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Abstract 
Many of the problems that arise in the urban renewal projects in old city are due to the 
neglect of the social cost of the urban planning and urbanization. Furthermore, the action 
planning of urban renewal is no longer able to be implemented smoothly with the will of the 
leadership or the authority. Under the background of the development of the new normal in 
China's economy, urban and rural planning not only faces a promising prospect, but also 
needs reform to meet the new requirements proposed in the new period of urban renewal 
projects. 

Beginning from the public participation in urban renewal projects, this research tries to 
improve the original planning process of the urban renewal projects in China through 
enhancing the public participation and public opinion survey process so as to form a 
framework of PIEA (Participation+ Investigation+ Evaluation+ Action) for urban renewal 
projects. This framework takes public opinion survey on a certain scale as the core method, 
which is divided into three stages: (1) the investigation stage; (2) the evaluation stage; (3) the 
action stage. The main idea is to maintain public participation through the whole process of 
urban renewal so as to improve the original urban planning process. 

The case study of the urban renewal projects (an area of 2.8 square kilometres) in 
Fanchang County located in Wuhu city, Anhui Province in China, has a certain value both in 
terms of the complexity of urban renewalas well as for future reference. This research 
attempts to find revelations through practice and feedback analysis of the first phase of the 
framework in the hope that they would offer reference values for urban renewal in the future. 

 
1. Introduction 
1.1  Perplexity about Traditional Urban Renewal Context: Neglect of Social Cost 
Social Cost means the total cost of various social production departments or the average 
social cost of a product. This concept is first proposed by Swiss-French economist Sismondi 
(Jean Charles Leonard Simonde) in his book New Principles of Political Economy, and then 
developed by scholars and 9 gradually applied in political economics, management, welfare 
economics, institutional economics and other fields. The most representative among the 
many opinions on “social cost” in China are the following two concepts, i.e. the “Average 
Social Cost Theory” and the “Social Cost Theory” (Lai’er LI, Xuan ZHAO, 2005) . From the 
viewpoint of the “External Diseconomy” caused by enterprises’ production and operation, 
scholars (Yi CUI, Wenli SHI, Qiuchan LIU, 2007) from South China University of Technology 
came to the conclusion that social cost is a negative external effect brought by business 
activities. They pointed out further that correct understanding of social cost is the basis of 
sustainable development. 

During the development of urban renewal projects in the old city, developers carry out 
demolition, land development, planning and construction on the premise that economic 
efficiency of the projects can be ensured. Furthermore, social friction cost, social 
management cost, ecological environment cost 23 and cultural value, etc. should also be 
included. (Yu ZHANG, 2015) Analysing from the external viewpoint of urban renewal projects, 
we find that the social cost of an urban renewal project is usually much higher its own 
economic cost, due partly to rash reconstruction and renewal carried out without having 
being thought through, which in reality incurs a huge cost burden to the whole region and 
society. 
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1.2  New Challenges to Urban Development and Urban Renewal in the Transformation 
Period 

1.2.1  Effect of the New Normal on Urban Development 
In 2014, the Central Committee and the State Council pointed out that the development of 
Chinese economy in the future would appear to be a new normal, under which the growth of 
Chinese economy will reach a plateau, driving forces would be more diversified, the 
characteristic of growth would change from speed and quantity to coordination and quality, 
and a new planning and innovation thinking would be developing gradually (Sen FAN, 2015). 

Urban development will go with general trend of the development of the productive force, 
i.e. transforming from extensive growth to intensive growth. (Yijia YANG, 2015) Henceforth, 
urban development would pay more attention to internal growth momentum and progressive 
development models, and the original urban renewal activities would decelerate. With the 
slowing down of the addition of construction land, urban renewal and urban renewal will 
gradually become a common urban planning project. 
1.2.2  Diversified Demands are a New Challenge to Urban Renewal 
The stronger emphasis of the society today on citizen’s awareness of property rights as well 
as the diversification of citizen’s own demands are a new challenge to urban renewal 
projects. Generally, with the progression of such awareness and demands, urban planning 
can no longer be as rigid and monotonous as before, for each person is an independent 
individual whose demands of daily living would be involved in urban renewal projects of the 
specific region. Therefore, compared with planning projects of other types, urban renewal 
planning has a greater requirement for urban planners to use advanced methods and 
exercise patience and effort to plan and improve living environment of the public in the region 
where urban renewal is taking place. 
1.3  Public Participation in Urban Renewal Returns to the Attention of Academic World 
According to Yun HU (Yun HU, 2005) from Peking University, public participation is a 
coordinative measure taken under the circumstance of social stratification and that requires 
the diversification of public and interest groups. Since the late 1940s, the theory and practice 
of public participation has gradually been developed in United Kingdom, Germany, United 
States and Canada (Zhicheng CHEN, Ronglin CAO, Xingping ZHU, 2003). After nearly 70 
years of development, public participation has been practiced repeatedly as a methodology 
of urban planning and organizational basis of community planning and has a set of its own 
work models in foreign countries.  

