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New Publication

Markets at Work:
Dynamics of the Residential Real 

Estate Market in Hong Kong

Renaud, Pretorius and  Pasad川a

This book explores the key factors 
that shape the dynamics of Hong 
Kong's res identia l real estate 
industry, and their interactions with 
domestic and international capital 
m arkets by using the Fisher- 
DiPasquale-Wheaton model. It will 
be most useful to Hong Kong and 
international practitioners in the 
finance, banking and real estate 
industries.
962-209-438-4. 128 pp. 1997. HK$120

Other re lated titles:

Zoning and Property Rights:

A Hong Kong Case

Lawrence Wai-chung Lai 

962-209-405-8.204 pp. 1996. HK$110

Privatization of Urban Land in 

Shanghai

Li Ling-hin
962-209-421-X. 208 pp. 1996. HK$150

To order, please complete and return the 
enclosed order form. Titles also available 

in local leading bookstores. 
Enquiries: Tel 2550 2703 Fax 2875 0734 

E-mail: hkupress @ hkucc. hku. hk
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NEWS FROM THE SECRETARIAT

DATES FOR YOUR DIARY

8/7/1997 

Surveyors Lunch 

Time : 12:30 pm.

Venue : Sheraton Hotel, Tsimshatsui, Kowloon.

Guest Speaker : Mr K Y Yeung, CBE JP, Chairman & Chief Executive 

of KCRC

11/7/1997

GP Divison CPD - ISO 9000 

Time : 6:30 - 8:30 pm. Venue : VTC, Wanchai 

Guest Speaker : Mr C L Tang, Technical Manager, Hong Kong Q-Mark 

Council

Further details from the Secretariat 

26/7/1997

LS Division CPD - Technical Tour to Ting Kau Bridge 

Time : 9:15 am

Further details from the Secretariat.

2/8/1997 and 9/8/1997 

JO Eleven-a-Side Soccer Competition 

Time : 1 pm-7 pm & 1 pm-5 pm respectively 

Venue : Sandy Bay Road, HKU 

Further details from the Secretariat.

16-18/9/1997

The Asian Property Market - Exhibition & Conference 

Venue : Singapore International Convention & Exhibition Centre, 

Suntec City

All enquiries to Christine LAM, Reed Midem Organisation, Hong 

Kong. Tel : 2965 1613.

16-20/9/1997

Building & Construction Indonesia

Venue : Jakarta International Exhibition Centre

See separate heading for details.

23-27/10/1997

HKIS Beijing and Shanghai Visit

All members and their families are welcome. Details to be announced 

in future issues of the newsletter.

26-29/10/1997

Pacific Rim Council on Urban Development 

9th Conference

Venue : Westin Stamford, Singapore

Enquires to: Conference Secretariat, c/o School o f  Bldg & Estate 

Management, National University of Singapore, 10 Kent 

Ridge Crescent, Singapore 119260

21/11/1997

Surveyors Annual Dinner

Time : 7:30 pm. Venue : Regent Hotel, Tsimshatsui, Kowloon. 

Guest Speaker : to be advised.

AMENDMENTS TO “STANDARD FORM OF 
BUILDING CONTRACT，， 
(With or Without Quantities)

Members who purchased the above publications from the Secretariat 

recently would have noticed the amendments made on Clause 35(1) on 

page 33. Such action forms part o f  the many issues needed to be 

addressed in preparation for the forthcoming closure of the RICS HK 

Branch.

