NEW YORK CITY INDUSTRIAL DEVELOPMENT AGENCY (“NYCIDA”)
PROJECT COST/BENEFIT ANALYSIS
March 9, 2006
Applicant:
Queens Ballpark Company, L.L.C.
123-01 Roosevelt Avenue
Flushing, NY 11368
Project Location:
The Project will be located on a parcel of land bounded on the north by the south side of Northern
Boulevard, on the east by the west side of 126th Street, on the south by the north side of Roosevelt
Avenue and the west by the east side of Grand Central Parkway, together with the parcel of land
containing approximately 1,620 parking spaces and bounded on the north by the south side of
Roosevelt Avenue, on the east by the west side of 126th Street, on the south by lands of The City of
New York occupied by the New York City Transit Authority, and on the west by the east side of the
Grand Central Parkway, excepting from such area of land, the portion thereof fronting on Roosevelt
Avenue occupied by such authority as a substation; all in the Borough of Queens. The project will
also involve: (a) the parcel of land currently referred to as Marina East Parking Area containing
approximately 540 parking spaces and bounded on the north by Flushing Bay, on the east by Harper
Street and on the south and west by the Whitestone Expressway/Northern Boulevard viaduct
combination and located to the east of the World’s Fair Marina; and (b) the parcel of land currently
referred to as either Stadium View or Whitestone Parking Area containing approximately 540
parking spaces and located immediately underneath the Whitestone Expressway/Northern Boulevard
viaduct combination and located between Flushing Bay to the north and Boat Basin Road, the Boat
Basin Road traffic circle and Shea Road to the south.
Project Description
Queens Ballpark Company, L.L.C. (“Ballpark L.L.C.”), a New York limited liability company or
one of more affiliated entities is seeking approximately $632.1 million in tax-exempt and taxable
bonds consisting of approximately $527.6 million in Tax-Exempt Bonds, approximately $97.2
million in Taxable Installment Purchase Bonds and approximately $7.3 million in Taxable Rental
Bonds (collectively, the “Bonds”) to (i) demolish the existing 56,000-seat Shea Stadium, (ii)
construct a new stadium (“the Stadium”), and (iii) construct associated parking lots. The Stadium
and parking lots will be leased to Ballpark L.L.C, subject to certain agreements relating to parking
revenues. Total project costs are approximately $813.2 million which includes the $664.4 million
for construction (which includes $90 million in contingency), $95.8 million for a capitalized interest
fund, $42 million for a debt service reserve fund, $1.7 million for capital reserve fund, and $9.3
million in fees. The project is expected to be financed with approximately $647.1 million in Bonds
and certain operating sources, $91.4 million in contribution from the City of New York (the “City”),
and $74.7 million in contribution from New York State (the “State”).
The existing Shea Stadium would be demolished following the completion of construction of the
Stadium and its site filled in to provide for surface parking as part of the on-site parking area for the
Stadium. The new design would be evocative of the look and feel of the historic Ebbets Field, the
former home of the Brooklyn Dodgers, with the capacity to accommodate approximately 44,100
spectators (a reduction in capacity of approximately 11,900 from the existing Shea Stadium). The
Stadium would include 42,500 total seats plus standing room capacity, in an open-air ballpark

structure containing approximately seven levels, and including private club seats, private and party
suites, food and beverage service facilities, retail space, corporate business space, function space,
facilities for media and other functions and amenities appropriate to a state-of-the-art, first-class
professional sports facility.
Ballpark L.L.C and Sterling Mets, L.P., the current owner of the New York Mets Baseball Club (the
“Mets” or “Team”), have indicated to the NYCIDA that the financing outlined herein is 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 L.L.C. has also maintained that
operating in the existing Shea Stadium would cause continuing economic disadvantages to both the
Mets 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 L.L.C 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 37 years following completion of construction. Ballpark L.L.C. will not have an
option to purchase the Stadium under the Lease Agreement; however, Ballpark L.L.C. 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 L.L.C. will construct the Stadium as agent of the
NYCIDA and then operate and maintain the Stadium. Subject to the conditions stated above,
Ballpark L.L.C. may also operate and manage the associated parking lot. Ballpark L.L.C. will make
the Stadium available for use by the Team but will retain the right to certain defined 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 (i) a mortgage recording tax
exemption with respect to mortgages securing the taxable bonds and payments in-lieu-of taxes
(“PILOTs”) with respect to the 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 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 L.L.C. will make annual PILOT payments
to the NYCIDA pursuant to the terms of a PILOT Agreement between Ballpark L.L.C. and the
NYCIDA (the “PILOT Agreement”). The initial term of the PILOT Agreement will be equal to the
initial term of the Lease Agreement. PILOTs will be used to pay the principal of and interest on the
Tax-Exempt Bonds until the Tax-Exempt Bonds are paid in full.

NPV1

Incremental Benefits to City
A. Annual direct and indirect taxes to be generated, including construction2
B. Parks Dept. savings on maint./CapEx on existing Stadium (net of lost rent)3
C. Salvage value of current stadium4
Total Incremental Benefits to City:

$ 61,000,000
$ 72,300,000
$
6,000,000
$ 139,300,000

Incremental Costs to City
D. Infrastructure costs5
E. Capital reserve fund for future infrastructure repairs
F. PV of $8.5MM to capital reserve fund in Year 30
Total Incremental Costs to City:

$ (85,000,000)
$ (4,700,000)
$ (1,700,000)
$ (91,400,000)

Incremental Net Benefit/(Cost)

$

47,900,000

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 includes sales tax from gate receipts, as well as indirect and direct
taxes generated from concession and merchandise, parking revenues, 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 Mets game should be taken into account in this analysis.

3

While the City will forego rent on the new stadium during the Initial Term, 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

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

The City will contribute funds from its capital budget for infrastructure costs such as site
preparation and excavation.

