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The Human Services Committee of Community Board No. 2, Manhattan held its regular monthly 

meeting on January 30, 2025, at 6:30 p.m. in a hybrid format.  

  

Committee Members Present in person or remotely and counting towards quorum: Susanna 

Aaron (Chair), Keen Berger, Arturo Fernandez, Ryder Kessler, Zachary Kazzaz, Janet Liff, 

Emma Smith 

Committee Members Absent With Notice: Ritu Chattree (Vice Chair), Juliet Kaye 

Committee Members Absent: Ivy Kwan Arce 

Public Members Present: Rachel Yarmolinsky 

Other CB2 Members Present: Mark Diller (District Manager), Carter Booth, Eddie Siegel 

AGENDA: Presentation by Project Renewal on plan for a homeless shelter for women at 27 

West 11th Street 

GUESTS 

Eric Rosenbaum: President and CEO, Project Renewal (PR) 

Sara Negron: Vice President Programs, Project Renewal (PR) 

Jamar Hooks: Department of Social Services (DSS), Deputy Commissioner for 

Intergovernmental and Legislative Affairs 

Tracy Bekka: Department of Homeless Services (DHS), Manhattan Borough Director for 

Intergovernmental Affairs 

Susan Stetzer: District Manager, Community Board 3 Manhattan 

 

PUBLIC 

The maximum capacity of 12 members of the public attended the meeting in person in the 

conference room of CB2, at 3 Washington Square Village. Approximately 120 more participated 

online.  

 

REPORT 

Background 

Project Renewal first presented this plan to CB2 in 2020. CB2 took the unrequired step of 

writing a resolution in support of the plan because of a surprising outpouring of support in our 

district, which (at the time) had zero homeless shelters. A copy of that resolution is here.  

 

https://cbmanhattan.cityofnewyork.us/cb2/wp-content/uploads/sites/9/2025/01/07-July-2020-Social-Services-Resolution.pdf
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Before a second meeting was held with Project Renewal, a lawsuit was filed against the property 

owner of 27 West 11th Street. DHS and PR were barred from further conversation about the 

project while litigation was ongoing.  

 

Status of the project 

Rosenbaum was unable to provide details on the lawsuit, as it was filed against the property 

owner, other than to say that it was resolved.  

PR has executed a lease with the landlord of 27 West 11th Street, which will commence upon the 

opening of the shelter. DSS/DSH has registered a contract with PR for operation of the shelter, 

which includes an operating budget for PR and rent for the landlord. The landlord will receive 

rent directly from PR. The landlord is responsible for renovating the building and has secured 

permits from the NYC Department of Buildings and the Fire Department of NY. NYC’s contract 

with PR is for four years, with one four-year renewal option, before the whole contract is up for 

renewal. The city has the right to terminate PR’s contract at any time if PR is not performing. 

The city is required to notify the Community Board about impending shelter development plans 

but does not require a resolution from the community in order to proceed.  

PR expects to begin operations in Spring of 2026. It promises to return to the Community Board 

during the development phase and thereafter.  

 

About Project Renewal 

Project Renewal (www.projectrenewal.org) was founded in 1967, with a first project on the 

Bowery to help individuals suffering alcohol abuse to recover without jail or hospitalization. PR 

was the first non-profit to be contracted by the city to run a homeless shelter. Its services have 

expanded broadly: 

• PR currently operates seven shelters throughout the city, including the city’s only shelter 

for LGBTQ young adults, in the Bronx. PR shelters comprise of a total of about 900 

beds, and last year, PR placed 347 people from shelter into permanent housing (and none 

of them have returned to shelter.)  

• PR is also a developer and operator of permanent and transitional supportive housing and 

has built seven buildings over the last 30+ years. PR’s transitional housing, which is 

licensed by the NY State Office of Mental Health, is intended for two- to three-year stays 

for people with high needs. PR then works to transition them into permanent supported 

housing, where tenants have their own leases.  

