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PIERCING THE CLOUDS

Developers race to build the first 1,000-foot-tall high-rise in downtown Miam|
to claim the title of tallest tower on the East Coast south of New York City
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MIAMI DEVELOPERS REACH FOR THE SKY

WITH PANORAMA SET TO BECOME THE CITY'S TALLEST BUILDING,
NEW TOWERS COULD SURPASS 1,000 FEET

BY BRIAN BANDELL
Vbandeh@is o e Lom
TH6 533 &5 @67 ERawiase

When it comses 1o icomic skylines, Miami's
lundscape - u frequent backadrop for moy
los and TV shows - s undendably one of
the most recognizabie in the matdon. But
beyond s impressive archiiecture, that
skylne could soan have the distinction
of featuring the tallest tower on the Kas
Coust outside of New York,

The big question ks Which one will
bireak the 1000 foot mark fest™ AL least
six progects in Miam| have securod FAA
approval 10 exceed that beight, even
though bailding a supertall wower is no
casy task

The race to the sky s part of a trend in
many of the natlon’s fest growing urban
cores. In land-constrained cittes with
strong demuand from peopie who want w0
Ive daser 1 the workplace, developers
are Incressingly secking w0 balld higher
despite the significant challenges of con
structing a supertall iower.

Experts say new developments have
no place 10 go bt up, and that the ow
ersmake it easier to meet residents’ needs
when it comes to utllities, public tramsi
and other Infrastruciure. For developers,
the pavoll s changing & premibim for res
idences with spectacular views

Florida Eaat Coast Realty has sopped
off Punorama Towver, which will take the
crown as the talless butlding in Miami o
868 feet when It opens in the first quaner
Ol 2008 [texceeded the 789 fooe Four Sea
sors Hotel & Tower, bullt in 2003,

For the next crop of supertall bulidings,
the beight lmit & 1,009 feet In the US,
only New York, Chicago, Los Amgedes and
San Franctseo woukd have taller owers,

“ICs an wnreal story,” sakd Paud Geoege,
resident histortan at the HistoryMiami
Muscum. “The menssivencess and density
of Brckell and downtown s becoming
unprecedentod outside of New Yok City.
It gives wis @ bot of cachet. ™

Concentrating development in the
urban core with tall toswers would make
It easer for public servioes 1o meet the
noeeds of residents, as opposed to dealing
with suburban sprawl. sald Alyce Rob
ertson, exccutive director of the Miami
Downtown Development Authority. They
also take advarmage of the existing public
trarsit metwork.

Whike working to complese Panorama,
FECR is already preparing plins to bulkd
mixed-use towers of 1049 feet ot both

One Bayfrom Pla
2a, 100 S Bescayne
B, and twin ow
ers at 1200 Brickell
Ray Drive, the latter
destgned by Foster -
Partners, said Dean
Warhafy, the com
pany's chief devel
opment officer

“As the urban
care continues to get denser, the only
place o go Is up,” he sakl. "As the value
of [scquiring] the sites goes up, you have
0 utl e every ounce of square footage.”

Swire Properties plans o reuch 1,049
square feet for the next phase of Brick
eli City Centre, & milxed-use tower called
Ome Brichedl City Centre that would con
nect the exhvting high-end maldl o Beick
ell Averuie,

“Swire hasa long serm commiment (o
Miamd and It sustainable development;
this shines In its plans for One Brickell
Clty Centre’s future development,” the
company sabd. After design work Is com

Warhaft

plete, the company sakd, more nfonma-
tlon will be made public.

Other projects the FAA approved bor
onver 100G feet Include o mixed- used tow
er calied One MiamiCentral as the next
plsase of Al Aboard Flarida's Brightline
passenger ratl station, the SkyRise Miami
obwervation lower and ameivement rice by
Sl Berkowiez pear Rayside Marketplace,
and a cotdo/hotet tower at 300 Niscayne
Bhvd by Property Mardeets Group

Ryan Shear,
PMG's managing
director for South
Florida, sald 300
Biscayne would be
primanily a lux
ury condo bulld
ing, because the
major costs of such
4 tall progect aren’t
enough 1o Justify
rentals, He's walting for the condo mar ket
%0 pick up before moving forward more
agressively.

