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Chapter 1: Visioning 
 

Vision: Villa Victoria is a safe and healthy place for children and families to live with opportunity for 

recreation, a strong sense of community, and a decreased threat of violence. 

 

Background: 

Villa Victoria has long been a hotspot for drug related crime. There are regular shootings - mostly 

related to gang activity and drug trafficking. Additionally, the development was a dumping ground for 

stolen vehicles until the management began strictly enforcing the towing policy. Villa Victoria residents 

participating in community visioning activities and attending Lower Broadway Neighborhood 

Association meetings have long voiced their concerns about the area, many expressing fear to step 

outside of their doorsteps at night. When La Casa was chosen to participate in the CPTED training, 

Villa Victoria emerged with urgency as a location in need of study, analysis, and possible safety 

intervention.  

 

Characteristics: 

Villa Victoria is a privately-owned housing development complex made up of 194 units.  The complex 

is situated squarely within the boundaries of the Lower Broadway Neighborhood, in Newark’s Central 

Ward. Villa Victoria’s borders are 7th Ave on the south side; Cutler on the East; Mt. Prospect on the 

West; and Victoria Ave in the north. The complex includes one 104 unit mid-rise building facing 7th 

Ave., which is designated for elderly residents and those with disabilities and does not have the same 

high crime incidences. The rest of the complex consists of some 90 townhouses. The buildings are 

divided up into three clusters of about 30 units which are surrounded by fencing separating them from 

one another each with a central parking area. There is one long walkway throughout the complex, 
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Garside Walk, which has proven to be a problematic area. 

 
 

Stephanie Thompson Homes, a small, partially vacant development of Newark Housing Authority 

townhouses sits adjacent to Villa Victoria on the corner of Victoria and Mt. Prospect. The dilapidated 

and vacant NHA buildings also play a significant role in the crime surrounding Villa Victoria, providing 

plenty of places to hide and very few eyes on the street. 

 

Villa Victoria is located within a predominantly residential neighborhood with access to some 

community resources and amenities within a 2-block radius. These include Branch Brook Park and the 

Rotunda Pool on Clifton Ave; McKinley School at Colonnade Place; St. Lucy’s Church on 7th Ave; and 

an NJ Transit bus line along 7th Ave. There are some mixed-use establishments along Victoria Ave. 

and a shopping mall with a Laundromat, a Family Dollar, a Bank, a Farmer’s Market and Liquor Store 

on the corner. The development is also 2 blocks away from interstate 280 and the Garden State 

Parkway providing easy access for those seeking to purchase narcotics. 
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The Safegrowth project and CPTED analysis presents an opportunity for deepening engagement and 

safety efforts to help heal a critical part of our neighborhood. The Lower Broadway community has 

been the subject of three community planning initiatives over the past 15 years. The most recent 

planning process activated the residents and produced a blueprint with community engagement at its 

core. In 2010, Lower Broadway residents participated in a series of Transforming Lower Broadway 

Community Visioning Sessions, inviting the input of hundred of participants who shared their priorities 

for improving life in the neighborhood.  The result of this visioning process was Transforming Lower 

Broadway: Our Quality of Life Roadmap revitalization plan, outlining action steps in 4 key areas: 

Safety and Community Engagement; Economic Development and Affordable Housing; Access to 

Quality Education; and Family Empowerment.  

 

The area of Safety and Community Engagement recognizes that safety in Lower Broadway is a result 

of many factors including resident involvement. Our vision is that of a neighborhood where residents 

are informed and motivated to take action on behalf of the neighborhood, especially in matters of 

safety and crime. Our goals, in terms of social infrastructure, are to double the number of block clubs 

in the neighborhood and encourage the establishment of additional block watches. Our goals also 

include creating a sense of place in the neighborhood by creating signage and utilizing the arts to 

highlight the neighborhood’s cultural diversity and talent. Along with strong community partnerships 

between merchants, clergy, police and community organizations, we believe these characteristics will 

contribute to a thriving and safe Lower Broadway. 
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Chapter 2: Problem Identification 
 

● Physical Layout  

● Resident Conversations 

● Safety Audit  

 

Physical Layout 

 

Villa Victoria Townhomes were built using bunker-style architectural components. While each unit has 

a front door facing onto the street, each unit on Mt. Prospect Avenue has a solid brick side-facing 

staircase which provides ample spaces to hide. The units themselves are staggered, preventing 

residents from seeing their neighbors’ stoops. The zig-zag design also offers many stash spots out of 

view to law enforcement. Windows are small and set well above grade level, further limiting eyes on 

the street. Each unit has a front porch light, however they are controlled from within the unit itself and 

are rarely turned on. This creates a dark and foreboding front entrance at night. 

 

There are 3 clusters of buildings separated by fencing. Some fences have been strategically broken 

by criminals to offer small getaway routes for those familiar with the layout.  Attractive landscaping 

also provides hiding areas behind bushes. Police officers can access the buildings, but the confusing 

layout and easy getaways make it very difficult to apprehend suspects.  

 

Stakeholder Interview 

 

As a primary step in our research, we convened a meeting between the Newark Police Department’s  

2nd Precinct Captain, the Essex County Sheriff’s office (which has a station across the street from 

Villa Victoria), as well as the property manager of Villa Victoria apartments -- Susan Anthony of F&P 

Property Management. In a meeting with these three parties, we learned some of the challenges to 

safety and security at Villa Victoria. 

 

Social Cohesion:  

The management has attempted to build community in several ways. They have offered summer 

parties and barbecues. Quarterly tenant meetings provide an opportunity for feedback. Unfortunately, 

there has been extremely limited levels of participation from residents of the townhouses. Perhaps 

part of this can be explained by the fact that activities are typically held in the highrise building, not in 

the townhouse area and there is no central ‘square’ easily accessible to all.   

 

There are a number of issues specifically tied to the townhouse complex. Turnover in these units is 

quite high, generally due to non-payment of rent. While the leasing process follows strict guidelines, it 

cannot preclude family, members from temporarily or permanently moving in with relatives or friends. 

When guests do not follow the rules (or the law) the tenant of record is placed in a difficult position and 

often covers for their guest. In other cases, tenants are intimidated and fearful of reporting crime.   
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Enforcement:  

● The design of the complex makes police enforcement extremely difficult. Fences surround the 

three building clusters. Hidden breaks in the fencing make it easy for suspects to slip away. 

Poor lighting, 

● Despite being located across the street from the Villa Victoria complex, the Sheriff’s office does 

not have a working relationship with complex management and the negative elements in the 

complex know their activities will be ignored.  

● A representative explained that the units at the office in Newark are effectively stretched thin 

as they assigned to different locations across all of Essex County, with no post in their own 

“backyard” save for a patrol in Branch Brook park.  

● Furthermore, the units are all in marked cars and uniforms: when they do intervene with drug 

activity, the suspects easily scatter. 

● When enforcement is called in, they are often unfamiliar with the layout of the space: 

entrances, exits, and passageways. This impedes pursuit. 

● Security Guards on Villa Victoria property are unarmed; they do not patrol the grounds after 

dark. 

 

Location:  

● Villa Victoria is “sandwiched” between two complexes of the Newark Housing Authority- 

Kemsco and Stephanie Thompson Houses; and close to a third: Wynona Lipman Gardens.  

These are strongholds of feuding gangs: the Bloods at Villa Victoria and Kemsco; and the 

Crips at Wynona Lipman Gardens.  

● The area’s proximity to the MLK and Clifton Ave. exits of Rt. 280 further contribute to the drug 

activity insofar as consumers of illicit substances have easy access to the local market. 

 

Resident Feedback 

 

● Lack of recreational space for kids 

● management not always seen as cooperative 
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Chapter 3: Problem Analysis 
● Crime report data & analysis 

● CPTED Site Analysis (according to principles) 

 

Crime Report Data & Analysis 

The chart to the right shows crime data for the Lower Broadway Neighborhood over the course of 

2013 & separately includes the first part of 2014.  This data offers an incomplete picture as it illustrates 

incident reports created, but does not include calls for service or other incidents that did not produce 

an official incident report.  The top issues illustrated are: 
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Findings 

During a record year for murders in the City of Newark, The Lower Broadway Neighborhood has seen 

a reduction in overall crime over the last two years.  Reported crime that does exist is primarily geared 

towards theft, whether of cars or from people.  However, shootings and overall drug and gang activity 

are the most common complaints expressed by residents of Villa Victoria and the surrounding blocks.  
 

It is critical to note that residents of this complex have repeatedly stated that they do not report 

criminal activity to the police - which means that the data are most likely far lower than the reality. 

 

Residents are often reluctant to have their children play outside where the perception of criminal 

element dominates the landscape.  This issue is amplified at night when darkened sidewalks and 

passageways dominate the landscape and create additional areas for criminals to hide and the 

potential for crime to occur. 

 

 
 View of Mt. Prospect Ave at night 

CPTED Site Analysis 
 

1st Generation: 

 

Territoriality:  

 

AREA 1: Interior Pedestrian Walkways 

● Users: People who live in the townhouses know how to navigate pedestrian walkways 

and exits. However this does not mean that residents necessarily feel ownership or 

control throughout the development, particularly at night. Residents report being afraid 
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to leave their homes. Drug dealers and other nefarious characters stake out territory 

and make it uncomfortable for other to use the space. Some residents actively patrol 

their area and tell outsiders to move along. 

 

Access Control: Are entry/exit points defined to control users of the space? 

● Pedestrians: Pedestrian entryways are hard to see. Inside the complex, there is no 

directional signage for people travelling between the three sections of the development. 

 

Image: 

● The management company does an excellent job maintaining the space and 

landscaping. The grounds and building exteriors look well-cared for.  

 

Natural Surveillance:   

● The design of the building facade facing Mt. Prospect inhibits natural surveillance: there 

are no sightlines between buildings for people standing on stoops. 

● There is a fair amount of foot traffic along this St. during the day as residents come and 

go, but natural surveillance is limited at nighttime. 

 

AREA 2: Parking Lots 

Users: There are 4 separate lots with between 16 and 34 parking spaces per lot. Tenants’ vehicles 

parked in the lot must have a Villa Victoria resident tag affixed to their window or risk having their 

vehicle towed. 

 

 Access Control: Are entry/exit points defined to control users of the space? 

● Lots are fenced in with walkways leading to the back doors of the townhouses.  

● There is no security or other barriers controlling access to the parking lots. 

 

 Image:  

●  The management company does a good job maintaining the asphalt and fencing 

around the lots, however in the recent past, it was a dumping ground for stolen 

vehicles. 

  

Natural Surveillance: Does the design allow for “eyes on the street?” 

 

● The parking lots are visible from small windows in the rear of the townhouse units 

(living room and dining room spaces.) 

 

 

AREA 3: Front Doors  

Users: Each townhouse has a front door, stoop and stairs for use by the tenant. 

 

Access Control: Are entry/exit points defined to control users of the space? 

● There are separate sidewalks leading to the front door of every unit. 

 

Image: 
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● These buildings do not have an inviting appearance from the street. The solid brick 

faces with dark brown accents give the appearance of ‘government housing’. They are 

completely uniform with no real delineation and no opportunity for tenants to ‘own them.   

● There are front porch lights, however tenants never turn them on, nor do they use their 

front doors.  

Villa Victoria Facade compared with Wynona Lipman Gardens style townhouses 

 

Natural Surveillance:   

● There are no real eyes on the street from the townhouses. As noted in the picture 

above, the front doors are more than 9 feet above grade level with no windows below 

12 feet. 

● Social: Each building has a stoop area, however they are solid brick and side-facing 

making them more appropriate as hiding places than as social spaces.  

● Social: The entryways to each unit are staggered which eliminates opportunities for 

interaction between units.  

 

1st Generation Advanced: 

 

Incompatible Land Uses: Is the use of the development compatible with surrounding uses? 

The development is located in a residential area with other homes - mainly 2-4 family homes, 

attached rowhouses and public housing townhouses. It is appropriately located. 

An underutilized and poorly maintained strip mall is located at the end of the block on 7th Ave. 

This area with its large, underlit parking lot becomes dark and isolated after dusk. One block 

away from Villa Victoria is the Colonnades, a 600 unit high rise apartment building. It is 

appropriately placed on a busy street, however its large and imposing design makes it a less 

than optimal neighbor. There are also several recreational sites within walking distance, 

including a pool and a large park with playgrounds and basketball courts. These are located on 

a very busy street and generally are seen as dangerous and uninviting for younger children. 

 

Movement Predictors: The design of Villa Victoria makes wayfinding difficult.  Pathways 

between developments can be hard to find. Stairways and alleyways are often bi-directional 

movement predictors with no means of escape. Passing between buildings and through fences 

walkways presents an entrapment hazard with few natural surveillance options. 
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Activity Support: The complex a very large population of children, however there is only one 

small toddler playspace for the entire building. It is located behind the Villa Victoria mid-rise 

and is difficult to access and monitor for residents of the townhouses. Furthermore there is no 

communal space that encourages communal gatherings. . 

 

 

Displacement: Is there a way to minimize conflict and separate conflicting uses? 

Policing within the complex would require a beat cop to walk the sidewalks between the units 

and the building clusters. Because much of the negative activity occurs in the shadows and 

within the complex itself, police cruisers are generally ineffective. The management company 

does employ two unarmed security guards who are stationed in the mid rise building and 

monitor activity via security cameras. The guards rarely walk the property unless they identify a 

threat based on the security cameras.  

 

Second Generation CPTED 

 

Capacity: The area does not have any bodegas or liquor stores generating conflict or crime in 

the immediate vicinity. Crime is generated based on the close proximity to several highways 

and interstates. There is also a high number of vacant and abandoned properties (both public 

and privately owned housing) in the area which create opportunities for crime and upset the 

balance of the residential area.. There are vacancies at 14 of the 27 townhouses  in Newark 

Housing Authority’s Stephanie Thompson Homes which is located adjacent to Villa Victory the 

corner of Mt. Prospect and Victoria. The NHA just announced that they are shutting down the 
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entire complex and will rehabilitate the units for use “some time in the future”. These places 

become pockets of criminal activity with low natural surveillance. 

 

 
Stephanie Thompson homes represent 50% vacancy currently and will be closed in September High 

potential for crime 

 

 
The nearest bodega, on Cutler St. ,faces a blighted abandoned lot 
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Cohesion: Cohesion is low and/or informal. Past attempts at establishing a tenant association 

did not take off. Residents mistrust one another since some families are linked to criminal 

activity.Within some units, there are family members not listed on the lease because their past 

activities would specifically prevent them from being accepted as a tenant. When the non-

tenant residents cause problems within a unit, it creates an untenable situation for the 

residents of that unit and the complex as a whole. There is opportunity here to carry out a 

community engagement strategy such as Asset-Based Community Development to bring 

community members together around their strength and create “social glue” or “bonding” social 

capital. 

 

Connectivity: In many ways, Villa Victoria has the character of an inward-facing, non-

communal neighborhood thanks in part to its bunker-style construction and insular design. 

Connection to the external networks of neighborhoods, institutions, or community partners is 

limited. It is up to the individual residents to seek out and build relationships to employers, 

volunteer organizations, supportive services, and other assets. There do not seem to be 

formalized partnerships of “bridging capital.” A few well-connected residents can advocate 

through church networks, personal connections in politics, community organizations like La 

Casa de Don Pedro or city-wide civic organizations. There is room for more representation 

from Villa Victoria in the Lower Broadway Neighborhood Association. 

 

Culture:  At the present moment there does not appear to be a specific culture or local pride 

connected to being a resident at Villa Victoria or of the larger Lower Broadway neighborhood. 

The Lower Broadway Neighborhood Association was formed 2 years ago as a vehicle for 

generating connections between residents. They are working hard to foster community pride 

and create a ‘sense of place by drawing on local culture and shared history. 
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Chapter 4: Strategy 
By consulting with residents and neighborhood stakeholders, we have outlined the following possible 

responses to challenges identified in the  Villa Victoria Safegrowth plan 

 

 

● Improving lighting at Villa Victoria 

○ Who: Management, Residents 

○ Lighting should be added that illuminates the facade of each building. 

