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CLUBH OUSE 
An analysis of the existing clubhouse by a structural architect indicated poor access to the building through 
elevated doorways, inaccessible bathrooms in the basement, poor layout and function with disconnected areas,  
a small kitchen with lack of storage, poor energy efficiency, and water issues in the basement. Therefore, the 
consultant team looked at two Concept Options for the future clubhouse 
 
Clubhouse Concept Options 
 
1) A modular structure that can be easily expanded if necessary. 
2) Conversion of the existing pavilion/garage building into clubhouse space.  
 
Analysis of the existing pavilion indicated an insufficient size to function as the clubhouse and a non-insulated 
structure without plumbing that would need substantial renovation to function as a clubhouse. As further 
analysis of the current clubhouse and garage buildings progressed, and it became clearer that neither current 
structure could feasibly sustain clubhouse operations, the consultant team refocused on replacement of the 
current clubhouse. 
  
To balance the community engagement responses that identified a set of preferred clubhouse amenities and the 
operational needs of the golf course, Clubhouse Concept 2 is recommended. This concept is approximately 
3,000 square feet and includes an ADA accessible building, space to seat 40 people inside, indoor restrooms that 
also provide space to change, a kitchen serving hot food and beverage services including alcohol, adjacent 
kitchen storage area, outdoor patio seating space of 3,000 square feet, and a pro shop with a selection of items 
for sale.  
 
Two kitchen options were considered for the clubhouse. The first, a basic version offering cold sandwiches, 
soups, and roller grill for hot dogs and brats. The second, a complete kitchen with flat top grill, cooking hood, 
fryer, and grease trap to accommodate hot sandwiches, burgers, brats, hot dogs and french fries comparable to 
the existing kitchen facility.  
 
Based on public comment and revenue projections, the complete kitchen version is recommended for inclusion 
in the clubhouse renovation, however there are cost differentials for these two kitchen options that must be 
considered within the project budget as a whole. The first option may be lower investment, but may yield lower 
revenue as well. Likewise, the second option opens up greater food service potential, which is expected to yield 
a higher revenue return.  
 

 
Clubhouse Concept 2 increases the size of the functional space when compared to the existing Enger clubhouse 
by almost 1,000 square feet. The existing clubhouse is broken into three levels--two that aren’t fully utilized, and 
one which houses the clubhouse operations. Clubhouse Concept 2 provides an efficient, open layout in one 
building with full ADA accessibility on one level. The exterior space adjacent to the building includes a drop off 
area and handicap accessible parking on the south side on the building. An outdoor seating and entertainment 
space with permanent tie downs for an awning is located on the west side of the building and the existing 
pavilion will remain as a special events space accommodating up to 80 people.  

Facility Kitchen Amenities Estimated Cost $ 
New Clubhouse Basic Kitchen 697,300 

New Clubhouse Full Kitchen 783,550 
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Seasonal portable toilets will continue to be utilized outside to increase total restroom capacity for busier times 
and to accommodate events. At least one of these toilets will be handicap accessible.   
 
The following table summarizes the estimated total occupancy for each gathering space available for events at 
Enger Park Golf Course: 

 
Space Indoor/Outdoor Estimated Total Occupancy 
Clubhouse Concept 2 Indoor 40 
Clubhouse Concept 2 Patio Outdoor 80 

Existing Pavilion Indoor 80 
Existing Pavilion Patio Outdoor 80 

 
The modular clubhouse building will be built in sections at an offsite facility in a controlled environment. The 
building can easily be expanded in the future if revenue generation warrants an expanded facility for hosting 
larger indoor events that would require additional seating and restrooms. Purchase and installation of golf 
simulators by a user group could also be considered in the future. Based on experience at other facilities, the 
consulting team recommends not installing golf simulators at this time. The return on investment is minimal and 
would require at least six of the highest quality simulators to provide a financially sustainable operation.   
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IRRIGATION AND WAT ER SUPPLY  
 

