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Observat ion
Sur fs ide ’s 	 ne ighborhood	 and	 communi ty 	 fabr ic	
is 	 typ ica l 	 o f 	 South 	 F lor ida 	 beach	 communi t ies 	 o f	
i ts 	 e ra , 	 in 	 tha t 	 i ts 	 ne ighborhood	 s t r ucture 	 takes	
the 	 form	of 	an	ex t r uded	grad ient , 	wi th 	 i ts 	densest	
“core ,” 	 urban is t ica l ly 	 speak ing, 	 occur r ing	 more-
or- less	 ad jacent 	 to 	 i ts 	 beach	 f rontage, 	 and	wi th 	 a	
rap id 	d igress ion	in 	sca le 	and	in tens i ty 	as 	the 	town	
moves	westward, 	away	f rom	the	beach	and	toward	
i ts 	westernmost 	 res ident ia l 	ne ighborhoods.	 	

The	 res ident ia l 	 ne ighborhoods	 themselves, 	 on	
the 	o ther 	hand, 	exh ib i t 	a 	 fa i r ly 	cons is tent 	un i form	
dens i ty 	and	bu i ld ing	type, 	th roughout . 		The	pr inc ipa l	
nor th-south 	 thoroughfares	 are 	 Hard ing	 Avenue	 --	
which	 passes	 through	 and	 ser ves	 the 	 mixed-use	
commerc ia l 	center 	o f 	Sur fs ide , 	and	Co l l ins 	Avenue	
-- 	which	prov ides	access	and	f rontage	to 	the 	la rge	
condomin ium	 towers 	 l in ing 	 the 	 beach	 on	 the 	 east	
s ide 	 o f 	 town. 	 	 A t 	 present , 	 Co l l ins 	 and	 Hard ing	
form	 a	 one-way	 coup le t , 	 co l lec t ive ly 	 def in ing	 the	
reg iona l 	 a r te r ia l 	 h ighway, 	A1A , 	which	 t rans i ts 	 the	
ent i re 	communi ty 	in 	a 	nor th-south 	d i rec t ion, 	a long	
the 	eastern 	edge	of 	 the 	communi ty.

Typo log ica l ly 	speak ing, 	the 	town	in 	genera l 	breaks	
down	 in to 	 three 	 component 	 par ts , 	 the 	 beachf ront	
towers 	 east 	 o f 	Co l l ins 	Avenue, 	 the 	mixed-use	and	
mul t i fami ly 	 bu i ld ing	 types	 border ing	 both 	 s ides	
of 	 Hard ing	 Avenue, 	 and	 the 	 most ly 	 s ing le- fami ly	
res ident ia l 	house	 types, 	west 	o f 	Abbot t .

In 	 te rms	 of 	 both 	 arch i tec tura l 	 types	 and 	 s ty les ,	
though	Sur fs ide 	has	a 	reasonab ly 	ec lec t ic 	spect r um	
of 	 a rch i tec tura l 	 s ty les 	 represented, 	 i t 	 has	 a 	 fa i r ly	
l imi ted	 pa le t te 	 o f 	 both 	 house	 and	 bu i ld ing	 types,	
as 	 ind ica ted	 in 	 the 	prev ious	paragraph.	 	 	

For 	 the 	 most 	 par t , 	 however, 	 the 	 overa l l 	 e f fec t 	 is	
qu i te 	 harmonious	 and	 p leas ing. 	 	 	 Cons is tent 	 wi th	
the 	t ime	f rame	in 	which	most 	o f 	Sur fs ide 	was	bu i l t	
ou t , 	 the 	 most 	 dominant 	 s ty les 	 are 	 Mi-Mo	 (Miami	
Modern) , 	 Ar t 	 Deco, 	 Medi te r ranean, 	 and	 Miami	
Ranch. 		The	preva i l ing 	res ident ia l 	bu i ld ing	form	is	
a 	 smal l 	 U-shaped	 s ing le- fami ly 	 de tached	 house,	
though	in 	recent 	years , 	severa l 	new	and	remode led	
houses	 have	 been	 bu i l t 	 s ign i f icant ly 	 out 	 o f 	 sca le	
wi th 	 the 	 ex is t ing	ne ighborhood	contex t 	 re la t ive 	 to	
th is 	h is tor ica l 	Sur fs ide 	bu i ld ing	 type.

