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Executive Summary
Since the late 19th century in the United States,
golf courses have contributed to the success
of businesses and communities, often at the
expense of ecological systems. In New England,
golf courses are part of the cultural history of
our towns. However, the sport’s membership has
declined significantly over the past decade. As
these numerous golf courses age and are no longer
financially viable, options for their conversion to
alternate uses will need to be considered and
planned for. This is the case in the Town of Canton,
which has four private golf courses that could
become available for conversion in the future.
We worked in partnership with the Town of
Canton to better understand the complexities
surrounding golf course conversions in Norfolk
County. There is a large body of literature that
points to the environmental and financial benefits
of golf course conversions. Nevertheless, solutions
must be tailored to local conditions. The Town of
Canton’s specific needs must be addressed with
respect to its population growth, rise of median
age, and limited range of housing opportunities.
Our project focuses on understanding the Town
of Canton’s Master Plan 2035 initiatives, their
perspective on the ecological impacts of golf
course reuse, and possible development options
should the land be viable for development.

We analyzed the suitability of the golf courses for
development. Three of the four golf courses were
eliminated due to environmental risk, potential
flooding hazard, wetland buffers, lack of suitable
soil for development, and important environmental
features. The one site that was not eliminated
was the Blue Hill Golf Course. Our suitability
analysis of the Blue Hill site for development gives
concrete vision to how groundwater, floodplain,
wetland, population density, road density, social
vulnerability, and public health vulnerability all
intersect in a composite map. The composite
map outlines the areas of the Blue Hill course as
an example to the town. Our map showcases and
encourages developers to balance open space,
affordable housing, and community uses.
We then outlined the priorities which the town
should consider in future development as our
Key Suggestions listed below. These are a
combination of best practices, suggestions,
and findings from our research, for the town to
consider. It is our hope that our project will inform
future discussions within the Town of Canton
around zoning development, and land conversions
that the town may face in coming years.

We conducted interviews and a town-wide
survey informed by a literature review and two
case examples of successful conversions in
other states. Our interviews included multiple
planning board members, a golf club owner, and
a conservation commission member. Our case
examples revealed many considerations and
suggestions about golf course conversions. As
golf courses lack financial viability with decreased
numbers of players, increased maintenance
costs, and decreased viability of land to support
courses, pressure is mounting to convert
courses to other uses. However, there is a lack of
consensus about the steps needed to lead and
complete a conversion. The consequences of
failing to address these issues from a completely
sustainable perspective will unnecessarily burden
the town. As a result, we sought to highlight the
needs for a broad reaching multi-lens approach
in the best practices section of this report.

7

Key Suggestion 1

Golf owners currently have the right to build
single-family houses on lots of 45,000 square
feet lots (1.03 acres), with a maximum height
of between 25' and 40' (more height allowed for
greater setbacks). On the 183-acre Blue Hill site,
that would be 183 houses. If they use Flexible
Development, by special permit, on a tract of a
minimum of seven acres, they can build houses on
lots of 20,000-square feet (.5 acre), of the same
number as the by-right zoning, with a minimum
of 30% of the tract reserved for open space.

Key Suggestion 2

Zoning bylaws that include a comprehensive
transfer of development rights alternative, in
addition to structured performance zoning
would contribute to low-impact sustainable
development within the community. Transfer of
development rights (TDR) is a zoning technique
used to permanently protect land with conservation
value, such as community open space or other
natural resources, by redirecting development that
would otherwise occur on this land, the sending
parcel, to an area planned to accommodate
growth and development, the receiving parcel.
In 2019, the Town of Canton enacted Flexible
Development zoning, while it eliminated the
Village Housing Overlay District (VHOD) it included
in its 2018 zoning by-laws (section 9.6).
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Amend the Golf Course Zoning to
Include Performance Zoning

As was discussed during Canton's master planning
process, a performance zoning overlay (see
definition on p. 19) would outline regulations
for dedicated open space and low-impact
development sustainable solutions. Introduce them
to alternative zoning options to satisfy everyone’s
needs. A performance zoning overlay would be
better than the current Flexible Development
option, or better still, would complement it. With
a density bonus added, this could begin to merge
into a restored Village Housing Overlay District
as present in the 2008 Canton Master Plan. We
would encourage reinstating this overlay district.

Facilitate Development Alternatives
and Restore Village Housing Overlay
A restored Village Housing Overlay District, without
the age restriction and with an affordability
component, in addition to Flexible Development,
would offer more varied housing types that would
benefit Canton residents for the decades to come.
A VHOD would allow for 5,000 square feet of land
per housing unit, on tracts of a minimum of 10
acres, with a minimum of three acres (30% of the
tract) reserved for open space. It would provide
opportunities for "missing middle housing", a
term used to describe housing types between
single-family houses and high-density multi-family
buildings: medium density row houses, townhouses,
walkup apartment buildings, and community uses.

Key Suggestion 3
Use a Multi-Lens Approach to Golf Course Conversions
One must distinguish between the differing concerns of individual private golf course owners, the
town's interests and evolving needs, and Neponset Watershed or other environmental organization.
There is a need for some incremental change in terms of how golf course owners view themselves as
part of the greater health of the community and its watershed context. Building strong relationships
between golf course owners and local government can also help make these connections between
local and regional decision making. Know key players in the town, give people concrete examples of
successful conversion, and allow for flexible performance zoning to assess various options.

Key Suggestion 4

Key Suggestion 5

Continue to Foster
Community Involvement

Give Guidence on Golf Course
Environmental Remediation

The Town of Canton should act as a bridge
between stakeholders through creating workshops,
community forums, town meetings, and other
forms of community involvement to assess what
the community would like in place of a golf course.
Acting as a liaison between private owners, local
government, and state government to help make
more informed decisions about maintenance,
modification, and full conversion. This process
can also help clarify to the community some of the
more creative design and development options
that are available. We recognize that there was a
discernible preference for open space from those
community members who took the survey, but
we feel that acceptance for other options would
grow if they were presented as possibilities to
increase both open space and housing in the town

Through our interviews, it was made clear that
more concise recommendations and regulations
from Town officials were needed. Many golf
courses undergoing conversion are first classified
as Brownfields by the state Department of
Environmental Protection. Clarifying which federal
statutes and state regulations apply would
help clarify requirements currently applicable
to the golf courses, and what can be expected
in the future should any conversion occur.
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Introduction
UEP and Project Partner
This report was created by a Field Project team of
graduate students in the Urban and Environmental
Policy and Planning (UEP) Department of Tufts
University, in partnership with Laura Smead,
the Town Planner of Canton. We worked in
coordination with the Town of Canton to develop
options for a potential conversion that could
occur from any of the four privately owned golf
courses in Canton. The current trend of golf course
closures across the nation suggests that there
is a significant probability that at least one of the
four courses will no longer be financially viable. As
an attractive, mature suburb within commuting
distance to Boston, Canton is a highly desirable
place to live. There is an increasing demand
for housing in Canton, and a limited amount of
vacant land. Therefore, the Planning Department
saw this as an opportunity to plan for the future
of Canton, and enlisted us to look into any
conversion options that could be accomplished
in an environmentally sensitive way that would
be appealing to the community and consistent
with the town’s Master Plan. This report would
be used by Town staff, boards and committees
to enact policies, allocate funds, negotiate
with golf course owners, and propose specific
zoning changes over the next five years.
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Project Goals
We were asked to:
•

Analyze different strategies Canton could use
with their four golf courses, including possibly
conversion. These strategies should: reflect
the community’s vision for housing, mitigate
fiscal impacts on town services, protect
important environmental resources, remain
consistent with the master plan

•

Build upon current knowledge of zoning,
planning, and design.

•

Create a collection of case studies and a
literature review.

•

Develop a series of interviews and surveys
circulated to a variety of stakeholders.

•
•

•

Create a presentation and accompanying
material for the Town Planner to hold a
public meeting after the project concludes, to
create public awareness, and address major
concerns highlighted by the community.
Develop a proposal containing suitability
analysis of the possible strategies Canton
could employ in regard to the golf courses.

Research Questions
In order to accomplish these goals, we conducted research that would answer the following questions:
•
•
•
•
•

What are sustainable and feasible golf course conversation options?
What are the potential land uses for converted golf courses and what zoning changes are needed?
What are the potential environmental concerns and impacts of converting Canton’s golf courses?
What do stakeholders and community members think about converting
Canton’s golf courses? What is important to them?
What impact on housing, open/recreational space, and the environment will conversion have?

Methods
We used diverse methods in order to generate a final product to be used by the town of Canton. The purpose of
these materials is to create public awareness around the issue of golf course conversion, and to help address
potential concerns that may be raised by Canton residents in the future. The methods include both qualitative
research (literature review, case examples, stakeholder interviews) and quantitative analysis (GIS suitability
analysis and mapping, Qualtrics survey). More detailed descriptions of the methods are in the Appendix.

Literature Review

Case Examples

We reviewed the literature on national
trends behind golf course conversions,
their environmental impacts, housing and
zoning history and current issues, and best
practices in sustainable development.

This was carried out on both adjacent towns such
as Sharon, MA and towns that are further away
like Portland, OR. We conducted interviews and/or
online research to examine the conversion stories
that these towns had which provided
us with some inspiration.

GIS Suitability Analysis

Interviews

The suitability for potential development was
determined using a weighted overlay from the
USDA’s Soil Survey’s rating for buildings without
basements, the slope of each golf course, and a
100-foot buffer zone around wetlands, waterways,
and potential vernal pools. The model computed
a score between 1 and 10 where scores of
7 or greater were determined to be suitable;
scores below 7 were deemed unsuitable.

We conducted interviews with Canton staff,
board, and committee members, environmental
specialists, and golf course owners/
managers via WebEx video meetings.

Survey
A Qualtrics survey was sent out to
all Canton residents to collect people’s
thoughts on golf course conversions.
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Canton Context
Canton is a suburb of Boston, located in Norfolk County, Massachusetts. Canton is considered
part of Greater Boston and is about 15 miles southwest of downtown Boston. Canton is located
within commuting distance of both Boston and Providence, Rhode Island (Figure 1)
The town has a total area of 19.6 square miles, 18.9 of which is land and 0.6 of which is water. The water
primarily comes from the Great Blue Hill reservoir, where the Canton River flows. The Canton River, also called
the East Branch of the Neponset River flows
through the center of town and contains a
small chain of lakes, including Bolivar and
Forge Ponds, all flowing into the Neponset
River. Canton is among 13 communities
that are completely or partially within the
Neponset River Watershed. (Figure 2)

Figure 1 - Canton in the Boston Area

Throughout the course of this project, Canton’s
2035 Master Plan was used to ensure that
Canton’s vision for the future was considered
in every aspect of our analysis. The Canton
Master Plan is a community-driven plan that
lays out how Canton plans to meet the needs of
its community. It functions as a road map for
policymaking in Canton, and covers areas such
as live, work, play, connect, protect, and adapt.
The Master Plan was used as a foundation for
evaluating the town of Canton and tailoring our
recommendations for conversion options.

Figure 2: The Neponset River Watershed
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Canton’s Golf Courses
There are four privately owned golf courses in Canton, totaling 436 acres. The location of these golf courses is
shown on the map below (Figure 3). The current golf course land represents the largest aggregate combined
landowners and development potential in the town. Comparatively, the Tufts’ Medford campus is 150 acres,
Canton’s Reservoir Pond is 255 acres, and the Blue Hill golf course alone in Canton is 183 acres. Currently, there
are no known plans to redevelop any of the courses into residential use nor are any of the golf courses for sale.
Participation in golf as a sport peaked in 2005 at 30 million players in the United States. However,
participation declined rapidly to fewer than 24 million players in 2016 (NPR, 2020). In 2008, the
total number of courses in the United States was approximately 12,000. In 2019, that number was
16,752 golf courses; roughly 40% of the 38,864 courses worldwide (Heath, 2019). This suggests
that in this time period, the number of players decreased while course development increased. It is
important for the Town of Canton to anticipate and prepare for possible changes to other uses if
and when they are in the best interest of town residents. Open space, housing development,
mixed-use development, or land remediation are other options this report explores. .
Following Canton’s
previous 2004 Master
Plan, the golf courses
were zoned as Single
Residence Districts
(SR-A), with a minimum
lot size of 30,000
square feet, for the
future development of
single-family homes. In
2017, the golf courses
were rezoned to SR-AA
with a minimum lot
size of 45,000 square
feet. Under the current
zoning framework, there
are two mechanisms
by which SR-AA lands
can be developed. The
first is as a standard
residential subdivision
“by right.” The second is
through the approval of
a Flexible Development
as part of a Special
Permit application.

Figure 3 -Canton’s Privately Owned Golf Courses
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Flexible Development allows developers to build the same number of homes as the “by right” would allow
but with minimum lot sizes of 20,000 square feet. This allows for cluster development, where houses
are grouped closer together in clusters in order to leave more open space, an approach that better fits
and protects the natural features of the land. To accommodate a more flexible design, other dimensional
standards (e.g., frontage, setbacks, etc.) are also reduced. To be eligible for Flexible Development,
a tract of land has to be of a minimum size of 300,000 square feet (seven acres), be under single
ownership, and include a minimum of 30% (90,000 square feet or two acres) of common open land.

Golf Course Descriptions
The following golf courses of Canton are all zoned for single-family homes with a minimum lot size of
45,000 square feet (1 unit/acre). Through Flexible Development, they can alternatively use minimum
lot sizes of 20,000 square feet (2 units/acre), with 30% of the land as common open space.

Figure 4 - Blue Hill Country Club
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Figure 5 - Brookmeadow

Blue Hill Country Club

Brookmeadow

Blue Hill Country Club is a 183-acre, 27-hole
course located at 23 Pecunit Street, northwest
of Reservoir Pond. It was established as a private
club in 1925, and sold in 2015 to financier Concert
Golf Partners. It is the only golf course in Canton
that has hosted professional tournaments
such as the PGA tour. The course has tree-lined
fairways, rolling terrain with some sleep slopes,
There are four water withdrawal wells
located on site. Residential neighborhoods
surround the golf course on all sides.
Bordered by Pecunit Street to the east and Dedham
Street to the west, Galvin Middle School and
Hansen Elementary School land is within walking
distance of Canton Corner Historical District.

Brook Meadow Country Club is an 84-acre
golf course located at 100 Everendon Road in
the Neponset River floodplain. At the time it
was built by local businessman Frank Simoni,
the land was deemed unsuitable for housing
development. It opened in 1967 as a 9-hole
course but soon expanded to 18 holes.
Brook Meadow is near the Canton Town Forest and
the Fowl Meadows Conservation Area, shares a
border with Cape Club, a country club in Sharon MA.

Each of the golf courses are located in environmentally sensitive areas, either because they lie in the
Groundwater Protection Overlay District or sit adjacent to the Reservoir Pond (Wampatuck Golf Course).
These circumstances allow for a performance-based approach, defined as an approach to land use planning
based on quantifiable performance standards that regulate the intensity of land use to prevent adverse impact.
In essence, performance-based zoning develops areas with more prescriptive standards for environmentally
sensitive design techniques like impervious cover reduction, buffers to surface waters, and the use of green
infrastructure to treat stormwater runoff as defined in the Canton Master Plan 2035.

Figure 6 - Milton Hoosic

Figure 7 - Wampatuck

Milton Hoosic

Wampatuck

Milton Hoosic Country Club is an 87-acre,
9-hole golf course located about a mile north
of Blue Hill Country club at 70 Green Lodge
Street. The club was created in 1946, through
the merger of the Milton Club in Milton and
the Hoosic-Whisick Club in Canton. By the
1980s, the Canton location became its primary
property and it sold off its Milton property.
here are small alking paths on property that connect
to Blue Hill Reservation. A small water tributary
on flows through the northwestern side of the
property. It borders I-95 and I-93 to the north and
Residential neighborhoods to the south.

Wampatuck Country Club is an 82-acre golf
course located at 99 Pleasant Garden Road, on
the southern coast of Reservoir Pond. It was
established in 1904 as a hunting and fishing
club but eventually became a 9-hole course.
Located within a mile of downtown, it borders the
southern part of Reservoir Pond. It is surrounded
by conservation land off Wampatuck Drive
There are Industrial business directly to the
south of the property, and residential properties
to the east and north. USDA Soil Surveys
show the soil quality at the club is poor.
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Demographics
In order to plan for the future of Canton, it was necessary to analyze who currently lives in Canton
and how the town’s population may be changing. With changing demographics comes a shifting
in the demand for certain amenities and engagement with the community. In our analysis, we
examined both Canton’s current population and its projections for growth in the coming years.

