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P urpose       &  G oals  

In  ear ly  Fa l l  2006,  Seth  Har r y  & Assoc ia tes ,  Inc . , 
Arch i tec ts  and Town P lanners ,  was chosen to 
lead a  c i t i zen’s  par t ic ipa tor y  v is ion ing process 
for  the  Town of  Sur fs ide ,  F lor ida .    Th is  process, 
both  the  char re t te  i tse l f  and the  fo l low-up work 
assoc ia ted wi th  the  product ion of  th is  document , 
was under taken wi th  spec i f ic  goa ls  and ob ject ives 
in  mind:  

F i rs t  and foremost ,  was the  des i re  to  ach ieve 
a  rea l is t ica l ly  ach ievab le ,  co l lec t ive ly  def ined 
v is ion for  the  on-go ing evo lu t ion of  Sur fs ide  as 
a  dynamic l i v ing p lace,  a round which the  ent i re 
communi ty  cou ld  reach a  consensus as to  what  i ts 
co l lec t ive  fu ture  shou ld  be.  

And secondly,  to  ar t icu la te  tha t  v is ion in  a  conc ise 
ye t  comprehens ive  way,  such tha t  subsequent 
s teps toward implementa t ion  cou ld  be made 
as exped i t ious ly  as  reasonab ly  poss ib le ,  and 
cons is tent  wi th  the  conceptua l  ideas and proposa ls 
out l ined in  th is  as  poss ib le .

To tha t  end,  ever y  a t tempt  was made to  ensure 
tha t  a l l  o f  the  concepts  and recommendat ions 
presented in  th is  document  re f lec t  not  on ly  the 
pub l ic-par t ic ipa tor y  process which in i t ia l ly  forged 
these ideas,  but  a lso the  profess iona l  judgement 
o f  the  des ign team to  he lp  ensure  the  cred ib i l i ty 
and feas ib i l i ty  o f  the  ideas proposed here in .

Nonethe less,  i t  is  impor tant  to  note  tha t  many 
of  the  issue-spec i f ic  ideas represented wi th in 
th is  document  wi l l  need to  be sub jected to  a 
more r igorous techn ica l  des ign process,  pr ior  to 
implementa t ion. 
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The existing zoning/land-use map for the Town of Surfside is 
a typical example of the Euclidean Zoning that has prevailed 
in this country for most of the last 50 years.  It organizes and 
locates uses based upon the underlying principle of separation 
and segregation by use -- not integration and mixed-use.

This form of controlling development also has very crude tools 
in terms of defining what these places will actually look like and 
how they will function urbanistically, unlike form-based codes, 
which look at all of these issues in a more balanced, thought-
ful, and practical way.

Nonetheless, this existing land-use map represents a critical 
starting point for Surfside’s form-based coding initiative, as 
well as providing key reference data for the charrette, because 
it indicates what the current underlying “by-rights” zoning is 
for the various land parcels associated with each use.  It also 
helps indicate what some of the community preferences are, 
with respect   to where certain land uses -- and the building 
types associated with those uses -- may want to go, subject to 
the more comprehensively nuanced ideals of traditional, walk-
able, compact, mixed-use communities.

E X I S T I N G  S I T E  P L A N S

Exist ing Land Use
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The Town of Surfside has made it very clear that there will 
be no taking private land in the implementation of this plan.  
However, there are some properties that are vacant and which 
through amenable negotiation might be available for develop-
ment.

In addition, this diagram suggests that there are some publicly-
owned properties that could be more effectively leveraged in 
terms of adding more amenity value to the community, as well 
as creating a more attractive and appealing public realm.
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What  grea t  ne ighborhoods and towns typ ica l ly  have 
in  common are  exce l len t  pedest r ian  env i ronments .   
The most  s ign i f icant  e lement  in  def in ing such an 
env i ronment  is  a  we l l -des igned s t ree tscape.  

Taken co l lec t ive ly,  the  s t ree tscape inc ludes 
the  s t ree t ,  the  s idewalk  and p lant ing  s t r ips ,  a l l 
l andscap ing,  s t ree t  t rees and s t ree t  fu rn i tu re  on 
them,  and the  bu i ld ing facades f ront ing  them.  
When des igned wi th  the  pedest r ian  in  mind,  the 
s t ree tscape becomes an outdoor  “ room,”  to  be 
en joyed by res idents  o f  a  town or  c i ty.  

In  ex is t ing communi t ies ,  such as Sur fs ide , 
the  grea tes t  oppor tun i ty  for  improvement  to  a 
substandard pedest r ian  env i ronment  l i es  wi th in 
the  contex t  o f  the  ex is t ing s idewalks .   A  s idewalk 
can be broken down in to  three  zones;  the  curb 
zone,  the  pedest r ian  t rave l  zone,  and the  bu i ld ing 
in te r face zone.  

The curb zone is  toward the  outer  edge of  the 
s idewalk ,  nex t  to  the  road bed,  and accommodates 
s t ree tscape ameni t ies  and in f ras t r ucture .    The 
pedest r ian  t rave l  zone is  centered on the  s idewalk 
and must  prov ide  a  c lear  pa th  o f  t rave l .    The 
bu i ld ing in te r face zone l ies  ad jacent  to  the 
proper ty  l ine ,  prov id ing access to  bu i ld ings,  and 
can accommodate  add i t iona l  s t ree tscape ameni t ies 
such as cafe  seat ing,  re ta i l  merchand is ing,  e tc .

There  are  numerous e lements  tha t  may make up a 
s t ree tscape,  but  they can be organ ized in to  four 
bas ic  ca tegor ies ;  pav ing,  p lan t ings,  l igh t ing,  and 
furn i tu re .    These e lements  can var y  in  re la t ion to 
the  sur round ing uses.  Pav ing is  the  most  v is ib le 
s t ree tscape e lement .    Se lec t ing an idea l  pav ing 
mater ia l  shou ld  take  c l imate  and main tenance in to 
account .    Concre te  and aspha l t  a re  economica l 
mater ia ls ,  and when combined wi th  spec ia l 
mater ia ls  or  co lored dyes can prov ide  v isua l 
c lues to  chang ing s t ree t  character,  and/or  a  more 
pedest r ian-or ien ted env i ronment .  

Landscape p lant ings typ ica l ly  have h igher 
main tenance requ i rements  than o ther  s t ree tscape 
e lements  because they can change seasona l ly 
and/or  over  t ime.    However,  th is  cha l lenge is  fa r 
outweighed by the  qua l i ty  o f  the  env i ronment  grea t 
landscap ing can prov ide  a  communi ty.    As wi th 
pav ing mater ia l ,  landscape se lec t ion shou ld  take 
in to  account  loca l  c l imate  and sur round ing uses 
and dens i ty.  

Trees are  the  most  v is ib le  landscape e lement .  
Trees in  h igher  dens i ty  areas,  and a long pedest r ian 
lanes and a l leys,  shou ld  be p lanted in  ind iv idua l 
p lan ters  wi th  water  permeable  mater ia ls ,  such as 
meta l  g ra tes ,  br ick  pavers ,  and cr ushed s tone, 
or  in  conta iners .    I f  underground u t i l i t i es  are  not 
an issue,  t ree  se lec t ion shou ld  a im to  prov ide  a 
modera te  t ree  canopy.  

S t r e e t s c a p e  D e s i g n 

P L A C E M A K I N G  P R I N C I P L E S 3 . 1

Examples of  good s t reetscape des ign inc lude wide s idewalks ,  good l ight ing,  in terest ing and wel l  merchandised s tore  f ronts , 
good seat ing,  and oppor tun i t ies  for  shade and weather  protect ion.
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In  commerc ia l  a reas,  t rees shou ld  be se lec ted 
which grow the i r  l imbs h igher,  a t  matur i ty,  than the 
ground f loor  re ta i l  s ignage to  he lp  prevent  b lock ing 
adver t is ing and shop f ronts .    Because bu i ld ings 
may have awnings and verandas tha t  cou ld  conf l ic t 
wi th  t ree  canopies ,  i t  may somet imes be necessar y 
to  p lan t  t rees between on-s t ree t  park ing spaces, 
as  an a l te r nat ive  means of  accommodat ing s t ree t 
t rees and ach iev ing shade.  

P lanted beds in  the  ground,  or  ra ised, 
shou ld  be used pr imar i ly  on ly  in
res ident ia l  a reas.    Hang ing p lanters ,  a t tached to 
l igh t  po les  and bu i ld ings,  a re  more appropr ia te  for 
commerc ia l  a reas.  

L ight ing  can ser ve to  both  i l luminate  the  way for 
motor is ts  and pedest r ians as we l l  as  to  d iscourage 
ant i -soc ia l  behav ior.    Spec ia l i ty  l igh t ing  can a lso 
be used as a  des ign fea ture  to  accent  bu i ld ing 
facades and/or  as  a  means of  focus ing i l luminat ion 
on s ignage.    The amount  o f  l igh t ing  is  a lso 
determined by the  sur round ing dens i t ies  and land 
uses.   The l igh t  in tens i ty  shou ld  range f rom .2  lux 
( lumens per  square  meter )  for  s idewalks and lanes 
in  res ident ia l  a reas,  1 .0  lux  for  commerc ia l  a reas 
and park ing,  to  5 .0  lux  a t  bu i ld ing ent rances.  

L ight ing  is  c lass i f ied  in  th ree  categor ies ;  roadway, 
s idewalk  l igh t ing,  and anc i l la r y  l igh t ing.   Roadway 
l igh t ing  for  impor tant  s t ree ts  can be ornamenta l 
to  he lp  es tab l ish  a  theme for  the  ne ighborhood.  
The l igh t ing  shou ld  be mounted on po les  tha t 
do not  exceed 8.5 meters  (28’)  in  he ight .    The i r 
p lacement  shou ld  be a long the  curb zone,  and 
spaced between s t ree t  t rees.   The average d is tance 
between a  s t ree t  t ree  and l igh t  po le  shou ld  be 
no more than 12 meters  (38’-40’) .    Such po les 
shou ld  a lso have a  pedest r ian  sca le  to    them, 
between 4 and 5 meters  (12-16’)  in  he ight ,  and 
shou ld  be used for  pedest r ian  passages,  p lazas, 
and squares.      I t  i s  impor tant  tha t  the  l igh ts  be a 
neut ra l  co lor,  so tha t  the  s t ree ts  aren’ t  ba thed in  a 
harsh co lor.    Modern low-wat tage l igh ts ,  such as 
LEDs,  are  encouraged.

For  rear  lanes and a l leys,  where  space is  t igh t , 
overhead l igh t ing  s t r ung a long wi res  anchored to 
bu i ld ing facades,  and/or  a t tached d i rec t ly  to  the 
bu i ld ing,  is  recommended. 

P L A C E M A K I N G  P R I N C I P L E S 3 . 1

GOOD STREETSCAPEs can include a mix of urban-friendly National tenants as well as a diverse array of 
local and regional merchants.   Mixed use (residential/office above shops is critically important

Above:   Some examples of  perpendicu lar,  or  “b lade” s ignage,  which is  des igned to  pro ject  f rom the 
face of  a  bu i ld ing,  usua l ly  above a  shop ent rance,  and d i rect ly  in  v iew of  pedest r ians walk ing a long 
the s idewalk ,  be low.    In  th is  case,  the  s igns ind icate  the nature  o f  the  re ta i l  enterpr ise  wi th in ,  i .e . , 
the  s igns wi th  the g lasses cou ld  be an optometr is t ,  the  s ign wi th  a  c lock cou ld  se l l  wr is twatches,  e tc .

Th is  form of  s ignage is  o f ten re fer red to  as  “ icon ic ,”  because i t  l i te ra l l y  represents  the merchandise 
o f fered wi th in  the s tore  be low.
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Furn i tu re  in  a  s t ree tscape prov ides sca le  and 
funct iona l i ty.    Types of  s t ree t  fu rn i tu re  inc lude 
benches,  tab les  and cha i rs ,  t rash cans,  b icyc le 
racks,  dr ink ing founta ins ,  bo l la rds,  k iosks,  t rans i t 
she l te rs ,  s ignage,  park ing meters ,  and newspaper 
s tands.    The i r  p lacement  is  wi th in  the  curb zone 
and bu i ld ing facade zone.    Near  in te rsect ions a 
c lear  zone of  3 .5  meters  (10’)  is  necessar y  where 
pedest r ians wai t  to  cross s t ree ts .    A  c lear  a rea 
shou ld  a lso be es tab l ished a t  bu i ld ing ent rances.  

Benches shou ld  be located in  h igh-use pedest r ian 
areas.   In  a  curb zone they shou ld  face the  bu i ld ing 
facade or  the  s t ree t .   I f  in  the  bu i ld ing facade zone 
they shou ld  face the  s t ree t .   In  no ins tance shou ld 
benches be p laced in  f ront  o f  shop windows.  
Trash cans shou ld  be p laced a t  f requent  in te r va ls 
and on ly  wi th in  the  curb zone.    Pr iva te  t rash 
cans can be p laced a t  bu i ld ing ent rances a long 
the  bu i ld ing zone.    B ike  racks shou ld  be p laced 
a long the  edges of  p lazas,  squares and o ther  open 
spaces.   Newspaper  s tands shou ld  be ins ta l led  as 
la rge sca le ,  s ing le  racks,  wi th  mul t ip le  conta iners .  
Such s tands may be combined wi th  u t i l i ty  boxes in 
cer ta in  ins tances.  

S igns shou ld  re la te  to  o ther  bu i ld ing e lements  in 
the i r  p lacement  and s ize .   They shou ld  not  obscure 
o ther  bu i ld ing e lements  such as windows,  corn ices 
or  decora t ive  de ta i ls .   S ign mater ia l ,  s ty le  and co lor 
shou ld  complement  the  bu i ld ing facade.   Ind iv idua l 
shop s igns in  a  s ing le  s tore f ront  shou ld  re la te  to 
each o ther  in  des ign,  s ize ,  co lor,  p lacement  on the 
bu i ld ing,  and le t te r ing s ty le .

Bo l la rds can be s tee l  or  concre te  and shou ld 
on ly  be used to  prevent  automobi le  t ra f f ic  f rom 
encroach ing in  pedest r ian  zones.   They are  a lways 
located a long the  curb zone.  

K iosks prov ide  in format ion about  communi ty 
events ,  ne ighborhood maps,  pub l ic  phones, 
dr ink ing founta ins ,  and adver t is ing.    The wid th  o f 
a  s idewalk  is  cr i t ica l  to  whether  or  not  a  k iosk wi l l 
become an ameni ty  or  obstac le .    Non-adver t is ing 
s ignage is  a lways located in  the  curb zone and 
can come in  a  var ie ty  o f  s ty les ,  co lors ,  and 
mater ia ls .     

3 . 1P L A C E M A K I N G  P R I N C I P L E S

Street  furn i ture  e lements  can add or  det ract  cons iderab ly  to  the pedest r ian  env i ronment ,  both  in  terms of 
aesthet ic  appea l ,  as  wel l  as  conven ience and funct iona l i ty.   Care  should  be taken to  ensure that  these are 
wel l  p laced re la t i ve  to  the i r  use,  and that  they  are  s ty l is t ica l l y  cons is tent  wi th  the overa l l  look and fee l  o f 
the  communi ty.
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The key to  successfu l  re ta i l  rev i ta l i za t ion in 
an ex is t ing urban ne ighborhood is  the  qua l i ty 
o f  the  s t ree t  fabr ic :  Great  s t ree ts  suppor t  and 
encourage thr iv ing  re ta i l .   To insure  grea t  s t ree ts , 
a  combinat ion  of  des ign e lements  and po l i t ica l 
issues can be summar ized by ten pr inc ip les :

Select  a  Local  Champion.   A champion can 
be a  group,  such as a  bus iness improvement 
d is t r ic t  (B ID) ,  or  corporat ion or  par tnersh ip  o f 
loca l  bus inesses,  a  communi ty  deve lopment 
group,  or  a  ne ighborhood anchor.   An ind iv idua l 
champion can be a  res ident ,  e lected of f ic ia l , 
proper ty  owner,  or  c i ty  s ta f f  person.   The 
champion should  pu l l  together  a  core  group 
of  s takeholders  to  form a publ ic /pr iva te 
par tnersh ip  to  he lp  gu ide the redeve lopment 
e f for ts .   S takeholders  must  be in  i t  for  the 
long term,  so the members,  i f  po l i t ica l ,  shou ld 
be ready to  s tay  on board even i f  they  lose an 
e lect ion or  choose not  to  run.   The champion 
must  a lso deve lop a  process or  mechanism for 
reso lv ing conf l ic ts  among the s takeholders .
Establ ish One Vis ion.   I t  i s  impor tant  to  not 
le t  redeve lopment  e f for ts  be “h i jacked” by 
any one group or  ind iv idua l .   Br ing a l l  agendas 
in to  the open.   Create  momentum by ass ign ing 
each s takeholder  a  spec i f ic  ro le .   Make 
sure  the v is ion a ims to  ser ve and enhance 
the ne ighborhood as much as the greater 
communi ty.   Ser v ing the greater  communi ty  is 

1.

2.

impor tant ,  but  should  not  be the main  goa l  a t 
the  expense of  suppor t ing or  susta in ing the 
immedia te  ne ighborhood.   To  he lp  car r y  out  the 
v is ion,  i t  may be necessar y  to  h i re  a  leas ing 
profess iona l  to  coord inate  management  and 
recru i tment  o f  tenants .  
Encourage resident ia l  development .   Increase 
home ownersh ip  to  s tab i l i ze  the ne ighborhood 
and create  more s takeholders  and customers 
wi th in  wa lk ing,  or  a  shor t  dr iv ing d is tance of 
the  ne ighborhood commerc ia l  a rea.   Nearby 
res idences create  a  loya l  customer  base for 
re ta i l  such as grocer y  s tores and markets .  
I t  a lso encourages mixed-use deve lopment , 
which can suppor t  longer  bus iness hours .  
I t  can a lso prov ide for  a f fordab le  hous ing 
oppor tun i t ies  which a t t ract  workers  who can 
l i ve  near  employment .
Give priori ty to the pedestrian.   Accommodat ing 
veh icu lar  t ra f f ic  is  on ly  one of  many goa ls  for 
successfu l  ne ighborhood re ta i l ,  but  you must 
des ign for  the  pedest r ian  as  wel l .    Many 
s t reets  are  o f ten too long to  suppor t  re ta i l 
over  the i r  ent i re  length ,  as  is  the  case wi th 
Hard ing Avenue in  Sur fs ide.   Therefore ,  i t  is 
impor tant  to  c lar i f y  re ta i l  d is t r ic ts  and spec i f ic 
merchandis ing zones.   The publ ic  rea lm (p lazas, 
s idewalks ,  squares,  e tc . )  shou ld  be des igned 
to  enhance and re in force these d iscreet  re ta i l 
a reas.

3.

4.

U r b a n  R e t a i l 

3 . 2P L A C E M A K I N G  P R I N C I P L E S
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Parking.   Park ing needs to  be s ized rea l is t ica l l y.  
Urban shopping requ i res  fewer  spaces than 
suburban centers ,  but  is  s t i l l  c r i t ica l  to 
commerc ia l  v iab i l i t y.   Park ing requ i rements 
wi l l  change over  t ime.   For  metered spaces 
t ime l imi ts  should  be fa i r l y  enforced so that 
turnover  occurs ,  but  not  so t ight ly  regu la ted 
that  people  end up shopping e lsewhere.   As 
dens i t ies  increase,  park ing decks in tegra ted 
in to  the urban fabr ic  should  be implemented.  
B icyc le  park ing is  a  growing par t  o f  the 
urban l i fes ty le ,  and should  be inc luded wi th 
appropr ia te  ameni t ies .  
Merchandise and Lease Pro-act ively.  
Estab l ish  a  quas i -publ ic  re ta i l  leas ing and 
management  agency to  p lan and coord inate 
the ne ighborhood’s  leas ing s t ra tegy.   Act ive ly 
pursue and recru i t  tenants  and d i rect  them to 
appropr ia te  land lords and proper ty  owners  so 
that  leas ing dea ls  can be negot ia ted d i rect ly.  
The more e f fect ive  the leas ing agency,  the 
qu icker  the ne ighborhood wi l l  become a 
thr iv ing re ta i l  dest inat ion.   A  f i rs t  pr ior i ty 
o f  the  agency may be to  h i re  a  management 
profess iona l  to  d i rect  i ts  act iv i t ies .   Begin  by 
ident i f y ing the core  re ta i l  assets  and focus on 
growing outward f rom them, creat ing a  s t rong 
nuc leus to  bu i ld  upon.  
Be Proact ive.   Set  up des ign gu ide l ines and 
deve lopment  s tandards ( inc lud ing form-based 
codes)  to  make sure  new deve lopments  and 
facade improvements  are  compat ib le  wi th  the 
v is ion.   Such s tandards can he lp  cont ro l  not 
on ly  aesthet ics  but  a lso concerns such as the 
types of  s tores and the i r  operat ing hours .   To 
so l ic i t  in terest  in  redeve lop ing key  proper t ies , 
ta rget  requests  for  proposa ls .  

5.

6.

7.

Safety.   The percept ion of  a  shopping d is t r ic t ’s 
sa fe ty  has a  t remendous impact  on i ts  v iab i l i t y.  
Act ive  s t reets  wi th  a  mix  o f  uses promote 
a  natura l  sur ve i l lance which deters  cr ime.   
Po l ice  on foot  and b ike  pat ro l  have been shown 
to  be an a f fect ive  cr ime deter rent .  
Develop an act ive core .   Downtown res ident ia l 
and of f ice  uses are  what  ex tend shopping hours 
and foster  act ive  ne ighborhoods.   D iverse 
re ta i l  anchors  he lp  create  cross-shopping 
oppor tun i t ies .   Of f ice  users  suppor t  dayt ime 
demand,  espec ia l l y  profess iona l  tenants  such 
as doctors ,  lawyers ,  or  accountants ,  because 
they  a t t ract  s teady v is i tors ,  employ  o f f ice 
s ta f f ,  and ser ve ne ighborhood res idents .  
C iv ic ,  cu l tura l ,  and enter ta inment  anchors 
a lso a t t ract  v is i tors  and can create  an e f f ic ient 
park-once-and-walk  env i ronment  for  shoppers 
wi th  o ther  needs and in terests .  
Manage for  Change.   Ne ighborhood re ta i l 
grows and changes over  t ime.   Make sure  to 
ad just  the  tenant  mix  as  re ta i l  and ne ighborhood 
needs change,  through incent ive  programs.  
I t  is  not  uncommon for  shopping centers  to 
change out  as  much as 10% of  the i r  tenants 
ever y  year  to  remain  compet i t i ve  and cut t ing 
edge.   To  insure  that  prob lems do not  go 
unchecked,  there  should  be an ongoing conf l ic t 
reso lu t ion process among the s takeholders .  
A t  the  broader  leve l ,  representa t ives o f  the 
bus iness communi ty  and c i t i zen leaders  should 
deve lop long term re la t ionsh ips wi th  pub l ic 
sector  representa t ives and ne ighborhood 
spokespersons to  insure  the needs and 
concerns of  the  ad jo in ing ne ighborhoods are 
heard and recognized.

8.

9.

10.

3 . 2P L A C E M A K I N G  P R I N C I P L E S
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D o w n t o w n  C o m m e r c i a l 
&  To u r i s m

Commerc ia l  and tour is t - re la ted uses are  an 
essent ia l  par t  o f  any rea l  communi ty,  prov id ing 
both  jobs and tax  base,  as  we l l  as  a  d iverse  leve l 
o f  ac t iv i t ies ,  energy and v i ta l i ty.  

Prov id ing an appropr ia te  phys ica l  env i ronment  to 
accommodate  these uses is  cr i t ica l .   Of  par t icu la r 
impor tance is  not  on ly  the  phys ica l  a t t rac t iveness 
of  th is  env i ronment ,  but  mak ing cer ta in  tha t  i t  is 
conven ient ly  access ib le  and funct iona l .    I t  i s  a lso 
impor tant  to  manage the  in te r face between these  
ac t iv i t ies  and ad jo in ing res ident ia l  ne ighborhoods 
and land uses.

Proper ly  managing these issues,  in  a  thought fu l , 
we l l -executed des ign,  wi l l  a l low downtown 
commerc ia l  a reas to  prov ide  h igh ly  des i rab le 
communi ty  ameni t ies ,  in  a  much loved and 
apprec ia ted se t t ing ,  and can he lp  prov ide  for  a 
wider  spect r um of  in te res ts  and l i fes ty les  than a 
communi ty  wi thout  these fea tures.

3 . 3P L A C E M A K I N G  P R I N C I P L E S
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Trad i t iona l  (pre-war)  communi ty  deve lopment 
pa t te rns compr ised a  combinat ion  of  urban des ign 
formats  and arch i tec tura l  typo log ies  which,   taken  
together,  cons is tent ly  genera ted a  funct iona l ly 
susta inab le  and harmonious ly  p leas ing bu i l t 
env i ronment  and pub l ic  rea lm.    The fundamenta l 
bu i ld ing b lock of  these t rad i t iona l  communi t ies 
was the  ne ighborhood,  and these were  def ined by 
a  spec i f ic  d imens iona l  parameter :  a  quar te r-mi le , 
or  f i ve-minute  wa lk .  

Wi th in  th is  enve lope,  (a  square ,  approx imate 
½ mi le  on edge)  ne ighborhoods were  fur ther 
def ined and ar t icu la ted by a  d i f fuse network  o f 
contex tua l ly  des igned loca l  s t ree ts ,  opt imized 
to  prov ide  conven ient ,  sa fe ,  and appea l ing 
walkab i l i ty,  and a  range of  mobi l i ty  opt ions wi th in 
the  ne ighborhood,  and an even greater  range of 
f lex ib i l i ty  and mobi l i ty  opt ions on the  la rger-sca le 
thoroughfares (avenues and bou levards)  pass ing 
between ne ighborhoods and l ink ing communi t ies 
together  over  longer  d is tances,  wi th in  the i r  g rea ter 
reg iona l  contex t .

Typ ica l ly,  th is  under ly ing urban s t r ucture  descr ibed 
above prov ided the  foundat iona l  mat r i x  upon 
which the  bu i ld ing types were  then app l ied ,  g iv ing 
a  recogn izab le  phys ica l  form to  the  communi ty.   In 
genera l ,  the  bu i ld ings were  ar ranged in  a  ra t iona l 
and e f f ic ien t  fash ion,  wi th  the  la rgest  and most 
d iverse  bu i ld ing types ( typ ica l ly  mul t i fami ly  and 
mixed-use)  located in  the  ne ighborhood center, 
and wi th  the  least  dense bu i ld ings ( typ ica l ly 

s ing le- fami ly  de tached)  re legated to  the  edge.   
The net  e f fec t  was to  a l locate  uses and bu i ld ing 
types throughout  the  communi ty  such tha t  a l l 
s tages of  l i fe  were  accommodated,  wi th in  a  fu l l 
spect r um of  a f fordab i l i ty  leve ls ,  and a l l  o f  one’s 
da i ly  needs were  immedia te ly  ava i lab le  wi th in  a 
shor t  d is tance of  e i ther  home or  work . 

