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Executive Summary 
Pfizer, Inc. has been an integral part of the Broadway Triangle community for over 150 
years, setting the pattern for the Triangle’s development into a vibrant mixed-use district. 
The Pfizer/Broadway Triangle Redevelopment Plan builds on that tradition, proposing to 
use its sites and buildings as a catalyst for change, transforming the Triangle into a 
equally vibrant 21st Century mixed-use district providing a range of employment and 
entrepreneurial opportunities; housing choices; and shopping, recreation and community 
facilities for its residents and workers, that will be both attractive and sustainable. 
 
The goals of the Pfizer/Broadway Triangle Redevelopment compliment and give concrete 
form to Mayor Bloomberg’s strategic plan for the city: PlaNYC: A Greener Greater New 
York. The PlaNYC boldly outlines a series of strategies that bear directly on the 
Broadway Triangle. They include an ambitious housing program to meet the needs and 
incomes of current and future New Yorkers. Potential Population Growth Scenario), 
expansion of the inclusionary zoning program to medium density districts, develop 
underutilized areas that will knit neighborhoods together, and support the additional 
capacity for residential growth through rezonings based on Transit Oriented 
Development. Where “95% of the new capacity would be created within a half-mile of 
mass transit, reaffirming the urban values of efficiency, mobility, and environmental 
responsibility.” 
 
The guiding principles in the formulation of the redevelopment plan are: a diverse mixed 
income urban neighborhood; workplaces that will provide jobs and opportunities for 
entry level entrepreneurs; housing opportunities for New Yorkers of all incomes; and a 
sense of place and community in which to live and work. The key element of the 
Redevelopment Plan is the centrality of the open space on the block housing the Charter 
School, athletic field and original Pfizer Plant, the focus of the redevelopment of the 
fronting blocks. The plan proposes Harrison Avenue become the local shopping street, 
providing space for local retail and services as well as community facilities in the ground 
floors of the residential buildings. 
 
It is clear that the existing industrial zoning and Urban Renewal Area Plan are 
inconsistent with market forces that include the de-industrialization of the area and the  
heightened demand for housing the city. The 1.3 million SF redevelopment plan 
recommends the rezoning of the Broadway Triangle to residential/mixed-use zoning 
districts that would allow for new housing, of which 20% would be affordable housing, 
and the introduction of new incubator space for entry level entrepreneurs and the 
continuation of existing industrial activities. The proposed density is similar to the 
existing zoning density (3.56 to 4.55) or approximately 4.8 FAR, a density typical of the 
City’s traditional medium density neighborhoods. The proposed rezoning will also 
require the updating of the Urban Renewal Area Plan to be consistent with the proposed 
rezoning. 
 
We believe the goals of Pfizer/Broadway Triangle support the objectives of PlaNYC by 
balancing housing needs, job creation, mass transit infrastructure, open space and scale of 
development. 
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Fig. 2: Broadway Triangle circa 1951: Pharmaceutical Plant in Foreground

(Source: Pfizer, Inc.)
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1.0 Existing Conditions 
 
1.1 Location 
The Broadway Triangle is located at the southern edge of Community Board 
#1. Adjoining Community Boards are CB#3 (Bedford Stuyvesant) to the  
north/southwest and CB #4 (Bushwick) to the southeast. (Source: Google Earth) 
 
The Broadway Triangle is defined by three wide streets: Flushing Avenue (including the 
Pfizer Plant to the south), Marcy/Union Avenue to the west, and Broadway to the east 
(Fig. 1-A Aerial Views and Oblique Fig. 1-B of Broadway Triangle and Context).Within 
this area, there are approximately 22 blocks totaling approximately 67 acres of which the 
Pfizer properties account for approximately 15 acres or 23% of the total lot area of the 
Broadway Triangle. A substantial amount of the land in the Broadway Triangle, some of 
which is city owned, is vacant. The city owned land is located in the eastern portion of 
the Broadway Triangle on the blocks between Harrison and Throop Avenues and north of 
Flushing Avenue.  
 
To the east, at the intersection of Flushing Avenue and Broadway, is Woodhull Hospital, 
with approximately 250 beds and staff of approximately 800 people. . The eastern part of 
the Triangle also includes the Broadway/Graham Avenue shopping corridor and much of 
the new subsidized housing. To the south is Bedford Stuyvesant with its mix of row 
houses, such as those sponsored by Pfizer south of the Pharmaceutical Plant along Ellery 
Street, and mid-rise, and high- rise public housing projects (Tompkins and Sumner 
Houses). To the northeast and adjacent to Broadway are four superblocks of high-rise 
housing (Lindsay Park Houses) with other non-residential uses interspersed among the 
residential towers. To the west and north is Hassidic Williamsburg, where over time, the 
older industrial uses and M zoning have been replaced with new high coverage mid-rise 
6,7, and 8 story market-rate apartment houses that primarily serve the Hassidic 
community. This is particularly evident along Union Avenue where many buildings are 
currently under construction. 
 
The Pfizer properties are located in the westerly portion of the Broadway Triangle. These 
blocks once housed a complex of Pfizer Plants and mid-rise new law tenements including 
the original 19th Century Pfizer Plant (Fig. 2. Broadway Triangle circa  1951). Blocks 
2259 and 2265 are now vacant with Block 2265 recently paved for accessory parking for 
the Pharmaceutical Plant south of Flushing Avenue which is being decommissioned. 
Block 2268 houses a Charter School in Pfizer’s former Administration Building, the 
original Pfizer Plant, and a new athletic field. In addition, Pfizer also owns smaller 
parcels east of Harrison Avenue including the blockfront on Block 2269. Out parcels, 
adjoining or within Pfizer sites, include the buildings located at the corner of Block 1725 
(corner of Ellery Street and Marcy Avenue) and a City-owned vacant tenement on Block 
2269 fronting Bartlett Street. Together, the Pfizer properties are the largest single holding 
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Fig. 3-C: Oblique Aerial Photograph (Looking South)
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in the Broadway Triangle. (Fig. 3-A, 3-B, 3-C Oblique Aerial Photographs). (Fig. 4 
Existing Conditions Plan and 3D Model View) 
 
1.2 Access 
The Broadway Triangle is well situated, with excellent transit and vehicular access. The 
Triangle’s defining streets; Flushing Avenue, Union/Marcy Avenue, and Broadway all 
provide access to the Brooklyn Queens Expressway (BQE) and the Williamsburg Bridge. 
This vehicular access had been historically important, providing connectivity to the 
Triangle’s industry. 
 