However, in China, according to the three types and eight levels of public participation 
divided categorized by American planner Sherry Amstein, we are now in the primary stage, 
i.e. symbolic participation (Yun HU, 2005). The reasons behind this phenomenon include not 
only a consideration of economic efficiency of urban development, but also the impact of the 
sophistication of the public as the subject of public participation on the effect of urban 
planning of public participation (Wenjing MO and others, 2012), which cause the mismatch 
between the theory of public participation in aspect of urban planning and the development 
speed of practice in our country, i.e. the theory goes ahead of the practice. The originally 
planned public participation and announced participation procedures centering on planning 
rather neglect public opinion survey in the whole planning process (a consideration based on 
the original planning and decision-making mode), and results of such planning are often 
difficult to reflect public opinion or even win support of the public when solving problems in 
urban renewal projects. In this background, as the basis of urban planning, public 
participation returns to the consideration about urban renewal projects. Through participation 
in public events, survey of public opinion and feedback of public feedback, the government 
plays a role closer to the public in urban renewal projects and also directly or indirectly 
improves the participation and satisfaction of the public, thus successfully implementing 
urban renewal plans. 
1.4  The Function of Public Participation to Reduce Cost of Urban renewal Projects 
When reconsidering urban renewal planning in the viewpoint of public resource allocation 
policy, we could well ascribe the increasing difficulty of urban renewal to its increasing cost, 
which is actually caused by the fact that the growth of policy-implementing cost (original cost 
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of project) is much faster than that of policy-making cost (original cost of plan), and these two 
costs are becoming increasingly inseparable. Although fast and hasty formulation reduces 
the planning cost of policies, it increases the uncertainty in the implementation of future 
policies, and policy-implementing cost (original cost of project) is often increased greatly due 
to resistance from the public and various circles of the society. 
See the diagram below for details: 

 
Figure 1-1: Comparison of Urban renewal Costs Before and After (Source: the author) 

2. Framework of Concept: Structural Analysis of “Fanchang Mode” 
2.1  Outline of Framework 
This study tries to form a framework of PIEA (Participation + Investigation + Evaluation + 
Action) for urban renewal projects and analyse the function and mechanism of public 
participation in urban renewal. This is an attempt to improve the original planning procedures 
of urban renewal projects. This framework takes public opinion survey on a certain scale as 
the core method, which is divided into three stages: (1) the investigation stage; (2) the 
evaluation stage; (3) the action stage. The main idea is to maintain public participation 
through the whole process of urban renewal so as to improve the original urban planning 
process. In these three stages, the “investigation stage” is to collect basic attitude and actual 
requirements of each person in the region so as to conduct a special survey of key districts 
and surrounding people; the “evaluation stage” is about announcement, feedback and 
evaluation of planning programs so as to provide support of public opinion for policy 
decisions of the government; the “action stage” is a trial application according to the 
investigation and evaluation results, of which measures to prevent risks will be proposed. 
See the figure below for detailed improvements: 
 

Study of urban renewal planning method from the perspective of public participation 
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New Mode of Urban renewal Based on Public Participation (PIEA Mode) 

 
Figure 2-1: Comparison of Urban renewal Costs Before and After (Source: the author) 

