties, such as the visa 

on arrival, the attraction of nearby, and economic situation around the world. 

The competition in the hospitality and tourism business is higher every day, and 

every business needs to adapt and develop themselves to make sure they will survive or able to 

complete in the market, so Sea Breeze needs to develop also to make sure we will fit in the 

competition. To compete with other, Sea Breeze needs to solve our weakness, such as expanding 

the customer market or renovating the old facilities as well as to keep our strength about the 

pricing and the atmosphere to change customer to loyalty customer.
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CHAPTER VI 

RENOVATION PLAN 

 

 

6.1 Scope of Renovation 

 
6.1.1 Structure maintenance 

Since Sea Breeze Jomtien Resort opened for more than 35 years, the 

structure of the building is old and composing with the location of Sea Breeze is next to 

the sea, which is destructive for the reinforced concrete structure, especially the 

corrosion of the steel inside the structure from the chloride attack in Building A. Before 

the bigger structure problem, the maintenance process is necessary to prevent danger 

and safety for the guest and hotel staff. The structure maintenance will focus on the 

damage structure which is Building A, while Building B and Main Building will be 

check and repair only the damaged spot. 

 

6.1.2 Building system (air-condition, electrical and water) 

The system is one big problem of the old structure, because of expired of 

materials. The system was maintenance by the hotel staff sometimes, but most of them 

are over the limit. The degenerate of material is one of the reasons that might cause the 

structure problem such as water leak out from the pipe or spark of the electrical wires 

can cause massive damage to the hotel in the future. The hot water pipe that corroded 

will be changed in all three building and also the main water pipe that uses steel pipe 

will be changed to the new PPE pipe.  

For the Air-Condition system, Building A&B that is using the Split-type, 

the maintenance will be focusing room by room to save the cost because some room 

already changes by the hotel's engineer before the renovation period. For Main Building 

and the meeting room that is using the Air-Cooled Chiller system, the two-chiller 

machine needs to change as recommend of the outsource company because of the cost 

of maintenance is very high. They do not guarantee how long it will work after 
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maintenance. So, the system will be check and repair to make it work smoothly. This 

renovation will not only change to new materials, but it might also reduce the cost of 

maintenance or cost of the supply for the hotel in the long term. 

 

6.1.3 In-room design 

 Redesign of the room might not be significant in term of structure, but it the 

most significant opportunities of the hotel marketing and the hotel branding. The old 

design of the room will not engage the customer to the hotel, mainly the new customer, 

because it not related to what they prefer. There many new trends or upcoming design 

trends which hotel can make it related to the brand image such as the modern design, 

loft design or luxury design. Sea Breeze rooms design was out of date and not 

convenient, so it necessary to redesign the room to make it fitter for the customer. This 

renovation will be focusing on two building which is Building A & B because of the 

structure problem of Building A, and Building B is not renovating for an extended 

period, including utility system. For Main Building, the renovation is needed only the 

air-conditioning system which most of the system was in the corridor and front of the 

room, and the design of the Main Building is still in good condition. 

 

6.1.4 Public areas in the hotel  

 For the customer when they select to stay in the hotel, not only the room or 

service is essential, but the public areas and facilities of the hotel are one of the crucial 

things. The hotel which has the facilities or the services that match with the guest need 

is one more key. Sea Breeze areas are quite limited if compared to the total guest room 

that we have, such as the fitness room, kid playground, or photogenic corners. The new 

design will be including the new facilities that might attach more customer and more 

corner for customer to take photo because in this era the beautiful and clean area is not 

enough, it need to be look good in photos too because they want to upload the photo in 

their social media or on the internet  
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 6.2 Survey  
In the step of survey, it separates into two types. The First survey is the 

structural survey which including the building structure and the system inside the 

building. This process needs the professional engineer team who have expert with the 

structural maintenance that will be outsourcing the structural company. And the second 

survey is the in-room and the public areas survey by the designer such as architect and 

interior designer, who expert with the hotel design in order to change the style of the 

hotel and design the new hotel image.  

 

 

 6.3 Concepts 

 

 

The new concept of Sea Breeze is based on our strong point: the beach and 

sea with cozy style. Since the resort located next to the beach and the atmosphere of the 

resort is like in nature. The color of the new concept that we selected is a watery-green-

sea color, the color of the sea that gives a feeling of relaxing and refreshing merge with 

the green color of the tree, mixed with the white color of the sand to push the watery-

green-blue color more shine (Figure 6.1). This tone of color will make the room bright 

and mild with the feeling of nature and refreshing; it matches every generation because 

Figure 6.1 Sea Breeze Jomtien Resort New Theme Color and Concept 
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it is the natural tone, not too bright or too dark, matches our customers, family, and 

couples with many generations in their family.  

 
Figure 6.2  Sea Breeze Jomtien Resort New Room Concept 1 

(Source: Designhotels, 2020, Knierim, 2019) 

 

The room's design will change to a cozier style clean interior, base with the 

white color, and mix with new concept color (light green) (Figure 6.2). Furniture will 

still use wood but change to be more modern style with softer wood color and decorate 

with the copper lamp to create contrast. The size and number of furniture will reduce to 

make to room look large and comfortable for our staff to clean. The room will feel 

comfortable and refreshing to the customer (Figure 6.3 ± 6.4). 

 
Figure 6.3  Sea Breeze Jomtien Resort Room Furniture and Bathroom Concept 

(Source : Behance, 2017, Brocken, 2018) 
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The concepts of the outdoor area, such as the swimming pool and pool bar, 

the design will change to match the new concept be focusing on the decoration and 

painting. Even though the structure maintenance is in this plan, but the structure can not 

change much so that the building will be only painting. The area around the swimming 

pool will be changed to be more modern; the garden will rearrange and change for some 

area. The furniture, such as tables, chairs, sunbeds, will be selected based on the design 

and service life to match the new concept.  

Figure 6.4 Sea Breeze New Room Plan and Concept 

 

In this era, the photogenic atmosphere or design and concept of decoration 

that beautiful to take the photo is one of the critical points of traveler to select the 

accommodation or destination, especially the teenager. In order to attract these kinds of 

customers, the concept and marketing need to work together. After the renovation, the 

overall hotel will be in the same concept and the new trends to compete in the future 

market.  It will make Sea Breeze Jomtien Resort lead our competitor and able to gain 

more market share from the market. 
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6.4 Gantt Chart 

Figure 6.5 Sea Breeze Renovation Plan Gantt Chart 

 

