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General Limiting Conditions
This report is based on information that was current as of spring 2018. The assessment is based on
conditions at the time of the analysis (e.g., economic and market conditions) and significant changes in
those conditions may affect the relevance of the assessment. Because future events and circumstances,
many of which cannot be predicted as of the date of this study, may affect the estimates contained therein,
no warranty or representation is made by NGF Consulting that any of the projected values or results
contained in this study will actually be achieved.
Although we believe that the expectations in this report are reasonable, any or all of the estimates
contained herein could prove to be incorrect. To the extent possible, the NGF has attempted to verify and
confirm all estimates and assumptions used in this analysis. However, some assumptions may not
materialize as a result of known or unknown risks and/or unanticipated events. Consequently, actual
results achieved by any new golf facility during the period covered by NGF projections may vary from
our estimates and these variations may be material. As such, the National Golf Foundation accepts no
liability in relation to the estimates provided herein.
To protect you and other clients, and to assure that the research results of NGF Consulting's work will
continue to be accepted as objective and impartial by the business community, it is understood that our
fee for the undertaking of this project is in no way dependent upon the specific conclusions reached or the
nature of the advice given by us in our report to the City of Hollywood.
Every reasonable effort will be exerted in order that the data contained in the written report reflects the
most accurate and timely information possible, and is believed to be reliable. However, no responsibility
will be assumed for inaccuracies in reporting by the client, client's agents, or any other data source used in
preparing the report.
The client agrees that the report is not to be used in conjunction with any public or private offering of debt
or equity securities or to otherwise induce investment without the prior written consent of NGF
Consulting which may be conditioned upon client agreeing to pay an additional fee in an amount to be
reasonably determined by NGF Consulting.
This study is qualified in its entirety by, and should be considered in light of, these limitations, conditions
and considerations.
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Introduction & Purpose
The City of Hollywood, Florida (“City”) retained National Golf Foundation Consulting (“NGF” or
“NGFC”) to provide planning and evaluation services for the 36-hole Orangebrook G&CC
(“Orangebrook G&CC” or “Orangebrook”), which is owned by the City. The two golf courses on this site
have a rich history, dating back to its opening in 1936.
Orangebrook G&CC is currently positioned as a ‘value,’ or ‘lower fee’ public access golf course in one of
the most active golf markets in the United States. The City has commissioned several reports related to its
golf program from NGF over the last decade, including one related to the potential reconfiguration of
Orangebrook. The purpose of the current study by NGF is to analyze the financial feasibility of a potential
full-scale renovation of the facility that will involve reconfiguration of the golf courses and enable the
City to address deferred maintenance and capital needs of Orangebrook, while repositioning the golf
facility to a higher level of comparative quality at in the local marketplace.
Orangebrook G&CC is a highly valued asset by City government and its residents. NGF Consulting saw
its role for this engagement as twofold: (1) to analyze the proposed improvement/ reconfiguration plan
for Orangebrook in the context of the “cost of doing nothing” (i.e., continued Band-Aid approach) and
that strategy’s implications for long-term sustainability of golf at Orangebrook; and (2) to project the
incremental net income that will result from improvements so that the City can have a clearer vision of
how much of the cost of the required capital improvements can be borne by user fees (i.e., revenue bond),
and how much by other City funding sources (general obligation bond).
This independent evaluation is intended to provide City of Hollywood with the information required to
objectively evaluate potential effects of a large-scale renovation of Orangebrook G&CC, as well as the
potential implications of continuing to defer necessary maintenance and capital improvements. This
document comprises a summary report of key NGF findings and recommendations, and includes:
 Summary of capital needs and identification of recommended improvement plan
 Market analysis comprising demographic & economic profile, golf supply and demand
indicators, and thorough competitive review
 Fee analysis and recommendation for Orangebrook pricing/ positioning post-renovation
 NGF’s preliminary use projections and 5-year net-operating income projections assuming
recommended capital upgrades and potential reconfiguration
 Estimate of level of investment (i.e., debt) that the incremental net revenues (net user fees)
will justify based on City financing terms
The study effort was managed by NGF Director of Consulting Ed Getherall, with assistance from Senior
Director of Consulting Richard Singer and Consulting Administrator Jodi Reilly. NGF’s activities
conducted in completion of this report included:
 Meeting with City’s Parks & Recreation Director, Orangebrook General Manager, and JCD
management (latter by phone)
 Facility tour of golf courses, clubhouse, driving range and maintenance yard
 Golf market competitive analysis and research
 Analysis of recent Orangebrook G&CC financial performance
 Review of Hollywood / Broward County demographic and economic factors
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Executive Summary
This section comprises NGF Consulting’s summary of key findings, recommendations, and financial
analyses related to the proposed redevelopment capital improvement plan for Orangebrook G&CC, based
on our review in the spring of 2018.

INTRODUCTION AND PURPOSE
NGF’s independent evaluation is intended to provide City of Hollywood with the information required to
objectively evaluate potential effects of a large-scale renovation of Orangebrook G&CC, as well as the
potential implications of continuing to defer necessary maintenance and capital improvements (i.e., the
“cost of doing nothing”) in the context of both short-term economics and long-term sustainability of golf
at Orangebrook. Our intent is to provide the City with the information it requires to make informed
decisions and steer a future course for Orangebrook. This Executive Summary includes:
 Situation analysis - recent operating history and current conditions assessment
 Golf market overview (national and local), including competitive analysis
 Summary of the proposed redevelopment plan for Orangebrook G&CC
 Preliminary cost estimates for several capital improvement scenarios, including the proposed
full renovation plan
 Findings and recommendations regarding market positioning post-renovation
 Market opportunity conclusions
 Key findings regarding financial implications of implementing proposed improvement plan

SITUATION ANALYSIS
Golf Course Condition Issues – Spring 2018
The NGF consultants completed a summary review of the 36-hole Orangebrook GC, although a detailed
condition inspection of the facility was not part of this project. In addition to our general observations,
interviews with the City and JCD staff strongly suggest that nearly all golf course infrastructure – both
above and below ground – are well past their expected useful life, and that a large investment in upgrades
and replacement will be necessary in the short-term (1-5 years) horizon at Orangebrook.
As with any living thing, a golf course deteriorates with time (see American Society of Golf Course
Architects {ASGCA} Expected Life Cycle chart in Appendix A). At Orangebrook, some “missioncritical” support infrastructure is in need of immediate attention (irrigation, drainage, cart paths), as they
are contributing to maintenance inefficiencies and constraining rounds demand and thus revenues. Other
features of the golf courses will likely need to be replaced or rebuilt within the next few years (i.e. greens,
fairways, tees, maintenance facility/cart barn) – even if the Orangebrook is to continue to operate as a
lower priced facility. Our overview tour of the golf courses in April 2018 showed that both Orangebrook
courses are in need of upgrade in several key areas (estimated costs provided later in this summary):
Golf Course
 Irrigation System – The current irrigation system for the golf course is more than 45 years
old – well past its expected useful life. NGF observations and insight reported to NGF from
golf staff indicates significant problems with Orangebrook irrigation, leading to both lessdesirable conditions and added maintenance responsibilities. Staff reports frequent
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breakdowns in irrigation components, requiring significant staff time to address, thus taxing
limited budget resources, and will have to be replaced as soon as it can be funded, regardless
of whether the full-scale redevelopment plan at Orangebrook is implemented.
 Drainage – As we found during previous engagements for the City, significant portions of
the golf course playing areas do not meet basic drainage criteria and will have to be improved
in the coming years. This issue is critical because it ties directly to total volume of rounds and
thus revenue. At the very least, the City will have to complete a comprehensive Master
Drainage Plan for the property, even if a full renovation of both golf courses is not funded.
 Putting Greens – Globally, the putting surfaces appeared to be in better maintenance
condition than the other golf course components during the NGF visit, though the greens are
well beyond their expected useful life. Given the present price point, it is possible for the
facility to continue on old greens for the short-term future if Orangebrook is to continue to be
positioned as a ‘value’ golf course in the local public market.
 Tees – There was wide variety in tee box conditions, with some areas showing signs of
stressed turf and other areas not properly levelled. It is expected that the tee areas on all 36
holes will require some form of improvement / upgrade in as soon as the next few years.
 Cart Paths and Bridges – The cart paths at Orangebrook are asphalt base and have well
outlived their useful life. They are also as narrow as four feet in many places, about half that
of the typical golf course cart path. These cart paths add to the wear and tear on carts and
make the round of golf less enjoyable for riders. The short cart bridges on the golf course
appear to be structurally sound, but surface repair and/or replacement should be considered in
the short term, consistent with the life expectancy of this type of structure (20+/- years).
 Lakes – Orangebrook has considerable lake space on property, with many of the water
features in need of enhancement, including shoring up edges, expanding holding capacity
(deepening) and lining.
 Bunkers – Sand bunkers are golf course features with the shortest expected useful life and
improvement of all bunkers is needed at Orangebrook GC to provide optimal playing
conditions and golfer appeal.
 On-Course Services – the restrooms and drinking stations for golfers on the golf course will
likely need improvement or possible replacement in the short term to provide optimal
conditions and golfer appeal.
Maintenance Facility/Cart Barn
The maintenance facility is the operations center of the golf course and is the location for all facility
maintenance equipment. It is important that the maintenance facility be of adequate size and condition to
provide appropriate shelter for personnel and equipment. Orangebrook’s aged maintenance facility has is
of inadequate size and has deteriorated to the point where continuous repair is required. Replacement and
enlargement of the maintenance facility will be required at Orangebrook, regardless of whether a full
upgrade or renovation of the property is undertaken.
The antiquated cart storage facility is also substandard, with significant external and internal deterioration
observed by NGF consultants. Replacement and enlargement of the cart barn will soon have to be
considered, regardless of whether a full upgrade or renovation of the property is undertaken.
Maintenance Equipment
Staff reports to NGF that most or all of the equipment used to maintain Orangebrook was outdated and in
generally poor overall condition. As such, improvement in the maintenance equipment will have to be
part of the future plan for this property, regardless of whether a full upgrade or renovation of the property
is undertaken.
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Clubhouse
The clubhouse at Orangebrook GC is a one story structure with three separate wings of operation,
including the pro shop, restaurant / banquet area and administrative offices. This facility is functional in
its current configuration and can host up to 250 patrons in its banquet operation. Though a major upgrade
to the clubhouse does not appear necessary if Orangebrook is to continue to operate on an “as is” basis, a
new multi-use building that could become part of a facility renovation would complement the new golf
courses and likely allow the City to reposition the banquet service to compete at a higher quality and price
point. Absent a new replacement clubhouse, additional “face-lift” improvements (e.g. flooring, painting,
fixtures, furnishings, etc.) are warranted in the current Orangebrook clubhouse.
Summary of Maintenance Conditions
Though the Orangebrook G&CC golf courses were in relatively good condition (esp. greens) given
current price points and market position, NGF believes that the limitations and challenges cited above will
necessitate a large-scale improvement project to adequately address longstanding deferred maintenance
and capital needs. This conclusion stands even if Orangebrook is to remain as a low-to-mid market
public golf provider – in other words, if the City is to continue providing golf to its residents. Though
the facility would likely benefit with only an improved maintenance facility and enhanced maintenance
budget, such changes would amount only to “buying time”, given the aging and obsolete golf course
infrastructure. If the facility were to be re-configured, renovated and upgraded as part of a larger property
redevelopment (as is being considered), NGF expects that the maintenance standards and budget (at least
on a per-acre basis) would be upgraded considerably to match new market positioning.
Summary of Investment Required
As we detail later in this summary and in the body of the report, NGF has estimated that Orangebrook
will require between ~$6 million and $10 million– depending on what improvements are undertaken –
to “fix” Orangebrook, irrespective of whether the City decides to approve the full-scale redevelopment
plan as proposed.

Recent Operating Results
NGF analyzed revenue and expense statements for Orangebrook G&CC for the period of FY 2013
through FY 2017. In FY17, the club generated about 75% of its total operating revenues (excluding
surcharges) of about $1.83 million from green & cart fees. Below, NGF summarizes key findings
regarding the financial results of Orangebrook G&CC for the FY13 through FY17 time period (all
number reflect paid rounds; see summary tables in Appendix B).
 Total paid rounds played for Orangebrook G&CC have declined considerably over the 5-year
period, falling by 25% between FY 13 and FY16, when only 59,000+ rounds were played
during a very poor weather and course condition year. Rounds recovered by 11% to about
66,000 in FY17. For context, rounds played at Orangebrook peaked at about 96,500 in FY08.
 As would be expected with the decrease in rounds, FY16 also represented a low-water mark
in total operating revenues, which fell to $1.55 million (excluding surcharges), about 31%
less than was achieved in FY13. Revenues rebounded by 17.5% in FY17, still more than
$400,000 lower than in FY13. Total revenue per round over the last three years has ranged
from $53.49 in FY 16 to $54.42 in FY 15. Golf fee revenue (green + cart, excluding
membership fees and surcharges) fell by nearly $254,000 between FY13 and FY17.
 On a per round basis, Orangebrook generated $27.74 total gross revenue per round (all
sources, excluding surcharges) in FY17, moderately lower than the $28.25 earned in FY13.
Golf fee revenue per paid round was $20.93 in FY17, slightly higher than the $20.61 earned
in FY13. Golf fee revenue per round has been relatively steady at ±$21.00 over the five-year
period, though in FY15 and FY16 the metric fell to $19.77 and $18.70, respectively. The
flatness in average daily rate (ADR) speaks to the difficulty of raising rates – even to just
cover rising expenses – when a golf course has a high level of deferred capital and/or
maintenance needs (Orangebrook has both).
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 Total annual operating expense (excluding cost of sales and the City Administration Fee) in
FY17 was 13% lower than in FY13 – perhaps an indication of cost cutting in the face of
decreasing revenues. Total operating expense numbers have been relatively steady at between
$1.82 MM and $1.87 MM over the last three fiscal years. Over the FY13 to FY17 period, golf
course maintenance expense decreased about $75,000, or 7%.
 Total facility net operating loss (includes City ‘Debt/Admin’ fee capital spending, excludes
surcharges, depreciation on expense side) has ranged from a low of ~ ($33,000) in FY 13 to a
high of ~ ($405,000) in FY 16. In FY17, the negative NOI was only ($61,000), though we
note that no City Admin fee was charged that year. The prior four years saw annual Admin
fees of $120,000 for FY13 through FY15, and $60,000 in FY16.

GOLF MARKET OVERVIEW
Below, NGF provides a summary of key “external” factors that characterize the trade area in which
Orangebrook G&CC operates, including NGF’s macro perspective of the U.S. golf industry. On a
local/regional basis, the overview includes basic demographic measures that have the potential to affect
the economic performance of the golf facility, as well as an analysis of supply and demand indicators in
the public golf market.

National Golf Industry Overview
The industry continued its macro trend toward stabilization in 2015-2017. The game remains popular and
is fortunate to have a deep well of interested prospects. While golf’s pay-for-play green fee revenues and
other spending will always be vulnerable to outside forces such as weather and the economy, its chief
challenge remains getting more of those non-golfers who express interest in playing (‘latent demand’)
to actually give golf a try, and converting more beginners into committed participants.
Still, some socioeconomic and demographic trends continue to present challenges for golf operators. For
instance, golf is having trouble attracting and retaining young adults (i.e., Millennials); though this
segment continues to account for a large percentage of annual play and spending, factors such as debt and
competing recreational activities have suppressed golf demand from this segment.
Key Trends in Demand
 Participation - The national golfer number (participation) continues to show some net
attrition, primarily among occasional/less committed golfers. Overall, NGF survey research
indicates that in 2016 there were 23.8 million people in the U.S. that played at least one round
of golf in the prior year, about ±1.2 million fewer than in 2012. However, the vast majority of
“core” golfers remain in the game.
 Rounds Played 2016-17 / Looking Ahead – Nationally, rounds played were down 2.7%
year-over-year in 2017, at least partially attributable to weather events. For Florida overall,
rounds were down 1.3%, despite a nearly 19% decline in September (Hurricane Irma). The
Miami-Ft. Lauderdale market was down by 0.9%.
 Baby Boomer Effect – As Baby Boomers age and retire over the next 15 years, we expect to
see a measurable increase in total rounds played in the U.S. About 6 million Boomers are
golfers; that’s about 1/4 of all golfers, and they currently play about 1/3 of all rounds. The
Social Security Administration reports that 10,000 or more Boomers retire every day. And
~300,000 Boomer golfers will turn 65 each year for the next 15 years. Retired Boomers (age
65+) play about twice as much as younger, non-retired Boomers (40 rounds vs 21 rounds).
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Golf Course Supply
The correction in golf course supply continued in 2016 at a level comparable with the previous several
years. According to NGF data, since the market correction in golf course supply began in 2006, there has
been a cumulative net reduction of golf courses equivalent to 5.9%. For perspective, golf supply grew by
44% in the previous 20 years (1986-2005). Closures continue to be disproportionately high among ‘value’
priced (peak green + cart fee below $40) facilities; in 2016, nearly 70% of closures fell in this category.
Many golf courses shutter due to competitive dynamics; increasingly, however, golf courses – especially
in geographies where developable land is at a premium – are closing because residential or commercial is
a much “higher and better use”. This phenomenon has been particularly acute in Palm Beach and
Broward Counties, as 16 golf courses (12.5 eighteen hole equivalents) have closed in Palm Beach County
and 15 have closed in Broward (13 18H-EQ) since 2006. Few markets in the country have lost as many
golf holes during that time. This move toward supply/demand equilibrium is expected to continue for
several years, and should positively impact an improved Orangebrook G&CC.
Other Measures of Health
Other perhaps equally important metrics to consider when measuring the health and trajectory of golf
include:
 Investment in Facilities: Investment in major renovation projects has replaced new
construction as the largest source of U.S. golf course development activity. NGF tracked just
under 1,000 major renovations completed since 2006, representing at least $3 billion. New
development activity also remains in the pipeline, with NGF tracking 37 facilities currently
under construction and another 55 in planning stages as of the autumn of 2017.
 Increasing Diversity: The junior golf population remains relatively stable at 2.9 million and
continues to show a transformation in diversity. One-third of golfers age 6-17 are females, up
from 17% in 1995 (in sum, 24% of all golfers are women). Also, 27% of junior golfers are
non-Caucasian, up from only 6% in 1995. A similar trend is observed among young adult
(18-34) or Millennial golfers, of which 29% are female and 24% non-Caucasian. The highest
diversity is among beginning golfers, at 34% female and 32% non-Caucasian.
 Beginners: The number of beginners rose to a record 2.5 million in 2016, surpassing the
record set in 2000 when Tiger Woods was in his prime and drawing newcomers to the game
in unprecedented numbers. Since 2011, the compound annual growth rate (CAGR) in
beginners is an impressive 10.8%.
 Off-Course Participation: Driven primarily by the popularity and growth of Topgolf, a nontraditional form of golf entertainment, there were an estimated 20 million off-course
(involves only those activities that involve hitting a ball with a golf club) participants in 2016,
about 40% of whom did not play on a golf course.
 Latent Demand: Overall interest in playing golf remains very high. NGF survey research
indicates that the number of non-golfers who say they are “very interested” in taking up golf
has doubled over the last five years, now totaling 12.8 million people. There are an additional
27.8 million non-golfers who say they’re “somewhat interested” in taking up the game.

Local / Regional Market
To assess current activity levels and potential market opportunities, it is helpful to examine local
economic and demographic factors that have the potential to impact rounds played and fee tolerances. In
the report, we also provide an overview of key golf market demand and supply indicators, as well as an
analysis of the competitive market for Orangebrook G&CC.
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Defining the Orangebrook G&CC Primary Trade Area
Based on factors discussed in the report, NGF expects that the majority of demand for Orangebrook
G&CC to come from Hollywood and surrounding communities generally within a 10-mile range of the
course. This market stretches north to Ft. Lauderdale and Plantation, west towards Pembroke Pines, and
south to the north Miami area, and includes areas such as Davie, Dania, Miami Gardens, Hallandale
Beach, Aventura, Miramar and North Miami Beach. Of course, some demand will also come from outside
this primary trade area, which could expand depending on the ultimate scale of a potential renovation
of Orangebrook G&CC, which may have the potential to become a ‘must-play’ golf course in Broward.
Orangebrook G&CC Competitive Market
NGF reviewed the public access golf market in which Orangebrook G&CC operates, with a focus on key
competitors (and potential competitors if Hollywood is improved). Key findings follow (more detail in
body of report):
 Based on the current and expected (post-renovation) market positioning of Orangebrook G&CC,
NGF identified a subset of primary and secondary competitors for the golf facility. Primary
current competitors comprise low-to-mid market facilities within about 10 miles of Orangebrook.
Secondary competitors have been defined as those that NGF believes Orangebrook would
compete with if a potentially transformative renovation plan was completed:
Primary Competitors

Secondary Competitors

Country Club of Miami

Club at Emerald Hills

Davie Golf and Country Club

Jacaranda Golf Club

Flamingo Lakes Country Club

Miami Shores Country Club

Grand Palms Golf Resort

Pembroke Lakes Golf Club

Hollywood Beach G&CC

Plantation Preserve Golf Course

Inverrary Country Club

 With the exception of CCM, Flamingo Lakes and Inverrary, all of the subject golf courses host in
the approximate range of 32,000 to 46,000 annual rounds per 18 holes, with Orangebrook, Davie
G&CC, Grand Palms and Emerald Hills at the low end of this range, and Miami Shores,
Pembroke Lakes and Plantation Preserve at the upper end.
 Peak season prime time green fees (cart inclusive) among Orangebrook’s current competitive set
are generally in the $40s and $50s, while those among the potential competitors (assuming
Orangebrook renovation) were $100+, topping out at Emerald Hills’ and Jacaranda’s $140+ fees
for non-Florida residents. These higher end clubs tend to utilize some form of dynamic pricing.
 The south Florida market is highly seasonal with fee reductions in the shoulder (spring / fall)
seasons and severe discounts in the hot May through October period. In addition to seasonal price
breaks, market competitors offer discounted rates through either frequent player/loyalty
programs, web specials, e-clubs, third party tee time providers, and various programs such as
CanAm and PGA GolfPass. Thus, even the highest quality public golf courses in this market will
see green + cart fees fall as low as ±$30 for a peak weekend morning round in summer.
Benchmark Comparison of Area Municipal Golf Operations
NGF surveyed municipal golf operators in Broward, Palm Beach and Miami-Dade counties to do a
comparison across of some basic operating metrics for FY 2016. Key findings relating to Orangebrook
G&CC’s performance, pricing, etc. compared to this subset of south Florida (primarily Broward and Palm
Beach counties) municipal golf operations follow. The summary table can be found in Appendix E.
 At $47, Orangebrook G&CC placed in the low range of the subject facilities on peak season
prime time green fees, which ranged from a low of $45 on the Pompano Beach GC ‘Palms’
course to $109 at Plantation Preserve and a market high of $225 at Miami Beach Golf Club.
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 Orangebrook G&CC’s golf fee revenue per round was the lowest among the respondents’
regulation length golf courses, at $19.93 (excluding surcharges). Next lowest was West Palm
Beach GC at $23.46, while Miami Beach GC was by far the highest at $83, followed by $52 at
Plantation Preserve and just over $42 at Pembroke Lakes. Much of the rest of the subject golf
courses fell in a relatively tight range from the mid $20s to around $30 on ADR.
 With 59,927 rounds played in FY 16, Orangebrook was the second least active municipal facility
in terms of rounds played per 18 holes, surpassing only Country Club of Miami’s 20,224. Palm
Beach County’s Osprey Point was easily the highest at 64,667 rounds per 18H equivalent.
 With $1.55 million in total gross operating revenue to the City in FY16, Orangebrook surpassed
only Lake Worth Muni, Country Club of Miami (CCM), West Palm Beach GC, and PB County’s
Park Ridge GC on this measure. However, on a per-18 holes basis, Orangebrook trailed all of
them, including Lake Worth Muni’s $891,000. The strongest performers were Miami Beach GC
and Plantation Preserve at ±$3.7 million, followed by Delray Beach GC at $3.1 million and
Osprey Point at $2.4 million per 18 holes.
 Exactly half of the 16 municipal golf facilities among our benchmark subset made an operating
profit in FY16, led by Osprey Point’s extraordinary $1.96 million. Miami Beach GC and
Plantation Preserve were the next most profitable at $800000+. Pompano Beach GC, which has
some extraordinary expenses (e.g., water cost, FAA rent), had the highest operating loss at more
than $1 million on its 36 holes, followed by CCM’s $942,000 on 36 holes. We note that
Orangebrook’s loss of $405,000 is an outlier in context of its recent results, which have seen
losses of less than $100,000 in both FY15 and FY17.
Renovation Case Studies
In the body of the report, NGF presents case studies of renovations at municipal golf courses in south
Florida over the past 10+ years, including ones that have been successes, as well as a few that have not
had the desired effect on demand and/or net revenues. We note that every case is unique and that
increases in net revenues and ROI do not tell the whole story in the case of golf course renovations. For
instance, a renovation or restoration project may be aimed more at preventing further declines in rounds /
revenues (the “death spiral”) than at increasing rate and/or volume of play. Also, some assets simply must
be replaced once they reach the end of the useful life (e.g., irrigation system, drainage system) if a golf
course is to stay in business, and an ROI cannot be directly attributed to such projects. Even if in decent
condition, golf courses run the risk of losing market share if they do not “keep up with joneses”.