2.2  Key Issues to be Solved 
2.2.1 Adjustment and Improvement of the Relationship between the Government and 

the People 
The first stage of PIEA framework is the Investigation Stage where, in essence, a general 
pre-reconstruction survey of public opinion will be conducted on the region to be 
reconstructed, i.e. the first general survey, which is also a propaganda and promotion activity. 
In practice, many issues reflected by the public in urban renewal are often resulted by an 
insufficient communication between the government and the masses, such as the 
insufficiency of propaganda by the government causes the masses to face demolition 
unknowingly, or the government fails to give a feedback to the problems that have long been 
reflected by the masses, or a misunderstanding arises from the gap between works done by 
the government and expectations of the masses, all of which indirectly show that 
improvement of the relationship between the government and the people in urban renewal 
projects is in urgent need. In practical cases, this study tries to communicate joint 
participation with the government in urban renewal to the public from a multi-dimensional 
angle by adopting a combination of propaganda, study and seminar. 
2.2.2 Innovation of Public Opinion Collecting Technology: Fragmented Collection 
One of the supporting technologies of this study is an innovative technology for collecting 
public opinion, i.e. our independently developed online planning and investigation platform 
(“Planbook Platform” ii ), by which the three public opinion surveys as the core of IPA 
framework can be conducted on a large scale. As an online questionnaire survey platform 
based on the PHP technology, Planbook Platform may be logged in by mobile client software 
(Tencent, Wechat, etc.), webpage, pad and other means for completion, submission, 
collection and analysis of questionnaires for the masses. 

 
Figure 2-2: Comparison of Urban renewal Costs Before and After (Source: the author) 
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In line with technical thought of other online investigation websites (such as wenjuan.com 
and SO JUMP, etc.) existing in the market, this platform tries to serve as an effective 
supplement to the original questionnaire method and makes it convenient for people to 
complete questionnaires in time fragments. What is more pertinent to urban planning 
includes the following two points: (1) the development of this DIY platform ensures the safety 
and full-range controllability of all the data required for urban planning and investigation 
works; (2) fragmented information provided by the public in their daily lives, after being 
professionally integrated by the systemic platform, that tries to provide a reference and basis 
for professional evaluation of urban planning and design through the transformation between 
the break-down and integration of questionnaires. 

 
Figure 2-3: Schematic Diagram for Background Operation Interface of Planbook Platform 

(Source: software screenshot) 

 
2.2.3 Design Principle of Questionnaire: Break-down and Integration 
One of the objectives for the development of Planbook Platform is to communicate public 
opinions and governmental decisions. One question that needs to be solved is how possible 
it is for the public to participate in questionnaire investigation as conveniently as possible to 
reflect their intentions, and for planning practitioners to sort out fragmented information 
provided by the public and find out the trends of public opinion behind their choices. 
Therefore, by learning from the Analytic Hierarchy Process of the System Theoryiii and the 
Break-down of Graph Theory, this study tries to introduce the break-down and integration 
theory of questionnaire investigation to break down the questionnaire into several parts that 
will be completed by different interviewees and use the logical consistency of the systemic 
platform to examine and integrate entire concept of the original questionnaire and make a 
judgment of trend. For example, break down a questionnaire comprising 50 questions into 5 
to 10 simple questionnaires comprising 10 questions and integrate the all the results into 
effective answers to the original questionnaire through the background program. Not only 
does the results of doing so control the length and effectiveness of answering questions by 
the public, it also provide a theoretical basis for the exploration of parameterization design of 
the questionnaire investigation in intermediate and post periods. 
2.2.4 Participation and Satisfaction: Pay Attention to Neglected Corners 
The main idea of the urban renewal planning based on the PIEA framework is to enhance 
public participation in the whole process of urban renewal and improve the satisfaction of the 
public with urban renewal projects by increasing their participation. During the initial research 
period, we found that there is no statistical correlation between the participation of the public 
in urban renewal projects and their subsequent satisfaction. However, we also found that 
their participation in urban renewal projects may firm up and strengthen their attitudes toward 
such projectsiv.(See the figure below for details) 
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Figure 2-4: Schematic Diagram of the Correlation between Public Participation and Public 

Satisfaction(Source: the author) 

 
We may explain this phenomenon in such a way: The public tends to express more clearly 

their satisfaction and disdain for the projects they are familiar with. To those they are 
unfamiliar with, some people will show an equivocal attitude, and involving the public in the 
projects is an effective way to increase their familiarity. Based on this assumption, the 
government may increase satisfaction of the public and communicate their expectations by 
enlarging the breadth and depth of their participation in urban renewal projects and pre-
controlling and reacting to the conditions that may be reflected by the public. 
2.3  Exploration on Minimally Invasive Planning Principle in the Field of Urban 

