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Pursuant to due call and notice thereof, a Council Work Session of the North Mankato City 
Council was held in the North Mankato Police Annex on February 25, 2019.  Mayor Dehen called the 
meeting to order at 1:00 p.m. The following were present for roll call: Mayor Dehen, Council 
Members Oachs, Steiner, and Norland, City Administrator Harrenstein, Finance Director McCann, and 
City Clerk Van Genderen. Absent: Council Member Whitlock. 

 
Indoor Recreation Financial Feasibility-Norm Gill, Pinnacle Sports 
 City Administrator Harrenstein introduced Norm Gill from Pinnacle Sports; the outside 
consultant was contacted to provide an expert analysis of the proposed facility. Pinnacle Sports has 
built over 40 facilities and provided studies for well over 100 facilities.   
 Mr. Gill reported his company analyzed the market and combined that with a review of the 
client's goals before providing the report.   Mr. Gill noted that about four years ago he was contacted 
by a North Mankato private group to study the construction of a sports facility, but the project was 
rejected.  Mr. Gill reported because the project is for a municipality he made some assumptions 
including, capital costs covered by Sales Tax or State Funding, the land is free, no property tax and 
some operational costs are covered by the General Fund.  He reported half of the overhead is labor but 
noted that a staff member who goes after events and promotes the facility full time would enhance its 
ability to generate revenue.  He stated the report also attempted to tabulate utilization that will be 
required to meet demand and to grow into the facility.   
 The proposed facility has hard court for volleyball, basketball and futsal, and courts for tennis 
and pickleball.  Mr. Gill reviewed two facility sizes, one that is 44,000 square feet and the other that is 
88,000 square feet. He reported both would meet the current needs of the community although the 
smaller facility would require the vertical scheduling of the facility not the horizontal scheduling of 
activities.  Most organizations would prefer horizontal scheduling of activities for ease of use with 
each activity.  He reported the cost of the smaller facility would be approximately $6-6.5 million, but 
the larger facility would provide more opportunity for facility use and growth.  He stated the 
operational cost for the larger facility is negligible from the smaller facility but would include 
increased costs for electricity and labor.  City Administrator Harrenstein reported the smaller facility 
does not meet the expectations of local user groups based on the interviews included in the feasibility 
study and does not meet the sports tourism expectations of the region or the Council. 
 Mr. Gill reviewed similar projects and suggested specific products for use in the project.  He 
reported Pinnacle Sports recommended the use of Teraflex flooring instead of hardwood as the care 
and maintenance are less and users are satisfied with the flooring.  Mayor Dehen requested 
clarification on the proposed construction materials.  Mr. Gill reported the building would be a pre-
engineered building.  City Administrator Harrenstein reported the building is a large prefab building 
that would be designed for current user groups and would help the groups take their programs to the 
next level.  He noted the user groups required a minimum of three courts and six tennis courts.   
 Mr. Gill reviewed the pro forma and noted that the information was based on his company’s 
experience, community findings, hours required by users, and how much people are willing to pay to 
use the facility.  The pro forma revealed a close to break-even model for the City after allowing the 
General Fund to absorb certain expenditures. City Administrator Harrenstein stated the facility could 
potentially be augmented by the Hotel/Motel Tax, Food and Beverage Tax, naming rights and 
sponsorships.  The facility could be envisioned to provide a walking space, community space and a 
space for library programming.  The next steps would be for staff to continue meeting with user groups 
and obtain letters of intent to firm up use and begin conceptual design work.   
 Mayor Dehen requested clarification on the proposed private group project that did not happen.  
Mr. Gill reported the group was interested in building the facility and partnering with the City to lease 
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the space to cover their investment.  The projected City expenditures to lease the building was not 
feasible.   
 Mayor Dehen requested clarification on seating for spectators.  Mr. Gill reported there would 
be room to provide comfortable seating for events. Council Member Oachs requested clarification on 
estimated costs.  Mr. Gill reported the 44,000 square foot building would cost approximately $6-6.5 
million and the 88,000 square foot building would cost over $10 million. With no further questions 
from the Council, City Administrator Harrenstein reported staff would continue to verify specifications 
from user groups.  Mayor Dehen requested the Pinnacle report be brought before Council. 
 
Solar Garden Subscription Program 
 Finance Director McCann reported the Solar Garden Subscription program proposal would be 
presented by Erica Forsman and Jane Qualey from US/Solar.  Ms. Forsman reported US Solar is a 
Minnesota company and was presenting a local subscription project for the City to consider.  The 
North Mankato agreement summary included a standard form 25-year subscription agreement with a 
subscription rate of a penny-off discount structure and cancellation options at year 10 and 20.  The 
projected North Mankato savings over 25 years is $94,224.  Mayor Dehen requested clarification on 
responsibility for disposal of solar panels when they have degraded.  Ms. Forsman reported the 
responsibility for the disposal and recycling of the solar panels would be US/Solar.   
  
 Council Member Oachs requested the potential use of text messages and emails to announce 
snow emergencies. 
 
 Mayor Dehen closed the Council Work Session at 2:22 p.m. 

 
        ___________________________________ 
        Mayor 
 
__________________________________ 
City Clerk        































RESOLUTION NO.  
 

RESOLUTION ADOPTING MULTIPURPOSE SPORTS FACILITY  
MARKET FEASIBILITY STUDY 

 
 

WHEREAS, Pinnacle Indoor Sports conducted a feasibility and market study to assess 
options for the development of an indoor multipurpose sports facility in North Mankato; and 

 
WHEREAS, the feasibility report recommended that the City of North Mankato move 

forward with plans to build a multipurpose indoor sports facility; and 
 
WHEREAS, the City of North Mankato has established a request for state bonding 

dollars for the enhancement of Caswell Regional Sporting Complex,  including expansion of an 
indoor recreational facility as a 2019 State Legislature priority. 

 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 

NORTH MANKATO, MINNESOTA; 
 

1. Adopt the Multipurpose Sports Facility Market Feasibility Study 
 

2. Proceed with planning for the larger building option as described on page 7 and depicted 
on page 9 of the Market Feasibility Study, subject to changes deemed appropriate during 
project development and construction.   
 

3. Proceed with development of the project subject to financing through state bonding 
and/or other sources.  

 
 

 Adopted by the City Council this 4th day of March 2019. 
 
 

__________________________________ 
Mayor 

ATTEST: 
 
__________________________________ 
City Clerk 



 

 

 

  
 

  
 
 
 

INDOOR MULTIPURPOSE SPORTS FACILITY  
MARKET FEASIBILITY REPORT 

 

Prepared for: 
City of North Mankato, MN 

 
 

North Mankato, MN 
February 2019 

 
 

 
PI Sports, LLC, 12468 La Grange Rd, Suite 337, Louisville, KY  40245 

Contact Norm Gill, norm@pinnacleindoor.com, (502) 551-1974 

mailto:norm@pinnacleindoor.com


 

 

 

 
 
 
 
 
 
 
 
 
 
 
February 2019 
 
To the Officials of the City of North Mankato, MN: 
 
This is the final report regarding the market feasibility study we performed for a 
proposed indoor multipurpose sports facility in the North Mankato, MN, market. The 
attached document summarizes our research and analyses and is intended to assist you 
in making informed decisions regarding the future of the facility. 
 
The conclusions contained in this report are based on the estimates, assumptions and 
other information developed from our research of the market; our knowledge of similar 
sports complexes; and our experience operating our own facilities. We analyzed all the 
information provided to us, including the management of competitive/comparable 
facilities in your market; local and regional sports organizations; demographic 
characteristics of the defined market; and other sources. We then applied our years of 
experience to provide you with our best professional recommendations. 
 
We sincerely appreciate the opportunity to assist you with this project and would be 
happy to be of further assistance in the interpretation and application of the study’s 
findings. After you’ve had time to digest the findings of this report, we recommend a 
follow-up conference call to answer any outstanding questions you might have. 
 
Thank you for choosing Pinnacle. 
 
Norm Gill 
Pinnacle Indoor Sports 
(502) 551-1974 
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Executive Summary 
 
Pinnacle Indoor Sports (referred to as “Pinnacle” throughout) was retained to conduct a 
thorough study to determine the viability of an indoor sport facility in the North 
Mankato market.  
 
Findings 
Pinnacle interviewed more than two dozen representatives from local and regional 
organizations — a great majority of whom cited a need and/or desire for an indoor 
recreational/sports and tennis facility with hard courts in the North Mankato market. 
Additionally, Pinnacle studied current market conditions/demographics and evaluated 
existing multipurpose sports facilities.  
 
As a result of this research, Pinnacle determined that unmet facility demand exists in 
the North Mankato area for the following sports: 

• Indoor youth and adult soccer/futsal 
• Indoor youth and adult volleyball 
• Indoor youth and adult basketball  
• Indoor tennis  
• Indoor hard-court rentals 

 
In developing its facility recommendation, Pinnacle made the following four 
assumptions: 
 

1. The project shall be constructed with funds generated from the 2016 sales tax 
extension approved by taxpayers.  
 

2. The land would be readily available at no cost to the City of North Mankato.  
 

3. The City of North Mankato would be exempt from paying property taxes on the 
proposed facility.  

 
4. The City of North Mankato will offset some of the proposed facility’s operating 

expense, i.e. facility and grounds maintenance, liability insurance, and 
administrative costs.   
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With those assumptions in mind, multiple factors emerged that indicate the likelihood 
of a new indoor sports facility succeeding in the North Mankato market. They include: 
 
• A climate with a longer winter season than other areas of the Midwest. A climate-
controlled indoor facility would allow for year-round training and leagues in the North 
Mankato market, as well as provide a comfortable indoor environment during warm 
summers. 
 
• Healthy increases in population and household growth. Both demographic factors 
suggest that a small multipurpose sports facility would be successful in North Mankato.  
 
• Heightened public interest. Of particular note are representatives from area 
basketball and volleyball organizations and school districts, who indicated they would be 
interested in forging strategic partnerships with the operator of a new indoor sports 
facility to help ensure its success. That said, price points would need to align with local 
market rates. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  The PAC 
  Austin, TX 
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Additionally, representatives of other local sports programs Pinnacle interviewed 
indicated a desire to partner with the operators of a proposed indoor facility for various 
programs, leagues and tournaments. They include: 
 
• Greater Mankato Community Tennis Association 
• Mankato Area Pickleball Association 
• Mankato Basketball Association 
• Mankato United Soccer Club (futsal) 
• Minnesota Attack (volleyball)  
• Minnesota Rise (basketball)  
• Minnesota Youth Soccer Association (futsal) 
 
Pinnacle also is aware of the following indoor sports facilities and YMCA expansion plans 
in the works in the North Mankato market:  
 
• Mankato State University plans to open an indoor turf facility by October 2019. 
 
• Bethany Lutheran College is considering construction of an indoor turf and 200-meter 
track facility/fieldhouse, plus an outdoor turf field. As of the writing of this report, the 
college was awaiting final drawings, approval from the board of trustees and funding for 
the project. If the plan falls through, college officials told Pinnacle they would consider 
adding a dome over the outdoor turf field.  
 
