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Abstract | fFE

This paper highlights a new 21st-century skyscraper typology — the very tall and slender
residential tower — and analyzes the economic, engineering, and urbanistic forces that shape
them. Once built exclusively in Manhattan and Hong Kong, “pencil towers” of 80 to 100 stories
and taller are now rising in a handful of other cities, including Dubai, Melbourne, Brisbane,
Toronto and Mumbai. With a base-to-height ratio of at least 1:10, but with some recent designs
reaching a ratio of, so far, 1:23, the super-slender phenomenon has a wide range. The paper
distinguishes two types of super-slims with significantly different development strategies: the
ultra-luxury towers (defined by the exclusivity of one to two units per floor) currently found only
in Manhattan; and all other tall and slender towers that plan multiple apartments per floor.
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This paper highlights a new 21st century
skyscraper typology — the very tall and slender
residential tower — and analyzes the economic,
engineering, and urbanistic forces that shape
them. Tall, thin “pencil towers”— once built

only in New York and Hong Kong- are now
rising in a handful of other cities: Dubai,
Melbourne, Brisbane, Toronto, and Mumbai.
With a base-to-height ratio of 1:10 or more, and
with a recent design reaching a ratio of 1:23,
the super-slender phenomenon has a wide
range. The most dramatic examples so far are
the highly publicized beanstalks of Billionaires’
Row, on West 57th Street in Manhattan, where
penthouses have sold for $90-$100 million,
and a per square foot/ square meter price has
reached $10,000-$11,000 psf or approximately
$110,000 per square meter. Expensive to

build because they require sophisticated
engineering, special materials, and because
they rise on difficult, constricted sites, super-
slender towers only make economic sense

as luxury properties. But there is luxury and
LUXURY, depending on the market, and there
are few real estate markets like Manhattan. Thus
this paper undertakes to define and distinguish
two types of super-slenders with significantly
different development strategies: the ultra-
luxury towers (defined by the exclusivity of

1-2 units per floor) currently found only in
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Manhattan; and all other tall and slender
towers that plan multiple apartments per floor.

First, let’s look at the distinctive type of super-
slender tower that has evolved in New York
City since around 2007. This graphic grid of
eighteen renderings and photographs illustrate
the new form (Figure 1). Designed by thirteen
different architectural firms, these buildings
display a range of styles from historical to
avant-garde and are clad in the spectrum of
materials from limestone panels to all-glass
curtain walls. The key characteristics of this
new typology are explained in two papers

| delivered at previous CTBUH conferences,
where | detailed the forces that shape the form
— in particular, New York's zoning regulation
and transferable air rights, the value of views,
the market for exclusivity, engineering
solutions, and the per square foot/ square
meter platform of buyer’s price of $3,000/
$33,000 USD. My shorthand phrase for this
complicated formula is ‘the Logic of Luxury,’
and I'l briefly review how the luxury formula
works later in this paper.

Keeping Things in Proportion

To be very clear: the defining characteristic

of the New York towers is not height, but
slenderness. TALL and BIG are not the same
thing, and it is important to emphasize that
difference, since the two descriptive terms are
so often confused by the general public and
even by the architectural press. The original
World Trade Center North Tower was the
tallest building in the world on its completion
in 1971. It was also BIG: with an enormous
square floor plate of 209 feet / 64 meters on
each side and a height of 1,368 feet/ 417
meters, and with 110 stories, it contained a

Figure 2. Tall, but not slender: a comparison between 432
Park Avenue and the former TWTC.

