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Background 

On February 25th, 2019, the North Mankato City Council reviewed the feasibility study proposed by 
Pinnacle Sports for the proposed fieldhouse expansion at Caswell Park.  As part of the Council 
discussion, a request was made to review the financial assumptions made in the report and to verify the 
financial feasibility numbers offered as part of the study.  This memo is the response to Council’s 
request for more detailed financial information and has been reviewed by all user groups associated 
with the project, Caswell Sporting staff, and the City Finance office.  Operating revenue and 
expenditures in this memo are presented as estimates for the fourth full year of operation at the 
proposed fieldhouse.  Appendix A includes staff’s estimate and assumptions for each of the first four 
years of financial operations.  Appendix B includes four additional estimates prepared by Pinnacle Sports 
as alternative financial scenarios for the facility.  Appendix C is an estimate of the economic benefit of 
the facility related to visitor spending.  Appendix D includes all letters of intent from organizations 
committing to use the facility.  Appendix E is information related to the HitTrax program. Appendix F 
includes three market feasibility studies completed for the region over the past six years.   

Project Description 

The proposed Caswell Sports Fieldhouse is a 90,000 square foot fieldhouse facility housing four major 
components.  The first component is four full size basketball courts that can be converted into eight 
youth sized basketball courts or eight full size volleyball courts.  The second component is six tennis 
courts.  The third component is a full service concession area adjoined by outdoor seating to serve the 
general public, visitors to the recently completed Fallenstein inclusive playground, users and spectators 
of events at the fieldhouse, users and spectators of softball tournaments at Caswell Park, and 
participants of the outdoor sand volleyball league.   

The Caswell Sports Fieldhouse will fulfill several city and regional goals including increasing the quality of 
life for residents, increasing the availability of youth sporting complexes, and increasing the number of 
months Caswell serves as a visitor’s destination from six to twelve months.  As a regional, national, and 
international destination for softball and a regional destination for soccer, the Caswell Regional Sporting 
Complex continues to succeed by following three critical principles:   

1. Partnering with and serving enthusiastic local users 
2. Constructing facilities that attract regional and international competition 
3. Operating at the lowest responsible costs.    

Project Rationale: 

1. Responds to regional planning efforts 
2. Partners with an existing statewide asset 
3. Business leaders demanding amenities 
4. Local sporting demand & partnership with University & Colleges 
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5. Positions North Mankato/Mankato region for enhanced economic benefit, opportunities for 
youth, and quality of life assets 

At least three independent feasibility studies have been completed addressing the need for court space 
in the area, including one by the Minnesota Amateur Sports Commission, and all agree sufficient 
demand exists for construction of a fieldhouse in an area of the state underserved by these types of 
assets.  Enhancements to the existing park and addition of the indoor fieldhouse are critical pieces in a 
constellation of recreational investments in the area linked to other projects like the sports bubble at 
Minnesota State University, turf fields at Bethany Lutheran College, and potential expansions of the 
YMCA and local hockey facilities.  Each of these investments responds to local demands aimed at 
positioning southern Minnesota for future success.    

The fieldhouse expansion will increase the regional economic impact of Caswell by increasing the 
number of months the park operates from six to twelve by adding winter sports like basketball, 
volleyball, tennis, and pickle ball.  Funding the project builds upon an already recognized and successful 
entity operating in youth and adult sports – Caswell Sports.  In the North Mankato/Mankato area, a 
need exists for additional events hosted in the winter to draw visitors to the area, fill hotels, and provide 
consumption to entertainment oriented businesses.  Finally, in 2016, voters overwhelmingly supported 
extension of the North Mankato sales tax with a 74% approval rate that included the expanded use for 
indoor recreational facilities.  The fieldhouse expansion at Caswell responses to each of these needs.      

Lack of space and available time is continually mentioned by sporting groups looking to invest in local 
athletes and grow their programs.  This lack of space limits regular practice times, performance training, 
and the ability to host regional tournaments.  Numerous examples of workers traveling into the Twin 
Cities Metro Area with children to participate in sporting leagues can be offered as a result of the lack of 
these amenities.  The constraints mentioned above resulted in basketball, volleyball, and tennis groups 
signing letters of intent with specific hours and rates to locate to the facility.  These letters of intent 
include larger regional institutions like Minnesota State University’s tennis team and Bethany Lutheran 
College’s tennis team.  As a result, the proposed Caswell Fieldhouse not only assists local programs, but 
also guarantees partnership between the community and higher education institutions by co-locating 
uses in the same facilities. It is a terrific example of partnership between the state and local entities.      