The Broadway Triangle is served by three subway lines (Fig. 5. Subway Lines and 
Stations). The elevated J and M lines runs along Broadway with stations at Lorimer 
Street and Flushing Avenue, approximately a 10 minute walk from Pfizer properties. The 
J and M lines are four stops from Lower Manhattan. The G line is the most accessible 
subway to the Pfizer properties. Located at the westerly corner of the Broadway Triangle 
adjacent to the Pfizer properties there are two stations, one at the corner of Flushing and 
Union/Marcy Avenues and the other at Broadway and Union Avenue providing access to 
employment centers in Downtown Brooklyn, and Long Island City (LIC) in Queens. The 
G line also provides transfers to the L line, one stop to the north, connecting Brooklyn to 
Manhattan’s 14th Street corridor and five stops to the north to the 7 line that connects 
Queens (Long Island City) to Midtown Manhattan. The three subway lines and four 
stations provide excellent mass transit to employment centers in Manhattan and Queens. 
 
Four bus lines serve the Broadway Triangle: 42, 46, 58, and 57. They provide access to 
Williamsburg, Greenpoint, the East Williamsburg In-Place Industrial Park as well as 
Bedford Stuyvesant, Clinton Hill, Bushwick and Crown Heights to the south. 
 
The Broadway Triangle’s excellent vehicular, bus, and subway access provide the 
transportation linkages that warrant mixed-use and intensification of density as 
recommended in PlaNYC for areas with strong transit access (PlaNYC pages 20-21). 
 
1.3 Land-Use and Building Type 
Historically the original mid-19th century Pfizer Plant set the future industrial character of 
the Broadway Triangle. With the exception a smattering of smaller industrial businesses 
and auto-related uses, the Broadway Triangle is a shadow of its industrial past. A walk 
through the Broadway Triangle reveals an area in transition from its industrial mixed-use 
past to a future that is the focus of this plan and other plans and policies that have been 
articulated in recent years. The pedestrian experiences a patchwork of residential, 
commercial, and industrial uses punctuated by vacant lots and underutilized properties. 
The Pfizer Pharmaceutical Plant fronting Flushing Avenue is the largest industrial 
building in the Triangle. The other Pfizer properties are predominantly vacant with the 
exception of the block housing the Charter School, original Pfizer Plant, and athletic 
field. 
 
Land-uses between the western side of Broadway and Throop Avenue include a mix of 
residential walk-up buildings with ground floor retail dating from the Triangle’s 
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industrial mixed-use past. The eastern side of Broadway is characterized by the seven 21 
story Lindsay Park houses, built superblocks, and one story retail with parking fronting 
Broadway. Newer, subsidized mid-rise elevator apartment houses have been sponsored 
by the St. Nicholas Neighborhood Preservation Corporation (St. Nicks) and Southside 
United Housing Development Fund Corporation (Los Sures). Also within this area is the 
All Saints Roman Catholic Church and its adjoining co-op housing, school, and rectory. 
(See Fig. 1. Existing Conditions: Aerial View of Broadway Triangle and Context) 
 
Moving west, the area between Throop and Harrison Avenues is characterized by a mix 
of uses. The northern portion of the area from its apex at Broadway and Union Avenue to 
Lorimer Street is characterized by a mix of auto-related uses and older small lot single 
family homes, row houses, some new mid-rise apartment houses, interspersed with 
vacant lots. I.S. 318, the Eugenio Maria DeHostos Intermediate School, and the 
DeHostos Playground occupy the full block between Lorimer and Wallabout Streets. The 
next three blocks to the south are largely industrial with a smattering of residential uses. 
The southerly two blocks are largely vacant or devoted to parking with the exception of 
the United Talmudic Academy in the former P.S. 168 school building. The school’s 
playground is a largely barren open space.  
 
The blocks west of Harrison Avenue are Pfizer properties, one of which houses the 
Beginning with Children Charter School, the original Pfizer Plant, and athletic fields. The 
two blocks to the north (Blocks 2265 and 2249) are vacant. The triangular block north of 
Walton Avenue is in private ownership. The Urban Renewal Area Plan had 
recommended that Walton Avenue be demapped and combined with the vacant Pfizer 
block to the south. The demapping action was never completed, leaving Walton Avenue a 
mapped street. 
 
The area south of Flushing Avenue includes Marcy Houses to the east of Marcy Avenue, 
and Woodhull Hospital to the east at Broadway. The intervening block between 
Tompkins and Throop Avenue is largely comprised of narrow lot attached houses, some 
with ground floor commercial uses. The dominant pattern to the east and south of the 
Pfizer superblock (Block 1720/1725), with the exception of the school and park located 
between Hopkins and Ellery Streets is also narrow lot attached houses on the blocks 
bounded by Ellery Street and Park Avenue. The blocks south of Park Avenue are 
dominated by high-rise public housing projects (Tompkins and Sumner Houses), schools 
and playgrounds on superblocks. 
 
The Triangle has three playgrounds: the DeHostas Playground/I.S. 318, the athletic 
field/Charter School, and the no longer used P.S. 198 playground. The Urban Renewal 
Area Plan mapped a new mid-block park—the Broadway Triangle Park—adjacent to P.S. 
148 on the block east of the Pfizer Plant parking lot. 
 
The newly constructed athletic field is the largest open space in the Triangle, occupying 
most of the block with the Charter School and the original Pfizer Plant occupying the 
easterly end of the block. 
 



Fig. 6:  Land Use and Building Type
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The  Broadway Triangle is an area in transition from industrial use to a patchwork of 
residential uses with no discernable pattern. The lack of a comprehensive plan for the 
Triangle has delayed the coherent transformation of the area. The Pfizer properties can be 
the catalyst to transform the Broadway Triangle by setting the pattern and identity of the 
area for the future. 
 
