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ABSTRACT: Beijing Urban Planning and Design Institute crealinput forward a new concept “Mixed-use
Land” (in 2004), in order to meet the need to iasirgly development of Beijing old city. This istfirst time
that the concept of mixed use is used in the managelevel of the land-use planning of the Histalriand
Cultural Protected Area in China. This paper ingetwdshow the advantages and disadvantages ofixeel m
use from a perspective of the Hutong protectiorickvis mixed with the author’s research experierigdke
project of Measures for the Administration of the Protection of Beijing Hutong. First, this paper gives a
thorough introduction of the concept of mixed uBeen the second part analyzes the contradictioiglea
the mixed use and the Hutong protection, and dhveshinking of a feasible solution. The third pamposes
a Hutong classification based on the materialhiefHutong commercial land survey. In the end, plaiger
brings forward some feasible suggestions on thegmtdand-use planning and administration.

KEYWORDS: mixed use, Hutong protection, Hutong classificatioew managerial strategies

PREFACE

Nowadays, with the development of market econonspeeially considering the current booming
cultural and creative industry, such as the reatasr bars and characteristic shopping zones witt@rold
area of Beijing, it's more and more becoming a @dittory between the protection of Historical &hdtural
Area of Beijing and the further development. In 20Beijing Urban Planning and Design Institute waatlout
the latest land-use planning of Historical and @l Protected Area of Beijing and creatively putfard a
new concept, “Mixed-use Land”. It's defined thatddil-use Land consists of 80% Residential Land &84 2
Commercial-financial Land. This is the first tinteat the concept of mixed use is used in the managem
level of the land-use planning of the Historicadl @ultural Protected Area in China.

As the chief traffic road of Beijing old city, tHdutong protection always faces numerous challenges.
Both the renovation of historic buildings and thencentration of commercial facilities have causee t
contradictions between protection and developm@&his paper intends to show the advantages and
disadvantages of the mixed use from a perspectitteedHutong protection. And it's hoped that sorseful
suggestions would be found for the further develepihof the land-use planning of the Historical and
Cultural Protected Area.

1 THEINTERPRETATION ON MIXED USE
1.1 Research summary of mixed land use

So far, in China the research of the issue of miged use is always from the concept of compatible
urban land use (ZHENG Zheng, GU Yuan, 2001; SIMAod§iZOU Bing, 2003) and the urban land use
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classification (SUN Hui, LIANG Jiang, 2002; ZOU BinwWU Xiaoli, 2002).

Studies on compatible urban land use are focusedhenissue of rational land-use under the
market-oriented economic. Through the analysishef doncept compatible urban land use and its tklate
factors, ZHENG Zheng and GU Yuan (2001) bring fadvaeveral suggestions on improving the planning
and administratiorf Further, SIMA Xiao and ZOU Bing (2003) discuss tieeises and evaluation criteria
of land-use compatibility. Their research shows ardy a more comprehensive explanation of the qaince
but also the administrative principl&s.

Studies on the urban land use classification intendnswer the contradictions between the land use
planning and administration in China. By the anialys the development of the urban land use cliassgifn
standards in China, as well as comparison of thetige between China and the U.S., SUN Hui and LGAN
Jiang (2002) advocate that land use classificatimuld be according to the service scope and cantistn
scale of the public facilitie§” Different with SUN Hui and LIANG Jiang, ZOU Bingnd WU Xiaoli (2002)
suggest that the land use classification should p&y/ attention to the investors and users of thidip
facilities in order to avoid externalities of thearket economy. With Shenzhen as the case, they tlivide
the public facilities land use into two categoriesn-profit facilities and facilities with commeatipotential.
The former should be strictly regulated by urbaanping in terms its land uses while the later sthdad
navigated to maximize the land value to adapt ¢ontiarket economy/!

So in China, the present research of mixed landisifgcused on the theoretical study of compatible
urban land use and the classification of urban lase, while the mixed use in Historical and Cultura
Protected Area has not been involved. Based ore thgisting results, this paper intends to show some
suggestions on improving the present mixed usenpignin Historical and Cultural Protected Area tigh
the analysis of the causes and contradictions mhoercial and residential land use mix.

1.2 Causesof mixed use

As the land-use planning plays an important rolthenadministration of the urban land use, the thixe
use planning has a huge impact on the protectiaidoity. The commercial and residential land mse is
mainly promoted by the development of social-ecoicoand the implementation of new protected policy,
and some detailed analysis is as follows:

(1) The demand of the social-economic developmghihough almost all the land in Historical and
Cultural Protected Area was residential in thetotee, today some parts of it have changed to bewential

land use. There are two main reaso3The improvement of living standard of old city cbsts

encourages the growth of commercial faciliti€®The outstanding location advantages of the Beigilty

city, as well as the landscape, culture, historg atiher unique resources, make the rapid developofen
cultural & creative industry. Obviously, the incseaof the commercial land in Historical and Cultura
Protected Area is a product of the social-econataielopment.