Whi le  there  are  o f ten  reg iona l  var ia t ions to  th is 
mode l ,  par t icu la r ly  in  the  arch i tec tura l  fo rms 
and s ty les  - -  o f ten  pred ica ted upon c l imat ic 
cons idera t ions - -  cer ta in  bas ic  communi ty 
fea tures and character is t ics  remain  common to 
most  p laces.    Form-based codes a l low for  th is 
t rad i t ion  of  reg iona l  communi ty  pa t te rns and 
bu i ld ing typo log ies  to  be formal ly  s t r uctured 
wi th in  a  spec i f ica l ly  des ignated f ramework,  or 
regu la t ing p lan,  based upon loca l  pre ferences and 
precedent .    The i l lus t ra t ive  form-based code tha t 
fo l lows is  a  graph ic  representa t ion of  such a  code, 
and i t  dep ic ts  the  var ious a l lowable  bu i ld ing types 
and the i r  respect ive  p lacement  on the  lo t ,  w i th in 
an overa l l  u rban regu la t ing p lan,  as  descr ibed 
above.  

Arch i tec tura l  s ty les ,  though typ ica l ly  a  d iscree t 
component  in  form-based codes,  a re  a lso 
addressed in  th is  document ,  insomuch as they 
per ta in  to  bu i ld ing form and mass ing,  in  add i t ion  to 
in forming spec i f ic  bu i ld ing deta i ls  and mater ia ls , 
par t icu la r ly  wi th  regard to  c l imat ica l ly-dr iven 
forms.

A 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

3 . 4P L A C E M A K I N G  P R I N C I P L E S

In suburbia ,  the car dominates
A typ ica l  s ing le-use ne ighborhood re ta i l  out le t  in  a  car-or iented phys ica l  set t ing.   The park ing lo t 
out  in  f ront  o f  the  s tore  te l ls  i t  a l l .   No one ever  wa lks  here .

In traditional neighborhoods,  the car is accommodated,  but not at the expense of 
the pedestrian
Park ing is  in  the rear,  the  pedest r ian  is  prov ided for  wi th  s idewalks  and s t reet  t rees,  and the 
re ta i l  bu i ld ings conta in  o ther  uses,  add ing to  i ts  in terest  and v i ta l i t y.   You can dr ive  here ,  but 
you can a lso walk  or  b icyc le  to  your  da i l y  needs.
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FIVE MINUTE WALK DIAGRAM
Histor ica l l y,  ne ighborhoods have been deve loped around the f i ve  minute  wa lk ing rad ius (about  1/4 mi le) .   In  a  good mixed-use 
ne ighborhood a l l  o f  a  person’s  da i l y  needs are  wi th in  a  f i ve  minute  wa lk  f rom home,  which happens to  be the d is tance that  an 
average person wi l l  wa lk  to  fu l f i l l  those needs.

FIVE MINUTE WALK DIAGRAM
The center  o f  the  ne ighborhood is  the most  dense and most  act ive .   Dens i ty  gradua l ly  decreases toward the edge and a  great 
d ivers i ty  o f  hous ing and bu i ld ing types are  found wi th in  th is  f i ve  minute  wa lk ,  a l lowing people  o f  d iverse income leve ls  and 
s tages of  l i fe  to  l i ve  comfor tab ly  in  c lose prox imi ty  to  one another.

P L A C E M A K I N G  P R I N C I P L E S 3 . 4



C H A R R E T T E  M E T H O D  1 . 4
1.4.1 INTRODUCTION -  REACHING A CONSENSUS
1.4.2 EARLY DESIGN CONCEPTS

ENTERING SURFSIDE AT 96TH STREET AND HARDING AVENUE
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The char re t te  is  a  method of  p lann ing which the 
team members have adopted and u t i l i ze  in  the i r 
des ign and p lann ing pract ices,  which act ive ly 
encourages and fac i l i ta tes  pub l ic  par t ic ipa t ion.  
The te rm is  der ived f rom the French te rm for  “ l i t t l e 
car t”  and re fers  to  the  f ina l  in tense work  e f for t 
expended by arch i tec ts  to  meet  a  pro jec t  dead l ine : 
a t  the  Eco le  de Beaux Ar ts  in  Par is  dur ing the  19th 
centur y,  proctors  c i rcu la ted wi th  l i t t l e  car ts  to 
co l lec t  f ina l  d rawings,  and s tudents  would  jump 
on the  “char re t te”  to  cont inue put t ing  f in ish ing 
touches on the i r  p resenta t ions as the  dead l ine 
approached,  hence the  te rm “on char re t te .”  

The char re t te ,  as  a  des ign process,  prov ides an 
i te ra t ive  for um for  express ing and eva lua t ing 
concepts  and ideas,  and of fers  the un ique advantage 
of  g iv ing immedia te  feedback to  the  des igners 
whi le  ensur ing mutua l  au thorsh ip  o f  the  p lan by 
a l l  those who par t ic ipa te .    Dur ing these in tens ive 
sess ions,  many goa ls  are  accompl ished:

a l l  those in terested in  the pro ject  deve lop 
a  vested in terest  in  both  the des ign and the 
suppor t  o f  i ts  v is ion; 
mul t ip le  d isc ip l ines are  ab le  to  work  in  a 
compl imentar y  versus compet i t i ve   fash ion to 
produce a  set  o f  comprehens ive  documents 
that  address a l l  aspects  o f  the  v is ion; 

1.

2.

th is  co l lect ive  f ramework  s t ructures the input 
o f  a l l  the  par t ic ipants  in  a  more focused way 
that  e l iminates the tendency toward pro longed 
d iscuss ions,  which typ ica l l y  lengthen the 
process for  convent iona l ly  p lanned pro jects ; 
and 
a  bet ter  end-product  is  produced more 
e f f ic ient ly  and more cost  e f fect ive ly  because 
of  th is  i te ra t ive  and co l laborat ive  process.

A pr imar y  fea ture  o f  the  char re t te  is  tha t  i t 
is  spec i f ica l ly  organ ized to  encourage the 
par t ic ipa t ion of  ever yone wi th  a  s take in  the 
pro jec t ,  whether  they represent  the  in te res ts  o f 
the  c l ien t ,  the  regu la tors ,  the  e lec ted of f ic ia ls ,  the 
immedia te  ne ighbors ,  or  the  genera l  pub l ic .   Base 
pro jec t  da ta ,  pre l iminar y  deve lopment  programs, 
and bu i ld ing/zon ing regu la t ions are  a l l  co l lec ted 
and rev iewed.    A  s t ra tegy is  dev ised to  inc lude 
a l l  the  regu la tor y  agenc ies ,  e lec ted of f ic ia ls , 
and the  communi ty ’s  c i t i zens in to  the  char re t te 
process.   The char re t te  i tse l f  is  usua l ly  he ld  on or 
near  the  pro jec t  s i te ,  wi th  a  temporar y  s tud io  se t 
up to  approx imate  a  fu l l  work ing of f ice ,  comple te 
wi th  dra f t ing  equ ipment ,  computers ,  cop iers , 
pr in te rs ,  faxes,  phones,  e tc . ,  in  which a  team 
of  des igners  and exper t  consu l tan ts ,  inc lud ing 
arch i tec ts ,  p lanners ,  eng ineers ,  env i ronmenta l 
consu l tan ts ,  CAD des igners ,  pub l ic  o f f ic ia ls ,  and 
in te res ted c i t i zens wi l l  assemble  and work  for 
the  approx imate ly  one week length  o f  the  typ ica l 
char re t te . 

3.

4.

R E A C H I N G  A 
C O N S E N S U S

4 . 1 C H A R R E T T E  M E T H O D
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The char re t te  o f ten  opens on the  f i rs t  even ing wi th 
an in t roductor y  lec ture  on the  pr inc ip les  o f  urban 
des ign and susta inab le  communi t ies ,  fo l lowed 
immedia te ly  by a  c i t i zen’s  des ign workshop.    The 
nex t  morn ing,  the  char re t te  s tar ts  in  earnest  wi th 
formal  and in formal  meet ings wi th  var ious agenc ies 
and in te res t  groups,  on a  var ie ty  o f  spec i f ic  top ics , 
whi le  des ign proceeds apace.    Throughout  the 
char re t te ,  separa te  tasks and min i -pro jec ts  are 
under taken ind iv idua l ly  or  in  smal l  g roups,  whi le 
a t  o ther  t imes,  la rger  caucuses or  s imul taneous 
meet ings may occur.

Per iod ica l ly,  in te r im br ie f ings or  presenta t ions 
(p in-ups)  are  he ld ,  in  which both  the  team and the 
communi ty  rev iew the  progress to  date ,  and of fe r 
input  and feedback,  as  we l l  as  in te rna l  c r i t iques 
of  the  spec i f ic  proposa ls  and/or  reso lu t ion of  the 
var ious issues and concerns under  cons idera t ion.  
Dur ing the  char re t te ,  a  number  o f  comprehens ive 
documents  are  typ ica l ly  produced,  inc lud ing 
sketches,  rendered p lans,  and perspect ives,  as 
we l l  as  var ious s tud ies  and obser vat ions (see 
fo l lowing pages) .   A t  the  end of  the  char re t te  week, 
the  team presents  the i r  u rban des ign concepts  and 
deta i l  reso lu t ions to  the  pub l ic  in  a  formal  pub l ic 
presenta t ion,  rev is i t ing  the  process and the  i te ra t ive 
exp lora t ions tha t  led  to  the  f ina l  des ign proposa ls , 
overa l l  f ind ings and spec i f ic  recommendat ions 
represented in  the  f ina l  p resenta t ion.

The rea l  va lue  of  the  char re t te  process is  tha t  the 
f in ished product  which emerges is  a  t r ue  consensus 
representa t ion of  the  communi ty ’s  v is ion,  i ts 
goa ls  and ob ject ives,  deve loped and ar t icu la ted 
in  a  cred ib le  and comprehens ive  package,  tha t  is 
eas i ly  conveyed and unders tood,  in  a  way tha t  both 
ensures communi ty  suppor t ,  and fac i l i ta tes  both 
regu la tor y  approva l  and e f f ic ien t  implementa t ion.

In  the  case of  Sur fs ide ’s  char re t te ,  a l l  o f  the  c i t i zen 
par t ic ipa tor y  events  were  we l l  a t tended,  which 
usua l ly  means tha t  the  concepts  deve loped and 
presented were  we l l -ve t ted,  and representa t ive  o f 
the  des i res  and ob ject ives of  the  communi ty  as  a 
whole .

 C H A R R E T T E  M E T H O D
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4 . 2

The single most significant attribute of the charrette process 
is its ability to both propose, and credibly evaluate, a broad 
spectrum of conceptual ideas through an efficient, publicly-
vetted process.  The end result is a final design proposal or 
recommendation that is both technically feasible and publicly 
supported.

E a r l y  D e s i g n  C o n c e p t s

 C H A R R E T T E  M E T H O D

The charre t te  process engages communi ty  members in  a 
rea l - t ime i te ra t ive  des ign process that  a l lows key  issues to 
be conceptua l ly  exp lored qu ick ly  and e f f ic ient ly  wi th  d i rect 

communi ty  input .

The key means by which this is accomplished lies, not only 
in the ability to clearly articulate the salient points relating 
to any particular issue, but to quickly respond with credible 
concepts and ideas, both verbally and graphically, effectively 
conveyed those ideas such that they are easily synthesized 
and understood by all of the relevant parties, such that a 
consensus resolution is quickly established.  A few key issues 
and concepts that were addressed during this charrette are 
outlined in the next few pages: 
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conceptual design for RETURNING A1A HARDING/
COLLINS TO TWO-WAY TRAFFIC
The idea to  rever t  A1A to  two-way t ra f f ic  on Col l ins  Avenue 
comes f rom the des i re  to  create  a  pedest r ian- f r iend ly 
downtown in  which loca l  bus inesses can thr ive ,  where 
pedest r ian  access to  the beach can be made safer  and 
dramat ica l l y  more p leasant .  A t  the  same t ime,  greater 
e f f ic iency can be brought  to  the ro le  o f  A1A wi th in  the 
reg iona l  t ranspor ta t ion thoroughfare  network .  

One of the most important ideas to be put on the table right up 
front in the discussion of strategies for improving the quality of 
life in Surfside, was the question of A1A’s present configuration 
and it’s impact on both the downtown commercial core, as 
well as the spill-over effects the corridor has had on adjoining 
neighborhood streets and overall walkability.

Significant effort was expended on testing the idea of reverting 
Harding and Collins back to two-way operation, both from a 
practical viewpoint, as well as a political one.  Initial concept 
sketches and photomontage “make-over” images were used to 
communicate the validity of the idea to both the community as 
well as regulatory and elected officials, with favorable results 
on both fronts.

Although only a preliminary engineering analysis was 
undertaken, sufficient investigation was pursued to confirm the 
merits of the idea, and no specific impediments were identified 
that would absolutely disqualify the concept.

E a r l y  D e s i g n  C o n c e p t s  -
Tr a f f i c  R e l a t e d  I s s u e s

 C H A R R E T T E  M E T H O D

Early sketches outline preliminary 
concepts for reverting A1A and 
harding to two-way traffic
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early design Concepts for east/west streets
East /West  s t reets  are  ver y  impor tant  to  fac i l i ta t ing 
conven ient  and d i rect  res ident  access to  the beach.  
Res idents  want  a  sa fer  and more p leasant  wa lk ing 
env i ronment  on ne ighborhood s t reets ,  t rans la t ing in to  a 
des i re  for  s idewalks  and s t reet  t rees,  wherever  poss ib le 
and appropr ia te .

 C H A R R E T T E  M E T H O D
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early design concepts for north/south streets
Nor th/South res ident ia l  s t reets  rece ived a  good share  o f 
communi ty  d iscuss ion,  g iven the impact  o f  “cut- through” 
t ra f f ic  and h igh t ra f f ic  speeds through the ne ighborhoods 
in  the Nor th/South d i rect ion.   D iscuss ion centered around 
ca lming t ra f f ic  and creat ing a  more p leasant  env i ronment 
for  pedest r ians and cyc l is ts . 

4 . 2 C H A R R E T T E  M E T H O D
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Early conceptual sketches explore opportunities for introducing new public realm within the mixed-use 
Town Center district

Conceptual ideas for downtown commercial and tourism 
focused on improving the public realm to enhance 
competitiveness, and exploring innovative means of mitigating  
lower tax revenue due to condo conversions.

Ideas for improving the public realm centered on more 
pedestrian-friendly thoroughfare design, including the previously 
mentioned reversion of Harding to two-way traffic and other 
streetscape enhancements, and the strategic introduction of 
small parks and plazas throughout the downtown area.

Several innovative ideas were introduced to replace the lost 
bed tax, the most credible and attractive being the idea of a 
“horizontal hotel” -- a comprehensively marketed and operated 
network of new residential units incorporated into the new 
mixed-use downtown commercial buildings encouraged by 
the proposed form-based code.

E a r l y  D e s i g n  C o n c e p t s  -
D o w n t o w n  C o m m e r c i a l  &  To u r i s m

 C H A R R E T T E  M E T H O D



 1 .

26

Early concept drawing of potential new civic center
I t  i s  recommended that  the  ex is t ing Communi ty  Center  and Town Ha l l  be 
urban is t ica l l y  reconst i tu ted as  a  s ing le ,  comprehens ive  c iv ic  center.

4 . 2

E a s i l y  t h e  s i n g l e  m o s t  s e n s i t i v e  a n d  c l o s e l y 
s c r u t i n i z e d  p a r t  o f  t h e  e n t i r e  c h a r r e t t e 
e f f o r t ,  t h e  c o n c e p t u a l  e x p l o r a t i o n s  r e l a t i n g 
t o  C o m m u n i t y  C e n t e r  e n c o m p a s s e d  a l l  o f 
S u r f s i d e ’ s  g o a l s  a n d  o b j e c t i v e s  i n t o  a  s i n g l e 
e n t i t y,  w h i c h  s e e k s  t o  b e  b o t h  t h e  s p i r i t u a l 
h e a r t  o f  t h e  c o m m u n i t y,  a s  w e l l  a s  t h e 
f u n c t i o n a l  e m b o d i m e n t  o f  a l l  t h a t  S u r f s i d e 
a s p i r e s  t o ,  a s  a  c o m m u n i t y.

S p e c i f i c  i s s u e s  f o r  c o n s i d e r a t i o n  w e r e 
n u m e r o u s  a n d  k e e n l y  p u r s u e d .    W h i l e  t h e r e 
w a s  s o m e  d i v e r s i t y  o f  o p i n i o n  r e g a r d i n g  t h e 
i n c l u s i o n  a n d  l o c a t i o n  o f  s e v e r a l  p r o p o s e d 
p r o g r a m m a t i c  f u n c t i o n s ,  t h e  c o n c e p t  o f 
c r e a t i n g  a  s i n g l e  c o m p r e h e n s i v e  c o m m u n i t y 
c o m p l e x  w a s  h e a v i l y  e n d o r s e d .

T h e  e a r l i e s t  c o n c e p t u a l  s k e t c h e s  i l l u s t r a t e d 
a  u n i f i e d  c i v i c  c o m p l e x ,  t i e d  t o g e t h e r 
p r o g r a m m a t i c a l l y  a n d  u r b a n i s t i c a l l y,  i n t o  o n e 
c o n v e n i e n t  a n d  w a l k a b l e  c o l l e c t i o n  o f  b o t h 
c i v i c  a n d  r e c r e a t i o n  f u n c t i o n s ,  d r a m a t i c a l l y 
l i n k e d  t o  t h e  b e a c h  t h r o u g h  a n  i c o n i c  b e a c h -
f r o n t  g a t e w a y  s t r u c t u r e .

E a r l y  D e s i g n  C o n c e p t s  -
C o m m u n i t y  C e n t e r

 C H A R R E T T E  M E T H O D
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Schematic design for community center
An ear ly  scheme for  the  Communi ty  Center  was des igned 
around a  p laza  which created a  formal  open space and a 
v isua l  connect ion to  the beach.

4 . 2 C H A R R E T T E  M E T H O D
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TOP: Two options for developing the South end of the Tot Lot, one incorpo-
rating public facilities in a more formalized design, and one not.

RIGHT: Early design ideas for Veterans Park, looking at the idea of using 
architecture to create a new entry feature for Surfside, as seen when enter-

ing the Town from the South.

FAR RIGHT:  Schematic sketch for giving the Tot Lot a more civic presence 
with a more formal entry and public plaza taking advantage of the termi-

nated vista from the North.

Neighborhood parks and recreational areas play an important 
role in building community by providing pleasant and convenient 
places for neighborly interaction.  Ideally, neighborhood parks 
should be evenly dispersed throughout the neighborhood 
fabric, such that every residence within the community has 
safe, pedestrian-friendly access to a park, within short walking 
distance.

4 . 2

E a r l y  D e s i g n  C o n c e p t s  -
Pa r k s  A n d  R e c r e a t i o n

 C H A R R E T T E  M E T H O D

Furthermore, a well connected network of parks and 
recreational amenities can provide a range of programmed 
and unprogrammed activities and events, which can add 
significantly to the quality of life in any community.   The 
challenge in Surfside was in identifying and improving latent 
opportunities already imbedded in the community.   Specific 
concepts explored included the redevelopment of existing 
under utilized town properties, repositioning/enhancement 
of existing facilities, and streetscape improvements to more 
effectively access and connect various recreational venues.
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5

E X E C U T I V E  S U M M A R Y
TRAFFIC -RELATED ISSUES

DOWNTOWN COMMERCIAL & TOURISM

COMMUNITY FACIL IT IES & CIV IC 
AMENIT IES

PARKS & RECREATION

ARCHITECTURE & FORM-BASED CODES

LANDSCAPE REGULATIONS

IMPLEMENTATION STRATEGY/NEXT 
STEPS

•

•

•

•

•

•

•

K E Y  I S S U E S

The November  2006 Sur fs ide  Pub l ic  Char re t te 
process resu l ted in  a  number  o f  c lear  mandates 
for  mov ing the  town for ward in  a  coherent  and 
wel l -s t r uctured f ramework.    Key concerns and 
spec i f ic  recommendat ions focused on a  few 
cr i t ica l  a reas,  l i s ted a t  the  r igh t  s ide  o f  th is  page, 
and the  recommendat ions of fe red re f lec ted both 
the  c lear ly  a r t icu la ted in te res ts  o f  the  communi ty, 
as  we l l  as  the  co l lec t ive  exper ience and exper t ise 
o f  the  consu l tan t  team.

Spec i f ic  recommendat ions for  the  key sub ject 
a reas are  as  fo l lows:

Traf f ic
Implement  incrementa l  t ra f f ic  ca lming in i t ia t ive , 
a imed a t  reduc ing immedia te  impacts  and 
document ing a  cred ib le  bas is  for  add i t iona l 
ac t ions,  as  war ranted.

Pursue ob ject ive  o f  rever t ing  the  one-way pa i r  o f 
Hard ing and Co l l ins  Avenues to  the i r  h is tor ic  two-
way f low,  and ins t i tu te  road d ie t  s t ra teg ies  and 
o ther  thoroughfare  improvement  programs.

Implement  a  comprehens ive  communi ty-wide 
s t ree tscape improvement  program to  crea te  safer,  
more  a t t rac t ive  s t ree ts  tha t  promote  walk ing and  
enhance the  va lue  and l i vab i l i ty  o f  Sur fs ide .

The Execut ive  Summar y is  de l ibera te ly  located 
here ,  a t  the  end of  the  charre t te  process and 
conceptua l  des ign sect ions of  th is  document ,  to 
focus on the spec i f ic  recommendat ions that  came 
out  o f  the  publ ic-par t ic ipator y  master  p lann ing 
and v is ion ing event  which took p lace in  Sur fs ide, 
in  November,  2006,  and which fo l lows.

Nonethe less,  i t  is  impor tant  to  reemphas ize  that , 
even though a  great  dea l  o f  the  mater ia l  in  th is 
document  went  through substant ia l  add i t iona l  
scrut iny  and re f inement ,  post-charre t te ,  based 
upon the co l lect ive  exper t ise  o f  the  consu l tant 
team,  and subsequent  fo l low-on cons idera t ion 
regard ing the pract ica l  mer i ts  o f  the  proposa ls 
conta ined here in ,  a l l  o f  the  work  in  th is  document 
was in formed,  both  in i t ia l l y,  and cont inuous ly, 
by  the ongoing input  o f  the  communi ty  and i ts 
representa t ives.

Downtown Commercia l  and Tour ism Distr ic t
Ins t i tu te  major  s t ree tscape improvement  program 
based upon proposed reconf igura t ion  of  Hard ing 
Avenue to  two lane,  two way t ra f f ic  f low.
Implement  comprehens ive  park ing management 
program.

Fund and bu i ld  new park ing decks to  suppor t  and 
encourage in f i l l  and redeve lopment  o f  new mixed-
use pro jec ts .

Create  new mixed-use zon ing incent ives to  enab le 
and encourage the  crea t ion of  new outdoor  parks 
and p lazas in  the  downtown core  and es tab l ish  a 
grea ter  “sense of  p lace.”

Implement  new zon ing too ls  to  encourage and 
incent iv ise  new mixed-use deve lopment  in  the 
downtown core ,  tha t  respects  the  ex is t ing character 
and sca le  o f  the  communi ty,  whi le  improv ing the 
town’s  tax  base and f inanc ia l  v iab i l i ty.

Parks and Recreat ion
Create  a  pedest r ian  and b icyc le  ne twork  tha t 
l inks  the  Town’s  parks,  recreat iona l  and natura l 
ameni t ies  in to  an “emera ld  neck lace.”

Create  safer  p lay  env i ronments  for  Sur fs ide ’s 
fami l ies .

Improve/enhance ex is t ing parks  and under-u t i l i zed 
pub l ic  proper t ies  to  dramat ica l ly  increase the 
number  and qua l i ty  o f  parks  and open space wi th in 
the  communi ty.

Deve lop an e f fec t ive  s t ra tegy for  conso l ida t ing 
and re locat ing ex is t ing recreat iona l  fac i l i t i es  to 
improve access and conven ience for  the  major i ty 
o f  Sur fs ide ’s  res idents .

Archi tecture and Form-Based Codes
Deve lop and implement  Form-Based Codes 
and Regu la t ions tha t  wi l l  p ro tect  and enhance 
Sur fs ide ’s  un ique character  and charm,  whi le 
prov id ing reasonab le  pred ic tab i l i ty  for  investors 
and homeowners  a l ike .

Ident i f y  a rch i tec tura l  s ty les  tha t  a re  appropr ia te 
to  Sur fs ide  and which re f lec t  the  t rad i t ions of  the 
communi ty.

Landscape Regulat ions
Create  landscape regu la t ions tha t  promote 
appropr ia te  and susta inab le  p lan t  spec ies ,  na t ive 
or  acc l imat i zed to  the  area.

Ut i l i ze  new landscape code to  encourage a 
more coherent  and a t t rac t ive  appearance to  the 
communi ty.

P lant  shade t rees a long a l l  thoroughfares to 
improve the  pedest r ian  env i ronment  to  promote 
walkab i l i ty.

Consc ious ly  des ign landscape codes to  promote 
safe ty  and encourage ne ighbor l iness.
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1

I L LU S T R AT I V E  M A S T E R  P L A N

The Illustrative Master Plan for Surfside is intended to show 
the relative scale, location, and nature of proposed improve-
ments to the Town, in a simply rendered, easy to comprehend, 
illustrative format.  

In general, the plan indicates a clearly defined mixed-use com-
mercial area (the darkest color) centered toward the northern 
end of Harding, an area of higher-density residential building 
types (both low-rise and high rise) further south on Harding, 
and east of Collins (medium darkest color), and single family 
residential, primarily west of Harding (the lightest color).

Principal parks, plazas, and pocket/street end parks are clear-
ly indicated, as are the primary pedestrian zones within the 
downtown area.  The beach front and continuous beachwalk 
are also represented.

The plan reflects a refinement to, and confirmation of, the over-
all structure and character of the existing Town -- a compact 
walkable community in the best of the south Florida coastal 
town tradition.   In addition, specific recommendations regard-
ing form-based coding and architectural guidelines reflect the 
Town’s desire to largely retain it’s existing feel and character, 
limiting further density encroachment, west of Collins, and re-
specting the architectural heritage of Surfside, including both 
modern and traditional south Florida building styles.

See Appendix for larger-scale master plan.