Irrigation system 

The new 27-hole irrigation system will include approximately 1,650 sprinkler heads to irrigate the tees, greens, 
fairways and rough. This system will be comprised of smaller, more efficient sprinkler heads to place water 
where it is most needed and be connected by high-density polyethylene (HDPE) pipe to greatly reduce pipe 
breaks. A computerized central control will allow for operation from the field and office to program the 
irrigation system for the most efficient use of water. As part of the system, a new pump station and wet well will 
be required to efficiently deliver the water to the sprinkler heads. The new pump station will be relocated to a 
larger irrigation pond and be comprised of a non-corrosive, sound attenuating composite material that comes 
fully assembled. 

 

Water Supply 

Water supply for the irrigation system will come from a variety of sources as it does currently. However, the 
quantity of water received from each source will need to be adjusted based on DNR water allocations and City 
water rates in response to weather patterns and conditions.  
 
An increase in City water usage will be necessary to supplement the limited availability of water from 
Buckingham Creek and the groundwater wells. This will require a larger, 6 inch, City supply line and meter. With 
this upgraded pipe, City water could meet all the irrigation needs for the course if necessary, albeit through 
more costly means than other sources. Currently the golf course is receiving the lowest City water rate of 
$0.0024/gallon which equates to $2,400 per million gallons of water used. If that rate were lowered, irrigating 
with City water would be a more feasible economic option.   
 
The following table illustrates possible water supply scenarios: 
 

Water Source Annual 
Allocation 
(Million 
Gallons) 

Current 
Annual 
Availability 
(Million 
Gallons) 

Scenario 1 
(Million 
gallons) 

Scenario 2 
(Million 
gallons) 

Scenario 3 
(Million 
gallons) 

Scenario 4 
(Million 
gallons)  

Coffee Creek 34.5 
combined 

with 
Buckingham 

0 0 0 0 0 

Buckingham Creek 34.5 
combined 

with Coffee 

Approx. 3 0 3 3 5 

Wells 5 5 0 5 10* 10* 
City Water N/A Approx. 8 21 13 8 6 

Total (Average annual) 39.5 16 21 21 21 21 
Cost (Average annual)  $ 56,308 $ 35,188 $ 21,988* $ 16,708* 

*Contingent upon a groundwater allocation increase of 5 million gallons per year from the DNR 
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RENOVATION S CH EDULE 
 
Prior City announcements have described a renovation schedule that anticipated commencement of work in 
Spring of 2023 at Enger Golf Course. However, further study and consideration of growing conditions require an 
earlier and thus somewhat extended renovation schedule.  

 

Proposed Revised Renovation Timeline 

Date Activity 
September 2021 Begin construction documents, final design 

December 2021 Finalize construction documents and bidding documents 
January 2022 Award bids 
September 2022 Begin construction under partial course closure  

October 2022 Irrigation mainline and pump station installation 
May 2023 Full course closure. Resume construction 

August 2023 Substantial completion and final grassing 
June 2024 Course reopens for play 

 

 
 
 
 
 
 
COST E STIMATES 
 

This study phase is limited to Concept Designs, which allow for estimating of costs. Estimates are based on 
similar projects and recent conversations with contractors and industry experts. Actual prices may increase or 
decrease depending on the size of the project, contractor mobilizations costs, and the time of year. These 
estimates are higher than the estimates in the 2018 Golf Course Architectural Assessment since three years have 
passed since that report was completed and a 30-35% increase in construction costs have been observed as a 
result of the Covid-19 pandemic. 
 
