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1.1 INTRODUCTION

1.1.1. MWCD OVERVIEW

The Muskingum Watershed Conservancy District (MWCD) is a political subdivision of the State 

of Ohio created in 1933 to develop and implement a plan to reduce the effects of fl ooding and 

conserve water for benefi cial public uses under Ohio Revised Code Chapter 6101 (commonly 

called the Conservancy Act).

Spanning all or parts of 27 counties in eastern Ohio, this watershed covers more than 8,000 

square miles and includes the area that drains into the Muskingum River and its tributaries. 

The Muskingum River eventually empties into the Ohio River at Marietta in Washington County. 

It includes a system of reservoirs providing fl ood reduction and water conservation benefi ts 

for the property owners and residents of the region. It covers approximately 20 percent of the 

State of Ohio.

The MWCD is the largest conservancy district in the state and led the effort to construct the 

dams and reservoirs. The system of dams and reservoirs has been credited by the federal 

government with saving an estimated $10.7 billion worth of potential damage from fl ooding 

since its original construction.

The MWCD is a partner with the U.S. Army Corps of Engineers (USACE) in the operation of 

the system of dams and reservoirs in the watershed, as the USACE operates the dams. The 

MWCD manages most of the reservoir areas behind the dams, 38,000 acres of public lands 

and over 16,000 acres of public waters in and around 10 USACE fl ood control reservoirs. 

The MWCD has jurisdiction for its operations in all or portions of an 18-county area. The 18 

counties wholly or partially contained in the MWCD jurisdiction are Ashland, Belmont, Carroll, 

Coshocton, Guernsey, Holmes, Harrison, Knox, Licking, Morgan, Muskingum, Noble, Richland, 

Stark, Summit, Tuscarawas, Wayne and Washington.

1.1.2. THE PLANNING PROCESS

In 2012, MWCD initiated a comprehensive planning process to develop a parks and 

recreational facilities, services, and programs master plan. The plan process involved identifying 

and drawing input from stakeholders and focus groups, and extensive discussion and review 

by MWCD staff and the Board. The process looked at both programs and operations and 
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facilities and physical assets. To fully assess needs, the process gathered data through 

interviews, public meetings and a statistically valid customer survey. That data was compared 

to benchmark systems from around the country to identify not only current needs and desires, 

but trends that can be expected to affect needs for decades to come.

 

The facilities were assessed in terms of how well they meet current user needs, and support 

current and desired programming. By comparing existing facilities with benchmark facilities 

elsewhere in the country as well as current national market and industry standards, the plan 

documents improvements and additions to current facilities necessary to keep the parks vital 

and productive into the future.

 

An important outcome of the plan is a concept plan for each park built on prioritized program 

and facility improvements targeted to meet the long term needs of the current and potential 

base of park customers. These market driven priorities, combined with capital improvements 

and deferred maintenance needs already documented by MWCD staff, form the basis of 

the Capital Improvement Action Plan. This plan illustrates how strategic investments in core 

facilities—camping and its immediate support facilities, amenities and infrastructure, can fulfi ll 

the programmatic needs and desires of the MWCD customers now and into the future. 

 

1.1.3. MASTER PLAN OUTCOMES

The plan is presented as two phases of development. Phase I is planned to bring the MWCD’s 

core competencies up to modern industry standards and customer expectations. The result will 

be improved customer satisfaction and increased revenue over and above operational costs. 

Phase II is planned to add enhanced amenities and expand facilities into areas not currently 

part of MWCD parks operations, and which will add signifi cant recreational value to the 

parks, while supporting further increases in revenue. The plan illustrates a strategy for staging 

implementation of Phase I over a fi ve to six year period. The business plans and Pro Formas for 

each park map out staffi ng and program growth in concert with construction or redevelopment 

of facilities. They show how revenues will be improved by the specifi c capital improvements, as 

compared to operations costs.

This master plan outlines concepts and strategies to help the MWCD achieve the outcomes 

established at the outset of the planning process:

•  Leave a 40-year legacy:

 - Operate each park/marina is as an effi cient and sustainable manner as possible

 - Re-design key core amenities for stronger fi nancial sustainability

INTRODUCTION    
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•  Create wider age segment appeal in services and operations

•  Design to meet green infrastructure practices

•  Modernize the system to meet current market demands and enhance standards

•  Balance infrastructure needs with facilities and programs, across the district and at parks/

marinas

•  Develop Action Work plans that provide a step-by-step action/ implementation plan

•  Enhance operational standards across the system to make parks more inviting, including 

mowing, programs, facility and amenity design, marinas, campgrounds,. Concessions, 

marketing

• Develop park themes with a focus that can remain viable for 40 years

•  Create destination parks and facilities

•  Expand family and youth programming

This master plan is structured to fi rst present the assessments, vision plans and standards 

for the MWCD park system as a whole. Following the system overview, the programs, 

operations, facilities concept and action plan for each individual park is described in detail. A 

separate business plan for each park provides the background and guidance for operation and 

management of that park in one separate document. The details of input and evaluations are 

assembled in a separate Appendix.

INTRODUCTION    
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2.1 INTRODUCTION
	

An	essential	foundation	for	planning	a	sustainable	park	and	marina	system	is	a	thorough	
understanding	of	the	forces	and	factors	that	affect	who	uses	or	could	use	the	system,	why	and	
how	they	use	it	or	could	use	it	and	what	the	physical	and	human	resources	of	the	system	are.	
This	inventory	and	analysis	included	demographics	and	trends;	staff,	stakeholder,	and	public	
input,	review	and	assessment	of	park	physical	resources	and	the	deferred	maintenance	and	
capital	needs	already	identified.	A	key	part	of	this	data	gathering	and	assessment	step	was	
an	evaluation	of	the	MWCD	management	structure	and	practices.		The	conclusions	of	the	
Planning	Context	Assessment,	when	combined	with	the	results	of	the	Needs	Assessment	form	
the	basis	of	the	vision	for	the	parks	and	master	plan	and	business	plan	concepts.

2.2 SUMMARY OF DATA

The	Parks	Master	Plan	is	built	on	data	encompassing	current	and	historic	MWCD	policies,	
procedures,	and	management	structure;	as	well	as	input	from	key	stakeholders	and	constituent	
groups	that	use	the	park	or	do	business	with	those	who	do.	The	Planning	Team	reviewed,	
and	assessed	data	on	the	demographics	of	the	region	and	current	park	customers;	as	well	
as	MWCD	facilities	inventories,	deferred	maintenance	items,	and	Capital	Improvement	Plan.	
The	Team	reviewed	and	assessed	the	organization	and	management	structure	of	the	MWCD	
system	and	interviewed	key	staff	and	management	personnel.	In	addition,	the	Team	review	
included	a	synopsis	of	recreation	trends	in	America,	and	coordination	with	the	MWCD	branding	
program	and	incorporation	of	key	concepts	into	the	Draft	Strategic	Plan.		

2.2.1. DEMOGRAPHIC ANALYSIS

The	Demographic	Analysis	provides	an	
understanding	of	the	population	within	the	MWCD	
park	system	region	and/or	service	area.	This	
analysis	is	reflective	of	the	total	population,	and	
includes	key	characteristics	such	as	age	segments,	
income	levels,	race	and	ethnicity.	It	is	important	
to	note	that	future	projections	are	all	based	on	
historical	patterns	and	unforeseen	circumstances	
during	or	after	the	time	of	the	projections	could	
have	a	significant	bearing	on	the	validity	of	the	final	
projections.		

Figure 1 Muskingum Watershed Conservancy District
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METHODOLOGY
Demographic	data	used	for	the	analysis	was	obtained	from	the	U.S.	Census	Bureau	and	from	
the	Environmental	Systems	Research	Institute,	Inc.	(ESRI),	the	latter	being	the	largest	research	
and	development	organization	dedicated	to	Geographical	Information	Systems	(GIS)	and	
specializing	in	population	projections	and	market	trends.		All	data	were	acquired	in	October	
2012	(i.e.	Source:	ESRI;	2012	10),	and	reflect	actual	numbers	as	reported	in	the	2000	Census	
and	2010	Census	and	estimates	for	2015	as	obtained	by	ESRI.		Straight	line	linear	regression	
was	utilized	for	projected	2020	and	2025	demographics.		The	MWCD	geographic	boundaries	
were	utilized	as	the	demographic	analysis	boundary	shown	in	Figure	1.

RACE AND ETHNICITY DEFINITIONS
•	 The	minimum	categories	for	data	on	race	and	ethnicity	for	Federal	statistics,	program	

administrative	reporting,	and	civil	rights	compliance	reporting	are	defined	as	below.		Please	
note	that	the	Census	2010	data	on	race	are	not	directly	comparable	with	data	from	the	
2000	Census	and	earlier	censuses;	caution	must	be	used	when	interpreting	changes	in	the	
racial	composition	of	the	U.S.	population	over	time.		The	latest	(Census	2010)	definitions	
and	nomenclature	are	used	within	this	analysis.
	- AmericanIndian:ThisincludesapersonhavingoriginsinanyoftheoriginalpeoplesofNorth

andSouthAmerica(includingCentralAmerica),andwhomaintainstribalaffiliationorcommunity

attachment.

	- Asian:ThisincludesapersonhavingoriginsinanyoftheoriginalpeoplesoftheFarEast,

SoutheastAsia,ortheIndiansubcontinentincluding,forexample,Cambodia,China,India,

Japan,Korea,Malaysia,Pakistan,thePhilippineIslands,Thailand,andVietnam.

	- Black:ThisincludesapersonhavingoriginsinanyoftheblackracialgroupsofAfrica.

	- NativeHawaiianorOtherPacificIslander:Thisincludesapersonhavingoriginsinanyofthe

originalpeoplesofHawaii,Guam,Samoa,orotherPacificIslands.

	- White:ThisincludesapersonhavingoriginsinanyoftheoriginalpeoplesofEurope,theMiddle

East,orNorthAfrica.

	- HispanicorLatino:Thisisanethnicdistinction,asubsetofaraceasdefinedbytheFederal

Government;thisincludesapersonofCuban,Mexican,PuertoRican,Cuban,SouthorCentral

American,orotherSpanishcultureororigin,regardlessofrace.

MWCD DISTRICT POPULACE
•	 Population

	- MWCDdistrictpopulationhasdeclined,ataslowpace,overthelastfewyears.From2000to

2010,theservicearea’stotalpopulationdecreasedby-0.5%oratanannualrateof-0.05%.

Thisisconsiderablydifferentthannationalgrowthaverageswhichwerejustover1%annually.
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Projectingahead,thegrowthrate

isexpectedtoflatlineforthenext

15-yeartimeframe.

	- Basedontheprojectionsthrough

2025,theMWCDserviceareais

expectedtohaveapproximately

435,872residentslivingwithin

174,337households.

•	 Age	Segment
	- Evaluatingthepopulation

distributionbyagesegments,the

serviceareaiscurrentlyskewed

betweenyouth,family,active

adult,andseniorpopulations.

Thelargestsegmentbygroupisthe55+agegroup,with30.5%;thesmallestagepopulation

isthe18-34yearoldpopulation,with19.5%.Thisindicatesawidevariationofagegroupsthat

usetheparksystem.

Figure 2 Population Trends

MWCD:  Total Population Trends

MWCD:  Population by Age Segment

Figure 3 Population by Age Segment
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	- Overtime,thereisprojectedtobeanagingtrendwithintheparksystem,withtheactiveadult

population(55+population)growingfrom24.9%in2000to36.7%by2025.Thiswillmakeit,

thesinglelargestagesegment,while,duringthissametimeperiod,theotheragegroupswill

graduallyshrinkinsize.Thisechoesgeneralnationaltrendswherethe55+agegrouphasbeen

growingasaresultofincreasedlifeexpectanciesandthebabyboomerpopulationenteringthat

agegroup.

•	 Gender
	- Thegenderdistributionforthe

generalpopulaceoftheservice

areaisfairlyevenlysplitbetween

thegenders.Thefemale

populationcurrentlyaccountsfor

49.9%ofthetotalparkusers,and

themalepopulationaccountsfor

50.1%ofthetotalparksusers.

(Figure4).Thisdistributionis

projectedtoremainconstant

through2025.

	- Recreationaltrendsfromthelastfewyearsindicatethat,onaverage,Americansparticipatein

asportorrecreationalactivityofsomekindatarelativelyhighrate(65%).Femaleparticipation

rates,however,areslightlylowerthantheirmalecounterparts,as61%offemalesparticipateat

leastonceperyearinasportorrecreationalactivitycomparedtoa69%participationratefor

men.Accordingtorecreationaltrendsresearchperformedintheindustryoverthepasttwenty

years,thetoptenrecreationalactivitiesforfemalesarecurrently:	
1. Walking  6.Basketball

2. Aerobics  7.Liftingweights

3. Generalexercising 8.Golf

4. Biking   9.Swimming

5. Jogging  10.Tennis

	- Thetoptenrecreationalactivitiesformalesare:

1. Golf   6.Liftingweights

2. Basketball  7.Football

3. Walking  8.Hiking

4. Jogging  9.Fishing

5. Biking   10.Hunting

	- Whilemenandwomenshareadesireforsixofthetoptenrecreationalactivitieslistedabove,

withina90-daytimespan,menclaimtoparticipateintheirfavoriteactivitiesmoreoftenthan

women.

MWCD:  Population by Gender

Figure 4 Population by Gender 
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	- Withmorewomennotonlycomprisingalargerportionofthegeneralpopulaceduringthe

maturestagesofthelifecycle,butalsoparticipatinginrecreationalactivitiesfurtherinto

adulthood,arelativelynewmarkethasevolvedoverthelasttwodecades.Thismature

femaledemographicisoptingforlessteam-orientedactivitiesthatdominatethefemaleyouth

recreationalenvironmentandinsteadisshiftingmoretowardsadiverseselectionofindividual

participantactivities,asevidentinthetoptenrecreationalactivitiesmentionedabove.			

•	 Race	and	Ethnicity
	- Fromaracestandpoint,the

serviceareahasalimited

diverselandscape.The

diversityinthecommunityis

projectedtostaythesame

through2025.SeeFigure5.

	- Aslightshift,andonethat

willhaveabearingonthe

natureofrecreationofferings

intheservicearea,is

witnessedinthechangein

ethnicities.Thenumberofthosebeing

classifiedashavingHispanic/Latino

originofanyraceisexpectedtomorethan

doublefrom2000to2025.Thissegmentis

expectedtoincreasefrom2,994individuals

in2000to6,589by2025.SeeFigure6.

•	 Participation	Trends	by	Race/Ethnicity
	- UtilizingtheEthnicityStudyperformedin

2005byAmericanSportsData,Inc.,a

nationalleaderinsportsandfitnesstrends,

participationratesamongrecreationaland

sportingactivitieswereanalyzedandapplied

toeachrace/ethnicgroup.

	- TheWhiteAlonepopulation,asawhole,

participatesinawiderangeofactivities,

includingbothteamandindividualsportsofaland-andwater-basedvariety;however,theWhite

Alonepopulacehasanaffinityforoutdoornon-traditionalsports.

MWCD:  Population by Race

Figure 5 Population by Race

MWCD:  % of Individuals of  
Hispanic/Latino Origin

Figure 6 Percentage of Individuals of Hispanic/Latino Origin
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	- EthnicminoritygroupsintheUnitedStatesarestronglyregionalizedandurbanized,withthe

exceptionofNativeAmericans,andthesetrendsareprojectedtocontinue.Differentethnic

groupshavedifferentneedswhenitcomestorecreationalactivities.Ethnicminoritygroups,

alongwithGenerationsXandY,arecominginever-greatercontactwithCaucasianmiddle

classbabyboomerswithdifferentrecreationalhabitsandpreferences.Thiscanbeasensitive

subjectsincemanybabyboomersarethelastdemographictohavegraduatedhighschool

insegregatedenvironments,andthegenerationalgapmagnifiesnumerousidealsandvalues

differencestowhichmanybabyboomersareaccustomed.Thistrendisprojectedtoincrease

asmorebabyboomersbegintoretireandasboththeminorityandyouthpopulationscontinue

toincrease.

	- HispanicandLatinoAmericanshavestrongculturalandcommunitytraditions,withanemphasis

placedontheextendedfamilygathering.Whenusingrecreationalfacilities,manytimesthis

groupgathersinlargegroupswheremultipleactivitiesaregearedtowardallagesegmentsof

theparticipatinggroup.Largegrouppavilionswithpicnickingamenitiesandmulti-purposefields

areintegralinthecommunalpastimesharedbymanyHispanics.

	- TheBlackAlonepopulationhashistoricallybeenanethnicgroupthatparticipatesinactive

teamsports,mostnotablyfootball,basketball,andbaseball.TheAfrican-Americanpopulace

exhibitsastrongsenseofneighborhoodandlocalcommunitythroughlargespecialeventsand

gatheringswithextendedfamilyandfriends,includingfamilyreunions.Outdoor-andwater-

basedactivities,suchashiking,waterskiing,rafting,andmountainbiking,arenotmuchofa

factorintheparticipatoryrecreationalactivities.

	- TheAsianpopulationisaverydifferentanddistinctethnicgroupcomparedwiththethreemain

groupsintheU.S.:Caucasian,African-American,andHispanic.TheAsianpopulationhassome

similaritiestotheHispanicpopulation,butmanyseemtoshyawayfromtraditionalteamsports

aswellasoutdoor,andwater-basedactivities.

•	 Households	and	Income
	- Theservicearea’sincomecharacteristicsdemonstraterapidgrowthtrends.Themedian

householdincomewas$34,609in2000and$42,936in2010,andisprojectedtogrowto

$59,567by2025.Themedianhouseholdincomerepresentstheearningsofallpersonsage

16yearsorolderlivingtogetherinahousingunit.Thepercapitaincome,isalsoprojectedto

increasefrom$17,166in2000and$20,893in2010,to$26,961by2025.SeeFigure7onthe

followingpage.AsseeninFigure8onthenextpage,theservicearea’smedianhouseholdand

percapitaincomesareconsiderablylowerthanStateandNationalaverages.ForMWCD,itwill

beimportanttoprovideofferingsfocusedonavalueproposition,whileofferingqualityproducts

withexceptionalcustomerservice.
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2.2.2 RECREATION TRENDS IN AMERICA

OVERVIEW
•	 Our	understanding	of	outdoor	recreation	trends	

in	America	has	evolved	significantly	over	the	
past	four	decades	since	the	first	national	survey	
was	conducted	in	1960	by	the	congressionally	
created	Outdoor	Recreation	Resources	Review	
Commission	(ORRRC).	Since	that	time,	a	long	
series	of	statistics	has	been	gathered	through	
seven	iterations	of	the	National	Survey	on	
Recreation	and	the	Environment	(NSRE),	which	
identifies	notable	trends	in	participation	and	the	
evolution	of	new	forms	of	recreation	activities	
enjoyed	by	Americans.	The	most	recent	of	
these	updated	reports	was	conducted	by	the	
NSRE	in	2003-2004.	Participation	in	37	outdoor	
recreational	activities	was	evaluated	in	this	study.	1			

MWCD:  Household Income Characteristics

Figure 7 Household Income Characteristics

MWCD:  Comparative
Income Characteristics

Figure 8 Comparative Income Characteristics

1.		United	States	Department	of	Agriculture,	U.S.	Forest	Service.	National Survey of Recreation and the Environment.	2003-2004.
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•	 The	activities	NSRE	studied	with	great	relevance	to	the	MWCD	community	interests	
are	presented	in	the	table	below.		Participation	is	measured	in	millions	of	people	and	
percentage	of	total	U.S.	population.

•	 Supporting	these	statistics	are	the	findings	from	the	recently	completed	Outdoor	Recreation	
Participation	Report	2011,	conducted	by	the	Outdoor	Industry	Foundation.		During	January	
and	February	2011,	a	total	of	38,742	online	interviews	were	carried	out,	with	a	nationwide	
sample	of	individuals	and	households	from	the	U.S.	Online	Panel	operated	by	Synovate.		
Synovate	is	an	international	research	firm.	A	total	of	15,086	individual	and	23,656	
household	surveys	were	completed.	The	total	panel	has	more	than	1,000,000	members	
and	is	maintained	to	be	representative	of	the	U.S.	population.		

•	 Oversampling	of	ethnic	groups	took	place	to	boost	response	from	typically	under-
responding	groups.	A	weighting	technique	was	used	to	balance	the	data	to	reflect	the	total	
U.S.	population	aged	six	and	above.	The	following	variables	were	analyzed:	gender,	age,	
income,	household	size,	region,	and	population	density.		The	total	population	figure	used	
was	283,743,000	people	aged	6	and	
above.	The	report	details	participation	
among	all	Americans,	youth,	young	
adults,	and	adults.

•	 From	these	results,	a	current	
and	accurate	picture	of	outdoor	
recreation	participation	trends	can	
be	ascertained.		Below	are	some	of	
the	key	findings	associated	with	this	
report.	2	

Activity Participation
(millions)

Percentage of
Population

Trail, Street, or Road Activities 188.2 88.3

Traditional Social Activities 171.8 80.6

Outdoor Team Sports 48.4 22.7

Swimming Activities 130.6 61.3

Outdoor Adventure Activities 118.7 55.7

Photo Courtesy of MWCD2.		Outdoor	Industry	Foundation.	Outdoor Recreation Participation 

Study: 2011,	12th	Edition.	Boulder,	Colorado,	2011.
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PARTICIPATION IN OUTDOOR, NATURE-
BASED ACTIVITIES
•	 An	interesting	note	for	many	public	park	

and	recreation	agencies	whose	facilities	
and	programs	are	heavily	geared	for	
traditional	and	team	sports:	The	largest	
areas	of	overall	participation	and	growth	in	
participation	are	in	outdoor,	non-traditional	
sports	and	activities.		An	example	of	
this	is	the	finding	that	participation	in	
traditional	triathlon,	boardsailing/windsurfing,	and	non-traditional	triathlon	increased	by	
64%,	43%,	and	39%,	respectively	from	2009	to	2010.	Other	noticeable	increases	are	
whitewater	kayaking	(35%),	BMX	biking	(31%),	and	adventure	racing	(23%).	Please	note	
that	participation	in	stand-up	paddling	is	a	new	and	upcoming	outdoor	recreational	activity	
that	has	been	tracked	since	2010.		

•	 A	graph	of	participation	in	the	most	popular	indoor	recreation,	team	sports,	and	outdoor	recreation	
activities	in	2010	is	provided	below.		Please	note	that	team	sports	participation	in	baseball,	volleyball,	
soccer,	football,	and	basketball	is	considerably	less	than	both	indoor	and	outdoor	recreation.	3	

Figure 9 American Participation in the Most Popular Outdoor and Indoor Recreation Activities (2010)

Photo Courtesy of MWCD

3.		Outdoor	Industry	Foundation.	Outdoor Recreation Participation Study: 2011,	12th	Edition.	Boulder,	Colorado,	2011.
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•	 The	graphs	below	detail	the	lifecycle	participation	in	recreational	pursuits	by	female	and	
male	participants,	as	identified	in	the	Outdoor	Industry	Foundation’s	2010	Participation	
Study.		These	trends	can	help	determine	which	areas	of	focus	and	categories	of	
recreational	activities	are	going	to	appeal	best	to	different	age	segments	by	gender	among	
residents	of	the	service	area.	4	

PARTICIPATION TRENDS BY AGE
•	 The	Outdoor	Industry	

Association	identifies	
two	major	generational	
categories	in	the	U.S.:	Baby	
Boomers	(born	between	
1946	and	1964)	and	
Millennials	(born	between	
1978	and	2003).		These	two	
generational	cohorts	have	
distinct	differences	in	their	
preferences	for	an	active	lifestyle.	

•	 Baby	boomers	have	
shed	the	image	of	the	
relaxed,	sedentary	lifestyle	
of	generations	past	to	
pursue	a	more	active	form	
of	“retirement”.	Many	
boomers	continue	the	active	
and	healthy	lifestyle	they	
converted	to	in	midlife,	as	
evidenced	by	the	increasing	
number	of	seniors	who	participate	in	the	fitness	industry.			Scott	Parmelee,	publisher	of	
Outside	magazine,	describes	a	boomer	as	a	“hybrid	person”	who	enjoys	“less	strenuous”	
activities,	while	still	connecting	with	nature	and	the	outdoors.	5			

•	 While	many	boomers	use	outdoor	experiences	for	personal	growth,	the	millennials	seek	the	
thrill.	Millennials	pioneered	adventure	and	extreme	sports	and	have	been	most	responsible	
for	the	decline	in	the	traditional	“bat	and	ball”	sports	leagues	targeting	young	adults.	They	
elect	less	structured	activities	such	as	skateboarding,	rock	climbing,	and	mountain	biking	in	
place	of	organized	youth	activities	like	baseball,	football,	and	soccer.	

Participation Lifecycle:  Females

Participation Lifecycle:  Males

Figure 10 Participation Lifecycle of Females

Figure 11 Participation Lifecycle of Males

4.		Outdoor	Industry	Foundation.	Outdoor Recreation Participation Study: 2011,	12th	Edition.	Boulder,	Colorado,	2011.

5.		Outdoor	Industry	Association.	State of Industry Report: 2006.	Boulder,	Colorado.	2006.
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•	 In	recent	years,	the	Outdoor	Industry	Foundation	(OIF),	a	501(c)(3)	organization	chartered	
to	research	trends	and	support	growth	of	the	outdoor	industry,	has	produced	annual	
reports	on	the	state	of	the	industry	and	outdoor	recreation	participation.	In	early	2007,	OIF	
surveyed	60,169	households	from	a	representative	sample	that	reflects	the	demographic	
and	socio-economic	composition	of	the	United	States	to	determine	the	highlights	of	current	
outdoor	recreation	trends	in	America.	Results	from	this	survey	were	published	as	The	Next	
Generation	of	Outdoor	Participants	–	2005/2006	by	the	OIF	in	late	2007.

•	 This	report	finds	that	participation	in	outdoor	activities	at	least	once	per	year	drops	off	
dramatically	with	age.	Seventy-nine	percent	(79%)	of	respondents	aged	6	–	12	years	
reported	participating	at	least	once	in	one	of	the	35	outdoor	recreation	activities	polled,	
while	only	34%	of	respondents	aged	65	years	and	older	reported	the	same	level	of	
participation.		This	is	illustrated	in	Figure	12.	6					

•	 Americans	are	exposed	to	and	
participate	in	outdoor	recreation	
activities	considerably	more	
when	they	are	younger;	therefore,	
it	is	critical	to	understand	the	
preferences	of	our	young	
recreationists	to	stay	aligned	with	
evolving	trends.		The	top	five	
outdoor	recreation	activities	(by	
frequency	of	outings	in	2008	and	
in	2010)	of	Americans	aged	6	to	
24	years	are	detailed	in	the	table	
on	the	following	page.		Note	the	
general	consistency	over	the	
two-year	period.

•	 The	table	on	the	following	page	details	the	participation	in	the	top	five	outdoor	recreation	
activities	in	2010	for	all	Americans	age	6	and	older.	7

•	 On	the	older	end	of	the	age	spectrum,	active	retirees	are	one	of	the	largest	emerging	
markets	for	the	recreation	and	tourism	industry.	Retirees	aged	65	years	and	older	remain	
active	in	many	activities	well	into	their	senior	years.	Just	under	35	million	Americans,	or	
about	one	of	every	eight	persons	(12.4%),	were	65	years	or	older	at	the	time	of	the	2000	
Census.		More	than	90%	of	these	older	Americans	are	retired;	almost	all	are	retired	by	age	
75.	

Outdoor Participation

Figure 12 Outdoor Participation

6.		Outdoor	Industry	Foundation.	The Next Generation of Outdoor Participants – 2005/2006.	Boulder,	Colorado.	2007.

7.		Outdoor	Industry	Foundation.	2009 Participation Study.	Boulder,	Colorado.	2009.



MWCD Master Plan Report

PLANNING CONTEXT

20

•	 For	purposes	of	this	study,	retirees	were	divided	into	three	age	groups,	65	to	74,	75	to	
84,	and	85	and	above.	Data	was	gathered	from	the	National	Survey	on	Recreation	and	
the	Environment	(NSRE).	Across	all	the	activities	surveyed,	with	the	only	exception	being	
gardening	or	landscaping	for	pleasure,	the	percentage	of	retirees	who	participate	in	an	
activity	is	less	for	persons	aged	65	and	older	than	for	those	under	age	65.	With	a	few	
exceptions	among	activities,	participation	percentage	falls	from	age	65	to	age	85	and	
above.	For	the	more	passive	activities	(e.g.,	such	as	walking,	family	gatherings	outdoors,	
sightseeing	and	viewing/photographing	wildlife	and	flowers),	the	decrease	with	age	is	
gradual.	For	the	more	physically	demanding	activities	(e.g.,	such	as	swimming,	hiking	and	
mountain	biking),	the	decrease	in	the	percentage	participating	sharply	increases	with	age.		
However,	some	percentage	of	even	the	oldest	retirees	participate	across	most	activities,	
regardless	of	the	physical	demands	of	the	activity.	

•	 Although	age	does	play	a	role	in	the	ability	to	participate	in	all	activities,	11	activities	
surveyed	by	NSRE	remain	popular	among	aging	Americans	over	65	years	of	age:	10		

Top Five Outdoor Recreation Activities in 
2008 8

Top Five Outdoor Recreation Activities in 
2010 9

1.  Bicycling 1.  Running/Jogging/Trail Running

2.  Running/Jogging/Trail Running 2.  Bicycling

3.  Skateboarding 3.  Skateboarding

4.  Fishing 4.  Bird Watching

5.  Car and Backyard Camping 5.  Hunting

Activity % of America Total Participants

Running/Jogging/Trail Running 18% 50.2 million

Freshwater/Salt Water and Fly Fishing 16% 45.4 million

Road Biking/Mountain Biking/BMX 15% 42.3 million

Car/Backyard/RV Camping 15% 42.3 million

Outdoor Adventure Activities 11% 32.4 million

8.				Outdoor	Industry	Foundation.	2011 Participation Study.	Boulder,	Colorado.	2011.
9.				Outdoor	Industry	Foundation.	2011 Participation Study.	Boulder,	Colorado.	2011.

10.		United	States	Department	of	Agriculture,	U.S.	Forest	Service.	National Survey of Recreation and the Environment. 2003-2004.
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	- Walkingforpleasure,

	- Familygatherings,

	- Gardeningandlandscapingforpleasure,

	- Viewing/photographingnaturalscenery,

	- Visitingnaturecenters,etc.,

	- Drivingforpleasure,

	- Picnicking,

	- Sightseeing,

	- Visitinghistoricsites,

	- Viewing/photographingotherwildlife,and

	- Viewing/photographingwildflowers,trees,etc.

•	 As	the	retiree	population	grows	in	future	years,	accessible	opportunities	to	these	popular	
activities	by	active,	older	adults	should	be	accommodated.

NATIONAL CAMPING TRENDS
Camping	popularity	is	on	the	rise	due	to	its	flexibility	and	affordability.		
•	 Camping	has	evolved	to	accommodate	any	lifestyle,	and	bring	any	type	of	outdoor	

experience	to	campers.		

•	 Camping	is	also	seen	as	a	“Gateway”	activity	to	other	outdoor	recreation	activities	and	
remains	to	be	the	most	influential	activity	in	the	outdoor	recreational	experience.		

The	following	statistics	are	the	findings	from	the	recently	completed	2012	American	Camper	
Report,	conducted	by	the	partnership	of	Outdoor	Industry	Foundation,	Coleman,	and	KOA.		
During	January	and	February	2012,	a	total	of	38,172	interviews	were	carried	out	with	a	
nationwide	sample	of	individuals	and	households	from	the	U.S.	Online	Panel	operated	by	
Synovate.	A	total	of	15,086	individual	and	23,656	household	surveys	were	completed.	The	
total	panel	has	more	than	1,000,000	members	and	is	maintained	to	be	representative	of	the	
U.S.	population.		To	learn	more	in-depth	information	about	campers	and	their	behaviors,	an	
additional	883	individuals	were	also	interviewed.		

The	following	chart	depicts	demographics	for	camping	participants.		The	demographics	break	
down	into	gender,	age	segment,	income,	education	and	race.		

Over	40%	of	campers	have	an	income	of	$75,000	or	more.		Also,	nearly	60%	of	campers	have	
at	least	some	college	education.		White	or	Caucasian	campers	make	up	84%	of	campers.			
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Many	researchers	
believe	that	the	55+	
age	segment	campers	
will	begin	to	rise	
dramatically	as	more	
baby	boomers	retire.		
The	boomers	grew	
up	at	the	height	of	the	
Boy	Scout	movement,	
so	the	boomers	have	
a	lasting	appreciation	
of	the	outdoors.		

This	generation	
is	expected	to	be	
wealthier	and	to	live	
longer,	making	them	a	
prime	target	for	a	RV	
lifestyle.		Participation	
appears	to	be	driven	
by	development	of	a	
love	for	camping	at	an	early	age	as	opposed	to	later	in	life.		Hispanic	campers	are	beginning	to	
appear	in	the	camper	profile.		Hispanic	campers	are	likely	to	take	more	camping	trips	per	year	
than	the	Caucasian	participant.		Hispanic	campers	are	very	family-oriented,	taking	advantage	
of	shelter	rentals	and	outdoor	activities	to	connect	with	family	and	friends.		Interestingly,	23%	of	
Hispanic	(18	and	older)	campers	tried	camping	for	the	first	time	in	2011;	whereas	just	over	1%	
of	all	campers	age	18	and	older	tried	camping	for	the	first	time.

TYPES OF CAMPING
•	 	There	are	many	types	of	camping	that	can	accommodate	any	style	of	camper.		With	

available	rentals	of	cabins,	yurts,	cottages,	and	furnished	teepees;	camping	is	not	only	for	
those	who	like	to	“rough	it”	or	own	an	RV.		Overwhelmingly,	tent	(66%)	is	the	preferred	type	
of	camping	for	all	campers	age	18	or	older.		Tent	camping	is	seen	as	a	gateway	to	other	
forms	of	camping.

			

MWCD:  Demographics for Camping Participants

Figure 13 Demographics for Camping Participants
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MWCD:  Types of Camping by All Campers (18+)

MWCD:  Types of Camping by Age Segments (18+)

Figure 14 Types of Camping for All Campers (18+)

Figure 15 Types of Camping by Age Segments (18+)
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ACTIVITIES
•	 	Hiking	(76%)	is	by	far	is	the	number	one	activity	that	most	like	to	participate	in	while	

camping.		Other	top	campers	activities	include:	Outdoor	Camping	(32%),	Fishing	(23%),	
Trail	Running	(20%),	Kayaking	(18%),	and	Photography	(18%).

	

•	 More	than	80%	of	all	campers	participate	in	at	least	one	outdoor	activity.		Only	16%	say	
they	camp	only.		

		
•	 Many	campgrounds	are	increasing	investments	in	water-related	attractions.		The	

campgrounds	that	are	investing	money	into	water-related	attractions	not	only	attract	
families	with	children,	but	also	give	families	an	incentive	to	stay	longer.		

		
•	 Campground	managers	are	starting	to	understand	that	families	and	children	want	a	variety	

of	activities	to	do,	including	planned	programming,	shows,	scheduled	tours	or	hikes,	and	
rental	accommodations.		With	the	addition	of	organized	events	at	campgrounds,	families	
are	staying	longer	than	just	the	weekend.		

MWCD:  Types of Activities

Figure 16 Types of Activities
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TIME TRAVELED
•	 	Campers	can	travel	from	just	a	few	minutes	away	from	their	home	to	more	than	a	day	of	

travel.		The	following	graph	shows	time	travel	for	Backyard	and	Car	Camping*,	and	RV	
Camping.		

•	 Note*:	Defined	as	participation	in	Camping	within	a	¼	mile	of	vehicle	or	home.		

•	 	70%	of	RV	campers	traveled	more	than	2	hours	to	their	campground	destination,	while	
63%	of	backyard	and	car	campers	traveled	less	than	two	hours.		

NEW TRENDS IN CAMPING
•	 	A	new	trend	in	camping	is	applying	glamour	and	luxury;	

this	new	type	of	camping	is	called	Glamping.		Glamping	
settles	nerves	for	new	campers	that	are	not	familiar	with	
camping	equipment	or	other	unwanted	features	that	
go	along	with	camping.		Glamping	combines	everyday	
comfort	for	the	campers	with	modern	furniture,	electrical	
lighting,	indoor	plumbing,	internet,	and	gourmet	meals.		

MWCD:  Time Traveled

Figure 17 Time Traveled

Figure 18 View Looking from within Tent        
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LOCAL TRENDS ANALYSIS
•	 The	following	chart	below	shows	sport	and	

leisure	market	potential	index	from	ESRI.		A	
Market	Potential	Data	(MPI)	measures	the	
probable	demand	for	a	product	or	service	in	the	
target	area.		The	MPI	shows	the	likelihood	that	
an	adult	resident	of	the	service	area	will	exhibit	
certain	consumer	behavior	when	compared	to	
the	U.S.	national	average.		The	national	average	
is	100;	therefore	numbers	below	100	represent	
a	lower	than	average	participation	rate	and	
numbers	above	100	represent	higher	than	
average	participation	rate.	The	service	area	is	
compared	to	the	national	average	in	outdoor	
recreation.

PARTICIPATION IN POWER BOATING
The	following	map,	Figure	21,		depicts	the	number	of	individuals	that	participated	in	power	
boating	by	Counties.		Darker	shaded	blocks	indicate	higher	number	of	participation.		This	can	
help	show	where	high	participation	levels	are	in	relation	to	Muskingum	Watershed	Conservancy	
District.		

Figure 19 View Looking at Tent Camp

Figure 20 Cottage

Service Area’s Participatory Trends by Activity 
- Outdoor Recreation Market Potential Index (MPI)

Participated in Archery 140

Participated in Backpacking/Hiking 75

Participated in Bicycling (Mountain) 77

Participated in Bicycling (Road) 75

Participated in Boating (Power) 95

Participated in Canoeing/Kayaking 86

Participated in Fishing (Fresh Water) 132

Participated in Horseback Riding 109
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CONSUMER SPENDING
Figure	21	depicts	the	number	of	individuals	that	participated	in	power	boating	by	Counties.		
Darker	shaded	blocks	indicate	higher	number	of	participation.		This	can	help	show	where	high	
participation	levels	are	in	relation	to	the	Muskingum	Watershed	Conservancy	District.		

CONSUMER SPENDING
The	following	maps	depict	the	2011	consumer	spending	levels	for	purchasing	camping	
equipment	(Figure	22),	purchase	of	RVs	or	Boats	(Figure	23),	and	rental	of	RVs	or	Boats	by	
Counties	(Figure	24).		Darker	shaded	blocks	indicate	higher	number	of	participation.		This	can	
help	show	where	high	participation	levels	are	in	relation	to	Muskingum	Watershed	Conservancy	
District.

Figure 21

Figure 23 Purchase of RVs and Boats

Figure 22 Camp Equipment Spending

Figure 24 Rental of RVs and Boats

Purchase of RVs and Boats
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•	 Purchase	Of	Camping	Equipment

	- Figure22depictsthe2011consumerspendinglevelsforpurchasingcampingequipment.The

fourmajormetropolitanareaswithina31/2hourdriveofMWCD–Cleveland/AkronCanton,

Columbus,PittsburghandCincinnati/Dayton–havethehighestlevelofspending.

•	 Purchase	Of	RVs	or	Boats	by	Counties

	- Figure23depictsthe2011consumerspendinglevelsforpurchasingaRVorboat.AnIndex

numberrepresentshoweachcountyiscomparedtothenationallevelofparticipation.Numbers

below100wouldrepresentalowerthanaverageparticipationrateandnumbersabove100

wouldrepresenthigherthanaverageparticipationrate.Themapshowswhichcountiesare

abovethe100indexlevel.

•	 Rental	Of	RVs	or	Boats	by	Counties

	- Figure24depictsthe2011consumerspendinglevelsforrentingaRVorboat.AnIndex

numberrepresentshoweachcountyiscomparedtothenationallevelofparticipation.Numbers

below100wouldrepresentalowerthanaverageparticipationrateandnumbersabove100

wouldrepresenthigherthanaverageparticipationrate.Themapshowswhichcountiesare

abovethe100indexlevel.

2.2.3 STAFF, MANAGEMENT, AND BOARD INPUT

GENERAL COMMENTS
•	 There	are	overall	issues	that	affect,	to	some	degree,	all	of	the	parks	and	marinas;	and	there	

are	a	number	of	issues	that	are	unique	to	specific	parks.	

•	 Staff	goals	for	the	Parks	Master	Plan	focused	on	the	overall	system:
	- Createaself-sustainingsystemthatwillimproveefficiencyandestablishMWCDparksas

destinations.

	- Improvethemixofprogramsandfacilitiestodriveattendanceandcontributetotheeconomic

growthoftheregion.

	- Makefacilityinvestmentandreinvestmentdecisionsbasedonagoodcomprehensiveplanand

anunderstandingofwhichfacilitieswillperformandbeself-sustaining.

	- Developaprioritizedlistofrecommendedimprovementsforeachparktosharewithcustomers

andtotheAdministration:

1. Providebenchmarkgoalstomakesurethatparksstayontrack;

2. Developadualgameplantoprovidebothinfrastructureandamenities;

3. Identifyareasofimprovementthatcanbeundertakenimmediately;
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4. Lookateachamenityorfacilitytoassesshowtobringitintogreateruse;

	- Planformostprojectstobebidouttocontractors;asinternalstaffmaynothavethespecific

capabilitynecessarytocompletetheidentifiedtask.Developanunderstandingofthetruecost

offacilitiesandprograms,balancedbythecontributiontorevenues,sothatsounddecisions

canbemadeonregardingfinancialsustainability.Proactivelyreviewandapplyappropriate

trends:Recognizetheservicesandfacilitiesthatneighboringrecreationalvenuesareproviding.

Understandtheimpactoftheparksonthelocalcommunity/servicearea.Worktoreceive

strongercommunitysupportfromneighboringcommunities.

	- 	StaffdesiresforthefutureoftheDistrict:
1. Providemanagerswiththeresourcestorespondtocustomerservicerequests.

2. MWCDParkswillbethepremierrecreationdestinationwithintheregion.

3. EstablishMWCDanditsparksasahouseholdnamewithintheMWCDservicearea.

PROGRAMS AND SERVICES
•	 Review	and	prioritize	programs	and	amenities	from	either	a	private	good	or	public	good	

perspective,	with	the	goal	being	to	implement	public	good	projects	first,	followed	by	private	
good	projects.	
	- Projectexamplesincludemarina(privategood),fireworks(publicgood),trail(publicgood),and

specialevents(public/privategood).

	- Customerloyaltyhasasignificantimpactonparkfacilities.Fordecades,manyboatersand

campershavebeenloyalusersofspecificparkfacilities.

	- ThoughfacilitycostefficienciesareadesiredoutcomeofthisParkMasterPlan,recommended

efficienciesshouldbebalancedwithimprovedcustomerservice.

•	 Entertainment	and	events	at	the	MWCD	parks	should	be	increased	throughout	the	system	
footprint.		Events	should	include	outdoor,	family-oriented	programs	for	children	and	adults.		
Programs	may	be	coordinated	with	existing	local	cultural	and	social	events.

•	 Customers	have	expressed	an	interest	in	expanded	boat	repair	services.	Currently,	repairs	
are	facilitated	by	a	single	technician	shared	by	Seneca	and	Piedmont	Marinas.	The	addition	
of	a	second	technician	would	enable	each	marina	to	offer	boat	repair	services;	the	addition	
of	a	service	assistant	would	facilitate	the	writing	of	service	orders	and	billing	responsibilities.	
The	suggested	additional	staff	would	increase	the	number	and	efficiency	of	those	served.			

•	 While	there	are	immediate	need,	to	gain	optimum	value	to	customers	and	return	on	
investments,	it	will	be	important	to	balance	projects	to	meet	those	needs	with	the	long-term	
perspective	of	the	Parks	Master	Plan.
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FACILITIES
•	 Deferred	Maintenance	is	an	issue.		The	first	category	for	areas	of	concern	includes	electric,	

water,	sewer,	and	roadway	infrastructure.		Further,	some	structures	are	functionally	obsolete	
and	do	not	address	the	demand.	Therefore,	the	second	category	for	areas	of	concern	
includes	restroom	and	shower	facilities;	more	are	needed	and	many	need	to	be	replaced.	

•	 With	respect	to	financial	sustainability,	several	key	amenities	should	be	considered	in	
the	parks,	including	swimming	pools,	an	activity/community	center,	additional	docking	
opportunities,	a	large	playground/adventure	play	areas,	and	edge	sports	(e.g.,	mountain	
bikes,	canoes,	Zip-line).	

•	 Trails	are	important;	MWCD	may	wish	to	expand	the	trail	system	to	create	signature	
facilities,	capture	opportunities	to	tie	into	the	larger	surrounding	system,	and	strive	to	be	
both	accessible	and	green.	It	may	be	possible	to	tie	together	the	five	lakes	east	of	I-77,	
using	both	water	and	land	trails	possibly	tied	into	the	shared	use	of	oil/gas	easements.	

•	 Greater	variety	in	the	camping	experience	is	desired,	such	as	different	levels	or	zones	of	
campground	or	bicycle/motorcycle	campgrounds.	

•	 One	issue	of	concern	is	the	cottage	area	on	the	peninsula	by	the	Atwood	Resort.	The	17	
cabins	are	currently	closed	and	out	of	use	due	to	condition	and	infrastructure	issues.	This	is	
an	important	and	valuable	parcel	of	land	that	is	not	used	to	its	optimum	potential;	the	Parks	
Master	Plan	should	define	the	potential	for	this	area,	and	prioritize	implementation	of	reuse	
activities.

	
MANAGEMENT AND OPERATIONS
•	 Local	community	relationships	are	important	and	essential	to	future	MWCD	success.

•	 Policies	need	to	be	reviewed,	updated,	and	standardized	system-wide,	including:
	- Lookatallthesplitpolicies,suchaspermanentresidentcamping(60/40split)

	- Watershutoff(winterization)November1

	- DockscomeoutOctober15,butmarinasandcampgroundsareopenuntilOctober31

	- Employeepay

	- Pricingpolicyforvariousfacilities

	- “Floodwaters”campingemergency

•	 Consider	presenting	parks	as	RV	resorts,	through	naming/branding	on	signs,	literature,	
promotional	materials,	etc.	The	change	in	terminology	can	create	a	perception	of	quality.
	- RolesandresponsibilitiesoftheParkManagersandallparkstaffneedtobeupdated.Park

Managerscurrentlywearmanyhats,areshortstaffed,andexperiencedifficultyinresponding
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tocustomerservicerequestsandmanagementresponsibilities.Staffingneedsinclude

programming,marketing,andmarinacoordination.TherearethreepartstotheMWCDseason,

requiringthreelevelsofstaffing,April1toMemorialDay,MemorialDaytoLaborDay,and

SeptembertoApril.

	- ThereareoperationsthatManagerssuggestbeconsideredforoutsourcing,suchasthe

restaurants,snowplowing,boatrepairservices,andtowingonthelake.

	- Thereisaneedfor24-hourpatrolsfrommid-Maytomid-September,includingbeachguards

and24-hourgateattendants.

	- ItwillbeimportanttolookatthemarinasasanextensionoftheMWCD.Evenifthemarinasare

privatelyoperated,thecustomerexperienceshouldbeconsistentwiththeMWCDbrand.		
1. StaffviewsallmarinasasMWCDmarinasforplanninganddecision-makingpurposes,

andseekstoencourageateamapproachwiththeprivate-sectoroperatorsofthevarious

marinas.Marinaoperatorswillbeconsideredpartners,andtreatedassuch.

2. Staffseesaneedtoestablishmarinastandardsforhoursofoperation,typesofservices

provided,andhoursofoperation.

•	 Departments	should	strive	to	work	more	closely	together	and	communicate	more	
frequently.		Park	Management	and	District	Leadership	should	more	closely	coordinate	
decisions	regarding	equipment,	facilities,	budgets,	park	schedules,	and	other	issues.
	- AdialogueisneededwiththeMWCDengineeringdepartmenttocoordinatemaintenanceroles.

Thereisinterestinregionalizingmaintenancetoachievegreaterefficiencies.

	- Itwillbeimportanttoassesshoweachparkdiffers,andcreatestandardsforeachparkbased

ontheuniquefeaturesandspecificdemographicsofeachpark.	

2.2.4 STAKEHOLDER INTERVIEWS AND FOCUS GROUPS 

Overall,	there	is	a	significant	amount	of	pride	and	sense	of	ownership	on	the	part	of	
the	stakeholders	related	to	the	MWCD	park	system.	The	experience	at	many	parks	is	
multigenerational.	Families	have	been	enjoying	the	same	facility	for	decades.	However,	there	
are	concerns	about	attracting	the	next	generation	(e.g.,	people	in	their	20s	and	30s),	to	the	
park	facilities.	In	addition,	for	all	facilities	throughout	the	park	system,	rules	and	policies	appear	
to	be	inconsistent	and	in	need	of	review	and	clarification.

PROGRAMS AND SERVICES
•	 Overall:	

	- Peoplecometotheparkstorelax,getaway,andunwindinthebeautyofthenatural

surroundings.Theparksattractpeopletoenjoytheoutdoors.Birdwatchingisontheriseat

MWCDfacilities.Inresponsetotheseactivities,thereisaneedtodevelopmorehikingand
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bicycletrails.LocalChambersofCommerceandothergroupsareinterestedinpartnering

onevents,programs,andmarketingthatenhancetheareaandsupportgrowth,resultingin

increasedrevenue.Considereventsthatattractallgenerationstodrawinthelocalcommunity

andattractthosethatdonotcurrentlyusethevariousparks.

	- Thereisastrongtraditionofchildrenandgrandchildrencomingtotheparks;manyare

fishermen,kayakers,hikers,andbirdwatchers,withhuntersinfall.

	- Marketingoftheparksshouldbeexpanded,withanincreaseduseoftheMWCDwebsiteand

othersocialmedia.WhiletheDistrictmaywishtoconsideranexpansionofsocialmediaand

otherelectronicmedia,itisimportanttorecognizethatmanycustomersdonothavee-mailor

webaccess.

•	 Atwood	Lake	Park
	- AtwoodisconsideredthepremierlakeintheDistrict,duetoitslocationandactivities.Park

stakeholdersandusersareseekinggreaterdiversityinthetypesoffacilitiesandusestobe

experiencedatthepark.Theyarealsointerestedinactivitiesthatmayextendtheusableseason

andprovideadditionalentertainmentassociatedwithlake,park,andevents.

	- Withinthepark,stakeholderspreferarelativelylowspeedlimitof25MPH.

	- AliveandFallFestivalsareimportant.TheparkcouldusetheAlivefacilitiesallyearforother

events;althoughnotconstant,butseveraleventsthroughtheyearcouldrepeatedlyattract

usersbacktothepark.

•	 Charles	Mill	Lake	Park
	- Thelakeisheavilyusedforfishingandduckhunting;duckhuntingisthemostpopularand

fishingtournamentsareheldthroughouttheyear.Manyoftheusersareretirees,mainlyfromthe

ClevelandandColumbusareas.

	- Thereisadesireforadditionalactivities,suchastheNatureGuideProgram,theHauntedIsland

BoatToursofthelake,andwinteruse(e.g.,polarbearclub,5krace,icefishing,etc.)

	- JohnnyAppleseedAmphitheaterisagreatfacility,butitisonlyusedonceayear.Witha

promoter,thefacilitymayseegreateruse.Thisfacility,ownedbyanotherentity,islocatedon

propertyleasedbyMWCD.

	- Sailingclubsusethelake,mainlyonSundays.Thereisinterestinprovidingtrainingforsailingin

thepark.

•	 Piedmont	Lake	Marina
	- SinceMWCDhastakenovertheownershipandmanagement,themarinahasimproved(e.g.,

playgroundandnewparking).

	- Thereisaneedforaknowledgeablemechanicatthemarina,butcostsandchargesmust

meetthemarket.Uponhiringamechanic,MWCDshouldaggressivelycommunicatemechanic

availability.
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	- Theparkcouldbenefitfromprogramsthatbringthecommunitytogether.Thereusedtobean

AssociationAppreciationDay,withacookoutandentertainment.

•	 Pleasant	Hill	Lake	Park
	- Highwayaccessisanimportantasset.PleasantHillLakeParkisinanareaoffourjewels;

MoheganStateForest,MohicanStatePark,MalabarStatePark,andPleasantHillLakePark.It

canbeaconduitbetweenthetwostateparks.

	- Horsecampingandhorsetrailsareanaddedattractionatthisparkwithadedicated

campgroundareasuitableforhorsehandlersandequipment

	- Theparktriestoschedulesomeeventeachweek.Competitivetraileventscanaddinterestand

attractusers.

•	 Seneca	Lake	Park
	- Thisisabeautifullake,thethirdlargestinlandlakeinOhio,andcouldbecomeadestination;

approximatelyone-thirdofthelakecannotbeusedduetoshallowdepthandstumps.

	- SummerweddingsarehostedinanareainSenecaLakeParkcalled“ThePoint,”andthereis

interestinimprovingfacilitiestogrowthisactivity.

	- Theparkshouldsupportasmanypotentialusergroupsaspossible,whilebalancinggrowthwith

conservation.

	- Specializedinstructorsareneeded.Plannedactivities,includingCivilWarre-enactmentsanda

weekendfarmersmarketcouldbeestablishedtogrowuserbase.

•	 Tappan	Lake	Park
	- Thereisinterestinrestartingmovienights;Christmaslightingonthelake,andFourthofJuly

fireworks.	
	
FACILITIES
•	 Overall:	

	- Theparksurgentlyneedinfrastructureupgradesforwater,sewer,andelectric(i.e.,minimum

50ampservicetocampsiteswiththeadditionoffullhookups).Thereisaneedformore

campsitesandgreatervarietyinsitesizestoaccommodatedifferentsizeofcampers,possibly

separatingseasonalandweekendcampers.Standardizepadsandutilities,aswellasupdated

layoutforeasierandsafermaneuveringisneeded.Mostparkshavecampsitesbelowspillway

elevation,makingthemgenerallyunsuitabletoseasonalleases.

	- Marinadocksneedimprovement,andclusterdocksshouldbeaddedinmanyparksto

consolidateshorelinedocking.

	- Thepumpoutstationsshouldalsobeimprovedtoallowformultiplesimultaneousevacuations,

andtomaneuverlargerigs.

	- Mostparksneedaddedandimprovedrestroomandshowerbuildings(e.g.,replacementofpit
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toilets)thatareADAaccessible.

	- Cottageareasaretrueneighborhoodsthatareseparatefromtheparks,manydependonthe

parkforqualityoflifeamenities.Manycottageresidentsusethevariouslakes.

	- Thereisdesireforbeachimprovements,includingcontrolofgoosedroppings,whichdiscourage

beachuse.Thereisalsoaninterestinwaterparksandpools.

	- Desiredfacilitiesincludeteambuildingareasforboyscouts,businesses,andothergroups;zip

lines,kayaking,horseshoe,bridletrails,cornhole,miniaturegolf,frisbeegolf,videogames,as

wellaspingpongandsenioractivities.

	- Thereisaneedtoimprovetheshorelinetostopcave-insanderosion.Mostlakesneeddredging

tosomedegree.Theseitemsarebeingaddressedthroughtheamendmenttotheofficialplanof

theMWCDthatwasadoptedin2005.

•	 Atwood	Lake	Park
	- Campingisexcellent,especiallyforRV’s.

	- Themarinahasthenicestfacilitiesofanylake,butmoreattractionsaredesired.

	- Theamphitheateriswelldesigned,butthelakeisnotvisiblefromtheamphitheater;thereisa

needtoopen-upviewstothewater.

•	 Charles	Mill	Lake	Park
	- Kayak,canoe,andpaddleboatuseisgrowing,andshouldbeaccommodatedinfutureplans.

	- Anewrecreation/activitycenterisplannedfortheparkat“ThePoint.”

	- Wateriscloudy,leadingtoqualityconcernsthatdiscourageswimming.

•	 Piedmont	Lake	Marina
	- Stakeholdersmissthecourtesydockatthemarinaandwouldlikeabeachclosetothemarina

andcampground.

	- Thereisadesiretoraisetheelevationofthecausewayandrampsincehighwaterrestrictsthe

area.

	- Thereisaninterestinrestroomfacilitiesfortheboatersbeach.

•	 Pleasant	Hill	Lake	Park
	- Trailopportunitiesaresignificantforhiking,biking,andhorsebackriding.

	- Thereisinterestinadditionalcampsites,cabins,andasmalllaundromat.

•	 Seneca	Lake	Park
	- Thereisaneedforawell-designedtentcampingarea.

	- Thereisaneedforagreetingcenterforthecottages/cabins,acentralorientationandgathering

centerforcampers,aswellasaconcession/activitycenter/restaurantfacility,includingananice

creamstandandsmallstore.
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•	 Seneca	Lake	Marina
	- Equipmenttohandle32’boatsisneeded,aswellasboatlauncheswidenedtoseparatesingle-

dayboatersfromweekend/summerboaters.

	- Thereisaninterestinopeningthemarinaforalongerseasonoryear-roundaspartofa

surroundingplanneddevelopment.

	- Aconsistentmechanicserviceisneededatthemarina.

•	 Tappan	Lake	Park
	- TentcampersfromtheprimitivecampsitecrowdtheshowersintheRVareas.

	- Stakeholdersdesireagoodplacefordiningoutatorverynearthepark.

	- Thereisaneedforadditionalcabins.

MANAGEMENT AND OPERATIONS
•	 Overall:	

	- Formostparks,thereisconsensusthattheStaffcares.

	- Thereisadesire,inmostparks,toincrease/improverangerpatrols.

	- CreationofaMarketingManagerpositiontofullyenhancethemarketingandpromotionalefforts

andtherebyassistinthemaximizingofrevenueisdesired.

	- Thenewdecalpolicy,adoptedin2013,appearstohaveaddressedmostboaterconcerns.

	- ParkusersexpressedastrongrelationshipwithMWCDstaff,butthereareconcernsabouta

decreaseininstitutionalknowledgeandcontinuityduetoretirementsandstaffturnover.

	- Currently,MWCDcutslargeareasofgrassineachpark,mostofwhichdoesnotgetused;

stakeholderswonderifthatisagooduseofresources.

	- Thereareconcernsaboutsafety,includingcottagebreak-ins,crowdingandmultipleusesof

roads,speedlimitenforcementanddarkcornersandblindspotsinthecampgroundareas.	

•	 Atwood	Lake	Park
	- MWCDshouldcommunicatetheParksMasterPlan,andgetpeopleinvolved.

	- Planfacilitiesandactivitiesthatenhancetheareaandencouragethegrowthinuserswhile

achievingfinancialsustainability.

•	 Charles	Mill	Lake	Park
	- MifflinTownshipwouldliketobeabigpartnerinsellingprograms;theTownshiphasagood

bulletinforcommunityeventsandaquarterlynewsletterthatcanlisteventsattheparkforlocal

users.

•	 Pleasant	Hill	Lake
	- Theunlimitedhorsepowerresultsindangerousconditionsonthelake,butboatersdefendit.It

istheonlyskiingandtubinglakeintheregion.Onlyhalfofthelakeisopentolargemotors,and
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thereisawidemixofboatsizesandtypes.

	- Boaterswanthelpkeepingbeachgoersoutofmarinafacilities,especiallyrestrooms.

	- Theparkcancapitalizeoneventsbyotherregionalorganizationsandthenearbystateparks.

	- JohnnyAppleseedAmphitheaterisanunderutilizedparkamenity.

•	 Piedmont	Lake	Marina
	- SinceMWCDtookoverthemarina,customerservicehasimproved.Itisveryimportantforthis

trendtocontinue.

1. Serviceisamajorneedatthemarina;mostcottageassociationmemberswoulduseitif

available.

2. Thereisalsoadesireforindoorwinterstorageatthemarina,withservicetopull,winterize,

store,andreturnboatstothelakeinthespring.

	- Lakemanagementisimportant;shallowareasofthelakearebecomingchokedwithlilypads

thatneedtobecontrolled.

•	 Seneca	Lake	Park
	- SenecaLakeParkisatthecenterofNobleandGuernseyCounties.Allsurrounding

governmentalentitiesworktogethertosupportthepark.Utilitiesarespreadthroughboth

counties,andwaterandsewerinfrastructureneedsattentionandimprovedcoordinationwith

surroundingcommunities.

	- CountyengineersandMWCDarereviewingroadwaysaroundparktoaddressparkaccess

duringfloodingevents.

•	 Tappan	Lake	Park
	- TheChamberisapotentialpartner.

	- Therearemanymarketingopportunitiesatthemarinatocapturenewparkusers.

GOALS FOR THE MASTER PLAN
•	 Stakeholder	goals	for	the	Parks	Master	Plan	focused	on	a	clear	Vision	Statement	to	guide	

and	evaluate	concepts,	purpose	and	values.	Stakeholders	want	a	plan	that	people	can	
embrace,	keyed	to	family,	friends,	fun,	and	fitness.	

•	 The	presentation	of	the	plan	is	important.	The	District	needs	to	communicate	the	plan,	
and	get	people	involved.	People	need	to	feel	they	can	work	together.	Communicate	with	
everyone;	make	sure	they	understand	that	they	will	be	heard.	The	process	should	start	with	
objectives,	provide	a	decision	matrix,	and	production	designs	that	fit	within	the	vision.

2.2.5 CURRENT DEFERRED MAINTENANCE	

The	Capital	Improvements	Plan	(CIP)	shared	with	the	Project	Team	by	the	MWCD	includes	a	
comprehensive	listing	of	planned	and	proposed	projects	for	Deferred	Maintenance	as	well	as	
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improvements	to	the	parks	system.		The	CIP	represents	the	initial	planning	costs	at	the	top	
level	for	internal	budgeting	purposes.		It	is	a	dynamic	document,	shared	by	multiple	groups	
within	the	MWCD,	and	as	such	the	CIP	will	continue	to	be	updated	regularly.		This	review	was	
made	from	the	October	2012	report	and	is	based	on	the	reformatted	version	that	the	Project	
Team	sent	to	the	MWCD	on	October	29,	2012.

OVERALL ASSESSMENT
•	 Early	in	the	master	planning	process,	the	assumptions	on	this	list	include	incremental	fixes	

to	the	existing	parks	and	marinas	and	not	a	planned	evolution	of	the	facilities.	Absent	a	
long	range	plan,	incremental	improvements	may	not	be	the	best	for	long	term	programming	
and	facility	development/maintenance	and	should	be	discussed	further	to	ensure	prudent	
spending.		

•	 The	CIP	contains	a	comprehensive	listing	of	the	individual	project	line	items,	and	as	a	result,	
there	are	some	confusing	entries	that	may	not	be	fully	understood	at	this	time.		Additionally,	
the	listing	is	not	prioritized,	with	little	supporting	documentation	for	the	estimated	costs.		

•	 Spending	for	marina	structures	and	docks	should	be	temporarily	restricted	until	there	is	
a	better	understanding	of	the	intended	state	of	the	existing	facilities.		Despite	customer	
desire	for	improvements,	a	review	of	current	conditions	and	potential	needs	suggests	that	
placing	more	temporary	fixes	to	a	broken	system	is	not	the	desirable	approach	and	that	the	
changes	needed	for	long	term	sustainability	may	be	much	more	extensive	than	the	current	
CIP	project	list.

•	 Utility	services	are	suspect	(old,	undersized,	and/	or	inadequate)	at	all	of	the	parks	
and	marinas.		Power,	water,	sanitary,	fuel,	and	stormwater	upgrades	seem	to	be	
underrepresented	in	the	CIP	listing.		At	Piedmont	Lake	Marina	the	fuel	system	is	in	very	
poor	shape.	Seneca	Lake	Marina’s	fuel	system	was	recently	updated	in	2012.	Renovation	
and	replacement	could	represent	large	capital	investments	with	little	change	in	the	
appearance	or	function	of	the	facilities.		However,	stakeholder	groups	say	that	upgrades	
would	be	very	much	appreciated.		

•	 Deferred	Maintenance	is	a	big	concern	at	each	park;	Staff	and	stakeholders	believe	that	
it	is	most	important	to	fix	what	the	District	has	now	and	then	build	new.	The	top	priority	
in	most	parks	is	infrastructure	(primarily	electric,	but	also	water	and	sewer).		The	second	
priority	is	restroom	and	shower	facilities;	more	are	needed	and	many	need	to	be	replaced.
	- AreviewoftheCIPrevealsseveraldeferredmaintenanceprojectsateachparkthatcanbedone

withlittleriskofthatinvestmentconflictingwiththeParksMasterPlan.Thoseprojectsarenoted

ontheannotatedversionoftheCIPincludedintheAppendix.
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	- Thereareseriousdeficienciesinpowersupplyinseveralparks(Seneca,Piedmont,Atwood,and

Tappan).Whiletheseareasmaybereconfiguredunderthelongtermplan,immediatepatches

areneededtokeeptheseareasfunctional.

	- SiteimprovementsforSenecaandPiedmontmarinas,suchasdredgingandshoreline

stabilization,maybeunderrepresentedintheCIPlisting.Thereareseriousissueswiththedepth

ofthebasinsandthestabilityoftheshoreline.Initialassessmentssuggestthatthemarina

basinsandshorelinesneedmoreimprovementsthanarelistedintheCIP.

	- Upland,thesiteconnectionsfromtheshoretothedockdonotmeetADArequirementsor

evencommondesignpractice.TheSenecalistinghassomefundsidentifiedfortheupland

improvements,butPiedmontdoesnot.

	- EliminatingcompletedprojectsfromtheCIPlistingwouldclarifyfuturecapitalinvestment

requirements.		

SITE SPECIFIC ISSUES
•	 Atwood	Lake	Park

	- AWelcomeCenterisanimmediateneed.Theparkofficeisverypoor,andnolongeradequate.

Astand-alonestructure,similartotheoneconstructedatSenecaLakePark,withgatehouse

andoffice,canbebuiltwithoutwaitingfortheplantobecompleted.Toensurecompatibility,the

brandinginitiativeunderwayconcurrentwiththemasterplanshouldfocusonthisfacility,aswell

assitingandarchitectureaddressedearlyinthemasterplanningprocess.

Atwood Lake Park 2013 CIP Projects
CIP Item Initial Estimate Comment or Recommendation
Beach Grass Road $10,000 Maintenance Work

Boat Ramp Pavement $97,000 Maintenance Work

Park (Amphitheater) Electric Panel Upgrade $9,500 Maintenance Work

Park Panel Upgrades, Areas 3 and 4 $70,000 Critical Patch Upgrades that Can Adapt to the Master Plan

Park Office Demolition $15,000 Necessary

Geotechnical for Park Roadway Slip Repair $40,000 Necessary Base Information

Ranger Boat Storage Building $87,000 Necessary; Can Adapt to the Master Plan

Welcome Center $670,000 Proceed with Design Coordinated with the Master Plan

Alive Projects $80,000 Proceed with Design Coordinated with the Master Plan

Beach Toys $14,500 Upgrades that Can Adapt to the Master Plan

Activity Center New Swing Set $4,000 Upgrades that Can Adapt to the Master Plan

Atwood Lake Park Proposed Total $1,228,000
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	- Otherrepairs(e.g.,asroadsubsidence,anaddedmaintenancebuilding,andplaygrounds)

shouldproceed.Otheritemsonthelistwillbenefitfromdelayingimplementationuntiltheplanis

completed.

•	 Charles	Mill	Lake	Park	
	- Thenewactivitycenteriscompleted.Theplanningprocessshouldincludereviewoftheplans,

sothatoverallplanningisconsistent.Relocationoftheplaygroundcanwaituntilthemasterplan

iscompleted.

	- Whilepressingneedsuggeststhatthestoragebuildingproceed,theplanningprocesscanguide

locationpriortocompletionoftheplan.

Charles Mill Lake Park 2013 CIP Projects
CIP Item Initial Estimate Comment or Recommendation
Park and Eagle Point Replace Camp Sites $34,000 Maintenance Work

Park and Eagle Point Shower Building Rehab $7,000 Maintenance Work

Park Fix Main Dump Station $9,500 Hold Pending Plan Completion to Confirm Site Location

Park Activities Building $281,000 Bidding; Plan to Coordinate with Facility

Playground Units $30,000 Hold Pending Plan Completion to Confirm Site Location

Geotechnical for Park Roadway Slip Repairs $40,000 Necessary Base Information

Charles Mill Lake Park Proposed Total $401,500

Piedmont Marina 2013 CIP Projects
CIP Item Initial Estimate Comment or Recommendation
Campground Well Upgrade $15,000 Maintenance Work

Campground WWTP Upgrade $30,000 Hold Pending Plan Completion to Determine Demand

Campground Electric Upgrade $50,000 Hold on Major Improvements Pending Plan Completion to 
Determine Campground Layout and Demand

Campground Roadway and Drainage Improvement $10,000 Maintenance Work

Building Roof / Siding Replacement $32,000 Upgrades that can Adapt to the Master Plan

Electrical Switchgear Relocation $10,000 Hold Pending Upgrade and Relocation out of Flood Zone 
Probable; Integrate with Campground Upgrade

Well Replacement $50,000 Hold Pending Plan Completion to Determine Demand

Restroom and Shower Building $150,000 Hold Pending Main Building Decision. May be able to 
Integrate with Main Building Work

Campground Dock Replacement $50,000 Integrate with Marina Work

Dock 1 Replacement $120,000 Upgrades that can Adapt to the Master Plan

Dock 7 Replacement $120,000
Hold Pending Plan Completion. Marina Work should look 
at the Wholesale Improvement of the Basin to Mitigate the 
Costs of Annual Dock Relocation

Seawall Project $162,000 Hold Pending Plan Completion. May need to Revisit as part 
of Basin Development
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•	 Piedmont	Park	and	Marina
	- ThePiedmontMarinaimprovementworkissomewhatintegratedduetothecampgrounddock

replacementbeingincludedundertheCampgroundfacilityandnotthemarina.Movingmarina

worktothemarinalineitemsmaymakesense.TheMarinaandCampgroundshouldbere-

evaluatedforappropriateimprovementstomeetuserneedsandlessenfuturemaintenance

cost.