Population Growth And Age
Canton has experienced consistent population growth over recent decades. The town’s population
grew by 12% between 1990 and 2000, but has slowed to a steady growth rate between 4% and 5%
from then to 2016. The median age of the population has also increased, and a breakdown of the
population by age demonstrates that while the percentage of residents age 65 or older has been
increasing, corresponding to a slight decrease in young adults. (Canton Baseline Report, 2019)
Table 1: Canton Population Change by Age, 1990-2016

(Source: 1990 and 2000 US Census, 2010 and 2016 American Community Survey 5-Year Estimates [Canton Master Plan 2035, Baseline Report, December 23, 2019])

The population projections
generated for Canton’s Master
Plan 2035, from 2016 to 2030,
estimate significant growth in
residents ages 50 to 64 years
and 65 to 84 years, significant
decline in ages 19 and younger
and ages 34 to 49, and stable
numbers for ages 20 to 34.
(Canton Baseline Report, 2019).
Under this scenario, demand
for future services, amenities,
land uses, and building types
will decrease for children and
youth, remain the same for
young adults, and increase
for older adults and seniors.

Figure 8 Canton Population by Age, 1990-2016 (Source: 1990 and 2000 US Census, 2010 and 2016
American Community Survey 5-Year Estimates [Canton Master Plan 2035, Baseline Report, December 23, 2019])
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Race And Ethnicity
As of 2016, the majority of Canton residents were white, at 84% of the population. In 2000, this
proportion was 92.5%.. There is a slow but continual growth of Hispanic and Latino, Black and
African American, and Asian communities in Canton. In fact, the percentage of the non-white
population has more than doubled between 2000 and 2016. (Canton Baseline Report, 2019)
Table 2: Race and Ethnicity of Canton Residents 2000-2016

Source: US Census 2000 and 2010; 2012-2016 ACS 5-Year Estimates [Canton Master Plan 2035, Baseline Report, December 23, 2019]
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Households
Before any conversion options could be analyzed, it was essential to take a critical look at the housing
in Canton, including the housing options currently available and how development may be changing.
In our analysis of Canton’s housing, we examined whether the town’s current housing needs were
being met and whether the town could meet projected demand in the years to come. In addition to
studying the availability of housing in Canton, we also assessed the affordability of housing in the
town. All of these housing characteristics are important to consider when planning for Canton’s
future, in order to meet the needs of residents in all life stages and economic circumstances.

Development Trends And
Housing Characteristics
Development has remained consistent in Canton
for the past twenty years, and projections from
the Metropolitan Area Planning Council (MAPC)
estimate this same level of growth to 2030. While
total units have increased approximately 14% from
2000, the number of duplexes and three- to four-unit
structures has actually decreased while the number
of larger multi-unit developments has increased.
(Canton Baseline Report, 2019) This trend is
expected to continue, especially with the opening of
the Paul Revere Heritage Site, which will offer over
two hundred units as well as mixed commercial and
office space. The site is approximately 40 acres,
of which 27 acres are buildable. (Business View
Magazine, 2017). Despite the increase in larger-unit
developments, the majority of the housing stock
in Canton remains single family housing. Canton
remains average in this respect as compared to
neighboring towns. (Canton Baseline Report,
2019) As compared to neighboring towns, the
proportion of owner-occupied, renter occupied
and vacant units is average. With approximately
half of the housing stock built before 1970,
there are some concerns for both public and
environmental health, especially in regard to lead
and asbestos. (Canton Baseline Report, 2019)

Households
Since 2016, the number of households in Canton
has increased, but the number of family households
and the average household size have steadily
decreased in that same time. As compared to
neighboring towns, Canton has one of the smallest
average household size and average family size.
(Figure 9) Additionally, the number of households
with a person over the age of 60, and householders
living alone has markedly increased. The number
of households with school age children, however,
has decreased. Both the estimates of size and the
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age of households in Canton indicate that there
is increasing demand for smaller units in Canton.
When considering the aging households and
increase in householders living alone, there is a
clear need for housing that provides greater access
to community resources, especially as mobility may
be limited in these cases. However, accessibility
to community resources is attractive to younger
households as well, which is an age group that is
projected to remain constant to 2030. Furthermore,
the decrease in family households and households
with school age children also reinforce the need to
focus on the needs of Canton’s aging population
and those of young adults in regard to housing.
This means smaller, easier to navigate, and easily
accessible units, in proximity to services, amenities,
and community resources. (Baseline Report)

Housing Availability
And Affordability
While the median sales price of single-family
homes and condominiums in Canton remains on
par with that of the state and region at $524,900
, housing costs in Canton and the region have
increased significantly in recent years. Additionally,
the number of rental units has remained constant
in recent years, despite a substantial increase in
overall housing units, with rents remaining the
highest of neighboring towns. While rent has
increased, the buying power of both families
and households in Canton has decreased.

Figure 9 Canton and Neighboring Towns - Avg Household size

Furthermore, nearly one third of
Canton’s households have low
(between 80% and 50% of the area
median income), very low (between
50% and 30% of the area median
income), and extremely low (less
than 30% of the area median
income) incomes. In fact, since
2000, the percentage of families
living below the poverty level has
increased by 3% over their 2000
percentage. This is especially true
of the elderly population in Canton,
of which the proportion of those
living below the poverty level has
increased to nearly 10% in 2016.
These are among the highest
numbers compared to neighboring
towns. Finally, greater than 60% of
renters in Canton paid more than
30% of their household income
on housing, and approximately
30% were severely cost burdened,
spending over half their income
on housing. Furthermore, the
percentage of these cost burdened
renters with low and very low
incomes has been increasing.
Additionally, 30% of homeowners
are cost burdened and 10% severely
cost burdened. All of these factors
FIgure 10: Shows the diversity of housing type in Canton.
come together to indicate that
The orange circles, the most wide spread, are single family
there is a pressing need for more
homes. The rest of the colors are multi-family housing.
affordable housing in Canton.

Table 3 - Canton and Neighboring Towns Housing Units 2016
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Key Issues
•

66% of Canton’s housing supply is detached single family homes.

•

33% of households are at or below 80% of the Area Median Income(AMI) and qualify for affordable housing;
current housing costs have made it challenging for them to afford homes in Canton.

•

37% of all households were cost-burdened in 2015.

•

64% of renters in Canton are cost burdened- 34% pay between 30% and 50% of their income towards housing
and 30% pay 50% or more (Master Plan Baseline, p. 28).

•

30% of owners are cost burdened- 20% pay between 30% and 50% of their income toward housing and 10%
pay 50% or more (Master Plan Baseline, p. 28).

•

In 2015, 37% of all households were cost burdened (Housing
Action Plan, Master Plan Baseline Report, p. 31).

Table 4 -Change in the percentage of cost burdened households, 2010-2016
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Missing Middle Housing
As property values rise and housing becomes increasingly expensive, many housing advocates
have called for the return of “middle housing”. Middle housing refers to the range of housing options
between large single family lots and high-rise apartment or condominium complexes. Prior to
World War II, they were standard housing types in many suburban towns . Missing middle housing
are typically multi-family homes; examples include duplexes, triplexes, small walkup apartment
buildings, row houses, townhouses, attached houses, and accessory dwelling units.

Figure 11: Missing middle class housing

Meeting Housing Needs
•

Deed Restricted Housing: The Average Median Income annual income (AMI) for a family of 4 in 2020 is
$119,000 (Cambridge Housing, MA. 2019). A low-income family of 4 at 60% AMI would be $72,000. Most of
the deed-restrictions are placed in perpetuity or may be restricted for 30 years (Canton 2035 Master Plan,
Roadmap, p. 15).

•

Subsidized Housing: Canton’s housing stock was 12.5% affordable in 2017, as defined by the state
Department of Housing and Community Development (DHCD): subsidized units with deed restrictions
protecting their long-term affordability. These units are part of the Town’s Subsidized Housing Inventory
stock (SHI). Some of them will face the expiration of its subsidies and deed restrictions starting in 2030.
Massachusetts Chapter 40T is available to fund and protect the affordability of expiring-use deed-restricted
units (Canton 2035 Master Plan, Roadmap, p.16).

•

Massachusetts Chapter 40B: Canton’s affordable housing stock being 12.5% (in 2017), the town has
control over comprehensive permit developers. The use of comprehensive permits could nonetheless help
expand affordable housing, if used for example by the Town’s Housing Authority (Canton 2035 Master Plan,
Roadmap, p.16).

•

Canton Housing Action Plan: The town does not have a Housing Production Plan (HPP) currently
but could benefit from developing one. If the town increased its affordable housing stock by
0.5 to 1% in a year (41 units), it would gain a reprieve of a year from the comprehensive permit
(Canton 2035 Master Plan, Roadmap, p.16).Action Plan, Master Plan Baseline Report, p. 31).
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Open Space Plan
The Town of Canton maintains a seven-year open space plan as per state guidelines and The
Canton Open Space and Recreation Plan (OSRP) was updated in 2018 (Canton 2035 Master Plan,
p. 52) and was approved by the MA Department of Conservation and Recreation in October of
2019 (Canton 2035 Master Plan, p. 87). Below is a summary of Canton’s current open space plan

Goals And Vision For Open Space And Recreation
•

Promote the awareness and use of Canton’s parks, recreation facilities and open space resources

•

Improve engagement with water resources

•

Enhance active and passive recreation

•

Provide proximate open space and recreation facilities to community members throughout Canton

•

Improve geographic distribution of open space and recreation opportunities.

•

Improve accessibility and universal access of recreation and open space resources to Canton residents of all
abilities (OSRP, p. 8)

Long Term Development Patterns

There are several constraints on development in Canton, including required large minimum lot sizes
and significant groundwater and flooding risk issues. There is a limited amount of vacant land that
is developable, so future development may include redevelopment, brownfield redevelopment, or
infill development. There are already seven brownfield sites in Canton as reported by MassDEP.
Other means of facilitating sustainable development include more flexible zoning and subdivision
regulations, limitations on development in floodplains, best practices in stormwater management,
tree maintenance, cluster/open space site planning, and low-impact development (OSRP, p. 26).

Types of Open Space and Land Protection
Several tools for land protection are available in Canton that are used by both governmental and nongovernmental
organizations. Some parcels have incomplete records and the level or type of protection is unknown based on
the Open Space and Recreation Inventory Matrix indicating whether a parcel is protected or not. Where identified
as protected, a parcel qualifies for protection through one of the following land protection tools (OSRP, p. 42).

22

•

Article 97 Protection

•

Current Use Program/Chapter 62

•

Protection through fee ownership

•

Trail Easements

•

Protection through conservation

Private Lands
The golf courses are vulnerable to sale as declining membership and increased maintenance
costs are forcing owners to close and seek alternative uses. The Town should monitor
the long-range plans of these private golf courses and be prepared to take some action to
preserve the significant open space assets they represent to the Town (OSRP, p. 44).

Environmental Stewardship
Protect open space and natural resources involves diverse ownership (state, federal
government, and private) and requires coordination between private and public
entities to reach preservation goals (Canton 2035 Master Plan, P. 87)
Explore additional means for obtaining and preserving open space land besides out right purchase.
This might include conservtaion easements, zoning incentives, or other land use and development
regulations, low impact design, or open space design/natural resources proection zoning.
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Site Analysis
Before any specific conversion options could be considered, it was necessary to determine
which, if any, of the four golf courses in Canton would be suitable for development.

Site Inventory
A site inventory is an assessment and measurement of physical and environmental resources
on any given property. Conducting site inventories is an extremely important part of any site
conversion, though given the environmental hazards posed by golf courses, it was the first step
we took in determining if there was a particular course we should look at more closely.
Each inventory contains:
•
water features, wetlands, FEMA’s flood risk zones, and areas that are or are suspected to be, though
unconfirmed, vernal pools. Because of the vital ecological role vernal pools play, we treated unconfirmed
vernal pools as though they were confirmed.
•

The National Resources Conservation Service’s soil rating
for potential farmland use, one of the USDA’s most comprehensive ratings for the health,
stability, and potential use of soil. The USDA ranking from highest to lowest are prime farmland,

Figure 12 shows the site
inventory of Brookmeadow
Country Club. As is adjacent
to the Neponset River, it
contains wetlands and
likewise, most of the course
has been determined to
be a flood risk by FEMA.
There is one location, in the
wetlands, listed by the state
as a potential vernal pool site.
Finally, the USDA lists most
of the soil at Brookmeadow
as farmland of unique
importance and could be used
to grow specific high value
food and crops (NRCS 2020).
Because of the proximity to
the Neponset and the risk of
flooding, we ruled this site
out for additional analysis.

Figure 12: Brookmeadow Site Inventory
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Figure 13: Milton Hoosic Site Inventory

The Milton Hoosic site inventory can be seen in Figure 13. The Ponkapoag Brook, a tributary of the Neponset
River, flows alongside the golf course and much of the west side is wetlands or otherwise in a FEMA risk
zone. These wetlands also contain the site of one potential vernal pool. The soil quality here is mixed;
the eastern portion of the club has prime and important farmland, but the western portion is not rated for
farmland - this could mean the soil is of poor quality, or that the area has already been built upon. With the
presence of wetlands and some questions about soil quality, we ruled this club out for further study as well.
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Figure 14: Wampatuck Site Inventory

The Wampatuck site inventory is shown in Figure 14. The course is on the southern shore
of Reservoir Pond. It has wetlands and some areas of farmland that are prime, unique,
or otherwise locally important around its edges, but much of the soil is rated low by
the USDA. We ruled out futher analysis of Wampatuck due to the soil quality.
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Figure 15: Blue Hill Site Inventory

The Blue Hill site inventory is shown in Figure 15.
The Pecunit Brook, another Neponset tributary,
and its wetlands bisect the course. and flow
into a wider wetland network with several
vernal pool sites. These are not within the
property lines of Blue Hill; they are nonetheless
important to consider in our analysis, as
we place a high priority on minimizing any
environmental impact. This area also borders
part of the Canton Corner Historic Disctrict.
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Table 5: Blue Hill Land Cover - Area

Land Use Type

Area SqFt

Developed Open Space

5,102,737

Developed Medium
Intensity

Area
Acres
117

156,472

4

58,117

1

Mixed Forest

463,521

11

Developed Low Intensity

647,995

15

Evergreen Forest

112,870

3

Woody Wetlands

123,863

3

Deciduous Forest

35,489

1

Developed High Intensity

Total

6,701,064

Blue Hill has four
categories of soil: prime
farmland, farmland of
statewide importance,
farmland of unique
importance, and not
prime farmland; the
area total for each
is shown in Table 6

The parcel itself is largely considered developed
open space. Most of the trees on the course are
ornamental - they create a sense of seclusion
for golfers but are not substantial enough to
be considered forest. The exception is the
land around Pecunit Brook. Table 5 shows
the total acres for each type of land cover.
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Table 6: Blue Hill Farmland Type - Area

Farmland Type

Area SqFt

Acres

Percentage

Prime Farmland

1,669,911

38

21

Farmland of Statewide Importance

3,000,737

69

37

914,613

21

11

Not Prime Farmland

2,468,799

57

31

Total

8,054,060
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Farmland of Unique Importance

Table 7: Blue Hill Wetland Buffers Areas

Wetland Type

Area SqFt

Acres

Percentage

Deep Marsh

63,082

1

21

Shallow Marsh,
Meadow, or Fen

7,216

0

3

Open Water

7,714

0

3

Wooded Swamp - Deciduous

117,454

3

40

Wooded Swamp - Mixed Trees

99,289

2

34

Total Wetland

294,755

7

1,001,884
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100 Foot Buffer Area
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Table 7 shows total
wetland area that also
includes the wetlands
in the southeast section
of the parcel with the
potential vernal pools.
Table 4 shows the total
wetland area and the
total area of the buffer
area, which we have set
as 100 ft in another effort
to maximize wetland
protections beyond what
is mandated by the law.

Methods

The suitability analysis was conducted via Geographic Information Systems (GIS) using ArcGIS
Pro. The suitability criteria for analysis are consistent with the methodology of a recent study
of several Seattle area golf courses for potential conversion and development for affordable
housing conducted by Marlo Kapsa from the University of Washington (Kapsa 2019).
The criteria analyzed were the slope, generated using the slope tool with a hillshade elevation
layer from ESRI, proximity to a buffer of 100 feet around all water features, and USDA’s soil rating
for Buildings without Basements derived from the National Resources Conservation Service’s
soil survey. The results from each calculation were then combined into a weighted overlay
raster that computed a suitability score between 1 and 10 for each part of the property.

Slope
A hillshade raster was used to calculate
the slope from an estimate of an area’s
illumination or shadow. Figure 16
shows the measurement of slope for
Blue Hill, calculated from a hillshade
raster. Because this is raster data, the
values are calculated from pixel data
and must be reclassified into a common
scale; in this case, the scale is from
1-10, where a score of 10 indicate a
lower slope and thus more desireable
for possible development. The slope
data is reclassified in FIgure 17.

