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Foreword 

Residential complexes can be designed to deter 
robbery, vandalism, and other building crime. In 
this illustrated monograph, Professor .Oscar New
man, an architect and city planner frvm New York 
University, suggests how the grouping of dwelling 
units, the definition of grounds, the provision of 
natural surveillance opportunities, the design of 
public interior areas, and the positioning of routes 
can significantly discourage criminal action. 

This monograph, which represents a state-of·the
art survey on "defensible space" as practiced 
throughout the country, is the result of the first 
phase of a multiphase project funded by the 
National Institute of Law Enforcement and Crimi
nal Justice. The research team for this phase of 
the study consisted of collaborating architects, psy
chologists, sociologists, city planners, and statisti
cians under Professor Newman's dir'ectLm. In 1970, 
as part of their effort to determine effective design 
techniques which can help reduce crime, the proj
ect staff made onsite visits to housing· projects in 
15 major cities across the country. Questionnaires 
were also completed by housing authority officials, 
architects, and law enforcement officials in 150 
other cities. 

On the basis of information obtained from the 
site visits and the survey, the author developed the 
design hypotheses for crime prevention contained 

in this monograph. The hypotheses were derived 
from a statistical analysis of factors correlated with 
crimes in a number of the public housing com
plexes involved in the study. With private funds 
and funds from the Department of Housing and 
Urban Development, approximately 20 new and 
existing multifamily complexes involving 11,000 
housing units in New York City are being modified 
as a means of testing these hypotheses. In addi
tion, 7,500 units of housing in Boston, Minneapo
lis, Cleveland, Newark, and Philadelphia are also 
adopting measures suggested in this monograph. 

Professor Newman emphasizes that residential 
crime can be reduced by designing buildings so 
that the residents can help survey and control any 
criminal activity taking place within them. He 
particularly stresses the way physical design can 
create potent feelings of territoriality which, in 
turn, can lead residents to engage in the effec
tive sel£policing of their buildings, surrounding 
grounds, and streets. 

This work represents a promlsmg approach to 
the effective deterrence of criminal activity. 

MARTIN DANZIGER, Assistant Administrator, 
National Institute of Law Enforcement 

and Criminal Justice. 
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SUlumary 

A. The Problem: Crime in Urban Housing 

Low- and medium-income housing developments 
in our Nation's inner cities face a problem so se
vere it has come to threaten their very existence. 
~ictims of a peculiar mix of social and physical 
cIrcumstance, housing projects have become those 
areas of our inner cities most susceptible to crime 
and vandalism.1 Crimes against persons and prop
erty are so commonplace, police are no longer able 
to view reports of simple burglary with serious 
concern. Vandalism is wjdespread and its impact 
is to further dishearten residents and ~o lead them 
to the abandonment of previously felt concern. 
The ... vithering of funds for maintenance and repair 
insure that the effects of vandalism will remain 
with us a long time, in many instances never to 
be redressed. 

In public housing projects security personnel, 
always considered a luxury by the Federal Housing 
Assistance Administration, are becoming increas
ingly expensive and difficult to support from over
extended city and housing 'authority budgets. In 
New York it has been demonstrated that because 
of fringe benefits and allowed time off, making 
one additional patrolment evident entails an out
lay of funds equivalent to the annual salary of 
10 policemen.2 The cost of the security personnel 
is beginning to rival building maintenance costs, 
while the added effectiveness of increased man
power is under serious question. 

The combination of crime, vandalism, and the 
unattended decline of facilities has led to growing 
anxieties and expressions of fear on the part Qf 
urban residents. The President's Commission on 
Law Enforcement and the Administration of Jus
tice 3 in its U)67 interview of tens of thousands 
of people across the country reported that fear 

1 The New York Times, Oct. 29, 1970. 
2 New York City Criminal Justice Coordinating Council 

Report, 1971. Page 34. 
3 The President's Commission on L~w Enforcement and 

Administration of Justice, The Challenge of Crime in a Free 
Society, New York: 19613, p. 62. 
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of crime has led over 50 percent of citizens to 
radically change their life-styles: no longer going 
out at night, shunning any association with stran
gers, moving their homes and families to what 
they believe are safer neighborhoods. The situa
tion is sufficiently grave for a number of com
munities to have voted overwhelmingly to initiate 
the use of extensive electronic equipment and 
heavy surveillance by police and public authorities 
-this even though many understand thal the use 
of such measures could constitute a serious inva
sion of their privacy and might serve to introduce 
a martial-like atmosphere to their community. 

An alternative approach to this single-minded 
strategy is to view the problem as a breakdown 
in the traditional social restraints once present in 
our cities. This breakdown is the result of a com
bination of social and physical changes aq::umu
lating since ,Vorld War II: large scale rural to 
urban migration; the concentration of the under
privileged in core urban areas; the exodus of the 
middle class to suburbia; the crowding of popu
lation into higher and higher densities; the de
terioration and neglect of the physical plant of 
our cities. Our work over the past 2 years, con
centrating on only Qne of these: the spatial orga
nization of Qur inner urban residential areas, has 
led us to conclude that the form of the static 
components of our living enviromnent is, in alld 
of itself, a factor which significantly affects crime 
rates. 

We are now certain that the physical construct 
of resirlential environments can elicit attitudes and 
beha"10r on the part of residents which contribute 
in a major way toward insuring their security; that 
the form of buildings and their groupings enable 
inhabitants to undertake a significant policing 
function, natural to their daily routine and activi
ties. These functions act as important constraints 
against antisocial behavior. We believe them to be 
a most effective form of target hardening not prone 
to the changing modus operandi of criminals and 
one which unmistakably make eviden~ to prospec-
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tive criminals the high degree of probability of 
their apprehensiort. How these physical mechanisms 
operate, how they combine with social pressures 
and opportunities tb cteate restraints on criminal 
activity is the subject of our study and this mono
graph. 

Through first-hand and statistical analysis of 
over a hundred housing projects across the coun
try, both public and private, we have formulated a 
model for residential environments which incor
porates those ingredients of their physical design 
which have crime-inhibiting qualities. Out selec
tion of design aggregates for this model have had 
a common goal: to isolate those mechanisms which 
allow residents themselves to asSlIme responsibil
ity for insuring a safe, productive, and well
maintained living environment; mechanisms which 
also thwart the criminal's initial recognition of 
opportunity. We have termed this model defensi
ble space as it best expresses the primary function 
intended of these physical design aggregates: to 
release latent attitudes in tenants which allow them 
to assume behavior necessary to the protection of 
their rights and property. 

It may be disconcerting for some to learh that 
the form of the physical environment has capacity 
for not only limiting activity but for evokiilg be
havioral attitudes and responses from inhabitants. 
Where we are probably all familiar with the re
strictive capacities of architecture when employed 
as a buffer against intrusion, both through the use 
of high walls and by the clustering of buildings to 
create fortlike configurations, the evidence we have 
been compiling over the past 2 years indicates a 
far more significant capacity: that by grouping 
dwelling units in a particular way, by delimiting 
paths of movement, by defining areas of activity 
and their juxtaposition with ot.her areas, and by 
providing for visual surveillance, one can create
in inhabitants and strangers-a clear understand
ing as to the function of a space and who are its 
intended users. This we have found will lead to 
the adoption by residents, regardless of income 
level, of extremely potent territorial attitudes and 
self-pol~dng measures. 

As an example of the crime deterrent capacities 
of the restrictiv(; aspects of architecture-that is, 
those which either prevent or create opportunity
is illustrated by our findings on the pattern of 
burglaries at Van Dyke Houses in Brooklyn. The 
typical floor plan, shown in figure 5-3, page 101, 
identifies apartments A to H. 

Burglaries in floors 2-14 reveal a very distinct 
pattern; 39 out of a total of 60 take place in the 
"A" line of apartments. This is more than five 
times higher than the theoretically expected num
ber. An examination of the crime reports reveals 
the probable mode of entry: the bedroom window 
is usually found broken or tampered with. Note 
that this window is readily accessible from the win
dow in the rear stairwell adjacent to the apart
ment. The two windows are in fact at right angles 
to one another and their ledges separated by only 
two and a half feet. Also, because of the relative 
ease of access to ground floor windows, the first 
floor in the high-rise buildings are more vulner
able to burglaries than all other floors; 17 percent 
of the burglaries occur on the first floors through
out the high-rise buildings. The expected value 
would be approximately 7 percent. 
Th~ above illustrates most adequately the ca

pacities inherent in architecture to create or de
limit opportunity. We expect that these are well 
known to most people from their day-to-day con
frontations with the physical environments they 
inhabit. This, however, is our point of departure. 
We hope in fact to reveal another inherent capac
ity of architecture: its ability to define zones oE 
territoriai influence which when combined with 
created opportunities for surveillance enable in
habitants to naturally act as their own policing 
agents. Most importantly, the definition of spatial 
domain by reducing the ambiguity of intended 
user, enables residents to adopt potent attitudes in 
the protection of their rights and belongings. 

As an example, the area outside a building, by 
the ingredients of its design and its relation to 
adjoining buildings and activity areas may come 
to be understood as being public in nature and so 
will support a range of ambiguous behavior: in
habitants and intruder alike can roam or loiter 
freely without having to give account of himself 
or his pursuits. The same space, redesigned, and 
reconnected with surrounding buildings and ac
tivity areas, both internal and external, can come 
to take on a definite semiprivate tone. This redefi
nition may involve both real and symbolic bar
riers, or the reassociation of areas, but through its 
transition the range of activity which can occur 
within it, and by its users, will have been severely 
limited. The space will no longer tolerate ambi
guity: the loitering of a stranger within its confines 
no longer "fits" and will not go unattested. 

This monograph is a discourse on those oper-
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ating mechanisms in the physical environment 
which control people's attitudes and behavior in 
the spaces they inhabit and use. It is a study of the 
interaction of the behavioral and the physical and 
so has involved the combined working efforts of a 
team of physical planners and social scientists: 
architects, psychologists, sociologists, city planners, 
and statisticians. This interdisciplinary effort, 
probably the first of its kind undertaken at this 
scale, has proven stimulating to its participants, 
and, we hope, will prove useful to urban residents, 
communities, and the housing agencies who serve 
them. 

B. History of the l~roject 

The first phase of our current project, begun 
in February of 1970, involved a national review of 
similar on-going work: of housing projects both 
completed and contemplated which incorporated 
hypotheses similar to our own. To this end a ques
tionnaire was distributed to housing authorities, 
planning agencies, architects, developers, police 
departments, and academic investigators around 
the country. 

The questionnaire was a compendium of papers 
presented at a conference on Defensible Space 
sponsored by the National Institute of Law En
forcement and Criminal Justice of the U.S. De
partment of Justice. The conference was held at 
Columbia University on November 13 and 14, 
1969, and was attended by the dil"ectors and rep
resentatives of the housing authorities of the cities 
of New York, Gleveland, and Newark; Federal 
representatives of the Department of Housing and 
Urban Development; the Director and representa
tives of the National Institute of Law Enforcement 
and Criminal Justice; and nationally prom:iq~nt 
professionals in the fields of housing, architecture, 
psychology and criminology, representing a range 
of professional and research institutions. The list 
of participants and the conference agenda are con
tained in Appendix A. 

From the replies to our questionnaire, we found 
many individual housing professionals and gov
ernment agencies projecting like hypotheses-some 
of which had been incorporated in housing proj
ect design. Almost universally, we found expres
sions of concern with the problems of physical 
design and its possible implications for security 
and vandalism. The extent of cooperation we have 
received-the willingness of professionals to impart 
information-has been most encouraging. Their reo 
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plies have been particularly useful in enabling us 
to refine our hypotheses. 

The third and longest phase of our project in
volves the unification of hypotheses through their 
incorporation as design directives for the actual 
modifications to the physical plant of various hous
ing projects. These physical modifications are being 
undertaken within the framework oJ a series of 
pre- and post-test studies to be performed over a 
3-year periqd, involving controlled interviews, sur
veys, and statistical measurement. In preparation 
for this, interviews of 634 tenants in 10 projects 
were comp1eted.4 

Detailed designs for two housing projects, Clason 
Point Gardens and Bronxdale Houses and sche
matics for a third were prepared and presented to 
residents and to the management of the New York 
City Housing Authority. These plans were ap
proved and funds allocated for their implementa
tion. A full description of these plans, including 
resident characteristics, site and building condi
tions, design directives for the modifications, and 
illustrations of proposals, and photographs of the 
initial construction are 'esented in Appendix E. 

C. Structure of the Monograph and Summary 
Conclusions 

This text, though not intentionally directed at 
the general reader, nevertheless refrains from an 
over-indulgence in technical terminology and side 
references to work familiar only to other col
leagues in research. We have chosen to sketch 
broadly the full range of our pursuits, rather than 
discuss any particular portion in full detail; thflt 
will have to wait for the conclusion of additional 
study. Our primary purpose is to fflmiJiarize con
cerned professionals in the fields of housing, city 
plal1ning, and crime prevention with the scope 
of our work, the nature of our attack, and some 
of oUr findings. 

In this monograph we. have described the crime 
problem facing residential areas and discussed its 
origins and present impact. Chapter I documents 
the alarming rise in crime rates in our urban 
centers and isolates public housing as the most 
vulnerable of those residential areas to be struck 
by this increase. Not only is the crime problem 

4 a. Clason Point, 96 interviews; b. Bronxdale, 87 inter
views; c. Gravesend, 40 interviews; d. Hammel, 50 interviews; 
e. Breukelen, 65 interviews; f. Edenwald, 70 interviews; 
g. Throggs Neck, 36 interviews; h. Brownsville, 87 interviews; 
i. Highbridge, 40 interviews: and j. Van Dyke, 63 interviews. 
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more intense in public housing, but available 
methods of combatting crime are more severely 
limited, by both financial resources and legal 
sanctions. Traditional measures employed in pri
vate development-the addition of security per
sonnel and surveillance equipment and placement 
of severe restrictions on entry to and use of areas 
-are simply not applicable to public housing. 

Although solutions may necessarily differ in the 
two sectors, the root of the problem is essentially 
the same: it can largely be attributed to the break
down of productive social mechanisms, which in 
turn relate to changes in the spatial configuration 
of the urban living environment as documented in 
chapter 2. Our acute, and apparently increasing, 
inability to control crime in urban areas is due in 
large measure to the erosion of territorially defined 
space as an ally in the struggle to achieve a pro
ductive social order. The problems faced by resi
dents in maintaining a te.rritorial identification 
with areas immediately surrounding their homes 
is accentuated and compounded by the physical 
design of their dwellings. The scale and density 
at which our ci ties are being constructed does not 
lend itself easily to expressions of territorial unity, 
but rather serves to enforce a physical isolation 
and anonymity upon its residents. Certainly it 
would be unrealistic to speak of transforming, 
through design, a city of over 1 million into unifie~l 
social entities. But it is possible, through the phySI
cal design of residential groupings, to allow in
habitants to regain proprietary interests and feel
ings of territorial belonging, thereby creating 
functional and productive social groups and re
storing human scale to city life. The restorati.on 
of these territorial prerogatives can be as effectIve 
and cogent a means of crime prevention as any 
security devices now in use. Although our solu
tions may, in part, have been influenced by finan
cial and legal constraints, in practice they prove 
to be far more productive in their social implica
tions than do traditional security measures; for 
this reason they should find equal application in 
the private sector. . 

In chapter 3 we have outlined hypotheses whIch 
define those ingredients in the physical design of 
housing projects which influence residents: atti
tudes and effectiveness in crime prevention. These 
hypotheses fall into four major cate?o:ies: (a) how 
the subdivision of projects and bUlldlllgs can en
courage tenants to assume territorial attitudes a~d 
prerogatives; (b) how design augments. the. c.apacIty 
of residents to consciously survey theIr hVlllg en-

vironment; (c) how, through geographical juxta
position with "safe" areas, the security of adjacent 
areas is improved; and (d) how design influences 
the perception of a project's image, stigma, isola
tion, and vulnerability. The intent, in each case, 
is that of constructing a physical environment 
which will enable residents to assume responsibility 
for maintaining the security of their resiClential 
domain. 

In order to assess the extent and nature of fear 
of crime that exists in public housing, we con
ducted interviews in eight New York City Hous
ing Authority projects, representing a wide variety 
of building prototypes. Our preliminary findings, 
as documented in chapter 4, show that residents 
identify "fear of crime" as their most pressing 
problem; their highest priority for expenditures of 
Federal funds is to reduce crime and criminal 
opportunity. Public areas of building interiors 
(stairs, corridors, lobbies, and elevators) were, in 
general, more feared in high-rise than in low-rise 
buildings. This may be explained in part by the 
fact that the large number of persons housed in 
a high-rise building make it difficult to differen
tiate stranger from resident. The interior areas of 
project grounds were found to be more feared by 
tenants than surrounding public streets, and were 
consciously avoided as access paths wherever pos
sible. An apparent contradiction arises here be
tween the relative merits of closing streets to 
maintain the territorial integrity of a project and 
preserving streets and their accompanying activity 
to provide the security which comes with intensive 
use. In general, we have found that proximity of 
a heavily used artery does not, in and of itself, 
increase the security of adjacent areas. For such 
juxtaposition to be beneficial, pol~ce or .other au
thorities must include the area m theIr formal 
patrol; in addition, the other users of the ~treet 
must be persons who have a clearly defined mter
est in preserving the safety of the area and who 
feel competent to exercise their moral and pro-

prietary rights. . 
The statistical research we are employmg to 

measure the validity of our hypotheses are dis
cussed in chapter 5 and fundamentally involve two 

methodologies: 

Method one: project comparison on an individual 

basis 

The primary difficulty in determining the effect 
of the physical design of a project on its crime and 
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vandalism rate rests in isolating the physical design 
characteristics from the numerous other variables 
also affecting crime rates: age of tenants, income 
level, broken families, crime index of surrounding 
community, variations in quality of police protec
tion, etc. 

On an individual basis, therefore, we attempted 
to isolate pairs of housing projects which were 
located adjacent to each other, shared similar ten
ant characteristics, were in the same urban neigh
borhoods, and received similar police protection
but which were also decidedly different in physical 
plan and design. 

By so doing, we hoped to be able to hold all of 
the other enunciated variables affecting crime con
stant, while looking only at variation in physical 
layout and its effect on crime, vandalism and 
tenant satisfaction (as measured by move-out rates). 

Method two: conceptual model and regression 
analysis 

By far the more ambitious and laborious of the 
two efforts for determining statistical correlation 
of our hypotheses has been our work in regression 
analysis. This effort involved comparison of almost 
all of the 167 projects in the New York City 
Housing Authority. Clearly, the range of variables 
here is prodigious. It was therefore necessary to 
first create a conceptual model encompassing all 
variables required in the prediction of crime rates 
and then to undertake a step-wise regression analy
sis to weigh out the nonphysical variables. 

The results of these comparisons, all described in 
chapter 5, have been encouraging and supportive 
of our hypotheses, in that we have been able to 
find up to 260 percent variations in crime rate 
attributable to physical design differences alone. 

'Well aware that our recognition of the signifi
cance of territoriality is not unique to the archi
tectural and urban design professions, we have 
attempted in chapter 6 to acknowledge those of 
our predecessors who, in theory or practice, have 
engaged in similar work. Among the most influen
tial of intellectual predecessors are Elizabeth Wood 
and Jane Jacobs. Miss Wood's social design theory 
is the result of her many years of experience with 
the Chicago Housing Authority. Mrs. Jacobs, a 
journalist by trade, has been an eloquent spokes
woman for the subtleties of urban life particularly 
the ambience of city streets and their informal 
social controls. On a more technical level, Schlomo 
Angel has formulated design recommendations 
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which rely on maximization of surveillance oppor
tunity as the primary mechanism of crime control, 
as expressed in his "evening square" plan. Al
though his approach may seem similar to ours, it 
becomes clear that his advocacy of urban planning 
for surveillance intensification is not the result of 
a comprehensive understanding of the problem. 

The monograph concludes with illustrations of 
10 recently completed housing projects, both pub
licly and privately developed, which incorporate 
"defensible space" design features directed at pro
viding residents with natural means for insuring 
themselves of a safe living environment. These have 
been selected as prototypes from all areas of the 
country, including one from England; they range 
from high-density, inner city solutions to low
density, suburban examples, and have been de
signed for very low to upper-middle income oppu
lations. Illustrations include project site plans, 
plans of building interiors, photographs, isomet
rics and cut-aways, all necessary to the understand
ing of how the many components of built environ
ments interact to provide social opportunity and 
security. 

The 10 housing developments are discussed as 
illustrative of our findings and formulated hy
potheses. Most are virtually devoid of crime and 
vandalism, although located in high crime, inner 
city, areas. Their presentation at this point is the 
first step in our formulation of design directives for 
new housing for the purpose of improving security. 

D. Application of Study Findings and Conclusions 

The past few years have witnessed efforts by the 
Federal Government, in partnership with large 
corporations, to apply large-scale technological and 
financial methods to the mass-production of hous
ing: witness the Department of Housing and Ur
ban Development's Project Breakthrough. One 
danger is clear: in our Nation's concern for com
ing to grips with the problem of providing mass
housing, we may be moving into a period where 
technological and economic acumen in the provi
sion and construction of buildings have become 
ends in themselves. A parallel empirical and theo
retical breakthrough is necessary in. defining the 
so,-. al and psydlOlogical constraints with which 
these new form:; will have to reckon. It is our hope 
that this initial collection of data and our corre
sponding testing of hypotheses over the next 3 
years will be able to tell us whether productive 
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social energies can be harnessed and made to work 
more effectively through design. 

Ultimately, our goal will be to create and dis
seminate specific design guidelines, derived from 
these action experiments, which will increase the 
intensity of use and productive social functions of 
residential areas, parks, open spaces, streets and 
commercial facilities. Guidelines will be created 
both for redefining existing facilities and for stipu
lating standards and zoning recommendations con
cerning new constru~tion. "'Je anticipat~ the bene
fits of our program of work to lie: 

1. In the specification of design guidelines that will be 
adopted by housing agencies in assigning funds for pUblicly 
assisted housing. 

2. In the dissemination of data to the private sector in the 
form of suggested design innovations to insure the social 

viability of private as weB as public residential environments 
and improve their security. 

3. In the extension of these principles to other urban 
settings, e.g., business areas, institutional sectors and trans
portation centers and facilities. 

The successful testing of our "defensible space" 
proposals and the body of guidelines derived from 
empirical data have immediate implications for 
the renovation of public housing in New York 
City, as well as other cities which face similar 
problems. In the long range, they can: (a) influ
ence the design of new public housing facilities, 
(b) by their incorporation into mandatory guide
lines and standards, govern the design of publicly 
subsidized middle-income housing and (c) serve as 
strong recommendations for housing built by the 
private sector on the basis of persuasive evidence . 
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Chapter 1. Defensible Space as a Crime Preventive Measure 
A. Origins of Defensible Space 

The term defensible space was born at Wash
ington University in St. Louis, Mo., in the spring 
of 1964 when a group involved in the study of 
ghetto life in the now notorious public housing 
project Pruitt-Igoe, began an inquiry into the pos
sible effects of the architectural setting on the 
social malaise of the community, and on the crime 
and vandalism rampant there. 

At round table discussions involving two sociolo
gists, Lee Rainwater and Roger Walker; two archi
tects, Oscar Newman ~d Roger Montgomery; and 
members of the St. Louis Police Academy, an en· 
deavor was made to isolate those physical features 
which produced secure residential settings-even 
in the midst of social disintegration and terror. 
Plans of isolated, well functioning groupings of 
apartments, within the Pruitt-Igoe complex, were 
examined to determine what those physical ingre· 
dients were that made them workable. 

At first hesitatingly, and then with increased 
assurance, it was agreed that something in the 
positioning of these limited number of units en
couraged tenants to adopt a protective attitude to
ward the shared space outside their apartments, 
and that this attitude led to the upkeep of the 
area and to its safe use. Everywhere else in the 
Pruitt-Igoe project, apartments were so positioned 
along corridors that tenants and intruders alike 
unmistakably understood that the space ou .. side 
apartments was public and under nobody's !:phere 
of influence. Privacy began on the insiG\! of a 
family's apartment door-everything else was just 
not defendable. 

In our subsequent interviews with tenants it 
became clear that the terms they were using to 
distinguish those areas they felt they had rights 
to were in fact evocative of descriptions of be
sieged encampments. Defensible space became for 
resident and researcher the term most aptly de
scribing the problem at hand. 

Five years later the sickness of Pruitt-Igoe has 
become a national malaise and inner city life uni
versally recognized as a risky venture. In response, 

the President's Safe Streets Act of 1968 created the 
opportunity for intensive, long term studies of the 
problem, among which is this analysis of the influ
ence of the physical environment on the occur
rence of crime. 

Over the past 2 years, an interdisciplinary team 
of architects and social scientists at New York 
University have been involved in determining the 
extent to which the physical design of residential 
complexes and their disposition in the urban set
ting affects the frequency of crime and vandalism. 
How, through the choice of building prototypes, 
the grouping and positioning of apartment units 
and buildings, the placement of paths, windows, 
stairwells, doors and elevators, architects uninten
tionally produce residential settings which make 
their inhabitants prone to victimization. By con
trast where buildings and ground designs are able 
to reinforce tenant attitudes, they enable inhabi· 
tants to adopt behavior which can lead to safer 
more productively functioning living environ
ments. All of which can serve to temper the fear 
and paranoia presently pervading the urban scene. 

Fundamentally, the physical mechanisms we have 
isolated as contributing to the creation of defensi
ble space have the purpose of enabling inhabitants 
to themselves assume primary authority for insur
ing safe, well maintained residential areas. 

Where the research component of our study pre
dominantly involves public housing projects, the 
results of our findings are applicable to the resi
dential settings of most income groups. The final 
chapter of this monograph, "Current Practitioners 
of Defensible Space," presents examples of housing 
ranging from the inner city to the suburbs-from 
the East coast to the West. But in all these in
stances, the physical mechanisms operating to cre
ate safety and improve upkeep fall under the 
category of "self help." The designs catalyze the 
natural productive impulses of residents, rather 
than lead them to surrender these shared social 
responsibilities to an area of formal authority: 
police, management, security guards, or doormen. 
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B. Physical Mechanisms for Achieving Defensible 
Space 

We have isolated four categories of physical de
sign ingredients which, independently and in 
concert, we see as significantly contributing to the 
crea'don of secure environments: 

• Those which serve to define spheres of territorial 
influence by dividing the residential environment into 
subzones within which occupants can easily adopt 
proprietary attitudes; 

1/ Those which improve the natural capability of resi
dents and their agents to visually survey the exterior 
and interior public areas of their residential environ
ment; 

• Those which enhance the safety of adjoining areas 
through the strategic geographic location of inten
sively used communal facilities; 

~ And finally, those which through judicious use of 
building materials, the tools of architectural composi
tion and site planning are able to reduce the percep
tion of peculiarity-the vulnerability, isolation and 
stigma of housing projects and their residents. 

C. Apologies to the Right and Left 

There have been many occasions over the past 
3 years to discuss our findings with public housing 
residents, police and community leaders. It would 
be misleading to suggest that our ideas have always 
been warmly received. More often than not, they 
have met with initial skepticism. Residents, living 
with the hour-to-hour terror of public housing, 
behind steel-plated doors showing the scars of axe 
blows, have at times expressed incredulous wonder 
at our naivete. Police, coping with groups of roving 
teenagers and with drug addicts, both apparently 
unconcerned with the risks involved or with the 
possibility of apprehension, have pointed out the 
costs of physical modifications when compared with 
police reinforcements. Ghetto community leaders 
and social scientists involved in antipoverty pro
grams have challenged our fundamental premise, 
asking if we believe that the crime born of a 
poverty of means, of opportunity, of education, of 
representation, could really be answered by the 
dictates of architectural form. It may be necessary, 
therefore, to speak to these questions before going 
into further detail on our work. 

We have found that as universal as the skepti
cism that greets us is the lack of knowledge that 
a variety of different residential building proto
types can be employed to do the same job, and 
usually at the same costs. The 150 families trapped 
in the isolation of the double-loaded corridors of 
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a high-rise apartment building with a single entry, 
found it hard to understand that the three- to six
story buildings across the street, where two to 
three families share a hallway and .mly six to 12 
share an entry, was a building alternate which 
could accommodate equal densities and could be 
built at the same cost. Where their building suf
fered the ravages of crime and vandalism, the -other 
building prototype, different from theirs, succeeded 
in avoiding many of their problems simply by not 
having created them in the first place. The full 
impact of what is possible through architectural 
design is not commonly known. Architecture de
sign does not deal only with style, image and com
fort-it can create and prevent opportunity for 
encounter within a space, in many instances, sim
ply by not providing that space. 

Police were surprised to learn that the attitudes 
of people toward policemen-people from the same 
areas of their precincts and sharing identical social 
characteristics, were radically different in different 
building types. In comparing the attitudes of ten
ants in two building prototypes situated adjacent 
to each other in a high crime area, we found that 
residents in one felt positively about police and 
their capacity to come to their assistance while 
their neighbors expressed skepticism and what 
appeared to be a fear of police. Interviewed on 
both projects, police said they experienced greater 
difficulty in responding to calls in the latter be
cause of tenant indifference and hostility, coupled 
with the problems involved in actually locating 
apartments within the labyrinth of the project. 
Some police also noted that the means of evasion 
and egress open to the criminal in the latter build
ing prototype were so numerous, in the profusion 
of corridors, fire-stairs and exits, that pursuit was 
impossible-and immediate response was unlikely 
to lead to arrests. 

It is important that we emphasize at the outset 
that our proposals for the modifications of build
ing ,form to improve security are not intended as 
an alternate expenditure to police protection, but 
rather as an alternate to other building forms 
notorious for the security problems they inher
ently create. 

We feel it important to address ourselves as 
well to those social scientists who work on a day
to-day basis at trying to alleviate some of the root 
causes of inner city and ghetto crime. On a na
tional basisl the income level of both criminal and 
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victim correlates with crime 98 percent. The lack 
of job opportunities; the prevalence of broken 
families; inadequate educational and institutional 
facilities all are significant contributors to crime. 
We do not see our program as a panacea for these 
ills or suggest that any funds earmarked for new 
schools, income supplement or the opening of job 
opportunities be rechanneled to axchitectural modi
fications. We feel as does the President's Crime 
Commission that: 

Society has not devised ways for insuring that all its 
members have the ability to assume responsibility. It has let 
too many of them grow up untaught, unmotivated, un
wanted. The criminal justice system has a great potential for 
dealing with individual instances of crime. but it was not 
designed to eliminate the conditions iii which most crime 
breeds. It needs help. Warring Oil poverty, inadequate hous
ing and unemployment is warring on crime. A civil rights 
law is a law against crime. Money for schools is money 
against crime • • •. More broadly and most importantly 
every effort to im prove life in America's "inner cities" is an 
effort against crime. A community's most enduring protection 
against crime is to right the wrongs and cure the illnesses 
that tempt men to harm their neighbors.1 

We see our work as operating at a different and 
independent level of crime prevention. It should 
not be seen as a replacement of antipoverty pro
grams or additional police, but rather as an inde
pendently operating mechanism. If we thought 
that public officials involved in the allocation of 
scarce resources saw our proposals as an alternate 
to investment in other programs, then a case could 
indeed be made that we were detracting from more 
primary efforts at crime prevention. However, the 
need for low- and middle-income housing will be 
with us for a long time to come. In fact it is just 
beginning to be felt; and as long as we are going 
to provide it, we might as well learn something 
about the success and failure of what we have 
been providing in the past. Our study is directed 
at developing directives for insur-ing that funds 
put into new housing result in secure and pro
ductive living environments. 

Lee Rainwater in his article, "Fear and the 
House as Haven," about his study of Pruitt-Igoe, 
defined security as the most important need to be 
satisfied in a residence for low-income groupS.2 

1 The President's Commission on Law Enforcement and 
the Administration of Justice, "The Challenge of Crime in 
a Free Society," New York: 1968, p. 69. E. P. Dutton. 

2 Rainwater, Lee. "Fear and the House-as-Haven in the 
Lower Class," Journal of the American Institute of Plan
ning, XXXII:l, January, 1966. 

He further demonstrates that feelings of insecurity 
in one's residential environment can lead to the 
adoption of a negative and defeatist view of one
self, to ambivalence about job-finding and to ex
pressions of general impotence in the capacity to 
cope with the outside world. The secure residen
tial environment-understood by a resident as 
haven and read by outsiders as an expression of 
his ego-may in fact be a most cogent form of 
social rehabilitation, significant on the level of 
antipoverty programs. 

D. Defensible Space as a Crime Preventive 
Measure 

The prevention of crine co,lllrs a w;de range of activities: 
Eliminating social conditions druely associated with crime; 
improving the ability of the crilftinal justicll S)'stem to detect, 
apprehend, judge, and l'eintegrate into their communities 
those who commit crimes; and reducing the situations in 
which crimes are most likely to be committed. 

The Challenge of Crime in a Free Society. Report by the 
President's Commission on Law Enforcement and Adminis
tration of justice.3 

From the above one can identify three ap
proaches to crime and delinquency prevention: 
Corrective prevention, punitive prevention, and 
mechanical prevention. 

Programs of corrective prevention begin with 
the premise that criminal behavior is the result of 
various social, psychological, and economic factors. 
Corrective prevention is therefore directed at un
derstanding and eliminating those causes before 
their effect on the individual channels him into 
crime. Factors frequently cited as precipitating 
criminal behavior include economic instability, a 
history of family problems, lack of opportunity for 
partici pation in the accepted life-style of society, 
and a personal susceptibility to narcotics addiction. 

Punitive prevention, by contrast, involves ef
forts by authorities at forestalling crime by making 
more evident the threat of punishment and the like
lihood of apprehension. Operationally, this in
cludes the enactment of new and tougher laws; the 
reduction of the time period between arrest and 
trial; and the streamlining of the indicting process. 

Programs of mechanical prevention are con
cerned with placing obstacles in the paths of crimi
nals. It is a policy which for the moment accepts 

3 The President's Commission on Law Enforcement and 
Administration of Justice, "The Cha1Jenge of Crime in a 
Free Society," p. 40. E. P. Dutton. New York: 1968. 
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the existence of criminals, their modus operandi, 
and their victims, and frames a program for hard
ening criminal targets by making them more in
accessible. This is accomplished by providing more 
secure barriers in the form of better hardware and 
personnel. The operating mechanisms involve the 
hardening of target, increasing the risk of appre
hension, and, finally, increasing the criminal's 
awareness of these risks. 

Current local governmental efforts at crime pre
vention involve all three of the above categories: 
corrective, punitive, and mechanical. Mechanical 
prevention is usually advocated as the most imme
diate panacea, although programs directed at cor
rective prevention and at improving the judicial 
and punitive apparatus are under serious study in 
many cities. 

Typical means for improving mechanical pre
vention include: manpower increases in the form 
of police, security guards, doormen, tenant patrols, 
and dogs; and mechanical and electronic devices in 
the form of more and better locks, alarms, elec
tronic visual and auditory sensors, and motorized 
vehicles to improve the mobility and surveillance 
capacities of personnel. 

The form of crime prevention we will be describ
ing at length in this monograph, "defensible 
space," was seen initially as a new form of mechani
cal prevention. However, as our work in under
standing and defining the operating mechanisms of 
"defensible space" progressed over the course of 2 
years of study, it became apparent tJ:at a good 
many of our formulations could, when imple
mented, act as rather cogent forms of corrective 
prevention: mechanisms which could, perhaps, con
tribute to the alleviation of some of the root causes 
of criminal behavior. 

As an example, our study of housing projects 
has revealed that children who live in high-rise 
buildings have a poorly developed perception of 
individual privacy and little respect for territory. 
The extent to which a similar lack of awareness 
of the personal space and property rights of others, 
in equivalent-aged middle class children, leads to 
subsequent criminal behavior remains for later 
study. What is of immediate importance to us is 
that there is early evidence that the physical form 
of the residential environment can in itself play 
a significant role in shaping the perception of chil
dren and in making them cognizant of the exist
ence of zones of influence and therefore of the 
rights of others. 
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1. Security in low- versus middle-income housing 

The report of the President's Commission on 
Law Enforcement and Administration of Justice, 
1968, in attempting to understand the nature of the 
current crime problem, was able to isolate the 
prevalence of crime in inner-city areas: 

... of 2,780,015 offenses known to the police in J!J65-lhe~e 
were index crimes-some two million occurred in cities. more 
than half a million occurred in suburbs. and about 170.000 
occurred in rural areas.4 

...... Crime rates in American cities tend to be highest in 
the city center and decrease in relationship to the distance 
from the center. This typical distribution of crime rates is 
found even in medium sized cities such as the city of Grand 
Rapids. Michigan.5 (See fig. I-I, page 5). 

Although the President's Commission identifies 
the consistency with which serious crime occurs in 
low-income deteriorated areas, it is difficult to 
properly assign the causes of this increasing con
centration of criminal behavior in our core urban 
residential areas over the past decade. Contributory 
factors are probably both social and physical in 
nature, and may involve the increasing concentra
tion of the disadvantaged in our older urban areas; 
the mix of contrasting income groups in cities not 
normally present in our economically homogeneous 
suburbs; and possibly, the peculiar susceptibility of 
the form of our currently evolving inner urban 
areas to criminal behavior. A further factor may 
be concentration of criminal elements in what they 
have come to recognize as an easy target area; one 
in which their anonymity is assured and the eva
sion of pursuit and arrest simplified. 

In any case, society's capacity for coping with 
these problems does not appear to have been able 
to keep pace with their rate of increase. Those 
members of the community who are in a position 
to exercise choice in the housing market-place are 
moving their families to suburban areas. Many real
ize that the problems they are trying to escape may 
end up following them, but they hbpe at a much 
slower pace. 

Our concern, within the framework of this study, 
lies in determining means for improving the liv
ability and security of residential environments 
within the urban setting, particularly for low- and 
low-middle-income groups. There are approxi
mately 4 million people living in public housing 
across the Nation today and a comparable figure 

4 Ibid .• pp. 66-67. 
5 Ibid., pp. 130-132. 
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FIGURE 1-1. Variation in Index Qffense Rates By Police District, Grand Rapids, Mich., 1965 
(1965 Estimated population, 208,000). 

living in federally subsidized low-middle-income 
housing. These are people for whom housing choice 
in a free-market economy is severely limited. By the 
nature of their :residential location and social asso
ciations they tend to be the most continually vic
timized. Victimization is also a more totally devas
tating experience to their life structure than it is 
for upper-income inhabitants. The provision of 
doormen and security personnel and the mainte-

nance of costly security equipment have been the 
traditional means employed by upper-income 
groups for coping with crime problems in housing. 
These means are not possible within the budget al
lowance of public housing or federally assisted 
low-middle income housing. 

We feel that the present response of upper
income reside'lts to the increasing crime problem 
is one which is introverted and withdrawn, and 
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involves intentional isolation, restricting, and 
hardening of their private dwelling at the expense 
of immediately adjacent surroundings. This is 
coupled with their relegation to others of the tra
ditional responsibilities adopted by citizenry for 
insuring the continuance of a viable, functioning 
living environment for their family and surround
ing community. 

Over the past year and a half we have been 
exploring the problem of security in low- and 
middle-income housing where provision of doormen 
and expensive security hardware is impossible; we 
have uncovered residential environments which bv 
the nature of their physical layout are able to prd
vide security and continue to function in even high
crime areas. In some instances we have been able to 
find these environments in immediate juxtapositlOn 
to others of different design which suffer the worst 
agonies of c.rime. 

An illustration will perhaps serve to point up 
the fundamental differences in security design for 
low- versus middle- and upper-income housing. The 
use of a doorman usually requires that entry be 
restricted to one point in a large complex. To ac
complish this it is usually necessary to wall-off a 
two- to ten-acre housing project. This can result in 
thousands of feet of street being removed from all 
forms of social and visual contact. A natural 
mechanism for providing for the safety of streets 
has therefore been sacrificed to insure the security 
of the residents only when within the confines of 
the complex. 

In developments where the use of doormen is 
not possible due to prohibitive costs, successful 
designs have been those with as few units as pos
sible sharing a common entry off the street. The 
designers of these projects have so positioned 
units, their windows and entries, and so prescribed 
paths of movement and activity areas, as to provide 
continuous natural surveillance to the street as 
well as the building. 

While developments embodying both of the 
above solutions are directed at providing maxi
mum security to their respective inhabitants, there 
is a fundamental difference in approach and in 
the beneficial spin-offs which obtain. The first ap
proach is one in which tenants relegate responsi
bility-for security to a hired individual. A doorman 
gU<1r:ding one entry to a building complex serving 
200 J.O 500 families is concerned predominantly 
with restricting entry into the complex. He can
not, by the definition of his job and within the 
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framework of what is physically possible, also be 
concerned with the bordering streets on which the 
project sites. The second approach involves tying 
residential units to their service streets and re
quires of their occupants that they assume respon
sibility for the safety of these streets as an extension 
of their concern for their own domains. Where in 
the first instance internal security has been 
achieved by disavowing concern for the surround
ing areas, in the second it has been accomplished 
by insuring that the surrounding streets be made 
equally secure. For the nonresident user of the 
street, the second solution is clearly preferable. 

2. Nature of crime and its occurrence in public 
housing projects 

Table I-Ion page 7, compiled from New York 
City Housing Authority police data, constitutes a 
dossier on the nature and location of crime in 
public housing projects. 

The New York City Housing Authority Police 
Department not only keeps records of crimes but 
endeavors to pinpoint their place of occurrence 
within a project. Crimes ranging from serious 
felonies to minor misdemeanors are equally reo 
corded. Complaints are noted even where they 
have not lead to apprehensions or arrests. Reports 
also separate out crimes committed on project 
grounds from those committed inside buildings and 
within apartments proper. Because place of occur
rence is significant information to the housing au
thority, we have been able to learn where are the 
recurring danger areas in housing projects and to 
measure the extent to which physical design of a 
project is a statistically significant variable. 

Perhaps the most revealing of the figures is that 
70 percent of all recorded crime taking place in 
housing projects occurs within the buildings 
proper. This includes nearly all serious crime: 
Robbery, burglary, larceny, rape and felonious 
assault. It leads us to conclude that the buildings 
themselves, rather than the grounds, are under
stood by criminals as being areas where his victim 
is most vulnerable and where the possibility for 
his observation or apprehension is most minimal. 
Much of this may be the result of the policy that 
public housing projects by law and tradition are 
open to all members of the community. The in
terior of the buildings suffers, therefore, from 
being public in nature and yet hidden from public 
view and consequently unable to benefit from the 

.. 



,. 

", 

Table I-I.-LOCATION OF CRIME 

Location 
Robbery 

Inside: 
Elevator ............................... 1,389 
Hallway ............................... 469 
Stairway ............................... 215 
Lobby ................................. 361 
Apartment •..........•.......•......... 53 
Basement ~ ............................... e 9 
Community, health, child care center ... 8 
Commercial establishment, store, etc . .... 13 
Roof and roof landing ................. 6 
Project locations unclassified ............ 74 

Total inside .............. ~ .......... 2,592 

.outside: 
Parking lot ............................ 41 
Project play area ............... '" . '" . 16 
Public sidewalk contiguous to project .... \.is 
Project locations unclassified ............. 661 
Off project, department of parks playground 0 
Off project, city street .................. 0 
Off project, unclassified ................ 

Total outside ........................ 787 

Source: New York City Housing Authority Police. 

continual surveillance to which the public areas 
of our cities are normally subject. 

The statistics further indicate that the specific 
areas within buildings which are most vulnerable 
are the elevators (accounting for about 50 percent 
of all robberies); the entrance lobbies (accounting 
for] 5 percent of the robberies); and the rear fire 
stairs and the hallways (accounting for 20 percent 
of robberies). All four areas are peculiarly public 
in nature and yet screened from public view. The 
statistics seem to indicate that those spaces which 
people must use on a continuiI1g basis to get from 
the public area outside the project to the safety 
of the interior of the apartment are particularly 
dangerous if screened both from unconscious ob
servation and from formal patro1. In this light, 
the elevator is a space public in nature but totally 
screened from all observation. For the interval of 
the ride it fulfills all of the cri teria of a crisis area 
and is so understood by tenants. 

Although most reported rapes occur in the fire 
stairways, apartments, and roof landings, our in
quiries have led us to conc1ude that the initial 
encounter and threat is in fact made in the ele
vator, corridor, and lobby areas. The victim is 

IN PUBLIC HOUSING PROJECTS 

Crime 

Burglary Larceny Rape Felonious Assault 

I 153 9 9 
6 178 6 17 
0 48 15 6 
3 430 2 12 

1,628 79 12 8i 
58 16 1 0 

214 49 0 l! 
41 12 0 0 
0 II 15 2 

103 58 12 

2,054 1,034 61 1<17 

2 133 1 
0 10 0 2 
0 59 0 7 
6 667 3 98 
0 0 0 0 
0 0 0 0 
0 0 0 0 

8 869 4 108 

then moved at the threat of force to one of the 
three places mentioned where observation and 
traffic are even more minimal. 

It is interesting to note that 60 percent of felo
nious assaults occur in apartments proper and that 
they usually take place among people familiar with 
each other. The remainder take place in the hall
ways outside apartments and in the lobby. 

In this monograph we will not deal with crime 
in the interior of the dwelling unit proper. The 
apartment unit and its design are accepted as 
given and are by definition beyond the boundaries 
of this study. Our involvement is with the design 
of those spaces outside the privacy of the dwelling 
unit. We are concerned with the way in which the 
units themselves, their entry systems and cluster
ing, and their positioning in the existing urban 
fabric all combine in affecting the safety of the 
physical environment both inside the building and 
out. 

E. The Secluded Adult Middle-Class Environment 

In September of 1970, a 50,000-unit housing de
velopment, Co·op City, built privately for coopera-
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tive ownership, was completed in an outlying area 
of the Bronx, N.Y. It was occupied almost over
night, predominantly by an older middle-income 
class population Jlecing their neighborhood in an 
adjacent area of the Bronx. In a random interview 
of 50 residents, most found their new environs in· 
ferior to the areas they had abandoned: Their 
apartments were smaller; the commercial facilities 
were few and goods more costly; there was little to 
no entertainment available: they had left many 
friends and institutions behind-and so on. Where 
many of these deficiencies may be remedied with 
the completion of the project in future years, the 
new residents bemoaned their loss only briefly. 
They all felt that the deficiencies were a small price 
to be paying for having been provided with what 
they most (Ta\'ed: security. They had succeeded in 
escaping from an environment, once friendly, but 
which now terrified them. The frequency of mug
gings, robberies, assaults-on an older generation
by new immigrants to "their neighborhood" had 
made continued life there impossible. Almost all of 
those interviewed said that in their old neighbor
hood they had long since given up any thought of 
going out at night. All knew of or had experienced 
burglaries first hand. 

'What is fascinating and fearful is the way the 
population chose to solve its problem: They had 
fleel en masse and isolated themselves in a new 
lower middle class ghetto of their own making. Now 
in Co-oj> City-they live among their own kind: 
lVIiddlc-aged or older, largely Jewish, Italian, or 
other ethnic backgrounds. with average incomes 
about $10,000. Normally, a gregarious, culture 
secking involved group, they now make do so that 
thcy can breathe more easily. 

Interestingl)" from the viewpoint of this study, 
the buildings and residential settings they now oc
cupy ute much less defensible than what they left 
behind_ If only a small pcrcentage of the criminals 
that victimiled them was transferred to within 
striking distance, they could wreak a havoc which 
would have made their abandoned neighborhood 
look a haven. In understanding what makes Co-op 
City safe and workable, if only for the present, 
there is much to be learned about the problems of 
securing residential environments and of the limi
ta tions of defensible space theory. 

The New York City RAND Corp., in a study of 
crime in public housing to be published shortly, 
estimated that about half of the people responsible 
for crime lived in the very projects they victimized. 
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This estimate was difficult to make in that only a 
small percentage of criminals are apprehended; 
trial procedures are long, and convictions few. 
Nevertheless our interviews of hundreds of tenants 
and Housing Authority police confirm these find
ings with the following distinctions: That criminals 
do live a few blocks away but both within projects 
and surrounding area, and a criminal seldom if 
ever victimizes his own building except in cases 
involving interpersonal confrontations. 

In this light, if one considers that low income 
also correlates highly with crime, moving away 
from an area which was becoming increasingly 
occupied by low-income families was correctly 
moving from crime. The question remains how far 
away is away? How long before the vulnerability 
of the new development is recognized? How long 
before the criminal cxtends his mobility and range 
of operation? 

Distance we recognize is one operating mecha
nism at Co-op City that insures security-popula
tion uniformity is another. So long as all the fam
ilies in Co-op City are white, middle-class and 
elderly. any dark-skinned young person, not partial 
to respectable habit, will stand out and have the 
police sicced on him. But there is already a small 
percentage of black and Puerto Rican young fam
ilies living at Co-op City-equally seeking the good 
and secure life. This no doubt complicates things 
and will increasingly do so as the dust of the new 
development settles. 

Segregation of income and age group remains 
the most potent crime preventive mechanism in 
operation at Co-op City. The President's Commis
sion found, as did all previous correlations of crime 
and age group, that males between the ages of 15 
and 24 are the most crime-prone group in the pop
ulation-and for the last 5 years this age group has 
been the fastest growing in the population. Co-op 
City has fewer than 5 percent of its population 
between the ages of 15 and 24, while the 1970 
census indicates a national average of 11.3 percent. 
The questions is how long can Co-op City remain 
disproportionately populated? Criminologists sug
gest that high-density urban residential areas like 
the abandoned Bronx district provide a high de
gree of anonymity and social isolation which makes 
the communal control of the criminal difficult. 

Interestingly, Co-op City at 50 dwelling units to 
the acre (including commercial facilities and 
roads) rivals this density. Strangely, too, the build
ing prototypes employed, and their relative posi-
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tioning makes the opportunity for anonymity far 
greater. 

The fundamental premise of our "defensible 
space" proposals is the subdivision of the residen
tial complex to allow inhabitants to distinguish 
neighbor from intruder. Where at Co-op City this 
was achieved by isolating a large, uniform popu
lation, it is a tactic not possible in existing, con
tiguous, diverse urban agglomerations. The scale 
for creating distinctions must therefore become 
finer. The very ingredient that prohibits the crim
inal from hitting his own building-the chance 
that he may be recognized, is the mechanism we 
wish to exploit and extend. Through hierarchical 
subclustering and extension of the areas of terri
torial domain to the public street, we hypothesize 
that an equivalent capacity for distinguishing 
neighbor from intruder can be achieved. 

Our work is directed at the reorganization of 
the existing urban residential fabric to make it 
effective in today's evolving circumstance. We are 
committed to working for a low- and middle
income who cannot buy the alternatives of mov
ing out or personal doormen. Our interviews show 
rather conclusively that most ghetto and inner ur
ban residents are as terrified and as victimized as 
the Co-op City escapees. The recently published 
Justice Department survey* reveals that where 
crime rates in ghetto areas are five times the urban 
average, most of the victims are ghetto residents. 
Only a very small percentage of ghetto dwellers are 
criminals·-most are victims. ''''hat we are endeav
oring is to find a means for strengthening the 
resistance capacity of the low-income victim. 

Subtle difficulties arise in attempting to improve 
the security of low-income, as compared with 
middle-income housing; these are mainly a func
tion of the social forces at work on the resident 
populations. The social characteristics of the mid
dle class greatly facilitate the task of providing 
them with a secure environment. Middle-class peo
ple have developed a refined sense of property and 
ownership; they have a measure of self-confidence 
and pride in their personal capabilities. Their 
everyday experiences reinforce their social com
petence; they can retain some control over the 
forces that shape their lives, and they recognize 
alternatives among which they can choose. These 
positive social contacts give them a feeling of po-

• "The Challenge of Crime in a Free Society" also pub· 
lished by Superintendent of Documents, U.S. Government 
Printing Office, Washington, D.C. 20402. 

tency in protecting and enforcing their rights 
within a defined sphere of influence; for instance, 
they are well-practiced in their demand for and 
use of police protection. 

In contrast, it is more difficult to improve secu
rity for a lower class population, not because of a 
higher concentration of people with criminal in
tent, or because of limited financial resources, but 
because of attehdant social problems. The life of 
the lower class is conducted under duress. For the 
lower class person, daily social contacts reinforce 
his feelings of impotence, erode his self-confidence 
and make remote any possibility of improving the 
quality of his life. Having been closed out of the 
game-financially, politically, educationally, psy
chologically-he responds by changing the rules. 
It may indeed be unrealistic to expect an indi
vidual to assume positive social attitudes and in
fluence in one sphere of his life when he has been 
told, clearly and consistently, in the other facets of 
his existence, that he has no such power. 