E2. SETRAME: NERE2SHZARIWTICE
[BHINEL

Figure 1. Top: One57 by Christian de Portzamparc; 111 West 57th Street by SHoP; 432 Park Avenue by Rafael Vifioly
Architects; 520 Park Avenue by Robert A.M. Stern Architects; Central Park Tower by AS+GG; 220 Central Park South by
Robert A.M. Stern Architects. Middle: 53 West 53rd by Ateliers Jean Nouvel; 100 East 53rd Street by Foster + Partners;
45 East 22nd Street by Kohn Pedersen Fox Associates; One Madison by Cetra/Ruddy; 35 Hudson Yards by Skidmore,
Owings & Merrill. Bottom: 56 Leonard by Herzog & de Meuron Architekten; 30 Park Place by Robert A.M. Stern; 111
Murray Street by by Kohn Pederson Fox Associates; 125 Greenwich Street by Rafael Vifioly; 50 West Street by JAHN;

9 DeKalb Ave by SHoP. (Source: The Skyscraper Museum from images provided by Christian de Portzamparc; SHoP;
CIM Group & Macklowe Properties; RAMSA; New York YIMBY; RAMSA; Hayes Davidson; RFR; ESTO; Williams New York;
CetraRuddy; Visualhouse; Alexico Group; RAMSA; Redundant Pix )

B b SRR EADiRTAIOne57, SHOPIZTHAS7E111S, RE/R4HEERTINESFHME
TR KE4325, BAR-IREASESMSTAIREARS5205,; AS+GGIRITHFRARE, ZER-HT
FRERESIMTI R R ARER2205H: 1E-BHRTEERITIAS3ES3S, BETFE N AZSIMETHY
IRE3H1005; KPFEITRITESFMETTIZR2215455, Cetra/RuddyifitHIZiEdi S, SOMIgTHIIGEE
RAX355T: MRS EREERNESMATIRSNE56S, FEF-MEREASSMATNARE
3005, KPRZITHIREARE 1S, HE/R-EEERRNINESMITAEMEDGRET 1255, JAHNRITHIFEHS0
S, SHoP&ITHIE-R/RH AE9S. (3K The Skyscraper Museum from images provided by Christian
de Portzamparc, SHoP; CIM Group & Macklowe Properties; RAMSA; New York YIMBY; RAMSA,
Hayes Davidson; RFR; ESTO; Williams New York; CetraRuddy; Visualhouse; Alexico Group; RAMSA,
Redundant Pix)

gross floor area of more than 4 million square
feet/ 371,162 square meters. But its base-to-
height ratio was less than 1:7, so it was only
moderately slender. The new residential tower
in New York, 432 Park Avenue, has a roof height
taller that the original World Trade Center (and
a height of 1,396 feet/ 425 meters) and a base
thatis only 93 ft. /28.3m. Thus its slenderness
ratiois 1:15 (Figure 2).

The new New York superslims have attracted
substantial publicity and pointed criticism
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for their high prices and extraordinary height
and especially for the length of the shadows
that they cast on the public space of Central
Park. But in fact, not many are “supertall” by
CTBUH standards, i.e,, 1,000 feet/ 305 meters or
taller. At present, there are only two New York
towers that stretch above that limit: One 57
and 432 Park Avenue — although five more are
underway. A chart of silhouettes made by The
Skyscraper Museum of the same eighteen tall,
thin towers in Figure 1 (ones that were either
completed or in early stages of construction
in May 2016) clearly shows the characteristic
slenderness of the new type (Figure 3). All the
buildings on our chart have slenderness ratios
of 1:10 or higher. The shortest and earliest,
Sky House, completed in 2007, is just under
600 feet/ 182 meters. The future tallest will be
Central Park Tower at more than 1500 feet/
457 meters (although it should be noted that
this building is a mixed-use structure and
really does not belong in the line-up). The
project with the highest slenderness ratio— an
extraordinary 1:23 — is the feather-thin 111 W.
57th Street, designed by architects SHoP and
engineers WSP, where the tower measures

a mere 59 feet by 79 feet (19 meters by 24
meters) in plan and will rise to 1,438 feet/ 438
meters at the tip of its an ornamental crown.
Again, let me underscore that 111 West 57 is
very tall, but not at all BIG in terms of floor area:
the gross floor area of the 80-story structure
will only be 316,000 square feet, or 29,351
square meters. !

