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The new Publ i x  cou ld  anchor  a  ne ighborhood re ta i l  c luster  and he lp  prov ide a  more coherent  overa l l  merchandis ing mix .

3 . 1

D O W N T O W N  C O M M E R C I A L 
&  T O U R I S M

General  Pr incip les
Heal thy,  susta inab le  communi t ies  a lways have a 
comple te  mix  o f  uses,  inc lud ing res ident ia l  and 
commerc ia l ,  both  o f f ice  and re ta i l ,  in  add i t ion  to 
c iv ic  and cu l tura l  ameni t ies .    The va lue  of  these 
add i t iona l  uses,  beyond s imply  the  res ident ia l 
ne ighborhoods most  o f ten  assoc ia ted wi th  the 
“ idea”  o f  communi ty,  is  substant ia l  - -  and range 
f rom the conven ience of  be ing ab le  to  access a l l  o f 
one’s  da i ly  needs eas i ly  and c lose by,  to  prov id ing 
the  tax  revenue necessar y  to  under wr i te  and 
suppor t  schools  and o ther  communi ty  ser v ices.

In  add i t ion ,  main  s t ree ts  and downtown commerc ia l 
d is t r ic ts  prov ide  an appea l ing ar ray of  formal  and 
in formal  ga ther ing p laces for  res idents  to  meet 
and in te ract .   They a lso prov ide  a  sense of  v i ta l i ty 
and in te res t  tha t  counterba lances the  more pr iva te 
and qu ie t  aspects  o f  l i fe  wi th in  the  res ident ia l 
ne ighborhood fabr ic .   And las t ly,  these mixed-use 
p laces he lp  prov ide  a  grea ter  sense of  ident i ty 
and focus for  a  communi ty,  o f fe r ing a  more 
meaningfu l  and comple te  def in i t ion  of  “qua l i ty  o f 
l i fe ,”  inc lud ing prov id ing for  a  more d iverse  range 
of  hous ing opt ions and pr ic ing leve ls ,  enab l ing 
teachers ,  pub l ic  employees,  and the  sons and 
daughters ,  as  we l l  as  the  e lder ly  parents ,  o f 
communi ty  res idents ,  to  f ind  comfor tab le  and 
a f fordab le  p laces to  l i ve ,  wi th in  a  communi ty  tha t 
knows and va lues the i r  p resence.

As suburban shopping centers  become more 
ub iqu i tous,  and the i r  market  impact  on t rad i t iona l 
main  s t ree ts  become more apparent  and susta ined, 
t rad i t iona l  shopping d is t r ic ts  need to  recogn ize 
and leverage the  un ique a t t r ibu tes  tha t  he lped 
make them appea l ing and successfu l  in  the  f i rs t 
p lace.  

For  communi t ies  l i ke  Sur fs ide ,  which are  both  fu l l -
t ime,  “ rea l”  p laces,  as  we l l  as  resor t  dest ina t ions 
and second home communi t ies ,  f ind ing the  per fec t 
ba lance between loca l  and v is i to r  needs,  as  we l l 
as  i ts  idea l  pos i t ion  in  the  la rger  reg iona l  market 
contex t ,  is  cr i t ica l ly  impor tant  to  max imiz ing the 
Town’s  character  and appea l ,  as  we l l  as  i ts  ab i l i ty 
to  he lp  fu l f i l l  i ts  f inanc ia l  mandate  on beha l f  o f  the 
communi ty.

Observat ion
Sur fs ide  has had a  v iab le  commerc ia l  d is t r ic t 
s ince i ts  ear l ies t  days,  and in  fac t ,  had been 
the  t rad i t iona l  loca l  shopping dest ina t ion  for  the 
communi t ies  immedia te ly  nearby,  in  add i t ion  to 
be ing a  more fash ion-or ien ted shopping dest ina t ion 
for  seasona l  v is i to rs ,  pr io r  to  the  advent  o f  the 
nearby Ba l  Harbour  Shops.    A  combinat ion  of 
fac tors  have cont r ibu ted to  Sur fs ide ’s  market 
dec l ine  wi th  respect  to  those two h is tor ica l  ro les , 
inc lud ing the  growth in  suburban reg iona l  re ta i l 
o f fe r ings and increased compet i t ion  f rom other 

Current  Hard ing Avenue condi t ions suggest  an auto-dominant  env i ronment  wi th  l i t t le  prov is ion or  ameni ty  for  the  walk ing 
customer,  once they  are  out  o f  the i r  car.   H igh t ra f f ic  no ise reduces oppor tun i ty  for  outdoor  d in ing or  spec ia l  events .
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nearby communi ty  shopping d is t r ic ts ,  as  we l l  as 
the  s ign i f icant  impact  o f  mak ing Hard ing par t  o f 
the  one-way reg iona l  a r te r ia l  coup le t ,  a lso known 
as nor th  and southbound A1A ,  which dramat ica l ly 
a f fec ted the  Avenue’s  character.

Regard less of  the  cause,  many Sur fs ide  shops are 
s t r ugg l ing and the  overa l l  merchand is ing mix  is 
beg inn ing to  lose i ts  focus and coherency as the 
combinat ion  of  h igh rea l  es ta te  va lues and low 
sa les  f igures has s tar ted to  s t ra t i f y  the  commerc ia l 
o f fe r ings between a  preponderance of  bank ing 
ins t i tu t ions and f inanc ia l  ser v ices,  on the  one hand 
and re la t ive ly  low-va lue gener ic  re ta i l  o f fe r ings on 
the  o ther.    D in ing cont inues to  be a  v iab le  opt ion 
wi th  the  inc lus ion of  the  seasona l  market ,  but 
s t i l l  p rob lemat ic  in  te rms of  the  fu l l - t ime res ident 
market .   A  br ight  spot  is  the  new Publ ix ,  which has 
the  potent ia l  to  anchor  a  ne ighborhood shopping 
c lus ter  and he lp  br ing  add i t iona l  shoppers  to  the 
area,  in  add i t ion  to  he lp ing encourage a  more 
c lear ly  a r t icu la ted re ta i l  mix  and merchand is ing 
s t ra tegy for  the  downtown as a  whole .

