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[bookmark: _Hlk168218584][bookmark: _Toc168511190]Part 1 
[bookmark: _Toc168511191]Introduction:
This paper mainly expounds the relevant contents of literature review. In this part, I write the definition of literature review, the purpose of writing it, and the benefits it can bring to research. Then I discuss the steps of writing literature reviews, different types of them and their advantages and disadvantages. I also focus on finding research gap and how to avoid bias in research.
[bookmark: _Hlk168219748][bookmark: _Toc168511192]1.1 What is a literature review? 
Literature review is an important tool for researchers to quickly understand the development history and current situation of an academic field (Denney & Tewksbury, 2013). It provides a comprehensive summary of a specific theory, topic or method in a discipline (Paul & Criado, 2020) and provides evidence in the research topic to strengthen persuasiveness (Rowley & Slack, 2004) . Literature review also searches, sorts out and evaluates the available literature in the selected research subject field (Lim, et al., 2022) , and gives a comprehensive overview of the findings of previous research. By summarizing and summarizing, we can show the focused content in the current academic research and the gap between different research directions (Denney & Tewksbury, 2013) . Available literature includes articles from academic and professional journals, published books, and network resources, etc (Rowley & Slack, 2004).
[bookmark: _Toc168511193]1.2 Purpose of literature review 
The purpose of literature review can be summarized into three points. Identify research gaps, establish theoretical frameworks, and promote academic exchange.
Identify research gaps. A literature review can summarize previous research, explain the results of previous studies, collect and organize the ongoing research of relevant research subjects, combine existing knowledge and conclusions for a coherent summary, critically examine past research contributions and successes, and clarify the limitations of previous research viewpoints or discover alternative viewpoints. In critiquing previous research, weaknesses or deficiencies in previous literature may be highlighted (Lune & Berg, 2017) , and identifying key issues or research priorities can help researchers determine the direction of further research in the field (Rowe, 2014).
Establish a theoretical framework. Literature review is very helpful in evaluating past theories or research results, and in checking the validity or accuracy of theories (Tranfield, et al., 2003). Modern disciplines are built on the continuous progress of basic research (Snyder, 2019) , and all research may require reference to existing knowledge in other fields (Rowley & Slack, 2004). This is also the foundation of academic research, and literature reviews can help construct new theoretical frameworks for research.
Promote academic exchange. Introducing a literature review in a paper can demonstrate the researcher's understanding of the field, enhance the credibility and persuasiveness of the paper (Lune & Berg, 2017). A comprehensive literature review not only serves current research projects, but also provides a solid foundation for researchers to conduct subsequent research in the certain field and facilitates internal communication and discussion within the academic community, promoting the development of related research fields (Lim, et al., 2022).

[bookmark: _Toc168511214]Figure 1 Steps in conducting a critical literature review
1 Defining the scope. Summarized the research topics, problems and key points, choose proper method in finding the research objects, delimit the research scope, and determine the time range, geographical range and subject field.
2. Collect relevant literature. Using academic database to search for keywords and consult journals and books: refer to authoritative journals and books in related. Tracking other documents cited from found documents.
3 Evaluating the sources. Evaluate the quality of the literature according to the research purpose, methods, sample size and the reliability of the results. Classified the literature by theme, research methods and theoretical framework. Then make a summary table for each document.
4. Analysing and synthesize information. Organize information and express them clearly and coherently. Analyse the literature in different periods and compare the research methods, sample selection and data analysis methods of different researchers.
5. Critical assessment. Comment on the methods, conclusions and main arguments of the selected literature, avoid personal prejudice or subjective assumptions.
[bookmark: _Toc168511194]1.3 Types of literature review
Normally, there are variety types of literature review using in academic research. Based on the different subjects, researchers choose the proper one to find the gap, or organizing the former giants’ idea to find useful findings. Narrative literature reviews, critically appraised topic (CAT), scoping review, rapid review, and systematic review are the most common types of writing literature reviews (Grant & Booth, 2009).
Rozas & Klein (2010) believes that narrative literary criticism lays the foundation for understanding the beginning, current, and future direction of a specific research institution. They can focus on theoretical, methodological, or outcome related issues related to specific themes. Narrative reviews can provide a detailed description and in-depth exploration of a specific topic, giving readers a comprehensive understanding of research in that field. Sorting and evaluation of existing literature, narrative reviews can provide direction and suggestions for subsequent research, promoting the in-depth development of academic research (Cooper & Hedges, 1994; Davies, 2000).
