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Executive Summary
The Town of Maynard acquired the Maynard Country Club for $2 million in February 2012 using
funding from the Maynard Community Preservation Committee. In 2012, the town established the
Maynard Golf Course Reuse Committee and sought technical assistance from the Metropolitan
Area Planning Council to assist the Committee in examining potential future uses for the site.
MAPC, working with the Committee, undertook a series of visioning sessions and site walks in the
fall of 2012. From the input received, MAPC prepared 4 alternative scenarios for presentation,
discussion and initial polling at a December 2012 public forum. The input received at the
December meeting will be used in continuing discussions and analyses by the Maynard Golf
Course Reuse Committee over the next year as they develop a proposed future use plan for
consideration by Town Meeting in 2014.
Based upon the input received, MAPC recommends that the town, at least in the short term, begin
by keeping the golf course in operation on the site, and attempt to meet the other open space
goals of the community for the site by a temporal sharing of the site, allowing for non-golf uses
off season, during special events, and during specific designated times during the week during
golfing season.
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Chapter One: Introduction and Background
The Town of Maynard acquired the Maynard Country Club in February 2012, using $2 million in
funds from the local Community Preservation Committee. Lands acquired with these funds can be
used only for open space, affordable housing or historic preservation. See the CPA guidelines
chart in the appendices for further details regarding limitations on possible uses of properties
acquired with CPA funds. The $2 million purchase price was funded with $500,000 from the
Maynard CPA fund along with a $1.5 million bond that will be paid over a 15 year period,
costing the town $125,000 or less per year.
Site Design and Constraints to Development
The site includes approximately 62 acres in the towns of Maynard and Acton, and consists of a 9hole golf course, a clubhouse, a parking area and various maintenance buildings. The property is
rolling terrain, including a stream valley and associated floodplain and wetlands, as well as
several small ponds. Although the flood zone maps indicate that the 100-year floodplain is
largely off-site to the north (on the Acton conservation land), there is an area of 500-year
floodplain that is located in the lowlands along the stream valley. Anecdotal information
indicates that this area floods more frequently than would be expected. The vegetation on the
site includes grassland in the areas managed for golf course, as well as deciduous and evergreen
woodlands at the edges of the property and in several areas between fairways. Portions of the
site are considered prime agricultural soils in the State of Massachusetts. The site is bounded on
the west by Brown Street, on the north by wetlands (much of which is within a conservation area
managed by the Town of Acton) and residential development, on the east by Concord Street, and
on the south by residential development. Immediately to the west of the site, west of Brown
Street, is the location of the proposed Assabet River Rail Trail (AART), which would provide
bicycle access to the site from the downtown and other areas of the community. The site is zoned
for medium density residential; zoning in the area is predominantly residential, with some
industrial lands to the west of Brown Street and a business district off the northwest corner of the
property. Aerial photo- based maps of the property, illustrating property boundaries, wetlands,
floodplains, soil types, etc. are included in the appendices to this report. An additional factor is
that it was reported to MAPC that the town agreed to place a conservation restriction on a
portion of the property, as part of an agreement that allowed part of the closed/capped town
landfill to be used for other municipal uses.
Project Origination
In 2012, the town established the Maynard Golf Course Reuse Committee to explore options for
the future uses of this property, and to make a report and recommendations to Town Meeting no
later than in 2014.
The consulting town planner sought the assistance of the Metropolitan Area Planning Council to
provide technical assistance to the Committee in examining potential future uses for the site.
MAPC had access to funding from the United States EPA Building Blocks for Sustainable
Communities Technical Assistance Grant through Forterra and the Massachusetts Smart Growth
Alliance. The town planner worked with MAPC to prepare a proposal and scope for approval
and funding.
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Current Site Management and Finances
The Maynard Golf Course site is being managed under a lease to Sterling Golf Management,
Inc., which is providing all management services and pays the town a minimum of $50,000 per
year. The initial term of the lease is three years. Copies of the 2012 RFP, the Minimum
Specifications for Maintenance of the course, and the contract between Sterling Golf Course
Management and the Town of Maynard, are all included in the appendices to this document. The
schedule of payments to the town is found in Exhibit A of the Town of Maynard contract with
Sterling Golf.
The taxes paid by the Maynard Country Club when it was run as a private development were
reported to be on the order of $75,000 per year. However, as with all conservation lands
acquired by the town, the town no longer receives any property tax for this property. Note that
some communities re-assess properties around conservation lands to reflect their higher appraised
values (because of their proximity to conservation lands) and thereby make up for some or all of
the lost tax revenue. This may not be possible in the case of the Maynard golf Course site
because some of the abutting land is in Acton. It may also not be possible to measure the impact
of the permanent protection of the Maynard Golf Course property until the future uses are known
(e.g., houses adjacent to golf courses may be valued differently from those adjacent to playing
fields, affordable housing or passive use open space).
A small portion (approximately 5 acres) of the Maynard Country Club site is located in the Town
of Acton. This includes a narrow strip north of the second fairway, as well as a rectangular lot
that contains a wetland area and the green for the second hole. The amount owed to Acton for
annual property taxes for this land is approximately $7,360; the Town of Maynard is in
discussions with the Acton Board of Assessors regarding the potential for abatement of the annual
tax as long as the land remains undeveloped.
The other main additional potential costs to the town are those capital improvements that the town
chooses to make to the property, as well as major repairs to the property. The current contract
(see appendices) indicates that the town is responsible for the cost of repairs (e.g., to the
clubhouse roof) that exceed $2,500. The 2012 Operations Report (see appendices) indicates
that several such repairs were made in 2012; the Maynard Golf Course Reuse Committee should
obtain information to determine the extent of these expenses to the town.

8

Chapter Two: Public Input Process
MAPC met with the Maynard Golf Course Reuse Committee to plan for and undertake a series of
visioning sessions and site walks in the fall of 2012.
The first meeting (September 27, 2012) was an informal discussion with town staff and town
board members to enable the MAPC staff to become familiar with the site, with the history of uses
at the property, with issues relating to uses or management of the property, and to explain the
upcoming public sessions to enable board members and staff to assist in promotion of these
events. The agenda for this meeting is in the appendices of this report.
The first of the public input sessions was held on October 10, 2012 at the Golf Course Clubhouse.
Approximately 70 individuals participated in this event. The goals of this event were to
 provide information to the public relating to the site, including the current lease to Sterling
Golf for management
 provide information to the public relating to the Golf Course Reuse Committee process
 obtain initial information from the public relating to their goals for reuse of the site,
 obtain an initial sifting of the concepts raised into proposals that had greater and lesser
support, and
 inform the public about the upcoming site walk and continuing discussions related to the
site.
A copy of the agenda for this program, as well as the results of the individual group discussions, is
included in the appendices to this report.
The next public program was a site walk which occurred on October 20, 2012. Approximately
48 individuals participated in the event. The participants were broken up into three groups, each
with a facilitator/note-taker, to further discuss the ideas raised at the October 10 visioning
session, as well as concepts that had been forwarded to the Committee via email, and new
concepts/ideas for future uses of the site that arose during the site walk. Sterling Golf provided
staff to answer questions and to shepherd the participants safely around the site while the course
was in use for golfing. The agenda and the notes from this event are included in the appendices
to this report.
The input received from these meetings, as well as the comments submitted to the Committee’s
web site and forwarded to MAPC, were evaluated and used by the MAPC staff in preparation
of alternative future scenarios for the December 5, 2012 public forum. Approximately 60
individuals attended the December forum. Note that since the concept of placement of
affordable housing on the site did not receive much support at these sessions, this use, although
allowed under the terms of the CPA purchase, was not included in any of the scenarios.
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Chapter Three: Initial Scenarios and Public Evaluation
Based upon the input received from the October visioning session and site walk, as well as that
received via email through the Committee web site, MAPC prepared 4 alternative scenarios for
presentation, discussion and initial polling at a December 5, 2012 public forum. The purpose of
the scenarios was to
 illustrate that all of the proposed uses cannot be located on the site at the same time
 show that some groupings of uses might be possible
 provide choices for eliciting discussion among meeting participants, and
 allow, via voting using electronic keypads, participants to indicate which of the possible
scenarios best meets their goals for the future uses of the property.
The meeting began with several questions to enable participants to become familiar with the use
of keypad voting, to determine the split of golfers versus non-golfers in the room, and to
determine if the participants had participated in previous programs related to the Golf Course
Reuse process. Note that a significant percentage of the participants self identified as golfers.
This was followed by a review of all of the ideas provided to date by members of the public, in
order to bring all participants up to the same level of awareness of discussions, and to allow for
the solicitation of any additional ideas for potential future uses. Notes were taken regarding
additional ideas. The full set of concepts/goals for use of the Golf Course site is in the
appendices to this report.
Next, the four scenarios were described and discussed. Additions were made to the scenarios to
further refine and/or explain the specific proposals. The PowerPoint presentation used to
describe these scenarios is included in the appendices to this report. The four scenarios are listed
below:
Scenario #1
Keep the golf course open as it is, and with its current hours and seasonal schedule; add uses that
do not conflict spatially or temporally with the golf uses.
Potential Impacts of this scenario:
 Continued golf course lease income to town,
 Area managed without cost to town,
 Area used primarily by golfers,
 Some limited additional off-season uses such as sledding/skiing/skating in winter,
 Possible slight increase in other uses
 Other:
EXAMPLES of uses that could potentially be added in this scenario:
 Primarily off-season uses such as sledding, cross-country skiing, ice skating, walking,
 In Season use expansions could include continuing to expand the number of clubhouse rentals
for functions
 Other
Note: for purposes of the 12-5-12 polling, it was assumed that this scenario is a net profit maker for
the town
10