The	 commerc ia l 	 cor r idor 	 is 	 a lso	 composed	
pr imar i ly 	 o f 	 per iod	 p ieces, 	 though	 for 	 the 	 most	
par t , 	 s imply 	 and	 a t t rac t ive ly 	 	 rendered	 wi th 	 the	
most 	 recent 	 add i t ions	 to 	 the 	 town	 tak ing	 p lace	
pr imar i ly 	 a long	 the 	 beachf ront 	 in 	 the 	 form	 of 	 the	
la rge	 condomin ium	 bu i ld ings, 	 which	 range	 f rom	
modest ly 	un insp i red	 to 	“somewhat” 	 	asp i r ing	 - - 	 i f	
a l ready	a lso	somewhat 	da ted	- - 	 t rendy.	 	
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Most 	 o f 	 the 	 beachf ront , 	 however, 	 is 	 a l ready	
bu i l t 	 ou t , 	 wi th 	 on ly 	 a 	 few	 v iab le 	 redeve lopment	
oppor tun i t ies 	 remain ing, 	 which	 inc ludes, 	 o f	
course, 	 the 	 ex is t ing	 communi ty 	 center, 	 another	
icon ic 	 per iod	 p iece, 	 which	 is 	 s la ted	 to 	 be	 rebu i l t	
on	 i ts 	 ex is t ing	s i te , 	 a lbe i t 	more-or- less	wi th in 	 the	
ex is t ing	bu i ld ings	mass ing	enve lop.

As	 for 	 the 	 remainder 	 o f 	 the 	 regu la t ing 	 p lan	 and	
bu i ld ing	 types, 	 which	 inc ludes	 c iv ic 	 bu i ld ings,	
parks , 	squares	and	open	space, 	the 	town	has	l i t t l e	
in 	the 	way	of 	formal 	open	space	and/or 	appropr ia te	
se t t ings	 for 	 c iv ic 	 and	 cu l tura l 	 ameni t ies , 	 which	
l imi ts 	opt ions	 in 	 tha t 	 regard.

And	 the 	 most 	 s ign i f icant 	 open	 space	 asset 	 o f	
is 	 the 	 beach	 i tse l f, 	 wh ich	 though	 obv ious ly 	 we l l	
regarded, 	 is 	 s t i l l 	 p rob lemat ic 	 in 	 te rms	 of 	 i ts	
cur rent 	 u t i l i za t ion 	 and	 va lue , 	 due	 to 	 i ts 	 lack	 of	
urban	 in tegra t ion 	 in to 	 the 	 la rger 	 communi ty 	 o f	
Sur fs ide .

Discussion
Residents 	 want 	 to 	 keep	 the 	 ex is t ing	 character 	 o f	
Sur fs ide , 	 whi le 	 mak ing	 spec i f ic 	 improvements 	 to	
the 	master 	p lan, 	and	have	expressed	concern	over	
new	houses	be ing	bu i l t 	ou t 	o f 	sca le 	and	character	
wi th in 	 the 	 ne ighborhoods, 	 and/or 	 inappropr ia te ly	
s ized	 re la t ive 	 to 	 the 	 sca le 	 o f 	 the 	 lo ts 	 on	 which	
they	are 	s i tua ted.	 	