Critically Applied Topic (CAT) is a brief evidence-based assessment, not a comprehensive review or synthesis of all available knowledge on the topic. It focuses on in-depth analysis and evaluation of a specific problem in real-life situations (Sadigh, et al., 2012).
Scoping Review is a method that searches, filters, organizes, and summarizes the current research status of a specific topic or field (Tricco, et al., 2015). The main purpose is to provide a comprehensive and rapid overview of existing research in a certain research field or topic, clarify the conceptual boundaries of a certain topic or field, explore the breadth or scope of research, summarize and map evidence, and provide information for future research (Munn, et al., 2018).
Rapid review usually refers to an efficient and simplified literature review or evaluation process aimed at providing a quick overview and evaluation of specific topics or issues in a short period of time. This type of review may be used in academic research, policymaking, and project decision-making (Dobbins, 2017; Khangura, et al., 2012).
Systematic Review is using a serious of reliable methods on collecting, evaluating, and analysing of all relevant data from multiple studies related to a certain field, to draw comprehensive conclusions. Meta-analysis reviews often use statistical methods to merge and analyse the results of multiple independent studies. These two methods are usually used in combination (Crowther, et al., 2010; Bearman, et al., 2012).
Figure 2 using speed, methodological detail, risk of bias, and comprehensiveness to evaluate five types of literature review.
[image: ]
[bookmark: _Toc168511215]Figure 2  Schematic of the main differences between the types of literature review (Brennan, et al., 2020)
As shown in Fig. 2, there are positive and negative features of each literature review types. For example, Critically Applied Topic (CAT) evaluates relevant research in a concise and clear manner, but the evaluation and conclusions of CAT may be influenced by the subjectivity of researchers, resulting in higher risks (Sadigh, et al., 2012). Systematic review, it uses multiple methods to build a structured and comprehensive result in certain detail, with high objectivity of evidence and credibility. However, the systematic review takes a long time and is at a disadvantage in the latest research (Hiebl, 2023). Compared to systematic reviews, narrative reviews often lack strict literature screening and evaluation criteria and are typically selected by authors based on author’s understanding and judgment, which may affect the comprehensiveness and reliability of the review results (Collins & Fauser, 2005).
[bookmark: _Toc168511195]1.4 Identify the research gap.
Research gaps refer to the part that have not been discovered in a certain research field or have not been deeply studied. It could be in different in research groups or samples, research methods, data collection and analysis processes, or other unused research variables or conditions (Robinson, et al., 2011). Finding research gaps require researchers to be very familiar with the research field and read a lot of literature to ensure that their research methods are up to date. Researchers may find the missing parts in the literature. However, researchers need to sort out and criticize the existing knowledge, by their experiences making a comprehensive comparison to determine whether the gaps are worthy to do (Müller-Bloch & Kranz, 2014). It can help researchers to understand the importance and relevance of research by comparing the gap between the existing knowledge and the present. With the gap, researchers can improve the credibility of future research and the possibility of solving key problems.
[image: A diagram of a diagram
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[bookmark: _Toc168511216]Figure 3 Seven Types of Research Gaps
Miles (2017) summarized the research of Robinson (2011), Müller-Bloch (2014), Jacobs (2011), and result seven common research gaps. It does not mean that these gaps will all appear in a study, they only provide researchers with directions to search for gaps, as researchers often encounter difficulties in the identifying process. 
Firstly, excessive information: Researchers need to screen and organize a large amount of academic literature, which requires a lot of time and effort. It is difficult to accurately identify research gaps due to information overload. Secondly, the complexity of research fields. Some research fields may involve interdisciplinary intersection, requiring researchers to have broad knowledge background. If researchers have insufficient knowledge reserves, it may be difficult to identify potential research gaps. However, due to limitations in resources such as time and funding, researchers may not be able to conduct. Thirdly, researcher’s preferences. Researchers need to strive to overcome the influence of personal factors such as knowledge background and research interests to objectively evaluate the current situation in the research field.
[bookmark: _Toc168511196]1.5 Attempt to eliminate bias.