External Factors Summary
Due to factors such as the prime location off of Hollywood Boulevard and proximity to I-95 and other
major arterials, as well as the relative lack of high quality public golf courses in the immediate area, NGF
expects that Orangebrook G&CC would be well positioned to increase both market share and average rate
if the proposed redevelopment plan – or something similar – comes to fruition. We caution that all golf
facilities face some external factors beyond their control, including a high fixed expense structure and
operating expenses that tend to rise more rapidly than revenues. Also, golf economics will always be at
the mercy of unforeseen yearly weather variations and events (e.g., hurricanes in south Florida) that act to
reduce capacity, rounds and revenues. Other key findings from NGF’s market analysis include:
 Though half of the municipal golf facilities NGF benchmarked had negative net operating
income in recent years, there are several examples of highly successful regional muni golf
operations, including Plantation Preserve, Miami Beach GC, and Osprey Point. These
facilities are in demand because they offer high quality experiences on newer courses.
 Based on NGF market observations, a redeveloped Orangebrook G&CC offering a much
better product and golf experience should fit a ‘sweet spot’ in the local market from a
price/value perspective, between lower-end value providers such as Grand Palms, Davie
G&CC, Flamingo Lakes, and CCM, and the premier public golf facilities such as Jacaranda,
Plantation Preserve, and Miami Beach Golf Club.
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 While socio-demographic, financial and cultural headwinds certainly persist for golf, the
game remains popular and has a deep well of interested prospects. Golf’s chief challenge
remains getting more of those non-golfers who express interest in playing (‘latent demand’)
to actually give golf a try, and converting more beginners into committed participants.
 The permanent population in the local Orangebrook G&CC submarket has age and income
characteristics that tend to coincide with moderately lower participation in golf than the
national benchmark, and demographic shifts in this part of Broward County may pose
problems to area golf operators in the future.
 Ratio analysis based on national benchmarks shows that the local submarkets and Broward
County overall have a low per capita supply of golf courses, relative to the national
benchmark. For example, in the 10-mile market, there are nearly 2.4 times as many golfing
households per 18 holes of golf than we see for the overall U.S. Golf demand from permanent
residents is supplemented by the large population of visiting golfers each winter.
 Broward County has lost nearly 22% of current existing supply during the last 10 years. The
spate of public golf course closures has provided an opportunity for those golf courses that
remain open to increase market share, especially if they offer a strong value proposition.
 As NGF has observed in many other markets, newer golf courses (e.g., Palm Beach County’s
Osprey Point and Park Ridge; Plantation Preserve) and those that have invested in
improvements (Jacaranda, Miami Beach GC, Pembroke Lakes) - seem to have fared the best
in this regional market, while those that have deferred capital improvements and everyday
course maintenance such as CCM, Orangebrook, Flamingo Lakes, Grand Palms and
Hollywood Beach have seen declining demand and financial performance.
 There are few direct, high quality competitors to a potential new par-3 golf course at
Orangebrook. The facility would face some competition from facilities such as the 18-hole
executive length Cooper Colony CC, the City of Tamarac’s Colony West 18-hole executive
Glades Course, the City’s 9-hole executive Eco Golf Club, Hollybrook Golf & Tennis Par-3
course (off season only), and the City of Sunrise’s 18-hole executive Seven Bridges at
Springtree. However, if designed with appropriate interest, a high quality lighted par-3 course
at the favorable Orangebrook location should enjoy a considerable market opportunity,
appealing to multiple segments and being an ideal venue for growing the game (i.e.,
“onboarding new golfers” and specialized programming, such as events and contests.

PROPOSED REDEVELOPMENT PLAN FOR ORANGEBROOK G&CC
As of early spring 2018, the City of Hollywood is in the early due diligence period of considering
possible redevelopment of the entire Orangebrook property to address deferred capital improvement
needs and potentially reposition and rebrand the facility in the market. One possible plan, which is the
subject of this analysis, would include a significantly upgraded 18-hole Championship golf course of
±7,200 yards and an 18-hole Par-3 golf course of ±2,600 yards, with 9 holes lighted for night use. Other
aspects of the reinvention of Orangebrook could include a new multi-use clubhouse building, new cart
barn, maintenance shed, new cart paths, and upgraded parking areas.
Goals of redevelopment are twofold: (1) to prevent a downward trajectory in rounds and net revenues (the
cost of doing nothing) that would result from continuing with ‘Band-Aid’ approach to improvements as
assets continue to deteriorate; (2) to restore the historic legacy of Orangebrook G&CC and improve the
overall product so that the facility can increase market share, enhance revenue centers, and raise price
points (esp. among non-resident golfers).
NGF Consulting evaluated potential capital improvements for Orangebrook G&CC in the context that
proposed changes must logically and specifically demonstrate the ability to restore the golf course and
improve economic results. Our goal with respect to analyzing the viability of proposed improvements is
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to provide the City with realistic expectations with regard to the likelihood of a major renovation
achieving several important objectives, including:
 Addressing “mission-critical” deferred maintenance and capital items
 Greatly enhancing the golfer experience at Orangebrook G&CC
 Elevating the market positioning of the golf facility so that it can increase price point, market
share, and net revenues
 Contributing as much as possible to the annual debt service that will result from undertaking the
improvement plan
 Retaining 36 holes, in accordance with the current deed restriction for the property

Preliminary Capital Cost Estimates
As of April 2018, there is no formal conceptual design for the proposed redesign and redevelopment of
Orangebrook G&CC, and preparing cost estimates for implementation of the proposed improvement plan
was beyond the scope of the NGF study. However, based on the high-level concept plan the City
conveyed to NGF has provided a preliminary estimate of the costs (2018 dollars) to complete the project
as described above based on general inputs for comparable projects in south Florida. As noted, the
development cost estimates do not reflect any specific design and are provided to the City as a
“reasonable estimate” for use in review and consideration for this feasibility study. The recommended
improvements and attendant cost estimates are intended only as a guideline. Respondents to a potential
RFP for course improvement/design services, working in conjunction with the City, will present their
own conceptual plans with attendant cost estimates.
Of course, irrespective of whether the City decides to full redevelop Orangebrook, the City Parks &
Recreation Department, JCD Sports and NGF Consulting are all in agreement that the facility
needs significant capital investment due to aging and deteriorating infrastructure. Therefore, we
have also provided cost estimates for both “mission-critical” investment the facility requires to remain an
ongoing competitive enterprise – even at the current low-end positioning in the market – and for other
short-term capital needs, defined as likely to be necessary within the next 3 to 5 years, based on the
current age and condition of the assets.
We note that these capital needs and cost estimates are not based on formal inspection of the golf course
assets, but rather on NGF’s familiarity with the property through previous consulting engagements,
extensive experience with golf course asset lifecycles, competitive dynamics, and discussions with the
City and JCD. NGF has provided preliminary cost estimates for the following three scenarios:
1. Mission-Critical Capital – highest priority improvements; needed in very short term so that
Orangebrook G&CC can continue to be viable as a low-fee public golf course.
2. Other Short-Term Capital– likely required in next 3 to 5 years based on age and condition of
assets (see Appendix A for ASGCA Lifecycle Chart).
3. Full Facility Redesign and Renovation – preliminary plan includes new, redesigned 18-hole
championship course, new 18-hole par-3 course (partially lighted), enhanced practice area and
new multi-use clubhouse building.
“Mission-Critical” – High Priority Capital Needs
Following are NGF’s preliminary estimates of capital costs for what we’ve identified as high-priority
immediate short-term needs at Orangebrook, as defined above. These deferred capital needs negatively
affect the overall product offering and golfer experience, contribute to maintenance inefficiencies, pigeonhole Orangebrook as a low-fee or ‘value’ public golf course, and constrain demand and revenues. NGF
Consulting views addressing these deficiencies as critical to the viability of Orangebrook as an ongoing
concern, but this level of capital investment will not be sufficient to reposition the facility in the market.
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These estimates, as well as those presented below under ‘Other Short-Term Capital Needs’, are based
on cursory tour of golf course and interviews with City and JCD staff; cost estimates will have to be
refined through further study (e.g., engineering study for drainage) and/or bidding processes.
Orangebrook Golf & Country Club
Preliminary Cost Estimates
Mission-Critical Capital Needs
Improvement
New Irrigation System
Drainage Improvements
New Tee-Green Concrete Cart Paths (8’)
12,000 sf Maintenance Building
Maintenance Equipment (purchased)
10,000 sf Cart Storage Building1
Soft Costs
Contingency (5%)
Total Project

Key Input
$1.2 MM per 18H
LS
$25 per lf
$75 per sf
LS
$30 per sf
10%
5%

Estimated Cost
$2,400,000
400,000
600,000
900,000
800,000
300,000
430,000
237,000
$6,067,000

Source: NGF Consulting, 2018. Code: LS = lump sum; lf = linear feet; sf = square feet
1 Basic fully enclosed building to replace current structure

Other Short-Term Capital Needs (est. 3 – 5 Years)
Orangebrook G&CC also has capital needs that are likely imminent, but not at the highest-priority based
on current conditions. While functional, some of these assets are at an age and condition where the City
must plan to fund their repair or replacement in the next 3 to 5 years, if not sooner. As with the missioncritical needs, the ongoing deferral of investment in these areas constrains the operator’s ability to
compete for market share effectively. Not included in the table below are potential clubhouse–related
expenditures, such as roof, systems replacement (e.g., HVAC), or cosmetic upgrades such as carpet, paint,
or furniture & fixtures. Addressing both highest priority and other short-term capital investment
requirements together should allow Orangebrook to compete more effectively for market share – and at a
higher price point.
Orangebrook Golf & Country Club
Preliminary Cost Estimates - Other Short-Term (Likely in 3 to 5-Year Horizon)
Improvement

Key Input

New Greens Complexes (USGA spec)
Tee Complexes (level, re-grass)
Bunker Renovation (assume 80 total)
Fairway Re-grassing (sprigging 36 holes)
Lake Work (dredging, lining, etc.)
Bridge Repair (driving surface)
On-course Restrooms (refurbish)
Soft Costs (engineering, design, etc.)
Contingency

$45,000 per green
$7,500 per hole
$4,000 per bunker
LS
LS
$5,000 per bridge
$10,000 per structure
10%
5%

Total Project

Estimated Cost
$1,665,000
270,000
320,000
500,000
200,000
60,000
20,000
303,500
166,900
$3,505,400

Source: NGF Consulting, 2018. LS = lump sum; USGA = United States Golf Association

Preliminary Cost to Construct Estimate – Full Redesign and Renovation
The estimated costs to complete the proposed full facility redesign and renovation are summarized in the
table below. The figures provided are preliminary and based on general cost inputs for comparable
projects in south Florida. These costs do not reflect any specific design and are provided to the City as a
“reasonable estimate” of development costs that it is likely to experience. The complete re-imagination of
Orangebrook G&CC is intended address long-deferred capital needs, reposition and ‘rebrand’ the facility
in the market (while preserving affordable rates for City residents), and free up land for other uses.
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Orangebrook Golf & Country Club
Preliminary Cost Estimate - Full Redesign and Renovation
Improvement/Amenity
18-Hole Championship Golf Course*
18-Hole Par-3 Golf Course (incl. lighting)*
15,000 sf Clubhouse
Enhanced Practice Area
New 12,000 sf Maintenance Building
New 10,000 sf Cart Barn
New On-course Restrooms & Starter Shack
Enhanced Parking (repaving)
Soft Costs (engineering, design, etc.)
Contingency
Total Project

Key Input
$400,000/hole
$180,000/hole
$250 per sf
LS
$75 per sf
$30 per sf
LS
LS
~10%
~5%

Estimated Cost
$7,200,000
3,240,000
3,750,000
1,000,000
900,000
300,000
600,000
100,000
1,700,000
935,000
$19,725,000

Source: NGF Consulting, 2018. Code: LS = lump sum; lf = linear feet; sf = square feet

*Golf course costs include all features (tees, greens, fairways, bunkers, etc.), as well as infrastructure ( irrigation, drainage).

In addition to the costs presented above, the full renovation scenario will include spending on a new golf
course maintenance equipment fleet (preliminary estimate = ±$800,000 if purchased). Also, the
redevelopment of Orangebrook, as presented conceptually to NGF Consulting by the City, may include
other structures such as a lesson building/training center and/or food shack for the par-3 course.
Summary
NGF views the ‘cost of doing nothing’ at Orangebrook – i.e., not addressing even the identified
mission-critical deferred capital needs – as substantial, as demand for rounds of golf at the facility
will continue to decrease, while maintenance conditions and net operating income (losses) continue
to worsen. Spending the ±$6 million it will take to address the highest priority capital needs will allow
Orangebrook to continue operating at its current market position, significantly improve maintenance
efficiencies, and perhaps stem the downward trend in financial performance but perhaps not improve net
operating income in a meaningful way.
Addressing both the highest priority needs and other likely short-term capital investment requirements
together would result in a significantly improved product and should allow Orangebrook to compete more
effectively for market share, raise green fees, and perhaps even approach break-even or operational
profitability. Finally, the full facility redevelopment should be transformative for the operation in
terms of quality, golfer experience, market position and net operating income.
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Recommended Market Positioning
NGFC has come up with pricing/market positioning recommendations for Orangebrook G&CC based on
a number of factors, including:
 The expected quality and overall golf experience of Orangebrook post-renovation
 The results of our analysis of demographic, economic, and golf supply-demand metrics
 Interviews with area golf operators and others with knowledge of the local golf market
 The competitive environment, including current and prospective price/value proposition of
Orangebrook G&CC relative to key competitors; and,
 The City’s goals with respect to maintaining affordable golf for city residents
NGF expects that the improved Orangebrook G&CC will continue to have differential green fees for city
residents and non-residents, with a larger gap than exists currently. Based on our analyses, NGF
recommends peak winter season prime time weekday/weekend 18-hole green fees of $67/$72 for nonresidents and $47/$50 for city residents. Off season peak fees are proposed at $30/$35 for non-residents
and $28/$33 for residents. Discounted rates will continue to apply for time of day (e.g., first afternoon
break arounds noon, twilight), juniors, seniors, etc. NGF has assumed that walking rates will be available
during most times, with the exception peak season mornings.
Current Riding Rates

Proposed Riding Rates

WD / WE
Prime Morning
Current Winter Resident
Current Winter Non-Resident
Current Summer Resident
Current Summer Non-Resident

$42 / $42
$47 / $47
$23 / $27
$24 / $28

WD / WE
Prime Morning
Proposed Winter Resident
Proposed Winter Non-Resident
Proposed Summer Resident
Proposed Summer Non-Res.

$47 / $50
$67 / $72
$28 / $33
$30 / $35

This preliminary recommended pricing repositions Orangebrook G&CC from a value golf provider to a
upper mid-end facility in the context of this local public golf market, positioned for non-resident play
between lower fee clubs such as Davie G&CC, Flamingo Lakes and Inverrary CC, and higher end clubs
such as Emerald Hills, Jacaranda and Plantation Preserve. The new positioning will bring non-resident
pricing similar to that of what is expected to be a key competitor after renovation - Pembroke Lakes,
while raising resident rates only moderately. Of course, the market position will be ultimately be affected
by the outcome of facility improvements and the City’s objectives.
NGF expects that, depending on the quality of facility Orangebrook brings to market, it may have the
opportunity to command non-resident green fees closer to that charged by Jacaranda and Plantation
Preserve (i.e., $90+) in-season during peak demand times, perhaps through the practice of dynamic
pricing. The objective of dynamic pricing (matching price to demand during various periods of the day,
week and season) is to maximize revenues by reacting to market variable market conditions and taking
advantage of those times when a facility has ‘pricing power’ (e.g., peak season mornings).

Maintenance Budget & Equipment
If the City makes the decision to spend multiple millions of dollars to completely redevelop Orangebrook
G&CC and reposition the club in the market, NGF strongly recommends that the City also provide the
operator with the necessary resources to preserve the newly enhanced assets. Though efficiencies will
increase with a new maintenance facility, new irrigation and drainage infrastructure and the reduction in
overall maintainable turf acreage, NGF believes that the current maintenance budget (±$950,000 average
over last several years) will be grossly insufficient to maintain the new golf courses at a high level, and
may very well put the new assets at risk of deteriorating quickly.
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The cost of many materials needed to maintain golf courses has increased over the past few years; NGF
projects, based on the proposed quality of product and market positioning of Orangebrook G&CC, that an
annual maintenance budget of ±$1.4 million (2018 dollars, Year 1 budget), excluding any capital lease of
maintenance equipment, will be appropriate for this enhanced and repositioned property, even assuming
more efficient maintenance due to the proposed new irrigation system and other course improvements.
Similarly, the City has appropriately planned to replace the aging maintenance equipment fleet. We
estimate that a new equipment package for Orangebrook G&CC will cost between $750,000 and
$900,000 if purchased outright, or about ± $225K annually if leased, depending on terms.

FINANCIAL IMPACT OF IMPROVEMENTS
NGF Consulting created a basic cash flow model to estimate the impact of implementing the City’s
proposed redevelopment plan at Orangebrook G&CC. The model projects rounds played, average rate,
revenues, expenses and incremental net operating income for the new 36-hole facility comprising an 18hole championship course and 18-hole par-3 course. We feel that these projections represent a “fair
estimate” of performance for the redesigned and renovated golf course based on our overall analysis of
the subject golf course, market, and expected operational plan for Orangebrook G&CC.

Market Opportunity Conclusions
The following bullets summarize what NGF views as the key justifications for our projections based on
our understanding of the demand drivers for Orangebrook G&CC and public golf courses in this market.
Support for Projections
 Favorable location - as noted earlier, Orangebrook is easily accessible and convenient for a fairly
wide geographic area due to its proximity to major highways and other arterials. With a greatly
improved product and the existing ease of access, NGF expects that Orangebrook’s attraction for
golfers visiting the area during the winter season will increase considerably, as the facility may
become a local “must play” or destination golf course.
 The overall golf demand/supply balance in the local Orangebrook G&CC market is becoming
more favorable to existing public golf operators due to recent golf course closures, increasing
population and lack of new courses in planning. Hillcrest and the Diplomat are among the
closures that are likely to have the most direct bearing on the potential market impact of a
redeveloped Orangebrook.
 Proven favorable performance of existing public golf courses in the region that have produced
strong rounds activity, high average golf revenue per round, and significant positive net operating
income, including Plantation Preserve, Miami Beach Golf Club, and Palm Beach County’s
Osprey Point, as well as local daily fee operators Jacaranda and Miami Shores. (Details in report).
 As NGF Consulting has observed in many other markets, newer golf courses (Osprey Point,
Plantation Preserve) and those that have invested in improvements (Jacaranda, Pembroke Lakes,
Miami Beach GC) - seem to have fared the best in this regional market, while those that have
deferred capital improvements and everyday course maintenance such as Orangebrook, Country
Club of Miami, Hollywood Beach, Grand Palms, and Flamingo Lakes have seen declining
demand and financial performance.
 An upgraded Orangebrook would be better able to compete for larger tournaments and outings
from area hotels (including new Hard Rock addition), corporations, charities and civic
organizations.
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Potential Threats / Mitigating Factors Relative to Projections
While the NGF finds considerable evidence to support strong rounds and revenue growth from a total
redevelopment of Orangebrook G&CC, there are mitigating factors that could constrain rounds and net
revenue performance. These include:
 The demographic profile of Orangebrook’s primary trade area, as well as many other parts of
Broward County, is not predictive of strong golf demand. Demographic trends may continue to
work against golf participation, unless savvy operators can effectively activate latent demand
among groups that do not have a strong golf culture.
 Regional or national economic recession – previous recessions have negatively impacted the
performance of public golf courses.
 Continued overall decline in golf participation – recent trends show declines in golf participation,
especially among the younger generation.
 Water quality – NGF was told that the quality of Orangebrook’s treated effluent water has caused
problems in the past related to turf quality. Irrigation is the “life blood” of a golf course operation,
and anything that negatively affects the availability, cost and/or quality of water will be
detrimental to the golf facility operation.
 Yearly weather variations (e.g., Hurricanes Matthew and Irma) can make the difference between
operating in the black or in the red in any given year.