• Mankato Family YMCA plans to begin a capital funding campaign in November 2019 to 
build a new facility (pending the results of a financial pro forma). Elements under 
consideration include:      

 Four basketball courts 
 Indoor tennis courts 
 12-lane indoor pool 

 
For more information, see the attached “Exhibit I—Selected Interview Notes” and 
“Exhibit II— Existing Facility Competition.” 
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Recommendation  
Based on existing conditions and assumptions, Pinnacle recommends the City of North 
Mankato move forward with plans to build a 44,000-square-foot multipurpose indoor 
sports facility in North Mankato.  
 
It would include one multisport space that converts to offer combinations of the 
following: two regulation basketball courts, two futsal courts, four regulation volleyball 
courts or four elementary-/middle-school size school basketball courts, plus a separate 
area for three indoor tennis courts. This facility would satisfy current market needs. 
 
A second, larger option (based on available funding and community desire) would allow 
for construction of an 88,000-square-foot facility that would house one multisport space 
that converts to offer combinations of the following: four regulation basketball courts, 
four futsal courts, eight regulation volleyball courts or eight elementary-/middle-school 
size school basketball courts, plus a separate area for six indoor tennis courts.  
 
The larger facility design would not only meet current 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. 
 
It should be noted that there is not an appreciable difference in the ongoing operating 
costs of the two options. 
 
For proposed floor plan configurations and sports utilization examples featuring both 
options, see proposed floor plans on pages 8 and 9.   
 
For more information, see the attached “Exhibit I—Selected Interview Notes” and 
“Exhibit II— Existing Facility Competition.” 
 
Next Step 
Pinnacle recommends additional community discussions regarding public preference for 
either a 44,000-square-foot or 88,000-square-foot facility. 
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Recommended Proposed Floor Plan (44,000 square feet)  
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Recommended Proposed Floor Plan (88,000 square feet)  
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Study Overview 
 
As referenced in the Executive Summary, Pinnacle was commissioned to assess the 
feasibility of building an indoor multipurpose sports facility in the North Mankato, MN, 
market. Pinnacle’s charge was to determine the feasibility of an appropriately designed 
sports facility with the following goals: 
 

1. Provide an evaluation of potential demand and market support for an indoor 
sports development  

2. Recommend the most beneficial programming mix to balance the largest 
number of participants and highest revenue generation for the facility 

3. Provide design specifications for the right-size facility according to the estimated 
utilization projections that would put it ahead of local and regional competition. 

 
Assumptions 
The conclusions and recommendations of the study are based on the following 
assumptions: 
 

1. That information received from sources, including other facilities, is accurate and 
complete. 

2. That the supply of these types of facilities in the local and regional market area 
will not differ significantly from what already exists in the area today. 

3. That the general national, state and regional economic outlook will not change 
markedly. 

4. If a facility is developed, it will be of the highest quality, using state-of-the-art 
equipment, imaginative design and be properly capitalized. 

5. If a facility is developed, competent and professional management will operate 
and market the facility. 

 
 
 
 
 
 
 
 
 
 
Research Team  
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The study and resulting recommendations were 
conducted by Pinnacle Indoor Sports — a leader 
in the development of sports complexes and 
recreational facilities in the United States.  
Pinnacle was founded in 2000 by experienced 
sports center owners and operators Steve 
Michener and Norm Gill to respond to the 
demand for professional planning and financial 
and management services in the indoor sports facility market. During the past 19 years, 
Pinnacle has provided sports complex planning, funding support, development, design 
and construction management, and operational services to more than 300 communities. 
 
Research  
Pinnacle Partner Sam Migliano conducted telephone and email interviews with 
individuals representing various organizations in North Mankato to assess the local and 
regional sports markets as they relate to development of a proposed indoor facility. 
 
Research conducted for this study included interviews with the following groups:  

 Apple Valley Volleyball 

 ARJO (Volleyball) 

 Belle Plaine Juniors (Volleyball) 

 Bethany Lutheran College 

 D1 Minnesota (Basketball) 

 Greater Mankato Community Tennis Association 

 Mankato Area Girls Fastpitch Association 

 Mankato Area Pickleball Association 

 Mankato Area Public Schools - Mankato West 

 Mankato Basketball Association 

 Mankato Family YMCA 

 Mankato United Soccer Club 

 Minnesota Attack Volleyball 

 Minnesota Comets (Basketball) 

 Minnesota Heat Basketball 

 Minnesota Rise (Basketball) 

 Minnesota State University, Mankato 

 Minnesota Youth Soccer Association 

 St. Peter Youth Basketball Association 

 USA Volleyball - North Country Region 

 Visit Mankato (including Sports Commission + Greater Mankato Growth) 

 Waseca Basketball Association 
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A review of the area’s existing facilities also was conducted. Additionally, Pinnacle 
performed a demographics analysis of the market and compared it to other markets 
with successful privately financed indoor sports facilities. Finally, a review of national, 
regional and local sports organization participation rates and trends was undertaken. 

 
 
 

 
 

 

 

 
 
 
 
 
 
 
 

 
The Centre 
State College, PA 
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Methodology 

 
The methodology employed by Pinnacle in conducting this market feasibility study 
includes a review of quantitative and qualitative data from local and regional sources.  
 
Quantitative Data  
This review includes a search of primary and secondary sources to define the North 
Mankato market relative to the stated objectives and provide lines of inquiry for the 
next stage of qualitative research.  
 
Specifically, the quantitative research phase gathered information on local, regional and 
national usage of indoor venues by sports and recreation groups, as well as a 
demographic study of the defined market.  
 
Additional data gathered provides indications regarding local and regional sports activity 
trends. The quantitative research provides the following information:  
 
•  Regional and local trends in sports participation by targeted sports and activities  
•  Trends in size and type of indoor facilities by targeted sports in similar communities 
•  Disposable income/recreational spending patterns by local user groups  
 
Research began within the North Mankato area, examining current recreational sports 
user groups, as well as sports organizations in the extended market outside the 
immediate area. The information obtained allowed for assessment of the area’s sports 
venue needs and projected participation patterns of each group.  
 
A wider regional data search using Internet sources, industry websites and publications, 
and personal contacts was included to evaluate the potential regional draw for special 
events such as tournaments and other activities. Regional sports and recreation groups 
were identified and inventoried based on the organizations’ number of participants, 
current activities, facility utilization and participation statistics.  
 
The local and regional demographics were analyzed using the most recent data from 
Environics Analytics, based on U.S. Census Bureau data (see “Attachment — Detailed 
Demographics Reports” for background).  
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Qualitative Data  
Qualitative data research seeks to provide information beyond facts, such as personal 
descriptions/observations, user group intentions and industry trends gathered via 
personal interaction with potential user groups/area insiders. Focused research was 
used to explore and understand the real need for (and potential users of) a new facility.  
The qualitative research phase probed the following:  
 

1. What user groups would benefit from a new indoor sports/recreation facility?  
2. What sports and activities do the potential user groups represent?  
3. What utilization rate (number of hours) is desired by identified user groups?  
4. What time parameters (hours of day, days of week, times of year) are most 

desired by user groups for facility usage?  
5. What types of venues are needed (hard courts, turf)?  
6. What size venue is desired/needed by the identified user groups?  

 
To better identify these needs, Pinnacle interviewed the following groups:  
 
Group 1: Local government staff 
Group 2: Local and regional sports association representatives 
Group 3: Operators of existing sports/recreation facilities  
Group 4: Educational leaders and professionals  
Group 5: Nonprofit organizations 
 
Pinnacle’s approach to researching groups was via telephone interviews and e-mail 
interviews. Pinnacle introduced the purpose of the study and sought comments on 
personal, organizational and community needs for the proposed facility as these groups 
saw them (see “Exhibit I—Selected Interview Notes”).  
 
During the interviews, Pinnacle identified potential proponent groups and determined 
which ones might have interest and financial capability to play a significant project role.  
 
Senior and junior staff members participated in the collection and analysis of 
quantitative and qualitative data. 
 
Performance Steps to Assess Feasibility  
In order to project the financial performance of the facility, Pinnacle Indoor Sports took 
three internal steps to assess feasibility. Those steps were:  
 

1. Interview the client to understand the vision and goals. 

2. Identify areas in which residents are underserved, based on needs and habits.  

3. Analyze existing regional service providers and events to identify areas of 

opportunities to attract traffic from outside the immediate market area. 
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Market Area Description 
For the purpose of this report, the local market area is defined as an area surrounding 
Mankato (see map below). Certain activities at a new indoor sports facility — including 
tournaments, clinics and camps — would likely draw from a broader area throughout 
the southern Minnesota region. Weekly programming, on the other hand, would draw 
from a more localized area. 
 

 
 
North Mankato, located in Blue Earth and Nicolet Counties in south-central Minnesota, 
is about a 90-minute drive from Minneapolis/St. Paul. The Minnesota River separates 
North Mankato from Mankato to the south, and North Mankato is the smaller of the 
two cities.  
 
Climate 
Average temperatures in North Mankato range from a low of 3 degrees Fahrenheit in 
January to a high of 82 degrees Fahrenheit in July. The city receives an annual average of 
31 inches of rain and 39 inches of snow (compared to the U.S. average of 39 inches of 
rain and 26 inches of snow per year). The number of sunny days per year is 195; the U.S. 
averages 205 sunny days per year. North Mankato’s harsh weather — which can include 
wind chill factors in the negative digits — often wreak havoc on outdoor sports, 
especially those with spring seasons.  
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Transportation 
Although many roads lead to North Mankato, U.S Highways 14 and 169 are the two 
main routes in and out of the city.  

 
Travel 
Travel distances to North Mankato from major communities in the area with substantial 
sports organizations close enough to visit for tournaments or other events include:  
 
City   Distance   City   Distance 
Bloomington, MN 72 miles   Minneapolis, MN 83 miles 
Rochester, MN 86 miles   St. Paul, MN  97 miles 
St. Cloud, MN  108 miles   Mason City, IA  108 miles 
Winona, MN  134 miles   Sioux Falls, SD  157 miles 
Eau Claire, WI  175 miles   Sioux City, IA  191 miles 
   
Employment  
Among the largest employers in the Greater Mankato region are Mayo Clinic Health 
Systems, interactive print and marketing solutions giant Taylor Corp., and various 
educational institutions and government agencies.  
 
Unemployment  
The unemployment rate in the Mankato-North Mankato region hit a high of 7.1% in 
March 2010 and dropped to an eight-and-a-half-year low of 1.7% in October 2018. The 
latest unemployment figure available for the region is 1.7% (October 2018).  
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Demographic Market Analysis 
 
General Population  
The population in the designated market area (see 
map on page 13) was estimated to change from 
142,079 to 146,881 between the 2010 U.S. Census and 
2018, an increase of 3.4%. Over the next five years, the 
population of the designated market is projected to 
increase by another 2.7%.  
 
By comparison, the U.S. population was expected to 
increase by 6.6% between 2010 and 2018. That 
population total is expected to increase by another 
3.6% over the next five years.  
 