(2) The demand of the implementation of new pretggiolicy. According to the master plan of Beijing
city (2004-2020), the protection work of Beijinglatity has went into a new stage, self-renovatidre new
plan says, “The renovation of old buildings shooéddecided and carried out by the property owrsewell
as comply with the standards made by the goverrimEnis new regulation is going to promote not otilg
growth of individual transformation events, butcatee commercial use of the old buildings. As allteshe
original administration of the residential land sé®uld be more flexible.

2 CONTRADICTIONSBETWEEN MIXED USE AND HUTONG PROTECTION
2.1 Content of the contradictions
Since the historical and other reasons, the phenomef mixed use between commercial and

residential land, as well as the contradictionsvbeh mixed use and Hutong protection, has exisieé f
long time. Usually, we could find the performanéehe contradictions in the following two aspects:

! To make description easier, without special irgtoms, the word “contradictions” is referred to
| “contradictions between mixed use and Hutong ptimetin this paper.
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(1) Commercial and residential environment conflitt means the pollutions of the commercial
activities make negative impact on the residemtialironment. The noise, light, fumes and otherytiahs
caused by the commercial activities do harm to ardy the surrounding residential areas, but als th
quality of the traditional buildings.

(2) Commercial and residential style conflict. leams the appearances of the commercial buildings
make negative impact on the traditional scene ofohiyt Compared with the other city areas, the
administration should pay attention to protecting tiving environment as well as the traditionatree in
Hutong area. When the traditional residential bodd are filled with commercial functions, their
appearances should be quite different. For exartipdeelevations of the restaurants, bars and desized
retails are always designed in a unique way taetttguests’ attention. Obviously, it's opposite the
protection of the traditional scene of Hutong area.

With the implementation of “Mixed-use Land”, nowetimix of commercial and residential land use is
legal. However, currently necessary attention hdseen paid to the contradictions between mixedansk
Hutong protection, as a result, with the incredsthe® mix between commercial and residential lagé, @s
well as the expansion of the contradictions, thditional Hutong environment faces irreparable dggsa

2.2 Analysisof impact factorsof the contradictions

Since the situation of the mix of commercial andidential land use is different from one place to
another, the effects of the contradictions ardret$ame, either. There are two kinds of factorclwhifect
the effects:

(1) The business content of a commercial facil#yedmines the effect of its environment pollutiBor
example, compared to the restaurants and barsptheunity retails make no noise and fume polluaod
have little harm to the surrounding residentialimmment.

(2) The original scene of Hutong determines theatfof the appearances of commercial buildings. For
instance, compared with the traditional residentatong, the one, concentrated with more commercial
facilities, more likes a commercial street. Obviguthe appearance of a commercial building has é&fect
on the original scene of “a commercial street” tharaditional residential Hutong.

2.3 Contradictionsand land-use planning in historical and cultural protected area

Based on the analysis of the content and impadbrfa®f contradictions between mixed use and
Hutong protection, we can get the following thresib conclusions:

@®The contradictions between mixed use and Hutontggtion comprise commercial and residential

environment conflict and style conflict.

®@Commercial and residential environment conflicimiainly determined by the business content. It
means the effect of the contradictions changesi®gommercial facilities.

®Commercial and residential style conflict is mainlgtermined by the original scene of Hutong. It
means the effect of the contradictions changes®yacation of commercial facilities.

Therefore, the basic principle of solution of tlearadictions is: considering the business cortéttie
commercial facilities and the original scene of &g, each Hutong should have its own administration
measure, which contains both environmental andappee standards.

However, the present statement of this mixed use¢chwwe could find in the land-use planning of
Historical and Cultural Protected Area, is onlyttfidixed-use Land consists of 80% Residential Laumdl
20% Commercial-financial Land”. Apparently, the temt of “Mixed-use Land” contain nothing with the
appearances of buildings, it causes the lack ofimdiration of commercial and residential style ftioch
And since the “Commercial-financial Land” consists kinds of land uses in existing urban land use
classification (see Table 1), it can't be useddleesthe commercial and residential conflict, eithe

So it's concluded that, the existing land use plagof Historical and Cultural Protected Area caould
solve the contradictions between mixed use and ndufyotection unless it has further regulationstom
business content and appearance of the commeacilitiés.
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Tablel land-useclassification for commercial-financial land

Code Uses Content
Cc2 Commercial-financial
land
C21| Commerce Department stores, shopping malls, professretail & wholesale

stores, and their supporting facilities, such aalksized workshops,
warehouses etc.