Owner(s) 

City of North Mankato. 

Legal Structure 

The Caswell Fieldhouse will operate as a special revenue fund within the City of North Mankato.   
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OPERATING REVENUE ESTIMATES 

1.  BASKETBALL 

Total annual revenue from basketball associated activities at the facility is estimated to be $90,000.  

A.  Basketball Rentals  

The Mankato Basketball Association (MBA), Minnesota Rise AAU club (MN Rise), and the Mankato Area 
Public Schools (MAPS) have agreed it is reasonable to estimate a combined 927 hours will be rented 
from the facility.  The charge for renting a full sized basketball court (can be converted into two youth 
courts) is $33 per hour.  Staff estimates a total of $30,500 in yearly revenue from basketball practice 
rentals.   

B.  Basketball Clinics/Camps (creation of 4 new) 

MBA and MN Rise agree through letters of intent to host one camp/clinic for each of their organizations 
at the facility.  In addition, MBA and MN Rise agree to coordinate with Caswell Regional Sporting staff to 
host up to two more additional camps/clinics during the year at a cost $70 per participant (revenue will 
be split between Caswell and Clinic Instructors).  Estimated participation for the MBA clinic and two 
additional Caswell clinics begins with 130 in year two of operation and peaks at 230 in year four of 
operation.  Clinic revenue combined with eight hours of rental for the MN Rise clinic at $33 per hour 
amount to $16,500 in year four of the facility.  Should participation at clinics not achieve estimated 
attendance, staff believe it is reasonable to assume the facility will be rented out by various other 
instructors or organizations to host camps/clinics that are unable to find space in the market at this 
time.   

C.  Basketball Leagues/Open Gym (creation of 2 new leagues) 

Creation of one new Caswell Sports youth basketball league will be marketed toward teams within a two 
hour drive time of North Mankato.  It is estimated a total of 24 youth teams will participate in year four 
of operation at a cost of $400 per team.  One new Caswell Sports adult basketball league will also be 
created and hosted at the fieldhouse. It is estimated a total of 6 adult teams will participate in year four 
of operation of the facility at a cost of $500 per team.  Open gym will be held at the facility and it is 
estimated at least 20 participants will utilize the open gym program each week of the year at a cost of 
three dollars per open gym session.  Total revenue from basketball leagues and open gym is assumed to 
$18,500 in year four of operations.  Both the leagues and open gyms will be administered by Caswell 
Regional Sporting Complex staff.   

D.  Basketball Tournaments (7 total tournaments, 5 new to area) 

MBA has committed to hosting two tournaments over four days, MN Rise has committed to working 
collaboratively with the Caswell Regional Sports staff to host two tournaments per year.  Caswell 
Regional Sporting Staff have committed to hosting two additional youth basketball tournaments and 
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one adult tournament through Minnesota Youth Athletic Services and Minnesota Sports Federation.  
MBA and MN Rise have agreed that 192 hours will be needed for tournament rentals at $33 per hour for 
total estimated revenue of $6,336.  For tournaments hosted and organized by MYAS/MSF/Caswell 
Sports gate fees are dedicated to facility owners.  It is estimated that 1,766 visitors (see Appendix C) will 
attend the three tournaments and be charged $10 for full weekend entry for total revenue of $17,660.  
Total revenue from tournaments gym rental and gate fees is estimated to be at $24,000 in year four of 
the facility. 

2.  VOLLEYBALL 

Total annual revenue from volleyball associated activities at the facility is estimated to be $72,000.  

A.  Volleyball Rentals 

The Minnesota Attack (MN Attack) volleyball organization commits to rent a total of 144 hours for club 
practice at the facility and expand rental hours to 216 in year four of operations.  One hour of rent time 
at the facility is $33 per hour for one full sized basketball court that can be used as two full sized 
volleyball courts.  Annual income from volleyball rental is estimated to be $7,000 in year four of 
operation.   