The number of households in the market area was 
estimated to change from 54,463 to 57,440 between 2010 and 2018, an increase of 
5.5%. Over the next five years, the number of households is projected to increase by 
another 3.4%.  
 
By comparison, the number of households in the United States was estimated to 
increase by 7.1% between 2010 and 2018, and by another 3.7% over the next five years.  
 
The size of the population base of the North Mankato market is in line with the 
population parameters of successful indoor sports facilities in other markets. The past 
and continued population growth in the area provides a margin of error as to the 
probability of a sufficient population to support an indoor sports facility. 
 
Age Distribution 
The 2018 median age in the North Mankato market is 35.5 years, while the 2018 
average age is 38.5 years. In five years, the median age is projected to be 36.4 years.  
 
By comparison, the median age in the United States in 2018 is 38.5, while the average 
age is 39.4. Five years from now, the U.S. median age is projected to remain at 39.5.  
 
User statistics in other communities indicate that younger populations are more likely to 
participate in programs at indoor sports centers. That bodes well for a community such 
as North Mankato, where the population skews younger than the national average. 
Pinnacle anticipates widespread usage of a proposed indoor sports facility, based on a 
combination of age demographics, demand and local enthusiasm for this project.  
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Ethnic Diversity  
Of the area’s estimated 2018 population, 91.1% were White Alone; 3.1% were Black or 
African American Alone; 0.4% were American Indian and Alaska Native Alone; 1.7% 
were Asian Alone; 0.0% were Native Hawaiian and Other Pacific Islander Alone; 1.6% 
were Some Other Race; and 2.1% were Two or More Races.  
 
Of the United States’ estimated 2018 population, 69.8% were White Alone; 12.9% were 
Black or African American Alone; 1.0% were American Indian and Alaska Native Alone; 
5.8% were Asian Alone; 0.2% are Native Hawaiian and Other Pacific Islander Alone; 6.9% 
were Some Other Race; and 3.5% are Two or More Races.  
 
Education  
An estimated 19.6% of the population over age 
25 in the market has earned a Bachelor’s 
Degree, 6.1% has earned a Master’s Degree, 
1.4% has earned a Professional School Degree 
and 1.7% has earned a Doctorate Degree.  
 
In the United States, 19.2% of the population 
over age 25 has earned a Bachelor’s Degree, 
8.4% has earned a Master’s Degree, 2.0% has 
earned a Professional School Degree and 1.4% 
has earned a Doctorate Degree.  
 
Income Statistics  
The average household income in the designated market is estimated to be $77,962 in 
2018, while the average household income for the United States is estimated to be 
$89,646.   
 
The average household income in the area is 
projected to increase over the next five years, to 
$82,769, and the average household income in the 
United States is projected to increase to $98,974 
during the same time period.  
 
Primary Market Area Demographic Summary  
Taken collectively, North Mankato’s demographics 
present a favorable case for the establishment of a 
new indoor sports facility in the market and suggest 
that such a facility would be successful, despite 
household incomes below the national average. 
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The Recreational/Competitive  
Sports Communities 

 
Multiple sports communities exist within the target market study area. What follows is a 
synopsis of some of the major ones.  
 

Soccer 
Youth soccer in the United States is highly structured, with the majority of participants 
registered through the U.S affiliates of the sport’s global governing body, Federation 
International de Futbol Association (FIFA). The United States Soccer Federation (USSF) 
delegates authority over youth soccer to the United States Youth Soccer Association 
(USYSA) and its member organizations. Formed in 1974 with 100,000 participants, 
USYSA now registers more than 3 million players between the ages of 5 and 19.  

The USYSA affiliate for the target market area is the Minnesota Youth Soccer 
Association. The statewide organization boasts 52,000 youth players, with about 70 
percent of them from the Twin Cities area. (About 8,000 players in Minnesota belong to 
the U.S. Adult Soccer Association.) The MYSA currently uses indoor sports facilities to 
host referee training, coaches’ education and Olympic Development Program training. 
 

 
                               Source: US Youth Soccer 

 
Among the MYSA members in the North Mankato market is the Mankato United Soccer 
Club, which provides opportunities for 34 competitive teams (U9-U19) and 500 
recreational players. Teams train at local school gymnasiums for a total of 100 hours in 
January and February, paying only $5 per hour per court.  

1,044,155: 
35%

629,066: 
21%

678,334: 
22%

669,128: 
22%

Totals by Region
Minnesota is in Region II — Midwest

Region I

Region II

Region III

Region IV
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According to interviews with individuals associated 
with the Mankato United Soccer Club, indoor turf 
space in the market is limited, even with the 
pending opening of a dome turf facility at Mankato 
State University in late 2019. The club would be 
willing to consider a contractual arrangement to 
guarantee space and reduce the hourly cost of 
activities at a proposed new indoor facility. 
 

Futsal and Adult Soccer 
Futsal is in the early stages of development in the 
market, and the MYSA is looking for a facility with 
which to partner and provide futsal training and 
teams. Mankato United Soccer Club is interested in 
increasing futsal activity, too. Individuals 
associated with Futsal and the Adult Soccer League 
told Pinnacle there is reason to believe North 

Mankato can be a regional draw for futsal tournaments.  
 
Adult soccer also is popular but has room to grow. In fact, the North Mankato area may 
be an untapped market according to those associated with the sport.  
 
See attached “Exhibit I — Selected Interview Notes” for more information on soccer.  
 
Soccer Summary  
Demand for an indoor soccer/futsal facility in the North Mankato market is high, and 
representatives of soccer organizations appear eager to begin leveraging the futsal 
opportunities an indoor soccer facility would provide. 
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Volleyball 
USA Volleyball is the national governing body for 
competitive youth club volleyball in the United States, 
with more than 325,000 members and an estimated 
5,300 junior clubs. 
 
In the target area, the North Country Region is the 
local regional volleyball authority of USA Volleyball, 
overseeing programs for juniors and adults, with a 
large percentage of those members coming from the 
Minneapolis/St. Paul area. The Executive director of 
the North Country USA Volleyball  told Pinnacle that 
the region would be interested in hosting officials’ 
training, coaches’ clinics and other events at a 
proposed facility in North Mankato, as well as 
partnering to host tournaments. 
 
Minnesota Attack Volleyball, echoed USA Volleyball’s comments and stated there is a 
need for an additional indoor facility in the area that caters to volleyball. Teams 
currently train at facilities operated by the Mankato School District, as well as at the St. 
Peter Community Center, Mankato State University and other area recreation centers. 
They utilize between eight and 10 volleyball courts for 12 hours per week from 
November through March, paying between $30 and $100 per hour per court.  
 
Other area volleyball clubs Pinnacle interviewed — including ARJO, Apple Valley 
Volleyball and Belle Plaine Juniors — indicated they would travel to North Mankato to 
participate in tournaments at a proposed facility.  
 
Adult/Sand Volleyball  
Adult volleyball is popular in the market, with park and recreation departments among 
the entities that host indoor leagues. Sand volleyball is in the early stages of 
development, and interviews with the Executive Director of the North Country Region 
suggests that sand courts be part of a proposed facility’s plans.  
 
See attached “Exhibit I — Selected Interview Notes” for more information on volleyball.  
 
Volleyball Summary  
Although some of the area’s competitive volleyball clubs train at other facilities, they say 
they need more space. Additionally, other clubs from outside the immediate North 
Mankato area say they would travel to a proposed facility to compete in tournaments. 
Such factors justify the inclusion of hard courts in this project. 
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Basketball  
Basketball is one of the most popular participatory sports in the United States and is fast 
gaining popularity around the world. In the United States, the Amateur Athletic Union 
(AAU) is the largest organizing body for youth basketball — overseeing organizations in 
several sports, with almost 700,000 members and more than 150,000 volunteers. 
 
In the target market, at least one team is affiliated with AAU: The Minnesota Rise, which 
uses local school gymnasiums and pays between $10 and $15 per hour per court. 
Meanwhile, Mankato Basketball Association teams (which are not part of AAU) train at 
local schools in Mankato and occasionally the recreation center in Lake Crystal. They 
utilize eight to 12 courts from late October to early March for 75 hours per week; the 
fee is $7.50 per hour per court on weekdays and $25 per hour per court on weekends.  
 

Representatives from both clubs also said they would consider 
a contractual arrangement to guarantee space and reduce the 
hourly cost of activities in a proposed new facility. So would 
the St. Peter Youth Basketball Association. A proposed facility 
would be a major asset to the Greater Mankato area — even 
though St Peter league teams currently practice for free at 
local high school gyms.  
 
Other organizations, such as the independent Waseca 
Basketball Association, also train at local high schools and pay 
only $2 per hour per court. Representatives from those teams 
said they would travel to North Mankato for tournaments.  
 
Pinnacle also interviewed D1 Minnesota, whose director 

indicated teams would travel to North Mankato for tournaments only if D1 Minnesota 
were running the tournaments. Minnesota Heat also indicated the club would possibly 
participate in tournaments at a proposed facility in North Mankato. On the other hand, 
representatives from the Minnesota Comets said a two-hour-and-15-minute drive to 
North Mankato likely would be too far for players to travel.  
 
Adult Basketball 
Adult basketball is popular in the market, with multiple independent leagues offered.  
 
See attached “Exhibit I–Selected Interview Notes” for more information on basketball.    
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Basketball Summary  
The space needs for competitive, recreational and instructional youth basketball in the 
market — as well as additional outlets for adult basketball — justify the inclusion of 
hard courts in this project. 
 

Tennis  
Tennis, generally speaking, is a very individual sport, overseen by the United States 
Tennis Association (USTA) and regional 
organizations.  

In the market area, the local organization is the 
Greater Mankato Community Tennis 
Association, which hosts youth, high school  
and adult tournaments. Representatives from 
those organizations told Pinnacle that there are 
about 150 high school tennis players in the 
market and as many as 400 youth players. He 
also said that, although an indoor tennis facility 
in Mankato closed in 2010, Gustavus Adolphus 
College allows groups to rent its indoor courts 
for tournaments. 

Still, representatives from the Tennis association suggest the market could handle 
another seven or eight indoor courts for regular usage. To that end, a local resident has 
verbally committed to donating land for the association to build a new indoor tennis 
facility for year-round use.  

Despite that prospect,  the association suggested they would consider partnering with a 
proposed indoor facility that included tennis programming for tournaments, indoor 
leagues, court rentals, camps and clinics.  
 
Additionally, the USTA has an established history in the Greater Mankato area, having 
provided some of the $70,000 in funding for resurfacing/reconstruction projects for 
tennis courts at Mankato East and Mankato West high schools a few years ago.  
 
A 2015 report (attached to the end of this report) prepared by the Greater Mankato 
Tennis Community Association outlined the organization’s proposal for an 
indoor/outdoor “tennis facility hub” and cited competitive imbalances for Greater 
Mankato area high school tennis teams because the region lacks a quality indoor tennis 
facility. The report also projected that a new indoor tennis facility would significantly 
increase participation numbers among college and adult players in the market.  
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Admittedly, the indoor tennis segment of a multipurpose indoor sports facility can be 
challenging, but with effective programming strategies that cater to an active tennis 
community, a new facility in the North Mankato region likely would generate significant 
usage — especially between Labor Day and mid-May.  

