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Abstract
The industry of real estate has been serving as one of pillar industry sectors in the speedy urbanizing Chinese cities. The development of properties occurs in the contact of a global reorganization of industry and labor. Globalization of housing stocks is one of the key dimensions bearing witness to such interaction. Its bourgeoning, formulation and the latter development, all will be shaped due to the broader social, economic, and cultural context, respective interests of actors and their varying power and control in the spectrum of geographic scales. 
In Chinese cities, the burgeoning literature suggests an active role of local forces in many disciplines. One of the primary places bearing such interaction is foreign enclave, the emerging residence for foreigners (including ethnic foreigners and ethnic Chinese from overseas) in many large Chinese cities. However, a systematic examination of the local authorities’ role in the formulation of foreign enclaves is less touched upon. This article is situated in such a concern that how the local authorities conceive the benefit behind the development of foreign enclaves and then how they design and implement corresponding strategies. Using the case of Gubei New District, the first and largest cluster of foreign housing projects in Shanghai, the article argues that, developing foreign enclaves is central to the local governments’ pursuit of economic efficiency. An examination of this process may help to shed some light on the local authorities’ dynamic activities behind the globalization of housing market in Chinese cities, with shifting strategies corresponding to the varying interests perceived. 
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1. Introduction
In Shanghai, a saying has penetrated street lingo: “residents of the areas within the inner circle speak English…while those residing outside the outer circle speak the Shanghai dialect” (Zhou & Liu, 2006, p. 23). Although a bit exaggerated and inaccurate, the saying depicts an emergence of spatial residential segregation; particularly, formulation of foreign enclaves that are usually luxury gated estates located at privileged places. Among the first foreign enclaves in Shanghai was the Gubei New District, which has remained as the largest cluster of foreign enclaves until today. On the one side, the development builds up the image of Gubei as the superior residence at the municipal level and exerts a profound impact on the urban land status structure, in terms of both market value and cognitive value in ordinary people’s eyes. It is an advancement that brings more and more investments on foreign housing projects, firstly to the Gubei New District, and to its immediate neighbor and then on to new neighbors, pushing up the land status of inner city areas. On the other side, the continuous inner city redevelopment projects collectively leads to replacement of residents after deconstruction and reconstruction. Original residents, usually working class, are removed out site by site. Moving in are the emerging affluent class, a sizable of whom are inflowing foreign professionals, managers and business owners in the opening up Chinese cities. It is discernible that global reorganization of production and labor has seen its reflection in the reforming of urban spaces in Shanghai. Meanwhile, examinations on various actors involved in the reformulation of urban spaces in a globalization context are far from conclusive.