According to the figure 6.5, this Renovation process will be divided into 

five steps, start from the survey, which including two parts for structure and design. The 

survey process will use about four weeks to finish for both structural and design. The 

survey team is separate to 2 teams; each team will have the outsource engineer or 

architect with the hotel staff to cooperate and facilitate between the hotel and outsource 

team to make sure the survey process will run smoothly. The structural survey will be 

mainly focusing to the building structure, and the system (electric, water and air-

conditioning system) start from visual inspection process to find the damage such as the 

crack of concrete, steel corrosion, concrete exposed and define the area of damage. The 

structure that located within 1 km from the seashore like Sea Breeze is the structure that 

haV a high chance of damage eVpeciall\ Whe damage called ³ChloUide IndXced 

CoUUoVion´ Zhich iV Whe damage fUom chloUide from the sea spray that make steel in 

reinforced-concrete structure corrode. After founding a damaged area, more test need is 

required in order to find the size of damage inside the structure. All data of the damage 

need to collect and analyze the overall structural damage and make the repairing plan. 
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As well as the system, the hot water pipe which made from steel need to change because 

of the service life of the material, and also the electrical wires and control box of each 

room needs to be checked and maintained. The air condition system is another system 

that needs a professional engineer to maintenance, notably the Main Building because 

it is using the water-cooled chiller system for the whole building including the meeting 

rooms, Supamas Coffee shop and lobby area.  
Next step is the design & planning process. Scope and Goal setting with 

budgeting will be planned. Meanwhile, the design process will run at the same time. 

The design process will use around two months, with one more month to adjust and get 

the design approved. Then the procuring contractors will start bidding the price of the 

project, following by the Mock-Up room after got the contractor. These design and 

planning processes are planned for five months in total.  

On the first week of February 2021, the process of Inform Partner & Impact 

Assessment will proceed to start with inform partners who have a contract or agreement 

with Sea Breeze to stop the upcoming booking and clear the allotment in the 

construction period. Partners should know about the renovation process at least two 

months before in order to adjust the selling plan for the hotel in the forecast. On March, 

the impact assessment and lost forecasting from this renovation should be finished 

before the area will be closed, and the construction process will be started.  

Step 4 is the construction step, starting with material selection and 

preparation. To Checking the material prices, order materials and transportation of 

materials to the site, these processes should finish before closing the area. We plan to 

close the area and room after Mid of April or after the Songkran Festival, which is 

Thailand new year because that period is the peak time for the Thai market. After this 

Songkran period, it will become the low season; it is the best time to do the renovation 

for the hotel in Pattaya, Thailand. During low season, around 5-6 months, the demolition 

and construction will be started from End of April to August. The construction part will 

start from the structural and system maintenance inside the building; this process should 

be finished within two months. At the same time, the process of renovating and 

decorating such as build-in furniture, painting, and replacing new material will proceed 

in the area that structure has no damage. The overall construction period was planned 
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for about four months from May to August with one more month for the cleanup 

process.  

The last step for this renovation process or the close project step will start 

from the mid of August. The checking process will run first, following by the detail pick 

up process in an area that not pass the standard. These two processes will run as a loop 

until all the details pass the standard. Then the cleanup process will start to make 

everything ready to welcome the guest in October, which is the start of a new high 

season. In case of delay, we plan to finish floor by floor, clear the area, to open the hotel 

in time. For the unfinished floor, a contractor will close the entrance and working with 

silence. At that time all work that makes loud noise will be finished or be moving out 

from the site. 

 

6.5 Financial and Budgets 

 
6.5.1 Financial Objectives and Goals 

The financial plan is the most important for the business plan because it can 

show how the project will work and worth to invest or not. The objectives and goals are 

the first part that necessary to set before forecasting the number, in order to scope the 

project and make sure the project will follow the target. For this renovation plan, Sea 

breeze uses the set the objectives and goals as shown below. 

1. To estimate the possibility of the renovation project by using the 

financial tools to analyze the project  

2. To make sure the business plan will conform to the existing business 

and use the resources worth and effectively. 

3. To project the payback period of the business plan  

4. To create high liquidity of the business 

5. To get positive Net Present Value (NPV) 

 
 6.5.2 Forecast Budgets  

 The forecast of the budgets (Table 6.1)  shows the details of the renovation 

and budgets for this project. The budgets are including 9 categories ( Structure Survey 
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& Analyze, Structure Contractor, Structure Consultant, Room Design, Public Area 

Design, Interior Contractor, Utility Contractor, Door Key Card, and Materials) 

 

Table 6.1 Sea Breeze Jomtien Resort Renovation Budgets 
Sea Breeze Jomtien Resort Renovation Budgets 

No. Renovation Details Material Area Price Unit Total 

1 Structure Survey & Analyze           

    Building A     300,000 1 300,000 

    Building B     100,000 1 100,000 

    Main Building     100,000 1 100,000 

2 Structure Contractor            

    Building A Included   3,000,000 1 3,000,000 

    Building B Included   500,000 1 500,000 

    Main Building Included   500,000 1 500,000 

3 Structure Consultant All Building     250,000 1 250,000 

4 Room Design            

    Superior Resort Wings   24 10,000 1 10,000 

    

Superior Pool View Resort 

Wings   26 10,000 1 10,000 

    Deluxe Resort Wings   32 12,000 1 12,000 

5 Public Area Design            

    Lobby Area     20,000 1 20,000 

    Swimming Pools Area     20,000 1 20,000 

    The Breeze Bar & Grill     30,000 1 30,000 

    Supamas Coffee Shop   420 25,000 1 25,000 

    Chalaysual Convention Hall   450 25,000 1 25,000 

    Charothorn Function Room   192 15,000 1 15,000 

    Chomtalay Meeting Room   120 15,000 1 15,000 

6 Interior Contractor            

    Demolish     1,000 138 138,000 

    Superior Resort Wings   24   85   

    
 

Build-in Furniture & 

Headboard Included 24 50,000 85 4,250,000 
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Bathroom   24 30,000 85 2,550,000 

    
 

Tiling   24 7,200 85 612,000 

    
 

Curtain + Cushions + Chairs Included 24 5,100 85 433,500 

    

Superior Pool View Resort 

Wings   26   49 
 

    
 

Build-in Furniture Included 26 50,000 49 2,450,000 

    
 

Bathroom   26 30,000 49 1,470,000 

    
 

Tiling   26 7,800 49 382,200 

    
 

Curtain + Cushions + Chairs Included 24 5,100 49 249,900 

    Deluxe Resort Wings   32   4 
 

    
 

Build-in Furniture Included 32 60,000 4 240,000 

    
 

Bathroom   32 40,000 4 160,000 

    
 

Tiling   32 9,600 4 38,400 

    
 

Curtain + Cushions + Chairs Included 24 5,400 4 21,600 

    Public Area           

    
 

Lobby Area   250 2,000 1 500,000 

    
 

Swimming Pools Area   600 2,000 1 1,200,000 

    
 

The Breeze Bar & Grill   500 2,000 1 1,000,000 

    
 

Supamas Coffee Shop   420 2,000 1 840,000 

    
 

Chalaysual Convention Hall   450 2,000 1 900,000 

    
 

Charothorn Function Room   192 2,000 1 384,000 

      Chomtalay Meeting Room   120 2,000 1 240,000 

7 Utility Contractor          
 

    

Air-Condition System 

Contractor         
 

    
 