	- Thebasinisshallowand,ifnotdredged,restrictstheoptionsforreconfiguringandimprovingthe

dockarrangement.

•	 Pleasant	Hill	Lake	Park	
	- Theadditionoftheactivitiescenterisindesignandmovingforward,alongwithchangingrooms

forthebeach.

	- Therelocationofthedumpstationisofhighimportance,andshouldproceed,withcoordination

withtheParksMasterPlanastolocationasitdevelops.

	- Replacementofthepittoiletsshouldbedeferreduntilplancompletiontoverifylocations.

Piedmont Marina 2013 CIP Projects (Continued)
CIP Item Initial Estimate Comment or Recommendation

Marina Parking Expansion $10,000 Hold Pending Plan Completion. Integrate with Site Development 
Efforts

Boat Storage Building $130,000 Hold Pending Plan Completion. Possible Integration with Service 
Building

Marina Service Building $100,000 Hold Pending Plan Completion. Possible Integration with Service 
Building

Piedmont Marina Proposed Total $934,000

Pleasant Hill Lake Park 2013 CIP Projects
CIP Item Initial Estimate Comment or Recommendation
Activities Center Awning $15,000 Necessary Upgrade, Proceeding

Activities Center Office Addition $75,000 Bidding; Plan to Coordinate with Facility

Park Campsite Amenities Replacement $34,000 Upgrades that can Adapt to the Master Plan

Pit Toilet Replacements $170,000 Proceed with Installation Coordinated with the Master Plan

Dump Station $30,000 Proceed with Design Coordinated with the Master Plan

Pleasant Hill Lake Park Proposed Total $401,500
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•	 Seneca	Lake	Park	and	Marina
	- Theexistingrestaurant/administrationstructureatSenecaMarinawasguttedbytheprevious

operatorandthebuildingisinverypoorshapeforitsintendedfunctions.Removingthebuilding

andreplacingitwithanewstructure,outoffloodplain,wouldeliminatemanyreoccurringissues

encounteredatthecurrentlocation.

	- Thecurrentdocksystemsvarydramaticallyintheirconditionandaccessibilitycompliance.For

convenience,allofthedockandabutmentimprovementswerecondensedintoonelineitemin

thefollowingtable.

Seneca Lake Park and Marina 2013 CIP Projects (Continued)
CIP Item Initial Estimate Comment or Recommendation
Bass Lane Lift $50,000 Maintenance Work

Beach Concession Stand Replacement $34,125 Design only Pending Master Plan Results

Chestnut WWTP Upgrades $40,000 Maintenance Work

Chestnut WWTP Sludge Removal $30,000 Maintenance Work

Marina Parking Lot Gravel $5,000 Maintenance Work

Marina Cove Dock Replacement $35,000 Hold Pending Plan Completion. This should be Integrated with 
Whole Marina Reallocation

Marina Point Shower Houses $500,000 Hold Pending Plan Completion. Integrate with New Administration 
Building

Marina Point Waterline Replacement $50,000

Marina Point Electrical Upgrades $35,000

Dock Improvements $160,000 Hold Pending Plan Completion. Integrate with Marina

Marina Seawall Work $200,000 Hold Pending Plan Completion. Integrate with Greater Site
Development

Park I & II Improvements $20,000 Survey Work to Proceed

New Docks $64,000 Hold Pending Plan Completion. Integrate with Marina

Boat Trailer Parking Lot Improvements $10,000 Hold Pending Plan Completion. Part of Campground Area

Beach Improvements $18,000 Hold Pending Plan Completion

Beach Trailer Parking Lot $15,000 Hold Pending Plan Completion

Service Building $100,000 Hold Pending Possible Integration with Administration Structure

Marina Bay Showers $90,000 Hold Pending Possible Integration with Administration Structure

Seneca Lake Park and Marina Proposed 
Total $1,294,000
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•	 Tappan	Lake	Park
	- Workoncabins11and12inarea3isunlikelytobeinconsistentwiththeParksMasterPlan,as

theyareaddingcampsiteamenitiesandplaygroundequipment.

2.2.6 BRANDING COORDINATION 
	
Concurrently	with	the	Parks	Master	Plan,	the	MWCD	has	initiated	a	review	and	reaffirmation	of	
its	brand.	How	the	District	touches	the	lives	of	people	in	its	region,	as	well	as	its	stewardship	
of	natural	resources	are	important	guides	to	shaping	the	programs	and	services	provided	in	its	
parks,	as	well	as	the	look	and	atmosphere	of	each	park.	Several	perspectives	of	the	Branding	
Guidelines	can	be	used	to	shape	the	programming	and	design	of	the	parks.	

•	 It	will	be	important	to	provide	a	consistent,	quality	experience	across	all	of	the	park	and	
marina	facilities,	including	facilities	operated	by	concessionaires.	Consistency	of	the	brand	
should	be	evident	in	programs	and	services;	design;	materials;	features	of	facilities,	and	
management,	including	marketing	and	promotions.

•	 Programming	and	facilities	should	focus	on	providing	fun,	safe,	and	wholesome	recreation	
in	the	context	of	a	broader	enjoyment	of	the	beauty	of	natural	resource	management.	
Natural	resources	should	be	dominant	in	the	visual	and	programmatic	theme	of	each	park	
and	the	system	as	a	whole.

•	 Design	and	physical	design	standards	should	be	based	on	the	brandmark,	typology	
and	colors,	themes	consistent	with	the	brand,	and	the	brand	guidelines.	The	Parks	

Tappan Lake Park 2013 CIP Projects
CIP Item Initial Estimate Comment or Recommendation
Culvert Replacement/Repair $220,000 Maintenance Work

CXT Water Flush Building $97,000 Maintenance Work

Marina Well Replacement $10,000 Maintenance Work

New Playgrounds $44,500 Upgrades that can Adapt to the Master Plan

Utilities Asset Management Survey $30,000 Necessary Base Information

Vacation Cabin Renovation, Design, and
Implementation $77,500 Maintenance Work

Water System SCADA $10,000 Maintenance Work

WWTP Upgrades $120,000 Maintenance Work

Beach Toys $14,500 Upgrades that can Adapt to the Master Plan

Cottage Area Improvements $779,500 Maintenance Work

Tappan Lake Park Proposed Total $1,403,500
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Master	Plan	should	consider	ways	to	incorporate	the	brand	into	facilities,	programs,	and	
communications.
	- MWCDshoulddevelopanarrayofprograms,allofwhichareconsistentwithandreinforcewhat

theDistrictstandsfor(notnecessarilyallthingstoallpeople).

	- MWCDshoulddevelopavocabularyofbuildingtypes,sitingstandards,materialsandlevelof

finishthatareuniquetothedistrictandarederivedfromtheuniquenaturalresourcesofthe

region,whilesupportingthebrand.Withinthisvocabulary,MWCDshoulddevelopanexpression

oftheoverallbuildingtypeandarchitecturalvocabularythatisuniquetoeachparkand

exemplifiesthedistinctiveresourcesandcharacterofthatpark.

	- Incorporatethebrandcolorpaletteintoparkdesigns,consideringappropriatelevelsofuseof

thepalette.

	- MWCDshoulddevelopacoloridentityforeachpark,integratedintoparkspecificdesign

guidelines,tobeusedonsignage,buildings,letterhead,andbrochures.

	- Establishopportunitiesintheparkdesignanddesignguidelinestoaccommodateandfeature

bannersandotherbrandmaterials.

	- Incorporatesignageprinciples,formats,andlocationguidelinesfrombrandingguidelinesinto

overallparkdesignstandards

	- MWCDshoulddevelopacoloridentityforeachpark,integratedintoparkspecificdesign

guidelines,tobeusedonsignage,buildings,letterhead,andbrochures.

	- Establishopportunitiesintheparkdesignanddesignguidelinestoaccommodateandfeature

bannersandotherbrandmaterials.

	- Incorporatesignageprinciples,formats,andlocationguidelinesfrombrandingguidelinesinto

overallparkdesignstandards





3.0 PARK SYSTEM OVERVIEW
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3.1 EXISTING PROGRAMS, POLICIES AND OPERATIONS

3.1.1. INTRODUCTION

The Consulting Team evaluated MWCD programs, policies, and operations as they apply to 
the parks system as a whole and to each of the 5 lake parks and 2 marinas within the MWCD’s 
system. The assessment is based on data received from and discussions with each of the Park 
Managers, District Administration, and the Board of Directors; public and user input, and on-
site review and assessment of each park and its facilities.    

  
3.1.2. MANAGEMENT STRUCTURE

The Planning Team evaluated the organizational structure for the District’s Recreation Division, 
including the six major park areas which constitute the majority of the MWCD system. The 
goal of the assessment is to determine functionality and efficiency of design so as to decrease 
duplication of effort and improve efficiency.  The existing organizational structure for the 
Executive Division is very functional as designed, and is set up to meet the various functional 
divisions under the Executive Director.  
• The Recreation Division is not operating at the same level as the Executive Branch. In the 

review of the Recreation Division, there were some key design and function flaws that 
needed to be addressed in the development of the Parks Master Plan. The Recreation 
Division operates out of a very effort based culture because of a lack of key positions to 
support the expectations of the Board of Directors and the users of the parks. 

 

Figure 1 MWCD Executive Division
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• An assessment of the critical elements of expectations of the users suggests that the 
following types of positions should be considered to achieve the desired outcomes. The 
positions that need to be filled or created are as follows:
 - FilltheexistingpositionofDeputyChiefofParksandMarinaswhichcurrentlyisbeingmanaged

bytheChiefofRecreation.Thispositionoverseesthefiveparkmanagersandthemarinas

operatedbytheDistrict.TheChiefofRecreationisdoingbothjobscurrently;however,he

cannotbeexpectedtodohisjobtothelevelexpectedalongwithperformingtheDeputyChief

ofParksandMarinasdutiesasdeterminedbytheBoardofDirectorsandtheExecutiveDirector.

 - CreateaBusinessManagerpositiontosupportbusinesspracticesinthefieldthatwillhelp

managersbecomeasefficientaspossible.Thispositionwillsupportincreasedrevenue

generationateachparktohelpoffsetoperationalcosts.Currently,standardizedbusiness

practicesareinconsistentandlimitedineachpark.Littledataiscollected.Costofservices,

bothdirectandindirect,isnotcaptured.Costbenefitanalysisofcapitalimprovementsisnot

captured.ThispositionwillprovideenormoushelptotheParkManagerstoimproveefficient

operationsandgeneraterevenue.

 - ProgramPlannersarecurrentlypart-timeseasonalstaffthatarelimitedbyavailableoperating

dollarsateachparksite.Thesepositionsneedtobeconvertedtofull-timeRecreationProgram

Planners.Personsinthesepositionswouldplananddevelopparkprogramsforpeopleofall

agesandwouldseektogeneraterevenuebacktoeachparkviaprogramregistrationsand

increasedgaterevenues.Astrongprogramplannerwillgeneratethreetimeshis/hersalaryand

benefits,onayearlybasis.Thesepositionscanalsoattractmorepeopletousetheparks.

 - AMarketingCoordinatorcanworkwiththeParkManagers,futureprogramplanners,and

theCommunicationDirectorinpromotingopportunitiesforsellingparkservices,cabins,and

campgroundspace.Thecoordinatorcanincreasevisitationtotheparksviaprogramsand

eventstobeheldinthepark.

 - AFleetManagerisnon-existentinthecurrentsystemstaffingstructure.AtonetimetheDistrict

hadafleetmanagerbut,duetobudgetconstraints,thatpositionwaseliminated.TheDistrict

hasalargeamountofequipmentthatislocatedatthesixparks,andtheEngineeringDivision

hasequipmentaswell.Thelackofproactivemanagementresultsinhoardingofequipment

andincreasedcompetitionbetweenstaffastothedistributionofequipment.Inaneffortto

becomemoreefficient,operateinabestpracticemode,andsharedistrictwide,uniquepieces

ofequipment,aFleetManagerisneeded.Eightypercent(80%)oftheDistrict’sequipmentis

locatedintheparks,whichiswhythePlanningTeamsuggeststhatthispositionbecreatedand

locatedintheparks.

 - ARapidResponseTeamshouldbeassembled.Itshouldbemadeupofskilledtechnicians

(3)whoarecapableoffixingelectrical,plumbing,andHVACissues,aswellasmakinggeneral

repairs.ThisgroupofstaffpersonswouldworkThursdaythroughMondaysothattheyare
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availableonweekendswhenthelargestnumbersofpeopleusetheparks.Thiswouldhelpthe

Districtmeetahigherlevelofcustomerservicethancurrentlyexists.

 - ALeaseandDockingManagerpositionisneededtosupporttheChiefofRecreationinleasing

campinganddockingspaceunderconsistentstandards.

3.1.3. PROGRAMS
 
ACTIVITY PROGRAMMING
Currently, activities are planned in response to the requests of current park users, or because 
the activity has historically been scheduled. In an effort to attract new park users, current 
park users would like to see an increase in planned activity at the various parks.  Campers 
expressed an interest in having a greater variety of activities and events, as they, their children 
and grandchildren would use the park with greater frequency and stay longer.  There is an 
interest in the parks having an array of experiences for all age groups. 

To attract new users and maintain the current users, the parks need to be re-envisioned as 
recreational destinations with the appropriate amenities that drive users to the parks and that 
will compel them to stay in the parks longer. This will expand opportunities to generate revenue 
for the system. 

MARKETING AND ADVERTISING
Currently the District spends very little money on marketing for parks, facilities, and program 
activities that occur in the parks. There is no marketing plan for the District nor for each of the 
parks in the system. 

The creation of a systematic, sustained marketing plan will support efforts to increase the 
number and frequency of park users.  

RECREATION STAFFING
Based on industry standards and in response to park system needs, the parks are currently 
understaffed. This makes it difficult to manage the existing operations, or add additional 
programs. 

The budget for programs at each park is less than $20,000 a year, and there is no program 
plan that has been developed for each park. Part-time staff provide some services in the park. 
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3.1.4. POLICIES AND PROCEDURES
 
EMPLOYEE POLICIES
Internal Management of employees and seasonal staff has developed employee policies that 
seem to meet the goals of good governance and of the regulatory requirements.  There is 
always room for improvement and some of the suggestions are identified herein and in the 
operations section.  
 
PLANNING AND DEVELOPMENT POLICIES
Internal Planning and CIP development is still a bit opaque to the Consulting Team; there are 
significant barriers to the planning and development policies.  

Much of the deferred maintenance and capital improvements seems based on an emergency- 
repair basis.  Further development of a comprehensive approach with oversight by a manager 
authorized to implement the planning directions may help this situation.  

CUSTOMER RELATIONS DIRECTED POLICIES
During the long development of the MWCD system, policies have been adopted to manage 
the operation of the parks and to control activities of the customers.  These policies have been 
modified multiple times, usually in response to a specific issue or problem.  

While the policies and their modifications have generally addressed those issue and problems, 
there may have been changes that now conflict with the MWCD goals and philosophies.  It 
may be appropriate to review these policies on a global basis and develop a revised set of 
policies that reflect the new attitude, needs and requirements of the system.

The District has many policies and procedures that are in direct conflict with one another for 
example: 
•  Docking guidelines establish different requirements depending on the user group. This 

causes conflicts in areas where various user groups are in close proximity to one another, 
such as at campgrounds and cottage sites. 

•  Campers are required to remove their private docks and all docking facilities for the winter, 
but cottage sites are allowed to keep docks and docking facilities year round. 

•  The District has taken the position that cottages are year round residences and campers 
are written a permit for seven months. This causes conflict with the campers who typically 
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pay for and store their camping units on their lots at the campgrounds for the winter. 

The 60/40 split needs to be revisited as a policy issue in the development of the Business Plan. 
This policy needs to be evaluated to encourage new camping opportunities that bring more 
users to the park to increase revenue to the District.

The District does not have a pricing policy that is based on direct and indirect costs and level of 
benefit received for all services provided by the District.

The District needs to explore contracting with third party providers for services that are not 
within its core function, such as towing on the lakes, snow removal above three (3) inches, and 
winterization of campgrounds.

Standards for maintenance and program services:
•  The District lacks consistent written standards for: 

 - Parkmaintenance

 - Programservices

 - Amenitycarestandardsforcottages,campgroundsandparkrelatedamenities

 - Lightingstandardsfortheparksandcampgrounds

 - Equipmentlifecyclestandardsfortheparks

 
• Currently, Park Managers approach their work a little differently based on the funds made 

available to them.   In the Business Plans, the Park Managers will have set standards for 
developing budgets. The expected outcome is to have the right person doing the right job, 
with the right skill set, for the right pay, to achieve an efficient and effective result.

  
3.1.5. OPERATIONS

ORGANIZATIONAL STRUCTURE AND CULTURE

The Board of Directors wants the parks to operate like businesses but the culture of the system 
is not set up to enable this to occur.  

The parks operate on a seven-days-per week basis while the District operates on a five-days-
per a week basis. Therefore, access to key supervisors and administrative personnel may 
not be available to respond to critical needs during the peak times of park operations (i.e., on 
weekends and holidays).
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Staffing should be based on the three distinct time frames that make up a year at the parks: 
April 1 to Memorial Day, Memorial Day to Labor Day, and September to April.  This would 
include the need for 24-hour patrol, beach staffing, 24-hour gate attendants, and on-call 
contractors.     

There is an “us vs. them” tension between the parks and the Administration, as well as 
competition between the parks for funding and programming needs. 

Various District departments do not make a consistent effort to respond to park needs. 
Removing barriers within the organization will enable the District to pursue additional revenue 
streams. 

The existing District organizational structure and culture creates unintended roadblocks. Parks 
Management is a lead function for the District and Administration, and for the most part is a 
support function. Administration should help the parks become as successful as possible.
•  Each MWCD department should be focused on providing support services that enable the 

Park Managers and their staffs to provide the best possible product for those whom they 
serve 

•  With the development of the Business Plans, the District needs to determine which 
divisions and persons are in lead or support functions for each park program. Each 
Business Plan should outline expectations and outcome measures for the departments and 
staff members responsible for each program. 

•  It is important to develop specific outcomes for each park. 

MWCD does not charge program fees on a consistent basis. A program plan that focuses on 
fee generation for each season of the year for each park could generate a much higher cost 
recovery rate on the programs provided. A program would evaluate each program based on 
the cost recovery rate and profitability.
 
STATE OF THE ART FACILITY UPGRADES
Facility upgrades should be conducted in a two-part process. 
•  The District needs to meet the needs of today’s customers, and then look to future industry 

projections (i.e. next 15 to 20 years) so that facilities and programs can be viable for future use. 
•  The Master Plan and the Business Plans for each park need to create a program strategy 

that will drive the design for the upgrades to the existing park amenities and for new future 
amenities.
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Design standards are not in place for each type of park amenity. Standards will establish the 
brand and control quality, attract new users, and expand revenue opportunities for each of the 
parks.

Campers have expressed an interest in zone camping. This could be developed as a better 
way to serve the users of the system. This should be addressed in the Master Plan, as it may 
create opportunities for efficiencies and revenue generation.

Public and staff input has identified the following new amenities to be considered:
•  Zip lines

•  Large regional playground

•  Mountain bike areas

•  Activity centers for large parks

•  Different types of camping and cottage experiences consistent with current industry 
standards

•  Water features such as swimming pools or large sprayground

COST/BENEFIT PROCESS 
Creating a cost benefit analysis for each of the capital improvements for the future will enable 
the District to determine where best to spend its future dollars. This will enable District staff and 
the Park Managers to more efficiently and effectively manage the resources at their disposal. 

The District does not have a cost of service program to track direct and indirect costs. 

STAFF DEVELOPMENT PROGRAMS
The District does not have a training program for its future managers and supervisors to ensure 
consistency of service and operations.  Most of the Park Managers have learned on the job. A 
Best Practice Agency that serves a million plus visitors at each park should have an on-going 
training program that is individually based and made a part of the staff work plan each year.

Engineering Department
•  The District should establish a separate regionalized rapid response dirt/construction/minor 

improvement crew that services only parks (reporting to Park Managers). This will minimize 
the impact that capital projects have on the District’s customers and staff alike. 
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• There are short windows of opportunity in the fall and early spring when on site 
maintenance work can be done. Currently, the District has one crew that supports all the 
departments in the District. This crew cannot effectively meet the needs in the field. The 
park system needs a Rapid Response Team that works from Thursday through Monday to 
handle electrical, plumbing, sewer and similar problems as these occur. 

3.2 FACILITIES ASSESSMENT AND CONDITION

3.2.1. INTRODUCTION
 

The existing facilities, together with the natural sites themselves, constitute the current 
physical environment of the parks. An assessment of the placement, orientation, condition and 
suitability for current and desired programs provides a basis for planning improvements and 
strategies to meet the identified customer needs. This evaluation is also critical to developing 
long term sustainable facilities and infrastructure. The evaluation is structured into overnight 
accommodations (generally campgrounds and cabins), amenities (the recreation facilities 
provided), and infrastructure (the utilities, roads and paths servicing the accommodations 
and amenities). This evaluation also helps to determine staffing needs for maintenance and 
operations, based on the maintenance required to sustain the facilities over time. 

3.2.2. SYSTEM OVERVIEW
 

There are conditions that are common to all of the parks and marinas. 

OVERNIGHT CAMPGROUNDS
• Seasonal campers are the “bread and butter” for the parks, and accommodations for 

them strongly influence current development of park facilities. MWCD parks offer 7-month 
camping, whereas the State only allows a maximum of 14 days of camping.

• Since it is preferential to have seasonal campers above the spillway elevation, many areas 
near the lakeshore are not fully developed and are used for transient campers.

• Generally, site conditions create a need to review standards, and set up new guidelines so 
that campsite lots can accommodate different sizes of campers ranging up to the larger 
campers of today. 
 - Toenhancethecampingexperience,campsitesshouldbezonedforseasonalandtransient

campers,withvariouslotsizes.

 - Standardsshoulddefinelotwidths,standardpadsizesandmaterials,infrastructure,storage
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units;andparkingforcars,trucks,andboats.

• More full hookups are needed at each park, and undersized electrical trunk line should be 
upgraded. 

• At most lakeside campgrounds, camper docks line the lake shore limiting lake access. 
Consolidating the docks into a few cluster docks will open up shoreline access.

• Most parks need additional shower houses that are handicap accessible.

CABINS
• Most cabins are old, small and supported by outdated infrastructure. Additionally, some of 

the cabins are not ADA compliant, and need major renovations or replacement.

• There is a need for a variety of cabins with several price points.

AMENITIES
• Additional walking, biking, and horse trails are desired which will serve to expand 

recreational opportunities at most parks.

• The proximity to trails outside of the parks, such as the Buckeye Trail and state park trails, 
offer opportunities to connect parks and add possible trail head or trail access to primitive 
camping in the parks.

• Geese and lack of activity opportunities detract from the quality of the beach experience at 
several of the parks.

• There is a desire for more amenities in order to add attractive activities at most parks. 
These amenities may include such items as a pool or spray park and possibly a water slide.

INFRASTRUCTURE
• Infrastructure in all parks needs updating; power is the most serious concern, followed by 

waste and dump stations.

• Increased demand for infrastructure will require major revisions to most of the systems in 
most parks.



56

MWCD Master Plan Report

PARK SYSTEM OVERVIEW

• Shoreline erosion on all lakes threatens park areas. The new seawall at Tappan Park is a 
significant improvement and a potential model for other park waterfronts, camper docks, 
and high-use waterfronts.

• Most dump stations are restrictive; several should be relocated to a common exit route and 
designed for all rigs.

3.3 OPPORTUNITIES AND CONSTRAINTS

3.3.1. INTRODUCTION
 

An integral part of the master planning process is to establish, in an unbiased manner, what 
opportunities a site has to offer. It is equally important, if not more so, to establish what 
constraints a site has that may hinder project development. The Consulting Team, acting as 
an unbiased consultant, analyzed each park/marina to produce opportunity and constraint 
analyses that are sensitive to each park. These park-specific analyses are the basis for the 
design alternatives and concepts and will play a key role when implementing projects derived 
from the master planning process as well as any subsequent project in the future.

3.3.2. SYSTEM OVERVIEW

PARKS
Constraints:
•  Access and general park constraints 

 - Signageandwayfindingareinconsistentand/ornon-existent.

 - Entrysignsarenotprominentorareinconsistent.

 - Nosenseofarrivalatparks.

 - Accessto“wilderness”islimitedatseveralfacilities.

 - ADAaccessibilityispoorthroughouttheparks.

  
• Site Development

 - Multiplestructuresarebelowspillwayelevation.

 - Sitelightingstandardsareinconsistentornon-existent.

 - Sitedrainageisnotuptocurrentstormwatermanagementstandards.

 - Electricalsuppliesareconstricted.

 - Potablewaterandsanitaryfacilitiesvaryinqualityandefficiency.

 - Moststructuresareoldandmayhaveoutlivedusefulness.

 - Shorelineerosionisaproblemthroughouttheparks.
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• Programs
 - Programandactivityavailability,aswellasvarietyforchildrenandfamiliesarelimited.

 - Thereisadesireformoreevents,suchasFourthofJulyfireworks.

 - Geeseandlackofactivityopportunitiesdetractfromthequalityofthebeachexperience.

Opportunities:
•  Access and general park opportunities

 - Parkentryandapproachdrivesaregenerallyattractive,unfoldingaprogressionofviewsleading

intoandnicelyintroducingthepark.

 - Improvingtheentryandarrivalateachparkwillreinforcethebrandandsignificantlyenhancethe

parkimageandarrivalexperience.

  
• Site Development

 - Sitereorganizationispossibleineveryparktoenhancetheexperience.

 - Wildlifeareaspresentanopportunityforalternativerecreation,suchasbikingandhikingtrails.

 - Thereisroomintheparkstoaddattractiveactivities.

 - Newgatehousescanimproveappearance,brandidentity,andcustomerservice.

  
• Programs

 - Alternativelakerecreationalopportunitieshavenotbeensignificantlyexploitedatlow

horsepowerlakes.

 - Theadditionoralterationofeventsandactivitiescanbeimplementedincrementallyandover

time.Keepwhatworksandeliminateorimprovewhatdoesnot. 

CAMPGROUNDS
Constraints:
•  The campground sites are significantly oriented to seasonal, trailer based camping.  Other 

forms of camping are treated as secondary.

 The campground site lengths, widths, orientation, materials, and available utilities do not meet 
current industry standards.
 
• The current access to the individual sites does not allow pull through of trailers.  Backing 

trailers at crowded campsite has caused accidents.
  
• Many campsites are below spillway elevation, limiting use and adding operations cost.
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• Campgrounds lack significant central gathering places. 
  
• Campground utility infrastructure is inadequate; low voltage conditions at peak times 

causes stress on equipment.
  
• Potable water locations are sometimes less than desirable.
  
• Restroom/shower buildings are limited or inadequate at some camp sites. 
  
• Control and security of “camper” docks is poor. The docks line the shoreline restricting 

access; transient boaters crowd onto seasonal slips causing conflict.
  
• The campground dump stations are often restrictive and poorly located for all modern rigs.

Opportunities:
•  Reevaluating the existing campgrounds and adjacent underutilized land may offer 

opportunities for campsite expansion and upgrading.
  
• Comprehensive utility upgrading coinciding with campground reorganizing may offer 

efficiencies.
  
• Consolidating camper docks into a few cluster docks can open up shoreline access, 

fishing, and other activities; strategic placement consolidation can help zone campsites into 
neighborhoods.

  
• There is demand for more and larger campsites; at most parks, campsites can be 

redesigned and enlarged for larger RVs and new sites developed to respond to demand. 
  
• Better defined pads, pull-through sites, and hookup instructions will improve function.

•  Zoning campsites for seasonal and transients may enhance experience.
  
• Clustering camper docks can free up shoreline along the campground for fishing and other 

activities.
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MARINAS (SENECA AND PIEDMONT)
Constraints:
•  Both marinas have similar fundamental constraints and additional constraints unique to the 

particular facility.  
 - Haphazardgrowthandpoorplacementoffacilitiesatmarinascausesinefficienciesinsite

development;anddecisionsmadedecadesagostillhavemajorimpactsonthefacilities.

 - Fundamentaltothesiteconstraintsisthelackofplanningandsitingrelativetothefloodwayand

floodplainrequirements.

•  Dock construction techniques have improved over the years, but the expectations of 
the previous operators have not.  As a result, even the most recent docks use pinned 
connections and are designed for seasonal movement.  The lack of standards for dock 
construction is a real constraint to making the systems meet the boaters’ expectations.

 
• Facilities and dockside access ways, below the flood plain, do not meet US Army Corps of 

Engineers requirements.
  
• The infrastructure and structures at both facilities are dated and in poor condition.

Opportunities:
•  The lakes are unique assets that have loyal boaters who come to these marinas year after 

year.  The lakes themselves have much reserve capacity and can support additional and 
other types of uses.  

  
• The location of the marinas and the types of lakes inhabited are unique and interesting.  

None of the existing structures has such significant site impacts that prevent relocation 
and/or replacement.

  
• The marinas are a prominent feature at the entrance to the parks; enhancements will 

significantly improve the brand representation, image, and attraction of the parks and 
marinas.
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3.4 NEEDS ASSESSMENT
 
3.4.1. INTRODUCTION

 
Needed improvements in the five parks and two marinas covered by this Parks Master Plan 
were identified and evaluated on three levels -  programmatic, operational, and physical 
facilities. To cover those three levels, information was gathered from three sources or 
perspectives:

• MWCD Staff and Administration
• The public—customers and potential customers
• Physical assessment of the facilities

The methodology combines qualitative input from stakeholders, balanced against quantitative 
data collected through a statistically valid customer survey. That input was then weighed in the 
light of a visual inspection and evaluation of the actual facilities. This process yielded a clear 
programmatic direction for each park and the MWCD Park system as a whole, as well as for 
each individual park and marina. 

3.4.2. METHODOLOGY

• Interviews, meetings, Focus Group sessions, a Customer Opinion Survey, and public 
meetings were used to collect opinions on needs, desires, concerns, and hopes for the 
parks.

• The park facilities and conditions were assessed though detailed walkthroughs of all 
facilities in the parks and marinas covered by the master plan. Assessments included 
location and general condition of the facilities, capacity and suitability for current usage, 
appearance and overall quality, and availability condition and capacity of infrastructure.

• Administrative input included the Executive Director, Chief of Recreation, Recreation 
Coordinator, Marina Supervisor, Chief Engineer, Assistant Chief Engineer, and CFO. 

• Staff input included the park and marina managers.

• Public input included key stakeholders, through workshops at each park and 
questionnaires distributed and collected at each park.
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3.4.3 PUBLIC OPINION SURVEY

OVERVIEW
• Leisure Vision conducted a Community Interest and Opinion Survey in November 2012.  

The purpose of the survey was to help determine priorities for parks, trails and recreation 
opportunities in the District.  

• The Consulting Team worked extensively with MWCD staff in the development of the survey 
questionnaire.  This work allowed the survey to be tailored to issues of strategic importance 
to effectively plan the future system.  

• The Customer Opinion survey was administered by mail and phone.  The total of 1,924 
completed surveys far exceeded the goal of 1,200.  The level of confidence is 95% with a 
margin of error of +/-2.2%. 

• Each set of data was analyzed and the responses compared to arrive at the needs, desires 
and strategies of the users and potential uses as they relate to the resources and facilities 
of each of the parks. Cross tabulating the data identified specific needs and priorities for 
each of the parks, within the overall context of systemwide priorities.  The full survey results 
are in Appendix X. 

SUMMARY OF RESULTS
• Of the households that visited MWCD parks over the past two years, 37% indicated they 

had visited Tappan Lake Park.  Other parks visited include:  Atwood Lake Park (34%), 
Pleasant Hill Lake Park (23%), Seneca Lake Park (23%), and Seneca Lake Marina (20%). 

• Of the households that visited MWCD parks over the past two years, 42% visited 1 to 5 
times.  Other park usage is as follows:  6 to 10 times (17%), 11 to 20 times (12%), 21 to 50 
times (12%), 51 to 100 times (8%), and over 100 times (9%).

• Of the households that have used or visited MWCD facilities over the past two years, 77% used 
lakes and swimming beaches.  Other facilities used include:  marinas (64%); campgrounds 
(63%); walking, hiking, and biking trails (53%); boat launch ramps (53%); and restaurants (43%).
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• Based on the sum of their top four choices, the parks and recreation facilities that households 
visit most often include:  lakes and swimming beaches (51%); walking, hiking and biking trails 
(33%); campgrounds (30%); and marinas (29%).

• Twelve percent (12%) of households that visited MWCD Parks and Recreation facilities over 
the past two years indicated that they stayed six days or longer.  Other durations of visits 
are as follows:  3 to 5 days (23%), 1 to 2 days (25%), all day (15%), 4 to 6 hours (14%), and 
less than 4 hours (11%).   

Figure 2 Visiting Households - All MWCD Parks Figure 3 How Often Households Visited MWCD Parks 

Figure 4 All Major Facilities Used by Visiting Households Figure 5 Most Visited Recreation Facilities
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• Of all the months that households visited MWCD parks, 81% visited in July.  Other months 
the parks were most frequently visited include:  June (77%), August (76%), May (63%), and 
September (63%).

• Of the households that visit MWCD parks and recreation facilities, 62% indicated there are 
2 to 4 people in their group.  Thirty percent (30%) of the groups are made up of 5 to 10 
people, while 4% consist of 11 to 20 people.  Of the remaining 4% of households that visit 
facilities, 2% are made up of 21 to 50 people and 2% are alone.

• Twenty percent (20%) of households indicated their overall quality of experience at MWCD 
Parks and Recreation facilities was “excellent,” while 42% indicated it was “above average.”  Of 
the remaining households, 35% indicated the quality was “average” and 3% “below average.”  

Figure 6 Length of Stay Figure 7 Months Households Visited MWCD Parks

Figure 8 Size of Groups Visiting MWCD Parks Figure 9 Overall Quality of Experience
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• Fifty-six percent (56%) of households indicated they learn about MWCD programs and 
activities through word of mouth.  Other ways households learn include:  visit/call a park 
(37%), fliers and/or park office (25%), MWCD website (22%), and newspaper (16%).

• Households indicated the following as some of the reasons for not using MWCD Parks 
and Recreation facilities more often:  alternative interests (22%), facilities are too far from 
residence (19%), fees are too high (18%), lack of concessions/restaurants (11%), and they 
do not know what is being offered (11%).

• Sixty-eight percent (68%) of households indicated the need for fishing areas (piers, docks, 
and shoreline).  Other amenities for which households have a need include:  short walking 
and hiking trails (1-3 miles) (64%), swimming beaches (64%), lake areas (motor boating) 
(60%), marinas (57%), boat ramps (55%), and lake areas (boating/sailing/canoeing) (55%.

• Eighty-four percent (84%) of households 
indicated that lake areas (boating /sailing/
canoeing) meet their needs by 75% or more.  
Other related amenities with similar met 
needs include:  lake areas (motor boating) 
(83%), boat ramps (78%), fishing areas (piers, 
docks, shoreline) (67%), short walking and 
hiking trails (1-3 miles) (63%), and swimming 
beaches (62%).  

Figure 10 Ways Households Learn about MWCD Figure 11 Reasons that Prevent Households from Using Facilities

Figure 12 Outdoor Areas Households have a Need For
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• Based on the sum of their top four choices, the outdoor trails/areas that households 
indicated are most important to be developed at MWCD are:  fishing areas (44%), 
swimming beaches (41%), short walking and hiking trails (1-3 miles) (35%), lake areas 
(motor boating) (35%), and boat ramps (29%).  

3.4.4. BENCHMARKING AND BEST PRACTICES

The consulting team, along with Muskingum Watershed Conservancy MWCD staff identified 
operating metrics to be benchmarked to comparable industry park and recreation systems 
nationwide. The complexity in this analysis was ensuring direct comparison through a 
methodology of statistics and ratios in order to provide comparable information as best as 
possible. The challenge was ensuring that the agencies would turn around the information in a 
short timeframe.
• It must be noted that the benchmark analysis is only an indicator based on the information 

provided. The information sought was a combination of operating metrics with budgets, 
staffing, facilities, policies, and acreages. In some instances, the information was not 
tracked or not available. The attributes considered in this benchmark study included:
 - Population/Demographics

 - SizeofSystem

 - AmenitiesOffered

• Careful attention was paid to incorporate a mix of systems that are comparable industry 
leaders and they include:
 - LowerColoradoRiverAuthority

 - StateofOhio

Figure 13 Outdoor Areas that Meet the Needs of Households Figure 14 Four Most Important Facilities to be Developed
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 - StateofWestVirginia

 - SanAntonioRiverAuthority

• Due to difference in how each system collects, maintains and reports data, variances exist. 
These variations have an impact on the per capita and percentage allocations within the 
budget and hence the overall comparison must be viewed with this in mind. Also, despite 
repeated attempts to obtain missing information, there may be some portions where the 
data provided by the benchmarked systems was incomplete.

• While it is possible that there may have been changes or updates in the data provided, in 
order to ensure consistency in data collection the original figures obtained at that time have 
been used in the benchmark. The data was gathered using the most update annual reports 
and/or business plans by each agency.

• The goal was to evaluate where MWCD is positioned among peer agencies as it applies to 
efficiency and effectiveness practices. 

COMPARABLE SYSTEMS
• Lower Colorado River Authority

 - TheLowerColoradoRiverAuthority(LCRA)isaconservationandreclamationdistrictcreatedby

theTexasLegislaturein1934.Ithasnotaxingauthorityandoperatessolelyonutilityrevenues

andfeesgeneratedfromsupplyingenergy,waterandcommunityservices.

 - LCRAsuppliescosteffectiveelectricityforCentralTexas,manageswatersuppliesandfloodsin

thelowerColoradoRiverbasin,providespublicparks,andsupportscommunitydevelopmentin

58Texascounties.

 - LCRAowns16,440acresofrecreationallandsalongtheHighlandLakesandColoradoRiver,

including44parks,naturalsciencecentersandnaturepreserves.

• State Of Ohio
 - TheDivisionofParkswascreatedasadivisionoftheOhioDepartmentofNaturalResourcesin

1949.Itsimplementationestablishedanobligationtocreate,supervise,operateandmaintaina

systemofstateparksandtopromotetheirusebythepublic.

 - Throughlandacquisitionandtransfer,theparksystemhasgrownfromtheoriginal30parksto

75stateparksin60countieswithover174,000acresoflandandwaterresources.

 - Facilitiesincludeeightresortlodges,twodininglodges,sixgolfcourses,morethan9,000

campsitesin56familycampgrounds,518cottages,36visitor/naturecenters,80swimming

beachesand18swimmingpools,188boatrampsand7,583boatdocks,463picnicareas,and
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1,167milesoftrails.

 - OhioStateParkshostabout55millionvisitorseachyear.

 - Thedivision’sprimarypurposeistoprovidefront-lineservicetothesecustomers.

 - Mostparksoffereducationalprogrammingandspecialactivitiesforvisitorsthroughseasonal

naturalistprogramsandcustomerserviceinitiatives.

• State Of West Virginia
 - TheWestVirginiaStateParksystemcameintoexistenceinthelate1920s.

 - Thesystemiscomposedof35stateparks,sevenstateforests,fivewildlifemanagementareas,

golfcourses,theGreenbrierRiverTrail,andtheNorthBendRailTrail.

 - Stateparksandstateforestsprotectwatersheds,aswellasprovidequalitywildlifehabitat,

huntingandfishingopportunities,natureprogrammingandevents,andnumerousother

environmentalbenefits.

 - StateparksandforestsserveasafoundationoftourisminWestVirginia.

• San Antonio River Authority
 - TheSanAntonioRiverAuthority(SARA)wascreatedin1937duetothevotersintheStateof

TexasrecognizingthenecessityofdevelopingandconservingtheState’swaterresources.Its

jurisdictioncovers3,658squaremiles.

 - SARAiscommittedtothepreservation,protectionandsustainabilityoftheSanAntonioRiver

Watershed.ItalsostrivestoenhancecommunityappreciationforandaccesstotheSan

AntonioRiveranditstributaries.

 - Recreationalopportunitiesincludethreenatureparks,paddlingtrails,extensivehikingandbiking

trails,andLowerBasindaytrips.

 - SARAalsoprovidesextensiveeducationalprogramsforchildrenandadultstopromote

preservation,protection,andsustainabilityoftheSanAntonioRiverandnatureingeneral.

• Muskingum Watershed Conservancy District
 - TheMuskingumWatershedConservancyDistrict(MWCD)isapoliticalsubdivisionoftheState

ofOhiocreatedin1933todevelopandimplementaplantoreducetheeffectsoffloodingand

conservewaterforbeneficialpublicuses.

 - TheMuskingumRiverWatershedisthelargestwhollycontainedwatershedinthestateofOhio,

coveringabout20%ofthestate.

 - TheMWCDmanages54,000acresofproperty,consistingof16,000acresofsurfacewater

(lakes)and38,000acresofland.

 - TheMWCDincludesfivelakeparkswithninemarinas,whereovernightcampingandcabinsare

available.
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 - Boating,swimming,fishing,hunting,hiking,andhorsebackridingareamongmanyofthe

activitiesavailabletothepublicatthelakeparks.Severaloftheparkshostvariousyouthand

organizationalcamps,attractingthousandsofvisitorseachyear. 

GENERAL COMPARISON OF SYSTEMS
• This section provides the total park acres and operational cost per resident, per acre, and 

per visitor.  

• The total budget per capita is found by taking the operational budget and dividing that by 
the total population.  San Antonio River Authority total visitors were not available.

 - MWCDandLowerColoradoRiverAuthoritybothhavesimilaroperationalbudgetandtotal

budgetpercapita.

 - StateofOhiohasthehighestamountoftotalvisitorswith51,224,756andLowerColoradoRiver

Authorityhasthelowestwith1,200,000visitors.

 - MWCDhasthesecondhighesttotalparkacres(54,550),fallingbehindtheStateofWest

Virginiawith177,133.

 - SanAntonioRiverAuthorityoperatesthemostcostperacreat$11,188.96andtheStateof

WestVirginiaoperatestheleastwith$214.75.

 - MWCDoperatesat$265.53costperacreandiscurrentlyat$2.63costpervisitor.

COMPARISON OF ANNUAL OPERATING BUDGET AND COST RECOVERY GOALS 
• This section covers two parts: the annual operating budget and sources of funding. The 

annual operating budget was based on the park service department budget. 

• Lower Colorado River Authority and San Antonio River Authority sources of funding 
are sources for the entire system.  San Antonio River Authority total revenues were not 
available. 

• MWCD has the highest cost recovery fo the park service budget.

Figure 15 General Comparison of Systems
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 - MWCDandStateofWestVirginiabothoperateat75%costrecovery

 - StateofOhiohasthelargestoperatingbudget($68million)butoperatesthelowestcost

recoveryat39%

 - LowerColoradoRiverAuthorityhasasimilaroperatingbudget($21.6million)toMWCDand

operatesat41%costrecovery

 - SanAntonioRiverAuthorityhasthesmallestoperatingbudgetat2.2million

COMPARISON OF STAFFING LEVELS
• This section shows total FTE for each park system and also breaks downs FTE per 

1,000 population and per maintained acre.  Please see notes concerning total employee 
numbers.
 - SanAntonioRiverAuthorityhasthefewestemployees(232)followedbyMWCDwith300employees.

 - LowerColoradoRiverAuthoritycurrentlyhasthemostemployeeswith1,924followedbythe

StateofWestVirginiaat1,456andtheStateofOhiowith1,342employees.

 - MWCDoperatedthemosttotalemployeesperacresat181.83followedbyStateofWest

Virginiaat121.66employeesperacre.

Figure 16 Operating Budget and Cost Recovery

Figure 17 Funding Sources
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COMPARISON OF FEES

 
COMPARISON OF KEY PROGRAMS

Figure 19 Comparison of Fees

$40

Figure 20 Comparison of Key Programs

Figure 18 Staffing Levels

Total Acres per 
Employee
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COMPARISON OF KEY ATTRACTIONS

3.4.5. SUMMARY OF SYSTEMWIDE RECOMMENDATIONS
 

Analysis of the input from the many sources, benchmarked against comparable systems 
with comparable demographics produced some clear strategies to guide MWCD in planning 
and improving its parks and marinas, systemwide. Those overall strategies suggest and are 
supported by specific recommendations for system facility development staffing and operations 
common to all parks and marinas. 

The analysis also helped MWCD derive a vision for each of its parks which, supported by a 
programmatic and design theme, lays out an action plan to create a unique destination park 
that enhances the experience of its current customers while attracting additional customers 
and activities. 
 
The Vision Strategies and Park System recommended investments structure the system 
master plan and, within it, the master plans for each park and marina.

Figure 21 Comparison of Key Attractions
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VISION STRATEGIES
• MWCD should focus on its Core Competencies, the services and facilities it is best at 

providing including, overnight accommodations, water access, and marinas. Initial focus 
should be on bringing the following facilities and related programs up to national standards:
 - RVcampgrounds,primarilyovernightaccommodations

 - Tentandprimitivecamping

 - Cabins

 - Beaches

 - Fishing

 - Boatingatbothmarinasandcampgroundboaterdocks

• Early priorities should include fixing life safety issues, improving  basic services and 
upgrading infrastructure

• Add low cost, high return amenities to support improved campgrounds and improve 
revenues

• MWCD needs to refresh the tired, old park facilities system

• Customers seek a shift in programming from adult activities to offerings for all ages

• To maintain and improve levels of service with added facilities, MWCD must add staff

• Park managers are a strength of the system; MWCD must reinforce and build on that 
strength

PARK SYSTEM RECOMMENDATIONS
• Modernize park infrastructure; upgrade utilities and roadway infrastructure

• Redevelop campgrounds, cabins and marinas to modern standards as Core Essential 
Services

• Add full hookup RV sites to increase the number of available campsites

• Create new, fresh amenities that complement Core Essential Services and appeal to a 
wider age segment
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• Expand opportunities for campground experiences by adding new, different camping 
choices

• Update, repurpose, or replace most buildings to bring them up to modern standards

• Bring facilities up to ADA Compliance

• Ramp up marketing to increase shoulder seasons activity (April, May-September, October)

• Add programs, policies, and standards to improve customer satisfaction and increase use

• Develop a strategic approach to events, signature facilities and programs to improve 
financial sustainability

• Establish an appropriate level of staffing at each park to support customer needs

• Implement a Business Plan approach to park and marina operations

3.4.6. DETAILS OF NEEDS PRIORITIES BY INPUT GROUP
 

STAFF PRIORITIES
• Develop and maintain a distinctive entrance at every park

• Design RV campgrounds with a significant number of pull-through sites designed to the 
extent possible, accommodating two small rigs or one large rig

• Retain or provide good vegetative separation between primitive campsites

• Site cabins with ample natural setting; the anticipated yield to accomplish this is one cabin 
per acre

• Construct store and lock buildings with outdoor storage convenient to campsites

• Provide Wi-Fi routers to offer wireless service to all sites

• Development standards that establish quality levels for facilities and reinforce the MWCD Brand
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STAKEHOLDER FOCUS GROUP PRIORITIES
• Install infrastructure upgrades and improvements

• Provide more full hookup campsites and separate seasonal campgrounds from transient 
campgrounds

• Build new, upgraded showers/restrooms, activity centers and supporting facilities

• Improve the beaches by adding amenities and controlling geese, the latter which is a 
problem at most beaches

• Provide Wi-Fi connections for campers in parks and GPS for visitors to help them find sites 
and facilities in the parks

• There is a need for more conveniently located courtesy docks and cluster docks

• Parks need more hiking and bicycle trails to encourage people to get outside and 
experience the park settings

• Customers seek better communication from the District, including marketing of park 
programs, activities and facilities

• There is a need for improved, new policies and rules and effective procedures to inform 
customers and enforce the rules

• Provide more experiences, programs, and activities for all ages, making the parks more 
family oriented

• Improve safety in the parks, reducing pedestrian/vehicle conflicts, controlling road speeds 
and adding lighting

• Improve shoreline protection and environmental protection for the lakes to sustain high 
water quality which is important to customers

PUBLIC OPEN HOUSES; SUMMARY OF KEY POINTS FOR EACH PARK
• Site and Facility Assessment priorities:

 - FocusonCoreCompetencies—overnightaccommodations
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 - Fixlifesafetyissues,basicservicesandinfrastructure

 - Addlowcostamenitiesinthefirstphases

 - Refreshthetiredoldsystem

 - Shiftprogrammingfromadultparkstoofferingsforallages

 - Addstaff

 - Strengthsarelakesandparkmanagers

3.4.7. VISION CONCLUSIONS AND STRATEGIES
 

• Focus on Core Competencies—overnight accommodations

• Fix life safety issues, basic services and infrastructure

• Add low cost amenities in the first phases

• Refresh the tired old system

• Shift programming from adult parks to offerings for all ages

• Add staff

• Build on park managers, who are the strong assets of each park 

• Create a landmark park program to elevate an already outstanding park district system, 
paralleling MWCD’s mission, through:
 - Environmental:Conserveandenhancethenaturalandculturalresources

 - Financial:Optimizereturnoninvestment,deferredmaintenance

 - Social/Cultural:Outreachtothecommunityforsupport,userneeds,andinterests

 
• Develop each Park to a theme that will remain attractive for several decades:

 - Atwood:  SpecialEvents/Entertainment

 - CharlesMill:  DiscoveringNature

 - Piedmont:  FishingRetreat

 - PleasantHill:  EdgeSports

 - Seneca:  WaterPark

 - Tappan:  EdgeSports
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3.5 PROGRAMS AND SERVICES PRIORITIES

3.5.1. INTRODUCTION
 

Customer needs focus on experiences and the programs and services that provide those 
experiences. Facilities are designed to accommodate the programs and services that the 
customers need and desire. Therefore it is essential to define and understand the programs 
and services that existing customers want, as well as those that the broader market wants 
as the basis for any investment in facilities. This section establishes the programmatic 
basis for a majority of planned capital improvements in the parks. The program and policy 
recommendations in this section apply to the system as a whole and are the basis for specific 
program recommendations for each of the parks and marinas.

3.5.2. THE FORMATION OF A DESTINATION PARK
 

Each of the MWCD parks and marinas is a destination park at some level. Each park should be 
programmed as a destination location.

 
COMPONENTS OF A DESTINATION LOCATION
• The components shown below are required to make a 

destination park. The longer people stay the more they feel 
a connection with the park. Core programs create energy 
in the park and drive and activate people in the park.  The 
park must have facilities and amenities with wide-age- 
segment appeal. 

• The renovation of a destination park must support, at a 
minimum, five experiences for each age segment in a 
person’s recreational life.  The age segments in a person’s 
life are as follows:
 - 2-5year-olds,6-8year-olds,9-12year-olds,13-15year

olds,16-18year-olds,19-30year-olds,31-45year-olds,46-

60year-olds,61-70year-olds,71-75year-olds,76year-olds,andolder

3.5.3. CORE PROGRAMS AND SERVICES
 
The Consultant Team formulated recommended core programs and services for MWCD Lake 
Parks based upon the following criteria and elements:

Figure 22 Destination Program Pyramid
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•  Industry best practices and emerging trends

•  Natural resources present at the site

•  Initial Phase Development Plans

These core programs and services are organized into the two major categories: Special Events 
and Outdoor Leadership.  These programs are designed to achieve the following for MWCD 
parks:
•  Increase the public engagement and appeal of MWCD parks to existing users
  
• Improve the appeal of MWCD parks to new users
  
• Create new and reliable sources of earned revenues
 
SPECIAL EVENTS
•  It is important to utilize special events and competitions at MWCD parks to revitalize 

the position of the park in the local communities, reenergize the park for users, and re-
introduce the park among its regional and national peers.  The following recommendations 
are a targeted framework for developing and delivering special events.
 - Createatleastoneeventperyearthatcentersonthehistoryoftheparkandthesignificanceof

thenaturalresourcesofthesite.

 - Createatleastoneeventperyearthatcelebratestheamenitiesassociatedwiththepark(i.e.

25thor50thanniversarycelebration,“CreatureFest,”trailsportexpo,starpartycelebration,

etc.).

 - Createatleastoneeventperyearthatcentersonart,entertainment,andmusic.

 - Createatleastoneeventperyearthatisacause-relatedevent(i.e.fundraiser,healthinitiatives,

cancerresearch,etc.).

 - Planallprogramsaminimumofsixmonthsinadvanceoftheirintendedfacilitationinorderto

allowtimeforsufficientmarketingandpromotion.  
 
OUTDOOR RECREATION AND LEADERSHIP PROGRAMS AND SERVICES
•  Develop programs that feature outdoor leadership themes.  Examples of programs include, 

but are not limited to:
 - Youthleadershipprograms:Singleandmulti-dayexperientiallearningprogramsdesignedfor

olderyouththatutilizetheoutdoorleadershipcourseandfocusonleadership,participation,and

problemsolvinginnaturalresourcescarcityandconservationissues.
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 - Adultleadershipprograms–Singleandmulti-dayexperientiallearningprogramsdesignedfor

adultsthatutilizetheoutdoorleadershipcourseandfocusesonleadership,participation,and

problemsolvinginnaturalresourcescarcityandconservationissues.

 
3.5.4. OPEN WATER SWIMMING PROGRAMS

MASTERS-SANCTIONED AMATEUR SWIM SERIES 
USA Swimming sanctioned meet for adult swimmers.  Sanctioned meets are fully insured.  A 
series is defined as a number of open water swimming competition or events that are held in 
one consecutive season or year and organized by the same individual or group that (a) are the 
same type or distance; (b) tied together by cash prizes or awards; (c) held in the same venue; 
(d) tied together through a common point system; (e) tied together through a common cause in 
particular (charitable or environmental).

EXPEDITION SWIMS 
Expedition swimming is non-competitive swimming in a natural open body of water (including 
oceans, lakes, rivers, bays and reservoirs), performed for pleasure, adventure or fitness at any 
time of the day or night. Expedition swimming is generally done with partners or teammates 
or with tour members as part of guided tours, along coastlines, in lakes, or around islands, 
although it can be done anywhere. Open water races, competitions, camps, clinics, events, 
solo channel swims or marathon relays are not considered expedition swimming

STAGED SWIM 
A staged swim is a type of solo swim, relay or race conducted over two or more consecutive 
days where the distance of the individual stages can vary on each day and the starting point 
of the subsequent stages begins at or near the same point as the finish of the previous day’s 
swim.

CHARITY SWIM 
A charity swim is an open water swimming event, relay, stage swim, or race with the primary 
goal of raising money, media attention, and awareness for a cause, individual, or non-profit 
organization, especially among individuals and non-traditional donors.

AMATEUR SWIM SERIES 
A series is defined as a number of open water swimming competition or events that are held in 
one consecutive season or year and organized by the same individual or group that (a) are the 
same type or distance; (b) tied together by cash prizes or awards; (c) held in the same venue; 
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(d) tied together through a common point system; (e) tied together through a common cause in 
particular charitable or environmental 

RELAY SWIMS
A relay swim is a non-stop swim performed by a group of swimmers who swim separately 
one after each other. The relay swimmers swim legs of anywhere from 10 to 60 minutes each, 
usually rotating in the same order. Relay swims usually refer to a marathon swim across a 
channel, lake, or bay, or in a river done by a group of swimmers ranging from 2 to 8 individuals 
escorted by a boat, pilot, and support crew. It is different from a solo swim that is performed by 
a single individual.

JUNIOR LIFEGUARD PROGRAM
Junior lifeguard programs are an extremely popular extension of the services provided by 
lifeguard agencies affiliated with USLA. With professional lifeguards as instructors, these 
programs (mostly summer) teach water safety, first aid techniques, build self-confidence, and 
help prepare interested youths for work as lifeguards. Participants learn about beach safety in a 
fun and challenging atmosphere. 

SUMMER CAMP SWIM PROGRAM 
Open water swimming camps is a generic term that refers to informal or formal clinics, 
seminars, training camps, conferences, webinars, or get-togethers where open water 
swimmers, officials, physicians, nutritionists, physiologists, and coaches discuss, train and 
learn from one another in an open water swimming environment.  

SUMMER SWIM CAMP WATER SAFETY
• Employ certified personnel
• Group swimmers by ability
• Keep groups small according to supervisor’s ability
• Advise campers of rules for water safety during swim times.
• Employ the buddy system
• Use a check-in/check out system
• Maintain safety around the swim area
• Include Instructional Swimming in your camp program
• Prepare your staff for accident response
• Keep parents informed of campers’ progress
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YEAR-ROUND PROGRAM PLAN
•  In order to strengthen existing users markets and build new ones, the following key 

strategies are recommended for core programs and services.  The recommendations that 
follow are provided as a framework through which each MWCD park can organize and 
expand its programs and services that target specific user groups.  The programs serving 
the target users’ market segments recommended in this framework should reflect the core 
areas of focus identified above – Natural Science and History, Recreation and Wellness, 
and Outdoor Leadership.

 
• Youth Services Partnership Plan: The goal of the Youth Services Partnership Plan is to 

establish relationships with key organizations serving youth in the primary and secondary 
service markets that create a captive and reliable market for MWCD parks programs and 
services. The following recommendations are a targeted framework for developing and 
delivering programs for youth service organizations.
 - Establish“working”partnershipswithyouthserviceorganizationssuchasGirlScouts,Boy

Scouts,andCampfireforconsistentandsystemprogramsinmeritadvancement,etc.

 - Establish“working”partnershipswithschoolstoprovideprogramsandservicesthatarealigned

withstateeducationstandardsandevaluationcriteriainscience,math,readingandwriting,and

socialstudies.

 - Establish“working”partnershipswithgeneralyouthgroupsthatsharecommonvalueswith

MWCDparkstoprovideprogramsandservicesthatarealignedwiththeuniquecriteriaand

focusofeachorganization.

 - Planprogramsservingyouthserviceorganizationsaminimumofsixmonthsinadvanceoftheir

intendedfacilitationinordertoallowtimeforsufficientmarketingandpromotion.

• Family Program Plan: The goal of the family program plan is to create experiences that engage 

families to participate in programs and services at MWCD parks more aggressively than the status 

quo.  This specifically is designed to increase programs targeted towards family recreation services 

to increase families participating together.  The following recommendations are a targeted framework 

for developing and delivering programs.

 - Establishaprogramplantodevelopandfacilitateprogramsandservicesthatmeetthecurrent

andemergingneedsoffamiliesincluding,butnotlimitedtowildlifeviewing,hiking,mountain

biking,camping,healthandwellness,andactionsports.

 - Identifykeymediaoutletstopromoteandmarketprogramsandservicesuniquelydesignedfor

familiesprovidedatMWCDparks(i.e.magazines,websites,etc.)

 - Improvingkid-focusedattractions(i.e.aninterpretiveplayground)shouldbeconsideredaspart

oftheInitialPlanDevelopment.
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 - Developofficialadventure/extremesportvenuesincludingamountainbikingskillcourse,and

climbingtowerpositionedinappropriatebutstrategiclocationsofthepark.

 - Planprogramsservingfamiliesaminimumofsixmonthsinadvanceoftheirintendedfacilitation

inordertoallowtimeforsufficientmarketingandpromotion.

 - Planprogramsservingpeoplewithdisabilitiesaminimumofsixmonthsinadvanceoftheir

intendedfacilitationinordertoallowtimeforsufficientmarketingandpromotion.

3.5.5. RECREATION PROGRAM STANDARDS

Recreation program standards should be developed to support a high quality efficient 
recreation program division for each MWCD lake park.  The program standards are developed 
to support core recreation services.  The standards focus on establishing what constitutes 
a quality experience, operational and cost recovery goals, marketing and communication 
standards for users to access the program or service, and performance measures to track 
desired outcomes of the program and that hold staff accountable to those standards.  

STANDARDS OF A HIGH-QUALITY EXPERIENCE 
• From these core services, the following standards should be in place to promote a high-

quality experience:  
 - Instructororprogramcoordinators’qualificationsareconsistentwithin-the-fieldexperiencein

theprogramspecialty,afterwhichtheyareresponsible.

 - Theinstructor-to-participantratiosareappropriatefortheparticipanttofeelsafeandattended

to.

 - Theprogramisprovidedintheappropriaterecreationspace,eitherindoororoutdoor,designed

forthatprogramandwhichissafeandclean.

 - Minimumandmaximumnumbersofparticipantsaresetfortheprogramorclassthatwillallow

forahigh-qualityexperience.

 - Recreationequipmentorsuppliesthatareusedbytheparticipantarehigh-quality,safe,and

appropriatefortheparticipantstouseorconsume.

 - Thelengthoftheprogramiscommensuratewiththeattentioncapabilityoftheparticipantsto

respondeffectivelyandenjoythemselvesintheactivity.

 - Appropriatesupportstafforvolunteersareinplacetohelpguideparticipantsandsupport

teachersorprogramsupervisors.

 - Staffistrainedinfirst-aidandCPR.Volunteersaretrainedinfirst-aidandCPRwhen

appropriate.

 - Afirst-aidkitisreadilyavailableandaccessibleinlessthanaminute.

 - Staffandvolunteersaretrainedincustomerserviceanddiversitytrainingtomakeallparticipants
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feelwelcomeandappreciated.

 - Customerfeedbackmethodsareinplacetoseekinputfromparticipantsontheirexpectationsof

theprogramandtheresultsoftheirexperience.Thisshouldincludepre-and/orpost-evaluations

focusgroupsortrailercalls.

 - Pricingofservicesisexplainedtoparticipantsand/orparentsonthelevelofinvestmenttheyare

makingintheprogramandthelevelthatMWCDisinvestingintheirexperience.

 - Eachinstructororprogramsupervisorwillbeprovidedatoolboxthatincludestheirclassor

programroster,withphonenumbersoremailaddresses;nametagsforparticipants;customer

evaluationsforusers;registrationforms;aprogramguide;pertinentparkinformationand

emergencyphonenumbers;thankyoucardsforparticipantsattheendoftheclass;andan

introductionsheetofwhatwilloccurintheprogramorclass,howitwillbeconducted,andwhat

outcomeswehopetoachieve.

 - Allclassorprogrampoliciesareavailabletotheinstructororprogramsupervisortoadequately

explainpoliciestotheuser.

 - Appropriaterecognitionandawardsaregivenattheendoftheprogramtoparticipantsbased

onoutcomesachievedorskillslearned.

 - Newstaff,volunteers,andcontractemployeesworkingwithchildrenwillhavebackground

checksbytheRangerstafforSheriff’sDepartment.

 - Anydisciplinaryactionstakenbyaninstructororprogramsupervisorwithaprogramparticipant

willbewrittenanddocumented.

 - Class,programcurriculum,orworkplanswillbepreparedbytheinstructorandprogram

supervisorbeforetheclassorprogrambeginsandissignedoffbytheappropriateprogramstaff

withintherecreationdivision.

 - StaffwillbedressedintheappropriateMWCDuniformthatincludesanametag.

 - Driversthattransportparticipantsmusthavetheappropriatelicense,certifications,andauthorization.

 - Equipmentorprogramspacewillbeinspectedpriortotheclassorprogram,notedbythe

instructororprogramsupervisor,andrecordeddaily,weekly,andmonthly.

 - Performancemeasurestrackedwillbesharedwithinstructorsorprogramstaffattheendof

eachsession.

 - Exitinterviewswillbeconductedwithpart-timestaffbeforetheyleaveeachseasonandnotedin

theirfileastorehireornot.

 - Aclassorprogrambudgetwillbepreparedforeachactivityandsharedwiththeinstructoror

supervisoronhowclassmoniesarespent.Finalbudgetresultswillbedocumentedattheend

oftheprogramareaandsharedwiththesupervisorormanager.

 - Allregulatoryrequirementsforprogramsarecompletedontimeandfiledaccordingtoguidelines.

 - Appropriaterequiredlicensesandcertificationssetbylawwillbereviewedandfiledbefore

programsbegin.



MWCD Parks and Recreational Facilities, Services, and Programs Master Plan
Muskingum Watershed, OH

September 2013
83

MWCD Master Plan Report

PARK SYSTEM OVERVIEW

OPERATIONAL AND COST RECOVERY GOAL STANDARDS
•  A pricing policy is in place and staff understands the philosophy behind it and how to 

communicate price to users.
  
• A full cost of accounting is created for each class or program that accurately calculates 

direct and indirect costs, and cost recovery goals are established once these numbers are 
in place.  Staff will be trained on this process.

  
• Pricing of services will be established based on cost-of-services and overlaid into programs 

or classes based on primetime and non-primetime rates, location, time, age segment, 
group, and level of exclusivity that users receive over and above use by general taxpayers.  
Staff will be trained in setting prices.  

  
• Quarterly results of program will be posted and shared with staff on those services that are 

underperforming, meeting, or exceeding the recovery goals.
  
• Mini-business plans will be created for each core program service on a yearly basis that 

evaluate the program based on meeting the outcomes desired for participants, cost 
recovery, percentage of the market and business controls, cost of service, pricing strategy 
for the next year, and marketing strategies to be implemented.  Cash collection standards 
and refund process standards should be incorporated.  This will be the basis for budget 
development.

  
• Yearly competitor and other service providers will be benchmarked, shopped, and 

evaluated for changes they are making and how they compare with the District efforts in 
their core services provided.

  
• Partnerships with core program services will be updated yearly, their level of contribution 

will be documented, and tracking performance measures will be shared with each partner.
  
• Non-core services will be evaluated yearly and reduced, eliminated, or transferred to other 

service providers reducing the impact on staff time.
  
• Maintenance and recreation staff will discuss standards for programs taking place in 

recreation amenities in MWCD parks annually. 
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MARKETING AND COMMUNICATION STANDARDS
•  Core programs, non-core programs, and facility related services will be evaluated yearly 

based on their lifecycle, position in the market place, and trend data with a strategy to 
make changes (keep the same or eliminate).

  
• Core program priorities will receive the appropriate time and space in recreation amenities 

to keep the service strong and viable.
  
• Cost-benefit criteria will be incorporated within the core services’ mini-business plan 

annually.

•  Program guides will dedicate space to core services as their primary target.  Non-core 
services which could become a core service will have a marketing strategy created and 
tested yearly.

  
• A marketing plan will be created and updated yearly for promotion of services, pricing of 

services, communication and feedback from users, age segment management, lifecycle 
management, partnerships and sponsorships, competition assessment, facility and 
program positioning, and tracking the accessibility to gain access to the system.  Pricing 
strategies for revenue centers will be developed when needed to keep them viable.

  
• A cost-of-service assessment will be completed for each guide and results of participant 

impact and cost recovery goals will be met.
  
• The marketing division will train staff on strategies targeted to increase participation, create 

more revenue or change a price to meet a cost recovery goal.
  
• Marketing staff will conduct yearly service gap assessments to support community needs.
  
• MWCD will develop a customer survey (by mail, email, or phone) every three years to gauge 

how well the system is meeting the needs of residents and what program areas need 
stronger support.

 
PERFORMANCE MEASURES
•  MWCD should consider developing the following performance measures to track desired 

outcomes and to demonstrate to key leadership the value of the investment being made in 
recreation programs.
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 - Programcapacitylevelsmetbasedontotalavailabilityandenrollmentnumberswithatarget

goalof85%.

 - Programsofferedversusprogramsheldwithatargetgoalof80%.

 - Costrecoverygoalsmetat95%forcoreservices.

 - Customersatisfactionlevelsmetat95%orgreaterinallservices.

3.6 ALTERNATIVES

3.6.1. INTRODUCTION
 

The vision and priorities developed for the MWCD park system as a whole and for each 
individual park and marina were compared to the physical opportunities and constraints of 
each site to establish the basis for master plan design alternatives. Two alternatives were 
developed for each park or marina. 
 
The initial step was to identify the natural parcelization of each park into discrete development 
zones—land use parcels—defined by characteristics such as topography, vegetation and 
clearings, lake views, and access. 
  
Each land use parcel was then evaluated and rated to prioritize its value for desired 
development program facilities and/or amenities. That value influenced the use or uses 
proposed as well as the potential revenue level that the parcel could generate. 
  
The potential capacity of each parcel for each of several uses was calculated based on 
acreage, parcel configuration topography and access, vehicular and pedestrian access to the 
parcel, and access to amenities.

3.6.2. OVERVIEW OF ALTERNATIVES
 

A key result of this analysis was designation of four levels of potential and existing RV 
campsites. Levels were determined by lake view and setting. Parcels with direct lake views will 
tend to command the highest rates for overnight accommodations; parcels farthest from the 
lake will tend to support lower rates. The hierarchy of RV sites in each park is as follows:
•  Premium: Prime lake views and generally close to shoreline (100% full hookup)

•  Standard: Distant or interrupted lake views or proximity to lake, without direct views (100% 
full hookup)
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•  Basic: Set back from the lake, with little relationship (suited to full hookups, but less than 
100% fitted)

  
• Secluded: Quiet, wooded valley setting (less than 100% full hookups)

 
• Cabin sites, primitive and tent camping sites, and kayak and beach sites were identified by 

access and suitability for each accommodation type.
 
• Each alternative tested a program of facilities and amenities and how well it could fit onto 

the park or marina site. 
 
• Given the extensive existing development and infrastructure, the concepts for most of the 

parks did not generally propose radical changes to land use. Rather, they illustrated two 
levels of development.

  
• The first alternative for each park focused on MWCD Core Competencies to bring 

what MWCD does today up to current industry standards and customer expectations. 
Improvements generally focus on three areas:
 - OvernightaccommodationsthatMWCDcurrentlyprovidesthemarinas

 - Afewrelativelylowcost,highreturn(revenueandcustomerexperience)amenitiesthatwill

supporttheupgradedaccommodationsandhelptoestablishthethemeforthepark.

 - Infrastructureimprovementsneeded,firsttomeetcurrentdemands,andsecondtosupportthe

upgradedaccommodationsandamenities.

  
• The second alternative for each site illustrated additional amenities that, when added, 

would more fully develop the theme and potential for the park
  
• The evaluation produced preferred master plan layouts for each park and marina, with 

phasing priorities, derived from both programming and operations priorities and utilization 
of the most valuable parcels of land. 
 - Foreachoftheparks,thefirstconceptoptionincludedredevelopmentofalltheexistingRV

campgroundstomodernstandards.

 - Inallcampgrounds,RVcampingisorganizedintoseparateseasonalandtransientareas,and

identifiedanddetailedaccordingtooneofthefourpricinglevels.