BUILDING & CONSTRUCTION INDONESIA - 
September 16th-20th， 1997

The HKTDC advised the Institute that a promotional stand will be 

organised at the above exhibition. The key objective of the event is to 

raise the profile of Hong Kong’s building and construction industries as 

a whole in Indonesia, which has been identified as being a rapidly

Richard Ellis
International Property Consultants

V A L U A T I O N

O u r V a lua tion  and  Professional Services D ep artm en t invites 

app lican ts  fo r the fo l low ing  posts:

Senior Surveyor (VAL/GI/97/1)
- H K IS /R IC S  M em b er

- P o s t -q u a l i f i c a t i o n  e x p e r ie n c e  in  H o n g  K o n g  a n d  P R C  

m arke ts  is p re fe rab le  

- A  s t ro n g  m a rk e t  s e n s e  a n d  a b i l i ty  to  p r e p a r e  d e ta i l e d  

repor ts  is requ ired

Valuers (VAL/GI/97/2)
- D egree  o r  R IC S S tuden t M em b er 

- M in im u m  2 years  experience  in m ortgage  valuation  

- A bili ty  to g ive  verbal approx im ate  valuations is p referab le

We offer attractive remuneration package to the right 

candidates. Interested parties for the above positions please 

reply with a detailed resume, recent photo, expected  

remunerations, available commencement date quoting the 

respective reference number on the envelope: The Valuation r k r \ r s

Departm ent, R ichard Ell is Ltd., 32/F  Bank of China 2820  2800 
Tower, 1 Garden Road, Central, Hong Kong.

魏理仕
Richard Ellis
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expanding market for all manners o f  infrastructure services. The 

HKTDC is inviting surveying practices to support the promotional 

booth, which is to be manned by the staff of the Council. Supporting 

trade associations or relevant companies in the industries, selected at 

the sole discretion of the HKTDC, can have their materials presented at 

the booth free of charge. Enquiries to Mr Stephen Liang (Tel. 2584 

4421) or Mr K K Chan (Tel. 2584 4236) of the HKTDC.

AVAILABLE FROM THE SECRETARIAT

The following are available on a first come first served basis. Pick up a 

copy in person or make a request by sending an A4 stamped and self 

addressed envelope, postage as indicated.

“A New Dimension in the Maintenance of Private Buildings in Hong 

Kong，， - a report produced by the Building Safety Concern Group, 

Building Surveying Division (HK$3.50).

“The FIG Bulletin”， June 1997 edition - newsletter of the International 

Federation of Surveyors (HK$1.80).

THE HKIS/RICS(HKB) SURVEYORS LUNCH, 
28TH MAY 1997

A Surveyors Lunch was held at the Sheraton Hotel on 28th May 1997. 

The guest speaker, the 

Director of Housing, Mr 

T o n y  M il le r ,  g av e  a 

sp e e c h  on “ H o u s in g  

Department: Towards a 

Better Tomorrow”.

A copy of the speech, in 

English or Chinese, is 

available from the office 

on a f i r s t  com e  f i r s t  

served basis. Pick up a 

copy in person or make a 

req u es t  by sen d in g  a 

s t a m p e d  a n d  s e l f  

a d d r e s s e d  e n v e l o p e  

(postage HK$1.80).

a p
ACEC

XV I n t e r n a t i o n a l

C o s t  E n g i n e e r i n g  C o n g r e s s

Rotterdam, April 20 -22, 1998
The Cost Engineer Counts!

Call for Papers & Posters, 
Abstracts Due By August 29, 1997
Abstract Can Be Up to 250 Words ami Should Provide a Description of  the Papier. 

For More Itifoniintion On the Poster Confcrcucc Pic use Contact Us.

Sponsors:
Dutch Association of Cost Engineers (DACE) 
Dutch Association of Construction Cost Experts (NVBK)

Focus of the Congress:
Skills and Knowledge of the Cost Engineer: Present 8c Future 
Technology Transfer of Cost Engineering Knowledge

Areas of Interest:
Cost Estimating • Value Engineering • Contracts & Claims • Cost Control • Quality Control • Computer Applications 

• Planning 8c Scheduling • Decision & Risk Analysis • Project Management Software •

P.O. Box 443
2260 AK Leidschendam The Netherlands 

Telephone: 31 703200400 Fax: 31 703177 404 
E-Mail: NAPDACE@Euronet.nl Web: www.napdace.nl

How to Reach Us:
Bureau NAP/DAVE International Cost Engineering Council 

1168 Hidden Lake Drive 
Granite Falls, NJ 28630-9200 USA 
Telephone: 704 728-5287 Fax: 704 728-0048 
E-Mail: ICEC@twave.net Web: users.twave.net/ICEC
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F E A T U R E

Summary
V ir tu a l  r e a l i t y  is  a c o m p u te r - b a s e d  

technology that provides a three dimensional 

e x p e r ie n c e  to  u se r s .  E q u ip p e d  w ith  

specialized equipm ent or by view ing the 

virtual model on the computer screen, users 

m ov e  th ro u g h  the  s im u la te d  b u i ld in g  

e n v i r o n m e n t  a n d  i n t e r a c t  w i th  i t s  

components.