It may appear, in our defensible space pro
posals, that we are viewing the world from a 
middle-class perspective; that we are trying to 
encourage everyone to assimilate middle-class val
ues, and to assert essentially middle·class propri
etary attitudes by providing them with a middle

. class environment. Are we not forcing an attitude 
and life style upon people who in fact do not 
desire it? To the contrary: our interviews with 
hundreds of public housing residents have re
vealed that an overwhelming majority of lower 
class people hold the same goals and aspirations 
as do the middle class. Their formation of a dis
tinct subculture has been their response to the 
constraints, both actual and psychological, imposed 
by the larger society. These findings are similar to 
those documented by Lee Rainwater in his study 
of Pruitt-Igoe residents, "Behind Ghetto Walls": 

Lower class people are amply exposed to both of these 
cultural ideals. They know that some people make it big by 
the job they have and the money they are able to accumu
late, that others do not make it so big but manage to live 
comfortably in homes in pleasant neighborhoods, surrounded 
by an increa~ing measure of material comfort. Most lower 
cb<s people at some time entertain aspirations in one or both 
of these directions, and it makes no sense to talk of a lower 
class culture so divorced from that of the larger society that 
the validity uf these goals is denied. However, many lower 
class people come to the conclusion that neither of these ways 
of life are possible for them.6 

6 Rainwater, Lee. "Behind Ghetto WalJs." P. 370. AJdine 
Publishing Co/ Chicago, 1970. 
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1. Territorial exclusion and crime displacement 

If the territorial reinforcement we are advocat
ing does in fact empower certain groups to control 
the semipublic space adjacent to their dwelling 
units to the exclusion of others, are we not by this 
exclusion placing a further restriction on the al
ready limited resources of our citie~? Our early 
findings tend to give us hope that the opposite 
may in fact be true. Studies of the use of grounds 
of seven housing projects, paralleled with tenant 
interviews, has shown that the grounds of projects 
which were intentionally left open for public use 
-as a contribution by the housing authority to 
the open-space needs of the city-were unused by 
either group, public housing residents or members 
of the surrounding community. Each group, by 
experience, had found their activities easily dis
rupted by other groups and found that their laying 
claim to the right to use the space for play was 
difficult to enforce. By contrast, such space pro
vided within the interior of a project and clearly 
defined by boundaries was more intensely used by 
both groups-by project residents first and most 
frequently and by surrounding neighborhood chil
dren and groups secondarily and casually at the 
invitation of the local group. 

PublicIy owned and perceived space in city play
grounds was found to be workable with the pro
vision of a playground director who served as 
definer of the rules of space use, as settler of dis
putes, policeman, judge and executioner ( ... Outl). 
Is this perhaps not also the present role of city 
police in insuring the safe use of public streets? 

In the course of our work we have received 
expressions of concern from members of communi
ties adjacent to the projects we have been working 
in. Their concern is that OUr endeavors will only 
succeed in displacing crime from one area to an
other. There is some evidence to support their 
hypotheses. Arnold Berkman, housing authority 
police captain, who keeps careful tabulations of 
variations in crime rates in all areas of his juris
diction, informs us that as a vigorous police effort 
takes place in one high-crime area, criminals re
spond by moving into adjacent areas. There is no 
evidence, however, that this is a 100 percent dis
placement. 

The nature of criminal acts are sometimes dis
tinguished by the intent and motivation of the 
criminal. Projects which have been made defensible 
will succeed only in displacing the hardened crimi-
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na] involved in premeditated crime. Since a sizable 
percentage of crime is estimated to be crime of 
opportunity, our work in reducing opportunity 
may not result in too much displacement. 

Our work is primarily concerned with making 
the residential environment a haven from external 
crime. The long-term crime prevention implica
tions of a secure home cannot be understated
particularly for low-income groups. In many ways 
we would be content in achieving only that. But 
in so doing it may be that through the ensuing 
displacement of crime we would be making other 
nonresidential functional areas of our cities more 
unsafe: shopping, institutional and business areas. 
For the moment we are content to argue that we 
feel these areas are served better and inherently 
benefit more from formal police protection. 

Perhaps too, having succeeded in securing the 
residential environment from crime, and accept
ing for the sake of argument that displacement is 
total, it may not be an altogether insignificant 
accomplishment. If one accepts as a proposition 
that the total amount of crime cannot be dimin
ished, only displaced, the question arises is it then 
preferable, to have a pattern of uniformly dis
tributed crime or one of crime concentrated in 
particular areas and absent in others? '<Ve feel the 
second proposition to be more desirable: the home 
and its environs must be felt to be secure or we 
begin to threaten the very fabric of our society. 
People will, we believe from our interviewing, 
accept the fact that certain areas of their city are 
unsafe and that there is risk involved in their use. 
This will and does limit people's use of them to 
special or necessary occasions. And too, people 
will, if very frightened, find collective means for 
using these areas to add to their safety. But the 
home is the area on which no restriction of use 
can be placed. vVe spend most of our time there; 
it is where our future generations are raised
where our most susceptible members live. It is the 
shelter to which we return from our forays. It 
must he secured, even at the expense of making 
other areas more dangerous. 

There are, however, serious moral implications 
to the question of displacement and they are not 
easily dismissed. In the next few years of our study 
we will he examining the changing patterns of 
crIme in the areas surrounding the projects we 
have altered just as closely as the projects them
selves. The full extent of the displacement prob-



lem must be understood and means for coping 
with it developed. 

2. Conspicuous absence of consideration given to 
security by architects 

Another point must be made: This in the form 
of an apology for the architectural profession. As 
it becomes evident from our ensuing discussion 
that different physical environments can, in fact, 
so affect behavior as to reduce crime and vandal
ism rates by over 50 percent, the question must 
occur, "as to why the architectural profession con
tinues to provide those environments which result 
in high-crime rates, the destruction of property 
and the terrorization of inhabitants, and which 
make the resident.ial population particularly prone 
to criminal action." The explanation probably 
does little to enhance the view of the profession 
held by the public, but we hope that the very 
act of this research will also temper any critical 
view we may be responsible for cre1\ting. 

Little work has been done within the profession 
to scientifically measure the impact of physical 
design on the psychological attitudes and social 
behavior of an environment's users. The number 
of factors requiring synthesis and resolution in the 
design of a building is so large, and at times so 
conflicting, that unsubstantiated insights into the 
relationship of architecture to behavior often go 
by the board. In justice, we have encountered 
many architects who intuitively shared our find
ings. Many have incorporated them as directives 
in some building designs, but have excluded them 
in others, in what may appear as facile incon
sistency. Their justification for this apparent am
bivalence is their uncertainty as to the real effec
tiveness of these design considerations. Another 
set of important pressures are the buildino' and . 0 

fire codes of each community and the economic 
restraints on the developer which together conspire 
to make secondary any consideration of insights 
into the security implications of design. 

Restrictions on the plannin.e: freedom of architects 

For the most part the planning directives which 
result from our hypotheses can be incorporated in 
the design of residential groupings without re
stricting either the compositional imagination of 
the architect-planner or restricting his more pro
fessional role of providing for the functional needs 
of residents. The rules governing design for de-

fensibility are not of the nature that they replace 
other design heuristics, or prevent inclusion of 
other functions. On the contrary, as should be 
made plain later, they can ensure that those 
amenities provided will actually be used. 

Our preliminary work has already indicated that 
some of our design directives will run afoul of 
building codes and fire regulations in some cities. 
Other of our innovations indicate the need for 
revising accepted high-rise housing design prac
tices, presently dictated by and strongly reflecting 
frugal economic practice. These issues will have 
to be dealt with in detail and at length in a 
future component of the study dealing with effec
tuation. Until we can address ourselves fully to 
these questions, we have selected for inclusion in 
this monograph only those examples and pro
posals which are immediately applicable. 

Limitations in causal capacities 

Fundamental to this monograph is the propo
sition that through manipulation of the building 
and spatial configurations we can create areas for 
which people will adopt a territorial concern. 
This may suggest that if our data and design were 
sophisticated enough, it would be possible to pre
dict and control a wide range of behavior and 
social re1ationships through provision of particu
lar architectural settings. Ours is a much smaller 
thesis: That it is possible through the provision 
of facilities in certain juxtapositions to allow the 
release of behavioral attitudes and social relation
ships which are latent. As an example: The provi
sion of play facilities for infants at each floor level 
of an apartment building, defined by the doors of 
the apartments facing it, may bring mothers out to 
use it and may further result in the development 
of limited friendships and the cognizance of neigh
bors; a desire to keep up the facility and make it 
secure for the children; and a recognition and 
screening of strangers. 

These relationships are understood to be those 
of mutual assistance to support commonly desired 
situation. Mutual assistance may in some instances 
lead to further friendships and the sharing of re
snonsibilities in the care of children, etc., but these 
are unimportant to the operation of our hypothe
ses. The recorded instances of a few welfare
supported mothers cooperatively sharing a house 
is not we feel a byproduct of a shared architectural 
settinfr, but of a social and possibly cultural need. 
No building groupings or architectural setting is 
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likely to find its reflection in the creation of a 
particularly structured society, regardless of how 
preciously this notion may have been held. Iso
morphism remains a happy delusion of architects. 

We are concerned that some might read in our 
hypotheses and proposals the implication that 
archi~ecture can have a direct causal effect on 
social interactions; ours, rather, is a concern with 
psychological attitudes and behavior. It is our 
contention that in instances when architecture 
appears to affect social relationships, it is in fact 
only providing opportunity for latent social tend
encies to come to the fore. The psychological 
implications of physical form appear, by contrast, 
to be much more significant and universal. 

Some might conclude that, if for whatever rea
son it were found desirable, it might be possible 
to apply our findings in reverse: for authorities 
to develop environments which would intention-
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ally isolate people and elicit their antagonisms, 
fears, and paranoia. The rules developed for one 
end, if valid, could after all be employed to 
achieve another. Where this might be partially 
true, our research indicates that even the most 
disadvantaged of people will not tolerate extreme 
negativism in their living environment. Pruitt
Igoe, an accidental architectural and administra
tive atrocity, did, for a while, succeed in creating 
a subculture of antisocial human beings, victim
ized by criminals and the deranged and by resi
dents preying on each other. Most l'esidents re
belled by simply moving out; others got together 
to insist on administrative and physical changes. 
With a 70-percent vacancy rate, in circumstances 
where housing for welfare recipients is in very 
short supply, Pruitt-Igoe suggests there is little to 
fear in the ad.vent of intentional negative plan
ning to achieve negative results. 

.. 
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Chapter 2. 

It is our contention that the pervasiveness of 
crime in the cities may in large measure be due 
to the erosion of territorially defined space as an 
ally in the battle to maintain social order. Ethnic 
and cultural divisions provided previous genera
tions of city residents with a form of solidarity 
that allowed them to overcome the sordid effects 
of poor housing environment. The physical format 
of early industrial cities paralleled cultural sub
divisions; cities were internally divided into self· 
sustammg commullItles, each operating as a 
socio-spatial unit and taking on a burden of re
sponsibility for the safety and wen-being of their 
area. As a result, both positive and negative social 
consequences of housing design were not as evi
dent as they are today. In cities where formal 
construct did not echo social structure, ethnic and 
cultural bonds were sufficiently strong to overcome 
physical barriers. 

Interestingly, at a time when strong ethnic and 
cultural bases existed for forging bonds of soli
darity among city dwellers, there was also recog
nition of the importance of providing a physical 
setting in which this natural community awareness 
could be fostered. The early public-housing proj
ects (for example, First Houses in New York) were 
designed with great sensitivity to social needs, and 
included walk-up units, interior courts, and sym
bolic designations dividing the project grounds 
from the street. 

The design of contemporary housing is para
doxica1. At a time when ethnic and cultural bonds 
no longer lead to spontaneous awareness of com
munity identity, there appears to be still less recog
nition of the potential uses of physical design as a 
means of promoting positive social outcomes. Phys
ical isolation of family from family, typical of 
much contemporary high-rise design has, more than 
ever, come to imply social isolation as well. The 
creation of large, monolithic projects has come to 
imply social anonymity. 

An important byproduct of this trend has been 
the abrogation of responsibility for maintaining 

Terri toriali ty 

the security of areas around the home to police 
and other public authorities. Residents feel they 
have little right to question the presence of stran
gers near their home; and, even if they think this 
within their mandate, they are reluctant to take 
the chance. High-rise elevators, lobbies, and cor
ridors provide no advance warning of impending 
danger, no behavioral choices other than direct 
defense or complete submission to an intruder. 
There are few opportuni ties to develop informal 
interdependencies among neighbors which would 
directly discourage crime and vandalism. 

Street crimes may have reached epidemic pro
portions because of this lack of concern for the 
social consequences of residential design. Modern 
residences have encapsulated man from his neigh
bors, made improbable the development of local 
allegiances, relieved the individual of the capacity 
to defend his own territory and, in short, made 
police and the courts his only line of defense. 

A. Public Housing and Territoriality 

In public housing the breakdown of territorial
ity as a productive social mechanism has been more 
complete than in other residential environments. 
Halls, lobbies, and grounds are, by law; considered 
public facilities. This means that the small penum
bra of safety surrounding the home has, by defi
nition, been eliminated. Strangers have a legal 
right to enter zones which in nonpublic housing 
are considered restricted areas. Furthermore, resi
dents are incapable of hiring doormen or elevator 
operators who are a necessary adjunct for achiev
ing definition in high-rise apartment building 
environmen ts. 

Perhaps most important, it has eliminated an 
outstanding means of crime control and territorial 
defense-the concept of the intruder or stranger. 
In modern society, group identity has been de
tached from its moorings in shared, community
oriented space. With this transformation of the 
group, the concept of "strangers" and "familiars," 
so long an active shaping force in animal evolu-
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don, has been given over to social utopian concep
tions of man: that to define someone as a stranger 
dehumanizes the opponent and is the source of 
racism, social strife and war, This humanistic phi
losophy would have it that all strangers be treated 
amiably as members of the "family of man." 

The abhorrence of the concept of nationality or 
local identity is in part based on a misconception 
of the function of territory and defense in animal 
evolution. In the animal kingdom there is no 
monolithic reaction to strangers, or to strange 
behavior, thloUgh which the invader is immedi
ately turned into a ferocious enemy. First there 
is the mild response to strangeness, equivalent to 
laughter, to jar the intruder back to normalcy. 
The greetings and appeasements of human stran
gers with one another ("excuse me"), accompanied 
by smiles or slight gestures of submission, are 
humble versions of these courtesies evolved for 
the most part in the animal world. At the next 
level of intensity there is ignoring or looking the 
other way in a deliberate or obvious fashion. On 
the human level, Goffman 1 refers to this behavior 
as "civil inattention." Typically, civil inattention 
is a means of adjusting the presence of strangers 
to one another in public places. v\Then it occurs 
near the home territory it is perceived as an im
perative desire for the stranger to leave of his own 
accord; it communicates patient acceptance of the 
stranger as long as the behavior in which he is 
engaged appears to be declining of its own accord, 
taking him out of range and not accelerating into 
a still more intense threat. Finally, and only after 
a sequence of alternatives has been tried, direct 
hostility and aggression may emerge as the threat 
increases. 

In public housing projects, there is little pos
sible range of reactions to strangers between their 
benign acceptance, for example, the supplicatory 
smile given to the housing assistant who inspects 
the interior recesses of the home, and the overt 
hostility and aggression with which the stranger 
is viewed when he comes too close to the home. 
Because of the lack of differentiation of space sur
rounding the home: 

• There are few barriers, boundaries or divisions in 
which a resident can begin to employ more gentle 
means of telling stranger from neighbor, 

• No litmus tests that can be performed prior to an 
actual incident of crime or violation, 

1 Coffman, Erving. "Behavior in Public Places." The Free 
Press. New York: 1966. 
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• No mles of familiarization to a group or neighbor
hood during which the stranger becomes known, 

• No rules of immigration, deportat.ion and social 
ostracism. 

The result is a loss of the positive functions 
served by fear of strangers without any of the 
advantages of social utopianism. Since there are 
no clear ways to identify or eliminate strangers, 
all people become somewhat foreboding; this be
cause people have been deprived of a group of 
"familiars" to which they can turn for support. 
The problem is compounded by the democratic 
organization of the larger city. There is really no 
way to avoid strangers. Every walk down a block 
means confrontation with strangers and the in
cumbent ambiguity of such meetings. 

In short, we have accepted the notion of a loose 
society in which all strangers are greeted amiably; 
it is now this same loose organization ~hich is 
responsible for the condi dons of epidemic fear of 
victimization. 

B. Animal Territory 

For the most part, we are resigned, perhaps 
doomed, to live a deterritorialized existence in con
temporary cities. Althougp. an older rural image of 
the home persists, inspiring widespread nostalgia 
and sentiment, opportunities are few to achieve 
the self-sufficient relationship to nature implied by 
the rural imagination. In modern cities there is 
no longer any hope of self-sufficiency; every be
havior must be shaped and composed to fit into 
an interdependent urban whole. Biological and 
mechanical needs have to be met by society acting 
in a centralized fashion. The person is a part of 
the larger urban machinery. 

In dense modern cities, territorial behaviors are 
especially limited. Individual and familial relations 
to a particular place have to be streamlined to 
accommodate shared proprietary rights on the part 
of thousands or millions of fellow residents. Per
haps the only place that remains to be defended 
as territory is the apartment unit itself. Now even 
this vestige of security is threatened. Given the 
current crime problem, we are more likely to sub
mit to violation of the home than to defend it as 
a last bastion of identity, individuality, and secu
rity. In some ways, the automobile may be the last 
reminder of true territorial expansion of man 
toward a feature of the environment outside the 
limits of the body. 
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If anything, territory in cities has become a mere 
symbol of status; it is no longer a stage for enact
ing the drama of life, a focus of existence for the 
total man. 

In the biological study of animal behavior, terri
toriality is never a mere aggregative impulse. Even 
though we hear scattered accounts of boundary 
rivalry or war among animal species over territory, 
for the most part, attachment to a particular space 
or habitat operates as a benevolent mechanism 
allowing animals which might otherwise come into 
conflict to coexist in close proximity to one an
other. It provides a system of protocol which care
fully avoids discourtesies. 

For example, there are species of birds which 
occupy the same type of tree, some on the upper 
half and others on the lower half. They cultivate 
different sources of food. Essentially, they live in 
the same physical world but have differing bio
logical niches. 

Within this biological niche is the territory an 
animal will defend against invasion by predators 
or other members of the same species. This terri
tory is usually well defined by means of scents or 
landmarks around the home or nest. Invasion of 
territory is not a singular phenomenon. The ap
proach of a strange animal through territorial 
boundaries is usually greeted by a graded scale 
of reactions ranging from suspicion, to anxiety, 
to a weak threat, to stronger threats with some 
uncertainty, and finally to defense without un
certainty. At each level of response to threat the 
invader has an opportunity to back away. This 
provides a built-in kindness in animal's territorial 
functioning, where the reactions to threat or in
vasion are not always defending or fighting re
sponses. 

Animals frequently assume the best of their 
adversary, for example, that a navigational error 
brought them into the territory. An animal may 
use camouflage or stillness as the first line of 
defense, hoping the unwelcome guest will just go 
away. In the actual fighting for the defense of 
territory, the intent of most nonpredatory species 
is to frighten the invader away or to force him 
to submit, rather than to kill the enemy. 

While this kindness and equilibrium may exist 
in the animal world, it is not identical to the 
human "social contract." Behavior patterns of 
animals associated with space have evolved over 
millions of years and were part and parcel of the 
very shaping of the characteristics of the species, 

including the definition of their anatomical and 
physical form, and the selection of a habitat which 
they now exploit for survival. Because behavior 
patterns are built in or instinctive, they do not 
involve a choice; as a result, animals are capable 
of a great deal of stupidity in response to terri
torial affronts. 

There is a story about a kangaroo and a stag 
which were placed in the same cage. For the stag, 
the kangaroo's rearing on the hind legs was a 
call to battle which he responded to by attacking 
the kangaroo. The friendly kangaroo could not 
give the stag enough distance within the cage and 
was forced to become a hunchback, keeping his 
front paws uncomfortably on the ground to avoid 
being attacked as a provocateur.2 

These tales indicate that territorial functioning 
in animals is delicately evolved to allow dense and 
diverse populations to share habitats; but it may 
be blind to reason. 

C. Human Territoriality: The Social Contract 

The rules of territoriality in humans are some
what different in charar.;ter. Territoriality is regu
lated both by code and by willingness to enter 
into, and participate in, a culturally defined social 
contract. In present times, the rights of the indi
vidual against spatial or social invasion are in
tended '. as guaranteed by law and do not require 
individual defense of personal rights. The State 
gives to~ the individual or group a wide range of 
options' and means of recourse if his person, his 
property or even his ideas are violated. 

As we al;e beginning to recognize, it is harder 
and harder to feel secure about the effectiveness 
of these nonbiological, legal supports. Cour~ cases 
drag on for years and rarely provide actual com
pensation for violations. Police cannot hope to 
investigate the hundreds of thousands of burglaries 
and robberies that occur in cities each year. In 
general, there is little hope of recourse by law for 
the man on the street. 

This breakdown of confidence in law unearths 
a latent danger for society, especially provoked by 
crimes of violence committed by strangers. These 
crimes come perilously close to reevoking a bio
logical instinct to survive. They threaten the abil
ity of the individual victim to sustain his faith in 
an abstract system of justice; they tend to precipi-

2 Jane Jacobs, "The Death and Life of Great American 
Cities." Random House, 1961. 
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tate a widespread loss of faith in the capacity 
of the system to provide people with a sense of 
justice in their day to day lives. 

The last frontier on this urban battlefield may 
be the apartment door. Should this barrier become 
subject to ready violation, there may be, as a 
result, less willingness to surrender the individual 
power of self-defense to the corporate wisdom of 
society, to the police and the courts. 

The human social contract is, then, gravely 
threatened by the inability of cities to insure basic 
freedom from anxiety and insecurity for its citizens. 

It is our contention that the system of justice 
in urban areas may have taken an undue burden 
of responsibility. At present, all cracks and crev
ices on the urban frontier require supervision and 
control by police. 'Without long-range attachments 
to places, families are merely living in momentarily 
occupied sites on this abstract urban landscape. 
Their positive social energies as well as their 
built-in capacity to defend an area of the city 
against violation may have been sacrificed in the 
race to achieve an open society. It is possible, 
however, that the job of insuring .justice is too 
large and too diverse to be handled by police 
alone. New mechanisms may be required to give 
individual citizens more options and opportunities 
to make their energies felt in the battle against 
crime. 

Just as space operated beneficently in the evo
lution of animals, it has been friend and ally to 
man in the history of civilization. Having a space 
of one's own allowed men to feel invulnerable to 
violation. The traditional home provided a re
treat from the insecurities and anxieties of life; 
its boundaries were clear and firmly defended 
against invasion. In a striking analogy to the ani
mal world, the traditional home even had a 
"penumbra of safety" around it in the form of a 
lawn or a yard. 

In the animal world a similar penumbra around 
the home territory exists as a strip of land in which 
no hunting occurs. It evolved as a mechanism for 
preventing animals from instinctively attacking 
their own young in the midst of a hunting foray. 

In modern cities, the lesson of animal terri
toriality-of a penumbra around the home-has 
been repeatedly and carelessly violated. 

Perhaps these and other lessons of animal soci
eties state a biologically defined minimum rela
tionship to habitat which has to be understood, 
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addressed, compensated for, or overcome by plan
ners of modern cities. The pendulum has swung 
to a point where we have come to belit;ve man 
is free of his biological heritage. On the other 
hand, while it is well to recognize the unnecessary 
limitations imposed by the noble savage view
of a romantic bondage to our instincts-it is also 
time to recognize the positive function of this 
legacy as a means of reducing conflict and en
hancing identity and security. 

D. Collective Security 

Urban street crimes may be statistically infre
quent events, but they raise the spectre of an 
epidemic because they are often accompanied by 
irrational use of violence and force. 

The odd thing about these street crimes is that 
they typically take place close to many hundreds 
of nearby homes with large numbers of people 
behind closed doors and windows. The elevator 
stick-up or building lobby mugging takes place 
just feet away from apartment doors; the escape 
route of the criminal is in proximity to hundreds 
of families, especially in public housing projects, 
where large numbers of families are clustered in 
high-rise buildings. 

Despite the chance of detection, astonishingly 
few robberies are cleared by arrest. Even if the 
victim succeeds in alerting neighbors that a rob
bery has been committed, neighboring tenants 
would probably not recognize the perpetrator. 
They can rarely discern any identifiable charac
teristics through which he might be traced; and 
if he were identifiable, they might not be willing 
to provide police with the information, due to fear 
of retaliation or skepticism concerning police fol
low-up action. There is little sense of corporate 
identity in most large buildings. Spatial proximity 
of a particular apartment to crime prone areas 
(e.g., the lobby) does not imply any special respon
sibility for keeping watch over the area in the 
name of all residents of the building. 

Block associations and tenant pa.trols in public 
housing have instituted a limited and useful kind 
of collective security. In these systems, designated 
individual residents take responsibility for watch
ing over the security of a building during high
crime hours. The person on patrol has to sit in the 
building lobby, usually at a makeshift desk, with 
some degree of risk to himself. In this role the 
tenant patrolman is a paraprofessional police om-



cer, not a tenant who is concerned about the 
welfare of his neighbors. He is protecting the 
building in which he lives in the role of formal 
monitor, not as a natural extension of other, 
family-oriented and personally significant activities. 

In short, tenant patrolling and block watching 
have become a job, a form of labor, specialized in 
nature and deserving of economic compensation. 
The activity is no longer an integral part of the 
work of the family where seeing to safety, like 
throwing out the garbage, is an expected part of 
the daily life pattern. 

Jane Jacobs in "Death and Life of Great Ameri
can Cities" 2 describes an alternative social system 
in which the same rewards of enhanced security 
are achieved but where the watchers are not labor
ing under the impression that they have a special 
job to perform. Her street characters who guard 
the streets, local merchants who convey the com
munity lore, are doing so as an expression of a 
way of life, and more, because it interests them to 
engage in this activity. They do not engage in the 
task as a delegated responsibility. They serve the 
community coincidentally because of the nature 
of their individual life patterns and interests. 

In dense city areas, much of the space surround
ing one'/, home is public and accessible to in
trud~rs; residents are left to their own skills at 
differentiating strange from ordinary behavior. In 
functional urban communities, residents deve!op 
articulate notions about which families argue 
loudly, which families have children that make 
strange noises, which areas or streets frequently 
attract loud adolescents or noisy drunks. This 
knowledge is not constructed from detailed per
sonal information on the identity of neighbors, 
or the frequently encountered street characters, 
but is accrued through repeated observations. 

In this system, "corporate responsibility" is not 
the labor of a few policemen but results from the 
tacit participation of a wide base of the popula
tion in an informal awareness of which people 
constitute the "community." It is a community of 
silently shared values and expectations, without 
need of explicit organization. Crime control is 
achieved through acts performed before crimes 
occur, not after the fact of crime. 

First, due to the presence of understood norms 
concerning public demeanor, community residents 
become instantly aware of the presence of stran
gers bent on crime or acting suspiciously. Despite 

allowable variation, there are clear behavioral and 
spatial limits beyond which strangers will not be 
permitted to go. 

But this is only one step in crime control. Ob
servers not only note the presence of strangers 
who look suspicious, but follow them visually lIntil 
out of their sight line. No explicit communication 
is necessary among observers to create a network 
of surveillance. The effect is, however, the same 
as if they were linked to one another under a 
central command. The result of ~his activity is 
that crimes are discouraged because would-be 
criminals have the sense that they are being ob
served by a native population. The observer, be
cause of his alertness to suspicious conduct, has 
a long time to pick out an identifiable character
istic of a crime perpetrator well in advance of the 
excitement and confusion of any actual criminal 
act. 

Of course, the success of this tacit surveillance 
network requires that no significant gaps exist in 
its operation. People need to visibly experience 
the concern and involvement of other similar 
observers. When they open their own ,,,,indow to 
investigate a strange sound, they must hear the 
comforting' sound of windows opening all around 
them. 

If collective security is to be achieved through 
these small, incremental activities of a large num
ber of individuals, it requires that a certain criti
cal mass of residents be present. This critical mass 
will increase or decrease mathem:'ltically in inverse 
proportion to the degree of community lore, cul
ture or identity shared among residents. 

It is also likely there is an upper limit, an en
tropy principle, beyond which the critical mass 
becomes a collection of homogeneous individuals 
who bear no relationship to one another, and who 
do not participate in a sense of collective respon
sibility. 

Clearly, there are still communities in which this 
balance has been retained; the recipe for com
munity crime control remains to be articulated in 
exacting, scientific terms. We can no longer pro
ceed by "feel," a pinch of shared values, a dash 
of aberrant behavior, a touch of police, and a flock 
of residents. 

E. Housing Cartels 

In previous generations, the type of house in 
which one lived, its relationship to neighboring 
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families, its location in the city network, were 
always viewed as having a significant influence on 
the life of the family and the assimilation of the 
child to the larger social order. In the earliest 
multi-occupancy dwellings, a maximum of three 
to four families shared a vestibule on each floor. 
As if to compensate for resident.' being deprived 
of a single family house, buildings were framed 
by extensive ceremonial entrances, lobbies and 
play areas. Although this style was penetrated with 
some elitist societal values and a brand of elegance 
unobtainable today,. it had other virtues which 
should be retained and can be achieved with more 
frugal means. 

The style included ornament and beauty as a 
paramount consideration. This lent individuality 
to each apartment building even if it was one of 
many similar buildings and housed 50 or more 
families. The style also revealed tenderness and 
protectiveness toward the individual family within 
the mass. It forced recognition of the family unit, 
by providing a series of suggestive membranes 
through which a stranger had to proceed in order 
to penetrate its intimate domain. 

The presence of ~ stranger in a vestibule shared 
by two to four aparcments was interpreted as pene
tration of a part of their privacy. In like measure, 
the family extended part of their energy to person
alizing and caring for these shared vestibule areas. 
This penumbral space also served as the breeding 
ground for neighborly gestures on the part of 
adjacent residents. One can speculate that the 
presence of a smaIl vestibule, in some ways, al
lowed for the development of a uniquely urban 
friendship pattern, It was possible to meet one's 
neighbor in the vestibule, to engage in light social 
chatter, but to resist the closeness and intimacy 
necessary to invite a neighbor into one's home. 

This level of acquaintance with neighbors has 
been very important in urban residences. It al
lowed people to gain the benefits of mutual 
awareness, the advantages of mutual protective 
reactions in the face of emergency, without the 
drawbacks and disadvantages of extensive friend
ships or enmities among neighbors. Urban dwell
ers were allowed the advantage of positive social 
contact without compromising preciously guarded 
privacy and the impulse to pursue friendships on 
a wider scale, ranging far beyond the opportunities 
for social contact provided by immediate neighbors. 

These early apartment buildings expressed re
spect for the family and looked to it as the funda-
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mental means of socializing children. Contempo
rary society is more skeptical of the power of the 
family in shaping the thoughts and values of 
children; schools and other public institutions 
have taken over the primary tasks of social, moral, 
occupational, and political education. 

As a reflection of this larger social process, 
apartment buildings have become cartels, gradu
aIly eroding away all buffers between the family 
unit and the public arena. Corridors of high-rise 
buildings provide no zones of transition between 
the interior recesses of the family space and the 
public elevator. Long halls are constructed with 
apartment doors close to one another, on both 
sides of the corridor. 

Paradoxically, the older apartment buildings 
provided the self-protective mechanism of a rural 
community while at the same time giving residents 
the freedom from local customs, mores and rules 
involved in land-centered societies. It allowed them 
to explore a new urban style of life while provid
ing an important haven of security for them to 
use as a starting point for these urban explorations. 

F. Community and Privacy 

It is apparent that few urban high-rise buildings 
have struck the right balance between community 
and privacy for most of their residents. Many 
people are personally dissatisfied with the life style 
induced by their physical setting; because of crowd
ing and economic constraints they cannot express 
their preference in the open marketplace. 

In the recent past, architecture and the building 
professions provided few alternatives to the stereo
type of single concept high-rise buildings for the 
central city, and the humdum routine of single
family homes for suburban subdivisions. However, 
there is dearly a new need to develop more hu
mane designs for housing people at high densities 
in the central city. Some newer buildings have 
been designed to incorporate social objectives in 
their layout and exist as experimental prototypes 
for a new form of consciousness in the architec
tural profession (see ch. 7). 

Distressingly, the most prevalent of contempo
rary design approaches moves in the opposite 
direction. The urban environment is being in
creasingly fortified against crime. The private 
building market is responding to the demand for 
crime control by sacrificing more wholesome objec
tives in the effort to insure complete safety for 
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residents. Where a free-housing market still exists 
in large cities, people select an apartment based 
on its security features, at times provided at the 
expense of surrounding stock. Some developers 
have already built large "compounds," guarded by 
electronic alarms, surveyed by closed-circuit televi
sion, surrounded by miles of fencing. with en
trances monitored by sentries who demand special 
identification. 

It is most important to recognize that achieving 
increased security and the provision of social bene
fits through housing design can and should go 
hand in hand. Increased security is an immediate 
outcome of well-functioning communities. Where 

building design provides opportunity for tenants 
to observe and maintain surveillance over their 
living areas, security will be enhanced; where de
sign allows tenants to feel the presence and shared 
concerns of their neighbors, security will be pre
served; and where buildings relate adequately to 
streets and other surrounding zones, large public 
areas of the city can profit as a byproduct of local 
community concern. 

The challenge is to find new ways of achieving 
this synthesis of objectives at a time in history 
when the need for quick and direct solutions is 
pressing. 
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Chapter 3. Defensible Space Hypotheses 

In this chapter we will be outlining hypotheses 
which frame the relationship between the physical 
characteristics of housing projects and variations 
in crime and vandalism rates. These hypotheses 
set out to define those physical characteristics of 
the residential environment which influence the 
willingness of tenants to assume territorial atti
tudes and prerogatives; how design augments the 
capacity of residents to consciously survey their 
living environment; and how, through geographi
cal juxtaposition with safe zones, the safety of ad
joining areas is improved. The hypotheses further 
describe how these features structure residents' and 
outsiders' perceptions of a housing project's com
parative image, stigma, isolation, and vulnerabil
ity. "There some of the physical characteristics in 
the .above operate in tandem, we hypothesize as to 
the natUf(! of their interactions and interdepend
encies. 

Hypotheses are first formulated in terms describ
ing the attitudes and behavior of project residents 
and outsiders. These are stated broadly without 
necessary reference to particular physical designs. 
The nature of the particular physical settings which 
might influence and give shape to these attitudes 
and behavior are then illustrated and described. 
Finally, we outline alternative physical mechanisms, 
both micro and macro in scale, fOf achieving 
similar behavioral results. 

This method was adopted because it is essential 
to separate hypothetical concepts concerning the 
behavior and attitudes of people from the physical 
plant in which they occur and which may have 
brought us to study them initially. Many of the 
physical characteristics. of housing projects isolated 
in this chapter as sig;nificant accomplishments in 
defensible space were born of a different historical 
era. For a variety of reasons-some economic, some 
social, some relating to building and fire codes
they would be difficult to reproduce today. It is 
our belief, however, that the same social and psy
chological benefits could be achieved through the 
use of contemporary physical and electronic means. 
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This is why it is important to understand the 
signiflcaht behavioral mechanisms operating among 
people in each case and to distinguish them from 
the peculiar architectural setting and features 
which have brought them into play. Adopting this 
strategy allows us to speculate on new physical 
forms, learning from history without being bound 
to older solutions and traditions. This has par
ticular consequence for the next phase of our 
work in which we will be projecting prototypical 
solutions for new defensible space environments. 

Description of the testing grounds 

During the past year and a half we have under
taken initial testing of hypotheses on the 167 
public housing projects in the city of New York. 
The methodologies employed are discussed at 
length in chapter 5 and have involved analysis 
of comparative project data, structured on-site 
observations, interviews with tenants, police and 
the residents of surrounding communities. 

The New York City public housing authority'S 
facilities have proven a very rich resource for this 
testing. Almost every conceivable housing type 
and project .~ite plan has been employed by the 
authority, in one or more of its estates, in the 
years since 1936 when it first began its building 
program. Its 169 projects, containing a total of 
150,000 units and housing 528,000 people, range 
in physical characteristics from two-story row
houses to 30-story elevator apartment buildings.1 

Some of the authority's larger projects house as 
many as 3,150 families 2 while others, recent in-fill 
housing schemes, contain as few as 65 apartment 
units. Nor do the number of units in a project 
always correlate with its overall size or ground 
area. Some housing estates, built prior to 1954, 
composed of walk-up apartments and with limited 
elevator service, are spread over as many as 65 
acres but house only 1,600 families.3 By contrast, 

1 Polo Grounds; Bronx, New York. 
2 Queensbridge Houses; Queens, New York. 
3 Breukelen Houses; Brooklyn, New York. 
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some (current) projects, also housing over 1,500 
families, can be found located on as few as 15 
acres.4 This range of physical characteristics and 
sizes, the inttntional and accidental juxtaposition 
of buildings, the use of different architectural ele
ments to achieve similar ends have proven an 
excellent laboratory for measuring the effects of 
different physical environments on crime and 
vandalism. 

A further advantage, from. a scientific viewpoint, 
is the limited variation in the social characteristics 
of the resident population due to public housing 
admission policies. Had we to examine the effects 
of physical design on crime rates in the range of 
housing in the private sector, the extreme varia
tions in sodal characteristics would have seriously 
complicated our analysis. 

Another fascinating and useful aspect of the 
New York housing authority'S pattern of project 
development is the nature of the spread of different 
building prototypes over the great~iC New York 
City area: They do not entirely follow the usual 
pyramidical pattern of high density in the inner 
core and low density at the urban periphery. 
Whether in response to different housing policies, 
economic factors and opportunities over the years, 
high-rise, high-density groupings at 170 units to 
the acre can be found as far as 12 miles out from 
central Manhattan, located in predominantly 
single-family residential units.5 Similarly, relatively 
low-density projects at only 82 units to the acre 
can be found in the central areas of Manhattan,6 
the result of early liberal housing policies coupled 
with peculiar land acquisition opportunities. Their 
continued survival in high-density 'Manhattan is 
the result of a well-functioning building mainte
nance program and a reluctance on the part of 
the authority to tear down anything it has built. 

These contrasting locational criteria have al
lowed us to examine the effect of the peculiar 
physical design of a project independent of its 
location. As an example, low-density housing is 
predominantly found at the periphery of urban 
areas, as are low-crime rates. This correlation 
might lead Ol!e to deduce that low density is the 
cri tical factor. But as income and other signifi-

4St. Nicholas Houses; Manhattan, New York. 

5 Daniel Webster HOllses, E. R. Moore Houses, Morrisania; 
Bronx. New York. 

e Washington Houses; Manhattan, New York. 

cant social variables also correlate with urban 
geographical locations, the causal assignment of 
crime to density might in fact be spurious. Having 
a range of low-density projects in core urban areas 
and high-density projects in suburban locations 
has provided opportunity for a unique compara
tive analysis. All these factors, coupled with the 
wealth of data kept by the New York City housing 
authority on tenant characteristics, the extent of 
crime and vandalism and the place of its occur
rence, have enabled us to undertake initial test
ing of many of our hypotheses. The hypotheses 
which follow have all had some initial verification 
(see ch. 3 and 5). Assessment of their final worth, 
however, will have to wait for the completion of 
our tests and studies over the next 2 years. 

Because of our location in New York and our 
work with the 167 projects and their data, it 
should come as no surprise that most of the ex
amples used to illustrate hypotheses in this chapter 
are New York City housing authority projects. We 
beg the indulgence of the New York City Housing 
Authority, who may find it unfair to be so singled 
out and scrutinized. The New York City Housing 
Authority is the largest operating authority in the 
country. Its record of enlightened policies and 
management is second to none. It is worth men
tioning too that we have found its current design 
directives to the architects of its projects much in 
advance of any we have found elsewhere. It should 
be kept in mind that for every pro.iect we have 
employed to illustrate poor "defensible space" de
sign, there are two we could have presented to 
illustrate good design. 

Density 

Prior to the statement of hypotheses, a word 
must be addressed to the question of density. Our 
findings tend to indicate that low-density buildings 
have less crime per capita than those of high den
sity. Density is usually expressed in persons, or 
dwelling units, per acre; 'a particular density can 
also denote a residential building prototype. As 
an example, individual detached housing in an 
urban setting usually sits on one-sixth acre and 
has a corresponding density of six dwelling units 
to the acre. Row housing (sometimes called town
housing) has a density of from 12 to 18 dwelling 
units per acre. Walk-up buildings have a density 
as high as 40 units per acre depending upon the 
number of floors. Elevator buildings place no 
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theOletical limit on density and so normally range 
from 60 units per acre to as high as 400 units per 
acre. The latter is rare, the £ormer more common. 
Our multiple regression analysis of housing statis
tics on 134 projects in the greater New York area 
has included other variables affecting crime; crime 
area indices, population characteristics (including 
income level, age of inhabitants, number of broken 
families, etc.), quality of police protection I and so 
on. We have found that there is an increase in 
crime per capita with every increase in building 
density, although crime rates do level off at about 
150 units per acre. 

From these data one may be led to the con
clusion that as a solution to crime problems low
density housing is preferable to high-density hous
ing. Our findings, however, also show that small 
projects with high densities have less crime than 
large projects of medium density. Unfortunately, 
density is seldom a question of choice but is usu
ally determined by bunding economics. Competi
tive demand for residential space in desirable 
urban settings will drive up the cost of land in 
a free-market economy. A correspondingly larger 
number of units must be placed on a higher priced 
piece of land in order to keep the land and 
development cost per unit similar. 

High-density solutions, however, may not always 
be the result of economic dictates. Rather, they 
may result from the need to rehouse a low-income 
population from a high-density slum in a city 
where relocation opportunities are few. High den
sity here is the result of a more enlightened ap
proach to urban renewal, but still requires our 

having to cope with the range of problems brought 
on with high-density living. 

A uniformly low-density environment should not 
be seen as a universal solution to crime problems. 
Instead, an endeavor must be made to isolate those 
factors that operate to make low-density environ
ments (row housing at 16 units to the acre) crime 
inhibitors and some high-density environments 
(100 to 400 units per acre) magnets and breeders 
of crime. We have found evidence in a comparison 
of two housing projects composed of radically dif
ferent building prototypes-one high-rise slabs 
(Van Dyke Houses), the other densely grouped 
walk-ups (Brownsville Houses)-sharing identical 
densities, similar population .:1laracteristics, and 
located across the street from one another, that 
density in itself may not be the controlling factor 
(see ch. 6). Other physical variables affecting crime 
exist as hidden components of high-density struc
tures, presenting the appearance that crime corre
lates with high density. 

What then are the ingredients that make one 
building prototype effective as a crime inhibitor 
and the other ineffectual? Is it possible to design 
high-density environments which answer the needs 
and patterns of future urban development without 
making our cities high-crime areas, and without 
making our population prone to victimization and 
hysterical with fear? 

In the following pages we will define those 
physical ingredients which we hypothesize signifi
cantly affect crime and vandalism rates, in accord
ance with the outline of the Catalog of Defensible 
Space Hypotheses tabulate\:' below. 

Catalog of Defensible Space Hypotheses 
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A. The Capacity of the Physical Environment To Define Perceived Zones of 
Territorial Influence 

1. Mechanisms for the subdivision of housing developments to define the 
zones of influence of particular buildings. 

2. Mechanisms for creating boundaries which define a hierarchy of increas
ingly private zones in the transition from public street to private 
apartment. 

3. Mechanisms for the subdivision of building interiors to define the zones 
of influence of clusters of apartment units. 

4. The incorporation of amenities and facilities within defined zones of 
influence which answer to occupant needs. 

5. The significance of "number" in the subdivision of buildings and 
projects. 

It The Capacity of Physical Design To Provide Surveillance Opportunities 
for Residents and their Agents 

L The juxtaposition of activity areas in apartment interiors with exterior 
nonprivate areas to facilitate visual surveillance from within. 



CATALOG OF DEFENSIBLE SPACE HVPOTHESEs-(continued) 

2. The glazing, lighting, and positioning of the nonprivate areas and 
access paths in projects to facilitate their surveillance hy residents 
and formal authorities. 

3. The disposition of entries, access paths, buildings, planting" corridors, 
indoor and outdoor lighting to facilitate the prescanning of terrain 
between origins and destinations along circulation routes. 

4. The reduction in ambiguity an;:.nng the public and private areas and 
paths in projects so as to provide focus and meaning to surveillance. 

C. Thelnfluence of Geographical Juxtaposition with "Safe Zones" on the 
Security of Adjacent Areas 

1. Juxtaposition of residential areas with other, "safe," functional facilities: 
commercial, institutional, industrial, and entertainment. 

2. Juxtaposition with safe public streets. 

3. The dimensions of juxtaposed areas. 

D. The Capacity of Design To Influence the Perception of a Project's Unique-
ness, Isolation, and Stigma 

1. The distinctiveness of building height. 

2. The distinctiveness of number, material, and amenities. 

3. The distinctiveness resulting from interruptions in the urban circula
tion pattern. 

4. The distinctiveness of interior finishes and furnishings. 

5. Design and life-style symbolization. 

A. The Capacity of the Physical Environment To 
Define Perceived Zones of Territorial In
fluence 

The design of the high-density residential environment can 
create perceived and restrictive sub-zones which allow occu
pants to adopt proprietary attitudes and exert territorial 
prerogatives. 

It is possible through exterior site planning and 
interior building design to subdivide a high-density 
housing project so that its occupants and outsiders 
will perceive various portions of it as being under 
the sphere of influence of particular groups of 
occupants. It is further possible to structure this 
subdivhion hierarchically. At the lowest level of 
the hierarchy, two to five apartments share a com
monly defined zone; at the next level, three to 
four such clusters or groupings of apartments share 
their distinctly defined zone; and so on until finally 
the buildings themselves have their own defined 
grounds areas and entries. Should the project be 
large enough, two to four buildings might share 
a subdivided portion of the project grounds. 

It is our hypothesis that such physical subdi
visions, if clearly related to the access paths, activ
ity areas, and entries of the subunits in the 
hierarchy, encourage occupants to adopt proprie-

tary attitudes and to exert potent territorial pre
rogatives which serve a natural and significant 
policing function. 

Territoriality and density 

The single-family house set on its own piece of 
land, isolated from its neighbor by as little as 
6 feet, has been the traditional expression of 
arrival-of a stake in the American social system 
embodied in proprietorship and territorial belong
ing. To many it represents the achievement· of 
maturity or potency. In certain cities and States 
in our Nation homeownership brings with it spe
cial rights and responsibilities, many of which re
late to the upholding of law and the reinforce
ment of existing societal values. There are also 
government programs and subsidies which make it 
advantageous to assume individual homeownership 
status. In our interviews of tenants, we have found 
that territorial feelings correspond strongly with a 
concern for the maintenance of law and expres
sions of potency in its enforcement. 

The industrialization of our cities, with their 
mass immigrations of unskilled laborers, was ac
complished in part by the construction of high
density housing-from the two-story walk-up flat 
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to the six-story tenement. By the turn of the cen
tury, the concentration of population in our urban 
centers had succeeded in restricting residence in 
the single-family house largely to the wealthy. This 
was somewhat abated by our post "VorId Vlar II 
nationa1 highway program, which, in concert with 
the Federal Housing Act, produced suburban 
middle-class America on the grand scale. The 
intervening years have seen the nation's popula
tion explode while the new areas of urban develop
ment implode. Our population is becoming in
creasingly concentrated in a few megalopoles at 
the peripheries of our Nation's geography. In the 
inner city the single-family house has become an 
anomaly. All new housing construction in central 
urban areas is of economic necessity composed of 
dense multi-family dwellings. High-rise apartments 
house our rich and poor alike and their presence 
is increasingly felt in the rarified air of suburbia. 

Despite its prevalence, the high-rise elevator 
apartment building is very much a newcomer in 
housing types. Most were constructed during the 
lifetime of our older citizens. They are new and 
foreign to our culture and values, and it is by no 
means certain that we quite know how to live 
with them and within them. For our low-income 
population, particularly our rural migrants, resi
dence in a high-rise building in a 10- to 30-acre 
project may require a social and cultural adapta
tion they are incapable of making in one step. 
The current and increasing s1.ort:.1ge of housing, 
particularly for low-rent paying tenants has re
sulted in various Federal, State, and local efforts 
at remedying the situation. Almost all these pro
grams are geared at developing means for pro
viding more housing: none seem concerned with 
what housing to provide. The pressure for more 
housing, the high costs of land and construction, 
the lack of available housing sites, have all con
tributed to a program of building large high
density, high-rise apartment projects, usually in 
ghetto areas. In this rush to provide more build
ings, there appears to be no time to look back 
and examine the effects of what we have been 
providing, no time to assess its success and fail
ure, no time to question what we are to provide 
in the future. 

High-density housing will be with us for a long 
time to come; no predictions suggest otherwise. 
Our problem is to provide it in a way that restores 
lost values and incentives. Much of our large high-
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rise housing at present has little more to say for 
itself than that it is economical. Our analysis indi
cates that much of it may also be unsafe-devoid 
of mechanisms which once operated to make our 
living environments safe and productive. 

The single-family detached house is its own 
statement of territorial integrity. As one moves to 
denser and denser agglomerations-to rowhouses, 
walk-up fiats and high-rise apartments-opportu
nity for individual and collective efforts at defining 
territory become increasingly remote. 

The pathetic jerry-built rowhouse grouping il
lustrated above, for all its anonymity, bears testi
mony to the depth of the need to pursue the 
lifestyle and gain the social status of the terri
torially intact single-family house. But what of the 
apartment unit embedded somewhere in a 300-
family high-rise building on a 30-acre project site? 
What recourse have its occupants? What avenues 
exist for self-assertion, or even opportunity for a 
more limited form of collective identification or 
terri torial association? 

At present most families living in an apartment 
building experience the space outside their apart
ment unit doors as public; in effect they relegate 
responsibility for all activity outside the immediate 
confines of their apartments to public authority. 
Are there physical mechanisms which can be em
ployed to extend the boundaries of this private 
realm; to subdivide the public space outside the 
private apartment unit so that larger dominions 
come under the sphere of influence and responsi
bility of the apartment dweller? 

We will be exploring various mechanisms by 
which architects, consciously and unconsciously, 
have succeeded in breaking down high-density resi
dential agglomerations into territorial subdivided 
and identifiable sub-units. These mechanisms have 
succeeded in providing both resident and outsider 
with a perceptible statement of individual and 
group concern over areas of buildings and grounds. 
More importantly, in so doing they have allowed 
occupants to develop potent attitudes about their 
living environment; to have a heightened sense of 
responsibility toward care of the environment and 
control of its penetration by outsiders. 

Physical mechanisms for defining perceived zones 
of territorial influence: 

1. The subdivision of housing developments to 
define the zones of influence of particular buildings. 

2. Creating boundaries which define a hierarchy 
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of inc1'easingly private zones in the transit£on from 
public street to private apartment. 

3. The subdivision of building interiors to de
fine the zones of influence of clusters of apartment 
units. 

4. The inc01'poration of amenities and facilities 
within defined zones of influence which answer to 
occupant needs. 

5. The significance of "number" in the subdi
vision of buildings and projects. 

These physical mechanisms are discussed below. 

1. The subdivision of housing developments to 
define the zones of influence of particular 
buildings 

The early fifties produced a series of large scale 
high-rise public housing projects across the coun
try. Born of that period was Pruitt-Igoe in St. 
Louis, Columbus Homes in Newark, Van Dyke in 
N ew York, Prairie Courts in Chicago ... , every ci ty 
has its own claim to notoriety. It was common 
practice, in developing the site plan for these 
projects, for the architects to close off the existing 
streets in the four to 12 blocks they acquired, 
thus freeing additional grounds to be turned into 
either recreation areas or off-street parking. Be
cause of the high-density requirement set by either 
the renewal or housing agency, and because of the 
desire to keep as much of the grounds as possible 
free of buildings, apartment units were usually 
grouped in high-rise elevator towers. It has been 
suggested alternatively that the decision of archi
tects to build large high-rise projects such as Pruitt
Igoe was not primarily motivated either by eco
nomics or a desire to keep the grounds free, but 
rather in response to an esthetic gestalt, the formal 
gestalt of LeCorbusier and other pioneers of the 
modern architectural movement.7 

It was common in the site planning of these 
super-blocks to position the high-rise towers freely 
with little attempt at assigning particular areas of 
grounds for the use of any specific building. The 
Pruitt-Igoe project in St. Louis consists of large 
high-rise slabs sited on grounds intentionally left 
open for use by both the resident population and 
the surrounding community (see fig. 3-1, page 26). 
Entry to each building is directly from the public 
grounds, onto which the elevator doors open. As 
a result, areas which should be recognized as terri-

1 Roger Montgomery, "Comment on 'Fear and House.as. 
Haven in the Lower Class'" AlP Journal, January 1966. 

toriaIly restricted have remained public in nature, 
as shown in figure 3-2, page 27. 