A f ina l  obser vat ion is  the  lack of  any k ind of 
formal ly  def ined pub l ic  rea lm of  any rea l  qua l i ty 
or  mer i t .    Whi le  i t  is  poss ib le  to  have a  pub l ic 
rea lm exc lus ive ly  def ined by s t ree tscape,  as  in  the 
case of  Sur fs ide ’s  main  s t ree t ,  Hard ing Avenue, 
tha t  potent ia l  has been ser ious ly  compromised 
by Hard ing’s  dua l  ro le  as  pedest r ian-or ien ted 
shopping s t ree t ,  and h igh-capac i ty  reg iona l 
a r te r ia l  thoroughfare .   Th is  rea l i ty  has been fur ther 
compounded by the  lack of  any d iscree t ly  def ined 
pub l ic  spaces,  such as p lazas,  cour ts ,  a rcades, 
e tc . ,  which cou ld  prov ide  a  we lcome resp i te  f rom 
the unre len t ing  s t ree t  cor r idor,  as  we l l  as  o f fe r 
d is t inc t ive  merchand is ing env i ronment  tha t  can 
be leveraged to  a t t rac t  and suppor t  h igh qua l i ty 
re ta i l .

The v iab i l i ty  o f  Sur fs ide ’s  tour ism market ,  and 
i ts  ab i l i ty  to  cont inue to  a t t rac t  and susta in  tha t 
market ,  was spec i f ica l ly  ra ised by the  Town,  both 
in  te rms of  the  tax  revenue potent ia l  impl ic i t  in 
tha t  economic sector,  but  a lso in  te rms of  the 
added market  demand i t  genera tes  for  loca l  re ta i l 
goods and ser v ices. 
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96th & HARDING -  CURRENT CONfigurtion
Th is  in tersect ion does not  present  a  ver y  welcoming or  appea l ing presenta t ion to  v is i tors  or  shoppers  enter ing Sur fs ide’s 
commerc ia l  d is t r ic t .

The proposed p laza  a t  96th  & Hard ing creates a  h igh ly  an imated and compel l ing “people  p lace,”  a t  Sur fs ide’s  f ront  door, 
we lcoming v is i tors  and shoppers ,  and creat ing a  h igh-va lue commerc ia l  f rontage wi th  conven ient  and a t t ract ive  access to  the 
proposed new park ing deck .
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Discussion
Loca l  bus iness owners  expressed f r us t ra t ion wi th 
the  downtown bus iness c l imate  and many are 
s t r ugg l ing to  s tay  in  bus iness.    Incons is tent ly 
p laced crosswalks ,  veh ic le-b iased s igna l  t imings, 
and pedest r ian-unf r iend ly  s t ree ts ,  and o ther  auto-
cent r ic  a t t r ibu tes ,  in  genera l ,  make pedest r ian 
movements  d i f f icu l t  and unp leasant ,  fo r  both 
res idents  and shoppers  a l ike ,  th roughout  the 
downtown core .    Park ing is  a lso a  s ign i f icant 
issue,  in  both  locat ion and capac i ty,  and there  is 
no coherent ,  comprehens ive  system in  p lace for 
managing park ing as a  key asset  for  the  downtown 
bus inesses.

In  d iscussing speci f ic  issues and recommendat ions, 
debate  focused on ba lanc ing growth aga ins t 
concern over  poss ib ly  dest roy ing the  character  and 
charm that  a t t rac ted res idents  to  the  town in  the 
f i rs t  p lace.   Res idents  don’ t  want  to  lose Sur fs ide ’s 
smal l - town fea tures by overbu i ld ing the  downtown.  
Add i t iona l  concern was a lso expressed,  aga in , 
over  the  potent ia l  impact  increased commerc ia l 
v i ta l i ty  may have on ad jo in ing res ident ia l  s t ree ts 
and ne ighborhoods.

The recent  and dramat ic  loss of  hote l  rooms wi th in 
the  town was a lso brought  up,  par t icu la r ly  in  l igh t 
o f  the  fac t  tha t  there  are  so few redeve lopment 
oppor tun i t ies  remain ing a long the  beachf ront ,  and 
tha t  most  o f  Sur fs ide ’s  ex is t ing hote l  inventor y 
was conver ted to  condomin iums dur ing the  most 
recent  rea l  es ta te  cyc le .    Th is  is  a  two- fo ld  prob lem 
in  tha t  not  on ly  are  the  tax  revenue impl ica t ions 
s ign i f icant ly  d i f fe rent  for  hote l  p roper t ies  verses 
res ident ia l  condomin ium proper t ies ,  but  the 
actua l  e f fec t ive  occupancy ra tes  between the 
two res ident ia l  types cou ld  be qu i te  d i f fe rent  in 
a  seasona l  second-home market  contex t ,  l i ke 
Sur fs ide ’s ,  and tha t  cou ld  make a  s ign i f icant 
d i f fe rence in  te rms of  fo l low-on economic act iv i ty 
wi th in  the  communi ty  ( i .e . ,  the  market  for  goods 
and ser v ices) .

