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1 ABSTRACT

Since the 1990s, it is an obvious feature of Shanghburbs that the spatial urbanization lags leekhe
industrialization, with thriving demands for hougifrom domestic immigrant workers. By contrast, the
villages surrounding the industrial area undergaging process continuously, with the youth mowing of
the village and many rural houses left vacant, etipg new developing opportunities and vitality emgy.

If the demands from both sides can not be cooréthar guided, the indigenous villagers would likely
construct or enlarge the owner-occupied housegallle arbitrarily and rent them to the immigrants,
resulting in the deterioration of the living enviraent and social conflicts in the village.

In 2017, the national policy "Pilot Scheme for Biillg Rental Houses on the Collective constructamd?
was released, in which Shanghai was selected agtaipy. In this background, this paper aims i@mine

the necessity and feasibility of building publiota houses (abbr. PRH) on the rural collectivestmttion
land" (abbr. CCL) in Shanghai suburbs and propose apptepstrategies for it. The paper first summarizes
relevant experience from villages in Dongguan amdjifdy via documentation. Then combined with the
author's practice of Master-planning in Jiadingustdial Zone in Shanghai, with a local village name
Cao'an as the case, this paper evaluates the ig@ss feasibility of constructing public rentabuses in
Cao'an village respectively from the village's s$aquo of development and the opportunities offéneits
special location. Finally, drawing on the experieraf Dongguan and Beijing, corresponding strategies
regarding the construction of housing-supply-syséem subsequent development are proposed. This pape
aims to discuss whether it's possible to, and fowse rural land reasonably to resolve the supgigahd
contradiction of housing in the context of rapidiustrialization of suburbs in developing countrigside

the orderly construction of suburbs, and prevelldges from becoming informal settlements.

Keywords: Suburb, Public Rental Housing, Rural &gilve Constructing Land, Shanghai, Rural
Development

2 BACKGROUND

2.1 Leading Industrialization vs. Lagging Urbanizationin Suburbs

After the 1990s, the scale of Shanghai's citiesaedpd rapidly, and the suburbs gradually showed an
obvious characteristic that the urbanization lagbgetlind the industrialization, with numerous smaili-
middle-scaled factories located in villages andrewBy 2005, the average proportion of the secgndar
industry in Shanghai suburbs had reached 61.2%sameé towns have even reached 80% (Luo, 2007).

The large-scale conversion of agricultural landindustrial land has promoted the rapid growth of
construction and the number of residents, and liroabout a change in the employment mode: By 2007,
although the registered urban population Jiading District accounted for only 30.2% ofethotal
population, the actual employment rate in non-adftical sectors has exceeded 90%; Even in subtithe a
edge of the city, the employment rate in the adftical sector is still less than 1/3 (Luo, 2007his change

in employment has brought some benefits to rursidemts, but also put pressure on rural communities
Limited public resources need to be shared witlrgel number of new-coming residents, and the s
housing is particularly prominent.

! Rural collective construction land refers to thad held and managed by the village collective aml be used for
non-agricultural activities, namely constructiohmainly includes homesteads, land for infrastites, and land for
business. Its counterpart is farmland.

2 Chinese statistic population used to be mainlydeis to urban registered residents and rural rewgidt residents,
according to where they were born. It is thougha asgnificant factor for Chinese rapid developmiat a great deal
of rural registered population came to cities fon+agricultural jobs.

REAL CORP 2020Proceedings/Tagungsband ISBN 978-3-9504173-8-8 (CD), 978-3-9504173-9-5r(p)ri m
15-18 September 2020 — https://www.corp.at Editors: Manfred SCHRENK, Vasily V. POPOVICH, PetéEILE, Pietro ELISEI,
Clemens BEYER, Judith RYSER, Christa REICHER, CapEhIK



Developing Public Rental Housing on Rural CollecBa@nstruction Land in Shanghai Suburbs: A Case of @adikage in Jiading
Industrial District