A lso, 	 there 	 is 	 concern	 tha t 	 the 	 condomin ium	
“ towers” 	may	eventua l ly 	migra te 	west 	and	encroach	
upon	 the 	 much	 smal le r 	 sca le 	 commerc ia l 	 d is t r ic t	
and	ad jo in ing	res ident ia l 	ne ighborhoods, 	chang ing	
the 	 character 	 and	 overa l l 	 fee l 	 o f 	 the 	 town	 as	 a	
whole , 	 whi le 	 exacerbat ing	 ex is t ing	 prob lems	 and	
concerns	 wi th in 	 the 	 communi ty. 	 	 In 	 shor t 	 – 	 the	
Town	 wants 	 to 	 crea te 	 a 	 Form-Based	 code	 which	
wi l l 	b r ing 	pred ic tab i l i ty 	and	cont ro l 	 to 	 i ts 	 fu ture .

Speci f ic  Recommendat ions
We	 recommend	 rep lac ing	 or 	 supp lant ing 	 the	
ex is t ing	zon ing	ord inance	wi th 	a 	form-based	code,	
as 	i l lus t ra ted. 		Th is 	code, 	when	spec i f ica l ly 	app l ied	
through	 an	 accompany ing	 Regu la t ing 	 P lan	 and	
the 	 Bu i ld ing	 Types	 mat r ix , 	 wi l l 	 d ic ta te 	 max imum	
bu i ld ing	 he ights 	 and	 dens i t ies , 	 re la t ive 	 to 	 the i r	
locat ion	 in 	 the 	 Master 	 P lan, 	 as 	 we l l 	 as 	 locat ions	
for 	 c iv ic 	 bu i ld ings	 and	 communi ty 	 ameni t ies ,	
inc lud ing	 both 	 formal 	 and	 in formal 	 open	 spaces,	
and	 o ther 	 cons idera t ions	 cr i t ica l 	 to 	 the 	 de l iver y	
o f 	 a 	 h igh	qua l i ty 	 bu i l t 	 env i ronment . 	 	 To	 the 	 ex tent	
spec i f ic 	 land	 uses	 wi l l 	 be 	 cons idered, 	 those	 wi l l	
be 	 coded	 pr imar i ly 	 th rough	 bu i ld ing	 type	 and	
locat ion, 	ra ther 	then	convent iona l 	 land	use	zon ing	
pro toco ls .
Speci f ic  Area recommendat ions are  as  fo l lows:

Beachf ront
The	 ex is t ing	 120’ 	 he ight 	 l imi ta t ions	 wi l l 	 remain .		
Cons idera t ion	 wi l l 	 be 	 g iven	 to 	 l imi ted	 beach-s ide	
commerc ia l 	ac t iv i ty, 	i f 	assoc ia ted	wi th 	the 	pr imar y	
on-s i te 	use.

Mixed-Use Commerc ia l  D is t r ic t  and Tour ism Zone
The	 ex is t ing	 three 	 s tor y 	 he ight 	 l imi ta t ions	 wi l l	
remain , 	 inc lud ing	 the 	 prov is ion	of 	 non-re ta i l 	 uses	
on	 the 	 upper 	 f loors 	 ( i .e . , 	 res ident ia l , 	 hosp i ta l i ty,	
commerc ia l 	 o f f ice) , 	 to 	 he lp 	 o f fse t 	 the 	 economic	
pressure 	assoc ia ted	wi th 	the 	va lue 	of 	the 	under ly ing	
rea l 	 es ta te . 	 	 The	 purpose	 be ing	 to 	 he lp 	 promote	
and	 susta in 	 the 	 v iab i l i ty 	 o f 	 non-cha in , 	 loca l 	 and	
independent 	 re ta i l , 	 to 	 improve	 the 	 market 	 for	
re ta i l 	 and	 consumer 	 purchases, 	 to 	 augment 	 and	
improve	 the 	 prov is ion	 of 	 hote l 	 and	 hosp i ta l i ty-
re la ted	 ser v ices, 	 resu l t ing 	 in 	 an	 increase	 in 	 the	
Town’s 	 tax 	 base, 	 and	 to 	 prov ide 	 a 	 more	 v iab le	
leve l 	 o f 	 even ing	 act iv i t ies 	 and	 a 	 more	 a t t rac t ive	
and	d iverse	downtown	shopping	d is t r ic t .
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Form-based code 3-D mass ing d iagram,  to  sca le ,  prov ides i l lus t ra t i ve  pred ic tab i l i t y  for  bu i ld ing he ights  and form in  spec i f ica l l y 
des ignated locat ions wi th in  the master  p lan.