There fore ,  i t  is  impor tant  to  unders tand the 
fo l lowing recommendat ions were  des igned to 
funct ion  as  many p ieces work ing together  in  a 
s ing le  p lan,  to  ach ieve a  un i f ied  goa l .    To move 
for ward wi th  the  p lan whi le  leav ing one or  more 
p ieces out  wi l l  on ly  ser ve to  deva lue  the  ent i re 
process,  and compromise i t ’s  ab i l i ty  to  de l iver  the 
des i red outcome.
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The downtown commerc ia l  & tour ism d is t r ic t  s tudy area would  be conce ived as a  d iscreet  d is t r ic t  spec i f ica l l y  in tended to 
accommodate  the needs of  the  commerc ia l  and tour is t - re la ted bus inesses,  whi le  conta in ing and l imi t ing the i r  impact  on 
ad jo in ing res ident ia l  ne ighborhoods.
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R e c o n f i g u r e d  Tr a f f i c  Pa t t e r n s 
&  S t r e e t  S e c t i o n s

HARDING AVENUE COMMERCIAL DISTRICT PHOTO MONTAGE shows before and after conditions

Other  than car v ing new pub l ic  rea lm out  o f  the 
ex is t ing downtown fabr ic ,  the  nex t  s ing le  most 
cr i t ica l  recommendat ion ( i f  not  THE  most  cr i t ica l ) 
is  the  need to  reestab l ish  two- lane,  two way t ra f f ic 
f lows on Hard ing,  a long wi th  the  enhanced park ing 
and s t ree tscape improvements  tha t  reconf igura t ion 
would  a l low.    The benef i ts  o f  th is  would  be 
many,  inc lud ing s lowing t ra f f ic  th roughout  the 
pedest r ian-or ien ted shopping prec inct  and great ly 
improv ing both  the  safe ty  and the  qua l i ty  o f  the 
phys ica l  env i ronment ,  for  s t ro l l ing ,  shopping and 
outs ide  d in ing.  

A lso,  th is  would  make dr iv ing  to  and f rom the 
Hard ing commerc ia l  a rea  f rom the ad jo in ing 
ne ighborhoods and o ther  nearby communi t ies  a 
much s impler  and more en joyab le  task ,  he lp ing 
to  reestab l ish  Sur fs ide ’s  Hard ing Avenue as the 
loca l  shopping dest ina t ion  of  cho ice  for  nearby 
res idents .  

I t  wou ld  a lso grea t ly  fac i l i ta te  tu rn ing movements 
and access to  and f rom the nearby park ing lo ts 
and proposed new park ing decks,  min imiz ing 
the  need for,  or  l i ke l ihood of,  Hard ing Avenue 
shopping-re la ted t ra f f ic  encroach ing in to  ad jo in ing 
res ident ia l  ne ighborhoods. 

And las t ly,  e l iminat ing  the  one-way coup le t  o f 
Hard ing and Co l l ins  (Co l l ins  would  a lso rever t 
back to  a  four  lane,  two-way sect ion in  th is 
scenar io)  would  e l iminate  the  loca l  east -west 
s t ree t  ne twork  f rom the la rger  reg iona l  t ra f f ic  f low 
system cur rent ly  assoc ia ted wi th  the  ex is t ing A1A 
coup le t ,  g rea t ly  enhanc ing east-west  pedest r ian 
movements  and in te rsect ion  safe ty.

Loca l  and reg iona l  t ra f f ic  movements  wi l l  be 
s ign i f icant ly  ra t iona l i zed,  improv ing t ra f f ic 
e f f ic ienc ies  for  both .    Through Nor th-South 
reg iona l  t ra f f ic ,  cur rent ly  t rans i t ing  through 
Sur fs ide  on longer  t r ips ,  wi l l  now conven ient ly 
bypass Sur fs ide ’s  mixed-use,  wa lkab le  downtown 
main  s t ree t ,  as  we l l  as  the  substant ia l ly  more 
res ident ia l  por t ion of  Hard ing to  the  south  o f 
downtown,  improv ing both  proper ty  va lues and 
qua l i ty  o f  l i fe  for  those res idents .    Loca l  t r ips 
can be conducted exc lus ive ly  on Hard ing,  wi thout 
put t ing  add i t iona l  t ra f f ic  and turn  movements  on 
Co l l ins ,  as  is  cur rent ly  the  case,  which compl ica tes 
both  pedest r ian  and veh icu lar  movements .

And then Co l l ins  can be opt imized for  mov ing the 
now pr imar i ly  th rough- t ra f f ic  safe ly  and e f f ic ien t ly, 
by  the  use of  we l l -coord ina ted s igna l  t iming,  safe 
and e f fec t ive  pedest r ian  crosswalks ,  the  remova l 
o f  on-s t ree t  park ing and ra t iona l i zed and e f fec t ive 
access management .   Both  thoroughfares and the 
ad jo in ing land uses shou ld  benef i t  immense ly  f rom 
th is  proposed change.

A computer  render ing of  Hard ing Avenue depic ts  a  rev i ta l i zed Aard ing mixed-use commerc ia l  bou levard wi th  wider 
s idewalks ,  new in f i l l  mixed-use redeve lopment ,  improved landscaping,  and dramat ica l l y  improved s t reetscape and pedest r ian 
env i ronment .
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E x p a n d e d  R e t a i l  C o r e  &
C l a r i f i e d  M e r c h a n d i s i n g  Z o n e s

DOWNTOWN BUSINESS AND TOURISM DISTRICT
Improvements  and c lar i f ica t ions in  the downtown core  wi l l  permi t  a  more c lear ly  ar t icu la ted range of  d is t inct  merchandis ing and 
act iv i ty  zones wi th in  the town center,  resu l t ing in  greater  market  capture  and revenue potent ia l . 

As par t  o f  the  overa l l  reconst i tu t ion  of  Hard ing 
Avenue and the  downtown commerc ia l  core ,  i t  is 
recommended tha t  the  re ta i l  core  be expanded 
south  to  co inc ide  wi th  the  new Publ ix  market  and 
re la ted ne ighborhood re ta i l  goods and ser v ices, 
to  he lp  ra t iona l i ze  uses and bu i ld ing types tha t 
a re  no longer  re levant  and/or  appropr ia te  in  these 
areas.

I t  is  a lso recommended tha t  the  two vacant  lo ts 
on 96th  St ree t  ad jacent  to  the  bus iness d is t r ic t 
(be tween Abbot t  and Byron Avenues)  be inc luded 
as par t  o f  the  re ta i l  core .  

Th is  wi l l  a l low the  Town to  make bet te r  use of  in f i l l 
oppor tun i t ies  to  add add i t iona l  park ing capac i ty  in 
th is  area ,  he lp ing to  susta in  any new commerc ia l 
deve lopment  in  th is  area ,  but  more impor tant ly,  to 
he lp  suppor t  the  enhanced communi ty  funct ions 
re la ted to  the  new Civ ic  Center.