Cash Flow Model Assuming Recommended Improvements
NGF has created a five-year pro forma that illustrates what we think Orangebrook G&CC would look like
from a net cash flow perspective after redevelopment as proposed. In the cash flow model, the primary
factors driving increased rounds played and higher average daily rate are the increased quality of the
overall golf experience, including brand new infrastructure, enhanced design and aesthetics, and highlevel maintenance standards. As this model is prepared in 2018 for a golf facility that may not reopen
before 2020 or even later, NGF projections are made using current (2018) inputs and current market
conditions, and all financial estimates are prepared in 2018 dollars.
We note that another consideration, which is not captured by the financial model, is the potential “cost of
doing nothing” or only nominal improvements. Due to aging infrastructure and other factors discussed in
this report, we believe that the financial condition of Orangebrook G&CC will ultimately enter a
downward trajectory without significant improvements.
Model Assumptions
The NGF rounds, revenue and expense estimates have been crafted in consideration of the current and
expected (e.g., population growth, golf supply-demand balance) market conditions over the course of the
five-year subject period. Projections for rounds and revenues assume continued operation under fee-forservice third party management and successful completion of the redevelopment plan as proposed (or
moderate variation thereof proposed by a successful bidder to an RFP).
In preparing our estimates of future performance, NGF made several assumptions for input variables and
external market conditions. The base assumptions in preparing the projected financial performance
estimates cover several categories, including: total rounds activity; average green + cart revenue per
round; average revenue per round across other revenue centers (range, merchandise, lessons,
miscellaneous); food & beverage lease payment to the City; cost of sales (merchandise); and golf course
maintenance, general & administrative, and pro shop/ golf operations expenses. These are detailed in the
body of the report.
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Financial Model Results – Year 1 – Year 5 (Post-Renovation)
Utilizing the above assumptions and activity/revenue/expense estimates, NGF Consulting prepared a pro
forma for the first five years of operation after the redevelopment is complete and Orangebrook is
reopened. The resulting cash flow model can be found in the body of the report. All operating revenue
and expense figures are expressed in 2018 dollars and have been rounded to the nearest $100 for
simplicity.
NGF Consulting financial projections for Orangebrook G&CC, assuming successful completion of the
preliminary proposed redevelopment plan and increased maintenance budget, show total gross operating
revenue of about $2.3 million in Year 1, an improvement of about $500,000 over actual FY17. Based on
cost of sales and operating expense assumptions, Year 1 net operating income (NOI) is projected to
reflect a small loss of about ($25,000). When projected stabilized play of 76,000 total paid rounds
(including par-3) is reached in Year 4, gross revenues are expected to reach ~$2.92 million, with NOI
reaching a stabilized level of ±$310,000. These stabilized operating numbers represent
improvements of about $1.1 million in gross revenue compared to FY17 actual and $358,000 in NOI
compared to average of FY15 and FY17. (FY16 was considered an outlier due to weather significantly
reducing capacity and playing conditions).
We note that the projected expenses have been assumed to include all costs required to run the golf and
clubhouse operation on site, and do not include other “below-the-line” expenses that may be required
such as additional City overhead, depreciation or capital cost reduction (debt service). As such, what we
refer to as NOI may be more accurately described as EBITDA (earnings before interest, taxes,
depreciation and amortization).
Based on the incremental EBITDA and the financing terms shown in the table (term held steady at 20
years, using 100% of net incremental EBITDA assuming no debt coverage requirements, interest rate
sensitivity for 2.0%, 2.5%, and 3.0%), the amount of the required investment that NGF projects will be
covered by incremental net user fees ranges from about $5.3 million to $5.8 million. The preliminary cost
estimate for the full redevelopment plan, including clubhouse and other structures, was $19.7 million
(excluding new equipment). Therefore, if these cost estimates and financing terms are within range,
incremental net user fees will cover approximately 25% to 30% of the cost of the redevelopment for
golf-related amenities.
Of course, this analysis does not consider the potential value to the City in freeing up land for other
recreational, entertainment or even commercial (e.g., hotel) uses. Also, as we stated earlier, the projected
incremental net income resulting from renovation does not reflect the cost of continuing to operate with
insufficient maintenance budget and deferring much-needed capital improvements, which is not
sustainable and will ultimately lead to increasingly poor economics at Orangebrook. Short of
implementing a complete re-imagination of the facility as proposed, the City will still be facing
approximately $5 million and $10 million of capital investment (depending on what is undertaken)
simply to address mission-critical and other likely capital needs over the short-term horizon.

SUMMARY STATEMENT
Orangebrook Golf & Country Club is an historic and important community amenity that, while still
offering a reasonable overall value for the fee charged, now suffers from years of deferred maintenance
and capital, aging infrastructure, and a triage approach to improvements over the decades that has
detracted from the playability and character of the golf courses. The facility exhibits a generally “tired”
appearance, and has fallen behind some other regional public golf offerings that have improved their
facilities.
Lack of investment has resulted in many ‘mission-critical’ issues at Orangebrook G&CC that negatively
affect golfer experience and constrain revenues. After equalizing for the reduction and then suspension of
City Administration charges, net operating income deteriorated significantly between FY13 and FY17 despite (or perhaps because of) a significant reduction in the maintenance and overall expense budgets.
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Rounds played are 30,000+ lower than the facility enjoyed at its peak in the 2000s. The City recognizes
that the current model at Orangebrook is not sustainable for much longer without significant investment
in the property, and has commissioned NGF Consulting to study the potential market and economic
impacts of a preliminary redevelopment plan for the facility, as described in the report.
NGF identified and analyzed three levels of potential capital investment in Orangebrook. First, there are
“mission critical” improvements that should be addressed as soon as they can be funded. These deferred
capital needs negatively affect the overall product offering and golfer experience, contribute to
maintenance inefficiencies, pigeon-hole Orangebrook as a low-fee or ‘value’ public golf course, and
constrain demand and revenues. We view correcting these deficiencies as critical to the viability of
Orangebrook as an ongoing concern, but this level of capital investment – estimated by NGF to be ±$6
million - will not be sufficient to reposition the facility in the local market. However, it should prevent
further declines in facility performance (i.e., entering what NGF terms the “death spiral”).
The second level of improvements NGF identified for Orangebrook are “other short-term” needs – those
that are not as high a priority as the mission critical deficiencies, but which nevertheless are likely to be
necessary in the 3 to 5 year horizon, if not sooner, based on current condition and age. Addressing both
the highest priority needs and the other likely short-term capital investment requirements (together, est.
cost ±$9.5 million) together would result in a significantly improved product and should allow
Orangebrook to compete more effectively for market share, raise green fees, and perhaps even approach
operational break-even or achieve modest profitability.
The third level of capital investment is the full facility redevelopment plan that is the subject of this study.
NGF has concluded that the full renovation should be transformative for the Orangebrook operation in
terms of quality, golfer experience, market position and net operating income. While the estimated
development cost (±$20 million, including maintenance equipment) is expected to be about twice the
total cost of undertaking mission-critical + other necessary short-term improvements, the redevelopment
would achieve the objective of having a competitive, profitable and desirable golf course & country club
that will be attractive to Hollywood residents, other south Florida golfers and area visitors.. The full plan
also includes a new clubhouse building that can facilitate city functions and other uses.
NGF’s pro forma projections show the amount of investment for full facility redevelopment that will be
covered by incremental net income ranges from about $5.3 million to $5.8 million, depending on
financing terms. This level of improvement is sufficient to cover approximately 25% to 30% of the cost
of redevelopment, based on preliminary cost estimates. However, the projected incremental net income
resulting from renovation does not reflect the cost of continuing to operate with insufficient maintenance
budget and deferring much-needed capital improvements (i.e., the “cost of doing nothing”), which is not
sustainable and will ultimately lead to increasingly poor facility economics. In other words, under any
scenario that includes remaining in the golf business at Orangebrook, the City will still be facing
approximately $6 million to $10 million of capital investment (depending on what is undertaken)
simply to address mission-critical and other likely capital needs over the short-term horizon.
Finally, should the City undertake any level of multi-million dollar investment at Orangebrook, it is
critical that it avoid the mistake of underfunding golf course maintenance budgets after the renovation.
The operator must be provided with the necessary resources to preserve the newly enhanced assets.
Though efficiencies will increase with a new maintenance facility, new irrigation and drainage
infrastructure and the reduction in overall managed turf acreage, NGF believes that the maintenance
budget will need to be increased from the ±$950,000 current level to the ±$1.4 million range to keep the
enhanced or new golf courses at a high level and prevent premature deterioration of the assets.
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Situation Analysis
In this section, NGF provides a summary overview of Orangebrook G&CC, based on NGF’s review in
the spring of 2018, which included: facility tour; meetings with City staff; and conversations with JCD
Golf management. This summary situation analysis comprises:
 Summary overview of the subject Orangebrook G&CC
 Overview of Orangebrook G&CC administration & management structure
 Description of current pricing/market positioning
 Analysis of recent activity levels and financial results
 Evaluation of current conditions and preliminary findings related to capital improvement
needs, based on NGF’s facility tour, and meetings/ conversations with City and JCD staff

FACILITY OVERVIEW
The subject property is Orangebrook Golf & Country Club, a 36-hole municipal golf course owned by the
City of Hollywood, Florida. The facility consists of two separate 18-hole golf courses presently operated
via contract by JCD Sports Group of Delray Beach, Florida. The management agreement with JCD Sports
Group covers both maintenance and management of the facility, though food & beverage is operated
under separate sub-lease by another operator.
Orangebrook GC is a publicly accessible golf facility with a good reputation in the community and one of
the few regulation-length public golf courses in the greater Hollywood area that allows golfers to walk.
The facility features two challenging par-72 golf courses that are available at very competitive prices, and
thus attract a large following of “budget-oriented” golfers, especially in the busy winter season.
At the time of this report in early 2018, the City is in the early due diligence period of considering
possible redevelopment of the entire Orangebrook property, to potentially include a significantly
upgraded 18-hole Championship golf course of ±7,200 yards and an 18-hole Par-3 golf course of ±2,600
yards, with 9 holes lighted for night use. Other aspects of the reinvention of Orangebrook could include a
new multi-use clubhouse building, upgraded parking areas and aquatic center/tennis complex.

Site Overview
The Orangebrook G&CC is located in immediate proximity the Interstate-95/Hollywood Blvd.
interchange, in the southern portion of the City of Hollywood, Florida. The course dates back to the 1930s
and has been a City-owned municipal golf course for the last 55+ years. NGF was told that there is a deed
restriction on the golf course property that dictates that the facility retain 36 holes of golf.
Orangebrook G&CC is bounded by I-95 to the east, Pembroke Rd. to the south, S. Park Rd. to the west
and Hollywood Blvd. to the north. The entrance to the facility is located approximately one mile from
Hollywood City Hall, and just west of I-95. Orangebrook enjoys easy accessibility from the interstate,
SR441 and the Florida Turnpike to the west (latter two both within 2.5 miles), and Dixie Highway, US 1,
and SR A1A to the east (all within 3.5 miles).
The subject property location and its surroundings and configuration are displayed in the map and aerial
image on the following pages:
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Location – Regional Context

Location – Local Context
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Aerial Image

Google Earth image showing the Orangebrook G&CC site, proximity to I-95 and immediate surroundings. We note
the tight configuration of the property and limited space for its 36 regulation length holes.

Inventory of Facilities
Orangebrook G&CC includes the following basic amenities:
 Golf course – 36 holes of golf on two separate 18-hole courses (East + West)
 Clubhouse – includes pro shop, restaurant and offices
 Driving range – lighted for night use
 Golf maintenance facility / cart barn
The following section provides a brief overview of each of these facilities in the context of present
condition and how these amenities may be improved if the Orangebrook property is to be renovated as
being considered by the City of Hollywood.
Golf Course
The subject Orangebrook G&CC offers basic golf course design features that are typical for lower-fee
public courses in this market area. The designs of the two golf courses date back to Red Lawrence in 1955
(West Course) and 1961 (East Course). There has been some upgrade to the facilities over the years,
including a greens & tees renovation on the West course in 2002. This has resulted in two courses that are
not equal in quality, despite being equal in fees. The course is defined and shaped by its surrounding
elements as noted, and has many parallel holes on the interior. There are a significant number of water
features on both golf courses, with water hazards in play on six holes on the East course and seven holes
on the West course. The terrain on the course is generally flat, making both golf courses easy to walk.
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The courses include at least three sets of playing tees with an extra forward tee present on the West
course. This allows for the course to be played from under 4,700 yards, especially appealing to female
players. The scorecard for Orangebrook G&CC is as follows:
Orangebrook G&CC
West Course
Tee

Par

Yards

Slope

Rating

Gold

71

6,626

125

71.5

Blue

71

6,208

121

69.5

White

71

5,712

115

66.9

Green

71

4,680

114

66.9

East Course
Tee

Par

Yards

Slope

Rating

Blue

72

6,574

120

71.3

White

72

6,108

114

69.0

Green

72

5,509

117

71.0

The above scorecard shows the appeal of the golf course to many golfer segments. The farthest tee shows
a United States Golf Association (USGA) slope rating of 125 on the West and 120 on the East, or roughly
equal to the USGA national standard of 120. This is due to the wide holes, the shorter length, and the
general lack of severe hazards. Other tee positions offer shorter length and even less challenge.
Practice Amenities
Existing practice facilities include a separate driving range facility with approximately 40 (+/-) mat
hitting stations, a range kiosk, and full lights for night use. The practice facility may be slightly undersized given the volume of use, as the range allows for shots of only 250 yards. There isn’t room to expand
this range under the present configuration, but the proposed full property renovation includes significant
expansion of the range and overall practice area.

Golf Course Condition Issues – Spring 2018
The NGF consultants completed a summary review of the 36-hole Orangebrook GC, although a detailed
condition inspection of the facility was not part of this NGF Consulting project. In addition to our general
observations, interviews with the City and JCD staff strongly suggest that nearly all golf course
infrastructure – both above and below ground – are well past their expected useful life, and that a large
investment in upgrades and replacement will be necessary in the short-term (3-5 years) horizon at
Orangebrook. Information presented to NGF indicated that the most recent significant capital expenditure
at Orangebrook was for greens improvement (resurfacing) on the West course in 2002.
As with any living thing, a golf course deteriorates with time (see ASGCA Expected Life Cycle chart in
Appendix A). At Orangebrook, some “mission-critical” support infrastructure is in need of immediate
attention (irrigation, drainage, cart paths), as they are contributing to maintenance inefficiencies and
constraining rounds played demand and thus revenues. Other features of the golf courses will likely need
to be replaced or rebuilt within the next few years (i.e. greens, fairways, tees, maintenance facility/cart
barn) – even if the Orangebrook is to continue to operate as a lower priced facility. Our overview tour of
the golf courses in April 2018 showed that both Orangebrook courses are in need of upgrade in several
key areas. These are addressed in summary format below.
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Golf Course
 Irrigation System – The current irrigation system for the golf course is more than 45 years
old – well past its expected useful life. NGF observations and insight reported to NGF from
golf staff indicates significant problems with Orangebrook irrigation, leading to both lessdesirable conditions and added maintenance responsibilities. Staff reports frequent
breakdowns in irrigation components (both above ground and below ground), requiring
significant staff time to address, thus removing staff from basic golf maintenance
responsibilities. The current system is taxing limited resources in maintaining Orangebrook
and will have to be replaced as soon as it can be funded, regardless of whether the full-scale
redevelopment plan at Orangebrook is implemented. NGF estimates the likely cost to be
approximately $1.2 million (2018 dollars) or more per 18 holes.
 Drainage – As we found during previous engagements for the City, significant portions of
the golf course playing areas do not meet basic drainage criteria and will have to be improved
in the coming years. This issue is critical because it ties directly to total volume of rounds and
thus revenue. Specific areas previously identified to NGF include much of the front nine on
the East course (close to I-95), and several holes on the back nine of the West course (at the
southern end of the property). At the very least, the City will have to complete a
comprehensive Master Drainage Plan for the property, even if a full renovation of both golf
courses is not funded.
 Putting Greens – Globally, the putting surfaces appeared to be in better maintenance
condition than the other golf course components during the NGF visit, though the greens are
well beyond their expected useful life. Given the present price point, it is possible for the
facility to continue on old greens for the short-term future if Orangebrook is to continue to be
positioned as a ‘value’ golf course in the local public market.
 Tees – There was wide variety in tee box conditions, with some areas showing signs of
stressed turf and other areas not properly levelled. It is expected that the tee areas on all 36
holes will require some form of improvement / upgrade in as soon as the next few years.
 Cart Paths and Bridges – The cart paths at Orangebrook are asphalt base and have well
outlived their useful life. They are also as narrow as four feet in many places, about half that
of the typical golf course cart path. These cart paths add to the wear and tear on carts and
make the round of golf less enjoyable for riders. The short cart bridges on the golf course
appear to be structurally sound, but surface repair and/or replacement should be considered in
the short term, consistent with the life expectancy of this type of structure (20+/- years).
 Lakes – Orangebrook has considerable lake space on property, with many of the water
features in need of enhancement, including shoring up edges, expanding holding capacity
(deepening) and lining.
 Bunkers – Sand bunkers are golf course features with the shortest expected useful life and
improvement of all bunkers is needed at Orangebrook GC to provide optimal playing
conditions and golfer appeal.
 On-Course Services – the restrooms and drinking stations for golfers on the golf course will
likely need improvement or possible replacement in the short term to provide optimal
conditions and golfer appeal.
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Maintenance Facility/Cart Barn
The maintenance facility is the operations center of the golf course and is the location for all facility
maintenance equipment. It is important that the maintenance facility be of adequate size and condition to
provide appropriate shelter for personnel and equipment. Orangebrook’s aged maintenance facility is
located in a small compound just west of hole #6 on the East course. While the location is convenient for
moving equipment around, the facility has deteriorated to the point where continuous repair is required. In
addition to the condition of the maintenance facility, its size has never been appropriate for a high quality,
36-hole golf operation due to limited amount of shelter for equipment. Replacement and enlargement of
the maintenance facility will be required at Orangebrook, regardless of whether a full upgrade or
renovation of the property is undertaken.
The antiquated cart storage facility, located near holes #11, #12, and #15 on the East course, is also
substandard, with significant external and internal deterioration observed by NGF consultants.
Replacement and enlargement of the cart barn will also have to be considered for Orangebrook, regardless
of whether a full upgrade or renovation of the property is undertaken.
Maintenance Equipment
NGF was told that most or all of the equipment used to maintain Orangebrook was outdated and in
generally poor overall condition. As such, improvement in the maintenance equipment will have to be
part of the future plan for this property, regardless of whether a full upgrade or renovation of the property
is undertaken.
Clubhouse
The clubhouse at Orangebrook GC is a one story structure with three separate wings of operation,
including the pro shop, restaurant / banquet area and administrative offices. This facility is functional in
its current configuration and can host up to 250 patrons in its banquet operation. Though a major upgrade
to the clubhouse does not appear necessary if Orangebrook is to continue to operate on an “as is” basis, a
new multi-use building that could become part of a facility renovation would complement the new golf
courses and likely allow the City to reposition the banquet service to compete at a higher quality and price
point. Absent a new replacement clubhouse, additional “face-lift” improvements (e.g. flooring, painting,
fixtures, furnishings, etc.) are warranted in the current Orangebrook clubhouse.

Summary of Maintenance Conditions
Though the Orangebrook G&CC golf courses were in relatively good condition (esp. greens) given
current price points and market position, NGF believes that the limitations and challenges cited above will
necessitate a large-scale improvement project to adequately address longstanding deferred maintenance
and capital needs. This conclusion stands even if Orangebrook is to remain as a low-to-mid market
public golf provider – in other words, if the City is to continue providing golf to its residents. Though
the facility would likely benefit with only an improved maintenance facility and enhanced maintenance
budget, such changes would amount only to “buying time”, given the aging and obsolete golf course
infrastructure. If the facility were to be re-configured, renovated and upgraded as part of a larger property
redevelopment (as is being considered), NGF expects that the maintenance standards and budget (at least
on a per-acre basis) would be upgraded considerably to match new market positioning.
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ADMINISTRATION AND ON-SITE MANAGEMENT
Orangebrook G&CC is operated as an Enterprise Fund by the City of Hollywood, meaning user fees are
expected to cover operating expenses without taxpayer (General Fund) support. The City’s Parks &
Recreation Department and its Director oversee the operation, reporting to the City Manager’s office. The
City Commission has final approval on operational issues such as proposed fees, extension of
management agreement, etc.

Management Agreement
Orangebrook G&CC has been managed via a private management services agreement with JCD Sports,
an independent golf management operator based in south Florida, since April 23, 2007. The original term
was five (5) years, and the agreement has been renewed twice. As of April 2018 there are about 4 months
left on the latest extension; the City told NGF that the agreement will be extended an additional two years
through September 30, 2020.
JCD is responsible for golf operations and golf course maintenance, while food & beverage is now
operated under a separate lease (concession) agreement by another operator. The agreement is a
straightforward fee-for-service management contract under which the City paid JCD $7,500 per month for
the first 12 months, increasing by 4% each year of the initial term. The current contractual payment is
$9,000 per month. The City owns all maintenance equipment, golf carts, etc.
Beginning August 1, 2011, JCD subcontracted the food & beverage operations to Nikki’s on the Green,
Inc. The original term ran through September 30, 2013, with options for three (3) one-year renewals.
Additional renewals have subsequently been extended. The monthly payment to the City was $6,000 for
the first four months of the agreement, rising to $10,000 per month through the end of the initial term.
Terms of the latest renewal call for monthly payments of $5,000 December through April, and $4,000
May through November. The subcontractor is responsible for all expenses, with the exception of utilities,
trash removal, air conditioning service, building maintenance, security, and hood & ventilation system,
which are City costs.

Staffing
In the face of declining revenues, the overall personnel budget decreased by about $109,000 overall
between FY13 and FY17. Key full-time positions at Orangebrook include the General Manager, Head
Golf Professional, and Superintendent. In total, there are 42 employees, split evenly between P/T and F/T,
as summarized below:
 The Maintenance Department has 18 total employees, 16 of which are full-time
 Golf Operations has 22 employees, only 3 of which are F/T
 Administration has two full-time employees, including the General Manager

CURRENT PRICING / MARKET POSITIONING
Summary peak and off season green fee pricing for Orangebrook G&CC, including current offseason fees
as of late April 2018, is illustrated in the tables below. All fees presented are before sales tax, and include
$4.00 capital improvement surcharge and a 50¢ cent surcharge for the Diamonds-In-the-Rough charity
program. Orangebrook is currently positioned as a low-to-mid market provider in the daily fee market and
is one of the few facilities to offer walking rates.
Orangebrook’s fee schedule has been simplified in recent years to eliminate shoulder seasons in favor of
just peak season and off season. Peak season prime time rates (7-day pricing) apply until 11:30 am, with
additional price breaks coming at 1:30 pm and 3 pm. During the offseason (weekday/weekend pricing),
price breaks occur at 11 am and 5 pm (was 12 noon and 3 pm in prior years). Both Hollywood residents
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and ‘members’ receive green fee discounts. For example, residents receive a $5 discount for peak season
morning riding rounds, while members receive a $14 break. Discounts are smaller during off peak times.
With more and more area golf facilities turning to dynamic pricing, it is more imperative than ever that
operators continually monitor market conditions and adjust fees as the market dictates. The Orangebrook
facility appears to be structured in such a way as to allow for rate adjustments when needed. The policy in
place in 2018 at Orangebrook calls for City Commission to set a maximum rate for golf fees and allows
the on-site management to adjust fees downward if demand and/or playing conditions warrant. With the
current fluidity of the economy and the local golf market, it will likely be necessary for some time to be
vigilant in tracking market green fees and play patterns at different times/fees. Later in the report, we will
make recommendations regarding daily fee pricing, assuming the implementation of the proposed
improvement plan for Orangebrook.

