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Village of Campbellsport  
Public Facilities Needs Assessment 

 
 
 

Introduction 
The Village of Campbellsport, the Campbellsport Area School District and private organizations 
have placed much effort in providing recreational programs and park facilities for their 
constituents.  However, as the village continues to grow, future residents should be expected to 
assist the community in the purchase and development of additional parkland, recreational 
facilities, and pedestrian trails.   For this reason, A Public Facilities Needs Assessment analysis is 
being conducted to determine an equitable amount of land or monies that should be required to 
offset the park and recreation costs that are directly related to community growth.   
 
 
Village of Campbellsport Park System 
The Village of Campbellsport has a number of public park facilities as well as semi-public sites 
where residents can recreate or just enjoy open space (see Table 1).  
 
Table 1 
Existing Village Parks & Open Space 

 
Name of Facility 

Public 
Ownership 

Quasi-Public 
Ownership 

Private 
Ownership 

 
Total 

Fireman’s Park  12.03 -- 12.03 
Millpond Park & Wayside  2.00 -- --  2.00 
Columbus PARC 54.00 -- -- 54.00 
Campbellsport Area Schools 20.00 -- -- 20.00 
St. Matthew’s School -- -- 1.46  1.46 
Total Acreage 76.00 12.03 1.46 89.49 

Source: Village of Campbellsport Recreation Plan: 1993 and modifications based on draft 2005 
Comprehensive Plan discussions. 
 
 
Fireman’s Park 
Fireman’s Park is located at 125 N. Barton Road and is approximately 12 acres in size.  This park 
contains a softball field and associated stands and pavilion, playground equipment, and bathroom 
facility.  On the top of a hill, the park also has two more large picnic shelters, one of which has a 
built-in stage. 
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This park is in need of new bathroom facilities.  This project is already being planned and will likely 
occur in 2006.  Otherwise, the facilities in this park are in good repair and provide parkland for 
residents in the western portion of the Village of Campbellsport. 
 

    
Softball Diamond    Playground Equipment 

 

    
  Bathroom Facilities     Picnic Shelter 
 

   
Second Picnic Shelter (with stage)    Storage Facility 
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Millpond Park & Wayside 
Millpond Wayside is located near the dam on East Main Street and is roughly 2 acres in size. 
 

    
View of lawn area looking north    View of dam  

 
This park offers a scenic view of the Milwaukee River dam and pond.  The site contains a picnic 
area with a grill, and an off-street parking lot from State Highway 67. 
 
Columbus PARC  
Columbus PARC is located east of New Cassel Street, at 105 Columbus PARC Court.  This is the 
village’s largest park, with approximately 54 acres of land that accommodates a variety of active 
recreational fields. 
 

    
Westerly Ball Diamond      Playground Area 

 
This relatively new and modern park facility contains three softball diamonds, a basketball court, 
two lighted sand volleyball courts, playground equipment, and a combined pavilion/bathroom 
facility.  A large parking lot is provided for park users.  The park also has fourteen acres planted 
with thirty varieties of wild flowers and six varieties of native prairie grasses.  This area of the park 
has a trail system for jogging, biking, hiking and walking and is wheelchair accessible.  The park 
has a canoe launch site, handicap fishing areas along the Milwaukee River, grills and picnic areas, 
and a toboggan run.  
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Whispering Trail Entrance    Trail under Bridge 
 

   
Pavilion and Bathrooms     Basketball Court 

 

   
 Sand Volleyball Courts & Softball Diamond  Southeasterly Softball Diamond  
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In 2002, Whispering trails was built from Columbus PARC to the rest of the Village of 
Campbellsport, including a pedestrian bridge across the Milwaukee River (at the end of Spring 
Street), as shown below.  The trail also includes an underpass under CTH Y. 
 

   
Pedestrian Bridge looking east    Pedestrian Trail looking southeast 
 

Campbellsport Elementary School 
 
Located on the west side of CTH “W”, north of Sheboygan Street, the Campbellsport Elementary 
School has a large playground that offers recreational amenities such as swing sets and other 
playground equipment, a softball field and a soccer field.  On site parking is available. 
 