The designers of Columbus homes in Newark h~ve 
made some effort at differentiating the grounds 1m· 
mediately in front of the entrance areas, but these 
are of such a large scale that they are in 110 way 
suggestive of any limitation on use. T~e gro~n?s 
area is not sufficiently defined as fallmg wlthm 
the sphere of influence of a particular building and 
its occupants (see fig. 3-3 and 3-4, pages. 28 .and 
29). Van Dyke Houses in New York CIty IS a 
similar case in point (refer to plans and photo-
graphs in ch. 5). . 

In all of the above projects one finds a hIgh 
degree of vandalism of grounds and a prevailing 
fear among residents in entering their buildings; 
by extension, their buildings, like the grounds, 
are open to any and all intruders. In our inter
views we found that the residents of these high
rise towers see the grounds immediately below and 
adjacent to their building as distinctly public in 
nature and beyond their responsibility or possible 
concern. By extension, residents appear also to 
have developed a similar attitude toward much of 
the lobby, elevators, and stairways in the interior 
of their building. 

It is our hypothesis that high-rise buildings, sited 
so that the grounds around them are defined and 
relate¢[ to particular buildings, serve to delimit 
a territorially restricted area. These defined areas, 
outside otherwise anonymous high-rise towers, 
strongly indicate to residents and strangers alike 
that the grounds, and hence the building, are for 
the private use of its residents. This definition of 
grounds occurs naturally when high-rise apartments 
are built on vest-pocket sites, that is, small sites 
surrounded by the medium density fabric of the 
existing city. 

It should be noted that a building itself, as a 
perceived uni t defined by its exterior walls, is a 
form of subdivision and territorial identification. 
Reinforced with symbolically defined grounds, and 
with sufficient space around it to be recognized as 
an entity, it can become in and of itself, a P0U';it 
form of territorial expression. 

Breukelen houses in New York, a medium den
sity project built in 1952, is an excellent example 
of such grounds differentiation. The buildings are 
"L"-shaped and are positioned so as to touch the 
street at the two extreme points of the "Lu, as 
shown in figure 3-5, page 30. The area enclosed 
by the right angle is defined as a semiprivate ter-
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FIGURE 3-1. Pruitt-Igoe, St. Louis, Mo. Site plan. 
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FIGURE 3-2. Pruitt-Igoe, St. Louis. View along the main interior street. Landscaping here is harsh. Note that sidewalks lead directly from the street to elevator breeze
ways (and access to residential floors) without a single change in level or even some sort of low wall. Although maximum surveillance opportunities exist, they 
are of but little use afler a potential .criminal has walked easily inside the building. The majority of criminal incidents occur in breezeways and stairwells. 
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FIGURE 3-3. Columbus Homes, Newark. Site plan. 

ritory from which two to four entries to the build
ing open. The use of this area for recreation, 
through the provision of play equipment for young 
children and seating areas for adults, reinforces its 
territorial restriction (fig. 3-6, page 31) . The loca
tion of such activities in this area facilitates its 
recognition as an extension of the semiprivate 
building zone of residents. The fact that children 
play and adults sit in these areas serves to increase 
residents' concern with the activity taking place 
there. Our interviews show that residents are cog
nizant of most of the people living in the building 
who share this space with them. Strangers are easily 
recognized and their activity comes under observa
tion and immediate questioning. 

Building residents have no right, under the laws 
governing public housing, to evict anyone from 
these grounds; but at Breukelen they do go to 
great lengths to assure themselves that strangers 
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represent no threat. If not so assured, they call 
the police. 

Entry to all buildings at Breukelen is through 
these semiprivate zones, which for the most part 
face directly onto existing city streets (see fig. 3-7, 
page 32). Although the grouping of these "L"
shaped buildings partially seals off the interior 
grounds of the project from neighboring streets, 
this has not been done with conviction sufficient 
to preserve territorial integrity. The interior 
grounds at Breukelen remain open and accessible 
from many directions as shown in figure 3-8, 
page 33. In interviews, residents have in fact iden
tified these interior grounds as the most dangerous 
of the project. (See discussion of unsafe and safe 
areas in eh. 5 .. ) Had the interior grounds been 
fenced off from all access other than from the 
buildings proper, their success as grounds for resi
dent use might have been greater. As a means of 
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FIGURE 3-4. Columbus Houses, Newark. View of courtyard adjacent to building front entries. The wide-open relationship of this space to the street serves to 
make building entries completely public. Tenants are loathe to make use of the maximum surveillance opportunities because of a decided lade of proprietary 
interest in the grounds. 



J 

'---...:11 I,---~l ,--I _---ll 

F .1. R RAG UTA 0 A 0 

PARK AREA 

PARK AR EA 

FlA.'T\.AMOS AVENUE 

l J ' I I I T -, 
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FIGURE 3--6. Breukelen: View of buffer area for play and sitting as seen from street. 
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FIGURE 3-7. Breukelen Houses, New York. View of entry to seven·story buildings. Sitting and play area create semiprivate transitional zones, which is further 
strengthened by sloped walk leading to entry doors. 
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FIGURE 3-8. Breukelen Houses, New York. The central internal area of the grounds of Breukelen. These are intentionally kept green, fenced off by chain links and 
free of recreational activity. They are also the areas identified by residents as most dangerous and to be avoided. The NYCHA is now reconsidering its policy 
or restricting the use of the green areas of all of its projects. 



implementing theilr poHcy of contributing to the 
amenity of neighboring communities as well as 
their own, housing authorities prefer to keep the 
grounds of their projects open. The result is that 
these areas are seldom used by either group, resi
dents or surrounding community. The position
ing of such joint-use green areas should be at the 
periphery of the project-outside the confines of 
the housing. 

A remedial solution to the problem of high-rise 
towers disposed on project grounds in an undif
ferentiated pattern occurred by chance at Pruitt
Igoe in St. Louis. During one of the many sal
vaging operations attempted in the series of crises 
it· has faced, an endeavor was made to provide 
some new play equipment and seating areas adja
cent to one building. For the period of construc
tion the area around one building was fenced off, 
except for a gate (;Jpposite the building entry, by 
a cyclone fence to reduce the pilferage of materials 
and to prevent accidents (see fig. 3-9, 3-10 and 
3-11, pages 35, 36 and 37). Residents of this build
ing subsequently asked that the fence be left in 
place. They found that incidents of crime and 
vandalism had been reduced significantly during 
the 6-month construction period. Two years later, 
the fence is still there; the crime and vandalism 
rate in this building is 80 percent below the Pruitt
Igoe norm. This building, like others in Pruitt
Igoe. has no security guard. It is the only building 
in which residents themselves have begun to show 
any signs of concern about the maintenance of the 
interior. picking up litter, sweeping the corridors. 
replacing light bulbs. The vacancy rate in this 
building varies from 2 to 5 percent in contrast 
with the overall vacancy rate for Pruitt-Igoe of 
70 percent. 

The compositional versus Q1'ganic approach to 
design 

Upon close examination of the design metho
dologies employed by architects engaged in high
density housing design, one can distinguish two 
fundamentally different approaches with accom
panying evaluative criteria for successful design. 
The design approach which produces projects in 
the Pruitt-Igoe mold has its root in a composi
tional orientation. The architect is concerned with 
each building as a complete and separate geometric 
entity. exclusive of any consideration of the func
tional use of grounds or the relationship of the 
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building to the ground area it might share with 
other buildings. It is almost as if the architect 
assumed the role of sculptor and saw the ground.> 
of the project as nothing more than a surface on 
which he was endeavoring to arrange a series of 
vertical elements into a compositionally pleasing 
whole. Little effort is expended in drawing rela
tionships between buildings and grounds areas; 
rather. the disposition is accomplished through 
adherence to compositional dictates. The grounds 
are then somewhat delineated by the placement of 
access paths. play equipment and seating areas. 

This compositional approach to the form and 
posi tioning of buildings has serious repercussions 
when one confronts the problem of apartment unit 
design and location (see fig. 3-12, page 38) within 
the building proper. In this approach the primary 
concern in the disposition of individual apartment 
units within the building becomes the effect the 
individual unit will have in giving form to the 
building block; the relationship of individual units 
to one another and the provision of functionally 
useful shared space at each level become secondary 
considerations. 

The design approach which produces a terri
torially intact project, as exemplified by Breukelen 
Houses. begins by viewing buildings and grounds 
as an organically inter-related whole. A major de
sign concern here is the way in which buildings 
themselves serve to define and break up the 
grounds on which they sit. The relationships of 
building entrances to territorially defined grounds, 
and of vertical access systems to entry areas, also 
receive primary consideration in the site plan. The 
disposition of the apartment units follows organi
cally the results of the initial site plan and is 
directed at framing relationships between units 
and creating areas of shared entry. much as the 
building itself defines the use of the ground on 
which it sits (see figs. 3-13 and 3-14. pages 39 and 
40). 

Limiting access to city streets to create territori
ality within the existing urban fabric 

'We have learned of instances in which associa
tions of private homeowners have restricted parts 
of the city street system for predominant use by 
residents of a single block. The two instances we 
will discuss here. the St. Louis private streets and 
St. Marks Place in Brooklyn. do not totally re
strict vehicular access but rather interrupt the 
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FIGURE 3-9. Pruitt-Igoe, St. Louis. View of fence and breezeway. Note the sitters in the breezeway making use of this now semiprivate space. The gate is locked-
g;; only this building's tenants have keys. 
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:FIGURE 3-10. Pruitt·lgoe, St. Louis. View of public gallery. Intended by the architects to be a highly·used public gallery, these corridors are not juxtaposed with apart· 
ment units and so are feared by residents and unused. The open doors lead to what were once laundry rooms; the exit sign marks the elevator area. 
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FIGURE 3-11. Pruitt-Igoe, St. Louis, Mo. Typical view of public galleries in fenced-in building. Although vandalism has been curbed by ingress limitation in this build-
~ ing, the galleries, though decorated. are still not used as gathering and sitting areas. 
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FIGURE 3-12. Compositional design. Apartment design in a compositionally designed building sacrifices the location and 
design of the individual apartment unit for the form of the building. 

existing geometric traffic pattern and so discourage 
easy vehicular through-access by requiring intention
ally circuitous movement. 

The St. Louis private street movement was a 
device initially developed by very wealthy residents 
occupying large single-family homes at the periph
ery of municipal St. Louis. The residents agreed 
to take on the responsibility of road and street
light maintenance for a slight rebate of city taxes. 
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Through this arrangement they gained the right 
of closing a one- to two-block stretch of street at 
either end. Access was provided from the central 
cross streets (see fig. 3-15, page 41) . 

We have not yet measured the full success of this 
endeavor in reducing crime, vandalism and main
tenance costs; it is a high income area, and the 
resources available for the upkeep of the street 
and the insurance of its general welfare makes an 
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gg FIGURE 3-13. Organic design. Buildings arranged on a site as an organically interrelated whole. The buildings break up and dl?fine the grounds on which they sit. 
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FIGURE 3-14. Organic design. The disposition of apartment units in the organically interrelated site plan is directed at 

framing relationships between units and creating areas of shared entry. 

objective analysis difficult. However, 5 years ago 
residents of an adjacent middle-income neighbor
hood formed a street association and closed their 
streets in the same way. The residents feel that 
there has been an appreciable reduction in crime. 
Most importantly, however, the residents claim 
that the street is now used very differently: Chil
dren play in the central roadway; most everyone 
claims to know, or at least recognize, people up 
and down the block; strangers to the street are 
greeted by a cacophony of barking dogs and ques
tioning glances. 

Modifications to St. Marks Place in the Bedford 
Stuyvesant section of Brooklyn, N.Y., completed 
only 1~ years ago, involve no major street closings. 
The street has been shaped to slow traffic, and 
symbolic portals have been located at each end. 
A portion of the central area of the street has been 
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completely closed to traffic and has been turned 
into a play and communal area (see figs. 3-16, 3-17 
and 3-18, pages 42, 43, and 44). Residents claim 
that street crime has been almost eliminated; that 
their residences are burglarized much less fre
quently, and drug addicts noticeably avoid the 
area. Residents have, by their own initiative, begun 
to plant gardens and define the areas immediately 
adjacent to their houses. 

Concern for the maintenance and safety of the 
street appears universally shared by residents. 
Every Saturday morning a different group of resi
dents gather to give the street a thorough cleaning. 

Interviews with residents and with the president 
of the block association found expressions of a 
new cohesiveness among the people living on the 
street and a parallel active interest in the mainte
nance of physical surroundings and in social ac-
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FIGURE 3-17. St. Marks Place, Brooklyn. Private street. The well-shaded and sunken sitting area shown here provides a pleasant place for friendly congregation. Note 
the almost comolete absence of litter 
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FIGURE 3-18. St. Marks Place, Brooklyn. Private Street. Note the many changes in level and general attractiveness of this street. Residents of the street group together 
on Saturday morning to do the street cleaning. 
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tivities. The staying power of these attitudes and 
activities remains to be measured over a longer 
period of time. 

2. Creating boundaries which define a hierarchy 
of increasingly private zones in the transi
tion from public street to private apartment 

There is a language of symbols which has over 
time come to be recognized as instrumental in 
defining boundaries or a claim to territory. These 
boundary definers are interruptions in the sequence 
of movement along access paths and serve to create 
perceptible zones of transition from public to 
private spaces. Many of these symbols have been 
mentioned in our previous discussion of the mech
anisms for defining territory or zones of influence. 
Some represent real barriers: "V "-shaped buildings, 
high walls and fences, locked gates and doors. 
Others are symbolic barriers only, open gateways, 
light standards, a short run of steps, planting, 
changes in texture of the walking surface. Both 
serve a common purpose: to inform one that he 
is passing from a space which is public and where 
one's presence is not questioned, through a barrier 
to a space which is private and where one's presence 
requires justification. 

These symbolic barriers are also found to be 
identified by residents as boundary lines in defin
ing areas of comparative safety. Because they re
quire an outsider to perceive that he is intruding 
on semiprivate domain, symbolic barriers prove 
very effective in restricting the type of behavior 
which will be tolerated within the de~ned space. 

Real barriers have the further capacity of re
quiring that intruders possess a key, a card, or in 
some other way indicate their belonging prior to 
entry. That is, access to a residence through a real 
barrier is by the approval of its occupants only, 
whether in person, through their agent, or by 
electronic signal. The success of the symbolic ver
sus real barrier in restricting entry hinges on four 
conditions: (a) The capacity of the intruder to 
read the symbols for their intended meaning; (b) 
the evident capacity of the inhabitants of the inter
nally defined space, or their agent, to maintain 
controls and reinforce symbolic space definition 
through surveillance; (c) the capacity of the inter
nally defined space to require of the intruder that 
he make obvious his intentions-that is, the space 
must have a low tolerance for ambiguous use; and 
(d) the capacity of the inhabitants or their agent 

to challenge the presence of the intruder and to 
take appropriate subsequent action if need be. It 
is obvious that these conditions work in concert 
and that a successful symbolic barrier is one that 
provides the greatest likelihood of all of these 
components being present. By employing a combi
nation of real and symbolic barriers we have found 
it possible to indicate that one is crossing a series 
of boundaries in the transition from public access 
paths and spaces to sequentially more private areas, 
without employing literal barriers to define the 
spaces along the route. 

When moving through a sequence of territorially 
defined areas-from project grounds to dwelling 
unit cluster-one experiences these symbolic bar
riers and portals as a matter of course; behavior 
and expectations are changed accordingly, even 
without the sharp divisions created by locked gates 
and doors. These tools for symbolically restricting 
space usage assume particular importance in the 
case of projects which simply do not allow them
selves to be subdivided into territorially intact 
zones. 'I\There it is still the intent to make space 
obey semiprivate rules and to fall under the influ
ence and control of tenants, symbolic elements 
along paths of access can serve this function with
out at the same time literally defining boundaries. 

The opportunities for the use of real and sym
bolic barriers to define zones of transition are 
many; they occur in moving from public street to 
the semipublic grounds of the project; in the tran
sition from outdoors to indoors; and finally in the 
transition from the semipublic space of a building 
lobby to the corridors of each floor. The use of 
literal barriers, for example, locks, gates, electronic 
interview systems, must be viewed as one compo
nen t of a hierarchy of means of defining space 
which includes as well a wide range of suggestive 
and persuasive symbolic elements. 

It is interesting to note that buildings which 
have consistently highest crime and vandalism 
rates: Pruitt-Igoe in St. Lou"is (see fig. 3-19, page 
46), Columbus Houses in Newark, Van Dyke in 
New York, have little in the way of transitional 
differentiating elements, be they literal or symbo1ic. 
For the most part, public space in these projects 
flows uninterrupted from the bordering streets onto 
the project grounds, from the lobby and corridors 
of a high-rise building right up to the door of the 
individual apartment unit. The Pruitt-Igoe project 
in St. Louis is perhaps the most notorious example 
of this phenomenon and its present state of devas-
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FIGURE 3-19. Pruitt-Igoe. St. Louis. View of vandalism to windows of, public access galleries -serving upper levels of the apartment buildings . 
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tation bears full witness to the potential serious
ness of breakdowns in the social system of space 
that undergirds high-rise building design. 

A good example of a housing project which em
ploys symbols tQi define boundaries, or zones of 
transition, but which does not literally delimit 
specific territorial areas is First Houses in New 
York City. The project is located in a relatively 
high-crime area in the Lower East Side. 

The site plan of First Houses (fig. 3-20, page 47), 
shows the low walls and entry portals to the project 
set 4 feet back from the line of the street. This 
4-foot set-back of sidewalk defines the first step in 
the transition from public to private. The walls 
and portals then deifine the semiprivate nature of 
the project interior. Further territorial restriction 
is symbolized by the steps and porch shared by both 
of the five-story buiIdlings. The design of the build
ing interiors continues to reinforce this symbolic 
system, indicating a progression to more private 
space through the use of stairs and landings and 
leading eventually to the apartment proper (see 
fig. 3-21, page 49). 

What ingredients are responsible £01' making the 
presence of strangers obvious in a zone which is 
private? Perhaps the diifference can be fixed on 
the degree of ambiguity 'which a zone w1ll tolerate. 
Intensely public streets are places which wiII toler
ate a wide variety of behaviors: people can choose 
to walk by, stand and chat, sit on the hood of a 
car, even act frankly psychotic-singing, dancing, 
screaming and soliloquizin~r-without being chal
lenged. 'We have found that the moment they step 
beyond the symbolic portals of First Houses into 
a space which is, after all, merely an extension of 
the public sidewalk, such behavior is perceived by 
residents as a direct threat and is no longer toler
ated. 'Within this zone, activity must have accept
able purpose or intent; if it is unusual, it is dan
gerous. ''''here no attempt will have been made 
to question the presence of, or to identify, indi
viduals on a public sidewalk, individuals within a 
territoriaIly restricted zone are required to effi
ciently pursue a goal or purpose; Hngering becomes 
a privilege available only to residents. 

These hypotheses are still in the speculative 
phase of development. Whether the operational 
nature of these mechanisms is as ,ve suggest can 
be determined only after detailed testing and eval
uation of behavioral and ecological studies over 
the next 2 to 3 years of study. 
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3. The subdivision of building interiors to define 
the zones of influence of clusters of apart
ment units 

When economic cI1nsiderations become the para
mount criteria in high-rise building design, the 
result is usually the production of high-rise slab 
building& in which many individual apartment 
units are served by long. double-loaded corridors 
(see fig. 3-22, p. 50). The physical configuration of 
this corridor results in an overwhelmingly large 
and anonymous public space, devoid of opportuni
ties for the assumption of territorial prerogatives 
which subdivision would provide. 

Alternatively, the interiors of high density build
ings can be designed so that peculiar grouping of 
units and shared vertical access stairs provide the 
opportunity for inhabitants to devele>p territorial 
concern for the space immediate1.y outside their 
dwellings. A good example is the interior stair 
system and corridor at Breukelen (fig. 3-23, p. 51). 
The L-shaped buildings at Breukelen are subdi
vided to allow each building two to five entries, 
each serving from six to nine families. This sub
division has created an entire network of smaIl 
social groups whose members cooperate to main
tain a mutually beneficial environment. The lobby 
and stair area of each entry is understood by the 
families who share it as their corporate responsi
bility. Our interviews show that they all can recog
nize one another, although the extent of their 
relationships varies from barely nodding acquaint
ances to fast friendship. 

At each floor of an entry level two to four 
families share a common corridor area. The doors 
to the apartment units are grouped around this 
common corridor and access to it from the stair
well is screened by a glazed partition to satisfy 
fire regulations. The net effect is that the residents 
of the floor have adopted the corridor as a col
lective extension of their dwelling units. Manage
ment informs us that although the tenants are not 
required to maintain this area, they see that it is 
kept scrupulously clean and well lighted. 

Further subtlety appears in the design of the 
seven-story units at Breuke1en. The entrance lobby 
is lower by two steps than the corridor serving the 
ground floor apartments. These steps serve to dif
ferentiate the more public lobby from the semi
private corridor serving two to four families on 
the ground floor, as shown in figures 3-24, p. 52. 

It is probable that neither these steps nor the glass 
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FIGURE 3-21. First Houses, New York. View of typical corridor showing stairs. Only three apartments are grouped on a single fioor, making for intimate group dominion 
~ of the corridor space. Open stairwells allow audio surveillance of other floors. 
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FIGURE 3-22. Double·loaded corridor. The physical configuration of a high·rise slab building is characterized by the long, double-loaded corridor serving many apartments. 
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FIGURE 3-23. Breukelen Houses, New York. Common corridor 
in Breukelen low-rise units. 

partitIOns mentioned .previously are the result of 
a conscious attempt on the part of the architects 
to define territorial zones wi thin the building_ 
Each was built in response to other demands: the 
wired glass partition is a form of fire wall, isolating 
the stair well. The two-step transition from the 
common lobby area to the ground fioor apartments 
is a device often used to raise the windows of these 
apartments 8 feet above the outside grounds to 
discourage burglaries. Both, how~'!er, are perceived 
by tenants as building components which clearly 

define zones within their building. Very young 
children are permitted to play in the common 
corridor and are cautioned not to go beyond the 
steps or outside the glass wall. The doors to the 
apartments are usually kept slightly ajar in order 
to allow the mothers to monitor the activity in 
these spaces. The screening of strangers in these 
spaces and, by extension, in the more public lobby 
and stairwell is a further beneficial spin-off. 

A more comprehensive example of accidental 
design resulting in a well-defined semiprivate area 
is provided by Brownsville Homes in Brooklyn 
(see fig. 3-25, p. 53). The building is serviced by 
an elevator which stops at every other floor. Access 
to floors above or below an elevator stop is by 
way of an open free-standing stairwell. This has 
resulted in the creation of a semiprivate zone 
defined by the residents' use of the stairs on a con
tinual basis. 

Landings and halls at Brownsville were found 
to be actively used by children and adults as in
formal gathering places and play areas (fig. 3-26, 
p. 54:). Their presence has provided a natural 
mechanism for the surveillance of the interior area 
and for the screening of strangers. The open stair 
wen also allows noises at one level to be moni
tored at other levels, thus breaking the floor-to
floor seal that normally exists in apartment towers. 
The open relationship of the stairwell to the en~ 
trance lobby further allows some auditory moni
toring of lobby activity by residents on other floors. 

In preliminary surveys, residents in Brownsville 
Homes have been fcund to be very conscious of 
noises and activity taking place in the stair halls. 
Because their children play and gather in stair 
wells and halls, adults seem to be unconsciou.sly 
alert for loud noises or even interruptions to the 
din of children at play. A sudden silence in the 
stair hall can bring mothers to the door as readily 
as a loud yell or crash. The residents of Browns
ville Hoines seem to have adopted the stairs, land
ing areas, and halls as extensions of their dwelling 
units and are concernpd with preserving their 
safety. 

For informal use, in addition, the area immedi
ately in front of the entrance lobby to the apart
ment building has been adopted as an out-door 
play and sitting area. Maintenance costs due to 
vandalism are appreciably lower in Brownsville 
Homes than in adjoining projects. 
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FIGURE 3-24. Breukelen Houses, New York. Sketch of entrance lobby. 

4. The incorporation of amenities and facilities 
within defined zones of influence which 
answer to occupants' needs 

The subdivision of areas within housing projects 
for the purpose of defining the zones of influence 
of identifiable groups of residents can receive sig
nificant reinforcement as defensible space, if facili
ties are located within these zones that speak 
directly to the needs of intended sharers. 

Our observations have shown that very young 
children (ages 2 to 5), when playing out of doors 
limit their field of play to the area immediately 
adjacent to the entry door to the apartment build
ings. If these entry forecourts are further enhanced 
by play equipment and surrounded by benches, 
the area will become an important focal point and 
screening device for budding residents. Breukelen 
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Houses is a particularly good example of this joint 
definition of building entry area further rein
forced by the incorporation of amenities. 

The location within territorially assigned grounds 
of amenities such as play and sitting areas, washer
dryer facilities, and car/home repair facilities will 
tend to give an area a higher intensity of use and 
further supports any initial claim of territory. The 
presence in these areas of residents involved in 
various activities, individual or communal-chil
dren at play, women chatting or doing a wash, 
or men talking over the best way to tackle a faulty 
carburetor-brings these areas under casual sur
veillance by concerned members of the family and 
so further reinforces defensible space attributes. 
If these areas are juxtaposed to building entrances, 
then a further means has been created for facili
tating the screening of possible intruders. 
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FIGURE 3-25. Brownsville Homes, New York. Stairwells and corridor. Well defined semiprivate 
areas are created by the free-standing stairwells and corridor configiuation. The apartment 
entries are clustered around a common landing. 
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FIGURE 3-26. Brownsville Homes, New York. Floor plan.. 

5. The significance of "number" in the subdivi
sion of buildings and projects 

Reducing the number of apartment units grouped 
together to share a collectively defined territory 
and limiting the number of buildings that com
prise a housing project is an extremely important 
consideration for the successful creation of defen
sible space. 

At various scales of subdivision-from number 
of apartments per hallway, apartment units per 
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building and number of buildings per project
there appears to be a rule which says that the 
lower the number, the better. We are as yet by no 
means certain that we can identify the magical 
number beyond which grouping of units at each 
of the scales identified becomes critical. We have, 
however, been able to identify various situations 
where a specified number has proven quite effective. 

In the design of walk-up buildings there is usu
ally no economic conflict in choosing t6 either 



design the building as a single entity and run a 
central corridor down the full length of it, posi
tioning stairs every hundred feet or so as fire codes 
dictate, or to distinctly subdivide the building 
mass internally so that stairs serve only a limited 
number of units. There are economies in both de
signs. In the second case, each stair serves only a 
small number of families (two to four at each level) 
and a maximum of six to 12 families for the full 
three stories, rather than connect to a common 
corridor serving all units at each level. In the 
former instance, there are many entries to the 
building, each serving a limited number of 
families. 

We have found that where buildings have been 
subdivided in this second fashion, residents have 
adopted a very clear proprietary attitude toward 
what they can identify as their subbuilding, its 
internal corridor, landings, stairwells, entry, lobby, 
and the grounds immediately outside the entry 
door. Brownsville Homes and Breukelen Houses in 
Brooklyn are examples of this phenomenon. The 
St. Francis Square development discussed in chap
ter 7 is an example of a three-story slab building 
divided into independent vertical subunits. 

The operating mechanisms which make "num
ber" significant here are: 

• The capacity for people to distinguish or recognize 
by sight the members of the families sharing a build
ing and entry with them. (The lower the number, the 
more quickly and easily the cognitive capacity estab
lished.) 

• The value of something shared with others increases 
inversely with the number of people involved in the 
sharing. Further, we have found that an outside play 
and Sitting area, if it is intended for the exclusive 
use of 12 families has greater significance to each 
family than a larger area shared by proportionately 
more families. 

These two mechanisms operating in concert seem 
to play a very important role in facilitating resi
dents' adoption of territorial attitudes and preroga
tives. 

Perhaps the most fascinating example of the phe
nomenon of "number" at work was provided by a 
comparative analysis we did of two sets of dormi
tories situated on either side of the main campus 
commons at Sarah Lawrence College. Both sets of 
dormitories house approximately the same number 
of students. The one to the west is a new building 
(fig. 3-27, p. 56), consisting of one long slab 
served by an interior, double loaded corridor and 
four sets of stairs. On the eastern side of the Com-

mons is the older set of dormitories (fig. 3-28, 
p. 57), consisting of three detached buildings, each 
with its own internal hall and stairways. The three 
buildings are in the style of an old English manor. 
Each has two enU'ances and a small internal cor
ridor. The entries are small and cramped, with 
narrow halls and stairs and low ceilings. The indi
vidual rooms in both old and new buildings are 
very small. 

In interviews with students in both sets of 
buildings and with student counselors, the fol
lowing story emerged. Where there is a strong 
communal sense in each of the old buildings 
(called "houses") it is nonexistent in the new 
buildings. Students in the new buildings have 
resisted any and all attempts by either other stu
dents or counselors to shape them into social 
groups. Student residents have almost universally 
adopted loner's attitudes: they conduct their lives 
within the confines of their individual rooms and 
seem unconcerned with the other residents of the 
building. In the new building there seems to be 
a high incidence of vandalism and a general dis
regard for the maintenance and cleanliness of cor
ridors and furnishings provided in the common 
lounges. Students in the set of older donns, by 
contrast, feel that they are very much members of 
an individual house. They form sU'ong social enti
ties which define norms or orders of behavior. By 
contrast, the corridors and common areas in the 
older dorms are meticulously cared for. 

The two problems facing most dormitory col
leges across the country also trouble Sarah Law
rence. The way in which the two sets of dormitories 
are able to deal with them is very revealing. 

There is a much lower h'equency of drug abuse 
and problems stemming from the occasional use of 
drugs in the individual houses than in the large 
dormitory. Student counselors explain this as be
ing the result of: (1) The greater ease with which 
strangers from outside the campus can frequent 
the new building; (2) the fact that girls in the new 
building feel they are isolated and on their own; 
(3) there is little group moral pressure to respond 
to situations which get out of hand. 

Since the adoption of a new open door policy 
at the college, students are allowed to have occa
sional overnight guests. This policy has resulted 
in some instances of boyfriends from the sur
rounding community using the opportunity to 
find a place to stay for longer stretches of time. 
In some instances such guests have betrayed psy-
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FIGURE 3-27. Sarah Lawrence College, New York. View of new dormitories. The new dorms are a long double-loaded slab structure. Students in the new dorms 
feel isolated from any sense of community and often fall into patterns of antisocial behavior. 
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C< FIGURE 3-28. 'Sarah Lawrence College, Bronxville, N.Y. View of older dormitories. The old dorms are smaller in scale and resemble old English manor houses. 
~ Students here have a strong sense of community. 



chases or have otherwise proven a problem for a 
girl and she has found it necessary to eject him. 
In the new dorms a pattern has emerged wherein 
the rejected boy has simply moved down the cor
ridor or to another Hoor in the building and so 
has succeeded in extending his stay for weeks at a 
time. By contrast, a boy being ejected by a girl in 
one of the older dormitories also finns himself 
ejected from the house and finds it extremely dif
ficult to ingratiate his way into another such 
house. 

University counselors also find that they learn 
of the presence of such male visitors much more 
quickly in the old dorms than in the new. 

Lee Rainwater in his study of Pruitt-Igoe identi
fied a common phenomenon-a similar floating 
male population-among the aid-to-dependent
children motherls. The lesson learned at Sarah 
Lawrence may be peculiarly applicable to public 
housing. 

The reputation of the new dormitory building 
has now become legend at Sarah Lawrence, and 
every freshman scrambles to be rehoused elsewhere 
for her sophomore year. This has resulted in the 
new dorms being assigned primarily to unsuspect
ing frosh-further aggravating the problem. 

So insurmountable are the problems of the new 
dormitory that the college has entered into nego
tiations with the State, under whose dormitory 
program the building was constructed, to persuade 
them to purchase it back and turn it into class
rooms and offices. It is now the intent of college 
authorities to construct new dormitories similar in 
form to its more successful older buildings. 

lnfill sites with high-rise buildings 

Project sites containing only a few (two to four) 
high-rise buildings have been found to have ap
preciably lower crime rates than projects contain
ing many buildings. It is possible that this can be 
explained by the radical reduction in the housing 
project image. It is improbable that residents are 
able to distinguish intruders more readily in a 
gr,mping of a few high-rise buildings versus one 
Vlith many. But it is possible that intruders may 
feel that they can. In either case, there appears to 
be much less freedom of movement in the public 
spaces of the smaller high-rise projects. They more 
dosely resemble middle income high-rise develop
ments and look more private and impenetrable. 
Also, unlike large groupings in small clusters, 
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every building has an entrance directly off the 
public streets. 

Subdivision in elevator buildings 

Elevator apartment buildings, unlike walk-ups, 
do not allow themselves to be subdivided readily. 
Depending on the type of elevator employed, eco
nomics dictate a very specific number of apart
ments per floor which must be served. Buildings 
four to six stories in height can usually be served 
by an inexpensive hydraulic elevator. In such in
stances one elevator can serve as few as four or 
five units. High-rise buildings over seven stories 
in height, however, require expensive high speed 
elevators, which economy dictates must serve a 
larger number of apartments both per building and 
per floor. 

To reduce waiting time in elevator operation, it 
is common practice for two to three elevators serv
ing a building to be grouped into a single bank. 
This practice of grouping improves the perform
ance of elevators, but also results in corridors 150 
to 400 feet long, many of an "L" and "Tn shape 
configuration (see fig. 3-29 and 3-30, page 59). 
FoIlowing the requirements of fire-safety codes, 
emergency stairs are usually located every lOO feet 
along the corridor. 

FIGURE 3-29. An "L"-shaped corridor configuration. Elevators 
and fire stairs centrally located in an "L"-shaped corridor 
con figu radon. 
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FIGURE 3-30. A "T"'shaped corridor configuration. Elevators and fire stairs centrally located in a "T"·shaped corridor configuration. 

The combination of frequent fire stairs and long 
corridors which serve as many as 20 to 30 apart
ments results in a highly anonymous interior pub. 
lie space. This can be remedied, at the expense of 
increased waiting time, by separating the eleva· 
tors so that one serves only four to eight apart
ments per floor. 

B. The Capacity of Physical Design to Provide 
Surveillance Opportunities for Residents 
and their Agents 

The ability to see and be seen, hear and be heard, by day 
and night, is an important contribution to safety and 
security that can be achie.ved through design of the physical 
environment. 

The following set of hypotheses speaks to the 
design of the grounds and internal semipublic 
areas of housing developments to facilitate the 
visual and auditory monitoring of activities taking 
place within them. 

Most crime in housing occurs in the semipublic 
interiors of buildings: the lobbies, halls, elevators, 
and fire stairs (see table 1-1, page 7, ch. I). 
Through the relative positioning of buildings, 
ground areas and access paths in a site plan; the 

internal design of the lobbies, stairs and corridors 
of individual buildings; and the relative disposi
tion of apartments, entries, windows, and glazed 
areas within each building, it is possible to insure 
that all public and semiprivate spaces and paths 
come under continual and natural observation by 
the project's re.~idents. 

It is our hypothesis that such surveillance oppor
tunities are significant crime de!terl-end, that they 
markedly lessen the anxiety of inhabitants, and 
serve to create an overall image of a safe environ
ment. This is achieved by creating surveillance 
opportunities which: 

.. Allow tenants to continually monitor the activity 
taking place in all areas of the project outside the 
privacy of apartment units proper. 

• Provide tenants who are in areas of the project out· 
side their homes with some reasonable assurance or 
the feeling that they are under observation by other 
project residents. 

• Make obvious to potential criminals that any overt 
act or suspicious behavior will come under the poten. 
tial scrutiny of many project occupants. This will act 
to discourage the initial inclination toward such 
criminal behavior, and/or increase the likelihood of 
criminal activity b~ing observed and reported_ 



• Allow users of project paths and corridors to pre-scan 
the terrain they will be passing through so as to 
assure themselves that it holds no threats or surprises, 
and provides them with alternative routes through 
which they can avoid perceived dangers. 

Surveillance and territoriality 

Improvement in surveillance capacity-the abil
ity to observe the public areas of a residential 
environment, to see ahead to one's destination and 
to feel when one is under observation by other 
residents-can have a pronounced effect in secur
ing the environment for peaceful and productive 
activities. An additional benefit, of possibly greater 
import, is that improved surveillance has a demon
strable effect on reducing irrational fears and 
anxieties in inhabitants. This may have some self
fulfilling attributes, in that residents, feeling an 
area secure, make more frequent use of it and so 
further improve its security by providing the 
safety which comes with intensive use. 

However, experience has shown that the ability 
to observe criminal activity will not, in and of 
itself, impel the monitor to respond with assist
ance to the person or property being victimized. 
The decision to act, once one has observed, de
pends on other variables: 

• Identification on the part of the observer with either 
victim or property. 

• The extent to which the activity observed is under
stood to be occurring in an area within the sphere of 
influence of the observer. 

• The extent to which the observer has actively de
veloped proprietary feelings and is accustomed to 
defending his property. 

• Identification of the observed behavior as being 
abnormal to the area in which it occurs and therefore 
warranting response. 

• The extent to which the observer feels he can effec
tively alter the course of events being observed 

Physical means for furthering the development 
of proprietary feelings and extending the zone of 
identification were discussed previously under our 
hypotheses involving the definition of zones of ter
ritorial influence. 

The Kitty Genovese incident is perhaps the most 
widely known example in which many witnesses 
to a crime were incapable of mounting an effec
tive response. The incident has been the subject 
of many studies, some involving simulations or 
in-depth interviews with witnesses. A recurring ex
cuse for inaction was that the circumstances sur
rounding the incident-the victim was unknown 
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to the observers, and the incident occurred on a 
public street-precluded intervention. 

This account falls short of being entirely ac
ceptable as an explanation for the conduct of the 
witnesses. There were, of course, other issues iden
tified which point up a more serious breakdown 
in traditional social values and responsibilities. 

It is not our intent to find simple solutions to 
complex problems, but only to reinforce the point 
that the effectiveness of increasing surveillance 
capacities is dependent on the presence of psycho
logical and social factors as well as on physical 
design considerations. Its unilateral success as a 
mechanism of crime control is by no means to be 
implied. 

Following are physical mechanisms for improv
ing surveillance, whether employed separately or 
in concert with other design directives. 

Physical mechanisms for providing surveillance 
opportunities for residents and their agents: 

1. The juxtaposition of activity areas in apart
ment interiors with exterior nonprivate areas to 
facilitate visual surveillance from within. 

2. The glazing, lighting, and positioning of the 
nonprivate areas and acess paths in projects to 
facilitate theh' surveillance by residents and for
mal authorities. 

3. The disposition of entries, access paths) build
ings, planting, corridors) indoor and outdoor light
ing to facilitate the prescanning of terrain between 
origins and destinations circulation routes. 

4. The reduction in ambiguity among the pub
lic and private areas and paths in projects so as 
to provide focus and meaning to surveillance. 

These mechanisms are discussed below. 

1. The juxtaposition of activity areas in apart
ment interiors with exterior non private areas 
to fadlitate visual surveillance from within. 

Design with the purpose of facilitating surveil
lance of outside areas from within the apartment 
unit can be accomplished in many ways. One in
volves designing units so that people within them 
will naturally view the communally used paths, 
entries, play and seating areas of a project while 
in the pursuit of their normal household aitivities. 

Breukelen Houses has employed this technique 
with the result that there is very little crime, or 
fear of crime, on its grounds. Architects have lo
cated kitchen windows in each apartment so that 
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FIGURE 3-31. Breukelen Houses, New York. Floor plan. The design of the apartment units facilitates surveillance. Kitchen 
windows face front entries. allowing adults to observe the movements of children and other passersby. 

they face front entries and their adjacent play and 
parking areas (see fig. 3-31, above). As adult occu
pants spend a good portion of their time in the 
kitchen, they easily and naturally observe their 
children at play outside, while at the same time 
monitoring the comings and goings of residents 
and strangers. 

Surveillance oj corridors 

Apartment buildings of "single-loaded corridor" 
design provide ready opportunity for surveillance 
of their corridors from within the apartment units. 

"Double-loaded corridors" are, by contrast, devoid 
of surveillance opportunity except where tenants 
choose to use their door peep-holes (interviewer). 
"Double-loaded" denotes a building designed with 
apartment units positioned on either side of a 
central corridor (see fig. 3-32, p. 62); "single
loaded" designates a design in which apartment 
units are located exclusively on one side of the 
corridor; they face an exterior wall which is glazed 
or, in mild climates, left open to the weather. This 
latter feature has prompted designers to locate 
windows in the apartment wall facing the corridor 
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FIGURE 3-32. Sketch of double-loaded corridor. Apartment entries are off either side of a central corridor. 

to achieve cross-ventilation of the unit; at the same 
time, excellent surveillance opportunities ar~ pro
vided. Cross-ventilation of units in a double-loaded 
corridor design is, of course, impossible; the setting 
of \ ~.ndows in the corridor wall is further pre
cIud ~ by the lack of privacy that 'Would result 
from the proximity of facing windows. 

An example of single-loaded corridor design in 
a public housing project is Stapleton Houses in 
Staten Island, New York (see fig. 3-33, p. 63). At 
Stapleton, the corridor approaching an apartment 
unit can be monitored by residents through both 
their kitchen dining room and their living room 
windows. Marginally these corridors also receive 
monitoring from the bedroom windows of oppo
site buildings. The open corridor window wall 
also facilitates effective police surveillance from 
the ground level. It is easy to understand, there
fore, why the corridors of single-loaded buildings 
have almost no crime problems whereas double
loaded corridors house some 20 percent of all 
crimes committed in the interiors of buildings. 

Typical of the single loaded corridor apart
ment building design is a floor plan in which the 
elevators and fire stairs are located centrally. The 
open corridor runs from one end of the building 
to the other through the central area which is usu
ally enclosed. At least one apartment is located 
in this enclosed central space opposite the eleva
tors. These apartments have no windows into the 
corridors and no visual link to the others because 
of the two doors closing off the central interior 
space. They are the apartments most consistently 
burglarized. In one such middle income single 
loaded corridor building in Manhattan, there has 
been a recent rash of an average of four robberies 
per month; all the apartments involved are located 
within this central elevator area. 
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The single loaded corridor is more costly than 
the typical double-loaded solution, and this is a 
strong inhibiting factor to its general adoption 
in low-income housing. Riverbend Houses in Man
hattan (see ch. 7) goes some way in tempering this 
cost differential by providing a piggyback mais
sonette-on-maissonette solution which employs one 
corridor for every two floors. 

At Stapleton there is continual surveillance of 
the gallery corridors through apartment windows; 
threats Q1r loitering strangers are detected quickly 
and reported to the hou~ing authority police. By 
contrast, the entry lobbies of Stapleton Houses are 
not related to apartment units and suffer from 
poor visibility. These are the most littered areas of 
the buildings" suffer the most vandalism, and are 
where the most crime occurs. 

The typical noor plan at Stapleton also incorpo
rates a design alSs{·t not common to single loaded 
corridor solutions·. The entry area to each of the 
apartments has been set back an additional 4 feet 
to create a small transitional zone separating the 
entry from the corridor proper. 

This territorial definition, coupled with the 
facility for continual surveillance activity has re
sulted in residents' adoption of this corridor space 
as their own, feeling sufficiently assured of their 
territorial prerogatives to place lounge chairs out
side their doors in hot weather. What is officially 
designated by the authority as public space has 
been cIaimed as semiprivate by the tenants. Chil
dren play in thi.; space continually and leave their 
tricycles and other toys there overnight. 

Housing authority management is concerned that 
the pattern of corridor use at Stapleton Houses 
constitutes a breach of the rules of occupancy. The 
authority quite pa?nstakingly informs tenants that 
there is to be no loitering or other activity in the 
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FlGURE 3-33. Stapleton Houses, New York. Floor plan. An example of single-loaded building design. Apartment unit entries are on only one side of the corridor. 

Living room and kitchen-dinil'lg room windows open onto the corridor providing good surveillance opportunities. 



public areas of the building. Management is fur
ther troubled by tenants bickering over conflicting 
claims to territory and boundaries in the outside 
gallery. Settling those arguments apparently con
sumes some of the project manager's time. Man
agement, as a result, continues to issue directives 
to prevent this occupation of the public corridor, 
emphasizing the fire hazard and nuisance of it all. 

For all its nuisance value, territorial bickering has 
an important function in framing tenants' attitudes 
toward this space· and its violation by intruders. 
Arguments over the minutiae of territorial bound
aries are insignificant when weighted against the 
benefits accrued: tenants have assumed responsi
bility for the corridor's maintenance and policing 
and thereby insure its freedom from crime and 
vandalism. 

2. The glazing. lighting and positioning of non
private areas and access paths in projects to 
facilitate their surveillance by residents and 
formal authorities. (Access paths refer to 
vertical paths as well as horizontal ones and 
include stairs, elevators, corridors, and lob
bies along with the more obvious outside 
paths.) 

The internal areas of high-rise buildings contain 
many zones which are q.evoid of any opportunity 
for surveillance. Lobbies, elevators, hallways, and 
fire stairs are by definition, public rather than 
private spaces and are intended for use by all 
building residents. Yet, these zones differ from 
other public areas (e.g., the streets) in that they 
exist without benefit of continual observation by 
either patrolling officers or resident observers. 

It is possible and preferable to design lobbies 
so that internal activity-getting mail, waiting for 
the elevator, using the pram room, or, as the case 
may be, purse snatching or drug dealing-is ob
servable from the exterior grounds. For example, 
the design of the entrance lobby of the Columbus 
Houses project in Newark requires a double turn to 
bring one to the elevator waiting area (see fig. 3-34, 
p. 65). Residents enter the building "blind" with no 
fore-knowledge of what awaits them (see fig. 3-35, 
p. 66); once inside they are completely isolated 
from visua~ or auditory observation by persons 
within tpe apartment units or outside on the 
project grounds. 

The design of the Highbridge Houses lobby is 
a clearly preferable solution. In these buildings, 
elevators are located directly opposite the entry 
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which was designed as a large window wall as 
shown in fig. 3-36, p. 67. Similarly, at Seth Low 
Houses in Brooklyn, the lobby is glazed, well lit 
and open to visual observation from as far away 
as 50 yards. The design of Brownsville Homes, 
which will be discussed at length in chapter 5, 
provides additional surveillance opportunities by 
positioning building entrances opposite offstreet 
parking facilities (see fig. 3-37, p. 67). 

Another area of high-rise buildings which is de
void of both visual and auditory surveillance 
opportunities is the fire stair system. Because of 
changes in fire code regulations, fire stairs in ele
vator buildings must be enclosed in fireproof wells. 
These regulations have resulted in the widespread 
adoption of the scissor-stair design. This solution 
has precipitated a wide range of allied problems. 

The stairs are virtually sealed off from heavily 
traversed areas of the buildings they serve. They 
are commonly constructed of concrete, with access 
provided through heavy, fireproof steel doors in 
which the only opening is a I-foot square area of 
wired glass. This arrangement effectively precludes 
the possibility of visual or auditory monitoring of 
activity in the stair wells. Because of this configu
ration, most residents make rare use of the stair 
well for entry and egress, thereby increasing its 
isolation. 

A disproportionate amount of crime ha$ been 
found to occur on these stairs. It is common prac
tice for criminals to accost the victim in a mt'lre 
heavily used public area of the building (i.e., the 
lobby, elevator, and corridors) and then to move 
him, by threat or force, to the sealed fire stairs. 
This is the area in which a high percentage of the 
rapes occur, and in which narcotics addicts are 
found to congregate. 

Roof landings (the last landing of the fire stair 
before exit onto the roof) have presented a similar 
problem in that they are used continually by 
addicts as a gathering place. At Brownsville Homes, 
two kinds of roof landings are employed: one set 
of landings have windows in them and are well 
lit; drug addicts are seldom apprehended in these 
spaces. Other landings are windowless, and are 
generally the locations of numerous arrests on nar
cotics charges. 

In older buildings and projects, fire stairs were 
constructed with glass areas larger than contem
porary fire codes would permit. For example, at 
Brellkelen Houses, the landing areas and a good 
portion of the stairs themselves are surveyable 
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O'l FIGURE 3-34. Columbus Houses, Newark. View of typical lobbv. The path to the elevator is circuitous and consists of several blind comets, adding to residents 
(j< , fear of the building. 
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FIGURE 3-35. Columbus Houses, Newark. Sketch of lobby. Entries are on both sides of building from which elevator lobby is 
hidden from view. 

from the grounds and street (see fig. 3-38, p. 68). 
Large windows at the landings flood the internal 
stair with daylight. Users of these well-trafficked 
stair wells feel that they are under observation by 
other residents and that they can call out to people 
below in an emergency. 

Facilitating police surveillance of intemal public 
areas 

Effective formal police surveillance is a difficult 
task in high-rise buildings. Housing police survey 
the interior of a building of double-Ioadecl cor-
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ridor design taking the elevator to the top floor 
and descending one fire stair after another, ob
serving activity in tr,2 corridors at each level as 
they go. It is a dreary and lonely task, not easily 
or often engaged in by police. In addition, this 
method is not particularly effective; it is difficult 
to see more than a few yards ahead, and it is impos
sible for a man to cover more than one stair at a 
time. Conversely, evading a patrolman is very easily 
done. A patrolman can be located three floors away 
by the sound of his footsteps and the opening of 
doors at each level. 
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FIGURE 3-36. Highbridge Houses, New York. Floor plan. 

FiGURE 3-37. Btownsville Homes, New York. Sketch of exterior. Additional surveillance opportunities are provided by posi
tioning building entrances opposite off·street parking facilities. 

Eluding pursuit by police is further facilitated 
by the double scisscir stair configuration, which 
produces an exit door on each side of·the building. 
Police officers may be going down one of the stair
cases while the intruder slips out of the other. 

We accompanied officers of the New York City 
Housing Authority Police in their nightly and 
daily patrols and witnessed the comparative ease 
of formal patrol of buildings which have features 
such as: (1) 'Windows in the fire-stair walls; (2) 

lobbies and mailbox areas well lit and easily viewed 
from the street; (3) elevator waiting areas at each 
floor which can be seen from the street below. 
These areas can be surveyed at a glance from the 
ground. Trouble spots in buildings can be pin
pointed easily from the street. Someone moving 
down a set of stairs can be observed in progress. 
Dark landings resulting from smashed light bulbs 
provide a warning that some activity may be taking 
place there. 
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FIGURE 3-38. Breukelen Houses, New York. View from inside scissors-stairs. Landing and end-wall are composed of glass-block and window. This glazed end-wall and 
its positioning adjacent to the street and entry area to the apartment building provides an important degree of contact between persons in the stair5 and those 
outside. It also facilitates police patrol of the stairs by providing visual surveillance capacity at a glance. A removed stair-well light is usually read as a danger 
signal by patrolling police and is investigated. 
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FIGURE 3-39. Tilden Houses, Brooklyn, N.Y. Sketch of corridor. The positioning of windows at the end of the corridor on 
each floor allows a patrolling officer on the street to observe activity in the public interior spaces. 

Tilden Houses illustrates the effectiveness of a 
simple modification to what is otherwise a stand
ard floor plan in increasing surveillance oppor
tunities (see fig. 3-39, above). Windows have been 
inserted at the end of the corridor on each floor 
and at each landing of the fire stair. As a result 
the patrolling officer on the street can observe 
much of the activity in the public interior space 
of the building (see fig. 3-40, p. 70). 

Formal surveillance of external areas 

The traditional row house street is considered 
by both residents and police to be superior in 
design to the superblock configuration, which is 
e/i.en employed in mediUm and high-density public 
housing projects. The front and rear entrances of 
the row-house units are easily surveyed by patrol
ling automobile. Well lit lanes, with individual 
lights over entrances, allow cruising police to 
recognize at a glance any peculiar activity taking 
place on the block. The positioning of front 
entrances along the street also serves, of course, 
to provide supervision by passersby of activity 
there; the houses in turn provide these passersby 
with surveillance. The New York City housing 
police consider buildings with entrances facing the 

street superior to those with entrances facing the 
interior project grounds. 

