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To understand the socio-spatial impacts of property-led redevelopment on China’s urban
neighbourhoods, this study inquires into two influential redevelopment projects in Shanghai.
The significance of this research lies in using first-hand data to indicate the new trends of
urban change in the Chinese city. Through analysing the data from a 500-questionnaire survey,
two different forms of socio-spatial changes under property-led redevelopment are identified.
On the one hand, an extensive residential displacement occurs during redevelopment, a pro-
cess of gentrification is emerging in China. On the other hand, to re-image the inner city and
promote economic growth, urban redevelopment has led to changing urban function/land use
in old neighbourhoods. As the local government legitimizes property-interest-centred rein-
vestment in the inner city, old neighbourhoods, which used to accommodate low-income
residents, are now occupied by people with higher socioeconomic status or transferred to
high-valued-added commercial land use. The exchange value of urban space is produced at
the cost of old urban neighbourhoods’ everyday use value.

© 2007 Elsevier Ltd. All rights reserved.

Keywords: Socio-spatial impacts, neighbourhood, property-led redevelopment, China, Shanghai

Introduction redevelopment approaches have been advocated
and experimented with (Wu, 2000; Fang, 2000; Wu
and He, 2005), real estate development remains
the dominant redevelopment approach, and can be
termed “property-led redevelopment” (He and
Wu, 2005). This redevelopment approach has been
adopted as an effective strategy for re-imaging the
city and promoting urban and economic growth.
As a result, profound influence has been brought
to the entire city, especially the old urban neigh-
bourhoods in the inner city.

Although redevelopment generally improves ur-
ban appearance and the housing conditions of
affected residents in physical terms, the socioeco-
nomic outcomes of redevelopment are not always
positive. The negative socioeconomic outcome of ur-
ban redevelopment has long been a contentious is-
sue all over the world. Without allowing residents’
participation in the redevelopment process, without
offering them adequate compensation, without pro-
“Corresponding author. E-mail: shenjing.he@gmail.com. viding them with sufficient replacement housing,

A series of market-oriented transformations, e.g.
institutional reform, land reform, and housing com-
modification, have stimulated extensive urban
(re)development in the post-reform era (Yeh and
Wu, 1996; Tang, 1997; Gaubatz, 1999; Wu, 2001a;
Zhu, 2004). Attracting a huge amount of domestic
and international capital, real estate development
effectively solves the problem of financial deficiency
in urban redevelopment, which has troubled the lo-
cal government for a long period. With the capabil-
ity of instantly promoting economic growth and
effectively changing urban image, real estate devel-
opment has thus acquired an irreplaceable place in
the urban economy and provides the major driving
force for urban redevelopment (Wu, 2001b; He
and Wu, 2005; Hsing, 2005). Although alternative
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and without the possibility for them to return to the
redeveloped area, urban renewal programmes have
devastated the diversity and vibrancy of neighbour-
hoods (Jacobs, 1961; Hartman, 1964; Gans, 1967).
It is estimated that by 1967 the federal bulldozer
had bulldozed 404,000 housing units, most of which
had previously been inhabited by low-income fami-
lies and had been built over the course of nearly
two decades (Friedland, 1983). Moreover, Halpern
(1999) stated that during the urban renewal period
in the US, only half of all the people who were dis-
placed from their homes and neighbourhoods re-
ceived an average relocation payment of US $69
per family. The damage brought about by “‘bull-
dozer redevelopment” on cities’ historical-cultural
contexts and thriving urban neighbourhoods is
immeasurable (Jacobs, 1961; Hartman, 1971, 1980).
Recent studies have also criticised neighbourhood
demolition and the displacement of low-income res-
idents in redevelopment projects, and advocated
meaningful community participation and protecting
the interests of low-income people (Keating, 2000;
Patel et al., 2002).

In a period of booming urban redevelopment, tre-
mendous demolition and relocation have been occur-
ring in Chinese cities. It is estimated that from 1990
to 1998 Beijing demolished 4.2 million square metres
of housing in the old city. Approximately 32,000 fam-
ilies, comprising about 100,000 people, have not been
accommodated, although some have waited up to
five years to move into a new house (Fang, 2000).
From 1995 to 2004, more than 745 thousand house-
holds were relocated, and over 33 million square
metres of housing were demolished in Shanghai
(Shanghai Statistical Bureau, 2005). The scale of re-
cent residential displacement in Shanghai is much
larger than that of the urban renewal period in US
cities. Scholars have showed their criticism of the
negative socioeconomic outcomes of large-scale
redevelopment (Leaf, 1995; Gaubatz, 1999; Fang,
2000; Zhang, 2002; Zhang and Fang, 2004). Rapid
redevelopment and residential displacement have
broken original residents’ social networks and de-
prived some of their life chances. Moreover, even if
the current generation of relocated residents is
enjoying better housing conditions, the next genera-
tion may suffer from drastic residential disparity be-
tween themselves and the better-off residents in the
inner city (Leaf, 1995). It is argued that introduction
of a real estate market has sharply increased neigh-
bourhood inequality, within which urban redevelop-
ment and suburbanisation are two powerful trends
exacerbating these inequalities (Logan, 2005).

Apparently, it is of great significance to under-
stand and learn from the socio-spatial consequences
of China’s urban redevelopment. The urban neigh-
bourhood is an appropriate scale to study the so-
cio-spatial outcomes of redevelopment, since the
neighbourhood has long been a key spatial scale in
the government’s policy for urban redevelopment

and tackling social problems (Forrest and Kearns,
2001; Meegan and Mitchell, 2001). Meanwhile,
although economic and demographic changes
caused by redevelopment may operate at the regio-
nal or sub-regional level, the problems of change are
typically more apparent at the neighbourhood level
(Cameron, 2003). Despite the importance of neigh-
bourhood in urban studies, there is no a precise
and uniform definition for it. The exploration of
the meaning of neighbourhood evolves from human-
istic approach to instrumental approach to phenom-
enological approach (Kallus and Law-Yone, 1997).
The humanistic approach views the neighbourhood
as a universal human phenomenon (Mumford,
1961), which is based on the most fundamental hu-
man properties and defined by the identity of the
people inhabiting it. The instrumental approach
view neighbourhood as a planning tool, also a sub-
system or a basic unit of the multiple and complex
urban systems (Alexander, 1965). Partially resem-
bling the humanistic arguments, the phenomenolog-
ical approach portrays the neighbourhood as a
continuous social structure, a cultural phenomenon,
which fixes the sense of place in the urban collective
memory (Rossi, 1984). As a dynamic and ever-
evolving concept, the boundary of neighbourhood
also could be perceived at different scales, e.g. the
four scales of block face, defended neighbourhood,
community of limited liability, and expanded com-
munity of limited liability (Suttles, 1972); or the
three scales of home area, locality, and urban district
or region (Kearns and Parkinson, 2001).