T R A F F I C  R E L AT E D  I S S U E S  2 . 2
2.2.1 INTRODUCTION
2.2.2 ONE-WAY PAIRS 
2.2.3 INCREMENTAL TRAFFIC CALMING
2.2.4 SECONDARY STREETS

proposed improvements to harding avenue at 95th street
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T raffic       R elated     
I ssues   

2 . 1

General Principles
In general, the ideal configuration for streets and blocks at the 
neighborhood scale is that of a closely knit network, allowing 
for a variety of routes between origins and destinations, and 
diffusing traffic in such a way as to minimize its relative impact 
on any particular street or thoroughfare.  Simultaneously, this 
pedestrian-scale network permits easy, direct, and convenient 
access to neighborhood amenities and services.  In addition, 
a hierarchically-scaled regional street network, designed to 
accommodate multiple transportation modes, can be efficient 
and attractive.   Both local and regional streets should be 
designed to accommodate walking, bicycling and transit, 
in addition to automobiles and trucks. Without exception, 
thoroughfares should be designed for walking as a legitimate 
transportation function, as well as effectively articulate a well-
proportioned and elegantly defined “street room,” from an 
urban design perspective.

Observation
Surfside’s street and block network exhibit many of the 
classic characteristic attributes of a compact and walkable 
neighborhood. However, changes in the larger regional context 
around Surfside have allowed traffic to overwhelm Surfside’s 
local street network, relative to what it was originally designed 
to accommodate and how it was anticipated to function. The 
result has been a substantial degradation of the quality of life 
for the residents of Surfside’s neighborhoods.

The current A1A one-way pair is inefficient as a regional 
thoroughfare and does a poor job handling local traffic 
effectively, frustrating commuters and residents alike, causing 
some commuters to use local neighborhood streets as an 
alternative.  Mixing local traffic on the one-way pair disrupts 
regional traffic flow with unnecessary left turns, trying to 
access the businesses on Harding Avenue, and residents 
entering and exiting Surfside neighborhoods.  This disruption 
is most pronounced on Harding Avenue as it has to handle both 
trip types.   Business patrons circling the block and parking 
interferes with regional trips and inhibits capacity on A1A.

Discussion
Changes in the nature of the traffic affecting Surfside’s residents 
and businesses fall into several distinct categories:   For the 
residential neighborhoods, the two most significant impacts 
are cut-through traffic and speeding.  The first; “cut-through” 
traffic, utilizes Surfside’s neighborhood street network as 
a de facto “by-pass” around nearby traffic-clogged arterial 
intersections.   This encourages the more regionally-oriented 
traffic to pass through Surfside’s neighborhoods on streets that 
were originally designed to carry only local traffic.  The second; 
the ambient speed at which both cut-through traffic and local 
traffic typically traverse the neighborhood, is often a factor of 
street design attributes, which might include unnecessarily 
wide travel lanes, and undefined -- and/or non-exist on-street 
parking areas.  And to a lesser extent, an additional concern is 
the use of neighborhood streets for beach parking, which can 
put an additional burden on the local streets.

COLLINS AVENUE
In  i ts  cur rent  conf igura t ion,  Co l l ins  Avenue 
presents  a  dangerous pedest r ian  env i ronment , 
as  there  is  no buf fer  between pedest r ians 
and speeding cars   on i ts  over ly-wide one-
way lanes.   A t  present  there  are  no good 
a l ternat ives for  pedest r ians as  Hard ing Avenue 
has the same issues.

Ex i t  on ly  res ident ia l  s t reets  des igned to  cur ta i l 
cut - through reg iona l  t ra f f ic  make access a 
cha l lenge for  res idents  as  wel l . 
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Many options and strategies were discussed and presented 
during the charrette to deal with these issues.   While some 
suggested “gating” the residential areas of Surfside, in an 
attempt to restrict “outside” traffic, other residents -- mostly 
those who lived on streets, or in areas of the community where 
cut-through traffic was less problematic -- voiced concerns 
about the effect gating might have on the community as a 
whole, in terms of access and convenience.   The potential 
negative impacts of community-wide gating that were raised in 
addition to less convenient access to local goods and services, 
was a possible increase of congestion on the larger arterial 
thoroughfares passing through the community (i.e., Harding 
and Collins).

Traffic speed within the neighborhood street network, regardless 
of the source, was also discussed at length.  Strategic solutions 
focused on street design elements such as carriage way (lane) 
width, and  provisions made (or lack thereof) for pedestrian and 
bicycle movements, as these components might impact both 
vehicle speed, and the perceived implications of that speed, 
from the pedestrian’s or bicyclist’s perspective in terms of the 
perception of safety.

With regard to the downtown commercial core, there were also 
two key concerns related to traffic.   First, the complications 
associated with the “one-way pair” configuration of A1A, 
comprised of two discreet right-of-ways (ROWs) of Collins 
Avenue and Harding Avenues.  These two streets create the 
equivalent of a six-lane (three lanes northbound, and three lanes 
southbound) arterial highway traversing the Town of Surfside, 
from North to South, and vice-versa.   This arrangement 
combines both local and regional traffic flows; travelers with 
quite different needs.   One-ways typically necessitate more 
turns, and greater trip lengths for both residents and visitors to 
reach specific destinations within the town center.

2 . 1

Surfside’s One-Way Streets

Another problem with one-ways is that they tend to “streamline” 
traffic flow, which -- though that might be considered a positive 
attribute from a regional perspective – it has a reverse (or 
negative) affect in terms of these two thoroughfare’s viability 
and appeal from a shopping and pedestrian point of view, by 
encouraging higher vehicular speeds.  This has the additional 
effect of making local access from both Collins and Harding 
more dangerous and difficult, and generating higher ambient 
noise levels for residents along those thoroughfares.

An additional issue includes cars and trucks parallel parking 
and double parking on this high volume one way street, creating 
a situation where drivers are making multiple lane changes and 
unexpected stops in the business district, and possibly not 
paying attention to pedestrians.

Discussion also focused on reducing both travel length and turn 
movements related to local trips, as well as reducing design 
speed to help facilitate pedestrian activity and on-street parking 
within the commercial precinct.  A further consideration was 
how these objectives could also help alleviate some of the 
larger dynamics generating traffic-related problems within the 
residential neighborhoods, as well.

Specific Recommendations
Residential Neighborhoods
Specific recommendations with regard to reducing the 
amount of through traffic within the neighborhoods, as well 
as the ambient speed of that traffic, follow later in this section.  
However, those two concerns represented a significant amount 
of the focus and attention given by the team to concerns 
raised by the community, reinforcing the perception that this 
issue remains one of primary importance to the residents of 
Surfside.

Please see section 2.1.3 Incremental Traffic Calming for 
specific incremental closure and gating recommendations.
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Commercial Areas
The commercial area of Surfside presents a different set of 
issues and concerns from the residential neighborhoods, with 
respect to traffic management, though some of the issues in 
each area may incidentally impact on the other, and though 
those impacts may manifest themselves in different ways.

Overall traffic recommendations for the commercial area include 
facilitating access and parking, reducing ambient traffic speed, 
enhancing pedestrian safety and the pedestrian experience, 
and reducing neighborhood cut-through traffic by addressing 
traffic choke points and congestion, and by reducing turn 
movements and travel distances associated with local trips.

Harding Avenue,  three lanes of one-way high speed traffic

Specific recommendations are as follows:
Revert the existing one-way pairs of A1A (Harding 
and Collins Avenues) back to their original two-way 
configuration, without any loss in the number of northbound 
and southbound lanes (see section 2.1.2 One-Way Pairs 
for description).
Reconfigure the 96th Street intersections at Harding, and 
at Collins, consistent with the reinstated two-way operation 
of Harding and Collins.  This facilitates southbound turn 
movements at Harding and 96th (one of the principle 
chokepoints).  Flow would improve west-bound on 
96th from Collins, eastbound at 96th and Harding and 
northbound turn movements at 96th and Collins (see 
diagrams).
Reconfigure intersections and retime traffic signals to 
facilitate smoothly regulated north bound and southbound 
traffic flows on both Harding and Collins.
Reconfigure intersections and retime traffic signals to 
facilitate east-west pedestrian and vehicular movements, 
reducing and/or eliminating extra travel distances and turn 
movements associated with local trips.
Optimize Harding Avenue’s pedestrian functionality and 
ambiance.
The new section would have no on-street parking in the 
commercial section of Collins and rationalize local access 
for enhanced flow, while providing improved pedestrian 
crossing points at key east-west intersections.
Create a consistent signage plan for the Town (including 
street signs, stop signs, parking, etc).  This could include 
the possibility of signs designed to represent the style of 
Surfside.

•

•

•

•

•

•

•

2 . 1
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Hal l  P lann ing & Eng ineer ing,  Inc .  (HPE) 
recogn izes a  fundamenta l  tens ion in  the  des ign 
of  Sur fs ide ’s  major  a r te r ia ls ,  be tween the  need 
to  move la rge vo lumes of  t ra f f ic  and the  des i re 
to  crea te  a  wa lkab le  env i ronment .  The des ign 
cha l lenge of  the  c i t i zen’s  p lann ing workshop and 
char re t te  is  to  ba lance th is  tens ion by address ing 
the  fo l lowing issues:

Vis ion for  and character  o f  Sur fs ide’s  urban 
des ign
Tra f f ic  capac i ty  issues a t  96th  St reet 
in tersect ions wi th  Col l ins  and Hard ing 
Avenues
Response to  des ign v is ion,  capac i ty  issues 
and pedest r ian  safe ty  needs – one-way s t reet 
convers ions
Ef fect  o f  one-way convers ion to  two-way 
operat ion

Vis ion for  and Character  of  Sur fs ide Urban 
Design
Much of  Amer ica ’s  suburban land deve lopment 
pa t te rn  resu l ts  f rom st ree t  and h ighway networks 
d ic ta t ing  i ts  s t r ucture .  H ighways des ignated as 
ar te r ia ls  change l i t t l e  as  they approach deve loped 
areas.  Genera l ly  speeds drop f rom 55 mph to 
45/35 mph,  but  on-s t ree t  park ing is  usua l ly  not 
a l lowed in  emerg ing areas and is  o f ten  removed 
f rom o lder  a reas.  Ar te r ia l  s t ree t  des igns,  by 
def in i t ion ,  tend to  exc lude in te rsect ions wi th 
s ide  s t ree ts  o f  l imi ted vo lume,  lead ing to  longer 
b lock s ize  (600 to  1 ,000 fee t  and h igher)  and 

•

•

•

•

higher  speeds 45 mph or  more,  both  o f  which 
cause d i f f icu l ty  for  pedest r ians.  The ar te r ia l 
des ign concept  emerged f rom a r ura l  her i tage and 
rare ly  ser ves urban peak t rave l  demand wel l  due 
to  exc lus ive  re l iance on the  s ing le  fac i l i ty  ser v ing 
a  s ing le  mode – the  motor  veh ic le . 

Sur fs ide ’s  ar te r ia ls  a re  des igned for  lower  speeds 
of  30 mph.   The actua l  average speed is  o f ten  much 
lower  due to  congested peak per iods a t  cer ta in 
in te rsect ions,  but  speed is  much h igher  in  spots , 
typ ica l ly  south  o f  the  bus iness d is t r ic t ,  due to 
long b locks (over  600 fee t ) ,  a  wide thoroughfare , 
the  three- lane one-way s t ree t ,  and few t ra f f ic 
l igh ts .    Th is  s i tua t ion,  in  add i t ion  to  the  3  lanes 
wi thout  a  center  res t ing is land,  makes pedest r ian 
cross ings more d i f f icu l t  and dangerous in  most 
p laces.    A lso,  to  fac i l i ta te  t ra f f ic  f low on Hard ing 
and Co l l ins  a t  96th  s t ree t ,  some crosswalks have 
been removed a l together.

To ach ieve urban p laces tha t  encourage (and thr ive 
wi th)  pedest r ians,  b icyc les ,  and t rans i t  veh ic les  as 
par t  o f  the  mobi l i ty  mix ,  the  pat te rns of  proposed 
deve lopment  must  be  spec i f ied  f i rs t ,  dur ing  a 
communi ty  p lann ing e f for t .  Then,  t ranspor ta t ion 
p lans for  ba lanced mobi l i ty  can be cra f ted wi th 
wa lkab i l i ty  cons idered f i rs t  and veh ic le  mobi l i ty 
second.  Th is  is  not  to  imply  tha t  motor  veh ic le 
mobi l i ty  wi l l  be  dramat ica l ly  reduced,  but  tha t 
pedest r ians exposed to  the  open env i ronment  are 
more vu lnerab le  than when they are  dr ivers ,  and 

O n e - Wa y  Pa i r s

In  i ts  cur rent  conf igura t ion,  Co l l ins  Avenue more resembles an a i rpor t  runway than a  v i ta l  pedest r ian- f r iend ly  thoroughfare .

“The City  of  Miami Beach,  south of  Surfs ide,  has 
for  some t ime planned a reversion of  A1A to two-

way operat ion,  the major object ive  being to  enhance 
the pedestr ian environment  and encourage managed 

traff ic  f low,  wi thout  excessive speed,  as  part  of  a 
comprehensive effort  to  improve walkabi l i ty.  This 
ini t iat ive  is  total ly  consis tent  wi th Surfside’s  own 
goals  and object ives  wi th regard to  this  issue,  and 

taken col lect ively,  represents  a  compell ing argument 
for  implementat ion.”

Rick Hal l
 Surfs ide Transportat ion Consul tant
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so lu t ions for  the i r  comfor t  a re  more complex . 
Of ten,  grea ter  wa lkab i l i ty  y ie lds  on ly  smal l 
reduct ions in  veh ic le  capac i ty,  even though 
veh ic le  speeds are  lower.  Genera l ly,  more  two 
lane s t ree ts  per  square  mi le  resu l t  f rom a more 
open network  and dr ivers  can avo id  the  degree 
of  peak hour  congest ion tha t  occurs  when a 
l imi ted number  o f  la rge s t ree ts  break down. 

96th  St ree t  is  a  two-way east /west  a r te r ia l ;  w i th 
two 11’  wide lanes in  each d i rec t ion  (southern 
eastbound lane te rminates  a t  Hard ing Avenue) . 
Average east  and westbound speeds range f rom 
11 mph to  23 mph west  o f  Hard ing Avenue, 
where  speeds drop to  2-5 mph.  Hard ing Avenue 
is  a  one-way southbound ar te r ia l ,  w i th  th ree 
lanes of  11’  each.  Average speeds on Hard ing 
Avenue range f rom 9-19 mph.  Co l l ins  Avenue 
(A1A) is  a  one-way nor thbound ar te r ia l ,  w i th 
th ree  lanes of  11’  each.  Average speeds range 
f rom 10-27 mph.  

(Though these are  average speeds,  and inc lude 
peak t ime congest ion,  and typ ica l  maneuver ing 
act ions (actua l  veh icu lar  speeds would  be 
h igher)  these averages suggest  that  redes ign ing 
Sur fs ide’s  s t reet  network  for  both  h igher 
e f f ic iency and walkab i l i t y,  may actua l l y  resu l t 
in  a  greater  leve l  o f  through-capac i ty  than that 
cur rent ly  be ing rea l i zed. )

Land use deve lopment  a long Hard ing and Co l l ins 
Avenues cons is ts  o f  mul t i fami ly  res ident ia l , 
munic ipa l  and commerc ia l / tour is t ,  a l l  o f  which 
benef i t  g rea t ly  f rom a hea l thy  pedest r ian 
env i ronment .  
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Peak Hour Traffic Queuing at 96th Street and Harding Avenue

96th Avenue entering Surfside
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Traf f ic  vo lumes a long Sur fs ide ’s  major  a r te r ia ls 
a re  h igh,  but  t ra f f ic  f lows dur ing the  roadway’s 
peak per iods.  Peak hour,  peak d i rec t iona l  vo lumes 
a long 96th  St ree t  approach 1,000 veh ic les  in  some 
sect ions wi th in  the  roadway’s  des ign capac i ty  o f 
1 ,700.

Consequent ly,  Sur fs ide ’s  major  a r te r ia ls  have 
three  major  prob lems:

They ser ve double  duty  as  both  a  through-
moving ar ter ia l  for  reg iona l  t ra f f ic  and a 
loca l ly-c i rcu la t ing s t reet
They encourage on ly  one t rave l  mode by 
d iscourag ing walk ing,  cyc l ing,  and t rans i t
They have a  h igh vo lume of  t ra f f ic ,  w i th  o f ten 
congested condi t ions.  

The urban des ign v is ion for  Sur fs ide ,  as  descr ibed 
by the  communi ty  and re f ined by the  des ign team 
dur ing the  workshop and char re t te ,  is  a  more 
walkab le  env i ronment  prov id ing increased bus iness 
t ra f f ic  for  the  commerc ia l  d is t r ic t  and new c iv ic 
and recreat iona l  ameni t ies ,  a l l  wh i le  prov id ing 
improved t ra f f ic  and park ing opera t ions.  

Transpor ta t ion fac i l i t i es  and systems prov ide 
exce l len t  too ls  to  suppor t  the  fu ture  v is ion 
for  Sur fs ide ,  as  se t  by  the  communi ty.  As 
noted ear l ie r,  the  Sur fs ide  communi ty  des i res 
a  re turn  to  the  walkab le  c i ty  s t r ucture  and a 
p lace where  pedest r ians can l i ve ,  shop and f ind 
enter ta inment .  

1.

2.

3.

What  fac tors  cont r ibu te  to  an exce l len t  pedest r ian 
exper ience? Obser vat ions and des ign know-how 
suggest  the  fo l lowing pr ior i t i zed fea tures,  l i s ted 
in  reverse order.

10.  Narrower  St reets
9.  St reet  Trees
8.  Lower  Tra f f ic  Vo lumes
7.  S idewalks
6.  In terconnected St reets
5.  On-st reet  Park ing
4.  Lower  Tra f f ic  Speeds
3.  Mixed Land Use
2.  Bu i ld ings Front ing the St reet
1.  Smal l  B lock S ize

These parameters  have proven themselves in 
the  f ie ld .  When a  major i ty  o f  these are  combined 
in  one locat ion,  pedest r ians are  rout ine ly  seen. 
Sur fs ide ’s  wa lkab le  s t ree ts  are  no except ion to 
th is  exper ience.

Traf f ic  Capaci ty  Issues at  96th Street
Cur rent ly,  congest ion is  encountered dur ing 
peak t rave l  per iods a t  the  in te rsect ions of  96th 
St ree t  and Co l l ins  Avenue and a t  96th  St ree t  and 
Hard ing Avenue.  Both  in te rsect ions exper ience 
queu ing t imes par t icu la r ly  dur ing the  appropr ia te 
peak r ush hour.

The wors t  cond i t ions occur  eastbound on 96th 
St ree t .  The above d iagram i l lus t ra tes  t ra f f ic 
queu ing t imes a t  the  in te rsect ion  of  96th  St ree t 
and Hard ing Avenue.  The is land conf igura t ion 
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Harding Avenue and 91st Street southbound
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makes these leve ls  o f  de lay  inev i tab le .  More 
cons idera t ion shou ld  be g iven to  the  o f f  peak 
hours  when speeds r ise  to  impact  pedest r ian 
comfor t .

One-way Street  Convers ions
HPE recommends conver t ing Sur fs ide ’s  one-
way pa i r  (Co l l ins  and Hard ing Avenues)  to 
two-way opera t ion.  As s ta ted above,  managed 
motor  veh ic le  speeds are  essent ia l  to  pedest r ian 
comfor t  and safe ty.  H is tor ica l ly,  two-way s t ree ts 
have s lower  speeds than one-way s t ree ts  and 
prov ide  near ly  the  same amount  o f  t ra f f ic 
capac i ty,  whi le  prov id ing a  substant ia l ly  safer 
and more p leasant  pedest r ian  env i ronment .

One-way s t ree ts  have l imi ted opera t iona l  benef i ts 
over  two-way s t ree ts ,  sa fe ty  impl ica t ions,  and 
negat ive  impacts  on loca l  commerc ia l  bus iness.  
Opera t iona l ly,  one-way s t ree ts :

increase number  o f  le f t  turns,  increas ing 
circulation t ra f f ic
have increased veh ic le  mi les  t rave led (vmt)
car r y  20% more vmt
are  espec ia l l y  d i f f icu l t  for  v is i tor  t rave l
requ i re  t rans i t  s tops on two d i f fe rent 
s t reets .

From a safe ty  perspect ive ,  one-way s t ree ts :
produce up to  20% more turns
potent ia l l y  increase pedest r ian  crashes 
because of  h igher  number  o f  turns
y ie ld  h igher  o f f  peak speeds,  which lead to 
more ser ious in jur ies .

•

•
•
•
•

•
•

•

One-way s t ree ts  a lso have an undes i rab le  impact 
on commerc ia l  bus inesses,  as  they:

reduce bus iness access
make way f ind ing and rout ing more d i f f icu l t
prov ide l imi ted commerc ia l  exposure for 
corner  bus inesses on upst ream s ide.

Conver t ing Co l l ins  and Hard ing Avenues to  two-way 
s t ree ts  wi l l  no t  negat ive ly  impact  the  area ’s  t ra f f ic 
capac i ty,  but  wi l l  pos i t i ve ly  increase pedest r ian 
access to  the  commerc ia l  and c iv ic  d is t r ic t 
Sur fs ide  des i res .  I t  w i l l  a lso s ign i f icant ly  improve 
queu ing t imes a t  Sur fs ide ’s  major  in te rsect ions as 
more opt ions wi l l  d isperse t ra f f ic  more equa l ly.  

HPE proposes conver t ing Hard ing Avenue’s  three 
southbound lanes in to  one nor th  and southbound 
lane and inc lude on-s t ree t  para l le l  park ing in 
the  bus iness d is t r ic t ,  to  be t te r  accommodate 
pedest r ians and loca l  t ra f f ic .  

Co l l ins  Avenue shou ld  l i kewise be conver ted 
to  two-way opera t ions,  by  conver t ing i ts  th ree 
nor thbound lanes and wide shou lders  in to  two 
nor thbound and two southbound lanes,  wi th  no 
on-s t ree t  park ing,  to  be t te r  accommodate  reg iona l 
t ra f f ic  t rave l ing through the  area.

•
•
•
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The Ef fect  o f  One-Way Convers ion on Two-Way 
Operat ion
To ident i f y  the  e f fec t  o f  conver t ing Hard ing 
and Co l l ins  Avenues to  two-way opera t ions on 
Sur fs ide ,  an ar te r ia l  leve l  o f  ser v ice  (LOS)* 
ana lys is  was per formed u t i l i z ing  Synchro 6.0 
(Tra f f icware ,  Inc . )  sof tware ,  as  fo l lows:

Synchro Procedure
To determine ar te r ia l  leve l  o f  ser v ice ,  two 
Synchro r uns were  per formed for  Sur fs ide ’s 
major  a r te r ia ls  (96th  St ree t ,  Hard ing Avenue 
and Col l ins  Avenue) .   These r uns were  based on 
the  fo l lowing:

A “before” run u t i l i z ing current  veh ic le  t r ips 
and one-way operat ions;  and
An “af ter”  run u t i l i z ing two-way operat ions .

Synchro Resu l ts
Both r uns demonst ra ted tha t  max imum ser v ice 
vo lume a t  the  adopted leve l  o f  ser v ice  wi l l  no t  be 
exceeded by convers ion to  two way opera t ion.  

The 96th  St ree t ,  Hard ing Avenue and Col l ins 
Avenue adopted LOS are  “D”.  

The “a f te r ”  Synchro r uns for  96th  St ree t 
y ie lded an overa l l  PM peak hour  peak d i rec t ion 
eastbound ar te r ia l  leve l  o f  ser v ice  “D”,  which 
is  an improvement  f rom the “before”  scenar io 
y ie ld ing a  leve l  o f  ser v ice  “E” .  Overa l l  westbound 
leve l  o f  ser v ice  “D” remained the  same a long 
96th  St ree t .  On ly  a t  the  in te rsect ions wi th 
Hard ing Avenue and Col l ins  Avenues,  d id  the 
leve l  o f  ser v ice  remain  the  same (“F ”) .  However, 
overa l l  t rave l  speed increased s l igh t ly  and s igna l 
de lay  decreased substant ia l ly,  ind ica t ing  tha t 
movement  o f  t ra f f ic  has actua l ly  improved by 
the  two-way opera t ions,  desp i te  a  low leve l  o f 
ser v ice .  

•

•
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The “af te r ”  Synchro r uns for  Hard ing Avenue 
y ie lded a  new overa l l  PM peak hour  peak d i rec t ion 
nor thbound ar te r ia l  leve l  o f  ser v ice  “D”,  which is 
concur rent  wi th  adopted s tandards.  The Synchro 
r un y ie lded an overa l l  southbound leve l  o f  ser v ice 
“E” ,  s l igh t ly  lower  than the  adopted s tandards. 
Though th is  appears  to  present  an opera t iona l 
capac i ty  issue,  the  character  Sur fs ide  des i res  wi l l 
benef i t  f rom these changes,  a l l  w i thout  impact ing 
the  veh icu lar  motor is t  exper ience,  as  ar te r ia l 
speeds and s igna l  de lays are  near ly  the  same as 
those exper ienced now under  one-way opera t ions. 
The pedest r ian  benef i ts  fa r  outweigh the  s l igh t 
change in  veh icu lar  opera t ions.  

The “a f te r ”  Synchro r uns for  Co l l ins  Avenue 
y ie lded an overa l l  PM peak hour  peak d i rec t ion 
nor thbound ar te r ia l  leve l  o f  ser v ice  “C”,  which is 
cons is tent  wi th  the  “before”  scenar io ,  ind ica t ing 
no decrease in  opera t iona l  capac i ty  a f te r  the  one-
way convers ion.  The Synchro r un y ie lded a  new 
overa l l  southbound leve l  o f  ser v ice  “D”,  concur rent 
wi th  adopted s tandards.

*   Leve l  o f  Ser v ice  is  a  term used to  ind icate 
the re la t i ve  leve l  o f  funct iona l i ty  o f  any  g iven 
in tersect ion,  and as the le t ters  suggest ,  is  a  sor t 
o f  “repor t  card,”  which grades i ts  per formance in 
terms of  the  number  o f  l ight  cyc les  necessar y  to 
t rans i t  the  in tersect ion.  

As  such,  an A through C would  be cons idered 
a  good- to-acceptab le  leve l  o f  per formance, 
and a  D or  E ,  would  ind icate  a  sub-par  leve l  o f 
per formance,  and an F  would  ind icated a  fa i led 
in tersect ion.