 - Inmostoftheparks,thefirstconceptoptionalsoincludesredevelopmentorreplacementofthe

cabinsandprimitivecampgrounds
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3.6.3. COST OPINIONS
Preliminary assessments of development costs and potential revenue were used to develop a 
cost benefit evaluation that helped to prioritize investments and finalize the concepts.

3.7 PARK SYSTEM ADA STANDARDS (GUIDELINES)

ADA TITLE II REQUIREMENTS TRANSITION
The Americans with Disabilities Act (ADA) is a comprehensive civil rights law that prohibits 
discrimination on the basis of disability. The ADA requires that newly constructed and renovated 
state and local government facilities, places of public accommodation, and commercial facilities 
be readily accessible to, and usable by, individuals with disabilities. The ADA Accessibility 
Guidelines (ADAAG) is the standard applied to buildings and facilities. Recreational Facilities, 
including outdoor developed areas, are among the facilities required to comply with the ADA.

Under the American Disabilities Act of 1990 (ADA) the Architectural & Transportation Barriers 
Compliance Board (Access Board) is entrusted with ensuring that new construction and 
alterations to facilities covered by Title II and III are readily accessible to and usable by 
individuals with disabilities. The Access Board issued the American Disabilities Act Accessible 
Guidelines (ADAAG) in 1991. ADAAG general sections (1 to 4) apply to all types of buildings 
and facilities, and special application sections (5-12) contain additional requirements for certain 
types of buildings/facilities 

Over the past few years new and altered facilities within the district have been upgraded as 
best as possible to meet these guidelines to make their new facilities and activities accessible.  
It is recommended however that a comprehensive accessibility management program 
(transition plan) be prepared for each of lake parks/marinas. As phase one improvements from 
the park master plan are implemented, most of the existing facilities will be designed to ADA 
current standards as they are either being replaced or upgraded. Incorporating accessibility into 
the phase one designs should begin early in the planning process with careful consideration of 
accessible routes.

RECREATION FACILITY/SITES GUIDELINES
The Access Board issued accessibility guidelines for newly constructed and altered 
recreation facilities in 2002. The recreation facility guidelines are a supplement to ADAAG. 
As a supplement, they must be used in conjunction with ADAAG. References to ADAAG are 
mentioned throughout this summary. Once the guidelines are adopted by the Department 
of Justice (DOJ) (last review 2009), all newly designed, constructed, and altered recreation 
facilities covered by the ADA will be required to comply.
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These guidelines establish minimum accessibility requirements for newly designed or newly 
constructed and altered park facilities. They provide specifications for elements within a facility 
to create a general level of usability for individuals with disabilities. Emphasis is placed on 
ensuring that individuals with disabilities are generally able to access the park facility and use a 
variety of elements and programs.  

In 2007, the Access Board issued a Notice of Proposed Rulemaking (NPRM) to establish 
accessibility guidelines pursuant to the Architectural Barriers Act (ABA) for camping facilities, 
picnic facilities, viewing areas, outdoor recreation access routes, trails, and beach access 
routes that are constructed or altered by or on behalf of the Federal government. 

The Access Board prepared draft-final accessibility guidelines based on the NPRM. The 
Access Board reviewed the draft-final accessibility guidelines with the program managers for 
the Federal land management agencies. (USFS, NPS etc)  The draft-final is an excellent guide 
for review and use for the District’s lake parks. 

The accessibility guidelines are prepared as a separate, self-contained document.  They are 
formatted for incorporation into the Americans with Disabilities Act and Architectural Barriers 
Act (ADA-ABA) Accessibility Guidelines. The Access Board issued the ADA-ABA Accessibility 
Guidelines in 2004 to revise and update the accessibility guidelines for buildings and facilities 
covered by the Americans with Disabilities Act and the Architectural Barriers Act.  The General 
Services Administration and the Department of Defense have adopted the relevant chapters of 
the ADA-ABA Accessibility Guidelines as enforceable standards for the Architectural Barriers 
Act.

Outdoor developed areas can contain elements and facilities such as drinking fountains, 
parking areas, campsites, restrooms, play areas, boating facilities, and fishing platforms 
that are addressed in the ADA-ABA Accessibility Guidelines.  Incorporating the accessibility 
guidelines for outdoor developed areas into the ADA-ABA Accessibility Guidelines organizes 
all the provisions necessary to make all the elements and facilities in these areas accessible in 
one document.  The Access Board is developing a separate technical assistance document, in 
cooperation with the Federal land management agencies, to accompany the final accessibility 
guidelines.  The document will explain, in an easy to use format, the provisions in the ADA-ABA 
Accessibility Guidelines that apply to outdoor developed areas.

The draft-final accessibility guidelines also amended several existing provisions of the ADA-ABA 
Accessibility Guidelines.
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The table below provided by the US Forest Service is a quick guide for navigating through the 
many standards that apply to outdoor recreation. Further detail can be found at the Access 
Board website.  http://www.access-board.gov/guidelines-and-standards
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3.8 PARK SYSTEM BUSINESS PLAN

3.8.1. OPERATIONAL ASSESSMENT
There are two basic management models utilized by public parks in modern times: the social 
management model and the business management model.  The social management model is 
where decisions are made predominantly based on the social benefit or social good that result 
in undervaluing experiences and creating a sense of entitlement. This has been the traditional 
framework for decision making in the parks and recreation industry for the last 40 years. The 
market is changing and MWCD Parks and Marinas need to address the change in how they 
manage the parks.  Consequently, decisions made in the social model context do not place 
high value on the “business” aspects of managing these public facilities and services.  For 
example, the decision to hold entry fees low is made from a social model perspective, while 
decisions to increase fees to support operational costs are made primarily from a business 
model perspective.
 
Business management model principles for public parks do not imply that facilities and 
programs should strive to make a profit or should fully adopt private-sector values for making 
decisions.  Rather, the business management model for public parks establishes financial 
outcomes and goals for appropriate areas of operations.  In proper cases, decisions made from 
a business perspective are designed to improve the financial performance and sustainability of 
the park and its operations.
 
Both a business and social context is needed for public parks and park and recreation 
commissions to responsibly make decisions in these dynamic economic times, requiring a 
strategic blend of these two models to maintain the balanced outcomes desired in the park’s 
overall performance.  
 
It is the expectation of the MWCD Board of Directors that, as the MWCD lake parks and 
marinas are developed, each location will operate under the business management model.  A 
sustainable operation will be derived from numerous revenue streams with the majority coming 
from admission fees.  A deliberate effort to develop strategic business principles is necessary 
to strengthen the ability of each MWCD park to be proactive in its pursuit to become a 
tremendous asset in the community.
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Figure 24 MWCD Recreation Division

3.8.2. MWCD - RECREATION FUNCTIONAL ORGANIZATION CHART

Recently the MWCD Board of Directors approved two new positions to advance the business 
continuity and marketing/promotional efforts for the Recreation Division, namely the Business 
Manager and Marketing Manager.   It is the Consulting Team’s recommendation that for the 
purposes of functionality, efficiency and effectiveness that these positions report directly to the 
Chief of Recreation.  Below is the recommended organizational chart depicting the functionality 
of the MWCD Recreation Division. 

3.8.3. OPERATIONS AND FINANCIAL PLAN ASSUMPTIONS

The initial development of the business plan study focused on developing a clear set of 
assumptions.  The end product focuses on determining operating costs and revenue 
streams for the improvement to MWCD park over the first five years; this included developing 
operational budgets and pricing strategies to best meet the outcomes desired while accounting 
for market factors. 
 
Schedules summarizing the expenditures and revenues, along with the notes and assumptions 
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set forth, are integral to the analysis and conclusions stated in the financial plan.  These notes 
and assumptions should be carefully read and considered when reviewing the schedules.
 
The assumptions in this study assist in understanding how the financial plan was developed 
and the strategies with which each park will be operated.  This allows for the revision of 
assumptions in the future while still maintaining the integrity of the plan by understanding 
the impact that the changes will have on the operational budget or market capture.  The 
assumptions for the site used for the development of the financial plan are as follows:
• General Expense and Revenue Assumptions

 -  Expensesareprojectedtobe100%ofprojectedcostsbeginninginthemodeledyear
“OperatingYear1”;annualincreasesofasetpercentageperyeareachyearthereafterasbased

onExpenditureandRevenueGrowthInputs.

 - Revenuesareprojectedtobe100%ofprojectedrevenuecapacitybeginninginthemodeled

year“OperatingYear1;”annualincreasesofasetpercentageperyear(ineachyearperphase

thereafter)asbasedonExpenditureandRevenueGrowthInputs.

 - Percentageofcostrecoveryisbasedontheassumedmarketparticipationandvalue/market

basedpricing.

 - Operatingandgrowthinputsarebasedonaverageincreasesperexpenditureandrevenue

category;duetothevolatilityofthehealthcareandenergysectors,highergrowthrateswere

utilizedforemployeebenefitsandutilities.

 - Ifahigherorlowerpercentageofcostrecoveryisdesired,operatingexpensesandpricingwill

beanalyzedforpotentialadjustments.

 - AllprojectionsarebasedonassumptionsandestimatesmadewithintheelectronicExcelmodel

 - Proformaassumptionsbeginningin“OperatingYear1”arebasedonmanagementandstaff

performingextensivelead-in/pre-openingmarketing,promotions,andprogrammingtailoredto

thecustomerbase.

 - Proformaprogramisbasedonaphasedinprogramofferingwhilecapturing55%ofprogram

participantsduringthebeachseason.Programswillrequiresignificantupfrontmarketingand

promotiongiventhatformalprogrammingoftheparksisnotcurrentlyofferedateachpark. 
 

• Staffing Assumptions
 - MWCDparkstaffingisadirectresultofthephasedinapproachtoimprovingeachparkandthe

requirementoftheoperatinghourstobenetrevenueneutral.Itisanticipatedthattheparkwill

havedefinedoperatinghours.

 - Astheimprovementstotheparksbecomeoperationalandeachparkreachesoperationaland

programmaticmaturity,additionalstaffpersonsmayberequired.

 - Staffingsalary/wagesarebasedoninformationprovidedbytheMWCDstaff.
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 - Inclusivebenefits,aswellaschargesrequiredformostemployeesregardlessofemployment

status(includingpayrolltaxesandfees)areincludedinthetotalstaffsalary,asaregeneral

benefits(i.e.healthinsuranceandretirement).

• Operating/Growth Input Assumptions
 - Operatingandgrowthinputsarebasedonaverageincreasesperexpenditureandrevenue

category;duetothevolatilityofthehealthcareandenergysectors,highergrowthrateswere

utilized.

 - SalariesandBenefitgrowthrateiscalculatedat3%annualgrowthduetothepotentialvolatility

oftheinsurance/pensionfundrequirements.

 - Suppliesgrowthrateiscalculatedat3.0%annualgrowthduetoinflation.

 - Servicesgrowthrateiscalculatedatanaverageof3.0%annualgrowthduetoinflationandthe

potentialvolatilityoftheenergysector.

 - Electricutilitycostsareestimatedtoincreaseby3%annually.

 - Percentagegrowthratebybudgetcategoryispresentedonthe“Inputs”taboftheelectronic

Excelmodel.

3.8.4. FUNDING SOURCES: POTENTIAL REVENUE SOURCES FROM EARNED INCOME

• The following are potential sources of earned income that the MWCD parks staff should 
pursue over the next three years:
 - Landleasesforahospitalitycenter,food/restaurant,onsitevillas,campground,oronsite

cottages.

 - Leasebacksforthedesign-buildofkeyattractionsintheparkwithpaybackfordevelopmentof

theamenitycompletedovertime.

 - Concessionairefeesfromconcessioners,edgesportoperators,foodservices,andhospitality

caterers.

 - Saleofmerchandiseandretailatthevisitorcenterwhendeveloped.

 - Licensingrightsformajorattractionsintheparkforphotography,art,entertainment,and

licensedevents.

 - Maintenanceendowmentsestablishedfordonorgiftstoprotecttheassettheypurchasedon

thepark.

 - Vendorspacerentalrevenuefromspecialeventsandfarmers’marketsthatareheldinthepark.

 - Specialfundraisersforfuturedevelopmentofkeyattractionsandamenitiesinthepark.

 - Parkingfees

 - Sponsorshipsforevents,entertainment,andprogramsheldinthepark.

 - Partnershipswithnot-for-profitagencies,forprofitagenciesandpublicagencieswhowouldlike



94

MWCD Master Plan Report

PARK SYSTEM OVERVIEW

toseetheparkdevelopedandthatwouldbenefittheirusers’needs.

 - Volunteerdevelopmentintheparkwithscoutgroups,churches,retirees,andlocalbusinesses.

 - Advertisingintheprogramguide,whendeveloped,orintheparkatkeyattractions.

 - Admissionfeestotheparkandattractionsinthepark.

 - Parkfoundationdevelopment.

 - Friendsgroups,whicharecurrentlyinplace,butalsoestablishspecificfundingstrategies

establishedforthemtohelpraisemoneyforthepark.

 - Concessionsateventsbycontractingwithfoodoperatorsforapercentageofgrossrevenue

untilaconcessionfacilitycanbecreated.

 - Contractinstructorscanbecontractedwithforapercentageofeachperson’sfeewhichis

usually35-40%.

 - Campingintheparkasoutlinedintheoperatingproforma.

•  The goal for the MWCD parks staff will be to develop the following earned income funding 
sources in 2014:
 - Contractorprogrampercentages

 - Parkingfeesforspecialeventsandconcerts

3.8.5. CONCESSION AND FOOD SERVICE STRATEGIES
 

• As each MWCD lake park is renovated, some level of food service needs to be available 
for park users.  It will be important to develop a concession facility that can serve both hot 
and cold food and has the appropriate level of amenities (including restrooms) as part of the 
concession facility.  

•  The staff should consider finding an outside vendor to manage the site who has a 
reputation in the community for quality food at a reasonable price.  Food service should 
incorporate being open from 10am to 6pm during the week and from 8am to 7pm during 
the weekend.  The site should be able to cater food for picnics and special events.  
Typically, food service concessions in a park similar to MWCD parks will pay 7-10% of the 
gross sales to MWCD from the sale of food and drinks.

•  During the interim, food trucks should be another option for the staff to consider until a 
concession facility is developed.  It is understood that there are many food trucks in the 
MWCD area capable of serving food in the park with a permit and a percentage of money 
going back to the park. 

•  Food served should include food that serves both youth and adults, that is healthy, and 
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supports the image and vision for the park.  Creating an outside grill would also be effective 
for special events and on weekends.

•  Pricing of food should be market rate; otherwise, users of the park will bring food into the 
park versus buying from the vendor on site.  

3.8.6. PERFORMANCE MEASURES

The following key performance measures are recommended to be established for the park 
system and each park.  These performance indicators help the park staff move from an “effort-
based culture” to an “outcome-based culture.”  The performance measure results should be 
presented at least twice a year so the staff remains focused on what is most important for 
achieving the vision for the park.
•  Cost-recovery goals for the park meet within 95% of targeted goal.

•  Development fundraising goals meet within 95% of targeted goals through grants, 
sponsorships, advertising, special fundraisers, gift giving and other sources of income as 
outlined in the pro forma.

•  Volunteer support 50% of the manpower to operate the park until the park is fully 
operational.

•  Phases one, two, and three development meet the timelines established and stay within 
10% of the construction costs established.

•  Visitor participation meets projections at the gate and the various attractions.

•  Customer satisfaction rates are 90% satisfied with the experiences received in the park.

•  Partnership goals are met for investing in the park as outlined in the Business Plan.

•  Community relations and marketing implement 80% of the marketing plan goals within the 
next two years.

•  Programs created in the park meet 90% of what is outlined in the park with a customer 
satisfaction level of 90%.
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•  Park maintenance standards meet 90% of the standards outline for trails, cleanliness, 
ground maintenance, and tree maintenance in the park.

 
3.8.7. MARKETING PLAN

 
It is important for MWCD to develop a working marketing plan for staff to follow that allows the 
Public Relations/Marketing staff to work with other divisions within the District in enhancing 
revenue operations and increasing visitation, as well as improving the awareness, value, and 
image of the parks to the community.   
 
DEVELOP AN EFFECTIVE DATA COLLECTION SYSTEM OF USERS AND PROFILE 
INFORMATION
•  Staff will collect point of sale data on users of services when people use each park or 

marina. 
 - CoreRecreationPrograms

 - CampgroundUsers

 - ParkVisitation

 - Zip-lineUsers

 - RopesCourseUsers

 - SpecialEventUsers

•  Data will be collected by zip codes. Data will include participant demographics and age; 
and the data will be GEO Coded on where people are located and how far they drive for 
a service or for the attraction, how often they participate in services, and how much they 
spend on a per capita basis. Data will be collected on a winter, spring, summer, and fall 
basis. 

 
ADVANCE THE USE OF TECHNOLOGY ON MARKETING AND PROMOTIONS OF KEY 
PROGRAMS
•  Technology Information to be created from the use of various sources is to include the 

following: 
 - Point-of-saleinformationfromentrancefeesandprogramfees

 - CentralizedReservationSystemforprograms,events,andamenities

 - InterceptSurveyManagementofusersandnon-usersoftheparkfromelectronicHandHeld

Kiosk
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EXPAND CUSTOMER TRAINING AND FOCUS OF STAFF AND VOLUNTEERS ON 
SELLING THE VALUE OF MWCD PARKS TO CITIZENS AND USERS
• Customer Service Training and Philosophy will focus on the basics of customer service for 

staff, part-time staff and volunteers. Additional training will be developed based on direct 
business planning unit requests to the Business Development staff within the Agency.  
Customer satisfaction levels will be tracked in all business units, reported to the Business 
Development Staff for assessment, and training will be determined based on the results. 
All part-time and seasonal staff will view a customer training video as part of their training 
and put it into practice at their respective program sites. Customer service standards will 
be developed for all park and recreation attractions in the park and for core program areas; 
evaluation forms will evaluate how well those standards were met. 

  
• The goal will be to obtain 90% or greater in customer satisfaction levels at all attractions 

and in all programs through effective implementation and training of customer service 
standards. The Marketing and Communication Staff will track and manage the customer 
satisfaction levels and report out by attraction and core program area how well the Agency 
is performing against those standards. Staff will use user post evaluations, focus groups, 
trailer calls, onsite surveys, and mystery shoppers to determine the customer service levels 
and standards being met and what level of training is needed for improvement. Customer 
service training will be done prior to each program season for all full-time staff, part-time 
staff, and volunteers working with users and visitors.   
 - SurveyMonkeyforgainingaccessfromusersbasedontheirexperience

 - Socialmediatransformation

 - MWCDParkpurchasedonlineadvertising

 - Fishingforfeedback

 
SUPPORT AND PROMOTE PROGRAMS THAT GENERATE INTEREST IN MWCD PARKS
Strategies and Program Themes for each program area will come from the Recreation Program 
staff and the Marketing/Communications staff working together:  
• Some program themes examples are listed below:

 - WellnessandFitnessmonthinthepark

 - Anniversariesofkeyamenitiesandfacilitiesdevelopedinthepark

 - Aspecialeventheldatleastoncepermonthinthepark

 - ParksandRecreationMonthinTheDistrict

 - CelebrationoftheGreatOutdoors

 - Campingforfamilies,youngpeople,andsingleadultswithkids

 - TrailUseandEventstopromotewellnessandnatureeducation
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 - WinterActivitiesthatpromotecelebratingkeyparkwinterattractions

 - WomenintheOutdoors

 - FamiliesLoveMWCDLakeParkDays

 - KidsLoveMWCDLakeParkDays

 - CustomerAppreciationDays

 - It’sinOur“Nature”Programs

 
• These program and/or special events will be developed a year in advance to build a strong 

strategy for encouraging the media to participate in the event and gaining sponsors to 
help support the operational costs. The goal is to get people and youth into the parks and 
to build awareness of the recreational opportunities available to them in programs and 
facilities.

IMPLEMENT AN EFFECTIVE COMMUNICATIONS PLAN
•  The Marketing staff will work with public affairs staff to develop an annual Communication 

Plan that seeks to strengthen MWCD brand in the community; increase participation 
in programs, services, and attractions, optimize revenue opportunities, and make a 
positive impact on the District community. The challenge is producing a consistent brand 
message at each customer touchpoint using one brand and one voice, to communicate 
multiple messages. The solution is a strategic process known as integrated marketing 
communications. 

  
• The Integrated Marketing Communications Plan serves as a comprehensive source of 

information regarding best ways to reach targeted audiences utilizing available resources. 
It establishes parameters, guidelines, and policies for promotional decision making. It is 
designed to build efficiencies within the MWCD Board of Directors. 

  
• Given the variety of communication vehicles available, a combination of tools has been 

chosen based on their cost-effective ability to achieve the Marketing Plan objectives. Staff 
will use the Communication Plan as a guide to develop an understanding of each of the 
tools, which to use, and the process for successful utilization. This effectively enables 
everyone in the organization to become a marketer for MWCD Parks.

 
• Information for the Communication Plan should be collected and updated regularly. This 

should include the following:
 - Capture,Analyze,andReport:UseinformationfromtheBusinessPlantoevaluateperformance

ofmarketingactivitiesandcalculatereturnoninvestmentoftimeandmoney.
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 - Refinerevenueandparticipationdata.Weretheobjectivesandoutcomesachieved?Discuss

whatworkedandwhatdidnotrelativetoprogram,price,place,andpromotions.

 - Definemarketingobjectivesbasedoncostrecoverygoalsforthepark.

 - UseMediaPlantorefineordefineresourceandbudgetallocation.

 - Submitmarketingrecommendationsforfutureplanningandtietotherecommendationsinthe

BusinessPlan.

 - UsetheCommunicationsPlanasguideforreachingtargetaudiencesutilizingavailable

resources.

 - SubmitMarketingRequestsbyspecificdateforreviewandapprovaloftheExecutiveDirector.

 - UsethecoreservicemodelfromtherecommendedpricingpolicyintheBusinessPlantocross-

referenceactivityreports.

 - UpdatePromotionsPlanwithmarketingrequestsinformation.

 - SubmitPromotionsPlantoExecutiveDirectorforquantity,cost,andschedulinginformation.

 - CrosspromotewithotherwebsitesintheareatoincludetheZoo,HistoricSites,University,

ChamberofCommerce,VisitorsBureau,StateParks,andtheCityPark’sSystembydeveloping

linkagestotheirsitesandtheirsiteslinkingtoMWCD’swebsite.

 
PRESENT PROMOTIONS PLAN TO STAFF AND MWCD FOR FINALIZATION MISSION 
FOR HOW TO GET THERE
The Mission of the Marketing/Public Relations Division within MWCD parks is “To create strong 
awareness for the value of MWCD parks to people of all ages in the region and to encourage 
citizens of The District to experience their MWCD parks through effective communication, 
market research, effective programs and attractions that create memorable experiences” 

 
MARKETING GOALS FOR EACH CORE BUSINESS OF THE MWCD
•  Strengthen MWCD Park’s brand and awareness

•  Develop and execute collaborative countywide marketing programs

• Educate the MWCD staff on the value of marketing and the return on investment from the 
programs provided, as well as the attractions used in the park

  
• Advance the use of technology on marketing products and services for staff to make better 

decisions
  
• Expand customer service training to enhance users returning to the parks more often
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•  Promote future meeting and hospitality spaces in in the park
  
• Market MWCD park attractions as destination facilities for the whole family to increase 

capacity, translating into more operational revenue for the park

•  Develop mini-marketing and business plans for each attraction in the park
  
• Track effective data on customers who use the system and how to communicate and retain 

them as users and customers
  
• Create wider-age segment appeal of users to the park, recreation amenities and programs  

 
BRAND MESSAGE TO BUILD THE MARKETING PLAN
Example: “Expect the Unexpected in your MWCD Lake Park.”  Use the Brand Message the 
Staff establishes and include the following elements where possible:
•  Pictures of the key elements in the park
  
• Facility attractions within the park
  
• Cost friendly benefits spelled out
  
• Programs that spell out the benefits users will receive for enrolling in the programs
  
• Staff and Volunteers skills and experience
  
• Special Events that create interest in people coming out to the park
  
• Music and Entertainment that will be available in the park
  
• Enhanced Maintenance and Safety of the park and the Recreational Attractions in the park
  
• Trails that include hard surface, soft surface, mountain bike and equestrian trails
  
• View Sheds for taking pictures of family and friends
  
• Amenities that demonstrate the park is serving all age segments of users and all ethnic 

groups
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•  Exceptional Signage on how to get to, use, and experience the park, as well as the 
recreation facilities and amenities in the park 

  
• Scenic Walks
  
• History of the park in all areas of the park 
  
• Fishing Availability and access for the future
  
• Wildlife Viewing areas
  
• Sporting Events that are held in the Park, such as running events and outdoor adventure 

competitions 
  

• Family Gathering Places
 

CUSTOMER SERVICE AND SURVEY MANAGEMENT 
The Marketing staff will develop a consistent survey instrument for each of the major attractions 
in the Park that focuses on the following:
•  Who the users are (age segments served)?
  
• Why do they come to the Park for their recreational experience?
  
• How long do they stay?
  
• How much do they spend?
  
• What do they value most about the program, attraction and the experience?
  
• What would make them stay longer?
  
• What currently unavailable experiences are they looking for that would encourage them to 

use the park or attraction more often?
  
• How would they rate the customer service?
  
• How would they rate the safety and cleanliness of the park and attractions?
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•  How would they rate their experience (park, food, recreation, trails, attraction, program, 
staffing, safety, etc.)? 

 
• How would they rate the value they paid and the experience they received?

•  Would they tell your friends to visit the park or attraction?
  
• What could the staff do to make their experience more enjoyable?
  
• What are the available hours for staff or volunteers to do this work, as well as outcomes 

desired and dollars available to implement and evaluate these surveys?
  
• Who will be assigned to do the work in the Marketing Division?
  
• The MWCD Board of Directors is committed to develop, every three years, a household 

survey to assess how well the Commission is performing in the eyes of the District 
community. Budgeted dollars will be set aside to develop the survey which will be a mail / 
phone survey. Results will be compared to previous years’ results to determine areas that 
improved and areas that need to be improved.  
 

OPERATIONAL BUDGET FOR THE MARKETING DEPARTMENT
The MWCD Parks’ Marketing Budget will be at least 6% of the total budget for the park. The 
following information is a sample of how the Marketing Division should spend their marketing 
dollars. 
 
• The Breakout of the Marketing Budget into hours available should be broken down in the 

following manner:
 - StaffingHoursavailable(Full-time,Part-time,Seasonal,Volunteer)–Budget:$

 - WebsiteManagementandAnalysis–Budget:$ 

 - Publications–Budget:$

 - Advertising–Budget:$ 

 - Researchanddatacollection–Budget:$

 - SurveyDevelopment–Budget:$

 - MailingCosts–Budget:$

 - ArtServices–Budget:$

 - Signage–Budget:$

 - Contractservices:mediabuyer,research,photographer,promotionalitems–Budget:$

 - GeocodingneedstobetiedtoaMarketing-primaryandsecondaryfunctiononwhocomestothe
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parkandhowfartheydrive.Establishstafforvolunteersdedicatedtodothistask-Budget:$

 - WelcomeCentersnearTheDistrict–Budget:$ 

 - SocialMediaManagement–Budget:$   
 

The Marketing Staff will seek intern support to help them in their marketing efforts. They will 
work with the local media outlets to provide information to them on a timely basis. This would 
include newspapers, The District specific magazines, school districts, universities, and social 
media outlets.

MWCD LAKE PARK DRIVERS
 - Camping

 - OutdoorRecreation

 - SeasonalPrograms,EventsandFestivals

 - HistoryandHeritageofMWCDParks

 - ParkAttractions(zip-line,trails,viewpoints,futurecampgrounds,picnicfacilities)

 - QualityProgramsandEvents

 - LakeandBeach

 - Fishing

 - Boating

 - FamilyFocusParkandAttractions

 - QualitySafePark

 - Family-friendlystaff

 - TrailsVarietytoprovidealllevelsofexperiences

 - SafePlacestorecreate

3.8.8. MAINTENANCE STANDARDS

The following maintenance standards are recommended for MWCD parks. These maintenance 
standards are supported by best practices from the consulting team’s experience working with 
other parks similar to MWCD parks. Ideally, the staff would need to establish work plans to 
support these standards, using the right type of staff position (FT/PT/Seasonal) with, the right 
skills required for the tasks to be accomplished, and the right pay level to achieve the most 
efficient operation while meeting the standards outlined.
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LEVEL 1 MAINTENANCE STANDARDS
•  Campground – During Season 

 - Campsitesinspectedforbrokenglassanddangerousmaterials

 - Fireplacesand/orgrillscleanedoutafter,orasneeded;camperleavesthesiteasneeded

 - Garbagepickedupdailyonweekdaysandtwotimesadayonweekends

 - Restroomscleanedtwiceadayonweekdaysandthreetimesadayonweekends

 - Campsitesmowedonceaweek

 - Signsinspectedonceaweek

 - Weedstrimmedaroundpostsandsignsonceaweek

 - Lightingcheckedonceaweek

 - Safetyhornscheckedonceamonth

 - Hardsurfacescleanedonceaweek

 - Regionaldumpstersremovedonceaweek

 - Recyclingcontainersremovedasneeded

 - Treehazardsremovedasneeded

 - Allelectricalhookupsareworkingtotheampsrequiredonceaweek

 - Allhanddryerscheckeddaily

 - Laundryfacilities,toensuretheyareingoodworkingorder,checkeddaily;changemachines

filleddaily

  
• Beach

 - Sandiscleanedanddraggedwithabeachcleanerdaily

 - Trashispickedupdailyonweekdaysandtwotimesperdayonweekends

 - Allbuoysareinspectedsoastobeingoodworkingorder:twotimesperdayonweekdays;three

timesperdayonweekends

 - Allsafetyequipmentisensuredtobeworkingandavailablebeforethebeachisopendaily

 - Allrestroomswillbecleaned:twotimesperdayonweekdays;threetimesperdayonweekends

 - Allmovingwaterequipmentcheckedandworkingdaily

 - Allrestroomshowerscheckedtobeingoodworkingorderandrepairedimmediatelydaily

 - Allpicnictableswillbecleanedpriortoopeningdaily

 - Allsignsinspectedanddocumenteddaily

 - Allsafetyequipmentcheckedtobeingoodworkingconditiondaily

 - Loudspeakerequipmentcheckedandrepairedasneededdaily

  
• Opening Concession Standards (Outdoor)

 - Concessionfacilitiescleaned,wipeddown,andsanitizedbeforeopening

 - Electricalappliancescheckedforcomplianceandrepairedifdamaged
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 - Lightscheckedandrepairedasneeded

 - Concessionoperatingpermitssecuredbeforeopening

 - Appliancescleanedthoroughlybeforeopening

 - Pricesforconcessionswillbeposted

 - Cashregisterstestedtoensuretheyworkproperly

 - Circuitbreakerstestedpriortoopening

 - Cleaningandsanitizationsuppliesonhandbeforeopening

 - Pickupdebrisdaily

•  Closing Concession Standards (Outdoor)
 - Equipmentcleanedthoroughly

 - Suppliesremovedanddiscarded

 - Electricityisturnedoff

 - Refrigeratorsandcablesturnedoffandsealed

 - Facilityfloors,sinks,andcounterscleanedthoroughly

 - Hosescleanedanddrained

 - Kitchencleanedthoroughly

 - Inspectionsofstandardswilloccurmonthly

  
• Open Space Standard

 - Maintainnaturalappearancetoopenspaceareas

 - Removetreesandbranchesthatposeahazardtotheusersofthearea

 - Respondtodiseaseandinsectoutbreakswithin24hoursofidentification

 - Inspectareasmonthly

 - Removeandcleandumpsiteswithin48hoursofidentification

 - Postandmaintainappropriatesignageforeachindividualarea

 - Implementstrategiestoassistinreducingthestandofnon-nativeinvasiveplantsby5%annually

 - Workwithlocalandcountyanimalcontrolofficialstoremoveferaland/oroverpopulatednative

animalswheneverpossible

 - Nolargebranchesordebriswillbeallowedinparksandalongperimeters

 
LEVEL 2 MAINTENANCE STANDARDS
Maintenance standards can change by season and month depending on the Park and level 
of use.  Standards will be calculated by time and equipment needed to develop the required 
operation budgets. The difference between Level 1 and Level 2 standards is the frequency rate.  
•  Turf Maintenance

 - Mowingwilloccuronceweekly

 - Mowingheights:2.5”duringcoolseason(i.e.daytimehighsconsistentlybelow75degrees)
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 - Edgingofallturfperimeterswilloccurweeklyduringseasonandbiweeklyinoff-season

 - 88%turfcoverage

 - 8%weedinfestation

 - 4%bareareawillbeacceptableafterplaybegins

 - Removegrassclippingsifvisible

 - Aerateonceannuallyinlowuseareas

 - Aeratetwiceannuallyinhighuseareas(additionallyifneeded)

 - Inspectthatchlayerregularlyandremoveasneeded

 - Testsoilandwaterannually.Additionaltestingwilloccurifdeemednecessary

 - Inspectweeklyforinsects,disease,andstress;andrespondtooutbreakswithin24hours

 - Fertilizetwiceyearly

  
• Tree and Shrub Maintenance

 - Prune/trimtreesandshrubsasdictatedbyspeciesatleastonceannually

 - Applyfertilizertoplantspeciesonlyifplanthealthdictates

 - Removesuckergrowthasneeded

 - Inspectregularlyforinsectsanddiseases;respondtooutbreakswithin48hours

 - Place2”oforganicmulcharoundeachtreewithinaminimum18”ring

 - Place2”oforganicmulcharoundshrubbedstominimizeweedgrowth

 - Removehazardouslimbsandplantsimmediatelyupondiscovery

 - Removedeadtreesandplantmaterialwithin30daysofdiscovery

 - Removeortreatinvasiveplantsyearly

  
• Storm Cleanup

 - Inspectdraincoversatleastoncemonthlyandimmediatelyafterfloodingoccurs

 - Removedebrisandorganicmaterialsfromdraincoverseveryothermonth

 - Inspectandcleandrainsbeforeforecastedstormsbegin

 - Maintainwaterinletheightat100%ofdesignstandard

 - Performinvasiveplantremovalonceayear,orasneeded

 - Drainsystemmaintenancedoneonceayear  

• Litter Control
 - Pickuplitterandemptycontainersatleasteveryotherdayorasneeded

 - Removeleavesandorganicdebrisonceaweek

  
• Playground Maintenance

 - AuditeachplaygroundtoensurecompliancewiththecurrentversionofASTMPerformance
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StandardF1487andtheConsumerProductSafetyCommission“HandbookforPublic

PlaygroundSafety”

 - Completelow-frequencyplaygroundinspectionsatleastbimonthlyorasrequired;alllow-

frequencyinspectionsaretobecompletedbyaCertifiedPlaygroundSafetyInspector(CPSI).

Completesafety-relatedrepairsimmediatelyandinitiateotherrepairswithin48hoursof

discovery

 - Completehigh-frequencyinspectionsatleastweekly

 - Groomsurfacestwotimesweekly

• Hard Surface Maintenance 
 - Removedebrisandglassimmediatelyupondiscovery

 - Removesand,dirt,andorganicdebrisfromwalks,lots,andhardsurfacesevery30days

 - Removetriphazardsfrompedestrianareasimmediatelyupondiscovery

 - Paintfadingorindistinctinstructional/directionalsignseveryotheryear

 - Removegrassinthecracksmonthly

 
• Trail Maintenance

 - Inspecthardandsoftsurfacetrailsatleastoncemonthly

 - Removedirt,sand,andorganicdebrisfromhardsurfacesatleastoncemonthly

 - Removeorganicdebrisfromsoftsurfacesatleastoncemonthly

 - Maintainauniform2-4”depthofcompactedmaterialonsoftsurfacetrails

 - Mechanicallyorchemicallycontrolgrowth24”oneithersideofthetrails

 - Removeoverhangingbrancheswithin84”ofthetrailsurfaceatleastonceannually

 - Inspectsigns,benches,andothersiteamenitiesatleastoncemonthly.Completerepairswithin

10daysofdiscovery

  
• Site Amenity Maintenance

 - Inspectbenches,trashcontainers,picnictables,grills,bicycleracks,drinkingfountains,and

othersiteamenitiesatleastmonthly.Completerepairswithinfivedaysofdiscovery

 - Cleanandwashannually

  
• Fence and Gate Maintenance

 - Inspectfences,gates,andbollardsatleastonceannually.Completesafety-relatedrepairs

immediately,andcompleteotherrepairswithinfivedaysofdiscovery

 - Cleandebrisannually
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• Sign Maintenance
 - Inspectsignlettering,surfaces,andpostsatleastonceeverythreemonths

 - Repair/replacesignstomaintaindesignandsafetystandardswithinfivedaysofdiscovery
 - Cleansignonceayear

  
• Vandalism and Graffiti Removal

 - Initiaterepairsimmediatelyupondiscovery.Documentandphotographdamagesasnecessary

•  Picnic Shelters
 - Cleanreservedunitsandremovelitterpriortoandaftereachreservation

 - Makeminorrepairsimmediatelyupondiscovery
 - Cleannon-reservedunitsbiweekly,orasnecessary

  
• Lighting Security/Area

 - Inspectquarterly
 - Completerepairs/bulbreplacementwithin72hoursofdiscovery

  
• Hospitality Center/Visitor Center

 - Floorsswept,cleaned,mopped,andvacuumedaftereachuse.Spills/soilingaddressed

immediately

 - Generaltilefloorsstrippedandwaxedwithin4months,orsooner(ifrequired)

 - Windowscleanedinsideonceweekly,outsideoncebiweekly,anddailyforusearea

 - Dusting/dustremovaltobeaccomplisheddailyonfurniture,wallhangingsetc.

 - Trashandlitterremoveddailyorasnecessary

 - Restroomscleaned,sanitized,andstockedaftereachuseorasnecessary

 - Drinkingfountainscleaneddaily

 - Interiorwallscleanedmonthly,orsooner(ifrequired).Marksandblemishescorrectedupon

discovery.Basecoverscleanedmonthly.Paint(ifapplicable)everyfouryears

 - Exteriorwallscleanedand/orpressurewashedseasonallyorasneeded.Paint(ifapplicable)

everyfouryears

 - Ceilingtilesreplacedifdiscoloredorbroken.Ceilingtileandlightingtrackadjustmentsmade

upondiscovery

 - Plaster/sheetrockceilingsneedtobecleanedonceeverysixmonthsandpaintedeveryfour

years

 - HVACpreventativemaintenanceproceduresandinspectiondoneeverysixmonths

 - Interiorlights/generalareabulbsreplacedwithineighthoursofdiscovery.Fixturescleanedonce

everysixmonthsand/orwhenlightsarechanged

 - Exteriorlights/bulbsreplacedwithineighthoursofdiscovery
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 - Fire/burglar/emergencyalarmsinspectedonceeverysixmonthsanddeficienciesrepaired

immediately

 - Kitchenandconcessionsmaintainedincompliancewithhealthandsafetycode

 - Gutterscleanedatleasttwiceannually;ormoreifconditionswarrant

 - Electricalsystemsandcomponentsinspectedonanannualbasis.Ifhazardousconditions

occur,repairwithin24hours.

 - Plumbingequipmentandfixturesinspectedannually.Ifhazardousconditionsoccur,repairwithin

24hours.

 - Greasetrapscleanedeverysixmonths,orasconditionsdictate

 - Interiorsignsandexhibitsmaintainedat100%ofdesignandpolicystandard.Nohanddrawn

signsallowed

 - Exteriorsignspermanentlyaffixedandmaintainedat100%ofdesignandpolicystandard

 - Ageneralinspectionofthebuildingforsafetyandcleanlinessconducteddaily

 - Interiorcounterscleanedandwipeddowndaily

 - Plumbinginspectedyearlyorasneeded

 - Emergencylightingcheckedannually

 - Firesystemscheckedannually

 
TASK TIME ANALYSIS
As MWCD parks adopt the proposed maintenance standards and as improvements to the park 
are completed, it will be necessary to develop and complete a task time analysis.  The benefits 
of performing a task time analysis include:
•  Successful implementation of the maintenance standards

•  Appropriate staffing (both full time and part time) so that work can be accomplished both 
effectively and efficiently.

•  Ensuring that every dollar that is spent on the MWCD Parks operation contributes toward 
providing the experiences and services that customers have said they desire. The table on 
the following page provides the key elements of a task time analysis:  
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Figure 25 Task Time Analysis
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Figure 26 Seasonal Rates

3.8.9. PRICING STRATEGIES

Due to the phased in approach of the campgrounds’ redevelopment, the Consulting Team at 
the direction of the MWCD Board of Directors, has developed a phased-in, systemwide pricing 
strategy as new campgrounds come online beginning in 2016. The following tables represent 
the recommended rate schedule for each type of RV campground from 2016 to 2020 for 
seasonal, 30-day, and daily rentals.

3.8.10. NET GAIN RECOMMENDATIONS
 

The Consulting Team recommends that annual net gains generated by the operations of 
the Lake Parks be placed into two restricted-use, reserve accounts for each park: 1) a 
maintenance endowment fund for the lifecycle replacement of assets and; 2) a rainy day 
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fund that can be drawn on in the event the Lake Parks underperform any given year due to 
unanticipated poor economic or weather-related conditions. The Consulting Team recommends 
generally that:

• 67% of annual net gain be placed into the maintenance endowment fund

• 33% of annual net gain be placed into the rainy-day fund.

3.8.11. SYSTEM PRO FORMA OVERVIEW

Based on all operating assumptions set forth within this Master Plan, the overall MWCD Park 
system is projected to have an annual operational cost recovery of over 110% of direct and 
indirect operating costs.  The cost recovery remains fairly consistent throughout the six years of 
the pro forma.  The pro forma has been developed with the following specific assumptions. 

 
PRICING ASSUMPTIONS AS OF 2020
• Pricing is outlined for each functional program within the electronic Excel model and is 

summarized within the Master Plan.

• The pricing strategy will remain constant with each phase of improvements and is based on 
medium cost and medium volume, meaning that pricing was determined based on typical 
market rates, in turn based on an average level of service.

• Pricing is developed to achieve over 100% cost recovery over the six years beginning in  
2020.

• Pricing is based on projected market rates in seven years.

• Pricing is based on delivering high quality services with new, state of the art campground 
sites and marina facilities in place.

• Pricing is based on the assumption that improvements and new additions to the park and 
marina amenities add value to visitors’ experience.

• Pricing provides for marketing/promotional discounts.
 
SPECIFIC REVENUE AND EXPENDITURE ASSUMPTIONS 
• The majority of the revenue will be from seasonal leases at the campgrounds and seasonal 

slips at the marinas.

• Twenty-six percent (26%) increase in campground and cabin/cottage sites upon 
completion of renovations in 2020.
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• Fifty percent (50%) of the campground will be occupied by 7 month Seasonal Campers.

• Ten percent (10%) of campground will be occupied by Daily Campers from Labor Day to 
Memorial Day.

• Ten percent (10%) of campground will be occupied by 30 Day Campers from Memorial Day 
to Labor Day.

• Seventy percent (70%) campground occupancy rate during the summer months = 70%.

• Seventy-five percent (75%) occupancy rate of Vacation Cabin/Cottages during the summer 
months = 75%. 

• Eighty-five percent (85%) occupancy for seasonal marina slips.

• Boat service at fifty percent (50%) level.

• Fuel sales to be constant in future.

• Admissions will be charged on weekends (Friday -Sunday) during the summer months.  
Admission will not be charged on weekdays (Monday – Thursday) during the summer 
months.

• Ten percent (10%) of all overnight accommodations will be occupied on weekends during 
shoulder months of April/May and September/October at a discounted rate.

• Thirty percent (30%) increase in non-personnel expenditures.

• Addition of two full-time positions (Ranger Technician and Program Coordinator).

• Fifteen percent (15%) increase in full-time employee salary and benefits. 

• Inclusion of twenty-four percent (24%) of main office expenditures as indirect costs.
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Figure 27 System Pro Forma Overview

Figure 28 Accommodations

Figure 29 Annual Net Profit/Loss
*IncludesapplicationofAnnualMainOfficeExpenditures

Pro Forma Revenues Expenditures
OVERALL SYSTEM
BASELINE: REVENUES AND EXPENDITURES

Park Revenue Expenditures Gain %
Charles Mill Lake Park $1,725,368 $1,216,385 $508,983 142%
Piedmont Marina and Campground $993,441 $563,917 $429,524 176%
Pleasant Hill Lake Park $2,132,288 $1,194,278 $938,010 179%
Seneca Lake Park $2,361,046 $1,628,390 $732,656 145%
Seneca Marina $811,380 $337,554 $473,826 240%
Tappan Lake Park $1,916,673 $1,735,483 $181,190 110%
SYSTEM TOTALS $9,940,196 $6,676,007 $3,264,189 149%

ATWOOD PARK DEVELOPOMENT PROGRAM
June 3, 2013

May 15, 2013
REVISED  MAY 30, 2013

ACCOMMODATIONS

PARKS
# of Exisiting 

Sites
# of Future 

Sites
Net Gain % Increase

Atwood Park 536 710 174 32%
Charles Mill Park 454 488 34 7%
Piedmont Park 84 148 64 76%

Pleasant Hills Park 432 569 137 32%
Seneca Park 519 734 215 41%
Tappan Park 571 609 38 7%
TOTALS 2596 3258 662 26%

PRICING

7 Month Rate

Existing 
Average 
Monthly 
Rate

Projected 
Average 
Monthly 
Rate

DO NOT USE

All Parks $342  $483 

ANNUAL NET PROFIT/LOSS

Parks
* 2013 

Profit/Loss
* Projected 
Profit/Loss

Change in $

Atwood Park ($185,726) $431,563  $617,289
Charles Mill Park ($206,011) $508,983  $714,994
Piedmont Park ($28,250) $126,850  $155,100

Pleasant Hills Park ($148,931) $938,010  $1,086,941
Seneca Park $202,134  $732,656  $530,522
Tappan Park ($86,304) $181,190  $267,494
TOTALS ($453,089) $2,919,252  $3,372,341

* Includes application of Annual Main Office Expenditures 
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3.8.12. IMPLEMENTATION PERFORMANCE MEASURES

It is recommended that the following key performance measures be established for the park.  
These performance indicators help the park staff move from an “effort-based culture” to an 
“outcome-based culture.”  The performance measure results should be presented at least 
twice a year so the staff remains focused on what is most important for achieving the vision for 
the park.
•  Cost-recovery goals for the Park meet within 95% of targeted goal.
  
• Development fundraising goals meet within 95% of targeted goals through grants, 

sponsorships, advertising, special fundraisers, gift giving and other sources of income as 
outlined in the pro forma.

  
• Volunteers support 50% of the manpower to operate the park until the park is fully 

operational.
  
• Phase one, two, and three of development meets the timelines established and stay within 

10% of the construction costs established.
  
• Visitor participation meets projections at the gate and various attractions.
  
• Customer satisfaction rates are 90% satisfied with the experiences received in the park.
  
• Partnership goals are met for investing in the park as outlined in the Business Plan.
  
• Community relations and marketing implement 80% of the marketing plan goals within the 

next two years.
  
• Programs created in the park meet 90% of what is outlined in the park with a customer 

satisfaction level of 90%.
  
• Park maintenance standards meet 90% of the standards outline for trials, cleanliness, 

ground maintenance, and tree maintenance.
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3.9 CONCLUSION

The lake parks and campgrounds are MWCD’s defining asset and a key natural resource.  
Currently, the lake parks are suffering from years of use and insufficient public amenities.  A 
revitalized MWCD park system will serve as a one of the jewels in the crown of MWCD’s assets 
that links the visitors to the great outdoors.  
 
The camping and outdoor adventure community recognizes these opportunities and has called 
for a cohesive plan to transform MWCD parks into iconic and vibrant public amenities.   
 
This Business Plan demonstrates what each MWCD park is capable of in creating experiences 
through events, programs, services as well as in revenue generation.  The key is to align the 
goals for the parks with current and future resources, as well as the expectations, values, and 
recreational desires of the community.    
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4.1 ATWOOD LAKE PARK
 
4.1.1. EXISTING PROGRAMS, POLICIES AND OPERATIONS

PROGRAMS 
•	 Activities

 -  Programs include the recreational events as well as the systemic development of the seasonal 

and transient user groups.  Atwood Lake Park is almost unique within the MWCD in that a 

single concessionaire provides much of the recreational alternatives on the lake.  The Atwood 

Lake Boats concessionaire provides the main marina facility, boat sales, rental, storage, and 

restaurant services.  The concessionaire has worked cooperatively with the MWCD and this 

relationship has been truly symbiotic.  

 -  The largest single event for Atwood Lake Park is the Alive Music Festival which draws thousands 

over a four-day period in June. Not only does this event bring in significant revenue, but it also 

indicates a potential revenue stream for the future of these parks. As an event, Alive brings in 

people, money, and prestige. Atwood Lake Park is also home to the Fall Festival, which draws 

thousands each September and is the District’s longest continuous festival (30 years).   

ONE-TIME SEASONAL EVENTS
•	 4th of July Fireworks  50s Dance
•	 Hot Dog Roast     Hike for Hope   
•	 Ice Cream Social     Bee Presentation
•	 Inflatable	Attractions	 	 Bike	Parade	 	 	
•	 July	4th	Tie	Dye	 	 	 Campers	Yard	Sale	 	
•	 Magic Show   Casino Night     
•	 Carnival	Games			 	 	 Memorial	Day	Celebration
•	 Chili	Cook-Off	 	 	 Parent/Child	Sandcastle	Building
•	 Christmas Cookie Contest  Photo Contest
•	 Christmas in July Dinner  Ping Pong Tournament
•	 Closest to the Pin Contest  Rain Gutter Regatta
•	 Cupcake Walk     Scavenger Hunt
•	 DJ	and	Beach	Party	 	 Square	Dance
•	 Trick	or	Treat		 	 	 End	of	Season	Dinner
•	 Father’s	Day	Covered	Dish		 Family	Fun	Day	 	 	
•	 Halloween	Hay	Ride	 	 Welcome	Back	Cookout		
•	 Halloween Party   Alive Music Festival
•	 Fall Festival  

ATWOOD LAKE PARK    
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WEEKLY EVENTS    MONTHLY EVENTS
•	 Adult	Bingo	 	 	 Adult	Cornhole
•	 Card	Games	 	 	 Atwood	Idol		
•	 Cooking	Class			 	 	 Adults	Crafts		
•	 Family	Softball	Game			 	 Ceramics
•	 Kiddie	Corner	 	 	 Garden	Coffee	Chat		
•	 Kiddie	Fun	Night	 	 	 Soccer	Games
•	 Line	Dance	Class	 	 	 Softball	Games
•	 Movie Night   Youth Fishing  
•	 Nature Hikes  
•	 Non-denominational	Church	Service	 	
•	 Golfing		

  
•	 Programming	Needs:	Public	input,	as	well	as	staff	and	administration	discussions	identified	

several	potential	program	elements	to	consider	adding:
 -  Develop a cost-of-service component for each program area to track direct and indirect costs as 

well as cost per experience

 -  Find out who each of the programs serves, by age segment, to determine who is left out of 

programs

 -  Tie programs to amenities and design future amenities to support revenue development

 -  Develop a pricing policy, pricing strategy, and registration program, with minimums and 

maximums, to determine when to hold or end a program

 -  Develop a stronger marketing effort to let onsite seasonal campers know what is being offered 

and to promote what is being offered to the region

 -  Ensure that parks offer more passive programs such as frisbee golf, fitness classes, and nature 

programs, as well as educational and self-guided programs

 -  Revamp the Camper Assistant Program

 -  Develop the Alive site as a permanent festival site with appropriate stage, seating area, 

restrooms, and concessions

 -  Add a sprayground to the park 

 -  Consider adding a miniature golf course

 -  Install or expand Wi-Fi in the parks

 -  Create a year-round program plan with registrations and fees to create value and improve 

market position

 -  Establish program standards for all programs

 -  Establish program performance measures to determine the quality, efficiency, and productivity of 

programs

ATWOOD LAKE PARK    
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MARKETING 
•	 For	this	park,	much	of	the	active	marketing	has	been	managed	by	the	concessionaire.		The	

image	the	lake	has	is	largely	due	to	the	concessionaire	and	the	Alive	Music	Festival.

•	 Discussions	of	future	development	should	coordinate	the	desires	of	the	MWCD	with	the	
existing	concessionaires.		The	input	of	other	businesses	associated	with	the	lake	should	
also	be	included	in	these	efforts.

 
POLICIES
•	 Management of the existing forces seems to accomplish the current goals for park 

management.	

•	 During	the	staff	and	administration	discussions	several	potential	management	policies	and	
measures	were	identified	for	consideration:
 -  Pricing policy

 -  Partnership policy

 -  Volunteer policy

 -  Cost-of-Service assessment and cost recovery policy

 -  Performance measures to track direct and indirect costs

 -  Earned income policy for the park 

 - Operations

OPERATIONS
•	 Of	all	of	the	parks,	Atwood	appears	to	be	the	most	developed	and	most	popular	for	active	

park	users.		It	combines	the	water	uses	with	the	upland	activities	well.		As	one	of	the	
largest	lakes,	Atwood	exemplifies	a	successful	park.		It	has	an	active	cabin	community	and	
boating	users	can	find	their	niche	whether	it	includes	sailing,	fishing,	skiing,	or	pontoon	
activities.		

•	 During	the	stakeholder	sessions	input	from	the	community	included	a	wide	range	of	desired	
changes	to	the	physical	environment	and	to	the	operations,	including:
 -  Upgrade electrical service in campgrounds to 50 amps

 - Establish high quality programs

 - Secure new and improved maintenance equipment

 - Create lot standards

 - Install high speed internet in the park

 - Build a new park office/welcome center

ATWOOD LAKE PARK    
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 - Create an active recreation hub area

 - Increase staff in key service areas to improve customer service

 - Implement an entrance beautification initiative to create sense of arrival

 - Remove pit toilets from facilities

 - Implement beach remodeling activities

 - Upgrade concession stand frontage on the lake

 - Install a zip-line

 - Improve and combine festival amenities

 - Create passive recreation activities

 - Create a formalized educational trail connection

 - Build a new maintenance building

 - Implement a stormwater management plan

 - Upgrade/refurbish shower houses/bathrooms

 - Offer Wi-Fi throughout the park

 - Upgrade the Activity Center

 - Create plans for festival expansion

 - Create accessibility

4.1.2. FACILITIES ASSESSMENT AND CONDITION
 
THE SITE
•	 The	causeway	to	Campground	F	(peninsula)	floods	an	average	of	two	times	a	year,	isolating	

the	campsites.

•	 The	maintenance	program	and	site	design	can	be	detailed	to	retain	the	high-quality	mowed	
lawn appearance at entryways while controlling maintenance costs in other areas through 
the	installation	of	natural	growth	areas.

PARK DATA
•	 Year	Opened:	 	 1937	(Dam	Constructed)
•	 Acres	of	Water:	 	 1,540
•	 Acres	of	Land:	 	 3,000
•	 Miles	of	Shoreline:		 28
•	 Horsepower	Limit:		 25

ATWOOD LAKE PARK    
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Atwood Lake Park

Park Amenities (Amenities located outside the campground areas but within park boundaries)
Yes No #

x 1
x 2
x 1
x 1
x 1

x
x

 x
x 10
x 1
x 2
x
x 1
x 2

x
x
x 1

x
x
x 1
x 1
x 1
x 3
x 4
x 1
x 1

x
x 1
x

x

Park Utilities
(not noted above) Yes No # 

x
x

Beach Changing Rooms
Boat Ramp

Activity Center
Amphitheater
Basketball Court
Beach Area Swimming

Horse Trails
Laundry Mat

Multi-purpose Courts
Multi-purpose Fields

Dumping Station

Shuffle Board Courts
Seawall for Docking

Cabins (Camper)

Dog Park

Cabins (Patio)
Cabins (Vacation)
Concession Stand
Docks

Due to replaced in near future

1 at each picnic area and 1 at Activity Center

Located at beach
1 at Vacation Cabinss and Courtesy Dock at beach

(Not noted above) Notes:

Small in Upper Nursery and Main Amp.

Fishing Piers 1 at Vacation Cabins, 1 Handicap Fishing pier near beach

At beach overflow
1 at vacation cabins    

At Activity Center
Softball Fields
Tennis Courts

At Activity Center

Loacated behind Act Ctr
No Pet areas Area F (Point)

Playground

Maintenance Shop/Area

Observation Tower
Park Office
Picnic Area
Picnic Shelter
Pit Toilets

(Utility Facilities located at your park and require monitoring by your staff)
Notes:

Sewer Treatment Plant
Water Treatment Plant

Lake Amenities (Amenities outside the park area that are maintained by the Park Staff and/or MWCD)
Yes No #

x 2
x 1
x 3
x 1

x
xAthletics Fields

Restroom facilities
Rest Area Facilities

Dam Structure
Boat Ramps

Lake Amenities
(not noted above) Notes:

Marina East and West Marina

Located at public boat ramp off of 212
Each Marina and 1 at 212 Public - access to Marina is limited

(Amenities outside the park area that are maintained by the Park Staff and/or MWCD)

4

Trails

Located behind Activity Center

1 at Vacation Cabins and Courtesy Dock at beach

X                          System of trails

X                    3

4
4
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ENTRANCE AND ARRIVAL
•	 The	park	entrance	is	not	well	defined;	the	marina	and	four	campgrounds	are	outside	of	the	

gate,	the	gate	being	adjacent	to	an	intersection.	The	progression	approaching	the	gate	
is	not	strong.		Once	inside	the	gate,	there	is	not	a	clear,	visual	arrival	path	to	the	activities	
building.	However,	the	alignment	of	the	approach	road	and	available	land	near	the	gate	
offer	opportunities	for	added	signage	and	entry	enhancements	that	could	greatly	improve	
the	park	identity	and	create	a	strong	sense	of	arrival.	 

•	 The	major	festivals	stretch	park	resources	and	parking,	leading	to	congestion	at	the	gate	
and	on	interior	park	roadways.	However,	plans	for	a	new	gatehouse	and	reconfigured	drive	
could	improve	the	general	appearance	and	help	handle	large	events	crowds.

CAMPGROUNDS
•	 Four	campgrounds	comprising	124	sites	are	outside	of	the	gate,	limiting	control	of	the	

campgrounds.

•	 There	is	a	demand	for	more	campsites,	and	land	is	available	for	campsites	to	be	
redesigned	and	enlarged	for	larger	RV’s.

CABINS
•	 Only	a	few	cabins	have	water	views.	There	is	demand,	and	available	land,	to	increase	the	

number	of	cabins.

ATWOOD LAKE PARK    
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•	 The	resort	cabin	point	offers	an	excellent	redevelopment	opportunity	for	up-to-date	
cabins,	additional	cabins	closer	to	the	lake,	and	additional	lake-oriented	development.	The	
existing	cabins	are	out	of	date,	with	limited	views,	mold	problems,	and	water	and	sewer	
deficiencies.	Clearing	and	landscape	improvements	will	improve	lake	views	for	renovated	or	
replacement	cabins.

 
AMENITIES
•	 The	activity	center	is	dated	and	inefficient;	it	does	not	appear	as	a	destination.

•	 Relocation	of	the	Park	Manager	office	offers	an	opportunity	to	redevelop	the	core	of	the	
park	at	the	activities	building	by	creating	a	more	visually	prominent	destination,	as	well	as	
clarifying	and	enhancing	the	arrival	experience.

•	 The	beach	can	be	upgraded	by	the	addition	of	inflatables,	a	covered	shelter,	and	
enhancements	to	the	concession	building.	These	improvements	may	also	increase	revenue.

•	 Access	to	and	promotion	of	the	observation	deck	can	be	improved	to	attract	multiple	age	
groups	by	adding	fitness	components	and	possibly	a	zip-line.	

•	 As	programs	are	added	or	expanded,	there	is	adequate	land	to	accommodate	facilities	for	
supporting	added	programs,	such	as	miniature	golf	and	other	activities.

•	 The	beach	is	a	destination	and	is	full	on	weekends,	providing	the	concessions	much	use.	
The	majority	(90%)	of	beach	users	just	come	to	the	park	for	the	beach,	many	users	are	
campers	(campers	use	the	boaters	beach). 

INFRASTRUCTURE
•	 The	park	is	served	by	two	power	companies,	American	Electric	Partners	(AEP)	and	Carroll	

Electric.	

•	 There	is	a	350,000	gallon	water	tank,	and	the	District	has	plans	to	expand	water	service.

4.1.3. OPPORTUNITIES AND CONSTRAINTS

CONSTRAINTS
•	 	The	park	entrance	is	not	well	defined;	the	marina	and	four	campgrounds	are	outside	of	the	

gate,	the	gate	being	adjacent	to	an	intersection.	The	progression	approaching	the	gate	
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is	not	strong.		Once	inside	the	gate,	there	is	not	a	clear,	visual	arrival	path	to	the	activities	
building.

  
•	 The	Activity	Center	is	dated	and	inefficient;	it	does	not	appear	as	a	clear	destination.
  
•	 Campsites	are	small,	some	are	very	small	for	modern	RVs,	and	others	are	not	usable.	Sites	

need	to	be	enlarged	which	will	reduce	numbers	in	existing	campgrounds.
  
•	 The	causeway	to	Campground	F	(peninsula)	floods	an	average	of	two	times	a	year,	isolating	

the	campsites.
  
•	 Four	campgrounds	comprising	124	sites	are	outside	the	gate,	limiting	control	and	access	

to	amenities.
  
•	 Camper	docks	line	the	shoreline	of	the	sites,	limiting	access	and	causing	slope	damage.
  
•	 Only	a	few	cabins	have	water	views,	but	clearing	can	allow	for	more.
  
•	 The	major	festivals	stretch	park	resources	and	parking,	leading	to	congestion	at	the	gate	

and	on	roads.
  
•	 Geese	and	lack	of	activity	opportunities	detract	from	the	quality	of	the	beach	experience.
  
•	 Generally,	users	desire	more	activities	than	are	available.
  
•	 Many	campsites	are	below	spillway	elevation,	limiting	use	and	adding	operation	costs.
  
•	 Shoreline	erosion/subsidence	threatens	campsites	and	limits	water	access.
  
•	 Developed	areas	of	the	park	are	losing	trees	to	age;	replacements	are	needed.

OPPORTUNITIES
•	 	The	alignment	of	the	approach	road	and	available	land	near	the	gate	offers	opportunities	for	

added	signage	and	entry	enhancements	that	could	greatly	improve	identity.	
  
•	 Plans	for	a	new	gatehouse	and	reconfigured	drive	could	improve	appearance	and	help	

handle	large	event	crowds.
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•	 	Relocation	of	the	Park	Manager	office	offers	an	opportunity	to	redevelop	the	core	of	the	
park	at	the	activities	building	by	creating	a	more	visually	prominent	destination,	as	well	as	
clarifying	and	enhancing	the	arrival	experience.

  
•	 The	Alive	Festival	and	Atwood	Area	Fall	Festival	expose	thousands	to	the	park.	Improved	

festival	facilities	could	encourage	expanded	park	use.
  
•	 Clearing	and	landscape	improvements	at	the	cabin	site	can	improve	lake	views	for	most	of	

the	cabins.
  
•	 There	is	a	demand	for	more	campsites;	campsites	can	be	redesigned	and	enlarged	for	

larger	RVs,	and	new	sites	developed	to	respond	to	demand.
  
•	 There	is	demand	for	a	significant	increase	in	the	number	of	cabins,	and	land	exists	for	

additional	cabins.
  
•	 The	beach	can	be	upgraded	by	the	addition	of	inflatables,	covered	shelter,	and	

enhancements	to	the	concession	building.	This	could	also	increase	revenue.
  
•	 Access	to	and	promotion	of	the	observation	deck	can	be	improved,	adding	fitness	

components	and	possibly	a	zip	line	to	add	activities	for	multiple	age	groups.

•	 As	programming	is	expanded,	there	is	adequate	land	to	accommodate	facilities	for	supporting	
added	programs,	such	as	miniature	golf	and	other	activities	at	the	Activities	Center.

•	 	The	maintenance	program	and	site	design	can	be	detailed	to	retain	the	high	quality	mowed	
lawn	appearance	through	the	entry	while	controlling	maintenance	costs.

  
•	 Comprehensive	design	of	shoreline	protection	for	the	causeway	to	Campground	F	could	

add	overlooks	to	take	advantage	of	views	to	the	lake	and	marina.

ATWOOD LAKE PARK    



129

MWCD Master Plan Report

4.1.4. NEEDS ASSESSMENT AND VISION

THEME
Special Events/Entertainment

 
VISION
Atwood	Lake	Park	is	envisioned	as	the	place	to	go	for	large	events	and	festivals,	with	modern	
full	hookup	campgrounds	and	signature	amenities	including;	a	Zip-line,	destination	play	area,	
and	beach	with	sprayground	and	water	play	equipment.	
•	 	Anchored	by	the	Alive	Music	Festival	in	June,	the	amphitheater	area	can	become	a	premier	

outdoor	entertainment	venue	for	the	region.	
  
•	 Atwood	is	also	an	outstanding	camping	park.	The	plan	envisions	most	of	its	652	full	

hookup	RV	campsites	and	all	of	its	10	cabins	having	lake	views	and	access	to	cluster	
docks.	The	plan	lays	out	RV	and	tent	campgrounds	to	allow	seasonal	campers	the	
enjoyment	of	an	uninterrupted	park	experience,	while	festival	campers	have	ample	camping	
and	parking	in	close	proximity.	

  
•	 The	core	of	the	park	should	be	centered	on	the	beach	area,	overlooking	the	beach	and	

Atwood	Lake.

SUMMARY PRIORITIES
•	 	Overall	Top	Priorities:

 - Add RV campsites in areas 19 and 20 on concept plan

 - Add paved, lighted trails connecting campsites, amenity sites, and events areas

•	 	Public	Input	Priorities:
 - Add paved, lighted trails and safe access through and between campsites and amenities

 - Upgrade utilities 

 - Add more fishing and observation piers

 - Improve the existing conditions and recreational opportunities, including water opportunities and 

overnight accommodations, as well as traditional recreation; about one-third of those surveyed 

desired this

•	 	Staff	Priorities:
 - Develop parking and controlled access

 - Create more primitive campsites
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 - Create a potential alternate park access or entrance

 - Hire a dedicated Programmer

 - Consider making the park a site for triathlons

 - Add more parking for events

 - Develop better control of fence to manage events access

 - Improve low-rental cabins 

 - Add zip-line(s)

 - Add campsites

•	 	Site	and	Facility	Assessment	Priorities:
 - Ensure that lake trail development is coordinated with Master Plan concepts

 - Develop park amenities

 - Reorganize the circulation and park uses to accommodate large events

 - Create water access to Atwood Resort; create water taxi connection to water and boat rentals

 - Plan sites to accommodate tent cities during events

 - Create more paved lighted trails

 - Redevelop park entrance to accommodate large event traffic

 - Repair shoreline erosion

4.1.5. PROGRAMS AND SERVICES PRIORITIES

ATWOOD LAKE PARK AS A DESTINATION LOCATION 
The	renovation	of	a	destination	park	such	as	
Atwood	Lake	Park	must	support	at	a	minimum,	
five	experiences	in	a	recreational	person’s	life	
(for	each	age	segment).		The	age	segments	in	a	
person’s	life	are	as	follows:
•	 	2-5	year-olds,	6-8	year-olds,	9-12	year-olds,	

13-15	year-olds,	16-18	year-olds,	19-30	
year-olds,	31-45	year-olds,	46-60	year-olds,	
61-70	year-olds,	71-75	year-olds,	76	years-
old	and	older

•	 The	pyramid	chart	demonstrates	how	
important it is to tie length of stay to 
programs	that	are	connected	to	recreational	
amenities	in	the	park.

ATWOOD LAKE PARK    



131

MWCD Master Plan Report

•	 	The	following	core	programming	areas	(next	page)	are	recommended,	as	well	as	additional	
amenities	that	support	at	least	five	experiences	per	age	segment	in	the	park	for	Phase	I	of	
the	park	improvements.

CORE PROGRAMS AND SERVICES
•	 The	table	on	the	following	page,	based	on	public	and	staff	input,	represents	a	sampling	of	

programs	that	can	be	offered	at	a	renovated	Atwood	Lake	Park.	

SPECIAL EVENTS
The	facilities	at	Atwood	Lake	Park	allow	programming	of	additional	regional	events	beyond	the	
Alive	and	Fall	Festivals.	To	fully	develop	that	potential,	the	existing	facilities	should	be	enhanced	
to	accommodate	more	frequent	festivals	(as	seen	on	the	following	page).
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4.1.6. ALTERNATIVES

The	intensity	of	the	Alive	Festival	and	Fall	Festival	drive	much	of	the	design	of	the	Atwood	
concepts.	Each	concept	presents	a	similar	organization	and	hierarchy	for	camping;	the	
differences	lie	in	the	organization	and	potential	phasing	of	the	park’s	core	area.	Both	concepts	
propose	building	a	new	modern	Park	Center/Activity	Center	closer	to	the	lake	with	views	of	the	
lake	and	beach.

COMMON ELEMENTS
•	 	Accommodations:

 - Two new full service campgrounds are proposed adjacent to the amphitheater and laid out with 

a pedestrian corridor through them to the amphitheater.

 - Existing campgrounds west of the existing activity center are redeveloped and the area 

expanded slightly as modern full-hookup RV campgrounds.

 - All campgrounds are organized as Premium or Standard for pricing.

 - The campgrounds outside the gate along CR 93/Atwood Road are redeveloped within their 

current footprint; they are connected to the beach and the rest of the park by bridges over the 

inlets that are designed to allow for small-boat passage underneath.

 - Additional land on the ridge beyond the Lookout tower is opened for primitive and group 

camping, as well as event parking.

 - Camper docks are consolidated into cluster docks in locations convenient to most campgrounds.

 - Tree house camping cabins are introduced near the existing cabins to add pricing and 

experience variety (Phase II option).

•	 Amenities:
 - The park is reorganized to accommodate all major festivals in the Amphitheater area, freeing up 

the campground behind the current Activity Center for seasonal camping.

