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C h a p t e r  1 :  T h e  C h a l l e n g e

1 .1  Understanding the Challenge
The City of Miami faces a complex redevelopment challenge in the Health Distr ict ,  specif ically the
18.75-acre city-owned site currently used for industrial  and municipal functions.  This property,  located
at 1950 NW 12th Avenue and 1970 NW 13th Avenue, is  home to several key municipal departments:  Solid
Waste,  General Services Administration (GSA),  Public Works,  Parks and Recreation,  and Fire Station No.
5.  The current layout includes surface parking lots ,  storage yards,  vehicle f leets ,  and maintenance
operational uses that reflect an industrial  legacy incompatible with the evolving urban fabric of
surrounding neighborhoods.

As the Health Distr ict and Allapattah evolve into more dynamic,  mixed-use areas,  this industrial  s ite
presents a barrier to connectivity ,  v ibrancy,  and urban integration.  The city ’s  goal is  to transit ion this
site into a vibrant,  well-connected, and revenue-generating mixed-use development while maintaining
essential  municipal services and incorporating public green space.  The challenge l ies in balancing
continued civic functionality with new development that supports residential ,  commercial ,  and
recreational uses.

1 .2 Existing Context: City Uses and Transit Access
Currently zoned Civic Institution Health Distr ict (CI-HD),  the property is  regulated by Miami 21 Zoning
Code and the City ’s  Comprehensive Neighborhood Plan.  A portion of the site (approximately 5 acres) is
undergoing rezoning to Civic Space to accommodate a new public park.  The remainder must continue
to accommodate Fire Rescue operations and most municipal uses.



The area is strategically located near the Civic Center Metrorail  Station and major roadways l ike
NW 20th Street ,  offering strong multimodal transit  access.  It  is  also posit ioned near key arteries
l ike i-95,  i -395 and 836 that l ink Allapattah with Wynwood, the Miami River ,  and Downtown
Miami.  These connections make the site ideal for higher-density ,  transit-oriented
redevelopment.  However,  the area lacks pedestrian-fr iendly infrastructure and public realm
improvements that are crit ical for supporting a mixed-use,  walkable community.
  

1 .3 Historical and Community Background

Allapattah Background:  Al lapattah is one of Miami’s oldest neighborhoods,  named after the

Seminole word for "al l igator . "  Its early history is  rooted in agriculture and rai lroads,  evolving
over the decades into a working-class ,  culturally r ich community.  Allapattah’s roots trace back
to 1856,  beginning as an agricultural settlement with farms and groves.  The arrival  of the Florida
East Coast (FEC) Railroad spurred further development,  including the establishment of a 9-hole
golf  course for the Royal Palm Hotel .  As rai lroad operations expanded, the area became a
magnet for African American and Latin American immigrants seeking work,  particularly during
and after World War I .  This influx of workers laid the foundation for Allapattah’s transformation
into a diverse,  working-class neighborhood. The early 20th century saw the construction of
modest housing and the emergence of community infrastructure,  reinforcing the area's role as a
hub for industry and transit  labor.
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The mid-20th century brought civic and cultural
expansion with the growth of the Health
Distr ict ,  anchored by Jackson Memorial
Hospital ,  and the opening of Miami Stadium in
1950. In the 1980s,  Dominican immigrants began
settl ing in Allapattah in large numbers,  and by
2003, the area was formally recognized as “Litt le
Santo Domingo.”  

Today,  Allapattah remains a culturally vibrant
and economically vital  neighborhood, defined
by its r ich history,  multicultural identity ,  and
close connection to Miami’s health and
transportation infrastructure. .

Currently ,  Allapattah is home to approximately
44,000 residents,  with a predominantly
Hispanic/Latino population (approximately 84%),
a median age of 38,  and a median household
income of around $41 ,000, with a high
proportion of renters and aging housing stock.

The Health District :  The Health Distr ict serves

as a central  hub for medical care,  education,
and biomedical research,  not only for South
Florida,  but for the entire southeastern United
States.  Established with the opening of Jackson
Memorial  Hospital  in 1915,  the distr ict has
steadily evolved into one of the most signif icant
concentrations of healthcare institutions in the
nation.  Today,  it  stands as the second-largest
medical and research distr ict in the United
States,  fol lowing Houston’s Texas Medical
Center .

Jackson Memorial  Hospital  remains the anchor
institution,  offering a full  range of acute care
and trauma services and operating as the
primary teaching hospital  for the University of
Miami Mil ler School of Medicine.  
The distr ict also includes the internationally
recognized Bascom Palmer Eye Institute,  which
is consistently ranked among the top
ophthalmology centers in the U.S. ,  and the
Miami Dade College Medical Campus,  which
trains thousands of healthcare professionals
annually .  In addition,  the distr ict hosts a variety
of special ized research institutes,  including the
Diabetes Research Institute,  Braman Family
Breast Cancer Institute,  and the Batchelor
Children’s Research Institute.

This concentration of facil it ies makes the Health
District a crit ical economic and innovation
engine for Miami.  It  supports tens of thousands
of jobs and attracts patients ,  researchers ,  and
students from across the globe. With ongoing
investments and its proximity to major transit
routes and redevelopment areas l ike Allapattah,
the Health Distr ict is  poised to expand its impact
further—shaping Miami’s future as a global center
for healthcare excellence,  biotechnology,  and
medical education.

The Future Allapattah: The Allapattah

neighborhood is undergoing a pivotal
transformation,  catalyzed by two major Special
Area Plans (SAPs) :  River Landing and the Miami
Produce Center SAP. These developments
represent a shift  from Allapattah’s legacy as an
industrial  and working-class residential  distr ict
to a mixed-use,  transit-oriented urban hub.

River Landing SAP, located along the Miami
River ,  is  an 8.14-acre mixed-use project that
includes residential  towers,  retai l  space,  off ice
space,  and a waterfront park.  Opened in phases
beginning in 2020, the development has brought
national retai lers ,  restaurants,  and medical off ice
tenants to the area,  along with hundreds of
housing units .  It  physically and economically
bridges Allapattah to the Health Distr ict and
Civic Center ,  enhancing riverfront access and
public realm improvements along NW North
River Drive.  River Landing is not just a
commercial  asset ,  it  s ignals Allapattah’s
emergence as a desirable waterfront distr ict
integrated with Miami’s broader urban core.

To the west ,  the Miami Produce SAP is a visionary
redevelopment of a historic produce distr ibution
distr ict .  Spanning over 8.5 acres,  it  proposes a
dense,  high-rise,  mixed-use complex with
residential  units ,  off ice space,  hotel
accommodations,  and ground-floor retai l .  The
development embraces cutting-edge urban
design, emphasizing walkabil ity ,  public space,
and connectivity to nearby neighborhoods l ike
Wynwood. Its scale and ambition signal a long-
term investment in Allapattah as a center for
innovation,  culture,  and residential  growth.
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Together,  these SAPs mark a new chapter for
Allapattah.  They serve as anchors for
infrastructure upgrades,  improved mobil ity ,  and
economic development,  while creating
opportunities for housing,  green space,  and
cultural preservation.  As these projects evolve,
they are poised to attract new residents,
businesses,  and institutions—redefining
Allapattah as a vibrant,  inclusive neighborhood
deeply l inked to the growth of Greater Miami.

1 .4 Project Scope and Site Challenges
The City of Miami envisions a bold transformation
of its 18.75-acre Government Services
Administration (GSA) site in Allapattah into a
dynamic,  high-density mixed-use development.  
·Maintain 

Current City Uses: Aims to thoughtfully

balance civic uti l ity with urban revital ization
by preserving crit ical municipal functions,
while also integrating new residential ,
commercial ,  and public spaces.  
5-acres of Park:  A central  component of the

plan is the dedication for a publicly accessible
park,  ensuring that green space remains a key
amenity for the community.  
Density: The overarching goal is  to unlock the

site’s ful l  potential  through vertical
construction and transit ioning the site to a
higher density ,  mixed-use development
Maximize Land Value: Create a viable mixed

used development that generates long-term
revenue for the City and contributes to
Allapattah’s evolution as a l ivable,  connected
urban distr ict .