It is expec ted  tha t v ir tua l rea lity  w ould 

become the latest technology and most useful 

tool for project management for large-scale 

r e a l  e s t a t e  d e v e l o p m e n t  a n d  s a l e s  

presentation. The implementation of the full 

model from project inception assist in the 

process of understanding key issues as the 

des ign  d ev e lo p s ,  p ro v id in g  im m ed ia te  

id e n t i f i c a t io n  and  e l im in a t io n  o f  c o 

ordination problems.

The princ ipal b enefit  is to a llow  various 

members of a project team to have an early 

v isualiza tion  o f  the ir  w ork ing  e ffo rt and 

the reby  im proving  the to tal construc tion  

standard and, hence, value of a project.

1.0 INTRODUCTION

Nowadays, many professionals are involved 

in the  rea l e s ta te  d e v e lo p m e n t p ro ce ss  

including architects, engineers, surveyors, 

contractors, accountants, bankers, etc. Each 

o f  the discip lines have developed  special 

techniques in their own areas of work but there 

are few efforts made to coordinate their input 

in order to achieve overall control. A number 

of computer softwares are now available in the 

m arket for visual simulation, critical path 

analysis, programming and scheduling, cost 

control, facilities management, etc., but none 

o f  them  can  en c o m p a ss  a to ta l  p ro je c t  

management approach.

Furthermore, design drawings produced to 

control the overall developm ent form and 

details are still by means o f  two dimensional 

drawings which are d ifficult to define the 

eventual end product w hich  is o f  a three 

dimensional nature. Problems usually arise 

w hen  vario us  c o m p o n en ts ,  f in ish e s  and 

electrical and mechanical installations are 

being put together at design 

s t a g e .  T h e  e n d - u s e r s  

generally find that they have 

difficulties to v isualize  the 

f i n a l  p r o d u c t  u n t i l  th e  

b u i l d i n g s  h a v e  b e e n  

constructed and any further 

im provem ents  desired  will 

result in substantial expenses, 

i.e. wastage in both time and 

resources. Changes required 

during construction stage will 

a l s o  r e s u l t  in  d i s p u t e s  

am ongst the developer, the 

consultant team as well as the

co n trac to r  and su b co n trac to rs ,  c rea t ing  

prolonged arguments and court cases.

2.0 THE IDEAL SITUATION

Due to the com plica ted  inter-relationship  

amongst the parties involved in a real estate 

development, any alterations, no matter how 

simple, might result in substantial abortive 

work and wasted time on the part of the other 

professionals involved. We are therefore of 

the be l ie f  tha t to ta l con tro l can only be 

achieved on a four dim ensional basis and 

inputs from all parties should be transparent 

to the others involved to ensure centralization 

of efforts. Such system can then be used to 

c lo se ly  m o n i to r  th e  e n t i r e  rea l  e s ta te  

d eve lopm ent p rocess  to p rov id e  a c lear 

picture of the finished product at all times to 

the developer, the professionals as well as the 

e n d -u s e rs .  By p ro p e r  d is t r ib u t io n  o f  

in fo rm a tio n  on a f i r s t  h an d  b a s is ,  the 

requirement to amend any part of the design 

in i tia ted  e i th e r  by the d ev e lo p e r  or the 

architect can be instantly conveyed to other 

members of the professional team with the 

im pact cri tica lly  ana lysis  in all re levan t 

aspects. Eventual cost implications can then 

be assessed and business as well as technical 

decisions can then be made at the shortest 

time span.

