
The “Yangguangli” community project in Qingyang Subdistrict, 

Jinjiang, topped out in July 2025, representing the first case in 

Fujian Province and among the top five in China for autonomous 

regeneration through demolition and reconstruction of old 

residential communities. Shifting from previous government-led or 

real estate-dominated approaches, the project adopts a new model of 

“government guidance, resident leadership, homeowner investment, 

and collaborative governance,” achieving autonomous regeneration 

of old communities and providing a replicable practical model for 

“innovating and developing the Jinjiang Experience.”
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Background

Like many old communities in China, Yangguangli, built in 1993 with a site area of 2.1 hectares and a floor area of 55,000 square 
meters, is a typical “three-no” community—no supporting facilities, no property management, and no quality. Residents have 
strong regeneration intentions but are constrained by the interlocked elements of “policy, mechanism, funding, and planning” from 
the past era of incremental growth, making implementation difficult.

The autonomous regeneration project of the “Yangguangli” old community was launched in March 2023, demolished in January 
2024, completed land transfer in September, topped out in July 2025, and is expected to have residents return in March 2026, 
transforming into a “three-have” community—with complete facilities, operational management, and high-end quality.

After Regeneration

Before Regeneration



Project Area: 2.1 hectares

• The project is located in the core area of old Jinjiang, adjacent 
to urban commercial districts such as Wanda, Wudianshi, and 
Sunshine Plaza, with a favorable location.

• Surrounded by urban arterial roads such as Heping Road and 
Yangguang Road, providing convenient transportation.

• Before renovation, the project consisted of 11 six-story buildings. 
The houses were particularly old and dangerous, with building 
safety and fire hazards, and a lack of public service facilities.
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④ City Jinjiang, the birthplace of the “Jinjiang Experience,” is 
one of China’s leading cities in private economy 
development and among the earliest cities in China to 
explore autonomous regeneration of old communities.

While the “Jinjiang Experience” has achieved brilliant 
economic accomplishments, urban space faces issues of 
saturated development, disorderly spatial quality, failing 
to match the stature of a strong private economy city and 
unable to meet people’s aspirations for a better life.

Strong urban regeneration demands are constrained 
by the interlocked elements of “policy, mechanism, 
funding,  and p lanning” from the past  era  of 
incremental growth, making implementation difficult. 
Jinjiang urgently needs to seek endogenous drivers for 
urban metabolism.



Project Challenge: Severe separation of household registration and residence, low resident 
payment capacity, difficulty in maintaining post-regeneration community quality.

• Before renovation, the community had 284 residential units, all 
owned by residents; and 229 shops, of which 166 were owned 
by residents and 63 by the community.

• Among the original 284 unit-employee residential homeowners, 
75% have changed ownership through transfer, inheritance, etc.

• Currently, 90% of the residential units and shops are rented 
out. Residential rents are only around 1,000 yuan/month, and 
shop formats are relatively low-end.

Transforming to Break Through

早在20年前，泉州湾城市的构想已被提出。2010年，《泉州市总体规划（2008—2030）》获批，泉州开启了 “一湾四区、多组团”的空间发展时代。
通过环湾核心区的建设，整合资源、提升城市的能级和形象，一直是泉州城市规划建设工作的重中之重。

Therefore, the Jinjiang Municipal Party Committee and Government “inquired about needs from the people and the market,” actively 

implemented the concept of people building their own city in the new era, sought endogenous drivers for urban metabolism, and 

explored the Jinjiang paradigm for urban redevelopment in the new era through the autonomous regeneration practice of Yangguangli.

The Yangguangli project was launched in March 2023, demolished in January 2024, completed land transfer in September, topped 
out in July 2025, and is expected to have residents return in March 2026, transforming into a “three-have” community. The entire 
process took only 3 years, leading in efficiency among similar domestic projects.
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• The project is located within the military aviation height 
restriction zone of Quanzhou Jinjiang Airport, with height 
limits of 36-50 meters.

• Subject to setback controls of 25 meters for Heping Middle Road 
and 15 meters for Yangguang East Road. The pre-renovation 
setbacks of 3.5-4.5 meters already exceeded standards.