 - New control points are added on the park road, the new back road, and the main walkway, to 

control access to the festival sites

 - New paved and lighted trails through the center of the campgrounds and along the main park 

road provide planned, orderly circulation from camping to the festival area and the amenity core.

 - The beach is upgraded with floating deck, water play equipment, and inflatables; the deck will 

have an improved beach, boardwalk, and sprayground.

 - A zip-line is added from the lookout tower to the beach area and possibly up to two other areas 

(Phase II additions).

 - Lawn areas along the park road are stabilized to prevent damage during wet events from parking 

on those lawns.
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•	 Infrastructure:
 - Utilities are upgraded throughout the park

 - The gatehouse/welcome center is upgraded with drive expansion and added parking

 - A new back road from the northeast adds access for events

 - A new road by the maintenance area provides access to the ridgetop area for events parking or 

group camping.

OPTION #1
•	 	The	Park	Center	and	Activity	Center	is	moved	to	the	wooded	knoll	behind	the	beach	area,	

with	views	over	the	beach	and	down	an	inlet	to	the	lake.
 - It has amenities such as a ropes course and adjacent sprayground.

 - The current activities center building is remodeled and repurposed as a recreation center for the 

campground and staging area for smaller events, using the lawn and grove areas along CR 93/ 

Atwood Road.

•	 	The	park	entrance	road	is	redirected	to	align	more	directly	on	a	path	to	the	beach,	leading	
visitors	directly	to	the	Park	Center.
 - The road to the amphitheater is configured as a side road, focusing park activities on the 

campgrounds, Park Center, and beach.

 - The new road to the Park Center traverses two small ridges and two ravines, revealing glimpses 

of the lake and inlets and highlighting the undulating landscape.

 - Campgrounds are accessed directly from the new main camp road.

•	 		A	large	parking	area	remains	near	the	beach	but	with	access	directly	from	the	new	park	
road.

OPTION #2
•	 		The	Park	Center	and	Activity	Center	are	moved	to	the	ridge	above	the	beach,	with	dramatic	

views	up	and	down	the	lake	and	overlooking	the	beach.

•	 	The	primary	recreation	area	concentrates	amenities	such	as	a	ropes	course,	destination	
playground,	sprayground	and	court	areas	on	the	knoll	north	of	the	beach.

•	 	The	park	entrance	road	follows	its	current	alignment,	but	is	punctuated	by	a	roundabout	
connecting	to	a	new	road,	which	in	turn	connects	directly	to	the	Park	Center	and	the	
beach.	
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•	 	The	new	road	the	Park	Center	follows	is	the	center	of	the	ridge	to	the	beach,	passing	
though	the	center	of	the	park	core	activities	area.	

•	 	The	open	area	south	of	the	park	road	is	a	flexible	area	usable	for	tent	camping,	parking,	or	
events.

•	 	This	option	creates	a	more	expansive	gathering	and	promenade	area	between	the	existing	
renovated	concession	building	and	the	new	Park	Center.

4.1.7. BUSINESS PLAN SUMMARY

ATWOOD LAKE PARK ORGANIZATIONAL STRUCTURE
•	 As	Atwood	Lake	Park	is	improved,	the	three	primary	goals	of	staff	will	be	to:

 -  Implement a standards-based maintenance program with a shift in the dedication of resources 

from repair and maintenance to preventative maintenance. This effort will ensure a high quality 

and consistent experience for visitors to Atwood Lake Park.

 -  Increase the presence of consistent law enforcement to enforce rules and regulations, deter illicit 

activity, and create a safe environment for visitors.

 -  Develop and increase traditional recreational opportunities for visitors to Atwood Lake.

 

•	 To	meet	these	goals,	the	Consulting	Team	
recommends	the	addition	of	one	full-time	
Ranger/Technician	and	one	Program	
Coordinator.		The	addition	of	these	two	
positions	will	increase	the	number	of	full-
time	staff	at	Atwood	Lake	Park	from	seven	
(7)	to	nine	(9).		The	table	to	the	right	details	
the	title	and	number	of	both	existing	and	
recommended	new	positions. 

•	 The	chart	on	the	next	page	depicts	the	recommended	functional	organizational	structure	
for	Atwood	Lake	Park,	including	existing	and	new	full-time,	part-time	and	seasonal	
positions.
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PRO FORMA
Based	on	all	operating	assumptions	set	forth	within	this	report,	Atwood	Lake	Park	is	projected	
to	have	an	annual	operational	cost	recovery	of	122%	of	direct	and	indirect	operating	costs.		
The	cost	recovery	remains	fairly	consistent	throughout	the	six	years	of	the	pro	forma.		The	pro	
forma	has	been	developed	with	the	following	specific	assumptions:

•	 Pricing Assumptions
 - Pricing is outlined for each functional program within the electronic Excel model and summarized 

within this report.

 - The pricing strategy will remain constant with each phase of improvements and is based on 

a medium cost and medium volume, meaning that pricing was determined based on typical 

market rates, which in turn were based on an average level of service.

 - Pricing is developed to achieve 122+% cost recovery, upon completion of recommended 

improvements.

 - Pricing based on projected market rates in five years.

 - Pricing is based on delivering high quality services with new, state of the art campground sites in place.

 - Pricing is based on the assumption that improvements and new amenities to the park add value 
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to visitor’s experiences.

 - Pricing provides for marketing/promotional discounts.

•	  Specific	Revenue	And	Expenditure	Assumptions 

 - 32% increase in campground and cabin/cottage sites upon completion of renovations in 2020.

 - 50% of campground will be occupied by 7 month Seasonal Campers.

 - 10% of campground will be occupied by Daily Campers from Labor Day to Memorial Day.

 - 10% of campground will be occupied by 30-Day Campers from Memorial Day to Labor Day.

 - 70% campground occupancy rate during the summer months.

 - 75% occupancy rate of Vacation Cabins/Cottages during the summer months =75% 

 - Admissions will be charged on weekends (Friday -Sunday) during the summer months.  

Admission will not be charged on weekdays (Monday – Thursday) during the summer months.

 - 10% of all overnight accommodations will be occupied on weekends during the shoulder 

months of April/May and September/October at a discounted rate.

 - 30% increase in non-personnel expenditures.

 - Addition of 2 full-time positions (Ranger/Technician and Program Coordinator).

 - 15% increase in full-time employee salary and benefits.

 - 15% increase in part-time employee wages.

 - Inclusion of 24% of main-office expenditures as indirect costs.

The	following	tables	summarize	the	Pro	Forma	following	complete	renovation:

Projected first year recovery upon completion of all Phase 1 renovations, which is expected to occur in 

2020.
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4.1.8. FACILITIES MASTER PLAN

PLAN OVERVIEW
Anchored	by	the	Alive	Music	Festival	in	June,	the	amphitheater	area	is	planned	to	become	a	
premier	outdoor	entertainment	venue	for	the	region.	Atwood	Lake	Park	is	the	primary	events	
and	entertainment	park	in	the	MWCD	system	and	in	the	region.	The	amphitheater	hosts	the	
annual	Alive	Festival,	one	of	the	largest	Christian	musical	festivals	in	the	country.	Permanent	
stage,	acoustic	and	lighting	improvements	will	support	programming	to	bring	additional	
events	to	the	amphitheater	throughout	the	summer.	Fall	Festival	adds	another	dimension	to	
the	park’s	entertainment	program.	Redevelopment	of	the	core	activities	area	of	the	park	and	
campgrounds	adjacent	to	the	amphitheater	will	help	expand	the	park’s	ability	to	host	additional	
festivals,	while	also	improving	and	expanding	both	seasonal	and	transient	camping.

Atwood	is	planned	as	an	outstanding	camping	park.	The	plan	envisions	most	of	its	650+	
full-hookup	RV	campsites	and	all	of	its	10	cabins	having	lake	views	and	access	to	cluster	
docks.	The	plan	lays	out	RV	and	tent	campgrounds	to	allow	seasonal	campers	the	chance	to	
enjoy	the	park,	uninterrupted	by	the	festivals;	while	festival	campers	have	19	group	campsites	
and	large	primitive	areas	to	afford	ample	close-in	camping	as	well	as	parking.	The	expanded	
modern	full-hookup,	campgrounds	with	new	or	renovated	ADA	compliant	restroom	and	
shower	house	buildings,	as	well	as	central	gathering	areas	in	each	campground,	will	meet	the	
demands	for	additional	seasonal	and	transient	camping.	The	plan	also	identifies	about	four	
acres	for	camper	storage	in	the	area	of	the	water	treatment	plant	north	of	the	Amphitheater.	
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The	area	would	contain	a	storage	building	of	about	30,000	SF,	with	outdoor	boat	and	trailer	
storage	and	parking.

Supporting	the	camping,	events,	and	festivals,	the	core	area	of	the	park	is	planned	to	be	
reorganized	and	expanded	with	added	amenities	including:	a	zip	line;	game	courts;	destination	
playgrounds;	expanded/improved	beach	and	water	recreation;	and	a	modern	activity	center	
overlooking	the	lake,	beach,	and	recreation	facilities.	These	amenities	will	be	connected	to	the	
campgrounds	and	festival	areas	by	an	extensive	integrated	hard	surface	and	soft-surface	trail	
system	with	key	portions	lighted.	

In	addition	to	an	enhanced	core,	the	park	gateway	will	be	redeveloped	to	better	welcome	
visitors	and	accommodate	event	vendors.	The	main	park	road	is	planned	to	be	realigned	to	
lead	through	the	park	to	the	new	Activities	Center	near	the	lake.	The	new	alignment	will	help	
to	provide	focus	to	the	park,	improve	access	to	the	primary	amenities,	and	better	separate	
camper	traffic	from	events	and	festival	traffic.	Open	multi-use	areas	in	the	center	of	the	park	are	
planned	to	be	stabilized	to	better	serve	events	parking	needs,	while	new	land	areas	on	the	hills	
above	the	lookout	tower	will	be	opened	up	for	both	parking	and	primitive	camping	for	events.	A	
new	road	from	the	northeast	will	improve	access	to	these	newly	developed	areas,	and	the	rest	
of	the	park.

Programs	for	campers	and	event	participants	will	expand	as	well,	adding	experiences	for	all	
age	groups	with	an	emphasis	on	family	activities.	With	improvements	to	the	cabins,	activity	
center	and	amenities,	programs	will	expand	into	the	shoulder	seasons	of	early	spring	and	late	
fall,	bringing	life	to	the	park,	as	well	as	opportunity	to	seasonal	and	daily	visitors	to	use	the	
parks	for	a	greater	portion	of	the	year.		

Shoreline	improvements	will	both	stabilize	the	shoreline	(limiting	loss	due	to	erosion	and	
sloughing)	and	also	enhance	the	natural	quality	of	the	lakeshore.	An	aid	to	that	effort	will	be	
consolidation	of	the	camper	docks	into	a	few	cluster	docks	placed	conveniently	for	campers	
in	areas	where	the	lake	bank	can	be	traversed	easily,	safely,	and	with	minimal	environmental	
damage.

PLAN HIGHLIGHTS/PHASE 1 RECOMMENDATIONS
•	 The	park	land	use	is	refined	to	more	clearly	define	festival	and	events	areas	for	improved	

management	and	increased	revenue	potential.

•	 The	central	core	is	reorganized	to	plan	for	a	modern	Activities	Center	overlooking	the	lake	
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and	beach,	surrounded	by	enhanced	recreation	and	beach	amenities	serving	both	campers	
and	events	visitors.

•	 New	RV	campground	adjacent	to	the	Amphitheater	improve	camping	and	vendor	areas	for	
events	while	freeing	up	the	existing	campgrounds	for	more	seasonal	campers.

•	 The	gateway	is	expanded	and	improved	for	a	more	welcoming	experience,	with	parking	for	
park	visitors	and	separate	queuing	areas	for	events	vendors.

•	 New	areas	on	the	ridges	are	opened	up	to	bring	more	event	parking	back	into	the	park	
while	expanding	primitive	and	group	camping	areas.

•	 Planned	hard-surface,	lighted	pedestrian	circulation	connects	campgrounds	to	amenities	
and	to	events	areas.

•	 Upgrade	the	Amphitheater	with	more	permanent	facilities	to	accommodate	more	frequent	
events.

•	 Enhanced	Beach	Amenities,	with	such	additions	as	spray	pad,	water	slide,	floating	deck,	
and	inflatables.

•	 Enhance	recreational	facilities	by	adding	zip-line,	destination	playground,	point	pavilion	
boardwalk,	and	viewing	pier.
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PARK ELEMENTS

1.   ARRIVAL ZONE/DOG PARK
2.   ENTRY ZONE AREA
3.   EVENTS AREA - REPURPOSE BLDG. & EVENTS AREA (LAWN)
4.   EVENTS AREA
5.   PARK CENTER - PRIMARY RECREATION AREA
6.   PARK CENTER PARKING (RENOVATE & TREE PLANTINGS)
7.   PARK CENTER - BEACH AREA & SPRAY PARK COMPONENTS
8.   SEASONAL RV  CAMPING - (62 PREMIUM/STANDARD SPACES)
9.   SEASONAL RV  CAMPING - (68 PREMIUM/STANDARD SPACES)
10.  SEASONAL RV  CAMPING - (72 PREMIUM/STANDARD SPACES)
11.  ROAD/IMPROVEMENTS TO PENINSULA SITE
12.  PENINSULA TRANSIENT RV CAMPING - (76 PREMIUM SPACES)
13.  SEASONAL/ RV CAMPING - (58 PREMIUM SPACES)
14.  SEASONAL/ RV CAMPING - (48 PREMIUM SPACES)
15.  SEASONAL/ RV CAMPING - (50 STANDARD SPACES)
16.  SEASONAL/ RV CAMPING - (30 STANDARD SPACES)
17.  PARKING RENOVATION (TREES AND LAWN)
18.  FLEX EVENT/TENT CAMP GROUND AREA 
19.  TRANSIENT RV CAMPING - (83 PREM. & STD. SPACES)
20.  TRANSIENT RV CAMPING - (105 PREM. & STD. SPACES)
21.  EVENTS AMPHITHEATER AREA (INCL. VENDOR SPACE & RESTROOMS)
22.  BOATERS BEACH 
23.  CABINS RENOVATION & AMENITIES PACKAGE
24.  PRIMITIVE CAMPING
25.  VIEW TOWER & SLEDDING AREA - ZIP-LINE START &.ROAD TO AREA
26.  GROUP CAMPGROUND (4 GROUP AREAS)
27.  TREE HOUSE/PLATFORM CAMPING
28.  TRAILS EXPANSION (+/- 3 MI)
29.  WASTE WATER TREATMENT & STORAGE
30.  MAINTENANCE SITE (8-10,000 SF BLDG. + YARD ETC)
31.  WATER STORAGE TANK
32.  POTENTIAL PARKING (400 CARS)/PRIMITIVE CAMPING
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PHASING STRATEGY
•	  The	phasing	approach	recommended	for	Atwood	Lake	Park	is	to	move	forward	with	

infrastructure	and	amenity	improvements	scheduled	in	the	2012	CIP,	and	focus	initial	major	
improvements	on	three	areas	by	adding	new	RV	campsites,	adding	essential	ADA	service	
facilities	(primarily	an	ADA	compliant	shower	house),	and	making	improvements	that	will	
enhance	and	expand	the	events	capabilities

 
•	 Redeveloping	an	RV	campground	can	be	expected	to	take	a	six	months	to	one	year,	which	

will	require	shutting	the	campsite	down	for	one	season.	
 
•	 To	retain	customers,	maintain	campsite	inventory,	and	sustain	revenues,	a	replacement	

campsite	should	be	in	place	before	an	existing	campground	is	closed	for	renovation.	
Therefore,	the	first	overnight	accommodation	improvement	recommended	for	Atwood	Lake	
Park	is	a	new	campground	in	Area	20,	adjacent	to	the	amphitheater.

 
•	 Once	the	first	new	campground	is	completed,	the	first	existing	campground,	in	Area	8,	can	

be	closed	for	redevelopment.	This	campground	is	in	greatest	need	for	a	complete	power	
system	replacement,	so	it	will	be	efficient	to	redevelop	the	entire	site	at	one	time.
 - Campers can be rotated to new campgrounds as they are completed and the campers’ 

campground comes on line for redevelopment.

 - Campers disrupted by moving will gain the benefit of a modern, comfortable, and full-hookup 

campsite for the season during which their campground is under construction.

 - This process allows MWCD to institute new policies on campground setup, storage and 

maintenance.

•	 	Infrastructure	should	keep	pace	with	accommodations
 - The first phase of the remote storage facility should begin concurrently with development of the first 

new RV campground, so that storage is available the day campers occupy the new campground.

 - Water, sewer and power upgrades to trunk lines must also keep pace with campground 

construction to ensure adequate facilities for supporting the new full hookups.

 
•	 As	campgrounds	are	redeveloped	to	new	higher	standards,	amenities	should	be	upgraded	

to	provide	a	level	of	benefit	comparable	to	the	upgraded	campgrounds.
 - Initial amenity improvements that should be planned to come on line concurrently with the first 

new RV campground include pavilion, playground, and boardwalk improvements at the beach. 

 - Some level of signature amenity that helps to solidify the brand should be built early in Phase I, 

at Atwood (that is the Amphitheater upgrade to a permanent stage).         

ATWOOD LAKE PARK    
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 - Other Phase I amenities for Atwood Lake Park include low-cost facilities with high potential 

revenue, and amenities (i.e. paved trails) that are essential to the operation of the primary 

campgrounds and the amphitheater/festival area.

4.1.9. CAPITAL IMPROVEMENT PLAN

•	 The	improvements	for	Phase	I	of	Atwood	Lake	Park	are	best	defined	by	three	major	areas:		
Infrastructure,	Facilities	and	Amenities,	and	Overnight	Accommodations	(campground).	

 
•	 The	tables	on	the	following	pages	illustrate	the	potential	costs	for	recommended	

improvements	arranged	by	year.	These	tables	represent	a	conceptual	staging	process	to	
accomplish	the	improvements	in	an	orderly	manner.	The	dates	represent	the	year	in	which	
each	phase	will	be	completed.
 - Infrastructure covers improvements not included in campgrounds.

 - Amenities and facilities are improvements to expand and enrich overnight experience and 

improve revenue. 

 - Accommodations tables illustrate progressive construction of new campsites and cabins, as well 

as reconstruction of existing campgrounds and cabins.

 
•	 Costs	are	based	on	2013	construction	cost	data,	and	include	estimating	contingency	and	

soft	costs	(design	and	permitting).	
 
•	 Costs	for	RV	campgrounds	are	based	on	a	full	hookup	campsite.
 
•	 The	Capital	Budget	should	anticipate	that	for	most	projects,	costs	for	soft	costs	should	

begin	to	be	incurred	two	years	before	the	scheduled	completion	date.

OVERNIGHT ACCOMMODATIONS, AMENITIES & FACILITIES, INFRASTRUCTURE 
TABLES
The	improvements	for	phase	one	of	Atwood	Lake	Park	are	best	defined	by	three	major	areas:		
Infrastructure,	Amenities	and	Facilities,	and	Overnight	Accommodations	(campgrounds	and	
cabins).	The	following	tables	provide	a	snapshot	of	the	phasing	to	accomplish	a	complex	
renovation	project	such	as	is	recommended.	Because	improvements	will	require	several	years	
to	complete,	costs	will	be	spread	over	several	years.	Likewise	increases	in	revenues	will	build	
over	several	years	as	improvements	are	made	and	rates	adjusted	over	time.	The	Pro	Forma	
assumes	that	improvements	listed	below	have	been	completed	and	rate	adjustments	have	
been	phased	in.
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ATWOOD LAKE PARK
Yearly Phase I Staging Summary
August 8, 2013

June 12, 2013

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐RV TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

8 Seasonal RV  Camping (premium & standard) 40 40 $0 0 0 $0 62 62 $1,550,000 62 62 $0 62 62 $0 62 62 $0 $1,550,000
9 Seasonal RV  Camping (premium & standard) 121 121 $0 121 121 $0 0 0 $0 68 68 $1,700,000 68 68 $0 68 68 $0 $1,700,000
10 Seasonal RV  Camping(premium & standard) 119 119 $0 119 119 $0 119 119 $0 0 0 $0 72 72 $1,450,000 72 72 $0 $1,450,000
12 Transient RV  Camping (Premium) 101 101 $0 101 101 $0 101 101 $0 101 101 $0 0 0 $0 76 76 $1,900,000 $1,900,000
13 Seasonal RV  Camping (Premium) 56 56 $0 56 56 $0 56 56 $0 0 0 $0 58 58 $1,450,000 58 58 $0 $1,450,000
14 Seasonal RV  Camping (Premium) 34 34 $0 34 34 $0 34 34 $0 34 34 $0 34 0 $0 48 48 $1,200,000 $1,200,000
15 Seasonal RV  Camping (Standard) 0 0 $0 0 0 $0 0 0 $0 50 50 $1,250,000 50 50 $0 50 50 $0 $1,250,000
16 Seasonal RV  Camping (Standard) 36 36 $0 36 36 $0 36 36 $0 36 36 $0 36 0 $0 30 30 $750,000 $750,000
19 Transient RV  Camping (Premium & Standard) 0 0 $0 0 0 $0 83 83 $2,075,000 83 83 $0 83 83 $0 83 83 $0 $2,075,000
20 Transient RV  Camping (Premium & Standard) 0 0 $0 105 105 $2,625,000 105 105 $0 105 105 $0 105 105 $0 105 105 $0 $2,625,000

TOTAL RV ACCOMMODATIONS 507 507 $0 572 572 $2,625,000 596 596 $3,625,000 539 539 $2,950,000 568 498 $2,900,000 652 652 $3,850,000 $15,950,000

 
Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐OTHER TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

26 Group Campground (4 group areas) 0 0 $0 $0 4 4 $150,000 4 4 $0 4 4 $0 4 4 $0 $150,000
23 Cabins Renovation & Amenities Package 10 10 $0 $0 $0 10 10 $1,700,000 10 10 $0 10 10 $0 $1,700,000
10 New ADA Compliant Shower House $350,000 $0 $0 $0 $0 $0 $350,000
24 Primitive Camping‐‐upgrades 15 15 $0 15 15 $100,000 15 15 $0 15 15 $0 15 15 $0 15 15 $0 $100,000

TOTAL OTHER ACCOMMODATIONS 25 25 $350,000 15 15 $100,000 19 19 $150,000 29 29 $1,700,000 29 29 $0 29 29 $0 $2,300,000

TOTAL OVERNIGHT ACCOMMODATIONS 532 532 $350,000 587 587 $2,725,000 615 615 $3,775,000 568 568 $4,650,000 597 527 $2,900,000 681 681 $3,850,000 $18,250,000

Map   
Area

AMENITIES & FACILITIES TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

21 Alive Projects $30,000 $30,000 $30,000 $30,000 $120,000
7 Beach Area $0
7      Upgrades $50,000 $50,000
7      Beach Playground $50,000 $50,000
7      Beach Toys $50,000 $50,000
7      fishing  Pier (floating) $50,000 $50,000
7      Pavilion/Overlook and boardwalk at Point $300,000 $300,000
7      Beach Area & Spray Park Components $1,250,000 $1,250,000
3 New Swing Set at Activity Center $4,000 $4,000
1 Boardwalk from Area 4 to Gate $50,000 $50,000
23 Existing Cabins
23      Seawall at Cabin Point $150,000 $150,000
23      Add Lake Access for Existing Cabins $30,000 $30,000
30 Maintenance $18,000 $17,000 $17,000 $16,000 $16,000 $16,000 $100,000
21 Events‐Amphitheater‐Area $1,500,000 $1,500,000
21 Events‐Control Gateways $150,000 $150,000
22 Boaters Beach  $0
3,4 Events Area ‐Repurpose Bldg. & Events Area (lawn) $700,000 $700,000
25 PH1 View Tower 
25      PH1 View Tower ‐‐ Zip line Start & Sledding Area  $1,000,000 $1,000,000
25      Zip Line $120,000 $120,000
5 Park Center‐Primary Court & Recreation Area $1,250,000 $1,250,000
6 Park Center Parking (renovate & tree plantings) $500,000 $500,000

Paved , lighted Trails (+/‐ 1.5‐mi) $250,000 $500,000 $750,000
Soft Surface Trails Expansion (+/‐ 3‐mi) $50,000 $100,000 $50,000 $200,000

7, 10, 13 Bridges $750,000 $750,000

TOTAL AMENITIES & FACILITIES 0 0 $332,000 0 0 $2,347,000 0 0 $3,467,000 0 0 $1,496,000 0 0 $1,466,000 0 0 $16,000 $9,124,000

Map   
Area

INFRASTRUCTURE TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

Survey Utilities $30,000 $30,000
Roadway & Slip Geotechnical Study & Design $40,000 $40,000
Water Infrastructure
     Water Line Replacement/Upgrades *
     Water Plant Demolition $15,000 $15,000
Sanitary Infrastructure
     Sanitary Sewer Upgrade * *
     Pit Toilet Replacements $300,000 $300,000
     Lift Station Rehabilitation * *
     Add Small Dump Stations $30,000 $30,000
Power Infrastructure

21      Amphitheater Electric Panel $75,000 $75,000
     Upgrade Area C $15,000 $15,000
     Upgrade Area A $55,000 $55,000
Gas Infrastructure
     Well Gas Line Check Valve Checking $5,000 $5,000
Infrastructure/Water treatment/Sewage etc. $1,000,000 $1,000,000 $500,000 $2,500,000
Roadway & Drainage

1,2      Gatehouse Roadway Improvements $355,000 $355,000
     Roadway Slip Repairs  $225,000 $225,000
     Ranger Boat Storage Building $86,000 $86,000

11      Road / Improvements to Transient Peninsula site $150,000 $150,000
17      Parking Renovation (trees and lawn) $100,000 $100,000

     Beach Grass Road $10,000 $10,000
     Boat Ramp Pavement Maintenance $17,000 $17,000
     Marina East Parking Lot Paving $50,000 $50,000
     Marina West Parking Lot Improvements $50,000 $50,000

1,2,3 Arrival Area Enhancements & Signage/Way finding $150,000 $150,000
3,17,18 Stabilized Lawn‐‐Events Parking $100,000 $100,000

2 Entry Zone Area $75,000 $75,000
Park Shoreline Stabilization $200,000 $250,000 $450,000

1,2 Gatehouse $0
1,2      Demolition $0 $0
2      Welcome Center $670,000 $670,000
1 Office Demolition $15,000 $15,000
30 Maintenance Facilities
30      Maintenance Garage Replacement $300,000 $300,000
30      Materials Storage Construction Area $5,000 $5,000
30      PH1 Maintenance Site (8‐10000 sf Bldg. yard etc.) $600,000 $600,000

TOTAL INFRASTRUCTURE 0 0 $1,153,000 0 0 $1,935,000 0 0 $1,680,000 0 0 $1,205,000 0 0 $500,000 0 0 $0 $6,473,000

TOTAL YEARLY PROJECTS 0 0 $1,835,000 0 0 $7,007,000 0 0 $8,922,000 0 0 $7,351,000 0 0 $4,866,000 0 0 $3,866,000 $33,847,000

YEAR 5 

YEAR 5 

YEAR 5 

YEAR 5 

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4



ATWOOD LAKE PARK
Yearly Phase I Staging Summary
August 8, 2013

June 12, 2013

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐RV TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

8 Seasonal RV  Camping (premium & standard) 40 40 $0 0 0 $0 62 62 $1,550,000 62 62 $0 62 62 $0 62 62 $0 $1,550,000
9 Seasonal RV  Camping (premium & standard) 121 121 $0 121 121 $0 0 0 $0 68 68 $1,700,000 68 68 $0 68 68 $0 $1,700,000
10 Seasonal RV  Camping(premium & standard) 119 119 $0 119 119 $0 119 119 $0 0 0 $0 72 72 $1,450,000 72 72 $0 $1,450,000
12 Transient RV  Camping (Premium) 101 101 $0 101 101 $0 101 101 $0 101 101 $0 0 0 $0 76 76 $1,900,000 $1,900,000
13 Seasonal RV  Camping (Premium) 56 56 $0 56 56 $0 56 56 $0 0 0 $0 58 58 $1,450,000 58 58 $0 $1,450,000
14 Seasonal RV  Camping (Premium) 34 34 $0 34 34 $0 34 34 $0 34 34 $0 34 0 $0 48 48 $1,200,000 $1,200,000
15 Seasonal RV  Camping (Standard) 0 0 $0 0 0 $0 0 0 $0 50 50 $1,250,000 50 50 $0 50 50 $0 $1,250,000
16 Seasonal RV  Camping (Standard) 36 36 $0 36 36 $0 36 36 $0 36 36 $0 36 0 $0 30 30 $750,000 $750,000
19 Transient RV  Camping (Premium & Standard) 0 0 $0 0 0 $0 83 83 $2,075,000 83 83 $0 83 83 $0 83 83 $0 $2,075,000
20 Transient RV  Camping (Premium & Standard) 0 0 $0 105 105 $2,625,000 105 105 $0 105 105 $0 105 105 $0 105 105 $0 $2,625,000

TOTAL RV ACCOMMODATIONS 507 507 $0 572 572 $2,625,000 596 596 $3,625,000 539 539 $2,950,000 568 498 $2,900,000 652 652 $3,850,000 $15,950,000

 
Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐OTHER TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

26 Group Campground (4 group areas) 0 0 $0 $0 4 4 $150,000 4 4 $0 4 4 $0 4 4 $0 $150,000
23 Cabins Renovation & Amenities Package 10 10 $0 $0 $0 10 10 $1,700,000 10 10 $0 10 10 $0 $1,700,000
10 New ADA Compliant Shower House $350,000 $0 $0 $0 $0 $0 $350,000
24 Primitive Camping‐‐upgrades 15 15 $0 15 15 $100,000 15 15 $0 15 15 $0 15 15 $0 15 15 $0 $100,000

TOTAL OTHER ACCOMMODATIONS 25 25 $350,000 15 15 $100,000 19 19 $150,000 29 29 $1,700,000 29 29 $0 29 29 $0 $2,300,000

TOTAL OVERNIGHT ACCOMMODATIONS 532 532 $350,000 587 587 $2,725,000 615 615 $3,775,000 568 568 $4,650,000 597 527 $2,900,000 681 681 $3,850,000 $18,250,000

Map   
Area

AMENITIES & FACILITIES TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

21 Alive Projects $30,000 $30,000 $30,000 $30,000 $120,000
7 Beach Area $0
7      Upgrades $50,000 $50,000
7      Beach Playground $50,000 $50,000
7      Beach Toys $50,000 $50,000
7      fishing  Pier (floating) $50,000 $50,000
7      Pavilion/Overlook and boardwalk at Point $300,000 $300,000
7      Beach Area & Spray Park Components $1,250,000 $1,250,000
3 New Swing Set at Activity Center $4,000 $4,000
1 Boardwalk from Area 4 to Gate $50,000 $50,000
23 Existing Cabins
23      Seawall at Cabin Point $150,000 $150,000
23      Add Lake Access for Existing Cabins $30,000 $30,000
30 Maintenance $18,000 $17,000 $17,000 $16,000 $16,000 $16,000 $100,000
21 Events‐Amphitheater‐Area $1,500,000 $1,500,000
21 Events‐Control Gateways $150,000 $150,000
22 Boaters Beach  $0
3,4 Events Area ‐Repurpose Bldg. & Events Area (lawn) $700,000 $700,000
25 PH1 View Tower 
25      PH1 View Tower ‐‐ Zip line Start & Sledding Area  $1,000,000 $1,000,000
25      Zip Line $120,000 $120,000
5 Park Center‐Primary Court & Recreation Area $1,250,000 $1,250,000
6 Park Center Parking (renovate & tree plantings) $500,000 $500,000

Paved , lighted Trails (+/‐ 1.5‐mi) $250,000 $500,000 $750,000
Soft Surface Trails Expansion (+/‐ 3‐mi) $50,000 $100,000 $50,000 $200,000

7, 10, 13 Bridges $750,000 $750,000

TOTAL AMENITIES & FACILITIES 0 0 $332,000 0 0 $2,347,000 0 0 $3,467,000 0 0 $1,496,000 0 0 $1,466,000 0 0 $16,000 $9,124,000

Map   
Area

INFRASTRUCTURE TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

Survey Utilities $30,000 $30,000
Roadway & Slip Geotechnical Study & Design $40,000 $40,000
Water Infrastructure
     Water Line Replacement/Upgrades *
     Water Plant Demolition $15,000 $15,000
Sanitary Infrastructure
     Sanitary Sewer Upgrade * *
     Pit Toilet Replacements $300,000 $300,000
     Lift Station Rehabilitation * *
     Add Small Dump Stations $30,000 $30,000
Power Infrastructure

21      Amphitheater Electric Panel $75,000 $75,000
     Upgrade Area C $15,000 $15,000
     Upgrade Area A $55,000 $55,000
Gas Infrastructure
     Well Gas Line Check Valve Checking $5,000 $5,000
Infrastructure/Water treatment/Sewage etc. $1,000,000 $1,000,000 $500,000 $2,500,000
Roadway & Drainage

1,2      Gatehouse Roadway Improvements $355,000 $355,000
     Roadway Slip Repairs  $225,000 $225,000
     Ranger Boat Storage Building $86,000 $86,000

11      Road / Improvements to Transient Peninsula site $150,000 $150,000
17      Parking Renovation (trees and lawn) $100,000 $100,000

     Beach Grass Road $10,000 $10,000
     Boat Ramp Pavement Maintenance $17,000 $17,000
     Marina East Parking Lot Paving $50,000 $50,000
     Marina West Parking Lot Improvements $50,000 $50,000

1,2,3 Arrival Area Enhancements & Signage/Way finding $150,000 $150,000
3,17,18 Stabilized Lawn‐‐Events Parking $100,000 $100,000

2 Entry Zone Area $75,000 $75,000
Park Shoreline Stabilization $200,000 $250,000 $450,000

1,2 Gatehouse $0
1,2      Demolition $0 $0
2      Welcome Center $670,000 $670,000
1 Office Demolition $15,000 $15,000
30 Maintenance Facilities
30      Maintenance Garage Replacement $300,000 $300,000
30      Materials Storage Construction Area $5,000 $5,000
30      PH1 Maintenance Site (8‐10000 sf Bldg. yard etc.) $600,000 $600,000

TOTAL INFRASTRUCTURE 0 0 $1,153,000 0 0 $1,935,000 0 0 $1,680,000 0 0 $1,205,000 0 0 $500,000 0 0 $0 $6,473,000

TOTAL YEARLY PROJECTS 0 0 $1,835,000 0 0 $7,007,000 0 0 $8,922,000 0 0 $7,351,000 0 0 $4,866,000 0 0 $3,866,000 $33,847,000

YEAR 5 

YEAR 5 

YEAR 5 

YEAR 5 

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4



ATWOOD LAKE PARK
Yearly Phase I Staging Summary
August 8, 2013

June 12, 2013

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐RV TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

8 Seasonal RV  Camping (premium & standard) 40 40 $0 0 0 $0 62 62 $1,550,000 62 62 $0 62 62 $0 62 62 $0 $1,550,000
9 Seasonal RV  Camping (premium & standard) 121 121 $0 121 121 $0 0 0 $0 68 68 $1,700,000 68 68 $0 68 68 $0 $1,700,000
10 Seasonal RV  Camping(premium & standard) 119 119 $0 119 119 $0 119 119 $0 0 0 $0 72 72 $1,450,000 72 72 $0 $1,450,000
12 Transient RV  Camping (Premium) 101 101 $0 101 101 $0 101 101 $0 101 101 $0 0 0 $0 76 76 $1,900,000 $1,900,000
13 Seasonal RV  Camping (Premium) 56 56 $0 56 56 $0 56 56 $0 0 0 $0 58 58 $1,450,000 58 58 $0 $1,450,000
14 Seasonal RV  Camping (Premium) 34 34 $0 34 34 $0 34 34 $0 34 34 $0 34 0 $0 48 48 $1,200,000 $1,200,000
15 Seasonal RV  Camping (Standard) 0 0 $0 0 0 $0 0 0 $0 50 50 $1,250,000 50 50 $0 50 50 $0 $1,250,000
16 Seasonal RV  Camping (Standard) 36 36 $0 36 36 $0 36 36 $0 36 36 $0 36 0 $0 30 30 $750,000 $750,000
19 Transient RV  Camping (Premium & Standard) 0 0 $0 0 0 $0 83 83 $2,075,000 83 83 $0 83 83 $0 83 83 $0 $2,075,000
20 Transient RV  Camping (Premium & Standard) 0 0 $0 105 105 $2,625,000 105 105 $0 105 105 $0 105 105 $0 105 105 $0 $2,625,000

TOTAL RV ACCOMMODATIONS 507 507 $0 572 572 $2,625,000 596 596 $3,625,000 539 539 $2,950,000 568 498 $2,900,000 652 652 $3,850,000 $15,950,000

 
Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐OTHER TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

26 Group Campground (4 group areas) 0 0 $0 $0 4 4 $150,000 4 4 $0 4 4 $0 4 4 $0 $150,000
23 Cabins Renovation & Amenities Package 10 10 $0 $0 $0 10 10 $1,700,000 10 10 $0 10 10 $0 $1,700,000
10 New ADA Compliant Shower House $350,000 $0 $0 $0 $0 $0 $350,000
24 Primitive Camping‐‐upgrades 15 15 $0 15 15 $100,000 15 15 $0 15 15 $0 15 15 $0 15 15 $0 $100,000

TOTAL OTHER ACCOMMODATIONS 25 25 $350,000 15 15 $100,000 19 19 $150,000 29 29 $1,700,000 29 29 $0 29 29 $0 $2,300,000

TOTAL OVERNIGHT ACCOMMODATIONS 532 532 $350,000 587 587 $2,725,000 615 615 $3,775,000 568 568 $4,650,000 597 527 $2,900,000 681 681 $3,850,000 $18,250,000

Map   
Area

AMENITIES & FACILITIES TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

21 Alive Projects $30,000 $30,000 $30,000 $30,000 $120,000
7 Beach Area $0
7      Upgrades $50,000 $50,000
7      Beach Playground $50,000 $50,000
7      Beach Toys $50,000 $50,000
7      fishing  Pier (floating) $50,000 $50,000
7      Pavilion/Overlook and boardwalk at Point $300,000 $300,000
7      Beach Area & Spray Park Components $1,250,000 $1,250,000
3 New Swing Set at Activity Center $4,000 $4,000
1 Boardwalk from Area 4 to Gate $50,000 $50,000
23 Existing Cabins
23      Seawall at Cabin Point $150,000 $150,000
23      Add Lake Access for Existing Cabins $30,000 $30,000
30 Maintenance $18,000 $17,000 $17,000 $16,000 $16,000 $16,000 $100,000
21 Events‐Amphitheater‐Area $1,500,000 $1,500,000
21 Events‐Control Gateways $150,000 $150,000
22 Boaters Beach  $0
3,4 Events Area ‐Repurpose Bldg. & Events Area (lawn) $700,000 $700,000
25 PH1 View Tower 
25      PH1 View Tower ‐‐ Zip line Start & Sledding Area  $1,000,000 $1,000,000
25      Zip Line $120,000 $120,000
5 Park Center‐Primary Court & Recreation Area $1,250,000 $1,250,000
6 Park Center Parking (renovate & tree plantings) $500,000 $500,000

Paved , lighted Trails (+/‐ 1.5‐mi) $250,000 $500,000 $750,000
Soft Surface Trails Expansion (+/‐ 3‐mi) $50,000 $100,000 $50,000 $200,000

7, 10, 13 Bridges $750,000 $750,000

TOTAL AMENITIES & FACILITIES 0 0 $332,000 0 0 $2,347,000 0 0 $3,467,000 0 0 $1,496,000 0 0 $1,466,000 0 0 $16,000 $9,124,000

Map   
Area

INFRASTRUCTURE TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

Survey Utilities $30,000 $30,000
Roadway & Slip Geotechnical Study & Design $40,000 $40,000
Water Infrastructure
     Water Line Replacement/Upgrades *
     Water Plant Demolition $15,000 $15,000
Sanitary Infrastructure
     Sanitary Sewer Upgrade * *
     Pit Toilet Replacements $300,000 $300,000
     Lift Station Rehabilitation * *
     Add Small Dump Stations $30,000 $30,000
Power Infrastructure

21      Amphitheater Electric Panel $75,000 $75,000
     Upgrade Area C $15,000 $15,000
     Upgrade Area A $55,000 $55,000
Gas Infrastructure
     Well Gas Line Check Valve Checking $5,000 $5,000
Infrastructure/Water treatment/Sewage etc. $1,000,000 $1,000,000 $500,000 $2,500,000
Roadway & Drainage

1,2      Gatehouse Roadway Improvements $355,000 $355,000
     Roadway Slip Repairs  $225,000 $225,000
     Ranger Boat Storage Building $86,000 $86,000

11      Road / Improvements to Transient Peninsula site $150,000 $150,000
17      Parking Renovation (trees and lawn) $100,000 $100,000

     Beach Grass Road $10,000 $10,000
     Boat Ramp Pavement Maintenance $17,000 $17,000
     Marina East Parking Lot Paving $50,000 $50,000
     Marina West Parking Lot Improvements $50,000 $50,000

1,2,3 Arrival Area Enhancements & Signage/Way finding $150,000 $150,000
3,17,18 Stabilized Lawn‐‐Events Parking $100,000 $100,000

2 Entry Zone Area $75,000 $75,000
Park Shoreline Stabilization $200,000 $250,000 $450,000

1,2 Gatehouse $0
1,2      Demolition $0 $0
2      Welcome Center $670,000 $670,000
1 Office Demolition $15,000 $15,000
30 Maintenance Facilities
30      Maintenance Garage Replacement $300,000 $300,000
30      Materials Storage Construction Area $5,000 $5,000
30      PH1 Maintenance Site (8‐10000 sf Bldg. yard etc.) $600,000 $600,000

TOTAL INFRASTRUCTURE 0 0 $1,153,000 0 0 $1,935,000 0 0 $1,680,000 0 0 $1,205,000 0 0 $500,000 0 0 $0 $6,473,000

TOTAL YEARLY PROJECTS 0 0 $1,835,000 0 0 $7,007,000 0 0 $8,922,000 0 0 $7,351,000 0 0 $4,866,000 0 0 $3,866,000 $33,847,000

YEAR 5 

YEAR 5 

YEAR 5 

YEAR 5 

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4



ATWOOD LAKE PARK
Yearly Phase I Staging Summary
August 8, 2013

June 12, 2013

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐RV TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

8 Seasonal RV  Camping (premium & standard) 40 40 $0 0 0 $0 62 62 $1,550,000 62 62 $0 62 62 $0 62 62 $0 $1,550,000
9 Seasonal RV  Camping (premium & standard) 121 121 $0 121 121 $0 0 0 $0 68 68 $1,700,000 68 68 $0 68 68 $0 $1,700,000
10 Seasonal RV  Camping(premium & standard) 119 119 $0 119 119 $0 119 119 $0 0 0 $0 72 72 $1,450,000 72 72 $0 $1,450,000
12 Transient RV  Camping (Premium) 101 101 $0 101 101 $0 101 101 $0 101 101 $0 0 0 $0 76 76 $1,900,000 $1,900,000
13 Seasonal RV  Camping (Premium) 56 56 $0 56 56 $0 56 56 $0 0 0 $0 58 58 $1,450,000 58 58 $0 $1,450,000
14 Seasonal RV  Camping (Premium) 34 34 $0 34 34 $0 34 34 $0 34 34 $0 34 0 $0 48 48 $1,200,000 $1,200,000
15 Seasonal RV  Camping (Standard) 0 0 $0 0 0 $0 0 0 $0 50 50 $1,250,000 50 50 $0 50 50 $0 $1,250,000
16 Seasonal RV  Camping (Standard) 36 36 $0 36 36 $0 36 36 $0 36 36 $0 36 0 $0 30 30 $750,000 $750,000
19 Transient RV  Camping (Premium & Standard) 0 0 $0 0 0 $0 83 83 $2,075,000 83 83 $0 83 83 $0 83 83 $0 $2,075,000
20 Transient RV  Camping (Premium & Standard) 0 0 $0 105 105 $2,625,000 105 105 $0 105 105 $0 105 105 $0 105 105 $0 $2,625,000

TOTAL RV ACCOMMODATIONS 507 507 $0 572 572 $2,625,000 596 596 $3,625,000 539 539 $2,950,000 568 498 $2,900,000 652 652 $3,850,000 $15,950,000

 
Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐OTHER TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

26 Group Campground (4 group areas) 0 0 $0 $0 4 4 $150,000 4 4 $0 4 4 $0 4 4 $0 $150,000
23 Cabins Renovation & Amenities Package 10 10 $0 $0 $0 10 10 $1,700,000 10 10 $0 10 10 $0 $1,700,000
10 New ADA Compliant Shower House $350,000 $0 $0 $0 $0 $0 $350,000
24 Primitive Camping‐‐upgrades 15 15 $0 15 15 $100,000 15 15 $0 15 15 $0 15 15 $0 15 15 $0 $100,000

TOTAL OTHER ACCOMMODATIONS 25 25 $350,000 15 15 $100,000 19 19 $150,000 29 29 $1,700,000 29 29 $0 29 29 $0 $2,300,000

TOTAL OVERNIGHT ACCOMMODATIONS 532 532 $350,000 587 587 $2,725,000 615 615 $3,775,000 568 568 $4,650,000 597 527 $2,900,000 681 681 $3,850,000 $18,250,000

Map   
Area

AMENITIES & FACILITIES TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

21 Alive Projects $30,000 $30,000 $30,000 $30,000 $120,000
7 Beach Area $0
7      Upgrades $50,000 $50,000
7      Beach Playground $50,000 $50,000
7      Beach Toys $50,000 $50,000
7      fishing  Pier (floating) $50,000 $50,000
7      Pavilion/Overlook and boardwalk at Point $300,000 $300,000
7      Beach Area & Spray Park Components $1,250,000 $1,250,000
3 New Swing Set at Activity Center $4,000 $4,000
1 Boardwalk from Area 4 to Gate $50,000 $50,000
23 Existing Cabins
23      Seawall at Cabin Point $150,000 $150,000
23      Add Lake Access for Existing Cabins $30,000 $30,000
30 Maintenance $18,000 $17,000 $17,000 $16,000 $16,000 $16,000 $100,000
21 Events‐Amphitheater‐Area $1,500,000 $1,500,000
21 Events‐Control Gateways $150,000 $150,000
22 Boaters Beach  $0
3,4 Events Area ‐Repurpose Bldg. & Events Area (lawn) $700,000 $700,000
25 PH1 View Tower 
25      PH1 View Tower ‐‐ Zip line Start & Sledding Area  $1,000,000 $1,000,000
25      Zip Line $120,000 $120,000
5 Park Center‐Primary Court & Recreation Area $1,250,000 $1,250,000
6 Park Center Parking (renovate & tree plantings) $500,000 $500,000

Paved , lighted Trails (+/‐ 1.5‐mi) $250,000 $500,000 $750,000
Soft Surface Trails Expansion (+/‐ 3‐mi) $50,000 $100,000 $50,000 $200,000

7, 10, 13 Bridges $750,000 $750,000

TOTAL AMENITIES & FACILITIES 0 0 $332,000 0 0 $2,347,000 0 0 $3,467,000 0 0 $1,496,000 0 0 $1,466,000 0 0 $16,000 $9,124,000

Map   
Area

INFRASTRUCTURE TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

Survey Utilities $30,000 $30,000
Roadway & Slip Geotechnical Study & Design $40,000 $40,000
Water Infrastructure
     Water Line Replacement/Upgrades *
     Water Plant Demolition $15,000 $15,000
Sanitary Infrastructure
     Sanitary Sewer Upgrade * *
     Pit Toilet Replacements $300,000 $300,000
     Lift Station Rehabilitation * *
     Add Small Dump Stations $30,000 $30,000
Power Infrastructure

21      Amphitheater Electric Panel $75,000 $75,000
     Upgrade Area C $15,000 $15,000
     Upgrade Area A $55,000 $55,000
Gas Infrastructure
     Well Gas Line Check Valve Checking $5,000 $5,000
Infrastructure/Water treatment/Sewage etc. $1,000,000 $1,000,000 $500,000 $2,500,000
Roadway & Drainage

1,2      Gatehouse Roadway Improvements $355,000 $355,000
     Roadway Slip Repairs  $225,000 $225,000
     Ranger Boat Storage Building $86,000 $86,000

11      Road / Improvements to Transient Peninsula site $150,000 $150,000
17      Parking Renovation (trees and lawn) $100,000 $100,000

     Beach Grass Road $10,000 $10,000
     Boat Ramp Pavement Maintenance $17,000 $17,000
     Marina East Parking Lot Paving $50,000 $50,000
     Marina West Parking Lot Improvements $50,000 $50,000

1,2,3 Arrival Area Enhancements & Signage/Way finding $150,000 $150,000
3,17,18 Stabilized Lawn‐‐Events Parking $100,000 $100,000

2 Entry Zone Area $75,000 $75,000
Park Shoreline Stabilization $200,000 $250,000 $450,000

1,2 Gatehouse $0
1,2      Demolition $0 $0
2      Welcome Center $670,000 $670,000
1 Office Demolition $15,000 $15,000
30 Maintenance Facilities
30      Maintenance Garage Replacement $300,000 $300,000
30      Materials Storage Construction Area $5,000 $5,000
30      PH1 Maintenance Site (8‐10000 sf Bldg. yard etc.) $600,000 $600,000

TOTAL INFRASTRUCTURE 0 0 $1,153,000 0 0 $1,935,000 0 0 $1,680,000 0 0 $1,205,000 0 0 $500,000 0 0 $0 $6,473,000

TOTAL YEARLY PROJECTS 0 0 $1,835,000 0 0 $7,007,000 0 0 $8,922,000 0 0 $7,351,000 0 0 $4,866,000 0 0 $3,866,000 $33,847,000

YEAR 5 
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CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4
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4.2 CHARLES MILL LAKE PARK

4.2.1. EXISTING PROGRAMS, POLICIES AND OPERATIONS

PROGRAMS
•	 Activities

 - The programs offered at Charles Mill Lake Park are as follows:  

ONE-TIME SEASONAL EVENTS
•	 Opening	Weekend	Easter	Egg	Hunt	 Family	Fun	Time
•	 Red	White	and	Blue	Weekend	 	 Bingo	Mania	Saturday
•	 Las	Vegas	Weekend	 	 	 Mother’s	Day	Weekend	
•	 Christmas	in	July	 	 	 	 Armed	Forces	Weekend
•	 Dog	Days	of	Summer	 	 	 Memorial	Day	Weekend
•	 Super	Soaker	Weekend	 	 	 Campers	Appreciation	Weekend		
•	 Cast	Iron	Cooking	Pig	Roast	 	 Father’s	Day	and	Car	Show	Weekend	
•	 Carnival	Weekend	 	 	 	 Sport	Mania	and	Pasta	Dinner		
•	 Labor	Day	Weekend	 	 	 Talent	Show	Weekend	and	Fish	Fry
•	 Western	Steak	Night	and	Music	 	 Spooky	Scarecrow	Weekend
•	 Chili Cook Off
 
WEEKLY EVENTS
•	 Adult	Water	Aerobics		

  
•	 Programming	Needs:		The	following	key	recreation	programming	elements	need	to	be	

addressed:
 -  Expand programs offered for most of the events to include more than just adults. 

 -  Consider more programs for families and kids.

 -  Track the true cost for providing the programs, as currently the programs are offered at no cost 

to the park users.

 -  Establish a pricing policy to determine the cost and pricing structure.

 -  Establish program standards.

 -  Establish or increase the budget to promote the programs to bring people into the parks.

 -  Create a program plan for the park that outlines weekly, monthly and seasonal programs. 

CHARLES MILL LAKE PARK    
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MARKETING 
•	 Communications	between	the	community	and	the	park	are	weak	and	efforts	to	strengthen	

the	ties	may	have	a	positive	effect	on	local	attendance	and	an	improvement	with	the	
community.

POLICIES
•	 During	the	staff	and	administration	discussions,	several	potential	management	policies	

were	identified	for	consideration:
 -  Pricing policy 

 - Cost recovery strategy for each type of program 

 - Volunteer policy 

 - Earned-income policy for the park 

OPERATIONS
•	 Public	input,	and	staff,	and	administration	discussions	identified	several	potential	

improvements	for	consideration:
 - Upgrade electrical service in campgrounds to 75 amps

 - Provide more water to campers throughout the park

 - Install a sewer system

 - Provide full hook-up lots

 - Create concrete camper pads 

 - Upgrade all four shower houses 

 - Install Wi Fi in the park

 - Install sprayground near the beach

 - Build a gate house and new entrance at Eagle Point

 - Raise the elevation of the roadway to the beach and add a new Activity Center

 - Install four new playground units 

 - Build new full-service six-person cabins on the Peninsula 

 - Move the main camp gatehouse for better security

 - Install handicap fishing pier

 - Widen the roads in the park and add pathways

 - Create mini golf course

 - Renovate camper lots for pull through access

 - Upgrade all shelters  

 - Increase staffing levels

CHARLES MILL LAKE PARK    
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4.2.2. FACILITIES ASSESSMENT AND CONDITION
 
PARK DATA
•	 Year	Opened:	 	 1935	(Dam	Constructed)
•	 Acres	of	Water:	 	 1,350
•	 Acres	of	Land:	 	 2,000
•	 Miles	of	Shoreline:		 34
•	 Horsepower	Limit:		 10

CHARLES MILL LAKE PARK    

Charles Mill Lake Park

Park Amenities (Amenities located outside the campground areas but within park boundaries)
Yes No #

x 1
x 0

x 3
x 1
x 1
x 2

Cabins (Camper) x 0
x 3

x 0
x 1

x 3
x 2

x 2
x 0
x 0

x 1
x 0

x 1
x 1
x 1
x 1
x 3
x 5
x 6
x 5
x 1
x 2
x 1
 x 0

Park Utilities
(not noted above) Yes No # 

x
x

(Utility Facilities located at your park and require monitoring by your staff)
Notes:

Sewer Treatment Plant
Water Treatment Plant

Softball Fields
Tennis Courts

Ballfied
No Pet areas 63 lots no pet at Eagle point

Playground

Maintenance Shop/Area

Fishing Piers

Total on park grounds

Eagle Point camp 
Main camp

3 cluster docks 60 slips

Shuffle Board Courts
Swimming pool

Observation Tower
Park Office
Picnic Area
Picnic Shelter
Pit Toilets

(Not noted above) Notes:

Messerly building being constructed in 2013
1800 seat ampitheatere Johnny Appleseed

One small registration office at Eagle Point

Total on park grounds

Horse Trails
Laundry Mat

Multi-purpose Courts
Multi-purpose Fields

Cabins (Patio)
Cabins (Vacation)
Concession Stand
Docks
Dumping Station

Beach Changing Rooms
Boat Ramp

Activity Center
Amphitheater
Basketball Court
Beach Area Swimming

(Amenities outside the park area that are maintained by the Park Staff and/or MWCD)Lake Amenities
Yes No #

x 1
x 1
x 2
x 1
x

R/C track x For remote controlled cars
Beach area
Porta john located at public launch at St Rt 430
One at Main camp and One on St Rt 430

(Amenities outside the park area that are maintained by the Park Staff and/or MWCD)

Dam Structure
Boat Ramps

Lake Amenities
(not noted above) Notes:

Marina

Restroom facilities
Disc Golf

Ballfield

Trails X                           System of trails 

X                   1

0

              X 0   

Bocce Ball Court 1

Charles Mill Lake Park

Pleasant Hill Lake Park 
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Main Camp (Ashland) 254 221 33 0 18 56 0 0 2 4 0 3 0 1 1
Main camp (beach area) 33 0 33 0 21 33 0 0 0 2 0 0 0 2 3
Eagle Point ( Richland) 179 179 0 0 45 179 0 0 2 0 0 0 0 2 1

Campground totals: 466 400 66 0 84 268 0 0 4 6 0 3 0 5 5
Percentages: 86% 14% 0% 18% 58%

 
   

   
 

 

  

 
  

 

 
 

 
 

  
   
   

 4

 
   

   
 

 

  

 
  

 

 
 

 
 

  1
   
   

 

Campground Area: To
tal

 Si
tes

Class 
A Si

tes

Class 
B Si

tes

Fu
ll H

ook u
p sit

es

Water
-Fr

ont

Below Sp
illw

ay

Sh
ower H

ouse 
(only)

Restr
oom (o

nly)

Sh
ower A

ND Rest
room

Pit T
oile

ts

Cam
per C

ab
ins

Pati
o Cab

ins

Vaca
tio

n C
ab

ins

Play
gro

und

Sh
elt

er

Area A 23 23 0 0 0 23 0 0 0 0 0 0 0 1 0
Area B 39 39 0 0 0 39 0 0 1 0 2 0 0 0 0
Area C 76 76 0 0 0 76 0 0 0 0 0 0 0 0 0
Area D 96 96 0 20 0 96 0 0 0 0 0 0 0 1 0
Area E 150 150 0 0 0 150 0 0 1 0 0 0 0 1 0
Horse Camp 38 0 38 0 0 38 0 0 0 1 0 0 0 0 1
Group Area A 10 10 0 0 0 0 0 0 0 0 0 0 0 0 0
Group Area B 10 10 0 0 0 0 0 0 0 1 0 0 0 0 0

Campground totals: 442 404 38 20 0 422 0 0 2 2 2 0 0 3 1
Percentages 91% 9% 5% 0% 95%

 
     

 

 
 

  

 
  

 

 
 

 
 

 
 
 
 
 

 
  
  

 3



159

MWCD Master Plan Report

ENTRANCE AND ARRIVAL
•	 The	park	entrance	unfolds	a	progression	of	views	into	the	heart	of	the	park	that,	with	

refinements,	can	become	a	striking	arrival	experience.

•	 The	setting	for	the	marina	is	unique	and	attractive;	improving	organization	and	circulation	
will	help	to	capture	the	full	potential	of	the	site.	Side	roads,	complicated	secondary	
circulation,	and	poorly	defined	marina	and	park	core	areas	confuse	the	arrival	sequence.	
The	maintenance	compound	at	the	center	of	the	arrival	and	core	areas	detracts	from	the	
atmosphere.

CAMPGROUNDS
•	 Much	of	the	campground	is	on	a	steep	hill,	limiting	usability	of	campsites	and	resulting	in	

some	difficult-to-use	small	campsites.	Primitive	campsites	in	the	main	campground	are	
below	spillway	elevation	and	hard	to	use,	and	campsites	on	the	peninsula	are	disrupted	by	
pass	through	traffic.	

•	 There	is	demand	for	more	transient	campsites,	and	potential	land	is	available	across	from	
Eagle	Point.	There	is	also	a	need	for	more	patio	cabins;	currently	there	are	3.

•	 Eagle	Point	has	a	central	activities	area	with	a	pool	and	sense	of	neighborhood	which	can	
be	built	upon	to	create	a	special	identity	within	the	park.
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Park Amenities (Amenities located outside the campground areas but within park boundaries)
Yes No #

x 1
x 0

x 3
x 1
x 1
x 2

Cabins (Camper) x 0
x 3

x 0
x 1

x 3
x 2

x 2
x 0
x 0

x 1
x 0

x 1
x 1
x 1
x 1
x 3
x 5
x 6
x 5
x 1
x 2
x 1
 x 0

Park Utilities
(not noted above) Yes No # 

x
x

(Utility Facilities located at your park and require monitoring by your staff)
Notes:

Sewer Treatment Plant
Water Treatment Plant

Softball Fields
Tennis Courts

Ballfied
No Pet areas 63 lots no pet at Eagle point

Playground

Maintenance Shop/Area

Fishing Piers

Total on park grounds

Eagle Point camp 
Main camp

3 cluster docks 60 slips

Shuffle Board Courts
Swimming pool

Observation Tower
Park Office
Picnic Area
Picnic Shelter
Pit Toilets

(Not noted above) Notes:

Messerly building being constructed in 2013
1800 seat ampitheatere Johnny Appleseed

One small registration office at Eagle Point

Total on park grounds

Horse Trails
Laundry Mat

Multi-purpose Courts
Multi-purpose Fields

Cabins (Patio)
Cabins (Vacation)
Concession Stand
Docks
Dumping Station

Beach Changing Rooms
Boat Ramp

Activity Center
Amphitheater
Basketball Court
Beach Area Swimming

(Amenities outside the park area that are maintained by the Park Staff and/or MWCD)Lake Amenities
Yes No #

x 1
x 1
x 2
x 1
x

R/C track x For remote controlled cars
Beach area
Porta john located at public launch at St Rt 430
One at Main camp and One on St Rt 430

(Amenities outside the park area that are maintained by the Park Staff and/or MWCD)

Dam Structure
Boat Ramps

Lake Amenities
(not noted above) Notes:

Marina

Restroom facilities
Disc Golf

Ballfield

Trails X                           System of trails 

X                   1

0

              X 0   

Bocce Ball Court 1
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AMENITIES
•	 The	marina	has	poor	central	organization	and	lack	of	clarity	about	destinations	and	

movement,	and	the	boat	launch	in	the	center	of	the	marina	causes	congestion	and	
pedestrian/vehicular	conflicts.	Landside	connectivity	to	some	docks	is	weak,	and	shallow	
lake	water	limits	boating	options.

•	 The	day-use	area	has	potential	for	increased	programming,	to	take	advantage	of	views	and	
setting.	Currently,	it	is	underused,	has	little	programming,	and	the	beach	has	poor	water	
quality	that	limits	use.

•	 The	activity/recreation	center	completed	on	the	point	has	outstanding	views,	and	can	bring	
activity	to	underused	parts	of	the	park;	however,	this	area	is	remote	from	the	campground.

INFRASTRUCTURE
•	 	The	park	does	not	have	a	wastewater	treatment	plant

•	 	The	water	supply	system	is	inadequate	and	needs	to	be	replaced

4.2.3. OPPORTUNITIES AND CONSTRAINTS

CONSTRAINTS
•	 	Side	roads,	complicated	secondary	circulation,	and	poorly	defined	marina	and	park	core	

areas	confuse	the	arrival	sequence.
  
•	 The	maintenance	compound	at	the	center	of	the	arrival	area	and	core	area	detracts	from	

the	atmosphere.
  
•	 The	marina	has	weak	central	organization	and	lack	of	clarity	about	destinations	and	movement.

•	 	Much	of	the	campground	is	steep,	limiting	usability	of	campsites,	and	leaving	some	difficult-	
to-use	small	sites.

  
•	 Primitive	camp	sites	in	the	main	campground	are	below	spillway	elevation	and	hard	to	use,	

and	campgrounds	on	the	peninsula	are	disrupted	by	pass-through	traffic.	
 
•	 The	playground	is	at	one	end	and	remote	from	most	of	the	campground;	being	open	to	the	

roadway	limits	its	attractiveness.
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•	 	The	day	use	area	is	underused	has	little	programming,	and	the	beach	has	poor	water	
quality,	that	limits	use.

OPPORTUNITIES
•	 	The	park	entrance	unfolds	a	progression	of	views	into	the	heart	of	the	park	that,	with	

refinements,	can	become	a	striking	arrival	experience.
  
•	 The	10-horsepower	limit	keeps	the	lake	quiet	and	safe,	leaving	opportunity	for	canoes	and	

kayaks	to	explore	the	many	coves	and	inlets.
  
•	 The	setting	for	the	marina	is	unique	and	attractive;	improving	organization	and	circulation	

will	help	to	capture	the	full	potential	of	the	site.
  
•	 There	is	demand	for	more	transient	campsites,	and	potential	land	is	availabile	across	from	

Eagle	Point.
  
•	 The	day	use	area	has	potential	for	increased	programming,	to	take	advantage	of	views	and	

setting.
  
•	 The	proposed	activity	center	on	the	point	has	outstanding	views,	and	can	bring	activity	to	

underused	parts	of	the	park;	however,	it	is	remote	from	the	campground.
  
•	 The	hiking	area	has	potential	for	added	program	(i.e.	camping).	
  
•	 Eagle	Point	has	a	central	activities	area	with	a	pool	and	sense	of	neighborhood	which	can	

be	built	upon	to	create	a	special	identity	within	the	park.
  
•	 Clustering	camper	docks	can	free	up	shoreline	along	the	campground	for	fishing	and	other	

activities.

4.2.4. NEEDS ASSESSMENT AND VISION

THEME
Discovering Nature

VISION
Charles	Mill	Lake	Park	is	envisioned	as	a	quiet	park,	with	modern	full	hookup	campsites	
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overlooking	a	lake	lined	by	forest.		The	focal	point	of	the	park	should	be	the	new	Recreation/
Activity	Center	near	the	beach,	overlooking	the	largely	natural	lakeshore	and	encouraging	
visitors	to	explore	and	enjoy	the	natural	environment.	Park	programs	and	facilities	should	
emphasize	contact	with	and	exploration	of	natural	features,	fauna,	and	flora.	

Nearly	all	buildable	land	within	this	park	has	already	been	developed,	so	future	improvements	
should	focus	on	improving	variety	of	experience	to	serve	a	broader	range	of	people	and	
emphasize	the	special	natural	setting	of	the	park.

SUMMARY PRIORITIES
•	 	Overall	Top	Priorities:

 - Relocate the gate and maintenance areas to free up prime campground area

 - Expand camping options with more primitive and nature based sites

 - Improve focus on and expand amenities at the new Recreation/Activity Center

•	 	Public	Input	Priorities:
 - Upgrade utilities and infrastructure

 - Add a spray-ground

 - Create a pedestrian connection to/from Eagle Point

 - The cabin restaurant needs better access by water

 - Maintain the quiet, uncrowded atmosphere

•	 	Staff	Priorities:
 - Consider a small recreation zone in the middle of RV campgrounds

 - Create kayak or beach camping

 - Add a new gatehouse and entrance at Eagle Point

 - Need full hookups at all RV sites

 - Opportunity for programming at Johnny Appleseed Amphitheater

 
•	 Site	and	Facility	Assessment	Priorities:

 - Assess the location of the gatehouse and consider relocating

 - Create more amenities to support all age groups, such as a sprayground

 - High pressure gas line bisects the park, restricting development

 - Add winter boat storage potentially at the old “Y” camp

 - Look for opportunities to overcome space limitations on expansion

 - Provide ADA accessibility to facilities and programs

 - Good location, being within one hour of major cities
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4.2.5. PROGRAMS AND SERVICES PRIORITIES

CHARLES MILL LAKE PARK AS A DESTINATION LOCATION 
The	renovation	of	a	destination	park	such	
as Charles Mill Lake Park must support at a 
minimum	five	experiences	in	a	recreational	
person’s	life	(for	each	age	segment).		The	
age segments in a person’s life are as 
follows:
•	 	2-5	year-olds,	6-8	year-olds,	9-12	year-

olds,	13-15	year-olds,	16-18	year-olds,	
19-30	year-olds,	31-45	year-olds,	46-60	
year-olds,	61-70	year-	olds,	71-75	year-
olds,	76	years-old	and	older

•	 The	pyramid	chart	demonstrates	how	
important it is to tie length of stay 
to	programs	that	are	connected	to	
recreational	amenities	in	the	park.

•	 	The	following	core	programming	areas	are	recommended,	as	well	as	additional	amenities	
that	support	at	least	five	experiences	per	age	segment	in	the	park	for	Phase	I	of	the	park	
improvements:	
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NATURAL SCIENCE AND HISTORY PROGRAMS AND SERVICES 
Develop	new	programs	that	feature	themes	of	natural	science	and	history.	Many	of	these	
suggestions	are	types	of	programs	that	are	envisioned	at	Charles	Mill	Lake	Park.	Examples	of	
programs	include	but	are	not	limited	to:
•	 	Animal	programs	and	presentations.

•	 	Guided	and	unguided	interpretive	nature	walks	at	Charles	Mill	Lake	Park.	Seasonal	themes	
can	help	these	programs	stay	“fresh”	all	year.

•	 	Stewardship	workshops	–	provide	single	or	multi-day	workshops	focused	on	techniques	for	
resource	stewardship	by	the	average	person	or	family.

•	 	Skill	builder	workshops	that	focus	on	bird,	wildlife,	or	plant	identification;	as	well	as	historic	
lifestyle	skills.

•	 	School	and	youth	programs	aligned	to	either	state	education	requirements	or	merit	
requirements	that	focus	on	natural	sciences,	conservation,	and	historic	and	cultural	studies.

CORE PROGRAMS AND SERVICES
The	following	table,	based	on	public	and	staff	input,	represents	a	sampling	of	programs	that	
can	be	offered	at	a	renovated	Charles	Mill	Lake	Park.	

CHARLES MILL LAKE PARK    
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SPECIAL EVENTS
It	is	important	to	utilize	special	events	and	competitions	at	Charles	Mill	Lake	Park	to	revitalize	
the	position	of	the	park	in	the	local	communities,	reenergize	the	park	for	users,	and	reintroduce	
the	park	among	its	regional	and	national	peers.

4.2.6. ALTERNATIVES

Limited,	undeveloped	land	and	limited	clear	direction	on	program	and	facility	needs	left	little	
room	for	alternative	exploration.	Alternatives	focused	on	ways	to	improve	the	arrival	and	entry	
experience,	create	a	focused	park	center	and	relocate	the	maintenance	function	away	from	
campgrounds	(but	in	a	location	that	will	support	efficient	operations).

COMMON ELEMENTS
•	 	Accommodations:

 - Each RV campground is proposed to be redeveloped around a small recreation center to 

reinforce the neighborhood atmosphere.

 - A new RV campground is proposed for the peninsula to add to the total number of RV sites 

available in the park.

 - The northern point is proposed for new, relocated tent camping on the wooded ridge, taking 

advantage of a unique natural setting and somewhat remote location to improve the experience.

•	 Amenities:
 - The area around the new Activity/Nature Center and the beach becomes the core activity area 

off the park, with a nature-themed destination playground, enhanced beach, and sprayground.

 - The shoreline on the south side of the point is proposed as a waterfront promenade and boardwalk, 

to enrich the experience of going to the park center, with fishing and water access opportunities.

•	 Infrastructure:
 - The gatehouse my be relocated closer to the park entrance.

 - A new gate and entrance drive is proposed for Eagle Point to add security and improve both 

safety and the camping experience.

