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1.0

Executive Summary

The Brown County Fairgrounds site is an important and historic piece of Brown County
that has been the location of the annual Brown County Fair for over one hundred years.
Encompassing almost 36 acres of county-owned land, seven main buildings, a large
hard surface midway area, and almost a quarter of a mile of riverfront along the Fox
River, the Fairgrounds are an ecological, aesthetic, and recreational asset to Brown
County.
The Fairgrounds are used for community celebrations, agricultural shows, the annual
Brown County Fair, and other holiday events during the warmer months. During the
winter, the large buildings are used for unheated storage.
Good planning is essential to making sure events and rentals are organized in the most
efficient manner and new facilities are constructed in best possible locations on the
Fairgrounds property. Additionally, most of the main features and utilities were
constructed between the 1930’s and 1980’s and time is beginning to take a toll on some
of the infrastructure. There is also a growing need to keep up with increased population
demands and changing regulations and accessibility requirements. Furthermore, it is
the county’s desire to improve and increase usage by the community. “Flexibility” and
“year-round use” are two key objectives.
Because of its size and the many factors involved, Brown County has decided to
develop a Master Plan for the Fairgrounds and has retained Rettler Corporation, a
Stevens Point based park, recreation planning, and design firm to assist in the process.
The following Master Plan includes a physical examination and inventory of existing
facilities, a schedule for prioritizing needs and improving the facilities, as well as various
funding possibilities. The plan will also assist in deciding when and where to implement
additional facilities and identifying and adapting to meet the evolving community needs
of the future.
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2.0

Introduction

2.1 Mission and Vision Statements:
The mission of the Brown County Parks is to enrich the quality of life in our community
through a comprehensive system of open space and outdoor recreational facilities with
an emphasis on natural resources, recreation and outdoor education.
Our vision is to enrich lives in our community through quality park and recreation
programs through the following:
• Promoting a sense of community
• Promoting healthy lifestyles for all
• Natural resource protection
• Promoting social interactions
• Providing access for all
• Increasing tourism
• Boosting the economy and attract business
• Creating stewardship of our natural resources
2.2 History:
The first Brown County Fair took place in October 1859.
In January 1880, the Fox River Driving Park Association signed papers to lease the
current fairgrounds site from the City of West De Pere and in September 1880, the
County Fair first took place on that property.
Brown County Fair locations varied over the next few years, with no Fair held at all
between 1906-1908. Finally, in March 1909 the City of De Pere agreed to lease the Fox
River Driving Park to the Brown County Fair Association for the next 20 years, and
extended that lease again in November 1930. Meanwhile, the northern part of the
Fairgrounds was purchased by the County in 1939 for use as a fairgrounds and
waterfront park.
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By 1921, the Brown County Fairgrounds site consisted of a wood framed grandstand,
racetrack, dining hall, dance hall, exhibition building, automobile building, and four
livestock buildings.

In 1990 the Brown County Fair Association dissolved and in 1992 Brown County began
operating the Fair using a Fair Manager. The early 1990's also saw some significant
renovation on the Fairgrounds with construction of a new exhibition building, midway,
and electrical services.
The Fairgrounds have continued to grow since then. Over the past three years, the
Fairgrounds hosts an average of about 70,000 visitors per year (about 36,000 people
during the Brown County Fair alone). Today, as in the past, the Brown County
Fairgrounds is used year-round for camping, picnicking, fishing, festivals, livestock and
animal shows, trade shows, meetings, winter storage, and much more.
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Brown County Fairgrounds – circa 1980
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2.3 Strategic Planning Goals:
Brown County Strategic Planning Goals from the 2001 Master Plan Report for Brown
County Fairgrounds were as follows:
• Aesthetics- the park site should be well designed and attractive.
• Usage- achieve greater attendance.
• The planning process/outcome should drive (or determine) the usage.
• Reconsider the need for, or the position of, the grandstand.
• Prepare a development plan with a long-range view, a 20-30-year plan.
• Respond to site’s unique features, (i.e. urban campground, waterfront, large
group use such as Hmong (est. 15,000 attendance)).
• Work with the City of De Pere- must be a combined (collaborative) effort.
The City of De Pere Strategic Planning Goals from the same document were listed as:
• Provide for multipurpose use.
• Utilize the riverfront (for example, a family picnic area which overlooks the river).
• Deal/respond to the issue of including multipurpose athletic sports.
• Protect the existing oak grove from further damage. Consider restoration
planting, also relocate or omit camping.
• Provide for the best use of the site.
• Grandstand is expensive to maintain/repair and only serves one event.
Today in 2018, many of the goals remain relevant. Some suggested additions or
changes based on meeting input are as follows:
• Steer planning toward a multiuse event-based facility.
• Capitalize on unique site features (such as river frontage).
• Avoid duplicating services with other facilities in the area (i.e. existing parks, ice
rinks, etc.)
• “Flexibility” is key word.
• Increase usage by careful planning of events and placement of facilities.
• Focus on year-round usage.
• Emphasize safety.
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3.0

Inventory and Analysis

As part of a long-range facility planning effort, the Brown County Fairgrounds Master
Plan evaluated the current condition of both indoor and outdoor facilities. Evaluations
were based on site visits by qualified professionals (August 2017), city and county
information (on buildings, building usage, and utilities), aerial and ground photography,
community and stakeholder questionnaires, discussions with staff, and Brown County
GIS mapping.
3.1 Existing Site Description
The site generally referred to as the Brown County Fairgrounds is made up of seven
parcels, owned by both Brown County and the City of De Pere, cumulatively totaling
54.4 acres. This Master Plan will focus on the regional park space along the west bank
of the river including the Brown County portion, De Pere Sections, and connection to
Ashwaubenon.
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Site Location and Legal Description
The Brown County Fairgrounds is made up of three parcels totaling 35.86 acres, all in
Township 23N, Range 20E.
• Parcel # WD-57, sized 3.21 acres
• Parcel # WD-67, sized 25.69 acres
• Parcel # WD-70-1, sized 6.96 acres
The entirety of the site is currently zoned R1 in a Planned Development District. To the
north lies a residential district also zoned R1 (Single Family Residence District)
adjoining a wastewater treatment plant zoned I-3 (General Industrial District) while the
southern sections of the Fairgrounds owned by the City of De Pere are zoned R2
(Single and Two-Family Residence District). South of those parcels are more residential
areas zoned R1. The River lies to the east, and across the road to the west are portions
of land zoned, I-3, B-2 (Community Shopping District), and WHY41-DIST B (Business
Corridor: District B).
Site General Characteristics
The Brown County Fairgrounds site is bordered by Fort Howard Avenue and County
Road H on the west, residential buildings to the north and south, and the Fox River to
the east. Land use around the Fairgrounds is predominantly residential with the
exception of the Water Treatment Plant NEW Water to the northeast.
Visitors can enter and exit the Fairgrounds from two points on County Road H/Fort
Howard Avenue, one is the main entrance on the northwest corner and the second is a
small gated entry on the same road adjacent to the Fairground barns. Visitors can also
access the grounds via multiple points from the City of De Pere Fairgrounds parcel just
to the south.
The site is set up in a generally linear fashion, with an access road following the
northern property line and the midway asphalt drive running parallel with and about 150’
north of the southern boundary. In between these two drives, six main buildings are
grouped at the front/west side of the property closest to Fort Howard Avenue (Horse
Barn #1, Horse Barn #2, the Judging Barn, Cattle Barn, Sheep/Swine/Poultry Barn, and
Exhibition North building). A newly renovated horse arena (2017) lies next to Horse
Barn #2. The remaining structures (Bathroom Building and Exhibition South/Park Office
Building) are positioned just south of the midway. Camping sites are located at various
points around the midway because of the proximity to utilities, and are open for use
whenever major events are not in progress.
Utilities
Utilities are generally confined to the midway and Fairground buildings area on the
southern part of the site.
Electric runs along both sides of the midway, then from Electrical Station 2 to the horse
arena and track, and presumably among the exhibition buildings.
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Storm sewer also follows the midway, first along the north and then veering across it to
follow the southern edge.
A water line of unknown size runs east-west along the midway and is shown in the 2000
Master Plan Report for Brown County Fairgrounds, however, specific mapping was
unavailable for it.
In contrast to the other utilities, sanitary lines follow the Fox River shoreline and then
cross the midway to the various exhibition buildings.
A gas line runs directly along the southern boundary of the Fairgrounds property toward
the Southern Exhibition/Park Office Building.
Most of the utilities were constructed circa the 1930’s, with the exception of electrical
updates in 1993, and some are inadequate and/or are undersized in the case of the
water lines.
Please reference Appendix B: Existing Utility Maps as well as the Site/Civil Inventory
Report section of the Master Plan Report for Brown County Fairgrounds prepared in
2000 for further information.
Please note that the utility map contained in the next few pages of this report has been
assembled from multiple sources and sketches, and is schematic in nature. All utilities
should be field verified before any construction begins.
Site Natural Features
The Fairgrounds site also possesses roughly 1,220 linear feet (or 0.23 miles) of
shoreline.
Topography, influenced by the proximity of the Fox River, slopes gently toward the
water in 1% - 2% slopes with an average difference of perhaps eight to ten feet of
elevation between the highest point by Fort Howard Ave and the top of the riverbank.
Once at the riverbank, the elevation drops off rather quickly in 20% - 30% slopes down
to the Fox River. This 12’ - 18’ decline offers the possibility of remarkable views and
minimizes flooding potential.
According to the USDA NRCS Web Soil Survey, the vast majority of the site is Oshkosh
silt loam with small belts of Bellevue silt loam and more Oshkosh silt loam, eroded,
along the Fox River.
The present landscaping is that of a typical park, savannah-like with a preponderance of
manicured grass turf areas and the occasional grouping of mature trees. There are
notably few trees within the County owned parcels, with the exception of two areas (1) a
large grouping of mature oaks south of the main animal buildings and west of the main
parking lot, and (2) along the riverbank, which supports thick stands of trees crowded by
a heavy undergrowth including some invasive species.
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3.1 a Area Location Map

Brown County Fairgrounds
location in Brown County, WI

Brown County Fairgrounds
location in the city of De Pere, WI
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3.2 General Uses and Site Inventory
The Fairgrounds facility offers:
• Campground areas
o Electrical pedestals have 20,30, or 50-amp service
o Dump station on site at no cost to campers
o Upgrades periodically over the last 10 years
o Capacity: 34 improved sites, though permit allows 100 sites
o Open: April - December as long as restrooms have water available. Note:
general camping is prohibited during large events
o Alternate uses: Campgrounds are used for vendor parking and participant
camping during some events (i.e. Labor Day and Memorial Day festivals
and Brown County Fair) as well as for special event parking during Packer
games

Brown County Parks Department
Fairgrounds Master Plan

15

Section 3: Inventory & Analysis

•

Cattle Barn
o Size: 82’ X 170’
o Year Constructed: 1930’s
o Uses: Used during Brown County Fair and NE WI Livestock Show and
also for Zombie Walk and Winter Storage
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•

Exhibition North Building
o Size: 80’x125’ unheated clear span metal building. 14’x14’ doors on three
sides, 10’x10’ on the other
o Capacity: 683
o Year Constructed: 1992
o Uses: Large family events or corporate meetings over 500, Brown County
Fair, Special Holiday events, Fundraising events, Winter Storage
o Current and Past Users: Brown County Fair, Hmong Memorial and Labor
Day Festivals, Juvenile Diabetes Research Foundation, MIT Liebe Dog
Rescue, Home Instead Event, Gold Ribbin’ BBQ Festival, Camping
Association, etc.
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•

Exhibition South Building
o Size: 80’ X 150’ unheated metal building (with four 24’x12’ sliding doors)
o Capacity: 960
o Year Constructed: 1987
o Uses: Large family events or corporate meetings over 500, Brown County
Fair, Special Holiday events, Fundraising events, Winter Storage
o Current and Past Users: Brown County Fair, Green Bay City Auction, and
Hmong Memorial and Labor Day Festivals
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•

Horse Arena
o Size of Interior Open Space: 330’ X 135’
o Capacity: 960
o Year Constructed: upgraded to current size in 2017
o Uses: Horse Shows, Barrel Rider shows, Rodeos
o Current and Past Users: 4 H Clinic, random groups

Brown County Parks Department
Fairgrounds Master Plan

20

Section 3: Inventory & Analysis

•

Horse Barn 1
o Size: 96’ X 200’
o Year Constructed: 1930’s
o Uses: Training, 4 H Events, Winter Storage
o Current and Past Users: Packerland Kennel Club, Youth Livestock Show,
and 4-H Rabbit Clipping Clinic
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•

Horse Barn 2
o Size: 36’ X 100’
o Year Constructed: 1930’s
o Uses: Agricultural Shows, Horse Shows
o Current and Past Users: Horse Show groups, Zombie Event, Winter
Storage
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•

Infield Grounds Area
o Size: Approximately 16 acres
o Year Constructed: earthwork and seeding 2016-2017
o Uses: Parking, Music, Demonstration area, and Athletic area for various
events
o Current and past users: Brown County Fair, various Festivals
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•

Judging Barn
o Size: 60’ X 100’
o Year Constructed: 1930’s
o Uses: Training Classes for Dogs and Exercise Classes for people, and
Winter Storage
o Current and Past Users: Tailwaggers 4-H Agility Training, Northeast Youth
Livestock Show, etc.
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•

Midway
o Size: about 1,060’ X 90’
o Uses: Vehicle Shows, Camping Tours, Classic Cars, Event Parking, and
Food, Truck, and Car Rallies
o Current and Past Users: Juvenile Diabetes Research Foundation, Gold
Ribbin’ BBQ Festival, Shriners Car Show, Brown County Fair, Camping
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•

Milk House
o Size: 16’ X 40’
o Year Constructed: 1988
o Uses: Fair and 4-H events
o Current and Past Users: Fair and 4-H events
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•

Restroom
o Size: Approximately 2,900 square feet
o Year Constructed: 1960’s
o Uses: all event use and camping as needed, also serves as severe
weather shelter
o Current and Past Users: all events and camping
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•

Sheep/Swine/Poultry/Small Animal Barn
o Size: 70’ X 180’
o Year Constructed: 1930’s
o Uses: Fair events, Livestock shows, Halloween events
o Current and Past Users: Youth Livestock Show, Brown County Fair,
Zombie Walk
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•
•

Track
Hard Surface Infrastructure/Drives
o Parking is limited overall with approximately 250 spaces.
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3.3 Building Facilities Inventory
On August 4, 2017 an examination of 9 Fairgrounds Buildings was made to review their physical
conditions. This was conducted by Dave Kampe, Structural Engineer at ddk Engineering, and
David Johnson, Architect at Architects Group Limited. The following are the resulting
observations and conditions.
1. HORSE BARN NORTH
The Horse Barn North Building is an approximately 100’ x 37’, pre-engineered metal building
with corrugated galvanized metal roof panels on purlins. Rust is beginning on roof panels.
Sidewalls are vertical wood board siding to grade. The bottom of some siding boards was
observed to be rotting. The interior concrete floor is in good condition. Sidewall height is 9’-0”
with beams rising to ridge. At each end of the building are 10’ wide x 12’ high overhead doors
for large vehicle access. Lighting is minimal in the building. This building has fold-away portable
horse stalls which allows this building to be used for other functions. No insulation was
observed in the roof or sidewalls.

HORSE BARN NORTH
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2. JUDGING BARN
The Judging Barn building is approximately 60’ x 102’. The west portion (42’ x 60’) appears to
be the original building consisting of wood framed walls on 1 ½ courses of CMU, wood trusses,
wood deck, metal standing seam roof, and vertical wood painted siding boards. No insulation
was observed in the roof or side walls. Bottom of trusses at 9’-9”. Space is free of interior
columns.

JUDGING BARN
PHOTOS

The concrete floor has some cracks but does not constitute a tripping hazard. No visible signs
of rot were present. The east portion (60’ x 60’) is a steel structure with steel beams. The roof is
3” metal deck over purlins. Sidewalls are vertical wood siding to grade. Sidewall height is 10’0”. No interior columns are present. Overhead door is 14’ x 14’ to access space. Concrete floor
is in good condition. Vertical wood siding is exhibiting rot near grade line.
No structural defects were observed.
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3. HORSE BARN
The Horse Barn is approximately 191’ x 96’ and is divided into 2 sections. The south section
(71’ x 96’) houses 37 permanent stalls and 10 open stalls. The structure consists of wood frame
on 2 courses of block, wood roof trusses with 2” x 4” wood purlins, wood deck and original
standing seam roof. Siding is 1 x vertical boards. The roof and walls are uninsulated. The
bottom of roof truss is approximately 8 feet. The floor is concrete with an offset in concrete floor
at the stalls of 1” lower than adjacent aisle. Roof support posts are built into the stall walls. No
rot was observed on posts by base of exterior door jambs observed rot.
The north half (120’ x 96’) has a roof framed with heavy timber trusses creating a clear floor
space of 60’ x 120’. Bottom of truss is 12’. Side walls are wood frame over 2 courses of
concrete block with vertical wood siding. Floor is concrete in good condition. No rot was
observed on wood. In the northeast corner, concrete block is pushed out of plumb. Roof
decking is newer metal roof.
No insulation in walls or roof. No structural deficiencies observed.

HORSE BARN PHOTOS
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4. MILKING PARLOR
The Milking Parlor is a masonry building with brick veneer. No visible signs of cracking in
veneer. Interior concrete block separation wall has vertical cracks on each side of window.
Appears to be lintel not long enough to bear on wall. Fiberglass ceiling panels are good.
Concrete floor is good. Roof shingles are in good shape. Metal soffit and fascia are in good
condition. Grade on the south side of the building has been raised higher than the floor line
leaving the brick veneer below grade. This could cause deterioration of the brick below grade.

MILKING PARLOR
PHOTOS

Brown County Parks Department
Fairgrounds Master Plan

35

5. CATTLE BARN
Approximately 80’ x 165’ in size. Building consists of wood framed walls on 2 courses of
concrete block, wood roof trusses with 2” x 4” purlins and wood deck and original metal standing
seam roof. Exterior siding is vertical painted 1x boards. Floors are concrete and original floor
troughs have been filled in with concrete.
The interior 4” x 4” columns are supporting the roof and are in bays approximately 9’ x 9’.
Bottom of truss bracing is 6’-8” above the floor. Bottom of support posts were not observed to
have rot at the floor base. In the center of the building, a section 25’ wide x 14’ high is open and
free of columns. A large overhead door (11’-7” high x 12’-6” wide) was added to the south end
which required modification to the roof structure. At this modification in the valley is evidence of
water entering thru discoloration of the roof deck sheathing.
The concrete floor has cracks, but not large enough for a tripping hazard. No insulation
observed in sidewalls or roof. Metal posts embedded into concrete feed trough walls are
showing signs of concrete delamination. No structural defects observed.
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CATTLE BARN PHOTOS
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6. SHEEP/POULTRY
Sheep/Poultry building size is approximately 80’ x 165’. The building appears to have had an
addition added on to it. The building is wood framed sidewalls on top of 5 courses of concrete
block. Roof structure is wood trusses with 2” x 6” purlins and wood decking. The roof is coated
standing seam roof. Interior roof supports extend from roof trusses to concrete floor on a grid of
approximately 8’ x 11’-6” to coincide with the stall partitions.
The concrete floor in aisles is observed to have some sections raised. The pen floors range
from being flush with the aisles to being 1 ½” lower. Some interior column supports observed
deterioration starting at floor line and some supports which were modified with steel bases.
The north 67’ appears to have been the addition based on the different style of roof trusses.
This section is also missing bracing from the ridge to the post like the original building. There is
a slight sag in the ridge line observed at the north end. The joints in the roof boards from north
to south also do not align.
No insulation was observed in sidewalls or roof.
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SHEEP/POULTRY BARN PHOTOS
7. NORTH BUILDING
The North Building is approximately 82’ x 125’, was built in 1992, and is a pre-engineered metal
building. Sidewalls are metal siding panels. Roof is metal panels over insulation of unknown
thickness. The floor is concrete and in good condition.
No structural defects were observed.
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8. REST ROOM/SHOWER BULDING

The present building is a
concrete block structure
housing men’s and women’s
restrooms and showers.
Access to each of these
facilities does not meet ADA
requirements as the thresholds
are too high and/or the grade is
too steep.

The men’s restroom consists of 6 water closets, 16 urinals, and 6 lavatories. The floor along
interior block partition has settled creating a crack in the epoxy floor. The handicap toilet stall
does not meet ADA requirements. There is only one grab bar in the stall and it is located on the
back wall. Two more grab bars are needed on the sidewall. Toilet paper holders are located on
the back wall and are required to be on the sidewall. The door to the stall is also not positioned
correctly. The urinal for handicap access requires 30” between urinal screens and the existing is
only 21 ½”. ADA access to the lavatory requires 30” clearance and there is only 24” now. The
capacity of the men’s, per code, is one water closet per 75 people and 1 lavatory per 200. For
the water closets, you can substitute a maximum of 2/3 for urinals. Based upon the above, the
maximum capacity the men can serve based upon the number of lavatories is 1,200. Urinal
screens are also 6” too short.
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MEN’S RESTROOM
PHOTOS
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The women’s restroom consists of 20 water closets and 12 lavatories. The handicap toilet stall
and lavatory do not meet ADA requirements based upon the deficiencies of the men’s as
outlined above. Per code, the number of water closets is 1 per 40 people and for lavatories of 1
per 150 people. Based upon the above, the maximum number of people the women’s restroom
can serve based upon water closets is 800.

WOMEN’S RESTROOM PHOTOS

Regarding the shower facilities, there are no ADA accessible showers for either men or women.
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9. SOUTH EXHIBITION BUILDING
This building is approximately 90’ x 204’ and houses the fair office and maintenance. Workers
have indicated the maintenance portion does get tight for space. The building is a pole framed
structure with center beam/column for roof support. Sidewalls are 13’ tall and are uninsulated
steel siding panels. The roof is metal panels over an unknown thickness of insulation. Above
the center beam for truss support, 2” x 12” members at bearing end of truss. Do not observe
any bridging at this point. The concrete floor is in good condition. Cracks in concrete occur by
the overhead north door. Exterior overhead doors are 24’ wide x 12’ high for east access.
Interior lighting is good. Metal siding panels are in good condition. Staff has indicated roofing
panels have multiple leaks. No water stained framing members were observed. No rot was
observed. Building arrangement allows for multi-purpose use. Building is in good condition.

SOUTH EXHIBITION BUILDING

David Johnson
Architects Group Limited
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4.0

Needs Assessment

A Needs Assessment plays a major role in identifying a park site’s recreation
opportunities and understanding the exact needs of the surrounding community. The
information gathered also provides insight on how existing recreation services,
programs, or facilities are being utilized and which are being used, over used, or
ignored.
This plan has developed a thorough understanding of current recreation needs through
a wide array of public input including: a stakeholder group survey, community online
surveys, a neighborhood meeting, several Brown County Fairgrounds Stakeholder
Committee meetings, emails, and phone conferences with local public officials. Brown
County Parks Department heads and staff have also provided hands-on information.
Community Online Survey:
Brown County, in partnership with Rettler Corporation, conducted an online Brown
County Fairgrounds Master Plan Community survey October 2 - October 30, 2017.
Links to the surveys were placed on social media platforms and websites as well as the
Brown County Parks Department website. A press release was issued and a press
conference held to promote the survey. As a part of the promotion, multiple radio and
TV stations were present. All 24 Towns, Villages, and Cities within Brown County were
also contacted to share the survey with residents. A neighborhood meeting was held
and multiple staff interviews were conducted as well.
The Community Survey consisted of about 20 questions (the exact varied a bit
depending on responses) regarding preferred ways of obtaining fairgrounds information,
frequency of use, satisfaction and usage of existing facilities, maintenance items, and
future needs. A total of 828 responses were received. Although various survey
questions included an “other” or “comment” area, the survey also included two specific
questions requesting comments and over 282 personalized suggestions were received
regarding the fairgrounds.
The following is a summary of the survey information received.
•

•
•

About one-half of the respondents indicated that they lived in either De Pere
(22%), Green Bay (18%), or Ashwaubenon (11%). The other respondents were
spread out over 40 other towns, villages, and cities in the area.
The majority of those surveyed fall into the 31-45 year old age group (38%),
followed by 46-60 (27%), and 61-75 (16%).
Among those surveyed, the five most popular methods of obtaining information
about Fairgrounds facilities, programs, and events are: Social Media (23%),
Word of Mouth (23%), the Website (16%), Newspaper (13%), and Signs (12%).
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How do you obtain information about
Brown County Fairgrounds?
23%

25%
20%
15%

23%

16%
13%

12%

11%

10%
3%

5%

•

Other (please
specify)

TV

Signs

Social Media

Website

Newspaper

•

Word of Mouth

0%

Other than “nothing” (41%) and “never look at it/didn’t know it was there” (9%),
what people most wanted to see on the website was: a detailed and regularly
updated calendar of events (18%), more event advertising (12%), and a
comprehensive site map (4%).
Half of the survey respondents visit the Brown County Fairgrounds annually,
about a third don’t use it at all, and 12% visit once every 3-4 months.

How often do you use Brown County
Fairgrounds?
Weekly or more,
1.64%

Once/twice a
month, 3.28%
Once every 3 to
4 months,
11.87%

Don't use it at all,
31.82%
Annually,
49.75%
Winter storage
only, 1.64%

Weekly or more

Once/twice a month

Once every 3 to 4 months

Annually

Winter storage only

Don't use it at all

Brown County Parks Department
Fairgrounds Master Plan

45

Section 4: Needs Assessment

•

When asked to rate their level of satisfaction with the overall condition of the
Fairgrounds, over half (53%) say they are some level of satisfied- either “very
satisfied” (8%), “somewhat satisfied (20%),” or “neutral (25%).” About a quarter
are “somewhat dissatisfied” (18%) or “very dissatisfied” (9%), and 12% “don’t
know.” Of the 56 comments received, the top two observations were that (a) the
buildings are in need of repair or improvement and (b) that the entire grounds are
in need of improvement. The subject of parking lots received very similar resultsmost respondents are “neutral” or “somewhat satisfied.” Many of those who left
comments were interested in seeing more paved parking areas.

Satisfaction with Overall Condition of
Fairgrounds
30.00%
25.00%
20.00%
15.00%
10.00%
5.00%
0.00%
Very
satisfied

•

•

•
•

•

Somewhat
satisfied

Neutral

Somewhat
Very
Don't know
dissatisfied dissatisfied

Other
(please
specify)

By weighted average, the five items (from a list of 8) most important to
respondents and their families are in order: the restrooms, riverfront amenities,
event buildings, parking facilities, and walking trails.
When asked if the Fairgrounds are meeting the needs of the community, results
were divided. About a quarter of those responding chose “very well” or
“satisfactorily.” Another quarter were “neutral,” and a little over a third were
“dissatisfied” or “somewhat dissatisfied.”
Most of those responding (62%) have attended an event in the last 12 months
and for the overwhelming majority (84%), it was the Brown County Fair.
Event planning questions revealed that of those involved in planning events,
almost half have not considered using the Fairgrounds to stage their event and a
third did not know it was available. Of those who had considered using the
Fairgrounds, over half (65%) ultimately did. Those who decided against the
Fairgrounds did so because: of the poor condition of the buildings (30%), they
didn’t know it was rentable (12%), or had difficulties finding rental information on
the Fairgrounds (8%).
By weighted average, the following five long-range planning items (from a list of
12) are most important to the community: restrooms, riverfront access, updating
existing buildings, connecting trails to adjoining park areas, walking trails, and
better parking facilities.
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•

The top three priorities for future fairground development were (in order):
riverfront recreation, building updates, and property appearance. Comments
indicated that improved parking and additional pedestrian trails and connections
are also of great importance.

