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l. Executive Summary

the current and future needs of Yankee Stadium

and its environg, has supported the creation of
Yankee Village, a plan to revitalize and reinvigorare the
stadium area for the benefit of fans, residents and the
City of Mew York.

The Yankee Village Plan, prepared by Beyer Blinder
Belle Architects 8 Planners LLP in concert with
Borough President Ferrer, features a restored and mod-
ernized stadium, major access and parking improve-
ments, a revitalized neighborhood and a year-round
regional shopping complex. Beyer Blinder Belle has
infused an earlier Yankee Village Plan, developed in
1996 through a community based planning process,
with fresh ideas and an innovative design concepr. This
report presents that new plan and also seeks to shed the
myths and hyperbole surrounding the Yankee Stadium
debate. The plan’s combined features will offer charac-
teristics of two highly successful recreational settings,
the USTA National Tennis Center in Queens and the
Chelsea Piers in Manhartan.

B orough President Fernando Ferrer, recognizing

SuMMARY OF YANMKEE VILLAGE PLaAN

Yankee Village is a retail, recreational and sports enter-
tanment complex which will transform historic Yankee
Stadium into a state-of-the-art ballpark meeting all of the
team's expressed needs, while comprehensively revitalizing
the area and creating a regional destination shopping cen-
ter. The plan will restore Yankee Seadium’s majesty and
grandeur, upgrade the ballpack with modem amenities,
and leverage the real estate potential of its central location
through a large scale development that includes:

o Two major activity nedes,

*  Yankee Stadium
= A regional “big box” retail complex at the
Bronx Terminal Market sive.

a Commercial revitalization on adjacent streets to
improve the surrounding neighborhood.

o Separate, dedicated parking for the stadium and the
regional shopping center,

o Major highway and street access improvements for
easy approach to and egress from the parking facili-
tics for both Yankee Stadium and the
shopping cenfer.

o Renovation of the excellent community parks sur-
rounding Yankee Stadium.

o A new waterfront park.

e Attractive pedestrian bridges and plazas connecting
stadium entry with Metro-North Station, ferry ter-
minal and several parking garages, with links to the
retail complex and waterfront park.

e Sports entertainment center atop the garage adjacent
to the stadium.

MORE SPECIFIC DETAILS OF THE YANKEE VILLAGE ARE
DELIMEATED BELOW.

Yankee Stadium Enhancernents:

e Restore the stadium exterior to s onginal
ornite facade.

e Expand foorprint with new 40-foor wide pedestrian
concourse, enclosed by a transparent glass outer
wall creating a panoramic view of parks, Manhattan
and waterfront.

e Renovate and reconfigure the interior to modern
standards with over 50,000 seats, 120 luxury suites,
new seating and a new scoreboard.

o Mew spectator services including additional larger,
mdErn resifosnms.

o Yankee Hall of Fame in relocated Babe Ruth Plaza, with
interactive displays and other technological exhibits,

& MNew stadium elub with terraced dinang at Teft field.

o Lower stadium wall along River Avenue to allow sta-
dium vista from elevated train platform,

Road Access and Parking Improvements:

o Widen and/or realign access and exit ramps from
Major Deegan Expressway

o Reconstruct exirs from the Harlem River Drive to the
145¢h Streer Bridge to relieve congestion on the
Major Dieegran Expressway.

o Direct all lanes of traffic on the Macombs Dam
{155th Street) and 145th Street Bridges at game
time, eastbound before and westbound after games
for better coordinated flow,

o Highway improvements linking Macombs Dam and
145th Street bradges 1o new garages,

e 10,340 dedicated parking spaces in six new or
expanded facilities.

o “VIP" garage with direct access from Macombs Dam
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Bridige and direct entry to Stadium,

e Rapid exit from garages, with designated access and
egrress routes, and comprehensive intelligent trans-
portation systems to guide motorists into and out of
parking facilities.

Public Transportation Improvements:

o A new Metro-North commuter rail station located
virtually at the stadium gate to service
suburban fans.

e A brightly lit, refurbished IND/IRT subway station
with convenient linkage to stadium.

e An expanded and improved landing for ferry service
from Manhattan, New Jersey and other points with
connection to stadium by enclosed bridge/galleria.

Improved Pedestrian Access:
e Attractive pedestrian circulation passage linking
stadjum to Metro-North station, ferry terminal,

garages, Yankee Hall of Fame, retail complex and
waterfront park.

e Atrium over Metro-North station to serve as a hub
for pedestrian circulation.

Meighborhood Revitalization:

@ Redesigned and landscaped public plazas around
the stadium.

@ A new waterfront park adjacent to retail center.

e Retail development (175-200,000 square feet of
sports entertainment, 50,000 square feet of sports-
related retail and 50,000 square feet of ancillary
stores/restaurants), creating an estimated 500 jobs.

e Streetscape enhancement along River Avenue and
1615t Street with new lighting, right-of- way
improvements, paving and rebuilt rerail facades.

@ A park and new ballfields over a parking deck just
west of the stadium,

@ Renovation of Mullaby, Macombs, Kilmer and Sige] Parks.

o H-Fh;rt'-_; enfertAmmcnt Center atop the gATage :].'l.‘l.j:lL"l:ﬂr
to the stadium, with batting cages, virtual reality
games, gymnastic equipment, sports orientated rerail
and restaurants,

Creation of a Regional Shopping Center:

A key feature of the Yankee Village Plan is the rede-
'."I_']:,:IFlTH:’l‘l[ af the -:i'lhpil.lil.lcrl and underutlized Bronsx

Terminal Market as a regional retail center with dedi-
cated parking facilitics. The plan wall transform 32
acres of prime property into an attractive and vibrant
retail district, providing up to 450,000 square feet of
commercial space with a ready market owing to irs
proximity to Yankee Stadium, Manhattan and sur-
rounding suburban counties. This destination shop-
ping center will serve a year round market with sports
related anchors such as Sports Autherity or Modells.
The inclusion of sports themed restaurants, batting
capges and other spores related enterminment, will cre-
ate year-round appeal, independent of the 81 day base-
ball season, This development will generate up to
1,350 new jobs.

Megative Myths about Yankee Stadium’s

Neighborhood Must be Corrected:

o Crime: Contrary to the prevailing image, minimal
crime and virtually no serious felonies occur during
stadium events. Scalping is the major offense.

o Artendance: Ticker sales for all teams correlare
serongly with performance. The Yankees have sur-
passed records on the field and at the gate during this
American League East championship season.

o Access: Yankee Stadium's existing sccess network via
automabile, subway and commuter rail will benefit
from improved flow to expanded parking facilities.

o Revenues: The Yankees carn by far the highest total
revenues and media receipts in baseball; claims thar
The Bronx is not a profitable location are spurious.

There is No Merit to Building a Stadium for the
Yankees in Manhattan:

o A Manhartan stadium would demand higher prices,
with city taxpayers subsidizing corporate suites, luxu-
ry boxes and season passes for the primary benefit of
private interests.

o A Wesr Side stadium would excacerbate, mot alleviate,
parking and access concerns.

a The Fm:j-;u:: would diverr public capital funds and
incur debt while contributing relatively little to the
gross city product and generating few jobs.

& Feasibility of the West Side site is threatened
by likely litigation from community opponents and
environmentalists and by possible site
contarmnatian,



Sare aT HoME:YANKEE STADIUM 1M THE BROMX

It is Bad Public Policy to Strip Mine the Outer
Boroughs in Favor of Manhattan:

o Mew Yorkers overwhelmingly support the team’s
remaining in The Bronx.

