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1 ABSTRACT

Land plots are widely recognised as an essentiabarwation element of historic cities. However, the
protection of plot pattern was in a long time netgd in Chinese urban conservation. China’s histcities
have experienced drastic transformation since ¢ioéakést revolution of 1949, resulting in a fundarted
change in traditional urban forms. Based on histanstitutionalism theory, the research explores th
transformation of protection of plot pattern in lag, a typical Chinese historic city. According toe
changes of main institutions, including land depebent system, regulatory planning system and
conservation planning system, the changing rolepl@f in urban conservation can be divided inteeéhr
stages. The three main attributes of plot, inclgdinmorphological element, a control unit of lasé and a
unit of property, have different performances icteatage. However, a path dependence has beendforme
through the institutional transformations.
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2 INSUFFICIENT PROTECTION OF PLOT PATTERN IN CHINESE HISTORIC CITIES

Land plots are widely recognised as an essentisawation element of historic cities. The Wastongt
Charter of 1987 proposed that a primary principlethe protection of historic urban areas is tagebthe
urban pattern composed of plots and streets. Hawélve protection of plot pattern was in a longdim
neglected in Chinese urban conservation. Chinatoh¢ cities have experienced drastic transforonati
since the socialist revolution of 1949, resultimya fundamental change in traditional urban fotnhs.
addition to damage to traditional street pattennd building footprintg, the historic plot pattern has also
been heavily damaged by constant urban renewals\andized plots in particular have become a premntin
feature of contemporary historic urban areas.

The insufficient protection of plot pattern has paied questions about the role of plot in Chinedmm
conservation system. Plot is not only one of thelamental elements of urban form but also a kepiabps

in land development system and planning controkctvtiiave significant influences on urban consermatio
Affected by a series of institutional changes sih@d9, the role of plot in Chinese urban conseovaliad a
great transformation, which has fundamentally aeiteed the protection effect of historic plot patter
Under this background, this research discusseddéivelopment and problems of the protection of plot
pattern in Nanjing, a typical Chinese historic ci#y historic institutionalist framework is estalfled to
analyze the changing roles of plot in Nanjing's arrlconservation system, and the path dependence of
protection of plot pattern generated in the procéshange.

3 A HISTORICAL INSTITUTIONALIST FRAMEWORK IN UNDERSTA NDING THE ROLES
OF PLOT IN URBAN CONSERVATION SYSTEM

3.1 Three attributes of land plots and the essence ofqi pattern protection

Although land plot is one of the fundamental eletaaf urban form within the field of urban morphgio
as it is used to refer to several things, it haftipia attributes. According to existing researttere are three
main attributes of plot, including a morphologiet#ment, a control unit of land use and a unitropprty?
First, in the field of urban morphology, plot pattetogether with street pattern and building foitisr
constitute three basic morphological elements tfven plan? Despite being invisible, plot pattern reflects

! Deng, He, & Hu, “Exploration on integrated consgion of historic city in the new period-the cageNingbo”; Lin,

“Conservation of historic and cultural cities iretbontext of the new normal”

2 Chen, “ Study on urban morphological evolutioncohtemporary Suzhou”; Li & Dong, “An integrated easch
approach on city map decoding based on reshapicadidey of ancient map of Hangzhou city”; Li & ZhdoThe loss
and revival of place characters in urban morphdlogy

% Kropf, “ Plots, property and behaviour”.

“ Conzen, “Alnwick, Northumberland: A Study in Toyatan Analysis”; Whitehand, “British urban morphoidg
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the land property structure of a city, which is thasis of its urban forrhSecond, with the property right
attribute, plot pattern is obviously affected bypam development policies, land development systamd,
various urban codes. Third, plot is widely takeradsasic control unit of urban codes such as zosystem,
construction planning and conservation planninginta control of land use, land development intensit
physical form, protected physical entities (suclhw@atdings or open spaces) and so on.