• PR does not currently operate any shelter designated as workforce development, although 

workforce programs are provided and are available to all clients.  

• PR is a federally qualified health center (FQHC) and operates clinics that provide 

primary care, psychiatry, substance use treatment, and other services, including the city’s 

only dental clinic for homeless individuals.  

• PR is a workforce development agency that works with individuals with a history of 

homelessness, mental illness, or substance use so that they can become gainfully 

employed.  

• Next Step employs shelter residents to work in shelters; 15% of PR’s frontline workforce 

are graduates of the workforce program. 

http://www.projectrenewal.org/


3 

 

• PR’s culinary arts training program has trained 107 cohorts since 1995 to work in the 

food service industry. Its catering company, City Beet Kitchens, provides food for private 

events, as well as institutional. 

• A new program with NYC H+H, called Care Corps, will train people as psychiatric 

technicians to address high vacancies in this area of expertise.  

• A 16-bed facility in East Harlem is the city’s only “support and connection” center, 

providing intensive five- to ten-day stays that lead to placement in shelter or housing for 

individuals who have suffered chronic homelessness.  

Project Renewal as a neighbor 

Susan Stetzer, District Manager of Community Board 3, has worked with PR for about 20 years. 

The PR shelters are the most “impactful” in CB3, serving 270 single men. She described PR as 

having a “close and collaborative” relationship with CB3. She offered examples of cases where 

problems arose, how they were resolved, and said that PR was responsive, provided direct 

contact information, increased security, and hired community engagement officers. 

 

Programming of 27 West 11th St 

• 24-hour staffing at the front desk.  

• 90 beds for single adult women (no children or spouses, no women carrying a pregnancy 

to term.) Children are not permitted in adult shelters; visits with children will take place 

elsewhere. 

• Clients are allowed to have visits with service providers on-site, but social visits are not 

permitted, except in rare circumstances.  

• The building will have 49 sleeping rooms. 42 rooms can accommodate two women each, 

four rooms can accommodate one woman, and three rooms can accommodate three 

women each. 

• Clients are expected to be inside the facility between 11 p.m. and 6 a.m. Exceptions are 

made for work schedules or other outstanding circumstances.  

• Sleeping areas are generally closed between 8 a.m. and 4 p.m. Here, too, exceptions are 

made when appropriate. This rule is lifted on weekends and holidays. 

• Staff of 33, not including contracted security guards. Three guards per shift, one of whom 

is the supervisor of the facility, plus three residential aides, for a total of six staff 

evenings and overnight. In addition to monitoring the interior of the facility, they will 

conduct perimeter checks. 

• Maintenance team on-site ensures cleanliness. 

• The building is furnished with an elevator. 

• Smoking is not allowed in the building. Alcohol and drugs are prohibited. 

• Clients entering the building will undergo a security check, similar to that of the TSA at 

an airport. 

• Security cameras inside and outside the building. 

• PR Security Director, Charles Mulham, will visit the site weekly and maintain 

relationships with NYPD. 

• The account manager from the contracted security company will also visit the site. The 

field supervisor will provide random site visits.  
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• All guards are trained in CPR, first aid, and de-escalation training.  

• Shelter provides three meals daily, snacks, and an on-site laundry facility. 

• The operation team handles initial intakes, provides hygiene kits, and linen exchange. 

• Each client is assigned a case manager for assessments, documentation, benefits, and 

medical evaluations. Clients meet with case managers twice weekly on an “independent 

living plan” that is to be developed within the first two weeks of residency. 

• Clients also work with housing coordinators, employment specialists, job developers, and 

occupational therapists. More intense workforce development is available off-site.  

• Primary care is available at the 8 East 3rd Street PR clinic. 

• The facility is furnished with a warming kitchen. A van (not a truck) will make  

deliveries once daily. 