Although urban redevelopment in China has be-
come one of the topics receiving much attention
from researchers, understanding of its socio-spatial
outcomes, especially at the neighbourhood level, is
still insufficient and fragmented. Therefore, this
study aims to examine the socio-spatial outcomes
of China’s property-led urban redevelopment at
the neighbourhood level. Referring to the definition
by Galster (2001, p. 2112), the neighbourhood can
be viewed as “‘a bundle of spatially based attributes
associated with clusters of residences, sometimes in
conjunction with other land uses”, while dynamic
characteristics of neighbourhood are determined
by past and current flows of households and socio-
economic resources into and out of the space. There-
fore, there are no strictly defined spatial boundaries
of neighbourhoods. This study chooses four sites
with various sizes, each of them is defined by ‘“‘a bun-
dle of attributes”, i.e. similar structures and socio-
economic profile. One of these four sites is no
longer a “‘neighbourhood”, but it was evolving from
a traditional inner city neighbourhood, through
which we can examine changes in the neighbour-
hood after redevelopment. The rest of this paper is
organized as following. There is, first, a brief
discussion of Shanghai’s ongoing property-led rede-
velopment and the government’s role within it.
Based on a 500-questionnaire survey conducted in
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Shanghai, this study then illustrates the socio-spatial
outcomes of urban redevelopment by contrasting
two groups of sites before and after redevelopment.
This study also identifies the dominant forces shap-
ing the changes in neighbourhoods under property-
led redevelopment.

Property-led redevelopment in Shanghai

The concept of property-led redevelopment refers to
the state relying heavily on private property devel-
opment to provide the driving force for urban regen-
eration (Turok, 1992). This redevelopment approach
played a central role in the UK’s urban policy during
the 1980s and the early 1990s. It is characterized by
removing supply-side constraints to attract private
investment, and usually involves residential dis-
placement (Imrie and Thomas, 1999). Under this
policy, various forms of public support were pro-
vided to private investors during the urban redevel-
opment process (Healey, 1991). As a result, the
public and private sectors formed an alliance within
which property interests were the central element
(Harding, 1992). Today, property-led redevelop-
ment still plays a significant role in restructuring ur-
ban spaces and producing urban landscapes, in
giving cities an identity, and even in place promotion
(Deakin and Edwards, 1993; Imrie and Thomas,
1999). However, it has been pointed out that prop-
erty-led redevelopment fails to consider the crucial
issues of social integration, community participation,
city competitiveness, and infrastructure investment
(Turok, 1992). Property-led regeneration has also
been criticized for its pure emphasis on short-term
returns and physical improvement, which have little
effects on urban economic and social regeneration
(Adair et al., 1999; Berry and McGreal, 1995; Cam-
eron and Doling, 1994; Jones and Watkins, 1996;
Loftman and Nevill, 1995). The city has suffered
from a number of adverse outcomes of property-
led redevelopment, e.g. drastic competition among
property developers, rising property prices, and lack
of funds for social and environmental improvements
(Healey et al., 1992).

In China, a series of market-oriented reforms,
such as administrative and fiscal decentralization,
land and housing reform, and profitable real estate
development, are turning the long-neglected inner
city into a hotspot of urban redevelopment (Leaf,
1995). In line with the institutional and political-eco-
nomic transformations, the urban redevelopment
approach has also experienced significant change in
the post-reform era. With the increasing involve-
ment of private enterprises, property development
in the post-reform period significantly has facilitated
urban redevelopment and transformed urban land-
scapes. Real estate development has provided the
most important impetus to urban redevelopment
and has significantly changed the redevelopment ap-
proach in China. Therefore, China’s urban redevel-

196

opment is largely grounded upon real estate
development, which is comparable to property-led
redevelopment in the UK in many respects (He
and Wu, 2005). However, due to the particular polit-
ical economic settings, the characteristics of prop-
erty-led redevelopment in urban China differ from
those of the West. In particular, the government,
especially the local government, has a different role
to play within property-led redevelopment. It is the
government that opens up opportunities for prop-
erty development and provides various types of sup-
port to accelerate the redevelopment process. In this
sense, property-led redevelopment in China can be
termed ‘‘state-sponsored property development’.
Nevertheless, the strategy of property-led redevel-
opment has been extensively employed by many
Chinese cities and has brought about significant so-
cio-spatial changes.

As the largest and the most advanced city in Chi-
na, Shanghai is at the forefront of market-oriented
reforms. The first steps of land and housing reform
were initiated in Shanghai. Under the background
of decentralization and marketization, the municipal
government has managed to mobilize national and
local forces to promote urban (re)development,
among which property development has become
the preferred form of capital accumulation and ur-
ban growth. The motivations of the local govern-
ment to promote property-led redevelopment
come from re-imaging the city and pursuing eco-
nomic growth. Having a splendid history as an inter-
national trading port, Shanghai is eager to re-emerge
as a global city through re-imaging not only the city
appearance but also the institutions. Therefore,
diminishing old and dilapidated urban areas,
improving infrastructures and increasing green
spaces have become the major tasks for the munici-
pal government. Meanwhile, the local government
also aims to create a pro-growth and business-
friendly environment to attract private investment.
Under this background, property-led redevelopment
emerges as an effective approach to realize the local
government’s ambition, with its ability to produce
instant physical changes and stimulate economic
growth.

The local government has played an irreplaceable
role in facilitating property-led redevelopment. On
the one hand, emerging market forces have provided
incentives for the private sector, particularly real
estate developers, to participate in urban redevelop-
ment practices. One the other, the local government
has made great efforts to attract private invest-
ment and promote property-led redevelopment.
For instance, the Shanghai municipal government
launched a large-scale redevelopment scheme called
“365 plan”, which aimed to redevelop 365 ha old
and dilapidated urban areas by 2000. In 2002, the
municipal government further proposed a ‘“‘new
round urban redevelopment scheme”. Within these
redevelopment schemes, preferential policies, e.g.
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partially exempting land leasing costs and adminis-
trative charges, have been provided to developers
to facilitate redevelopment. During last two dec-
ades, demolition and relocation policy in Shanghai
has also changed a lot. From on-site relocation to
off-site relocation, from in-kind compensation to
monetary compensation, from household size-based
compensation method to floor area-based compen-
sation method, the process of demolition and reloca-
tion has been gradually marketized. Evidence shows
that the commodification of redevelopment process
has favored property developers, and the interests
of affected residents have been less concerned
(Wu, 2004). With housing prices dramatically
increasing after redevelopment, the inner city grad-
ually denies access to the low-income groups. To
make room for economic and urban growth, the
property-led redevelopment has evacuated a vast
volume of low-income residents from the central
Shanghai to the urban fringe.