The protection of plot pattern is closely relatectie morphological attribute and property rightilatite.
The traditional plot pattern of Nanjing old cityrined under private land ownership, is basicalinposed
of a large number of small-scale plots, mostly residential and commercial uses and is charactebye
land subdivision. In fact, plot pattern togethethwstreet pattern constitute a morphological fraowvof a
historic city, in which land plot defines the scaleurban renewals. Because of such structural itapoe,
plot pattern has longer and stronger impact orptieservation of historic urban form than buildiradpfic.
This is the essential reason why plot pattern ghbel protected in urban conservation system; spaltyf,
the essence of protection is to preserve the mtogloal framework molded by subdivision of land
property. However, despite plot often serving dmsic control unit in urban planning systems, plaitern
itself, in morphological and property right ternis,not necessarily or effectively protected, whaan be
shown in many casés.

3.2 A historical institutionalist framework in understa nding the roles of plot in urban conservation
system

Historical institutionalism (HI) is a social scienmethodology focusing on the innovation, contirmmand
change of institution in different times. HI conte@nd methods has been increasingly more appied t
research agenda for planning history, land devetoppand urban conservation. It includes threevasie
definitions including path dependence, critical dumes, and incremental change procesiisove all,
critical junctures involve arguments about crudiaunding moments of institutional formation; path
dependence suggests that institutions continuedtve in response to changing environmental cooliti
and ongoing political maneuvering but in ways theg constrained by past trajectories. For city milam
there are two sets of institutions that are closelgted: institutions of property, and institutsoior creating
and managing public space and infrastructurestitutions are not just rules, but include béthmal and
informal norms, shared understandings, and starmjaecating procedures. The interdependencies betwee
co-evolution processes among institutions reinfogmath dependence; but ideas provide importantiress
that help actors interpret existing conditions smttame and advocate alternative approaches.

Based on these theories, a historic instituionél@shework is established to analyze changing rofgdot

in urban conservation system (Fig.1). It consi$toor components: critical junctures, incremertiainge
processes of main institutions, changing roleslaff ip urban conservation system, and path depexedeh
the protection of plot pattern. The protection ¢dtppattern in Chinese historic cities are sigmifidy
influenced by three institutions, including landve®pment system, regulatory planning system and
conservation planning system. Above all, the priypattribute is largely defined by land development
system; plot serves as a basic unit of regulatéayprpng system, taking control of urban development
conservation planning system, directly influencihg protection of plot pattern, is a significantrgmnent

of the master plan and provides a legal basisitotic city conservatioft According to critical junctures of
the three main institutions since 1949, the tramsfof roles of plot in urban conservation systerdiigded
into three stages: (1). From 1949 to 1990, a pansibdn land nationalization, planned economy, arfcmr
conservation system was established and implememt€Htina; (2). From 1990 to 2010, a period wherdla
use right system (LURs) and regulatory planningesyswere established and developed; (3). After 2810
period withesses developments of conservation mdasystem in Nanjing due to progresses of congervat
ideas.

The research aims to answer three questions: &) rdles of plot in urban conservation system ffecgnt
stages and their characteristics; (2). The pattemtignce of the protection of plot pattern in resgoto

® Stimmann, “Berliner Altstadt”.

® Whitehand, Gu, Whitehand & Zhang, “Urban morphglagd conservation in China”.
" Sorensen, “Taking path dependence seriously”.

8 Sorenson & Xu, “Interview with Andre Sorensen”.

° Guo, “Reflections on the Conservation of HistaZity of Nanjing”.
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changing institutional conditions; (3). The infleenmechanism of three main institutions on thegmtain
of plot pattern.

Main influential institutions

» Land development system
* Regulatory planning system
= Conservation planning system

Path dependence |> S i { Critical junctures I» e n 1 Incremental changes

Roles of plot in urban conservation

» A morphological element
* A control unit of land use

|

4>| Protection of plot pattern ’

* A unit of property

Fig.1 The historic instituionalist framework to &me changing roles of plot in urban conservation

4 THE CHANGING ROLES OF PLOT IN NANJING’S URBAN CONSE RVATION SYSTEM

4.1 Erasing the property right attribute of plot (1949-1988)

China established a command economy and state-olanddystem in the 1950s. As the role of the marke
in distributing land resources had been extingulshedministrative land allocation became the oolyrf of
land supply. Until the end of the 1980s, China hadstablished regulatory planning system or siogulibt
division procedure for land development; detailémhping, specifically made according to a developime
plan proposed by the local government, served egrtain tool in controlling physical form. Under ghi
background, the role of land plots both as a uhjroperty and as a unit of control were deprivEdey
were only regarded as the boundaries of land dpr&tat, with little impact on the physical form.