Renewal 
The innovation of questionnaire investigation technology resolves the part regarding public 
participation in early stage of the PIEA action framework. After the relevant public opinions 
involving urban renewal projects have been known and collected, conventional urban 
renewal planning will be conducted. However, one difference from the past is that one of 
important methodologies of such urban renewal planning is the Minimally Invasive Planning 
Principle, which is about conducting full investigations and evaluating planned districts with 
advanced planning technology as well as implementing reconstruction plans with a small 
degree of intervention without affecting the original main functions of the city where urban 
renewal is going to take place. Compared with the “push-away style” construction mode in 
the original urban renewal, the practice of minimally invasive planning is an innovative mode 
in the background of new normal and transformation period of urban planning. The PIEA 
action framework with public participation involved may help the urban renewal region 
conducting minimally invasive planning with comprehensive evaluation of objective 
information of the region and subjective information of the public so as to guide planners to 
formulate local plans suited to local conditions. 
3. Practical Study: Practice of Urban Renewal Projects in Fanchang County, Anhui 

Province 
3.1  Project Profile 
A city of the county level is selected in this study based on the following two considerations: 
1. After more than thirty years of economic development since reform and opening up, the 
development of the material spaces of counties is often behind their economic development, 
thus showing the urgency of urban renewal; 2. nearly 2,000 administrative subjects of the 
county level of our country are the main force for the development of urbanization and the 
reform and opening up, which involve people’s problems in every aspect and have a general 
representativeness. Therefore, the case study will depart from some basic problems and 
study the practice of and public opinions about urban renewal in cities of the county level. 
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Figure 3-1 Location of Fanchang County in Anhui Province (source: the author) 

Known as “Chungu” in ancient times and established as a county in the Xihan Dynasty, 
Fanchang is a county in southwest Wuhu City, Anhui Province. It is situated on the south 
bank of the Yangtze River and in foothills of southern Anhui (also the opening door to 
southern Anhui), where Shanghai-Tongling Railway, G50 Shanghai-Chongqing Expressway 
and Nanjing-Anqing Intercity Railway meet. The scope of this study includes the old city of 
Fanchang County to the south of Shanghai-Tongling Rail-way and to the north of Marenshan 
Road, covering a total area of 2.8 square kilometres. A public opinion survey will be 
conducted over the whole area of this region. 
3.2  Action Planning Practice (Part I Investigation Stage) 
The action planning of the project is divided into three stages, which are, respectively the 
stage of preliminary survey, that of intermediate participation and that of post-evaluation. So 
far, the primary stage of the project has been completed, and the following study will be 
conducted continuously under the former theory framework. 
3.2.1 Preliminary Survey 
The project began in earlier March 2015, and the preliminary tasks focused mainly on: 
 (1) Communicating with the local government to determine the working framework and 

confirming the purpose of the first poll, which was for the propaganda and promotion of 
the urban renewal, as well as carrying out a general survey of the basic opinions and 
attitudes of the public towards urban renewal. 

 (2) Onsite survey and the collection of objective materials; 
 (3) Negotiating key working timetableand time nodes; 
 (4) The Planning Bureau of Fanchang County, which assisted and cooperated with a 

symposium that is related to recent situations of the county construction and 
transformation projects and suggestions of the department for its future development in 
later March. The symposium was attended by the official authorities. 

 (5) According to the information above, the project research group designed the 
questionnaire for three types of targets (local residents and personnel of party and 
government institutions, foreign tourists, persons visiting their friends and family). More 
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than90 questions were designed, with each respondent answering approximately 10-
20of them based on the automatic distribution of the system platform .The expected 
sampling rate of this survey was 1.0%-2.0% (of the permanent residents of the county). 
For detailed information of the questionnaire design, please refer to the diagram below: 

 
Diagram 3-2 Questionnaire Design Structure of the First Poll (Source: The author) 

 

3.2.2 Preparation for the First Poll 
Preparation for the first poll began in earlier April, 2015 lasting for 1 month, which mainly 
achieved the following goals: 
(1) Submitting questionnaires to the government for discussing the related adjustment and 

modification; 
(2) Testing the operating conditions of the service on the Planbook platform; 
(3) Setting up an official We Chat account of Planning Bureau of Fanchang County and 

publishing related information through the local media and Wuhu municipal newspapers 
and periodicals to propagate the poll and the related promotion activities. (For details, 
see picture 3-3 as follows.) 

(4) Performing a small-scale test survey within the scope of the Planning Bureau. 

 
Figure 3-3 Fanchang News and Wuhu Daily Published Relevant Information of the Poll 

 

3.2.3 Preparation for the First Poll 
The whole process of the first poll began in May and was conducted during the month, 
lastinga month), which mainly achieved the following: 
(1) The Planbook platform was officially initialed at the beginning of May, and the online 

questionnaire completed by the locals were received on the online platform with the 
broadcast of relevant information through newspapers and periodicals and WeChat. 