1.4 Urban Design 
Because of the de-industrialization of the Broadway Triangle, the sense of place is very 
much a place apart. Reinforcing this sense is the oblique cutting of the street grid pattern 
to the west by Union Avenue, a wide street, which defines the westerly side of the 
Triangle. The offsetting of the street grid at Broadway to the east and Flushing Avenue to 
the south, both wide streets, define the other two legs of the Triangle. (Fig. 6. Land Use 
and Building Type, Fig. 7. Urban Design Figure/Ground Plan of Broadway Triangle 
Existing Conditions) 
 
The area to the west of Union/Marcy Avenues is largely built up with mid-rise medium 6 
to 8 story apartment houses following the traditional perimeter block form of 
development with buildings built at or near the street line and set the pattern for Union 
Street. South of Flushing Avenue and fronting Marcy Avenue are the mid-rise 8 story 
Marcy Houses, which are set back from the street in standard “tower-in-the-park” fashion 
and have little or no street presence. The area to the northeast of Broadway is 
characterized by the 21 story Lindsay Park Houses on superblocks which are strong 
visual reference points from within the Triangle. The Pfizer Plant and Woodhull Hospital 
fronting Flushing Avenue define the southerly side of the Triangle. The area to the south 
of the Pharmaceutical Plant’s parking lot includes the Pfizer assisted rowhouses fronting 
Ellery Street and similar attached small lot houses on the three blocks east of the Plant 
(Flushing to Park Avenue, Throop to Hopkins Streets). These blocks of low-rise houses, 
all of which front the midblocks (none front Harrison Avenue) are an important pattern 
that should be repeated. Harrison Avenue presents opportunities since none of the houses 
face the avenue. The next blocks to the south are large scale high-rise superblocks of 
public housing (Tompkins and Sumner Houses and schools and playgrounds). 
 
The area within the Triangle is essentially a tabula raza, with the exception of the mid-
rise apartment houses and public buildings fronting on the east side of Throop Avenue, 
the blocks north of Wallabout Street, and the Charter School block. A potential 
organizing element is the athletic field on the Charter School block, as it is the most 
visible, largest single open space within the Broadway Triangle (See Fig. 4-A, 4-B, 4-C). 
In addition, the remaining Pfizer buildings on that block, including the original Pfizer 
Plant and former Administrative Building (Charter School) along with the Pfizer 
Pharmaceutical Plant on the block to the south represent the Triangle’s former industrial 
past and are a tie between the past, present, and future. The 8-story Pfizer Pharmaceutical 
Plant, built in 1945 (with subsequent additions) is a well designed and imageable 
building. Its configuration lends itself to adaptive re-use including a mix of residential 
and non-residential uses. These Pfizer buildings and the athletic field should become the 
nucleus for the development of the other Pfizer properties. 
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2.0 Land-Use Regulations and Plans 
 
2.1 Existing Zoning 
The Broadway Triangle and Pfizer Plant superblock are overlayed by three zoning 
districts, of which M or industrial zoning districts predominate. (Fig. 7. Zoning Map with 
Block Numbers). With the exception of the blocks between Throop Avenue and 
Broadway which allow for mixed-use: (residential and commercial uses) south of 
Middleton Street and auto-related zoning to the north in which residential is not 
permitted, the remainder of the Triangle is mapped M1-2, M1-3, and M3-1. The zoning 
districts bordering the Broadway Triangle are on designated streets R6, a middle density 
residential district, that allows buildings up to 15 stories with occasional commercial 
overlays allowing for ground floor retail with housing above. With the exception of the 
M3-1 district, community facilities (CF) are permitted uses in the other districts. 

 
Existing Zoning Districts within the Broadway Triangle 

 
District  Typical Uses*        Max Built Form  FAR Density** 
 
R6  Housing           7–story contextual  2.43/3.01/4.80* 
               15–story towers 
C2-3 overlay Neighborhood retail          Ground floor  2.00/4.80* 
C4-3  Housing           7–story contextual  2.43/3.01/4.80* 
               15–story towers 
   Destination retail          Multi-story   3.40/4.80* 
C8-2  Automotive, warehousing       Two–story   2.00/4.80* 
M1-2  Light industry, retail          Two –story  2.00/4.80* 
M1-3  Industrial           Multi-story   5.00/6.50* 
M3-1  Heavy Industry           Multi-story   2.00/NA  

 
*   Community facilities allowed in all these districts except M3-1. 
**  Amount of building floor area allowed per square foot of land. 
 
Source: Department of City Planning, Zoning Handbook 
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Excerpted from the Zoning Resolution 
 

M1 Districts Only 
UG5:  Transient Hotels 
UG6C:  Retail and Service Establishments 
UG6E:  Noncommercial Clubs 
UG7A:  Motels 
UG9A:  Retail or Service Establishments 
UG12B:  Retail Establishments 

 
M1, M2, M3 Districts 
UG6A:  Convenience Retail or Service Establishments 

- food stores limited to 10,000 SF 
          UG6B:  Offices 
          UG6C:  Public Service Establishments 
          UG7B:  Retail or Service Establishments 
          UG7C:  Wholesale Establishments with 1500 SF limitation on storage 
          UG7D:  Automotive Service Establishments 
          UG8A:  Amusements including movie theatres 
          UG8C:  Automotive Service Establishments 
   Including auto rental and public parking garages 
          UG10A:  Retail or Service Establishments 
   Including department stores, furniture, clothing, and restaurants 
          UG10B:                Wholesale Establishments with Storage 

- restricted to samples 
UG12A: Amusements including eating and drinking establishments with 

entertainment 
   (200 persons maximum) 
          UG12C:  Automotive Service Establishments 
          __  Including public parking garages  _______ 

Source: New York City Zoning Resolution 
 
The existing zoning reflects the Triangle’s industrial past. The exclusion of residential 
use from Throop Avenue west in the M districts is no longer viable given the de-
industrialization of the area and the current demand for housing. As currently zoned the 
Pfizer properties have an average FAR of 3.56 assuming industrial and commercial uses 
and 4.55 FAR assuming industrial, commercial, and community facility uses. (See Table 
1: Existing Conditions Zoning).  