Adult Tennis 
Outdoor adult tennis is popular in the market, but the GMTCA says no adult 
tournaments are available in the area, and a proposed new facility could change that.  
See attached “Exhibit I — Selected Interview Notes” for more information on tennis.  

Tennis Summary  
Tennis in the North Mankato market is healthy, as evidenced by the Tennis association’s 
contention that additional indoor playing space is needed beyond that which it plans to 
develop on its own. A proposed indoor multipurpose facility that includes a tennis 
component would allow for potential expansion of the local tennis market. 

 
Pickleball  
Pickleball, a hybrid of tennis, badminton and ping-pong, is considered one of the fastest-
growing sports in the United States, with at least 2.5 million players (including many 
older adults.) 
 
The sport’s popularity has been a long time coming. With a history dating back to 1965, 
pickleball most likely began when, according to the USA Pickleball Association website, 
“Joel Pritchard, [a] congressman from Washington state, and Bill Bell, [a] successful 
businessman, returned to Pritchard’s home on Bainbridge Island, Wash. (near Seattle), 
to find their families sitting around with nothing to do. The property had an old 
badminton court, so Pritchard and Bell looked for some badminton equipment and 
could not find a full set of rackets. They improvised and started playing with ping-pong 
paddles and a perforated plastic ball.” 
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Played indoors or outdoors with a paddle and a 
plastic ball, the court is the same size as a 
doubles badminton court, 20 by 44 feet. (The 
same pickleball court is used for both singles and 
doubles play.) The court is striped similar to a 
tennis court with left and right service courts, 
but there is a 7-foot zone in front of the net, 
called the “kitchen,” from which players are not 
allowed to volley.  
 
Most games can be played within 20 minutes, 
and the social aspect is a key element of the 
game.  
 

The USA Pickleball Association (USAPA), headquartered in Surprise, AZ, boats about 
30,000 members. In the Mankato area, there are about 170 members of the Mankato 
Area Pickleball Association — about 70 percent of which are retired adults. Players 
participate year-round, with the indoor season running from mid-September to April on 
basketball courts at the YMCA and school gymnasiums. Access to those facilities is 
limited, though, according to representatives of the association, and they believe there 
is a need for a new indoor sports facility that includes a pickleball component.  
 
Interviews with local Pickleball representatives indicated to Pinnacle that the association 
not only would consider a contractual arrangement with a proposed indoor facility to 
guarantee space and reduce the hourly cost of activities, but it also would be interested 
in hosting tournaments at the venue. Additionally, the association would consider using 
the facility on a regular pay-as-you-play basis, occupying it from 8:30 to 11 a.m. every 
Monday through Friday from mid-September to May.  
 
See attached “Exhibit I — Selected Interview Notes” for more information on pickleball.   
 
Pickleball Summary 
While Pickleball’s popularity is increasing, it is still considered an emerging sport. 
However, the sport’s ability to share programming space with tennis in an efficiently 
operated indoor space would fill daytime hours and possible result in tournaments.  

Softball 
The number of softball players in the United States fluctuated between 9.4 million and 
12.5 million between 2006 and 2017.  
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North Mankato’s Caswell Park has a strong reputation and is a recognized destination 
for softball tournaments. Regarding indoor training space, the Mankato Area Girls 

Fastpitch Association (with about 450 participants) 
has a three-year agreement with a hard-courts facility 
for use during the winter months, paying $25 per 
hour. While that facility satisfies the club’s training 
needs, Representatives from the Association said they 
would prefer an indoor turf facility be built in the 
Greater Mankato area.  
 
See attached “Exhibit I — Selected Interview Notes” 
for more information on softball.  
 

Adult Softball  
Adult softball grew quickly, but participation numbers have flattened in recent years. 
 
Softball Summary  
The need for an additional indoor turf space for softball training is not great enough to 
justify the inclusion of turf in a proposed facility. That said, the installation of indoor 
batting cages and/or pitching lanes at a proposed indoor multipurpose facility could 
help diversify programming and attract new user groups. 

 
High School Sports Trends 

 
Potential demand associated with any indoor multipurpose sports facility is somewhat 
dependent on the attributes of the industry as a whole, as well as specific target market 
segments. This section outlines key high school sports trends that may impact operation 
of a new multipurpose sports facility.  
 
The following information is from the 2017-18 High School Athletics Participation 
Survey, conducted by the National Federation of State High School Associations (NFHS).  
 
The number of participants in high school sports increased for the 29th consecutive year 
in 2017-18, reaching an all-time high of 7.98 million — an increase of 17,351 from the 
previous year. This data is based on figures from the 51 NFHS member state high school 
associations, which includes the District of Columbia.  
 
Minnesota ranks No. 10 in total high school sports participation (240,433 boys & girls).  
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Sports participation by boys and girls each hit record highs, with 4,565,580 boys and 
3,415,306 girls.  
 
Here are the top 10 boys’ sports for the 2017-18 school year:  

1. Football    6. Cross Country 
2. Outdoor Track and Field  7. Wrestling 
3. Basketball    8. Tennis 
4. Baseball    9. Golf 
5. Soccer     10. Swimming and Diving 

 
Here are the top 10 girls’ sports for the 2017-18 school year: 

1. Outdoor Track and Field  6. Cross Country 
2. Volleyball    7. Tennis 
3. Basketball    8. Swimming and Diving 
4. Soccer     9. Competitive Spirit  
5. Fast-Pitch Softball   10. Lacrosse 

 
 

 
 

 
Ancillary Revenue Opportunities 

 
Due to the nature of the sports and recreation business, a large number of spectators 
and sports participants regularly frequent a multipurpose indoor sports facility. This 
leads to a number of ancillary revenue opportunities that should be explored. They 
include:  

• Sports Performance Training 
• Food Service 
• Parties 
• Facility Rentals 
• Retail 
• Youth Development Programs  
• Corporate Partnerships  
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Sports Performance Training  
Many of the individuals interviewed for this report indicated a desire to see new sports 
performance training opportunities, and they say their players would consistently use 
such a facility.   
 

Sports performance training can 
be implemented and overseen by 
hired staff in-house, in 
partnership with an area 
orthopedic or sports 
performance medical group or 
performance trainer, or simply 
via an independent group leasing 
space within a facility to carry 
out this type of activity.  
 

 
As with any business model, a successful sports performance training facility requires 
proper management and marketing, as well as consideration of partnerships or 
franchise opportunities.  
 
Food Service  
Food service in sports centers has traditionally been in the form of a small concessions 
stand and/or vending area. Successful operators know that captive audiences can make 
for profitable food service operations if done correctly. Hot food options should be 
offered, along with fountain beverages (which are much less expensive to carry than 
bottles or cans). Additionally, a strict no carry-in policy should be enforced from Day 
One. The only exceptions to this policy can be for water bottles and/or private rentals 
that require more food service options, such as buffet or plate dinners, than are 
available through current facility offerings.  
 
A proactive marketing campaign also should be employed to package food into “meals” 
and to offer coupons to current participants as part of a membership program or to 
include certain food or beverage items with tournament or party packages for groups.  
 

Pinnacle-developed facility 
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Parties  
Birthday, team, school and corporate 
parties are strong sources of income for 
any indoor sports center. Parties should 
be offered in “packages” to help users 
create the experience they are looking 
for while helping the facility ensure 
maximum revenue. In general, parties 
can be considered facility rental income, 
as the party customers primarily utilize 
facility time when conducting their 
parties.  
 
In addition, opportunities exist to include food and beverage items, party decorations, 
gifts, staff (party supervisors and on-field attendants), equipment rentals and more — 
all at a mark-up for extra revenue. Local companies (bakeries, pizza places and party-
supply businesses) should be considered for partnership opportunities for parties, 
similar to food-service partnerships.  
 
Meeting rooms and field space can be used to host parties; specific party rooms are not 
needed unless a facility has the space available and parties become a much larger 
portion of total revenue. Parties are a significant source of revenue that should not be 
overlooked.  
 
Facility Rentals  
Traditionally, sports facility rentals are 
considered only by sports 
organizations. Additional revenue 
opportunities, however, also exist via 
non-sports businesses and 
organizations looking for open spaces 
to host staff outings, corporate get-
togethers and team-building sessions, 
or even small expos and trade shows.  
Meeting rooms should be designed with sufficient electrical needs for multiple 
computers and can include built-in overhead projectors, white boards, blackout curtains 
for windows or doors, and Wi-Fi to ensure that any meeting can be held with ease.  
Additionally, the facility should be designed with at least one large (14-foot) overhead 
door, the ability to remove boards on court or turf surfaces as needed for the entrance 
of large vehicles and equipment, sufficient electrical (in some cases panels that drop 
from the ceiling), sufficient building egress and air exchange capabilities.  
 

Pinnacle-developed facility 
 

Pinnacle-developed facility 
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Retail  
Retail components can be another source of revenue for indoor sports facilities. Past 
experience in owning and operating indoor sports facilities has shown that the best 
retail opportunities are those in which an already established local business leases space 
from the sports center as a satellite store to their main business.  
 
Pinnacle does not recommend the inclusion of an in-house retail component, opting 
instead to contact existing retail sports stores to see if any of them would be interested 
in dedicated space to accommodate an existing or expansion location.  
 
Once a new facility becomes more fully established, a line of apparel could be offered as 
part of the membership offerings (free T-shirt when signing up, for example) and sold on 
a limited basis for additional community marketing through the facility’s front desk 
component.  
 
Youth Development Programs and 
Summer Camps  
Daytime programming opportunities 
for ages 1 to 5 will be an attraction for 
young families to join the facility and 
sign up for other activities as children 
get older.  
 
Similar programs at other facilities 
have included open playtime,  
“mommy and me” classes, homeschool 
association rentals, senior programming and special events.  
 
Additionally, daycare centers, preschools and school groups should be solicited for 
facility rentals during weekday time slots between 7 a.m. and 3 p.m. These groups also 
help build the facility’s database (via participant insurance waiver forms) for future 
youth program marketing. 
 
During the summer months, general summer camps (and separate sports-specific 
camps) can be held during weekday daytime hours for children too old for daycare but 
not yet old enough to stay home alone. General summer camps with field trips, arts and 
craft activities, and a variety of sports experiences can provide a significant source of 
income during the summer months, as can sports-specific camps and training 
opportunities.  
 
  

Pinnacle-developed facility 
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Corporate Partnerships  
Corporate marketing partnerships, sponsorships and more modest advertising 
arrangements for outside businesses normally provide significant revenue that can be in 
place by opening day, thereby providing critical cash flow as a new facility grows to 
capacity. That being said, this is the one area of the indoor sports industry that 
experienced a downturn during the recent Great Recession. Although revenues are not 
what they once were, interest is returning, and this remains a very viable source of 
significant high-margin revenue that is often overlooked.  
 