Figure 16: Blue Hill Slope

Figure 17: Blue Hill Slope (Reclassified)
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Water Features Buffer

Figure 18: Blue Hill Water Features Buffer

The water feature buffer area was derived by creating a 100 foot buffer around all wetlands polygons,
rivers and streams lines, vernal pools and potential vernal pool points, and FEMA’s Flood Insurance Risk
Managemnt zone polygons within Blue Hill. We chose a uniform 100 foot buffer around all features to
maximize the amount of land that remains undisturbed and protected. In Figure 18, the blue buffer can
be seen extending from all water features. These results were also reclassified into a common scale,
where a score of 0 is given to anything inside the buffer and a score of 10 to anything outside.
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Soil Rating

Figure 19: Blue Hill Soil Rating

The Soil Rating, Figure 119, was derived from the USDA’s Soil Survey and Ratings. These ratings are
determined and released by the USDA. The survey rates a soil’s suitability for various construction.
Because most of the development options we investigate aim both minimize the environmental impact
and increas affordable housing, analysis uses the rating for Buildings without Basements, which will
be less expensive and less disturbance of the soil. There were four ratings - Not Limited, Somewhat
Limited, Very Limited, and Not Rated. Not Rated was treated as the same as Very Limited. These
ratings were reclassified as 10 for Not Limited, 5 for Somewhat Limited, and 0 for Very Limited.

Suitability Index
To create the Suitability Index, the data were rescaled into the common score. The Weighted Overlay
tool was used to combine the data and calculate the index. Because the soil rating was calculated
by the USDA and measures the suitability to build buildings without basements, this rating was
given a weight of 50%. A weight of 35% was given for the water buffer. The slope was included in
calculating the USDA’s building ratings, but we decided to still add the slope as distinct variable to
add more specific local context about the land. However, it was only given a weight of 15%
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Figure 20 Blue Hill Suitability Index

After running the weighted overlay, the Suitabiliy
Index in Figure 20 is given The Suitability Index for
Blue Hill ranges between 4 and 10. Indexes of 7 or
more were considered to be suitable; indexes under
7 were considered not suitable. What we see is 141
acres of the parcel are suitable for development; in
fact, 128 acres have an index of 9 or 10 (Table 8).
The most suitable land is in the middle of the
Table 8: Blue Hill Suitability Score in acres

Suitability
Score
7

Total
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Area SqFt Area in Acres
550,572

13

8

22,066

1

9

2,963,024

68

10

2,597,859

60

6,133,521

141

course, running almost perpendicular to the
Pecunit Brook, the presence of which may prevent
connecting the two areas of the course.
On the Dedham Street side, the land is mostly
uniform and does not have much, if any, of the
obstacles that the other three courses have. The
ground does slope, but based on the imagery of
the site, this appears to be as much a man made
feature as a natural one. This part of the course
is ideal for a performance zoned residential area,
community gardens, and parks/passive recreation.
The Pecunit St side of this parcel is a bit more
sloped in some places, particularly near the
clubhouse. This is also the largest part of the
course where the soil was not rated. While
the model treats this land as if it were rated
as very limited, it is actually already built up along with the clubhouse, there are tennis and
basketball courts. This may make it unsuitable
for the kinds of residential development we
look at later in the study, but it would be an
ideal location for commercial or mixed use.

Interview Results
Community feedback was an integral component of our analysis in determining
the appropriate conversion options for Canton. Through our interviews, it became
clear that there are a variety of stakeholder perspectives to consider. Ultimately,
continued communication between stakeholders and across disciplines allows
for more creative solutions to addressing the needs of all in the community.

Executive DirectorNeponset River
Watershed Association
This interviewee stressed the importance of
considering how to manage sewage flood events,
particularly in Canton where the majority of the
eastern portion of the town is the central floodplain
of the Neponset River Watershed. This means
that there is a potential for contamination with
significant flood events. He encouraged considering
decentralized water management approaches
that can capture both keeping water local and
also harnessing energy from sewage which seem
to have some favorable economics as of late.
When asked what the town should consider if
planning a conversion, the interviewee highlighted
a need to analyze the potential water demands for
the proposed development scenarios. He did say
that an interesting thing about golf courses is that
because they are so water intensive, they often
supply their own water from their own ground water
sources, so this may be an additional consideration
when planning the town’s infrastructure in terms
of new development on a golf course site, so
there may be more or less water usage, but that
water usage would be shifting from the historic
withdraw point. He also identified waste water
and storm water management would also be
important considerations in the planning process.
Protecting existing resources, such as wildlife
habitats would be critical. He also wanted
to encourage the town to take advantage of
restoration opportunities available as well.
For example, to the extent that there are
ponds or streams on the existing golf courses,
taking the time to improve and restore those
resources, including the removal of dams. He
also suggested that any development scenario
make the most of potential recreational and
amenity values, and to remember that the
river is a key asset- it is the waterfront.

Golf Course Owners
The owners also emphasized that every course is
different, both in a physical sense and a business
sense, and that each course struggles with
different things. In this regard, they asserted, it
would be difficult to plan for a conversion without
understanding each individual’s position.
When asked specifically about the real estate
market in Canton, the owners noted that
keeping elderly persons in the community
with their families was something that the
town should look at in future planning.

Planning Board Member
Of Town Of Sharon
The Planning Board Member noted that with
each different conversion option, including open
space and development, would come different
zoning considerations. He mentioned that the
procedural processes would also need to be
considered, including what steps the planning
board would need to take. He also mentioned
that zoning changes tend to have a significant
political element, and town meetings on the subject
tend to get dramatic. We discussed how people’s
conceptions of zoning are very different, depending
on their background. It is very personal and cultural
and can often elicit an emotional response.
He noted that while an investigation would be
required in order to determine whether the course
would be buildable at all, an analysis into what
is appropriate to develop on the site is equally
as important. He stressed the need for town
departments to discuss their current needs
and projections for growth and capacity for
the future in order to determine the best option
for the town. He elaborated that this is where
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towns can often get into trouble, because each
department is working independently, separately,
and there isn’t a great deal of cross-discipline
communication, sharing resources and knowledge
with each other. He explained that if the parcel
is next to a school, discuss with the school
board what their projections are for the future
and consider what uses would best compliment
the school, a day care center for example.
Finally, he stressed the need to have open
communication with both the owners and abutters,
who typically have the strongest opinions about
any conversion. He stated that it was important to
meet regularly in order to anticipated and get ahead
of any issues that may arise. He emphasized that
addressing abutters’ concerns at the onset could
go a long way in gaining the town’s approval.

Planning Board Chair
Of Town Of Canton
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Scully highlighted that different age subsets
of the population engage with the community
differently. He noted that, in particular, older
generations tend to withdraw and are less active
in society, while younger generations with school
age children may invest more in the community.
He stated that with development there is a real
opportunity to get residents more invested in the
community, and to continue upward mobility.
Scully stated that he is a huge proponent of
affordable housing and believes that cities
and towns should be striving for somewhere
closer to 15% and asserted that being able to
introduce diversity into the community through the
developments is something the town should be
trying to achieve. Scully stated his belief that the
main issue with affordable housing has been that it
is not as attractive and not as centrally located as
you might want it to be. Scully provided an example
of another affordable housing development that is
not attractively located for a younger family that
may just be starting out and needs an affordable
unit. They don’t have access to transit, so they
would need a motor vehicle, which is much
more expensive than taking mass transit. Scully
stressed the importance for a balance between
affordability and accessibility, especially because
of where Canton is located within the region,

with bigger cities within commutable distance.
When asked about potential reactions from the
town concerning potential development (mixed
use, housing) on one of these parcels of land,
Scully expressed that he anticipated a pretty
strong negative reaction to new development.
He stressed what he would like people to
understand is that, people have property rights
and can do what they want with their property
(within reason, and there needs to be a balancing
with environmental concerns as well, but
there are many benefits for the town if there
was development, but development done in a
smart way. He mentioned that any mixed-use
development had the potential to add an element
of convenience and could develop a real sense
of community- as opposed to mega mansions.

Survey Results
In collaboration with the town of Canton, we created the survey which can be viewed below. It served the
purposes of getting to know what the general Canton public envisioned with respect to Canton’s private golf
courses in a long time range and testing different potential conversion scenarios by receiving feedback from
them. It contained two language versions, one with English and one with Spanish. Both versions were distributed
and circulated by the town on Facebook as well as on their own website. The survey went on for 25 days and
overall we received 129 responses which was more than what we anticipated (100). The following is our analysis.

Figure 21: Survey Questions Matrix
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For the yes-or-no questions, the results were relatively easier to interpret. They
are reflected in the more detailed tables in the Appendices (Part II).
On Question 5, 68 out of the 82 people (83%) answering this question indicated at least some interest in the
town of Canton purchasing golf course land if it came up for sale (with 39 saying yes and 29 saying maybe).
Similarly, on Question 6, 67 out of the 82 people (82%) answering this question indicated at
least some interest in the town of Canton purchasing a conservation easement or restriction
on golf course land if it came up for sale (with 41 saying yes and 26 saying maybe).
For Question 7, 10 out of 80 respondents answered “I don’t know what Community Preservation
funds are”. Of the remaining 70, 57 (81%) were to some degree in favor of the town using Community
Preservation funds to purchase golf course land if it came up for sale. (with 39 saying yes and 18
saying maybe). Thirteen (19%) said they were not in favor of using Community Preservation funds.

Figure 22 Survey Results for Question 2 from Qualtrics
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Q2 - If a golf course was proposed to be developed, please rank the following
development scenarios from 1-4 from favorite (1) to least favorite (4).
Figure 22 on page 32 is a pie chart for Question 2. We could say that golf course conversion
completely for open space by town purchasing the land or conservation restriction was the most
popular one (with 39% of the people answering this question voting most favorite, higher than any
other option) while conversion completely for residential use was the least popular choice (with 56%
of the people answering this question voting least favorite, much higher than any other option).

Figure 23 Survey Results for Question 3 from Qualtrics

Figure 23 is a pie chart that shows the result for Question 3. Single-family homes on halfacre lots was the most acceptable one if golf courses were at least partially going to be
developed for residential use, followed by cottage-style homes, and mixed-use housing.
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Q4 - If the golf course were partially or totally preserved for open space, please rank the
following development scenarios from 1-4 from favorite (1) to least favorite (4).
Figure 20 is a pie chart for Question 4. In summary, open space with passive recreation was the most
popular choice if golf courses were going to be preserved partially or totally for open space (with 46% of
the people answering this question voting most favorite and the mean score being 1.9, both lower than any
other option) while open space with no public access was the least popular one (with 63% of the people
answering this question voting least favorite and the mean score being 3.4, higher than any other choice).

Figure 20: Survey Results for Question 4 from Qualtrics
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For the golf course conversion plans, open space was the more popular choice, but housing did
not encounter large opposition and attracted more responses. The preferred options, after singlefamily homes, were cottage-style homes, and housing as part of mixed-use development.

Literature Review
It was essential to our analysis to conduct a
literature review on the golf industry and its
impacts on the environment, as well as the
history of zoning and its regional implications.
What follows is a brief summary of our research,
but a more in depth examination of these topics
can be found in the Appendices (Part III).

Golf
The national trend of golf course closures
and decline of the sport over the last decade
necessitates a critical look at Canton’s own
golf courses. Additionally, due to the fact that
pesticide and chemical use on golf courses is
standard throughout the industry, environmental
concerns surrounding Canton’s courses exist.

National Trend of Golf
Course Closures
Overall, golf participation has decreased over
the last decade. In 2008, the total number of
courses in the United States was approximately
12,000. In 2019, that number was 16,752 golf
courses; roughly 40% of the 38,864 courses
worldwide (Heath, 2019). This suggests that in
this time period, the number of players decreased
while course development increased.

quality impairment; and nutrients (phosphorus
and nitrogen) from surface water runoff. Leaching
can cause groundwater contamination and other
environmental degradation. The main water
bodies in Canton are wetlands and Reservoir Pond,
located in the center of Canton, and is owned by
the town. Reservoir Pond has seen an increase
in sediment, phosphorus, and nitrogen issues in
recent years as reported by the Neponset River
Watershed Association, Canton’s Conservation
Commission, and details of recent issues are
outlined in Canton’s Master Plan 2035.
In Canton, there is little detail about how the golf
courses use pesticides to treat their grass or
disclose their policies and procedures around
application processes. State regulation does
outline best practices for golf course owners
who wish to use natural products on their
courses. But, golf courses around the state of
Massachusetts are given leniency in the form
of waivers which are often granted to courses.
Golf courses are given waivers due to economic
constraints or due to regulation flexibility.
Furthermore, golf courses use an enormous
amount of water. Over 9,500,000 m3 of water
per year is used to irrigate golf courses globally
(Petrosillo et al, 2019). The cost of water for an 18hole golf course in the U.S. was between $13,000
and$23,000 in 2014, depending on the location
of the golf courses (“Water Use and Conservation
Practices on U.S. Golf Courses”, 2014).

Golf courses today are often located in
landlocked and rapidly growing communities.
Others are in suburban communities like Canton.
Currently, there are more golf courses in the
United States than anywhere else in the world,
equaling about 2 million acres of land (Morris,
2019). As a result, cities are increasingly viewing
golf courses as an opportunity to meet the
needs for housing and other development.

History of Zoning

Environmental
Impacts of Golf

Our research indicated that nationally there has
been a continued history of using exclusionary
zoning policies for explicitly racist aims,
perpetuated by urban planners, economists,
realtors and government agencies. Over the years,
these policies have been challenged all the way
up to the Supreme Court, but these exclusionary
policies still managed to find footing at every level
of society. These policies functioned as a means
to funnel white families into large single-family lots

Locations of golf courses are problematic due to
preferred locations that are estuarine, riverine, or
coastal (Woodington, 1998). The most common
environmental impacts from golf courses are
pesticides that leach into the soil which can
contaminate groundwater and surface water; water

A critical analysis of the history of zoning and
housing policies at the national, regional, and
local level is necessary in order to completely
evaluate the current zoning of the Blue Hill Golf
Course and make recommendations for fair and
inclusive housing policies. A more thorough
history can be found in the Appendices (Part I).
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in the suburbs, while minority communities were
concentrated in dense urban neighborhoods.
The Northeast Region was not free from
exclusionary zoning that perpetuated housing,
wealth, education, and health inequalities. Nor
was the Greater Boston area, which saw a variety
of exclusionary zoning policies go through their
courts. Among the most impactful events to shape
the region was the construction of Route 128, which
connected Boston to the more distant outer suburbs
in the area. Route 128 and its connection to the
interstate system had a significant impact on both
the economy and housing patterns in the region.
The members of the communities surrounding
Route 128 were made up of a new professional,
progressive class, attracted by the number of
prestigious schools in the area. These more
liberal communities recognized the exclusionary
tactics being used and became fierce and vocal
opponents of them. In the 1950s, fair housing
committees were formed, advocating against the
unfair housing policies and their discriminatory
effects. Ultimately, this initiative played a role in

the passage of the nation’s first Fair Housing. These people
in these communities valued diversity and considering
it important to the health of these communities. Much
of their activism was organized around addressing what
they believed were the root causes of segregation.
While there were many successes of this movement,
many of these efforts also fell short. As a result, many
communities surrounding Boston still lack diversity.
In looking to plan for the future, we can look back to
draw inspiration from this community’s attempts at
reform, the efficacy of their strategy, the strength of their
coalition, and the national example that it set. We are
able to learn from their mistakes and continue on with
their vision of diverse and integrated communities.
Figure 26: Artists Rendering of Honor Village

Figure 25: Cover page of Honor Village Proposal (Source: Canton Citizen)
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For an example of the kind of housing history to
seek inspiration from, we need look no further
than 70 years ago and less than a mile up the
street from the golf course. In the late 1940s, a
local businessman named Tobe Deutschmann
bought a lot of land on the corner of Dedham and
Elm Street with the goal of providing affordable
housing for returning WWII veterans. His
concept, sketched out above, is remarkably
similar to a Pocket Neighborhood or
Cottage Cluster, and was going to operate
as a co-operative. Though these homes
were never built, Deutschmann and the
veterans succeeding in lowering the lot
miniums by about half. It is this legacy
we hope to build on (Comeau 2017).

Case Examples
While the task of understanding the many conversion options may be challenging there
are already some solutions available. As noted above, there are many zoning barriers
and environmental constraints to keep in mind when considering potential mixed-use
development options. The following example case communities serve as examples of
creative and progressive approaches to the conversion process and related rezoning.

Portland, OR
Portland, Oregon, has a population slightly below Boston’s (in 2018, 653,000 residents versus
695,000) and a much larger land area (133 versus 48 square miles). Nonetheless, some
of the city’s policies for inclusionary zoning and affordable housing, and their conversions
of golf courses to other uses, are applicable to Canton at a smaller scale.

Colwood Golf Course
In 2014, the Portland City Council approved the purchase of an 85-acre portion of the then-private Colwood
National Golf Course in the northeast Portland neighborhood of Cully, which had long lacked public park
space (Theen 2019). The sale was brokered by the Trust for Public Land (Theen 2019, Tims 2019). An earlier
proposal by the owners to rezone the entire golf course for industrial use was rejected by the Council. In
2013, the city rezoned the northern 45 acres for industrial use, and the southern 35 acres for open space
and recreation, including a new 9-hole golf course (Theen 2019, Tokito 2019). The public purchase in 2014
completed the city’s control over its five golf courses, totaling 800 acres (Thomas 2020). The southern part of
Colwood was transferred to the Portland Park and Recreation Department, and the 9-hole golf course, under
public ownership, is managed by a national golf course operator under contract with the city (Tokito 2019).
Arguing for the conversion, the city mentioned the years of neighborhood planning that went into reclaiming
part of the golf course for public park space. The land provides opportunities for Portland Parks and Recreation
and the city to preserve open space and provide additional recreational opportunities (Tokito 2019).
Colwood is the only one of the five city-owned courses to have been successfully
converted so far, although others are under discussion.