(2) Holding symposiums participated by the members of political parties and government 
agencies and institutions as well as representatives of community residents respectively, 



Yan, Cunai  Public Participation in Urban Renewal 54th ISOCARP Congress 2018  

9 
 

completing online survey onsite as well as exchanging opinions and communicating 
adequately. (For details, please refer to picture 3-4 as follows.) 

 
Picture 3-4 Scene of the Public Symposium for the First Poll 

 
(3) Conducting thorough onsite research for all the seven communities in the old urban areas 

of Fanchang county, and holding symposiums in the communities and carrying out in-
depth onsite researches and studies on the practical issues and demands reflected by 
the public in the process of urban renewal, which was combined with the contents of the 
former symposiums. (For details, see picture 3-5 as follows.) 

 
Picture 3-5 Scenes of the In-depth Surveys in the Communities 

 
(4) Choosing the places where the residents of Fanchang County usually gather to 

propagate and promote the poll of urban renewal by means of offering phone charges, 
little gifts and red envelopes of Zhifubao on Friday, weekends and public holidays. As 
the project research group from the third party institute, the relevant personnel offering 
gifts onsite and making inquiries about living conditions of the county is an efficient way 
for the government to communicate up close with the public. For details, please refer to 
picture 3-6 as follows. 

 
Picture 3-6 Scenes of the Promotional Activities 

 
3.3 Partial Conclusion of the Pollv 
3.3.1 Public Awareness of the Recent Urban Renewal, including: 
(1) Knowing what government has done; 
(2) Knowing the channels of urban renewal; 
(3) Level of familiarity with the specific urban renewal projects. 

As far as the awareness of the public of the recent urban renewal is concerned, the 
public have broadened their understanding on the general situations of the recent “urban 
renewal and construction condition”of Fanchang County. Among the respondents, only 
15.2% chose totally don`t know(9.0%)and don’t know or care(6.2%). It can therefore be 
concluded that 84.8% chose quite familiar(23.8%)and know certain situations(61.0%). 

As far as knowing about the approach of the urban renewal project is concerned, quite a 
large group of the respondents(41.7%)chose to make their own observations on the road, the 
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remaining three most selected are, in order, see on the outdoor government advertisements 
with the aim of propagation(22.6%), see or hear in the TV broadcasting news(17.9%)and 
hear from the chats among friends or colleagues(10.3%).Unexpectedly, the least number of 
people chose (7.5%) the newest and most convenient option for broadcasting see on the 
website or forum.  

As far as awareness of the specific urban renewal is concerned, the top three options of 
the respondents are, in order: No.1 Environmental remediation along Exi River, construction 
of Exi Park and Zhongtan Park(86 times);No.2 Renewal project of old communities(71 
times);No.3 Construction of Chengguan Kindergarten and Library of the county, whereas top 
three of the least informed are Landscape regulating along the railway (28 times), 
Construction of the urban sewage interception project and drainage station(30times)and 
Renewal of shanty town(40 times)respectively. The main issue seen here is that public 
attention and awareness is closely related to the status of the project itself. 
It is mainly concluded that: 
①The survey shows that the publicist willing to know about the government’s action in the 
urban renewal, and it is necessary to strengthen the propaganda and promotion of the urban 
renewal work among the county people which has both a public foundation and future 
expectations; 
②The survey shows that the approach for the public to know about the urban renewal work 
is singular and the public is very passive. 
③The survey shows that the public awareness of the image projects, nearby projects and 
frequently-used projects is higher and vice versa. Conversely, their awareness of the projects 
that are out-of-sight, more distant and in less-frequently-visited places and minor districts is 
lower. 
Key suggested solutions including: 
①The means of propagating and promoting urban planning and construction work should be 
expanded and new media and self-media (e.g. We Chat public numbers, forums, Web and 
government website,etc.) should be used to publicize the work of planning and construction. 
②More in-depth surveys on satisfaction levels can be carried out for the urban renewal 
projects with higher public awareness. 
3.3.2 Basic Attitudes of the Public towards Urban Renewal and Public Participation, 
including: 
(1) Whether urban renewal is necessary; 
(2) Whether they are willing to participate in urban renewal; 
(3) Depth of public participation; 
(4) Channels for the public to participate in the expression of opinions. 