Top Priorities for Future Development
Other (please specify)
Facility additions
Property appearance
Improved parking for events
Improved campground facilities
Riverfront recreation
Building Replacement
Building Updates
0.00%

5.00%

10.00% 15.00% 20.00% 25.00%

Of riverfront development opportunities, recreation trails connecting nearby
communities is clearly the most popular option. A river viewing area with seats,
kayak/canoe/paddleboard rentals, fishing piers, and wildlife habitat
enhancements are the next most popular items in declining order of importance.
• When asked to list other facilities they would like to see added or upgraded at the
Fairgrounds, respondents responded with 157 comments. The top seven choices
in order of popularity were: bathrooms, a grandstand, existing buildings, a band
shell/amphitheater, new buildings, a playground, and campground
improvements.
• 125 general comments were also received covering a wide range of topics.
Throughout the survey and the varied suggestions were underlying themes of
uncertainty regarding site’s uses and purpose apart from hosting the fair, agreement on
the need for renovation, and an interest in seeing the Fairgrounds utilized more fully.
•

For a more detailed list of numbers, percentages, and actual comments, see Appendix
A: Community and Stakeholder Group Surveys.
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Stakeholder Group Online Survey:
Eleven stakeholder groups provided input on existing structures and listed what
additional features/facilities they would like.
The following is a summary of the
information received.
Based on the information received, the restrooms are the most widely used facility
(19%), followed by the Exhibition North building and the Midway (12%). Other oftenused facilities are: the Exhibition South/Park Shop/Event Office and multipurpose Green
Fields, and Horse Barn 1, and Judging Barn.
Roughly half of the organizations surveyed used the Fairgrounds Facilities for one event
a year, 13% used it for two events, and 38% used it for multiple events a year. Please
note that an event can last more than one day. One quarter of those organizations have
100 or fewer participants, well over half have 101-1,000 participants, and 13% have
over 1,000 participants.
Most requested building upgrades include: a new roof, new electrical, a new building
entirely, new siding, and upgrades to meet current ADA regulations. One comment in
support of a new larger multipurpose building mentioned not having to worry about
canceling events due to the weather.
Shortages listed include a lack of hard surface parking, poor electrical distribution, poor
site lighting, not enough building space, poor fire protection, and a lack of emergency
exits. Listed as needs are: room for four soccer fields and a divider to split the North
building.
The most common general comment was appreciation to the park staff for being so
helpful. Other comments suggested improving the property along the river and moving
the Parks maintenance shop and storage to another location.
For a more detailed list of numbers, percentages, and actual comments, see Appendix
A: Community and Stakeholder Group Surveys.
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Public Meetings
The Parks Department hosted a neighborhood meeting on November 13, 2017 to
collect further input on the future needs of the Brown County Fairgrounds.
Approximately 15 people attended that meeting. Further input was provided by NEW
Water representatives on November 2, 2017. Additionally, various local elected officials
were contacted for input and the Parks Department also received suggestions by email
and telephone that were also included in the need criteria summary.
Market Feasibility Study
After some discussion, it was decided to commission a feasibility study as part of the
Master Plan process for the Brown County Fairgrounds. This independent analysis was
aimed at understanding the market for potential fairgrounds improvements,
recommending major characteristics of new facilities (if any), and forecasting the future
operations and economic impacts of an improved Fairgrounds complex.
The Market Feasibility Study examined the current market and potential for new
offerings at the Fairgrounds, including:
• The local and regional market.
• Past operations of the Fairgrounds.
• The fairgrounds industry, including the regional facilities environment.
• Feedback provided from a wide range of local and industry stakeholders.
• The planning and operations of similar facilities.
• Forecasts of future operations and economic impacts of a recommended facility.
For more information, see Appendix C: Master Plan Market Feasibility Study.
Additional Feedback
Meetings were conducted with the park maintenance staff and local officials to gather
their perspective and hands on knowledge of the Fairgrounds use and needs.
All input was documented and summarized for inclusion in the development of the
Master Plan. The Brown County Stakeholder Committee met 5+ times over the course
of the planning and gave final direction and additional input on all items to be included in
the final Master Plan.
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5.0

Concepts and Recommendations

Plan development was initiated by gathering existing mapping and previous studies,
conducting general public and user group surveys, site visits to the property, and
numerous public meetings. The existing conditions were then evaluated by the
consultant as well as reviewed with staff and the information above was provided, along
with a list of possible items to include in the planning process.
The consultant presented three conceptual plans in November 2017, two conceptual
plans (following the results of the market feasibility study) in September 2018, and a
preferred conceptual plan was presented in October 2018. The Preferred Concept Plan
was developed with direction from Brown County staff and ultimately became the Brown
County Fairgrounds Master Plan.
5.1 Preliminary Concepts – November 2017
In November 2017, three preliminary concepts were presented for the Brown County
Fairgrounds Master Plan. These first concepts looked almost exclusively at the Brown
County Fairgrounds parcels, with some parking extending onto the De Pere Fairgrounds
land. Existing access points to Fort Howard Avenue were maintained. The Fairgrounds
Midway was updated, and all concepts provided an access road along the north
property line, with camping along that road. A new trail was extended along the top
bank of the riverfront, and riverfront habitat restoration was a priority. The horse arena
was maintained in place. Buildings, parking, and additional site features varied among
concepts.
A. Concept 1
a. Buildings
i. This concept offers the replacement of the central barns with a
single 100,000 square foot multipurpose building.
ii. The milk house/milking parlor, adjacent small building, north
exhibition building, and south exhibition building would be
maintained.
iii. The restroom building would be renovated to update and provide
ADA accessible use.
iv. A shower and restroom pavilion building would be added at the
turnaround loop along the north camping area.
v. A small building would be constructed in the east corner of the
site to provide canoe and kayak rentals.
b. Parking and Drives
i. The main site parking would be provided in a 250-space lot
constructed on existing green space crossing both Brown County
Fairgrounds and De Pere Fairgrounds parcels.
ii. 70 additional spaces are provided west of the new building.
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iii. 70 spaces would be constructed along the Fair Midway to be
used flexibly, for additional Midway space or vendor setup when
needed.
iv. A small access road would connect the Midway parking area to
the north access road.
c. Additional Site Features
i. The dirt track would be maintained in place.
ii. The central green space would be maintained for overflow
parking, with a multiuse field identified.
iii. Camping Areas
1. 5 camping sites would be developed at the location of the
existing camping, across the Midway from the main
building.
2. 33 camping sites would be developed on the north side of
the north access road, leading to a turnaround loop.
iv. A canoe/kayak launch and fishing pier would be constructed in
the east corner of the site.
B. Concept 2
a. Buildings
i. All site buildings would be maintained in place and renovated.
ii. A shower and restroom pavilion building would be added at the
turnaround loop along the north camping area.
iii. A small building would be constructed in the east corner of the
site to provide canoe and kayak rentals.
iv. An amphitheater would be built along the riverfront trail at the
south end of the site.
b. Parking and Drives
i. The main site parking would be provided in a 250-space lot
constructed on existing green space crossing both Brown County
Fairgrounds and De Pere Fairgrounds parcels.
ii. 70 additional spaces are provided west of the new building.
iii. 49 spaces would be built adjacent to the north site entry and
north of the main building complex.
iv. A small access road would connect the Midway to the north
access drive.
c. Additional Site Features
i. The dirt track would be moved slightly, to be further from the
riverfront and aligned with the open green space, perpendicular
to the Midway and north drive, and renovated with the addition of
a permanent grandstand.
ii. The central green space would be maintained for overflow
parking.
iii. Camping Areas
1. 5 camping sites would be developed at the location of the
existing camping, across the Midway from the main
building.
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2. 56 camping sites would be developed on both sides of the
north access road, leading to a turnaround loop.
iv. A canoe/kayak launch and fishing pier would be constructed in
the east corner of the site.
v. A trail would connect the riverfront trail to the camping area.
C. Concept 3
a. Buildings
i. A single 45,000 square foot multipurpose building to be built in
place of the central barns.
ii. The milk house, adjacent small building, north exhibition building,
and south exhibition building would be maintained.
iii. The restroom building would be renovated to update and provide
ADA accessible use.
iv. A shower and restroom pavilion building would be added at the
turnaround loop along the north camping area.
v. A small building would be constructed in the south corner of the
site to provide canoe and kayak rentals.
vi. A vertical viewing landscape feature or tower would be
constructed in the east corner of the site.
b. Parking and Drives
i. The main site parking would be provided in a 250-space lot
constructed on existing green space crossing both Brown County
Fairgrounds and De Pere Fairgrounds parcels.
ii. 70 additional spaces are provided west of the new building.
iii. Flexible paved space around the new multipurpose building
could provide parking or loading spaces.
iv. Concrete vendor space would be developed around the fair
Midway.
v. No access road would be developed to connect the Midway to
the north access drive.
c. Additional Site Features
i. The dirt track would be moved adjacent to the horse arena.
ii. The central green space would be maintained for overflow
parking.
iii. Camping Areas
1. The existing camping area would be removed and
restored as green space.
2. 56 camping sites would be developed on both sides of the
north access road, leading to a turnaround loop.
iv. A canoe/kayak launch and fishing pier would be constructed in
the east corner of the site.
v. Additional trails would wind through the reforested riverside, and
a playground and seating area would be developed.
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5.2 Refined Concepts – September 2018
Following the presentation of Concepts 1, 2, and 3 in November, 2017, a Market
Feasibility Study was performed to refine the needs and priorities of stakeholders for the
Brown County Fairgrounds. The study is attached as Appendix C. In September 2018,
two new concepts were developed. Priorities that continued from the November 2017
concepts were a renovated fair Midway, additional parking, new camping areas,
restored riverfront habitat, trail connections, and building improvements. Increased
collaboration between Brown County Fairgrounds personnel and De Pere Fairgrounds
personnel broadened the focus of the Master Plan to include the De Pere parcels
further.
Building needs were refined by the study, and a 40,000 square foot multipurpose
building and a 40,000 square foot open air building were proposed. The open-air
building would be located along the access road in the general location of the existing
barns. The location of the multipurpose building was a key difference between Concept
A and Concept B. A shower and restroom pavilion for campers was proposed west of
the access road in the northeast riverfront area of the site. In the time between
concepts, the Brown County Fair Association constructed a small building in the far
eastern corner of the site. An additional new small restroom building was proposed near
the existing restroom building. The milk house and adjacent small building would be
maintained, but all other buildings on the Brown County Fairgrounds would be removed.
An existing building near the De Pere boat launch would be repurposed to serve as a
canoe and kayak rental facility.
Roadways and parking were very similar between Concept A and Concept B. A central
entrance, aligned with Parkview Road, was added, while the North and De Pere
entrances were maintained and renovated. Both concepts provide two access roads
from the North entrance. The first is parallel with the north property line, which provides
134 parking stalls and then continues along the riverfront with 40 camping sites on both
sides of the road, then meets the fair Midway. The other access road travels directly to
the Midway along the buildings. Both concepts provided a concrete vendor area along
the Midway, and expanded the Midway perpendicular to the main fair Midway and the
central entrance. 120 new parking stalls were proposed north of the De Pere entrance,
and parking areas on the east and west of the ice arena were redeveloped with key
differences between the concepts. Roadways throughout the oak grove and the parking
areas near the boat launch were maintained.
Additional site features are included in both concepts. The dirt track would be relocated
to the west, near the riverfront, just south of the access road. The horse arena would be
maintained in place. The central green space would be impacted by the access road
and camping areas, but would remain. 40 camping sites would be developed along the
riverside access drive, and 23 sites would be located south of the Midway, adjacent to
the oak grove. Trail connections would be made along the south property line, from Fort
Howard Avenue to the boat launch, and along the upper riverbank. Additional trails
would meander through the restored riverside habitat and connect to the camping
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pavilion. A playground would be located next to the pavilion along this path. River
overlooks and viewing areas are provided. Stormwater management areas are
identified in these concepts.
A. Concept A
a. Buildings
i. The 40,000 square foot multipurpose building is located on the
site of the existing barns and is separated by a 10’ wide path
from the open-air building to the north.
b. Parking and Drives
i. An access drive provides a loading zone and 11 parking stalls to
the multipurpose building and open-air building.
ii. New parking is developed on the east and west of the Ice Arena,
providing 192 stalls.
B. Concept B
a. Buildings
i. The 40,000 square foot multipurpose building would be built
adjacent to the Ice Arena.
b. Parking and Drives
i. 183 parking spaces would be constructed around the open-air
building.
ii. 119 parking spaces would be redeveloped on the west side of
the Ice Arena.
iii. 28 parking spaces would be built east of the multipurpose
building and Ice Arena.
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5.3 Master Plan
Following the preliminary concepts, discussions were held with stakeholders and staff,
and the Master Plan was refined to one single preferred concept.
Key changes from previous concepts include splitting the proposed open-air building
from one 40,000 square foot structure to one 25,000 and one 20,000 square foot
building, moving the riverside trail to the bottom of the slope, making camping areas
more flexible with fewer dedicated pads, converting two parking areas to a permeable
grass parking surface, and removing roadways from the oak grove to restore additional
green space.
The Preferred Concept Plan (Master Plan) includes the following items.
A. Buildings
a. Existing buildings
i. Horse Barns 1 & 2, Cattle Barn, Sheep/Poultry Barn, Judging
Barn, Restrooms, and Exhibition South Building will be removed.
ii. Milk house, Adjacent Small Building, Exhibition North Building,
Fair Association Building, and Ice Arena Building will be
maintained.
b. New Buildings
i. At the site of the existing livestock barns, four new buildings will
be constructed.
1. Multipurpose Building at approximately 40,000 square feet
2. Open Air Building at approximately 25,000 square feet
3. Open Air Building at approximately 20,000 square feet
4. Manure Storage at approximately 1,600 square feet
ii. Along the south end of the fair Midway, a new shower and
restroom pavilion building will be constructed to serve nearby
camping areas. This building will be approximately 5,500 square
feet.
B. Parking and Drives
a. North Fort Howard Avenue Entry and Access Drive to Fair Midway
i. The existing entry at the north end of the site along Fort Howard
Avenue will be rebuilt. From the entry, one option provides a 24’
wide access drive along the proposed buildings to join the
Midway. The other option follows.
b. North Parking Area
i. From the north entry to the site, a 148-space parking area
parallels the north property line and leads toward the riverfront.
c. Riverside Access Drive
i. A 24’ wide access drive loops from the north side of the site
along the riverfront, providing access to the dirt track and
dedicated camping areas. This drive meets the end of the fair
Midway.
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d. New Central Entry
i. A new entry will be constructed in alignment with Parkview Rd
and the fair Midway.
e. Central Buildings Access Drives and Parking Area
i. The new multipurpose and open-air buildings will be provided a
24’ wide access drive, along with a loading area and 23 parking
stalls
f. Central Permeable Parking Area
i. The access drive along Fort Howard Avenue will be removed
and the existing green space will be converted to a permeable
parking area for flexible use. This area and the multiuse flexible
additional Midway provide 220 parking stalls.
g. South Fort Howard Avenue Entry and Drive to De Pere Boat Launch
i. The South Fort Howard Avenue Entry and drive to the De Pere
Boat Launch will be repaved and realigned. The main parking
area at the launch will be maintained, but the roadways
throughout the oak grove will be removed.
h. Ice Area Parking East
i. The parking area east of the Ice Arena will be repaved to include
parking for 91 cars.
i. Ice Arena Parking West
i. The parking area west of the Ice Arena will be paved to include
parking for 50 cars.
ii. An additional 54 spaces will be provided by a permeable grass
parking area.
C. Fair Midway and Vendor Space
a. New Fair Midway with Concrete Vendor Space
i. The existing fair Midway will be repaved in place and bordered
with concrete vendor space that can be used for various events
and users. Utility pedestals lining the vendor space will be useful
for the fair and other events, as well as providing additional
utilities for campers between events.
b. Multipurpose Space for Additional Midway and Vendor Space
i. Additional concrete vendor space and 80’ wide Midway paving
will be provided perpendicular to the main fair Midway and the
central entrance. This space will be particularly flexible and
multiuse in nature, allowing for expanded fair and event space,
but will also be striped for parking when the area is not needed
for event space.
D. Pathways
a. Central Pathways
i. Concrete pathways will provide access around and between the
fair’s main buildings.
b. De Pere Oak Grove Pathways
i. The roadways through the oak grove will be removed and
restored to natural green space. New pathways will meander
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through, connecting the Ice Arena, new playground, fair Midway,
and camping pavilion. All oak trees will be maintained.
c. South Trail Connection
i. A new trail will run along the south property line to provide
connection between Fort Howard Avenue and the riverfront trail
at the canoe/kayak rental building.
d. Riverside Trail
i. A new trail will follow along the lower riverbank across the site,
making connections to existing trails.
e. Pavilion Pathway
i. A path from the riverside trail will travel up the slope to the
camping pavilion.
E. Camping
a. 22 Dedicated Camping Pads
i. Located on the upper bank of the river along the access road, 22
dedicated camping pads will be laid in crushed limestone. The
sites will be 14’ x 60’ and angled along the access road to
provide ease of access and egress for camper vehicles.
b. 62 Utility Pedestals
i. Located across the access road from the dedicated camping
pads, 22 utility pedestals will be installed for flexible camping
spaces in general green space.
ii. Located on the north side of the fair Midway and concrete vendor
space, 15 utility pedestals will be installed for flexible use for
vendors during events or as camping spaces in general green
space.
iii. Located on the south side of the fair Midway and concrete
vendor space, 25 utility pedestals will be installed for flexible use
for vendors during events or as camping spaces in general
restored green space adjacent to the De Pere Oak Grove.
F. Dirt Track
a. A dirt track for tractor pulls and similar events will be constructed on the
southeast side of the fairground’s open space, near current location.
i. The dirt track will feature a central dirt area of approximately 350’
long x 80’ wide.
ii. The track will be bordered lengthwise by concrete barricades to
be built into the site’s slope and planted with vegetation to make
the track more aesthetically pleasing within the fairground’s
generally park like character.
iii. A 70’ safety space buffer is needed from the barricades before
bleachers or grandstands may be placed. The track is to be built
so that the south bleachers may be placed on the surface of the
access road.
iv. An additional 150’ of open space on either end of the track is
needed, and a 30’ wide return lane will travel behind the north
grandstand in the fairground’s central general green space.
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v. Please see the Master Plan for a schematic drawing of the dirt
track’s travel lanes and removable features, shown in dashed
lines.
G. Miscellaneous
a. Playground
i. A new playground will be installed along new pathways on the
De Pere fairgrounds parcel, near the oak grove. The playground
will be approximately 1,500 square feet in size.
b. Horse Arena
i. The Horse arena will be maintained in place.
c. Site Security
i. A security gate will be installed at the new central entry along
Fort Howard Avenue.
ii. Removable bollards will be installed along the fair Midway near
the central entry, just before the access drive to the fairground
buildings.
d. Site Landscaping
i. Riverside trimming, clearing, and restoration
1. Riverside habitat enhancement will be provided on the
Brown County fairgrounds parcels.
2. Invasive species will be removed and sensitive species,
such as existing oaks, will be maintained.
3. Restoration of a native riverbank habitat will be performed
with the appropriate species.
4. The riverside trail will be built through this area, with two
river overlooks, a riverside viewing area, and a seating
area, seen on the Master Plan.
ii. General Site Landscaping
1. The Brown County and De Pere Fairgrounds maintain a
park like character, which is to be enhanced with the
planting of new trees and landscaping. Decorative
plantings are to be provided at the north and central entry
features.
2. Where existing features are removed, general green
space is to be restored.
The following plans are intended to provide a proposed layout for the Brown
County Fairgrounds redevelopment. The drawings were created and placed on
aerial photography as supplied by Brown County GIS along with utility, right-ofway, hard surface, and other shape files provided by the county. Prior to final
engineering, bidding and project implementation, a topographic survey is
required to provide needed accuracy and verification of elements placed in the
field.
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6.0

Cost and Funding

The following components have been developed based on input from the Needs
Assessment, community surveys, stakeholders surveys, as well as direction from Brown
County staff.
The following rounded estimated costs have been derived from Rettler Corporation
2017/2018 actual project construction costs and include furnishing and installation as
well as appropriate allowances for demolition, mobilization, permits, etc.
Redevelopment will likely be phased development; therefore, the total cost should be
looked at by individual elements and their phasing potential.
6.1 Cost Overview
Earthwork and Demolition
Utilities and Stormwater Management
Parking and Drives
Permeable Parking
Concrete Vendor Areas
Pathways
Multipurpose Building*
Open Air Building South*
Open Air Building North*
Manure Storage
Shower & Restroom Pavilion*
Camping Pads
Dirt Track
Playground
Site Security
Site Landscaping

$ 375,000.00
$ 350,000.00
$ 1,303,000.00
$ 325,000.00
$ 914,000.00
$ 373,000.00
$ 9,450,000.00
$ 3,750,000.00
$ 3,000,000.00
$ 160,000.00
$ 1,375,000.00
$ 35,500.00
$ 32,500.00
$ 50,000.00
$ 35,000.00
$ 100,000.00

SUMMARY
Construction items total:
Contingency @ 10%:
Construction estimate subtotal:
Topographic survey:
Geotechnical services:
Project Soft Costs

$ 21,628,000.00
$ 2,163,000.00
$ 23,791,000.00
Not included
Not Included
$ 3,093,000.00

PROJECT TOTAL

$ 26,884,000.00
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*Building Costs Supplement
The 40,000 square foot Multipurpose Building is listed as $9,450,000 in the cost
estimate above. This is calculated by adding 5,000 square feet of office and food prep
space at $315/sf and the remaining 35,000 square feet of multipurpose space at
$225/sf. The $315/sf number would describe masonry exterior, plumbing, heating and
cooling, and typical office construction. The $225/sf number covers the flexible,
multipurpose, all-season space in the remainder of the building. If the non-office area
were unheated, a conservative estimate would be $180/sf, lowering the total building
price to $7,875,000. Therefore the 40,000 square foot multipurpose building would cost
in the range of $7,875,000-$9,450,000. The ratio of office to non-office space would
also influence the final number.
The 5,500 square foot Shower and Restroom Pavilion cost describes functional design
(i.e. CMU construction, painted concrete floors, etc.) at $250/sf. Upgraded amenities
and furnishings could raise it to $285/sf and a total price of $1,567,500.
The Open Air buildings are calculated at $150/sf (post-frame construction, metal siding
and roofing, and concrete flooring). Adding full enclosure steel panel walls and doors
would likely increase the cost to $200/sf.
These prices are derived from bid numbers received for various multipurpose,
concessions, storage, and restroom buildings received over the past two years.
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6.2 Funding Opportunities:
The identification of existing and potential funding programs is included to help Brown
County officials in the implementation phase of the plan. Some of the funding sources
available include:
•
•
•
•
•
•
•
•
•
•

Facility & event fees and charges
Winter storage rentals (continue)
Municipal bonds
Donations
Loans
Developing improvements in a phased approach
In-kind cooperation and funding efforts
Conduct periodic needs assessments to stay aligned with interests in the
community and maintain community support
Public and private sector partnerships
Federal and state grants (a list of possible grant opportunities follows)

Potential Funding Sources
Further information can be obtained from the Wisconsin Department of Natural
Resources and Community Services Specialist for the appropriate state district. It
should be noted that although it is desirable to acquire funding sources from grants and
other non-local sources the County should also consider its ability to submit the
necessary grant application materials, administer the grant and maintain the necessary
documentation as required by the grant, fund any required match, maintain the
improvement or program, and consider any long term obligations or restrictions on the
Village property where the funding is used.
STATE OF WISCONSIN GRANTS:
WI Department of Natural Resources (DNR)
• Acquisition of Development Rights (Stewardship)
• Aquatic Invasive Species (AIS) Control Grants
• Boat Patrol Grants
• Boating Infrastructure Grant (BIG) Program
• Clean Water Fund Program
• Habitat Area (Stewardship)
• Knowles-Nelson Stewardship Program (Multiple)
• Land and Water Conservation Fund (LWCF)
• Local Water Quality Management Planning Aids
• Natural Areas (Stewardship)
• Non-point Targeted Runoff Management
• Recreational Boating Facilities Grant Program
• Recreational Trails Grant Program (Fed Highway Administration)
• River Protection and Planning Grant Programs
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• Sport Fish Restoration (SFR)
• State Trails (Stewardship)
• State Wildlife Grants Program (Stewardship)
• Streambank Protection (Stewardship)
• Urban Forestry Assistance Grants
• Urban Green Space (Stewardship)
• Urban Non-point Source and Storm Water Grant Program
• Urban Rivers (Stewardship)
WI Economic Development Corporation (WEDC)
• Community Based Economic Development Program (Multiple)
• Community Development Block Grants (Multiple)
WI Department of Transportation (DOT)
• Bicycle and Pedestrian Facilities Program
FEDERAL GRANTS:
US Army Corp of Engineers
• Aquatic Ecosystem Restoration and Protection Grants
US Department of the Interior
• National Park Service Land & Water Conservation Fund
PRIVATE/NON-PROFIT GRANTS:
American Academy of Dermatology
• AAD Shade Structure Grant Program
Bikes Belong Coalition
• Bikes Belong Grant Program
Eastman Kodak, etc.
• Kodak American Greenways Program
Dr Pepper Snapple & KaBOOM!
• Let’s Play Imagination Playground Grant
Natural Resources Foundation of Wisconsin
• C.D. Besadny Conservation Grant (small grants only)
National Fish and Wildlife Foundation
• Five-Star Restoration Matching Grants Program
• Native Plant Conservation Initiative
Other Funding Sources
There are numerous sources available for funding besides state and federal programs.
Substantial funding has come from private foundations, donations, trust funds, and civic
organizations in the past for the development of outdoor recreation.
It is recommended that Brown County study and implement the recommendations of the
2018 Master Plan Market Feasibility Study for Brown County Fairgrounds included in
this book as Appendix C.
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7.0

Summary

In summary, the Brown County Fairgrounds are an important piece of Brown County.
The effects of time on the property and structures as well as the increase in population
and changes in interests over the years have created a need for an updated master
plan.
The preceding and following plans have examined the physical, social, legal, and
financial environments as well as the current physical status of major site components.
Also included are projections in usage as well as various funding opportunities.
We believe that studying and implementing the ideas outlined in this document will
assist in ensuring Brown County Fairgrounds continued relevance and vitality in the
future.
The recommendations contained in this report represent our professional opinions
based on site visits, surveys, and discussions and arrived at in a manner consistent with
the level of care and skill ordinarily exercised by members of the profession currently
practicing in the same locality under similar conditions.
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PO BOX 23600
GREEN BAY WI 54305
PHONE (920) 448-6242
E-MAIL BC_PARKS@CO.BROWN.WI.US

Media Contact:
Matt Kriese
(920) 448-4464
Kriese_mm@co.brown.wi.us

Media Release
Public Input Needed for Fairgrounds Master Plan
Feedback Sought to Help Shape Future of Brown County Fairgrounds
(BROWN COUNTY, Wis.) – Brown County, along with a group of community stakeholders, is
working with Rettler Corporation to develop a Master Plan of the Brown County Fairgrounds
property.
“One of the most important components of the Master Plan is assessing what the needs of our
community are, and public participation will assist in aligning the fairgrounds property with future
needs,” says Matt Kriese, Brown County Parks Director.
To allow for the community to help shape the future of the Brown County Fairgrounds property,
Rettler Corporation has put together an online survey so that people can tell us what they’d like to
see at one of Brown County’s most attractive locations.
“This will provide our residents the chance to play a vital role in choosing how to improve their
quality of life,” says County Executive Troy Streckenbach. “In order for Brown County to compete
for residents and visitors, making the most out of this community asset is of utmost importance.”
People can take part in the survey right now at https://www.surveymonkey.com/r/TYMDHRV. This
survey must be completed no later than Friday, October 27th.
The Fairgrounds occupy a scenic location on the banks of the Fox River in De Pere, and the goal of
the Master Plan is to maximize the property use and value for everyone that visits the property, year
round.