To	the 	ex tent 	tha t 	proper ty 	owners 	ava i l 	themselves	
of 	 th is 	 redeve lopment 	 incent ive , 	 the 	 Form-Based	
code	 wi l l 	 modula te 	 upper-s tor y 	 se tbacks	 to	
he lp 	 main ta in 	 the 	 ex is t ing	 character 	 o f 	 Hard ing	
Avenue, 	 and	 to 	 min imize 	 impacts 	 on	 ad jo in ing	
ne ighborhood	 fabr ic , 	 and	 hote l - re la ted	 act iv i t ies	
wi l l 	on ly 	be	a l lowed	as	par t 	o f 	a 	comprehens ive ly	
managed	 “hor izonta l” 	 hote l 	 ne twork , 	 ensure	
e f fec t ive 	opera t ion	of 	 the 	 system	as	a 	whole , 	 and	
to 	 aga in , 	 min imize 	 potent ia l 	 impacts 	 on	 ex is t ing	
res idents 	and	c i t i zens.

Resident ia l  Ne ighborhoods
The	 ex is t ing	 two	 s tor y 	 he ight 	 l imi ta t ions	 wi l l	
remain . 	 	 App ly 	 Form-Based	Codes	 to 	 key	 bu i ld ing	
form	and	mass ing	to 	spec i f ic 	lo t 	s izes 	and	locat ions	
wi th in 	the 	overa l l 	ne ighborhood	s t r ucture . 		Prov ide	
arch i tec tura l 	 s ty le 	 regu la t ions	 cons is tent 	 wi th	
sa id 	 mass ing	 and	 form, 	 above, 	 to 	 he lp 	 ensure	
a 	 complementar y 	 and	 harmonious ly 	 d iverse	
ne ighborhood	 character, 	 overa l l , 	 w i th 	 regard	 to	
loca l 	precedents 	and	communi ty 	pre ferences.
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FIVE MINUTE wAlK DIAGRAM
Accord ing to  the pr inc ip le  o f  the  f i ve  minute  wa lk ,  Sur fs ide cou ld  be d iv ided in to  two ne ighborhoods,  wi th  the i r  own d is t inct 
centers ,  and wi th  the Communi ty  Center  located in  the area where the ne ighborhoods over lap.

FIVE MINUTE wAlK DIAGRAM
Another  way the Town of  Sur fs ide cou ld  be organ ized based on the f i ve  minute  wa lk ,  would  be to  have on ly  one ne ighborhood 
center,  located a t  the  current  Communi ty  Center,  w i th  po in ts  o f  spec ia l  act iv i ty  a t  the  edges.  
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The two images be low i l lus t ra te  how a Form-Based Code can be used to  shape two d is t inct ly  d i f fe rent 
town p lan formats ,  u t i l i z ing the same bas ic  upon the same urban des ign pr inc ip les
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FIVE MINUTE wAlK DIAGRAM
In  rea l i t y  Sur fs ide fo l lows th is  more typ ica l  beach- f ront  town model ,  where the f i ve  minute  wa lk  is  s t re tched out  a long the 
coast ,  which is  rea l l y  the  “center”  o f  town.   Th is  is  the  “ex t ruded” f i ve-minute  wa lk  model .

