
PLYMOUTH TWP, MICHIGAN 



 Built in 1921 and Designed by Jerry Matthews   

 Managed by Billy Casper Golf  

 Golf Course is Not “paying for itself”  

 Clearly – to sustain – improvements need to be made  

 Or – does it make sense to NOT have a golf course?  

 Which way to go for HillTop?????? 

 The best way to determine the “Best way to Proceed” 

 

 

HillTop Golf Course  

CREATE A MASTER PLAN  



 Road Map for Future  

 Coherent understanding of Options 

 Eliminate “design by Committee” 

 Understanding the cost/benefits  of all options  

  Comprehensive compilation  

 Most value created for a property 

THE VALUE OF A MASTER PLAN 



Paul Albanese 
Principal 

• Member of the American Society of Golf Course Architects. 

• Cornell University:  Received a B.S in Environmental Engineering and 

was captain of the men’s golf team.  

• Harvard University:  Received a Master’s Degree in landscape 

architecture and studied the history of golf architecture. 

• Director of Golf Course Architecture at the Edinburgh College of Art in 

Scotland – the birthplace of links golf.   

• Designed and remodeled over 25 golf course projects since1991.  
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• The only program in the world that teaches golf course architecture to 

this extent.  

• Students earn a Master’s Degree after their 12 months of intensive 

study.  

• The program focuses on the historical links style golf course 

architecture  of Scotland.   

• As Director of the program, Paul Albanese is able to visit and study the 

famous links courses – such as St. Andrews, Turnberry, Carnoustie – 

but the unsung gems all along the coasts of Scotland.  
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Director of Golf Course Architecture 

EDINBURGH COLLEGE OF ART 
Edinburgh Scotland 
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Cornell University 

•  This is a ten day seminar that will teach adult students the 

appreciation of golf course architecture.    

•  The trip is held in October, and students will have an opportunity to 

play and study, St. Andrews, Carnoustie, Troon, Turnberry and other 

classic links courses.    

• Paul’s knowledge of links style golf course architecture made him the 

ideal candidate to teach this class.  
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Chris Lutzke 
Principal 

• Has worked with Pete Dye for over 20 years as one of his key 
associates. 

•Michigan State University:  Received a Bachelor of Landscape 
Architecture and an Associates of Arts degree in Turfgrass 
Science. 

• Has worked on many Top 100 golf course projects, including 
The Ocean Course at Kiawah Island, Crooked Stick, Colleton 
River and Whistling Straits.  

• Has traveled extensively throughout the U.S and Britain to 
study the classic forms and shapes of the master golf architects.   
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Allen Belyea 
Senior Designer 
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Sam Thomas 
Designer 

Vijit Nandrajog 
Designer 



Harris, MI 

 

 
Sweetgrass Golf Club 

Wilson, Michigan 

 

 

TOP TEN BEST 

NEW COURSES 

2009 
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Whistling Straits 
Kohler, WI 

 



Sweetgrass Golf Club 
Harris, MI 
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 SITE ANALYSIS and PROGRAMMING 

 SCHEMATIC PLANNING 

 MASTER PLAN 

 PERMITTING 

 CONSTRUCTION PLANNING 

 CONSTRUCTION MANAGEMENT 

 GROW-IN 

GOLF COURSE DESIGN PROCESS 



 SITE ANALYSIS and PROGRAMMING 

 SCHEMATIC PLANNING 

 MASTER PLAN 

 PERMITTING 

 CONSTRUCTION PLANNING 

 CONSTRUCTION MANAGEMENT 

 GROW-IN and OPERATIONS 

A&L HAS BEEN RETAINED TO 

CREATE UP TO THE MASTER PLAN 



 Analyze the opportunities and constraints 

present on site 

 Investigate and map the existing site conditions  

 Create graphic drawings and images to form a  

base from which to build ideas 

 Meet with constituents to determine community 

goals and objectives   

Site Analysis 



SLOPE ANALYSIS 
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SLOPE ANALYSIS 



SLOPE ANALYSIS 



SLOPE ANALYSIS 



 Develop multiple ideas for how the golf course 

will maximize the value of the resort as a whole. 

 Review ideas with committee and development 

team in a charrette workshop. 

 Continue in this phase until an idea that fits all 

goals and objectives is created.  

Concepts & Schematic Planning 



SLOPE ANALYSIS 



SLOPE ANALYSIS 



SLOPE ANALYSIS 



 Compilation and hybridization of the Schematic 

Land Use Plans into a final Master Plan.   

 The Master Plan becomes the road map for 

the future development of the project.   

 The Master Plan includes a detailed analysis 

of the costs and timing issues associated with 

the project.  

Master Plan 



MASTER PLAN 



MASTER PLAN 



MASTER PLAN 



 Analyze the opportunities and constraints 

present on site 

 Investigate and map the existing site conditions  

 Create graphic drawings and images to form a  

base from which to build ideas 

 Meet with constituents to determine 

community goals and objectives   

Site Analysis 



 Tonight is a “working meeting” – called a 

“Charrette” 

 The idea is to enable us to hear ideas, gain 

insight, gather data, receive input – from the 

end users – YOU.  