OPTION #1
•	 Overnight	Accommodations

 - The end of the point is proposed for yurt, (or other similar platform of camping) adding broader 

choice to the experience at the park with camping that does not require much equipment.

 - The island off the beach is also proposed as yurt camping, with the side of the island facing the 
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beach remaining as open space.

 - Tent camping is proposed for the base of the north point just inside the new gate where vegetation 

can buffer it from the road and gate while leaving views of the marina and northern lake. 

•	  Infrastructure
 - Maintenance is moved to the parcel just outside the entrance gate in order to free the maximum 

area within the gated park for camping

OPTION #2
•	 Overnight	Accomodations

 - The point beyond the Activity Center is proposed for tent camping lining the lakeshore

 - Beach camping is proposed for the south shoreline of the north point.

 - Island camping (i.e. beach or platform primitive camping) is proposed for the high ground on 

the point east of Eagle point and on the two adjacent islands, adding a back-to-nature camping 

experience to overnight accommodations.

•	  Infrastructure
 - The area outside the new gate is proposed as the site for the new wastewater treatment plant. 

Maintenance is relocated to the base of the north point just inside the gate where vegetation can 

screen it from the rest of the park.  

4.2.7. BUSINESS PLAN SUMMARY

ORGANIZATIONAL STRUCTURE
•	 As	Charles	Mill	Lake	Park	is	improved,	the	three	primary	goals	of	staff	will	be	to:

 -  Implement a standards-based maintenance program with a shift in the dedication of resources 

from repair and maintenance to preventative maintenance.   This effort will ensure a high quality 

and consistent experience for visitors to Charles Mill Lake Park. 

 -  Increase the presence of consistent 

law enforcement to enforce rules and 

regulations, deter illicit activity and 

create a safe environment for visitors.

 -  Develop and increase traditional 

recreational opportunities for visitors 

to Charles Mill Lake.
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•	 To	meet	these	goals,	the	Consulting	Team	recommends	the	addition	of	one	full-time	
Ranger/Technician	and	one	Program	Coordinator,	the	latter	being	a	shared	position	with	
Pleasant	Hill	Lake	Park.		The	addition	of	these	positions	will	increase	the	number	of	full-time	
staff	at	Charles	Mill	Lake	Park	from	five	(5)	to	six	and	a	half	(6.5).		The	table	on	the	previous	
page	details	the	title	and	number	of	both	existing	and	recommended	new	positions.	

•	 The	following	chart	depicts	the	recommended	functional	organizational	structure	for	Charles	
Mill	Lake	Park,	including	existing	and	new	full-time,	part-time,	and	seasonal	positions.

PRO FORMA
Based	on	all	operating	assumptions	set	forth	within	this	report,	Charles	Mill	Lake	Park	is	
projected	to	have	an	annual	operational	cost	recovery	of	142%	of	direct	and	indirect	operating	
costs.		The	cost	recovery	remains	fairly	consistent	throughout	the	six	years	of	the	pro	forma.		
The	pro	forma	has	been	developed	with	the	following	specific	assumptions:
•	  Pricing Assumptions:

 - Pricing is outlined for each functional program within the electronic Excel model and summarized 

within this report.

 - The pricing strategy will remain constant with each phase of improvements and is based on 

medium cost and medium volume, meaning that pricing was determined based on typical 

market rates, which in turn were based on an average level of service

 - Pricing is developed to achieve 142% cost recovery, upon completion of recommendation 

improvements.
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 - Pricing based on projected market rates in five years

 - Pricing is based on delivering high quality services with new, state of the art campground sites in place.

 - Pricing is based on the assumption that improvements and new amenities to the park add value 

to visitors’ experiences.

 - Pricing provides for marketing/promotional discounts.

•	 	Specific	Revenue	And	Expenditure	Assumptions:	
 - 7% increase in campground and cabin/cottage sites upon completion of renovations in 2020.

 - 50% of the campground will be occupied by 7 month Seasonal Campers.

 - 10% of campground will be occupied by Daily Campers from Labor Day to Memorial Day.

 - 10% of campground will be occupied by 30-Day Campers from Memorial Day to Labor Day.

 - 70% campground occupancy rate during the summer months.

 - 75% occupancy rate of Vacation Cabins/Cottages during the summer months. 

 - Admissions will be charged on weekends (Friday -Sunday) during the summer months.  

Admission will not be charged on weekdays (Monday – Thursday) during the summer months.

 - 10% of all overnight accommodations will be occupied on weekends during the shoulder 

months of April/May and September/October at a discounted rate.

 - 30% increase in non-personnel expenditures.

 - Addition of 2 full-time positions (Ranger/Technician and Program Coordinator)

 - 15% increase in full-time employee salary and benefits.

 - 15% increase in part-time employee wages.

 - Inclusion of 17% of main-office expenditures as indirect costs.

The	following	tables	summarize	the	Pro	Forma	following	complete	renovation:

Projected first year recovery upon completion of all Phase 1 renovations, which is expected to occur in 

2020.
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4.2.8. FACILITIES MASTER PLAN

PLAN OVERVIEW
Charles	Mill	Lake	Park	is	a	quiet	park,	with	some	of	its	campsites	overlooking	a	relatively	
undeveloped	lake.		The	low	horsepower	and	largely	tree	lined	lakeshore	make	this	an	excellent	
park	in	which	to	explore	and	enjoy	the	natural	environment.	Park	programs	and	facilities	
emphasize	contact	with	and	exploration	of	natural	features,	fauna,	and	flora.	Nearly	all	
buildable	land	within	this	park	has	already	been	developed,	so	future	improvements	will	focus	
on	improving	variety	of	experience	in	order	to	appeal	to	and	serve	a	broader	range	of	people,	
emphasizing	the	special	natural	setting	of	the	park.
 
Campgrounds	fill	most	of	the	available	land	that	is	suitable	for	camping,	and	the	master	plan	
anticipates	no	increase	in	campsites	over	the	next	decade.	The	key	to	Charles	Mill	Lake	Park	
is	to	upgrade	all	campsites	to	modern,	full-hookup	sites,	organized	for	more	efficient	access	
and	land	use	and	having	improved	amenities.	The	park	is	reorganized	under	the	master	plan	
to	remove	maintenance	from	its	central	location	on	prime	camping	land	to	a	convenient	(but	
secluded)	place	near	the	entrance.	This	frees	up	the	main	camping	area	to	be	reorganized	
around	three	neighborhood	centers	overlooking	the	lake.	A	new	campground	on	the	peninsula	
adds	transient	camping	close	to	the	Recreation/Activities	Center	and	the	main	park	amenities.
 
Charles	Mill	Park	will	be	one	of	the	first	MWCD	parks	to	introduce	yurts	as	a	camping	
alternative	that	is	simpler	and	more	nature	oriented	than	cabins,	but	otherwise	self	contained.	
The	yurts	on	the	tip	of	the	peninsula	add	a	dimension	of	experience	missing	at	Charles	Mill.	
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A	new	tent	campground	on	the	wooded	ridge	of	the	fisherman	point	adds	a	more	secluded,	
nature-	oriented	environment	for	tent	campers.	While	total	capacity	changes	little	from	current	
facilities,	the	camping	experience	will	be	more	varied	and	of	higher	quality,	appealing	to	a	wider	
range	of	campers.
 
The	new	Recreation/Activities	Center	is	supported	by	a	nature	themed	destination	playground	
with	fitness	stations,	sprayground	and	waterslide	near	the	beach,	and	an	enhanced	picnicking	
island	with	upgraded	waterplay	features.	The	center	of	this	park	will	become	the	tip	of	the	
peninsula,	emphasizing	the	integration	of	land	and	water	recreation.	Added	trails	highlighted	
by	a	lakeside	boardwalk	trail	leading	out	to	the	tip	of	the	peninsula	will	expand	the	walking	
opportunities.
 
The	park	gateway	is	also	reoriented	and	redeveloped,	with	the	main	gate	moved	closer	to	the	
park	entrance.	This	location,	combined	with	an	expanded	courtesy	area	for	check-in,	brings	
the	fisherman’s	point	within	the	control	of	the	gate	while	removing	the	gate	activity	from	the	
heart	of	the	camping	area.	Entry	into	Eagle	Point	is	also	redeveloped	to	add	a	gate	house	on	
a	new	entry	road	south	of	the	campground.	This	design	gives	the	campground	better	security	
and	removes	the	gatehouse	from	disrupting	the	campsites.
 
To	support	the	upgraded	facilities,	the	plan	includes	a	new	wastewater	treatment	facility	just	
outside	the	gate,	as	well	as	upgraded	power.	A	storage	area	of	about	three	acres,	includes	a	
20,000	SF	storage	building	and	outdoor	boat	and	trailer	storage;	parking	is	located	within	a	
mile	of	the	park	at	the	former	leased	area.	

PLAN HIGHLIGHTS/PHASE 1 RECOMMENDATIONS
•	 		The	gate	may	be	relocated	closer	to	the	park	entrance	to	include	more	of	the	park	area	

within	the	gate.

•	 	A	new	gate	is	added	to	Eagle	Point	to	improve	security	and	circulation

•	 	Maintenance	is	moved	out	of	the	prime	campground	area	to	accommodate	more	modern	
campsites.

•	 	The	park	amenity	core	is	enhanced	and	expanded	around	the	beach	and	new	Messerley	
Activities Center

•	 	A	new	nature	themed	destination	playground	is	added	to	the	range	of	activity	options
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•	 	A	new	transient	RV	site	is	added	to	the	point	near	the	new	Recreation/Activity	Center

•	 	The	variety	of	camping	experiences	is	expanded	with	the	addition	of	yurts	near	the	Activity	
Center,	as	well	as	a	new	primitive	camping	area	on	the	fisherman	point.

•	 	A	new	wastewater	treatment	plant	is	added	to	support	full	hookups	for	all	RV	sites.
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PARK ELEMENTS

1.   NEW GATEHOUSE
2.   REGIONAL PLAYGROUND/FITNESS STATIONS
3.   CAMPER PLAYGROUND/PARK/REC - REDEVELOPED
4.   STANDARD SEASONAL CAMPGROUND - REDEVELOPED
5.   PREMIUM TRANSIENT CAMPGROUND - REDEVELOPED
6.   PREMIUM SEASONAL CAMPGROUND - REDEVELOPED
7.   MARINA OPEN SPACE
8.   PREMIUM TRANSIENT CAMPGROUND
9.   ACTIVITY CENTER AND PARKING
10.  YURT CAMPGROUND
11.  BEACH
12.  PICNIC/DAY USE AREA
13.  WATERSIDE TRAIL (PAVED, WITH THREE FISHING PIERS)
14.  MAINTENANCE
15.  TENT CAMPING
16.  BEACH CAMPING (50 PLATFORM)
17.  WASTE PLANT
18.  BOAT LAUNCH
19.  PREMIUM SEASONAL CAMPGROUND - REDEVELOPED
20.  PREMIUM TRANSIENT CAMPGROUND - REDEVELOPED
21.  TENT CAMPING
22.  ISLAND CAMPING
23.  ISLAND CAMPING
24.  NEW GATE & ENTRANCE
25.  TRAILS
26.  SEASONAL CAMPER STORAGE (OFF SITE)
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Opens in Year 1

Closes Spring of Year 1
Opens Spring of Year 2

Year 2 / Year 3

Year 2, Year 3, Year 4

Opens in Year 1

Year 2 / Year 3

Opens in Year 3

Closes Fall of Year 1
Opens Spring of Year 2

Opens in Year 1
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Closes Fall of Current Year
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Closes Fall of Year 3
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Opens Spring of Year 5
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PHASING STRATEGY
•	 	The	phasing	approach	recommended	for	Charles	Mill	Lake	Park	is	to	move	forward	with	

infrastructure	and	amenity	improvements	scheduled	in	the	2012	CIP,	and	focus	initial	major	
improvements	on	three	areas	by	adding	new	and	redeveloped	RV	campsites,	adding	
essential	ADA	service	facilities	(primarily	an	ADA	compliant	shower	house),	and	making	
gatehouse	and	recreational	improvements	that	will	improve	the	arrival	experience	and	add	
activities for multiple generations

  
•	 While	redeveloping	an	RV	campground	can	take	six	months	to	one	year,	shutting	the	

campsite	down	for	one	season	is	problematic;	Charles	Mill	Lake	Park	does	not	have	land	to	
add	sufficient	new	campsites	in	order	to	allow	existing	ones	to	be	closed	for	a	full	season.	
 - Campground renovations are recommended to be planned and designed in small enough 

increments that the campground can be closed in the fall, redeveloped over the winter, and 

reopened the following spring. 

 - The first overnight accommodation improvements recommended for Charles Mill Lake Park take 

place in four small areas:

1. Build a new campground in Area 8, on the point (replacing tent camping).

2. Build a new tent/group campground in Area 15, on the northpoint.

3. Build a new yurt (or similar platform) campground in Area 10 on the tip of the point beyond the new 

Nature Center.

4. Rebuild about half of the existing campground in Area 4 over the winter.

  
•	 Once	the	first	new	and	redeveloped	campgrounds	are	completed,	other	existing	

campground	can	be	closed	for	redevelopment,	again	scheduling	construction	to	be	
completed	over	the	winter.	
 - Campers can be rotated to new campgrounds as they are completed and the campers’ 

campground comes on line for redevelopment. 

 - Campers disrupted by moving will gain the benefit of a modern, comfortable, full hookup 

campsite for the season during which their campground is under construction.

 - This process allows MWCD to institute new policies on campground setup, storage and maintenance

  
•	 Infrastructure	should	keep	pace	with	accommodations.

 - For the campgrounds to be redeveloped, the maintenance facility should be relocated to area 14 

early in Phase I. Relocation will require new utility services to the north point.

 - The first phase of the remote storage facility, recommended for Area 17, should begin 

concurrent with development of the first new RV campground, so that storage is available the 

day campers occupy the new campground.
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 - Water and sewer upgrades, and power must also keep pace with campground construction; 

Eagle Point is the highest priority for sewer construction, and new power distribution is 

recommended later in Phase I.

  
•	 As	campgrounds	are	redeveloped	to	new	higher	standards,	amenities	should	be	upgraded	

to	provide	a	level	of	benefit	comparable	to	the	upgraded	campgrounds.
 - Initial amenity improvements that should be planned to come on line concurrently with the first 

new RV campground include picnic facilities in area 12 on the island off the beach, fishing piers, 

trails, and a nature-themed destination playground. 

 - Some level of signature amenity that helps to solidify the brand should be built early in Phase I at 

Charles Mill; improvements will include the beach, restrooms, and sprayground to supplement 

the recently completed Nature/Activity Center.

4.2.9. CAPITAL IMPROVEMENT PLAN

•	 The	improvements	for	Phase	I	of	Charles	Mill	Lake	Park	are	best	defined	by	three	
major	areas:		Infrastructure,	Facilities	and	Amenities,	and	Overnight	Accommodations	
(campground).	

 
•	 The	tables	on	the	following	pages	illustrate	the	potential	costs	for	recommended	

improvements	arranged	by	year.	These	tables	represent	a	conceptual	staging	process	to	
accomplish	the	improvements	in	an	orderly	manner.	The	dates	represent	the	year	in	which	
each	phase	will	be	completed.
 - Infrastructure covers improvements not included in campgrounds.

 - Amenities and facilities are improvements to expand and enrich overnight experience and 

improve revenue. 

 - Accommodations tables illustrate progressive construction of new campsites and cabins, as well 

as reconstruction of existing campgrounds and cabins.  

 
•	 Costs	are	based	on	2013	construction	cost	data	and	include	estimating	contingency	and	

soft	costs	(design	and	permitting).	
 
•	 Costs	for	RV	campgrounds	are	based	on	a	full	hookup	campsite.
  
•	 The	Capital	Budget	should	anticipate	that	for	most	projects,	soft	costs	should	begin	to	be	

incurred	two	years	before	the	scheduled	completion	date.
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OVERNIGHT ACCOMMODATIONS, AMENITIES & FACILITIES, INFRASTRUCTURE 
TABLES
The	improvements	for	phase	one	of	Charles	Mill	Lake	Park	are	best	defined	by	three	major	
areas:		Infrastructure,	Amenities	and	Facilities,	and	Overnight	Accommodations	(campgrounds	
and	cabins).	The	following	tables	provide	a	snapshot	of	the	phasing	to	accomplish	a	complex	
renovation	project	such	as	is	recommended.	Because	improvements	will	require	several	years	
to	complete,	costs	will	be	spread	over	several	years.	Likewise	increases	in	revenues	will	build	
over	several	years	as	improvements	are	made	and	rates	adjusted	over	time.	The	Pro	Forma	
assumes	that	improvements	listed	below	have	been	completed	and	rate	adjustments	have	
been	phased	in.
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CHARLES MILL LAKE PARK
Yearly Phase I Staging Summary
August 8, 2013

June 12, 2013

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐RV TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

4 Standard Seasonal Campground‐‐Redeveloped 92 40 $0 30 30 $660,000 80 80 $990,000 80 80 $0 80 80 $0 80 80 $0 $1,650,000
5 Premium Transient Campground‐‐Redeveloped 66 66 $0 66 66 $0 66 30 $0 30 30 $850,000 64 64 $850,000 64 64 $0 $1,700,000
6 Premium Seasonal Campground‐‐Redeveloped 97 97 $0 97 50 $0 48 48 $1,150,000 98 98 $1,150,000 98 98 $0 98 98 $0 $2,300,000
8 Premium Transient Campground 0 0 $0 37 37 $1,000,000 37 37 $0 37 37 $0 37 37 $0 37 37 $0 $1,000,000
19 Premium Seasonal Campground‐‐Redeveloped 72 72 $0 72 72 $0 72 72 $0 72 0 $0 52 52 $1,450,000 52 52 $0 $1,450,000
20 Premium Transient Campground‐‐Redeveloped 97 97 $0 97 97 $0 97 97 $0 97 97 $0 0 0 $0 100 100 $2,300,000 $2,300,000
4 New ADA Compliant Shower House $350,000 $0 $0 $0 $0 $0 $350,000

Replace Eagle Point Pit Toilets with CTX Buildings $0 $150,000 $300,000 $0 $0 $0 $450,000
Metal Roof on 3 Cabins $20,000 $0 $0 $0 $0 $0 $20,000
Shower House Renovations $0 * * $0 $0 $0 $0
Eagle Point Parking Lot Main Camp $0 $20,000 $0 $0 $0 $0 $20,000
Eagle Pint 3rd Car Parking $15,000 $0 $0 $0 $0 $0 $15,000
Playground Units $30,000 $0 $0 $0 $0 $0 $30,000

TOTAL RV ACCOMMODATIONS 424 372 $415,000 399 352 $1,830,000 400 364 $2,440,000 414 342 $2,000,000 331 331 $2,300,000 431 431 $2,300,000 $11,285,000

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐OTHER TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

8 Tent Camping‐‐Existing 30 0 $0 0 0 $0 0 0 $0 0 0 $0 0 0 $0 0 0 $0 $0
10 Point Campground: Yurts 0 0 $0 12 12 $675,000 12 12 $0 12 12 $0 12 12 $0 12 12 $0 $675,000
15 Tent Camping‐‐NEW 0 0 $0 15 15 $200,000 15 15 $0 15 15 $0 15 15 $0 15 15 $0 $200,000

TOTAL OTHER ACCOMMODATIONS 30 0 $0 27 27 $875,000 27 27 $0 27 27 $0 27 27 $0 27 27 $0 $875,000

TOTAL OVERNIGHT ACCOMMODATIONS 454 372 $415,000 426 379 $2,705,000 427 391 $2,440,000 441 369 $2,000,000 358 358 $2,300,000 458 458 $2,300,000 $12,160,000

Map   
Area

AMENITIES & FACILITIES TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

Park Entry
1      New Gatehouse Park and Marina $200,000 $200,000
24      New Gatehouse Eagle Point $350,000 $350,000

Park Center
9      Activities Center with Game Room * $0
9      Activity Center and parking Expansion $500,000 $500,000
9      Special Event Area/Amphitheater $50,000 $50,000
1      Park Office Meeting Room Addition $40,000 $40,000

Beach Area
11      Beach restroom, deck,inflatables, etc. $1,000,000 $1,000,000
11      Beach Shelter/Concession * * $0

Recreation Area
2      Sprayground $400,000 $400,000
2      Water Slide $25,000 $25,000
2      Mini‐Golf Course $150,000 $150,000
2      Regional Playground/Fitness Stations $550,000 $550,000
12      Peninsula: Picnic/Day Use Area $250,000 $250,000
19      Outdoor Pool Renovation $300,000 $300,000
17 Ball Field Relocation $50,000 $50,000
3 Camper Playground/Rec Area‐‐Redeveloped $175,000 $175,000
18 Boat launch $0

Fishing Piers (Floating)/Docks $100,000 $100,000 $200,000
ADA Assessible Fishing Pier $30,000 $30,000
Trails (ADA Accessible, +/‐1.5 ‐ 2 mi.) $62,500.00 $62,500 $125,000 $250,000
Fence Around Bocce Ball and Shuffleboard $15,000 $15,000

7 Marina Open Space $15,000 $15,000

TOTAL AMENITIES & FACILITIES** 0 0 $40,000 0 0 $672,500 0 0 $1,187,500 0 0 $1,450,000 0 0 $900,000 0 0 $300,000 $4,550,000

Map   
Area

INFRASTRUCTURE TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

Survey (Utilities Asset Management) $30,000 $30,000
Sites Lake I&I Study $50,000 $50,000
Marina Paving $50,000 $50,000
Water Infrastructure
     New Water Distribution System $750,000 $750,000
     Park, Eagle Point Water Spigot Connections * $0
     Park and Eagle Point New Back Flow Devices * $0
     Water Filtration at Pump House $150,000 $150,000
     Park Cabins Well $80,000 $80,000
Sanitary Infrastructure
     Park, Eagle Point Sanitary Sewer Construction $1,000,000 $1,000,000
     Fix Main Camp Dump Station $15,000 $15,000

17      New Waste Water Treatment Plant $750,000 $750,000
Electric Infrastructure
     Park and Eagle Point Electrical Upgrades $150,000 $150,000
     Park Electrical Upgrade $30,000 $30,000
     New Power Distribution System $750,000 $750,000
Park and Eagle Point Level Campsites $15,000 $15,000
Park Concrete Work * $0
Park Replace Fence $25,000 $25,000
Sites Lake I&I Project $150,000 $150,000

14 New Maintenance Facility $750,000 $750,000
$0

TOTAL INFRASTRUCTURE** 0 0 $45,000 0 0 $920,000 0 0 $980,000 0 0 $2,050,000 0 0 $750,000 0 0 $0 $4,745,000

TOTAL YEARLY PROJECTS** 454 372 $500,000 426 379 $4,297,500 427 391 $4,607,500 441 369 $5,500,000 358 358 $3,950,000 458 458 $2,600,000 $21,455,000

YEAR 5

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4

YEAR 5

YEAR 5

YEAR 5

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4



CHARLES MILL LAKE PARK
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June 12, 2013
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TOTAL RV ACCOMMODATIONS 424 372 $415,000 399 352 $1,830,000 400 364 $2,440,000 414 342 $2,000,000 331 331 $2,300,000 431 431 $2,300,000 $11,285,000

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐OTHER TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

8 Tent Camping‐‐Existing 30 0 $0 0 0 $0 0 0 $0 0 0 $0 0 0 $0 0 0 $0 $0
10 Point Campground: Yurts 0 0 $0 12 12 $675,000 12 12 $0 12 12 $0 12 12 $0 12 12 $0 $675,000
15 Tent Camping‐‐NEW 0 0 $0 15 15 $200,000 15 15 $0 15 15 $0 15 15 $0 15 15 $0 $200,000

TOTAL OTHER ACCOMMODATIONS 30 0 $0 27 27 $875,000 27 27 $0 27 27 $0 27 27 $0 27 27 $0 $875,000

TOTAL OVERNIGHT ACCOMMODATIONS 454 372 $415,000 426 379 $2,705,000 427 391 $2,440,000 441 369 $2,000,000 358 358 $2,300,000 458 458 $2,300,000 $12,160,000

Map   
Area

AMENITIES & FACILITIES TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

Park Entry
1      New Gatehouse Park and Marina $200,000 $200,000
24      New Gatehouse Eagle Point $350,000 $350,000

Park Center
9      Activities Center with Game Room * $0
9      Activity Center and parking Expansion $500,000 $500,000
9      Special Event Area/Amphitheater $50,000 $50,000
1      Park Office Meeting Room Addition $40,000 $40,000

Beach Area
11      Beach restroom, deck,inflatables, etc. $1,000,000 $1,000,000
11      Beach Shelter/Concession * * $0

Recreation Area
2      Sprayground $400,000 $400,000
2      Water Slide $25,000 $25,000
2      Mini‐Golf Course $150,000 $150,000
2      Regional Playground/Fitness Stations $550,000 $550,000
12      Peninsula: Picnic/Day Use Area $250,000 $250,000
19      Outdoor Pool Renovation $300,000 $300,000
17 Ball Field Relocation $50,000 $50,000
3 Camper Playground/Rec Area‐‐Redeveloped $175,000 $175,000
18 Boat launch $0

Fishing Piers (Floating)/Docks $100,000 $100,000 $200,000
ADA Assessible Fishing Pier $30,000 $30,000
Trails (ADA Accessible, +/‐1.5 ‐ 2 mi.) $62,500.00 $62,500 $125,000 $250,000
Fence Around Bocce Ball and Shuffleboard $15,000 $15,000

7 Marina Open Space $15,000 $15,000

TOTAL AMENITIES & FACILITIES** 0 0 $40,000 0 0 $672,500 0 0 $1,187,500 0 0 $1,450,000 0 0 $900,000 0 0 $300,000 $4,550,000

Map   
Area

INFRASTRUCTURE TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

Survey (Utilities Asset Management) $30,000 $30,000
Sites Lake I&I Study $50,000 $50,000
Marina Paving $50,000 $50,000
Water Infrastructure
     New Water Distribution System $750,000 $750,000
     Park, Eagle Point Water Spigot Connections * $0
     Park and Eagle Point New Back Flow Devices * $0
     Water Filtration at Pump House $150,000 $150,000
     Park Cabins Well $80,000 $80,000
Sanitary Infrastructure
     Park, Eagle Point Sanitary Sewer Construction $1,000,000 $1,000,000
     Fix Main Camp Dump Station $15,000 $15,000

17      New Waste Water Treatment Plant $750,000 $750,000
Electric Infrastructure
     Park and Eagle Point Electrical Upgrades $150,000 $150,000
     Park Electrical Upgrade $30,000 $30,000
     New Power Distribution System $750,000 $750,000
Park and Eagle Point Level Campsites $15,000 $15,000
Park Concrete Work * $0
Park Replace Fence $25,000 $25,000
Sites Lake I&I Project $150,000 $150,000

14 New Maintenance Facility $750,000 $750,000
$0

TOTAL INFRASTRUCTURE** 0 0 $45,000 0 0 $920,000 0 0 $980,000 0 0 $2,050,000 0 0 $750,000 0 0 $0 $4,745,000

TOTAL YEARLY PROJECTS** 454 372 $500,000 426 379 $4,297,500 427 391 $4,607,500 441 369 $5,500,000 358 358 $3,950,000 458 458 $2,600,000 $21,455,000
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Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐RV TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

4 Standard Seasonal Campground‐‐Redeveloped 92 40 $0 30 30 $660,000 80 80 $990,000 80 80 $0 80 80 $0 80 80 $0 $1,650,000
5 Premium Transient Campground‐‐Redeveloped 66 66 $0 66 66 $0 66 30 $0 30 30 $850,000 64 64 $850,000 64 64 $0 $1,700,000
6 Premium Seasonal Campground‐‐Redeveloped 97 97 $0 97 50 $0 48 48 $1,150,000 98 98 $1,150,000 98 98 $0 98 98 $0 $2,300,000
8 Premium Transient Campground 0 0 $0 37 37 $1,000,000 37 37 $0 37 37 $0 37 37 $0 37 37 $0 $1,000,000
19 Premium Seasonal Campground‐‐Redeveloped 72 72 $0 72 72 $0 72 72 $0 72 0 $0 52 52 $1,450,000 52 52 $0 $1,450,000
20 Premium Transient Campground‐‐Redeveloped 97 97 $0 97 97 $0 97 97 $0 97 97 $0 0 0 $0 100 100 $2,300,000 $2,300,000
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Eagle Point Parking Lot Main Camp $0 $20,000 $0 $0 $0 $0 $20,000
Eagle Pint 3rd Car Parking $15,000 $0 $0 $0 $0 $0 $15,000
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10 Point Campground: Yurts 0 0 $0 12 12 $675,000 12 12 $0 12 12 $0 12 12 $0 12 12 $0 $675,000
15 Tent Camping‐‐NEW 0 0 $0 15 15 $200,000 15 15 $0 15 15 $0 15 15 $0 15 15 $0 $200,000

TOTAL OTHER ACCOMMODATIONS 30 0 $0 27 27 $875,000 27 27 $0 27 27 $0 27 27 $0 27 27 $0 $875,000

TOTAL OVERNIGHT ACCOMMODATIONS 454 372 $415,000 426 379 $2,705,000 427 391 $2,440,000 441 369 $2,000,000 358 358 $2,300,000 458 458 $2,300,000 $12,160,000
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Area
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Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

Park Entry
1      New Gatehouse Park and Marina $200,000 $200,000
24      New Gatehouse Eagle Point $350,000 $350,000

Park Center
9      Activities Center with Game Room * $0
9      Activity Center and parking Expansion $500,000 $500,000
9      Special Event Area/Amphitheater $50,000 $50,000
1      Park Office Meeting Room Addition $40,000 $40,000

Beach Area
11      Beach restroom, deck,inflatables, etc. $1,000,000 $1,000,000
11      Beach Shelter/Concession * * $0

Recreation Area
2      Sprayground $400,000 $400,000
2      Water Slide $25,000 $25,000
2      Mini‐Golf Course $150,000 $150,000
2      Regional Playground/Fitness Stations $550,000 $550,000
12      Peninsula: Picnic/Day Use Area $250,000 $250,000
19      Outdoor Pool Renovation $300,000 $300,000
17 Ball Field Relocation $50,000 $50,000
3 Camper Playground/Rec Area‐‐Redeveloped $175,000 $175,000
18 Boat launch $0

Fishing Piers (Floating)/Docks $100,000 $100,000 $200,000
ADA Assessible Fishing Pier $30,000 $30,000
Trails (ADA Accessible, +/‐1.5 ‐ 2 mi.) $62,500.00 $62,500 $125,000 $250,000
Fence Around Bocce Ball and Shuffleboard $15,000 $15,000

7 Marina Open Space $15,000 $15,000

TOTAL AMENITIES & FACILITIES** 0 0 $40,000 0 0 $672,500 0 0 $1,187,500 0 0 $1,450,000 0 0 $900,000 0 0 $300,000 $4,550,000
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Survey (Utilities Asset Management) $30,000 $30,000
Sites Lake I&I Study $50,000 $50,000
Marina Paving $50,000 $50,000
Water Infrastructure
     New Water Distribution System $750,000 $750,000
     Park, Eagle Point Water Spigot Connections * $0
     Park and Eagle Point New Back Flow Devices * $0
     Water Filtration at Pump House $150,000 $150,000
     Park Cabins Well $80,000 $80,000
Sanitary Infrastructure
     Park, Eagle Point Sanitary Sewer Construction $1,000,000 $1,000,000
     Fix Main Camp Dump Station $15,000 $15,000

17      New Waste Water Treatment Plant $750,000 $750,000
Electric Infrastructure
     Park and Eagle Point Electrical Upgrades $150,000 $150,000
     Park Electrical Upgrade $30,000 $30,000
     New Power Distribution System $750,000 $750,000
Park and Eagle Point Level Campsites $15,000 $15,000
Park Concrete Work * $0
Park Replace Fence $25,000 $25,000
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4.3 PIEDMONT MARINA AND CAMPGROUND
 
4.3.1. EXISTING PROGRAMS, POLICIES AND OPERATIONS

PROGRAMS
MWCD	has	managed	the	marina	and	campground	since	2010.	MWCD	management	has	
been	actively	improving	the	performance	of	the	marina	and	has	addressed	some	of	the	worst	
deficiencies.		However,	significant	modifications	need	to	be	considered	to	bring	the	facility	up	to	
current	industry	standards.

POLICIES
A	formal	seasonal	slip	lease	agreement	between	the	operator	and	the	tenant	is	not	in	place	
for	the	marina	at	this	time.		A	modified	campground	lease	agreement	is	used	for	that	purpose.		
Since	the	marina	industry	has	unique	concerns	regarding	slip	holder	liability	and	behavior,	
it	is	appropriate	to	develop	a	standardized	slip	lease	agreement	that	clearly	identifies	the	
expectations	for	both	the	marina	and	the	lessee.		The	development	of	standardized	lease	
agreements	should	be	a	priority.			

•	 The	marina	liability	insurance	profile	was	not	investigated	during	this	master	planning	effort	
but	requires	review	when	the	slip	lease	agreements	are	developed.			

•	 Maintenance	and	safety	procedures	for	the	marina	should	be	documented	and	training	of	
the	staff	should	be	formalized	and	documented.		Examples	of	maintenance	procedures	
required	include	Material	Safety	Data	Sheets	(MSDS),	books,	and	Spill	Prevention,	Control,	
and	Countermeasure	(SPCC)	plans.

•	 Insurance	requirement	policies	for	boaters	and	for	contractors	servicing	boats	need	to	
be	promulgated	and	enforced.		Other	items	for	the	limitation	of	MWCD	liability	should	be	
investigated	during	detailed	planning	efforts.		

OPERATIONS
•	 Revenue	streams	include:

 - Seasonal slip leases

 - Boat rentals

 - Fuel sales

 - Outside storage

 - Light service work and winterization services

 - Food services sales 

 - Retail sales

PIEDMONT LAKE MARINA & CAMPGROUND
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4.3.2. FACILITIES ASSESSMENT AND CONDITION

Piedmont	Lake	has	a	summer	pool	elevation	of	912.38’	and	is	drawn	down	5-6’	during	winter.		
The	lake	has	a	10	horsepower	limit	that	effectively	controls	the	type	of	recreational	boating.		
Lake	depths	reach	25’	in	the	center	portion	of	the	lake	but	average	12’	or	less	elsewhere.		

The	marina	basin	is	in	a	branch	of	the	lake,	south	of	the	main	body,	and	is	very	shallow.	The	
shallowness	of	the	basin	restricts	the	use	of	permanently	anchored	docks	due	to	the	winter	
drawdown	of	the	lake.		

Piedmont	Lake	Marina	and	Campground	includes	42	campground	seasonal	slips	and	168	slips	
located	within	the	marina.		Management	of	the	marina	by	the	MWCD	effectively	began	with	the	
2010	season	and	the	staff	is	still	realigning	the	marina	to	meet	MWCD	expectations.		

Overall	impressions	given	at	the	public	meetings	are	that	the	new	management	is	being	
received	much	more	positively	than	the	previous	ownership	and	that	the	MWCD	staff	is	steadily	
improving	relations	with	the	marina	customers.

PIEDMONT LAKE MARINA & CAMPGROUND
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SITE 
The	campground,	launch	ramp,	marina,	motel,	and	cabin	site	are	tucked	into	the	steep	hills	
adjacent	to	Piedmont	Lake,	using	almost	the	entire	available	flat	and	mostly	floodplain	land.	
The	existing	facilities	have	been	in	place	for	a	long	time.		

The	docks	are	arranged	along	the	south	and	southwest	edge	of	the	cove,	stretching	along	
1,600’	of	shoreline.		At	the	western-most	end,	the	campground	docks	are	separated	from	the	
main	marina	section	by	the	launch	ramp	area	and	a	short	section	of	wooded	shoreline.		

The	site	includes	a	1940s	style	motel	that	is	rented	to	the	public,	mostly	on	a	weekly	basis.		The	CMU	
structure	has	six	units	and	is	still	popular	with	the	users,	and	is	rarely	empty	during	the	season.	

The	shoreline	of	the	marina	has	a	variety	of	stabilization	treatments,	including	armor	stone,	
natural	vegetation,	and	miscellaneous	armor	structures.		All	of	the	shoreline	and	the	adjacent	
uplands	are	low	and	prone	to	seasonal	flooding	impacts.		
 
ACCESS, ENTRANCE, AND ARRIVAL
A	single	road	provides	the	access	to	the	facility.		Arriving	at	the	lake	is	dramatic.	The	road	
passes	down	a	wooded	hillside	with	closed	canopy	and	open	understory,	winding	downhill	until	
a	sharp	bend	to	the	left	suddenly	reveals	the	lake,	and	marina.		The	entrance	road	is	asphalt	
paved	and	in	fair	to	good	condition.		The	steep	approach	road	hints	at	the	lake	and	waterfront	
facilities	as	one	descends	toward	the	site.		

Once	at	the	site,	there	is	a	small	road	accessing	the	eastern	end	of	the	marina,	and	a	small,	
elevated	parking	area	with	a	port-a-john	and	trash	dumpsters.		A	lower	gravel	road	runs	parallel	
to	the	main	paved	road	and	provides	the	direct	access	to	docks	3,	5,	and	6.		
 
UTILITIES
The	site	is	provided	with	single	phase	electrical	service.		A	service	study	should	be	made	
to	determine	whether	the	power	available	to	the	site	is	adequate	for	the	entire	facility,	it	is	
suspected	that	revised	distribution	facilities	may	be	required	if	any	expansion	of	the	facilities	is	
contemplated.			Most	of	the	onsite	electrical	distribution	is	overhead	wiring.

Electrical	service	is	provided	on	docks	1,	5,	and	6.		All	of	these	systems	should	be	evaluated	
for	code	compliance.		

Potable	water	supplies	were	not	reviewed	during	the	site	visits.		It	appeared	to	be	adequate	for	
the	structures,	but	none	of	the	docks	were	supplied	with	potable	water.

PIEDMONT LAKE MARINA & CAMPGROUND
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Sanitary	facilities	are	rudimentary	and	some	of	the	structures	are	overdue	for	replacement	and	
upgrades.		Sanitary	treatment	facilities	exist	but	were	not	reviewed	during	the	site	visits.

A	replacement	fuel	dock	and	pump	out	system	were	installed	in	2013.		

PARKING
Parking	for	the	marina	customers	is	along	the	entrance	road	and	on	the	hill	near	docks	6	and	
7.		Overflow	parking	at	the	launch	ramp	should	generally	meet	the	normal	loading.		Parking	
for	the	campgrounds	area	is	at	the	individual	campsites,	with	only	nominal	additional	parking	
available	along	the	roadway.		Parking	for	the	restaurant	and	administration	area	is	also	along	
the	entrance	road.		Motel	and	cabin	users	have	parking	in	front	of	these	units.

BOAT LAUNCH RAMP
The	existing	boat	launch	ramp	is	scheduled	for	replacement	in	2014.		With	the	pending	
improvements	a	courtesy	dock	for	launch	and	retrieval	will	be	included.	

DOCKS AND SHORELINE CONNECTIONS
The	marina	dockage,	along	with	the	
campground	docks,	is	designed	to	be	moved	
during	the	winter	to	be	able	to	be	placed	
fully	in	the	ice	or	on	dry	land.		This	decision	
was	made	years	ago	to	prevent	ice	related	
damage.		A	problem	is	the	extremely	shallow	
nature	of	the	existing	basin.		Docks	1	and	2,	
the	courtesy	dock,	and	the	campground	dock	
are	most	vulnerable	to	the	shallow	nature	of	

PIEDMONT LAKE MARINA & CAMPGROUND



193

MWCD Master Plan Report

the	basin.		The	seasonal	movements	of	these	docks	causes	wear	on	them.	The	removal	and	
replacement	of	the	electrical	utilities	and	the	shoreline	connections	is	costly	and	reduces	the	
options	available	for	marina	operation.		Alternatives	such	as	dredging	and	dock	relocation	
should	be	considered.		

Access	to	each	dock	segment	is	via	a	concrete	abutment	that	is	connected	to	a	short	dock	
section	which	separates	the	dock	slips	from	the	shoreline.		Access	may	be	improved	through	
abutment	redesign.	

Docks	may	be	inaccessible	during	seasonal	flooding.		Short	dock	portions	do	not	push	the	
floating	slips	into	deep-enough	water	to	allow	for	the	permanent	anchoring	of	the	docks.		A	
longer	gangway	section	and	an	abutment	at	a	more	flood	resistant	elevation	would	improve	this	
condition.

Although	it	is	not	required	for	all	of	the	docks	to	be	ADA	compliant,	designers	in	the	industry	
have	started	to	adopt	a	philosophy	of	universal	access	to	enhance	the	appearance	and	the	
image	of	the	facility.

The	campground	docks	are	located	adjacent	to	the	campsites,	and	are	highly	desirable,	
but	this	portion	of	the	basin	is	too	shallow	for	proper	depth.		Moving	the	docks	to	a	more	
sustainable	location	should	be	considered.		Leaving	the	docks	at	the	current	location	would	
require	a	significant	dredging	program	to	bring	this	area	of	the	basin	to	a	more	adequate	depth.		

Fairways	(the	spaces	between	the	docks)	are	much	larger	than	is	routine	for	modern	marinas.		
Changing	this	width	may	reveal	the	opportunity	for	more	docks,	or	at	least	relocated	docks	in	
deeper	water.		

ADMINISTRATION/RESTAURANT STRUCTURE 
The	marina	administration,	store,	and	restaurant	operations	are	located	in	a	CMU	and	frame	
structure	building	that	has	its	lower	level	well	below	the	flood	plain	elevation.		Its	location	
adjacent	to	the	fuel	dock	and	the	rental	slips	made	sense	when	it	was	originally	built.		During	
the	master	planning	process,	consideration	of	a	relocated	structure	or	structures	should	be	
discussed.

EXISTING MARINA DOCK INVENTORY 
The	168	seasonal	slips	are	the	primary	revenue	source	at	Piedmont	Lake	Marina.		Docks	near	
the	campground	provide	additional	revenue.		Fishing	and	pontoons	boats	account	for	the	
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majority	of	the	boats	on	the	campground.	Dock	1	slips	contain	a	mix	of	small	houseboats	and	
pontoons.		Docks	2,	5,	6,	and	7	contain	primarily	houseboats,	which	at	this	facility	include	
modified	pontoon	boats	with	small	structures	above	deck.		Due	to	the	low	horsepower	
restrictions	on	the	lake,	no	ski	boats	or	cruisers	are	included	as	tenants.	No	sailboats	were	
seen	at	the	marina.

4.3.3. OPPORTUNITIES AND CONSTRAINTS

The	Campground	and	Marina	have	evolved	slowly	over	a	long	time,	with	the	previous	marina	
operator	controlling	development	of	the	facility.		
 
CONSTRAINTS
•	 Way-finding	to	the	site	is	weak.	
•	 Structures	exist	below	the	acceptable	floodline.		
•	 Launch-ramp	access	bisects	the	campground	and	marina	areas.
•	 Identity	is	lacking,	where	the	park	entrance	experience	begins,	at	the	intersection	of	

Freeport	Road	and	Marina	Road.
•	 Lack	of	service	and	indoor	storage	limit	the	marina;	there	is	demand	for	a	full	time	

mechanic	and	indoor	storage.
•	 There	is	not	enough	for	children	and	families	to	do	to	attract	families	to	the	park.
•	 Dock	layout	and	condition	need	improvement,	with	improved	design	standards.
•	 Marketing	is	inadequate.
•	 Shoreline	erosion	is	a	problem	for	park	and	cottage	areas.
•	 Docks	and	the	boat	ramp	need	improvement/replacement,	including	improved	services.
•	 The	motel	detracts	from	the	character	of	the	park;	it	should	be	replaced	with	a	more	

compatible	facility	or	facilities.
 
OPPORTUNITIES  
•	 Piedmont	Lake	is	remote,	rural,	quiet,	and	has	a	low	horsepower	limit,	making	it	a	great	

retreat;	build	on	this	character.
•	 There	is	a	desire	for	more	events	such	as	Fourth	of	July	Fireworks.
•	 Build	on	recent	success	at	the	marina	and	continue	to	expand	and	improve	services	and	

facilities.	
•	 Connections	to	the	Buckeye	Trail	would	expand	recreational	opportunities	at	the	park.
•	 Local	economic	growth,	due	to	new	oil	and	gas	exploration,	could	change	demands	at	

Piedmont.
•	 There	is	demand	for	more	slips.
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•	 There	is	demand	for	more	and	larger	campsites.
•	 Moving	docks	farther	into	the	bay	could	eliminate	the	need	to	remove	them	each	year,	thus	

saving	considerable	operating	costs.
•	 There	is	appropriate	space	in	the	storage	lot	area	for	a	good	and	convenient	marina	service	

shop.

4.3.4. NEEDS ASSESSMENT AND VISION

THEME
Fishing Retreat

VISION
Piedmont	Lake	Marina	and	Campground	is	envisioned	as	a	quiet	retreat	located	at	the	
head	of	a	secluded	cove	on	a	remote,	tree	lined	lake.	Modern	full-service	marina	slips	will	
be	complimented	by	a	small	campground	of	modern	full-hookup	sites	nestled	in	a	narrow	
valley.	This	park	should	emphasize	a	fishing	retreat	atmosphere	with	a	range	of	overnight	
accommodations,	ranging	from	primitive	woodland	camping	to	kayak	camping.	It	should	also	
include	a	RV	campground	and	fishing	cabins	built	over	the	lake	in	a	low-key	rustic	setting.	

The	marina	building	and	park	center	should	be	moved	to	a	knoll	overlooking	the	marina	with	
good	views	of	the	marina,	lake,	and	surrounding	hills.
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4.3.5. PROGRAMS AND SERVICES PRIORITIES

The existing programs for operations management of the marina seem relatively 
underdeveloped	when	compared	with	other	regional	marinas	and	especially	when	compared	
with	U.S.	marina	facilities	outside	southeast	Ohio.		The	opportunities	for	excellence,	whether	
in	Ohio’s	Clean	Marina	program	or	in	updating	the	hospitality	standards,	should	be	explored	
further.	

SUMMARY PRIORITIES
•	 	Overall	Top	Priorities:

 - Improve dock design, services, and accessibility

 - Add trails and boardwalks

 
•	 Public	Input	Priorities:

 - Create more amenities for children and a wider age range

 - Keep the quiet retreat atmosphere

 - Add security

•	 	Staff	Priorities:
 - Create a small recreational area at the water’s edge, at the campground with pavilion, and fire pit

 - Consider mountain bike trails that can support cross country skiing

 - Ensure that any playground should have a distinct rustic theme

 

•	 Site-Assessment	and	Facility-Assessment	Priorities:
 - The marina needs upgrades to docks, accessibility and infrastructure, as well as better building 

placement

 - Piedmont should be thought of as both a marina and a lake park

 - Add programming for wider age range

4.3.6. ALTERNATIVES

Piedmont	Lake	Marina	and	Campground	offers	little	room	for	expansion	or	significant	
reorganization	of	facilities,	so	alternatives	should	be	focused	on	improving	function	and	safety	
at	the	marina	and	adding	variety	to	overnight	accommodations.		

COMMON ELEMENTS
•	 	Accomodations:

 - RV campgrounds are proposed to be organized around three levels of RV experience ranging 
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from Basic through Premium.

•	 Docks:
 - The marina docks are proposed to be shifted to deeper water and the basin dredged to improve 

draft and allow the docks to remain in place year round.

 - The final number of slips, their sizes, and the details of the design will be developed during the 

formal design phase.

•	 Amenities:
 - The lakefront at the campground is proposed to become a common gathering area with a 

rustic-themed destination playground and gathering area with pavilion and fire ring. 

 - Reconstructing the marina store and restaurant facility will be the most efficient means for 

meeting ADA and code responsibilities, developing a facility that will allow for added value and 

revenue, and providing the desired “fishing retreat experience.”   

•	 Infrastructure:
 - The marina site is proposed to be reorganized, moving the road to pass around the boat launch 

parking area in order to minimize conflicts and improve operations.

 - The storage area is redeveloped to be more secure and efficient.

 - A card gate is proposed for the road to the campground in order to improve security.

OPTION #1
•	 Overnight	Accommodations

 - The campground, road, and docks are proposed to be redeveloped.

OPTION #2
•	 Overnight	Accomodations

 - The shoreline along the road to the campground is proposed as the site for fishing cabins built 

over the water above spillway elevation, with individual docks, adding a form of accommodation 

unique to the MWCD system and replacing the motel.

 - Backpack campsites are proposed for three hollows and one ridge along the Buckeye Trail as it 

passes through the park.

 - Year round cabins are proposed for ridgetop overlooks east of the marina to expand the active 

season of the marina.

 - Kayak camping is proposed for three suitable shoreline locations close enough to the marina to 

be relatively efficient to manage.
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•	 Amenities
 - The restaurant and marina building are proposed to be moved to a knoll above spillway elevation 

that overlooks both the marina and the inlet opening to the lake. 

4.3.7. BUSINESS PLAN SUMMARY

MARINA
•	  Site

 - Shoreline stabilization and dredging will provide an opportunity for permanent dock anchorage.  

As part of future marina development, testing of the dredged materials should be made to 

evaluate its suitability as fill material.  If practical, the fill material may be used in the campground 

areas to elevate the site out of the floodplain.

 - Gangways to the docks should be improved to provide access during high-water periods and to 

meet ADA requirements.  Gangway platforms can also provide a utility link from uplands to the 

docks. There are many gangway designs that incorporate utility poles within the unit.

 - The existing marina administration/restaurant/store structure is in poor condition.  Should 

consider relocating these functions to uplands above the floodplain.  The building could still be 

designed as a two-story structure with separation of marina and restaurant uses.   

However, the lowest level should be above the spillway elevation.  All utility connections for the 

marina site should be housed in a utility room within the new building.

  

•	  Docks
 - It would be productive to reorganize the marina to accommodate better use of water space and 

expansion potential, and to provide for efficient maintenance and reduced cost.  

 - A set of design and implementation standards is needed to bring the docks to industry 

standards.  These standards should include dimension and structural expectations along with 

the placement and installation techniques.  

 - Dock sizes and locations should be designed to consolidate docks to the west side of the basin, 

away from the shallower water near the boat launch.

 - Dredging should be considered to allow for the docks to be anchored with a system (e.g. chain 

and anchor) providing in-place storage during winter drawdown.  Dredging of the basin should 

be done to a depth 2 to 3 feet below low water elevation (winter drawdown). 

 REVENUE OPPORTUNITIES 
•	 Boat Rental:		As	a	more	passive	lake,	Piedmont	sees	a	mix	of	slower	paced	activities	

(canoeing/kayaking,	fishing,	and	cruising).
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•	 Store:		With	the	creation	of	a	new	administration	building,	the	convenience	store	can	be	
expanded.

•	 Concessions:			MWCD	operates	the	food	service	at	the	existing	building.	Other	
opportunities	to	create	revenue	exist	in	providing	alternative	services	from	outside	sources	
as	a	restaurant	vendor,	with	MWCD	paying	a	percentage	fee	on	the	gross	revenues.		Other	
opportunities	may	include	expanded	watercraft	rental	and	other	lake	activities.

•	 Courtesy Docks for the Restaurant

•	 Programs for Boaters:  Power	squadron	and	recreational	programs	for	boaters	enhance	
the	experience	and	add	value	to	the	marina.		Youth	programs	are	the	backbone	for	creating	
a	future	boating	population.

 MANAGEMENT PLANS FOR STAFFING, OPERATIONS, PRICING, AND CONTRACTING
•	 Standards	for	the	marina	industry	exist,	even	if	much	of	it	is	in	informal	documentation.		

The	Association	of	Marina	Industries	has	worked	for	25	years	to	establish	standards	of	
performance	and	act	as	an	advocate	for	this	hospitality	industry.		A	brief	listing	of	the	
industry	standards	includes:
 -  Seasonal Slip Agreements: The industry has standards for seasonal agreements with basic 

components that limit the liability and protect both the District and the customer.  Standard 

agreements include:

1. Identification of lessee and the vessel to be placed in the slip

2. Term of lease

3. Terms that allow the Marina to take certain actions such as relocating vessel, boarding 

vessel, and terminating agreement

4. Terms that prohibit certain behaviors by lessee, an example being limitations on service work 

by outside vendors

5. Insurance requirements, liability limitations, and indemnification of vessel

6. Marina rules and regulations that become a part of the agreement

 - Transient Slip Agreements: The industry uses a condensed agreement for transient slip rentals, 

again limiting liability and managing boater behavior.

 - Boat Rental Agreements: The industry requires the renter to indemnify the marina and maintain 

responsibility for essentially all that happens while in possession of the boats. It defines the 

terms and responsibilities of the renter and imposes penalties for damage or late return.

 - Dockage Standards: The industry has evolved to include a somewhat standard set of 

specifications that follow the Construction Specifications Institute and AIA standards.  The 
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purpose of using these specifications is to insure that the bidders are providing the correct 

materials and installations.  

 - ADA Standards: The waterfronts industry is not exempt from ADA accessibility requirements.  

The Justice Department has promulgated the 2010 Standards for Accessible Design Chapter 

10 devotes multiple sections to the requirements.  These must be incorporated into the marina 

designs and renovations.  

 - International Building Codes (IBCs) and Local Building Codes: These standards are required 

for all design and improvements. 

 

 STAFFING
The	staff	at	the	marina	manages	the	marina,	campground,	park,	and	restaurant	functions.		
•	 Whether	the	marina	stays	at	the	existing	200	slips	or	expands	to	225	slips,	the	amount	of	

staffing	required	will	not	vary	significantly.		Within	the	MWCD,	there	is	a	Deputy	Chief	of	
Marinas	responsible	for	marina	facilities,	both	MWCD	and	concessionaire	operated.		By	
setting	the	standard	at	its	own	marinas,	the	MWCD	has	the	opportunity	to	set	the	standard	
for	the	concessionaire	operated	facilities.
 - Marina Manager: The Piedmont Lake Marina and Campground has a Marina Manager, 

responsible for the operation of the facilities and working with the Deputy Chief of Marinas to set 

budgets and yearly goals.  This is a full-time, year-round position (2080 hours/year).

 - Assistant Manager: A trained assistant to the Manager, the Assistant Manager is also a ful-time, 

year-round position.  During busy times in season either the Manager or the Assistant Manager 

should be ons site (2080 hours/year).    

 - Shift Lead: Reporting to the managers, this person mans the phones and reception desk and 

is available for other duties during slack times.  This position is a full-time, seasonal position. 

Two people are usually needed for this position to adequately cover the entire week.  During the 

offseason, a part-time person should be available for miscellaneous duties.

 - Dock Hands: The people in this position provide fueling services, light maintenance work (e.g. 

lawn mowing and restroom cleanup), and general assistance.  

 

•	 This	staffing	level	yields	approximately	10,200	man-hours.		At	a	blended	rate	of	$15.00	per	
hour,	the	result	is	approximately	$153,000	in	labor	expenses.				  

 

CODE APPLICATIONS TO MWCD
•	 In	pursuit	of	its	goal	of	creating	a	regional	destination	for	its	facilities,	MWCD	must	

embrace	the	Codes	and	Standards	of	the	marina	industry.		As	consumers	become	more	
sophisticated	the	facilities	must	set	a	tone	of	performance	that	can	compete	with	regional	
marinas	and	offer	the	draw	to	create	the	desired	destination.			
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•	 The	standards	set	by	MWCD	for	their	facilities	should	be	applied	to	all	vendors	operating	on	
MWCD	property.		

  

 CIP NEEDS, PRIORITIZED
•	 	Piedmont	Lake	Marina	and	Campground	is	ready	for	a	significant	overhaul.		What	existed	

for	the	private	operator	in	the	past	is	simply	not	adequate	for	the	present	and	future	
expectations.		If	the	marina	is	to	exist	for	the	long	term	the	facilities	must	be	replaced	and	
improved	to	meet	the	future	expectations.		

•	 The	capital	improvements	are	needed	more	than	just	to	improve	the	profitability;	they	are	
needed	to	comply	with	safety	standards	expected	at	all	modern	facilities.	

•	 Capital	improvements	should	begin	in	the	offseason	with	the	dredging	of	the	marina	basin,	
allowing	for	the	permanent	installation	of	the	docks	and	eliminating	the	need	to	move	the	
docks	twice	annually.		By	excavating	the	marina	basin,	several	good	things	occur:	docks	
stay	in	place	and	the	amount	of	weeds	and	algae	can	be	mitigated.		

•	 Consolidating	the	docks	on	the	west	side	and	the	northwest	corner	of	the	basin	will	allow	for	
greater	control	of	the	docks,	provide	better	access	for	the	boaters	to	upland	facilities,	and	lower	
costs	for	any	added	utilities.		Access	to	the	docks	should	be	raised	to	allow	access	to	the	
docks	at	all	seasonally	expected	water	levels	and	to	facilitate	ADA	accessibility.		

•	 The	upland	facilities	should	be	relocated	to	maximize	the	viewshed,	provide	a	central	
connection	to	the	marina,	allow	for	expanded	uses	(such	as	restaurant),	and	reduce	
maintenance	costs.	

  

 MARKETING AND PRICING
Marina	and	Campground	Organizational	Structure:
•	 	As	Piedmont	Lake	Marina	and	Campground	is	improved,	the	three	primary	goals	of	staff	

will	be	to:
 - Implement standards-based maintenance and operations programs with a shift in the dedication 

of resources from repair and maintenance to preventative maintenance. Operations standards 

will be developed and documented to provide for consistent hospitality expectations throughout 

the system.  This effort will ensure a high quality and consistent experience for visitors to 

Piedmont Lake Marina and Campground.

 - Increase the presence of consistent law enforcement to enforce rules and regulations, and 

create a safe environment for visitors.

 - Develop and increase fishing, marina, and hiking opportunities for visitors to Piedmont Lake.
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•	 	Piedmont	Lake	Marina	and	Campground	will	be	overseen	by	the	Marina	Manager	and	
the	Assistant	Marina	Manager.	Law	enforcement,	as	well	as	maintenance,	will	be	shared	
with	Tappan	Lake	Park,	given	the	close	proximity	of	the	two	parks	to	one	another.	Given	
these	assumptions,	the	Consulting	Team	recommends	the	addition	of	only	one	full-time	
position-an	administrative	assistant-to	assist	the	Marina	Manager	with	the	implementation	
of	consistent	business	and	management	practices.

 
•	 Boat	service	and	support	is	in	demand	at	this	facility	and	a	technician	is	needed	to	meet	

this	demand.

PRO FORMA
Based	on	all	operating	assumptions	set	forth	within	this	report,	Piedmont	Lake	Marina	and	
Campground	is	projected	to	have	an	annual	operational	cost	recovery	of	176%	of	direct	and	
indirect	operating	costs	beginning	in	2020	when	the	phase	1	improvements	are	expected	to	
be	completed.		The	cost	recovery	remains	fairly	consistent	throughout	the	six	years	of	the	pro	
forma.		The	pro	forma	has	been	developed	with	the	following	specific	assumptions:

Marina	and	Campground:
•	 Pricing	Assumptions:

 - Pricing is outlined for each functional program within the electronic Excel model and summarized 

within this report.

 - The pricing strategy will remain constant with each phase of improvements and is based on 

medium cost and medium volume, meaning that pricing was determined based on typical 

market rates, which in turn were based on an average level of service.

 - Pricing is developed to achieve 176% cost recovery, upon completion of recommendation 

improvements.

 - Pricing based on projected market rates in five years.

 - Pricing is based on delivering high quality services with new, state of the art campground sites 

and marina facilities in place.

 - Pricing is based on the assumption that improvements and new amenities to the park amenities 

adds value to visitors experiences.

 - Pricing provides for marketing/promotional discounts.

Marina:
•	 	The	majority	of	the	revenue	will	be	from	seasonal	slips	at	the	marina	and	campground.

•	 Transient	slip	revenues	for	the	main	marina	represent	a	negligible	portion	of	the	marina	revenues	
and	transient	slips	fees	for	the	campground	portion	constitutes	a	minor	revenue	stream.				
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•	 Included	in	the	marina	are	a	very	limited	number	of	boat	rental	slips.		The	opportunity	to	
adjust	the	amount	of	rentals	in	the	future	as	demand	increases	can	be	considered.		

•	 Specific	Revenue	and	Expenditure	Assumptions:
 - 85% occupancy for seasonal slips.

 - Rates to be revised to regional standards after reconstruction.

 - Boat service at 50% level.

 - Fuel sales to be constant in the future.

Campground:
•	 	The	following	Pro	Forma	Revenues	and	Expenditures	table	projects	potential	revenues	and	

expenditures	anticipated	at	the	completion	of	the	recommended	improvements,	when	the	
upgraded	marina	is	operational	with	adjusted	rates.	This	projected	return	will	take	3	–	6	
years	to	realize	depending	upon	how	rate	adjustments	are	phased	in.

•	 Specific	Revenue	and	Expenditure	Assumptions:	
 - 76% increase in campground and cabin/cottage sites upon completion of renovations in 2020.

 - 50% of the campground will be occupied by 7 month Seasonal Campers.

 - 10% of campground will be occupied by Daily Campers from Labor Day to Memorial Day.

 - 10% of campground will be occupied by 30 Day Campers from Memorial Day to Labor Day.

 - 70% campground occupancy rate during the summer months.

 - 75% occupancy rate of Vacation Cabins/Cottages during the summer months.

 - 10% of all overnight accommodations will be occupied on weekends during shoulder months of 

April/May and September/October at a discounted rate.

 - 30% increase in non-personnel expenditures.

 - Addition of 1 full-time position (Administrative Assistant).

 - 15% increase in full-time employee salary and benefits.

 - 15% increase in part-time employee wages.

 - Inclusion of 5% of main-office expenditures as indirect costs.
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The	following	tables	summarize	the	Pro	Forma	following	complete	renovation:

Projected first year cost recovery upon completion of all Phase 1 renovations which is expected to

occur in 2020.

4.3.8. FACILITIES MASTER PLAN

PLAN OVERVIEW
Piedmont	Lake	is	one	of	the	best	fishing	lakes	in	the	MWCD	system,	with	as	wide	a	variety	
of	fish	as	any	MWCD	lake.	This	marina	and	campground	should	emphasize	a	fishing	retreat	
atmosphere,	with	a	range	of	overnight	accommodations	in	a	low	key,	rustic	setting.
The	site	already	brings	a	calmness	and	serenity	to	users.		Allowing	no	ski	boats	or	PWC	means	
that	engine	noise	is	noticeably	absent.		Many	small	houseboats	act	as	floating	cabins	for	the	
users	during	the	season.	

Pro Forma Revenues & Expenditures
PIEDMONT LAKE
BASELINE:  REVENUES AND EXPENDITURES

SERVICE TITLE Revenues Expenditures

Revenues
Over (Under) 
Expenditures

Cost 
Recovery ‐ 
Percent

Marina $616,440.00 $313,766.55 $302,673.45  196%
Park Accommodations & Admissions $344,501.00 $248,072.30 $96,428.70  139%
Other Revenue $32,500.00 $2,078.50 $30,421.50  1564%
Total  $993,441.00 $563,917.35 $429,523.65 176%

Pro Forma Revenues & Expenditures
PIEDMONT LAKE
BASELINE:  REVENUES AND EXPENDITURES

Revenues 1st Year 2nd Year 3rd Year 4th Year 5th Year 6th Year

Marina Docks 452,540.00$       461,590.80$      470,822.62$      480,239.07$      $489,843.85 $499,640.73
Marina Other Revenues 163,900.00$       179,895.00$      184,989.75$      194,189.24$      $198,073.02 $202,034.48
Campground Accommodations $344,501.00 $351,391.02 $358,418.84 $365,587.22 $372,898.96 $380,356.94
Campground Rentals & Sales $32,500.00 $33,475.00 $34,479.25 $35,513.63 $36,579.04 $37,676.41
Total  993,441.00$       1,026,351.82$    1,048,710.46$    1,075,529.15$    1,097,394.87$    1,119,708.56$   

Expenditures 1st Year 2nd Year 3rd Year 4th Year 5th Year 6th Year

Marina Operations & Maintenance 313,766.55$       324,523.55$      335,670.45$      347,222.33$      354,166.77$       361,250.11$     
Campground Operations & Maint. $248,072.30 $253,033.74 $258,094.42 $263,256.30 $268,521.43 $273,891.86
Campground Rentals & Sales $2,078.50 $2,140.86 $2,205.08 $2,271.23 $2,339.37 $2,409.55
Total  563,917.35$       579,698.14$       595,969.95$       612,749.86$       625,027.57$       637,551.52$      

Annual Net Gain $429,523.65 $446,653.68 $452,740.51 $462,779.29 $472,367.30 $482,157.04

Total Cost Recovery 176% 177% 176% 176% 176% 176%
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The	plan	for	the	Marina	includes	shoreline	stabilization	and	dredging	to	provide	deeper	water	
for	permanent	dock	anchorage.		Gangways	to	the	docks	will	meet	ADA	requirements	and	
provide	access	during	high	water	conditions.		Gangway	platforms	will	also	provide	a	utility	link	
from	uplands	to	the	docks.

The	RV	camping	experience	at	Piedmont	will	range	from	a	remote	basic	campground,	with	
shower	house	and	50%	full	hookups,	to	a	premium	campground	overlooking	the	marina	with	
full	hookups	served	by	a	redeveloped	infrastructure.	A	long	cluster	dock	will	provide	campers	
with	docking	space	outside	of	the	marina.	A	primitive	campground	in	the	valley	northwest	of	
the	campground	along	the	Buckeye	Trail	will	broaden	the	range	of	camping	experiences	and	
add	a	stopping	point	along	the	Trail.

The	unique	point	at	the	head	of	the	inlet	is	planned	for	a	fishing	cabin	experience	that	will	be	
unique	among	all	the	parks.	The	fishing	cabins	will	sit	over	the	lake,	elevated	above	spillway,	
each	with	its	own	boat	dock	and	roadway	access.	Piedmont	Lake	Marina	will	also	be	the	first	
of	the	parks	to	initiate	the	kayak	campsites,	as	well	as	the	primitive	platform	sites	with	primitive	
toilets	(either	on	each	platform,	with	one	toilet	on	shore	serving	several	platforms).	Kayak	
sites	will	be	accessible	primarily	by	water,	with	secondary	foot	trail	access.	Camper	storage	
is	planned	for	a	one	acre	area	adjacent	to	the	lagoons	on	the	north	side	of	the	seasonal	
campground.	It	will	contain	a	4,000	to	5,000	SF	storage	building,	with	an	outdoor	lot	for	boats	
and	trailers,	and	parking.

To	support	the	marina	and	campgrounds,	the	plan	includes	a	new	marina	building	with	
restaurant	and	activities	area	on	a	knoll	northwest	of	the	current	building,	overlooking	the	
marina	and	with	good	views	to	the	lake.	The	building	could	be	designed	as	a	two-story	
structure	with	separate	marina	and	restaurant	uses,	the	lowest	level	above	the	spillway	
elevation.	Other	amenities	include	a	nature-themed	playground,	expanded	parking	and	small	
events	space,	and	a	picnic/gathering	area	overlooking	the	camper	cluster	docks	at	the	head	of	
the	inlet.	A	card	gate	will	add	security	for	the	campground,	especially	during	the	offseason.

The	docks	will	be	reorganized	for	more	efficient	and	convenient	use	of	water	space,	future	
expansion,	and	efficient,	lower	cost	maintenance.		Slip	lengths,	widths,	and	configuration	will	
be	designed	to	consolidate	slips	to	the	east	side	of	the	basin,	away	from	the	shallower	water	
near	the	boat	launch.		The	marina	users	and	maintenance	efforts	will	be	improved	with	the	
consolidation	of	access	points	at	and	elevation	above	expected	seasonal	flooding	elevations.		

The	roadway	will	be	relocated	to	pass	around	the	parking	and	boat	launch	area	to	allow	
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the	two	to	work	seamlessly	together.	The	upper	portion	of	the	valley	in	that	location	will	be	
reconfigured	for	maintenance	and	boat	storage,	and	buffered	from	view	from	the	roadway.

PLAN HIGHLIGHTS/PHASE 1 RECOMMENDATIONS
•	 The	marina	slip	layout	is	redesigned	and	modernized	to	improve	revenue	and	lower	

operation	costs.

•	 The	marina	building	and	restaurant	is	replaced	with	a	larger	building	sited	above	spillway	elevation.

•	 The	boat	launch,	parking	area,	and	park	road	are	redeveloped	to	reduce	conflicts	and	
operations	costs	and	to	improve	maintenance	and	storage.

•	 Three	new	overnight	accommodations	are	added:	fishing	cabins	on	the	point,	kayak	camp	
sites,	and	primitive	campsites	along	the	Buckeye	Trail.

•	 The	camper	dock	area	and	camper	amenity	core	are	redeveloped	and	enhanced	with	a	
nature-themed	adventure	playground.

•	 A	card	gate	is	added	to	improve	campground	security.

•	 Piedmont	Lake	Marina	and	Campground	is	ready	for	a	significant	overhaul	of	its	marina	
facility.		What	existed	for	the	private	operator	in	the	past	is	simply	not	adequate	for	the	
present	and	future	expectations.		If	the	marina	is	to	exist	for	the	long	term,	the	facilities	
must	be	replaced	and	improved	to	meet	future	expectations.

•	 The	capital	improvements	are	needed	to	comply	with	safety	standards	expected	at	all	
modern	facilities.	

•	 Capital	improvements	should	begin	in	the	offseason	with	the	dredging	of	the	marina	basin,	
allowing	for	the	permanent	installation	of	the	docks	and	eliminating	the	need	to	move	the	
docks	twice	annually.		By	excavating	the	marina	basin,	several	good	things	occur;	docks	
stay	in	place	and	the	amount	of	weeds	and	algae	can	be	mitigated.		

•	 Consolidating	the	docks	on	the	west	side	and	the	northwest	corner	of	the	basin	follows	
and	will	allow	for	greater	control	of	the	slips,	better	access	for	the	boaters	to	upland	
facilities,	and	lower	costs	for	any	added	utilities.		Access	to	the	docks	should	be	raised	
to	allow	access	to	the	docks	at	all	seasonally	expected	elevations	and	to	facilitate	ADA	
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accessibility.		

