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This assessment is Ever-
green’s account of the 
Greenpoint-Wil l iamsburg 

Industrial Business Zone in 2026: 
who operates here, what they say 
is getting harder, where the pres-
sure on them concentrates, and 
what Evergreen asks the city to 
do about it. It updates Evergreen’s 
2022 North Brooklyn industrial 
study with original outreach, four 
years of business surveys, a 2026 
survey of zone businesses, a focus 
group, a property tour, and a block-
by-block analysis of displacement 
pressure built from public data.

The zone is alive and it earns its 
keep. Roughly 135 businesses 
operate here, and independent 
analysis finds they support about 
3,400 jobs and $920 million in an-
nual economic activity citywide. 
The industrial share does the heavy 
lifting: the zone’s roughly 710 in-
dustrial jobs generate $530 mil-
lion in output against $381 million 
from its 1,600 non-industrial jobs, 
pay average wages of $116,000 
against $80,000, and support 
nearly three times the multiplier em-
ployment per worker. Fewer than 
a third of the zone’s workers pro-
duce more than half of its output.

This assessment also corrects 

the record about loss. Counts of 
near-total industrial collapse have 
circulated, including a figure of 
roughly 79 percent. The dedupli-
cated record shows something 
steadier and better documented: 
of 251 distinct industrial businesses 
tracked since the 2006 designation, 
53 are confirmed operating today, a 
number likely in the low seventies 
once twenty ambiguous records 
are field-checked, and 74, or 29 
percent, are confirmed lost through 
closure or the conversion of their 
site. About a third of the record 
cannot be verified at all, and that 
gap is itself a finding: nobody was 
assigned to keep the count, and 
one of this document’s recommen-
dations is that somebody now is.

The operators’ own accounts run 
through the middle of this docu-
ment. Rent leads their stated needs 
in every survey year. Most plan to 
stay; 88 percent said so in 2025. 
But the plans underneath are shift-
ing: expansion intentions fell from 
17 respondents to five in a single 
year, mentions of flooding and of 
complaints from residential neigh-
bors are rising, and of the seven 
zone businesses surveyed in depth 
in 2026, six said relocating would be 
difficult or impractical and two were 
operating with less than a year left 

on their lease. The starkest state-
ment came from a 20 Berry Street 
importer, a building owner now re-
developing his own property after 
his import business stopped making 
sense: “It’s not our turn anymore.”

The pressure has a geography. Ev-
ery one of the 445 industrial lots in 
the study area carries at least one 
documented sign of displacement 
pressure, and the signs cluster into 
33 statistically significant hot spot 
blocks along three corridors. The 
most intense concentration sits in-
side the IBZ, on the Banker-Dob-
bin-Norman core, where a 28-
year tenant now operates month 
to month while its landlord seeks 
a buyer. The mechanism is arith-
metic: industrial operators pay $8 
to $15 per square foot on blocks 
where non-industrial tenants are 
documented paying $40 to over 
$100. A business on the wrong 
side of that gap is one landlord 
decision away from displacement.

Policy currently protects these 
blocks least where they need it 
most. The IBZ commitment was 
never written into the Zoning Res-
olution. The city’s 2025 Industrial 
Plan proposes protective desig-
nation for about two blocks of the 
zone, and the protective zoning 

E X E C U T I V E  S U M M A R Y

What would it take to keep a production business running on 
a block the city zoned to protect it, now that the land beneath 
it is worth more as almost anything else?
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Executive Summary

toolkit the city built in 2024 remains 
unmapped here. The co-location 
buildings produced under the exist-
ing incentive hold industrial space 
no manufacturer can afford; the 
one project that made co-location 
work, in Brownsville, needed eight 
years, $118 million, and financ-
ing with no market-rate rent floor.

Evergreen’s asks follow in order. 
First, retain and strengthen indus-
trial zoning across the zone and 
map the city’s protective districts 
onto the corridors where the pres-
sure is. Second, treat mixed-use 
co-location as a site-by-site ex-
ception governed by a strict ru-
bric, never a zone-wide direction. 
Third, fix the operating conditions 
that agencies control: commercial 
loading zones, a truck-turn review 
standard for street redesigns, the 
recurring sewer flooding at Ber-
ry and Nassau and on Guernsey 
Street, and enforcement against 
the illegal residential conversions 
that generate complaints against 
lawful businesses. Fourth, Ever-
green commits to an annual moni-
toring cycle, refreshing the pressure 
map, keeping the business census 
alive, and holding the survey pan-
el, so that the next assessment of 
this zone starts from a living re-
cord instead of a decayed one.

Photo 1. GW IBZ designation sign at Quay Street and Franklin Street. 

The IBZ’s physical presence in the neighborhood is limited to signage 

like this, posted by NYC Business Solutions. The designation carries 

tax incentives and a managing organization but no zoning force of its 

own. Photo by author, 2026.



C H A P T E R  O N E

The District Today

Groundwater the city is still cleaning, a flood line that climbs 
with each storm, and roughly 130 businesses making close to a 
billion dollars of the city’s economy on the ground above it.

This section describes the Greenpoint-Williamsburg IBZ as it stands 
twenty years after the 2005 rezoning. It covers what the zone is and what 
its designation can and cannot do, the roughly 130 active businesses and 
the jobs and economic activity they support, and the physical conditions 
their operators work under: the area’s groundwater contamination, its oil-
spill legacy, and a flood risk that grows with each storm.

1

P A R T  O N E

The Portrait
This part sets the scene. It describes the Greenpoint-Williamsburg IBZ 
as it stands today, the economy and environment its businesses work in, 
and the industrial firms, owners, and workers the zone still holds.

THE DISTRICT TODAY               THE BUSINESSES
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Figure 1. Study area context.

The GW IBZ boundary (green outline) 
sits within a half-mile buffer (dashed 
circle) that captures the surrounding 
2005 rezoning area (orange hatch-
ing). Source: MapPLUTO 24v4, NYC 
Department of City Planning; IBZ 
boundary, NYC Department of 
Small Business Services.
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The Greenpoint-Williamsburg 
Industrial Business Zone is 
a working industrial district 

of roughly 135 active businesses 
on the North Brooklyn waterfront, 
bounded by Kent Avenue on the 
west, the Calyer Street Triangle 
on the north, Guernsey, Nassau, 
and Berry Streets on the east, and 
North 9th Street on the south. In-
side that boundary, metal is fabri-
cated, fish is smoked, sets are built, 
beer is brewed, and trucks move 
daily through streets that now also 
carry strollers, cyclists, and restau-
rant traffic. This section explains 
where the zone came from, what it 
contributes, and the ground condi-
tions it operates on, the context for 
everything that follows.

Evergreen manages the zone. 
Founded four decades ago as a 
neighborhood organization in East 
Williamsburg, Greenpoint, and 
Bushwick, Evergreen grew into a 
full-service industrial economic de-
velopment organization, and when 
the city created the Industrial Busi-
ness Zone program in 2006 it was 
awarded the service provider con-
tracts for both the Greenpoint-Wil-
liamsburg and North Brooklyn IBZs, 
a role it continues to hold under the 
Department of Small Business Ser-
vices. Evergreen provides technical 
assistance to the zone’s business-
es, advocates on land use and 
policy, and owns and manages five 
industrial properties of its own on 
Cook, Stagg, and Dobbin Streets, 
rented below market. This assess-
ment is Evergreen’s: it supplements 
the organization’s last industrial 
study, published in 2022, with orig-
inal outreach to the zone’s busi-
nesses and a block-level account 

of the pressures they face.

H O W  T H E  D I S T R I C T  G O T  H E R E

The zone’s defining event hap-
pened just outside it. In 2005, the 
city rezoned the Greenpoint-Wil-
liamsburg waterfront, converting 
roughly 200 blocks of industrial-
ly zoned land to mixed residential 
and commercial use, one of the 
largest of the Bloomberg-era land 
use actions that rezoned about 40 
percent of the city between 2002 
and 2013. The change the rezon-
ing made was not the arrival of res-
idents; factories, warehouses, and 
homes have shared these streets 
for over a century. What changed 
was the relationship between them: 
new residential populations were 
placed directly against the remain-
ing manufacturing blocks, and land 
that had priced as industrial began 
pricing as something else.

The numbers that followed were 
dramatic. Between 2000 and 
2020, Community District 1 grew 
by roughly 30,000 to 40,000 res-
idents, driven almost entirely by 
construction on the rezoned water-
front blocks; the assembly district 
covering Greenpoint and Williams-
burg grew about 26 percent be-
tween 2010 and 2020 alone, from 
124,000 to 156,000 residents, and 
median household income more 
than doubled over the same period.

The construction outran every pro-
jection. The rezoning’s environmen-
tal review projected roughly 7,400 
new dwelling units; by 2025, more 
than 19,600 had been built and an-
other 2,500 permitted, nearly dou-

ble the forecast. Employment inside 
the rezoning area transformed with 
the buildings: manufacturing fell 
from 2,039 jobs in 2003 to 899 in 
2023, while accommodation and 
food services grew from 427 to 
5,777.

The IBZ designation followed in 
2006 as the direct institutional re-
sponse. It drew a boundary around 
the remaining manufacturing core 
and carried a city commitment 
not to approve further residential 
rezonings inside it. By the aggre-
gate measures, it worked: between 
2002 and 2019 the zone recorded 
a net gain of 986 industrial jobs, an 
8.8 percent increase, even as North 
Brooklyn overall lost 15 percent of 
its industrial employment and man-
ufacturing’s share of local jobs fell 
from one in five to one in twenty. The 
designation contained the zone. 
What it could not do was freeze the 
land values around it, and Section 
4 maps where that pressure now 
concentrates. The designation’s 
current standing as a policy instru-
ment, and the city’s new Industrial 
Plan that would supersede it, are 
the subject of Section 5.

The sector mix beneath that con-
tainment shifted all the same. Man-
ufacturing inside the zone roughly 
halved, from 684 jobs in 2003 to 
402 in 2023, while accommodation 
and food services grew from almost 
none to 962 and information to 594; 
construction and wholesale both 
thinned. The zone held its industri-
al jobs better than its surroundings 
did, but the ground under them 
changed tenants.

W H A T  T H E  Z O N E  C O N T R I B U T E S
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The District Today

The economic case for this district 
is current and quantified. HR&A Ad-
visors’ 2026 analysis finds that the 
roughly 130 businesses operating 
in the GW IBZ support about 3,400 
jobs and generate about $920 mil-
lion in annual economic activity 
across New York City.