As far as the public basic attitudes towards the urban renewal and public participation 
are concerned, the majority expressed that they would like to play an active role in the 
process of urban renewal. As far as whether urban renewal is necessary is concerned, 
66.3% of the respondents chose Urban renewal is quite necessary; and 23.5% chose Urban 
renewal is necessary to some extent, but not urgent. The combination of the two groups that 
thought that urban renewal is necessary made up approximately90%(89.8%)of the total 
sample size. If those who chose Uncertain and adopt the wait-and-see attitude towards the 
renewal plan to decide(9.2%)were added, up to 99.0% of the public in the county then 
agreed upon the good urban renewal projects. In fact, only 1.0% of the public chose the 
urban renewal is completely unnecessary and the present situation is good. It is necessary to 
do an in-depth analysis of those options. As far as the respondents who thought the urban 
renewal is not urgent(23.5%)and those who chose Uncertain and adopt the wait- and-see 
attitude towards the renewal plan to decide(9.2%)are concerned, it can be predicted that the 
two groups of the public are not the immediate stakeholders of the urban renewal, and they 
therefore appeared not to be very concerned. However, if conditions permit, they would join 
the first group of people. 

As far as whether they are willing to participate in the urban renew is concerned, 29.8% 
of the respondents chose They are quite willing in any case; and 55.9% chose They are 
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willing in the case of convenience and free. Therefore, it can be predicted that if in proper 
way and form, at least 85.7% of the public is willing to participate in the urban renewal in any 
and all respects. If the respondents(13.0%)who are willing to participate in such case as 
relating to their own interests are added, the willingness rate would-be increase to 98.7%.In 
other words, the public is very willing to participate in the urban renewal process with respect 
to issues that relate to themselves in most cases. 

As far as the depth of public participation is concerned, the opinions of the respondents 
are scattered with different attitudes towards the means of public participation in the urban 
renewal, among which the options from the shallow to the deep were all chosen by the 
respondents. The options from the top to bottom are: To be willing to have a glance at the 
renewal information by periodically receiving the push messages of WeChat and free text 
messages(27.8%); Only willing(24.1%)to have a look at the propagate posters put up on the 
wall by the government; Willing to call a hotline to offer anonymous opinions(17.4%); Willing 
to attend the public opinion solicitation symposium held by the government and 
exploiter(16.5%). In fact, fewer chose to Be willing to participate into the whole process of the 
urban renewal symposium and open seminar of the project(6.6%)and to call a hotline to offer 
anonymous opinions(7.6%). It is predicted that these may have a greater attributive 
relationship with the respondents themselves. 

As far as the channels of the public participation into opinion expressing are concerned, 
the channels for opinion feedback reflected by the respondents are not good.30.9% of the 
respondents chose only express opinions by chatting with friends and 20.8% chose do not 
normally express opinions owing to the lack of channels. When the above two groups were 
added together, a total of 51.7% (more than half) of the respondents indicated that it is the 
expression of opinions is not smooth and unhindered and they have been unable to do that. 
Among the rest of the respondents, 30.9% chose to reflect situations to the relevant 
authorities via hotline, mail and online forum, etc.; and 15.8% chose to direct reflect 
situations to the relevant departments of the county government. That is to say, approximate 
85% of the respondents cannot express their own opinions directly to county government 
and management department. 
It is mainly concluded that: 
①The survey shows that the demands of the public towards urban renewal is very high, with 
60% of the public supporting it directly and 30% adopting the wait-and-see attitude to see 
who would support the renewal work in case of good projects. 
②The survey shows that the public is quite willing to participate in public participation work of 
urban renewal, however, two realistic problems, namely the lack of depth in the participation 
of the renewal and the lack of channels to express opinions, need to be solved urgently. 
③The survey shows that approximately 80% of the public are not able to express directly 
their opinions in relation to their own interests to the county government and the 
management department in the urban renewal. 
Key suggested solutions including: 
①Persisting in offering multiple channels for participation by the public at the same time and 
taking in the opinions of the public that participate through the various channels. 
②Whatever the circumstances, the enhancement of delivering the information to publicize 
the renewal through such means as propaganda posters put up on the outside wall by the 
government as well as sending WeChat messages and SMSes regularly are methods of 
public participation acceptable to the public and that are of higher efficiency. 
③The broadening of means and channels for the public to express their opinions is the first 
step in resolving the people’s problems. This point alone can improve the issues of more 
than half of the respondents not being able to express their opinions unhindered and not 
being able to express their opinions at all. 
4. Enlightenment, Conclusion and  Prospect  
4.1  Revelation of the Case 
(1)Issues that need to be taken note of for the work in the primary stage include: Sufficient 
consideration of the opinions reflected by the representatives from each class and 
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community (whether in large or small scale) within the old county should be taken, and the 
questionnaire should also be distributed in proportion based on the various classes. In 
addition, the form and agenda of the public participation in the democratic symposium 
deserve to be optimized when collecting public opinions on the urban renewal project with 
reference to Robert's Rules of Order(written by Henry·M·Robert, translated by Hangchang 
Wang, 1995);(2)As public opinions on the urban renewal project tend to focus on issues that 
were reflected collectively but had not received replies and those without channels for 
reflection, it is therefore much more vital to propagate and promote the means of public 
participation and communicate public opinions than survey questions themselves in the 
process of the first poll. This is because it is only on the basis of building good faith and 
mutual trust with the public can it the action planning of the follow-up framework be carried 
out more smoothly.(3)The planners should assume more transference and communication 
work in the study of this project so that they could present the professional planning 
information in formats that are understandable to and attract the interest of the public and 
collect and integrate public opinions on the one hand, and on the other hand, they could 
organize the fragmented public information and opinions professionally and analyse the 
motivation and trend of public opinions reflected by the data so as to offer more professional 
planning suggestions to the decision-makers of the urban renewal work. 