•	 The	upland	facilities	should	be	relocated	to	maximize	the	viewshed,	provide	a	central	
connection	to	the	marina,	allow	for	expanded	uses	(such	as	restaurant),	and	reduce	
maintenance	costs.	

•	 Additional	revenue	resources	include:	Transient	slip	rental,	fuel,	boat	rental,	storage,	service,	
and	incidental	(convenience	store)	purchases.

PIEDMONT LAKE MARINA & CAMPGROUND
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PARK ELEMENTS

1.   PARKING/EVENTS
2.   PARKING
3.   BOAT LAUNCH/PARKING
4.   MAINTENANCE/STORAGE
5.   FUTURE RESTAURANT/PARKING BUILDING
6.   RENOVATED BUILDING
7.   RENOVATED MARINA
8.   CARD GATE - NEW
9.   STANDARD CAMPGROUND - REDEVELOPED
10.  STANDARD CAMPGROUND - REDEVELOPED
11.  BASIC CAMPGROUND - REDEVELOPED
12.  BACKPACK CAMPING - NEW
13.  BACKPACK CAMPING - NEW
14.  BACKPACK CAMPING - NEW
15.  BACKPACK CAMPING - NEW
16.  FUTURE CAMPGROUND EXPANSION
17.  BUCKEYE TRAIL - EXISTING
18.  KAYAK/PADDLE-IN CAMPING - NEW
19.  KAYAK/PADDLE-IN CAMPING - NEW
20.  KAYAK/PADDLE-IN CAMPING - NEW
21.  FISHING CABINS
22.  SEASONAL CAMPER STORAGE PI
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PHASING STRATEGY
•	  The	phasing	approach	recommended	for	Piedmont	Lake	Marina	and	Campground	is	to	

move	forward	with	infrastructure	and	amenity	improvements	scheduled	in	the	2012	CIP,	
and	focus	initial	major	improvements	on	four	areas	by	upgrading	marina	slips	and	services,	
redeveloping	RV	campsites,	adding	essential	ADA	service	facilities	(primarily	an	ADA	
compliant	shower	house),	and	making	amenity	improvements	that	will	add	activities	for	
multiple generations

  
•	 While	redeveloping	an	RV	campground	can	take	six	months	to	one	year,	shutting	the	

campsite	down	for	one	season	is	problematic;	Piedmont	Lake	Marina	and	Campground	
does	not	have	land	to	add	new	campsites	in	order	to	allow	existing	ones	to	be	closed	for	a	
full	season.	
 - Campground renovations are recommended to be planned and designed so that the campground 

can be closed in the fall, redeveloped over the winter,and reopened the following spring. 

 - The campground improvements are recommended to begin at the more remote upper end of the 

campground valley (Area 11) and proceed down the valley to the waterfront (Area 9), in three stages.

 - As the campgrounds are completed, fishing cabins lining the lake in Area 21 are recommended 

to replace the existing motel in Area 4.

 - Other accommodations recommended to broaden camping options in Phase I are Kayak 

camping, in Area 18 and backpack camping along the Buckeye Trail, in Area 12.

  
•	 Infrastructure	should	keep	pace	with	accommodations

 - For the campgrounds to be redeveloped, a new electrical service is needed both for the 

campgrounds and the marina as a whole.

 - The first phase of the remote storage facility, recommended for Area 10,  should begin 

concurrently with development of the first campground redevelopment, so that storage is 

available the day campers occupy the redeveloped campground.

  
•	 Initial	amenity	improvements	that	should	be	planned	to	come	on	line	concurrently	with	the	

first	new	RV	campground	includes	picnic	facilities,	a	destination	playground	in	Area	9,	and	
a	trail	connection	to	the	Buckeye	Trail.	

MARINA
Piedmont	Lake	Marina	is	ready	for	a	significant	overhaul	of	its	marina	facility.		What	existed	for	
the	private	operator	in	the	past	is	simply	not	adequate	for	present	and	future	expectations.		If	
the	marina	is	to	exist	for	the	long	term	the	inadequate	facilities	must	be	replaced	and	improved	
to	meet	the	future	expectations.		The	capital	improvements	are	intended	for	more	than	just	
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Capital	improvements	should	begin	in	the	offseason	by	dredging	the	marina	basin	to	allow	
for	permanent	installation	of	the	docks	and	to	eliminate	the	need	for	moving	the	docks	twice	
annually.		By	excavating	the	marina	basin,	several	good	things	occur;	docks	stay	in	place	and	
the	amount	of	weeds	and	algae	can	be	mitigated.		
 
Consolidating	the	docks	on	the	west	side	and	the	northwest	corner	of	the	basin	follows,	
allowing	for	greater	control	of	the	slips,	better	access	for	the	boaters	to	upland	facilities,	and	
lower	costs	for	any	added	utilities.		Access	to	the	docks	should	be	raised	to	allow	access	to	
the	docks	at	all	seasonally	expected	elevations	and	to	facilitate	ADA	accessibility.		
 
The	upland	facilities	should	be	relocated	to	maximize	the	viewshed,	provide	a	central	
connection	to	the	marina,	allow	for	expanded	uses	(such	as	restaurant)	and	reduce	
maintenance	cost.

4.3.9. CAPITAL IMPROVEMENT PLAN

•	 The	improvements	for	Phase	I	of	Piedmont	Lake	Marina	and	Campground	are	best	
defined	by	four	areas:	Docks	and	Marina	facilities,	Infrastructure,	Amenities,	and	Overnight	
Accommodations	(campground).	

•	 The	tables	on	the	following	pages	illustrate	the	potential	costs	for	recommended	
improvements	arranged	by	ye	ar.	These	tables	represent	a	conceptual	staging	process	to	
accomplish	the	improvements	in	an	orderly	manner.	The	dates	represent	the	year	in	which	
each	phase	will	be	completed.
 - Infrastructure covers improvements not included in campgrounds.

 - Amenities and facilities are improvements to expand and enrich overnight experience and 

improve revenue. 

 - Accommodations tables illustrate progressive construction of new campsites and cabins, as well 

as reconstruction of existing campgrounds and cabins.   

 
•	 Costs	are	based	on	2013	construction	cost	data	and	include	estimating	contingency	and	

soft	costs	(design	and	permitting).	
 
•	 Costs	for	RV	campgrounds	are	based	on	a	full	hookup	campsite.
 
•	 The	Capital	Budget	should	anticipate	that	for	most	projects,	costs	for	soft	costs	should	

begin	to	be	incurred	two	years	before	the	scheduled	completion	date.
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OVERNIGHT ACCOMMODATIONS, AMENITIES & FACILITIES, INFRASTRUCTURE 
TABLES
The	improvements	for	phase	one	of	Piedmont	Lake	Marina	and	Campground	are	best	
defined	by	three	major	areas:		Infrastructure,	Amenities	and	Facilities,	and	Overnight	
Accommodations	(campgrounds	and	cabins).	The	following	tables	provide	a	snapshot	of	
the	phasing	to	accomplish	a	complex	renovation	project	such	as	is	recommended.	Because	
improvements	will	require	several	years	to	complete,	costs	will	be	spread	over	several	years.	
Likewise	increases	in	revenues	will	build	over	several	years	as	improvements	are	made	and	
rates	adjusted	over	time.	The	Pro	Forma	assumes	that	improvements	listed	below	have	been	
completed	and	rate	adjustments	have	been	phased	in.
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PIEDMONT LAKE PARK
Yearly Phase I Staging Summary
August 8, 2013

June 12, 2013

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐RV TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

9 Premium Transient Campground‐‐Redeveloped 16 16 $0 16 16 $0 16 0 $0 15 15 $400,000 15 15 $0 15 15 $0 $400,000
10 Standard Seasonal Campground‐‐Redeveloped 42 42 $0 42 0 $0 50 50 $950,000 50 50 $0 50 50 $0 50 50 $0 $950,000
11 Basic Seasonal Campground‐‐Redeveloped 26 0 $0 35 35 $1,000,000 35 35 $0 35 35 $0 35 35 $0 35 35 $0 $1,000,000
10 New ADA Compliant Shower House $350,000 $0 $0 $0 $0 $0 $350,000

TOTAL RV ACCOMMODATIONS 84 58 $350,000 93 51 $1,000,000 101 85 $950,000 100 100 $400,000 100 100 $0 100 100 $0 $2,700,000

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐OTHER TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

4 Motel 5 5 $0 5 5 $0 5 5 $0 0 0 $0 0 0 $0 0 0 $0 $0
21 FISHING CABINS 0 0 $0 0 0 $0 0 0 $0 8 8 $2,400,000 8 8 $0 8 8 $0 $2,400,000
12 BACK PACK CAMPING (5ac typ‐ 20‐24 max) 0 0 $0 0 0 $0 22 22 $50,000 22 22 $0 22 22 $0 22 22 $0 $50,000
18 KAYAK/PADDLE‐IN CAMPING 0 0 $0 0 0 $0 0 0 $0 0 0 $0 11 11 $80,000 11 11 $0 $80,000

TOTAL OTHER ACCOMMODATIONS 5 5 $0 5 5 $0 27 27 $50,000 30 30 $2,400,000 41 41 $80,000 41 41 $0 $2,530,000

TOTAL OVERNIGHT ACCOMMODATIONS 89 63 $350,000 98 56 $1,000,000 128 112 $1,000,000 130 130 $2,800,000 141 141 $80,000 141 141 $0 $5,230,000

Map   
Area

AMENITIES & FACILITIES TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Campground Picnic Shelter $10,000 $10,000
CIP Picnic Shelters $160,000 $160,000
1 Parking/Events Area Space $150,000 $150,000
6 Renovated Building (+/‐4500sf) $250,000 $250,000
8 New Card Gate $10,000 $10,000
10 Camper Docks & Ramp $50,000 $50,000
19 PH1‐Buckeye Trail & Connections (2.5mi) $125,000 $125,000

Expand Park Boundary $150,000 $150,000
Regional Playground Phase I $150,000 $150,000

$0
$0
$0
$0
$0

TOTAL AMENITIES & FACILITIES 0 0 $0 0 0 $480,000 0 0 $375,000 0 0 $50,000 0 0 $0 0 0 $150,000 $1,055,000

Map   
Area

INFRASTRUCTURE TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Water Infrastructure
CIP      Campground Well Upgrade $15,000 $15,000
CIP      Campground Water Line to WWTP $10,000 $10,000
CIP Sanitary Infrastructure
CIP      Campground WWTP Upgrade $30,000 $30,000
CIP      Campground Sanitary Upgrades $50,000 $50,000
CIP Electric Infrastrucutre
CIP      Campground Electric Upgrade * $0
CIP      Upgrade Park Electrical Service and Trunklines $250,000 $250,000
CIP Roads & Drainage
CIP      Hidden Ledges Road $50,000 $50,000
CIP      Campground Road and Drainage Improvement $10,000 $10,000
CIP      Reynolds Road Ramp Improvements $40,000 $20,000 $60,000
2      Parking $75,000 $75,000
CIP Campground Dock Replacement $50,000 $50,000

Park Shoreline Stabilization $150,000 $150,000 $150,000 $450,000
4 PH1‐Maint./Storage (store yard no bldg) $125,000 $125,000

Trails (ADA Accessibility) $50,000 $50,000
$0

TOTAL INFRASTRUCTURE 0 0 $95,000 0 0 $405,000 0 0 $325,000 0 0 $150,000 0 0 $200,000 0 0 $50,000 $1,225,000

TOTAL YEARLY PROJECTS 89 63 $445,000 98 56 $1,885,000 128 112 $1,700,000 130 130 $3,000,000 141 141 $280,000 141 141 $200,000 $7,510,000

YEAR 5

YEAR 5

YEAR 5

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4

YEAR 5

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4
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CIP Campground Picnic Shelter $10,000 $10,000
CIP Picnic Shelters $160,000 $160,000
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6 Renovated Building (+/‐4500sf) $250,000 $250,000
8 New Card Gate $10,000 $10,000
10 Camper Docks & Ramp $50,000 $50,000
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Regional Playground Phase I $150,000 $150,000
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Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

9 Premium Transient Campground‐‐Redeveloped 16 16 $0 16 16 $0 16 0 $0 15 15 $400,000 15 15 $0 15 15 $0 $400,000
10 Standard Seasonal Campground‐‐Redeveloped 42 42 $0 42 0 $0 50 50 $950,000 50 50 $0 50 50 $0 50 50 $0 $950,000
11 Basic Seasonal Campground‐‐Redeveloped 26 0 $0 35 35 $1,000,000 35 35 $0 35 35 $0 35 35 $0 35 35 $0 $1,000,000
10 New ADA Compliant Shower House $350,000 $0 $0 $0 $0 $0 $350,000

TOTAL RV ACCOMMODATIONS 84 58 $350,000 93 51 $1,000,000 101 85 $950,000 100 100 $400,000 100 100 $0 100 100 $0 $2,700,000

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐OTHER TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

4 Motel 5 5 $0 5 5 $0 5 5 $0 0 0 $0 0 0 $0 0 0 $0 $0
21 FISHING CABINS 0 0 $0 0 0 $0 0 0 $0 8 8 $2,400,000 8 8 $0 8 8 $0 $2,400,000
12 BACK PACK CAMPING (5ac typ‐ 20‐24 max) 0 0 $0 0 0 $0 22 22 $50,000 22 22 $0 22 22 $0 22 22 $0 $50,000
18 KAYAK/PADDLE‐IN CAMPING 0 0 $0 0 0 $0 0 0 $0 0 0 $0 11 11 $80,000 11 11 $0 $80,000

TOTAL OTHER ACCOMMODATIONS 5 5 $0 5 5 $0 27 27 $50,000 30 30 $2,400,000 41 41 $80,000 41 41 $0 $2,530,000

TOTAL OVERNIGHT ACCOMMODATIONS 89 63 $350,000 98 56 $1,000,000 128 112 $1,000,000 130 130 $2,800,000 141 141 $80,000 141 141 $0 $5,230,000

Map   
Area

AMENITIES & FACILITIES TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Campground Picnic Shelter $10,000 $10,000
CIP Picnic Shelters $160,000 $160,000
1 Parking/Events Area Space $150,000 $150,000
6 Renovated Building (+/‐4500sf) $250,000 $250,000
8 New Card Gate $10,000 $10,000
10 Camper Docks & Ramp $50,000 $50,000
19 PH1‐Buckeye Trail & Connections (2.5mi) $125,000 $125,000

Expand Park Boundary $150,000 $150,000
Regional Playground Phase I $150,000 $150,000

$0
$0
$0
$0
$0

TOTAL AMENITIES & FACILITIES 0 0 $0 0 0 $480,000 0 0 $375,000 0 0 $50,000 0 0 $0 0 0 $150,000 $1,055,000

Map   
Area

INFRASTRUCTURE TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Water Infrastructure
CIP      Campground Well Upgrade $15,000 $15,000
CIP      Campground Water Line to WWTP $10,000 $10,000
CIP Sanitary Infrastructure
CIP      Campground WWTP Upgrade $30,000 $30,000
CIP      Campground Sanitary Upgrades $50,000 $50,000
CIP Electric Infrastrucutre
CIP      Campground Electric Upgrade * $0
CIP      Upgrade Park Electrical Service and Trunklines $250,000 $250,000
CIP Roads & Drainage
CIP      Hidden Ledges Road $50,000 $50,000
CIP      Campground Road and Drainage Improvement $10,000 $10,000
CIP      Reynolds Road Ramp Improvements $40,000 $20,000 $60,000
2      Parking $75,000 $75,000
CIP Campground Dock Replacement $50,000 $50,000

Park Shoreline Stabilization $150,000 $150,000 $150,000 $450,000
4 PH1‐Maint./Storage (store yard no bldg) $125,000 $125,000

Trails (ADA Accessibility) $50,000 $50,000
$0

TOTAL INFRASTRUCTURE 0 0 $95,000 0 0 $405,000 0 0 $325,000 0 0 $150,000 0 0 $200,000 0 0 $50,000 $1,225,000

TOTAL YEARLY PROJECTS 89 63 $445,000 98 56 $1,885,000 128 112 $1,700,000 130 130 $3,000,000 141 141 $280,000 141 141 $200,000 $7,510,000

YEAR 5

YEAR 5

YEAR 5

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4

YEAR 5

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4



PIEDMONT LAKE PARK
Yearly Phase I Staging Summary
August 8, 2013

June 12, 2013

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐RV TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

9 Premium Transient Campground‐‐Redeveloped 16 16 $0 16 16 $0 16 0 $0 15 15 $400,000 15 15 $0 15 15 $0 $400,000
10 Standard Seasonal Campground‐‐Redeveloped 42 42 $0 42 0 $0 50 50 $950,000 50 50 $0 50 50 $0 50 50 $0 $950,000
11 Basic Seasonal Campground‐‐Redeveloped 26 0 $0 35 35 $1,000,000 35 35 $0 35 35 $0 35 35 $0 35 35 $0 $1,000,000
10 New ADA Compliant Shower House $350,000 $0 $0 $0 $0 $0 $350,000

TOTAL RV ACCOMMODATIONS 84 58 $350,000 93 51 $1,000,000 101 85 $950,000 100 100 $400,000 100 100 $0 100 100 $0 $2,700,000

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐OTHER TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

4 Motel 5 5 $0 5 5 $0 5 5 $0 0 0 $0 0 0 $0 0 0 $0 $0
21 FISHING CABINS 0 0 $0 0 0 $0 0 0 $0 8 8 $2,400,000 8 8 $0 8 8 $0 $2,400,000
12 BACK PACK CAMPING (5ac typ‐ 20‐24 max) 0 0 $0 0 0 $0 22 22 $50,000 22 22 $0 22 22 $0 22 22 $0 $50,000
18 KAYAK/PADDLE‐IN CAMPING 0 0 $0 0 0 $0 0 0 $0 0 0 $0 11 11 $80,000 11 11 $0 $80,000

TOTAL OTHER ACCOMMODATIONS 5 5 $0 5 5 $0 27 27 $50,000 30 30 $2,400,000 41 41 $80,000 41 41 $0 $2,530,000

TOTAL OVERNIGHT ACCOMMODATIONS 89 63 $350,000 98 56 $1,000,000 128 112 $1,000,000 130 130 $2,800,000 141 141 $80,000 141 141 $0 $5,230,000

Map   
Area

AMENITIES & FACILITIES TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Campground Picnic Shelter $10,000 $10,000
CIP Picnic Shelters $160,000 $160,000
1 Parking/Events Area Space $150,000 $150,000
6 Renovated Building (+/‐4500sf) $250,000 $250,000
8 New Card Gate $10,000 $10,000
10 Camper Docks & Ramp $50,000 $50,000
19 PH1‐Buckeye Trail & Connections (2.5mi) $125,000 $125,000

Expand Park Boundary $150,000 $150,000
Regional Playground Phase I $150,000 $150,000

$0
$0
$0
$0
$0

TOTAL AMENITIES & FACILITIES 0 0 $0 0 0 $480,000 0 0 $375,000 0 0 $50,000 0 0 $0 0 0 $150,000 $1,055,000

Map   
Area

INFRASTRUCTURE TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Water Infrastructure
CIP      Campground Well Upgrade $15,000 $15,000
CIP      Campground Water Line to WWTP $10,000 $10,000
CIP Sanitary Infrastructure
CIP      Campground WWTP Upgrade $30,000 $30,000
CIP      Campground Sanitary Upgrades $50,000 $50,000
CIP Electric Infrastrucutre
CIP      Campground Electric Upgrade * $0
CIP      Upgrade Park Electrical Service and Trunklines $250,000 $250,000
CIP Roads & Drainage
CIP      Hidden Ledges Road $50,000 $50,000
CIP      Campground Road and Drainage Improvement $10,000 $10,000
CIP      Reynolds Road Ramp Improvements $40,000 $20,000 $60,000
2      Parking $75,000 $75,000
CIP Campground Dock Replacement $50,000 $50,000

Park Shoreline Stabilization $150,000 $150,000 $150,000 $450,000
4 PH1‐Maint./Storage (store yard no bldg) $125,000 $125,000

Trails (ADA Accessibility) $50,000 $50,000
$0

TOTAL INFRASTRUCTURE 0 0 $95,000 0 0 $405,000 0 0 $325,000 0 0 $150,000 0 0 $200,000 0 0 $50,000 $1,225,000

TOTAL YEARLY PROJECTS 89 63 $445,000 98 56 $1,885,000 128 112 $1,700,000 130 130 $3,000,000 141 141 $280,000 141 141 $200,000 $7,510,000

YEAR 5

YEAR 5

YEAR 5

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4

YEAR 5

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4



PIEDMONT LAKE PARK (ONLY) ANNUAL CIP SUMMARY

Current Year Year 1 Year 2 Year 3 Year 4 Year 5 Total

TOTAL MARINA $0 $11,400,000 $0 $0 $0 $0 $11,400,000

TOTAL ACCOMMODATIONS $350,000 $1,000,000 $1,000,000 $2,800,000 $80,000 $0 $5,230,000

TOTAL AMENITIES $0 $480,000 $375,000 $50,000 $0 $150,000 $1,055,000

TOTAL INFRASTRUCTURE $95,000 $405,000 $325,000 $150,000 $200,000 $50,000 $1,225,000

ANNUAL TOTALS PIEDMONT PARK $445,000 $13,285,000 $1,700,000 $3,000,000 $280,000 $200,000 $18,910,000

Total RV Sites 84 93 101 107 107 107 107
Total Other Accommodations 0 0 30 41 41 41 41

TOTAL  ACCOMMODATIONS 84 93 131 148 148 148 148

NET INCREASE 64

For master planning purposes, all marina renovations are staged for the first year.
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improving	profitability;	they	are	needed	to	comply	with	safety	standards	expected	at	all	modern	
facilities. 
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4.4 PLEASANT HILL LAKE PARK
 
4.4.1. EXISTING PROGRAMS, POLICIES, AND OPERATIONS

PROGRAMS
•	 Activities

 - The programs offered at Pleasant Hill Lake Park are mainly special events held during the spring, 

summer, and fall: 
1.  Camping Weekend

2. Christmas in July

3. Old Fashion Weekend

4. Safe Boating Weekend

5. Father’s Day Weekend

6. Memorial Day Weekend

7. Easter Egg Hunt

8. Mother’s Day Celebration

9. Family Weekend

10. Carnival Weekend

11. NASCAR Weekend

12. Earth Appreciation Weekend

13. Back to School Weekend 

14. Casino Weekend

15. Labor Day Weekend

16. Halloween Weekend

 - Most of the programs include both youth and adults as part of the celebration. Most of the 

special-event weekends are three-day events, providing broad age segment appeal.

 - The District needs to focus on program standards and consistent pricing strategies for each of 

the programs, while considering the initiation of some sign-up activities as part of its planning.

 - Programs need to be tied to amenities and, to provide a quality experience, the amenities need 

to achieve the outcomes desired.

 - More marketing of the events is needed to bring more people to the park.

 - There is a need to track the customer satisfaction levels for each of the events.

 - There is a need to develop performance measures for each event to demonstrate efficiency and 

productivity.  

MARKETING
•	 Currently	MWCD	spends	very	little	money	on	marketing	for	Pleasant	Hill	Lake	Park,	nor	is	

there	a	marketing	plan	in	place.
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•	 Creation	of	a	systematic,	sustained	marketing	plan	will	support	efforts	to	increase	the	
number	and	frequency	of	park	users.

POLICIES
•	 During	the	staff	and	administration	discussions,	several	potential	management	policies	

were	identified	for	consideration:
 -  Pricing policy

 -  Partnership policy

 -  Volunteer policy

 -  Earned income policy

 -  Performance tracking and cost of service policy

OPERATIONS
•	 Public	input	and	staff/administration	discussions	identified	several	potential	improvements	

for	consideration:
 -  Upgrade electrical service in campgrounds to 75 amps

 -  Upgrade water system

 -  Offer Wi-Fi in the park and campground

 -  Install running water for 10 vacation cabins

 -  Remove and replace existing cabins 

 -  Install a sprayground

 -  Build a central activity area with a pool, go-carts, and miniature golf course near the central cabins

 -  Install a dump station along the main entrance

 -  Build an observation tower on Beach Hill

 -  Increase staffing levels

 -  Pour concrete camper pads

 -  Establish District-operated marina 

 -  Add docking for campers and transient boaters

 -  Add picnic tables and fire rings

 -  Add a sewer system

 -  Add at least two additional shower houses 

 -  Add office space

 -  Add outdoor water slide

 -  Add floating beach toys

 -  Add playgrounds beyond the three currently available

 -  Remove the group camp because of low use 

 -  Move cabins to the group camp area
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4.4.2. FACILITIES ASSESSMENT AND CONDITION
 
PARK DATA
•	 Dam	Constructed:		 1938
•	 Acres	of	Water:	 	 850
•	 Acres	of	Land:	 	 1,345
•	 Miles	of	Shoreline:		 13
•	 Horsepower	Limit:		 Unlimited
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ENTRANCE AND ARRIVAL
•	 The	attractive	park	arrival	experience	can	be	enhanced	by	simplifying	and	clarifying	

circulation	at	the	terminus	of	the	entry	drive.

CAMPGROUNDS
•	 Campsites	are	generally	large	enough,	but	not	generous;	better-defined	pads,	pull-through	

sites,	and	hookup	instructions	will	improve	function.

•	 There	is	demand	for	more	campsites,	yurts	in	group	campgrounds,	and	additional	full	
hookup	campsites.

•	 The	horse	campground	is	unique	in	the	system	and	has	trail	links	to	other	horse	areas.

CABINS
•	 There	is	demand	for	more	cabins	and	a	central	gathering	area	for	cabins.

•	 Outdoor	storage	detracts	from	cabin	area	and	should	be	considered	for	relocation.

AMENITIES
•	 The	activities	center	works	well;	improvements	to	expand	space,	reconfigure	the	great	
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room,	and	add	shade	will	further	improve	it	as	an	attraction.

•	 Trail	development	is	significant,	especially	for	horses;	expansion	could	make	this	a	mecca	
for	multiple	trail	uses.

•	 Fishing	access	to	the	lake	is	limited;	more	access	is	needed.

•	 The	new	restroom	building,	planned	for	2013	on	the	beach,	is	expected	to	keep	beach	
users	from	using	the	marina	restrooms,	which	has	been	a	problem.

INFRASTRUCTURE
•	 	The	park	has	a	dump	station,	which	is	not	well	located	and	difficult	for	large	rigs	to	access.

•	 	The	park	does	not	have	a	wastewater	treatment	plant.

•	 	The	park	has	a	water	pump	station	centrally	located	in	the	park;	it	serves	the	park,	as	well	
as	Mohican	State	Park.

4.4.3. OPPORTUNITIES AND CONSTRAINTS

CONSTRAINTS
•	 	The	combination	of	an	unlimited	horsepower	limit	with	many	jet	skis	creates	a	dangerous	

situation	on	the	lake.	There	is	a	need	to	increase	patrols.		

•	 More	information	is	needed	on	the	origins	of	customers.		

•	 Power	to	campsites	is	not	adequate	and	should	be	upgraded.		

•	 The	campground	dump	station	is	restrictive;	it	should	be	relocated	to	a	common	exit	route	
and	designed	for	all	rigs.		

•	 Cabins	are	out	of	date	and	need	major	upgrades	or	replacement.		

•	 Fishing	access	to	the	lake	is	limited;	more	access	is	needed.		

•	 Outdoor	storage	detracts	from	cabin	area	and	should	be	considered	for	relocation.		

•	 Communications	and	marketing	need	to	be	improved.		

•	 More	restroom/shower	buildings	are	needed	in	campsites	(B,	C,	and	D).		
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•	 Beach	goers	use	the	marina	restroom,	which	is	considered	a	conflict	by	boaters;	securing	
the	marina	restroom	and	adding	a	restroom	for	the	beach	would	be	a	major	improvement.

OPPORTUNITIES
•	 	Pleasant	Hill	Lake	is	in	the	center	of	four	park	jewels;	partnerships	and	access	

improvements	can	make	the	park	a	vital	link	in	the	system.

•	 Enhance	the	attractive	park	arrival	experience	by	simplifying	and	clarifying	circulation	at	the	
terminus	of	the	entry	drive.

•	 	Trail	development	is	significant,	especially	for	horses;	expansion	could	make	this	a	mecca	
for	multiple	trail	uses.

•	 	Family	orientation	is	a	strength.

•	 Events	are	good	and	more	are	needed,	but	the	events	must	be	promoted	better.		

•	 Campsites	are	generally	large	enough,	but	not	generous;	better-defined	pads,	pull-through	
sites	and	hookup	instructions	will	improve	function.		

•	 This	park	has	many	opportunities	for	cross	marketing	and	partnering/collaborating	with	
other	entities	hosting	events	in	the	region.		

•	 Partnership	with	Ohio	Horseman’s	Association	is	successful;	it	could	be	expanded	and	
serve	as	a	model	for	other	partnerships.		

•	 There	is	demand	for	more	marina	slips	and	improved	docks.		

•	 There	is	demand	for	more	cabins	and	a	central	gathering	area	for	cabins.

•	 	There	is	demand	for	more	campsites,	yurts	in	group	camping,	and	additional	full	hookup	
campsites.		

•	 Zoning	campsites	for	seasonal	campers	and	transients	may	enhance	experience.		

•	 There	is	interest	in	a	pool	or	spray	park	and	possibly	a	water	slide.		

•	 There	is	a	desire	for	more	amenities	to	add	attractive	activities.		

•	 Transient	docks	at	Mohican	Lodge	would	expand	options	for	park	users	to	visit	the	lodge.

•	 	The	Activities	Center	works	well;	improvements	to	expand	space,	reconfigure	the	great	
room,	and	add	shade	will	further	improve	it	as	an	attraction.
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4.4.4. NEEDS ASSESSMENT AND VISION 

THEME
Edge Sports

VISION
Pleasant	Hill	Lake	Park	is	envisioned	as	a	place	for	active,	challenging	land	and	water	sports	
that	appeal	to	young	active	adults,	as	well	as	families,	and	complement	the	power	boating	on	
the	lake.	

The	sports	should	become	a	focal	point	of	the	park	entry,	along	with	the	lake.	Sports	should	
include	range	from	horseback	riding,	fitness,	rock	climbing,	and	zip-lines,	taking	advantage	of	
the	hills	for	both	the	sports	challenge	and	views	of	the	lake.

New	and	redeveloped	RV	campgrounds	should	offer	full	hookups	and	a	variety	of	settings	from	
lake	views	to	secluded	woodlands.

New	cabins	should	be	moved	to	a	wooded	site	overlooking	the	lake,	woods,	and	the	
Adventure	Zone	edge	sports	center.

SUMMARY PRIORITIES
•	 	Overall	Top	Priorities:

 - Begin the Adventure Zone sports area first to drive more traffic to the park

 - Upgrade infrastructure

 - Expand programs and activities 

•	 Public	Input	Priorities:
 - The park needs a general upgrade of electrical services now

 - Restrooms (possibly portable seasonal trailers) are needed at the park 

•	 Staff	Priorities:
 - The Adventure Zone is key to adding new programming into the park

 - Need to advertise the location and add good wayfinding signage

 - Bring in inflatable screens for regular movie nights

 - Program the 400 acre no wake zone for kayak and other paddle sports
 

•	 Site	and	Facility	Assessment	Priorities:
 - Add amenities in the early stages of improvements

 - Plan to move development above spillway elevation which limits development

 - Plan the program to balance Pleasant Hill and Charles Mill so that they complement, rather than 

compete

PLEASANT HILL LAKE PARK    



233

MWCD Master Plan Report

 - Plan a way to control access to the marina and campground during the offseason

 - Add parking in the marina area

 - Add year-round cabins

4.4.5. PROGRAMS AND SERVICES PRIORITIES

PLEASANT HILL LAKE PARK AS A DESTINATION LOCATION
The	renovation	of	a	destination	park	such	as	Pleasant	Hill	Lake	Park	must	support	at	minimum	five	
experiences	in	a	recreational	person’s	life.	The	
age	segments	in	a	person’s	life	are	as	follows:
•	 	2-5	year	olds,	6-8	year	olds,	9-12	year	olds,	

13-15	year	olds,	16-18	year	olds,	19-30	
year	olds,	31-45	year	olds,	46-60	year	olds,	
61-70	year	olds,	71-75	year	olds,	and	76	
and	older.

•	  The core programming areas on the 
following	page	are	recommended,	as	well	
as	additional	amenities	that	support	at	least	
five	experiences	per	age	segment	in	the	
park	for	Phase	1	of	the	park	improvements:

 

CORE PROGRAMS AND SERVICES
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The	table	on	the	previouse	page	represents	a	sampling	of	programs	that	can	be	offered	at	a	
renovated	Pleasant	Hill	Lake	Park.

4.4.6. ALTERNATIVES

To	a	greater	extent	than	any	other	park,	the	alternatives	for	Pleasant	Hill	Lake	Park	explored	
ways	to	enrich	and	expand	the	amenities	to	attract	more	traffic	and	activity	in	the	park.	As	a	
result,	more	emphasis	was	placed	on	amenities	in	this	park	than	some	of	the	others.	A	high	
spillway	elevation	limits	seasonal	camping	in	the	park,	so	the	alternatives	investigate	options	to	
add	seasonal	camping	above	spillway	elevation.	

COMMON ELEMENTS
•	 	Accomodations:

 - A new seasonal RV campground is proposed above spillway on the west side of the park to 

supplement the existing campgrounds.
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 - A new seasonal campground is proposed to replace the existing tent camping on high ground 

on the east side of the park.

 - New cabins are proposed for a wooded upland site north of the road to the eastern campgrounds

 - Existing cabins are proposed to be demolished and the area repurposed.

 - New yurt (or similar platform camping) is proposed for the road overlooking the camper dock 

on the east side of the park. Platforms allow camping that overlooks the lake in areas where the 

land is below spillway.

 - New eco-camping and tree house camping is proposed in the upland area surrounding 

the existing group camping area, to both replace the group camping and expand overnight 

accommodation options consistent with the park theme.

 - Tree house camping is proposed for the sloped woods overlooking the marina and existing west 

side campgrounds.

 - New kayak camping is proposed along the shoreline west of the marina, on a no wake portion of 

the lake, where both water and roadway access is possible.

 - Backpack camping is proposed along a new trail system extending west from the entry road, 

expanding camping options consistent with the park theme.

•	 Amenities:
 - The entrance road is proposed to be redesigned at the point where it terminates overlooking 

the beach. A roundabout can distribute traffic to the different destination points, while offering 

virtually all visitors special views of the lake and the core amenities areas of the park.

 - The beach area is proposed to be enhanced with a floating dock and water play apparatus (both 

inflatable and on the deck) and new restrooms.

 - The hill overlooking the beach is redeveloped as an Adventure Zone edge sports center, using 

the slopes for ropes course, rock climbing, beanstalk and sliding, along with an outdoor fitness 

center and fitness trail north of the current day-use area.

 - The existing Activity Center is retained and enhanced with court games, an upgraded restaurant, 

and concessions.

 - A zip-line course is proposed to connect highpoints, while traversing both wooded valleys and lake 

inlets. Landing zones are located at the Adventure, beach, lake shore, and even on a deck on the lake.

 - Paved and soft-surface trails are proposed to provide casual and challenging hiking and biking 

within the park and to link the extensive trail system around and south of the lake.

•	 Infrastructure:
 - A new dump station, designed for large rigs, is proposed for a screened site along the main 

entrance road.

 - A new wastewater treatment plant is proposed for a secluded site away from the active camping 

and adventure areas of the park.
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OPTION #1
•	 Overnight	Accomodations

 - New RV campgrounds are proposed on high ground, above spillway near the center of the park 

and overlooking the wooded creek valleys.

•	 Amenities
 - The current cabin site is proposed to be redeveloped as a very visible, initial multi-generational 

phase of the Adventure Zone amenity center, with court games, miniature golf, bike rentals, and 

a destination playground.

 - The current day-use area is proposed as an amphitheater, with the staging area for the 

Adventure Zone on the hill over the beach.

OPTION #2
•	 Overnight	Accomodations

 - Cabins are proposed for the ridge east of the Adventure Zone, near the water treatment plant. 

Winterized cabins, with excellent winter views, can extend the season of the park and improve 

revenues.

 - A new RV park is proposed for the current cabin site in order to to locate more RV camping 

above the spillway elevation.

•	 Amenities
 - The current day-use area is proposed as the heart of the Adventure Zone, extending up onto 

surrounding ridges to use the elevations for amphitheater, ropes course challenges, beanstalk, 

and zip-lines.

 - A water slide is proposed on the slope down to the beach.

  
4.4.7. BUSINESS PLAN SUMMARY

PLEASANT HILL LAKE PARK ORGANIZATIONAL STRUCTURE
•	 As	Pleasant	Hill	Lake	Park	is	improved,	the	three	primary	goals	of	staff	will	be	to:

 -  Implement a standards-based maintenance program with a shift in the dedication of resources 

from repair and maintenance to preventative maintenance. This effort will ensure a high quality 

and consistent experience for visitors to Pleasant Hill Lake Park.

 -  Increase the presence of consistent law enforcement to enforce rules and regulations, deter illicit 

activity and create a safe environment for visitors.

 -  Develop and increase traditional recreational opportunities for visitors to Pleasant Hill Lake.
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To	meet	these	goals,	the	Consulting	
Team	recommends	the	addition	of	
one	(1)	full-time	Ranger/Technician,	
one	(1)	Assistant	Park	Manager,	and	
one	(1)	Program	Coordinator,	the	
last	being	shared	with	Charles	Mill	
Lake	Park.	The	addition	of	these	two	
positions	will	increase	the	number	
of full-time staff at Pleasant Hill Lake 
Park	from	five	(5)	to	seven	and	a	half	(71/2).	The	table	to	the	right	details	the	title	and	number	of	
both	existing	and	recommended	new	positions.

The	chart	below	depicts	the	recommended	functional	organizational	structure	for	Pleasant	Hill	
Lake	Park,	including	existing	and	new	full-time,	part-time,	and	seasonal	positions.
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PRO FORMA
Based	on	all	operating	assumptions	set	forth	within	this	report,	Pleasant	Hill	Lake	Park	is	
projected	to	have	an	annual	operational	cost	recovery	of	179%	of	direct	and	indirect	operating	
costs	beginning	in	2020	when	the	phase	1	improvements	are	expected	to	be	completed.		The	
cost	recovery	remains	fairly	consistent	throughout	the	six	years	of	the	pro	forma.		The	pro	
forma	has	been	developed	with	the	following	specific	assumptions:
•	 	Specific	Revenue	And	Expenditure	Assumptions:	

 - 32% increase in campground and cabin/cottage sites upon completion of renovations in 2020.

 - 50% of campgrounds will be occupied by 7 month Seasonal Campers.

 - 10% of campgrounds will be occupied by Daily Campers from Labor Day to Memorial Day.

 - 10% of campgrounds will be occupied by 30-Day Campers from Memorial Day to Labor Day.

 - 70% campground occupancy rate during the summer months.

 - 75% occupancy rate of Vacation Cabin/Cottages during the summer months.

 - Admissions will be charged on weekends during the summer months (Friday - Sunday). 

Admission will not be charged on weekdays during the summer months (Monday - Thursday).

 - 10% of all overnight accommodations will be occupied on weekends during the shoulder 

months of April/May and September/October, at a discounted rate.

 - 30% increase in non-personnel expenditures.

 - Addition of 21/2 positions (Assistant Park Manager, Ranger/Technician, and Shared Program 

Coordinator).

 - 15% increase in full-time employee salary and benefits.

 - 15% increase in part-time employee wages.

 - Inclusion of 13% of main office expenditures as indirect costs.

•	 Pricing	Assumptions:
 - Pricing is outlined for each functional program within the electronic Excel model and summarized 

within this report.

 - The pricing strategy will remain constant with each phase of improvements and is based on 

median cost and median volume, meaning that pricing was determined based on typical market 

rates, which in turn were based on an average level of service.

 - Pricing is developed to achieve 179% cost recovery, upon completion of recommended 

improvements.

 - Pricing based on projected market rates in five years.

 - Pricing is based on delivering high-quality services with new, state-of-the-art campground sites in place.

 - Pricing is based on the assumption that improvements and new amenities to the park add value 

to visitor experience.

 - Pricing provides for marketing/promotional discounts.
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The	following	tables	summarize	the	Pro	Forma	following	complete	renovation:

Projected first year cost recovery upon completion of all Phase 1 renovations which is expected to

occur in 2020.

4.4.8. FACILITIES MASTER PLAN

PLAN OVERVIEW
With	unlimited	horsepower	allowed	on	the	lake,	Pleasant	Hill	Lake	Park	is	a	place	for	active,	
challenging	recreation.	The	master	plan	focuses	on	actions	to	enhance	the	destination	value	
of	Pleasant	Hill	Lake	Park,	by	adding	amenities	and	introducing	edge	sports	that	complement	
the	power	boating	on	the	lake.	The	range	of	challenging	land	and	water	sports	are	planned	
to	appeal	to	both	young	active	adults	as	well	as	families.	The	sports,	a	focal	point	of	the	park	
entry,	will	include	horseback	riding,	fitness,	rock	climbing,	and	zip-lines,	taking	advantage	of	the	
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hills	for	both	the	sports	challenge	and	views	of	the	lake.
 
All	RV	campsites	will	be	redeveloped	into	modern	full	hookup	campgrounds	with	a	variety	of	
settings	from	lake	views	to	secluded	woodlands.		The	first	campground	developed	will	be	a	
new	one	above	the	spillway	elevation,	providing	opportunity	to	relocate	campers	as	existing	
campgrounds	are	redeveloped.	Overall,	RV	camping	will	be	increased	by	50	sites.	In	addition,	
24	all-new	modern	cabins	will	replace	the	10	existing	ones.	The	cabins	will	be	in	a	new	location	
above	the	spillway,	on	a	knoll	overlooking	the	lake,	wooded	valley,	and	Adventure	Zone	edge	
sports	center.	The	plan	identifies	about	three	acres	for	camper	storage,	hidden	in	the	wooded	
area	north	of	Ohio	95	and	across	from	the	park	entrance.	The	area	will	contain	a	storage	building	
of	about	30,000	SF,	with	outdoor	boat	and	trailer	storage	and	parking.	Adjacent	land	can	also	
be	developed	for	winter	storage	of	marina	boats,	relieving	pressure	on	park	facilities.	The	plan	
identifies	the	need	for	a	new	wastewater	treatment	plant	to	be	located	away	from	the	main	
activity	areas.	

The	core	area	of	the	park	is	planned	to	flank	the	winding	entry	road	that	terminates	at	a	new	
roundabout	on	the	bluff	overlooking	the	lake.	Visible	from	this	point	is	the	recreation	center	west	
of	the	drive	on	the	former	cabin	site;	it	will	include	court	games,	bicycle	rentals,	mini	golf,	and	
other	similar	activities.	To	the	east	will	be	the	Adventure	Zone	with	ropes	course,	beanstalk	forest,	
outdoor	fitness	center,	fitness	trail,	rock	climbing,	and	multiple	zip	lines	through	the	woods	and	
over	water.	The	beach	will	be	enhanced	by	floating	decks,	inflatable	water	apparatus,	and	water	
slide	adjacent	to	the	marina.	This	active	core	will	be	the	center	of	the	park	fed	by	paved	and	soft	
surface	walks	from	each	of	the	several	campgrounds,	linked	to	the	many	miles	of	multi-use	trails	
that	link	Pleasant	Hill	Park	with	the	surrounding	state	parks	and	trail	system.	

The	park	gateway	will	be	upgraded	to	better	welcome	visitors,	with	parking	at	the	gate	and	a	
new	dump	station	secluded	in	the	woods	along	the	entry	drive.		

Programs	for	campers	and	visitors	will	be	expanded	to	provide	activities	for	developing	skills	
associated	with	the	edge	sports,	challenge,	and	fitness	interests.	With	improvements	to	the	
cabins	and	activity	center,	programs	will	expand	into	the	shoulder	seasons	of	early	spring	and	
late	fall,	linked	to	programs	offered	in	the	region	by	local	communities	and	the	surrounding	
state	parks	and	trails.	The	enhanced	and	expanded	programs	will	bring	added	opportunity	to	
seasonal	and	daily	visitors	to	use	more	of	the	park	during	a	greater	portion	of	the	year.		
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PLAN HIGHLIGHTS/PHASE 1 RECOMMENDATIONS
•	 	The	edge	sports	Adventure	Zone	amenity	core	becomes	the	focus	of	the	park	organized	

around	the	entry	drive	and	beach	overlook.	Amenities	include:
 - Zip-line, “Beanstalk Forest”

 - Ropes Course

 - Courts

•	 	Enhanced	beach	and	amenities	include:	
 - Floating deck

 - Water slide

 - Inflatables

•	 	Cabins	are	replaced	with	recreational	amenities	and	new	ones	built	on	a	ridge	east	of	the	
core.

•	 	New	paved	trails	will	link	campgrounds	to	the	Adventure	Zone	and	Activities	Center.

•	 	The	trail	system	will	expand	to	link	to	the	state	park	and	other	offsite	amenities	and	a	fitness	
trail	will	be	added.

•	 	A	new	wastewater	treatment	plant	is	added	to	support	full	hookups	for	all	RV	sites.
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PARK ELEMENTS

1.   PARK CENTER
   - ACTIVITY CENTER
   - RESTAURANT 
   - SNACK BAR
   - CONCESSIONS ETC.
2.   ADVENTURE/REC ZONE
3.   DAY-USE/ALT. REGIONAL PLAY & ZIP-LINE
4.   ADVENTURE/REC ZONE
5.   BEACH PARK IMPROVEMENTS
6.   MARINA IMPROVEMENTS
7.   BOAT RAMP IMPROVEMENTS
8.   PREMIUM TRANSIENT CAMPGROUND 
9.   STANDARD TRANSIENT CAMPGROUND 
10.  STANDARD TRANSIENT CAMPGROUND 
11.  BASIC TRANSIENT CAMPGROUND 
12.  STANDARD SEASONAL CAMPGROUND 
13.  STANDARD SEASONAL CAMPGROUND 
14.  MAINTENANCE AREA
15.  STANDARD SEASONAL CAMPGROUND
16.  ENTRANCE IMPROVEMENTS & GATEHOUSE
17.  ARRIVAL/ACCESS ROAD & FITNESS TRAIL
18.  PREMIUM SEASONAL CAMPGROUND
19.  HORSE CAMPING
20.  CAMPGROUND BOAT DOCKS & FISHING PIER
21.  PREMIUM TRANSIENT CAMPGROUND
22.  STANDARD TRANSIENT CAMPGROUND
23.  ECO-CAMPING (YURTS/PERMANENT PLATFORMS)
24.  PRIMITIVE (NO CHANGE)
25.  ECO-CAMPING (YURTS/PERMANENT PLATFORMS)
26.  ZIP-LINE TOWER OVERLOOK (ONE INITIAL LINE)
27.  CABINS
28.  CABINS
29.  KAYAK CAMPING (50% PLATFORM)
30.  BACK PACK CAMPING - PRIMITIVE
31.  TREE-HOUSE CAMPING 
32.  TREE-HOUSE CAMPING 
33.  TREE-HOUSE CAMPING 
34.  YURT/PLATFORM CAMPING 
   (ELEVATED ABOVE SPILLWAY)
35.  DUMP STATION
36.  WATER STORAGE TANK
37.  SEPTIC FIELDS
38.  SEASONAL CAMPER & MARINA BOAT STORAGE
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ClosesÊSpringÊofÊYearÊ3
OpensÊSpringÊofÊYearÊ4

ClosesÊSpringÊofÊYearÊ4
OpensÊSpringÊofÊYearÊ5

ClosesÊFallÊofÊYearÊ1
OpensÊSpringÊofÊYearÊ2

ClosesÊSpringÊofÊYearÊ1
OpensÊSpringÊofÊYearÊ2

ClosesÊSpringÊofÊYearÊ1
OpenÊRecÊinÊYearÊ2

YearÊ1

YearÊ1
YearÊ1 OpensÊinÊYearÊ2

YearÊ2Ê/ÊYearÊ3

OpensÊinÊYearÊ3

OpensÊinÊYearÊ1
ClosesÊSpringÊofÊYearÊ1
OpensÊSpringÊofÊYearÊ2

ClosesÊFallÊofÊYearÊ2
OpensÊSpringÊofÊYearÊ3

ClosesÊFallÊofÊYearÊ2
OpensÊSpringÊofÊYearÊ3

OpensÊinÊYearÊ2

OpensÊinÊCurrentÊYear

OpensÊinÊYearÊ2OpensÊinÊYearÊ1



ClosesÊSpringÊofÊYearÊ3
OpensÊSpringÊofÊYearÊ4

ClosesÊSpringÊofÊYearÊ4
OpensÊSpringÊofÊYearÊ5

ClosesÊFallÊofÊYearÊ1
OpensÊSpringÊofÊYearÊ2

ClosesÊSpringÊofÊYearÊ1
OpensÊSpringÊofÊYearÊ2

ClosesÊSpringÊofÊYearÊ1
OpenÊRecÊinÊYearÊ2

YearÊ1

YearÊ1
YearÊ1 OpensÊinÊYearÊ2

YearÊ2Ê/ÊYearÊ3

OpensÊinÊYearÊ3

OpensÊinÊYearÊ1
ClosesÊSpringÊofÊYearÊ1
OpensÊSpringÊofÊYearÊ2

ClosesÊFallÊofÊYearÊ2
OpensÊSpringÊofÊYearÊ3

ClosesÊFallÊofÊYearÊ2
OpensÊSpringÊofÊYearÊ3

OpensÊinÊYearÊ2

OpensÊinÊCurrentÊYear

OpensÊinÊYearÊ2OpensÊinÊYearÊ1
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PHASING STRATEGY
•	  The	phasing	approach	recommended	for	Pleasant	Hill	Lake	Park	is	to	move	forward	with	

infrastructure	and	amenity	improvements	scheduled	in	the	2012	CIP,	and	focus	initial	major	
improvements	on	three	areas	by	adding	signature	amenities,	redeveloping	RV	campsites	to	
modern	standards,	and	adding	essential	ADA	service	facilities	(primarily	an	ADA	compliant	
shower	house).

•	 	A	primary	need	at	Pleasant	Hill	Lake	Park	is	to	attract	higher	campground	occupancy.	Initial	
investments	in	the	park	should	include	the	first	phase	of	the	signature	Adventure	Zone	edge	
sports	recreation	area,	including	attractions	such	as	fitness	center	and	trail,	ropes	course,	
rock	climbing	and	zip-line.

•	 	Paralleling	the	Adventure	Zone	improvements,	the	beach	area	should	also	be	upgraded	
with	signature	features	like	floating	deck,	water	play	apparatus,	restrooms,	water	slide,	and	
court	games.

  
•	 Trail	improvements	-	hard	and	soft-surface	pedestrian/horse	trails	should	be	among	the	

earliest	amenity	improvements.	
  
•	 While	amenities	are	important,	campground	upgrades	should	begin	within	the	first	two	

years	as	well.	Redeveloping	an	RV	campground	can	be	expected	to	take	six	months	to	one	
year,	which	will	require	shutting	the	campsite	down	for	one	season.	

  
•	 To	retain	customers,	maintain	campsite	inventory,	and	sustain	revenues,	a	replacement	

campsite	should	be	in	place	before	an	existing	campground	is	closed	for	renovation.	
Therefore,	the	first	overnight	accommodation	improvement	recommended	for	Pleasant	Hill	
Lake	Park	is	a	new	campground	in	area	12.

  
•	 Once	the	first	new	campground	is	completed,	the	first	existing	campground	can	be	closed	

for	redevelopment.	
 - Campers can be rotated to new campgrounds as they are completed and the campers’ 

campground comes on line for redevelopment.

 - Campers disrupted by moving will gain the benefit of a modern, comfortable, full-hookup 

campsite for the season during which their campground is under construction.

 - This process allows MWCD to institute new policies on campground setup, storage, and 

maintenance.
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•	 Concurrent	with	the	full-year	campground	redevelopments,	smaller	campgrounds	in	areas	
8	and	9	are	recommended	for	early	replacement	over	winter.

  
•	 New	cabins	are	recommended	to	be	built	in	area	28,	in	order	to	replace	the	existing	cabins	

in	area	2.	It	is	recommended	to	demolish	the	cabins	in	area	1	as	soon	as	the	new	cabins	
are	completed.	When	demand	for	the	new	cabins	justifies	additional	cabins,	area	27	should	
be	developed	with	more	new	cabins.

  
•	 Infrastructure	should	keep	pace	with	accommodations.

 - The first phase of the remote storage facility should begin in the wooded area across Route 95 

from the front entrance, concurrent with development of the first new RV campground, so that 

storage is available the day campers occupy the new campground.

 - New sewer system and treatment are important to support added amenities and upgraded, full-

hookup campgrounds.

4.4.9. CAPITAL IMPROVEMENT PLAN

•	 The	improvements	for	Phase	1	of	Pleasant	Hill	Lake	Park	are	best	defined	by	three	major	areas:		
Amenities,	Overnight	Accommodations	(campground	and	cabins),	and	Infrastructure.

 
•	 The	tables	on	the	following	pages	illustrate	the	potential	costs	for	recommended	

improvements	arranged	by	year.	These	tables	represent	a	conceptual	staging	process	to	
accomplish	the	improvements	in	an	orderly	manner.	The	dates	represent	the	year	in	which	
each	phase	will	be	completed.
 - Infrastructure covers improvements not included in campgrounds.

 - Amenities and facilities are improvements to expand and enrich overnight experience and 

improve revenue. 

 - Accommodations tables illustrate progressive construction of new campsites and cabins, as well 

as reconstruction of existing campgrounds and cabins.     

 
•	 Costs	are	based	on	2013	construction	cost	data	and	include	estimating	contingency	and	

soft	costs	(design	and	permitting).	
 
•	 Costs	for	RV	campgrounds	are	based	on	a	full-hookup	campsite.
 
•	 The	Capital	Budget	should	anticipate	that	for	most	projects,	soft	costs	should	begin	to	be	

incurred	two	years	before	the	scheduled	completion	date.
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OVERNIGHT ACCOMMODATIONS, AMENITIES & FACILITIES, INFRASTRUCTURE 
TABLES
The	improvements	for	phase	one	of	Pleasant	Hill	Lake	Park	are	best	defined	by	three	major	
areas:		Infrastructure,	Amenities	and	Facilities,	and	Overnight	Accommodations	(campgrounds	
and	cabins).	The	following	tables	provide	a	snapshot	of	the	phasing	to	accomplish	a	complex	
renovation	project	such	as	is	recommended.	Because	improvements	will	require	several	years	
to	complete,	costs	will	be	spread	over	several	years.	Likewise	increases	in	revenues	will	build	
over	several	years	as	improvements	are	made	and	rates	adjusted	over	time.	The	Pro	Forma	
assumes	that	improvements	listed	below	have	been	completed	and	rate	adjustments	have	
been	phased	in.
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PLEASANT HILL LAKE PARK
Yearly Phase I Staging Summary
August 8, 2013

June 12, 2013

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐RV TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

8 Premium Transient Campground‐‐Redeveloped 39 39 $0 39 0 $0 39 39 $1,175,000 39 39 $0 39 39 $0 39 39 $0 $1,175,000
9 Standard Transient Campground‐‐Redeveloped 23 23 $0 23 0 $0 32 32 $1,000,000 32 32 $0 32 32 $0 32 32 $0 $1,000,000
10 Standard Transient Campground‐‐Redeveloped 72 72 $0 72 72 $0 72 72 $0 72 72 $0 0 0 $0 50 50 $1,360,000 $1,360,000
11 Basic Transient Campground‐‐Redeveloped 55 55 $0 55 55 $0 55 55 $0 0 0 $0 80 80 $2,100,000 80 80 $0 $2,100,000
12 Standard Seasonal Campground‐‐New  0 0 $0 50 50 $1,010,000 50 50 $0 50 50 $0 50 50 $0 50 50 $0 $1,010,000
21 Premium Transient Campground‐‐Redeveloped 102 102 $0 102 102 $0 52 0 $0 80 80 $2,100,000 80 80 $0 80 80 $0 $2,100,000
22 Standard Transient Campground‐‐Redeveloped 48 48 $0 0 0 $0 47 47 $1,150,000 47 47 $0 47 47 $0 47 47 $0 $1,150,000
12 New ADA Compliant Shower House $0 $350,000 $0 $0 $0 $0 $350,000

21, 22 New ADA Compliant Shower House $0 $350,000 $0 $0 $0 $0 $350,000
CIP Camp site Amenities Replacement $34,000 $0 $0 $0 $0 $0 $34,000

TOTAL RV ACCOMMODATIONS 339 339 $34,000 341 279 $1,710,000 347 295 $3,325,000 320 320 $2,100,000 328 328 $2,100,000 378 378 $1,360,000 $10,629,000

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐OTHER TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

19 Equestrian Campground 33 33 $0 33 33 $0 33 33 $650,000 33 33 $0 33 33 $0 33 33 $0 $650,000
CIP Horse Camp Concrete Pads $0 $0 $0 $70,000 $0 $0 $70,000
CIP Horse Camp Restroom & Shower House $0 $0 $0 $150,000 $0 $0 $150,000
CIP Paving at Horse Camp, Cabins, Maint. Building $0 $0 $0 $100,000 $0 $0 $100,000
24 Tent Camping 60 60 $0 60 60 $0 60 60 $0 60 60 $0 60 60 $0 60 60 $0 $0
2 Vacation Cabins‐‐Existing 10 10 $0 0 0 $0 0 0 $0 0 0 $0 0 0 $0 0 0 $0 $0
27 Vacation Cabins‐‐NEW 0 0 $0 0 0 $0 0 0 $0 0 0 $0 24 24 $1,800,000 24 24 $0 $1,800,000
28 Vacation Cabins‐‐NEW 0 0 $0 14 14 $1,050,000 14 14 $0 14 14 $0 14 14 $0 14 14 $0 $1,050,000

TOTAL OTHER ACCOMMODATIONS 103 103 $0 107 107 $1,050,000 107 107 $650,000 107 107 $320,000 131 131 $1,800,000 131 131 $0 $3,820,000

TOTAL OVERNIGHT ACCOMMODATIONS 442 442 $34,000 448 386 $2,760,000 454 402 $3,975,000 427 427 $2,420,000 459 459 $3,900,000 509 509 $1,360,000 $14,449,000

Map   
Area

AMENITIES & FACILITIES TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Gate House Replacement $18,750 $106,250 $125,000
1 Activities Center
1      Awning $15,000 $15,000
1      Office Addition $75,000 $75,000
1      Park Center Expansion $1,000,000 $1,000,000
5 Beach Area
5      Beach Park Improvements $1,060,000 $1,060,000
5      Changing rooms * $0
5      Shelter/Concession * $0
2 Adventure/Recreation Zone
2      Recreation Facilities $2,025,000 $2,025,000
CIP      Mini‐Golf Course * $0
3 Day‐use/Alt. Regional Play, Fitness & Zip Line
3      Regional Play, Fitness & Zip Line $1,200,000 $1,200,000
CIP      Sprayground * * $0
CIP      Water Slide * $0
CIP      Outdoor Pool $300,000 $300,000
3      Additional Water Slide $10,000 $10,000
3      Rock Climbing $75,000 $75,000
3      Beanstalk Forest $125,000 $125,000
3      Ropes Course $50,000 $50,000
CIP Handicap Accessible Fishing Pier $30,000 $30,000
26 Zip‐Line tower Overlook (one initial line) $500,000 $500,000

Trail Improvements $0
CIP      Equestrian Trail Improvements $20,000 $20,000 $40,000

     Hard Surface ADA Accessible Trails (+/‐.75MILE) $80,000 $80,000
     Soft Surface Trails (+/‐3 MILES) $64,000 $64,000 $64,000 $192,000

CIP Area E Parking Lot $15,000 $15,000
Open Space $10,000 $10,000

TOTAL AMENITIES & FACILITIES 0 0 $105,000 0 0 $2,282,750 0 0 $3,415,250 0 0 $814,000 0 0 $10,000 0 0 $300,000 $6,927,000

Map   
Area

INFRASTRUCTURE TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Dump station treatment Investigation $5,000 $5,000
CIP Water Infrastructure
CIP      Waterline Extension to Group Camp $35,000 $35,000
CIP Sanitary Infrastructure
35     Dump Station $30,000 $30,000
CIP      Sanitary Sewer Construction $100,000 $900,000 $1,000,000
CIP Roadway and Drainage
CIP      Extend Culverts $5,000 $5,000
CIP      Bridge Replacement by Shelter 3 $100,000 $100,000
CIP      Stream Restoration $0 $0
CIP      Marina Parking Lot Paving $50,000 $50,000
14 Maintenance Area
14      Maintenance Area Improvements $750,000 $750,000
CIP      Maintenance Building Addition * $0
CIP      Maintenance Building Improvements * $0
CIP      Park Ranger Boat Storage Building $95,700 $95,700
CIP      Remove Pit Well $5,000 $5,000

Park Shoreline Stabilization $62,500 $62,500 $62,500 $62,500 $250,000
6 Marina Improvements $300,000 $300,000
7 Boat Ramp Improvements $250,000 $250,000
16 Park Entrance
16      Entrance Improvements & Gatehouse $550,000 $550,000
17      Access Road & Arrival $500,000 $500,000
20 Campground Boat Docks & Fishing Pier $200,000 $200,000

$0
$0

TOTAL INFRASTRUCTURE 0 0 $45,000 0 0 $1,597,500 0 0 $1,262,500 0 0 $1,058,200 0 0 $62,500 0 0 $100,000 $4,125,700

TOTAL YEARLY PROJECTS 442 442 $184,000 448 386 $6,640,250 454 402 $8,652,750 427 427 $4,292,200 459 459 $3,972,500 509 509 $1,760,000 $25,501,700
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Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

19 Equestrian Campground 33 33 $0 33 33 $0 33 33 $650,000 33 33 $0 33 33 $0 33 33 $0 $650,000
CIP Horse Camp Concrete Pads $0 $0 $0 $70,000 $0 $0 $70,000
CIP Horse Camp Restroom & Shower House $0 $0 $0 $150,000 $0 $0 $150,000
CIP Paving at Horse Camp, Cabins, Maint. Building $0 $0 $0 $100,000 $0 $0 $100,000
24 Tent Camping 60 60 $0 60 60 $0 60 60 $0 60 60 $0 60 60 $0 60 60 $0 $0
2 Vacation Cabins‐‐Existing 10 10 $0 0 0 $0 0 0 $0 0 0 $0 0 0 $0 0 0 $0 $0
27 Vacation Cabins‐‐NEW 0 0 $0 0 0 $0 0 0 $0 0 0 $0 24 24 $1,800,000 24 24 $0 $1,800,000
28 Vacation Cabins‐‐NEW 0 0 $0 14 14 $1,050,000 14 14 $0 14 14 $0 14 14 $0 14 14 $0 $1,050,000

TOTAL OTHER ACCOMMODATIONS 103 103 $0 107 107 $1,050,000 107 107 $650,000 107 107 $320,000 131 131 $1,800,000 131 131 $0 $3,820,000

TOTAL OVERNIGHT ACCOMMODATIONS 442 442 $34,000 448 386 $2,760,000 454 402 $3,975,000 427 427 $2,420,000 459 459 $3,900,000 509 509 $1,360,000 $14,449,000

Map   
Area

AMENITIES & FACILITIES TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Gate House Replacement $18,750 $106,250 $125,000
1 Activities Center
1      Awning $15,000 $15,000
1      Office Addition $75,000 $75,000
1      Park Center Expansion $1,000,000 $1,000,000
5 Beach Area
5      Beach Park Improvements $1,060,000 $1,060,000
5      Changing rooms * $0
5      Shelter/Concession * $0
2 Adventure/Recreation Zone
2      Recreation Facilities $2,025,000 $2,025,000
CIP      Mini‐Golf Course * $0
3 Day‐use/Alt. Regional Play, Fitness & Zip Line
3      Regional Play, Fitness & Zip Line $1,200,000 $1,200,000
CIP      Sprayground * * $0
CIP      Water Slide * $0
CIP      Outdoor Pool $300,000 $300,000
3      Additional Water Slide $10,000 $10,000
3      Rock Climbing $75,000 $75,000
3      Beanstalk Forest $125,000 $125,000
3      Ropes Course $50,000 $50,000
CIP Handicap Accessible Fishing Pier $30,000 $30,000
26 Zip‐Line tower Overlook (one initial line) $500,000 $500,000

Trail Improvements $0
CIP      Equestrian Trail Improvements $20,000 $20,000 $40,000

     Hard Surface ADA Accessible Trails (+/‐.75MILE) $80,000 $80,000
     Soft Surface Trails (+/‐3 MILES) $64,000 $64,000 $64,000 $192,000

CIP Area E Parking Lot $15,000 $15,000
Open Space $10,000 $10,000

TOTAL AMENITIES & FACILITIES 0 0 $105,000 0 0 $2,282,750 0 0 $3,415,250 0 0 $814,000 0 0 $10,000 0 0 $300,000 $6,927,000

Map   
Area

INFRASTRUCTURE TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Dump station treatment Investigation $5,000 $5,000
CIP Water Infrastructure
CIP      Waterline Extension to Group Camp $35,000 $35,000
CIP Sanitary Infrastructure
35     Dump Station $30,000 $30,000
CIP      Sanitary Sewer Construction $100,000 $900,000 $1,000,000
CIP Roadway and Drainage
CIP      Extend Culverts $5,000 $5,000
CIP      Bridge Replacement by Shelter 3 $100,000 $100,000
CIP      Stream Restoration $0 $0
CIP      Marina Parking Lot Paving $50,000 $50,000
14 Maintenance Area
14      Maintenance Area Improvements $750,000 $750,000
CIP      Maintenance Building Addition * $0
CIP      Maintenance Building Improvements * $0
CIP      Park Ranger Boat Storage Building $95,700 $95,700
CIP      Remove Pit Well $5,000 $5,000

Park Shoreline Stabilization $62,500 $62,500 $62,500 $62,500 $250,000
6 Marina Improvements $300,000 $300,000
7 Boat Ramp Improvements $250,000 $250,000
16 Park Entrance
16      Entrance Improvements & Gatehouse $550,000 $550,000
17      Access Road & Arrival $500,000 $500,000
20 Campground Boat Docks & Fishing Pier $200,000 $200,000

$0
$0

TOTAL INFRASTRUCTURE 0 0 $45,000 0 0 $1,597,500 0 0 $1,262,500 0 0 $1,058,200 0 0 $62,500 0 0 $100,000 $4,125,700

TOTAL YEARLY PROJECTS 442 442 $184,000 448 386 $6,640,250 454 402 $8,652,750 427 427 $4,292,200 459 459 $3,972,500 509 509 $1,760,000 $25,501,700

YEAR 5

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4

YEAR 5

YEAR 5

YEAR 5

CURRENT YEAR  YEAR 1 YEAR 2 YEAR 3 YEAR 4
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4.5 SENECA LAKE PARK
 
4.5.1. EXISTING PROGRAMS, POLICIES AND OPERATIONS

PROGRAM
Activities
•	   The	programs	offered	at	Seneca	Lake	Park	are	as	follows:

ONE TIME SEASONAL EVENTS
 - Campers vs. Staff Softball 

 - Safety Day

 - Family Fishing, Music

 - Car Show

 - Pot Luck Dinner

 - Mother’s/Father’s Day Pancake Breakfast

 - Family Scavenger Hunt, Music

 - Sand Castle Contest

 - Adult Watermelon Toss & Eating Contest, Egg Toss

 - Fireworks, Music

 - Camper vs. Staff Softball Game

 - Santa arrives by boat; Cookout, Hayride, Parade of Lights on the lake, Music

 - Decorate your lot contest

 - Litter Day- Free Lunch to Litter Workers

 - Family Fun, Music

 - Mr. Max Magic Stroll, Bug Show

 - Trick or Treat; Cookout, Hayride, Music, Lot Judging, Costume Judging

 - Kids Volleyball

 - Adult Volleyball

 - Scavenger Hunt

 - Auction at Marina Point Shelter

 - Super Bingo

 - Camper Appreciation Dinner

MONTHLY PROGRAMS
 - Birthday Bash” & Cake Walk

 - Super Bingo

 - Cake Walk
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 - Camper Wash Day

 - Yard Sale

MARKETING
•	 Currently	MWCD	spends	very	little	money	on	marketing	for	Seneca	Lake	Park,	nor	is	there	

a	marketing	plan	in	place.

•	 Creation	of	a	systematic,	sustained	marketing	plan	will	support	efforts	to	increase	the	
number	and	frequency	of	park	users.

POLICIES
•	 During	the	staff	and	administration	discussions,	several	potential	management	policies	

were	identified	for	consideration:
 -  Pricing Policy

 -  Volunteer Policy

 -  Earned Income Policy

 -  Partnership Policy 

 -  Program Age Segment Policy

 -  Non-permanent Campers Campground Use Policy 

OPERATIONS
•	 Public	input	and	staff	and	administration	discussions	identified	several	potential	

Improvements	for	consideration:
 - Upgrade electrical service in campgrounds to 75 amps

 - Renovate or build new shower buildings at Marina Point campground

 - Address sewage infrastructure throughout the park and camps; currently there is no sewage to 

vacation cabins or beach areas 

 - Remove pit toilet 

 - Add flush toilets and showers at the beach

 - Expand the campgrounds on the park side 

 - Expand into the fields and rarely used picnic areas near the beach

 - Renovate the beach area

 - Add a new concession stand

 - Add beach amenities

 - Add swim toys, water slide, and spraygrounds

 - Add play area picnic/gathering area

 - Replace vacation cabins, expand the area for additional cabins, and family style cabins with hot 
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tubs and fireplaces

 - Add shelter area in cabin area 

 - Expand activity programming 

 - Renovate current campgrounds into state-of-the-art lots with pads, updated electric, water, and 

sewer, all oriented in an easily accessible way to the customer 

 - Zone campgrounds yo have user-specific areas for like-minded campers  

 - Renovate/rebuild picnic shelters

 - Add lodge-style shelters

 - Add kitchenette area in shelters for receptions, etc.