Figure 27. Portland’s Municipal Golf Courses. (Source: Thomas 2019)
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Five years after the city’s acquisition of Colwood, in 2019, The Oregonian and the Portland Tribune published
several articles about issues arising from the golf courses’ financial difficulties. All five golf courses are
insolvent (Freidman 2019). The articles were in response to residents’ rising concerns about the decline
of golf as a sport and the increasing need for other uses, especially in the middle of a housing crisis (Tims
2019). A city councilor argued that Portland should look at doing something else with at least one city-owned
golf course, closest to the city center. She suggested using the land for affordable housing or a village of tiny
homes, among other ideas (Thomas 2020). A real estate developer and homeless advocate considered parts
of that same golf course as a place to build transitional housing or housing for veterans (Thomas 2019).

Eastmoreland Golf Course
Amid this discussion, and as test case for future conversions, Portland architect Jonathan
Konkol proposed a plan to convert the 150-acre, 18-hole Eastmoreland Golf Course in southwest
Portland into a mixed-use development of housing, community uses, and parkland.

Figure 28. Proposed Design for Eastmoreland Golf Course Conversion to Housing and Parkland.
(Source: Konkol 2019)

A third of the site
(52 acres) would
be preserved for a
parkway corridor along
the western edge,
with pedestrian bridge
connections between
new housing on the
rest of the site (98
acres) and surrounding
neighborhoods
(Konkol 2019). The
plan proposes a
green infrastructure
stormwater
management
system: all the uphill
stormwater from
the neighborhood
would be diverted

into a seasonal swale or creek in the center of the parkway (Konkol 2019).
Additionally, the design prioritizes tree preservation, placing all development in existing fairways,
and envisions an extensive bike/ped network throughout the site (Konkol 2019).
While creating new parkland, the plan shows that 3,000 housing units could be built on the site, from
townhouses to mid-rises and high-rises. The ecological services of the site would also be increased, as the
stormwater swale would benefit both the new neighborhood and surrounding community (Konkol 2019).
The designer believes that, as the municipal courses are publicly owned, the land should stay publicly owned.
Development would occur on the property with 99-year ground leases from the city (Konkol 2019).

Portland 2035 Comprehensive Plan
While golf course conversions were underway and being discussed, Portland developed its 2035
Comprehensive Plan to guide the city’s growth over the next decades. The Plan was adopted in 2018
and updated through March 2020, and the Zoning Code and Map were amended to conform to the
Comprehensive Plan (City of Portland 2020). The plan was created with five guiding principles – economic
prosperity, human health, environmental health, equity, and resilience. (City of Portland 2020)
Housing affordability is a major part of the 2035 Comprehensive Plan. One chapter
of the plan is devoted specifically to housing policies, and another lays out land-
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use reforms that will enable the city to enact its housing plans.
The housing chapter contains 54 policies grouped into six categories: diverse and expanding housing supply,
housing access, housing location, housing affordability, homelessness, and health, safety, and well-being. While
these policies range from Portland-specific to more general, some are applicable to smaller towns such as
Canton. From the 54 policies outlined in Portland’s plan, we’ve highlighted five key policies for Canton to consider.

Policy 1: Housing Types
Encourage new and innovative housing types that meet the evolving needs of households,
and expand housing choices in all neighborhoods. These housing types include but are not
limited to single-dwelling units; multi-dwelling units; accessory dwelling units; small units;
pre-fabricated homes; co-housing; and clustered housing/clustered services.

Policy 2: Middle Housing
Enable and encourage development of middle housing. This includes multi-unit or clustered
residential buildings that provide relatively smaller, less expensive units; more units; and a scale
transition between the core of the mixed-use center and surrounding single-family areas.

Policy 3: Land Banking
Support and coordinate with community organizations to hold land in reserve for affordable
housing, as an anti-displacement tool, and for other community development purposes.

Policy 4: Higher-Density Housing
Locate higher-density housing, including units that are affordable and accessible, in and around centers to take
advantage of the access to active transportation, jobs, open spaces, schools, and various services and amenities.

Policy 5: Inclusionary Housing
Use inclusionary zoning and other regulatory tools to effectively link the production of affordable housing to
the production of market-rate housing. Work to remove regulatory barriers that prevent the use of such tools.
The land use chapter redefines the
city’s land use designations. Portland’s
intention is to allow smaller single-family
houses, and make multi-family housing
more available, more affordable, and
more protected. Zones for mixed-use
development and employment centers
are identified to complement and support
residential districts. Single-Dwelling
zoning districts range in density from
2.2. units per acre (minimum house lots
of 20,000 square feet), to 17.4 units per
acre (2,500 house lots). Multi-Dwelling
zoning districts are characterized by
their location and include Neighborhood,
Corridor, Urban Center, and Central, in
order of increasing density. MixedUse zoning districts are similarly
assigned by their character and location, Figure 29: Eastmoreland Neighborhood Mockup (Source: Konkol 2019)
including Dispersed, Neighborhood,
Civic Corridor, Urban Center, and Central.
We believe that these housing policies and land-use designations, although of a
different scale, can be an inspiration for Canton’s long-term needs.
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Mueller, Austin, Texas
Austin, Texas has a population of just under one million residents, and a land area of nearly 300 square miles.
Even more than Portland, Oregon, Austin is much larger than Boston (population 695,000, land area 48 square
miles) and its surrounding towns. But the Mueller development is relevant to Canton in its combination of
the use of a Planned Unit Development (PUD), green infrastructure, and new urbanist design principles.

Figure 30: Water-way redesign from Catellus Developers Models Sources: Catellus
Mueller Prject Homepage http://www.catellus.com/projects/mueller

Located in the northeast section of Austin, a 700-acre planned community called Mueller is taking shape. The
result of two decades of planning, Mueller Austin is being built on the site of the former Mueller Municipal
Airport, which closed in 1999, and a former golf course. Developer Catellus is converting the one square
mile site into a mixed-use development. The Master Plan was formally adopted by the City of Austin in 2000,
a Developer Agreement was signed in 2004, and construction started in 2005 (Mueller Austin 2020).
The development will create 6,000 homes including over 1,400 (25%) affordable; 4.2 million square
feet of office/commercial development, of which 750,000 square feet of retail space will include
market districts with 30% as locally owned businesses; 140 acres of parks and greenway with 13
miles of hiking trails and bike lanes; and $300 million of new infrastructure (Catellus 2020).
The project will protect over 140 acres of land including a 30-acre landscape feature around Lake Park,
a waterway that flows through the center of the community, and will plant 15,000 trees. Landmark
buildings, such as historic hangars of the former airport, will be restored to include community
functions and town activities. A series of flower-shaped solar panels double as the city’s largest public
art project. Deconstructed runway material was reused in the building of new roads. All construction is
planned to meet green building standards in accordance with Austin’s Energy Green Building program,
and the project will have generated 10,500 construction jobs at completion (Catellus 2020).

Figure 31. Mueller includes 140 acres of parkland. (Source: Mueller Austin)
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Mueller features seven parks with water quality ponds to help keep the creeks clean, and all of
the public green spaces are irrigated with reclaimed water. A construction best practices program
combines materials recycling, noise control and pollution control (Community Report 2018).
Mueller is a planned unit development (PUD). A PUD is a floating overlay district that allows
site-specific uses, building types, and zoning requirements, planned and agreed to between a
municipality and a developer (UWSP 2019). As a regulatory process, the PUD supports largescale, unified land development for all types of land uses – industrial, commercial, and residential
(UWSP 2019). In Mueller’s case, it includes various mixed-use buildings, office, retail, and residential
uses, and green sustainable infrastructure with public open space (Mueller Austin 2020).
Catellus promotes itself as one of the first developers to specialize in mixed-use communities and retail
districts that aim to transform the economic, social, and environmental life of a community. It does this
through community outreach, green development with LEED certified buildings, and extensive experience
as a master developer converting former brownfields, military land, and airports (Catellus, 2020).
The Mueller Neighborhood Association and the City of Austin supported compact high-density pedestrianoriented mixed-use development, compatible with the surrounding single-family neighborhoods
(Mueller Austin, 2020). The city planning council called for the creation of a compact community
plan that would be a model for responsible sustainable urban development; an alternative to land
consumptive and automobile-dependent development patterns seen in other new subdivisions, and
other planned communities away from established towns and cities (Mueller Austin, 2020).
In creating a compact and
mixed-use community, Mueller
Austin incorporated New Urbanist
principles. New Urbanism is an
approach to land planning that
seeks to recreate the pre-automobile
forms of villages and small towns.
It promotes compact, pedestrianoriented development around a
town center, a mix of residential
and commercial uses, a variety
of housing types, tree-lined and
landscaped streets, cars parked
behind buildings, and porches
oriented to the street to foster
chance encounters and foster
a sense of community (CNU
2020). Infill development within
existing communities is preferred
over green field development on
open space, as it uses existing
Figure 32 Varied Housing Types at Mueller Austin. Garden Court Houses oriented

to a common green yard, Row Houses, Yard Houses, and four-story Condominium

infrastructure of streets and utilities, Buildings are some of the housing types at Mueller Austin. (Source: Mueller Austin 2020)
and reduces sprawl (CNU 2020).
Mueller includes 25% affordable housing — over 1,400 new houses, condos and apartments — for
households with lower than the area’s median income. Both for-sale and for-rent homes are interspersed
throughout the community. Ownership homes are reserved for households making no more than 80%
of the city of Austin’s Median Family Income (MFI) and rental apartments are available to households
making no more than 60% of Austin MFI (Mueller Austin 2020, Sustaining Affordability 2016).
Although at a very different scale, Canton can use the Mueller example to guide its development options that
use inclusive zoning and affordable housing, while incorporating green infrastructure and creating parkland.
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It was essential for our analysis to evaluate Canton’s options for acquiring the golf course parcel, and
what zoning changes may need to be made after the acquisition. Chapter 61B and the interaction
of this ordinance with the Town of Canton’s Master Plan is of great importance. The Town’s right of
first refusal, which is outlined below, is also of significance. Furthermore, planned unit developments,
cluster developments/subdivisions, transfer of development rights, and deed restrictions/
conservation easements are all options for acquisition and zoning that will be discussed below.

MA Chapter 61B
The Massachusetts Chapter 61 program allows Massachusetts landowners to have the option to
reduce their property taxes in exchange for granting the public benefits of their land (Van Fleet et
al, n.d.). Those benefits may include clean water, wildlife habitat, rural character, wood products,
food, and outdoor recreation (Van Fleet et al, n.d.). The Chapter 61B program focuses specifically on
recreational and open space. The Ch. 61B program is not a conservation easement, rather an annual reenrollment tax exempt program in exchange with the municipality to not have the landowner develop
their land to a different use. Canton’s golf courses are enrolled in the Chapter 61B program.
Ch. 61 is set up to promote the conservation of open space and recreational lands (Francese et al,
2007). A landowner can qualify for a minimum of five acres of land under the forest management
act to be certified to preserve land (Francese et al, 2007). Or a minimum of five acres of land that
can be used for recreational or open space purposes. The approval of the certification enrollment is
through the municipality. The land that is enrolled in the program must be available for recreational
purposes as long it does not interfere with environmental benefits to the land. The land must
be open to the public or members of a non-profit organization (Francese et al, 2007).

Right of First Refusal
If Canton’s golf course owners want to develop to another use, whether they retain ownership or sell the land,
this will trigger a “right of first refusal”. The right of first refusal gives the town the option to purchase the land
within 120 days of receiving a notice from the landowner in compliance with the law and an agreement from
the landowner (Van Fleet et al, n.d.). The town has two options for purchasing the land. It can purchase the
land at a bona fide offer if the owner intends to convert to a non-chapter use (either sold or retained in the
same ownership) and purchase the property at the price contained in the offer. Or, if the owner is not selling
but converting to a non-chapter use, the town has an option to purchase the property at full market value as
determined by an independent appraiser. After the right of first refusal has been exercised, the municipality has
90 days to buy the land from the landowner or transfer the right of first refusal to an accredited land trust.

Options for Zoning After Aquisition
Despite their potential detrimental environmental impacts, golf courses have been viewed in
communities as supplying vital areas of open space and recreational opportunities (Salkin, 2007). Golf
courses may be zoned to allow for a limited number of residential or commercial development while
other golf courses may be zoned as agricultural, recreational, or as open space (Salkin, 2007).
Flexible zoning uses land use techniques include planned unit developments, cluster developments/subdivisions,
transfer of development rights, and deed restricts/conservation easements. These techniques can be used as
zoning or overlay districts while maintaining the same density as the underlying zoning district, allows variations
from the dimensional requirements (lot sizes, setbacks, frontages) in order to design a new development to
minimize environmental impacts in protected open or recreation space (Town of Norfolk, 2004). When
combined with these land use techniques, they can be a powerful tool for protecting open space while achieving
other goals such as providing affordable housing and preserving community character (Town of Norfolk, 2004).
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A: Planned Unit Developments (PUD)
PUD ordinance is a type of flexible land use planning technique. PUD ordinances are a more flexible
mixed-use approach to land use planning than zoning districts (Salkin, 2007). Amenities may include;
preservation of open space, creation of affordable housing within the PUD, and improvement of essential
infrastructure. PUDs help towns direct redevelopment in a positive direction such as retention of open
space and infrastructure improvements including affordable and senior housing (Salkin, 2007).
As seen in the Muller, Texas case example, PUDs can be used as a way for the Town of
Canton to promote large-scale, unified land development including mixed-use dwellings,
cluster homes, and green sustainable infrastructure with public open space.

B: Cluster Developments/
Subdivisions
A municipality may allow a developer to
surpass the density requirements of a zoning
ordinance in exchange for clustering the
development to an area of the parcel. Cluster
developments, cottage communities, or
pocket neighborhoods, which are designs
popular in other parts of the country, are often
Figure 33: Site plan of pocket neighborhoods, Concord Riverwalk, Concord
used in towns to protect natural resources and
Massachusetts https://rosschapin.com/projects/pocket-neighborhoods/concord-riverwalk/
create tight-knit communities. As an example,
Concord, MA has a 13-cottage pocket
neighborhood called Concord Riverwalk.
As demonstrated in the Next Portland case example, the Town of Canton could develop cluster
developments that can be used for both affordable housing or senior housing. Density bonuses,
created through bylaws, can be used to prompt developers to employ this cluster development
style and plan their projects with preservation of open space and/or recreational areas in mind.

Figure 34: Concord Riverwalk open space (Source: Ross Chapin)

Figure 35: Concord Riverwalk (Source: Ross Chapin)
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C: Transfer of Rights(TDR)
Another technique that can be used is a Transfer of Development Rights. TDR is a zoning technique
used to permanently protect land with conservation value (such as community open space, or other
natural resources) by redirecting development that would otherwise occur on this land as the sending
parcel to an area planned to accommodate growth and development as the receiving parcel.
Potential criteria for a “donor” parcel would include current use in agriculture, proximity to existing open space,
environmental sensitivity serving as a scenic resource or located on a scenic roadway, lacking sewer service,
location outside a water resource district, proximity to a “village center” or school, or other area of commercial
or institutional use (Town of Norfolk, 2004). This action allows towns and land owners to preserve one property
because that property has value that another property doesn’t specifically have. Canton can use this legal tool to
entice golf course owners to preserve their land through town transfer versus selling to a developer or third party.
The Town of Canton could leverage sending development rights of parcels surrounded by residential
neighborhoods, or located to the center of town to parcels near downtown Canton. This would concentrate
development at the town center while keeping many parcels beyond the downtown as open space.
The preference to this was clearly articulated in our town-wide survey and in our interviews.

Figure 35: Transfer of Development Rights Source: TDR Zoning Techniques
from ennsylvania Land Trust Association Pennsylvania Land Trust Association
https://conservationtools.org/guides/12-transfer-of-development-rights

D: DEED RESTRICTIONS AND CONSERVATION EASEMENTS
Deed restrictions and conservation easements provide alternative methods of ensuring the retention of open
space (Salkin, 2007). The results of our survey indicated a preference for more open space, conservation
easements in association with the conservation commission vision and goals for the town would be welcome.
All of the golf courses are enrolled under Chapter 61b. In the 2004 master plan, some incentives to have golf
courses to be under conservation restrictions were present (Canton 2004 Master Plan, Chapter 11, p.10).
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E: No Development

Keeping the golf courses as they are would require a change in their zoning from residential to open space and
recreation. A golf facility can incorporate sustainable practices to help address the challenges that golf is facing
environmental impacts of golf courses. The following are strategies for systematic practices that golf courses
could use if continuing to operate as golf courses, and in alignment with Town of Canton’s vision:

•

The game of golf is a sport and business that is rich in tradition and value. Golf facilities and their leaders
should continue to hold high standards of performance as pillars within their communities.