“In condos, you can spend more and

Sheur

do things that In rentals vou coukd not
alfonl.” Shear sald,

Clearing the way
The effrt tocomvinee the FAA 0 appeove
butlding betghts exceeding 1,000 feet In
Miami has taken noarty a decade. The
fssue b that much of desweisown is in the
hght path of Niami Inserrsstional Alrport,
aned planes noed extra oo 1o maneuver
in case they experience problems.
Attoreey and deseloper Andrew Hell
inger worked with now-defunct Leviev
Boymelgreen to bulld tye Marguis Rest
dences condominium in 2007, and it mok
Il abowt a year 0 persuade the city, the
alrpart and the FAA 10 agree on Ies 647
foot helght. The county reallzed that the
ly completed Four S was tull
ef than the developrment plan called for,
Helltnger sald. Whitle the county granted
& retrosctive waliver for the Four Seasons,
It deckied that no more height wakvers
would be granted on a per-budlding basts.

CONTINUED ON PAGE 18

FORT LAUDERDALE, SUNNY ISLES BEACH
ARE ALSO REACHING NEW HEIGHTS

Miami fsn't the only South Florida city
where developers sre reaching closer
10 the sky:

In Fort Lavderdale, 100 Las Olas by
Kodter Group is on the way 10 becoming
the city’s tallest bullding

Kolter Group s currently building
the 499 foot condo and hotel tower,
which would top the 452 foot Las Olas
River House.

Gavin Thomas, o development exec
utive with Kolter, sald the company
sucoessiully petitioned the FAA 10 raise
the hetght Hmit tn downtown Fort Loy
dercale 1o that level

“It's nice 10 be In the tallest butld
Ing with the nicest view,” be sald. “I'm
from Chécags and cveryone wints 1o go
up In the Willis 1ower. [1's a hghlight
In every ciy”

Thormas said 100 Las Oax should top
off In the thind quarser of 2019 axd be
completed in summer 2020 The big
gest challenge is bodlding soch & tall
project on a compact site while try
Ing not 10 block off streets 100 often.
e added.

Kolter Group may soon have com
pany. The mixed use Southside Chy
Conter project ot 519 S, Andrews Ave,
In seeking FAA approval for 499 feet,
as well

Sunny Isles Beach

second to Mlamli

Outsile of Miami, the South Florida
ity with the tallest bulldings s Sun
ny Isles Beach, where a row of condos
huas risen along the occunfront over the
past decade,

The 649 oot Muse by Property Mar
kets Group and lade Signature by For
tune International Group have wopped
off and will be the tallest buildings in
the clry: The Residences by Armand Casa
will be about the same height when
they're completed.

Sanny Isles Beach defers (s height
Bmits for mixed- use tosvers to the FAA,
fennifer Lu-Chorgl. & planning and
2oniing sechnican i Senny Isles Beach,
sadd the FAA hasa't approved bulldings
taller than 650 feet there,

Rrian Bondell

The 100 Las Olas towwer would be 4
storfes 1l with 228 hotel rooms ar
120 condominlums
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CONTINUED FROM PAGE 14

Hellinger's group proposed thar the
clty work with the county and the FAA w
jointly agroe on the maximum beight in
Ceruain areas, and 1o require FAA approv
al for each budlding over a certain height
That agrecnment was passed In 2007, clear
g the way for the Masguis,

“It wus & watershed moment,” Hell
Inger sabd, “Our stratogy was 10 provide
cermainty, so when you buy land, there 1s
no doubt about the size and heighe”

Under terms of the 2007 agreement,
the maximum height for downtown
Miseny fromm Bricked] o Inserstale 95 wan
1010 foet, the commty and the FAA agroed
on 1,049 foet for that anca two years ago,
said Jose A Ramos, division director of
aviation planning. land use and grants
for the Miami Dude Aviation Department
The rosax b hedght further noeth, such
as In the Edgevater nefghbarhood. Is 649
teet

FECR's Warhaft sald the problem
was the FAA rounded wg) 1n Incremens
of 1,000 fieet, w0 when a building sur
passed LOK feet, the FAA reviewed ot
as If the building was 2,000 feet. Ramos
sl county officials traveled 10 Washing
ton, D.C, and presented the case that rals
g the Detght 1o 1,09 feet would heave no
Impact on airport operations.

“Ihis should be as far as we should
40, Ramos wid, “Anything higher sturn
atfecting appeoach procedures 1o the alr
port, which is something we don't want
wod*

That assurmes developers are keep
Ing the alrport in the loop. Ramos sakd
his department reviews every buallding
proposed over 200 feet in Miamd, but he
recently Sound 60 planned projeces that
fdledd 1o subinat for review.

Risk and reward
On a clear day from the top floor of Pan
Onuna, you can see south o Turkey Fois
or noeth 1o the tallest bulidings in Rro
ward County, Warhaft sasd. That view
comes with a price.