Achieving this vis ion wil l  require overcoming a
range of  s ignif icant s ite chal lenges.  The
chal lenges include:

Phased relocation or redesign of municipal
uses to al low for development:  the project
must careful ly  phase the relocation,  redesign,
or vert ical  integration of  exist ing municipal
services without disrupting essential
operations,  part icularly emergency services l ike
the f ire station.
Environmental remediation for industrial
operations (e.g. ,  fuel ,  solid waste):  the site’s
long-term industrial  use raises concerns about
soi l  and groundwater contamination,  requiring
thorough environmental  assessment and
remediation before any new construction .
Aging Inf rastructure:  the site’s  aging
inf rastructure,  such as roads,  s idewalks,  and
stormwater systems,  must be upgraded to
support higher-density development and
modern urban amenit ies .

Together,  these chal lenges underscore the need
for a comprehensive,  phased,  and col laborative
redevelopment plan that balances municipal
priorit ies with broader community and economic
development goals .

1 .5 Community and City Needs
The redevelopment of  the Al lapattah GSA site
presents a t imely opportunity to address pressing
needs identif ied by both the local  community and
the City of  Miami.  One of  the most pressing needs
is the avai labi l ity of  affordable and workforce
housing,  as r is ing property values and rents put
long-time residents at  r isk of  displacement .
Ensuring housing stabi l ity is  essential  to
preserving the social  fabric and economic
diversity of  the area.  Alongside housing,  the
community also seeks stronger economic
development through job opportunit ies and
support for  local  businesses,  part icularly in sectors
tied to the growing healthcare district .  

In addit ion,  the neighborhood requires improved
access to safe,  eff ic ient transportation options.
While transit  exists ,  i t  is  often disconnected,  and
walkabil ity remains a chal lenge due to poor
pedestrian inf rastructure.  
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Community Needs:
Affordable housing and workforce housing
options.
Improved access to transit  and safe pedestrian
routes.
Recreational and green spaces to promote
wellness.
Job opportunities and local economic
development.
Preservation of cultural identity amid
gentrif ication pressures.
Educational resources and community
learning center .  
Support for the Health Distr ict .  

The City of Miami’s redevelopment goals for the
Allapattah GSA site are guided by the need to
balance municipal operations with long-term
urban revital ization.  A primary requirement is the
uninterrupted operation of essential  civic
services,  especially Fire Rescue services provided
by Fire Station No. 5 .  Any redevelopment must
either maintain the f ire station in its current
location or seamlessly relocate it  within the site
to ensure public safety is  not compromised. In
addition,  the City seeks to consolidate and
modernize the facil it ies used by the Solid Waste,
GSA, Public Works,  and Parks departments,
enhancing operational eff iciency while reducing
the physical footprint of these services through
more compact,  multi-functional infrastructure.

The plan also calls for the integration of a new
five-acre public park on-site,  contributing to the
City ’s broader l ivabil ity and open space
objectives.  This green space wil l  provide much-
needed recreational opportunities and improve
the public realm in a dense,  urban setting.  Lastly ,
the City aims to unlock the revenue potential  of
this valuable public land through strategic land
use planning and public-private development
partnerships.  By leveraging the site 's central
location and connectivity ,  the City intends to
foster mixed-use development that supports
economic growth while maintaining essential
municipal functions.

City Needs:
Continued operation of municipal
departments,  especially Fire Rescue.

Consolidated and modernized civic facil it ies
with eff icient parking.

A new public park on-site to support l ivabil ity
and open space goals .

Revenue generation through strategic land use
and private development partnerships.

This site represents a rare opportunity for the City
of Miami to transform underuti l ized public land
into a cornerstone of a thriving,  inclusive,  and
well-connected urban community that bridges
Allapattah,  the Health Distr ict ,  and the Greater
Downtown.
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C h a p t e r  2 :  T h e  C u r r e n t  S o l u t i o n

2.1 The Current Solution

The City of Miami is currently studying a phased development solution.  This approach proposes
dedicating the eastern portion of the site to vertical construction,  intended to accommodate the
majority of existing city functions,  as i l lustrated in the accompanying graphic.

Developed by Aecom, this plan al igns with our perspective regarding the removal of the existing mini-
dump from the area and the potential  relocation of the Metrorail  electrical substation.

The design delineates land use by al locating the eastern section to the City of Miami’s Maintenance
Operations Facil ity ,  the western section to the 5-acre community park,  and presenting the central 5 .1-
acre area as a potential  s ite for redevelopment into a residential ,  medical off ice,  or mixed-use project .

Consistent with our proposed solution,  Aecom’s design includes the extension of NW 13th Avenue and
NW 19th Street to enhance on-site mobil ity and facil itate broader vehicular connectivity .

In this proposed solution,  the Fire Station is relocated outside the site 's perimeter .
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2.2 The Brief Analysis

The proposed design offers a less complex approach, presenting an opportunity for the City of
Miami to optimize space uti l ization while simultaneously delivering the promised 5-acre community
park.  This concept rel ies on the relocation of facil it ies across NW 12th Avenue, adjacent to land
owned by Miami-Dade County currently uti l ized by Solid Waste Management and Water & Sewer.
While the site is  distinctly segmented into three areas,  the proposed location of the Operations
Facil ity could potential ly diminish walkabil ity within the vicinity .

Considering the future development of the surrounding neighborhood, with two signif icant Special
Area Plans (SAPs) in proximity—River Landing SAP to the southwest and Miami Produce SAP to the
north—the design is anticipated to foster greater integration between the northern and southern
portions of Allapattah.  However,  the current design appears to lack a strong connection between
the residential  areas of the neighborhood and Miami's Health Distr ict .
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3.1 The Design

The design solution integrates the uses and requirements of the cl ient’s ‘project brief ’  but embraces
creative solutions to enhance the site with supplemental uses to benefit  the adjacent
neighborhoods,  community and site itself .  

A large mixed-use parking structure integrates al l  of the uses,  parking,  and working areas needed by
Public Works,  Parks & Rec,  Fire Station (5) ,  Solid Waste and Solid Waste as well  as introducing retail
and other mixed-use opportunities .  The show piece is an 8.5 –  acre community park on the roof top.
 
To make the site connectivity and access work,  both functionally and in compliance with the Miami
21 code, NW 13  Avenue was designed to continue through the site as the main entrance for
vehicles.  Additionally ,  a new road, NW 19  Street ,  was created along the southern boundary to
promote vehicular connectivity and address increased traff ic .  

t h

t h

Activation of NW 20  Street with ground level retai l  is  an opportunity to integrate commercial  uses
to support the new residential  tower,  medical off ices,  a medical hotel ,  and public park as well  as
the government off ices.

t h

Overall  Site Plan – Exhibit A
Contains an 8.5-acre rooftop park and meets city needs for off ice and service yard uses.
The masterplan exceeds al l  square footage and parking requirements and adds revenue generating
uses.  New roadways and stormwater detention add needed infrastructure.  
The signature park is a destination for visitors and valuable open space for those l iving,  working,
and playing nearby.  

C h a p t e r  3 :  T h e  P r o p o s e d  S o l u t i o n

Exhibit A
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Programmatic Master Plan – Exhibit B
The sit ing of the mixed-use parking structure and distr ibution of the diverse complimentary uses
create an optimal programmatic site plan for circulation,  access,  and connectivity to adjacent
uses.

Intentional divisors create separation of space within the 4 levels of the structure.

The Fire Station (and future Police HQ) also have previsions for security and access.

The connectivity from the private uses have direct pedestrian connectivity .

Si te  Axon om etr ic  –  Exh ib i t  C
A n  e m p h a s i s  o f  co n n e c t i v i ty  to  t h e  a d j a ce n t  h o s p i t a l  a n d  m e d i c a l  c a m p u s e s  a s  we l l  a s
n ea r by  re s i d e n t i a l  n e i g h b o r h o o d s  a n d  t h e  S a n t a  C l a ra  m e t ro  s t a t i o n  l e d  to  i n te n t i o n a l
co n s i d e ra t i o n  o f  s p e c i f i c  p ro g ra m m a t i c  u s e s  a n d  t h e i r  l o c a t i o n s  o n  s i te .  