Income Composition

of the Village Collective Industrial Land Rent

1.05 million
26%

Other Income

188 million
45% Y

Tax Income / Tactory Building Rent

70 thousand . 1.1 million
2 — 27%

Fig. 1: Industrial Enterprises in the Village ahd income Composition of the Cao’an Village Collec(i8eurce: Author)

2.2 Misalignment of the Strong Housing Demand and the &cant Rural Houses

On the one hand, the number of industrial employieethe suburb (especially young technicians and
migrant workers from other cities) has risen sharplhile the number of dormitories that employeas c
provide is limited, and, therefore, regional demé&wrdental houses is particularly strong. On ttieeo hand,

the youth in the villages surrounding the industii@a is relocating, and the rural area showsiausetrend

of "hollowing out" and aging. Many rural houses eemvacant, and new opportunities and vitality for
development need to be triggered and brought irrdlexists a clear misalignment between these two
aspects.

If the needs of these two aspects cannot be welidaoated, guided and fulfilled, the in-situ indussized
area$ are prone to see a “chaotic phenomenon” wheregémdius villagers spontaneously build new or
expand existing private houses on the collectingl J@and rent them to the new-coming residents.pica}
case is Shipai Village in Guangzhou. When commEermasing was not developed on a large scale in the
early 1990s, cheap rural houses in the suburb kedaenprimary accommodation for many migrant wasker
who came to Guangzhou, one of the first openingsitips in China. Driven by economic benefits, the
villagers quickly demolished the original one- wiotstory brick-concrete houses and converted thema
six- or seven-story buildings of reinforced conerehe interior space of which was divided intoesal/
small rooms for rent to migrant workers. More tI3500 buildings crowded on just 0.7 square kilomsetd
land. The 170 small alleys that were only 3 metagde and narrow enough to allow only one persomatk
were sunk in the dim shadow of buildings, with nier@ skin line of the sky” above. The village has
become a "scar" of the city, with tough public s@gwand a harsh environment.

2.3 Policy Support for Development of Public Rental Hosing in Rural Collective Construction Land

In September 2011, the Chinese General Office ef Skate Council issued the document of "Guiding
Opinions on the Construction and Management of iitible Housing", which highlighted the development
of public rental housing. After that, the Chines@istry of Land and Resources approved Shanghai and
Beijing as the first batch of pilot cities for démging public rental housing on the collective donstion
land. On August 21, 2017, the Chinese Ministry ahdl and Resources and the Ministry of Housing and
Urban-Rural Development issued the "ImplementaBoheme for the Construction of Rental Houses Using
Collective Construction Land" and identified 13gpitities including Beijing and Shanghai. In Septem
2018, Shanghai issued the “Announcement on the sfemnof the Use-Right of Rural Collective
Construction Land in Shanghai”, approving the sdlthe use-right of a plot in Songjiang District fental
housing construction, which symbolized the histéeap towards the development of rental housinguoal
collective construction land.

Against this background, it is of great significarto discuss whether it's possible to, and howstwrural
collective construction land reasonably to resdhescontradiction between the supply and demandraél
houses in the context of suburban industrial dgpraknt, guide the orderly construction of villagaubes,
and prevent villages from becoming informal setdets. It is also the core content this paper exasin

% In-situ industrialized area means a rural areasfaams to an industrial area with the local vidagyemployed either in
factories or in related service industries. It v@atypical phenomenon in China in the 1980s and 429@ thought to
account for the rapid industrialization or evenamization in villages and small towns.
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3 VALUABLE EXPERIENCE AND REFERENCES

The development and governance of rural settlemarttse area with a high proportion of immigrants a
always one of the focuses in Chinese urban antldex@lopment. Some villages in urban margin ateak

the initiative to take the housing of migrant enygles in the city into account in planning, makihe t
construction of rental houses in villages reasamdbbal, and institutionalized and gained someessful
experiences. The development of informal rentalsesun Dongguan and the development of public renta
houses in Beijing's Haiging Niaoluo Village are texamples that can be used for reference.