Past experience has shown that commercial arrangements with local businesses in the 
fields of medical services, auto dealerships, financial institutions, soft drinks and beer, 
pizza, cellular phones and sporting goods all are prime prospects in competitive 
situations. Industries catering to new home construction and existing homeowners also 
generate above-average partnership revenues. Related businesses such as real estate 
professionals, relocation companies, home-security providers, landscapers and furniture 
stores are prime prospects, as well.  

 

 

 

 

 

 

Competition 
At least three multipurpose indoor sports facility developments are in the works in the 
North Mankato market, but two of them target turf sports and/or track and field. 
Mankato State University plans to open an indoor turf bubble by October 2019, and 
Bethany Lutheran College is considering construction of an indoor turf and 200-meter 
track facility/fieldhouse.  

Pinnacle-developed facility 
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Mankato Family YMCA, meanwhile, plans to begin a capital funding campaign in 
November 2019 for a new facility that could include indoor tennis courts, basketball 
courts and a 12-lane indoor pool. That project, should it receive the green light, would 
happen after the design and construction of the City of North Mankato’s proposed 
indoor facility, giving the recommended project a leg up on any increased competition.  
 
Several Mankato-area sports groups already use indoor gymnasiums at local high 
schools to meet their indoor sports needs, paying reasonable fees with which the city 
would have to compete. The proposed facility also would need to provide outstanding 
service and amenities previously unavailable in the market to make it even more 
appealing to various user groups.  

For complete descriptions of the existing sports facilities in the North Mankato market 
study area, see the attached “Exhibit II— Existing Facility Competition.” 

 

 

 

 
 

 
 
 
 

SWOT Analysis 
 
Through multiple meetings/interviews; a site visit; demographic research; competition 
and sports asset analysis; tours of competing facilities; and other market research; 
Pinnacle identified a range of market characteristics and priorities. The primary driver 
throughout this process was to analyze the potential for a new multipurpose indoor 
sports recreation facility in the North Mankato, MN, market.  
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The following is a summary of some key attributes and advantages and potential and 
existing challenges: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 

  

           Strengths 
• Baseball, softball, soccer and basketball are 

popular sports in the area 
• North Mankato is located relatively close to 

major highways and/or roadway access   

• Population growth in the Greater Mankato 
market  
 

 

          Weaknesses 
• Average household income is below the 

national average.  
• Low price points for indoor facilities via local 

recreation facilities and schools. 
 

 

 

 

 

 

W

        Opportunities 
• Strategic alliances/partnerships with local 

sports organizations  
• Excess demand for market-priced court 

facilities  
• Some current indoor facilities rank average 

to below-average in quality 
• Opportunity for extended indoor 

programming, due to long winters 

 

 

 

 

 

O
             Threats 

• Number of competing facilities in the market  
• Other private and/or public sports leagues or 

programming offered in the market 
• Proposed development of new facilities  

 

T
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Contributors to Project Success 
 
Pinnacle identified multiple factors that are potential contributors to project success. 
Their impact will be quantified in the full financial forecast. These factors include:  
 

 Destination Appeal: One of the primary factors in attracting programming, 
tournaments and participants is the appeal of the destination/location.  

 Public Support: Successful public or private facilities begin with key institutional 
alliances that allow for a high level of support throughout the planning, zoning, 
construction and ongoing operations processes. There has been a positive 
response to the project from several key organizations in the local market.  

 Sports Participation: The majority of user groups in the local market displayed 
enthusiasm for the project.  
 

 Market and Demographics: The North Mankato market is attractive in terms of 
population size and age, and it boasts strong sports communities. A proposed 
facility likely would capitalize on interest and participation as soon as it opens.  
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Challenges to Project Success 
 
As is the case with many new developments, obstacles must be overcome to create and 
maintain an economically viable and financially sustainable facility. They are outlined 
below: 
 

 Cost to Operate: As indicated in the financial model provided, there is an 
ongoing cost to operate an indoor sports facility.  
 

 Balance of Tournaments vs. Local Programming: Although there will be limited 
instances in which local programming competes for time and space, an indoor 
facility also will fill a local void. Facility management must be clear in its 
scheduling and messaging, ensuring local users are aware of tournament/event 
plans and do not expect access when the facility is programmed for the purposes 
of boosting economic impact.   

 

 Market Rates: In order to mitigate the need for ongoing subsidization or 
financial loss, the operations team must charge full market rate for space.  

 

 Current Market Amenities: Some of the market’s existing amenities have solid 
reputations. Additionally, as previously noted, the Mankato Family YMCA is 
exploring expansion, and Mankato State University plans to open an indoor turf 
facility by October 2019. Bethany Lutheran College also is considering the 
addition of an indoor turf facility and fieldhouse. In order to enter the North 
Mankato market, city officials must be confident in the facility’s ability to 
generate income that meets expectations.  
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Snapshot: Possible Operating Model 
 

Scope Includes  
Geographic Service Area North Mankato, MN   

Members and Program Participants 
Served  

Athletes (High School)  
Youth & Teens 
Adults & Families  

Funding/Revenue Sources  Youth & Adult Leagues 
Youth & Adult Tournaments  
Adult Sports 
Sports Performance Training  
Youth Programing  
Special Events & Instructional Clinics 
Summer & Sports Camps  
Drop-in Play 
Private & Group Lessons  
Facility Rentals  
Food & Beverage  
Marketing Partners  
Memberships  

 

Facility Competitor Analysis   

Direct Competitor  Substitutable Competitor  Resource Competitor  

 Private indoor 
sports facilities  

 Club teams with 
training facilities  

 Sports performance 
facilities with turf or 
court venues  

 Baseball/softball 
indoor training 
facilities  

 Local 
Schools/Institutions   

 Local Churches & 
Youth Organizations  

 Parks and Recreation  

 YMCA  

 

Trends Analysis   

Types of Trends Direction of Trend  Comments 

Social needs or demands for 
programs or services  

Needs or demands are: 
       (x)   Increasing  

 Economic Issues – income disparity   

 Aging population in community   

Other trends impacting your 
community/market 

 
 

 Competition from school/community 
centers for sports/afterschool programs 

 Quality of indoor turf/court venues  

 City population increasing annually 
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Strategic Market Review 

Pinnacle reviews the quantitative and qualitative market research according to historical 
case studies and then provides an internal grading system using the following criteria: 
1=lowest / 5=highest 

Focus Criteria  1 2 3 4 5 

Vision/Mission 
 Supports the client’s vision/mission. 

  
 
 

  
 x 

 

Strategic Advantages 
 
 Opportunities for collaborative strategic partnership(s). 

 Improves the market position. 

 Break even or produce a profit/surplus within 3 years. 

 Demonstrates a community benefit. 

 Maintains a mix of programs which profits/surplus or breakeven within 2 years.   

 Local and/or state political office positive about the project. 

 Local user groups would utilize a new indoor sports facility. 

 
 

 
 
 

 
 
 
 
 

 
 
 
 
 

 

 
 
 
x 
 
x 
 
 
x 
 

 
  

 

 

 
 
 
x 
 
 
 

 
x 
 
 
 

 x 

 
 
 
 
 
 
 
 
 

 
 
x 

Financial Viability  
 
 Appears to make financial sense. 
 

 Estimates of measurable outcomes are available to input in the pro forma  
      financial projections. 

 A real need exists with a sense of urgency.  

 
 
 
 

 
 
 
 
 
 
 

 
 
 
x 
  

 x 
 
 

 
 
 
 
 
 

 

x 

 

Geographical and Customer Scope 
 
 Will not interfere the service area of other competitors/existing facilities.  

 Area provides a welcoming, positive, safe and approachable environment. 
 

 Geographic reach; strong. Demonstrate analysis of unmet needs and underserved 
groups within the service area.   

  
 
 
 
 

x 
 
 
 
 

 
 
 
 
 
 

 x 

  
 
 
 

x 

Positioning in the market place as a Leader or Collaborator 
 Demonstrate opportunity for strategic partnerships.  

   
 
 

 
 x 
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Exhibit I: Selected Interview Notes 

North Mankato, MN 
 
Baseball/Softball 

 Mankato Area Girls Fastpitch Association 
 
Basketball 

 D1 Minnesota 

 Mankato Basketball Association 

 Minnesota Rise 

 Minnesota Heat Basketball 

 Minnesota Comets 

 St. Peter Youth Basketball Association  

 Waseca Basketball Association 
 

Soccer 

 Minnesota Youth Soccer Association 

 Mankato United Soccer Club  
 
Tennis & Pickleball  

 Greater Mankato Community Tennis Association 

 Mankato Area Pickleball Association 

Volleyball 

 ARJOApple Valley Volleyball 

 Belle Plaine Juniors 

 Minnesota Attack Volleyball 

 USA Volleyball - North Country Region 

Other 

 Bethany Lutheran College 

 Mankato Family YMCA 

 Mankato Area Public Schools  

 Minnesota State University, Mankato 

 Visit Mankato 
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BASEBALL/SOFTBALL 

Mankato Area Girls Fastpitch Association 

 There are numerous hard-court locations in the market, but many are very busy 
during the winter months 

 Depending on the type of facility, the proposed development could be a nice 
addition to the market. Usage costs would be a concern, but adding court space is 
a good thing for the area 

 Availability of indoor space is tight. The club spent two or three months in late 
2017 looking for a space for winter training use and found a solid option for three 
years 

 Season is mostly year-round. October and November are the only months during 
which there are not training or games 

 About 450 kids participate in the club  

 The club utilizes a gym, and rental fees are $25 per hour. Additionally, the club 
has donated resources to improve the space, as the club believes the rental fee is 
reasonable and wants to help the current owner make improvements (such as 
better lighting and potentially repainting the space) 

 The gym meets most of the club’s needs, but there is desire for a dome that could 
host games during the winter months 

 The finance chair thinks more dome-based facilities are needed in the area than 
hard-court facilities   

 Amenities desired at a proposed facility would be 2-3 batting cages, 3-4 pitching 
lanes, locker rooms, good restrooms, pitching mats, and catching and hitting 
mats; it also would be nice to see some additional training equipment for 
strength, speed and agility training 

 There is a need for sports performance training  

 Adult softball used to be very popular in the market, but youth sports have 
become the priority for many adults in the market 
 

BASKETBALL 
D1 Minnesota 

 The club would travel to North Mankato for tournaments, but only if the club 
were running the event 
 

Mankato Basketball Association 

 There are between 270 and 305 players in the club, ages 9-14. About 66% are 
boys and 33% are girls 

 Cost per player is $250 per year  

 This is a competitive program  

 Other clubs in the market are St. Peters, Waseca, La Sueur and Lake Crystal. AAU 
clubs are Minnesota Rise and Minnesota Ice  
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 Season is October-March; AAU season is April-July  

 The YMCA offers a recreational basketball program targeted for kids in grades K-
6 