Air Cooled Chiller      1,200,000 2 2,400,000 

    
 

System Maintenance     400,000 1 400,000 

    Water Pipe System         
 

    
 

Building A     5,000 49 245,000 

    
 

Building B     5,000 91 455,000 

    
 

Main Building     5,000 139 695,000 

    Electricity System         
 

    
 

Building A     5,000 49 245,000 

    
 

Building B     5,000 91 455,000 
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      Main Building     5,000 139 695,000 

8 Door Key Card            

    Building A     3,000 49 147,000 

    Building B     3,000 91 273,000 

    Main Building     4,000 139 556,000 

9 Material         
 

    Pipe     3,000 277 831,000 

    Wire      3,000 277 831,000 

    Tile      12000 138 1,656,000 

    Paint     2000 138 276,000 

    Bed & Mattress     
 

  
 

    
 

Bed & Mattress 3.5'     7,000 134 938,000 

    
 

Bed & Mattress 7'     9,000 71 639,000 

    Lamp & Light Blub     4000 138 552,000 

    Toilet     
 

138 
 

    
 

Sink     1,800 138 248,400 

    
 

Shower     1,000 138 138,000 

    
 

Flush Toilet     5,000 138 690,000 

Total  36,357,000 

 

According to table 6.1 the total estimated budget for this renovation is 

36,757,000 baht which including three room types (Superior Resort Wings, Superior 

Pool View Resort Wings, and Deluxe Resort Wings) in 2 Building (Building A & B) 

and the overall public area of the resort. The structure maintenance is focusing on 

Building A because of the visible damage is severe, for Building B and the Main 

building will be only standard observation.   

The design is separate into two parts which are the room and the public area; 

the room will be only three-room types as mention above. For the public area, the design 

will be change to match with the new resort concept. The design of the room is about 

32000 baht and the public area (including meeting room and restaurant) is about 150,000 

baht.  

For construction, it separates for structure and interior. The structure 

contractor will start at the site first with the building structure while the interior 
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contractor will start by the building furniture and prepare material at the factory. After 

the structure maintenance finish in each floor, the interior contractor will start to clear 

the area and move the furniture into the site. These processes will reduce the time of 

construction. For the price of the room Superior Resort Wings, Superior Resort Wings 

Pool View, and Deluxe Resort Wings is 92,300, 92,900 and 115,000 baht respectively. 

The public area is about 5 million baht in total for the overall (public area, the restaurant, 

swimming pools area and the meeting room. 

In the case of a utility contractor, they will start at the same time with the 

structure contractor, in order to cooperate the work together. Because at some point of 

structure, damage happened from the utility. In order to repair the structure, the cause 

of damage needs to be fixed first. The utility such as pipes and wires are repaired faster 

than the structure because it just removes the old one and replaces by the new material. 

The cost of utility and other materials is about 12 million in total. 

 

6.5.3 Source of Funds 

 Table 6.3 shows the total funds of this renovation project are about 

36,757,000 baht, which the source of funds divided into two parts. The first part is the 

owner equity that came from the hotel profit of about 18,378,500 or 50% of the total 

investment, and the other 50% is from bank loans with the interest rate of 7.2% per year. 

We use a 50% loan because the liquidity of the hotel and the interest are not so high. 

All the loans will be payable within three years with interest in about 4 million baht. 

 

1. Owner Equity (50%) 

2. Bank Loans (50%) 

 

Table 6.2 Sea Breeze Jomtien Resort Source of Funds 

Source of funds Baht % 

Owner Equity        18,378,500  50% 

Bank Loans        18,378,500 50% 

Total Investment         36,757,000  100% 
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CHAPTER VII 

FINANCIAL PROJECTION 

 

 
For Sea Breeze Jomtien Resource, source of revenue comes from 3 main 

categories. The first one is the room revenue, including Room Charge, Room Upgrade, 

Extra Bed and Extra Person Charge. This room revenue is about 55% of total revenue. 

The second revenue is the Food & Beverage is about 43% of total income, which 

including ABF or Breakfast Buffet, Banquet, Outlets and New Year Gala Dinner. The 

last categories are other income of total revenue of about 2%, such as Laundry, Mini 

Bar, and Miscellaneous Charges.  

 

 

7.1 Forecast Average Room Rate (ARR) and Occupancy (OCC) Each 

Room Types 

 
Table 7.1 Sea Breeze Jomtien Resort Forecast Average Room Rate (ARR) by 

Room Types 

Month 2019 
ADR 

Forecast ARR by Room Type Forecast ARR 

Supe
rior  
Reso

rt 
Win
gs 

Superi
or  

Pool 
View 

Resort 
Wings 

Delux
e  

Resor
t 

Wing
s 

Supe
rior 

Main 
Build

ing 

Delux
e Sea 
Front 

Junior 
Suite 

All Room 
Types 

No. of 
Rooms 277 85 49 4 129 9 1 277 % 

Jan 
(High) 891.6 700 800 900 1000 1500 3000 894.58 0.34 

Feb 
(High) 872.6 700 800 900 1000 1500 3000 894.58 2.52 

Mar 
(High) 937.3 700 800 900 1000 1500 3000 894.58 -4.55 

Apr 
(High) 868.7 700 800 900 1000 1500 3000 894.58 2.98 
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May 
(Low) 768.0 600 700 800 900 1300 2500 789.89 2.85 

Jun (Low) 776.0 600 700 800 900 1300 2500 789.89 1.78 

Jul (Low) 812.7 600 700 800 900 1300 2500 789.89 -2.81 

Aug 
(Low) 769.4 600 700 800 900 1300 2500 789.89 2.67 

Sep 
(Low) 714.6 600 700 800 900 1300 2500 789.89 10.53 

Oct 
(Low) 732.7 600 700 800 900 1300 2500 789.89 7.80 

Nov 
(High) 831.6 700 800 900 1000 1500 3000 894.58 7.58 

Dec 
(High) 897.0 700 800 900 1000 1500 3000 894.58 -0.26 

Average  822.7 650 750 850 950 1,400 2,750 842.2 2.38 

 

Table 7.1 show the forecast of the hotel Average Room Rate(ARR) by room 

types by based on the hotel statistic in 2019. The forecast divided for all 6 room types 

from Superior Resort Wings which is the standard room to the Junior Suite Room which 

is the highest price in the hotel. The forecast is different by high season (NOV ± APR) 

and low season (MAY ± OCT) because it based on season in the contract between hotel 

and Travel Agency. The lowest ARR is 600 baht/room night for Superior Resort Wings 

in low season and increase to 700 baht/room night in the high season. This rate is the 

room only rate that already breakdown the ABF price (150 baht/person) already. The 

ARR is calculated based on the room rate and number of each room types so the Total 

Forecast Average Room Rate is 842.2 baht/room night. 