Brown County Fairgrounds Survey - October 2017
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Q1 What municipality do you live in?
Answered: 674

Skipped: 154
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Allouez

9.20%

62

Ashwaubenon

13.65%

92

Bellevue

8.75%

59

Denmark

3.41%
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Hobart

2.52%
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Howard

3.56%

24

0.74%
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16
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Wrightstown

8.90%

60

Fox Valley

1.63%

11

Green Bay

21.81%

147

De Pere

23.44%

158

TOTAL

674
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Q2 What is your age group?
Answered: 825

Skipped: 3
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14 or under

0.12%

1

15 - 20

2.55%

21

21 - 30

13.94%
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31 - 45

38.18%
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46 - 60

26.91%
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61 - 75

16.12%

133

75+

2.18%

TOTAL

18
825
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Q3 How do you obtain information about Brown County Fairgrounds
Facilities, programs, and events? Please check all that apply.
Answered: 770

Skipped: 58

Newspaper

Website

Social Media

Word of Mouth

Signs

TV
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Newspaper

29.74%

229

Website

37.01%

285

Social Media

54.42%

419

Word of Mouth

52.47%

404

Signs

27.14%

209

TV

24.55%

189

Total Respondents: 770
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Q4 Is there any Fairgrounds related information you would like to see on
the County's website that isn't currently there?
(www.browncountyparks.org, click on the Park Areas on the left sidebar,
and then click on Fairgrounds)
Answered: 77

Skipped: 751
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Q5 How often do you use the Brown County Fairgrounds?
Answered: 792

Skipped: 36

Weekly or more

Once/twice a
month

Once every 3
to 4 months
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I use only for
winter storage

Don't use it
at all
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Weekly or more

1.64%

13

Once/twice a month

3.28%

26

Once every 3 to 4 months

11.87%

94

Annually

49.75%

394

I use only for winter storage

1.64%

Don't use it at all

31.82%

TOTAL

13
252
792
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Q6 What is your level of satisfaction with the overall condition of the
Brown County Fairgrounds?
Answered: 666

Skipped: 162

Very satisfied

Somewhat
satisfied

Neutral

Somewhat
dissatisfied

Very
dissatisfied

Don't know
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Very satisfied

8.86%

Somewhat satisfied

21.47%

143

Neutral

27.48%
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128

Very dissatisfied

9.61%

64

Don't know

13.36%

89

TOTAL

59

666
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Q7 What is your level of satisfaction with the parking facilities at the
Brown County Fairgrounds?
Answered: 667

Skipped: 161

Very satisfied
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Somewhat
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Very
dissatisfied

Don't know
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Very satisfied

10.49%

70
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23.54%
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35
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98

TOTAL

667
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Q8 Rate how important you feel the following fairground facilities and
programs are to you and/or your family, with 1 being very important and 5
being less important:
Answered: 662

Skipped: 166

Multi-Purpose
Green Fields
Parking
Facilities

Event Buildings

Restrooms

Picnic Areas

Camping
Facilities

Walking Trails

Riverfront
Amenities
0

1

1
Multi-Purpose Green Fields
Parking Facilities
Event Buildings
Restrooms
Picnic Areas
Camping Facilities
Walking Trails
Riverfront Amenities

2

3
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7

5
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9

TOTAL

10

WEIGHTED AVERAGE

16.05%
104

22.99%
149

28.24%
183

16.36%
106

16.36%
106

648

3.06

22.39%
146

28.99%
189

30.06%
196

9.82%
64

8.74%
57

652

3.46

32.77%
214

26.80%
175

18.84%
123

11.64%
76

9.95%
65

653

3.61

47.02%
308

21.37%
140

12.37%
81

9.62%
63

9.62%
63
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3.87

18.76%
121

29.46%
190

27.75%
179

14.73%
95

9.30%
60

645

3.34

18.20%
117

14.93%
96

24.26%
156

19.91%
128

22.71%
146

643

2.86

29.25%
191

20.21%
132

22.21%
145

13.02%
85

15.31%
100

653

3.35

39.88%
262

21.16%
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13.55%
89

9.28%
61

16.13%
106

657

3.59
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Q9 Overall, how well do you think the facilities and programs at the
Brown County Fairgrounds are currently meeting the needs of the
community?
Answered: 668

Skipped: 160

Very well

Satisfactorily
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dissatisfied

Dissatisfied

Don't know
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Very well

4.34%

Satisfactorily

23.50%

157

Neutral

25.75%

172
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20.21%

135
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15.57%

104
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10.63%

71

TOTAL

29

668
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Q10 Have you attended an event at the Fairground in the past 12
months?
Answered: 666

Skipped: 162
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No
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Q11 What was your visit for?
Answered: 406

Skipped: 422

Family event
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75
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Animal related event

12.07%

49

Camping

5.67%

23

Winter storage

3.45%

14

Other (please specify)

8.62%

35

Total Respondents: 406
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Q12 If you are involved in event planning for a group, have you
considered using the Fairgrounds as a location in the past 12 months?
Answered: 647

Skipped: 181
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I am not
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I/we didn't
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Other (please
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TOTAL
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Q13 Did you ultimately use the Fairgrounds as the location for your
event?
Answered: 74

Skipped: 754
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Q14 What were some of the reasons you decided not to use the
Fairgrounds for your event?
Answered: 123

Skipped: 705
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Q15 Please rate the following facilities according to importance for long
range planning (1 being very important; 5 being less important):
Answered: 603

Skipped: 225

Multi-purpose
Green Fields
More and
better parki...
Update
existing...

New buildings

Restrooms

Picnic areas
Playground
equipment
Camping
facilities

Walking trails

Connecting
trails to...

Fishing piers

Riverfront
Access
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20.34%
119
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168
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170

28.47%
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37.29%
220
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TOTAL

WEIGHTED
AVERAGE

12.99%
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3.29
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590
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57

8.31%
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26.51%
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32
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36
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4.09
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Picnic areas

21.10%
123

29.33%
171

30.53%
178

11.66%
68

7.38%
43
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3.45

24.18%
140

23.32%
135
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12.95%
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Connecting trails to adjoining park areas (Ashwaubenon
and De Pere)

41.89%
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21.62%
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8.95%
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Fishing piers
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78

11.17%
66

591
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75

595

3.79

Playground equipment
Camping facilities
Walking trails

Riverfront Access
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Q16 Please choose your TOP 3 priorities for future fairground
development. (Please choose only 3)
Answered: 605

Skipped: 223
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Building Updates

55.21%

334

Building Replacement

25.29%

153

Riverfront recreation

64.63%

391

Improved campground facilities

21.16%

128

Improved parking for events

34.05%

206

Property appearance

45.79%

277

Facility additions

26.78%

162

Other (please specify)

11.40%

69

Total Respondents: 605
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Q17 If riverfront improvements are important to you, please indicate how
you would like to see the riverfront developed. (Please choose only 3.)
Answered: 520

Skipped: 308
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Fishing piers

Boat slips

Kayak,
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Seating area
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Recreational trail connecting Ashwaubomay Park, Fairgrounds, and De Pere Boat launch

76.15%

396

Fishing piers

42.50%

221

Boat slips

18.46%

96

Kayak, paddleboard, and other rentals

47.50%

247

Seating area (river view seats stepped along the bank)

53.46%

278

Wildlife habitat enhancements

37.31%

194

Other (please specify)

7.12%

Total Respondents: 520
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Q18 Please list any other facilities you would like to see added or
upgraded at the Brown County Fairgrounds to better meet the needs of
the community.
Answered: 157

Skipped: 671
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Q19 Please share any other comments or suggestions you have for the
Brown County Fairgrounds.
Answered: 125

Skipped: 703
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Q1 Welcome to the Brown County Fairgrounds Stakeholder Survey.
Please enter your name, address, phone number, and email address.
Answered: 10

Skipped: 0

#

RESPONSES

DATE

1

Kathy Ambrosius P.O. Box 472 De Pere, WI 54115

10/11/2017 5:20 AM

2

Lester Schlies E656 Cty rd J Denmark Wi 54208 920-609-2125 lschlies@netnet.net

10/7/2017 11:12 AM

3

Kor Xiong 337 W Wisconsin Avenue #6 Appleton, WI 54911

10/5/2017 11:25 AM

4

Karen Michaels Golden House 920-265-0222 karen@goldenhousegb.org

10/5/2017 10:42 AM

5

Julie Feest, 1800 Appleton Road, Ste 2, Menasha, WI 54952, 920-997-0038 jfeest@jdrf.org

10/5/2017 10:01 AM

6

Keith Rosin W981 Town Hall Drive, Pulaski, WI krosin721@gmail.com 920-366-0331

10/4/2017 8:28 AM

7

Mike Belanger 2500 Brookhills Dr Suamico, wi 54313 920-883-9554 Mikebelanger@yahoo.com

10/3/2017 2:32 PM

8

LeeAnn LeRoy 2311 S. Huron Rd. Green bay, wi 54311 920-465-8882 leeannleroy@sbcglobal.net

10/3/2017 12:29 PM

9

Jenny Merrill 4701 Doyle St #510 Emeryville, CA 94608 510-923-7147 jmerrill@tpgnc.com

10/2/2017 3:37 PM

10

cheryl sulewski w1597 town rd de pere,wi 54115 jerecocollie@yahoo.com

10/2/2017 3:31 PM
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Q2 What group are you representing?
Answered: 10

Skipped: 0

#

RESPONSES

DATE

1

Brown County Fair Association

10/11/2017 5:20 AM

2

Northeast Youth Livestock Show

10/7/2017 11:12 AM

3

Asian Memorial Festival Hmong Wisconsin Labor Day Festival

10/5/2017 11:25 AM

4

Golden House

10/5/2017 10:42 AM

5

JDRF

10/5/2017 10:01 AM

6

Packerland Kennel Club Green Bay, WI

10/4/2017 8:28 AM

7

Beja Shriners

10/3/2017 2:32 PM

8

Motorhome groups

10/3/2017 12:29 PM

9

The Performance Group of North America, LLC on behalf of MINI USA, A Division of BMW North
America, LLC

10/2/2017 3:37 PM

10

packerland kennel club

10/2/2017 3:31 PM
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Q3 What Fairgrounds facilities does your group generally use?
Answered: 8

Skipped: 2

Exhibition
South / Park...

Horse Barn 1

Horse Barn 2

Cattle Barn
Sheet / Swine
/ Poultry...

Milking Parlor

Judging Barn

Exhibition
North

Restrooms

Midway
Multi-purpose
Green Fields

Boat Landing
Outdoor Horse
Ring
Other (please
specify)
0%

10%

20%

30%

40%

50%

60%

70%

80%

90% 100%

ANSWER CHOICES

RESPONSES

Exhibition South / Park Shop / Event Office

37.50%

3

Horse Barn 1

37.50%

3

Horse Barn 2

12.50%

1

Cattle Barn

25.00%

2

Sheet / Swine / Poultry Building

25.00%

2
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Milking Parlor

12.50%

1

Judging Barn

25.00%

2

Exhibition North

62.50%

5

Restrooms

87.50%

7

Midway

62.50%

5

Multi-purpose Green Fields

37.50%

3

Boat Landing

0.00%

0

Outdoor Horse Ring

12.50%

1

Other (please specify)

25.00%

2

Total Respondents: 8
#

OTHER (PLEASE SPECIFY)

DATE

1

We also use the pulling track, all greenspace both on the City of De Pere side and the County side
along with the parking area of the ice arena.

10/11/2017 6:52 AM

2

North and dump site

10/3/2017 12:31 PM
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Q4 How many events per year does your group/organization host?
Answered: 8

Skipped: 2

#

RESPONSES

DATE

1

One major week long event plus numerous small educational demonstrations/clinics. The dog
project uses the facility for weekly exhibitor/dog training and their show. We hold aprox 6 meetings
on the grounds

10/11/2017 6:52 AM

2

One event250-

10/7/2017 11:15 AM

3

2

10/5/2017 11:29 AM

4

one

10/5/2017 10:44 AM

5

1

10/5/2017 10:03 AM

6

We Hold Dog Agility Training Classes from April - August each year. We conduct training 3 nights
a week during this time period.

10/4/2017 8:34 AM

7

One

10/3/2017 2:32 PM

8

varies

10/3/2017 12:31 PM
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Q5 What is the approximate number of participants in your
group/organization?
Answered: 7

Skipped: 3

#

RESPONSES

DATE

1

The Fair Association is made up of 21 Board members and aprox 35 Associate members. There
are aprox 900 Exhibitors each year. We have hundreds of volunteers & sponsors.

10/11/2017 6:52 AM

2

250-300

10/7/2017 11:15 AM

3

75 (Staff and volunteers)

10/5/2017 11:29 AM

4

2500

10/5/2017 10:44 AM

5

Approximately 75-100

10/4/2017 8:34 AM

6

15

10/3/2017 2:32 PM

7

35 to 40 and with our smaller group 8-10 campers

10/3/2017 12:31 PM
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Q6 What is the approximate number of people attending any particular
event at a give time? (helps in sizing restroom facilities)
Answered: 8

Skipped: 2

#

RESPONSES

DATE

1

We have aprox 45,000 people attend our 5 day event. 7,500 - 12,000 people a day on our busy
days.

10/11/2017 6:52 AM

2

150 -175

10/7/2017 11:15 AM

3

4000+

10/5/2017 11:29 AM

4

2000

10/5/2017 10:44 AM

5

1000 and 1500

10/5/2017 10:03 AM

6

Depending on the night and class size 10 - 30

10/4/2017 8:34 AM

7

400

10/3/2017 2:32 PM

8

80 ish but not all use the restrooms

10/3/2017 12:31 PM
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Q7 For the existing buildings and areas below: please list the activities
that occur within.
Answered: 8

Skipped: 2

ANSWER CHOICES

RESPONSES

Exhibition South / Park Shop / Event Office

37.50%

3

Horse Barn 1

25.00%

2

Horse Barn 2

25.00%

2

Cattle Barn

25.00%

2

Sheet / Swine / Poultry Building

25.00%

2

Milking Parlor

12.50%

1

Judging Barn

12.50%

1

Exhibition North

75.00%

6

Multi-purpose Green Fields

37.50%

3

Midway

62.50%

5

Outdoor Horse Ring

12.50%

1

#

EXHIBITION SOUTH / PARK SHOP / EVENT OFFICE

DATE

1

Fair Office, 4-H Exhibits and Meetimgs

10/11/2017 7:10 AM

2

Main Stage and Table Tennis

10/5/2017 11:31 AM

3

beer and bbq event, office work,

10/5/2017 10:50 AM

#

HORSE BARN 1

DATE

1

Exhibitor Horses

10/11/2017 7:10 AM

2

Dog Agility Training Classes from April to August 3 nights a week

10/4/2017 8:35 AM

#

HORSE BARN 2

DATE

1

Exhibitor Horses

10/11/2017 7:10 AM

2

Sheep n judging in back

10/7/2017 11:18 AM

#

CATTLE BARN

DATE

1

Exhibitor Cattle

10/11/2017 7:10 AM

2

Steers n heifers are housed

10/7/2017 11:18 AM

#

SHEET / SWINE / POULTRY BUILDING

DATE

1

Exhibitor Sheep, Exhibitor Swine, Exhibitor Poultry, Exhibitor Goats, Etc

10/11/2017 7:10 AM

2

Hogs are housed

10/7/2017 11:18 AM

#

MILKING PARLOR

DATE

1

Milk Exhibitor Cows

10/11/2017 7:10 AM

#

JUDGING BARN

DATE

1

Judging of Exhibitor Animals and Livestock Auction

10/11/2017 7:10 AM

#

EXHIBITION NORTH

DATE

8 / 21

Brown County Fairgrounds Stakeholder Survey
1

Commercial Vendors and 4-H Food Stand

10/11/2017 7:10 AM

2

Registration n food service

10/7/2017 11:18 AM

3

Badminton

10/5/2017 11:31 AM

4

judging for bbq, awards ceremony

10/5/2017 10:50 AM

5

Vendor display, serving breakfast and lunch, registration for the event, volunteer check in

10/5/2017 10:04 AM

6

rally meetings/activities and meals

10/3/2017 12:35 PM

#

MULTI-PURPOSE GREEN FIELDS

DATE

1

Parking, Ag Venture Tent, Kids Entertainment, Main Attraction and County Conservation Tent

10/11/2017 7:10 AM

2

Soccer, Flag Football, Volleyball, Top Spin and parking

10/5/2017 11:31 AM

3

parking this last year

10/5/2017 10:04 AM

#

MIDWAY

DATE

1

Carnival, Food and Commercial Vendors

10/11/2017 7:10 AM

2

Vendor booths

10/5/2017 11:31 AM

3

'carnival' type event, tents, food vendors, kid activities

10/5/2017 10:50 AM

4

Activities for families-music, inflatables

10/5/2017 10:04 AM

5

Car show

10/3/2017 2:33 PM

#

OUTDOOR HORSE RING

DATE

1

Exhibitor Horse Shows and PRCA Rodeo

10/11/2017 7:10 AM
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Q8 For the existing buildings and areas below: please list what (if
anything) you would like changed.
Answered: 6

Skipped: 4

ANSWER CHOICES

RESPONSES

Exhibition South / Park Shop / Event Office

33.33%

2

Horse Barn 1

33.33%

2

Horse Barn 2

16.67%

1

Cattle Barn

16.67%

1

Sheet / Swine / Poultry Building

33.33%

2

Milking Parlor

16.67%

1

Judging Barn

16.67%

1

Exhibition North

50.00%

3

Restrooms

16.67%

1

Multi-purpose Green Fields

16.67%

1

Midway

50.00%

3

Outdoor Horse Ring

16.67%

1

#

EXHIBITION SOUTH / PARK SHOP / EVENT OFFICE

DATE

1

Needs a New Roof and a Overall Face Lift

10/11/2017 7:10 AM

2

clean exteriors, stuff off the walls (wood character signs)

10/5/2017 10:50 AM

#

HORSE BARN 1

DATE

1

Needs New Electrical, New Roof and New Siding. Needs to be Replaced in the Future

10/11/2017 7:10 AM

2

Better lighting and Air flow

10/4/2017 8:35 AM

#

HORSE BARN 2

DATE

1

Foundation is poor, Needs New Electrical Needs New Roof/Siding, New Doors. New Horse Stalls.
Needs to be ADA Compliant. Needs to be Replaced in the Future

10/11/2017 7:10 AM

#

CATTLE BARN

DATE

1

Foundation is poor, Needs New Electrical Needs New Roof/Siding, New Doors. New Stalls are
Needed. Needs to be ADA Compliant. Needs to be Replaced in the Future

10/11/2017 7:10 AM

#

SHEET / SWINE / POULTRY BUILDING

DATE

1

Foundation is poor, Needs New Electrical Needs New Roof/Siding, New Doors. New Stalls are
Needed. Needs to be ADA Compliant. Needs to be Replaced in the Future

10/11/2017 7:10 AM

2

New building so you could use portable pens

10/7/2017 11:18 AM

#

MILKING PARLOR

DATE

1

Good Condition, Needs Milking Equipment Upgrade

10/11/2017 7:10 AM

#

JUDGING BARN

DATE

1

Foundation is poor, Needs New Electrical. Needs New Roof/Siding, New Doors. Needs to be ADA
Compliant. Needs to be Replaced in the Future

10/11/2017 7:10 AM

#

EXHIBITION NORTH

DATE
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1

Good Condition, Needs Ventilation and Overall Appearance Facelift

10/11/2017 7:10 AM

2

clean exteriors

10/5/2017 10:50 AM

3

small kitchen with hot water and counter for pot lucks.

10/3/2017 12:35 PM

#

RESTROOMS

DATE

1

Needs to be Replaced with more and larger showers, ADA Compliant.

10/11/2017 7:10 AM

#

MULTI-PURPOSE GREEN FIELDS

DATE

1

Convert Most to Overall Parking

10/11/2017 7:10 AM

#

MIDWAY

DATE

1

New Asphalt Surface, Improved Fire Protection, Electrical Distribution

10/11/2017 7:10 AM

2

Price

10/3/2017 2:33 PM

3

revamp the dump site so it does not slant: Ask motorhome people for suggestions

10/3/2017 12:35 PM

#

OUTDOOR HORSE RING

DATE

1

In Good Condition. Needs Water Located on North End

10/11/2017 7:10 AM
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Q9 Please list the stall size and total number of stalls needed for horses.
Answered: 5

Skipped: 5

#

RESPONSES

DATE

1

12 x 12 in Size. Aprox 100 Stalls

10/11/2017 7:16 AM

2

N/A

10/8/2017 7:54 PM

3

N/A

10/5/2017 11:39 AM

4

N/A

10/4/2017 8:39 AM

5

0

10/3/2017 12:37 PM
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Q10 Please list the stall size and total number of stalls needed for cows.
Answered: 5

Skipped: 5

#

RESPONSES

DATE

1

5 x 9 in Size. Aprox 100 Stalls

10/11/2017 7:16 AM

2

We have steers &heifers stalls needed for our show 100-115

10/8/2017 7:54 PM

3

N/A

10/5/2017 11:39 AM

4

N/A

10/4/2017 8:39 AM

5

0

10/3/2017 12:37 PM
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Q11 Please list the size and number of pens needed for sheep.
Answered: 5

Skipped: 5

#

RESPONSES

DATE

1

6 x 8 in Size. Aprox 100 Stalls

10/11/2017 7:16 AM

2

40-45 stalls

10/8/2017 7:54 PM

3

N/A

10/5/2017 11:39 AM

4

N/A

10/4/2017 8:39 AM

5

0

10/3/2017 12:37 PM
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Q12 Please list size and number of pens needed for pigs.
Answered: 5

Skipped: 5

#

RESPONSES

DATE

1

6 x6 in Size. Aprox 100 Stalls

10/11/2017 7:16 AM

2

8ft x 8ft n 80-85 pens needed.

10/8/2017 7:54 PM

3

N/A

10/5/2017 11:39 AM

4

N/A

10/4/2017 8:39 AM

5

0

10/3/2017 12:37 PM
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Q13 Please list desired number and size of display and judging areas.
Answered: 5

Skipped: 5

#

RESPONSES

DATE

1

30,000 Sq Ft

10/11/2017 7:16 AM

2

N/A

10/8/2017 7:54 PM

3

N/A

10/5/2017 11:39 AM

4

N/A

10/4/2017 8:39 AM

5

0

10/3/2017 12:37 PM
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Q14 Please list the area of office space desired.
Answered: 6

Skipped: 4

#

RESPONSES

DATE

1

1,200 Sq Ft

10/11/2017 7:16 AM

2

N/ A

10/8/2017 7:54 PM

3

As big as the Fair Office is good

10/5/2017 11:39 AM

4

yes. very helpful to have

10/5/2017 10:51 AM

5

N/A

10/4/2017 8:39 AM

6

0

10/3/2017 12:37 PM
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Q15 Please list the amount of outdoor open space needed for your event
(i.e. multi-purpose green field space for sports or vendor demonstrations)
Answered: 6

Skipped: 4

#

RESPONSES

DATE

1

20 Acres of Greenspace

10/11/2017 7:16 AM

2

Camp sites n parking for vehicles

10/8/2017 7:54 PM

3

We need to have a building with 100,000 square foots so we can have the basketball and Car
Show inside and that will help us a lot and we don't have to worry about weather. Specially the Car
Show and basketball

10/5/2017 11:39 AM

4

N/A

10/4/2017 8:39 AM

5

Midway

10/3/2017 2:34 PM

6

Hook up for 40+ motorhomes with 30/50 amp power

10/3/2017 12:37 PM
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Q16 Please list total area of concession/food vendor booths your event
requires and approximate sizes (indoor, outdoor, or both).
Answered: 7

Skipped: 3

#

RESPONSES

DATE

1

10 x 10 in Size. Both Indoor and Outdoor. 10,000 Sq Ft

10/11/2017 7:16 AM

2

Just one food vendor 20x20 in corner of exhibition north building

10/8/2017 7:54 PM

3

20X40 for the 13 food booths 20X20 for general merchandises, bubble teas, display 100+ booths

10/5/2017 11:39 AM

4

10-15 for vendors used grass/camping areas for bbq vendors

10/5/2017 10:51 AM

5

None

10/4/2017 8:39 AM

6

20x20

10/3/2017 2:34 PM

7

indoor kitchen in North building

10/3/2017 12:37 PM
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Q17 Know of a need not addressed above? Anything you would like to
do, but current constraints holding you back? Please tell us about it.
Answered: 4

Skipped: 6

#

RESPONSES

DATE

1

Lack of Hard Surface Parking, Poor Electrical Distribution, Poor Site Lighting, Poor Fire Protection.
Lacking Emergency Exits.

10/11/2017 7:16 AM

2

Parking - Big time effecting the events. Soccer fields - At least 4 soccer fields to really
accomendate the soccer teams who are participating the events and at the same time to give us
leverage to compete with other events and/or facility in other cities.

10/5/2017 11:39 AM

3

Would like to increase size of flooring space we have to use, currently use approximately 4000 sq
feet but ideally we could use up the 8000 sq feet as that is the regulation size of a Dog Agility area
when we compete.

10/4/2017 8:39 AM

4

Not that is it holding us back but a divider to split the North bldg. would be nice

10/3/2017 12:37 PM
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Q18 Thank you for your time and feedback. It is very appreciated! Please
share any other comments or suggestions you have for the Brown County
Fairgrounds.
Answered: 5

Skipped: 5

#

RESPONSES

DATE

1

Fairgrounds Totally Underutilized. Parks Department Needs to be Moved to Another Site, the
Grounds cannot be an Event Grounds and a Maintenance Shop and Storage for the Park
Department.

10/11/2017 7:17 AM

2

We are really appreciated for the help and support of the Brown County staff. I have been to many
facilities and their staff are not really giving the support and help as the staff at Brown County.

10/5/2017 11:41 AM

3

improvements to the east end of the property to take advantage of the river staff was fantastic
access to picnic tables was great

10/5/2017 10:53 AM

4

Grounds staff is awesome

10/3/2017 2:34 PM

5

Everyone we have dealt with in the past has been very helpful and more than willing to try to
accommodate our needs! Thanks to the crew/staff.