H o r i zo n t a l  a n d  ve r t i c a l  c i rc u l a t i o n  a n d  a cce s s e s  to  t h e  m a i n  s t r u c t u re  a s  we l l  a s  t h e
m u l t i - fa m i l y ,  m e d i c a l  o f f i ce ,  m e d i c a l  h o te l ,  co m m e rc i a l /re t a i l ,  a n d  a cce s s i b l e  g ove r n m e n t
o f f i ce s  a re  e q u i t a b l e  a n d  s ea m l e s s  t h ro u g h  ro u te s  a ro u n d  t h e  c a m p u s e s  g ro u n d  l eve l  a s
we l l  a s  t h ro u g h  t h e  C i ty ’s  n ew  8 . 5 - a c re  ro o f  to p  p a r k .  

Exhibit B
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Programmat ic  S i t  P lan  Leve l  1 -2  –  Exh ib i t  D

I n  t h e s e  l eve l s ,  p ro g ra m m a t i c  co n s i d e ra t i o n s  we re  t a ke n  to  a cco m m o d a te  t h e  re q u i re d  c i ty  u s e s ,
w h i l e  i n co r p o ra t i n g  reve n u e  g e n e ra t i n g  u s e s .  

T h e  c rea t i o n  o f  a  n ew  n o r t h - s o u t h  N W  1 9  S t re e t  a l o n g  t h e  we s te r n  b o u n d a r y  a s  we l l  a s  t h e
ex te n s i o n  o f  N W  1 3  Ave n u e  p rov i d e s  n ew  ve h i c u l a r  co r r i d o r s .  

t h

t h

T h e  n ew  m i xe d - u s e  p a r k i n g  s t r u c t u re  i s  e q u i p p e d  w i t h  a  d o u b l e  h e i g h t  f i r s t  l eve l  to
a cco m m o d a te  t h e  c i ty ’s  u t i l i ty  a n d  s e r v i ce  n e e d s .  W h i l e  t h e re  i s  o n e  l eve l  o f  ve h i c
u l a r  c i rc u l a t i o n ,  i t  a l l ow s  u s  to  s t a c k  S F  fo r  g ove r n m e n t  o f f i ce s  a n d  co m m e rc i a l /re t a i l .  

T h e  ce n t ra l  ra m p  d e s i g n  a l l ow s  fo r  f l ex i b i l i ty  i n  s e p a ra t i o n  o f  u s e s  a n d  a cce s s  co n t ro l .  

Exhibit C
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Programmat ic  S i te  P lan  Leve l  3  –  Exh ib i t  E

A s  t h e  c a m p u s  a n d  b u i l d i n g s  g o  ve r t i c a l ,  t h e  i m p o r t a n t  e m p h a s i s  o n  wa l ka b i l i ty  a n d
co n n e c t i v i ty  re m a i n s .  T h e  m u l t i - fa m i l y ,  m e d i c a l  o f f i ce ,  a n d  m e d i c a l  h o te l  h ave  d i re c t  a cce s s  to
t h e  p a r k i n g  s t r u c t u re  w h e re  5 93  p a r k i n g  s p a ce s  s u p p o r t  t h e  n e e d s  o f  t h o s e  u s e s  a s  we l l  a s
s u p p l e m e n t  t h e  l eve l  3  o f f i ce s  o f  t h e  g ove r n m e n t  u s e s  a n d  p o l i ce / f i re .  

A  l eve l  3  te r ra ce  i s  a l s o  p rov i d e d  to  a d d  b e n e f i t  to  t h e  g ove r n m e n t  o f f i ce .

T h e  p a r k i n g  b ay s  a re  co n f i g u re d  h e re  to  m a x i m i ze  s p a ce  co u n t  w h i l e  a cco u n t i n g  fo r  t h e
i n te r s t i t i a l  s p a ce  ( vo i d s )  b e twe e n  l eve l s .  

Exhibit D
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Programmat ic  S i te  P lan  Leve l  4  –  Exh ib i t  F

T h e  m u l t i - fa m i l y ,  m e d i c a l  o f f i ce ,  a n d  m e d i c a l  h o te l  h ave  d i re c t  a cce s s  to  t h e  p a r k i n g  s t r u c t u re
o n  l eve l  4  i n c l u d i n g  t h e  5 6 9  p a r k i n g  s p a ce s  t h a t  s u p p o r t  t h e  n e e d s  o f  t h o s e  u s e s  a s  we l l  a s  t h e
l eve l  4  o f f i ce s  o f  t h e  g ove r n m e n t  u s e s  a n d  p o l i ce / f i re .  

G i ve n  t h e  b l o c k  s t r u c t u re  o f  t h e  p a r k i n g  d e c k  t h e re  wa s n ’ t  e n o u g h  ro o m  fo r  a  d o u b l e  row  o f
p a r k i n g  i n  t h e  ce n t ra l  s p i n e  a rea  w h e re  n o  a d d i t i o n a l  ra m p i n g  ‘ u p ’  i s  n e e d e d  b u t  t h e re  i s  s o m e
f l ex i b i l i ty  b u i l t  i n  fo r  p a r k i n g  a n d  s to ra g e  i n  t h e s e  a rea s .  

S t ra te g i c  p a r t i t i o n i n g  o f  s p a ce s  co n t i n u e s  to  p rov i d e  s o m e  s e n s e  o f  s e c u r i ty  to  t h e  f i re /p o l i ce
u s e  i n  t h e  N E  co r n e r  o f  t h e  s t r u c t u re  o n  l eve l  4 .  

Exhibit E
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Programmat ic  S i te  P lan  Leve l  5 -7  –  Exh ib i t  G

T h e  h i g h e r  l eve l s  o f  t h e  d eve l o p m e n t  a re  o cc u p i e d  by  t h e  re s i d e n t i a l /m u l t i - fa m i l y  a n d  m e d i c a l
h o te l  u s e s .  

L eve l  5  o f  t h e  m e d i c a l  h o te l  i n te g ra te s  i t s  a m e n i ty/p o o l  a rea  i n to  t h e  s h a p e  o f  t h e  ro o f to p  p a r k .
 D i re c t  a cce s s  to  t h e  m e d i t a t i o n  g a rd e n ,  yo g a  l aw n ,  f i t n e s s  a rea s ,  a n d  re h a b i l i t a t i o n  s p a ce s  f ro m
t h i s  l eve l  a l s o  c rea te  a  d y n a m i c  a n d  a cce s s i b l e  sy n e rg y.  

L eve l  5  o f  t h e  re s i d e n t i a l /m u l t i - fa m i l y  a l s o  p rov i d e s  a cce s s  to  i t s  ow n  a m e n i ty  s p a ce  w h i c h
u t i l i ze s  t h e  ro o f to p  p a r ks  c a n t i l eve re d  i n f ra s t r u c t u re  to  

Exhibit F



17

PMaster  P lan  Model  V iews  –  Exh ib i t  H

T h e s e  v i g n e tte s  s h owc a s e  a  3 6 0 - d e g re e  p e r s p e c t i ve  o f  t h e  s i te ’s  d e s i g n  a n d  p ro g ra m m a t i c
l ayo u t .  

T h e  n o r t hwe s t  co r n e r  o f  t h e  s i te  i s  o n e  o f  t h e  m a i n  g a teway s  o f  t h e  co n n e c t i o n  s p i n e  f ro m  t h e
re s i d e n t i a l  n e i g h b o r h o o d s  to  t h e  m e t ro  ra i l  s t a t i o n .  

Exhibit G

Exhibit H
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Masterp lan  Model  V iews  –  Exh ib i t  I

T h e s e  v i g n e tte s  s h ow  c a s e  a n  ea s te r n  a n d  we s te r n  p e r s p e c t i ve s  o f  t h e  s i te ’s
d e s i g n  a n d  p ro g ra m m a t i c  l ayo u t .  

