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INTRODUCTION

This report presents a comprehensive security plan for five
]ow‘income housing developments located in the Park Hi]l/Fox Hills
area on the north shore of Staten Island. The prejects are Fark
Hill Apartments, Fox Hills Apartments, St. George Plaza, Seaview
Arms, and Concord Court. '

The work discussed in this'report waS undeftaken by Willianm
Brill Assoeiates,'lnc. (WBA) under contract #H2249 between WBA
and the Office of Policy Development and Research of the U.S. ‘ o
Department of Housing and Urban Development.

This contract calied for WBA to apply planning and research
techniques that the firm had developed under previoﬁs HUD funding
to selected multi-family housing projects in the New York area.

This report deals with thke applicaticn of this planning
approach to five housing projects in Staten Island. The report _ §
first presents an analysis of the security problems existing in
these projects. The report then presents a comprehensive security
-p1an for the five developments which is based on the analysis. The
comprehensive plan indicates a range of social and physical improve-
ments that operating together could be expected to substantial!y'

reduce crime and the fear of crime in the developments.
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APPROACH

The approach used to develop the comprehensive security plan
for the five developments was based upon two operating_princip]es,
Thesé princip]es, which ref}ect the logic of the material presented
in this repo;t are presented below:

The need to understand the vulnerabilities of the sites

This component of the planning approach involves identifying
the characteristics of the develooment's physical and social
environment that (1) contribute to crime (2) contribute to tenant
fear of crime, or (3) cause tenants to alter their behavior to
such an extent that they limit their opportunities for interaction
with their environment and fail to construct the social defenses
against crime commonly found in strong cohesive neighborhoods.

The second operating principle addresses the fact that cevelopments
may be vulnerable on several levels. There may be physical features
oﬁ the site that contribute to crime or fear of crime, or cause
people to avcid interaction with each other and their environment.
There may also bé patterns of interaction aﬁong tenants or an -absence
of social structure that limit their ability to work together and

look after one another, increasing the likelihood of their being

1

victimized by crime or afraid of the possibility.

The need for a mutually reinforcing mix of improvements

To be effective, a security program must present a mutually
reinforcing mix of improvements. Experience has shown that many
efforts to improve security in housing have failed at leact partly
because they are one-dimentional approaches to a multi-dimensional
problem. It is not enough to install any one improvement be it
improved lighting, controlled entrarices, more effective tenant
organizations. or even guards. A coordinated program that involves
a mix of reinforciiig improvements is necessary.

Rt b it 4 shombes 10 2t arets






Thase principles are reflected in the Site.Securify Analysis,

the research and planning tool developed by WBA and applied as part

of this study to analyze the security vulnerabilities of the Park

Hi11/Fox Hills study area. Described in greater detail in Chapter [II,
the Site Security Analysis employs six criteria to identify the features
of a site that contribute to tenant vulnerability to crime. The criteria

that make up the analysis include: (1) PENETRABILITY - how the site can

bé entered and how access points are structured and controlled;
(2) OPPORTUNITIES FOR SURVEILLANCE - the extent to which the site
provides opportunities for people using the site to be observed in a

formal manner by guards, or more casually and informally by tenants;
(3) TERRITORIALITY - the extent to which the layout and design of

a site encourages tenants to identify with and take ccntrol of their

-development; (4) UNASSIGNED-SPACE - -the existence of space that no

one uses or protects and which can easily be claimed by intruders;
(5) DESIGN CONFLICTS - situations in which user groups are forced
to compete over the use of the same facility or space; and

(6) NEIGHBORHOOD INFLUENCES - how the location of the site and

features of the surrounding area affect the security of a development.
The findings of this analysis along with the principles discussed

. earlier providé the basis for the recommendations presented in the

comprehensive security plan for the Park Hi1l1/Fox Hills study area

provided in the last section of this report.
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SCOPE OF THIS REPORT

The analysis and subsequently the comprehensive security plan
for the five developments in the Park Hill/Fox Hills study area
address a Spectfum of security issues which range from improving
the physical features of the site which make it vulnerabie to crime,
to improving security-related social and economic conditions within
the study area, to increasing the ability of tenants to organiie and
work together to improve securitv.

The report first presents an overview of éxisting conditions
within the study area, then avdesérfptioh of the criteria and method-
ology utiiized in the analysis, then the findings of the site security
analysis and finally, the comprehensive plan for the Pafk Hi11/Fox

Hi11s study area based on the analysis.
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OVERVIEW

The site security analysis presented in.the néxt section covers
five low-income hou51ng deve]opments whose sites and common streets
. make up a contiguous, approximately ‘ceven block area, which for the
Purpose of this analysis will be referred to as the Park Hill/Fox
Hills study area. Located near Stapelton on the north shore of
Staten Island, the study area is rough]y bounded by Palma Drive to
the north, 0sgood Avenue.to the south, a large piece of vacant land
to the west and two angled streets, Vanderbuilt Avenue and Targee
Avénue, to the east. _

The five developments within the Park Hil1/Fox Hills study
area range in size from one to six bui]dings,Aall are mid-rise six
story structurés, and cumulatively house a primarily black, low-
income tenant population. The design of the buildings and the
racial composition within the developments contrast sharply with
the surrounding neighborhoods which are composed of predominantly
white middle-class popu]at1on§_11ving in single fami]y homesﬂ

The Park Hi11/Fox Hills study area developments are in desper-
ate need of services, programs and community facilities; over ninety
percent of the population is minority, a disproportionate amount of
whém are children and teenagers. The intensively used site and
buildings are subjected to extraordinarywear and tear and experience

a h1gh 1nc1dence of crime and vandalism. These problems are com-
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pounded by their location within an area of social and economic

decline; according to police department statistics crime increased’
dramatically between 1970 and 1977. Economic surveys of *he neigh-
borhood covering the same period reveal that the main business
district in Stapletorn has deteriorated contiruously since 1970.

‘ This deterjoration has been caused by both the increase in crime
and the inability of the low-income population to generate suf-

ficient capital to support businesses in these areas.

THE FIVE DEVELOPMENTS

This section presents a general analysis of conditions in
the study area. To begin, a site map and one page briefing sheets
for each of the developments is provided. These'briefing‘sheets
provide basic ihformation about the developments such as size,
name of ménagement agent, tenant demographic data and existing
on site services, and are intended to serve as both an orientation

and supplement to the site security ané]ysis section.

UV S

[FTRTE R






AT

/
n:zE..w/!

\.\ !
:m:n:waz: o ...,/wa
4~/}: — \!IIL
‘ m !
thWShz<&¢ WJfI ~°l .
b
$

R -:z

sTAZENT

LT v
IR\
. R
et o¥

DY AREA
K HILL/FOX HILLS STU
PAR







‘,:?'m

BRIEFING SHEET
PARK HILL/FOX HILLS STUDY AREA

DEVELOPMENT: Fex Hills Apartments

HUD Project #: 012-55001

Owner: Department of Housing and Urban Development

Maragement Agent: Staten Community Corporation

No. of Buildings/Units: Three buildings/366 units

Address: 320, 350 Vanderbuilt Avenue
141 Park Hill Avenue

TENANT PROFILE/SAMPLE POPULATION

Sample
50% of occupied units as of May 1980/180 households

Racial Composition

a7

American Indian: 6% Oriental: 1% ' White: 6%

Black: 86.5% Spanizh American: 0% Undetermined:
Type of Incﬁme ‘

Wages: 65% Welfare: 26% Benefits: 4% Other: 5%
Percentage/Female Heads of Household with Children

y 36% of sample households

Percentage of ?outh/Ages 0-19 years

0-6 years: 48% 13-18 years: 14%

7-12 years: 35% 19 years +: 3%
SECURITY GUARD SERVICE
Type of Service: Contract Guard Service
Total Number of Guards/per 24 hours: Seven full-time guards
Shift Coverage: 8 a.m. - 4 p.m./lguard '

4 p.m. - 12 a.m./3 guards
12 a.m. - 8 a.m./3 guards

ON-SITE SERVICES,/PROGRAMS
Name or Type of Service
New Morning Daycare Super Deli (small delicatessen)-
Richboro Drug Program Fox Hi11 Athletic Club
Taxi Stand Staten Island Community Corporation

Summer Recreation Program

Private Dentist Office

5%







BRIEFING SHEET
PARK HILL/FOX HILLS STUDY AREA

DEVELOPMENT: Park Hill Apartments I & II

HUD Project #: Section I - 012-55019
Section II- 012-55026

Owner: Section I: Higen Associates
Section Il: Fairview Company

Management Agent: Carmon Realty Corporation

No. of Buildings/Units: Six buildings/804 units

Address: 140, 160, 180, 240, 260, 280 Park Hill Avenue

TENANT PROFILE/SAMPLE POPULATION

ample
50% of occupied units as of May 1980/372 households

(5,
F

Racial Composition :
American Indian: 1% iyriental: 1% White: 2%
Black: &2% Spanish American: 2% Undetermined: 12%

Type of Income
Wages: 61% Welfare: 24% Benefits: 13%  Other: 2%

" Percentage/Fémale Heads of Household with Chi]dfen
48% of sample households

Percentage of Youth/Aqes 0-19 years : :
0-6 years: 42% 13-18 years: 219
7-12 years: 28% 19 years +: 9%

SECURITY GUARD SERVICE

Type of Service: Contract guard service

Total Number of Guards/Per 24 Hours: 10 full-time guards

a.m. - 6 p.m./3 quards
p.m. - 2 a.m./5 guards
p.m. - 12 midnight/2 guards

Shift Coverage: 10

ON-SITE SERVICES/PPROGRAMS

Name of Type of Service: YMCA Indoor Recreation Program
Marine Cadet Training Corp (Youth)
Summer Food Program (Breakfast/lunch/snack)

e s 1 s S 2 e
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BRIEFING SHEET
PARK HILL/FOX HILLS STUDY AREA

DEVELOPMENT: St. George Plaza Apartments
HUD Project #: 012-55072

Owner: Norman Schefer

Management Agent: Higgins Corporation

No. of Buildings/Units: Three bui]dihgs/299 units

Address: 185, 225 Park Hill Avenue

TENANT PROFILE/SAMPLE POPULATION

~Sample
50% of occupied units as of May 1980/123 households

Racial Composition :
‘American Indian: 0% Oriental: 0% White: 5.5% z
Black: 84% Spanish American: 10.5% Undetermined: 0%

Type of Income ' =
Wages: 39.5% Wel7are: 50.5% Benefits: 9% Cther: 1% :

Percentage/Female deads of Households with Children ?
38.5% of sample households ’

Percentage of Youth/Ages 0-19 years
-6 years: 51.5% 13-18 years: 18.5%
7-13 years: 29% 19 years +: 1%

SECURITY GUARD SERVICE

Type of Service: In-house guard service run by management

Total Number of Guards/Per 20 Hours: 9 full-time guards

shift Coverage: 10 a.m. -~ 6 p.m./1 guard
4 p.m. - 12 midnight/2 guards
6 a.m. - 2 p.m./3 guards
8 p.m. -

4 a.m./3 guards

ON-SITE SERVICES/PROGRAMS

Name or Type of Service: Youth Patrcl Program
Occasional Management sponsored youth act1v1t1es

-10-
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BRIEFING SHEET
PARK HILL/FOX HILLS STUDY AREA

DEVELOPMENT: Seaview Aras
HUD Project #: 012-44101

Owner: Samuel Pompa Partnership

Management Agent: Samuel Pompa Partnership

No. of Buildings/Units: One building/84 units

Address: 0Osgood Avenue

TENANT PROFILE/SAMPLE POPULATION

Sample . 7

— 50% of occupied units as of May 1980 2%? .