10/3/2017 12:38 PM
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MASTER PLAN
MARKET
FEASIBILITY
STUDY
Brown County
Fairgrounds
November 2018

November 2, 2018
Mr. John Kneer, PLA, ASLA
President, Rettler Corporation
3317 Business Park Drive
Stevens Point, Wisconsin 54482
Dear Mr. Kneer:
Stone Planning LLC has completed its feasibility analysis of the Brown County Fairgrounds. The attached
report presents the results of our research, analysis, findings, and conclusions and recommendations.
The analyses presented in this report are based on estimates, assumptions, and other information
developed from industry research, data provided by various stakeholders, interviews with local and
industry stakeholders, and analysis of other facilities and markets. The sources of information and the basis
of assumptions, estimates, and forecasts are stated in this report. Some assumptions inevitably will not
materialize and unanticipated events and circumstances may occur. Therefore, actual results achieved will
vary from those described and the variations may be material.
The findings presented are based on analysis of present and near-term conditions in the Brown County
area, as well as existing interest levels by potential users for a fairgrounds complex in Brown County. Any
significant changes in the characteristics of the local community, such as change in population and/or
competitive facilities, could materially impact conclusions and recommendations developed in this study.
As in all studies of this type, the estimated results are based on competent and efficient management of
the potential facility and assume that no significant changes in the event markets or assumed immediate
and local area market conditions will occur beyond those set forth in this report. Furthermore, all
information provided to us by others was not audited or verified and was assumed to be correct.
This report has been prepared for use by Rettler, the County, and its stakeholders, and should not be
relied upon by any other party. The report has been structured to provide the research, conclusions and
recommendations, and forecasts to provide Rettler and the County with information to strategically plan
for potential fairgrounds improvements and should not be used for any other purpose. This report and its
findings may not be included or reproduced in any public offering statement or other financing document.
We very much appreciate the assistance and cooperation that has been provided in the completion of this
report, and have enjoyed working with you. Should you need anything else, please let us know.
Sincerely,

Stone Planning LLC
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Section 1

Executive
Summary

EXECUTIVE SUMMARY
Stone Planning LLC was engaged by Rettler Corporation, on behalf of Brown County, to complete a
feasibility study as part of the master plan process for the Brown County Fairgrounds. Stone Planning
is a Chicago-based consulting firm that specializes in the planning and operations of public-assembly
venues. In general, this independent analysis is aimed at understanding the market for potential
fairgrounds improvements, recommending major characteristics of new facilities (if any), and
forecasting the future operations and economic impacts of an improved Fairgrounds complex.
The study analyzes the current market and potential for new offerings at the Fairgrounds, including
analyses of:
o

The local and regional market,

o

Past operations of the Fairgrounds,

o

The fairgrounds industry, including the regional facilities environment,

o

Feedback provided from a wide range of local and industry stakeholders,

o

The planning and operations of similar facilities, and

o

Forecasts of future operations and economic impacts of a recommended facility.

This executive summary provides an overview of the analyses, research, recommendations, and
forecasts that appear in the full report.

The Local Market
o

Brown County is Wisconsin’s fourth-largest county and Green Bay is its third-largest city, with
populations of approximately 318,000 and 105,000, respectively. The County is well-located
and accessible within Wisconsin, and is also one of the state’s largest tourist markets.

o

The Brown County market has a number of other public-assembly venues of various sizes
that generally complement, rather than compete with, each other. The current Brown County
Veterans Memorial Arena (5,200 seats) and adjacent Shopko Hall (43,000 square feet) are
planned to be replaced by a new, multipurpose events center with approximately 120,000
square feet that would host sports, entertainment, and consumer shows. This facility would
likely potentially serve as the main competition to improved Fairgrounds facilities, although
the Fairgrounds should intentionally be oriented against direct competition (this is addressed
in more detail in the report) and will also offer outdoor space.
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The Brown County Fairgrounds
o

The current Brown County Fairgrounds, which is owned and operated by the County on 36
acres, generates approximately $100,000 in revenues and expenses to the County. The
annual Brown County Fair is the Fairgrounds’ largest user, accounting for approximately half
of its 70,000 attendees.

o

In general, the Fairgrounds are very outdated and in poor condition, and aren’t conducive
to hosting many events. It is thought that an improved set of offerings at the Fairgrounds
would attract more uses.

The Event and Facility Industry
o

Every county in Wisconsin has its own fairgrounds complex and hosts a county, district, or
state fair. The state’s two largest are in Milwaukee and Madison; however, there are many
smaller examples of successful complexes that host a wide range of events. Some of the
more heavily-used mid-sized fairgrounds in Wisconsin are either fully booked and/or have
other limitations, and there is a need for additional facilities in the state.

o

There is a market for additional fairgrounds uses in Brown County, due to the lack of facilities
in the state, the availability of events (local and statewide), and the characteristics of the
county.

o

Current and potential Fairgrounds users, such as the Fair Association, Hmong festivals, and
the Brown County UW Extension office, have indicated that their events can grow and/or
they can add new events if the Fairgrounds is improved.

o

The RV/camping industry is currently in a sustained period of record growth, and this
popularity is driven by a combination of factors such as the strong economy, interest from
Millennials, higher-end offerings, and others.

Physical and Operational Recommendations
o

While the acreage of the Fairgrounds is relatively limited, we believe that a viable complex
can be developed within this footprint, and has greater potential if adjacent land owned by
DePere can be incorporated into its footprint.

o

The orientation of Fairgrounds facilities should be as multipurpose as possible. This will
encourage maximum usage, and the scale of animal-based events is not considered to be
enough to support successful year-round facility use.

o

Renovation of existing Fairgrounds facilities is not considered to be a viable option for
improved operations or usage.

o

Surrounding publicly-owned land is not available for potential Fairgrounds expansion.

o

In the short term, Fairgrounds improvements could include a first phase of facilities that
would serve core needs for events such as animal shows and competitions, conferences and
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public shows that are appropriate for a fairgrounds setting, and limited
meeting/breakout/vendor space and other supporting amenities. This could include the
following:
o

A multipurpose indoor facility that can be used year-round and could alternate
between a concrete floor and other surfaces for animal-based events. The facility
should be divisible for multiple uses, and a main performance/gathering space should
have an event floor of approximately 30,000 to 40,000 square feet, with limited
seating.

o

Within the multipurpose facility or adjacent to it should be a warm-up ring(s), stalls,
and other support space, as well as meeting space.

o

Other facilities should also include offices, storage, food and beverage areas, and
other support space.

o

The complex should also retain open/outdoor space for fields, parking, and camping.

o

Later phases of development could potentially include additional facilities that are varying
degrees of multipurpose or purpose-built for specific uses, which may require the addition
of surrounding parcels to the Fairgrounds footprint. Other facilities could include barns,
additional indoor or outdoor arenas/rings, a track and grandstand, and others.

o

Privately-owned land that surrounds the Fairgrounds to the north and west could potentially
be acquired for parking or other uses. On average, the per-acre assessed value of these
parcels is approximately $115,000. Farther to the north and west, values increase to $245,000
per acre.

o

We have also analyzed the potential use of the Fairgrounds’ riverfront land for residential
usage. Based on a limited review of other riverfront homes, the assessed value of homes on
the east side of the Fox River near the Fairgrounds average approximately $480,000 per
acre; on the west side, the average value is approximately $875,000 per acre.

o

We believe that the Fairgrounds should continue to be owned by the County.

o

We believe that the most viable management/operating relationship would be directly
through the County (as is currently done), or with a quasi-public or non-profit partner.
Partnering with a private management company does not appear to be the most viable
option for the County.
o

County management – should the County continue to manage the Fairgrounds
following an improvement project, we recommend that the County hire staff that is
specifically focused on marketing and operating the complex. The County could still
share staff with other County operations but should at least have a minimal staff
onsite (approximately three to seven full-time positions). Public management could
also include the creation of an independent board of volunteers that oversees the
Fairgrounds.
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o

Quasi-public or non-profit management – the County could partner with an existing
County agency or create a new entity that would be responsible for Fairgrounds
operations. This scenario would also require the addition of new public-sector staff,
and potentially the creation of an oversight board. In addition, the County would
have to continue to be responsible for any capital and operating needs, and/or
identify new funding sources with its partner.
Should a non-profit partner be identified, the County could take a more hands-off
approach to operations in the future, although depending on an agreement with a
partner, the County may still retain certain responsibilities (particularly financial).
However, the partner would generally be responsible for operations and fundraising.

The determination to pursue a specific management structure will depend on political,
practical, financial, and other realities of the County, as well as the availability and willingness
of potential partners. However, assuming that a skilled operational team and adequate
sources of funding for capital improvements and operations are in place, the decision to
directly operate the Fairgrounds or partner with an existing or new entity may not
significantly impact future Fairgrounds success.

Operating Projections and Economic Impacts
o

Forecasts have been prepared with input from County representatives, with the intention of
creating a future complex that is as self-sustaining financially as possible. This includes a very
limited service and staff offering at the complex, with events responsible for most aspects of
operation.

o

Based on the market analyses and the facility recommendations, the following table
summarizes the projected annual usage of an improved complex for its first and tenth year of
operations.
PROJECTED EVENTS AND ATTENDANCE
Year 1

Year 10

# of Events Avg. Atten. Total Atten. # of Events Avg. Atten. Total Atten.

Animal Shows/Competitions
Conventions/Consumer and Trade Shows
Festivals
Other Sports/Entertainment Events
Other Public Events
Social/Private Events
Meetings
Classes, Riding, Training, and Others
Brown County Fair
Total

5
3
3
3
4
12
40
30
1

200
750
3,000
750
750
100
50
25
8,000

2,500
6,750
27,000
2,250
4,500
1,200
2,000
750
40,000

8
6
4
3
4
14
40
30
1

200
2,500
3,000
750
750
100
50
25
8,000

4,000
45,000
36,000
2,250
4,500
1,400
2,000
750
40,000

101

--

86,950

110

--

135,900

Source: Stone Planning
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o

The projections of usage, as well as a number of assumptions regarding attendee
characteristics, revenues, and expenses, lead to forecasts of future annual operating revenues
and expenses, as shown below for ten years.
BROWN COUNTY FAIRGROUNDS PROJECTED OPERATING REVENUES AND EXPENSES ($000S)
1

2

3

4

5

6

7

8

9

10

$58
26
2
48
44
5

$59
27
2
61
46
5

$75
27
2
60
56
5

$79
28
2
88
62
6

$84
28
2
66
62
6

$88
29
2
94
68
6

$87
29
3
68
64
6

$92
30
3
98
71
6

$91
30
3
71
67
6

$95
31
3
102
74
6

$183

$199

$226

$264

$248

$287

$258

$299

$268

$311

$78
0
0
47
42
16
6
10

$80
0
0
48
42
16
6
11

$81
0
0
49
43
16
6
11

$83
0
0
50
44
17
7
11

$84
0
0
51
52
23
7
11

$86
0
0
52
53
24
7
11

$88
0
0
53
54
24
7
12

$90
0
0
54
55
25
7
12

$91
0
0
55
56
25
7
12

$93
0
0
56
57
26
7
12

$199

$203

$207

$211

$229

$233

$238

$243

$247

$252

($16)

($3)

$19

$53

$19

$54

$20

$56

$21

$59

Operating Revenues

Rent (Facility, Equipment, Stalls, etc.)
Advertising/Sponsorships
Merchandise
Food and Beverage
Parking/RV
Other Revenues
Total Operating Revenues
Operating Expenses

Salaries and Benefits
Part-Time Staff
Benefits
General and Administrative
Utilities
Repairs & Maintenance
Insurance
Advertising
Total Operating Expenses
Net Operating Income (Loss)
Source: Stone Planning

As the table shows, the complex is initially estimated to operate at a deficit. After the first two
years, relatively minor profits are projected.
o

We have also estimated the complex’s future economic and fiscal impacts. Economic impacts
include new spending that is brought into Brown County due to the presence and operation
of the Fairgrounds, new jobs and earnings for local residents, and room nights at local hotels.
The County will also capture hotel taxes. In addition to these annually-recurring impacts, there
will also be benefits to local residents and businesses related to the construction of any
improvements, but these are not quantified.
Estimated impacts are summarized below.
SUMMARY OF ECONOMIC/FISCAL IMPACTS FROM OPERATIONS
Operations (Annual)

Total Spending - Direct and Indirect

$3,361,000

Total Jobs (Full-Time Equivalent)
Total Earnings
Room Nights
New Tax Revenues to the County

40
$1,676,000
5,350
$52,800

Source: Stone Planning
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Section 2

Local Market
Analysis

In this section, we provide economic and demographic data on the local and regional market
(including definitions of the market areas) in order to give context on the environment in which the
fairgrounds operate, as characteristics of the surrounding population are important to the support of
a venue.

BROWN COUNTY AND MARKET DEFINITIONS
Brown County is Wisconsin’s fourth-largest county (behind Milwaukee, Dane, and Waukesha) and one
of its two original counties, dating to 1818. This section provides an overview of the economic and
demographic characteristics of the area, including the City of De Pere, the City of Green Bay, Brown
County, and the Green Bay Metropolitan Statistical Area (a three-county area including Brown,
Kewaunee, and Oconto counties), as well as Wisconsin and the US for comparison.
The following maps show the location of Brown County within Wisconsin and the broader region.
Major cities surrounding Brown County include Milwaukee (a drive of approximately 120 miles),
Madison (140 miles), Chicago (210 miles), and Minneapolis (280 miles).
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POPULATION
The table below shows recent population levels for the local areas, as well as the state and US.
POPULATION (000S) AND GROWTH RATES BY AREA
De Pere

Brown County

Green Bay MSA

Wisconsin

US

Population

% Growth

Population

% Growth

Population

% Growth

Population

% Growth

Population

% Growth

23.2
23.5
23.8

-1.4%
1.1%

244.4
246.7
248.5

-0.9%
0.7%

306.2
308.8
311.1

-0.8%
0.7%

5,637.9
5,664.9
5,687.2

-0.5%
0.4%

308,745.5
311,663.4
313,998.4

-0.9%
0.7%

24.0
24.2
24.4
24.5

0.9%
0.8%
0.6%
0.7%

250.6
252.7
254.7
256.6

0.8%
0.8%
0.8%
0.7%

312.5
314.6
316.4
318.2

0.5%
0.7%
0.6%
0.6%

5,706.9
5,724.7
5,742.1
5,754.8

0.3%
0.3%
0.3%
0.2%

316,204.9
318,563.5
320,896.6
323,127.5

0.7%
0.7%
0.7%
0.7%

2010
2011
2012
2013
2014
2015
2016
Growth Rate ('10 - '16)

5.7%

5.0%

3.9%

2.1%

4.7%

Source: US Census

The population of De Pere has increased to approximately 25,000, or nearly six percent since 2010,
which exceeds the growth rate of all other areas studied. Brown County has also grown at a high rate
since 2010 (five percent), to more than 255,000 residents. The three-county metro area has nearly
320,000 residents, and its growth rate has nearly doubled that of the state since 2010.

AGE
The following graph shows the age distribution of the various geographic areas.
POPULATION AGE BY RANGE
30%

De Pere
Brown County

25%

Green Bay MSA
Wisconsin

20%

US
15%

10%

5%

0%

14 and Under

15 - 24

25 - 44

45 - 59

60 - 74

75 and Over

Source: US Census
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As the graph shows, the age distribution of the local market areas is relatively similar to that of the
state and nation; overall, 57 percent to 62 percent of the population in all regions is 44 or younger.
In addition, the median age of all areas is similar – while the national median is 37.7 years, the median
in the city, county, and metro area ranges from 35 to 38.4.

INCOME AND EMPLOYMENT
The table in this section shows employment by major occupational groups at the metro, state, and
national levels. This table indicates how the local economy compares to those of the larger areas, in
terms of the relative share of jobs in various industries. Compared to the state, the metro area’s
economy is similar in many respects; however, for example, it has larger Arts/
Design/Entertainment/Sports/Media and Construction/Extraction industries as a percent of total
employment, and a smaller share of employment in the legal industry.

Compared to the national level, the metro area differs more than it does from the state’s employment.
The metro area is skewed towards Production, Transportation and Material Moving, and Personal
Care and Service industries. In contrast, the U.S. economy has a stronger concentration of jobs in
Legal, Farming/Fishing/Forestry, and Sciences.
The composition of an economy’s jobs will influence income levels, as some industries have higher
salaries than others. In 2016, Brown County’s median household income of approximately $54,200
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was slightly lower than the state median of $54,600 and lower than the US’s of $55,300. Since 2010,
income growth in the county (3.1 percent) has lagged that of Wisconsin (5.8 percent) and the country
(6.6 percent).
MEDIAN HOUSEHOLD INCOME BY AREA

$56,000

County

State

US

$55,000
$54,000
$53,000
$52,000
$51,000
$50,000
2010

2011

2012

2013

2014

2015

2016

Source: US Census

Local income levels are aided by the relatively low cost of living in Wisconsin compared to the rest of
the country. In 2017, according to the Council for Community and Economic Research, the overall
cost of living in the state was approximately four percent lower than the national average.
The following chart shows the recent historical unemployment rates in the county, metro area, state,
and US.
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UNEMPLOYMENT RATE BY AREA
8.50%
7.50%

County

MSA

WI

US

6.50%
5.50%
4.50%
3.50%
2.50%
2012

2013

2014

2015

2016

Source: US Bureau of Labor Statistics

Source: US Bureau of Labor Statistics

The unemployment rate in the county, metro area, and state have all been lower than that of the US
in the last five years (full 2017 data is not yet available). While all areas’ rates have declined in the last
five years, the country’s unemployment rate has exceeded Brown County’s by 1.2 to 1.5 percentage
points per year.

CORPORATE BASE
The following table lists the largest private employers in the Green Bay area.
LARGEST PRIVATE EMPLOYERS IN THE GREATER GREEN BAY AREA, 2016
Company

Humana
Bellin Health
Oneida Nation
Schneider
Georgia-Pacific
UnitedHealthCare
Aurora Health Care
St. Vincent Hospital
American Foods Group
Prevea Health
Green Bay Packagaing, Inc.
Wisconsin Public Service
JBS Green Bay
ShopKo Stores
Wal-Mart Stores, Inc.

Location

Industry

# of
Employees

Multiple
Multiple (including Green Bay HQ)
Oneida (including HQ)
Multiple (including Ashwaubenon HQ)
Green Bay
Howard
Multiple
Green Bay
Green Bay
Multiple (including Ashwaubenon HQ)
Multiple (including Green Bay HQ)
Multiple (including Green Bay HQ)
Green Bay
Multiple (including Ashwaubenon HQ)
Multiple

Health/Insurance Services
Hospital
Tribal Enterprise
Tuck Load Carrier
Paper/Tissue Manufacturer
Insurance
Medical Care
Hospital
Meat Distributor
Primary and Specialty Care
Box Manufacturing
Utility
Beef Slaughterer and Processor
Retail
Retail

3,283
2,729
2,700
2,633
2,100
2,050
2,009
1,605
1,467
1,417
1,401
1,162
1,142
1,129
1,119

Source: Greater Green Bay Chamber
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Humana is the area’s largest private employer, with more than 3,200 employees. Many other major
employers are also in the insurance and health care industries, including Bellin Health, St. Vincent
Hospital, and UnitedHealthCare.

ROAD AND AIR ACCESS
The Brown County area is accessible via two major north-south roadways (I-43 and I-41) and one eastwest roadway (WI-29). I-41 connects the Green Bay area to the Fox Cities as well as Oshkosh, Fond
du Lac, and Milwaukee. I-43 leads to Milwaukee and further south into the Chicago area (in
conjunction with I-94). The Green Bay area is also accessible from western Wisconsin and Minnesota
via WI-29. Austin Straubel International Airport is located in Green Bay and provides air travel to and
from the area. There are approximately 40 commercial flights per day at Austin Straubel, with
approximately 665,000 passengers and 361,000 pounds of freight per year. Direct flights are available
to and from Chicago, Detroit, Minneapolis, and Atlanta.

AREA ATTRACTIONS
Other attractions within a host market often play an important role in drawing non-local residents to
an events facility. Meeting planners and promoters, as well as potential attendees, look for activities
beyond the event itself, and a prime example in Wisconsin is the Wisconsin Dells’ waterparks.
The largest generator of visitation to Green Bay is the Green Bay Packers. The Packers have a
historically dedicated following and a unique relationship with the community, and the entire state,
due to the size of the market (Green Bay is the smallest market in the US to host a major professional
sports franchise) and the team’s public ownership structure. Every game at the Packers’ home
stadium, Lambeau Field, has been sold out since 1960 and there is a season-ticket waiting list of more
than 130,000 people, which is the largest in the NFL by a significant margin.
Immediately west of Lambeau Field is the new Titletown, a mixed-use commercial, entertainment,
and recreational district that will provide year-round opportunities for visitors. The district includes
the 144-room Lodge Kohler, the Hinterland Restaurant and Brewery, the Bellin Health Sports
Medicine Clinic, and sites for future commercial and residential development.
The Green Bay area has a diverse range of other natural, entertainment, shopping, and sporting
attractions. Some examples include: the Bay Beach Amusement Park (a municipally-owned
amusement park with rides, playgrounds, and sports fields), City Stadium (the former home of the
Packers), Cofrin Memorial Arboretum (a 290-acre nature preserve), Heritage Hill (a 48-acre non-profit
state park), the Fox River State Recreational Trail (one of the busiest state trails in Wisconsin), the
National Railroad Museum (a railroad history museum with over 75,000 annual visitors), access to the
Bay of Green Bay (a world-class fishery for several game fish species, including walleye and muskie),
and the NEW Zoo & Adventure Park (a 100-acre zoo with 1,400 acres of multi-use parkland).
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TOURISM AND VISITOR INFRASTRUCTURE
Brown County is Wisconsin’s fourth-largest county by population and attracts the state’s fifth-highest
amount of tourist spending, with an estimated $638 million in 2016.
VISITOR SPENDING BY COUNTY (2016)
County

Milwaukee County

Visitor Spending
(Millions)

% of WI Total

$1,931.2

15.7%

Dane County

1,213.6

9.9%

Sauk County

1,047.9

8.5%

Waukesha County

742.9

6.0%

Brown County

637.9

5.2%

Walworth County

528.9

4.3%

Door County

347.8

2.8%

Outagamie County

339.5

2.8%

La Crosse County

248.1

2.0%

Winnebago County

242.5

2.0%

Rock County

235.2

1.9%

Marathon County

234.6

1.9%

Racine County

229.2

1.9%

Eau Claire County

228.4

1.9%

Sheboygan County

223.7

1.8%

Source: Wisconsin Department of Tourism

In addition to Packers games and training camp, major events that generated tourism to Brown
County in 2016 included the University of Wisconsin-LSU football game at Lambeau Field, the
Wisconsin Interscholastic Athletic Association’s girls state basketball championships, the Wisconsin
Amusement and Music Operators’ dart tournament, the World Walleye Championships, the
Wisconsin Rural Water Association convention, the Wisconsin Credit Union League convention, and
many others.
According to the Greater Green Bay CVB, the area has approximately 4,200 hotel rooms that
achieved an occupancy rate of 58.8 percent in 2016 (an increase of 1.4 percent over 2015). Also,
according to the CVB, the third quarter of the year (July, August, and September) generates the
greatest share of visitor spending (32 percent of 2016’s total), followed by October through
December (26 percent), April through June (22 percent), and January through March (19 percent).
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Section 3

Fairgrounds
and Event
Industry
Analysis

This section includes an overview of the Brown County Fairgrounds and the annual Brown County
Fair, as well as analysis of competitive and comparable fairgrounds, the fair industry, and feedback
from various stakeholders. This information will help to inform the current and potential future market
for uses of the Brown County Fairgrounds.

THE BROWN COUNTY FAIRGROUNDS
The Brown County Fairgrounds is located on the Fox River and is surrounded to the north and south
by the City of DePere. The Fairgrounds consist of 36 acres of both facilities and open space, and is
used for a variety of events, including the annual Brown County Fair.
The complex is owned by Brown County and operated within its Parks Department, along with the
County’s 17 other County parks. While the County’s Parks Department operates the complex, it has
no dedicated staff that markets or maintains the complex. The department’s maintenance office is
currently located at the Fairgrounds, and its main office could potentially be relocated to the
Fairgrounds (four people and approximately 1,500 to 2,000 square feet).
The following page shows the Fairgrounds and its surroundings. The Fairgrounds are surrounded to
the south by 15 acres of City of DePere-owned land (including the DePere Ice Arena and the Perkofski
Boat Launch), and to the north by privately-owned land in DePere. North of that is Ashwaubomay
Park, which is owned by the Village of Ashwaubenon.
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April 2017 aerial photo

The Fairgrounds consists of the following facilities and areas (which are described in more physical
detail in masterplanning documents):
o

Exhibition North Building – 10,000 square feet, unheated, with a capacity of 683. This building
was built in 1992.

o

Exhibiton South Building – 12,000 square feet, unheated, with a capacity of 960. The building
was built in 1987.

o

Cattle Barn – approximately 13,000 square feet (82’ x 170’) and built in the 1930s.

o

Horse Arena – approximately 44,500 square feet of outdoor space, with a capacity of 960.
The facility was increased to its current size in 2017.

o

Horse Barn 1 – 19,200 square feet and constructed in the 1930s.

o

Horse Barn 2 – 3,600 square feet and constructed in the 1930s.

o

Judging Barn – 6,000 square feet and constructed in the 1930s.

o

Milkhouse – 640 square feet and constructed in 1988.

o

Sheep/Swine/Poultry/Small Animal Barn – 12,600 square feet and constructed in the 1930s.

o

Infield Grounds – approximately 16 acres of green space.

o

Midway – approximately 95,400 square feet of paved open space.

o

Camping areas – 56 sites on the Midway with 20, 30, or 50 amp service that are usable from
April through December, and another nine on grass, although camping is not allowed during
most large Fairgrounds events. Camping is also often used for Packers games.

o

Restroom Building – approximately 2,900 square feet and constructed in the 1960s.

o

Parking – as parking is very limited on the Faigrounds (approximately 250 spaces), the boat
launch parking (approximately 75 trailer stalls and 25 car spaces) and Ice Arena parking are
also used as needed, with permission from DePere. The infield grounds can increase parking
capacity to more than 2,400 cars, but this is only used by the Fair.

