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Introduction

Patrick Schneider – Managing Partner, GolfcoPartners, LLC

I have spent the majority of my professional career as a Partner in the consulting industry with firms 
including IBM, Ernst & Young, Accenture, and Andersen Consulting focusing on the financial services 
industry. Over the past 35 years I have garnered broad and deep transformational experience with major 
projects changing the way the financial services industry works.

In addition to my career in financial services, I have been involved with entrepreneurial ventures in the golf 
industry. Initially as an advisor/investor to Ken Venturi Golf Academies, and most recently as the primary 
investor/advisor to The Golf Club @ North Hampton and Rock Creek Golf Club.  I am currently working on 
the acquisition of 2 clubs based on the Raleigh, NC area. 

I live in Cornelius, NC, a suburb of Charlotte on Lake Norman, and have been an active member at River Run 
Country Club working on the executive committee as the Finance Chair.
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What Is Your Future?

• Today, we are a presenting a proposal that, if approved, will positively change 
the future of Rock Creek

• Residents have a simple choice. Perpetuate what exists today. Or transform 
into something that is substantially better for the future.

• Rhetorically, each resident should ask themselves 2 simple questions -
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1. Do I want to be in community that is more like Lakewood or more like 
Timber Creek?

2. Is there enough value provided by this proposal in exchange for a 
$1/day increase in your homeowner dues?



Why Are We Here

• In August 2020 GolfcoPartners assumed ownership of the Rock Creek Golf Club

• We embarked on a 3-year renovation plan. The primary focus is the golf course. It had been neglected and 
mismanaged for years. The community took notice in its own survey

• We have invested over $1.5M so far in the club

• We opened a dialogue with the RCPOA members to learn more about Rock Creek and gain a sense for the perception 
of the club and their expressed desires for the club’s future

• We conducted focus groups with members, public players, and non-member residents. The RCPOA Board shared 
their survey results

• Two key themes emerged:  

1. A desire on the part of the community to mitigate the future risk of the golf club closing, being repurposed, or being sold to non-
golf developers/other entities, and

2. A visually improved golf course and a significantly upgraded clubhouse to function as a social center for residents whose 
primary focus is not golf

• This research validated our turnaround plan as it related to the golf course. However, the research highlighted an 
interest in a significantly improved clubhouse beyond what our normal business turnaround plan would provide for

• As a result, we formulated a business solution and proposal intended to mutually involve the RC community and 
Golfco in a way that is beneficial for both parties...a Win/Win solution
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Why This Proposal Is Important to the 
Community

• Firstly, some historical context –
• There are hundreds of golf course communities just like Rock Creek across the US…some doing ok, others not well

• Developers in the 90’s during the golf course 'building boom’, did not set communities up for success.  They did not set aside a 
portion of HOA dues to keep the golf club amenity relevant for the long term for the community

• Instead, they spent funds to support and maintain clubs while they were selling lots and adding those funds into the price of the 
lots or artificially subsidizing the club.  Once the homes were built, they sold the golf club to the HOA or another independent golf 
owner/operator and took their subsidies with them

• Despite that approach, up until the mid-2000’s, the golf industry performed reasonably well as times were good

• However, the financial crisis in 2008 exposed poorly managed clubs.  Under-capitalized operators struggled to sustain courses, 
clubhouses, and clubs.  Weaker clubs began to close.

• Since then, there have been roughly 200+ golf clubs closing per year…in many cases to the surprise of residents

• Under the previous ownership, very little was invested in the RC club. It was heading toward failure

• Since we have taken over, the course is significantly better now than it was a year ago.  Golfco funded 
several projects to improve the golf course and the golfer experience

• Surprising to many residents, the clubhouse is not that important to us. We can fulfill our business 
plans without having to invest much, if any in the clubhouse. Why? Because we know that capital 
invested in clubhouses provides a sub-standard return on investment.  Therefore, we prioritize our capital 
spends toward course improvements or into other potential course acquisition deals
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Why This Proposal Is Important to the 
Community