Firstly, it is necessary to clarify the inclusion and exclusion criteria for literature, and ensure that these criteria are objective, reproducible, and transparent, focusing on the core issues. This helps to reduce subjectivity in selecting literature. Secondly, give more weight to high-quality research, maintain an objective and cautious attitude to avoid excessive inference or interpretation of data, strive to present research with different perspectives, cite research that contradicts your own views, and demonstrate the comprehensiveness and diversity of the research. Finally, invite peers or mentors to review your literature review after completion, to improve the quality and credibility of the literature review.
[bookmark: _Toc168511197]Limitation
Time lag: The literature review is mainly based on published research results, so it may not reflect the latest research. There will be a lag from data collection to paper publication. This is a long process, because the ability of individuals to concentrate in processing data is limited, the results of evaluating articles might be small in a short time. (Claus & Møller, 2019). Language and cultural biases: Reviewers may be more inclined to cite literature from familiar language and cultural backgrounds, thus ignoring important research in other languages or cultures. Selective citation: The quality and depth of a review largely depend on the reviewer's knowledge background, research interests, and skill level. The reviewer may choose to cite literature based on their own views or preferences. 
There are some limitations when I am writing this section. Due to time constraints, I am unable to screen and process many literatures. When collecting literature, it also reflects my preferences in the research question. The limitation of my abilities and understanding of the research field also affect in selecting literature. Even though I try to maintain my objectivity, but there may still be biases that I am not aware.
[bookmark: _Toc168511198]Conclusion
In this section, I explained what a literature review is, the purpose of writing a literature review, and the benefits to the research. Next, I analysed the steps of writing a literature review and compared five methods of literature analysis. Then, I analysed the methods for studying gap and the potential issues that may arise during the process. Finally, I discussed the possible biases in literature analysis, provided suggestions for eliminating biases, and identified my own limitations in this part.
















[bookmark: _Toc168511199]Part 2
An analysis of mergers and acquisitions (M&As) in the real estate sector in China. Focus on stakeholder engagement.

[bookmark: _Hlk168396481][bookmark: _Toc168511200]Introduction
M&A is a common kind of organizational change in business activities, which will appear at all stages of industry development. The real estate industry in China is currently in an active period of M&A, and the relevant policies and research are constantly updated. This part starts with the types and motives of M&A, then introduces the current situation of China real estate industry and the government's attitude towards M&A, analyses the basic composition of the real estate industry with stakeholder theory, analyses the impact of M&A on stakeholders and puts forward the limitations of the current standards for measuring the success of M&A. It should be helpful to add neglected stakeholder opinions into the process of policy formulation and research.
[bookmark: _Toc168511201]2.1 Definition of M&A
Merger and acquisition(M&A) play a significant role in business (Anderson, 2024). M&A is a compound word of merger and acquisition. Merger refers to the merger of two or more enterprises into one company, which can be carried out in many ways, such as holding, leasing and business transfer (Bahadir, et al., 2008). Acquisition refers to the purchase of shares or assets of another company in cash or other ways, to obtain the ownership and control of the company (Bahadir, et al., 2008). Its essence lies in the transfer of enterprise ownership (Singh, 1971). Shortly, M&A between enterprises can be understood as obtaining the ownership of other legal entities through economic means on the premise of observing the principles of friendliness and voluntariness (Feldman & Hernandez, 2022).
[bookmark: _Toc168511202]2.2 Types of M&A
Based on different target of business, M&A can be classified as various types, as Takeover, Merger, and Acquisitions (Ahern & Weston, 2007). While the basic types of it could be based on industry, Horizontal, Vertical, and Mixed. The dynamics and outcomes between different types of M&A might be various (Søderberg, 2003; Faulkner, et al., 2012).
Horizontal M&As refer to at least two firms in the similar producing chain, essentially a merger among competitors (Häkkinen, et al., 2004). The advantage is to quickly expand production scale, achieve professional division of labour and cooperation, unify technical standards, and sell products and purchase raw materials uniformly. It could affect the whole industry in a short time. In recent years, due to the support of Chinese national policies for expanding the industry, the proportion in China's M&A activities has been neatly fifty percent.