Local interpretations of globalization are found to be “non-uniform” and “historicaldependent” (Olds, 1997, p. 110), due to the frictional interaction of various actors. The traditional global-to-local influence is criticized, as “all activities are local and that global only come into being through the integration of numerous locally based actors and forces”(Beauregard, 1995, p. 242). The frictional interactions of the divergent actors differ, to a large extent, due to intricate situations such as the broader social, economic, and cultural context, respective interests of actors and their varying power and control in the spectrum of geographic scales (Beauregard, 1995; Olds, 2001). Different from the US market-centered system, studies on Asian cities identify distinctive features on salient dimensions. Intervention of the state is reported in many Asian cities like Tokyo and Seoul, suggesting a state-centered bureaucratic system (Hill & Kim, 2000). The endevour by the state is reasonable in the given urban context of the newly industries East, where the interwoven of globalization and urbanization brings about more pressure in the pierce global competition and urges the decision that that a top priority is given to economic development and competitiveness (Douglass, 2000). The pursuit for economic development by Chinese cities can not be more imperative. The global reorganization of production and labor brings about the opportunity of reallocation of capital and skilled labor, both of which are regarded of value to the economic growth. Competitiveness in attracting incoming capital and skilled labor is thus essential for regional developmental states with their own interests. Power decentralization from the central government to municipal and district government gives room for competitions between localities who act as regional developmental state for its own interest, as well as room for divergent regional actions to enhance the regional structural competitiveness (Zhu, 2004).
Regarding urban governance in advanced capitalist regions, Jessop introduces the concept of entrepreneurial city, exploring the government’s role in the globalization process. The notion of glurbanization is introduced to refer to a local, regional or national state's strategies to build global advantage by restructuring urban space to enhance their international competitiveness (Jessop, April 2004; Jessop & Sum, 2000). The emergence of entrepreneurial city in Asian cities has been analyzed recently (Jessop & Sum, 2000; Wu, 2003). In China, organized endeavor by the state is firstly reported in major cities and eye-catching mega projects like Special Developing Zones. The interplay of the state and the market becomes one major issue. The examination of Shanghai’s overall economic and spatial structure suggests that the role of the state is not really weakened, instead, it plays a key role of the state in determining the pace of spatial configuration (Han, 2000). A chronological analysis of Shanghai’s metaphorical role with reference to the fate of the nation was conducted by Wu (2003), applying the thesis of entrepreneurial city. The conclusion is made that the power of the state of China has never declined but been rescaled in favor of the local units; through the “rescaling of new state functionality’” (p1695), the entrepreneurial city of Shanghai is carried out as a state project. “Inferior and suboptimal” (Zhu, 2004, p. 425) urban spaces like urban villages at Shantou and Luohu district at Shenzhen is found to be a result because of the gap between the central plan and the market mechanism and the lack of efficacy of China’s local developmental state in the yet-to-be-mature market system. In the transition towards market system, strategic practice of the local state appears to be crucial.
Formulation of foreign enclaves is one place witnessing such actions and the possibly resultant impact on the local society. The attention on the role of the state in the making of foreign enclaves is less touched upon. This paper is under such a concern that how local authorities act at the initial stage of foreign enclave development, how they conceive of the meaning behind the development of foreign enclaves and then how they design and implement corresponding strategies, using the case of Gubei New District in Shanghai. After an examination of the pulling in of elite group, detailed investigation of the Gubei case is addressed, this is followed by the discussion on the link between the two phenomena.
2 Background: Globalizing Shanghai and the Pulling In of Elite Group
For Shanghai and many other Chinese cities, economic efficiency is an item given a high priority (Olds, 1997), while the process of globalization is taken as an opportunity, from which external forces and actors from advanced countries and regions are exploited to boost economic growth and further more, to accelerate industrial restructuring. The firstly recognized influx of external forces is capital, i.e., Foreign Direct Investments (FDI). Following the first group of Special Economic Zones like Shenzhen, the Shanghai case again confirms the strong association between the growth of Gross Domestic Product (GDP) and the sum of FDI (Yusuf & Wu, 1997). The Shanghai government expects more. In Chinese official documents and publications, the term of global city usually hints a top-ranked status in the world city hierarchy; the identity of a global city, for many Chinese city governments and local chief officials, means another solid evidence to claim the achievement and demonstrate their performance. The term of global city appears in many cities’ slogans and is announced as the vision of the city. To gain the status of a global city which refers to the location of the entity that commends, controls and influences the world economy - usually a service society (Sassen, 1991), industrial restructuring is a necessary step. Again, influx of external forces and actors from advanced capitalist countries is one primary means.
From 1987 to 2005, besides the steady increase of actually utilized foreign investment from USD 215 million of to USD 6,850 million, another noteworthy feature is the shifting in proportional distribution of FDI into various industry sectors. Greater share goes to the service industry. From 1999 to 2005, the proportion of FDI going to the secondary industry dropped from 58% to 32%; in contrast, the proportion of FDI invested in tertiary industry increased from 42% to 68%. The restructuring of FDI is accompanied with a similar trend in the proportional structure of foreign invested companies, namely, joint-ventures, co-operated projects, and wholly foreign-owned enterprises. In the past years, the number of foreign-invested enterprises rose from 4,716 in 2000 to 5,582 in 2005. The more impressive figures come from the indicator denoting the number of those on the Fortune 500 list, which rose from 150 in 2000 to 260 in 2005, and especially the number of regional headquarters of MNCs, which leapt from 20 to 115 during the same period (Table 1).
Table 1: FDI and the number of foreign-invested enterprises: 1985 ~ 2005
	