 Racia1 Composition : :
American Indian: 4% . Oriental:0% White: 6%
Black: 90% Spanish American: 0% Undetermined:

Type of Income ‘
Wages: 57% Welfare: 23% Benefits: 18% Other: 2%

Percentage/Female Heads of Households with Children
26% of sampie households ' '

Percentage of Youth/Ages 0-19 years
0-6 years: 48% 13-18 years: 3%
7-13 years: 44% 19 years +: 5%

SECURITY GUARD SERVICE

Type of Service: none

Total Number of Guards/per 24 houfs: none

Shift Coverage: none

ON-SITE SERVICES/PROGRAMS
Name or Type of Service: none

0%







BRIEFING SHEET
PARK HILL/FOX HILLS STUDY ARZA ' . ]

DEVELCOPMENT: Concord Court
HUD Project #: 012-44030

Owner: Concord Company Partnership

Management Agent: Concord Company Partnership

No. of Buildings/Units: One building/155 units Lo
Address: 55 Bowen Street |
TENANT PROFILE/SAMPLE POPULATION

Sample
50% of occupied units as of May 1980/68 households -

Racial Composition o
: American Indian: 1.5%  Orijental: 1.59% White: 19%
Black: 76.5% : Spanish American: 0% Undetermined: 1.5%

Type of Income ' :
Wages: 44% Welfare: 40% Benefits: 13% Qther: 3%

Percentage/Female Heads of Households with Children
50% of sample households

Percentage of Youth/Ages 0-19 years
-6 years: 45% 13-18 years: 16%
7-13 years: 32% 19 years +: 7%

SECURITY GUARD SERVICE
Type of Service: Contract guard service

Total Number of Guards/Per 16 hours: 2 full-time guards g

Shift Coverage: 2 p.m. - 10 p.m./1 guard
10 p.m. - 6 a.m./1 guard

ON-SITE SERVICES/PROGRAMS

Name or Type of Service: none
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The Tenant Popu]ation

In any site security analysis, an examination of the
demographic composition, related social conditions and service
needs provides va]uable.insight about tenant problems which impact
negatively on sécurity; Variables such as the age distribution,
income status, range of lifestyles and extent of formal orgarization
of a tenant populaticn offer clues about tehant vu]nerabf]ity to
crime and victimization and their ability to work together to
improve security.

As . was indicated in the Tenant Profile portion of the briefing
sheets, the tenant populations of che Park Hii]/Fox Hills have
demographic characteristics and unanswered service needs which have
traditionaily increased tenant vu]nerability to crime.

These characteristics and the urgent need for social services

dramaticé]]y illustrate the problems which have accompanied the change

in tenant composition in recent years. Initially, the developments
had a more balanced distribution of tenants by age, income, and race.
However, the general economic and social decline experienced by the
area since the late 1960's created conditions which altered the
composition of tenants willing to live in the Park Hil1/Fox Hills
develcpments. The percentage of employed and non-minority tenants
decreased, and the percentage of "lowest income" tenants who brought
with them brob1ems too complex for management to handle increased.
The turnover rate for the developments also increased as many of

the original tenants fled the general decline of the area and the

threaténing changes in cenant composition. Most recently, the
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developrents have experienced an increase in emergency relocation
tenants from places outside Staten Island such as the Bronx and
Manhatten who have no intention of staying, and who, because they

are transcient, do.not identify with their fellow tenants or feel
they héve a vested interest in the security of the developments. The
cumulative result u¢ these changes is a tenant population whose vary-
ing levels of social adjustment, different value systems and multiple
lifestyles make it extremely difficult to réach a concensus about
acceptable behaviors and activities within the deve]opments.

' It is also impcrtant to note that within the current Park Hill/
Fox Hills study area teﬁantry,are special populations whose problems
and needs impact significantly on the security of the development.

In the case of the Park Hil1/Fox Hiils developments, the two special
populations which exert the greatest impact are the'single feha]e
heads of households with children, and the youth between the ages
of 0-18 years. The high percentage of families with single female
heads of households increases the overa]l vulnerability of the
developments because the women, and ultimately the entire family are
ferced to cope with serious problems such as feeding and clothing
family members, chiid truancy from school, and adolescent confront-
ations with sex, drugs, or alcohol, without the assistance of a
| stable male partner. In addition, the women's need for normal
social interaction draws men from outside the developments to the
site, who becadse of their informal status, do not have any vested

interest in the security of the development.

-14-
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“The high percentage of children in the development's impact on
security because their large numbers and need for active play B
subject the sites and buildings to intensive wear and tear, parti- C
cularly since there is little developed space and few on-site

recreational programs. The lack of play facilities and planned

recreational progieams leaves the children and teenagers with
~nothing productive to do and increases the likelihood of their

participation in vandalism and other kinds of anti-social

activities. Finaily the high percentage of teenagers within the

tenant population may also serve to impede the development of
positive social relations among tenants since the value systems of
teenagers do not always coincide with those of the older adults.

Special population problems and unansweked needs such as these must

be resolved because they increase the vulnerability of the develcp-
ments and weaken tenant sense of ccnmunity and willingness to work
together. -

The last of the tenant population characteristics which increase ’ i
their vulnerability by inhibiting the development of & social
structure and tenant participation in formal organizatisns, is the
tenant's extrehely low image of their housing environment and their
understandable cynicism about the possibility of changing the negative
aspects of their housing environmeni. The tenants feel that the
deve]obments, and implicitly they themselves are racially, socially
and economically isolated. Thay say that their developments have
a reputation as toth an easy target and haven for criminals, and are

aware that they are viewed with fear and mistrust by the surrounding

-15-
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neignborhoods. Most tenants feel that they are neglected bty public
service agencies'and are extremely dissatisfied with the delivery

of police, social, recreational, educational and job training
serQices to the area. They say poliée coverage is grossly in-
adequate and has failed to confront the intense drug activities
occurr1ng in the study area. They bitterly resent their school
system's apportionment plan which preventsAthe majority of the study
area children from attending the nearby P.S. 57, and they are angered
by the lack of attention (in the form of programs and facilities)
paid to ;heir youth,

Thesé negative fee]ings of isolation and neglect extend to each
other. Because the majority of tenants have no way of determining
who is an intruder and because some portion of tenants from all of
the‘deve]opments victimize their neighbors, many tenants have with-
drawn from the’r neighbors out of fear or distrust and exhibit
high levels of feaf. | |

Few of the tenants interviewed felt they individually or
co]]ettive]y possessed the abi]ity to improve these conditions
without some kind of special assistance. Many:of the tenants per-
ceived the existing tenant and community groups as weak of
ineffectual, and as dominated by individuals or small groups who
were not truely representative. They were cynicaf about the

motivations of some groups and skeptical about the ability of the

others to provide assistance or bring improvements to the area.
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The Neighborhood Setting

| The neighborhbod setting of the Park Hil11/Fox Hills study

area has an enormous impact on the security of the five develop-
ments. The study areas dense concentration of low-income,
| v minority tenants housed in buiidings conspicuous by their
| institutional design and six-story elevation all serve to heighten
the social, racial and economiz alienation of the tenants and : 5

emphasize the differences between the developments and the sur-

robnding neighborhood. ,

The surrounding neighborhoods are composed of primarily white,
middle-class people housed in low-rise single family or duplex
homes. Perceived differences in 1ife;sty1es, values, and economic
status have increased the fear and mistrust of people in the
neiéhbokhood and heightened racial tension in the area. Racial
ténsidn is most overt between development and neighbﬁrhood ybuth
and has led fo verbal confrontations and some incidents of violence
in the schools and on the streets. The bad relations between the i
surrounding neighborhoods and the developments have isolated the
study area tenants and made them both a target and a scapegoat for
the surrounding neighborhoods. As a consequence, many outsiders
use the developments for -behaviors and activities which wou}d not
be tolerated in their own neighbofhooﬁ. In addition, despite the
fact that a relatively smaT] portion of the tenants participate in
the negative activities which do occur, the tenanfs are blamed as

a group by their neighbors.

) s
et paeinn 2







S T T T S e U IO 0% €5 S Y S I T S ST AR - A RS i

- There are also internal security problems (detailed later in
the Site Security Analysis) which add to this dilemma by increasing
the study area'svulnerabi]ity to these external neighborhood
problems, ultimately increasing the probability of crime and
victimization. The penetrability of the site and buildings, and
the absence of tenant, security guard, or police controls, draw
outsiders to the study area who take advantage of these: vulner-
abi]ities'to commif crimes and victimize tenants.

The neighborhood setting affects the development in other ways
as well. The ability of tenants to function effective]y to reﬁist
crime is directly affected by the lack of support facilities in or
around the study area. Currently there are no community facilities
in the developments or surrounding neighborhoods capable of serving
the social, recreational, counseling or training needs of the tenant
population.v Until recently, thé nearby shobping center was
virtually abandoned forcing tenants to take lohg>bus rides or
walks to distanf commercial districts. The absence of support
facilities 1imits the ability.of tenants to develop the self-
sufficiency they need in order to resist crime and victimization.

The last attribute of the neighborhood setting which affects
the security of the Park Hi11/Fox Hills developments is the fact
that developments are adjacent to and part of two of the most

vcrimina]]y activevsectors:in‘the'120th police precinct. While much
of the crime is generated by the study area, the proximity of
Stapleton Hnuses, a large public housing project with a dense low-

income population frought with security problems, and the general

-18-
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high levels of crime that have accompanied the social and economic
decline of the north shore area have contributed significantly te

the security problems of the five developments.

THE CRIME PROBLEM

The amount and type of crime occurring in and around the Park

_ Hi11/Fox Hills study area is one of the most revealing indicators

of the severity of the security problems experienced by the tenants
of the five developments. According to statistics obtained from
the New York City Police Department's 120th Precinct on Staten
Island's north shdre, the Park Hi11/Fox Hills neighborhoods and the
adjacent neighborhood of Stapleton are two of tﬁéVWEFEE*E??ﬁE'areas.
within the precinct. This is quite a distinction given the fact that
between 1970 and 1977 the 120th Precinct as a whole experienced a
total increase in crime of 60.6%. Precinct sectors C'and E, which
encompass the Stapleton and Park Hill/Fox Hills neighborhoods re-
spectively, rank among the highest within the precinct. In’
particular, the park Hil1/FoxHills neighborhood, Sector E, grew
steadily worse, experiencing a 161.6% increase in crime over the
same period. Put in relative terms, Sector E moved from the 9th
worst sector out of 22 sectors to the 3rd worst by 1978.

Currently the five developments study area receives the Timited
protection of a patrol car manned by two policemen and one policeman
on a motorcycle. WBA's interview with a representative of the 120th
Precinct }evealed that the police believe domestic disputes, illegai

drug act?vitieé, break-in/buralary, and arson to be the worst problems.
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Of great interest was the fact that the police attribute the in-
crease in crime in the Park Hil1/Fox Hills developments to the
change in thé composition of tenants in recent years. The police
suspect that the fenaht population has become increasingly
transcient due to high turnover and the greater proportion of dis-
.placed personé or families accepted by development management. The
police believe that as a result, tﬁe study afea.has a greater number
of tenants who do not relate to their fellow tenants, who do not
feel they have a vested interest in the security of their develop-
ment, and who have no compunction about committing crimes or
victimizing tenants within their own bui]dihg.or across the street.
Tenant and management/maintenance staff perceptions of the
crime problem were similar to those of the police. Tenants felt
- that illegal drug activities and break-in/burglaries posed the
greatest problems for security, while manégemént and maintenance
staff cited vandalism, illegal drug activities and the stripping
of stolen cars in parking lots ac the worst security problems. As
will be detaf]ed in the individual site security analyses, each
development had varying amounts and types of crime, depending on

its location, design features, and style of management.

Delivery of Manacement and Maintenance Services
WBA's interviews with study area tenants and management staff
revealed that the developments had a number of common management

and maintenance problems, which although beyond the scope of this
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report, merited further study because of their effect on security.

Appehdix A, page 86, presents a brief outline of these problems.

Iapact of Existing-5=curity Guard Services

Intrinsic to any discussion of ts» ¢rime énd security problems
within the five developments, given the limited protection provided
by the police, is an evaluation of the performance of the existing
sécurity guard services. The caliber of the guards, the number of
guard personnel and the shift coverage are crucial indicators of
the guard service's abiiity to deter crime and victimization in the

developments.