 

Table 7.2 Sea Breeze Jomtien Resort Forecast Occupancy (OCC) by Room Types 

Month 2019 
OCC 

Forecast OCC by Room Type 

Forecast  
OCC 

Superior  
Resort 
Wings 

Superior  
Pool 
View 

Resort 
Wings  

Deluxe  
Resort 
Wings 

Superior 
Main 

Building 

Deluxe 
Sea 

Front 

Junior 
Suite 

No. of 
Rooms 277 85 49 4 129 9 1 277 

Jan (High) 92.17 82 47 2 120 5 0.1 92.45 

Feb (High) 96.54 85 49 2 125 7 0.1 96.79 
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Mar (High) 93.52 84 48 2 122 5 0.1 94.26 

Apr (High) 81.69 72 45 2 104 4 0.1 81.99 

May (Low) 77.39 51 40 1 119 3 0 77.26 

Jun (Low) 57.10 28 27 0.5 102 2 0 57.58 

Jul (Low) 53.65 22 22 0.5 103 2 0 53.97 

Aug (Low) 70.25 38 35 1 118 2 0 70.04 

Sep (Low) 72.51 48 38 1 111 2 0 72.20 

Oct (Low) 81.34 73 39 1 109 4 0.1 81.62 

Nov (High) 87.47 75 45 2 112 7 0.2 87.08 

Dec (High) 88.09 80 46 2 110 7 0.2 88.52 

Average  79.31 61.5 40.1 1.4 112.9 4.2 0.1 79.5 

% Occ   72.4 81.8 35.4 87.5 46.3 7.5   

 

Table 7.2 show the forecast Occupancy (OCC) by room types based on the 

hotel statistic occupancy of each month in 2019. The room is divided in 6 room types 

(Superior Resort Wings, Superior Pool View Resort Wings, Deluxe Resort Wings, 

Superior Main Building, Deluxe Sea Front, Junior Suite) and each type have different 

number of rooms. The highest number of rooms is type Superior Main Building 

following by the Superior Resort Wings and Superior Pool View Resort Wings. For 

Superior Resort Wings and Pool View is high demand for Russian customer especially 

in high season (NOV ± APR), occupancy of this room types is almost full in the high 

season period, but in low season the market segment change to Thai people, both 

seminar and FIT, the demand shift to the Superior Main Building which is closed to the 

meeting room. The total forecast occupancy all the year is 79.5% of the total 277 rooms.  
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7.2 Forecast Revenue by Room Types 
The forecast is calculating based on the previous years' hotel data with the 

increase of the occupancy (OCC) and average room rate (ARR).  In the first years after 

renovated, we forecast OCC and ARR same with the previous year before the hotel 

close for renovation. After the first year, an average room rate (ARR) is forecast to 

increase 5 % every two years. Still, the occupancy, we predict the same because the 79.5 

% occXpanc\ iV alUead\ high in WeUm of all \eaU¶V occXpanc\. 

 

Table 7.3 Sea Breeze Jomtien Resort Forecast Revenue for Room Type: Superior 

Resort Wings 

Room Type: Superior Resort Wings 
 Year    1     2     3     4     5   
 Room 

Available  85  85  85  85  85  

 ADR  650  670  690  710  732  
 Day  365  365  365  365  365  

 Gross 
Revenue  20,166,250  20,771,238  21,394,375  22,036,206  22,697,292  

 Forecast Occ  72  72  72  72  72  
 Forecast 
Revenue  14,590,875  15,028,601  15,479,459  15,943,843  16,422,158  

Room Type: Superior Resort Wings (Cont.) 
 Year    6     7     8     9     10   
 Room 

Available  85  85  85  85  85  

 ADR  754  776  799  823  848  
 Day  365  365  365  365  365  

 Gross 
Revenue  23,378,211  24,079,557  24,801,944  25,546,002  26,312,382  

 Forecast Occ  72  72  72  72  72  
 Forecast 
Revenue  16,914,823  17,422,268  17,944,936  18,483,284  19,037,782  

**ADR Growth Rate increase 3% each year 
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Table 7.4 Sea Breeze Jomtien Resort Forecast Revenue for Room Type: Superior 

Pool View Resort Wings 

 Room Type: Superior Pool View Resort Wings  
 Year    1     2     3     4     5   
 Room 

Available  49  49  49  49  49  

 ADR  750  773  796  820  844  
 Day  365  365  365  365  365  

 Gross 
Revenue  13,413,750  13,816,163  14,230,647  14,657,567  15,097,294  

 Forecast Occ  82  82  82  82  82  
 Forecast 
Revenue  10,972,813  11,301,997  11,641,057  11,990,288  12,349,997  

Room Type: Superior Pool View Resort Wings (Cont.) 
 Year    6     7     8     9     10   
 Room 

Available  49  49  49  49  49  

 ADR  869  896  922  950  979  
 Day  365  365  365  365  365  

 Gross 
Revenue  15,550,213  16,016,719  16,497,221  16,992,137  17,501,901  

 Forecast Occ  82  82  82  82  82  
 Forecast 
Revenue  12,720,497  13,102,112  13,495,175  13,900,031  14,317,032  

**ADR Growth Rate increase 3% each year 

 

Table 7.5 Sea Breeze Jomtien Resort Forecast Revenue for Room Type: Deluxe 

Resort Wings 

Room Type: Deluxe Resort Wings  
 Year  1  2  3  4  5  
 Room 

Available  4  4  4  4  4  

 ADR  850  876  902  929  957  
 Day  365  365  365  365  365  

 Gross 
Revenue  1,241,000  1,278,230  1,316,577  1,356,074  1,396,756  

 Forecast Occ  35  35  35  35  35  

 Forecast 
Revenue  439,521  452,706  466,288  480,276  494,685  
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Room Type: Deluxe Resort Wings (Cont.) 
 Year  6  7  8  9  10  
 Room 

Available  4  4  4  4  4  

 ADR  985  1,015  1,045  1,077  1,109  
 Day  365  365  365  365  365  

 Gross 
Revenue  1,438,659  1,481,819  1,526,273  1,572,062  1,619,224  

 Forecast Occ  35  35  35  35  35  
 Forecast 
Revenue  509,525  524,811  540,555  556,772  573,475  

**ADR Growth Rate increase 3% each year 

 

Table 7.6 Sea Breeze Jomtien Resort Forecast Revenue for Room Type: Superior 

Main Building 

Room Type: Superior Main Building  
 Year  1  2  3  4  5  
 Room 

Available  129  129  129  129  129  

 ADR  950  979  1,008  1,038  1,069  
 Day  365  365  365  365  365  

 Gross 
Revenue  44,730,750  46,072,673  47,454,853  48,878,498  50,344,853  

 Forecast Occ  88  88  88  88  88  
 Forecast 
Revenue  39,153,854  40,328,470  41,538,324  42,784,474  44,068,008  