T h e  ea s te r n  p o r t i o n  o f  t h e  s i te  u t i l i ze  l aye r i n g  f ro m  t h e  g ro u n d  to  t h e  3  l eve l
to  i n c rea s e  co n n e c t i v i ty  f ro m  t h e  p u b l i c  a s  we l l  a s  c rea te  o u td o o r  te r ra ce s ,
p l a z a s  a n d  s p a ce s  t h a t  i n te r fa ce  w i t h  t h e  m e d i c a l  h o te l ,  m e d i c a l  o f f i ce  a n d
g ove r n m e n t  o f f i ce s /u s e s .  

r d

Exhibit I
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I l lustrative Master Plan - Exhibit J 

3 . 2  Usa ge

City  Uses  

Fi re  D e p a r t m e n t  ( N ew  H ea d q u a r te r s )
Ex i s t i n g  -  2 78 ,0 93  S F
A d d i t i o n a l  S F  n e e d e d  -  2 7, 5 2 5  S F

Po l i ce  D e p a r t m e n t  ( N ew  H ea d q u a r te r s )
5 6 , 1 70  S F

Pa r ks  D i v i s i o n
2 1 ,6 0 7  S F

G S A  ( I n c l u d e  c a r  wo r ks h o p,  h i g h l i g h t  h e i g h t  &  c l ea ra n ce )
Ex i s t i n g -  2 1 1 ,6 1 7  S F
A d d i t i o n a l  S F  n e e d e d  –  6 , 376  S F

P u b l i c  Wo r ks
S o l i d  Wa s te  Ex i s t i n g  –  1 8 , 9 7 2  S F
S o l i d  Wa s te  a d d i t i o n a l  S F  n e e d e d  –  7, 9 6 8  S F
P u b l i c  Wo r ks  –  1 1 , 1 1 0  S F

R e m ove  M i n i  D u m p
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M E d i c a l  O f f i c e
Placing a medical off ice adjacent to a medical hotel within a
new Miami hospital  medical distr ict offers a strategic blend
of patient-centered care,  operational eff iciency,  and
economic vital ity .  

This co-location enhances convenience for patients ,  al lowing
seamless access to consultations,  procedures,  and follow-ups
while enabling their famil ies to stay nearby,  thus improving
emotional well-being and recovery outcomes.  
As Miami continues to grow as a medical tourism destination,
the creation of a “care campus” that combines high-quality
lodging with cl inical services provides a premium, al l- in-one
experience that appeals to both domestic and international
patients .  

Economically ,  the setup drives revenue through extended
stay packages,  ancil lary retai l  offerings,  and cross-referrals ,
while contributing to a vibrant,  transit-accessible urban hub. 
Altogether,  this integrated model exemplif ies the future of
healthcare delivery,  blending hospital ity ,  care,  and commerce
in a distr ict designed for modern,  holist ic health experiences.

SPECS: (AT A MINIMUM)
4 stories of off ice space
32,800 SQ FT
Assuming average room size of 450 SQ FT = 308 keys

T h e  P A r k

Perched high above the vibrant cityscape of Miami,
this expansive 8.5-acre rooftop park offers a unique
urban oasis where nature,  art ,  culture,  and recreation
seamlessly converge.  The park is thoughtfully designed
to serve as a dynamic communal hub, connecting the
adjacent residential  neighborhoods,  bustl ing
government off ices,  medical hotel ,  medical off ices,
and the nearby Santa Clara Metro station,  fostering a
l ively and inclusive atmosphere.  Visitors entering the
park are immediately drawn into the Art Walk and
Sculpture Walk,  where curated installations and
sculptures by local and international artists create an
inspir ing cultural journey through open-air  galleries
paying homage to the l ikes of Wynwood, Miami Beach,
and Coconut Grove.  These artist ic pathways invite
contemplative strolls and photo-worthy moments of
the Miami Skyl ine,  blending creativity with the lush
greenery
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REtail
The introduction of commercial/retai l  spaces
brings revenue generating uses to activate the
streetscape as well  as serve the internal needs of
the project .  

Connectivity of a diverse offering of retai l  space to
the government off ices,  residential/multi-family ,
medical off ice,  medical hotel ,  the 8.5-acre rooftop
park as well  as an introduction of new offerings to
the nearby hospitals ,  residential  neighborhoods,
and Santa Clara Metrorail  station.
 
An abundance of double height retai l  offering
fronting NW 20  Street provides a unique canvas
for special ized retai l  and commercial  uses to
supplement this new medical center with
targeted “destination” opportunities .  

t h

SPECS:
24,100 SQ FT

REs ident ial
By integrating a multi-family residential  tower into
this medical tourism mixed-use development,  it  can
serve to enhance the project 's  viabil ity by diversifying
its user base and creating long-term, stable revenue
streams. The residential  component can serve medical
staff ,  long-term patients '  famil ies ,  retirees,  and
wellness-focused residents,  offering a l i festyle
anchored in health services and amenities .
Strategically ,  it  complements the development's
commercial  and healthcare offerings,  increasing foot
traff ic and supporting retai l  and hospital ity
components.  Zoning compliance,  design for privacy
and circulation,  and access to wellness amenities were
key considerations of it ’s  s it ing on the project site.  I f
executed well ,  the residential  tower can command
premium rents or sales prices and strengthen the
overall  value proposit ion of the development.

SPECS: (AT A MINIMUM)
8 stories
217,600 SQ FT of l ivable space
4,800 amenity deck
850 SQ FT average unit s ize = 256 units
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Parking
All  of the site’s parking is housed in the
main parking structure.  This includes
parking needs for the City ’s  government
off ice/program needs,  the f ire/police,  as
well  as the residential  (multi-family) ,
medical off ices,  medical hotel ,  public
parking.  

Specif ic al location of the City ’s  parking uses
wil l  need to be configured to optimize
eff iciency and processes.  All  oversized
spaces,  however,  have been accommodated
on level 1 .
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3 . 3  Walkabi l i ty  So lut ions  

Elevators  –  Exh ib i t  K

T h e re  a re  1 0  p u b l i c  e l eva to r  co re s  t h a t  c rea te  a cce s s  f ro m  t h e  g ro u n d - l eve l  to  t h e
ro o f to p  p a r k .  Wi t h  s to p s  a t  t h e  i n te g ra te d  o f f i ce  s p a ce s  a n d  p a r k i n g  l eve l s ,  ve r t i c a l
v i s i to r  m o b i l i ty  i s  a cce s s i b l e  w i t h  e q u i t a b l e  d i s t r i b u t i o n  a ro u n d  t h e  p a r k i n g  s t r u c t u re .  

Sta i rs  an d  Esca lators  –  Exh ib i t  L

T h e  i n s t a l l a t i o n  o f  o u td o o r  e s c a l a to r s  to  i m p rove  ea s t  to  we s t  p e d e s t r i a n  m o b i l i ty  m u s t
b e  t rea te d  a s  a  key  fea t u re  o f  o u r  p ro p o s e d  d e s i g n ,  o u r  ro o f to p  p a r k  w i l l  t h r i ve  i f
p e d e s t r i a n s  f i n d  i t  a s  t h e  b e s t  p o s s i b l e  p a t h  to  wa l k  f ro m  t h e i r  h o m e s  to  p u b l i c
t ra n s p o r t a t i o n ,  to  exe rc i s e  o r  to  a cce s s  M i a m i ’s  H ea l t h  D i s t r i c t .

O u td o o r  e s c a l a to r s  h ave  b e e n  u s e d  i n  o t h e r  c i t i e s  a s  e l e m e n t s  to  m a ke  wa l k i n g  m o re
a tt ra c t i ve ,  w i t h  d i f fe re n t  o b j e c t i ve s .  I n  M e d e l l i n ,  t h ey  a re  u s e d  to  fa c i l i t a te  p e o p l e
g e tt i n g  to  t h e i r  h o m e s  a n d  v i s i to r s  e n j oy i n g  t h e  c u l t u re  o f  Co m u n a  1 3 ,  m ea nw h i l e  i n
B a rce l o n a ,  t h ey  a re  u s e d  to  h e l p  p e o p l e  e n j oy  Pa rc  G u e l l  a n d  Pa rc  M o n t J u i c .  
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Outdoor  Movin g  Walkways  –  Exh ib i t  M

A cco rd i n g  to  o u r  d e s i g n ,  t h e  d i s t a n ce  to  wa l k  f ro m  t h e  ea s t  s i d e  o f  t h e  p a r k  to  t h e  we s t
s i d e ,  a n d  v i ce  ve r s a ,  i s  a p p rox i m a te l y  1 2 0 0  f t .  