The following table summarizes the fairgrounds’ annual usage for the last three full calendar years.
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FAIRGROUNDS USAGE, 2015-17
2015

2016

2017

Days booked

Days booked

Days booked

36,000

18

18

18

8,000

3

3

3

All Areas

9,000

4

4

4

Exhibition Halls and Midway

2,000

2

2

2

Midway

950

1

1

1

Mit Liebe Pet Show

Exhibition Hall

500

2

2

2

Green Bay City Auction Bike Sale

Exhibition Hall

600

3

3

3

Cattle Barns

450

4

4

4

Barn

20/event

17

17

17
1

EVENT NAME

LOCATION

AVERAGE ATTEDANCE

Brown County Fair

All Areas

Labor Day Festival

All Areas

Memorial Day
JDRF Northeast WI
Beja Shrine Car Show

NE WI Livestock Show
4-H Tailwaggers Agility Training
Ledgeview Horse Riders Horse Show

Horse Ring

50

1

1

Brown County Horse Association

Horse Ring

300

1

1

1

Midway

n/a

1

--

--

Mega Motor Works
Creekview Riding Center Horse Show

Horse Barn

100

1

--

--

Packerland Kennel Club-Agility Classes

Horse Barn

20/event

30

30

41

Grounds Rental

900

1

--

--

Camping

75 single event

3

--

--

Flyball in Titletown

Exhibition Hall

180

--

1

--

Mini Car Show

Midway-ExHall

800

0

1

--

Horse Ring

600

2

--

--

SAGBRAW – Bike/Camping Event

Camping

400

2

--

--

2016 Zombie Walk

All areas

1,500

2

--

--

Ducks Unlimited, Inc

Exhibition Hall

400

1

--

--

Golden House, BBQ

Exhibition Hall Grounds

2,800

--

--

6

Hmong Lee Fundraiser

Exhibition Hall Midway

400

1

1

1

Home Instead Senior

Exhibition Hall Midway

400

--

--

1

Innovative Services

Exhibition Hall Midway

800

--

--

1

Horse Ring

50

--

1

1

Renaissance Faire
Family Motor Coach Association

Rodeo

4-H Horse Clinic
Source: Brown County

A total of approximately 100 to 110 event days were booked per year in the last three years, with
annual attendance of approximately 70,000. The Brown County Fair, over its 18 days, generated more
than half of the complex’s attendance. The other largest users are the Labor Day Festival, Memorial
Day events, and the Hmong festival.
The following table summarizes the revenues generated by the uses listed above, as well as camping,
parking, and winter storage. We also show annual changes in the percent of total revenue generated
by each source.
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FAIRGROUNDS REVENUES, 2015-17
2015

2016

2017

Facilities
Event Walk-Ins

$25,826
2,951

$28,345
212

$30,325
300

Event Parking

16,531

11,025

9,893

Camping
Storage

16,844
35,257

24,090
37,505

27,567
39,857

Total Revenues

$97,409

$101,177

$107,942

Source: Brown County

As is described below, Fairgrounds expenses in 2017 were estimated to be $105,000 by the County,
which resulted in a small profit.
FAIRGROUNDS REVENUES AS A PERCENT OF TOTAL, 2015-17
Fa cilities

Event Walk-Ins

Event Parking

Camping

Storage

100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%

2015

2016

2017

Source: Brown County, Stone Planning

Facility rental revenue has consistently ranged from $25,000 to $30,000, which was slightly less than
30 percent of total revenue per year. Parking revenue has decreased both as a raw number and as a
percent of total revenue, and camping revenue has increased with the loss of camping sites near
Lambeau Field that have been replaced by Titletown’s development.
The revenues shown above only represent the revenues captured by the County for use of the
Fairgrounds. It is estimated that approximately four to five major Fairgrounds events per year
(including the Fair) also have to rent the adjacent land to the south from the City of DePere.
In 2017, the County estimates that total fairgrounds-related expenses were approximately $105,000,
which included approximately $45,000 in personnel and $60,000 in other operational expenses (such
as supplies, repairs and maintenance, equipment, utilities, insurance, and others). As a result, the
complex experienced a small profit from operations in 2017.
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Surrounding Fairgrounds Land
This section analyzes publicly- and privately-owned land that surrounds the Fairgrounds, and its
characteristics such as usage and land values.
Publicly-Owned
This section addresses two sets of publicly-owned land that surround the Fairgrounds to the north
and south. These parcels are shown in the map above.
Ashwaubomay Park
Ashwaubomay Park is separated from the Fairgrounds to the north by residential development and
the water treatment plant. The approximately 86-acre park is owned and operated by the Village of
Ashwaubenon and includes the 53-acre Ashwaubomay Lake, three Little League baseball fields, one
baseball field, two soccer fields, a playground area, and picnic tables, horseshoe pits, and walking
trails.
o

Ashwaubomay Lake is a three-million-gallon, man-made lake with a beach that is open from
June through mid-August. It also includes diving boards, slides, a sand volleyball court,
concession stand, and other amenities. Daily admission rates are $3 for youth and $4 for
adults (Ashwaubenon residents), and free for children under three and seniors. Non-resident
rates are $4 for youth and seniors, and $5 for adults. Season passes are $35 for individuals
and $60 for families (resident), and $50 and $75 for non-residents. The lake can also be rented
out by groups, for $170 (resident) or $185 (non-resident) for two hours.
The lake also hosts special events, such as a Father’s Day Swim, Superhero Day, and Doggie
Dip. The broader park hosts events such as Ashwaubenon Blast, with live music, carnival
games, and other attractions.
In 2015 and 2016, the lake generated an operating profit of $5,000 and a deficit of $18,000,
respectively, on revenues of approximately $130,000.

o

The park’s baseball complex is used by Ashwaubenon Youth Baseball, which has six leagues
that play on the fields Mondays through Thursdays from 5:30 to 9:15. (Most games are held
at Ashwaubomay Park, although ABY also uses Smith Park, Cornerstone Park, and others.)
ABY also hosts tournaments at the park; six weekends of baseball tournaments are scheduled
this summer, from May through July.
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DePere-Owned Land
The City of DePere owns four separate but connected parcels to the immediate south of the
Fairgrounds.
o

Fairgrounds – approximately 12 acres are the City’s portion of the Fairgrounds that technically
are comprised of two separate parcels. The larger, 11-acre site is not frequently used by
events – according to the City, approximately four to five of the main Fairgrounds users (such
as the Fair, Hmong festivals, and the Renaissance Faire) also rent the City’s Fairgrounds
parcel, and it is never rented on its own. In 2016, the City reported approximately $900 in
revenue from these rentals. Approximately one acre consists of a treed area that is generally
protected from usage.

o

Perkofski Boat Launch – an approximately 11-acre site that includes one of the City’s three
boat launches, as well as approximately 25 parking spaces and 75 trailer stalls. These parking
spaces are used by some Fairgrounds events.

o

DePere Ice Arena – a three-acre parcel, and the arena includes one ice sheet, a concession
stand, a meeting room and multipurpose room, and locker rooms. The facility is owned by
the City but is leased to a non-profit (Brown County Ice Management, which also operates
the City’s Cornerstone Community Center). The arena is the home of five user groups (the
DePere Youth Hockey Association, the Greater Green Bay Figure Skating Club, the DePere
Deacons Hockey Great Lakes Hockey League, DePere High School, and St. Norbert Men’s JV
hockey). The facility also offer open skating, skating and hockey lessons, and a Sunday night
hockey league. Ice is not available in the summer, and the facility is generally unused in the
off-season. Brown County Ice Management reported approximately $536,000 in occupancy
expenses in 2017. The arena’s parking is also used during the Fair.

In general, greater collaboration between Ashwaubomay Park and the DePere-owned land would
likely benefit both (as well as the fairgrounds), due to their proximity and potential for complementary
uses.
Privately-Owned
This section addresses approximately 16 acres of various privately-owned parcels that surround the
Fairgrounds and could potentially be used to complement the complex. This does not include the
residential properties or the water treatment plant that are immediately north of the Fairgrounds. The
parcels are identified and described below, and are separated into three groups.
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The four properties shown in red are owned by Feaker & Sons, and the eight properties adjacent to
and to the south of the Feaker properties are owned by six different owners. The site to the north of
the Fairgrounds and the residential properties is owned by Hoffman Properties.
The acreage and assessed values of these properties are shown below.
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SURROUNDING FAIRGROUNDS PARCELS
Assessed Value

Approximate
Acreage

Land

Improvements

Total

Total per Acre

1.48
3.41
2.47
1.24

$17,500
$143,100
$103,900
$52,000

$0
$0
$0
$196,400

$17,500
$143,100
$103,900
$248,400

$11,824
$41,965
$42,065
$200,323

8.60

$316,500

$196,400

$512,900

$59,640

1.02
0.61
0.18
0.95
0.36
0.38
0.29
0.72

$43,100
$0
$21,700
$42,500
$31,600
$35,300
$30,900
$39,900

$149,100
$0
$68,800
$98,200
$23,800
$0
$0
$363,300

$192,200
$0
$90,500
$140,700
$55,400
$35,300
$30,900
$403,200

$188,431
$0
$502,778
$148,105
$153,889
$92,895
$106,552
$560,000

Subtotal

4.51

$245,000

$703,200

$948,200

$210,244

Hoffman Properties
#1

2.79

$83,900

$268,600

$352,500

$126,344

Subtotal

2.79

$83,900

$268,600

$352,500

$126,344

TOTAL

15.9

$645,400

$1,168,200

$1,813,600

$114,063

Owner
Feaker & Sons
#1
#2
#3
#4
Subtotal

Various Owners
#1
#2
#3
#4
#5
#6
#7
#8

-

GTO Investments
NJL Investments
Kenneth Binsfeld
Venderzanden Revocable Trust
DJKP Investments
Himal LLC
Himal LLC
Himal LLC

Source: Brown County, Stone Planning

The four Feaker properties total 8.6 acres, and parcels #1 through #3 are generally unimproved with
per-acre values ranging from less than $12,000 to $42,000. Parcel #4, which houses company
facilities, is approximately 1.25 acres and has a total value of $200,000. All four parcels combined
have an assessed value of approximately $513,000.
According to a representative of Feaker & Sons, while some of its land is underutilized at times (for
example, when it is used by the Fair), it is occupied by the company’s equipment at other times. The
company is not interested in selling parts of its holdings; if it were to sell, it would sell all of its land.
The eight properties that are primarily to the south of the Feaker properties are generally small (only
one is larger than one acre) and total approximately 4.5 acres. Many of these properties have been
improved, and they have an average per-acre value of $210,000 and a total value of $948,000.
The nearly 2.8-acre Hoffman Properties site between Ashwaubomay Park and the Fairgrounds has a
total assessed value of approximately $353,000.
Combined, the nearly 16 acres have a total assessed value of $1.8 million, or $114,000 per acre.
We have also analyzed the assessed values of privately-owned, non-residential taxable parcels that
adjoin the parcels described above. These properties are farther from the Fairgrounds but are
adjacent to the previous properties, and can indicate the relative land values of the closer sites. The
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following map shows the general boundaries of two sets of parcels that are owned by multiple
entities.

To the immediate north of the Feaker properties are six parcels (not including two that are nontaxable or the residential parcels between these parcels and Ashwaubomay Park) that are owned by
three entities and total more than 28 acres. Across Ashland to the west, there are 19 taxable parcels
on 36 acres that are contained within the yellow rectangle. Detailed information on these two sets of
parcels is summarized below.
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OTHER NEARBY FAIRGROUNDS PARCELS
Assessed Value

Approximate
Acreage

Land

Improvements

Total

Total per Acre

1.36
1.18
0.45
6.66
13.42
5.2

$30,800
$77,100
$35,200
$321,500
$266,100
$341,600

$0
$0
$155,200
$309,400
$0
$574,400

$30,800
$77,100
$190,400
$630,900
$266,100
$916,000

$22,647
$65,339
$423,111
$94,730
$19,829
$176,154

28.27

$1,072,300

$1,039,000

$2,111,300

$74,683

7.19
2.29
0.69
0.5
1.26
1.15
0.94
0.55
1.27
0.88
2.83
1.63
1.71
9.16
1.07
0.6
1.05
0.66
0.99

$215,800
$82,200
$50,600
$41,200
$48,500
$47,800
$48,200
$42,300
$59,200
$60,600
$192,000
$91,400
$95,400
$819,200
$55,100
$56,600
$35,600
$67,600
$91,200

$803,300
$0
$0
$93,800
$134,200
$138,300
$211,100
$77,900
$0
$476,800
$1,450,400
$605,700
$816,200
$5,539,700
$2,100
$0
$78,400
$436,400
$731,100

$1,019,100
$82,200
$50,600
$135,000
$182,700
$186,100
$259,300
$120,200
$59,200
$537,400
$1,642,400
$697,100
$911,600
$6,358,900
$57,200
$56,600
$114,000
$504,000
$822,300

$141,739
$35,895
$73,333
$270,000
$145,000
$161,826
$275,851
$218,545
$46,614
$610,682
$580,353
$427,669
$533,099
$694,203
$53,458
$94,333
$108,571
$763,636
$830,606

Subtotal

36.42

$2,200,500

$11,595,400

$13,795,900

$378,800

TOTAL

64.69

$3,272,800

$12,634,400

$15,907,200

$245,899

North of Feaker Properties
Lutsey Enterprises LLP
Lutsey Enterprises LLP
Lutsey Enterprises LLP
Old Ovens LLC
Old Ovens LLC
Brama LLC
Subtotal

West of Ashland
Ashland Properties LLC
Ashland Properties LLC
Ashland Properties LLC
Michael Aschenbrenner Et Al
Lasecki Troy Deverlopment No. 3
Cistdel LLC
Gregory & Linda Stommel
Gerard Hietpas
Refrigeration Rental Investments
Refrigeration Rental Investments
Lynn MacDonald
Giesler Property Three LLC
Giesler Property Three LLC
Ashwaubenon Estates LLC
Jesk Investments LLC
Jesk Investments LLC
Jesk Investments LLC
GLR Properties LLC
SMET Investments LLC

Source: Brown County, Stone Planning

To the north, the total assessed value of the six parcels are approximately $2.1 million, with an
average per-acre value of nearly $75,000. To the west, the parcels have a total value of $13.8 million
and an average per-acre value of approximately $379,000. As shown above, these parcels across
Ashland have been improved to a far greater degree than those to the north.
Overall, the total assessed value of these properties is $15.9 million, and the average per-acre value
is $245,000. This is more than twice the per-acre value of the parcels surrounding the Fairgrounds
($114,000), and the value of only two of the properties that surround the Fairgrounds exceeds the
$245,000 average of the outlying parcels.

Potential Alternative Land Uses of the Fairgrounds
In this section, we explore, at a high level, the potential opportunity for residential development at
the Fairgrounds site (specifically on the river). Because of the riverfront land that the Fairgrounds
includes, the sale of any land could help to offset any purchase of land to the north or west, as
described above.
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Based on discussions with local Realtors, County data, and other information, we make the following
observations:
o

The local residential market is currently strong.

o

The area that generally surrounds the Fairgrounds has seen a lot of residential development
recently, including multifamily condos and high-rise development.

o

Any residential development at the Fairgrounds would be expected to be condo or
apartments rather than single-family.

o

Relatively high-value residential development could potentially be hurt by any adjacent
Fairgrounds usage.

o

Market values for riverfront property vary widely by location:

o

o

Values are significantly higher to the south of the Claude Allouez Bridge, which is
south of the Fairgrounds. Recent sales for teardowns of existing homes have ranged
from $540,000 to nearly $1.2 million, for lots that are generally three-quarters of an
acre +/-.

o

To the north of the bridge, land on the east side (which is not the side that that
Fairgrounds is on) is much more expensive than the west side.

The following map and table show example parcels and land values for riverfront residential
properties to the north of the bridge (on both the east and west sides of the river).
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SURROUNDING FAIRGROUNDS PARCELS
Assessed Value

Approximate
Acreage

Land

Improvements

Total

Total per Acre

#1

1.17

$127,500

$103,700

$231,200

$197,607

#2

0.33

$135,000

$127,800

$262,800

$796,364

#3

0.63

$150,000

$133,900

$283,900

$450,635

Average

0.71

$137,500

$121,800

$259,300

$481,535

#1*

0.34

$179,400

$0

$179,400

$527,647

#2*

0.34

$148,900

$0

$148,900

$437,941

#3*

0.42

$197,000

$641,400

$838,400

$1,996,190

#4*

0.28

$174,700

$500,800

$675,500

$2,412,500

#5

1.92

$34,350

$883,100

$917,450

$477,839

#6

0.92

$202,000

$172,500

$374,500

$407,065

#7

0.91

$200,000

$320,000

$520,000

$571,429

#8

1.79

$343,400

$400,000

$743,400

$415,307

#9

0.86

$200,000

$808,000

$1,008,000

$1,172,093

#10

1.08

$202,000

$575,400

$777,400

$719,815

#11

1.27

$292,900

$308,100

$601,000

$473,228

Average

0.92

$197,695

$419,027

$616,723

$873,732

Property #
East Side

West Side

* West of the trail.
Source: Brown County, Stone Planning
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As the table shows, the average value per acre of three selected residential sites on the west
side of the river is approximately $480,000, and the average value of 11 parcels on the east
side is nearly $875,000 (an 80-percent increase over the west side).

THE BROWN COUNTY FAIR
The Brown County Fair is the fairgrounds’ largest annual user and is overseen by the Brown County
Fair Association, a 501(c)(3) non-profit organization with a five-person executive committee and 16
board members. The Association took over the Fair from a previous group and have since increased
its viability and attendance. The Association’s mission statement is to provide “a family oriented
event…that is safe, affordable, educational, and fun for all ages,” and “promote agriculture through
exhibits and demonstrations,” with a goal to “teach urban and rural residents of all ages about Brown
County’s history, traditions, and accomplishments through agriculture, family living, and business.”
In August 2002, the Brown County Board granted use of the Fairgrounds to the Fair Association to
conduct the Fair via Brown County Resolution 035-19-10e.
The Fair is held over five days in August (in 2018, from August 15th through 19th). Fair events include
a demolition derby, truck pull, PRCA rodeo, horse pull, tractor pull, 4H exhibits, and music.
The following map shows the complex’s layout and uses for the Fair.

According to interviews with Association representatives and its tax reporting, the following
information addresses other characteristics of the Fair:
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o

The Association pays no rent for use of the Fairgrounds, and receives $20,000 from the
County.

o

The Association pays direct expenses associated with the Fair (such as utilities).

o

The Association has at times funded capital improvements to the Fairgrounds, and also helps
to maintain its facilities in preparation for the Fair.

o

Fair attendance is approximately 30,000 to 35,000 per year. The highest-attended days
(Friday and Saturday) can attract 9,000 or more people; the Fairgrounds is physically large
enough for the attendees themselves but does not have enough parking.

o

With better facilities at the Fairgrounds, the Fair could grow.

o

According to the Association’s tax reporting, in 2015 (the most recent year for which data is
available), the Fair generated approximately $205,000 in admissions revenue and $70,000 in
food sales and commissions. Other revenue sources included grants and contributions, and
total revenues were approximately $430,000. Total expenses were $445,000, including Fair
entertainment ($193,000), equipment rentals ($46,000), supplies ($34,000), and food and
beverage ($25,000).

o

According to the Association, approximately $2.9 million of its spending over the last 14 years
has been captured by Brown County-based businesses. In addition, non-profits (such as
Brown County 4H, Denmark FFA Alumni, and others) have generated more than $1.1 million
during the Fair over 14 years, and in-kind contributions from free admissions to various groups
have totaled more than $360,000.

o

With better facilities at the Fairgrounds, more events could be attracted to the complex on a
year-round basis, such as FFA fundraisers, American Quarter Horse events, cattle shows, the
Logging Congress, and others.

COMPETITIVE LOCAL AND REGIONAL FACILITIES
This section summarizes the inventory of existing and planned facilities in the Brown County area, as
well as fairgrounds complexes across the state.
Brown County facilities are relevant to the fairgrounds in that there should be as little direct
competition with other facilities as possible, with the intent of identifying a niche(s) that the
fairgrounds may be able to serve in the future. While the County has a wide range public-assembly
venues for events, the Fairgrounds is the only offering with significant outdoor/green space as well
as indoor facilities.
While every Wisconsin county has a fairgrounds, surrounding counties’ complexes are not necessarily
directly competitive to the Brown County Fairgrounds per se, as each complex can serve its own local
population. However, the analysis of fairgrounds will begin to identify examples of other counties’
offerings.
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Local Facilities (Non-Fairgrounds)
Other major public-assembly facilities in Brown County are described below. In general, any changes
to Fairgrounds offerings in the future would not want to directly compete with existing facilities but
rather complement other facilities.
Leicht Memorial Park
Leicht Memorial Park is on the West Bank of the Fox River in downtown Green Bay. In the summer, it
hosts events such as festivals, fitness classes, parades, weddings, and concerts. This summer, the park
will also host two cruise ships on a Great Lakes tour. In the past, it also hosted Leicht at Nite, a
Thursday night music series with five to seven concerts in July and August.

Brown County Veterans Memorial Arena/Shopko Hall and Planned New Facility
The Arena and Shopko Hall are currently located to the immediate east of Lambeau Field, across
Oneida Street. The facilities are owned by Brown County and privately operated by PMI. The Arena
opened in 1957 and has 5,200 seats; it is generally in poor condition. The adjacent Shopko Hall
opened in 1986 and has 43,000 square feet of column-free event space.

Because of the condition and limited size of the facilities, they have lost multiple events to other
markets, and other events are unable to grow because they currently require all indoor and outdoor
space onsite. Overall, the facilities’ usage has decreased in recent years.
BCA and Shopko Hall host approximately 55 to 65 events and 130,000 to 165,000 attendees per
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year. These events are primarily public shows and smaller sports/entertainment events. Many events
at the complex, particularly consumer shows, use both BCA and Shopko Hall, and some also use the
adjacent Resch Center and/or outdoor space because of the need for additional square footage.
Due to these factors, the County is planning to replace the Arena and Shopko Hall with a new,
multipurpose indoor events on the same site. The new facility would have approximately 120,000
square feet and would continue to be oriented towards sports, entertainment, and consumer shows.
The Resch Center
The Resch Center opened in 2002 and effectively replaced the Arena as the market’s primary indoor
sports and entertainment venue. It is also owned by the County and operated by PMI, and has a
maximum capacity of approximately 10,200. The Resch Center is the home of UWGB basketball, the
USHL Green Bay Gamblers, and the IFL Green Bay Blizzard, and has also hosted events such as major
concerts, family shows, and NCAA men’s hockey tournament games. It hosts large sports and
entertainment events that cannot be accommodated in the Arena.

In 2017, the Resch Center’s calendar included more than 100 public events, including 30 Gamblers
games, 17 UWGB basketball games, eight Blizzard games, 15 concerts, 14 other sports/competition
events, and 12 family show performances. Non-tenant sports/competition events included a
cheer/dance competition, Monster truck Jam and XL events, WWE Monday Night Raw and NXT Live!
events, and the three-day state volleyball championships. Family shows included Disney on Ice,
Sesame Street Live!, and the Harlem Globetrotters. In recent years, total Resch Center attendance
has ranged from approximately 360,000 to 390,000.
KI Convention Center
The KI Convention Center (KICC) is located in downtown Green Bay and is adjoined by two hotels,
the 241-room Hyatt Regency and the 135-room Hampton Inn. The facility was built as part of a
public/private partnership, with the Hyatt Regency managing the facility’s event and catering services.
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The KICC currently has approximately 80,000 square feet of event space, including:
o

A 17,000-square foot exhibit hall,

o

Three ballrooms (measuring 25,228, 8,024, and 9,600 square feet),

o

Three Riverview Rooms (5,000 total square feet),

o

A 1,480-square foot auditorium,

o

Seven individual meeting rooms, and

o

An executive boardroom.

In 2013, the KICC underwent a $24-million renovation/expansion project that included multiple
meeting rooms, ballrooms, Wi-Fi, and digital signs. The 30,000-square foot expansion was completed
in 2015 and was funded by excess hotel room tax from the first eight percent collected, as well as a
$2-million grant from the state and $2 million in naming rights.
According to the Green Bay Convention and Visitors Bureau and facility, the KICC hosts 100 or more
conventions each year. A majority of these conventions and trade shows are held by business
associations from throughout Wisconsin, including the Wisconsin Dental Association, Home Builders
Association and the Wisconsin Credit Union Association. The facility also hosts fashion shows, job
fairs, weddings, and other social, business, and community events.
According to facility management, the strengths of the facility include state-of-the-art technology,
location (near the Fox River), and connection to the Hyatt. The primary weakness of the facility is the
lack of contiguous space, as the largest event space is only approximately 25,000 square feet.
However, the facility is the highest-quality and primary convention space in the County.
Lambeau Field Atrium
The Lambeau Field Atrium is a 376,000-square-foot, five-story structure on the east side of the
stadium. Originally built in 2003, the Atrium underwent a $140-million renovation in 2013 that
provided a new east gate entrance to the stadium, a new Packers Pro Shop, an improved Packers
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Hall of Fame, and a new restaurant (the 1919 Kitchen &Tap). This renovation project was part of a
larger $312-million project that added 7,600 new seats to the south end zone and other upgrades.
The renovations were funded in part by the Stadium District ($21 million). The Atrium is a higher-end
facility that is not directly competitive with the Fairgrounds but fills an important niche locally.

The Atrium has approximately 40,000 square feet of floor space and can host trade shows, job fairs,
banquets, corporate events, and galas. Some of the higher floors and club areas in the Atrium can
accommodate smaller events such as weddings, luncheons, and business meetings. These spaces
include the Legends Club Room (6,800 square feet), the North Balcony (6,800 square feet), Club 1919
(3,700 square feet), and MVP Box 4039 (700 square feet). Rental rates for Atrium events range from
$6,000 to $8,500, depending on day of week and time of year, for events that serve food and
beverage. For non-F&B events, rent is $15,000. Rental rates are lower for the smaller facilities (for
example, $2,000 to $3,000 for the Legends Club Room).
Radisson Hotel and Conference Center
The Three Clans Ballroom is a 30,000-square foot conference center located in the Radisson Hotel
and Conference Center, across from Austin Straubel International Airport and next to the Oneida
Casino. The facility was built in 1986 (renovated in 2013) and has a maximum capacity of 2,000
people. Events that are typically held at the Three Clans Ballroom include weddings, banquets,
concerts, and conferences. The conference space can be separated into three sections (Bear, Turtle,
and Wolf) and is accompanied by several meeting rooms.
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Local Hotels
In addition, a number of hotels in the area have smaller amounts of event space; those with
approximately 10,000 square feet or more are listed below.
o

Lodge Kohler, Green Bay – opened in mid-2017 across the street from Lambeau Field, Lodge
Kohler has two private dining rooms for 20 people each, an outdoor Sky Terrace overlooking
Lambeau Field for 50 people, the semiprivate Tower for 40 people, and outdoor courtyard
and gazebo.

o

Radisson Paper Valley, Appleton – 38,000 square feet (largest individual room is 13,370
square feet),

o

Comfort Suites, Green Bay – 20,000 square feet (largest room is 8,673 square feet),

o

Tundra Lodge Resort, Green Bay – 18,000 square feet (largest room is 5,328 square feet),

o

Fox Hills Resort, Mishicot – 15,000 square feet (largest room is 6,800 square feet),

o

Best Western, Ashwaubenon – 12,000 square feet (largest room is 5,000 square feet),

o

Country Inn & Suites/The Meadows, Green Bay – 9,000 square feet (largest room is 7,000
square feet), and

o

The Hotel Northland, Green Bay – the historic hotel will reopen later this year in downtown
Green Bay with more than 12,000 square feet of event space (largest room is expected to be
3,200 square feet).