Orangebrook Golf & Country Club
December 18, 2017 - April 15, 2018

Player Type

Until 11:30

Member - Walk
Member - Ride
Hollywood Resident - Walk
Hollywood Resident - Ride
Non-member - Walk
Non-member - Ride

$26
$33
$32
$42
$35
$47

Monday - Sunday
11:301:301:30
3:00
$23
$21
$28
$24
$26
$22
$36
$26
$27
$22
$39
$26

3:004:55
$15
$17
$15
$18
$16
$19

9-hole special Monday – Friday until 8:00 a.m.: $19 walk or ride

Orangebrook Golf & Country Club
April 16, 2018 – December 17, 2108

Player Type
Member - Walk
Member - Ride
Hollywood Resident - Walk
Hollywood Resident - Ride
Non-member - Walk
Non-member - Ride

Monday Thru Friday
Until
After
11:00 11:00-5:00
5:00
$14
$14
$14
$19
$17
$14
$16
$16
$15
$23
$18
$15
$17
$17
$16
$24
$19
$16

Sat, Sun, Holidays
Until
11:00 11:00-5:00
$19
$14
$24
$19
$20
$17
$27
$20
$21
$18
$28
$21

After
5:00
$14
$14
$15
$15
$16
$16

9-hole special Monday – Friday until 8:00 a.m.: $14.00 walk or ride

NGF Observations on Current Pricing
 As we will see later in the report in our analysis of the competitive market, NGF believes that
Orangebrook G&CC’s ‘rack’ pricing – which has changed little in recent years - is
appropriate given the value and overall golf experience offered. The City should be able to
reposition a fully renovated Orangebrook, while maintaining affordable rates for Hollywood
residents (more later) and maintaining a high volume of rounds activity on the reconfigured
golf courses.
 Based on information given to NGF by the City, we calculated and average daily rate (ADR),
equivalent to all daily green, cart and membership revenues divided by total paid rounds
played, of about $22 for FY17. This number is reflective of the various time of day, time of
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year, resident, member and other forms of discounting available to market golfers for
Orangebrook G&CC. This ADR places Orangebrook at or near the bottom of its competitive
set and among south Florida municipal golf courses, from an achieved rate perspective.
 NGF will discuss recommended rates - assuming a greatly enhanced post-renovation product
-later in the report. In general, we expect that there will be higher rack rates (with nonresidents absorbing more of increase), less reliance on discounting, and a significantly higher
volume of tournament rounds after facility renovation.

RECENT OPERATING RESULTS
NGF analyzed revenue and expense statements for Orangebrook G&CC for the period of FY 2013
through FY 2017. In FY17, the club generated about 75% of its total operating revenues (excluding
surcharges) of about $1.83 million from green & cart fees. Other operating revenue sources include
driving range, ‘membership’ fees (entitles holder to discounted rates), merchandise, food & beverage
(lease), lessons, and miscellaneous sales/rentals. Below, NGF summarizes key findings regarding the
financial results of Orangebrook G&CC for the FY13 through FY17 time period (all number reflect paid
rounds; see summary tables in Appendix B).

Summary Findings
 Total paid rounds played for Orangebrook G&CC have declined considerably over the 5-year
period, falling by 25% between FY 13 and FY16, when only 59,000+ rounds were played
during a very poor weather and course condition year. Rounds recovered by 11% to about
66,000 in FY17. For context, rounds played at Orangebrook peaked at about 96,500 in FY08.
 As would be expected with the decrease in rounds, FY16 also represented a low-water mark
in total operating revenues, which fell to $1.55 million (excluding surcharges), about 31%
less than was achieved in FY13. Revenues rebounded by 17.5% in FY17, still more than
$400,000 lower than in FY13. Total revenue per round over the last three years has ranged
from $53.49 in FY 16 to $54.42 in FY 15. Golf fee revenue (green + cart, excluding
membership fees and surcharges) fell by nearly $254,000 between FY13 and FY17.
 On a per round basis, Orangebrook generated $27.74 total gross revenue per round (all
sources excluding surcharges) in FY17, moderately lower than the $28.25 earned in FY13.
Golf fee revenue per paid round was $20.93 in FY17, slightly higher than the $20.61 earned
in FY13. Golf fee revenue per round has been relatively steady at ±$21.00 over the five-year
period, though in FY15 and FY16 the metric fell to $19.77 and $18.70, respectively. The
flatness in average daily rate (ADR) speaks to the difficulty of raising rates – even to just
cover rising expenses – when a golf course has a high level of deferred capital and/or
maintenance needs (Orangebrook has both).
 In terms of other revenue centers, membership revenue has been decreasing steadily, falling
from $116,000 in FY13 to only $66,000 in FY17. Driving range income has decreased by
one-third over the last five years, from just under $254,000 in FY13 to about $170,000 in
FY17. After holding relatively steady at ±$3 per round between FY14 and FY15, it fell to
only $2.58 per round in FY 17.
 Food & beverage revenues (lease payment) decreased by about 36% between FY13 and
FY17, though the decline was closer to 25% on a per-round basis. Though gross merchandise
sales have been flat, they did increase by $0.22 per round between FY13 and FY17, at the
same time that improvements in cost-of-goods-sold were occurring.
 Total annual operating expense (excluding cost of sales and the City Administration Fee) in
FY17 was 13% lower than in FY13 – perhaps an indication of cost cutting in the face of
decreasing revenues. Total operating expense numbers have been relatively steady at between
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$1.82 MM and $1.87 MM over the last three fiscal years. Over the FY13 to FY17 period, golf
course maintenance expense decreased about $75,000, or 7%. Labor expense as a percentage
of total operating expense has been steady at 47% to 50% over that time (moderately lower
than industry standard), but decreased by about $109,000 overall between FY13 and FY17.
 Total facility net operating loss (includes City ‘Debt/Admin’ fee capital spending, excludes
surcharges, depreciation on expense side) has ranged from a low of ~ ($33,000) in FY 13 to a
high of ~ ($405,000) in FY 16. In FY17, the negative NOI was only ($61,000), though we
note that no City Admin fee was charged that year. The prior four years saw annual Admin
fees of $120,000 for FY13 through FY15, and $60,000 in FY16.

CAPACITY & UTILIZATION
At about 65,000 to 75,000 total rounds (including complimentary) over the last several years,
Orangebrook G&CC is currently operating well below capacity for a 36-hole golf facility at this price
point, and well below the nearly 100,000 rounds hosted as recently as 2008. Following is a general
discussion of public golf course capacity and utilization.
 Theoretical capacity is based on hours of daylight, tee time intervals, down time for
maintenance, inventory lost to weather/poor drainage, etc. In year-round climates such as
south Florida, much of California, desert southwest, etc., theoretical capacity can be as high
as ±110,000 in a great weather year and a ‘value’ price point golf course. The highest rounds
played NGF has ever observed were at some California municipal golf courses, where rounds
played per 18 holes approached ±110,000 during golf’s peak in the 1980s and 1990s.
 Practical capacity depends on many factors, such as quality of service, existing and desired
maintenance condition (which affects demand), overall strength of the golf market, and
seasonal variation of demand. Based on NGF’s experience and research on the Miami-Dade /
Broward County market, including golf demand trends, as well as the current maintenance
conditions, staffing and budget, we believe the practical and sustainable capacity for a lower
price point facility is ±75,000 per 18 holes, and for a higher tier facility ±50,000, with midprice point facilities falling somewhere in between.
 Practical utilization is independent of capacity, and is related to factors such as desirability
of location, quality of product (price/value proposition), competition, and overall supply/
demand balance in market (i.e., number of golfers available to support each golf course,
which in turn is largely dependent on the market’s demographic profile and density).

DEMAND VARIATION BY TIME OF DAY AND SEASON
In public golf, not every round is created equally. The highest demand period for public golf in south
Florida is during the peak season of November through mid-April (highest in Jan. – Mar.). The high
number of winter visitors, favorable golf weather, and reduced inventory result in higher utilization on
area golf courses. Weekend mornings during season are typically when demand and green fees are
highest, although weekday demand in-season has traditionally been strong at Orangebrook.
Conversely, during the‘shoulder’ and, especially, long ‘summer’ seasons in south Florida, operators have
to be very active in terms of yield management, specials, creative marketing, direct selling of events,
leagues, tournaments, and overall programming to fill off peak tee times. Frequent player/loyalty
programs are a very common strategy, and accepted best practice in the golf industry, to help move tee
time inventory during off peak periods. The increase in fee discounting and overall competitiveness in the
golf industry has also resulted in the majority of public golf operators utilizing some form of yield
management, and in an increasing percentage turning to ‘dynamic pricing’, where green fees are posted
only on the online reservation system or when a patron calls or walks in for a reservation.
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Golf Market Overview
Below, NGF Consulting provides a summary of key “external” factors that characterize the trade area in
which Orangebrook G&CC operates, including NGF’s macro perspective of the U.S. golf industry. On a
local/regional basis, the overview includes basic demographic measures that have the potential to affect
the economic performance of the golf facility, as well as an analysis of supply and demand indicators in
the public golf market.

NATIONAL GOLF INDUSTRY OVERVIEW
While socio-demographic, financial and cultural headwinds certainly persist for golf, the industry
continued its macro trend toward stabilization in 2015-2017. The game remains popular and is fortunate
to have a deep well of interested prospects. While golf’s pay-for-play green fee revenues and other
spending will always be vulnerable to outside forces such as weather and the economy, its chief challenge
remains getting more of those non-golfers who express interest in playing (‘latent demand’) to actually
give golf a try, and converting more beginners into committed participants.
Still, some socioeconomic and demographic trends continue to present challenges for golf operators. For
instance, golf is having trouble attracting and retaining young adults (i.e., Millennials); though this
segment continues to account for a large percentage of annual play and spending, factors such as debt and
competing recreational activities have suppressed golf demand from this segment. The smartest, bestmanaged and most innovative golf facilities will win market share and have the best opportunity for
growth.

Key Trends in Demand
 Participation - The national golfer number (participation) continues to show some net
attrition, primarily among occasional/less committed golfers. Overall, NGF survey research
indicates that in 2016 there were 23.8 million people in the U.S. that played at least one round
of golf in the prior year, about ±1.2 million fewer than in 2012. However, the vast majority of
“core” golfers remain in the game.
 Rounds Played 2016-17 / Looking Ahead – Nationally, rounds played were down 2.7% yearover-year in 2017, at least partially attributable to weather events. For Florida overall, rounds
were down 1.3%, despite a nearly 19% decline in September (Hurricane Irma). The MiamiFt. Lauderdale market was down by 0.9%. YTD 2018 is off to a rough start nationally and in
Florida, with rounds down by 4.1% and 6.3%, respectively, year-over-year through May.
Miami-Ft. Lauderdale was down by 5.7% through May (data source: Golf Datatech – see
Appendix C).
 Baby Boomer Effect – As Baby Boomers age and retire over the next 15 years, we expect to
see a measurable increase in total rounds played in the U.S. Boomers - born between 1946
and 1964 - are currently 53 to 72 years old. About 6 million of them are golfers; that’s about
1/4 of all golfers, and they currently play about 1/3 of all rounds. Boomers started turning 65
in 2011, and already 1 million+ golfing Boomers have reached retirement age. The Social
Security Administration reports that 10,000 or more Boomers retire every day. And ~300,000
Boomer golfers will turn 65 each year for the next 15 years. Retired Boomers (age 65+) play
about twice as much as younger, non-retired Boomers (40 rounds vs 21 rounds).
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Golf Course Supply
The correction in golf course supply continued in 2016 at a level comparable with the previous several
years. According to NGF data, since the market correction in golf course supply began in 2006, there has
been a cumulative net reduction of golf courses equivalent to 5.9%. For perspective, golf supply grew by
44% in the previous 20 years (1986-2005). Closures continue to be disproportionately high among ‘value’
priced (peak green + cart fee below $40) facilities; in 2016, nearly 70% of closures fell in this category.
Many golf courses shutter due to competitive dynamics; increasingly, however, golf courses – especially
in geographies where developable land is at a premium – are closing because residential or commercial is
a much “higher and better use”. This phenomenon has been particularly acute in Palm Beach and
Broward Counties, as 16 golf courses (12.5 eighteen hole equivalents) have closed in Palm Beach County
and 15 have closed in Broward (13 18H-EQ) since 2006. Few markets in the country have lost as many
golf holes during that time. This move toward supply/demand equilibrium is expected to continue for
several years, and should positively impact an improved Orangebrook G&CC.

Other Measures of Health
Other metrics to consider when measuring the health and trajectory of golf include:
 Investment in Facilities: Investment in major renovation projects has replaced new
construction as the largest source of U.S. golf course development activity. NGF tracked just
under 1,000 major renovations completed since 2006, representing at least $3 billion. New
development activity also remains in the pipeline, with NGF tracking 37 facilities currently
under construction and another 55 in planning stages as of the autumn of 2017.
 Engagement: Several years ago NGF developed a scale to gauge engagement/ passion for
golf. NGF annual golfer survey research indicates that the number of engaged golfers has
remained steady at 20 to 21 million for the past four years. But the proportion of engaged
golfers has increased from 78% to 85% over this period. These engaged golfers are
responsible for ±95% of rounds played and equipment spend. Those more engaged are
significantly more likely to continue playing.
 Increasing Diversity: The junior golf population remains relatively stable at 2.9 million and
continues to show a transformation in diversity. One-third of golfers age 6-17 are females, up
from 17% in 1995 (in sum, 24% of all golfers are women). Also, 27% of junior golfers are
non-Caucasian, up from only 6% in 1995. A similar trend is observed among young adult
(18-34) or Millennial golfers, of which 29% are female and 24% non-Caucasian. The highest
diversity is among beginning golfers, at 34% female and 32% non-Caucasian.
 Beginners: The number of beginners rose to a record 2.5 million in 2016, surpassing the
record set in 2000 when Tiger Woods was in his prime and drawing newcomers to the game
in unprecedented numbers. Since 2011, the compound annual growth rate (CAGR) in
beginners is an impressive 10.8%.
 Off-Course Participation: Driven primarily by the popularity and growth of Topgolf, a nontraditional form of golf entertainment, there were an estimated 20 million off-course
(involves only those activities that involve hitting a ball with a golf club) participants in 2016,
about 40% of whom did not play on a golf course.
 Latent Demand: Overall interest in playing golf remains very high. NGF survey research
indicates that the number of non-golfers who say they are “very interested” in taking up golf
has doubled over the last five years, growing at a CAGR of nearly 15% and now totaling 12.8
million people. There are an additional 27.8 million non-golfers who say they’re “somewhat
interested” in taking up the game. Together, these two cohorts represent about 1.7 prospects
for every existing golfer.
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While socio-demographic, financial and cultural headwinds certainly persist for golf, the industry
continued its macro trend toward stabilization in the 2015-2017 period. The game remains popular and is
fortunate to have a deep well of interested prospects. While golf’s pay-for-play green fee revenues and
other spending will always be vulnerable to outside forces such as weather and the economy, its chief
challenge remains getting more of those non-golfers who express interest in playing (‘latent demand’)
to actually give golf a try, and converting more beginners into committed participants.
Still, some socioeconomic and demographic trends continue to present challenges for golf operators. For
instance, golf is having trouble attracting and retaining young adults, although this segment continues to
account for a large percentage of annual play and spending, factors such as debt and competing
recreational activities have suppressed golf demand from this segment. The smartest, best-managed and
most innovative golf facilities will win market share and have the best opportunity for growth.

LOCAL / REGIONAL MARKET
To assess current activity levels and potential market opportunities to increase both rounds and fees for a
potentially renovated Orangebrook G&CC, the environment in which the facility operates must be
understood. Therefore, it is helpful to examine local economic and demographic factors that have the
potential to impact rounds played and fee tolerances. This overview will include an analysis of the area’s
demographics, as well as a brief discussion of local economic factors that can impact demand for golf. In
the second part of this section we provide an overview of key golf market demand and supply indicators,
as well as an analysis of the competitive market for Orangebrook G&CC.

Defining the Orangebrook G&CC Primary Trade Area
A number of factors assist in determining the expected market area for a golf facility. In addition to the
quantity, quality, and nature of existing competitive facilities in the area, the availability of highway and
major thoroughfare infrastructure, traffic patterns, economic and demographic factors, and the propensity
for golfers to travel to play golf all play a role in establishing the primary market area for a golf facility.
NGF research shows that golfers are willing to travel up to 30 minutes to regularly play their favorite golf
courses, and occasionally longer to play “luxury” rounds at higher quality courses.
Based on these factors, as well as our knowledge of this market, interviews with area golf operators, and
the distribution of public golf course supply in the Hollywood/southeastern Broward County area, NGF
expects that the majority of demand for Orangebrook G&CC to come from Hollywood and surrounding
communities generally within a 10-mile range of the course. This market stretches north to Ft. Lauderdale
and Plantation, west towards Pembroke Pines, and south to the north Miami area, and includes areas such
as Davie, Dania, Miami Gardens, Hallandale Beach, Aventura, Miramar and North Miami Beach.
Of course, some demand will also come from outside this primary trade area, which could expand
depending on the ultimate scale of a potential renovation of Orangebrook G&CC, which may have the
potential to become a ‘must-play’ golf course in Broward. Currently, a secondary trade area exists,
comprising the area between 10 and 15 miles away and extending the north Ft. Lauderdale/ Tamarac area,
and south to the north Miami area. This area includes additional low-to-mid market facilities such as the
City of Tamarac’s Colony West CC, Inverrary CC, Palm-Aire Country Club and Woodlands CC.
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Demographic Analysis
Below, we summarize the population, median age, and median household income trends for the 5-, 10-,
and 15-mile markets around Orangebrook G&CC. Following these summary points is a brief discussion
of the local economy. The tables in Appendix D summarize key demographic measures and trends that
relate to golf participation. NGF observations include:
 There are an estimated 431,000 people living within 5 miles of Orangebrook G&CC, 1.26
million within 10 miles, and more than 2.5 million residing within 15 miles. Annual
population growth rates in the local markets are projected to be ±65% the national rate of
growth between 2017 and 2022, with nearly 88,000 net new residents projected for the 10mile primary trade area in the next five years.
 The Median Ages in the Orangebrook submarkets are moderately higher than the national
median of 38.1 years. In general, the propensity to play golf with greater frequency increases
with age, making older markets more attractive to golf facilities, all factors being equal.
 At just over $50,000, Median Household Income in the 10-mile market is about 15% lower
than the national median of $59,240. Median incomes are suppressed somewhat by the high
number of retirees in the area. In general, higher income residents are more likely to
participate in golf, and they play more frequently than lower income residents.

Key Climate and Economic Factors
Following are some key observations about climatic and economic characteristics of the Hollywood/
Broward County area that have the potential to affect demand for golf.
Climate
As with any outdoor recreation, golf demand is impacted by weather. NGF data estimates that almost all
golf is played with temperatures between 50 and 90 degrees Fahrenheit. Understanding local weather
patterns helps determine the number of golf playable days. Golf is a year-round activity in Hollywood,
but time-of-day is a significant issue. In the peak of summer, temperatures routinely exceed 90 degrees in
the middle of the day, leaving a smaller window for early morning demand that can limit activity. In
addition, precipitation is heavier in the summer (69% of precipitation is between May and October).
Hollywood / Broward County Overview
Sources: Various local and online sources; City of Hollywood; BLS; Census Bureau

With an estimated population of about 152,000, Hollywood is the third most populous city in Broward
County. Hollywood and the surrounding region include a full range of activities to attract residents,
seasonal residents and tourists, including beaches, golf, fishing, pleasure boating, cruise terminal, and
nightlife. The county has about 1.93 million residents, supplemented by the high number of seasonal
residents that populate the area’s housing units. Below, we summarize some economic indicators and
other mitigating factors that have the potential to affect the performance of golf courses.
 Hollywood has a diverse economy that attracts businesses and companies across a variety of
sectors, including.
●
●
●
●
●
●
●

Healthcare
Tourism + Hospitality
Aerospace/Aviation
Marine
Professional/Business Services
International Trade
Education + Technology
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 The largest private employers located in Hollywood include:
●
●
●
●
●

Memorial Healthcare System – 4,000+ employees as of September 2016
Westin Diplomat Resort & Spa (1,200)
Publix Supermarkets (1,126)
Memorial Regional Hospital (775)
Great Health Works, Inc. (385)

 Hard Rock International’s headquarters is slated to move operations this year from Orlando to
Hollywood. The new headquarters will be located at 5701 Stirling Road, just 4 miles from
Orangebrook. The current Orlando headquarters employs about 200 people, all of whom were
given the opportunity to move to Hollywood.
 Hollywood has several Interstate 95 exchanges and is located just south of Ft. Lauderdale/
Hollywood International, which has full service from all major carriers to all major hub
airports, and hosts 80,000 passengers each day.
 Tourists and business travelers should comprise a key target market for Orangebrook G&CC,
especially if it is improved as planned. Tourism is greater Ft. Lauderdale’s second largest
industry. In 2015 there were more than 15.4 million visitors, according to the Greater Fort
Lauderdale Convention & Visitor’s Bureau. The average age of overnight domestic leisure
visitors was 50 years old, and the average household income was $95,000. This demographic
profile is strongly correlated with high golf participation rates.
●

There are ~560+ hotels/motels in the Greater Fort Lauderdale area, totaling about
34,000 lodging units. Direct selling to hotels is a key component of marketing
plans at more proactive area golf courses. Though many of the lodging properties
in the immediate area around Orangebrook are value-oriented and perhaps not
ideal targets for cross marketing purposes, there are some, such as the Hard Rock
Hotel & Casino (more below), Hollywood Beach Marriott, Margaritaville
Hollywood Beach Resort, and Downtown Hollywood Boutique Hotel that should
be could candidates for relationships with a potentially improved Orangebrook.

●

The Hard Rock is undergoing a $1.5 billion expansion that includes a 450-foottall, guitar-shaped hotel scheduled to open in mid-2019. The new tower will add
638 rooms and suites to the Seminole Hard Rock’s accommodation offerings,
and another lower-level building inside the new development will also offer more
rooms for a total count of 1,300+ units. The casino will also be doubled in size to
offer 3,267 slot machines and 178 table games.

●

Orangebrook is about 6-7 miles from both Port Everglades – the 3rd busiest
passenger cruise port in the world - and the Greater Ft. Lauderdale/Broward
County Convention Center.
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Estimated Local Market Demand
The table below details basic golf market data indicating the magnitude of the local golf demand
(additional support data in Appendix D). We note that much of this data is based on the permanent
resident population, and is not reflective of the seasonal resident and visitor populations.

Summary of Market Indicators
Golfers
Number of Golfing Households
Seasonal Golfing Households
Rounds Potential (resident golfers)
Estimated Rounds (in-market supply)
Latent Demand/Interested Non-Golfers
Projected Golfing Households (2022)
Golf Indices
Golf Participation Index
Golf Rounds Activity Index

5-mile

10-mile

15-mile

Broward
County

U.S.

20,072

56,894

111,962

100,061

17,069,440

2,411
630,440
375,097
63,174
21,011

4,708
1,666,496
1,022,504
175,688
59,357

7,908
3,150,992
1,941,609
352,235
116,946

6,691
2,794,057
2,166,639
285,794
104,127

732,421
468,634,000
468,634,000
40,573,960
17,934,830

88
101

89
95

88
91

99
101

100
100

Source: Tactician, Inc. and NGF Consulting.