Room Type: Superior Main Building (Cont.) 
 Year  6  7  8  9  10  
 Room 

Available  129  129  129  129  129  

 ADR  1,101  1,134  1,168  1,203  1,240  
 Day  365  365  365  365  365  

 Gross 
Revenue  51,855,199  53,410,855  55,013,180  56,663,576  58,363,483  

 Forecast Occ  88  88  88  88  88  
 Forecast 
Revenue  45,390,048  46,751,749  48,154,302  49,598,931  51,086,899  

**ADR Growth Rate increase 3% each year 
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Table 7.7 Sea Breeze Jomtien Resort Forecast Revenue for Room Type: Deluxe 

Sea Front  

Room Type: Deluxe Sea Front 
 Year  1  2  3  4  5  
 Room 

Available  9  9  9  9  9  

 ADR  1,400  1,442  1,485  1,530  1,576  
 Day  365  365  365  365  365  

 Gross 
Revenue  4,599,000  4,736,970  4,879,079  5,025,451  5,176,215  

 Forecast Occ  46  46  46  46  46  
 Forecast 
Revenue  2,129,167  2,193,042  2,258,833  2,326,598  2,396,396  

Room Type: Deluxe Sea Front (Cont.) 
 Year  6  7  8  9  10  
 Room 

Available  9  9  9  9  9  

 ADR  1,623  1,672  1,722  1,773  1,827  
 Day  365  365  365  365  365  

 Gross 
Revenue  5,331,501  5,491,447  5,656,190  5,825,876  6,000,652  

 Forecast Occ  46  46  46  46  46  
 Forecast 
Revenue  2,468,288  2,542,336  2,618,606  2,697,165  2,778,080  

**ADR Growth Rate increase 3% each year 

 

Table 7.8 Sea Breeze Jomtien Resort Forecast Revenue for Room Type: Junior 

Suite 

Room Type: Junior Suite  
 Year  1  2  3  4  5  
 Room 

Available  1  1  1  1  1  

 ADR  2,750  2,833  2,917  3,005  3,095  
 Day  365  365  365  365  365  

 Gross 
Revenue  1,003,750  1,033,863  1,064,878  1,096,825  1,129,729  

 Forecast Occ  8  8  8  8  8  

 Forecast 
Revenue  75,281  77,540  79,866  82,262  84,730  

 

 

 

 

 

 
 

 

 

 

 

 

 

Copyright by Mahidol University 



Fac. of Grad. Studies, Mahidol Univ. M.M. (International Tourism and Hospitality Management)/53 

Room Type: Junior Suite (Cont.) 
 Year  6  7  8  9  10  
 Room 

Available  1  1  1  1  1  

 ADR  3,188  3,284  3,382  3,484  3,588  
 Day  365  365  365  365  365  

 Gross 
Revenue  1,163,621  1,198,530  1,234,486  1,271,520  1,309,666 

 Forecast Occ  8  8  8  8  8  
 Forecast 
Revenue  87,272  89,890  92,586  95,364  98,225  

**ADR Growth Rate increase 3% each year 

 

Table 7.3 to 7.8 show the forecast revenue of each room types by use the 

forecast average room rate (ARR) (Table 7.1) of each room type multiply by days in a 

year to forecast the gross revenue and  use forecast Occupancy (OCC) (Table 7.2) to 

forecast the total revenue of each room type. The different of each year using the ADR 

growth rate 3% each year from year1 to year 10 to forecast the revenue by room type of 

each year based on the average inflation rate .  

 

 

7.3 Forecast Income Statement 
 

Table 7.9 Sea Breeze Jomtien Resort Forecast Income Statement from Y1 to Y10 

Income Statement 

Year 1 2 3 4 5 
Superior  

Resort Wings 14,590,875 15,028,601 15,479,459 15,943,843 16,422,158 

Superior  
Pool View 

Resort Wings 
10,972,813 11,301,997 11,641,057 11,990,288 12,349,997 

Deluxe  
Resort Wings 439,521 452,706 466,288 480,276 494,685 

Superior 
Main 

Building 
39,153,854 40,328,470 41,538,324 42,784,474 44,068,008 

Deluxe Sea 
Front 2,129,167 2,193,042 2,258,833 2,326,598 2,396,396 
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Junior Suite 75,281 77,540 79,866 82,262 84,730 
Sub Total 

Room 
Revenue 

67,361,510 69,382,356 71,463,826 73,607,741 75,815,973 

F&B 
Revenue 52,664,454 54,244,387 55,871,719 57,547,870 59,274,306 

Other 
Revenue 2,449,509 2,522,995 2,598,685 2,676,645 2,756,944 

Effective 
Gross 

Income 
122,475,473 126,149,738 129,934,230 133,832,257 137,847,224 

Income Statement (Cont.) 
Year 6 7 8 9 10 

Superior  
Resort Wings 16,914,823 17,422,268 17,944,936 18,483,284 19,037,782 

Superior  
Pool View 

Resort Wings 
12,720,497 13,102,112 13,495,175 13,900,031 14,317,032 

Deluxe  
Resort Wings 509,525 524,811 540,555 556,772 573,475 

Superior 
Main 

Building 
45,390,048 46,751,749 48,154,302 49,598,931 51,086,899 

Deluxe Sea 
Front 2,468,288 2,542,336 2,618,606 2,697,165 2,778,080 

Junior Suite 87,272 89,890 92,586 95,364 98,225 
Sub Total 

Room 
Revenue 

78,090,453 80,433,166 82,846,161 85,331,546 87,891,492 

F&B 
Revenue 61,052,536 62,884,112 64,770,635 66,713,754 68,715,167 

Other 
Revenue 2,839,653 2,924,842 3,012,588 3,102,965 3,196,054 

Effective 
Gross 

Income 
141,982,641 146,242,120 150,629,384 155,148,266 159,802,713 
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7.4 Forecast Expenses 

 
7.4.1 Employee Monthly Salary  

Employee salary is one of the main expenses of the hotel. We separate into 

8 departments plus management board. The total hotel employee is 162 persons with a 

salary of about 2,300,541 Baht per month (Table 7.10). The salary rate will increase by 

5% per years. 

 

Table 7.10 Sea Breeze Jomtien Resort Staff Salary 

Department  

 No. of 

Staff   Salary  

 Management  4  173,000  

 Front Office  14  188,300  

 Housekeeping  49  524,760  

 Food & Beverage  30  393,355  

 Kitchen  34  454,650  

 Accounting  13  209,986  

 Human Resource  9  141,230  

 Sales & Marketing  2  52,500  

 Engineer  11  162,670  

 Total  162  2,300,451  

 

7.4.2 Other Expenses 

The expense is separated by fixed and no-fixed (variable) expenses (Table 

7.11). Fixed expense such as Salary, Advertising, Insurance, Rent, Telephone, Internet 

which hotel need to pay every month. For No-fixed expense or Cost of Sales which 

depending on the room occupancy, high occupancy, high cost. Cost of No-fixed is 

calculated by % of Gross Revenue. In this plan, we use 30% cost of Sales for Room 

Revenue, and 30% Food & Beverage because acceptable hotel cost of sales is about 30-

35%. Besides this, the most significant of the hotel business is service, salary and wages 
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are one of the main expenses. We use a 5% growth rate each year for employee salary 

and wages. However, for the fixed cost, we use a 3% growth rate for each year. 