Vertical M&As are M&As that occur in the producing-selling chain. They are  indirect competitive relationship, mostly they are co-workers. Therefore, the basic characteristic of vertical M&As is the vertical integration of enterprises within the overall market scope (Rozen-Bakher, 2018).
Conglomerate M&As occur between companies in various industries, not the same one. In theory, the basic purpose is to diversify risks and try to get more benefit in the whole market. It is common in business operations. After cross the border, it can be providing a powerful, convenient, and low-risk way for enterprises to enter other industries (Cao, et al., 2022).
M&As involve different motivations or dynamics, and have different impacts on the parties involved. However, all M&As have a common goal, maximizing their benefit as much as they can. 
[bookmark: _Toc168511203]2.3 M&A Motives
Although researchers have established various theoretical frameworks to reveal the motives of M&A, it is difficult to separate them from financial factors, strategic development and management performance (Faulkner, et al., 2012). In the financial aspect, M&A can produce synergistic effects, including complementary resources (Capron, 1999), reducing costs and acquiring key technologies, patents or intellectual property rights, which require the integration of both parties to enhance the overall efficiency and competitiveness of enterprises (Haspeslagh & Jemison, 1991). Through continuous merger, the acquired companies can gain more market share, better cope with market competition, improve market access standards, reduce existing competitors and restrict potential competitors from entering the market (Trautwein, 1990). M&As can also make profits by buying undervalued target companies (Barney, 1986). Some companies may not perform well as a whole, but the value after the split may be higher (Kaplan & Strömberg, 2009).
In terms of strategic development, M&As of companies with overcapacity are regarded as one of the main ways in long-term strategic management to reduce the industry average, reduce industry risks, expand products and markets, and improve the company's influence (Bower, 2001). However, the long-term performance that strategic management attaches importance to may not necessarily achieve the expected goals (Zollo & Meier, 2008).
Compared with the previous motives, the shareholders of the acquisition company can get benefits from M&As, which is often regarded as the main factor in management performance (Junni & Teerikangas, 2019). However, M&As will not be selected simply to increase the interests of shareholders. The enterprise will learn from the recent acquisition experience what is beneficial to him and strengthen the optimal acquisition strategy. Once the company continues to make profits, M&A will spread in the same industry by means of communication, which will lead to the growth (or decline) cycle of M&A activities and trigger M&A waves (Ryan, 2012).
[bookmark: _Toc168511204]2.4 Real Estate M&As in China
[bookmark: _Toc168511205]2.4.1 Background
The land management and housing systems has been reformed by Chinese government since 1978, reclaiming land ownership to the state (Qu, et al., 1995). In the 1990s, housing was provided free of charge as employee benefits to employees of state-owned enterprises (Han, 1998). In the late 1990s, the welfare housing policy was abolished, and real estate entered the market as a commodity and was allowed to be traded (Cai, et al., 2020). During the same period, China's real estate market entered a stage of rapid development (Liu & Xiong, 2018). In 2002, funds were allowed to be established when selling or leasing land to deposit funds (Qun, et al., 2015). After 2003, housing prices in first tier cities in China such as Beijing, Shanghai, and Shenzhen have already been in an upward phase (Fang, et al., 2016). After 2008, China's real estate market entered a period of regional imbalance but overall prosperity due to large-scale conferences and competitions, such as the 2008 Beijing Olympics and the 2016 Hangzhou G20 Summit, where housing prices rose much faster than other regions (Gupta & Kaur, 2023) . This also drove the rapid development of the industry and the expansion of the firms. The number of Chinese real estate enterprises increased from 24378 in 1998 to 105434 in 2021 (Ni Pengfei, et al., 2023). After 2019, the market changed, and the prices of China's housing market continued to decline. It is reasonable to consider the impact of COVID-19 on the people. They reduce unnecessary economic expenses (Wang, et al., 2023), such as exchanging properties. In 2023, indicators such as real estate investment and sales continued to decline compared to 2022. The downward trend in the real estate industry continues to suppress consumer willingness to purchase homes and puts the entire industry at high risk. Faced with this situation, the Chinese government is also making continuous efforts to ensure the sustained and stable development of this livelihood industry (PBC & China Banking and Insurance Regulatory Commission, 2022).
[bookmark: _Toc168511206]2.4.2 The structure of the industry
As shown in the figure, the upstream, midstream, and downstream of the real estate industry involve multiple industries and stakeholders. Financial institutions and governments are independent outside the industry, providing policy support and financial guarantees for the development of the real estate industry (Coiacetto, 2009).