 The permanent population in the local Orangebrook G&CC submarket has age and income
characteristics that tend to coincide with moderately lower participation in golf than the
national benchmark. This is reflected in golf demand indices that show 11% to 12% lower
participation rates and 5% to 9% fewer rounds played per golfer in the primary 10-mile
market area compared to the corresponding national metrics.
 About one in five households in the 5- and 10-mile markets have median incomes about
$100,000, while about 4.5% to 5% have incomes above $200,000. These high-income
households represent a key “sweet spot” for high golf participation and activity, though some
of these households will be home to private club golfers:
Higher Income Households
No. of Households over $100,000 Income
No. of Households over $200,000 Income

2-Mile Ring
No.
Pct.
4,641
14.3%
692
2.1%

5-Mile Ring
No.
Pct.
33,458
19.6%
7,622
4.4%

10-Mile Ring
No.
Pct.
97,495
20.9%
23,342
5.0%

15-Mile Ring
No.
Pct.
194,693
21.1%
47,532
5.2%

 The NGF estimates about 56,900 golfing households, plus an additional 4,700+ seasonal
households, in the 10-mile market around Orangebrook G&CC. There are about 112,000
golfing households and 7,900 seasonal golfing households in the 15-mile ring from the golf
club site. Golf demand from these permanent and seasonal golfers is supplemented by the
large number of area visitors; together, these demand components are capable of supporting a
large market of golf facilities.
 NGF’s Demand Model shows that residents in the 10-mile ring could demand about 1.67
million rounds of golf annually. However, the golf courses in this market ring are hosting
only about 1 million rounds annually, indicating that some demand is being satisfied outside
the 10-mile market, perhaps due to supply issues (i.e., quantity and/or quality). This demandsupply dynamic may be indicative of a market opportunity for Orangebrook G&CC if it were
to be redeveloped and significantly improved.
 Population growth is expected to add about 2,500 golfing households to the 10-mile primary
market by 2022, at the same time that golf course supply continues to drop.
 The local markets have relatively high proportions of African American and Hispanic
residents compared to the overall state of Florida and the U.S. For example, the 10-mile
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market has 37.4% and 32.6% African American and Hispanic populations, respectively,
compared to 13.3% and 17.5% for the U.S. NGF historical research shows that historical golf
participation rates among these two groups are considerably lower than for White Americans,
though the gap narrows as household income rises.
Visitor Golf Demand
Area visitors contribute significantly to golf course activity in the region. NGF research shows that
roughly one-third of all golfers participate in the activity while traveling, playing 0.557 rounds per day of
travel. Based on current golf participation rates, the estimate for potential tourist golf rounds in the greater
Ft. Lauderdale market is ±1 million rounds annually. Orangebrook G&CC already captures a fair share of
these visitor rounds, primarily from Canadian golfers. However, with a potentially much improved
product if a facility renovation is approved, Orangebrook should be reasonably expected to draw
significant golf activity from less value-seeking golfers, if the City course(s) becomes more of a regional
“must play” public golf course.
Latent Demand
People who express an interest in playing golf but have not yet started include former golfers and those
who have never tried. The demographic profile of latent demand tends to be more female and younger
than the population as a whole. Surveys show these golf-interested non-golfers cite several barriers to
entry in golf, including the cost and social aspects (no one to play with). The latent demand population is
comparable to the golfer population, and NGF estimates as many as 175,000 interested non-golfers within
10 miles of Orangebrook G&CC. Given golf’s tenuous participation situation, all golf courses should
have active programming aimed at inviting and “onboarding” prospective new golfers.
Corporate / Organizational Market Demand
As we saw earlier in this section, the greater Ft. Lauderdale/Hollywood area is home to a numerous
employers of various sizes attracting an in-migration to the area during business hours. These employers
are potential customers, along with groups such as civic & fraternal organizations and churches, for
organized activities such as outings and leagues, as well as for corporate meetings (breakfasts, etc.) and
banquets. These types of activities are an important supplement to daily fee rounds for public golf
courses, especially in today’s hypercompetitive golf markets.

Local Golf Supply
The golf course supply table on the following page summarizes golf course supply by type in the subject
markets. The last module of the table comprises demand/supply indices, numbers that act as a proxy for
estimating whether a market is oversupplied or undersupplied with golf courses, relative to the US
benchmark (US = 100).
NGF observations regarding key golf supply measures for the local market:
 There are 20 total golf facilities (includes 14 public, 9 of which are municipal) in
Orangebrook G&CC’s primary 10-mile trade area, and 37 total facilities (26 public/13
municipal) within 15 miles. The proportion of public courses (70%) in the primary market is
similar to the overall U.S., where 75% of all golf courses are open and available to the public.
 Ratio analysis based on national benchmarks shows that the local submarkets and Broward
County overall have a low per capita supply of golf courses, relative to the national
benchmark. For example, in the 10-mile market, there are about 96% more golfing
households available to support each 18 holes of golf compared to the national benchmark.
For public supply, there are nearly 2.4 times as many golfing households per 18 holes of golf
than we see for the overall US. Also, the supply-demand ratios do not reflect seasonal
households and area visitors, which contribute significantly to area golf demand, especially
during peak season.
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 Of the 26 public golf facilities within 15 miles of Orangebrook, 50% are operating at the
NGF-defined ‘standard’ price point ($40 >$70 peak riding fee), including Orangebrook. NGF
believes that Orangebrook G&CC will have a good chance at being repositioned into the
premium price category (at least for non-residents) if a transformative facility renovation
occurs.
 The net change in golf holes shows the recent contraction of supply in this market area. The
NGF estimates that, as of December 31, 2017, a net of 126 holes were closed in the 10-mile
Orangebrook G&CC market in the previous decade. For Broward County overall, 180 golf
holes - the equivalent of ten 18-hole golf courses – were lost during that time. Closures are
consistent with broader national trend of golf course contraction as a reaction to several
factors (declining demand, better use for property, etc.), but the dynamic has been felt more
severely in Broward County than in most markets, as the county has lost nearly 22% of
current existing supply during the last 10 years.
 The NGF database shows no new golf course projects under development within 10 miles of
Orangebrook G&CC, and more closures of public golf courses may be on the short-term
horizon.
Orangebrook G&CC
Golf Supply
Golf Facilities
Total
Public
Public: Daily Fee
Public: Municipal
Private
Public Golf Facilities by Price Point
Premium (>$70)
Standard ($40-$70)
Value (<$40)
Golf Holes
Total
Public
Public: Daily Fee
Public: Municipal
Private
Non-Regulation (Executive & Par-3)
Golfing Household Indices
Total
Public
Private
Premium (>$70)
Standard ($40-$70)
Value (<$40)

2-mile

5-mile

10-mile

15-mile

U.S.

1
1
0
1
0

7
6
2
4
1

20
14
5
9
6

37
26
13
13
11

15,061
11,279
8,788
2,491
3,782

0
1
0

2
2
2

5
5
4

9
13
4

1,384
4,034
5,861

36
36
0
36
0
0

144
108
36
72
36
9

432
261
90
171
171
81

828
558
297
261
270
144

254,610
185,778
144,207
41,571
68,832
21,006

148
108
0
0
45
0

208
202
225
99
169
509

196
237
134
112
205
577

202
218
167
105
157
1,135

100
100
100
100
100
100
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ORANGEBROOK G&CC COMPETITIVE MARKET
Based on the current and expected (post-renovation) market positioning of Orangebrook G&CC, NGF
identified a subset of primary and secondary competitors for the golf facility. These facilities were chosen
based on factors such as price point, location, type (18-hole or greater public regulation length only) and
amenities offered, and include both municipal and privately owned daily fee operations. Primary current
competitors comprise low-to-mid market facilities within about 10 miles of Orangebrook.
For purposes of this analysis, secondary competitors have been defined as those that NGF believes
Orangebrook would compete with (in addition to some of the current competitors) if a potentially
transformative renovation plan was completed:
Primary Competitors

Secondary Competitors

Country Club of Miami

Club at Emerald Hills

Davie Golf and Country Club

Jacaranda Golf Club

Flamingo Lakes Country Club

Miami Shores Country Club

Grand Palms Golf Resort

Pembroke Lakes Golf Club

Hollywood Beach G&CC

Plantation Preserve Golf Course

Inverrary Country Club

This list was not meant to be exhaustive or to account for all of the potential public golf competition to
Orangebrook G&CC. For example, nearby Hollybrook Golf & Tennis is a competitor during the
offseason, when it allows public play. Also, there are several facilities located 15 - 20 miles from
Orangebrook, such as Palm-Aire CC - Palms Course in Pompano Beach with a peak winter fee of $60,
Miami Springs Golf & CC ($65), and Colony West CC that probably compete on some level for market
share with the subject, especially for those golfers living in the northern and southern reaches of OGCC’s
primary trade area. Also, we have not listed Shula’s Golf Club in Miami Lakes or the 36-hole Woodlands
Country Club in Tamarac (peak rack rate is $65, but a lot of discounting), which is likely to close for
development. Finally, we do not list The Diplomat Golf Resort & Spa as a potential competitor should
Orangebrook be renovated, as it has been closed since Hurricane Irma; however, Diplomat may be
redeveloped and provide competition to a renovated Orangebrook.
Finally, competitors to a potential new par-3 golf course at Orangebrook include 18-hole executive
length Cooper Colony Country Club, the City of Tamarac’s Colony West 18-hole executive Glades
Course, the City’s 9-hole executive Eco Golf Club, Hollybrook Golf & Tennis Par-3 course (off season
only), and the City of Sunrise’s 18-hole executive Seven Bridges at Springtree.
Maps illustrating the relative locations of Orangebrook G&CC and its current and potential competitors
for the championship course are shown below. Following the map, we provide summary operating
information for these facilities, as well as key findings regarding the competitive market.
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Competitive Facility Location Maps
Below are maps showing the relative locations of Orangebrook G&CC and the chosen subsets of primary
(i.e., current) and secondary (potential after renovation) public access competitive golf facilities.
Following the maps, NGF shows summary operating information for key competitors.
Current Competitors
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Potential Competitors (after renovation)
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Primary and Secondary Competitors – Pricing Comparison & Activity Levels
The following tables provide summary information for Orangebrook G&CC and a selection of primary
and secondary competitive golf facilities.

Orangebrook G&CC Primary & Secondary Competitors – Summary Information

Golf Facility

Location

Type

Year
Open

Hollywood

36H-MU

1936

Par / Slope

Front Tee /
Back Tee

Location Relative
to Orangebrook
G&CC

Primary/Current Competitors:
Orangebrook G&CC

--

East

72 / 120

5,509 / 6,574

West

72 / 125

4,680 / 6,625

Country Club of Miami

Hialeah

36H-MU

1959

9.5 miles S/SW

East

70 / 127

5,052 / 6,409

West

72 / 132

5,457 / 6,970

Davie Golf & Country Club

Davie

18H-MU

2011

70 / 135

4,993 / 6,347

8 miles NW

Flamingo Lakes Country Club

Pembroke Pines

18H-DF

1984

71 / 122

4,761 / 5,854

9 miles W

Grand Palms Golf Resort

Pembroke Pines

27H-DF

1965

10.5 miles W

Grand/Royal

72 / 138

Sabal/Grand

71 / 141

5,084 / 6,682

Royal/Sabal

73 / 145

5, 320 / 6,847

70 / 124

4,940 / 6,376

Hollywood Beach G&CC

Hollywood

18H-MU

1929

Inverrary Country Club

Lauderhill

36H-DF

1970

5,228 / 6,881

2.miles E
11.5 miles NW

East

72 / 128

5,432 / 7,112

West

71 / 132

5,403 / 6,675

72 / 148

4,939 / 7,827

Secondary/Potential Competitors:
Club at Emerald Hills

Hollywood

18H-DF

1969

Jacaranda Golf Club

Plantation

36H-DF

1971
2006
reno.

East
West

2.5 miles N/NW
10 miles NW

71 / 129

4,923 / 7,247

72 / 131

5,026 / 6,778

Miami Shores Country Club

Miami Shores

18H-DF

1939

71 /131

5,036 / 6,705

9.5 miles S

Pembroke Lakes Golf Club

Pembroke Pines 18H-MU

1974

72 / 140

5,160 / 6,815

7 miles W/NW

Plantation Preserve Golf Course
Plantation
18H-MU 2006
72 / 134
5,182 / 7,071
1. Air miles from subject site, rounded to half-mile; actual driving distances will likely be greater.
Key: Slope noted is from back tee
Type: DF – Daily Fee; MU – Municipal

8.5 miles NW
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Summary Pricing and Rounds Played – Primary and Secondary Competitors
18-H Prime Winter
Season Green &
Cart Fee
(WD/WE)

18-H OffPrime Winter
Green & Cart
Fee (WD/WE)

18-H Prime
Summer
Green & Cart
Fee (WD/WE)

18-H Off-Prime
Summer Green
& Cart Fee
(WD/WE)

Membership /
Annual Pass Fees
Single/Couple/Family

Estimated
2017
Rounds

Mon-Sun
6:30-11:30=$471
11:30-1:30=$391

Mon-Sun
1:30-3pm=$241
3-5pm=$171

N/A

N/A

DNA

71,253

Nov-April
$48/$58

Nov-April
$32/$32

April - Oct
$40/$45

April - Oct
After 3pm $25/
After 11am $35

DNA

36,518

$49/$54

$32/$32

$35/$45

$25/$29

DNA – Loyalty
(discount) Club $99

32,000

Before 11am $40/$45
After 11am $35/$40

After 2 pm
$25/$251

$30/$35

$25/$30

$530/$795/+$21 cart fee per 18H

27,345

Grand Palms Golf Resort

$50/$552

$35/$352

$40/$502

$30/$402

Rates not advertised

35,000

Hollywood Beach G&CC

Before 11am
$58/$58

After 11am
$39/$39

$25/$39

$25/$30

$2,495/-/$2,995

30,067

Inverrary Country Club

$43/$482

$38/$432

$25/$302

$22/$252

Rates not advertised

45,000

Club at Emerald Hills3

$125/$1502

$65/$752

$45/$552

$35/$452

Summer $1,299 + $30
cart fee per 18H

35,000

Jacaranda Golf Club

$120/$140 2

$105/$1202

$60/$752

$50/$702

$4,300/$6,100/+$28 cart fee per 18H

75,000

Miami Shores Country Club

Daily $109

N/A

Daily $79

Online pricing
$49-$79

$2,500/-/$3,500
+$25 cart fee per 18H

46,021

Pembroke Lakes Golf Club3

Before 11am $65/$75
After 11am $35/$65

$40/$40

$49/$59

$36/$36

$1,800/$2,800/$3,300

44,252

Before 1pm
$89/$1091

After 1pm
$79/$891
After 3pm
$45/$451

Before 1pm
$77/$871

After 1pm
$45/$551
After 3pm
$40/$401

Plantation Resident:
$2,600/$3500
Florida Resident:
$3,100/$4,000

45,637

Golf Facility

Orangebrook G&CC

Country Club of Miami
Davie Golf & Country Club
Flamingo Lakes CC

Plantation Preserve Golf Course

3

Note: Non-resident rates shown; 'Off-Prime' represents earliest afternoon rate and does not reflect twilight rates.
1. Rates do not include tax
2. Based on online dynamic pricing; Florida resident rates are $95/$105 peak season prime
3. Community discount rates:
Plantation Resident Rates: Peak Winter - $59/$79 & Peak Summer - $40/$50
Pembroke "Pines" Resident Rates: Peak Winter - $55/$62 & Peak Summer - $44/$52
Broward Residents: Peak Winter - $80/$65

N/A – Information not available
DNA – Does not apply
WD - Weekday
WE – Weekend
R-Resident
NR – Non-Resident
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Key Findings – Competitive Market
A summary of general findings regarding the competitive market for Orangebrook G&CC:
 Based on NGF market observations, a redeveloped Orangebrook G&CC offering a much better
product and golf experience should fit a ‘sweet spot’ in the local market from a price/value
perspective, between lower-end value providers such as Grand Palms, Davie G&CC, Flamingo
Lakes, and CCM, and the premier public golf facilities such as Jacaranda, Plantation Preserve,
and Miami Beach Golf Club. Under the proposed improvement scenario, NGF expects that
Hollywood Beach G&CC would be the City’s ‘value’ golf provider for price-conscious golfers
(though we have not projected large fee increases at Orangebrook for Hollywood residents).
 An improved Orangebrook should also be able to compete more effectively for large golf outings,
taking some market share from high-volume tournament providers such as Jacaranda and
Plantation Preserve.
 As noted earlier in the report, the spate of public golf course closures in this market has provided
an opportunity for those golf courses that remain open to increase market share, especially if they
offer a strong value proposition. If Orangebrook were in better condition and offered a better golf
experience, it would most assuredly have benefitted from the recent closures of neighboring
Hillcrest GC and the Diplomat.
 Total rounds activity among market golf courses has declined since a recent peak around the mid
2000s (and the long term peak around 1999-2000), but appears to have stabilized on a weatheradjusted basis over the last several years. With the exception of CCM, Flamingo Lakes and
Inverrary, all of the subject golf courses host in the approximate range of 32,000 to 46,000 annual
rounds per 18 holes, with Orangebrook, Davie G&CC, Grand Palms and Emerald Hills at the low
end of the range, and Miami Shores, Pembroke Lakes and Plantation Preserve at the upper end.
 As NGF Consulting has observed in many other markets, newer golf courses (e.g., Palm Beach
County’s Osprey Point and Park Ridge; Plantation Preserve) and those that have invested in
improvements (Jacaranda, Miami Beach GC, Pembroke Lakes) - seem to have fared the best in
this regional market, while those that have deferred capital improvements and everyday course
maintenance such as CCM, Orangebrook, Flamingo Lakes, Grand Palms and Hollywood Beach
have seen declining demand and financial performance. This latter scenario fits the profile of
many of the golf courses that have closed in the tri-county area since the early 2000s.
 Peak season prime time green fees (cart inclusive) among Orangebrook’s current competitive set
are generally in the $40s and $50s, while those among the potential competitors (assuming
Orangebrook renovation) were $100+, topping out at Emerald Hills’ and Jacaranda’s $140+ fees
for non-Florida residents. These higher end clubs tend to utilize some form of dynamic pricing.
 The south Florida market is highly seasonal with fee reductions in the shoulder (spring / fall)
seasons and severe discounts in the hot May through October period. In addition to seasonal price
breaks, market competitors offer discounted rates through either frequent player/loyalty
programs, web specials, and/or e-clubs. Discounting is also available through various programs
such as CanAm and PGA GolfPass, as well as through third party tee time providers like
Golfnow and Teeoff.com. Considering all of the various discounts, even the highest quality
public golf courses in this market will see green + cart fees fall as low as ±$30 for a peak
weekend morning round in summer.
 Most of the subject clubs offer some type of pre-paid green fee arrangement, ranging in price
(single annual) from Flamingo Lakes’ $530 membership to Plantation Preserve’s $3,100 (Florida
resident) and Jacaranda’s $4,300. There are also several “summer” (May-October) memberships,
including Emerald Hills’ $1,299 membership (+ $30 cart fee).

National Golf Foundation Consulting, Inc. – City of Hollywood – Orangebrook G&CC – 41

Benchmark Comparison of Area Municipal Golf Operations
As part of this study, NGF Consulting surveyed municipal golf operators in Broward, Palm Beach and
Miami-Dade counties to do a comparison across of some basic operating metrics for FY 2016. Key
findings relating to Orangebrook G&CC’s performance, pricing, etc. compared to this subset of south
Florida (primarily Broward and Palm Beach counties) municipal golf operations follow. We feel that the
numbers are instructive, as they provide basic parameters for operating expectations of mid-level public
golf courses in this market. The sources for this information are municipal CAFRs and data supplied
directly by municipal and/or golf course staff. The total sample set comprises 16 facilities (some with
multiple courses), including Orangebrook; all data is for FY 16. The summary table can be found in
Appendix E.
Key NGF findings:
 At $47, Orangebrook G&CC placed in the low range of the subject facilities on peak season
prime time green fees, which ranged from a low of $45 on the Pompano Beach GC ‘Palms’
course to $109 at Plantation Preserve and a market high of $225 at Miami Beach Golf Club.
 Orangebrook G&CC’s golf fee revenue per round, which equals green, cart, and member fees
divided by total rounds, was the lowest among the respondents’ regulation length golf courses, at
$19.93 (excluding surcharges). Next lowest was West Palm Beach GC at $23.46, while Miami
Beach GC was by far the highest at $83, followed by $52 at Plantation Preserve and just over $42
at Pembroke Lakes. Much of the rest of the subject golf courses fell in a relatively tight range
from the mid $20s to around $30 on ADR.
 With 59,927 rounds played in FY 16, Orangebrook G&CC was the second least active municipal
facility golf course in terms of rounds played per 18 holes, surpassing only Country Club of
Miami’s 20,224. Palm Beach County’s Osprey Point was easily the highest at 64,667 rounds per
18HEQ.
 With $1.55 million in total gross operating revenue to the City in FY16, Orangebrook surpassed
only Lake Worth Muni, Country Club of Miami (CCM), West Palm Beach GC, and PB County’s
Park Ridge GC on this measure. However, on a per-18 holes basis, Orangebrook trailed all of
them, including Lake Worth Muni’s $891,000. The strongest performers were Miami Beach GC
and Plantation Preserve at ±$3.7 million, followed by Delray Beach GC at $3.1 million and
Osprey Point at $2.4 million per 18 holes.
 Exactly half of the 16 municipal golf facilities among our benchmark subset made an operating
profit in FY16, led by Osprey Point’s extraordinary $1.96 million. Miami Beach GC and
Plantation Preserve were the next most profitable at $800000+. Pompano Beach GC, which has
some extraordinary expenses (e.g., water cost, FAA rent), had the highest operating loss at more
than $1 million on its 36 holes, followed by CCM’s $942,000 on 36 holes. We note that
Orangebrook’s loss of $405,000 is an outlier in context of its recent results, which have seen
losses of less than $100,000 in both FY15 and FY17.