C22| Finance and insurancg  Banks and the branches, t caediperatives, trust investment
companies, stock exchanges, insurance companies etc

C23| Trade and consultation ~ Trading companies, firmd,thrir consulting organizations

C24| Service industry Restaurants, photo studios, badi@ps, bathhouses, household
repairs, traffic ticket offices

C25| Hotel industry Hotels, guest houses, holiday viésgnd their supporting facilities

C26 | Market Kinds of independent markets, such as famadyce markets,

commodity markets, industrial product markets etc.

Source: Adapted fromUrban Land Use Classification and Land Use Planning and Construction Sandards
(GBJ 137-90), 1991.

3 RESEARCH OF COMMERCIAL LAND USE OF HUTONG

After the analysis of the content and influenciagtérs of the contradictions between the mixed use
and the Hutong protection, the following part irdero discuss the distribution rules of the conttamwhs by
studying the survey materials on Historical andt@al Protected Area, and then put forward somsiliéa
solutions.

3.1 Survey on commercial land use of Hutong

The author and some colleagues who are workingarptoject oMeasures for the Administration of
the Protection of Beijing HuTong have taken a thorough survey of commercial laredafsHutong in May,
2008.

The survey includes all the 1115 Hutong within mel ring road of Beijing. We use photos to record
the commercial storefronts and classify them, aliogrto the Hutong which they are belong to. Thiotlge

classification, we can get three conclusiofisthe number of Hutong which have commercial faeifi@
the number of commercial storefronts in each Huta@ghe business content and size of each commercial
storefront through the analysis of the photos.

By the analysis of®, we can know the proportion and distribution chtgastics of the Hutong which

have commercial facilities. Based @@ and @, we can get the number of commercial facilitied éme

business content in each Hutong. Since the nunfbesromercial facilities can reflect the scene oftéhg
and the business content and size of those comahatorefronts can reflect the degree of envirortalen
pollution, we could know the degree and specifidggenance of contradictions in each Hutong, whilthe
key to the solution.

3.2 Classification of mixed use of Hutong

Based on the analysis of the survey materials ofraercial land use of Hutong, the author finds that
the number and business content of commercial itfasilin Hutong could reflect the commercial
concentration level and service scope. The furdhetysis is as follows:

®The number of commercial facilities reflects theancentration level. Since the better location a
Hutong is at, the more attraction it has for conuigrand use. Those Hutong which have good looatio
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advantages have a large number of commercialtfasitind a high level of concentration.
®@The business content of commercial activities otflehe service scope. Since commercial facilities

with large service scope need better location thase small ones, and the business content isellted to
the location condition of Hutong.

®Both the number and business content of commdemdities are sensitively affected by the location

condition of Hutong, so, to some degree, the coroiakefacilities number and business content shbalek

a inner relationship between each other. It metimmse commercial facilities with large service se@e
preferred to locate in the Hutong with a large nemif commercial facilities, as well as with a highel
concentration. While those ones with smaller sendcope usually locate in the Hutong with a smaller
number of commercial facilities, as well as witloaer level concentration.

Based on the information of number and businesseobrof commercial facilities in each Hutong
which we get from the Hutong survey, the authomppees to divide Hutong with commercial facilitiesa
three categories by the service scope and contienttavel of the commercial facilities: (see TaBleFig.
1.-3))

@City level commercial Hutong. Such Hutong are ie tid urban areas and have good reputation.

They own the highest level of concentration of caruial facilities in all three categories, as wasl the
largest service scope. The commercial facilitiegigdelong to tourism, leisure and entertainmeialuistry,
and their consumers come from the whole city, @neall over the world. Most of these Hutong haverbe
redeveloped by the government, and the appearahdies buildings look like the scene of Hutonglie bld
urban areas.

@Community level commercial Hutong. Based on theafion advantages, such Hutong have a

relatively high level of concentration. These comered facilities mainly offer life services for swunding
communities. Since these Hutong have not been etmjgad by the government, all the commercial
buildings are only transformed from those old resithl ones and their appearances have a negdfidat e
on the original residential scene of Hutong.

®Scattered-type commercial Hutong. In general, they in the old urban areas and have smaller
service scope. In addition, the commercial faeiitin this kind of Hutong are community retails. $t1of
them gather in the intersection of Hutong and mitglaily life needs of those residents there. Gamed to
the community level Hutong, the number of commér&ailities in such Hutong is very small. These

commercial buildings are also transformed from ¢hasginal residential ones, so most of them dbaite a
satisfactory appearance.

Table2 thedatistical number of Hutong in each mixed use category

Category name NumberPercentage Category hame NumberPercentage
City level commercial Hutong 14 1.3% Scatterecli_;g[gﬁgommermal 195 17.5%

3.2% Residential Hutong 870 78.0%

Community level commercia|
36
Hutong

Source: Provided by the project d¥leasures for the Administration of the Protection of Beijing HuTong,
2008.