Study areas and survey method

To investigate the socio-spatial impacts of urban
redevelopment, this study focuses on two famous
redevelopment projects in Shanghai: the Z hongy-
uan LiangWanCheng (also known as Brilliant City)
project and the XinTianDi (meaning new heaven
and earth) project. These two projects were chosen
because both of them were underwritten by the
property-led urban redevelopment approach, which
has become the dominant redevelopment approach
in current Shanghai. Although with different strat-
egy and outcome, both projects have a central inter-
est in property development, and involve large
amounts of residential relocation. In order to under-
stand the socio-spatial changes in old neighbour-
hoods, this research is designed to contrast two
groups of study sites before and after redevelop-
ment. Therefore, two old urban neighbourhoods,
which have similar built environment and socioeco-
nomic profiles to the pre-redevelopment sites of
the two projects, were also chosen as study sites.
Figure 1 shows the location of the four study sites,
and Table 1 shows basic information about the two
redevelopment projects.

At the end of 1997, the Putuo district government
signed a contract with the COSCO (China Ocean
Shipping Co.) Group to implement the LiangW-
anCheng (LWC hereafter) project. As part of the
365 plan” proposed by the Shanghai municipality,
the LWC project received various types of support
from the local government, e.g. enjoying preferential
policies and a partial exemption from land acquisi-
tion fees (personal communication, 31st March
2004). Initiated in 1998 and developed in four
phases, this project has become one of the bestsell-
ers in Shanghai’s housing market since 1999. Shen-
JiaZhai (SJZ hereafter) is a dilapidated urban
neighbourhood located north of Shanghai rail sta-

tion and to the east of LWC. As recorded in the Pu-
tuo District History, SJZ has similar physical
conditions and social composition to the pre-rede-
velopment LWC (Putuo District History Editorial
Board, 1994).

Directly triggered by real estate interests, the Xin-
TianDi (XTD hereafter) project was financed by the
Shui On Group, a Hong Kong-based property devel-
oper. Again, this project was strongly supported by
the government, e.g. local government helped to
accelerate the demolition and relocation process
(personal communication, 17th February 2004).
XTD is part of a large-scale property-led redevelop-
ment project called Taipingqiao. This project suc-
cessfully redeveloped the old-fashioned lilong
(alleys) neighbourhoods into one of the most popu-
lar commercial and recreational districts in Shanghai
by fitting a modern lifestyle into the preserved old
houses. JingAnLi (JAL hereafter) is an old-fash-
ioned /ilong neighbourhood in the Taipinggiao area.
Documented by the survey report prior to the imple-
mentation of the XTD project, SJZ’s built environ-
ment and social composition are comparable to the
pre-redevelopment XTD (Luo, 2002).

Questionnaires were conducted during a field trip
in Shanghai in 2004. The survey tried to cover
roughly 3-8% of the households at each site. A total
of 500 questionnaires were distributed to the four
sites: 200 in LWC (about 6500 households in total),
100 in SJZ (about 1200 household in total), 100 in
XTD, and 100 in JAL (about 1500 households in to-
tal). Two versions of the questionnaire were de-
signed for different respondents in this survey,
using pre-coded questions. Questionnaire A was dis-
tributed to the heads of households in the three res-
idential areas, i.e. LWC, SJZ and JAL. This
questionnaire is composed of three parts. The first
part is about basic information on the socio-eco-
nomic status of the head of household, including
age, gender, education, hukou (household registra-
tion), occupation, income, etc. The second part is
about the respondent’s experience and opinions
regarding redevelopment and relocation. The third
part of the questionnaire is about respondents’ hous-
ing conditions, including housing floor area, housing
quality, housing facilities, housing tenure, assess-
ment of the neighbourhood, etc. Questionnaire B
was distributed to consumers in XTD because resi-
dents have been absent since the former urban
neighbourhood was displaced by a multi-purpose
district. This questionnaire is composed of two sec-
tions. The first section is about the basic personal
information of the respondents, including age, gen-
der, education, hukou, occupation, income, etc.
The second section is about respondents’ opinions
of XTD. Questions related to respondents’ purpose
and frequency of visiting XTD, their impression
and evaluation of XTD, etc. In this study, both con-
sumers in XTD and residents in the other three
neighbourhoods are regarded as the occupants or
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Figure 1 Location of the four study sites.

Table 1 Basic information about LWC project and XTD project

LWC

XTD

Redevelopment type
Motivations/objectives

Period 1998-present
Area 49.5 ha
Location Putuo district

Residential redevelopment
Urban re-imaging, property interest

Commercial redevelopment

Revenue raising, urban re-imaging, property
interest

1999-2001

3.17 ha

Luwan district

Land provision

Investment

Land leasing through negotiation, partial
exemption of land use fee
6.498 billon RMB, private investment plus

Land leasing through negotiation

About 600 million RMB, private investment

government subsidy
Relocation method

Relocated work units and households

Off-site: in-kind compensation

274 work units and 10,500 households

Off-site: partially in-kind, partially monetary
compensation
82 work units and 2101 households

Source: personal communication, 17th February 2004; 31st March 2004.

“users” of urban space. The questionnaire is de-
signed to compare the built environment and socio-
economic characteristics of the old and new
occupants before and after redevelopment. There-
fore comparing XTD and SJZ will show the chang-
ing urban function and the changing users of urban
space after urban redevelopment.

In this survey, several measures were undertaken
to increase the accuracy of the survey results and
guarantee randomness. Before conducting the sur-
vey, we visited the residents’ committees/manage-
ment offices of the four sites to learn basic
information about the sites and obtain their agree-
ment and support to distribute questionnaires to res-
idents/consumers. Since residents’ committees in
China play an important part in managing local com-
munities, their support greatly increased respon-
dents’ willingness to answer questions. In order to
guarantee randomness, questionnaires were distrib-
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uted along the streets at a fixed interval of 10 or
15 households. In XTD, questionnaires were ran-
domly distributed to consumers at various locations
including restaurants, coffee bars, shops, cinemas,
etc. All questionnaires were distributed at weekends
or in the evenings to ensure the accessibility of tar-
get responders. To ensure the accuracy and validity
of the survey, the investigators helped the respond-
ers to fill in the questionnaires by asking and
explaining the questions to them.

Lwc project: a process of gentrification

Changing built environment

Through analysing the survey data, this study com-
pares the built environment and socioeconomic
profiles in pre-redevelopment and post-redevelop-
ment sites, and identifies the socio-spatial changes
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Table 2 Built environment in the two neighbourhoods of SJZ
and LWC

SJZ LWC
Building style Dilapidated low-rise ~ High-rise modern
houses/crude houses  condominiums
Average floor area®  10.21 35.04
(m*/person)
Housing facilities (percentage of ownership)
Living room 19.0 100
Bedroom 71.0 100
Kitchen 56.0 100
Toilet 22.0 100
Bathroom 11.0 100
Air conditioner 47.0 99.5
Gas 17.0 100
Broadband 8.0 72.5

Change of housing conditions in 10 years (percentage)
Greatly improved 0 7

Slightly improved  12.0 48.2
No change 76.0 4.1
Deteriorated 9.0 0
Seriously 3.0 0
deteriorated

#Refers to the actual dwelling area.

in old neighbourhoods caused by urban redevelop-
ment. First of all, this study examines the changing
built environment of the old urban neighbourhood
in the LWC project. Once an old and dilapidated
housing estate similar to SJZ, LWC has now been
redeveloped into modern high-rise apartments. As
Table 2 shows, the contrasts between the built
environments in the two neighbourhoods are
evident. In terms of building style, SJZ is littered
with dilapidated low-rise and crude houses, while
LWC consists of high-rise modern buildings (see
Figure 2). Referring to the average housing floor
area of Shanghai at the end of 2004, which was
14.8 square metres per capita, SJZ is below the aver-
age, while LWC is far above the average. Less than
one-third of households in SJZ possess living rooms,
toilets and bathrooms, etc., which are necessary
facilities, in their own houses. In LWC, besides the
basic facilities, most houses have other modern facil-
ities, such as air conditioning, gas and broadband.
The majority of respondents in SJZ reported that
their housing conditions have not improved during
the last 10 years. On the contrary, most respondents
in LWC reported that their housing conditions have
improved within the last 10 years.

The survey findings suggest signs of residential
stratification. The shabby housing conditions in
SJZ indicate that the problems of housing shortage
and deterioration are still very severe in Shanghali,
even after extensive urban redevelopment has been
implemented. Although resolving housing problems
in dilapidated areas is still claimed to be one of the
objectives of urban redevelopment in Shanghai,
the demands of housing improvement for the lowest
income groups are overwhelmed by the demands of

revenue generation and profit-making through real
estate development.

Changing socioeconomic profile

In this section, a logistic regression analysis is ap-
plied to examine whether redevelopment is associ-
ated with changes in various socioeconomic
characteristics. Please note that the logistic regres-
sion is not intended to model the choices of residents
regarding living in different neighbourhoods.
Rather, it is used to suggest the probability associ-
ated with the neighbourhood, regardless of whether
this results from residents’ active choices or another
passive selection process. The advantage of using lo-
gistic regression lies in its control of multiple vari-
ables. In this analysis, redevelopment status is the
dependent variable. The value of post-redevelop-
ment equals one, while the value of pre-redevelop-
ment equals zero. Six independent variables
representing the socioeconomic profiles of respon-
dents are selected for this analysis.

(1) Age: 1 =under 18 years old; 2 =18 to 40 years
old; 3 =41 to 64 years old; 4 = above 65 years
old.

(2) Education level: 1 = primary school and below;
2 =junior secondary school; 3 =high school;
4 = college/university; 5 = postgraduate.

(3) Occupation (roughly divided into two catego-
ries due to the difficulty of classification): 0 =
professional/managerial (includes government
officer, managerial personnel, technical person-
nel, teacher or medical care personnel, etc.);
1 = working class/unemployed (includes worker,
clerk, housewife, retired, unemployed, laid-off,
etc.)

(4) Working sector: 0 = public sector (includes gov-
ernmental or Chinese Communist Party organi-
zation; educational, medical or scientific
research organization; state-owned enterprise;
collective  enterprise); 1=private sector
(includes foreign company or joint venture; pri-
vate enterprise; self-employed, etc.). Usually,
people working in state-owned and collective
enterprises receive lower pay than foreign and
private enterprises, and may face the risk of
being laid-off.

(5) Annual family income: 1 = below 20,000 RMB;
2 =20,000-50,000 RMB; 3 =50,000 -100,000
RMB; 4 =100,000-200,000 RMB; 5 = 200,000
400,000 RMB; 6 = above 400,000 RMB.

(6) Housing tenure: 1=public rental (includes
housing allocated by government and work
units); 2 = private rental; 3 = inherited private
housing; 4 = affordable housing/purchased with
housing subsidy; 5 =commodity housing. As
the value increases, housing tenure changes
from public-owned to private-owned, or, in
other words, the respondent’s ability to access
commodity housing ownership increases.
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Figure 2 The great contrast between SJZ and LWC (author’s copy right). (A) Dilapidated low-rise houses in SJZ,

(B) modern high-rise condominiums in LWC.

The analysis results are shown in Table 3. The ta-
ble shows that in the case of the LWC project, edu-
cation level, occupation, working sector, family
annual income and housing tenure are five variables
related to the redevelopment status of the neigh-
bourhood. Education level is positively related to
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redevelopment status, which means respondents in
the redeveloped site have a higher probability of
having a higher educational level. Occupation is neg-
atively related to redevelopment status, which
means residents in the post-redevelopment neigh-
bourhood are more likely to be professional or man-
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Table 3 Logistic regression of redevelopment status (pre-rede-
velopment and post-redevelopment) on respondents’ socio-
economic profiles - LWC vs. SJZ (post-redevelopment =1,
pre-redevelopment = 0)

LWC vs. SJZ

B SE
Age —0.208 0.639
Education level 0.961" 0.361
Occupation -1.699" 0.680
Working sector 2.248" 0.819
Family annual income 2.017" 0.437
Housing tenure 1.75 0.276
Constant —12.375 3.203
Model > 292.122"" -
2LL 88.158 -
Number of cases 300 -

“Significant at 0.05 level.
“Significant at 0.01 level.

agerial personnel. The coefficient of the working
sector variable is positive, which means residents
of redeveloped neighbourhood tend to work in the
private sector. Both family annual income and hous-
ing tenure are closely associated with redevelopment
status, and the coefficients are both positive. This
means that in the redeveloped neighbourhood, fam-
ily annual income tends to be higher, and residents
have a higher probability of owning commodity
housing. Age does not have a significant connection
with redevelopment status, possibly because the
continuous data (people’s actual age rather than cat-
egories of age range) are not available. The logistic
regression analysis suggests that residents in the
redevelopment site tend to have higher socioeco-
nomic status, particularly in terms of income and
home ownership, while residents living in the pre-
redevelopment site tend to be less advantaged in
terms of socioeconomic status. It can be inferred that
within the LWC redevelopment project, residents
with higher socioeconomic status have displaced res-
idents with lower status after redevelopment. This is
the inevitable result of the property-led redevelop-
ment approach. As the built environment improved
after redevelopment, housing prices in the redevel-
oped LWC significantly increased. Only a limited
number of original residents could afford the new
houses, even after they were offered a discounted
price by the developer. The percentage of residents
returning to their original neighbourhoods was extre-
mely low, since the redevelopment project was led by
the property interest, with less attention being paid
to the interests of original residents.

Table 4 compares residents’ mobility of relocation
and income change in the two neighbourhoods, in
terms of hukou (household registration) status, relo-
cation experience, willingness to be a long-term res-
ident, changes of housing conditions and family
income. The hukou of the majority of residents in
SJZ belong to the local street office, while the resi-

dents in LWC are from diverse origins, e.g. other
street offices in Shanghai or outside Shanghai. The
majority of respondents in LWC have relocation
experience within the last 10 years, while respon-
dents in SZJ rarely experienced relocation. Accord-
ingly, respondents in SJZ show a stronger
attachment to their neighbourhood. The number of
people who prefer to live in the neighbourhood for
the long term in SJZ doubles that in LWC. In con-
trast to SJZ, in which most respondents reported
no change of or even deteriorated housing condi-
tions, the majority in LWC have managed to im-
prove their housing conditions. Similarly, much less
respondents in SJZ reported a significantly increased
income than in LWC. With a high concentration of
local people characterized by less relocation experi-
ence, preference for long-term residence, and less
improvement to housing conditions and income,
SJZ represents the typical old urban neighbourhood
in Shanghai. Compared with the pre-redevelopment
neighbourhood, SJZ, residents in the post-redevel-
opment neighbourhood, LWC, have greater mobil-
ity of relocation and income change.

Table 5 shows the housing ownership in the two
neighbourhoods. SJZ has a comparatively high pro-
portion of privately owned housing, however, of
which the majority are inherited private housing.
There are also 10% labelled as ‘“‘commodity hous-
ing”’, which refers to houses sold by original resi-
dents to outsiders. The average estimated value of
inherited private housing in SJZ is around 250,000
RMB. In LWC, 93% of houses are commodity hous-
ing. The average housing cost among respondents is
4252 RMB per square metre. Actually, in 2004, the
highest housing price in LWC exceeded 13,000
RMB per square metre. This means that the value
of an average inherited private house in SJZ only

Table 4 Respondents’ residential and income mobility (unit:
percentage)

SJZ LWC
Household registration status belongs to
Local street office 950 65.0
Other street offices in Shanghai 30 255
Urban household outside Shanghai 2.0 7.5
Rural household outside Shanghai 0 2.0
Hong Kong, Macao, or Taiwan 0 0
Overseas 0 0
Relocation within the last 10 years 13.0 78.01°
Prefer to reside for long term 83.0 403
Change of housing conditions in 10 years
Greatly improved 0 47.7
Slightly improved 12.0 482
No change 76.0 4.1
Deteriorated 9.0 0
Seriously deteriorated 3.0 0
Significant income change happened in 10 years 29.0 54.0
Of which income significantly increases 464  86.6

20f which 73.4% have moved once, 20.8% have moved twice,
some people have even moved 5 times.
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Table S Housing ownership in SJZ and LWC (unit: percentage,
unless specified)

SJZ LWC
Housing tenure
Government/work units owned  29.0 15
Of which
Allocated by government 21.0 0
Allocated by work units 8.0 1.5
Privately owned 70.0 94.0
Of which
Inherited private housing 56.0 0
Purchase with subsidy 4.0 1.0
Commodity housing 10.0 93.0
Private rental 1.0 4.5
Average housing prices 250,000 RMB/ 4252
(estimated) property RMB/m?
Owns more than one property 4.0 25.5

equals that of 19 square metres in LWC, which is
only the size of a kitchen in a luxury apartment. Fur-
thermore, there are only 4% of respondents in SJZ
owning second or more than two properties, while
in LWC more than one-quarter of respondents
own more than one property. Obviously, compared
with SJZ, LWC has a higher percentage of commod-
ity housing ownership, higher housing prices and a
higher percentage of second/more property
ownership.

Residential displacement: a process of gentrifi-
cation

In the first stage of LWC project, two hundred and
seventy-four work units and 10,500 households were
relocated. In kind compensation was adopted as the
major method of compensation. Most residents were
relocated to the peripheries of Putuo district, or
Baoshan district and Jiading district, which are lo-
cated at the north-west corner of Shanghai metro-
politan area (personal communication, 31st March
2004). Since the housing price in the redeveloped
neighbourhood was hardly affordable to original res-
idents, the returning rate was extremely low. Indeed,
housing conditions for original residents were im-
proved in physical terms after redevelopment, how-
ever, their social needs, employment status, and
intentions to move back had rarely been concerned.
A simple and rough approach of displacement was
adopted. As illustrated in above analysis, there are
great contrasts in the built environment and resi-
dents’ socioeconomic profiles before and after rede-
velopment. Evidently, the redevelopment project of
LWC involved built environment improvement and
residential displacement, which is comparable to
the gentrification process in developed Western
countries. The redevelopment outcome shows that
the improvement of the built environment was not
based on the interests of the local neighbourhood.
Rather, it witnessed the local government’s efforts
to re-image the city and developers’ pursuit of
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property interests. According to Grier and Grier
(1978, 8), displacement happens:

“when any household is forced to move from its res-
idence by conditions which affect the dwelling or its
immediate surroundings and; 1. Are beyond the
household’s reasonable ability to control or prevent;
2. Occur despite the household having met all previ-
ously imposed conditions of occupancy; and 3. Make
continued occupancy by that household impossible,
hazardous, or unaffordable.”