Summary Renovation Case Studies
Below, NGF Consulting presents case studies of renovations at municipal golf courses in south Florida
over the past 10+ years. We have provided examples of ones that have been successes, as well as a few
that have not had the desired effect on demand and/or net revenues. We note that every case is unique and
that increases in net revenues and ROI do not tell the whole story in the case of golf course renovations.
For instance, a renovation or restoration project may be aimed more at preventing further declines in
rounds / revenues (the “death spiral”) than at increasing rate and/or volume of play. Also, some assets
simply must be replaced once they reach the end of the useful life (e.g., irrigation system, drainage
system) if a golf course is to stay in business, and an ROI cannot be directly attributed to such projects.
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Finally, measurable financial improvements after a renovation do not capture the “cost of doing nothing”
or continuing a triage type approach to improvements. As one local example, Lake Worth Municipal Golf
Course has seen rounds (from a recent peak of 60,000 in FY 09 to 34,554 in FY 16) and revenues (peak
of $2.19 million in FY 07 to $891,000 in FY 16) plunge over the last decade due to deferred maintenance
and lack of capital improvements. Even if in decent condition, golf courses run the risk of losing market
share and revenues if they do not “keep up with joneses”. As an example in southern Palm Beach County,
Southwinds GC, Boca Municipal GC and others have lost rounds over the last decade to newer facilities
such as PB County’s Osprey Point and Park Ridge.
Pompano Beach Golf Course
Pompano Beach Golf Course comprises two 18-hole golf courses – the Palms and (formerly) the Pines.
Both golf courses were designed by Bruce Devlin and Robert von Hagge and opened in 1954. There are
several private entities responsible for different elements of on-site operations, including the pro shop,
Galuppi’s Restaurant (long-term lease), and a private golf course maintenance company. The City collects
100% of golf revenues (green/cart/range).
In mid-2010 a request for letters of interest to redesign / rehabilitate 18 holes and design irrigation on all
36 holes at Pompano Beach GC was issued. The project “to redesign/ rehabilitate the City property and
create one signature course, replace irrigation on the Pines Course and modify irrigation on the Palms
course” was ultimately awarded to Greg Norman Golf Course Design. The project commenced in early
April 2012 with a total price tag of about $3.9 million, including design fee, funded out of the designated
Capital Improvement Fund (CIP). The renovation included installation of Celebration Bermuda fairways
and TifEagle greens.
Pompano Beach GC, hosted 90,000 to 95,000 total rounds annually prior to the renovation (both rounds
and revenues had fallen precipitously from its peak), and generated about $2.3 million in operating
revenue to the City in FY 2010, when it had a net loss of nearly $900,000 after expenses (including
~$400,000 for water, $320,000 general fund charge for overhead, $200,000 rent to FAA, and $350,000+
in depreciation).
PBGC was reintroduced to the market on January 1, 2013 - with the Pines Course now known as the Greg
Norman Signature Course - at a higher price point. The city did not receive the lift that was expected
from the renovation, as rounds remained in the low 90,000s immediately after the renovation and have
subsequently fallen to 77,000 rounds in FY 16. The total operating loss has grown to about $1.05 million;
however, we note the continued extraordinary expense structure that now includes just under $1
million in City Admin/Overhead and Depreciation charges alone.
The facility has reportedly not benefitted as much as it should have from the Signature Greg Norman
Design due to factors such as maintenance condition and lack of marketing (even lacks a dedicated
website), as well as some uncontrollable external factors, such as the changing demographic profile of the
Pompano Beach area. Still, average green + cart revenue per round has increased from just over $23
prior to the renovation to about $31 as of FY 16.
Miami Beach Golf Club
Miami Beach Golf Club, which is owned by the City of Miami Beach and operated under management
agreement, enjoyed a significant revitalization after a $10 million renovation in the early 2000s. The
facelift to the former Bayshore Golf Course, which was a relatively low fee course in poor condition,
included a new clubhouse. The new building helped the club do a tremendous volume of tournament
business – as high as 15,000 at their peak (including group rounds from hotels; club has a full-time
dedicated tournament coordinator to facilitate events).
As a result of the renovation, Miami Beach GC was able to more than double its peak season non-resident
green fee to $200+ (all inclusive), while maintaining corresponding resident rates at $80 to $90. After the
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renovation, Miami Beach GC was a visually attractive, very well maintained, and highly amenitized
facility, though it was considered by some low handicap golfers to be unchallenging. For MBGC, hotel
and convention business typically accounts for about 50% of winter season play, so recent re-construction
of the Miami Beach Convention Center has led to a recent downturn in rounds and average rate. Still, the
facility’s average daily rate is about $90 - down from its peak but certainly the highest among municipal
golf clubs in Florida. Net operating income to the City was $824,000 in FY 16 and $656,000 in FY 17.
Pembroke Lakes Golf Club
The 18-hole Pembroke Lakes Golf Club, owned by the City of Pembroke Pines, reopened to the public In
December 2007 after undergoing a $7+ million dollar renovation. Improvements for the John Sanford
Design golf course included:
 New Paspalum Supreme turf
 New drainage system
 New lakes on holes #2, #13 and #16
 Coquina waste bunkers
 Rebuilt and additional tee boxes
 Enlarged practice area with chipping green and practice bunker
PLGC’s management company reported that the facility benefitted greatly from the renovation, turning a
consistent money loser into a golf course that was in “beautiful condition” and consistently generated a
±$250K to $300K annual operating profit on about 46,000 to 50,000 rounds, whereas the course
traditionally lost money on operations prior to the renovation. Pembroke Lakes saw the most benefit in
terms of average daily rate (ADR), which rose from the mid $30s to the mid $40s ($42.12 in FY 16). Still,
Pembroke Lakes’ operational profit was not sufficient to cover the entire annual debt service, and the club
also reported a small operational deficit in FY 16, as rounds fell to below 44,000. (The debt tied to the
construction will be paid off in about 4 to 5 years).
Palm Beach Par 3
Designed by world renowned golf course architect, Dick Wilson and his apprentice Joe Lee, the Palm
Beach Par 3 was built by Michael Phipps and opened for play in 1961. The annual LPGA Pro-Am event
for 20 pros was held there from 1983 until 2000. The course was privately owned until the Town of Palm
Beach purchased it for $5 million in 1973.
The course was recently renovated and redesigned in 2009 by Hall of Fame golfer Raymond Floyd, a
project funded by the Par 3 Foundation. A clubhouse overlooking the ocean was added in January 2014,
partially funded by the Town. The refurbished course has been touted twice by Golf Digest as “The Best
Par 3 in the U.S.” Golf Magazine has also bestowed its Number One Rating to the course (second place
went to the short course at Augusta National). Finally, it has been listed among Golf Range Magazine’s
Top 25 Short Courses in America for the two years there has been a poll. Winter green fees top out at $52
+ $17.50 for cart (residents get $2.50 discount on riding carts and 9-hole rates).
NGF was told that, prior to the renovation of Palm Beach Par 3, the course was generating rounds played
of about 20,000, with an operating loss of about $200,000. The course reopened in late November 2009
and has been doing well since. Part of an enterprise fund that includes the Town’s docks and tennis
courts, PB Par 3 hosted 37,000 rounds in FY 17 (despite Hurricane Matthew at beginning of fiscal year
and Irma at the end), with $1.6 million in gross golf revenues and $1.4 million in total operating
expenses, including about $207,000 in debt service tied to the clubhouse construction. Food & beverage
lease payment revenues of about $500,000 (Town receives 10.5% of gross) bring total operating revenues
to about $2.1 million; with $1.6 total operating expenses, the facility netted about $500,000 in FY 17.
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When NGF spoke to the General Manager at Palm Beach Par 3, he indicated great satisfaction with the
results of the renovation and would, in hindsight, change only the size of the clubhouse, as the venue is
too small for events such as weddings and the kitchen is undersized based on demand.
West Palm Beach Golf Course (formerly ‘Country Club’)
This historic Dick Wilson track opened in 1947 and was soon to host the ‘West Palm Beach Open
Invitational’, a yearly PGA tournament, won by the likes of Arnold Palmer, Gardner Dickinson, and Gay
Brewer. The course was highly rated nationally at one time in the 1980’s. Mark McCumber’s 7-month
restoration was completed in 2009. WPBGC reopened to very mixed reviews in November 2009 (many
golfers disliked the amount of sand throughout the golf course). The golf clubhouse was razed in 2012
due to deteriorating condition.
The city’s CAFR indicates that in FY 08 - the last full year prior to renovation - WPBGC generated
nearly $2.2 million in total revenue and net operating income of about $243,000 after depreciation. Postrenovation, total operating revenues have declined from $1.6 million in FY 10 to between $1.5 million
and $1.52 million in FY 14, FY 15, and FY 16. Total rounds played in FY 16 were just over 52,000. After
generating a net operating loss of $221,000 in FY 10, the operating budget for the course was reduced in
subsequent years, and the course generated a net operating income of $162,000 (before depreciation) in
FY 12, declining each year to just under $58,000 in FY 15. The city’s CAFR indicated an operating loss,
before depreciation, of $96,110.
The cost and method of funding for the project was not available at this writing, but it is evident that the
golf operation is losing substantial money after yearly capital outlays, interest charges, and repayments to
the General Fund are taken into account. Included a $1.5 million advance was made from the General
Fund to the Golf Fund in 2009, payable over a 15-year period.
NGF has been told that the full benefit of the renovation has not been realized due to several factors,
including: lack of market acceptance of the restored golf course; insufficient maintenance budget; the
fact that a planned clubhouse was never built to replace the one that was razed; and, at least recently,
problems with the irrigation system that was replaced during the 2009 restoration. The course is currently
suffering the effects of the defective irrigation system, which has contributed to poor overall maintenance
conditions. (A fix for the irrigation system is expected by early 2018). The city is now seeking private
interests to renovate the golf course, add a clubhouse and repurpose part of the property into a mixed-use
development; two finalists for the reuse Master Plan.
Plantation Preserve Golf Course
The first Plantation Golf Club, constructed in 1950, was built to stimulate interest in Plantation and to
encourage the Broward County Commission to extend Broward Boulevard farther west. Robert F. “Red”
Lawrence designed the course and it became an integral part of the community. The golf course and
clubhouse underwent only minor renovations through the years, and subsequently closed in 1998
(clubhouse razed in 2000) after years of losing money.
The City of Plantation purchased the then-fallow golf course land in 2001 using state, county and local
funds. The plan was to preserve and protect the historically significant site, and to restore the golf course
and surrounding land to its original Everglades-inspired condition. The City’s design team and golf
course architect Michael Smelek developed a unique concept that comprises a park, open to the public,
within the grounds of the golf course.
Since opening in 2006 (estimated construction cost $8 million), the 18-hole Plantation Preserve has been
a hit with area golfers, consistently generating between $3.7 million and $4.1 million (2008) in total
revenues over the last decade. In FY 16 and FY 17, net operating income at Plantation Preserve was
more than $800,000 (excluding depreciation). Annual interest charges in FY 16 were about $140,000,
and total remaining debt is less than $700,000.
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Plantation Preserve has a three-tiered pricing strategy, broken down by city residents, Florida
residents, and out-of-state residents, with the latter two groups paying a premium to help subsidize
affordable golf for Plantation residents. For example, upcoming winter rates will be $59 weekday prime
time and $79 weekend prime time for residents, $89/$99 for Florida residents, and $99/$109 for non-state
residents. These fees are some of the highest in the regional public market.
Davie Golf Club (formerly Arrowhead Golf Course)
The original Arrowhead Golf Course was purchased by the Town of Davie from the Florida State
Department of Transportation in 2011, renovated for approximately $4.6 million and reopened in
November 2011 as 18-hole Davie Golf Club, which is leased to a private management company. The
club, which has operated out of a run-down trailer since its reopening, has experienced a downward trend
in play since opening. Most recently, rounds have declined from 35,700 in 2014 to 32,047 in 2016.
Davie Golf Club, a low-to-mid fee provider in the local public golf market, has also seen average daily
rates trending down, and will be reducing peak fees this winter from previous years. The club has strong
demand from Canadian golfers, and suffered last year due to a relatively warm winter up north and the
strong U.S. Dollar vs. Canadian Dollar. From a big picture perspective, demand for the golf course has
been suppressed due to the lack of a clubhouse and the difficulty of the golf course (slope = 135 from
back tees), including wildly undulating greens.
During 2016, further improvements were made to the course in an attempt to reverse the decline in play,
including re-sodding of all fairways with new Paspalum grass in the spring. During the summer, all tee
boxes were re-sodded with Paspalum and the practice range was completely re-sodded, and new concrete
pads and premier mats added. Also, tee-to-green coquina cart paths were installed on all 18 holes. Tee to
fairway coquina rock chutes were installed on holes #11, 14, 16, and 18 for a smoother transition off the
tee, and to reduce turf wear in these areas, and unpopular bunkers were eliminated. Finally, the city
currently has an RFP out for a permanent clubhouse design.
Palm Beach Gardens Golf Course (Sandhill Crane)
The 6-month renovation of the former PBGGC took place during the last four months of FY 13 and the
first two months of FY 14. The project greatly mitigated some difficulties that the course experienced
over its 20+ year lifespan. For example, turf conditions were improved with Celebration fairways and TifEagle greens), drainage was improved to increase “playable” days, a new irrigation system was installed,
and shaping was modified. The overall result was a golf course that is more playable, can be open on
more days and has better overall visual appeal than what had been present in the past.
The golf program for Palm Beach Gardens is organized as a Special Revenue Fund, which is a growing
form of operational structure in municipal golf as it allows the course to retain some of its net earnings for
improvement projects, but allows for larger-scale upgrades (like the recent renovation) to be funded via
the General Fund. The city has direct control of the operation and all golf course employees are city
employees (except F & B). In FY 12, the last full fiscal year prior to renovation, PBGGC hosted 39,107
rounds and generated a net operating income of about $35,000 on ~$1.5 million in total revenue. Rounds
had been steady for the prior three-year period at between 39,000 and 42,000. The average daily rate was
$29.22. Since re-opening the course after renovation in late 2013, the facility has increased total rounds
and total revenue, and the course has been able to generate a higher average rate with less fee discounting.
The city continues to invest in Sandhill Crane, with a new 22,000 sf clubhouse opened in March 2018.
The old clubhouse’s small size limited merchandise sales and F&B capacity, and was not programmed
efficiency for operations. Restrooms were small and sub-standard, and the facility did not have any type
of real kitchen. The new 2-level clubhouse includes a 70-seat restaurant, 200-capacity banquet room, prefunction space, and daily lockers. The City also recently opened a $1 million indoor golf training center,
and future planned improvements include fitness center, and new maintenance and cart barns.
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EXTERNAL FACTORS SUMMARY
Golf remains a very important part of the local lifestyle and an attraction for seasonal residents and
tourists in the greater Hollywood/ southern Broward County market. Due to factors such as the prime
location off of Hollywood Boulevard and proximity to I-95 and other major arterials, as well as the
relative lack of high quality public golf courses in the immediate area, NGF expects that Orangebrook
G&CC would be well positioned to increase both market share and average rate if the proposed
redevelopment plan – or something similar – comes to fruition. Facility improvements will have to be
supported by aggressive marketing and direct selling campaigns to maximize awareness, trial and loyalty
for the redeveloped Orangebrook G&CC.
We caution that all golf facilities face some external factors beyond their control, including a high fixed
expense structure and operating expenses that tend to rise more rapidly than revenues (e.g., ability to raise
fees is constrained). Also, golf economics will always be at the mercy of unforeseen yearly weather
variations and events (e.g., hurricanes in south Florida) that act to reduce capacity, rounds and revenues.
Other key findings from NGF’s market analysis include:
 Though half of the municipal golf facilities NGF benchmarked had negative net operating
income in recent years, there are several examples of highly successful regional muni golf
operations, including Plantation Preserve, Miami Beach GC, and Osprey Point. These
facilities are in demand because they offer high quality experiences on newer courses.
 Based on NGF market observations, a redeveloped Orangebrook G&CC offering a much
better product and golf experience should fit a ‘sweet spot’ in the local market from a
price/value perspective, between lower-end value providers such as Grand Palms, Davie
G&CC, Flamingo Lakes, and CCM, and the premier public golf facilities such as Jacaranda,
Plantation Preserve, and Miami Beach Golf Club.
 While socio-demographic, financial and cultural headwinds certainly persist for golf, the
game remains popular and has a deep well of interested prospects. Golf’s chief challenge
remains getting more of those non-golfers who express interest in playing (‘latent demand’)
to actually give golf a try, and converting more beginners into committed participants.
 The permanent population in the local Orangebrook G&CC submarket has age and income
characteristics that tend to coincide with moderately lower participation in golf than the
national benchmark, and demographic shifts in this part of Broward County may pose
problems to area golf operators in the future.
 Ratio analysis based on national benchmarks shows that the local submarkets and Broward
County overall have a low per capita supply of golf courses, relative to the national
benchmark. For example, in the 10-mile market, there are nearly 2.4 times as many golfing
households per 18 holes of golf than we see for the overall US. Golf demand from permanent
residents is supplemented by the large population of visiting golfers each winter. Together,
these demand components are capable of supporting a large market of golf facilities.
 Broward County has lost nearly 22% of current existing supply during the last 10 years. The
spate of public golf course closures in this market has provided an opportunity for those golf
courses that remain open to increase market share, especially if they offer a strong value
proposition.
 As NGF has observed in many other markets, newer golf courses (e.g., Palm Beach County’s
Osprey Point and Park Ridge; Plantation Preserve) and those that have invested in improvements
(Jacaranda, Miami Beach GC, Pembroke Lakes) - seem to have fared the best in this regional
market, while those that have deferred capital improvements and everyday course maintenance
such as CCM, Orangebrook, Flamingo Lakes, Grand Palms and Hollywood Beach have seen
declining demand and financial performance.
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Proposed Redevelopment Plan for Orangebrook
Golf & Country Club
Orangebrook G&CC is currently positioned as a ‘value’ public access golf course in one of the most
active golf markets in the United States. The purpose of the current study by NGF is to analyze the
financial feasibility of a potential full-scale renovation of the facility that will address deferred
maintenance and capital needs of Orangebrook G&CC, as well as allow the City to reposition the golf
facility in the local marketplace.
At the time of this report in early 2018, the City’s government is in the early due diligence period of
considering possible redevelopment of the entire Orangebrook property. One potential redevelopment
scenario, which is the subject of this analysis, would include (but perhaps not be restricted to):
 A newly designed 18-hole championship course of ±7,200 yards with modern features and
enhanced aesthetics
 Expanded practice center with new amenities, such as learning center
 18-hole Par-3 course, with 9 holes lighted, of ±2,600 yards that should appeal to those with
time and/or money constraints, and be an ideal venue for specialized programs and events
 Multi-use clubhouse that will be highly marketable for golf and non-golf events and meetings
Incorporating the par-3 rather than redeveloping both 18-hole regulation golf courses serves dual
purposes: (1) introduces a relatively unique product to the market that should appeal to multiple golfer
segments and serve as an ideal venue for growing the game and specialized programming/events; and (2)
retains 36 total holes at Orangebrook in compliance with the current deed requirement, while freeing up
land for other uses. Other aspects of the reinvention of Orangebrook could include a new multi-use
clubhouse building, and upgraded parking areas.
NGF believes there are major facility deficiencies that contribute toward poor golf course conditioning,
significantly detract from the golfer experience, and prevent Orangebrook G&CC from competing at a
higher price point and gaining more market share. NGF expects that the City will issue an RFP for design
services and each responding architect will have their own ideas about how to redevelop Orangebrook
G&CC, we have assumed the that the preliminary plan proposed by the City in our analysis.

IDENTIFYING APPROPRIATE IMPROVEMENTS
The City of Hollywood has identified a potential improvement plan for Orangebrook G&CC that will
address deferred capital improvement needs related to golf course components that are inefficient and/or
constrain revenues because they are near or beyond the end of their useful life. Goals are twofold: (1) to
prevent a downward trajectory in rounds and net revenues (the cost of doing nothing) that would result
from continuing with ‘band aid’ approach to improvements as assets continue to deteriorate; (2) to restore
the historic legacy of Orangebrook G&CC and improve the overall product so that the facility can
increase market share, enhance revenue centers, and raise price points (esp. among non-resident golfers).
NGF Consulting evaluated potential capital improvements for Orangebrook G&CC in the context that
proposed changes must logically and specifically demonstrate the ability to restore the golf course and
improve economic results by some combination of:
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 Increasing net revenues and making the facility economically sustainable for the long term by
positioning Orangebrook as a ‘must play’ destination in the local public golf marketplace.
 Improving the ease and efficiency of golf course maintenance (though overall budget will
likely increase due to desire to preserve the assets and maintain elevated market position).
Our goal with respect to analyzing the viability of proposed improvements is to provide the City with
realistic expectations with regard to the likelihood of a major renovation achieving several important
objectives, including:
 Addressing “mission-critical” deferred maintenance and capital items
 Greatly enhancing the golfer experience at Orangebrook G&CC
 Elevating the market positioning of the golf facility so that it can increase price point, market
share, and net revenues
 Contributing as much as possible to the annual debt service that will result from undertaking
the improvement plan

General Framework for Decision to Undertake Major Renovation
Capital investment and renovation planning/saving for golf courses should begin shortly after opening,
and continue as long as the course exists. Like structures, golf courses begin slow deterioration almost
from the day they open. Golf courses require constant upkeep and periodic capital expenditure to maintain
at least “status quo” functionality and appearance. Owners that avoid such work often find it’s a classic
case of “pay me now or pay me (more) later”. (NGF recommends budgeting between 5-10% of annual
adjusted gross revenues for capital expenditures).
Inevitably, there comes a day when major capital improvements are required, usually within a 25-30 year
lifespan, depending on quality and materials used in initial construction. The American Society of Golf
Course Architects (“ASGCA”) Life Cycle” chart (see Appendix A) shows typical life spans for golf
course elements. However, each course is unique, and owners should rely on a qualified golf course
architect to assist in master planning for future investments.
Renovations/major upgrades are generally prompted by one, or a combination of, these objectives:
 Add landscape and signage, full paths and/or curbs, paved parking, permanent restroom(s),
maintenance or clubhouse, or other items left out of original construction for cost reasons.
 Fix existing physical plant just to remain functional, including replacing bunker sand or
sodding spots of dead turf, correcting minor drainage problems, etc. as they occur.
 Replace and/or Upgrade to remain competitive, i.e., “Keep up with the Joneses”. The U.S.
has seen a natural golf course supply correction since 2006, with the cumulative reduction of
about 6% in the total supply. In the last several years, as demand and supply have come into
more balance in many markets, we’ve seen an increasing pace of large-scale renovations of
both public courses and private clubs seeking to become more competitive. Most golf courses
can count on at least one nearby competitor rebuilding “a better mousetrap” (see renovation
case study section of this report).
 Transformative Changes/Upgrades to take advantage of a market opportunity. Sometimes
golf course owners find the opportunity to move up (or down) a position in the public market
by making dramatic, image-changing renovations, and thus allowing significant revenue
additions via round and price increases, new revenue centers, etc.

National Golf Foundation Consulting, Inc. – City of Hollywood – Orangebrook G&CC – 49

Substantially changing image and elevating a course usually involves total renovation, completed in ±12
months (could be longer at Orangebrook due to 36 holes). These types of large-scale improvements will
sometimes involve rebranding or even renaming the golf course. Transformation usually provides the
biggest boost in revenues, but perhaps at a level insufficient to pay off resulting debt service. Less robust
improvements, involving fixing the most critical problems, such as improving green surfaces, adding cart
paths, improving bunkers, etc., tend to yield smaller revenue increases but cost less.
Finding the best mix of proposed changes starts with evaluating renovation needs within in the context of
the current condition, basic performance goals, and the potential of the improved golf course. Golf
courses have three main components:
 Routing – Sets the footprint.
 Features – Create the “look, feel, and ambiance.”
 Infrastructure/Agronomy – Affects the owner’s ability to efficiently maintain.
Assuming rational customer behavior, whereby golfers respond positively to a better, higher value
product offering, a quality renovation can and should improve business in any good local/regional golf
market. The well-executed renovation properly allocates funds where they meet the general goal of
adding revenue and/or decreasing operations cost. In general:
 Surface changes golfers see tend to raise revenues, as golfers typically seek the most
beautiful, interesting, and new challenges and experiences.
 Subsurface or infrastructure improvements make maintenance easier and better, stabilizing
operation costs. Because conditioning is usually the number one customer satisfaction driver
in golf (tens of thousands of NGF GolfSAT surveys bear this out) these types of
improvements can also result in increased play and revenues as well.