3.1 Institutionalization of Rural Informal Rental Houses in Dongguan: Mutual Benefits for the
Government, Industry and Rental Housing Market

Dongguan is one of the pioneers in China for indaltation, urbanization, and the use of foreigpital to
develop an export-oriented economy. It enjoys heratelaxed policy environment given by the statee
rental housing in Dongguan villages started eadret its development was more mature than othergShi
cities.

3.1.1 Origin of the housing problem in Dongguan: insuéfi@ supply of the bottom-up housing
institutions

Dongguan's housing problem is related to two charistics of its external-labor-relied and exparitated
industrial model: a) An active utilization of migralabor. With the increase of local workers' wages
factories gradually tend to use cheaper migrardrlabthe later stage of industrial developmentThe¢ local
government withdrew from the industrial capitalsiag process and concentrate more on the land
development, property management, and infrastrecupport, and the local rural residents withdrewnf

the labor market, both consciously or unconsciquslythe competition with the migrant workers and
switched engaging themselves to house renting essin

The influx of migrant workers brought housing prgss From 1986 to 2007, the migrant labor forc¢hia
industrial sector increased from 87,000 to 4.48Miani a 50-fold increase; In the commercial secibhas
increased by 183 times. The 1990 Provisional Messt@or the Administration of Foreign-Invested and
Operated Lands legally established the right tddbdormitories for foreign-owned enterprises. Hoeev
collective dormitories also have their limitatiores. Cannot cover a large number of highly mobild an
scattered immigrants engaged in business servifes/nable to solve the housing problem after the
employees start a family. ¢) The scale of the neéederkers in some factories often changes sigmiflga
while the size of the dormitories is difficult tadrease or decrease accordingly.

The housing problem also lies in the insufficieap@y of institutions: The existing domestic laratid
housing- supply system cannot cope with the rapttbin-up development of industrialization; The hogs
problem in Dongguan requires informal houses arateover, a corresponding supply mechanism.

3.1.2 Rise of informal rental houses in the villages anuhll towns: the mutually beneficial symbiosis
between factories and villagers

Driven by the realistic needs and economic bendfits migrant workers in the suburbs seek to et t
housing needs in the informal rental housing maiketillages and towns. And because the village
collectivé' can obtain additional compensation from the highevernment by integrating small rural
collective land, the villagers' behavior of builgihouses for rent also received acquiescence.opieised a
cycle of benefits: low rents of rural houses reduttee cost of living for immigrants and thus thestcof
labor for factories, strengthened, therefore, tlibngness of external capital to join in, and paly fed
back the collective economy of the village, whistdominated by operating industrial real estated dnce
again, more immigrants would be attracted to flaneind the supply of informal rental houses wouldhier
expand.

The supply of informal rental houses in villagesl amall towns has increasingly taken a proactive iro
responding to the residential needs, from the s#iection and the land-use planning to the design o

* The village collective, also called as rural coliee economic organization, consists of all théagers in the same
village. It is the only organization that is allodvio own the property of rural land. Its functicarsd responsibilities are
similar to a local government, but their nature different.
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buildings and living units types. However, thersoatmerged chaos, such as the complex housingesourc
the layout that exploits every tiny space, coasighs, and uneven qualities of living facilitid$ierefore,
standardized management and supply mechanismsmbed:stablished.

3.1.3 Institutionalization of informal rental houses iilages: Introduction of management regulations and
indirect recognition of property rights

In 2004, the Dongguan government terminated thditibaal practice that allows the rural residenbtdld
self-occupied houses and promoted collective amantsnfor rural residents to support the expanditgmu
construction via a more intensive use of rural tmesion land. Under the dual pressure of gradimddi
labor shortage” and “land shortage”, the extengjrawth of informal rental houses in the village csot
sustain. Village rental housing needs to optimimality and achieve institutionalization and stawlized
management before it can continue to develop.

In December 2003, Dongguan promulgated the "Intétiovisions on the Management of Rental Housing
and the Personnel in Dongguan”, which identifiegl tlenagement agencies for village rental housimagy; t
functions, the content of the lease managementtlandesponsibilities of the lessor and the lesSawce
then, the departments of housing management, famélgning, and fire protection have also formulated
detailed rules to implement this lease manageni@sputes over the legality of property rights hdeen
shelved in management practice, which has promtitedstandardization of the village rental housing
supply.

