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Abstract

The paper analyzes the financial value, space value and urban value of the urban building
complex in Shanghai and Hong Kong through three levels: direct synergy, indirect synergy and
space synergy. The paper also uses similar projects in Shanghai and Hong Kong as examples to
demonstrate and clarify the disparity in city developments.

Keywords: Synergy Aspect, Urban Building Complex, Financial Value, Space Value, Urban

Value
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Synergy Aspect

The “Urban Building Complex”is a
combination of ‘mixed-use”thought and
“building complex”. Because of its meg- scale
and complex functions, the urban building
complex becomes a comprehensive service
center and a vital symbol of cities with

dense habitat. Its unique characteristics have
tremendous influences on a city’s whole
development and the positive interactions
with all aspects of a city.

An Urban Building Complex expresses a city’s
value. Moreover, the synergy of “1+1>2"is the
core of the value. It could be divided into
three types: direct synergy, indirect synergy
and place synergy, to correspond with
financial value, space value and urban value.

Comparative Study on Shanghai and Hong
Kong

Hong Kong and Shanghai both set goals

to become world financial centers. They

have similarities in the development of their
urban building complex. After the great
development period in Hong Kong during the
last decade of the 20th century, Shanghai is
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Figure 1. The public space of Time Square Hong Kong has strong connection with the
urban space. (Source: Zhendong Wang)

E1. FHEERSAHZEERTEERRAEE (WA EHHR

experiencing its own period of rapid growth.

However, some projects with the same developer or designer in Hong
Kong and Shanghai during these years have very produced very
different results. Under the synergy theory, this paper takes similar
projects in Shanghai and Hong Kong as examples to demonstrate the
disparity in Hong Kong and Shanghai.

Direct Synergy

Direct synergy is the extra value of the functions which can be created
in the urban building complex rather than the single-use building or
multi-use building. Since these similar projects are developed by the
same developers, one after another, they have similar contents and
ratios of functions. However, different market position and different
urban development conceptss lead to different direct synergies.

For example, Times Square Hong Kong and Times Square Shanghai
share the same developer and designer, similar size and ratio of
functions, but they create different financial values. By connecting the
metro with everyday retail and underground food outlets, combining
an urban plaza with a shopping mall on the ground level, and
organizing an atrium with boutique retail and office space at height,
Times Square Hong Kong creates great financial value and serves as
the core of Causeway Bay; (see Figure 1) However, due to the separated
arrangement and isolated functions, Times Square Shanghai is only a
plain junction on Huaihai Road with little accumulative financial value
(see Figure 2).

Indirect Synergy

Indirect synergy is the extra space value created by combining the
public spaces in an urban building complex with the existing urban
space. The public space not only represents a combination of functions
but also is an important part of the urban space. Since its public space
is a mixture of urban function, urban space and urban resource, this
kind of urban public space increases its space value significantly.

Most urban building complexes in Hong Kong organize public
circulation in a three-dimensional way. This creates better space value
by taking advantage of the urban public spaces. For example, the
Festival Walk Hong Kong combines a MTR, taxi and mini bus station
underground, connects pedestrian, bus and KTR station on the
ground level, and organizes the entrances of the residential building,
office space and City University of Hong Kong in the tower. Through
organizing the escalators, the atrium serves as the necessary gathering
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Figure 2. The public space of Time Square Shanghai has less connection with the urban
space. (Source: Zhendong Wang)
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Figure 3. The public space of Festival Walk Hong Kong has already become the first
choice passage of surrounding communities. (Source: Yun Zhang)
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Figure 4. The public space of Festival Walk Shanghai has less connection with the sur-
rounding public transportations. (Source: Zhendong Wang)
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B

space for local people and creates great commercial opportunities for
the complex (see Figure 3). However, most urban building complexes
in Shanghai barely connect with urban space inthis type of three-
dimensional way. For example, even with same designe--ARQ-- and
similar interior space, the Festival Walk Shanghai still creates less space
value because of the minimal connection with the surrounding urban
transportation (see Figure 4).

Space Synergy

As the city’s calling card, an urban building complex can create

more urban value by promoting its surroundings. This kind of effect
can hardly be produced by other types of architectures. An urban
building complex can reinforce its relationship with its surroundings by
absorbing useful elements from the urban context. Furthermore, it also
can inherit, develop even improve the urban context.

The Hong Kong government takes advantage of urban building
complexes thoroughly to influence or even change the environment
of a special district. For instance, the Langham Place’s site in Kowloon
was once a notorious slum with gambling and drug problems. The
emergence of Langham Place provided the surrounding communities
with a better place and physical environment. It also helped to

define the characteristics and contents of community activities.