The industrial share of that activity 
punches far above its weight. The 
zone’s roughly 710 industrial jobs 
generate $530 million in annual out-
put, against $381 million from the 
roughly 1,600 non-industrial jobs; 
industrial wages average $116,000 
against $80,000; and each direct 
industrial worker supports 0.83 ad-
ditional jobs elsewhere in the econ-
omy, against 0.29 for the zone’s 
non-industrial employment. Fewer 
than a third of the zone’s workers 
produce more than half of its out-
put. That asymmetry is why the 
zone’s industrial base, and not just 
its total activity, is what this assess-

ment measures and what Ever-
green works to protect.

The businesses themselves entered 
2025 from a position of growth with 
an uncertain edge. Median reve-
nue across Evergreen’s survey re-
spondents rose from $1.70 million 
in 2023 to $2.04 million in 2024, a 
20 percent increase; 2025 year-to-
date revenue stood at $1.2 million 
at survey time, a figure that cannot 
be read against the full prior years 
until the fourth quarter closes. The 
cost side moved against them in 
the same year: tariffs entered the 
survey record for the first time in 
2025, alongside the rent, payroll, 
and credit pressures that Section 
3 documents in the operators’ own 
words.

T H E  G R O U N D  B E N E A T H  T H E  Z O N E

Three environmental conditions 
shape business planning here, and 

all three predate every business de-
cision this assessment documents. 
Take the Meeker Avenue Plume, as 
well as the Greenpoint Oil Spill, both 
adjacent to the IBZ, for instance.

The Meeker Avenue Plume spans 
many blocks of Greenpoint and 
East Williamsburg with chlorinated 
solvents in the soil, soil gas, and 
groundwater. In March 2022 the 
EPA designated it a federal Super-
fund site on the National Priorities 
List, bringing federal oversight and 
remediation. The immediate threat is 
vapor intrusion, toxic fumes migrat-
ing into buildings, and the current 
response is indoor air monitoring 
and free sub-slab depressuriza-
tion systems where needed; Ever-
green’s survey team has conducted 
outreach encouraging businesses 
to pursue EPA testing.

The Greenpoint Oil Spill is one of 
the largest petroleum contamina-

GW IBZ Employment by sector, 2003 vs 2013 vs 2023

Chart 1. Employment by sector in the GW IBZ, 2003-2023. Manufacturing declined modestly from 684 to 402 jobs. Accommodation and food 
services grew from 1 to 962; information from 2 to 594. Source: U.S. Census Bureau, LEHD OnTheMap, 2023.
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tion events in U.S. history: an es-
timated 17 to 30 million gallons 
leaked into soil and groundwater 
across roughly 55 acres of Green-
point over decades of petroleum 
processing. Remediation has run 
since the late 1970s, led by the re-
sponsible operators, and environ-
mental groups note it remains slow 
and incomplete.

Flood risk is the condition operators 
feel most often. Parts of the zone 
lie within city-defined flood plains 
exposed to storm surge and tidal 
flooding, and the city’s resilience 

work, zoning updates, mitigation 
planning, and stormwater man-
agement, is ongoing rather than 
finished. The exposure is not ab-
stract here: operators flooded at 
Berry and Nassau and on Guern-
sey Street in each of the last two 
years, and Section 3 carries their 
accounts.

H O W  T H I S  A S S E S S M E N T  P R O C E E D S

The rest of this document moves 
from the businesses outward. Sec-
tion 2 counts the zone’s business 

population, what operates, what 
closed, what converted, and who 
owns and works in what remains. 
Section 3 reports what operators 
told Evergreen across four years 
of surveys, a focus group, and field 
visits. Section 4 maps where dis-
placement pressure concentrates, 
block by block. Section 5 lays out 
the policy framework the zone op-
erates inside, and Section 6 states 
what Evergreen asks of the city and 
commits to itself.
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Figures, Charts, and Tables
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This section accounts for the businesses themselves. It tracks the 251 
distinct industrial businesses Evergreen has recorded and what has be-
come of each, the commercial businesses that have grown in alongside 
them, and who owns and works in all of them. It closes with how Ever-
green reaches these businesses, through its census, its surveys, and the 
direct help it provides.

Two hundred fifty-one industrial businesses on the record, 
fifty-three still operating, and the women, immigrants, and local 
workers who stand to lose the most when one of them goes.

The Businesses
C H A P T E R  T W O
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BBehind every argument 
about the zone’s future is a 
population of businesses 

that an outside reader rarely sees in 
full. This section is a count of that 
population: how many business-
es operate in the Greenpoint-Wil-
liamsburg Industrial Business Zone, 
what they make and sell, what be-
came of the ones no longer here, 
and who owns them and works in 
them.

H O W  M A N Y  B U S I N E S S E S ,  A N D  W H A T 
B E C A M E  O F  T H E M

Evergreen has kept a running re-
cord of industrial businesses in the 
zone since the 2006 designation, 
drawn from its own service files, 
business surveys, and field visits. 
Cleaned of duplicate entries, that 
record holds 251 distinct industri-
al businesses tracked across the 
twenty years since.

Each was sorted against current 
evidence rather than the single “op-
erating or closed” label the record 
carried. The result is a map of what 

can and cannot be confirmed.

Three things stand out. At least 53 
industrial businesses are confirmed 
operating in the zone today, and an-
other 20 are recorded as closed but 
show signs of still running, so the 
true number still in operation is likely 
in the low seventies once those are 
confirmed in the field. Seventy-four 
businesses, 29 percent of the re-
cord, are confirmed lost to the zone 
through closure or the conversion 
of their site to non-industrial use. 
And roughly a third of the record, 
about 85 businesses, cannot be 
verified from existing data at all.

The 21 site conversions have 
names and addresses. Millcraft 

Manufacturing’s building at 80 
Wythe Avenue is now the Wythe 
Hotel. Dynamic Packaging’s site at 
61 Wythe Avenue is now Brooklyn 
Bowl. A metal business at 1 Nas-
sau Avenue gave way to a climb-
ing gym. Four businesses, among 
them a masonry and concrete con-
tractor, were displaced by the office 
development at 25 Kent Avenue, 
and five more lost their sites to a 
single redevelopment at 200 North 
14th Street.

That last figure in the table, the 85 
unverifiable records, is an honest 
limit. Evergreen’s record was built 
for outreach, not for longitudinal 
tracking, and twenty years of staff 
turnover and informal entries left a 
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third of it unverifiable. The gap is 
the reason this assessment recom-
mends an annual tracking process, 
described in Section 6, that would 
close it over time.

These numbers differ from counts 
that have circulated before, includ-
ing a figure of roughly 79 percent 
loss. That figure rested on a re-
cord that counted some business-
es more than once under slightly 
different names and treated every 
“closed or moved” entry as a loss, 
including businesses that had only 
changed address within the zone. 
W.H. Christian & Sons, a hun-
dred-year-old industrial laundry, 
appeared three times: once at its 
current address and twice at former 
ones, with the two former entries 
counted as closures even though 
the business had only moved within 
the zone. Removing the duplicates 
and separating genuine losses from 
relocations and unverified records 
produces the smaller, steadier pic-
ture above. It is less dramatic, and 
it holds up to scrutiny.

The industrial count is only one side 
of the zone. The same master re-
cord tracks 81 commercial busi-
nesses, of which 78 are operating 
today. Together with the operating 
industrial businesses and a handful 
of administrative and other firms, 
the zone holds roughly 135 active 
businesses by Evergreen’s record, 
in line with the 130 active busi-
nesses HR&A Advisors counted 
in its 2026 economic impact anal-
ysis. The zone did not empty out 
over twenty years. Its composition 
changed, from a base that was al-
most entirely industrial toward a mix 
of industrial production and com-

mercial activity occupying the same 
blocks.

W H A T  T H E S E  B U S I N E S S E S  M A K E 
A N D  D O

The zone has no dominant industry. 
Across Evergreen’s 2025 survey of 
both North Brooklyn IBZs, no single 
business category accounted for 
more than 15 percent of respon-
dents, with miscellaneous manu-
facturing and food manufacturing 
each at about 12 percent and arts, 
entertainment, and recreation next 
at about 7 percent. The industrial 
businesses still operating in the GW 
zone span metal fabrication, wood-
working and architectural millwork, 
food production, breweries and 
a winery, plumbing and electrical 
contracting, sound recording, and 
vehicle repair, among others.

Some of these are deep-rooted. 
Acme Smoked Fish has operat-
ed on the same Gem Street block 
since the 1950s; a plumbing and 
heating contractor has held its 
Banker Street location for more 
than fifty of its hundred years in 
business. Businesses like these are 
part of the reason the zone exists.

H O W  T H E S E  B U S I N E S S E S  A R E 
B U I L T

Most do not own their space. 
Across the 2025 survey, which cov-
ers both North Brooklyn IBZs, 68 
percent of businesses rented and 
29 percent owned, with a medi-
an facility of about 12,000 square 
feet and a median of 9.5 full-time 
employees. That renting majority 

matters for everything that follows, 
because it means most opera-
tors face the lease market directly, 
and the lease market is where the 
pressure documented in Section 4 
reaches them.

On affordability, the same survey 
found a split rather than a consen-
sus: about a quarter of business-
es called their rent affordable, just 
under half called it moderately af-
fordable, and a little over a quarter 
called it not affordable. The not-af-
fordable share is the one to watch.

The GW-specific picture from the 
2026 survey is narrower but sharp-
er. Of seven businesses that re-
sponded in detail, six said relocat-
ing would be difficult or impractical 
given the cost and the physical 
demands of moving production 
equipment, and two were operat-
ing with less than a year left on their 
lease. The difficulty of moving is it-
self a form of exposure: a business 
that cannot easily relocate has little 
leverage when a lease comes up 
for renewal.

Who owns these businesses and 
who works in them

In the 2025 survey, 32 percent of 
businesses were minority-owned, 
29 percent women-owned, and 17 
percent immigrant-owned. These 
figures carry the equity case for the 
employment this zone holds: when 
an industrial business closes or is 
priced out, the loss falls on an own-
ership base in which minority, wom-
en, and immigrant owners hold a 
substantial share.

The workforce is local. About 60 
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percent of workers lived in Brook-
lyn, and roughly half commuted by 
public transit. On education, a little 
under 40 percent of workers held a 
high school diploma or equivalent 
and about 45 percent held a col-
lege degree or higher. These are 
accessible jobs. Citywide, ANHD’s 
Industrial Jobs Coalition, of which 
Evergreen is a member, reports 
that more than two-thirds of indus-
trial jobs are accessible without a 
college degree and more than 80 
percent are held by people of color.