To  fa c i l i t a te  wa l ka b i l i ty  fo r  p e o p l e  t r y i n g  to  wa l k  to  t h e  m e d i c a l  d i s t r i c t  f ro m  R i ve r
L a n d i n g  o r  to  rea c h  t h e  M e t ro  R a i l  S t a t i o n ,  we  s u g g e s t  to  i n s t a l l  o u td o o r  m ov i n g
wa l kway s  w h i c h  h ave  b e e n  u s e d  i n  o t h e r  c i t i e s  a c ro s s  t h e  wo r l d  i n  d i f fe re n t  t i m e
p e r i o d s  to  m ove  p e o p l e  m o re  e f f i c i e n t l y  t h ro u g h  d i f fe re n t  s i te s .

3 .4  L i festy le  an d  Park  Programmin g 

Park  Operat ions  an d Programmin g P lan

O u td o o r  A m p h i t h ea te r
D a i l y  U s e :  O p e n  s ea t i n g  fo r  l e i s u re ,  i n fo r m a l  p e r fo r m a n ce s ,  a n d  s c h o o l  v i s i t s .
S c h e d u l e d  Eve n t s :  We e k l y  m ov i e  n i g h t s ,  we e ke n d  c u l t u ra l  p e r fo r m a n ce s ,
co m m u n i ty  t h ea te r ,  a n d  p u b l i c  s p ea k i n g  s e r i e s .

Eve n t  L aw n  /  F l ex  L aw n
F l ex i b l e  U s e :  Yo g a  a n d  f i t n e s s  c l a s s e s  i n  t h e  m o r n i n g s ;  o p e n  p l ay  d u r i n g  t h e  d ay.
S p e c i a l  Eve n t s :  Fa r m e r ’s  m a r ke t s ,  a r t  fa i r s ,  co m m u n i ty  fe s t i va l s ,  a n d  h ea l t h  ex p o s .

We l l n e s s  G a rd e n s
O n g o i n g  Pro g ra m s :  M i n d f u l n e s s  a n d  m e d i t a t i o n  s e s s i o n s ,  g u i d e d  h o r t i c u l t u re
t h e ra py,  s e n i o r  we l l n e s s  p ro g ra m s .
Pa r t n e r s h i p s :  L o c a l  h o s p i t a l s  a n d /o r  c l i n i c s  fo r  h ea l t h  e d u c a t i o n  a n d  o u t rea c h .

Tra i l s
R e g u l a r  U s e :  Wa l k i n g ,  j o g g i n g ,  b i k i n g .
F i t n e s s  Pro g ra m m i n g :  S c h e d u l e d  r u n n i n g  c l u b s ,  f i t n e s s  b o o tc a m p s ,  a n d  n a t u re
wa l ks .

S h a d e d  C h i l d re n ’s  P l ay  A rea s
D a i l y  U s e :  O p e n  a l l  d ay  w i t h  s a fe ty  m o n i to r s  d u r i n g  p ea k  h o u r s .
Pro g ra m m i n g :  We e k l y  s to r y t i m e ,  i n te ra c t i ve  p l ay  eve n t s ,  a n d  e d u c a t i o n a l  p o p - u p s .



3 .4  L i festy le  an d  Park  Programmin g 

Park  Operat ions  an d Programmin g P lan

S h a d e d  Pi c n i c  A rea s
U s e  &  R e s e r va t i o n s :  Ava i l a b l e  fo r  p u b l i c  u s e ;
re s e r va b l e  fo r  b i r t h d ay s  a n d  fa m i l y  g a t h e r i n g s .
Pro g ra m m i n g :  Co m m u n i ty  B B Q  d ay s  a n d  n u t r i t i o n
wo r ks h o p s .

S p l a s h  Pa d
S ea s o n a l  U s e :  O p e ra te s  d a i l y  w i t h  exce p t i o n  o f
m a i n te n a n ce  d ay s .
Eve n t s :  S u m m e r  “ Co o l  D ow n  D ay s ”  w i t h  m u s i c  a n d
fo o d  t r u c ks /s p o n s o re d  co n ce s s i o n s .  

G a m e s  K i o s k
E q u i p m e n t :  C h e s s  s e t s ,  b o a rd  g a m e s ,  c a rd s ,
f r i s b e e s ,  a n d  s p o r t s  b a l l s .  [ m ovea b l e  f u r n i t u re ]
To u r n a m e n t s :  M o n t h l y  fa m i l y - f r i e n d l y  g a m e  d ay s  o r
l ea g u e s .

P u b l i c  A r t  I n s t a l l a t i o n s
Pe r m a n e n t  Fea t u re s :  R o t a t i n g  l o c a l  a r t i s t  ex h i b i t s ,
s c u l p t u re s ,  m u ra l s .
I n te ra c t i ve  Pro g ra m m i n g :  A r t i s t  t a l ks ,  yo u t h
wo r ks h o p s ,  a n d  a r t  wa l ks .

Fu t u re  R e s t a u ra n t s  /  C a fe s
O p e ra t i o n s :  O p e n  d a i l y ,  o u td o o r  s ea t i n g  w i t h  v i ew s
o f  t h e  p a r k .
Eve n t s :  H a p py  h o u r  s p e c i a l s ,  b r u n c h  eve n t s ,  fo o d
p a i r i n g  w i t h  p e r fo r m a n ce s .

B ra n d  S p o n s o r s h i p  &  Co n ce s s i o n s
Pa r t n e r s h i p s :  L o c a l  a n d  n a t i o n a l  b ra n d s  s p o n s o r
a rea s  ( e .g . ,  a m p h i t h ea te r  o r  eve n t  l aw n )  o r  h o s t
b ra n d e d  k i o s ks .
Po p - u p  R e t a i l :  R o t a t i n g  co n ce s s i o n s  fo r  s n a c ks ,
d r i n ks ,  a n d  l o c a l  g o o d s .

25
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Envi ronm enta l  Rem ediat ion  –  Implem entat ion

D u e  to  t h e  c u r re n t  u s e s  ( e .g .  a u to  o p e ra t i o n s ,  f u e l  t a n k ,  a n d  m i n i  d u m p )  e nv i ro n m e n t a l
re m e d i a t i o n  i m p l e m e n t a t i o n  wo u l d  l i ke l y  b e g i n  w i t h  co m p re h e n s i ve  s i te
c h a ra c te r i z a t i o n  to  d e l i n ea te  t h e  ex te n t  o f  va r i o u s  co n t a m i n a n t s  l i ke  h eav y  m e t a l s ,
p e t ro l e u m  hyd ro c a r b o n s ,  a n d  VO Cs /S VO Cs  i n  b o t h  s o i l  a n d  g ro u n d wa te r .  B a s e d  o n  t h e s e
f i n d i n g s  a n d  re g u l a to r y  re q u i re m e n t s ,  a  R e m e d i a l  A c t i o n  P l a n  ( R A P)  wo u l d  b e
d eve l o p e d ,  o u t l i n i n g  s p e c i f i c  c l ea n u p  g o a l s  a n d  te c h n o l o g i e s .  T h i s  p l a n  wo u l d  t a i l o r
a p p ro a c h e s  to  d i f fe re n t  a rea s ,  p o te n t i a l l y  i n c l u d i n g  exc ava t i o n  a n d  o f f - s i te  d i s p o s a l  fo r
h eav i l y  co n t a m i n a te d  zo n e s ,  t rea t m e n t  m e t h o d s  l i ke  b i o re m e d i a t i o n  o r  c h e m i c a l
ox i d a t i o n  fo r  hyd ro c a r b o n s ,  a n d  s t a b i l i z a t i o n  te c h n i q u e s  fo r  m e t a l - i m p a c te d  s o i l s .