The following table outlines the general cost estimates for each portion of the Enger Park Golf Course 
renovation project. 
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Item 2018 Cost Estimate Current Cost Estimate 

Install new irrigation central control 125,000 60,000 
Expand irrigation pond, install transfer pipe 440,000 538,590 

New irrigation pump station, slab, wet well, 3-phase power 195,000 230,000 
New irrigation system on 27 holes-1750 heads, HDPE pipe, 
wire 

2,100,000 2,827,500 

Roto-till and regrass fairways to improve drainage prior to 
irrigation installation: Front Nine holes 2 and 9*; Middle Nine 
hole 9; Back Nine holes 1, 2, 5-9 

750,000 465,000 

Bunker reconstruction and removal: Front and Middle Nine, 13 
bunkers** 

85,000 223,616 

Bunker reconstruction and removal: Back Nine, 12 bunkers** 110,000 149,080 
Construct new forward tees, 10 tees 135,000 72,100 

Clubhouse with commercial kitchen*** Remodel 500,000  New 682,000  
Final design and permitting 444,000 444,866 

Contingency 444,000 581,470 
Total of original ten critical items  5,328,000  6,274,222 

Additional Items 

Reconstruct range turf tee with synthetic teeline and new 
irrigation**** 

0 145,310 

Reconstruct driving range landing area with new irrigation, 
target greens, new irrigation, and chain link fence**** 

0 290,500 

Repair 5,000 linear feet of cart path**** 0 196,000 
Subtotal of additional items 0 631,810 

Final design and permitting 0 50,545 
Contingency 0 63,181 
Total of additional items 0 745,536 

Grand total 5,328,000 7,019,758 
 
* This estimate includes repairs to holes 2 and 9 on the Front Nine to address drainage issues prior to installation 

of new irrigation. The 2018 list of critical repairs did not include drainage repairs or regrassing  of any holes on 
the Front Nine.  

 
** The 2018 list of critical repairs included the renovation of 11 bunkers on the Front and Middle Nines and 

renovation of 8 bunkers on the Back Nine. This estimate includes a total of 25 bunkers so that all bunkers will 
have liners and the same sand. – This item remains under review. 

 
*** The 2018 list of critical repairs did not include a new clubhouse. 
 
**** The 2018 list of critical repairs did not include cart path improvements or driving range improvements. 

 
The consulting team strongly recommended renovation of the driving range be considered for its ability to 

generate substantial revenue. The larger tee would accommodate 27 hitting stations, a turf tee would allow turf 

recovery, and synthetic tee line would accommodate range use outside of the growing season in early Spring 

and late Fall.  
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Repairing the worst cart paths was also not part of the “Critical Items”, however it would add to the user 

experience and enjoyment of the golf course. Although it is not quantified in the annual budget projections, 

improved cart paths traditionally yield a slight increase in revenue through a modest increase in the price of a 

golf round. 

Funding Mechanisms 
The primary funding mechanism for the renovation project will be revenue bonding. Formal amounts and 
sources of funding are still under evaluation.  
 
The following table outlines potential funding sources: 

 
Source Estimated Amount 
Revenue bonding (20 years) $ 4,000,000 

Sale of small land parcels at Enger and Lester Park Golf Course $300,000 
Community donations $250,000 

Other sources – pending final project estimates $2,500,000 
Total $7,050,000 

 

Financial Projections 

Overview 
 
The financial analysis for the Enger Renovation Project utilized the Trailing 12 months as a baseline in the golf 
revenue categories (Greens Fees, Cart Fees, Annual Passes). The model is driven by Average Price per Round 
(APR) and round counts. The increase in golf play linked to the Covid-19 pandemic will likely subside, however 
reduction of golf inventory in Duluth through the closure of Lester Park Golf Course is expected to offset 
potential declining interest. 
 
Further review and analysis of these projections is underway as of July 2020.  
 
Baseline considerations: 

 
o Daily Fee   27,000 rounds 
o Outing/Events  2,700 rounds 
o Passholders  13,70 rounds 
o Golf APR  $20.39 
o Range APR  $1.94 
o Merchandise APR $2.00 
o F&B APR  $5.51 

  
Newly renovated Enger Park Golf Course assumptions variance to baseline – used for projection purposes only.  
 