Sky Living

Inspired perhaps by New York, tall, thin
residential towers of 80 to 100 stories have
recently begun to pop up in many cities
worldwide. Again, the focus of this paper is
slenderness, not height, but if we do detour
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Figure 3. New York City’s super-slender residential skyscrapers. (Source: : The Skyscraper Museum)
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1: Defining “slender” can be complicated. Some of the silhouettes in the Figure 3 chart are rather fat or have thicker bases with a slim upper shaft: this is generally a function of combining a commercial section,
either of a hotel or a retail space such as a department store, on the lower stories, as with One 57 and Central Park Tower. Others with two dramatically different profiles, such as 220 Central Park South, are

almost slabs.
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briefly to explore the subject and appeal of “sky
living,"what can we say about the history of
very tall residential towers?

Actually, that history is fairly short. In New

York, it's possible to trace the early romance of
skyscraper domiciles to the mid-1920s when
the delineator Hugh Ferriss and architects

such as Raymond Hood sang the praises of
elevated aeries, and the word “penthouse”first
began to refer, not to the rooftop mechanical
structures of a high-rise, but to the highest-
priced apartments on top floors. At that time,
the only“apartments”in skyscrapers were in
hotels, because, until as late as 1929, apartment
buildings were regulated by New York State
tenement house laws, which set maximum
heights at 150 feet. As commercial architecture,
though, posh skyscraper hotels such as the
Ritz and Sherry Netherland had soaring tower
sections shaped by the setback formula of the
1916 zoning law which allowed “25 percent
towers"to rise to unlimited height. After 1929, a
revision of the Multiple Dwelling Law allowed
apartment houses such as the twin-tower form
of the San Remo and El Dorado on Central

Park West to establish a new standard of luxury
living. In the late 1920s and even Depression-
era 1930s, New York penthouses, rooftop
terraces, and Rainbow Room glamor became

a sign of wealth and sophistication, featured in
magazines and Hollywood movies.

Unprecedented heights of sky living became
possible in post-war Chicago when mixed-use
modernist towers such as the 100-story John
Hancock Center (1969) and 78-story Water
Tower Place (1976) developed apartments

on their upper floors. These slab buildings
found their aesthetic in rationalist exercises in
engineering, not in the fancy finials of prewar
Manhattan spires. (It should be noted, though,
that the 65-story scalloped cylinders of Marina
City, designed in 1959 and completed in 1964,
pioneered Chicago’s important innovations in
high-rise residential complexes.) Today, Chicago
has many apartment buildings of 800 feet/ 244
meters or taller, and more on the way, but only
one resembles a slender tower in form, the
1998 Park Tower.

In New York, the next wave of skyscraper
residences began with the rise of the luxury
condominium tower. While the history of
condos in New York can be traced back

to the mid-1970s, the boom of high-rise
condominium development came in the
mid-1980s and centered especially around Fifth
Avenue and 57th Street, spurred by a revision
of the zoning law in Midtown West that
encouraged mixed-use building and offered
developers bonus floor space for providing
privately-owned-public-space (POPS) such as
plazas or atriums. Upscale projects included the

716-foot/ 218 meter Metropolitan Tower (1987)
and 814-foot/ 248 meter CitySpire (1987),
which became the tallest residential buildings
in the city. These towers were also the first to
use slenderness as a strategy to achieve greater
height and views by taking advantage of the
provisions of the 1961 zoning law that for
allowed the purchase and transfer of unused air
rights. In the 1990s, some Post-modern spires
such as Trump Palace and the Zeckendorfs'

515 Park Avenue (2001) intentionally evoked
the romantic hotel towers of the Twenties. In
2001, Trump World Tower, which combined

the minimalist slab with a very thin side of true
engineers'slenderness, became the city’s tallest
residential building at 861 feet/ 262.4 meters.

