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/ Sunset Park:  A Regional Perspective
New York City has a strong history as a 
global center of industrial and manufacturing 
commerce.  Over the past decade, however, 
the City experienced dramatic decline in 
manufacturing employment.  Between 2000 
and 2010, average annual employment in the 
manufacturing sector declined by over 50% to 
76,258 jobs in the New York City Metropolitan 
Statistical Area (MSA), according to the New 
York State Department of Labor Statistics.  
Employment in transportation and warehousing 
uses stayed relatively flat over the same period. 
Industrial subsectors in which companies could 
reduce costs using cheap overseas labor, such 
as apparel manufacturing, experienced the 
greatest losses.   Employment in industrial 
subsectors requiring advanced knowledge 
or local connections, e.g. food production, 
however, has stabilized.  

Industrial development in New York City faces a 
number of challenges, including older building 
stock with floor plate sizes and configurations 
not suitable for modern manufacturing, 
limited financial resources for small industrial 
businesses, and lack of entrepreneurial support 
for business growth.   In addition, the amount 
of space in the City zoned for manufacturing 
has declined significantly due to major rezoning 
efforts.  Between 2002 and 2007, the amount or 
acreage zoned for manufacturing uses declined 
by 17% to 10,750 acres as the City rezoned over 
20 million square feet of manufacturing spaces 
for other uses and also affected the industrial 

employment (see Figure 15).

At the same time, the City has a number of 
competitive advantages that make it a strong 
location for ongoing manufacturing uses.  It is 
the center of one of the densest regions in the 
country, with over 20 million consumers within 
25 miles.  The City is served by an excellent 
transportation network, including the third 
busiest Port in the United States, an extensive 
passenger and freight rail network, and 
interstate highways.

Both New York City and the Port Authority of 
New York and New Jersey (PANYNJ), however, 
have prioritized the preservation and expansion 
of industrial uses as critical to the region’s 
economy.  The City’s 2005 Industrial Policy 
established 22 initiatives to support industrial 
development.  Many of these initiatives are 
targeted to 16 Industrial Business Zones 
(IBZs), one of which includes the Sunset Park 
BOA.  The Bloomberg Administration made a 
commitment not to rezone IBZs for residential 
uses.  In addition, the Industrial Policy offers 
incentives to industrial businesses that relocate 
in the IBZs from other areas of the City.   As 
illustrated in Figure 16 the zones in Brooklyn 
and Queens have a high percentage of the area 
zoned for manufacturing with a small percentage 
in The Bronx.

What is an IBZ?
Industrial Business Zones (IBZs) replaced 
In-Place Industrial Parks (IPIPs) in 2005 to 
reflect industrial districts accurately and 
incentivize investment in industrial sectors.  
Typically, residential developments are 
prohibited in areas within IBZ boundaries.

There are a total of 16 IBZs, in New York 
City. 

Most IBZs are run in partnership with 
nonprofit local development corporations, 
which assist businesses seeking locations, 
financing, and services.

Sunset Park BOA lies within the 
Southwest Brooklyn IBZ that includes 
parts of Red Hook, Sunset Park and 
Gowanus.

IBZ FACTS
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     2000	 2008
1.  Port Morris/Hunts Point
 Industrial employment 78% 77%
 Non-industrial employment 22% 23%
2.  Newtown Creek
 Industrial employment 82% 77%
 Non-industrial employment 18% 23%
3. Maspeth
 Industrial employment  58%
 Non-industrial employment  42%
4.  Brooklyn Navy Yard
 Industrial employment  52%
 Non-industrial employment  48%
5.  Red Hook
 Industrial employment  79%
 Non-industrial employment  21%
6.  Sunset Park
 Industrial employment 63% 51%
 Non-industrial employment 37% 49%
7.  East New York
 Industrial employment  36%
 Non-industrial employment  62%

Port Area

Industrial Business Zone

Rail

Rail Barge Float

Figure 15:  Regional industrial context and employment trends
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3.2  Existing Land Use
Throughout the early half of the 20th century, 
land use in the BOA study area was dominated 
by heavy industry and associated infrastructure 
such as rail yards, and marine terminals.  Today, 
while the area primarily remains industrial, there 
has been a change in the type of industries that 
populate the area.  In addition to a number of 
utility uses, big-box retail, services and some 
residential uses have moved into the area.  
Despite this, the waterfront today is primarily 
dominated by freight related infrastructure and 
uses.

Land use in the BOA study area, as shown 
in Figure 16, is comprised primarily of 
transportation and utility, parking, and industrial 
and manufacturing uses.  There are large 
parcels of property designated as transportation 
and utility along the waterfront, including the 
Brooklyn Army Terminal (BAT), the Bush Terminal 
and Bush Terminal Park, the South Brooklyn 
Marine Terminal.  This designation is appropriate 
for some parcels, as there is a substantial 
amount of transportation infrastructure in the 
form of rail lines, piers, and goods movement.  
Others, such as the future Bush Terminal 
Park, retain their transportation or utility use 
designation, recalling their active maritime uses 
decades ago.  Similarly, BAT has a transportation 
and utility use despite currently housing nearly 
70 firms.  

Industrial and manufacturing lots take up much 
of the space along 2nd Avenue.  There is some 

commercial and office space within the BOA 
area, mostly located along 3rd Avenue. The two 
largest commercial sites are the big box stores 
Costco and Home Depot, located at 37th Street 
and 18th Street, respectively.