• Common spaces will consist of a cafeteria, program space, offices for staff, laundry 

areas, and a small rear patio that may be open at specific times of the day, but not at 

night.  

• Windows will only open four inches attached. 

• The shelter operates a Good Neighbor Policy. (See Appendix) 

• The roof will not be used.  

• The building is not ADA accessible. Individuals with disabilities will not be placed here.  

• The building will not be equipped with an e-bike charger and e-bike batteries will not be 

stored in the building. (See Appendix) 

 

How does someone get placed in this shelter? 

DHS intake includes an assessment of up to 28 days to determine client needs: substance use, 

mental health, physical disability, etc.  

27 W 11th Street is considered an “employment” shelter, suitable for single adult women who do 

not require additional services. While the shelter will have workforce development on-site, it will 

not require a psychiatrist or social worker.  

If for whatever reason a client exhibited symptoms of mental illness, for example, she would be 

referred to PR’s own services in the area. If the need warranted it, PR would work with DHS to 

have the client transferred to another facility contracted to provide psychiatric services. 

Similarly, if a client is found to be using drugs, she might be transferred to a different facility.  

PR will not select its residents; placement will be the result of DHS assignments.  

 

How long do they reside in shelter? 

The average length of stay of a single adult in shelter is over a year. This is understood to be 

largely the result of a tight housing market, with a 1.1% vacancy rate, and .39 % for affordable 

housing lower than $1,100 per month. DHS reports that there are women in its system working 

one or even two full-time jobs.  

Transition to permanent housing often involves receiving a housing voucher. There is no longer 

a waiting period to receive a voucher; clients are eligible as soon as they arrive at shelter.  

 

Continued community engagement 

The shelter will be staffed 24 hours a day, seven days a week. The shelter will also publish a 

phone number for the public. 

DSS explained that all shelters are required to establish a Community Advisory Board once they 

open, to ensure collaboration between the shelter operator and the surrounding community. 



5 

 

These are comprised of 15 to 20 neighbors and include elected officials and representatives of 

the Community Board.  

 

PUBLIC SESSION 

 

Fire egress: Concerns were repeated by many people about the safety of the building and the 

sufficiency of the fire egress, which was described by a neighbor as requiring residents in the 

rear of the building to descend to the cellar and exit through a fireproof tunnel to reach safety. 

An architect who spoke said, “I can assure you that there were many shortcuts taken to come up 

with a plan to make this building work.” Fire safety requires, for example, that two fire escapes 

be set 20 feet apart, but in this case, they meet inside the building. This speaker said, “It was all 

done because it was politically expedient, and it was a grandfather that allowed the laws to 

happen.” 

One speaker asked, “Shouldn’t it be incumbent on the city to insist that this landlord take the 

building to code?” 

Another noted, “If you made wider stairwells and stuff, maybe you’d fit fewer people in it, and it 

would cost an awful lot of money…This building could be…a very safe place if more money 

was spent on it.” 

 

Eric Rosenbaum of PR responded hesitantly, as he is neither an architect nor a contractor, but 

said he believes the building has undergone extensive review. An FDNY representative on-site at 

27 W 11th St. told Rosenbaum that the particular form of having two means of egress was the 

norm for this kind of building, and that no exception had been made for 27 W 11th Street. The 

fireproof corridor is on the side of the building, not in the cellar.  

 

Regulations: Rosenbaum reported that several agencies oversee the operation of a homeless 

shelter: the Department of Buildings, FDNY, and the NY State Office of Temporary Disability 

Assistance (OTDA). Building plans must be approved, and the building must be inspected and 

certified before it is permitted to open. DHS officials monitor the site regularly during 

operations. 

 

Density: Many commented that 90 residents is a sizeable number of people. Rosenbaum 

responded that density in a shelter is determined by regulations dictating, for example, a 

minimum of three feet between beds, and three feet between lockers. He was not able to report 

on the maximum density permitted in this building or in past use.  