B.  Volleyball Clinics/Camps (creation of 2 new) 

MN Attack has agreed through letters of intent to either host clinics/camps at the facility or coordinate 
clinic management with Caswell Sports staff.  Caswell Regional Sporting staff proposes to rent or 
collaboratively host up to two new additional camps/clinics with MN Attack during the year at a cost $70 
per participant (revenue will be split between Caswell and MN Attack or by simply renting the facility at 
the standard hourly rate of $33 to MN Attack).  Based on the letter of intent with MN Attack, clinic hours 
are estimated to double during the first four years of operation.  Annual income from volleyball camps 
and clinics is estimated to be $4,500 in year four of operations.   

C.  Volleyball Leagues (creation of 2 new leagues) 

Creation of one new Caswell Sports Youth volleyball league and one new Caswell Sports adult volleyball 
league will be marketed toward teams within a two hour drive time for youth and thirty minute drive 
time for adults of North Mankato.  It is estimated a total of 90 teams will participate in year four of 
operations of the facility at a cost of $250 per youth team and $400 per adult team.  Total revenue from 
Volleyball Leagues is assumed to be $31,000 in year four of operations.   

D.  Volleyball Tournaments (creation of 4 new tournaments) 

MN Attack has committed to rent 150 hours of rental time to host four tournaments at $33 per hour 
and two of those tournaments are new to the market.  Four other tournaments will be hosted at the 
fieldhouse with estimated attendance of 3,072 (See Appendix C) paying a gate fee of $8.  Total volleyball 
tournament revenue is estimated to be $29,500.    
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3. TENNIS 

Total annual revenue from tennis associated activities at the facility is estimated to be $132,500.  

A.  Tennis Rentals (Non-prime hours M/F 7am – 3pm) 

With six courts available, total non-prime hours available at the facility is 11,760 (6 courts, 8 hours, 5 
days, 49 weeks per year) and staff estimates a utilization rate of 24% or 2,765 hours.  Including a 
reduced rate secured block time rental, total revenue from non-prime hours is estimated to be $36,000 
or $13 per hour for non-prime rentals (See Appendix A). 

B.  Tennis Rentals (Prime hours M/F 6pm – 9 pm, Sat. – Sun.) 

With six courts available, total prime hours available at the facility is 9,702 with an estimated utilization 
rate of 33% at $17 per hour.  This includes hours for tournaments hosted by the Mankato Area Tennis 
Association.  Revenue from prime hour tennis court rental is estimated to be $54,500 (See Appendix A).      

C.  Tennis Lessons/Programming 

According to the Mankato Area Tennis Association and observations from other operating tennis 
centers, it will be critical to employ the services of a Tennis Pro to host lessons and programs.  Based on 
various models and price packages for lessons, we believe it is reasonable to assume a market exists for 
adult and youth lessons, programs, and clinics (especially in winter months).  Staff estimates are based 
on 200 participants paying up to $25 per hour for a lesson and 100 youth (K-12) paying $50 to 
participate in a clinic.  Total revenue from lessons and programs is estimated at $7,500 per year.   

D.  Institutional Renters (6-12 tournaments) 

Both Minnesota State University and Bethany Lutheran College have agreed to locate their tennis 
programs at the facility for indoor practice.  In addition, it is estimated at least 10 meets will occur at the 
facility from local higher educational institutions and outside higher educational institutions seeking a 
neutral site.  Total rental revenue from higher education practice and tournament hours is estimated to 
be $10,000.  

D.  Pickleball, Pro Shop, & Other Tournaments (12-15 new tournaments) 

Combined revenue from Pickleball is estimated at $1,000.  While popular, participants remain price 
sensitive.  Other institutions currently offer service for their needs like the YMCA and Mankato Area 
Public Schools during the winter and Tourtelotte Park in the summer.  However, pickleball 
representatives are also adamant our estimates are low and believe dedicated space for their use will be 
larger than assumed in this report.  Estimates provided to us by the Pickleball Association that can be 
found in Appendix A.  Revenue from the pro shop is estimated to be $4,500 based on similar sales from 
another municipal tennis center in Owatonna (See Appendix A).  Staff estimate hosting an additional 12-
15 tournaments at the fieldhouse with an average of 40 participants per tournament paying a $40 entry 
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fee for a total $19,000 in revenue.  These tournaments will be hosted and/or coordinated with the local 
tennis club, USTA Northern, and Caswell Sports staff.    