	1985
	1990
	1995
	2000
	2001
	2002
	2003
	2004
	2005

	FDI
	0.62
	1.77
	39.42
	31.6
	43.91
	50.3
	58.5
	65.41
	68.5

	Enterprises
	-
	-
	-
	4716
	4994
	5382
	5758
	4797
	5582

	Headquarters
	-
	-
	-
	20
	25
	50
	80
	90
	115

	Fortune 500
	-
	-
	-
	150
	160
	170
	185
	215
	260


FDI, unit: 100 million US$
Source : Savills China, 2007; ShaMSB, 2000; 2004; 2006
For the second objective, influx of professional and managerial labors in service industry is very much stressed. The pouring in of FDI and the mushrooming of foreign-invested companies have contributed to a promising job market, especially in the tertiary industry. From the years 2001 to 2003, Shanghai experienced a secular need for professional and managerial labors in service industry, with 62,500 vacancies in the financial industry, 201,000 vacancies in real estate, and 354, 400 positions in retail, wholesale, accommodation, and catering services (ShaMSB, , 2004). However, the speedy urbanization process and the simultaneous economic restructuring hardly gives time for the natural transformation of the local labor structure (Cai & Shen, 2002). Instead, a sizable amount of vacancies, particularly those at the upper end of the employment structure, are usually filled in by oversea human resources, in terms of foreign expatriates and locally hired overseas labors through the talent immigration schemes, for the knowledge and experience they bear.
The first wave of the elite group started to expand when foreign-invested enterprises were encouraged in Shanghai in the early 80s. Parallel with the increasing number of foreigner invested enterprises, it was natural to predict a growing number of foreign expatriates. The pioneer group in Shanghai was made up of business owners who came to run their businesses and senior managers or chief representatives of multi-national companies, which set up their branches in Shanghai. This wave was sustained as more and more new foreign-invested enterprises came, as well as when existing foreigninvested enterprises expanded.
The wave of borrowing qualified workers from overseas is advocated and pushed forward by the local authorities. The second wave is mainly constituted by managerial and professional workers coming to Shanghai through the talent immigration schemes. In the year 1989, Article No. 88 was announced to encourage Chinese students who were studying abroad to return to Shanghai to work. Three years later, a revised version was published, claiming preferential policies given to oversea talents, their family members, as well as to employers who hire them (Shanghai Portal, 2007). In 1994, the then mayor Huang Ju announced the plan of “Building the Talents Highland of Shanghai”, and the slogan was changed to “The Highland of International Talents”, particularly “a confluence region for the excellent talents in the West coast of the Pacific Ocean” in 2001 (Cai & Shen, 2002, p. 12). In 2002, Article No. 122 was published, according to which, the focus group was extended to cover human resources from other domestic regions, but explicitly defined to be talents with bachelor’s degree and above, or specialists (Shanghai Portal, 2007). Besides the inward capital, the municipal government values equally, if not more, the incoming managerial and professional workers who are desperately needed but relatively hard to find from the local population in the then Shanghai (Cai & Shen, 2002).
Table 2: Number of residents from oversea countries and regions
	
	
	2000
	2003
	2004
	2005

	Total
	
	60 020
	100%
	72 895
	100%
	90 409
	100%
	100 011
	100%

	Pacific Region
	40 713
	67.8%
	47 584
	65.3%
	57 210
	63.3%
	54 615
	54.6%

	
	Hong Kong
	4 121
	6.9%
	3 505
	4.8%
	3 505
	3.9%
	-
	-

	
	Taiwan
	10 522
	17.5%
	11 818
	16.2%
	11 818
	13.1%
	-
	-

	
	Japan
	12 270
	20.4%
	17 409
	23.9%
	22 563
	25.0%
	27 812
	27.8%

	
	Korea
	3 294
	5.5%
	7 135
	9.8%
	9 441
	10.4%
	14 047
	14.0%

	
	Malaysia
	1 278
	2.1%
	1 955
	2.7%
	2 520
	2.8%
	3 480
	3.5%

	
	Singapore
	2 808
	4.7%
	3 263
	4.5%
	4 472
	4.9%
	5 547
	5.5%

	
	Australia
	6 420
	10.7%
	2 499
	3.4%
	2 891
	3.2%
	3 729
	3.7%

	North America & Europe
	11 583
	19.3%
	14 768
	20.3%
	22 648
	25.1%
	30 284
	30.3%