 

Table 7.11 Sea Breeze Jomtien Resort Forecast Other Expense 

Other Expense   Amount  Unit  

 Cost of Sales  30%  % of Gross Revenue  

 Online Website fees  12% 

 % of Website Direct Booking (2% of 

Room Revenue)  

 OTA Commissions and fees  18%  % of OTA (16.8% of Room Rev)   

 Utility  10%  % of Gross Revenue  

 Maintenance   2%  % of Gross Revenue  

 Advertising  10000.00 Baht/Month 

 Rental (Car Park) 50,000.00  Baht/Month  

 Internet & Telephone  8,000.00  Baht/Month  

 Entertainment  40,000.00  Baht/Month  

 Insurance  12,500.00  Baht/Month  

 Pool maintenance Outsource   30,000.00  Baht/Month  

 

Table 7.12 Sea Breeze Jomtien Resort Forecast Variable Cost from Y1 to Y10 

Variable Cost Year 1 Year 2 Year 3 Year 4 Year 5 
Cost of Sales      
 Room 20,208,453 20,814,707 21,439,148 22,082,322 22,744,792 
 Food & 

Baverage 15,799,336 16,273,316 16,761,516 17,264,361 17,782,292 

 Other 
Income 734,853 756,898 779,605 802,994 827,083 

Total Cost of 
Sales 36,742,642 37,844,921 38,980,269 40,149,677 41,354,167 

 Online 
Website fees 215,557 222,024 228,684 235,545 242,611 

 OTA 
Commissions 2,037,012 2,098,122 2,161,066 2,225,898 2,292,675 

 Utility 8,573,283 8,830,482 9,095,396 9,368,258 9,649,306 
 Maintenance 1,714,657 1,766,096 1,819,079 1,873,652 1,929,861 
Total Variable 
Cost 49,283,151 50,761,645 52,284,495 53,853,029 55,468,620 
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Variable Cost 
(Cont.) Year 6 Year 7 Year 8 Year 9 Year 10 

Cost of Sales      
 Room 24,129,950 24,853,848 25,599,464 26,367,448 23,427,136 
 Food & 

Baverage 18,865,234 19,431,191 20,014,126 20,614,550 18,315,761 

 Other 
Income 877,453 903,776 930,890 958,816 851,896 

Total Cost of 
Sales 42,594,792 43,872,636 45,188,815 46,544,480 47,940,814 

 Online 
Website fees 257,386 265,108 273,061 281,253 249,889 

 OTA 
Commissions  2,432,299 2,505,268 2,580,426 2,657,839 2,361,455 

 Utility 10,236,948 10,544,057 10,860,379 11,186,190 9,938,785 
 Maintenance 2,047,390 2,108,811 2,172,076 2,237,238 1,987,757 
Total Variable 
Cost 57,132,679 58,846,659 60,612,059 62,430,421 64,303,333 

 

Table 7.13 Sea Breeze Jomtien Resort Forecast Fixed Cost from Y1 to Y 10 

Fixed Cost Year 1 Year 2 Year 3 Year 4 Year 5 
 Salary and 

Wages 27,605,412 28,985,683 30,434,967 31,956,715 33,554,551 
 Rental 600,000 618,000 636,540 655,636 675,305 
 Internet & 

Telephone 96,000 98,880 101,846 104,902 108,049 
 Entertainment 480,000 494,400 509,232 524,509 540,244 
 Insurance 150,000 154,500 159,135 163,909 168,826 
 Pool 

maintenance  360,000 370,800 381,924 393,382 405,183 
 Advertising 120,000 123,600 127,308 131,127 135,061 
Total Fixed Cost  29,411,412 30,845,863 32,350,952 33,930,180 35,587,220 
Fixed Cost (Cont.) Year 6 Year 7 Year 8 Year 9 Year 10 
 Salary and 

Wages 35,232,278 36,993,892 38,843,587 40,785,766 42,825,055 
 Rental 695,564 716,431 737,924 760,062 782,864 
 Internet & 

Telephone 111,290 114,629 118,068 121,610 125,258 
 Entertainment 556,452 573,145 590,339 608,050 626,291 
 Insurance 173,891 179,108 184,481 190,016 195,716 
 Pool 

maintenance  417,339 429,859 442,755 456,037 469,718 
 Advertising 139,113 143,286 147,585 152,012 156,573 
Total Fixed Cost 37,325,927 39,150,351 41,064,739 43,073,553 45,181,475 
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Table 7.12 and 7.13 show the calculation of the forecast variable and fixed 

cost by using the amount from Table 7.11. The variable cost (Table 7.12) is including 

Cost of Sales and other expense that relate to the hotel revenue with the growth rate 3% 

of each year as well as table 7.13 which is the fixed cost that hotel needs to pay each 

month no matter how much the revenue. The fixed cost such as salary and wages, the 

rental of the car par, telephone and internet, entertainment, insurance, swimming pool 

maintenance and the advertising. 

 

7.4.3 Corporate Income Tax 

The corporate income tax is calculating by multiply the tax rate with the net 

profit. If no profit or negative, no need to pay this tax. For Sea Breeze in corporate Non-

SME because the revenue is more than 3 million baht. Therefore, the tax for Sea Breeze 

will be 20% of the net profit (The Revenue Department, 2016). 

 

7.4.4 Depreciation 

We use Straight Line Method to calculate depreciation of the hotel asset. 

This method is calculated by finding the same depreciation every year until the end of 

useful life.  

 Depreciation Expense   = (Cost ± Salvage Value) / Useful life 

   = (36,357,000 ± 0) / 10 

   = 3,635,700 Baht per year 

 

Table 7.14 Sea Breeze Jomtien Resort Forecast Depreciation Expense of Y1 to Y10 

Cost of 

Asset 

Year 1 Year 2 Year 3 Year 4 Year 5 

36,357,000 3,635,700 3,635,700 3,635,700 3,635,700 3,635,700 

 

Year 6 Year 7 Year 8 Year 9 Year 10 

3,635,700 3,635,700 3,635,700 3,635,700 3,635,700 

 

Table 7.14 show the depreciation expense of the hotel asset each year based 

on the renovation cost by using the same depreciation expense every year for 10 years. 
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7.4.5 Renovation Cost  

The renovation cost is separate by three categories which is Structure, 

Decoration and Utility. The total cost is 36,357,000 Baht (Table 7.15).  