T h e  i m p l e m e n t a t i o n  p h a s e  wo u l d  t h e n  i nvo l ve  t h e  p hy s i c a l  exe c u t i o n  o f  t h e  c h o s e n
re m e d i a t i o n  te c h n o l o g i e s ,  s u c h  a s  s o i l  exc ava t i o n ,  i n j e c t i o n  o f  t rea t m e n t  co m p o u n d s ,  o r
t h e  i n s t a l l a t i o n  a n d  o p e ra t i o n  o f  g ro u n d wa te r  p u m p - a n d - t rea t  sy s te m s .  Fo l l ow i n g  t h e
i n i t i a l  c l ea n u p  a c t i o n s ,  l o n g - te r m  m o n i to r i n g  wo u l d  b e  c r u c i a l  to  t ra c k  t h e  e f fe c t i ve n e s s
o f  t h e  re m e d i a t i o n  e f fo r t s  a n d  e n s u re  t h a t  re g u l a to r y  c l ea n u p  s t a n d a rd s  a re  m e t .  O n ce
t h e  s i te  a c h i eve s  t h e  a g re e d - u p o n  e nv i ro n m e n t a l  g o a l s ,  t h e  re m e d i a t i o n  p ro ce s s  c a n  b e
co n c l u d e d  w i t h  re g u l a to r y  c l o s u re .
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G A S w o r k s  p a r k ,  s e a t t l e
Gas Works Park in Seattle is  a landmark example of
adaptive reuse,  where a heavily contaminated industrial
site was transformed into a celebrated public park.  Built
on the former site of a coal gasif ication plant,  the
property was once polluted with hazardous byproducts
l ike tar ,  heavy metals ,  and petroleum compounds.
Instead of removing all  remnants of its industrial  past ,
landscape architect Richard Haag took an innovative
approach—treating contaminated soils on-site through
bioremediation and capping, while preserving and
repurposing key structures.

The 20-acre park now features open lawns,  play areas,
and sculpted earthworks l ike the Great Mound, which
safely contains treated soil .  Former gas plant equipment
stands as sculptural elements within the landscape,
blending ecology,  history,  and design.  This
groundbreaking project redefined what post-industrial
spaces could become, turning a toxic landscape into a
vibrant,  award-winning civic asset—and setting a global
precedent for sustainable urban reclamation.

C i t y  o f  O a k l a n d  P A r k
The Dixie Lots in the City of Oakland Park underwent
a multi-phase environmental remediation process
following their historic industrial  use.  After
contamination was identif ied,  the site was cleaned
and placed under environmental monitoring through
the Florida Brownfields Program. By 2020, major
remediation work was completed, and the site
entered long-term monitoring to secure a “No Further
Action” determination.

Today,  the Dixie Lots were reimagined through a
redevelopment effort in partnership with Integra
Investments,  Zyscovich Architects ,  and now NR
Investments,  The project ,  known as Sky Building,
transforms this once-vacant and contaminated
property into a vibrant mixed-use development,
incorporating residential  units ,  retai l  space,  and
public realm enhancements.  This forward-thinking
redevelopment not only revital izes a long-dormant
site but also al igns with Oakland Park’s broader vision
for a walkable,  connected, and sustainable urban
core.

3.5 Case Studies: City 

Oakland Park Sky Project
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N a m b a  P a r k
Namba Parks is  a pioneering rooftop landscape and mixed-
use development in Osaka,  Japan, that transforms the site of
a former baseball  stadium into a lush,  terraced urban oasis .
Rising eight levels above street level ,  the park cascades
down the side of a shopping and off ice complex,  blurring
the l ine between architecture and nature.

With winding paths,  waterfal ls ,  rock formations,  gardens,
and seating areas,  Namba Parks offers a r ich variety of
experiences—from quiet relaxation to l ively gathering spots.
Each level of the park integrates plantings and public space,
creating a vertical green corridor in the heart of a dense
commercial  distr ict .

The design also connects seamlessly to the retai l  and
entertainment facil it ies below, making the park both a
recreational retreat and an extension of the urban fabric .  As
a model of integrated design,  Namba Parks redefines the
role of rooftops in the city—transforming underuti l ized space
into a vibrant,  multi- layered public realm that brings nature
back into the heart of Osaka.

S a l e s f o r c e  p a r k
Rising 70 feet above the streets of downtown San Francisco,
Salesforce Park is a 5 .4-acre rooftop oasis atop the 1 .5 mil l ion square
foot mixed-use Salesforce Transit  Center .  Spanning four city blocks
just south of the Financial  Distr ict ,  this elevated park integrates
public space,  transit  infrastructure,  and urban design into a single,
vibrant destination.

Designed with sustainabil ity ,  beauty,  and functionality in mind, the
park offers a wide variety of amenities ,  including an 800-seat
amphitheater ,  a children’s playground, a public plaza,  a planned
restaurant,  and peaceful garden areas for relaxation.  It  serves as a
green rooftop commons for the surrounding high-rise neighborhood
and as a key component of a larger mixed-use urban distr ict .

With 15 public entry points—ranging from street-level access to
pedestrian bridges connecting nearby towers l ike Salesforce Tower
and 181 Fremont—Salesforce Park is ful ly integrated into the urban
fabric.  A privately operated gondola adds an iconic and whimsical
point of entry .  Clear signage and thoughtful design ensure that the
park remains invit ing and easi ly navigable.

A half-mile walking trai l  loops through the space,  bordered by 13
botanical gardens showcasing diverse Bay Area ecologies—from
redwood groves and wetlands to Mediterranean and desert
landscapes.  Salesforce Park is more than a rooftop—it ’s  a destination,
a connector ,  and a model for urban placemaking through innovative,
layered infrastructure

3.5 Case Studies: Parks 

San Francisco, California - 5.4 acres

Osaka, Japan - 2.4 Acres
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S h e n z h e n  S k y P a r k
Shenzhen Skypark transforms the rooftop of a disused
shopping mall  in Futian Distr ict into a vibrant l inear
park—an ambitious example of adaptive reuse in one of
China’s densest cit ies .  Sitt ing atop the former Link City
Mall ,  the elevated park introduces green space,
recreation,  and community programming into the urban
core.

Designed with f lowing paths,  native plantings,  and
varied topography,  the park echoes the surrounding
landscape while offering spaces for play,  rest ,  f itness,
and events.  Elevated walkways connect fragmented
areas of the city ,  turning the rooftop into both a public
destination and a pedestrian corridor.

As part of a larger urban renewal effort ,  Shenzhen
Skypark reimagines underuti l ized infrastructure as a
sustainable,  people-centered civic space—blending
landscape and architecture to create a new model for
rooftop urbanism.

M o r g a n  N o r t h
Atop the former 1933 postal distr ibution center—now transformed
into a visionary 21st-century commercial  off ice hub—sits
Manhattan’s largest and most ambitious rooftop park.  This two-
acre,  multi level landscape is not just a green space,  but the
defining feature of a landmark adaptive reuse project that merges
historic architecture with modern environmental design.

Thoughtfully designed to echo the ecological diversity of New
York State,  the rooftop park is a lush,  winding terrain of curated
plantings and immersive pathways.  The landscape architects have
carved out a variety of zones that support both productivity and
leisure—from outdoor workspaces and intimate reflection areas to
open-air  event lawns,  yoga terraces,  and sunset decks.

Pathways of porcelain t i le ,  f ieldstone, decomposed granite,  and
soil  wind through gentle slopes,  creating a dynamic and layered
walking experience.  Circular trel l ises offer shade and structure,
while a vegetable and herb garden brings seasonal l i fe to the
rooftop. This elevated environment is more than a design feature—
it is  an active,  integrated extension of the building’s function,
redefining urban off ice l i fe by connecting tenants to nature,
wellness,  and community.