It can basically be concluded that the public opinions and attitudes towards the urban 
renewal project through the study and practice in the primary stage are mainly determined by 
the three following aspects: 

Firstly, whether and when the practical issues in daily life can be resolved. He 
issues that the public living and working at the urban renewal district are most concerned 
about are those related to their own living environment, such as housing maintenance, 
commercial disturbance and shortage of parking spaces, etc. which are more practical and 
specific than whether it would become an urban centre. Therefore, to the public, the urban 
renewal project can be basically classified into three categories: that which improves their 
own living environment, the urban renewal that has nothing to do with them and the renewal 
project which improves both their own living environment and the urban functions. They tend 
to participate more enthusiastically in the first and third projects. As for issues related to their 
own living environment, the public is more likely to wish to know the governmental timetable 
for the urban renewal. 

Secondly, how the urban renewal project affects them and whether it would bring 
those benefits or trouble? The second category of the urban renew project mentioned 
above makes significant adjustment to the urban functions and spaces in the district for 
renewal. At this time, the public in the renewal district and its periphery tend to present 
certain worries and express objective opinions toward those changes. In such a case, the 
government needs to evaluate the driving force and the hindering force adequately, and pre-
warn of the risk of public boycott risks so that such a project can be carried out smoothly. 

Thirdly, whether participation in the urban renewal project is determined by 
whether the effect of the participation would affect its outcome. In the current public 
participation environment, whether providing conditions that make it convenient for the public 
to participate in the planning and to what extent public participation affects the planning 
outcomes would determine the means and depth of public participation in the urban renewal 
project. The general development trend of the planning transformation is to gradually 
transform public participation from negative emotions and boycott by the public participation 
to that of the district planning developing towards a more optimized and positive direction 
through public participation 
4.2  Conclusions 
More than a decade ago, when the Japanese and the Western community planning patterns 
were popularized in the Chinese planning college classes, the students did not seem to 
understand such a panning model that is very low inefficiency at that time when China’s high-
speed planning and construction pattern emphasized more on the scientificity and 
reasonability of the planning result. As time went by, with the slowing down of the pace of 
construction, the academic world started to realize that the scientificity and reasonability of 
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the planning process also guarantees the achievement of the planning outcomes. Therefore, 
the way of thinking of public participation is being recognized. 

Allowing the objects of the planning participate in the process of the decision-making for 
planning has always been the planning principle upheld in the theoretical field. This thesis 
explores the operation model of this principle from the perspective of practice and 
methodology. The predecessors once proposed that urban planning was a kind of work that 
specifically served the people, the weight of which is gradually felt in the practice of the 
current urban renewal project. Compared to the other types of planning, urban renewal can 
engage and communicate with the people more directly and realistically as well as feel the 
public expectations carried by the phrase ‘urban planning ‘in each piece of drawing. 

 
Funding:  
This project is supported by the scientific research fund of Shanghai Tongji Urban Planning & 
Design Institute. 
 