From the beginning of its construction, Langham Place renewed the
surrounding areas and promoted the whole district’s urban value (see
Figure 5). In contrast, the Super Brand Mall Shanghai designed by
The Jerde Partnership is more like an urban island in the Lujiazui CBD.
Furthermore, it once faced the risk of bankruptcy (see Figure 6).

Comparative Study on IFC Hong Kong and IFC Shanghai

As a basis for comparative study, (see Table 1 and Table 2) IFC Shanghai
is constructed by the same developer and designer, and has the same
management team to copy the successful case in Hong Kong. In
another words, IFC Hong Kong and IFC Shanghai have similar sizes and
types of operation. Therefore, they have a similar position of financial
value (see Figure 7 and Figure 8).

From the aspect of space value, they show differences. IFC Hong Kong
was designed to be the core of the Central Elevated Walkway System at
the beginning of the urban planning process and became the calling
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Figure 5. The just finished Langham Place Hong Kong was outstanding from surround-
ings. (Source: Zhendong Wang)
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Figure 6. The Super Brand Mall Shanghai like an island in urban environment. (Source:
Yun Zhang)
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Project Name HONG KONG IFC SHANGHAI IFC

T E &K & E R tEERLSRETQ

Location 8 Finance Street, Central, Hong Kong 8 New Century Ave, Pudong district, Shanghai
HEME FHREFREWEST, FHYPREK THEBAFRELAYS, BREPAX
Distance to 353 KM 42 KM

International Airport

EH LT

Project Logo

REHRZ
Slogan The new commercial and recreational landmark of Hong Kong, The new attraction | "Gathering commercial elites,
e of foreign visitors,Reshape the image and mode of shopping and recreation in Promoting the image of financial center,
RERE Central. Becoming the new landmark and high-end commercial center of Shanghai."
Eégﬂk WK RFTHAR RIS RER ALK, ERFRWHARNBE | CRELEE. RASEATHE, Ry LENFTRFFRIEEL T
&
Developer IFC Development Limited  (50% hold by Sun Hung Kai Properties) Sun Hung Kai Properties
FRE CERFENP R RARA THACUF AR FRFRENF RRHRAT
Architect Cesar Pelli cooperate with Rocco Yim Cesar Pelli
#4007 T - RERPRHE A4 B - RE
Construction Time 1994-2007 2007-2010

Byl

(Phrase one 1994-1998, phase two 1997- 2003)
(EH—#11994-1998, —H11997-2003)

(Phrase one 2007- 2009, phrase two 2007- 2010)
CE$—#12007-2009, =H42007-2010)

Building Cluster
ARAR

One IFC, Two IFC, IFC Mall, Four Seasons Hotel, Four Seasons Place

Eé—#, E4-H, EHe#HY, WEEE (ANFD

Tower | (South Tower, within the Ritz-Carlton Hotel), Tower Il (North Tower), IFC Mall,
IFC Residence

Eé—# (H#, eWRFRWHEE) , M (EH , BEoHYT,
BEEANE (H4D

Gross Cover Area APPROX 68,000m? APPROX 73,000m?
FRER
Gross Floor Area 436,000m* 400,000m?
RATHR
Main Function Office, Retail, Hotel, Service Apartment Office, Retail, Hotel, Service Apartment
TER%R AR, BE, BEE. RFEALEK AR BE, BE, BEALNK
Function Partition Office: 260,000m?, Retail: 70,000m?, Hotel (within Serviced Apartment): 100,000m? | Office: 210,000m?, Retail:100,000m?, Hotel (within Serviced Apartment): 90,000m?
HHE i’& 6FFHK, BE: THFHX, BE BRERLE : 107FF i/A\ AFFAK, BE: WFFHXK, BEE BEEAAR) : 9FFH
Tower Phase ONE IFC TWO IFC Tower | Tower Il
- Bk BHé—# e ] Bé— Eé=
Height 20Tm 416m 250m 260m
434
Level L38 on the %round L4 underground | L88 on the giound L6 underground L53 on the ground L5 underground L56 on the %‘round L5 underground
E¥% HL38E HT4E HI88E HT6E 535 HT5E HL56E HT5E
Area Office A2 Office An A Office A2 Office v 2
L7k 72,000m? 185,000m? Hotel 3 J&47,000m?2 127,000m?
Office Designed to accommodate financial institutions((HKMA etc.), Grand-A hardware, Designed to accommodate financial institutions (HSBC Headquarter etc.), Grand-A
A facilities and professional management service hardware, facilities and professional management service, Pre-certificate LEED Gold
1N N Level
mHERmANY CuERSBERRE) , FREFH .
{ié BER AN GCFRTENS) , FRETH, LEEDWHERN
Retail L4 on the groundNorth (Mall L7 underground, South Mall L6 underground) L4 on the ground L5 underground
LE ] 74,0000, 4B CLHHHTIE, FHFHHTER) 102,000, 3 t42, HT52
More than 200 international brands (12 first time come to Hong Kong, More than More than 180 international brands, include most flagship stores of first class brand
50 flagship stores) (15% were their first time into the mainland of China, 40% were their first time into
200 ERR B M (12 HA AW M7 B LR AR50 5 R AT shanghai) )
&) ARIBOREREE, ZERSER—LERERE (Y PH—RERERENE
Wi, WREEESRE )
Include 5 Movie Houses Include 6 Movie Houses, 800 seats
FHRRELHRIE Palace TFC, £ EHPK BWE RMB PALACE cinema, 47 #3800 4
Hotel Four Seasons Hotel, 399 rooms Ritz-Carlton Hotel, 285 rooms
W WEEE, 399E % 5 WRFRWEE, 285E L5