E.  Other Tennis considerations 

It is likely a majority of residents are not aware of the gap in tennis services for the area nor would it be 
the first to come to mind as a needed amenity.  However, prior feasibility studies, comparisons with the 
Owatonna Tennis Center, interviews with area tennis advocates, and discussion with businesses seeking 
amenities for prospective employees, clearly point to a gap in service and a market for indoor tennis 
use.  Even clearer is the benefit of locating an additional 18-25 tournaments to the community.  The 
linkage of two existing public statewide assets (Caswell Park & Minnesota State University) and the 
additional link with two other higher education institutions (Bethany Lutheran College and possibly 
South Central College in the future) can serve as a model for the benefits of shared facilities.  Tennis 
advocates are so adamant about the conservative revenue estimates put forward by staff they have 
offered an alternative estimate for rental hours that can be viewed in Appendix A and staff have also 
included budget information from the City of Owatonna’s tennis facility for comparison purposes.   

4.  Concessions 

Total annual revenue from Concessions and Alcohol Sales is estimated to be $122,000.  

A.  Concessions & Alcohol Sales 

The Caswell Sports Fieldhouse is equipped with a liquor license granted to it by the Minnesota State 
Legislature in 2018.  This allows the sale of beer, malted beverages, wine, and liquor.  Staff estimates 
$8,000 in sales related to alcohol is reasonable because it mirrors Caswell Park’s sales over 24 events a 
year.  Staff also believes the estimate is conservative based on additional sales to participants of the 
adult volleyball league, basketball league, clubhouse atmosphere for tennis, and plans to move all 
outdoor volleyball use in North Mankato next to the facility. In addition, the facility is will be open year 
round compared to only the summer and fall seasons Caswell Softball is operating.  While the 
concession stand will service visitors for tournaments, regular use, and clinics, it is proposed the 
concession stand also be available during regular business hours on weekdays and weekends for 
availability to the general public as well as any event rentals the facility may procure.   

Average spending per visitor at Caswell Park in 2018 was $5.07.  Based on total visitor estimates on the 
economic benefit statement found in Appendix C and additional guests from leagues, Caswell Softball 
complex, general public use, and other programming, staff assume at least 22,500 visitors to the facility 
each year for total concession revenue of $114,075.   
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5.  Batting Cages & Hit Trax 

Total annual revenue from batting cages and Hit Trax is estimated to be $37,000. 

A.  Batting Cages 

Three batting cages are proposed to be located in the facility.  Currently, batting practices are held at 
either Holy Rosary or a facility on Haughton Avenue in North Mankato owned by the Mankato Area 
Youth Baseball Association.  Additional space and time for the 1,500 current softball and baseball 
players in the community is needed.  Staff estimates 820 hours of batting cage use will be purchased at 
$15 per half hour or $25 per hour. Total revenue is estimated at $12,300.   

B.  Hit Trax data capture simulation system 

Hit Trax is a baseball and softball simulator that can be rented by individuals, instructors, or organized 
into leagues and tournaments.  Additional information on the Hit Trax product can be found in Appendix 
E.  Staff estimate Hit Trax will be utilized by instructors, individuals, and teams for at least 820 hours and 
rented for $30 per hour.  This product is linked to sports performance training related to launch angles 
and ball exit speeds.  Both pitching and hitting can be practiced in the facility.  It is assumed $24,600 of 
revenue will be collected from Hit Trax.   

6.  Daytime Programs 

Total annual revenue from Daytime Programs is estimated to be $35,000.   