2000 UmaHL Huutv
1990 UliUaL VlMULaTION 

1980 UiiuauimiON

1970 Cao I com

I960 MummcaL 
V lM U L aV IO N

Figure. 1
Development o f  Computer applications in Architectural, 
Engineering and Construction Industry.
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F E A T U R E

3.0 A STEP TOWARDS 
PERFECTION - IRTUAL 
REALITY PROJECT 
MANAGEMENT”

The com puter and softw are we use 

today has increased considerably  in 

capacity. What we five years ago used 

to call a super computer is today called 

a workstation and tomorrow a PC or 

v ideo  gam e. In c rea sed  co m p u te r  

capacity has opened the possibility to 

interactively calculate 3D graphics in 

rea l- t im e . This techn ique  is ca lled  

Virtual Reality”. Originally developed 

fo r  m i l i ta ry  a p p l ic a t io n s ,  V ir tu a l  

R e a l i ty  w i l l  b e c o m e  th e  l a t e s t  

technology and most useful tool for project 

management in construction industry.

W e b e l ieve  tha t V irtua l R ea li ty  P ro jec t  

M a n a g e m e n t (V R PM ) is the r ig h t step 

tow ards total control o f  the com plex real 

estate development process. This is by means 

of the creation of a central file system to allow 

for proper assimilation of information by all 

professionals involved in the process. The 

system also allows for gradual build up of the 

various information files, taking advantage of 

the fa s t  im proving  com p u te r  techn iques 

available currently in the market.

4.0 VRPM APPLICATIONS

VRPM can enhance the following stages of 

the development process : -

Design
Management

Material
Selection

Programming & 
SchedulingHandover 

As-built Record
Budgeting &
Cost Control

Figure.2 Application Areas of VR Models.

4.1 Design Coordination
With the assistance of a VR model, the 

d e s ig n  p ro fe s s io n a ls  and  p ro je c t  

manager can gain better understanding 

of key issues as the design develops. 

They can illustrate to the Cr.cv- ：：uw the 

c l i e n t  b r i e f  an d  c v e r n m e n t  

requirements are met. The real-time 

v is u a l iz a t io n  can  show  w ha t the

their ideas in pursuit of perfection, cutting out 

unnecessary human errors and move towards 

design optimization.

U sing VR model, m ulti-d iscip linary  

design teams can solve a great many of 

c o m p le x  d e s ig n  and  e n g in e e r in g  

problems, from sizing a complex HVAC 

network to calculating the strength of 

reinforced concrete beams and columns. 

W ith the aids o f  integrated software 

package, financial analyses can be taken 

place in the same system and developed 

into a totally coordinated database of 

project information.

Figure.3 Virtual Reality Model was used for 

design management and coordination purpose 

in the project of MTRC Central Station, HK.

The process starts from the initial design stage 

and incorporates all facets of the development 

process including feasibilities studies, design 

param ete rs ,  cap ita l inves tm en t analysis , 

d e v e lo p m e n t p ro g ram m in g , co s t in use 

studies, sales and rental strategies, facilities 

management, etc.

VRPM approaches the entire development 

process in a four d im ensional m anner to 

ensure  eal t im e” contro l o f  the f in ished  

product.

The most useful feature is that when a change 

of  design in made by one d iscip line, the 

corresponding effects on the other disciplines 

are reflected instantly in the model. It is not 

just another computer aided drafting system 

but takes design technology to a much higher 

level of intelligence and sophistication. The 

VR model will enable designers to fine tune

p ro g ra m m e  to g e th e r  w ith  a c a sh - f lo w  

analysis. It is now possible to assign dates to 

each o f  the model element and to examine 

their inter relation by running the model in 

construction sequence. This kind of time- 

ev en t  m od e ls  h e lp s  to a s su re  th a t  the 

objectives laid down by the clients， business 

p lan and opera tion  requ irem en ts  can be 

fulfilled. It will not only speed up the decision
SURVEYING

4.2 Project Strategy
An important role of the project manager is to 

assist the client to formulate a sensible and 

profitable project strategy. In the past, this is 

normally addressed in the form of a masterparallel with other traditional project process.

proposed development would look like, 

down to the colour scheme, lighting 

scheme and alternative internal layouts 

just a few weeks after the preliminary 

design were presented and agreed with

the client. This will leave plenty of time to 

the p roject team to identify  all potentia l 

design improvement opportunities because 

con tinuous enhancem ent can be done in
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Figure .4 Importance o f Early Project Visualisation

making process but also reduce the project 

risk.

