July 7, 2026 EMAIL to City from Oscar Vazquez, Project Leader on
behalf of the Public Spaces Project Working Group:

MBNA has reviewed the recently provided 50% Miami Beach Promenade
Master Plan. We understand the document has been released to MBNA for
review, but we are not yet certain whether it has been publicly released or
broadly distributed. Our comments should therefore be understood as
preliminary observations from the perspective of the affected residential
properties and residents along the promenade.

Overall, MBNA believes the project is moving in a positive direction. The
50% plan reflects many of the concerns raised during the public meetings,
charrettes, HOA discussions, and resident input sessions. The plan also
appears to support the Organic Paths concept, which MBNA generally
believes is the better direction for the corridor, provided that the final
design properly addresses security, visibility, maintenance, drainage,
property access, and street-end operations.

The purpose of this memo is not simply to express support for one concept
over another. More importantly, it is to identify which resident concerns
appear to be included in the current proposal, which items remain unclear,
and which issues should be reviewed further before the plan advances.

1. General MBNA Position

MBNA is generally supportive of the Organic Paths concept because it
creates a greener, softer, more attractive, and more residential promenade
than a strictly linear reconstruction of the existing corridor. The curved
approach, improved landscaping, shade, stormwater features, and
enhanced pedestrian experience appear to better match the character of
Mid-Beach. That said, MBNA’s support is for the concept, not
unconditional approval of every detail. The promenade must remain safe,



open, visible, well maintained, and residential in character. It should not
become an over-programmed destination, gathering zone, or mobility hub.

2. Items That Appear to Be Included in the 50% Plan. The current
proposal appears to meaningfully address several core concerns
raised by MBNA and residents:

1. Replacement and modernization of the aging walking path.

2. Improved drainage and flooding mitigation through bioswales, bio-
retention areas, permeable areas, and related stormwater infrastructure.

3. Increased tree canopy, shade, and landscaping.

4. A more attractive and pedestrian-oriented promenade experience.

5. Improved lighting and CCTV infrastructure.

6. Dog waste stations and a more pet-friendly promenade environment.

7. Waste and recycling receptacles.

8. Clearer pedestrian connections between the promenade, adjacent
buildings, private amenity decks, and the Beachwalk.

9. Improved wayfinding and a more cohesive promenade identity.

10. A curved, softer promenade design that appears to respond to
community preference for a more natural and attractive walking
environment.

11. Recognition that the promenade should remain primarily pedestrian in
character rather than being redesigned around bikes or micromobility.
These are important positives and reflect many of the priorities MBNA has
raised throughout the planning process.

3. Items That Remain Unclear or Need Further Review

Several important concerns appear to be partially addressed, but the
current level of detail does not yet allow MBNA to determine whether
they have been fully resolved.

1. Street-end drop-off and access points.



The most sensitive operational areas are the street ends and access points
between 23rd and 29th Streets, particularly 24th, 25th, 26th, 27th, and
29th Streets. These locations already experience pedestrian movement,
beach access, short-term drop-off activity, parking activity, shower use,
bike and scooter movement, and gathering. The final design should
include a street-by-street review of each of these locations.

2. Shower locations.

MBNA has repeatedly raised concern that existing shower locations
create congregation points along the promenade and near street ends. It is
not clear from the current plans whether showers are being relocated
closer to the beach side or otherwise redesigned to reduce this issue. This
should be specifically clarified.

3. Bollards and vehicle control.

The plan references removable bollards for maintenance access, but it is
not yet clear whether the proposed bollards will be sufficient to prevent
unauthorized vehicle entry onto the promenade. MBINA believes stronger
and more deliberate vehicle-control measures should be reviewed at each
street-end access point.

4. Seating quantity and placement.

Residents supported some short-term seating and shade, but also
expressed concern that too many seating areas could encourage loitering
or vagrancy. The plan does not yet appear to provide enough detail on the
number, type, location, and intended use of seating areas.

5. Landscaping density and sightlines.

Residents support more shade and greenery, but not excessive
landscaping that creates hidden pockets or security concerns. The final
landscape plan should preserve open sightlines, especially near street ends,
building entrances, pool decks, private gates, amenity areas, and CCTV
corridors.

6. Property-by-property access.



The plan references improved access to buildings and amenity decks, but
each oceanfront property has different conditions, including pool decks,
gates, fences, private paths, resident movement patterns, and security
needs. The final design should be reviewed with each affected property
individually.