Placed on hold by the traumatic events of
9/11, New York development stayed away from
lofty towers for about five years while critics
and the community, and especially lenders,
debated whether people would ever return

to living, or even working, in skyscrapers. But
the success of projects begun before 9/11,
such as the Time Warner Center and 15 Central
Park West, as well as escalating demand from
wealthy New Yorkers and global investors,
fueled the market for new luxury towers — at
least until the banking crisis of 2007-08. During
this time, around 2005-2007, several of the
ultra-luxury, super-slender towers of our study
were proposed, including: One 57; 56 Leonard;
100 East 53 Street; 50 West Street; and the

first scheme for the MoMA tower, designed

to be 1,250 feet / 381 meters tall, which was
cut down to 1,050 feet / 320 meters during

its City Planning Commission review. The
pent-up demand for luxury condos during the
four-to-five year slowdown in supply drove
prices for the first completed super-slenders
to stratospheric heights and has fueled a
mini-boom of the form. There has been much
debate on whether demand will continue.

The Sprawl of Tall

Where else in the world have very tall, thin
towers of 80 to 100 or more stories caught
on?To do a survey, we need a metric for the
category. Since developers in their marketing
often exaggerate the number of floors, “stories”
is not a reliable indicator of height. As we know
from CTBUH committees, there are at least
three ways to measure vertical height, so that
metric is also complicated. The Skyscraper
Museum picked the convenient American unit
800 feet (243.84 meters) to draw our line for
inclusion in the survey. But to hammer home a
point: that number is both arbitrary and flawed.
Height is often a misleading measure, and we
should remember that all buildings have at
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least four significant dimensions: height, width,
length, and floor area.

Using the excellent CTBUH Skyscraper Center
database, The Skyscraper Museum sorted a
group of all-residential buildings worldwide of
800 feet or taller. As of June 2016, there were
63, of which 23 are in Dubai. The remaining

40 are spread across twenty cities, which
possess only one to four towers each, except
Busan, South Korea, which has five. Indeed,

in the category of exclusively residential
buildings (versus mixed-use with a residential
component), there are currently only three
completed buildings in New York that qualify:
432 Park Avenue; 8 Spruce Street; and Trump
World Tower. If one also counts buildings under
construction, there are at least eight more.
The main cities worldwide where height is
allowed and the market is driving up prices and
floor counts are Dubai, Brisbane, Melbourne,
Toronto, and Mumbai. This list leaves aside for
the moment the special case of Hong Kong,
where point towers and vertical density have
long been the standard solution for housing
of all classes. Despite the extraordinary
proportional slenderness of its pencil towers,
only four Hong Kong buildings top the 800-
foot benchmark.

The key place in the world, besides Manhattan,
that has very deliberately worked to become
the capital of tall and thin is Dubai. From its
first phase of skyscraper development around
2000, with the Emirates Towers and Burj al
Arab, and slightly later, of course, with Burj
Khalifa, superlative height has been a part of
Dubai’s brand strategy. It has more buildings of
300+ meters of any city in the world: currently
eighteen to New York's second-place seven.
Dubai has 23 residential towers taller than

800 feet/ 244 meters, of which nine exceed
1,000 feet/ 305 meters. 2 The latter group of
nine, which are represented in silhouettes in
the chartin Figure 7, are surprisingly similar
variations of pencil towers. Eight can be seen
one photograph of Dubai Marina, which

has become well known for the epithet of

“the tallest block in the world! (Figure 4).

Rising straight up, most have a square-ish or
octagonal plan that measures from about 32 to
40 meters. Facades are patterned compositions
of glass and opaque-colored cladding that
shield the interiors from the hot desert sun.
Ornamental tops distinguish the towers and
give additional height. The tallest is Marina

101 with a height of 1,399 feet/ 426.5 meters,
which is 3 feet taller than Manhattan's 432 Park
Avenue. (Technically, Marina 1071 is mixed-use,
since its bottom 33 floors are hotel rooms, but

Figure 4. Dubai Marina, “Tallest Block in the World". Seven of the Dubai Marina Supertalls, from left: Ocean Heights,
Marina 101, Elite Residence, The Torch, Princess Tower, Damac Heights, Cayan Tower. (Source: Ji Zhang, Flickr)
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ENIRE, NENARIEEE. 3]
RAcEE, FrEEREE/ VIEIMEERRY
H®E: SE. BE. KENMEAER.

