BOROUGH PRESIDENT’S RECOMMENDATION

Uniform Land Use Review Procedure

YANKEE STADIUM REDEVELOPMENT AND PARK IMPROVEMENTS PROJECT

December 22, 2005

Introduction

This ULURP application pertains to a series of discretionary land use actions to implement the redevelopment of Yankee Stadium and its surrounding neighborhood with a new baseball stadium, new and enhanced public parkland, additional parking facilities, improved traffic circulation, a year-round restaurant in the stadium facade and additional retail space in and near the stadium.  The Yankee Stadium neighborhood development plan will revitalize the residential neighborhood and civic center around Yankee Stadium, as well as provide a state-of-the art baseball stadium for New York City.   

In a binding agreement with the New York Yankees, residents of the local area will share in the advantages of a new stadium, including jobs, recreational and cultural activities, and programs such as Yankee- sponsored youth activities.  I am especially pleased that the City administration has incorporated my proposal to re-use parts of the existing stadium for Little League and other public sports activities.  I look forward to continued work with the Department of Parks and Recreation toward developing the historic Yankee field as a “central park” complex.

Proposed Land Use Program

The land use program proposed by the City of New York for the redevelopment of Yankee Stadium and the surrounding neighborhood includes: 

· Improvement of existing neighborhood parks and recreational facilities in Macombs Dam and Mullaly Parks;

· Development of new recreational facilities, some on parking garage roofs, for tennis, rack and field, athletic fields, ice skating and roller rinks, and other sports activities;

· Establishment of a physical connection to the Harlem River;

· Development of a waterfront promenade;

· Construction of a pedestrian network connecting upgraded parks, new recreational facilities and the waterfront with the neighborhood, while efficiently channeling fans into and out of the

·  new stadium;

· Redesign of the Civic Center streetscape on East 161st Street to complement Lou Gehrig Plaza and the Grand Concourse reconstruction;

· Protection of the existing tree canopy along the perimeter of Macombs Dam Park, for aesthetic and environmental benefits;

· Enhancement of other transportation infrastructure, including arterial highways and public transit.

City and State Support Needed for the Yankee Stadium Neighborhood Redevelopment Plan

The City’s redevelopment proposal excludes several components of my Yankee Stadium Neighborhood Redevelopment Plan, for which I seek commitment during the project approval process.  These elements, which have been endorsed by Community Board 4, are: 


●  Development of a hotel and conference center;


●  Development of a fitness center to serve the community and civic center employees;


●  Development of a High School for Sports Industry Careers (for which a City-owned 

     site has been identified on River Avenue, between 165th and 164th Streets, across the 
 
     street from Mullaly Park);


●  Development of a Yankee Hall of Fame and Museum;


●  Expansion, improvement and beautification of ferry terminal and service on the 
 
     Harlem River;


●  Transformation and re-use of the existing ball park for community recreation;


●  Construction of the planned Metro-North station.

Community Concerns That Must Be Addressed

I am pleased that upon my insistence the NYC Department of Parks and Recreation, subsequent to submission and certification of the ULURP application, has revised its proposal to concentrate recreational facilities on the historic Yankee ball field as a “central park.”  This alternative, which will keep the athletic fields and running track close to the residential neighborhood, represents a significant improvement to the plan.

While I strongly favor the construction of a new stadium and support most elements of the City’s proposal, I share many of the concerns expressed by community residents concerning impacts and benefits that will accrue to the immediate surroundings.  These concerns involve:

· Provision of interim and permanent replacement parkland;

· Enhancement of existing parks;

· Impacts of traffic during and after construction;

· Parking issues;

· The need for coordination with the Bronx Terminal Market/Gateway Center development; 

· The community’s desire for a more positive and constructive relationship with the New York Yankees that involves programs for youth, environmental impacts, maintenance of parkland; and,

· A Community Partnership Agreement that addresses local jobs, local construction contracts, and long-term economic benefits in the operation of the new Yankee Stadium.