Currently only four of the five developments - Park Hill, Fox ‘ f
Hills, St. George and Concord - retain security‘guard services, of
these only one, Fox Hills has 24 hour coverage.* HoweQer, none of the
developments are adequately staffed in relation to the size of the
developments and the intensity of the crime probiem.
The source and type of the security guard ﬁervices vary; Park
Hi11, Fox Hills and Concord all retain contract guard services, but _ ;
from different firms, while St. George has an in-house guard service §
hired and supervised by management. The training and abilities of
the serviées vafy considerably resulting in a fragmented security
veffort which provides limited service and does not address inter-
development crime problems since guards retained by one development
do not haverthe authority to pursue suspects who flee into another

development. In addition, there is no coordinated effort between

*See briefing sheets for the individual developments for number of
guards, shift coverage in each service.
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the deve]opmehts to share information on crime and other security

S

related issues within tha study area. This lack of'coordination P
seriously limits the effectiveness of the guards and contributes
to the study area's vulnerability to crime.

The effectiveness of these guard services regardless of the
type is uniformly low. Most of the guards are poorly trained,
poorly equipped, and lack adequate supervision. The effectiveness

of the guards is further diminished by the lack of established

policies and procedures. There are no formal security strategies
sﬁch as changing patrol patterns to reduce patrol predictability or
adjusting patrol patterns to meet changing seasonal security needs,
and there are no consistent monitoring systems to check the performance
of the g.iards on patrol. Guards do not routinely fill out report
forms, and whgt forms do exist do not provide adequate information
about the location, type of crime, or time of the incident, etc. for
use by supervisors to develop patrol strategies. Currently super-
vision of tﬁe guard services is cporadic; the contract supervisors
and the part-time supervisor of St. George are not present fof
complete shifts. As a result the guards are often confronted with
security problems and emergencies which'they are unable tc¢ handle

due to the lack of formal training and/or established procedures;

and the absence of supervision. Over time these operational prob]éms
cause guards to avoid situations and areas in the development which

would bring them in contact with serious security problems requiring

a response or action from them. Both tenants and intruders are







!

aware of this, and as a consequence the security guard services do

"not deter crime and are not viewed with confxdence by tenants.

The ca11ber of guards supplied by the services is a final and
important censideration. None of the servi;es have rigorous re-
cruitment stundards or forma) training programs. The Services have
a difficu]t time obtaining good personnel due to the low pay and high
risk, given the lack of training and the inadequate equipment. The

range of salaries for the services is as low as $3.10 per hour at

St. George Plaza to $7.10 an hour a Fox Hills Apartments. Many guards

receive minimum wages even though the contract agenc1e< are paid a
much higher hourly salary. The four developments together spent
approximately $430,393.60 for their security guard services, which
combined, provided only 28 guards for the entire study area.

The performance of the contract guards may also be affected by
the fact that most of them do not live on Staten Icland and tack
intimate knowledye of the geography and ftreet life of the study
area. Because the guards do not lijve in Staten Island, they lack a
sense of vested interest ih the security of the Park Hill/Fox Hills
study area that a locally recruited guard might have.

A1l of these security guard service problems must be resolved

before the serv1ces can be relied uponi to assume an active and

effective role in the security of the study area.’
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THE SITE SECURITY ANALYSIS

To ana]yze the security problems of the five deye]opments in
the Pafk Hil11/Fox Hills study area, WBA conducted a site security
analysis. Developed and tested under previous HUD‘funding, the
site security analysis has been publiShed in manual form and dis-
tributed nationally by HUD. As designed the analysis serves
several useful purnoses; it identifies and documents gecurity
problems, provides a framewbrk for developing and evaluating
security-related improvements, and ultimately, generates specific
objectives and recommendations for a comprehensive security plan.
During the énalysis, the features of the site that contribute to
crime or otherwise jeopardize the safefy and security of fenants
are carefully examined. Particular attention is given to features
that create dangerous condiiions,,expose tenants toirisk, or
inhibit the formation of supportive relationships among tenants
which are necessary i¥ they are t> erect social defenses against

crime.

THE CRITERIA
Trie following criteria were used to analyze the site security
problems of the five developments in the Park Hill/Fox Hills study

area.
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Penetrability

This criteria examines how access to a site and its buildings
is structured and controlled. Penetfabi]ity is often a problem in
large low-income housing develcpments because unobserved and/or
uncontrolled building access can occur through access points other
than the mair entrance such as garage or basement doors, stairwells,
or fire exits. Penetrability also examines the extent to which
architectural features such.aé flimsy door and window hardware,

windows adjacent to fire escapes, or broken and unlocked doors etc.,

provide easy access for intruders.

Opportunities for Surveillance

Opportunities for surveillance refers to the extent to which
the site and people using the site can be cbserved informally by
teﬁants, arnd formally by security_guardsvor po]ice. Such opbor-
tunities are extremely important because they provide “eyes and
ears" that can see or hear if help is needed, and because they
reassure people that they are not alone and isioated. These kinds
of surveil]an;e'also serve as a deterrent to criminal or anti-social
behavior since few people will commit illegal or anti-social acts

where they can be observed by others.

Territoriality

Territoria]ify refers ta the extent to which a housing develop-
ment's design and layout encourages tenants to identify with their

housing environment and take contrul of the site. The amount of
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territoriality experienced by tenants can be gauged by observing =
the extent to which tenants take an interest in the appearance of
their buildings or outdoor spaces, and assume responsiblity for

the behaviors and activities which occur in their development.

Unassiqned Soace

Unassigned spaces are those which tenants have not claimed
for their own use. Large-amounts of unassigned space can be a
major vulnerability if the unclaimed and uhprotected appearance
of these Spacés encourage out:ziders to encroach opOn the spaces

~and use them for anti-social or criminal activities.

Design Conflicts

Design conflicts occur when two incompatible activities share
the same or adjacent spaces, or when two usef groups are forced to
compete for the same space or facility, resulting in continued
tension among. tenants. Good site design should minimize such
conflicts and establish an orderly, controlled and harmonious use

of space and facilities.

Neighborhood Influence:z

Neighborhood influences refer to factors outside the housing
development that affect its vulnerability. The location of bus
stops,-commercié] strips, schools, liquor stores and vacant lots,

often exert a strong influence on the way people move through a

N

site and may encourage outsiders to take short-cuts through a

z
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development. Activities held at adjacent facilities such as
schools, shopping centers or parks which draw large crowds of
people may "spill over" onto a.site and cause security problems.
Developments located within or near crime-generating areas
can have special security problems which must be recognized and
dealt with. 3ites which are jsolated may compel tenants to move

along routes both in the neighborhood or on the site, that expose

them to crime or make cthem fearful.

METHODGLOGY -

The Site Security Analysis for the five developments fn the
Park Hi11/Fux Hills study area was condﬁctec by WBA on numerous
visits to the cite during which the criteria discussed above were
applied. Aé part of the analysis and subsequent development of .
the comprehensive security plan, WBA initiated the following

activities:

On-Site Observation of the Site

WBA staff made over fifteen trips to the site to observe and
map site vulnérabilities-as well as activity and circulation
patterns in all developments. During these trips the developments

were observed-at all hours, at night as well as in the daytime.

Data Collection

WBA staff compiled mini-profiles of each development con-
taining pertinent information and demographic data obtained from

a 50% sample of HUD certification forms.for all occupied units

as of May 1980.
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At the request of HUD, WBA staff compiled data for all study
area guard services pertaining to the number of guards, salary,

training, shift coverage and on-the-job performance.

Meetings and Interviews with Management: A1l Developments

WBA interviewed the managers of each development. Topics
covered in the interviews inc]ﬁded security problems, perception
of crime, management/tenant relationships, tenant screening pro-
cedures, adequacy of gﬁard service, tenant organization, neigh-

borhood influences, and the delivery of police and social services.

Meetings and Interviews with Tenant and Community Group Leaders

WBA made an exhaustive effort to contact and interview all of
the major tenant and community leaders actively involved in the
Park Hil11/Fox Hil]sAstudy area. Over 10 leaders were interviewed
in an effort to obtain tenant and community group input about
security and security-related problems and improvement plan
priorities.

In addition WBA attended evening community group weetings
held on an average of once a month between March and July (19.0),
for the purpose of forming a Local Development Corporation (LDC)
so that tenant and community groups would have a formal mechanism

through which they could seek and receive funding and programs for

security related improvements.
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Assessment of Service Delivery tc the Developments

WBA conducted a brief assessment of the delivery of the

following services: management and maintenance services, security
guard services, police service, social services, and recreational
services. As part of this assessment WBA explored the issue of
commercial revitalization of the vacant shopping center through
the organization of a LDC, and the issue of_deve]oping a community

| center to house urgently needed services and programé.

Planning and Coordination with the New York HUD Area and Staten
Island Office of the City Planning Department

WBA attended numerous meetings at HUD to discuss planning
strategies and potential funding and prdgram resources for pro-
posed improveménts. In addition, WBA staff met with the Staten
Island office of the New York City Planning Department (CPD) to
coordinate pianring and funding strategies, and to assist in the
development of'community meetings. During thesé meetings WBA
staff assisted in the development of strategiés to.bring together

~tenants and community groups fo form a Local Development Corporation
(LDC) so that they would have a formal mechanism through which
-funding and programs for security-related improvements could be

obtained. 3

The findings of the Site Security Analysis, which are presented
in the next section, provided the basis for the site improvement

obZectives, and subsequently, the recommendations of the compre-

hensive security plan for the Park Hill/Fox Hills study area. _ . 5







ANALYSIS FINDINGS

PARK HILL APARTMENTS I AND II

Park Hill Apartments is an £04 unit housing development made up
of six-story mid-rise brick buildings arranged linearly along the
west side of Park Hil1l Avenue. The development is bounded to the
north by Palma Drive,tp the south by Osgood Averiue, to. the east by
Park Hill Avenue, and to the west by a large tract of vacant land.
The buildings are almost identical in appearance and despite some
minor variations in floor plans, share a number of common design
features. A1l of the buildings are U-shaped in plan and have main
entrances and lobbies oriented to the street. Open.space for each .
building consists of a narrow strip of fenced lawn along the street
‘and a small éitting and piay area in the rear partially enclosed by
the U-shape of the buildings on three sides. The sitting/play areas
face and are adjacent to the parking lots which stretch linearly
behind the buildings parallel to the street. The main parking lots
are contiguous a]ohg each three building section, and are commonly
bounded on the far perimeter by the large tra;t of vacant land which
runs the length of the development. There are also small side park-
ing lots between the buildings, however access to and from the
street in most of them has been blocked by concrete bollards.

The Park Hill Apartments development is subject to many of the

social problems commonly experienced by large low-income projects.
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[t's vulnerabilities are further increased by'a nunber of site

security problems generated by the design features of its mid-rise

building forms. The buildings are extremely penetrable; the main

entrance intércdm/buzzer systems have been destroyed and the

vestibule doors are éither unlocked or broken, as are most of the

side and rear exit doors, parmitting anyone to enter the buildings.

Once inside, access to the mailbox alcoves is unobétructed, and the

elevators at both ends of the building provide easy access to any | §
floor. In addition, the two sets of stairwells at opposite ends |
of the hallways provide a secluded means of moving from floor to
floo} or exiting the building. The windbws adjacent to the fire
escapes also-are used by intruders as a means of penetrating the
buildings; tenants and managemeht reportvthat they are frequently
used by burglars to break into the apartments.

Opportunities for surveillance are limited because access is
not structured or contrbl]ed; intruders can enter from any number
of ground floor doors without being observed and move through the
buildings undetected by using the stairwells. Although a contract
guard service ‘is present on the site, the inadequate number of
guards per shift, relative to the size and number of buildings, and
the absence of 24 hour service, limits the extent and quality of the
surveillance they can provide. Because there are not enough guards
to adequately monitor the developments, the stairwells and roofs
are vulnerable to the youth who vandalize them or use them for anti-

social activities. During certain hours, guards are stationed in
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the lobbies, however, they currently have no way of detérmining who
is a tenant or legitimate visitor, and who is an intruder. Due to
the large tenant population, visual identification is difficult for i
the guards, and the unlocked entrances and lack of any kind of ID |
check enable intruders to blend in with tenants.
The Park Hill development site is also penetrable; pedestrian

and vehicular traffic through the rear areas and parking'Tdts is not

adequately monitored or controlled. The numerous holes in the peri-

meter fencing of the parking lot have been made by pedesfrians using

the dirt paths along the fence. These paths and the screen provided

" by the overgrown grass and shubbery of the vacant land enabla people

to take short cuts or enter and leave the development without being
seen. In addition, a number of side and reérbpark{ng'lot areas afe
used as hang-outs by intimidating grdups of adult males, many of whdm
are not tenants. In fact, tenants, management and security guards
report that the abandoned and stripped cars found in the lots are left
by organized car theft gangs who use the parking lots as both a
secluded car storage area and as a workship to strip them.