•

Golf facilities deliver significant values and benefits to their communities, including social (recreational,
social interaction, etc.), economic (jobs, revenues, etc.), and environmental (greenspace values). These key
values correspond directly with the key elements of sustainability: people, planet and profit. Sustainability
provides the foundation to communicate golf’s values.

•

Many golf facilities are executing sustainable practices and simply need to document, report, and
communicate those practices based upon an accepted and recognized platform – sustainability and
continuous improvement.

•

A sustainability philosophy will help address environmental issues, regulatory pressures, financial pressures,
entertainment, recreation, and businesses.

•

A sustainability philosophy will help with financial pressures including revenue generation, efficiencies, and
reduced costs.

•

A sustainability philosophy will help golf compete with other entertainment, recreation,
and businesses that customers choose for leisure, hobby and sports interests.

An example of continued operation no development of a golf course is seen in the Town of Yarmouth, Maine.
Yarmouth has several municipal golf courses that have been facing financial issues, which encouraged a
resident to propose installing a solar farm on the property (Legere, 2020). The town authorized a feasibility
study to assess conversion options for the 27-hole Bayberry Hills golf course which was built on top of
the town’s capped landfill in the late 1990’s (Legere, 2020). The golf course was funded by the town, ran a
deficit of $202,000 in 2018, and had to use subsidies to cover costs (Legere, 2020). The proposal for the
solar farm stated that it would go on the 9-hole links course across the street from the main 18-hole and
the solar farm would help support a new sewer system as the town is struggling with salt-water intrusions
into its groundwater aquifer. Canton already has a large solar facility, also on a former landfill, so the town
may already be familiar with the benefits and would readily welcome the idea (Master Plan Roadmap, 100).
While this may not be the appropriate use for the Blue Hill Golf Course, other courses in the town may be
viable options for this type of project. would know the benefits and might readily welcome the idea.

49

Conversion Options
This chapter highlights various options to consider for the conversion of golf courses.
Open space, development, and various best practices need not come into conflict with
one another but support one another. The chapter also aims to show the various options
can align with the feedback from the community and the Master Plan 2035 goals.

Open Space Options
According to our survey analysis, open space was a priority to the residents in Canton. Keeping
any area open space is an option in conversion for any one of the golf courses in Canton. Below
are some implementation criteria and zoning incentives for the Town of Canton to consider.
Of the four golf courses in Canton, we deemed three to be unsuitable for development
due to environmental risk, potential flooding hazard, wetland buffers, and overall, a lack of
suitable soil and flat topography. Given the answers obtained by our survey and through
examples from our case example section, open space is a viable and useful option.
As previously discussed, options for acquisition and zoning include conventional subdivisions as one of the
four options. Mass Audubon outlined one popular version called Open Space Residential Design (OSRD)
or Low-Impact Development (LID). In this way, the community’s housing needs are met without destroying
viable land and natural resources as a conventional subdivision. The homeowners and the public benefit
from the shared open space. The Green Neighborhood Alliance formed by Mass Audubon and other groups
has developed model OSRD bylaws and regulations that are being used successfully by many communities
(Mass Audubon, 2019). Below are two specific areas, protecting water supply and incentives for better
project design, that Mass Audubon highlights in support for open space conversion techniques.

Protecting Water Supply
To protect water supplies, stormwater runoff could be minimized through having open space or cluster
residential development by minimizing road lengths and cutting back water use by reducing lawn area. MassDEP
requires mapping of areas that contribute to local water supplies and encourages communities to have local
bylaws and ordinances that restrict specific development and other activities in aquifer recharge areas.

Mixed-Use Zones
Mixed-use zoning allows a mix of compatible land use options, such as village-style developments that
permits businesses, that could still leave open space as conservation land without public access.

Canton can utilize these techniques in their entirety or in part. The purpose in including them in
the report is to highlight the necessary and vital place open space plays in our communities.
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Development Options
Through our analysis, we have determined that development options focused on providing housing
meet the needs of both current and future residents of Canton is essential. In this section, we
highlight some of the development options available to Canton, and their related zoning requirements.
To meet the goals of Canton’s Master Plan 2035, it is important to find a balance between open
space and development in order to meet the community’s needs equitably and sustainably.

Option 1: Mixed Use Development
Based on the development suitability analysis of golf course land and the changing demographics of the Town
of Canton, we suggest considering mixed-use development as a viable option. Specifically for the Blue Hill golf
course parcel, which is located close to a major roadway and two major schools, a mixed-use PUD with lowimpact sustainable planning would be beneficial to the community. The development of cottage-style residential
design, community uses such as a day-care or community center, and a local business hub with retail are needed.
Conserving a portion of this parcel with preservation funds would also allow for the protection of the natural
wetlands on the property in parallel with the development of needed recreation space in this area of town.

Transfer of Development Rights (TDR)
Another technique that can be used is a Transfer of Development Rights (TDR). TDR is a zoning technique used
to permanently protect land with conservation value (such as community open space, natural features, or other
environmental resources) by redirecting development that would otherwise occur on this land as the sending
parcel to an area planned to accommodate growth and development as the receiving parcel. This action allows
towns and land owners to preserve the open space and environmental benefits of one property by transferring
its development rights to another parcel, in an area of town that could use more development density, with
compensation to the donor parcel owner for the value of those rights. A TDR protects land resources while
providing additional income to both the landowner of the donor parcel and the owner of the new development
rights on the receiving parcel. Canton can use this legal tool to entice golf course owners to preserve their land
by selling their development rights through a town transfer instead of selling their land directly to a developer.
An important role for the town is to identify target areas in the community where development
is desirable, consider long-term growth expectations, and determine a market for development
rights. TDRs only work where there is a demand for development rights.
The town can establish a TDR bank, to buy and then sell available development rights. A local TDR bank makes
the program more predictable and manageable for landowners and developers, and more transparent for the
community. A well trained staff person is needed to manage development right transfers either by running
the TDR bank, or by negotiating the transactions between landowners and developers (UWSP 2005).

Village Housing Overlay District (VHOD)
In Canton’s 2018 Zoning Bylaw, there is a Village Housing Overlay District (VHOD). It allows for townhouse
development of one unit per 5,000 square feet of land, on tracts of a minimum of 10 acres under one
ownership, with an open space requirement of 30% of the tract, and an affordable housing requirement
of 15% of the units. As outlined in the bylaw, VHOD is for age-restricted communities, for persons 55
years old and older. We recommend that the town consider applying the VHOD overlay to the Blue Hill
Golf Course parcel, without the age restriction, in preparation for the mixed-use development.
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Figure 36 - Blue Hill Suitability with Development Proposal

Figure 36 above outlines in red our selection of a potential site for residential development with a reestablished VHOD (with no age restriction). In map, the small yellow colored area could be developed to
have a more typical suburban density, though these houses easily could include an ADU. At the site of rhe
current clubhouse, we would recommend redeveloping this to be mixed used - a small commercial district
here, along with small apartment or condo units, and utilizing the already built areas for active recreation.
In the southeast corner, closest to the Canton Corner Historical District and the two schools on Pecunit St, we
recommend building a community center. A community center in this location would act as a bridge between the
school and students and the rest of the town. It also would provide an opportunity for intergenerational mingling.
The goal of our residential district is to increase both the overall housing supply and increase the supply of
affordable housing units in Canton. Beause we are prioritizing affordability, we’ve looked at single housing
structures such as cottages and clustering of similar houses into neighborhoods and clustering of these
neighborhoods together. Extednding the VHOD and removing the age restriction acts as one part of a move
towards inclusionary housing. As displayed in Figure 39, in a cluster of houses and cottages on 5000 sqft lots
can provide a significant amount of density; parcels that would have had from 2 to 6 houses can be increased
to 18 units while also committing to preserving green spaces, ideally close to 50% of the space conserved.
.
In a large neighborhood, such as Figure 41, a Garden City inspired neighborhood of 9 pocket neighborhoods
surrounded by a large village green can support over 250 housing units. The amended VHOD to remove the age
exclusion, can be a potent tool of a town negotiating with developers - Density bonuses can be exchanged for
a developer’s commitment to building a higher percentage of affordable housing than is currently mandated.
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The Pocket Neighborhood
Bartlet Cottage 720ft2
1 Bedroom
1 Bathroom
In unit laundry
Covered porch

Figure 37 - Bartlett Model- Source www.rosschapin.com

•

3 acres of land

•

Lot size - 4,500 to 5,000ft2

•

7 cottages - 700ft2

•

10 small houses - 1000ft2

•

7 small houses - 1200ft2

•

4 small houses - 1400ft

•

Density - 9 houses per acre

Coho Cottage - 1200ft2
2 floors
2 Bedroom
1 3/4 Bathroom
Covered Porch

Figure 38 - CoHo

Design Keys:

Figure 39 - Pocket Neighborhood - 3 Acres Source www.rosschapin.com

•

Cottages and houses are facing each other
to foster community connection.

•

Space is layered from public to private with
eyes on the commons

•

Minimizing impact of automobiles with
narrow shared use roads, single car
driveways, and on-street parking.

•

The open porch blends the space
between public and private, allowing
neighbors to connect with each other
while maintaining layers of privacy

Figure 40 - Crab Point Model- Source www.rosschapin.com

Crab Point 1309ft2
Single floor
2 Bedroom
1.5 Bath
Garage (not included in ft2)
Studio above garage
Covered Porch
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Large Cluster Neighborhood

Figure 41 - Pocket Neighborhood - Large Cluster Neighborhood - 40 acres Source:www.rosschapin.com

•
•
•
•
•
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A cluster of 9 smaller neighborhoods
on 40 acres of land
Each neighborhood meets
at a 7 acre common space
and community garden
Each neighborhood has
28 housing units.
Development has a total
252 housing units.
Using the affordable housing set
aside requirement of 15-20% (see
Best Practices), this would yield 25
to 50 additional affordable homes,
more than a 25% increase in the
town’s affordable housing stock .

Total Suitable Land 141 acres
1 Large neighborhood 40 acres.
29% Built
71% open space

Option 2: Conservation Open Space
Without Public Access
Based on the survey and our development suitability analysis of the land, we would consider the conservation
of open space with no public access as a viable option specifically for the Wampatuck golf course just
south of Reservoir Pond. This parcel had wetlands prior to the golf course construction in 1904. The
original purpose of this land was a hunting-and-fishing reservation. A conservation easement with limited
access and with a wetland restoration would help to restore the land as a functioning wetland. This type of
easement could also be used in other places throughout the town when land needs to be conserved, without
public access, in order to protect the natural waterways of the town. As Wampatuck is enrolled under the
Massachusetts chapter 61B program, the town can transfer first right of refusal option to a certified land trust
or a state agency such as Mass Audubon or Massachusetts Department of Conservation and Recreation.

Creative Zoning for the Future
Creative zoning for the future can and should be used to protect the community’s natural
assets. This requires changes that are needed to allow creative and conservation-oriented
zoning to move forward. Some examples could be TDR, PDR, or other open-space focused
ordinances as mentioned in the case example from Portland OR and Mueller TX.

Low-Impact Development
Low impact development addresses stormwater by implementing small, cost-effective,
landscape features located throughout the development. This could supplement Canton’s
already present Floodplain Overlay District. Option 3: Open Space with Active Recreation

Based on the survey results, open space with active recreation is a community preference.
Due to Canton’s location, many residents are able to enjoy the nearby Blue Hills Reservation and the Neponset
River Watershed. However, it would be beneficial to have an outdoor recreation nature walk near Canton’s
downtown or near the highways. The Milton Hoosic Golf Course parcel would be a viable option. Located
just south of I-95 and I-93, the site could include an area for outdoor recreation. It would give residential
neighborhoods near the highways and residents in the northern part of town access to active recreation.

Option 4: Conservation Open Space
with Passive Recreation
The Town of Sharon is currently converting the Cape Club of Sharon from golf course to partial
development and open space. With this knowledge in mind, we would suggest the option of conservation
open space with passive recreation on the Brookmeadow parcel located in the southwest corner of the
town. With the increasing risk of the Neponset River flooding and the parcel being entirely in a 100-year
floodplain, this land would be better as conservation land with passive recreation. This in accordance
with the Town of Sharon’s plan and the overall vision of the Town of Canton. We would suggest this
land have minimal recreation due to its location in town and the wetlands that surround the parcel.
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Best Practices

Best Practices for Successful, Sustainable Conversions

We reviewed several outlines of golf course conversion best practices in our research. Below is an outline
of the best practices we encountered from other local towns in Massachusetts, including the towns
of Maynard and Sharon, that we encourage Canton to consider in their own conversion process.
Changing the primary use of a large parcel of land, or any portion thereof, will require a Golf Course
Master Plan to evaluate and plan for different types of recreation activities or development that
are of interest to the community. In order for Canton’s golf course conversions to be successful, it
must be consistent with the town’s Master Plan. The Golf Course Plan itself must consider different
demographics, housing needs, resource needs, discretionary spending habits of the residents, and
the existing recreational opportunities already available to residents. All must be documented.
For conversion options to open space and recreation, a Golf Course Master Plan should include the
following components (Maynard, 2014). Additional recommendations can be found in the
Appendices (Part IV).
•
Definition of a Sustainable Community and Affordable Housing in an ordinance
•
Outline of Transfer of Development Rights
•
•
•
•
•
•
•

Purchase of Development Rights and Development Agreements for
future needs of community specific to golf course land
Parks and Recreation Department organization and funding
An understanding of current recreation programming and recommendations
for future programs that reflect community needs and desires
Current and future events that bring the community together and
contribute to the economic fabric of the Town
Identified future anticipated need for recreational facilities that provide
opportunities for sports, events and specialized activities
Opportunities for trails and trail connections
Opportunities to create partnerships and find new ways of doing business

In Canton, certain sections of the Blue Hill land parcel are thriving resource areas for flora and fauna. These
areas also serve as important assets for storm drainage, flood control and groundwater recharge, along
with wildlife habitat and migration areas. Reductions or eliminations of the application of chemicals in
golf course maintenance could also be incorporated into the Canton 2035 Master Plan, in order to further
protect these vulnerable areas. Additionally, raising public awareness of the benefits of these resources,
from wildlife habitat to water supply protection to storm mitigation, can be an asset to the Town overall.
Care should be taken to define and then manage the boundaries of these existing environmental resource
areas, lest unmanaged open spaces within the floodplain result in expanded wet areas, diminishing its
value for public access and enjoyment (Maynard, 2014). In the absence of a golf course, the land also
needs to generate revenue from its assets to help with construction, renovation, and ongoing development
of recreational programs. A detailed analysis of revenue and fiscal impacts would be recommended
as opportunities would be tied to the implementation of specific alternatives (Maynard, 2014).
Similarly to the Maynard and Sharon golf course conversions to open space and recreation, Canton could develop
a Golf Course Master Plan for conversion options that include development. The purpose would be to establish
a framework through Development and Design Guidelines, within which developers could propose projects.
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Components of the Golf Course Master Plan for development would include the following

•
•
•
•
•
•
•
•
•
•
•

Market analysis to estimate demand for different land uses: ownership/rental residential markets,
shared work space, retail uses, small food/drink establishments, mixed housing/office/retail.
Physical land restrictions (wetlands, floodplains, rock outcroppings)
Identification of sizes, locations, and boundaries of buildable areas on site
Site parcelization options
Access and internal roads, circulation plan (car, bike, pedestrian), parking ratios for different uses
Development envelope scenarios under different zoning options
Program of uses under different zoning options
Development and Design Guidelines for the site, including
guidelines for massing and scale, public realm landscaping and tree canopy,
culturally inclusive space, accessibility, walkability, and other elements.
Housing affordability requirements
Sources of funding, including allowable uses under CPA

Best Management Practices for
Sustainable Land Development
Best practices for land development are critical for the Town of Canton to consider. This section
addresses storm water management, green infrastructure, and low-impact development. Specific
features include bioswales, retention ponds, clustering of buildings, permeable surfaces, rain
gardens, rain harvesting, and green roofs. These best practices for Canton were taken from
the ULI Shaw Forum on Urban Community Issue, Mass Audubon, and MassDEP.
There are many best practices listed below that the Town of Canton already has written into the 2019
Zoning Bylaw including; stormwater management (p. 40), site development standards (p.42), and the
environmental stewardship program in the Campus Master Plan Roadmap Report (p. 86) (Canton Master
Plan, 2019). Below are additional best practices for development the town can add onto their bylaws.