2R (ERSEBRSHHAEFES) &
KHBER KB OBIEE, BRAZEY
EMNEHRNERSHEL T —H5EE
DABOOERAEEEEMN. EZE20164F
67, MEEINAB63RE, HA23[ATid
2, FTHY40EEZEIRN A BILT — 1 EE3H,
., SEEHGRE 1 EARERE, BEE
ZILE—MHG), PBESE. K, T
FEEN—X (BEBEEINENSGER
EIUELL) B, ALNBEEHMNAEIER TR
BRFEER—RREKE4325 K4,
i8S (8 Spruce Street) KAERD)I]

WIS, TESFISANBSE, MoMoR

SESMAE, BT 101, BFRA

(38 Ji Zhang, Flickr)

EHEHFRAE. NRBMN LR T L
2, WZEDAEZHSE, £HREKIH
1, NEERAERE. BEmHENSNE
M EHAVAH E 2 @iE,. mEIL

EIRAR. ZEMRK. XINBBENR
ZEREBIRIKER —HUR FEA

EIMERENEETEN RIS ER
BERRIUEE. RESBHEEHEN
KALLAFE LG, (BINE4EEBRALE]
T 800k RIS EIRE,

FREMATLIN, BFRHA FS— 0
X, —BUREHNTRASEER
#B. 2000 AR RIBFEE R EER AR
FE—MER, BALTMEXEEER (Emirates
Towers) FEFENATEE (Burj al
AT ARHIIAR AR
(Burj Khalifa) . BEETRE, REHSE
—HE BT RREES—2 0. TIE
RUBIT 300K B EHIE A E L (T {7 —
WhEE%: BE]. BEF18E, mAY
HETE, BRE_. BiFRE3R5E
FBII800 R (H244K) MIE=EEHE, H
hHIEENNSERT 71,000&R (&
305%) . 2 7R EBERIIMERE
EHIOREEET, XL SERETUER X
B, @ AMEF. £—oKiEFFEL (Dubai
Marina) BB F oh A& I L rhe R,
R “HRESENE" mEL Tt (
B4) . RSHEFIRMMmE, MHEmsy
240K EENERE, XEEREF
EE_EEMERPUEAF 2 B
Ko INITEANEIIBNAEHEERES
EETESIMR], PR ER TR BEER
PRYCHVE ST, TREPEEIR LR MER 28]
BRIXS), HINAFOMENN T 5E, &5
101 KIS E 1399 =R (426.5K)
MAESER, LSBT AR KE4L32S
KBRS EIER,. (MEARZERE, B
101 R REZE33E N BEIE R, WA
FEHERN, BEINREFEEEER
HIARE. ) NFEE (Princess Tower) 5

2: This number counts Marina 101, but not the stalled Marina 106.
2: #h TR

ZETEA THEZ101 K (Marina 101), {BXREEME TEMAIEZ 106K (Marina 106).
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Figure 5. The 432 Park Avenue and Princess Tower floor plans at the same scale. (Source: Rafael Vinoly Architects and
CIM Group & Macklowe Properties; CTBUH Skyscraper Center Database)

B5. AERE42SINEENEFLLAIRETEE.

(38 Rafael Vinoly Architects and CIM Group &

Macklowe Properties; CTBUH Skyscraper Center Database)

its form is that of a purely residential tower.)
The tallest all-residential building is the domed
Princess Tower at 1,356 feet/ 413.4 meters,
which is 40 feet shorter than 432 Park Avenue.