Employment growth was modest. 
Respondents to the 2025 survey 
added 79 jobs in total over the 
prior year, an average of 1.93 per 
business and a median of one, and 
44 percent added none. The base 
of jobs here is holding rather than 
expanding, which is part of why re-
taining it matters.

E V E R G R E E N ’ S  R E A C H

Evergreen is the city-designated 

Industrial Business Service Provid-
er for the Greenpoint-Williamsburg 
IBZ, a role it has held under the 
Department of Small Business Ser-
vices since the zone was created in 
2006. In practice that means Ever-
green is the organization a business 
in the zone turns to for help with a 
lease negotiation, a financing appli-
cation, a permit or inspection prob-
lem, a hire, or a dispute with a city 
agency. It also owns and manages 
five industrial properties on Cook, 
Stagg, and Dobbin Streets, rented 
below market, the latter of which 
gives the organization a direct stake 
in the zone’s industrial space rath-
er than only an advisory one. All of 
these services are free to the busi-
nesses that use them.

Evergreen’s service-request record 
for 2024 and 2025 shows what that 
help looks like in practice. Across 
the areas Evergreen serves, the log 
holds 147 businesses; 14 of them 
sit inside the Greenpoint-Williams-
burg IBZ, where they account for 

31 requests, and 12 of the 14 are 
industrial businesses already count-
ed in the census above. What they 
came for, more than anything, was 
help navigating city government, 
the request behind 9 of the 14, with 
the rest spread across legal assis-
tance, financing, business plan-
ning, and incentives. That pattern 
is worth carrying into Section 6: the 
businesses that turn to Evergreen 
turn to it first for help dealing with 
the city, the same agency frictions 
of loading and truck access, illegal 
conversions, and sewer capacity 
that the recommendations there 
take up.

Formal service requests are only 
one channel of that reach. This as-
sessment is itself another: the busi-
ness census behind Section 2 and 
the surveys behind Section 3 are 
how Evergreen keeps a current ac-
count of who operates in the zone 
and what they need, and the same 
record identifies businesses the or-
ganization has not yet reached. The 

findings throughout this docu-
ment distinguish where they can 
between conditions inside the IBZ 
boundary and conditions in the 
surrounding blocks, because Ev-
ergreen’s formal service mandate 
runs to the zone while the pres-
sures on it, as Section 4 shows, 
do not stop at the line. Keeping 
the census and the survey panel 
current, which Section 6 propos-
es as an annual practice, is what 
lets Evergreen direct its services 
to the businesses under the most 
pressure before a lease ends or a 
building sells.



C H A P T E R  O N E

The District Today

Groundwater the city is still cleaning, a flood line that climbs 
with each storm, and roughly 130 businesses making close to a 
billion dollars of the city’s economy on the ground above it.

This section describes the Greenpoint-Williamsburg IBZ as it stands 
twenty years after the 2005 rezoning. It covers what the zone is and what 
its designation can and cannot do, the roughly 130 active businesses and 
the jobs and economic activity they support, and the physical conditions 
their operators work under: the area’s groundwater contamination, its oil-
spill legacy, and a flood risk that grows with each storm.

13

WHAT OPERATORS ARE TELLING US               WHERE PRESSURE CONCENTRATES

This part is the zone from the inside and from above. It carries what op-
erators themselves say is getting harder and what still works, then maps 
where that pressure concentrates into the blocks most at risk.

The Pressure
P A R T  T W O
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This chapter is the businesses in their own words. Drawing on Ever-
green’s surveys from 2023 through 2025, the 2026 needs survey, and a 
March 2026 focus group, it sets out what operators say is getting harder, 
rent and space above all, then flooding, complaints from new residential 
neighbors, and lease security, and what they plan to do about it.

Four years of surveys, a focus group in a Williamsburg café, and 
the same answer coming back from operators, rent first, then 
the rising water and the neighbors next door.

C H A P T E R  T H R E E

What Operators Are 
Telling Us
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The numbers in Chapter 2 
describe the zone from the 
outside. This chapter is the 

zone from the inside: what the 
people who run its businesses say 
is getting harder, what still works, 
and what they expect to happen 
next. Neither the 2022 industrial 
study nor the 2025 Business En-
gagement Report produced this 
picture for the GW IBZ specifically. 
The 2022 study included no origi-
nal outreach, and the 2025 report 
covered both North Brooklyn IBZs 
together. What follows is GW-spe-
cific where labeled, and it is longi-
tudinal: many of these businesses 

have now answered Evergreen’s 
questions across multiple years.

H O W  W E  A S K E D

Four bodies of evidence feed this 
section. The Evergreen Business 
Engagement Surveys of 2023, 
2024, and 2025 are the institutional 
baseline, with 43, 62, and 41 re-
sponses after removing within-year 
duplicates; they cover both North 
Brooklyn IBZs. The 2026 DNA sur-
vey collected structured respons-
es from seven GW IBZ business-
es, spanning stone fabrication, 
industrial laundry, food production, 

plumbing, staging, granite work, 
and winemaking. A focus group on 
March 17, 2026 brought together 
eight participants from seven busi-
nesses for an 83-minute recorded 
session at Santander Work Cafe 
in Williamsburg, facilitated by Ev-
ergreen, under a recorded prom-
ise that responses would be ano-
nymized. And a December 2025 
walking tour with the owner of 34 
Norman Avenue covered roughly 
twenty-five properties and docu-
mented the leasing market from the 
landlord’s side.

The surveys overlap by design. For-
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ty-four businesses appear in two or 
more survey waves, and eleven an-
swered all three Evergreen surveys, 
which makes it possible to watch 
individual businesses’ plans shift 
over time rather than comparing 
unrelated snapshots.

Operators are named below only 
where the same business and ma-
terial already appear in the pub-
lished capstone research; everyone 
else is identified by sector or role, 
and Evergreen staff speak on the 
record.

W H A T  B U S I N E S S E S  S A I D :  C O S T S 
A N D  M A R K E T  P R E S S U R E S

Rent and space lead every year. In 
the open “most pressing needs” 
responses, rent and space afford-
ability was the most cited theme in 
2023, 2024, and 2025 alike. The 
2025 report’s word cloud of press-

ing needs puts “pay” largest, with 
“labor,” “rent,” “new business,” and 
“sales” close in size, and “cost,” 
“tariffs,” and “credit” prominent be-
hind them.

The open-ended responses sort 
into themes, and counting them 
shows how many businesses share 
each one.

Two themes in that table are rising. 
Flooding and infrastructure men-
tions held at one in 2023 and 2024, 
then jumped to four in 2025, and 
mentions of conflict with residential 
neighbors went from none in 2023 
to two in 2024 to four in 2025. The 
operating conditions testimony lat-
er in this section shows what sits 
behind both lines.

Affordability ratings across the 
same three years carry the rent 
message in a second form.

In 2023, 16 percent of respondents 
rated their rent not affordable; by 
2025 it was 22 percent, and the 
comfortable middle thinned.

The GW-specific numbers put dollar 
figures on the theme. In Evergreen’s 
2024 survey, Brooklyn Brewery re-
ported paying $85,000 per month 
at its North 11th Street facility with a 
lease expiring in January 2026, and 
planned to relocate. In the 2025 
survey, MotorGRRL, a motorcycle 
repair shop on Dobbin Street, rat-
ed its $15,000 monthly rent as not 
affordable, with one to three years 
left on its lease. And at the focus 
group, an importer who owns his 
building described the arithmetic 
that ended his warehousing oper-
ation: “I pay myself $8 [a] square 
foot. And I lose money... now in my 
place, it’s $50, $60, $80 [a] square 
foot.” The full rent gap analysis is in 
Section 4; what matters here is that 
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operators themselves describe the 
spread, unprompted, as the fact 
that decides whether their business 
model still works on their block.

Labor costs and hiring sit just be-
hind rent. Finding and keeping 
qualified employees was a recurring 
pressing need across all three sur-
vey years, with respondents asking 
for training, English language class-
es, and professional development 
resources. Most businesses plan 
to keep investing in their people: 
63 percent of 2025 respondents 
planned employee training in the 
coming year.

Materials costs and tariffs entered 
the record in 2025. “Tariffs” appears 
in the 2025 pressing-needs word 
cloud, and one food manufactur-
er’s response named the squeeze 
in a single line: “cost of doing busi-
ness: tariffs, rent, payroll, credit.” At 
the 2026 focus group, a beverage 
brand operator added congestion 
pricing to the list: freight from a 
New Jersey warehouse now costs 
about $30 more per delivery, on top 
of year-over-year increases.

Sales and market reach round out 
the cost picture. Respondents 
asked for help finding new custom-
ers, sustaining sales, marketing ef-
fectively, and managing client pay-
ment timelines, and they cited the 
need for better access to financing: 
loans, lines of credit, grants, and 
tax credits.

W H A T  B U S I N E S S E S  S A I D :  O P E R A T -
I N G  C O N D I T I O N S

The most animated stretch of the 
focus group was not about rent. 

It was about whether a truck can 
physically reach a loading bay.

The reconfiguration of Berry Street’s 
traffic direction, which now chang-
es block to block, has had measur-
able business consequences. The 
importer at 20 Berry reported that 
one trucking company dropped 
his account outright because its 
drivers could no longer make the 
turns to reach his bays, and anoth-
er now charges roughly $200 more 
to bring a trailer in. ABC World-
wide Stone, a stone importer and 
distributor on Banker Street for 28 
years, described a structural work-
around: “We pushed our receiving 
department out to Long Island... 
and we just transfer material twice 
a week... on smaller trucks so we 
can manage in and out.” The firm 
also switched from forty-foot high-
cube containers to standard ones 
because the smaller boxes are eas-
ier to maneuver onto its block.

A steel fabrication operator de-
scribed what happens when the 
parking around his block fills to 
the corners: “I can’t tell you how 
many times I’ve had to take fork-
lifts and drive three blocks over to 
the climbing gym... because ev-
erybody’s parked all the way up 
to the corners... Trucks can’t turn, 
and I [have] to unload them there.” 
His truck, parked on Berry, was hit 
twice by turning trucks that could 
not clear the narrowed street, and 
his insurance company dropped 
him over it.