Low Impact Development (LID)
Conventional development brings a loss of open space, drinking water supply infrastructure, reduced quantity
and quality of water resources, and increased infrastructure maintenance costs. A low-impact design
encourages developers and the municipality they are working with to consider more sustainable options
for the community. Low-impact development encourages less land clearing, reduced infrastructure costs,
protects water quality, and reduces storm water runoff which often carries pesticides and herbicides dispersed
by golf courses (EOEA, 2017). Low-impact design features include; narrower streets, alternatives to cul-desacs, shared driveways, green buffers, set parking maximums, and allow for alternative permeable paver
in overflow areas. It would also showcase storm water techniques such as; rain barrels and cisterns, tree
planting, permeable paving, open channels, bioretention beds, stormwater wetlands, and other forms of green
rooftops systems. A low-impact site design allows for conservation and reduced impacts of the following:
•
•
•
•
•

Preservation of natural features to protect hydrology, trees, sensitive soils, and vegetation unique to the area
Minimize impervious surfaces
Dispersal of storm water runoff to decrease pollution impacts
Conservation of stream and wetland buffers by utilizing them in design elements
Utilization of natural features and natural techniques as infrastructure design including
bioswals or bioretention schematics, stormwater planters, or vegetative strips

57

•
•
•

Reduce storm pipes, curbs, and gutters
Reduce building footprints to help minimize grading of the land
Limit lot disturbance

The low-impact development planning process inherently protects natural resources and promotes recharge
to underlying aquifers (EOEA, 2017). Infiltration of surface water into the ground water resources aiding
Canton residents is vital for a healthy aquifer. Less runoff, fecal waste, and sediment going into public
drainage systems, which often contain high amounts of phosphorus and nitrogen not good for human
consumption, would help the community get the clean water they deserve from their groundwater resources.
This would also lower maintenance costs and induce a longer lifespan for drainage systems within the town,
preventing combined sewer overflow events which could affect human health within the community.

The Town of Canton has written bylaws that define the requirements of low-impact development
and stormwater management. It could go further by creating training for staff, allow for inspection
provisions, define a maintenance program, and outline a long-term monitoring and enforcement
program to help establish trust within the community. Some funding techniques that could be used
include impact fees and stormwater utility fees like in Newton MA (Newton, 2020). Additional
information about low-impact development can be found in the Appendices (Part IV).

Typical Development

Smart Development

Figure 42 Visual Illustration of the Benefits of Low-Impact Development (Source: Mass.gov EOEA Presentation (2017)
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Inclusionary Housing Best Practices
Set Aside Requirement
A key tool in a community’s ability to increase the amount of affordable housing is requiring a certain %age
of new developments to be reserved for affordable housing for families under a certain income threshold,
typically 80 % of the Area Median Income (AMI). Set aside requirements of 15 -19 % are most common. The
city of Davis, CA has a requirement of 35%, one of the highest in the country (Inclusionaryhousing.org 2019).
Cambridge requires that 20% of units in projects of 10 units or more be affordable (CDD 2011). Somerville
requires 20% affordable units for projects of 18 units and more, 17.5% for projects of 8 to 17 units, and an
option of including one affordable unit or paying into the Somerville affordable housing trust fund for projects
of 5 to 7 units (SCC 2016). The Town of Maynard requires 25% affordable units in projects of 18 units or more,
12% for projects of 7 to 18 units, and 10% for projects of 6 to 17 units (Town of Maynard 2019). Several other
Massachusetts towns have inclusionary housing articles in their zoning bylaws, requiring affordable housing setasides ranging between 10% and 20%, including, among others, Acton, Bedford, Brookline, Concord, Chelmsford,
Lexington, Lincoln, Littleton, Milton, Natick, Newton, Shrewsbury, Stow, and Wilmington (MACP 2018).
Although Canton does not have a townwide set-aside requirement, 12.3% of its housing units are listed
in the state’s Subsidized Housing Inventory (SHI), more than neighboring towns (Canton Housing Action
Plan 2015). This is above the Chapter 40B minimum requirement of 10% [ ] and Canton has in addition an
Affordable Accessory Apartment provision in its zoning bylaw (Town of Canton 2019). While it might not
be advisable to enact a townwide affordable housing requirement, setting a requirement of at least 15%
to 20% for specific developments, particularly potential golf course conversions, would be feasible.

Design Standards
The design of affordable housing presents several concerns. On one hand, existing property owners and
potential new residents share a concern that affordable housing development will result in low quality
homes that are out of place in the overall community, though the motivation behind their concerns may
differ. On the other hand, developers may resist providing the same features in affordable housing units as in
market-rate units. Massachusetts has long established a solution to this problem: it requires that affordable
housing units be dispersed throughout a development, and that exterior finishes be similar to those of
market-rate housing units, so that affordable housing units are not identifiable (DHCD 2014). In addition,
interior finishes must be of quality and similar, though not identical, to those of the market-rate units (DHCD
2014). Finally, a design review process focuses on how the new development fits in scale and character
with the existing built environment in the community (DHCD 2014). In our Blue Hill development plan, we
consciously picked cottage and small housing units that look and feel like typical New England houses.

Developer Incentives
Developer incentives are the carrot to the set-aside requirement’s stick. Certain exceptions and incentives
can encourage developers to accept the town’s restrictions and requirements. There are many examples
of incentives for developers – waiving fees and expedited permitting processes, tax abatements, and
parking reduction – but the most common incentive used is increasing the density over the existing zoning
(InclusionaryHousing.org 2019). Currently, Blue Hill is zoned for 45,000 single-family lots, and 30,000 lots
under Flexible Development. Our suggestion to restore the Village Housing Overlay District (VHOD) without
age restrictions, allows for subdivision into 5,000 square feet lots, an eightfold increase in density.
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Creating and Maintaining Affordability
Once new housing is built steps must be taken to expand and maintain affordability. Most affordable housing
programs target families earning between 60 and 120 % of the local AMI and as a result, are not accessible
to the families with the greatest need (Inclusionaryhousing.org 2019). One way to address this is to use
the set aside requirement to mandate that a portion be targeted at families making between 60 and 120
%age of AMI and the remainder targeted at families making under the 60 % of AMI. Our suggestion of a
higher than average set aside requirement at least 10 to 20 % is an opportunity to address Canton’s missing
middle housing while also providing housing for families at the lowest end of the income spectrum.
While there are a variety of strategies municipalities use to maintain housing affordability, there are two
strategies we would recommend for Canton. As part of both strategies, Canton should consider establishing
either a Community Land Trust (CLT) or a Housing Trust as nonprofits to administer the program. Both have been
successful in cities
across the country in
protecting affordable
housing stock
(groundedsolutions.
org 2020, Jakabovics
and Charette 2016).
The first strategy is
applicable should
a private developer
purchase Blue Hill.
Canton’s housing
non-profit can enter a
master lease with the
private developer. A
master lease would
allow Canton to sign
a multiyear lease on
commercial terms
with the developer for
the units set aside for
affordable housing,
allowing the CLT or
Housing Trust to
manage the sale or
rental of these units.
The master lease also
provides stability for
both the landlord and
FIGURE 43: Inclusionary Housing Policy Design diagram Source: Inclusionaryhousing.org
the tenant; payment
is assured and there will not be sudden and dramatic rental increases (Jakabovics and Charette 2016).
The second strategy to maintaining affordability is to have Canton’s CLT or Housing Trust assume ownership
over part or all the residential development and manage tenancy using long-term ground leases. Using
ground leases, homes in the development would be less expensive to purchase, as the cost of the land is
separated from the cost of the home. The homeowner would pay a small monthly rent to the CLT but otherwise
maintain ownership over the home. Should the homeowner decide to sell the home, the value of the home
would appreciate in relation to any improvements added. As part of terms of the ground lease, generally
homeowners typically agree to sell the home for a restricted price; the CLT also has the right to purchase
the home from the homeowner to determine for itself the next tenant in order to maintain affordability.
This strategy also can be used as a vehicle to grow the wealth of low to middle income families.
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Findings

Findings and Future Considerations
Through our investigation and analysis, it became clear that there is a need to bridge the gap between the
current housing stock in Canton, and the possibility of incorporating more dense and affordable housing
with options for community recreation and open space. A delicate balance can be struck whereby the
needs of the community members are met, environmental resources are preserved, and the character of
the town is maintained. In order to find this balance, continued conversation between town officials and
the community is necessary and can allow for more effective demonstration of more creative development
options that provide for both housing and open space. Additionally, continued conversation across
disciplines in the town will ensure that any development can be accomplished in a manner that is both
sustainable and meets the needs of all in the community for the future. We have listed below the five
major suggestions that we hope the Town of Canton can take forward in their conversion process.

Key Suggestions for Future Golf Course
Conversion Outreach and Policy
Suggestion 1 – Amend the Golf Course Zoning
to Include Performance Zoning
Golf owners currently have the right to build single-family houses on lots of 45,000 square feet lots (1.03 acres),
with a maximum height of between 25’ and 40’ (more height allowed for greater setbacks). On the 183-acre Blue
Hill site, that would be 183 houses. If they use Flexible Development, by special permit, on a tract of a minimum
of seven acres, they can build houses on lots of 20,000-square feet (.5 acre), of the same number as the by-right
zoning, with a minimum of 30% of the tract reserved for open space. As was discussed during Canton’s master
planning process, a performance zoning overlay (see definition on p. 19) would outline regulations for dedicated
open space and low-impact development sustainable solutions. Introduce them to alternative zoning options to
satisfy everyone’s needs. A performance zoning overlay would be better than the current Flexible Development
option, or better still, would complement it. With a density bonus added, a restored Village Housing Overlay
District would be a major step towards inclusionary zoning. We encourage reinstating this overlay district.

Suggestion 2 – Facilitate Development Alternatives
and Restore Village Housing Overlay
In order to facilitate sustainable development, zoning bylaws that include a comprehensive transfer of
development rights alternative, in addition to structured performance zoning would contribute to lowimpact sustainable development within the community. TDR or transfer of development rights is a zoning
technique used to permanently protect land with conservation value (such as community open space, or
other natural resources) by redirecting development that would otherwise occur on this land as the sending
parcel to an area planned to accommodate growth and development as the receiving parcel. In 2019, the
Town of Canton enacted Flexible Development zoning, while it eliminated the Village Housing Overlay District
(VHOD) it had in its 2018 zoning by-laws (section 9.6). A restored Village Housing Overlay District, without
the age restriction and with an affordability component, in addition to Flexible Development, would offer
more varied housing types that would benefit Canton residents for the decades to come. A VHOD would
allow for 5,000 square feet of land per housing unit, on tracts of a minimum of 10 acres, with a minimum of
three acres (30% of the tract) reserved for open space. It would provide opportunities for “missing middle
housing”, a term used to describe housing types between single-family houses and high-density multi-family
buildings: medium density row houses, townhouses, walkup apartment buildings, and community uses.
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Suggestion 3 – Use a Multi-Lens Approach to
Understanding Golf Course Conversions
One must distinguish between the differing concerns of individual private golf course owners, the
town’s interests and evolving needs, and Neponset Watershed or other environmental organization.
There is a need for some incremental change in terms of how golf course owners view themselves as
part of the greater health of the community and its watershed context. Building strong relationships
between golf course owners and local government can also help make these connections between
local and regional decision making. Know key players in the town, give people concrete examples of
successful conversion, and allow for flexible performance zoning to assess various options.

Suggestion 4 – Continue to Foster Community Involvement
The Town of Canton should act as a bridge between stakeholders through creating workshops, community
forums, town meetings, and other forms of community involvement to assess what the community would
like in place of a golf course. Acting as a liaison between private owners, local government, and state
government to help make more informed decisions about maintenance, modification, and full conversion.
This process can also help clarify to the community some of the more creative design and development
options that are available. We recognize that there was a discernible preference for open space from
those community members who took the survey, but we feel that acceptance for other options would
grow if they were presented as possibilities to increase both open space and housing in the town.

Suggestion 5 – Give Guidance on Golf Course
Environmental Remediation Management
Through our interviews, it was made clear that more concise recommendations and regulations from
Town officials were needed. Most golf courses that undergo conversion at first, become classified by
the state Department of Environmental Protection as brownfields. Clarifying which federal mandates
and state regulations apply would help demystify the requirements currently being imposed upon the
golf course and what golf courses can expect with mandated costs in order for conversion to occur.
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Limitations & Next
Steps
This report covered a broad range of topics, and we consider it an essential first step in Canton’s conversion
process. However, there were several limitations we would like to mention, as well as further opportunities
for research we view as essential in order to form a comprehensive set of recommendations.
In general, both the scope and the time constraints of this project were limiting factors in this
project. Additionally, the COVID-19 pandemic resulted in many of the project goals no longer
being feasible. Our abilities to communicate with each other and with various stakeholders in the
community were significantly altered. The following section clarifies some of these limitations.
Survey
There were various limitations in regard to our survey. Although 129 participants was slightly beyond our
anticipation, there was still room for our group to make some change in terms of the distribution of the survey
to acquire more responses and more diverse responses. For example, despite the survey being circulated in
both English and Spanish, we received no responses to the Spanish version. Also, due to time constraints, we
were unable to use more in-depth statistical methods to analyze the data. As a result, questions were analyzed
standing alone, and not in connection with each other. Data cleaning would also have been necessary should we
plan to draw connections between the questions. Finally, there was a sample issue. The 129 people participating
in this survey were all those who did so voluntarily, so the responses could be very biased and did not accurately
represent what the entire population of Canton thought about the questions. The sampling strategy, however,
could be improved with sufficient time and funds. Lastly, essentially no demographic information about the
survey takers was collected. This would have been helpful to contextualize our results for the Town of Canton.
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Appendices

Part I: Housing and Zoning
Minimum Lot Sizes

Minimum lot size (in square feet) zoning requirement for residential uses in five towns
surrounding Canton: Dedham, Norwood, Sharon, Stoughton, and Randolph
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HOUSING AFFORDABILITY
Table 11: Median sales prices for single-family homes and condos in Canton and neighboring communities, 2013-2018
2013

2014

2015

2016

2017

2018

% Change
2013-2018

Westwood

$610,000

$612,500

$655,000

$658,500

$721,000

$775,000

27%

Milton

$492,500

$525,000

$565,000

$615,000

$640,000

$685,500

39%

Sharon

$469,950

$483,925

$508,000

$513,000

$515,800

$525,000

12%

Canton

$442,000

$478,850

$479,000

$492,500

$525,000

$524,900

19%

Norfolk County

$400,000

$417,500

$430,000

$445,000

$475,000

$500,000

25%

Dedham

$389,250

$390,000

$405,000

$430,000

$470,250

$499,000

28%

Norwood

$360,000

$384,900

$410,500

$420,000

$440,000

$469,000

30%

State of MA

$322,800

$331,750

$340,000

$348,000

$365,000

$385,000

19%

Stoughton

$292,500

$305,000

$310,000

$333,000

$368,250

$370,000

26%

Randolph

$240,000

$255,000

$284,900

$302,000

$343,000

$366,500

53%

Westwood

NA

NA

$529,000

$544,000

$630,000

$687,000

30%

Milton

$394,375

$410,000

$419,000

$502,450

$520,000

$547,500

39%

Sharon

$299,000

$142,500

$362,500

$370,000

$419,250

$372,000

24%

State of MA

$298,000

$310,000

$317,000

$329,500

$341,000

$365,000

22%

Norfolk County

$295,000

$305,000

$322,500

$320,000

$349,900

$364,400

24%

Norwood

$229,500

$250,000

$290,250

$320,000

$365,000

$350,000

53%

Dedham

$298,750

$280,750

$318,750

$281,500

$304,300

$323,000

8%

Canton

$290,000

$310,000

$323,700

$336,750

$347,000

$321,225

11%

Randolph

$164,000

$139,500

$203,000

$209,500

$228,950

$275,000

68%

Stoughton
$192,000
Source: The Warren Group

$209,900

$225,000

$235,000

$241,500

$249,400

30%

Single Family

Condominiums
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Source: 2016 American Community Survey 5-Year Estimates
Figure 10. Gross rents in Canton and neighboring communities, 2016

PART II: INTERVIEWS WITH KEY STAKEHOLDERS
AND COMMUNITY SURVEY
We conducted interviews and distributed a separate town-wide survey. For interviews, we
focused on a small group of stakeholders in this project. We implemented the interviews
via phone calls or emails. Due to the impact of the COVID-19 pandemic, we only interviewed
4 people or groups, which was less than the number we expected (10 to 15).
As one of the key groups involved, the owners and managers of the four golf courses in our project certainly
needed to be interviewed as well. We consulted with some golf course owners, but they preferred to remain
anonymous. The information they provided, however, was integrated into our analysis in all sections of the
report. We did not get to interview some local residential developers including Pat Considine from Considine
Development, LLC, and some representatives from Beacon Communities, LLC, to get a sense of their
experience in Town with flexible development and some feedback on different development scenarios.

INTERVIEWS
Ian Cooke- Executive Director Of Neponset River Watershed Association
•

In response to whether there has been any observed connection between Canton’s golf courses, which are
located in floodplains, adjacent to wetlands, etc., and water degradation issues, Cooke stated that they don’t
have any data indicating a significant correlation, but indicated that the types of fertilizer and chemicals
used on the golf courses was likely to have a greater impact down the line in salt water resources, and less
so in fresh water resources. Therefore, impacts would not be likely felt near the course, but where the river
becomes an estuary.