Dubai’s pencil towers look astoundingly thin
when viewed in photographs, but compared
at scale to New York’s super-slenders, they have
significantly greater girth. The main reason for
this difference can immediately be understood
by comparing typical floor plans of apartments
of 432 Park Avenue and Princess Tower (Figure
5). Ultra-luxury Manhattan penthouses occupy
an entire floor, and throughout the tower, two
units per floor is usually a maximum. There

are only 104 apartments at 432 Park Avenue,
while in the Princess Tower, there are ten units
per floor and 763 apartments in total. This
multiplicity of units requires larger floor plates
to accommodate extra elevators to handle

the volume of traffic and a large central core
devoted to mechanical systems and shared
hallways. A comparison of four Dubai Marina
towers shows full-floor plans that range in
width from around 32 to 38 meters and central
cores with six or eight elevator shafts, large
mechanical rooms, and common corridors.
Shown in Figure 6 are, clockwise from top left:
Marina 101, which contains 506 apartments
(and 281 hotel rooms); The Torch with 676
apartments; 23 Marina with 289 apartments;
and Ocean Heights with 519 apartments.

Supertall Residential Towers Worldwide:
Two Types

The dramatically different numbers of
apartments per building described above

E13565-R (H413.4K) , IhEHFeR
SHEETENR, RNEKE4R2SKEILE
BHH40ER.

BEMREERERR hEREBLH
g, IBSANUE, BEKEFE. 5
AARBLAMETUELL, BFERTHEK
M. BRI AR AE4325 K%
MAFEANBIEEFEE (B5) |
BAMBRE R BRI B ERNEE R
H. BEENERTINEAESIE TED
BE, MEEEEZRRT, BEREER
ZRAMBNE. AEKE4L32EAER
B1048/~ B, MAFEESEEE10EL
B, HB763ENE. BENELHE
BRI, UERSATAELTMEmMS
IR, AN, VIMARSMAEEES
FE—EAREWNPOMZOE, BT ELERAEE
WBIEEFEEENS B2 ETFERTA,
T EMI2ZE 38K AE H A E
SR S EEESEE, FERIAESR
KN BIATLER. E6FR, MZEL
FHIRESH AR NBE506[8/AE (F1281
KBIEEE) BUEE101 K, H676EA
BHYNIERE (The Torch) ; B289[8]
NEREZ23S K (23 Marina) ; X
NBS19ENBASEESHIKE (Ocean
Heights) .

Figure 6. Four comparative Dubai floor plans: Marina 101, The Torch, Ocean Heights, 23 Marina. (Source: Sheffield
Holdings, Dubai Select Property, Metropolitan Premium Properties, Future Homes Dubai)

Elo. 4EBFLLMBEFERRETER: BE101. NEXE. BESHKRE. BEBSKE,

(R

Sheffield Holdings, Dubai Select Property, Metropolitan Premium Properties, Future Homes Dubai)
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Figure 7. Supertall Residential Towers Worldwide. From left: Etihad Towers T2; Cayan Tower; Ocean Heights; Australia 108; 53W53rd; Omkar 1973 Worli Tower B; Damac Heights; The
One; Ahmed Abdul Rahim Al Attar Tower; The Torch; Elite Residence; 23 Marina; Burj Mohammed Bin Rashid; Princess Tower; 432 Park Avenue; Marina 101; 111 West 57th Street;

World One. (Source: The Skyscraper Museum, based building silhouettes, courtesy CTBUH Skyscraper Center Database )

H7. 2NBsEIEEM. Aiforh: MIRIGEET2. FIE. BEaRE. BARIL108KE. 53W53rd X%, Omkar 1973 Worli & BEE. ASmEHIR
[E. The OneX#. Ahmed Abdul Rahim Al Attar k. NEKE. FBEABE. B L2358 K. Burj Mohammed Bin Rashid K. AFEE. AEAE432E.