The penetrability of Park Hill is increased at night due to
uneven sit2 lighting. Mosf of the illumination is provided by light
fixtures attached to the facades of the buildings. When the lights
arevoperative, most of the main entrances, rear sitting/play areas,
walkways and large areas are adequatély illuminated, although it
should be noted that some pnarking areas along the perimeter fencing

and the border .area of vacant land behind it are unacceptably dark.
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However, the beneficial effect of the existing lighting is jeopardized

by the.fact that many of the fixtures lack vandal-proof lenses,
leaving bulbé exposed and vulnerable. As a2 result, the quantity
and quality of the ]fghting and the opportunities for surveillance
of these areas, varies considerably from month to month depending
on the amount of vandalism that has taken place. The uneven site
iighting and the,adjoihing large expanse of unlit vacant land also
serve to impede good surveillance by tenants and police by inadvert-
antly providing both céver and hiding places for people moving

" covertly through the development.

As is often the case with mid or high-rise residential bui]dings;
the Park Hill development has not been able to generate a strong
tenant sense of territoriaiity. Because the design of both fhe site
and the buildings does not encourdge tenants to claim and control sig-
nificant areas in their development, outsiders fee] free to encroach
upon the development and to use it for anti-social or criminal
activities. With the exception of the abandoned rear sitting/play
areas, *he development lacks a well developed hierarchy of public,
semi-private and private space. Divided into two kinds of space,
the development 6ffers only pubiic space which anyon2 can occupy
without challenye, and the very private space of the individual
apartment units. The lack of a clearly defined hierarchy of space
which utilizes real and symbolic barriers to establish terant control

. and challenge intruders has made the doors of the apértment units

the first line of defense for tenants, drastically increasing their

vulnerability-to crime and victimization.
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'or shert guts which jeopardize the secur1ty of the development.

The territoria]_problems of the Park Hill Apartments are due in

part to the large amount of unassigned space on the site. The design

of the outdoor space is ambiguous and lacks strong visual cues to
indicate who is to use different areas on the site -and for what
purpose. The resultant unclaimed and abardoned appearance invites

outsiders to use the site foir undesirable purposes such as 101ter1ng

ThlS lack of clearly defined space has ccntributed to two major
dESIQn conflicts at Park Hill. These conflicts are generated bx_
tie lack of sufficient indoor and outdoor social and recreational :
space. Due to the absence of well-defined and controlled sftting/play
aréas,'gfoqps of all ages - aduits, teenagers,‘and children - tend to
congregate around the main entrances to the buildings. Although many
members of the groups are tenants, some are not, and ihe inability
to determine who is a neighbor‘and who is a potentially dangerous
outsider intimidates many tenants, all of whor must walk through |
these groups to reach the entrancesf This problem is éompounded by
the rough play and aggressive talk of the teenagers and young
adults, who regardless of their intention - further intimidate tenants
entering their buildings. The main lobbies are the site of additional
loiteking and rough play particularly by children and teenagers who
use them as indoor play areas and meeting places in inciement weather.

The effect of ghese conflicts should not be underestimated; in
addition to exposing tenants to féar and risk, the tension generated
by these activities inhibits tenant willingness to k together, and

subsequently, their collective ability to resist crime.
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Securify at Park Hill Apartments is further weakened by the
impact of several intrusive neighborhood influences which signi-
ficantly increase tenant vulnerability to crime and victimizafion.
Bounded on its west perimetei by a large tract of vacant and
qvérgrown_]and, Park Hill s isolated on one side from the rest of
the four developments. Overgrown and poorly 1it at night, the land
is frequently used as a secluded place where criminal or anti-
social activities can take place unobserved and as a hiding place
for people evading police. As a consequence, the land has become a
fear evoking place for tenants and contributes to their reluctance
to claim and use the adjacent parking Tets and rear sitting/play
areas. ' | |

" The undesirable outside groups and individuals who are drawn to
Park Hill can in themselves be considered another intrusive neighbor-
hood influence. Attracted by the penetrable site and the absence of
tenant or police control, these outsiders encroach upon the site and
“use it for activities which range from peddling drugs to burglar-

ization of the units to stripping stolen ¢ rs. - The negative-impact —
of these criminal and other anti-social activities criticaily
affects the security of Park Hill by increasing the probabiiity of

crime and victimization on the site and causing tenants to withdraw

from their environment and each other out of fear.
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FOX HILLS APARTMENTS

Fox Hills Apartments is a 366 unit development cons1st1ng nf
three identical mid-rise buildings arranged on the site in a rough
triangle at the south end of Park Hill Avenue. The second largest
of the developments, Fox Hills is bounded by a major thoroughfare,
Vanderbui]t Avenue, to the east; by Roff Street, a small dead end
side street with private homes to the north; by Park Hill Avenue to
the west, and by Osgood Avenue to the south. Like the other develop-
ments, the buildings afé U-shaped in plan, are constructed of brick,
have main entrances oriented to the street, and project the same
anonymous and institutional image. Unlike the other developments
however, most of the Fox Hills sitting/p]ay areas and parking lots
are located on the interior site and are enclosed by the bui]dings;
Open space on the site consists of three small sitting/play areas,
each located behind a building and fourth area with basketball
backstops converted from a side parking lot between buildings 320
and 350.

In addition to the social and locational problems commonly
experienced by all of the developments, Fox Hills has a number of
project-specific security problems which increase tenant vulnerability
to crime and victimization. The security of Fox Hills is weakened
by its penetrable site; access to thz buildings is not controlled
despite previous efforts to install intercom/buzzer systeins and locked

vestisules at each main entrance. Civrently the door locks and

intercom system of all the main entrances are broken, enabling anyone
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to enter, circulate through and leave the buildings unchallenged.
Becauée the buildings are so penetrable, the laundry rooms are sub-
jected to regular break-ins by people who steal money from the
machines and destroy the equipment in the process.

Opportunities for casual surveillance by tenants and formal
‘surveillance within the buildings by guards are pcor because they
have no means of determining yho is a tenant or legitimate visitor
ahd who is an intruder. Although Fox Hills is the only development
which currently pfovides 24 hour guard service, the manpower pep
shift is not enough. giVen the number of buildings and size of the
tenant population, to adequately patrol the development and guard
the main entrances around the clock. Surveillance is a]sovhindered
by the frequently unlocked or broken door locks of the rear and
basement entrances which enable intruders to enter the buildings and
use the elevators and stairwells without being observed. The stair-
wells are particularly vulnerable because they are used regularly
by outsiders and development youth as places Where they can partici-
pate in anti-social or illegal activities without being observed..

' Opportunities for surveillance on the site are good due to the
orientation of most sitting/play areas and parking lots to the in-
terior of the site. The location of the buildings along the
perimeter of the triangular site help to channel pedestrian traffic
to the interior spaces along a few major routes, making it easier for

tenants to observe who is moving througn the site. At night however,

opportunities for surveillance decrease due to the-uneven lighting
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on the site which leave perimeter areas along Park Hill Avenue, the
“north side of the site, and some sections of the parking lots too
dark to observe.

fox HiTls tenants exhibit more territorality than their neighbors.'
Although their territorality is notlsuffiéient to enable tenants to’ |
claim all of the aréas on the site, the two enclosed sitting/play
areas and parking lots at tne north end of the site are intensively
used, and thus controlled, by tenants. Tenant ability te c¢laim énd

control these spaces is aided in part, by the interior location of

the areas wiiich are buffered from the street by the location of the *
buildings on the perimeter of the site. The intimate character of
these interior areas and the interesting pedestrian traffic geanerated
by the Super-Deli, a food and convenience store located in the rear
of building 141, is.strong enough to draw large number of tenants

to the area, who in turn, by their sheer number are able to claim and E
control the area. Unfortunately, the remainder of the site, including
the buildings, has no* been successfully claimed by tenants. The

resultant neglected and unprotected appearance of these spaces en-

courage outsiders to encroach upon the development and use it for

anti-social and/or criminal activities.

'
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Some of Fox Hills territorality problems can be attributed
to the absence of a well defined hierarchy of public, semi-private
space which successfully structures access to the development and

assigns activity areas and user Groups to available open space. , ’
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Currently most of the sitting/play areas lack environmental cues







suggest how they.sh0uld be used or which user group should control
them. The poorly defined and anonymous appearance of fhe sifting/p]ay
areas and the generai absence of play equipment do not indicate
assigned uses- or provide a fair distribution of outdoor space. A
system of assigned'uses is needed at FoxHi1lsbécaﬁse outdoor spéce

on the site is séarce, given the density of the population, and
competition ambng tenants for its use is fierce.

The competition émong user groups.for outdoor social and re-
creational space is one of the two méjor design conflicts which exist
at Fox Hills. Because there is not enough develocped open space to
accormodate all of the tenant user groups, tenant youth are forced
to compete with one another for the use of the sitting/play areas,
and the basketball court. A second design conflict occurs when the
active play and hang-out activities of the groups unable to gain
possession of these areas "spill over" into the parkfng lots |
Jjeopardizing parked cars and pedestrians alike.

Like the rest of the developments, Fox Hill's penetrable site
and buildings and its high profile as low-income housing has served
ty attract undesirab]e groups and individuals from the surrounding
neighborhood whose anti-social and criminal activities expose tenants
to risk and further weaken security. Some activities of these out-
siders, such as fhe purchase and sale of drugs, victimization of
tenants, and burglarizaticn of units are extremely dangerous, while
other activities, such as loitering, or stripping stoien cars, usurp
scarce cpen space from tenants and inhibit'them from gaining complete

control of the development.
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ST. GEORGE PLAZA |

St. George Plazz is a 299 unit development comprised of two
six-story brick buildings arranged Yinearly along the horth end of
Park Hi1l Avenue across the street from the Park Hill Apartments;
'The development occupies a smail city block formed by‘Bowen Streét
to the east, Park Hill Avenue to the west, Roff Street to the
south and Sobel Street to the norih. The site has a marked change
in grade from east to west, with the Bowen Street or east side-at a
grade considerably lower than the west side. The St. George Plaza
buildings closely resemble those of the other four developments,
.particularly‘Park Hi1l, echoing the linear siting of buildings along
Park Hill‘Avenue with parking to the rear, the U-shape building
orototype, and the samé street orientation of the main entrances
andvlobbies.

Unlike the other developments however, St. George Plaza possesses
a large enclosed pafking garage built out from between the two
buildings, separating the open air parking lots located behind each
building. The only "déve]oped" open space :is located between the
two buildings extending out onto the roof of the parking garage. The
space is divided into two areas, the first area is adjacent to the
street and was intended to provide seating and access, via criss- |
crossed walkways, to the street and from building fo building. Beyond
it, towards the back of the buildings, a sparsely furnished play area

was constructed on the ioof of the parking garage.
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St. George Plaza is subject to many of the security prob]éms
experienced by the other developments. Its site and buildings are
nighly penetrahle; the development can be entered from a number of
points on the perimeter at either grade level, and access to the
buildings is not controlled. Building penetrabf]ity is increased
byvthe fact that each builaing has two main entrances and 1obbiés,
several rear exits, and side doors which open onto the sitting area
permitting quick access back and forth bet#een bui]dings. The main
entrances and lobbies are located at each end of the buildings and
lead to mailrooms and elevators. Althcugh the main entrances were
equipped with locked vestibules and buzzer/intercoin systems, all §f
the equipment:has been broken or destroyed. As ‘a result, access to

the buildings, the lobbies, the elevators and ultimately all of the

_ floors is compTetely uncontrolled,enabling intruders to enter the

development unchallenged and to move through it at'wiil. Control--

1ing access éf St. George Plaza is especially difficult because

tenants use the rear doors and fire exits on the lower gradé mere
frequently than the main entrances on the higher grade of Park Hill
Avenue. The rear doors of the buildings are intensiye]y used by

tenants and visitofs bécause they are c105er and more convehient to
major pedestrian destinations in the neighborhood such as the elementary
school, the shopping center, MéDonalds, and the bus stop and commercial
strip locateq on Targee Avenue. For these reasons efforts to establish

controlled access at St. George Plaza should focus on the rear entrances

because tenant use of them is too strong to ignore cr circumvent.
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The penetrable site, varience in grade level; and the numerous
entranées to the building seriously impede good surveillance of the
development. Because traffic on the site and through the buildings
can fake so many routes, it is difficult for tenants or guards to
obServe ahd monitor everyone who comes to the development. Currently
St. George Plaza security guards are stationed in the.main'entrance/
lobbies located on the Park Hil]_Avenue side of the buildings during
afterncon and evening hours. The more intengive]y used doors and
fire exits at the rear of the buildinas however remain unguarded
except for infrequent site patrols by the guards, enablirng intiuders
fo enter or leave the buildings without being observed.