• The current stipulated floor area ratio does not exceed 2.6, while 
the pre-renovation ratio of 2.7 already exceeded the standard.
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Sunshine  Policies      Sunshine Mechanism      Sunshine Operation     Sunshine  Planning

"Serving Our Own City"

The government uses policy levers instead of direct 
funding to motivate resident participation and 

catalyze project advancement. 

"Leading Our Regeneration"

Innovative integrated mechanisms: Government 
guidance, resident leadership, market involvement, 

collaborative governance.

"Co-creating a Better Life"

Post-regeneration, commerce feeds back into public 
welfare, and operations maintain quality, preventing 

the community from falling into decline again.

"Every Resident is the Client"

A bottom-up perspective, assisting institutional design, 
customizing standards, and serving each homeowner.

 

Sunshine  Policies：The government uses policy levers instead of direct 
funding to motivate resident participation and catalyze project advancement.  
1. Incorporate the “Yangguangli” project into Jinjiang City’s first batch of pilot programs for revitalizing inefficient land use, 

conducting breakthrough policy trials.

Notice on Issuing Several Policy Measures for Promoting the Revitalization of Inefficient 
Land Use in Jinjiang City (First Batch): Incorporating the “Yangguangli” project into the 
pilot scope.

In September 2022, with State Council approval, the Ministry of Natural Resources granted Quanzhou City a pilot for 
revitalizing inefficient land use. Jinjiang seized the pilot opportunity, making the revitalization of inefficient land a 
comprehensive driver for high-quality development, mobilizing the entire city to tackle four key tasks: spatial resource 
allocation, comprehensive land consolidation across the entire territory, development of inefficient urban land, and disposal of 
historical land use issues. In March 2023, the “Yangguangli” project was selected for Jinjiang City’s first batch of pilot 
programs for revitalizing inefficient land use, taking the lead in exploring policy innovations.

In 2022, Quanzhou was approved as the first prefecture-level city in China for the pilot on 
revitalizing inefficient land use; in 2023, Jinjiang seized the pilot opportunity and was recognized as 
one of the first national demonstration counties (cities) for natural resource conservation and 
intensive use.



Decision on the Expropriation of Houses on State-Owned Land for the Yangguang Donghuan Nanpian Community Project in Qingyang Subdistrict, Jinjiang City：Clarifies the expropriation scope, house 
expropriation department, house expropriation implementation unit, signing and vacating deadlines, balance payment, compensation and resettlement implementation plan, administrative reconsideration and 
litigation rights—providing legal basis and operational details for project property rights conversion.

The project adopts a property rights transformation method of house re-expropriation, land re-transfer, and property rights re-
registration. House expropriation started on August 11, 2023. The government clarified a financial support policy of “allocating 
local infrastructure construction subsidy funds (approximately 70 million yuan) after deducting relevant land approval fees,”  
constituting the “first bucket of gold” for project launch, effectively leveraging resident regeneration willingness.

2. House Re-expropriation → Land Re-transfer → Government Allocation of Local Infrastructure Construction Subsidy, 

Constituting the "First Bucket of Gold" for Project Launch

Notice on Promoting the Directional and Fixed-Price Commercial Housing Resettlement 
Model：Quantifies the compensation rights of expropriated persons in monetary form, 
constructs specific commercial housing, and sets prices for sale to the expropriated persons.

The project adopts the “Directional and Fixed-Price Commercial Housing” policy jointly issued by the Quanzhou Housing and 
Urban-Rural Development Bureau and the Natural Resources and Planning Bureau, ensuring original homeowners can repurchase 
the regenerated houses at low prices and that property value appreciation benefits the original residents. From the repurchase date, 
residents obtain properties with 70-year residential and 40-year commercial land use rights that can be freely traded. This model 
can be extended to autonomous regeneration of old communities such as village committee unified-construction buildings, 
unit-funded housing, and farmer self-built houses.

3. The “Directional and Fixed-Price Commercial Housing” policy ensures original residents can repurchase at low prices, with 

property rights duration recalculated from the repurchase date.