Scenario #2
Close the golf course; reconstruct the site to add multiple other uses –
Potential Impacts:
 Complete loss of golf course lease income to town, although there is potential from income
from other uses (farm, concession stand, etc.)
 Increased town responsibility/costs for management,
 Capital costs for changeover to alternative uses,
 Potential to greatly increase the number and diversity of users for variety of new uses at the
site
 Establish barriers to safely separate uses
 Other:
EXAMPLES of uses that could potentially be added in this scenario:
 Athletic fields, walking/jogging paths, picnic areas, community gardens/community
supported agriculture, wildlife habitats areas, municipal pool, outdoor concert area, dog
park in addition to the winter season uses cited in scenario #1 above.
 Use of CPA funds to fund recreational uses/capital costs for change to other uses
 Other
Scenario #3
Keep the golf course open, but as Par 3 course (or perhaps some other smaller variation not
entirely a par 3), to make room for additional uses to be constructed on the areas no longer used
for golf
Potential Impacts:
 Continued lease income to town, but potential loss of some/most lease income due to
decreased viability of course for golfing,
 Continued to have area managed without cost to town,
 Capital costs to move greens and tees, likely to be borne by the town
 Capital costs of construction of new recreation facilities
 Potential for loss of use for High School Golf team tournaments (Cannot use Par 3 Course in
competitions)
 Potential for increased use of portion of the site by non-golf uses
 Note the possibility of high fences/nets to safely separate the other uses from the golf area
EXAMPLES of uses that could potentially be added in this scenario:
 A limited number of the uses cited below could possibly be included, depending upon the area
that could be removed from golf uses: Athletic fields, walking/jogging paths, picnic areas,
community gardens/community supported agriculture, wildlife habitats areas, municipal pool,
outdoor concert area, dog park in addition to the winter season uses cited in scenario #1
above.
 Other
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Scenario #4
Keep the golf course open, but with somewhat more restricted hours (to be negotiated with
lessee), to enable additional “shoulder-hours” use by non-golfers or more community-oriented
special event uses:
Potential Impacts:
 Continued lease income to town, but potential loss of some lease income if loss of hours
adversely impacts course management income,
 Continued to have course managed without cost to town,
 Potential increase in additional users through broadened range of activities or special events
 Other:
EXAMPLES of uses that could potentially be added in this scenario:
In addition to golf Course:
 Spring and Fall Town-wide festivals on a course fairway
 Year-round early morning jogging trail (e.g. between 5:00 and 7:00AM)
 Winter season uses such as uses such as sledding, cross-country skiing, skating
 Other:
Participants were asked to indicate which of the above four scenarios was their first choice for
meeting their goals for the site; they were subsequently asked which scenario was their second
choice (and were asked not to vote for the same scenario as their first choice).
The full polling results are found in the appendices to this report. Approximately 58% of the
participants selected Keeping the Golf Course as it is as their first choice, with 30 % selecting
reconstructing the site for multiple other uses, and 12% selecting the option of keeping the Course
as it is but adding other ”shoulder” uses. For the second choice, the greatest number (49%)
selected keeping the course as it is but adding the shoulder uses, and 22% just keeping the course
as it is, and 13% each for reconstructing the site for other uses or converting it to a par 3 course.
Note that in February 2013 the Maynard Golf Course Reuse Committee and MAPC were
provided with a copy of the contract for management between the Town of Maynard and the
Sterling Golf Management which specifies that the course will be available for town use for
special events for “not less than three (3) Mondays, excluding holidays, with the option for an
additional two (2) special event days to be negotiated between the Town and the Contractor,
each year of the agreement. Special Town Events shall be at no cost to the town.1” The high
school golf team is also granted the use of the course for practice one hour per day during the
week through the golf season. The contract also states that the contractors may make the course
accessible to the public for off-season uses such as walking, skiing, sledding.

See section 34 of the Town of Maynard Contract with Sterling Golf Management in the appendices of this
document.
1
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Chapter Four: Draft Recommendations and Future Planning
The input received at the October and December meetings will be used in continuing discussions
and analyses by the Maynard Golf Course Reuse Committee over the next year as they develop
a proposed future use plan for consideration by Town Meeting in 2014.
Based upon the input received, MAPC recommends that the town further explore the following
initial recommendations. In summary, MAPC recommends that the town should consider keeping
the site as an active golf course, and proceeding slowly with adding new uses to the site,
beginning first with the non-conflicting winter uses, and then bringing in a series of time-limited
events (e.g., up to four course-closed festivals per year), and finally working out the details (e.g.,
location, timing of use) of other uses that could share the site in a time-sharing basis. Additional
details and rationale for this recommendation follow.
Cost Considerations
Since the Golf Course lease appears to be providing the town with a net positive revenue
stream2, while also maintaining and making improvements to the golf facility, this meets the goal
of many participants in the 2012 process that the future land uses do not cost the town significant
capital or operating funds. Also, many participants who wanted to consider broader uses for the
property were supportive of an interim golf use since this limited municipal costs and maintenance
obligations.
In addition, it was noted during the 2012 process that the cost of establishing new tees and
greens was significant, and it would be important that the town not let these capital assets decay
while the town is considering what uses to eventually place on the site. It is far easier to maintain
the existing course than it would be to re-establish a course after it were left fallow for any
significant period of time. For instance, costs for re-establishing greens were reported during the
public meetings to be on the order of $75,000 - $100,000 per green.
Analysis of Input and Polling
Although the 2012 process yielded initial polling that the majority of the participants (58%) had
a first choice that supported keeping the site in its current layout and operations, as is noted
elsewhere in this report, the votes for this future scenario were largely from the participants that
golfed on a frequent basis. Despite efforts to reach out to the general public to encourage their
participation in the 2012 programs, the high percentage of participants in the final forum who
golfed weekly or monthly (44%) almost equaled the number of non-golfers (46%). This far
exceeds the percent of golfers in the general nationwide population. The National Golf
Foundation indicates that a total of 25.7 million US residents played golf in 2012 (8.2 % of total
U.S. population) but that the number of core golfers who played more than 8 rounds were 14.4
As previously noted in this report, although the town no longer receives the approximately $75,000 in taxes
from the property, this should not be assessed as a cost against this property, since the town receives no taxes
from any of the other conservation lands that it owns. The townspeople assume no taxes from lands that they
wish to purchase as conservation lands. The discussions with Acton for the abatement of the $7,300+ in
annual property taxes due to that community may also lower the net costs for Maynard residents. The other
major potential loss of net revenue would be from any capital cost improvement that the town makes to the
property, since costs of repairs or improvements to the property of more than $2,500 are the responsibility of
the town rather than the golf course manager; MAPC was not provided details of these costs.

2

13

million (4.6% of the U.S. population). See “Golf’s Pyramid of Influence 2012” in the appendices,
downloaded from the National Golf foundation at http://www.ngf.org/pages/free-reports.
In looking at the cross-tabulated polling results in Appendix 7, support for “keeping the course
and the operation as it is” was strongest among those who also stated that they golfed on a
regular basis defined as at least once per month (64% golfed weekly and 16% golfed monthly).
By contrast, the majority of support for a first choice to reconstruct the site for other uses (86%)
was from non-golfers. Similarly, of those voting to keep the site as a golf course but to add nongolf “shoulder” uses where possible, 67% were non-golfers. However, there were some nongolfers who also supported keeping the course “as it is”.
The second choice selections indicate a strong preference for keeping the course but adding
shoulder uses (49%) or keeping it just as a golf course (22%), with lower percentages (13% each)
for changing to a par 3 course or reconstructing the site for other uses. Again, regular golfers
(those who golf at least once per month) made up 87% of those that favored keeping the course
in its current use, while those that favored closing the course and reconstructing the site for other
uses we comprised primarily (83%) of non-golfers. Those individuals that supported keeping the
course but adding shoulder uses were more evenly split, with 47% being regular golfers and
42% being non-golfers. Note however, that there appears to have been confusion around this
vote; although participants were requested to not vote for the same scenario for first and second
choices, there appears to have been 8 individuals who voted “keep the course open as is” for
both a first and second choice. This would appear to skew the data on the second choice
scenarios towards keeping the course as it is.
If the December 5 forum keypad polling is indicative of the feelings of both golfers and nongolfers in the general Maynard population, and the percentage of non-golfers voting at town
meeting reflects the larger percentage of non-golfers in the general population, then keeping the
golf course exactly as it is in its current operation is not likely to receive majority support at a
town meeting vote. Rather, there would likely be more support for either shifting the site to other
uses or adding more uses to the site while keeping it as a golf course (the latter having the
advantage of meeting the expressed goals of lowering maintenance and operating costs for the
site).
Temporal Sharing of the Site
MAPC recommends that the town explore, as a first step, the temporal sharing of the site. This
would entail keeping the existing (or largely existing) layout, and adding more uses in the offseason, at specific times on a regular basis during the week, or through closure of the course (or a
portion thereof) to run special events for the general public.
It should be noted, however, that temporal sharing of the course is not without logistical or
financial issues. From a financial standpoint, all time that is removed from the golfing schedule is
a potential loss of revenue for the golf course lessee, and this may impact future lease
agreements with the town. On the other hand, if more individuals go to the course for other uses
(e.g., walking, special events), they may return either as new golfers or as patrons of the
restaurant in the clubhouse, thereby providing a net revenue gain for the lessee.
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On a logistical basis, the scheduling of non-golf uses during specific times must be strictly adhered
to. As was noted during the 2012 meetings, and in particular during the October site walk,
having non-golfers on the site during the time when golf is being played is very dangerous.
Establishment of winter uses is less of a safety issue, but uses during the golfing season must be
carefully managed. Closing all or a portion of the course for a specific 4-hour evening public
event (e.g., a fall pumpkin festival on the first fairway) is less likely to result in user conflict,
although it may require additional management (e.g., the temporary fencing off of the tee boxes
on the first fairway to prevent damage during an event of that fairway). However, a walking or
jogging trail on the site, even with specific hours posted (e.g., “Walking or jogging allowed only
between 5:00AM and 7:00AM”) may draw unauthorized users during time that golf is being
played, and may cause additional monitoring work to be needed by the golf course management
staff.
Initial Survey of other Municipal golf Courses
To determine what other municipally-owned golf courses allow for additional uses, and whether
these uses involve any particular management issues, MAPC began preliminary interviews with an
initial sub-set of municipal golf course managers. Although this was not in the original scope of
MAPC’s work on the project, we anticipated that the town would eventually need this information,
and we began an initial set of interviews as a test of a survey form and to gather data for
Maynard. Note also that these responses contain other information that may figure into future
discussions by the town relating to management of the course (e.g., Does the town lease the course
to a professional manager or do they manage the course with municipal staff?). Although this
sampling is too small to make any final conclusions, it can be used as a basis of future research by
the Maynard Golf Course Reuse Committee. An additional list of municipal golf facilities that we
did not have the opportunity to contact, and also a list of several facilities managed by Sterling
Golf, are included at the end of the survey responses.
Additional Future Management Issues
In March 2013, MAPC received the Maynard Golf Course Operations Report, which is included in
the appendices to this document. This report provides the financial information related to the
2012 golf season and the off-season non-golf uses and income, the details related to the
challenges for 2012 and likely for 2013 (in particular the issue of irrigation water), and the
management company’s projections for revenue for 2013 along with ideas for increasing certain
revenue sources.
The 2012 Operations Report in the appendices to this document notes the repairs and renovations
that were necessary to make the clubhouse open for use in 2012. While these immediate issues
have been addressed, and the facility is now open for use by golfers and for special events, the
size and internal layout of the existing clubhouse will likely be limitations on the amount of
revenue growth that could be expected from that facility.
The issue of irrigation water had been partially alleviated in 2012 by the improvements to two
on-site wells, but there is still a significant shortfall, especially during the hottest part of the year.
The report notes the potential use of a series of wells to the north of the second fairway, near the
edge of the property along the boundary with the Acton conservation lands. If these wells prove
viable, this may meet all of the remaining needs of the course for irrigation water. However,
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there may be regulatory issues with the re-start of these wells due to potential impacts on the
adjoining wetlands in the McGloin Conservation area in Acton.
MAPC therefore also recommends examining an additional option: the reuse of effluent water
from the municipal wastewater treatment plant which is located on Pine Hill Road adjacent to the
eastern edge of the golf course. Reuse of this water for irrigation will
 provide the course with a significant supply of irrigation water, while
 providing additional improvement to water quality since the additional filtration of this
water through golf course soils will remove additional nutrients from any water that does
seep into groundwater and eventually make its way to the Assabet River.
The use of this water would require regulatory approvals (e.g., is the water sufficiently treated to
be used for land based irrigation?), and the community should evaluate whether the costs of the
use of this water (e.g., cost for any necessary additional treatment, piping, pumps) make this a
financially viable option. The Indian Pond Estates and Country Club in Kingston, MA is reported
to utilize wastewater from a treatment plant as irrigation water during the growing season (see
Once is Not Enough, A Guide to Water Reuse in Massachusetts at http://www.arc-ofinnovation.org/assets/Water/3-1%20Once%20is%20Not%20Enough%20%20Guide%20to%20Water%20Reuse%2010-05.pdf). The proposed golf course at the
redeveloped south Weymouth Naval Air Station (now known as Southfield) is not yet developed,
but was also proposed during the permitting process to use wastewater for irrigation purposes.
In the event that the town finds that the golf course is not viable financially (perhaps even after
trying several course managers and/or municipal management of the course), or if the
townspeople (as represented by town meeting decision) determine that other uses are more
desirable for the site, then the MAPC work with the Maynard Golf Course Reuse Committee can
be used as a basis for more detailed discussions of uses. The forums held in the fall of 2012
generated significant input relating to the full array of uses that were possible for the site; the
October 10 forum also included an exercise in which the participants provided initial feedback
regarding those uses that they felt were most desirable. This information, and additional future
input, should be used by a park planning consultant to prepare alternative layouts for potential
uses, for consideration by the townspeople. Additional public discussions should be held prior to
the design phase to evaluate and prioritize the non-golf uses for the site.
MAPC’s strong recommendation would be to incorporate significant environmental enhancements
into any future design, such as expanding wildlife habitats, in particular by restoration of wetland
shrub and trees species along the stream corridor, to establish as a wildlife corridor between the
conservation lands in Acton to the north, the extensive open land/wetlands to the west of Brown
Street/Acton Street, and the natural lands along the Assabet River to the east. Related to this,
and as noted elsewhere in this report, the town is reportedly obligated to place a portion of this
property under a conservation restriction to replace a loss of conservation land elsewhere in town.
The 10-acres to be restricted on the Maynard Country Club site would logically be the more
environmentally-sensitive/significant areas, which would include the wetlands, floodplain,
woodlands and shrubby areas near the stream. This should be a contiguous/connected system of
habitats that is incorporated into an overall management plan for the site, regardless of what
other uses the site is used for, so that the core habitats can be preserved. The Maynard
Conservation Commission should be consulted and requested to suggest the layout of this
restriction on the site.
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Conclusion
Given that:
 once abandoned, it would be very costly to restore the site to a golf course operation
 it would be significant expense to reconfigure the site for alternative uses (e.g., field
sports) due to the rolling terrain on the site
 there was a definite feeling that the participants in the 2012 process felt that the site
should not lose money (or at least not lose significant money) on an annual basis
 that the current management operation pays the town an annual lease fee
 that some of the community goals for additional recreational space may be met at other
locations in the town (at the schools), and
 that the current operation protects the land as open space for golfing, wildlife habitat,
visual relief, etc.,
then MAPC would encourage the community to consider keeping the existing golf course
operation, largely if not completely in its current layout, and try to meet the goals of the general
public for additional uses on the site by adding uses through a temporal sharing of the site. If,
after a period of several years of operation, the circumstances change and the course is not
operating at a profit for the town, or the townspeople determine that the temporal sharing of
uses is not adequately addressing the needs of the community for a broader series of uses at the
site, then the town can convert the site to other uses. There appears to be little financial risk to
continuing the operation while the town considers all future options for the site. On the other
hand, if the town decides to cease golf operations now, and then decides later to return to this
option, there would be significant costs to restoring the course.
The existing lease provides for “special event days”; the town should take full advantage of this
provision and plan seasonal special events to draw more residents to the site. Future leases
should include provisions for additional shoulder uses (e.g., limited hours for other uses such as
specified walking/jogging trail).
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Appendices
The following Appendices are included in this report to provide additional information:
1) Maps of the Maynard Country Club property
2) Agenda for 9/27/12 meeting with Maynard boards and staff
3) Meeting flyers for Visioning sessions
4) Agenda and notes from October 10 Visioning session
5) Agenda and notes from October 20 site walk
6) Agenda and wall charts used in (and updated during) December 5, 2012 public forum
7) PowerPoint Presentation and Keypad polling results from December 5 forum
8) Initial results of survey of managers of other golf courses
9) Community Preservation Fund Allowable Spending Purposes chart
10) RFP for Maynard Country Club operations 2012
11) Minimum Specifications for Maintenance, (Excerpts)
12) Sterling Golf contract with Town of Maynard for Maynard Country Club, 2012
13) 2012 Maynard Golf Course Operations Report
14) Golf’s Pyramid of Influence 2012, National Golf Foundation
.
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Appendix 1
Maps of Maynard Country Club Property