Parks and Recreation

The recreational facilities in Macombs Dam and Mullaly Parks to be displaced by the new stadium will be replaced by equal or better amenities.  However, I am not satisfied with the park construction schedule, as outlined in the Draft Environmental Impact Statement, that indicates a period of time during which these community resources will be unavailable.  Park development must be accelerated.  This will require interim parks facilities.  These temporary, and in some cases, permanent facilities must be completed before stadium construction begins.  Neighborhood residents must not lose their precious athletic resources for even one season.  While the development of athletic facilities on Heritage Field cannot occur until the new stadium opens, interim venues on parking sites can be developed immediately.  

The following are specific actions that must be considered:


●  Create interim parks on Yankee Parking Lot 1; Lot 1 should immediately be converted to 
 
      a playing field surrounded by a running track;


●  Immediate start of construction of the proposed River Avenue parks on Lots 5 and 6;


●  Use of waterfront parking fields for interim open space, until permanent park facilities 
 
      are built;


●  Once the athletic facilities on the old stadium field become operational, proposed Garage 
 
     C (on present Parking Lot 1) must then be constructed with rooftop recreation, to hold an 
     ice skating and roller rink,  plus other sports facilities;

A waterfront esplanade, linked to the Harlem River Greenway, is an essential component of this plan.  However, the river is simply too far away from the residential core to accommodate the athletic fields that are so integral to life in this neighborhood.  I favor a waterfront location for the tennis concession, many of whose patrons arrive by automobile and van.  Improvements to Mullaly Park, must begin immediately for completion before Yankee Stadium construction begins.  Stadium construction must be coordinated with the tennis season to ensure that programs will not be interrupted.

Traffic and Parking

Local residents and businesses have long endured vehicular and pedestrian traffic, environmental impacts of construction, and noise generated by Yankee games.  This plan, with its new parking garages and potentially improved circulation pattern, should reduce the negative impacts on the community.  To help ensure that traffic not only moves more smoothly, but also decreases, the following measures are necessary:


●  New York City and State must develop and implement a traffic flow plan for the entire 
     Civic Center area, during and after construction;


●  New York City must ensure that  New York State build the Metro-North station just 
  

                 west  of the old stadium, for which design funds have been allocated in the State 
 
     budget, and further insist that Metro-North provide service via all three commuter 
 
     lines;


●  The City and the Yankees must make year-round parking available to local residents 
 
     and  public daily parking on non-game days.  The current lease between the City of 

     New York and the Yankee organization provides that parking garages remain closed 


     280-plus days a  year, opening only at game time.  This arrangement damages the 
 
     community and the civic center, leaving empty hulks along River Avenue while local 

     residents, and those employees and jurors who do not  reside near mass transit, face a 
 
     deficit of parking spaces.  


●  I am pleased that Garage B has been reduced in size from five to four stories, thereby 
 
     placing a less imposing building opposite Mullaly Park.  However, I also insist 
     
     that this garage feature innovative architecture with exterior design to not look like a 
 
     parking structure.  In addition, the Yankees must construct a landscaped plaza in front 
 
     of Garage B, to visually integrate this garage with Mullaly Park.

· The Draft EIS states that traffic impacts on the Macombs Dam Bridge and Major Deegan Expressway cannot be mitigated.  I do not accept this conclusion.  I strongly recommend that additional traffic experts be consulted, as part of project planning, to explore ways to reduce traffic congestion and to mitigate their environmental impacts.  For example, traffic consultants should explore the potential for utilizing variable message signs on the Major Deegan Expressway and Macombs Dam Bridge Approach on game days to advise motorists of conditions and direct them toward the available spaces in the various garages.  I further recommend that one-way traffic be instituted on the Macombs Dam Bridge at game times, eastbound pre-games and westbound post-games, to expedite traffic movement in and out of the area;

· In order to reduce congestion impacts on the neighborhood, I recommend that  traffic and parking on local streets be limited to local residents wherever possible, with the use of  resident permits, as utilized in Boston and other cities, and that turning controls be imposed on River Avenue during game days, so that Yankee patrons will not monopolize street parking and inconvenience the community;