 
The maximum allowed zoning floor area (ZFA) under current zoning for all of the Pfizer 
properties is approximately 2,309,710 ZFA for industrial and commercial uses and 
2,955,491 ZFA with the inclusion of community facilities. Deducting the existing 
buildings on Block 1720/1725 (the Pfizer Plant) and Block 2268 (Charter School) leaves 
approximately 1,659,595 ZFA (without community facility) uses and 2,305,776 ZFA 
(with community facility uses). (See Table 1: Existing Conditions Zoning) 
 
The Pfizer blocks north of Flushing Avenue have a maximum allowable floor area of 
623,772 ZFA (without community facilities) and 763,772 ZFA (with community 
facilities). Deducting the buildings to remain on the Charter School block yield 
approximately 547,712 ZFA and 687,712 ZFA without and with community facilities 
respectively that would be distribute to the other Pfizer properties, guaranteeing the block 
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Table 1 
Pfizer Inc.: Broadway Triangle: Existing Conditions Zoning                                                                                              

 

Block Lot Main Address Alternate 
Address 

Lot Area District Aggregates Max. 
FAR 
M/C 

ZFA Max. 
FAR/ 

CF/M/C 

ZFA As-Built 
GFA/ 
ZFA* 

Remain. 
ZFA (M/C 

FAR) 

Remain. 
ZFA 

(CF/M/C 
FAR) 

1720 1 461 Marcy 
Ave. 
(Plant) 

475 Marcy St. / 
630 Flushing 
Ave. 

145,000 SF M1-3 145,000 SF 5.0 725,000 6.50    942,500 574,055 150,945 368,445 

1725 7 477 Marcy 
Ave. 

76-142 Hopkins 
St. 

192,187.5 SF M1-3 192,187.5 SF 5.0 960,938 6.50 1,249,219 0 960,938 1,249,219 

SUBTOTAL                                                                                                              337,187.5 SF  1,685,938 Both 
Blocks 

2,191,719 574,055 1,111,883 1,617,664 

2249 23 Walton St.  2,500 SF M3-1 
 37 174 Harrison 

Ave. 
271 Wallabout 

St. 
2,500 SF M3-1 

 41 160 Harrison 
Ave. 

249 Wallabout 
St. 

47,500 SF M3-1 

 122 243 Wallabout 
St. 

30 Union Ave. 19,290.94 SF M3-1 

71,790.94 SF 2.0    143,582 N.A. 143,582 0 143,582 143,582 

2265 14 1 Gerry St. 334 Wallabout 
St. 

111,037  SF M3-1 111,037  SF 2.0 222,074 N.A. 222,074 0 222,074 222,074 

2266      20,000 SF 2.0 40,000 4.80 96,000 0 40,000 96,000 
2268 1 2 Gerry St. 611 Flushing 

Ave. 
79,058.67 SF M3-1 79,058.67 SF 2.0 158,116 N.A. 158,116 76,060 

All 
Bldgs. 

82,056 82,056 

2269 1 23 Bartlett St. 58 Gerry St. 30,000  SF M1-2   30,000   SF 2.0 60,000 4.80 144,000 0 60,000 144,000 
SUBTOTAL 311,886.61 SF  623,772 763,772 76,060 547,712 687,712 

        
TOTAL 649,074.11 SF  2,309,710  2,955,491 650,115 1,659,595 2,305,376 

FAR All Blocks = 3.56 (M/C), 4.55 (M/C/CF)         

 
Note: Lot Areas calculated from dimensions on Sanborn Tax Lot Maps.   
* From Cushman & Wakefield report 
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would remain an open space and community recreation resource. The Pfizer superblock 
south of Flushing Avenue has a maximum allowable zoning floor area of 1,685,938 ZFA 
and 2,191,719 ZFA without and with community facilities respectively. If one were to 
assume a remapping of the Pfizer properties to equivalent residential districts and the 
continued operation of the Pfizer Plant and Charter School, up to approximately 2,300 to 
3,000 units of housing could be created assuming an average of 1000 SF/dwelling unit, a 
substantial number of units that would revitalize and transform the character the 
Broadway Triangle. 
 
2.2 Urban Renewal Area 
The Broadway Triangle Urban Renewal Area (URA) was adopted in 1989 and called for 
industrial development west of Throop Avenue and housing to the east. The goals of the 
URA were to encourage new industrial development and jobs, and provide new low, 
moderate, and middle income housing. 
 
The URA is not coincident with the Broadway Triangle, nor does it include all of the 
Pfizer properties (See Appendix for URA Land-Use Plan).  
Pfizer properties included in the URA are: 

- Blocks 1720 and 1725 (the existing Pfizer Plant); 
- Block 2249 (vacant); 
- Block 2266 (midblock vacant lots); and  
- Block 2269 (Harrison Avenue blockfront). 

Excluded Pfizer properties include: 
- Block 2268 (Charter School, original Pfizer Plant, and athletic field); and 
- Block 2265 (existing parking lot). 

 
All of the Pfizer properties included in the URA were designated for industrial 
development and/or the continuation of industrial uses (e.g. the existing Pfizer Plant on 
Blocks 1720 and 1725 and the Harrison Avenue blockfront (Block 2269). Of the ten 
redevelopment sites within the Broadway Triangle, two of the three east of Throop 
Avenue have been redeveloped. In addition, the rowhouses fronting Ellery Street, 
sponsored by Pfizer, and the three blocks to the east of the Pfizer Plant have been 
redeveloped with attached homes on small lots. Notwithstanding the residential 
redevelopment, the industrial redevelopment envisioned by the URA Plan has not been 
realized. Current demand for housing has rendered the industrial component of the URA 
Plan obsolete although its objective of providing needed industrial space and jobs still 
warrants consideration and a place in the modified Urban Renewal Area Plan.  
 
URAs are administered by the NYC Department of Housing Preservation and 
Development (HPD) that also has the responsibility to modify the Plan. Modifications to 
the URA Plan must go through the City’s Uniform Land-Use Review Process (ULURP) 
requiring public hearings by the Community Board, the City Planning Commission, and 
the City Council. 
 