Appendix 2
Agenda for Meeting with Maynard Boards and Staff
9/27/12

Maynard Country Club Re-Use discussions with Staff and Boards 9/27/12
Prepared by Metropolitan Area Planning Council
1) Introductions of participants and statements of their interest/association with the
MCC site
2) Review of the MCC Maps
a. Wetlands, River Protection Zones (what is the status of this stream?), Zoning
of the site and abutting lands, Groundwater Recharge regulations, other?
b. Confirmation of boundaries, resources, assets/issues, abutters concerns
3) Re-Use Concepts:
a. Review of concepts included in MCC application
b. Additional ideas for possible uses at MCC site
c. Locating the proposed uses on the maps
d. Determination of preferred options: consensus or polling
4) Discussion of constraints
a. Physical, infrastructure, financial
b. Legal –
i. due to purchase with CPC funds
ii. agreement that a portion must be used as open space
5) Plan for the October 10, 2012, 7:00PM visioning discussion
a. Introduction
b. Multiple maps at breakout tables for small group location-based discussions
c. Prioritizing concepts/locations
d. Report out from small groups to overall group
6) Plan for October 20, 2012, 2:00PM site walk
7) Plan for gathering anecdotes and ideas, as well as feedback on initial visioning
discussion
a. Use of web site to gather data; possible web survey

Appendix 3
Flyers for Maynard Golf Course Re-Use Committee
Public Programs
2012

What do YOU think we
should do with the old
Maynard Country club?
Recreational fields?
Golf course?
Affordable housing?
Community gardens?
Walking trails?

You are invited to participate in two upcoming events to help plan for the
future of this 60+ acre town-owned site:

October 10, 7:00 – 9:00 p.m.
Maynard Country Club Clubhouse, 50 Brown Street, Maynard

Participants will propose, discuss and prioritize their initial ideas and goals for the future
uses of the site.

October 20, 2:00 - 4:00 p.m.
Maynard Country Club Clubhouse, 50 Brown Street, Maynard

Walk approximately 1.25 miles around the country club site, while examining the
environmental conditions and discussing the potential future uses for each area of the
property. Wear comfortable shoes and dress appropriately for the weather!
For more information, visit the Town of Maynard web site at www.townofmaynard-ma.gov, or contact
Mark Racicot at the Metropolitan Area Planning Council at mracicot@mapc.org or
617-451-2770, ext. 2063.
Interpretation or assisted listening devices may be available upon request.
Please contact Mark Racicot or visit MAPC.org/accessibility for more information
about accessibility accommodations.

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis are being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities through the
Building Blocks for Sustainable Communities Program.

Maynard Country Club: 60 acres of opportunity
We are looking for your good ideas to help plan for the future of the 60+ acre
town-owned Maynard Country Club site.

December 5, 7–9 pm
Fowler Middle School Library
3 Tiger Drive, Maynard

What should the future be for this part of our community? What’s the potential for recreational
and athletic uses, neighborhoods, & business? Come hear ideas proposed at earlier meetings
by your friends and neighbors, explore other possibilities, and join the conversation that will
help guide the future of this site.

For more information, visit TownOfMaynard-ma.gov/committees/mgcrc
or contact Mark Racicot at mracicot@mapc.org or 617-451-2770, ext. 2063.
Interpretation or assisted listening devices may be available upon request. Please
contact Mark Racicot or visit MAPC.org/accessibility for more information about
accessibility accommodations.

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and
the Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities through the Building
Blocks for Sustainable Communities Program.

Appendix 4
Agenda and Notes from Maynard Golf Course Re-Use Committee
Public Forum
10/10/12

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

Initial Discussion of Options for Re-Use of Maynard Country Club Site
Hosted by Maynard Country Club Re-Use Advisory Committee
October 10, 2012
7:00 – 9:00 PM
7:00 PM

Walk-around: Participants are invited to review the maps, walk around outside the
clubhouse, and become familiar with the site

7:10 PM

Welcome by Bill Freeman, Chair, Maynard Country Club Re-Use Committee
Introduction to the Committee, the timeframe for the project, and the current
uses of the site

7:25 PM

Introduction of MAPC and presentation of information related to the site
Role of MAPC, funding of the technical assistance, discussion of site features

7:40 PM

Small Group Discussions
Brainstorming and discussion of ideas for uses for the site and establishment
of initial thoughts on those most supported

8:10 PM

Report back to larger group regarding the discussions

8:20 PM

Review of schedule for remainder of fall 2012
Invitation to October 20 site walk
November follow-up forum

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

BRAINSTORMING
GROUND RULES

 All attendees are equal in importance this evening. Nobody’s opinion is more valuable than
the opinion of another person.
 Everyone is encouraged to speak
 All ideas should be treated with respect; there are no right/wrong ideas or answers
 The first time a person speaks, (s)he should state his/her name and affiliation
 One person should speak at a time
 Ideas should be addressed to the facilitator
 Try not to use acronyms or abbreviations
 Ideas should be written as the speaker intends
 Please limit speaking to 1 minute, to allow time for all to speak
 There are no set outcomes

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

October 18, 2012
To:
Maynard Country Club Re-Use Advisory Committee
From: Mark Racicot, Director, Land Use Division, Metropolitan Area Planning Council
Re:
Results of the 10/10/12 Community Forum regarding possible uses for the Maynard Country
Club site
The following transcription of the notes from the group discussions held at the October 10, 2012 initial
forum have been sorted to reflect the initial thoughts from the participants regarding the ideas raised
at the meeting. As noted during the event, this initial sorting was meant to only provide a rough
approximation of relative support for the concepts raised. The ideas contained in this document for
re-use will continue to be discussed, and added to, at the upcoming 10/20/12 site walk and at a future
town-wide forum to be scheduled for late November or early December. It is at this last meeting that
we will place additional emphasis on obtaining the priorities of the residents and business owners of
Maynard, in advance of writing the final MAPC report to the Committee.