Sometim es, the VR model can be used to 

provide a means to present planned events in a 

fo rm at m uch e as ie r  to com prehend  than 

engineering draw ings and num eric spread 

sheets. M etropolitan  developm ent project 

such as urban planning, change in land use 

and application for planning relaxation are 

good exam ples o f  app lica tions in which, 

“project o f  the fu ture” can be done with a 

level of accuracy and reality. Town planning 

board members may be more easily convinced 

than before.

Project managers can use the VR model as the 

working record, giving a true and accurate 

picture of all e lem ents o f  the project as it 

progresses. They can easily produce multi- 

media progress reports even in real time to the 

client. It is particularly  useful when the 

clients are stationed overseas.

4.3 Quality Assurance
In seeking the ob jec tive  o f  excellence  in 

building, quality assurance is an essential 

management process which has to be applied. 

C os t and fu n c t io n a l i ty  are  the p rim ary  

concerns. By com bining the visualization 

capabilities o f  VR models and time-event

model, it provides a team environment for all 

parties to the building process to input their 

contribution. In return it will substantially 

reduce the degree of waste of effort expended 

and manifestly improve the quality of the final 

product.

VR PM helps to control the entire design and 

construction process through the use 3-D 

m odelling  to check and resolve the usual 

problems of interfacing amongst components, 

f in ishes and serv ices  ins ta lla t ions. This 

allows the design process to progress with 

clarity so that all design draw ings can be 

p roperly  checked  and coord ina ted . The 

improvement in quality at the design stage 

will promulgate better quality control at the 

construction  stage in particu lar when the 

assembly process can be illustrated on a 3-D 

basis. This allows the workmen doing the 

ac tua l in s ta l la t io n  to  e a s i ly  g rasp  the 

construction method and for the supervisors 

to check and monitor the works.

ISO 9000 requirem ents  can also be fully 

incorporated in the VR model so that every 

part of the design and construction works can 

be checked in a systematic manner, any errors 

or defects can be rectified instantly. As-built 

records will be available on eal-time” basis. If 

the VR model is being implemented to its full

ex ten t,  we en v isag e  tha t a d efec ts  free 

building can be produced.

4.4 Time Control
All developers  p re fe r the ir  p ro jec t to be 

designed and built within the shortest possible 

period but based on normal costs. This will 

then allow them  to d ic ta te  the m arketing 

programme as well as to cut down the cost of 

f in ance  fo r the land. T h is  a sp ec t is of 

particular importance in cities where land cost 

as well as prices o f  completed products are 

high.

With the help of VR models, time savings can 

be made in the design stage by cutting out 

unnecessary abortive works. Accurate design 

drawings can be produced to allow detail 

programming of the construction works.

The VR model can also closely monitor the 

entire design and construction process by 

comparing programme with actual work done 

so that the developer and his project manager 

can tightly control the overall time frame 

previously agreed. In the case if there are any 

slippage in the original programme, various 

time saving alternatives can be tested based 

on the VR model to find out the best way to 

catch up on the lost time. Cost implications 

on these alternatives can be evaluated with the 

help of the quantity surveyor and the main 

contractor.

The handover procedure can be easily derived 

in accordance with the detailed information 

gathered to ensure that the end-users can take 

occupation in line with the pre-agreed time 

schedule.

4.5 Marketing Tools
Whether the finished building is for sale or for

lease or a combination of sale and lease, the

marketing agents require detailed information

including building form, floor areas, facilities

provided, user restrictions, etc. All these
SURVEYING m
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aspects are available by simulation o f  the 

inputs from the professional team during the 

design stage.