Serviced Apartment

BENR

Four Seasons Place, 519 rooms

WEL (RHFAANE) , 519E 5

IFC Residence, 380 rooms

B4 (BHAA%) , 38015

Parking
FEAM

1800

1900

Public Transportatio

WL E

Metro, Bus, Taxi, Central Elevated Walkway System, Airport Express, Ferry
Wk, AX. HEE, FRFTRE. K&, RE

Metro, Bus, Taxi, Pearl Circle Elevated Walkway System

ek, A, BEF. BRESTARREL

Table 1. Comparative study on basic data between IFC Hong Kong and Shanghai (Data by: Sep 1st 2011) (Source: Sun Hung Kai Properties)
Rl PEFAHES T ORAAE (BEHKIE2011.9. 1D (HE: HFoEH>)
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HONG KONG IFC

Project Name SHANGHAI IFC
R FRERFER RO THEEFAR RN
Office Rent APPROX ¥ 1400m?/month, ¥ 300-480m*month, the
A e the highest in Hong Kong highest in Shanghai
H140070/F K/ A, F¥# | 300—4807T/FAk/A, L
= w A "R EAT
Vacancy One IFC 0%, Two IFC NA Tower | close to 0%, Tower Il
10/9-+ 0,
EEE | WA SWFR 30%-40%
—HEEHR, —HA30%
F40%
Hotel Charge ¥ 4000-5000/day, Luxury ¥ 1500-5000/day
B TEERE Suite APPROX ¥ 22000/day 1500—500055/F
4000—50007C/ X FELE
#7220005%/ K
Vacancy NA NA
=EX | TH 8
Serviced Rent ¥ 850-1100m?/month, the At least ¥ 350m?/month, the
Apartment | g4 highest in Hong Kong highest in Shanghai
EEA R 850—11007C/FAk/A, | EL3B0T/FHk/A, L&
FRREAF A F
Vacancy Less than 5% Not open yet
ZEE | KT MREE
Retail Rent More than ¥ 1900m?/month | ¥ 300-400m?*month, 1st Level
e and plus additional carried ‘¥ 800-1000m?/month
LE interests — 4005 2
300—4005T/F A X/ A, BB
A190078/F A%/ A, % | 800—10007C/F 75 %/ H
R R
Vacancy 0% 0%
ZEX

Table 2. Comparative study on operation situation between IFC Hong Kong and Shang-
hai (Data by: Sep 1st 2011) (Source: Sun Hung Kai Properties)
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Figure 7. The location map and the bird’s-eye view of IFC Hong Kong. (Source: Sun Hung Kai Properties)
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Figure 8. The location map and the bird's-eye view of IFC Shanghai. (Source: Sun Hung Kai Properties)
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Transportation Method Time 1 Transfer+Wait Time 2 Total Time Cost Convenience Efficiency
ZBAR et 2] 1 HoFe+ 7 Bt 2 R Ei% FEE RS
Hong Kong | Airport Express | 24mins 0 0 24mins ¥81.92 * K K * kK
i &
Shuttle + Metro 10mins APPROX 20mins 45mins APPROX 75mins ¥ 1933 * *
JEFHEk
Taxi APPROX 0 0 APPROX 60mins APPROX ¥ 250 * k *
WRE 60mins
Shanghai Maglev + Metro | 8mins APPROX 12mins 15mins APPROX 35mins Y44 * *
1% A
Metro 51mins 0 0 51mins ¥7 * * X
%k
Taxi APPROX 0 0 APPROX 60mins | APPROX ¥ 180 * * kK
e 60mins

Table 3. Comparative study on transportation methods from international airport to CBD between Hong Kong and Shanghai (Data by: Sep 1st 2011) (Source: Zhendong WANG,

Jianduan Chen)

&3 PEFHETAG ET F 0 a8 KRl T X R

Figure 9. Section of IFC Hong Kong. (Source: Jianduan Chen)
9. F#EaT HEE (HE: Kl

Figure 10. Section of IFC Shanghai. (Source: Jianduan Chen)
10, bEEeFeHEE (B Kl

card of the central area. However, the urban planning of IFC Shanghai
hardly considers its relationship with the urban environment and
misses the convenient connection with the urban pedestrian system.
While IFC Hong Kong combines the urban transportation system with
its public space reasonably, efficiently and economically (see Figure
9), IFC Shanghai only makes minimal connections with the urban
transportation system and its public space only exists as a destination
(see Figure 10).