 

Table 7.15 Sea Breeze Jomtien Resort Renovation Investment Cost 

Renovation Cost 

  Baht % 

Structure  4,750,000 13.06 

Decoration 23,379,000 64.30 

Utility 8,228,000 22.63 

Total Investment  36,357,000 100 

 

7.4.6 Interest  

The Loan for Bank total is 18,178,500 baht within the 3 years with a fixed 

rate of interest 7.2 % per year. The dept will be paid with fixed rate about 569,156.82 

baht per month with the different interest or 6,829,881.84 per years for three years 

(Table 7.16). This loan will be finished at the end of year 3. 

 

Table 7.16 Sea Breeze Jomtien Resort Interest Forecast Repayment 

Period Balance Date Day Interest Principle Reduct 
1 18,378,500.00 31/1/2022 31 112,385.79 456,771.03 569,156.82 
2 17,921,728.97 28/2/2022 28 98,986.86 470,169.96 569,156.82 
3 17,451,559.01 31/3/2022 31 106,717.48 462,439.34 569,156.82 
4 16,989,119.67 30/4/2022 30 100,538.35 468,618.47 569,156.82 
5 16,520,501.20 31/5/2022 31 101,024.00 468,132.82 569,156.82 
6 16,052,368.38 30/6/2022 30 94,994.84 474,161.98 569,156.82 
7 15,578,206.40 31/7/2022 31 95,261.80 473,895.02 569,156.82 
8 15,104,311.38 31/8/2022 31 92,363.90 476,792.92 569,156.82 
9 14,627,518.46 30/9/2022 30 86,562.85 482,593.97 569,156.82 

10 14,144,924.49 31/10/2022 31 86,497.18 482,659.64 569,156.82 
11 13,662,264.85 30/11/2022 30 80,850.66 488,306.16 569,156.82 
12 13,173,958.69 31/12/2022 31 80,559.66 488,597.16 569,156.82 

Total 2022 1,136,743.37 5,693,138.47 6,829,881.84 
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13 12,685,361.53 31/1/2023 31 77,571.85 491,584.97 569,156.82 
14 12,193,776.56 28/2/2023 28 67,349.74 501,807.08 569,156.82 
15 11,691,969.48 31/3/2023 31 71,497.19 497,659.63 569,156.82 
16 11,194,309.85 30/4/2023 30 66,245.78 502,911.04 569,156.82 
17 10,691,398.81 31/5/2023 31 65,378.64 503,778.18 569,156.82 
18 10,187,620.63 30/6/2023 30 60,288.39 508,868.43 569,156.82 
19 9,678,752.20 31/7/2023 31 59,186.23 509,970.59 569,156.82 
20 9,168,781.61 31/8/2023 31 56,067.73 513,089.09 569,156.82 
21 8,655,692.52 30/9/2023 30 51,222.73 517,934.09 569,156.82 
22 8,137,758.43 31/10/2023 31 49,762.95 519,393.87 569,156.82 
23 7,618,364.56 30/11/2023 30 45,084.02 524,072.80 569,156.82 
24 7,094,291.76 31/12/2023 31 43,382.08 525,774.74 569,156.82 

Total 2023 713,037.33 6,116,844.51 6,829,881.84 
25 6,568,517.02 31/1/2024 31 40,057.19 529,099.63 569,156.82 
26 6,039,417.39 29/2/2024 29 34,454.38 534,702.44 569,156.82 
27 5,504,714.95 31/3/2024 31 33,569.74 535,587.08 569,156.82 
28 4,969,127.87 30/4/2024 30 29,326.00 539,830.82 569,156.82 
29 4,429,297.05 31/5/2024 31 27,011.45 542,145.37 569,156.82 
30 3,887,151.68 30/6/2024 30 22,940.57 546,216.25 569,156.82 
31 3,340,935.43 31/7/2024 31 20,374.23 548,782.59 569,156.82 
32 2,792,152.84 31/8/2024 31 17,027.56 552,129.26 569,156.82 
33 2,240,023.58 30/9/2024 30 13,219.81 555,937.01 569,156.82 
34 1,684,086.57 31/10/2024 31 10,270.17 558,886.65 569,156.82 
35 1,125,199.92 30/11/2024 30 6,640.52 562,516.30 569,156.82 
36 562,683.62 31/12/2024 31 3,431.45 562,683.62 566,115.07 

Total 2024 258,323.07 6,568,517.02 6,826,840.09 
Total  2,108,103.77 18,378,500.00 20,486,603.77 

 

 

7.5 Profit and Loss Statement  
Table 7.17 & 7.18 shows the forecast profit and loss statement of the Sea 

Breeze Jomtien Resort after finishing the renovation process. The total incoming from 

3 sources of revenue (Room, F&B and Other) remove by the cost of sales is equal to the 

gross margin. After remove Business expenses, Salary and Wages, Other Expenses,  

Depreciation and the dept pay to the bank, the Net Income Before Taxes is shown. 

Corporate tax is calculated by 20% of the Net Income before Taxes, so after the tax 

remove, the net income or NPV is shown. In Year 3, the hotel will be able to pay the 
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debt to the bank in total  14,702,800 baht, and the net income will be an increase from 

18-19% to 21-22% in each year 

 

Table 7.17 Sea Breeze Jomtien Resort Forecast Profit and Loss Statement Y1-Y5 

   Year 1   Year 2   Year 3   Year 4   Year 5  
Total 
Income 122,475,473.48  126,149,737.69  129,934,229.82  133,832,256.71  137,847,224.42  

Cost of 
Sales 36,742,642.05  37,844,921.31  38,980,268.95  40,149,677.01  41,354,167.32  

Gross 
Margin 85,732,831.44  88,304,816.38  90,953,960.87  93,682,579.70  96,493,057.09  

Business 
Expenses 14,346,508.68  14,776,903.94  15,220,211.06  15,676,817.39  16,147,121.91  

Salary and 
Wages 27,605,412.00  28,985,682.60  30,434,966.73  31,956,715.07  33,554,550.82  

Other 
Expenses 6,000,000.00  6,180,000.00  6,365,400.00  6,556,362.00  6,753,052.86  

Depreciation 3,635,700.00  3,635,700.00  3,635,700.00  3,635,700.00  3,635,700.00  
Interest  6,829,881.84  6,829,881.84  6,826,840.09      
Net Income 27,315,328.92  27,896,648.00  28,470,842.99  35,856,985.24  36,402,631.50  
Corporate 
Tax 5,463,065.78  5,579,329.60  5,694,168.60  7,171,397.05  7,280,526.30  

Total Net 
Earning  21,852,263.13  22,317,318.40  22,776,674.40  28,685,588.19  29,122,105.20  

 

Table 7.18 Sea Breeze Jomtien Resort Forecast Profit and Loss Statement Y6-Y10 

   Year 6   Year 7   Year 8   Year 9   Year 10  
Total 
Income 141,982,641.15  146,242,120.38  150,629,383.99  155,148,265.51  159,802,713.48  

Cost of 
Sales 42,594,792.34  43,872,636.11  45,188,815.20  46,544,479.65  47,940,814.04  

Gross 
Margin 99,387,848.80  102,369,484.27  105,440,568.80  108,603,785.86  111,861,899.44  