FIVE MINUTE wAlK DIAGRAM
In  th is  case,  the  b locks c losest  to  the beach natura l l y  become the h ighest  dens i ty  due to  market  forces and the i r  h igher 
proper ty  va lues,  gradua l ly  decreas ing toward the western-most  edge of  town,  where va lues sp ike  aga in  a long the bay  f ront , 
though Form-Based Codes wi l l  cont ro l  use and in tens i ty  a long th is  edge.   Commerc ia l  act iv i ty  a lso tends to  be more in tense 
toward the beach- f ront  ( in  th is  case,  a long Hard ing Avenue,  due to  the mix  o f  uses and h igher  dens i ty) .
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U r b a n  R e g u l a t i n g  P l a n

6 . 2A R C H I T E C T U R E 	 & 	 F O R M - B A S E D 	 C O D E S

The	 Urban	 Regu la t ing 	 P lan	 works	 in 	 concer t	
wi th 	 the 	 Arch i tec tura l 	 and	 Urban	 Codes, 	 as	
ar t icu la ted	 in 	 the 	 Bu i ld ing	 Type	 Mat r ix , 	 to	
prec ise ly 	locate 	spec i f ic 	bu i ld ing	types	wi th in	
the 	Master 	P lan, 	as 	we l l 	as 	on	the i r 	 ind iv idua l	
lo ts , 	 in 	 accordance	 wi th 	 the 	 pr inc ip les 	 o f	
t rad i t iona l 	 town	p lann ing.

That 	 is , 	 bu i ld ing	 types	are 	 s i tua ted	wi th in 	 the	
neighborhood	str ucture, 	in 	a	carefu l ly 	ca l ibrated	
gradat ion	 f rom	Town	Center, 	on	down	 through	
Ne ighborhood	 Center, 	 Ne ighborhood	 Genera l ,	
and	u l t imate ly, 	Ne ighborhood	Edge, 	 such	 tha t	
the 	 most 	 dense ly 	 ac t ive 	 uses	 are 	 p laced	 in	
the 	 center 	 o f 	 the 	 communi ty, 	 wi th 	 uses	 and	
bu i ld ing	 types	 of 	 d imin ish ing	 propor t ion	 and	
in tens i ty 	 rad ia t ing 	 outward	 in 	 more-or- less	
concent r ic 	 c i rc les 	 f rom	 that 	 mixed-use	 core ,	
unt i l 	 the 	 per imeter 	 o f 	 a 	 1/4	 mi le 	 rad ius, 	 or	
f i ve-minute 	wa lk , 	 is 	 reached.

Of 	 course, 	 the 	 spect r um	 of 	 sca le 	 tha t 	 is	
u l t imate ly 	 coded	 is 	 comple te ly 	 a t 	 the 	 Town’s	
d iscre t ion, 	th rough	the i r 	de l ibera te 	ca l ib ra t ion	
of 	the 	Code. 		And	as	much	d ivers i ty 	and	range	of	
bu i ld ing	types	as	des i red	can	be	d ia led	in 	wi th	
an	equa l 	degree	of 	prec is ion	and	pred ic tab i l i ty	
wi th in 	 each	 increment 	 o f 	 ne ighborhood	 zone,	
th rough	 the 	 combinat ion 	 of 	 a 	 regu la t ing	 p lan	
and	Form-Based	Code.	
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A mult i - fami ly  type wi th  s tacked f la ts  or  hote l  rooms in  the form of 
a  large bui ld ing b lock and accessib le  by a  common lobby,  e levator 
and in ter ior  corr idor.   This  type of  bui ld ing typical ly  of fers  i ts  shor t 
s ide to  the s treet  or  is  conf igured in  an “L” shape.   Park ing is  e i ther 
in ter ior  or  underground.   This  type is  on lo ts  of  100-205 feet .

A mul t i - fami ly  type wi th  s tacked f la ts  combined in  the form of  a  large 
bui ld ing b lock,  and general ly  accessib le  by a  common lobby,  e levator 
and in ter ior  corr idor.   The ground f loor  on the s treet  is  typical ly 
designed as a  s torefront .   Park ing is  mid-block and accessib le  of f  an 
a l ley.   There is  no f ront  or  s ide setback.