& Huge public funds would only serve to further enrich
baseball's most profitable and valuable franchise, a
windfall for privite interests at the expense of small
businesses and tacpayers.

Yankee Village is a Win-win Situation for Fans, for
Taxpayers and for All New Yorkers:

In conclusion, the Yankee Village Plan creates a fan-
friendly atmosphere with recreation and shopping adja-
cent to the stadium, generating economic benefits for
the entire city through extensive ancillary commercial
improvements. The Bronx Terminal Marker site is ide-

ally located to stem the leakage of retail sales to the sub-

urbs and also 1o import spending from residents of
neighboring counties, owing to its proximity and access
to Manhattan, southern Westchester, northern Mew
Jersey and the adjacent cvic center.

Urban renewal is an established public purpose. An
integrated plan to rebuild and stabilize an economically
weak neighborhood with the stadium as its centerpiece,
generating almost 2000 jobs, intrinsically merits public
expenditure, A Manhattan stadium would cost more
than twice as much as Yankee Village and would have
severe negative impacts on the West Side,

The Yankee Village Plan is the only viable option
that meets all the team's needs and the overall public
interest. The Yankees will have an architecrurally out-
standing, modern stadium with the added luxury suies
and ¢lub seats its owners so strongly desire. Transpor-
tation improvements will enhance Yankee Stadium s
accessibility from throughout the metropolitan region.
Government investment in the Yankees will serve the
]1|_|'|'||'||_' eoonomic interest |'|-:.' '|1:|'||'|."||.|.i||!_rI AR ECOTOMIC
stimulus for The Bronx and generating new sales tax
dollars by drawing consumers to a new regional shop-
ping venue

F..I_i - - -

Blinder
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BRONX BOROUGH PRESIDENT
FERNANDO FERRER

BLUREAL OF PLANNING & DEVELCPMEMNT




I. Executive Summary

AERIAL VIEW
STREETSCAPE & OPEN SPACE REVITALIZATION

WAMEEE VILLAGE
DEVELOPMEMT PLAN
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1. Introduction

n 1996, Borough President Fermando Ferrer issued
S - — I"’I'h: Perfect Pitch: The Bombers in The Bronx™

which evaluated the 1ssues relating o Yankee
Stadium and presented a vision for the redevelopment
of Yankee Stadiem and its environs. That proposal,
known as Yankee Village, resulted from a community
based planning process. The Yankee Village Plan pre-
sented in this report was prepared by Beyer Blinder
Belle Architects & Planners LLP in concert with
Borough President Ferrer, who engaped the consultants
to infuse the 1996 plan with fresh ideas and an innova-
tive design concept.

This report demonsteates how a private and public
sector partnership can create a dynamic Yankee Village
in The Bronx, featuring a restored and modernized sta-
dium, a revitalized neighborhood and a year-round
regional shopping destination. Further, the report secks
to shed the myths and hyperbole surrounding the
Yankee Stadium debate by examining the real implica-
tions of the two alternative sites presently under consid-
eration.

Despite its general acclaim as a premier ballpark,
Yankee management Sugrests that it may not renew ins
lease in 2002, citing a vanety of needs. Expressed con-
cerns and needs of the Yankees reflect those of other
major league baseball teams throughout the country: a
safe and atractive environment; good acoess and park-
ing; increased revenues achieved by expanding atten-
dance; offering luxury suites, club scats, personal seat
licenses and naming rights; and a modern facility:

Borough President Ferrer, recognizing the current
needs of Yankee Stadium and its environs, proposes the
creation of Yankee Village in order to address each of
these concerns and improve the surrounding area for
fans, residents and the City of New York. New Yorkers
favor the Yankees remaining in The Bronx. In July
1998, the Quinnipiac College Polling Institute reported
thar 84% of respondents city wide indicated a preference
for having “New York City improve the current Yankee
Stadium and the surrounding Bronx neighborhood”
rather than building “a new stadium for the Yankees on
the West Side of Manhartan.” Furthermore, implemen-
tation of the Yankee Village Plan will cost a fraction of

YANEEE STADIUM the proposed Manhattan stadium's pricetag withour the
PEDESTRIAN CONCOURSE many inherent problems of a West Side location.

*  YANMEE VILLAGE
DEVELOPMENT PLAN




Yankee Stadium
Interior View

BRONX BOROUGH FRESIDENT
FERMAMDO FERRER
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ankee Village is a retail, recreational and sports

entertainment complex with two major activity

nodes—Yankee Stadium and a regional “big
box™ shopping center at the Bronx Terminal Market
site—linked by a pedestrian galleria lined with shops
and services. The Yankee Village Plan, pn:p:trﬂl by

Beyer Blinder Belle Architects & Planners LLP is based

on a concept set forth by Borough President Ferrer
together with the community. It will transform historic

Yankee Stadium into a state-of-the-art ballpark meeting

all of the team'’s expressed needs, comprehensively revi-
talize the area, and create a regional destination shop-
ping complex. Commercial revitalization on adjacent
streets plus renovation of the excellent community parks
surrounding Yankee Stadium will improve the neigh-
borhood. Total praject cost, including public and private
expendirures, is estimated at $535 million.

Highway and street improvements will optimize
ingress to and egress from the separate, dedicared park-
ing facilities for both Yankee Stadium and the retail
complex. Garages will be strategically located to load
traffic on and off the highways (Major Decgan
Expressway, Harlem River Drrive) and bridges (145th
Street, Macombs Dam) in combination with local
streets, Preferned routes corresponding to poinis of ori-
gin and destination will be identified to minimize bot-
thenecks and travel dmes. Limiting garage height to
three stories will reduce exit time while opening vistas
to the stadium from surrounding streets. Direct entry 1o
service area and VIP garages will eliminate traffic
obstructions caused by trucks and limousines, A new
Metro-North station at the stadium will case access
fram the region and a brighddy lit, refurbished subway
station will enhance convenience and comfort of those
arriving by train. Attractive pedestrian access bridges
and plazas will connect the stadium entry with the
Metro-North Station, ferry terminal and several
parking garages, with links to the retail complex and a
waterfront park.

The Yankee Stadium area presently lacks image and
amenities. Fans arriving early for games find minimal
entertainment and restaurant resources, and likewase no
opportunity for post-game activities. The Yankee Village
plan addresses this issue by revitalizing the strectscapes
and by creating an exciting recreational and retail venue
with facilities for eating and enverainment immediately
adpacent 1o the stadium and parking fagilities. Itz com-
bined features will offer characteristics of two highly sue-

Il Yankee Stadium Reborn: The Yankee Village Plan

cessful recreational settings, the USTA National tennis
Center in Queens and the Chelsea Piers in Manhattan.

DETAILS OF THE YANKEE YILLAGE PLAN FOLLOW,

Yankee Stadium Enhancements;

e Restore the stadium exterior to its original omate facade,
with historic entrance porticos, perimeter wall at upper
deck, open windows,

& Restore 16 foot deep copper fricze to face of grand stand.,

& Provide new circulation system by transparent glass
enclosed atria at strategic locations with panorama of
parks, Manhattan and waterfront while maintaining
architectural integrity of the restored facade visible
from street.

e Henovate and reconfigure the interior to modern
stanlards with 50,000 seats, 120 luxury suites, new
seating, a new scoreboard and videoboards.

o Redesign intenior concourses with better spectator
services including additional larger and modern
restrooms; concessions and food services,

o Establish Yankee Hall of Fame in relocated Babe
Ruth Plaza, with interactive displays and other high-
tech exhibirs,

e MNew stadium club with terraced dining ar left field.

e Lower stadium wall along River Avenue to allow sta-
dium vista from elevared train platform.