	
	USA
	6 354
	10.6%
	8 248
	11.3%
	10 695
	11.8%
	14 329
	14.3%

	
	Canada
	1 361
	2.3%
	2 352
	3.2%
	3 189
	3.5%
	4 279
	4.3%

	
	Germany
	1 511
	2.5%
	2 541
	3.5%
	3 496
	3.9%
	4 591
	4.6%

	
	UK
	2 357
	3.9%
	1 627
	2.2%
	2 135
	2.4%
	2 904
	2.9%

	
	France
	-
	-
	-
	-
	3 133
	3.5%
	4 181
	4.2%

	Others
	
	7724
	12.9%
	10543
	14.5%
	10551
	11.7%
	15112
	15.1%


Source: ShaMSB, 2006b
As a result, we see a speedy expansion of inflowing professional, managerial labors as well as business owners. In the year 2000, there were 60,020 foreign dwellers
 in Shanghai; the figure went up to 72,895 in 2003, and then kept rising to 90,409 and 100,011 in 2004 and 2005, respectively (ShaMSB, 2006b). More than half of them come from the Pacific region, while the population from Europe and North America are also increasing. According to the data, at the end of 2005, the three largest subgroups were the Japanese, Koreans, and Americans. Although we can not get the figure of Hong Kongers and Taiwanese in the year 2005 from the official data, the number is speculated to be huge from the figures in the previous years. According to the data cited by Sang, the total number of Taiwanese dwelling in Shanghai has reached 300,000 in the year 2002 and they constitute the largest proportion of intruding elite group. The talent immigration schemes also brought about 10,670,000 non-local workers who settled in Shanghai, about 60,000 were returning overseas Chinese students who came to Shanghai for career development.
Compared with the number of local population, the sum of this inflowing population is not huge. However, they are either wealthy in the cultural or economic term or, for the majority, both. Among ethnic foreigners, employees of foreign-invested companies and their family members made up the largest share, accounting for 60.1%; 9.8% are officials of overseas missions and their family members and another 4.6% are experts or specialists (for particular projects) and their families (ShaMSB,, 2006b). A better economic status seems to be obvious with reference to the first generation of the inflowing professionals, which are constituted by investors and CEOs of MNCs. Aside from salaries equivalent to the level of their origins, expatriates in multi-national companies also enjoy rich housing allowances. Normally, the housing allowance for CEOs in MNCs will be around US$5000 and US$500 for ordinary staffs (interview of staff at Jones Lang LaSalle, 2003; similar report can be found in Wu, 2006). Besides that, their wealth in cultural capital and high position in the occupational structure hints a well-paid wage. The data collected by the Office of Foreign Affairs before June 2001 further revealed that, 89.27% of foreigners have a bachelor’s degree or above, 73.3% have a middle to senior managerial position, with 6.6% being chief representatives for multi-national companies (Sang, 2002). Survey data indicates that about 82% of Taiwanese have a tertiary degree or above, 46% of them are senior managers, 16% are chief representatives, and another 26% are business owners. With regards to immigrants though talent schemes, 73.3% have a bachelor’s degree and another 8.2% with a master’s degree or above (ShaMSB, 2006a). The percentage of bachelor’s degree holders among returned Chinese students rose to 100%, with those having master and doctorate degrees reaching 80%. The official data also revealed many renowned academic scholars’ joining the settlers, including 73 academicians and 11 national chief scientists; about 3,200 registered firms and companies were set up by these returned oversea Chinese (Cai & Shen, 2002). Compared with the local population, about 11.4% of who have a tertiary degree (ShaMSB,, 2001), the inflowing group stands out with their high educational attainment level, high position in the employment structure, high economic status, and nationality. The huge disparity between the inflowing group and the local population makes the former an elite class, for whom, the foreign enclaves are developed.
3. Forming Foreign Enclavves: The Case of Gubei
The origin of the foreigners’ settlement is traced back to the housing demand by the influx of foreign expatriates who were coming when the door was opened to foreign companies in the early 80s. The influx of foreign expatriates hardly found place to live since their accommodation can not be solved by the then social-welfare housing system (Wu & Webber, 2004). Meanwhile, real commodity housing stocks in housing market is not available until 1992, when newly established developing companies gradually took over the responsibility of housing construction. In this burgeoning housing market, further limitation was made to alternative options for foreign consumers, who can only select from Housing for sale to foreigners (Waixiaofang) that was requested to follow special application procedure after the payment of Land Use Right. In this sense, hotel or services apartment are the main way for foreign expatriates to get accommodation when the Hongqiao Economic and Technique developing Zone (ETDZ) is opened for incoming investment in the early 80s. To remove possible barrier in attracting incoming investment, residences for foreigners were planned. In 1984, the Municipal Government approved the proposal of “building Gubei New District” submitted by the District Government of Changning, as a subsequent step following the proposal of “Developing Hongqiao ETDZ”. The local authorities defined the development to be high standard ‘export-oriented’ residential stocks (Jiang, et al, 1999). In correspondence with many schemes related to globalization such as Highland of International Talent, the project was also entitled to be ‘International Community’ (Guoji Shequ). It is explicitly addressed that the rationale of developing Gubei New District is to offer residential properties for foreign expatriates who work in the Hongqiao ETDZ. The land adjacent to Hongqiao ETDZ was designated as the site, on which relevant facilities for daily life needs were also planned. Although being a commercial development, the idea of Gubei New District and its design may also reflect some influence from the work compound concept in the socialist system. Residential community with facilities to support daily life is planned adjacent to their work place. 
According to the plan, the Gubei residential district will cover a total land area of 136 acres, encompassed by Yaohong road, Hongxu road, Guyang road (Xuhong rail line), and Hongqiao road. After the implementation of the development, the Gubei district, which will be developed through two phases, will offer about 3,000,000 square meters of building spaces for residential use and projects of consulate buildings (Jiang, et al, 1999). In several years, a twenty-block area of former agriculture land, low-quality workers’ village, and work unit compounds, soon became a luxury neighborhood, its first phase having been developed to be the first large patch of international settlement (China Enterprise, 2006). The Gubei New District gained the nickname of “The small United Nations” which accommodates citizens from about 30 countries and regions (Lu, et al., , 1999).
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Figure 1: The Gubei New District in Shanghai
3.1 Organization of the Gubei United Development Company
A Gubei New District United Steering Committee - later changed to Gubei United Development Company - was constituted conjointly by several stated-owned or statecontrolled institutions and firms, namely, the China Enterprises under the Municipal Housing, Land and Resource Administration Bureau, the New Changning Ltd. under the Changning District Construction Department, and Pujiang Construction and Development Company under the Shanghai Architectural Design and Research Institution (Figure 2). The composition is a cross-department coordination as well as coordination by authorities at differential spatial scales. This kind of “joint-venture” brings together the several core arms of the government that relate to urban redevelopment, therefore, facilitating the procedure which used to require thousands of stamps at different departments. Meanwhile, the company is also a joint-venture between the municipal-level government department and the district-level one, which ensures a priority in the access to urban resources at either level.
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Figure 2: Structural relationships between Gubei United Development Company and the Shanghai Municipal Government
Authorized by the municipal government, the Gubei United Development Company is in charge of almost everything involved in the development of the Gubei New District, starting from developing agendas and schedules to long-term maintenance for the district (China Enterprise, 2006). The company took up a variety of roles, in a very concise sense, can be described as one particular authority whose control covers a variety of disciplines at different levels: serving as resources and land allocation institution to relocate original residents and farmers on agriculture land, leasing land parcels within the district to different developers; serving as planning department to develop master plan for the district, to plan and construct supporting infrastructures and utilities, as well as to decide the primary style for all buildings. Meanwhile, it also acts as developers to invest on residential stocks independently or through joint ventures with oversea developers, particularly those from Hong Kong; property management and marketing is also its duty.
Development of high end residential estates was unprecedented for local institutions, since any items related to consumption might cause the concerns of bourgeois poison and were strictly banned in the socialist reform. The Gubei Development Company itself lacked the capability and confidence to plan a westernized high end estate compatible with the international standards, nor to say the huge amount of capital needed for the investment. External forces were welcomed and cooperation occurred in almost every chain throughout the whole procedure. Being the one and only channel for cooperation with other parties, the company proactively invites participation of external experienced enterprises in the building of Gubei New District. During the stage of master planning, a French-Chinese architect, Fusheng Huang, was invited as the principal architect to work with the Shanghai Architectural Design and Research Institution. For the development of estates, joint venture is the main form of actors to develop estates site by site. In fact, many estates in Gubei New District are developed by Shanghai-Hong Kong joint property development companies. For example, the Gubei Donghai Property Company, the Baocheng Property Company, and the Baixin Property Company are all joint ventures by the Gubei United Company with respective Hong Kong developers. Property management is another place where the local institutions utilized the knowledge and experiences of their foreign counterparts through joint ventures. In the year 1991, the Gubei Property Management Company, the first joint-venture company of property management in Shanghai, was established through the cooperation of the Gubei United Company and the Hong Kong Mandarin Property Management Ltd. Company (China Enterprise, 2006; Lu et al., 1999). All estates within the Gubei district are then managed by this joint venture. It is through the form of joint-venture that the Gubei Company facilitates the connectedness of divergent actors from a wide range of disciplines. At the same time, it is also through the form of joint-venture that the company ensures the authorities’ intervention at various aspects and at divergent levels.
3.2 Preparation and planning of Gubei New District
3.2.1 Place with location advantages
The effort from the local authorities can be traced back to the very beginning when the land of Gubei was designated to be the place for international settlement. As explicitly stated in government documents (Jiang, et al, 1999), one of the imperative factors leading to its later success is its locational advantages. The site of Gubei New District is located in the Changning district, on the path linking the Hongqiao International Airport to the city core. To its east and south-east is the traditional Upper Quarter; to its north is the Hongqiao ETDZ where the first large developing zone in Shanghai is located; to its west is the Hongqiao International Airport, the former main entrance to Shanghai; and the land itself as well as those to its south-west were relatively less developed and occupied by several worker’s villages and agriculture fields. Geographically, the high accessibility to the city center and the international airport make it a desirable option to the internationally floating population, most of whom are business owners and chief managers who tend to do a lot of traveling. Cognitively, another positive influence exerted by the neighboring areas is associated with decent reputation.

