TOWN OF
APPLE VALLEY, CALIFORNIA
AGENDA MATTER
Subject Item:
APPROVAL OF A SITE DEDICATION AND DEVELOPMENT AGREEMENT BETWEEN THE
TOWN OF APPLE VALLEY AND BEAR VALLEY AND APPLE VALLEY 103, LLC, FOR
LAND DEDICATION

Summary Statement:
In February of this year, Mayor Pro-Tem Scott Nassif was approached by representatives and
supporters of Brett Sports & Entertainment to determine whether or not the Town of Apple
Valley had an interest in securing a California League (Single “A”) baseball team, and building a
baseball stadium for that purpose within the Town’s corporate boundaries. Brett Sports &
Entertainment (“Brett”) is the owner of the High Desert Mavericks, the California League Single
“A” franchise that has operated continuously in the City of Adelanto since 1990. After receiving
a formal letter of interest from Brett, Town Manager Robinson reported to the Town Council the
results of a meeting held with Brett representatives, Mayor Pro-Tem Nassif and Assistant Town
Manager Henderson. As a result of this report, Mr. Robinson received approval from the Town
Council to form a Baseball Stadium Task Force to study the feasibility of developing a minor
league baseball stadium that would meet the standards and specifications of the National
Association of Minor League Baseball and the California League.
The members of this task force were comprised of Populous, Inc., an architectural services
company with the most extensive experience of any such firm in the country in designing minor
league baseball stadiums and related facilities, Mayor Pro-Tem Nassif, Town Manager
Robinson, Assistant Town Manager Pattison and Assistant Town Manager Henderson. During
the feasibility analysis portion of this project, the task force received extensive reports from
Populous, Inc., regarding minor league baseball stadiums recently constructed throughout the
country, the costs related to such facilities, design parameters, methods of financing and, in
some cases, related stadium development and lease agreements.

Recommended Action:
That the Town Council and Redevelopment Agency Board of Directors approve and adopt a
Site Dedication and Development Agreement between Town and Bear Valley & Apple Valley
103, LLC, for land donation purposes; and, authorize the Town Manager, Town Attorney and
Town Clerk to execute said agreement.

Proposed by: Assistant Town Manager, Econ. & Comm. Dev
T. M. Approval:

Item Number

Budgeted Item

Yes

No

N/A

10-1

Summary Statement
Page 2
Based upon the review and analysis of this information, three key items of interest became clear
to the task force: (i) the cost of construction of minor league baseball stadiums had risen
between 500% and 600% since the construction of Mavericks’ stadium in 1989; (ii) in order for
the Town to be able to take advantage of this opportunity, and to keep the ultimate lease
payments and agreement provisions acceptable to Brett, the land for the stadium and related
improvements would have to be donated free of charge to the Town; and, (iii) before the Town
could engage Brett in serious negotiations, it would have to secure site control in order to
assure Brett that, if agreement was reached, the Town could deliver on its legal obligations.
During the course of task force deliberations, various, potential stadium locations were analyzed
by staff. Some of these potential locations were immediately discarded for one reason or
another and some required further due diligence analysis. After this process was complete, the
potential sites were rated by staff. Other than the sites’ ability to accommodate a development
of the type being considered, the key rating factor in establishing a preferred site alternative was
the willingness and ability of the property owners to consider land donations to the Town for this
purpose. Two land owners, owning property immediately adjacent to one another were able to
meet this key requirement, HDC Group, LLC (represented by Tom Hrubik), and Bear Valley &
Apple Valley 103, LLC (represented by Robert (“Bob”) Shaw), respectively. After negotiations, it
was determined that HDC Group, LLC, would donate 30-acres to the Town and Bear Valley &
Apple Valley 103, LLC would donate 11.6-acres, for a total of 41.6-acres for the Apple Valley
baseball stadium project.
The specific deal points related to the above referenced land donations are contained in the
attached Site Dedication and Development Agreements, but it is important to summarize for the
Council, and the general public, the key elements of the attached agreements. The Site
Dedication and Development Agreements provide that the Town, at its sole cost, will (i) develop
and approve a Specific Plan and Environmental Impact Report (EIR); install full-width road
improvements on Geronimo Road, from Apple Valley Road to Deep Creek Road, including a
traffic signal at the intersection of Apple Valley and Geronimo Roads; (ii) install full-width road
improvements on Locust Road, from Geronimo Road to Bear Valley Road, including drainage
systems and a traffic signal at Locust and Bear Valley Roads; and (iii) install road improvements
on Bear Valley Road, from Locust Road to Cottontail Road (stadium property fronting Bear
Valley Road).
In addition to the above items, the proposed 209-acre Specific Plan will contain land uses
related to the baseball stadium and three additional athletic fields, commercial development and
high quality, for-sale only, multifamily town homes and condominiums. The Specific Plan will
further provide for the relocation of “The Mansion” project from its former, proposed location in
the Deep Creek area, which was denied by court action, to an area generally located at the
northwest corner of Bear Valley Road and the logical extension of Deep Creek Road, north of
Bear Valley Road. Because the anticipated opening date of the stadium is April 2011, and
because the stadium takes at least one-year to construct, the only way for the Town Council to
accomplish its goal with respect to this project is embark upon the development of a Specific
Plan in order to provide for the land uses and activities described above. In this regard, staff is
recommending the approval of a professional services agreement between the Town and Terra
Nova Partners for the development of the Specific Plan and Environmental Impact Report. The
company Terra Nova Partners is familiar to those members of the community who have
followed the development and approval of the North Apple Valley Specific Plan and the Town’s
first comprehensive General Plan Update since 1991, which occurred at the Town Council’s last
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meeting. Terra Nova’s intimate knowledge of the Town enables it to use much of the data it
developed while preparing the General Plan for the proposed Specific Plan development
process, saving the Town money and time in carrying out this signature project.
While the Specific Plan development process is taking place, Populous, Inc., the proposed
architect of record will be taking all necessary steps to design a baseball stadium facility that
meets the standards and specifications of the National Association of Minor League Baseball
and the California League. As noted earlier, Populous has extensive, direct, on-point
experience in developing baseball stadium facilities of the type contemplated by the Apple
Valley stadium development program. The proposed agreement between Populous, Inc., and
the Town outlines the full scope of architectural services required by this project, including
design development, cost estimating, project management, bid preparation and issuance and
related services.
In the current economic climate, it is important to address how the Town would pay for the
improvements it would commit itself to in the event the Council approves the actions
recommended by staff. First, it is important to state up front that no Town General Fund
revenues would be used to finance the Town obligations associated with this project. As the
Council is aware, the General Fund is the life blood of any municipality in the state of California.
As such, any transaction that would require a General Fund contribution from the Town would
not be recommended by staff. In that regard, staff is pleased to note for the record that the
Town obligations will be met by the issuance of lease revenue bonds (or similar financial
facility), whereby the lease payments made by the High Desert Mavericks would pay for, and
extinguish, the bond indebtedness associated with the successful sale of the lease revenue
bonds and the cost of stadium construction. Further, the Town’s redevelopment, traffic impact
fee, sewer and drainage funds will pay for the public infrastructure improvements the Town will
be installing. As the Assistant Town Manager for Finance & Administration has previously
reported, monies in these funds are sufficient for the Town to meet its obligations in connection
with the proposed baseball stadium project.
It is noted that the four proposed agreements are a package deal; that is to say this project
cannot proceed as envisioned if the Council adopts one or two, but not all, of the proposed
agreements. It is also important to point out that the recommended motions are actions
of both the Town and the Redevelopment Agency. If the Council is desirous of proceeding
as recommended, all four agreements must be approved and adopted. To assist the Council in
this regard, staff is recommending that the Council receive one oral staff report on the four
related items, but take separate actions on each of the proposed agreements. In this way, the
public record will reflect four separate actions taken by the Council and Redevelopment Agency
regardless of the actions taken. Based upon the foregoing, staff recommends adoption of the
form motion.
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