 
 



Fig. 8: Potential Population    
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3.0 Pfizer/Broadway Triangle Redevelopment Plan 
 
3.1 Introduction 
Pfizer, Inc. has been an integral part of the Broadway Triangle community for over 150 
years, setting the pattern for the Triangle’s development into a vibrant mixed-use district. 
The Pfizer/Broadway Triangle Redevelopment Plan builds on that tradition, proposing to 
use its sites and buildings as a catalyst for change, transforming the Triangle into a 
equally vibrant 21st Century mixed-use district providing a range of employment and 
entrepreneurial opportunities; housing choices; and shopping, recreation and community 
facilities for its residents and workers, that will be both attractive and sustainable. 
 
The goals of the Pfizer/Broadway Triangle Redevelopment compliment and give concrete 
form to Mayor Bloomberg’s strategic plan for the city: PlaNYC: A Greener Greater New 
York. The PlaNYC boldly outlines a series of strategies that bear directly on the 
Broadway Triangle. They include an ambitious housing program to meet the needs and 
incomes of current and future New Yorkers (with the Broadway Triangle projected for 
additional population growth (Fig.8.) Potential Population Growth Scenario), expansion 
of the inclusionary zoning program to medium density districts, develop underutilized 
areas that will knit neighborhoods together, and support the additional capacity for 
residential growth through rezonings based on Transit Oriented Development. (Fig. 9 
Potential Additional Capacity for Residential Growth). To quote the Plan, “In this 
scenario [pursue Transit-Oriented Development], 95% of the new (housing and 
population) capacity would be created within a half-mile of mass transit, reaffirming the 
urban values of efficiency, mobility, and environmental responsibility.” 
 
We believe the goals of Pfizer/Broadway Triangle support the objectives of PlaNYC by  
balancing housing needs, job creation, mass transit infrastructure, open space and scale of 
development. 
 
3.2 Goals and Objectives 
The goal of the Pfizer/Broadway Triangle Redevelopment is the design of a compelling 
catalytic development that will create an identity for the entire Broadway Triangle and set 
the standard for future development. The intent is a redevelopment plan that will be 
implemented over a period of time by many developers yet retain its coherency and 
vision by creating a neighborhood rather than a project for the Broadway Triangle.. This 
approach is distinctively dissimilar to what has been happening in the Broadway 
Triangle, where much of the recent development has occurred piecemeal. 
 
The goals of the Pfizer/Broadway Triangle redevelopment Plan are to create: 

• A diverse mixed-income urban neighborhood. 
• Workplaces that will provide jobs and opportunities for entry-level 

entrepreneurs. 
• Housing opportunities for New Yorkers of all incomes. 
• A sense of place and community in which to live and work. 
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The Plans objectives to provide by category: 
 Housing: 

• A range of affordable to market-rate units. 
• A variety of housing types (eg. row houses, apartments, maisonettes, live-

work lofts, etc.) that will accommodate different tenures (eg. home 
ownership, condominiums, co-ops, and rental units) and a diversity of 
family types, sizes and incomes. 

Workplace and Employment: 
• Incubator space for level entry entrepreneurs in the adaptively re-used 

Pfizer Pharmaceutical Plant. 
• Employment opportunities, by providing a range of types and sizes of 

commercial space. 
Shopping: 

• Conveniently accessible spaces for local shopping and services as well as 
opportunities for larger scale retail. 

Neighborhood Character, Scale and Density: 
• Employ a variety of building types, lot sizes and building heights that 

evoke a traditional Brooklyn neighborhood. 
• Provide historical continuity through the adaptive re-use of the Pfizer 

buildings and the continuation of the Beginning for Children Charter 
School. 

• Open space as both recreation and “visual commons.” 
• Develop at densities that are density appropriate for Transit Oriented 

Development and that take full advantage of the existing infrastructure. 
• An active street life and secure public realm through the design and 

placement of buildings enhanced by “eyes on the street.” 
• Outdoor and Indoor recreation and community facilities 
• Trees. A “green” environment through extensive planting of street trees 

and public and private landscaping 
 

3.3 Overview 
The Pfizer/Broadway Triangle Redevelopment Plan’s five contiguous full blocks (1720, 
1725, 2268, 2265 and 2249) are grouped north and south of Flushing Avenue fronting 
Union/Marcy Avenues and Harrison/Tompkins Streets. In addition, there is an additional 
‘L’ shaped blockfront opposite the original Pfizer Plant on Harrison Avenue and 
midblock site on Gerry Street. With the exception of Block 1720 (Pharmaceutical Plant) 
and 2268 (Charter School, original Pfizer Plant and athletic field) the other parcels are 
vacant or will soon be vacant (Block 2269). The total lot area is 649,074 SF. (Fig. 10 
Context Plan of Pfizer/Broadway Triangle Redevelopment Plan, Fig. 11 Pfizer/Broadway 
Triangle Redevelopment Plan and Fig. 12-A.Aerial View of Proposed Plan (looking 
northeast.) 
 
The proposed uses are residential, industrial incubator, commercial/retail and services, 
open space (athletic field) and community facility. The predominant land-use is 
residential  accounting for almost 90% or 2,800,000 ZFA of the proposed approximately 
3,115,000 ZFA. Commercial, industrial incubator and community facility space account 
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for approximately 160,000 ZFA, 140,000ZFA and 15,000 ZFA respectively. The FAR is 
approximately 4.8 FAR and provides for 20% affordable housing (assuming ZFA/DU of 
680 SF from the Zoning Resolution for equivalent middle density zoning districts, the 
maximum number of affordable DUs would be approximately 825 DUs). (See Table 2) 
 
The existing 1945 Pharmaceutical Plant Building would be retained and modified, and 
adapted to accommodate the industrial incubator in the first four floors and a ground floor 
community facility fronting the re-opened Hopkins Street. Loft type live-work units 
would be created in floors 5-8 with two additional penthouse floors. The remainder of the 
block would be demolished and new housing with ground floor retail constructed on the 
remainder of the block. Hopkins Street would be open to the public but remain a private 
demapped street that would generate floor area. The parking lot to the south would be 
developed with a variety of residential building types. 
 