7. Pool and amenity access paths.

MBNA would like to see more detailed layouts showing how residents
will move between buildings, pool areas, private amenity decks, the
promenade, and the Beachwalk. These paths should be direct, ADA-
accessible, visible, secure, and not obstructed by landscaping, signage,
public art, bike racks, or seating.

8. Integration with the 1 Hotel and Edition areas.

It is not yet clear how the project transitions into the 1 Hotel area near
23rd Street and the Edition area near 29th Street. These edges are
important because they affect the visual continuity, pedestrian flow,
drainage, lighting, security, and wayfinding at both ends of the promenade
corridor. MBNA recommends that transition drawings be provided for
both ends.

9. Citi Bike or bike-share racks.

It 1s not clear whether Citi Bike racks or other bike-share facilities are
included in the proposed design. If any rendering or future plan includes
bike-share racks, MBNA believes they should be carefully reviewed.
Poorly placed racks could add visual clutter, increase bike and pedestrian
conflicts, and turn residential street-end areas into mobility hubs. If
included, they should be placed outside the main promenade walking zone
and should not interfere with building access, pool areas, amenity gates,
pedestrian circulation, or sightlines.

10. E-bikes, scooters, and micromobility.
The plan recognizes pedestrian experience as a priority, but MBNA
would like more clarity on how the design will discourage unsafe speeds



and conflicts between pedestrians, bikes, e-bikes, scooters, skateboards,
and other wheeled devices.
11. Drainage performance and maintenance.

The drainage concept is promising, but MBNA would like confirmation
that the final design will be supported by site-specific engineering,
groundwater review, maintenance planning, and long-term performance
standards. Bioswales and bio-retention areas must not become
maintenance burdens or standing-water areas.

12. Long-term maintenance responsibilities.

Lighting, CCTV, landscaping, dog waste stations, public art, signage,
drainage systems, and paved surfaces will only succeed if maintained
consistently. The final plan should identify maintenance expectations and
responsibilities.

4. Items That Do Not Yet Appear Fully Addressed

The following issues should be added or clarified before the plan
advances:

1. A formal street-end operations plan for 24th, 25th, 26th, 27th, and 29th
Streets.

2. A clear shower relocation or redesign plan.

3. A detailed anti-loitering strategy, including seating limits, visibility
standards, landscape controls, lighting coverage, and enforcement-
supportive signage.

4. A property-by-property review of access to pool decks, private amenity
areas, gates, fences, and service areas.

5. Clear transition plans at the 1 Hotel and Edition ends of the corridor.

6. Clarification on whether Citi Bike racks or other bike-share facilities are
proposed, and if so, where.

7. A durable public art strategy that goes beyond signage and creates a
more attractive and memorable promenade.



5. Public Art and Sea Sculpture Opportunity

MBNA supports the idea of incorporating public art into the promenade,
provided it is elegant, durable, low-maintenance, and appropriate for a
residential coastal setting. The plan includes identity signage and public
art concepts, but there may be an opportunity to do more.

MBNA recommends considering long-lasting coastal-themed public art,
sea sculptures, or sculptural elements that help define the promenade and
make it more attractive. These should be designed for salt-air durability,
hurricane resilience, low maintenance, and long-term civic value. They
should enhance the promenade without obstructing sightlines, interfering
with access, encouraging gathering problems, or making the area feel
overly commercial or tourist-oriented. Well-placed public art could help
give the promenade a distinctive identity while still preserving its quiet
residential character.

6. MBNA Recommendation

MBNA generally supports advancing the Organic Paths concept, but
recommends that the City and consultants refine the plan before final
approval to address the concerns listed above. The final design should
create a promenade that 1s:

* Safer and better lit.

* Greener and more shaded.

* Better drained and more resilient.

* Open and visible.

* Residential in character.

* Pet-friendly.

* Easy to maintain.

* Respectful of each adjacent property.

* Clear and safe at all street-end access points.

* Attractive without becoming over-programmed.



In summary, MBNA believes the current 50% Master Plan is a strong step
forward and reflects many of the recommendations residents have made
throughout the process. The Organic Paths concept appears to be the right
general direction, but the success of the project will depend on the next
level of detail, especially at the street ends, property access points, pool
and amenity connections, shower locations, signage, public art, and long-
term maintenance planning.

MBNA appreciates the City’s continued work on this important project
and looks forward to collaborating further as the plan moves toward the
next phase.