Another feature of the site which inhibits surveillance is the

enclosed parking garage. . The garage effectively divides the open air

parking lots and blocks visual surveillance from one lot to the other.

Finally, the location of the open space hetween the two buildings on
top of the garage is difficult for tenants and guards to observe
and monitor because none of the apartment units have windows which’
overlook the side area, and neither it nor the space on top of the
garage can be observed by guards stationed in the entrance/lobbies.
The e#isting design and layout of St. George Plaza does not
encourage tenant territoriality because there are few opportunities
for them to claim and control the development. Given the size and
density of its tenant population, St. George Plaza has a severe
shortage o¥ usable open space. The awkward location 6f the smail

open space that is available between. the buildings discourages its







use since sité circulatior patterns'do not bring tenants near or
thfodgh the akea. The abseﬁce of attractive p]éy equipment and other
environmental cues suggesting how the space should be used and which
user groups should control it further inhibits the development of
tenant territoriality. Consequentiy, the bpen space appears abandoned
and unprotected, reinforcing the development's anonymous and vulner-
ab1é image. _

Final]yras is the case with the rest of the developments, St.
George Plaza does not have a well‘ggfined hierarchy of public semi-
private and private space and fails to provide a system of real or
symbolic barriers betweén the sidewalk and the door of the apartments.
As a.result tenants, management, and guards hava not been able to
successfuliy .claim and control their development, and have surrendered
most'of the site and sections of the buildings to outsiders who use
fhem for anti-sncial and/or criminal activities.

The absence of tenant control over activities and behkaviors
occurring in the development and the subsequent withdrawal of many
tenants from areas on the sitevand inside the buildings, has in-

icreased the development's vulnerability to intrusive neighborhood
influences. The proximity of the north end of St. George Plaza to the
shopping center and the lack of tenant control or guard supervision
has enabled outsiders and undesirable tenants from all the develop-
ments to claim and use the corner of Park Hill Avenue and Sobel Street
as a neighborhood hang-out. The hang-out is fréquenﬁed.by groups and

individuals drinking liquor conveniently purchased in the shopping
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center, by people purchasing -and ¢elling drugs, and dccasiona]]y, by
prostitutes. The activities of these groups, whose numbers were

observed to range from three to eighteen individuals dependiné on the

‘time of day and the weather, pose a serious threat to the tenants

from all the developments who must pass by them to reach the shopping
center or the Targee Avenue bus stop and commercial strip. During

inclement weather the anti-social and criminal activities of these

people move indoors, primarily into building 225 of St. George Plaza.

The presence of this hang-qut generates a negétivé impact on the
overall security of the developments beyond its immediate activities,
by drawing undesirab]e individuals and groups from the surrounding
neighborhood, who, attracted to the area by the availability of |
alcohol, drugs, and prostitution, stay to commit crimes and victimize
tenants. As a result, tenants, management, and guards from all the
developments commonly percéive this corner and building 225 as the

two most dangerous and fear evoking places in the entire study area.
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'SEAVIEW ARMS AND CONCORD COURT
) _ For the purpose of this analysis, Seaview Arms and Concord
Court will be discussed together because they are the two smallest
de»e]opments, each having only one six-story brick building, and '
T ’ ' because they provide an opportunity to compare examples of good and
bad site security conditions within the target area
The two developments are located at opposite ends of the target

area; Seaview Arms is located at the south end on Osgood Avenue up

one block and west of Park Hiil Avenue, and Concord Court is located
at the north end of Bowen Street, one block east of Park Hill Ayenue.
The physical features of the developments vory in minorvways;
Seaview Arms has an 84 unit rectangular bui]ding which possesses a
la*ge lawn area and parking lots located both behind and to one side.
Concord Court is a 155 unit building U-shaped in plan, which has a
narrow fenced inlawn areaon its street sides and parking in the

rear,

Concord Court is bounded by Bowen Street to the west, Sobel Street
and the shopping center to the north, the Targee Avenue commercial
strip to the east, and a small pocket of single family homes to the
south. Of the two developments, Concord Court is more penetrable
because it lies between Targee Avenue and the developments along Park
Hill Avenue, and is subject to site and building penetration by
pedestrian traffic hoving back and forth between the two areas. As
in other developments, access to the building is not controlled; the

door locks and buzzer/intercom system in the main entrance are broken,
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and the rear exits to the parking lots remain open. Intruders can

~enter Concord Court through any number of doors and use the elevators

'and stairwells to move through the building without being observed.

The attractiveness of the building as a target for intruders is in-
creased by the inability of tenants and the one guard on the evening
shift to provide good surveillance. Opportunities for surveillance

at night by tenants, the guard, or the po]iée ave further hampered

by the inadequate site lighting which leaves most of the parking lots

and the vacant lot adjacent to the sifting/p]ay arca on the south
side of the building in darkness.

Tﬁe design and appearance of the interior of the building also
contribute to the deve]opment's podr.security and the high Tlevel of
tenant fear of crime and victimization. The deserted and unprotected

lobby encourages intruders to penetraté the building, while the

' hallways, which are painted dark brown from floor to ceiling and

illuminated by stark fluorescent tubes, are fear evoking places for
tenants who must walk to either end of the hallway and around a blind
corner to reach elevators. The waiting areas by the elevators are
extremely vuinerable because they cannot be observed by the guard from
the lobby or main hallway, and because they are directly accessible
to intruders using the secluded rear exit.doors.

Qutside, Concord Court has only one small developed open space
although sections of the partially abandoned barking lot are occasionally

used as play space by children and as an impromptu gathering place

for adult males. The lack of adequate open space and the absence of







environmental cues establishing a.hierafchy of public, semi-private,
and private space within the development has discouraged tenants
from asserting their territofa]ity and inhibited them from c]aiming
and controlling the site.

' In_direct'contrast, tenants at Seaview Arms control the interior
of their building and most of their site with the help of their
manager and maintenance staff. Bounded on the north by the same Targe
piece of vacant land which also adjeins the Park Hill Apartmenté, on
- the east by Fairway Avenue, a street lined with duplex homes by
single family homes to the south, and by more.of the vacant land to
the west, Seaview Arms occupies a relatively isolated site. HNever-
theless Seaview Arms haé thé best security and the least amount of
site vulnerabilities relative to the rest of the developments in the
target area even though it does not currently have the protection of
a gudrd service.

The develorment. is not easiiy penetrated; the large open grassy
area which surrounds the building acts as a buffer, and the peri-
meters of the parking lots are ccmpletely fenced in. The main entrance
vestibule door locks and buzzer/intercom are ir place and functicning
well, and all of the fire exits which open onto the rear parking lot
are locked from the outside. The main entrance lcbby and mailbox
alcove are in excellent shape and have not been subjected to vandalism.

The sense of tenant control and possession is reinforced by the

presence of a brightly painted paper mache sculpture which decorates







the Tobby undisturbed. The stairwells and elevators are clean and
devoid of graffiti, and do not appear to be used for anti-social or
destructive activities.

Burglaries committed by people who climb the balconies and break

into the units is a chronic problem at Seaview Arms. However,-managefb

ment and tenants have helped to cure this problem by working closely
together. During one period of frequent burglaries, the tenants
formed their own surveillance teams and by watching their buiiding
and listening for unusual noises, helped management and police corner
the burglar on the roof. More recently, a series of burgliaries were
traced by management with the help of tenants, to a particular tenant
who was promptly evicfed. , _

The manager of Seaview Arms attributes these successés and the
strong social structure of the deve}opment-to careful screening of
applicants. Because management has made an effort *to select tenants
who share a consensus about acceptable behaviors and activities,
the tenants have been able to form a strong supportive social
structure which serves as.their best defense against crime. Tenants
and management with the help of a prdtective maintenance staff work
closely with each other and cooperate when problems arise or crimes
occur. As a resuit very little crime or victimization is currently
experienced inSide the building.

The cutdoor space is less secure due to the rather isolated

location of the development, and uneven site lighting at night.

Some areas of the parking lot are particularly vulnerable; car theft
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and car accessory theft (batteries, radiator, tires, etc.) are a

s Al el

problem. However, good informal surveillance by tenants and main-
tenahce has helped to fed0ce crime in the parking lots.
- There is one additional security problem that is generated
by the location of Seaview Arms and conditions in the surrounding
| neighborhood. Seaview Arms' isloated site requires tenants to
walk along a route from the bus stop which leads them through

- dimly 1it areas, past an abandoned duplex unit sometimes used by ;

vagrants, ana near an unfenced section of the vacant land. These

NI A K

neighborhood conditions provide outsiders with a number of oppor- : ' f ot
tunities to ambush and victimize the tenants without being observed

and expose tenants to risk and incidents of personal victimization.

Despite these problems, Seaview Arms offers a number of

valuable lessons in site security. Without the benefit of guard

B p——

service protection, without extra access control hardware, and 1
despite its isolated location, Seaview Arms has. the best security

and most cdoperarive tenant/management relationship. Clearly, care-
ful applicant screening by the manager, the presence of a supportive

and protective mainterance staff, the cooperative relationship

“'"."E";""‘?)‘i“" e

between the management and tenants, has enabled all parties to

claim and control most of the development and successfully defend |

it against crime.
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' THE COMPREHENSIVE SECURITY PLAN

OVERVIEN .
This seétion-presents a :omprehensive security plan designed
to couﬁteract the vu]nerabi]itieé of the five developments in the
* Park Hil1/Fox Hills study are identified during the site security
ana]ysis.» | ' _
| The plan emphasizes the need to provide‘a mix of social and
bhysicaj improvements designed to reinforcé one another and address
- the multi-dimensional problems which make the Park Hill/Fox Hills
developments vulnerable to crime and victimization. The plan
- presents both physical improveménts aimed at reducing or elimi-
nating features of the developments which expose tenants to risk
and sccial imprévement strategies designed to encourage tenant and
community groups to organize and work together tc improve their
housing environment. Supplemental reconmendations directed towards
acquiring needed assistance from city and federal agencies, public
officials, the'police, and the broader communify are included as
well. - The plan also presents recommendations ;uggesting cooperative
management paolicies and programs such as a community‘based guard
sgrvice:designed to strengthen and unify security~gfforts in the

Park Hill1/Fox Hills area as a whole.
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RATIONALE

As envisioned, the comprehensive 'security plan would build
on improvements begun at the'deve]opment level, and by weaving
together physical, social, and economic 1mprovements expand to
1nc1ude the surround1ng community. The plan presents a broad
spectrum of recommendations which utilize the issue of security
and the secur*ty-related improvements as a catalyst to bring

currently dissident tenant and community groups in the Park Hill/

Fox Hills study area together in a productive working relationship.

Resolution of the study area security problems will necessarily
involve working with each other, management, pol1ce city and
federal agencies, the private business sector, and the surroundlng
neighborhoods, and would naturally lead the groups into otner
related issues sucn as the development of a community facility o
house urgently needed prograins or the economic revita]ization of
their community. |

Resolving the security problems of the developments in the
Park Hi11/Fox Hills study area will provide the barticipants in
the plan - tenants management, conamunity groups, city and federa]
agencies - w1th both a reason and an opportun1ty to work together

and achieve basic goals which will lay the foundation for future

‘community improVement efforts.
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RECOMMENDATIONS

' The recommendations which follow are divided into two sect1cns,
the first section presents reconmendat1ons wh1ch apply collectively
to the entire Park Hill/Fox Hills study area. The second section
'presents more specific recommendations for each of the five_deve]op-

‘ments in the study area.