· Lack of parking law enforcement has exacerbated the impact of Yankee Stadium, and it must not continue.  The City must increase enforcement and traffic control agent staffing levels during game days.  The DEIS states that the provision of additional parking spaces would reduce illegal parking on local streets.  We know from decades of experience that illegal parking represents people seeking to avoid paying parking fees, and not from a dearth of parking spaces, and that increased parking spaces will not deter fans from illegally parking on streets, sidewalks and parkland.  Accordingly, I believe that serious enforcement is the key to alleviating the neighborhood burden of Yankee fans circulating and parking on local streets;

· Attractively designed bollards should be installed around the parks to prevent illegal parking.

I believe these measures will encourage a pattern that we as a City should further, the use of mass transit by fans.  In the long run, our goal must be to reduce automobile use and pollutants and encourage the use of mass transit.  If we achieve this objective we can in the future convert some of these parking garages to more parkland, housing and community facilities.

Relationship to Gateway Center at Bronx Terminal Market
The City must coordinate traffic planning for these two major projects.  Although the Yankee Stadium redevelopment and Gateway Center are separate projects, from an urban planning perspective they are inextricably linked and therefore must be coordinated.  The much needed infrastructure, parks refurbishment and neighborhood amenities to be incorporated in Yankee Stadium’s redevelopment, and the substantial economic activity to be generated by Gateway, will affect each project and the surrounding area.  Serious consideration must be given to shared parking to reduce the total number of parking garages.  Shuttle service must be provided between the Gateway Center at Bronx Terminal Market and Yankee Stadium at East 161st Street to connect fans coming from Garage D and the shopping mall with the stadium.  Gateway Center will provide a vibrant venue for Yankee fans to shop and eat before and after games.  The synergy between these projects must not be overlooked.
Community Partnership with Host Community
Host communities must partake in the benefits of major projects like Yankee Stadium.  Bronx residents must receive a majority of the thousands of jobs to be generated by stadium construction, as well as the permanent new jobs.  Bronx businesses must fully participate in the construction of the stadium; and permanent jobs must be offered to local residents on a priority basis.  In addition, the Yankees and their developers must commit to construction technologies, including vehicles and equipment using clean fuels that minimize particulate emissions, with monitoring and enforcement by City agencies. 

 

Job generating economic development is a high priority of my administration.  I welcome and encourage investment in the Bronx.  However, I insist that developers be good corporate citizens of the borough.  This means they should:

· Buy materials from Bronx and New York City businesses (as per my Buy-Bronx/Buy-New York Campaign); 

· Employ Bronx residents in construction and long-term jobs (as per my Bronx-at-Work program);

· Fully engage the community and listen and respond to their concerns;

· Build and operate in an environmentally sustainable and responsible manner;

· Use highly attractive design and the highest quality materials.

Environmental Issues that must be addressed

In terms of environmental impact, the net impact of Yankee Stadium should be affirmative, with positive impacts outweighing the negative.  Accordingly, I urge that the project adhere to environmentally sound design construction practices with ongoing monitoring of impacts.  Particular vigilance is warranted with respect to construction impacts on Jerome Ave residents opposite the new stadium.

The New York Yankees and/or their developer, and the developer(s) of parking garages, must incorporate sustainable design features including: 

· Sustainable building design for the stadium and garages

· seek the highest ratings, as it relates to environmentally sound construction and operation of Yankee Stadium

· landscape the stadium perimeter and screen garages with plantings

· incorporate “gray water” systems within stadium and garage buildings

· on-site storm water management, capture and reuse for stadium and garages

· on-site electric generation for Yankee Stadium

· use “zero waste” principles with attention to waste prevention, reuse, recycling and composting.

· Adhere to Local Law 77 which requires City  construction projects to use ultra-low sulfur diesel fuel and best available emissions controls.  
· Monitor particulate emissions at the PM 2.5 level, close to the  ground, during and post construction.

· Enclose demolition areas with a mat or tent to protect the community from blown debris and dust and monitoring impact of old Polo Ground elevated subway spur demolition which may have asbestos and/or other contaminants.