3-D models form ed to assess buildability, 

inter-relationship between components and 

finishes, colour coordination, etc, are all in the 

computer files which can be extracted for the 

production o f  marketing materials such as 

brochures, coloured floor plans, building 

specifications, videos.

Orientation simulation can also be produced 

based on these inform ation toge ther with 

photos of the surrounding environment so that 

end-users can visualize the overall view of 

any particular unit even before the building is 

com pleted . D eveloper can use the same 

information to set sale and rental price level, 

o b v io u s ly  un its  w ith  a b e t te r  v iew  can 

command a higher price.

P re - sa le  and  p re - le t t in g  show s can be 

organ ized  with the help o f  w alk  through 

visualization”， a special feature offered by the 

VR model.

In p r a c t ic e ,  V R  PM  can  e n h a n c e  the  

marketability of the building by allowing the 

end-users to realize what their preferred units 

are like when these are finally built. It gives 

confidence for the end-users to make their 

commitment to buy or lease and to re-assure 

them that the units chosen are suitable. It will 

also allow the occupants to decide on the 

interior fit out arrangement at an early stage as 

their appointed interior designer can use the 

VR m odel to fu r ther p roduce  a lte rnative  

design schemes without the need of on-site 

measurements. This, in turn, will shorten the 

fitout period - a definite gain on the part of the 

occupants as well as the landlord.

4.6 Facilities Management
All sophisticated buildings require continuous 

monitoring and upkeeping. VR model should

be seen as valuable aid to user care and the 

vehicle by which property management and 

m a in te n a n c e  m ay be m o s t e f f e c t iv e ly  

performed. Building managers can use the 

readily  availab le  model to adm inis ter  all 

a spec t o f  the bu ild ing  from  the in te r io r  

environment to the people who live and work 

there.

As built inform ation are readily available 

based on the files assembled during the design 

and  c o n s t ru c t io n  s tag es .  O w n ers  and 

o c c u p a n ts  r e c o rd s  can  th en  be ad d ed  

including all the fitout information. These 

files can be expanded without any restrictions. 

The information contained can assist in future 

real estate transactions such as history of 

ownership and tenancy, building price and 

rental trends, etc.

An accurate graphical record of the building 

and its contents can be displayed advising the 

building manager when an asset was brought, 

its cost and when it needs replacem ent or 

overhauling. Besides, we can link sensors and 

devices in the building to the VR model and 

allow a central building automation control. 

On the other hand, the pathology of building 

behavior can be handled in systematic manner 

and  ev en tu a l renew a l o f  aged  b u ild in g  

elements and installations is enhanced and 

safer because the form of construction is well 

understood.

5.0 CONCLUSION

With the recent announcem ent by Central 

Government that real estate sector will be one 

of the main driving forces in the future growth 

o f  P R C , m an y  la rg e  sca le  re a l  e s ta te  

developments are expected to be implemented

advantages of the current innovations to bring 

real estate development into the computer

of the entire process as well as the best use of

lim ited  resources. The system  will also 

enab le  p roper assessm en t o f  sav ings in 

development cost, im prove quality of end 

product and to ensure maximization of profit 

targets. The approach is also in line with 

requirements of ISO 9000 in ensuring total 

quality control and to match products with 

end-users.

The system can be developed  in various 

levels according to the need of the developer 

and the professional team. A basic model can 

f i r s t  be d e v e lo p e d  u s in g  a r e la t iv e ly  

simplified form at and further details can 

subsequently be added according to the level 

of perfection required, a reflection of the goal 

of the developer as well as the target quality 

level of the end product. The cost of the VR 

model is obviously linked with the level of 

co m p lex ity  req u ired  bu t we are  o f  the 

op in ion  tha t the tim e  and cost  sav ings 

achieved at both design and construction 

stages will be more than enough to cover the 

cost o f the VR model needed.

VR PM is th e  f i r s t  s tep  to w a rd s  the 

production of a "defects free” building and a 

real contribution towards the improvement of 

living and working conditions for mankind.
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