EE101. FES57HE1115. World One X%,

show that Dubai supertalls and New York's
tallest super-slenders are disparate types that
share only the characteristic of height. This can
clearly be seen in a line-up of silhouettes that
includes all the residential supertalls, buildings
of 1,000 feet/ 305 meters or taller, completed

or under construction worldwide (Figure 7).
There are just eighteen, and they are color-
coded by country: Dubai is represented in

blue; Abu Dhabi in blue-green; New York in
purple; Mumbai in red; Australia in gold; and
Toronto in green. 3 It is easy to pick out the New
York buildings even without color: they are
singularly slender. The less-svelte proportions of
Dubai towers are equally characteristic of all the
other supertalls because they follow the same
model of multiple units per floor and towers
with hundreds of apartments. At the far right of
the chartis 117-story World One, the soon-to-
be tallest all-residential building in the world,
still under construction in Mumbai, which will
stretch to 442 meters/ 1,450 feet and contain
290 apartments. In Melbourne, the tower called
Australia 108, just beginning construction, will
rise 100 stories and contain more than 1,100
apartments: a typical floor plan of stories 44-56
shows eighteen apartments per floor. All of the
towers outside of New York are designed with

a high-end, but mass-market strategy: they are
pret-a-porter to Manhattan couture.

New York's super-slender towers, in contrast,
are predicated on exclusivity. As | argued in
detail in my two previous CTBUH papers on
“The Logic of Luxury, the New York type is
ultra thin because developers use a strategy
of exclusivity to design and sell apartments.
Ideally, there are one or two units per floor,
which allows for a very tight core, often with
only two elevator shafts. An owner steps from

a“private”elevator directly into the apartment
with its expansive windows and stunning
views. Extra-high ceilings, while a talking point
of luxury features, also ensure an efficient plan
by allowing for switch-back scissor stairs that
reduce the service area of the core, and at the
same time make the entire structure some

20 percent taller than it would be with more
standard slab-to-slab ceiling heights, thus
lifting all apartments a bit higher in the sky.
There are numerous other strategies employed
in“the logic of luxury,"but the bottom line is
that slenderness pays: recently that rate has
been between $5,000 and $10,000 a

square foot.

What makes these New York towers so
expensive is, in the simplest sense, the price
of land. There is a limited supply of land (and
air rights) in the most prized areas, and the
lots themselves are subject to an ultimate
constraint of a maximum amount of floor area
allowed under the zoning code. From the
point of view of the condo buyer, there is a
limited supply of trophy properties (the best
views, best address, etc.) that have appeal to
collectors and investors in the same arena as
the art market. Why shouldn't a live-in picture
window of a panorama of Central Park be
worth the price of a Picasso or a Pollack?

Is there any other place like New York, which
spawns slender towers as a logical expression
of its local character and constraints? Well,

yes, Hong Kong! Slenderness is a defining
characteristic of Hong Kong's tall buildings, and
the city has more point towers than any place
in the world, as any photograph of the Mid-
levels attests (Figure 8). Hong Kong's high land
values and liberal zoning laws produced many

(3K|: The Skyscraper Museum, based building silhouettes, courtesy CTBUH Skyscraper Center Database)

S FESETERAREE

FRENHNENERNAEHNEE RN
X, XERPSBENBESENNANINES
BAMERERMTENEREE, =&
NESE LEEERZL. E2tEFRTEE
ANBERT 5SS, SEE10008R (&
305%) U LBSEEEFHHEERL
REFEIIX—S (B7) . Bhita18EEE
7. NRATNEREERRERAEESR:
EeReE, BESefRMAHilth, £
BRAFEY, deRTEX, 2eRATE
KHE,;, URGZEFRSZ1e%, 3 2EX,
THREEmEREAS AR
BEMEFME, BERERESEMERS
EINEARA T RN, BASES
BEZP, ABHERAT LA, BR
R RN, X2TIRNEE. Bdhh

Figure 8. Hong Kong’s mid-level residential district on the
slope of Victoria Peak. (Source: Wyliepoon, Flickr)

E8. MAFILMLE EEEB+FLEER. (CRE:
Wyliepoon, Flickr)

3: This group of 18 has some uncertainty: the Toronto building, The One, maybe be trimmed to 998 feet/304 meters in the planning approval process, and another New York City tower, 125 Greenwich Street,
currently under construction, has had variable reports on height, sometimes over 1,000 feet/305, though as of June 2016, the developer’s website states a height “almost 1,000 feet into the sky.”