 - Create outdoor recreational areas

 - Add zip-line and rope courses for team building

 - Construct a community/activity center on park side, possibly with an indoor pool

 - Add a gaming area

 - Add a fitness area

 - Develop additional cluster docking for campers

 - Renovate Marina Point campground launch ramp

 - Move the park side launch ramp out of the middle of the campground 

 - Develop trails

 - Add an outdoor amphitheater 

4.5.2. FACILITIES ASSESSMENT AND CONDITION
 
THE SITE
•	 Seneca	is	the	largest	lake	(in	surface	area)	in	the	system,	yet	the	atmosphere	is	more	laid	

back	than	many	of	the	other	parks.

•	 The	beach	is	a	prominent	enhancement	to	the	arrival	experience;	plans	to	expand	it	will	
improve	use	and	access.	There	is	a	plan	to	move	an	existing	wall	east	and	incorporate	it	
into	a	cluster	dock	for	boaters	coming	to	the	beach.

•	 The	boat	launch	at	the	park	is	constricted	and	crowds	campsites.	The	boat	launch	in	the	
marina	campground	is	protected,	but	not	very	visible	from	most	of	the	campground	or	
entry	drive.
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PARK DATA
•	 Year	Opened:	 	 1937	(Dam	Constructed)
•	 Acres	of	Water:	 	 3,550
•	 Acres	of	Land:	 	 4,060
•	 Miles	of	Shoreline:		 40
•	 Horsepower	Limit:		 399

SENECA LAKE PARK



MWCD Parks and Recreational Facilities, Services, and Programs Master Plan
Muskingum Watershed, OH

September 2013
262

MWCD Master Plan Report

ENTRANCE AND ARRIVAL
•	 The	park	gateway	at	SR	574	is	weak	and	does	not	reflect	the	image/brand	of	MWCD	

Parks;	it	passes	by	the	old	maintenance	area,	which	is	in	need	of	replacement	and	
buffering,	to	reach	the	approach	drive.	A	stronger	entry	is	needed	with	more	ease	of	access	
through	the	gate	for	seasonal	campers.

•	 A	new	welcome	center	has	refocued	the	park	entry	and	buffer	the	maintenance	area.	The	
plans	include	four	offices,	a	conference	center,	an	activities	center,	a	main	reception	area,	
and	a	new	entry	gate	window	to	replace	the	existing	gatehouse	in	2013.	

•	 Improving	the	entry	and	arrival	at	the	park	will	significantly	enhance	the	park	image	and	
arrival	experience.	Land	is	available	for	entry	enhancements	that	could	greatly	improve	
identity	at	the	entry;	once	inside	the	park,	the	approach	drive	is	attractive	and	nicely	
introduces	the	park.

CAMPGROUNDS
•	 The	Park	has	518	total	campsites,	with	350	seasonal/transient	sites.	Sites	are	small	(some	

very	small	for	modern	RVs)	and	sites	need	to	be	enlarged	to	reduce	numbers	in	existing	
campgrounds.

•	 There	is	a	need	to	segregate	the	different	camping	experiences.

•	 Sites	step	up	steep	slopes,	making	some	sites	difficult	for	large	rigs.	Slopes	limit	area	
available	for	campsites,	as	well	as	access	to	the	lake,	but	afford	good	lake	views	for	a	large	
percentage	of	the	sites.	While	spillway	elevation	limits	seasonal	use	of	lakeside	sites,	there	
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is	a	premium	for	the	sites	($2,800	average	vs.	$1,500	average).

•	 Restroom	facilities	need	improvement	and	an	evaluation	of	location	relative	to	the	seasonal	
campers	needs	to	be	done.	Seasonal	campers	have	their	own	facilities,	which	may	
contribute	to	the	fact	that	restrooms	and	showers	at	the	far	end	of	the	campground	are	
being	used	infrequently.		

•	 Park	campground,	cabins,	and	the	beach	are	remote	from	the	marina	store	and	the	
restaurant,	limiting	use	by	and	service	to	campers.

•	 Consolidating	camper	docks	into	a	few	cluster	docks	can	help	zone	campsites	into	
neighborhoods.

CABINS
•	 The	five	fifty-year-old	cabins	are	winterized,	have	two	bedrooms	with	very	tight	spacing	and	

no	amenities,	and	are	not	in	compliance	with	ADA.		The	District	is	considering	adding	A/C	
window	units	and	the	potential	need	for	cable,	satellite,	or	wireless.

•	 The	cabin	area	is	comfortable	and	secluded	with	good	lake	views.	However,	the	only	site	
amenities	are	a	playground	and	shared	floating	dock;	landform	in	the	cabin	area	limits	
opportunities	for	expansion.

AMENITIES
•	 The	single	playground	at	the	park	side	campground	is	separated	and	not	visible	from	most	

of	the	campsites.

•	 The	peninsula	picnic	area	provides	dramatic	views	of	the	entire	lake	and	views	to	the	
marina;	it	has	good	potential	for	higher	levels	of	use	(e.g.,	events,	an	activities	center,	or	a	
possible	water	link	to	the	marina	and	restaurant).

•	 The	large	day-use	area	has	potential	for	event	use,	as	well	as	additional	cabins	or	
campsites.

 
INFRASTRUCTURE
•	 There	are	four	dump	stations.

•	 The	District	does	have	a	Storm	Alert	System.	The	campground	has	many	white	pines	that	
are	now	large	and	vulnerable	to	storm	damage,	which	threatens	campers.
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4.5.3. OPPORTUNITIES AND CONSTRAINTS

CONSTRAINTS
•	 	The	gateway	at	SR	574	is	weak	and	does	not	reflect	the	image/brand	of	MWCD	parks;	it	

passes	by	the	maintenance	area	to	reach	the	approach	drive.	A	stronger	entry	is	needed.
  
•	 Campsites	are	small	(some	very	small	for	modern	RVs)	and	sites	need	to	be	enlarged,	

which	will	reduce	the	number	in	existing	campgrounds.
  
•	 Steep	slopes	limit	area	available	for	campsites	as	well	as	access	to	the	lake.
  
•	 Park	campground,	cabins,	and	the	beach	are	remote	from	the	marina	store	and	the	

restaurant,	limiting	use	by	and	service	to	campers.
  
•	 The	boat	launch	at	the	park	is	constricted	and	crowds	campsites.
  
•	 The	boat	launch	in	the	Marina	campground	is	protected,	but	not	very	visible	from	most	of	

the	campground	or	entry	drive.
  
•	 Camper	docks	line	the	lakeshore	of	both	campgrounds,	limiting	lake	access.
  
•	 Cabins	are	old,	out	of	date,	and	in	need	of	major	renovations	or	replacement;	landform	in	

the	cabin	area	limits	opportunities	for	expansion.
  
•	 The	single	playground	at	the	park	side	campground	is	separated	and	not	visible	from	most	

of	the	campsites.
 
OPPORTUNITIES
•	 	Land	is	available	for	entry	enhancements	that	can	greatly	improve	identity.	
  
•	 Within	the	park,	the	approach	drive	is	attractive	and	nicely	introduces	the	park;	improving	

the	entry	end	and	arrival	at	the	park	will	significantly	enhance	the	park	image	and	arrival	
experience.

  
•	 The	peninsula	picnic	area	provides	dramatic	views	of	the	entire	lake	and	views	to	the	

marina;	it	has	good	potential	for	higher	levels	of	use	(e.g.,	events,	an	activities	center,	or	a	
possible	water	link	to	the	marina	and	restaurant).		
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•	 The	steep	slopes	create	waterfront,	or	water-view	vantage	points	for	most	of	the	campsites	
and	virtually	all	amenities,	as	well	as	potential	expansion	in	camping	areas.	

  
•	 The	peninsulas	at	both	Marina	Point	and	Parkside	can	create	special	waterfront	settings	for	

a	destination	restaurant,	events,	and	activity	centers.	
  
•	 The	park	has	two	centers;	one	at	the	beach	and	peninsula	in	Parkside	and	one	overlooking	

the	marina	and	long	view	of	the	lake	at	Marina	Point.		
  
•	 The	beach	is	a	prominent	enhancement	to	the	arrival	experience;	plans	to	expand	it	will	

improve	use	and	access.
  
•	 The	large	day-use	area	has	potential	for	event	use,	as	well	as	additional	cabins	or	

campsites
  
•	 The	cabin	area	site	is	comfortable	and	secluded,	with	good	lake	views.
  
•	 Consolidating	camper	docks	into	a	few	cluster	docks	can	open	up	shoreline	access;	with	

strategic	placement,	it	can	help	to	zone	campsites	into	neighborhoods

4.5.4. NEEDS ASSESSMENT AND VISION

THEME
Water Park

VISION
Seneca	Lake	Park	is	envisioned	as	the	MWCD	park	most	focused	on	water	play,	both	on	water	
through	power	boating,	sailing,	canoeing	and	kayaking,	and	on	land	in	water	park	amenities.	
Water	play	is	planned	to	encompass	a	wide	range	of	interactions	with	water,	including	quiet	
paddling,	high-speed	skiing	and	boating,	lake	swimming	and	play,	and	a	nature-themed	water	
park.	Public	dining	and	events	facilities	can	be	on	the	water,	with	boat	access	and	boardwalk	
or	deck	over	the	lake.

SUMMARY PRIORITIES
•	 	Overall	Top	Priorities:

 - Elevate sanitary and electrical infrastructure above spillway and repair and upgrade

 - Add more campsites, cabins, and transient cluster docks.  
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•	 Public	Input	Priorities:
 - Add a boat dock on the island

  
•	 Staff	Priorities:

 - Repair boat ramps

 - Provide storage for boat trailers

 - Build a new and improved maintenance facility

 - Build a true activity center with an arcade and other features

 - Tie the park into the community with trails

 - Provide keycard access to the campground at Marina Point

 - Dredge the beach area to gain depth and remove sharp rocks

  
•	 Site	and	Facility	Assessment	Priorities:

 - Upgrade sanitary and power infrastructure in flood-prone areas

 - Add more variety in overnight accommodations and more campsites/cabins

 - Add cluster docks at transient campsites

 - Add a large pavilion at the point in Parkside to accommodate events for 150 – 200 people

4.5.5. PROGRAMS AND SERVICES PRIORITIES

SENECA LAKE PARK AS A DESTINATION LOCATION 
The	renovation	of	a	destination	park	such	
as Seneca Lake Park must support at 
minimum	five	experiences	in	a	recreational	
person’s	life	(for	each	age	segment).	The	
age segments in a person’s life are as 
follows:
•	 	2-5	year	olds,	6-8	year	olds,	9-12	

year	olds,	13-15	year	olds,	16-18	
year	olds,	19-30	year	olds,	31-45	year	
olds,	46-60	year	olds,	61-70	year	
olds,	71-75	year	olds,	76	and	older

•	  The programs on the following page 
were	recommended,	as	well	as	
additional	amenities	that	support	
at	least	five	experiences	per	age	
segment	in	the	park:
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CORE PROGRAMS AND SERVICES
The	following	table,	based	on	public	and	staff	input,	represents	a	sampling	of	programs	that	
can	be	offered	at	a	renovated	Seneca	Lake	Park.	

AQUATIC PROGRAMS AND SERVICES
•	 Develop	programs	that	feature	aquatic	(water	park)	and	water	recreation	(lake)	themes,	

including	water	lifesaving	skills.	Examples	of	programs	include,	but	are	not	limited	to:
 -  Learn-to-swim programs

 -  Water sports leagues (e.g., water volleyball and innertube water polo)

 -  Kayak and paddleboard lessons

 -  Competitive swimming and diving events and programs
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 -  Kayak and paddleboard excursions

4.5.6. ALTERNATIVES

Alternatives	for	Seneca	evaluated	primarily	which	overnight	accommodations	and	amenities	
to	build	in	the	first	phase	and	which	to	build	after	the	basic	core	facilities	are	brought	
up	to	modern	standards.	The	opportunities	studied	involved	adding	a	broader	range	of	
accommodations	to	the	current	mix.		

COMMON ELEMENTS
•	 	Accomodations:

 - A new Premium RV site is proposed for the current day-use area on the approach to the 

Parkside campgrounds; this site will add campsites and revenues while bringing some 

campsites closer to the beach and water play amenity center of the park.

 - A new tent/group camping area is proposed for the valley along the south side of the entrance 

road as it extends from the beach to the cabin area, adding variety to the camping options.

 - New cabins, repositioned to better view the lake, are proposed to replace the existing cabins; 

this option includes a common gathering area with playground, shelter, and fire pit.

 - Redevelopment of the existing RV sites is proposed to be structured as terraced rows of sites, 

taking maximum advantage of the slopes to afford premium views to virtually all of the sites.

 - New transient RV campgrounds are proposed at Marina Point for the peninsula east of the 

basin, as well as the ridge top across Guernsey Fish and Game Road, overlooking the marina 

and offering long views down the lake.

 - New cabins are proposed for the current parking area across Route 313 from the Marina Point 

entrance, adding an additional accommodation option to that area and extending the park 

season.

 - The existing campgrounds on Marina Point are all proposed to be redeveloped as seasonal sites 

accessed by a card gate, eliminating the need for a manned gatehouse.

•	 Amenities:
 - A new year round events pavilion is proposed for The Point at Parkside to accommodate the 

demand for an events venue and expand the events that can enjoy the park.

 - The beach concession is proposed to be redeveloped as the Park Center with an expanded 

building and reorganized and concentrated day-use amenities, including a destination 

playground.

 - The beach area is proposed to be dredged for better depth and enhanced with a floating dock 

and water play apparatus (both inflatable and on the deck).

 - The point below the log cabin in Park Side is proposed as a new camper boat launch and 
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common gathering area, with shelters, fire rings, and a playground.

 - The boat ramp is proposed to be redeveloped to improve slopes and parking.

 - The hillside overlooking the cove is proposed as a destination playground with sprayground and 

water slide.

 - Trails are proposed for the wooded hillsides of Parkside, connecting to the campgrounds and 

Buckeye Trail.

•	 Infrastructure:
 - During redevelopment of Parkside Campgrounds, a new road is proposed to allow access to the 

campgrounds during high water when the current roadway is flooded.

 - Infrastructure upgrades are proposed for sewer (to prevent pollution and plant overloads during 

high water) and for power (to enable zoned shutdowns to prevent system damage during high 

water).

 - Route 313 is proposed to be rebuilt above spillway to maintain access to the park and adjacent 

properties during high water.

 - The entrance road, as well as Guernsey Fish and Game Road, are proposed to be redesigned to 

improve safety and clarify identification of the entrance.

 - A parking area at the point where the Buckeye Trail crosses Route 574 is proposed to create 

trailhead access to the trail.

OPTION #1
•	 Overnight	Accomodations

 - The first option focuses on redeveloping the existing campgrounds and strengthening the cabin 

and RV camping program.

•	 Amenities
 - The first option introduces water park themed amenities (e.g., kayak and other paddle sports 

rentals, training at both Marina Point and Parkside, accompanied by spraygrounds and 

enhanced beach area).

 - Mini golf is proposed for the park center in Parkside, planned to fit in with and complement a 

future water park.

OPTION #2
•	 Overnight	Accomodations

 - Option 2 proposes adding new and different camping opportunities, including primitive camping 

on knolls overlooking the lake (some with trail-only access and others with roadway access), 

waterfront platform camping, tree house camping on knolls near the cabins, and eco camping 

on the ridge above the cabins.
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 - Primitive camping at the trailhead for the Buckeye Trail is also proposed.

•	 Amenities
 - The major amenity in Seneca Park is the proposed water park, located near the beach at the 

heart of Parkside.

  
4.5.7. BUSINESS PLAN SUMMARY

ORGANIZATIONAL STRUCTURE
•	 As	Seneca	Lake	Park	is	improved,	the	three	primary	goals	of	staff	will	be	to:

 -  Implement a standards-based maintenance program with a shift in the dedication of resources 

from repair and maintenance to preventative maintenance. This effort will ensure a high quality 

and consistent experience for visitors to Seneca Lake Park.

 -  Increase the presence of consistent law enforcement to enforce rules and regulations, deter illicit 

activity, and create a safe environment for visitors.

 -  Develop and increase traditional recreational opportunities for visitors to Seneca Lake.

 

•	 To	meet	these	goals,	the	Consulting	Team	
recommends	the	addition	of	one	(1)	full-
time	Ranger/Technician,	one	(1)	Program	
Coordinator,	and	one	(1)	Park	Technician.	
The	addition	of	these	two	positions	will	
increase	the	number	of	full-time	staff	at	
Seneca	Lake	Park	from	seven	(7)	to	ten	
(10).	The	table	on	the	previous	page	details	
the	title	and	number	of	both	existing	and	
recommended	new	positions.

 

•	 The	chart	on	the	following	page	depicts	the	recommended	functional	organizational	
structure	for	Seneca	Lake	Park,	including	existing	and	new	full-time,	part-time,	and	
seasonal	positions.
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PRO FORMA
Based	on	all	operating	assumptions	set	forth	within	this	report,	Seneca	Lake	Park	is	projected	
to	have	an	annual	operational	cost	recovery	of	145%	of	direct	and	indirect	operating	costs	
beginning	in	2020	when	the	phase	1	improvements	are	expected	to	be	completed.		The	cost	
recovery	remains	fairly	consistent	throughout	the	six	years	of	the	pro	forma.		The	pro	forma	has	
been	developed	with	the	following	specific	assumptions:

•	  Pricing Assumptions
 - Pricing is outlined for each functional program within the electronic Excel model and summarized 

within this report.

 - The pricing strategy will remain constant with each phase of improvements and is based on a 

median cost and median volume, meaning that pricing was determined based on typical market 

rates, which in turn were based on an average level of service.

 - Pricing is developed to achieve 145+% cost recovery, upon completion of recommendation 

improvements.
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 - Pricing based on projected market rates in five years.

 - Pricing is based on delivering high-quality services with new, state of the art campground sites in 

place.

 - Pricing is based on the assumption that improvements and new amenities to the park add value 

to visitor experience.

 - Pricing provides for marketing/promotional discounts.

•	 Specific	Revenue	and	Expenditure	Assumptions	
 - 41% increase in campground and cabin/cottage sites upon completion of renovations in 2020.

 - 50% of campgrounds will be occupied by 7 month Seasonal Campers.

 - 10% of campgrounds will be occupied by Daily Campers from Labor Day to Memorial Day.

 - 10% of campgrounds will be occupied by 30-Day Campers from Memorial Day to Labor Day.

 - 70% campground occupancy rate during the summer months.

 - 75% occupancy rate of Vacation Cabin/Cottages during the summer months.

 - Admissions will be charged on weekends during the summer months (Friday -Sunday).  

Admission will not be charged on weekdays during the summer months (Monday – Thursday).

 - 10% of all overnight accommodations will be occupied on weekends during the shoulder 

months of April/May and September/October, at a discounted rate.

 - 30% increase in non-personnel expenditures.

 - Addition of 3 full-time positions (Ranger/Technician, Program Coordinator and Park Technician).

 - 15% increase in full-time employee salary and benefits.

 - 15% increase in part-time employee wages.

 - Inclusion of 19% of main office expenditures as indirect costs.

The	following	tables	summarize	the	Pro	Forma	following	complete	renovation:

Projected first year cost recovery upon completion of all Phase 1 renovations which is expected to

occur in 2020.
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4.5.8. FACILITIES MASTER PLAN

PLAN OVERVIEW
The	steep	slopes	bordering	Seneca	Lake	create	a	waterfront,	or	water	views,	for	most	of	the	
campsites	and	virtually	all	amenities.	The	peninsulas	at	both	Marina	Point	and	Parkside	create	
special	waterfront	settings	for	a	destination	restaurant,	events,	and	activity	centers.	The	park	
has	two	centers.	The	main	water	park	area	is	in	Parkside	at	the	point	where	the	entrance	road	
emerges	from	the	woods	at	an	overlook	above	the	beach,	with	the	events	peninsula	beyond.	
The	second	center	overlooks	both	the	marina	and	the	long	view	south	down	the	length	of	the	
lake.	The	water	play	theme	encompasses	a	wide	range	of	interactions	with	water,	including	
quiet	paddling	on	the	natural	lake,	high-speed	skiing	and	boating,	lake	swimming	and	play,	and	
nature-themed	water	park	features.	Public	dining	and	events	facilities	are	on	the	water,	with	
boat	access	and	boardwalk	or	deck	viewing	over	the	lake.	

To	meet	heavy	camping	demand,	the	plan	includes	120	additional	RV	sites,	while	upgrading	
or	redeveloping	all	existing	RV	sites	to	meet	modern	standards	for	space	and	full	hookups.	
Three	new	RV	campgrounds	are	planned,	one	in	an	underused	day	use	area	overlooking	the	
beach,	and	two	on	ridges	near	Marina	Point.	To	broaden	camping	opportunities,	over	60	new	
primitive	and	tent	camping	sites	will	be	added,	as	well	as	kayak	campsites	and	22	new	cabins	
in	two	locations,	replacing	the	5	existing	cabins	at	Parkside.	Seneca	is	one	of	two	parks	in	
the	District	to	introduce	kayak	campsites;	these	floating,	near-shore	platforms	with	primitive	
toilets,	are	accessed	from	the	lake	by	kayak	or	canoe.	The	new	primitive	campgrounds	take	
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advantage	of	ridgetop	views	to	the	lake,	as	well	as	the	passage	of	the	Buckeye	Trail	through	
the	park.	Camper	docks	are	consolidated	into	convenient	cluster	docks	along	the	shore	of	
the	campgrounds,	and	the	Parkside	camper	boat	launch	is	relocated	and	enhanced	on	a	
small	point	where	it	is	supplemented	by	a	waterside	shelter,	fire	pit,	picnic	tables,	grills,	and	
a	playground.	Camper	storage	will	be	located	on	about	three	acres,	near	the	gatehouse	at	
Parkside	and	about	one	acre	within	the	maintenance	and	storage	area	at	Marina	Point.	The	
Parkside	storage	will	include	a	30,000	SF	building	for	indoor	storage.

A	new	welcome	center	sets	the	stage	for	an	enhanced	waterfront	with	new	concession/activity	
center,	sprayground,	and	floating	dock	around	the	expanded	swimming	area,	to	be	dredged	for	
accommodating	inflatables.	A	destination	playground	will	be	themed	to	water-related	outdoor	
adventure.	This	play	area	and	sprayground	will	be	reflected	in	scaled-down	versions	adjacent	
to	a	mini	golf	course	and	courts	at	Marina	Point.	Kayak,	paddle	boat,	and	canoe	rentals	at	
Marina	Point	and	the	beach	area	at	Parkside	will	encourage	water	travel	between	the	two	parts	
of	the	park.	New	hard-surface	and	soft-surface	trails	will	connect	the	beach	center	and	add	
several	miles	of	hiking	trails,	which	in	turn	connect	to	the	Buckeye	Trail.	An	events	pavilion	in	a	
park	setting	on	the	Parkside	peninsula	will	expand	accommodations	for	weddings	and	other	
events.	Courtesy	docks	and	fishing	piers	will	add	another	dimension	to	the	water	park	theme.

Program	enhancements	will	expand	the	range	of	activities	available	to	all	age	groups,	linking	
water	play	to	the	resource	of	the	waters	edge	and	hillside	woods	of	the	park’s	natural	
environment.	New	cabins	and	expanded	trails	will	add	recreation	opportunities	in	early	spring	
and	late	fall,	extending	the	season	that	the	park	can	serve	users.

PLAN HIGHLIGHTS/PHASE 1 RECOMMENDATIONS
•	 New	RV	campgrounds,	as	well	as	new	primitive/tent	camping	at	Parkside	and	cabins	at	

Marina	Point,	expand	the	number	and	variety	of	accommodations.

•	 Parkside	cabins	are	replaced	with	modern	winterized	cabins	sited	for	optimum	views.

•	 A	new	pavilion	at	the	Parkside	point	enhances	amenities	and	revenue	potential.

•	 A	new	Beach	Concession	and	Activities	Center	is	the	center	of	the	park	and	the	heart	of	a	
future	water	park.

•	 Enhanced	amenities	at	both	Parkside	and	Marina	Point	add	value	to	campsites	and	marina	
slips.

SENECA LAKE PARK



MWCD Parks and Recreational Facilities, Services, and Programs Master Plan
Muskingum Watershed, OH

September 2013
276

MWCD Master Plan Report



PARK ELEMENTS

1.   PRIMITIVE TENT CAMPING - NEW
1A.  HIKING TRAIL HEAD (PKG/RESTROOM/MAPS NEAR CAMPS)
2.   PRIMITIVE TENT CAMPING - NEW
3.   PREMIUM SEASONAL CAMPGROUND
4.   PREMIUM SEASONAL CAMPGROUND
5.   PREMIUM TRANSIENT CAMPGROUND 
6.   PREMIUM SEASONAL CAMPGROUND
7.   PREMIUM TRANSIENT CAMPGROUND
8.   HIKING TRAIL HEAD (PKG/RESTROOM/MAPS NEAR CAMPS)
9.   BOAT RAMP AREA
10.  MAINTENANCE AREA/CAMPER STORAGE
11.  HIKING TRAIL HEAD (PKG/RESTROOM/MAPS AT WELCOME)
12.  WELCOME CENTER & ENTRANCE ENHANCEMENTS
13.  PREMIUM TRANSIENT CAMPGROUND - NEW
14.  KAYAK CAMPING (3AC - 12 SITES)
15.  BEACH IMPROVEMENTS (FLOATING DOCKS + EXPANSION)
16.  PARK ACTIVITY CTR + PARKING & DAY USE
17.  WATER PARK
18.  KAYAK/CANOE RENTAL/WATER SKILL & DOCK/ACCESS
19.  EVENTS PAVILION (WEDDING EVENTS PROGRAM CTR)
   - PARKING
   - OVERLOOK
   - FISHING PIER
   - BOAT DOCKS
20.  TREE-HOUSE/PLATFORM CAMPING (20 SITES)
21.  NEW TENT CAMPING (PH1)
   - TRANSITION TO CABINS = (PH2) (11AC/44 SITES)
22.  ECO CAMP TREE-HOUSE/TIKI/YURT (PREM. WATER VIEWS)
   - 5.4AC/11 - 12 SITES
23.  ECO CAMP TREE-HOUSE/TIKI/YURT (STD WOOD VIEWS)
   - 4.2AC/8 - 9 SITES
24.  ECO CAMP TREE-HOUSE/TIKI/YURT (PREM. WATER VIEWS)
   - 7.3AC/14 - 15 SITES
25.  ECO CAMP TREE-HOUSE/TIKI/YURT (STD. WOOD VIEWS)
   - 7.75AC/15 - 16 SITES
26.  CABINS (10.2AC/10 SITES)
27.  KAYAK CAMPING (2.5AC/12 SITES)
28.  WATER STORAGE TANK
29.  OPTIONAL SEASONAL CAMPER STORAGE
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PHASING STRATEGY
•	  The	phasing	approach	recommended	for	Seneca	Lake	Park	is	to	move	forward	with	

infrastructure	and	amenity	improvements	scheduled	in	the	2012	CIP,	and	focus	initial	
major	improvements	on	two	areas	by	adding	new	RV	campsites	and	adding	essential	ADA	
service	facilities	(primarily	an	ADA	compliant	shower	house).

  
•	 Redeveloping	an	RV	campground	can	be	expected	to	take	six	months	to	one	year,	which	

will	require	shutting	the	camp	area	down	for	one	season.	
  
•	 To	retain	customers,	maintain	campsite	inventory	and	sustain	revenues.	A	replacement	

campground	should	be	in	place	before	an	existing	campground	is	closed	for	renovation.	
Therefore,	the	first	overnight	accommodation	improvements	recommended	for	Seneca	
Lake	Park	are	two	new	campgrounds;	one	in	area	13	in	Parkside,	and	one	in	area	12	at	
Marina	Point.

  
•	 Once	the	two	new	campgrounds	are	completed,	the	first	existing	campground,	in	area	3	of	

Parkside,	can	be	closed	for	redevelopment.	The	recommended	concept	is	to	begin	at	the	
west	end	of	the	Parkside	campgrounds	and	back	out.	
 - Campers can be rotated to new campgrounds at they are completed and the campers’ 

campground comes on line for redevelopment 

 - Campers disrupted by moving will gain the benefit of a modern, comfortable, and full-hookup 

campsite for the season during which their campground is under construction.

 - This process allows MWCD to institute new policies on campground setup, storage, and 

maintenance.

  
•	 Concurrent	with	opening	the	redeveloped	campground	in	area	3,	a	third	new	campground	

should	be	opened	in	Marina	Point,	giving	that	area	adequate	new	space	to	relocate	
campers	from	the	existing	campsites	as	they	are	progressively	redeveloped.

  
•	 In	response	to	high	camping	demand	at	Seneca	Lake	Park,	a	new	tent	campground	is	

recommended	to	be	built	in	area	21	at	Parkside,	along	with	two	primitive	tent	campgrounds	
in	areas	1	and	2	along	the	Buckeye	Trail,	adjacent	to	the	new	trailhead.

  
•	 Immediately	following	the	tent	campgrounds,	a	new	kayak	campground	is	recommended	

in	area	27	along	with	replacement	of	the	vacation	cabins	in	area	26.	To	meet	the	demand	
for	cabins,	a	portion	of	the	new	cabin	area	at	Marina	Point	should	be	developed	before	the	
existing	cabins	are	demolished.		
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•	 Infrastructure	should	keep	pace	with	accommodations
 - The first phase of the remote storage facility should begin concurrent with development of the first 

new RV campground, so that storage is available the day campers occupy the new campground.

 - Power upgrades and wastewater treatment improvements should be put in place by the time 

the first new campgrounds come on line. 
  
•	 As	campgrounds	are	redeveloped	to	new	higher	standards,	amenities	should	be	upgraded	

to	provide	a	level	of	benefit	comparable	to	the	upgraded	campgrounds.
 - The initial amenity improvement that should be planned to come on line within a year of the first 

new RV campground is the events pavilion on The Point at Parkside, area 19 and kayak and 

paddle sports docks and rentals at both Parkside, in area 18 and Marina Point.  

•	 Additional	high	priority	amenities	are:
 - Some level of signature amenity that helps to solidify the brand should be built early in Phase I. 

At Seneca, that is a new Park Center/Activity Center at the beach, supported by new water play 

apparatus in a dredged swimming area, setting the stage for a full water park in Phase II.

 - Other Phase 1 amenities for Seneca Lake Park include low-cost facilities with high potential 

revenue, as well as amenities (e.g., sprayground and paved trails) that are essential to the 

operation of the primary campgrounds and park center.

4.5.9. CAPITAL IMPROVEMENT PLAN

•	 The	improvements	for	Phase	1	of	Seneca	Lake	Park	are	best	defined	by	three	major	areas:	
Infrastructure,	Overnight	Accommodations	(campgrounds),	and	Amenities.	

 
•	 The	tables	on	the	following	pages	illustrate	the	potential	costs	for	recommended	

improvements	arranged	by	year.	These	tables	represent	a	conceptual	staging	process	to	
accomplish	the	improvements	in	an	orderly	manner.	The	dates	represent	the	year	in	which	
each	phase	will	be	completed.
 - Infrastructure covers improvements not included in campgrounds.

 - Amenities and facilities are improvements to expand and enrich overnight experience and 

improve revenue. 

 - Accommodations tables illustrate progressive construction of new campsites and cabins, as well 

as reconstruction of existing campgrounds and cabins.    

 
•	 Costs	are	based	on	2013	construction	cost	data	and	include	estimating	contingency	and	

soft	costs	(design	and	permitting).	
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•	 Costs	for	RV	campgrounds	are	based	on	a	full	hookup	campsite.
 
•	 The	Capital	Budget	should	anticipate	that	for	most	projects,	soft	costs	should	begin	to	be	

incurred	two	years	before	the	scheduled	completion	date.

OVERNIGHT ACCOMMODATIONS, AMENITIES & FACILITIES, INFRASTRUCTURE 
TABLES
The	improvements	for	phase	one	of	Seneca	Lake	Park	are	best	defined	by	three	major	areas:		
Infrastructure,	Amenities	and	Facilities,	and	Overnight	Accommodations	(campgrounds	and	
cabins).	The	following	tables	provide	a	snapshot	of	the	phasing	to	accomplish	a	complex	
renovation	project	such	as	is	recommended.	Because	improvements	will	require	several	years	
to	complete,	costs	will	be	spread	over	several	years.	Likewise	increases	in	revenues	will	build	
over	several	years	as	improvements	are	made	and	rates	adjusted	over	time.	The	Pro	Forma	
assumes	that	improvements	listed	below	have	been	completed	and	rate	adjustments	have	
been	phased	in.
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SENECA LAKE PARK
Yearly Phase I Staging Summary
August 8, 2013

June 12, 2013

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐RV TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

3 Premium Seasonal Campground‐‐Redeveloped 50 50 $0 0 0 $0 50 50 $1,400,000 50 50 $0 50 50 $0 50 50 $0 $1,400,000
4 Premium Seasonal Campground‐‐Redeveloped 35 35 $0 35 35 $0 0 0 $0 48 48 $1,350,000 48 48 $0 48 48 $0 $1,350,000
4 New ADA Compliant Shower House $0 $350,000 $0 $0 $0 $0 $350,000
5 Premium Transient Campground‐‐Redeveloped 30 30 $0 30 30 $0 0 0 $0 42 42 $1,050,000 42 42 $0 42 42 $0 $1,050,000
6 Premium Seasonal Campground‐‐Redeveloped 35 35 $0 35 35 $0 35 35 $0 35 0 $0 40 40 $1,410,000 40 40 $0 $1,410,000
7 Premium Transient Campground‐‐Redeveloped 35 35 $0 35 35 $0 35 35 $0 35 0 $0 25 25 $440,000 25 25 $0 $440,000
13 Premium Transient Campground‐‐New 0 0 $0 70 70 $1,750,000 70 70 $0 70 70 $0 70 70 $0 70 70 $0 $1,750,000
M8 Premium Seasonal Campground‐‐Redeveloped 98 98 $0 98 98 $0 98 98 $0 98 98 $0 0 0 $0 94 94 $1,840,000 $1,840,000
M9 Premium Seasonal Campground‐‐Redeveloped 151 151 $0 151 151 $0 151 151 $0 0 0 $0 80 80 $1,750,000 80 80 $0 $1,750,000
M10 Premium Seasonal Campground‐‐Redeveloped 75 75 $0 75 75 $0 0 0 $0 58 58 $1,330,000 58 58 $0 58 58 $0 $1,330,000
M11 Standard Transient Campground‐‐NEW 0 0 $0 0 0 $0 85 85 $2,130,000 85 85 $0 85 85 $0 85 85 $0 $2,130,000
M12 Premium Transient Campground‐‐NEW 0 0 $0 36 36 $900,000 36 36 $0 36 36 $0 36 36 $0 36 36 $0 $900,000

TOTAL RV ACCOMMODATIONS 509 509 $0 565 565 $3,000,000 560 560 $3,530,000 557 487 $3,730,000 534 534 $3,600,000 628 628 $1,840,000 $15,700,000

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐OTHER TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

1 Primitive Tent Camping‐‐NEW $0 16 16 $75,000 16 16 $0 16 16 $0 16 16 $0 16 16 $0 $75,000
2 Primitive Tent Camping‐‐NEW $0 26 26 $85,000 26 26 $0 26 26 $0 26 26 $0 26 26 $0 $85,000
21 New Tent Camping(PH1) (change to Cabins in PH2)  $0 20 20 $350,000 20 20 $0 20 20 $0 20 20 $0 20 20 $0 $350,000
27 Kayak Camping 2.5ac/12sites $0 $0 12 12 $450,000 12 12 $0 12 12 $0 12 12 $0 $450,000
26 Cabins‐‐Redevelopment 10 10 $0 10 10 $0 0 0 $0 10 10 $2,800,000 10 10 $0 10 10 $0 $2,800,000
M4 New Cabins  $0 $0 6 6 $1,580,000 6 6 $0 12 12 $1,580,000 12 12 $0 $3,160,000
CIP Campground Overflow Parking Lot $10,000 $0 $0 $0 $0 $0 $10,000

TOTAL OTHER ACCOMMODATIONS 10 10 $10,000 72 72 $510,000 80 80 $2,030,000 90 90 $2,800,000 96 96 $1,580,000 96 96 $0 $6,930,000

TOTAL OVERNIGHT ACCOMMODATIONS 519 519 $10,000 637 637 $3,510,000 640 640 $5,560,000 647 577 $6,530,000 630 630 $5,180,000 724 724 $1,840,000 $22,630,000

Map   
Area

AMENITIES & FACILITIES TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

Beach Area
CIP      Beach Concession Stand Replacement (Act. Ctr.) $0 $0 $0 $0 $0 $0
CIP      Beach Improvements $18,000 $18,000
CIP      Beach Trailer Parking Lot $15,000 $15,000
CIP      Sprayground $400,000 $400,000
15      PH1‐Beach Improvements  $400,000 $400,000

16, M1      Park Activity Ctr +Parking & Day Use $2,400,000 $2,400,000
CIP Picnic Shelters $160,000 $160,000
CIP Outdoor Adventure Area $450,000 $450,000
M1 Camper Boat Ramp Upgrades $150,000 $150,000

Hiking  
1a      Buckeye Trail Trail Head $200,000 $200,000
11      Hiking Trail Head $200,000 $200,000
8      PH 1‐Hiking Trail Head  $180,000 $180,000

     Soft Surface Trails ‐PH1 ‐ 2.5mi $40,000 $50,000 $50,000 $140,000
     Hard Surface Trails ‐ PH1 ‐  1mi  $50,000 $50,000 $50,000 $150,000

12 PH1‐Welcome Center & Entrance enhancements $250,000 $250,000
18 Kayak/Canoe Rental & Dock/Access $300,000 $300,000
19 Events Pavilion $800,000 $800,000
16 Mini‐Golf Course $150,000 $150,000
19 Fishing Pier $30,000 $30,000

TOTAL AMENITIES & FACILITIES 0 0 $683,000 0 0 $1,180,000 0 0 $2,600,000 0 0 $1,430,000 0 0 $500,000 0 0 $0 $6,393,000

Map   
Area

INFRASTRUCTURE TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Survey Utilities (Asset Management) $30,000 $30,000
CIP Park I & I Improvements Survey $20,000 $20,000

Water Infrastructure
CIP      Marina Point Waterline Replacement *

Sewer Infrastructure
CIP      Sewer Upgrades (pump stations) $50,000 $50,000
CIP      Chestnut WWTP Upgrades $40,000 $160,000 $200,000
CIP      Chestnut WWTP Sludge Removal $30,000 $30,000
CIP      Park WWTP Upgrade $50,000 $50,000
CIP      Sanitary Sewer Upgrades (Park) $125,000 $125,000
CIP      Park Shop Septic System Replacement $5,000 $5,000

Power Infrastructure
     Power Service Upgrades $150,000 $150,000

CIP      Marina Point Electric Upgrades *
CIP Marina Point Shower Houses * *
CIP Shower House Renovations $0
CIP Seacrest Park Pit Toilet $85,000 $85,000
CIP Ramp Restrooms $190,000 $190,000
CIP Ranger Boat Storage Building $86,916 $86,916
CIP Welcome Center Roadway $46,000 $46,000

Access Road to Area 3 Campground  $250,000 $250,000
CIP/#9 Park Ramp Replacement $0
CIP Vacation Cabins *

$0
$0
$0

TOTAL INFRASTRUCTURE 0 0 $221,000 0 0 $921,916 0 0 $125,000 0 0 $50,000 0 0 $0 0 0 $0 $1,317,916

TOTAL YEARLY PROJECTS 519 519 $914,000 637 637 $5,611,916 640 640 $8,285,000 647 577 $8,010,000 630 630 $5,680,000 724 724 $1,840,000 $30,340,916
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SENECA LAKE PARK
Yearly Phase I Staging Summary
August 8, 2013

June 12, 2013

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐RV TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

3 Premium Seasonal Campground‐‐Redeveloped 50 50 $0 0 0 $0 50 50 $1,400,000 50 50 $0 50 50 $0 50 50 $0 $1,400,000
4 Premium Seasonal Campground‐‐Redeveloped 35 35 $0 35 35 $0 0 0 $0 48 48 $1,350,000 48 48 $0 48 48 $0 $1,350,000
4 New ADA Compliant Shower House $0 $350,000 $0 $0 $0 $0 $350,000
5 Premium Transient Campground‐‐Redeveloped 30 30 $0 30 30 $0 0 0 $0 42 42 $1,050,000 42 42 $0 42 42 $0 $1,050,000
6 Premium Seasonal Campground‐‐Redeveloped 35 35 $0 35 35 $0 35 35 $0 35 0 $0 40 40 $1,410,000 40 40 $0 $1,410,000
7 Premium Transient Campground‐‐Redeveloped 35 35 $0 35 35 $0 35 35 $0 35 0 $0 25 25 $440,000 25 25 $0 $440,000
13 Premium Transient Campground‐‐New 0 0 $0 70 70 $1,750,000 70 70 $0 70 70 $0 70 70 $0 70 70 $0 $1,750,000
M8 Premium Seasonal Campground‐‐Redeveloped 98 98 $0 98 98 $0 98 98 $0 98 98 $0 0 0 $0 94 94 $1,840,000 $1,840,000
M9 Premium Seasonal Campground‐‐Redeveloped 151 151 $0 151 151 $0 151 151 $0 0 0 $0 80 80 $1,750,000 80 80 $0 $1,750,000
M10 Premium Seasonal Campground‐‐Redeveloped 75 75 $0 75 75 $0 0 0 $0 58 58 $1,330,000 58 58 $0 58 58 $0 $1,330,000
M11 Standard Transient Campground‐‐NEW 0 0 $0 0 0 $0 85 85 $2,130,000 85 85 $0 85 85 $0 85 85 $0 $2,130,000
M12 Premium Transient Campground‐‐NEW 0 0 $0 36 36 $900,000 36 36 $0 36 36 $0 36 36 $0 36 36 $0 $900,000

TOTAL RV ACCOMMODATIONS 509 509 $0 565 565 $3,000,000 560 560 $3,530,000 557 487 $3,730,000 534 534 $3,600,000 628 628 $1,840,000 $15,700,000

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐OTHER TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost
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2 Primitive Tent Camping‐‐NEW $0 26 26 $85,000 26 26 $0 26 26 $0 26 26 $0 26 26 $0 $85,000
21 New Tent Camping(PH1) (change to Cabins in PH2)  $0 20 20 $350,000 20 20 $0 20 20 $0 20 20 $0 20 20 $0 $350,000
27 Kayak Camping 2.5ac/12sites $0 $0 12 12 $450,000 12 12 $0 12 12 $0 12 12 $0 $450,000
26 Cabins‐‐Redevelopment 10 10 $0 10 10 $0 0 0 $0 10 10 $2,800,000 10 10 $0 10 10 $0 $2,800,000
M4 New Cabins  $0 $0 6 6 $1,580,000 6 6 $0 12 12 $1,580,000 12 12 $0 $3,160,000
CIP Campground Overflow Parking Lot $10,000 $0 $0 $0 $0 $0 $10,000

TOTAL OTHER ACCOMMODATIONS 10 10 $10,000 72 72 $510,000 80 80 $2,030,000 90 90 $2,800,000 96 96 $1,580,000 96 96 $0 $6,930,000

TOTAL OVERNIGHT ACCOMMODATIONS 519 519 $10,000 637 637 $3,510,000 640 640 $5,560,000 647 577 $6,530,000 630 630 $5,180,000 724 724 $1,840,000 $22,630,000

Map   
Area

AMENITIES & FACILITIES TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

Beach Area
CIP      Beach Concession Stand Replacement (Act. Ctr.) $0 $0 $0 $0 $0 $0
CIP      Beach Improvements $18,000 $18,000
CIP      Beach Trailer Parking Lot $15,000 $15,000
CIP      Sprayground $400,000 $400,000
15      PH1‐Beach Improvements  $400,000 $400,000

16, M1      Park Activity Ctr +Parking & Day Use $2,400,000 $2,400,000
CIP Picnic Shelters $160,000 $160,000
CIP Outdoor Adventure Area $450,000 $450,000
M1 Camper Boat Ramp Upgrades $150,000 $150,000

Hiking  
1a      Buckeye Trail Trail Head $200,000 $200,000
11      Hiking Trail Head $200,000 $200,000
8      PH 1‐Hiking Trail Head  $180,000 $180,000

     Soft Surface Trails ‐PH1 ‐ 2.5mi $40,000 $50,000 $50,000 $140,000
     Hard Surface Trails ‐ PH1 ‐  1mi  $50,000 $50,000 $50,000 $150,000

12 PH1‐Welcome Center & Entrance enhancements $250,000 $250,000
18 Kayak/Canoe Rental & Dock/Access $300,000 $300,000
19 Events Pavilion $800,000 $800,000
16 Mini‐Golf Course $150,000 $150,000
19 Fishing Pier $30,000 $30,000

TOTAL AMENITIES & FACILITIES 0 0 $683,000 0 0 $1,180,000 0 0 $2,600,000 0 0 $1,430,000 0 0 $500,000 0 0 $0 $6,393,000
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Area
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CIP Survey Utilities (Asset Management) $30,000 $30,000
CIP Park I & I Improvements Survey $20,000 $20,000

Water Infrastructure
CIP      Marina Point Waterline Replacement *
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CIP      Sewer Upgrades (pump stations) $50,000 $50,000
CIP      Chestnut WWTP Upgrades $40,000 $160,000 $200,000
CIP      Chestnut WWTP Sludge Removal $30,000 $30,000
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CIP      Sanitary Sewer Upgrades (Park) $125,000 $125,000
CIP      Park Shop Septic System Replacement $5,000 $5,000

Power Infrastructure
     Power Service Upgrades $150,000 $150,000

CIP      Marina Point Electric Upgrades *
CIP Marina Point Shower Houses * *
CIP Shower House Renovations $0
CIP Seacrest Park Pit Toilet $85,000 $85,000
CIP Ramp Restrooms $190,000 $190,000
CIP Ranger Boat Storage Building $86,916 $86,916
CIP Welcome Center Roadway $46,000 $46,000

Access Road to Area 3 Campground  $250,000 $250,000
CIP/#9 Park Ramp Replacement $0
CIP Vacation Cabins *
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SENECA LAKE PARK
Yearly Phase I Staging Summary
August 8, 2013

June 12, 2013
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M4 New Cabins  $0 $0 6 6 $1,580,000 6 6 $0 12 12 $1,580,000 12 12 $0 $3,160,000
CIP Campground Overflow Parking Lot $10,000 $0 $0 $0 $0 $0 $10,000
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Beach Area
CIP      Beach Concession Stand Replacement (Act. Ctr.) $0 $0 $0 $0 $0 $0
CIP      Beach Improvements $18,000 $18,000
CIP      Beach Trailer Parking Lot $15,000 $15,000
CIP      Sprayground $400,000 $400,000
15      PH1‐Beach Improvements  $400,000 $400,000

16, M1      Park Activity Ctr +Parking & Day Use $2,400,000 $2,400,000
CIP Picnic Shelters $160,000 $160,000
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1a      Buckeye Trail Trail Head $200,000 $200,000
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     Soft Surface Trails ‐PH1 ‐ 2.5mi $40,000 $50,000 $50,000 $140,000
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18 Kayak/Canoe Rental & Dock/Access $300,000 $300,000
19 Events Pavilion $800,000 $800,000
16 Mini‐Golf Course $150,000 $150,000
19 Fishing Pier $30,000 $30,000

TOTAL AMENITIES & FACILITIES 0 0 $683,000 0 0 $1,180,000 0 0 $2,600,000 0 0 $1,430,000 0 0 $500,000 0 0 $0 $6,393,000
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CIP Survey Utilities (Asset Management) $30,000 $30,000
CIP Park I & I Improvements Survey $20,000 $20,000

Water Infrastructure
CIP      Marina Point Waterline Replacement *
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CIP Marina Point Shower Houses * *
CIP Shower House Renovations $0
CIP Seacrest Park Pit Toilet $85,000 $85,000
CIP Ramp Restrooms $190,000 $190,000
CIP Ranger Boat Storage Building $86,916 $86,916
CIP Welcome Center Roadway $46,000 $46,000
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CIP/#9 Park Ramp Replacement $0
CIP Vacation Cabins *
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Power Infrastructure
     Power Service Upgrades $150,000 $150,000

CIP      Marina Point Electric Upgrades *
CIP Marina Point Shower Houses * *
CIP Shower House Renovations $0
CIP Seacrest Park Pit Toilet $85,000 $85,000
CIP Ramp Restrooms $190,000 $190,000
CIP Ranger Boat Storage Building $86,916 $86,916
CIP Welcome Center Roadway $46,000 $46,000

Access Road to Area 3 Campground  $250,000 $250,000
CIP/#9 Park Ramp Replacement $0
CIP Vacation Cabins *

$0
$0
$0

TOTAL INFRASTRUCTURE 0 0 $221,000 0 0 $921,916 0 0 $125,000 0 0 $50,000 0 0 $0 0 0 $0 $1,317,916

TOTAL YEARLY PROJECTS 519 519 $914,000 637 637 $5,611,916 640 640 $8,285,000 647 577 $8,010,000 630 630 $5,680,000 724 724 $1,840,000 $30,340,916

YEAR 5 

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4

YEAR 5 

YEAR 5 

YEAR 5 

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4
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4.6 SENECA LAKE MARINA
 
4.6.1. EXISTING PROGRAMS, POLICIES, AND OPERATIONS

PROGRAMS
MWCD	assumed	operation	of	the	Seneca	Lake	Marina	in	2012	and	has	actively	been	
restoring	the	once	damaged	marina	to	an	acceptable	condition.		In	2013,	the	restaurant	and	
administration	building	was	remodeled	and	a	new	concessionaire	was	found	to	operate	the	
restaurant.

When	MWCD	undertook	the	marina	management	responsibility,	the	docks	were	not	anchored	
in	their	proper	location,	but	scattered	around	the	lake.		Additionally,	the	dock	components	were	
in	very	rough	shape,	and	some	were	completely	unusable.		The	worst	of	the	old	docks	have	
been	replaced	with	new	slips	in	roughly	the	same	configuration.

 
POLICIES
A	formal	slip	lease	agreement	is	not	in	place	for	the	marina	at	this	time.		A	modified	
campground	lease	agreement	is	used	for	that	purpose.		Since	the	marina	industry	has	unique	
concerns	regarding	slipholder	liability	and	behavior,	it	is	appropriate	to	develop	a	standardized	
slip	lease	agreement	that	clearly	identifies	the	expectations	for	both	the	marina	and	the	lessee.		
The	development	of	standardized	lease	agreements	should	be	a	priority.	

The	marina	liability	insurance	profile	was	not	investigated	during	this	master	planning	effort,	but	
requires	review	when	the	slip	lease	agreements	are	developed.			

Maintenance	and	safety	procedures	for	the	marina	should	be	documented	and	training	of	the	
staff	be	formalized	and	documented.		Examples	of	maintenance	procedures	required	include	
Material	Safety	Data	Sheets	(MSDS)	books;	and	Spill	Prevention,	Control,	and	Countermeasure	
(SPCC)	plans.

Insurance	requirement	policies	for	boaters	and	for	contractors	servicing	boats	need	to	
be	promulgated	and	enforced.		Other	items	for	the	limitation	of	MWCD	liability	should	be	
investigated	during	detailed	planning	design	efforts.		
 
OPERATIONS
MWCD	manages	Seneca	Lake	Marina	through	the	main	office	in	New	Philadelphia	with	a	
manager	on	site. 
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•	 Revenue	streams	include:
 -  Seasonal slip leases

 -  Boat rentals

 -  Fuel sales

 -  Outside storage

 -  Light service work and winterization services

 -  Food services sales

 - Retail sales

•	 Slip	leases	account	for	the	major	portion	of	the	revenue	at	the	marina,	representing	over	
half	of	the	total.		

•	 Boat	and	motor	rentals	represent	the	second	largest	revenue	stream.
 
•	 The	term	“Miscellaneous	sales”	represents	restaurant	and	retail	sales. 

4.6.2. FACILITIES ASSESSMENT AND CONDITION

OVERVIEW
Seneca	Lake	Marina	is	a	198-slip	floating	dock	marina	with	a	mix	of	mainly	seasonal	slips	and	
rental	boats.		The	Marina	has	a	consistent	seasonal	customer	base	and	potential	for	growth.		
Prior	to	2012,	the	Marina	was	privately	owned	and	not	managed	by	the	MWCD.	Therefore,	
there	is	little	in	historical	basis	for	long-term	management	assessment.		The	previous	operator’s	
lease	was	terminated	and	the	facility	turned	over	to	MWCD	in	a	significant	state	of	disruption.		
The	latest	customer	survey,	conducted	in	2009,	may	no	longer	provide	relevant	data	for	current	
operations.
 
The	marina	has	a	series	of	short	clustered	slips	scattered	around	a	cove	at	the	north	end	of	the	
lake.		As	a	lake	with	a	399	HP	limit,	there	is	a	strong	waterskiing	population	that	uses	the	main	
body	of	the	lake.		Other	users	have	small	pontoon	boats.		Sailboats	are	not	seen	at	the	Seneca	
Lake	Marina,	but	a	yacht	club	along	the	western	shore	of	the	lake	is	occupied.	
 
Slip	lengths	are	either	14’	or	20’	with	the	exception	of	ten	40’	houseboat	slips.	Fairways	are	
sized	to	allow	boats	longer	than	the	finger	lengths	to	use	the	slips.			The	small	slip	sizes	limit	
the	types	and	sizes	of	boats	that	fit	comfortably	in	the	slips.		This	size	restriction	also	limits	the	
potential	revenue	and	the	benefits	seen	at	larger,	more	full-featured	marinas.
The	water	depths	at	the	summer	pool	are	relatively	shallow	for	most	of	the	slips:	2.5’	to	6.9’	at	
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shore	end	and	ranging	from	5.1’	to	17.2’	at	the	outer	reaches.	

SITE
The	site’s	rolling	hills	limit	some	of	the	options	for	structures	and	access.	A	low	plateau	exists	
adjacent	to	the	existing	marina	structure	and	has	been	used	historically	as	the	entrance	to	
many	of	the	slips,	the	fuel	dock,	and	rental	boats.		The	majority	of	the	existing	docks	are	in	a	
relatively	shallow	portion	of	the	basin.	The	implications	of	the	shallow	basin	are	discussed	in	
depth	in	the	Docks	and	Shoreline	Connections	section.		
 
The	access	road	and	the	causeway	should	be	rebuilt	to	provide	emergency	access	under	
seasonal	flood	conditions.		The	access	road	is	a	state	highway;	rebuilding	would	require	an	
application	to	the	state	for	the	redesign-rebuild	and	associated	funding.
 
Areas	of	the	shoreline	need	to	be	stabilized	and	the	basin	should	be	dredged	to	allow	for	
permanent	anchorage	of	the	dockage.		
 
Relocation	and	reorientation	of	the	site	fixtures	should	be	considered.		The	existing	restaurant	
facility	was	recently	renovated;	the	lower	level	is	below	the	seasonal	flood	elevation.		
 
The	marina	basin	has	the	original	pre-impoundment	contours.		This	provides	a	less-than-ideal	
marina	base	for	the	dockage.		The	basin	generally	is	too	shallow	to	accommodate	the	seasonal	
drop	for	winter	conditions.		This	leads	to	a	seasonal	displacement	of	the	docks	for	preventing	
winter	ice	damage;	consequently,	this	movement	adds	labor	expense,	wear,	and	tear	to	the	
systems.		
 
Although	initially	expensive,	a	program	of	reshaping	the	marina	basin	bottom	should	be	
undertaken,	allowing	for	the	docks	to	be	anchored	permanently.		The	dredging,	combined	with	
the	establishment	of	proper	access	points	upland,	will	create	an	environment	where	access	is	
available	during	the	seasonal	flooding,	while	meeting	the	ADA	accessibility	requirements.		
 
DOCKS AND SHORELINE CONNECTIONS
The	docks	are	truss	frames	with	hinged	connections	from	section	to	section.		The	docks	have	
been	moved	in	the	winter	to	prevent	damage	from	running	aground	during	the	annual	draw	
down	of	the	lake.		The	concern	during	drawdown	is	that	the	shallowness	of	the	basin	at	the	
seasonal	locations	would	cause	ice	damage	for	the	docks	that	are	partially	aground.		The	
dislocation	and	relocation	of	these	docks	results	in	a	significant	labor	cost	to	the	MWCD	and	
prevents	the	permanent	anchoring	of	the	dockage	from	occurring.	
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It	would	be	productive	to	reorganize	these	docks	to	in	a	manner	that	allows	for	future	enjoyment.
 
A	set	of	design	and	implementation	standards	is	needed	to	bring	docks	to	industry	standards.		
These	standards	should	include	dimension	and	structural	expectations,	as	well	as	the	
placement	and	installation	standards	that	will	lead	to	long	term	stability.		
 
Docks	sizes	and	locations	should	be	redone	to	consolidate	the	dockage	to	the	west	and	north	
edges.		The	access	points	for	the	docks	need	to	be	raised	to	an	elevation	adequate	to	allow	
access	during	the	expected	seasonal	flooding.		The	relocated	docks	need	to	be	located	where	
adequate	water	will	support	the	dockage	during	winter	drawdown.		
 
SITE ACCESS
The	majority	of	Seneca	Lake	Marina’s	users	access	the	site	from	I-77	(located	west	of	the	park)	
through	Lashley	Road	(SR	313).	Just	prior	to	the	marina	entrance,	Lashley	Road	utilizes	a	low	
causeway	isolating	a	small	portion	of	the	lake	from	the	majority	of	the	navigable	waterway.		The	
road	elevation	is	significantly	below	spillway	and	experiences	flooding,	in	turn	limiting	access	to	
the	marina	and	portions	of	the	park	from	the	west	during	high-water	periods.			
 
The	marina	access	from	Lashley	Road	consists	of	two	internal	roads:	Fish	and	Game	Road	and	
Campground	Road.		The	current	configuration	poses	some	traffic	concerns,	given	the	close	
proximity	of	the	two	entries	onto	Lashley.		In	addition,	the	multiple	entries	are	located	in	a	curve	
of	Lashley	Road	which	can	pose	a	visibility	concern.	
 
The	only	parking	adjacent	to	the	marina	and	the	administration	and	restaurant	areas	is	gravel.
 
UTILITIES
The	marina	currently	has	three	phase	electrical	service	for	the	administration/restaurant	
building.		There	is	no	water	service	available	to	the	docks	at	this	time.		There	is	an	above-
ground	6,000-gallon	fuel	tank	(AST)	that	provides	ethanol-free	unleaded	gas	to	the	fuel	dock.	
A	second	2,000-gallon	AST	is	located	next	to	it.	The	2,000-gallon	tank	was	originally	used	for	
premixed	fuel,	but	now	sits	unused.		Both	tanks	are	located	on	the	north	side	of	the	existing	
administration	and	restaurant	building,	as	seen	in	the	photo	to	the	right.
•	 Four	docks	have	electrical	shore	power.
 
•	 An	unleaded	gas-only,	dual-fuel	dispenser	on	the	floating	dock	supplies	fuel	to	the	boaters.		

The	fuel	dock	is	in	very	poor	condition.			The	slips	on	the	fuel	dock	are	used	for	the	rental	
boats	as	well.
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•	 Dock	conditions	rank	from	Fair	to	New.	
 
•	 None	of	the	docks	provide	easy	ADA-compliant	access.
 
It	should	be	noted	that	larger	boats	and	sailboats	are	notably	absent	from	this	marina,	but	not	
from	the	lake.		An	opportunity	to	capture	the	missing	demographics	would	require	a	major	shift	
in	the	marina	design	and	additional	facilities.
 
•	 The	launch	ramp	associated	with	the	marina	is	a	small	single-lane	ramp	with	an	adjacent	

parking	area	adequate	for	a	limited	number	of	trucks	and	trailers.		It	appears	to	be	used	
primarily	for	launch	and	retrieval	of	the	resident	boats.	Storage	of	the	trailers	during	the	
season	is	off-site.		Additional	storage	is	available	across	a	local	lane	that	supports	the	
cottages	to	the	east	of	the	marina.

 
ADMINISTRATION/RESTAURANT STRUCTURE
During	initial	site	review	in	2012,	the	former	restaurant	had	been	left	gutted	and	unusable.		In	
spring	2013,	MWCD	contracted	to	renovate	the	existing	structure	which	opened	in	summer	
2013.		The	restaurant	is	currently	being	operated	by	a	concessionaire.
 
The	docks	were	displaced	in	winter	2012	for	the	annual	drawdown	and	required	a	significant	
effort	by	the	marina	staff	to	reassemble	and	restore	for	the	summer	2012	season.		
 
The	existing	marina	administration/service/restaurant	building	is	a	concrete	masonry	unit	(CMU)	
structure	of	an	indeterminate	age.		The	lower	level	opens	to	a	low	plateau	at	the	foot	of	the	fuel	
dock	and	dock	A.		An	open	window	in	the	lower	level	is	manned	by	staff	for	rentals,	service	
orders,	and	other	light	administrative	functions.		Recent	renovations	to	the	lower	level	have	
included	raising	electrical	outlets	and	service	above	spillway	levels.

4.6.3. OPPORTUNITIES AND CONSTRAINTS

CONSTRAINTS
•	 	Dock	configuration	is	inefficient,	with	poor	access	to	docks	on	the	east	shore.
 
•	 The	entry	is	cramped	and	circulation	is	confusing,	with	parking	and	storage	prominently	in	view.
  
•	 The	marina	boat	launch	has	little	parking,	limiting	capacity.
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OPPORTUNITIES
•	 	The	marina	basin	has	adequate	room	to	increase	the	total	slip	count.
  
•	 Excellent	views	from	the	point	provide	an	opportunity	for	a	focal	point	facility	built	above	the	

spillway	elevation.
 
•	 The	marina	is	the	prominent	feature	at	the	entrance	to	the	campground.	Enhancements	to	

slips,	slip	layout,	and	the	marina	building	will	significantly	improve	the	image	and	attraction	
of	the	park	and	marina.

4.6.4. NEEDS ASSESSMENT AND VISION
 

THEME
Water Park

 
VISION
The	plan	envisions	a	reorganized	modern	marina,	with	a	variety	of	slip	sizes	to	accommodate	
the	full	range	of	boats	on	Seneca	Lake,	supported	by	a	full-time	service	operation,	as	well	as	a	
restaurant	and	activity	center.

SUMMARY PRIORITIES
•	 	Overall	Top	Priorities:

 - Deepen the marina basin to allow for permanent anchorage of docks

 - Relocate, resize, and reorient the docks to consolidate docks and improve access and services

 - Take advantage of opportunities for boat rentals

 - Improve the fuel dock to be accessible to more boats to improve revenue

 - Add programs for boaters

4.6.5. ALTERNATIVES

•	 Development	of	the	reconstructed	facility	will	be	the	most	efficient	means	for	meeting	ADA	
and	code	responsibilities,	developing	a	facility	that	will	allow	for	added	value	and	revenue,	
and	providing	the	desired	“water	enjoyment”	experience.		The	final	number	of	slips,	their	
sizes,	and	the	details	of	the	design	will	be	developed	during	the	formal	design	phase.

•	 Sailing	is	not	currently	supported	at	the	marina.		This	potential	revenue	source	will	add	to	
the	range	of	users,	as	well	as	the	color	and	animation	at	the	north	end	of	the	lake.		
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•	 Silent	sports	(e.g.,	kayaking,	canoeing,	sailing,	paddleboarding,	and	fishing)	also	need	to	be	
actively	supported.
  

4.6.6. BUSINESS PLAN SUMMARY

SITE
Shoreline	stabilization	and	dredging	will	provide	an	opportunity	for	permanent	dock	anchorage.		
As	part	of	future	marina	development,	the	dredged	material	should	be	tested	to	evaluate	its	
suitability	as	fill	material.		If	practical,	the	fill	material	may	be	used	in	the	service	and	storage	
areas	to	elevate	the	site	out	of	the	floodplain.
	
Gangways	to	the	docks	should	be	improved	to	provide	access	during	high-water	periods	and	
to	meet	ADA	requirements.		Gangway	platforms	can	also	provide	a	utility	link	from	uplands	to	
the	docks.		There	are	many	gangway	designs	that	incorporate	utility	pulls	within	the	unit.
	
The	existing	marina	administration	area	below	the	restaurant	is	not	the	ideal	location	for	
basing	the	water-related	activities.		Consideration	should	be	given	to	using	a	new	structure	
farther	south	near	the	point	and	above	the	spillway	elevation,	which	would	separate,	but	not	
disconnect,	the	management	and	restaurant	activities.	

DOCKS
Given	boating	evolution	over	the	last	decade,	most	of	the	existing	docks	are	disorganized	and	
undersized.	Rather	than	replace	them	in	kind	and	at	their	current	location	and	size,	it	would	better	
serve	the	user	and	improve	MWCD	maintenance	costs	to	reorganize	the	slip	configuration.		This	
basin	needs	to	be	excavated	to	allow	for	permanent	anchoring	and	for	the	addition	of	sailboats.		
Dredging	should	be	considered	to	allow	for	the	docks	to	be	anchored	with	a	system	(e.g.,	chain	
and	anchor),	providing	in-place	storage	during	winter	drawdown.		Dredging	of	the	basin	should	
be	done	to	a	depth	2	to	3	feet	below	low	water	elevation	(winter	drawdown).
	
A	set	of	design	and	implementation	standards	is	needed	to	bring	the	docks	to	industry	
standards.		These	standards	should	include	dimension	and	structural	expectations	along	with	
the	placement	and	installation	techniques	that	will	lead	to	long-term	stability.		
	
Dock	sizes	and	locations	should	be	designed	to	consolidate	slips	to	the	west	side	of	the	basin,	
away	from	the	east	side	which	may	be	developed	for	additional	camping.		Currently,	there	are	
unconsolidated	docks	located	on	the	east	side	of	the	basin	that	require	more	maintenance	time	
to	serve.
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REVENUE OPPORTUNITIES 
•	  Boat Rental:		Seneca	Lake	sees	a	mix	of	activities	that	may	be	successfully	expanded	and	

enjoyed;	a	variety	of	rental	opportunities	present	themselves.

•	  Store:		With	the	creation	of	a	new	administration	building,	the	convenience	store	can	be	
expanded	from	the	current	fishing	and	small-boat	services.	

•	  Storage and Service:		Nearby	areas	should	be	developed	for	both	winter	storage	and	
summer	in/out	services.		The	planned	development	of	the	service	building	will	enhance	the	
lake	as	a	destination	for	boaters.

•	  Gas:		Reconstruction	of	the	fuel	dock	as	a	more	accessible	feature	that	accommodates	all	
levels	of	boats	on	Seneca	Lake	could	bring	in	additional	boaters	and	revenues.	Courtesy	
docks	for	the	restaurant	and	ice	and	beverage	services	are	examples	of	add-on	services	
common	for	marina	fuel	docks.		

	
•	 Programs for boaters:		Power	squadron	and	recreational	programs	for	boaters	enhance	

the	experience	and	add	value	to	the	marina.		Many	youth	programs	are	the	backbone	of	
creating	a	future	boating	population.

 

MANAGEMENT PLANS FOR STAFFING, OPERATIONS, PRICING, AND CONTRACTING
•	 Standards	for	the	industry

	-  Seasonal Slip Agreements:  The industry has standards for seasonal agreements with basic 

components that limit the liability and protect both the District and the customer.  Standard 

agreements include:

1. Identification of lessee and the vessel to be placed in the slip

2. Term of lease

3. Terms that allow the Marina to take certain actions such as relocating vessel, boarding vessel, and 

terminating of agreement

4. Terms that prohibit certain behaviors by lessee, an example being limitations on service work by 

outside vendors

5. Insurance requirements, liability limitations, and indemnification of vessel

6. Marina rules and regulations that become a part of the agreement 

	- Transient Slip Agreements:  The industry uses a condensed agreement for transient slip rentals, 

again limiting liability and managing boater behavior. 

	- Boat Rental Agreements:  The industry requires the renter to indemnify the marina and maintain 

responsibility for essentially all that happens while in possession of the boats. It defines the 

terms and responsibilities of the renter and imposes penalties for damage or late return.  

	- Dockage Standards:  The industry has evolved to include a somewhat standard set of 

specifications that follow the Construction Specifications Institute and AIA standards.  The 
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purpose of using these specifications is to insure that the bidders are providing the correct 

materials and installations.    

	- ADA Standards:  The waterfronts industry is not exempt from ADA accessibility requirements.  

The Justice Department has promulgated the2010 Standards for Accessible Design; Chapter 

10 devotes multiple sections to the requirements.  These must be incorporated into the marina 

designs and renovations.  

	-  International Building Codes (IBC) and Local Building Codes:  These standards are required for 

all design and improvements. 

	-  Staffing:  At Seneca, the staffing for the marina operates independently from the campground, 

park, and restaurant functions.

	-  Whether the marina stays at the existing 189 slips, or expands to 225 or more slips, the amount 

of staffing required will not vary significantly.  Within the MWCD, there is a Deputy Chief of 

Marinas responsible for all marina facilities, whether MWCD or concessionaire operated.  By 

setting the standard at its own marinas, MWCD has the opportunity to set the standard for the 

concessionaire-operated facilities.

1. General Manager:  The Seneca Lake Marina needs a general manager, responsible for the 

operation of the facilities and working with the Deputy Chief of Marinas to set budgets and yearly 

goals.  This is a full-time, year-round position (2080 hours/year).

2. Assistant Manager:  A trained assistant to the GM, the Assistant Manager is also a full-time year 

round position.  During busy times in season, either the GM or the assistant should be on site 

(2080 hours/year).  

3. Shift Lead:  Reporting to the managers, this person mans the phones and reception desk and 

is available for other duties during slack times.  This position is a full-time, seasonal position. 

Two people are usually needed for this position to adequately cover the entire week.  During the 

offseason, a part time person should be available for miscellaneous duties.

4. Dock Hands:  The people in this position provide fueling services, light maintenance work (e.g., 

lawn mowing and restroom cleanup), and general assistance.  

	- This staffing level yields approximately 10,200 man-hours.   At a blended rate of $15.00/hour, 

the result is approximately $153,000 in labor expenses.   