The time cost is universal. One 
operator put it in minutes: “What 
would take you 10 minutes to get to 
[the] BQE now takes 25 minutes,” a 

change participants tied to the Mc-
Guinness Boulevard lane reduction 
and to overall growth in traffic. Sev-
eral participants described conflicts 
between street redesign proposals 
and truck movement. When a pro-
posal circulated to expand the side-
walks at the Banker Street triangle, 
Evergreen reviewed it and pushed 
back, because as drawn it would 
have made a required truck turn 
nearly impossible; Evergreen has 
instead advocated for commercial 
loading zones on corners and for 
protecting the designated truck 
route on North 10th and North 11th 
Streets.

Flooding came up without prompt-
ing, and with addresses attached. 
At Berry and Nassau, an operator 
reported, the sewer “doesn’t really 
work when it rains really hard, [it] 
floods up until the top of the wheel 
wells [of] cars,” and it has done so 
at least once in each of the last two 
years. Another operator on Guern-
sey Street described a ground floor 
backing up from the street during a 
fall storm and bailing several hun-
dred gallons of water with a shop 
vac. The same operators noted 
that their blocks are among the last 
plowed after snow. These accounts 
give a GW-specific face to the flood 
risk described as district context in 
Section 1.

Residential adjacency produces 
complaints, and the complaints 
produce costs. A steel fabrication 
operator described residents of il-
legally converted lofts in a former 
printers building on Dobbin Street 
who file complaints about lawful 
industrial operations; one com-
plainant works for the Department 
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of Buildings, and the operator es-
timated the resulting scrutiny add-
ed roughly a year to a construction 
project. The 2026 DNA survey cor-
roborates the pattern: ABC World-
wide Stone wrote that “residents 
in nearby (often illegal) loft units 
have filed DoB complaints... with 
the explicit intention to complain 
about manufacturing operations.” 
MotorGRRL’s owner described 
complaints about dust on what she 
pointed out is a designated light in-
dustry street: “It’s inevitable. We live 
in New York, right?” Bright Granite, 
a countertop fabricator on Dobbin 
Street, reported that rising pedestri-
an traffic means loading equipment 
can no longer be staged outside. 

Acme Smoked Fish summed up 
the friction in six words: “Residential 
and manufacturing don’t mix well.”

Not every business experiences 
the new foot traffic as pressure. 
A design-build firm with a Banker 
Street storefront credits the neigh-
borhood’s commercial growth and 
increased exposure for part of its 
success, and one 2026 survey re-
spondent whose business draws 
much of its revenue from visitors 
said it would welcome more nearby 
residents and commercial activity. 
The zone’s businesses are not a 
monolith, a point Brooklyn Brew-
ery’s representative made direct-
ly about policy: “There are some 

things [in] the new industrial plan 
that are terrible for us, and there are 
some that are great for us.”

W H A T  B U S I N E S S E S  S A I D :  T H E  O U T -
L O O K

The baseline is stability. In the 2025 
survey, 88 percent of respondents 
planned to remain in their current 
space in the coming year, and sev-
en percent expected to downsize 
or relocate. “Stay” has been the 
dominant answer in every survey 
year.

Underneath the stable headline, 
the plans are shifting. Respondents 
planning to expand fell from 17 of 
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62 in 2024 to 5 of 41 in 2025, while 
plans to downsize, absent in 2023, 
appeared in 2024 and persisted.

The 2025 report itself recorded the 
change in mood: its survey team 
found that despite hopeful notes in 
the data, “the common sentiment 
encountered was worried and anx-
ious.”

The GW-specific evidence from 
2026 sharpens that picture. Of the 
seven DNA survey respondents, 
six said relocating would be difficult 
or impractical, two were operating 
with less than a year left on their 
lease, three reported pressure from 
growing commercial presence, and 
four reported pressure from grow-
ing residential presence.

W.H. Christian & Sons, the hun-
dred-year-old industrial laundry 
whose physical plant of plumbing, 

boilers, machinery, and permits 
cannot be moved cheaply or quick-
ly, wrote: “We are approached by 
developers constantly to sell and 
relocate.” At the focus group, a 
design-build operator described 
the feeling of working under a likely 
sale: “[We] have our hair... stand-
ing up in anticipation of what could 
happen in about three years when 
[the] building [is] sold.”

The starkest statement of the out-
look came from a 20 Berry Street 
importer, a building owner who is 
now redeveloping his own property 
after his import business became 
unsustainable: “Williamsburg is 
changing for the better. But not for 
us, not for industries, not for ware-
housing like me. It’s not our turn 
anymore.”

Individual trajectories across the 
survey waves bear the sentiment 

out. Acme Smoked Fish answered 
“Stay” in Evergreen’s 2023 survey; 
by the 2026 DNA survey, its answer 
had shifted to evaluating options. 
Brooklyn Brewery answered “Relo-
cate” in 2024 and had consolidat-
ed most manufacturing upstate by 
2026, cutting tractor-trailer deliver-
ies from several per day to one or 
two per week while building a re-
tail-oriented facility at One Wythe. 
Mirtex Trading at 20 Berry Street 
answered “Downsize” in 2024 and 
is pursuing mixed-use redevelop-
ment of its property in 2026. ABC 
Worldwide Stone, a 28-year tenant, 
is on a month-to-month lease while 
its landlord seeks a buyer, having 
already lost a second building it 
had leased and built out nearby. 
One longtime tenant left the zone 
for the Brooklyn Navy Yard. These 
are the trajectory cases behind the 
block-level analysis in Chapter 4.
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What businesses said: sustainabil-
ity

A majority of businesses are al-
ready acting. In the 2025 survey, 56 
percent of respondents reported 
adopting sustainability practices, 
22 percent had not, and 22 percent 
wanted to know more.

The practices reported run from the 
routine to the substantial: recycling 
and waste reduction programs, 
LED lighting and smart thermo-
stats, solar panels and reflective 
roofs, sustainably harvested wood 
and water-based paints in place 
of solvent-based ones, electric ve-
hicles and renewable diesel fleets, 
and a smaller set of water recycling 
and green roof installations.

The barrier is upfront cost. Respon-
dents repeatedly said that pressing 
needs crowd out adaptation, that 
effective sustainable methods carry 
high buy-in costs, and that supply 
chain and industry-specific con-
straints limit what some business-
es can adopt. The 22 percent who 
want to know more are a standing 
opportunity for Evergreen to con-
nect businesses with resources 
that make these practices afford-
able, which Chapter 6 takes up as 
a program recommendation.

A sample flyer distributed to local manufacturing businesses as a part 
of the capstone’s data collection effort.
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March 2026 focus group session at Santander Work Cafe, Williamsburg. Nine business operators from eight GW IBZ firms participated in an 
83-minute facilitated discussion on operating conditions, displacement pressures, and curb access. The whiteboard at right captures partici-
pant responses on traffic, McGuinness Boulevard, and access to customers. Photo by Evergreen Exchange staff, March 17, 2026.



This chapter locates the pressure. Using sixteen yes-or-no indicators 
scored on every industrial lot, it shows where signs of displacement 
cluster into hot spots, traces the corridors that carry the most risk, and 
walks through the specific blocks, on Banker Street and on Berry, where 
the distance between industrial and market rents has already begun to 
convert the ground.

The single most pressured block in the zone, a rent gap that 
runs as wide as twelve to one, and a map that finally shows 
where the squeeze is real.

Where Pressure 
Concentrates

C H A P T E R  F O U R



Figure 2. Hotspot analysis results.

Blocks are classified by Getis-Ord Gi* signifi-
cance level. Dark red indicates 99% confidence 
hot spots, red indicates 95%, orange indicates 
90%. Blue shades indicate cold spots. Gray 
blocks are not statistically significant. The IBZ 
boundary is shown in green. Block numbers 
are labeled for all significant blocks. Source: 
author’s analysis using MapPLUTO 24v4 and 
ArcGIS Pro.Services.
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The pressure described in 
Section 3 is not spread even-
ly across the zone. It clusters. 

This section maps where, using a 
block-by-block analysis built for 
Evergreen in 2026, and walks the 
three corridors where the cluster-
ing is strongest. Businesses on 
these blocks do not need the map 
to know what is happening around 
them. The map exists so that every-
one else, community board mem-
bers, agency staff, elected officials, 
can see it too.

H O W  T H E  M A P  W A S  M A D E

The analysis checked every indus-
trial, warehousing, and manufac-
turing-compatible lot in and around 
the IBZ, 445 lots in all, against six-
teen yes-or-no indicators of dis-
placement pressure, using public 
data: property records, permits, 
311 complaints, parking regula-

tions, and zoning. The indicators fall 
into four categories:

•	 Value pressure covers signals 
that the land is worth more 
than the business on it, such as 
recent sales and development 
filings.

•	 Use reconfiguration covers sig-
nals that industrial space is be-
coming something else, such 
as occupancy changes from 
factory classifications.

•	 Curb stress covers signals that 
trucks and loading no longer 
work, such as missing loading 
zones and traffic complaints.

•	 Adjacency pressure covers sig-
nals of conflict with residential 
neighbors, such as noise com-
plaints and nearby residential 
entries.

Each lot’s indicators were summed, 
rolled up to block scores, and test-
ed statistically for clustering, so that 
the hot spots reported below reflect 
genuine concentrations rather than 
scattered noise.

Two results frame everything else. 
First, across the 445 lots the analy-
sis assigned 2,010 individual flags, 
and no lot scored zero: every in-
dustrial lot in the study area carries 
at least one sign of displacement 
pressure. Most lots carry several; 
276 carry four to six, and 49 carry 
seven or more. Second, one adja-
cency indicator, a residential build-
ing entry within 75 feet of the lot, 
flagged all 445 lots. In a neighbor-
hood this dense, every industrial 
business operates next to some-
one’s front door. The question 
the rest of the analysis answers is 
where that baseline condition com-
pounds into something worse.

Wayne Chen



26

June 2026

Where Pressure Concentrates

The answer is 33 blocks, statistical-
ly significant hot spots that group 
into three corridors: Berry, Kent, 
and Wythe along the waterfront 
edge; Banker, Dobbin, and Norman 
in the IBZ core; and Franklin and 
Greenpoint Avenue along the north-
ern edge. The pattern they share is 
the boundary condition: pressure 
concentrates where manufactur-
ing-zoned blocks meet the residen-
tial frontages created by the 2005 
rezoning, and it falls on both sides 
of the IBZ line. The zone’s boundary 
neither contains the pressure inside 
it nor blocks the pressure arriving 
from outside.