•

Cooke noted that in the last few years Canton has migrated from using mostly Mass Water Resources
Authority (MWRA) water, to using mostly local ground water. This includes the golf courses as well. The
challenge is, as development has grown and as the cost of MWRA drinking water has grown, municipalities,
Canton included, have done everything they can to get their water from someplace other than the
MWRA system (not because it is bad, but because it is very expensive). The issue broken down is many
communities have moved aggressively to use less MWRA water, at the same time they are extending
sewers to parts of town that weren’t sewered and/or connecting most new development, which has been
substantial, to the existing sewer system. This amounts to less water coming in, more water going out,
and still have the problem of sewer system inflow and infiltration. Cooke mentioned that there are a lot of
issues with the current system, but there are a lot of reasons, institutional reasons and political reasons,
not to change how the system works now. He stated that the Association has been encouraging towns to
use more MRWA water on a seasonal basis. Primarily, in the summer, when inflow is at its lowest and water
withdrawals start to peak, is when it is most problematic to be using local groundwater. Cooke stated that
this adjustment shouldn’t cost towns a significant amount, since it will only be for a few months a year.
He also encouraged consideration of how climate change will affect water use, especially with changing
seasonal temperatures and possibly longer growing seasons.

•

Cooke also stressed the importance of considering how to manage sewage flood events, particularly in
Canton where the majority of the eastern portion of the town is the central floodplain of the NRWS. This
means that there is a potential for contamination with significant flood events. He encouraged considering
decentralized water management approaches that can capture both keeping water local and also harnessing
energy from sewage which seem to have some favorable economics as of late.

•

Cooke highlighted the point that, depending on the type of development, it could be an opportunity
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to experiment with decentralized water management. He mentioned that there are opportunities for
creative solutions, and gave the Gillette Stadium as an example where the land owner and town worked
collaboratively to come up with a creative solution of a waste water reuse system.
•

Cooke noted that institutional barriers would be the biggest hurdle in implementing decentralized water
management systems in any new development taking place as a result of the conversion. However, Cooke
did state that Canton is interesting in that it has been changing demographically to a significant degree
over recent years, and that the town government’s approach to water resource management become more
thoughtful over time and is more focused on multiple objectives as opposed to simply keeping the cost
down and lowest water rate.

•

Finally, Cooke encouraged collaboration with the association and other groups in the planning process, as
feedback throughout the process is critical to make the end product as optimal as possible.

Golf Course Owners
•

The golf course owners highlighted the heavy burden of environmental regulations as well as permitting and
licensing requirements they experience. They also mentioned that it is sometimes difficult to keep up with
the technology associated with running and maintaining a course.

•

The owners also discussed that their main priority is to stay in business, and this is where the majority of
their planning for the future is focused. This has becoming increasingly difficult in the face of the pandemic,
however, as a large portion of their business is event and function based.

Pat Pannone- Architect and Planning Board Member of Town of Sharon
•

Of importance was the agreement between the private owners of the golf courses and the town, in terms of
who has the right to develop.

•

Also discussed the approach that the Town of Sharon took with their golf course conversion process at
the Cape Club of Sharon. In Sharon’s case, the town negotiated with the golf course owner who wanted
to be rezoned in order to build housing on the parcel. Golf course owner wanted the town to support and
assistance in convincing residents to allow for a residential zoning component. But the town said, in return,
if the golf course is no longer viable, that it be returned to the town. However, Pannone stressed that, in
order to be viable, needs to be mixed use, needs some sort of diversification, multiple components. In order
to meet the future needs of the town, the town also required that some sort of senior-housing element be
included.

•

Pannone stressed the importance of using the town’s Master Plan as a guide as to what the town’s longterm needs are. A thorough analysis of the Master Plan could potentially illuminate future needs of the
community, and therefore opportunities for the planning department to plan for those needs.

•

Pannone underscored the importance of analyzing walkability and accessibility to the site. He stressed that
you want any development to feel like part of the community. He emphasized that you can build whatever in
this location, but if no one is going to come to it, it will be a waste of resources. He highlighted the need to
know where pinch points were, and how development will affect traffic patterns.

Tom Scully- Planning Board Chair of Town of Canton
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•

In response to the explanation of the scope of our project, Scully mentioned that this is a need in the town as
one of the golf courses has already begun selling off parcels of their land to support operations.

•

When discussing the town’s needs, Scully did stress that the biggest problem now in Canton is the traffic and
has concerns that development would exacerbate this issue. Therefore, any development opportunity that is
pursued would need to come up with a more elegant way to deal with traffic.

•

When mentioning community preservation funds to facilitate the purchase, Scully thought it was a natural
route to take and discussed the possibility of some combination of community preservation funds and
an expenditure by the town to acquire the land. He mentioned the purchase of the Paul Reverse site and
the indication that there is an appetite to do it that way, and it would be less painful than a straight-out
expenditure or something that requires an override. When asked about why the Paul Reverse site has been
viewed as a huge success, and whether there would be any transferability with a golf course conversion,
Scully noted that the Paul Revere site was so successful because it was an eyesore, so the appetite to
transform that would be understandably be much higher than to transform a quiet, beautiful golf course.
Scully did state that any zoning change would likely require some significant conversation and negotiation to
be approved (akin to that required of the Paul Revere site). He did mention that it is going to take some time
to gauge the impact of the Paul Revere site, so some time may be required before it can be used as a general
success story, a year or two before will start to feel any of the impacts.

•

When asked about general transformation he would like to see for the town, Scully discussed
improvements to the rail service and increase the use of public transportation, as well as connecting
the eastern and western portions of town to reduce traffic. Ended by saying he is a fan of creative
solutions, and that there isn’t a one size fits all approach that can be employed here. Stressed that
people in the town need to understand that this will happen at some point, and so this is importantmaking the effort to be prepared when it does happen, and that there are a lot of options on the
table for all of us, so it benefits everyone to not be reactionary and consider all the possibilities.

SURVEY
The survey was distributed to the entire town of Canton on March 10th and was closed on April 3rd, so it was
ongoing for three and a half weeks. The survey was meant to collect the public’s long-term vision for Canton’s
private golf course land and gather their thoughts on different types of development scenarios. These insights
were important to take into consideration when shaping recommended zoning changes to expand or limit future
uses for those facilities. The survey was created in partnership with the town together and was distributed
to the town via Qualtrics, an encrypted, cloud-based storage system. A link to the context maps of the four
private golf courses was inserted. We also included some incentives, which were two $25 gift cards, in order to
encourage participation in this survey. A Spanish version of the survey was also distributed with the purpose
that Spanish speakers could have access to it as well, but by the time the survey was closed, there was no
response for this version, so we were unable to include their statistics. Overall, we received 129 responses.
If we delve deeper into these statistics, we can see different interpretations. For example, on question 2, the
seemingly most popular choice, golf course conversion entirely for open space by town purchasing the land or
conservation restriction, had 39% of respondents saying this was their favorite option, but also had 49% saying
this was definitely not their favorite option: 26% as their second least favorite, and 23% as their least favorite.
The standard deviation (the spread of the range of answers) for the open space option was 1.28, which was the
second highest and only slightly lower than completely for residential use. The mean score of 2.4 for open space
only also did not separate it from the other options. So, we could say that it was not unanimously agreed upon
but rather had quite a high number of respondents who voted against it. As a matter of fact, this could be applied
to the seemingly least popular choice, which was golf course conversion completely for residential use, as well.
While 56% of respondents said it was their least favorite option, 25% said it was their most favorite, with standard
deviation was 1.36 and had 25% of the people answering this question claim this was their most favorite.
If we investigate further, we could find that 13 out of the 19 people voting completely for residential use
as their most favorite said that completely for open space by town purchasing the land or conservation
restriction was their least favorite (18 total); and 23 out of the 30 people voting completely for open
space by town purchasing the land or conservation restriction as their most favorite said that completely
for residential use was their least favorite (43 total). We could then deduct that the wide difference of
opinions on both options was contributed by the same group of people. But it is still safe to say that
conversion completely for residential use was not concertedly opposed. Nearly half of respondents
(48%) said that developing the land partially for residential use was their second favorite choice.
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In fact, on question 3 which asked people’s opinions on acceptable housing options, 81 people participated,
which was 4 more than question 2. Even if we subtracted those who voted other and clearly indicated no housing
(which was 2), there were still more people selecting their acceptable housing options than people answering
question 2. If we used 79 as the number of participants not objecting to housing and divided that by 129 which
was the total number of participants, we had a participation rate for that question of 61%, a considerable number.
Interestingly, the number of people answering question 4 which was on open space options
was 70, still less than 79. On this question, there was no doubt that no public access was the least
favorite one. Yet if we looked at option 2 and 4, the only difference was whether there would only be
golf courses or there could also be other active recreation. The standard deviation for golf course only
was 1.1 and the mean score was 2.7, where both were high, so this was out of our consideration. But if
we combined both options 2 and 4, and compared that with passive recreation, we could see a similar
number of selections on the most favorite. Considering the similar patterns that active recreation and
passive recreation had (mean score, standard deviation, ranking distribution), although the option
golf course only should not be weighed too much, we might still be able to say that there was no
huge difference between these two options where passive recreation was slightly more favored.
Finally, and absorbingly, for the last question, which asked participants to voluntarily leave their comments, 6
out of the 15 people who did so (40%) clearly stated less housing and/or more open space and only 2 (13%)
suggested more housing. Those who left comments were usually those who had strong opinions about the
options. This could be expected because response to the survey was voluntary and the collected sample
might be more representative of close neighbors to the golf courses than of town residents as a whole. In
addition, open space is easier to visualize, as it offers no change from current conditions, than housing options
or mixed-use development, which require more imagination to visualize, or prior knowledge of examples.
Hence after considering all the perspectives and analysis above, we could come to a
short conclusion. Only a minority of people were not interested in the town of Canton
purchasing the golf course land or purchasing a conservation easement or using Community
Preservation funds. There was a slight preference for active over passive recreation.
Q1 - Are you a Canton resident?
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#

Field

Minimum

Maximum

Mean

Std Deviation

Variance

Count

1

Are you a Canton resident?

1.00

2.00

1.05

0.22

0.05

99

#

Answer

%

Count

1

Yes

94.95%

94

2

No

5.05%

5

Total

100%

99

``
Q2 - If a golf course was proposed to be developed, please rank the following
development scenarios from 1-4 from favorite (1) to least favorite (4).
#

Field

Minimum

Maximum

Mean

Std
Deviation

Variance

Count

1

The golf course is developed
entirely into residential use

1.00

5.00

3.18

1.36

1.86

77

2

The golf course is partially
developed for residential use,
with at least 50% preserved
as open space (maybe a golf
course, or general open space).

1.00

4.00

2.23

0.74

0.54

77

3

The golf course is partially
developed for mixed-used, with
at least 50% preserved as open
space (maybe a golf course,
or general open space)

1.00

4.00

2.42

0.94

0.89

77

4

The golf course is preserved
entirely for open space
by purchasing the land or
conservation restriction

1.00

5.00

2.42

1.28

1.65

77

5

Other (please describe)

1.00

5.00

4.75

0.82

0.68

77

#

Question

1

1

The golf course is
developed entirely
into residential use

24.68%

19

3.90%

3

7.79%

6

55.84%

43

7.79%

6

77

2

The golf course is
15.58%
partially developed
for residential use,
with at least 50%
preserved as open
space (maybe a golf
course, or general
open space).

12

48.05%

37

33.77%

26

2.60%

2

0.00%

0

77

3

The golf course is
18.18%
partially developed
for mixed-used,
with at least 50%
preserved as open
space (maybe a golf
course, or general
open space)

14

36.36%

28

31.17%

24

14.29%

11

0.00%

0

77

2

3

4

5

Total

73

4

The golf course is
preserved entirely
for open space by
purchasing the land
or conservation
restriction

38.96%

30

9.09%

7

25.97%

20

23.38%

18

2.60%

5

Other (please
2.60%
2
2.60%
2
1.30%
1
3.90%
3
89.61%
describe)
Q3 - If the golf course is at least partially developed for residential use, which do you find
acceptable (click all that apply)? Note: The number of units allowed under each scenario
would be no more than what is currently allowed under existing zoning. Clustering residential
development in a smaller area would increase available land for common open space.

2

77

69
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#

Answer

%

Count

1

Mixed-used housing (e.g. locally owned retail space,
middle-class housing, shared office space)

19.05%

28

2

Cottage-style single-family homes (e.g. 1-2 bedrooms, less than 1500 square feet)

25.17%

37

3

Two-family homes/ Duplex

7.48%

11

4

Triplex or Fourplex family homes (typically two bedrooms)

4.08%

6

5

Single-family homes on half-acre lots

40.82%

60

6

Other (please describe)

3.40%

5

Total

100%

147

Q3_6_TEXT - Other (please describe)
none of the above
No more homes
Single family homes on one acre lots
I dont care, it shouldn’t be developed
Elderly
Q4 - If the golf course were partially or totally preserved for open space, please rank the
following development scenarios from 1-4 from favorite (1) to least favorite (4).
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#

Field

Minimum

Maximum

Mean

Std Deviation Variance

Count

1

Conservation open space
with no public access

1.00

5.00

3.43

0.93

0.87

70

2

Open space with active
recreation (e.g. tennis
courts, pool, golf course)

1.00

4.00

2.09

0.82

0.68

70

3

Conservation open space
with passive recreation
(e.g. trails, walking)

1.00

5.00

1.89

0.98

0.96

70

4

Golf course only

1.00

5.00

2.66

1.12

1.25

70

5

Other (please describe)

3.00

5.00

4.94

0.29

0.08

70

#

Question

1

2

3

4

5

Total

1

Conservation
open space with
no public access

7.14%

5

8.57%

6

20.00%

14

62.86%

44

1.43%

1

70

2

Open space with
active recreation
(e.g. tennis courts,
pool, golf course)

24.29%

17

48.57%

34

21.43%

15

5.71%

4

0.00%

0

70

3

Conservation open
space with passive
recreation (e.g.
trails, walking)

45.71%

32

27.14%

19

21.43%

15

4.29%

3

1.43%

1

70

4

Golf course only

22.86%

16

15.71%

11

35.71%

25

24.29%

17

1.43%

1

70

5

Other (please
describe)

0.00%

0

0.00%

0

1.43%

1

2.86%

2

95.71%
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Q5 - Would you have any interest in the Town purchasing acquired golf course land if it came up for sale?
#

Field

Minimum

Maximum

Mean

Std Deviation

Variance

Count

1

Would you have any interest
in the Town purchasing
acquired golf course land
if it came up for sale?

1.00

3.00

1.70

0.74

0.55

82

#

Answer

%

Count

1

Yes

47.56%

39

2

Maybe

35.37%

29

3

No

17.07%

14

Total

100%

82

Q6 - Would you have any interest in the Town purchasing a conservation easement
or restriction on golf course land that came up for sale?
#

Field

Minimum

1

Would you have any interest in the 1.00
Town purchasing a conservation
easement or restriction on golf
course land that came up for sale?