Other improvements to the stadium entail: wider cir-
culation concourses and ramps; added storage and
preparation space for concessions; increased truck bays
from the present single open-air dock to three or four
enclosed; berter press facilities, moved abeve basement
level; and a larger clubhouse.

Road Access and Parking Improvements:

¢ Widen and/or realign access and exit ramps from
Major Deegan Expressway,

o Construct exits from the Harlem River Drive to the
145th Street Bridge to relieve congestion on the
Major Deegan Expressway.

e Direct traffic flow one way on the Macombs Dam
and 145th Street Bridges ar game time, with all
lanes castbound before games and westhound after
games respectively.

& 10,340 dedicated parking spaces including “VIP"
garage with direct access from 155th Street Bridge
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. Yankee Stadium Reborn: The Yankee Village Plan

and direct entry to stadium.

o Six garages ar dispersed locations with designated
access and egress routes, and comprehensive intelli-
EEnt transportation systems to guide motonsts into
and out of parking facilities.

Public Transit Improvements:

o A new Metro-North Hudson Line commuter rail
station located virtually at the stadium gave 1o service
suburban fans, with tacility to back in excursion
trains from the Harlem and New Haven divisions
and Grand Central Terminal. Tracks are in place and
station design is already in MTA budget.

o A brightly lir, refurbished INDVIRT subway
station with convenient linkage to stadium.

o An :-:-:pqm.lcd and improved landing for ferry service
from Manhartan, New Jersey and other points with
connection o stadinm h}' cnclosed h!’idgﬂfﬁ;ﬂitria.

Improved Pedestrian Access:

& Artractive and efficient pedestrian circulation passage
v enclosed bridge/galleria linking stadium re all
facilities including Metro-North station, ferry termi-
nal, garages, Yankee Hall of Fame, retail complex and
waterfront park.

e Arrim over Merro-North station to serve as a hub
o p-cdl;hl:ri:l.n. circulition

Meighborhood Revitalization:

o Redesigned and landscaped public plazas around
the stadium,

@ A new waterfront park adjacent to retail center.

o Retail development (175-200,000 square fect of
sports entertainment, 50,000 square feet of sports-
related retail and 50,000 square feet of ancillary
stores/restaurants), creating an estimated 500 jobs,

o Streetscape enhancement along River Avenue and
1615t Streer with new lightng, righe-of- way
improvements, paving and rebuilt retail facades,

o A park and new ball fields over a parking deck adja-

cent to the stadium,

e Renovation of Mullaly, Macombs, Kilmer and Sigel
neighborhood parks,

& A sports entertainment center atop the garage adja-
cent to the stadium.

The existing 153rd Street Garage on River Avenue
will be altered with an enlarged footprint and reduced
height to accommodate a sports entertainment center
on its roof with barting cages, virtual reality games,
E¥mnastic equipment, interactive games, sports onented
retail and restaurants,

Creation of a Regional Shopping Center:

The Yankee Village Plan features the creation of a
regional destination retail center at the Bronx Terminal
Market, with dedicated parking facilities. This prime
waterfront site contains 32 acres extending from the
Major Deegan Expressway Yankee Stadium exit to East
149th Streer, berween the Harlem River on the west
and the Metro-North tracks and River Avenue on the
cast, The site can sccommodate over 450,000 square
feet of retail space: 325,000 in five big box stores rang-
ing from 50,000 to 100,000 square feet, and 128,000
square feet in ancillary stores. This level of development
could generate 1,350 additional jobs. It represents a
major untapped economic resource within New York
Citw

The Bronx Terminal Market site is ideally locared
stem the leakage of retail sales to the suburbs and also
to import spending from residents of neighbering coun-
ties, owing to its proximity and access to Manhattan,
southern Westchester and northern New Jersey as well
a3 Yankee Stadium. Moreover, the adjacent Bronx civic
center is a central business district in its own right with
some 3,000 employees and another 15,000 visiting daily
to serve jury duty and to participate in the government
and legal functions centered in and around the court-
houses. The area’s strong market porential, with its
unserved demand for restaurant, retail and service uses,
should not be overlooked.

This destination retail center would serve a year
round market. The Yankee Village theme would attract
sparts related anchors such as Sports Authority or
Modells and, with the inclusion of sports themed
restaurants, batting cages and other sports related enter-
tainment, would create a year round appeal, indepen-
dent of the 81 day baseball season.

New retail development will be planned to avoid
direct competition with The Hub and Fordham Road,
established Bronx shopping district, Factory outlet
stores of other “big box” retailers and sports oriented
entertainment are appropriate as they are not charac-
teristic of other Bronx retail districes. They would
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attract shoppers from the north Bronx, southern
Westchester and Manhattan who presently shop else-
where in the region. The sheer volume of residents of
literally all income levels living within the market
area—over 2.25 million within a 5 mile radius and 5.4
million within 10 miles— accompanied by the dearth
er"l1':|_{ b gpores i the |;':|_'.'F Presents an enormous
untapped opportunity for retail developers.

Paying for Yankee Yillage

Yankee Village is estimated to cost a total of §535
million, of which $360 million would be funded by
State, Federal, and private sources, and only §175 mil-
liom by the L'i:_r.'. Az the t1|.:-||-::|w'||1g Fll-li; chart illustrates,
the City’s share of expenditures for Yankee Village
waollld eonstiture ||-I11:I|' ane-third of the E!r-::jn'! Cot,
Private business investment, corporate sponsorship and
AAMINE ri;_r||'tl:-: would finance 55% of the tooal PrIcE TaE.
Federal and state transportation infrastructure programs
wiould fund the balance,

Yankee Village is situated within New York City's
Empowerment Zone, targeted by the federal, state and
local governments for assistance through tax incentives
to businesses, block grants and other tools 1o maximize
the flow of private capital and investment. In fact, the
Empowerment Zone's boundary line was explicatly
drawn to encompass Yankee Stadium because of its
irr||,|-||r1;|.||-;_1: 4% o -._'il_'|'-'|.'|.'i|.||; FESOUNCE, Rl:l:l:un'i:ni.; i poten=
tial economic engine from the Empowerment Zone
wionld violate 1.'i|:|.'. state and national |1|r|i-;,':|.', while
undermining the entire zone. Conversely, public

Private Garage

Conatruction

Cicy

Corporate
Sponsorship
and Maming Rights

Srane

Anticipated Expenditures for Yankee Yillage Plan
Total = $535 Million

vestment i the area would be I‘li!,-_|'||_l,' |1.:".-1::';1gl:|:|. with
additional economic multiplier effects from redevelop-
ment af the Brosx Terminal Marker.

Under the Yankee Village Plan, government invest-
ment in the Yankees will serve the public interest by
providing an economic stimulus for The Bronx and, by
drawing consumers to a new shopping venue, generating
new siles tax dollars, Yankee Village will be pivotal o
The Cirv’s economic development strategy while meer-
ing all the Yankees' needs regarding parking, access, rev-
erue _|_r||;r'|1,:'rulﬁ11i.-_'; ameniiies, and il:!'t:l:qu: enhancement.

Getting It Done

The City owns Yankee Stadium. It also owns the
Bronx Terminal Market, but has granted a long term
lease to a private entity. Only a small portion of the site
s occupied by appraximately two dozen small food
whaolesaling businesses in a cluster of deteriorated build-
ngs. About 75% of the more than one million square
feet of building space remains vacant. Temporary park
g lots serving Yankee Stadium cover several acres.
Redevelopment of the marker wall require condemna-
tion of the lease and relocation of the wholesalers to the
Hunts Point food marker, where they would benefir
from the advantages of a modemn facility. Land acquisi-
tion for the balance of the Yankee Village plan is mini-
mal, involving just one business and no residential relo-
cation. Renovation of the subway sration has begun.
Metro-North tracks to serve the stadium are already in
place, and funds to design the station have been allocat-
ed in the MTA capital budger.