Nanjing’s conservation planning system was estadtsin 1984 when it was selected as the firstlifiedt
National Historical and Cultural Cities. In thesticonservation plan, four main conservation elamamre
proposed, including the environment and landscapban pattern, architectural style, and protected
monuments and sites. However, the focus of consernvavas mainly put on protected monuments and
landmarks in practices. Plot pattern, deprivedhefdttribute of property and control unit, was regarded

as a factor significant to the protection of histarban from.

The conservation and reconstruction of Confuciusnfile area started in the middle 1980s was theesarli
conservation practices in Nanjing (Fig.2). Thisaakgas long as the cultural and commercial center of
Nanjing old city, characterized by a landmark aigyse composed of the Confucius Temple complex land t
adjacent riverfront commercial and residential afgas historic urban landscape was heavily damaged
the Second World War and reconstructed with modeyie buildings after 1949. The conservation progra
emphasized the restoration of cultural relics amel teconstruction of the landmark building complex
according to historic images. However, a majorityraditional commercial and residential buildirigsthe
area were not taken as important components fotegting the historic urban landscape and were
demolished for redevelopment. Correspondingly, hifstoric plot pattern in the area was eliminated an
redivided, despite a protection of the traditiostiket pattern. The general plot width increase6Cm,
while a typical traditional plot width in this ar@gas no more than 16m. The plot amalgamation futtdoe

to a great reduction in the subdivision of landplia a block.

4.2 The increasing importance of plot as a unit of comol (1988-2010 )

The establishment of the Land Use Rights (LURs}esgsin 1988 reconstructed the land market, greatly
promoting the rapid economic growth of China sitlee1990s. Chasing economic growth became a primary
goal for the local government during this petfodvhich was reflected as large-scale land developraed

19 Zhang & Chen, “Understanding Chinese Urban Plapitirthe Growth-first Politics”.
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urban renewal in the old cities. Originally estabéd in early 1990s, the Chinese regulatory plansystem
was largely regarded as a tool to promote growthcamtrol land development.

Fig.2 Morphological transformation of Confucius T@marea. Grey lines: original plot pattern; rege: megaplots as control
units; grey mass: building footprints. (1) The arag plot pattern, (2) The plot pattern after reelepment, (3) Overlapping of plot
pattern and building footprints after redevelopméht Commercial redevelopment led to an amalgamatf@riginal small scale

plots.

Plot serves as a basic unit of regulatory planrtmgcontrol land use, land leasing, intensity ofdlan
development, and physical form of the resultingaatdowever, in a context of ‘growth supremacism’,
regulatory planning system emphasized the contfoland use, land leasing and intensity of land
development, while the control of physical form wamsidered inadequateFirst, the principle of plot
division are very pragmatic emphasizing the integrity and coordination ofdlarse, and convenience of
land leasing. Second, regulatory planners createghpiots in order to attract investment. In Nanj®ig
city, a majority of renewed plots are larger th@® m?, which has caused significant damage taitteric
plot pattern® Third, minimum control was exerted over the phgsiform of urban (re)development.
Compared with zoning systems in the United Stdtasexample, many fewer morphological indexes for
plot division — for instance, plot size, plot wigddnd rules of plot arrangement — were well devedoip the
Chinese regulatory planning system.

Under the background of large-scale renewal ofaitids, the urban conservation system in Nanjing &a
remarkable progress since the 1990s in which amsaeb conservation, especially the ideas of historic
cultural conservation areas(HCCAS) was establisimetlbecame the main approach. The largest progfess
HCCAS approach was to recognize the significanc@rotfecting the historic cityscape. Apart from the
protected monuments and sites, conservation elenvegrte expanded to historic buildings and strusture
historic street pattern and environmental elementss indicated an expansion of conservation scope;
according to the definition of HCCAS, the core camation scope should be larger than 1ha. In Ngriu
South area, several vernacular residential areas designated as HCCAS. Even so, historic plotepatt
was not regarded as a conservation element, iilicttat its significance as a morphological frarogwin
molding urban form had not yet been fully recogdize