Long Range Master Plan Approach to Capital Improvements
NGF believes that the City of Hollywood should give strong consideration to developing a Long-Range
Master Plan for improvements at Orangebrook G&CC. Such an approach could allow the City to most
efficiently “steer the ship” in terms of prioritizing and implementing improvements. This approach will
also help refine answers related to short- and long-term benefits associated with specific investments in
the golf facility, as well as the potential impact of undertaking most, or all, of the recommended
improvements at one time. The Long Range Master Plan to be developed by a qualified team should
include the following:
(i) Overall consultant to manage the master plan process.
(ii) Qualified golf course architect (consultant) to take the general directions and recommendations
provided here and integrate them into a Long Range Master Plan exhibit.
(iii) Financial analysis (consultant) to develop specific pro formas based on more refined plan for
improvements.
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CAPITAL COST ESTIMATES FOR PROPOSED REDEVELOPMENT PLAN
At the time of this report in early 2018, the City’s government is in the early due diligence period of
considering possible redevelopment of the entire Orangebrook property, as described above. We note that
there is no formal conceptual design for the proposed redesign and redevelopment of Orangebrook
G&CC, and preparing cost estimates for implementation of the proposed improvement plan was beyond
the scope of the NGF study. However, based on the high-level concept plan that is the subject of this
study (complete ground-up renovation to include new 18-hole championship course, new 18-hole par-3
course, enhanced practice area and new multi-use clubhouse), we have provided a preliminary estimate of
the costs (2018 dollars) to complete the project as described above based on general inputs for
comparable projects in south Florida.
As noted, the development cost estimates do not reflect any specific design and are provided to the City
as a “reasonable estimate” for use in review and consideration for this feasibility study. The
recommended improvements and attendant cost estimates are intended only as a guideline.
Respondents to a potential RFP for course improvement/design services, working in conjunction with
the City, will present their own conceptual plans with attendant cost estimates.
NGF has observed that golf construction prices have increased by ± 20% in the last few years, depending
on factors such as geographic region, prevailing wage laws, etc. Our best guess is that they will continue
to rise with inflation over the next several years. It is impossible to precisely estimate potential costs for
improvements to Orangebrook G&CC at this time, due to:
 No formal conceptual plan
 No defined schedule for improvements
 Inflation and/or changes to material prices, labor conditions
 Changes to the scope of work or time frames, and other factors
Of course, irrespective of whether the City decides to full redevelop Orangebrook, the City Parks &
Recreation Department, JCD Sports and NGF Consulting are all in agreement that the facility
needs significant capital investment due to aging and deteriorating infrastructure. Therefore, we
have also provided cost estimates for both “mission-critical” investment the facility requires to remain an
ongoing competitive enterprise – even at the current low-end positioning in the market – and for other
short-term capital needs, defined as likely to be necessary within the next 3 to 5 years, based on the
current age and condition of the assets.
We note that these capital needs and cost estimates are not based on formal inspection of the golf course
assets, but rather on NGF’s familiarity with the property through previous consulting engagements,
extensive experience with golf course asset lifecycles, competitive dynamics, and discussions with the
City and JCD. In summary, NGF has provided preliminary cost estimates for the following three
scenarios (all estimates are in 2018 dollars).
1. Mission-Critical Capital – highest priority improvements; needed in very short term so that
Orangebrook G&CC can continue to be viable as a low-fee public golf course.
2. Other Short-Term Capital– likely required in next 3 to 5 years based on age and condition of
assets (see Appendix A for ASGCA Lifecycle Chart).
3. Full Facility Redesign and Renovation – preliminary plan includes new, redesigned 18-hole
championship course, new 18-hole par-3 course (partially lighted), enhanced practice area and
new multi-use clubhouse building.
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“Mission-Critical” – High Priority Capital Needs
Following are NGF’s preliminary estimates of capital costs for what we’ve identified as high-priority
immediate short-term needs at Orangebrook, as defined above. These deferred capital needs negatively
affect the overall product offering and golfer experience, contribute to maintenance inefficiencies, pigeonhole Orangebrook as a low-fee or ‘value’ public golf course, and constrain demand and revenues. NGF
Consulting views addressing these deficiencies as critical to the viability of Orangebrook as an ongoing
concern, but this level of capital investment will not be sufficient to reposition the facility.
Orangebrook Golf & Country Club
Preliminary Cost Estimates
Mission-Critical Capital Needs
Improvement
New Irrigation System
Drainage Improvements
New Tee-Green Concrete Cart Paths (8’)
12,000 sf Maintenance Building
Maintenance Equipment (purchased)
10,000 sf Cart Storage Building1
Soft Costs
Contingency (5%)
Total Project

Key Input
$1.2 MM per 18H
LS
$25 per lf
$75 per sf
LS
$30 per sf
10%
5%

Estimated Cost
$2,400,000
400,000
600,000
900,000
800,000
300,000
430,000
237,000
$6,067,000

Source: NGF Consulting, 2018. Code: LS = lump sum; lf = linear feet; sf = square feet
1 Basic fully enclosed building to replace current structure

Other Short-Term Capital Needs (est. 3 – 5 Years)
Orangebrook G&CC also has capital needs that are likely imminent, but not at the highest-priority based
on current conditions. While functional, some of these assets are at an age and condition where the City
must plan to fund their repair or replacement in the next 3 to 10 years, if not sooner. As with the missioncritical needs, the ongoing deferral of investment in these areas constrains the operator’s ability to
compete for market share effectively. Not included in the table below are potential clubhouse-related
expenditures such as roof, systems replacement (e.g., HVAC), or cosmetic upgrades such as carpet, paint,
or furniture & fixtures. Addressing both highest priority and other short-term capital investment
requirements together should allow Orangebrook to compete more effectively for market share – and at a
higher price point.
Orangebrook Golf & Country Club
Preliminary Cost Estimates - Other Short-Term (Likely in 3 to 5-Year Horizon)
Improvement

Key Input

New Greens Complexes (USGA spec)
Tee Complexes (level, re-grass)
Bunker Renovation (assume 80 total)
Fairway Re-grassing (sprigging 36 holes)
Lake Work (dredging, lining, etc.)
Bridge Repair (driving surface)
On-course Restrooms (refurbish)
Soft Costs (engineering, design, etc.)
Contingency
Total Project

$45,000 per green
$7,500 per hole
$4,000 per bunker
LS
LS
$5,000 per bridge
$10,000 per structure
10%
5%

Estimated Cost
$1,665,000
270,000
320,000
500,000
200,000
60,000
20,000
303,500
166,900
$3,505,400

Source: NGF Consulting, 2018. LS = lump sum; USGA = United States Golf Association
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Full Redesign and Renovation
The estimated costs to complete the proposed full facility redesign and renovation are summarized in the
table below. The figures provided are preliminary and based on general cost inputs for comparable
projects in south Florida. These costs do not reflect any specific design and are provided to the City as a
“reasonable estimate” of development costs that it is likely to experience. The complete re-imagination of
Orangebrook G&CC is intended address long-deferred capital needs, reposition and ‘rebrand’ the facility
in the market (while preserving affordable rates for City residents), and free up land for other uses.
Orangebrook Golf & Country Club
Preliminary Cost Estimate - Full Redesign and Renovation
Improvement/Amenity
18-Hole Championship Golf Course*
18-Hole Par-3 Golf Course (incl. lighting)*
15,000 sf Clubhouse
Enhanced Practice Area
New 12,000 sf Maintenance Building
New 10,000 sf Cart Barn
New On-course Restrooms & Starter Shack
Enhanced Parking (repaving)
Soft Costs (engineering, design, etc.)
Contingency
Total Project

Key Input
$400,000/hole
$180,000/hole
$250 per sf
LS
$75 per sf
$30 per sf
LS
LS
~10%
~5%

Estimated Cost
$7,200,000
3,240,000
3,750,000
1,000,000
900,000
300,000
600,000
100,000
1,700,000
935,000
$19,725,000

Source: NGF Consulting, 2018. Code: LS = lump sum; lf = linear feet; sf = square feet

*Golf course costs include all features (tees, greens, fairways, bunkers, etc.), as well as infrastructure ( irrigation, drainage).

In addition to the costs presented above, the full renovation scenario will include spending on a new golf
course maintenance equipment fleet (preliminary estimate = ±$800,000 if purchased). Also, the
redevelopment of Orangebrook, as presented conceptually to NGF Consulting by the City, may include
other structures such as a lesson building/training center and/or food shack for the par-3 course.
Summary
NGF views the ‘cost of doing nothing’ at Orangebrook – i.e., not addressing even the identified
mission-critical deferred capital needs – as substantial, as demand for rounds of golf at the facility
will continue to decrease, while maintenance conditions and net operating income (losses) continue
to worsen. Spending the ±$6 million it will take to address the highest priority capital needs will allow
Orangebrook to continue operating at its current market position, significantly improve maintenance
efficiencies, and perhaps stem the downward trend in financial performance but perhaps not improve net
operating income in a meaningful way.
Addressing both the highest priority needs and other likely short-term capital investment requirements
together would result in a significantly improved product and should allow Orangebrook to compete more
effectively for market share, raise green fees, and perhaps even approach break-even or operational
profitability. Finally, the full facility redevelopment should be transformative for the operation in
terms of quality, golfer experience, market position and net operating income. While the estimated
development cost is expected to be more than twice the total cost of undertaking mission-critical and
other necessary short-term improvements, the plan would achieve the objective of having a competitive,
profitable and desirable golf course & country club that will be attractive to Hollywood residents, other
south Florida golfers and area visitors.
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NGF-RECOMMENDED PRICING / MARKET POSITIONING
NGFC has come up with pricing/market positioning recommendations for Orangebrook G&CC based on
a number of factors, including:
 The expected quality and overall golf experience of Orangebrook G&CC after proposed
improvement plan is completed
 The results of our analysis of demographic, economic, and golf supply-demand metrics
 Interviews with area golf operators and others with knowledge of the local golf market
 The competitive environment, including current and prospective price/value proposition of
Orangebrook G&CC relative to key competitors; and,
 The City’s goals with respect to maintaining affordable golf for city residents
NGF expects that the improved Orangebrook G&CC will continue to have differential green fees for city
residents and non-residents, with a larger gap than exists currently. Based on our analyses, NGF
recommends peak winter season prime time weekday/weekend 18-hole green fees of $67/$72 for nonresidents and $47/$50 for city residents. Off season peak fees are proposed at $30/$35 for non-residents
and $28/$33 for residents. Discounted rates will continue to apply for time of day (e.g., first afternoon
break arounds noon, twilight), juniors, seniors, etc. NGF has assumed that walking rates will be available
during most times, with the exception peak season mornings.
Current Riding Rates

Proposed Riding Rates

WD / WE
Prime Morning
Current Winter Resident
Current Winter Non-Resident
Current Summer Resident
Current Summer Non-Resident

$42 / $42
$47 / $47
$23 / $27
$24 / $28

WD / WE
Prime Morning
Proposed Winter Resident
Proposed Winter Non-Resident
Proposed Summer Resident
Proposed Summer Non-Res.

$47 / $50
$67 / $72
$28 / $33
$30 / $35

Though there are few direct comparables in the local market for the proposed 18-hole par-3 course at
Orangebrook, NGF has created the following basic fee (non-resident) guidelines for the par-3 based on
experience, as well as pricing at other alternative length facilities noted earlier in the report.
Peak Season

Off Season

Par-3 Fee Category
Prime Ride

$34.00

$24.00

Prime Walk

$24.00

$16.00

Midday Ride

$27.00

$18.00

Midday Walk

$18.00

$12.00

Twi Ride (all can play)

$22.00

$15.00
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This preliminary recommended pricing repositions Orangebrook G&CC from a value golf provider to an
upper mid-end facility in the context of this local public golf market, positioned for non-resident play
between lower fee clubs such as Davie G&CC, Flamingo Lakes and Inverrary CC, and higher end clubs
such as Emerald Hills, Jacaranda and Plantation Preserve. The new positioning will bring non-resident
pricing similar to that of what is expected to be a key competitor after renovation - Pembroke Lakes,
while raising resident rates only moderately. Of course, the market position will be ultimately be affected
by the outcome of facility improvements and the City’s objectives.
NGF expects that, depending on the quality of facility Orangebrook brings to market, it may have the
opportunity to command non-resident green fees closer to that charged by Jacaranda and Plantation
Preserve (i.e., $90+) in-season during peak demand times, perhaps through the practice of dynamic
pricing. The objective of dynamic pricing (matching price to demand during various periods of the day,
week and season) is to maximize revenues by reacting to market variable market conditions and taking
advantage of those times when a facility has ‘pricing power’ (e.g., peak season mornings).
To help establish new market positioning, a marketing campaign should begin prior to opening, including
press releases about the elements of the renovation/restoration, progress, and news about the grand
reopening event. Potential campaign themes could be along the lines of “Orangebrook G&CC – an
historic golf course re-imagined” or “The new Orangebrook G&CC - a must-play in south Florida golf”.

MAINTENANCE BUDGET & EQUIPMENT
If the City makes the decision to spend multiple millions of dollars to completely redevelop Orangebrook
G&CC and reposition the club in the market, NGF strongly recommends that the City also provide the
operator with the necessary resources to preserve the newly enhanced assets. Though efficiencies will
increase with a new maintenance facility, new irrigation and drainage infrastructure and the reduction in
overall maintainable turf acreage, NGF believes that the current maintenance budget (±$950,000 average
over last several years) will be grossly insufficient to maintain the new golf courses at a high level, and
may very well put the new assets at risk of deteriorating quickly.
The cost of many materials needed to maintain golf courses has increased over the past few years; NGF
projects, based on the proposed quality of product and market positioning of Orangebrook G&CC, that an
annual maintenance budget of ±$1.4 million (2018 dollars, Year 1 budget), excluding any capital lease of
maintenance equipment, will be appropriate for this enhanced and repositioned property, even assuming
more efficient maintenance due to the proposed new irrigation system and other course improvements.
Similarly, the City has appropriately planned to replace the aging maintenance equipment fleet. We
estimate that a new equipment package for Orangebrook G&CC will cost between $750,000 to $900,000
if purchased outright, or about ± $225K annually if leased, depending on terms.
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Financial Impact of Improvements
In this section NGF provides a basic cash flow model to estimate the impact of implementing the City’s
proposed redevelopment plan at Orangebrook G&CC. Specifically, the model projects rounds played,
average rate, revenues, expenses and incremental net operating income for the new 36-hole facility
comprising an 18-hole championship course and 18-hole par-3 course, compared to the base results
achieved at the 36-hole facility in recent years. In this section, we provide estimates of performance based
on a set of assumptions that may or may not become reality. We feel that these projections represent a
“fair estimate” of performance for the redesigned and renovated golf course based on our overall analysis
of the subject golf course, market, and expected operational plan for Orangebrook G&CC.

MARKET OPPORTUNITY CONCLUSION
In the next section, NGF provides financial projections for the first five years of the renovated
Orangebrook G&CC, based on the expected quality of the golf course and its support amenities, our
comprehensive market analysis, the facility’s recommended market positioning, and other factors. The
following bullets summarize what NGF views as the key justifications for our projections based on our
understanding of the demand drivers for Orangebrook G&CC.

Support for Projections
 An upgraded Orangebrook would be better able to compete for larger tournaments and
outings from area hotels (incl. Hard Rock addition), corporations, charities and organizations.
 Favorable location - as noted earlier, Orangebrook is easily accessible and convenient for a
fairly wide geographic area due to its proximity to major highways and other arterials. With a
greatly improved product and the existing ease of access, NGF expects that Orangebrook’s
attraction for golfers vesting the area during the winter season will increase considerably (i.e.,
incremental to current value-conscious out-of-state customers the facility currently draws and
relies on), as the facility may become a local “must play” or destination golf course.
 The overall golf demand/supply balance in the local Orangebrook G&CC market is becoming
more favorable to existing public golf operators due to recent (and continuing) golf course
closures, increasing population and lack of new courses in planning. Hillcrest and the
Diplomat are among the closures that are likely to have the most direct bearing on the
potential market impact of a redeveloped Orangebrook. Also, population growth is expected
to add about 2,500+ golfing households to the 10-mile primary market by 2022.
 There is a relative lack of ‘premier’ public golf offerings in Orangebrook’s trade area should
allow the facility to quickly gain market share, while also realizing a significantly higher
average rate.
 Proven favorable performance of existing public golf courses in the region that have
produced strong rounds activity at an average golf revenue per round of $35 or more.
Examples include:
●

Plantation Preserve – the City of Plantation’s 18-hole municipal golf course –
redeveloped (original money-losing course closed in 1998) and opened in 2006 has been one of the most successful public golf courses in south Florida. In FY
2017, the facility generated more than $3.7 million in total revenues, including an
average rate of more than $54 on 45,637 rounds. Net operating income was more
than $800,000. Peak winter rates top $100.
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●

Osprey Point GC – This 27-hole municipal golf facility owned by Palm Beach
County has hosted an average of more than 97,000 rounds with average golf
revenue per round over $35.50 over the last couple of fiscal years. The peak
winter green fee is $63.00. Staff reports that the facility is close to capacity in
winter and is having to turn away players. Total net operating income in FY2016
was over $1.9 million.

●

Miami Beach GC - This 18-hole municipal golf facility owned by the City of
Miami Beach and operated under private management hosted 42,683 rounds in
FY 2016, at an average daily rate of $83, and generated about $824,000 in net
operating income for the city.

●

Pembroke Lakes GC – renovated about a decade ago, the City of Pembroke
Pines’ 18-hole municipal golf course has had a significant upturn in performance
since the upgrade. In FY17, Pembroke Lakes saw total revenue of just under $2
million, and average golf fee revenue per round of $40+ on 44,252 rounds.

 As NGF Consulting has observed in many other markets, newer golf courses (e.g., Palm
Beach County’s Osprey Point and Park Ridge; Plantation Preserve) and those that have
invested in improvements (Jacaranda, Pembroke Lakes, Miami Beach GC) - seem to have
fared the best in this regional market, while those that have deferred capital improvements
and everyday course maintenance such as Orangebrook, CC of Miami, Hollywood Beach,
Grand Palms, and Flamingo Lakes have seen declining demand and financial performance.
 NGF survey research reveals there are as many as 170,000+ non-golfers interested in taking
up the game within 10 miles of Orangebrook G&CC. The proposed improved and expanded
practice facilities at the club should facilitate more active programming aimed at inviting and
“onboarding” prospective new golfers.

Potential Threats / Mitigating Factors Relative to Projections
While the NGF finds considerable evidence to support strong rounds and revenue growth from a total
redevelopment of Orangebrook G&CC, there are mitigating factors that could constrain rounds and net
revenue performance. These include:
 The demographic profile of Orangebrook’s primary trade area, as well as many other parts of
Broward County, is not predictive of strong golf demand. Demographic trends may continue
to work against golf participation, unless savvy operators can effectively activate latent
demand among groups that do not have a strong golf culture.
 Regional or national economic recession – previous recessions have negatively impacted the
performance of public golf courses.
 Continued overall decline in golf participation – recent trends show declines in golf
participation, especially among the younger generation.
 The market does not support increased green fees at Orangebrook, despite the significant
increase in quality.
 Water quality – NGF was told that the quality of Orangebrook’s treated effluent water has
caused problems in the past related to turf quality. Irrigation is the “life blood” of a golf
course operation, and anything that negatively affects the availability, cost and/or quality of
water will be detrimental to the golf facility operation.
 Yearly weather variations (e.g., Hurricanes Matthew and Irma) can make the difference
between operating in the black or in the red in any given year.
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CASH FLOW MODEL FOR REDEVELOPED ORANGEBROOK G&CC
NGF has created a five-year pro forma that illustrates what we think Orangebrook G&CC would look like
from a net cash flow perspective after redevelopment as proposed. In the cash flow model, the primary
factors driving increased rounds played and higher average daily rate are the increased quality of the
overall golf experience, including brand new infrastructure, enhanced design and aesthetics, and highlevel maintenance standards. We note that another consideration, which is not captured by the financial
model, is the potential “cost of doing nothing” or only nominal improvements. Due to aging infrastructure
and other factors discussed in this report, we believe that the financial condition of Orangebrook G&CC
will ultimately enter a downward trajectory without significant improvements.
Finally, in preparing our estimates of future performance, the NGF team has made several assumptions
for input variables and external market conditions. We recognize that this estimate is prepared in 2018 for
a golf facility that may not reopen before 2020 or even later. As such, the NGF estimates are made using
current (2018) inputs and current market conditions. All financial estimates are prepared in 2018 dollars.
A summary of NGF assumptions are detailed below:

Base Assumptions
The NGF rounds, revenue and expense estimates have been crafted in consideration of the current and
expected (e.g., population growth, golf supply-demand balance) market conditions over the course of the
five-year subject period. Projections for rounds and revenues assume continued operation under fee-forservice third party management and successful completion of the redevelopment plan as proposed (or
moderate variation thereof proposed by a successful bidder to an RFP). Other basic assumptions:
 The overall economic condition remains stable, without any meaningful downturn in the
Hollywood/southern Broward County area economy, employment, or visitation.
 Similar to other higher-end public clubs such as Jacaranda and Plantation Preserve,
Orangebrook G&CC will operate with a high standard for customer service and conditions,
placing the facility in the upper-middle range of public golf courses in the market area.
 Orangebrook will continue to operate with a traditional mix of revenue centers common in
public-access golf, with the predominance of golf activity derived from daily fee customers.

Activity, Revenue and Expense Assumptions
The base assumptions in preparing the projected financial performance estimates cover several categories,
including: total rounds activity; average green + cart revenue per round; average revenue per round across
other revenue centers (range, merchandise, lessons, miscellaneous); food & beverage lease payment to the
City; cost of sales (merchandise); and golf course maintenance, general & administrative, and pro shop/
golf operations expenses. All Year 1 numbers are presented as 2018 dollars for simplicity.
 NGF has used recent actual Orangebrook G&CC operating results as the base scenario from
which modifications are made. The cash flow model is presented as Year 1 – Year 5, postrenovation. No assumptions have been made regarding lost revenues during the time the
facility is closed for redevelopment.
 Orangebrook G&CC is projected to host a total of 50,000 paid rounds on its 18-hole
championship course in the first full year post-renovation, growing to stabilized play of
56,000 rounds by Year 4. For market context, both Plantation Preserve and Pembroke Lakes
have rounds activity in the mid 40,000s, but at a much higher realized rate per round than we
are projecting for Orangebrook.
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 NGF projects the 18-hole par-3 course to host 14,000 rounds in the first full year of
operation, growing to stabilized play of 20,000 rounds by Year 4.
 Rounds projections for the championship course assume the general mix of play as exists
currently, but with relatively higher proportions of rack rate rounds and tournament/outing
rounds, and a lower percentage of lower fee walking rounds and other discounted/
promotional rounds. For purposes of this analysis, we have assumed all daily fee rounds,
though with the expected higher quality facility, the City may want to consider offering a
traditional style unlimited play membership, with pricing for a single annual in the ±$3,500
range, depending on where daily fee rates are set.
 Based on higher daily rates and less reliance on value-price point rounds, Orangebrook
G&CC’s average daily rate (ADR = green + cart revenue divided by total paid rounds) is
projected to be $31.00 in Year 1, an increase of about 40% over actual FY 17, and projected
to grow by 2% annually through Year 5. The ADR was derived based on the weighted
average calculation shown in the following table:
Fee Category

Average Rate

% of Play

Cat. Eff. Rate

Low/Discount1

$20.00

30%

$6

$32.00

0.55

$17.60

$50.00

0.15

$7.50

Mid-Fee

2
3

Premium

Blended Rate (ADR)

$31.10

1 Off-season non-prime; peak season twi; other discounts and specials
2 Peak season non-prime (i.e., midday); off-season prime, etc.
3 Peak season prime time, tournaments, etc.