The Bronx Resurgent

The Bronx's recovery has been widely recognized. The
Mational Civic League’s 1997 All America City Award
buries forever the negative image of the borough pro-
mulgated in the 1970 and the ignominy of then
President Jimmy Carter'’s visit, Coming full circle,
President Clinton last December hailed the “miracle” of
The Bronx as a national model for urban rebirth!

The joint efforts of community development corpora-
tions, local government and private enterprise in The
Bronx have transformed many neighborhoods, particu-
larly in the South Bronx, resulting in:

e $5.5 hillion private sector investment in new and ren-
ovated housing since the mid 198075

o 30,000 new and renovated housing units between 1986
and 1996, including over 5,000 new one to four famaly
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homes built throwgh New York City Housing
Parmership and Nehemiah Housing, initiatives, with
several hundred more unies planned, and 1,983 units of
housing for the elderly and handicapped through
Federal Section 202 and Section 811 housing programs.

o Conventionally financed units in neighborhoods with
traditionally strong housing markets.

The Bronx emerged from the 1989-% recession
stronger than before. Having lost jobs during only 2 years,
1991 anad 92, its recovery began |1:|.' 15775, f.:h'||._'.' ane other
borough, Staten Island, recouped employment losses,

o By 1996 Bronx had more than regained lost jobs for a
et total of 332 over the 1989 level.
o Between 1989 and 1996, 516 new firms emerged,

7009 of these from 1993 to 1996,

o I_Fnu|11]_1|n:|.'||:u:ul: has |.En|1|:||.|-|:|.| from 12,290 in 1993 to

9.1% in mid 1998,

This steady growth trend continues.

The borough’s retail market is especially vibrant, In
1997 alone, over 625,000 square feet of new retail space
was under development rranslating o
e 1,700 new permanent pobs; 1,000 construction _il::ll'l'h-
e Private construction investment exceeding $70 million.
o New stores: Caldor, K-Mart, JC Penney, Old Navy,

Staples, Home Depot, Saturn Cars.

From 1986 10 1996 the borough attracted 522 new
businesses representing more than a $460 million
vestrment,’

. Yankee Stadium Reborn: The Yankee Yillage Plan
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SAFE AT HOME:YAMKEE STADIUM 1M THE BROMNX

IY. West Side Gambit

conomic impact estimates have been developed
E by the City for a West Side ppen air stadium

and a renovated Yankee Stadium in The
Bronx.” Presentation and justification of the City’s
congept have centered on projected ancillary develop-
ment. Thus, any evaluation of a West Side baseball
stadium must consider the validity of assumptions con-
cerning induced development as well as merits of the
sate itself,

WEST S5i0E PrOPOSAL BASED ON UNREALISTIC
BSSUMPTIONS

The City's defense of a Manhattan stadium is based

on unrealistic projections

& Economic impact estimates are based on extremely
high levels of induced development.

Seventy-five peroent of the total projected West Side
econemic impact—2.25 million square feet including
twe 600 room hotels, three 200,000 square foor office
buildings, plus retail, restaurant and entertainment
uses—is attributed to this induced development.
Expansion of the Javits Center is assumed to help sup-
port this demand. So far, however, the Javies Center has
not stimulated neighboring development.

According to KPMG Pear Marwick LLF, a West
Side baseball stadium would generate $13 million in
annual City tax revenues (2003 dollars) including taxes
on indirect spending, which is far below rthe $112 mil-
lion debt service (873 million for the stadium alone,
£39 million for required infrastructure and land acqui-
sition) that would be required. The City has inflated
these local tax estimates using highly exaggerated
assumptions of induced development, while inflaring
total economic impact.’

o Attendance forecasts are inflated.

Based on unrealistic assumptions abour the ability to
draw non-baseball events, The LIty now projects a
potential West Side attendance of 3.89 million as com-
pared with 3.32 million at a renovated Yankee Stadium,
11% more than KPMG projections despite five fewer
events and despite KPMG's acknowledgment that a sta-
dium is unlikely to become a significant tourise draw,
Projections for baseball alone are not significantly
higher for Manhattan than for The Bronx, 3.6 versus
3.2 millon attendees.”

@ Assumptions exaggerate potential for tourist attraction
and development of new fans by underestimating the
powerful competition from other activitics.

Baseball games in New York compete with many
other cultural, historical and sports attractions for resi-
dent and ounst ammendance, It s mistaken o .1]1|!|:.' -
tistics on attendance growth in other cities to New
York, whose 1.1:]:.'::r:|ir'|;; array al activities I."I:III'I-[H'IiT'Iﬂ Frour
recreation time and dollars dwarts those of such cities as
Baltimore, Denver of Cleveland.”

The Citys development assumptions do not reflect
the reality of stadium impacts,
o A stadium will not generate major demand for office
space or hotel occupancy,

Very lirtle stadium attendance may be attnbuted 1o
out of towners—few would travel for the EXPIEess puir-
pose of viewing a ball game. If the far West Side is ripe
for new commercial development, it will oceur without
stimulus of a stadiom. Javits Center expansion should
not be held hostage to stadium plans. The decision
regarding convention center expansion, should be
addressed immediately, independently of a ballfield.
Expansion of the Javits Center is crucial to retain New
York’s status as a premier trade show location.

e A stadium is not necessary for development to occur
on Manhattan’s far West Side.

Rather than providing a stimulus, a ballfield could
actually impede development, sacrificing the opportuni-
ty for critical mass. Recent transactions suggest that
demand may be pushing westward. The 1.9 million
square foor Starret-Lehigh buildings recent purchase
for conversion from industrial to office use is but one
indication of this real estate market strength.
Reconstruction of the Farley Post Office as a rail station
should increase activity to its west, Expansion of the
Jaceb Javits Convention Center would increase the need
tor transit improvements which could in turn improve
prospects for retail, entertainment and office uses.

Furthermore, a baseball stadium would generate far
miore automobile raffic than commercial wses, The loss
of mobility would be harmful to Manhattan's erans-
portation system, its residents and businesses, and could
deter growth.

Poor access, massive traffic, parking ordeals

A Wesr Side stadivum would exacerbare, nor alleviage,
Yankee parking and access concerns.
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IV, West Side Gambit

o A stadium would increase congestion and parking diffi-
culties on the West Side to the detriment of conven-
tiens, theaters, other businesses and West Side residents,

Increased traffic, 10,000 more cars estimated by
HOK, would overwhelm the West Side Highway on
game days, Congestion would be compounded when
events at the stadium coincided with events at Madison
Square Garden and/or the Javits Center. HOK cites a
need 1o coordinate event schedules with the Jacob Javits
Convention Center and Madison Square Garden. But
the Javits Center and Madison Square Garden need
optimum scheduling flexibility, not crippling constraints
on event calendars, West Side businesses and thearers
would likewise suffer from impaired access, congestion
and competition for scarce parking resources. HOK's
parking plan calls for only 3,000 new adjacent parking
spaces to service premium seating and franchise needs.”
& The convenience of proximity to a Manhattan work

place would be neutralized by the 3/4 mile distance

from the subways.

It is unlikely that most of the fans from Long Island,
New Jersey, Westchester, Connecticut and upstate, who
now drive to Yankee Stadium and park within four
hlocks of the stadium, would ride trains or buses to
Grand Central, Penn Station or the Port Authority and
travel down and/or crosstown by foor, bus or subway. [
is highly speculative to assume that people working in
Manhattan would take mass transit and walk eight
blocks to and from a West Side stadium but would shun
a Metro North station at Yankee Stadium’s gate.