The site planning rationale employed in the 
design of large high density housing estates was 
directed at freeing as much of the interior from 
streets as possible. Two to four block areas were 
commonly wedded into a single super block, with 
limited vehicular access provided at the periphery. 
Formal motor patrol of the interior areas of these 
projects is thus made impossible. This difficulty 
has been somewhat overcome in New York City 
projects through the use of motor scooters by 
housing police. However, the opportunity for the 
informal superivison provided by passing cars and 
pedestrians is lost. Similarly, it is impossible for 
city police to include the internal grounds of such 
projects in their normal routes. 

3. The disposition of entries, access paths, build
ings, planting, corridors, indoor and outdoor 
lighting, to facilitate the prescanning of 
terrain between origins and destinations 
along circulation routes. 

The random positioning of high-rise towers on 
public housing sites has produced systems of access 
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FIGURE 3-40. Tilden Houses, New York. Sketch of building 
exterior. 

paths which are filled with sharp turns and blind 
corners. Circuitous paths of movement through 
the interior of large projects are a recurring com
plaint of residents, especially in projects where the 
main building entries face interior project grounds 
rather than public streets. Woodhill Estates in 
Cleveland, Lillian Wald Houses in New York (see 
fig. 3-41 and 3-42, pp. 71 and 72) and Edenwald 
Houses in New York are examples. Winding access 
paths provide many opportunities for muggers and 
potential criminals to conceal themselves while 
awaiting the arrival of a victim. The circuitous 
access route to building entries is made even more 
dangers by the common practice of positioning 
shrubs exactly at the turn in the path. Composi
tionally satisfying as tIns practice might be, such 
visual barriers provide natural hiding places and 
vantage points to potential muggers. 

Regardless of how well lit these areas are, 
residents express strong fears about turns in the 
paths system in the walk from the street to building 
lobby. This problem does not arise in the tradi
tional row house pattern where buildings are set 
back only a few yards from the street, nor is it 
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evident in projects such as Breukelen and Browns
ville where the entry is only slightly set back from 
the street. Residents are able to scan the terrain 
they are about to use; they move in a straight line 
from the relative safety of the public street to what 
they can observe to be the relative safety of the 
well lit lobby area in front of their house. 

The design of such projects as Columbus Homes 
in Newark, Pruitt-Igoe in St. Louis, .and Van Dyke 
in Brooklyn all require residents to leave the com
parative safety of the neighborhood street and 
enter the project grounds without knowing what 
lies ahead. 

Access to the building entry requires entering 
the project interior, circumnavigating a few cor
ners, and finally approaching a point from which 
they are able to observe the lobby of their own 
apar~ment building. 

The isolation of neighboring streets 

Following the directives of early planning man
uals, many housing projects have been intention
ally designed to look inw(lrd on themselves, with 
the result that residents cannot view bordering 
streets. In medium-density, row type housing proj
ects, buildings usually meet adjacent streets only 
on end, with their entrances and windows facing 
the interior of the project. As a result, these bor
dering streets have been deprived of continual sur
veillance by residents and have proven unsafe to 
walk along-for both project residents and the 
members of the surrounding community. Such 
streets provide the only access to Kingsborough 
Houses (see fig. 3-43, p. 73); residents have found 
that the night-time journey between the bus stop 
and the project interior assumes harrowing propor
tions. Many project residents choose to remain at 
home rather than use these streets in the evening, 
further adding to the lack of path surveillance and 
to feelings of insecurity. 

4. The reduction in ambiguity of public and 
private areas and paths in projects so as to 
provide focus and meaning to surveillance 

The interior layout and organization of many 
housing projects is often very difficult to compre
hend, particularly when long blocks of buildings 
are grouped together: Interior· corridors flow into 
one another through fire doors; fire stairs are posi
tioned in left-over corners; exits and entrances to 
long slab buildings are numerous and difficult to 
locate. Descending a scissor type fire stair, posi-
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FIGURE 3-41. Lillian Wald Houses, New York. Sketch of grounds. Paths leading to buildings on the interior of project grounds 

twist and turn, often concealing danger. 

tioned identically to its twin, is as likely to deposit 
one at the rear of the building as at the front. 
These maze-like plans facilitate the operations of 
criminals familiar with the project and make the 
location of a crime and pursuit by police difficult. 
City and housing authority police, responding to 
caUs in housing projects with which they are un
familiar, find it difficult to distinguish one build
ing from another, let alone find their way through 
the building to the right apartment. The loca
tional simplicity provided by the address system 
in grid-iron streets is not to be easily dismissed. 

As was discussed previously, many large high
rise buildings are required by law to have fire 
stairs no further than 40 to 50 feet from any apart
ment. This regulation is commonly satisfied by 
the provision of a scissor stairs in a central location 
behind the elevator. (See plans of Edenwald and 
Highbridge.) Separate exits at the ground floor are 
also required. It is quite common to have the sec
ond exit at the rear of the building, opposite the 
lobby entry. 

This practice results in an ambiguity of building 
layout, with tenants using front and rear entries 
interchangeably. Criminals evade pursuit simply 
by alternating fire stairs as they flee the building. 
There is only a 50-percent chance that a single 
pursuing officer will exi t at the same side of the 
building. 

A similar scissor-stair arrangement, with separate 
exits at the ground floor, is provided at Edenwald 
(see fig. 3-44, p. 74); through an accident of design, 
however, the architect was able to exit the fire 
stair adjacent to the main entry. This modification 
enabled him to achieve the foUowing: 

• Any person attempting to evade pursuit by us5ng the 
fire stairs would, regardless of which route he chose, 
exit at approximately the same point in front of the 
main building entrance; 

• Residents and visitors alike, regardless of which entry 
they choose, must use the same circulation paths and 
pass within view of the sitting areas, thus becoming 
subject to the surveillance provided by this facility; 

• Much of the reason for using the fire stair as a more 
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FIGURE 3-42. Lillian Wald Houses. Site plan. 

convenient route disappears when access doors to the 
fire stair and the main lobby are positioned adjacently. 

As a result of this design, the fire exit remains 
predominantly unused as a secondary means of 
~irculation at the ground level. Edenwald conse
quently maintains its status as one of the few 
projects under the aegis of the New York City 
Housing Authority in which the security hardware 
on the emergency exit doors has not been de
stroyed. 

Interviews with Edenwald residents indicate that 
the securing of the stairwell entrance at the ground 
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level has greatly increased the security of the stair 
well at upper levels of the building. The stairs. 
avoided as unsafe in other projects, are readily 
used here for secondary vertical circulation and for 
visiting between floors (see fig. 3-45, p. 74). 

Where the fire exit of a building is positioned 
opposite the main entrance, as in Highbridge 
(fig. 3-46, p. 75), the opportunity it affords to leave 
a building and move directly toward one's destina
tion becomes a convenience too precious to be 
resisted. Tenants have often resorted to jamming 
the dom latch on these doors to provide easy 
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FIGURE H4. Edenwald Houses, Bronx, N.Y. Ground floor plan. Shows how separate exits from scissor stairs of high-rise 
building lead to the lobby or directly to the outside of the building adjacent to the entrance. 

FIGURE 3--45. Edenwald Houses, New York. Typical floor plan. 

access for themselves. However, this practice has 
had a detrimental side effect: the permanently 
open fire door now provides an easy ingress point 
for criminals as well as residents. The stair well 
eventually comes to be recognized as a danger zone 
and falls into disuse by all, save intruders. 
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Buildings that are longer than the standard 100 
to 150 feet, such as those at Columbus Homes in 
Newark and Pruitt-Igoe in St. Louis (see fig. 3-47, 
p. 76), have additional sets of stairs which exit to 
the ground and are connected at every floor 
through the common double-loaded corridor. Am-
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FIGURE 3-46. Highbridge Houses. Bronx, N.Y. View of rear exit door. The rear exit door from the tire stair is often jammed open by the tenants themselves. Although 
at times this makes access to the building easier, it also creates an opportunity for vandals and criminals to enter and leave unobserved. Children rarely realize 
the potential danger of playing in such an unsupervised and unsafe area. 
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FIGURE 3-47. Pruitt-Igoe, St. Louis. Sketch of stairs and exits. The long buildings at Pruitt.Igoe have sets of stairs which exit 
at several points on the ground. There is no way to predict where an intruder will appear or where he will exit. 

biguity of building plan is even more rampant in 
such designs. The labyrinthine access routes and 
corridors make recognition of neighbors difficult 
to impossible; there are simply too many people 
coming and going (see fig. 3-48, p. 77). Because of 
this configuration, residents express fear in using 
the interior corridors. The many access doors to 
fire stairs provide almost endless opportunities for 
intruders to make their way through the building 
and to surprise tenants at any point along the 
way. There is no way to tell where someone will 
appear or where he will exit. 

Legibility of the project as a whole 

Perhaps even more critical than these functional 
ambiguities of building design are those ambigui-
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ties which are a consequence of the superblock 
concept of public housing design. 

Pruitt·lgoe in St. Louis, Outhwaite Houses in 
Cleveland, Columbus Homes in Newark, Van Dyke 
in New York-large public housing projects in 
almost every city appear to have more problems 
on a per capita basis than do the smaller estates. 
These large projects have been designed as "super
blocks." That is, architects have further expanded 
the opportunity to manipulate large open areas, 
afforded by large scale land acquisitions, by closing 
off streets which would normally continue through 
the project. This restriction of normal vehicular 
and pedestrian traffic allows the creation of unin
terrupted open areas within the project. 

This superblock concept can operate effectively 
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corridors unrelated to apartment 
entries and designated for 
children's play 

corridor nodes serving clusters 
of three apartments actually 
used for play 

FIGURE 3-48. Pruitt-Jgoe, St. Louis. Alternate floor plans of apartment block. The schematic floor plans indicate the labyrinthe 
access routes and corridors. 

in privately developed housing estates for middle 
income groups, especially when reinforced by 
fencing, restrictive entry gates, security patrols, 
and doormen. Public housing projects, on the 
other hand, must by law remain open to the pub
lic. Our findings confirm that the normal vehicu
lar, pedestrian and commercial activity along city 
streets may act as a social deterrent to crime (as 
Jane ]:..t:obs suggests and Shlomo Angel goes on 
to develop). Certainly the continuance of public 
streets through the project facilitates patrol by 
formal policing units. 

Interviews with project tenants and surrounding 
community residents show that the large super
blocks of new housing, superimposed on an exist
ing urban fabric of individual lots, are read as 
separate and segregated entities. If we add to this 
the fact that public housing is usually built in a 
form and detail which is peculii:lrIy recognizable, 
the net result is the creation of an area of the city 
which is isolated and a population which is stigma
tized. 

The problem of ambiguous project design on 
this scale is more the result of entropy than of 
an arrangement of labyrinthine structures which 
is difficult to decipher. All buildings and all units 
look alike. There is no orderly progression from 
street to home. The project looks the same from 
all angles; all facets of buildings echo the same 
form. 

The result of this uniformity of design is that 
very large acreages of land, sometimes as many as 
seven or eight city blocks, are apportioned to a 
relatively small number of units or buildings, each 
of which is immense and identical with the next. 

Nothing that tenants do to their apartments or 
windows can modify the appearance of their build
ings so as to impart identity and individuality. 

In fact, project residents almost universally refer 
to buildings by a nutnber given them on the orig\
nal site plan, but seldom know building numbers 
beyond their own and those immediately adjacent 
to it. 'When tenants have to describe a building or 
location to an outsider or to a policeman who does 
not know the building number system, they are 
forced to revert to primitive terms-"down that 
way," "at the other side of the project." Use of 
city street names or street addresses as a means of 
locating buildings in a superblock is usually im
possible. 

Housing authority police data show that build
ings located in the irtterior of large project 
grounds have appreciably higher crime rates than 
those bordering or facing the surrounding streets. 
Project tenants and residents from the surround
ing community equally identify the large interior 
of the public housing projects as the most unsafe 
areas within the larger residential community. 
Despite the added protection provided to project 
grounds by housing authority police in New York, 
project tenants and community "residents often pre
fer to use more circuitous routes, both day and 
night, on streets that border the project, rathel
than go through it. 

A cogent example of a large (65 acre) housing 
project which has avoided this problem is Breu
kelen Houses in Brooklyn, N.Y. The architects 
here chose to remove only one city street from the 
site where they might have removed aU six. They 
further reinforced existing street activity by locat-
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ing access and entrances to most of the units on 
the street side rather than on the interior of the 
project. Our regression analysis of 160 housing 
projects indicates that projects with building en
tries directly off the existing city streets have lower 
vulnerability to various forms of crime than those 
whose entries are from the interior of the project 
grounds. This statistical evidence reinforces the 
views held by housing authority police, who are 
familiar with a wide range of projects. 

C. The Influence of Geographical Juxtaposition 
with "Safe Zones" on the Security of Adja
cent AI'eas 

If particular urban areas, streets, or paths are 1'ccogllized 
as being safe, adjoining areas benefit from this safet.\' in a 
real sense and by association. 

It is possible to increase the safety of residential 
areas by positioning their public zones and entries 
to buildings so that they face on areas which, for 
a variety of reasons, are considered safe. Certain 
sections and arteries of a city, by the nature of the 
activities located there, by the quality of formal 
patrolling, by the number of users and extent of 
their felt responsibility, by the responsibility as
sumed by employees of bordering institutions and 
establishments, have come to be recognized as being 
safe. The areas most usually identified as safe are 
heavily trafficked public streets and arteries com
bining both intense vehicular and pedestrian move
ment; commercial retailing areas during shopping 
hours; institutional areas and government offices. 

These areas have an image of safety which often 
correlates with low crime rates. There are contra
dictory statistics available, however. A commercial 
street which may have been identified by surround
ing inhabitants and users as safe will have been 
found to have a higher number of crimes taking 
place there than in adjoining areas which were 
rated unsafe. This may be explained both by a 
difference in the type of crime occurring and the 
lower chance of its occurrence per area user on 
the "safe" street. 'Where a purse snatching which 
occurs on an identified safe street will usually have 
grab and run modus-operandi, in an identified less 
safe area it may further involve an assault on the 
victim. One gathers that both victim and criminal 
assume that aggravated assault would not be toler
ated by witnesses (shopkeepers and/or other shop
pers) on a well trafficked commercial street; or 
that escape time is critical to a criminal in what 
is considered a more formally patrolled area. Some 
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commercial street corners identified as safe have 
records of as much as three times more crimes 
occurring there than in any other place in the 
immediately surrounding residential area. How
ever, the number of pedestrians passing any point 
on the commercial street is over 20 times the aver
age of surrounding streets and areas. The rate of 
occurrence may be higher, but the chance of occur
rence per user may be lower. The above explana
tion, for the moment, is hypothetical. 

Physical mechanisms for creating geographical 
juxtaposition and safety: 

1. Juxtaposition of 1'esidential areas with othel', 
"safe," functional facilities: commercial, institu
tional, industrial, and entertainment. 

2. Juxtaposition with safe public streets. 
3. The dimensions of juxtaposed areas. 
These physical mechanisms m·~ discussed below. 

I. Juxtaposition of residential areas with other, 
"safe" functional facilities: commercial, in
stitutional, industrial and entertainment 

Some institutional and commercial areas have 
come to be recognized as safe areas during their 
periods of intensive use; others have a decidedly 
opposite image. The reasons identified for their 
being safe involve: the presence of many people 
engaged in like activities, providing a number of 
possible witnesses who might choose to come to 
the aid of a victim. Most importantly, the presence 
of many people is seen as a possible force deter
ring criminals. Many of those interviewed identi
fied staff in charge of commercial and institutional 
facilities, storekeepers, librarians, or security guards 
as highly concerned about the safety of adjoining 
areas. They felt establishment employees have a 
more significant stake in insuring safety than do 
uninvolved passersby or fellow shoppers. The jux
taposition of entries to residential units with safe 
institutional areas was considered of positive bene
fit by many of those interviewed, although appre
hensiveness was expressed about the times of day 
and week when these facilities are closed and radi
ate no security whatsoever. The configuration of 
the juxtaposition preferred was one, which allowed 
a transitional buffer to intervene between unit 
entry, street and establishment. 

Unsafe juxtapositions: institutional and com
mercial 

A recurring problem of juxtaposition, encoun
tered everywhere results from the juxtaposition of 
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FIGURE 3-49, Outhwaite Homes, Cleveland. Site plan. The Outhwaite homes project borders on three different schools. The areas of the project suffering most from 
~ loitering and harrassment are those of buildings whose entries are directly across the street from the school grounds. 
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FIGURE 3-50. Site plan. Site plan designed ~o that access to apartment buildings is not from the streets directly opposite the 

school. 

housing projects with high schools and junior col
leges. The Outhwaite project in Cleveland is a 
particularly notorious case-in-point, in that one 
area of the project actually borders on three dif
ferent schools (see fig. 3-49, p. 79). The buildings 
suffering most frequent burglaries are those juxta
posed with these institutional facilities. Residents 
and project staff claim that teenagers hang out on 
the public grounds and in interior stairways and 
lobbies of adjacent units. They harass and are 
occasionally involved in the muggings of residents. 
In high-rise projects with buildings bordering high 
schools, the enclosed fire stairs are often used by 
teenage addicts for selling and using drugs .. 

Where it may not always be possible, or even 
desirable to intentionally avoid this sort of juxta
position, it is certainly feasible where juxtaposi
tions are necessary, to design the site plan of the 
project so that access to apartment buildings is not 
from the streets directly opposite the schools (see 
fig. 3-50 above) . 

In much the same way, where an area of a 
project faces on a teenage hamburger joint or game 
room hangout, the buildings immediately opposite 
have higher crime rates. The statistics on location 
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and frequency of crime in Bronxdale reinforce the 
claims of police and residents. 

The two hamburger stands on the west side of 
the project, and the teenage play areas on the east, 
together generate high crime and vandalism rates 
in the immediately adjacent buildings. 

This would lead us to conclude that commercial 
and institutional generators of activity do not, in 
and of themselves, necessarily enhance the safety 
of adjoining streets and areas. The unsupported 
hypotheses of Jane Jacobs, Shlomo Angel, and 
Elizabeth Wood must be examined more closely 
for a better understanding of the nature of their 
operating mechanisms. The simple decision to 
locate commercial or institutional facilities within 
a project to increase activity and so provide the 
safety which comes with numbers, must be criti
cally evaluated in terms of intended users, their 
identification with the area, periods of activity, 
nature, and frequency of presence of concerned 
autho,rities, etc. 

The present policy of housing authorities across 
the country forbidding commercial facilities on 
project grounds, while possibly naive and over-
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reactive as an unyielding position, may have some 
fundamental justification behind it. 

Juxtaposition of parks 

The provision of parks and playgrounds within 
and around housing projects has been a program 
considered highly desirable by communities, plan
ners and housing authority officials alike. It comes 
as a particular disappointment, therefore, to learn 
of instances where their provision has been a cause 
of crime and vandalism. 

At Edenwald, the park on the southwest cor
ner of the project was beneficently designed and 
positioned to serve both the project residents and 
the surrounding community. It is also located near 
a commercial strip, which contains a bar and liquor 
store. Housing authority police and residents claim 
the park attracts all the bums and addicts from 
the neighborhood. Because the relationship be
tween park and adjacent projeLt buildings is not 
clearly identified, the park has become a no-man's 
land-an open congregation area controlled by no 
particular group. The buildings at Edenwald which 
suffer the most nime and vandalism are, needless 
to say, those immediately adjacent to the park. 
Residents and management feel that the park 
would be much safer if its relationship to the 
project had been more clearly defined. The park, 
they say, should have been designed so that only 
one side remained accessible from the street while 
the other three sides were enclosed by housing 
units and their entry areas. The adoption of this 
design would have facilitated natural surveillance 
of park activities by extension of the territorial 
concerns of adjacent residents. 

A similar problem exists at the Woodhill Homes 
project in Cleveland. The recreation area at Wood
hill is isolated from all other activity areas by a 
rise of ground which segregates it from project 
buildings and public streets (see fig. 3-51, p:-S2). 
Use of the recreation facilities by teenagers has 
been found to degenerate quickly into fighting 
over claims to territory. In an effort to prevent 
such encounters, the project manager has removed 
the basketball hoops and the baseball field back
stop. The grounds, as a result, have fallen into 
disuse even though they are the only recreation 
facilities available for blocks around. The dispo
sition of new housing units adjacent to these 
grounds and the addition of a service road could 
provide surveillance to the area. Such subdivision 
would serve to define the grounds as a territorial 

extension of adjacent housing, while hopefully not 
restricting its use to residents only. If the recrea
tion area could be further landscaped so that part 
of it were lowered to the level of the street below, 
this portion would receive additional surveillance 
from the street and from facing buildings. 

2. Juxtaposition with safe public streets 

Regardless of variations in the physical configu
ration of project sites, hundreds of tenants inter
viewed have consistently identified the public 
streets bordering the project as being safer than 
paths which bisect the interior of the project. 

This view conflicts with the opinion. held by the 
New York City Housing Authority Police, who 
feel that the interior grounds are safer and are 
perceived as safer. Nevertheless, the buildings and 
areas of projects which tenants have identified as 
being most unsafe are located in the interior of 
the project and do not front on any through 
streets. Consistently, tenants have scale-rated their 
buildings as safer when the entry, entry grounds, 
and lobby of buildings face directly onto city 
streets. Supportive evidence is described at length 
in chapter 3, "The Pattern of Fear in Housing," 
and in chapter 5, "Evidence on Crime in Housing," 
in which large superblock projects involving the 
closing off of city streets have created many build
ings whose entries are off the interior grounds. 
Large superblocks, at various densities, have been 
found to exhibit systematically higher nime rates 
than projects of comparable size and density where 
city streets have been allowed to continue through 
the project. 

3. The dimensions of juxtaposed areas 

From our discussion of the relative merits of 
juxtaposing housing with other functional facili
ties, it is evident that a wise evaluation of the 
problem hinges on an understanding of the thor
oughly reciprocal nature of the relationship that 
exists between the project and the juxtaposed 
facility. 

The success or failure of a particular configu
ration depends as much on the degree to which 
residents can identify with and survey activity in 
the related facility as it does on the nature of the 
users of the adjoining facility and the activities 
they engage in. This would suggest that the di
mensions and nature of the juxtaposition can be 
significant. 
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:F!GURE 3-51. Woodhill Homes, Cleveland. Site plan. Existing recreation area is on high ground and lacks any visual relationship to project buildings or surrounding 
public streets. Proposed modifications to improve conditions would include new housing units, a service road, and relandscaping to lower the level of the recreation 
area. 
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FIGURE 3-52. UnsurveiIlable park. Proportions of a square 

park limit the ability to observe activity within from 
bordering streets. 

Where there is little in this regard that one can 
do about the design and location of hamburger 
joints, the size, proportions, and positioning of 
parks, as was already indicated, is however open 
to ready manipulation. 

From experience, the police department of the 
city of St. Louis believes that city parks should. be 
proportioned to facilitate natural surveillance by 
adjacent residents and from bordering streets. 

Long, thin parks of the same area are there
fore preferable to square ones, as they have a 
longer periphery that can be patrolled (see fig. 
3-52 and 3-53, pp. 83 and 84). ,The proportions of a 
park need not severely limit the facilities placed 
within it, or the total area provided. 

The dimensions of a park are equally as im
portant as the proportions. The narrow dimension 
of the oblong park should not be so wide as to 
prevent someone on one side from seeing tlwough 
to the other side. In residential areas suffering 
high crime rates the interiors of large parks which 
cannot be easily surveyed will go unused. A case in 
point are the large internal parks on the "'Test 
Side of Chicago: Douglas (fig. 3-54, p. 85), and 
Garfield Parks. 

D. The Capacity of Design to Influence the Per
ception of a Project's Uniqueness, Isolation 
and Stigma 

The introduction of a large grouping of new buildings oj 
distinctive height and texture into an existing urban fabl'ic 
singles out these buildings for particular attention. If this 

distinctive image is also negative, the project will be stig
matized and its residents castigated and victimized. 

Housing projects in America, for a variety of 
seldom articulated reasons are designed so that 
they stand out and are recognized as distinctively 
different residential complexes. It is our hypothesis 
that this differentiation serves in a negat.ive way 
to single out the project and its inhabitants. This 
idiosyncratic image, coupled with other design 
features and the social characteristics of the gen
eral population, makes public housing a pe
culiarly vulnerable target of criminal activity. 

There are many formal ingredients which em
phasize the negative differentiation that exists be
tween a project and its adjacent residerttial area. 
Ironically, many of these physical features may 
have been intentionally provided by the project 
architects as positive contributions to the living 
environment of intended residents. 

Physical mechanisms which influence the percep
tion of a tJYoject's uniqueness, isolation and 
stigma: 

1. The distinctiveness of building height. 
2. The distinctiveness of number, material, and 

amenities. 
3. The distinctiveness 1'esttlting from interrup

tions in the urban circulation pattern. 
4. The distinctiveness of interior finishings and 

furnishings. 
5. Design and life style symbolization. 
These physical mechanisms are discussed below. 

1. The distinctiveness of building height 

Public housing projects are most usually de
signed to replace high-density slums. Although 
itself densely designed, it is seldom that a housing 
project is able to achieve the density of the slum 
it is replacing in that most slum dwelling units 
are doubly and triply occupied. Another reason 
for the dense planning of public housing projects 
is to reduce land cost per unit so as to meet the 
high-land cost of inner city sites. 

Most architects, faced with the problem of de
signing a high-density project, opt for high-rise 
elevator buildings in order to free sufficiently large 
ground areas for green and recreation facilities. 

We have spoken at length of the functional in
adequacies of high rise buildings. Our purpose in 
this section is to identify a further fault-a formal 
one: High-rise projects stand out very clearly and 
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street. 

identifiably from their surrounding community 
(whether an old tenement area or new middle
income residential complex). This relationship can 
be most strikingly observed in the aerial and 
ground photographs of Pruitt-Igoe in St. Louis and 
its surrounding community when compared with 
the image of Carr Square Village and LaClede 
Town and their surrounding communities. 

2. The distinctiveness of number, material and 
amenities 

There are, however, many instances of upper 
middle-income housing that have been constructed 
in high-rise format, in sharp contrast with adja
cent, older low-density development, but which 
present a more positive image than their sur
roundings, It is important, therefore, to under
stand and articulate what in the fonn of the build
ing makes these differences evident, 

High-density, upper middle-income, high-rise 
buildings are seldom grQuped in projects of more 
than two or three buildings. In contrast, most 
public housing estates were designed to include 
from 10 to 30 towers; and because of this scale of 
development become predominant elements in the 
urban fabric. 

An effort is usually made in upper middle
income housing to treat the facade with high 
quality materials-an expensive brick, pre-cast con
crete, or stone facing-a luxury not usually pos
sible in public housing. Similarly, a percentage of 
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the units in upper middle-income housing are 
provided with outdoor balconies, a feature eco
nomically unfeasible in public housing. 

One should not conclude from the above dis
cussion that public housing is built cheaply. In 
fact, the cost per-square-foot of public housing is 
usually higher than the cost per-square-£oot of 
luxury high-rise housing. Public housing, built by 
a housing authority, rather than current turn key 
practice, is usually built extremely carefully, with 
good attention to detail and meticulously super
vised construction. However, for whatever reasons
and many have been suggested-frills are strictly 
forbidden. 

One of the reasons for intentionally maintain
ing the visual stigma of public housing was sug
gested by Adam Walinsky in his article, "Keeping 
the Poor in their Place." Ii He reasons that in this 
country, unlike our Western European counter
parts, the middle and working class population do 
not look favorably on those members of our society 
who require government assistance to pay their 
rent, Where we have come a long way from our 
laissez-faire attitudes of the 1920's in developing 
a more enlightened approach toward less able 
members of our society, we are still apparently 
incapable of providing housing for them which 
looks better than the lowest common denominator 
we provide for ourselves. (It is interesting that 

8 Adam Walinsky, "Keeping the Poor in their Place: Notes 
on the Importance of Being One-Up," The New Republic, 
CLI, Guly 4. 1964). 15, 
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FIGURE 3-54. Douglas Park, Chicago. 

although it is visually stigmatized, much public 
housing and site planning is functionally superior 
to other low income housing.) 

Public housing, even though it may cost more 
per square foot must never approach the luxurious 
in appearance. It must, almost by codified gentle
man's agreement, retain an institutional image. 
Unfortunately, this practice not only "puts the 
poor in their place" but brings their vulnerability 
to the attention of others. 

Parallel to this, and much more devastating, is 
the effect of the institutional image as perceived 
by the project residents themselves. Unable to 
camouflage their identities and adopt the attitudes 

of private apartment dwellers, they over react and 
treat their dwellings as prisoners treat the penal 
institutions in which they are housed. They show 
no concern for assisting in the care, upkeep and 
maintenance of the buildings, no inclination 
toward the decoration of their apartment units 
with paint or curtains. 

"Finally, the consequences for conceptions of the 
moral order of one's world, of one's self, and of 
others, are very great. Although lower class people 
may not adhere in action to many middle-class 
values about neatness, cleanliness, order, and 
proper decorum, it is apparent that they are often 
aware of their deviance, wishing that their world 
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could be a nicer place, physically and socially. The 
presence of nonhuman threats conveys in devas
tating terms a sense that they live in an immoral 
and uncontrolled world. The physical evidence of 
trash, poor plumbing, and the stink that goes with 
it, rats and other vermin, deepens their feeling of 
being moral outcasts. Their physical world is tell
ing them that they are inferior and bad just as 
effectively perhaps as do their human interactions." 9 

This lack of concern-lack of evidence of the 
display of personal taste and idiosyncracy to tem
per the starkness of the building structure-further 
reinforces the public housing image, and the vul
nerability of building and resident. A resident who 
has resigned himself to not caring about the con
dition of his immediate surroundings-who has 
come to accept his ineffectualness in modifying his 
condition-is not about to intercede, even on his 
own behalf, when he becomes victim to a criminal. 

3. The distinctiveness resulting from interruptions 
to the urban circulation pattern 

Another ingredient which contributes to the 
stigma and isolation of a project is the practice of 
closing off city streets for the purpose of gaining 
open space for the interior project grounds. The 
rectangular grid that is the texture of most Ameri
can cities has been recognized by planners as an 
incredibly naive and simplistic approach to urban 
form and development. It does, however, have cer
tain attributes in that streets, with their constant 
flow of vehicular and pedestrian traffic, provide 
an element of safety. Most importantly, the rec
tangular grid provides an almost universal link 
between any position on one street and another 
position on another street. 

The design of a huge project which closes off 
internal streets and provides vehicular access only 
at the periphery, originally heralded as an impor
tant new design tool for the redevelopment of 
cities, has served also to single out areas for their 
uniqueness and possible vulnerability. This, cou
pled with the obvious disadvantages that come 
from closing streets which were considered safe 
areas, serve to further handicap public housing 
design. 

4. The distinctiveness of interior finishes and 
furnishings 

It has long been the policy of public housing 

9 Lee RainWater, "Fear and House as Haven in the Lower 
Class," AlP Journal, January 1966, p. 23. 
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authorities to design and equip buildings with 
furnishings which are vandal proof and wear re
sistant. Glazed tiles of the kind employed in hos
pitals and prisons are standard in the corridors 
of public housing projects of Breukelen. They are 
convenient to wash down (e.g., to erase graffiti) 
and they wear appreciably longer than plaster 
walls do. Corridor lights, in turn, ale now being 
enclosed in unbreakable plastic and are intendcc 
to survive forever. Exterior lighting with its own 
unbreakable housing is usually of the mercury
vapor type. They cast a strong, if purplish, Hght. 
There are many such examples. 

The result of this attitude toward interior fin
ishes and furnishings is the creation of an insti
tutional ambience not unlike that achieved in 
our worst hospitals and prisons. Even though the 
materials are in fact stronger and more resistant 
to wear, tenants seem to go out of their way to 
test their resistance capacities. Instead of being 
provided with an environment in which they can 
take pride and might develop a desire to keep up, 
they are provided with one that begs them to test 
their capacity for tearing down. In the long run, 
even the institutional wall tiles and vandal re
sistant radiators at Pruitt-Igoe met their match. 

We are not advocating' esthetic treatment of 
halls and apartments for the sake of beautification 
alone, although even the President's Commission 
on Law Enforcement and Criminal Justice recog
nized the debilitating effect on the spirit of a 
deteriorated living environment. to In our discus
sion esthetic considerations assume importance for 
the ways in which they can contribute to the defi
nition and subdivision of the environment. The 
current treatment of halls and lobbies using uni
form and durable fixtures and materials is more 
driven by an esthetic of uniformity than is the 
approach we are advocating. Uniformity and dura
bility is an attempt to achieve the maximum of 
neatness, order and maintenance ease for the proj
ect as a whole. This universal denominator elimi
nates the highs and lows in concern for the 
environment which marks the private housing mar
ket characterized by individuals performing their 
own upkeep. Everyone is aware of how the indi
vidual efforts of homeowners-lace curtains on 
windows, treatment and care of garbage-can grace 
or disgrace a street. Their most important attribute 

ill The President's Commission on Law Enforcement and 
Administration of Justice, "The Challenge of Crime in a 
Free Society." E. P. Dutton. New York, 1968. pp. 182-184. 



.. 

may be their individual differences: the public 
display of individualism indicated as much in a 
show of precious concern as it is in occasional 
examples of indifferent neglect. 

5. Design and life style symbolization 

Our interviews with tenants have led us to the 
unmistakable conclusion that living units are 
assessed by tenants not only on the basis of size 
and available amenities but on the basis of the 
life style they purport to offer, and/or symbolize. 
Building prototypes, from rowhousing to high
rise, symbolize various forms of class status. The 

small, two-story rowhouse unit totalling 1,200 
square feet, with a couple of hundred feet taken 
away by an interior staircase, is held more uni
versally desirable than the 1,000-square-foot apart
ment in an elevator building, equipped with more 
modern conveniences. Low-income groups, as Amer
ican society in general, aspire to the life style 
symbolized by this housing prototype and by the 
suburban bungalow. They view the row house as 
more closely resembling the individual family 
house than the apartment within a communal 
building. A piece of ground provided adjacent 
to a unit for the exclusive use of a family is cher
ished and defended, regardless of how small. 
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Chapter 4. The Pattern of Fear in Housing 

A. Surveys of Residents of New York City Public 
Housing 

Our research team recently performed a survey 
of 425 tenants in seven public housing projects in 
New York City. These projects were representative 
of all but a few types of public housing complexes 
in New York. They included high-rise projects, 
low-rise projects, and projects with a mixture of 
both. Throughout these interviews it is apparent 
that the single most important problem faced by 
people in public housing is "fear of crime." The 
single most important directive they have for the 
use of Federal funds is to reduce crime and crim
inal opportunities. (See appendix C.) 

By asking tenants to rate their fear of crime from 
1 (safe) to 5 (unsafe) in various areas of their 
housing projects, it is possible to learn of the high 
proportions of people who are fearful of crime. 

• 55.7 percent of the total &;:;:!lple rated building areas 
outside their apartments, including halls and build
ings entrances. as either fairly unsafe or unsafe. Only 
22 percent said they were safe or fairly safe. (Sec 
table 4-1.) 

• Building height directly affects the perception of risk 
by tenants in the building. (Sec table 4-2, page 89). 
Only 16 percent of the tenants of high rise buildings 
interviewed claimed their buildings to be safe or 
fairly safe. 32 percent of residents of low-rise build
ings (three stories) saw their buildings as safe or 
fairly safe. 

• Race and ethnic status also affected fear of crime. 
Negro families by and large were least afraid of 
crime, with 47 percent claiming their project was 
fairly unsafe or very unsafe. Of white families, 57 
percent claimed their project to be fairly unsafe or 
very unsafe. 

In high-rise projects Puerto Rican families were 
most afraid, with 65 percent claiming the project 
in which they lived to be fairly unsafe or very 
unsafe. 

"Neighboring" was found to be clearly cor
related with fear of crime, and also influenced by 
building design. In general, the larger the number 
of neighbors a resident claimed he knew moder
ately well, the lower his perceived risk of crime. 
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While "neighboring" obviously varies with an in
dividual's gregariousness, it also depends on the 
opportunity for repeated contact with other 
residents. 

Table 4-l.-Attitude Survey 
Fear of Crime-Interior Spaces 

[Rated as safe, 1; unsafe, 5] 

Halls Elevators Stairs Lobbies 

Highbridge ......... 3.58 4.31 4.22 3.00 
Bronxdale ........... 3.65 3.96 4.10 3.28 
Breukelen .......... 3.61 4.01 4.12 3.43 
Edenwald (high-rise) .. 3.57 3.92 3.27 3.35 
Edellwald (low-rise) .. 3.41 3.08 2.86 
Gravesend .......... 2.78 3.12 3.21 2.46 
Hammel ............ 3.76 3.82 3.64 3.28 
Tltrogg's Neck ...... 3.57 3.75 3.51 3.09 

Where building design makes repeated contacts 
unlikely, or where the presence of large numbers 
of people make difficult the discrimination of 
neighbors from visitors and nonresidents, people 
were found to act less gregariously. This, in turn, 
infiuenced their fear of crime. 

For example, persons interviewed were asked 
how many of their neighbors they knew well 
enough to ask a small favor of, for example, ac
cepting a package in their absence. (See table 4-3). 
In high-rise projects less than 25 percent felt they 
could ask this small favor of the closest four apart
ments. In low-rise buildings more than half of the 
residents felt they knew all four of their closest 
neighbors well enough to ask a small favor of them. 

The largest numbers of residents of high-rise 
buildings (31 to 41 percent) said they only had 
one or two neighbors in the building of whom they 
could ask a small favor. In low-rise buildings, a 
relatively small percentage of peopk knew as few 
as one or two neighbors well enough to ask a small 
favor (17 percent). 

Interestingly, the percentage of residents who 
claimed they knew no one at all in the building 
well enough to ask a small favor of did not vary 
with building height and was consistently about 
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Table 4-2.-0vertlll Fear Index; X Selected Single Characteristics 

[Rated as Safe, 1; unsafe, 2] 

A. Fear of crime (average) by building height: 
3 stories .......•.....................•.. 
6 to 7 stories ..•••...................•... 
10 or over .... ,......................... 3.77 

B. Fear of crime (average) by age: 
Under mean ...............•............ 
Over mean ........... , ................. . 
60 plus, ......•.•.•...•... , .......•..•... 
Under 30 .............................•. 

C. Fear of crime (average) by race: 
White ...........•...................... 3.96 
Black ................•................ ,. 3.18 
Puerto Rican ............................ 3.94 

Projects 

2 

3.89 

Projects 

2 

Projects 

2 

3.72 
3.66 
3.98 

3 

3.88 
4.11 

3 

3 

4.18 
3.60 
4.38 

4 

2.89 

4 

2.58 
2.98 
2.88 
2.36 

4 

3.28 
2.34 
2.45 

5 

3.67 

5 

3.42 
3.67 
3.71 
2.64 

5 

3.83 
3.74 
3.88 

6 

3.36 
3.65 

6 

3.58 
3.22 
3.20 
2.59 

6 

3.25 
3.53 
3.70 

7 

3.21 

3.55 

7 

3.35 
3.53 
3.57 
2.68 

7 

3.48 
3.42 
3.70 

Total 

3.48 
3.63 
3.66 

Total 

3.24 
3.37 
3.34 
2.74 

Total 

3.69 
3.35 
3.72 

Projects: 1 = Highbridge, 2 = Bronxdale, 3 = Breukelen, 4 = Gravesend, 5 = Hammel, 6 = Throgg's Neck, 7 = Edenwald. 

Table 4-3.-Percentage of Neighbors Known Sufficiently Well to Accept Delivery of Package 

[Percent of interviewees] 

Project 

t;l ~ ::r .., a 
0 

~ I:d I:d 
0tI 

~ t'I1 t>1 
CJq ",' 

~ ... ",' ::r p.. p.. '" z e:; ". '" '" c c Z I:d I:d t>1 C) 0 ::l ::l ~ ~ '" 0tI '" R-0tI a nl p.. 

~ II: ~. :!1 :!1 !!. !!. R-::r 
'" t:. t:. '" '" 0" ::s ::: po 

~ ::!. :< ~ ~ s z p.. Po ::l ::s 'P Po !!. en 
S 'P ~ a'Q' Po po t:. '" '" -;::: :g 0 

~ '" ::l R- .. 
Number of neighbors ~ ::l Po Po !!. ,s. -S. .::;; ..:5- Z 

All on Floor ....................... 27 16 42 42 28 17 22 62 25 59 21 36 12 

3 to 7 Apartments .................. 24 21 12 11 26 23 19 20 24 36 

1 to 2 Apartments ......•.....•..... 27 41 28 25 19 26 42 17 31 18 35 43 41 

No Apartments .......•....•..•..... 21 20 18 22 26 34 16 22 23 23 20 21 11 

Totall •..........•........... 33 55 50 64 35 35 33 29 35 21 29 14 19 

1 Number of interviews on which percentages are based. 
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20-25 percent in all projects. This implies that 
truly isolated people are not influenced by building 
design .. Buildings create opportunities for interac
tion; tlley do not transform isolated people into 
gregarious people. They may, however, force people 
who would like to be gregarious into semi
isolation. In high-rise buildings, fear of elevators 
and stairhalls is far greater than fear I?f building 
lobbies or floor halls. Doubtless this results from 
the fact that stairhalls in high-rise buildings are 
separated from apartment floors by the soundproof 
fire door of the stair housing. Stairhalls in low
rise buildings are close to apartment doors and 
not enclosed within a fire shaft. These stairs were 
found to be among the least feared areas in low
rise building units. 

In studying patterns of fear across all projects, 
an interesting conclusion was reached concerning 
its causes. Edenwald Houses is a project in the 
Bronx comprised of both high- and low-rise units. 
On overall indices of fear, t.he residents of high
rise units were more fearful than those of low-rise 
units. Paradoxically, the stairhalls here were found 
to be less feared places than in other high-rise 
buildings. Almost as an accident of design, the 
stairhalls exit on the ground level next to the 
front door of the building. Because there is no 
reason to use them for exit or entry, the door 
remains locked at ground level and is used only 
in emergency. In other buildings, similar fire 
stairs exit at the rear, providing an alternative 
form of access to the building and so are used fre
quently. Any hardware affixed to these doors to 
keep them closed (except for emergency use) is 
quickly broken. 

What is so striking in Edenwald is that the elimi
nation of circulation into these stairwells from the 
street (i.e., requiring persons who would wish to 
use the stair to enter through the lobby and use 
the internal set of stairs) seems to affect the per
ceived safety of the entire system of stairs on an. 
floors. 

Finally, closeness of buildings to public streets 
clearly seems to affect the perceived risk of crime. 
The closer a building entrance is to the public 
street, the less the fear of crime. This is especially 
evident in a low-rise project where homes can be 
divided into those facing inward and those facing 
public streets. On the average, residents of internal 
buildings are far more fearful than residents of 
external buildings. Of course, this is a complex 
issue requiring further elaboration on the mean-
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ing of "street." In general, it means avoiding indi
rect paths which carry the individual out of sight 
and sound contact with other people. 

B. Fear on Project Streets and Grounds 

To examine the dynamics of fear outside of 
building structures (on project paths, grounds 
and adjacent streets) requires elaborate informa
tion as to the ways in which tenants traditionally 
use the project facilities, and their impressions of 
the pockets of safety and danger constituting its 
terrain. Interviewees were given a skeletal map of 
their project and asked to indicate gross areas they 
considered to be dangerous and safe indicated by 
dotled areas. In addition, they were asked to indi
cate paths they use to enter and exit from the 
project, paths they use to take a leisurely walk, 
paths they use to visit friends in the project indi
cated by shaded lines (see fig. 4-i, p. 91). 

By and large, residents of public housing in 
New York City lead simple lives. They have few 
friends nearby, find little reason to leave their 
apartments other than for shopping, work and an 
occasional visit to a relative. Their behavior-maps 
indicate highly ritualized use of paths. There are 
clearly defined areas they avoid; in all, they ex
hibit a rather rudimentary functional relation
ship to grounds areas of their buildings. 

C. Contagion of Fear 

Satisfactory housing design allows tenants to 
develop a sense of knowledge and familiarity with 
the building they live in, its surroundings, and the 
other people who live alongside them or use the 
building regularly. While people report being gen
erally afraid, they perceive their own building and 
its surrounding area as safer than other unfamiliar 
areas in the project, even though areas they fear 
may in fact be less dangerous than their own. 

The presence of authentic divisions of a project 
site into subunits gives residents the opportunity to 
view a certain segment of the project as their own 
turf and to psychologically "locate" the danger else
where. Also, the presence of public streets provides 
residents with an avenue of perceived security, a 
right of way through a troubled area. Except in 
severely sparse, dark, or dilapidated areas residents 
and criminals alike appear to respect the public 
stage provided by streets, the sense of being ob
served. 

All maps drawn by residents indicate that where 
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strong paths are suggested by design of grounds, 
and when pedestrian traffic is channeled along 
predictable routes, perceived risk or danger 
diminishes. 

Second, where divisions do not exist within a 
project plan, all incident in one area can affect 
the impression of safety in the project as a whole. 
Crime incidents have the effect of reducing the 
legibility and clarity of poorly engraved distinc
tions in the siting of buildings. It operates to 
level or nullify important differences between good 
and bad areas by spreading a con tagion of fear 
across all areas. 

Finally, the greatest fear of crime is produced 
in situations where tenants are forced by circum
stance to use an area they feel is dangerous, or 
where social politeness compels them to accept 
risks they might not otherwise accept through fear 
of offending a neighbor. 

If a project is subdivided in an authentic fash
ion and tenants perceive the boundaries as real, 
fearful areas can be circumscribed, and tenants can 
avoid areas considered to be dangerous while con
tinuing to conduct their business as usual. 

Throggs Neck Houses, a project in the East 
Bronx, contains 1,185 apartment units and has a 
mixture of seven-story high-rise and three-story 
walk-ups intermixed throughout a scattered site. 
Fear is concentrated in the II buildings compris
ing one block, articulated from other buildings 
by the presence of a large public street. Where 
project grounds are feared, tenants consciously 
walk as long as they can on pu blie streets before 
entering smaller, less public paths. They pick the 
route which gives them the longest line of sight 
to their building door, avoiding corners which 
make impossible advanced notice of what is ahead. 
It is striking how carefully some tenants diagnose 
the conditions of access and egress, and pains
takingly discern the best of a series of bad routes. 

By way of contrast, Hammel Houses (Far Rock
away, Queens) requires that tenants use project 
paths to get to almost all buildings. Interviews 
reveal intense fear of internal areas of the proj~ct. 
The further tenants have to stray from the public 
street, the greater the amount and concentration 
of fear. What is especially noteworthy is that proj
ect paths, as opposed to public streets, do not 
provide an authentic division of grounds. Fear is 
spread diffusely and uniformly throughout the 
project; there is no one place they feel especially 
safe. Without barriers or boundaries there isa 
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high contagion of fear from a single incident to 
other areas of the project (see fig. 4-2, p. 93). 

Breukelen Houses is a project with 1,595 apart
ment units divided into three-story walk-ups and 
seven-story elevator buildings. The unique feature 
of this project is that the city street system was 
retained in its design. Also, buildings have multiple 
entrances adjacent to the street, thereby accentu
ating the function of the public streets in bringing 
people to their buildings. Here, the majority of 
tenants clearly and consciously use the city street 
system and avoid somewhat shorter routes through 
internal project paths. 

D. The Consequentes of Fear 

It makes little sense to tell people that fear of 
crime is more of a problem than crime itself. 
Statistics on the likelihood of the average person 
becoming a victim of crime in the cities are still 
very slim, especially outside the borders of the 
ghetto. But adults in this society live probabalis
tically. For an adolescent, with an undifferentiated 
conception of, lbability, a chance of one in 100 
seems a remote possibility. This is why statistics 
on the incidence of death due to overdoses of 
heroin are not especially intimidating to the ado
lescent mind. For adults, odds of one in 10,000, 
that they will be victims of a violent crime are 
considered beyond the minimal standards of safety. 
Also, what has doubtless contributed to the prob
lem is that most people have either been victims 
of crime or personally know of people who have 
been victims. Fear becomes concretized under these 
conditions; it leads to fantasy and preoccupation 
with crime. 

The unfortunate consequence of this fear is the 
undifferentiated mistrust of st1'angers that has re
sulted, along with fear of retaliation should they 
intercede or inform police. Fear, in itself, can in
crease the risk of victimization through isolating 
peighbor from neighbor, witness from victim, 
making remote the possibility of mutual help and 
assuring the criminal a ready opportunity to oper
ate unhampered and unimpeded. 

Interestingly, fear of crime was not always found 
to correlate directly with incidence of crime, but 
is a complex function involving the status of the 
respondent, his expectations of safety, the nature 
of the community and the actual incidence of 
crime. In st'lble, well-functioning communities, 
residents did not feel reluctant to introduce them-
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FIGURE 4-2. Hammel Houses, Queens, N.Y. "Fear map." Residents at Hammel Houses are forced to use the internal path 
system. Building entrances are located too far into the interior of the project to offer safety by street sUl'veiIIance. Tenants 
reveal intense fear of these areas. 

selves to strangers and to watch, greet, or question 
people they did not recognize. Because they felt 
well within their rights in questioning the inten
tions of others, residents could perform this task 
efficiently and directly. They expected social am
biguities to be resolved quickly in an atmosphere 
of good will and mutual respect. 

The primary purpose of questioning strangers 
is to elicit new information about their intentions; 
information that may not have been sufficiently 
evident in their behavior. For example, a person 
sitting on a step near the entrance to a small 
private low-rise apartment building may be asked, 
"Are you waiting for someone?" by an entering 
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resident. The purpose of the question is to resolve 
ambiguity about why a stranger is sitting on the 
entrance step. The question can be phrased as a 
gesture of assistance, and need not take the form 
of a demand or a confrontation. From responses 
to these simple requests for information, the resi
dent is able to make a clearer assessment of the 
strangers intent, calling upon data provided by 
his voice, his gesture, his eyes, and his manner, in 
addition to the content to his answer. In this 
situation, the physical setting-being seated on the 
entrance steps of a private building-calls for a 
social explanation. This explanation is usually 
given promptly and willingly, without loss of face 
for either party. The social event usually ends on 
a note of cooperation. If the request happens to be 
phrased nervously or sharply, or if the situation 
is ambiguous-for example if it is not evident that 
the questioner lives in the building-the "intruder" 
may respond a little less willingly. He may begin 
to feel that his own rights of privacy are being 
threatened by a person who has not demonstrated 
his right to ask questions. 

In large, internally undifferentiated high-rise 
buildings the presence of large numbers of un
known faces severely restricts the range of areas 
in which people feel they have the clear right to 
question the presence of others. Unless there is 
an alert doorman, who serves to limit access to 
residents and their guests, the area in which people 
feel they have this right is limited mostly to the 
small area around the door to their apartment. 
Typically, people say they are reluctant to can· 
front people elsewhere in and around the building 
for fear of either provoking them or insulting them 
unintentionally. 

In large public housing projects made up of 
high-rise buildings, these fears of provoking stran
gers are not entirely unfounded. Quel,tioning the 
presence of an unknown person may in fact evoke 
reactions ranging from mild resentment to extreme 
outrage at having been falsely accused or unjustly 
singled out. There is little clarity concerning the 
rights of tenants to question the presence of people 
because few places in these buildings are terri
torially restricted. Only police and management 
have the clear right to question the presence of 
people in buildings. 

'i!\There sociospatial distinctions are lacking, as 
in the interior of most high-rise buildings, the 
intruder, often as not, has the same right to ques
tion the presence of his interrogator. In communi· 
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ties which have suffered a high incidence of crime, 
people try to avoid these ambiguous social en
counters at all cost. Inherent in these encounters 
is the danger that strangers are actually bent on 
crime. In these instances, residents find it impos
sible to distinguish different levels of risk in ask
ing questions of strangers. The possibility of a 
mild rebuke can not be distinguished from the 
possibility of a major assault. Misdiagnosis of a 
social situation, which results in falsely accusing 
someone brings with it the risk of severe social 
shame, rather than the momentary embarrassment 
of a simple social error. 

The result of this heightened ambiguity is usu
ally withdrawal into the partial security of well
known social rituals. People depend primarily on 
a small group of immediate neighbors who they 
feel sure they can not easily offend. They use over
learned, well-traveled routes to and from their 
dwellings in an attempt to ward off even the 
slightest chance of encountering new or unusual 
social situations. 

The Crime Commission suggests that there are 
grave dangers in exaggerated fear of crime. Among 
them, people tend to think of crime as a diffuse 
category, and assume that 'all increases in crime 
indicate an increase in violence. In other words, 
the increase in property crimes is assimilated in 
the mind of the public into a single category and 
included with those that have been singled out 
for public view by the news media as especially 
violent acts. 