The site conversions counted in 
Section 2 land on these same 
corridors. The Wythe Hotel and 
Brooklyn Bowl conversions sit on 
the waterfront corridor, the climb-
ing gym at 1 Nassau Avenue sits at 
the edge of the core corridor, and 
the displacements at 25 Kent Ave-
nue sit on the waterfront corridor’s 
northern half. The map of past loss-
es and the map of present pressure 
are the same map.

T H E  W A T E R F R O N T  E D G E :  B E R R Y , 
K E N T ,  A N D  W Y T H E

Eighteen contiguous hot spot 
blocks run from North 13th Street 
south to Grand Street, the largest 
cluster in the study area. The cor-
ridor straddles the IBZ’s southern 
boundary at North 9th Street, and 

the hot spots span both sides of the 
line. Block 2310, near Berry Street 
and Wythe Avenue, tested as a 
hot spot at 99 percent confidence. 
Block 2283, which includes 20 to 
24 Berry Street, carries a compos-
ite score of 6.7, among the highest 
inside the zone.

Berry-Kent-Wythe corridor detail. Eighteen contiguous hot spot blocks run from North 13th 

Street south to Grand Street. The IBZ boundary (green) crosses the corridor at North 9th 

Street; blocks north of the line are inside the IBZ, blocks south are in the study area buffer. 

Source: author’s analysis.
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The rent numbers explain the pres-
sure. Industrial operators on this 
corridor pay as low as $8 to $15 per 
square foot. The December 2025 
walking tour documented non-in-
dustrial tenants on the same blocks 
paying $40 to over $100: at 12 Ber-
ry Street, a building purchased for 
$8 million now houses a padel ten-
nis facility at $40 to $45 per square 
foot on the ground floor and a roof-
top dog membership club at rough-
ly $65. That gap runs five to twelve 
times the industrial rent, and a busi-
ness paying $8 per square foot on 
a lot where the market will pay $80 
is one landlord decision away from 
displacement.

The corridor’s trajectory cases, de-
scribed in Chapter 3, sit on these 
blocks: Brooklyn Brewery’s con-
solidation upstate from its North 
11th Street facility, and Mirtex Trad-
ing’s shift at 20 Berry Street from 
downsizing to redeveloping its 
own property. The curb conditions 
described at the focus group, the 
trucking company that dropped 
a Berry Street account, the $200 
trailer surcharge, the switch to 
smaller containers, also belong to 

this corridor; Berry Street has two 
loading zone signs between North 
10th and North 11th, and the 311 
record logged 248 commercial-cat-
egory complaints on Berry, 495 on 
Kent, and 432 on Wythe in a sin-
gle twelve-month window. Freight 
and residential life compete for the 
same curb here daily, and the com-
plaint record documents the com-
petition.

The corridor also holds the IBIA 
co-location buildings at 25 Kent Av-
enue and One Wythe, which have 
attracted tenants only at rent levels 
far above what production busi-
nesses can pay. Chapter 5 takes 
up why.

T H E  I B Z  C O R E :  B A N K E R ,  D O B B I N , 
A N D  N O R M A N

Eight hot spot blocks form a tight 
cluster between Meserole Avenue 
and Nassau Avenue, centered on 
Banker and Dobbin Streets. Six 
of the eight sit fully inside the IBZ. 
This is the heart of the zone, where 
the designation is supposed to be 
doing its protective work, and it is 
where the analysis found its most 

intense concentration of pres-
sure: Block 2616, which includes 
193 and 233 Banker Street, is the 
highest-confidence hot spot in the 
study area, and Block 2617, the 
Dobbin-Guernsey block, carries 
the highest composite score of any 
block at 8.67, meaning its industrial 
lots average nearly nine flags each.

It is also the corridor where every 
claim is confirmed by multiple inde-
pendent sources. On value pres-
sure: ABC Worldwide Stone, on 
Banker Street for 28 years, oper-
ates its main facility at 234 Banker 
on a month-to-month lease while 
the landlord seeks a buyer for the 
building. The company had secured 
a second building at 233 Banker as 
a foothold, with a two-year lease 
and a build-out, and the landlord 
sold that building out from under 
it to an artist who spent $3 million 
converting it to a gallery. Around 
the corner at 54 Franklin Street, 
a fifty-year woodworking shop’s 
building carries its first for-sale sign, 
with offers above $7.5 million; the 
walking tour projected that a buy-
er at that price would need to ask 
roughly $150 per square foot from 
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tenants, a level no production busi-
ness in the zone pays today.

On use reconfiguration: city per-
mit records show eight occupancy 
changes from factory classifications 
to non-industrial uses in the study 
area since 2019, and the walking 
tour documented conversions the 
permit record has not yet caught: 
a printing shop’s space re-let to a 
yoga studio at $50 per square foot, 
a hospitality tenant signing at over 
$100 per square foot for 16,000 
square feet at 30 Franklin Street, a 
former light manufacturing building 
at 242 Banker now a record store 
and soccer shop.

On curb stress and adjacency: the 
forklift detours, the truck struck 
twice, the dropped insurance, the 
Guernsey-Nassau flooding, the late 
snow plowing, and the complaint 

campaign from the illegally convert-
ed lofts on Dobbin Street all come 
from this corridor’s blocks. Chapter 
3 carries the operators’ own ac-
counts; the point here is that they 
cluster on the same few hundred 
feet of street that the flag analysis 
scores highest.

That the most intense displacement 
pressure in the study area sits on 
blocks inside the IBZ, not outside 
it, is the central finding of the spatial 
analysis. The designation marks the 
zone. It does not, by itself, hold it.

T H E  N O R T H E R N  E D G E :  F R A N K L I N 
A N D  G R E E N P O I N T  A V E N U E

Seven hot spot blocks run along 
Franklin Street from Freeman Street 
south to the Calyer Street Triangle. 
Only one, Block 2592 near lower 
Franklin and Meserole, falls inside 

the IBZ; the other six sit north of 
the zone’s edge, where there is no 
IBZ protection and no institution-
al advocate. The corridor’s anchor 
businesses, Acme Smoked Fish on 
Gem Street and W.H. Christian & 
Sons on Franklin Street, are inside 
the IBZ, but the conversion activity 
pressing toward them is happening 
just outside it.

The conversions are visible from 
the sidewalk. At 18 Franklin Street, 
a nightclub is opening in a large in-
dustrial building. At 12 Franklin, a 
gym and a bakery cafe have been 
installed in a converted warehouse. 
At 1 Franklin, a former design studio 
has sat vacant since the pandemic. 
A corner building near Franklin and 
Gem has been divided into five vin-
tage retail stores with subtenants 
paying over $100 per square foot, 
without a certificate of occupancy 
matching the use. Permit records 
show factory-to-commercial occu-
pancy changes on this stretch, and 
Franklin Street logged 258 com-
mercial-category complaints in the 
same twelve-month window.

This corridor matters because of 
who anchors it. Acme and W.H. 
Christian are two of the zone’s lon-
gest-standing tenants, and Section 
3 documents the strain signals both 
reported in 2026: a plan shifting 
from stay to evaluating options at 
one, constant developer approach-
es at the other. The pressure reach-
ing them is being generated on 
blocks the IBZ does not cover.

W H A T  C U T S  A C R O S S  T H E  C O R R I -
D O R S

Three findings hold on all three cor-

Banker-Dobbin-Norman corridor detail. Eight hot spot blocks cluster between Meserole Avenue 
and Nassau Avenue. Six blocks are fully inside the IBZ boundary (green). Block 2616 is the high-
est-confidence hot spot in the study area (z = 3.24). Block 2617 carries the highest composite 
score (8.67). Source: author’s analysis.
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ridors. First, the rent gap is struc-
tural, not marginal. Industrial rents 
as low as $8 to $15 per square 
foot face documented non-indus-
trial rents of $40 to over $100 on 
the same blocks, with a projected 
high of roughly $150. No program 
operating at the margin closes a 
gap of that size. Many businesses 
remain in place only because their 
landlord has not yet decided to sell 
or convert, and when that decision 
comes, the math leaves no room to 
negotiate.

Second, curb stress is the pressure 
operators feel first, even when land 
value is the underlying cause. Most 
focus group participants named 
traffic, parking, or truck access 
as their most pressing constraint. 
Street design decisions, the Berry 
Street reconfiguration, the McGuin-
ness lane reduction, the Banker 
triangle proposal, change wheth-
er production is physically work-
able, and none of them appear in 
any zoning document. A trucking 
company does not drop a client 
because of a zoning designation. It 
drops the client because the truck 
can no longer make the turn.

Third, the places where pressure is 
highest are the places current policy 
protects least. The highest-scoring 
blocks sit inside the IBZ, the north-
ern corridor’s pressure is generat-
ed outside any protected bound-
ary, and the co-location buildings 
meant to hold industrial space on 
the waterfront corridor have rents 
no production tenant can pay. Sec-
tion 5 examines the policy frame-
work behind each of these gaps, 
and Section 6 sets out what Ever-
green recommends.

C O R R I D O R  P R O F I L E S  A T  A  G L A N C E

The three corridors compress into 
the cards on the right hand side, 
designed to travel: each is a one-
page reference Evergreen can bring 
to a Community Board meeting, an 
agency check-in, or a council of-
fice. The priority actions point into 
Chapter 6.

Figure 5. Franklin-Greenpoint Avenue corridor detail. Seven hot spot blocks run along Franklin 
Street from Freeman Street south to the Calyer Street Triangle. Only Block 2592 falls inside the IBZ 
boundary (green); the remaining six are outside the zone to the north. Source: author’s analysis.
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Table 5. Three corridor profiles compared. Each corridor carries a distinct displacement signature: curb stress on Berry-Kent-Wythe, adjacen-
cy pressure and infrastructure failure on Banker-Dobbin-Norman, and value pressure from conversion activity on Franklin-Greenpoint Avenue. 
Source: author’s analysis.



C H A P T E R  O N E

The District Today

Groundwater the city is still cleaning, a flood line that climbs 
with each storm, and roughly 130 businesses making close to a 
billion dollars of the city’s economy on the ground above it.

This section describes the Greenpoint-Williamsburg IBZ as it stands 
twenty years after the 2005 rezoning. It covers what the zone is and what 
its designation can and cannot do, the roughly 130 active businesses and 
the jobs and economic activity they support, and the physical conditions 
their operators work under: the area’s groundwater contamination, its oil-
spill legacy, and a flood risk that grows with each storm.
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POLICY CONTEXT               RECOMMENDATIONS

This part turns to what can be done. It lays out the policy framework 
these businesses operate under and where it falls short, then sets out 
what Evergreen recommends to keep industrial work viable in the zone.