The Charter School/original Pfizer Plant/athletic field would remain as is and serve the 
“visual commons” and organizing open space. The Flushing Avenue station of the G line 
is located at the intersection of Flushing, Union, Marcy Avenues and Gerry Street. The 
entire development is well within a 5 minute walk to the Flushing Avenue G line subway 
station and between a 5 and 10 minute walk to the two stations on Broadway. 
 
The two blocks to the north would be predominately residential with ground floor retail 
fronting Harrison Street. The blockfront on the east side of Harrison Avenue would be 
residential with ground floor retail. The midblock buildings fronting Gerry Street would 
be configured as residential flats. The same residential flats would be developed on 
Wallabout and Walton Street midblocks  
 
The residential buildings include row houses, maisonettes, flats, and apartment 
block/towers ranging in height from 4 to 18 stories exclusive of the setback penthouses. 
The predominant heights are 4, 6, 8, 11, 16 and 18 stories. 
 
Implementing the Plan will require a rezoning and General Large Scale Special Permit, 
and a modification of the Urban Renewal Area Plan. 
 
3.4 Land-Use and Urban Design 
 
3.41 Land-Use 
Given the city’s current and future demand for housing for all income groups, the 
Broadway Triangle represents a housing opportunity and is so delineated in PlaNYC as 
an area for future residential growth. It is also well situated between three existing 
residential areas: Williamsburg to the west, East Williamsburg to the east, and Bushwick 
and Bedford Stuyvesant to the south. The triangle is well-served by three subway lines 
providing access to employment centers in Manhattan (J and M lines) and Long Island 
City and Brooklyn (G line). Each is well within a five minute walk from the center of the 
Broadway Triangle, making it the ideal location for higher density, mixed use Transit-
Oriented Development. 
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 Table 2 
Pfizer Inc.: Existing and Proposed Zoning FARs 

 
 

Block 

 
 
Lot 

 
 

Main 
Address 

 
 

Lot Area 

 
 

Lot Area: 
Block Totals 

 

 
 

Proposed 
Base FAR 

 
 

Zoning 
Floor 
Area 
(ZFA) 

 
 

Proposed 
FAR with 
Bonus* 

 
 

Zoning 
Floor 
Area 
(ZFA) 

 
 

Zoning Floor Area (ZFA) by Use & FAR 

1720 1 461 Marcy 
Ave. 

(Plant) 
 

145,000 SF 145,000 SF 4.0    580,000 4.8 696,000 

1725 7 477 Marcy 
Ave. 

192,187.5 SF 192,187.5 SF 
 

4.0    768,750 4.8 922,500 

Subtotal 337,187.5  1,348,760  1,618,500 

FAR=Blocks 1720/1725  4.0  4.8  
2249 23 Walton Street 2,500 SF 
 37 174 Harrison 

Ave 
2,500 SF 

 41 160 Harrison 
Ave. 

47,500 SF 

 122 243 
Wallabout St. 

19,290.94 SF 

71,790.94 SF 
 
 
 
 

4.0 
 

287,164 
 
 
 
 

4.8 344,597 

2265 14 1 Gerry Street 111,037 SF 111,037 SF 4.0 444,148 4.8 532,978 

2266 
 
 

46 73 Gerry 
Street 

20,000 SF 20,000 SF 4.0 
 

80,000 4.8 96,000 

2268 
 

1 2 Gerry Street 79,058.67SF 79,058.67 SF 
 

4.0 316,235 4.8 379,482 

2269 1 Bartlett Street 30,000 SF 30,000 SF 4.0 120,000 4.8 144,000 

Subtotal 311,886.61  1,247,547  1,497,057 

FAR Blocks 2249, 2265, 2266, 2268, 2269  4.0  4.8  
TOTAL 649,074.11  2,596,297  3,115,557 

FAR (All Blocks)  4.0  4.8  

  
Residential 

 
= 

 
± 2,800,000 ZFA (4.32) 

 
Non-Residential 
 

 
= 

 
± 315,000 ZFA (0.48) 

· 
 

Commercial = ± 160,000 ZFA 

· 
 

Incubator = ± 140,000 ZFA 

· 
 

Community 
Facility 

= ± 15,000 ZFA 

                Total = ± 3,115,000 ZFA 
   
Dwelling Units 
@ ±1000SF/DU 

 
= 

 
± 2,800 DU’s 

 
Max. as per ZR 

  

 
@ 680 ZFA/DU 

 
= 

 
± 4,120 DU’s 

 
@ 740 ZFA/DU 

 
= 

 
± 3,785 DU’s 
  

 
*Affordable Housing Bonus @ 20% of Base FAR 
Note: Lot Areas calculated from dimensions on Sanborn Tax Lot Maps.   
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The Pfizer/Broadway Triangle Redevelopment Plan is responsive to both the demand for 
housing and the need for mixed-use development. Building on the Triangle’s industrial 
past, the Plan proposes the inclusion of industrial incubator space for entry level 
entrepreneurs at a location that is easily accessible by public transportation to workers 
both within the district and the adjacent communities. Commercial space is also provided 
for local shopping and services and larger scale retail providing additional employment 
opportunities. 
 
The predominant land-use is residential representing almost 90% of the proposed 
3,115,000 SF of development. The properties north of the athletic field are proposed to be 
redeveloped as residential. The superblock south of Flushing would be divided into two 
blocks around Hopkins Street which would be re-opened to the public but remain a 
private street. The Pharmaceutical building would be adaptively re-used to house the 
incubator space in its lower 4 floors with live-work loft housing above. The remainder of 
the block and the parking lot to the south would be redeveloped with housing. 
 
The Charter School block (Block 2268) will remain in its current use as a community 
facility and community open space for active recreation. The gas station, located on the 
small triangular block adjacent to the Charter School at the corner of Harrison and 
Flushing Avenues is an inappropriate use at such a pivotal location in terms of the 
negative message that it sends, regarding safety (the school and recreation facilities), 
planning (pedestrian oriented) and a non-contributing use that belongs in the C8 auto 
related zoning district at the north end of the Broadway Triangle. Consideration should be 
given to acquiring that site, joining it with the Charter School block by closing the short 
segment of Bartlett Street, and creating a small, landscaped park with a community 
related focus. 
 