●   Facilitate independent community monitoring of environmental impacts during and post  

      construction.

Amenities must be provided to improve the appearance of the Yankee Stadium vicinity, and enhance street activity including:

· Enhanced (high wattage, decorative lampposts) lighting throughout area;

· Design of Yankee Stadium so that Jerome Avenue residents do not face a blank wall;

· Allocate space for an independently operated full-service fitness center, with a swimming pool, to service local residents, civic center employees and the general public;

· To further enhance the area’s appearance, incorporate tree plantings around the new stadium and on medians on Jerome Avenue, and bushes in front of garages, into the plan.  

New York Yankees Community Support

Community residents have expressed, at several public forums, dismay that the New York Yankee organization has remained remote from the surrounding neighborhood and has not functioned as a member of the community.   Working with local residents and officials I will engage the New York Yankees to commit to providing an appropriate level of community-oriented facilities and services such as:

· A youth recreation and senior services center in the immediate area around  Yankee Stadium;

· NY Yankee financing of maintenance for the new central/Macombs Dam Park and the existing Mullaly Park;

· Free or low cost Yankee game tickets to Bronx organizations and community residents;

· Establishment of athletic programs for Bronx youth, including a summer baseball camp;

· A Community Liaison Office to provide communication with the community concerning Yankee Stadium redevelopment and help mitigate construction, and post-construction impacts;

· Dedication of the 12,000 square feet of retail space proposed for Garage D for small business retail establishments serving a local clientele, rather than oriented to Yankee fans or to a broader market, bearing in mind Garage D’s proximity Gateway and a future hotel.

This and other amenities and benefits will be memorialized in a Community Partnership Agreement that will be signed by the New York Yankees, local elected officials, the local community board, the Community Partnership Agreement Task Force, and the Bronx Borough President.

Conclusion

The Yankee Stadium redevelopment is an important project that will revitalize the surrounding residential and civic center areas while developing a state-of-the art baseball stadium for New York City.  The plans expressed in this ULURP application, and very importantly their evolving refinements, will result in overall improvement to neighborhood recreational facilities and open space.  It will enhance the community with new and improved public parkland, additional parking facilities, improved traffic circulation, a year-round restaurant in the stadium’s perimeter, and retail space.  Parkland alienated for the new stadium and garages will be replaced with 15.82 acres of newly mapped parkland, resulting in over 27 acres of parkland, a net increase of 4.63 park acres. 

The extensive park improvements plan reflected in the ULURP application include:

· Repairs to existing parks including the fountain on the triangular portion of Macombs Dam Park between Woodycrest and Ogden Avenues, stone work, stairs and pathways;

· Reconstruction of Mullaly playground, including construction of a spray shower and comfort station and renovation of the recreation center;

· Retention of the historic Yankee Stadium playing field for adaptation as a central/Macombs Dam Park complex;

· Replacement facilities for the running track, athletic fields, handball courts, basketball courts, tennis courts and other active and passive recreational facilities to be displaced by the Yankee Stadium redevelopment;

· A waterfront esplanade and other landscaped areas.

I look forward to further improvements to these plans that will enhance streetscape, street activity and environmental quality.  I am mindful of the fact that this application, while submitted by agencies of the City of New York, involves obligations of the New York Yankees as well.

I strongly recommend the following modifications to this project in order to ensure its viability and benefit to the Bronx:

1)  The City of New York must commit to a land use plan related to the Yankee Stadium redevelopment that includes:

· Development of a hotel and conference center, either adjacent to Yankee Stadium or at Gateway Center;

· Development of a High School for Sports Industry Careers in the short term;

· Expansion and upgrading of ferry terminal with increased frequency of service during ball games;

· Transformation and reuse of the existing ball park for community recreation;

· Construction of the planned Metro-North station (by the State of New 


York/Metropolitan Transportation Authority);

· Improvements to Mullaly Park and other nearby parks including upgrading of Franz Sigel Park ball fields, completion of Joyce Kilmer Park renovation and installation of a running track at St. Mary’s Park;