The Response
P A R T  T H R E E
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This chapter sets the zone in its policy context. It explains the framework 
the IBZ operates within, the 2025 Industrial Plan, the industrial co-loca-
tion incentive, and the City of Yes changes, where that framework falls 
short for Greenpoint-Williamsburg, and how one project in Brownsville, 
805 Rockaway Avenue, shows that housing and industry can share a 
building when the terms are set deliberately.

A first-ever city industrial plan that leaves almost all of this zone 
outside its strongest protections, and one building in Brownsville 
that shows it does not have to go one way.

C H A P T E R  F I V E

Policy Context
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The businesses in Sections 3 
and 4 operate inside a policy 
framework they did not de-

sign and mostly cannot see. This 
section lays out that framework’s 
working parts: the IBZ designation 
itself, the city’s new Industrial Plan, 
the co-location zoning mechanism 
already built on the waterfront, 
the mixed-use zoning question, 
and one operating precedent in 
Brownsville that shows what co-lo-
cation looks like when the financing 
works. For each, the question is the 
same: what does it actually do for 
a production business on Banker 
Street or Berry Street?

T H E  I B Z  D E S I G N A T I O N

The Industrial Business Zone des-
ignation, applied to Greenpoint-Wil-
liamsburg in 2006, carried a city 
commitment not to approve fur-
ther residential rezonings inside 
the boundary. That commitment 
was informal. It was never written 
into the Zoning Resolution, and it 
comes with no enforcement mech-
anism. The designation still stands, 
and it still matters as a signal and 
an organizing boundary, but as 
Section 4 shows, it has not held 
land values down or kept conver-
sion activity out: the highest dis-
placement-risk scores in the study 
area sit on blocks inside the zone. 
A designation that cannot close a 
ten-to-one rent gap marks the terri-

tory without defending it.

T H E  2 0 2 5  N Y C  I N D U S T R I A L  P L A N

In December 2025, the Department 
of City Planning released the NYC 
Industrial Plan, the city’s first legisla-
tively mandated plan for its industri-
al sector, required under Local Law 
172 of 2023 and developed with 
the Economic Development Cor-
poration and Small Business Ser-
vices. The plan acknowledges that 
the city has lost 16 million square 
feet of manufacturing-zoned land 
since 2002, and it proposes a new 
classification system that would su-
persede the IBZ framework: Prima-
ry Industrial Areas, where the city 

Under the December 2025 NYC Industrial Plan, the GW IBZ border coincides exactly with one 
of the newly designated “Neighborhood Industrial Areas”, the weakest protection tier. Only two 
blocks receive a Secondary Industrial Area designation, while none earns primary.
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would commit to retaining manu-
facturing-zoned land and resisting 
residential rezonings; Secondary 
Industrial Areas, where mixed-use 
development including housing 
would be considered under condi-
tions; and everything else, with no 
stated industrial protection.

For the GW IBZ, the classification 
is stark. No part of the zone is pro-
posed as Primary. The Secondary 
designation touches only about two 
blocks, a fact Evergreen’s real es-
tate manager put on the record at 
the March 2026 focus group. The 
majority of the zone, including the 
corridors where Section 4 finds the 
most intense displacement pres-
sure, falls outside both categories. 
Evergreen said publicly in October 
2025 that four of its five industrial 
properties sit outside the proposed 
protection zones, and that leaving 
most of the zone undesignated sig-
nals to the market that rezonings 
are coming, a signal that invites va-
cancy and speculation in advance 
of any formal land-use action.

The zoning tools the plan’s des-
ignations would draw on already 
exist. City of Yes for Economic Op-
portunity, the citywide zoning text 
amendment adopted in June 2024, 
created new manufacturing dis-
trict types to be mapped in future 
rezonings, including core industrial 
districts where commercial uses 
are capped at 10,000 square feet 
per lot and transition districts with 
a strengthened bonus for industrial 
space, with big-box retail excluded 
from all of them. The City Council 
added those protections at the urg-
ing of its industrial coalition, whose 
members described the amend-

ment as protecting industrial busi-
ness zones for decades to come. 
The toolkit, in other words, is built. 
What the Industrial Plan decides is 
where it gets used, and for the GW 
IBZ the proposed answer is two 
blocks.

The mismatch between the 
plan’s map and the pressure 
map is the central policy finding 
of this assessment. The blocks 
that score highest for displace-
ment risk, in the heart of the 
IBZ, carry no proposed desig-
nation at all. A plan built from 
citywide land-use and employ-
ment data at coarse resolution 
cannot distinguish a block with 
active fabrication and food pro-
duction from a block that con-
verted years ago, and in Green-
point-Williamsburg it has not.

T H E  I B I A ,  A N D  C O - L O C A T I O N  A S 
A C T U A L L Y  B U I L T

The Industrial Business Incentive 
Area mechanism, created in 2017 
and first applied at 25 Kent Ave-
nue, grants developers bonus floor 
area for including industrial space 
in new construction. On paper it 
preserves production space while 
allowing growth. In practice, on the 
waterfront corridor, it has produced 
buildings whose industrial space 
sits empty of industry.

The reason is the financing, and it 
was documented from the land-
lord’s side of the market. The banks 
that underwrite construction set 
minimum lease rates to service 
the debt, and those minimums sit 
far above what a manufacturer or 

fabricator can pay. At 25 Kent, the 
building has cycled through three 
ownership groups because no in-
dustrial tenant could meet the lease 
threshold the lenders demanded. 
At One Wythe, the financing re-
jects lease applications below the 
threshold outright. The tenants 
these buildings attract are creative 
and administrative firms, not pro-
duction businesses. The owner of 
34 Norman Avenue, who holds no 
brief for industrial preservation, put 
the contradiction plainly: the policy 
that enables the building structur-
ally prevents the industrial tenancy 
that justified the zoning bonus.

The lesson is not that co-location 
is impossible. It is that co-location 
financed with market-rate debt sets 
rents production businesses can-
not reach, no matter what the zon-
ing text says the space is for.

M X  Z O N I N G ,  A N D  W H E R E  E V E R -
G R E E N  S T A N D S

MX districts pair manufacturing and 
residential zoning on the same site, 
the tool that mixed-use co-location 
projects use. With the Industrial 
Plan proposing to open parts of the 
city’s industrial land to exactly this 
kind of mixing, the question for the 
GW IBZ is not abstract.

Evergreen’s position is direct. 
The primary ask is to retain and 
strengthen industrial zoning across 
the zone; Evergreen advocated for 
transition or secondary-level pro-
tection across the whole IBZ, not 
for two blocks of it. More MX zoning 
and more housing inside the zone 
accelerate the displacement pres-
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sures this assessment documents, 
because every residential frontage 
added to an industrial block adds 
the adjacency and curb conflicts of 
Section 3 and the land-value pres-
sure of Section 4. Mixed-use co-lo-
cation is tolerable as a fallback for 
specific sites where industrial-only 
use is no longer viable, and Section 
6 proposes a rubric for identifying 
those sites. It is not the direction 
Evergreen seeks for the zone as a 
whole.

W H A T  A  W O R K I N G  C O - L O C A T I O N 
P R O J E C T  L O O K S  L I K E

One project shows that the co-lo-
cation fallback can work when the 
financing is built differently. The 
GMDC Brownsville Industrial Center 
at 805 Rockaway Avenue, complet-
ed in late 2024 on the former Fox’s 
U-Bet syrup factory site, co-locates 
39,000 square feet of ground-floor 
light manufacturing with 174 units 

of affordable and supportive hous-
ing. The site was rezoned from 
M1-1 to an MX district (M1-4/R6A) 
through the full public land-use 
review process. The project cost 
roughly $118 million, assembled 
from a stack no private developer 
would pursue: $46 million in feder-
al Low-Income Housing Tax Credit 
equity, $11.4 million in state tax-ex-
empt bonds, $16.9 million from 
NYS Homes and Community Re-
newal, a $1.6 million Empire State 
Development grant, $3.1 million in 
New Markets Tax Credit equity, and 
a $2.5 million federal Small Busi-
ness Administration appropriation. 
It took about eight years from plan-
ning to opening.

Four features separate it from the 
IBIA buildings. The financing: the 
housing is entirely affordable and 
supportive, with no market-rate 
units, so the debt service sets no 
rent floor that industrial tenants can-
not reach. The ownership: GMDC, a 

nonprofit industrial developer, owns 
15 percent of the project and man-
ages the industrial space directly, 
while a supportive housing operator 
manages the residential side, with 
a condominium structure keeping 
each component’s finances from 
dictating the other’s rents. The de-
sign: $11.5 million went into noise, 
odor, and vibration mitigation, with 
few residential units sitting direct-
ly above the manufacturing floor. 
And the results, which here rest 
on the developer’s account and a 
March 2026 site visit by members 
of Brooklyn Community Board 1’s 
Land Use Committee rather than 
public records: industrial rents of 
$14.50 to $17.50 per square foot, 
ten industrial units employing 54 
people against an initial public-re-
cord projection of up to 35, and no 
complaints between residential and 
industrial tenants since opening. 
Karen Nieves of Evergreen notes 
that the mitigation infrastructure 
such buildings require runs rough-
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ly $1 million per building, against 
about $100,000 for a standard 
manufacturing facility. In December 
2025, the model was selected as 
the inspiration for a state-adminis-
tered competition that awarded $50 
million to fund eight similar mixed-
use industrial projects across the 
city.

The limits matter as much as the 
proof. This is one building that took 
eight years, $118 million, and six 
public funding sources. GMDC’s 
own policy excludes food process-
ing tenants from its buildings, and 
food manufacturing is one of the 
GW zone’s largest sectors; the city 
separately excludes roughly ten 
categories of heavier industrial ac-
tivity from the site. 805 Rockaway is 
a precedent for specific sites where 
co-location is already the realistic 
path, not a template to roll across 
the GW IBZ, and this assessment 
does not propose it as one. The 
zone’s primary protection remains 
its industrial zoning. What to do 
with both halves of that sentence is 
the subject of Chapter 6.