[image: ]
[bookmark: _Toc168511217]Figure 4 Stakeholders in China’s Real Estate Industry
The upstream industry mainly focuses on raw material supply, including construction material production and supply of engineering machinery manufacturing (Gallent, et al., 2020). After the merger, the real estate enterprise may have a larger scale and stronger development capabilities, so the demand for upstream raw materials such as steel bars, cement, wood, and other building materials may increase (Han, et al., 2021). The increasing demand is a positive signal for upstream enterprises, which can drive their production and sales growth. It means more stable partnership and more reliable source of orders for upstream suppliers. After the merger, it may have stronger bargaining right when negotiating with upstream enterprises, which may have a certain impact on the profit margin of upstream enterprises.
The midstream industry includes real estate developers and construction companies. M&As help real estate companies integrate high-quality resources, including land, capital, technology, and management experience (Chen, et al., 2022). Through the synergistic effects brought about by M&As, including management synergy, operational synergy, and financial synergy, enterprises can quickly expand their scale, achieve resource sharing and complementarity, and improve resource utilization efficiency (Zhu, et al., 2018). Simultaneously obtaining market share and customer resources from the acquired company, further enhancing market competitiveness
Downstream include consumers, real estate agents, and related service industries (Liu, 2018). After M&As, real estate companies often have larger scales, more resources, and market influence, which can drive the market expansion of downstream industries such as home decoration and property management (Gallent, et al., 2020). 

[bookmark: _Toc168511207]2.4.3 The Role of Government in Real Estate in China 
The Chinese government has always maintained a leading position in important industries (Fung, et al., 2006). The combination of financial and real estate industry should be more careful than others, especially one of them is the pillar industry in China (Li, 2011). During the rapid development of the real estate industry, the government paid more attention to measures, such as controlling the reasonable development range and stabilizing housing prices and did not interfere too much with M&As of real estate enterprises. But after 2020, the decline in residents' willingness to buy houses and the continuous decline in housing prices both indicate that the real estate industry has turned towards a period of decline (Wang, et al., 2023). In order to cope with the unfavourable development prospects of the industry, (PBC & China Banking and Insurance Regulatory Commission, 2021; 2022) jointly propose support for real estate enterprise M&As at relevant meetings starting from 2021, and require commercial banks and other financial institutions to support the financing needs of M&As, striving not to hinder the completion of M&As due to financial issues. (Ministry of Housing and Urban-Rural Development, 2024)emphasis of the coordination mechanism for urban real estate financing requires commercial banks and financial institutions to all types of real estate firms and permit the reasonable financing requirements of them to finish the process. Local council provide certain tax incentives for real estate M&As, strengthen market supervision of real estate M&As, prevent monopolistic behaviours and unfair competition in the market, and maintain a fair competition order in the market.
This indicates that the role of the Chinese government in M&As in the real estate industry depends on the development of the industry, with the core purpose of promoting stable development of the industry and economy, reducing or even avoiding risks (Zhang, et al., 2020).
[bookmark: _Toc168511208]2.4.4 Crisis in Real Estate
The word real estate crisis in 20th Century
Since the 20th century, there have been three large-scale real estate crises around the world, namely, the real estate bubble in Japan in the 1970s and 1980s (Hu & Oxley, 2018), and  Hong Kong in 1997 (Wang, et al., 2000), and the subprime mortgage crisis in the United States in 2008 (Shimizu & Watanabe, 2010). The real estate foam is worth the fact that the excessively high land and real estate prices are seriously divorced from the actual economic level. It usually ends with triggering an economic crisis, at a very heavy cost. The real estate foam in Japan and Hong Kong both originated from the rapid economic development and ended in the economic recession and crisis they faced (Kim & Suh, 1993; Shioji, 2013). The subprime mortgage crisis in the United States was caused by the US government's relaxation of restrictions on lending to financial institutions (Demyanyk & Van Hemert, 2011), allowing those who should not have received loans to effortlessly obtain them and to purchase a variety of unnecessary items, including houses, under the temptation of encouraging consumption. Finally, due to the large number of people unable to repay loans on time, systemic risks emerged in the financial system, leading to a global economic crisis. The rapid economic development, negligent of government, and uncontrol people should be the reason in these crises. 