This same logic of extension carries over to our 
own studies of the relationship between fear of 
crime and building design. Just as an crimes are 
assimilated to crimes of violence, so the concept 
of "crime in the streets" like all gross generaliza
tions, tends to deny existing spatial distinctions 
which might lead to a containment of fear to those 
areas over which no one has proprietary rights. 
This abstract fear can be controlled and defined 
through the subdivision of projects and buildings 
to enable tenants to persist in making distinctions 
between legitimately dangerous places, those areas 
of moderate security, and islands of extreme safety. 

E. Summary of Initial Results on Crime and 
Housing Design 

Fear of crime is by far the greatest single prob
lem identified by residents of public housing. 
Although fear of crime is roughly correlated with 
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actual danger of victimization, the design of build
ings influences the perception of risk. In like man
ner, the design of buildings and projects influences 
the criminal's perception of the risks of being con
fronted or apprehended by tenants or police. 

The physic~l design factors influencing fear in
clude: 

l. The division of projects by public streets. 
Public streets provide a haven of safety, especially 
if they are faced by project windows and building 
entrances. 

2. Project paths m-e safe if defined by buildings. 
The path system through proj<.:cts, defined by 
building entrances and walls containing windows, 
provide a corridor of safety through the project 
and create areas outside the home in which parents 
allow their children to play. 

3. High-rise buildings induce anonymity and 
isolation. High-rise buildings with a large number 
of families and their guests sharing a single entry 
make it impossible to distinguish neighbors from 
intruders. Where tenants can come to recognize 
their neighbors, they can be more alert to strange
ness or breaks in routine. 

In our findings the lack of familiarity with 
neighbors is correlated with fear of crime. Resi
dents who feel isolated from neighbors are far 
more frightened of crime than those who feel a 
sense of contact with neighbors_ Equally clear is 
the influence of building design on the likelihood 
of tenants becoming familiar with the identity and 
habits of their neighbors. Low-rise buildings, and 
multistory buildings with exposed stairs (Browns
ville) or with elevators limited to a small number 

of families produce a higher degree of familiadty 
with nearby families than do high-rise buildings. 

Freedom to su.rvey, supervise and question stran
gers is a function of building design 

The willingness of tenants of low-rise projects 
to leave their doors ajar, or to look out their win
dows onto the street below is an indication of 
their sense of attachment to areas around their 
building and concern about activities that occur 
in these zones. The size, scale and orientation of 
buildings contribute to the effectiveness of this 
impulse to watch. Streets and paths become more 
interesting when they are used by adults and 
children. Surveillance breeds "use", "use" creates 
interest, which in turn induces more surveillance. 

Contagion of fear is a function of the scale of a 
project and the relation of buildings to one 
another 

When the project is capable of being perceived 
as a unit, all at once, a crime in one area casts 
a spectre of fear and cynicism on the whole en
vironment. Throggs Neck Houses has one isolated 
area of extreme crime. The presence of a strong 
public street allows tenants in other areas to juxta
pose the safety of their home area with the dangers 
of this circumscribed zone. This allows tenants and 
police alike to sustain :he impression that crime 
is contained and manageable. Criminals likewise 
do not assume that the project has, as a whole, 
fallen into anarchy. They respect the proprietary 
edges and margins of other areas of the project . 
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Chapter 5. Evidence on Crime in Housing 

A. Methods of Investigation 

It is difficult to test the influence of the physical 
environment on the willingness of people to an
ticipate, defend against and control crime in and 
near their home environment in that many factors 
other than physical configuration contribute to 
the willingness of residents to confront strangers, 
share attitudes and fears with neighbors, and de
velop the social mechanisms and interdepend
encies which ultimately reduce the danger of 
crime. 

People differ in their capacities to enter into new 
and necessary forms of social relationship with their 
neighbors. Some of these diff~rences can be corre
lated with the personal or social background of 
tenants. For example, people di,ffer in their 
threshold of acceptable levels of ambiguity of be
havior. For a socially reticent person, the presence 
of any stranger is perceived as a threat, amI may 
induce withdrawal or isolation; for more gregarious 
types of people, strangers can be questioned ~n a 
kind way without intended threat or perceived 
danger. Differences in personal style may carryover 
into larger concerns, for example, the degree of 
social order versus anarchy people expect and in
sist upon. 

The responsibility of being a parent or spouse 
clearly increases the likelihood (;~ taking responsi
bility for one's life setting and surroundings; eco
nomic stability affects the individual's self esteem, 
lessens his political and social cynicism and en
hances his conception of the worthiness of bat
tling against crime; finally, differences in psycho
logical stability may imply differential capacities 
to distinguish reality from fantasy about crime, to 
make disciplined judgments about the nature of 
the problem of crime. Unstable people may be 
flooded with feelings of fear and apprehension, 
leading them to passively accept crime as ubiqui
tous and epidemic. 

It would be impossible to fully detail these per
sonal and social characteristics that determine the 
individual's willingness to engage in the battIe 
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against crime. Although the subject of our work, 
it is equally difficult to identify those specific fea
tures of the residential environment which inter
act with u~ese psychological and social charact~r

istics to produce high or low crime proneness of a 
community. 

A fair test of hypotheses concerning the impact 
of the physical environment on crime requires 
comparison of communities in which social char
acteristics of the population are held constant, 
where the only variation is the physical form or 
composition of the buildings in which they live. 
Were differences in crime demonstrable between 
these samples, it would display an interaction be
tween positive social factors which inhibit crimi
nality, negative social factors which produce likely 
victims of crime (i.e., factors such as social isola
tion and anonymity) and important physical char
acteristics of the residential environment which 
serve to catalyze the crime proneness or crime re
sistance of a community. 

As a rough approximation, one must employ 
those objective measures which aTe available, 
framing the problem with methods that yield. m~xi
mum control of unknown or unwanted VarIatIOn. 

A paramount consideration in the selection. of 
public housing in New York City as the population 
for these studies was the volume of personal data 
available on the more than one-half million resi
dents. It was also important that this population 
fell within a rather restricted range of economic 
and social characteristics. Finally, although all 
public housing buildings and pr~jects sh~re a com
mon character, there is a suffiCIent varIety, from 
large high-rise projects, to in fill high-rise buildings, 
to garden apartments, to allow an evaluation of the 
effects of building design on crime. 

Two methods of study were decided upon for 
the first phase of research, and prelimi~ary ~ndings 
of each of these methods are presented 111 thIS chap
ter. These methods are: 

• Comparative studies of coupled projects. 
• Statistical analyses of crime rates in relation to hous

ing design. 



The first of these methods, comparative studies, 
is largely a biographical or anthropological ap
proach to the problem, pursued through inter
views of a wide range of participants in the life of 
a community, and augmented by objective data on 
characteristics of tenants. It required finding pairs 
of housing projects which were sufficiently similar 
in tenant population to support the assumption 
that crime rates would be about the same if they 
were a product of social characteristics alone. In 
those pairs of projects selected for presentation, 
physical design characteristics alone are the dis
tinguishing features through which projects can 
be contrasted; these distinguishing features bear 
directly on our hypotheses concerning crime. 

Although differences in crime rates follow the 
hypothesized direction, the comparison of Van 
Dyke Houses and Brownsville Houses included in 
this chapter is by no means conclusive evidence 
that housing design induces crime. 

To broaden the scope of these findings, the Sta
tistical Analyses were undertaken. In addition to 
testing the generalizability of hypotheses garnered 
through more intensive anthropological methods, 
it made possible the disaggregation of factors re
lated to crime rate. It allowed a further means for 
separating effects due to tenant characteristics from 
those due to physical characteristics of projects. 

Finally, a third manner of testing the impact of 
physical environment on crime is to observe the 
effect of changes in a given environment on the 
same people, in the same social context, over time. 
This method is discussed briefly in appendix E and 
is the substance of further studies to be reported 
in a sequel to this monograph on the "Impact of 
Architectural Modifications on Crime." By observ
ing the cumulative effects of defensible space de
sign modifications to existing projects, one can 
identify the specific mechanisms through which 
the impact of physical design on crime is felt. 
This last method has some disadvantages in that 
it makes impossible the comparison of strikingly 
contrasting life styles. For example, the same com
munity of people cannot feasibly be moved from 
low-rise to high-rise buildings. Nevertheless, it is 
the only satisfactory direct test of design hypotheses. 

While none of these methods is by itself ade
quate to identify the contribution of physical 
design to crime proneness or resistance of a com
munity, the three taken in concert have begun to 
unearth a wide range of significant data. 

In the comparative studies of coupled projects 

which follows, a biographical method was used to 
compare residential environments which are dif
ferent in important aspects of their physical form 
but equivalent in regard to important social char
acteristics. Results of more detailed statistical 
analyses through which the effects of social varia
bles can be statistically compensated to allow for 
a fair test of the catalytic functions of the environ
ment follows the comparative studies. 

B. Comparative Studies of Coupled Projects 

1. Brownsville-Van D'yke: a biographical com/Jari
son 

As a first test of the feasibility of our hypotheses 
it was necessary to find two residential communi
ties that served comparable populations and were 
sufficiently different in important architectural and 
physical ~haracteristics to provide a testing ground 
for evaluating the impact of the physical environ
ment on crime and vandalism. 

Two New York City housing projects, Browns
ville Houses and Van Dyke Houses, were selected 
and compared on the basis of similarity of social 
and economic characteristics of tenants and striking 
contrasts in physical characteristics. These projects 
differ in design (see fig. 5-1, p. 98) in that Browns
ville Houses is comprised of low (three- to six-story) 
walk-up and elevator buildings while Van Dyke 
Houses is comprised of a mix of three story build
ings and 14 story high-rise slabs. Although there 
is a [most an equal number of low and high-rise 
buildings at Van Dyke, 90 percent of the apart
ment units are located in the high rise slabs. The 
two projects are across the street from one another 
and share the same housing authority police and 
New York City police services. 

As a first step, crime incident rates and mainte
nance rates for the two projects were compared. 
In summary, Van Dyke Homes has 66 percent more 
total crime incidents with over 2Y2 times as many 
robberies (263 percent), and 60 percent more felo
nies, misdemeanors and offenses. Even though 
Brownsville Houses is an older project, beginning 
to suffer from natural decay, Van Dyke has re
quired a total of 72 percent more maintenance 
work. As a measure of tenant satisfaction, Browns
ville Houses, the older project with smaller room 
sizes in similarly designated apartment uni~s has 
a lower rate of move-outs than Van Dyke Houses. 
Naturally, when using the results of one year's 
experience, one runs the risk of deriving conclu-
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FIGURE 5-1. Comparison of Van Dyke Houses-Brownsville Houses. Comparative view. Van Dyke Houses (left, 14-story high-rise) and Brownsville Houses (right, six-story 
buildings) are across the street from one another. Although tenant populations are identical, crime and vandalism rates are 40 percent to 150 percent greater in 
Van Dyke than in Brownsville depending on the nature of the crime . 
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sions on the basis of an historical accident. Conse
quently, results were tabulated annually over an 
8-year period, including sampling of move-ins to 
the two projects, and these data have provided 
additional confirmation of differences in crime 
and vandalism between the projects that cannot 
be readily assigned to differences in their tenant 
populations. 

2. Physical design, Van Dyke HousfJS 

Differences in physical design of the Brownsville 
and Van Dyke projects are apparent even to the 
casual observer. Van Dyke Houses has the appear
ance of a large, undivided project. The most domi
nant buildings are the 13 14-story slabs. In less 
evidence are the nine 3-story structures. Each build
ing sits independently on the site with large open 
spaces separating it from its neighbors. The proj
ect is divided through the middle by a vast open 
area, used in part for automobile parking and 
including a Department of Parks playground. By 
design, these large open areas do not relate to sur
rounding buildings. Entrance to Van Dyke build
ings requires that tenants walk off the public street 
onto project paths that wind into areas blinded to 
surveillance from the street (see fig. 5-2, page 100). 
The only areas of the project grounds which relate 
somewhat to buildings are the small seating areas 
in the channel of space between the double row 
of buildings. Entrance to the high rise buildings 
is directly off the project paths with no gradation 
or distinction indicated by the design of the 
grounds in front of the building lobby. This func
tional entrance to the buildings is actually a small 
door shared by 112 to 136 families. 

Two low speed elevators carry families to their 
living floors in the high-rise buildings. Elevators 
are placed directly opposite the building entrances 
as mandated by the Housing Authority to improve 
surveillance from the outside. Full benefit is not 
derived from this arrangement, however, since en
trances face the interior of the project rather than 
the street. 

The housing floors of th~ high-rise buildings are 
each occupied by eight families. The elevator stops 
in the middle of the corridor, and the apartment 
units are reached by walking left or right down 
a dead end corridor with apartments positioned 
on both sides (see fig. 5-3, p. 101). 

3. Physical design, Brownsville Houses 

Brownsville Houses presents the appearance of 

being a smaller project due to the disposition of 
units in smaller and more diverse buildings (see 
figures 5-4 and 5-5, pages 102 and 103). It might be 
said that the buildings, their design, and their 
siting have been used to divide the acreage on 
which the project sits into smaller, more manage
able zones. Tnese ground areas have been human
ized through the relationship they bear to indi
vidual residential buildings. Activities that take 
place in small project spaces adjoining buildings 
have become the bminess of the neighboring resi
dents, who assumed a leading role in monitoring 
them. 

All residents and police who have been inter
viewed at Brownsville perceive the project as 
smaller and more stable than Van Dyke. All in
truders, including police and interviewers, feel 
more cautious about invading the privacy of resi
dents at Brownsville. Their attitude toward inva
sion of the interior of corridors at Van Dyke is, 
by contrast, callous and indifferent. 

This emphasis on space division carries over into 
the design of the building interiors of Brownsville 
Houses as well. Individual buildings are three and 
six story structures with six families sharing a floor. 
The floor is further divided by an unlocked swing
ing door into two vestibules shared by three 
families each (see fig. 5-6, P 104). In the six story 
buildings there is an elevator which stops at odd 
floors requiring residents of upper stories to walk 
up or down one fljght using an open stairwell 
around which apartment doors are clustered. 
Vertical communication among families is assured 
by this relationship of elevators to apartments, and 
also by the presence of open stairwells connecting 
the floors. 

At the ground level, the building lobby leads 
up a short flight of stairs to several apartments 
which maintain surveillance over activity in this 
small entryway. On all floors tenants have been 
found to maintain auditory surveillance over activ
ity taking place in halls, by keeping their doors 
slightly ajar. These features of the building have 
allowed occupants to extend their territorial pre
rogatives into building corridors, hallways and 
stairs. Mothers of young children at Brownsville 
allow them the freedom to play on landings and 
up and down the stairwells and monitor their play 
from within the apartment. An interruption to the 
din of children at play in the stairwells was found 
to bring mothers to their doors as surely as a loud 
scream. 
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FIGURE 5-2. Van Dyke Houses, New York. View of entrance. Entrance to 14-story buildings is removed from the street making 
casual surveillance by autos, pedestrians, and pOlice impossible. Lobby areas are considered dangerous by residents, 
especially at night . 
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FIGURE 5-3. Van Dyke Houses, Brooklyn, N.Y. Sketch of floor plans. Floor plans show the location of elevator and fire stairs with respect to the entrance lobby 
and the individual apartment floors in Van Dyke high·rise buildings. 
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FIGURE 5-4. Brownsville Houses, New York. View of buildings and grounds. Oblique view shows dense coverage and division of grounds into areas defined by and asso
ciated with buildings. Each wing of the six-story buildings contains three apartments on a floor clustered around a common vestibule. 
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FIGURE 5-5. Brownsville Houses. Brooklyn. N.Y. Sketch of exterior. The building layout at Brownsville is such that the 
central portion is six stories high. The extended wings are three·stor>' walk·up structures. 

By contrast, young children at Van Dyke are not 
allowed to play in the corridors outside their apart
ments. First, the halls of Van Dyke and other high
rise buildings are designed solely for their corridor 
function and are inhospitable to the fantasy-play 
of children (fig. 5-7, P 105); second, to many 
families utilize a typical high-rise hall for a mother 
to comfortably leave her child unsupervised. 
Mothers are reluctant to leave their door ajar for 
surveillance for the same reason-too many people, 
including strangers and guests of neighbors, wander 
through the Van Dyke halls unchecked and un
questioned; fourth, to give children real freedom 
of use of the building would require their using 
the elevator or fire stairs to gain access to other 
floors. But both these areas are frightening, and 
would take the children out of the surveillance 
zone of the mother and other tenants. The eleva
tor cab is sealed by a heavy metal door that can
not be opened manually. The fire stair wells are 
designed to seal floors in the event of fire. A by
product of their fireproofing is that noises within 
the stairwells cannot be heard in the corridor out
side (see fig. 5-8, p. 105). Criminals often force 
their victims into these areas because the sound
proofing feature and low frequency of use make 
the detection of a crime in progress almost im
possible. 

The sense of propriety which is apparent in the 
way tenants of Brownsville Houses use their halls 

to monitor and maintain surveillance over chil
dren and strangers appears to have carried over 
to the grounds adjacent to building entrances. 
Because of the unique construction of the build
ings there are areas on the ground level just out
side the front door to the building where parents 
can allow their children to play while maintaining 
contact with them through their kitchen windows 
(see fig. 5-9, p. 106). Interviews have revealed that 
the range of spaces into which young children are 
permitted to roam (assuming parents adopt this 
parietal role of "giving permission") is greater in 
Brownsville than in Van Dyke. 

Finally, wh!!re entries to Van Dyke high-rise 
buildings serve over 130 families, Brownsville 
buildings are entered through a series of doors, 
each serving a small nllmber of families (9 to 18). 
The ground area acljacent to these entries has been 
developed for use by adults, and for play by young 
children. Parents feel confident about allowing 
their children to play in these clearly circum
scribed zones. Frequently, these entry areas are 
located just off the public street, and serve to set 
off the building from the street itself by acting as 
an intervening buffer area. The placement of en
trances just off the street avoids the dangers cre· 
ated at Van Dyke by forcing tenants to walk 
along blind interior project paths to get to their 
buildings. 
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FIGURE 5-6. Brownsville Homes, New York. Floor plan, 

4. Tenant characteristics 

Inspection of table 5-1, page 107, tenant statistics, 
reveals t!lat the tenants of Brownsville and Van 
Dyke are rated similarly on overall indices of 
socio-economic status, family stability and ethnic, 
racial and family composition. It is also clear that 
these rough similarities are consistent from year to 
year. Comparison of demographic data over the 
period 1962 to 1969 reveals few exceptions to this 
overall pattern of identity between the projects, 
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5. Comparison of physical and tenant charac
teristics 

Review of the objective data (see table 5-2) on , 
the physicaJ characteristics of the two projects re
veals many striking parallels. The projects are al
most identical in size, each housing approximately 
6,000 persons, and are designed at exactly the 
same density: 288 persons per acre. Major differ
ences arise in the composition of buildings and the 
percentage of ground level space they occupy. 
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FIGURE 5-7. Van Dyke Houses, Brooklyn, N.Y. Sketch of 
corridor. Corridors at Van Dyke are narrow and are not 
conducive to play or socializing. They serve only as a 
means of entrance and exit for the residents. 
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FIGURE 5-8. Van Dyke Houses, New York. Floor plan. The fire stair doors seal off the corridor from noises coming from 
other floors, thereby inhibiting casual audio surveillance . 

Brownsville buildings cover 23 percent of the avail
able land, whereas Van Dyke buildings cover only 
16.6 percent of the total land area-including nine 
three-story buildings which occupy a large per
centage of space but house only 24 percent of the 
total project population. 

6. Study of move-ins 1967-1969 

It was a widely held belief that many so-called 
"problem families," displaced by the Model Cities 

renewal programs, were among recent move-ins to 
Van Dyke. Many people drew an immediate corre
lation between the higher crime rate at Van Dyke 
and this change in population. We obtained in
formation on a representative sample of families 
who have moved into the two projects over the 
past three years (see table 5-3). Sample d'lta on 
one of every five move-ins reveal no striking dif- . 
ferences in the social conditions of the projects as 
a whole (see table 5-4, page 108). 
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FIGURE 5-9. Brownsville Homes, Brooklyn, N.Y. View of grounds. The site configuration of the buildings at Brownsville creates a triangular buffer area similar in 
design and use to that at Breukelen houses (see ch. 3). These play and sitting areas are easily observed from the street and from apartment windows. 
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Table 5-1.-Tenant statistics 

Characteristic Brownsville Van Dyke 

Total population ............ . 5,390 6,420 
Average family size .......... . 4.0 4.0 
Number of minors ........... . 3,047 (57.8%) 3,618 (57.5%) 
Percent population black ..... . 
Percent population white ..... . 
Percent population Puerto Rican 
Average gross income •....... 
Percent on welfare ........... . 
Percent broken families ...... . 
Average number of years in 

project .............. , ..... . 
Percent of families with two 

wage earners .............. . 
Number of children in grades 1 

through 6 ................. . 

85.0 
2.6 

12.4 
$5,056 

29.7 
31.7 

9.0 

11.0 

904 

Source: N.Y.C. housing authority records, 1968. 

Table 5-2.-A comparison or Physical Design 
and Population D~nsity 

--------------------

79.1 
5.6 

15.3 
$4,997 

28.8 
29.5 

8.5 

12.2 

839 

Physical measure Brownsville VanDyke 

Total size .•........... 19.16 acres ..... 22.35 acres 
Number of buildings ... 27 ............ 23. 
Building height ........ 6 story with some 13 to 14 story, 

3·story wings. . 9 to 3 story. 
Coverage ............... 23.0 ........... 16.6. 
Floor area ratio ........ 1.39 ........... 1.49. 
Average number of rooms 

per apt. .............. 4.69 ........... 4.62. 
Density ..............•. 287 persons/acre. 288 persons/acre. 
Year completed ......... 1947 ........... 1955 (one build-

ing added in 
1964). 

Source: N.Y.C. housing authority project physical design 
statistics. 

Year 

1967 
1968 
1969 

Source: 

Table 5-3.-Move-Ins: A 3 year comparison 

Brownsville 

109 
118 

75 

VanDyke 

158 
127 
93 

Bear in mind that the total number of move-ins 
in these three years constituted fewer than five 
percent of the project population in both Van Dyke 
and Brownsville. To blame problems of the project 
on a small number of "bad seeds" would clearly 
be gratuitous. To insure that these mean figures 
were not misleading, frequency distributions were 

plotted for each variable which permitted such 
treatment. For example, the frequency of each 
family size varying from one to fifteen was plot
ted separately for Brownsville and Van Dyke. 

7. Comparison of objective data on crime and 
vandalism 

Crime and vandalism are major problems at both 
Van Dyke and Brownsville Houses. The problem 
has become serious over the past ten years with 
the decline of the old Brooklyn community and the 
failure to create renewal opportunities. The area 
surrounding both projects is severely blighted; 
store owners conduct business in plexiglass booths 
to protect themselves from addicts. The local li
brary requires two armed guards on duty at all 
times. The local hospital claims it records fifteen 
teenage deaths per month due to overdoses of 
drugs. 

Table 5-5 presents data on major categories of 
crime expressed in terms of rate per thousand 
population. Data are also presented on specific 
crimes including robbery, possession of drugs and 
loitering. 

In general, the crime statistics confirm the opin
ions of law officers and residents alike-at Browns
ville the problem is manageable; at Van Dyke it 
has gotten out of hand. Robberies do occur two 
to four times as frequently in Van Dyke than in 
Brownsville. The overall incidence of felonies is 
far greater as well. 

8. Some conclusions 

It is unwarranted to conclude that these data 
provide final and definitive proof of the influence 
of physical design variables on crime and vandal
ism. It is equally misleading to assume, as did 
management officials, that the differences can be 
explained away by variations in tenant character
istics in the two projects. The project manager 
assumed that Van Dyke Houses had a larger num
ber of broken families and that these families had 
a larger number of children than those at Browns
ville. The statistics do not bear out this assump
tion, but the image described by the manager and 
other public officials suggests the extent of the 
problem and may in turn contribute to it. 

There are some elementary differences in the 
physical construct of the projects which may con
tribute to the disparity of image held by officials. 
Police officers revealed that they found Van Dyke 
Houses far more difficult to patrol. To monitor 
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Table 5-4.-Tenant statistics for move·ins 

Characteristic 

Race: 

Negro 

Puerto Rican ...............................•....•....•............... 

White/Caucasian .................................................... . 

Total •....................•........................................ 

Source of income: 

Private employment 

Government employment ...................•....•............••.••..• 

Own business ....•.................................................. 

Department of welfare ..........................•..................... 

Social security •.............•.........•.....................•......... 

Disability insurance .............................................•.... 

Military allotments ..........•.................•..••...•....•......••. 

Assets: 

None or unknown 

Less than $1,000 •••................•....•....•................. : ..... . 

$1,000 to $1,999 .................................. , .................. . 

$2,000 to $2,999 

$3,000 to $3,999 

$4,000 to $4,999 

$5,000 to $5,999 

Previous housing: 

Own apartment 

Apartment with relatives ....................................•....•... 

Furnished room 

Hotel ....................................................... , ....... . 

Residence at last address: 

Less than 6 months ....................•............... , ............ . 

6 to 11 months ........................•...... , ......... , ...•......... 

1 year less than 2 
2 years less than 3 

3 years less than 4 

4 years less than 5 

5 years less than 10 ................................................•.. 

10 years less than 15 

15 years less than 20 .•..•.........•.........•...........•.•........••. 

20 years or more ....•.............................................••. 

Family composition: 

108 

Single person .............................•.. , ....................... . 

Married couple ...........•.........................•....•............ 

Father, mother, children .......................•....•....•............ 

Father with 1 or more children ................•....•.....•........... 

Mother with 1 or more children •..•......•....•....................•. 

Other ...•......•.••...•....••.•....•....•..••••...•.....•........... 

Brownsville 

51 

7 

o 

58 

34 

5 

o 
16 

1 

o 
2 

27 
I 

3 
9 

5 

8 

5 

46 

10 

I 

1 

7 

8 

13 

8 

6 

3 

6 

3 

2 

2 

3 
4 

34 

14 

2 

VanDyke 

41 

10 

0 

51 

116 

9 

I 

1 

2 

51 

0 

0 

0 

0 

0 

0 

43 

0 

7 

4 

7 
16 

10 

6 

4 

2 

o 

I 

II 

83 

o 
14 
o 

,. 
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Characteristic Brownsville 

Sex of head of household: 

Male ..........•................................•..................... 

Female ....•...............•...............•......................... 

Age of head of household: 

Less than 20 years ........•.•......................................... 

20 to 29 years ......•................................................. 

30 to 39 years ...................................................... ,. 

40 to 49 years ..........................................•............. 

50 to 59 years ....................................................... . 

60 to 69 years ....................................................... . 

70 to 79 years ................................................. , ..... . 

Number of children under 21: 

o ................................................................... . 
1 ................................................................... . 

2 

3 ................................................................... . 

4 ................................................................•... 

5 ...•................................................................ 

7 

Source: A sample of 1/5 of move-ins, 1967-69. 

Table 5-5.-Comparison of crime incidents 

Crime Incidents 

Total incidents 

Total felonies, misdemeanors and offenses .....•............................................ 

Number of robberies .................... : ............................•.................... 

Number of miscellaneous mischief ........................................................ . 

Source: N.Y.C. housing authority police records, 1968. 

38 

20 

2 
27 
11 

8 

5 

3 

2 

10 

17 

23 
4: 

2 

2 

o 

Brownsville 

790 

264 

24 

28 

VanDyke 

36 
15 

2 

26 
13 

3 

3 

4 

o 

6 

20 

20 

2 

2 
o 

VanDyke 

1,189 

432 

92 

52 

activity in the enclosed fire stairs requires that a 
patrolman take the elevator to the upper floor and 
then walk down to the ground level, alternating 
at each floor between the two independent fire 
stair columns. 

Police express pessimism about the value of 
themselves at Van Dyke Houses. At Brownsville 
they are much more optimistic and, in subtle ways, 
respond to complaints with more vigor and con
cern. All these factors produce a significant posi
tive effect in Brownsville. At Van Dyke the nega-

tive factors of anonymity, police pessimism, tenant 
feelings of ambiguity about strangers caused by 
large numbers of families sharing one entrance, 
conspire to progressively erode any residual faith 
in the effectiveness of community or official re
sponse to crime. 

9. Maintenance and vandalism statistics 

Another measure of security concerns the rate 
of decline of facilities (see table 5-6). Although 
most of the decline of physical facilities is due to 

109 



Table 5-6.-Comparison of maintenance 

Maintenance Brownsville 
(constructed 1947) 

VanDyke 
(constructed 1955) 

Number of maintenance jobs of any sort (work tickets) April, 1970 2,376 3,301 

2,643 

1.47 

9 

280 

Number of maintenance jobs excluding glass repair ........•................... 1,651 

Number of nonglass jobs per unit ..............................•.............. 1.16 

7 

llO 

Number of full-time maintenance staff ........................................ . 

Number of elevator breakdowns per month ................................... . 

Source: N.Y.C. housing authority project managers bookkeeping records. 

natural use, much of the problem is due to van
dalism, and/or the breakdown of efforts at upkeep 
and repair. Because it is an older project, one 
would suspect that Brownsville Houses would re
quire greater expenditures of effort in repair and 
maintenance. It is interesting to note that the 
average outlay of time and funds for upkeep of 
Van Dyke is proportionately higher than that of 
Brownsville. Not only is there less need of repair 
at Brownsville, but tenants themselves play a 
greater role in seeing to the cleanliness of build
ings either through insistence on janitorial serv
ices or by individual effort. 

One of the most striking differences between the 
two projects concerns elevator breakdowns. The 
far greater number of breakdowns at Van Dyke 
is first a function of more intensive use; but more 
breakdowns are due to vanfialism at Van Dyke 
than at Brownsville. This form of vandalism is 
especially diagnostic in that adolescents who tam
per with Van Dyke elevators do not have a sense 
of identity with the people they inconvenience. 

C. Statistical Analysis of Crime Rates in Relation 
to Housing Design 

Architectural features can serve to increase or 
decrease the probability that crimes will occur 
within buildings and on project grounds in two 
inter-related ways: 

Social.-by creating spatial arrangements which 
either encourage or discourage a feeling of com
munal responsibility among tenants for the de
fense of certain areas. 

Physical.-by making spa.ces more or less accessi
ble, and by facilitating or inhibiting the criminal 
in evading pursuit. A firestair placed adjacent to 
apartment windows will allow entry; buildings 
with multiple exits make it easy to evade pursuit. 

llO 

III our computer-aided comparative analysis of 
crime patterns, New York City Housing Authority 
projects were categorized according to selected de
sign features. The following is the result of a study 
of the correlation of each of these selected design 
categories and the corresponding crime rate for 
the year 1969. Since the computer tapes on crime 
do not provide a building by building breakdown, 
information could not be used for those projects 
with mixed building types, and they were elimi
na ted from analysis. 

1. Types of crime and ~heir location 

The first step in relating physical design to 
-crime, was to determine where crimes happened 
in projects, and if any overall pattern of location . 
<::x.isted. ',Ve were aware first that certain parts of 
project buildings seemed more prone to crime than 
others and, that secondly, certain types of crimes 
predominated in particular areas of a building. 
'What we needed was exact information as to which 
place, appeared to be most vulnerable. With this 
knowledge, it was then possible to further ascer
tain the connection between particular design fac
tors and crime. 

Vulnerable areas 

By far, the greatest amount of crime (49.4 per
cent + 27.0 percent, or 76.4 percent of all felonies 
such as assault, burglary, murder, rape and rob
bery) occurs in interior spaces of buildings, defined 
here as apartment, lobby, elevator, hallway, roof 
and landing. However, of this 76.4 percent, the 
majority (or 65 percent) occur in the interior public 
spaces of the buildings. (See fig. 5-10.) 

Of the various public spaces in a building, the 
elevators are the most notorious, accounting for 
19 percent of all serious crime. Elevators are fo1-
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FIGURE 5-10. Place of occurrence of crimes in buildings. Source: New York City Housing Authority. Police. 1969 data (felonies). 

lowed by the hallways which account for 10.5 per
cent and lobbies which account for 8.3 percent. 
This reality is, by and large. reflected in a survey 
of 190 residents of Bronxdale, a project in the 
South Bronx, where tenants were asked to rate 
various interior locations on a 1- to 5 scale of 
unsafe to safe (daytime only). Elevators received 
the highest score (3.20), followed by lobby and hall 
with 2.72 and 2.60 respectively. 

Apartments account for 27 percent of the five 

most serious felonies occurring inside buildings, 
yet on the fear scale mentioned above, the apart
ment unit was ranked as "safest" by the tenants. 
Since apartments are second only to the lobby in 
accounting for interior serious felonies, there ap
pears to be some discrepancy. However, this can 
be explained by the fact that 93.8 percent of these 
felonies are burglaries, and since burglaries do not 
involve the victim in direct personal contact with 
the criminal, they are not feared to the same ex-
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General space category 
and exact location 

Interior private space: 

Total 
Crime 

Apartment __ ..•.•...•••.. 21.680 

Interior public space: 

Lobby •......•...••.....• 

Elevator 

Stairway 

Hallway 

Roof and landing .....••. 

Other inside •.••••..•••.• 

9,746 

5,451 

4,572 

7.379 

1,395 

3,894 

Sub·total .•..•.•..••••.• 32,437 

Non-tenant space: 

Social facility ....•...••.•• 

Commercial facility •••.••• 

Sub-total ......•...•.•.• 

Exterior project public space: 

1,639 

285 

1,924 

Project grounds ...•.•.•.• 15,031 

Exterior non-project public space: 

Contiguous to project ••.•. 

Off-project and other •••.• 

Sub-total . _ ......••.••.• 

763 

24 

787 

Totals .....•...•••...••...•.• 11i,g.!}~ 

Total 
FMO's 

5,692 

4,103 

2,165 

2,129 

2.419 

396 

1,351 

12,563 

610 

144 

754 

4,649 

358 

365 

24,023 

Table 5-7.-Location of crime 1-alI projects 

Total 
Felonies 

2,321 

682 

1,549 

347 

817 

72 

319 

3,786 

227 

55 

282 

1,990 

229 

3 

232 

8.611 

Assault .Burglary 

54 

18 

10 

14 

40 

3 

14 

99 

2 

21 

107 

11 

11 

273 

.2,087 

7 

1 

3 

3 

197 

211 

213 

38 

251 

3 

2 

2 

2,554 

Murder Rape 

7 

1 

1 

2 

2 

1 

12 

16 

13 

14 

5 

39 

2 

73 

8 

97 

1 All incidents reported to NYCHA Police in 1969. excluding intra-household incidents. 

" .. 

Mailbox 
Robbery Lingering (all inci

dents) 

62 

591 

1,490 

286 

718 

7 

73 

3,165 

3 

15 

18 

1.419 

175 

1 

176 

4.840 

29 

3,321 

58 

1,460 

1,720 

446 

309 

7,314 

32 

11 

43 

719 

4 

5 

8.110 

l 

22 

2,267 

6 

3 

4 

2.281 

1 

1 

2 

7 

2.312 

• 

Malicious 
Drugs mischief 

(all inci- (all inci-
dents) dents) 

195 

207 

12 

230 

185 

210 

80 

924 

5 

6 

660 

67 

68 

1.853 

2,561 

828 

537 

1,568 

1,263 

143 

777 

5.116 

271 

41 

312 

432 

3 

1 

4 

8.425 
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tent as are other crimes. Surprisingly, only 23.6 
percent of all serious crimes occur on the grounds 
of projects. 

Crime types by building location 

As previously mentioned, not only are certain 
areas more prone to crime than others, but certain 
types of crimes predominate in particular areas of 
a building. To explore this phenomenon we have 
examined locations for occurrence of the most 
numerous crimes: malicious mischief, lingering, 
robbery, burglary and drug offenses (See table 5-7). 
91.1 percent of all malicious mischief (including 
criminal tampering) occurs in the interior of build
ings. Unsuccessful attempts at burglary usually are 
reported as malicious mischief, and understandably, 
50.0 percent of it reported is connected with the 
apartment unit. More people were arrested for 
lingering in the lobby than in any other place, 
followed by the hallway and stairway. The exact 
connection between lingering and the more seri
ous crimes is uncertain, but a positive correlation 
does exist. 

Over 62 percent of the serious felonies (as pre
viously defined) committed in projects are rob
beries (ffi'uggings), and of these, the majority 
(76.4 percent) tal<.e place indoors, mainly in the 
elevator (19.0 percent). However, a significant num
ber take place on the project grounds as well (23.6 
percent). Burglaries, second only to robberies in 
frequency, form 32.8 percent of serious crimes and 
take place, by definition, in apartments; 81.7 per
cent of burglaries occurred here, most of the others 
occur in the community rooms. Finally, almost haH 
of criminal activity connected with drugs seems to 
occur indoors, the most likely places being, in 
order, the stairways, rooftop and lobby. A signifi
cant amount (35.6 percent) occurs on the project 
grounds. 

Table 5-8.-Apprehension by location 
[In percent] 

Robbery Apprehended Apprehended Apprehended 
other day total same day 

<\partment ..... 3.2 0 3.2 

Lobby .......... 5.8 .8 6.6 

Elevator ........ 1.9 1.4 3.3 

Stairway ........ 2.4 1.4 3.8 

Hall ........... 3.6 1.5 5.1 

Grounds ........ 7.6 1.9 9.5 

As mentioned before, only 23.6 percent of all 
serious crimes occur on the grounds of projects. 
This can be better understood when one examines 
table 5-8, outlining apprehension by location. For 
example, a criminal's chances of being caught com
mitting a robbery on the grounds of a project are 
four times greater than in an elevator. Similar 
ratios hold up for aU other interior locations. Natu
rally, since his aim is to avoid arrest, the criminal, 
whether desperate or under the influence of nar
cotics, will refrain from settings where visibility 
lessens his chances. 

2. Building height 

The investigation into the relationship between 
building height and crime was begun with the 
basic hypothesis that a positive correlation exists 
between' the two; that as building height increases, 
so too, does crime. Recognizing the fact that height 
alone was not the reason for such a connection, 
we took into account the various other factors that 
usually attend high buildings: a larger number of 
apartment units and people using a single lobby, 
entry and elevators, with resulting anonymity; 
more interior public space hidden from view, and 
so on. 

From the computer tapes of the New York City 
Housing Authority Police, the 1969 crime records 
for 100 projects were examined. These projects 
were selected to meet the following criteria: 

• Buildings throughout an individual project had to be 
of uniform building type. 

• The project had to be seen as a separate entity from 
the surrounding community. 

Projects were divided into two groups those 
with buildings six stories or less, and those with 
buildings seven stories or greater. In addition, 
these projects were also divided by size, those un
der 1,000 units and those greater than 1,000 units.1 

The crime rate for a project was found by taking 
the total number of felonies, misdemeanors and 
offenses occurring in 1969 and dividing it by the 
project population. An analysis of variance was 
performed on the subsequent data and the results 
are contained in the following taple. 

1 Population can be substituted for units to indicate project 
size. An examination of raw data revealed a linear correlation 
between the two, allowing s~ch interchangeability. 
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Table 5-9.-Project size vs. building height 

Building height 

:!:i 6 stories > 6 stories 

:!:i 1000 units I: : ~o~~·:::::::::::::::::::: N = 47. 

M = .051. 

I l SD = .025 ............... , ... . SD = .023. 

rN =l1 .................... .. N = 34. 

> 1000 units ~ M = .045 ................... . M = .067. 

I l SD ::= .026 ......•............. SD = .024. 

N = Number of cases; M = Mean; SD = Standard 
deviation. 

!he apparent effect of height on crime is quite 
eVldent. In both building size categories, the mean 
or average crime rate jumps when one compares 
low buildings with higher buildings. (But what 
seems to be most interesting is the fact that build
ings six stories or more, with over 1,000 units have 
the most severe problem and that larger projects 
in general have significantly more crime than proj
ects of under 1,000 units.) In terms of our hypothe
sis, larger projects encourage crime by fostering 
feelings of anomie, irresponsibility, lack of identity 
with surroundings, etc., and our evidence indicates 
the ameliorative effect of low buildings, a phe
nomenon that seems to offset what one might 
assume to be a factor conducive to high rates of 
crime. 

In the higher buildings a significant increase in 
average crime rate is seen when one compares the 

. smaller project size category to the larger. The 
fact that projects greater than 1,000 units and with 
buildings of seven or more stories have the highest 
rate, indicates that it is not only large size, but 
large size in combination with higher buildings 
that contributes to a more criminally active situ
ation. It seems that one can still maintain high 
density (size) and not encounter higher crime rates, 
as long as building height remains low. 

Additional supportive evidence 

In addition to the above analysis of variance on 
project size vs. building height, various other evi
dence was found indicating trends supportive of 
the hypothesized relationship between building 
height and incidents of crime. Total felonies were 
compiled for all qualifying projects over a period 
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of one year, including those exterior crimes that 
occurred near a building as well as interior build
ing crimes (see fig. 5-11, p. 115). When this data, in 
the form of a ratio of felonies per thousand peo
ple was placed into four building height cate
gories and examined, a dramatic increase occurs: 
from a mean of 9 for three-story buildings, the 
rate rises to 19 for 16 story buildings and taller. 

Note that the felony rate remains relatively con
stant for buildings over 13 stories in height. It is 
our contention that the reason for this is that 
burglaries of apartments occur most frequently in 
ground floor apartments: three times as often as 
they do in apartments above the first floor. The 
higher the building, therefore, the proportionately 
fewer ground floor apartments and hence the fewer 
burglaries per building. Another factor to explain 
the apparent leveling off relates to the unwilling
ness of criminals to repeatedly "hit" the same 
building. 

If one removes apartment burglaries from the 
gross figures and looks only at robbery (muggings) 
occurring in interior public spaces (elevator, hall
way, and stairs), and once again examines this data 
against building height then, from a rate of 2.6 
per 1,000 people for six story buildings, crime rises 
to a high of 7.5 per i,oOO people for buildings with 
19 or more floors (see fig. 5-12). 

When elevator crime was separated out for the 
year 1969, and examined according to building 

FIGURE 5-12. ~obbe~ies in interior public spaces* for build
mg heIght categories 
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FIGURE 5-13. 1969 Elevator crime reports average for build
ing height categories 
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9 

8 
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6 

5 
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Build!;.jJ; heights 

Building categury ~6 7-8 13-14 16-18 19+ 

Numbel' per category 19 21 22 16 30 

Crime Incidents per 1,000 6.35 8.87 11.51 11.32 11.85 population 

Sources! N.Y.C.H.A. police crime report 1969. 

height, it was found that a definite increase in 
crime rate occurs as building height increases (see 
fig. 5-13). From six crimes per thousahd popula
tion for buildings six stories high, the crime rate 
rises progressively to a peak of 12 per thousand 
population for buildings 19 floors or more. 

Evidence supportive of the hypothetical connec
tion between crime and building height was also 
uncovered when insurance claim reports against the 
housing authority were examined by the height 
of the building in which the incident tbok place 
(see fig. 5-14). Of these claims 69 percent were 
caused by mechanical failures in the elevators, and 
when the N.Y.C.H.A. elevator repair service was 
studied it was found that approximately 58 percent 
of these failures were directly attributable to van
dalism (only 17 percent are due to equipment 
failure). Therefore, approximately 45 percent of 
all insurance claims are attributed to vandalism in 
the elevators. This, plus the fact that 68 percent 
of the claims are attributed to assault ahd vandal
ism make the findings, as illustrated on the follow
ing chart very supportive to the hypothesis. 

A steady rise is seen to occur in the average in
surance incidents per thousand people, from a low 
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FIGURE 5-14. Insurance claim reports by various building 
heights 
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6 7-8 13-14 16-18 19+ 

19 21 22 13 30 

Average Insurance Incidents per 1.42 2.36 2.29 2.67 1,000 population ........ 

Sources: N.Y.c.H.A. public liability reports Januury 1969-June 1971. 

·'n New York City. there arB no projects which are entirely composed 
of buildings 9, 10, 11. or 12 stories high. 

of 1.42, in buildings of six stories to a high of 2.67 
for buildings 19 stories or higher. 

Final additional weight to our initial hypothesis 
suggesting a positive correlation between crime and 
building height was provided by the results of a 
lengthy questionnaire directed towards tenants of 
three projects showing that tenant fear increases 
as the height of the building increases. On a scale 
of I to 5, safe to unsafe respectively, people living 
in a three story building rated themselves the saf
est (3.48). Those in 6-7 story buildings received a 
slightly higher average of 3.63 while a high of 3.66 
was recorded for tenants of 10 or more story 
buildings. 

3. Size 

Project size 

It was our initial feeling that larger projects 
would most likely experience higher rates of crime 
due to the impersonality such a place presents 
both to tenant and potential criminal; residents 
of large projects would be less likely to identify 
with their fellow tenants and the area as a whole. 
Such isolation breeds anonymity and alienation, 
two factors that make projects attractive to 
criminals. 

'iVhen a two way analysis of variance was per
formed on project size and building type, those 
projects that were under 1,000 units in size had a 
significantly lower crime rate in both architectural 
types of buildings than those over 1,000 units. 
There was no statistical significant interaction be
tween type and size. 
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Table 5-10.-Project size vs. building type 

Type 

Point Dlock 

== 1,000 units {: : 60'~~~':::::::::::::::: 
SD = 0.031 ........ , ...... . 

rN = 4 .................. .. 
> 1,000 units 1 M ::: 0.072 ............... . 

LSD = 0.015 ............... . 

Double 
loaded corridor 

N = 41. 

M = 0.051. 

SD = 0.022. 

N = 30. 

M = 0.066. 

SD = 0.025. 

N = Number of cases; M = Mean; SD = Standard 
deviation. 

Hall size 

It was hypothesized that smaller halls or vesti
bules that give off to only a few apartments would 
provide a more inimical atmosphere for criminal 
activity than larger ones, by encouraging among 
the tenants proprietary attitudes and territorial 
preroga ti ves. 

The exact relationship between hall size and 
crime was found by totalling felonies, misde
meanors, and offenses as well as lingering crimes 
that occurred in halls of project buildings. Ex
amination of the results, as seen below in fig. 5-15, 
reveals a definite trend indicating that smaller 
halls (here defined as those with 2-5 apartments 
on them) have a much lower crime rate average 
than do larger corridors. 

FIGURE 5-15. Relationship between hall size and crime 
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4. Surveillance capability 

It was our initial feeling that in buildings where 
general visibility conditions are good, both through 
sufficient lighting and exposure to pedestrian and 

casual police circulation (and therefore to poten
tial witnesses), crime would be considerably lower 
than in buildings lacking such factors. Also, the 
opportunity exists of a short, direct walk from 
public street and transit facility to the front door. 

To determine the effect of location of buildings 
ana its effect on crime, projects were divided into 
three categories. 

a. Those with buildings facing and within 50 feet of the 
street. 

b. Those with buildings facing and within 50 feet of the 
street and with good lobby visibility (large window area)
a subcategory of (a). 

c. Those with less than 30 percent of the buildings facing 
and within 50 feet of the street. 

The total number of felonies, misdemeanors, 
and offenses (FMO) was calcu.lated for all projects 
as well as for the three categories, and a rate per 
thousand population was determined (see table 
5-11). 

The lowest rates were recorded for the second 
category (optimum surveillance possible). The 
highest rates occurred in the third category where 
most buildings had poor surveillance potential. 
Evidently, the orientation of a building to the 
street and the design of its lobby bear a direct 
effect on the attractiveness it possesses to criminal 
elements. A project with buildings facing and 
close to a street, with lobbies visible to passers-by, 
is less likely to experience as much crime as one 
where these factors are not present. 

Table 5-11.-Surveillance (building relation to street) 

FMO's in ~;:>hby 

(a) Projects where all buildings 
are facing and within 50' 
of street ............... , .. 

(b) Projects where all buildings 
are facing and within 50' of 
street and having good lobby 
vision .••......•.••.••.••• 

(c) Projects where less than 30 
percent of the buildirigs are 
facing and within 50' of 
street ..••.••....•..••••.. 

All projects .•.•.••••••.•• 

Crime rate 
per 1,000 

5.3 

4.4 

9.7 
7.5 

Projects 

22 

12 

21 

140 

Projects were examined and divided into two 
main groups: those with buildings having good 
definition of entry, and those that had poor defi
nition of entry (see fig. 5-16). 
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FIGURE 5-16. Type of lobby entry as defined by shape of 
• building 
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In addition, the same projects were also divided 
into two groups good and bad according to qual
ity of lobby visibility, from the outside primary 
door. Those projects that fell into both good de
sign categories were labelled cateory I, those which 
qualified as good on only one design feature formed 
category II, and finally, those projects in which 
buildings were rated poor on both counts were 
listed under category III. Felonies, misdemeanors, 
and offenses occurring in both lobbies and eleva
tors were totaled for all projects concerned. 

The results, as found in tIle following table, 
underline the importance of the effect of design on 
discouraging crime. 

Category I projects, in which buildings were 
rated good on both counts, had a comparatively 
low crime average. Category II had slightly higher 
crime rates, while the highest rates were recorded 
for catgory III where both design factors were 
considred poor. 
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Table 5-12.-ElIect of lobby visibility and entry design 
on crime rate 

Category 

I. Good visibility/good entry 
definition .•............. 

II. (a) Poor visibility/good entry 

III. 

definition .............. . 

(b) {;ood visibility/poor entry 
definition ............•.. 

Poor visibility/poor entry 
definition ...........••.. 

Crime rate (F.M.O.s) 
per 1,000 

Lobby Elevator 

7.3 3.8 

'7.8 4.5 

8.6 4.6 

"When separate scores were calculated for both 
patts of category II, it was discovered that for both 
the elevator and lobby, crime rates were higher 
when visibility was poor than when it was not, 
clearly indicating to us that of the two design fac
tors, visibility seems to be the determining one for 
crime rate, not entry definition. 

Category 

II. (a) 

(b) 

Table 5-13.-Category II 

Poor visibility/good entry 
definition ............... 

Good visibility/poor entry 
definition . .............. 

Crime rate (F.M.O.s) 
per 1,000 

Lobby Elevator 

8.9 4.9 

7.2 4.1 

A final indication of the relationship between 
visibility and crime was discovered when robberies 
occurring in elevators were examined (elevat.or 
robberies were the most numerous of the major 
crimes in 1969). The annual rate per thousand 
population for those elevators judged not visible 
from outside the main entrance was 3.8 compared 
to a considerably lower 2.3 for elevators that were 
visible. 



Chapter 6. Predecessors 

Our recogmtlOn of the significance of terri
toriality is by no means new to the architecture and 
urban design profession. Many have begun to 
perceive the need for scientific investigation as a 
substitute for esthetic bickering. To date, most 
advocates of the importance of respecting terri
torial needs of man have had little more than 
personal and naturalistic observations with which 
to back up their pleas. Jane Jacobs, Marc Fried, 
·Walter Firey, Lee Rainwater, and Christopher 
Alexander are among the many who have in
tuitively recognized the wisdom in this approach 
but have so far been unable to provide definitive 
data in support of their insights. 

Previous advocates of the importance of terri
toriality were content to laud its praise as a social 
mechanism in rather vague terms. It was not until 
the current epidemic of crime that some of the 
risks of careless architectural decisions have be
come clear. If society cannot insure physical secu
rity, a fundamental biological need, then we have 
passed the point of dealing with vague, evanescent 
social requirements like happiness, fulfillment or 
satisfaction (at best difficult to measure). The toll 
of good or bad designs has finally become estima
ble in terms of real human events, and in dollars 
and cents. The advantage of studying the impact 
of design on crime and security is that it narrows 
the outcome variables to easily measurable, quanti
fiable indices of success or failure. 

For historical purposes it is important to pay 
particular tribute to Elizabeth Wood and Jane 
Jacobs because of their clear commitment to the 
principles embodied in this manuscript, coupled 
with an abiding involvement in public policy. 
There are many others who could be cited as in
tellectual predecessors who have espoused these 
principles in theory. It is important, however, to 
recognize the unique impact of Jacobs and Wood 
who entered directly into the foray while operat
iller within the economic and social constraints of 

to 

their times. In this chapter, we discuss architec-
tural practitioners who have experimented with 

and realized the importance of territoriality in 
individual projects and on a more limited scale. 
Jane Jacobs and Elizabeth Wood are, in a sense, 
the spirit, the voice, and in some cases the inspi
ration of these many isolated efforts. 