 The club has no affiliation with a program such as AAU or USA Basketball  

 Teams train at local schools in Mankato and occasionally utilize the recreation 
center in Lake Crystal. They utilize 8-12 courts from end of October to early 
March for 75 hours per week for all courts and pay $7.50 per hour per court on 
weekdays and $25 per hour per court on weekends  

 Teams do not participate in leagues, only tournaments 

 Teams participate in 5-9 tournaments per year. Entry fees are $175-$350 per 
team for 3 games guaranteed. Events are non-sanctioned, and teams travel 
within a 2-hour driving distance  

 What would it take to move training regimens to a proposed facility? Availability  
and cost  

 Availability of indoor space in the market is limited  

 The president does believe there is a need for an additional indoor sports facility 
in the market for the sport, because several groups are competing for gym space 
for such sports as soccer, volleyball and pickleball  

 Courts are available in the market at schools, colleges and the YMCA  

 Ideal configuration of a new facility to maximize participation would be: 
o Field/Court Size: 3-4 high school regulation basketball courts  
o Preferred Flooring: Wood or Sport Court  
o Unacceptable Size and Flooring: Anything less than above and, in terms of 

flooring, tile or cement    
o Other Amenities Desired: Locker rooms, bathrooms, concessions and a 

scoreboard  

 Indoor activities the organization would likely participate in at a new facility: 
o Leagues: Yes, 15-20 teams       
o Rentals: Yes, 6-20 hours per week from late October to early March; the 

club would have funds to rent the facility    
o Camps/Clinics: Yes, 150 players; club would promote the activities     
o Tournaments: Yes, 15-20 teams; club would like to host them 

 The club does host a tournament utilizing 7 courts at Mankato State University, 
paying $25 per hour per court 

 Participation in adult basketball has decreased over the past 10 years. Adult 
leagues are held at the YMCA and Mankato Community Recreation Center 

 The president believes there is a need for sports performance training in the 
market; about 25% of players would utilize the service  

 The club would have a need for meeting space , a small office space and 
equipment storage at a proposed facility 

 Impression of a proposed facility in the market is positive  
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 The club would consider a contractual arrangement to guarantee space and 
reduce the hourly cost of activities  

 The president is not aware of any other indoor developments in the market  

 Other sports that would impact usage of a new facility = soccer, 
softball/baseball, lacrosse and volleyball  
 

Minnesota Rise 

 The club is affiliated with AAU and Grassroots  

 Tournament season is April-July, with the bulk of tournaments in April and May  

 The club rents high school gyms for training/practices, but schools have first 
priority 

 The club pays $10-$15 per hour per court  

 The club does not need office space  

 There are 20 teams in the club, which also hosts a multiple 3-on-3 leagues. The 
summer 3-on-3 league has about 50 teams; the fall league has 100+ teams  

 The club is interested in starting up a spring tournament  

 The coach also holds individual workout sessions and is looking for places to rent 
for those activities  

 Teams would travel to the Mankato market for events  

 The owner does believe there is a need for an additional indoor sports facility in 
the market for the sport, because of the lack of indoor gym space  

 Ideal configuration of a new facility to maximize participation from the sport: 
o Field/Court Size: 3 high school regulation basketball courts  
o Other Amenities Desired: Scoreboards    

 Indoor activities that the organization would likely participate in at a new facility: 
o Leagues: No, only participate in tournaments        
o Rentals: Yes, 30-50 hours per week from April-July and 10-15 hours per 

week from June-July    
o Camps/Clinics: Yes, 30 players; club would promote the activities     
o Tournaments: Club would be interested in hosting one tournament per 

year 

 The club would consider a contractual arrangement to guarantee space and 
reduce the hourly cost of activities  

 The owner thinks regional/local basketball teams would travel to the area for 
tournaments  

 
Minnesota Heat Basketball 

 The club would possibly travel to North Mankato for tournaments  
 
Minnesota Comets 

 The club is located about two hours and fifteen minutes from Mankato 
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 The director can’t commit to his club participating in events in North Mankato, 
simply because of the distance  

 
St. Peter Youth Basketball Association  

 There are 10-12 teams (100-150 participants)  

 Hard courts available in the market are at schools and St. Peter Community 
Center 

 Impression of a proposed facility in the market is positive. The vice president 
believes there is a need for recreation facilities, and the proposed facility would 
be a great asset to the Greater Mankato area 

 Availability of indoor space in the market is extremely low, and there are many 
organizations wanting indoor space  

 Basketball season is September to May  

 Teams train and utilize school gyms for free; however, there is talk about 
charging a fee in the near future  

 The association does need more indoor space and available times for teams to 
practice and play  

 The vice president believes there is a need for an additional indoor sports facility 
in the market for the sport  

 Amenities desired at a proposed facility would be 6 regulation size basketball 
courts, racquetball courts, a weight room and indoor golf facilities  

 Indoor activities the organization would likely participate in at a new facility are: 
o Leagues: Yes, 10-12 teams       
o Rentals: Yes, from September to April  
o Camps/Clinics: Yes, 120 players  
o Tournaments: Yes, 10-12 teams 

 The club would consider a contractual arrangement to guarantee space and 
reduce the hourly cost of activities, but only if the gym space in St. Peter does 
not improve  

 Believes there is need for sports performance training in the market  

 Adult basketball is popular in the market  
 
Waseca Basketball Association 

 There are 5 boys’ and 5 girls’ teams, from grades K-8 

 Cost per player is $20 to $100 per year  

 Season is November to early April  

 The club does not have an affiliation with organizations such as AAU  

 Teams train at local schools, utilizing 3-4 gyms from November to early April for 
10-12 hours per week and pay $2 per hour per court  

 Teams do not participate in indoor basketball leagues  
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 Teams participate in 3-7 tournaments per year. Entry fees are $200 per team 
with 3-games guaranteed. Events are non-sanctioned, and teams travel within a 
1-hour driving distance  

 Availability of indoor space in the market is limited  

 The president does believe there is a need for an additional indoor sports facility 
in the market for the sport because of the lack of indoor space  

 Ideal configuration of a new facility to maximize participation from the sport is: 
o Field/Court Size: 2 high school regulation basketball courts  
o Preferred Flooring: Wood  
o Unacceptable Size and Flooring: Anything less than above and, in terms of 

flooring, concrete    
o Other Amenities Desired: Turf   

 Indoor activities that the organization would likely participate in at a new facility: 
o Leagues: Yes, 5 teams       
o Rentals: Possibly, but travel to Mankato might be an issue     
o Camps/Clinics: Yes, 30 players; club would promote the activities     
o Tournaments: Yes, 10 teams   

 Adult basketball participation is minimal in the market. Adult leagues are held at 
community and recreation centers.  

 The president does believe there is a need for sports performance training in the 
market  

 Impression of a proposed facility in the market is positive  

 The president said that teams would travel to North Mankato for tournaments 
and leagues   

 Other sports that would impact the usage of a new facility = soccer 

 
SOCCER  
Mankato United Soccer Club  

 There are 34 competitive teams in the club from U9-U19, plus 500 recreational 
players  

 Fee for recreational players is $75 per season; fee for competitive players is $450 
per year  

 Fall season is August-October; spring season is May-July  

 Other clubs in the market are Le Sueur, Lake Crystal, St. Peter, Fairmont and New 
Ulm  

 Member of Minnesota Youth Soccer Association   

 Geographic reach of players is Mankato 

 Teams used to train at the Armory but don’t anymore, because it no longer has 
turf  

 Teams train at local schools (3 gyms) for 100 total hours in January and February 
and pay $5 per hour per court   
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 About 2-3 teams participate in indoor soccer leagues at Soccer Blast in the Twin 
Cities  

 Availability of indoor space in the market is limited   

 What would it take to move training regimens to a proposed facility? Decent cost 
and desired time slots  

 The president does believe there is a need for an additional indoor sports facility 
in the market for the sport, because facility space and size is limited in the area 

 Ideal configuration of a new facility to maximize participation from the sport: 
o Field/Court Size: Two regulation futsal size courts  
o Preferred Flooring: Futsal surface   
o Other Amenities Desired: Concessions   

 Indoor activities that the organization would likely participate in at a new facility: 
o Rentals: Yes, 6 hours per week from December to mid-March; club would 

have funds to rent the facility  
o Camps/Clinics: Club might hold camps when the Mankato State 

University field opens but would consider a futsal camp at the proposed 
facility      

o Futsal Leagues: Yes, 10-12 teams  
o Futsal Tournaments: Yes, 10-12 teams  

 There were no futsal leagues offered in 2018  

 The president does believe North Mankato is a regional draw for futsal 
tournaments and that teams would travel to the area 

 Adult soccer is an untapped market, according to the president. There is a local 
summer adult soccer league called La Liga Rosa with eight teams that plays at 
Lake Crystal 

 The director does believe there is a need for sports performance training in the 
market; about 12-15 players would participate. One similar service currently 
operates in the market  

 The club does not have a need for office space  

 Impression of a proposed facility in the market = positive    

 The club would consider a contractual arrangement to guarantee space and 
reduce the hourly cost of activities  

 Other sports that would impact the usage of a new facility = lacrosse, baseball, 
football and rugby  

 The president did indicate the club might offer a futsal league at the new indoor 
facility/dome at Mankato State University once it opens in late 2019 

 The president did indicate a need for an outdoor turf field; club would help pay 
for capital costs and operational expenses, he said  

 A new women’s pro team will play under the club umbrella  
 
 
 



 Indoor Sports Facility Market Feasibility Study — NORTH MANKATO, MN             2019 

 

PROPRIETARY: For use only with written permission from THE CITY OF NORTH MANKATO, MN 
 

   

 

45 

Minnesota Youth Soccer Association 

 There are 52,000 youth players in the state association, with about 70% of 

registered players coming from the Twin Cities 

 There are about 8,000 adult members in the state, as part of the U.S. Adult 

Soccer Association  

 Outdoor season is May to end of October; an Olympic Development Program 

(ODP) is held in May  

 Indoor soccer is unregulated in the state  

 The association utilizes indoor sports facilities to hold referee training, ODP 

training and coaches’ education  

 The association does not sanction or hold any futsal programming, but a few 

local affiliates in the Twin Cities run futsal programs 

 Futsal is in its early stages of growth in the market  

 The association would partner with a proposed facility to promote futsal and 

market to teams in the association  

 The executive director believes there is a shortage of indoor space  

 Ideal configuration of a new facility to maximize participation from the sport: 
o Field/Court Size: 1-3 futsal regulation size courts     
o Preferred Flooring: Hardwood  
o Unacceptable Size and Flooring: Anything less than above and, in terms of 

flooring, concrete   
o Other Amenities Desired: Restrooms and concessions   

 Adult soccer is popular in the market 

 Impression of a proposed facility in the market is positive  

 
TENNIS & PICKLEBALL  
Greater Mankato Community Tennis Association 

 There are 150 high school tennis players and 300-400 youth players in the 
market 

 Outdoor adult tennis and juniors’ programs are popular in the market  

 Member of USTA  

 Indoor season is October to April 

 Impression of a proposed facility in the market is positive   

 The association hosts youth and adult USTA tournaments from Levels 2-7. Events 
are held from June to August (3 youth events, 1 adult event, 6 mixers per year) 