A l l  o f  th is ,  combined wi th  the  improved t ra f f ic 
c i rcu la t ion and park ing d is t r ibu t ion,  a long wi th  the 
pub l ic  rea lm enhancements  both  a long Hard ing and 
inc identa l  to  i t  - -  in  the  form of  the  new p lazas and 
east-west  commerc ia l  s t ree ts  - -  wi l l  a l low for  a 
fu l l  and comprehens ive  res t r uctur ing  of  Sur fs ide ’s 
commerc ia l  o f fe r ings.    Th is  wi l l  inc lude more 
d is t inc t ive  and d iscree t  merchand is ing c lus ters 
and co- tenant ing  oppor tun i t ies  assoc ia ted wi th 
the  grocer y-anchored ne ighborhood re ta i l  and 
ser v ices c lus ter  on the  south  end,  a  re inv igora ted 
bout ique/ fash ion c lus ter  on the  nor th  end,  a  d in ing 
and enter ta inment  “s t ree t”  exper ience toward the 
east  end of  95th ,  be tween Abbot t  Avenue and 
the  beach,  and themat ic  shopping and d in ing 
venues c lus tered around the  proposed new pocket 
parks  and p lazas,  to  be in tegra ted and d ispersed 
throughout .  

Taken co l lec t ive ly,  th is  comprehens ive  approach 
wi l l  y ie ld  compounded benef i ts  to  both  the 
bus iness communi ty  and the  Town as a  whole ,  fa r 
in  excess of  the  in i t ia l  investment .
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E n h a n c e d  P u b l i c  R e a l m

I t  i s  recommended tha t  the  Town create 
a  conste l la t ion  of  pub l ic  ga ther ing p laces 
s t ra teg ica l ly  p laced throughout  the  downtown 
commerc ia l  d is t r ic t ,  and an enhanced pedest r ian 
rea lm a long the  mixed-use por t ion of  Hard ing 
Avenue.

Th is  would  inc lude a  dramat ic  new ent r y  p laza  a t 
the  nor th  end of  Hard ing and 96th  s t ree t ,  he lp ing 
to  anchor  the  nor th  end of  the  commerc ia l  d is t r ic t , 
and prov id ing a  more tang ib le  connect ion between 
Sur fs ide  and the  Ba l  Harbour  Shops.    Th is  would 
resu l t  in  a  more appea l ing ent rance in to  the  Town 
f rom the nor th  and west ,  and more e f fec t ive ly 
leverage the  reg iona l  a t t rac t ion of  the  Ba l  Harbour 
Shops in  te rms of  consumer  percept ions and the 
overa l l  market  pos i t ion ing of  Sur fs ide ’s  Main 
St ree t .

In  add i t ion ,  to  he lp  compensate  for  the  long b lock 
lengths in  fac i l i ta t ing  pedest r ian  connect ions 
between the  new and/or  improved park ing areas 
a long Abbot t ,  and the  Hard ing Avenue re ta i le rs ,  we 
recommend creat ing new mid-b lock p lazas,  and 
a t t rac t ive  pedest r ian  arcades,  e f fec t ive ly  l ink ing 
the  two.  

These p lazas wi l l  a l low  pedest r ians to  move qu ick ly 
and conven ient ly  be tween the  park ing areas and 
the  shopping s t ree t ,  and d i rec t ly  in to  v ibrant  new 
formal  p lazas and meet ing p laces,  a round which 
shops,  res taurants  and cafes can coa lesce.  

To take fur ther  advantage of  these un ique se t t ings, 
the  roadway sect ion would  be des igned and 
deta i led  wi th  d is t inc t ive  pav ing pat te rns,  poss ib ly 
a  center  founta in ,  and landscape enhancements , 
to  he lp  s low t ra f f ic  and prov ide  improved mid-
b lock pedest r ian  cross ings a t  these locat ions.  

And f ina l ly,  u t i l i z ing  the  add i t iona l  r igh t  o f  way 
a long 95th  s t ree t  to  crea te  a  new east-west  or ien ted 
commerc ia l  s t ree t ,  mode led on commodore p laza 
in  Coconut  Grove,  wi th  smal l  bout iques,  shops 
and cafes,  te rminat ing  on the  eastern  end a t  a 
new beachs ide p laza  wi th  improved res ident 
ameni t ies  and the  ab i l i ty  to  host  spec ia l  events , 
as  needed,  in  add i t ion  to  i ts  more u t i l i ta r ian  da i ly 
funct ions,  prov id ing a  pedest r ian  connect ion  f rom 
the Hard ing Avenue bus iness d is t r ic t  to  an ocean 
over look and the  beach.
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enhanced downtown public realm
A :  96th  & Hard ing Avenue   B:  Mid-Block P lazas   C:  Bus iness Dis t r ic t  Beach Connect ion  D:  Communi ty  Center
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SKETCH OF PROPOSED PLAZA AT 96TH & HARDING

96TH & HARDING PLAZA

One of  the  b iggest  cha l lenges fac ing downtown 
Sur fs ide  is  the  need to  car ve v iab le  pub l ic 
spaces,  out  o f  what  is  –  essent ia l ly  - -  fu l ly  bu i l t -
out  urban fabr ic .    Though the  techn iques and 
s t ra teg ies  d iscussed for  reestab l ish ing a  v iab le 
pedest r ian  rea lm a long Sur fs ide ’s  shopping 
thoroughfares in  the  s t ree tscape sect ion of 
the  document  wi l l  he lp  t remendous ly,  the  need 
to  augment  tha t  wi th  p lazas,  squares,  and 
o ther  more formal ly  def ined gather ing p laces 
is  cr i t ica l ly  impor tant ,  both  to  Sur fs ide ’s 
commerc ia l  and soc ia l  v i ta l i ty,  but  a lso to 
es tab l ish ing a  leg i t imate  sense of  p lace.