Harrison Avenue would become the local shopping street, providing space for local retail 
and services with housing above. Union Avenue, while it has a subway station at 
Flushing Avenue (G line), does not have the attributes required of a functioning 
pedestrian oriented shopping street where both sides of the street are lined with shops. 
This is because the buildings recently constructed (or under construction) fronting the 
west side of Union Avenue do not, or will not, have ground floor retail. Harrison Street 
has the added advantage of being interior to the Broadway Triangle, serving the proposed 
new residential buildings to the west (Pfizer properties) and those to be constructed on 
private and City-owned land to the east. Further, while Broadway, and particularly 
Graham Avenue, provide local shopping, they are approximately one half mile away (or a 
10 to 15 minute walk) from the Pfizer properties and the western part of the Broadway 
Triangle, pushing the limits of walkability and convenient access to local retail and 
services. 
 
3.3.2 Urban Design 
The urban design plan has been configured to simulate the organic development typical 
of a New York City neighborhood. The concept is simple, to create a traditional New 
York City neighborhood where the lifeblood of the neighborhood is the public space, or 
“public room,” of the street defined by a mix of the bordering building types and the open 
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space resource or “visual commons” of the Charter School block. This arrangement, often 
referred to as perimeter block development, has street fronting units as well as units that 
front on an enclosed midblock open space for the use of the residents—a “common 
backyard.” The plan calls for all the ground floor units to be duplex “maisonettes.”  The 
maisonettes are a critical component of the Plan. Each maisonette would have its own 
small, landscaped front yard accessible directly from the street (and building interior 
depending on the building type) providing security through “eyes on the street,” street 
level activity and landscaping. This is articulated with drawings as a setback both of the 
ground and second floors of the residential buildings. The plans provide for a diversity of 
housing types—rowhouses, midrise flats, (small apartment buildings with two or three 
units per floor), double loaded corridor apartment buildings, residential towers and live-
work lofts (in the case of the adaptive re-use of the Pfizer Plant) to serve individuals and 
families at all stages in their lives. 
 
To further the concept of organic development, the proposed plan provides for a variety 
of lots sizes that can accommodate a diversity of building types. They are configured so 
that they may be developed separately by different developers including local non-profit 
housing developers and Local Community Development Corporations (LCDCs). Tenure 
diversity is also a critical component of the plan. The variety of housing types and lot 
sizes lend themselves to homeownership, co-ops, condominiums, rentals, and affordable 
housing. 
 
The proposed plan takes its cue from New York’s traditional urban pattern of low and 
midrise buildings on the midblocks and taller buildings on the avenues. The exception to 
this urban design convention are the south side of Block 2265 fronting the athletic field 
and Charter School block (Block 2265) and the superblock housing the Pfizer Plant and 
parking lot. Each has a unique context that suggest development take a different form. 
 
As noted above, the Charter School block is to remain as currently configured with no 
new development contemplated. As such, it will remain an open space resource well into 
the future as its development rights will have been distributed to the other Pfizer blocks. 
It will also function as the central organizing space for the redevelopment of the Pfizer 
properties and the Broadway Triangle. This open space, a “public room” and “visual 
commons”, takes the form of a triangular volume that would be defined by new buildings 
to the north and east and the existing hundred and five foot high Pfizer Plant to the south, 
setting the scale for the bordering new residential development. (See Fig. 11 Proposed 
Pfizer/Broadway Redevelopment Plan). Further, the location of the subway (the G line) at 
the corner of Marcy/Union Avenues and Flushing Avenue presents a logical opportunity 
for increased density based on the principles of Transit Oriented Development. Finally, 
the southerly frontage of Block 2265 is north of the Charter School block and the 
northeasterly frontage of Block 2269, both of which will not cast shadows on the athletic 
field to the south. As a result, a higher density and buildings similar in height to the 
Pfizer Plant fronting Flushing Avenue is proposed for these frontages. The buildings on 
Block 2265 have been configured as a series of 16 story building components with 
penthouses, connected by midrise buildings which setback as they rise to a maximum 
height of 11 stories modeled after London Terrace on W.23rd Street in Manhattan. The 
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building fronting Harrison Avenue on Block 2269 is 8 stories. The proposed 11 story 
residential building with a penthouse floor proposed residential building on the east side 
of Harrison, would complete, with the Pharmaceutical Plant and new 11 story residential 
building to the south, the enclosure of the triangular open space of the athletic field 
delineated by the building on Harrison Avenue to the east and Gerry Street residential 
buildings to the north. (Fig. 14, 15, 16, 17 Aerial Perspectives of Proposed 
Redevelopment Plan) 
 
The superblock south of the Charter School block houses the existing Pfizer Plant and 
accessory parking lot. The superblock’s built context is different than that of the blocks 
north of Flushing Avenue. Marcy Houses, a NYCHA project of freestanding “towers-the-
park” 7 story buildings built on a landscaped superblock, does not have a traditional 
street presence as the towers are setback from the street. Marcy and Union Avenues, both 
wide streets, delineate the western edge of the Broadway Triangle. To give coherency to 
the western edge, and to create a “gateway” to the Broadway Triangle from the West, a 
series of linear perimeter block buildings with heights of 8, 9 and 11 stories exclusive of 
penthouses are proposed with the taller buildings flanking the subway station at Flushing 
Avenue. These buildings will have street level duplex maisonettes that will add life to the 
street and provide for a more secure and pleasant pedestrian experience. (Fig. 13 Aerial 
Perspective) 
 
The other two existing superblock frontages are opposite 2 to 3 story rowhouses such as 
those fronting Ellery Street – individually owned rowhouses sponsored by Pfizer. The 
Plan proposes similarly scaled rowhouses (four story two family rowhouses) syncopated 
by traditional mid-rise 6 story apartment buildings with ground floor duplex maisonettes. 
Three 16 story towers, with maisonettes, are located near the center of the former 
superblock, minimizing their visual impact on the row houses. They are interlaced with 
rowhouses on both sides of the block located either on the interior of the superblock, or 
front, along with rowhouses on a reopened Hopkins Street. The proposed tower heights 
are within the range of existing high-rise towers in the bordering neighborhoods (e.g. 
Broadway to the east and Bedford Stuyvesant to the south). Given the height of the 
existing Pharmaceutical Plant (approx. 105 ft.), the towers will not cast new shadows 
onto the athletic field. Their location in the middle of the superblock will minimize their 
visibility from other locations in the neighborhood. (See other aerial views of Plan in 
Appendix) 
 