SECTION I: AREA - WIDE IMPROVEMENTS

Increase Tenant/Community Group Capacity to Participate in' Their

Comprehensive Security Plan

Experience has shown that a major impediment to successful
implementation of secur1ty improvements has been the lack of
susta1ned tenant acceptance and active cooperation. Often, this
problem stems from a lack of tenant participatior. during the develop-
ment of their security plan and the failure of HUD or management
to explain the interdependant relationship of the security improve-
ments and the importance of tenant compliance with new security
procedures. The problem of tenant acceptance and support is
frequently made more difficult by the inatility of tenants, regard-
~ less of their desire to cooperate, to work as a cohesive group to
support and protect new security improvements. Put simply, most
tenant populations:are just not éele to form the unified social
structure necessary to control behaviors and activities affecting

the cperation of security program.







This is particularly true of the developments in the Park Hil1l/

Fox Hills study area where tenant support, 1inked with tenant and
community group ability to organize, will be a critical factor to
thé success of this security plan. In the past tenant orQanization
and group cohesion has been difficult to.achieve because of the
diverse value systems within the tenant populations and a.general
lack of concensus abcut acceptable béhavior and lifestyles. As a
~result, many of the existing tenant and community groups are weak

or highiy factionalized. Their effectiveness is further'diminished
by a lack of organizational skills and broad base support - necessary

to mobilize a sustained, day to- -day cooperat1ve tenant or community

group effort.

Security Objective: Strengthen tenant and community group ability

' to function effectiVe]y; help them to form a
coalition organization so that they cah'fdcus
their efforts on common goals such as security
and work collectively to achieve them.

1. Conduct a community workshob on security for Park Hill/Fox Hills
study area tenant and comunity group leaders. The workshop
should be conducted jointly by William Brill Associates (WBA),
the Staten Island Office of the City Planning Department (cpD),
the Neighborhocd and Consumer Affairs staff of the HUD area
office (HUD),- and the Community Service Society (CSS). Held
on-site one night a week for five weeks, the workshop would

devote one session to do each of the following:







Session 1:

e Present the new comprehensive security plan and explain
security improvements to tenant leaders, define role of
tenants in security program (WBA sponsor).

Session'Z:

e Improve relations among existing tenant and community
groups by demonstrating shared problems and emphasizing
common_goals. (WBA/CPD sponsors)

Session 3:

e Guide the tenant and commhnity group leaders to an ' , !

- overall concensus about security related goals and : : i

help them to select priority projects to work on
together. (WBA/CPD/HUD sponsors)

Session 4:

e Help tenant and community grcup leaders form a coali-
tion group which includes and represents them all :
as a Local Development Corporation (LDC) or a non- - _ 4
profit Community Development Corporation (CDC). The C
purpose of the coalition organization would be to nar- D
row tenant and .community group focus to one or two S S
priority issues, concentrate their energies and efforts -
on one or two priority goals, and most importantly, '
provide the study area with a unified, highly repre-
sentative organization able and eligible to seek and
receive programs and resources. (WBA/CPD/CSS sponsors)

Session 5:
® Provide technical training to upgrade group organizatioha]
skills so that they are able to function effectively
over a sustained period of time.
~If the workshop is successful, the tenant and community groups
of the Park Hil1/Fox Hills study area should be able to apply the
skills developed during these sessions beyond the security plan to -
other issues and problems of equal concern. For example, the coali-

tion organization could set up sub-committees or boards fo serve as
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mechanisms by which the goals and priority projects selected during
the workshc. couid be achieved} One of these could beccime the super-

visory body for a community-based guard service recomnended and des-

cribed elsewhere in this section. This supervisory body could also

L~ 0 et

» work with polica to mount a coordinated attack on the illegal drug
and stolen car activities which threaten'thé developmenté. If the
coalition organization takes the form of an LDC other goa]s‘(kh1Ch
reinforce the stability and security of the study area) Such as thé
economic revitalization of the neighborhood or the deve]opmeﬁt of a

community center could be realized. Whatever the final form, the

coalition organization would provide a vital service to the Park Hill/

Fox Hills study area by working with private, city, state, and federal

agencies to obtain urgently needed programs and project funding.

Establish or Strengthen Tenant Organizations in Ecch Development

Most tenant groups in the Park Hill/Fox Hi]is study area
developments 1a¢k the organfzationa] structure, in-house repre;
sentation and broad-based tenant support necessary to function
effectively. Many of the organizations ére simply ad hoc groups

- formed during a crisis or around a specific issue, while others
consist of a small core of individuals who share common concerns
and an enduring willingness to work on development problems.
Frequently the membership of these groups, because of their infonnalv
nature, is formed by friends and neighbors rather than a structured

system of representatives from the entire development. As a result

the groups are often perceived by the general tenant populace as
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narrowly defined_intereséﬁgroups and thus do not have, or are
unable to generate, broad based tenant support;

Tenant organizations which hLave structured representatioh and
broad base support must be developed so that each deve]opment'will
have a formal mechanism through which tenants can effectively com-

municate and work with management, broader community coalitions,

city officials and government agencies, to improve their housing

environment.

Security Objective: Initiate a system'of structured tenant
organizations for each development 30 that
*anants will have a formal mechanism through
which they can communicate regularly with
management, police, and Tocal government,
and increase the eftectiveness of services
delivered to the site.

1. The objectives of the tenmant organizations will be to:

@ Provide a structured opportunity for tenants to meet and
work together to improve their housing environment. Such
an opportunity should help to strengthen social cohesion
within the development as tanants begin to learn about
and understand each other, and develop positive ways of
resolving their problems.

e Provide a channel for the regular exchange of information
between tenants and management, community coalitions,
police, city officials, and relevant agencies.

¢ Increase tenant participation in policy decisions which
require their cooperation.

o Work with management and government agencies to improve _
the delivery of programs and services to the developments.
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2. Déve]op and initiate a system of structufed tenant organizafions
which ensure that all tenants and buildings withfn each develob-
ment have an 6pportunity to be represented. All of the develop-
ments should utiiize similar organizational structures so that ,
the levels of representation will match on the committees or

"~ communi ty éoalition groups fonned fo?'area-widé cooperative
efforts. The structure of the tenant organizations could build

in the'following manner:

‘@ Floor captains - elected/selected by the tenants on each
floor; floor meetings should be held once a month and/or
when a crisis occurs. -

e Building Committees - composed of all floor céptains, who
elect/seTect a building representative. Meetings should
be held once a month although the buildings representative

_Should be able to call additional meetings if the need
arises.

o Development-ide Tenant Association - composed of all
building representatives; meetings. should be held once
a month to work on problems which affect the development
as a whole. This association should serve as a liason
between the tenants and management, pclice, other develop-~
ments in the study area, and government agencies. Each
tenant association should elect/select -a president to
call meetings and. represent or appoint association members
to represent the develcpment in area-wide cooperative
efforts or community coalition organizations.

3. The improved tenant organizations should receive recognition and

-

full cooperation from the management of the developments. Such
recognition and cooperation would invoive: - '

o Provision of office space near the lobby or in the basement
for each Building Committee.

¢ Mandatory attendance of managers and maintenance supervisors
to Development Tenant Association meetings on a quarterly
basis or upon the written invitation of the Deveiopment
Tenant Assuciation president. ' ‘
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- Establishment of a Tenant/Management Committee composed of

- the manager, the maintenance superviscr and building repre-
sentatives, to work on problems requiring tenant/management
cooperation such as security, vandalism, coping with problem
families, delivery of social and recreational services and
programs to the development etc. :

4. The Tenant Associations should utilizé available community and

faderal/local government resources such as the Multi-Service.
Center and the Borough Presidents office to capitalize on progre s’
made during the community workshop.

e Work with the Community Service Society and HUD to obtain as
on-site community office and Neighborhood Stabilization Program
(NSP) funded community workers to help tenants organize. The
NSP workers could help tenants organize at both the development
and community-wide level. The NSP workers could begin by
providing: ' ' :

~Counseling and technical assistance to developing
~ tenant associations in each development.

-Counseling and technical assistance to help develop
a8 community coalition group such as an LDC or non-
profit community corporation.

-Technical assistance; applications for programs or
grants, referrals to specialized agencies.

-A central information exchange center.
~-Coordination with the City Planning Department and
the Borough President's office to set up a LDC.-

-Coordination with HUD and the management of all five
developiments to establish a governing body for the
proposad community based guard service.

Explore Feasibility of Cocperative Management Policies and Programs

One important finding of the Site Security Analysis is that the
five developments in the Park Hi11/Fox Hills study area share a
number of common security problems. The aspects of the socia1

environment and the site vulnerabilities which affect the security

. of each development are quite simf]ar and consequently, require
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similar improvements to resolve them. Given the limited amount

} of managemint and maintenance staff and resources available relative

to the size of the developments and the tenant populations, it makes

sense to explore the feasionility of establishing cooperative manage-

/ ment policies and programs to carry out some aspects of the compre-

hensive security plan.

1.

B 1‘3\

Security Objective: Establish a Cooperative Manageﬁent Committee -

composed of the Managers and Tenant Associétibn .

presidents from each development to explore
ways in which they can improve the security of
the‘deQelopment and quality of the housing
environment through cooperative policies and
programs.
The purpose of the Coopnerative Management Committee (CMC) would
be to:

© Review common security and housing environment problems and/or
gaps in services identified during the Site Security Analysis.

® Review existing and proposed management policies and programs
designed to address these common problems.

® Explore ways in which existing and proposed policies, pro-
cedures, and programs of all the developments could be com-
bined or shared among the developments to 1ncrease their
efficiency and effeut1veness.

The CMC should begin by examining the feasibility of establishing

cooperative policies and/or programs in the following areas:

e Development of a community based guard service; a cooperative
agreement by the management of all developments to propor-

" tionately share the cost and administration of the proposed
community based guard service would enable each development
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to receive an improved guard service whose specially trained

personnel and increased shift coverage would immediately
and dramatica'y improve security.

'® Crime Reduction: cooperative efforts to reduce crime could

"~ range from sharing the proposed community based guard service,
to initiating standardized forms to report location and type
of crime so that guards and police can adjust their patrols

o - accordingly, to community surveillance of sites and buildings
T ' in the study area. - :

o : © Problem Tenant Alert: often problem tenants asked to leave
. : or evicted from one development will simply move across the
. street or down the block into one of the other four develop-
o ' ments and continue the disruptive or anti-social behavior -
which precipated their exit from the original development.
Management could share information about evicted or disruptive
tenants on a monthly basis and help each other avoid accepting
repeat applicants with a history of undesirable behavior.

o

AN ® Referral Services; management could pool their knowledge and

L _ agency contacts to develop a referral service that could

h help tenants with problems who request help to link up with
the specific agency and service they need.

® Lobbying for City Services; together the five developments
in the study area encompass thirteen mid-rise buildings and
thousands of tenants. Combined requests for improved police,
social, sanitation and recreational services, etc. would
carry more political weight and increase the likelihood of
a prompt response from city agencies.

— ) _ Estahlish a Community Based Guard Service for the Park Hil1/Fox Hi]l;
- ’ Study Area

- ' The present system of diverse security guard services does not

generate enough guards to provide adejuate security coverage for the
Park Hil11/Fox Hills study area. The security programs are fragmented
and offer limited service to only four of the five developments, and
there is no coordinated effort to exchange information on crime and
security related issues. ‘In addition, the guards are not adequateiy

trained, equipped or supervised, and thus have little impact on the
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crime and victimization occuring in the study area.

Security Objective: Establish a cooperative security guard service
with responsibility for’a11Afive developments.
The guard force would be recruited from the
- | _ ' cohmunity and épecially trained fo‘address the
security needs of the Park Hill/Fox Hills
study area. | |
1. Establish a community based guafd'sekvice wfth an expanded staff

of 39 to provide a unified security program and increase shift

coveragé for all five developments. The cost of the guard
service would be shared cooperatively between all of the
developments, enabling the staff to expand and include the
- following personnel: 1 security director '
1 assistant director
1 secretary clerk
4 equipment monitor/dispatchers
28 regular guards
2. A1l candidates for the new security guard force should be
. recruited from the Staten Island communitj and reflect propor-
tionately the racial composition of the Park Hill/Fox Hills
study area. (See Appendix B, page 88 for description of

recruitment standards.) : ©

. 3. A1l candidates should participate in-a two week (80 hour)
intensive training program which includes instruction in law
- | eﬁ%orcement, self-defense, first'aid, fire safety, crisis
| intervention and community relations. All guards must.success-
) ) . : fully complete the cource to be eligible for final selection

to the force.