A. Elizabeth Wood and Social Design Theory 1 

In the early years of public housing, one of the 
prime advocates of the importance of physical 
design considerations in achieving social objectives 
was Elizabeth Wood. It was her long-standing con
tention that housing project managers can never 
hire enough janitors, policemen, guards, and 
grounds-men to pick up after, or stop the vandal
ism of, a hostile or an indifferent tenant groups." 2 

Throughout her years with the Chicago Housing 
Authority, Miss Wood's efforts were directed at 
providing a richer and more fulfilling environment 
Eor low-income populations. She advocated the 
provision of places within housing projects to en-

FlCa:RE 6-1. Car washing within project grounds. 
---

1 Wood, Elizabeth. Housing Design, A Social Theory. New 
York, Citizens' Housing and Planning Council of New York, 
Inc., 1961. 

2 Ibid., p. 4. 
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FIGURE 6-2. Children's recreation areas and adult sitting areas situated within view of apartments, themselves. 
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able tenants to pursue active exercise; the neces
sity for providing fresh air and sunshine inside a 
building and out; the need for people to be able 
to get away from one another and for meeting 
places of all types: shops, churches, centers, and 
additional places where domestic chores (car wash
ing-see fig. 6-1, p. 119) could be accommodated 
within the project grounds. In articulating design 
mechanisms for achieving these goals she framed 
an important set of guidelines for improving the 
security of low-income residential environments. 

A primary design goal manifested by her ideals 
was the improvement of visibility. She recom
mended that children's recreation areas and adult 
sitting areas be situated within view of the apart
ments themselves (see fig. 6-2 and 6-3, pages 120 
and 121). For high-rise developments, the "gallery
in-the-sky," or exposed single-loaded corridor was 
suggested (see fig. 6-4, below). 

Another design goal she offered was the creation 
of spaces for loitering (see fig. 6-5, p. 123). These 
were places where persons could meet casually to 
chat for a while. Miss Wood was especially sensi
tive to the needs teenagers have for this kind of 
loitering, and she concluded that if they were un
able to loiter in acceptable places, under social 
control, they would loiter in unacceptable places 
without social control. In a vast proportion of pub
lic housing projects, teenagers have only lobbies 
and stairhalls in which to gather. They end up 
committing acts of vandalism, annoying nearby 
residents, and are routinely, if temporarily, chased 
off. 

Several alternative types of outdoor seating, rea
sonably removed from any building, were encour
aged for teenagers. These made use of the controls 
provided by anyother facility, e.g., a shopping area, 

.' 

FIGURE 6-4. Design for visibility in high-rise developl"'pnts: 
outdoors-upstairs. 
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a soda shop, with adjacent outdoor benches as a 
source of control. These locations would be a 
minimal nuisance to residents and would be rec
ognized by teenagers as a proper place for meeting 
away from the influence of their parents; at the 
same time they would retain the advantage of be
ing highly visible and easily subject to outside 
supervision (see fig. 6-6, p. 124) . 

Miss Wood's concept of the social control of 
residential areas is predicated on the presence of 
and natural surveillance by residents. Areas that 
are out of view and unusued are simply without 
control. Of course a viable social control structure 
involves many other factors such as residents' re
sponse to committed acts and the knowledge that 
a community exists which will not tolerate certain 
behaviors. Perhaps most significant, Miss ,.vood 
recognized the possibility that opportunities for 
spontaneous social control could be eliminated 
easily by negligent design. vVere there no oppor
tunity for residents to perceive one another as 
neighbors, if play areas were isolated, if legitimate 
loitering places were nonexistent, then even a 
strong community lore could not maintain ac
ceptable levels of proper conduct and safety. Con
versely, she argued, a plan which invited relations 
among' neighbors, where .legitimate gathering places 
are open to all, where apartment windows look out 
upon a variety of activities, increases the potential 
for community social control. 

Miss vVood endeavored to create a design vo
cabulary based on these goals. She advocated use 
of exterior corridors to bring play and sitting areas 
closer to apartments. She proposed that lobbies be 
utilized as planned loitering areas, through the 
expansion of their present area and their esthetic 
design, and adding new functions through seating, 
soda machines, and rest rooms (see fig. 6-7, p. 125). 
More importantly, she advocated that such lobby 
areas be entirely open to public view and brightly 
lit. Again, these design measures would, she hy
pothesized, fulfill the social function of making the 
lobby safer for residents and less comfortable for 
criminals. 

A related idea of Miss Wood's was to open up 
vast portions of the ground level of a building. 
These areas could then serve as play or loitering 
space, and would be usable in bad weather. 

As a further link in the social control mecha
nism, she suggested the appointment of a tenant 
to act as "concierge" for each high-rise building. 
The concierge would not need to be a maintenance 
man or woman, but rather a readily available link 

• 
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to the management and a natural focal point for 
community activities. Again, such a person, know
ing virtually all the normal activities of tenants 
within their building, would act as a strong agent 
of security by recognizing and reporting all sus
picious behavior. It is interesting to note that dur
ing World War II when male help Was in short 
supply, tenant women were employed by housing 
authorities to provide janitorial service for the 
buildings in which they lived. This program is 
said to have resulted in cleaner buildings at lower 
cost with the added benefit of a controlling body 
motivated toward reducing its own work load. 

Elizabeth "Wood was perhaps the foremost prac
titioner of social design in the field of housing. 
Her goals and designs resulted from years of ex
perience and well-tuned instincts. There have, 
however, been few opportunities, to realistically 
test her hypotheses as an empirical totality. A few 
buildings in Chicago were constructed incorporat
ing some of her directives; but the designs were 
so compromised that they allow no test of the 
success of the components of her approach. 

B. Jane Jacobs: Death and Life of Cities 3 

Jane Jacobs is the great defender of the quality 
of life in the dense core areas of the 19th century 
industrial American city. A newspaperwoman by 
trade, the great asset Mrs. Jacobs brings to her 
work is her sensitivity to the subtle nuances of the 
urban environment-to the ambiance of street life. 
Her strong commitment to informal means of 
social control is highlighted by the following harsh 
judgments on modern city planners: 

Deep and complicated social ills must lie behin~ delin
quency and crime, in suburbs and towns as we1~ as III great 
cities. It is sufficient at this point to say that If we are to 
maintain a city society that can diagnose and keep abreast 
of deeper social problems, the starting point ~u~t .be ...... 
to strengthen whatever workable forces for mallltallllllg saf:ty 
and civilization do exist-in the cities we do have. To bUIld 
city districts that are custom-made for easy crime is idiotic. 
Yet that is what we do .. • .. 

The first thing to understand is that the public peace-the 
sidewalk and street peace-of cities is not kept primarily by 
the police, as necessary as police arc. It is kept primarily by 
an intricate, almost unconscious network of voluntary con
trols and standards among the people themselves, and en
forced by the people themselves. In some ci~)' areas-ol?er 
public housing projects and streets with very Il1gh pop~llatlon 
turnover are often conspicuous examples-the keeplllg of 
public sidewalk law and order is left al~ost entir;ly to the 
policc and special guards. Such places are Jungles. No amount 

3 JaCObs, Jane. The Death alld Life of Great American 
Cities. New York, Vintage Books, 1961. 
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of policc can enforce civilization where the normal, casual 
enforcen:ent has broken down.4 

A city street, Mrs. Jacobs points out, is populated 
with strangers. Individuals must feel when they 
walk the streets that not only will any wrong-doing 
be apparent to other persons, but that something 
will be done about it. We know that under cer
tain circumstances people will not ~espond to 
crime. However, the vast majority of persons will 
intervene H they feel themselves personally threat
ened. Mrs. Jacobs is quick to note that some of the 
poorest, densest and oldest neighborhoods, such as 
Boston's ,!\Test End, or Back-of-the-Yards in Chi
cago, have lower crime rates than far more affluent 
communities. 

The basic requisite for the functional surveil
lance she advocates is diversity of use. Business 
establishments provide persons with a proprietary 
interest in the street directly in front of them. In 
addi tion, stores give people a reason for using the 
street-they create a flow of pedestrians. Such 
streets also become usable as travel routes, because 
they offer not only a variety of anticipated sights 
and sounds, but a degree of safety through sur
veillance. Finally, an active street simply attracts 
people who want to be "where the action is." 

This view of the role of commercial facilities 
reverses the prevalent image of such places as 
magnets of danger. A busy bar, with its constant 
flow of patrons, and a proprietor accustomed to 
handling all types of abnormal situations may 
evolve into a security asset rather than a haven 
for ne'er-do-wells. 

Mrs. Jacobs presented several other techniques 
for promoting the intricate interrelationship that 
results in felt and actual security. One important 
point she makes is that transient or unconcerned 
residents who do not know the rituals and per
sonalities of the street are less effective surveillance 
acrents than those who do. Dwellings only provide 
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surveillance if the resident is concerned enough to 
look out of the window, to watch the street with 
a sense of concern for the community. 

Street play, according to Mrs. Jacobs, is a m.ost 
important and indicative element of street hfe. 
Children can act as witnesses, and their mothers, 
usually only a short distance away are th~re ~o 
back them up. 'Within this framework,. playmg. m 
the street becomes highly desirable. Clllldren, hke 
ad'ults, prefer places that are lively and they enjoy 
participating in or simply watching activity. Streets, 

4 Ibid., pp. 31-32. 
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she theorizes, should be made inviting to chil
dre.n; play areas should relate to homes. The 
a:tl~e, var~ed street is an ideal play area for en
ncl:mg cluldren's experiences and they, in turn, 
ennch the street by their presence. 

The physical configuration of a city favored by 
Mrs. Jacobs is one composed of shon blocks. This 
design affords the pedestrian more varied and in
tricate views, and ultimately greater choice. Each 
intersection presents a new panorama as one walks 
across it. 

Nothing contrasts more sharply with this image 
than the average public housing project. Mrs. 
Jacobs reserves her most scornful judgments for 
the ?lanners and builrlers of large scale public 
housmg. 

The large open spaces, the unsurveyable cor
ners, the lack of diversity in public housing call 
forth her description of them as the "Blight of 
Dullness." 

Normal streets have a clear definition of public 
an~as, semiprivate building zones and distinctly 
pnvate apartment units. Tn many large housing 
developments, these demarcations are nonexistent. 
There is little or no differentiation between a side
,,,·alk within a project and a lobby or even a hall 
corridor. At the same time there is insufficient sur
:eillance in these arcas to provide the advantages 
mherent in more diversified public streets. 

In general, the design directives Mrs. Jacobs ad
vocates for public housing would alter existing 
housing projects to conform to the urban street 
pattern. Stores could be included within their 
boundaries; play areas could be as close to apart
ments as possible; exposed galleries might be tried 
as a partial solution. But most of all, streets and 
their associated activity could be brought into the 
body of the project. The alleged serenity of trees 
and benches would give way to casual but uniquely 
exciting urban activities of all sorts. 

,<\Thile one might question the wisdom of ex
tending her formula to new housing design, the 
pointedness of her criticism cannot be mistaken or 
easily deflected. It is her rediscovery of the func
tion of street as places of interaction, unique to the 
urban environment, for which she will be remem
bered. The limitation of her approach is that it is 
the result of observations 'of existing, well function
ing urban communities, and not from a more 
general theory of human social behavior. The 
guidelines she frames are tied to specific facilities, 
e.g., the inclusion of shops in projects, the intensi
fication of street play areas, etc. 

. Where. they have been incorporated into eXIst
mg publIc housing they have produced marginal 
or disappointing results. Of course, one cannot 
mere.ty graf~ these facilities onto traditional high 
denSIty projects and expect to induce authentic 
changes in their underlying character. And yet 
Jane Jacobs has not provided any alternative means 
of designing new high density communities which 
would foster the positive attitudes and behaviors 
she advocates. 

As important as it is that the lessons of history 
s?ould b~ evident in their design, new high den
sity housmg cannot be built as simple reincarna
tion of past solutions. 

C. Schlomo Angel's Determinism 

In recent years, there has been widespread ac
c~ptance of th.e significance of including opportuni
~Ies for su~vell1ance by local residents and police 
m the desIgn of both residential and commercial 
facilities. Some examples of this new conscious
ness are illustrated in this chapter on architectural 
practit.ioners who have in some way employed 
defensl ble space design principles. Frequently, 
however, the underlying motivation for includin!!. 

• , <:> 
opportumtles for surveillance is not a matter of 
design philosophy but merely a functional need 
taken in isolation from other design criteria-that 
is to increase the probability that crimes will be 
witnessed by passersby, store owners, or local resi
dents. Some investigators have underscored the 
importance of surveillance as a deterrent to crime 
without highlighting the relationship of surveil
lance to principles of territoriality. ,<\That results is 
a functional system in which deterrence of crime 
is based on the actual or implied presence of police 
or their surrogates. Design for surveillance, when 
not reinforced by a system of defensible spaces, 
might achieve little more than a shift in the loca
tion of crimes to less public, less intensely used 
places. Defensible space design, on the other hand, 
is intended to bring all spaces in the city under 
some degree of surveillance and local control, and 
to serve to inhibit or discourage crimes of oppor
tunity in all locations. 

An example of the functional approach to sur
veillance design is afforded by Schlomo Angel in 
his publication, Discouraging Crime Through City 
Planning.5 Mr. Angel reasons that the primary 

5 Angel, Schlorno. Discouraging Crime Thro1lgh Cit)' Plan
ning. Berkeley. The University of California. 1968. 
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Configuration No. 1. Strip commercia.l development alonp; arteri~s 

should be divided into two tYD~S of sections, thos~ which ar~ deserted 

in the evenin~ and those which remain open. All those which remain open 

should be a~p;lomprated in clusters at thp main pedestrian access route~ 

to hlp;h density residential developments. Bus stops should be distributed 

such that eveni~ stops are in the center of these agglomerations. 

Pedestrian-flow in a.nd out of hi~h-density dwellings should be encourap;ed 

to pass throu~h th~se a~~lornerations in order to aSsure the desirable 

channel intensities. 

FIGURE 6-8. Schlorno Angel's Concept of the "Evening Square." 
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Phy;.1('nl detnilr> of "evenin.8. squareR": 

Th~ followin~ is a partial list of configurations vhich a.re to 
• 

hold in thf.> small and large "evenin~ squares" vhenever possible in order 

to anr,ure optimum pprformance. No differentiation in form betveen the 

5mall and lar~e squares is provided at this stage. Most of the rationale 

for the5e confi~urations should be apparent from the precedin~ theoretical 

discussion. 

Confi~uration No.3: All circulation paths inside the 

square are heavily used. Little-

used circulation paths can be blOCked 

off and circulation paths serving 

daily establishments are not required 

for movement. Amount of circulation 

space provided is enough for people 

to come and rove about without using 

commercial establishments, and 

channels make it possible to take tours. 

Configu~ation No.4: 

ri\' 
Square is to function all year round. 

Pedestrian areas are protected 

against rain, wind and hot weather. 
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All establi~hm~nts in the squ~re are 

oriented toward the public areaS. People 11 

can see insid~ from the public ~reas and 

neople from inside establishmer.ts should 

be able to survp.y the public area. 

Displays do not oOAtruct visibility 

from inside out and vice versa. 

M&ximum unobstructed visibility of ped-

estrian approaches to square. Aaeouate 

uniform liRhting to insure maximal 

visibility conditions. 

Frontage of open establishments vell 

exceeds that of clos~d ones. No strip 

of closed front~e more than 60 feet 

in lenp;th. 

':onriC;llrfltion No. '7. PRrkinR areas Bre not in frinRe, but 

inside limited areas in the square 

(above ceilinR, below, behind, ~rljacent). 

Well-li~hted, visible pedestrian walkways 

in parkin~ areas. No ob~tructin~ barriers 

for cleRr vision. No easy ncce~s to 

parkinp; areas from the frin~e areas.-
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ConfigurRtion No. 10: 

Bus terminRl or bus stop is inside 

the square or with a very direct, 

clearly-visible access to it. 

Provision of passageways to attract 

pedestrians who are only passin~ 

through. 

There are ~rovisions enabling, cars 

passing by to observe the people in the 

square. ~nd to see the activities in-

side and provisions for stopping, turning, 

etc. after seeing it. 

'I'hesp. squares will have the potential of assuring maximum safety. 

:;3~r!'; .... hich arrivp. by ca.r can be provided with internal parkinp;, others 

may C()II.t" hy mt'Rns of public transportation into the squares. 
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Configuration No~ 11: The evenin~ squares, partic~larly the smaller ones 

that cater to the high-density residential neignborhood should be located 

in the most central access points to the neighborhood. They should be 

locat~ along a major arterial but should extend into the residential 

areas while maintaining safe intensities of use. 
• ....... .o .................... .o •• 

................... 
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deterrent to crime is the presence of police. As a 
corollary notion he posits that high-intensity use 
of an area deters crime by provid1.ng large numbers 
of effective witnesses; low intensity of use, on the 
other hand, discourages crime by eliminating the 
necessary number of potential victims. He con
cludes that there is a critical intermediate zone 
where intensity of use is moderate, where sufficient 
criminal opportunities abound, and where there 
are insufficient numbers of witnesses ta deter crime. 
It is in this critical zone that he predicts the maxi
mum number of crimes will occur. 

Given this as yet untested hypothesis, Mr. Angel 
goes on to develop a series of design suggestions 
and directives to achieve its intent. His suggestions 
include: the COl'lCept of the "evening square," the 
concentration of evening businesses into circum
scribed zones, allied with mass transit and parking 
facilities. These evening squares would have the 
character of oases of security dotted along major 
arterial paths and isolated from their surrounding 
or adjacent residential communities. Businesses, 
open at similar hours to maximize surveillance, 
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would be concentrated in these areas and would 
face inward to large unobstructed well-lit central 
areas. Pedestrian traffic would be channeled 
through them to increase the presence of effective 
witnesses to crime. See figure 6-8, pages 128, 129, 
130, 131 and 132. 

While this approach recognizes the importance 
of surveillance as a mechanism of crime control, 
it fails to articulate the motivation of the observer, 
his willingness to act as a witness, and the factors 
which prompt reaction to crime on the part of 
by-standers. The approach still delegates to police 
the primary responsibility in deterring and fight
ing crime. 

It is more important to recognize that there is 
a limited reservoir of human energy in any com
munity that can be pressed into service to achieve 
functional surveillance. People are on the streets 
or in transit only a limited number of hours 
during the day. The presence of people on or near 
the street is clearly a deterrent to crime, but the 
concentration of their daily activities into isolated 
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zones may have sigfinicant detrimental side-effects 
on surrounding low-intensity areas. 

First, there is a strong possibility that the pat
tern of crime will be shifted to low-intensity areas. 
This end of the hypothetical critical intensity 
model should be tested. We have observed many 
instances of public housing projects with rather 
low intensity of use where crime and fear of crime 
run rampant. Criminals merely sit and wait, some
times for hours, for a potential victim. Because of 
the low intensity of use and the public nature of 
the facilities, there are few who feel they can 
question strangers and exercise social control over 
people lingering around their home. In these set
tings, criminals have no incentive to keep on the 
move or to stay in hiding. They feel comfortable 
enough to sit and wait for a victim to arrive. 

Second, and perhaps more important, Angel's 
proposals would increase the alienation of neigh
bor from neighbor, making it possible for them 
to meet only under the intense spotlight of public 
facilities. "What his approach fails to recognize is 
that surveillance is not a one-dimensional activity. 
Surveillance near the home brings with it a dif
ferent range of feelings of violation and impulses 
to respond than surveillance in the public square. 
If it is apparent that they live on the block, the 
presence of two or three people standing on a 
street of brownstones in New York may equal the 
cumulative deterrence of 50 people on a major 
public thoroughfare. This because the presence of 
two residents in a system of defensible space im
plies the presence of their families, neighbors, and 
other residents of the area; it causes a would-be 
criminal to detour around the area. 

Third, the primary mechanism of crime control 
in Mr. Angel's view is the implied presence of 
police. The real goal of crime control should be 
education as well as deterrence. This requires 
recognition by criminals that individual people 
will not allow themselves to be victimized once 
they are supported by a community of other poten
tial victims. 

Criminal courts and the system of punishment 
remain an abstraction to the criminal imagination; 
criminals do not plan on being caught. Given this 
state of affairs, fear of punishment can never be 
as effective in deterring crime as observation of the 
effects criminal acts have on individual people. 
Youngsters who commit crimes can best be taught 
to inhibit these impulses by observing the actual 
outrage of a community, provided that the com-

munity persists in acting within the law. The con
trolled, carefully designed, rational punishments 
of society cannot hope to convey this lesson as 
conv!ncingly as face-to-face reactions. It is impor
tant to find ways in which individual citizens can 
act in the fact of crime, without resorting to ex
Temes of behavior, either actively taking the law 
into their own hands or passively shifting all re
sponsibili ty to police. 

While evening squares might control crime with
in their bounds, they do so at the expense of vast 
portions of the reservoirs of available human 
energy which might better be expended in smaller 
parcels, near the home. 

Fourth, from the point of view of city planning, 
Mr. Angel's directives imply more megastructures, 
channeling limited community resources into con
centrated areas which operate as parts of a megalo
politan plan. One evening square cannot really 
function effectively without the implied or actual 
presence of a network of such squares. The prob
lem is to find solutions based on empirical evi
dence which: (1) Allow us to make decisions about 
the future form of our cities which avoid the sin 
of hubris, the sin of men who dared to be more 
than men, and (2) allow decisions to be made on 
the local level, guided by a larger framework or 
philosophy. 

Finally, from a technical viewpoint, it is con
ceivable that criminals would adapt themselves to 
the new rhythm of the evening square. Instead of 
concentrating their activities during the peak eve
ning hours when security is high, they will learn 
to respond at. appropriate points in the cycle of 
startup and shutdown of the evening square. For 
example, they can wait until the crowds begin to 
dissipate, at the end of the evening, before showing 
up on the scene, after the critical mass of observers 
or witnesses has been reduced below threshhold. 
Mr. Angel's plan conjures up an image of store
owners and shoppers showing upon schedule, all 
at once, and leaving behind them a ghost town, 
all at once, when the clock strikes 12. The pro
posals bring with them an implied bureaucratiza
tion of life that would further curtail the freedom 
of city-dwellers to engage in spontaneous activities. 

While superficially similar to our own approach, 
there are vast differences between the underlying 
intent of surveillance design oriented toward 
achieving a single functional outcome, and de
fensible space design, where surveillance is part 
of a system of territorial mechanisms. 
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Chapter 7. Current Examples of Defensible Space. 

This chapter is devoted to examples of recently 
completed housing projects which employ a variety 
of physical features to provide a natural form of 
security for their inhabitants. They are different 
from the examples cited in the development of our 
defensible space hypotheses in that they: (1) are 
all current and (2) represent conscious decisions 
on the part of contemporary architects to build 
environments which have a natural capacity for 
assuring the residents of security opportunities. 

A project's being current has additional signifi
cance beyond either its possible trendishness or the 
likelihood of its being a response to the magnitude 
of the current crime problem. Contemporary 
building codes and fire regulations are different 
from those of a few years ago. Codes have a way 
of changing every 10 to 15 years and of markedly 
affecting both the internal design of buildings and 
their relative dipsosition on project sites. 

The architects who produced the Brownsville 
Houses project in 1948, working within existing 
fire and building codes, succ{eded in providing 
many security features. The same architects, at
tempting to produce a 1,300-unit project 8 years 
later, would have found the codes drastically 
changed and might have seen themselves uncon
sciously producing a project not unlike the unsafe 
Van Dyke Houses, simply in conformity to the new 
fire regulations and building codes. The superior 
security properties that were an integral part of 
their earlier designs would have been forfeited to 
the new by-laws. In citing physical features of 
projects in the development of our defensible space 
hypotheses, we were not particularly concerned 
with whether or not they met present-day cocles. 
Our purpose was to examine and identify working 
solutions, past and present. The problems involved 
in adapting these designs to meet current codes 
and regulations would, we realized, have to be 
faced later. Contemporary projects with defensible 
space attributes, by comparison, at least meet cur
rent regulations. 

Another reason for looking at current examples 
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involves building economics. Present interest-rates 
and spiralling construction costs make the incorpo
ration of many building features which were stand
ard 10 years ago an impossibility. Unfortunately, 
even some of the examples illustrated in this chap
ter, built as little as 5 years ago, are priced out of 
today's market. They are included with the knowl
edge that today's market is unusual and that the 
current economic situation facing housing will 
have to be altered if the Nation is to begin to 
answer any of its pressing housing needs. 

One brief example of housing in Great Britain is 
included as an illustration of the different values 
employed by housing authorities in other coun
tries. Seen in the light of the internal disputes 
presently raging in the Greater London Council 
regarding the adoption of' higher housing density 
policies and building programs similar to those 
currently employed in America, our commenda-

. tions on their past successes may be peculiarly 
appropriate. 

The projects that follow have been categorizecl 
by density, income-level of inhabitants and urban 
location. They range from high density, inner-city 
solutions to relatively low density, suburban solu
tions. It was decided to adopt this structuring 
method and to discuss projects on an individual 
basis rather than to categorize individual design 
features and then to survey many projects ana
lyzing their shared components. Many security 
design features operate only in concert with others; 
the manner of their combination in a project must 
be seen in totality in order to fully appreciate the 
success or failure of the system. 

Categorization of Prototypes; and Projects Selected 
for Examples and Discussion 

• High-densit)', inner city examples: 
Lower-middle income housing: Riverbend Houses, 
New York, N.Y. 624 units, 3.7 acres (170 d.u./acre) 
East Coast. 

Upper-middle income housjng~ 560 Riverside Drive, 
Ne·iv York, N.Y. 273 units, 1.8 acres (150 d.u./acre) 
East Coast. 
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• Medium-density, inner city examples: 
Low-income public housing: North Beach Place, San 
Francisco, Calif. 229 units, 4.6 acres (50 d_u./acre) 
'West Coast_ 

Middle-income housing: St. Francis Square, San Fran
cisco, Calif. 299 units, 7.2 acres (1l7 d.u./acre) West 
Coast. 

Lower-middle income housing: LaClede Town, St. 
Louis, Mo. 680 units, 22.7 acres (30 d.u./acre) Midwest. 

Upper-middle income housing: Hyde Park, Chicago, 
Ill. (20 d.u./acre) Midwest. 

• Low-density, suburban examples: 

Upper-middle income housing: The Californian, 
Tustin, Calif. 190 units, 12 acres (16 d.u_/acre) West 
Coast. 

Low-income public housing: Easter Hill Village, 
Richmond, Calif. 300 units, 25 acres (12 d.u./acre) 
West Coast. 

Middle-income housing: Tower Hill, St. Louis County, 
Mo. 44 units, 6.3 acres (7_0 d.u./acre) Midwest. 

The projects chosen for discussion by no means 
represent an exhaustive list. Rather, they are in
tended to represent prototypical solutions ranging 
from those built in densely urbanized settings with 
public financial support to those in suburban areas 
developed under private ownership. They were se
lected from a list of projects brought to our atten
tion by the responses to our widely distributed 
questionnaire. There are many examples of work 
closely resembling those cited here which were 
excluded to avoid redundancy. vVe apologize to 
those architects and planners whose work, though 
pertinent, was passed over; and in particular, to 
those professionals who took time to respond to 
our questionnaire at length and to assemble illus
trative plans and data. We spent no little time 
agonizing over which projects to include and are 
thankful to all respondents. Those who do not 
find their work illustrated may find that their 
ideas contributed significantly to the formulation 
of our hypotheses. 

Another criterion in our selection of projects to 
be used as prototypes was to look for examples 
which were simple rather than complex and which 
could clearly be read as direct statements of pro
totypical defensible space solutions. Many other 
solutions, incorpo:i'ating identical security features, 
were encumbered by other features of a composi
tional or amenable nature. We have reluctantly 
excluded them in favor of predominantly security
oriented examples because we felt their other quali
ties detracted from the thesis we wish to present in 
this monograph. 

Finally, we wish to say that the extent of success 
of the illustrated projects in inhibiting crime and 
improving security has not yet been measured in 
anything bordering a thorough fashion. They are 
discussed here because they embody many selfevi
dent features and have a general history of low
crime rates in comparison with other projects of 
similar density, occupancy, and location. The full 
measurement of their success and failure and the 
way in which the different components of their 
design contribute to the defensibility of the over
all project wiII have to wait for the completion of 
our studies over the next 2 years. 

A. High Density, Inner City Examples 

1. Lower-middle income housing: Riverbend 
Houses, New York, New York. 624 units, 
3.7 aCl'es (170 d.u./acre). Architects: Davis 
and Brody, New York. 

Density and locale 

Riverbend Houses in Manhattan is a State 
financed, low-middle income housing project, to
talling 624 units, built at a density of 170 units to 
the acre with parking facilities provided at 0.4 
cars per unit. It is located in Harlem, bordered by 
Fifth Avenue on the west and Harlem River Drive 
on the east, between 138th and 142nd Streets (see 
fig, 7-1, p. 136). This section of Harlem, just north 
of the Puerto Rican ghetto, suffers from a felony 
rate roughly three times the New York City 
average. 

Riverbend residents are 98-percent black and in
clude many civil servants. The rental charges are 
not sufficient to permit the use of doormen, yet the 
project has suffered fewer than a dozen robberies, 
burglaries, and muggings since its opening in 
October 1968. 

Defensible space attt'ibutes 

There are many security design features which 
have been incorporated into the project and which 
together contribute significantly to its defensibility. 
Many are common to recently constructed projects 
and will be discussed at length. There are two 
principal components in the design of Riverbend, 
however, which are somewhat unique to the Ameri
can architectural vocabulary and which, acting in 
concert with those other security devices commonly 
employed in high-rise, urban apartment buildings, 
combine to give this doormanless project its in
credible safety record. One feature operates at the 
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FIGURE 7-1. Riverbend Houses, New York, N.Y. Site plan. 
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scale of the individual dwelling unit and involves 
the way in which the unit has been disposed rela
tive to its access corridor: the second functions at 
the scale of the project site plan and involves the 
positioning of the high-rise, single-loaded corridor 
slabs in relation to each other, the intervening 
grounds, and the surrounding urban fabric. 

The total project contains three different build
ing prototypes: the traditional high-rise double
loaded corridor; the single-loaded corridor; and 
two-story duplex apartments, piled five high upon 
each other for a total contained height of 10 
stories. There is also an eight-story duplex wing. 
The unique security features at Riverbend relate 
to these latter piggyback, duplex apartment slabs 
und their disposition on the site. vVe have there
fore divided the Riverbend site plan into three 
zones, A, B, and C, for the purpose of isolating 
that portion of the project, zone "B," which from 
our particular area of interest, "defensibility," is 
most successful. 

Two story duplex units 

The large family units at Riverbend were de
signed as two-level, duplex apartments piled in 
five double layers, equivalent to 10 stories. Access 
to these elevated two-story duplex apartments is 
first by elevator to a common lobby, then along an 
open sidewalk leading to the units. At the entry 
to the unit, one is required to walk up a few steps, 
past individual outdoor patios to the door of the 
interior of the unit. 

Juxtaposition of slabs containing duplex apart
ments . 

The common playground and community area, 
situated between the two slabs contaiining the du
plex apartments, is constructed on the roof deck of 
the two-story garage (see fig. 7-2, p. 138) . It is sepa
rated from the surrounding city streets and acces
sible only from within the project. It is so posi
tioned that the outdoor access corridors of the two 
IO-story slabs face each other across the common 
recreation deck. 

The internal arrangement of space in the two
story units has the living room, dining room, and 
kitchen on the lower level with an interior stair 
leading up to the bedrooms and bathrooms on the 
second level (see fig. 7-3, p. 139) . The outdoor ac
cess corridor to these units is easily visible! from 
both the bedroom and living room levels of the 
terraced apartment units they serve, from the units 

across the common court yard, and from the ground 
below as well. 

Entry to a particular unit from the outdoor 
corridor walk is up three steps; these serve as an 
important symbolic demarcation of the semiprivate 
te:rrain of the family patio. The patio itself is 
screened by a wall which is 6 feet high from the 
corridor side, but only 4 feet high from the internal 
paltio side. There can be no question that anyone 
as,cending the steps and entering this space is 
st(!pping into the territorial bounds of a particu
la:r family; an intruder's presence in this area re
quires immediate explanation. There is no possi
bility that loitering could be tolerated here except 
by the immediate family and its friends. A person 
ascending the steps and entering the patio is seen 
easily and immediately from the interior of the 
unit. The outside corridor serves as many as 10 to 
12 units, but is identified by tenants as a semi
private space shared by these families. Though 
loitering along the corridor is readily engaged in 
and allowable by the nature of the space, unrec
ognized individuals who loiter too long, or who 
IH!sitate in making their intentions clear, come 
under surveillance and question and, on occasion, 
direct encounter with either residents or resident
alerted guards. 

The arrangement of the two high-rise slabs, con
ta.ining the duplex apartments so that their outside 
corridors face each other across the common play 
area, allows residents easily and casually to moni
tor the goings and comings of people on all the 
floors of the slab opposite. Where, from within 
their units, residents can monitor only a small por
tion of the corridor serving their own apartment 
unit, they can take in at a glance all the activity 
on the corridors of the slab opposite. Our observa
dons and interviews with residents show that they 
recognize by sight, but do not necessarily know, 
almost all members of the families in the slabs op
posite them. By contrast, they usually know the 
people on their own floor, but can recognize only 
a few others in their own building. This pattern 
of visual recognition should not be confused with 
friendship and chore-sharing patterns which are 
decidedly different. The realization that people are 
in a better position to carry out monitoring and 
surveillance from opposite slabs makes it all the 
more important that the two slabs have' some 
mutual definition of territory and area of concern. 
Hence the significance of the common central play 
area. 

137 



..... 
C>:l 
(Xl 

,.'''' 
... , . .....;:~ 

'" ~~_,_ .. u.>: .. ~"""''' { .... ".i'. 
, 0 

() 
f:,' 

~::-.;..-

,<,ti 

D 
.,.' 

FIGURE 7-2. Riverbend Houses, New York. View of deck-located play area. Excellent surveillance is provided by the surrounding buildings. The area is defined as 
semiprivate in that it is accessible only through the buildings . 
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It should be mentioned that this surveillance 
activity would be greatly facilitated if the wall 
that bounds the individual apartment patios were 
lowered a couple of feet. It is doubtful that this 
would seriously interfere with the feelings of pri
vacy in the individual patios and might also im
prove the light and sun penetration. The lowering 
would allow tenants in adjacent apartments and 
in the slab opposite to see a bit more into the 
patio where a burglar might secrete himself while 
attempting to force a living room window. More 
importantly, it would allow residents from the in
terior of their units to naturally and easily observe 
the comings and goings of people along greater 
lengths of their own corridors as well as the cor
corridors of the slab opposite. It should be noted 
that the ground level of every unit has bars on the 
kitchen window; this serves clearly to indicate the 
weak spot in the security system. 

As was mentioned earlier, the economics of 
Riverbend cannot afford the use of doormen at 
the individual entries. Instead, a total of four 
security guards is assigned to the project. They 
work as individuals in shifts from 4 p.m. to mid
night and from midnight to 8 a.m. The project's 
design, then, is particularly significant as a proto
type for low-income residential developments which 
cannot support the expense of a doorman. 

Riverbend Houses has the following additional . 
features built into it which work in concert with 
the more significant of its qualities mentioned 
above: 

o Entry areas immediately off the city street. 

• Intercom in the entry vestibules. 

• Lobbies, elevator waiting areas and laundromats 
which are glazed and exposed to the street. 

• Closed circui t television surveillance of elevators. 

• Fire-stair system. 

" Exposed parking. 

Entry areas: Entry to the Riverbend complex is 
restricted to a total of four entries. All entries but 
one are directly off Fifth Avenue, an intensively 
used vehicular and pedestrian artery. 

Entrance to the lobby and elevator waiting area 
is restricted by an intercom system. It does not 
have a history of perfect functioning, in that the 
door controlled by the buzzer suffers from inter
mittent jamming or destruction of the strike plate 
by youngsters who have forgotten their keys. Re
pair and/or replacement of strike plates usually 
follows in a day or t,wo and has not proven to 
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represent a serious security breach during the in
terval of its malfunction. It is, however, one of 
the other weaknesses in the system and could have 
been remedied by having the doors open into the 
vestibule rather than into the lobby. Had that 
been done, the door frame, rather than the lock's 
strike plate, would have been holding the door in 
place. Forcing a door open against its strike plate 
is virtually impossible to accomplish, while kicking 
it in against its strike plate is accomplished rather 
easily. 

Intercom system: Entry from the vestibule into 
the lobby and elevator waiting area is by intercom 
and electric door buzzer opener controlled from 
each apartment. Residents were found to be con
scientious about checking the identity of the party 
befor~ buzzing. 

Lobby and elevator waiting areas: The lobby 
and elevator waiting areas front on tht: street 
behind large plate glass panels. Because they are 
well lit, activity within is easily visible from the 
street and vestibule (see fig. 7-4, p. 141) . This allows 
residents and visitors to preview these areas prior 
to entry, and once in the lobby and waiting for the 
elevator, allows internal activity to be easily sur
veyed both by passing pedestrians and cruising 
vehicles on Fifth Avenue. More importantly" peo
ple within the lobby feel they are under observa
tion, as would a potential mugger. 

Television surveillance of elevators: Each ele
vator has its. own closed circuit television set, 
housed in a corner of it (see fig. 7-5, p. 142). In 
order to provide the required light level, an addi
tional high voltage flood Jamp has been located 
above the television unit. 

The television camera can be monitored both in 
the lobby prior to entry into the elevator and by 
residents on the unused channels of their television 
sets. Unfortunately, because monitoring on home 
television sets was conditional on the installation 
and universal use of cable television, this compo
nent has not been successful. 

It should be noted that the internal view of the 
elevator on the television screen does not scan the 
entire elevator area, and it is possible for as many 
as two discretely placed people to be stand;ng in 
the elevator without registering on camera. Entry 
to and egress from the elevator, however, requires 
passing in front of the camera. 

There have been no instances of camera van
dalism in the 2 years the system has been oper
ating. The television cameras also have the capac-
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FIGURE 7-4. Riverbend Houses, New York. View of elevator waiting areas. Activity within well lit areas is easily visible from 
the street and vestibule. 
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FIGURE. 7-5. Television surveillance of elevators. 

ity of being monitored by security guards and the 
management office. They are usually monitored 
only casually by the guards as they pass through 
the lobby. Their effectiveness lies in the oppor
tunity they provide for casual observation by large 
numbers of people. 

Fire stair system: A note should be made about 
the handling by Davis and Brody of the fire stairs 
in the terraced apartment slabs. One fire stair has 
been located within the elevator core, while the 
other has been located at the end of the access 
corridor. The one within the elevator housing 
serves as an adjunct vertical circulation facility to 
the elevator. It is used quite commonly by people 
who have a floor or two to go. The door at each 
level opens from either direction. This stair has 
been found to have frequent use if for no other 
reason than that the skip-stop elevator is notori
ously slow and an aggravation to tenants. 
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A faster elevator would have been more expen
sive but would have been an important security 
investment. It should be kept in mind that fire 
stairs are for the most part windo'wless anrl remain 
the one public area in this residential complex 
where activities cannot be easily monitored. 

The second fire stair which is located at the end 
of the corridor of each slab is intended primarily 
for emergencies. It can be entered from the cor
ridor at every level. However, the doors cannot be 
opened from the inside of the stairs except at the 
ground floor which is the exit to the street. This 
is an important precautionary device although we 
have found that the latch on some doors has been 
jammed. Both fire stairs, as mentioned before, are 
w:indowless, except for a long strip of wired glass 
at the entry door at each level. Fire regulations 
have made this a common practice in contempo
rary housing, where 10 years ago window walls at 
the mid-landing between floors were quite com
monly provided. 

Exposed parking: Because of a parking require
ment of 0.4 cars per unit on this restricted site, 
the architects have had to provide a portion of 
this space in a two level garage under the central 
recreation deck. Although access to the parking 
area is by key and is carefully restricted, there have 
been numerous reports of theft and vandalism. 
This is a common problem in all enclosed residen
tial garages which do not emp!oy attendants. By 
contrast, cars located in the one area of the site 
where parking is exposed do not experience such 
problems. 

Summary 

Slabs composed of duplex apartments with open 
sidewalks in the air is, as all architects know, not 
the unique contribution of the firm of Davis and 
Brody. It represents what is possibly the most 
common design for low-income housing used in 
Western Europe. England and Holland in par
ticular have traditionally employed almost no other 
high density prototype for family housing. The 
decision to employ this prototype in a contempo
rary American elevator high rise; to incorporate 
the patio feature; and to achieve it all within the 
severe economic restraints of low-middle income 
State-subsidized housing is the unique contribution 
of the firm of Davis and Brody, architects. 

Riverbend was designed for an upper monthly 
rent limit of $30 per room; which is low for New 
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York City. The additional cost of the single-loaded 
exposed corridor is tempered somewhat by a piggy
back, duplex-upon-duplex solution, requiring only 
one corridor every two floors. This has allowed for 
the creation of the walkways and the elevated 
patios. 

The other security components mentioned as 
included in the design of Riverbend, while note
worthy, are by no means unique to the Riverbend 
complex. Together, however, they do succeed in 
providing a very secure environment which has 
no appearance of paranoia and contributes sig
nificantly to the safety of the surrounding streets. 

2. Upper-middle income housing: 560 Riverside 
Drive, New York, N,Y. 273 units, 1.8 acres 
(150 d.u./acre). Architects: Brown and 
Guenther, New York. 

Density and locale 

560 Riverside Drive is a Columbia University 
faculty housing project located at the south-western 
edge of Harlem in upper Manhattan in New York. 
This precinct has a reported felony rate more than 
twice the New York City average. 

We have chosen to employ the project as an ex
ample of a small (one to two-acre), high density, 
upper-middle income, privately financed, inner-city 
development. It is not, however, entirely proto
typical of small private developments, in that the 
economic restraints on construction costs were not 
as severe. The below market interest rate financing 
for the project, for example, allowed the employ
ment of single-loaded and T-shaped corridors, 
where their occurrence in private development is 
infrequent. 

The project consists of 273 apartments predomi
nantly occupied by families living in two and three 
bedroom units, disposed in two 22-story towers, 
astride four stories of garage space. The roof deck 
of the garage was designed as a recreation area for 
children and an informal lounge space for adults 
(see fig. 7-6, page 144) . 

This project has been chosen over another pos
sibly more prototypical solution because during 
the course of our study we have had the oppor
tunity to advise on, to see undertaken, and to 
measure the effectiveness of, physical modifications 
to improve the security of the project. 

The project houses middle and upper-middle in
come families and is located in a predominantly 
low income area, which happens also to be within 

walking distance of Columbia University. Stringent 
security precautions, therefore, were understood to 
be a necessity. 

Defensible space attributes 

The complex was designed to employ the serv
ices of doormen, which this rental rate allows. 
However, in order to limit the number required, 
two towers were disposed so that they share a 
single, common entry at the ground level, or play 
deck. A single doonllan can therefore be positioned 
in the lobby of building "A" and effectively screen 
all entrants to both buildings. The entry to the 
elevator lobby of building "B" requires passage 
through lobby "A" along a glazed and secured 
corridor to building "B". 

The two elevators which serve each of the towers 
descend to the common lobby and to various levels 
of the garage below (see fig. 7-7, p. 145). This ar
rangement is not atypical of private development. 
An additional elevator, serving each of the garage 
levels, was provided as a back up. It culminates its 
vertical climb in the lobby of building "A". 

There are three other security features in the 
design of 560 Riverside Drive which are worthy of 
mention: the entry ramp into the project; the 
single-loaded corridor systems; and the relative 
juxtaposition of the two slabs. 

The Entry Ramp 

The project site has an extreme slope, dropping 
some 35 feet in 350 feet from south to north. This 
led the architects to attempt to accommodate the 
four-story garage in the lower portion of the site 
and to restrict pedestrian entry to the apartments 
to the upper portion. Because of the need for an 
additional level of parking, the garage deck proved 
to be some 6 feet higher than the access point 
where it was intended to meet the sidewalk. This 
difference in level was handled by the introduction 
of a curvi1in~ar ramp forming a bridge from the 
sidewalk to the play deck. The arrangement has 
resulted in a naturally defined limitation of entry 
to the deck from the surrounding public streets. 
The ramp bridging from the public street to the 
private deck serves as an iInportant symbolic 
definer which emphasizes the polarity of these two 
spaces. 

The Con-idor System 

The corridor system of building "A" is single
loaded, though glazed and enclosed. Single-loaded 
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BUILDING 'A' 

BUILDING 'B' / 

FIGURE 7-6. 560 Riverside Drive, New York. Sketch showing roof deck of garage. 560 Riverside Drive consists of two 22-story 
towers on top of four stories of garage space. The roof deck of the garage serves as a recreation and sitting area for 
children and adults. The two buildings are connected by a glazed corridor on the garage deck level. 

corridors are not totally foreign to residential de
velopments, particularly in our southern States. 
There is usually one example of a single-loaded 
corridor building in the public housing vocabu
lary of every major city. The south side of the 
City of Chicago is comprised of almost nothing 
else. The departure from the norm in the 560 
Riverside Drive design is in the glazing of the 
exterior side of the corridor. 

Except for this modification, the architects de
signed the interior wall of the corridor in the 
traditional manner: setting the windows from each 
apartment's kitchen and dining area along the 
interior wall. As a result the access corridor, as in 
Riverbend, is under continual surveillance from 
the units it serves. No one can loiter long in the 
corridors without attracting the attention of resi
dents. Its nature is very similar to that of a well 
observed semi-public street (see fig. 7-8, p. 146). 
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An additional surveillance feature at 560 River
side Drive, which does not appear frequently in 
other single-loaded slab buildings, is the position
ing of large apartments at the ends of the corridor. 
This allows the kitchen windows in these units to 
face the corridors at right angles and so enables 
occupants to look down the full length of the cor
ridor (see fig. 7-9, p. 147) . 

Relative Juxtaposition of the Two Slabs 

The positioning of the new building "B" in the 
complex created the opportunity for its residents 
to survey, from their living rooms, the activity of 
the corridors in building "A" at every level (see 
fig. 7-10, p. 148). Where most residents in building 
HB" were found normally not to concern them
selves with the comings and goings of residents 
along the corridors of building "A", any unusual 
activity seems to be quickly spotted. The undue 
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FIGURE 7-7. 560 Riverside Drive, New York, N.Y. Sketch showing locations of elevators. 

lingering of an unknown person in the corridor 
is habitually quickly noted and brought to the 
attention of the doorman of building "A". 

By contrast, the T-shaped corridors of building 
"B" have none of the inherent advantages of those 
in building "A". There are no windows facing out 
of the apartments into corridors and, because of 
the relative positioning of the two buildings, there 
is no observation of corridor movement possible 
by residents of building "A". 

This is a good opportunity to reemphasize our 
hypothesis that the capacity to observe is alone 
relatively insignificant unless coupled with feelings 
of shared proprietary concern by observers. Both 
at 560 Riverside and at Riverbend Houses, even 
though residents observe the activities of people 

in high-rise slabs other than their own, the feeling 
they have is that both slabs belong to a common 
project and that they share a common interest. 

The T-shaped corridor at 560 Riverside Drive 
can also be observed by the residents in private 
developments in the adjacent area. But, as they 
are totally unknown to each other and share no 
common concerns, it is most unlikely that obser
vations of criminal activity except of a violent or 
explosive nature such as felonious assault would 
lead to any decision to act, or even to the simple 
reporting of observations to police. 

A further note should be added on the likeli
hood of apartment windows facing into corridors 
serving as a deterrent to crime. There have been 
no instances over the past five years of successful 
burglaries, or even attempts at entry, in building 
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FIGt:>..;: 7-8. The corridors of building "A" are singly-loaded. View of corridors, entrance doors, and windows of the apartment kitchens and dining rooms line one 
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FIGURE 7-9. 560 Riverside Drive, New York. Sketch showing 
corridors. 

"A" (which has the apartment windows facing into 
the corridor). Building "B", which has been in 
existence only one year, has had a few instances 
of burglarized apartments and a few instances of 
burglars observed in the act of attempting to pick 
a lock. 

Modifications to improve security 

The project for security design in urban resi
dential areas was invited to examine the security of 
the 560 Riverside Drive complex and to make rec
ommendations for its improvement. This invita
tion was prompted by a period of recurrent mug
gings in the elevators, culminating in the rape of 
a young girl. 

Although, as outlined above, the project was 
designed by the architects with security in mind, 
the following failings in the security system were 
isolated as the contributing ingredients in its 
breakdown. 

The garage space was found to be readily acces
sible to most intruders by the following method: 
There are two portals to the garage, both oper
ated by a 'ransistor signal for the convenience of 
the tenants. Tenants were found to use the tran-

sis tor and to speed their cars in and out of the 
building without assuring themselves that the 
doors were closed and that no intruders, either on 
foot or in a car, also used the occasion to enter 
the garage. Once in the garage, any intruder could 
easily make his way by elevator into the residential 
portion of the building. 

The first recommendation, then, was to isolate 
the garage space from the residential portion of the 
building. The elevators serving the residential por
tion were keyed so they would not descend to the 
garage except when used by the building mainte
nance staff for removal of garbage or furniture 
moving. This required everyone entering the resi
dential portion of the building to pass by the 
doorman on duty. 

The second contributing factor in the break
down of security was the performance of the 
doormen. They were found to be abused on a 
continuing basis by the demands of the tenants in 
the building, who asked them to assist with par
cels and to run small errands. They graciously 
succumbed to these requests, particularly in the 
interval prior to Christmas. This effectively elimi
nated the gate-keeping function of the doorman. 

Doormen were also found to have a certain re
luctance about questioning well-dressed and pre
sentable people about their intended destinations. 
In tests we conducted with our own subjects, white, 
middle-aged, well-dressed persons, totally unknown 
to the doormen, were found never to have been 
stopped; while blacks, people under 30, and any
one not particularly well-dressed, were always 
questioned. The rape of the young girl which 
sparked the concern for security appears to have 
been committed by a well-dressed white about 30 
years of age. The frequent muggings were com
mitted by both blacks and whites. 

The second recommendation, therefore, involved 
the definition of a code of behavior (for the in
formation of both doormen and residents) outlin
ing the function of the door man. Doormen and 
residents were informed that at no time was a 
doorman on duty to leave his post. Because.. resi
dents were accustolr!ed to receiving assistance from 
the doorman, this restriction has required the 
services of an additional porter during peak hours 
of 8 to 10 a.m. and 4 to 6 p.m. The porters now 
fulfilled the function of ferrying groceries and mis
cellaneous items back and forth, previously at
tended to by doormen. Doormen were told that 
everyone they did not recognize as a resident in 
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FIGURE 7-10. 560 Riverside Drive, New York. View of corridors. Activity occurring in the glazed corridors of building "Au can be readily observed from across the way . 
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the building or a frequent visitor was to be an
nounced on the intercom and admitted only upon 
the approval of the resident host. 

Doormen expressed forebodings over their ability 
to insist that all visitors abide by this procedure 
and were assisted in the performance of their duty 
by the conspicuous placement of a sign, lettered in 
gold on a mahogany panel which reads, "For the 
Security of Residents, All Vis tors are to be An
nounced." Cantankerous visitors who resisted ques
tioning were referred to the sign. 

There was reluctance on the part of some resi
dents to agree to the adoption of these measures 
in that they presented inconveniences. Younger 
residents also felt that their private lives would 
come under a good deal more scrutiny. It was 
suggested that a slightly larger contribution to the 
doorman at Christmas would assist him in his dis
cretion. These objections were overruled by the 
majority of elderly families and families with chil
dren who were anxious about the recurrence of 
mugging and child molesting. 

A third deficiency in the security system related 
to the fire emergency doors at the ground level, 
which provide exit for the two fire stairs in each 
of the two towers. These doors were found to be 
easily opened from the outside and provided easy 
access and egress to intruders. Through our rec
ommendations, all external hardware on these 
doors was removed. The doors were wired to a 
panel adjacent to the doorman's position in the 
lobby. Use of any of the fire exits for egress now 
sounds a bell and flashes a warning light on a 
panel next to the cloorman. 

Upon questioning, the doormen were found to 
be as frightened of intruders as were any of the 
tenants. The following precautions were conse
quently introduced for their protection: 

• A photoelectric cell was hidden at the internal end of 
the ramp so that anyone entering the deck would 
signal their presence to the doorman. This was found 
particularly uscful in the evening when doormen tend 
to doze from inactivity. It also forewarned the door
men of anyone attempting to enter the deck in order 
to try another entrance to the building other than 
the single portal he controls. 

• To assist doormen in apprehending intruders who 
refused to be announced and chose to push past and 
into the elevators, a key was installed in the elevator 
control panel at the ground level which the doorman 
could turn to lock the elcvator and its door in micl
traverse. 

• To facilitate the doorman's signalling police in the 
case of an emergency, a telephone line to the local 

police precinct was installed which can be activated 
simply by pulling a lever. 