Similar to regulatory planning, plot serves as at unit in conservation planning. In the HCCA®me
historic buildings are designated for protectiothen buildings can generally have a major restonatr
even reconstruction. According to the regulatiot@fCAS, the proportion of listed monuments anddnist
buildings should take up at least 60% of the wlaobs. However, this proportion was much lower imyna
practical cases. This means a small number ofriggboildings together with their plots are desigubfor
protection; the other land plots in HCCAS are mdrgeto several megaplots as control units for
reconstruction. As a result, buildings, streets atiter environment elements within the control sirgt
reconstruction substantially cannot be effectivetgtected. As the the historic plot pattern is edasan
inherent morphological framework is lost. Therefdie reconstruction scheme of street patterndingl
layout and building forms tend to be very volatfir, from an authentic historic conservation.

This problem was fully shown in the case of Nantmgitarea where the conservation and reconstruction
started from 2001 (Fig.3, Fig.4). This is a typicasidential historic district, characterized by thational

' Huang & Tian, “ Morphological division theory aitg application in China’s old cities”; Gao & DintjCorrelation
analysis on urban morphology and related urban &wisregulations in China”.

12 The technical regulations of Nanjing Regulatorgr?iing in 2005.

'3 Liu, “Smart Plot Division”.
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protected monument, Ganxi's former residetfcln this case, plot served as a basic control ahithe
conservation plan, regulating the conservation @hdisted historic buildings, and urban design of
reconstruction. From 2001 to 2010, three phasesmdervation and reconstruction had been compl@tesl.
whole area was designated into 5 megaplots; in phake the conservation or reconstruction wereecarr
out on 1 to 2 plots.

In the first phase, Ganxi's former residence withaaea of 12000 m2 , the most important culturading
relics in Nanbuting area was renovated and rezatilias a folk museum. The second and third phases w
renovation and reconstruction of the periphery aafraing at commercial redevelopment. Apart fromw fe
listed historic buildings, a majority of vernaculawildings, taken as bad conditioned, were demetisior
reconstruction. The historic plot patterns weraltpterased and amalgamated into megaplots. Abibvihe
plot size of the second phase was about 8000 rdhemthird phase was about 13000 m2. The urbagrdes
of reconstruction was based on the megaplots, géngrnew street patterns and building layouts and
integrating antique building with few historic bdiihgs. However, as the conservation plan proteictedew
historic buildings and neglected the importancénisforic plot pattern as a morphological framewdHhe
reconstructed urban pattern showed big differemgdsthe original one. In fact, this is an essdniisson
why the HCCAS approach in many practical casesdaib protect the historic urban landscape.

Fig.3 Morphological transformation of three stagamservation work in Nanbuting area. First pheseovatoin of Ganxi’'s former
residence; second phase, reconstruction of Xi'natidtrict; third phase, expansion of Xi'nan Li ttist; plot pattern and building
footprints of Nanbuting area. Grey lines: origip#it pattern; red lines: megaplots as control yibitsck mass: building footprints

Fig. 4: The megaplot based reconstruction of ugmtern in Nanbuting area shows big differenceh s original form (Source:
http://www.njcjjt.com.cn/pic/?97_555.html). Birdvies§ first and second phase renovation; Birdviewhafdt phase reconstruction.

4.3 Rediscovering the morphological importance of plopattern (2002—)

The conservation plan of Nanjing historical andumall city was made in 2010 when the vast majauity
historic cityscape has been heavily damaged byeiacgle urban renewals since the 1990s. The shgnki
historic cityscape showed the inefficiency of HCC&§proach in protecting the overall historic urlp@m.
Faced with this problem, the conservation plan@if®designated three historic urban areas withinjiNg

4 Originally built in early 19th with an area of 1®Im2, it is the largest traditional residential lirig complex
preserved in Chinese cities.
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old city so that ensemble-scale conservation astbration could be applied. Specifically, the “enbée-
scale conservation” has emphasized three poimgs; & structural conservation of morphologicahwats,
including overall street pattern, river network aheé city wall; second, an expansion of the coretéya
scope from small-scale HCCAs to other general aressn redeveloped areas; third, a recovery of
traditional streetscape and limitation of redevalept intensity. The ensemble-scale conservatioa als
indicated that the onefold building-centered wayafiservation must be changed. As plot patterroniyt
has direct relationship with the building fabrid lalso provides a morphological framework for a kel
historic urban area, its morphological importanes wediscovered and applied into the conservatam p