 

CODE APPLICATION TO MWCD
In	pursuit	of	its	goals	of	creating	a	regional	destination	for	its	facilities,	MWCD	must	embrace	
the	Codes	and	Standards	of	the	marina	industry.		As	consumers	become	more	sophisticated,	
the	facilities	must	set	a	tone	of	performance	that	can	compete	with	regional	marinas	and	offer	
the	draw	to	create	the	desired	destination.		 
•	 	The	standards	set	by	MWCD	for	its	facilities	should	also	be	applied	to	the	vendors	

operating	within	MWCD	property	to	better	the	system.		
		
•	 Code	conformance	will	help	create	a	highly	desirable	marina	amenity	for	the	District	as	a	whole.
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CIP NEEDS, PRIORITIZED
Seneca	Lake	Marina	is	ready	for	a	significant	overhaul.		What	existed	for	the	private	operator	
in	the	past	is	simply	not	adequate	to	meet	present	and	future	boater	expectations.		If	the	
marina	is	to	exist	and	potentially	grow	in	the	future,	the	facilities	must	be	improved	to	serve	that	
clientele	and	remain	competitive	for	the	long-term.	
	
The	capital	improvements	are	needed	more	than	just	to	improve	the	profitability;	they	are	
needed	to	comply	with	standards	expected	at	all	modern	facilities.	
•	 Capital	improvements	should	begin	in	the	offseason	with	the	dredging	of	the	marina	basin,	

allowing	for	the	permanent	installation	of	the	docks	and	reducing	maintenance	costs	required	to	
move	the	docks	twice	annually.		By	excavating	the	marina	basin,	the	docks	can	stay	in	place,	
deeper	water	will	reduce	weed	and	algae	growth,	and	the	marina	can	serve	deeper	draft	boats.		
These	factors,	over	time,	can	reduce	some	costs	and	add	revenue	to	the	operation.

Consolidation	of	the	docks	on	the	west	side	and	the	northwest	corner	of	the	basin	will	allow	
for	greater	control	of	the	slips,	better	access	for	boaters	to	upland	facilities,	and	lower	costs	for	
any	added	utilities.		Access	to	the	docks	should	be	raised	to	allow	access	to	the	docks	at	all	
seasonally	expected	water	levels	and	to	facilitate	ADA	accessibility.		
	
The	upland	facilities	should	be	relocated	to	maximize	the	viewshed,	provide	a	central	
connection	to	the	marina,	allow	for	expanded	uses	(e.g.,	a	restaurant),	and	reduce	
maintenance	costs.	Additional	revenue	resources	include:		Transient	slip	rental,	fuel,	boat	rental,	
storage,	service,	and	incidental	(convenience	store)	purchases.

PRO FORMA
Based	on	all	operating	assumptions	set	forth	within	this	report,	Seneca	Lake	Marina	is	projected	
to	have	an	annual	operational	cost	recovery	of	up	to	240%	of	direct	and	indirect	operating	costs.

The	following	tables	summarize	the	Pro	Forma	following	complete	renovation:

Projected first year cost recovery upon completion of all Phase 1 renovations which is expected to

occur in 2020.
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Pro Forma Revenues & Expenditures
Seneca Lake Marina

REVENUES AND EXPENDITURES

SERVICE TITLE Revenues Expenditures

Revenues
Over (Under) 
Expenditures

Cost Recovery ‐ 
Percent

Operations & Maintenance $811,380.00 $337,554.00 $473,826.00  240%
Total  $811,380.00 $337,554.00 $473,826.00  240%
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With	the	development	of	more	size-appropriate	slips	and	better	amenities,	rates	should	be	
adjusted	to	more	closely	match	the	industry	expectations.			With	the	master	plan	layout,	
revenues	increase	even	without	increasing	rates	per	slip.

With	the	renovation	of	the	facility	as	shown	in	the	Master	Plan,	the	slip	sizes	have	been	
modified	to	meet	current	user	trends	and	demands.	The	gross	number	of	slips	increases	from	
189	to	202.		Comparing	the	modified	slip	arrangement	and	lengths	to	the	current	Seneca	
Marina	rates,	the	seasonal	revenue	increases	from	$147,760	at	full	occupancy	to	$233,340.		
Adopting	more	market	competitive	rates	will	increase	the	potential	revenues.

SUMMARY
The	recommendations	for	Seneca	Lake	Marina	are	to	capitalize	on	the	opportunities	presented	
by	the	site	and	marina	basin	in	order	to	meet	the	needs	identified	by	stakeholders,	the	public	
and	staff,	while	creating	a	reenergized	and	exciting	marina	experience	for	both	the	boaters	and	
campers	at	Seneca	Lake	Park.	The	recommendations	will	also	produce	a	marina	that	meets	
current	safety	and	industry	standards	and	can	operate	in	an	efficient	and	sustainable	manner	
well	into	the	future.
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Pro Forma Revenues & Expenditures
Seneca Marina
BASELINE:  REVENUES AND EXPENDITURES

Revenues 2013 2014 2015 2016 2017

Marina Docks $115,000.00 $525,130.00 $535,632.60 $546,345.25 $557,272.16
Other Revenues $262,000.00 $286,250.00 $299,194.50 $312,767.69 $327,000.43
Total  $377,000.00 $811,380.00 $834,827.10 $859,112.94 $884,272.59

Expenditures 1st Year 2nd Year 3rd Year 4th Year 5th Year

Operations & Maintenance $336,650.00 $337,554.00 $348,457.62 $359,777.07 $371,529.27
Total  $336,650.00 $337,554.00 $348,457.62 $359,777.07 $371,529.27

Total Cost Recovery 112% 240% 240% 239% 238%

Pro Forma Revenues & Expenditures
PIEDMONT LAKE
BASELINE:  REVENUES AND EXPENDITURES

Revenues 1st Year 2nd Year 3rd Year 4th Year 5th Year 6th Year

Marina Docks 452,540.00$       461,590.80$      470,822.62$      480,239.07$      $489,843.85 $499,640.73
Marina Other Revenues 163,900.00$       179,895.00$      184,989.75$      194,189.24$      $198,073.02 $202,034.48
Campground Accommodations $344,501.00 $351,391.02 $358,418.84 $365,587.22 $372,898.96 $380,356.94
Campground Rentals & Sales $32,500.00 $33,475.00 $34,479.25 $35,513.63 $36,579.04 $37,676.41
Total  993,441.00$       1,026,351.82$    1,048,710.46$    1,075,529.15$    1,097,394.87$    1,119,708.56$   

Expenditures 1st Year 2nd Year 3rd Year 4th Year 5th Year 6th Year

Marina Operations & Maintenance 313,766.55$       324,523.55$      335,670.45$      347,222.33$      354,166.77$       361,250.11$     
Campground Operations & Maint. $248,072.30 $253,033.74 $258,094.42 $263,256.30 $268,521.43 $273,891.86
Campground Rentals & Sales $2,078.50 $2,140.86 $2,205.08 $2,271.23 $2,339.37 $2,409.55
Total  563,917.35$       579,698.14$       595,969.95$       612,749.86$       625,027.57$       637,551.52$      

Annual Net Gain $429,523.65 $446,653.68 $452,740.51 $462,779.29 $472,367.30 $482,157.04

Total Cost Recovery 176% 177% 176% 176% 176% 176%
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Pro Forma Revenues & Expenditures
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PARK ELEMENTS

1.   BOATRAMP 
2.   PLAYGROUND
   - PLAY
   - SPRAYGROUND
   - WATERSLIDE
3.   BOAT RAMPS (REUSE/RENOVATE)
4.   CABINS (+/- 12) - NEW
5.   SERVICE/MAINTENANCE STORAGE AREA
6.   FUTURE RESTAURANT
7.   MARINA & PARK ADMIN., RESTAURANT, STORE 
8.   PREMIUM CAMPGROUND - REDEVELOPED
9.   PREMIUM CAMPGROUND - REDEVELOPED
10.  PREMIUM CAMPGROUND - REDEVELOPED
11.  STANDARD CAMPGROUND - NEW
12.  PREMIUM CAMPGROUND - NEW
13.  CARD GATE
14.  BEACH
15.  RENOVATED MARINA
16.  COMMON AREA
   - SHOWER HOUSE
   - FIRE RING
   - PLAY AREA
   - STORE & LOCK
17.  COMMON AREA
18.  WATER STORAGE TANK
19.  WASTE WATER TREATMENT
20.  SEASONAL CAMPER STORAGE
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SENECA LAKE MARINA

MARINA FACILITIES & INFRASTRUCTURE
The following table provides a snapshot of the phasing to accomplish the renovation project as recommended. 
Because improvements will require several years to complete, costs will be spread over several years. 
Likewise, increases in revenues will build over several years as improvements are made and rates are 
adjusted over time. The Pro Forma assumes that improvements listed below have been completed and rate 
adjustments have been phased in.
Seneca Yearly Phase I Staging Summary
September 13, 2013

TOTAL COST

TOTAL MARINA $0 $7,342,000 $507,000 $0 $0 $0 $7,849,000

ANNUAL TOTALS MARINA $0 $7,342,000 $507,000 $0 $0 $0 $7,849,000

CURRENT 
YEAR

Year 1 Year 2 Year 3 Year 4 Year 5
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4.7 TAPPAN LAKE PARK
 
4.7.1. EXISTING PROGRAMS, POLICIES AND OPERATIONS

PROGRAMS
•	 The	programs	offered	at	Tappan	Lake	Park	include	the	following:

 -  Bands (twice a month from Memorial Day to Labor Day)

 - DJ’s (twice a month from Memorial Day to Labor Day)

 - Kids’ activities (three activities a day for five weeks)

 - Teen Time (twice a month from Memorial to Labor Day)

 - Parades (three times a summer)

 - Movie night (one time a week for the summer)

 - American Cancer Society Walk

 - Ice Cream Social (twice a year)

 - Hot Dog Roasts (twice a year)

 - Basketball Camp (one week in June)

 - Car Show/Cruise In( July)

 - Bingo for Adults (one time a week in the summer)

 - Bingo for kids (one time a week in the summer)

 - Swim lessons(one time in the summer)

 - Hay Rides (two times in the summer)

 - Lot Decorations Contest (twice a year in July and August)

 - Christmas in (July)

 - Halloween in the Park (one day in September)

 - Mother’s Day Luncheon 

 - Father’s Day Luncheon 

 - Campers Farewell Picnic (September)

 - Chili Cook Off (September)

 - Memorial Day Services (May)

 - Fireworks on the Fourth of July  

•	 These	programs	offer	the	existing	on-site	residents	a	limited	number	of	things	to	do	each	
week.	For	the	visitor	to	the	parks	the	key	events	are	the	special	events	on	weekends	which	
provide	entertainment	in	the	park.	

•	 The	Park	Manager	and	program	staff	should	develop	a	program	schedule	that	includes	
planned,	structured	activities	for	which	people	register	on	a	weekly	basis,	some	drop-in	
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programs,	and	a	series	of	themed	special	events	that	bring	people	to	the	park	each	week.	
  
•	 The	Staff	should	determine	who	is	served	by	each	park	program,	what	amenity	is	needed	

and	the	capacity	of	that	amenity,	and	consider	how	to	energize	each	program	on	a	weekly,	
weekend	and	seasonal	basis.

•	 The	park	lacks	youth	events.

•	 No	pricing	is	in	place	to	support	these	programs	and	there	is	limited	sponsorship.

•	 Ideally,	each	amenity	in	the	park	(campgrounds,	beaches,	marina,	trails,	activity	centers,	
and	special	event	sites)	should	support	a	year	round	series	of	weekly,	monthly	and	
seasonal.	

MARKETING
•	 Currently	MWCD	spends	very	little	money	on	marketing	for	Tappan	Lake	Park,	nor	is	there	

a	marketing	plan	in	place.

•	 Creation	of	a	systematic,	sustained	marketing	plan	will	support	efforts	to	increase	the	
number	and	frequency	of	park	users.

POLICIES
•	 During	the	staff	and	administration	discussions	several	potential	management	policies	were	

identified	for	consideration:
 -  Pricing Policy

 -  Capital Improvement Policy

 -  Earned Income Policy 

 -  Volunteer Policy

 -  Partnership Policy

 
OPERATIONS
•	 Public	input	and	staff	and	administration	discussions	identified	several	potential	

Improvements	for	consideration:
 -  Generators for office/water system/Activity Center

 - Campground renovations (electric, full hookups, concrete pads, lighting, etc.)

 - Additional camping (for transient camping, and use for seasonals while seasonal sites are renovated)

 - Complete telecommunication upgrade for park including Wi-Fi 
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 - Six shower building replacements

 - Replace pit toilets

 - Resurface multipurpose courts 

 - Stage/amphitheatre for bands, Dj’s etc. 

 - Add a spray ground, pier and permanent water slides at beach

 - Replace gatehouse and redesign park entrance 

 - Add lake front cabins

 - Upgrade Activity Center

 - Improve hiking and mountain bike trails

 - Pave parking lots

 - Repave entrance road

 - Add a recreation center, pool, fitness area, batting cages, indoor tennis courts, spa

 - Add landscaping around park buildings

 - Add a sport complex (batting cages, driving range, frisbee golf, arcade)

 - Add mini golf

 - Replace water mains to accommodate demand, and extend gas to all park buildings

 - Expand Activity Center, nature center and laundry facility

 - Skate/Bike park

 - Add a fishing pier, seawall, boardwalk in beach bay

 - Add a climbing wall

4.7.2. FACILITIES ASSESSMENT AND CONDITION

THE SITE
•	 The	park	entrance	arrives	at	a	storage	and	parking	area,	which	detracts	from	an	otherwise	

consistent	and	compelling	unfolding	of	the	park	environment	throughout	the	arrival	experience.	

•	 The	road	to	the	park	boating	area	weaves	through	campsites,	bringing	non-camper	traffic	through	
the	campground	while	providing	indirect	access	to	the	boat	ramp	and	campground	docks.

•	 Site	areas	near	the	boat	rentals	and	day-use	areas	can	accommodate	some	additional	programs	
and	activities;	the	cabin	area	can	be	expanded	and	partial	reorganization;	and	a	new	core	area	site	
can	greatly	enhance	the	arrival	experience.
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PARK DATA
•	 Dam	Constructed:		 1936
•	 Acres	of	Water:	 	 2,350
•	 Acres	of	Land:	 	 5,000
•	 Miles	of	Shoreline:		 30
•	 Horsepower	Limit:		 399
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ACCESS, ENTRANCE, AND ARRIVAL
•	 A	new	gate	house	can	enhance	park	identity	and	the	arrival	experience.

•	 The	alignment	of	the	approach	road	and	available	land	near	the	arrival	at	the	park	core,	
offers	opportunities	for	added	signage	and	entry	enhancements	that	can	improve	identity.	

•	 The	main	park	drive	overlooks	most	primary	park	facilities,	providing	the	opportunity	to	
further	enhance	the	sense	of	place	and	to	further	improve	way	finding	and	orientation.

CAMPGROUNDS
•	 Campgrounds	lack	significant	central	gathering	places.	

•	 While	there	is	demand,	space	is	limited	for	campground	and	boat	dock	expansion;	
enlarging	campsites	will	likely	reduce	the	number	of	sites.

AMENITIES
•	 The	beach	is	a	high	quality	amenity	that	can	be	supplemented	with	added	attractions.

•	 Upgrades	to	modernize	the	activities	center	can	add	activity	options	and	operational	efficiency.
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INFRASTRUCTURE
•	 	The	park	has	a	waste	water	treatment	plant,	which,	along	with	the	sewer	system	needs	upgrades.

4.7.3. OPPORTUNITIES AND CONSTRAINTS

CONSTRAINTS
•	  The	park	entrance	arrives	at	a	storage	and	parking	area,	which	detracts	from	an	otherwise	

consistent	and	compelling	unfolding	of	the	park	environment	throughout	the	arrival	experience.

•	 	Campsites	are	small	for	modern	RV’s;	enlarging	campsites	will	likely	reduce	the	number	of	
campsites.

•	 	Campgrounds	lack	significant	central	gathering	places.

•	 	Campground	infrastructure	is	not	adequate;	upgrades	of	power	and	hot	water,	and	ADA	
accessible	shower	houses	are	needed.

•	 	Program	and	activities	availability	and	variety	are	limited.

•	 	The	road	to	the	park	boat	ramp	weaves	through	campsites,	bringing	non-camper	traffic	through	
the	campground	while	providing	indirect	access	to	the	boat	ramp	and	campground	docks.

•	 The	marina,	with	its	services	located	on	US	250	(remote	from	the	park),	limits	campers	
access	to	the	store	and	restaurant.

•	 	Space	is	limited	at	the	park	for	expansion	of	the	beach/waterfront	and	the	campgrounds.

OPPORTUNITIES
•	 The	alignment	of	the	approach	road	and	available	land	near	the	arrival	at	the	park	core,	

offer	opportunities	for	added	signage	and	entry	enhancements	that	could	improve	identity.		

•	 The	proximity	of	the	Buckeye	Trail	offers	opportunities	to	connect	park	trails,	and	possible	
trail	head	or	trail	access	primitive	camping	in	the	park.

•	 Site	areas	near	the	waterfront,	beach,	and	day	use	areas	could	accommodate	some	
additional	programs	and	activities.

•	 	The	cabin	area	could	be	expanded.

•	 	Partial	reorganization	of	the	core	area	site	could	remove	detracting	elements	and	greatly	
enhance	the	arrival	experience.
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•	 	A	new	gate	house	could	enhance	park	identity,	and	the	arrival	experience.

4.7.4. NEEDS ASSESSMENT AND VISION
 

THEME
Edge Sports

VISION
Tappan	Lake	Park	is	envisioned	as	a	quiet	camping	retreat	with	a	waterfront	overlook	or	ridge	
top	connected	by	wooded	trails	to	challenging	sports	such	as;	zip	lines,	rock	climbing,	ropes	
courses	and	mountain	biking,	which	derive	energy	from	the	park’s	hills	and	ravines.		

•	 The	plan	proposed	is	to	use	the	hills	to	support	and	enrich	edge	sports	at	a	waterfront	Park	
Center,	relocated	from	its	current	place	near	the	entry.		

•	 A	new	center	can	help	to	concentrate	activities	overlooking	the	beach	and	focus	the	park	
on	the	edge	sports.		

•	 The	valley	in	front	of	the	current	Activities	Center	can	be	redeveloped	as	an	inviting	
recreation	area	with	courts,	mini	golf,	spray	ground	and	destination	playground	all	arrayed	
across	the	first	view	of	the	park	from	the	entrance	road.

SUMMARY PRIORITIES
•	 	Overall	Top	Priorities:

 - Add camp sites and vacation cabins

 - Develop a kayak and paddle sports pool on the waterfront near the new Park Center

 
•	 Public	Input	Priorities:

 - Add more shower houses, and provide ADA compliant shower houses

 - Add programming for youth and teens

•	 	Staff	Priorities:	
 - Add a Kayak school

 - Add cluster docks for transients

 - Include winter sports in the edge sports amenity program

 - Develop multi purpose areas that can have summer and winter uses

 - Upgrade infrastructure and construct new campsites 
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•	 Site	and	Facility	Assessment	Priorities:
 - Upgrade restroom and shower buildings

 - Provide an ADA compliant shower house in the park as soon as possible

 - Add campsites and vacation cabins

4.7.5. PROGRAMS AND SERVICES PRIORITIES

TAPPAN LAKE PARK AS A DESTINATION LOCATION 
The	renovation	of	a	destination	park	such	as	Tappan	Lake	Park	must	support	at	minimum	
five	experiences	for	each	age	segment	in	a	recreation	person’s	life.		The	age	segments	in	a	
person’s	life	are	as	follows:

•	 	2-5	year	olds,	6-8	year	
olds,	9-12	year	olds,	
13-15	year	olds,	16-18	
year	olds,	19-30	year	
olds,	31-45	year	olds,	
46-60	year	olds,	61-70	
year	olds,	71-75	year	
olds,	76	and	older

•	  The following core 
programming areas are 
recommended,	as	well	
as	additional	amenities	
that	support	at	least	five	
experiences per age 
segment in the park for 
phase one of the park 
improvements.
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CORE PROGRAMS AND 
SERVICES
The	following	table,	based	on	
public	and	staff	input,	represents	
a sampling of programs that can 
be	offered	at	a	renovated	Tappan	
Lake	Park.	

4.7.6. ALTERNATIVES

The	best	opportunities	for	
enhancing	amenities	and	adding	
camping	are	on	the	east	side	of	
the	inlet	and	suggest	relocating	the	
park	center.	For	that	reason,	the	
options focus on that area of the 
park.	Making	use	of	Tappan	Park’s	
topography	allows	this	park	to	offer	the	widest	range	of	camping	experiences	in	the	MWCD	
system.
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COMMON ELEMENTS
•	 Accommodations:

 - A new RV campground is proposed for the underused lawn area near the beach parking area, in 

a premium location that will add high value campsites to the park

 - The redeveloped campgrounds throughout the park are designed for all four levels of RV 

campground, from premium to secluded.

 - The redeveloped RV campgrounds that lie below spillway are proposed to by transient, and all 

those above spillway proposed as seasonal, increasing seasonal sites available

 - Additional year round cabins are proposed on the south side of the inlet overlooking the lake, to 

extend the park’s  active season 

 - Additional tent camping and back packing campsites are proposed for overlook areas 

overlooking the inlet and lake.

 - The large fallow fields on the east side of the park are proposed for park model campgrounds, 

long term and large primitive group campgrounds near term.

 - Beach and kayak camping is proposed for small hollows along the shore of the inlet and the lake.

 - Yurt or similar platform camping is proposed on the hillside overlooking the existing 

cabins, taking advantage of topography and views to add a choice between RV and cabin 

accommodations

 - Tree house camping is proposed on hillside east of the existing cabins and on the northeast 

point at the mouth of the inlet taking advantage of topography and views to add a choice in 

cabin type accommodations.

•	 Amenities:
 - An expanded and updated park center is proposed for the area near the beach and its parking, 

where it can anchor the hillside based edge sports, water based sports, beach, and take 

advantage of a waterfront setting.

 - The existing Activity Center is proposed as a recreation center for the western campgrounds 

with the current parking and storage lot in front converted to outdoor recreation, including game 

courts, bike course, destination playground, spray ground, shelters and events lawn.

 - The beach area is proposed to be enhanced with floating dock and water play apparatus, both 

inflatable and on the deck.

 - A boardwalk is proposed for the waterfront between the beach and a new paddle sports rental 

and training center at the south end of the large parking area

 - Paved lighted paths are proposed to connect the new park center to the camper docks and the 

redeveloped recreation center.

 - A courtesy dock is proposed for the north side of the beach area to accommodate boaters not 

staying in the park who want to use the amenities.
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 - A portion of the existing underused lawn south of the beach parking area is proposed as an 

events lawn and staging area for the edge sports.

•	 Infrastructure:
 - The roadway to the cabin area is proposed to be relocated to the lake side of the proposed 

new RV campground by the beach parking area, to minimize conflicts between vehicles and 

campers.

 - Expanded parking and storage are proposed for the ravine south of the park entry road, where 

they will be less visible, yet convenient.

 - A major upgrade of the waste water treatment plant is proposed to meet not only current 

demands, but also demands resulting form expanded accommodations and amenities.

OPTION #1
•	 Accommodations:

 - A new RV campground is proposed to replace the tent camping in the valley on the road to the 

cabins, to add more transient campgrounds near the proposed park center

 - The existing tent campground on the ridge along the road to the cabins, adjacent to the 

proposed new cabin site is proposed to be upgraded near term, and if cabin rentals justify to be 

replaced by more cabins in the future.

 - A new tent camping area is proposed for the knoll east of the existing cabins, taking advantage 

of fall and spring lake views to extend the park season.

 - A beach campground is proposed on the north side and adjacent to the beach to be close to 

the new beach amenities.

•	 Amenities:
 - The edge sports center is proposed on the hill behind the beach concession building; the hill 

would be used for two types of activity, to add challenge and excitement:

1. A ropes course, beanstalk forest, rock climbing, and zip lines would use the steep cut above 

the beach and south facing slopes for summer activities.

2. A waterslide, toboggan run and sledding with a tow lift would all take advantage of the steep 

north facing slopes to add winter activities to expand the park season.

 - A multi station zip line course is proposed with launch platforms on the knolls overlooking both 

sides of the inlet; lines could cross the water, even landing on a platform in the inlet, and could 

cross above the beach parking area or adjacent picnic ground

 - A mountain bike course is proposed for the hills south of the beach parking area, with a youth 

challenge bike course tucked in to a hollow near the proposed new RV site.

 - Paved walks are proposed to provide access from parking and east side campgrounds to the 
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edge sports facilities.

OPTION #2
•	 Accommodations:

 - The hillside directly above the beach is proposed as a premium tree house location overlooking 

the heart of the park and waterfront.

 - The current tent camping area is proposed for conversion to yurt camping as a gradation of 

experience similar to, but less costly than the adjacent cabins.

 - New year round cabins are proposed for the knoll east of the existing cabins, taking advantage 

of fall, winter and spring lake views to extend the park season.

 - The existing tent camping area in the valley on the road to the cabins is proposed to be upgrade 

with new shower house and utilities.

•	 Amenities:
 - The hillside south of the beach parking area is developed for edge sports with great views of the 

lake:

1. A ropes course, beanstalk forest, rock climbing, and zip lines would west and south facing 

slopes for summer activities.

2. A waterslide, toboggan run and sledding with a possible tow lift would all take advantage of 

the steep north facing slopes to add winter activities to expand the park season.

 - A mountain bike course is proposed for the hills east of the beach and south of the existing 

cabins, with a youth challenge bike course at the crest of the hill in the road to the cabin area.

•	 Infrastructure:
 - New roadways are proposed to open up the hillsides east of the current developed portions of 

the park.

  
4.7.7. BUSINESS PLAN SUMMARY

ORGANIZATIONAL STRUCTURE
•	 As	Tappan	Lake	Park	is	improved,	the	three	primary	goals	of	staff	will	be	to:

 -  Implement a standards-based maintenance program with a shift in the dedication of resources 

from repair and maintenance to preventative maintenance. This effort will ensure a high quality 

and consistent experience for visitors to Tappan Lake Park.

 -  Increase the presence of consistent law enforcement to enforce rules and regulations, deter illicit 

activity and create a safe environment for visitors.

 -  Develop and increase traditional recreation opportunities for visitors to Tappan Lake.
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•	 To	meet	these	goals,	the	Consulting	
Team	recommends	the	addition	of	
1	full-time	Ranger	Technician	and	1	
Program	Coordinator.	The	addition	
of these two positions will increase 
the	number	of	fulltime	staff	at	Tappan	
Lake	Park	from	eight	(8)	to	ten	(10).	
The	table	below	details	the	title	
and	number	of	both	existing	and	
recommended	new	positions.

 

•	 The	following	chart	depicts	the	recommended	functional	organizational	structure	for	Tappan	
Lake	Park	including	existing	and	new	full	time,	part	time	and	seasonal	positions.

PRO FORMA
Based	on	all	operating	assumptions	set	forth	within	this	report,	Tappan	Lake	Park	is	projected	
to	have	an	annual	operational	cost	recovery	of	110%	of	direct	and	indirect	operating	costs	
beginning	in	2020	when	the	phase	1	improvements	are	expected	to	be	completed.		The	cost	
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recovery remains fairly consistent throughout the six years of the pro forma.  The pro forma has 
been developed with the following specific assumptions:
•  Pricing Assumptions

 - Pricing is outlined for each functional program within the electronic Excel model and summarized 

within this report.

 - The pricing strategy will remain constant with each phase of improvements and is based on a 

medium cost, medium volume, meaning that pricing was determined based on typical market 

rates based on an average level of service

 - Pricing is developed to achieve 110% cost recovery, upon completion of recommendation 

improvements.

 - Pricing based on projected market rates in 5 years

 - Pricing is based on delivering high quality services with new, state of the art campground sites in 

place.

 - Pricing is based on the assumption that improvements and new amenities to the park amenities 

adds value to visitor’s experience

 - Pricing provides for marketing/promotional discounts.

  

• Specific Revenue And Expenditure Assumptions 
 - 7% increase in campground and cabin/cottage sites upon completion of renovations in 2020.

 - 50% of the campground will be occupied by 7 month Seasonal Campers

 - 10% of campground will be occupied by Daily Campers from Labor Day to Memorial Day

 - 10% of campground will be occupied by 30 Day Campers from Memorial Day to Labor Day

 - 70% campground occupancy rate during the summer months = 70%

 - 75% occupancy rate of Vacation Cabin/Cottages during the summer months =75% 

 - Admissions will be charged on weekends during the summer months (Friday -Sunday).  

Admission will not be charged on weekdays during the summer months (Monday – Thursday)

 - 10% of all overnight accommodations will be occupied on weekends during shoulder months of 

April/May and September/October at a discounted rate

 - 30% increase in non-personnel expenditures

 - Addition of 2 full-time positions (Ranger Technician and Program Coordinator)

 - 15% increase in full-time employee salary and benefits.

 - 15% increase in part-time employee wages

 - Inclusion of 21% of main office expenditures as indirect costs
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The	following	tables	summarize	the	Pro	Forma	following	complete	renovation:

Projected first year cost recovery upon completion of all Phase 1 renovations which is expected to

occur in 2020.

4.7.8. FACILITIES MASTER PLAN

PLAN OVERVIEW
The	plan	for	Tappan	Lake	Park	capitalizes	on	the	combination	of	steep	terrain	and	long	
narrow	valleys,	to	create	a	park	that	offers	camping	in	a	quiet	retreat,	waterfront	overlooks,	
and	camping	on	ridge	tops	or	lake	side,	with	wooded	trails.	The	plan	uses	the	hills	to	add	
energy	and	dimension	to	challenging	sports	such	as	zip	lines,	rock	climbing	ropes	courses	and	
mountain	biking.	The	master	plan	proposes	moving	the	Park	Center	from	its	current	location	to	
the	waterfront	near	the	beach	and	the	large	parking	area.	This	will	help	to	concentrate	activities	
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and	focus	the	park	on	the	edge	sports	that	will	take	advantage	of	the	hills	overlooking	the	
beach.	Moving	the	center,	and	relocating	parking	and	storage	to	the	valley	west	of	the	entry	
drive,	will	allow	the	valley	in	front	of	the	current	activities	center	to	be	redeveloped	as	an	inviting	
recreation	area	with	courts,	mini	golf,	spray	ground	and	destination	playground	all	arrayed	
across	the	first	view	of	the	park	from	the	entrance	road.

Converting	a	large	underused	day	use	area	and	a	tent	campground	into	RV	camping	will	allow	
RV	camping	to	be	expanded	from	500	to	over	560	sites,	while	redeveloping	all	existing	sites	
to	larger,	modern	campsites.	The	narrow	valleys	allow	Tappan	Park	to	offer	the	widest	range	
of	RV	camping	experiences	of	any	of	the	parks,	from	premium	lake	view	campgrounds	to	
basic	camping	with	full	hookups	on	50%	of	the	sites,	to	secluded	sites.	Secluded	sites	are	far	
removed	from	the	activity	and	noise	of	the	lake,	creating	a	quiet	retreat	to	nature,	with	30	–	
50%	of	the	sites	offering	full	hookups.	The	addition	of	10	cabins	on	a	high	ridge	overlooking	the	
lake	adds	accommodations	that	can	substantially	lengthen	the	usable	season	at	Tappan	Lake	
Park.	Upgrades	to	the	tent	camping	area	will	enhance	that	experience	while	removing	conflicts	
with	tent	campers	using	seasonal	campground	facilities.

At	the	heart	of	Tappan	Park	is	a	hillside	arrayed	with	rock	climbing,	ropes	course,	beanstalk	
forest,	water	slide,	sliding	hill	and	toboggan	run	and	multiple	zip	lines,	some	of	which	cross	
the	lake,	and	others	pass	through	the	tree	tops	in	the	woods.	Behind	this	center	will	be	an	
extensive	mountain	bike	course,	along	with	a	youth	challenge	bike	course.	On	the	water,	the	
beach	will	be	enhanced	by	added	inflatables	within	a	swimming	area	defined	by	a	floating	dock	
system.	The	waterfront	will	become	the	activity	center	of	the	park	with	a	new	activity	center	
building,	hard	surface	Beach	trail,	boardwalk	and	paddle	boat	center	for	rentals	and	lessons	
and	courtesy	dock	north	of	the	beach.	New	trails	will	lead	visitors	to	quiet	lake	shore	retreats,	
and	up	to	ridge	top	overlooks	of	the	lake,	beach	and	campgrounds.	At	the	new	park	center	a	
themed	destination	playground	will	serve	campers	and	day	users	alike.

Tappan	Park	is	proposed	to	be	the	location	of	the	first	new	fully	ADA	compliant	shower	house	
in	any	of	the	parks,	and	a	prototype	for	similar	facilities	in	each	of	the	other	parks.

Programs	for	campers	and	visitors	will	be	expanded	to	develop	skills	associated	with	the	edge	
sports	and	facilities.	The	new	cabins	and	activity	center,	will	allow	expansion	of	programs	into	
early	spring	and	late	fall.	The	enhanced	and	expanded	programs	will	bring	added	opportunity	
to	seasonal	and	daily	visitors	to	use	more	of	the	park	during	a	greater	portion	of	the	year.

TAPPAN LAKE PARK
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PLAN HIGHLIGHTS
•	 	New	RV	campground	in	an	underused	lawn	and	added	cabins	allow	expansion	of	camping.

•	 The	plan	creates	a	wide	range	of	RV	camping	experiences	and	price	points.

•	 	The	Park	Center	and	amenity	core	is	shifted	to	the	beach	area	where	swimming	and	paddle	
sports	and	hillside	based	edge	sports	are	aggregated.

•	 A	new	Activity	Center	building	will	serve	the	beach,	edge	sports	and	camper	activities	
programs	in	the	heart	of	the	new	core	of	the	park.

•	 New	Edge	Sports	Facilities,	zip	line,	ropes	course,	beanstalk	forest,	sliding	area	(water	
slide,	toboggan,	sledding),	rock	climbing,	mountain	biking,	expand	adventure	and	season.

•	 The	current	Activities	Center	and	parking	area	are	converted	to	an	attractive	campground	
recreation	center.

•	 	New	cabins	and	sports	facilities	will	encourage	shoulder	season	use,	expanding	revenue.

TAPPAN LAKE PARK



PARK ELEMENTS

1.   SECLUDED SEASONAL CAMPGROUND - REDEVELOPED
2.   BASIC SEASONAL CAMPGROUND - REDEVELOPED
3.   STANDARD SEASONAL CAMPGROUND - REDEVELOPED
4.   SEASONAL CAMPER STORAGE/PARKING (SECURE)
5.   MAINTENANCE AREA
6.   ACTIVITY CENTER & EVENTS/REC AREA
   - (CONVERT EX. CENTER TO CAMP INDOOR PAVILION)
6A.  RAIN GARDEN/WATER MGMT AREAS
7.   STANDARD SEASONAL CAMPGROUND - REDEVELOPED 
8.   BASIC SEASONAL CAMPGROUND - REDEVELOPED 
9.   INFRASTRUCTURE (WASTE/WATER TREATMENT)
10.  PREMIUM SEASONAL CAMPGROUND - REDEVELOPED
11.  STANDARD SEASONAL CAMPGROUND - REDEVELOPED 
12.  SECLUDED SEASONAL CAMPGROUND - REDEVELOPED
13.  PREMIUM TRANSIENT CAMPGROUND - REDEVELOPED
14.  CAMPER DOCKS & BOAT LAUNCHES
15.  ZIPLINE TOWER, LANDING TRAIL, EQUIPMENT
16.  BACKPACK CAMPING (TENT)
17.  BEACH CAMP (2 SITES, 50% PLATFORM )
18.  BEACH TRAIL (HARD SURFACE CONNECT TO MAIN)
19.  RIDGE TRAIL & MISC CONNECTS (2.5MI)
20A. CLUSTER DOCKS
20B. CANOE/KAYAK SCHOOL
21A. SLEDDING HILL
21B . HILL SPORTS/ZIPLINE LANDING/WATER SLIDE
22.  EVENTS LAWN & PARKING
22.  REGIONAL PLAYGROUND
23.  PREMIUM SEASONAL CAMPGROUND - REDEVELOPED
24.  STANDARD SEASONAL CAMPGROUND - REDEVELOPED
25.  BASIC SEASONAL CAMPGROUND - REDEVELOPED
26.  OVERLOOK AREA & TRAIL CONNECTION
27.  OVERLOOK AREA & TRAIL CONNECTION
28.  OVERLOOK AREA & TRAIL CONNECTION
29.  STANDARD TRANSIENT CAMPGROUND - NEW
31.  BEACH DEVELOPMENT (EXPAND CONCESSION)
31A. ROCK CLIMBING
31B. NEW PARK/ACTIVITY CENTER
32.  BEACH CAMPING (50% PLATFORM)
33.  ZIP LINE & OVERLOOK AREA
33A. ZIP LINE TO BEACH
34.  MT BIKE CENTER & YOUTH COURSE
35.  TENT CAMPING - RENOVATED
36.  CABINS - NEW (10)
37.  BACKPACK CAMPING
38.  BEACH CAMPING (50% PLATFORM)
39.  TREEHOUSE/YURT CAMPING
40.  KAYAK PLAFORM CAMPING (50%)
41.  CABINS (RENOVATION)
42.  YURT CAMPING
43.  FUTURE TREEHOUSE CAMPING
44.  TENT CAMPING
45A. PARK MODEL CAMP GROUND
45B. PARK MODEL CAMP GROUND (ALTERNATE)
46.  MTN BIKE TRAILS & TRAIL HEAD FAC (6MI)
47.  GATE ENTRANCE
48.  COURTESY DOCK
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PHASING STRATEGY
•	  The	phasing	approach	recommended	for	Tappan	Lake	Park	is	to	move	forward	with	

Infrastructure	and	Amenity	improvements	scheduled	in	the	2012	CIP,	and	focus	initial	major	
improvements	on	three	areas,	adding	new	RV	campsites,	adding	essential	ADA	service	
facilities,	primarily	an	ADA	compliant	shower	house,	and	making	improvements	that	will	
establish	the	park	as	an	edge	sports	center.

  
•	 Redeveloping	an	RV	campground	can	be	expected	to	take	a	6	months	to	one	year,	which	

will	require	shutting	the	campsite	down	for	one	season.	
  
•	 To	retain	customers,	maintain	campsite	inventory	and	sustain	revenues,	a	replacement	

camp	site	should	be	in	place	before	an	existing	campground	is	closed	for	renovation.	The	
first	overnight	accommodation	improvement	recommended	for	Tappan	Lake	Park	is	to	
build	two	new	campgrounds,	one	in	open	lawn	of	area	23	and	the	other	to	replace	tent	
camping	in	area	29.

  
•	 Concurrently,	the	existing	campground	in	area	13	should	be	redeveloped	over	winter	to	

come	on	line	with	new	campgrounds	in	areas	23	and	29.
  
•	 Once	the	first	new	campgrounds	are	completed,	existing	campgrounds,	in	areas	7,	8and	

10,	can	be	closed	for	redevelopment,	either	over	winter	(areas	7	and	8)	or	for	a	full	season.	
 - Campers can be rotated to new campgrounds at they are completed and the campers’ 

campground comes on line for redevelopment 

 - Campers disrupted by moving will gain the benefit of a modern, comfortable, full hookup 

campsite for the season during which their campground is under construction

 - This process allows MWCD to institute new policies on campground set up, storage and maintenance

  
•	 Concurrently	with	the	new	campgrounds,	the	cabins	in	area	36	are	recommended	for	

construction,	to	be	followed	in	2	–	3	years	by	renovation	of	the	existing	cabins.	
  
•	 Infrastructure	should	keep	pace	with	accommodations

 - The first phase of the remote storage facility in area 4 should begin concurrent with development 

of the first new RV campground, so that storage is available the day campers occupy the new 

campground

 - Water and sewer upgrades should begin with campground construction, and major waste water 

treatment plant upgrades completed within the first two years of campground development (new 

and redeveloped), to ensure adequate facilities to support the new full hookups

TAPPAN LAKE PARK
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•	 	As	campgrounds	are	redeveloped	to	new	higher	standards,	amenities	should	be	upgraded	
to	provide	a	level	of	benefit	comparable	to	the	upgraded	campgrounds.
 - Initial amenity improvements that should be planned to come on line concurrently with the first 

new RV campground include camper dock renovations, playgrounds in the campground areas, 

paved trail from the camper docks to the beach and a mountain bike trail and tdrail head. 

 - Some level of signature amenity that helps to solidify the brand should be built early in Phase I, 

at Tappan. Those features should be the first components of the edge sports center, including 

zip lines, rock climbing, ropes course and beanstalk forest, a youth bike course, sliding hill 

improvements, and a spray ground to supplement the campground recreation center.

4.7.9. CAPITAL IMPROVEMENT PLAN

•	 The	improvements	for	Phase	One	of	Tappan	Lake	Park	are	best	defined	by	three	major	
areas:		Infrastructure,	Amenities,	and	Overnight	Accommodations	(campgrounds	and	
cabins).	

 
•	 The	tables	on	the	following	pages	illustrate	the	potential	costs	for	recommended	

improvements	arranged	by	year.	These	tables	represent	a	conceptual	staging	process	to	
accomplish	the	improvements	in	an	orderly	manner.	The	dates	represent	the	year	in	which	
each	phase	will	be	completed.
 - Infrastructure covers improvements not included in campgrounds.

 - Amenities and facilities are improvements to expand and enrich overnight experience and 

improve revenue. 

 - Accommodations tables illustrate progressive construction of new campsites and cabins and 

reconstruction of existing campgrounds and cabins. 

 
•	 Costs	are	based	on	2013	construction	cost	data,	and	include	estimating	contingency	and	

soft	costs	(design	and	permitting).	
 
•	 Costs	for	RV	campgrounds	are	based	on	a	full	hookup	campsite.
 
•	 The	Capital	Budget	should	anticipate	that	for	most	projects,	costs	for	soft	costs	should	

begin	to	be	incurred	two	years	before	the	scheduled	completion	date.

TAPPAN LAKE PARKTAPPAN LAKE PARK
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OVERNIGHT ACCOMMODATIONS, AMENITIES & FACILITIES, INFRASTRUCTURE 
TABLES
The	improvements	for	phase	one	of	Tappan	Lake	Park	are	best	defined	by	three	major	areas:		
Infrastructure,	Amenities	and	Facilities,	and	Overnight	Accommodations	(campgrounds	and	
cabins).	The	following	tables	provide	a	snapshot	of	the	phasing	to	accomplish	a	complex	
renovation	project	such	as	is	recommended.	Because	improvements	will	require	several	years	
to	complete,	costs	will	be	spread	over	several	years.	Likewise	increases	in	revenues	will	build	
over	several	years	as	improvements	are	made	and	rates	adjusted	over	time.	The	Pro	Forma	
assumes	that	improvements	listed	below	have	been	completed	and	rate	adjustments	have	
been	phased	in.
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TAPPAN LAKE PARK
Overnight Accommodations Summary
August 8, 2013

June 12, 2013

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐RV TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

1 Secluded Seasonal Campground ‐ REDEVELOPED 53 53 $0 53 53 $0 53 53 $0 53 0 $0 37 0 $675,000 37 37 $0 $675,000
2 Basic Seasonal Campground ‐ REDEVELOPED 108 108 $0 108 108 $0 108 108 $0 108 0 $0 50 50 $900,000 100 100 $900,000 $1,800,000
3 Standard Seasonal Campground ‐ REDEVELOPED 57 57 $0 57 57 $0 57 57 $0 57 0 $0 52 52 $950,000 52 52 $0 $950,000
7 Standard Seasonal Campground ‐ REDEVELOPED 37 37 $0 37 0 $0 35 35 $640,000 35 35 $0 35 35 $0 35 35 $0 $640,000
8 Basic Seasonal Campground ‐ REDEVELOPED 43 43 $0 43 0 $0 40 40 $730,000 40 40 $0 40 40 $0 40 40 $0 $730,000
10 Premium Seasonal  Campground ‐ REDEVELOPED 78 78 $0 0 0 $0 58 58 $1,060,000 58 58 $0 58 58 $0 58 58 $0 $1,060,000
11 Standard Seasonal Campground ‐ REDEVELOPED 26 26 $0 26 26 $0 26 0 $0 25 25 $460,000 25 25 $0 25 25 $0 $460,000
12 Secluded Seasonal Campground ‐ REDEVELOPED 42 42 $0 42 42 $0 42 0 $0 36 36 $66,000 36 36 $0 36 36 $0 $66,000
13 Premium Transient Campground ‐ NEW 36 0 $0 30 30 $550,000 30 30 $0 30 30 $0 30 30 $0 30 30 $0 $550,000
23 Premium Seasonal  Campground ‐ NEW 0 0 $0 62 62 $1,250,000 62 62 $0 62 62 $0 62 62 $0 62 62 $0 $1,250,000
24 Standard Seasonal Campground ‐ REDEVELOPED 26 26 $0 26 26 $0 26 26 $0 0 0 $0 30 30 $550,000 30 30 $0 $550,000
25 Basic Seasonal Campground ‐ NEW 0 0 $0 0 0 $0 0 0 $0 27 27 $500,000 27 27 $0 27 27 $0 $500,000
29 Standard Transient Campground ‐ NEW 0 0 $0 30 30 $600,000 30 30 $0 30 30 $0 30 30 $0 30 30 $0 $600,000

TOTAL RV ACCOMMODATIONS 506 470 $0 514 434 $2,400,000 567 499 $2,430,000 561 343 $1,026,000 512 475 $3,075,000 562 562 $900,000 $9,831,000

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐OTHER TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

29 Standard Transient Campground ‐ NEW 29 0 $0 0 0 $0 0 0 $0 0 0 $0 0 0 $0 0 0 $0 $0
35 Tent Camping ‐ Upgrade 26 26 $0 26 26 $0 26 26 $0 26 26 $0 26 26 $0 26 26 $0 $0
36 Cabins‐‐New  0 0 $0 10 10 $2,750,000 10 10 $0 10 10 $0 10 10 $0 10 10 $0 $2,750,000
41 Cabins‐‐Renovated 10 10 $0 10 10 $0 10 0 $0 10 10 $1,400,000 10 10 $0 10 10 $0 $1,400,000

Cabin Hill Cabins 0 0 $0 0 0 $0 5 0 $660,000 5 5 $0 5 5 $0 5 5 $0 $660,000
35 Shower House Replacement ‐ Primitive Area $0 $150,000 $0 $0 $0 $0 $150,000
15 New ADA Compliant Shower House $0 $350,000 $0 $0 $0 $0 $350,000

TOTAL OTHER ACCOMMODATIONS 65 36 $0 46 46 $3,250,000 51 36 $660,000 51 51 $1,400,000 51 51 $0 51 51 $0 $5,310,000

TOTAL OVERNIGHT ACCOMMODATIONS 571 506 $0 560 480 $5,650,000 618 535 $3,090,000 612 394 $2,426,000 563 526 $3,075,000 613 613 $900,000 $15,141,000

Map   
Area

AMENITIES & FACILITIES TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Access Road $35,000 $35,000
31 Sprayground $400,000 $400,000
6 Mini Golf Course $150,000 $150,000
21 Events/Rec Area $1,900,000 $1,900,000
14 Camper Docks & Boat Launches $400,000 $400,000

Playground upgrades Existing Campgrounds $150,000 $150,000
41 Cabin Recreation area; fire pit, shelter, playground $150,000 $150,000
18 Beach Trail (hard surface connect to main) $80,000 $80,000
19 Ridge Trail & Misc. Connects (2.5mi) $275,000 $275,000

26,27,28 Overlook Areas & trail connect $75,000 $75,000
1 Sledding Hill $50,000 $50,000
33 Zip Line to beach $170,000 $170,000
34 Mt Bike Center & Youth course $500,000 $500,000
46 Mountain Bike Trails & Trail Head Facilities (6mi) $630,000 $630,000

TOTAL AMENITIES & FACILITIES 0 0 $0 0 0 $1,755,000 0 0 $1,275,000 0 0 $1,900,000 0 0 $0 0 0 $35,000 $4,965,000

Map   
Area

INFRASTRUCTURE TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Survey (Utilities Asset Management) $30,000 $30,000
CIP Water Infrastructure
CIP      Water System SCADA $10,000 $10,000
CIP      CXT Water Flush Building $97,500 $292,500 $390,000
CIP Sanitary Infrastructure
CIP      Sanitary Sewer Upgrade ‐ Park $0
CIP      WWTP Upgrades $100,000 $800,000 $900,000
9      Infrastructure (Waste/Water Treatment) $150,000 $1,500,000 $1,650,000

Roadway and Drainage
CIP      Culvert Washout Replacement ‐ Area 2 $50,000 $50,000
CIP      Culvert Side Road Slip Line $30,000 $30,000
CIP      Culvert Main Road Slip Line $140,000 $140,000
CIP      Roadway Repair‐‐Road Slip Cabin Hill $250,000 $250,000
6a      Rain Garden/Water Mgmt. Areas $50,000 $50,000
CIP Ranger Boat Storage Building $92,298 $92,298
CIP Storage Building‐ New $30,000 $30,000
4 Storage/parking (secure) $250,000 $250,000
22 Events Lawn & Parking $225,000 $225,000

$0
TOTAL INFRASTRUCTURE 0 0 $357,500 0 0 $847,500 0 0 $2,642,298 0 0 $0 0 0 $250,000 0 0 $0 $4,097,298

TOTAL YEARLY PROJECTS 0 0 $357,500 0 0 $8,252,500 0 0 $7,007,298 0 0 $4,326,000 0 0 $3,325,000 0 0 $935,000 $24,203,298

YEAR 5 

YEAR 5 

YEAR 5 

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4

YEAR 5 

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4



TAPPAN LAKE PARK
Overnight Accommodations Summary
August 8, 2013

June 12, 2013

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐RV TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

1 Secluded Seasonal Campground ‐ REDEVELOPED 53 53 $0 53 53 $0 53 53 $0 53 0 $0 37 0 $675,000 37 37 $0 $675,000
2 Basic Seasonal Campground ‐ REDEVELOPED 108 108 $0 108 108 $0 108 108 $0 108 0 $0 50 50 $900,000 100 100 $900,000 $1,800,000
3 Standard Seasonal Campground ‐ REDEVELOPED 57 57 $0 57 57 $0 57 57 $0 57 0 $0 52 52 $950,000 52 52 $0 $950,000
7 Standard Seasonal Campground ‐ REDEVELOPED 37 37 $0 37 0 $0 35 35 $640,000 35 35 $0 35 35 $0 35 35 $0 $640,000
8 Basic Seasonal Campground ‐ REDEVELOPED 43 43 $0 43 0 $0 40 40 $730,000 40 40 $0 40 40 $0 40 40 $0 $730,000
10 Premium Seasonal  Campground ‐ REDEVELOPED 78 78 $0 0 0 $0 58 58 $1,060,000 58 58 $0 58 58 $0 58 58 $0 $1,060,000
11 Standard Seasonal Campground ‐ REDEVELOPED 26 26 $0 26 26 $0 26 0 $0 25 25 $460,000 25 25 $0 25 25 $0 $460,000
12 Secluded Seasonal Campground ‐ REDEVELOPED 42 42 $0 42 42 $0 42 0 $0 36 36 $66,000 36 36 $0 36 36 $0 $66,000
13 Premium Transient Campground ‐ NEW 36 0 $0 30 30 $550,000 30 30 $0 30 30 $0 30 30 $0 30 30 $0 $550,000
23 Premium Seasonal  Campground ‐ NEW 0 0 $0 62 62 $1,250,000 62 62 $0 62 62 $0 62 62 $0 62 62 $0 $1,250,000
24 Standard Seasonal Campground ‐ REDEVELOPED 26 26 $0 26 26 $0 26 26 $0 0 0 $0 30 30 $550,000 30 30 $0 $550,000
25 Basic Seasonal Campground ‐ NEW 0 0 $0 0 0 $0 0 0 $0 27 27 $500,000 27 27 $0 27 27 $0 $500,000
29 Standard Transient Campground ‐ NEW 0 0 $0 30 30 $600,000 30 30 $0 30 30 $0 30 30 $0 30 30 $0 $600,000

TOTAL RV ACCOMMODATIONS 506 470 $0 514 434 $2,400,000 567 499 $2,430,000 561 343 $1,026,000 512 475 $3,075,000 562 562 $900,000 $9,831,000

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐OTHER TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

29 Standard Transient Campground ‐ NEW 29 0 $0 0 0 $0 0 0 $0 0 0 $0 0 0 $0 0 0 $0 $0
35 Tent Camping ‐ Upgrade 26 26 $0 26 26 $0 26 26 $0 26 26 $0 26 26 $0 26 26 $0 $0
36 Cabins‐‐New  0 0 $0 10 10 $2,750,000 10 10 $0 10 10 $0 10 10 $0 10 10 $0 $2,750,000
41 Cabins‐‐Renovated 10 10 $0 10 10 $0 10 0 $0 10 10 $1,400,000 10 10 $0 10 10 $0 $1,400,000

Cabin Hill Cabins 0 0 $0 0 0 $0 5 0 $660,000 5 5 $0 5 5 $0 5 5 $0 $660,000
35 Shower House Replacement ‐ Primitive Area $0 $150,000 $0 $0 $0 $0 $150,000
15 New ADA Compliant Shower House $0 $350,000 $0 $0 $0 $0 $350,000

TOTAL OTHER ACCOMMODATIONS 65 36 $0 46 46 $3,250,000 51 36 $660,000 51 51 $1,400,000 51 51 $0 51 51 $0 $5,310,000

TOTAL OVERNIGHT ACCOMMODATIONS 571 506 $0 560 480 $5,650,000 618 535 $3,090,000 612 394 $2,426,000 563 526 $3,075,000 613 613 $900,000 $15,141,000

Map   
Area

AMENITIES & FACILITIES TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Access Road $35,000 $35,000
31 Sprayground $400,000 $400,000
6 Mini Golf Course $150,000 $150,000
21 Events/Rec Area $1,900,000 $1,900,000
14 Camper Docks & Boat Launches $400,000 $400,000

Playground upgrades Existing Campgrounds $150,000 $150,000
41 Cabin Recreation area; fire pit, shelter, playground $150,000 $150,000
18 Beach Trail (hard surface connect to main) $80,000 $80,000
19 Ridge Trail & Misc. Connects (2.5mi) $275,000 $275,000

26,27,28 Overlook Areas & trail connect $75,000 $75,000
1 Sledding Hill $50,000 $50,000
33 Zip Line to beach $170,000 $170,000
34 Mt Bike Center & Youth course $500,000 $500,000
46 Mountain Bike Trails & Trail Head Facilities (6mi) $630,000 $630,000

TOTAL AMENITIES & FACILITIES 0 0 $0 0 0 $1,755,000 0 0 $1,275,000 0 0 $1,900,000 0 0 $0 0 0 $35,000 $4,965,000

Map   
Area

INFRASTRUCTURE TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Survey (Utilities Asset Management) $30,000 $30,000
CIP Water Infrastructure
CIP      Water System SCADA $10,000 $10,000
CIP      CXT Water Flush Building $97,500 $292,500 $390,000
CIP Sanitary Infrastructure
CIP      Sanitary Sewer Upgrade ‐ Park $0
CIP      WWTP Upgrades $100,000 $800,000 $900,000
9      Infrastructure (Waste/Water Treatment) $150,000 $1,500,000 $1,650,000

Roadway and Drainage
CIP      Culvert Washout Replacement ‐ Area 2 $50,000 $50,000
CIP      Culvert Side Road Slip Line $30,000 $30,000
CIP      Culvert Main Road Slip Line $140,000 $140,000
CIP      Roadway Repair‐‐Road Slip Cabin Hill $250,000 $250,000
6a      Rain Garden/Water Mgmt. Areas $50,000 $50,000
CIP Ranger Boat Storage Building $92,298 $92,298
CIP Storage Building‐ New $30,000 $30,000
4 Storage/parking (secure) $250,000 $250,000
22 Events Lawn & Parking $225,000 $225,000

$0
TOTAL INFRASTRUCTURE 0 0 $357,500 0 0 $847,500 0 0 $2,642,298 0 0 $0 0 0 $250,000 0 0 $0 $4,097,298

TOTAL YEARLY PROJECTS 0 0 $357,500 0 0 $8,252,500 0 0 $7,007,298 0 0 $4,326,000 0 0 $3,325,000 0 0 $935,000 $24,203,298
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YEAR 5 

YEAR 5 

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4

YEAR 5 

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4
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CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4



TAPPAN LAKE PARK
Overnight Accommodations Summary
August 8, 2013

June 12, 2013

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐RV TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

1 Secluded Seasonal Campground ‐ REDEVELOPED 53 53 $0 53 53 $0 53 53 $0 53 0 $0 37 0 $675,000 37 37 $0 $675,000
2 Basic Seasonal Campground ‐ REDEVELOPED 108 108 $0 108 108 $0 108 108 $0 108 0 $0 50 50 $900,000 100 100 $900,000 $1,800,000
3 Standard Seasonal Campground ‐ REDEVELOPED 57 57 $0 57 57 $0 57 57 $0 57 0 $0 52 52 $950,000 52 52 $0 $950,000
7 Standard Seasonal Campground ‐ REDEVELOPED 37 37 $0 37 0 $0 35 35 $640,000 35 35 $0 35 35 $0 35 35 $0 $640,000
8 Basic Seasonal Campground ‐ REDEVELOPED 43 43 $0 43 0 $0 40 40 $730,000 40 40 $0 40 40 $0 40 40 $0 $730,000
10 Premium Seasonal  Campground ‐ REDEVELOPED 78 78 $0 0 0 $0 58 58 $1,060,000 58 58 $0 58 58 $0 58 58 $0 $1,060,000
11 Standard Seasonal Campground ‐ REDEVELOPED 26 26 $0 26 26 $0 26 0 $0 25 25 $460,000 25 25 $0 25 25 $0 $460,000
12 Secluded Seasonal Campground ‐ REDEVELOPED 42 42 $0 42 42 $0 42 0 $0 36 36 $66,000 36 36 $0 36 36 $0 $66,000
13 Premium Transient Campground ‐ NEW 36 0 $0 30 30 $550,000 30 30 $0 30 30 $0 30 30 $0 30 30 $0 $550,000
23 Premium Seasonal  Campground ‐ NEW 0 0 $0 62 62 $1,250,000 62 62 $0 62 62 $0 62 62 $0 62 62 $0 $1,250,000
24 Standard Seasonal Campground ‐ REDEVELOPED 26 26 $0 26 26 $0 26 26 $0 0 0 $0 30 30 $550,000 30 30 $0 $550,000
25 Basic Seasonal Campground ‐ NEW 0 0 $0 0 0 $0 0 0 $0 27 27 $500,000 27 27 $0 27 27 $0 $500,000
29 Standard Transient Campground ‐ NEW 0 0 $0 30 30 $600,000 30 30 $0 30 30 $0 30 30 $0 30 30 $0 $600,000

TOTAL RV ACCOMMODATIONS 506 470 $0 514 434 $2,400,000 567 499 $2,430,000 561 343 $1,026,000 512 475 $3,075,000 562 562 $900,000 $9,831,000

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐OTHER TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

29 Standard Transient Campground ‐ NEW 29 0 $0 0 0 $0 0 0 $0 0 0 $0 0 0 $0 0 0 $0 $0
35 Tent Camping ‐ Upgrade 26 26 $0 26 26 $0 26 26 $0 26 26 $0 26 26 $0 26 26 $0 $0
36 Cabins‐‐New  0 0 $0 10 10 $2,750,000 10 10 $0 10 10 $0 10 10 $0 10 10 $0 $2,750,000
41 Cabins‐‐Renovated 10 10 $0 10 10 $0 10 0 $0 10 10 $1,400,000 10 10 $0 10 10 $0 $1,400,000

Cabin Hill Cabins 0 0 $0 0 0 $0 5 0 $660,000 5 5 $0 5 5 $0 5 5 $0 $660,000
35 Shower House Replacement ‐ Primitive Area $0 $150,000 $0 $0 $0 $0 $150,000
15 New ADA Compliant Shower House $0 $350,000 $0 $0 $0 $0 $350,000

TOTAL OTHER ACCOMMODATIONS 65 36 $0 46 46 $3,250,000 51 36 $660,000 51 51 $1,400,000 51 51 $0 51 51 $0 $5,310,000

TOTAL OVERNIGHT ACCOMMODATIONS 571 506 $0 560 480 $5,650,000 618 535 $3,090,000 612 394 $2,426,000 563 526 $3,075,000 613 613 $900,000 $15,141,000

Map   
Area

AMENITIES & FACILITIES TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Access Road $35,000 $35,000
31 Sprayground $400,000 $400,000
6 Mini Golf Course $150,000 $150,000
21 Events/Rec Area $1,900,000 $1,900,000
14 Camper Docks & Boat Launches $400,000 $400,000

Playground upgrades Existing Campgrounds $150,000 $150,000
41 Cabin Recreation area; fire pit, shelter, playground $150,000 $150,000
18 Beach Trail (hard surface connect to main) $80,000 $80,000
19 Ridge Trail & Misc. Connects (2.5mi) $275,000 $275,000

26,27,28 Overlook Areas & trail connect $75,000 $75,000
1 Sledding Hill $50,000 $50,000
33 Zip Line to beach $170,000 $170,000
34 Mt Bike Center & Youth course $500,000 $500,000
46 Mountain Bike Trails & Trail Head Facilities (6mi) $630,000 $630,000

TOTAL AMENITIES & FACILITIES 0 0 $0 0 0 $1,755,000 0 0 $1,275,000 0 0 $1,900,000 0 0 $0 0 0 $35,000 $4,965,000

Map   
Area

INFRASTRUCTURE TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Survey (Utilities Asset Management) $30,000 $30,000
CIP Water Infrastructure
CIP      Water System SCADA $10,000 $10,000
CIP      CXT Water Flush Building $97,500 $292,500 $390,000
CIP Sanitary Infrastructure
CIP      Sanitary Sewer Upgrade ‐ Park $0
CIP      WWTP Upgrades $100,000 $800,000 $900,000
9      Infrastructure (Waste/Water Treatment) $150,000 $1,500,000 $1,650,000

Roadway and Drainage
CIP      Culvert Washout Replacement ‐ Area 2 $50,000 $50,000
CIP      Culvert Side Road Slip Line $30,000 $30,000
CIP      Culvert Main Road Slip Line $140,000 $140,000
CIP      Roadway Repair‐‐Road Slip Cabin Hill $250,000 $250,000
6a      Rain Garden/Water Mgmt. Areas $50,000 $50,000
CIP Ranger Boat Storage Building $92,298 $92,298
CIP Storage Building‐ New $30,000 $30,000
4 Storage/parking (secure) $250,000 $250,000
22 Events Lawn & Parking $225,000 $225,000

$0
TOTAL INFRASTRUCTURE 0 0 $357,500 0 0 $847,500 0 0 $2,642,298 0 0 $0 0 0 $250,000 0 0 $0 $4,097,298

TOTAL YEARLY PROJECTS 0 0 $357,500 0 0 $8,252,500 0 0 $7,007,298 0 0 $4,326,000 0 0 $3,325,000 0 0 $935,000 $24,203,298

YEAR 5 

YEAR 5 

YEAR 5 

CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4
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CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4
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CURRENT YEAR YEAR 1 YEAR 2 YEAR 3 YEAR 4



TAPPAN LAKE PARK
Overnight Accommodations Summary
August 8, 2013

June 12, 2013

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐RV TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

1 Secluded Seasonal Campground ‐ REDEVELOPED 53 53 $0 53 53 $0 53 53 $0 53 0 $0 37 0 $675,000 37 37 $0 $675,000
2 Basic Seasonal Campground ‐ REDEVELOPED 108 108 $0 108 108 $0 108 108 $0 108 0 $0 50 50 $900,000 100 100 $900,000 $1,800,000
3 Standard Seasonal Campground ‐ REDEVELOPED 57 57 $0 57 57 $0 57 57 $0 57 0 $0 52 52 $950,000 52 52 $0 $950,000
7 Standard Seasonal Campground ‐ REDEVELOPED 37 37 $0 37 0 $0 35 35 $640,000 35 35 $0 35 35 $0 35 35 $0 $640,000
8 Basic Seasonal Campground ‐ REDEVELOPED 43 43 $0 43 0 $0 40 40 $730,000 40 40 $0 40 40 $0 40 40 $0 $730,000
10 Premium Seasonal  Campground ‐ REDEVELOPED 78 78 $0 0 0 $0 58 58 $1,060,000 58 58 $0 58 58 $0 58 58 $0 $1,060,000
11 Standard Seasonal Campground ‐ REDEVELOPED 26 26 $0 26 26 $0 26 0 $0 25 25 $460,000 25 25 $0 25 25 $0 $460,000
12 Secluded Seasonal Campground ‐ REDEVELOPED 42 42 $0 42 42 $0 42 0 $0 36 36 $66,000 36 36 $0 36 36 $0 $66,000
13 Premium Transient Campground ‐ NEW 36 0 $0 30 30 $550,000 30 30 $0 30 30 $0 30 30 $0 30 30 $0 $550,000
23 Premium Seasonal  Campground ‐ NEW 0 0 $0 62 62 $1,250,000 62 62 $0 62 62 $0 62 62 $0 62 62 $0 $1,250,000
24 Standard Seasonal Campground ‐ REDEVELOPED 26 26 $0 26 26 $0 26 26 $0 0 0 $0 30 30 $550,000 30 30 $0 $550,000
25 Basic Seasonal Campground ‐ NEW 0 0 $0 0 0 $0 0 0 $0 27 27 $500,000 27 27 $0 27 27 $0 $500,000
29 Standard Transient Campground ‐ NEW 0 0 $0 30 30 $600,000 30 30 $0 30 30 $0 30 30 $0 30 30 $0 $600,000

TOTAL RV ACCOMMODATIONS 506 470 $0 514 434 $2,400,000 567 499 $2,430,000 561 343 $1,026,000 512 475 $3,075,000 562 562 $900,000 $9,831,000

Map   
Area

OVERNIGHT ACCOMMODATIONS‐‐OTHER TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

29 Standard Transient Campground ‐ NEW 29 0 $0 0 0 $0 0 0 $0 0 0 $0 0 0 $0 0 0 $0 $0
35 Tent Camping ‐ Upgrade 26 26 $0 26 26 $0 26 26 $0 26 26 $0 26 26 $0 26 26 $0 $0
36 Cabins‐‐New  0 0 $0 10 10 $2,750,000 10 10 $0 10 10 $0 10 10 $0 10 10 $0 $2,750,000
41 Cabins‐‐Renovated 10 10 $0 10 10 $0 10 0 $0 10 10 $1,400,000 10 10 $0 10 10 $0 $1,400,000

Cabin Hill Cabins 0 0 $0 0 0 $0 5 0 $660,000 5 5 $0 5 5 $0 5 5 $0 $660,000
35 Shower House Replacement ‐ Primitive Area $0 $150,000 $0 $0 $0 $0 $150,000
15 New ADA Compliant Shower House $0 $350,000 $0 $0 $0 $0 $350,000

TOTAL OTHER ACCOMMODATIONS 65 36 $0 46 46 $3,250,000 51 36 $660,000 51 51 $1,400,000 51 51 $0 51 51 $0 $5,310,000

TOTAL OVERNIGHT ACCOMMODATIONS 571 506 $0 560 480 $5,650,000 618 535 $3,090,000 612 394 $2,426,000 563 526 $3,075,000 613 613 $900,000 $15,141,000

Map   
Area

AMENITIES & FACILITIES TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Access Road $35,000 $35,000
31 Sprayground $400,000 $400,000
6 Mini Golf Course $150,000 $150,000
21 Events/Rec Area $1,900,000 $1,900,000
14 Camper Docks & Boat Launches $400,000 $400,000

Playground upgrades Existing Campgrounds $150,000 $150,000
41 Cabin Recreation area; fire pit, shelter, playground $150,000 $150,000
18 Beach Trail (hard surface connect to main) $80,000 $80,000
19 Ridge Trail & Misc. Connects (2.5mi) $275,000 $275,000

26,27,28 Overlook Areas & trail connect $75,000 $75,000
1 Sledding Hill $50,000 $50,000
33 Zip Line to beach $170,000 $170,000
34 Mt Bike Center & Youth course $500,000 $500,000
46 Mountain Bike Trails & Trail Head Facilities (6mi) $630,000 $630,000

TOTAL AMENITIES & FACILITIES 0 0 $0 0 0 $1,755,000 0 0 $1,275,000 0 0 $1,900,000 0 0 $0 0 0 $35,000 $4,965,000

Map   
Area

INFRASTRUCTURE TOTAL COST

Summer Fall Summer Fall  Summer Fall Summer Fall Summer Fall Summer Fall
Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost Count Count Cost

CIP Survey (Utilities Asset Management) $30,000 $30,000
CIP Water Infrastructure
CIP      Water System SCADA $10,000 $10,000
CIP      CXT Water Flush Building $97,500 $292,500 $390,000
CIP Sanitary Infrastructure
CIP      Sanitary Sewer Upgrade ‐ Park $0
CIP      WWTP Upgrades $100,000 $800,000 $900,000
9      Infrastructure (Waste/Water Treatment) $150,000 $1,500,000 $1,650,000

Roadway and Drainage
CIP      Culvert Washout Replacement ‐ Area 2 $50,000 $50,000
CIP      Culvert Side Road Slip Line $30,000 $30,000
CIP      Culvert Main Road Slip Line $140,000 $140,000
CIP      Roadway Repair‐‐Road Slip Cabin Hill $250,000 $250,000
6a      Rain Garden/Water Mgmt. Areas $50,000 $50,000
CIP Ranger Boat Storage Building $92,298 $92,298
CIP Storage Building‐ New $30,000 $30,000
4 Storage/parking (secure) $250,000 $250,000
22 Events Lawn & Parking $225,000 $225,000

$0
TOTAL INFRASTRUCTURE 0 0 $357,500 0 0 $847,500 0 0 $2,642,298 0 0 $0 0 0 $250,000 0 0 $0 $4,097,298

TOTAL YEARLY PROJECTS 0 0 $357,500 0 0 $8,252,500 0 0 $7,007,298 0 0 $4,326,000 0 0 $3,325,000 0 0 $935,000 $24,203,298
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