
 
 

NEW YORK CITY INDUSTRIAL DEVELOPMENT AGENCY (“NYCIDA”) 
 PROJECT COST/BENEFIT ANALYSIS 

March 9, 2006  
 

Applicant:    Project Location: 
Yankees Ballpark Company, 
L.L.C.  
161st Street and River Avenue 
Bronx, NY 10451  
     

On a parcel of land in the Concourse Village neighborhood of 
the Borough of the Bronx comprising the northern portion of 
Macomb’s Dam Park and the southern portion of John Mullaly 
Park between River and Jerome Avenues, which stadium 
structure would extend from East 161st Street to the mid-block 
between East 162nd and 164th Streets. 

 
Project Description 
 
Yankees Ballpark Company, LLC (“Ballpark Company”), a New York limited liability company 
or one of more affiliated entities is seeking approximately $930 million in tax-exempt and taxable 
bonds or such greater amount which amount cannot exceed 10% of such stated amount.  The total 
bond amount of $930 million consists of approximately $866 million in Tax-Exempt Bonds and 
approximately $64 million in Taxable Bonds (collectively, the “Bonds”) to construct an 
approximately 54,000 seat, open-air new Yankee Stadium (the “Stadium” or “NYCIDA project”) 
one block north of its existing location at East 161st Street and River Avenue in The Bronx.  The 
Stadium project cost is approximately $930 million, which includes approximately $734 million in 
Stadium construction costs, $82.6 million in a capitalized interest fund, $47 million in debt service 
reserve fund, and $29.9 million in cost of issuance and $36.6 million in contingency costs. In 
addition to the NYCIDA project, the overall project will involve (i) the construction of four new 
parking garages projected to contain approximately 4,689 spaces in the vicinity of the Stadium; and 
(ii) the development of new and replacement recreational park facilities within the vicinity of the 
proposed Stadium. The costs of constructing the new parking garages and replacement parkland is 
forecast to total approximately $320 million and forecast to total approximately $126.6 million, 
respectively. The overall project is expected to be financed with approximately $930 million in 
Bonds, $129.2 million in contribution from the City of New York (the “City”), $74.7 million in 
contribution from New York State (the “State”) and funding from the private developer of the 
parking garages for any cost of the garages above $70 million (which amount is to be contributed 
from the payment to be made by the State). 
 
The Stadium would replace the existing approximately 56,928-seat Yankee Stadium.  The proposed 
open-air Stadium would have a total spectator capacity of approximately 54,000 (53,000 seats and 
standing room for 1,000 spectators) and would include suites, food and beverage service facilities, 
retail space, corporate business space, function space, facilities for the media and other functions and 
amenities appropriate to a state-of-the-art, first-class professional sports facility. 
 
Ballpark Company and New York Yankees Partnership, the owner of the New York Yankees 
Baseball Club (the “Yankees” or “Team”), have indicated to the NYCIDA that the financing 
outlined herein are critical to the feasibility of the Stadium construction and that the construction of 
the Stadium would not proceed as planned without access to NYCIDA financing. Ballpark Company 
has also maintained that operating in the old stadium would cause continuing economic 
disadvantages to both the Yankees and the City.  
 
The City will lease the Stadium site to the NYCIDA under a ninety-nine year ground lease (the 



 
 

“Ground Lease”).  NYCIDA will then enter into a lease agreement with Ballpark Company for the 
purpose of constructing, equipping, leasing, operating and maintaining the Stadium (the “Lease 
Agreement”).  It is expected that the Lease Agreement will have an initial term (the “Initial Term”) 
of approximately 38 years following completion of construction.  Ballpark Company will not have 
an option to purchase the Stadium under the Lease Agreement; however, Ballpark Company will 
have options to extend the Lease Agreement for additional terms through the remainder of the 
Ground Lease at fair market rent to be determined at the commencement of each extension period. 
 
Pursuant to the Lease Agreement, Ballpark Company will construct the Stadium as agent of the 
NYCIDA and then operate and maintain the Stadium. A private developer is expected to operate and 
manage the parking facilities.  Ballpark Company will make the Stadium available for use by the 
Team but will retain the right to certain stadium revenues.   
 