Figure3 Scattered-type

Figurel City level Figure2 Community level
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commercial Hutong commercial Hutong commercial Hutong

3.3 Comparison analysis of three Hutong categories

After studying and analyzing the service scope @mtentration level of commercial facilities in bac
Hutong, all commercial Hutong have been divided ithiree categories. Now the paper is going to discu
the difference among them.

(1) Comparison analysis of commercial and residémnvironment conflict. Since commercial and
residential environment conflict is mainly determiinby the business content of the commercial fegsli
the paper proposes to discuss the environmentiaitipol degree in each category by comparing thénless
content.

Since the commercial facilities in city level andmamunity level commercial Hutong have a large
service scope and a huge number of consumers, ubeglly cause some negative impacts on the
surrounding residential environment. Especially tbése, light, fumes and other pollutions which arade
by restaurants and bars disturb residents’ daiby; Generally speaking, the commercial and resident
environment conflict is very evident in city levaaid community level commercial Hutong. It shouldplagd
enough attention to keep residential environmeamnfbeing polluted. However, the commercial fa@htin
scattered-type commercial Hutong are mainly smathmunity retails, as well as have little pollution,
therefore, such kind of Hutong doesn’t have thessrcommercial and residential environment cotflic

(2) Comparison analysis of commercial and residéstyle conflict. Since commercial and residential
style conflict is mainly determined by the origiretene of Hutong in which commercial facilitates ar
located, the paper proposes to discuss the diffeffect of appearances of commercial buildinggach
category through the comparison of the originalddgtscene.

With a large number and a high level concentratibtine commercial facilities, there is little residial
land use in city level and community level commair¢iutong. As a result, the commercial and residént
style conflict should reflect the whole commer@alironment and its traditional culture, but nat donflict
between commercial buildings and traditional resid style. So the commercial and residential estyl
conflict in city level and community level commekHutong is smaller. Such kinds of Hutong shoudgt p
their attention to create a business environmelhtofutraditional cultural instead. On the contramyith
fewer commercial facilities, almost all the scattbtype commercial Hutong have traditional residént
scene, so the commercial and residential stylelicoid still significant in these Hutong.

4 SUGGESTIONSON MIXED-USE LAND

Above, the paper has discussed the difference laadhcteristics of those contradictions in each Hgto
category. Now it's going to bring forward some sesfipns on the present land use planning and
administration for a more rational mixed use of cwencial and residential land:

(1) Now the classification of mixed use of commak@nd residential land is too general. We should
formulate different land compatibility table andveonmental pollution control standards for mixesklarea
which are based on the service scope of each cacrahklutong category. For example, restaurantstend
can be promoted in the city level commercial Hutdng retails such as metal goods and utensilsigHmzu
limited. While in a community level commercial Hagp the commercial facilities such as restaurants a
bars, which usually cause serious noise, light famdes pollutions, should be strictly administrafed
protecting surrounding residential environment. ldger, with the exception of the commercial faahti
which have little impact on the surrounding rest@drenvironment, the others should be prohibitedhi
scattered-type commercial Hutong.

Table3 diagrammatic sketch of aland compatibility tablefor mixed-usein Hutong

The classification of Hutong

Scattered-type commercial Community level City level commercial
Hutong commercial Hutong Hutong
Uses| Bars X P P
Restaurants P P P
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Repairs P P X
Retails P P )
Barber P P X
shops

Note: P = Permitted, X= Prohibited; B Permitted as a conditional use, and figuresllastrative only.

(2) Formulating different commercial building appezce standards for mixed use area based on the
concentration level of each commercial Hutong aatgdt can not only protect the original residehcene
of residential and scattered-type commercial Hutdmg also is good for developing new appearandeshw
are suitable for commercial Hutong. Apparently, s#tandards will be conducive to promoting a new
harmonious blend of commercial buildings in citydeand community level commercial Hutong.

(3) With the market-economic development, the cotre¢ion level and service scope of commercial
facilities in each Hutong will be changed. As auteshe business condition of commercial Hutongusti
be investigated regularly, as well as the mixed eategory of each Hutong should be revised, inrorae
keep the administration of land reasonable.

POSTSCIPT

According to the practical condition of Hutong, fhaper analyzes the content and impact factorseof t
contradictions and proposes the present plan amdn&ltration are not effective enough for the Higon
protection. Furthermore, the author brings forwditferent land use compatibility table and building
appearance standards for each kind of Hutong basethe classification research. It's hoped that the
conclusions of this paper might promote the devalam of land use planning and administration in
Historical and Cultural Protected Area, and theddgtprotection.
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