A s ingle- fami ly  at tached housing type combining a dwel l ing wi th  a 
ground f loor  s torefront  space avai lable  for  f lex  use as a  dwel l ing, 
an of f ice,  or  a  reta i l  s tore.   Two types are of fered;  one wi th  d i rect 
access to  a l l  uni ts  f rom the s treet ,  the other  wi th  d i rect  access f rom 
the s treet  and a pat io  par t ia l ly  open to  the s treet .   Both types are 
parked in  a  garage of f  an a l ley,  and are bui l t  to  the lo t  l ine.

The smal lest  possib le  detached s ingle- fami ly  house type wi th  publ ic 
rooms facing the s treet  on a  40-55 foot  lo t .   This  k ind of  house is 
typical ly  conf igured in  a  “U” shape and of fers  i ts  shor t  s ide to  the 
s treet .

A medium detached s ingle- fami ly  house type on a 55-75 foot  lo t  wi th 
publ ic  rooms facing the s treet ,  and of ten a  f ront  porch.   This  k ind of 
house of fers  i ts  shor t  s ide to  the s treet .

A large detached s inge-fami ly  house type on a 75-150 foot  lo t  wi th 
publ ic  rooms facing the s treet ,  and of ten a  f ront  porch.   These can 
have f ront- loaded garages,  so are of ten used in  neighborhood edge 
set t ings,  where the home backs to  nature,  though the garage should 
s t i l l  be s i tuated behind the f ront  o f  the pr imary facade.
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6 . 3A R C H I T E C T U R E 	 & 	 F O R M - B A S E D 	 C O D E S

With	 g loba l 	 warming	 increas ing ly 	 becoming	
an	 accepted	 sc ient i f ic 	 rea l i ty, 	 and	 t rad i t iona l	
foss i l - fue l 	 based	 energy	 resources	 becoming	
more	 prob lemat ic 	 economica l ly, 	 po l i t ica l ly 	 and	
env i ronmenta l ly, 	 i t 	 s imply 	 makes	 good	 sense	 to	
p lan	 des ign	 in 	 a 	 more	 env i ronmenta l ly 	 consc ious	
way.

The	 concept 	 o f 	 “Green” 	 bu i ld ing	 is 	 a 	 growing	
phenomenon, 	 becoming	 an	 indust r y 	 unto 	 i tse l f	
(see	 image, 	 r igh t ) , 	 and	 there 	 are 	 many	 facets 	 to	
emerg ing	d isc ip l ine 	which	can	have	re levance	even	
in 	a 	v is ion ing	process	 l i ke 	 the 	one	documented	 in	
th is 	book le t .	 	

There 	are 	a 	number 	o f 	h igh ly 	techn ica l 	techn iques	
and	s t ra teg ies 	out 	there 	focus ing	on	th is 	cha l lenge,	
and	 a 	 number 	 o f 	 resources	 to 	 draw	 upon	 in	
becoming	 more	 in formed	 about 	 th is 	 issue, 	 a l l 	 o f	
which	would 	be	beyond	 the 	scope	of 	 th is 	spec i f ic	
exerc ise . 	 	 However, 	 there 	 are 	 s t i l l 	 a 	 number 	 o f	
fundamenta l 	pr inc ip les 	which	can	be	out l ined	here	
which	 are 	 ent i re ly 	 in 	 keep ing	 wi th 	 the 	 leve l 	 o f	
reso lu t ion	and	 focus	of 	 th is 	document .

Green Bui ld ing/Des ign
Green	 bu i ld ing	 des ign	 can	 come	 in 	 many	 forms,	
such	 as	 h igh ly 	 energy-ef f ic ien t 	 l igh t ing 	 and	
app l iances, 	 h igh-qua l i ty 	 windows	 and	 insu la t ion,	
pass ive 	 so lar, 	 e tc . 	 	 Most 	 o f 	 these	 a t t r ibu tes 	 now	
fa l l 	 under 	 the 	 pur v iew	 of 	 LEED	 (Leadersh ip 	 in	
Energy	Ef f ic ien t 	Des ign) , 	a 	new	 indust r y 	s tandard	
for 	energy	sav ing	bu i ld ings.	
	