Dongguan referred to the Housing Rental Licencae®ydor the management of villages' informal rental
houses, and the collection of house lease tax syrebothe recognition of the property rights ofanhal
rental houses. In particular, the implementatidegstipulate that “if there is no land-use licelmcdegal
certificate of the real estate's property rights, there is no dispute about the ownership of da estate, a
provisional valid certificate of property rightsrcée issued by the local village committee, andrathe
property rights are legalized in the future, thaidesleasing licence can be re-registered and issued
Recognizing property rights and levying rental &axan help achieve a win-win situation betweenlloca
governments and the rental housing market.

3.1.4 Marketization of informal rental houses in the alés and small towns: further division of labor in
development and management

After the rental housing system in the villages antll towns was established, the market furth@raved
the quality of rental houses from the supply side gradually formed a stable housing supply.

One of the manifestations is the deepening of thisidn of labor in the housing development. Innterof
the way of selling the use-right of constructiondathe villagers in the same village would usuatiynpete
for internal bids. The relationship between théagé collective and its members (villagers) is eto® the
relationship between the government and the deeedoghe village collective is responsible for ghenning
and operation of the land, the construction of sujimg facilities, while the villagers are respdsisifor the
development, construction, and management of tht@lrbouses; the village collective is mainly inxed in
the field of large industrial, commercial, and f@mesidential real estate, while the villagersha field of
small-scale rental real estate.

Another manifestation is the deepening of the dwisof labor in the leasing operation, that is, the
emergence of the professional "sublessor”, whespansible for the security, fire protection, clegrand
other duties of the contracted houses, and co@sevdath managers from the government to registevrite

off the leased personnel, which improves the efficy of the lease work and marks the improvemettef
degree of professionalism in the industry.

At this point, a complete villages' housing suppygtem has been formed: the village collective tales
the land-planning, infrastructure construction &l transfer for rental housing; the villagersrgamut the
design, construction and contracting of the rehtalsing; the sublessor is responsible for the djperaf
the rental housing, and the local government igaesible for the standardization and managemereraél
housing.
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3.2 Constructing Formal Public Rental Housing on Colletive Construction Land in Haiging Niaoluo
Village, Changping District, Beijing

3.2.1 Backaground: housing demand brought by the estabésih of the industrial zone

The reasons for developing public rental housing&ijing's Haiging Niaoluo Village are related toet

long-term idleness of collective construction landhe village, the large demand for rental housingught

by the establishment of the Zhongguancun industdak in the surrounding, and the urgent requiréroen
villagers to obtain long-term and stable income.

1) The collective construction land was left idbe & long time. In addition to arable land and hsteads, in
2010, there were still available collective constian land of about 133 ha in the village. Mostledm were

not well managed and had only low economic beneBigs contrast, the village possesses a strategical
location in the core area for the R&D and high-téetiustries in the north of Zhongguancun, a famous
national industrial zone. The village’s surroundarga was developing rapidly.

2) Large-scale demand for rental housing was forindtie surrounding area. The town where the \d@lag
belongs to had about 50,000 indigenous resideriiibe whe migrant population had reached 270,00@erAf
2010, the first batch of 15 central enterprise grty settled in the Future Science and Technolatyyatd
started their construction, attracting at least0@0, more researchers and related personnel to move
creating further demand for high-quality rental siog in the region.

3) Villagers' requirements for long-term and stabt®me sources. After two large-scale land-actjarss in

the village conducted by the higher governmentamgd number of landless farmers were generated.
Although the villagers got one-time compensation tfte land acquisition, however, if there is no doo
investment channel and guidance, the money isylilkebe squandered.