GROUP #1
Desired uses, with initial measure of support for each
13 – Winter uses, cross country skiing, sledding, temporary skating rink
11 – Expand Clubhouse for functions
9 - Maintain as a golf course
9- Community pool
7 - Multi-Use Athletic Fields (soccer, baseball, football, lacrosse)
7 – Profit making mode generate revenue
4 – Community supported agriculture
4 – Par 3 golf course
4 – Community Gardens
3 – Open space/Nature trails
2 – Condominiums – limited number with golf course
2 – Consider selling Acton portion to Acton
Additional Comments
2012 Good year for golf course – 2004 semi private/private
Not only Maynard residents
Athletic Fields needed
Promoting Clubhouse as Function Hall
9 Hole Golf Courses Research
10 years ago much better
Other municipally-owned courses (to research)
- Duxbury, Chelmsford

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

Group #2
Desired uses, with initial measure of support for each
8- Stay as golf course (could take out hole for other uses)
7- Outside pool added (maybe move 1st fairway) (could be revenue generator)
6- Walking trail around perimeter (connect to rail trail) – could generate revenue in winter (x-country)
6 – great restaurant (concern re: competing with downtown)
6- Ice Skating on pond
5 – Solar incorporated
5 - Community gardens/local agriculture
5 – Conservation land or other actions (supportive of biodiversity and protection of groundwater)
5- Sledding
4- Golf programs for kids (no carts)
3 – Community Center – possibly including income generating activity like bike repair
3 – Site like actions Nara Park (active recreation camps, outdoor concerts)
3 – Generate revenue as function space (e.g., weddings/but expansion needed)
3 – Revenue generating farm/CSA
2 – Garden/farming demonstration/education /Community supported agriculture farm
Additional Comments: - Principles to follow in reuse
Tax concerns – don’t want property taxes to rise a lot
Improves local economy
Supports biodiversity
Protects groundwater
Is revenue-generator
Is economically accessible
Is physically accessible to all
“One hole theory” if keep golf course could take 1 hole for other uses
Is accessible by multiple modes of transportation (e.g., shuttle)
Use of renewable energy maximized

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

Group #3
Desired uses, with initial measure of support for each
11 – Keep the course as it is + add possible non-conflicting uses
9 – Trails for X country skiing, snow shoeing + hiking + running (Perimeter trail)
8 – Use by the golf team
8 – Driving Range
8 – Outdoor skating area
7 – Sledding + tubing
7 – Swimming Pool
7 – Change to smaller Par 3 to fit other uses onto the site
6 – Add more amenities to club to draw more users
3 – Community Garden Area
3 – Seminars/Educational Programs
3 – Golf instructed programs
3 – Secondary Dog Park
3 – Arboretum
2 – Community center / senior center
2 – Cross country + track + field Uses / training
2 - Outdoor concerts on the 1st hole fairway
1 – Good restaurant
1 – Athletic Fields
1 – Affordable Housing
1 – Bass pond – use existing pond
0 – Frisbee Golf (perhaps at night?)
Existing Clubhouse Uses, with initial measure of support for each (as part of larger sorting):
7 – Functions - Parties/weddings etc.
4 – Restaurant/Bar
4 – High school golf team
4 – Golf leagues
3 – Golf Tournaments
1 – Meeting spaces for community groups
1 – Fundraising location
1 – High school + B+G Club Awards Banquet
0 – Knitting craft groups
Additional Comments:
Make sure uses don’t lose $
Will other ideas cost a lot to implement?
Is the GC currently making $?
Go slow in adding uses to the property

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

Group #4
Desired uses, with initial measure of support for each
10 – Golf course, just like it is now
8 – X-country ski trails + walking trails
5 – Ensure whatever is done that is energy efficient + low water use
5 – Bike Rentals
5 – Pool
4 – Park space for a variety of uses – Frisbee, archery, badminton
4 – A connection to the rail trail
4 – Music stage for concerts
4 – A space for everyone – all ages, non-competitive games etc.
4 - Children’s Playground (all ages)
4 – Mini golf
4 - Expanded recreation Center including golf
3 – Community Garden
3 – Senior Center
2 – Youth Center
2 – Bike trails
2 – Ensure from beginning everything is ADA accessible
2 – Driving range
2 – Town beach
2 – Solar energy farm
1 – Water spray park
1 – Skateboard park
1 – Small hotel with function space
1 – Fruit trees, edible landscape
1 – Art Exhibits / Installations
1 – Fair Grounds
1 – Restaurant
1 – Affordable housing
1 – Indoor basketball courts
1 – Indoor racquetball courts
1 – Tennis Courts
1 – Picnic Pavilion
0 – Dog park
0 – take into account needs of surrounding towns
0 - SPA resort
0 – Zoo
0 – Snowmobile trails
0 – Camping Tent Sites

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

Appendix 5
Agenda and Facilitators’ Notes
Maynard Golf Course Re-Use Committee
Site Walk/Public Input Session
10/20/12

Site Walk to discuss Options for Re-Use of Maynard Country Club Site
Hosted by Maynard Country Club Re-Use Advisory Committee
October 20, 2012

2:00 PM

Welcome by members of the Maynard Country Club Re-Use Committee

2:10 PM

Introduction to the project and to today’s event by MAPC
Brief description of property and review of maps
Brief introduction to the results of the 10/10/12 initial forum (handout)
Goal of today’s site walk: to obtain additional ideas and to gauge initial support for
Location-specific concepts
Questions

2:20 PM

Site walk and discussion of ideas (approximately 1.25 miles)

4:00 PM

Arrive back at Clubhouse

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

Field notes from Maynard Country Club Site Walk 10-20-2012
DRAFT 11-6-12
Input received from 3 separate groups of participants who walked the course and reviewed potential
uses:
Group 1 (Mark)
Site could possibly be used for ballfields that could be moved from other locations in town where there
is not enough space for them.
Community supported agriculture, community gardens and nature trails were proposed; note that size
of community gardens in Stow is on the order of 20 feet by 40 feet per plot – could get a lot of plots in a
relatively small area.
Don’t do anything too disruptive to the land – can keep it for future agricultural uses that way
Good that the golf course management tries to use less chemicals – maybe they should further change
their management and seek National Audubon Certification.
Establishment of garden plots to the left of 1st Fairway would be very expensive, because would need a
very high fence (100”+-) to protect gardeners from golf balls that are hit into that area from the first
tees.
Could shorten the course from existing par 3, 4 and 5 holes to a par 3 course, but this would take away
from the viability of the course, would make it into a course that the Maynard High School Golf Team
could not use for competitions, and would be very expensive to make the changes (on the order of
$100,000 per hole to change around the course for each green moved).
Would be nice if there were a BBQ/picnic area somewhere on the course for non-golfers to be able to
use the area.
Add sledding to several locations in the winter time.
Add uses to enable non-golfers to be able to appreciate the course.
At several times and in several locations during the course tour, in response to questions/proposals, the
Golf staff noted danger of having non-golfers on the course during the time that the course is being used
for golf – too many stray golf balls – very dangerous; a much better (safer) option is to close down the
course at times to enable use by non-golfers.
If jogging trails or winter cross country ski/snowshoe trails are established, would be good to have these
run through both the fields and the woods to allow for diversity of landscape on the trail.
Skating area – probably could not use ponds - ice too inconsistent. Better to set up rink on flat area near
ponds and pump water from ponds to shallow rink to freeze.

Course has rented out fairways for events in the past (weddings, etc.). When this occurs, golfers go
around the particular fairway or the course is just shut down. Rentals must cover cost of lost golf
revenue.
If add a pool to the site, would likely need additional parking to handle the extra visitors. Parking
sufficient for golf or for events, but not for both at this time.
Several individuals indicated strong interest in making the course more accessible to more residents of
the community.
Several participants indicated that the town should take its time in reviewing and discussing options.
The fact that the golf course is maintaining the property now just keeps all options open for the town for
the future.
The fact that the golf course management is also paying the town $50,000 is also a benefit, since
converting to other uses might not generate similar amounts of gross revenue to the town and may cost
the town more to maintain the site.
Group 2: (Ina)
Limited parking at MCC for large events – would need to have off-site parking and shuttle people to the
site.
Safety of access from the bike trail – would need to mark crossing to make safe. Also need bike racks at
the MCC site.
1) First Fairway Slope: Use for sledding: The stone wall at the bottom of the slope was a concern- this
area would need to be hay-baled off for safety
Use for event: would need electricity to event space area/stage area. Area would be good for stargazing.
Practice space to right of first fairway – potential for use of this space (or relocation of fairway to make
room for other uses).
2) Use of area to the left of the 1st fairway for garden plots: Concern about runoff from roads and the
chemicals used to maintain the golf course. Also, could not use (due to safety concerns) when course
was in use – too many balls hit into this area.
Concept of a perimeter trail was well liked. However, there were a number of areas where there did not
appear to be enough room around the edges of the course for establishment of a perimeter trail that
would be outside of non-safe area (i.e., outside of where a ball could be hit). Questions also raisded
about how to safely keep active children on the trails and away from golf areas if using at the same time
course is open.
3) Could structure hours for public use versus golf course uses –
Use as a Frisbee or disc golf course
Any possibility of use by horses on perimeter trail?
Concerns raised about difficulty of mixing of uses on the course – potential for damage.

4) lots of wildlife crossing through the course areas near wetlands areas adjacent to northwest side.
Drawback of golf usage: fewer people can use the course at a time – numbers of golfers more limited
than could be on the same site if it were not used for golf (e.g., just having it open for walking)
5) Ponds - no flow. May not be suitable for fishing – also dangerous to fish here when golf is being
played. Ponds are generally too small for skating.
6) new Acton Green cost $75,000 to build, to extend par for the hole.
Potential costs: $15,000 for tee box, $20,000 for green)
10) Good for gardens – sunny area.
Concept of use for affordable housing not well supported no housing authority to run the housing.
Could move maintenance building over to here providing more room around club house for other uses
(more parking, pool, etc.).
11) another good sledding area
13) good sledding hill – also, someone could pay the town to have a ski rental business and they could
operate groomed cross-country ski trails
14) add an outdoor deck/porch to enhance viability of restaurant –
Possible Use of grazing of sheep to assist in course maintenance?

Group 3: (Rosemary)
1) Support for sledding hill in first fairway area. Also a good spot for star gazing. Less support for
concept of performance space. The clubhouse could provide public meeting space.
2) Bottom of slope: not sure that the soils are good enough for use of this area as community garden
spaces. Also not enough buffer from road salt and from road noise – would need more trees
3) Much support for concept of perimeter trail. Need any trail to be safe from golfers – tricky to use trail
w/o being hit by balls
5) Support for concept of ice skating on pond, but a bit of a walk from the clubhouse.
6A area is a fast sledding hill but there are trees at the bottom
6B area – habitat enhancement possibilities along stream – could enhance by appropriate plantings.
7) Could shorten the green from Acton to enhance perimeter trail possibility, would still allow for a par
4. This would still allow high school to use the course for competitions.
Between areas 5 – 8 possibility of additional wildlife habitat enhancements
Encourage golf compatible sports (Frisbee golf)
Add habitat enhancements - maybe for grassland bird species, and along streams

There is nowhere to swim in Maynard
Could be conflicts in the popular times between walking and golfing (e.g., walkers and golfers both
might want to use the course early in the morning).
10) discussion of pros and cons of cutting trees down for community gardens along Concord road. But
there could be parking installed on the flat area where the course’s equipment is currently located.
Pesticides/fertilizers: course is not run organically but run as a curative rather than preventative plan, so
tends to use less chemicals
13) not a good sledding hill
14) support for pool if it did not cost town a lot and if it does not add a lot of parking.

Appendix 6
Agenda and Wall Charts for
Maynard Golf Course Re-Use Committee
Public Program
12/5/12

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

Continuing Discussion of Options for Re-Use of Maynard Country Club Site
Hosted by Maynard Country Club Re-Use Advisory Committee
December 5, 2012, 7:00 – 9:00 PM

7:00 PM

Walk-around: Participants are invited to review the maps and posters summarizing
the results from October 10 forum and October 20 site walk

7:10 PM

Welcome by Bill Freeman, Chair, Maynard Country Club Re-Use Committee

7:20 PM

Introduction and role of MAPC role in the project
Brief review of Country Club site features

7:25 PM

Current uses/status of the Golf Course operation

7:30 PM

Discussion of potential future uses:
Use limitations based upon use of CPA as acquisition funding
Ideas raised to date for additional/alternative uses

7:35 PM

Solicitation of ideas for potential alternative or additional uses

8:00 PM

Review and discussion of alternative future scenarios, including potential impacts.
Discussion, clarification of scenarios, and listing of additional likely impacts.
Straw poll related to potential future scenarios.