Findings

GMDC Brownsville Industrial Center at 805 Rockaway 
Avenue, March 2026. Top left: woodworking shop 
on the ground-floor manufacturing level, one of 10 
industrial units employing 54 workers. Top right: the 
author’s site visit with members of Brooklyn CB 1’s 
Land Use Committee and Evergreen staff. Bottom 
left: the residential entry, separated from the industrial 
entrance. Bottom right: the garden terrace above the 
manufacturing floor, one of several buffer elements in 
GMDC’s $11.5 million mitigation investment. Photos 
by the author.
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This section sets out what to do with the findings. It makes the case for 
keeping and strengthening industrial zoning where the pressure is, for 
allowing housing and industry to share a building only under a strict test, 
and for the agency fixes already within reach. It ends with the monitoring 
tool that lets Evergreen keep this account current without outside help.

Four things the evidence points to, a set of fixes already within 
the city’s power, and an early-warning tool Evergreen can run on 
its own every year.

Recommendations
C H A P T E R  S I X
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This assessment ends with 
asks, because the busi-
nesses it documents do not 

need more description. The rec-
ommendations come in four parts: 
the zoning ask that everything else 
depends on, a rubric for the narrow 
cases where mixed-use co-location 
deserves consideration, the operat-
ing-condition fixes that sit with spe-
cific city agencies, and the com-
mitments Evergreen makes itself, 
including a monitoring framework 
that keeps this assessment from 
going stale on a shelf.

T H E  P R I M A R Y  A S K :  K E E P  T H E  Z O N E 
I N D U S T R I A L

Evergreen’s first recommendation is 
the simplest: retain and strengthen 
industrial zoning across the Green-
point-Williamsburg IBZ.

Concretely, that means three 
things. The Industrial Plan’s pro-
tective designations should be ex-
tended across the zone, not limit-
ed to roughly two blocks; the city’s 
own pressure evidence, and the 
block-level analysis in Section 4, 
point to the Banker-Dobbin-Nor-
man core and the waterfront corri-
dor as exactly the places the plan’s 
Primary-level commitments exist 
to protect. The protective zoning 
toolkit the city built in 2024, the 
core and transition manufacturing 
districts described in Section 5, 
should be mapped onto those cor-
ridors. And the city should approve 
no further residential or MX rezon-
ings inside the zone while the plan’s 
designations remain unsettled, 
because as Section 5 shows, the 
original IBZ commitment was never 

codified, and every rezoning signal 
invites speculation in advance of 
formal action.

The reasoning is the through-line 
of this document. The rent gap is 
structural, five to twelve times in-
dustrial rents on the same blocks, 
and no service program operating 
at the margin closes it. Zoning is 
the one instrument that sets what 
a landlord can build and a lender 
can underwrite. Where the zoning 
holds, the gap stays theoretical; 
where it opens, Section 2’s conver-
sion list shows what follows.

W H E R E  C O - L O C A T I O N  C A N  M A K E 
S E N S E :  A  S I T E  R U B R I C

Mixed-use co-location is a fallback 
for specific sites, not a direction for 
the zone, and Evergreen needs a 
consistent way to tell the difference 
when proposals arrive. The rubric 
below is built from the contrast in 
Section 5 between the IBIA build-
ings, where industrial space sits 
empty of industry, and 805 Rock-
away, where it does not. A site is 
a candidate for co-location only 
where all six conditions hold:

1.	 The industrial use is already 
gone or realistically unre-
coverable. The site is vacant, 
long-marketed, or its owner is 
committed to redevelopment. 
Co-location is never the instru-
ment for a site where a produc-
tion business is operating and 
wants to stay.

2.	 The financing sets no mar-
ket-rate rent floor. The resi-
dential component is affordable 

or supportive housing financed 
with public capital, so debt ser-
vice does not dictate industrial 
rents the way it has at 25 Kent 
and One Wythe.

3.	 A mission-aligned indus-
trial operator controls the 
production space, under an 
ownership structure, such as 
a condominium, that legally 
separates the industrial com-
ponent’s finances from the resi-
dential component’s.

4.	 The design budget takes 
mitigation seriously, on the 
order of the roughly $1 million 
per building that Evergreen es-
timates mixed-use industrial 
construction requires, with lay-
outs that keep residential units 
off the production floor’s ceiling.

5.	 Industrial rents are under-
written at levels the zone’s 
businesses actually pay. 
The documented range is $8 
to $15 per square foot; 805 
Rockaway’s $14.50 to $17.50 
sits at its edge. A pro forma 
that needs $40 is a commercial 
building with industrial signage.

6.	 The industrial commitments 
are recorded and enforce-
able, written into the land use 
approvals or deed restrictions 
rather than left as program in-
tentions, and the operator’s 
tenant policies fit the zone’s ac-
tual sector mix, including food 
production, which the zone’s 
largest precedent currently ex-
cludes.

A proposal that fails any condition 
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gets Evergreen’s opposition, and 
the answer for that site reverts to 
the primary ask. A proposal that 
meets all six earns a case-by-case 
evaluation, not automatic support. 
The rubric also gives Evergreen a 
consistent basis for assessing proj-
ects already in motion in the zone, 
rather than improvising a position 
on each.

F I X I N G  T H E  O P E R A T I N G  C O N D I -
T I O N S :  A G E N C Y  A S K S

The pressures operators feel first 
are decided street by street and 
agency by agency, as Section 3 
documents. These asks name the 
agency, the action, and the evi-
dence behind it. Final prioritization 
is Evergreen’s call.

Department of Transporta-
tion. Establish commercial load-
ing zones at corners on the zone’s 
working blocks, beginning with 
Berry, Banker, and Dobbin Streets, 
where parked cars at corners cur-
rently force forklift trips down public 
streets and block truck turns. Pro-
tect the designated truck route on 
North 10th and North 11th Streets 
in every redesign. Adopt a truck-
turn review standard for street 
changes in and around the IBZ: the 
Berry Street direction pattern, the 
Banker triangle sidewalk proposal, 
and the planned direction changes 
at North 12th and North 14th each 
moved forward without one, and 
the documented costs include a 
dropped trucking account, a $200 
per trailer surcharge, and a receiv-
ing operation pushed to Long Is-
land. Add street lighting on Dobbin 
Street, where operators report dark 
conditions at night.

Department of Environmen-
tal Protection. Investigate and 
remedy the recurring sewer flood-
ing at Berry and Nassau, where 
storm flows reach the wheel wells 
of parked cars, and on Guernsey 
Street, where an operator bailed 
several hundred gallons out of a 
ground floor; both locations flooded 
last year and again this year.

Department of Buildings. En-
force against illegal residential con-
versions in manufacturing districts, 
beginning with the converted lofts 
on Dobbin Street, and weigh com-
plaints against as-of-right industrial 
operations in that light; the current 
pattern lets unlawful residents im-
pose roughly a year of added scru-
tiny on lawful businesses.

Department of Sanitation. Raise 
the plowing priority of industrial 
streets, which operators report are 
cleared last, and step up enforce-
ment against illegal dumping on the 
zone’s blocks.

Department of Small Business 
Services. Sustain IBZ service 
funding, and accept the annual 
block-level counts from the moni-
toring framework below as a shared 
reporting baseline, so the city’s pic-
ture of the zone updates as the 
zone does.

Department of City Planning. 
Use block-level evidence, this as-
sessment’s or the city’s own, when 
drawing the Industrial Plan’s final 
designations, so that the protec-
tions land where the pressure is 
rather than where conversion has 
already finished.

W H A T  E V E R G R E E N  W I L L  D O :  T H E 
A N N U A L  M O N I T O R I N G  F R A M E W O R K

The clearest lesson of Chapter 2 is 
that the zone’s record decayed be-
cause no one was assigned to keep 
it. About a third of twenty years of 
entries cannot be verified today. 
The framework below is designed 
so existing Evergreen staff can run 
it annually without commissioning 
research.

Refresh the pressure map. Once 
a year, download the six public 
datasets behind the flag analysis, 
apply the same sixteen-indicator 
logic documented in this assess-
ment’s technical notes, recompute 
the block scores, and compare 
against the 2026 baseline. Blocks 
that newly cross into hot spot sta-
tus are the early warning; blocks 
that stay hot are the standing pri-
ority.

Keep the census alive. The re-
classified business database be-
comes the living record. Each year, 
field-verify the ambiguous statuses, 
starting with the twenty businesses 
recorded as closed but showing 
signs of operating, and log every 
closure, move, and site conversion 
with its evidence at the time it hap-
pens. The unverifiable third of the 
record is a twenty-year accumula-
tion; a one-year accumulation is a 
manageable list.

Hold the survey panel. Keep the 
annual engagement survey running 
with question continuity, so the 
longitudinal panel, 44 businesses 
across two or more waves and 11 
across all three Evergreen years, 
keeps growing. Make the 2026 
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pressure questions permanent: 
lease horizon, relocation difficulty, 
and pressure sources, the items 
that turned out to distinguish busi-
nesses planning to stay from busi-
nesses starting to evaluate options.

Report out once a year. A one-
page update to Community Board 1 
and SBS with the refreshed counts, 
the new and persisting hot spots, 
and the year’s confirmed losses and 
arrivals. The update is the deterrent: 
pressure documented in the year it 
appears, in front of the bodies that 
act on land use, is harder to wave 
away than a retrospective assem-
bled once a decade.

P R O G R A M  S U P P O R T  B U S I N E S S E S 
A S K E D  F O R

The survey record carries its own 
program agenda, and Evergreen’s 
existing service lanes map onto it. 
On workforce, respondents across 
all three years asked for training, 
English language classes, and 
professional development, and 63 
percent planned employee train-
ing in the coming year; Evergreen 
should keep brokering those re-
sources. On finance and markets, 
operators asked for help with loans, 
lines of credit, grants, customer 
development, and marketing. On 
sustainability, 22 percent of busi-
nesses want to know more than 
they do now, and the barrier they 
name is upfront cost; connecting 
them to city and state efficiency 
and clean-energy funding is a con-
crete, fundable program lane, and 
the practices the majority already 
report, from LED retrofits to renew-
able diesel fleets, give the outreach 
a peer vocabulary.

One more program lane comes 
from Evergreen’s own 2025 report, 
whose conclusion observes that 
the organization’s closest relation-
ships are with long-standing busi-
nesses and names newly founded 
firms as the opportunity. The moni-
toring framework above doubles as 
the mechanism: the living census 
surfaces new arrivals in the year 
they appear, and adding a first-con-
tact outreach pass for newly identi-
fied businesses to the annual cycle 
turns the early warning system into 
a recruitment tool as well.