Collins Avenue and 95th Street northbound
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Al lows Col l ins  to  become a  beaut i fu l 
and upsca le  bou levard  wi th  a  t ree  l ined 
landscaped median and turn  lanes,  more in 
sca le  wi th  the  mul t i -s tor y  bu i ld ings l in ing 
the  s t ree t .
A l lows Hard ing to  become a  beaut i fu l  t ree 
l ined s t ree t  tha t ’s  more in  sca le  wi th  the 
s ing le  fami ly  homes and town-homes l in ing 
the  s t ree t .
A l lows for  the  rep lacement  o f  c ross-walks 
tha t  were  removed a t  Hard ing & 96 and Col l ins 
& 96 mak ing i t  eas ie r  and safer  for  peop le 
to  cross the  s t ree t  to  ge t  to  the  bus iness 
d is t r ic t  and to  the  beach,  comple t ing our 
“Walk ing Bou levard”  around a l l  o f  Sur fs ide .
A l lows for  nor th /south  b ike  lanes a long 
Hard ing lead ing to  the  bus iness d is t r ic t . 
Two-way s t ree ts  wi th  nar rower  lanes and 
midd le  is lands are  safer  for  pedest r ians to 
cross,  have fewer  red- l igh t  r unners  and have 
s lower  t ra f f ic .
Reduced of f -peak speeds leads to  less severe 
in jur ies  in  a  crash.
Reduced Veh ic le  Mi les  Trave led (VMT) 
reduces fue l  consumpt ion and g loba l 
warming,  and is  safer  for  dr ivers  and for 
pedest r ians wi th  fewer  crashes.
Reduced turns to  ge t  to  a  dest ina t ion  are 
safer  and more conven ient  for  dr ivers  and 
for  pedest r ians.
Reduct ion in  t ra f f ic  speed through the 
bus iness d is t r ic t  wi l l  improve ambiance and 
increase the  va lue  and usab i l i ty  o f  the  outdoor 

•

•

•

•

•

•

•

•

•
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areas for  bus inesses,  which wi l l  increase the 
Town’s  tax  base.
Increased e f f ic iency a t  the  Hard ing & 96th 
St ree t  In te rsect ion,  reduc ing t ra f f ic  congest ion 
a t  tha t  locat ion,  and increas ing v is i to r  t ra f f ic 
to  our  bus iness d is t r ic t ,  as  we l l  as  mak ing i t 
eas ie r  for  Sur fs iders  to  ge t  to  o ther  bus iness 
d is t r ic ts .
A more e f f ic ien t  in te rsect ion  a t  Hard ing & 
96th  reduces the  s t ress on Abbot t  Avenue 
and reduces the  need for  peop le  to  take 
a l te r nate  routes  down Abbot t  or  th rough the 
ne ighborhood.
A l lows for  more green space,  landscap ing and 
an ent r y  fea ture  a t  Hard ing & 96th ,  and o ther 
locat ions a long 96th  St ree t .
Prov ides a  more e f f ic ien t  and eas ier  route  for 
homeowners  to  t rave l  nor thbound,  wi thout 
hav ing to  go through mul t ip le  l igh ts ,  or  dr ive 
in  f ront  o f  homes where  pedest r ians may be 
walk ing and ch i ld ren may by p lay ing,  mak ing 
the  s t ree ts  safer.
Makes i t  eas ie r  for  peop le  to  tu rn  in to  the 
bu i ld ings a long Co l l ins  and to  ge t  to  the i r 
bu i ld ing wi thout  hav ing to  make add i t iona l 
tu rns or  wa i t  fo r  add i t iona l  t ra f f ic  s igna ls .
Increas ing the  walk /b ike  ab i l i ty  o f  Hard ing, 
and the  Beach Path ,  and by prov id ing mul t ip le 
connect ions between the  two a t  mul t ip le  s t ree t 
ends,  wi thout  reduc ing the  walk /b ike  ab i l i ty  o f 
Co l l ins ,  and ty ing the  ent i re  ne twork  in to  our 
loca l  wa lk /b ike  system,  as  we l l  as  the  reg iona l 
wa lk /b ike  system,  wi l l  benef i t  the  ent i re 

•

•

•

•

•

•

Benefi ts of Two-Way Pair Configuration 
Proposal  (Harding & Col l ins)

communi ty,  and the  env i ronment .
Wi l l  no t  have a  negat ive  impact  on cur rent 
t ra f f ic  f low and wi l l  on ly  have a  pos i t ive  impact 
on walk-ab i l i ty  and b icyc le  access.
Wi l l  pos i t i ve ly  increase pedest r ian  access to 
the  commerc ia l  and c iv ic  d is t r ic t .
I t  w i l l  s ign i f icant ly  improve queu ing t imes a t 
major  in te rsect ions and crea te  more opt ions to 
d isperse t ra f f ic  e f f ic ien t ly.
Wi l l  increase commerc ia l  exposure  for  nor th 
corner  bus inesses on Hard ing,  increas ing the 
va lue  of  those proper t ies .
Increase bus iness access and mak ing 
wayf ind ing and rout ing  eas ier  and more 
conven ient .
Makes i t  eas ie r  for  t ra f f ic  to  ge t  to  the  bus iness 
d is t r ic t .
Makes i t  easer  for  t ra f f ic  to  tu rn  around the 
c i rc le  to  search for  park ing,  ins tead of  hav ing 

•

•

•

•

•

•

•

to c i rc le  the  b lock,  or  go through mul t ip le  l igh ts 
and in to  Ba l  Harbour  to  make a  U- turn .
Para l le l  park ing a long Hard ing makes i t  sa fer 
for  d iners  and pedest r ians in  the  bus iness 
d is t r ic t .
Wi l l  make i t  eas ie r  and more conven ient  for 
southbound thr u  t ra f f ic  f rom Ba l  Harbour  and 
Bay Harbor  to  sk ip  the  congest ion,  para l le l 
park ing,  doub le  park ing,  de l iver y  t r ucks, 
passenger  drop-of f,  pub l ic  t ranspor ta t ion 
s tops,  and add i t iona l  c ross-walks of  the 
bus iness d is t r ic t ,  i f  so  des i red.
Wi l l  make loca l  t r ips ,  wa lk ing,  b ik ing,  and 
dr iv ing,  safer  and eas ier  for  our  ne ighbors 
f rom Ba l  Harbour  and Bay Harbor.
In tegra tes  per fec t ly  in to  a  s imi la r  proposa l 
be ing pushed for ward in  Miami  Beach, 
increas ing the  proper ty  va lues to  the  south 
and wel l  as  ours .

•

•

•

•
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Along Col l ins  Avenue,  where  land use pat te rns 
ca l l  fo r  commerc ia l / tour is t  fac i l i t i es  and 
mul t i - fami ly  res ident ia l  un i ts ,  HPE proposes 
a  s t ree t  sect ion wi th  a  5 ’  s idewalk ,  two 10’ 
southbound t rave l  lanes,  a  10’  safe ty  s t r ip , 
two 10’  nor thbound t rave l  lanes and a  5 ’ 
s idewalk  on the  beachs ide,  wi th  ded ica ted 
turn ing lanes a t  in te rsect ions.  The nar rower 
lanes wi l l  encourage s lower  t ra f f ic  speeds to 
be t te r  accommodate  pedest r ians.  
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•Trave l :  4  lane,  2  way
•Park ing:  None
•Trees:  2  S ides
in  P lanter  Boxes

•Sidewalk :  2  S ides
•Ut i l i t i es :  Underground

Col l ins  Ave.

60’ TO OUTER EDGES OF SIDEWALK

60’ TO OUTER EDGES OF SIDEWALK 



  2 .

43

2 . 2

COLLINS AVENUE,  Existing condition
In  i ts  cur rent  conf igura t ion,  Co l l ins  Avenue is  a  wide,  h igh-
speed ar ter ia l ,  w i th  l i t t le  o ther  redeeming a t t r ibutes.   A 
“car  sewer.” 

COLLINS AVENUE,  Phased Improvements
In  th is  in ter im phase,  Co l l ins ’  t rave l  lanes have been 
increased in  number  and reduced in  s ize ,  to  reduce t rave l 
speed and to  in t roduce two-way t ra f f ic  back onto the s t reet .

On-st reet  park ing has been removed to  he lp  fac i l i ta te  th is 
t rans i t ion,  and a  new,  10’  foot  wide “safe ty  s t r ip”  has been 
added to  the midd le  o f  the  ROW to add addi t iona l  f lex ib i l i t y 
and enhanced safe ty  to  the s t reet ,  whi le  s t i l l  permi t t ing 
l imi ted cross-access.

COLLINS AVENUE Final Stage
In  the  f ina l  s tage,  Co l l ins  Avenue is  seen in  i ts  f ina l 
proposed i te ra t ion,  as  a  thoroughly  ca lmed and pedest r ian 
f r iend ly  beach-s ide bou levard.

The final iteration of Collins Avenue shows an elegant, walkable, safe, and thoroughly calmed boulevard section.  Pedestrian-scaled 
street lighting, islands for pedestrians to rest at while crossing, landscaped turn medians and new street trees and landscape 
improvements dramatically improve the pedestrian experience, while dedicated turn lanes at key signalized intersections, and traffic 
slowed through the use of proven traffic calming strategies such as enhanced visual references, and narrowed travel lanes, provide 
additional pedestrian safety and comfort.  Slower speeds will also improve local access, and the new 10’ wide “safety strip” provides 
an attractive buffer for two-way traffic, as well as additional lane width, to accommodate larger vehicles safely, when needed.

The safety strip also allows for limited cross access in off-peak times, without necessarily encouraging this practice.  Two-way travel 
should also significantly improve local access by minimizing the additional turn movements and greater travel distances typically 
associated with one-way pairs.   
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•Trave l :  2  lane,  2  way
•Park ing:  2  S ides
•Trees:  2  S ides
in  P lanter  Boxes

•Sidewalk :  2  S ides
•Ut i l i t i es :  Underground

Harding Ave.

Along Hard ing Avenue through downtown, 
where  land use pat te rns ca l l  fo r  a  mix ture 
o f  res ident ia l  types and bus inesses,  HPE 
proposes a  s t ree t  sect ion wi th  an 11.5’ 
s idewalk ,  8 ’  para l le l  park ing lane,  one 10’ 
southbound t rave l  lane,  a  6 ’  sa fe ty  s t r ip ,  one 
10’  nor thbound t rave l  lane,  8 ’  para l le l  park ing 
lane,  and an 11.5’  s idewalk  on the  beachs ide. 

The safe ty  s t r ip  is  a  tex tured pavement  in 
the  center  o f  the  s t ree t .  The tex tured sur face 
d iscourages cont inuous dr iv ing  on the  safe ty 
s t r ip  but  a l lows temporar y  usage of  the  s t r ip 
for  de l iver y  veh ic le  park ing,  s lowly  pass ing 
a  t rans i t  veh ic le ,  or  for  add i t iona l  space for 
overs ize  veh ic les  i f  needed.  The s t r ip  a lso 
prov ides a  center  a rea  where  pedest r ians can 
s top. 

The nar rower  lanes and on-s t ree t  park ing 
wi l l  encourage s lower  t ra f f ic  speeds to  be t te r 
accommodate  pedest r ians.    B icyc le  lanes wi l l 
be  implemented south  o f  downtown.

2 . 2
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T R A F F I C - R E L AT E D  I S S U E S

HARDING AVENUE COMMERCIAL DISTRICT, 
existing conditions
In  i ts  cur rent  conf igura t ion,  Hard ing Avenue is  essent ia l l y 
a  “car  sewer”  - -  a  h igh speed thoroughfare  g iven over 
pr imar i l y  to  the automobi le .   Three lanes of  no isy  h igh-
speed one-way t ra f f ic  creates a  major  impediment  and 
safe ty  concern for  pedest r ians,  and a  ver y  unp leasant 
wa lk ing or  shopping env i ronment .

HARDING AVENUE COMMERCIAL DISTRICT 
Phased improvements,  Phase one
Return ing Hard ing Avenue to  two-way loca l  t ra f f ic  wi l l 
reduce t ra f f ic  speed and make access to  loca l  bus inesses 
much eas ier  and conven ient .   W ider  s idewalks ,  a  un i f ied 
landscaping scheme,  and s tore f ront  enhancements  wi l l 
resu l t  in  a  more a t t ract ive  s t reetscape and a  more p leasant 
exper ience for  pat rons and v is i tors .  

Combined wi th  add i t iona l  improvements ,  such as pocket 
p lazas,  the  wider  s idewalks  wi l l  c reate  a  more v ibrant  s t reet 
l i fe ,  w i th  s idewalk  d in ing,  enhanced merchandis ing,  and 
seasona l  events .

HARDING AVENUE COMMERCIAL DISTRICT 
Final stage
A 6’  tex tured safe ty  s t r ip  and landscape median is  added 
to  the center  o f  the  s t reet  to  v isua l ly  nar row t rave l  lanes 
fur ther  whi le  s t i l l  a l lowing dr ivers  to  nav igate  around 
park ing cars ,  as  wel l  as  prov ide a  p lace for  de l i ver y 
veh ic les  to  park  temporar i l y.

Median landscape e lements  add addi t iona l  charm and 
pedest r ian  protect ion,  whi le  prov id ing more v isua l  cues to 
dr ivers  to  he lp  encourage even s lower  speeds.

2 . 2

Sur fs ide ’s  res idents  have expressed a  des i re  to  crea te  a  more walkab le  ne ighborhood,  prov id ing 
increased foot  t ra f f ic  for  the  commerc ia l  d is t r ic t  and the  new c iv ic  and recreat iona l  ameni t ies ,  whi le 
improv ing overa l l  t ra f f ic  movement  and park ing opera t ions.  

Though perhaps counter- in tu i t i ve ,  improvements  to  the  area ’s  t ra f f ic  c i rcu la t ion,  pr imar i ly  conver t ing 
the  one-way opera t ions of  Hard ing Avenue and Col l ins  Avenue in to  two-way f low,  wi l l  he lp  ach ieve 
the  v is ion out l ined dur ing Sur fs ide ’s  C i t i zen’s  P lann ing Workshop and Char re t te . 

Both  loca l  and reg iona l  t ra f f ic  wi l l  cont inue to  be accommodated wi th  these changes,  whi le  prov id ing 
a  much hea l th ie r  and safer  env i ronment  for  pedest r ians and b icyc l is ts  who res ide  in  the  area or  wi l l 
be  f requent ing  the  commerc ia l  bus inesses a long Sur fs ide ’s  main  s t ree ts .



  2 .

46

2 . 2T R A F F I C - R E L AT E D  I S S U E S

HARDING AVENUE SOUTH OF 93RD STREET 
existing conditions
The rea l  impact  o f  A1A’s  one-way pa i r  is  t ru ly  fe l t  south 
o f  Hard ing’s  downtown commerc ia l  d is t r ic t ,  where 
res idences f ront  d i rect ly  on a  h igh-speed,  heav i l y  t rave led 
thoroughfare .   Suburban ar ter ia l  s tandards d ic ta te  a  ver y 
unappea l ing s t reetscape,  wi th  l i t t le  prov is ion for  the 
pedest r ian ,  unsafe  access condi t ions,  and zero curb-
appea l .

HARDING AVENUE SOUTH OF 93RD STREET 
phased improvements,  Phase One
Rever t ing Hard ing Avenue to  two- lane one-way t ra f f ic 
and reduc ing reg iona l  t ra f f ic  wi l l  beg in  to  ca lm t ra f f ic 
speeding by  ex is t ing res idences and wi l l  a l low the s tar t  o f 
s t reetscape improvements .  

The reduct ion of  both  lanes and lane widths reduces 
ambient  t rave l  speeds and a l lows for  dr iveway “pockets” 
dramat ica l l y  improv ing loca l  access safe ty.

HARDING AVENUE SOUTH OF 93RD STREET 
final stage
In  the  f ina l  s tage,  even more s t reetscape improvements 
are  made by  p lant ing s t reet  t rees and updat ing l ight ing.  
B ike  lanes are  a lso added,  which he lp  connect  the 
ne ighborhoods to  the south  wi th  the downtown,  and fur ther 
s low t ra f f ic .

Return ing south  Hard ing Avenue to  a  loca l  two-way s t ree t  a l lows i t  to  be  bet te r  in tegra ted in to  the 
communi ty,  more  in  sca le  wi th  the  s ing le  fami ly  homes and smal l  mul t i fami ly  bu i ld ings a long the  s t ree t , 
and makes i t  an  asset  to  nearby res idents .   The f ina l  s tage of  improvement  tu rns the  s t ree t  in to  a  grac ious 
avenue,  and more e f fec t ive ly  connects  the  ne ighborhoods to  the  south  wi th  the  res t  o f  Sur fs ide .  

As t rees are  p lanted and b ike  lanes added,  the  improved Hard ing Avenue wi l l  become the  pre fer red 
cho ice  for  pedest r ians and cyc l is ts  on the  east  s ide  o f  Town lead ing d i rec t ly  to  the  bus iness d is t r ic t . 
And res idents  and ch i ld ren cross ing the  s t ree t  to  access the  beach wi l l  no longer  face a  dangerous and 
daunt ing  cha l lenge. 
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2 . 3

I n c r e m e n t a l  Tr a f f i c  C a l m i n g

With regard to the neighborhood streets and the issue of 
both speeding and cut-through traffic, the proposed solution 
is a comprehensive traffic management strategy employing 
demonstrated traffic-calming design techniques.   Depending 
on the demonstrated results of these implemented design 
solutions, they could be combined with a more elaborate 
system of street closures and gating, incrementally deployed 
as needed, until specific objectives are achieved. 

Specifically, traffic calming recommendations will take several 
forms:

Strategically placed and appropriately sized traffic circles, 
intended to disrupt the high-speed flow of traffic though 
the neighborhood, without compromising pedestrian and/
or the local connectivity of the internal, neighborhood 
street network
Rational placement and retention of on-street parking to 
visually reduce the apparent lane width,  maximize access 
to adjacent land uses, and to encourage speed reduction
Introduction of street trees and lane stripping into the 
ROW, carefully coordinated with the above mentioned 
on-street parking, to visually reduce the apparent lane 
width, without effectively compromising the ability of two 
vehicles to pass one another. 
The addition of bike lanes, again, to help reduce the visual 
width of the road, and to provide a designated area within 
the street for bicycle traffic.

•

•

•

•

In order to comply with County standards for street closures, 
and in recognition of the potential impact street closures 
may have on the community as a whole, it is important to 
reiterate that any proposed closures would be implemented 
incrementally, with results measured and assessed prior to 
moving forward with any additional phased closures.

This will allow the Town to make a credible, detailed and 
progressive case for additional closures, as needed, if the 
interim steps do not produce the desired net results.

Regardless, certain streets that are currently closed to traffic 
shall be recommended to remain closed, and to the extent that 
other roads may be proposed to be closed in the future, those 
closures shall be proposed to be implemented in such a way 
(through the use of controlled gates), as to permit ongoing 
access by local residents, and also in a way consistent with 
the principles of walkability, street connectivity and convenient 
local access to community goods and services.  Provision will 
also be made for guests as well as for the residents of the 
Village of Indian Creek.

T R A F F I C - R E L AT E D  I S S U E S

GATEWAYS
Icon ic  ne ighborhood ent rance features prov ide more exp l ic i t  ne ighborhood boundar y  def in i t ion ,  as  wel l  as  the potent ia l  to  l imi t 
access,  i f  needed.

Traffic calming circles present an opportunity to introduce civic art such as stat-
ues, fountains, or landscaping features.
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2 . 3T R A F F I C - R E L AT E D  I S S U E S

Streets  Current ly  Closed or  Ex i t  Only
Many s t ree ts  are  cur rent ly  c losed in  key locat ions 
to  d iscourage “cut- through” t ra f f ic .   These s t ree ts 
are  recommended to  remain  c losed.

Closed and ex i t  on ly  res ident ia l  s t reets  d iscourage cut- through reg iona l  t ra f f ic ,  but  a lso make 
access d i f f icu l t  for  res idents .

	
	 CLOSED OR EXIT ONLY STREET
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2 . 3T R A F F I C - R E L AT E D  I S S U E S

Step 1
The f i rs t  s tep recommended to  ca lm t ra f f ic  in  the 
res ident ia l  ne ighborhoods is  to  encourage East /
West  s t ree ts  to  be used as the  pr imar y  means 
to  access the  ne ighborhood ra ther  than Nor th/
South  s t ree ts ,  mean ing res idents  and v is i to rs  go 
to  Hard ing Avenue or  Co l l ins  Avenue to  leave the 
ne ighborhood.    Once Hard ing Avenue becomes 
two-way,  i t  w i l l  become the  pre fer red cho ice  for 
Nor th/South  t ra f f ic  as  i t  w i l l  be  more e f f ic ien t  than 
in  i ts  present  conf igura t ion.

I t  is  a lso recommended to  ins ta l l  s top s igns a t  a l l 
in te rsect ions in  the  Nor th/South  d i rec t ions.

Ca lming Nor th/South  s t ree ts  through recommended 
improvements  and ob l ig ing dr ivers  to  s top a t  a l l 
in te rsect ions wi l l  d iscourage “cut- through” t ra f f ic , 
both  reg iona l  and loca l .  

Speed ing veh ic les  present  a  more s ign i f icant 
danger  to  pedest r ians on these thoroughfares as 
a lmost  a l l  o f  the  houses f ront  onto  the  Nor th/South 
s t ree ts .  There fore ,  there  is  an increased danger 
on these s t ree ts  wi th  ch i ld ren p lay ing in  f ront  o f 
homes,  and wi th  the  des ignated walk ing and b ike 
paths encroach ing in to  the  roadway.  

Residential north/south street improvements
In  combinat ion wi th  the t ra f f ic  ca lming techn iques shown above,  the  proposed res ident ia l 
s t reet  improvements ,  u t i l i z ing a  cont inuous ser ies  o f  s top s igns on a l l  Nor th/South 
thoroughfares,  wi l l  min imize  t ra f f ic  on these “cut  through” s t reets  and improve the overa l l 
qua l i ty  o f  the  ne ighborhood.

	
	 STOP SIGNS FOR ALL NORTH/SOUTH STREETS
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2 . 3T R A F F I C - R E L AT E D  I S S U E S

Step 1 Cont inued
Ins ta l l  t ra f f ic  ca lming c i rc les  a t  major  ne ighborhood 
in te rsect ions on Byron Avenue,  a  major  route 
for  “cut- through” t ra f f ic .    Ins ta l l  t ra f f ic  ca lming 
c i rc les  on 91st  S t ree t ,  as  a  main  ent rance to 
the  ne ighborhood,  to  add green space to  the 
ne ighborhood,  break up the  long s t ree t ,  and to 
s low t ra f f ic  wi thout  add ing add i t iona l  s top s igns.

C i rc les  shou ld  be eng ineered to  the  appropr ia te 
s ize  to  a l low pedest r ian  and b icyc le  t ra f f ic  to  eas i ly 
share  the  space wi th  cars  and emergency veh ic les .  
S ignage ind ica tes  to  an approach ing veh ic le  tha t 
they are  enter ing  a  t ra f f ic  c i rc le  shou ld  be c lear ly 
unders tandab le .

Move the  t ra f f ic  s igna l  a t  90th  St ree t  and Co l l ins 
Avenue to  91st  S t ree t  to  a l low bet te r  access to  the 
main  ent rance of  res ident ia l  ne ighborhoods and to 
a l ign  i t  w i th  the  cor responding s igna l  on Hard ing 
Avenue.

Traffic calming circles
Circ les  ca lm t ra f f ic  through ne ighborhood s t reets  by  ob l ig ing dr ivers  to  s low as they 
negot ia te  in tersect ions conta in ing them.   They a lso prov ide an oppor tun i ty  to  mark  impor tant 
locat ions and beaut i f y  ne ighborhood s t reets .   Ex is t ing c i rc les  are  too la rge and should  be 
nar rowed.

	 STOP SIGNS FOR ALL NORTH/SOUTH STREETS

	 TRAFFIC CALMING CIRCLE
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2 . 3T R A F F I C - R E L AT E D  I S S U E S

Step 2
Ins ta l l  en t rance fea tures (b lue  hexagon)  a t  major 
ne ighborhood ent rances.  

Ent rance fea tures wi l l  he lp  ind ica te  to  dr ivers  tha t 
they are  enter ing  a  res ident ia l  ne ighborhood,  a 
p lace d is t inc t  f rom the more reg iona l ly-or ien ted 
thoroughfare  ne twork  they are  leav ing,  and 
tha t  they shou ld  dr ive  more care fu l ly  wi th in  i ts 
boundar ies .

Ent rance fea tures cou ld  inc lude d is t inc t  pav ing 
pat te rns wi th  landscaped medians and const r ic ted 
lanes,  encourag ing dr ivers  to  s low down,  as  we l l 
as  d is t inc t ive  arch i tec tura l  e lements  for  pedest r ian 
and auto  gateways.   The des ign of  these ent rances 
presents  an oppor tun i ty  for  the  ne ighborhood to 
express i ts  un ique character  and cou ld  be des igned 
to  a l low for  an easy re t ro f i t  o f  a  ga ted t ransponder 
ent rance a t  a  la te r  da te ,  as  cond i t ions d ic ta te . 
The ent rance on 91st  S t ree t  f rom Col l ins  Avenue 
would  be des igned to  c lear ly  suggest  tha t  i t  is  the 
pr inc ipa l  ne ighborhood ent rance.

A lso,  S tep 2 would  inc lude c los ing of f  Bay Dr.  a t 
96th  s t ree t  (a long wi th  the  remode l ing of  the  96th 
s t ree t  park)  to  fur ther  reduce Nor th/South  t ra f f ic 
in  f ront  o f  the  homes,  and to  e l iminate  t ra f f ic 
pass ing by the  park ,  cur rent ly  us ing th is  route  to 
ex i t  the  ne ighborhood.   Th is  would  inc lude add ing 
a  cu l -de-sac and ang led park ing a long the  park 
f rontage,  a l lowing t ra f f ic  to  dr ive  nor th  around the 
cu l -de-sac,  and park  fac ing south  (see d iagram in 
Sect ion 2.4 .2  Parks & Recreat ion) .
	
	 CLOSED OR EXIT ONLY STREET

	 TRAFFIC CALMING CIRCLE

	 ENTRANCE FEATURE

	

Designers suggestion for a possible SURFSIDE NEIGHBORHOOD entrance 
feature.   These can a lso be des igned to  accommodate  a  fu ture  automated and/or  manned 
gate ,  i f  condi t ions warrant .
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2 . 3T R A F F I C - R E L AT E D  I S S U E S

Step 3
I f  s teps one and two haven’ t  adequate ly 
addressed the  ne ighborhood’s  t ra f f ic  prob lem, 
the  ne ighborhood can then pet i t ion  the  County 
to  a l low Sur fs ide  to  become fu l ly  ga ted,  thereby 
e l iminat ing  a l l  unwanted cut- through t ra f f ic  and 
v is i to rs .

C lose secondar y  ne ighborhood ent rances to  auto 
t ra f f ic  ( red l ines)  and gate  a l l  o thers .    Res idents 
and guests  cou ld  enter  th rough manned gates 
(b lue  s tars) ,  a l lowing v is i to r  access,  and/or 
res idents  can enter  th rough ent rances equ ipped 
wi th  t ransponders  tha t  would  automat ica l ly  open 
gate  arms to  a l low them through ( f i l l ed  hexagons) .  
In  th is  proposed scheme,  most  res idents  wi l l  be 
ab le  to  ge t  to  an ex i t  w i thout  hav ing to  cross an 
East /West  S t ree t .