In this case, displacement occurs because the rede-
veloped residential area has become unaffordable to
the original residents, with housing and the built
environment being improved and commercialized
after redevelopment. Dramatically increasing hous-
ing prices have prevented them from moving back,
and under property-led redevelopment no efforts
have been made to help them return to their original
neighbourhood. The redeveloped neighbourhood
with an improved built environment is thus occupied
by residents who can afford commodity housing in
the housing market. Initiated by the local govern-
ment’s intention to diminish the shabby residential
area, the LWC redevelopment project finally turned
into a property-led redevelopment. With the direct
and indirect support of the local government, the
developer has managed to evacuate the original
low-income residents, and developed upscale com-
modity housing to attract higher income groups
and make a profit. No matter whether intentionally
or passively, residents with higher socioeconomic
status have invaded the redeveloped inner city
neighbourhoods and displaced residents with lower
socioeconomic status. This project has effectively
re-imaged the notorious shabby housing estate and
remade it into a popular residential area for affluent
households. The LWC redevelopment project actu-
ally involved a process of residential displacement,
and represents a gentrification trend within Shang-
hai’s property-led redevelopment.

XTD redevelopment: urban functional trans-
formation

Changing built environment

Before redevelopment, XTD consisted of two blocks
of old-fashioned /ilong neighbourhoods, which were
similar to JAL. In these neighbourhoods, six to seven
or even more than 10 families share a two- to three-
storey building, without private kitchens or sanitary
facilities. The public spaces, even the corridors, stair-
cases and balconies, are occupied by tenants to ex-
tend their housing space. Table 6 shows some of the
characteristics of the built environment in JAL. The
average residential floor area per capita in JAL is
much lower than the average level for Shanghai,
while the minimum is only 2.33 square metres. These
houses in JAL can barely be called “home”, since
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most of them have no separated living room, no pri-
vate kitchens, no private toilets, and no bathrooms.
Furthermore, the majority of respondents reported
that their housing conditions have hardly been chan-
ged, and some have even been deteriorated.

In XTD, some of the shikumen houses (typical
Shanghai-style houses) were restored, and selected
buildings were reconstructed with the original bricks
and tiles based on the old design drawings. The rest of
them have been totally rebuilt into modern buildings,
with only the symbols of shikumen at the entrances of
preserved alleys. All of the restored and recon-
structed old buildings have the latest modern facili-
ties installed, such as modern mechanical and
electrical systems, escalators and concealed optical-
fibre, for various recreational, commercial, dining
and retail purposes. Although the lilong structure
was preserved, the exteriors and interiors of the
buildings have been significantly refurbished or
reconstructed. People in XTD enjoy various modern
services while at the same time immersing themselves
in a historic and traditional cultural atmosphere.

XTD redevelopment targets fashionable and high-
quality commercial and recreational establishments
in favour of local elitist consumption demands, while
endowing the site with the identity of “old Shang-
hai” to make it a destination for tourism and high-
end consumption. Table 7 shows the details of
classified stores in XTD. Compared with the average
price level in Shanghai, most of the stores and ser-
vices in XTD are relatively expensive. Their tar-
geted consumers are middle- to high-income
groups, expatriates and foreigners. To cater to the
affluent class, various events held in XTD, such as
beer festival, beauty competition, fashion show,
jewellery show and auction, live concert and perfor-
mance, all have to be something exotic, fashionable,
fancy and eye-catching. As the advertisement on the
homepage suggests, XTD offers ““a stylish, luxury
and westernised life experience” (source: http:/
www.xintiandi.com, last accessed 05 February 2006).

Table 6 Built environment in JAL (unit: percentage)

Old-fashioned
shikumen houses

Building styles

Average floor area® (m%/person) 9.97
Housing facilities
Living room 29.0
Bedroom 54.0
Kitchen 39.0
Toilet 9.0
Bathroom 5.0
Change of housing conditions in 10 years
Greatly improved 1.0
Slightly improved 13.0
No change 73.0
Deteriorated 10.0
Seriously deteriorated 0

#Refers to the actual dwelling area.

Table 7 Classified stores in XTD

Categories Details Price (compared
with average
level)

Restaurants Chinese cuisine Expensive

Southeast Asian Expensive

cuisine

American and Expensive

Continental cuisine

Café and teahouse =~ Medium to
expensive

Desserts Medium to
expensive

Bar and entertainment Entertainment Medium to

complex expensive

Cinema Medium

Bar Medium to
expensive

Fashion shops Home furnishings Expensive

Clothing/jewellery Expensive

boutiques

Gift shop Expensive
Hotel/club Serviced apartments Expensive

Membership club Expensive

Gym/Salon Yoga centre Medium to

expensive
Gym and spa club Medium to

expensive
Hair-styling salon Expensive

Art/antique shops Antique and craft Expensive

shop
Fine Arts Gallery Expensive
Open house Medium
shikumen museum

Services Italic business Expensive

service centre
English training Medium to
centre expensive

Source: XinTianDi website: http://www.xintiandi.com, last acces-
sed 05 February 2006.

As shown in Table 8 and Figure 3, the contrast be-
tween JAL and XTD illustrates that both built envi-
ronment and urban function have been greatly
transformed after redevelopment. Aiming at trans-
ferring the historical and cultural heritage into
economic outcomes, the traditional lilong neigh-
bourhood has been redeveloped into a multi-pur-
pose district. Therefore, the urban function of this
area has been thoroughly transformed. The pre-
redevelopment neighbourhood of XTD was once
home to thousands of middle- to low-income resi-
dents allocated by the local government. It repre-
sents the typical Shanghai lilong lifestyle: shared
kitchens, lacking necessary sanitary facilities, over-
crowded rooms, drying washing hanging in the door-
way. Although they experienced severe decline for a
long period after the 1920s, the old-fashioned lilong
neighbourhoods are still thriving and accommodate
a diverse population. In XTD, the old neighbour-
hood has been redeveloped into a ‘“‘new heaven
and earth” for leisure, shopping and tourism. More
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Table 8 Changing built environment and urban function in XTD project

JAL

XTD

Building style

Interior facilities
kitchen and sanitary facility

Lilong Lilong as the extension of interior
housing space due to insufficient living
space

Occupiers Accommodating local middle- to low-

income families
Urban function
as welfare treatment
Property ownership
units (98%)

Overcrowded old shikumen houses

Shabby interior and lacking private

Offering public-owned low-rent houses

Mostly owned by local government/work

Preserved and reconstructed shikumen
houses

Refurnished with the latest modern
facilities for recreational and commercial
purposes

Beautifying the preserved lilong to
create a nostalgic atmosphere

Attracting local elites, expatriates and
tourists

Providing commercial services and
producing profits

Owned by Shui On Group

significantly, this area has been transformed from a
place offering welfare housing to residents into a
place that provides high-quality commercial services
and aims to generate profits.