Gubei New District sits on a relatively marginal land adjacent to the then superior residence area. During the colonial period, the Changning district was among the last patches of development along the expansion of foreign concessions toward the west. This district, benefited from the proximity to the Upper Quarter and its relative natural environment, soon became the ideal land for luxury villas for consulates, foreign senior managers, as well as Chinese bureaucrats and entrepreneurs
 (Jiang, et al, 1999). To the east of Gubei, one will find the superior residence area as the traditional Upper Quarter known since the colonial period. The housing expropriation and reallocation in the socialist era, however, did not weaken the superior status of the Upper Quater; in fact it was even enhanced. After reallocation of housing, this area merely turned into communities of cadres and intellectuals
. Although Gubei was still relatively less developed at that time, the land had great potential. The contextual setting where the Gubei New District is located prepares the ground for the formulation of an affluent household community. When the government designated this land as a settlement for foreigners, they created an access to lands with both functional advantage and decent reputation for the inflowing elite group.
3.2.2 Designing Residence for Foreigners Aside from the carefully selected location, many other deliberately designed strategies have been employed. The focus on foreign elites – a group distinguished by their cultural and economic background – leads to a series of postulation on what kind of housing and living environments they prefer and how to bridge the demand and the supply gap. The first decision was to adopt western, or to be more accurate, European cultural features as the primary architectural style for the Gubei project.
The resorting to foreign models may rest on three reasons. During the years under socialist reform, “any form of enrichment” (Giroir, 2006, p. 217) was discredited and all housing constructions were under the principle of ‘building more with less money’ (duo kuai hao sheng) (Editorial Board of Shanghai Housing, 1993). Modern Architecture that used to be the prevailing style in Chinese cities has evolved to an extreme of simplicity and a reflection of the austere economy, far from the needs of a luxury development. Meanwhile, the concession to the past in Shanghai, in a sense, has exerted a profound influence on the local culture and regional value system. The grand western style buildings of the colonial era serve as reminders, keeping a vivid collective memory of the magnificence and splendor Shanghai reached. Moreover, it is more or less intuitive that western style buildings are supposed to more probably give foreigners (who are also expected to be from advanced regions like North America and Europe) a familiar feeling and make them willing to settle down in Shanghai. Thus, relevant institutions worked out the central theme of ‘European Style (on) the hospitable Eastern Land’ (dongfang retu, oulu fengqing) for the Gubei project (Jiang, 1999), intending to build the image of a luxurious and comfortable (hometown-like for foreigners) neighborhood.
The final decision, that the master plan and landscape design should follow a ‘Palace Style’ (gongtingshi) and a ‘Continental European Classic Style’ (oulu fengge) for all individual buildings to be constructed within the territory became the general guideline for all developers. The master plan of the Gubei New District and landscape design is obviously inspired by, or mimics, that of the Versailles Palace in Paris as again indicated by the words of ‘palace style’. Geometric design is very much emphasized in the set up of a formal symmetric layout; elements like fountains, avenues, and vistas were employed to claim the magnificence of a royal court. The so-called European Classic Style may be nothing more than an imagination based on a collection of architecture elements, “seen through the eyes of property developers” (Giroir, 2006, p. 216). Classical elements were frequently used arbitrarily, illogically, and capriciously. Clients began to select from catalogs of historical precedents, and architects were merely employed to provide a façade to an otherwise workable scheme. The developers further exploited this westernization by emphasizing it through all kinds of means, for example, in the naming of estates. In the Gubei New District, one can commonly find many references to European cities or places in the name of estates, such as the ‘Victory Building’, ‘Vienna Plaza’, ‘Paris Garden’, and so on. Such intention is more obvious in the advertisements, many of which claimed that the given estates would “bring back the memory of previous living experiences in relevant European cities or places”. With all the efforts, the course of architecture and landscape were bound to foster an image of dignitary, European-citysimulated community for its foreign inhabitants.
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Figure 3: Westernized style for the Gubei New District
Besides adopting the westernized style for the physical settings, the aim to build up a westernized neighborhood is also repeatedly enhanced by other means. One of these means specially designed to attract foreigners is English speaking services. Local authorities believe that the quality of education available for children is one of the significant factors which determine the coming and staying of foreigners. This is particularly true when the whole families rather than the expatriates alone are expected to settle down in the city. In Chinese cities, the planning and management of communal facilities follows a set of codes according to the population to be served, directed by respective institutions. For the proposal international community of Gubei New District, the kindergarten and school within the territory are planned to be international ones, where native English-speaking teachers are hired (Jiang, et al, 1999). This then makes the Gubei district more attractive for those concerned with the education of their children. English speaking is also required for staffs in the administrative office at the sub-district level, that is, street office (Jiedao). A new street office, namely, the Ronghua street office, was set up especially to deal with daily affairs of this district. In the Ronghua street office, basic training programs for staffs cover general knowledge of a variety of nations, from national flags to local customs, aside from simple conversations in English (ShCCPHRO, 1998). These initiatives are very useful for foreigners, making their daily lives in Shanghai where few people understand or communicate in English easier.