8:55PM

Invitation by Committee Chairman for continued public participation as Committee
continues its review of options

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

Future Uses suggested during October
forum and site walk:
1 - Agriculture related:
 Community supported agriculture farm
 Community gardens/local agriculture
 Garden/farming demonstration/education
 Revenue generating farm
 Fruit trees, edible landscape
 Keep land for future agricultural use if needed; don’t do anything too
disruptive with it in the meantime that would prevent future agricultural
use
 Agricultural Tourism uses – corn/hedge maze etc.
 Farming of medical marijuana

2 - Athletic Field Related:
 Multi-Use Athletic Fields - soccer, baseball, football, lacrosse
 Ballfields, to move them from other areas of town where they don’t fit

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

Future Uses suggested during October forum and site walk:
3 - Broad Parkland related;
 Make the site more accessible to more members of the community by
expanding uses
 For large events, might need off-site parking with shuttle to the site
 Site like Acton’s Nara Park (active recreation camps, outdoor concerts)
 Park space for a variety of uses – Frisbee, archery, badminton
 Music stage for concerts or outdoor concerts on the 1st fairway
 A space for everyone – all ages, non-competitive games etc.
 Children’s Playground (all ages)
 Mini golf
 Expanded recreation Center including golf
 Tennis Courts
 Picnic Pavilion
 Dog park
 Skateboard park
 Bass pond – use existing pond
 Fair Grounds
 Frisbee Golf (perhaps at night?)
 Zoo
 Camping Tent Sites for youth groups
 SPA resort (probable CPA conflict)
 BBQ/picnic area – permanent tables for chess/checkers
 Star Gazing
 Connection to Artspace Maynard – Sculpture installations
 Horse trails/riding lessons
 Aroma therapy garden

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

Future Uses suggested during October forum and site walk:
4 - Environmental Conservation related:
 Open Space/Conservation land
 Other actions/uses supportive of, or which enhances, biodiversity and
protection of groundwater
 Arboretum
 Nature trails
 Wildlife habitat enhancements, in particular for grassland species and
along wetlands and streams
 Environmental education/outdoor classroom/summer camps e.g., like
Drumlin Farm but with agricultural emphasis

5 - Trail Related:
 Walking trail around perimeter
 A connection to the rail trail
 Bike Rentals
 Cross country + track + field Uses / training
 Bike trails
 Regardless of any other decisions for use of the site, establish a sidewalk
along the entire length of the site along Brown Street
 Parking for the Rail Trail

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

Future Uses suggested during October forum and site walk:
6 - Clubhouse Uses:
 Expand the Clubhouse for use by functions
 Promoting Clubhouse as Function Hall for parties, weddings etc.
 Quality Restaurant/Bar open to the public
 Seminars/Educational Programs
 High school golf team
 Golf leagues
 Golf Tournaments
 Meeting spaces for community groups
 Public meeting space for town (MFA, Historical Society)
 Fundraising location
 High school + Boy’s & Girl’s Club Awards Banquet
 Community Center – possibly including income generating activity like
bike repair
 Senior Center
 Youth Center
 Knitting craft groups
 Indoor basketball courts
 Indoor racquetball courts
 Art Exhibits / Installations
 Tea Room (for High Tea)/Ballroom
 Memorial/bereavement events for golfers

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

Future Uses suggested during October forum and site walk:
7 - Golf Related:
 Maintain as a Golf Course, as it is, and add possible non-conflicting uses
 Driving range
 Golf programs for kids (no carts)
 Use by the High School golf team
 Golf instruction programs
 Shorten to a par 3 course, to fit other uses onto the site, but this has
implications for lease income, viability, use by school golf team, etc.
 Could structure hours for golf course use vs. use by other public, to open
up use by more residents, but there were concerns about potential
damage to course by non-golf members (for instance, walking/running
across greens)
 Manage the course to support more wildlife usage; continue approach to
low use of pesticides; perhaps seek Audubon certification
 Could shorten the hole that includes the green in Acton (shorten to a par
4 from a 5 – this would still enable use by High School Golf for
competitions); this could open up possible alternative uses for the
existing green area (perimeter trail, etc.)
 Portions of course were rented out for events in past, and charges
covered lost golf revenues during time of rental
 Area for Town Uses along Rte 27 – make the first fairway narrower to
provide space.
 Establish 3 or 4 hole course

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

Future Uses suggested during October forum and site walk:
8 - Housing related:
 Condominiums – limited number with golf course (possible CPA funding
conflict)
 Affordable housing
 Small hotel with function space (CPA funding conflict)

9 - Pool/Water related:
 Community Swimming Pool/Town beach
 Water spray park
 Simultaneous use of pool and golf might exceed parking lot capacity and
would require additional parking lot construction

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

Future Uses suggested during October forum and site walk:
10 - Winter/Off Season Uses
 Sledding and tubing
 Trails for X-country skiing, snow shoeing + hiking + running (Perimeter
trail)
 Ice Skating on pond (but ice quality issues) or temporary skating rink
 Snowmobile trails
 Coffee/hot chocolate sales at Clubhouse
 X-Country Ski rentals at clubhouse
11 - Energy related:
 Solar (for on-site use) incorporated into design
 Solar energy farm (for off-site use)(possible CPA conflict)
 Passive Wind Turbine
Additional Goals, Principles and Concerns suggested to date for MCC Site:
12 - General Principles to follow in reuse:
 Tax concerns – don’t want property taxes to rise a lot
 Improves local economy
 Supports biodiversity
 Protects groundwater
 Is revenue-generator
 Is economically accessible
 Is physically accessible to all, including all ages
 “One hole theory” if keep golf course could take 1 hole for other uses
 Is accessible by multiple modes of transportation (e.g., shuttle)
 Use of renewable energy maximized
 Town should take its time in reviewing options for the site. The fact that
the golf course is maintaining the property now and paying a lease keeps
all options open for the town for the future
 Safety – simultaneous use of site by golf and non-golf uses can be very
dangerous due to stray golf balls
These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

Additional Goals, Principles and Concerns suggested to date for MCC Site:
13 - Fiscal and resource efficiency:
 Profit making mode – uses should generate revenue
 Town should evaluate whether other use ideas would cost a lot to
implement?
 Make sure uses don’t lose money
 Is the Golf Course currently making money?
 Go slow in adding uses to the property
 Ensure whatever is done that is energy efficient + low water use
 Take into account needs of surrounding towns
 Consider selling the Acton portion to Acton
 Ensure from beginning everything is ADA accessible
 Committee should investigate whether all of the uses suggested during
the public forums, site walks and through email are viable financially
14 – Additional ideas issues from 12-5-12 forum that did not fit well within
other categories:
 Consider using part of the site for other municipal uses (e.g. fire station
along Route 27
 Sell the golf course to a group that would run it as a course
 Investigate and apply for grant funds available to maintain a historical
golf course (1921 design)
 Investigate moving the Acton/Maynard town line to go along property
boundary
 As an alternative to moving town line, place a conservation restriction on
the portion of the course in Acton to lessen/eliminate real estate taxes
paid to Acton for this land
 Promote downtown Maynard to the users of the Golf Course via
flyers/advertisements

These programs are sponsored by the Maynard Country Club Re-Use Advisory Committee. Meeting facilitation and
environmental analysis being undertaken by the Metropolitan Area Planning Council, under a grant to Forterra and the
Massachusetts Smart Growth Alliance from US EPA’s Office of Sustainable Communities
through the Building Blocks for Sustainable Communities Program

Appendix 7
Results of Keypad Polling from
Maynard Golf Course Reuse Committee Public Forum
12/5/12

Results of Keypad Polling – 12/5/12 Forum

Maynard Golf Course Reuse Analysis
Scenario choices versus whether a respondent played golf
The use of keypad polling enables cross tabulation of answers to different questions by an individual who uses the same keypad to
answer several different questions. For instance, in the case of the Maynard Golf Course discussions, it enables the preferences
expressed by respondents for future uses of the site to be compared in relation to whether the same respondent indicated that they
played golf. In this way, analysis can be made relating to sub-populations of repondents, in this case, golfers versus non golfers.

Do you play golf?
Yes, once a week
Yes, once a month
Yes, a few times a year
I do not play golf
Total

Keep course as is
64%
16%
4%
16%
100%

Regular Golfers
Not Regular Golfers

Do you play golf?
Yes, once a week
Yes, once a month
Yes, a few times a year
I do not play golf
Total

80%
20%

Keep course as is
75%
13%
13%
0%
100%

Regular Golfers
Not Regular Golfers

88%
0%

How would you like the site used in the future?
1st choice
Reconstruct site to add
other uses
Par 3 with added uses
0%
0%
0%
0%
14%
0%
86%
0%
100%
0%
0%
100%

0%
0%

How would you like the site used in the future?
2nd choice
Reconstruct site to add
other uses
Par 3 with added uses
17%
17%
0%
0%
0%
17%
83%
67%
100%
100%
17%
83%

Keep course as is, add
shoulder uses
17%
0%
17%
67%
100%
17%
83%

Keep course as is, add
shoulder uses
37%
11%
11%
42%
100%

17%
67%

Note: For purposes of the above charts, "Regular Golfers" are those who play at least once per month, and
"Not regular Golfers" are those that play only a few times per year or not at all

Interpreting the chart - First Choice:
Of the participants that said their First Choice was to keep the course as it is, 64% golfed once per week, and
16 % golfed once per month, 4 % golfed a few times per year, and 16% did not golf.
Conversely, among those whose first choice was to reconstruct the property for other uses, 85% did
not golf, 14% golfed once per year, and NONE golfed weekly or monthly.
No one indicated their first choice was to change the course into a par 3 course
Among those that wanted to keep the course as it was and add some shoulder uses, 17% golfed weekly, and
a similar number golfed a few times per year, but the majority (67%) were non golfers.

Interpreting the chart - Second Choice:
Of the participants who indicated their second choice was to keep the course as it is, 75% golfed weekly,
12% golfed monthly and a similar number golfed several times per year. No non-golfers selected this choice
Of those whose second choice was to reconstruct the site for other uses, 83% were non golfers, and
17% golfed weekly
Those who selected changing the course to a par 3 consisted 17% of weekly golfers, 17% of
individuals that golfed several times per year, and 67% non-golfers
Of those who selected Keeping the course as it is while adding shoulder uses, 37% golfed weekly, 11% golfed monthly
11% golfed several times per year, and 42% were non-golfers

47%
42%

The following tables and charts illustrate an alternative way of looking at the same set of data. In
this case, the data is analyzed based upon the question “What were the future choices selected by
golfers versus non-golfers?” for a first and second choice scenario.
4.) What is your top preference? (multiple choice)
Reconstruct site to
Keep course as is
add other uses
Yes, once a week
16
0

Par 3 with added Keep course as is,
uses
add shoulder uses
0
1

Total
17

Yes, once a month

4

0

0

0

4

Yes, a few times a year

1

2

0

1

4

I do not play golf

4

12

0

4

20

Reconstruct site to Par 3 with added Keep course as is,
add other uses
uses
add shoulder uses
94%
0%
0%
6%

Keep course as is
Yes, once a week
Yes, once a month

Total
100%

100%

0%

0%

0%

100%

Yes, a few times a year

25%

50%

0%

25%

100%

I do not play golf

20%

60%

0%

20%

100%

ALL

56%

31%

0%

13%

100%

5.) What is your second preference? (multiple choice)
Keep course as is

Reconstruct site to
add other uses

Par 3 with added Keep course as is,
Scenario 5
uses
add shoulder uses

Yes, once a week

6

1

1

7

0

15

Yes, once a month

1

0

0

2

0

3

Yes, a few times a year

1

0

1

2

0

4

I do not play golf

0

5

4

8

1

18

Keep course as is

Reconstruct site to
add other uses

Par 3 with added Keep course as is,
Scenario 5
uses
add shoulder uses

Total

Total

Yes, once a week

40%

7%

7%

47%

0%

100%

Yes, once a month

33%

0%

0%

67%

0%

100%

Yes, a few times a year

25%

0%

25%

50%

0%

100%

0%

28%

22%

44%

6%

100%

20%

15%

15%

48%

3%

100%

I do not play golf
ALL

Regular Golfers choices for future uses
1
0.9
0.8
0.7
0.6
0.5

1st Choice

0.4

2nd Choice

0.3
0.2
0.1
0

Keep course as Reconstruct site
is
to add other
uses

Par 3 with
added uses

Keep course as
is, add shoulder
uses

Regular Golfers identfied as participants who play golf once a week or once a month.