References:  
[1] Li, Laier, Zhao,Xuan(2005)” Comparative Analysis of Chinese and Western ‘Social 
Cost’Theory”, Economic Issues, No.(7) 
[2] Cui, Yi, Shi, Wenli(2007)” Social Costs Research Based on Sustainable Development”, 
Jiangsu Commercial Forum, No.(4) 
[3] Zhang, Yu (2015)” Social Costs of Urbanization and its Generation Logic”, Inquiry Into 
Economic Issues, No.(4) 
[4] Fan, Sen (2015)” New Thinking of ‘Thirteen-Five’ Planning Under New Normal”, Western 
Development, No.(3) 
[5] Yang, Yijia (2015)” Go forward New Normal of Chinese Economic and Social 
Development”, Social Sciences in Chinese Higher Education Institution, No.(1) 
[6] Hu, Yun (2015)” Public Participation into the National Urban Renewal”, Urban 
Issues,No.(4) 
[7] Chen, Zhicheng, Cao, Ronglin, Zhu Xingping (2003)” Public Participation in Foreign 
Urban Planning and its Enlightenment”, Urban Issues, No.(5) 
[8] Mo, Wenjing, Xia, Nankai(2012)” Means Selection of Public Participation in Urban 
Renewal Based on Maturity of Subjects”, Urban Planning Forum, No.(4) 
[9] Henry•M•Robert, Translated by Hongchang Wang (1995) Rules of Order, Beijing: 
Commercial Press. 
[10] Laisen (2015) Sustainability of Urban Regeneration Projects in Tanzania: Community 
participation ,Satisfaction and Partnership. Doctoral thesis of Tongji University. 

i Corresponding author: 
Cunai YAN, Shanghai Tongji Urban Planning & Design Institute, China. 
Email: 625418432@qq.com 
ii Planbook Platform is an online investigation platform for urban planning & design, which is 
independently developed by “City Lends” Topic Group, Urban Development and Evaluation 
Centre, Shanghai Tongji Urban Planning & Design Institute. It is now in the experimental 
stage, website: www.planinbook.com:8021. 
iii Break-down of Graph Theory is to break down each graph according to its features and 
finally realize parameterized break-down design. 
iv Relevant research results are quoted from doctorate dissertations of group member Laisen 
(Laisen, 2015) 
v Subject to the page space, only the public awareness and basic attitudes towards the urban 
renewal part in the analytical conclusion of the poll regarding the urban planning and 
constructing of Fanchang County is abstracted. For the rest, please refer to the related public 
information in the Fanchang County Planning Department website. 

                                                


	1. Introduction
	1.1  Perplexity about Traditional Urban Renewal Context: Neglect of Social Cost
	1.2  New Challenges to Urban Development and Urban Renewal in the Transformation Period
	1.3  Public Participation in Urban Renewal Returns to the Attention of Academic World
	1.4  The Function of Public Participation to Reduce Cost of Urban renewal Projects

	2. Framework of Concept: Structural Analysis of “Fanchang Mode”
	2.1  Outline of Framework
	Figure 2-1: Comparison of Urban renewal Costs Before and After (Source: the author)
	2.2  Key Issues to be Solved
	2.2.1 Adjustment and Improvement of the Relationship between the Government and the People
	2.2.2 Innovation of Public Opinion Collecting Technology: Fragmented Collection
	Figure 2-3: Schematic Diagram for Background Operation Interface of Planbook Platform
	(Source: software screenshot)
	2.2.3 Design Principle of Questionnaire: Break-down and Integration
	2.2.4 Participation and Satisfaction: Pay Attention to Neglected Corners
	2.3  Exploration on Minimally Invasive Planning Principle in the Field of Urban Renewal

	3. Practical Study: Practice of Urban Renewal Projects in Fanchang County, Anhui Province
	3.1  Project Profile
	A city of the county level is selected in this study based on the following two considerations: 1. After more than thirty years of economic development since reform and opening up, the development of the material spaces of counties is often behind the...
	Known as “Chungu” in ancient times and established as a county in the Xihan Dynasty, Fanchang is a county in southwest Wuhu City, Anhui Province. It is situated on the south bank of the Yangtze River and in foothills of southern Anhui (also the openin...
	3.2  Action Planning Practice (Part I Investigation Stage)
	Figure 3-3 Fanchang News and Wuhu Daily Published Relevant Information of the Poll
	Picture 3-4 Scene of the Public Symposium for the First Poll
	Picture 3-5 Scenes of the In-depth Surveys in the Communities
	Picture 3-6 Scenes of the Promotional Activities
	3.3 Partial Conclusion of the Poll4F

	4. Enlightenment, Conclusion and  Prospect
	4.1  Revelation of the Case
	4.2  Conclusions

	Funding:
	References:

