
     

                                                                                                                                                                  

Page 1 
CMBE Architecture LLC 
7601 North Federal Highway, Suite B205, Boca Raton, FL 33487 
Phone: 561-233-9999 

 

CONFIDENTIAL NOT TO BE SHARED OR MADE PART OF PUBLIC RECORDS 
 
January 14, 2026 
 
Project: FESTIVAL SOUTH 
 
Address / Folio: NW Corner 3rd St. & NW 27th Avenue, Pompano Beach, FL 
 
Owner: CH Realty X-FC I Miami Festival II LLC and Foundry Commercial LLC 

.Crime prevention through environmental design (cpted) is based on a set of five design and 
usage concepts that can lead to a reduction in the incidence and fear of crime and an 
improvement in the quality of life. The five principles include natural surveillance, territoriality, 
access control, activity support, and management & maintenance. The following narrative was 
based on the CPTED guidelines for the proposed industrial building located at the flea market 
site. 

CPTED PRINCIPLE #1 – NATURAL SURVEILLANCE 
natural surveillance “see and be seen” is the overall goal when it comes to cpted and natural 
surveillance. A person is less likely to commit a crime if they think someone will see them do 
it. lighting and landscape play an important role in crime prevention through environmental 
design.  
 

The project is designed to provide natural and electronic surveillance throughout the 
site and surrounding the buildings. During the day, natural surveillance is accomplished 
through visibility through glazing from the interior areas at the front of the buildings and secure 
windows on the overhead doors in the loading area located in the rear of the buildings. 
exterior doors will include a minimum 6 ” by 6” window which will not facilitate the easy reach 
of the door ’s locking mechanisms. Additionally, the dumpster enclosure is strategically 
located in the central truck court that is visible from the buildings. During the night, natural 
surveillance is accomplished by providing ample lighting throughout the site (1 foot-candle 
min.) and enhancing the lighting at the entrances below the canopies. Lighting placement will 
enhance the camera placement rather than conflict with it. The project will provide electronic 
surveillance throughout the site to avoid hidden areas. The project will incorporate CCTV 
security systems with the quantity and locations to be further determined by the tenants. All 
cameras will be strategically placed so they will not be obstructed by the growth of existing or 
future landscaping. The site maintains 2 ’ to 2.5’ foot maximum height for all hedges, bushes, 
low plants, and ground cover. the security cameras will fully view all parking areas, building 
entrances and pedestrian paths of travel along and up to the building perimeters. Burglar 
alarms will be activated whenever the business is closed, or all personnel are out of the 
business. 
 
1.)Lighting must comply with the illuminating engineering society of north america “iesna” g-1- 
2022 “guide for security lighting for people, property, and critical infrastructure 10.exterior 
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bench seating (if any) for public use should be cpted orientated to include spacers / dividers / 
arm rests or preferably use a single seat design. Purpose: -to deter unintended excessive 
loitering, trespassing, lying down, sleeping, etc. thereby depriving legitimate users of the 
ability to utilize the designated seating. 
 
2.)To enhance security, use carefully focused bright soft lights with shielded fixtures to 
eliminate glare and undesirable light pollution trespass. led lighting is preferred as it provides 
excellent color rendition for nighttime visibility. option to consider: install ground pedestrian 
scale lighting near the front entrance gates and along the entrance pathway. When 
The area is darker the concern is keeping pedestrians in this area safe with adequate lighting. 
As nearby tall canopy trees grow larger, they will diminish ambient & pole lighting due to the 
widely spreading branches & foliage. by using pedestrian scale lower or ground placed safety 
& security lighting, light trespass into the adjoining residences will also be avoided. Bollard 
lighting is a great option as it provides both pedestrian scale illumination & physical protection 
from vehicle intrusion accidents. 
 
A.2) NATURAL SURVEILLANCE- SECURITY STRENGTHENING: 
1.)designated ada access ramps and/ or exterior publicly accessible design features, whether 
elevated or not, such 
as walkways, stair wells, promenades, ramps are to utilize see through fence railing for 
improved natural 
surveillance. purpose: solid walls and/ or other raised/ elevated obstructive design element 
features such as 
walkways, promenades, ramps, whether ada compliant or not, etc., are discouraged as they 
hinder visibility, may 
encourage trespassing & provide concealment for other types of criminal activity i.e.: loitering, 
vandalism 
(graffiti), narcotic use, ambush attack, etc., and result in higher maintenance costs. 
2.) for commercial, industrial & multifamily, exterior stairwell risers (if any) should be of a see-
through design. 
goal: to enhance natural surveillance & to prevent the underside of the stairwell from being 
used as place for 
criminal activity, concealment, ambush attack as well as to deter trespass & loitering. 
 
A3. ELECTRONIC SURVEILLANCE- SECURITY STRENGTHENING 
1.) surveillance monitors depicting real time security camera views must be strategically 
located for maximum overlapping active and passive observation. goal: placement of monitors 
in strategic locations increases valuable surveillance and expedites reporting of suspicious or 
illegal activity including dangerous often critical incidents such as active killers, etc. large 
monitors are recommended for optimal viewing. they should be placed strategically wherever 
they would receive the most viewing from personnel traffic such as at the front desk, 
lobbies, the managers’ office, etc. 
 
2.) (for commercial, industrial & retail) install video surveillance of any rooftop areas, etc., to 
deter/ prevent rooftop burglaries which occur in commercial businesses that are in areas of 
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generally lower late dark hour operations or pedestrian/ vehicle traffic that would otherwise act 
as a natural surveillance deterrent. 
 
3.) designated vehicle parking areas have one of the highest crime rates therefore security 
video surveillance coverage must be comprehensive with overlapping sight cones & ensuring 
there will be no gaps in coverage. Goal: violent crimes against people as well as vehicle 
burglaries, thefts & other types of crimes frequently occur in parking areas. having full & 
thorough video surveillance coverage is an important deterrent & is valuable investigative 
resource that law enforcement often uses to quickly identify suspects & solve crimes more 
rapidly. 
 
4.) any internal &/or external u.s. mail kiosks / post office box stations must be captured by 
video surveillance. This includes secured areas designated for package deliveries & storage. 
 
CPTED PRINCIPLE #2 – TERRITORIALITY 
territorial reinforcement creating or extending a “sphere of influence” by utilizing 
physical designs such as pavement treatments landscaping and signage that enable 
users of an area to develop a sense of proprietorship over it is the goal of this 
cpted principle. public areas are clearly distinguished from private ones. potential 
trespassers perceive this control and are thereby discouraged. The building layouts were 
positioned to create a natural separation between public and private areas. The fronts of the 
buildings are located towards the main access roads coming into the site with the purpose to 
control the access of regular traffic and limit the passage of traffic through the truck courts. 
Additionally, the rear of the buildings are where the trucks/employees will be located therefore 
creating a safer area for trucks to maneuver away from the public. The sidewalks and 
landscaping provided for the public does not extend into areas where it would not be safe for 
someone other than employees to access. The landscape provided close to the entrances of 
the building ensure the areas of importance and the zone where the public area from parking 
and surrounding site will change the privatearea that belongs to the users of the buildings. 
There will be be no trespass signs 
for clear unobstructed viewing throughout property and from site perimeter lines. 
 
CPTED PRINCIPLE #3 – ACCESS CONTROL 
natural access control is more than a high block wall topped with barbed wire. 
crime prevention through environmental design or cpted utilizes the use of 
walkways, fences, lighting, signage and landscape to clearly guide people and 
vehicles to and from the proper entrances. the goal with this cpted principle is not 
necessarily to keep intruders out, but to direct the flow of the people while 
decreasing the opportunity for crime. The site is designed to provide clear circulation for the 
users. the sidewalk is provided only to connect the main entrances with the parking. the 
sidewalk does not continue in the rear of the buildings where the loading zone can be 
hazardous to the pedestrians. the project provides enhanced lighting and landscaping which 
carefully guides the user to the building entrances and away from potentially 
secluded areas which will enhance the areas for public use. signage will be provided 
to clearly demarcate the public and private areas and the areas specified for 
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business and costumer use.The cameras should be placed at appropriate heights to capture 
as much detail of suspicious activity as possible. all future tenants will also be encouraged to 
provide electronic surveillance in all open areas such as entrances, lobbies, and 
common areas. the drainage retention areas were also important in creating a 
separation between the site and adjacent areas, discouraging pedestrians to access 
areas that are not designated to be accessed. to increase security strengthening, 
the proposed dumpster enclosure gates will have bottom clearances of at least 8 ” 
above the ground for viewing underneath to deter loitering and trespassing. 
 