The potential risk on China’s real estate 
The Chinese real estate industry might be under the risk, with similarities reasons mentioned above (Ang, et al., 2018). For example, a period of high housing prices and people's enthusiasm for investment combine to cause the original housing prices increasing sharply (Wang, et al., 2020). The rise in housing prices confirms that buying a house is a profitable investment, and the cycle of buying a house, rising housing prices, and buying a house. This is likely to trigger a real estate bubble. But after COVID-19, people's income decreased, their willingness to invest decreased (Miyamoto, 2024), and the real estate industry entered a decline range as a result. The real estate industry, as a heavy asset industry, faces funding problems and an increase in M&As within the industry when the construction sales process is not smooth. The previous subprime mortgage crisis in the United States was jointly planted by the financial and real estate industries, which may also be the reason why the government remains highly concerned about M&As of real estate companies. At present, there is no real crisis in M&As between Chinese real estate enterprises.

[bookmark: _Toc168511209][bookmark: _Hlk168232126]2.5 Stakeholder theory
2.5.1Theoretical background
Freeman (1984)  proposed a shareholder theory that differs from the focus on maximizing shareholder interests. He believed that a company is not established and operates independently, but needs to engage in transactions with other organizations, which means it will establish mutually beneficial relationships with other stakeholders that rely on resources. Crane (1998) further clarified the scope of stakeholders, including all groups within and outside the organization that can influence or be influenced by the organization. Gibson (2017)divides stakeholders into stakeholders (providing or receiving benefits), risk-taking (bearing or providing risks), and value chain stakeholders. The relationship between these stakeholders and the enterprise can be positive or negative, but the substantive purpose of these relationships is still for their respective interests.
2.5.2 Stakeholders in Real Estate Industry
[image: A diagram of a construction site
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[bookmark: _Toc168511218]Figure 5 Value Chain of Real Estate
From Figure 5, there are five types of stakeholders related to real estate, namely owners, finance, sales, construction and tenant use. They all benefit from the real estate industry. Owners can directly profit from company operations, the financial industry benefits from real estate companies through investment and loans, real estate companies profit from themselves, the construction industry profits by undertaking new houses and other projects, and tenants’ profit from renting and living. Among these stakeholders, their status is unequal (Komolafe, et al., 2020).
[image: A diagram of a construction worker
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[bookmark: _Toc168511219]Figure 6 Stakeholders and Their Responsibilities
In Figure 6, we can see that the key stakeholders among stakeholders are owners, consultants, construction workers, and contractors. Compared to tenants, they have a closer interest relationship with real estate companies. But even if they are all key stakeholders, their status is still not equal. The owner has the highest status and can provide sources of benefits to other three parties, as well as bear a higher proportion of risks in the real estate industry (Poon, et al., 2011).
Compared to the other three categories, workers are the most vulnerable key stakeholders. Their work comes from a joint venture between real estate and construction companies, and the jobs they receive vary depending on whether they have professional skills (Billett, 2006). Skilled workers have better risk tolerance than ordinary employees. Consultants and contractors are in the middle position, as they have their own professional skills and may actively profit while relying on the real estate industry to maximize their income. When real estate risks occur, all stakeholders will be affected to varying degrees. Although risks may vary depending on the industry location, the lower the income, the poorer the risk resistance of the group with fewer choices, such as construction workers (Blank, 2008).
M&A is a kind of organizational change, will have a certain impact on the real estate value chain. Stakeholders should have been affected (mostly negative). Marginal stakeholders are groups that receive little attention, are not valued, and are silenced within an organization (Chowdhury, et al., 2024). In real M&As, the midstream represented by real estate enterprises has received more attention and research (Zhu, et al., 2018). People are concerned about real estate prices, the performance of real estate companies, or changes in real estate policies, but in this industry, the upstream and downstream parts at both ends are often overlooked and marginalized, especially the employees (including real estate companies) and consumers within these industries. Their opinions have no impact on the process of M&As, and they can only passively bear the impact of M&As. After M&As, the number of companies will decrease, and there is a high probability that internal employees will face risks such as unemployment and job transfers (Hall & Kudlyak, 2022); The material suppliers and distributors of the acquired company may be replaced, and externally, the acquired company may enhance its competitiveness, expand the market, and obtain higher market position and revenue; It is also possible that after completing the merger, the expected goals were not achieved, resulting in a significant loss of the merger amount.