3 TR X1 SR A S EHE

Z1e% 2R The OneMISEEMU BTN AIRERIEMMOBHR, THALIERIEMEEHT 1255 K (125 Greenwich Street) BRILTHEH, %

FKEEMNUIHTIRE, EEEHNSETN— GEEBI T1000RR, AMALKBHMIETE016F68EMaE "HL10008R, EARE " .
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Figure 9. LOHAS Park, Hong Kong (Source: CTBUH Skyscraper Center Database)
B9. FB8MHLEN, (R CTBUH Skyscraper Center Database)

districts of extraordinarily slender and densely
packed apartment towers where hundreds of
speculatively developed apartment buildings
exploited the city's permissible maximum FAR
of 1:18. But few of these buildings top 600
feet / 183 meters, and as previously noted,

only four exceed our 800-foot benchmark

(and only one of these, Highcliff, is truly
slender). In Hong Kong, “vertical density”is a
mass-housing solution, as can be seen in the
dispersed developments of the New Territories,
where dozens of nearly identical tall, thin
50+-story towers are planned and built by large
developers in cooperation with MTRC, the Mass
Transit Railway Corporation Limited (Figure 9).
Obviously, the term “exclusivity” does not apply
to any of these buildings.

What of slenderness and luxury in Hong

Kong? The one example (or really two) is

the unmatched pair of towers Highcliff

and Summit, which stand apart as isolated
“chopsticks” on the mountainside above Happy
Valley (Figure 10). The 73-story Highcliff rises
828 feet/ 252 meters and boasts a slenderness
ratio of 1:20, which means it is still the most
slender residential skyscraper in the world,

until 111 West 57th Street exceeds it at 1:23.4
Completed in 2003, Highcliff is well known as
one of Hong Kong's most expensive apartment
buildings, but it has not become a model for
more isolated and individualistic super-slender
towers. It remains a prototype without progeny
in Hong Kong.

Conclusions

What is the takeaway of this analysis and
differentiation of supertalls and super-slenders?
That they are not the same thing. Because

an aggressive market exists in many cities for
high-end properties, there will certainly be
more supertalls in places where municipal

P2 F T 7ERIWorld One kg,
TRFrE L G, BPBAATER Leefe
TEEN, SERIEREI42K (51450
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Figure 10. Highcliff and The Summit, Hong Kong (Source:
Magnusson Klemencic Associates )

E10. FBMGFAEE (R Magnusson
Klemencic Associates)

4: Structural engineers Magnusson Klemencic Associates give 1:20 as the slenderness ratio is their untitled technical paper of 2004 on Highcliff, although it's hard to determine exactly what they are measuring.
4 gETR2IMMagnusson Klemencic Associates?E2004FHighcliff —ERE ARSI HLAE T 1 200KALL, A UK LA TRINETF M.
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regulations allow them. And there will be
more super-slenders in New York, because
the constraints and opportunities of the city’s
zoning law make the slenderness strategy
profitable. But | hope | have also made a larger
point about analyzing tall buildings with other
dimensions than vertical height. Are you
listening CTBUH committees?

(Happy Valley) LB EROR “Ht"

(B10) . 73ERFHSEIATI828HR

(G2b2k) |, E&4ALkA1:20, mMEs7
111 S XBKAALLE1:23, *EEEM
ZHI, BRENEUR FRIMAVEEEX
K.
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