Fiscal Issues
The cost estimates developed by HOK/KPMG fail

o include:

o Land or air rights acquisition.

Although the MTA has not indicated thar the Wesr
Side Yard or its air space is available, the value of those
development rights is estimated 1o exceed $100 million,
The MTA has prepared revenuc-generating plans for the
yard to help support the agency’s capatal program.
Forfeiting of future MTA development or air rights sale
represents another opportunity cost, substituting a project
requiring City capital and operating (debt service) funds
for ane which would generate taxes without drawing on

the City budget while benefiting the straphangess.

@ Diirect ramp connections from Lincoln Tunnel rec-
ommended by Ciry's consultant.

o At least $300 million in transportation and infrastruc-
ture improvements necessary for Javits Center expan-
s1an assumed in the West Side stadium scenario.

e Converting the existing Yankee Stadium to another
function.

With any West Side ::P-rir_l-n, the C':r_l,' rrnest ackd
a substantial sum to maintain and upgrade the
seructure, and to plan for, secure and possibly support an
alternative use.

Feasibility
Beyond the absence of merit in a West Side stadium,
and beyond cost factors, other obstacles threaten the
feasibility of this proposal. A ballpark on the West Side
could suffer a fare similar to Westway, unlike Yankee
Stadium renovation which is fully under City control
and could be accomplished in a relatively short time
frarme,
& Manhattan site has already incurred community
opposition and litigation threats,

o Environmentalist groups likely to sue to prevent fur-
ther West Side development.

o Possibility of site contamination.

Yankee Stadium Scoreboard

Dollar values are in millions

Infrastructure | bmproy

e 1

] e

Foonnys | =

* Includes acquisition, parfong. Hall of Fame, pedestrian bridges

Mote: Cost estimates include contingency, soft costs, and escalation
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¥. Debunking of Myths

V. Debunking of Myths Surrounding Yankee Stadium
and its Bronx Meighborhood

isconception and false statements perpetuate

a negative image of The Bronx based on

miyths, Because this image prejudices consid-
eration of plans for Yankee Stadium, it is necessary 1o
ENPOSE 115 Fall ¥ This secnon of the report il clressis
and corrects the major misconceptions abour Yankee
Sradium’s r'.|.'|;._'||||1|:-|'|1l.:-|||.'..

Where |s the Crime!

e The Yankee Stadium neighborheod is not a high

CTUTIC Arcd.

The i.|:|:|+'-|.|1.|li.|||1 af erime 10 the 1.'i-.'i:r|.ir_1. does reflect a
serious image problem, although stanstics indicate oth-
erwise, Ninimal crime and virtually no serous felomes
The City maintains
increased i"ll']:ll."l.' -::Iupl-.-?'lllt'||1 I!||n:-||;.:||-eu.|.|! thie baseball

occur during stadium events’,

season, and felonies in the precinet surrounding the sta
dium have .u‘!u:l”_‘. been dec |i||i||;.; if TEcent Years,
Felony crimes around Madison Square Garden are dou
|.=-|c 1||1l.-|.' frcar lII:.:lr||-.|.'|: h-l!-n,ii.llul.

The claim that fear of crime deters fans s contradict-
ed '|'|:|' the :||.'-|]:|I_'.' that suburbamites '|1l.|.n'i:;|~.|' thie ||1,'|i|,hr|T}'
of their tickets, evidently not repelled by The Bronx.

Mor have Bronx locations deterred 2 mullion annual visi
tors to the Bronxy Zoo or 537 000 1o the Botanical
Crarden, whose advertisements convey a strong positive
image of their location. The Yankees can also contribute
tor 2 better image by positive advertisement of their leg-
endary stadium and by ceasing to denigrate its environs,

Fan Attraction: Win and They Will Come

-] ."L![|:r:|.|.|:|'u1.' at baseball LR rnr:ll_'hh':q. !.!1n||:._5|_l. 1.\.'iﬂ1
FEAET |r-c'r!:::||: FrGLOe, |:|1:||.-ir|_|_r| -.-.'i|||1:|11:_-; seasons the
Yankees draw,

[n '|':||'§-i"|", 1993 and 198RS, Yankee l.t'i::.rlill_._r' SEARONE,

2.4 o 2.6 mullion. In 1992 by contrast,

when the team ended 20 games behind, only 1.7 million

attendance was

people attended, This correlation is most evident after
periods of consecutive winning in losing seasons, as in
the 1988 and 1998 peak vears and 1992 trough. In
1996, after a slow start owing in part to cold weather
and the strike's |1-:'|_=;J|'.i1.'l:' i::'.p-.u'l!. the stacdhiom drew
increasingly larger crowds and reached a total of 2,25
mllion I.:|||--I 1.2% more than the average of 1 S
through 1993 (the last full seasons played). Durning the
playeffs and the World Series the stadium was sold out.
The following vear, buoved by the World Series victory
and the team’s continued success on the playing field,
total attendance at 78 games exceeded 258 million.

1,040,300
1,533,701

1,500,000
ﬁ 1, 170 485
Z 1,008,435
% 1,600,000 1,843,733
(98]
'—
'—
L8
3 Lioho
3
.
2

| R S0%

08, 030

i e85 | 10 | (Wawn | e I

| T4, 737

199 (T8
TEAR

1418941

133 (88 |

1,136 4689

19 (53) I

VST (98] | 1998 = 105) |

* Murnber in parenthesis indicates number of wins
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unking of Myths

This trend towards increasing attendance has conrinued

i 1998, with amendance “'|"i":“:""']ﬁ"'H 3 mallon, 2 16%

incrEase aver 1997, "

@ [f the team is losing a new stadium will not solve
attendance problems.

A mew sradivm’e allure 13 mostly short rerm, enticing
fans for just a few years until the novelty passes.
Howewver, when il.l."..'l.rl'l'll"il.llif.'l.! |::-_'.' Mmager nvestment in
premium players, the resulting higher performing team
may sustain greater ticket sales. It is then difficule to
artribute increased attendance to the facility rather than
the team itself. Enhanced revenue sources like luxury
scats, personal seat licenses and retail ventures may aug-
ment income more than attendance,

o A ]'nrﬂl:'usinn of recreantonal, culoural and sports
EVCNLS COmMpehes for Mew Yorkers' time and enter-
tainment budgets,

Teams with higher average attendance than the
1fl"'u.I'|i»'.1‘:\v|.'~i iare |-:1|.'..1'I1.'-:! witlm ‘\.!11;1.”{':[ |nc[:|'n:h|,1{r|it.1n Arcas
sch as Baltimore, Cleveland, Searile, Dallas which lack
Mew York's array of competing activities. Teams located
in more diversified regions like Chicago, Los Angeles,
Boston and San Franciseo tend to draw far smaller
crowds than the Yankees. The primary exceptions to
this wend are the |.'|'-|:||.E1_r.|;r\, a hiestoric team with an
exceptionally dedicated fan base, and the Atlanta
Braves, a team with -:.'I.thihll.'llll._'r 4|1|l'5.|:|.||1_ﬁ11|_: '|_1¢'|:'li:sr-
mance which ofters a rare opportunity for residents of
the southeast to view major league baseball,

An additional factor reducing stadium attendance is
the presence of numerous teams in a region which
share, and compete for, fan lovalty. Thus the Yankees'
and Mets' attendance parterns should not be compared
with teams in one ball game towns, but rather wath the
Chicago, Los Angeles and San Francisco bascball mar-
kets as well as other cities wath multiple opportunities

0 ViEW |'lrl.:lr-|:ui|.1r|.|] SpoTts,

@ Media revenues significantly augment the income gen-
erated by the Yankees, even when attendance drops,

As the following chart illustrates, the Yankees' 1996
media revenues of $69.8 million were more than twice
that of the second-ranked Los A n;;r]l:\. 1}41-,[_|_|r:'r~§, Media
recerpts (national and local TV, cable, radio) represented
54% of Yankee revenucs, compared with the :'l.]njn:rr
League Baseball average of 39%." In 1998 ratings for
the Madison :'-:-L]IL:IIL‘ lI:-:';J:|'|.|.1:|1 *g.'l'l'i.-nz:.‘w cable broadcasts of
Yankee games are almost 50% above last year’s average.”
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Teamns with Highest Total Revenue (1996 season)
millians of dollars
Easy Access, Parking Solutions

o Yankee Stadivum in itz present Bronx location meets
all the |-'.r_'_'|-' locational and access ertenia for a2 baseball
stadiuim.