Houses Old and Dangerous, Market Value Not High

High-Quality Community with Recalculated Property Rights Duration

Sunshine  Policies：The government uses policy levers instead of direct 
funding to motivate resident participation and catalyze project advancement.  



Sunshine Mechanism：Innovative integrated mechanisms, 
government guidance, resident leadership, market involvement, 
collaborative governance.
1. Provides flexible “monetary + area” compensation options, “protecting small households, reducing large households,” 

solving the challenge of insufficient capacity increase space.

The project changed the previous 1:1 area resettlement approach, formulating four “monetary + area” combined compensation 
schemes: “full area replacement,” “full monetary replacement,” “50% area 50% monetary,” and “80% area 20% monetary.” 
Through negotiation by all homeowners, it was determined: large-unit homeowners are compensated with “80% area 20% 
monetary,” community-owned shops are compensated with “50% area 50% monetary,” and the remaining homeowners receive 
equal area compensation. Ultimately, the area opting for monetary compensation accounted for 21% of the original floor area, 
solving the challenge of insufficient capacity increase space.

full area replacement

20% monetary  80% area

full monetary replacement

                                50% monetary              50% area

Four
“Monetary + Area”

Combined 
Compensation 

Schemes

Large-unit Residential Units: 
“80% Area 20% Monetary”

268 Large Units

≈ 80%

122-138㎡ 112㎡

First-floor Resident-owned and Community-owned 
Shops: “Full Area replacement”

28-30㎡ 30㎡

166 First-floor 
Resident-owned Shops

47㎡ 2950㎡

63 First-floor Community-
owned Shops

100% 100%

93-95㎡ 92㎡

16 Small Units

≈98%

Small-unit Residential Units: 
“Full Area replacement”

10363㎡ 92㎡ 
Units * 
56Sets

Second-floor Community-
owned Shops

≈ 50%

Second-floor Community-owned 
Shops: “50% Area 50% Monetary”

2. Introducing a developer as the “regeneration intermediary,” reducing upfront resident financial pressure, allowing the 

developer to seek reasonable commercial returns.

The project introduced market forces through open bidding, auction, and listing to lead development and construction, reducing 
residents’ upfront financial pressure—resident balance payments adopt a phased model of “40% paid during project early stage 
+ 60% paid after completion.” Market risks are borne by the developer. Without increasing the floor area ratio, 10,460 square 
meters of surplus salable area was added, allowing the developer to seek reasonable commercial returns.

Salable Residential Area 7120 m2

Salable Commercial Area 3340 m2



3. The remaining funding gap is charged to residents at cost price. Resident contributions are far lower than market prices at that 

time, giving residents expectations for appreciation.

The project scientifically quantified the balance payment price based on reverse cost calculation and the appreciation potential of 
properties before and after regeneration. The final “resident contribution balance point” was set at 4600 yuan/m2 for residential 
balance payments and 2900 yuan/m2 for shop balance payments, far lower than Jinjiang’s market prices at that time. Ultimately, 
the average residential household contribution was about 550,000 yuan (parking spaces 155,000 yuan each), and the average 
shop contribution was 118,000 yuan per shop, making the contribution amount acceptable to residents and giving them 
expectations for post-regeneration property appreciation.
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Unit 
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Area