The Team will enter into a Non-Relocation Agreement with the City, the State and the NYCIDA 
(the “Non-Relocation Agreement”).  Pursuant to the Non-Relocation Agreement, the Team will 
agree to play substantially all of its home games at the Stadium until the expiration of the Initial 
Term.  If the Team violates this agreement, it will be subject to certain remedies which may include 
specific performance and, if specific performance is not available, liquidated damages. 

 
Other aspects of the NYCIDA structure include the proposal to provide a (i) mortgage recording tax 
exemption with respect mortgages securing the taxable bonds and payments in-lieu-of taxes 
(“PILOTs”) with respect to the NYCIDA project and (ii) an exemption from City and State sales and 
use taxes in connection with the purchase of materials for the acquisition, construction, 
improvement, and equipping of the Stadium and the related NYCIDA project facilities. As the 
Stadium will be owned by, and located on property leased to, the NYCIDA, no general ad valorem 
real property taxes will be payable to the City with respect to the Project.   Ballpark Company will 
make annual PILOT payments to the NYCIDA pursuant to the terms of a PILOT Agreement 
between Ballpark Company and the NYCIDA (the “PILOT Agreement”).  The initial term of the 
PILOT Agreement will be equal to the initial term of the Lease Agreement.  Payments made under 
the PILOT Agreement will be used to pay the principal of and interest on the Tax-Exempt Bonds 
until the Tax-Exempt Bonds are paid in full. 



 
 

 
     Incremental Benefits to City  NPV1 
  
A. Annual direct and indirect taxes to be generated, including construction2 $      96,900,000
B. Parks Dept. savings on maint./CapEx on existing Stadium (net of lost rent) 3 $      41,200,000
C. Foregone improvements to Macombs Dam Park4 $      25,000,000
D. Salvage value of current stadium5 $      10,000,000
Total Incremental Benefits to City: $    173,100,000
  
     Incremental Costs to City  
E. Infrastructure and demolition costs6 $   (27,900,000)
F. Capital reserve fund for future infrastructure repairs $     (4,700,000)
G. PV of $8.5MM to capital reserve fund in Year 30 $     (1,700,000)
Total Incremental Costs to City:                    $  (34,300,000) 
  
Incremental Net Benefit/(Cost), excluding cost of New Parkland $   138,800,000 
  
Cost of New Parkland7 $  (84,100,000) 
  
Incremental Net Benefit/(Cost), including cost of New Parkland $     54,700,000 
 
Footnotes 
 
1 Figures discounted at 6.25% to 2006.  Incremental costs and benefits calculated over period of 40 
years. 
 

2 The construction and operations of the new Stadium will provide incremental tax revenue to the 
City, relative to the revenue the City would receive if the existing stadium were retained.  The 
impact analysis of operations included sales tax from gate receipts, as well as indirect and direct 
taxes generated from concession and merchandise, parking revenues, increased stadium 
employment, and visitor spending outside of the Stadium.  It was determined that only spending by 
non-City attendees whose primary trip reason was to attend a Yankees game should be taken into 
account in this analysis. 
  
3 While the City will forego rent on the new stadium, the City will also no longer be responsible for 
maintenance and operation costs of the existing stadium.  The City anticipates that the savings to the 
City on maintenance and operation costs will exceed the foregone rent, resulting in a net benefit to 
the City. 
 

4 Due to a new Stadium, the City would not incur costs of improvements to Macombs Dam Park that 
it would otherwise be expected to incur. 
 

5 The City expects to generate revenue from selling portions of the existing Stadium such as 
bleachers, seats, signage, etc. 
 



 
 

6 The City will contribute funds from its capital budget for demolition of the existing Stadium, 
relocation of a 36” water main, retaining wall reconstruction, and expansion and improvement of 
pedestrian sidewalks. 
 
7 The City will contribute funds from its capital budget for costs associated with replacement and 
additional parkland.  The costs associated with parkland in excess of existing parkland are excluded. 






