Of the three historic urban areas, the Old Soustohic area, with an area of 6.9 km2 preservesgela
number of historic sites—monuments and typicaliti@ual cityscape of Nanjing. In the conservatidam
of the Old South historic area, a renewal unittegyp was proposed. The principle of this strate@g wo
recover the role of plot pattern as a morpholodieahework of the historic urban area, in which Breeale
and gradual urban renewals and restorations caildrdmoted. Renewal unit has six types with difiere
building types and conservation level, includingt wf protected buildings, unit of historic buildjg, unit of
traditional buildings, unit of general buildinggiuof multi-storey buildings and unit of reconsttion. The
scope of renewal unit is generally based on thel@andary of existing buildings; it defines thexmaum
scale of renewal that could be made within the boiindary. In fact, renewal unit serves as the oble
morphological framework as the plot pattern, withieth large-scale renewal is considered to be pteden
and historic urban fabric could be continued. Cdeising the functional and development requiremeants,
appropriate amalgamation of neighboring units dlevad on the premise that the courtyard-basedifeat
of building footprints can be maintained.

Renewal unit strategy played a critical role in teeonstruction of Changledu district in the Oldioarea.
This district had been demolished in 2006 and veasnstructed as a high-class residential and coomaher
area after 2010. As the district is located witthie scope of historic core, the reconstruction plaaned to
restore the damaged urban fabric with antigue gkl filled into the pattern of renewal units. The
reconstruction was characterized by three aspét}s:recovering traditional street pattern basedtton
historic map; (2). recovering morphological chaggistics of land subdivision through renewal utiategy;
(3). recovering traditional cityscape through a sketlesign guidance. The reconstruction was esdbnti
based on a 6 ha megaplot, but the renewal untegiydargely promoted the subdivision of the megapt
design level. A majority of renewal units kept thaditional scale of plot width about 10m, but deped a
relative small plot depth and north-south oridotain order to meet requirements of contemporaiijding
codes and usage habits. Although the scale and dbmaw antique buildings were in some parts défer
from the tradition, efforts were made to keep tbartyard-style building footprints so that new blinigs
could be well integrated into the historic urbatiga.

As the transformation of street pattern, plot pattend building footprints shown in Fig.5 and Figtée
reconstruction of Changledu district was not a detepreturn to the traditional urban plan. Througa
renewal unit strategy, the significance of plott@at as a morphological framework was re-introduiceol
urban conservation system, improving the possjbiit small-scale urban renewals. In this sensesweh

unit strategy shows a progress of HCCAS approaciweder, renewal unit is only a urban design stsateg
simulating land subdivision, it did not necessatidad to a subdivision of land property. As thedlan
development mode and regulatory planning systeme havfundamental changes since the early 2000s, the
attribute of plot as a unit of property is stilltrreflected in conservation planning system.

Fig.5 Reconstruction of Changledu district (Sourdg:34 is from Planning Bureau of Nanjing, 2011). Qriginal plot pattern; (2)
Renewal unit pattern within a megaplot; (3) Origibailding footprints; (4) Reconstruction of buildifgptprints.
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Fig. 6: Although the building footprints constraihiey renewal units simulates the tradition, thedig form has significant
changes in the megaplot based reconstruction of gié&dun district.

Mam mstitutions -1949 1949-1990 1990-2010 2010-
Land development  Private land  State-ownedland system ; Eztablishment of LURz;
system ownership Administrative land allocation  Estsblishment of Land

system banking systam
Regulatory  planning Detailed planning Establishment of Improvement of control on physical
system tzking control efphysical form  regulstory planning system  form with imtegrating urban design
Conservation Estzblishment of conservation Establishment of HCCAS Ensemble-scale  conservation of
planning system planning system; zpproach, namely ares-  historicurban aress ;

Focusing on protected  based conservation Renewal unit strategy

monuments and landmarks
Boles of plot m utban  Morpholegical Erasion of the property right Plot as a control unit m The morphological mportance of

conservation framework  of  attribute; both regulatory planming  plotpattern was rediscoverad;
urban form Marking boundaries of land and conservation plannmg  Fenewal unit as 2 whban design
development strategy without subdivision of land
property right