The Bronx site is well served by bridge crossings, two
!'IIH]‘I“':L_H'I- dJ:II.I h“'l::lﬂ'dj'}' #rtcrﬂ_‘ﬁ ]'Ili'l'|.||_|||'|i'r. |||'|1u1i;|'_' T
the regional road network. A new Metro-North station
right at the stadium door will serve those suburbanites
wha prefer train to automobile. Two subway lines
directly serve the stadium, with a ride of only 15 min-
utes from Grand Central Terminal. Station renovation
is in construction. New Yorkers are mass transit oriene-
ed and many do ride the subways 1o artend games after
work, some 5,000 for a week night game.

.[Lr.lﬂ-l\.' l.."lJliE{lL'til'il:ll'l il!'L -[-l'lt I‘I-l'u:l!l!i 1% i 5-'|_1||ri4||.|.'\. iwul:
whether measured by the monumental wraffic jams cur-
rently experienced by Meadowlands visitors or the uni-
versally predicted chaos that would ensue from the West
Side location. With ramps leading from the Major
Deegan Expressway, Harlem River Drive and the
Creorge Washington Bridge, Yankee Stadium has a
unique locational advantage no other site can offer.
Under the Yankee Village Plan, highway, ramp and
street improvements will allow easier access to expanded
parking facilities.
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Public Costs and Benefits of Sports Stadiums

ocal economic benefits from a baseball franchise
I include direct spending by the team, employ-
mient, economic activity induced by a ream's
presence, and tax revenues, These benefits are both
direct and indirect and are offeet by debt service, game
day expendimures such as added police assignment,

opportunity costs and subsidies.

Large, ongoing public subsidies are seldom justifiable
in economic terms, as public yields from strictly stadi-
um investments rarely exceed costs

Comparative studies of major urban sports stadiums
conducted by academics and economists have revealed
that net contributions to local economies, including
direct and multiplier effects, are insufficient to justify
the capital and operating subsidies provided by the local
and/or state governments. This has been confirmed in
studies considering impact on personal income growth,
spending and tax revenues.”

Employment and spending generated by teams repre-
sents a small fraction of city economy.

Aceording 1o the NYC Independent Budget Office
(IBO), the Yankees' direct and indirect contribution to
Mew York Ciry's economy in 199% was $19%0 mallion,
comparable to a medium sized corporation, This
amounted to just 0.06% of the $356 billion value of
goods and services generated in the city (GCP). The
Yankees and Mets l:l::lgl:[hl:r' contributed S300 million,
anly 0L.09% of cconomic output,” A study by the New
York City Comprroller estimated, based on a multiplier
almost double that applied by the IBO, that in 1995 the
entire sports industry  contributed $6.9 million in direct
and indirect impacts or 2.3% of the city's economy."

By contrast, the arts which have suffered painfully
from budget cuts, artract far more participants and cause
far more spending in the New York economy than
sports, Total economic impact of the arts on New York
City totaled §9.2 billion in 1992, Attendance at
Yankee and Mets games combined was just over half the
number of theater tickets sold."”

Baseball teams are not major employment generators
i any location. Full-fime Yankee employment in New
York City includes 25 players and 50 “front office” staff,
plus 25 maintenance workers provided by a contractor.
During the season another 400 work part-time for the
Yankees, Kinney Parking and other concessionaires.™
Post-construction employment at a new or renovated
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haschall stadium at either location would nor differ sub-
stantially from the present,

Increased Yankee attendance would draw spending
from other sports and entertainments

Additional purchases of baseball tickets and related
items tend to represent realignment of consumer recre-
ation budgets, not new impact.

Downtown stadiums in Baltimore and Toronto are
often cited as models for stimulating urban rebirth
yet in neither case can revitalization be attributed
exclusively to the stadium .

The successtul redevelopment surrounding Oriole Park
benefits from expansion of Baltimores convention center,
the Marine Research Center, and the Rouse E-IH'I'!IP:HI'I_'FIE
harbor retail project, none of which depend upon the
ballpark. Toronto's SkyDome, part of a downtown rede-
velopment plan including a hotel (within the stadium
structure), theater complex, housing and retail, and a
hockey/soccer stadium is under construction. The
SkyDome opened in 1989 with very high attendance,
approaching 4 million. At thar fime the Blue Jays were
pLiJ.'inH well, Wi the Warld Series in 1992 and
1993. In recent years, attendance has lagged along with
team performance, despite its use for football and mult-
purpose potential afforded by a turf field and domed roof.

It iz reasonable to expect the Yankees to participate
significantly in the financing of a stadium whose
major impact would be to boost team revenues,

MNationwide the trend is toward private financing of
sports stadiums. All of the 13 major league baseball sta-
diums built since 1990 have been partially financed by
the private sector. The level of private investment has
ranged from 97 % for the San Francisco Giants to just
9% in Baltimore. Only four of these stadiums cost over
$300 million; the most expensive was the Seattle
Mariners' at $417 million, The $500 million Toronto
SkyDwome, completed in 1989, was financed by a pri-
vate/public consertium. The Provinee of Ontasio and
Mounicipality of Toronto each contributed $30 million,
33 Canadian corporations each contributed $5 million,
and debt for the balance was assumed by the Province
which subsequently sald its position to the private sector,

Recent rejections of proposals for publicly financed
stadiums by voters in North Carolina, San Francisco,
Pittsburgh and Columbus, Ohio resulted in restructured



SAFE AT HoME:YANKEE STADIUM 1IN THE BROMX

¥i.

Public Costs and Benefits of Sports Stadiums

plans invelving greater private participation and reduwced
government share in both construction finance and debt
service, Cleveland, Tampa Bay and Milwaukee, howey-
er, approved taxpayer financed stadiums.

Additional tax revenues from a new or remodeled
stadium on either site would be offset by debt ser-
vice, lease terms favorable to the Yankees and other
public subsidies.

The IBO estimates the Yankees' net fiscal benefit to
Mew York City from a baschall season to be §7.7 mil-
hion, including taxes on direct and indirect spending,
after deducting maintenance, debt service on the 1970
renovation ($1.2 million) and day-of-game costs,”
With any of the optiens under consideration debe ser-
wvice will represent a recurning annual cost to the taxpay-
ers—as high as $112 million for a stadium on
Manhatrtan's Wesr Sade.

There are far better ways to stimulate the economy
than diverting capital funds and incurring vast amounts
of public debr for a project thar will contribure relatively
fittle to the city'’s economy. Any allocation of public
funds has an implicit opportunity cost, the lost opporiu-
nity to fund other governmental activities. A decision o
appropriate funds to a stadium must consider other
pressing needs, projects such as schools, housing, or
industrial development.