Total 
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raising

Resid-
ential

Resid-
ents 284

268
122-
138
m2

37859
m2

55878
m2

80%
Area
20%

Monetary
30920m2

Balance Paymen
+142.23 Million Yuan

Monetary Compensation
-29.14 Million Yuan

Parking Space Purchase
+44.02 Million Yuan

Total 157.11 Million Yuan Residential

112
m2

268 Sets 
Resident-owned

44034
m2

195.53 
Million 
Yuan
（196 

Million 
Yuan）

16
93-
95
m2

100% Area

92m2

16 Sets 
Resident-

owned

72

Shops

Comm-
unity

Second Floor 
Connected 

Without Partitions

10363
m2

50%
Area
50%

Monetary

5130m2

Balance Paymen
+23.60 Million Yuan

Monetary Compensation
-21.98 Million Yuan

Parking Space Purchase
+8.68 Million Yuan

Total 10.30 Million Yuan

56 Sets 
Community

-owned

First 
Floor
229

63 47
m2

2950
m2

100% Area

2950m2 Balance Payment
+8.56 Million Yuan

Shops

Community-owned shops, 
area guaranteed, number 

adjustable

Resid-
ents 166

28-
30
m2

4706
m2 5034m2

Balance Payment
+13.65 Million Yuan
Repurchase Payment
+5.90 Million Yuan

Total 19.56 Million Yuan

30m2 166 Resident-owned 
Shops, Each

Post-regeneration FAR 2.6
Resettlement residential area 36050 m2, resettlement shop area 7984 m2, salable residential area 7120 m2, 
salable commercial area 3340 m2, public service facilities area 1560 m2, underground space area 16921 m2.

Resettlement Shop Area 7984 m2

Salable Residential Area 7120 m2

Salable Commercial Area 3340 m2

Public Service Facilities Area 1560 m2

Resettlement Residential Area 36050 m2

Residential 37859 m2

Shops 18019 m2 First Achievement of “Slight 
Capacity Reduction” Regeneration!

Sunshine Mechanism：Innovative integrated mechanisms, 
government guidance, resident leadership, market involvement, 
collaborative governance.

Pre-regeneration FAR 2.7
Total residential area 37859 m2, total 
shop area 18019 m2.



4. Pioneering the “Simulated Expropriation” Mechanism to Control Risks and Promote Efficient Project Implementation

Survey
Homeowners' Regeneration Willingness

High Resident Expected 

Regeneration Rate

Sign Simulated Expropriation 

Compensation Agreement
Conditionally Effective, Temporarily No Expropriation Decision

On the Basis of Equality 

and Voluntariness

Project Termination

Agreement Signing Rate＜90%

Low Expected Regeneration Rate

Agreement Effective, 

Expropriation 

Procedure Launched

Agreement Signing Rate＞90%

Signed Agreements Become Invalid

Project Launch

The project pioneered the “simulated expropriation” mechanism. Based on financial calculations, a minimum homeowner 
agreement rate was derived and set as the “threshold” for simulated expropriation. Conditional resettlement agreements were 
signed with homeowners. When the signing ratio exceeds the activation threshold (90%), the project automatically launches; 
otherwise, it terminates. By confirming in advance residents’ acceptance of the resettlement area and contribution amount, 
project risks were effectively controlled, ensuring the advancement of formal expropriation.

Jinjiang Qingyang Subdistrict Pioneers New "Simulated Expropriation" Model for Area Regeneration：
Signing simulated compensation and resettlement agreements with homeowners with Effective 
conditions, which automatically become effective when the signing ratio exceeds 90%.

4. Pioneering the “Simulated Expropriation” Mechanism to Control Risks and Promote Efficient Project Implementation

The project involved government-guided relocation negotiations, multiple homeowners’ meetings, party member meetings, over 
a thousand household interviews by six relocation working groups, collecting over 200 opinions and suggestions. Flexible 
measures such as “first sign, first choose” and phased balance payments were incorporated into policy design to ensure signing, 
effectively increasing resident participation willingness and agreement executability. From June 20 to July 19, 2023, in just one 
month, the signing rate reached 94.95%, and the project entered the effective stage.

Sunshine Mechanism：Innovative integrated mechanisms, 
government guidance, resident leadership, market involvement, 
collaborative governance.



4. The Subdistrict took the lead in establishing a state-owned enterprise to manage project funds, enhancing fund management 

credibility.

To address fund management credibility issues, the government led the establishment of a specialized state-owned platform 
company (Jinjiang Xinyang Urban Development and Construction Co., Ltd.). All process funds were incorporated into the state-
owned company’s account, ensuring safe and transparent fund management. During project implementation, government 
supervision strictly adhered to the budget, with no overruns throughout the process.

Business License of Jinjiang Xinyang Urban Development and Construction Co., Ltd.：
Establishing a state-owned company for project fund management.

"Who Benefits, Who Pays"
During the construction phase, total project revenue was 266 million yuan, total expenditure was 264 million yuan, 

with a surplus of approximately 1.89 million yuan, achieving “self-balance” within the plot.