0.7

Non-regular Golfers choices for future
uses

0.6
0.5
0.4
0.3

1st Choice
2nd Choice

0.2
0.1
0

Keep course as Reconstruct site
is
to add other
uses

Par 3 with
added uses

Keep course as
is, add shoulder
uses

Non-regular golfers identfied as participants who play golf a few times a year or do not play golf.

Appendix 8
Initial results of Survey
Of Municipal Golf Course Managers

Agawam

Braintree

Brookline (Robert T.
Lynch)

Contact

Tony Roberto

Daryn Brown

Michael Murphy

Robert Carey

Peter Cronan

Number

413 786-2194

781 843-6513 Ext. 5
781 589-5433 cell

617 739-7693
617 879-5684

617 349-6282

978 532-9390

troberto@agawamgc.com

dbrown@braintreema.gov

e-mail

Acreage

Couple of hundred acres. 165 but a lot of water/woods

Cambridge - Fresh Pond Peabody - The Meadow

rcarey5858@comcast.net peter.cronan@comcast.net

130

54 acres and 15 of that is
environmentally
sensitive.
259

9 or 18

18

18

18

Par for the course

71

72

71

Pro shop, Fairway Café

Pro shop, Vine Ripe Grill

Pro shop

Town

Under the recreation
department

There is a dedicated
superintendent and a
crew.

Facilities?

Who manages?

Town

9

18

71

Club house, Grille

City of Peabody

Agawam

Why not use a
management
company?

Braintree

Town bought in 1955. In-house mgt.
since then. 6 full time employees
who are union. If losing money
might look for outside mgt. Part of
DPW but personnl are dedicated to
the golf course. Sometimes lend
them out. Not interchangeable
since a plow driver not the same as a
fairway mower. They do use
seasonal college kids. In the 80's
many municipal golf courses were
He has worked for four
management companies. privatized but reversing that trend
now. Towns that had mgt.
You're paying a
management fee. Better companies lost control. Also found
it was hard to put together bids on
to eliminate the
intangibles like dense grass.
middleman.

Brookline (Robert T.
Lynch)

Cambridge - Fresh Pond Peabody - The Meadow

Flip flopped a few times.
Town had been running
it and then had union
issues so they leased it
out to a few companies.
But then realized that
the $ weren't going to
the town so they went
back to running it inGolf course has been
house in 2005.
municipal since 1932.

Mayor at the time wanted to
have complete control.
Johnson Management was
running a course in a neaby
community and having lots of
probems.

Restaurant
Privately run or
municipal?
Club house, restaurant.
They had been running
the restaurant but will be
leasing in the future.
They have an RFP out
right now soliciting bids.

They are going out to bid for an
operator of the snack bar.

There is a small
consession that is bid
Bid out as a concession. out.

Run by the city

Agawam

Who maintains?

Enterprise or
general fund?

Town - Maintenance is
done by 4 DPW
employees but they only
work on the golf course.
Also 4-6 seasonal college
kids.

Enterprise fund. DOR
monitors budgets for
enterprise funds.

Braintree

Brookline (Robert T.
Lynch)

Cambridge - Fresh Pond Peabody - The Meadow

There is a mechanic and a
grounds crew that are
dedicated to the golf course.
They occasionally have the
tree department do some
work for them or might lend
equipment to the parks dept.
for recreational field work.

There are seasonal
employees who work
just at the golf course.
Maintenance is under
the Recreation
Department.

Enterprise fund is the only way to
go. Have had one since 1986. State
allows an administrative fee of 4-9%
of revenue as an administrative fee
to town for admin. Related to
payroll, etc. $50,000 goes to town.
Price structure has to be in line with
the quality of the course.
Enterprise fund.

General fund. The
budget is under the
Human Services Dept.

Enterprise fund. The money
the course makes stays with
the course.

Agawam

Recent profit/loss
history?

Great year this year.

Braintree

Brookline (Robert T.
Lynch)

Golf is cyclical. There has
been an increase in play
in the last 1.5 years.
Location is a factor;
Past few years have been lean.
Brookline is close to
Break even right now but enough
money to do maintenance. We have major population
centers. It's generally a
$160,000 in rainy day fund. Late
80/s/90s the economy was good but break-even proposition.
They have approx.
the course was not in great shape
because their manager not the best. $255,000 cushion in a
Town did a search and brought in
rainy day fund. Last year
they had a "surplus" but
someone from the outside. In a
the year before they
good year they made (??) $1.4
million.
were short $15,000.

Cambridge - Fresh Pond Peabody - The Meadow

Not a big money maker.
They put back most
profit into the course.
It's primarily break-even
or a 10% profit.
The business is very much
Revenues are about
weather-related but they
$760,000 annually.
grossed $1.5 million last year.

Length of lease?

NA

NA

NA

NA

Fixed fee or
percentage?

NA

NA

NA

NA

What is fixed
fee/percentage?

NA

NA

NA

NA

Everything. They do have
a policy just for the golf
course.

Everything.

Everything.

NA

What is
municipality
liable for?

Agawam

IPM? Audubon
certification?

Could become Audubon
Certified if they reapplied. Had started the
process under former
superintendent but never
completed.

Braintree

Started to apply but didn't follow
through. The program has a lot of
requirements and takes a couple of
years to get certification. They
purchased 80 bat houses.

Water source?

They buy water from the
town. Water bill is high.

Abutter conflicts?

The closest abutters are at the 1 and
2 hole and parts of the 17th hole.
They have had a few broken
windows and balls in the yard. Some
residents cut down trees for a better
view but opened up their yards to
more damage. 1/2 abutters are
golfers. The abutters to the parking
lot complained about noise (early
AM deliveries of fertilizer). They
close the parking lot with gates
during off hours. They do not put up
netting. They have had some
requests but no one wants to look at
nets. They have also planted some
trees. Sometimes it becomes a
question of Neighbor A wants one
None because golf course solution but Neighbor D does not.
is large enough that there Town Counsel ruling that the golf
course was there before residential
aren't close residential
abutters.
so some court precedent on dealing

On-site irrigation ponds.

Brookline (Robert T.
Lynch)
They do practise IPM.
Not Audubon certified.
It is worth it if you can do
it but there are a few
issues on the course that
would preclude it for
now.

Cambridge - Fresh Pond Peabody - The Meadow

IPM and Audubon
certified.

No. Looked into it a few years
ago because some local
women who walked the
course thought it would be a
good idea but haven't moved
forward with it.

Town wells.

Little Brook nearby.

They buy water from a local
business (Russello) who has 56 million gallon water rights
and because of economy,
aren't using it all. Happy to
sell their excess.

Most residential is 75
yards across a 4 lane
highway from them.
Nearest residential is
near the 1st hole. We try
to keep the noise of
mowing down.

Mostly over noise. They
now have electric
mowers and start
mowing between 7-8
AM. Minimal problems
with windows. They do
have some netting up.

They are off of Granite Street
which is residential. No
major conflicts. They have
netting on one side of the 2nd
hole because that's the only
location where golf balls are a
potential hazard.

Injuries to
golfers/nongolfers?

Damages to the
course?

Broken windows?

Lawsuits?

Does high school
golf team use?

Agawam

Braintree

No

Some deaths (heart attacks), broken
ankle.

Brookline (Robert T.
Lynch)

Cambridge - Fresh Pond Peabody - The Meadow

Minimal.

A few incidents.
Right now not a problem.
They have had some
problems with kids primarily
damaging signs which is
minor comparet to damaging
greens. Mostly kids who
party in nearby woods and
then come on to the golf
course.

Have had some problems. The
problem with kids is cyclical.
Occasional drinking but someone
No. Is close to the police
always picks up the cans they leave.
station.

No

No

No lawsuits. Towns have limited
liability. No specific insurance policy
for the golf course; covered under
general liability.

Yes

Public schools for free and private
schools for a fee.

None. No specific
policy; just the general
liability.

None. They don't have a
separate liability policy for
the course. There is a
disclaimer printed on every
ticket that covers the bases.

Yes; Rindge and Latin.

Peabody HS, Bishop Fenwick
and Danvers/Saugus also use
it.

Agawam

Reduced fees for
residents?

Course rentals for
charity?

Annual
festivals/events
(non-golf)?

Winter uses

Braintree

No; one rate only but There is a resident and non-resident
frequent specials (for all).
fee.

Yes

No

Brookline (Robert T.
Lynch)

Cambridge - Fresh Pond Peabody - The Meadow

Resident and nonresident rates

Yes. Majority of users come
from out of the city; about a
60/40 split. They don't do
memberships but some do
because you get a chunk of
money upfront.

Has to be a Cambridge
charity. Less than 7
events per year.

Yes. They have approx. 15
fundraisers per year. They try
to schedule them on Monday
mornings which is
traditionally a slow time for
golf. Some municipalities
donate the course.

No limitations - when
there is snow on the
ground they can ski,
sled, walk. No snow
fencing.

We are a public facility so we
try to accommodate other
uses. Sledding and crosscountry skiing allowed but
not promoted. It is used
primarily off season by dog
walkers. Dog waste is a bit of
a problem. No use of ponds.

The Mayor is a big recreation guy.
They hold an annual haunted hay
ride and sell approx. 700 tickets. It's
run as a break-even event and run
out of a separate hay ride account.

Sledding happens near the 18th
hole. It's not authorized but it is
permitted. Part of the driving range
floods - tried to develop a skating
None. They put up snow rink. Working on bull dozing to level
fences for the winter. No it and putting in lights and creating a
other uses allowed
150 by 100 foot rink. Two years ago
except walking. Skiing
they bought a snowmobile to tow a
and sledding damage the groomer and they are now looking
tees and greens and the for a groomer for x-c trails. There is
quality of the playing
no harm from x-c skiing and if you
surface is what keeps
groom trails people will ski where
people coming back to
you want them to. Walking in winter
play.
is fine.

Agawam

Non-winter uses

Parking

Adequate parking.

Braintree
The Mayor wanted him to find a
fishing spot but on the course fishing
takes attention away from
awareness of balls. There is one
pond that is kind of out of the way so
he cleared some trees, might add a
dock next year. Pond has a lot of
fish. Parking is in a nearby ind. park.
The Mayor loves the idea of having it
open to other recreational uses for
non-golfers. The golf course used to
be under Parks & Rec. so there is still
a recreational focus. Early AM
walking not OK; they open at 5:00
AM so people can play before work.
Late in the evening or dusk is fine.