#

Answer

%

Count

1

Yes

50.00%

41

2

Maybe

31.71%

26

3

No

18.29%

15

Total

100%

82

Maximum

Mean

Std Deviation Variance

Count

3.00

1.68

0.76

82

0.58

Q7 - Would you be in favor of using Community Preservation funds to purchase golf course land if it came up for sale
#

Answer

%

Count

75

1

Yes

47.56%

39

2

Maybe

21.95%

18

3

No

15.85%

13

4

I don’t know what Community Preservation funds are

14.63%

12

Total

100%

82

Q8 - Please provide any additional comments. (Optional)
as long as its not used for housing
Town funds should not be used
Way too many homes being built. Save our land
NO MORE CONDOS
Open space for passive recreation is best or active recreation
In some cases, the golf courses act as barriers that separate different parts of town. In order to get
from one side to the other, one needs to drive (or walk) all the way around, via the existing street
network. It would be great if any golf course redevelopment planned for primary roads that provide
direct connectivity from one side to the other, as well as a well-designed road network throughout.
More trees, more land, less housing
With 99 holes of golf in town, I am worried golf will become much less popular in the coming years and
the country clubs will sell their land to developers and very easily change the landscape of the town. If
more than one club sells out to developers it would drastically change the shape of our community.
This would be a unique opportunity that neighboring towns have capitalized on and could greatly benefit
the town. I think the opportunity for a higher end restaurant with outside space would be ideal
The housing options should not be limited to 2 bedroom homes. There
should be some 3 bedroom units as well for families.
We have too many golf courses, should any land come up for sale, the town should look into acquiring
it to turn into a park. We need more open space and recreation areas. Also consider how such land
can tie into trail master plan to create more continuous trail connections throughout town.
I would be interested if the town purpose was to create recreational land other than just golf courses.
If housing, then nice houses but decrease taxes not increase if with additional revenue
There is already enough traffic
Too much traffic in this town. Keep the courses. Keeps people working and adds value to the town

PART III: LITERATURE REVIEW AND CASE EXAMPLES
Literature Review
The research for the literature review began with a wide scope and national focus. We investigated national
trends behind golf course conversion, including how well the golf industry is doing, reasons why golf courses
are being converted, challenges of maintaining failed courses, benefits and impacts that golf courses
have on the environment, and consequences of golf course closures, conversions, and redevelopment. In
addition to this research, we also looked closely at local circumstances, regional history, local environmental
constraints, zoning concerns, and best practices in sustainable development. We collected statistical data
and graphs in this literature review , as we consulted peer-reviewed and practitioner-authored articles.
Golf
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National Trend of Golf Course Closures
Golf is an $84 billion industry with 24 million golfers in the United States alone (Heath, 2019). Golf is
currently the number one outdoor pay-for-play individual participation sport in the United States (National
Golf Foundation, 2019). The 2008 recession is partially to blame, but the majority of the change came
from overbuilding and over-enrollment during the boom of the mid-1990s. Tiger Woods popularized
the modern sport of golf so much that it prompted the National Golf Foundation to encourage the
increased building on golf courses over the following decade. From 1986 to 2005, more than 4,500
courses opened (Morris, 2019). Participation peaked in 2005 at 30 million players in the United States.
However, participation declined rapidly to fewer than 24 million players in 2016 (NPR, 2020). Golf, as
defined by economists, is a true niche sport and market that does not have the capacity to provide for
all players. In general, golf is often too expensive and takes a great deal of time to learn to play.
Environmental Impacts of Golf
Golf courses have affected water, soil, land-use, landscape composition, and spatial configuration of development
(Petrosillo et al, 2019). Golf courses are subjected to foot and vehicle traffic that causes soil compaction and turf
wear, reducing water infiltration and increased turf stress (Rice et al, 2011). Most golf courses are built on sandy
soils or clay/loamy soils and are susceptible to pesticide leaching and runoff from sandy soils that have high
infiltration capacity, or loam/clay soils that have poor drainage (Kuiper, M. 1997; Guzman et al 2014). The main
soil type on the Canton golf courses is type B and type C; fine loamy sandy soil with hard bedrock underneath.
Contamination of Pesticides in Soils
Between 1.1 and 1.2 billion pounds of pesticides are sold annually in the US and a quarter (275 to 300
million pounds) is used on golf courses (Guzman et al 2014). Pesticides are used on most golf courses
except turfgrass that is treated as a nontraditional use (“Pest Management Practices on U.S. Golf Courses,
2016”). Pesticide treatments that are applied on golf courses are either traditional pesticide use (herbicides,
insecticides, fungicides, and nematicides) or non-traditional pesticide use (cultural control, plant growth
regulators, and biological controls). Herbicides that are applied on golf courses may have arsenic which
moves freely in the soil (Guzman et al 2014; “Water Use and Conservation Practices on U.S. Golf Courses”,
2014). Pesticides are degrading to the environment and the Town of Canton should consider the effects
these pesticides will have on the land and groundwater resources. Reservoir Pond in town has already seen
increased algal blooms in recent decades due to increased levels of phosphorus and nitrogen in the runoff.
Different types of pesticides interact with the soil and groundwater. The movement of pesticides in the
soils depends on the soil solubility, microbial and chemical degradation, volatilization and evaporation,
and plant uptake (Kenna, M., 1995; Kuiper, M. 1997; Woodington, 1998). This is affected by different
abiotic factors such as slope, hydrology, land cover, application method, slope length, climate, and erosive
tendencies that are detected in surface and groundwater (“Water Use and Conservation Practices on U.S.
Golf Courses”, 2014). The northeast used less traditional fertilizers to treat turfgrass and other types of
greenways compared to other regions (“Pest Management Practices on U.S. Golf Courses, 2016”).
Water and Nutrients
In addition to compacting soils and impeding groundwater recharge over large land areas and polluting nearby
water bodies with pesticide-laden runoff, golf courses waste enormous amounts of potable water. Nutrients that
are used as fertilizers on golf courses are nitrogen and phosphorus. In 2006, the average rate of fertilizer that
was applied to golf courses for nitrogen was 3.5 pounds per 1,000 square feet and phosphorus was 1.5 pounds
per 1,000 square feet (“Golf Course Environmental Profile: Nutrient Management on U.S. Golf Courses”, 2009.)
The amount and type of fertilizer depends on the design of the golf course; the relative size and
location of greens, tees, fairways, rough, practice areas, turf nursery, no-mow areas, and grounds (Rice
et al, 2011; “Golf Course Environmental Profile: Nutrient Management on U.S. Golf Courses”, 2009).
Nutrient runoff from golf courses has impaired nearby surface waters and degraded water quality
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(Rice et al, 2011). In Canton, those are the Neponset River Watershed and Reservoir Pond.

HOUSING AND ZONING
National Context for Zoning
Exclusionary, and ultimately segregationist, zoning policies are commonly believed to have resulted from
individual, as opposed to institutional, racism; these policies are thought to stem from private property owners
protecting the value of their property. Our research, however, suggests otherwise. Instead, exclusionary
zoning was the result of a concerted effort through a private/public partnership of urban planners,
‘economists, realtors and government agencies. From the time of Plessy v. Ferguson in 1896, which upheld
the “separate but equal” doctrine as constitutional, to Shelley vs. Kraemer in 1948, which struck down racially
restrictive covenants, racist and classist land use policies were institutionalized at every level of society.
The earliest attempts at land use restrictions through city ordinances in San Francisco were explicitly
racist and associated minority landownership in white neighborhoods with public nuisance law. Later,
Progressive reformers such as Benjamin C Marsh, Lawrence Veiller, and Woodrow Wilson were strong
advocates of eugenics and White Supremacy. Backed by Marsh and Veiller, the first comprehensive zoning
ordinance was passed in New York City in 1917, the same year that the Supreme Court ruled racially
exclusive zoning unconstitutional. This paved the way for the use of such zoning restrictions nationally,
as a means to enact and enforce segregationist housing policies that funneled white families into large
single-family lots in the suburbs while concentrating minority families in dense urban neighborhoods.
During the 1920s, the Department of Commerce worked with local real estate developers to distribute
propaganda to homeowners, linking housing segregation with higher property values. These real estate
developers were bound by the code of conduct of the National Association of Realtors to create racially
exclusive covenants in entire subdivisions. From the time of the New Deal and continuing throughout the
Post-War era, it was the explicit policy of the Federal Housing Authority (FHA) to deny mortgage insurance
to any housing for black families. Additionally, the FHA would not insure any mortgage of a white family
trying to purchase a home in a predominantly black neighborhood or even in a multiethnic neighborhood.
As late as the 1950s, years after the Supreme Court ruled that racial covenants were unenforceable, the
FHA was still dragging its heels. These policies, at both the local and federal levels, should not be taken as
one-off examples or exceptions to the rule. Instead, they should be viewed as parts of a whole: a housing
market that by design distributes wealth and property to one portion of the population while explicitly
excluding another portion of the population. Undeniably, this exclusion was entirely based on race.
Notable Legislation and Court Cases
Barbier vs. Connolly (1885)- The Supreme Court upheld a San Francisco ordinance that prevented
the development of laundries owned by Chinese immigrants in affluent and white communities.
Buchanan vs. Warley (1917) – The Supreme Court ruled that exclusionary zoning based specifically off race
was unconstitutional, violating the right of contract protected by the 14th Amendment, determining that a
municipality could not regulate who a private individual sold their property to. Enforcement of this ban was weak.
Euclid vs. Ambler Realty (1926) – The Supreme Court upheld the constitutionality of the Ohio village of
Euclid’s land use restrictions through zoning, minimum lot size, and floor size. The Court broadened the use
of the nuisance doctrine, allowing municipalities, and existing property owners, to determine what types
of developments – commercial, industrial, or multifamily residential – were a threat to the community.
Shelley vs Kraemer (1948) – The Supreme Court ruled that while racial covenants, as private agreements
between private parties, was not a violation of the Fourteenth Amendment, enforcement by the courts
would be considered a state action, which would be a violation of the 14th Amendment. Despite the Court’s
holding, FHA officials refused to accept the ruling and actively worked to undermine it until 1962.

Regional Context
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If the macro level gives us cause for intense cynicism, we can temper this with a somewhat more mixed
regional history of problematic housing policies. To be clear, however, the Northeast region was not immune
to the racially motivated exclusionary zoning bylaws that exacerbated and perpetuated housing, wealth,
education, and health inequalities. In fact, the Greater Boston region made its own somewhat notorious
contributions to exclusionary zoning in 1909 with the Supreme Court Case Welch v. Swasey, which upheld
building height restrictions for entire districts under the nuisance doctrine. In the 1940s, the state land court
case Simon v. Town of Needham, upheld local exclusionary zoning through land-use restrictions. The most
infamous of all remains the large urban renewal project that decimated minority communities in Boston’s
West End and built the Government Center, which casts a long shadow in the region’s history of housing
inequality. Boston City officials, the School Board in particular, were a major political force in perpetuating
exclusionary housing policies. Furthermore, the construction of Route 128 and its connection to the interstate
system reshaped both the economy and the housing patterns of the entire region. This project connected
more distant suburbs to the metro area’s sprawl and operated to support the region’s segregation.
However, the communities created by Route 128, and those who populated them, were neither blind
nor indifferent to the regional inequalities. Many of these new residents were members of a new
progressive professional class that, unlike the progressives of the previous generation, rejected the
“race science” that underpinned eugenics theory. The region’s multiple prestigious universities attracted
many technology research and development firms, often defense industry firms such as Raytheon,
bringing with them educated, white-collar professionals. As a result, the people who moved into
these communities tended to be more liberal than their suburban counterparts in the Sun Belt.
These communities, from Lexington to Canton, from Newton to Concord, produced some of
the fiercest opponents of discriminatory housing policies and exclusionary zoning bylaws,
often derided as “snob laws”. Residents in these communities recognized the inequalities and
responded by forming fair housing committees in the late 1950s, advocating for more state
oversight of the private housing market to prevent unfair housing practices. These committees
ultimately were a part of the coalition that got the nation’s first Fair Housing law passed.
These people in these communities valued diversity and considering it important to the health of
these communities. Much of their activism was organized around addressing what they believed
were the root causes of segregation – individual racism and lack of tolerance on one hand and a lack
of access to opportunity on the other- to make integration more possible. Out of this, the METCO
program was created to bring Black students from underserved parts of Boston to suburban schools- a
program that still exists today. Families from the suburbs would get together with families from the
city for playdates and to provide some access to suburban resources. These exchanges helped foster
multiethnic political coalitions across the region that would make the Boston Region the Nation’s
example for housing policy reforms and stopping unlimited development pushed by the government.
Ultimately, because the focus of this activism was on individual and not institutional causes of segregation
(which extended beyond the FHA to include discriminatory banking and employment policies) many of these
efforts fell short. Boston’s suburbs today are about as homogenous as they were in the 1960s. There is room to
be critical of this generation of suburbanites for advocating policies that we would today view as paternalistic, or
for not grasping the systemic and institutional nature of racial housing segregation. However, this does not and
should not diminish the sincerity of their attempts at reforms, nor should it undercut the efficacy of their strategy,
the strength of their coalition, or the national example that they set. We should be inspired by this regional history
of support for reform and for diverse and integrated societies and make adjustments for where mid-century
Rt128 suburbanites erred and made systemic oversights of the root causes of our nation’s housing segregation.
These people in these communities valued diversity and considering it important to the health of
these communities. Much of their activism was organized around addressing what they believed
were the root causes of segregation – individual racism and lack of tolerance on one hand and a lack
of access to opportunity on the other- to make integration more possible. Out of this, the METCO
program was created to bring Black students from underserved parts of Boston to suburban schools- a
program that still exists today. Families from the suburbs would get together with families from the
city for playdates and to provide some access to suburban resources. These exchanges helped foster
multiethnic political coalitions across the region that would make the Boston Region the Nation’s
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example for housing policy reforms and stopping unlimited development pushed by the government.
Ultimately, because the focus of this activism was on individual and not institutional causes of segregation
(which extended beyond the FHA to include discriminatory banking and employment policies) many of these
efforts fell short. Boston’s suburbs today are about as homogenous as they were in the 1960s. There is room to
be critical of this generation of suburbanites for advocating policies that we would today view as paternalistic, or
for not grasping the systemic and institutional nature of racial housing segregation. However, this does not and
should not diminish the sincerity of their attempts at reforms, nor should it undercut the efficacy of their strategy,
the strength of their coalition, or the national example that they set. We should be inspired by this regional history
of support for reform and for diverse and integrated societies and make adjustments for where mid-century
Rt128 suburbanites erred and made systemic oversights of the root causes of our nation’s housing segregation .
Case Examples
We examined other instances in which golf courses have been successfully converted or redeveloped in
other towns to gain a better sense of the experience of some similar and effective projects. For adjacent
towns like Sharon, MA, we interviewed Sharon staff or board members (Pat Pannone as mentioned above).
For other towns such as Portland, OR and Mueller, TX that are further away, we did online research and
came up with our case examples. Altogether including Sharon, we took a close look at the background of
these examples, how these towns have been successful, the challenges that they encountered (for instance,
housing and zoning problems), and the final outcome. Through careful inspection of the difficulties and
processes of other conversion, we gained important takeaways that can be applied to our own project.
Minneapolis, MN
In writing their 2040 Comprehensive Plan several glaring problems became evident.
When Minneapolis set out to write their 2040 plan, it saw several glaring problems. First, the city ranked
128th out of 128 US cities in a survey of black home ownership rates; the city’s black homeownership rate
of 19.8% is less than half of the nationwide rate of 40% (McCormick 2020). Second, the lack of housing
diversity, specifically in the form of multifamily housing options. Homeowners and empty nesters looking
to move to a smaller home drove rental prices almost $200 higher than the nation’s median rent in 2019
(McCormick 2020). Finally, the city found that while rental prices had increased by 11% since 2000, the
annual salary for renters had decreased by 14% over the same time. There was a troubling racial disparity:
the median income for a black family in Minneapolis was $21,000 while for white families it was $65,000
(McCormick 2020). Thus, addressing housing and racial inequity was paramount to the city’s 2040 plan.
The city’s solution included a radical departure from the last century of planning: eliminating exclusive
single-family residential zoning and allowing multifamily developments in all residential areas.
Community Engagement
Convincing Minneapolis residents that the end of single-family zoning did not mean large scale demolitions
of single family neighborhoods in order to replace them with large multi-family units required authentic and
deliberate engagement with all stakeholders, including people of color and indigenous people, renters, and low
income families who have historically be ignored by the planning process (Kahlenberg 2019). The first steps
the city took were small, and it scored a small victory in 2014 by legalizing “in-law” apartments across the city.
In 2016, planning officials began working with civil rights activists, attending church meetings, street fairs,
and festivals to build rapport and seek input from these communities. Local unions, the Service Employees
International Union (SEIU) in particular, were strong partners in the engagement process, representing large
numbers of low-income healthcare workers, advocating for reform as a way to lower housing costs without
the city having to spend money (Kahlenberg 2019). Neighbors for More Neighbors, an organization formed
to advocate for the zoning changes, brought these stakeholders to widely covered city council meetings and
increased exposure to the problem of housing affordability and the link to single-family residential zoning
(Kahlenberg 2019). While at the onset of the process, planning officials were vehemently criticized for their
support of the zoning change, by the end of the process residents had become genuinely interested in learning
more about the proposed policies (McCormick 2020). This progress is largely attributable to the extensive and
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comprehensive community outreach the planners conducted. By the Fall of 2019, the 2040 plan was approved
by the city council, paving the way for Minneapolis to be a national leader in inclusionary housing reform.

PART IV: BEST PRACTICES
Best Practices for Successful, Sustainable Conversions
For another conversion option to open space and recreation only, below are the preliminary
recommendations of the Maynard Golf Course Re-use Committee Final Report from 2014.
-Encourage the development of additional revenue-producing facilities and programs.
-Develop and implement a policy of fees and charges for special events that reflect
costs and potential financial return to the sponsoring group or department.
-Strive to operate town-owned properties as a revenue neutral entity.
-Develop and periodically re-evaluate areas and facilities that need capital improvement funds
that can be used in a special promotion, grant opportunities, or other sources of funding.
-Establish and engage local organizations to assist with targeted fundraising,
programming, building volunteerism, partnerships, sponsorships, etc.
-Pursue non-traditional funding sources such as advertising, corporate sponsors, and
other potential individual donors, for special events and various park projects.
-Encourage school districts, fraternal organizations, youth service groups, and/
or private institutions to adopt-a-park for community service projects.
Best Practices for Sustainable Land Development
Low Impact Development
A model low-impact development and storm water bylaw would contain the following
components as outlined by Mass.gov Smart Growth guidelines:
Purpose and Intent
Authority
Scope and Applicability
Definitions
Administration
Permit Procedures and Requirements
Performance Standards: Low-impact development criteria
Enforcement
Surety
Construction Inspections
Certification of Completion
Perpetual Inspection and Maintenance
Example System of Low-impact development Credits and Incentives
Other sources to consider surrounding storm water management, green infrastructure, and low-impact
development include Mass Audubon Conservation Guide, ULI 2007 Roundtable Report, Mass.gov Smart Growth
guidelines, Mass Executive Office of Energy and Environmental Affairs Toolkit, and Hudson County Planning
Board 2015 Guidelines and Bylaws. The Town of Canton in its Master Plan outlines several environmental forward
techniques which are found on pages 86-92 of the Roadmap Report to be referenced with this information.
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