As a cornerstone of the building’s comprehensive adaptive reuse,
the rooftop park exemplif ies how historic infrastructure can be
reimagined to meet contemporary needs—with beauty,  uti l ity ,  and
sustainabil ity at its core.

3.5 Case Studies: Parks 

New York,  New York -  2 acres

Shenzhen, China -  19 acres
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C h a p t e r  4 :  B r a n d i n g  a n d  P l a c e m a k i n g

4.1 Branding

Inspiration: “Allapattah”
“Allapattah” is  a word derived from the Seminole Indian Language, which means ”al l igator” .  This led us
to analyze i f  a piece of the Everglades could be brought to the heart of the city .  What i f  there was a
place where Miami residents could enjoy the beauty of Florida,  its native wildl i fe and its f lora but r ight
in the middle of the city?

The combination of these elements made us think of a brand that is  not urban, that is  focused on
connecting with nature,  which is an integral part of any wellness process.  What i f  Miami’s Health
Distr ict –  which is already the second largest in the country –  could become the most complete with a
wellness offering l ike no other?

Inspiration Overpasses

The function of overpasses and highways in Miami has been to improve the connectivity between
neighborhoods by priorit izing vehicles,  and while the benefits of improved vehicular mobil ity are many,
its pedestrians who also have to l ive in a city that has become less walkable over the years .

Our proposal is  to take a piece of infrastructure that has been designed to make it  easier for vehicles
and redefine it  to really connect a neighborhood into a pedestrian haven. Let ’s  imagine,  what i f  an
overpass could do for pedestrians what it  does for cars?
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Clear Space Requirements

This norm is applied to protect the brand by creating l imits between third-party
elements and our visual identity .  Ensuring that the brand’s legibil ity ,  understanding
or recognition is not negatively affected.

The minimum distance between the emblem and any other third-party image is
equivalent to the height of our visual identity .

Color Control 

Below is the color gradient selected for the brand, which can be applied on a primary
or complementary basis according to this guideline.  Each one includes their
respective pantones,  hexadecimal color codes,  and in RGB & CMYK color modes.
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Typography Control

MAIN FONT
The font selected for the construction of the logo of THE OVERPASS is “MULISH EXTRA
BLACK”.  Its substitution is now allowed because it  represents the brand’s personality .

OFFICIAL FONT
The font selected for use in documents and applications for THE OVERPASS is “MULISH” in
all  its versions.  This font can be used for internal and external communications and could
be replace by the auxil iary font in cases where it  is  not available.

AUXILIARY FONT
The font selected for auxil iary purposes is  “Helvetica Neue” ,  which wil l  be used only in
cases where the off icial  font is  not available.
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However,  what some of the most popular destinations may lack in quality when compared to the level of
care offered in the US, they complement with the infrastructure they have developed to transform
healthcare into a holist ic experience that patients can enjoy.

For example,  patients travel to Turkey looking for a holist ic experience,  where they can check-in into a
top hotel that ’s  integrated with a medical faci l ity and spend 2- or 3-days visit ing special ists to track their
overall  health,  including dental ,  v is ion,  cancer screening, DNA testing and others .

Miami,  already a top global tourism destination already has a history of being a medical tourism hotspot
for patients coming from Latin America.  The development of infrastructure to support this industry is  the
next step.

P O T E N T I A L  F O R  M I A M I

Miami is an emerging hub for medical tourism in the
world due to its robust healthcare infrastructure,  its
location,  connectivity and appeal as an entertainment
and leisure destination.

In fact ,  Miami’s Health Distr ict is  already the second
largest in the United States only behind Houston.
Miami’s tropical cl imate,  its culture and world-class
amenities make it  an attractive destination for recovery
and rehabil itation with companies already offering
packages the include medical procedures,
accommodations,  post-operative care and more.

However,  there are several challenges reported by media
outlets that i f  addressed could help the city capital ize
on its potential :  ensure consistent quality of care,
protect patients from fraud and above all ,  effectively
market itself  as a premier medical tourism destination.

In 2024,  the total US medical tourism market was valued
at approximately $8.74 bil l ion and is projected to reach
$18.21 bil l ion by 2030 and in the same year ,  the Jackson
Health System reported that it  treats around 2,500
international patients annually ,  generating just shy of
$80 mill ion in gross charges from international
payments each year .  

This numbers,  while only represent an estimate,  describe
Miami’s potential  as a Global Destination in terms of
Medical Tourism, and while costs for patients might be
elevated when compared to destination abroad, those
traveling domestically looking for top quality healthcare
should see Miami as their  top option.  The Overpass can
transform that into a reality .
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R E g u l a t o r y  A n a l y s i s  
5.1 Miami Code Analysis

Miami 21 Zoning Code​

The GSA site fal ls  under the Miami 21 Zoning Code, a form-based code emphasizing the physical
form of buildings and their relationship to the street and public spaces.  ​

The site is  designated as a T6-8-O transect zone, which allows for : ​

Building Heights:  Up to 8 stories by r ight,  with potential  bonuses for additional height​
Uses:  The designation also supports a mix of uses including high-density residential ,
commercial ,  civic ,  and off ice. ​

Development Standards:  Emphasis on pedestrian-fr iendly design,  active street frontages,  and
integration with public transit .  
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Miami Code Analysis – Miami 21

Miami 21 -  Building Orientation Requirements​

The Miami 21 Zoning Code emphasizes building orientation and pedestrian experience. ​

 Key orientation-related requirements include:​

-  Buildings must face the street with minimal setbacks (Miami 21 5 .3 .1 ) . ​

-  Ground-level facades must include transparent glazing and entries (Miami 21 5 .3 .2) . ​

-  Parking structures must be screened or wrapped with active uses when visible
(Miami 21 5 .3 .5) . ​

These provisions are designed to maintain walkable,  human-scaled environments in
urban zones.

5.2 Special Area Plan (SAP) 

At over 9 acres,  the property also qualif ies for a Special  Area Plan (SAP),  al lowing
customized zoning in exchange for community benefits .  This not only enhances
livabil ity but also offsets green space losses from other Miami developments,  l ike the
Miami Freedom Park project .
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5.3 Potential for Public-Private Partnership (P3)

Given public ownership,  a P3 model is  feasible under Florida Statutes 255.065.  This
framework al lows public agencies to contract with private entit ies to deliver public-
purpose infrastructure and facil it ies . ​

Typical P3 structures include:​

Ground lease development for affordable housing or mixed use. ​
Joint ventures between the city and a master developer. ​
Shared cost recovery through rent or performance-based returns. ​

A P3 at the GSA site could al ign public goals with private delivery capacity .

5.4 Opportunities Under Florida’s
Live Local Act

The Live Local Act (Florida Senate Bil l  102,
2023) al lows developers to override local
zoning on commercial ly zoned land if  at
least 40% of residential  units are affordable
(120% AMI or lower) for 30 years .  ​

Benefits include:​

Increased height and density matching
the highest in the municipality (SB 102​
Expedited permitting review processes
(SB 102 2) . ​
Local governments may not restrict
density or f loor area ratio below certain
thresholds (SB 102 3) . ​
This law could facil itate increased yield
and f inancial  viabil ity on the GSA site.
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F i n a n c i a l s
This section wil l  analyze the economic details of the proposed redevelopment site.
This analysis wil l  explore the projected costs and returns that are expected to yield
signif icant long-term economic value for the City of Miami,  the Health Distr ict and
the private developers involved. It  wil l  also include direct and indirect impacts of the
proposed redevelopment.

6.1 Redevelopment Scope

After reviewing the Miami 21 Zoning Code, we believe the proposed redevelopment
would allow for the fol lowing uses (at minimum) to be constructed: 

T h e  M e d i c a l  T o u r i s m
I n d u s t r y

The project would seek a T6-24 zoning ordinance,  which we believe supports the above
square footages and densit ies .  Aside from density and parking requirements,  several
other factors we included in the programming of the proposed redevelopment
site.First ,  was keeping the park as a main focal point of the project .  The Overpass has
the abil ity to be a transformative project ,  adding another “must see” iconic venue to
the Miami cityscape. We also focused heavily on the needs and complimentary uses to
the Health Distr ict .  Lastly ,  l imiting an increase in traff ic density to an already
congested surrounding area.  It  should be noted that the suggested use types and
square footage allocations could be considered a base l ine for this project .  Using the
zoning code, a private sector developer could reconfigure or add density to some of al l
of the suggested uses.  