PROPOSED GUARD SERVICE ORGANIZATIONAL STRUCTURE
Park Hill/Fox Hills Study Area

Executive
Board of

Tenant

Directors

Security Director

Security
Committee

Tenant Association
Presidents

N\

) ~N
Seaview Park Fox St. leorge Concord
Arms

Hill - Hills Plaza

Assistant Security
Director

Secretary/Clerk

Monitors/Dispatcher

Senior Guard Senior Guard

Senior Guard Senior Guard

'SECURITY GUARDS







4.

A1l guards should be uniformed and supplied with the proper

- equipment; walkie-talkies, flashlight, nightstick and handcuffs.

The duties of new guards should be clearly defined; as é minimum
the guards should be expected to:

® Provide general Surveiliance; patrol of lobbies, corridors,
stairwells and parking areas.

o Detect criminal acts (burglary, rape, robberies and
aggrevated assault, etc.) and alert police.

e Quell mfnor_disturbances within the developments.
e Report acts of vandalism to management.
e Identify and work with pkoblem families.

e Work with juveniies to cuftail vandalism problems when
possibie. '

® Respond to tenant requests for he]p'in.emergenéies.
e Identify and report potential safety and security hazards.
» Ccoperate with police and fire department staff when necessary.

® Prepare reports as required.

Improve security guard and shift coverage for all five develop-

ments by instituting the following schedule:

9 a.m. - 5 p.m./8 guards
5 p.m. - 1 a.m./12 guards
1 a.m. - 9 a.m./8 guards

Note: At least one supervisory guard will be required per shift.

Initiate a new patrol system which divides the study area into
four patrol zones and utilizes two-man security guard teams to
patrol them. The new System vwill increase the effectiveness o7

patrols, focus the activities of the guards. and enable the tcams
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8.

Note: Part of the vacant St. Geofge Plaza parking garage could

to tailor their activities to the special security problems of
each zcne. See page 70 for map depicting proposed zones. The -

guards should be assigned to the four zones as follows:

Zone A: 9 a.m. - 5 p.m. 2
5pm -1am 3 :
1l am. -5pm 2 :
4
Zone B: 9 a.m. ~ 5 p.m. 2 §
5pm. -1a.m. 3 s
1am. -5pum 2 E
Zone C: 9 a.m. - 5 p.m. 2 Z
5pm. - 1am. 3
lam - 5p.m. 2
Zone D: 9 a.m. - 5p.m. 2
. 5pm. -1a.m 3
lam. - 5pm. 2

Establish a centrally located office/base station for the | :
security guard servicé large enough to accomodate the following:
e Office for the security directof o _

° Sha11 waiting/recepticn area with desk for secretary c]erk.

e Guard meeting room for roll call, briefings, in-service
training seminars.

e Guard locker room with toilet and shower facilities.
e Communicatiuns equipment room with counter space for the
moni tor/dispatcher guards.

be rencvated and utilized for this purpose.

Establish a non-profit corporate entity to manage and administer

the sQCUrify guard éervice. The new corporation would reflect

the cooperafive re]ationshib between the'managemeht of all the

developments, and incorporate tenant participation. The cor- )

poration could be a special brarich of the proposed LJC or a
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separate non-profit community organization. whichever_éorporate
form is selected should have a 12 member Exeéutive Board of
Directors whose responsibilities would include the development

of bolicies and brccedures as well as administrative, bookkeeping,
Vand payroll duties for the force. The'compositioh'of the 12

member Board should be:

e Five representatives appointed by the owners of each develop-

ment; (may include managers of each development to represent
the interests of the owners.) ' '

e Five representatives from the Tenant Security Committee ( 1
resident representative from each development).

e The security director.

o One po]ite community relations representative from the
120 Precinct. '

It is expected that the Security Dfrector W§u1d report directly
“to the Executive.Board énd provide it with monthly reports on specific
crime problems within»the various developments and patro{ zones.
~ To ensure that the tenant population has an opportunity to have
their views represented, the five representatives-of the Tenant
Security Conmittee should serve as liasons between the Board and

the tenants.

Note: See page 66 for organizational chart.

Establish a Community Center for the Park Hill/Fox Hills Study Area -

One of the most critical probiems. of the Park Hi11/Fox Hills
study area,’given the density of- the tenant population and the

magnitude of their problems, is the pervasive lack of indoor and







outdoor communal space, and the concomitant lack of urgently needed
on-site éupport’services and programs. A community center would -
provide a positive focus for the study area and could centrally

house a variety of needed programs.

SecurityIObjective: Renovate ot construct a multi-purpose
community center facility large'enough to
house and accomodate both the offices and
meeting rooms for outreaéh socia]'sefvice,
educational, and training programs as well
as large indoor recreational spaces for
evening,_winter, and rainy day activities.

1. Expiore the feasibility of creating a community center facility

in one of thése alternative locations:

o The under-utilized P.S. 57 located at the north end of
Park Hill Avenue on Palma Drive.

o One of the larger vacant stores in the shopping center
located between Park HI11 and Targee Avenues.
2. The new facility should have tvo kinds of interior space; large
multi-use rooms capable of accomodating active recreational play,
social activities such as dances, community meetings, and work-

shops, and smaller office spaces to accomodate outreach services

and programs.

3. The fo]fowihg is'a list of the kinds of activities and programs
which tenant and community group leaders, management, and city

" agencies felt were urgent]y needed by the Park Hil1/Fox Hills
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population and should be availabe in a community center:

@ Active recreational programs; particularly for the youth
during the summer, after school, at night, and on weekends.

¢ Creative development programs; arts and crafts, dance
classes, music classes, theater productions.

® Social activities; dances, festivals, supervised excursions
etc.”

# Social service programs} family counseling, crisis inter-
vention, planned parenthood counseling, drug and alcchol
abuse programs, etc. ' v

® Support services; daycare, tutoring programs, employment
counseling, job training, money management classes, etc.

Work with City Agencies and Private Business to Stimulate Economic

Revitalization of the Neighborhood

‘ Most of the improveﬁents presented in the comprehensive»security
plan are intended to provide the tenants of the Park Hill/Fox Hiils
study area with opportunities to claim, control and protect their
developments. The problems which weaken the ability of tenants to
‘'successfully use these "opportunities" however, extend beyond the
boundaries of the development. Problems such as unemployment and
limited job opportunities impede the progress of tenants, eroding
their self-sufficiency, and u1tfmate]y, their abiiity to assume an
activ; role in security. Economic revitalization of the neighborhood
aﬁd the hope it holds for emplcyment and community advancement is a
major goal shared by a]l_tenants. It is expressed by their desire
to form an LDC and their interest in reviving the vacant shopping

center at the north end of Park Hill Avenue. In Jupe 1980 the-

tenants learned that Waldbaums, a major food store:chain, was opening







a supermarket in the shopping center and bringing with it a number
of émailef stores. While the tznants of five developments in the
Park Hil11/Fox Hills study area are pleased to have the convenience
and yariety of fhe sfores, they feel an economic revitalizatibn of
thé area has still not taken place; the ﬁerchants in the shopping

center have nof faced the issue of hiring minorities from the -
study area for responsible positions, and none of the stores are

6wned loca]iy; For these reascns the tenant and community groupsu

are extremely interested in forming an organization such as an LDC

ana working with city officials and agencies to increase job oppor-

tunities and develop 1oca11y-ownedAandudperated small businesses.

E Security Objective: Work with city officials/agencies and
private business to stimulate economic
revitalization of the'neighborhood by
improving the area to make it a more
desirable place for business investment,
by ihcfeasing the number 6? job oppor-
funities, and by ehcoufaging the develop-r
ment of locally cwned and operated
businesses.

1. Encourage tenants and community groups in the study area to work
with the City Planning Department (CPD), the Borough President's
office; and the Commun%ty»SefvicelSociéty (CSS) to form a Local
DeVelopment_Corporatioh (LDC).‘ As alfeady pTanned, the LDC

would serve as a coaliticn of tenant and community groups and

would be_organized into the following commi ttees:

o







@ Steering Committee (Composed of all Sub-committee chairmen)
o Commercial Development Committee '

o Employment/Job Training/Education Committee

] Cohmﬁnity Services Committee

® Security/Crime pohmittee, ”

) Manégement/Tenant Liason Committee

® Recreation and Open Space committes

Utilize the LDC committee framework to pursue the objectives
discussed elsewhere in these recommendations:

e Development of interfdevelopment cooperative policies

“and programs.

° Deve]opment of a new community based guard service.

' o‘Development of an on-site community assistance office.

o Development of a communitycenterfaci]ityf

] Improved delivery of ser?ices.

e Safe and sécure neighborhood.

o Development of employment énd job training opportunities.

® Economic revitalization of the shopping center and the
Targee Avenue commercial strip.

Capitalize on the job opportunities presented by the reopening

of the shopping center and utilize the LDC and the support of

the CPD and BRorough President's‘office to meet with the owners

of the naw stores to establish a cooperative relationship and

increase owner community awareness.
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'o The LDC could work with the owners to reduce vandalism
and crime at the shopping center.

® The LDC could, with the support of the CPD and the
Borough President's office, work with store owners to
estab]ish'a cermunity hiring program.
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SECTION IT: PROJECT SPECIFIC RECO~MEND! . IONS

“Park Hill Apartments

1. Reduce Penetrability of Site and Buildings

® ts*tablish controlled-access iobbies at all ..in entrances;
repair and upgrade locks on entrance doors aid the buzzer/
intercom systems. Investigate cost and feasibility of
installirg more sophisticated locks on entrance .doors
which utilize specially designed keys that are hard to
duplicate commercially. o

® Work with management and maintenance staff to control
number and use of master keys to apartment units.

® Repair broken fire exit‘and basement doors, install panic
bars on those not to be used by tenants coming from the
parking lots. _ - :

e Limit access from parking lots to building interiors to
one door per building. Keep door locked, require tenants
to use key to open, if feasible.establish controlled
route through building to Tobby.. .

¢ Instali security screens or grills on all windows ad-
Joining the fire escapes. :

® Repair and reinforce perimeter fencing along parking lots,
prune or remove adjacent overgrown shrubbery and/or vines
covering fence.

2. Increase Opportunities for Surveillance

o'Initiate community based guard service to increase shift
coverage and use guards to monitor entrances and patrol
the site and buildings. '

¢ Initiate tenant monitor system to assist surveillance
of the entrances and lobbies during peak use periods.
Voiunteer tenant monitors could be present ir the
Tobbies between 2:30 and 6:00 p.m. during the school
year to open doors for small cnildren who do not have

- keys and monitor youth activities outside the entrances
ana in the lobbies. If problems occur, the tenant
monitors could call the guards for assistance.
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4.

® Provide tenants with a hot line telephcne number to the
central guard station so that they can report emergencies
and suspicious activities immediately.

8 Upgrade the exterior lighting system to provide uniform .
level of illumination in parking lots and along walkways;
install vandal-proof lenses on existing fixtures which
have broken or missing lenses.

- Develop Tenant Sense of Terbitoriality/Assign Open Space

'@ Define and repair rear play and sitting areas, deve]bp
primarily -as tot play (ages 3-6) and adult sitting areas.
Install small scale, attractive play equipment.

© Redevelop the under utilized side parking lots that
already have bollards acrnss the driveway to prevent
street access. [Develop these areas for elementary
school age children and teenagers, install sturdy,
attractive play equipment. Buffer play areas assigned

to different user groups with low fencing, shrubs, or
walkways. '

Reduce ‘Impact of Neighborhood Influences

- @ Work with security guards and police to reduce crime

generated by outsiders.

-increase patrols of parking lots to reduce stolen
car ring activities,

-increase building patrols of stairwells and base-

ment areas to reduce opportunities for the purchase
and sale of drugs.

Fox Hills Apartments

1.