• With this proposal, we see a significant opportunity for a positive impact to the community and further 
stabilization for the club

• We recognize that we have something of unique value to offer that can provide security and peace of mind to 
homeowners - a deed restriction to keep Rock Creek a golf club.  We are prepared to exchange that and other 
benefits for funding.  This exchange will protect property values and provide an amenity for residents that will serve 
as the social hub for Rock Creek

• We know from industry research and experience that a strong and vibrant golf club positively impacts property 
values and provides peace of mind to homeowners.  Conversely, we know what the negative impact on property 
values will be.  It will be substantial should the golf club fail or continue to struggle

WE ARE NOT ASKING FOR ASSISTANCE.  WE DO NOT FEEL WE HAVE TO DO THIS 
RENOVATION TO BE SUCCESSFUL AS A GOLF CLUB

THIS PROPOSAL IS IMPORTANT TO ROCK CREEK RESIDENTS BECAUSE THERE IS RISK 
MITIGATION AND PROTECTION FOR YOUR PROPERTY VALUES
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Why Vote for This Proposal

1. Property Value Security. This proposal mitigates risk and prevents the club from being repurposed or sold to a 
non-golf entity.  It also will strengthen the club lowering the risk of business failure

2. Community Value. Intrinsic in nature…most human beings crave social interaction. It is a key factor in life 
longevity and happiness measurements.  With this proposal, you will have a modern redesigned facility that will 
promote and support social interaction beyond golf

3. Stewardship. This proposal provides the opportunity for current community residents to leave the Rock Creek 
neighborhood in a better condition than when they came. It is a bequest to the newer and younger families coming 
to Rock Creek desiring amenities aligned to their desires. Prospective new residents will be more interested and 
pay more to live in Rock Creek as a byproduct of this proposal

4. Cost. For $1/day you get security that the golf club will remain a golf club and be a great place to enjoy 
social experiences with family, friends, and colleagues. With discounts provided to RC residents, engaging with 
the club provides the opportunity to offset the POA dues increase. By redirecting some of your current social spend 
to your new neighborhood social amenity, you can make the impact on the family budget zero

5. Opportunity. This is the community’s best opportunity to reinvent an amenity that will differentiate Rock Creek 
from other communities and to increase its appeal to new home buyers. In the meantime, it gives the residents a 
great place to relax, enjoy, and socialize
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What Is The Proposal?

For about a $1/day increase in your RCPOA dues* -

For The Lease Period
Golfco Provides

For The Lease Period
RCPOA Members Receive

1. A Deed Restriction to preserve Rock 
Creek as a golf club

1. Property value protection by mitigating 
the risk that golf club could be repurposed 
or sold to a non-golf operator

2. A renovated and relevant clubhouse 
amenity consistent with current successful 
industry trends

2. A social center for the community 
providing multiple options to engage in 
non-golf social activities

3. Economic incentives (discounts) to 
RCPOA members consistent with the club’s 
social membership

3. Discount incentives to offset the $1/day 
increase in your POA dues
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* Dues provided as a lease payment for 15 years to Golfco to secure construction to perm financing for the renovation



Introductions - Resort Development Partners & 
GolfcoPartners

Clubhouse 
Renovation 
Overview

• RDP and Golfco are strategic business partners in the industry
- RDP has assisted Golfco on evaluating deals and projects for the past several years

- Golfco has provided capital and other business services to RDP

• RDP has been assisting Golfco for the past year as it relates to how 
to address the clubhouse situation at Rock Creek
- Conducted focus groups

- Researched the market

- Developed preliminary schematics and renderings

- Provided recommendations aligned with what is working in the marketplace with 
sensitivities to the local Fairhope market



Introductions - Resort Development Partners 
Founders and Executive Team

W. Douglas White, Founder

Mr. White is a seasoned hospitality executive with more than 25 years of experience in ownership, development, operations and management of 
private clubs, resorts and residential communities. White’s assignments involve developing new real estate, integrated membership concepts and 
structuring a variety of memberships, including compulsory social memberships, equity, non-equity and recallable memberships.  White has 
facilitated the residential acquisition by HOA’s, POA’s and investors for residential communities throughout the United States. White is tasked with 
determining capitalization and exit strategies, member turnover and the tenants of comprehensive development plans.  