Adequate unless there is a big
event.

Brookline (Robert T.
Lynch)

Cambridge - Fresh Pond Peabody - The Meadow

Nothing but golfing

Inadequate parking is
our #1 issue.

They have a group of walkers
who walk in the morning.
They will ask the course
which side (which 9) they are
starting from that morning so
that they don't conflict with
players. The course switches
which holes they start
leagues on for variety.
Approximately 215 spaces.
Just enough. If event and
regular golfing, sometimes
need to park on the road but
not a problem with neighbors

Agawam

Other comments

Braintree
Night golf, special needs program,
town employee cards for $10.00 with
restricted hours. Town bought a
border collie for geese control. They
have 15 water holes and at this time
of year they have approximately 500600 geese per night. They don't sell
memberships but something called a
seasonal permit. Just a different
name but makes it easier to revoke a
permit than take away a
membership. They have had to do
this a few times when a permit
holder has been abusive to staff or
exhibiting other bad behavior. They
have 5 special needs events per year
There are 11 golf courses and they donate the golf course for
free to a Special Needs fundraising
within 10 minutes. CT
group and the Braintree Athletic
people come to play
Assoc.
because of the price.

Brookline (Robert T.
Lynch)

Cambridge - Fresh Pond Peabody - The Meadow

No use of ponds. The
Meadow used to be a skating
area but overgrown now.
There used to be a group of
municipally owned golf
courses that met together
yearly but not recently.

MAPC also received the following information from Department Manager at MAPC who was previously the Town Manager in North Reading:
North Reading purchased the 18-hole Hillview Country Club, and set up separate leases to a golf course manager to run the course and another
lessee to run the function facility. The town set this up as an Enterprise Fund under the jurisdiction of the Golf Course Commission (which is
appointed by the Board of Selectmen). The facility operated efficiently and eventually had all repairs completed and built up a cushion for longterm maintenance. In order to address issues of the need for other recreational uses, the Commission bonded for the purchase of a 20+ acre farm
along the river for conversion into recreational lands. The commission completed the improvements and ran that facility as well, using the surplus
operating revenues from the golf course. Now, more than 20 years later, the Commission has also reached an agreement to make improvements to
the school recreation fields.

Additional Municipal Course Contacts not yet interviewed in detail
Lynn

Lynnfield

Contact

Steven Murphy

Number

e-mail

Newton
Commonwealth

Maynard

Chelmsford

Norwood
Country Club

Olde Salem Greens

Scituate

Marty McMahon

Karen Partanen

Bob Sanderson

781 592-8238

781 334-9877

978 744-0180

781 544-7777

info@gannongolfclub.com

jmmcm01@aol.com

kpartanen@salem.com

bsanderson@town.
scituate.ma.us

Acreage
9 or 18

9

Par for the
course

70

18

71

Driving range,
Clubhouse,
Club house, bar,
clubhouse,
driving range,
function room, Pro function hall, pro pro shop, cocktail
Shop
shop.
lounge

Facilities?
Who
manages?

9

Sterling Golf

Sterling Golf

Sterling Golf

Sterling Golf

Appendix 9
Community Preservation Fund
Allowable Spending Purposes Chart

Chart 1
COMMUNITY PRESERVATION FUND ALLOWABLE SPENDING PURPOSES (G.L. c. 44B, § 5)

DEFINITIONS
(G.L. c. 44B, § 2)

ACQUISITION

OPEN SPACE

HISTORIC RESOURCES

RECREATIONAL LAND

Land to protect existing and
future well fields, aquifers and
recharge areas, watershed land,
agricultural land, grasslands,
fields, forest land, fresh and salt
water marshes and other
wetlands, ocean, river, stream,
lake and pond frontage, beaches,
dunes and other coastal lands,
lands to protect scenic vistas, land
for wildlife or nature preserve
and land for recreational use

Building, structure, vessel, real
property, document or artifact
listed on the state register of
historic places or determined by
the local historic preservation
commission to be significant in the
history, archeology, architecture
or culture of the city or town

Land for active or passive
recreational use including, but not
limited to, the use of land for
community gardens, trails, and
noncommercial youth and adult
sports, and the use of land as a
park, playground or athletic field

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Does not include horse or dog
racing or the use of land for a
stadium, gymnasium or similar
structure.

COMMUNITY HOUSING
Housing for low and moderate
income individuals and families,
including low or moderate income
seniors
Moderate income is less than 100%,
and low income is less than 80%, of
US HUD Area Wide Median Income

Obtain property interest by gift,
purchase, devise, grant, rental, rental
purchase, lease or otherwise. Only
includes eminent domain taking as
provided by G.L. c. 44B
CREATION

Yes

To bring into being or cause to exist.
Seideman v. City of Newton, 452 Mass.
472 (2008)
PRESERVATION

Yes

Yes

Protect personal or real property from
injury, harm or destruction
Yes, includes funding for
community’s affordable housing
trust

SUPPORT
Provide grants, loans, rental assistance,
security deposits, interest-rate write
downs or other forms of assistance
directly to individuals and families who
are eligible for community housing, or
to entity that owns, operates or manages
such housing, for the purpose of making
housing affordable
REHABILITATION AND
RESTORATION

Yes if acquired or created with
CP funds

Yes

Yes

Yes if acquired or created with CP
funds

Make capital improvements, or
extraordinary repairs to make assets
functional for intended use, including
improvements to comply with federal,
state or local building or access codes or
federal standards for rehabilitation of
historic properties

28

Source: Department of Revenue (DOR) 10-5-2012 conference, "Recent Developments in Municipal Law," Workshop B - Local Finances

Appendix 10
Request for Proposals (RFP)
Maynard Country Club Operations
2012

Appendix 11
Excerpts from Minimum Specifications for Maintenance
Maynard Country Club Operations
2012

Appendix 12
Contract between Sterling Golf Management Inc.
and Town of Maynard
2012

Appendix 13
2012 Maynard Golf Course Operations Report

SGM
Sterling Golf Management, Inc.
www.sterlinggolf.com

50 Brown Street, Maynard, MA 01754
Tel: (978) 637-2268 – Fax: (978) 637-2269

Report for Maynard Golf Course Re-Use Committee
March 15th, 2013
Dear Members of the Maynard Re-Use Committee we have put together the following report to try and
update you on the first year of the operation of the Maynard Golf Course as a public nine hole golf course
owned by the Town of Maynard and operated by Sterling Golf Management, Inc. We finished the year
with 13,001 rounds of golf played, I feel this was a reasonable start, but I also feel the course is very
capable of turning between 17,000 and 20,000 rounds annually, and potentially more than that as the word
gets out and the economy improves. To provide a brief comparison, another nine hole golf course close by
that we operate played at just above 17,000 rounds that last two years in a row. That club is more
established as an “open to the public” course, but the layout at MGC is often considered to be superior
which should allow the course to easily reach the level of my projections. The function hall and any food
and beverage sales got off to a very slow start last year, both due to a projected closing of the club and no
functions pre-booked, combined with code issues with the kitchen that needed to be resolved before we
could start serving food. We hosted 28 paid functions at the club last year, and I would expect to settle in
around 50 to 75 functions annually, or more, depending on upgrades to the clubhouse facility. The
function area inside the clubhouse is one open space combined with the bar, this is a difficult situation to
operate under as the Function Business conflicts with the servicing of our golf customers at the bar after a
round of golf, the ideal situation to improve bookings and revenue would allow us to have a separate
function room and a separate bar for golf customers, so both groups could be serviced at the same time
and not conflict against each other. Pro shop sales were very low due to the design and extremely limited
space in the clubhouse that is currently designated as the pro shop, those sales will not likely change
unless the display space was increased. More details specifically about the building will be discussed
further into the report. This winter we have kept the clubhouse open all winter, and staffed the club
weekends to accommodate Town residents to come use the facility for sledding, cross country skiing and
snow shoeing. We had a busy weekend right after New Year’s Day with fresh snow, but then with the
snow melt in mid January thru early Feb, we were open every weekend but had no customers. Sledders
started to come out again after the early February Blizzard, and following February storms. We had slow
days when the weather was cold or not that nice and we would average zero to five cars at a time parked at
the club, then we would have busy weekends with nice weather, and fresh snow and we would average
fifteen to thirty cars at a time in the parking lot, with the vast majority sledding, some cross country
skiing, and the occasional snow shoer. Income to the golf course ranged from $0 to $26 on a busy day,
most visitors would not come inside, even though we posted large signs and banners that we were open,
and our staff would even go out and announce for everyone to come inside to warm up, or get some hot
chocolate. The golf course is by far the best asset of the facility, it is a 1921 Wayne Stiles designed course,
the layout is very playable and enjoyable by all levels of golfers, the core infrastructure of the course,
greens, tees and fairways and irrigation system is in very good shape – with only limited immediate
capital repairs needed, and only long term improvements and upgrades required to keep it in top playing
condition and not let the course degrade over time.
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Although we did not do the rounds and revenue that we would like to be at, I am very positive about the
outlook for this course and feel that it can be successful in the future and would highly recommend to the
committee that they seriously consider that the best long term use of this property is as a public nine hole
golf course. Golf boomed in the eighty’s and ninety’s and slowed dramatically in the early 2000’s, but
with that slow down came a change of how many golfers play golf, due to time, money, family and work,
many golfers now only have time, or only prefer to play nine hole rounds of golf. They do not want to tie
themselves up for four to seven hours, depending on play and travel time to play an 18 hole course, so this
is just another path that sets the nine hole Maynard course on a better direction than others.
Sincerely,
Kevin Osgood, President
Sterling Golf Management, Inc.

Financial Reporting – 2012 Revenues:
Greens Fees
Season Passes
Cart Rentals
Locker Rentals
Liquor Sales
Food Sales
Function Hall
Pro Shop Sales
Pro Shop Rentals
GHIN handicap fees
Total Revenue

$161,084
$113,920
$ 44,357
$
780
$ 43,335
$ 20,300
$ 9,604
$ 11,351
$ 2, 690
$ 1,495
$408,916

Rounds Reporting –
9 Hole Rounds
18 Hole Rounds
Season Pass 9 hole
Season Pass 18 hole
Total Rounds

8,579
395
3,733
294
13,001
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Season Pass Holder numbers – 145 Season Passes were sold, 53 of which are new members (which
means they were not a member of the club in 2011). Of the 145 Season Passes sold, 50 of them, or 35%
were Maynard Residents. Our Season pass income in 2012 was $113,920, to date we have collected
$65,405, so we are $48,515 behind 2012 collections. I do not feel we will match 2012 sales but spring
selling season is just ahead of us. In 2012 we had the benefit of the past clubs membership purchasing a
membership for all 92 past club equity members, this is not happening in 2013.