 An indoor tennis facility in Mankato closed in 2010  

 There is an indoor tennis facility at Gustavus Adolphus College. Outside groups 
cannot rent the courts for training or programming, but they can rent the venue 
for tournaments. The facility is always busy, according to the president   
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 Quite a few members travel to the indoor facility at Gustavus Adolphus College 
during the winter season  

 The president believes there is need for an additional indoor tennis facility  

 The president believes there is a need for an indoor tennis facility with 7-8 courts 
and the following amenities: a viewing area, bathrooms and changing rooms  

 Pickleball is also popular in the market and growing  

 The association does have plans to build an indoor tennis facility. A donor 
verbally committed to donating land and that option is still on the table  

 If an indoor tennis facility were built in the market, it would be used by the 
association year round  

 The association currently charges $20 to be a member, which includes a spot on 
mailing and emailing lists. With no indoor tennis facility, it's hard to justify the 
validity of a membership and donating to the association. Currently, the 
association keeps a steady list of 150 members 

 With no indoor facility, instructors charge $25-$30 per hour. Typically, indoor 
facilities charge $50-$75, and the instructor keeps usually 40%-50% 

 The association currently hosts 3 USTA youth tournaments in June and July and 6 
adult events; it also hosts approximately 14 high school tournaments per year. 
Some of those events could be indoor tournaments if there were an indoor 
facility. The association could also host sectional, college, regional, league and 
other tournaments in an indoor facility. Tournaments participants usually pay 
$60 per person 

 No indoor tennis leagues are offered at Gustavus Adolphus or in Owatonna;  not 
enough court space is available to allocate up to 6 courts for league play  

 No adult tennis tournaments are offered in the area. The two USTA tournaments 
offered are restricted to players with a certain number of USTA points; as a 
result, very few Mankato-area players participate  

 Indoor activities at a proposed new indoor tennis facility that the association 
likely would participate in: 

o Indoor Leagues: The proposed facility could have USTA 3.0, 3.5, 4.0, 4.5 
gendered leagues. It can do 7.0, 7.5, 8,0, 8.5, 9.0 USTA mixed doubles 
leagues. The facility also could offer flex singles and doubles leagues 
there are not associated with USTA. Additionally, the association could 
run leagues for older adults, such as 60+, 70+ and 80+. Special youth days 
could be programmed, with  Junior Team Tennis programs offered year-
round. Other opportunities would a cardio tennis program, age-group 
lessons and designated nights for me and women 

o Court Rental: Weekdays from 3-10 p.m. could focus on youth and private 
adult instruction. Retired adults and others with flexible schedules could 
use the facility from 7 a.m. to 3 p.m. Most clubs have three days per 
week dedicated to older adults 



 Indoor Sports Facility Market Feasibility Study — NORTH MANKATO, MN             2019 

 

PROPRIETARY: For use only with written permission from THE CITY OF NORTH MANKATO, MN 
 

   

 

47 

o Camps/Clinics: An estimated 300-400 kids likely would participate in June 
and July camps 

o Tournaments: When the association hosts a 2-day, level 6 tournament, 
an average of 80 kids participate. The association’s tournaments have 
more participation than those in Rochester, because it can draw from 
south and southwest of Mankato. Junior team tournaments hosted by 
the  association typically include an average of 150 kids 

 
Mankato Area Pickleball Association 

 There are 170 paid members in the association  

 About 70% of those members are retired seniors  

 The president has seen growth within the sport  

 Players participate year-round, with the indoor season running from mid-

September to April  

 During the winter, the association plays at the YMCA and local school gyms 

o YMCA: Utilize 4 courts from 8-12 p.m. Monday through Friday and from 

1-3 p.m. on Sunday; also from 6:30-9 p.m. on Tuesday and Friday. 

Participants must be YMCA members 

o School Gyms: Utilize the facilities for 6 hours per week, and each person 

pays $30 per session (Fall – Oct to Dec and Winter – Jan to March)   

 Availability of indoor space is limited  

 The association hosts 1 tournament per year at the YMCA in April. In 2018, the 

event attracted 80 people; entry fees are $25 per person  

 The president believes there is a need for an additional indoor sports facility in 

the market for the sport, because there are no recreation centers in the area 

 Ideal configuration of a new facility to maximize participation from the sport: 
o Field/Court Size: 6-9 regulation-size pickleball courts  
o Preferred Flooring: Wood or Sport Court   

 The association would be interested in utilizing a proposed facility and would 

prefer a pay-as-you-play model. It would likely utilize the facility from mid-

September to April, every Monday through Friday from 8:30 to 11 a.m. 

 The association would be interested in hosting a tournament at the proposed 

facility  

 The association would consider a contractual arrangement to guarantee space 

and reduce the hourly cost of activities  
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VOLLEYBALL  
ARJO 

 The club would travel to North Mankato for tournaments and other events 

Apple Valley Volleyball 

 Currently the club is not set up to participate in tournaments located outside of 

the southern Minneapolis/St. Paul area, but the commissioner said he certainly 

would consider participating in a tournament in North Mankato because of the 

short travel distance  

Belle Plaine Juniors 

 The club would travel to North Mankato to compete in tournaments 

 The Taylor Center at Mankato State University is the only quality volleyball 

facility south of Bloomington, and the club uses multiple gyms for their 

tournaments; only a certain number of teams can compete because of space 

limitations.  

 Mankato is the same distance as some of the other cities to which the club 

travels for tournaments, and with less traffic. A new facility in North Mankato 

also would provide an opportunity to compete against teams in southern 

Minnesota. 

Minnesota Attack Volleyball 

 There are 16 teams in the club, ages 10-18  

 Season is November to March  

 Member of the Junior Volleyball Association (JVA) 

 Teams train at facilities operated by the Mankato School District, as well as the 

St. Peter Community Center, Mankato State University and other recreation 

centers. The utilize about 8-10 volleyball courts for 12 hours per week from 

November-March. Rental fees range from $30 to $100 per hour per basketball 

court  

 Availability of indoor space in the market is limited  

 Teams participate in 7 tournaments per year. Entry fees for 1-day is $110 per 

team and $590-$700 per team for 2-day events. Events are sanctioned by USA 

Volleyball and JVA. Teams travel from between 90 minutes and three-and-a-half 

hours away 

 The director does believe there is a need for an additional indoor sports facility 

in the market for the sport, because of the lack of indoor space, which forces the 

club to cut players  

 Ideal configuration of a new facility to maximize participation from the sport : 
o Field/Court Size: 4 regulation-size volleyball courts  
o Preferred Flooring: Wood or Sport Court  
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o Other Amenities Desired: Concessions and spectator seating  

 Indoor activities that the organization would likely participate in at a new facility: 
o Leagues: Yes, 14 teams, and the club would be interested in running the 

league     
o Rentals: Yes, November-May for 12 hours per week      
o Camps/Clinics: Yes, 70 kids, and the club would be interested in running 

the activities    
o Tournaments: Yes, 16 teams, and the club would be interested in running 

the activities  

 The club would consider a contractual arrangement to guarantee space and 

reduce the hourly cost of activities  

 The director believes there is a need for sports performance training in the 

market; about 16 teams would utilize the service  

 Impression of a proposed facility in the market = positive  

 Adult volleyball is popular in the market, with leagues hosted by parks and 

recreation departments   

 Other sports that would impact the usage of a proposed facility = basketball, 

soccer and lacrosse  

USA Volleyball - North Country Region 

 There are 19,000 youth and 1,000 adults registered with the region, with a large 

percentage coming from the Twin Cities area  

 Season is October to mid-June 

 The region runs officials’ training, coaches’ clinics and other events, and it would 

be interested in utilizing a proposed facility for these trainings/clinics  

 The region would be interested in partnering with the proposed facility and 

running tournaments there 

 Impression of a proposed facility in the market = positive 

 Ideal configuration of a new facility to maximize participation from the sport 
o Field/Court Size: 3-12 regulation-size volleyball courts  
o Preferred Flooring: Taraflex   
o Other Amenities Desired: Concessions, high ceiling, parking and 

restrooms 

 Adult volleyball is popular in the market  

 Some indoor leagues are regulated by the region, while others are not  

 Entry fees for 1-day tournament range from $60-$100 per team; for 2-day 

events, they are $275-$400 per team  

 Facilities can host tournaments without any affiliation to a club team provided a 

representative from the facility is a member of the region  
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 Sand volleyball is popular, but very few participants are registered with the 

region  

 The executive director believes sand courts should be part of the proposed 

facility’s plans 

OTHER 
Bethany Lutheran College 

 The college’s athletics programs need additional indoor sports space  

 The college is looking at building an indoor turf and indoor 200-meter track 
facility/fieldhouse with an outdoor turf field. As of now, the college is waiting on 
final renderings and would need to present the plan to the board of trustees for 
approval — as well as secure funding for the project. If the plan falls through, the 
department would consider adding a dome to its outdoor turf field   

 The college rents its indoor court; fees range from $100-$150 per 3-hour time 
block. The director did indicate some rentals are for free for youth groups  

 The director believes there is greater need for an indoor turf venue and not 
more court venues  

 College sports teams most in need of indoor space = baseball, softball, tennis, 
and soccer  

 The director stated that an indoor tennis facility closed years ago  

 The director indicated the college does not need to utilize a proposed facility if 
its own project proceeds 

 If there were indoor tennis in the proposed facility, the college would utilize the 
facility for its tennis team for 15 hours per week from late January through 
March 

 The tennis team currently uses indoor courts at Gustavus Adolphus College  

 The director would consider a contractual arrangement to guarantee space and 
reduce the hourly cost of activities  

 Impression of a proposed facility in the market = positive  

 The director stated that Mankato State University is looking to build an indoor 
fieldhouse, and he also has heard that the Mankato Tennis Association was (as of 
about two years ago) considering an indoor tennis facility  

 The director believes there is a need for an additional indoor sports facility in the 
market, because of the lack of indoor space  
 

Mankato Family YMCA 

 The Y does have need for more indoor recreational space (hard courts), however 

the executive director did state that the Y is looking to build a new facility on 

Mankato’s east side   

 At this point, the Y has completed a market research and community needs 

assessment and hopes to begin a capital campaign in November 2019 (if the 
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financial pro forma comes back positive). The Y is looking to add some of the 

following elements in the new building: 

o Indoor tennis courts 

o Childcare center 

o Four basketball courts 

o Twelve-lane indoor pool  

 The Y offers the following youth sports programs:  

o Basketball – Winter 

o Soccer – Spring and fall 

o T-Ball – Spring and fall 

o Flag Football – Spring and fall  

o Each program runs for 7 or 8 weeks 

o On average, there are 120 participants in the youth sports programs  

 The fall soccer program is an indoor program  

 The Y rents it space to non-members or special events, but that seldom occurs 

because the space is consistently occupied by YMCA programs  

 Sports most in need of indoor space = baseball, softball and soccer 

 The executive director is aware that Mankato State University is adding a dome 

for turf and Bethany Lutheran College is adding a field house  

 Indoor hard-court facilities available in the market are at the YMCA and 

colleges/universities  

 The executive director does believe there is a need for an additional indoor 

sports facility in the market to host tournaments, but he doesn’t believe an 

indoor facility can support itself if it were used only as a practice facility  

 The Y would consider further discussions of a partnership for joint use 

arrangements to utilize space only if the Y does not open its own new facility 

Mankato Family YMCA 

 The Y would have needs for additional indoor recreation programming space  

 Youth sports programs that the Y offers: 
o Soccer: February-March = 100 kids 
o Basketball: January-February = 250 kids 
o T-ball and flag football programs are held outdoors  