D O W N T O W N  C O M M E R C I A L  &  T O U R I S M
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3-D model  aer ia l  render ing showing the proposed 96th  St reet  and Hard ing Avenue pedest r ian  p laza ,  which can be an imated wi th  outdoor  d in ing and 
spec ia l  events ,  prov id ing a  vast ly  improved ent rance exper ience for  Sur fs ide’s  v is i tors 
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There  are  a  number  o f  proposed in te r vent ions 
throughout  Sur fs ide ’s  downtown,  in tended to 
crea te  a  wa lkab le  ne twork  o f  jus t  such p laces, 
c lose ly  l inked to  the  ad jo in ing res ident ia l 
ne ighborhoods,  as  we l l  as  to  the  enhanced 
pedest r ian  ne twork  a long Sur fs ide ’s  major 
commerc ia l  and c iv ic  bou levards.    However, 
Sur fs ide ’s  h is tor ica l ly  weakest  l ink  - -  in  te rms 
of  def in ing p lace and  in  te rms of  e f fec t ive ly 
leverag ing the  va lue  of  i ts  la rger  communi ty 
contex t  - -  remains the  nor thern  te rminus of  i ts 
downtown shopping s t ree t ,  Hard ing Avenue.

Par t  o f  the  prob lem can be a t t r ibu ted to  the 
unfor tunate  dec is ion,  made some t ime ago, 
to  conver t  Hard ing to  a  one-way,  th ree-
lane,  southbound suburban ar te r ia l  road, 
encourag ing pedest r ians and dr ivers  a l ike  to 
see the  corner  o f  96th  and Hard ing as s imply  a 
nomina l  th resho ld ,  devo id  o f  human act iv i ty,  to 
be  t raversed as qu ick ly  and as unconsc ious ly 
as  poss ib le .  

Some po in t  to  the  over t  gesture  on the  par t 
o f  Saks F i f th  Avenue,  to  de l ibera te ly  tu rn  i ts 
back to  Sur fs ide  and to  96th  Avenue,  as  a 
cont r ibu t ing  fac tor  to  th is  percept ion.    But  a 
lo t  o f  i t  can s imply  be b lamed on the  fac t  tha t 
the  bu i ld ings f raming the  nor thern  ent rance to 
Sur fs ide ,    and to  Sur fs ide ’s  commerc ia l  hear t 
- -  as e legant  as  they  may once have appeared  -
-  have subsequent ly  become squeezed between 
a  r ig id ly  def ined per imeter  b lock,  and an 
over taxed in te rsect ion,  tha t  puts  pedest r ians 
in  a  veh icu lar  dominated se t t ing  tha t  is  both 
unappea l ing and repu ls ive .

The impetus beh ind the  idea of  crea t ing a  new, 
h igh ly  an imated pub l ic  p laza  on the  southwestern 
corner  o f  96th  and Hard ing are  many.   F i rs t  and 
foremost  is  the  des i re  to  crea te  a  generous ly 
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3-D MODEL RENDERING PERSPECTIVE

3-D MODEL RENDERING PERSPECTIVE
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propor t ioned,  and wel l  appo in ted,  pub l ic  room 
at  th is  locat ion.    One tha t  not  on ly  prov ides a 
we lcome resp i te  f rom the t igh t ly  const ra ined 
des ign parameters  d ic ta ted by the  need to 
accommodate  la rge vo lumes a t  96th  St ree t  and 
Hard ing Avenue (as we l l  as  the  poss ib i l i ty  o f  a 
new roundabout) ,  but  a lso - -  a  des i re  to  present 
a  t r u ly  we lcoming f ront  door  to  the  communi ty 
which speaks wel l  o f  the  nature  o f  the  peop le 
and bus inesses tha t  res ide  here .

The o ther  reason for  a  pub l ic  p laza  a t  th is  locat ion 
was to  more e f fec t ive ly  leverage the  potent ia l 
va lue  o f  the  we l l -known reg iona l  shopping 
dest ina t ion  immedia te ly  nor th  o f  Sur fs ide ,  and 
d i rec t ly  across 96th  Avenue f rom the proposed 
p laza  - -  the  Shops of  Ba l  Harbour.  

Though Sur fs ide  does not  asp i re  to  be Ba l 
Harbour,  nor  wi l l  ever y  Ba l  Harbour  shopper  f ind 
the  re ta i l  o f fe r ings in  Sur fs ide  cons is tent  wi th 
the i r  shopping agenda a t  any g iven t ime,  there 
is  no quest ion  tha t  a  more over t  e f for t  to  l ink 
the  two shopping dest ina t ions wi l l  u l t imate ly 
dr ive  more customers to  Sur fs ide ,  and thereby 
he lp  Hard ing Avenue merchants  prov ide  the 
res idents  o f  Sur fs ide  wi th  the  h ighest  qua l i ty 
loca l  goods and ser v ices poss ib le ,  whi le  s t i l l 
a l lowing Sur fs ide  to  be un ique ly  i tse l f,  w i th  no 
apo log ies  necessar y.

And las t ly,  one of  the  means by which th is 
proposed p laza  cou ld  be ach ieved,  o f fe rs  an 
add i t iona l  potent ia l  benef i t  to  the  Town:  as  par t 
o f  the  la rger  e f for t  to  he lp  rev i ta l i ze  and susta in 
downtown l iv ing and shopping in  Sur fs ide ,  a 
s t r uctured park ing deck has been proposed for 
the  western  s ide  of  the  b lock between Hard ing 
and Abbot t ,  and between 96th  and 95th  s t ree ts .  
By “sh i f t ing”  a  par t  o f  the  pr iva te  deve lopment 
enve lop tha t  is  cur rent ly  occupy ing the 
nor theastern-most  end of  tha t  b lock,  east  o f 

the  a l ley  (where  the  bank bu i ld ing cur rent ly 
res ides)  westward across the  a l ley,  th rough 
the  ent icement  o f  incent ive  zon ing,  i t  w i l l  be 
poss ib le  to  not  on ly  crea te  the  a forement ioned 
p laza ,  but  a lso to  genera te  a  “ l iner  bu i ld ing” 
o f  s ign i f icant  qua l i ty  and presence,  to  l ine  the 
nor thern  façade ( the  one fac ing 96th  avenue) 
o f  tha t  proposed mid-b lock park ing deck.