A.  Daytime Programs  

One aspect of cash flowing operations at the facility will be programming space during nonprime hours 
which are considered to be 9:00 a.m. – 3:00 p.m. Monday through Friday.  Staff estimates demand for 
child programming with an emphasis on the pre-k age group.  Twenty eight weeks of programming will 
be hosted each year.  The camps will meet over two weeks for four sessions of 3 hours or less and be 
focused on exposing pre-kindergarten youth to sports such as soccer, kickball, t-ball, basketball, 
lacrosse, tennis, and field hockey.  Assuming twenty five attendees per session at $50 per camp, total 
revenue is estimated at $35,000.  Other various daytime programming options are available, but the 
camps proposed closely mirror other programs like Lil’ Kickers that have been successfully franchised 
elsewhere.   

7.  Party Rentals & Membership Fees 

Total annual revenue from Party Rentals & Membership Fees is estimated to be $39,500.   

A.  Event Rentals & Membership Fees 

The Fieldhouse will be open to rentals for various types of celebrations or gatherings.  A standard 
children’s party package is proposed to cost $150 for access to gym space & food from the concession 
area and two per month are estimated to be purchased.  Membership fees for those who desire to 
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utilize the facility as a walking area in the winter/summer months or utilize open gym space and tennis 
courts are proposed to be sold for $20 per month and it is estimated 150 memberships will be sold each 
month in the fourth year of the facility’s operation.  Total revenue from event rentals and membership 
fees is estimated at $39,500.   

8.  Sponsorships, Leases, Naming Rights 

Total annual revenue from Sponsorships, Leases, & Naming rights is estimated to be $43,500. 

A.  Sponsorships, Leases, Naming Rights 

Existing banners at Caswell Park cost $700 per year and approximately 20-25 are sold each year.  
Assuming banner costs are increased to $1,000, it is estimated at least 40 sponsors could be obtained 
for the facility seeking promotion through banner sales.  It is also assumed at least $3,500 will be 
procured from an alcohol distributor for a sole source contract at the facility.  No revenue from tenant 
leases has been proposed, but interest has been voiced from at least two businesses with different 
business lines related to athletics and food service.  These options will be explored as the project 
develops.  Staff and user groups believe naming rights for the facility could be procured from several 
donors under several varying agreements and work continues in this regard.  Until further development 
or interest regarding naming rights occurs, no revenue is estimated for naming rights.   

9.  Other Tax Revenue 

Total annual revenue from taxes dedicated to the facility is estimated to be $54,500.   

A.  Other Tax Revenue 

The hotel/motel tax in North Mankato generated nearly $55,000 until 2016 when the single hotel in 
North Mankato was sold to a new owner and use declined.  Since that time the hotel has produced 
strikingly less lodging tax that can be used to advertise and promote the facility.  However, a new hotel 
will be constructed in Upper North Mankato near Caswell Park and will be finished by the spring of 2021.  
As a result, staff estimates total tax collections to easily achieve $60,000 or $65,000 in annual 
collections. One half of future estimated hotel motel tax revenue or $30,000 is proposed to be allocated 
to the facility for marketing and promotions.   

In 2019 the Minnesota State Legislature approved a 1% Food & Beverage Tax for the City of North 
Mankato that can be used for operating and capital expenditures at the park.  It is estimated the tax will 
generate between $35K and $55K per year when implemented at the 0.5% level.  One half of the 
revenue is proposed to be used toward the proposed field house or $24,500.   
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OPERATING EXPENSES 

It is assumed operating expenses at the indoor sports facility will be $620,000 

Approximately 50% of the budget will be spent on staffing the facility.  One third of the hours of two full 
time city employees will be utilized to oversee the operations of the facility and coordinate scheduling 
tournaments and ensuring a quality user experience.  Sixteen hours will be allocated each day for two 
employees to coordinate operation of the front desk and nonprime concession hours.  Twenty hours a 
week in temporary staff has also been allocated for day camp staff and is reflected in year four 
operating costs.  A Tennis Pro will be hired to coordinate tennis lessons, clinics, tournaments, and 
interact with the Mankato Area Tennis Association needs.  Referee and instructor costs are also 
accounted for to accommodate league play and clinic services.   

With the exception of utility costs, expenses for supplies and services have been estimated based on 
projections from the Pinnacle Sports Feasibility study and staff experience operating Caswell Park.  A set 
aside for capital expenditures and deferred maintenance on the facility has also been included in 
projections and is estimated to continue increasing in years beyond the four year forecast as the facility 
ages. It should be noted the 2016 sales tax extension included capital replacement items as eligible 
expenditures. As a result, whether derived from operational revenues, food and beverage tax, or local 
options sales tax, expenses for regular replacement and large scale maintenance at the facility have 
available funding sources.     