The town can beg in  wi th  jus t  one manned guest 
en t rance on 91st  s t ree t  (open b lue  s tar ) ,  and i f 
res idents  de termine tha t  they need more access 
po in ts  for  v is i to rs ,  the  town can crea te  add i t iona l 
guest  en t rances on the  Nor th  and South  ends of 
Byron Avenue ( f i l l ed  s tars) .

Guest entrances
Whi le  res idents  wi l l  be  ab le  to  enter  a t  both  manned and automated ent rances,  guest  wi l l 
be  requ i red to  enter  on ly  a t  manned,  or  guest  ent rances.   Automated ent rances,  however, 
shou ld  be des igned to  a l low easy convers ion to  manned ent rances,  i f  add i t iona l  guest 
ent rances are  deemed necessar y.

CLOSED OR EXIT ONLY STREET

TRAFFIC CALMING CIRCLE

ENTRANCE FEATURE

TRANSPONDER RESIDENT ENTRANCE ONLY

TRANSPONDER RESIDENT ENTRANCE  & 
MAIN GUEST ENTRANCE

TRANSPONDER RESIDENT ENTRANCE  & 
POTENTIAL GUEST ENTRANCE
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T R A F F I C - R E L AT E D  I S S U E S

95th,  94th, 
93rd Streets

In  The Business 
Distr ic t 

•Trave l :  2  lane,  2  way 
•Park ing:  None
•Trees:  2  S ides 
in  P lanter  Boxes

•Sidewalk :  2  S ides
•Ut i l i t i es :  Underground

The proposed des ign of  95th  s t ree t  be tween 
Abbot t  and the  beach (and add i t iona l ly  94th 
s t ree t  be tween Abbot t  and the  beach,  and 
93rd s t ree t  be tween Hard ing and Co l l ins) , 
a l lows for  wider  s idewalks on a  t ree  l ined 
s t ree t .   Th is  wi l l  c rea te  an improved walk ing 
connect ion between the  bus iness d is t r ic t 
and the  beach,  and a l low for  a  la rge amount 
o f  outdoor  seat ing on a  less busy s t ree t  wi th 
a  constant  breeze.

2 . 4

* NOTE:
Al l  o f  the  fo l lowing proposed s t reet  sect ions were deve loped 
in  c lose coord inat ion wi th  communi ty  input  and were 
conceptua l ly  rev iewed by  profess iona l  consu l tants  on the 
des ign team.   However,  for  the  purposes of  th is  document , 
they  should  be cons idered i l lus t ra t i ve  unt i l  ver i f ied 
techn ica l l y  feas ib le ,  through a  more deta i led and s i te-
spec i f ic  eng ineer ing process.
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Abbot t  Ave. 
Between 94th & 

96th Sts .
•Trave l :  2  lane,  2  way

•Park ing:  2  S ides
•Trees:  2  S ides

•Sidewalk :  2  S ides
•Ut i l i t i es :  Underground

The proposed des ign of  Abbot t  in  the 
bus iness d is t r ic t  a l lows for  a  s idewalk  on 
the  west  s ide  o f  the  s t ree t  to  compl iment  the 
l i ve /work  un i ts  on tha t  s t ree t .

2 . 4



  2 .

55

91st  St .
(Sur fs ide 

Boulevard)
•Trave l :  2  lane,  2  way

•Park ing:  2  S ides
•Trees:  2  S ides
in  P lanter  Boxes
•Sidewalk :  none

•Ut i l i t i es :  Underground

91st  is  the  on ly  East /West  s t ree t  proposed 
wi thout  s idewalks .    The reason ing is  tha t 
there  are  houses tha t  face 91st  ( the  on ly 
s t ree t  o ther  than 88th  s t ree t )  wi th  smal l  lo ts 
tha t  may need s t ree t  park ing.    In  add i t ion , 
91st  S t ree t  ends a t  Co l l ins  Avenue,  so 
anyone walk ing eastbound would  have to  go 
nor th  or  south  to  the  nex t  b lock regard less, 
and anyone walk ing westbound would  have 
to  come f rom a b lock to  the  nor th  or  the 
south .  

E i ther  way,  the  b lock to  the  nor th  or  to  the 
south  can be used as an a l te r nate  wa lk ing 
path ,  and there  is  an added benef i t  o f  less 
t ra f f ic  on those b locks.    A lso,  the  t rees in 
the  park ing lanes a l lows for  la rger  t rees to 
l ine  tha t  s t ree t .   

2 . 4



  2 .

56

Bay Dr.
(Walk ing 

Boulevard)
•Trave l :  2  lane,  2  way

•Park ing:  1  S ide
•Trees:  2  S ides

•Sidewalk :  1  S ide
•Ut i l i t i es :  Underground

The des ign of  Bay Dr ive  and the  Walk ing 
Bou levard  main ta ins  park ing on the  east 
s ide ,  but  removes the  park ing on the  west 
s ide  to  prov ide  space for  the  s idewalk  to  be 
accommodated wi th in  the  ex is t ing curbs,  as 
the  homes on the  west  s ide  genera l ly  have 
much la rger  lo ts  and less of  a  requ i rement 
for  on-s t ree t  park ing.   

Th is  conf igura t ion  wi l l  a l low for  a  t ree  l ined 
walk ing bou levard  (a long wi th  a  t ree  l ined 
s t ree t )  to  enc i rc le  the  ne ighborhood and 
prov ide  a t t rac t ive  pedest r ian  connect ions 
between parks,  whi le  not  requ i r ing  the 
town to  use any of  the  a l lowable  easement 
on the  proper t ies ,  except  for  appropr ia te 
landscap ing.    The p lanter  s t r ip  be tween the 
t rave lway and the  s idewalk  wi l l  p lace the 
curb-cuts  to  the  outs ide  of  the  s idewalk  and 
prov ide  for  an even walk ing sur face.

2 . 4
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88th St .
(Walk ing 

Boulevard)
•Trave l :  2  lane,  2  way

•Park ing:  None
•Trees:  1  S ide

•Sidewalk :  1  S ide
•Ut i l i t i es :  Underground

The proposed des ign of  88th  St ree t  and the 
Walk ing Bou levard  removes on-s t ree t  park ing 
to  prov ide  space for  the  s idewalk  wi th in  the 
cur rent  curbs,  as  the  homes on the  south 
s ide  genera l ly  have much la rger  lo ts  and less 
of  a  requ i rement  for  on s t ree t  park ing.   

Th is  conf igura t ion  wi l l  a l low for  a  t ree  l ined 
walk ing bou levard  (a long wi th  a  t ree  l ined 
s t ree t )  to  enc i rc le  the  ne ighborhood and 
prov ide  a t t rac t ive  pedest r ian  connect ions 
between parks,  whi le  not  requ i r ing  the 
town to  use the  a l lowable  easement  on 
the  proper t ies ,  except  for  appropr ia te 
landscap ing.    The p lanter  s t r ip  be tween the 
t rave lway and the  s idewalk  wi l l  p lace the 
curb-cuts  to  the  outs ide  of  the  s idewalk  and 
prov ide  for  an even walk ing sur face.

2 . 4
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East /West 
Resident ia l 

Streets
•Trave l :  2  lane,  2  way

•Park ing:  None
•Trees:  2  S ides

•Sidewalk :  2  S ides
•Ut i l i t i es :  Underground

The proposed des ign of  the  East /West  s t ree ts 
a l lows for  a  s idewalk  to  be accommodated 
on one s ide  of  the  s t ree t  wi th in  the  ex is t ing 
curbs.   S ince t ra f f ic  en ter ing  and ex i t ing  the 
town wi l l  be  d i rec ted onto  the  East /West 
s t ree ts ,  s idewalks are  impor tant  to  separa te 
the  pedest r ians f rom the t rave lway.    The 
p lanter  s t r ip  be tween the  t rave lway and 
the  s idewalk  wi l l  p lace the  curb-cuts  to  the 
outs ide  of  the  s idewalk  and prov ide  for  an 
even walk ing sur face.

2 . 4

I f  add i t iona l  t ra f f ic  ca lming on east-west  s t reets  appears 
warranted,  smal l  lane d iv iders ,  such as th is  one shown 
above,  set  mid-b lock,  can act  l i ke  min i - roundabouts ,  to 
prov ide a  s l ight  t ra jector y  def lect ion to  he lp  s low t rave l 
speed.
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East /West 
Resident ia l 

Streets
Al ternat ive

•Trave l :  2  lane,  2  way
•Park ing:  1  S ide
•Trees:  2  S ides

•Sidewalk :  1  S ide
•Ut i l i t i es :  Underground

This  a l te r nat ive  des ign of  the  East /West 
s t ree ts  has the  benef i t  o f  a  p lan ter  s t r ip 
be tween the  s idewalk  and the  t rave lway, 
a l lowing for  the  dr iveway curb-cuts  to  be in 
the  p lanter,  a l lowing for  a  more even walk ing 
sur face,  and for  grea ter  separa t ion between 
the  pedest r ians and the  t rave lway.   Th is  a lso 
main ta ins  the  connect ion wi th  the  s idewalk 
s t r ucture  on Hard ing.    Whi le  th is  is  a  be t te r 
des ign,  i t  wou ld  requ i re  a  2 ’  encroachment 
onto  the  Town’s  easement  on each s ide  of 
the  roadway.

2 . 4
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Nor th/South 
Resident ia l 

Streets
•Trave l :  2  way,  Y ie ld

•Park ing:  2  S ides
•Trees:  2  S ides
in  P lanter  Boxes

•Sidewalk :  Pa in ted,  1  S ide
•Ut i l i t i es :  Underground

The Nor th/South  s t ree ts ,  in tended to  be our 
s lowest  s t ree ts  as  they pass in  f ront  o f  a lmost 
ever y  res ident ia l  lo t  f rontage,  a re  proposed 
to  be des igned as a  y ie ld  s t ree t .    As dr ivers 
are  encouraged to  enter  and ex i t  the  town 
on the  East /West  s t ree ts ,  the  Nor th/South 
s t ree ts  wi l l  become much less t rave led and 
safer.   

Bas ica l ly,  the  des ign main ta ins  park ing on 
both  s ides whi le  add ing t rees for  t ra f f ic 
ca lming and shade.    We a lso recommend 
add ing s t r ipped walk ing/b ike  lanes,  wi th in 
the  t rave l  lane (see i l lus t ra t ive  example ,  nex t 
page) .   By do ing th is ,  dr ivers  are  more aware 
tha t  they are  shar ing the  lane wi th  pedest r ians 
and b icyc l is ts  and are  encouraged to  more 
thought fu l ly  share  the  lane.    They can move 
over  in to  the  oppos i te  s t r ipped lane,  as 
necessar y,  to  pass an oncoming car,  or  to 
pass a  pedest r ian  ( i f  you’ l l  no t ice ,  many 
cars  are  a l ready do ing th is  today) .

2 . 4

I f  add i t iona l  t ra f f ic  ca lming on Nor th-South s t reets 
appears  warranted,  fur ther  t ra f f ic  ca lming dev ices,  such 
as th is  speed bump shown above,  set  mid-b lock,  can he lp 
encourage s lower  t rave l  speeds.
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T R A F F I C - R E L AT E D  I S S U E S

RESIDENTIAL North/South STREETs 
existing conditions
The Nor th/South res ident ia l  s t reets  are  far  w ider  than is 
des i rab le  for  loca l  low t ra f f ic  ne ighborhood s t reets ,  which 
encourages speeding.   Th is  a lso makes these s t reets  an 
a t t ract ive  a l ternat ive  for  “cut- through” commuter  t ra f f ic 
us ing the ne ighborhood s t reets  as  a  t ime-sav ing bypass 
around t ra f f ic-choked A1A .   As a  resu l t ,  these res ident ia l 
s t reet  make for  dangerous and unappea l ing walkways for 
pedest r ians.

RESIDENTIAL North/South STREET 
phased improvements,  Phase One:
The so lu t ion is  to  ca lm the a f fected s t reets ,  us ing a 
combinat ion of  proven techn iques.   By  s imply  nar rowing 
over ly-wide t rave l  lanes,  dr ivers  are  encouraged to  s low 
down and pay more a t tent ion to  the i r  sur roundings.  

Proposed improvements  beg in  wi th  nar rowing the perce ived 
width  o f  the  t rave l  lanes by  ins ta l l ing tex tured pavement 
to  d is t ingu ish park ing lanes f rom t rave l  lanes,  which cou ld 
a lso be accompl ished by  s imply  s t r ip ing the park ing lane.  
Th is  s igna ls  to  dr ivers  that  the  s t reet  is  not  a  racet rack and 
should  be nav igated wi th  care .

RESIDENTIAL North/south STREET 
final stage:
The f ina l  s tage invo lves p lant ing t rees between the ex is t ing 
curbs by  essent ia l l y  cut t ing t ree wel ls  out  o f  the  pavement 
in  the park ing lanes.   S t reet  t rees enc lose the s t reet 
and fur ther  nar row the s t reet  v isua l ly.  A  s t r iped walk ing/
b ik ing lane is  in t roduced to  prov ide a  des ignated path  for 
pedest r ians and cyc l is ts ,  nar rowing perce ived t rave lway to 
one 12’  lane,  though cars  wi l l  s t i l l  be  ab le  to  sa fe ly  pass 
one another  by  “borrowing” add i t iona l  lane width  f rom 
the s t r ipped b ike/pedest r ian  lanes,  i f  needed.   Th is  is  the 
concept  beh ind a  “y ie ld  s t reet”   I f  necessar y,  pedest r ians 
can a lso s imply  use the parked cars  and park ing lane as  a 
fur ther  pedest r ian  re fuge.

The Nor th/South  res ident ia l  s t ree ts  become a 
low-speed pedest r ian/b ike- f r iend ly  “y ie ld”  s t ree t , 
mea ing tha t  the  s ing le  nar rowed t rave l  lane is  used 
in  both  d i rec t ions.   When two cars  approach each 
o ther,  one dr iver  s imply  pu l ls  over  in to  the  b ike 
lane and a l lows the  o ther  to  pass. 

Y ie ld  s t ree ts  have been bu i l t ,  and s t i l l  ex is t ,  in 
t rad i t iona l  c i t ies  and towns throughout  the  count r y 
in  low t ra f f ic  ne ighborhoods and have been 
implemented in  var ious deve lopments  in  recent 
years .

2 . 4
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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. 

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 . 1

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.
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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.



  2 .

78

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 
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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.



C O M M U N I T Y  FA C I L I T I E S  &  C I V I C  A M E N I T I E S  2 . 4
2.4.1	 INTRODUCTION
2.4.2	 COMMUNITY CENTER
2.4.3	 CONSENSUS CONCEPTS

a community center scheme
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G e n e r a l  P r i n c i p l e s
F r o m  a n  u r b a n  d e s i g n  p e r s p e c t i v e ,  c o m m u n i t y 
f a c i l i t i e s  a n d  c i v i c  a m e n i t i e s ,  s u c h  a s 
l i b r a r i e s ,  s c h o o l s ,  t o w n  h a l l s ,  p o s t  o f f i c e s , 
e t c . ,  o f t e n  p e r f o r m  u n i q u e  r o l e s ,  a n d  t y p i c a l l y 
f o l l o w  a  s e t  o f  g u i d e l i n e s  u n i q u e  t o ,  a n d 
d i f f e r e n t  f r o m ,  t h a t  o f  t h e  g e n e r a l  f a b r i c  o f  a 
t o w n  o r  c i t y,  a s  a  w h o l e .   G e n e r a l l y  s p e a k i n g , 
t h e y  a r e  u s u a l l y  p l a c e d  v e r y  c o n s c i o u s l y  a n d 
d e l i b e r a t e l y  w i t h i n  t h e  o v e r a l l  c o m m u n i t y 
p l a n  - -  i n  b o t h  l o c a t i o n  a n d  s e t t i n g  - -  a s 
b e f i t t i n g  t h e i r  s p e c i a l  c o n t r i b u t i o n s  t o  t h e 
c o m m u n a l  f a b r i c  o f  p l a c e ,  a n d  a r e  f r e q u e n t l y 
h e l d  t o  m o r e  l i b e r a l  s t a n d a r d s ,  i n  t e r m s  o f 
b o t h  c o d i n g  a n d  a r c h i t e c t u r a l  s t y l e ,  t h a n  t h e 
b a c k g r o u n d  c o n t e x t  t h e y  r e s i d e  i n . 

T h e y  t y p i c a l l y  p r o v i d e  a  c o l l e c t i v e  g a t h e r i n g 
p l a c e  a n d  f o c a l  p o i n t  w h e r e  c i t i z e n s  c a n 
f o s t e r  o r  p r o m o t e  s h a r e d  i n t e r e s t s ,  o r  p u r s u e 
c o m m o n  g o a l s .   T h e y  o f t e n  h a v e  a  s o c i a l  a n d /
o r  r e c r e a t i o n a l  a s p e c t  a b o u t  t h e m  a s  w e l l ,  i n 
t h e  f o r m  o f  a s s o c i a t e d  p a r k s  a n d  p l a z a s ,  a n d /
o r  c a n  r e f l e c t  a  s h a r e d  o r  d i v e r s e  c u l t u r e , 
h e r i t a g e ,  o r  h i s t o r y,  a s  i n  s a y  - -  i n  t h e  f o r m 
o f  a  c o m m u n i t y  m u s e u m ,  o r  p e r f o r m i n g  a r t s 
c e n t e r.  

4 . 1

C i v i c  s t r u c t u r e s  f r e q u e n t l y  p l a y  a  c r i t i c a l  r o l e 
i n  d e f i n i n g  o u r  s e n s e  o f  p l a c e ,  o r  i n  f o r g i n g 
a  c o m m u n i t y ’ s  i d e n t i t y,  a n d  c a n  h e l p  t o 
a r t i c u l a t e  w h a t  m a k e s  o n e  c o m m u n i t y  u n i q u e 
a n d  d i s t i n c t  f r o m  a n o t h e r.    A n d  o f  c o u r s e , 
t h e y  a l s o  r e p r e s e n t  a n  i n t e g r a l  p a r t  o f  o u r 
p u b l i c  r e a l m  - -  t h e  s h a r e d  p l a c e s  b e t w e e n  t h e 
b u i l d i n g s ,  w h e r e  r e s i d e n t s  e n g a g e  w i t h  o n e 
a n o t h e r  i n  a  l a r g e r  c o m m u n i t y  c o n t e x t .

O b s e r v a t i o n
T h e  e x i s t i n g  C o m m u n i t y  C e n t e r  d o e s  l i t t l e 
t o  p r o m o t e  a  u n i q u e  o r  c o m m u n a l  i d e n t i t y 
f o r  t h e  To w n  o f  S u r f s i d e .    W h i l e  s o m e w h a t 
d i s t i n c t  i n  f o r m  a n d  c e n t r a l l y  l o c a t e d ,  i t  i s 
n o n e t h e l e s s  f u n c t i o n a l l y  o b s o l e t e ,  i n  t e r m s 
o f  t h e  c o m m u n i t y ’ s  e x i s t i n g  a n d  a n t i c i p a t e d 
n e e d s ,  a n d  d o e s  l i t t l e  t o  h e l p  r e i n f o r c e  o r 
c o n v e y  a  s e n s e  o f  c i v i c  p r i d e  o r  r e l a t e  w e l l  t o 
t h e  To w n ’ s  o t h e r  c i v i c  s t r u c t u r e s ,  i n c l u d i n g 
t h e  To w n  H a l l ,  a c r o s s  t h e  s t r e e t .    T h e  t o w n , 
o v e r a l l ,  l a c k s  v i s u a l  i d e n t i t y  a n d  a  s e n s e  o f 
p l a c e ,  a n d  c o m m u n i t y  f a c i l i t i e s  a r e  n o t  w e l l 
l o c a t e d  r e l a t i v e  t o  u n d e r l y i n g  l a n d  v a l u e  a n d /
o r  t h e i r  a b i l i t y  t o  b e  e q u i t a b l y  u t i l i z e d  b y  t h e 
c o m m u n i t y  a s  a  w h o l e .

C O M M U N I T Y  FA C I L I T I E S 
&  C I V I C  A M E N I T I E S

above:  EXISTING COMMUNITY CENTER 
right:  existing TOWN HALL
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COMMUNITY CENTER TOTAL BUILDABLE SQUARE FOOTAGE AND SETBACKS

4 . 1

D i s c u s s i o n
T h e s e  i s s u e s ,  a b o v e ,  a s  w e l l  a s  s p e c i f i c  d a t a 
p r o v i d e d  b y  t h e  C o m m u n i t y  C e n t e r  C o m m i t t e e , 
c o n c e r n i n g  t h e  s p a t i a l  a n d  f u n c t i o n a l 
r e q u i r e m e n t s  c o m p r i s i n g  a n  i d e a l  c o m m u n i t y 
c e n t e r,  w e r e  c o n s i d e r e d  b o t h  d i s c r e e t l y  a s  i t 
r e l a t e d  t o  t h e  c o m m u n i t y  c e n t e r  i t s e l f ,  a n d 
a s  p a r t  o f  t h e  b r o a d e r  d i s c u s s i o n  r e g a r d i n g 
t h e  c o m m u n i t y,  o v e r a l l ,  a n d  t h e  r o l e  o f  t h e 
c o m m u n i t y  c e n t e r  i n  t h a t  d i s c u s s i o n .    I n 
g e n e r a l ,  t h e  c o n s e n s u s  w a s  t h a t  t h e  c o m m u n i t y 
c e n t e r  w o u l d  r e m a i n  i n  i t s  c u r r e n t  l o c a t i o n  a n d 
t h a t  i t s  r o l e  a s  b o t h  a  c i v i c  a n d  r e c r e a t i o n a l 
a m e n i t y  w o u l d  b e  r e t a i n e d .

O n e  o f  t h e  m a i n  c o n c e r n s  f o r  c i t i z e n s  w i t h 
r e g a r d  t o  a c c e s s i n g  t h e  c o m m u n i t y  c e n t e r 
i n  i t s  c u r r e n t  l o c a t i o n ,  i s  t h e  d i f f i c u l t y  i n 
c r o s s i n g  C o l l i n s  A v e n u e  b y  f o o t ,  e s p e c i a l l y 
w i t h  s m a l l  c h i l d r e n .    A n o t h e r  i s  h o w  t o 
i n c o r p o r a t e  w i t h i n  t h e  d e s i g n  a  l a r g e ,  m u l t i -
f u n c t i o n  s w i m m i n g  p o o l  a n d  o u t d o o r  a c t i v i t y 
a r e a  t h a t  c o u l d  a c c o m m o d a t e  a l l  a g e  g r o u p s .  

T h i s  r e s u l t e d  i n  d i s c u s s i o n s  a b o u t  c r e a t i n g 
a  f l e x i b l e  o u t d o o r  a r e a  t h a t  c o u l d  b e  u s e d 
f o r  m u l t i p l e  f u n c t i o n s .    T h e  p r o g r a m  f o r  t h e 
r e d e s i g n e d  c o m m u n i t y  c e n t e r  r e c o g n i z e s  t h e 
n e e d  f o r  m o r e  m e e t i n g  r o o m s  a n d  f u n c t i o n 
s p a c e s ,  r a i s i n g  t h e  s q u a r e  f o o t a g e  t o  1 0 , 0 0 0 
s f  a n d  a d d s  a  1 0 , 0 0 0  s f  f i t n e s s  c e n t e r.    O f 
c o u r s e ,  a  c o m m u n i t y  l i b r a r y  r e m a i n s  o n e  o f 
t h e  m o s t  i m p o r t a n t  a n d  c r i t i c a l  c o m p o n e n t s 
f o r  i n c l u s i o n  i n  t h e  r e d e s i g n e d  C e n t e r.

M a n y  r e s i d e n t s  a l s o  e x p r e s s e d  t h a t  t h e y  w a n t e d 
a  b a n d  s h e l l  i n c o r p o r a t e d  i n t o  a n y  C o m m u n i t y 
C e n t e r  d e s i g n .    A n  e a r l y  c o n c e p t u a l  d e s i g n 
p r o p o s a l  s u g g e s t e d  t h a t  a  “ r e v e r s i b l e ”  s t a g e 
c o u l d  b e  l o c a t e d  n e x t  t o  t h e  b e a c h  d u n e  s u c h 
t h a t  i t  c o u l d  a c c o m m o d a t e  a  l a r g e  a u d i e n c e  o n 
t h e  b e a c h  s i d e  a n d / o r  a  s m a l l e r,  m o r e  i n t i m a t e 
a u d i e n c e  o n  t h e  o t h e r,  c o m m u n i t y  c e n t e r  s i d e , 
l o o k i n g  o u t  p a s t  t h e  s t a g e ,  t o w a r d  t h e  o c e a n 
b e y o n d .      A  c o m p r e h e n s i v e  s e t  o f  m a s s i n g 
a n d  s h a d i n g  s t u d i e s  w e r e  u n d e r t a k e n  d u r i n g 
t h e  c h a r r e t t e  ( s e e  i m a g e s ) ,  c l e a r l y  i l l u s t r a t i n g 
t h e  s p e c i f i c  i m p l i c a t i o n s  a s s o c i a t e d  w i t h  t h e 
p r o p o s e d  f u n c t i o n a l  r e q u i r e m e n t s  a n d  t h e i r 
d i s p o s i t i o n  o n  t h e  s i t e ,  r e l a t i v e  t o  t h e  v a r i o u s 
p r o p o s a l s  c o n s i d e r e d .

A  f u n d a m e n t a l  c o n c e p t  t h a t  e m e r g e d  e a r l y  o n 
w a s  t h e  i n t e g r a t i o n  o f  b o t h  t h e  C o m m u n i t y 
C e n t e r  a n d  To w n  H a l l  i n t o  a  s i n g l e  “ C i v i c ” 
C e n t e r,  w i t h  s p e c i a l  p a v e m e n t  t r e a t m e n t s 
a n d  o t h e r  u r b a n  d e s i g n  s t r a t e g i e s  d e p l o y e d 
s u c h  t h a t  t h e  e n t i r e  a r e a  w o u l d  b e  p e r c e i v e d 
a s  s i n g l e  p l a c e .    T h i s  h a s  t h e  a d d e d  b e n e f i t 
o f  p e r m i t t i n g  t h e  s t r e e t  i n  f r o n t  o f  t h e  To w n 
H a l l  ( 9 3 r d  S t r e e t )  t o  b e  c l o s e d  t o  v e h i c u l a r 
t r a f f i c  f o r  s p e c i a l  e v e n t s  a n d  t o  h e l p  s i g n a l 
t o  d r i v e r s  t r a n s i t i n g  t h e  a r e a  a n d  p a s s i n g  i n 
f r o n t  o f  t h e  C o m m u n i t y  c e n t e r,  t h a t  t h e y  w e r e 
p a s s i n g  t h r o u g h  a  p e d e s t r i a n  z o n e ,  a n d  t o 
t a k e  e x t r a  p r e c a u t i o n ,  a s  a p p r o p r i a t e .