3.2.2 Development mode of the public rental housingagdirs held shares and dividends

In 2010, the Villagers' Congress decided to uskeciove construction land to develop public rertalsing.
After the public rental houses were completedeitéme a collective asset of the whole village, Wwhsc
only used for rental and not for sale. Part of fineds for the real estate development was raisau the
villagers' investment, and the other part came fitbin compensation of the land acquisition and the
accumulated assets of the village collective. Masthe income of public rental housing is distriitto
villagers every year in the form of share dividends

3.2.3 Benefits of the public rental housing developmenivin-win for the villagers, village collective and
industrial zone

After the completion of the public rental housingjpct in Hailuo Niaoluo Village, the villagers,Iige
collective and industrial zone will benefit from:

1) Villagers have stable jobs, industries, and imeources. The daily operation of public rentaldig
projects requires personnel for property managenseish as managers, accountants, and marketingngsers
The maintenance of the community infrastructure aéxjuires decorators, gardeners, and cleanershwhi
meets the needs of the employment of villagerdftdrént ages and educational levels. At the same,tas

a large number of young technical staff movedhe,development of the village's laundry, caterintgrnet

and other service industries has also been promatkstd, because the shares of public rental houses
allocated to the villagers can be inherited, tramefl, and gifted, even if the villagers move alésihe
village and become urban registered residents,dheye free from the worry of losing their assets.

2) The village collective's income from the landlgmoperty has increased significantly. Compareth tie
former compensation for the land-acquisition, tikge collective's income from developing publental
housing has increased by 73.6 times; the investofgmiblic rental houses is expected to recovercts in
16 years. Correspondingly, the per capita incomeiliaigers has also increased rapidly, and the anper
capita income has increased by 22,000 yuan (2968) Eu

3) Broadened the housing-supply-channels and gasegressure of housing in the industrial zone hiit
the first two or three years of the completion led Zhongguancun industrial zone, there were ordQ@3,
public rental houses planned to be put into uséhiangping District, with a large gap between thepsu
and demand. However, after the completion of thems@-phase public rental houses in Haiging Niaoluo
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Village, about 4,000 public rental houses will b#ded, alleviating the pressure of houses for young
technicians.
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Fig. 2: Supply Mechanism of Public Rental Housingfaiging Niaoluo Village (Source:Author)

4 DISCUSSION ON THE STRATEGY OF DEVELOPING PUBLIC REN TAL HOUSING IN
CAO'AN VILLAGE, JIADING INDUSTRIAL ZONE, SHANGHAI

Cao’an Village is located north of Loutang Old Towiiading Industrial Zone, Shanghai, and closehéo t
northern core of Jiading Industrial Zone. By 20tt&e permanent registered population of Cao’an ydla
(namely villagers) was 950, and the number of paanaresidents (including immigrants that stayha t
village for more than six months) was 2,230. Iniidd, more than 1,200 registered villagers movat af
the village and settled in Jiading City and Shan@entral City. Among all the residents, the imnaigt
residents are mainly employed in the nearby indllstnterprises, while the remained indigenousagiirs
are mainly elderly people. By 2015, most of thestg houses in Cao'an Village were self-built bg t
villagers, with relatively scattered distributiondano centralized planned and constructed settismen

\I Tading
\

Fig. 3: Location of Cao’an Village (Source:the Gaweent of Jiading District)

4.1 Problems and Difficulties in the Development of Cdan Village

From July to August 2015, the author participatedai symposium with 6 main enterprises in Jiading
District, and inquired the development status aedds of the enterprises; through field researcies,
symposium with the village collective, interviewsthv villagers and questionnaire surveys, the author
investigated the development status of Cao'an §éllehe research found several problems and ditiiésul

in the development of Cao'an Village, including:
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1) Villagers' income is low; the employment is diffit, and the village is “aging”. The villagersain fixed
income comes from the land-use transfer fee froanetiterprises settled in the village of about 1,308n
(about 170 Euro) per month and the annual landdidends from the factories settled in the vidaghe
source is relatively single and the income levébve. To obtain a higher level of income, many nieddged
and young people in the village choose to workidatthe village, and the problems of "hollowing "oot
local rural families and "aging" of rural societseaserious. For the left-behind elder villager® tack of
industries and a stable source of income is a majoblem; while for the villagers working outside,
although they have generally expressed a strongngriess to return to their hometown, it is stilbay
obstacle that there are no suitable jobs.