○ Residents should also be encouraged to leave their porch light on as part of a larger 

effort to keep the grounds visible and safe for all. 

 

● Improving Lighting at Stephanie Thompson Homes 

○ Who: Newark Housing Authority, PSEG 

○ It is imperative that the units be flooded with light once they are boarded and vacant to 

prevent it from becoming a favorite hiding place. 

 

● Improving LIghting and Access Control  in the Villa Victoria Parking Lots 

○ Who: Villa Victoria Management, Newark Police Department, NHA 

○ A lighting audit should be conducted in the parking lot 

○ Management and residents should consider whether restricting access to the buildings 

from the parking lot. NHA has experience with this. 

 

● Audit of Fencing design & access control 

○ Who: La Casa, Partners, & Access Control Experts 

○ An audit to be conducted to determine best placement and use of fencing to control 

flow of pedestrian traffic within the complex 

 

● Improving access to/ familiarity with complex for law enforcement  

○ Who: Management, Newark Police Department, Essex County Sheriff’s Office 

○ A tour of the complex should be conducted regularly to increase the familiarity of law 

enforcement officers with the complex  

○ Law enforcement should consider assigning a beat officer. 

 

● Adding Signage to exit/ entry points 

○ Who: Management 

○ Increase use of signage at entry/exit points and within the complex to ensure residents 

and law enforcement are assisted in knowing the available routes through the complex 

○ A decorative map(s) placed at entrances would also increase familiarity with the layout 

of the complex will increasing the aesthetic look from the vantage point of the street. 

○ Consider adding Lower Broadway Neighborhood Association logo to some signs to 

increase visibility and sense of belonging. 

 



15 

● Encourage resident patrolling & reporting 

○ Who: Newark Police Department, Residents, La Casa, LBNA 

○ While residents are reluctant to volunteer information for fear of retaliation, block watch 

training would educate residents on more effective ways to communicate with the 

police department while protecting their personal safety and create a core group of 

stakeholders. 

 

● Increase foot patrols of Villa Victoria Security guards OR supplement guard support with armed 

guards 

○ Who: Management 

○ As residents see patrols taking place within the complex, they will be more likely to 

spend time outside which increases the safety of residents and the security personnel. 

 

● Increasing law enforcement presence 

○ Who: Newark Police Department, Essex County Sheriff 

○ Additional law enforcement engagement, both in terms of enforcement and positive 

interaction, will facilitate communication between residents and law enforcement 

whereby allowing for more targeted enforcement. 

 

● Increasing programming for young people 

○ Who: Management, La Casa 

○ Information about youth programming available throughout the city to be made 

available to families. 

○ Recruitment of partners to provide activites, whether one off or ongoing, at the complex 

for families to participate. 

○ Activities for older youth should also be addressed, whether by designating an area of 

the complex for this purpose or, in the short term, outlining space on Garside Ave for 

this type of activity. 

○ Youth employment information to also be distributed to youth in the complex, including 

Summer opportunities offered by the City of Newark 

○ Resident leaders should be identified and empowered to host events targeting the 

townhomes. 

 

● Increasing engagement, cohesion, participation among residents of townhouses 

○ Who: Management, Residents, La Casa, LBNA 

○ Higher functioning block clubs to engage residents at Villa Victoria to support the 

creation of their own Block Club. 

○ Residents to be targeted for greater participation in neighborhood events. 
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Chapter 5: Evaluation 

 

The following measurement tools will be used to measure progress, evaluate results, and propose 

further improvements. 

 

Crime Reduction 

● Updated Crime Data measured at intervals when major changes occur, ie addition of lighting 

on buildings, creation of Villa Victoria Block Club, after a townhouse focused event. 

 

Resident Participation 

● Head count of residents participating at Villa Victoria events 

● Sign in sheet for block club 

 

Law Enforcement Engagement 

● Participation of Newark Police Department & Essex County Sheriff office in regular 

walkthroughs of the complex (ie. every 6 months) 

 

6 Month Interim Report 

● An evaluation of the fence recommendations to be included in the 6 month report 

● An update on implementation goals and status of each 

● A “what is working and what is not” section to understand the impact of different elements of 

the plan 

 

 