 Adult sports leagues that the Y offers: 
o Basketball: November-February = 8 teams (participation in adult 

basketball has been declining for the past 10 years) 
o Pickleball: 60-80 people  

 The Y offers 12-18 mini-sports programs per year; 15 kids per five-week session 

 The youth sports programs are aimed at youth from grades pre-K to 4. Each 
youth sports program is 8 weeks long 
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 There is a waiting list for program, because of lack of space 

 There are 10,000 members, and the Y is financially strong  

 The Y rents out its gyms to non-members for $50 per hour per court  

 Outdoor sports/groups that would have needs for additional indoor sports space 
beyond those available = soccer, basketball, flag football, softball and baseball 

 The director was aware that Mankato State University and Bethany Lutheran 
College have plans to develop indoor facilities 

 Courts available in the market are at the YMCA and schools  

 The Y would consider an arrangement with a proposed facility for programming 
purposes and would utilize the space from October-April for 10-15 hours per 
week (and possibly in the summer months). The sports director is not sure if the 
Y would have funds to rent a facility; the CEO would make that decision  

 The Y services the Mankato and North Mankato markets  

 Impression of a proposed facility in the market = positive  
 The director believes there is a need for an additional indoor sports facility in the 

market, because the area is a strong and consistent sports market  
 

Mankato Area Public Schools - Mankato West 

 Varsity teams would have needs for additional indoor space for courts, turf, 
aquatics and ice = swimming, basketball, volleyball, football and soccer 

 The school rents its courts, but the details are handled by the Community 
Recreation Department 

 The school district has no plans to develop additional indoor facilities 

 Sports groups or organizations with indoor sports facility needs beyond what is 
available = basketball, volleyball, soccer, lacrosse, baseball and softball  

 The director did hear about the potential of a community recreation center to be 
built in St. Peter; he also mentioned that Mankato State University is developing 
an indoor fieldhouse, and the YMCA is looking to build a new facility on the east 
side of the city  

 Courts available in the market are at schools 

 Availability of indoor space in the market is tight 

 The director believes there is a need for an additional indoor sports facility in the 
market, because of the lack of indoor space  

 The athletic department/school would be interested in renting the following: 
o Courts: In September-October and from November-February for about 15 

hours per week 
o The school would have funds to rent the proposed facility  

 Impression of a proposed facility in the market = positive  

 The school would be interested in a contractual arrangement to guarantee space 
and reduce the hourly cost of activities  

 The school/teams would be able to travel to a proposed facility  
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Minnesota State University, Mankato 

 The university will be opening a turf dome facility in October 2019. The dome 
will be used in the winter and be removed in the spring/summer for use as an 
outdoor field  

 The needs of the university’s varsity, club and intramurals teams are being met  

 The university rents out its hard-court venues to outside groups based on 
availability  

 The university will provide community access to the new turf facility; fees will be 
$450 for the full field and $150 for 1/3 field  

 The director said the university would need to generate $300,000 each year in 
rentals for the new turf dome facility  

 The university does not have any plans to develop additional indoor 
recreational/sports facilities at this time 

 Sports in the community most in need of indoor space = basketball, volleyball, 
pickleball and soccer  

 The director is aware that the YMCA is looking to expand and build a new facility  

 Hard-court venues in the market are at schools, universities/colleges and the 
YMCA  

 The director also sits on the board of the Sports Commission and did state that 
there is money available for the development of sports facilities through the 
local option sales tax  

 The university does not have indoor tennis facilities, but the tennis team does 
rent the indoor facility at Gustavus Adolphus College in St. Peter 

 The director believes there is a need for an additional indoor sports facility in the 
market  

 
Visit Mankato  

 There are 15 hotels in the market  

 The Sports Commission estimates $17.2 million in economic impact  

 Average overnight visitor spending is $165-$175 per day  

 The Sports Commission is becoming more active in trying to bring more sporting 
events to the market  

 The busy season for conventions is fall/winter with summer being the slowest 
season  

 The commission would help promote a proposed facility and assist with group 
sales efforts, but it would need to re-establish a relationship with the City of 
Mankato  

 The commission supports local sports such as adult and youth volleyball, baseball 
and softball, BMX, basketball, mountain biking and gymnastics  

 All three see a need for more basketball courts and tennis courts  
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Exhibit II: Existing Facility Competition 

North Mankato, MN  
 

 
Facilities are evaluated according to several criteria, including:  
 

Functional Planning: 
 

Design: Site: 

 Plan and/or facility 
efficiency  

 The facility entry  

 The indoor facility 
circulation/traffic flow 
and; 

 Use of space 

 Interior finishes  

 Detailing and color 
schemes  

 Use of natural and artificial 
lighting and; 

 Building 
materials/structure 
 

 Location of the sports 
complex/facility  

 Ease of access to the 
facility site/location 
and; 

 Safety of the facility 
and the parking lot  
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Name Mankato Armory - Minnesota National Guard 

Address 100 Martin Luther King Jr. Drive, Mankato, MN  

Website  

 
 

Focus Criteria  Below 
Average/No 

Average Above 
Average/Yes  

Exterior Facility Signage   x 

Ample Parking Lots   x 

What is the image portrayed by the facility   x 

Parking Lot Lighting    x 

Member Service Desk x   

Staff person assigned at the front desk and was greeted  x   

Cleanliness of the facility   x 

Interior lighting of the facility  x  

Surface of the sports venue x   

Marketing material available on programming x   

Facility is situated in a good area in terms of safety and ease of access   x 

Is the facility easy to find and / or enter the site  x  

Quality of Website x   

Offer on-line registration for programs x   

Spectator seating around the field(s)/hard court(s) x   

Hours of Operation posted in the facility x   

Marketing Partners surrounding the facility  x   

Climate Controlled    x 
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Name Minnesota State University, Mankato (Myers Field House) 

Address 118 Myers Field House, Mankato, MN  

Website https://www.mnsu.edu/campusrec/facilities/myers.html 

 
 

Focus Criteria  Below 
Average/No 

Average Above 
Average/Yes  

Exterior Facility Signage   x 

Ample Parking Lots   x 

What is the image portrayed by the facility   x 

Parking Lot Lighting    x 

Member Service Desk x   

Staff person assigned at the front desk and was greeted  x   

Cleanliness of the facility   x 

Interior lighting of the facility   x 

Surface of the sports venue x   

Marketing material available on programming x   

Facility is situated in a good area in terms of safety and ease of access   x 

Is the facility easy to find and / or enter the site   x 

Quality of Website   x 

Offer on-line registration for programs x   

Spectator seating around the field(s)/hard court(s)   x 

Hours of Operation posted in the facility   x 

Marketing Partners surrounding the facility  x   

Climate Controlled    x 
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Name Mankato Family YMCA 

Address 1401 S Riverfront Drive, Mankato, MN 

Website https://mankatoymca.org 

 
 

Focus Criteria  Below 
Average/No 

Average Above 
Average/Yes  

Exterior Facility Signage   x 

Ample Parking Lots   x 

What is the image portrayed by the facility   x 

Parking Lot Lighting    x 

Member Service Desk   x 

Staff person assigned at the front desk and was greeted    x 

Cleanliness of the facility   x 

Interior lighting of the facility   x 

Surface of the sports venue  x  

Marketing material available on programming   x 

Facility is situated in a good area in terms of safety and ease of access   x 

Is the facility easy to find and / or enter the site   x 

Quality of Website   x 

Offer on-line registration for programs   x 

Spectator seating around the field(s)/hard court(s) x   

Hours of Operation posted in the facility   x 

Marketing Partners surrounding the facility  x   

Climate Controlled    x 
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Local Competition 

 

 

Name Bethany Lutheran College 

Address 700 Luther Drive, Mankato, MN 

Website https://www.blc.edu 

Venues 2 basketball/volleyball courts, 
elevated track  

 

 

 

 

 

 

 

 

 

Name Ignition Fitness 

Address 1960 Commerce Drive 
North Mankato, MN 

Website http://www.ignitionmankato.com/ 

Venues 1 turf field and batting cages  
 

 

 

 

 

 

 

 

 

Name Lake Crystal Recreation Center 

Address 621 W Nathan St., Lake Crystal, MN 

Website www.lcarc.com 

Venues 1 basketball/volleyball court 
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Local Competition 

 

 

Name Minnesota State University, Mankato - 
Bresnan Arena / Otto Recreation Center / 
Schellberg Gym 

Address  Mankato, MN  

Website https://www.mnsu.edu/campusrec/facilities/ 

Venues 6 basketball courts and 8 volleyball courts 
 

 

 

 

 

 

 

Name Minnesota State University, Mankato- 
Myers Field House 

Address  Mankato, MN  

Website https://www.mnsu.edu/campusrec/facilities/ 

Venues 8-lane 200-meter indoor track with 4 
basketball/volleyball/ tennis/badminton 
courts 

 

 

 

 

 

 

 

Name Mankato Area Public Schools 

Address 10 Civic Center Plaza, Mankato, MN 

Website www.isd77.org 

Venues 4 basketball courts / 5 volleyball courts 
 

 



 Indoor Sports Facility Market Feasibility Study — NORTH MANKATO, MN             2019 

 

PROPRIETARY: For use only with written permission from THE CITY OF NORTH MANKATO, MN 
    

 

60 

North Mankato, MN 
 

Facility Analysis Summary 
 
 

Facility Name # of Fields/Courts Field/Court Dimensions  Mezzanine 
Viewing  

Air Cond. Heating Locker Rooms Retail Alcohol  Food 
Service  

Rental Rates  

Mankato Armory 
- Minnesota 
National Guard 

1 Turf Field  113x78 ft.  No Yes Yes No No No No $50 per hour  

Minnesota State 
University, 
Mankato (Myers 
Field House) 

4 Volleyball Courts 
4 Basketball Courts 
1 Batting Cage 
1 Indoor Track  

Volleyball – 30’x 60’ 
H.S. Basketball – 94’ X 
50’ 
Batting Cage – 60 ft.  
200-meter track  

No Yes Yes Yes No No Yes - 

Mankato Family 
YMCA 

2 Volleyball Courts 
3 Basketball Courts  

Volleyball – 30’x 60’ 
H.S. Basketball – 94’ X 
50’ 
 

No Yes Yes Yes No No No $50 per hour  
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North Mankato, MN 
Facility Map Summary 
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