Revenues 
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- Rate increases of $5.00 of Rack Rate Greens Fees 
- Revise structure of season pass holder offerings 
- Rounds increase of 3,000 Daily Fee Rounds annually 
- Did not assume any increase in other average price per round  - Range, Merchandise and Food & 

Beverage  
 

Expenses 
- Maintenance assumptions: 

o Assumed $30,000 per year for purchase of City Water 
o Increased labor to reflect improved conditions, with reset to 2020 as Trailing 12 reflects staffing 

savings due to COVID-19 pandemic 
- Food and Beverage assumptions 

o Increased labor to reflect increase revenues – layout of clubhouse will dictate additional 
potential savings 

- General and Administrative assumptions 
o Includes management fee  
o Increased credit card fees due to increased usages 
o Utilities need to be reviewed with new vertical 

- Cart Lease  
o Consideration for cart lease vs. purchase in the future will impact this budget item  



7/16/2021

CLUB INFO
ANNUAL SUMMARY ANALYSIS

Golf 18.22$        19.58$        20.21$       #DIV/0!
Range 1.49$          2.09$          2.63$          #DIV/0!

    HISTORICAL >>>>>>>>>>>>>> 1 R 2 Expenese 1%
ROUNDS 33,714 26,832 41,541 0 46,365 46,365 46,365 46,365 46,365 46,365 46,365 46,365 46,365 46,365 463,650 927,300

YEAR thru 5/21 Closed New EP Only 2 3 4 5 6 7 8 9 10 Year 1-10 Year 1-20
2 Year Prior 1 Year Prior LTM 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 TOTAL TOTAL

REVENUES
Greens Fees 274,588$    208,585$    423,484$    -$            544,036$    549,477$    554,972$    560,521$    566,126$    571,788$    577,506$    583,281$    589,113$    595,005$    5,691,824$   11,979,139$ 
Cart Fees 148,816$    139,612$    225,702$    -$            276,109$    278,870$    281,659$    284,475$    287,320$    290,193$    293,095$    296,026$    298,986$    301,976$    2,888,710$   6,079,643$   
Driving Range 50,358$      56,025$      109,151$    -$            115,169$    116,321$    117,484$    118,659$    119,845$    121,044$    122,254$    123,477$    124,712$    125,959$    1,204,923$   2,535,909$   
Activity or Pass Card Sales 38,168$      31,496$      39,757$      -$            39,270$      39,663$      39,663$      40,059$      40,059$      40,460$      40,460$      40,865$      40,865$      40,865$      402,227$      810,873$      
Pro Shop Sales 96,114$      80,734$      108,573$    -$            93,657$      93,657$      94,594$      95,540$      96,495$      97,460$      98,435$      99,419$      99,419$      99,419$      968,096$      1,962,287$   
Food (Food & Soft Drinks) 92,962$      76,335$      59,271$      -$            132,873$    132,872$    134,201$    135,543$    136,898$    138,267$    139,650$    141,047$    141,047$    141,047$    1,373,445$   2,783,911$   
Beverages (Alcohol) 108,093$    107,352$    114,346$    -$            171,966$    171,966$    173,685$    175,422$    177,177$    178,948$    180,738$    182,545$    182,545$    182,545$    1,777,538$   3,602,990$   
Other Food & Beverage Revenue 1,477$        133$           390$           -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$              -$              
Other Golf Revenues (club rental, handicap, locker 1,583$        1,264$        1,094$        -$            1,800$        1,818$        1,818$        1,836$        1,836$        1,855$        1,855$        1,873$        1,873$        1,873$        18,437$        37,168$        
Dues Income - Monthly Dues 152,747$    145,724$    150,535$    -$            145,990$    147,450$    147,450$    148,924$    148,924$    150,414$    150,414$    151,918$    151,918$    151,918$    1,495,319$   3,014,497$   
Miscellaneous Income - (Does not feed to split Sum 679$           921$           78$             -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$              -$              
   TOTAL REVENUE 972,853$    854,233$    1,240,570$ -$            1,520,870$ 1,532,094$ 1,545,525$ 1,560,980$ 1,574,682$ 1,590,429$ 1,604,406$ 1,620,450$ 1,630,478$ 1,640,606$ 15,820,520$ 32,806,416$ 