2) The village has a backward infrastructure comwlitThe specific problems are as follows: the anlgd in
the village is less than six meters wide, the cérpamement is poorly maintained, and the traffipagaty is
limited; the density of the road network in thdagje is low, and in the east-west direction, tHiage lacks
roads connecting with the outside; there is no ipubdnsportation in the village, which is inconient for
traveling; there are no street lights installedhie village, and there are certain hidden safepatts when
traveling at night; villagers' houses are aging aedd repair; public service facilities in the afJe such as
elderly-care-centers and places for sports ardfiomnt. The village needs to consider how to pobenthe
construction of infrastructure and public servicacilities, and, hereto, the introduction of market
mechanisms should be given special attention.

3) The industrial structure needs to be adjustedugngraded urgently. By 2014, manufacturing wasibst
dependent industry in Cao’an Village: In 2014, #iage collective's income was 4.1 million yuarbgat
0.54 million Euro), including 1.05 million yuan (@it 0.14 million Euro) for industrial land-rent addl
million yuan (about 0.15 million Euro) for plantifiing-rent, which together accounted for 52.4%tlod
village collective's total income. However, the mfacturing factories established in the village are
generally small in scale and low in production@éncy, and their negative effects such as enviemal
pollution exceed their economic benefits. The rafimn of factories is inevitable in the future fimore
efficient development. After the manufacturing istty moved out, what kind of resources and indestri
the village can rely on for sustainable developnieatquestion worth pondering.

4.2 Necessity and Feasibility of Developing Public Reat Housing on Collective Construction Land of
Cao'an Village

4.2.1 Necessity at the regional level: introduction ofheical talents vs. the shortage of public rental
housing

According to the urban plan, after the completidbthe Jiading Industrial Zone, a large number chtecal

personnel engaged in advanced manufacturing indsistill settle in, and a considerable part of theiih

be introduced in the technical, R&D, and managendemartments for the needs of industrial upgrading.

However, the current projected population sizehaf fiading Industrial Zone is far more than what th

regional available houses can support: Accordingelated plans, the three residential areas plabgetie

Jiading Industrial Zone can accommodate 99,00@eess; By contrast, after the completion of the two

major industrial areas, the population size inititistrial zone is expected to reach 136,000, hacktis a

certain gap in the housing supply.

For the introduction of technical talents in thgios, the development of public rental housing igoad
strategy. The reason is that on the one hand, ytaical talents often lack the accumulationssfed and
thus it is difficult to realize the purchase of aoercial houses in the short term; on the other hamthe
survey of enterprises in the Jiading Industrial €dn 2015, it was found that the salaries of young
technicians and managers are often not low. Afterkimg for several years, the annual salary of many
university graduates can reach 120,000 yuan (atmitthousand Euro). According to the relevantqgoedi

of affordable housing, it exceeds the maximum-wingeshold for purchasing affordable housing, arid it
therefore unlikely for the young technicians tolggdpr affordable housing guaranteed by the state.

However, public rental housing resources are stillifficient in the industrial zone. Although incemnt
years, the New City Center area of the industmalezhas concentrated on building multi-story apants
they are mainly low-cost affordable housing forghase not for rent. The old town of Loutang, whigh
adjacent to the northern industrial zone and Cawillage, is a historic protected area. In termstlueé
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available land and the difficulty of developmerntjsi also difficult to realize the intensive constion of
public rental housing in the old town in the futuse the residential needs cannot be met in théoald as
well.