The previous stakeholders are all in the real estate industry, and there should be some external stakeholders affected by M&As. When analysing the impact of stakeholders, we need to consider them, such as creditors, government, financial institution. Figure7 is the stakeholders who will be acquired by real estate enterprises both inside and outside the industry.
Real Estate M&As

[bookmark: _Toc168511220]Figure 7 Stakeholders around the Real Estate M&As
Shareholders: Merger and acquisition news usually has an impact on the stock market, as market uncertainty may lead to abnormal fluctuations in stock prices. It may also lead to a change in the company's control, thereby affecting the interests of shareholders (Li, et al., 2021).
Real estate company employees and construction workers: M&As may lead to company restructuring or business adjustments, which may result in changes to labour contracts, including workplace, job content, salary benefits, etc., affecting employee job stability, and even some employees facing unemployment risks. The corporate culture after M&As may be different from the original, and employees need time to adapt to the new work environment and team culture, which may bring some anxiety and pressure (Kuvandikov, et al., 2020).
Suppliers and partners: After the merger and acquisition, existing contract terms may be re-evaluated and other suppliers or replacement of more favourable cooperation conditions for the acquiring company may be sought (Chae, et al., 2022).
Consumers: The impact is mainly concentrated in downstream real estate service businesses. For example, after a merger, the new company may adjust its products and services, leading to a change in brand image, thereby affecting consumer and customer brand loyalty (Umashankar, et al., 2022; Karaduman & Kaya, 2016). A very small number of consumers will give up choosing to purchase or lease properties due to the merger of real estate companies. Therefore, consumers have a very low weighting in real estate M&As and are marginalized stakeholders.
Creditors: According to the provisions of the Company Law, creditors should be notified when the company is merged, and they are allowed to ask the company to pay off debts or provide corresponding guarantees. Therefore, after the merger, creditors may need to renegotiate the debt settlement plan with the company or accept new guarantee measures. M&As may cause creditors to re-evaluate the credit risk of the new entity (Gassebner, et al., 2020).
[bookmark: _Hlk168396415][bookmark: _Toc168511210]2.6 Theoretical recommendations on policies
[bookmark: _Hlk168396378]In the research of M&A, researchers discuss in depth the development direction of finance, management and enterprise strategy. The government's policy support is basically carried out from the macro perspective of promoting economic development and reducing industry risks. Some stakeholders will benefit from it. However, individual stakeholders should be considered by researchers and the government in research and policy making. Researchers should pay due attention to the neglected parts of stakeholders and look for the possible impact (especially negative impact) of real estate M&As on them, or their ability to influence the results of M&As. When formulating policies, the government should mention protecting the basic interests of ordinary stakeholders, especially marginal stakeholders. The development of industry and economy is closely related to them.
[bookmark: _Toc168511211]Limitation
Stakeholders have different responsibilities in M&A. Shareholders, owners, banks and governments bear more responsibilities and risks, so there is a reason to pay more attention to them in the study. Marginal stakeholders bear less risk, and it is reasonable to be marginalized in the research. But now, most of the results of M&A are measured by the financial performance of the company after M&A. By comparing the financial data and financial indicators before and after M&A, the success of M&A can be judged. This conceals many personal marginal stakeholders, whose wishes are difficult to quantify and then analyse. However, qualitative research requires higher sample selection and is more difficult to implement, and personal wishes will change because of the changes in their situation, so it is difficult to obtain credible evidence representing the whole group.
[bookmark: _Hlk168396361][bookmark: _Toc168511212]Conclusion
In this part, I analyse the types and purposes of M&A in China real estate industry and the support policies of China government for horizontal M&A of real estate enterprises. Based on the stakeholder theory, this paper analyses the benefits and possible risks that stakeholders in different stages of the industry can obtain in M&A and points out that the existing research mainly focuses on key stakeholders and the current situation that can be measured by financial indicators. This paper puts forward the possible benefits of expanding stakeholders, and also shows the limitations of studying marginal stakeholders, such as the decline of credibility. I hope this part of the research can make some progress for all stakeholders as a measure of real estate M&As.
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