It is undisputed varying opinions of costs to operate the facility exist and any estimate will vary after the 
building begins operations. As a result, staff have included four other possibilities for operational 
estimates prepared by Pinnacle Indoor Sports (See Appendix B).  Every projection includes operational 
shortfalls in years 1-3 of the facility that annually average between $92,000 to $181,000. Some of the 
projections include the facility breaking even in year four of operation and some include annual 
shortfalls ranging from $43,000 to $111,000. Operational shortfalls projected at the facility in years 1-3 
will be covered by either a combination of food/ beverage tax collections and general fund transfers, or 
with general fund transfers depending on the policy preferences of the City Council. It should be noted 
the Pinnacle estimates were completed prior to the letters of intent being signed with user group and 
do not include revenue from either the lodging tax, food and beverage tax, or potential use of sales tax 
dollars for large capital replacement items. While the staff estimates include a breakeven scenario in 
year four, existing publically owned facilities like All Seasons Arena and the Caswell Softball complex 
receive subsidies within the ranges predicted in year 4 of all operating statements.  

 

ESTIMATED ECONOMIC BENEFIT 

A.  See Appendix C of the report.   
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MARKET ANALYSIS 

At least three market analyses have been completed that review indoor recreational needs in the 
Mankato/North Mankato Metropolitan Statistical Area.  The first study was completed by the National 
Association of Sports Commissions in 2013.  The second study is a regional sports review conducted by 
the Minnesota Amateur Sports Commission in conjunction with the Mankato Sports Commission in 
2017.  The third study was completed by the City of North Mankato in 2019.  Below is a summary of the 
findings as they related to the market for hard court facilities.   

a. 2013 National Association of Sports Commission Study 

In appendix two of the study, a total of 4,941 core participants of basketball were identified within a 30 
mile radius of Mankato, slightly below the national average.  When the numbers are expanded to a 60 
minute drive time participants increase to 22,513 which is above the national average.  Volleyball core 
participants within 30 minutes were estimated at 1,251, which meets the national average and increases 
to 5,624 with the 60 minute drive time.  Core Participants for tennis were slightly below the national 
average in the 30 minute drive time with 1,607 participants but grew to 7,199 in the 60 mile drive time 
and exceeds the national average participation rate.  A core participant is defined as a person who plays 
a sport a specific number of times a year.  A core participant for basketball and volleyball is defined as 
someone who plays 13+ times per year and with tennis it is defined as 21+ times per year.  For instances 
where participation is below the nationals average, user groups believe this is related to the lack of 
available space to participate in the sport because facilities don’t exist, aren’t available during prime 
hours, or users are required to drive over thirty miles to reach available facilities.   

The study identifies two tournament quality facilities in the market area that could compete with the 
proposed North Mankato Field House for tournaments.  The first is combining four gymnasiums at 
Minnesota State University (Bresnan, Myers, Otto, and Schellberg) to assemble up to 10 basketball 
courts or 12 volleyball courts.  However, access to these gymnasiums is restricted by other programming 
uses and very few tournaments are held at the facility each year with no practices being held for youth 
sports at those facilities. The second facility is the National Volleyball Center in Rochester that has 
eleven volleyball courts near another three at Century High School. The NASC study opines it would be 
difficult to justify more than “four or so” courts for this purpose because of the existence of the National 
Volleyball Center.  Two other related facilities included in the NASC report but not mentioned as 
competition are the YMCA expansion and the potential reuse of one of the All Seasons Arena (ASA) rinks 
should it be decommissioned as an ice facility.  The conversion of the ASA rink to another use will have 
little or no impact on the proposed fieldhouse’s rental or tournament demand. Regular programming 
and member use at the YMCA is anticipated to utilize prime hours desired by local user groups planning 
to utilize the Caswell Fieldhouse and is not estimated to meaningfully affect revenue projections.   