Last but not least, the other strategic step in the implementation of the proposal of building an international settlement is marketing. In 1992, the Gubei United Company set up the Gubei New District Marketing Center to be responsible for the merchandising of all properties developed by the Gubei United Company and its branches. As soon as it was set up, the center started its attempt to establish sales branches in other countries and regions, with the purpose of putting properties in Gubei to the global housing market. At the end of the same year, sales branches opened in countries and regions like Singapore, USA, Canada, and Hong Kong, with the office at Hong Kong expanding into a marketing company in 1993. Furthermore, the center also looked for varying types of corporations with overseas actors in the field of real estate. Promotional packages were offered to overseas real estate agents and joint ventures with overseas property developers were set up, all with the intention to take advantage of the source of worldwide consumers (China Enterprise, 2006).
3.2.3 Designing Residence for affluent class
If all the strategies discussed above are designed based on the ethnic feature of the inflowing population, there are other strategies to focus on their socio-economic characteristics, that is, better off economic status. The proposed luxury living environment is deliberately planned from both macro and micro levels, collectively portrayed by elements that imply a more deliberate consideration and higher investment. These include westernized ornaments added to the facade, expensive materials for the outside and inside, green space and amenities, as well as spaces for private car ownership. At almost every aspect, the design standard adopted by estates in Gubei far surpasses that of the ordinary domestic housing developments during the same period. At the neighborhood level, private car parking space was planned at a one-to-one ratio in Gubei district, while in ordinary neighborhoods developed after 1997 in Shanghai one car park space would be shared by 4 or even 10 households
. Private clubs for residents began to appear in these high end residential estates, affording a variety of luxury amenities like swimming pools, gymnasiums, and recreational rooms; while most ordinary neighborhoods merely had poorly maintained open spaces, just to meet the requirement of greenery ratio rather than for the amenity of its inhabitants. For housing units in the ordinary residential developments, only the necessary structural parts without finish and basic equipments for kitchen and toilets would be available; while housing units in this district were among the pioneering groups that were luxuriously decorated with attention to lavish details and fully equipped with big name brand utilities and electrical appliances. Particularly, it was in the Gubei district where many advanced electronic appliances first came into use, like the video-telephone and auto-alarm system.The feature of luxury living environment has become a more imperative factor to distinguish foreign enclaves from the ordinary ones.
Different from the typical gradual and experimental pace of market transition in China, replacement of residents for the site is more like a big-bang action. Before land parcels are leased to developers, original residents and farmers on the site of Gubei have been relocated to remote suburban areas. After the development of new residential estates, market mechanism becomes the platform to filter the local ordinary folks out. In theory, Waixiaofang is also open to local people; it is the Capability of housing consumption in the housing market becomes the key element determining who will move in. According to the property consultant firms, the price of properties in Gubei ranged from 1,500 US$/sq. meter to 2,000 US$/sq. meter. It is to be noted that the development of the Gubei district started from the early 90s when the city was yet to see economic growth as well as an increase in the individual income level. The average income level of local people was too low to afford property in Gubei. Based on the prices given above, a 100 sq. meters flat in Gubei would require 55 years of income for a three-person household within the average income level, or 29 years of income for the upper class households, given the domestic income levels in 1995
. The access to urban housing for ordinary local people is vulnerable.
Being a commercial project, the construction of Gubei New District seems successful. The acceptances of Gubei New District as their residence by the inflowing foreigners, at the beginning, may be kind of have-to action. The burgeoning housing market can hardly offer many options to foreign consumers at that time. Along with the development of Gubei, where the image of superior residence being established, the wide discrepancy between Gubei and ordinary estates, both in terms of tangible and intangible quality, may be the reason make them stay. After the lifting of policy on “Waixiaofang”, that is, foreigner can buy any housing stocks in the market, spatial segregation of residential choices does emerge, but to a very limited degree. For instance, many western people move to Pudong for a relatively suburban setting, and Asian people usually stay for a city living preference.
4. Final Reflection