    
 Soccer Practice Field     Playground Area 
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 Playground behind School    Swings behind School 
 
 
Campbellsport Area Middle and High School   
The Campbellsport Middle/High School has a number of athletic fields that are used by students 
and community groups. 
 

  
  Football Field     Hardball/Softball Practice Field #1 
 

   
  Football/Soccer Practice field (north-end) Hardball Field beyond Football Field 
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      Hardball/Softball Practice Field #2 
 
 
St. Matthew’s School 
St. Matthew’s school is located on the eastern side of the Village of Campbellsport, and is a source 
of recreation for neighborhood children.  The site offers playground equipment and a sports field. 
 

   
Playground Equipment and Ballfield Playground Equipment looking south 
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Park Standards 
The national standard for park space in a community is ten acres for every 1,000 people.  Based 
on the 2000 U.S. Census, the Village of Campbellsport had 1,913 people, which equates to 19 
acres of parkland needed to meet the needs of the citizens of the City.  Based on the total acreage 
in Table 1, the Village of Campbellsport greatly exceeds the national standard. 
 
Open Space and Recreation Plan 
The Village of Campbellsport has an Open Space and Recreation Plan, which has been used to 
guide park development.  The Plan has also been useful in making certain projects eligible for 
matching state and federal park and recreation grants. The primary focus of the plan in recent 
years has been the development of Columbus PARC. 
 
Growth Projections 
The State and Regional Planning Commission twenty-year projection for the Village of 
Campbellsport is for 295 more people that will live in 117 households on 47 acres of land (found 
on Table 9 in the appendix section of the Comprehensive Plan), or an average of 2.5 people per 
household.  This projection is based on the past growth that has been typical for the Village of 
Campbellsport.  
 
However, two large subdivision developments coming into the market in 2005 will create a new 
market for home sales in the village.  The first development is called “Valley View” subdivision.  
This development is starting with a 23 lot duplex subdivision fronting CTH “V”, a 12 acre 
commercial area (also fronting CTH “V”), and a 64 unit condominium development along the south 
side of Campbellsport Drive.  In few years, this same development will likely open up residential 
lots that will ultimately accommodate 146 single-family housing sites. 
 
On the north side of the Village of Campbellsport, east of CTH “W”, another residential subdivision 
with 53 single-family lots and 7 duplex lots will begin to develop this year. With these two 
developments, plus others that may occur in the next several years, the number of building 
permits issued in the next 5 to 10 years could be substantially greater than what has occurred in 
past years. 
 
The state population projections for the Village of Campbellsport are going to be significantly lower 
than what realistically may happen.  For purposes of this study, it is projected that 199 single 
family homes, 46 duplex units, and 64 condominium units (323 total housing units) from the two 
approved subdivisions in 2005 will come onto the market in 2005 and 2006, and that the lots will 
be absorbed in about fifteen years.  This means that the number of permits per year will increase 
substantially from a historical average of 5 permits to 15 to 25 permits per year in the next fifteen 
years. 
 
Assuming that all 323 housing units are built in the next fifteen year period (which does not take 
into account any other subdivisions that could come into the market), a potential of 678 people 
could be added to the Village’s population (2.1 persons per household, which factors in the lower 
number of people in condominium and duplex units).  This additional number of residents will have 
an impact on the number of park and recreation users.    
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Procedure for Dedication 
If a developer wants to plat vacant land in the geographic area of future parkland or the proposed 
trail network, as shown on the Village’s Future Land Use Plan Map, the Village of Campbellsport 
should ask for dedication of such future parkland or trail system during the platting process.  
However, if platting takes place in areas not designated for a neighborhood park or trail system, 
the Village should require a payment in lieu of dedication for each housing unit.  This fee needs to 
be equal to the potential cost of buying or developing land for park or trail purposes in areas 
shown on the Future Land Use Plan. The Village Subdivision Ordinance (once adopted) will address 
this type of payment in lieu of parkland dedication.   
 
For the purpose of this Public Facilities Needs Assessment Analysis, the two subdivisions referred 
to in this study have received approval from the village for their first phase development (final plat 
or site plan approval).  Therefore, any subdivision requirements for parkland dedication or fee in 
lieu of parkland in a final platted subdivision would not apply to these developments.  Any new 
final plat for any development reviewed after adoption of a new Subdivision Ordinance would 
come under the park fee provisions of the ordinance. 
 