3.5 Regulatory Amendments  
3.51 Zoning 
All of the Pfizer properties have been treated as a large scale plan that would be 
implemented by the Zoning Resolution’s General Large-Scale Development special 
permit. The concept of a General Large-Scale Development is to allow individual zoning 
lots to be planned as a unit where strict enforcement of the underlying as-of-right zoning 
district regulations “may impose unnecessary rigidities and thereby prevent achievement 
of the best possible site plan within the overall density and bulk (height and setback) 
controls” (NYC Zoning Resolution: General Large-Scale Development regulations). 
Further, the large-scale provisions of the Zoning Resolution are designed to allow for 



Fig. 15:  Aerial Pespective (Looking East Along Flushing Avenue)

Fig. 14:  Aerial Pespective (Looking West Along Flushing Avenue)



Fig. 17:  Aerial Pespective (Looking Northwest)

Fig. 16:  Aerial Pespective (Looking Northeast)
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greater flexibility, in-site planning, mix and location of  uses, and the allocation of 
density than would be normally allowed by permitting: 
 

- “the distribution of the total allowable floor area, dwelling units, lot coverage 
and total required open space to be distributed without regard to zoning lot lines 
or district boundaries; and 

- the location of the buildings without regard for the applicable yard, court, 
distance between buildings, and height and setback regulations” (NYC Zoning 
Resolution: General Large-Scale Development regulations) 

 
The application of the General Large-Scale Development provisions is by special permit 
where a proposed development must meet a series of findings as a requirement of the 
City Planning Commission’s approval of the special permit. The findings include: 

1. “ the distribution of floor area, open space, dwelling units, rooming units, 
buildings…[that] will result in a better site plan and a better relationship  

 among buildings and open areas to adjacent streets, surrounding   
 development, adjacent open areas…than would be possible without such 
 distribution and this will benefit both the occupants of the general large-
 scale development, the neighborhood, and the city as a whole; 

2. the distribution of floor area and the location of buildings will not unduly 
increase the bulk of the buildings in any one block or unduly obstruct 
access of light and air to the detriment of the occupants or users of 
buildings in the block or nearby blocks of people using the public streets; 

3. where a zoning lot of a general large-scale development does not occupy a 
frontage on a mapped street, appropriate access to a mapped street is 
provided; 

4. considering the size of the proposed general large-scale development, the 
streets providing access to such general large-scale development will be 
adequate to handle the traffic resulting therefrom; 

5. when the Commission has determined that the general large-scale 
development requires significant addition to existing public facilities 
serving the area, the applicant has submitted to the Commission a plan and 
timetable to provide such required additional facilities. Proposed facilities 
that are incorporated into the city’s capital budget may be included as a 
part of such plan and timetable; and 

6. a declaration with regard to ownership requirements…has been filled with 
the Commission. 

 
The City Planning Commission may prescribe additional concerns and 
safeguards to improve the quality of the general large-scale development and 
to minimize the adverse effects on the character of the surrounding area. 

 
For a phased construction program of a multi-building complex, the 
Commission may, at the time of granting a special permit, require additional 
information, including, but not limited to, a proposed time schedule for the 
carrying out the proposed general large-scale development, a phasing plan 
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showing the distribution of bulk and open space and, in the case of a site plan 
providing for common open space, common open areas , a maintenance plan 
for such space or areas to the people they are intended to serve” (NYC Zoning 
Resolution: General Large-Scale Development regulation). 

 
The choice of the General Large-Scale Development zoning option is predicated on the 
proposed mixed-use Pfizer Properties Redevelopment Plan that may include a 
combination of industrial, commercial, community facility, retail and residential uses. 
Further, the General Large-Scale Development special permit allows for the transfer and 
distribution of floor area from the Charter School/original Pfizer Plant/athletic field block 
(Block 2268) to the other Pfizer properties as well as the modification of the height and 
setback regulations along the perimeter of the large-scale development. 
 
In addition to the General Large-Scale Development, the proposed Redevelopment Plan 
assumes the rezoning of the Pfizer properties to appropriate mixed-use zoning district(s) 
that would permit the proposed mix of uses, including manufacturing and other industrial 
and commercial uses and include a bonus for the provision of affordable housing. 
Procedurally, the special permit and the rezoning from M districts to mixed-use districts 
would be done concurrently, although they would be two distinct actions. Both actions 
will require the filing of an Environmental Assessment Statement (EAS), a probable 
Environmental Impact Statement (EIS), and a full ULURP (Uniform Land-Use Review 
Process). The entire special permit and rezoning process, including the 7 to 9 months of 
ULURP, will take upwards of 18 to 24 months. 
 
The proposed overall density is approximately 4.8 FAR including the Inclusionary 
Housing bonus and within the range of  the existing FAR of 3.56 to 4.55. The PPS report 
proposes the rezoning of the Broadway Triangle east of Harrison Avenue to contextual 
residential districts. MKA believes the contextual zoning regulations may be appropriate 
to infill lot by lot development, but inappropriate for the Pfizer properties, most of which 
are full blocks as well as their being planned as a unit. Further, the Department of City 
Planning, as a matter of policy, prefers not to modify the height and setback regulations 
in contextual zoning districts, hence the rezoning should be accomplished with standard 
zoning districts. 
 
In addition to the proposed remapping and General Large-Scale Development special 
permit, the Broadway Triangle Urban Renewal Area (see 3.4 of Urban renewal Area 
below) will need to be revised to reflect the Broadway Triangle’s new identity. This 
would also be done concurrently with the remapping of the existing M districts to mixed-
use districts and the General Large-Scale Development special permit. 
 
 
 
 
 
3.52 Urban Renewal Area 
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Given the current market trends, the demand for housing and the continuing erosion of 
the Triangle’s industrial base, the vision embodied in URA plan has not been, nor will it 
be, realized. The options are to modify the URA Plan to re-orient it towards housing and 
mixed-use to accommodate the existing industrial activities or to void the URA plan. In 
either case, the action will require ULURP. 
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