ACCESS CONTROL- SECURITY STRENGTHENING: 
1.) wayfinding & instructional signage must be prominently displayed & posted where 
necessary. examples of signage can include, but are not limited to: main entrance, 
emergency exit, private property, restricted access, employees only, no admittance, 
no trespassing, visitor / guest parking, one way traffic, no thru traffic, pedestrian 
crossing, hours of operation, rules & regulations, do not enter, maximum occupancy, 
evacuation route, etc. 
 
2.) all exterior doors must have non-removable door hinge pins, and it is recommended 
to include the capacity for electronic door position switches to signal a security alarm 
system that a door, which should not have been opened, has been opened and breached. 
occupants or the alarm company will then investigate and/ or address any emergency 
accordingly. 
 
3) for commercial and industrial: install hard-wired burglar security alarms or at a 
minimum, pre-wire structures for future installation of a hard-wired burglar / intruder alarm 
system. 
 
4.) any existing or future fencing anywhere on the site should be cpted oriented such 
as metal rail bars with ‘see-through’ spacing to maintain critical natural surveillance. 
note that hollow aluminum is weak & is easily bent/ pried to facilitate climbing through 
So steel is much preferred. 
 
ACCESS CONTROL- SECURITY STRENGTHENING FOR DUMPSTER 
ENCLOSURE/TRASH ROOMS: 
1.) to deter loitering by trespassers, illegal dumping and a concealment / ambush point 
for criminals, dumpster enclosures with rolling or swing gates, including those that 
also have a designated pedestrian entry passageway, must include all the following 
for both the swing and pedestrian gates. 
 
2.). a robust locking mechanism such as a throw bolt with a robust shielded padlock 
for example rather than only a vulnerable chain and non-shielded padlock. 
 
3.) if there is a pedestrian passageway into the dumpster enclosure it must have the 
lockable gate which remains closed and locked except when in active use by authorized 
persons. 
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4.)dumpster area must have a vandal resistant/ proof motion-sensor security light to 
illuminate the area when in use between sunset and sunrise. 
 
5.)dumpster areas must be secured with access control and video surveillance. 
 
6.)enclosed trash rooms (if any) must be equipped with either constant lighting &/or 
a secured motion sensor lighting system that will provide immediate illumination upon entry. 
 
ACCESS CONTROL- SECURITY STRENGTHENING FOR KEY CONTROL & 
MANAGEMENT OFFICE: 
1.)any keys, key fobs, key card devices &/or similar devices that are stored on site must be 
secured with access control such as, but not limited to: mechanical, electronic control, 
biometric, etc. electronic key signals can be cloned (copied) so keys must be stored in a 
signal blocking locked safe. 
 
2.)key security office / room / key storage closet door must have an alarm and robust 
mechanical locking system. 
 
3.)a surveillance camera must monitor the office key storage area. 
 
4.)management / security office door must have a security viewer (door scope / peephole) 
or reinforced security window. 
 
CPTED PRINCIPLE #4 – ACTIVITY SUPPORT 
activity support increase the use of a built environment for safe activities with the 
intent of increasing the risk of detection of criminal and undesirable activities. 
natural surveillance by the intended users is casual and there is no specific plan for 
people to watch out for criminal activity.The site has no secluded areas, and the landscape 
provided does not block visibility within the site. landscape maximum heights, truck widths, 
and bush density will be maintained. The site will provide ample lighting which will create a 
safe environment through visual connections. parking spaces are available next to all 
entrances for the convenience and safety of the employees. Lastly, the glass storefronts and 
overhead door windows will allow for natural surveillance to the outdoor activity. 
 
1.) exterior bench seating (if any) for public use should be cpted orientated to include 
spacers / dividers / arm rests or preferably use a single seat design. purpose: to 
deter unintended excessive loitering, trespassing, lying down, sleeping, etc thereby 
depriving legitimate users to ability to utilize the designated seating. 
 
2.) public, resident, tenant, visitor &/or common use restrooms, storage rooms locker 
rooms, saunas (if any) must be equipped with either constant lighting &/or a secured 
motion sensor lighting system that will provide immediate illumination upon entry. 
 
3.) single use public restrooms must have access door locking hardware that will 
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display to a potential user if the restroom is vacant or in use. 
 