The Gubei New District is regarded as a city-level project that will contribute to the image of the city as a livable city with an international standard and more important, to build an international basis of talents. The ultimate goal is to make the place of Shanghai more structural competitive in the global reorganization of production and push up the position of Shanghai in the global city hierarchy, towards a global center of trade, finance and business. As a residential area for foreign professional labors, the plan of Gubei New district is one step in the comprehensive plan.
Given the pierce competition in industrial restructuring, the influx of capital, people, and knowledge, particularly those from advanced countries and regions, is found to be of value to bolster the local economy. Following this logic, local authorities regard their interests as identical or mutually beneficial with those of foreign actors. They aggressively pursue and invite the intrusion of the latter. From the many preferential policies legitimized for Talent Highland building to the deliberately designed International Community, the governments show a consistent interest in pulling in this social group through many schemes. The construction of foreign enclaves such as the Gubei new District is then used as one of the means to attract the inward flow of the elite group; being one imperative component in the overall strategic plan to build an “international standard Shanghai”; eventually central to the governments’ ultimate goal of an effective and efficient economic growth. The primary purpose of developing Gubei was to serve the foreigners, and thus the imperative feature of the international community is a postulation of what foreigners demand. Land with privileges is designated; westernized style is specified to be the primary style for the master plan and individual building design to forge a hometown-like environment and embody the concept of “hospitable eastern land”; Export-oriented marketing design is another step to reach out directly to overseas consumers. As a result, the local actor proactively postulating the demand of foreigners and aided by more experienced foreign practitioners designs, constructs, and promotes these foreign enclaves to them.
The interests brought by the foreign enclaves building later on go beyond a place to attract and root a specific group needed for the economic growth, rather, it bolsters and pushes forward the industry of real estate. The Gubei New District is also regarded as an experimental filed for marketization. The knowledge of overseas counterparts who have rich experiences in dealing with international consumers are borrowed and exploited through cooperation. This piece of land is converted to a cluster of high end residential stocks in the housing market, generating huge revenues to the local government. The Gubei project shows an example of initiating and managing the industry sector of real estate. A shift emerges in the meaning of foreign enclaves to the local authorities, so does the strategies employed in developing the following phase. The discovery of higher profit returns from the real estate industry places emphasis on the affluent economic status of this group. How to forge a living environment for the affluent class becomes the greater concern of the local authorities. Meanwhile, the European Classic Style employed to appeal to the taste of the foreigners is now beginning to see challenges from alternative styles.