 

What happened to the men who were tenants in the building? Rosenbaum responded that that 

relationship is between the tenants and the landlord, but it is his understanding that there are 

three tenants remaining, and that there are special protections in place for them. If and when they 

leave the building, their rooms will be turned over to PR. He subsequently clarified that when PR 

occupies the building, PR will manage the SRO tenants.  

 

Expense: One resident commented, a “back of the envelope” calculation suggests that monthly 

rent on the building amounts to $1,500 per person. Could a different area provide better value, 

especially given the high cost of goods and services in CD2?  
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Problems in the surrounding neighborhood: One speaker spoke of the “humanitarian crisis” in 

the neighborhood, “The drugs, the violence, the crime…How do you plan to keep these women 

safe?”  

Many speakers spoke of concerns about quality of life: “No one wants to have 11th Street looking 

like the outside of the Roosevelt Hotel.” (DHS representative Bekka noted that activity outside a 

hotel contracted for migrants was largely due to the residents’ lack of work permits.) 

One speaker expressed concern that fentanyl and heroin were easily accessible on the streets 

adjacent to the shelter.  

 

Is it possible to learn the demographics and statistics of those who will be placed here, such as 

any issues with law enforcement or substance use? DSS responded, “Perhaps criminal records, 

but psychiatric problems, substance use, we would not share that information.”  

 

Why is this not a Safe Haven for the street homeless? Rosenbaum and DHS explained this 

building does not lend itself to the configuration needed for a Safe Haven, where residents are 

housed in individual rooms. There is a continued need for Safe Havens to house the chronically 

homeless, but at the same time, there is also the continued need for shelters for working women.  

 

What is the possibility that DHS could one day alter the program of the building? The contract is 

a “standard human services” contract, where language does not distinguish this program from 

any other. In Rosenbaum’s experience, the city has never changed a shelter’s program, but DSS 

pointed out, “It happens. But not often, because [providers] have nine-year-old leases and started 

with the population, so we’re not eager to change the population. But it can happen. But I don’t 

anticipate that in this situation.” The community would be notified in advance if that were the 

case, and the provider – PR – would have a say in whether to operate it.  

 

Support: In addition to expressions of concern, the meeting included expressions of support. 

“Providing more services to people would make everybody safer.” One resident of the block 

said, “I myself look forward to working with [PR] to make this the best possible experience for 

these women in need of help.” 

 

APPENDIX 

1) DHS policy regarding lithium-ion batteries.  

2) Project Renewal Good Neighbor policy 
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Client Acknowledgment of Good Neighbor Policy 
Name of Shelter is committed to building and maintaining good relationships with all its 
neighbors – local businesses, religious institutions and residents. 
Name of Shelter expects all its residents to conduct themselves as “good neighbors” 
both at the shelter and in the community. The shelter takes very seriously the 
responsibility to its neighbors and expects all residents to extend the same respect to 
them. 
To support the goal of being “good neighbors” the following conduct will not be 
tolerated: excessive or unreasonable noise; disorderly conduct; harassment of 
neighbors; defacing or damaging property; panhandling; public urination/defecation; 
trespassing; congregating on the steps of neighbor’s property; sitting on parked cars; 
the use, sale or distribution of drugs; the distribution of alcohol; public drinking; 
prostitution; and any violence or threats of violence; Failure to follow the Good 
Neighbor Policy may lead to loss of privileges, transfer from the shelter, or criminal 
prosecution 
CLIENT: 
I have read and have had this form explained to me. I understand that my non-
compliance may result on transfer or suspension from the shelter, even if I refuse to 
sign this form. 
 
___________________________  _______________________________  ___________________ 
Print Name                   Signature             Date 
STAFF: 
I have explained this form to the client.            (  ) Client 

Refused to Sign 
 
___________________________  _______________________________  ___________________ 
Print Name                   Signature             Date 
 

 
 
 
 

 

 

 

 

 

 

 

 

 