SECURITY STRENGTHENING – PARKING LOTS / PARKING GARAGES / COVERED 
PARKING 
1.)post towing sign and enforce tow away policy consistently concerning illegally parked or 
abandoned vehicles. 
 
2.)incorporate traffic calming devices, including bollards and rumble strips, to protect 
pedestrians, employees & to prevent excessive vehicle speed, especially in areas where 
doorways, pedestrian passageways, exits open directly into the vehicle lanes of travel, this 
includes inside enclosed garages. 
 
3.)vehicle parking lots & garages that exit onto the public roadway must have 
multiple traffic control indicators strategically placed to advise exiting vehicles to use caution 
before entering the right-of-way. Examples of such indicators can be, but are not limited to: 
stop signs, stop bar pavement markings, an illuminated stop sign, enter & exit signage, 
flashing red light, rumble strips, signage indicating to watch for vehicles, bicyclists & 
pedestrians, etc. 
 
ACTIVITY SUPPORT – SECURITY STRENGTHENING 
1.) exterior bench seating (if any) for public use should be cpted orientated to 
include spacers / dividers / arm rests or preferably use a single seat design. 
purpose: to deter unintended excessive loitering, trespassing, lying down, 
sleeping, etc thereby depriving legitimate users to ability to utilize the 
designated seating. 
 
2.) public, resident, tenant, visitor &/or common use restrooms, storage rooms 
locker rooms, saunas (if any) must be equipped with either constant lighting &/or 
a secured motion sensor lighting system that will provide immediate illumination 
upon entry. 
 
3.) single use public restrooms must have access door locking hardware that 
will display to a potential user if the restroom is vacant or in use. 
 
CPTED PRINCIPLE #5 – MANAGEMENT & MAINTENANCE 
maintenance cpted and the “broken window theory” suggests that one “broken 
window” or nuisance, if allowed to exist, will lead to others and ultimately to the 
decline of an entire neighborhood. neglected and poorly maintained properties are 
breeding grounds for criminal activity. a formal cpted based maintenance plan will 
help you preserve your property value and make it a safer place. 
the developer will incorporate a maintenance plan into the property management 
portion of the development and will be determined/finalized prior to the completion 
of the construction of the building. the buildings design aim to prevent criminal 
activity and unlawful entry. exterior wall surfaces along the building perimeter 
must are treated with a graffiti resistant resin up to 8 feet to prevent vandalism. 
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the placement of windows within a door will not facilitate the easy reach of the 
door’s locking mechanisms. windows within entry doors will be impact resistant to 
prevent a criminal offender from gaining unlawful forced entry. all the exterior of 
the service areas, truck courts, pump/electrical rooms, and other should be well 
maintained to avoid attracting vandalism. all the lights should be replaced when 
needed and landscape should be well-kept on a regular basis. 
the purpose of this narrative is to outline the cpted guidelines strategy adopted 
for the proposed industrial buildings, considering all the five principles mentioned 
above. however, it is not intended to imply that the proposed security measures are 
absolute or perfect. 
 
MAINTENANCE & MANAGEMENT- SECURITY STRENGTHENING: 
1.) for commercial including commercial/ industrial/ residential/ hotels/ multi-family / 
offices, etc. with security/ front desk receptionists / hosts (if any): install a fixed 
concealed silent panic duress alarm at main entrance and a provide a portable 
activator for redundancy in the event the fixed alarm is compromised due to the 
fixed alarm post being vacant, or for any serious incident such as an active killer 
or other emergencies. Additional portable duress alarm activators must be provided 
to employees that are assigned to work on the exterior of business such as 
drive-thru lanes, curbside service, exterior dining, maintenance, etc. 
 
2.) costly equipment such as ground floor exterior air conditioning units (if any) 
must be firmly secured in place to deter theft. Options to consider are metal strap 
tie downs, secured enclosures &/or sensor equipment, etc. serial numbers & photos 
of such equipment must be stored & readily available for possible criminal or 
property damage reports. 
 
3.) the number address signage must be unobstructed by landscaping or external 
features, provide good color contrast, be visible from the roadway & preferably be 
reflective for instant recognition by law enforcement & ems when responding to 
emergency calls for service 
 
Thank you. 
Sincerely, 
CMBE Architecture LLC 

 
Mark A. Brodnick 
Principal

 

PZ25-12000043
03/04/2026