The above modifications were effective as fol
lows: 

Within I month of the installation of the hard
ware and the adoption of the doorman guidelines, 
four men, a couple, and two women were appre
hended in attempting unauthorized entry into the 
building. The police were called in some instances; 
other instances were handled with only a repri
mand as there was some question of the legitimacy 
of their presence. After these initial arrests, word 
apparently got around that stringent security meas
ures had been undertaken at 560 Riverside Drive 
and for a while no further attempts were made. A 
little over a year later, there is some indication 
that the security of the Riverside complex is again 
being testec' by potential intruders. 

A curve can be drawn describing the persistence 
of the doormen and concern of the inhabitants on 
the matter of security. Concern is highest at the 
period immediately following an incident ancllow
est in the period devoid of incidents. 

The net effect of the introduction of the pro
posed system on the residential portion of the 
building was to prevent all further muggings, 
burglaries, and rapes. After an initial 2-month 
period subsequent to its installation, knowledge of 
the presence of the system had reduced attempts at 
unauthorized penetration to an estimated 20 per
cent of what was previously common. 

The one area that remains resistant to improve
ment is the garage, in which there is a continuing 
though appreciably lessened pilfering of items from 
the interior of the cars. It has been recommended 
that a closed circuit television camera be installed 
in the interior of each portal which could be 
monitored by the doorman in the lobby and would 
allow him to see all people passing through the 
system. The effectiveness of this device is yet to be 
measured. 

B. Medium-Density, Inner City Examples 

1. Low income public housing: North Beach 
Place, San Francisco, Calif. 229 units, 4.6 
acres (50 d.u./acre). Architects: Gutterson rJ:t 
Born, San Francisco. 

Density and locale 
Located in the northeast section of San Fran

cisco between Coit Tower and Fisherman's Wharf, 
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the 229 unit, 4.6-acre project is in a predominantly 
low income residential area which includes some 
warehouses and industrial buildings. North Beach 
Place was designed as public housing and com
pleted for occupancy in 1953. It is almost an exact 
replica of a late 1920's working-class housing pro
totype built by the more enlightened of city gov
ernments in Austria, England, and Holland. But 
for minor modifications, such as the provision at 
large parking areas, it is a perfect transplant, down 
to the decision to expose the formwork on the raw 
concrete. 

The project is a three-story walk-up, at a density 
of 50 units to the acre, consisting of slabs of build
ing gruuped in a horseshoe around common court
yards. The slabs are tied together at the ends by 
exposed stairs and access balconies at the second 
and third levels. The courtyards are used alter
nately for parking and play areas (see fig. 7-11, 
p. 151) . 

The apartments on the second and third levels 
are reached via single loaded corridors, which 
have been left unglazed and exposed to the weather 
(see fig. 7-12, p. 152). Open stairwells provide ac
cess to the upper levels. They are located at oppo
site ends of each courtyard, in close proximity to 
the two parallel streets which define the length of 
the project: Bay Street and Francisco Street. 

Most ground floor units are entered from the 
common interior courtyard, although those ground 
units facing Bay Street are ent71ed directly off the 
street. 

Defensible space att1'ibutes 

The open corridors which provide access to the 
second and third story units face each other across 
a commonly shared entry court and parking area 
and so share in common surveillance. As in River
bend Houses, discussed previously in this chapter, 
surveillance opportunities are reinforced by the 
fact that units face each other across a territorially 
defined and collectively used area. 

The stair towers at the Francisco street side of 
the project also serve to define the gateway to the 
courts, further symbolizing the court's and project's 
restricted use. "'\!\There the placement of parking 
within the shared entry court was a significant de
cision in enhancing the security both of the units 
and the vehicles, the isolation of the play areas 
into a distinctly separate court seems to have 
worked out poorly. These play areas, although for 
the most part fenced off from Francisco street, are 

150 

isolated as well from the unit entries. The windows 
facing the play court are small. There is no access 
to the court directly from the units and almost no 
passage of adult residents through the area. 

A particularly fascinating feature of the project's 
design was the decision on the part of the architects 
to have the ground floor units along Bay Street 
enter directly orr the sidewalk. This is a somewhat 
unique occurrence, wherein walk-up buildings have 
been designed to open to the grounds in front, in
dependent of what has been placed above them. 
They were desinged as if they were a single family 
house within a row house configuration. This fea
ture serves to provide the Bay Street side of the 
project with surveillance and territorial identity, 
where the Francisco Street side has neither. 

In order to provide a transition and buffer zone 
for the doors to the ground floor units on Bay 
Street, the entry areas have been set back a few 
feet from the street, defined by a low wall, a set 
of steps and a landing turned at right angles to 
the street. Textured brick has been used to dif
ferentiate the ground surface area immediately ad
jacent to the building which contrasts sharply 
with the cement sidewalk of the rest of the block. 
Together with the steps ~md landing, the whole 
serves to create a zone adjacent to the entry door 
which clearly will not tolerate ambiguous use or 
loitering. 

As a further susveillance feature, the entry has 
been constructed with a window that immediately 
abuts the door, so providing residents with an addi
tional device ·for looking out on the street and the 
entry landing area. 

Although we have singled out the entries off 
Bay Street for special comment, it may not be pos
sible to transpose the ground floor apartment units 
as designed to a high crime area in other cities. 
However, by providing for a further set back from 
the street, and with additional symbolic, territory 
defining devices to improve the buffer area between 
the windows and entry of the unit and the streets 
on which they face, the design might be made 
workable even in Manhattan. A protective grill 
for ground floor windows might prove an addi
tional necessity. While the physical configuration 
of the project has been exhibited, excellent defen
sible space attributes, the esthetic treatment of the 
buildings leaves something to be desired. A recur
rent complaint focuses on the quality of the ex
posed concrete surfacing. Where this treatment 
may delight the architect, it represents a factory 
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FIGURE 7-11. North Beach Place, San Francisco, Calif. Site plan • 
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FIGURE 7-12. North Beach Place, San Francisco. View of corridors. The open corridors, serving the second and third floors of the apartment wings, face one another 
across a commonly shared entry court and parking area. 
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or barracks esthetic to tenants and housing au
thority officials alike. 

2. Middle income housing: St. Francis Square, 
San Francisco, Calif. 299 units, 7.2 acres (37 
d.u./acre). Architects: Marquis <& Stoller, 
San Francisco. 

Density and locale 

St. Francis Square is a medium density, middle 
income housing project built to be occupied by 
working class families in cooperative ownership. 
It is located in what used to be a low income, 
relatively high crime area in the City of San 
Francisco. The area is undergoing renewal and 
now finds itself surrounded on two sides by new 
upper middle income residential and commercial 
developments and on the other two sides by public 
housing projects and an old, deteriorating residen
tial section. The project is composed entirely of 
three story walk-up garden apartments. 

Defensible space attributes 

The project has numerous "defensible space" 
attributes. both at the scale of the apartment unit 
clustering and in the overall site plan. Although 
the project is built at 37 units to the acre, with 
75 parking spaces per unit, the architects have 
been able to capture the feeling of a spacious but 
well scaled single family rowhouse development. 

The project's site plan consists essentially of 
three playing areas defined on each side by a block 
of building and separated from other squares by 
parking (see fig. 7-13, p. 154) . Each building block 
contains two to five double units. A double unit 
consists of two, side by side, three-story tiers of 
flats. The two tiers, or six apartments share a 
common entrance path, entry door, lobby and 
stairway (see fig. 7-14, p. 155) . The second vertical 
fire exit stair is provided as a fire escape connect
ing the third floor balcony to the second floor 
balcony. 

With only six families sharing an entry most 
people interviewed spoke of the stair and lobby 
as an extension of their private dwelling. The fact 
that the architects also chose to further distinguish 
those six family units by stepping them back and 
forth and down the hillside probably contributes 
as well to the resident's referring to the six-family 
unit as their house. 

To meet fire codes the entry to each unit is sepa
rated from the stairwell by a door and vestibule. 
These serve to provide a clear transition buffer 
which separates and defines the entry to each 
apartment. A second exit to each tier of six apart
ments is provided at the rear of the building and 
is a weak point in defensibility design. This vul
nerability is somewhat integrated in those build
ing blocks designed with rear gardens, which 
provide a buffer for the rear exits . 

There is an apparent inconsisltentcy in the posi
tioning of front and rear entries (see fig. 7-15, 
p. 156). Entry lobbies are located off surrounding 
streets, off parking lots and off the interior play 
courts. Rear entries, while never located to face 
surrounding streets, do appear interchangeably off 
the parking lots and play courts. From a "defensi
ble space" point of view there may be method to 
this madness." Clearly, the most important decision 
was to position as many entries as possible facing 
surrounding streets: this serves to define the proj
ect and insure the safety of both the streets and 
units. In this light however the positioning of 
three parking areas on Geary Boulevard was most 
unfortunate. The decision to allow the interior 
playing areas to be accessible from the street, 
rather than only from the apartment buildings, 
may have also required that some unit entries face 
these courts, if only to provide surveillance (see 
figs. 7-16 and 7-17, pp. 157 and 158). The same 
rationale may apply to the parking areas. 

A more consistent and possibly safer design 
might have evolved from the adoption of the 
Anselivicus-Montgomery site-plan rationale in the 
St. Louis Tower Hill project (see fig. 7-32, p. 176) . 
Parking and play courts are combined there into 
one common area with the front entries to all the 
units facing onto it. This design, if applied to 
St. Francis Square, would be altered only where 
building blocks faced adjoining streets-in which 
case entry lobbies would face on the street rather 
than the rear parking and play area. 

The project is similar in intent to The Cali
fornian in Tustin in that the architects have en
deavored to create a hierarchy of public to private 
spaces. It is distinctly different in that most areas 
at St. Francis Square are territorially defined for 
the use of particular inhabitants and are readily 
surveyable by them, at each level in the hierarchy. 
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FIGURE 7-14, St, Francis Square, San Francisco. Floor plan. Three levels of two apartments each share a common entrance 
path, entry door, lobby, stairway, and corridor to the rear play court. 

3. Lowel'-middle income housmg: LaClede Town, 
St. Louis, Missouri. 680 units, 22.7 acres 
(30 d.u.jacre). Al'chitects: Clauthele Smith 
and Associates, fVashington, D.C. 

Density and locale 

LaClede Town is a low- to middle-income hous
ing project constructed in the Mill Creek urban 
renewal area in the inner core of the City of St. 
Louis, and financed under a Federal Housing As
sistance Program 221 (D) 3. 

It consists of a mix of row housing and three
story walk-up garden apartments densely grouped 
at 30 units to the acre. Parking has been provided 
at ] .25 automobiles per unit. 

The project is an interesting example of a large 
urban redevelopment project respecting the grid 
of an existing urban setting, and designed to allow 

incremental development over a flexible time 
schedule. 

Defensible space attributes 

The following features in the site plan of the 
project provide it with defensible qualities: 

All units face immediately onto a pedestrian and 
vehicular street which connects into the existing 
street grid of St. Louis. Parking for all units is at 
the curb, at right angles to the traffic flow and 
juxtaposed with unit entries. Parked cars, front 
doors, front walks, sidewalks and street. share in 
security by joint surveillance. Residents within the 
building can easily observe all activity on the side
walk, street, parking area and areas immediately 
in front of their houses. Similarly, passing vehicles 
and pedestrians are able to observe all activity in 
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FIGURE 7-15. St. Francis Square. San Francisco. View of entries. The apartment blocks facing each other across the Laguna Street parking lot seem to be oriented 
inconsistently. On the north side the rear entries open onto the parking lot. On the south side. the front entries open onto the same parking lot. 
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FIG'JRE 7-16. St. :Francis Square, San Francisco. "iew of interior play courts. The interior play courts are accessible from the street. In order to provide surveillance. 
some unit entries face these courts. 
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FIGURE 7-17. St. Francis Square, San Francisco. View {lE interior play courts. 
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these areas, which also come under easy surveil
lance by formal police patrol. 

The areas designated as semi-private and com
munity spaces are located at the rear of the dwell
ings (see fig. 7-18, p. 160) . The building units them
selves have been so disposed as to provide an en
circling definition to these areas. Although the 
rear semi-private spaces and common areas are not 
fenced off from public access, entry is limited to a 
few portals which serve as symbols to indicate that 
one is entering into a more private portion of the 
project. 

The rear entry to the two- and three-story row 
house units is further defined by a small patio 
consisting of a raised concrete deck, with two low 
defining walls on either side. The patio is intended 
to serve a variety of private family functions, but 
operates predominantly as a distinguishing ele
ment defining the semi-private space adjacent to 
the unit. 

A similar territory-defining mechanism is used 
in the walk-up garden apartments by providing all 
entries from a common court. The court is de
fined by changes in level, texture and lighting, and 
through the grouping of a small cluster of units 
to define a semi-restrictive, semi-private zone. Ac
tivity in this common court is easily surveyed both 
from the street and from the units to which it 
provides entry. 

Another feature employed in LaClede Town to 
give this medium-density multi-family complex a 
feeling of privacy and individuality is the articu
lation through surface texture and color variation 
of each row house and garden apartment. The 
architects have also occasionally stepped back in
dividual units within a long row-house block and 
have mixed three- and four-story units among two
story units to further this articulation and to give 
the whole an uncontrolled and somewhat chaotic 
image similar to that which occurs in privately 
built single-family row house development. The 
effect is also similar to what occurs in the older 
sections of our cities where families alter the build
ing fronts to suit their own tastes. 

4. Upper-middle income housing: Hyde Park, 
Chicago, Ill. (20 d.u./acre). Architects: 1. M. 
Pei and Associates, New York; Harry Weiss 
and Associates, Chicago. 

Density and locale 
The Hyde Park row housing ptoposals of Harry 

Weiss and I. M. Pei are interesting as defensible 

space prototypes for small scale, medium- to low
denSity redevelopment within an older existing 
urban fabric. The projects of both architects are 
designed at approximately 20 units to the acre. 
They consist of row-house developments which 
follow the existing grid of Chicago streets with the 
only variation being the provision of off-street 
parking areas and the removal of the rear alleys 
to create a common community court. These courts 
are predominantly entered from the rear of the 
dwellings and serve the activity of some 25 to 30 
families (see fig. 7-19, p. 161). 

Defensible space attributes 

The units are disposed on their site in a manner 
not unlike the existing pattern of an older 
neighboring sing"le-family residential development. 
They have been provided with a formal entry area 
immediately off the sidewalk defined by low walls, 
a paved walk and a set of stairs which lead a half 
flight up to the ground floor level (see fig. 7-20, 
p. 162). These various devices serve to very clearly 
designate the 10 feet in front of the dwelling as 
being under the sphere of influence of its occu
pants. The activities on the street are easily moni
tored from the dwelling units proper and from 
passing vehicles. 

Dwellings are grouped to form a common inte
rior play area and community court which, in the 
case of the Weiss design, is also accessible from 
the public street through a one-story opening in 
what is otherwise a perfectly endosed square. 

The I. M. Pei design, which dOI'!s not use build
ings to totally encircle the square, employs eight
foot wrought iron fence to complete the enc;:ircle
ment (see fig. 7-21, p. 163). The interior courts are 
open to public use. Where neighboring children 
and adults do avail themselves of the recreation 
facilities in these courts, they clearly come under 
the surveillance and rule system of the immedi
ately surrounding residents. 

The rear of each unit is separated from the com
mon rear play areas by a patio defined by 6-foot 
high wooden and brick fencing, sometimes totally 
enclosing the rear space and at other times allow
ing the one side facing the common patio to remain 
open (see fig. 7-22, p. 164). 

The off-street parking is provided with resident 
surveillance through the positioning of units so 
that the front doors face this area. Unfortunately, 
unlike the LaClede Town proposal, the off-street 
parking area is removed from, rather than di-
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FiGURE 7-18. LaClede Town, St. Louis. View of rear courts. Semiprivate common spaces occur at the rear of the dwelling units. Individual two- and three-story 
units have a patio and low fence adjoining this common area. Access to these rear courts is limited and the arrangement of the buildings around these courts 
further defines the space . 
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FIGURE 7-20. Hyde Park, Chicago, Ill. View of fonnal entry. Individual units have a ceremonial entrance marked by grass, fence. stairs. and a vestibule. 
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FIGURE 7-21. Hyde Park, Chicago, Ill. View of court. Attractive fencing demarcates limits of court area in the Pei plan. 
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FIGURE 7-22. Hyde Park, Chicago, 111. Each unit has an enclosed and gated back-yard area opening onto the communal court. 
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rectly on, a through street and so does not benefit 
from this additional form of potential surveillance. 

C. Low Density, Suburban Examples 

1. Upper-middle income housing: The Califor
nian, Tustin, Calif. 190 units, 12 acres (16 
d.u./acre). Architects: Bachen, Arrigoni, and 
Ross, San Francisco. 

Density and locale 

The Californian is a newly completed 12-acre 
residential community in southern Los Angeles. 
It is a privately developed low-medium density 
project, built at 16 units to the acre, comparatively 
higher than surrounding development which varies 
from four to 10 uni ts per acre. 

The project is located at the outskirts of Tustin, 
a small town near Santa Ana with a relatively low 
crime rate even for Los Angeles. The design of the 
project-the individual units, their grouping and 
site plan-closely follows the directives and sche
matic prototypes developed by Chermayeff and 
Alexander in their book, Community and PTivacy. 

Defensible Space attTibutes 

In essence, this is a design for an internalized 
pedestrian community, surrounded on three sides 
by its own parking and sealed off from adjacent 
city streets (see fig. 7-23, p. 166). Chermayeff and 
Alexander, in their treatise, strov~ to create a 
community subdivided into a hierarchy of increas
ingly more private zones. At the most private level, 
the single-family unit was designed around its own 
enclosed courtyard (see fig. 7-24, p. 167) . Few win
dows except those in the two story apartments look 
out onto the adjacent walks or courts (see fig. 7-25, 
p. 168). The intermediary subdivisions of the hier
archy share collective walks and courts in a variety 
of combinations. Major recreation and community 
facilities for the entire project-a pool, adult play 
area, community center, and rental office-are cen
trally located. 

The intentional separation of vehicular from 
pedestrian traffic has resulted in isolated parking 
areas and pedestrian paths, both devoid of surveil
lance opportunities. This configuration coupled 
with the windowless internal pedestrian streets, 
requires residents to walk from parking area to 
home through an almost totally unsurveyed out
door no-man's land (see fig. 7-2.6, p. 169) . 

The architects are primarily concerned with de-

fining and enhancing the privacy of the individual 
dwelling unit: The designation of a hierarchy of 
semipublic and semiprivate spaces remains little 
more than designation, as the subdivisions are un
supported by physical or social opportunity to 
enforce this hierarchy. The semipublic and semi
private spaces may have been designed for the use 
of certain geographical subgroups, but there are 
few windows, restrictive portals, or formally desig
nated agents to act as the natural or authoritative 
surveying bodies. Proximity is the only mechanism 
which even begins to suggest a definition of the 
intended users of these collective and semiprivate 
spaces. The decision to make the private dwelling 
inward-looking has removed much of the oppor
tunity for natural surveillance (see fig. 7-'1.7, p. 170). 

By comparison, the typical suburban develop
ment bordering the project benefits from street 
surveillance as it in turn benefits the street by 
providing surveillance from within. The position
ing of entries and walks directly on the street pro
vides an extension of territorial concern from 
dwelling unit to street. 

But for a few areas: an occasionally well defined 
entry to paired apartment units (see fig. 7-28, p. 
171), a stretch of two story apartments looking out 
along a street, the project is weak in defensible 
space attributes. 

The authors have, in effect, strangely succeeded 
in giving the total project the look and feel of a 
warehouse district on a Sunday. Everything is 
walled in, and there is no activity anywhere. The 
pursuit of privacy has produced large, unsurveyed 
public zones rivaling the interior corridors of high
rise, double-loaded apartment buildings. 

The lack of security identified in the above 
criticisms relates predominantly to the poor design 
of the public and semi-private paths through the 
project. This is due to no small part to the lack 
of windows facing the street. The self-contained 
image projected by these solid walls may imply to 
strangers that it would be difficult to effect entry. 
In practice, however, this is more illusion than 
reality: the walls of the unit courtyards are easily 
scaled and, once within the courtyard or vestibule 
serving two units, one is hidden from outside view 
and subsequent entry into the unit can be made 
at one's leisure (see fig. 7-29, p. 172). In a high 
crime area, the project, with its unsurveyed parking 
areas, walks, and courtyards, could prove to be 
dangerously insecure. 
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FIGURE 7-23. The Californian, Tustin, Calif. Site plan. 

2. Low income public housing: Easter Hill Vil
lage, Richmond, Calif. 300 units, 25 acres 
(12 d.u./acre). Architects: Hardison and 
Demars, San Francisco. Landscape architect: 
Lawrence Halprin, San Francisco. 

Density and locale 
Easter Hill Village is a 300-unit, low-density, two

story row house public housing PJoject in Rich
mond, California (see fig. 7-30, p. 173). It is unique 
not so much for its overall site planning, which 
from a defensible space point of view is somewhat 
weak, but rather from the concern that the archi
tects and site planners have had for the areas 
immediately bordering the units. 

Density space attributes 

Three features have been employed which, 
though not uncommon in private developments, 
are unknown to public housing. The rear of the 
units have been provided with a low fence to 
define the rear yard; the front of the units have 
been provided with a small individual front porch 
with an unfenced front yard. 

In the summer of 1964, 10 years after its com
pletion, a survey and interview was undertaken by 
Clare C. Cooper of the Center for Planning and 
Development Research, Berkeley, to determine the 
extent of success of the design proposals. Almost 
universally, interviewed residents spoke about the 
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attributes of the privately defined rear yard and 
the significance of the front porch. Fifty-five per
cent of those interviewed would have preferred 
the rear fences to be six or more feet high and 
thus more visually defined and screened; the family 
could then utilize this area as private outdoor space 
rather than be restricted by its present semi-private 
nature. 

"Whereas the back yard at Easter Hill Village 
appeared to be a space into which family activities 
overflowed from inside the house, the space at the 
front of the house had more social connotations, 
forming both a barrier between the privacy of the 
house and the completely public nature of the 
surrounding neighborhood, as well as a link be
tween the small social group of' the family and 
the larger social group of the community. As we 
have noted above, the front porch and the front 
yard were important as locales where tenants could 
add individuality to their homes and maintain 
status in their own and their neighbor's eyes. As 
such, then, they performed just. as important a 
psychological and social function as do the care
fully tended front lawns of suburbia." 

Having come this far in their conceptualizing of 
private and public spaces, it is surprising that in 
their site plans the architects did not also choose 
to restrict entry to the rear access paths to groups 
of 10 to 15 families. . 
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FIGURE 7-24, The Californian, Tustin, Calif, Sketch showing apartment floor plan, Plans of apartment units at Tustin are 
designed so that the rooms surround enclosed patios, Few windows, if any (except those in the two-story apartments) 
look out onto the adjacent walks or courts, 
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FIGURE 7-25. The Californian, Tustin, Calif. View showing court and walkways. Walkways at Tustin are interrupted only 
by an occasional entry way and even less frequently by a second-story window. 
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FIGURE 7-26. The Californian, Tustin, Calif. View showing the interior of the project. Windowless walls border static green 
spaces and narrow walkways. 
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FIGURE 7-28. The Californian, Tustin, Calif. View showillg entry. Entries to paired units are well-defined, in spite of the other inadequacies of design . 
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FIGURE 7-29. The Californian, Tustin, Calif. View ~howing courtyard walls. The walls of the unit courtyards are not as protective from a security standpoint 
as one might think. The courtyard walls are easily scaled, and once within the courtyard or vestibule an intruder is hidden from outside surveillance, free 
to force entry into the unit at his leisure. 
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FIGURE 7-30. Easter Hill Village, Richmond, Calif. Site plan. 
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3. Middle income housing: Tower Hill, St. Louis 
County, Mo. 44 units, 6.3 acres (7.0 d.u./ 
acre). Architects: Anselinicus and Mont
gomery, St. Louis. 

Density and locale 

Tower Hill is a middle income, 41-unit project, 
in size not atypical of a small suburban develop
ment package. It makes two rather significant con
tributions to a defensible space vocabulary: the 
use of earth moving techniques to complement the 
natural topographical features of the site to achieve 
a multi-level separation Jetween the public front 
and private rear of the dwellings; and the group
ing of units and their front entries around a cen
tral public square and parking area, which is also 
the main entry to the project. 

Defensible space att1"ibutes 

The architects have reasoned that the entry to 
the house immediately opposite the parking area 
in a suburban family dwelling inevitably becomes 
the main entry to the building, whether front or 
rear, so designated or not. They have also rea
soned that the most public zone of the project is 
the space occupied by the road and public vehicles. 

So in what must appear to many architects as 
blatant pandering to the automobile and a ques
tionable expression of an automobile oriented life 
style. the architects have intentionjllly chosen to 
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make the center of gravity of the project its large 
central parking lot (see fig. 7-31, p. 175) . 

In practice, the architects have been accurate in 
their predictions. The parking lot, the sidewalks 
bordering and defining it, and the entries to the 
units immediately facing' these walks, have become 
the development's recognized public zone (see fig. 
7-32, p. 176) . Since a good percentage of the vehicles 
are in use dulring the day, the emptied parking 
area has become a significant play space for the 
ten to sixteen year olds living there. 

The private areas of the project are ~ocated 

behind the dwelling units, a level or two below 
the grade of the parking and entry area (see fig. 
7-33, p. 177). They are screened from this public 
area by the dwelling units themselves, coupled with 
the steep grade differential. The grounds area in 
the rear, immediately adjacent to the dwelling unit, 
is developed as a private patio, usually facing off 
the playroom space one or two levels below the 
entry. 

The project has proven a very successful defensi
ble space design in that entry into the project by 
vehicle is limited to the common parking space 
and public area and the front doors of the units 
all face each other and this a,rea. Entry by foot 
along anything but the designated routes and pub
lic paths is difficult due to the ringing of the 
project with artificial berms. Anyone attempting 
alternate entry would appear odd indeed and 
become subject to surveillance and question. 
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FIGURE 7-31. Tower Hill, St. Louis County. Site plan. 
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FIGURE 7-32. Tower Hill, St. Louis County, Mo. View of central parking area. Row-house entrances maintain surveillance. 
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..... FIGURE 7-33. Tower Hill, St. Louis County, Mo. View showing semiprivate sitting areas. Individualized green areas near the stoop of each door provide semiprivate 
::::: sitting areas with high visibility around entrances. 
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APPENDIX A. Conference on Design for Improving Safety 
in Residential Evironments 

(Held at Columbia University, New York, N.Y., November 13 and 14, 1969) 

AGENDA 

Thursday, November 13 
9 a.m. to 12:30 p.m.: 

Visit to publicly and privately financed housing projects in New York City 
and Newark. En route description and discussion of problems. 

1:30 p.m. to 5:30 p.m.: 

Welcome by: Peter K.enan, provost; Henry S. Ruth Jr., director of NILECJ. 

Presentation of papers and discussion: "Territoriality and Behavior, Private 
and Public Domains in the Urban Setting" by Dr. George Rand, associate 
professor of psychology, Teachers College, Columbia University. 

Open discussion: "Physical Parameters of Defensible Space, Past Experience 
and Hypotheses" by Oscar Newman, architect and city planner, associate 
professor of architecture, Columbia University. 

Open discussion. 

6:30 p.m. to 8:30 p.m.: 

Response to Conference Papers: Dr. Erving Goffman, University of Penn
sylvania; Dr. Lee Rainwater, Harvard University, Joint Center for Urban 
Studies. 

Open discussion. 
Friday, November 14 

9 a.m. to 12 noon: 

"Study Methodology, Measures and Available Statistics" by John Zeisel, 
Bureau of Applied Social Research, Columbia University. 

Open discussion: "Outline of Proposed Study and Nature of Participation 
of Sponsoring Agencies" by Newman and Rand. 

Open discussion. 

Concluding Remarks by Henry S. Ruth Jr., director, National Institute 
of Law Enforcement and Criminal Justice. 

CONFERENCE PARTICIPANTS 

u.S. Department of Justice, Law Enforcement Assistance Administration, Na
tional Institute of Law Enforcement and Criminal Justice: Henry S. Ruth, 

• 



Jr., director; Irving Slott, assistant director, John Conrad, chief, Center for 
Crime Prevention and Rehabilitation. 

U.S. Department of Housing aHd Urban Developplent: Ar Dee Ames, executive 
assistant to the assistant secretary for the Renewal and Housing Administra
tion; William Brill, director, Office of Social Research. 

New York City Housing Authority: Albert Walsh, chairman; Irving Wise, direc
tor of management. 

New York City Housing Authority Police: Joseph Rothblatt, chief; Robert 
Ledee, acting deputy chief. 

City of Newark: Donald Malafronte, director, Community Development Admin
istration, Administrative Assistant to the Mayor; Joseph Sivolelo, director, 
Newark Housing Authority. 

Metropolitan Cleveland: Irving Kreigsfeld, director, Cleveland Metropolitan 
Housing AuthQrity. 

Columbia University: Oscar Newman, associate professor of architecture; George 
Rand, associate professor of psychology; John Zeisel, Bureau of Applied 
Social Research. 

Invited professionals: Erving Goffman, professor of sociology, University of 
Pennsylvania, Philadelphia, Pa.; Lee Rain¥ter, professor of sociology, Har
vard University. 

Representatives of institutions: Milton Rector, director, National Council on 
Crime and Delinquency; Michael Barker, director of urban programs, 
American Institute of Architects; James P. McGuire, Member of the board 
of governors, Real-Estate Board of New York. 
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APPENDIX B. Tenant Statistics and Police Data 

In order to assess the impact of physical design 
parameters on crime rate and type of crime, it is 
necessary to develop a -l?onceptual model which 
accounts for major sources of variation from project 
to project. This is especially necessary in the cur
rent study because physical design parameters will, 
at best, have effects through interactlon with other 
salient variables. To demonstrate mi;tin effects of 
"design" parameters on crime ra'(e and type of 
crime would require a larger population of proj
ects for classification into building and project
types that exists in the natural setting. Therefore, 
from the beginning a step-wise multivariate design 
is recommended. Most of the data necessary for 
these analyses will he available from N.Y.C.H.A. 
tenant information files and from the N.Y.C.H.A. 
police compilation of crime statistics. 

1. Tenant Statistics. Samples of the Transcript 
of Tenant Data form and the supplementary form 
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Current Data, used for annual updating, are shown 
on pages 183 and 184. Upon entry, project residents 
complete the tenant data form concerning their 
family characteristics, assets, background, previous 
residence, etc. This form is updated annually. 

2. Police Data. For each reported crime a police 
incident report is completed. A copy of the police 
incident report form and the code-interpretation 
sheet are shown on pages 185 and] 86. These data are 
available on "tape" for the period January 1 to 
December 31. Initial analyses will probably be 
restricted to "Reports of Incidents." 

3. Project Design Characteristics. The physical 
characteristics of projects and their surrounding 
settings are drawn largely. from Housing Authority 
compilations, and were also compiled in a format 
shown in sample form as Figure 5-16, page 118. 
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No 3 

ASSETS Co 1.::.\0 

None or Unknown 0 
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~~1n~,~0~0~O~0~r~m~o~r~e~(~s2p~e~c~1~fy~)~$==~============~~l-__ ~x~.-JL-__________________________________________ , ___ 

(over) 
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I T E M 

GROSS ANTICIPATED INCOME 
Amount (Dollars only) 

NET INCOME FOR RENT 
Amount (Dollars only) 

c 0 D E 

CURRENT 

Co 1 s.2B-32 
$. 

Col $.33-37 
$ 

I T I: M COD E 

OAT A 

AGE OF HEAD OF ijOUSEHOLD Co I &59-60 
Years (as of last bIrthday) 

SEX O~ HEAD OF HOUSEHOLD Col.61 
Male 1 

NET INCOME FOR ELIUIBILITY CQ I s.3S-42 .-.. -ti'eiti'af;-.. -........ -.... -.... -.... -.. ----.. ---.. ------.. --.. --.. - --.. -2 ...... · .. 
Amount (Dollars bnl.;Y.)_. _____ , ____ _ $ AGE OF SPOUSE Co 1 s.62-63 

'MNTHLY GROSS RENT Co I s.43-47 Years (as of last bjrthday) 
Amount (Dollars & Cent.) $ I I-:D~I~SA-B .. L~E:-D .. O~R~H":"AN-D~I-CA-P-P-E-D--'" .... --------r":"C-o":"1-.":'6-4-1 

CLASSIFICATION ·OF N .. E .. W~R~E .. NT;.....---------+~C-O:-I.~48~ (Clrcle first code which is applicableJ 

Basic Rent 1 !lead of !lousehold Disabled 1 ·-.. -s-Urcharg;-Rent .... -.... -.. -............................ -.......... --··-- ........ "2-........ ·-.... sp;;-;;; .. Di~·~b·i·;ti--.... -.. -.. -.. -.. ------.. -.. -...... --.. ---- '''---'2''---
.... -_ .. __ ... _-----.. _ ... _---_ .......... -_ ... _ ... _----_ ..... _ ... __ .. _ .......... - .. _... .... .... _ .... _ ...... _ ......... __ ......... _ .. __ ... - ...... _ ..... - .......... _-_ ...... _ ..... __ ............... -_ .......... _--- ..... _ ...... _ ... _ ... . 
. __ l~~.~!!1!!L~.~!!.~. __ .. __ .. _______ .. ____ .. __ .. ____ .. __ .. __ .. _.. ___ ~.~_ .... __ _ .. ..I!~.I!.~ .. !lJ.._1i9!!..f!~J!.Q.!.c!.l!IY!.t!!.g.I!M.~.g ... _ .. _ .. __ .. _ .... ___ .. ___ . ____ Il_ .. _ .. . 

Public ASSistance Rent 4 Spouse Handicapped 4 
·---srook"Ei·-Re'nC·--.. ----.. -----.. --.. --.. -........ -.. --.. ··-··-- --.. -5-.... -.. ·-.. -Nei'the;·-tiiiiabi-erIi;;-;-janii"i"capped·--.... ---.. --.. --.. - .. · .. --5---.. · 
'-"-R;iid~-;;t'~-pi-;y~-;'R~n-t"'-"-"-"-""-'--"--"-"----" -· .. ·-6-.... -· SOURCES OF CURRENT INCOME (MuJt.) Co 1 s.65-69 

SlZE OF FAMILY Col s.49-50 Emploim~nt 1 

Number of Persons ::::~~~::I~~I~~~i:·:::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::: :::::=::~===::: 
FAMILY COMPOSITION Col. 51 Dept. of SoCial Services: 

. ___ ~f_n_~!.:.!..~:..~~~_ .. _________ .... ___ .... _ .. __ .... _ .... _ .. ____ .. _ .... _.~_ .... __ _ .. __ .r..~i..~_~~_~p..~i..~._~~.'!!.~!:.~.<:.~. __ .. ____ .. __ .. __ .. __ .... .._ .... ~ .. _ .. _. 
Husband. Wife. no Children 1 Individual (Other than /lead of household 

·---MofIiei;·-iafiie;.--Bii"d·Ch"ifdren-.. ··---.... ---.... _-.. -- -'--2"'-"-' or spouse) an Public Assistancll 4 
·---M;ti;;; .. ;;;d""o;;·;;-r·-M;;;·chiid;;~·--.. -.. --.. ---··-.. -- -.... -3--.. -.. ·--·S;;;;-i~l .. s;~;;-;iti: .. -........ ----.. --.. --.. --.. -........ -.. -.... -..... -.......... -... 
·---iit"hei:MJ .. one·or·-M"oreCh"ffdr-en·-.... -.... ----.. ---- --.. ::r ...... · Old Age or Disability Ins. 5 
·---sTit;rs:-"O;·irot-h~r"S .. ;U;d·stit";rs .... --.. -.. -...... -··-.. -.. --5-.... -- ·-.. --·sd;;l;;;;·-i;s;;-~;U;~~·-.. ---.. -.... -.... -.. -:· .. -.. -.... ---........ ·-6 .. · .... · 
·---othe~--i";;;;i·"h;j"----··--.. --.. --.. -.. --··-.. ·-.. --··--.. _ .. ·----0 .. -··-- ·-.. Mii-ita;y·-AIi-~t~;;;-t·&·se-;;i;e~~-;·;··p; .. ·-.. --.. -:-.. - ·--.. -7·· .... -· 
'-"-IiOub'ied:'-;p'-p;;;;ii"i"-"--"--"-' .... --.. --.. -.. --.... ---- ----:;--.. - -.. -ii:-;:.-iien-;i:t""ts·----.... -.. -.... ----.. --.... -.... ---.. -.... ·-r .. - .. ·--.. 0 .... --· 

PERSONS CURRENTLY EMPLOYED Co I. 52 ·-.. (ith;r·B~;;~fits·f;;;P;bii-~-ruhdS·-...... --...... -.. ---...... -...... ---. 
~-N-um_b .. e-r-___ ---------_-_--+_~~-+-.. --.:!!-"..:.~~:L:::-= .. _= .. =.= ... :-.. :-_= __ =.=_=_= __ =.= .. =._=_= .. = ... =._=_= .. = .. =_.=._=_~ .... _ .. _ • __ .... ~ ____ . 

HEAD OF IIOUSEHOLD EMPLOYED (Male or Female) Col. 53 Other (Non-pubUc) 
No 0 (.pecjfy) 0-·• .. -yes·~ ...... -.. -.... --.. -.... ----.. -.... -.. -.. -~-.. -.. ·· .... -.... ~ .... -.. -.... -·r .... -· NUMBER OF PERSONS IN SPECIFI];D AGE GROUPS Co I s.70-79 

SPOUSE EMPLOYED Co I. 54 ._ .. .!!.lJ!l!!F.._l! • .Y.~!!r_ll._ .. __ .. __ .......... ~ ........ _ .... _ .... _ .. _ .. (f.~.L •. lq ...... _ .. _ •. __ .. 
. __ !!? __ ~!...!I.P...~.}.P.P..lJ.~J:.l?~~._ .. __ .... ____ .. ~ ___ .... ____ . __ .. _.. _ .... _~_ .... __ . ___ ~.:._:L;v_".!!!!!._ .. _.,_~ .. __ ..... _ ............ _ .. _ .. _ .... __ .t~~.L ... 1..L .. _ .. _ .... __ .. . 

Yes 1 _ .. _1..;:._~.Y..Il..J!.t;P __ .. _~ .. _ .. __ ........ ___ ...... _ ...... __ .. _ ... .cq.q.L ... H .• _ .... _ .. _ .. ~ .. 
MINORS CURRENTLY EMPLOYED Co 1. 55 ._ .. _l!..:..~_LI!..~~_ .. _ .. _ .. ___ .. _~ .... ___ .. __________ .. \.l!.q.L...~~ . ___ .. ____ ... 

Number _ .. _~ _ _:J.J..%.!l_~~_ ........ _ .. __ ........ ____ .. __ .. _ .. ___ .. _.LCJlJ.:li ... __ .. _ .... __ . 
OTIlER ADULTS CURRENTLY EMPLOYED Co 1. 56 __ J1:J.1.1'.!l~!L_ .. _~ __ .... _ .. _~ .... __ ... _ .. _ ...... _ .. __ .LC_~!.:..1.1L .... _ .. ____ .. . 

Number _ .. ..l,!!:-lLq.%.!!_a,r.!l __ .. _ ...... ---........... ___ •• __ .. __ •• _ .. __ J.P_'!.I.:L6_ .. __ .... ___ .. . 

MINORS OUT OF SCHOOL WORKING PART TIME Co I. 57 ._ .. _:t!:_'!..~.)'.!lJl.r.L .. _ .... _ .. __ ... ._ ........ __ .. __ ~_JJlJ!L.l1_ ..... _ ...... __ .. . 
I'umber .. __ ~.q.:.~.~ . ..Y.!!.~_'!._ .. _ .... _ .. __ ...... _ .. ___ • __ .... _ ........ _.L~!l,}.!.?~_ • __ .. _ .... ___ • 

MINORS OUT OF SCHOOL NOT WORKING Col. 58 62 years and over J.Cal.79 
Number 

Prepared by ______________ _ 

Date _______________ __ 
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I NYCHA OBO.003&R (REV.1U/6~1 '~"'i ·.'.~,r----' 
-,lNCI DENT REPORT NEW YORK CITY· HOUSING AUTHORITY • POLICE DEPARTMENT 
1. REPORT 12. INODENT7I 3. - j>i!OJfcqnamej ---rfBMY--- IS. INCIDENT. o FELONY 0 MISDEM'17. I--OAY 

o OFFENSE 0 H.A.R.R. 0 AIDED OCCURRED 
DATE TIME 19. INTRA·HOUSEHOLD 

o INIT. 
o SUBS. 
o ADDll. 

10. 

2 

3 

4. PLACEOfOCCURRENCQ8Idg., apt., walk, e:c.)------ I BllJG."-, --,- --PRO)-.-- 18., "" '1".:./, 
. 6. OIN_09~_09i'100!L~EPORTED ~ 

SECTION ®: COMPLAINANT(S) / WITNESS(ES) / AIDED 

N AM E .(Iast, first, middle) ADDRESS (no., st.,-apt., borough) PHONE NO. AGE 
RACE 

(color) 

I 
_1 

!:; 

t; 

DYES ONO 
MGR. REFORT NO • 

WIT. \ AIDED 

AIDED (name 01 hospital) 11. CRIME, OFFENSE, ;'0;:: ;i.A.".R., AID 
!CODEN DELIVERED TO, HOSPITAL 0 HOME 0 MORGUE 0 CLAIMED 0 S.P.C.C. SPEC. 
I 
I 
I 
I 

(name, licence no .. relationship) IfY 
DRIVEN BY, 
12. . SECTION ®: VIOLATOR(S) / ARRESTED / WANTED 

NAME (/ost, first, middle, aliases) ADDRESS (no., st., opt., borough) OCCUPATION I I1ENANT I I RACE 
SCHOOL YES I NO AGE (color) HI. IWT. 

,CD 

® 

® 
REPORTING OFFICER'S NAME, RANK i ASSIGNMENT I SHielD NO. 13. ARRESTSI 

I I APPREHENSIONS ®<D ®-® ®® 

C::. ___ t~DE ~---t.~:.----S E ( T ION © 0 ETA I L S SPECIFY 

(Give pertif'ent circumstonces and conditions, proparty or objects involved and their CRIME 
.va/ues, seriousne;;: of in;ury or illness; by whom aIded person is claimed, action taken, etc.) OFFENSE .. 

OR 

P 
R NI Uf61 
E U 
C ~, ARREST I E 
N R 
~ S I AIDED 

I -

I----+~ --------+-----\----

_____________________________________________ 1 . VIC?LH.A.R.R. ____ --1-___ --1- -I 

GANG ------+---.--1---
NAME 

P.O. PCT.# o PICK·UP o COMPLAINT 

ARREST/APPREH. 
DATE I TIME 

I DAM 
I OPM 

ARREST! APPREH. 
I 

OFf. PROl. I ON PROl. 

DID 
ARREST/APPREH. OffiCER'S NAME;-ifANK-------------------------------------------

--------------------------------------------------------IASSIGNMENT I SHiElD I -; 

... o' RPf.REC'D. . 

~ ~t1: :i~~~t~;.:~' : .. -p~~ . 
• ,. ,~'( :[1/11<'.:, <"'" O,PM ,. 



NYCHA 080.0Zl (21681 

CODE INTERPRETATION NEW YORK CITY HOUSING AUTHORITY 
POLICE DEPARTMENT 

i------...L.---;-----:-:-:-:-:==:::----r-:. 
PLACE OF OCCURRENCE MISDEMEANORS VIOLATIONS 

Apartment 
Basement 
community, Health or Child Care 
Center (Inside) 

Commercial Establishment, store, 

£ill 
100 
101 
102 
103 

Laundry, etc. (Inside) 101 
Elevator 105 
Lobby 107 
}loall way 108 
Parking Lot 109 
Project Play Area 110 
Roof & Roof Landing 111 
Stairway 113 
Public Sidewalk contiguous to 114 
proj ect I 115 

Project Locations unclassified 116 
(Inside) 117 

Project Locations unclassified 118 
(OUtside) 

Off Proj ect, Dept. of Parks 119 
Playground 

Off Project, City Street 120 
Off Project, Unclassified 

~-----~--~~----------------~ 122 
£ill 
001 
002 
003 

004 
005 
006 
007 
008 

009 
010 
011 
012 
013 

014 

015 
016 
017 

018 
019 

020 

021 
022 
023 
025 
026 
027 

186 

FELONIES 
Assault, felonious 
Assault, felonious, Peace Officer 
Gambling, Promoting, Policy, 
Bookmaking or Lottery 

Burglary 
Incest 
Stolen Property, Possession 
Sexual Abuse 
Drugs, Narcot'ics, Dangerous & 
Prescription forgery 

Weapons, Prohibited use 
Weapons, Possession 
Grand Larceny, Purse Snatch 
Grand Larceny, Person & Pickpocket 
Grand Larceny, Acquiring lost 
property 81 unclassifIed 

Grand L~rceny, check from mailbox 
OVER .$250 

Grand Larceny, Auto 
Murder 
Homicide, Negligent - unclaSSified 
or vehicle 

Manslaughter 
Mischief, Criminal & Tampering, 
Criminal 

Mischief, Criminal & Tampering, 
Criminal H.A. property ONLY 

&ape 
Rape, attempt 
Robbery 
Sodomy 
Grand Larceny, H.A. Property 
Felonies, other. unclassified 

123 

125 

126 

127 

128 
129 
130 

131 
132 
133 
13-1 
135 
137 

Assault, 3 
Stolen Property, Possession 
Sexual Abuse 
Drugs, Dangerous Possession & 
HYpodermic lnstr. (Possession) 

False Alarm Fire 
Harrassment, Aggravated 
Child, Endangering welfare 
Fireworks, Unlawful 
Lewdness, Public 
Menacing 
Menacing, a Peace Officer 
Vehicle, Unauthorized Use 
Accosting, Fraudulent 
Jostling 
Weapons, Possession 
Weapons, Prohibited Use 

. Mischief, Criminal & Tampering 
Criminal 

Mischief, Criminal & Tampering, 
Criminal. H.A. Property ONLY 

Mischief, Criminal & Tampering, 
Criminal, Mail & Mailbox 

Burglars Tools 
Larceny, Petit, Check from 
mailbox less than $50 

Larceny, Petit, II.A. property, 
less than $50 

Larceny-Petit, II.A. property. 
$50 to $250 

Larceny. Petit, Check from 
mailbox $50 to $250 

Larceny, Petit, $50 to $250 
Larceny, Petit, less than $50 
Gambling. Promoting, Policy, 
Bookmaking or Lottery 

Resisting, Arrest 
Sexual Misconduct, Intercourse 
Sodomy, Cons~nsual 
Trespass. Criminal 
Unlawful Assembly 
Misdemeanors, Other, Unclassified 

~ 
200 .,Intoxication, Public 
201 Ijisorderly Conduct 
202 r.riminal Trespass 
203 Ilarrassment, Peace Officer 
204 Harrassment, Other 
205 Loitering, Deviate Sex 
206 Loitering, Gambling 
207 Loitering, Drug Purpose 
208 Loitering, Unclassified 
209 Truancy. Education Law 
210 Glue Inhalation, Public Health 

Law 
211 Fireworks, NYC Administrative 

Code 
212 Violations, Other, Unclassified 

~ INVESTIGATIONS 
300 D.O.A. Unclassified 
301 Narcotics, Allegation 
302 Fire 
303 Foetus, Unclassified 
305 Missing Person 
306 Lost property 
307 P. I.N.O. S. 
308 Suicide 
309 Aided 
310 Deadly Weapon's 
311 Arrest by Warrant (by Housing 

Police only) 
312 Complaint, Unclassified 
313 Tenant Disputes 
314 Family Disputes, Process 

BREACH OF HOUSING AUTHORITY 
£ill RillES AND REGULATIONS 
401 Damage: Accidental 
402 Damage: Non-Criminal 
403 Damage: Cause unknown 
411 fireworks 
412 Lingering 

~ POLICE REPORT TO MANAGER 
304 I,ockouts 
413 Bicycle Riding 
414 Playing - Prohibited areas 
415 Unauthorized Parking 
416 Other H.A. Breach of R & R 
417 Noise complaints 
500 Follow-up dispositions 
501 Repairs 
502 Project r.onditions 

DO HOT USE FOR II.ICIDENT REPORT 
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PROJECT DATA 

NUMBER OF APARTMENTS 
NO. OF RENTAL ROOMS 
AVERAGE NO. OF R/R PER APT. 
POPULATION (Estimated) 
RESIDENTIAL BUILDINGS 
NUMBER OF STORIES 
TOTAL AREA Sq. Ft. 

AcrCI 

NET PROJEcr AREA-~. Fl. 
(ExdSJding Perk) ,cres 

ALL BUILOlNG "RF.A-Sq. Fl. 
CUBAGE-Cu. Fl. 
COVERAGE (Line 8+6) 0/0 
DENSITY (Persons per Acre) 

LAND COST (Including Park) 
Per Sq. Ft. of Priv. Prop. 

CONSTRUcrJON COST 
PER RENTAL ROOM 

SITE !MPR. &. OTHER COSTS 
PER RENTAL ROOM 

DEVELOPMENT COST 
PER RENTAL ROOM 

AVERAGE MONTHLY RENT 
PER RENTAL ROOM 

LOCATION 

COMPLETION DATE 

• 

PROJECTS IN 

FEDERAL 

NY 5·1 NY 5·2 NY 5·3 
RED QUEENS· VLADECK 

HOOK BRIDGE (FEDERAL) 

2.545 3.149 1.531 
10.649 12.949 6.26·51h 
4.18 4.11 4.09 
8.070 8.940 3.910 

25 26. 20 
6 6 6 

1,452,438 2,154,941 566.414 
33.3 49.5 13.0 

1,452,438 1,510,368 519.124 
33.3 34.7 11.9 

326.157 389.965 171.144 
19.292.734 23.057.084 10.617.265 

22.5 18.1 30.2 
242 181 301 

$1,650.416 $1,969,060 $2,006.025 
1.45 1.02 4.45 

$10,368,424 $12,501,660 $5,828,592 
974 965 930 

$2,067,685 $2,334.956 11,283,067 
194 180 205 

$15,365,325 (A) $16,805,676 (A) $9,117,684 (A) 
1,41,3 1,298 1,.\55 

$16.99 $15.87 $15.87 

DWIGHT ST. VERNON BLVD. HENRY ST. 
CliNTON ST. 21ST ST. WATER ST. 

WEST 9TH ST. 40TH AVI!. GOUVERNEUR ST. 
I.ORRAINE ST. 41ST RD. JACKSON ST. 
(BROOKLYN) (QUEENS) (MANHATTAN) 

11·20·39 3·15·40 11.25·40 

.. il 

FUll OPERATION 

PROJECTS 

NY 5-4 NY 5·5 NY 5·6 NY 5·7 NY 5·8 ... 
SOUTH EAST KINGS· CLASON POINT JACOB RIIS z: 

JAMAICA RIVER BOROUGH GAROENS (FEilERAL) ::i 

448 1.170 1.166 400 1.190 1 
1.792 4.883 4.675 1.852 5.603 2 
4.00 4.17 4.01 4.63 4.71 
1.190 3.540 3.1.90 1.560 4,550 3 

11 10 16 46 13 4 
3·4 6·10·11 6 2 6'·13·14 5 

392.989 512.822 695.544 7 1j2,O'13 510.926 6 
9.0 11.8 16.0 17.0 11.7 

392,989 466.607 665.526 742.013 510.926 7 
9.0 10.7 15.3 17.0 11.7 

82.310 112.140 129.189 154.304 103.446 8 
2.940.659 7.963.515 8.037,853 3.388.939 9.657,260 9 

20.9 21.9 18.6 20.8 20.2 10 
132 300 199 92 389 11 

$328.696 $1,2J,6, 7 36 $1,254,582 $260,300 $1,954,225 12 
1.11 3.27 2.24 .42 4.12 

$2,628,543 $3,7S3,493 $3,791,195 $£,032,684 $9,674,409 13 
1,467 765 811 1,098 1,727 

$399,178 $1,125,071 $916,123 $437,016 $2,632,155 14 
223 230 196 236 470 

$3,356,417 (A) $6,105,300 (A) $5,961,900 (A) $2,7;10,000 (A) $14,261,389 (A) 15 
1,873 1,250 1,275 1,474 2,5.\5 

$16.7:f $17.34 $17.43 $16.36 $16.75 16 

158TH ST. FIRST AVE. RALPH AVE. STORY AVE. F.D.R. DRIVE 
SOUTH RD. F.D.R. DRIVE: PACIFIC ST. SEWARD AVE. AVENUE "n" 
160TH ST. E. 102ND ST. BERGEN ST. NOBI.E AVE. E. 8TH ST. 17 

109TH AVE E. 105TH ST. ROCHESTER AVE. METCALF AVE. E. 13TH ST. 
(QUEENS) (MANHATTAN) (BROOKLYN) (BRONX) (MANHATTAN) 

8·1·40 5·20·41 10·31.41 12-20·41 1-17-49 18 
-



APPENDIX C. Consumer Survey 

In addition to the attitude survey, see appendix 
D, which was utilized universally, various questions 
included in the consumer portion of the survey 
were asked at several, if not all, the projects 
involved. 