COST OF SALES
COGS - Pro Shop Merch. 58% 66,165$      46,826$      70,890$      -$            54,321$      54,321$      54,864$      55,413$      55,967$      56,527$      57,092$      57,663$      57,663$      57,663$      561,496$      1,138,126$   
COGS - Food (food and soft drinks) 40% 48,210$      35,632$      32,832$      -$            53,149$      53,149$      53,680$      54,217$      54,759$      55,307$      55,860$      56,419$      56,419$      56,419$      549,378$      1,113,564$   
COGS - Beverage (alcohol) 25% 30,248$      25,116$      28,419$      -$            42,992$      42,991$      43,421$      43,856$      44,294$      44,737$      45,184$      45,636$      45,636$      45,636$      444,385$      900,747$      

   TOTAL COST OF SALES 144,623$    107,574$    132,141$    -$            150,462$    150,462$    151,966$    153,486$    155,021$    156,571$    158,137$    159,718$    159,718$    159,718$    1,555,258$   3,152,438$   

      GROSS INCOME 828,230$    746,659$    1,108,428$ -$            1,370,409$ 1,381,632$ 1,393,559$ 1,407,495$ 1,419,661$ 1,433,858$ 1,446,269$ 1,460,732$ 1,470,760$ 1,480,888$ 14,265,262$ 29,653,978$ 

LABOR 1.0% 1.0% 1.0% 1.0% 1.0% 1.0% 1.0% 1.0% 1.0% 1.0% 1.0%
Golf Operations Labor 67,424$      88,472$      106,600$    5,000$        104,436$    105,481$    106,535$    107,601$    108,677$    109,764$    110,861$    111,970$    113,090$    114,220$    1,092,635$   2,333,442$   
General and Administrative Labor 93,689$      83,242$      93,095$      -$            93,324$      94,257$      95,200$      96,152$      97,113$      98,084$      99,065$      100,056$    101,057$    102,067$    976,376$      2,085,157$   
Golf Course Maintenance Labor 203,195$    235,556$    181,933$    255,983$    249,983$    252,483$    255,008$    257,558$    260,134$    262,735$    265,362$    268,016$    270,696$    273,403$    2,615,379$   5,585,429$   
Food and Beverage Labor 55,885$      56,348$      38,679$      -$            77,059$      77,830$      78,608$      79,394$      80,188$      80,990$      81,800$      82,618$      83,444$      84,278$      806,208$      1,721,745$   
Sales and Marketing Labor 26,513$      27,181$      28,212$      -$            28,627$      28,914$      29,203$      29,495$      29,790$      30,088$      30,388$      30,692$      30,999$      31,309$      299,505$      639,625$      

Total Direct Labor 446,705$    490,800$    448,520$    260,983$    553,430$    558,964$    564,554$    570,199$    575,901$    581,660$    587,477$    593,352$    599,285$    605,278$    5,790,102$   12,365,398$ 
Total Payroll Taxes 55,748$      61,117$      63,115$      28,708$      60,877$      61,486$      62,101$      62,722$      63,349$      63,983$      64,622$      65,269$      65,921$      66,581$      636,911$      1,360,194$   
Total Medical/Health Benefits 20,988$      13,779$      19,794$      11,744$      24,904$      25,153$      25,405$      25,659$      25,916$      26,175$      26,436$      26,701$      26,968$      27,238$      260,555$      556,443$      
Insurance - Workers Comp  8,117$        12,794$      9,600$        24,904$      25,153$      25,405$      25,659$      25,916$      26,175$      26,436$      26,701$      26,968$      27,238$      27,510$      263,160$      562,007$      
    TOTAL LABOR 531,558$    578,489$    541,029$    326,340$    664,365$    671,009$    677,719$    684,496$    691,341$    698,254$    705,237$    712,289$    719,412$    726,606$    6,950,728$   14,844,041$ 