Below are several of the major achievements Sterling Golf Management, Inc. has accomplished
since the golf course transitioned to a public course in the Spring of 2012:
1) Induction of fifty new members, or season-pass holders, to Maynard Golf Course.
2) Creation and servicing of a fully public and widely accessible golf course open seven days a week.
This is an ongoing achievement as the course’s transition to public accessibility becomes more
widely known, instead of a member owned golf course that has changed from Private – no public
play, to Semi Private (its last operational use) – which was not user friendly as customers would
not know when they could, or could not play the club.
3) Improvement of service quality for all customers. More specifically, Sterling Golf Management
has created a welcoming environment for new customers and an enjoyable experience for seasoned
members and new golfers alike, through its hard-working and dedicated staff.
4) The implementation of a bunker improvement program to replace bunker sand and improve
playability that noticeably enhanced the golfing experience across the course.
5) Inception and development of junior programs in collaboration with the Boys and Girls Club, and
thru promotion at the course, advertising and web site marketing, to encourage the next generation
of golfers to play at Maynard Golf Course. Sterling Golf Management’s team, as passionate fans of
the game, has been particularly happy to share their passion with the youth of the area through
lessons and clinics and leagues
6) Re-establishing the function hall business – since the past club knew they were selling the course
all future function business was shut down. We painted the function hall, cleaned carpets, installed
a sound system, multiple flat panel tv’s, and worked in conjunction with the Town to make kitchen
upgrades that were required in order to utilize the kitchen. With that work completed we reopened the function and lunch business combined with a marketing campaign, and a rejuvenated
function hall business has been growing ever since for Maynard Golf Course.
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A few of the major challenges the company faced during the 2012 season are listed below:
1) Maynard Golf Course faced a water shortage during a very hot and dry stretch of weather in the
2012 season, due to the need to shut down what turned out to be an illegal connection to town
water, which the previous operators had utilized to irrigate the course.
2) The two onsite irrigation wells both did not operate and needed to be replaced and then needed to
be hydrofracked in order to increase their output. This process was completed in mid-Summer
2012. As a result, the water shortage problems were somewhat alleviated from their dangerously
low state pre-hydrofracking.
3) As Maynard Golf Course was in the process of a new management transition in the spring of 2012,
one of the obstacles was the late start to the season to open the course as public and to get the
course up and in full operation as fast as possible. We are looking forward to the spring 2013
opening with one season behind us and everything in place for a smooth opening.
Can you identify the short term and potential long term operational needs? Long term assumes we
keep the course as is in the future.
1) Short term we really don’t need anything, we have the business open and are in daily operation,
other than dealing with the issues of plumbing problems, freezing pipes, and other building issues,
like windows, doors, minor roof leaks, heating, etc.
2) Long term would be to renovate or replace the clubhouse as that is the weak link in the operation at
this time.

Identify the short and long term capital and infrastructure needs:
1) Water shortages are currently one of the major infrastructure challenges that Maynard Golf Course
faces. The course requires an additional water source that produces an output similar to the other
two wells currently available in order to keep managed turf well-irrigated throughout the height of
summer’s high temperatures. This may be possible thru a shallow well field located in the woods
off the left side of the 2nd hole – that was just identified at the end of the golf season, and has not
yet been tested for output. Further details are discussed in the response to the question pertaining
specifically to water usage.
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2) The Maynard clubhouse, and the success of the golf course overall, would significantly benefit
from major renovations due to the poor state that much of the building is in. Over the past winter,
the outdated plumbing system had several pipes break. In addition, the heating issues can be
attributed to poor design and placement. The existing furnaces do not adequately cover the
building, causing several poorly heated locations within the building. This poses an ongoing
problem for the function business that continues throughout the cold season. Furthermore, air
conditioning and heating costs are higher than expected because of the age of the building and
insufficient insulation. We do not know the condition of the roof, but we have had some minor
leaks that have been patched since we have been there. Structural damage in the back of the
building is currently being repaired, but major improvements of the clubhouse to address the issues
above are advisable for the long-term success of the golf course’s operations.
3) The core golf course, greens and irrigation system is really in overall good condition, and short
term does not need anything more than improved course maintenance, combined with a planned
long range course improvement project. Please see the last section listed as “wish list” for more
details related to the course.
Responsibility for well maintenance and any hydrofracking that may be necessary:
Per the contract, SGM is responsible for maintenance of the golf course and minor repairs, while the
Town of Maynard is responsible for major repairs above $2,500. The two main irrigation wells were
hydrofracked last summer.
Do you have a prediction for an increase in revenue next year (with a full season):
Barring unexpected events (weather) we expect greens fee, cart, function and food and beverage revenues
to increase in 2013 as we saw rounds grow throughout the 2012 season. We anticipate a reduction in
Season Pass revenue as discussed under Season Passes.
What ideas/plans for increasing revenue do you have:
Sterling Golf Management’s plan to increase revenue is grounded in our commitment to continually
improve the golf experience for players of every ability along with a focus to provide country club like
conditions on the golf course. Word of mouth by happy customers will be the best possible advertising we
can do to grow the operation. To that end, we are focused on improving the physical condition of the
course throughout the 2013 and 2014 season, and hopefully beyond that. Sterling Golf Management plans
to implement an expanded marketing program, to reach out to the surrounding communities, and increase
our visibility as a publicly available and welcoming course. This marketing program is designed to
promote and expand our “Grow the Game” golf programs and promote and expand our Junior golf
program, to grow our Season Pass sales and our Function Business. In 2013, Sterling Golf Management is
redesigning the MGC web site, this will include maximizing smart phone accessibility to provide links for
direct calling, tee time scheduling, rates, etc. Additional marketing will be done thru local papers and
publications, on line email blasts, both internally thru our growing database along with paid golf specific
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blasts. Our internal POS system allows us to capture our customers information, build birthday club
programs, build “defector” programs to reach out to golfers that have not played for 30 days, or 60 days.
We will be running some promotions thru “daily deals” – like Groupon, that offer a pre purchased
discount round, but allows us to capture a new customer and try to convert them to a member or regular
player.
How much water is used per day (include any seasonality details so the committee can understand
the demand on the Maynard water supply):
We should have no demand on the Town’s Public Water Supply once all wells are in full operation or an
additional well is drilled if needed. We used an estimated 7,500 gallons of water in the 2012 season to
irrigate 20-30 acres of essential turf. Our current well output levels are sufficient during Spring, Fall and
wet conditions. For high stress growing conditions during the Summer, we project up to 90,000 gallons
per day are required to maintain the course sufficiently. Current well output between Well A and Well B
totals approximately 57,000 gallons. Therefore, another water supply of 23 GPM, or 33,000 gallons per
day is needed to maintain Maynard Golf Course to high standards. Five additional shallow wells have
been identified on the left side of the 2nd hole in the woods – more research is needed to determine their
viability. Please see our more complete “Water Useage and Well Output Report” dated 11/6/12 at the end
of this report.
What is the breakdown of the current use of the golf course by residents vs. non-residents both in
purchase of annual and daily passes:
Of our Season Pass Holder’s population, over one-third are Maynard residents. We do not have a separate
resident versus non-resident rate structure at the course so daily greens fee sales are not tracked based on
residency.
Wish List - If changes could be made to the golf course to draw in more golfers, what would Sterling
need/want :
MGC is a well-designed Wayne Stiles architected course that does not require major or costly
improvements at this present time, or in the near future. I have listed some of the future course
improvements below, but none of these items are critical to the operation of the golf course today, but
should be built into a long range course improvement plan to continue to upgrade and improve the golf
course. With additional time this spring we would be able to provide a more comprehensive long term
capital plan for the course. However, the clubhouse in its current condition is not aesthetically pleasing to
entice golfers to want to join the course, or to have their weddings or functions there. All parties would
benefit from either a major renovation or replacement of the clubhouse if the Town’s goal is to draw in
significantly more golfers and functions and increase its revenues.
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Future golf course improvements may include:
Improvements to cart paths with possible paving
Rebuild the 2nd tee complex and enlarge
Drainage installation on the 2nd fairway
Replace the cart bridge across stream at 2nd hole
Replace the fence/guardrail along the path near the 2nd green
Rebuild the 5th tee complex and enlarge
Rebuild the 7th tee complex and enlarge
Rebuild the 8th tee complex and enlarge
Drainage installation in landing area of 8th hole
Replace the fence along left side of 9th tee and cart path

Water Usage and Well Output Report
November 6, 2012
90,000 Gallons are required to irrigate the 20-30 acres of essential turf on a daily basis to maintain a
quality playing surface under summer high stress growing conditions.
Well A: Closest to pond, 725 ft. deep, new (9/12/12) 1.5 HP pump set at 500 feet. Average output over a
30 day period, 15 GPM, or 21,600 gallons per day.
Well B: Furthest from pond, 345 ft. deep, new (5/11/12) 3HP pump set at 294 feet. Average output over
a 30 day period, 25 GPM, or 36,000 gallons per day.
57,600 Gallons is the combined daily output of both well A and well B
The well output falls 32,400 Gallons under the necessary output needed to supply the irrigation times in a
summer conditions. While the above listed 57,600 gallon output is sufficient during spring, fall and wet
conditions. The health and playability of Maynard Golf Course depends on the availability of 90,000
Gallons of water per day.
Summary: Another water supply is needed to provide a minimum of 23 GPM, or 33,000 gallons per
day consistently over a 30 day period.
2012 Water use report:
5,500,000 gallons were pumped June thru September over 4 months, for an average of 1,375,000 gallons
per month, or an average of 45,081 gallons pumped per day.
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Our average full season water use is estimated at about 7,500,000 gallons per year, depending on weather.
2012 Water use estimates:
June: Pump Output 1.5 million gallons
Town line supply 1.08 million gallons
Well B supply 500,000 gallons
July: Pump output 750,000 gallons
Town Line supply 250,000 gallons
Well B supply 500,000 gallons
August: pump output 1.25 Million gallons
Town Line 250,000 gallons
Well B 1.08 million gallons

September: Pump output 2 million gallons
Town line 0
Well B 1.08 million gallons
Well A 650,000 gallons
October: pump output 0
Town Line 0
Well B ( Ran strictly for pump use and GPM measuments )
Well A ( Same as Well B )
Water storage pond: We took a measurement of the available water capacity of the pond with a result an
estimated 700,000 gallons of irrigation storage, or about 7 days of irrigation storage with no recharge.
Available was because we do not have a clear way of knowing our center depth, and also because our
suction line is at most about 4 feet below the max capacity water surface. So the center depth is useless to
us unless we were to reconfigure our entire set up. An estimated total capacity just over 1 million gallons
is probably correct, but again, we dont know true center depth, and that water is out of our reach.
March 8th, 2013 - Well field located off the left side woods of the 2nd hole:
-We “assume” these Wells to be located in Acton
This information was provided by Dan, after a conversation with Andy Malone, a past Superintendent at
MGC. The use of these wells at even 50% capacity Plus our wells "A" and "B", should provide 100% of
MGC’s irrigation water needs. We were never told about these wells from the Town, or from the past
course members or management, or the last golf course superintendent of the club. It appears that these
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wells have not been used for a number of years and the information was provided by a superintendent that
worked at the club about 6-8 years ago.
-5 shallow wells have been located off the left side woods of the 2nd fairway.
-Well depths range from 18-25' each.
-Electrical supply comes in from the main pump house we currently operate.
-Pump motor is operating but needs to be serviced as its locked up from sitting unused.
-PVC pipe connecting the wells and pump needs repair (not major)
-Well output is pumped to the main irrigation pond on 4.
-Wells cannot be isolated, all are open at once.
-Past run times have typically been from 7 days to as many as 30 depending on ground water table.
-Wells provided anywhere from 50 to 100 GPM again depending on ground water table.
This is the information we know to this date, but more research is needed.

Appendix 14
Golf’s Pyramid of Influence
National Golf Foundation, 2012