The implementation of the plan will not be possible if not for the support from the municipal government. The Gubei New District is carried out as a city-level project, with the structural relationship between the Gubei United Development Company and the municipal government at a wide variety sectors and levels (Figure 2). The ability to access many key resources of the local authorities is also evident from many other aspects, be it tangible or intangible. For example, the geographic accessibility of Gubei was possible only after the construction of infrastructure at a broader context, the concentration of city-level high standard facilities and open spaces also contributed, both of which are subject to the comprehensive planning of the Municipal Planning Bureau. The English speaking service from the street office and the setting up of international kindergartens and schools need the support from the District and Sub-district Administrative Offices and the Education Bureau respectively, all of which are within the structure of administrative organizations. Lesson and experiences are summarized and advocated to other regions through the myriads of arms in the administrative organization. In 1995, the Gubei New District was elected as one of the Top Ten Urban Landscapes in Shanghai in the 90s. In 1999, it was adjudged the Best Residential District in Shanghai for the 50 years ceremony of the New China (Huang et al., 2005; Lu et al., 1999). The Gubei United Company was awarded the title “Top Twelve property developers in Shanghai” by the expert committee in 1994. Many senior officials, such as the former city head Jiang Zemin and Huang Ju, as well as the head of Construction Ministry Yu Zhengsheng came for a visit, proclaiming it a model for other regions and district governments to follow (China Enterprise, 2006).
The intervention undergoes adaptation along with the simultaneous structural changes of the City of Shanghai itself, namely, a wider opening to external actors and a more complete marketization. Support to Gubei from the authorities continues, with more at the macro level. In 2003, a Hongyan greenery open space was planned to the north of the second phase of Gubei New District. The open space with a size of 220 000 square meters is one of the ten city-level projects of public open spaces planned by the Shanghai municipal government in line with its aim to compete for the title of National Park City (Anonymous, 2003). In 2006, Gubei New District became the first community in Shanghai where digit-TV was installed, one of the key step toward the pursuit of digit- Changning by the district government (China Enterprise, 2006). City-level mega projects, from open spaces, amenities, and infrastructure, are concentrated in this area which is already of high value. The repeated investments widen the already great contrast between Gubei and other lands marginalized, pushing the former further up the ladder of land status.
The local developmental state gives a top priority to economic efficiency, and identifies common interest with the inflowing professional labors for industrial restructuring as well as incoming developers for development of real estate and the transition towards market system. The identical interest produces reciprocal relationship between the local government and the incoming actors. The reciprocal relationship benefited two sides; however, ignore the interest of the ordinary public. Original residents were moved out to city fridge where land is relatively cheap; the huge disparity in economic terms between the inflowing elite group and the local population is one of the key factors enhancing the replacement inevitably in the market mechanism. The construction of high end estate and image of an international good life push up the land status of Gubei and in return, attract continuous investment by developers as well as by the local developmental state on infrastructures. The concentration of resources on inner city widens the contrast of urban land, prepare for the basis for further social spatial polarization.
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� From 2000 to 2004, the term of foreign dwellers in the government statistic yearbook refers to ethnic foreigners and ethnic Chinese from Hong Kong, Macau, and Taiwan, while the later is excluded from the social group in the year 2005.


� According to the statistical data, there are 931 detached or attached houses constructed before 1949 in this district, accounting for 29% of the whole floor spaces of houses in Shanghai. Particularly, the number of luxury villas, many with stables, was about 303 including several renowned houses like the Sassoon Villa and the Yao house. 


� One telling example is the Jiangsu Road Sub-district which was known as a community of foreign elites before 1950 and then turned into a community of Chinese entrepreneurs, renowned elites, and relatives of overseas Chinese (Jiang, et al, 1999).


� According to the Code for Transportation Design and Parking Space that took effect in 1997, housing units will be divided into five categories, according to which different standards for car parking space planning should be employed. For the first level, which refers to villas or apartments larger than 150 sq. meters in size, the ratio of number of housing unit and number of car parking space is 1:1. The ratio will be 2:1 for the second level, referring to units with size 120-150 sq. meters; 4:1 for the third level referring to units with size 100-120 sq. meters; 10:1 for the fourth level referring to units with size 80-100 sq. meters; and 20:1 for the fifth level referring to units smaller than 80 sq. meters.


� According to the statistical data, the average disposable yearly income per person was 7,171 Chinese Yuan, and that for the upper class was 13,795 Chinese Yuan (ShaMSB, 2000). Here, 1 US dollars is converted to 8 Chinese Yuan.