· Innovative architecture so that the exterior of Garage B does not look like a parking structure; a landscaped plaza to visually integrate Garage B with the adjacent Mullaly Park;

· An ice and roller skating rink with potential for other sports atop Garage C on the present Parking Lot 1; 

2)  The schedule for replacement park construction, under which replacement facilities would be completed between 2007 and 2010, must be accelerated to avoid loss of community recreation resources, even if it requires temporary, interim facilities.  These interim or permanent facilities must be completed before stadium construction begins.  I recommend the use of Yankee parking on Lot 1 for an interim track and field immediate construction of permanent open space on River Avenue Lots 5 and 6, and the possible use of the waterfront parking fields as interim parks, until permanent park facilities are built. 

 3)   The City of New York and/or its agents or lessees must commit to immediately constructing the waterfront parkland identified in this ULURP application (initially a component of the Gateway ULURP application), independent of the Yankee Stadium timetable.

4)  New York City and State must develop and implement a traffic flow plan for the entire Civic Center area, during and after construction.

5)  The City of New York and the New York Yankees must resolve traffic issues and coordination of traffic and parking with the Gateway Center, including institution of shuttle service, using hybrid vehicles, between the two facilities.

6)  The City and the New York Yankees must make year-round garage parking available to local residents at discounted rates and public daily parking on non-game days.

7)  The New York Yankees must additionally agree to market the 12,000 square feet of retail space proposed for Garage D primarily to small business retail establishments serving a local clientele, rather than oriented to Yankee fans or to a broader market, bearing in mind Garage D’s proximity Gateway and a future hotel.

8)  The City of New York must commit to using a 30,000 square foot parcel, already reserved as a development site, at the southern end of the “central park” for an independently operated full-service fitness center, with a swimming pool to service local residents, civic center employees and the general public.

9)  The New York Yankees must commit to incorporate a Yankee Hall of Fame and Museum, either within the new Stadium or at the old stadium site, accessible to the public year round, in their construction plans.

10)  The City of New York and the New York Yankees must additionally provide enhanced (high wattage, decorative lampposts) lighting throughout area.

11)  The New York Yankees and/or their developer, and the developer(s) of parking garages, must incorporate sustainable design features including: 

· Sustainable building design for the stadium and garages

· seek the highest ratings, as it relates to environmentally sound construction and operation for Yankee Stadium

· landscape the stadium perimeter and screen garages with plantings

· incorporate “gray water” systems within stadium and garage buildings

· on-site storm water management, capture and reuse for stadium and garages

· on-site electric generation for Yankee Stadium

· use “zero waste” principles with attention to waste prevention, reuse, recycling and composting. 

12)  Construction practices for the stadium and garages must utilize the most advanced technology for emissions control, including using low sulfur emissions on-road vehicles and electric vehicles on-site, Compliance with Local Law 77, which requires City construction projects to use ultra-low sulfur diesel fuel and best available emissions controls:
· Particulate emissions at the PM 2.5 level must be monitored, close to the  ground, 
during and post construction;

· Demolition areas must be enclosed with a mat or tent to protect the community from blown debris and dust, with particular attention to demolition of the old Polo Ground elevated subway spur which may have asbestos and/or other contaminants;

· Independent community monitoring of environmental impacts during construction and post construction must be facilitated.  (The Community Partnership Agreement Task Force will become the Bronx/NY Yankee Community Monitoring Task Force.)

13)  The New York Yankees and/or their developer must appoint a project coordinator, in consultation with the Bronx Borough President, to provide communication with the community and help mitigate construction impacts.

14)  The New York Yankees must commit, in a legally binding form, to provide an appropriate level of benefits and services to the local community in the form of a Community Partnership Agreement that will be finalized before the City Planning Commission rules on this application.

15)   The New York Yankees, their developer and all those involved in the project must commit to employ Bronx residents in construction and long-term jobs and support Bronx based suppliers and contractors by participating in the Buy-Bronx/Buy-New York and Bronx-at-Work campaigns.

As such, I recommend approval of this application.
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