Fairgrounds in Wisconsin
Every county in Wisconsin has a fairgrounds complex, and every county hosts a county, district, or
state fair. These fairgrounds host county, district, and state fairs, as well as other events. The following
map shows the state’s counties and the location of their fairgrounds, as well as whether they host
county, district, or state fairs.
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Wisconsin’s state fair is held at the 190-acre Wisconsin State Fair Park in Milwaukee and West Allis.
Milwaukee County is part of District 4, which also includes Brown County. This section provides an
overview of the range of county fairgrounds found throughout Wisconsin, and their characteristics.
Large Markets/Facilities
Wisconsin’s two largest (Milwaukee and Madison) have significant fairgrounds complexes that are
generally larger than those throughout the rest of the state.
o

Wisconsin State Fair Park, Milwaukee County – the WSFP campus includes a wide range of
events facilities. Indoor/exhibit facilities include the 200,000-square foot Exposition Center,
the 31,560-square foot Wisconsin Products Pavilion, and the 18,000-square foot Original
Cream Puff Pavilion. Its Agricultural Complex includes the Case IH Coliseum (a 24,000-square
foot show ring with seating for 3,120), the 64,800-square foot Bi-Level Livestock Barn, the
28,960-square foot Dairy Cattle Barn, three livestock barns, a sheep barn and swine barn, and
a warm-up dressage area. The site also includes the 2,000-seat Bank Mutual Amphitheater,
the 40,000-seat Milwaukee Mile Speedway, a 300,000-square foot parking lot, 120 RV
campsites, and other facilities. The WSFP is a self-supporting state agency and is governed
by a 13-member State Fair Park Board of Directors and operated by on-site staff, and the
non-profit Wisconsin State Fair Park Foundation was formed in 1995 to help provide financial
support and assist with planning and development.

In addition to the 11-day State Fair that attracts more than one million attendees, the complex
hosts other events year-round. According to reports, it has rented space to approximately
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180 revenue-generating events per year, most of which are consumer and trade shows. It has
approximately 48 full-time equivalent employees and generated more than $25 million in
gross operating revenues in 2016-17 (including $20.3 million from the State Fair). Total
expenses were approximately $20.8 million.
o

Alliant Energy Center, Dane County – the AEC is a 164-acre complex that includes the 8,200seat Veterans Memorial Coliseum, the 290,000-square foot New Holland Pavilions, the
255,000-square foot Exhibition Hall, the 22,000-square foot Arena Building, and the six-acre
Willow Island. The AEC is owned and operated by Dane County.

The complex hosts more than 300 events per year, including agricultural events, sports,
concerts, consumer shows, conventions, meetings, and others. Total attendance in recent
years has ranged from approximately 700,000 to more than 850,000. The AEC complex is
profitable from operations (as much as $1.1 million in recent years, on $8.0 million in
expenses), and has generated small operating deficits or profits after consideration of debt
service and other non-operating items. The complex has approximately 31 FTE employees.
Despite the strong financial performance, many of the complex’s facilities are in poor
condition, and the county has commissioned numerous studies to help plan its future.
Mid-Sized Markets/Facilities
While Green Bay is Wisconsin’s third-largest city and Brown County is its fourth-largest county, the
area and any future fairgrounds offerings are likely more similar to those of mid-sized markets and
facilities, as the WSFP and AEC are outliers within the state. Examples of successful county fairgrounds
in markets smaller than Brown County are below.
o

Sunnyview Expo Center, Winnebago County – the SEC is located in Oshkosh, which has a
population of approximately 67,000; the population of Winnebago County is approximately
170,000. The 78-acre complex, which is owned and operated by the County, has the following
facilities:

o

A 31,500-square foot Exposition Building (4,400 capacity), divisible into three main
halls (of 5,300, 6,000, and 20,100 square feet) with a kitchen.

o

Five barns (three enclosed, two open; square footages of 6,700 to 9,600). All barns
have a gravel floor, and some also have a concrete floor in enclosed sections.

o

A 3,800-square foot outdoor food court,

o

A covered arena (150’ x 220’ with a 150’ x 80’ holding corral) and bleacher seating for
600).

o

An outdoor show arena and grandstand with seating for 4,600.

o

A toilet/shower building.
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o

The complex’s main parking area has approximately 1,200 spaces, and overflow and
exhibitor parking is also available.

The fairgrounds is in the process of replacing its racetrack with a large (122’ x 55’) stage that
was provided by Lifest Promotions, the promoter of the complex’s three-day Christian music
festival. The stage area will have a capacity of approximately 24,000 to 30,000 people and
will also be able to accommodate events such as tractor pulls, rodeos, the circus, and others.
The complex hosts events including horse shows, festivals, trade shows, concerts, racing,
meetings, and the Winnebago County Fair. According to the county and other event
stakeholders, the complex is heavily utilized and has a waiting list for many events, primarily
due to the lack of similar animal-focused facilities in Wisconsin.
The complex operates at a deficit, despite having a small staff of County employees (a fulltime maintenance supervisor and two permanent part-time staff, plus seasonal support), not
including shared county staff that also assist with the fairgrounds.
o

Washington County Fair Park & Conference Center, West Bend – Washington County has a
population of approximately 134,000 and is located north of Milwaukee. Its current
fairgrounds is a significant improvement over its previous, 13-acre complex in the Village of
Singer – in the early 1990s, the State Health Department mandated that the County upgrade
or move its fair, and after consideration of multiple sites, the current 133-acre site was
selected and purchased by the County Board. The first Washington County Fair at the new
site was held in 1999.

As compared to Brown County, the Fair Park & Conference Center is Washington County’s
primary public-events complex. The Fair Park & Conference Center includes the following:
o

Fair Park Pavilion – with a 19,000-square foot exhibit hall (2,300-person capacity),
4,500 square feet of meeting rooms, an 1,800-square foot 4H room, a 900-square
foot room, and a full kitchen,

o

Ziegler Family Expo Center – a 23,400-square foot exhibit hall, five other rooms
ranging from 1,100 to 13,300 square feet, and a full kitchen,

o

Agricultural Complex – a 10,000-square foot show arena, 7,200-square foot small
animal barn, 6,500-square foot swine/sheep barn, 7,200-square foot beef barn, and
9,100-square foot dairy barn,

o

Equestrian Complex – two 10,200-square foot horse barns, and three rings (two with
45,000 square feet and one with 11,250 square feet),

o

Outdoor venues – include an amphitheater, a 6.5-acre carnival/Midway, a 3.5-acre
mall, a 1,300-square foot pavilion, 3,200-square foot American Legion Hall, 3,000square foot Farm Bureau Pavilion, and others,
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o

133 campsites (each with two 50w, one 30w, and one 20w connection), and

o

More than 1,000 parking spaces.

In 2010, Washington County took ownership of the complex from the non-profit Washington
County Agricultural and Industrial Society to alleviate the AIS’s debt from fairgrounds
construction. The AIS’s board of directors continues to operate the fairgrounds and the annual
fair.
According to the fairgrounds’ event calendar, its most recent 12-month period included more
than 350 event days, including the following:
o

126 4H-related meetings,

o

75 public/consumer show days,

o

42 other meeting/training events,

o

27 animal competition/show days,

o

26 social events,

o

15 sporting event days,

o

Nine entertainment event days,

o

Eight rides/practices,

o

Six County Fair event days, and

o

Five other private events.

In 2016, the AIS reported approximately $1.6 million in revenues and $1.5 million in expenses,
as shown below.
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WASHINGTON COUNTY AIS FINANCIALS, 2016 ($000s)
Revenues

Contributions, Grants, and Other Similar Amounts

$181

Fair Park

900

Investment Income
Net Rental Income
Net Fundraising Income
Net Income from Sales of Inventory
Miscellaneous

5
352
67
120
15

Total Revenues

$1,640

Expenditures

Salaries and Wages

$351

Benefits
Accounting
Advertising and Promotion
General and Administrative
Occupancy
Insurance
Grandstand Acts and Entertainment
Security
Depreciation and Amortization

47
5
69
55
203
55
462
33
42

Fair

146

Other
Total Expenditures
Net Income

5
$1,473
$167

Source: Washington County AIS

o

Outagamie County Fairgrounds, Seymour – the City of Seymour has a population of
approximately 3,400 and Outagamie County (which is adjacent to Brown County) has
approximately 182,000 residents. The Fairgrounds is operated by the Outagamie County Fair
Association, which is overseen by a 12-person board and owns a total of approximately 25
acres. In 2015 (the most recent year for which data is available), the Association had three
paid employees. The complex includes a grandstand and track, an outdoor arena, a petting
zoo, parking and camping areas, and a number of small indoor buildings (small animals;
exhibits; dairy, sheep, and goats; and beef/swine).

The County Fair is the primary user of the Fairgrounds, although it also hosts other events
such as racing at the Outagamie Speedway (typically every weekend from April through
September). In 2015, the Association reported a total of $487,000 in revenue, including
$34,000 in government grants, and $565,000 in expenses.
Smaller Markets/Facilities
Many smaller markets have fairgrounds that are physically larger than Brown County’s; this section
summarizes representative examples of small-county fairgrounds in Wisconsin.
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o

The Expo Center, Eau Claire – the City of Eau Claire has a population of approximately 68,000
and Eau Claire County has more than 100,000 residents. The 28-acre Expo Center complex
hosts a wide range of events including agricultural events, concerts, weddings, meetings,
trade and consumer shows, picnics, sporting events, social events, and others. It includes a
10,300-square foot exhibit hall, 2,300 square feet of meeting rooms, three outdoor barns,
camping, a picnic pavilion, a 22,500-square foot dog agility area, a 62,500-square foot
outdoor horse arena, 45 campsites, and multipurpose open space.

According to Eau Claire County, the Expo Center generates approximately $30,000 to
$50,000 per year from building and grounds rentals and $10,000 to $20,000 per year from
winter storage. Expenses are approximately $140,000, for personnel and services/supplies.
o

Manitowoc County Expo, Manitowoc – the City of Manitowoc has a population of
approximately 34,000 and Manitowoc County has approximately 81,000 residents.
Manitowoc County Expo includes a heated Merchants Building (750-person capacity), an Ice
Center (2,000 capacity), campsites (a total of 89 sites on blacktop and gravel, and with electric
and water or electric only), horse and animal barns, and parking. Buildings are also used for
storage in the winter. The complex hosts many events, including the Manitowoc Fair, horse
shows, motorcycle shows, RV rallies, rummage sales, and others.

In late 2016, the County agreed to sell 27.5 acres of the complex to Meijer for net proceeds
of $4.3 million, which is being used for maintenance and capital improvements to the
remaining fairgrounds land and facilities. The sale resulted in the loss of the fairgrounds’ race
track and grandstand. Without the land that was sold to Meijer, the fairgrounds now has
approximately 60 acres.
The complex is owned and operated by the County; however, a 21-member Expo-Ice Board
works with the County regarding budgetary and policy matters related to the grounds, county
fair, and ice center. The board is responsible for the annual county fair.
According to the County, the complex generated approximately $750,000 in operating
revenues in 2016, not including $227,000 in donations and contributions. Major revenues
sources were the fair ($515,000), ice rental ($125,000), and facility and equipment rent
($65,000). Total operating expenses were approximately $1.1 million, including the fair
($430,000), ice center ($108,000), maintenance ($370,000), and other Expo activities
($200,000).

THE FAIRGROUNDS/FAIR INDUSTRY
As shown above, all Wisconsin counties have a fairgrounds complex and host an annual fair at the
county, district, or state level. Fairgrounds are typically multipurpose facilities that have a strong
orientation towards agriculture events, education, and other experiences, but can also host other
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types of uses such as social, business, sports and entertainment, and other events. Some or all
fairgrounds facilities can be focused on equine, livestock, and other animal-based uses, or can also
be used by non-animal events. In many cases, the main user of a county fairgrounds is the annual
county fair, as is the case in Brown County. Many county fairs have been negatively affected by a
more urbanized population and greater competition for entertainment, including other summer
festivals and free civic programming. However, across the country, many county fairs are experiencing
attendance increases.
Fairgrounds complexes will typically include any of the following facilities:
o

Arenas, which can be indoors, outdoors, or covered. Depending on an arena’s floor surface
(which can be changed from event to event or permanently one surface), fairgrounds arenas
can host events ranging from animal-based competitions, shows, and sales to exhibitions,
trade and consumer shows, conventions and trade shows, sporting events, and concerts.

Indoor arenas typically have permanent seating for thousands of attendees (similar to a sports
arena) to accommodate shows and other major events, and may or may not be conditioned
for year-round use. Outdoor and covered arenas can also be used for events, but can also
serve as warm-up arenas and may have limited seating. These arenas are by definition more
susceptible to weather and typically have relatively little infrastructure and amenities.
o

Exhibit halls. These can also have varying degrees of multipurpose functionality but often
support animal-focused events that occur at other fairgrounds facilities or grounds, or can be
used for standalone conferences, trade and consumer shows, and conventions (similar to a
typical convention center).

o

Stables, pens, and stalls, for housing of animals before, during, and after events.

o

Open areas, such as a midway that is used during a fair for entertainment, rides, and other
attractions, or general recreation.

o

Camping, as many event attendees/participants will camp onsite.

o

Parking, which is needed for most public-assembly/event facilities, particularly in non-urban
settings.

As shown throughout this report, fairgrounds complexes also often offer a wide range of other
facilities and attractions, including racetracks, food and beverage areas, meeting rooms, facilities for
specific animals, and others.
Fairgrounds facilities are typically more spartan than other public-assembly venues such as sports
arenas and stadiums, convention and conference centers, and others. This is largely due to their
typical orientation towards animal-based events and agriculture. However, similar to other publicassembly venues, the fairgrounds industry has also experienced increased competition that has led
to the need to invest in new facilities and/or facility improvements in order to meet the needs and
expectations of modern users and events, while maintaining the agricultural feel of a fairgrounds
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setting and generally a lower-cost alternative to facilities such as sports arenas and convention
centers.
Depending on the market in which a fairgrounds operates, as well as the presence of other facilities
in a market, a fairgrounds may be specifically dedicated towards agricultural and animal-based uses
or may be more multipurpose. For any type of event, there may be local, regional, and national events
that are available to a fairgrounds (depending on a complex’s and market’s ability to accommodate
events of various sizes). Typical fairgrounds users can include local 4H groups, associations that
organize animal competitions, shows, and sales, riding groups, as well as meetings, social events,
conventions, and others. Various animal breeds have national associations and state/local arms that
provide event opportunities to fairgrounds.
An annual county (or district or state) fair can be a fairgrounds’ largest user, depending on what
facilities are offered for other uses and events. For example, a sports tenant in an indoor fairgrounds
arena, amphitheater concerts, or racing events at a racetrack could all provide seasonal or year-round
events with significant attendance levels. Otherwise, the annual fair could provide the majority of
fairgrounds attendance, and in many cases, the same entity that oversees a fair is also responsible for
year-round fairgrounds operations (this is addressed in more detail later in this report).

THE RV/CAMPING INDUSTRY
By most accounts, the RV and camping industry is particularly strong, driven by various economic and
demographic factors. According to reports from the Recreational Vehicle Industry Association, the
combination of a stronger economy, growing consumer confidence, and new age groups that are
participating in the industry are generating record sales of vehicles.
Industry information includes the following:
o

In 2017, RV shipments reached their highest level ever, according to the RVIA, and this
represented the industry’s eighth consecutive year of gains. As of mid-2018, forecasted
shipments for this year are expected to exceed 2017.

o

The percent of campers within the US population has been increasing, from 58 percent in
2014 to 61 percent in 2016, according to the 2017 North American Camping Report. This is
consistent with recent trends in the Midwest (which includes Wisconsin), as the rate has
increased from 56 percent to 60 percent. In addition, campers report camping at an
increasing frequency – the number of campers who take three or more camping trips per year
has grown 36 percent in recent years.

o

Millennials are a new major target market for RV companies. According to the North American
Camping Report, Millennials represent 38 percent of campers but just 31 percent of the
overall population. As a result of this, camper and campground design has shifted to include
more modern amenities. Millennials also report the strongest desire to increase their camping
activities (51 percent, compared to 44 percent of Generation X and 24 percent of Baby
Boomers).
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o

The growth of interest in camping, particulalry from Millennials, is at least partially due to
“glamping,” a higher-end form of camping that combines glamour and luxury.

STAKEHOLDER FEEDBACK
Throughout the course of the study, we met with and interviewed a wide range of local, event, and
industry stakeholders, such as public officials, event promoters, facility operators, and others. Results
of this outreach are summarized below.

The Local Market
o

While there are lot of dairy farms in Brown County, the cows are more production-focused
rather than show-focused.

o

Brown County is a good market and well-located for events.

Current Fairgrounds and Uses
o

In general, the Fairgrounds are very outdated and in poor condition, and aren’t conducive to
hosting events.

o

Fairgrounds users have indicated a potential need to move current events to other locations
due to the complex’s condition. Issues with the Fairgrounds include a need for more open
space, the size and condition of buildings and restrooms, and a lack of parking.

o

The Brown County UW Extension office cannot use the Fairgrounds much because of the lack
of a year-round indoor building. Many other Extension offices around the state have much
greater use of their county’s fairgrounds complex.

o

The Washington County Fair Park & Conference Center is an attractive facility in general but
does not have an indoor arena.

The Competitive Market
o

The Sunnyview Expo Center in Oshkosh hosts a lot of horse shows and does not have many
open dates, despite its lack of an indoor arena (its arena is covered, not indoors). It also lacks
equipment, as events need to bring their own.

o

It is thought that many animal-based events that can’t obtain dates in Oshkosh simply don’t
occur because of the lack of alternative facilities in Wisconsin.

o

While the Wisconsin State Fair Park’s facilities are of a scale that is unique in the state, its
arena is not ideal for events.

o

Aside from Madison (which is for large shows) and Oshkosh (which is not ideal due to its lack
of an indoor arena and difficult to book because of unavailable dates), Wisconsin lacks good
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facilities for horse shows. In the past, state events have had to be held out of state because
of the lack of available facilities.
o

According to stakeholders, there is a need in Wisconsin for another venue like Oshkosh’s and
Jefferson County’s that can accommodate 75 to 100 horses at a time (the size range below
Madison and Milwaukee).

o

Jefferson County’s Fair Park has good facilities but is not large enough to host regional
events. Its indoor arena is 105’ x 105’, which is small and makes the facility less attractive in
case of bad weather.

o

The Wisconsin Quarter Horse Association currently only has events from Memorial Day
through Labor Day because there is no heated, reasonably priced facility that is large enough
and available for horse events during the winter. Its events are in Oshkosh, Madison,
Marshfield, Jefferson County, and Michigan. Madison’s pavilions would otherwise qualify but
are used for non-animal events in the winter.

o

The Quarter Horse Association is also looking for a facility to replace the Central Wisconsin
State Fairgrounds in Marshfield because the facility recently more than doubled its rent.

Potential Fairgrounds and Uses
o

With new and improved facilities, a third Hmong/Asian event could be added in July.

o

When the Brown County UW Extension moves to the UWGB campus this summer, it will need
a venue (such as meeting rooms for 50-60 people) for events such as landscapers’ training, as
this type of space will be difficult to secure at UWGB because of other users.

o

Other potential uses of an improved fairgrounds through UW Extension could include
fundraisers and 4H events.

o

The Wisconsin Tractor Pullers Association has not held an event in Brown County in decades
but is interested in the market. Its events generally prefer a grandstand with seating for 1,200
to 1,500 or more people, and a 320-foot track.

o

As described above, there is a need for a larger, heated, year-round facility in Wisconsin that
can host events between Labor Day and Memorial Day.

o

The annual Logging Congress (which alternates between Wisconsin and Michigan sites) used
to be held at Shopko Hall, the Lambeau Field parking lot, and surrounding streets but
outgrew the facilities, and its Wisconsin site is now at Oshkosh (the Sunnyview Expo Center).
Since moving to Oshkosh, attendance has decreased because the Green Bay area is
considered to be a better destination for its attendees and exhibitors. The event generally
needs 40,000 square feet of indoor space and approximately 20 acres of outdoor space (for
exhibitors, camping, and parking).
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Other
o

Because of the high upfront costs of many animal-related events, it is important to have indoor
facilities in case of bad weather, even in the summer.

o

The grounds of a facility are very important, and various groups within the same animal type
(for example, horse breeds) all prefer different types. It is crucial to find grounds that are
acceptable for all types.

o

In Wisconsin, it is thought that a fairgrounds facility should be fully multipurpose because the
number of animal shows cannot support a one-use facility.

Other Public Input and Surveys
Throughout the masterplan process, Rettler has completed surveys and other community outreach
related to the Fairgrounds. The full results are included in master plan documents, but results that
are particularly relevant to market feasibility, as well as a deeper analysis of various survey responses,
are summarized below.
Public Meetings
In mid- to late 2017, Rettler engaged a wide range of stakeholders (including public representatives,
Fairgrounds users, nearby residents, and others) regarding their thoughts on the Fairgrounds. Input
received is summarized below.
o

In general, people don’t know where the Fairgrounds are and think it is only used for the Fair,
but the Fairgrounds are very important to the community.

o

Existing buildings are in poor condition, and infrastucture such as power, fire protection,
drainage, and utilities are in need of improvements.

o

Parking is extremely limited.

o

Year-round, multipurpose usage could be improved with better facilities.

Surveys
Rettler also performed two surveys – one of residents and one of groups that use the Fairgrounds.
Various results of these surveys are summarized below.
o

Resident survey – as many as 800 local residents responded to various questions. The largest
share (more than 23 percent) live in DePere, followed by Green Bay (22 percent) and
Ashwaubenon (14 percent).

o

Nearly half of respondents only use the Fairgrounds annually; another 32 percent do
not use the Fairgrounds at all.
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o

Fairgrounds satisfaction – when asked about satisfaction with the condition of the
Fairgrounds, the overall most common respose was “neutral” (27 percent), followed
by “somewhat satisfied” (21 percent) and “somewhat dissatisfied” (19 percent).
Approximately nine percent are both “very satisfied” and “very dissatisfied” with the
Fairgrounds.
However, looking at responses in detail, those who use the Fairgrounds “once/twice
a month” or “weekly or more” are more satisfied with the Fairgrounds than the
average respondent. In contrast, those who use the complex every three to four
months and for winter storage expressed higher-than-average levels of satisfaction.

o

Parking – 34 percent of respondents are somewhat or very satisfied, while 24 percent
are very or somewhat dissatisfied. Occassional users (every three to four months and
for winter storage) are more dissatasfied than average, and more frequent users are
more satisfied.

o

Overall, the most important facilities and programs (in order) are the restrooms, event
buildings, riverfront amenities, parking, walking trails, picnic areas, and multipurpose
fields.
In contrast, annual users prioritized camping facilities and the multipurpose fields and
de-prioritized the event buildings; picnic areas, parking facilities, and multipurpose
fields were most important to winter storage users; and multipurpose fields, parking,
picnic areas, and camping were generally more important to more frequent users.

o

Of respondents involved in event planning, nearly half did not consider the
Fairgrounds for their event, and one-third did not know it was available for events.
Another 20 percent did consider it.
Of those who considered the Fairgrounds, 65 percent did use the complex. Those
who did not use the Fairgrounds were given the opportunity to explain why, in their
own words. From a review of responses, the two most common reasons were the
condition of the facilities and not knowing that the complex was available for rent.

o

Priorities for future Fairgrounds development – respondents were asked to select their
three top priorities, and the three most common answers were riverfront recreation
(65 percent), building upgrades (55 percent), and property appearance (46 percent).
Most respondents by group prioritized the same potential developments, although
not always in the same order. However, winter storage users had slightly different
priorities: riverfront recreation, followed by buidling replacement and updates.

o

User survey – this survey was much more limited, with 11 recipients representing the Fair and
other large and smaller users of the Fairgrounds. Their responses included the following:

o

Facilities – many of the facilities were described as needing various improvements,
including new roofs, infrastructure, foundations, ADA compliance, and/or facility
replacement.
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o

The number of stalls needed for various animals, for the events/users that require
stalls, ranged to approximately 100.

o

Other needed improvements mentioned included surface parking, electrical
distribution, sports fields, and building square footage.

OWNERSHIP/MANAGEMENT ANALYSIS
As previously described, the Fairgrounds are owned and operated by the County. This is a common
structure for a public asset such as a fairgrounds. However, in this section, we address various other
models that could potentially be utilized for the Fairgrounds (as well as the public model).
In general, increasing competition, pressure to reduce public subsidies, and the specialized nature of
facility operations has led to the growth of private management of publicly-owned assembly venues.
Regardless of public or private management, an operator is directly responsible for (or can outsource)
a wide range of functions, including:
o

Administration (policies and procedures, human resources, staffing, event booking, and
others),

o

Event services (ticketing, event management and operations, security, and others),

o

Finance (budgeting, insurance, purchasing, and others),

o

Maintenance (general upkeep, cleaning, capital improvements, and others),

o

Operations (asset management, inventory, FFE, parking, security, training, and others), and

o

Sales and marketing (media, advertising, and others).

Public Management
Public oversight of fairgrounds, arenas, stadiums, convention centers, and other publicly-owned
venues was the rule prior to the 1990s. In this scenario, a venue can be operated within a specific
department that might also be responsible for other publicly-owned venues. This is the case with the
Brown County Fairgrounds, as well as many others in Wisconsin (such as the Sunnyview Expo Center).
Under public management of a facility or complex, the public-sector owner has full control over its
operations and is responsible for all staffing, policy, revenues, and costs (captial and operating). This
can be both a positive and negative factor, depending on a government and staff’s experience, fiscal
constraints, and other variables. Direct oversight by a government entity can also expose a facility to
political influences and bureaucracy, and can potentially reduce incentives to maximize profitability.
However, under public management, efficiency and focus on strong financial results can also
approach or match that of private-sector management, depending on the general manager and staff,
the entity’s culture, environment, and incentives, and other variables. Compared to private
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management, though, the ability or desire of a public operator to take financial risk (for example, as
an event promoter) is typically limited, which limits both downside and reward from operations.
In addition to operational management of the complex, ownership of the site and surrounding land
is also a relevant issue in Brown County, as both the County and City have investments in the property.
It is possible that the County or City sell its ownership to the other to create a single owner for the
broader site. Regardless of a potential sale, in order to protect these investments and to encourage
future investment/improvements, any partnership, lease, or other arrangements should be of a longterm nature.

Private Management
In recent decades, privatization of the management of publicly-owned venues has become much
more common, due in part to competitive pressures from an increasing number of facilities, as well
as the need to minimize public costs. As a result of this, a number of management companies, at the
national and local level, have grown to meet this demand. In Brown County, PMI privately operates
the Resch Center, Shopko Hall, and Brown County Veterans Memorial Arena on behalf of the County,
which owns all three facilities. Across the country, there is limited private management of faigrounds
complexes, but a number of facilities are operated by companies such as SMG (the Carrabus Equine
Center, Chilhowee Park and Exposition Center, Osceloa Heritage Park, and others), Spectra (the Curry
County Fairgrounds, Ford Park, the Richard M. Borchard Regional Fairgrounds, and others), and
VenuWorks (the Eastern Oregon Trade & Event Center).
Under private management, some or all operating functions can be outsourced to the private
manager, including facilty scheduling and booking, marketing, finance and accounting, maintenance,
and other aspects of day-to-day operations. In most cases, operating risk (i.e. responsibility for
subsidizing any operating deficits) is fully retained by the public owner, and in this case, the owner
would also retain any operating profits and pay an agreed-upon management fee to its partner (this
could be comrpised of incentive and/or fixed components). Incentives can be based on achieving an
owner’s goals, which can be based on revenues, event or attendance levels, customer satisfaction,
and/or others.
However, in some cases, the use of private management will also allow a public owner to shift risk to
the private partner, as is the case with PMI and the Resch Center, Shopko Hall, and the Arena. PMI
pays the County a lease fee and is fully responsible for facility operations, and keeps any net revenues
and funds any deficits, although this is made possible by PMI’s ownership of other profitable entities
associated with the venues, such as food and beverage and ticketing companies.
In the case of a fairgrounds complex, most are not necessarily expected to be profitable from
operations (as shown in the descriptions of complexes across the state and for comparable national
facilities described below), with the possible exception of the largest complexes that host major
national and international events. As a result, in general, a private management partner could
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certainly improve operations, usage, and efficiency but would not be expected to assume any
operating risk and would likely only contract on a management fee basis. A public owner would then
need to determine whether any benefits (financial or otherwise) gained by hiring a private operator
are worth the increased expense of a management fee.