From the aspect of the broader city, although both are located at the
center of the CBD and are similar distances to the international airport,
the relationships with the airport are different (see Table 3). An express
airport terminal is located on the underground level of IFC Hong Kong,
allowing international passengers to check in their luggage directly at
the terminal and then go upstairs to shopin the IFC or central business
districtbefore they travel’. This kind of plan directly connects the airport
with the downtown area. On the other hand, the comparative study

in table 3 illustrates, the connection between IFC Shanghai and the
Shanghai International Airport is much looser.

According to the investigation data statistics and research, IFC Hong
Kong excels in higher average visitors flow rate, (see Figure 11) longer
duration of stay, (see Figure 12) better satisfaction of communication
and environment (see Figure 13 and 14), and better public approbate
degree (see Figure 15), compared with IFC Shanghai.

2The airport express starts every 12 minutes and reaches Central within 24 minutes.

TR & F 1204 —IE, 244 4 FTHRIA F .

Figure 11. Comparative study on passenger volume in main atrium between IFC Hong
Kong and Shanghai (Source: Jianduan Chen)
ElL PRAREL T OFEZRELE (HE: Kalm)

Figure 12. Comparative study on visitor’s average stay time between IFC Hong Kong
and Shanghai (Source: Jianduan Chen)
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Figure 13. Comparative study on traffic satisfaction between IFC Hong Kong and Shang-
hai (Source: Jianduan Chen)
13, PEAREL T ORBHFREERENLR (WA Kl

Figure 14. Comparative study on environment satisfaction between IFC Hong Kong and
Shanghai (Source: Jianduan Chen)

Hl4. PREAHELF OTRHFRERAELE (WA KolH)

Because of the similarities on financial value of the two IFCs, it is clearly
demonstrated that the main reason leading to the different space
value and urban value in the two projects is the difference in the urban
planning policy and philosophy of the two cities.® The two IFCs went
on different roads at the beginning of the planning process. If we
conclude that IFC Hong Kong brings a “product effect”to Hong Kong,
then what IFC Shanghai brings to Shanghai is barely a “Cumulative
Effect”

Conclusion

From the comparative study on synergy, it could be concluded that
the Hong Kong government focused on the space and urban values
of the urban building complex, while the Shanghai government

was obviously more aware of the financial value of urban building
complex. The development of urban building complexes in Hong
Kong were mainly based on the planning of the urban infrastructure,
with awareness that the plan would be considered fully and revised
repeatedly. On the contrary, the development of the urban building

Figure 15. Comparative study on public consciousness between IFC Hong Kong and
Shanghai (Source: Jianduan Chen)

E15. PHEAHRE S FOEN O TR (HE: Rabm)

Figure 16.The interaction collaboration mode of government, developer and architect
in Hong Kong. (Source: Zhendong WANG)
E16. FHEBRF. FAFARAFEAT 2 EEX (BB EHH
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Intensive Land Use) WY FI T T, RYMERTARY
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3In the 1990s the Government of Hong Kong announced plans for an international airport project which included airport express, land reclamation in the central area and the the
Hong Kong Station for the airport express. The project includedseveral commercial buildings, hotels and shopping malls over the Hong Kong Station, which lead directly to the

modern IFC Hong Kong.
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complex in Shanghai was much hastier. Most of the projects merely
focuson the financial value and ignore the potential synergy of the
urban building complex.

Moreover, the collaboration of the government, developer and
architect in Hong Kong created an interactive, collaborative mode( see
Figure 16), while collaboration mode in the mainland of China is a one-
way mode (see Figure 17). This might weaken the collaboration itself.
Reflecting on the projects, this might also lead to an imbalance in the
financial, space and urban value within urban building complex.

During the past several decades, the Hong Kong government has
successfully developed a diverse and vital urban life with limited

lands under the Multiple Intensive Land Use policy. The MILU policy

is mainly based on a free market economy (the government not
involved), dynamic public and private collaboration, and reinforces
the ratio of private investment in public infrastructure. Under the MILU
policy, Hong Kong government collaborates with a developer and
architect together to gain the financial value created by “direct synergy,’
then obtains the space value created by “indirect synergy” from the
combination of urban space and public transportation, and finally
reaches the “space synergy”to activate the district and the greater city
as a whole. This kind of mode is worth studying by Shanghai.
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Figure 17.The one-way collaboration mode of government, developer and architect in
Mainland of China. (Source: Zhendong WANG)
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