Huge government expenditures to further enrich the
most profitable and valuable baseball franchise, dis-
torts the purpose of public finance.

The Yankees seck increased artendance and revenues,
certainly a reasonable objective for a business enterprise.
But o finance a windfall for wealthy owners on the
backs of the small businesses that form the backbone of
our local economy through the burdensome commercial
rent tax is unacceptable.

The proposed Manhartan stadium demands a higher
price structure, oriented towards corporate suites, huury
suites and season passes, with {rwer hi|1;|.l;|4: game tickets
available to the citizenry. It would dedicate public funds
to beneht few at the CXpense of Iany. An effective sub-
sidy provided by city taxpayers to wealthier suburban-
ites, accompanied by higher ricker prices, would deepen
city residents’ under-representation among attendees.

A stadium in Manhattan, then, would nor n;'il.”'_r Coa-
tribute to the public benefit. The<ttects of spending

and tax revenues generated would be canceled by the

large cost and debt burden, Employment would be
comparable to a Bronx stadium, but would lack the
impact additional jobs, economic revitalization and  area
wide redevelopment inherent in the Yankee Village Plan
with its Empowerment Zone location,
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Vi, Canclusion

Yankee Village is a win-win situation for fans, for tax-
payers citywide, for the team and for Manhattan and
Bronx residents and businesses.

The Yankee Village Plan is the only viable option that
meets all the team’s needs, the overall public interest
and the welfare of New York City. The Yankees will
have an upgraded, modernized stadium with the added
luxury suites and club seats its owners so strongly desire,
The proposed transportation improvemnents will
enhance Yankee Sradium’s accessibility from throughout
the metropolitan region. Government investment in the
Yankees will serve the public economic interest by pro-
viding an economic stimulus for The Bronx and, draw-
ing consumers to 4 regional shopping center, generating,
new sales tax dollars by virmally creating a new market-
INE VEMUE.

The Yankee Village Plan will rransform 32 acres of
prime property at the Bronx Terminal Market into an
attractive and vibrant regional retail district providing
up to 450,000 square feet of commercial space, with a
ready market owing to its proximity to Yankee Stadium,
Manhattan, and surrounding suburban counties. This
Fl-]:m treats the stadium as inrrHr.|.| tor the ncighhnrhim-d'ﬁ
physical and soctal fabric. It links the stadium propes,
the residential areis, the commercial streets, the vast
array of parks and recreational facilities and the redevel-
oped Bronx Terminal Market. It ereates a fan-friendly
atmosphere with recreation and shopping around the
stadium and adjacent streets, while improving and revi-
talizing a large area west of the Grand Concourse
stretching from 14%9th wo 165th Streets,

Intangible Merits to Having the Yankees in New York

New Yorkers share in the national passion for baseball
and cherish their teams. The Yankees are a New York
1com, part of our cultural heritage. Yankee Stadium’s
pivoral role in baseball history has been shared with this
city and borough. A unifying force, the Yankees repre-
sent New York as one city helping to connect the city
with the suburbs through strong fan identity. Their
departure would weaken this bond, The Bronx
Bombers are heroes throughout the five boroughs, and
to fans who live in the suburbs (including New Jersey),
many of whom work in New York. Retaining the
Yankees s a common goal ta which all New Yorkers can
subscribe, provided that the terms and costs result in
true public value,
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Good public policy woutd optimize development in all
5 boroughs to work cohesively as one city rather than
strip mine the outer boroughs to concentrate devel-
opment in Manhattan.

Broadly speaking, what is good for Manhatran is not
necessarily good for the entire city, but Yankee Stadium
relocation would not be pood for the city as a whaole, or
for Manhattan. Furthermare, The Bronx welcomes the
Yankees while the Manharan proposal has already gen-
erated community opposition and threats of litigation.
Polls confirm that New Yorkers city-wide support the
team’s remaining in The Bronx.

There is no merit to building a stadium for the
Yankees in Manhattan from either a citywide ar a
Manhattan perspective.

A Weat Side stadium would exacerdbate, nor alleviare,
Yankee parking and access concerns, Increased rraffic
wiould overwhelm the West Side Highway on game days,

A Manhattan stadivm would dedicate public funds to
benefit few at the expense of many, with city taxpay-
ers subsidizing wealthier patrons.

It would demand a higher price structure than a
Bronx stadium, oriented towards corporate suites, huoury
boxes and season passes, with fewer single game tickets
available to taxpayers.

Yankee VYillage offers strong benefit meeting a clear
need while a Manhattan stadium would create no
added value and significant negative impacts,

A Manhattan stadimem would cost at least 8765 mil-
lien maore than a renovated stadium plus extensive area
wide revitalization in The Bronx. Yankee Village will
generate economic benefits vo this City far beyond the
Manhattan site based on the extensive ancillary com-
mercial improvements creating almost 2,000 jobs,

Urban renewal 15 an established public purpose. An
integrated plan o rebuild and stabilize an economically
weak neighborhood with the stadium as its centerpiece
has intrinsic merit which alters the cost/benefit equation
and ties the entire area together with an identifiable and
uniform urban destination point for sports, recreation
and shopping.
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1. Mew York Ciey Dffice of the Comptroller, Economic Nobos,
November 1997 and NY State Depanment of Labor, 1998

2. The City's recent projections were based on Hellmath, Otara
& Kamabaum, BC.. Alernative Sige Planning Report Volume T,
Yankee Seadivm Alternuative Site Assessment Soudy, Masch 1996,
HOK identified the alternative of a basehall-only stadem with
50,000 seats, V0 suites and parking for 3,000 vehicles, rejecting the
open air grass option in favor of & dome in erder o achieve suffi-
cient cvent and attenddance levels, A domed basehall sadivm wouald
cost $E50 million {1596 dollars) exchuding land and air righits acgui-
sition and infrastructure imeestmenr, snd would reguire over 70
malfivn angius] delw serace.

3. Mow York Crty staff memorandum on New Stadnims, April
17, 198

The City's 1998 memo progects total economic impact of over §1
hillion for either Wise 3ide option, including maore than $50 maillion
i Mew Yk City tan pevernes, This condrasts with KPMG Peas
Alarwick Yankee Stadivim Alternative Site Srudy: Finuncial Anabais
ard Economic Impast Study, May 1996 which projected $213 mil-
Eon impact with §12 million in NYC 1 for & West Side norf ficld
based on direct amd induced speinding, eamings and MYC rax rev-
enues, current and incremental, (As the compenents of the City's
figure are or explained, the compasison may nat preciscly macch)
With regand ro The Bronx, the Ciry has ad ; SiATNE
demand for pew retail development but, minimiring the Erenx
Termvinal Market's potential as a development site, ruggests far less
induced development tham Manhattan owing to fewer "safi” sites
arcund the stadiom.