B e y o n d  t h e  p r i m a r y  f o c u s  o n  t h e  n e w  C i v i c 
C e n t e r,  t w o  o t h e r  a r e a s  w e r e  i d e n t i f i e d 
a s  c r i t i c a l  t o  r e i n f o r c i n g  a n d  c o n v e y i n g  a 
u n i q u e  s e n s e  o f  p l a c e .    C o m m u n i t y  e n t r a n c e s 
w e r e  a n o t h e r  c i v i c  a m e n i t y  t h a t  g e n e r a t e d 
c o n s i d e r a b l e  d i s c u s s i o n ,  b o t h  f o r  t h e 
t o w n  o v e r a l l ,  a s  w e l l  a s  f o r  t h e  i n d i v i d u a l 
n e i g h b o r h o o d s ,  t h e  l a t t e r  a l s o  p a r t  o f  t h e 
c o n s i d e r a t i o n  g i v e n  t o  t r a f f i c  m a n a g e m e n t . 

C O M M U N I T Y  FA C I L I T I E S  &  C I V I C  A M E N I T I E S

25’ FRONT 
SETBACK

10’ SIDE 
SETBACK

30’ REAR SETBACK

10’ SIDE 
SETBACK

41,000 BUILDABLE 
SF

TOTAL = 74,500 SF

33,500 
BUILDABLE SF

10’ SIDE 
SETBACK

25’ FRONT 
SETBACK

LOT 1 = 32,000 SF

LOT 11 = 9,000 SF

LOT 9 = 22,500 SF

LOT 10 = 5,000 SF

LOT 2 
= 2,200 SF

LOT 3 
= 2,300 SF

LOT 4 
= 1,450 SF

BEACH
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4 . 1

I n  t e r m s  o f  c o m m u n i t y  e n t r a n c e s ,  t h e  s o u t h 
e n t r a n c e ,  a n d  t h e  d e f l e c t i o n  o f  n o r t h b o u n d 
C o l l i n s  A v e n u e  a t  t h a t  l o c a t i o n ,  w a s  i d e n t i f i e d 
a s  a  s i t e  t h a t  c o u l d  a c c o m m o d a t e  b o t h  a 
r e l o c a t e d  P u b l i c  W o r k s  D e p a r t m e n t  ( t h e 
e x i s t i n g  t e n n i s  c e n t e r  w o u l d  b e  r e l o c a t e d )  a n d /
o r  a n o t h e r  c i v i c  u s e ,  h o u s e d  i n  a n  i c o n i c  n e w 
s t r u c t u r e ,  p r o v i d i n g  a n  o p p o r t u n i t y  t o  b o t h 
e x t o l  t h e  h i s t o r y  o f  S u r f s i d e ,  a s  w e l l  a s  c r e a t e 
a  n e w  e n t r a n c e  s t a t e m e n t  c o m m e n s u r a t e  w i t h 
S u r f s i d e ’ s  n e w l y  m a n i f e s t  c i v i c  p r i d e .

O n  t h e  n o r t h  a n d  w e s t e r n  s i d e s  o f  S u r f s i d e , 
t w o  o t h e r  n e w  e n t r a n c e  f e a t u r e  o p p o r t u n i t i e s 
w e r e  c o n s i d e r e d .   T h e  f i r s t  a t  t h e  i n t e r s e c t i o n 
o f  9 6 t h  a n d  H a r d i n g ,  i n  t h e  f o r m  o f  a  t r a f f i c 
c a l m i n g  d e v i c e  a n d  c i v i c  a r t  a m e n i t y  ( a 
l a n d s c a p e d  r o u n d a b o u t )  a n d  t h e  p r o p o s e d  n e w 
u r b a n  p l a z a ;  t h e  o t h e r  b e i n g  a t  9 6 t h  S t r e e t 
w h e r e  t h e  b r i d g e  c r o s s e s  o v e r  i n t o  S u r f s i d e 
f r o m  t h e  t o w n  o f  B a y  H a r b o r  I s l a n d s ,  t o  t h e 
w e s t .    I n  t h e  l a t t e r  c a s e ,  n e w l y  i m p r o v e d 
f a c i l i t i e s  a t  t h e  9 6 t h  C o m m u n i t y  Pa r k  w e r e  
a l s o  r e c r u i t e d  t o  s e r v e  a s  a n  e f f e c t i v e  e n t r a n c e 
m a r q u e e  w h e n  e n t e r i n g  t h e  t o w n  f r o m  t h a t 
d i r e c t i o n .

A s  a n  a d d i t i o n a l  n o d  t o  c o m m u n i t y  a n d 
n e i g h b o r h o o d  i d e n t i t y  e n h a n c e m e n t  t h r o u g h 
c i v i c  a r t ,  e a c h  n e i g h b o r h o o d  s t r e e t  w i l l  b e 
i d e n t i f i e d  t h r o u g h  t h e  u s e  o f  a r c h i t e c t u r a l l y 
p r o m i n e n t  a n d  d i s t i n c t  e n t r a n c e  f e a t u r e s  t h a t 
- -  b e s t  c a s e  s c e n a r i o  - -  s i m p l y  m i m i c  a n d / o r 
s u g g e s t  g a t e d  e n t r a n c e s ,  o r. . .  d e p e n d i n g  u p o n 
t h e  r e l a t i v e  s u c c e s s  o f  t h e  c o m p r e h e n s i v e 
t r a f f i c  m a n a g e m e n t  s t r a t e g y  –  f o r m  t h e  b a s i s 
o f  a n  i n c r e m e n t a l  t r a f f i c  c a l m i n g  s t r a t e g y  o f 
a n  i n c r e a s i n g l y  o v e r t  n a t u r e ,  l i m i t i n g  c u t -
t h r o u g h  t r a f f i c  o r i g i n a t i n g  f r o m  o u t s i d e  o f  t h e 
n e i g h b o r h o o d s . 

S p e c i f i c  R e c o m m e n d a t i o n s
T h e  m o s t  s i g n i f i c a n t  a n d  p r o f o u n d  p r o p o s a l , 
h o w e v e r,  i n  t e r m s  o f  c r e a t i n g  a  u n i f i e d  a n d 
e f f e c t i v e  s e n s e  o f  c o m m u n i t y  a n d  p l a c e , 
r e m a i n s  t h a t  o f  c r e a t i n g  a  s i n g l e  c o m p r e h e n s i v e 
C i v i c  C e n t e r,  t h r o u g h  t h e  d e l i b e r a t e  p l a c e m e n t 
a n d  d e s i g n  o f  v a r i o u s  c o m m u n i t y  a n d  c i v i c 
a m e n i t i e s  i n  a  c e n t r a l  l o c a t i o n  w i t h i n  t h e 
c o m m u n i t y  f a b r i c .    A n d  a g a i n ,  t h e  c o n s e n s u s 
i s  c l e a r  t h a t  t h i s  s h o u l d  b e  l o c a t e d  a t  t h e 
e a s t e r n  t e r m i n u s  o f  t h e  9 3 r d  S t r e e t  a x i s , 
a n d  s p a n  f r o m  t h e  b e a c h f r o n t  i t s e l f ,  a l l  t h e 
w a y  t o  t h e  e a s t e r n  e d g e  o f  t h e  r e s i d e n t i a l 
c o m m u n i t i e s ,  w e s t  o f  H a r d i n g  A v e n u e .

I n  a d d i t i o n  t o  t h i s  s i n g l e ,  c o m p r e h e n s i v e  c i v i c 
c e n t e r,  c o m m u n i t y  a n d  n e i g h b o r h o o d  e n t r a n c e 
f e a t u r e s  - -  s o m e  i n c o r p o r a t i n g  a d d i t i o n a l 
c o m m u n i t y  e l e m e n t s  o r  f u n c t i o n s ,  a r e  t o  b e 
p l a c e d  a t  p r o m i n e n t  e n t r a n c e  l o c a t i o n s  a t  t h e 
p r i n c i p a l  p o r t a l s  i n t o  a n d  o u t  o f  t h e  To w n  a n d 
i t s  n e i g h b o r h o o d s .

A n d  i n  a  s i m i l a r  v e i n ,  a d d i t i o n a l  c o m m u n i t y 
a n d  n e i g h b o r h o o d  i d e n t i t y  c a n  b e  a c h i e v e d  b y 
i m p r o v i n g  a n d  c e l e b r a t i n g  t h e  e a s t e r n m o s t ,  
b e a c h - s i d e  t e r m i n u s e s  o f  t h e  p r i m a r y  e a s t -
w e s t  s t r e e t s ,  t h e r e b y  e f f e c t i v e l y  l i n k i n g 
t h e  r e s i d e n t i a l  n e i g h b o r h o o d s  i n  t h e  w e s t 
t o  t h e  g r e a t e r  c o m m u n i t y  a m e n i t y  o f  t h e 
b e a c h f r o n t  a n d  b e a c h  w a l k  l i n e a r  p a r k  s y s t e m .

C O M M U N I T Y  FA C I L I T I E S  &  C I V I C  A M E N I T I E S

1.  EXISTING COMMUNITY CENTER
The current  center  masks the greatest  asset  o f  the  Town of 
Sur fs ide,  the  ocean.

2.  EXISTING COMMUNITY CENTER WITH NEW PAVING 
CONDITIONS
A s imple  change of  the  s t reet  pav ing mater ia l  in  f ront  o f  the 
center  would  he lp  to  create  a  more def ined outdoor  space 
an sense of  communi ty  p lace.

3.  A NEW VISTA
Redes ign of  the  bu i ld ing cou ld  a l low for  the  oppor tun i ty  to 
create  f ramed ocean v iews.

4.  REASSIGNMENT OF FUNCTIONS
Communi ty  Center  funct ion and admin is t ra t i ve  space cou ld 
be reconf igured in  a  number  o f  ways that  would  a l low for 
v iews through to  the beach and prov ide the communi ty  wi th 
an open and inv i t ing p lace to  spend t ime.

Right:
A ser ies  o f  ear ly  conceptua l  ana lys is  and des ign proposa ls , 

exp lor ing var ious issues and oppor tun i t ies  re la t ing the 
ex is t ing communi ty  center.
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COMMUNITY AND CIVIC ZONE

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

By re locat ing the  Town’s  Pub l ic  Works 
depar tment  to  a  less va luab le  s i te  e lsewhere 
wi th in  the  Town,  and combin ing the  resu l t ing 
surp lus  land wi th  severa l  o ther  ava i lab le 
ad jacent  and nearby parce ls ,  a  substant ia l 
p la t form for  re- imagin ing Sur fs ide ’s  C iv ic 
prec inct  is  made poss ib le .    Many ideas were 
suggested and eva lua ted dur ing the  char re t te , 
f rom l ive  per formance venues to  roof top 
tenn is  cour ts ,  and most  have been recorded 
and cata loged in  th is  document .    However, 
severa l  key ideas ran cons is tent ly  th roughout 
the  d iscuss ion,  wi th  a  few major  d is t inc t ions 
remain ing to  be debated.

The pr imar y  consensus focused on the  shared 
percept ion tha t  the  ex is t ing communi ty  center 
was the  emot iona l  and soc ia l  hear t  o f  the 
communi ty,  and tha t  though funct iona l ly 
obso le te ,  any new s t r ucture  proposed for  the 
s i te  shou ld  re ta in  a  recogn izab le  e lement  o f 

i ts  cur rent  form as both  a  symbol ic ,  as  we l l  as 
sent imenta l ,  mani fes ta t ion of  how connected 
the  communi ty  remains through i t .  

To tha t  end,  i ts  icon ic  crenu la ted roof  form 
remains d iscern ib le  and in tac t ,  regard less 
of  the  par t icu la r  des ign concept  cons idered.  
However,  the  quest ion  of  whether  or  not  to 
“wal l ”  the  beach of f  f rom the s t ree t  and the 
res t  o f  the  C iv ic  prec inct ,  and/or  to  a l low 
the  Communi ty  Center  to  ar t icu la te  a  f ramed 
por ta l  to  the  sea,  re in forc ing the  not ion  of 
Sur fs ide ,  as  “bes ide the  sur f,”  remains for 
fu r ther  de l ibera t ion.
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COMMUNITY CENTER MASSING MODEL

The purpose of  these mode l ing exerc ises is 
to  show,  a t  a  ver y  bas ic ,  schemat ic  leve l , 
the  mass ing of  var ious proposed communi ty 
center  schemes.    The fo l lowing 3-D mode ls 
show potent ia l  bu i ld ing forms and the  shadows 
they cast .   The bot tom- le f t  image is  taken a t  3 
PM,  and the  bot tom-r ight  image is  taken a t  9 
AM.  The in tent ion  is  g ive  the  communi ty  more 
prec ise  too ls  wi th  which to  we igh the  mer i ts 
o f  the  concepts  be ing cons idered.

In  Scheme A the  idea was to  crea te  an open 
logg ia  on the  s t ree t ,  which would  v isua l ly 
connect  the  “C iv ic  Center ”  more d i rec t ly 
to  the  beach,  and to  the  act iv i t ies  wi th in 
the  Communi ty  Center.    Th is  conf igura t ion 
a lso crea tes  a  la rge open cour tyard  for 
programmable  and mul t i -use act iv i ty.
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4 . 2C O M M U N I T Y  FA C I L I T I E S  &  C I V I C  A M E N I T I E S

3-D MODEL model views OF one of the proposed COMMUNITY CENTER 
Conceptua l  des igns c lear ly  shows many of  the  fundamenta l  des ign and mass ing concepts ,  inc lud ing a  la rge,  open loggia ,  and the express ion of  the  crene la ted 
roof  form f rom the or ig ina l  Communi ty  Center.
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3-D MODEL RENDERING OF one of the proposed COMMUNITY CENTER 
conceptual Design from the charrette

4 . 2C O M M U N I T Y  FA C I L I T I E S  &  C I V I C  A M E N I T I E S
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4 . 2C O M M U N I T Y  FA C I L I T I E S  &  C I V I C  A M E N I T I E S

COMMUNITY CENTER MASSING MODEL

Scheme B br ings most  o f  the  bu i ld ing mass 
to  the  f ront  o f  the  s t ree t ,  whi le  re ta in ing a 
smal l  logg ia  as  a  t rans i t ion  f rom the s t ree t  to 
the  in te r io r  o f  the  s i te .   Or ien t ing  the  bu i ld ing 
para l le l  to  the  coast l ine  a l lows sweeping v iews 
of  the  ocean f rom ins ide . 
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4 . 2C O M M U N I T Y  FA C I L I T I E S  &  C I V I C  A M E N I T I E S

COMMUNITY CENTER MASSING MODEL

Scheme C moves a  cons iderab le  por t ion of 
the  program across Co l l ins  Avenue to  the  lo t 
beh ind Town Ha l l .    Th is  min imizes the  impact 
on the  Communi ty  Center  s i te .



  2 .

90

4 . 2C O M M U N I T Y  FA C I L I T I E S  &  C I V I C  A M E N I T I E S

COMMUNITY CENTER MASSING MODEL

Scheme D has a  la rge open logg ia  on the  f i rs t 
f loor,  but  wi th  the  Meet ing rooms on the  South 
s ide ,  a l lowing for  a  be t te r  v isua l  connect ion 
to  the  beach.
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C o n s e n s u s  C o n c e p t s

The preceding pages outline a variety of different physical 
representations the various Community Center concepts 
proposed during the charrette.  Though no hard consensus was 
achieved regarding any particular scheme, there were a few 
key ideas that emerged from the exercise which should serve 
to inform any subsequent detailed design effort associated 
with this concept.

They are as follows:

Build a multi-story structure toward the front (west side) 
of the lot, to maximize ocean views from each room.
Provide a high and open breezeway through the center of 
the building, allowing for a terminating vista of the ocean 
and the horizon beyond.
Split program elements on the east side, from other 
components, such as the gymnasium, that don’t benefit 
as much from the ocean location, on the west side of 
Collins.
Consolidate family-oriented uses together.
Create a single, unified pedestrian-friendly district, 
highlighted by special paving pattens, plazas, fountains, 
etc., which will help reinforce the perception of a coherent 
sense of place.
Building on the idea immediately above, design the public 
realm such that 93rd Street can be closed to host special 
community events.  Also, as part of this idea, use urban 
design features and traffic calming techniques to enhance 
pedestrian crossing safety at 93rd and Collins at all 
times.
Relocate low-value municipal functions elsewhere in 
the community, to free up additional space within the 
Community/Civic Center precinct.

•

•

•

•
•

•

•

4 . 3C O M M U N I T Y  FA C I L I T I E S  &  C I V I C  A M E N I T I E S

Relocate high-value, high-use community functions from 
around Surfside, to within the new Community/Civic 
Center precinct. 
Build new multi-use parking decks in close proximity 
to the proposed Community/Civic Center to allow more 
convenient resident access to program activities.
Explore options for adding additional cultural venues, such 
as a performing arts center, to the overall programmatic 
mix to help improve/enhance Surfside’s community 
stature.
Incorporating the concept of the iconic crenelated 
roof form of the existing Community Center in any new 
design.
Use an architectural language that specifically reflects 
Surfside’s history and traditions.

•

•

•

•

•

Sur fs ide res idents  engage in  co l lect ive  d iscourse  over  the 
re la t i ve  mer i ts  o f  var ious conceptua l  proposa ls  for  a  new 

Communi ty /C iv ic  Center. 
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Tot lot park
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PA R K S  A N D  R E C R E AT I O N

5 . 1

General Principles
Neighborhood parks and open spaces, in a traditional 
community setting, are usually located primarily within the 
residential areas, where the lower-density building types exist, 
and are deliberately fronted by buildings to lend these places 
both spatial definition, as well as the added security of being 
“overlooked” by the adjoining residences.  Their main reason for 
being is typically to provide opportunities for leisure and casual 
recreation, and their landscapes often reflect that, consisting 
of open lawn, paved paths, landscape groupings and trees, 
and various park shelters.  For the most part, these types of 
parks require only a limited amount of maintenance, due to 
their typically naturalistic configurations, and native plantings.  
In general, each neighborhood should have a minimum of 
one neighborhood park, ideally located within a short walking 
distance of any given residence.

In addition to these types of passive parks, there are also 
parks that incorporate active recreational uses, which are 
then formally integrated into the composition of the overall 
park design, though for a neighborhood-scale park, all other 
conditions and considerations typically remain the same.  
Many urban forms of open space also exist, though these are 
usually located exclusively in neighborhood and community 
centers, and are often more intimately scaled and primarily 
hardscaped.  These typically fall under the category of square, 
plazas and formal greens.  

Ideally, there should be some means of formally connecting 
all of the parks and open space within the community, this is 
usually accomplished through a network of streets, avenues 
parkways, boulevards, and/or greenswards, capable of 
comfortably and safely accommodating both pedestrians and 
bicyclists, as well as vehicles.   When connected through a 
continuous parkway network, this is often referred to as an 
“emerald necklace.”

Observation
There is a scarcity of well-designed open space within the 
community that is easily accessible and accommodating of 
the community’s needs and desires, in either the town center, 
or within the residential neighborhoods.

Discussion
There was a significant amount of community discussion 
regarding parks and open space.  Though there was a clear 
distinction made between parks and open space to incorporated 
into the neighborhood residential fabric, and that associated 
with the beachfront and beach walk, there was clear agreement 
that both were considered essential elements to fully enjoying 
life in Surfside.  Nonetheless, the neighborhood parks and open 
space were of a particular focus during the charrette process.

Tot lot park

Veterans PARK Tennis courts at veterans park
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COMMUNITY INVOLVEMENT

Discuss ion concern ing the  parks, 
espec ia l ly  the  96th  St ree t  Park , 
was l i ve ly  and in format ive .   A  major 
concern for  res idents  was how 
to  incorpora te  more recreat iona l 
fac i l i t i es  or  spaces in to  the  park , 
as  we l l  as  to  improve landscap ing 
and to  add boat  s l ips  for  kayak 
s torage.

Most citizens wanted better access to the Indian Creek 
waterway and expressed a desire for more opportunities and 
facilities related to fishing and kayaking, both at the 96th park 
and through the development of “street end” pocket parks 
fronting the Creek, though this latter idea was challenged by 
some of the residents living adjacent to these areas and who 
have become used to treating this right of way as a personal 
adjunct to their own property.  

Veteran’s Park was considered to be under-utilized and poorly 
located for the uses currently located there, and needs to be 
rethought.  In general, they wanted the lighting to be improved 
at all the parks, and some provision for parking, though there 
was heated disagreement regarding the inclusion of bathrooms 
at the children’s playground park at the intersection of 90th 
Street and Hawthorne Avenue. 

A park proposal was requested for the vacant lot adjacent to 
the bridge to Indian Creek Village, as well as better connections 
between all of them, in the form of a designated bike path and/or 
jogging trail/circuit incorporated into the existing neighborhood 
street network.  And lastly, many dog owners expressed a need 
for a dog park and suggested turning one or both of the pump 
stations into a dedicated dog park would be a good idea. 

A dedicated effort was made on behalf of the 96th Street 
Park, attracting tremendous public input.  Francisco Llado, a 
charrette team member, worked exclusively throughout the 
process on this one issue, working closely with the community 
and functioning as an essential, yet efficient, conduit through 
which that community input was focused and channeled.

Specific issues to be addressed included the desire for a single, 
clear entrance to the park, located well away from 96th street, 
for both safety reasons and to control access and security. 
View sheds and transparency from the street through the park 
to Indian Creek were to remain, and residents requested a large 
multi-purpose field, as well as a basketball court and a small 
racquetball court.  They also called for two playgrounds and 
places for parents to watch their children.  Parents also wanted 
a park building to hold small events, and a final important 
component desired was a small boat launch and possibly a 
mooring for the Town’s marine equipment.

Specific Recommendations
Turn the pump stations at 93rd Street and Byron Avenue and  
89th Street and Dickens Avenue into dog parks
Again, as per community input and request, a specific proposal 
was put forth regarding the reclamation and adaptive reuse of 
this under-utilized public property to create a new fenced-in 
pocket park, to be dedicated for use by pet owners to walk and 
exercise their dogs, in a way that would minimize their impact 
on the other residents.

Create pocket parks at each of the street-ends on Indian 
Creek
Ongoing debate notwithstanding, it is recommended that these 
public right-of-ways be sensitively reclaimed for community 
access to, and viewing of, Indian Creek.   The consensus 
opinion was in favor of passive, discreetly landscaped areas, 
where local residents can sit and quietly enjoy the water.  
Some street ends may also accommodate limited additional 
functions, such as fishing and/or kayak launches.

Create a jogging and cycling “String of Emeralds”
Design street sections and on-street pathways along Bay Drive, 
and other surface streets, to safely connect the 96th Street 
Park, other smaller pocket parks throughout the community, 
Veteran’s Park, and the Beach walk, to create a “string of 
emeralds,” or “emerald necklace,” effectively linking all of the 
community’s open space assets into a single, unified network 
of parks and recreational amenities.

Downtown Plazas
Though urban open space and public realm was not specifically 
discussed as part of the community input on this topic, it is 
strongly recommended that both the existing streetscapes, as 
well as the proposed new downtown plazas, be considered 
an important and integral part of the Town’s overall open 
space network.   These elements are not only critical to the 
ongoing success of the downtown merchants, they are crucial 
to maximizing the resident’s full benefit and enjoyment from 
living in a compact, mixed-use, and walkable community, 
wonderfully and uniquely situated along a beautiful ocean 
beach, in a delightful subtropical climate.

5 . 1PA R K S  A N D  R E C R E AT I O N

Pump station at 93rd street & Byron avenue PAVILION AT 96TH STREET PARK
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9 6 t h  S t r e e t  Pa r k

A h igh ly  spec i f ic  concept  p lan was deve loped and 
presented dur ing the  char re t te  which incorpora ted 
a l l  o f  the  communi ty ’s  inputs  and requests ,  and 
which was ve t ted by the  res idents  and the  96th 
Park  Commit tee  dur ing the  char re t te  process.    In 
add i t ion  to  the  spec i f ic  br ie f ing and ongoing input 
f rom the c i t i zens,  a  proposa l  was put  for th  to  use 
the  smal l  suppor t  and event  pav i l ion  as  an icon ic 
ent rance fea ture ,  to  more e loquent ly  ce lebra te  the 
ent r y  exper ience in to  the  communi ty  a long 96 th 
s t ree t ,  when approach ing f rom the west .

5 . 2PA R K S  A N D  R E C R E AT I O N

3D Model aerial  of proposed park configuration

Existing conditions
Illustrative rendered Site plandiagram showing the park’s location within the  

Neighborhood
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5 . 2PA R K S  A N D  R E C R E AT I O N

Perspective at entrance looking west towards gazebo

View of dock with kayak storage facilities

Indian Creek elevation of enhancements to 96th Street park, clearly 
showing proposed new park structure, which will help mark and celebrate 
Surfside’s front door from the west.

Parking diagram
Plenty of parking is provided on-street.  Visitors will drive north on Bay 
Drive and if they can’t find a space on the East side of the street they can 
turn around at the roundabout at the end of Bay Drive and park in one of 
the angled parking spaces on the west side of the street.
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5 . 3

To t  L o t  Pa r k

Recommended improvements  to  th is  ex is t ing 
park  are  most ly  re la ted to  issues of  access and 
cont ro l ,  th rough the  use of  an a t t rac t ive  fence 
and gate  wi th  ch i ld-proof  la tches,  and two smal l 
pav i l ions,  appropr ia te ly  and tas te fu l ly  des igned to 
complement  the  nearby res ident ia l  p roper t ies ,  and 
which would  house a  s ing le ,  un isex  to i le t ,  w i th  the 
o ther  pav i l ion  prov id ing equ ipment  s torage.

PA R K S  A N D  R E C R E AT I O N

Perspective showing proposed improvements to tot park

Existing conditions

Other  fea tures inc lude a  d iscree t  founta in  and 
landscaped seat ing area outs ide  of  the  fenced to t 
lo t ,  add ing a  c iv ic  fea ture  to  the  ne ighborhood, 
and enhanced prov is ion for  on-s t ree t  park ing.

Moving the  ent rance to  the  south  s ide  a lso 
increases park ing locat ions a long the  East  and 
West  s ide  o f  the  park .

Illustrative rendered Site plandiagram showing the park’s location within the  
Neighborhood
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Located a t  the  ent rance to  Ind ian  Creek V i l lage, 
the  C lub – cur rent  owner  o f  the ,  a t  present ,  empty 
lo t  –  has expressed a  wi l l ingness to  cons ider 
conver t ing i t  in to  a  park  for  genera l  use by both 
communi t ies ,  prov id ing add i t iona l  oppor tun i t ies 
for  le isure  and casua l  recreat ion a long the  Bay 
f ront ,  in  add i t ion  to  the  proposed s t ree t -end 
parks.