W H E R E  8 0 5  R O C K A W A Y  F I T S

Last, the precedent in its place. 
Where a site satisfies the rubric 
above, Evergreen should pursue 
GMDC-style partnerships and the 
state funding stream created in 
2025 to replicate the model, eight 
projects citywide with $50 million 
behind them. That is the scale of 
the opportunity: a handful of sites, 
carefully financed, with an industri-
al operator in the ownership struc-
ture. It is one option among several, 
behind zoning retention, agency 
action, and Evergreen’s own moni-
toring, and this assessment recom-
mends it in that order.
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This section records where the figures in this assessment come from and how the underlying 
counts were built. It is a working stub: the source lines below are captured so none is lost, and 
the items marked to confirm are settled before print.

W H A T  T H E  F I G U R E S  C O V E R

Evergreen serves two North Brooklyn industrial business zones. Figures from the Evergreen Busi-
ness Engagement Surveys of 2023, 2024, and 2025 and from the 2025 Business Engagement 
Report describe both zones together. The business census, the 2026 DNA survey, the March 
2026 focus group, the December 2025 property tour, and the block-level pressure analysis de-
scribe the Greenpoint-Williamsburg zone alone. The text says which is which wherever the dis-
tinction changes how a figure should be read.

T H E  B U S I N E S S  C E N S U S

The census tracks 251 distinct industrial businesses, reached after resolving duplicate records: 
W.H. Christian and Sons (three entries), Steeldeck (two), TDK Metalworks (two), and Vice Media 
(two) were each merged to a single business, and American Metal Stamping was kept once at 
72 North 15th Street with the 1 Nassau Avenue entry treated as a former-address artifact. Of the 
251, 53 are confirmed operating, 74 are confirmed to have lost their industrial use, and 124 are 
not confirmed operating in the zone. A further 20 records show signs of activity despite being 
recorded as closed and await field confirmation, which may move the operating count toward 
the low 70s.

S O U R C E S  B Y  T O P I C

Predecessor assessment: Lefferts, Gabriel. 2022. Industrial Evolution: North Brooklyn’s Adapta-
tion to Decades of Social and Economic Change. Prepared for Evergreen Exchange.

Economic impact: HR&A Advisors. 2026. Economic Impacts of Evergreen and North Brooklyn 
Industrial Jobs: Analysis of 2025 Impacts. Prepared for Evergreen Exchange, April 2026.

Industrial containment and zoning history: New York City Department of City Planning. 2018. 
North Brooklyn Industry and Innovation Plan. [confirm full title]

Employment trajectories by sector: U.S. Census Bureau, LEHD OnTheMap, 2023.

Units built since the rezoning: Greenpoint-Williamsburg rezoning environmental review (2005) 
projection, compared against 2025 reporting. [add exact citations]

T E C H N I C A L  N O T E S
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Technical Notes

Population and income, covering Community District 1 growth, assembly-district figures, and 
household income: U.S. Census Bureau and American Community Survey. [add exact tables 
and years]

Citywide zoning text amendment: City of Yes for Economic Opportunity, adopted June 2024 
(New York City Department of City Planning); New York City Council zoning summary, May 2024. 
[add adopted-text reference]

NYC Industrial Plan: New York City Department of City Planning, December 2025, prepared un-
der Local Law 172 of 2023 with the Economic Development Corporation.

Evergreen public statement on the Industrial Plan designations, October 2025. [confirm exact 
title, format, and date]

State mixed-use industrial competition: fifty million dollars awarded to eight projects, December 
2025. [verify against the State announcement; decide whether to name the program, ACHIEVE, 
through the NYC Regional Economic Development Council]

Industrial Business Incentive Area: first applied at 25 Kent. [confirm creation year, 2016 or 2017, 
against the Zoning Resolution amendment record]

Corrections and methods

Focus group: eight participants from seven businesses, following the session transcript. The 
published capstone records nine from eight; this assessment follows the transcript. The session 
was held March 17, 2026 at Santander Work Cafe in Williamsburg, ran 83 minutes, was record-
ed, and carried a recorded promise that responses would be anonymized.

Longitudinal panel: 44 businesses appear in two or more Evergreen survey waves; 11 answered 
all three Evergreen surveys of 2023, 2024, and 2025.

311 complaint counts, covering 248 on Berry, 495 on Kent, 432 on Wythe, and 258 on Franklin: 
drawn from the most recent twelve-month window in the source data. [pin the exact window 
dates]

Revenue: any figure built from 2025 year-to-date revenue carries the caveat that the fourth quar-
ter, historically the strongest, was not yet in the data.

Affordability: the 2025 not-affordable share can be reported as a share of all respondents or as a 
share of those who rated their rent.



45

Twenty Years On: A District Needs Assessment

Prepared for Evergreen Exchange

C O N C L U S I O N
I came to this fellowship with limited knowledge of the industrial economy in New York City. 
Over the course of the year, working alongside Evergreen staff who have spent decades in 
these neighborhoods and listening to operators who wake up at four in the morning to run pro-
duction lines before the residential complaints start, I developed a deep respect for the grit and 
resilience of this sector. The businesses documented in this assessment are not relics of a past 
economy. They are active employers producing goods, paying wages, and anchoring supply 
chains that no replacement use can replicate. HR&A Advisors’ 2026 analysis confirms what the 
operators themselves already know: the roughly 710 industrial jobs remaining in the GW IBZ 
generate $530 million in economic output, while the roughly 1,600 non-industrial jobs that now 
outnumber them generate $381 million. Replacing a production job with a food service job is 
not an economic trade. It is a loss.

What this assessment revealed is not that industrial businesses are dying. Manufacturing em-
ployment in the zone did fall by roughly half over the twenty years since the rezoning, from 684 
jobs in 2003 to 402 in 2023, but it leveled off over the most recent decade, and the business-
es that remain are productive and intend to stay. What is displacing them now is subtler, and 
harder to see without block-level data. The zone is being hollowed out from within. Creative 
offices, retail showrooms, nightclubs, and fitness studios are replacing production tenants one 
lease at a time, on blocks where the zoning still says manufacturing and the IBZ designation 
still applies. The displacement is not dramatic. No one is being evicted by bulldozers. A land-
lord simply declines to renew a lease because a padel tennis facility will pay five times the rent. 
A steel fabricator loses a loading zone and runs forklifts down the block to unload its trucks. 
A century-old laundry operation fields its fourth developer inquiry this year. Each of these is a 
small, rational, individually defensible decision. Taken together, across 33 hot spot blocks and 
three corridors, they add up to the slow replacement of a productive economy that the city’s 
own policies were supposed to protect. The residential neighbors who moved to these blocks 
did not cause this. Many of them chose the neighborhood precisely because it had character, 
grit, and a mix of uses that most of New York lost decades ago. But the complaints they file 
and the curb changes their council members request have consequences that neither side fully 
sees. A noise complaint against a legally operating fabricator does not just resolve a nuisance. 
It creates a paper trail that makes the next lease renewal harder and the next sale to a non-in-
dustrial buyer easier. This assessment makes those connections visible at the block level, so 
that Evergreen, Community Board 1, and the relevant city agencies can intervene before the 
cumulative effect becomes irreversible.

The tools to protect these businesses exist. Monitoring frameworks can be refreshed annually 
from public data. Agency actions can be directed to named blocks. Financing models that pri-
oritize industrial tenants have been built and demonstrated at 805 Rockaway Avenue. What has 
been missing is block-level evidence to direct those tools to the right places at the right time. 
This assessment provides that evidence. Whether it is used depends on whether the city and its 
agencies decide that production in this part of Brooklyn is worth keeping. The operators I met 
this year have already made their decision. They are still here.
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Conclusions & Acknowledgment

This assessment would not exist without Stephen Fabian and Karen Nieves at Evergreen Ex-
change. Stephen’s diligence, resourcefulness, and patience with every data question I brought 
him made the analytical work possible. Karen, a Greenpoint native, brought a depth of com-
mitment to this neighborhood that shaped how I understood what the numbers were actually 
measuring. Her guidance throughout the fellowship kept the project grounded in the community 
it is meant to serve. I am grateful as well to Leah, Natalie, and Emil, who have long been part of 
what makes Evergreen what it is.

I owe thanks to the eight operators who sat in a Santander Work Café one Tuesday in March 
and spoke honestly about what it takes to keep a production business running in this part of 
Brooklyn. Several of them described financial pressures, lease uncertainty, and operating con-
ditions they had no obligation to share with a graduate student, and this report is built on their 
candor. I am grateful, too, to the operators who opened their doors to me directly over the year, 
including but not limited to Valerie at MotorGRRL and Robby at ABC Worldwide Stone, who 
walked me through the day-to-day of running a business on these blocks.

I am grateful to a local property owner who spent a December afternoon driving me around 
roughly 25 IBZ addresses and arguing, persuasively, that everything I was trying to protect was 
already gone. His challenge made the analysis sharper, and several of his factual observations 
ended up confirming what the data showed from the opposite direction.

ANHD and the Community Development Graduate Fellowship program, funded by Morgan 
Stanley, placed me at Evergreen and gave this project its institutional home. The members 
of Community Board 1’s Land Use Committee who toured 805 Rockaway Avenue with me 
in March 2026 reminded me that the questions in this report have real audiences waiting for 
answers.

To my classmates in GSAPP Urban Planning: thank you for the friendship, the company, the 
willingness to help at short notice, and the best distraction I could ask for.

And to my parents, who supported this from abroad with more patience and faith than I prob-
ably deserved: thank you.

A C K N O W L E D G M E N T
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W A Y N E  C H E N  I S  A  2 0 2 6  M A S T E R  O F  S C I E N C E  I N  U R B A N  P L A N N I N G  G R A D U A T E  O F 
C O L U M B I A  U N I V E R S I T Y ’ S  G R A D U A T E  S C H O O L  O F  A R C H I T E C T U R E ,  P L A N N I N G  A N D 
P R E S E R V A T I O N  ( G S A P P ) .  B A S E D  I N  N E W  Y O R K  C I T Y ,  H E  I S  I N T E R E S T E D  I N  I N D U S -
T R I A L  L A N D  U S E  P O L I C Y ,  D I S P L A C E M E N T  R I S K  A N A L Y S I S ,  A N D  T H E  R E T E N T I O N 
O F  P R O D U C T I O N - B A S E D  E M P L O Y M E N T  I N  U R B A N  N E I G H B O R H O O D S .  H E  C O M P L E T E D 
T H I S  D I S T R I C T  N E E D S  A S S E S S M E N T  A S  A N  A N H D  C O M M U N I T Y  D E V E L O P M E N T  G R A D -
U A T E  F E L L O W  A T  E V E R G R E E N  E X C H A N G E .
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