At the southern end of the BOA, a concentration 
of public facility uses represents the Lutheran 
Medical Center.  While this is a small area, 
health services has the largest number of 
employees by sector.  To the east of the 
Lutheran Medical Center, bordered by 2nd and 
3rd Avenue and 44th Street and 62nd Street, 
is an area of residential use.  Most of the 
Sunset Park housing stock is located east of 3rd 
Avenue, outside of the BOA.  There is very little 
open or recreation space.  However, the new 
Bush Terminal Park, once completed, will provide 
access to the waterfront.  Figures 17, 18 and 
19 illustrate the concentration of commercial, 
residential and industrial uses within the BOA. 

Vacant lots are scattered throughout the study 
area, with the largest vacant area situated 
between the Bush Terminal Park and the South 
Brooklyn Marine Terminal.

/  Breakdown of Transportation and Utilities 
land use category
Transportation: 71.29 acres (28%)
Parking:  8.80 acres (3%)
Utilities: 32.83 acres (13%)
Parks:  16.03 acres (6%)
BAT:  47.18 acres (18%) 
SBMT:  79.57 acres (31%)

1 - 2 family building 12.86 acres

Multifamily 9.49 acres

Mixed use 4.54 acres

Commercial and office 26.01 acres

Public facilities 10.13 acres

Industrial and manufacturing 187.63 acres

Parks and open space 2.64 acres

Transportation and utilities 255.71 acres

Vacant 7.68 acres

Unknown 6.06 acres

36%49%

5%

1%2%1%

1%

2%

What comprises 50% of transportation 
and utility uses?
Most of land along the waterfront 
is designated as transportation and 
utility.  However, it is being used by 
establishments such as Industry City, 
Sims Recycling, Axis Automotive, LaFarge 
Cement, ConEdison and the BAT.

LAND USE FACTS

Land Use
Distribution
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Figure 17:  Commercial Use Concentration Figure 18:  Residential Use Concentration Figure 19:  Industrial Use Concentration

Figure 16:  Land Use Distribution 500 ft 1500 ft
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3.3  Existing Zoning
The BOA neighborhood west of 3rd Avenue 
is predominantly zoned for manufacturing.   
The waterfront lots are zoned M3-1 or M2-1, 
allowing for heavy and medium industrial uses, 
meaning that they are not required to conform 
to the City’s most stringent performance 
standards for industry.  These uses are buffered 
from residential areas by the lighter industrial 
M1 districts that comprise most of the area 
between 2nd and 3rd Avenues.  Figure 20 
shows a detailed map of existing zoning and 
special districts for the entire Sunset Park BOA 
and area adjacent to it.

Within the BOA study area, residential zoning 
districts allow for a small range of residential 
options.  Around Lutheran Medical Center, 
R5 and R6/R6A/R6B districts allow for higher 
density row houses and medium-scale high 
rises.  In addition, there is a small strip of R4A 
zoning near 62nd Street that allows for detached 
and semi-detached housing only.

Although land use and zoning typically match, 
Sunset Park’s industrial district like many in 
the city has a number of non-conforming 
uses.  These are primarily residential, with an 
established pocket of housing units south of 
42nd St, both within the existing R6/R6B and 
M1-2D zoning districts.  Between 54th and 58th 
Streets, this residential mixed-use area features 
C1-3 commercial overlay districts that include 
the facilities of Lutheran Medical Center and 
permit retail frontage on 2nd and 3rd Avenues.

Most types of retail and commercial uses are 
permitted within the City’s M-zones.  However, 
these higher revenue generating uses could 
contribute to pricing out industrial uses in the 
area.  The final outcome would be dependent on 
a number of other factors such as ownership, 
incentives for industrial development and market 
factors.

/ Industrial Business Zones (IBZs)
Industrial Business Zones are policy-designated 
geographic areas created in 2005 by New York 
City’s Industrial Policy.  The IBZ program is 
administered by the Mayor’s Office for Industrial 
and Manufacturing Business (OIMB), which 
the Bloomberg Administration established to 
“protect and promote NYC’s industrial sector.”  
The central advantage of the IBZs is the creation 
of added real estate certainty; within the 
City’s 16 IBZs, the Bloomberg Administration 
has pledged not to allow the development 
of new residential uses.  This policy promise 
is supported by increased scrutiny of illegal 
conversions and uses.  Additionally, businesses 
located in IBZs can tap into incentive and 
business support programs, which are 
administered through partner organizations and 
Small Business Services. 

What uses are permitted within the 
existing M zoning districts of the BOA?
There are three main manufacturing 
districts within the BOA: M1, M2 and M3. 
M3 Districts accommodate the City’s 
essential heavy manufacturing uses.  M2 
districts are considered appropriate for 
medium-performance industries.  New 
residential uses or community facilities 
are not permitted within M2 districts 
except by variance or special permit.  M1 
districts are for light manufacturing.  These 
areas act as buffers between residential 
and heavier manufacturing uses.  Again, 
new residential uses are not permitted, 
except within the M1-2D district, where 
residential use is permitted when 
authorized by the City Planning. 

Most types of retail and commercial uses 
are permitted within the City’s M-zones. 
However, recent debates over a few 
key issues, such as hotel development 
in industrial areas, have highlighted the 
incursion of other uses in manufacturing 
areas. The City’s zoning resolution outlines 
type, size and other specifics, such as type 
of enclosure required, for each use group.

ZONING FACTS