Reduce Penetrability of Site and Buildings

e Establish controlled access lobbies at all main entrances;
repair and upgrade locks on entrance doors and the buzzer/
intercon systems. Investigate cost and feasibility of
installiing a computerized credit card key system.
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e Work with management and maintenance staff to control
number and use of master keys to apartment units.

e Repair lccks on fire exit and basement doors, install

panic bars. Cecntrol access to buildings from parking
lots by keeping basement doors closed and locked,
require tenants to use a key to open. If locking the
basement door is not feasible due to the large number
of children moving back and forth to the play areas,
keep doors open from 8:00 a.m. - 8:00 p.m. during

the summer, and between 2:30 p.m. ‘and 5:30 p.m.
during the.school year, but keep doors closed and

' “locked the rest of the time.

e Install security screens or grills on laundry room
windows, and on all windows adjoining the fire escapes.

Increase Opportunities for Surveillance

o Initiate community based guard service to increase shift
coverage and use guards to monitor entrances and patrol
the site and buildings.

o Initiate tenant monitor system to assist surveillance
of the entrances and lobbies during peak use periods.
Volunteer tenant monitors could be present in the
Tobbies between 2:30 and 6:00 p.m. during the school
year to open doors for young children without keys
and monitor older youth activitias inside the lobbies.
In case of truuble the monitors could call the guards
for assistance.

@ Prune overgrown trees and shrubs.along the ndrth
perimeter of the site.

e Repair and upcrade lighting system to provide a more
uniforn level of illumination. Particular attention
should be paid to the south parking lot along Park Hill
‘Avenue. Install vandal-proof lenses on broken pole
and wall Tight fixtures.

o Provide tenants with a hot 1ine telephone number to
the central guard station so that tenants can report

" emergencies and suspicious activities to guards
1mmed1ate1y

-79-

(e







St.

Encourage Tenant Sense of Territoria]ity/Assign Open Space

] Redefiﬁe and répair rear play and sitting areas, develop
primarily as tot play and adult sitting areas. Install
new seating, and small scale, attractive play equipment.

@ Redevelop a portion of the under-utilized parking lot at
the north end of the site. Develop the area for active
elementary school age play (ages 7-12) install a variety
of sturdy, attractive play equipment, buffer different

use areas with low fencing or shrubs.

George Plaza Apartments

e

Reduce Penetrability of Site and Buildings

® Establish controlied access losbies at all main entrances;
repair and upgride locks on doors and buzzer/intercom
systems. Investigate cost and feasibility of installing
a computerized credit card key system. .. T

o Establish new system of rear entrances and controlled
-routes to lobby to address the intensive use of rear
doors. Limit access from parking lot to-building to
one or two doors, repair locks and remaining doors and
install panic bars. Control route from rear doors to -
_lobbies, if feasible prevent pecple who use the rear
doors from gaining access to the stairwells.

e Install security screens or gri:ls on all windows
adjacent to fire escapes.’

® Repair fencing and sidewalk along Roff Street.-

Increase Opbortunities for Surveillance

e Initiate community based guard service to increase shift
coverage and use guards to monitor all entrances and
patrol the site and buildings.

o Initiate tenant monitor system to assist ‘surveillance
of the entrances and lobbies during peak use periods.
Volunteer tenant monitors could be present in -the’
lobbies between 2:30 - 6:39 p.m. to open doors for
young children without keys after school and monitor
older youth activities outside the entrance and in
the lobbies. In case of trouble, the monitors could
call the guards for assistance. '
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@ Provide tenants with a hot line telephone number to the
. central guard office so that tenants can report emergencies
or suspicious activities immediately. _ L

e Repair and upgrade the outdcor lighting system to provide
a more uniform level of illumination in the rear parking
lots and around the rear doors of the building. Instdll
vandal-proof lenses on all pole and wall mounted lighi
fixtures. ‘

Encouﬁage.Tenant_Sense.of.Territoria]ity/ASsign Opén Space

° Redefine and upgrade the open space between the two buildings
and on top of the parking garage. .

" @ Develop the érea closest to fhe sidewalk as a sitting area,

reduce number of sidewalks, install seating and checker/
chess game tables. . ‘ :

.-@ Redevelop area on top of garage; assign one half of area

- for grade school children install active play equiprment
(strings, climbing apparatus, etc.), install half basket-
ball court for teenagers on remaining half. Buffer the
two areas with low chain link fencing.

Reduce Impact of Neightorhood Influences

® Work with security guards and police to focus patrols on A
building 225 and the corner of Scbel Street and Park Hill
Avenue. :

o Increase surveillance of the interior of building 225 -
lobbies, stariwells, basement - during inclement weather
to discourage people hanging out on the corner from
seeking shelter inside the building.

Concord Court

1.

Reduce Penetrability of Site and Bui]dings

® Establish a controlled access lTobby at the main entrance;
repair and upgrade the door locks and buzzer/intercom
system. Investigate cost and feasibility of installing
more sophisticated locks on entrance doors which utilize
specially designed keys that are hard to duplicate
commercially. : '







® Repzir broken fire exit and rear acéess doors, install
panic bars on all doors except one designated. for use ' T i
by tenants entering the building from the parking lot. _

e Limit access from parking lot to buiding interior to
one dcor. Keep door locked at all times, require
tenants to use key to enter. ' '

® Repair damaged sections of the perimeter fencing along
the parking lot. , o ,

2. Increase Opportunities for Surveillance

o Initiate community based guard service to increase shift
coverage and use guards to patrol the site and building.

® Initiate a tenant monitor system to assist surveillance
of the main entrance and lobby during peak use periods.
Volunteer tenant monitors could be present in the
lobbies between 2:30 - 6:00 p.m. to open doors for
young children without keys:after school and monitor
activities outside thie entrance. If necessary,
monitor could call the guards for assistance.

@ Mount small security mirrors on the wall at each end of
the hallways on all rloors to enable tenants and guards
to view the elevator waiting areas around the corner
from the center of the hallway. ‘

® Provice tenants with a hot line telephone number to
the central guard office so that temants can report ~ :
emergencies or suspicious activities immediately. } , o -

e Increase the amount of outdoor lighting of rear parking ,
Tot; install vandal-proof lenses on ali lighting fixtures. : '

3. Encourage Tenant Sense of‘Tefritoriaiity/AsSign Open Space

@ Create additional play space assigned to elementary
school age children by redeveloping the south enc¢ of
: - the parking lot. Install sturdy and attractive play
s - equipment, buffer from parking lot with low fencing.







Seaview Arms
1. Reduce Penetrability of Site and Buildings: . _ ' o
. ¢ Install ineipensive barriers on second floor balconies -

to prevent intruders from gaining access to the balconies
from the ground. '

e Install additional shrubbery to fi11 in the gaps ‘in the
hedge which separates the lawn of the development from
the sidewalk. :

2. _Increase Opportunities for -Surveillance ,
¢ Inutiate community based guard -service to provide security
protection and use guards tc -patrol the site and building.

° Providé,tenants with a hot telephone number to the central
guard station so that they ca~ report emergencies and
suspicious activities immedia‘aly. :

° Upgrade exterior lighting system to provide an uniform
Tevel of illumination, particularly along the parking
lot perimeter and the front sidewalks. =~ =

3. Develop Tenant Sense of Territeriality/Assign Open Space

¢ Redevelop the under-utilized parking area on the west
end of the site. Develop the area for tot and elementary
school age play activities. Install a variety of
attractive play equipment and seating.areas for adults.
Buffer different use areas with benches or shrubs,

. separate the play area from the rest of the parking -
Tot with low fencing. ' ‘ '

4. Reduce Impact of Neighborhood Influences

e Improve the safety and security of the pedestrian route
between Seaview Arms and the bus stop on Vanderbuilt
.Avenue. ' ,

-work with the ¢city and Fox-Hill Apartment to improve
night lighting along the route. : :

-increase security guard surveillance of the route:







¢ Fence the perimeter secticn of vacant land 2long Osgood
Avenue across the street from Seaview Arms to prevent
people from using the overgrown grass and shrubbery- as
~a hiding place to ambush pedestrians, or as an escape
route after committing crimes in the development. -
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APPENDIX A: MANAGEMENT AND MAINTENANCE PROBLEMS RECOMMENDED
FOR FURTHER STUDY

I. MANSGEMENT SERVICE PROBLEMS

o Management Service Relationships with On-Site Managers

The management services of some of the larger
developments such as Park Hill-and St. George Plaza
appear to be primarily interested in the "bottom-line"
of vacancy rates, rents, etc., and do not provide
much assistance or support-to on-site managers. As
a result managers are reluctant to risk new- policies
or programs to deal with the problems and service.
needs of their tenant populat1on which affact the -
daily operations,. security, and social environment.
of the deve]opments. _ : .

® Management Screenung of Apnl1cants/Act1on on D1srupt1ve
Tenants

In general management does not adequately screen
applicants. Although minimum HUD screening regulations
mey be followed there is little effort to double check for
false references or information. The increased turnover
‘rate at some developments may place an incrzased burden
on managment staff and thus discourage thorough applicant ' :
screening, however the problem must be resolved. .

In addition, management staff in most developments . - s '
have not been effective in weeking cut disruptive or
dangerous tenant families or individuals. The lac of .
a formal identification, warning, and eviction- process
inall of the developments,. and managers who have been
intimidated by tenants ‘n some of the developments,
are two major problems.

° Ménagemeht Subervision/Record Keeping

In mosti cases, management does not require their
mainenance and guard services to keep systematic and
complete records of their activities making it extremely
difficult to monitor, ;uperv1se or assess -the per-
formance of thase services. .







I1. MAINTENANCE SERVICE PROBLEMS

® Supervise/Monitoring of Maintenan;e Staff

Most of the maintenance supervisors do not adequately
screen their staff before hiring. Tenants claim that some.
maintenance staff are involved in the numerous brea<-ins/ : :
burglaries and the drug traffic which occur in the develop-
ments. In addition, the .=2u record systems discussed o
previously make it difficult for maintenance supervisors
to monitor the performance and activities of their staff
particularly in the larger developments.

e Inadeguate Secur1ty Precautions

One cr1t1ca1 problem is the lack of ma1ntenance service
control, supervision and responsibility for master keys
utilized by maintenance staff and outside contractors.

-Most of c¢he break-ins and burglaries which occur in. the
developments involve the use of kevs and tenants allege

_ that maintenance staff use the master keys themseives or
chare them with outsiders.

e Tenant Complaints

Tenant complaints were similar in all developments.
Tenant complaints ranged from poor maintenance response
to tenant requests, to staff favoritism, to staff demands
for extra payment for normal services. These allegations
are serious and should be checked.







APPENDIX B: ADDITIONAL INFORMATION/PROPOSED GUARD SERVICE

1. RECRUITMENT AND SELECTION PROCZDURES

1.

Recruitment Standards

@ Education < High school diploma or demonstrated ability
to read, write and communicate clearly.

e cxperience ~ Previous work with guard services or com-
munity oriented program is preferred but
not necessary.

e Health - Candidate must be in good physical condition
and able to walk or stand for Iong periods
of time.

e Background - Candidates must have no felony conv1ct1ons
or an active record of arrest by police and
no record of selling or distributing drugs/

"narcotics. - Candidates must also supply at
least three references as a background check.

° Spec1a1/Ta19nt - Candidates with long history of community
. involvement in the community and proven
ability to lead or follow should receive
preference.

App]icant Selection Procedures

' (] All cand1dates must be requ1red to subm1t d wr1tten

application.

@ All candidates must be interviewed individually and:
required to participate in a group interview session
to provide additional 1nformat10n on their performance -
in a group setting.

Final Selection Criteria

@ Attitude

‘=-Respect for individual rights
-Willingness to accept supervision
-Willingness to accept responsibility
-Willingness to work. odd hours..







® Skills

-Abi]ity to function well in high stress and/or
. emergency situations. -

-Ability to understand security policies and program.
-Ability to idertify social and security problems.
-Ability to write clear and concice reports. 4
-Ability fo‘understand and explain security
regulations and procedures to residents in the

Park HiT1l/Fox Hills community.

-Ability to work well with the resident of the
Park Hill/Fox Hills community.

-Maturity and sound judgeﬁent.

-Ability to satisfactorily perfcrm duties as
outlined in training. ' ’

Successful completion of the two week training
program.
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