A one bedoom apartiment on the
85th floor of Panomama reats for $4,200
compared 10 $2.500 for a stmdlar apan
ment on the 24th foor. That answers the
question of why develkopers want © go
even higher

Expected o open in larsary of Febru
ary, Panorma has 150 reservations for it
821 apartments, and Concond Hosplaalicy
has agroed 1o open a Hyatt Centric hotel
In the bullding. Wartalt sald. FECR bas
yet o announce tenants for the medical
office and retall space.

While this supertall project offers
plenty of Bnanclal rewards, FECR had
faced considerable financial challenges.

“Ihe tovestment alone 1n design and
approvals is & massive one,* Werhan said
*It takes very deep pockets 1o even think
about dolng ane of these projects ™
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Irripesct and perminting fees In Miaond
run indo the milllions of dollars, he said
Onceconstruction starts, having sn et
large bhudget for allowances - unexpect
ed changes - Is cruclal. A typlcal project
miay have a 2.5 percent allkowance over its
bedget, but that's a huge amount for an
$H00 milion tower, Warhaft sald

Mary (hings cost more than expecied
when Dullding at mixh height. Warhan
sald that every time concrete 1s pamped
from the ground 1o the top tioor of Pan
orma, five cubic yands of concrete - half
4 trock - bs wasted becanse it gets stuck
In the pumpiog Boe. Whike that s wist
ed money. it would tale longer and cost
oven more 3o have construction workers
manusally haul buckets of concrete there,
he said

“I brisgs o whole new set of prrobiless
you woukin't have with & mid-rise, of
even a 60-story bullding,” Warhaft sakl

T sty such costs 1o lenders, adevel
oper must demonstrate there's long kst
Ing demmand for the uses in thetr super
tall tower. Warhaft believes FECR can
hit those mngets with One Bayfront Pl
28 for apartments, a hotel, offices, retadl
and restaurants ina parn of the ity where
all of those metrics are performing well
He anticiputes demolishing the existing
office bullding there In the fhess half of
2019, and then starting construction
which should take 50 months

Preleasing f&x the office space and
finding a hotel operator will phay & critd
<ol rode In One Bayviront Plaza obtaining
financing. Warhaft said

In many major cites, office is the
primary use lor skyscrapers, but that
could be mare dEBculn in Miamid, That's
hecause the 30,000 square- foot office
floor plates allowed under the Miami
2 poning code are significantly smaller
than what most Anancial institutions and
big echnology tenants require, Warhaft
sald. Omne Bayfront Plaza won't bave that
problem because it 36,000 square (oot

An apartment at
Panorama Tower

floar plates were spproved under the pre
vious rondng code,

“Some of our compethors want o
bulk] exclusively office under Miami 21.°
Warhaft said, “I don't sew that right now ™

As for the towers at 1200 Brickedl, War
haft sald the timing will depend on the
condo market. He sakd it would be a lux
wry product, but not for investors hoping
50 rent mnits out

Digging deep
Ruikding o supertall tower in Miami pres
ents chuallenges not found In Man battan
The soll in Miami in more porous, so it
requires drilling auger cast piles abowt
150 feet doep w0 anchar the bullding's
foundation. sid Brad Meltzer, Southeast
region preskdent for Mlaza Constrixtion
In additton w0 increasing the tmeline
broause it talees Jonger to haul muserials
up o high, taller dldings experience
stronger winds and face & greater risk
ol construction debrls falling far from
the bullding. so there are move cost
N requirements for safety netting. he
dd. Most of these bufidings also spend
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The view from
N apartment st
Panorama Tower.

FROTOS BY JOOK NETcE

more on additional and faster clevaton,
because an 80-floor ride takes a long
time, he added. A tall sower alwo requines
more wind-reststant materials, Meltzer
sakd

Being Involved In an interse sev
en-year design uned construction pro
cess really wears on a company, Warhiah
sakd. It creates an bsue of consistoncy,
&5 relining constroction professson
als such as superintendents for so long
becomes difticult. FECR ended up tak
ing over construction of Panorama
Inermally

For the next two supertall twowers,
FECR will closely consider the organl
wational plan of the general contmctor
and Inchade I tye conemet a stifl penalty
for pulling key persannel of] the project
Warhan said

*“There are a ot of kessons loarned, and
It has required a tremendoas anmount of
effort on the part of ownership to
us on the right track,” he sald.
forwared, [with) future sapersall pro)
we will treat the constroction procy
linthe bt differently.” %
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