Tab.1 Changing roles of plot in Nanjing's consematplanning

5 PATH DEPENDENCE: PROTECTING PLOT PATTERN WITHOUT SU PPORT OF LAND
PROPERTY RIGHT

The changing roles of plot in Nanjing’s urban comagon through the three stages has shown a gradua
improvement on the protection of plot pattern. Hegre a path dependence has been formed since t#49;
protection of plot pattern is a long-term lack opport of land property right. The binding effe¢dand plot

in both morphological and property right terms aban development can be seen from the historic plot
pattern that was formed under private land ownprsAs the property right attribute of plot has been
deprived because the nationalization of land owmprsince 1949, the significance of plot patternaas
morphological framework can not be fully performedurban development. In addition, conservation
strategies without support from land property canbe essentially effective.

Affected by the path dependence, the protectioplaifpattern has shown several problems: Firstetisea
dislocation between the boundary of control und #rat of property unit. As conservation planniagds to
exert its control via dividing a historic districtto few megaplots, the original small-scale larotgp can
hardly be recognized and protected, which makesadugl and bottom-up way of urban renewal very
difficult to be carried out. (2). Learning the way plot division from regulatory planning, consetiva
planning also designates oversized plots and eagedrreconstruction of antique buildings in mosiesa
which has led to an extinction of historic subdmisbased plot pattern. (3). The absence of a nubogical
framework and the megaplot based reconstructiandny cases make the restoration schemes volatile an
lack of historic authenticity.

The path dependence essentially results from iepemadencies between co-evolution processes amodg la
development system, regulatory planning system eodservation planning system. First, the land
nationalization since 1949 erased the propertyt rigtribute of plot, which promoted the prevalerafe
administrative land allocation system and planneghemy in the next forty years. Specifically, Claae
historic conservation planning system was estadtisduring this period, inherently influenced by the
institutional conditions and neglected the siguaifice of plot pattern. Second, the establishmehUss and
regulatory planning system largely reinforced thie of plot as a control unit. In the 1990s and@)@lot
became a significant tool of conservation plannimgpplying HCCAS approach, but its morphological
attribute and property right attribute were largebglected. Third, the ideas of urban conservéii big
progresses after 2010, which promoted conservateming to recognize the significance of plot gattas

a morphological framework of urban form. The renewait strategy improved the planning control of
physical form, but it was in lack of a support fromoperty right level. In addition, plot patternshget been
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listed as a protection element in conservationmtansystem. Consequently, the path dependentdasil
strong an influence on the protection of plot patia Chinese historic cities.

6 CONCLUSION

Based on historic institutionalism theory, the ezsh explores the transformation of protection it p
pattern in Nanjing, a typical Chinese historic cisccording to the changes of main institutiong|luding
land development system, regulatory planning systachconservation planning system, the changiresrol
of plot in urban conservation can be divided iiteee stages. The three main attributes of plotuding a
morphological element, a control unit of land ued a unit of property, have different performanicesach
stage. However, a path dependence has been fohmmdyh the institutional transformations; the petitan

of plot pattern is a long-term lack of supportafid property right. Although the morphological sigance
of plot has been paid more attention in recents/edue to the erasion of the property right attebthe
conservation strategies are not effective. Theeefitre protection of plot pattern lies in a couglaontrol of
morphological elements and property righis order to exert an effective control on the prbpeight,
conservation planning system should be more effggtiintegrated with regulatory planning system and
land development system.

Although an institutional change is generally diffit, a progress of ideas about urban conservatzm
promote the protection of plot pattern in histocities. In recent years, the Conzenian school biamr
morphology, founded by geographer M.R.G. Conzes,ldggen introduced into China. This theory developed
a very detailed, micro-scale framework for analyargely organised around the plot. Applying thiedry,
some research explore the morphological transfaomaif Chinese historic cities,including the chasmgé
plot pattern, and the value of this theory in urbanservation has drawn more and more attentfofisese
theoretical development will hopefully further stitate the sense of protecting plot pattern in Cigngrban
conservation practices.
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