Wi th  reasonab ly  s t r uctured incent ive  zon ing,  i t 
shou ld  be poss ib le  to  ge t  a  grea t  new pub l ic 
p laza ,  approx imate ly  60 fee t  deep by 160 
fee t  wide,  crea t ing a  grea t  new f ront  door  for 
Sur fs ide ,  a  reconst r ucted and substant ia l ly 
rehab i l i ta ted new h is tor ica l  bu i ld ing facade, 
and a  we l l -des igned l iner  bu i ld ing for  the  newly 
proposed munic ipa l  park ing deck,  a l l  fo r  the 
pr ice  o f  a  s imple  land swap.  

The pr iva te  bu i ld ing owner  ge ts  a  newly 
re furb ished h is tor ica l  façade,  improved 
customer  access to  a  cons iderab ly  la rger  poo l 
o f  park ing,  and the  ab i l i ty  to  accommodate 
contemporar y  customer  ser v ice  needs,  in  a 
brand new fac i l i ty  abut t ing  the  new deck.  

In  add i t ion ,  they wi l l  have add i t iona l  ground 
f loor  leas ing oppor tun i t ies  for  the  new re ta i l 
and d in ing venues a t t rac ted by the  handsome 
new p laza  and the  h igh t ra f f ic  vo lumes (now 
thankfu l ly,  p leasant ly)  pass ing by.    A  comple te 
“win-win ,”  for  the  town,  for  the  communi ty,  and 
for  the  pr iva te  landowner  whose par t ic ipa t ion 
is  cr i t ica l  to  mak ing i t  a l l  happen.

Addi t iona l ly,  i t  may be poss ib le  to  do someth ing 
s imi la r  on the  oppos i te  corner,  across Hard ing, 
by  moving a  por t ion of  tha t  corner  bu i ld ing to 
the  vacant  lo t  on the  corner  o f  Co l l ins  and 96th .  
Of  course,  the  vacant  lo t  would  have to  be 
purchased by the  Town and the  proper ty  owner 
would  have to  be amenable  to  th is  concept .
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Proposed BEACH-END PARK,  OCEAN VIEW PERSPECTIVE,  showing the attractive new resident amenities and enhanced beach access. 
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95TH STREET:  BEACH CONNECTION

Though improved pedest r ian  beach access is 
genera l ly  recommended as par t  o f  the  overa l l 
communi ty  master  p lan,  i t  is  a lso recommended 
in  the  contex t  o f  the  downtown improvement 
s t ra tegy,  spec i f ica l ly  a long the  95th  St ree t 
cor r idor.    Th is  par t icu la r  locat ion is  not  on ly 
a  cr i t ica l  condu i t  fo r  the  nor thern  Sur fs ide 
res ident ia l  ne ighborhood’s  beach access,  but 
i t  is  one,  i f  not  the  on ly,  p lace in  which an 
e f fec t ive  phys ica l  and percept ive  connect ion 
between the  Hard ing Avenue bus iness d is t r ic t 
and the  ocean f ront  can be rea l i zed.   Spec i f ic 
de ta i led  p lans dep ic t ing  a  mul t ipurpose p laza 
suggest  a  versat i le  pub l ic  venue tha t  can be 
used to  he lp  s tage events  such as ar t  shows, 
fa rmers  markets ,  c ra f t  and seasona l  fa i rs , 
e tc . ,  tak ing advantage of  the  jux tapos i t ion  of 
Sur fs ide ’s  enhanced downtown main  s t ree t 
qua l i t i es  and beachf ront  loca le .
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PERSPECTIVE OF PROPOSED MID-BLOCK PLAZA ,  showing proposed 
streetscape  and traffic calming improvements
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MID-BLOCK PLAZAS

As par t  o f  the  s t ra tegy for  crea t ing a  ne twork 
o f  pedest r ian  p lazas and gather ing p laces 
throughout  the  downtown,  mid-b lock p lazas 
p lay  an impor tant  ro le  in  fac i l i ta t ing  d i rec t 
pedest r ian  movement  be tween the  re ta i l 
merchand is ing s t ree t  f rontages,  where  the 
shopping and d in ing act iv i ty  is  focused, 
and the  park ing areas f rom which a  la rge 
percentage of  the  customers head ing to  those 
act iv i t ies  wi l l  be  coming f rom.

The idea is  to  crea te  mid-b lock p lazas around 
open and a t t rac t ive  pedest r ian  passages, 
which connect  the  s ta i r  and e levator  cores of 
the  park ing decks d i rec t ly  wi th  the  s t ree t ,  and 
to  “c lus ter ”  h igh-va lue  re ta i l  and d in ing uses 
around these open ings.

CONCEPTUAL SKETCH OF 
MID-BLOCK PLAZA
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Between 96th  and 95th  s t ree t ,  the  mid-b lock 
connect ion would  be between the  east  s ide  
o f  the  new park ing s t r ucture ,  and the  west 
s ide  o f  Hard ing Avenue.    Between 95th  and 
94th  s t ree t ,  the  connect ion would  be on the 
east  s ide  o f  Hard ing to  the  lo t  or  new park ing 
s t r ucture  beh ind the  post  o f f ice .   And between 
94th  and 93rd s t ree t ,  the  connect ion would 
aga in  be on the  east  s ide  o f  Hard ing,  as  the 
park ing s t r ucture  would  be above the  re ta i l 
and d in ing venues embedded in  the  ground 
f loor  o f  the  deck i tse l f.

Th is  approach wi l l  c rea te  h igh ly  an imated 
gather ing p laces a t  regu lar  mid-b lock in ter va ls , 
as  we l l  as  take  max imum advantage of  the 
focused t ra f f ic  genera ted by these conven ient 
connect ions to  the  park ing areas by crea t ing 
h igh ly  va luab le  add i t iona l  corner  res taurant /
re ta i l  locat ions for  the  proper ty  owners .