A limited number of items could be said to have 
virtually unanimous support. Within this category 
are improvements to apartment interiors (closet 
doors, undersink cabinets) which are already in
cluded in the construction of newer projects. Four 
other items, highly and unanimously desired, are 
related to security (tamper-proof mailboxes, lock 
improvement, hall lighting improvement, and new 
apartment door interviewers). 

In addition to these relatively direct attempts to 
enhance security, tenants also expressed nearly 
unanimous requests for more comprehensive ap
proaches to improving security on project grounds 
and in building interiors. They persistently rec
ommended the training and hiring of more police
men, making them more visible and assuring in
creased responsiveness to tenant fears and needs. 
They also advocated improvements to project de
sign, especially lighting and planting, if it was 
thought these changes might enhance their ability 
to anticipate and detour around potential dangers. 
Following are the results of consumer surveys made 
at various projects. 

1. Highbridge 

Primary concern with security was indicated by 
both consumer survey (e.g. tamperproof mailboxes, 
police room relocation) and attitudinal survey 
(fear of elevators, stairways, and response to televi
sion monitoring). Redesign of entry and additional 
lighting were seen as being pertinent to improved 
security. Despite several comments mentioning rear 
doors as danger areas, the idea of converting much 
used rear doors to fire exits was received without 
enthusiasm. Questions concerning neighbor rela
tions reflected a combination generational racial 
gap, with elderly white tenants and younger black 
or Puerto Rican families suspicious of one another 
(see number of persons who will accept package, 

188 

desire for police rather than tenant surveillance). 
Three specific ground improvements rivaled se

curity item popularity: replacement of a neglected 
parking lot with a basketball teen area, redesign 
of central grounds and a picnic area. Apartment 
improvements were only mildly received, with the 
exception of those northerly apartments that are 
in need of weatherproof windows and requests for 
closet doors. Finally, elevator problems were men
tioned, particularly by elderly tenants (see table 1 
pg. 189). 

2. Bronxdale Houses 

Apartment interiors are a major concern, as 
indicated by such consumer items as closet doors 
and undersink cabinets. However, security items, 
particularly television monitoring (both as an atti
tudinal and consumer item) were received posi
tively. Other means of improving police accessibil
ity (elevator intercom, central police hut) were 
also supported. The responses indicate not only 
real concern for safety, but also a feeling that the 
community, as wen as the police, can respond to 
the situation. This feeling is further demonstrated 
by the recent vote to install a buzzer-reply system 
at tenant expense and by the degree of support 
shown for tenant patrols. 

There is apparent satisfaction with the current 
grounds condition. The question of rent collection 
brought no criticism of management in this area. 
However, comments did question the speed with 
which maintenance repairs were made to apart
ments. Possible expansion of either community or 
golden age centers was requested by those who 
use, or intend to use, these facilities (see table 2 
pg. 190). 

3. Breukelen 

The choice of consumer items at Breuekelen 
indicate a high level of concern about security. 
Both direct security items (e.g. tamperproof mail
boxes, lock protection plates) and indirect security 
choices (outdoor bus shelters, relocation of mail
boxes) received strong positive reactions. 

• 
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Table l.-Highbridge Houses 

[Ratings of value of suggested modifications: 1 = excellent idea; 5 = poor idea] 

Results of 40 interviews 
Item 

Tamper proof mailboxes .....................•............. 

Move housing authority police room ........................ . 

Basketball court and teen area to replace parking ............ . 

Install door interviewers ................................... . 

Redesign central grounds ................................... . 

Remodel entry ............................................. . 

Vandal-proof lighting ...................................... . 

Picnic area on hill near W. 167th Street ..................... . 

Weatherproof windows ..................................... . 

Additional lights on paths ................................. . 

Begin adult education program ............................. . 

Lights under canopies ...................................... . 

Bubber.reply system ....................................... . 

Provide sitting area just outside lobby ....................... . 

Convert rear exits to fire doors ............................. . 

Replace floor tiles ......................................... . 

Add to elderly tenants' center .............................. . 

Redesign kitchens .......................................... . 

Improve electrical systems .................................. . 

Remodel hallway .................•......................... 

Re-sul'face hallways ........................................ . 

Re-design numbering system .....•.......................... 

Question No. 

145 

195 

200 

188 

190 

192 

102 

201 

117 
119 

161 

118 

105 

197 

127 

187 

154 

134 

142 

194 

130 

128 

Mean score 

1.3 

1.3 

1.4 

1.7 
1.8 

1.9 

2.1 

2.1 

2.1 

2.3 

2.3 

2.4 

2.4 

2.8 

2.9 

2.9 

2.9 

3.2 

3.3 

3.4 

4.1 

4.3 

Self-presented items.-Rear-exits; closet doors; additional play space; elevator improvement. 

Essential.-Plumbing and heating; drainage; elevator and cab door operators; police, 11,000; 
windows, 80,000. 

These preferences correlate with the relatively 
high level of fear amongst Breukelen residents. 
Breuekelen high rise dwellers rated their interior 
spaces as less safe, and exhibited a lesser degree of 
neighboring than low rise dwellers at either Eden
wald and Throgg's Neck. However, Breuekelen is 
not located in a high crime area. It is also inter
esting that a high degree of fear existed not only 
among white and elderly tenants, but also among 
relatively young Puerto Rican families . 

In addition to security and security related items, 
interior apartment items such as floor tiles, closet 
doors and undersink cabinets were all highly de
sired. Finally, there was a minimum of comment 
about management and maintenance, that can only 
be interpreted as acceptance (see table 3 pg. 191). 

related items, improvements fur apartment inte
riors, and efforts to improve facilities (commercial 
establishments, basketball and teen area) all re
ceived positive replies. Gravesend residents rated 
their interior spaces as safer than the residents of 
any other project in this survey. However, there 
was considerable concern about the character of 
the surrounding community which included at the 
time of this interview a partially occupied new 
NYCHA project, and it rundown neighborhood 
that is undergoing drastic urban renewal. 

4. Gravesend Houses 

Results of the consumer survey at Gravesend 
reflect a variety of concerns. Along with security 

The condition of the area, coupled with the dis
stance to subway stations, has resulted in some 
feeling of isolation. 

Gra':",,'send residents are interested in improving 
their community by adding facilities such as com
mercial enterprises (shopping in the immediate 
vicinity is minimal) and recreation areas for vari
ous age groups. There is some feeling that the 
management could do more in this area. Security 

189 



Table 2.-Bronxdale Houses 

[Ratings of value of suggested modifications: 1 = excellent idea; 5 = poor idea] 

Results of 65 interviews 
Item 

Tamper-proof mailboxes 

TV cameras for police to survey grounds .................... . 

Place lock protection plates on doors ...............•....•.... 

Closet doors· ...........................................•.... 

Install apartment door interviewers ................•....•.... 

Cover opening below sinks ..................•.....•....•.... 

New Lighting in halls ..................................... . 

New lights on grounds/paths ............•....•....•......... 

Install TV so tenants can watch lobby, elevator ............. . 

Intercom in elevator to housing association police ........... . 

Install police hut in central area of grounds ...•.............. 

Redesign entrance-breezeway ............................... . 

Physical development facilities for teenagers ...•.............. 

Increase funds for tenant patrols .............•.............. 

Redesign kitchens ......................•..............•.... 

Commercial facilities on grounds ........................... . 

Provide project maps on stands ............................. . 

Allow excess income families .•................•.............. 

Convert rear exits to fire doors ............................. . 

Add to elderly tenant.s center ............................... . 

Expand community center ................................. . 

Restrict and redesign project grounds ....................... . 

Ground floor toilets for children ........................... . 

Additional shade trees ..................................... . 

Play area on grounds f9r 9 to 12 year olds ................... . 

Convert lawn area to play field ............................. . 

Resurface and paint stairhalls .............................. . 

Open manager's office in evening for rent payment •........... 

Redesign numbering system ..............................•.. 

Basketball court on central grounds ......................... . 

Remove chain fences and open-up grounds for use ........... . 

Question No. 

145 

196 
185 
150 
188 
181 

lCii! 

119 

1[14 

IN 
159 
202 

132 

163 
134 

140 

133 

173 

129 
154 
103 
124 

127 

136 

157 

123 
130 
160 
128 

149 

168 

Mean score 

1.4 

1.5 

1.6 

1.7 

1.7 

1.9 

2.0 

2.2 

2.2 

2.3 

2.3 

2.3 

2.7 

2.8 

2.8 

2.9 

2.9 
2.9 

3.0 
3.0 

3.1 

3.2 

3.3 
3.4 
3.5 

3.5 
3.6 

3.7 

4.1 

4.1 

4.1 

devices that rely on community participation (i.e. 
buzzer-reply system, self-monitored television) were 
favored (see table 4 pg. 192). 

5. Hammel Houses 

improve their standard of living in other ways. 
However, all security items, including tenant pa
trols, television monitoring and security hardware 
were received positively (see table 5 pg. 192). 

Tenants indicated a major interest with inner 
apartment items, (closet doors, undersink cabi
nets, kitchen floor tiles) and only a secondary con
cern with security. 

Other facilities, particularly a day care center, 
but also an improvement of the community center 
program, were added by tenants as requested items. 

Due to the relatively low level of fearfulness, 
except amongst the elderly, Hammel residents felt 
free to emphasize modernization items that would 

190 

6. Throgfts Neck 

Tenants related through the survey their feelings 
of physical isolation due to the location of the 
project. This is reflected in their desil'c for com
mercial facilities, for outdoor facilities such as a 
swimming pool and amphitheater, and in the low 
number of friends or relatives who lived in the 
area. While security is an issue, it is less so than 
in other projects. 

The major cluster of unusual items are concerned 

, 



Table 3.-Breukelen Houses 

[Ratings of value of suggested modifications: 1 = excellent idea; 5 = poor idea.] 

Results of 65 interviews 
Item 

Lock protection plates 

Tamper-proof mailboxes ................................... . 

Undersink cabinets ......................................... . 

Floor tiles ................................................. . 

Outdoor bus shelters ........................................ . 

Add new lights to paths and grounds ....................... . 

Move mailboxes; low rise ................................... . 

Unbreakable glass doors; low rise ........................... . 

Intercom system to housing administration police in elevators 
(high rise) ............................................... . 

Lights under entrance canopies ............................. . 

Door interviewers .......................................... . 

Air condition community center ............................ . 

Play area and benches around entrance-low rise ............ . 

Replace elevator door openers-high rise ................... . 

Exercise room for teenagers ................................ . 

Add space to elderly tenant's center ........................ . 

Add play equipment ....................................... . 

Special basketball and teenager's area ....................... . 

Commercial facilities on grounds ........................... . 

New grounds-maintenance equipment ....................... . 

Electrical system for appliances ............................. . 

Vandal-proof lights in basement ............................ . 

Install shut-off valves in apartments ........................ . 

Convert lawn area to play field ............................. . 

Hallway partitions; low rise ................................ . 

Relocate police room ...................................... . 

Plaster hall walls, Hoor to ceiling-high rise ................. . 

Remove glass fire doors; low rise ........................... . 

Increase glass areas in halls; high rise ....................... . 

Redesign numbering system ............................ _ ... . 

Question No. 

185 

145 

207 

187 

146 

119 
205 

204 

174 

118 
188 

114 

III 

189 
132 

154 

121 

107 

140 

203 

142 

153 

202 
123 

208 

139 

209 
206A 

210 
128 

Mean score 

1.6 

1.6 

1.9 

1.9 

2.0 

2.0 

2.2 

2.3 

2.4 
2.5 

2.5 

2.7 
2.7 

2.7 

2.8 

2.9 
3.0 

3.1 

3.1 

3.1 

3.2 

3.3 

3.3 

3.4 

3.5 

3.7 

3.8 

3.9 

4.0 

4.8 

with the use of grounds to induce a greater sense 
of community and to enhance the type and amount 
of activity in the area. In addition to interest in 
grounds changes, there also was a demand for a 
more extensive community center program (see 
table 6 pg. 193). 

7. Edenwald 

changes wculd both improve and contribute to the 
general welfare of the community. The attitudinal 
survey revealed a comparatively low degree of feal'
fulness, and a strong sense of community, espe
cially amongst low-rise dwellers. In high rise build
ings there was a relatively high willingness to uti
lize self-monitoring television equipment. 

Security, along with additional facilities, ap
pear to be the major items of interest. In addition 
to specific security items (tamper-proof mail
boxes, vandal proof lighting) tenants also per
ceived certain facilities (commercial enterprises, 
sitting areas, play fields) as desirable. These 

Certain apartment items, such as undersink 
cabinets and closet doors (but not apa.rtment floor 
tiles or shut-off valves), were requested. In general 
liaison with management and maintenance seemed 
good, but there was a distinct lack of faith in the 
tenant patrols, and also occasional criticism of 
police services (see table 7 pg. 193). 
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Table 4.-Gravese.tld Houses 

[Ratings of value of suggested modifications: 1 = excellent idea; 5 = poor idea.] 

Results of 40 interviews 
Item 

Tamper proof mailboxes .•............•....•....•........... 
Closet doors ......•....•..............•....•...... , ....•.... 
Commercial facilities ...........................•.........•.. 
Buzzer reply system (charge) •............................... 
Retile kit(.hens and a.dd undersink cabinets ................. . 
Lock protection plates ..•......•...........•................. 
Outdoor bus shelters ... , ...........•............•........... 
New lights on paths ....................................•... 
Intercom system from elevator to housing police ............• 
Teenage areas such as basketball and sitting ...........•....• 
Periscopic door interviewers .•....•..•......................• 
Imaginative play equipment ...............................• 
Shut-off valves on plumbing ...•...•...................•..... 
New lights by entrance canopies ..............•...•....•..... 
Vandal proof lighting in halls ......•........•.............. 
Basketball courts in central grounds ........................ . 
Restrict community center area to project residents ........... . 
Expand community center, elderly meeting place ..•.......... 
Convert rear exits to fire doors ........•....•............... 
Convert lawn area to play field ..... , ..•............•....... 
Ground floor toilets -for children .......................... .. 
Relocate police room ....................•... _ ......... _ ... . 
Eliminate inspections ..................•...............•.... 
Redesign numbering system •..•......................•....... 
Additional groundskeeping equipment ...................•... 
Shade trees and relandscape ....... , ................... _ .... . 

Table 5.-Hammel Houses 

Results of 50 interviews 
Item 

Bedroom closet doors ...................................... . 
Undersink cabinets ........................................ . 
Tamper proof hall lighting ................................. . 
Tamper proof mailboxes ..••...••.••...•••.•..•...•••.•••••. 
Lock protection plates ............................•....•.... 
New kitchen floor tiles .....•.••••••.......•.•.••...•.••••.. 
Apartment door interviewers ...........................•.... 
Buzzer reply system with charge .•.................••...•••.. 
Elevator indicator light .................................... . 
Increase funds for tenant patrol ......•............•••......• 
Kitchen cabinets, new surfaces ................•.............. 
Redesign basketball court for evening activity ............... . 
Allow excess income families to remain ..................... . 
'''lading pool .............................................. . 
Elevator intercom ......................•................... 
Put exit alarms on real' doors .............................. . 
New tiles in hans ...•........• _ ........................... . 
New lighting for grpunds •.............•...................• 
Concrete paths .•.................. _ ....................... . 
Remove cobblestones ....•....•......•...................... 
Building directories ..........•.. _ ...........•.............. 
New shade trees ..................................•......... 
Redesign building entrances ...................•............. 
Electronic "ear" on ilpartrnent doors ........................ . 
Plaster halls over .........•...............•...............•. 

Question No. 

145 
150 
140 
105 
134 
185 
146 
119 
174 
107 
188 
121 
202 
118 
102 
149 
124 
103 
129 
123 
127 
139 
179 
128 
203 
136 

Question No. 

150 
207 
102 
145 
185 
187 
188 
105 
256 
163 
134 
200 
173 
201 
254 
127 
252 
119 
251 
250 
253 
136 
192 
255 
209 

Mean score 

1.65 
1.85 
2.05 
2.13 
2.15 
2.22 
2.29 
2.32 
2.39 
2.41 
2.46 
2.53 
2.62 
2.66 
2.68 
2.83 
2.85 
3.00 
3.09 
3.09 
3.12 
3.35 
3.37 
3.46 
3.54 
4.00 

Mean score 

1.55 
1.69 
.1.72 
1.96 
2.15 
2.15 
2.31 
2.31 
2.48 
2.M 
2.59 
2.63 
2.77 
2.84 
2.88 
2.90 
3.09 
3.17 
3.29 
3.36 
3.41 
3.51 
3.59 
3.61 
4.09 
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Table 6.-Throgg's Neck 

Results of 36 interviews 
Item 

Commercial facilitie~ ....................................... . 
Tamper proof mailboxes .........•...................•...•.. 
Undersink cabinets ........................................ . 
Apartment door interviewers .•.............................. 
Lock protection plates ..................................... . 
Outdoor swimming pool ....................... , ... , ....... . 
Outdoor amphitheater ..................................... . 
Vandal proof lighting in halls .............................. . 
Buzzer reply system at monthly charge ..................... . 
Convert lawn area to play field ............................. . 
New lights at entrance canopy ............................. . 
Add new lights to paths ................................... . 
Replace apartment floor tiles .•.............................. 
Install shut off valves ......•................................ 
Redesign kitchen .......................................... . 
Relocate police room ...................................... . 
Benches and play areas outside buildings ................... . 
Purchase additional shade trees ............................ . 
Allow excess income families ............................... . 
Close off grounds between adjacent buildings ............... . 
Convert rear doors to emergency exits ...................... . 
Increase funds for tenant patrols ........................... . 

Table 7.-Edenwald 

Results of 70 interviews 
Item 

Tamper proof mailboxes ................................... . 
Undersink cabinets ........................................ . 
Vandal proof lighting in halls .............................. . 
Lock protection plates ..................................... . 
Apartment door interviewers ............................... . 
Glass doors and sitting area in low rise ..................... . 
Add commercial facilities to East 229th Street ............... . 
Convert lawn area to play field ............................. . 
Add benches and play equipment to low rise entrances ....... . 
New lights outside entrances ............................... . 
Redesign kitchen ...................................•....... 
Allow excess income families 1.0 remain .................... . 
Commercial zone, community center and mall on East 229th Street 
Buzzer reply system with charge ............................ . 
Tenant-monitored TV in elevator and lobby ................. . 
Relocate police room ...................................... . 
Create low rise backyard with walls ........... , ............ . 
Add space to golden age center ............................. . 
Elevator intercom ......................................... . 
Replace apartment floor tiles .............................•.. 
New lights on paths ....................................... . 
Increase funds for tenant patrols ...•........................ 
Combine small apartments ................................ . 
Install plumbing shut off valves ........................... . 
Convert rear exits to fire doors ............................ . 
Restrict high-rise area to building residents ..... _ ........... . 
Shelves and door in alcove near apartments .................• 
Relocate low·rise mailboxes to first landing ................. . 

Question No. 

140 
145 
207 
188 
185 
270 
271 
102 
105 
123 
118 
119 
187 
202 
134 
139 
III 
136 
173 
272 
127 
163 

Question No. 

145 
207 
102 
185 
188 
204 
140 
123 
III 
1I8 
134 
173 
262 
105 
264 
139 
261 
154 
265 
187 
119 
163 
260 
202 
127 
124 
263 
205 

Mean score 

1.66 
1.71 
1.83 
L83 
1.97 
2.03 
2.11 
2.15 
2.18 
2.19 
~.36 

2.40 
2.47 
Z.56 
2.63 
2.71 
2.71 
3.00 
3.02 
3.12 
3.39 
3.47 

Mean score 

1.91 
2.07 
2.16 
2.16 
2.17 
2.22 
2.25 
2.33 
2.34 
2.34 
2.40 
2.41 
2.41 
2.43 
2.44 
2.40 
2.60 
2.65 
2.72 
2.72 
2.74 
2.85 
2.90 
2.96 
3.00 
3.02 
3.08 
~.51 
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APPENDIX D. Attitude Survey: Project for Security Design 

1. Housing Project _____________ --'-______ _ 

2. Address, _____________ _ 3. Apt. No. ____ _ 

4. Name of Respondent. ________ _ 5. Age (Approx.), __ _ 

6. Ethnic B __ W __ p~ 7. Years in public housing ___ _ 

8. Housekeeping (comments) ________________ _ 

9. Neighbors and Friends: 

(a) Which doors in your building could you knock on to accept delivery 
of a package the next day? 

--- --- --- --- --- --- '--- ----
Comments: 

(b) Names of families on same floor? 

Apt. , Name Comments: 

Apt. , Name 

Apt. , Name 

Apt. , Name 

Apt. J Name 

Apt. ,Name_. _!. 

(c) Do you have close friends and/or relatives in the area? Where? 

--------.--.--~--------------

... 



; 

(d) How many good friends do you have in all excluding relatives? 

(e) Do you recognize people in the building you live in? 

Almost all 

1 

Comments: 

Most 

2 

Some 

3 

Few Almost none 

4 5 

(f) Do you recognize people in the project you live in? 

Almost all 

I 

Comments: 

Most 

2 

Some 

3 

Few Almost none 

4 5 

(g) What is your attitude about privacy? Do you want to know and meet 
your neighbors? 

10. Television Monitoring: 

(a) What is your attitude about having TV c(!.meras in elevators, halls and 
lobbies monitored by Housing Authority Police? 

excellent idea 1 2 3 4 5 poor idea 

Comments: 

(b) Would you be willing to moni tor these areas if cameras were hooked 
up to your own TV set (Channel 3)? 

very willing 1 2 3 4 5 unwilling 

Comments: 
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II. 

(c) What is your attitude about having Housing Authority Police monitor 
grounds, paths, and lawns with TV cameras looking down from upper 
stories of buildings? 

excellent idea 2 3 4 5 poor idea 

Comments: 

(d) On the average, how many hours per day do you spend: 

Alone Watching TV 

Rate your fear of crime in the following areas: 

a. Halls safe 1 2 3 4 5 unsafe 

b. Elevators safe 1 2 3 4 5 unsafe 

c. Stairs safe 1 2 3 4 5 unsafe 

d. Entrances safe 1 2 3 4 5 unsafe 

Comments: 

12. When you move through these paths at night, what are the things you are 
most frightened of? _____________________ _ 

Comments: 

13. Estimate the age and ethnic breakdown of the project: 

(a) White_% (b) BIack_% (c) Puerto Rican_% (d) 60+_ 

Comments: 

14. Draw the route you normally take through the project: (see diagram) 

a. to and from work 

b. to and from shopping 

c. to and from visiting a friend in the project 

Comments: 

.... 
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d. Which areas of the project do you deliberately avoid (indicate on 
diagram)? 

Comments: 

EDENWALD HOUSES 

102. Install new 1Jandal-proof lighting in halls. 

Comments: EX 1 2 3 4 5 POOR 

105. Install buzzer-reply system if a small monthly charge is added to rent. 

Comments: EX I 2 3 4 5 POOR 

119. Add new lights to paths on grounds. 

Comments: EX I 2 3 4 5 POOR 

127. Convert fire-exits of high-rise buildings into doors used only in emergency. 

Comments: EX I 2 3 4 5 POOR 

145. Install tamper-proof mailboxes. 

Comments: EX 1 2 3 4 5 POOR 

183. Install apartment doors interviewers: where possible those which allow a 
periscopic view down hallway . 

Comments: EX 1 2 3 4 5 POOR 

185. Place lock-protection plates on apartment doors. 

Comments: EX I 2 3 4 5 POOR 
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EDENWALD HOUSES 

204. Remove existing doors in low-rise buildings and replace with unbreakable 
glass doors set in at bottom of stairs to create a covered area for sitting. 
(See Figure D-1, page 199) 

Comments: EX 1 2 3 4 POOR 

Ill. Add benches around entry to low-rise units including play areas for tots. 
Redesign shrubs outside walk-up buildings to create a semi-private zone. 
(See Figure D-I, page 199) 

Comments: EX 1 2 4 POOR 

205. Remove mailboxes from present location in low-rise units, and reposition 
on wall of first landing. 

Comments: EX 1 2 3 4 POOR 

EDENW ALD HOUSES 

261. Create backyards around low-rise units restricted to residents only by walls 
or fencing. (gee Figure D-2, page 200) 

Comments: EX I 2 3 4 POOR 

124. Restrict some of the project grounds around high-rise units to residents of 
adjacent buildings. (See Figure D-2, page 200) 

Comments: EX 1 2 3 4 POOR 

EDENW ALD HOUSES 

140. Provide space f01" commercial facilities on East 225 St. and build-up en
trance area to project. 

Comments: EX 1 2 3 4 POOR 

f 
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FIGURE D-l. Sketch of recommended improvements in grounds of Edcnwaid Houses. 
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EDENWALD 

FIGURE D-2. Sketch showing recommended improvements in EdenwaId Houses site plan. 

262. Convert project on both sides of the through-street into a community zone 
with comme1'cial facilities, community center, Golden .Age center, and 
project offices forming a common mall and sitting area. 

Comments: EX 1 2 3 4 5 POOR 

EDENW ALD HOUSES 

139. Relocate police room to central area of p1·oject. 

Comments: EX 2 3 4 5 POOR 

v 
! 
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163. Inc1'ease funds for tenant patrols. 

Comments: EX 1 2 3 4 5 POOR 

264. Place TV cameras in elevator and lobby of high-rise buildings to be moni
tored by tenants on their home TV sets. 

Comments: EX 2 3 4 5 POOR 

265. Place intercom in elevator of high-rise units which transmits sound from 
elevator-cab to building c01'ridors, and from nearby corrido'rs to the elevator. 
This will allow people to converse between corridor and elevator with ele
vator door closed. 

Comments: EX 1 2 3 4 5 POOR 

llS. Place new lights for outside of building entrances. 

Comments: EX 1 2 3 4 5 POOR 

123. Convert lawn area to play field (e.g.) baseball and football for pre-teens). 

Comments: EX 1 2 3 4 5 POOR 

260. Combine some small apartments to create more lm'ge units for project 
families. 

Comments: EX 1 2 3 4 5 POOR 

154. Add space to Golden Age Center. 

Comments: EX 1 2 3 4 5 POOR 

EDENW ALD HOUSES 

173. Allow excess income families to remain in project. 

Comments: EX 1 2 3 4 5 POOR 
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134. Redesign kitchens, cabinets, work spaces, sink ,covers. 

Comments: EX 1 2 3 4 5 POOR 

202. Install shut-off valves on apartment plumbing to permit turn-of! in 
eme1·gency. 

Comments: EX 1 2 3 4 5 POOR • 
.. 

187. Replace floor tiles in apartments. 

Comments: EX 1 2 3 4 5 POOR 

207. Add cabinet to covet· m'ea u.nder sink. 

Comments: EX 1 2 3 4 5 POOR 

253, Install additional shelves with doot' in alcove near apartment door. 

Comments: EX 2 3 4 5 POOR 

• 
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APPENDIX E. Design Directives for Modifications 
to Two Existing Projects 

A. Designs and Directives for Modifications to 
Clason Point Gardens 

1. Existing site 

Clason Point is a complex made up of 46 row
house buildings, providing duplex apartment units. 
The grounds area is 17 acres with approximately 
21 percent land coverage by residential buildings. 
Although most apartment units have front and 
rear lawn areas identified with them, there is little 
indication of their boundaries and little distinc
tion in design of front and rear entrances to 
buildings. 

Individual buildings are made up of exposed 
cinder block which lends an institutional appear
ance to the project. Provision for play and recrea
tion, especially for teens and preteens is sp~.rse and 
existing equipment for younger children is stereo
typical and underutilized. 

Project residents are fearful of mugging and 
robbery, especially at night. Drug addiction and 
dealing are commonplace on grounds even during 
the day, and because there is little proprietal 
definition, residents feel they have no right to 
question the presence of strangers near their 
houses. The lack of definition of areas of influ
ence, and the shortage of usable play facilities 
contribute to problems of the project. Children do 
not have bounded areas within which they can 
play; tenants frequently complain that unchan
neled play activities of children make it impossible 
for them to care for their lawns, or to use the space 
outside their apartments comfortably. 

2. Design directive.f 

In order to address social goals through design 
modifications, a series of objectives was articulated 
to: 

• Intensify surveillance of public areas of grounds. 

• Reduce the perceived scale of the project and differ
entiate its grounds and paths into unambiguous zones 
of use. 

• Create a hierarchy of public, semi-public and private 
areas and paths. 

• Increase the sense of propriety felt by residents. 

• Reduce the stigma of public housing and allow it to 
relate better to the surrounding community. 

• Reduce intergenerational conflict. 

o Intensify the use of grounds in predictable and 
socially beneficial ways. 

• Enhance the overall quality of the env.ironment. 

3. Design solutions 

These directives were answered through recom
mended modifications to grounds as follows: 

• Sealing off rear yards of project areas into a common 
semi·private outdoor area shared by 8 to 12 families. 
These semiprivate areas are differentiated from the 
more public areas of the project by 6-foot high 
wrought iron gates and fences. 

• Refacing buildings with stucco made to look like 
brick, and colored differently for pairs of apartment 
units. 

• Differentiating front yards from the public path 
through use of low symbolic walls .. 

• Restricting and channeling pedestrian movement 
through the project along a limited number of unam
biguous paths. 

• Positioning new play equipment and sitting areas 
along public paths. 

• Creating new outdoor recreation and gathering areas 
with separate facilities for adult, adolescents, pre
teens, and young children. 

4. Specific design proposals: Clason Point 

a. Public paths and enclosed backyards 

A co~prehensive design recommendation was 
made to differentiate grounds into a hierarchy of 
public-to-private zones of use. 

These changes to grounds serve to: (I) limit the 
amount of available space over which surveillance 
must be maintained, (2) increase opportunities 
for natural surveillance of public areas by locating 
them in plain view of apartment units, and (3) 
eliminate ambiguity concerning use of grounds, 
increasing' confidence of residents in supervising 
behavior of nonresidents. 
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The plan caned for public areas of the project 
to be restricted, and aligned along a central pedes
trian Pilth extending full length of the project 
from Story Avenue to Seward Avenue. This pub
lic walk is to be augmented by a series of secondary 
public paths leading in to it ft:om surrounding 
streets. In all instances, public paths wiII be faced 
by building fronts to maximize natural surveillance 
over passage of people provided by building 
residents. 

(1). To highlight the public quality of the ma
jor pedestrian walks, designs called for: 

• Widening of the path using colored and decoratively 
scored paving. 

• Differentiating small private areas outside each dwell
ing with low, symbolic walls. 

• Addition of seating in the center of this public path, 
located at a sufficient distance from private dwellings 
to eliminate conflicts over use, but close enough to 
be under consw.nt surveillance by residents. 

(2). At selected intersections of the primary and 
secondary paths, "playnodes" will be created for 
young children with seating nearby for mothers to 
maintain supervision over them. 

(3). New and decorative lighting wiII be em
ployed to highlight public areas at night and to 
extend feelings of security on the part of residents. 

(4). Backyard areas shared by clusters of 8 to 12 
families are to be differentiated from the public 
paths and play areas by tubular steel gates and 
fences. Entrance to these areas will require a key 
and be accessible only to residents of individual 
clusters. Visitors will have to use the front doors of 
apartments and approach them from the public 
path. The enclosed areas wiII be developed and 
maintained by residents of a cluster, working in 
association with one another. 

(5). This system of organization of grounds into 
public paths and backyard clusters will be rein
forced by use of a new address sign and directional 
system, including color coding of areas to high
light their individuality. 

b. Refacing of buildings 

Buildings were resurfaced with a stucco finish 
indistinguishable from brick work. This finish was 
applied in a range of colors. Row houses were 
divided into pairs of apartment units by alternat
ing the colors of brickwork. This will, hopefully, 
provide residents with increased sense of individu
ality and proprietorship, and thereby induce: (1) 
increased watchfulness over areas adjacent to 
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dwellings, (2) greater maintenance and care of 
lawns and paths, (3) increased range of associa
tion of residents with neighbors thereby enhancing 
their mutual dependency in event of crime or 
vandalism. 

c. Development of centra.l play and recreation area 

A unique recreation area wiII be created on the 
route of the central public path. Its placement on 
the major public path will insure its intense use, 
and as a central facility it will receive continuous 
and active surveillance over its use. 

This central play area ill divided into three sepa
rate zones, designed to reduce intergenerational 
conflict: 

(1) The adult area is designed for sitting, spon
taneous gathering, and table-top games. The 
straight, geometric quality of the individual fea
tqres is expected to invite use primarily by adults 
without the need of explicit signs defining or re
stricting activities within the area. 

(2) The adolescent area is to be constructed out 
of rough-hewn wood, and arranged in a circular 
fashion especially suited to group use. It will be 
surrounded by exposed rock to accentuate its 
rugged character, and will be separat~d from the 
rest of the recreation area by a low wall. The 
design is expected to draw adolescents because of 
its primitive properties, without need of ad4i
tional designation. Surveillance will be maint~ined 
over the area by neighboring apartments, and from 
the adjacent public &treet. 

(3) The middle play area is designed for use by 
young children and pre-teens, and inclqdes addi
tional seating for parents ~o supervise play. It will 
operate as a buffer between adolescents and adults. 

B. Studies of Clason Point Gardens 

Extensive interviews and observations were per
formed at Clason Point G~rdens, Bronx, N.Y., as a 
prototype of the current research-in-action model. 
Measures and methods were developed for eXflPl
ining the impact of architectural modifications on 
fear of crime and a range of relMed ~spects of 
individual and community life style. 

Clason Point Gardens is a rather lackluster low 
rise housing project occqpied by four major ten
ant groups: White families (37 percent), elderly 
white families (15 percent), Puerto Rican families 
(21 percent), and Negro families (27 percent). 
Despite the provision of individualized front and 
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rear yards, and separate duplex apattments, the 
project bears a strong stigma of public housing. 
Prior to modifications, the public character of the 
project was easily recognizable from afar. The un
finished faded green cinder block buildings gave 
the project the appearance of an incomplete and 
hastily designed series of buildings and was in 
marked contrast to surrounding streets made up of 
individually owned red-brick row houses. 

Wide gaps between buildings along the street 
edges of the project revealed a vageuly defined sys
tem of paths and yards within. The project con
veyed the impression that entry by strangers would 
not be resisted, even though all paths and grounds 
areas were adjoined by (and in clear view of) resi
dential buildings. 

Our hypotheses focused on the impact these de
sign features had on the ability and "willingness 
of residents to maintain control and see to the 
security and use of areas near their homes. Pre
liminary interviews revealed that tenants were ex
tremely fearful of being victimized by criminals, 
both during the day and in the evening; they had 
severely changed or curtailed. their patterns of 
activity as a result of the atmosphere of heightened 
danger; they felt they had no right and were afraid 
to question the presence of strangers as a means 
of anticipating and preventing crimes before they 
occurred. Adolescents from neighboring projects 
used parts of the grounds as a congregation area, 
instilling fear and anger in many Clason Point 
residents. Because of the public character of the 
project, residents felt they had little recourse but 
to accept the omnipresence of strangers .. 

In public housing projects, strangers are only 
informally accountable to local residents. Since 
residents do not have legal proprietary rights, in
dividual tenants cannot legitimately question the 
presence of strangers unless they are violating a 
public law or some housing project rule. 

A variety of architectural modifications to build
ings and grounds were undertaken in an effort to 
expand the domain in which individual tenants 
felt they had the right to expect accountability 
from strangers and other residents. Even though 
this manner of accounting remains largely social 
and informal, it was hypothesized that design 
modifications could lead individual tenants to 
watch strangers more diligently, with added clarity 
in their own minds as to the range of behaviors 
by strangers which are ordinary and expected, those 
which require an excuse or a reason, and finally 

behaviors which call for a response on the part 
of a tenant, a group of tenants, or ultimately the 
police. We hypothesized an isomorphism between 
spatial organization and social expectations; that 
informal expectations would become more exact
ing and differentiated if the organization of the 
physical setting provided clear, well-marked dis
tinctions between public and private zones, and 
eliminated functionless, "no-man's land" areas over 
which no individual or group of tenants could 
demand accountability. 

It is the sense that "stl:ange behaviors require 
justification or explanation" which tenants feel 
lacking and see no means of creating for them
selves in their current physical setting. If a tenant 
confronts a stranger about his presence, the in
truder is likely to tegard it as an affront to his 
personal right to linger on paths or grounds in 
the project. 

Crime and fear of crime may be significantly 
affected by the erosion of clarity concerning be
havioral guidelines tenants feel they have the right 
of strangers or neighbors. Interviews and observa
tions were performed prior to construction of a 
variety of architectural modifications; these modi
fications were undertaken to achieve the overall 
obiective of increasing the intensity and extent 
of territorial prerogatives tenants felt toward proj
ect areas. After modifications are completed, 
changes in tenants' conception of the sociospatial 
order of the project will be assessed, and extensive 
examinations will be made concerning positive be
haviors and attitudes which were released as a side
product of the redesign. 

The selection of Clason Point as a prototype 
project was done with the full recognition that 
it is not typical of NYCHA projects; its primary 
problem is fear of crime, rather than in extraor
dinary high incidence of crime; and the project 
already embodies many of the characteristics of 
physical design and social or community organiza
tion we would advocate as a means of controlling 
crime through individual tenant involvement. 

Because it is a low rise duplex project, Clason 
Point exposes for view many aspects of the life 
style, friendship and neighboring patterns of New 
York Public Housing residents that would remain 
more hidden from view in high-rise structures. It 
already bears testimony to the tenability of our 
hypotheses, inasmuch as we have found it to be 
a vital, socially alive community, in contrast with 
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other public housing projects that have a similar 
population but are different in important design 
characteristics, e.g. high rise buildings. 

An extensive effort in collecting data on Clason 
Point was needed for two reasons: to develop cate
gories and methods of measurement; and to create 
an in-depth profile of the project to reveal the 
means or mechanism through which the impact 
of physical design modifications will be felt. Simple 
measures of achieved results without data on the 
intervening mechanism through which changes are 
brought about would not contribute to an overall 
theory of the impact of physical design on behavior 
and attitudes. The theory, not the discovery of 
specific design mechanisms with salutary conse
quences, will eventually allow for the generaliza
tion of principles to a wide range of instances. 

C. Proposal for Improving Security in a Medium 
Density High Rise Project: Bronxdale 
Houses 

1. Identification of the problem 

Our work to date indicates that of all housing, 
high rise public housing projects provide special 
problems: a.) tenant populations are heterogeneous, 
with some families living in public housing as the 
housing of choice, and others as the housing of 
last resort; b.) policy specifically prohibits the use 
of doormen to maintain surveillance over building 
entrances, c.) tradition and la'w have resulted in 
building interiors being open to the public, d.) 
buildings are not restricted to use by residents 
proper unless they agree to finance the installation 
of buzzer-reply intercoms through additional rental 
charges and e.) limitations on police manpower 
restricts police capacity to patrol the interior of 
buildings. Private residential complexes can afford 
far more comprehensive systems of patrols and 
Sl~. ~·ireil1ance. 

Crime data clearly indicate that the vast major
ity of offenses occur inside areas of the buildings 
which are blocked in sound and sight from nearby 
residents. The most dangerous areas of these hous
ing projects are elevators and lobbies. Paradoxi
cally, these essential circulation areas are designed 
with little concern for security. Typically, they are 
completely inaccessible to surveillance by police 
and by neighboring tenants. 

The redesign of existing high-rise projects to 
enhance public safety is especially probiematical 
because there is little opportunity to make effec-
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tive physical modifications to the building inte
riors (such as increasing the visibility of public 
lobbies, corridors, and elevators); and building 
and fire code requirements governing public hous
ing are highly stringent and uniform. Frequently, 
feasible design solutions for enhancing security are 
eliminated by the code. 

2. Solution of surveillance needs using electronic. 
devices 

The installation of modern electronic equipment 
at Bronxdale was recommended in an effort to 
resolve a uniquely modern problem associated with 
the design of high-rise resid.ential buildings. Be
cause of their size and organization, high-rise 
buildings do not usually allow tenants to main
tain surveillance over areas in and around build
ings. Elevators and stairs are completely sealed 
from sight and sound. Floors are separated by un
used' fire stairs and soundproof fire doors. This 
de3ign feature eliminates the be!1efits to surveil
lance provided by vertical organized low-rise walk
ups with exposed stairwells. These walk-ups al
lowed tenants to hear and respond to activities in 
the entire building. 

A large number of tenants sharing use of a 
single entrance makes it impossible for an indi
vidual to distinguish his neighbors from strangers, 
or to determine whether adolescents who linger 
near the entrance reside in the building. The social 
rules governing behavior in low-rise tenements are 
less ambiguous; the presence of anyone inside the 
entrance can be questioned unless he is known to 
live in the building. 

Finally, low-rise buildings have many windows 
facing the street, or near building entrances. High
rise public housing buildings have been designed 
with apartment windows on the ground floor at 
least one-half story above ground. A1though this 
design feature has helped to reduce the incidence 
of ground floor burglaries, it has eroded an im
portarit surveillance function of first-floor apart
ments. 

Electronic devices will be tested at Bronxdale 
Houses to develop methods for restoring to high
rise buildings the opportunities for slltveillance 
and contact that are present in low-rise structures. 

A major function of these experiments is to 
develop methods of using electronic equipment 
which maximizes the meaning they have to resi
dents as a natural addition to the repertoire ot 
mechanical and electronic systems, e.g., locks, 
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buzzer-reply systems, telephones. Resident moni
tored TV pictures of their building lobby, eleva
tor, and nearby grounds, if successful, should pro
vide an additional window on the world (see fig. 
E-I, p. 207). Residents should use this picture to 
maintain surveillance over the arrival and depar
ture of children and visitors, to watch over chil
dren at play, and as an added opportunity to 
come to recognize neighbors on other floors. Sound 
equipment will be. employed to compl;lre the rela
tive benefits that can be achieved through enhanc
ing auditory communication among apartments, 
and between elevators and halls. 

Our proposals for the use of electronic devices 
are part of a coherent framework regarding the 
design of multiple occupancy dwellings. In each 
instance the electronic addition is oriented toward 
restoring the quality and amount of information 
about the areas outside their apartments naturally 
available to residents of low-rise buildings. 

A second priority is to increase the ease with 
which residents can contact police and other au
thorities and to allow police' more effective use of 
limited manpower by providing electronic assist
ance to their patrol of ;,mb!k areas of projects. 

The purpose of the proposed test program is to 
examine the feasibility. of electronically assisted 
survejIlance and its potential for greater applica
tion throughout public housing projects. Experi
mental work on a limited scale is necessary to: 

• Experiment with electronic systems and to determint 
their most efl:ective and prudent use. 

II Examine the effectiveness of electronic systems as a 
security measure and determine patterns and intensity 
of use by residents. 

• Obtain detailed information concerning resident atti
tudes before and after installation, especially as it 
relates to questions of violation of privacy and civil 
rights. 

• Eliminate technical deficiencies, create an operating 
procedure for dealing with breakdowns, va'ndalism, 
and other unanticipated shortcomings of the systems. 

• Examine the Telathte benefits and failings of surveil
lance systems as operated by tenants v. systems oper
ated directly by Housing Authority Police. 

3. Physical design p1'Oposais to improve security 
at Bronxdale Houses 

Experimentation with electronic equipment will 
be incorporated into a wide range of physical 
modifications to the Bronxdale complex, designed 
to improve security on project grounds and build-
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ing approaches. A detailed description of the elec
tronic system follows a description of these physi
cal modifications. 

Bronxdale is made up of 28 seven story build
ings sited on 30.8 acres, divided into large blocks. 
The central areas of each of these blocks are largely 
undeveloped and under-utilized. Each buikHng has 
an entrance arrangement with front and rear doors 
to each lobby which are virtually indistinguishable 
from one another. Where by accident of. design a 
set of buildings forms a small cluster around a 
parking lot and play area, these semi-public 
grounds facilities are used with greatest intensity, 
and with least fear of crime on the part of 
residents. 

The physical modifications we have proposed in 
the interest of security fall into three categories: 

Modifications to building entrances to create a breezeway 
into building courts and to accommodate a telephone 
intercom. 

Grouping of buildings into clusterll around parking and 
play areas, taking advantage of natural opportunities which 
exist presently. 

Development of central area of groundS for more intense 
use as a public path, and as facility for heavy play activities. 

a. Building entrance modification 

Entry redesign will serve to make the installa
tion of telephone call-up, buzzer reply operation
ally effective, and to create a breezeway through 
buildings grouped around a central court. Figure 
E-2, page 209, shows the lobby entrance and the two
door entry; with the elevator waiting area around 
the bend and out of sight. Were the buzzer-reply 
system installed within the existing physical plan 
(see alternate 1), its effectiveness would suffer from 
the ambiguity inherent in the double door system. 
This problem can be circumvented by securing 
one of the doors (see alternate 2); however, expe
rience has shown tpat when a door exists and pro
vides direct access to a desired goal, it will be used 
continually and the locking mechanism made in
operative. 

The solution we proposed (see alternate 3) in
volved the creation of a breezeway corridor be
tween the front and rear doors, and the place
ment of the buzzer-reply system between the breeze
way and the elevator waiting area. This permits 
residents to use the breezeway as a public passage 
and provides them with the abHity to survey the 
elevator area before making a decision to enter the 
building door and lobby itself. 

•• 
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b. Grouping of buildings 

A second proposal involved redefinition of 
grounds areas adjacent to buildings and the in
tensification of areas of use. 

• Subdivision of grounds of the project into clusters 
containing three to four buildings is to be accom
plished through the use of low, symbolic walls which 
allow for visual contact, and channel access routes by 
foot to limited paths of access to the entrance breeze
ways. See Figure E-3, page 211. 

• Further intensification of activity within the sub
divided grounds will be insured by locating new play 
equipment and seating areas in these zones. See 
Figure E-4, page 212. Mothers watching their children 
f>:om their apartments will also serve to screen 
str,mgers and unusual activity within these subdivided 
zones. 

c. Development of central area of grounds 

The: existing public path system through the 
project grounds is redundant and fails to channel 
pedestrians along predictable routes. The extent 
and persistence of crimes can be attributed in 
part to the ambiguity of the central grounds areas. 
Interviews with tenants reveal that thei:e areas are 
least u~~d and are experienced by them as being 
most foreboding. Our physical design proposals 
call for modifications of the path system to create 
a strong public route through the project. 

Finally, although there are public play facilities 
for adolescents and pre-adolescents nearby, project 
youngsters were found not to be using them if they 
are not perceived as their "turf". Further physical 
design proposals call for development of the cen
tral grounds to be used for heavy play by project 
children. This proposal serves the twofold purpose 
of reducing intergenerational conflict within the 
project, and providing separate play facilities for 
older children living in the project. 

4. Electronic surveillance proposals 

Proposals for use of electronic equipment are 
intended to augment physical design solutions to 
the special security problems of high-rise housing. 
In this project, unlike Clason Point, goals that 
can be achieved by physical redesign alone are 
more modest, e.g. elevators cannot be glazed, cor
ridors inside high-rise buildings cannot be opened 
to external view or eliminated. Where extensive 
physical redesign is not possible, electronic equip
ment may have to be employed to fill the gap. The 
specific systems needed for an experimental pro
gram at Bronxdale Houses included: 
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• Video surveillance by residents of their lobbies, 
elevators and adjacent entry and play areas on 
individually owned TV monitors. 

• Video surveillance of public grounds and along 
central paths by police or tenant monitors. 

• Audio surveillance of elevators by residents. 

.. Audio interviewer intercom system through individual 
apartment doors. 

• Direct communication system from tenants to police, 
including installation of broadcast system from tele
phone in local Police Room (in project) to walkie
talkie carried by patrolman. 

Initial experimental work is expected to incur 
higher costs than later extension of electronic sys
tems to other projects. Consequently, not all sys
tems were proposed for project-wide trials at 
Bronxdale. Most systems will be tested on clusters 
of buildings and some require testing on only one 
or two floors of a single b~:i.lding. This conserva
tive testing strategy is consOllant with our belief 
that electronic technology should be assessed in 
detail to determine its effectiveness and its psy
chological and sociological consequences prior to 
large scale tests on a single project, or universal 
extension of some components to all public hous-
ing projects. . 

The following section schematizes the individual 
proposals for use of electronic equipment at Bronx
dale Houses. 

a. Video surveillance by tenants 

A cluster of buildings was selected for experi
mental installation of tenant monitored video sur
veillance. Installation of t...'lis equipment is planned 
to coincide wi th physical modifications to grounds 
(e.g. installation of low walls, redesign of en
trances) and installation of telephone call up and 
buzzer reply systems. The system necessitated: (1.) 
TV cameras in building lobbies, (2.) cameras in 
building elevators and (3.) roof-top cameras on 
buildings, looking down on play and parking areas. 

b. Video sunJeillance b)! police or tenant monitors 

A major use of video equipment at Bronxdale 
will be to allow tenant monitors or police to main
tain surveillance over the public paths through the 
project and large central areas of grounds. See 
Figure E-5, page 213. Hopefully, this will help to 
intensify use of central grounds as a public street 
and this in turn will further insure the security of 
these areas. Monitoring by selected ten~nts, and 
restricting the areas under surveillance to public 
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zones was deemed desirable to avoid the possi
bility of invasion of privacy, or the use of TV 
eqtlipment for previously unanticipated functions. 

For maximum effectiveness during peak crime 
hours, the system was designed for primary reli
ance on cameras that can pan, zoom, and change 
focus based dn input from Ii monitoring console. 
Th~se cameras can operate during the day and at 
night without the need of vastly improved lighting. 

c. A udio surveillance of elevators by residents 

Limited experiments were proposed for the de
sign and use of less expensive audio surveillance 
devi<;es. This was necessary to determine whether 
the .high degree of refined information provided 
by TV surveillance is actually necessary to achieve 
a substantial reduction in crime and fear of crime. 
If providing audio information yields similar effects 
it can be implemented far more rapidly and at a 
vastly reduced cost. 

The system irtvolves two-way transmission of 
sound from inside the elevator to each corridor in 
the building, and from the corridor nearest the 
immediate location of the elevator into the ele
vator. This self-contained electronic system is 
moj.tnted on the elevator cab in a vandal proof 
container, with microphone pick-ups artd speaker 
on each floor. 

d. Audio intercom interviewer for apartment doors 

A primary security design problem of public 
housing results from the sound huffer between hall
ways and apartment interiors. This sound insula
tion is paltly intentional and in part a result of 
fire door design. While audio privacy may be 
desired by tenants, it may be operating as a con
tributant to undetected crimes where it provides 
excessive insulation of tenants from corridors out
side their doors. If more sound from halls was 
audible to tenants in their apartments, they might 
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respond more readily to the early signs of crime. 
Similarly, neighboring tenants might be more 
aware of one another's arrivals and departures, and 
come to discriminate strange from normal sounds. 

The system recommended for experimental in
stallation at Bronxdale involves fitting doors of 
individual apartments with an audio interviewer 
with the following features: 

• Microphone and speaker in each door, operated off 
120 V, designed for two-way communlcation, includ
ing "listen," "speak," and "converse" buttons, with 
volume controls. 

• Design of the Unit to remain "on" at all times, at low 
volume, where its lowest level of amplification is 
equivalent to sounds produced when listening through 
a window. At the Mghest adjustment, it allows 
tenants to monitor sounds the full length. of the cor
ridor with a high degree of resolution. 

This system can also be adapted for use as an 
irtter-apartment intercom among adjacent residents 
on a Hoor. 

e. Direct telephone communication from tenants 
to Housing Authority police at Bronxdale 

One of the primary factors influencing tenant 
attitudes about calling police involves the current 
system of dialing a central city-wide number, 
speaking with a dispatcher, who in turn notifies 
the local patrolmen to answer the call. We pro
posed a trial system at Bronxdale in which ten
ants could speak directly with the local patrolman 
by dialing a separate telephone number. As the 
local patrolman may be out on call, this required 
additional equipment to convert the telephone call 
to a broadcast band on his walkie-talkie. The pa
trolman receives the telephone call on his walkie
talkie and either checks with central command {or 
a disposition on the case, handles the call over 
the telephone connection, or asks tJIe caller to dial 
central command -for assignment of another officer. 
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