However, 	 i t 	 i s 	 impor tant 	 to 	 note 	 tha t 	 the 	 or ig ina l	
techn iques	 for 	 sav ing	 energy	 in 	 bu i ld ing	 des ign	
was	 to 	 use	 arch i tec ture 	 des igned	 to 	 work 	 we l l	
w i th 	 the 	 loca l 	 c l imate , 	or 	 vernacu lar 	 a rch i tec ture .		
In 	 c l imates	 l i ke 	 South 	 F lor ida , 	 th is 	 usua l ly 	 means	
or ien t ing 	bu i ld ings	 to 	ca tch	 the 	preva i l ing 	breeze,	
deep	 bu i ld ing	 overhangs	 to 	 pro tect 	 the 	 wal ls 	 for	
d i rec t 	 sun	 and	 b lowing	 ra in 	 when	 the 	 windows	
are 	open, 	 la rge	windows	and	screened	porches	 to	
max imize 	natura l 	a i r 	 f low, 	e tc .	 	

I f 	 you	 go	 to 	 p laces	 l i ke 	 Key	 West , 	 which	 were	
la rge ly 	bu i l t 	ou t 	pr io r 	 to 	 the 	advent 	o f 	mechan ica l	
coo l ing, 	you’ l l 	see 	a l l 	o f 	 these	 techn iques	app l ied	
to 	 the 	 loca l 	“vernacu lar ” 	hous ing.

Plant  Nat ive  Spec ies
One	 of 	 the 	 most 	 e f fec t ive 	 th ings	 you	 can	 do	 to	
reduce	 water 	 consumpt ion	 (bes ides	 us ing	 low-
f low	 f i x tures) 	 is 	 to 	p lan t 	na t ive 	spec ies .

Compact ,  Walkab le ,  Mixed-Use Communi t ies
More	 than	 50%	 of 	 a l l 	 foss i l 	 fue l 	 use	 in 	 the 	 Un i ted	
Sta tes 	 is 	 a t t r ibu tab le 	 to 	 t ranspor ta t ion, 	 and	 the	
most 	e f fec t ive 	s t ra tegy	for 	min imiz ing 	VMT	(Veh ic le	
Mi les 	 Trave led) 	 is 	 to 	 bu i ld 	 and	 l i ve 	 in 	 compact ,	
wa lkab le , 	mixed-use	communi t ies .	 	

Th is 	 mode l 	 o f 	 deve lopment 	 not 	 on ly 	 reduces	
both 	 the 	 amount 	 and	 length 	 o f 	 a l l 	 veh ic le 	 t r ips	
genera ted, 	i t 	a lso	he lps	reduce	the 	amount 	o f 	non-
per v ious	 sur face	 area	 a t t r ibu ted	 to 	 automobi le	
park ing. 		LEED	ND	(New	Deve lopment) 	was	crea ted	
spec i f ica l ly 	 to 	 encourage	 th is 	 form	 of 	 communi ty	
deve lopment .	

“ G r e e n ”  B u i l d i n g  a n d  L E E D  N D
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TOwN CENTER MASSING MODUlATION:  STEP-bACKS & COURTYARDS
Proposed mass ing of  downtown cour tyard condo/hote l  bu i ld ings wi th  a  max imum he ight  o f  three s tor ies  on 25,  50,  and 75 
foot  lo ts .   Cour tyards can be created by  a l ternat ing setbacks on the var ious lo ts .   Upper  s tor y  setbacks are  requ i red to  he lp 
ensure that  new in f i l l  deve lopment  respects  the ex is t ing character  o f  Hard ing Avenue.