In  add i t ion ,  i t  is  proposed tha t  these mid-b lock 
p lazas be coord ina ted wi th  o ther  s t ree tscape 
and t ra f f ic  ca lming measures to  he lp  re in force 
the  pedest r ian  cross ing po in ts  wi th  spec ia l 
pav ing and landscape fea tures,  to  he lp  make 
dr ivers  even more aware  of  pedest r ians,  and 
to  he lp  fur ther  modera te  veh icu lar  speed 
a long Hard ing Avenue.

harding avenue,  showing proposed 
streetscape improvements

example of a mid-block plaza
The s t reet  opens up to  a  shaded p laza ,  where cafes sp i l l  out  in to  the publ ic  space 
and people  gather  in formal ly.   Access to   ad jo in ing park ing deck s   opens d i rect ly 

onto  the rear  o f  the  p laza .
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COMMUNITY AND CIVIC ZONE

One of  the  fundamenta l  corners tones in 
Sur fs ide ’s  communi ty  master  p lan is  the 
proposed crea t ion of  a  comprehens ive 
Communi ty  and C iv ic  Center,  which would 
anchor  and def ine  the  phys ica l  and emot iona l 
hear t  o f  the  communi ty,  as  we l l  as  prov ide  a 
comple te  ar ray of  communi ty  ameni t ies  and 
ser v ices in  one conven ient ,  cent ra l  locat ion.  

The ra t iona le  beh ind th is  proposed new 
Communi ty  and C iv ic  Center  is  based upon the 
prox imate  jux tapos i t ion  between the  ex is t ing 
beachs ide communi ty  center,  and the  Town 
Ha l l ,  wh ich is  located d i rec t ly  across Co l l ins 
Avenue f rom i t ,  re in forc ing the  obv ious log ic 
o f  th is  approach.

3-D model  render ing,  showing an ear ly  conceptua l  des ign proposed for  Communi ty  Center  scheme,  which featured 
a  la rge open loggia  f raming a  formal  v iew of  the  ocean beyond.  

Ear ly  Communi ty  Center  concept  p lan,  showing an open p laza  br idg ing Col l ins  Avenue and formal ly  l ink ing the Town Ha l l  to 
the proposed new Communi ty  Center.

Early COMMUNITY/civic Center ZONE concept
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E a r l y  D i a g r a m s  To  C o n v e y  C i v i c  Z o n e  C o n c e p t
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L i v e / Wo r k  U n i t s

As par t  o f  the  proposed ex tended mixed-use 
commerc ia l  d is t r ic t ,  south  a long Hard ing Avenue, 
i t  is  recommend tha t  L ive/work  types be in t roduced 
as an appropr ia te  and contex t -sens i t ive  means of 
t rans i t ion ing between the  more over t ly  commerc ia l 
mixed-use bu i ld ings fur ther  nor th  and east ,  and 
the  pure ly  res ident ia l  bu i ld ings fur ther  south  and 
west ,  a long Hard ing.    Th is  innovat ive  bu i ld ing 
type wi l l  a lso a l low loca l  res idents  and smal l -
sca le  investors  to  both  l i ve  and work  in  Sur fs ide , 
by  prov id ing an a f fordab le  means to  locate  the i r 
bus iness here ,  and/or  to  own a  smal l  res ident ia l 
income proper ty  tha t  they can persona l ly  manage 
themselves,  in  add i t ion  to  opera t ing the i r  bus iness 
f rom the same proper ty.
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3D models  o f  poss ib le  l i ve /work  un i ts ,  i l lus t ra t ing  severa l  permutat ions of  th is  innovat ive  and versat i le 
Bu i ld ing type.   L ive-works can be used as smal l  sca le  in f i l l  mixed-use deve lopment  oppor tun i t ies  wi th in  ex is t ing 

commerc ia l  fabr ic ,  and/or  as  sens i t i ve  t rans i t iona l  bu i ld ing types between pr imar i l y  commerc ia l  and pr imar i l y 
res ident ia l  a reas.

I t  i s  recommended tha t  l i ve /work  un i ts  be  a l lowed 
a long Abbot t  Avenue between 96th  and 94th 
St ree ts ,  and a long Hard ing between 94th  and 93rd 
St ree ts ,  as  many of  these proper ty  owners  are 
hav ing issues wi th  the  ad jacent  commerc ia l  zone 
and t ra f f ic ,  and th is  so lu t ion cou ld  he lp  mi t iga te 
or  a l lev ia te  these concerns by prov id ing a  va luab le 
use appropr ia te  to  the  locat ion of  these proper t ies 
tha t  cou ld  s ign i f icant ly  increase the i r  va lue  and 
u t i l i ty.
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D o w n t o w n  R e s i d e n t i a l  U n i t s  & 
C o u r t y a r d  H o t e l s

DIAGRAM OF HOW COURTYARD HOTELS COULD BE more organically articulated,  BY 
STEPPING back THE UPPER FLOORS in specific relation to lot sizes.

Descr ib ing th is  concept  in  more spec i f ic  te rms -- 
th is  recommendat ion is  in tended to  he lp  recapture 
hosp i ta l i ty  market  share  and tax  revenue los t 
th rough condomin ium convers ions of  prev ious ly 
ex is t ing hote l  p roper t ies  a long the  beachf ront .  

Th is  cou ld  be accompl ished by spec i f ica l ly 
des ign ing new upper-s tor y  res ident ia l  deve lopment 
to  be des igned to  funct ion  as  hote l /condomin iums, 
whereby par t - t ime res ident ia l  purchasers  would 
cont ract  wi th  a  comprehens ive ly  managed c i ty-
wide renta l  and management  ent i ty,  tha t  cou ld 
market  and opera te  the i r  res ident ia l  un i t  as  a  de 
fac to  hote l  room, when not  persona l ly  occup ied 
by the  res ident  owner.  
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This  s t ra tegy shou ld  he lp  to  substant ia l ly  rep lace 
the  los t  bed- tax  revenue f rom the hote l  towers 
on the  beach,  and add both  v i ta l i ty  and l i fe  to 
the  downtown,  as  we l l  as  ass is t  in  es tab l ish ing 
a  “captured”  market  for  loca l  shops and 
res taurants .  