 Based on NGF experience and the initial fee schedule shown earlier, the par-3 course average
green+cart fee is projected to be $16 in Year 1, growing at 1.5% annually through Year 5.
 Average Year 1 revenue per round in other revenue centers is projected as follows, with
annual growth rates of 2% through Year 5:
●

Merchandise - $2 per round (~20% increase over recent actual, based on
expectation of higher quality of facility and less price conscious customers).

●

Driving Range – $4.50 per round. This represents an increase of about 50% over
FY15 and FY16 actual, based on expected enlargements and enhancement of the
practice area.

●

Lessons - $0.75 per round, representing an increase of about 50% over FY16 and
reflective of enhanced practice area and changing customer base.

●

Miscellaneous (includes rentals, etc.) - $0.50 per round, about 20% higher than
recent actual.

 Food & beverage net lease payment to the City is $60,000 in Year 1, growing at 2% annually.
 Cost of Sales: Merchandise – 62.5% of sales, based on recent historical.
 Golf Course Maintenance Expense - Year 1 expense is estimated at $1,400,000, compared
to a ±$950,000 average over last several years. Though efficiencies will increase with a new
maintenance facility, new irrigation and drainage infrastructure, and the reduction in overall
maintainable turf acreage, NGF believes that the enhanced budget will be required to
sufficiently maintain the new golf courses at a quality commensurate with an elevated market
position, as well as prevent premature deterioration of the improved assets. Maintenance
expense is projected to grow at 2.5% annually.
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 Year 1 General & Administrative Expense (includes management fee) is estimated at
$475,000. G&A Expenses are projected to grow by 2.5% annually.
 Year 1 Pro Shop/Golf Operations Expense is estimated at $400,000, growing by 2.5%
annually.
 NGF has not included a line item for City Debt/Administration.
 With a brand new clubhouse and grill/restaurant, NGF has assumed that the City will be able
to attract a vendor/concessionaire that will pay its share of building utilities, so we have not
projected expenses attached to the Food & Beverage operation.
 To provide an “apples to apples” comparison to recent historical numbers, NGF has not
included a Capital Improvement Set-Aside line item in the expense budget. (NGF typically
recommends that a public golf course set aside 5% or more of adjusted gross revenue each
year for future capital needs).

Cash Flow Projections – Year 1 – Year 5 (Post-Renovation)
Utilizing the above assumptions and activity/revenue/expense estimates, NGF Consulting has prepared a
pro forma for the first five years of operation after the redevelopment is complete and Orangebrook
reopened. The resulting cash flow model is shown in the table on the following page, with summary
results presented below. All operating revenue and expense figures are expressed in 2018 dollars and have
been rounded to the nearest $100 for simplicity.
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Orangebrook G&CC – 5-Year Pro Forma (Post-Renovation)
Orangebrook Golf & Country Club
Operating Year (post-renovation)

Year 1

Year 2

Year 3

Year 4

Year 5

Paid Rounds
Championship 18
Par-3
Total Rounds

50,000
14,000
64,000

52,000
16,500
68,500

54,000
18,500
72,500

56,000
20,000
76,000

56,000
20,000
76,000

Revenues per Round
Golf Fees (Green+Cart+Memb.) - Champ.
Golf Fees (Green+Cart+Memb.) - Par-3
Merchandise Sales
Driving Range/Practice Center
Lessons
Miscellaneous Revenue

$31.00
16.00
2.00
4.50
0.75
0.50

$31.62
16.24
2.04
4.59
0.77
0.51

$32.25
16.48
2.08
4.68
0.78
0.52

$32.90
16.73
2.12
4.78
0.80
0.53

$33.56
16.98
2.16
4.87
0.81
0.54

$1,550,000
224,000
128,000
288,000
60,000
48,000
32,000
$2,330,000

$1,644,200
268,000
139,700
314,400
61,200
52,400
34,900
$2,514,800

$1,741,600
304,900
150,900
339,400
62,400
56,600
37,700
$2,693,500

$1,842,300
334,600
161,300
362,900
63,600
60,500
40,300
$2,865,500

$1,879,100
339,600
164,500
370,200
64,900
61,700
41,100
$2,921,100

$80,000

$87,300

$94,300

$100,800

$102,800

Adjusted Gross Revenue

$2,250,000

$2,427,500

$2,599,200

$2,764,700

$2,818,300

Operating Expenses
General & Adm. (incl. mgmt. fee)
Golf Operations
Golf Course Maintenance
Total Operating Expenses

$475,000
400,000
1,400,000
$2,275,000

$486,900
410,000
1,435,000
$2,331,900

$499,100
420,300
1,470,900
$2,390,300

$511,600
430,800
1,507,700
$2,450,100

$524,400
441,600
1,545,400
$2,511,400

-$25,000

$95,600

$208,900

$314,600

$306,900

Operating Revenues
Green + Cart Fees - Championship 18
Green + Cart Fees - Par-3 18
Merchandise Sales
Driving Range
Food & Beverage (lease payment)
Lessons
Miscellaneous Revenue
Total Operating Revenues
Cost of Sales - Merchandise

Net Operating Income (NOI)
NOI Average FY 2015 and FY 2017
Incremental Net Income
Financing Assumptions:
Term
Int. Rate
Warranted Inv. (Year 3 - Stable)

-$51,400
$358,300

20
2.00%

20
2.50%

20
3.00%

$5,858,719

$5,585,597

$5,330,599
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Financial Model Results
NGF Consulting financial projections for Orangebrook G&CC, assuming successful completion of the
preliminary proposed redevelopment plan and increased maintenance budget, show total gross operating
revenue of about $2.3 million in Year 1. Based on cost of sales and operating expense assumptions, Year
1 net operating income (NOI) is projected to reflect a small loss of about ($25,000). When projected
stabilized play of 76,000 total paid rounds (including par-3) is reached in Year 4, gross revenues are
expected to reach ~$2.92 million, with NOI reaching a stabilized level of ±$310,000. These stabilized
operating numbers represent improvements of about $1.1 million in gross revenue compared to
FY17 actual and $358,000 in NOI compared to average of FY15 and FY17. (FY16 was considered an
outlier due to weather significantly reducing capacity and playing conditions).
We note that the projected expenses have been assumed to include all costs required to run the golf and
clubhouse operation on site, and do not include other “below-the-line” expenses that may be required
such as additional City overhead, depreciation or capital cost reduction (debt service). As such, what we
refer to as NOI may be more accurately described as EBITDA (earnings before interest, taxes,
depreciation and amortization).
Based on the incremental EBITDA and the financing terms shown in the table (term held steady at 20
years, using 100% of net incremental EBITDA assuming no debt coverage requirements, interest rate
sensitivity for 2.0%, 2.5%, and 3.0%), the amount of the required investment that NGF projects will be
covered by incremental net user fees ranges from about $5.3 million to $5.8 million. The preliminary cost
estimate for the full redevelopment plan, including clubhouse and other structures, was $19.6 million
(excluding new equipment). Therefore, if these cost estimates and financing terms are within range,
incremental net user fees will cover approximately 25% to 30% of the cost of the redevelopment for
golf-related amenities.
Of course, this analysis does not consider the potential value to the City in freeing up land for other
recreational, entertainment or even commercial (e.g., hotel) uses. Also, as we stated earlier, the projected
incremental net income resulting from renovation does not reflect the cost of continuing to operate with
insufficient maintenance budget and deferring much-needed capital improvements, which is not
sustainable and will ultimately lead to increasingly poor economics at Orangebrook. Short of
implementing a complete re-imagination of the facility as proposed, the City will still be facing
approximately $6 million to $10 million of capital investment (depending on what is undertaken)
simply to address mission-critical and other likely capital needs over the short-term horizon.
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APPENDIX A – GOLF COURSE EXPECTED LIFE CYCLE
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APPENDIX B – ORANGEBROOK GOLF & COUNTRY CLUB FINANCIALS
Orangebrook Golf & Country Club
Paid Rounds
Operating Income
Golf Fees

FY 2013
79,241

FY 2014
72,223

FY 2015
69,809

FY 2016
59,146

FY 2017
65,897

$1,632,855

$1,521,610

$1,380,070

$1,106,179

$1,379,169

Merchandise

112,241

109,920

106,600

97,948

108,168

Driving Range
Lessons

253,623
28,469

218,175
22,699

209,823
22,868

179,507
29,787

170,327
28,307

Memberships

115,948

107,932

90,845

72,746

66,283

Misc. Golf

25,924

25,046

26,613

27,162

27,110

Food & Beverage (Rent)

77,359

66,038

61,553

42,453

49,057

$2,246,420

$2,071,420

$1,898,373

$1,555,781

$1,828,420

$71,216

$74,542

$67,370

$64,416

$65,144

$2,175,204

$1,996,879

$1,831,003

$1,491,365

$1,763,277

Expenses
Administration

541,734

541,861

$487,321

470,127

443,287

Pro Shop

483,625

406,603

438,274

346,301

396,702

1,009,363

973,350

879,248

931,662

934,053

54,067

58,166

67,902

88,156

50,304

120,000

120,000

120,000

60,000

$2,208,789

$2,099,981

$1,992,745

$1,896,245

$1,824,347

($33,585.13)

($103,102.17)

($161,742.20)

($404,880.42)

($61,069.96)

Revenue Total
Pro Ship COGS
Adjusted Gross Revenue

Golf Course Maintenance
Food & Beverage
City Debt/Administration Fee
Total Expenses
Total Profit/Loss
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Orangebrook Golf & Country Club
FY 2013
Paid Rounds
Operating Income
Golf Fees

FY 2014

FY 2015

FY 2016

FY 2017

79,241

72,223

69,809

59,146

65,897

$1,632,855

$1,521,610

$1,380,070

$1,106,179

$1,379,169

Merchandise

112,241

109,920

106,600

97,948

108,168

Driving Range
Lessons

253,623
28,469

218,175
22,699

209,823
22,868

179,507
29,787

170,327
28,307

Memberships

115,948

107,932

90,845

72,746

66,283

Miscellaneous Golf

25,924

25,046

26,613

27,162

27,110

Food & Beverage

77,359

66,038

61,553

42,453

49,057

Revenue Total

$2,246,420

$2,071,420

$1,898,373

$1,555,781

$1,828,420

Pro Shop COGS
%

$71,215.65
63.4%

$74,541.52
67.8%

$67,370.37
63.2%

$64,416.08
65.8%

$65,143.56
60.2%

Golf Fees
Memberships
Merchandise
Driving Range
Lessons
Miscellaneous Golf
Food and Beverage (rent)

$22.07
1.46
1.42
3.20
0.36
0.33
0.98

$22.56
1.49
1.52
3.02
0.31
0.35
0.91

$21.07
1.30
1.53
3.01
0.33
0.38
0.88

$19.93
1.23
1.66
3.03
0.50
0.46
0.72

$21.94
1.01
1.64
2.58
0.43
0.41
0.74

Total

$28.35

$28.68

$27.19

$26.30

$27.75
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Orangebrook Golf & Country Club Operating Expenses
FY 2013
Administration Expenses
Labor

FY 2014

FY 2015

FY 2016

FY 2017

$109,888

$109,988

$112,648

$115,873

$104,416

$431,846

$431,874

$374,673

$354,253

$338,872

Administration Total

$541,734

$541,861

$487,321

$470,127

$443,287

Pro Shop Expenses
Labor
Other1

$371,493
$112,132

$354,985
$51,619

$331,610
$39,294

$307,355
$38,946

$302,334
$94,369

Pro Shop Total

$483,625

$406,603

$370,904

$346,301

$396,702

Maintenance Expenses
Labor

$495,255

$506,680

$499,619

$502,587

$460,968

Other

Other
Maintenance Total
Food & Beverage Expenses
Total Expenses2

$514,109

$466,670

$446,999

$429,075

$473,085

$1,009,363

$973,350

$946,618

$931,662

$934,053

$54,067

$58,166

$67,902

$88,156

$50,304

$2,088,789

$1,979,981

$1,872,745

$1,836,245

$1,824,347

Labor Total

$976,636

$971,653

$943,877

$925,815

$867,717

Other Total

$1,112,153

$1,008,328

$928,868

$910,431

$956,630

1. Does no include COGS
2. Does not include Debt/Administration Expenses
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APPENDIX C – NATIONAL ROUNDS PLAYED REPORT
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APPENDIX D – LOCAL DEMOGRAPHIC, DEMAND AND SUPPLY DATA
Local Demographics and Demand
Orangebrook Golf & Country Club
Summary Demographics
Population 1990 Census
Population 2000 Census
CAGR 1990-2000
Population 2010 Census
CAGR 2000-2010
Population Estimate 2017
Population 2022 Projected
CAGR 2017-2022
CAGR 2010-2022
Median HH Income (2017)
Median Age (2017)
Ethnicity
White
African American
Asian
All Other
Hispanic Population
Hispanic
Not Hispanic
CAGR = Compound Annual Growth Rate

Orangebrook Golf & Country Club
Golf Demand Indicators
Total Households
Number of Golfing Households
Projected Golfing Households (2022)
Projected Annual Growth Rate
Seasonal Golfing Households
Latent Demand/Interested Non-Golfers
Household Participation Rate
Number of Golfers
Rounds Potential (resident golfers)
Estimated Course Rounds (in-market supply)
Demand Indices
Golfing Household Participation Rate
Seasonal Golfing Households
Latent Demand/Interested Non-Golfers
Rounds Potential per Household
(resident golfers)

2-mile
ring

5-mile
ring

10-mile
ring

15-mile
ring

Broward
County

U.S.

64,009
71,293
1.08%
73,377
0.29%
79,001
85,439
1.58%
1.28%
$42,921
40.5

316,763
368,367
1.52%
399,274
0.81%
431,384
462,842
1.42%
1.24%
$49,370
40.9

925,584
1,080,790
1.56%
1,148,574
0.61%
1,260,523
1,348,168
1.35%
1.34%
$50,429
39.4

1,788,768
2,162,655
1.92%
2,300,518
0.62%
2,516,595
2,690,733
1.35%
1.31%
$49,660
40.1

1,255,215
1,622,997
2.60%
1,748,066
0.75%
1,931,908
2,080,678
1.49%
1.46%
$56,960
40.4

248,584,652
281,399,034
1.25%
308,745,538
0.93%
324,310,011
337,744,388
0.82%
0.82%
$59,240
38.1

56.6%
33.0%
2.4%
8.0%

59.7%
30.2%
2.7%
7.4%

53.0%
37.4%
2.8%
6.8%

59.4%
31.3%
2.8%
6.5%

59.9%
29.3%
3.9%
6.9%

70.4%
13.3%
5.7%
10.6%

31.3%
68.7%

33.9%
66.1%

32.6%
67.4%

41.5%
58.5%

28.0%
72.0%

17.5%
82.5%

2-mile
ring

5-mile
ring

10-mile
ring

15-mile
ring

Broward
County

U.S.

31,584
3,563
3,720
0.90%
166
12,529
11.30%
4,892
104,859
107,885

166,581
20,072
21,011
0.90%
2,411
63,174
12.00%
28,320
630,440
375,097

464,851
56,894
59,357
0.90%
4,708
175,688
12.20%
85,530
1,666,496
1,022,504

923,836
111,962
116,946
0.90%
7,908
352,235
12.10%
168,894
3,150,992
1,941,609

734,888
100,061
104,127
0.80%
6,691
285,794
13.60%
146,910
2,794,057
2,166,639

124,506,607
17,069,440
17,934,830
1.00%
732,421
40,573,960
13.70%
23,815,640
468,634,000
468,634,000

82
89
130

88
246
119

89
172
112

88
146
112

99
155
118

100
100
100

88

101

95

91

101

100
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Golf Supply
Orangebrook Golf & Country Club
Golf Supply
Golf Facilities
Total
Public
Public: Daily Fee
Public: Municipal
Private
Public Golf Facilities by Price Point
Premium (>$70)
Standard ($40-$70)
Value (<$40)
Golf Holes
Total
Public
Public: Daily Fee
Public: Municipal
Private
Non-Regulation (Executive & Par-3)
Net Change
Net Change in Holes past 5 years
Percentage Total Holes Past 5 Yrs
Net Change in Holes past 10 Years
Percentage Total Holes Past 10 Yrs

2-mile
ring

5-mile
ring

10-mile
ring

15-mile
ring

Broward
County

U.S.

1
1
0
1
0

7
6
2
4
1

20
14
5
9
6

37
26
13
13
11

44
30
20
10
14

15,061
11,279
8,788
2,491
3,782

0
1
0

2
2
2

5
5
4

9
13
4

9
17
4

1,384
4,034
5,861

36
36
0
36
0
0

144
108
36
72
36
9

432
261
90
171
171
81

828
558
297
261
270
144

945
648
432
216
297
180

254,610
185,778
144,207
41,571
68,832
21,006

-27
-42.90%
-36
-50.00%

-27
-15.80%
-81
-36.00%

-27
-5.90%
-126
-22.60%

-36
-4.20%
-153
-15.60%

-108
-10.30%
-180
-16.00%

-11,628
-4.40%
-14,814
-5.50%
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Supply-Demand
Orangebrook Golf & Country Club
Supply-Demand Ratios
Households per 18 Holes
Total
Public
Public: Daily Fee
Public: Municipal
Private
Premium (>$70)
Standard ($40-$70)
Value (<$40)
Golfing Households per 18 Holes
Total
Public
Public: Daily Fee
Public: Municipal
Private
Premium (>$70)
Standard ($40-$70)
Value (<$40)
Household Indices
Total
Public
Private
Premium (>$70)
Standard ($40-$70)
Value (<$40)
Golfing Household Indices
Total
Public
Private
Premium (>$70)
Standard ($40-$70)
Value (<$40)
Rounds per 18 Holes
Rounds Potential (resident golfers)
Estimated Course Rounds (in-market supply)

2-mile
ring

5-mile
ring

10-mile
ring

15-mile
ring

Broward
County

U.S.

15,792
15,792
0
15,792
0
0
15,792
0

20,823
27,764
83,291
41,645
83,291
83,291
55,527
166,581

19,369
32,059
92,970
48,932
48,932
92,970
66,407
185,940

20,083
29,801
55,990
63,713
61,589
87,984
51,324
369,534

13,998
20,414
30,620
61,241
44,539
63,903
33,404
293,955

8,802
12,063
15,541
53,911
32,559
73,913
28,881
28,784

1,782
1,782
0
1,782
0
0
1,782
0

2,509
3,345
10,036
5,018
10,036
10,036
6,691
20,072

2,371
3,924
11,379
5,989
5,989
11,379
8,128
22,758

2,434
3,612
6,786
7,722
7,464
10,663
6,220
44,785

1,906
2,779
4,169
8,338
6,064
8,701
4,548
40,024

1,207
1,654
2,131
7,391
4,464
10,133
3,960
3,946

179
131
0
0
55
0

237
230
256
113
192
579

220
266
150
126
230
646

228
247
189
119
178
1,284

159
169
137
86
116
1,021

100
100
100
100
100
100

148
108
0
0
45
0

208
202
225
99
169
509

196
237
134
112
205
577

202
218
167
105
157
1,135

158
168
136
86
115
1,014

100
100
100
100
100
100

52,430
53,943

78,805
46,887

69,437
42,604

68,500
42,209

53,220
41,269

33,131
32,927
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APPENDIX E – TRI-COUNTY MUNICIPAL GOLF OPERATING COMPARISON – FISCAL YEAR 2016
Golf Facility

Number of
Holes

2016 Total
Rounds
Played

Boca Raton Municipal Golf Course

27 (18R/9E)

73,512

Peak Winter
Green +
Cart Fee

Peak
Summer
Green +
Cart Fee

Championship Course

51,259

$62.002

$38.002

Family Course

22,253

$27.502

$19.502

Resident
Discount (Y/N)

Yes – 25%

2016 Golf
Fee Revenue

Avg. Golf
Revenue
/ Round

$1,728,211

$23.51

$1,459,884

$28.48

$268,327

$12.06

Total Facility
Operating
Revenue1

Total Facility
Operating
Expense1

Net Operating
Income

$1,908,471

$2,386,487

($478,0161)

Country Club of Miami

36R

40,448

$58.00

$45.00

Patron Card only

$1,025,631

$25.36

$1,480,639

$2,422,522

($941,883)

Delray Beach Golf Club

18R

59,120

$54.00

$32.00

Yes

$1,558,247

$26.36

$3,129,389

$2,839,286

$290,103

18H R

34,554

$55.00

$30.00

FPC Card Disc.

N/A

N/A

$891,225

$1,102,287

($211,062)

27 (18R/9E)

60,000

$52.00

$27.00

No

$1,455,0001

$24.25

$1,800,000

$2,000,000

($200,000)

42,000

$52.00

$27.00

No

$1,255,0001

$29.88

Lake Worth Municipal Golf Course
The Links At Boynton Beach
Championship Course
Family Course

18,000

$27.00

$16.00

No

$200,000

1

$11.11

Miami Beach Golf Club

18R

42,683

$225.00

$120.00

Yes

$3,542,456

$82.99

$3,908,702

$3,084,712

$823,990

Okeeheelee Golf Course (PB Cty.)

27R

76,390

$48.00

$28

FPC Card Disc.

$1,907,430

$24.97

$2,020,261

$1,768,298

$251,963

Orangebrook G&CC

18R

59,146

$47.00

$28.00

Yes

$1,178,925

$19.93

$1,555,781

$1,961,389

($404,880)

Osprey Point Golf Course (PB Cty.)

27R

97,101

$63.00

$42.00

FPC Card Disc.

$3,449,812

$35.53

$3,659,775

$1,695,172

$1,964,603

Park Ridge Golf Course (PB Cty.)

18H R

45,035

$55.00

$31

FPC Card Disc.

$1,319,048

$29.29

$1,385,832

$1,289,096

$96,736

Pembroke Lakes Golf Club

18R

43,613

$75.00

$45.00

Yes

$1,837,637

$42.12

$1,994,527

$2,073,727

($79,200)

Plantation Pres. GC (city of Plantation)

18R

48,050

$109.00

$70.00

Yes

$845,312

Pompano Beach Golf Course

36R

76,965

Yes

$2,498,892

$52.01

$3,727,293

$2,881,981

4

$2,360,940

$30.68

3

$2,602,420

$3,650,758

5

$1,860,237

($51,105)

Palms Course

38,105

$45.00

$26.00

Pines Course

38,860

$65.00

$40.00

39,781

$72.00

$42.00

Yes

$1,293,878

$32.53

$1,809,132

Sandhill Crane Golf Course (PBG)

18R

($1,048,3385)

Southwinds Golf Course (PB Cty.)

18R

53,519

$48.00

$31.50

FPC Card Disc.

$1,360,307

$25.42

$1,607,223

$1,234,806

$372,417

West Palm Beach Golf Course

18R

52,372

$49.00

$28.00

Yes

$1,228,819

$23.46

$1,537,989

$1,615,989 6

($78,000)

1. Expenses do not include depreciation; on Revenue side, if concessions present, only net payment to municipality reflected.
2. Non-Resident Rate
3. Total annual revenue per round. $34.50 per round in season and $23.50 per round in summer.
4. Resident discounts for memberships only
5. Expenses include $613,508 in City Admin and Overhead, FAA land rent of $156,378; exclude non-recurring capital charge of $455,062.
6. Expenses include a one-time 2016 Equipment expense of $223,458
R – Regulation Length E – Executive Length N/A – Information not available
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