Also, the old town of Loutang, which is close tooG@a Village, is facing the pressure of immigrants.
Compared with the newly developed New City Centeaan the Jiading District, the old town of Lougan
has a dense and convenient road network, prospeomusierce along the street, and relatively soundgi
supporting facilities after a long period of dey@lment. It is well connected with several main roadthe
northern industrial zone. With convenient transaioon, it is regarded as one of the first choideesidence
for many new employees in the enterprise. If thisspure on housing demand cannot be released en tim
driven by the economic interests, it may be possthht the residents renovate and expand the rexisti
dwellings for lease in the Loutang old town andreunding villages (including Cao'an Village). Buiid
low-quality, disorderly houses is not conducivettie construction of a safe and good living envirenm
but instead would bring a burden of managementnaag breed a series of social problems. Cao'angélla
will be the first to bear the brunt because ofldtsation, so it is reasonable to proactively prévarch a
situation through appropriate rural planning.

4.2.2 Feasibility of developing public rental housingtbe village level

Cao'an Village has the conditions and feasibilidydevelop public rental houses and low-rent houses.
terms of the location, Cao'an Village is very clésghe high-tech industrial area to the north, rehhe
main migrant groups are young technicians and hdaege demand for rental houses in the futureid@es
Cao'an Village is also closely connected with Lagtald town and thus has good accessibility to the
relatively sound social and cultural infrastructure

Besides, Cao'an Village has a total of 162 hectairesllective construction land, of which 80.8 teges are
homesteads, 13.4 hectares are industrial landhéxrfiares are public service facilities land, wiboat 68
hectares left for further development and utilizati

In terms of villagers' willingness, interviews agdestionnaire survey results show that villagemsegaly
want to build a "New Countryside" and look forwdodthe long-term, stable employment; some villagers
have expressed the hope that the settling of thehyavould improve the current situation of agingdan
increase the vitality of the village. Besides, tRéot Plan for the Construction of Rental Housesirg
Collective Construction Land” released in 2017 #mel “Announcement on the Transfer of Use-Rights of
Village-Collective-Operated Construction Land ina8bhai” issued in 2018 offered also strong policy
support for the construction of public rental hagsin Cao'an Village.

Experience of domestic cases indicates that dfeecompletion of public rental houses, the rurdlective,
villagers and Jiading Industrial Zone would achievevin-win situation: a) The income of the village
collective and villagers will increase by timesrEaample, in Beijing's Haiging Niaoluo Village,ropared
with the former compensation for land acquisitithe income of the collective land-use has incredsed
73.6 times, and the per capita annual income tlaeadsed by 22,000 yuan. b) Villagers can achiesgytial
of having jobs, establishing industries, and acdatmg capital by providing services such as proper
management, laundry, and catering to the communjtyillagers working outside the village can find
suitable local jobs now and return to their hometsor employment. These benefits, which are ie Vinth
the expectations of the villagers, will greatly mate the villagers' initiative to construct and mge public
rental housing.

4.3 Strategies for Developing Public Rental Housing il€ao'an Village

At present, there are two main approaches to devaliblic rental housing on collective constructiand:
a) The zone of public rental houses can be desidreither specially or together with the constarctof
houses for the resettlement after the land acounsiand the villagers can either apply to managepublic
rental houses according to their family-conditiamsrent out their idle houses of resettlement agirth
initiative. b) Public rental houses can also bestmicted on the idle collective construction landhe site of
the vacated industrial land. Since the remaininguarhof collective construction land in the Caoillage
is still sufficient, it is more suitable to adopetsecond approach.
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Cao'an Village can learn from the experience ofgithgi Niaoluo Village, Changping District, Beijingor

one thing, the village collective can lease thesesufor the resettlement from the villagers inltmgy term

and integrate these properties in the official uk@ntal housing system, which could be used akably

for the provisional and transitional residence (malty 3-5 years) of employees of key enterprisediaaling
Industrial Zone. Besides, villagers can also bevwad to rent their idle resettlement houses foir then
accord. At the same time, the village collective sat up companies for the real estate developamht
property management to deliver daily services ia tommunities, and create different posts such as
security, cleaning, and housing agencies, meetiagieeds of the employment of the villagers ancease
their economic income.