4. Both the City and KPMOG ostimate 26 non-haseball evenas ina
domed narf stadivm, KPML forecasts 17 moo-basehall cvents in o
domed grass stsdium while the City estimases 12 with no dome, Both
project only § non-baschall events ar & Broo rencovation.  Howewver,
the City wsed 1997 anerbance figuees, resultmg in peroentage ince-
mienis for all bur the Weesr Side el option lower than KPMG's, which
were hasod on V993-95 avenges. KPMO sssumed that assendance
wieruld increase by 5096 over the actual 1993-95 average to over S0,000
et game i Manhattan wnd by 30% ar 1615t Stroo

5. Ameng the six Major League Raseball teams acqpunng new
stadfia sinoc 1989, first yrar atvendancr increases ranged fom 19%
fior Ardarts to 46% for the Chicago Whire Sox. Omly three of five
increased atterdance in the second vear (Adanta'’s Tumer Ficld
opened in 19T}, while both Chicagn and Texas Rangers lost atren-
dance {the 1994 srrike affected Texas], Tormonto and Balimare
patronage grew in each of the first 3 years. The Ovioles’ increases ane
antributable pardy to their relocation from Baltimare’s northemn edge
to the dovribown harher diserict, thereby newly caprunng the metro-
podican Wishirgron marker. Yankes/Mets comparisons are imore
rebevant, From 1986 to 1992 the Meots out deew the Yankees, the
trenid having eeversed subsequently. Since 1990 Yanker attendance
fevels have hovered abaove the Amencan Leagae mean, despite ticket
prices approachiog 1400 of leagee average, whale the Mets have
fallen from 4% above average in 1988 yo 22% below in 1997,
Yankes Sradivm arrendance during the 1997 scason excesded the
leagee average by 15 percent

f, HOK asseens chat 10,000 spacey are svailable for
weckend weck night games within 20 minuses’ walk, 8,100 within

7

15 mimapes and 4,700 within 10 minures. Op weekdays the num-
bers decrease 1o 3,700, 3,000 amd 1,775 mespectively. Some of this
parking ts too distant for many Bas. HOK bases parking demand
prajection on 4 senies of sssamptions that have o basis in fact.
They assutne 4 massive shift from sutomobile o ransir, from 15%
transit now af Yonkee Stadium vo 45-65% in Manhattan, The
sssumption thar satomobile usige would rovesse from the cusrent
E5% to 25% in Manhatan, plas 10% by taxi, bepgars befief, Mo
explamation is offered a5 10 why fans would shife to eransis from
aures, expevially as Yankee Stadism has better ransit secess than
Eleventh Avenue, The majoriey of fans are suburbanizses: §0% live in
Mew Jersey, Conmecticus, Weatchester and upstare. Anterdance at
weekend games is grearer than week naghts and subway ridership is
alsoy greater- 7000 versus 5,000 per game. According re HOK'
projected modal split and attendance, an astounding 19,500 peoplc
wiorild arrive and 16,500 would depart by sulvway on
weekdaywnights, and 22,500 on weekendds.

7. Nmety=five perceny of all summonses toued dunng 1995
e games crered infractions of 3 pon-ciminal mehare, over 85%
of them for scalping, wilicensed vendors or traffic wolations (sounce:
MYPII.

B Source: Major League Baschall,

2, Mew York Ciey lslependent Budget Odfice, The Economics
anid Financing of Stadiums for the Yankees and Mets, Apnl 1998,

10, Charinel 11 reports increases of 199 shove 1996 (1997 dae
were ot oomparablel.

11. Busde, Robert A "Seadiumes, Profesisonal 3ports, and
Ecomomic Dievelopmenit: Assessing the Feafieg,” Heartland Instinate,
Apeil 1994, Professor Basde found thar profiessional sports do not
have smatistically sigmficant impacts on per capits personal income
grovanth. Between 1958 and 1987, among 32 metropalitan afeas
inclisling New York, increase in numbser of sports eama conselated
pasitively with per capita income i only one {Tnfianapolis) while
ez | Balnmore) expenicaced negative impact. O 30 metropolitan
arcas with stadiums ten years old or newer, 27 showed no ggnificant
impeovement in income and 1 exhibieed megative influenee. Al das
were For real, vrend-adpasted per capits personal iscome. One poss-
bl explanation for this phenomenon is thas the jobs generited are
typically ko wage and sasonal,

12 Op Cit. NYC Independent Budget Office, page 13.

13, Chfice of New York Ciry Comperoller Allan G, Heveas, New
Yoark City's Sparts Economy, Movember 1596, Ower two-thinds of
that impect was anesbated to the nevwork of marketing, medis, con-
ventionss, haspitality ard other services thar support the induasery,
The rwo professional baschall reams combined account for only
(L17% of the cdn's economy, Additional revenses from plavoifs and
the World Serics can increase this impao by imporing further
expenditures from outside the region amd generating greates spend-
Ing [T gamee.

14, The Arts 25 an Indusery: Their Ecoromic Importance 1o the
New York-Mew Jereey Metropolitan Region, Port Aisthorizy,
October 1992

15. Economic Motes from the New York Ciry Comprraller's
Ciffice, Seprember 1993,

16, Thad.
17. Opat. e 9, THO.
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Exhibit I: History of Yankee Stadium Planning Efforts

"i. ¥ ankee Stadium was built in 1923 ar a cost of
£2.3 million. ln 1973, a consartivm headed h}'
George Steinbrenner acquired the Yankees from

CBS for 510 mullion and threatened to leave Mew York.

Two years later, to retain the team the {:'il:}' purchased

the stadium for $12 million and spent over $100 million

meore on its reconstruction,] The Yankees were given
very favorable lease terms, with renewals extending
through 2012, under which maintenance costs are
deducted from rental payments.

In 1993, a community based planning effort initared
by Borough President Fernando Ferrer produced the
Bronx Center Plan encompassing the stadium and a
3()-block area stretching from 147th to 165th Streets,
5t Anm's Avenue to the Harlem Biver. The Plan
sought to capitalize on the area’s strengths and potential
by integrating its anchors--Yankee Stadium, the Bronx
Terminal Market, the Municipal Center, Melrose
LCommons I!I.HJ!':.IIIE_.. the Hub commercial |J.i:-tl'lL‘t.,
Lincoln Hospital, the Police Academy and Hostos
College into a vibrant downtown which would trans-
form and uplift this community while enhancing the
Ciry as a regional markerplace.

In 1994, New York Ciry and State commissioned a
consulting team headed by Hellmuth, Obata 8
Kassabaum, PC. (HOK) to prepare a master plan for
the Yankee Stadium area addressing both requisites for a
state-of-the-art stadinm and community needs. Afrer
numerous iterations a consensus document known as
Plan Number 11, consistent with the Bronx Center
Plan, was approved by a working group of all stakehaold-

gl

ers including the community and various City and Seare
;].Hcm:ics_ The Yankee OTEATEA L0 1'|:j1.'|."|!l:|.{ Plan
Number 11. Under the City's directive HOK then pro-
duced Plans Numbers 12 and 13 which focused exclu-
sively on the team's demands, but the Yankees rejected
these phuﬁ as well,

In 1995 New York City and State, together with the
Yankees, engaged HOK 1o conduct comparative site
analyses for a stadium at four locations: West Side MTA
Yard in Manhartan, 161st Street (new or renovated sta-
dium), Van Cortlandt and Pelham Bay Parks in The
Bronx. For each site except 1615t Street the alternatives
of & baschall only or a mult-purpose staclium (with foot-
ball} were considered. HOK's team included
KPMG/Peat Marwick LLFP which prepared a Financial
Analysis and Economic Impact Study. HOK and
KPMG concluded thar a dual-sport stadium on a plat-
form over the West Side rail yard is the preferred oprion,
followed by o baseball-only stadium on the same sitc and
a new or renovated Yankee Stadium ar 1615t Sereet,

In April 1998, the Ciry circulated a staff memoran-
dum projecting economic impacts of a renovared Yankee
Stadium in The Bronx: the West Side MTA Yard, and a
new Shea Stadium. Assuming massive levels of induced
development in Manhattan but little in The Bronx or
Queens, the report claims that a West Side stadium
would generate toral economic impacts six times more
than a renovated Yankee Stadium,