Other Third-Party Management/Relationships with Other Entities
In some cases, a public owner will contract for facility management to a quasi-public or non-profit
entity such as 501(c)(3) or an organization such as a CVB or sports commission. Compared to private
management as described above, this structure is more common with faigrounds.
With a non-profit management partner, a volunteer board of directors would have oversight over
operations (similar to the structure of the Brown County Fair) and future development onsite.
Other third-party models can be similar to the non-profit model, but can be fully public or fully private,
or hybrid organizations. Public organizations may receive direct funding for operations through
various tax sources, and private organizations can be sustained thorugh fundraising, donations, and
sponsorships.
Examples of other management structures for fairgrounds include:
o

Buffalo County (NE) Fairgrounds – the Buffalo County Ag Association oversees both the yearround operations of the Fairgrounds and the annual Buffalo County fair. The association
consists of ten elected members who are not paid. (The complex has a paid staff of nine,
including a fair manager, marketing director, office manager, grounds manager, custodian,
and four groundskeepers.)

o

St. Croix County Fairgrounds – the fairgrounds is operated by St. Croix County but the Friends
of the St. Croix County Fairgrounds was founded in 2008 as a non-profit fundraising
organization (it does not operate the fairgrounds). The organization’s “Renovations for the
Generations” capital campaign funds construction and renovation of the fairgrounds. To date,
it has raised funds to renovate the 4H Food Stand, repair a swine barn, build a new manure
holding facility for the beef barn, and build a new horse complex and horse barn.

o

In addition to these, we have also previously described alternative models for the Wisconsin
State Fair Park (which is a state agency with a board of directors and a non-profit foundation),
Manitowoc County Expo (which has an external advisory board that also operates the county
fair), the Washington County Fair Park & Conference Center (which is operated by the nonprofit Agricultural and Industrial Society), and the Outagamie County Fairgrounds (which is
operated by the non-profit Fair Association).
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COMPARABLE FACILITIES
In this section, we analyze the characteristics and operations of fairgrounds complexes in other
markets that could potentially be similar to future offerings in Brown County. As much as possible,
we have identified complexes that are similary-sized to the Brown County Fairgrounds footprint and
are in similar markets.
The complexes analyzed are:
o

The Linn County Fair and Expo Center in Albany, Oregon, and

o

The Douglas County Fairgrounds and Events Center in Castle Rock, Colorado.

Linn County Fair and Expo Center – Albany, Oregon

Market Characteristics
Linn County is in northwestern Oregon, approximately 70 miles south of
Portland. Linn County is part of the Portland-Vancouver-Salem, OregonWashington Combined Statistical Area but the metro area is the county only.
The county has an estimated population of 125,000 and strong agricultural,
mining, and wood industries.
Fairgrounds Characteristics
The fairgrounds are located on 35 acres of county-owned land and opened in 1997. A map of the
facilities is shown below, followed by descriptions of the individual facilities. The site is landlocked
with residential to the immediate east, city parks to the immediate south, a municipal airport to the
immediate west, and a mix of uses across a road to the north. However, immediately north of the
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complex are a Holiday Inn Express & Suites and a Comfort Suites. (The area in the lower left of the
map is a city park and not part of the fairgrounds, although it is used for overflow parking during the
annual fair.)

o

Willamette Event Center – contains 48,600 square feet of column-free exhibit space that can
be separated into three separate divisions, with a 2,000-square foot kitchen. The Event Center
also has four 1,500-square foot conference rooms that can be combined to create one 6,000square foot room. The Event Center has a concrete floor and a 25.5-foot ceiling, and is heated
and air conditioned (air conditioning was added after the original construction). It is primarily
used for consumer/public shows, and is not used for animal events. Its maximum capacity is
250 exhibit booths or 6,900 people.

o

Santiam Building – a 21,000-square foot building that is divisible into two individual rooms. It
also has a concrete floor and has a capacity of 102 exhibit booths or approximately 1,400
people. The building has occassionally been used for livestock (typically with hay or straw
flooring, but not dirt).

o

Cascade Livestock Pavilion – consists of two, 100 x 210’ buildings with an asphalt floor that
can combine for 42,000 square feet of event space. This area can accommodate 189 portable
stalls. It also includes an adjacent 21,000-square foot warm-up arena with a composite floor.
The south end of the Pavilion has 94 permanent, covered stalls. The Pavilion was originally
built with a roof but has since been fully enclosed.
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o

Calapooia Arena – a 48,000-square foot facility with seating for approximately 2,300 people
on the east side of the event floor, and a small dirt arena. The composite floor offers more
than 34,500 square feet of event space. The Arena’s ceiling height ranges from 32 feet to 55
feet, and the facility is heated and ventilated.

o

RV/Camping – the fairgrounds has 67 RV spaces (15 with 10 amps, 36 with 30 amps and
watear, 11 with 50 amps and water, and five without utility hookup access).

o

Parking – approximately 445 paved spaces, and a similar amount in the adjacent city park.

Fairgrounds Usage
The following table summarizes the estimated number of event days from Feburary through
December 2018, as of April 2018.
LINN COUNTY FAIR & EXPO CENTER EVENT DAYS, FEB.-DEC. 2018

Meeting
Penning
Practice
4H Event
Animal Show/Other Event
Social Event
Public Show
Class
Convention/Conference
Other Event
Training
Linn County Fair

59
13
24
4
36
10
29
28
6
13
8
4

TOTAL

234

Source: Linn County Fair & Expo Center

The complex hosts a wide range of animal and non-animal events, including:
o

Meetings – nearly 60 meetings, including groups that hold weekly meetings at the facility,

o

Team penning events,

o

Equestrian team practices – of multiple local high schools and other organizations,

o

4H – Linn County 4H Ride Nights,

o

Other Animal Shows/Events – such as horse and dog shows,

o

Social events such as banquets,

o

Public shows – including consumer shows such as a home show, gun show, coin show, and
others,

o

Dog obedience classes,
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o

Conventions and conferences,

o

Other events, such as roller derby, Monster trucks, and other performances, and

o

The four-day Linn County Fair.

Fairgrounds Operational/Financial Information
The following table summarizes the fairgrounds’ operating revenues and expenses for 2014-15, the
most recent year for which data is available.
LINN COUNTY FAIR & EXPO CENTER FINANCIALS, 2014-15 ($000s)
Revenues

Facility Receipts
Total Revenues

$1,024
$1,024

Expenditures

Personal Services
Office Specialist

$17

Administrative Secretary

26

Temporary Help

76

Fair/Expo Center Events Coordinator

23

Fair/Expo Center Marketing

12

Fair/Expo Center GM

74

Fair/Expo Center Senior Ops

33

Fair/Expo Center Ops

66

Fair/Expo Center Ops Manager

62

Overtime
Benefits
Total Personal Services
Materials and Services
Total Expenditures
Net Income

9
273
$671
$518
$1,189
($165)

Source: Linn County

The complex generated approximately $1.0 million in revenues and $1.2 million in expenses, with a
resulting operating deficit of $165,000. The fairgrounds has a seven-person staff, and a four-person
advisory board whose mission is “to assure the long-term viability of the Linn County Fairgrounds,
present an exceptional Annual Fair which celebrates the heritage and diversity of Linn County, and
provide year-round opportunities for facility usage.”
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Douglas County Fairgrounds and Events Center – Castle Rock, Colorado

Market Characteristics
The County-owned and -operated complex is
located in Castle Rock, Colorado, which is
approximately 30 miles south of Denver and 40
miles north of Colorado Springs, and has a
population of approximately 55,000. Castle Rock is not in Denver’s county (Denver County) but is
part of the Denver metropolitan area.
Fairgrounds Characteristics
The fairgrounds are located on 45 acres of county-owned land. The $15-million complex opened in
2005. A map of the facilities is shown below, followed by descriptions of the individual facilities. The
area within the red circle shows the general outline of the complex and its parking.
To the immediate southeast of the Fairgrounds is Fairgrounds Park, a regional park that is also owned
and operated by Douglas County. The 37-acre park includes a playground, climbing wall, three
baseball/softball fields, one grass and three turf multipurpose fields, picnic shelters, a dog park, and
342 parking spaces.
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o

Events Center – the 29,000-square foot Events Center also has a 3,300-square foot
conference room that is divisible into two separate rooms. The Events Center is a
multipurpose facility with a concrete floor that can accommodate events ranging from
concerts and sporting events to banquets, trade shows, conferences, and other events.
Although the facility is multipurpose, animal events are not allowed in the Events Center.

o

Indoor Arena – has a 118’ x 280’ floor (33,000 square feet) and seating for 2,005 people. The
facility is heated and has a sand-based event floor, as well as livestock holding pens, a bucking
chutes, a roping chute, and a strip chute. It is used primarily for animal-based events but is
occassionally used for other events; the facility has been booked every weekend for several
years. It also has a 100’ x 150’ outdoor warm-up arena (uncovered).

o

Outdoor Arena – has a 135’ x 300’ floor (40,500 square feet) with a sand-based floor and
covered grandstand seating for 2,441 people, and two metal bleachers for an additional 360
people. There are also 92 horse stalls and an additional 150 stalls available.

o

Kirk Hall – a 5,500-square foot facility with an attached outside patio of approximately 1,200
square feet. Its maximum seating capacity is 280 people.

o

RV/Camping – the complex has 25, 30-amp RV hookups.

o

Parking – approximately 1,200 spaces.
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According to the facility, it would prefer to have a covered warm-up arena and more horse stalls, and
it is currently building a performance platform over the animal pens in the Outdoor Arena that could
host events such as concerts and VIP gatherings.
Fairgrounds Usage
The complex is mixed-use and hosts both animal and non-animal events, and the animal facilities are
used by multiple types of animals as well as humans.
In a recent 12-month period, the facilities hosted the following events:
o

o

o

Events Center – approximately 80 event days, including:
o

10 meetings,

o

15 social events,

o

35 public event days, and

o

20 other event days (sports, entertainment, religious services, and other events).

Indoor Arena – approximately 225 event days, including:
o

Approximately 70 practice/training events,

o

Approximately 90 competition days and approximately 30 show days (horse and dog
shows, barrel racing, reined cowhorse competitions, dressage shows, vaulting
competitions, and others), and

o

Approximately 30 open riding days.

Kirk Hall – approximately 60 meetings, social events, and other events.

According to the Fairgrounds, a couple of events per year also use part of the adjacent park (primarily
the one field closest to the Fairgrounds), and this usage is coordinated separately with the County.
Fairgrounds Operational/Financial Information
The fairgrounds’ daily rental rates for its major facilities are summarized below.
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DOUGLAS COUNTY FAIRGROUNDS AND EVENT CENTER RENTAL RATES

Commercial
Standard

Commercial
Adjusted*

Community

Entire Fairgrounds

$4,500

$3,500

$1,950

Entire Fairgrounds, Except Events Center
Events Center
Events Center Conference Room
Indoor Arena
Outdoor Arena
Large Animal Barn (50+ Stalls)
Kirk Hall

$3,000
$2,000
$40/hr
$1,000
$650
$500
$400

$2,000
$1,500
$30/hr
$750
$450
$400
$300

$1,500*
$1,000*
$20/hr*
$500*
$300*
$250*
$200*

* Plus surcharges
Source: Douglas County Fairgrounds and Event Center

In addition to the fixed rental rates, the following surcharges also apply:
o

Facility Admissions Surcharge: $0.50 per ticket, if ticket price is less than $5.00,

o

Ticket Surcharge: $1.00 or 5% of the ticket price, if the ticket price is greater than $5.00,

o

Vendor Booth Surcharge: $15 or 10% of the booth rental fee,

o

Participant Surcharge: $1.00 or 10% of the participation fee, and

o

Catering Surcharge: 10% of food and non-alcoholic beverages sold in the Event Center.

According to Douglas County, the fairgrounds’ total operating expenses were approximately $1.3
million in 2015, the most recent year for which data is available. The complex had eight full-time
equivalent staff. Revenues from the complex were approximately $475,000, from rentals and
surcharges. The resulting operating deficit (nearly $800,000) was paid from the County’s general fund.
Rates and fees charged are intentionally low in order to encourage usage, and the County does not
have a goal of breaking even or generating a profit from the complex.
According to the facility, its 1,200 spaces is typically more than sufficient. However, if a large
Fairgrounds event is held at the same time as an event in the adjacent park, the lots can fill up, but
the Fairgrounds and park attempt to coordinate events to avoid this. The Fairgrounds can also rent
its parking for non-Fairgrounds events that need additional spaces.
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Section 4

Physical and
Operational
Recommendations

This section describes our market-based conclusions and implications for physical and operational
recommendations regarding the Fairgrounds.

THE BROWN COUNTY FAIRGROUNDS AND THE LOCAL MARKET
o

Brown County is Wisconsin’s fourth-largest county and Green Bay is its third-largest city, with
populations of approximately 318,000 and 105,000, respectively. The County is well-located
and accessible within Wisconsin, and is also one of the state’s largest tourist markets.

o

The current Brown County Fairgrounds is owned and operated by the County on 36 acres.
In 2017, the complex generated approximately $108,000 in revenues and $105,000 in
expenses. The annual Brown County Fair is the Fairgrounds’ largest user, accounting for
approximately half of its 70,000 attendees.

o

In general, the Fairgrounds are very outdated and in poor condition, and aren’t conducive
to hosting many events. It is thought that an improved set of offerings at the Fairgrounds
would attract more uses.

o

The Brown County market has a number of other public-assembly venues of various sizes
that generally complement, rather than compete with, each other. The current Brown County
Veterans Memorial Arena (5,200 seats) and adjacent Shopko Hall (43,000 square feet) are
planned to be replaced by a new, multipurpose events center with approximately 120,000
square feet that would host sports, entertainment, and consumer shows. This facility would
likely potentially serve as the main competition to improved Fairgrounds facilities, although
the Fairgrounds should intentionally be oriented against direct competition (this is addressed
in more detail below).

o

Every county in Wisconsin has its own fairgrounds complex. The state’s two largest are in
Milwaukee and Madison; however, there are many smaller examples of successful complexes
that host a wide range of events. However, some of the more heavily-used mid-sized
fairgrounds in Wisconsin are either fully booked and/or have other limitations, and there is a
need for additional facilities in the state.

PHYSICAL RECOMMENDATIONS
o

As described above, there is a market for additional fairgrounds uses in Brown County, due
to the lack of facilities in the state, the availability of events (local and statewide), and the
characteristics of the county.

o

While the acreage of the Fairgrounds is relatively limited, we believe that a viable complex
can be developed within this footprint.
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o

The orientation of Fairgrounds facilities should be as multipurpose as possible. This will
encourage maximum usage, and the scale of animal-based events is not considered to be
enough to support successful year-round facility use.

o

Renovation of existing Fairgrounds facilities is not considered to be a viable option for
improved operations or usage.

o

Surrounding publicly-owned land is not available for potential Fairgrounds expansion.
However, an opportunity to combine the adjacent DePere-owned land with the Fairgrounds
could significantly benefit the complex.

o

In the short term, Fairgrounds improvements could include a first phase of facilities that
would serve core needs for events such as animal shows and competitions, conferences and
public shows that are appropriate for a fairgrounds setting, and limited
meeting/breakout/vendor space and other supporting amenities. This could include the
following:
o

A multipurpose indoor facility that can be used year-round and could alternate
between a concrete floor and other surfaces for animal-based events. The facility
should be divisible for multiple uses, and a main performance/gathering space should
have an event floor of approximately 30,000 to 40,000 square feet, with limited
seating.

o

Within the multipurpose facility or adjacent to it should be a warm-up ring(s), stalls,
and other support space, as well as meeting space.

o

Other facilities should also include offices, storage, food and beverage areas, and
other support space.

o

The complex should also retain open/outdoor space for fields, parking, and camping.

o

Later phases of development could potentially include additional facilities that are varying
degrees of multipurpose of purpose-built for specific uses, which may require the addition
of surrounding parcels to the Fairgrounds footprint. Other facilities could include barns,
additional indoor or outdoor arenas/rings, a track and grandstand, and others.

o

We have reviewed the size and assessed values of privately-owned land that surrounds the
Fairgrounds that could be part of an expansion and/or a swap of existing land. Thirteen acres
totaling approximately 16 acres are to the north and west of the Fairgrounds, and have a
total assessed value of approximately $1.8 million, or $114,000 per acre.

o

We have also analyzed a limited sample of riverfront residential properties to begin to
estimate the possible value of the Fairgrounds’ riverfront land, should it potentially be
converted to residential usage. Three identified properties on the west side of the Fox River,
to the south of the Fairgrounds, have an average per-acre value of approximately $480,000.
Any residential development on the current Fairgrounds footprint would reduce its already
limited size and values could be negatively affected by Fairgrounds usage.
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OPERATIONS/OWNERSHIP/MANAGEMENT
o

As previously described, the Fairgrounds are currently owned and operated by the County.
However, the County does not have staff that is specifically focused on the Fairgrounds; the
complex is operated within its larger parks system.

o

Public ownership of fairgrounds is very common, as the complexes generally do not justify
private investment. However, many publicly-owned fairgrounds are operated by private or
non-profit entities on behalf of the public sector.

o

Under public management, the owner has full control and is responsible for all aspects of
operations, including revenues and capital and operating expenses.

o

With a private management company, some or all functions of operations (such as marketing,
booking, finance, maintenance, and others) can be outsourced. However, in most cases –
and particularly with fairgrounds – operating risk (i.e. responsibility for subsidizing any
operating deficits) is fully retained by the public owner, who would also pay a management
fee to the private partner. While a private operator could improve a fairgrounds’ operations,
a complex would still likely operate at a deficit.

o

Many fairgrounds complexes also partner with a quasi-public (such as a CVB or authority) or
non-profit partner; in the fairgrounds industry, this is more common than private operators.
In general, a non-profit operator would have a volunteer board of directors and a paid
operations staff onsite. (This could be the same entity that operates the county fair or a
separate entity.) The quasi-public or non-profit entity could either be funded through tax
sources and/or fundraising and donations.

o

We believe that the Fairgrounds should continue to be owned by the County.

o

We believe that the most viable management/operating relationship would be directly
through the County (as is currently done), or with a quasi-public or non-profit partner.
Partnering with a private management company does not appear to be the most viable
option for the County.
o

County management – should the County continue to manage the Fairgrounds
following an improvement project, we recommend that the County hire staff that is
specifically focused on marketing and operating the complex. The County could still
share staff with other County operations but should at least have a minimal staff
onsite (approximately three to seven full-time positions). Public management could
also include the creation of an independent board of volunteers that oversees the
Fairgrounds.

o

Quasi-public or non-profit management – the County could partner with an existing
County agency or create a new entity that would be responsible for Fairgrounds
operations. This scenario would also require the addition of new public-sector staff,
and potentially the creation of an oversight board. In addition, the County would
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have to continue to be responsible for any capital and operating needs, and/or
identify new funding sources with its partner.
Should a non-profit partner be identified, the County could take a more hands-off
approach to operations in the future, although depending on an agreement with a
partner, the County may still retain certain responsibilities (particularly financial).
However, the partner would generally be responsible for operations and fundraising.
The determination to pursue a specific management structure will depend on political,
practical, financial, and other realities of the County, as well as the availability and willingness
of potential partners. However, assuming that a skilled operational team and adequate
sources of funding for capital improvements and operations are in place, the decision to
directly operate the Fairgrounds or partner with an existing or new entity may not
significantly impact future Fairgrounds success.
Based on these conclusions and recommendations, the following sections include our forecasts of
future Fairgrounds operations and economic impacts.
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Section 5

Operational
Projections

In this section, we summarize forecasts of future operations of the recommended Fairgrounds, based
on the assumptions described in the previous section. Operating projections are based on the
following:
o

Recommendations for new facilities,

o

Review of past Fairgrounds usage,

o

Interviews with facility staff, industry professionals, and other stakeholders, and

o

Analysis of the operations of competitive and comparable facilities.

In addition, forecasts have been prepared with input from County representatives, with the intention
of creating a complex that is as self-sustaining financially as possible. This includes a very limited
service and staff offering at the complex, with events responsible for most aspects of operation.

EVENTS AND ATTENDANCE
The following tables summarize our estimates of annual events and attendance (per-event averages
and totals) for the facility’s first ten years, following assumed improvements. These estimates are
based on our market research, including interviews with potential facility users and analysis of
comparable facilities. They are also based on the assumption that the complex provides a very low
level of service to renters, who would be responsible for more event setup, maintenance, and other
tasks, which would add to their costs. This would result in the complex being slightly less desirable
as an event destination than it otherwise would be.
PROJECTED EVENTS
Animal Shows/Competitions
Conventions/Consumer and Trade Shows
Festivals
Other Sports/Entertainment Events
Other Public Events
Social/Private Events
Meetings
Classes, Riding, Training, and Others
Brown County Fair
Total

1

2

3

4

5

6

7

8

9

10

5
3
3
3
4
12
40
30
1

5
3
3
3
4
12
40
30
1

6
5
4
3
4
12
40
30
1

6
6
4
3
4
12
40
30
1

8
5
4
3
4
14
40
30
1

8
6
4
3
4
14
40
30
1

8
5
4
3
4
14
40
30
1

8
6
4
3
4
14
40
30
1

8
5
4
3
4
14
40
30
1

8
6
4
3
4
14
40
30
1

101

101

105

106

109

110

109

110

109

110

Source: Stone Planning
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PROJECTED AVERAGE ATTENDANCE
Animal Shows/Competitions
Conventions/Consumer and Trade Shows
Festivals
Other Sports/Entertainment Events
Other Public Events
Social/Private Events
Meetings
Classes, Riding, Training, and Others
Brown County Fair

1

2

3

4

5

6

7

8

9

10

200
750
3,000
750
750
100
50
25
8,000

200
2,500
3,000
750
750
100
50
25
8,000

200
750
3,000
750
750
100
50
25
8,000

200
2,500
3,000
750
750
100
50
25
8,000

200
750
3,000
750
750
100
50
25
8,000

200
2,500
3,000
750
750
100
50
25
8,000

200
750
3,000
750
750
100
50
25
8,000

200
2,500
3,000
750
750
100
50
25
8,000

200
750
3,000
750
750
100
50
25
8,000

200
2,500
3,000
750
750
100
50
25
8,000

Source: Stone Planning

PROJECTED TOTAL ATTENDANCE
1

2

3

4

5

6

7

8

9

10

Animal Shows/Competitions
Conventions/Consumer and Trade Shows
Festivals
Other Sports/Entertainment Events
Other Public Events
Social/Private Events
Meetings
Classes, Riding, Training, and Others
Brown County Fair

2,500
6,750
27,000
2,250
4,500
1,200
2,000
750
40,000

2,500
22,500
27,000
2,250
4,500
1,200
2,000
750
40,000

3,000
11,250
36,000
2,250
4,500
1,200
2,000
750
40,000

3,000
45,000
36,000
2,250
4,500
1,200
2,000
750
40,000

4,000
11,250
36,000
2,250
4,500
1,400
2,000
750
40,000

4,000
45,000
36,000
2,250
4,500
1,400
2,000
750
40,000

4,000
11,250
36,000
2,250
4,500
1,400
2,000
750
40,000

4,000
45,000
36,000
2,250
4,500
1,400
2,000
750
40,000

4,000
11,250
36,000
2,250
4,500
1,400
2,000
750
40,000

4,000
45,000
36,000
2,250
4,500
1,400
2,000
750
40,000

Total

86,950

102,700

100,950

134,700

102,150

135,900

102,150

135,900

102,150

135,900

Source: Stone Planning

As the tables show, total annual attendance is estimated to range from approximately 85,000 to
135,000, based on approximately 100 to 110 events per year.
Descriptions of each event type, and their event and attendance assumptions, appear below.

Animal Shows/Competitions
This category can include livestock shows/sales and horse shows such
as dressage, cutting, reigning, and others, as well as other
competitions such as barrel racing, roping, and others. We assume
five to eight such events (held over an average of 2.5 days each) per
year, with an average attendance of 200.
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Conventions/Consumer and Trade Shows
This includes business and association events, and public consumer
shows. In the past, the Fairgrounds has hosted events such as car
and pet shows. While an improved Fairgrounds is not expected to
attempt to compete with the new event center in Ashwaubenon or
other local facilities, it will have the opportunity to host these kinds
of events, and some will be more appropriate for a fairgrounds
setting. We also assume that the Great Lakes Logging & Heavy
Equipment Expo will be held at the Fairgrounds every other year.
After a ramp-up period, we assume a total of three to six such events at the Fairgrounds per year,
with an average attendance of 750 (in non-Logging Congress years) or 2,500 (in Logging Congress
years). We assume the average event will be held over three days. Because these events in particular
are planned multiple years in advance, we expect the number of events to be lower in early years
and then stabilize at five or six.

Festivals
This category includes events such as the two annual Hmong
festivals, the Renaissance Faire, and other similar events that can be
held at the Fairgrounds, such as food and drink, music, and other
festivals. We assume a total of three to four festivals per year (over
an average of three days each), with an average attendance of 3,000
per day.

Other Sports and Entertainment Events
This category can include events such as amateur sporting events
and tournaments, boxing, concerts, MMA events, Monster trucks,
and others (indoors or outdoors). Similar to conventions, trade
shows, and consumer shows, the Fairgrounds should not compete
with the planned new events center in Ashwaubenon but may be a
more appropriate (and potentially affordable) location for some
events. We assume a total of three sports and entertainment events
per year, with an average attendance of 750.
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Other Public Events
Other public events include walks and runs, obstacle course events
(such as Tough Mudder or Warrior Dash), and others. These can be
held indoors and/or outdoors. We assume an average of four such
events per year with an average of 750 people.

Social/Private Events
These events can include banquets, awards dinners, luncheons,
weddings, religious services, and other similar events. We assume
a total of 12 to 14 such events per year, with an average attendance
of 100.

Meetings
Meetings at the Fairgrounds can be held by businesses, government
agencies, non-profits, and other entities. With the intention of not
directly competing with other meetings facilities, some groups such
as 4-H and others with an agricultural orientation are more
appropriate for a fairgrounds than a facility such as a hotel or the
Atrium. We assume 40 meetings per year at the Fairgrounds, with
an average attendance of 50 people per event.
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Classes, Riding, Training, and Others
A fairgrounds will also often host animal-based events such as agility
training, horseback riding, and other riding/open sessions, as the
Brown County Fairgrounds currently does. In the future, we assume
30 such sessions per year, with an average of 25 people per session.