I n d i a n  C r e e k  Pa r k  &  G a r d e n

5 . 4PA R K S  A N D  R E C R E AT I O N

illustrative rendered Site plan showing  a simply elegant configuration, intended for quiet 
contemplation.

Existing conditions 

diagram showing the park’s location within the  
Neighborhood
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Again ,  as  per  communi ty  input  and request ,  a 
spec i f ic  proposa l  was put  for th  regard ing the 
rec lamat ion and adapt ive  reuse of  the  under 
u t i l i zed  pub l ic  proper t ies  a t  93rd St ree t  and Byron 
Avenue,  and a t  89th  St ree t  and D ickens Avenue,  to 
crea te  a  new fenced- in  pocket  park ,  which cou ld 
be ded ica ted for  use by pet  owners  to  wa lk  and 
exerc ise  the i r  dogs,  in  a  way tha t  would  min imize 
the i r  impact  on the  o ther  res idents .

5 . 5

D o g  Pa r k s 
( C o n v e r t  P u m p  S t a t i o n s )

PA R K S  A N D  R E C R E AT I O N

Perspective showing proposed enhancements to pump station properties

Existing pump station at 89th street and dickens avenueIllustrative rendered Site plandiagram showing the park’s location within the  
Neighborhood
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Veterans’  Park  was wide ly  cons idered a  missed 
oppor tun i ty  and under-u t i l i zed  asset  in  the  Town’s 
proper ty  por t fo l io .    Though cur rent ly  hous ing a 
tenn is  program and the  Veteran’s  memor ia l ,  the 
locat ion and se t t ing  was not  cons idered idea l  for 
e i ther  use.   There fore ,  i t  is  recommended tha t  the 
tenn is  program be re located to  a  more conven ient ly 
access ib le  locat ion for  broader  communi ty  use ( the 
cur rent  proposa l  is  tha t  i t  be  par t  o f  the  new Civ ic 
Center ) ,  and tha t  the  Pub l ic  Works Depar tment  -
-  a  d iscree t ly  funct ion ing munic ipa l  depar tment , 
cur rent ly  occupy ing ver y  h igh-va lue  land in  the 
C iv ic  Center  d is t r ic t  - -  be  re located here .

5 . 6

Ve t e r a n s ’  Pa r k

PA R K S  A N D  R E C R E AT I O N

This proposal takes advantage of the deflected vista, to celebrate the entrance to Surfside when approaching from the south.

As par t  o f  tha t  move and the  redes ign of  the  park  to 
accommodate  the  new use,  i t  was proposed tha t  a 
new icon ic  Town ent rance s t r ucture ,  to  house the 
Pub l ic  Works Admin is t ra t ion,  be  s i tua ted such as 
to  prov ide  an appropr ia te  new c iv ic  se t t ing  for  the 
Veterans’  memor ia l  and as we l l  as  formal  v isua l 
te rminat ion for  the  def lec ted nor thbound Col l ins 
Avenue t ra f f ic ,  fo r  v is i to rs  enter ing  the  town f rom 
the south .

The new Veterans’  park  would  en joy a  qu ie ter  more 
re f lec t ive  se t t ing .

Existing conditionsIllustrative rendered Site plandiagram showing the park’s location within the  
Neighborhood
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B e a c h  Wa l k

General Principles
An appropriate and sustainable balance between beach access 
and recreational utilization, and beach protection, must be 
considered.  To that end, access points which traverse dune 
systems should be limited in number and carefully planned.  
Beach paths which parallel the shoreline, and which provide 
both emergency access as well as recreational opportunities, 
need to be strategically situated and designed as to maximize 
their utility and recreational aspects with minimal cost and 
impact to the natural systems.  In general, natural areas should 
be planted with native species and in a manner that is not 
susceptible to erosion, and which -- ideally -- will promote the 
establishment of a viable and effectively sustainable ecotone 
over time.

Observation
The beach walk represents an under-realized natural and 
recreational amenity in its current state, and lacks a coherent 
design and/or appropriately sustainable planting scheme.  
This has resulted in an undefined zone between the existing 
beachfront properties, and the beach proper, which is creating 
spatial confusion and diluting value, along the entire beachfront 
as a whole.

Discussion
The residents of Surfside would like to see the beach walk built 
similarly to, and connected with, the one in Bal Harbour. They 
like the idea of a meandering pathway open to pedestrians 
as well as bicycles.  They would also like to see the Surfside 
beach walk incorporated into a larger regional linear beachfront 
park network.

5 . 7

proposed conceptual HARD PACK AND BEACH WALK LANDSCAPING as shown in   AN EARLIER STUDY

The beachwalk,  plan view indicating a landscaped 
meandering path traversing the entire north-
south length of surfside.

Current hard pack conditions
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5 . 7

Specific Recommendations
Update the beach walk consistent with residents’ stated desires 
and with the recommendations outlined in the Town of Surfside 
Conceptual Design Report; pedestrian beach path, as produced 
by Coastal Systems International.  In summary: 

The hard-pack should remain open to emergency and 
maintenance vehicles.   Next to the hard-pack, create a 
meandering path through a maritime forest planted with native 
trees.  Open views to the ocean in key locations.  Plant a coastal 
strand, consisting of shrubs and grasses, located between the 
beach dune and the maritime forest.  The existing beach dune 
will separate the beach from the planted zones and protect 
them from erosion.

BEACH WALK HARD PACK

The recommended beach planting scheme is as follows:
Maritime forest
	 Sea grape
	 Gumbo limbos
	 Pigeon plum
	 Myrsine
	 Wild coffee
Coastal strand
	 Wax myrtle
	 Saw palmetto
	 Cocoplum
	 Sea lavender
	 Inkberry
	 Bay cedar
Beach dune
	 Beach bean
	 Railroad vine
	 Dune sunflower
	 Seapurslane
	 Sea oat
	 Blanket flower

B E A C H  W A L K

Beachwalk landscaping plan diagram

Beachwalk landscaping section diagram
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Bay-s ide  pocket  parks ,  located a t  the  western 
te rminus of  east -west  s t ree ts ,  can prov ide  a 
more in t imate  se t t ing  for  admir ing  the  bay v iews.  
These parks would  a lso be more c lose ly  a f f i l i a ted 
wi th  the  actua l  s t ree ts  tha t  they te rminate .  Some 
parks cou ld  suppor t  l imi ted f ish ing and kayak 
launch ing.  

B a y - S i d e  P o c k e t  Pa r k s

5 . 8PA R K S  A N D  R E C R E AT I O N

ILLUSTRATIVE plan of a typical bay-side street-end parks

Existing street-ends and associated ROW provide an unrealized opportunity for more immediate and intimate connection with the Bay Side.
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B e a c h - S i d e  P o c k e t  Pa r k s

5 . 9PA R K S  A N D  R E C R E AT I O N

Illustrative rendering,  looking toward ocean,  showing proposed beach-side parks with casual sitting 
areas and improved resident amenities. 

Existing street-end

The proposed beach-s ide  p lazas a lso prov ide 
an oppor tun i ty  to  in t roduce a  more e legant ly 
access ib le  t rans i t ion  between the  ex is t ing s t ree t 
ends and the  beach,  more e f fec t ive ly  l ink ing the 
res ident ia l  ne ighborhoods west  o f  Co l l ins  to  the 
water f ront .   The p lazas are  a lso des igned to  o f fe r 
in formal  ga ther ing p laces a t  beach ent rances,  and  
prov ide  much needed res ident  ameni t ies .
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5 . 9PA R K S  A N D  R E C R E AT I O N

Diagram of beach-end park furniture

Illustrative rendering of proposed beach-side PARK,  looking toward plaza and showing foot wash, 
improved access,  including ADA-compliant ramps,  casual seating and beach overlook,  etc.

ILLUSTRATIVE plan of typical beach-side street-end parks
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Wa l k i n g  B o u l e v a r d s  - 
C o n n e c t i n g  T h e  Pa r k s

96th ST.
PARK

INDIAN CREEK
VILLAGE PARK

TOT 
PARK

VETERAN’S
PARK

An “emera ld  neck lace”  o f  ne tworked parks,  open 
space,  and communi ty  ameni t ies  is  proposed to 
r un throughout  Sur fs ide ,  f rom 96th  St ree t  Park  to 
Veterans’  Park ,  and connect ing  to  both  the  Beach 
Walk  and the  communi t ies  o f  Ba l  Harbour  and 
Nor th  Beach,  crea t ing a  fu l l  pedest r ian  loop in  and 
around Sur fs ide  and connect ing  to  the  reg iona l 
b ike  ne twork .

B ike  paths a long Hard ing Avenue wi l l  a lso he lp  t ie 
the  commerc ia l  d is t r ic t  in to  th is  comprehens ive 
pedest r ian/b icyc le  ne twork .    Condo owners  wi l l 
now have two fantas t ic  wa lk ing/cyc l ing opt ions 
ava i lab le  to  them.

Above:   bay drive street section,  showing integrated 
pedestrian path

Right:   Illustrative network plan show route of 
comprehensive,  community-wide bicycle/pedestrian 
“emerald Necklace.”

5 . 1 0



A 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  2 . 6
2.6.1 INTRODUCTION
2.6.2 URBAN REGULATING PLAN
2.6.3 “GREEN” BUILDINGS & LEED CERTIFICATIONS
2.6.4 FORM-BASED CODES

Proposed improvements to harding avenue
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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.  

6 . 1
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recently built condos along the beach-front Existing art Deco apartments along Collins avenue

a TYPICAL small SURFSIDE HOUSE in Modern 
style

another  TYPICAL SURFSIDE HOUSE in mediterranean 
style
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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.  

6 . 1A 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 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) .

6 . 1A 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
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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.

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
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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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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

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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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

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 .

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
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L A N D S C A P E  R E G U L AT I O N S  2 . 7
2.7.1 INTRODUCTION
2.7.2 STORM WATER RETENTION

96th street
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L A N D S C A P E 
R E G U L AT I O N S

  Bay to  ocean thoroughfare  sect ion i l lus t ra tes  contex t  spec i f ic  landscape e lements  in  a  cross- is land f ramework .

7 . 1

General Principles
Landscaping, particularly in lush, tropical settings like South 
Florida, can be used to help create visual unity and coherence, 
and also to help articulate important or special places within 
a community context.  More importantly -- street trees shade 
pedestrian pathways, helping to encourage and promote 
walkability, and provide spatial definition for the street in 
addition to a practical, as well as perceptual, measure of 
insulation from nearby traffic.  

Landscape can also play a role in “green” communities, in 
terms of moderating micro-climatic impacts, and in terms of 
the suitability of the species deployed, relative to their location 
and climatic conditions in which they will reside.

Observation
There is, at present, no coherent landscaping scheme in 
Surfside to speak of, leading to a discordant visual effect, as 

well as some very real potential safety hazards, in terms of 
intersection sight lines, “eyes on the street,” etc.  In addition, 
the combination of a lack of the street trees, and relatively wide 
residential streets, results in an unsafe and unpleasant walking 
environment -- counterproductive to encouraging walking and/
or biking as viable transportation modes and/or recreational 
activities, within the residential neighborhoods of Surfside.

Discussion
The residents stated that they would like more street trees, as it 
is uncomfortable to walk in Surfside without shade.  They also 
expressed a strong desire for a safer walking environment, 
though many were not willing to give up space in their front 
yards to make room for sidewalks.   That may have been a 
perceptual problem, however, as the needed space in question 
would mostly comprise existing municipal right-of-way, 
however the sentiment was sincere, and also reflected concern 
over a potential impact to on-street parking, as well as any 
costs associated with implementation.

TOP LEFT :   Shade t rees he lp  to  create  a  more 
a t t ract ive  and comfor tab le  wa lk ing exper ience.

ABOVE :   Manicured hedges can prov ide pr ivacy  where 
des i red,  but  a lso can present  sa fe ty  issues,  reduce 
ne ighbor ly  in teract ion,  and cont r ibute  to  an overa l l 
sense of  anonymi ty.

LEFT :   A  un i f ied p lant ing scheme can he lp  br ing v isua l 
coherence to  Sur fs ide s t reets .
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7 . 1

Specific Recommendations
Comprehensive Street Landscaping Regulations
Because of the unique and often conflicting desires and 
objectives related to enhancing the visual coherency of the 
neighborhoods, while also improving pedestrian comfort and 
safety, a comprehensive solution was proposed that attempts 
to address all of those issues within one overall design 
framework.

Specifically, it is recommended that a comprehensive system 
of planting street trees within the existing right-of-way, and 
more importantly, within the existing paved portion of the street 
(see images), be implemented in such a way that:  

The perceived visual width of the street is reduced, thereby 
encouraging traffic to move more slowly; 
Storm water run off and absorption is not impeded and 
ideally, improved; 
On-street parking is not appreciably impacted or reduced, 
nor driveway access; 
Bike lanes and “virtual” sidewalks are added to the 
carriageway (lane) such that when one car is traveling 
down the street, a clearly delineated pedestrian path 
is perceptible but that:   a. The street will function as an 
effective “yield street” when oncoming cars approach; 
i.e., they will both be obliged to slow and, if necessary, 
“encroach” upon the virtual pedestrian/bike lanes, in order 
to pass, and b. Worst case scenario, pedestrians can 
always step between trees and/or parked cars, as needed, 
for additional safety.   While this is not ideal, it represents an 
effective compromise, given all of the practical constraints 
placed upon the resolution of this particular issue, and 
lastly; 
It is felt that this approach (along with the removal or 
relocation of the existing overhead power lines) will provide 
sufficient visual coherency as to allow for a significant level 
of landscaping “flexibility” within private yards (beyond the 
actual R.O.W., subject to safety considerations.

Specific recommendations are as follows:  Plant street trees 
along all residential streets for a continuously shaded walking 
network, but switch to palm trees at intersections to allow more 
light and better visibility at these location.  

1.

2.

3.

4.

5.

L A N D S C A P E  R E G U L AT I O N S

Typical bay to ocean thoroughfare plan illustrates context specific landscape elements 
in a cross-island framework.
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7 . 1L A N D S C A P E  R E G U L AT I O N S

ILLUSTRATIVE BEACH ACCESS LANDSCAPE section Diagram: 
Not To Scale

Improve 91st street by creating a more formal axis through the 
town from Indian Creek Village to Collins.  Plant shade trees 
along the street with palm trees at the intersections.  

Create a jogging and cycling loop around Surfside, connecting 
all existing parks and the proposed street-end parks along Bay 
Drive with the beach through the use of an integrated network 
of footpaths, sidewalks, and designated bike lanes.   Plant a 
different species of trees along this route, to help denote the 
significance of this path.

A plant species list should be developed and implemented, 
which promotes and requires the use of species specifically 
native to, or appropriately acclimated to, the localized and 
regional climatic conditions the area is subjected to.  
Recommended species are
:
Residential neighborhood.
	 Live oaks
	 Mahoganies
	 Gumbo limbos
	 Hurricane palms at intersections
Downtown
	 Hurricane palms
	 Coconut palms towards the beach

And lastly, fence and hedge regulations should be developed 
as well as standards for their maintenance.

ILLUSTRATIVE COMMERCIAL AREA LANDSCAPE section Diagram:
Not to scale
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S t o r m  Wa t e r  R e t e n t i o n

7 . 2

Above:  generic examples of landscaped BIO-
RETENTION swaleS

There  are  severa l  issues re la ted to  s torm water 
management  best  pract ices and potent ia l  s torm 
water  management  s t ra teg ies  for  the    Town of 
Sur fs ide .   The f i rs t  is  re la ted to  the  un ique nature 
o f  South  F lor ida ’s  topography and hydro logy;  the 
second re la tes  spec i f ica l ly  to  Sur fs ide ’s  h is tor y 
and the  costa l  bar r ie r  is lands in  genera l .

The h is tor y  o f  Sur fs ide  is  the  same h is tor y  as   most 
o f  South  F lor ida  bar r ie r  is lands,  such as Miami 
Beach.    The Town was once a  low ly ing bar r ie r 
is land compr is ing a  beach,  coasta l  dune area,  and 
a  bays ide mangrove es tuar y,  which was la te r  f i l l ed 
in  to  he lp  crea te  the  deve lopab le  area  now known 
as Sur fs ide .   L ike  most  bar r ie r  is lands,  the  re la t ive 
lack of  e leva t ion,  a long wi th  water  qua l i ty  issues 
assoc ia ted wi th  the  hea l th  o f  the  bay,  compl ica te 
the  issue of  s torm water  management .

In  genera l ,  most  urban ized areas are  have s t ree t 
sect ions opt imized around pedest r ian  movements 
and walkab i l i ty,  which of ten  means a  cont inuous 
curb and gut te r,  s idewalks ,  and s torm sewers, 
and tha t  is  indeed the  case in  Sur fs ide ’s  mixed-
use downtown area.    In  many res ident ia l  a reas 
throughout  South  F lor ida ,  however,  the  s t ree ts 
have no curb or  s idewalk ,  and an open swale  (and/
or  s imply  a  pr iva te  lawn)  act ing as  the  pr imar y 
condui t  fo r  conveyance,  re tent ion,  in f i l t ra t ion  and 
recharge.  

In  these ins tances,  the  in t roduct ion   and use of 
b io- re tent ion  swales can dramat ica l ly  enhance 
the  qua l i ty  and nature  o f  s tormwater  management 
by managing s torm water  a t  the  source,  a l lowing 
ra in fa l l  to  be  re turned to  the  natura l  cyc le  as  ear ly 
in  the  urban ized env i ronment  as  poss ib le .    B io-
re tent ion  swales are  an exce l len t  too l  for  captur ing 
and re ta in ing s torm water  on s i te ,  and a l lowing for 

L A N D S C A P E  R E G U L AT I O N S

Right:   Illustrative diagrams showing typical
“Green” street sections
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The Discover y  Center  park ing lo t  fea tures b ioswales p lanted 
wi th  nat ive  spec ies  that  f i l te r  po l lu tants  f rom park ing lo t 
runof f.

7 . 2L A N D S C A P E  R E G U L AT I O N S

both f i l t ra t ion and recharge a t  the  source,  thereby 
min imiz ing  the  need for  cost ly  conveyance and 
la rge sca le  re tent ion  fac i l i t i es .  

Such swales a lso of fe r  water  qua l i ty  improvements 
and evapot ransp i ra t ion.    In  Sur fs ide ,    cer ta in 
areas have become prob lemat ic ,  l i ke ly  due to  a 
combinat ion  of  so i l  compact ion,  which in te r fe res 
wi th  loca l i zed re tent ion  in f i l t ra t ion  capab i l i t i es ; 
grade issues,  which can cont r ibu te  to  water 
co l lec t ing in  spec i f ic  a reas and over whe lming 
the  ab i l i ty  o f  the  per v ious sur faces to  absorb 
the  r unof f  in  an e f f ic ien t  and t ime ly  fash ion;  and 
water  qua l i ty  issues,  as  the  s torm water  under 
these c i rcumstances rare ly  benef i ts  f rom the 
normal  processes assoc ia ted wi th  a  we l l  des igned 
system.

In  the  case of  Sur fs ide ,  where  there  is  cont inuous 
curb and gut te r  th roughout  the  res ident ia l  a reas, 
such a  system can be implemented through the 
use of  per iod ic  breaks in  the  curb,  which can a l low 
for  the  in t roduct ion of  b io- re tent ion  swales wi th in 
the  r igh t -of -way.   The ex is t ing s torm dra ins  would 
then be in tegra ted in to  these swales such tha t 
re tent ion,  f i l t ra t ion,  recharge and water  qua l i ty 
would  be improved pr ior  to  s torm water  en ter ing 
the  ex is t ing system. 

Wi thout  the  benef i t  o f  a  de ta i led  eng ineer ing and 
dra inage ana lys is ,  i t  i s  s t i l l  reasonab le  to  assume 
tha t  a  more focused grad ing e f for t  ta rge t ing  the 
iso la ted prob lem areas of  s tand ing water  re la ted to 
s torm events ,  cou ld  benef i t  f rom a comprehens ive 
s t ra tegy to  manage s torm water  co l lec t ion and 
t rea tment  based upon cur rent  best  pract ices, 
inc lud ing b io- re tent ion  swales and o ther  recogn ized 
“green”  techn iques.  These approaches may inc lude 
so i l  reconst i tu t ion  and spec i f ic  p lan t ing  se lec t ions 
to  opt imize  the  s torage,  evapot ranspora t ion,  and 
water  qua l i ty  improvement  oppor tun i t ies  in  each 
locat ion.
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T h i s  s e c t i o n  i s  f o r  a n y  i s s u e s  t h a t  f e l l 
o u t s i d e  o f  t h e  s p e c i f i c  c a t e g o r i e s  o u t l i n e d 
i n  t h i s  d o c u m e n t  b u t  t h a t  o t h e r w i s e  h a v e 
r e l e v a n c e  t o  t h i s  p a r t i c u l a r  p r o c e s s  a n d  t h e 
r e s u l t a n t  C i t i z e n ’ s  M a s t e r  P l a n  f o r  S u r f s i d e 
- -

F i r e  S t a t i o n s
W h i l e  n o  i d e a l  l o c a t i o n  f o r  a  f i r e  s t a t i o n  w a s 
s p e c i f i c a l l y  i d e n t i f i e d  d u r i n g  t h e  c h a r r e t t e , 
t h e r e  w e r e  t h r e e  p o t e n t i a l  o p t i o n s  t h a t  w e r e 
c o n s i d e r e d  v i a b l e  b y  r e s i d e n t s :  T h e  t w o  v a c a n t 
l o t s  o n  9 6 t h  S t r e e t  b e t w e e n  A b b o t t   A v e n u e  a n d 
B y r o n  A v e n u e  c o u l d  b e  u s e d ,  h o w e v e r,  t h e  To w n 
w i s h e s  t o  m a k e  t h a t  p r o p e r t y  c o m m e r c i a l .    A 
f i r e  s t a t i o n  c o u l d  u s e  s o m e  o f  t h e  l a n d  s o u t h 
o f  t h e  To w n  H a l l  w h e r e  t r u c k s  w o u l d  e n t e r  a 
g a r a g e  o f f  H a r d i n g  a n d  p u l l  o u t  o n  C o l l i n s , 
h o w e v e r  t h i s  p r o p e r t y  i s  d e s i g n a t e d  a s  p a r t 
o f  t h e  c i v i c  c e n t e r  c o m p l e x  a n d  m a y  a l s o  b e 
u s e d  i n  o t h e r  w a y s .    A n d  l a s t l y  o p t i o n  w o u l d 
b e  t o  l o c a t e  i t  a t  o r  n e a r  t h e  a r e a  p r o p o s e d  t o 
r e c e i v e  t h e  r e l o c a t e d  p u b l i c  w o r k s  d e p a r t m e n t 
a t  t h e  c u r r e n t  Ve t e r a n s ’  Pa r k .  

B a y  H a r b o r  B r i d g e
E v e n  t h o u g h  n o t  o w n e d  o r  c o n t r o l l e d  b y  t h e 
To w n  o f  S u r f s i d e ,  w e  r e c o m m e n d  t h a t  B a y 
H a r b o r  m o d i f y  t h e  b r i d g e  o n  9 6 t h  S t r e e t  t h a t 
c o n n e c t s  t h e  t w o  t o w n s  t o  i n c l u d e  l a r g e r 
s i d e w a l k s  a n d  b e n c h e s ,  a n d  t o  r e n d e r  i t  m o r e 
a r c h i t e c t u r a l l y  p l e a s i n g .    T h i s  w o u l d  a l l o w 
b e t t e r  w a l k a b i l i t y  b e t w e e n  t h e  t w o  t o w n s  a n d 
t h e  t w o  b u s i n e s s  d i s t r i c t s ,  b e n e f i t i n g  b o t h .

S t r e e t s  A n d  P u b l i c  S p a c e
T h e  b u s  s t o p  i n  f r o n t  o f  P u b l i x  s h o u l d  b e 
m o v e d  b a c k  o f f  t h e  s i d e w a l k .

W e  r e c o m m e n d  t h a t  P u b l i x  i m p r o v e  t h e  s p a c e 
b e t w e e n  t h e i r  g r o u n d  l e v e l  p a r k i n g  ( u n d e r  t h e 
s t o r e )  a n d  t h e  s i d e w a l k  b y  c r e a t i n g  s h a l l o w 
r e t a i l  s p a c e  t o  e n h a n c e  t h e  b u s i n e s s  d i s t r i c t 
o n  t h e  s o u t h  e n d  o f  H a r d i n g .

N e w  B u i l d i n g s / G r e e n  Te c h n o l o g y
A l l  n e w  c o m m e r c i a l  b u i l d i n g s  s h o u l d  b e  L E E D 
c e r t i f i e d .

T h e  n e w  P u b l i c  W o r k s  b u i l d i n g  c o u l d  i n c l u d e 
s o l a r  p a n e l s  t o  p o w e r  a n  a l l - e l e c t r i c  f l e e t  o f 
v e h i c l e s  f o r  t h e  To w n .

T h e r e  s h o u l d  b e  i n c e n t i v e s ,  s u c h  a s  n o  p e r m i t 
f e e s  f o r  a d d i n g  s o l a r  o r  w i n d  p o w e r,  a n d  o t h e r 
e n v i r o n m e n t a l l y  c o n s c i o u s  a c t i o n s .

R e t e n t i o n  o f  O n e  Wa y  Pa i r s
T h o u g h  t h e  c o n s u l t a n t  t e a m  c l e a r l y  a d v o c a t e s 
i n  f a v o r  o f  r e v e r t i n g  t h e  c u r r e n t  o n e - w a y 
p a i r  o f  C o l l i n s  a n d  H a r d i n g  A v e n u e s  t o  t h e i r 
h i s t o r i c a l  t w o - w a y  c o n f i g u r a t i o n ,  i t  a l s o 
r e c o g n i z e s  t h a t  s u c h  a  p r o p o s a l  w o u l d  h a v e 
t o  u n d e r g o  a d d i t i o n a l  p o l i t i c a l  a n d  t e c h n i c a l 
f e a s i b i l i t y  a n a l y s i s  a n d  t h a t  i t  i s  p o s s i b l e 
t h a t  t h e  e f f o r t  t o  e f f e c t  t h e  c o n v e r s i o n  m a y 
u l t i m a t e l y  n o t  p r e v a i l .   T h e r e f o r e  t h e  q u e s t i o n 
r e m a i n s  a s  t o  w h a t  t h e  i m p a c t  w o u l d  b e  o n 
t h e  r e s t  o f  t h e  C i t i z e n ’ s  M a s t e r  P l a n  a n d  o t h e r 
s p e c i f i c  i m p r o v e m e n t  i n i t i a t i v e s ,  s h o u l d  t h i s 
o n e - w a y  c o n v e r s i o n  n o t  t a k e  p l a c e .