In terms of spatial layout, the experience of thi®rimal rental housing in Dongguan villages shoket t
rental houses are usually attached to other fumakiblocks, including industrial areas, residentigdas in
the newly developed districts, markets, and comrakeaceas. Most of these rental houses are arrasiged
roads, thus attracting tenants with good accesgibils far as Cao'an Village is concerned, thetlsai the
village is connected to the Loutang old town by @jmey Road (6 meters)-Jiatang Road (12 meters)¢hwhi
is rather tortuous and distant; while the westhef\illage is directly adjacent to the northernuisigial area,
and the Loulu Highway (20 meters), which is patdltiethe village boundary, leads directly to theutang
old town and the deep part of the northern indaistniea. Therefore, more consideration should engio
strengthening the transportation links betweerptitdic rental housing communities and the Louluhwigy

in the west. In terms of specific measures, ilamped to extend the existing east-west Xinggingdiio the
northern industrial area and Zhao'an Road to canmige the village's core area of public servicesdly.
The planned rental housing blocks will be centenedhe core area of public services in Cao'an §éland
will be arranged along the Xingging Road and ZhapjRoad to obtain good traffic accessibility to the
northern industrial area. Besides, commerce ang gaivices will be established on the ground flobthe
buildings to form continuous commercial streetd #teetch from the Loutang old town. On the micwudl,
various apartment-types with different living stards can be provided based on the needs of differen
groups of people, such as single, double and tripéens for single tenants, and standard apartnfents
families.

Farmland
Public Infrastructures

Public

Farmland Existing Cottages

¥ A

Fig. 4: Spatial Layout of Public Rental Housing Bl®pment in Cao'an Village (Source: Author)

5 CONCLUSION

Since the 1990s, it is a feature of suburbs in §hanthat the urbanization lags behind the indalstation.

A large number of new domestic immigrants in thbusbs occupy only a few urban public resources, and
the shortage of housing for migrant workers is ipakarly prominent. If the housing demands in the
industrial district in suburbs are not met for adadime, the indigenous villagers would likely ctrost or
enlarge the owner-occupied houses illegally anbiyraand rent them to the immigrants, resultingtire
deterioration of the living environment and sodiahflicts in the village.

With the national policy support, villages in Donggn and Beijing adopted the strategy of developungl
rental housing, which combined the processes df ttop-down" and "bottom-up" and realized the mutua
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Industrial District

benefits and win-win result among the village odile, villagers and the industrial enterprisese Kay to

its success lies in the cooperation of the villagiective, villagers and local governments witk folicies'
support, which facilitated the normalization andrkegization of the informal rural rental housegnfied a
series of complete supplying mechanism, guaranteedustainable development and the enhancement of
the living environment of the rural community.

Preserved Residential Area

W Planed Public Retal Housing

- Agro-ecological Industrial Park
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Fig. 5: Proposal of Development Plan of Cao'an y#éléSource: Author)

Cao'an village in the Jiading Industrial Zone iraBfhai, by contrast, is facing the developing ditenof
the villagers' low income and low employment rdtes poor basic infrastructure, and the urgent néeds
optimize the industrial structure. However, thdagk also has the potential and opportunity tazetithe
collective construction land to develop public Hogs From the regional level, with the introductiof
technicians in the industrial district, the regibdamand of public rental houses will increase taiglly,
and it is, therefore, necessary for Cao'an villegdevelop it; From the village level, there idlstock of
collective construction land available in Cao'allage currently, and the villagers generally expegstheir
expectation for a long-term, stable employing ctiadi There is, therefore, endogenous dynamicsthad
feasibility for the village to develop public rehteuses.

Based on the references and analysis, this papeests strategies for the development of Cao'dageil
First, the government could rent the houses for¢settlement from the villagers collectively antegrate
them into the public housing system. Second, \étaghould also be allowed to rent their unusedé®itor
the resettlement independently, so that a resiiensing supplying system can be established. Bgsttie
village collective can set up property-managing pames to offer high-quality daily services to theants,
as well as to create stable, long-term jobs foniliegers, achieving, in the end, the win-win s@mong
the regional industries, the village collectiveddhe villagers.
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