Brown County Fair
As described, the Brown County Fair is the Fairgrounds’ largest user
and is expected to remain at the Fairgrounds in the future. The Fair
is held over five days and in the past has had a total attendance of
approximately 30,000 to 35,000. With an improved Fairgrounds, we
assume that total annual attendance increases to 40,000. (All
revenue generated by the Fair is retained by the Fair Association.)

OPERATING REVENUES AND EXPENSES
Based on forecasted event and attendee demand, operations of similar fairgrounds, and other
aspects of the market analysis, we have prepared a ten-year projection of operating revenues and
expenses for the recommended complex. As previously described, our forecasts also assume a very
limited level of services to be provided by the County at the fairgrounds, as renters will be responsible
for most aspects of operations.
It is important to note that we have not assumed a management structure for the Fairgrounds, and
an eventual determination could impact operating results. For example, should an external entity
assume responsibility for operations, the County could either receive lease revenue or pay a
management fee. And if the specific entity that oversees the Fairgrounds is the Brown County Fair,
overall Fairgrounds operations would be affected by Fair-related revenues and expenses that are not
shown in this report.
Given these assumptions, the following table shows our projected operating revenues and expenses
for the complex’s first ten years of operations following assumed improvements. (For the purposes of
inflation, we assume that the first year is 2020.)
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BROWN COUNTY FAIRGROUNDS PROJECTED OPERATING REVENUES AND EXPENSES ($000S)
1

2

3

4

5

6

7

8

9

10

$58
26
2
48
44
5

$59
27
2
61
46
5

$75
27
2
60
56
5

$79
28
2
88
62
6

$84
28
2
66
62
6

$88
29
2
94
68
6

$87
29
3
68
64
6

$92
30
3
98
71
6

$91
30
3
71
67
6

$95
31
3
102
74
6

$183

$199

$226

$264

$248

$287

$258

$299

$268

$311

$78
0
0
47
42
16
6
10

$80
0
0
48
42
16
6
11

$81
0
0
49
43
16
6
11

$83
0
0
50
44
17
7
11

$84
0
0
51
52
23
7
11

$86
0
0
52
53
24
7
11

$88
0
0
53
54
24
7
12

$90
0
0
54
55
25
7
12

$91
0
0
55
56
25
7
12

$93
0
0
56
57
26
7
12

$199

$203

$207

$211

$229

$233

$238

$243

$247

$252

($16)

($3)

$19

$53

$19

$54

$20

$56

$21

$59

Operating Revenues

Rent (Facility, Equipment, Stalls, etc.)
Advertising/Sponsorships
Merchandise
Food and Beverage
Parking/RV
Other Revenues
Total Operating Revenues
Operating Expenses

Salaries and Benefits
Part-Time Staff
Benefits
General and Administrative
Utilities
Repairs & Maintenance
Insurance
Advertising
Total Operating Expenses
Net Operating Income (Loss)
Source: Stone Planning

As the table shows, the complex is forecasted to initially operate at a deficit, and then generate
modest profits in years that it hosts the Logging Congress. As has been shown in this report, it is not
common for fairgrounds complexes to be profitable. However, in the past, the Brown County
Fairgrounds has broken even, and with guidance from the County regarding the expected future level
of staffing and service to be provided onsite, it is possible that similar results can be achieved in the
future.
Descriptions of individual line items, and major underlying assumptions, appear below.

Operating Revenues
Rent
Rent charged to events that will use the facilities can be charged in many ways; for example, as a flat
fee, a percent of ticket revenues, or a combination of both. For the purposes of this analysis, we
assume that all event types are charged a fixed fee. Average assumed rental rates by event type are
shown below, and these rates are consistent with current rates.
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ASSUMED DAILY RENTAL RATES
Animal Shows/Competitions
Conventions/Consumer and Trade Shows
Festivals
Other Sports/Entertainment Events
Other Public Events
Social/Private Events
Meetings
Classes, Riding, Training, and Others
Brown County Fair

$850
$700
$2,350
$700
$700
$500
$100
$50
$0

Source: Stone Planning

Based on these rates, total rent revenue is estimated to be approximately $58,000 in the facility’s first
year of operation and increase to $95,000.
Advertising/Sponsorships
The facility is assumed to generate revenues from the sale of signage and other marketing
opportunities onsite. This revenue stream is expected to be relatively limited, as it is based on
exposure to attendees and in some cases, media coverage. We assume that the facility generates
approximately $25,000 per year in advertising revenues, which is inflated in later years.
Merchandise
Some, but not all, events sell merchandise such as T-shirts and other memorabilia. Merchandise sales
are typically limited to ticketed entertainment events such as concerts, family shows, and sporting
events, and a facility typically receives a commission from event promoters who sell the merchandise
and own the rights to the revenue. We assume that the facility’s commission for merchandise will be
10 percent of gross sales for events that sell merchandise. Based on these assumptions, the facility’s
net novelties revenue is estimated to be less than $5,000 per year.
Food and Beverage
We assume that an improved Fairgrounds will have greater onsite capabilities to prepare, warm, and
sell food and beverages. This service could be provided in-house or by a third-party company such
as a local restaurant or caterer, a professional concessionaire, or a contracted management company.
Event attendees will have varying F&B spending levels based on event type, and per-attendee
spending assumptions are generally $2 to $3 for most events. However, for catered social events, the
per-attendee revenue is assumed to be $25. We assume that the facility’s net share of sales will be
35 percent. Based on this, we estimate that net revenues will be approximately $48,000 in the facility’s
first year of operations.
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Parking/RV
The Fairgrounds currently has approximately 250 parking spaces for most events, in addition to
limited parking that is available on adjacent DePere property. The Fairgrounds’ open fields can
increase the parking capacity to more than 2,400 spaces, although the Fair is the only event that uses
the fields for parking. (Many Fairgrounds attendees also park at the homes of Fairgrounds neighbors
because of the lack of onsite parking.)
The Fairgrounds also has 56 campsites, and although camping is not allowed during most large
Fairgrounds events, it is used for non-Fairgrounds events such as Packers games and other Lambeau
Field events.
For parking, the Fairgrounds currently charges $2 per car at events that sell tickets onsite. For
camping, rates are $30 per night, and $60 per night for Lambeau Field events.
While the exact number of parking spaces and campsites will be affected by future improvements
and the potential addition of adjacent land, for the purposes of this study, we assume that current
offerings will increase to approximately 450 parking spaces and 60 campsites.
Future parking and camping revenues are based on assumed event and attendance levels, as well as
the total number of spaces available and an assumed three people per car. Further, we assume an
average per-car parking rate of $3 for animal shows and competitions and sports/entertainment
events, and $2 for conventions/consumer and trade shows and festivals (to account for some events
that will not be ticketed onsite). Camping rates are assumed to remain constant, but like parking
rates, are inflated over time.
In recent years, Fairgrounds parking revenue has decreased from approximately $16,000 to $10,000,
and camping revenue has increased from approximately $16,000 to $28,000 (due to the loss of
campsites at Lambeau Field). In the future, total parking/RV revenue is projected to range from
approximately $44,000 to $74,000.
Other Revenues
Other revenues include those that are not captured in other line items, and are typically smaller,
miscellaneous revenues. We assume that other revenues will total $5,000 per year in Year 1.
Total Operating Revenues
Based on the assumptions and calculations described above, total revenues are estimated to be
approximately $183,000 in the first year, and increase to $311,000 in year ten.
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Operating Expenses
Salaries and Benefits
We assume a very bare-bones operation at the fairgrounds, with one full-time staff member and
limited seasonal/part-time staff. As described above, this will also impact usage and revenues, as
complex users will be more responsible for their events with the lower level of service provided by
the County. We assume a beginning annual expense of $75,000 for salaries and benefits, compared
to approximately $45,000 in 2017.
General & Administrative
General and administrative expenses include amounts spent for supplies, uniforms and laundry,
licenses and permits, supplies, printing, contracted services, and others. Based on past expenses and
the assumed improvements, we assume that G&A expenses will be approximately $45,000 per year
(in 2018 prices), and this amount is inflated in future years.
Utilities
According to the County, annual utility expenses at the fairgrounds are currently approximately
$23,000. Given event and attendance in the future and the usage/needs of new facilities, we assume
that utility expenses will increase to approximately $40,000 in the first year.
Repairs and Maintenance
Repairs and maintenance expense is for regular, ongoing improvements to the complex. Based on
past expenses, we estimate that this expense will be $15,000 per year (in 2018 prices) in the first four
years, as many items will be under warranty. Beginning in Year 5, this expense is assumed to increase
to approximately $23,000.
Insurance
According to the County, current insurance expenses of the fairgrounds are approximately $3,000
per year. Based on feedback from the County’s insurance representative and the planned facilities,
future insurance costs are assumed to begin at $6,000 per year and increase by inflation.
Advertising
The complex will spend money to advertise and market the facility itself as well as individual events.
This includes various forms of advertising, promotions, and public/customer relations. In the future,
we assume an annual expense of $10,000 (in 2018 prices).
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Total Operating Expenses
Based on the assumptions and calculations described above, total facility expenses are estimated to
be approximately $200,000 in the first year, and increase to approximately $250,000 in Year 10.
Net Operating Income
Based on the estimates of future revenues and expenses, the complex is expected to generate an
operating deficit of approximately $16,000 in Year 1. In the following years, a small deficit or profit is
projected, and profits will be relatively higher in years that the Logging Congress is held in Brown
County.
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Section 6

Economic
Impacts

This section estimates the economic and fiscal impacts that would be captured in Brown County
based on the construction and operations of the assumed improved complex. The impact analysis
focuses on one future, stabilized year of impacts (assumed to be its fifth year).

THE CONCEPT OF ECONOMIC IMPACTS
In general, economic impacts estimate the incremental spending, as well as the resulting jobs,
income, and tax revenues, that are captured by a geographic area as a result of an event. In this case,
“event” can refer to anything ranging from a weather event to the presence of an institution, industry,
or facility, to an event such as a concert. For the purposes of this analysis, the event is the construction
and ongoing operations of the Brown County Fairgrounds.
For a fairgrounds complex, economic impacts to an area (such as Brown County) are generally
considered to be based on the spending of non-local residents that come to the area primarily for
the purpose of attending a fairgrounds event. As an example, the spending by a Green Bay resident
who attends an event at the Fairgrounds is considered to be part of the economic activity created by
the Fairgrounds, but not the economic impacts. A Milwaukee resident who travels to Brown County
for the Fair would generate economic impacts from her visit. However, if a Minnesota resident travels
to see a Packers game at Lambeau Field, and happens to attend a fairgrounds event while in town,
his impact would be credited to the Packers and not the Fairgrounds or its event.
Economic impacts that can be estimated include the following:
o

Spending – for the Fairgrounds, this includes the actual spending by event attendees for
purchases of tickets, food and drinks, merchandise, and other items, both onsite and
throughout the County. The spending that is captured locally is part of a facility’s economic
impacts.
This spending can be separated into gross and net impacts. Gross impacts include the
spending by local residents, as described above, and can be considered the full economic
activity associated with the Fairgrounds. This spending by local residents is considered to be
“transfer spending” that would have otherwise been spent locally (for example, at a movie),
although some would likely leave the area for entertainment in other markets. Net impacts,
which are a subset of gross impacts, only include the spending by non-local residents.

o

Jobs and Income – these impacts estimate new employment and the associated income
earned by local residents as a result of the new spending described above. For example,
spending captured at local restaurants will support that industry’s employment base and will
lead to income for its employees.
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o

Fiscal impacts – represent new tax revenues that are created by the spending impacts. For
example, use of a hotel room by an event attendee will generate room tax revenue.

Economic and fiscal impacts would also be generated by the construction of any improvements, to
the extent that local firms and individuals participate in the construction project. Because public
dollars (or contributions from local residents) would likely fund construction of Fairgrounds
improvements, this spending may not technically be considered an impact because they would
presumably otherwise be spent on other local projects. But in general, a construction project would
generate a certain amount of business income to local vendors and personal income and jobs to
construction workers. However, because a specific construction project has not yet been identified,
construction-related impacts cannot be quantified.
In addition to the direct spending impacts, economic multipliers are applied to estimate later rounds
of spending before the initial spending leaves the local economy. For example, some of the spending
captured by a local restaurant is then spent on various items to support the restaurant’s operations,
and these multipliers estimate the amount that is spent locally based on the presence of suppliers
and other industry partners within a geographic area. This later spending – or indirect impacts – are
added to the direct impacts to estimate total impacts.

ECONOMIC IMPACTS FROM OPERATIONS
We estimate the economic impacts generated by one year of facility operations (the fifth year of
operations for an improved facility). As previously mentioned, all dollar amounts are shown in current
prices.

Facility Revenues
The revenues generated by the facility can represent a significant part of the overall economic activity
that it creates. This revenue includes spending for items such as tickets, facility rent, concessions,
parking, and others that are described and shown in the financial analysis of facility operations
although some of these revenues are retained by an event rather than the complex.

Attendee Spending Outside of the Facility
The other component of the economic activity generated by a facility’s operation is the money spent
by event attendees on items such as lodging, transportation, meals, entertainment, and shopping
outside of the facility but as a result of their trip to the facility.
Based on analysis of event characteristics at other similar facilities (including those in the Brown
County area), the geographical characteristics of the region, and others, we have made assumptions
regarding the geographic origin of attendees, whether they stay in Brown County overnight, and
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their spending characteristics outside of the Fairgrounds (spending within the complex is included as
facility revenue above).
Attendees’ Geographic Origin
Because impacts are being considered for Brown County, we differentiate between facility attendees
who are county residents and those who live outside of the area. Spending by all attendees is
calculated as the gross spending impact; however, only those who are non-local residents are
considered in the calculations of net economic impacts, which are the true impacts to the city.
For these assumptions, we have primarily based our estimates on characteristics of actual attendees
from past events at other fairgrounds, as well as other events held at other facilities in Brown County.
While many factors can influence the share of non-local attendees at a facility, and this percentage
can vary widely from event to event, we have assumed average characteristics across each event type.
For Fairgrounds events, we assume that the share of local attendees will range from 30 to 80 percent.
Events such as conventions, trade shows, and animal shows/competitions are assumed to have more
non-local attendees than events such as meetings, social events, and riding.
Types of Travelers
Event attendees are further divided into two other categories: daytrippers or overnight travelers. The
majority of attendees will be daytrippers, including all local residents. However, a share of attendees
will stay overnight before, during, and/or after an event.
It is assumed that a small share of attendees to many event types will stay overnight. For most events,
this share is assumed to be ten percent or less.
According to a recent tourism study of travelers to Brown County, 63 percent of overnight visitors
stay in paid accommodations such as hotels (others generally stay with friends and relatives, and
many fairgrounds event attendees stay in their own RVs). Therefore, we assume that this same
percentage of overnight visitors for Fairgrounds events will spend money on hotel rooms.
For all attendees, we assume an average of two people per hotel room. In addition, attendees’
average length of stay will vary by the length of an event, but is generally assumed to be one to two
nights.
Out-of-Facility Spending Assumptions
Assumptions related to out-of-facility spending by event attendees is based on factors such as past
studies of tourists’ spending in Brown County, adjusted for assumed spending characteristics of
attendees of Fairgrounds events. (For example, overall tourist spending numbers may be slightly
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skewed by spending associated with Packers games, which have higher ticket, food, merchandise,
and hotel prices than Fairgrounds events.)
Daily spending has been separated into four categories: food and beverage, retail and entertainment,
lodging, and transportation and other. Overnight attendees are generally assumed to spend more
than daytrippers, as they will spend more time in the County and have lodging expenditures. Based
on recent D.K. Shifflet estimates of tourists’ spending in Brown County, we then reduce these figures
by estimated amounts to be spent onsite at the Fairgrounds for items such as tickets and F&B (when
applicable). Remaining amounts are assumed to be spent within Brown County during an attendee’s
stay.
Estimates of daily spending apply to attendees of all event types, and assumed daily spending varies
by category and with the exception of lodging, applies to all daytrippers and overnight travelers
(daytrippers, by definition, will not spend money on hotels).
Based on the assumptions described above, as well as the forecasts of facility events and attendance
and facility revenues, the following table summarizes the total gross direct spending generated by
the presence and operation of an improved Fairgrounds. The first line (spending generated by the
facility) has previously been described, and the spending captured throughout Brown County by all
event attendees is also summarized below, based on the assumptions described above.

TOTAL DIRECT SPENDING - GROSS
Total
Gross Facility Revenue

$976,000

Spending Outside the Facility

Lodging
Food and Beverage
Retail and Entertainment
Transportation and Other

$838,000
$1,073,000
$1,961,000
$273,000

Total Spending Outside the Facility

$4,145,000

Total Gross Direct Spending - Inside and Outside
of the Facility

$5,121,000

# of Room Nights

5,348

Source: Stone Planning

Gross vs. Net Impacts
The total economic activity summarized above does not represent actual economic impacts; it merely
shows the total spending generated by facility operations, including transfer spending by local
residents. In this section, transfer spending is deducted from total spending to arrive at the estimated
economic impacts for Brown County. In other words, for the purposes of calculating economic
impacts to Brown County, all spending by county residents is subtracted and only spending captured
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within the County by non-local residents is considered.
Spending impacts to the County related to out-of-facility spending are based on assumptions of
attendee origin and their spending characteristics, as previously shown. However, revenues captured
by the facility itself are analyzed separately. Assumptions related to these revenues are as follows:
o

Rental Revenues – we assume that most, but not all, of the events held at a new facility
would not be able to be held in Brown County but for the presence of the facilities. As a
result, it is assumed that 90 percent of facility rental revenues are considered to be net
impacts.

o

Advertising and Sponsorships – 100 percent of this revenue (which is assumed to be
relatively minimal) is considered to be a net new impact to Brown County. While some of this
revenue will be generated from local businesses and would possibly have been spent locally
without the facility, a new facility provides a venue for advertising and sponsorships that
generally does not currently exist in a similar setting in Brown County. In addition, some of
the facility’s sponsorship revenues will be generated from regional or national firms, and even
locally-based firms may have otherwise spent their advertising dollars elsewhere.

o

Calculations of net facility revenues that are directly related to attendee use of the facility
(such as ticket sales, concessions, merchandise, and parking) are based on the share of local
and non-local attendees for each event type, and their assumed spending. This is consistent
with estimates of non-local, out-of-facility spending. For example, facility parking revenue
that is considered to be an impact to Brown County is based on calculations of parking
spending by non-County residents.

We have estimated the net economic impacts to Brown County for an improved Fairgrounds. In other
words, we estimate the amount of spending that is captured within Brown County but originates
outside of Brown County. The estimated net economic impacts are shown in the following table. Net
impacts are based on the geographic origin of attendees, as previously described.
TOTAL DIRECT SPENDING - GROSS AND NET
Net to Brown
County

Gross
In-Facility
Outside the Facility
Lodging
Food and Beverage
Retail and Entertainment
Transportation and Other

$976,000

$389,000

$528,000
$469,000
$643,000
$122,000

$838,000
$1,073,000
$1,961,000
$273,000

Total - Outside the Facility

$4,145,000

$1,762,000

Total Direct Spending

$5,121,000

$2,151,000

5,348

5,348

Room Nights
Source: Stone Planning

BROWN COUNTY FAIRGROUNDS | Master Plan Market Feasibility Study

83

Multiplier Effect and Indirect Spending
As the spending from the direct economic activity takes place in the county’s economy, it will trigger
other, indirect, levels of economic activity. For example, the operating businesses that are affected
by facility use (including the facility itself and hotels and restaurants, retail stores, and others) will
purchase various goods and services from local and regional vendors (e.g., utilities, inventory,
supplies, labor, and the like). As this occurs, these workers and vendors receive income and, in turn,
make purchases of goods and services themselves. Within each round, some spending occurs in the
local economy and some flows outside of that economy (referred to as “leakage”). The total amount
of spending that stays within the local economy includes both the first round (“direct”) and all
subsequent rounds of economic activity (“indirect”).
These total impacts are estimated through the use of “multipliers” applied to the estimates of direct
impacts. The multipliers, which are calculated by the federal government and are unique to each
geographic area, are regarded as the most reliable and accurate measure of indirect spending that
is available. Multipliers differ from area to area because of geography; proximity to other business
centers and the size of an area will affect the length of time that direct spending is retained by an
economy before fully leaking out. In addition, different sectors of an economy have unique
multipliers, based on their own proximity to other industry-specific economies, vendors and suppliers,
and the like.
For this analysis, we have utilized multipliers developed by IMPLAN for Brown County. Various
multipliers for different industries are used, as every type of spending that comprises the direct
impacts (“Category”) has a multiplier, based on a corresponding “Industry Sector.” As the table
below shows, the multipliers for various industries generally range from approximately 1.5 to 1.7. In
other words, a multiplier of 1.5 indicates that total economic activity is estimated at 1.5 times the
estimate of direct impacts; this includes the direct impacts (at 1.0) and the indirect impacts (at 0.5).
Multipliers typically increase as the size of a geographic area increases, as it takes more time for later
rounds of spending to leave a larger area (for example, Wisconsin compared to Brown County).
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BROWN COUNTY MULTIPLIERS - SPENDING
Category

Industry Sector

Multipliers

Gross Ticket Sales

Perf. Arts, Spectator Sports, Museums, Zoos, Parks

1.6423

Facility Rental

Perf. Arts, Spectator Sports, Museums, Zoos, Parks

1.6423

Gross Food and Beverage Sales
Gross Merchandise Sales
Facility Advertising and Sponsorships
Facility Fees

Food Services and Drinking Places
Retail Trade
Broadcasting (non-Internet)
Perf. Arts, Spectator Sports, Museums, Zoos, Parks

1.6882
1.5629
1.4896
1.6423

Parking
Other

Transit and Ground Passenger Trans.
Perf. Arts, Spectator Sports, Museums, Zoos, Parks

1.6570
1.6423

Food Services and Drinking Places
Retail Trade; Perf. Arts, Spectator Sports, etc.
Accommodation
Transit and Ground Passenger Trans.

1.6882
1.6026
1.5484
1.6570

Facility Revenues

Spending Outside the Facility

Food and Beverage
Retail and Entertainment
Lodging
Transportation and Other
Source: US Department of Commerce, Stone Planning

Based on these multipliers, total (direct and indirect) net spending is summarized below.
TOTAL NET SPENDING - DIRECT AND INDIRECT
Net to Brown County
Total Net Direct Spending

$2,151,000

Net Indirect Spending

In-Facility

$131,000

Outside of Facility
Lodging
Food and Beverage
Retail and Entertainment
Transportation and Other

$289,000
$323,000
$387,000
$80,000

Total Indirect Spending

$1,210,000

Total Spending - Direct and Indirect

$3,361,000

Source: Stone Planning

As the table shows, including both direct and indirect spending, total spending impacts are estimated
to be approximately $3.4 million from the Fairgrounds.

Jobs and Payroll
The operation of the facility creates jobs both within the complex and throughout the community.
The Fairgrounds’ use and attendees’ spending will also support jobs throughout the area, at hotels,
restaurants, retail stores, and the like (from both direct and indirect spending). Employment and
income impacts to Brown County refer to jobs and income that are captured by residents only.
Average hourly and annual wage information for various types of occupations are provided by the US
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Department of Labor’s Bureau of Labor Statistics, based on data compiled for the Green Bay metro
area in 2017.
Similar to spending, multipliers are used to estimate indirect employment and earnings, based on
the direct estimates. The following table summarizes employment and income multipliers used in the
calculation of indirect jobs and earnings.
BROWN COUNTY MULTIPLIERS - EMPLOYMENT AND EARNINGS
Category

Employment Multipliers

Earnings Multipliers

1.3381
1.2364
1.3306
1.3136
1.3666

1.3932
1.5584
1.4522
1.5472
1.5298

Facility Operations
Concessions, Food and Beverage
Retail and Entertainment
Lodging
Transportation and Other
Source: US Department of Commerce, Stone Planning

The table below shows the total (including direct and indirect) net jobs and payroll generated within
Brown County by the facility.
TOTAL JOBS AND EARNINGS
To Brown County
EMPLOYMENT

Facility
Full-Time Equiv. Facility Operations Staff

3

Outside of the Facility
Lodging
Food and Beverage
Retail and Entertainment
Transportation and Other

5
13
17
2

Total Jobs (Full-Time Equivalent)

40

EARNINGS
Facility Operations - all FT and PT

Lodging
Food and Beverage
Retail and Entertainment
Transportation and Other
Total Earnings

$118,000
$324,000
$418,000
$712,000
$105,000
$1,676,000

Source: Stone Planning

As the table shows, the new facility is estimated to support an incremental 40 jobs and approximately
$1.7 million in associated earnings.
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FISCAL IMPACTS FROM OPERATIONS
As previously described, fiscal impacts represent new public-sector tax revenues that are generated
based on the presence and use of a facility. The only County-level tax that are expected to be affected
by facility usage is the ten-percent room tax; the current 0.5-percent local-option sales tax will sunset
by 2023 and we assume that the year being considered for impacts is 2024. (Other taxes, such as the
state sales tax and income tax, are not considered in this analysis because they are state revenues.)
Based on the assumed net spending on hotel rooms, total new hotel tax revenues would be
approximately $60,000 in 2024.

OTHER IMPACTS
In this section, we address other types of impacts that cannot yet be quantified or are more qualitative
but can be generated by an improved and more vibrant Fairgrounds.

Construction Impacts
As previously mentioned, impacts related to a construction project cannot yet be estimated, but it is
expected that a portion of the project budget would be spent on local businesses and workers. This
would create local business income, jobs, and personal income.

Recaptured Spending
As described above, local residents’ spending is not considered to be part of the net economic
impacts. However, it is likely that due to the lack of usage of the Fairgrounds, many locals travel
outside of the County for events that could be held within Brown County. While this cannot be
quantified, the County would benefit from the recapture of spending associated with more events at
the Fairgrounds.

Quality of Life
By definition, quality of life impacts cannot be quantified but an improved Fairgrounds can provide
many benefits to local residents, particularly given the state’s reputation for agricultural production.
Fairgrounds generally have an explicit mission of agricultural-related education, training, and
exposure, and an improved complex can further provide these services to local residents.

Tourism
Increased tourism is generally addressed above, and quantified as possible (such as assumptions
regarding the percent of non-local Fairgrounds attendees). However, in general, increased usage of
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the Fairgrounds and the ability to host more and larger events will allow the complex to attract more
non-local residents and their spending to Brown County.

Spinoff Development and Other Tax Revenues
It is also possible that an improved Fairgrounds and greater usage could spur new development (for
example, a hotel or restaurant to serve facility users). Because this type of development, and any
resulting tax revenues, are more speculative, they are considered separately here.
As previously shown in this report, properties to the north and west of the Fairgrounds could
potentially be developed for new uses. In the Village of Ashwaubenon, an equalized value of
$150,000 would generate approximately $2,800 in property taxes.
As an example, we analyzed the 2017 property taxes owed by five hotels located in the Village. These
hotels had 60 to 118 rooms and property taxes ranging from approximately $19,000 to $167,000.
The per-room property taxes ranged from $186 to more than $1,400.
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www.stoneplanningllc.com