Changing socioeconomic profile

Table 9 shows the great contrast in socioeconomic
characteristics between the different occupants of
the two sites JAL and XTD in terms of the respon-
dents’ age, education level, hukou status, occupation,
working sector and annual family income.
Apparently, the randomly selected respondents in
XTD have a younger age structure than that in JAL.
This suggests that the redeveloped XTD area attracts
many more young people than does JAL. As for level
of education, the majority of respondents in JAL are

A

B

poorly educated, with only 13.1% are at college or
university level. In contrast, most respondents in
XTD have higher levels of education: 63% are col-
lege- or university-educated, and 15% are actually
educated to master’s level and beyond. In terms of Au-
kou status, respondents in JAL are 100% local, while
in XTD the majority are from outside Shanghai, e.g.
other cities in China and other countries.

XTD has much more professional/managerial
respondents than JAL. Most consumers in XTD
have ‘‘decent” jobs e.g. manager, architect, engi-
neer, teacher, etc. The percentages of people work-
ing in the public sector and the private sector are
also different for the two sites: 67% of respondents
in JAL work in the public sector, of whom most
work in state-owned and collective enterprises. In
XTD, 53% of respondents work in the private

Figure 3 The great contrast between JAL and XTD (author’s copy right). (A) Shabby home in the dilapidated shikumen
lilong, (B) trendy restaurant in the refurbished shikumen lilong.
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Table 9 Socioeconomic characteristics of respondents in JAL
and XTD (unit: percentage)

Table 10 Logistic regression of redevelopment status (pre-
redevelopment and post-redevelopment) on respondents’ socio-
economic profiles — XTD vs. SJZ (post-redevelopment =1,

JAL XTD pre-redevelopment = 0)
Age XTD vs. SIZ
18-40 19 87
40-65 55 12 B SE
Above 65 26 ! Age ~0.140 _ 0.378
Educational level Education level 1.2757 0.370
College/university and beyond 13.1 78 Occupation —0.713 0.562
Hukou status Working sector 1.430i 0.572
Family annual income 2.162" 0.498
Local 100 29 e
Outside Shanghai 0 el Constant —8.997 2.295
Model > 170.395™ -
Occupation 2LL 104.091 -
Professional/managerial 26 72 Number of cases 200 -
Working sector .
Public sector 67 15 "~ Significant at 0.05 level.
Private sector 18 53 " Significant at 0.01 level.
Others 15 32
Agl(l)a(l)ofgg#{mecome 0.0 0 the redeveloped XTD also tend to have a higher an-
20,000-50,000 RMB 55.0 33 nual income than residents in the pre-redevelopment
50,000-100,000 RMB 5.0 20 neighbourhood, SJZ. Age does not have a salient cor-
100,000-200,000 RMB 0 12 relation with redevelopment status for the same rea-
>200,000 RMB 0 35

sector, e.g. foreign companies, joint ventures, and
private companies. Annual family income is another
important indicator. In JAL, most respondents’ an-
nual family income is under 50,000 RMB. In great
contrast, in XTD 67% of respondents’ annual family
incomes are above 50,000 RMB, and noticeably,
35% earn over 200,000 RMB.

In general, the contrasts in the socioeconomic char-
acteristics of respondents in the two sites are evident.
In order to find out which socioeconomic variables
have close association with redevelopment status, a
logistic regression analysis is also applied in the case
of XTD. The dependent variable and independent
variables are same as in the case of LWC (please refer
to the previous section on the LWC project), except
for the variable of housing tenure. The variable hous-
ing tenure is not used here, because XTD has been
redeveloped into a multi-purpose district, which
makes comparing housing tenure before and after
redevelopment impossible. The logistic regression
analysis results are shown in Table 10. In the XTD
project, education level, working sector, and family
income are three indicators highly relevant to rede-
velopment status. Similar to the case of LWC, educa-
tion level has a strong positive relation with
redevelopment status, which means the consumers
in XTD tend to have a higher education level than
residents in JAL. At the same time, working sector
is also positively related to redevelopment status,
which means that compared with JAL, XTD has a
higher proportion of people working in the private
sector, such as foreign companies, joint ventures
and private enterprises. Again, family annual income
is highly related to redevelopment status, and the
coefficient is positive. This suggests that people in

son as in the case of LWC, nor does occupation,
possibly because the simplified category fails to pre-
cisely reflect respondents’ occupation in both XTD
and JAL. Nevertheless, the result of the regression
analysis suggests that the redeveloped XTD attracts
and serves people with higher socioeconomic status
than the original lower income groups.

Transformation of urban function: pursuing
exchange value at the cost of use value

Differently from the socio-spatial changes in the
LWC project, the XTD project involves the func-
tional change of urban space. The transformation of
urban function not only includes the changing built
environment, which is the physical function, but also
includes the changing profiles of people receiving
the services, which is the socioeconomic function.
JAL, the pre-redevelopment old-fashioned lilong
neighbourhood, accommodates local middle- to low-
income groups, while XTD, the post-redevelopment
high-end mixed-purpose district, attracts consumers
with higher socioeconomic status, e.g. “the white-
collar”, local business elites, tourists and expatriates.
By transferring the old inner city neighbourhood into
high-quality commercial and recreational land use,
XTD was changed from a traditional low-income ur-
ban neighbourhood to a place that exclusively serves
high profile consumers and visitors.

The XTD redevelopment project is an example of
property-led redevelopment in Shanghai that in-
volves the process of urban functional transforma-
tion. Rather than concentrating on local residents’
interests, XTD was a property-interest-centred rede-
velopment project. The XTD project evacuated the
original residents to make room for profit-making
property development by transforming the old neigh-
bourhood into a multi-purpose district. Similar to the
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LWC project, residential relocation in the XTD pro-
ject was implemented under the support of local gov-
ernment. Since the local government and developers
intended to accelerate the redevelopment project,
most of residents were relocated to resettlement
houses in the suburb of Pudong New Area (located
at the south-east of Shanghai). Being offered com-
paratively spacious resettlement housing, the reloca-
tion of 1950 households was accomplished within
only half a year. However, this seemingly preferen-
tial one-off compensation did not really address the
comprehensive needs of low-income residents. With-
in interviews with relocated households, a few people
reported that they lost their jobs and became poorer
after relocation, due to the exceeding commuting
costs, lack of opportunities for small business, no ac-
cess to social welfare and social network (personal
communication, 2nd April, 2004).

