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TOWN OF  
APPLE VALLEY, CALIFORNIA 

AGENDA MATTER 
 

 
Subject Item: 
 
APPLE VALLEY BASEBALL STADIUM FEASIBILITY ANALYSIS 
 
Summary Statement: 
 
The Town Council has previously received closed session staff reports regarding the potential 
acquisition of approximately 41.3-acres of land for a proposed California League minor league 
baseball stadium, the development of a specific plan and the scheduling related to a proposed 
opening date of April 2012.  Although several sites were considered, the Council, ultimately, 
instructed staff to work with the owners of properties located north of Bear Valley Road, east of 
Apple Valley Road, between Locust and Cottontail Roads.  Staff negotiations with the property 
owners, and related Council deliberations, led to the Town Council and Redevelopment 
Agency approving and adopting two Site Dedication and Development Agreements with Bear 
Valley & Apple Valley 103, LLC, and HDC Group, LLC, respectively, at the August 25, 2009 
Town Council meeting.  The Council and Agency also approved a professional services 
agreement with Terra Nova Planning and Research for the development of a 209-acre specific 
plan, including the proposed baseball stadium site.     
    (Continued) 
   
Recommended Action: 
 

1. That the Town Council and Redevelopment Agency receive and file the CSL 
International “Minor League Baseball in Apple Valley” feasibility analysis as though fully 
set forth at length and direct staff to engage Brett Sports & Entertainment, the 
California League and the National Association of Minor League Baseball to determine 
whether financial arrangements could be made that would allow the Apple Valley minor 
league baseball stadium project to move forward; or 

2. That the Town Council and Redevelopment Agency receive and file the CSL 
International “Minor League Baseball in Apple Valley” feasibility analysis as though fully 
set forth at length and direct staff to engage the California League and National 
Association of Minor League Baseball for the purpose of engaging directly a California 
League team that could replace the High Desert Mavericks in the Victor Valley; or, 

3. That the Town Council and Redevelopment Agency receive and file the CSL 
International “Minor League Baseball in Apple Valley” feasibility study as though fully 
set forth at length and authorize and direct staff to work with the California League and 
other interested parties in an effort to bring minor league baseball to Apple Valley; or, 

4. That the Town Council and Redevelopment Agency receive and file the CSL 
International “Minor League Baseball In Apple Valley” feasibility analysis as though 
fully set forth at length and direct staff to take no further action regarding the proposed 
Apple Valley baseball stadium project. 

 
Proposed by:  Asst. Town Manager, Econ .& Comm. Dev.       Item Number    
 
T. M. Approval:      Budgeted Item   Yes   No  N/A 
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As part of the actions referenced above, the Town Council moved the proposed opening date 
from April 2011 to April 2012.  This action was taken to enable to Council to take a more 
deliberate, methodical approach to stadium development and to allow for the commissioning 
and completion of a baseball stadium feasibility analysis.  Based upon the direction of Council, 
the Town Manager authorized the development and issuance of a feasibility study Request for 
Proposals (RFP) to firms with experience in conducting such studies on behalf of public 
entities.  As a result, the RFP was sent to seven (7) such firms as follows (names in bold 
represent those firms that responded to the RFP):  
 
 CSL International (Minnesota) 
 CH Johnson (Chicago) 
 JLS Sports (San Diego) 

 MS Capital (Los Angeles)  

 HVS Convention, Sports & Entertainment Facilities Consulting (Chicago) 
 ERA (Los Angeles) 
 Barrett Sports Group (Manhattan Beach) 
 
An RFP Review Panel, consisting of the Assistant Town Manager for Finance & 
Administration, the Assistant Director of Community Development and the Assistant Town 
Manager for Economic & Community Development independently reviewed the five responses 
received, conducted a meeting to rate the five respondents and concluded deliberations by 
unanimously recommending to the Town Manager that CSL International be selected to 
conduct the subject feasibility analysis. 
 
CSL International has completed its work relating to the baseball stadium feasibility analysis.  
Since the analysis is some 120-pages in length, the executive summary from the analysis is 
attached to this staff report.  The entire report is available for review by the Town Council and 
the public in the Town Clerk’s office.  It is noted that the executive summary effectively 
describes the important findings and conclusions of the feasibility study.  In short, CSL 
International has found that the anticipated revenues that would be generated by a viable 
minor league baseball operation are insufficient to handle the debt associated with the 
baseball stadium hard construction costs, estimated to range from $20-million to $25-million.  
This finding is based upon a comprehensive review of the financial aspects of minor league 
baseball operations in markets similar to the Victor Valley, the volatility of bond markets and 
the apparent inability of minor league baseball revenues to keep pace with minor league 
baseball stadium construction costs.  Put simply, and as further evidenced by Exhibit ES-4 on 
page ix of the executive summary, the annual debt service in bond markets ranging from 
favorable to very unfavorable is significantly greater than the calculated NET INCOME 
BEFORE DEBT which is outlined in Exhibit ES-3 on page viii. 
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Although the primary finding of the feasibility analysis is not favorable, there are examples of 
such facilities being successfully developed and operated in similar challenging 
circumstances.  Whether or not the Council wishes staff to further explore some of these 
possibilities is reflected in the menu of form motions provided by staff under the 
“Recommendation” section of this staff report.  Based upon the foregoing, staff recommends 
the Town Council consider the form motions submitted, approve and adopt a preferred 
alternative and provide direction to staff, as appropriate.   
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