For the purposes of this market analysis, “four or so” is interpreted through the summary statement on 
page 32 of the NACS study which states, “It would be ideal if a six court indoor sports complex were 
built…..A six court building could become a regional mecca for basketball and volleyball competitions.  It 



  Memorandum 
 

 

13 
 

could be planned so that two volleyball courts would be placed across each basketball court.  With six 
basketball and twelve volleyball courts this would become an outstanding location and local and regional 
uses in the fall and winter and an equally excellent site for regional national competitions in the spring 
and summer.  The AAU and USSSA have events that could flourish in such a building…bringing with them 
millions of dollars in visitor spending.”  The North Mankato proposed facility includes four basketball 
courts and eight volleyball courts.  After conferring with local sporting groups, this will meet their 
expectation of use for both practice and tournaments.  It should be noted the facility could be expanded 
in the future if rental demand exceeds available time or if additional funding becomes available.    

In regards to tennis, the NASC report concludes “the lack of indoor courts requires local players to leave 
town in the winter (page 26).  This is a quality of life issue.  An indoor multi-court tennis club did exist at 
one time, but it is no longer in business.  Our discussions indicated the need for four courts.  This is 
sufficient for local and regional players and small events.  Visitors spending would not be a significant 
factor, in our opinion.”  The study goes on to discuss tennis by stating, “….There are no indoor tennis 
courts in the area (page 31).  With plenty of players and more that would take up the game if facilities 
were available, there is no question in our mind of the need for indoor [tennis] courts.  Four indoor courts 
like those in the concept drawing are relatively inexpensive to construct and operate.  In fact, we believe 
they would be the most economical of the elements.  Four courts, however, are not really sufficient for 
events that would attract significant number of visitors.  They are enough for local clubs and leagues, 
and could host very small events.  They could also assist the college and university programs by providing 
indoor space in a climate where the game is likely to be played more indoors than out.”  After conferring 
with the local tennis association and local collegiate tennis teams, they request seven to eight courts be 
built to accommodate needs for both tournaments and general use but concede six will adequately 
equip the facility to start operations.     

b. 2017 Greater Mankato Regional Recreation & Minnesota Amateur Sports Commission Facilities 
Development Update 

Completed in December of 2017, the Minnesota Amateur Sports Commission and Greater Mankato 
Growth completed a renewed review of the local sporting community and facility owners in light of the 
locally and legislatively approved sales tax extension.  One of the general highlights of the report 
included the following statement, “There is clearly a demonstrated need for additional space on the part 
of user groups,” and that “All groups including volleyball, basketball, LEEP, pickleball, wrestling, etc. need 
more court space for practice, games and tournaments.” The report also cautioned that issues of 
affordability, non-prime hour usage, lack of detailed user information, and the effects of demand from a 
new supply of any facility will bring to the market.  The report identified a rental rate of $50-60 per hour 
for rent in a courts facility needed to cash flow operations and that existing court users are paying any 
range of price per hour from $10-40 per hour depending on time and day of use.   

The report also states that creating a “facility of regional significance would require 4 to 6 courts in one 
place.  Since the school district is the primary operator of this type of space, it would make sense to add 
on to a school if not part of a community center concept.”  As proposed, the Caswell Sports Fieldhouse 
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will include meeting spaces and a large concession area with outdoor seating open to the public that is 
part of a community center concept coexisting alongside a practice/tournament facility for numerous 
entities and sport groups.  It will also include 4 basketball courts.  The proposed rate of rental per hour 
for one basketball court is $33 per hour in year one of operation.  While this is less than the $50-60 
proposed by MASC, other operating revenues are identified in this memo to ensure the facility cash-
flows. 

c. 2019 Pinnacle Indoor Sports Multipurpose Sports Facility Market Feasibility Report  

Following All Season Arena’s decision to expand a hockey sheet on property already owned by the 
partnership, the decision of Bethany Lutheran College to proceed with a sports bubble in 2017, the 
decision by MSU to proceed with a sports bubble in 2018, the likelihood other better owners exist for a 
competition swimming pool, and the findings of the 2013 and 2017 reports by NASC and MASC, a study 
was issued by North Mankato to determine the feasibility of moving forward with a fieldhouse concept 
focused on serving hardcourt needs.  Please note, this decision was made following extension of the 
local options sales tax by voters, years of participation in the Mankato Sports Commission’s facility 
stakeholder’s committee process and following several interviews with user groups also attended by the 
MASC.   