From the political economy perspective, urban
space has two main functions. First, urban space
has a use value, which is regarded as a human neces-
sity for habitation and everyday use. Second, it has
an exchange value, which is regarded as a commod-
ity, generating revenues (Logan and Molotch, 1987).
The research finding suggests that in the XTD rede-
velopment project, to pursue the global-oriented ex-
change value of urban spaces, the everyday use
value of the local-oriented neighbourhood has been
sacrificed. This project successfully converted the
deteriorating old-fashioned lilong neighbourhood,
which represents the transitional lifestyle of low-in-
come groups, into a stylish multi-purpose commer-
cial and recreational complex, which represents a
new lifestyle fancied by the emerging new affluence.
More importantly, the XTD project illustrates the
local government’s endeavours to re-image the city
in a way which favours the wealthy people and cap-
ital inflows. Underwritten by state-sponsored prop-
erty development, the redevelopment project is
focusing on the state and the developer’s desire for
capital accumulation through transforming the ur-
ban function, while the interests of original residents
have been made secondary to the imperative of eco-
nomic and urban growth.

Conclusions: reconfiguring old neighbourhoods
under property-led redevelopment

Since the late 1990s, urban redevelopment has relied
heavily on the real estate market to provide its driv-
ing force. Property-led redevelopment thus prevails
in the whole country, in particular in developed
coastal cities such as Shanghai. Under mushrooming
large-scale urban redevelopment, urban neighbour-
hoods in the inner city are experiencing tremendous
transformation. The great contrast between pre-
redevelopment neighbourhoods and redevelopment
neighbourhoods can be seen not only in the built
environment, but also in the socioeconomic profiles
of residents/users. Based on first-hand data acquired
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from field work in Shanghai, this study traces the so-
cio-spatial changes within two redevelopment pro-
jects, LWC and XTD, which are both underwritten
by real estate development, although with different
incentives and outcomes.

Comparison between the two pairs of study sites
suggests that urban redevelopment has changed ur-
ban neighbourhoods both physically and socioeco-
nomically. The changes in the built environment
are tremendous in terms of increasing housing area
and housing quality, improved infrastructure and
basic facilities, changing building styles and living
environment. More importantly, the changing socio-
economic profiles of occupiers are also remarkable.
Lacking redevelopment, old neighbourhoods in
the inner city have concentrated low quality and
dilapidated houses, and residents with lower socio-
economic status. These residents have been marginal-
ized in a rapidly changing society, and are trapped in
their dilapidated neighbourhoods. In contrast, the
redeveloped neighbourhoods accommodate people
with higher socioeconomic profiles and social mobil-
ity. The ongoing redevelopment is actually a move-
ment of growth-seeking and city re-imaging through
property development. To promote economic devel-
opment and beautify urban appearance, the local
government legitimizes the demolition of old urban
neighbourhoods and the construction of high-value-
added properties, regardless of the real needs of
low-income residents. The private sector follows up
the opportunities and forms alliances with the local
government to facilitate property-interest-centred
redevelopment. As a result, property-led redevelop-
ment has become the dominant urban redevelopment
approach in Shanghai.

The socio-spatial changes are different in LWC
and XTD. The former resulted in a process of resi-
dential displacement, while the latter saw not only
displacement but also the functional transformation
of urban space. The two cases represent different
forms of socio-spatial change in old neighbourhoods
resulting from property-led redevelopment. As
Figure 4 shows, route A represents the socio-spatial
changes summarized from the LWC project, while
route B represents the other form of socio-spatial
changes, summarized from the XTD project. Within
route A, residential displacement becomes an inevi-
table outcome accompanying the property-led rede-
velopment process, as the local government and
developer aim to extract exchange-value while beau-
tifying the dilapidated urban area to produce a mod-
ern image. A process of gentrification emerges, with
affluent residents displacing low-income residents in
the redeveloped inner city. Within route B, there is a
significant transformation of urban function, which
involves not only change of land use but also change
in the users of urban space. For instance, in the XTD
project, a multi-purpose commercial district that
serves the consumption demands of high-income
groups has replaced the old-fashioned neighbourhood
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transformation
serving people with
higher socioeconomic

statuses

Figure 4 Different forms of socio-spatial changes under property-led urban redevelopment.

which accommodated low-income residents. This
project also symbolizes the local government’s at-
tempt to create an internationalized and attractive
image to global capital. Although the LWC project
and the XTD project represent different forms of so-
cio-spatial change in China, they share the common
characteristics of evacuating the original low-income
residents and developing high-value-added property.
In both cases, the demand for pursuing exchange va-
lue overwhelms the demand for maintaining the
everyday use value of old urban neighbourhoods.
Within both path A and path B, residents do not
have the capability to influence the institutional ac-
tors and promote the stability of their neighbour-
hoods. The external institutional actors, i.e. the
local government and private developers, rather
than the social needs of the urban neighbourhoods,
are the dominant forces shaping the socio-spatial
changes in neighbourhoods.

Since the late 1990s, in order to solve the problem
of financial deficiency, the local government has jus-
tified property-led redevelopment and demolished
old and dilapidated neighbourhoods to make way
for capital circulation. Numerous old neighbour-
hoods have been replaced by renovated or newly
developed residential complexes. Meanwhile, to pro-
mote economic growth through developing tertiary
industry, a number of old urban neighbourhoods
are being commercialized. Higher-income house-
holds are then attracted to these newly redeveloped
residential complexes or commercial/recreational
districts. There are two recognizable forms of urban
change, gentrification and urban functional transfor-
mation. Although it was not the primary intention of
the local government, redevelopment in LWC turned
out to be a process of gentrification. In the XTD pro-
ject, the local government successfully attracted rein-

vestment in the old urban neighbourhoods by
approving the commercial development of the old-
fashioned /ilong neighbourhoods, under the rhetoric
of historical and cultural preservation. The XTD pro-
ject involved a process of evacuating low-income res-
idents and the transformation of urban function.
This is preliminary research, which reveals the
trends of socio-spatial changes in old urban neigh-
bourhoods under property-led redevelopment. Fu-
ture research should further map out the geographic
extent of gentrification and changing urban land use
in Chinese cities by using detailed census data and
longitudinal data when they become available.
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