I n  g e n e r a l ,  a l l  o f  t h e  o t h e r  r e c o m m e n d a t i o n s 
o u t l i n e d  i n  t h i s  b o o k  c a n  b e  i m p l e m e n t e d  m o r e -
o r - l e s s  a s  d e s c r i b e d  i n  t h i s  d o c u m e n t ,  i f  b o t h 
H a r d i n g  a n d  C o l l i n s  r e m a i n  i n  t h e i r  c u r r e n t 
o n e - w a y  p a i r  c o n f i g u r a t i o n .   T h e  a r e a s   o f  t h e 
p l a n  t h a t  w i l l  b e  m o s t  s i g n i f i c a n t l y  i m p a c t e d , 
o f  c o u r s e ,  w i l l  b e  t h o s e  a r o u n d  H a r d i n g  a n d 
C o l l i n s  A v e n u e s .

B e c a u s e  t h e  s a m e  t o t a l  n u m b e r  o f  n o r t h -
s o u t h  l a n e s  w i l l  b e  n e c e s s a r y  r e g a r d l e s s  o f 
w h i c h  c o n f i g u r a t i o n  g o e s  f o r w a r d ,  i f  t h e  o n e -
w a y  p a i r  s t a y s  i n  p l a c e ,  H a r d i n g  w i l l  r e m a i n  3 
l a n e s  s o u t h b o u n d ,  w h i c h  w i l l  e l i m i n a t e  m a n y 
o f  t h e  p r o p o s e d  s t r e e t s c a p e  e n h a n c e m e n t s 
a s s o c i a t e d  w i t h  t h a t  t h o r o u g h f a r e  - -  i n  b o t h 
t h e  c o m m e r c i a l  a n d  r e s i d e n t i a l  a r e a s  o f 
t o w n .

T h i s  w i l l  m e a n  a  l e s s  s a f e  a n d  a t t r a c t i v e 
d o w n t o w n  s h o p p i n g  a r e a ,  a n d  a  m u c h  l e s s 
a p p e a l i n g  r e s i d e n t i a l  b o u l e v a r d  o n  H a r d i n g , 
s o u t h  o f  t h e  d o w n t o w n .    R e g a r d l e s s ,  t h e 
s a m e  b a s i c  t r a f f i c  c a l m i n g  s t r a t e g i e s  w i l l 
s t i l l  a p p l y  - -  t h a t  b e i n g  t o  r e d u c e  l a n e 
w i d t h s  t o  t h e  a b s o l u t e  m i n i m u m  p o s s i b l e  t o 
h e l p  r e d u c e  a m b i e n t  s p e e d  a n d  i m p r o v e  t h e 
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v i s u a l  m e r c h a n d i s i n g  o p p o r t u n i t i e s ,  w i d e n i n g 
s i d e w a l k s  a n d  a d d i n g  s t r e e t  t r e e s ,  p e d e s t r i a n -
s c a l e d  l i g h t i n g ,  t o  i m p r o v e  t h e  p e d e s t r i a n 
e n v i r o n m e n t ,  e t c .

S o u t h  o f  t h e  d o w n t o w n  s h o p p i n g  a r e a ,  n a r r o w e r 
l a n e s  a n d  w i d e r  p l a n t i n g  s t r i p s  s h o u l d  s t i l l 
b e  i m p l e m e n t e d ,  t o  b o t h  b e a u t i f y  t h e  s t r e e t , 
s l o w  t h e  t r a f f i c ,  h e l p  s h a d e  t h e  s i d e w a l k s , 
a n d  p r o v i d e  t h e  m a x i m u m  o f  a c c e s s  a n d 
m a n e u v e r i n g  s p a c e  o u t s i d e  o f  t h e  t r a v e l w a y 
b e t w e e n  t h e  c u r b  c u t  a n d  d r i v e w a y s  l i n i n g  t h e 
s t r e e t .

O n e - w a y  p a i r s  w i l l  s t i l l  m e a n  e x c e s s i v e 
t u r n i n g  m o v e m e n t s  d o w n t o w n  a n d  c o m p l i c a t e d 
p e d e s t r i a n  c r o s s i n g s ,  b u t  p r i o r i t i z e d  e a s t - w e s t 
c o n n e c t i o n s  ( p a r t i c u l a r l y  i n  t h e  a r e a  a r o u n d 
t h e  n e w  C o m m u n i t y / C i v i c  C e n t e r ) ,  c o u l d 
s t i l l  b e n e f i t  f r o m  a  m o r e  p e d e s t r i a n - c e n t r i c 
a p p r o a c h ,  a n d  t h e  p r o p o s e d  c o m p r e h e n s i v e 
p e d e s t r i a n  d i s t r i c t  a r o u n d  t h e  C i v i c  C e n t e r 
c o u l d  s t i l l  f a c i l i t a t e  s a f e r  c r o s s i n g s  o f  C o l l i n s 
w h i l e  m a i n t a i n i n g  t h e  a b i l i t y  t o  c l o s e  9 3 r d 
s t r e e t  f o r  s p e c i a l  e v e n t s .

T h e  q u e s t i o n  w o u l d  r e m a i n  a s  t o  w h e t h e r 
o r  n o t  t h e  a d d i t i o n a l  t u r n  m o v e m e n t s 
a s s o c i a t e d  w i t h  t h e  o n e - w a y  p a i r s  w o u l d 
s t i l l  e n c o u r a g e  c u t - t h r o u g h  t r a f f i c  i n  t h e 
r e s i d e n t i a l  n e i g h b o r h o o d s ,  t h o u g h  h o p e f u l l y, 
t h e  p r o p o s e d  m i t i g a t i o n  s t r a t e g i e s  w o u l d  h e l p 
w i t h  t h a t  i s s u e .
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A movable  f loa t ing dock can prov ide conven ient  access for 
school  ch i ldren between Sur fs ide and Bay Harbor  Is land 
dur ing the morn ing and a f ternoon t r ips  to  and f rom school .  
A t  a l l  o ther  t imes,  the  br idge remains open to  mar i t ime 
nav igat ion.

M I S C E L L A N E O U S 8

P e d e s t r i a n  B r i d g e  To  B a y  H a r b o r
T h e r e  w a s  c o n c e r n  v o i c e d  o v e r  t h e  b o t h  t h e 
d i s t a n c e  a n d  t h e  n a t u r e  o f  t h e  p a t h  c u r r e n t l y 
r e q u i r e d  b y  S u r f s i d e ’ s  s c h o o l  a g e  c h i l d r e n , 
t o  r e a c h  t h e i r  e l e m e n t a r y  s c h o o l  i n  n e a r b y 
B a y  H a r b o r  I s l a n d ,  w h i c h  i n c l u d e d  c r o s s i n g  a 
b u s y  v e h i c u l a r  b r i d g e .

I t  w a s  o b s e r v e d  t h a t  e v e n  t h o u g h  t h e  e x i s t i n g 
o p t i o n s  f o r  a c c e s s i n g  t h e  p r i m a r y  s c h o o l 
w a s  v i a  a  c i r c u i t o u s  r o u t e  i n v o l v i n g  p o t e n t i a l 
d a n g e r o u s  r o a d s ,  b y  e l e m e n t a r y  s c h o o l - a g e 
s t a n d a r d s ,  t h e  s c h o o l  i t s e l f  w a s  r e l a t i v e 
c l o s e  b y,  a s  t h e  c r o w  f l i e s ,  b u t  s e p a r a t e d  b y 
a  n a v i g a b l e  c a n a l .   T h e  p o s s i b i l i t y  o f  c r e a t i n g 
a  b r i d g e  l i n k  w a s  d i s c u s s e d  a n d  t h o u g h t  t o  b e 
a  v e r y  a t t r a c t i v e  m e a n s  o f  c i r c u m v e n t i n g  t h e 
d i f f i c u l t i e s  i n h e r e n t  i n  t h e  e x i s t i n g  r o u t e ,  a n d 
a l l o w i n g  t h e  c h i l d r e n  t o  r e a c h  t h e i r  s c h o o l  b y 
w a l k i n g  e x c l u s i v e l y  o n  l o c a l ,  n e i g h b o r h o o d 
s t r e e t s .

H o w e v e r,  c h a l l e n g e s  w e r e  r a i s e d  i m m e d i a t e l y 
b y  l o c a l  b o a t  o w n e r s ,  w h o  e x p r e s s e d  c o n c e r n 
t h a t  s u c h  a  b r i d g e  w o u l d  c u t  o f f  t h e i r  a c c e s s 
t o  d e e p  w a t e r,  a n d  s e v e r e l y  i m p a c t  t h e i r 
p r o p e r t y  v a l u e s .

A  s i m p l e  s o l u t i o n  i s  r e c o m m e n d e d  b y  t h e 
c o n s u l t a n t  t e a m ,  w h i c h  i s  t o  p l a c e  t h e  b r i d g e 
a c c e s s  p o i n t s  a l o n g  e x i s t i n g  r i g h t - o f - w a y s , 
t h e r e b y  e l i m i n a t i n g  a n y  c o n c e r n s  a n d / o r 
c h a l l e n g e s  b a s e d  u p o n  p r o p e r t y  a c q u i s i t i o n 
i s s u e s ,  a n d  t h e n  c o n s t r u c t  t h e  b r i d g e  i n  a  n o n -
c o n v e n t i o n a l  f a s h i o n ,  u s i n g  f i x e d  o r  f l o a t i n g 
d o c k  t e c h n o l o g y,  w h i c h  i s  a n  i n e x p e n s i v e  a n d 
p r o v e n  t e c h n o l o g y  ( w i d e l y  u s e d  o n  t h e  w e s t 
c o a s t  o f  t h e  U S ) .

T h e  a d v a n t a g e  o f  t h i s  s y s t e m  i s  t h a t  t h e 
o p e r a b l e  “ s p a n ”  o f  t h e  b r i d g e  i s ,  i n  e f f e c t , 
e s s e n t i a l l y  a  r a f t ,  w h i c h  c a n  e a s i l y  a n d 
q u i c k l y  b e  m a n e u v e r e d ,  b y  h a n d  ( f a c i l i t a t e d 
b y  a  s i m p l e  c r a n k i n g  m e c h a n i s m ) ,  f r o m  o p e n 
t o  c l o s e d  p o s i t i o n s ,  a n d  b a c k  a g a i n ,  b y  e i t h e r 
a  s u p e r v i s i n g  a d u l t .   T h e  o p e r a t i o n a l  p r o p o s a l 
r e c o m m e n d e d  i s  t h e  d o c k / b r i d g e  r e m a i n  i n  t h e 
“ o p e n ”  p o s i t i o n  a t  a l l  t i m e s ,  e x c e p t  d u r i n g  t h e 
t w o  s h o r t  t i m e  p e r i o d s  d u r i n g  t h e  d a y  w h e n  i t 
i s  n e c e s s a r y  t o  a l l o w  t h e  s c h o o l  c h i l d r e n  t o 
s h o r t c u t  t h e i r  e x i s t i n g  w a l k  t o  s c h o o l .

T h e  r e s t  o f  t h e  t i m e  i t  w o u l d  p r e s e n t  n o 
h a z a r d  t o  n a v i g a t i o n ,  r e p r e s e n t i n g  n o  m o r e 
t h a n  a  t y p i c a l  d o c k ,  a n d  n e e d i n g  o n l y  m i n i m a l 
b o a t  h a n d l i n g  s k i l l s  t o  a v o i d ,  a n d  c o u l d  b e 
k e p t  l o c k e d  i n  t h e  o p e n  p o s i t i o n  u n t i l  s u c h 
t i m e  a s  a n  a u t h o r i z e d  a d u l t ,  t h e  e q u i v a l e n t 
t o  a  c r o s s i n g  g u a r d ,  i s  o n  h a n d  t o  c l o s e 
a n d  s e c u r e  t h e  “ b r i d g e ”  f o r  t h e  s h o r t  p e r i o d 
o f  t i m e  n e c e s s a r y  t o  e f f e c t  t h e  t r a n s f e r  o f 
s t u d e n t s  f r o m  S u r f s i d e  t o  B a y  H a r b o r  I s l a n d , 
a n d  b a c k  a g a i n . 
I f  i t  i s  n e c e s s a r y  f o r  a  c h i l d  t o  m a k e  t h a t  t r i p 
a t  a n y  o t h e r  t i m e  t h a t  t h e  s t a r t  o r  e n d  o f  t h e 
s c h o o l  d a y,  t h e  w i l l  s i m p l y  r e v e r t  b a c k  t o  t h e 
e x i s t i n g  r o u t e ,  a n d  e a c h  p a r e n t  c a n  a t t e n d  t o 
t h e  i s s u e s  a s s o c i a t e d  w i t h  t h a t  p a t h ,  a s  t h e y 
a r e  c u r r e n t l y  d o i n g  a t  p r e s e n t .

B a l  H a r b o u r
S i n c e  B i k e s  a r e  n o t  a l l o w e d  o n  s i d e w a l k s  o r 
b e a c h  p a t h ,  r e c o m m e n d  t o  r e s t r i p e  A 1 A  t o  a d d 
b i k e s  l a n e s  t o  c o n n e c t  H a u l o v e r  t o  S u r f s i d e 
a n d  M i a m i  B e a c h .

S u r f  C l u b
R e c o m m e n d  t o  b e a u t i f y  t h e  p r o p e r t y  a t  t h e 
e a s t  e n d  o f  9 1 s t  S t r e e t  f o r  p e o p l e  h e a d i n g 
e a s t b o u n d  t o w a r d  C o l l i n s .

Tr a f f i c  L i g h t  a t  9 0 t h  S t r e e t  a n d  C o l l i n s
C o n s i d e r  m o v i n g  l i g h t  t o  9 1 s t  S t r e e t  a n d 
C o l l i n s  t o  m a k e  i t  e a s i e r  f o r  p e o p l e  t o  e x i t  f r o m 
9 1 s t :    C u r r e n t l y,  p e o p l e  w h o  t u r n  w e s t b o u n d 
a t  C o l l i n s  a n d  9 0 t h ,  t h i n k  t h a t  t h e r e  i s  a  l i g h t 
a t  H a r d i n g  a n d  9 0 t h .    T h e r e  i s  n o t  l i g h t ,  o n l y 
a  d a n g e r o u s  c u r v e  t h a t  i s  d i f f i c u l t  t o  s e e 
a r o u n d .

B u r y i n g  t h e  p o w e r l i n e s
T h e  c o n s e n s u s  w a s  t h a t  t h e  p o w e r  l i n e s 
w o u l d  b e  b e t t e r  u n d e r g r o u n d .    M a n y  o f  t h e 
i d e a s  p r e s e n t e d  i n  t h i s  d o c u m e n t  i n  r e g a r d s 
t o  s t r e e t s c a p e  a n d  l a n d s c a p i n g  c o u l d  b e n e f i t 
f r o m  u n d e r g r o u n d  p o w e r l i n e s ,    F u t h e r  s t u d y 
n e e d s  t o  b e  d o n e ,  b u t  t h e  f i n a l  d e c i s i o n  s h o u l d 
b e  m a d e  p r i o r  t o  c e r t a i n  r e l a t e d  p r o j e c t s  b e i n g 
i n i t i a t e d .
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G E N E R A L  P R I N C I P L E S
I n  g e n e r a l ,  b o t h  t h e  p a c e  a n d  q u a l i t y  o f  t h e 
i m p l e m e n t a t i o n  o f  t h i s  M a s t e r  P l a n  v i s i o n  w i l l 
b e  i m p r o v e d  t h r o u g h  t h e  u s e  o f  a  r a t i o n a l  a n d 
w e l l  t h o u g h t  o u t  s t r a t e g y  - -  f o c u s i n g  o n  s h o r t , 
m e d i u m ,  a n d  l o n g - t e r m  g o a l s ,  a n d  b a s e d  u p o n 
f e a s i b i l i t y,  c o s t ,  p o l i t i c a l  s u p p o r t ,  a n d  e a s e 
o f  i m p l e m e n t a t i o n .

I t  i s  a l w a y s  a  g o o d  i d e a  t o  i d e n t i f y  a t  l e a s t 
o n e  t h i n g  t h a t  c a n  b e  i m p l e m e n t e d  a l m o s t 
r i g h t  a w a y,  w h i c h  w i l l  y i e l d  t a n g i b l e  r e s u l t s .  
T h i s  w i l l  h e l p  b u i l d  s u p p o r t  a n d  m o m e n t u m 
f o r  t h e  m o r e  c h a l l e n g i n g  a n d  t i m e  c o n s u m i n g 
i n i t i a t i v e s  t o  c o m e .

O B S E R V AT I O N
S u r f s i d e  e x p e r i e n c e d  b r o a d - b a s e d  c i t i z e n 
p a r t i c i p a t i o n  i n  i t s  p u b l i c  c h a r r e t t e  p r o c e s s , 
w h i c h  h e l p s  t o  e n s u r e  a  w e l l - v e t t e d  s e t  o f 
i d e a s  a n d  r e c o m m e n d a t i o n s ,  a s  w e l l  a s  b r o a d 
p u b l i c  s u p p o r t  f o r  b o t h  t h e  g e n e r a l  c o n c e p t s , 
a n d  s p e c i f i c  p r o p o s a l s ,  o u t l i n e d  i n  t h i s  r e -
p o r t . 

T h a t  a l s o  m e a n s  t h a t  t h e  c o m m u n i t y  o f  S u r f -
s i d e  i s  w e l l  p o s i t i o n e d  t o  r e a l i z e  m o s t ,  i f  n o t 
a l l ,  o f  t h e  o b j e c t i v e s  d e s c r i b e d  i n  t h i s  d o c u -
m e n t ,  i f  i t  i s  a b l e  t o  c r e a t e  a n d  s u s t a i n  m o -
m e n t u m ,  a s  w e l l  a s  a d h e r e  t o  t h e  f u n d a m e n t a l 
p r i n c i p l e s  u p o n  w h i c h  t h e s e  m a n y  i d e a s  a r e 
b a s e d .

9

I M P L E M E N TAT I O N 
S T R AT E GY / N E X T  S T E P S

D I S C U S S I O N
T h e r e  a p p e a r s  t o  b e  b o t h  p o l i t i c a l  a s  w e l l  a s 
b r o a d - b a s e d  c o m m u n i t y  s u p p o r t  f o r  m o s t  o f 
t h e  i d e a s  p r e s e n t e d  i n  t h i s  b o o k l e t ,  t h e r e f o r e 
t h e  p r i m a r y  f o c u s  s h o u l d  b e  o n  d e v e l o p i n g 
a n d  p r i o r i t i z i n g  a  s p e c i f i c  i m p l e m e n t a t i o n 
s t r a t e g y,  a n d  o n  i d e n t i f y i n g  k e y  r e s o u r c e s  f o r 
m o v i n g  f o r w a r d .

S P E C I F I C  R E C O M M E N D AT I O N S 
S p e c i f i c  s h o r t / m e d i u m - t e r m  r e c o m m e n d a -
t i o n s  a r e  a s  f o l l o w s :

I d e n t i f y  k e y  i s s u e s  f o r  f u r t h e r  f e a s i b i l i t y 
a n a l y s i s  a n d  d e t a i l e d  d e s i g n  f o c u s ,  s u c h 
a s  o n e - w a y  p a i r  r e v e r s i o n ,  a n d  b e g i n  c o n -
s u l t a n t  s c o p i n g  e x e r c i s e  f o r  m o v i n g  f o r-
w a r d .
B e g i n  i m p l e m e n t i n g  t h e  m o s t  r e a d i l y  f e a -
s i b l e  a g e n d a s ,  p r i o r i t i z e d  o n  t h e  b a s i s  o f 
n e e d  a n d  a f f o r d a b i l i t y,  t o  m a x i m i s e  i m m e -
d i a t e  i m p a c t .   I n  t h i s  c a s e  t h a t  w o u l d  b e 
t h e  i n c r e m e n t a l  t r a f f i c  c a l m i n g  s t r a t e g y.
B e g i n  i d e n t i f y i n g  k e y  f u n d i n g  t e c h n i q u e s 
a n d  a p p r o a c h e s  f o r  i m p l e m e n t i n g  m a j o r 
c a p i t a l  i m p r o v e m e n t  p r o g r a m s ,  s p e c i f i -
c a l l y  s t r e e t s c a p e  e n h a n c e m e n t s  a n d  m u -
n i c i p a l  p a r k i n g  d e c k s .
I n i t i a t e  d i a l o g u e  w i t h  k e y  p r o p e r t y  o w n e r s 

•

•

•

•

w h o s e  p a r t i c i p a t i o n  i s  c r i t i c a l  t o  m o v i n g 
f o r w a r d  w i t h  s p e c i f i c  r e c o m m e n d a t i o n s 
w i t h i n  t h e  p l a n ;  i . e . ,  t h e  p r o p e r t y  o n  t h e 
s o u t h w e s t e r n  c o r n e r  o f  9 6 t h  S t r e e t  a n d 
H a r d i n g  A v e n u e .
C o n t i n u e  p u b l i c  o u t r e a c h  i n i t i a t i v e s  t o 
h e l p  e n s u r e  c o n t i n u e d  p u b l i c  s u p p o r t ,  i n -
c l u d i n g  t h e  o n g o i n g  w o r k  o f  v a r i o u s  c i t i -
z e n  c o m m i t t e e s .
I m m e d i a t e l y  b e g i n  t h e  p r o c e s s  o f  d e v e l -
o p i n g  a  v i a b l e  a n d  l e g a l l y  c r e d i b l e  Fo r m -
B a s e d  C o d e ,  m o d e l e d  u p o n  t h e  i n s i g h t s 
a n d  c o m m u n i t y  i n p u t s  c a t a l o g e d  i n  t h i s 
d o c u m e n t .   A p p l y  a s  s o o n  a s  p o s s i b l e .
I d e n t i f y  k e y  i n c e n t i v e  z o n i n g  s t r a t e g i e s  t o 
h e l p  e n c o u r a g e  r a p i d  a d o p t i o n  o f  k e y  f e a -
t u r e s  o f  t h e  P l a n  a n d  Fo r m - B a s e d  C o d e
D e v e l o p  a n d  i m p l e m e n t  l a n d s c a p e  c o d e , 
i m m e d i a t e l y.
M o v e  f o r w a r d  w i t h  d e t a i l e d  p l a n n i n g  a n d 
d e s i g n  o f  r e s i d e n t i a l  s t r e e t s c a p e  a n d  p e -
d e s t r i a n  i m p r o v e m e n t s .   E x p l o r e  f u n d i n g 
m e c h a n i s m s .
D e v e l o p  a n d  i m p l e m e n t  c o m p r e h e n s i v e 
d o w n t o w n  p a r k i n g  d i s t r i c t .   I n v e s t i g a t e 
s t a t e - o f - t h e - a r t  m a n a g e m e n t  t e c h n i q u e s .
I d e n t i f y  a n d  h i r e  c o n s u l t a n t  r e s o u r c e  t o 
d e v e l o p  a n d  i m p l e m e n t  d o w n t o w n  d e s i g n ,  
s i g n a g e  a n d  l i g h t i n g  c r i t e r i a  a n d  o r d i -
n a n c e ,  b a s e d  u p o n  s t a n d a r d s  a n d  c r i t e r i a 
i d e n t i f i e d  i n  Fo r m - B a s e d  C o d e ,  a n d  c o n -
s i s t e n t  w i t h  b e s t  p r a c t i c e s  r e t a i l  d e s i g n 
a n d  m e r c h a n d i s i n g  s t a n d a r d s .
H i r e  a  D o w n t o w n  M a n a g e r  t o  r e p r e s e n t 
a n d  m a r k e t  d o w n t o w n  m e r c h a n t s .   D e v e l o p 
s p e c i f i c  m e r c h a n d i s i n g  s t r a t e g y  a n d  p u r-
s u e  k e y  t e n a n t s .
D e v e l o p  a r c h i t e c t u r e  r e g u l a t i o n s  b a s e d 

•

•

•

•
•

•

•

•

•

u p o n  r e c o g n i z e d  S u r f s i d e  b u i l d i n g  t y p o l o -
g i e s  a n d  a r c h i t e c t u r a l  s t y l e  p r e c e d e n t s , 
a n d  i n t e g r a t e  w i t h  Fo r m - B a s e d  C o d e  a s 
s o o n  a s  p o s s i b l e .  
D e v e l o p  a n d  i m p l e m e n t  B e a c h w a l k  m a s t e r 
p l a n  a n d  s u s t a i n a b l e  l a n d s c a p i n g .
D e v e l o p  o n g o i n g  c o o r d i n a t i o n  f r a m e w o r k 
w i t h  a d j o i n i n g  c o m m u n i t i e s  t o  m a x i m i z e 
v a l u e / i m p a c t  o f  c o l l e c t i v e  i n i t i a t i v e s .
H i r e  c o n s u l t a n t  t o  b e g i n  d e t a i l  p l a n n i n g 
a n d  d e s i g n  w o r k  o n  t h e  To w n  o f  S u r f s i d e ’ s 
C o m m u n i t y  a n d  C i v i c  C e n t e r,  a n d  a s s o c i -
a t e d  c i v i c  c e n t e r  p e d e s t r i a n  d i s t r i c t .
D e v e l o p m e n t  m a r k e t i n g  p l a n  t o  k e e p  c i t i -
z e n s  i n f o r m e d  o f  o n g o i n g  p r o g r e s s ,  a n d  t o 
b u i l d  e x c i t e m e n t  b o t h  w i t h i n  t h e  c o m m u -
n i t y  a n d  i n  t h e  l a r g e r  r e g i o n a l  c o n t e x t .

•
•

•

•



A P P E N D I X  3
3.1 PLANS AND IMAGES
3.2 PLANT LIST
3.3 3-D COMPUTER ANIMATION

SITE PLAN
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IMAGES TO BE PLACEDV

1

M A S T E R  P L A N

P L A N S  A N D  I M A G E S
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1P L A N S  A N D  I M A G E S

Two-way Operations
Conversion
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1P L A N S  A N D  I M A G E S

Density Model
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P L A N T  L I S T

The recommended beach planting scheme is as follows:
Residential neighborhood.
	 Live oaks
	 Mahoganies
	 Gumbo limbos
	 Hurricane palms at intersections
Downtown
	 Hurricane palms
	 Coconut palms towards the beach

Beachwalk
Maritime forest
	 Sea grape
	 Gumbo limbos
	 Pigeon plum
	 Myrsine
	 Wild coffee
Coastal strand
	 Wax myrtle
	 Saw palmetto
	 Cocoplum
	 Sea lavender
	 Inkberry
	 Bay cedar
Beach dune
	 Beach bean
	 Railroad vine
	 Dune sunflower
	 Seapurslane
	 Sea oat
	 Blanket flower

2
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Inser t  3-D computer  an imat ion DVD here

3 - D  C omputer       
A nimation     

3