Business 
Expenses 16,631,535.57  17,130,481.64  17,644,396.09  18,173,727.97  18,718,939.81  

Salary and 
Wages 35,232,278.36  36,993,892.28  38,843,586.89  40,785,766.24  42,825,054.55  

Other 
Expenses 6,955,644.45  7,164,313.78  7,379,243.19  7,600,620.49  7,828,639.10  

Depreciation 3,635,700.00  3,635,700.00  3,635,700.00  3,635,700.00  3,635,700.00  
Interest            
Net Income 36,932,690.43  37,445,096.57  37,937,642.62  38,407,971.16  38,853,565.97  
Corporate 
Tax 7,386,538.09  7,489,019.31  7,587,528.52  7,681,594.23  7,770,713.19  

Total Net 
Earning  29,546,152.34  29,956,077.26  30,350,114.10  30,726,376.93  31,082,852.78  
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CHAPTER VIII 

RISK MANAGEMENT 

 

 

8.1 Renovation Risk Management  
The renovation is the process that needed to well-prepared because the 

process is related to the many aspects of the hotel, including staff, guest and the hotel's 

bottom line (Schalk, 2019).   

The plan needs to be clear and reasonable, as well as make sure it finished 

on time because of the delay can cause massive damage to the hotel, so the clear 

communication to the guest and staff is necessary. In order to do that, the right team is 

the first things the management team need to be concerned. The contractor, designer, 

consultant and the hotel team, all these people need to work smoothly, so the outsourcing 

of this renovation need to select the team based on not only the prices but the 

professional of each unit is also matter. The renovation schedule needs to be precise and 

flexible in case of obstructing during construction or delay of materials. The preparation 

process is required to solve this problem, such as prepare the furniture or decoration 

stuff which can make off-site. The team need to include the time of transportation into 

the plan to make sure it will not make the whole process delay.  

One of the risks of hotel renovation is liquidity. The improvement is 

required a significant amount of money to make the renovation process run smoothly. 

The cash flow in the organization is essential to reduce the risk of the emergency case 

such as not enough materials, or material prices is change during the construction period. 

Because during the process, the hotel operation will be closed partially or entirely, and 

the revenue will be less than the full operating period, to make everything run smoothly, 

so the backup money is required to use in the emergency time. In addition, all the funds 

need to be controlled by the team to make sure it not over the budgets because it is the 

hotel cost which the most important of business. 

Another risk during the construction period is the hotel employee. During 

that time, the hotel might not be closed for 100%, but in the construction site, areas will 
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be closed, and the work will be less. For example, housekeeping in which the number 

of rooms will be less for at least 4 months. The plan for them is divided into 3 choices. 

The first is to use their cumulative holiday or extra holiday for their vacation because 

many of them had many cumulative holidays that they never use. The second choice is 

to use this period for training, such as a new language, or the general training that needs 

more time to learn. The third choice is to leave without pay for some employees who 

want to help the hotel or have other things to do so that they can leave by having a 

guarantee from the hotel that they will have the same job when they come back. 

 

 

8.2 Health and Safety Risk Management 
 Safety is the priority of every construction site. The renovation plan needs 

to concern about the safety of the customer, hotel staff and worker during the 

construction period. The construction area must be close and not allow anyone who not 

has the authority to enter the area, and before entering the area, every person needs to 

wear safety equipment such as safety helmet and shoes in order to prevent danger and 

injuries. Especially in the construction of the old building structure maintenance, which 

is effective to the whole building structure, the safety needs to be prepared; the structure 

support must be ready, and the area must be closed.  

In 2020, the biggest problem about health and safety that causes damage to 

around the world is an outbreak of the Coronavirus (COVID-19). After China reported 

the confirmed cases of the new virus in December 2019, Thailand is the first country 

that found the official confirmed case of COVID-19 outside China on January 13, 2020, 

following by many countries around the world.  

COVID-19 is one of type of the coronavirus same as MERS and SARS that 

used to outbreak in the past. This type of virus is the type that infects by respiratory 

droplets from the infected person to another person. The easy of the infection makes 

COVID-19 outbreak rapidly in many countries, the number of the new case starts from 

hundred to hundred thousand cases in one day and still increasing. The COVID-19 

outbreak is the global crisis that causing a massive effect on people's lives, families, and 

communities. It makes everything change. The economics around the world is a 
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slowdown; the stock was massive falls; the unemployment rate had increased (Jones et 

al., 2020). Most of the business and industry has to stop, transportation between 

countries or cities was abandon, and some countries were lockdown to stop the spread 

of the COVID-19.  

One of the most affected industry is the hospitality and tourism industry, 

including airline, tour company, accommodation and tourist attraction. COVID-19 

makes customer cancel their trip, plan and flight that makes the business flow stop. 

Thailand is one of the countries that had affected by COVID-19.  

For Sea Breeze Jomtien Resort, the effect was not much in the first period 

of the outbreak because China is not our primary customer segment, but after one month 

the outbreak start spread to many countries including Russia and East Europe which is 

our primary market. Thai government stopped all the flights from other countries that 

come to Thailand and close every border with Whe neighboU¶V coXnWUieV; WhiV UeaVon 

makes the occupancy instantly drop. The hotel management team decided to follow the 

instruction to stop the spread of the virus by stopping the hotel operation until the 

situation is getting better.  

Now in July 2020, the situation in of COVID-19 outbreak in Thailand is 

clear, but around the world, the number is still increasing. No one can predict when the 

virus outbreak will stop, or the vaccine will be found. What Thailand's hospitality and 

tourism business that rely on international tourism can do is waiting, saving the 

operating cost, trying to find a new source of income and sustaining our business to 

survive through this crisis. 

 

 

8.3 Customer Segments Risk Management 
According to the COVID-19 situation all around the world, Russia is one of 

the countries which the number of infected and dead people is high (WHO, 2020). 

According to the WHO situation report in July (2020), the number of total confirmed 

case is more than 746,000 cases and total deaths are more than 11,700 people and still 

increasing with the rate of new confirm new case more than 6000 people in one day. 

Combined with Thailand was cancelling all the international flight that plan to arrive in 

Thailand.  
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To reduce this risk, Sea Breeze Jomtien Resort must adapt its customer 

persona from Russians to Thai people or domestic at least until the world situation is a 

better and international tourist is allowed to enter Thailand.  

The domestic tourist persona which we can target is the family and young 

couples. These group will travel mostly on the weekend and especially on the long 

weekend, but the target is limited, and the competition is very high because every hotel 

also changes their target to domestic. The promotion and unique selling point are the 

keys to attract customer to the hotel. 

Moreover, there are many campaigns from the government or local 

organization such as the Tourism Authority of Thailand, which launch the new 

campaign to support business in the tourism sector. These campaigns are suitable to join 

because it helps to promote the hotel and attract a new customer through many channels 

of the government or their organization which hotel might not use or not familiar with 

it.  
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