 
Land Costs 
Table 2 shows the history of land sales in the Village of Campbellsport.  Based on the two recent 
land sales, it appears that the average raw land value in the Village of Campbellsport is about 
$10,000 per acre in 2005.  This average land value can give the Village an idea what the cost 
might be if additional parkland needs to be purchased. 
 
 
Table 2 
Recent Land Sales 
Purchaser Size of Property Sale Price Per Acre Cost 
WLM Development, LLC 148 acres $1,285,000 $8,682 (includes wetlands) 
4 Seasons Development LLC 25.12 acres $251,000 $10,000  

 
 
Identification of New Public Facilities 
As the Village grows, new residents will use the park system, and will expect the Village to provide 
more athletic fields, open space, and trails where public recreation can take place. The potential 
costs of additional athletic fields and additional public trail systems rightfully need to be shared 
between existing and future residents.  The following projects are projected to provide park 
facilities to existing and future residents. 
 
Soccer Field Parking Lot: 
A weakness in the Village’s park system has been the lack of a practice soccer field.  That need 
was recently met by the development of a soccer field west of Columbus PARC.  However, off-
street parking or a safe location to drop off children involved in soccer is not available for this site.  
Land for an off-street parking lot needs to be acquired next to, or in close proximity to the practice 
soccer field. A parking lot constructed to facilitate soccer users on the west side of New Cassel 
Road could also be an overflow parking lot for different events at Columbus PARC. 
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Soccer Field Parking Lot Costs  
• Soccer field land purchase and development: 

 Project size: About 2 acres 
 Estimated Land Cost (with inflation factored in) ............................................$30,000.00 
 Estimated Cost of 30 car Parking Lot (with inflation factored in)....................$20,000.00 

 Total Development Costs ......................................................................................$50,000.00 
 
Trail System: 
Fond du Lac County will be building a trail on the old abandon railroad line that runs through the 
western portion of the village.  Although this will be a “regional trail”, it will benefit the Village by 
connecting the western residential neighborhoods to Fireman’s Park and the Campbellsport 
Middle/High School facility.   
 
The Village of Campbellsport Future Land Use Plan Map shows a network of pedestrian trails that 
would connect the Campbellsport Middle/High School to the Campbellsport Elementary School, to 
new residential developments anticipated on the Village’s northeast side, and eventually to 
Columbus PARC. Another trail would connect Columbus PARC to southerly neighborhoods.  Once 
these residential trails are built, many residents of Campbellsport would be able to enjoy a 
pedestrian trail system.  
 

Pedestrian Trail costs  
• Public trail purchase and development: 

 Land Purchase: 2 miles of trails (*3 acres purchased @ $15,000 per acre)....$45,000.00 
 Trail Construction: 2 miles, 10 feet wide at $20 per lineal feet.....................$211,000.00 

 Total Development Costs:.................................................................................... $256,000.00 
 
*6 acres needed, but this analysis anticipates that 3 acres will be platted through subdivisions and the other 
3 acres will need to be purchased. 
 
User Fee Charges: 
Future park facilities generated partly by residents that move to a new home in the Village of 
Campbellsport can legitimately be charged a proportionate park impact fee payment. Based on the 
calculations of potential costs for a soccer field parking lot and pedestrian trails in the Village, the 
total park and recreation costs over the next fifteen years is estimated to be $306,000.00 ($20,400 
annually). This study has documented that new residents will constitute 26% of the Village’s 
population. If this many residents move into the village, these new residents can be charged 26% 
of the costs associated from additional park facilities, which would equal $79,560.   
 
Based on 323 new housing units over a fifteen year period, the Village of Campbellsport can set a 
park user fee of $210.00 for that period of time to recover estimated improvement costs generated 
by new residents. 
 
• Total apportioned Park Fee:.....................................................................................$79,560.00 

 Estimated housing units in the next 15 years:.......................................... 323 Housing Units 
 Per housing unit fee: $246 or rounded up to .........................................................$250.00  

 
This fee would apply to all building permits on vacant lots of record after the adoption of a Park 
Fee Policy. 