Labor as % of Rvnue 55% 68% 44% #DIV/0! 44% 44% 44% 44% 44% 44% 44% 44% 44% 44% 44% 45%
Labor Burden % 19.0% 17.9% 20.6% 25% 20% 20% 20% 20% 20% 20% 20% 20% 20% 20%

OTHER OPERATIONAL EXPENSES 1.0% 1.0% 1.0% 1.0% 1.0% 1.0% 1.0% 1.0% 1.0% 1.0% 1.0%
Golf Operations Expense 33,755$      35,267$      25,144$      (3,000)$       22,139$      22,361$      22,584$      22,810$      23,038$      23,269$      23,501$      23,736$      23,974$      24,213$      231,625$      487,483$      
General & Administrative Expense 150,807$    154,177$    148,234$    -$            161,365$    162,979$    164,608$    166,254$    167,917$    169,596$    171,292$    173,005$    174,735$    176,482$    1,688,234$   3,553,096$   
Golf Course Maintenance Expense 83,640$      91,746$      88,861$      139,105$    140,496$    141,901$    143,320$    144,753$    146,201$    147,663$    149,140$    150,631$    152,137$    153,659$    1,469,902$   3,093,589$   
Food and Beverage Expense 21,137$      16,515$      14,567$      -$            16,135$      16,296$      16,459$      16,624$      16,790$      16,958$      17,127$      17,299$      17,472$      17,646$      168,805$      355,271$      
Sales and Marketing Expense 19,110$      17,522$      15,911$      -$            16,045$      16,205$      16,367$      16,531$      16,696$      16,863$      17,032$      17,202$      17,374$      17,548$      167,865$      353,292$      
Golf Cart Lease (Feeds from Lease Tab) 43,056$      43,056$      87,475$      81,989$      81,989$      81,989$      81,989$      85,000$      85,000$      85,000$      85,000$      85,000$      90,000$      90,000$      850,966$      1,680,966$   
EXISTING - Equipment Leases (Feeds from Lease -$            -$            -$            -$            -$            -$            -$            40,000$      40,000$      40,000$      40,000$      40,000$      50,000$      50,000$      300,000$      800,000$      
Insurance - P and C 15,903$      17,275$      17,810$      20,604$      20,810$      21,018$      21,228$      21,441$      21,655$      21,872$      22,090$      22,311$      22,534$      22,760$      217,719$      458,216$      
    TOTAL OTHER OPERATIONAL EXPENSES 367,407$    375,560$    398,001$    238,698$    458,979$    462,749$    466,556$    513,413$    517,297$    521,220$    525,183$    529,184$    548,226$    552,309$    5,095,116$   10,781,912$ 

-------------- -------------- -------------- -------------- -------------- -------------- -------------- -------------- -------------- -------------- -------------- -------------- -------------- -------------- -------------- --------------
    TOTAL EXPENSES 898,966$    954,049$    939,030$    565,038$    1,123,344$ 1,133,757$ 1,144,275$ 1,197,909$ 1,208,638$ 1,219,475$ 1,230,419$ 1,241,474$ 1,267,638$ 1,278,915$ 12,045,844$ 25,625,954$ 

EBITDA (70,736)$     (207,390)$   169,399$    -$            247,065$    247,875$    249,284$    209,585$    211,023$    214,383$    215,850$    219,258$    203,121$    201,973$    2,219,418$   4,028,024$   
CUMULATIVE EBITDA -$            -$            -$            -$            247,065$    494,940$    744,224$    953,809$    1,164,832$ 1,379,215$ 1,595,065$ 1,814,323$ 2,017,445$ 2,219,418$ 
OPERATING MARGIN -7% -24% 14% #DIV/0! 16% 16% 16% 13% 13% 13% 13% 14% 12% 12%   
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