The 2019 Pinnacle Indoor Sports Report recommends the City of North Mankato move forward with 
plans to build a multipurpose indoor sports facility in North Mankato that includes two regulation 
basketball courts plus a separate area for three tennis courts.  However, the report goes on to 
recommend that if “funding and community desire would allow, then a facility with four regulation 
basketball courts and six tennis courts would meet market needs, but also allow North Mankato to 
compete for regional tournaments and larger recreational events as a regional sports tourism 
destination – particularly for weekend basketball and volleyball tournaments (reference both 2013 and 
2017 study regarding size of facility for regional significance).”    

The Pinnacle Report includes several sections including demographic reviews, interviews with sporting 
groups, an examination of other facilities in the area, and high school sport trends.  All areas of review 
suggest a reasonable expectation of success for the facility based on market conditions with the 
exception of the effect of lower household incomes than the national average.  Household income was 
flagged as a potential problem to charging necessary rates at the facility and has been a consistent 
theme in all of the reports.  The consistency of this issue supports the proposed rate of $33 per court, 
the need for the facility to be subsidized by other revenue streams, and an additional rational for state 
bonding support to construct such a facility.  As was demonstrated in the financial section of this report, 
other revenue streams will be utilized to achieve the breakeven point than simply youth sport rentals 
and tournaments to overcome the limitations of lower than average household incomes.     
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d. Market Analysis Summary 

A review of three studies, by four different groups, over five years reveals surprising consistency in their 
analysis of the market for the proposed fieldhouse (see Appendix F).  All believe the user demand exists 
for a fieldhouse facility, all believe a fieldhouse could be a regional attraction, all believe issues exist 
with affordability and that issues of affordability may affect the facility collecting enough revenues from 
users and visitors to breakeven.  In addition to the studies, discussion with user groups and their signed 
letters of intent to rent the facility for practice and tournaments confirm the suggestions of all studies 
that demand exists to proceed with the project.  While actual market demand would likely be met with 
two full sized basketball courts and three tennis courts, all reports suggest a minimum of four basketball 
courts and six tennis courts are necessary to have any regional significance in generating additional 
users or economic vitality in the area.  In addition, the very users necessary for the success of the facility 
adamantly state that only two basketball courts and three tennis courts would not be sufficient to 
accomplish the existing and future needs of their organization and the public at large.  Therefore, the 
proposed facility combines two principles that have guided the operation of Caswell Park for the 
entirety of its existence with the findings of the studies that have been completed over the past five 
years – 1) First serve the needs and partner with excited local user groups 2) Construct a facility that can 
attract regional and international tournaments 3) Operate it at the least cost to the public.   

Conclusion 

As discussed in the Background section of the report, the purpose of this document is to expand on the 
initial financial performance estimates of the proposed fieldhouse provided to the City Council on 
February 25th of this year.  After verifying operational estimates with user groups, reviewing prior 
feasibility studies, and examining other available revenue sources for the facility, staff presents to the 
best of their ability the four year annual operating statement found on the first page of Appendix A.  
While varying opinions regarding assumptions made in this memo will be made by each reader, staff can 
verify several important key points.  First, the proposed project fulfills the expectations of voters who 
supported the tax when asked to expand its use for indoor recreational use.  Second, the proposed 
project expands an existing state asset for sports tourism, known as Caswell Park, by partnering with 
numerous local and state institutions.  Third, the proposed project is the result of a regional planning 
process that fits within the framework of a broader effort to resolve issues related to facility access, 
quality of life, and positioning the region for future prosperity.  Fourth, no one could have predicted that 
thirty years ago, a softball complex in North Mankato, Minnesota, would become internationally 
recognized.  What we do know now after operating Caswell Park for more than 30 years is that 
partnering with excited local user groups, constructing a facility that can serve regional tournaments, 
and operating it at the lowest responsible cost yields significant economic and quality of life benefit for 
residents and visitors.  The proposed Caswell Fieldhouse will yield such results.     
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