Frank J. Denniston, Founder

Mr. Denniston has held a variety of C-Level management positions within many national & boutique club and resort organizations. In addition to his 
diverse hospitality experience, he has more than 20 years of development experience with varied responsibilities including new property underwriting 
and acquisition, strategic planning and direct management of multiple developments with a core focus on finance, hospitality and membership 
functions. He has managed complex developments and operating budgets more than $50 million per year with network staffing levels well above 
2,000 individuals servicing independent developers, as well as national homebuilders in highly amenitized communities exceeding 1800 rooftops.

Jonathan R. Schoenfeld, Partner

Mr. Schoenfeld is a PGA Member with over 20 years of experience in club hospitality, member retention, accounting and strategic procurement.  A 
graduate of the Pennsylvania State University’s Professional Golf Management program, Schoenfeld spent his early career managing full-service 
private clubs and luxury resorts throughout the United States.  Currently, Schoenfeld oversees the financial performance of current projects, 
contributes in the acquisition and transition of newly acquired company assets and implements turnkey purchasing programs to elevate brand 
standards and reduce operating expenses.  Schoenfeld has been involved with more than 250 properties during his career and managed a national 
charity event with 200 host sites that raised more than $4 million for wounded veterans.

Clubhouse 
Renovation 
Overview



Resort Development Partners - Who Are They?

• A country club asset management company whose business model is to conceptualize, program and 
renovate residential community assets for recapitalization and revitalization

• RDP specializes in residential lifestyle communities that wish to offer an improved level of amenities to its 
residents, ultimately increasing neighborhood desirability and home values

• RDP’s proven process begins with a detailed assessment which includes resident feedback and 
participation. RDP facilitates vision sessions and incorporates market data and community socioeconomic 
factors to develop plans specific to each community. [GOLFCO NOTE: The RCPOA Board indicated in 
their cover letter that residents will have ‘no input.’ This is incorrect and a mischaracterization]

• A customized, comprehensive plan is developed to enhance community appeal and positively impact 
homeowner property values with a variety of amenities designed to foster social interaction and 
enjoyment.

• RDP’s approach includes a detailed roadmap and a flexible, customized implementation plan to ensure 
maximized results and success that are mutually agreeable with Golfco and the RCPOA members

Clubhouse 
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Recent Client Projects 
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What Is Important For The Club Of Today?

Needs:

 Family activities and programs

 Social experiences with family and friends

 A focus on dining and increased social interaction

 Convenience for the “overworked and stressed out” modern day 
families…a retreat to relax or pick up a quick meal when there is not 
enough time to prepare one

 Appeal to women and professional women in the workplace
• Two-thirds of women 18 to 34 indicate career success as “very important”

• Women surpass men in college enrollment and completion

It’s Not Just About Golf Anymore… It is About Lifestyle

Clubhouse 
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A look to the future…

The Rock Creek Property Owners Association
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Approach

• Phased approach

• Completely renovated community clubhouse

• Phase I (INCLUDED IN PRELIMINARY SCOPE OF THE PROPOSAL)
 Formal and dedicated bar/lounge
 Quick turn ‘Grab and Go’
 Formal and casual dining
 Significantly upgraded kitchen
 Renovated restrooms
 Relocated Pro Shop & Office Space
 Wine Lockers
 Golf simulators including other gaming modules for non-golfers
 Budget dependent, some basic upgrades to outdoor areas

• Phase II (NOT INCLUDED in the scope of this proposal)
• Extensive outdoor lounging and dining areas with spectacular community and golf 

valley views

Clubhouse 
Renovation 
Overview
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Casual Elegance