A t  the  same t ime,  th is  comprehens ive  approach 
shou ld  he lp  ensure  tha t  these v is i to r ’s  needs wi l l 
be  e f fec t ive ly  managed such tha t  loca l  res idents 
wi l l  no t  be  adverse ly  impacted by the i r  p resence.  
And f ina l ly,  the  Form-Based Codes wi l l  d ic ta te  tha t 
these upper-s tor y  uses be appropr ia te ly  s tepped 
back f rom the ex is t ing ground f loor  commerc ia l 
f rontages,  to  he lp  main ta in  the  ex is t ing sca le  and 
character  o f  Hard ing Avenue as i t  ex is ts  today. 

I t  is  a lso recommended tha t  the  Town des ignate 
the  Best  Western  Hote l  p roper ty  and the  proper ty 
across the  s t ree t  and on the  nor thwest  corner  o f 
94th  St ree t  and Co l l ins  Avenue as a  spec ia l  hote l 
d is t r ic t  (ye l low hexagons) .   They cou ld  potent ia l ly 
use the  munic ipa l  park ing lo t  on Hard ing Avenue 
between 93rd and 94th  St ree ts  as  par t  o f  the i r 
park ing requ i rements ,  a l lowing them to  bet te r 
use of  the i r  ava i lab le  land,  and when poss ib ly 
assembled together  for  use as a  s ing le  proper ty, 
cou ld  be used to  a t t rac t  or  deve lop a  h igh-end 
resor t -s ty le  hote l  and conference center,  which 
cou ld  prov ide  a  substant ia l  f inanc ia l  benef i t  to  the 
Town.
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Pa r k i n g  M a n a g e m e n t

precedents for attractively integrating 
parking structures into an urban 

environment:
ABOVE AND RIGHT TOP:  Urban Park ing St ructures 

L ined W i th  Store f ronts 
R IGHT:  Townhouses Wrapping A Park ing St ructure

Along wi th  the  res tora t ion of  the  prev ious ly  ex is t ing 
thoroughfare  conf igura t ions and t ra f f ic  movements 
on Hard ing and Co l l ins  Avenues,  the  nex t  most 
cr i t ica l  too l  for  improv ing customer  ser v ice  and 
conven ience,  and thereby enhanc ing the  market 
appea l  in  Sur fs ide ’s  commerc ia l  d is t r ic t ,  would 
be the  implementa t ion  of  a  comprehens ive  park ing 
management  system,  inc lud ing the  add i t ion  of 
new downtown park ing lo ts  and s t r uctured decks, 
a l l  fu l ly  in tegra ted in to  the  ex is t ing ne ighborhood 
fabr ic .  

Th is  can be accompl ished,  both  arch i tec tura l ly 
and urban is t ica l ly,  by  s t ra teg ica l ly  d ispers ing 
park ing resources throughout  the  downtown area 
such as to  min imize  excess ive  and unnecessar y 
t ra f f ic  movements ,  and a lso to  max imize  the 
e f f ic iency and conven ience of  park ing for  both 
loca l  res idents  and for  re ta i l  customers coming to 
Sur fs ide  f rom outs ide  the  communi ty  to  pat ron ize 
i ts  loca l  shops and res taurants .  

A  comprehens ive  park ing system cou ld  u t i l i ze 
a  number  o f  innovat ive  fea tures,  such as 
demand pr ic ing,  t ime of  day/day of  week pr ic ing 
incent ives,  shared park ing s t ra teg ies ,  and va le t 
and va l ida t ion po l ic ies  to  improve customer 
sa t is fac t ion and to  ach ieve e f f ic ien t  u t i l i za t ion 
of  the  park ing in f ras t r ucture  asset .    Park ing wi l l 
a lso be ins t r umenta l  in  market ing the  downtown 
to  add i t iona l  uses and investment ,  inc lud ing 
upper  s tor y  res ident ia l  and of f ice  uses,  and 
the  poss ib i l i ty  o f  pursu ing deve lopment  o f  the 
prev ious ly  ment ioned “hor izonta l  hote l”  concept , 
whereby new upper-s tor y  downtown res ident ia l 

D O W N T O W N  C O M M E R C I A L  &  T O U R I S M 3 . 7



  2 .

79

Proposed parking structure on Abbott Avenue between 96th and 95th Streets ( illustrative massing 
Diagream)

Proposed parking structure at collins Avenue and 95th Street ( illustrative massing Diagram)

Proposed parking structure on harding Avenue between 94th and 93rd Streets ( illustrative massing 
diagram)

Park ing s t ructures would  be a  max imum of  three s tor ies 
ta l l ,  w i th  l iner  re ta i l  on the f i rs t  f loor.   A t  the  ends/corners 
there  would  be a  sha l low l iner  bu i ld ing to  h ide the park ing 
s t ructure  beh ind i t .

          RETAIL

          PARKING
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deve lopment  is  e f fec t ive ly  leveraged to  he lp 
promote  and susta in  tour is t - re la ted v is i ta t ion and 
o ther  economic act iv i t ies ,  th rough comprehens ive 
market ing and opera t ions.

In  add i t ion ,  the  lo t  on Hard ing between 93rd   and 
94th  St ree ts  can be mul t i -purposed as park ing for 
the  bus iness d is t r ic t ,  fo r  the  communi ty  center 
complex ,  for  munic ipa l  veh ic les ,  for  the  res taurant 
and re ta i l  be low i t ,  and for  a  resor t /convent ion 
hote l  a t  the  Best  Western  s i te .    The locat ion 
between the  s t ree ts  a l lows for  f lex ib le  over f low 
park ing in  both  d i rec t ions.