F o r m - b a s e d  C o d e s

Form-Based	 Codes	 are 	 a 	 means	 of 	 regu la t ing	
deve lopment , 	 as 	 to 	 ach ieve	 a 	 des i red, 	 and	 h igh ly	
pred ic tab le , 	 phys ica l 	 outcome. 	 	 The	 pr inc ip le	
components 	 o f 	 a 	 Form-Based	 Code	 (FBC) 	 are	
a 	 regu la t ing	 p lan, 	 a 	 bu i ld ing- type	 mat r ix , 	 or 	 i ts	
equ iva lent 	 thereof, 	 and	 a 	 se t 	 o f 	 a rch i tec tura l 	 and	
urban	 regu la t ing	 codes. 	 	 The	 pr imar y 	 d i f fe rence	
between	 convent iona l 	 zon ing	 codes	 and	 a 	 FBC	
is 	 tha t 	 convent iona l 	 zon ing	 focuses	 a lmost	
exc lus ive ly 	 on	 uses	 and	 segregat ion	 by	 use, 	 wi th	
the 	 phys ica l 	 mani fes ta t ion	 of 	 those	 uses	 as	 an	
a lmost 	 inc identa l 	 cons idera t ion, , 	 whi le 	 FBCs	
focus	 pr imar i ly 	 on	 the 	 urban	 form, 	 and	 phys ica l	
character is t ics 	 o f 	 p lace	 f i rs t , 	 w i th 	 uses	 d ic ta ted	
more	by	bu i ld ing	 type.

The	 three-d imens iona l 	 mass ing	 d iagrams	 on	 the	
fo l lowing	 pages	 are 	 in tended	 to 	 i l lus t ra te 	 how	
Form-Based	 Codes	 can	 be	 used	 to 	 prec ise ly	
regu la te 	 the 	 phys ica l 	 mass ing	 and	 form	 of 	 any	
new	deve lopment 	 in 	Sur fs ide .
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THE COURTYARD bUIlDING TYPE
The above model  shows in  greater  deta i l  how the care fu l  manipu la t ion 
o f  the  bu i ld ing form can create  a  des i rab le  set t ing for  both  bus inesses 
and res idents .   Th is  form could  be d iv ided to  funct ion as  e i ther  l i ve /
work  un i ts ,  apar tment  un i ts  wi th  ground- f loor  re ta i l ,  and/or  a  hor izonta l 
hote l .  

VARYING bUIlDING wIDTHS IN A blOCK
A Form-based code should  be des igned to  encourage the re tent ion 
of  ne ighborhood character  through rhy thm and form.

3-D MODEl RENDERING OF HARDING AVENUE SHOwING A MIXED-USE 
INFIll COURTYARD bUIlDING TYPE
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SURFSIDE & THE MC MANSION CHAllENGE:
Though there  are  p lenty  o f  a t t ract ive  examples of  two s tor y  homes in 
Sur fs ide ( r ight ) ,  cur rent  regu la t ions a lso permi t  bu i lders  to  f i l l  near ly 
the  ent i re  lo t  w i th  a  la rge two-stor y  vo lume,  resu l t ing of ten be ing 
houses that  are  dramat ica l l y  out  o f  sca le  wi th  the ne ighborhood.

6 . 4A R C H I T E C T U R E 	 & 	 F O R M - B A S E D 	 C O D E S

40’-0”

50’-0”
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REMODEllING THE SURFSIDE U-SHAPED HOUSE 
wITH IMPROVED REGUlATIONS
Th is  add i t ion to  a  former ly  U-shaped res idence ( r ight ) ,  a  common 
house type in  Sur fs ide,  suggests  a  poss ib le  set  o f  regu la t ion s tandards 
that  cou ld  app ly  to  fu ture  add i t ions wi th in  the communi ty.   These codes 
cou ld  be put  in  p lace to  a l low appropr ia te  add i t ions to  be accommodated  
wi thout  degrad ing the character  o f  the  ex is t ing communi ty  fabr ic .
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10’-0”

50’-0”