THAT IS WHERE WE ARE TONIGHT 



Hilltop GC – Background 

 Hilltop built in 1927 as 9 hole course 

 Market saturation from 1970’s to 2000’s caused a reduction in rounds 

played 

 The course was leased prior to 2011 – operator had no interest in 

continuing under that arrangement 

 Lessee contributed to a deteriorating facility until current 

management took over 

 Billy Casper Golf (“BCG”) has operated the course since 2011 

 BCG runs 4 other municipal facilities in Michigan and is the largest 

operator of municipal courses in the US 

 BCG receives management fee of 11% of revenues for turnkey 

operations management 

 Current agreement expires in March 2019 



What Township has learned about 

Hilltop Via Current Operator 

BCG projects operating losses to continue 
– average of $70k 

Using a four year average of recommended 
capital expenditures results in an average 
cash loss of $230k annually 

However, the projection assumes growth in 
rounds to 25k and increasing in 2019/20.  
This could be an overly optimistic 
assumption. 
 



Public Comments about HillTop  

 Regular users of Hilltop enjoy the course 

 Challenging greens – although a short course, it is a tough course 

 Good value for greens fee rates 

 These same features, however, presumably limit ability to grow the amount 
of rounds 

 Beginner golfers can be frustrated because of difficulty of the 
courseResults of survey (300 participants with no financial information 
shared) 

 Pace of play can be a problem with too many poor or inexperienced 
golfers 

 “Tight” course causes safety concerns 

 About 20% visited Hilltop 

 About 47% preferred that Hilltop remain open; 29% preferred it being 
repurposed for other recreational purposes 



Possible Directions for Hilltop 

Golf Couses 

Design Concepts and Direction 

Needs come from some Data Points  

Ideally – the Community would be 

Surveyed 

Fortunately – This community WAS 

Surveyed about this precise question 

in 2016 and 2017  



Community was Surveyed in 2016 

About:  

 

“What they desired to see 

as recreation amenities”  



COMMUNITY SURVEY RESULTS 





TOP 5 DESIRED OUTDOOR 

RECREATION LAND USES FROM 

COMMUNITY SURVEY (not 

including golf) 

• Walking/Running Trails – 57.44% 

• Biking Trails – 45.08% 

• Swimming – 32.99% 

• Playgrounds -- 29.04% 

• Picnic Facilities – 28.74% 

• Canoe/Kayak Access – 26.25% 

• Dogpark – 23.73% 



Another Survey Regarding 

Recreation was done in September 

2017 with Specific Questions Being 

Asked Regarding Community 

Recreation  

Two Questions Are Particularly 

Germaine to this Site and its 

Future 



SLOPE ANALYSIS 



SLOPE ANALYSIS 



General Timeline – Next Steps 

 Fall 2018 

 Complete Master Plan for Hilltop Site 

 Evaluate course financial operations for 2018 year 

 Review RFP responses for golf course management 

contract (including negotiating with BCG) 

 Review results of professional work for alternative uses of 

Hilltop 

 Year End 2018 

 Trustees make decision on direction of Hilltop 



Master Plan Timeline 

 Tonight  

 CHARETTE – when a large group of people get together 

for the purpose being involved in a design process 

 This is NOT design by committee!  

 This IS a valuable manner in which community space can 

head in most effective design direction.  

 Do NOT be offended if your ideas and thoughts don’t end 

up in the final Master Plan. 

 NOT all ideas and land use can – or should – fit into this 

one parcel.   



Master Plan Timeline 

 After Tonight 

Our office will take ideas and come up with 

Concepts to be reviewed by the committee and/or 

board.   

These ideas will be influenced by tonight’s meeting 

and input.  

By end of September, the goal is to have a Master 

Plan completed for this project.   



Costs  

 All plans will have a cost associated with them.  

 The different ideas and concepts presented to the 
committee and board will have associated cost 
estimates and general pro-formas attached.   

 Tonight’s “Charrette” will NOT focus on costs, 
necessarily.   

 The ideas tonight are to be explored with the idea that 
costs are NOT the driving variable.   

 Costs WILL be accounted for in the next phase of 
process. 



THREE GENERAL CONCEPTS  

 GENERAL CONCEPT A:  Keep Hilltop Golf 

Course as is and simply try to operate and compete 

better. 

 GENERAL CONCEPT B:  Get rid of Hilltop Golf 

Course completely, and repurpose the site for other 

recreation.   

 GENERAL CONCEPT C:  Modify Hilltop Golf 

Course and integrate other community recreation 

amenities into the design. 



GENERAL CONCEPT A   

Keep Hilltop Golf Course “As-Is” 

and simply try to operate and 

compete better. 

  The option presumes to essentially put little to no 
additional $ toward the golf course.  

 In the opinion of the current operator, there NEEDS to 
be additional capital put toward improvements in order 
to compete and NOT lose money. 

 In our opinion, there WOULD be a need to invest 
significant $ into this golf course in order to compete 
and NOT lose money.     



GENERAL CONCEPT B   

Get rid of Hilltop Golf Course 

completely, and repurpose the site 

for other recreation.  

 The option presumes to eliminate the golf course.  

 Redesign the site for other recreation amenities.  

 Considering the surveys indicate a desire by residents 

for golf as a recreational sport and to NOT lose their 

golf amenity – this Concept is NOT being considered 

at this point.   



GENERAL CONCEPT C  

Modify Hilltop Golf Course and 

integrate other community 

recreation. 

. 

 

 The surveys show that there IS a desire to keep Golf 

as a recreational amenity and include other 

recreational amenities. 

 Which recreational amenities should be included?  

 That is where we are tonight…………………. 



GENERAL CONCEPT C 

 
 We have begun to explore how this General Design 

Concept might work. 

 Via our preliminary design work – we have found out 

that it would be possible to KEEP and existing nine 

holes of golf essentially around the the perimeter of 

the property. 

 This idea the opens up space on the interior the 

property in which we can then design other 

recreational amenities 



The Hilltop 

Course 