• Casual destination for 
golfers

• Proximity to the golf 
shop

• “Quick turn” menu 
options 

• Easily movable furniture 
for flexibility

• Large community tables

• Prominent Identify areas

• Casual “choice” for 
family diners

Clubhouse 
Renovation 
Overview



Modern Relevant Look

Clubhouse 
Renovation 
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A Commitment to Excellence for Rock Creek

 In working and collaborating with Golfco, RDP will help define the 
brand by positioning the quality of our products and services at 
the highest level

 We will focus on training to provide the finest member service 
possible

 We will listen, we will learn, and we will deliver

 We will anticipate the needs of the community

 We believe excellence for quality service cannot be an event, 
it is a habit

Clubhouse 
Renovation 
Overview



Exterior Patio Concept (FUTURE)
Post successful Phase I, Golfco will evaluate how to proceed with Phase II with focus on open air 
lifestyle amenities surrounding the building

Clubhouse 
Renovation 
Overview

(Side view of the clubhouse adjacent to the current dining room)



Exterior Patio Driving Range View (FUTURE)

Clubhouse 
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Overview

(Rear view of the clubhouse facing the driving range and 1st Hole)



Exterior Patio Concept Imagery (FUTURE)
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Renovation 
Overview



Exterior Patio Concept Imagery (FUTURE)

Clubhouse 
Renovation 
Overview



Our Understanding of Next Steps

• Community Vote. Your ballot must be placed the pre-addressed pre-stamped envelope and 
dropped into the ballot box in the clubhouse or mailed. Ballots must be received by October 
8th to be counted. Ballots can be mailed or dropped off in the ballot box in the clubhouse. A 
minimum number of ballots is required to secure a valid vote.  Otherwise, there is ‘no vote’

• Board Vote. If the community votes to support the proposal, the RCPOA Board will vote on this 
special assessment and then vote on the budget before negotiating a lease with Golfco.  If the 
community does not pass the vote, everything will end, and everyone will continue as if nothing 
ever happened.  The club land will remain unrestricted with the associated future uncertainty/risk 
with potential future sales of the club to new owners

• Lease Negotiation. The RCPOA Board and Golfco will negotiate final lease terms

• Loan Application & Underwriting. Golfco will work with a local bank to secure financing for the 
project secured by the lease agreement

• Detailed Design, final budgeting, and scheduling. Golfco will work with Resort Development 
Partners to complete this work which will include participation from the community

• Construction/Delivery. Once funding is in place and the plans are complete, the renovation will 
take place.  Targeting 2022

Closing



Which Is Your Future?
More Like Lakewood or More Like Timber Creek?

• Ultimately this is a decision by the RC community members for the overall strategic 
directional future of the community

• In your future, is living in a community more like Lakewood a better option?  Or a community 
more like Timber Creek?

• For about $1/day, less than the cost of a cup of coffee, does this proposal provide enough 
value to you in terms of:
• Property value protection/enhancement,

• A renovated community amenity/social center, and

• Economic incentives/discounts

Your answers to those 2 questions should determine your vote!!!
Make sure to submit your vote so that it is received by October 8th

Not Voting Could Trigger A Declaration of ‘No Vote’

Closing



Thank You



Questions & Answers

• Over the past months, many questions have been raised in relation to this proposal

• We are sure there will be more, but wanted to ensure what has been raised and responded to 
is available to the RCPOA members

• Included with the presentations is a reference document of the many questions we have 
received and responses from our perspective.  This is the best information straight from us 
and not the rumor mill. There have been mischaracterizations and untruths circulated by 
individuals regarding this proposal.  If you want direct answers, please engage with me or my 
leadership team

• You will also find information in this section with clarifications of some mischaracterizations, 
misinformation, and inaccuracies contained in the RCPOA Board cover letter.  We were 
never asked to review or comment on the letter, which is unfortunate because it creates 
confusion and misunderstandings