Total Revenue
266 Million Yuan

Residential and 
Parking Spaces

Repurchase 
Payment

197 Million Yuan

Shops 
Repurchase 
Payment

32 Million 
Yuan

Residential 
Resettlement 

Subsidy
6 Million Yuan

Shops 
Resettlement 

Subsidy
10 Million Yuan

Educational 
Facilities

10 Million Yuan

Office Expenses
2 Million Yuan

Intermediary 
Fees

1 Million Yuan

House 
Expropriation 

Subsidy
6 Million Yuan

Residential 
Homeowners

157 Million Yuan

Shop Owners
20 Million Yuan

Community 
Committee

19 Million Yuan

Government 
(Project 

Infrastructure 
Construction 

Subsidy)
70  Million Yuan

Total Cost
264 Million Yuan

Three Types of CostsTwo Types of Income

Owners 74%
196 Million Yuan

Project 
Infrastructure 
Construction 
Subsidy 26%

70 Million Yuan

Repurchase 
Payment

87%
229 Million Yuan

Resettlement 
Transition

6%
16 Million Yuan

Other 
Expenses 7%

19 Million Yuan

Owners
74%

Project 
Infrastructure 
Construction 
Subsidy 26%

Repurchase 
Payment

74%

Other Expenses
7%

Resettlement Transition
9%

Sunshine Mechanism：Innovative integrated mechanisms, 
government guidance, resident leadership, market involvement, 
collaborative governance.



Sunshine Operation：Post-regeneration, commerce feeds back 
into public welfare, and operations maintain quality, preventing the 
community from falling into decline again. 

During the construction phase, based on the *Notice on Issuing the "10+N" Public Service Facility Construction Standards for 
Jinjiang's Urban and Rural Communities*, facilities such as 1:1 parking spaces, elderly care space, express delivery center, outdoor 
fitness places, and public toilets were configured, with a total floor area of about 1560 m2. This not only fills the original public 
service shortcomings but also reserves functional interfaces for subsequent operation. Smart sharing: some facilities childcare 
facilities and health places are shared with the external 15-minute living circle and were not configured within the project.

1. During the construction phase, essential public service facilities are provided in full at once.

Notice on Issuing the "10+N" Public Service Facility Construction Standards for Jinjiang's 
Urban and Rural Communities：Basis for public service facility configuration.Community Public Service Facilities

Leveraging the project’s location in a core commercial circle advantage, community operational space is reserved, including 56 
residential units, approximately 2950 m2 of commercial area, and 56 parking spaces. Through methods like skybridges and 
double-layer shop gray space, external interfaces are linked with internal courtyard space, creating a three-dimensional commercial 
street, setting up commercial outdoor seating areas, naked-eye 3D LED advertising screens, etc. Post-regeneration, the 
community’s sustained income is estimated to reach 1.5 million yuan/year. Through commerce feeding back into public welfare, 
community quality maintenance is achieved, avoiding falling into decline again after regeneration.

2. During the construction phase, operational space is reserved; during the operation phase, commerce feeds back into public 

welfare to maintain community quality.

LED Advertising Screen

Three-Dimensional Commercial StreetShops and Commercial Outdoor Seating Space



Sunshine  Planning：A bottom-up perspective, assisting institutional 
design, customizing standards, and serving each homeowner.

At the municipal level, the “Qingyang Subdistrict Area Regeneration Construction Project Headquarters” was established; at the 
subdistrict level, the “Area Regeneration Construction Project Tackling Working Group” was established (with subgroups: 
Demolition, Social Stability Maintenance, Expropriation and Relocation, Planning and Construction, Business, Comprehensive 
Coordination, Supervision). Relevant technical departments such as the Natural Resources Bureau, Housing and Urban-Rural 
Development Bureau, Transportation Bureau, Civil Affairs Bureau were involved full-process from the project’s inception, 
coordinating technical indicator compatibility.

1. Planning Advance Planning: Upon project launch, a departmental coordination mechanism is established, providing full-process 

accompanying technical services.

Relevant competent departments in Jinjiang City collaboratively conducted detailed demonstration on the scheme indicators. 
Based on the principle of not lower than the status quo and strictly adhering to health standards, technical indicators such as 
building setbacks, floor area ratio, and green space ratio were appropriately relaxed. Building sunlight standards strictly follow 
the Urban Residential Area Planning and Design Standards and the Energy Efficiency Design Standard for Residential Buildings 
in Hot Summer and Warm Winter Zones.。

2. Indicator Development: Based on the principle of not lower than the status quo, building setbacks, green space ratio, and other 

indicators were appropriately relaxed.

Project current building setbacks are 3.5-4.5m; new building required setbacks are 15-25m; the 
scheme implements 5-15m. Current FAR is 2.7; required is not higher than 2.6; the scheme 
implements 2.65. Current plot green space ratio is 5%; required is not lower than 30%; the 
scheme implements 12%.



3. Regulatory Plan Customization: Jinjiang’s first systematic integrated regulatory plan, implementing compatible indicators.

Jinjiang’s first systematic integrated regulatory plan, Jinjiang City Qingyang Subdistrict Plot 350582-05-F-01 Regulatory 
Detailed Planning Regulations, legally solidifies the multi-department coordinated technical indicators, ensuring project 
implementability.

Preliminary Scheme Meets
Resettlement Needs

But Does Not Meet Aviation
Height Limit Requirements

After Adjustment, Breaks Through
Setback and Density Requirements

But Does Not Meet
Sunlight Requirements

Adjusted Scheme Adopts
Courtyard Layout

Final Scheme Achieves
Indicator Compatibility

4. Design Customization: Acting in the moment, going with the flow, implementing policy and mechanism design.

Sunshine  Planning：A bottom-up perspective, assisting institutional 
design, customizing standards, and serving each homeowner.



5. Resident Enlightenment: Building facades are the "co-creation" of all homeowners.

Residents transition from “participating in decision-making” to “leading decision-making.” Facade design is not a 
“developer’s blind box,” but purely “homeowner customized.”

Sunshine Policies Lead

Project Innovations

Effectively solves the four major challenges of old community autonomous regeneration: 
value, capacity, funding, and quality.

Sunshine Mechanism Drives

Sunshine Operation Maintenance

• Included in Inefficient Land Revitalization Policy Pilot
• Land Re-transfer, Government Allocates Local Infrastructure Construction Subsidy
• Directional and Fixed-Price Commercial Housing Repurchase, Recalculating Property Rights Duration

• Flexible “Monetary + Area” Combined Compensation Mechanism
• Introducing Market Intermediary, Reducing Resident Contribution Pressure
• Scientifically Quantifying Balance Payment Price, Resident Asset Appreciation
• Simulated Expropriation Controls Project Risk
• Establishing State-Owned Enterprise, Improving Fund Management Credibility

• Full Provision of Public Service Facilities During Construction
• Operation Phase: Commerce Feeds Back into Public Welfare, Maintaining Community Quality

Sunshine Planning Customization
• Multi-Department Coordination Achieves Technical Indicator Compatibility
• Regulatory Plan, Urban Design Demonstration and Compilation, Implementing Institutional Design
• Bottom-Up Perspective, Resident Opinions Determine Facade Form

Sunshine  Planning：A bottom-up perspective, assisting institutional 
design, customizing standards, and serving each homeowner.



Implementation Results: Entire process took only 3 years, setting a domestic speed benchmark 
for old community autonomous regeneration from “mobilization → demolition → completion.”

Widespread social attention, high influence, high promotion and application value.

Visits and research by units at various levels such as China Natural Resources News,
China Economic Net, Provincial Planning Institute, Municipal Natural Resources Bureau, etc.



Implementation Results: Widespread social attention, high influence, high promotion and 
application value.

Numerous mainstream media and academic platforms competed to report. Selected for the Urban Planning
Forum inaugural “Innovative Practices and Experience Insights of Urban Regeneration” case collection.

Awarded the Gold Prize in the Urban Regeneration category of the 5th GHDA Global Habitat Design Awards 2024-2025.