As included in this scope, the multifamily component is  modeled as 300-units across
10 stories ,  with an average unit s ize of 850 square feet .  It  would be expected that a
large portion of the tenant base would be employed in the Hospital  Distr ict (nurses,
resident physicians,  administrative support staff ,  etc) given the location of the site.
Retail  is  contained within 2 f loors (primari ly ground floor) .

Use Type Square
 Footage

Avg Unit
 Size (Sq Ft)

# of Units
 / Keys

# of 
 Floors

Multifamily 272,550 850 300 10

Retail 36,150 2

Medical Office 49,200 6

Medical Hotel 144,600 450 308 7

Total Sq Ft 502,500



Conceptually ,  we view this as a combination of “ incubator”  space (smaller spaces at
reduced rents for local start-up businesses) and traditional retai l  with established
tenants at market rates.  The medical off ice is  configured as 6-stories and would be
supported by the surrounding Health Distr ict .  Lastly ,  the medical hotel would
support a new wave of medical tourism to the area.  

6.2 Cost Analysis

While the proposed solution is extremely innovative,  it  also needs to be feasible.  In
the current environment,  there are several factors that make projecting cost budgets
for new projects diff icult ,  most t imely being the talk around tarif fs  and their
potential  impact on supply costs .  Capital  costs also continue to be elevated (at least
by recent standards) ,  making the f inancial  engineering projects more diff icult .  It  is
expected that a private sector developer would speak with multiple general
contractors and f inancial  institutions to sol idify their  costs assumptions.  

In projecting out the costs of the various use types,  we used typical hard and soft
cost averages in today’s market,  which are summarized in the table below. Building
heights wil l  have an effect on total project costs .  In our analysis ,  the tal lest structure
is the multifamily building (10 stories) ,  fol lowed by the hotel (7 stories) ,  medical
off ice (6 stories)  and retail  (2 stories) .  It  should also be noted that the costs f igures
below are net of land costs ,  as the project is  expected to be constructed in
conjunction with a long-term ground lease from the City of Miami.  While the delivery
time (construction start to f inish) of the various components wil l  differ ,  it  is
estimated that the total development t imeline (shovel to CO) would be
approximately 24 months.  

For the multifamily portion,  the projected costs would be consistent for a project of
this size with standard community and in-unit amenities featured in a Class A
project .  This would be an alternative to the some of the ultra-luxury Class A+ projects
in the surrounding area that command much higher asking rents.  The retai l  and
medical off ice costs would be consistent with the needs of the local area and Health
Distr ict and would include init ial  tenant improvement and leasing costs .  The Medical
Hotel is  modeled upon the average costs for an upscale extended stay property and
would include FF&E and start-up costs .Additionally ,  a 1 ,652-space parking garage
would be constructed to support the private-development uses,  as well  as the City of
Miami employee and f leet parking needs.  Lastly ,  a $9,000,000 contribution would be
made towards the construction of the rooftop park.  
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As concluded above,  the total project cost is  projected at ~$245,000,000, with an
average price per square foot of $388 across al l  uses.  

6.3 Municipal Incentives

Part of the scope of this project was to identify revenue generating opportunities for
the City of Miami.  It  is  assumed that the private sector portion of this redevelopment
would be done in conjunction with a long-term ground lease from the City .  The
ground lease would have a minimum of 50 years ,  but the preference would be for a
99-year lease which would integrate well  with traditional f inancing methods on the
private side (Bank, Life Insurance Company,  Freddie Mac/Fannie Mae, etc) .  Based on
the modeled uses,  it  is  estimated that the project can support a Year 1  ground rent of
~$922,000. The proposed ground rent would increase at 2% per year of the course of
the lease term.The ground rent equates to ~$2.26/sf  of land area.  

The second revenue generating piece of this project is  annual real estate tax revenue.
Using stabil ized valuations at assumed market reassessment and millage rates,  we
estimate that the completed project would generate in excess of $3,590,000 annually
in property taxes.  It  is  expected that a private sector developer would look for tax
incentives for the multifamily component via the Live Local Act or other available
programs.
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A third economic generator to the local community is  jobs.  Using standard industry

multipl iers ( IMPLAN/Bureau of Economic Analysis) ,  i t  is  estimated that as many as 1 ,450

direct construction jobs could be created over the 2-year development t imeline.  In

addition,  up to 850 indirect jobs (suppliers services,  etc) could be generated over this

same period. After the private sector project is  completed, it  is  projected that between

650-825 permanent jobs wil l  be created at the site to support the medical off ice,  hotel ,

retai l ,  civic and residential  uses.  These jobs could carry an approximated $30-35MM per

year in payroll  contributions.  Using a local spending multipl ier of 1 .6x,  this results in

upwards of $50MM/year in total output impact.  



6.4 Private Sector Returns

As discussed previously ,  while transformative,  the proposed solution also needs to

generate reasonable returns to garner private sector interest and investment.  Using

the provided programming for multifamily ,  off ice,  retai l  and hotel uses,  it  is  projected

that the Year 1  stabil ized NOI for the project would be $19,448,000. This NOI is

calculated using comparable market rents and expenses for the various uses,  as well

as the ground rent payment.  
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Using market capital ization rates,  the stabil ized value of the project would be
~$335,000,000 ( leasehold interest) .  This produces an unlevered project level equity
multiple of 1 .4x,  and a levered project level equity multiple of 2 .0x.  We would
anticipate that a private sector developer would maximize density across al l  product
types.  

Furthermore,  there may be a reconfiguration of the proposed uses to maximize

developer ROI.  This base case shows that the project could be successful with the given

assumptions. Increasing the developable square footage and subsequent unit counts

could increase the potential  ground rent and real estate taxes revenue produced by the

project ,  while sti l l  maintaining favorable developer returns.  
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Conclus ion
Based on the comprehensive
analysis and visionary
planning presented in the
report ,  the proposed
redevelopment of the City of
Miami’s GSA site in Allapattah
represents a transformative
opportunity for both the
community and the broader
region. This ambitious project
addresses a confluence of city
and community needs by
integrating essential
municipal services with
innovative mixed-use
development that supports
affordable housing,  medical
tourism, economic growth,
cultural preservation,  and
environmental sustainabil ity .

The design solution,  anchored
by an 8.5-acre rooftop park
and supported by residential ,
commercial ,  medical ,  and
government uses,  successfully
reimagines underuti l ized
public land as a vibrant,
walkable urban destination.  It
balances operational
eff iciency for municipal
functions with forward-
looking placemaking,
connectivity ,  and revenue
generation.  Key infrastructure
enhancements,  such as new
roadways and multimodal
access,  support long-term
urban resi l ience and l ivabil ity .

The plan carefully balances
complex challenges,  including
environmental remediation,
the relocation and
modernization of municipal -

services,  aging infrastructure,
and zoning l imitations.  It  also
embraces opportunities
enabled by Special  Area Plan
(SAP) designations,  the Miami
21 Zoning Code, public-private
partnerships (P3) ,  and state
legislation such as the Live
Local Act to ensure regulatory
flexibil ity and f inancial
viabil ity .

Financially ,  the redevelopment
project offers a sustainable
economic model through
ground leases,  tax revenues,
and job creation.  The proposed
uses are thoughtfully al igned
with Miami’s strategic goals ,
particularly the city 's  potential
as a global medical tourism
hub. Moreover ,  the project 's
inclusive approach, which
emphasizes affordable housing,
cultural identity ,  and equitable
access,  ensures that the
benefits extend to existing
residents and future
generations.

In conclusion,  “The Overpass”
stands as a model for
integrated urban
redevelopment.  By blending
civic responsibil ity with
economic innovation and
community values,  the City of
Miami is poised to transform
Allapattah into a dynamic,
inclusive,  and internationally
recognized distr ict that bridges
the past with the future.


